


























































































































DOWNTOWN PALM BEACH GARDENS
Full Vision Application

Downtown Site Plan/Regional Center PCD Master Plan Amendments

Justification Statement
July 7, 2021



Downtown Palm Beach Gardens
Downtown Site Plan/Regional Center PCD Master Plan Amendments
July 7, 2021

Table of Contents

L INEFOTUCTION 1t e e
PrOJECT CONTACTES: ....eeiiiiieee ittt e e e e e e e e e e annneees

1. Project OVEIVIEW .. ..o
0T o= 11 o T

PrOJECT HISTONY ...ttt e e e e e e e e e
Land USE anNd ZONING ........uuvueeeueeiiiieireriierieereerreiererrrr—..——————————————————.

I, Project DeSCIIPLION ..o
Building MUT (Mixed Use Podium and Hotel)..........ccccevvveviiiiiiiiiieiiieeeeeeeeeeeeee,

Building R (Multi-Family Residential) ..o
EaSt/WeESt CONNECLION .......cciiiiiiiiiiiiee ettt
THE LAKETTONT ...t e e e e
Landscape and HardSCape ..........oooovvviiiiiiiiiiee e
(I To] 1T Vo =T o I i I I
PAKING e
1Y L] o1 YU RR PP
Vehicular CIrCUIALION ...........uiiiiiiiii i
SIGNAGE ettt —————————
SUSTAINADITILY ..o
Level of Service ANAlYSIS ......cooovviiiiiiiiiiee et
Artin PUDBIC PIACES ...

IV. Consistency with the Comprehensive Plan ...
V. Consistency with the Mobility Plan ...
VI. Compliance with the Land Development Regulations..........ccccccceeeiiieiinennns
VIl. Regional Center PCD Master Plan Amendment .................ccccoe,
RV 411 o ] Yo 11 F=] Lo 1 o 1S

..................... 4



Downtown Palm Beach Gardens
Downtown Site Plan/Regional Center PCD Master Plan Amendments
July 7, 2021

l. Introduction

Excel Gardens, LLC (“Applicant”) owns the property in the City of Palm Beach Gardens (the
“Subject Property”) known as Downtown Palm Beach Gardens (“Downtown”), a mixed-use
development with retail shops, offices, restaurants, a wellness facility, and a movie theater. The
Applicant seeks to transform the Subject Property into a sophisticated, thriving, urban core that
reflects the City’s character. The redevelopment will draw residents, professionals, and visitors to
the site to take advantage of the new, integrated mix of uses and create a true “live, work, and
play” Downtown community.

The recently approved Life Time Facility was the first phase of the redevelopment, which brought
a nationally-renowned personal wellness brand to the center. Life Time set the tone for the vision
of high-end, quality design, an integrated mix of uses, and a unique pedestrian experience for
Downtown.

Subsequent to the Life Time approval, the second phase of upgrades known as the “In-Place
Application” were approved, which enhanced the existing retail facades and created the Strand
(the north/south interactive pedestrian corridor). Those upgrades complement the high-quality
design and architectural elements embodied within the proposed redevelopment and will remain
as part of the overall vision for the future of the Subject Property.

The “Full Vision” application is the third and final phase of the redevelopment. It seeks to add
hotel and multi-family residential uses to the Subject Property, re-orient retail space towards the
newly activated lake front, increase pedestrian connectivity and vehicular access through a variety
of design tools, and create an urban core community through purposeful, unique place-making,
landscaping, and hardscaping. The Full Vision Application consists of four integrated components
(collectively, the “Project”):

1. Future Land Use Map Amendment: application to change the Subject Property’s future land
use designation from Professional Office (PO) to Mixed Use Development (MXD);

2. Rezoning: application to rezone the Subject Property from the General Commercial (CG-1)
and Professional Office (PO) underlying zoning districts to an underlying Mixed Use
Development (MXD) zoning district;

3. Downtown Site Plan Amendment: application to amend the existing Downtown Site Plan to
add 174-key hotel room use, 280-unit multi-family residential use, an additional 432 parking
space, 8-floor addition to the East Parking Garage, mobility improvements, and
complementary pedestrian and vehicular amenities; and

4. Regional Center PCD Master Plan Amendment: application to add hotel and multi-family
residential entitlements to the operative master plan.

This Justification statement relates to the Downtown Site Plan Amendment and Regional Center
PCD Master Plan Amendment (collectively, the “Application”).
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Project Contacts:

Excel Gardens, LLC - Shopcore
Kevin Mysliwiec

233 South Wacker Drive, Suite 3400
Chicago, IL, 60606

Phone: (312) 798-5158

E-mail: kmysliwiec@shopcore.com

Cotleur & Hearing, Inc.

Donaldson Hearing, Principal

Nicole Plunkett, Partner

1934 Commerce Lane, Suite 1

Jupiter, FL 33458

Phone: (561) 747-6336

Fax: (561) 747-1377

E-mail: dhearing@cotleur-hearing.com
E-mail: nplunkett@cotleur-hearing.com

EDSA

Kona Gray

Joseph Snouffer

1512 E. Broward Blvd., Suite 110
Fort Lauderdale, FL 33301
Phone: (954) 524-3330

E-mail: kgray@edsaplan.com
E-mail: jsnouffer@edsaplan.com

Simmons & White

Greg Bolen

2581 Metrocentre Boulevard, Ste. 3
West Palm Beach, FL 33407

Phone: (561) 478-7848

E-mail: greg@simmonsandwhite.com

Mathison Whittles, LLP

Stephen Mathison, Esq.

PGA Concourse Building

5606 PGA Blvd., Suite 211

Palm Beach Gardens, FL 33418

Phone: (561) 624-2001

E-mail: smathison@mathisonwhittles.com

CREATE

Frankie Campione

Mark Proicou

45 West 34" Street

New York, NY 10001

Phone: (212) 297-0880

E-mail: FCampione@createapd.com
E-mail: mproicou@createapd.com

Gunster, Yoakley & Stewart, P.A.
Brian M. Seymour, Esq.

S. Kaitlin Guerin, Esq.

777 South Flagler Drive, Suite 500 East
West Palm Beach, FL 33401

Phone: (561) 650-0621

Fax: (561) 655-5677

E-mail: bseymour@gunster.com
E-mail: kguerin@gunster.com

505 Design

Eric Vincent

461 Bush Street, Suite 300

San Francisco, CA 94108

Phone: (415) 421-9900

E-mail: evincent@505design.com

Kimley-Horn & Associates

Chris Heggen

1920 Wekiva Way Ste. 200

West Palm Beach, FL 33411

Phone: (561) 845-0665

E-mail: chris.heggen@kimley-horn.com
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Fees

Application Request Fee

Comp Plan Land Use Map Amendment $2,500
PCD Amendment $2,000
Rezoning Fee $2,500

Site  Plan Review in conjunction with | $250
Rezoning for same project

Concurrency Certificate $550
GIS Review Open Space $300
Advertising Escrow $1,000
Legal Escrow $1,000
Engineering Escrow $1,000
Traffic Escrow $1,000
TOTAL $12,100
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II. Project Overview

Location

Downtown encompasses approximately 49.04 acres and is located at the southeast corner of
Alternate A-1-A and Gardens Parkway. It is bound by Kyoto Gardens Drive along its southern
boundary and Gardens Parkway along its northern boundary. Lake Victoria Gardens Avenue
bisects the property and connects Kyoto Gardens Drive to Gardens Parkway. To the north of the
Subject Property is Mira Flores apartments, to the south is the DiVosta Towers and the Financial
Center at the Gardens, to the west is Alternate A-1-A and the FEC railroad, and to the east is the
Landmark condominiums and Garden Pointe.

Project History

On February 16, 1984, the City Council approved Resolution 9, 1984 allowing the Regional Center
Development of Regional Impact (DRI). Concurrently, Ordinance 5, 1984 was adopted,
establishing a zoning designation of Planned Community Development (PCD) for the entire
Regional Center DRI, with the exception of the Gardens Mall property.

In 2003, the City Council approved Resolution 91, 2003, establishing the PCD site plan for the
Subject Property. At the time, the site was located within the Regional Center DRI. The 2003
approval allowed for the development of up to 26,000 square feet of neighborhood commercial
use, 220,745 square feet of retail/restaurant use, 67,690 square feet of cinema (up to 3,220
seats), and 20,000 square feet of professional office use. The site plan has since been modified
several times, the most notable of which are addressed herein.

In 2003, Resolution 212, 2003 reduced the number of cinema seats from 3,220 to 3,130 and
increased retail square footage by 1,473 square feet.

In 2009, the City Council adopted Resolution 58, 2009, which modified the allocation of uses for
the Subject Property to include 271,050 square feet of mixed-use shopping center use, including
up to 70,000 square feet of restaurant use, and 68,087 square feet of cinema (3,032 seats). A
second parking garage for the Subject Property was approved and depicted on the master plan
just north of the cinema. The approved parking garage consisted of 547 spaces on five levels.
The approval gives the owner of the site the ability to build the garage to increase the square
footage of the site. That garage has not been constructed.

Resolution 81, 2012 further amended the site plan and in 2013, as a result of House Bill 7207,
the City Council approved a series of development orders, which rescinded the Regional Center
DRI. Resolution 22, 2013 rescinded the development order for the Regional Center DRI and
transferred applicable conditions of approval to the new PCD development order for the Regional
Center. Ordinance 6, 2013 reaffirmed and amended the Regional Center PCD development
order.

Resolution 23, 2013 approved the PCD Master Plan and most recently Resolution 27, 2019 added
116,862 square feet of Health, Physical Fitness, Weight Reduction and Spa use for the Life Time
facility located in the northern section of the Subject Property, in addition to approving a 426-
space garage in lieu of the previously approved 547-space garage.
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Resolution 43, 2020 amended the site plan to realign the drive aisle from Alternate A1A, relocate
the carousel to the lakeside, make modifications to the hardscape and landscape, make
architectural modifications to the elevations for Building A, D/E, G/H, 113, K/F, and L, update the
building square footages and use allocations, and approve a master sign program with waivers
and conditions of approval.

Land Use and Zoning

The current zoning designation of the Subject Property is PCD Overlay, with underlying zoning
designations of General Commercial (CG-1) and Professional Office (PO). The Subject Property’s
existing land use is Commercial, and its future land use is Professional Office (PO). Resolution
91, 2003, Resolution 58, 2009, Resolution 81, 2012, Resolution 27, 2019, and Resolution 43,
2020 approved and amended, respectively, the current site plan and set forth the following uses
for the Subject Property:

e Retail/Restaurant (226,448 sq. ft., which includes up to 71,764 square feet of
restaurant)

e Health, Physical Wellness, Weight Reduction and Spa (116,862 sq. ft.)
e Neighborhood Commercial (26,000 sq. ft.)
e Movie Theater (68,087 sq. ft. or 2,474 cinema seats)
e R&D/Office (17,581 sq. ft.)
¢ Medical Office (3,900 sq. ft.)
SURROUNDING PROPERTIES
DIRECTION PROJECT FUTURE LAND ZONING
USE
NORTH Mira Flores RH PCD
DiVosta Towers
SOUTH Financial Center at the Gardens PO PCD
EAST Landmark PO PCD
Plat 4 Residential RL RL
WEST FPL (Parcel 5A) I PCD/I
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lIl. Project Description

The Downtown Site Plan Amendment adds the new mixed-use Building MUT and multi-family
residential Building R and redesigns the Subject Property to establish the East/West Connection
and the activated Lakefront. The concurrently proposed Regional Center PCD Master Plan
Amendment increases the entitled square footage for the Subject Property that corresponds with
the Downtown Site Plan Amendment. Specifically, the Regional Center PCD Master Plan
Amendment adds the following square footage to the Property:

e Hotel (108,891 sq. ft.)
¢ Residential Multi-Family (280 dwelling units)

The Application consists of four main components: (1) the new mixed-use Building MUT, which
includes the retail Podium and hotel; (2) the new multi-family residential Building R, to be known
as Alta at the Gardens; (3) the East/West Connection; and (4) the Lakefront. The proposed
architectural, landscape, and hardscape designs create cohesiveness throughout these elements
and integrate the new uses with the existing site to create the Downtown urban core community.

The Downtown Site Plan and Regional Center PCD Master Plan Amendments are consistent with
the City’s Comprehensive Plan and comply with the Land Development Regulations, as described
below.

Building MUT (Mixed Use Podium and Hotel)

The Project seeks to redevelop the northeast quadrant of the retail center (identified as Building
B/C on the currently approved site plan) across from the Cobb Theatre to create a 9-story, 124-
foot high mixed-use tower that is made up of a retail Podium and hotel. The ground floor of the
tower consists of 25,000 square feet of retail and restaurant use, and the second floor consists of
28,000 square feet of office space. The retail, restaurant, and office uses face the interior
courtyard. This creates frontage along the East/West Connection (the Podium’s south fagade)
and along the new north/south Strand (the Podium’s west facade). This orientation along the site’s
new pedestrian-friendly elements, in conjunction with its contemporary architecture and materials
(including expansive glass and a mix of wood plank elements), creates an engaging and exciting
atmosphere at the pedestrian-scale. The second floor is connected to the East Parking Garage
by a covered bridge, providing convenient access for people who work in this office space and
visitors to the site, as well as a refuge area from the weather.

Building MUT’s third floor contains the hotel’s lobby, including a restaurant, bar, fithess center,
meeting rooms, and outdoor terrace available to guests, which creates a social space to transition
from the Podium’s retail, restaurant, and office uses to the hotel component of the mixed-use
tower. The lobby’s terrace faces south to look out over the interior of the site, which activates the
hotel's exterior and integrates the new hotel use with the existing development. Guests can use
the outdoor patio to eat, drink, and socialize, as well as observe the hustle and bustle of the
ground-floor activity. A portion of this terrace serves as a green roof to provide sustainability and
mitigation factors. Floors 4 through 9 contain the proposed 174 hotel rooms that exemplify the
signature experience and luxury of the proposed hotel. An “Aloft” sign made of sleek, aluminum
channel lettering is located on the north and south elevations between the rooftop and cantilever
to provide depth and articulation to the facade. Charcoal-colored metal slats create a backdrop
for the sign and integrate the hotel and retail Podium to tie the mixed-use tower design together.

-8-
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The hotel entry is oriented toward Lake Victoria Gardens Avenue (away from the existing
development) with a porte cochere and valet drop-off at its northeast corner. This design
integrates the hotel with the exterior of the site, and it creates an inviting sense of arrival for visitors
and hotel guests. Guests can either drop their cars off at the valet or park at the East Parking
Garage across the street and use the covered bridge to access the Podium and hotel. This porte
cochere provides a refuge area for visitors as they arrive to the hotel, as well as safe and efficient
traffic circulation because of the adequate space for stacking and queuing away from the
roadway. A bypass lane provides convenient access to the East Parking Garage, which
accommaodates the valet parking. Locating the valet and entryway to the hotel along Lake Victoria
Gardens Avenue maintains vehicular traffic on the exterior of the site and preserves the interior
of the site for pedestrian connectivity.

Building R (Multi-Family Residential)

The proposed multi-family residential use for the Subject Property is an essential component of
the Project that transforms the site from its existing retail shopping center to a Downtown urban
core community; simply, it is the “live” component of the “live, work, play” vision. The Application
proposes an 8-story, 280-unit multi-family residential building, to be known as Alta at the Gardens,
on the northeast corner of the Subject Property at the existing Cheesecake Factory location and
outparcel site. The entryway is located on Lake Victoria Gardens Avenue, across from the new
hotel, which activates the pedestrian level and integrates the new use with the hotel and existing
site. A new eight (8) floor residential garage provides 432 parking spaces for residential use only.
The new residential garage will be an extension on the southeast corner of the existing East
Parking Garage. The eight (8) residential stories contain a mix of floor plans, including 1
bedroom/1 bath, 2 bedroom/2 bath, and 3 bedroom/2 bath layouts, all with balconies to create an
engaging atmosphere along the interior of the site and the exterior lakefront. Black aluminum
frame impact resistant windows, frame, horizontal sliding doors, and picket railings complement
the building’s scored stucco facade. Composite wood brise-soleil provides articulation and unique
design, while a concrete eyebrow brings vertical integration to the architecture. The color palette
and sleek material creates the sophisticated urban core design that complements the Project. The
building has a unique shape along the lakefront that allows portions of the building to be setback
from the lake, which decreases the massing of the building and provides visual articulation and
interest along the pedestrian path. Pockets of green spaces fill the setback areas and tall, lush
landscaping is located along the building next to the lakefront to create open spaces for residents
and pedestrians. The portions of the building that are located along the edge of the lakefront
contain expansive glass facades with wood and metal architectural components at the upper
levels so that residents can enjoy the beautiful water view and pedestrians, visitors, and
neighboring residences enjoy an architecturally-pleasing, sleek design that integrates the
community. The residential building provides a variety of amenities, including a golf lounge, club
room, fithess center, co-work lounge, café, pet spa, and outdoor garden.

East/West Connection

The proposed East/West Connection is a pedestrian-friendly street that will run east to west
through the center of the Subject Property, ultimately transitioning into the event lawn and grove.
It operates cohesively with the Strand—the interactive pedestrian walkway and interior courtyard
that connects the site north to south. This connection encourages cohesiveness and connectivity
throughout the site by creating new frontage for the ground-floor restaurant and retail uses. It will
be a central meeting place for residents and visitors with easy accessibility to the surrounding

-9-
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restaurants, retail, health and wellness, and hotel uses. In the middle of the site, where the
East/West Connection intersects the north/south Strand, the street slopes upwards so that it is
flush with the existing grade of the retail center. This area includes different paving denotation
and is the main pedestrian-crossing. It is also a flexible space that allows for street closure to
vehicular traffic for special events.

Within the East/West Connection there will be an array of impactful landscape and hardscape
elements to promote a sense of place within the community and integrate the new uses. For
example, decorative pavers and planters will be placed throughout the street, as well as large
Medjool Palms that match the existing palms at the Cobb Theatre and Life Time Facility.

The Lakefront

Activating the Lakefront is a key element of this Application and an integral component of the new
Downtown vision. It is currently under-utilized and separated from the existing site, but the Project
embraces the waterfront as a valuable and inviting aspect of the City’s culture and community.
Building R is located along the Lakefront at the northeast corner of the Subject Property to provide
water views for residents. It also incorporates a meandering walking path with open space and
tropical landscaping for Downtown and City residents, hotel guests, and visitors to the site to walk
along and enjoy the Lakefront.

The East/West Connection draws visitors through the Subject Property’s interior courtyards and
out into the open space of the Event Lawn at the southern portion of the lake, which is framed by
large Sylvester Palms with festoon lights along the walkways. The event space will have
moveable, yet sturdy, furniture for visitors to gather, eat, relax, and socialize. For example, the
space adjacent to the road will be constructed to accommodate food trucks on site. Fixed tables
with charging stations and chairs will also be placed in the Event Lawn to encourage people to
stay and enjoy the site and its diverse activities.

The Project adds a dog park along the Lakefront with new shade areas. The entry point is along
the existing Lakefront pathway (away from the roadway) to provide an additional layer of security
for both pets and pet-parents. Landscaping will also screen this area from the road and enhance
Lake Victoria Gardens Drive. Existing coconut palms on site will be relocated to the area south of
the Event Lawn—the new Grove—to create a natural shelter and refuge area with hammocks and
lounge seating. This area provides a casual space for residents, guests, and visitors to relax and
unwind. A second dog park is located adjacent to the Residential Building and is also open to the
public.

Landscape and Hardscape

The proposed landscape and hardscape designs are open and airy to reflect the site’s redesign
that opens and integrates the Subject Property. The designs are fun, playful, and inviting, as well
as impactful and unique to the City. Finishes focus on warm details, including natural pavers and
stone, as well as wood and mosaic inlays. The landscape palette is consistent with the rest of
Downtown; large date palms serve as signature points of reference, and thinner palms, such as
MacArthur and Christmas palms, provide a unique taste of tropical design while framing and
maintaining the views into retail and restaurant spaces. Ground level plantings, including
philodendron, alocasia, and cordyline, contribute to the tropical feel and enhance the pedestrian-
scale. Along with the foundational plantings, furniture that have a base of neutral tones with pops
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of color give Downtown a sense of place, establish a true community within the City, and
strengthen the brand of Downtown Palm Beach Gardens.

Lighting and CPTED

Lighting will be supplied in conformance with the Code. The Applicant has prepared photometric
lighting plans for all vehicular use and pedestrian spaces impacted by this Project. Lighting
fixtures will stylistically match the existing features and will be improved by using LED as opposed
to the previous HID Metal Halide. The color of the light will be in accordance with the prior
recommendations of the City of Palm Beach Garden’s Police Department during the Life Time
site plan amendment approval process.

Parking

The Project satisfies the Code’s parking requirements for both its residential and non-residential
components. The residential component requires 432 parking spaces for the proposed Building
R (1 space for each of the 411 bedrooms and 5% or 21 spaces for guests). The new residential
levels of the East Parking Garage provide 432 parking spaces designated to Building R.
Therefore, the residential parking requirement is accommodated by the new residential
component of the East Parking Garage. The non-residential component requires 2,041 parking
spaces during weekday peak hour and 1,980 parking spaces during weekend peak hour. The
Application provides 2,436 parking spaces for the non-residential uses, resulting in a surplus of
395 parking spaces during the weekday peak hour and a surplus of 456 parking spaces during
the weekend peak hour. Kimley Horn prepared a detailed parking evaluation that has been
submitted with this Application.

Mobility

The Project’s site design and amenities highlight the importance of mobility options and planning
that support the City’s vision for multi-modal communities and will further reduce the parking
needs and traffic impacts on site. The Subject Property is within the Multi-Modal Mobility District
and less than a mile from the new Tri-Rail station location. The Tri-Rail station will help provide
the mobility shift from personal vehicles to public transportation, and it will increase access to the
site for workers and visitors from outside the City. The Project can also accommodate an
additional future trolley station location, which will contribute to the City’s Transit Circulator and
provide access from the Tri-Rail Station to the variety of uses on site. Additionally, the Project
utilizes advanced mobility technology by providing designated ride-share pick-up/drop-off
locations that are registered with ride share services, thereby reducing the number of vehicles
parking on site. The hotel's proposed valet services will maximize parking efficiency for those
visitors that use personal vehicles. The Project also provides micro-mobility opportunities to
address visitors’ “last mile.” Those who arrive to Downtown via Tri-Ralil, trolley service, or ride
share and personal vehicles have access to shared bicycles and electric scooters to conveniently
access their final destination or simply explore the site. The Project provides pedestrian pathways
that connect to the City's overall pedestrian network along A1lA, Gardens Parkway, and Kyoto
Gardens Drive to provide a variety of access to pedestrians. Enhanced pedestrian amenities are
proposed throughout the site, including bollards, pavers, planters, and bike racks. The increased
multi-modal transportation and mobility technology reduce the need for on-site parking and
support a multi-modal community.
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Vehicular Circulation

Circulation at Downtown will generally remain consistent with the existing pattern of development,
with the exception of the new East/West Connection and an entry access to the East Parking
Garage from Gardens Parkway. The East/West Connection bisects the Subject Property to
connect the east and west sides of the site with a pedestrian-friendly, low-speed, traffic-calming
street. llluminated crosswalks, bollards, pavers, planters, and landscaping enhance pedestrian
safety while opening up the interior of the site.

A valet drop-off loop located in front of the new hotel will bring traffic away from Lake Victoria
Gardens Avenue while guests check in and out of the hotel. The East Parking Garage is being
revised by providing an expansion of eight (8) new floors to the south consisting of 432 parking
spaces to serve the residents, which includes vehicle charging options. The existing 4 floor garage
will serve the non-residential uses on site. The internal access to the East Parking Garage from
Lake Victoria Gardens Avenue will be improved by creating a 2 lane in-2 lane out access with
wider lanes.

The existing East Parking Garage currently has an exit to Gardens Parkway, which will be
reconfigured to add a right-in only entry lane for vehicles to access the commercial portion of the
garage from Gardens Parkway. This will help disperse traffic on site because visitors can directly
enter the parking garage from the main roadway rather than driving through the interior. All other
major points of ingress and egress will remain the same.

City staff has previously raised concerns regarding potential impacts at the intersection of
Gardens Parkway and Lake Victoria Gardens Avenue. While measures have been implemented
to improve circulation in this area and the Applicant does not believe there will be adverse impacts,
the Applicant understands these concerns and is agreeable to monitor this intersection and install
a traffic signal if warranted and approved by Palm Beach County.

Sighage

The Application includes a Master Sign Plan to upgrade and enhance the signage throughout the
Subject Property to reflect the Project’s redesign and create cohesiveness among the mix of uses.
The Master Sign Plan includes the signage approved in the Project’s second phase, or “In-Place”
Approval, in addition to this Application’s proposed signage.

The existing Primary Monument sign located at the corner of Kyoto Gardens Drive and A-1-A will
be redesigned to reflect the property’s new hame—Downtown Palm Beach Gardens—uwith white
dimensional letters set against textured dimensional metal panels. At night, the letters are
internally illuminated, with the metal panels washed with light from bottom to top. The copy area
sits on top of a fabricated metal base (which wraps the existing concrete base), that has tropical,
decorative panels with a painted metallic finish. Tropical landscaping complements the new
signage and creates an inviting entryway to the site. Eight (8) matching, smaller, Secondary
Monument signs replace the existing monument signs at the remaining entryways to the Subject
Property. The north entrance has a freestanding Project ID sign that simply read “Downtown” in
front of a water feature. The dimensional returns of the 18-inch thick white letters are painted with
a contrasting color to provide a pop of color and enhance legibility. The water feature sets the
tone for the new redesign, which complements the new interactive water features throughout the
Strand and the newly activated Lakefront.
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Building MUT is a focal point of the Project and embodies the integration and architectural
significance envisioned for mixed-use developments. Its sighage includes a monument sign at
the north elevation in front of the drop-off loop, two principal wall signs at the top of the north and
south elevations for the hotel, and tenant wall signs at the first and second floor levels for retall,
restaurant, and office uses. The Design Guidelines and incorporated Master Sign Plan allow
tenant canopy signs to be used in lieu of a tenant wall sign, which creates unique design and
articulation for Building MUT. The number, copy area, and dimensions of these signs integrate
the design and create architectural variety and articulation. The ground floor monument sign
creates a sense of arrival to the hotel, while the tenant restaurant, office, and retail wall and
canopy signs enhance the pedestrian-level experience and encourage guests to visit the site’s
variety of uses. The proposed height and copy area of the signs allow the signs to be to-scale
with the height of the tower and provide visual interest. The contemporary design and materials
reflect the tower’s high-end retail, restaurant, office, and hotel brands.

Building R proposes two principal wall signs that are needed to create an architecturally-unique
and innovative building design to engage visitors and residents. The signs are located on the
interior of the site, rather than facing the residential uses adjacent to the site or the public roadway.
This design complements Building R’s orientation with respect to the rest of the site and integrates
the new residential use with the existing nonresidential uses. The west elevation sign embodies
the architectural significance by using composite wood brise-soleil as a unique backdrop to the
prominent, sleek lettering. The sign reflects the massing and scaling of Building R to complement
the building fagade.

Directional Signage moves people through the site, brings attention to the new uses and place-
making areas on site, and incorporates the tropical design and color consistent with the
hardscape, landscape, and architectural features. The proposed heights of the Directional
Signage creates the most efficient and effective sign for each use, and the proposed copy areas
and dimensions create signage that fits the scale and design of the mixed-use community. The
copy areas and dimensions of the Directional Signs allow the signage to better fit the scale of the
mixed-use community and to incorporate innovative, aesthetically-pleasing design.

Project Directory signs orient visitors to the site and its mix of uses. These signs are permitted to
have a digital face, which creates a clean, professional style directory that can be easily updated
as tenants change on site. This digital-faced signage does not change throughout the day.

Vehicular and Parking Directional signs encourage safe and efficient vehicular circulation on site.
The proposed copy area size and design, including reflective text at night, provides maximum
legibility. The proposed ride share ID signs are consistent with this design.

Pedestrian Directional signs provide convenient communication and connectivity to move people
among the uses. This signhage integrates the interior courtyard areas with the site’s exterior and
open space elements, including the Lakefront. The signs are pedestrian-scale and incorporate
the same design as the vehicular signs to provide cohesiveness throughout the site while
activating the pedestrian amenities.

Sustainability

Sustainability begins with the overall concept of the integration of uses, pedestrian connectivity,
and inclusion of mobility opportunities to limit vehicular travel. This provides for a reduction in
greenhouse gas emissions. The Project further incorporates a variety of sustainability measures
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throughout its design. The site incorporates low-energy LED lights throughout, including
retrofitting the existing areas and parking garage for new LED lighting. Electric vehicle charging
opportunities are provided for residents of the Multi-Family building, including two electric vehicle
charging stations (serving 4 spaces) located on the first floor of the parking garage, as well as
four additional electric vehicle charging station ready spaces on floors 2 through 7 to allow for
additional electric vehicle charging based on future resident needs. In addition, the Project will
remove an existing diesel generator, which will be replaced with a cleaner back up system to
reduce emissions.

The site is also appropriately landscaped. Proposed landscaping was strategically selected so
that it will mature and flourish within the community, while the existing landscaping was carefully
reviewed in order to preserve or relocate existing trees and large palms. These include drought
tolerant and native plant materials. The gathering places and shade trees help to limit heat island
effect and allow for people to spend more time on site, limiting their need to travel to and from.
Additionally, the MUT Building incorporates a green roof to mitigate any urban heat island effect.

Each of the new uses have also been designed with sustainability in mind. The residential building
will feature low flow plumbing fixtures, energy efficient appliances and fans, SEER 16 or better air
conditioning units, non-HCFC refrigerants, and LED lighting throughout the building. The hotel
will likewise employ low flow plumbing fixtures and LED lighting. In addition, the hotel unit will
include low emissivity (Low-E) glass, which limits infrared and ultraviolet light entering the
building, thereby reducing the use of air conditioning and electric supply. Further, the roof areas
that will be accessible to guests incorporate landscaping throughout, providing for a green roof
for those areas wherever feasible.

Level of Service Analysis

The following is an analysis of the maximum impact potential on facilities and services based on
the proposed Project.

Water and Wastewater: Seacoast Utility Authority (SUA) provided statements dated February
17, 2021 confirming the current status of water and wastewater capacity and commitments,
detailed below, for the Project's proposed multi-family residential and non-residential
components, respectively.

Capacity Committed and In Use | Proposed Residential Balance
Water 21.09 17.40 0.071 3.62
Sewer 12.00 8.38 0.071 3.55

Capacity Committed and In Use | Proposed Non-Residential | Balance
Water 21.09 17.40 0.162 3.53
Sewer 12.00 8.38 0.013 3.49

These statements of available capacity provided by SUA are consistent with Infrastructure
Element Objective 4.A.1.1 and the Level of Service Standard established in Table 5 of Section
78-75 of the City’s Code.

Solid Waste: The Solid Waste Authority (SWA) provided the statement dated February 3, 2020,
certifying that the SWA has disposal capacity available to accommodate solid waste generation
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for the coming year, five-year, and ten-year planning periods. The forecasted capacity will be
available through the year 2053. Sufficient capacity exists for concurrency management and
comprehensive planning purposes related to this Application.

The Application is also consistent with Infrastructure Element Policy 4.B.1.1.1, which establishes
the minimum Level of Service for solid waste generation for non-residential and residential
development. The following services will be provided with respect to the Project consistent with
the Comprehensive Plan: (1) bi-weekly residential solid waste collection service; (2) vegetative
waste collection service; (3) residential bulk waste collection service; (4) residential recycling
collection service; (5) collection of non-residential solid waste; (6) subscription for collection
service to residential and non-residential; and (7)regulations to enforce the utilization of tarps to
cover trash loads.

The Application satisfies the level of service requirements for solid waste set forth in the
Comprehensive Plan and the capacities set forth in Table 6 of Section 78-75 of the City’s Code.

Drainage: The Applicant's engineer, Simmons & White, provided the drainage statement dated
July 22, 2020 that demonstrates the drainage system will be designed to comply with the SFWMD
standards and the City’s Code. Runoff will be directed to the existing stormwater management
system by means of paved or grass swales and/or inlets and storm sewer. Compensating storage
will be provided in underground storage chambers to offset any impact of the additional building
footprint. The legal positive outfall is existing via the mater stormwater management system and
meets the City’s adopted level of service.

Fire Rescue: The City’s Fire Rescue department has provided a level of service statement to the
City confirming their existing and future ability to service the Subject Property in relation to the
Project.

Police Department: The City’s Police Rescue department has provided a level of service
statement to the City confirming their existing and future ability to service the Subject Property in
relation to the Project.

Traffic: Kimley Horn performed an analysis of the trip generation resulting from the proposed
Project and prepared a Site Assessment Study that has been included with this Application. The
analysis considered the existing trip generation on site based on the current mix of uses (including
the recently approved new Life Time use), and the trip generation resulting from the proposed
allocation of uses provided in this Application. A 2% mobility-based reduction was applied to
account for the proposed pedestrian and bicycle connectivity. This analysis resulted in an
increase in 4,598 daily trips from the existing uses on site. Kimley Horn further considered existing
operating conditions at intersections that serve the Subject Property based on existing uses, the
proposed Project, and future redevelopment. Five intersections surrounding the Subject Property
are anticipated to exceed LOS thresholds with or without the proposed Project. Implementation
of the City’s Mobility Plan will provide improvements that will mitigate impacts surrounding the
Subject Property, including the Tri-Rail Station and Transit Circulator. The Project further
implements the Mobility Plan by providing the capacity for an additional trolley stop, designated
ride share areas, enhanced pedestrian connectivity, and micro-mobility transportation methods,
which will also contribute to the overall functionality of the Mobility Plan and the roadway network.
The Applicant additionally identified specific improvements and efforts that may be taken to
improve roadway conditions near the site, which are discussed in detail in the Study. Further, the
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Applicant will pay Mobility Fees to the City that may be used to implement off-site mobility
improvements.

School. The Applicant submitted an application to the Palm Beach County School District to
determine the School Capacity Availability associated with the Project. The additional density on
the Subject Property results in a school capacity deficiency. Accordingly, the Applicant is
responsible for a school capacity contribution, in addition to the required school impact fees, to
mitigate such impacts and maintain the required level of service.

Recreation. The Recreation and Open Space Element consists of a single goal: to provide
adequate, sustainable park, recreation and open space facilities and areas offering a broad range
of activities to all current and future citizens. Recreation Element Policy 7.1.1.1 of the
Comprehensive Plan and Table 8 of Section 78-75 of the Code establish a Level of Service of 5.0
acres of neighborhood or community parks per 1,000 permanent residents. The City currently has
recreation inventory to meet the needs of the permanent resident population projection through
2030. This inventory is based on the City’s publicly owned parks. The Subject Property contains
approximately 10 acres of privately-owned open and green space, including the existing lake and
proposed walking trails, green space, and dog parks. These areas provide additional recreation
space that will serve the new residents resulting from the Project, as well as existing City
residents. The lake and its associated walking trails, as well as the proposed green space and
dog parks, are within walking distance of the new residential use and surrounding residential
neighborhoods, benefit the new residential component provided by the Project, and satisfy the
City’s level of service standards.

Art in Public Places

The Applicant recognizes this requirement and it will be met at the time of building permitting.

V. Consistency with the Comprehensive Plan

The Application is consistent with the Comprehensive Plan, as described below.

Future Land Use Element Goal 1.1.: Continue to ensure a high quality living environment through
a mixture of land uses that will maximize Palm Beach Gardens’ natural and manmade resources
while minimizing any threat to the health, safety, and welfare of the City’s citizens that is caused
by incompatible land uses and environmental degradation, by maintaining compatible land uses
which consider the intensities and densities of land use activities, their relationship to surrounding
properties and the proper transition of land uses.

The Subject Property is currently zoned General Commercial (CG-1) and Professional Office (PO)
and contains a mix of non-residential uses, including retail, restaurant, cinema, office, and health
and wellness. The Subject Property is surrounded by the Mira Flores and Landmark residential
communities to the north and east. The Project will maintain the existing non-residential uses and
allow the multi-family residential use to be located at the northeast corner of the Subject Property
closest to the surrounding residential neighborhoods. The Project creates a transition from the
surrounding residential land uses to the new residential use on the Subject Property before
reaching the non-residential uses. The Project will not only integrate the mix of uses on the
Subject Property but will also integrate the Project with the surrounding uses and create a
relationship among the communities.
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Future Land Use Element Objective 1.1.1: Future Land Use Categories

The Project is consistent with the Zoning Consistency Chart set forth in Table 1-1 in Objective
1.1.1 because the Subject Property has an existing PCD overlay district and the Project includes
a request to rezone the property from CG-1 and PO to the MXD Zoning District, consistent with
the proposed MXD future land use designation.

Future Land Use Element Policy 1.1.1.15.: Mixed Use Development (MXD)

The Mixed Use Development category is designed for new development which is characterized
by a variety of integrated land use types. The intent of the category is to provide for a mixture of
uses on single parcels in order to develop sites which are sensitive to the surrounding uses,
desired character of the community, and the capacity of public facilities to service proposed
developments. This Future Land Use category is also 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 on the successful integration of distinct uses. Integration is defined as
the combination of distinct uses on a single site where the impacts from differing uses are
mitigated through site design techniques, and where impacts from differing uses are expected to
benefit from the close proximity of complementary uses. All requests for development approval
based on a mixed use concept must be able to demonstrate functional horizontal integration of
the allowable uses, and where applicable, vertical integration as well.

The Project satisfies the intent of the MXD land use for several reasons. The Project fosters
redevelopment of the Subject Property by permitting the new hotel and multi-family residential
uses, which is the foundation of this redevelopment project that sparks the redesign of the site.
The Project also creates the East/West Connection and the Strand to integrate the mixture of
uses through pedestrian connectivity, site activation features, and design techniques. The Project
reduces vehicular trips and parking needs within the Subject Property by adding new valet and
ride-share pickup/drop-off areas and providing the potential for a new trolley. The increased
connectivity and pedestrian-level activation demonstrates functional horizontal integration of the
mix of uses. The mixed-use tower’s design, architecture, and third-floor terrace overlooking the
interior of the site ties the ground floor retail and restaurant uses and second-floor office uses to
the new hotel use, demonstrating vertical integration of the mix of uses. These uses complement
each other by bringing visitors to the Subject Property to vacation, shop, dine, and relax,
encouraging professionals to utilize the convenient access to restaurants and bars, and bringing
City residents to live on the site and create the sense of community envisioned for Downtown.

The compatible zoning district for this category shall be the Mixed Use Development Zoning
District. The Mixed Use Development category is a site specific designation and shall have
frontage on at least one arterial. The following are the minimum criteria to be used for
development of sites designated as Mixed Use Development:

1. A Mixed Use Development shall be developed as a Planned Community District or a
Planned Unit Development. However, Land Development Regulations adopted to
implement this Comprehensive Plan shall maintain mixed-use supplemental regulations
to provide additional criteria for the development of sites with Mixed Use Development
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Future Land Use categories, including parking requirements, permitted uses, setbacks
and other considerations.

The Subject Property has an existing PCD Overlay designation and the Application
proposes a concurrent rezoning from the existing CG-1 and PO zoning districts to the
MXD zoning district. The Project complies with the PCD and supplemental mixed-use
zoning regulations, as set forth below.

2. Mixed Use Developments shall have frontage on at least one arterial. The City’s
Conceptual Thoroughfare Plan shall be utilized to determine the expansion of the roadway
network through the provision of new local streets which serve new neighborhoods in the
City's developing areas.

The Mixed Use Development fronts A-1-A (SR 811), an arterial road.

3. The purpose of the Mixed Use Development category is to create an aesthetically pleasing
and livable mixed use environment within the City. The maximum lot coverage/height
standards and the maximum residential density provided in the table below represent the
maximum that would be permitted for development within the Mixed Use Development
Category. Recognizing that mixed use projects have varying characteristics, an applicant
is not ensured of the maximum density or intensity allowed within this classification and
may be further limited by specific standards set forth in the City’'s MXD Land Development
Regulations.

The Project is consistent with the intensity and density requirements set forth in Policy
1.1.1.15. Building R consists of 280 dwelling units, resulting in a density of 5.73 units per
acre, which is in compliance with the maximum 7 dwelling units per acre. The proposed
lot coverage and building height creates an aesthetically pleasing and livable mixed use
environment by providing a diverse range of uses that are integrated through height,
design, and architecture, as well as through increased mobility and pedestrian
connectivity.

The Project is located within the City’s new TOD District and is consistent with the
maximum nine stories or 135-foot height requirement set forth in Policy 1.3.9.9. Building
R is eight (8) stories or 82 feet in height, and Building MUT is nine (9) stories or 124 feet
in height. The existing Life Time Facility and Cobb Theatre are 67 feet and 75 feet in
height, respectively, and are consistent with the surrounding new uses.

Minimum Percentage Mix

Residential: 40%-60% of the total Mixed Use acreage
Non-residential: 35%-55% of the total Mixed Use acreage

This distribution range represents the mix of uses within each area designated as Mixed Use
Development category. The land use mix shall be applied to each individual parcel with the only
exception to be granted for de minimis sized parcels of 15 acres or less that demonstrate that
they cannot effectively achieve the required land use mix distribution on a specific parcel as
described in Item 5 below. The total prescribed mix for the Mixed Use Development Category
shall be monitored by the City to ensure continuity and compatibility with adjacent land uses. The
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mix requirement is designed to ensure that there is an appropriate mix of uses within the total
Mixed Use Development Category acreage (where the term “appropriate mix” is defined by the
mix requirements stated herein) within the City and will be monitored citywide during each
Evaluation and Appraisal Review to ensure overall consistency with this standard.

The Project proposes a 45% residential and 55% non-residential mix of uses, which is consistent
with the Comprehensive Plan.

Future Land Use Element Policy 1.3.1.3. New commercial properties shall be developed in nodes,
at intersections rather than strips. A mix of uses within commercial developments shall be
encouraged, including residential, as well as parks and open spaces.

Building MUT, consisting of the new retail Podium and hotel, is being developed similar to a node
within the Subject Property by creating a vertically integrated mixed-use tower rather than
spreading out the restaurant, retail, office, and hotel uses in a strip-mall fashion. The Project
accomplishes a mix of commercial uses and adds the residential use. The proposal also adds a
new dog park at the Lakefront for people and their pets to enjoy, a new Grove area to lounge and
relax, and new open space along the Lakefront and within the interior of the site.

Future Land Use Element Policy 1.3.9.2. The City shall encourage a mix of uses in the TOD
District that shall include Retail, Personal Services, Office, Hotel/Conference Center, Residential,
and Civic/Open Space/Recreation, in accordance with approved uses in City’s Land Development
Regulations and PGA Corridor Overlay District.

The Project includes a mix of Retail, Office, Hotel, Residential, and Open Space uses within the
Property, which is consistent with Policy 1.3.9.2 and in accordance with the City’s Land
Development Regulations.

Future Land Use Element Policy 1.3.9.3. The TOD District shall include projects generally located
within ¥2 mile of the planned light or rail transit station, including but not limited to the following
site plan projects/ Planned Unit Developments/ Planned Community Developments or portions
thereof. . . Downtown Palm Beach Gardens.

The Project is located within ¥z a mile of the new Tri-Rail station and is specifically designated as
being within the TOD District pursuant to Policy 1.3.9.3.

Future Land Use Element Policy 1.3.9.8. Nonresidential personal service-oriented uses on the
ground-floor are strongly encouraged for multistory office and residential buildings, and for all
parking garages within the TOD District. A density bonus of up to 2 du/ac, and/or a height bonus
may be granted, as provided for in the City’s Land Development Regulations.

The multi-story Building MUT contains ground-floor retail and restaurant uses with office use on
the second floor. The residential Building R is similarly situated in that it contains the building’'s
leasing office on the first floor.

Future Land Use Element Policy 1.3.9.9. Within the TOD District, the maximum allowable height
shall be nine stories, or 135 feet.
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The Application proposes the following heights, which are consistent with Policy 1.3.9.9: 9-story,
124 foot Building MUT and 8-story, 82 foot Building R.

Future Land Use Element Policy 1.3.9.10. Projects within the TOD District are encouraged to
provide for increased tree canopy, particularly in the form of urban applications of shade trees to
enhance the pedestrian environment, as provided for in the City’s Land Development Regulations.

The Application proposes the new Grove, which is filled with mature coconut palm shade trees
and contains hammocks to encourage visitors to relax and enjoy the site. Tropical landscaping is
also found throughout the site, including along the Lakefront, to provide shade and rest areas for
residents and visitors.

Future Land Use Element Policy 1.3.9.12. Projects within the TOD District are encouraged to
provide interesting and enticing public spaces that serve as gathering places for the TOD District
and the City. Emphasis is placed on smaller, urban open spaces such as plazas, pocket parks,
and publicly accessible rooftop or green roof spaces. Development standards shall be set forth
and implemented in the City’s Land Development Regulations that contribute to a unique sense
of place and result in safe, accessible, and attractive places.

The Application is consistent with Policy 1.3.9.12 because it provides several interesting and
enticing public spaces and pedestrian amenities to create gathering places on site. The Project
includes a plaza adjacent to the Event Lawn to draw visitors to the Lakefront. The Grove provides
a park for visitors and residents to relax in the shade and enjoy the Lakefront. The Event Lawn
contains sturdy, movable furniture to allow visitors to stay on site to socialize. The Application
also proposes a Dog Park buffered by landscaping to provide a safe, fun area for visitors to play
with their dogs.

Future Land Use Element Policy 1.3.9.13. New projects that do not generate pedestrian activity
or contribute to the walkable environment, as specifically listed and designated in the City’s Land
Development Regulations, are prohibited in the TOD District.

The Project generates pedestrian activity and contributes to the walkable environment by the mix
of uses proposed as well as focusing on pedestrian elements, including pedestrian directional
signage to move people throughout the site, crosswalks to provide efficient and convenient
pedestrian paths between uses, and bollards and pavers to enhance safety on site.

Future Land Use Element Policy 1.3.9.15. Projects within the TOD District are encouraged to
provide for comfortable outdoor activity by development and design standards that emphasize
weather protection and shade, address building orientation, and call for wide building eaves,
porches, balconies, colonnades, shade trees, and shade structures, as more specifically provided
for in the City’s Land Development Regulations.

The design standards at Downtown Palm Beach Gardens encourage visitors and residents to
enjoy the outdoors in a variety of settings, including the Event Lawn, the Dog Park, the Grove,
and the Lake Trail. Mature, tropical landscaping provides shade and refuge areas. The orientation
of Building R encourages residents to utilize the Lake Trail and green spaces located along the
waterfront, and the orientation or the retail center along the East/West Connection attracts visitors
towards the Lakefront and outdoor area. The Strand contains pedestrian amenities, such as
movable furniture, seating areas, and other amenities, such as charging stations available while
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the retail center is open, that encourage visitors to enjoy the outdoors on site. Building R provides
balconies for the units facing the Lakefront to activate the water feature and provide desirable
views and accessible outdoor living spaces.

Transportation Policy 2.2.1.6. The City shall encourage connectivity of roadways and cross
connection of property with similar or compatible land uses in the City to improve accessibility,
reduce congestion on arterial and collector roads, including bicycle and pedestrian connections,
and utilize traffic calming measures to minimize the traffic impacts on residential neighborhoods.

The Project adds the new residential component to the Subject Property at the northeast section
of the site, which is surrounded by residential neighborhoods and compatible with the surrounding
residential neighborhoods because it allows a smooth transition from residential to nonresidential
uses. The request will provide improved accessibility and reduce congestion among the
compatible uses by reducing trip generation on site.

Transportation Policy 2.3.2.2. The City shall encourage redevelopment providing workforce
housing, pedestrian oriented design, and access to public transit.

The Project encourages redevelopment that provides access to public transit by adding a new
residential component to the Subject Property that is located close to the new Tri-Rail station. It
also encourages pedestrian oriented design by bringing residents to the site that will support new
pedestrian amenities and the mix of uses integrated through pedestrian linkages and connectivity.

Transportation Policy 2.3.2.3. The City shall implement the improvements identified in the mobility
plan to address last-mile accessibility connections to transit.

The Project is consistent with this policy because it will provide for the mix of residential and non-
residential uses needed to support the Subject Property and the mobility plan’s last-mile transit
connectors, including shared bike and scooters.

Recreation Policy 7.1.4.9. The City shall coordinate ways and means for private developers to
provide public recreation facilities within their developments.

The Project adds a residential component to the Subject Property and, therefore, the requirement
for public recreation facilities. The private development provides open and green spaces in the
form of a lake, walking trails, and dog parks that are consistent with the comprehensive plan
requirements and satisfy public recreation needs for the new residents and the public.

V. Consistency with the Mobility Plan

The Transportation Element of the Comprehensive Plan encourages the City to adopt a Mobility
Plan. The City did so in September 2019 in order to implement its vision for the City and
encourage multi-modal transportation. The Application satisfies the purpose and intent of the
Mobility Plan and will allow the Subject Property to integrate and accomplish its elements of
mobility, connectivity, accessibility, connectivity, visibility, continuity, safety, and social value.

The Mobility Plan encourages the use of multi-modal transportation and improvements to the

existing roadway system, including safety upgrades for pedestrians. The Application creates new
residential and nonresidential uses that complement existing sites and support the envisioned
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roadway and pedestrian upgrades. The multi-family residential and mixed-use components of this
Project allow for improvements to the existing roadway system by adding the Gardens Parkway
entrance to the East Parking Garage to disburse traffic within and around the site and redesigning
the existing parking garage entryway to 2 lanes in-2 lanes out to improve access. The new
East/West Connection, an element similar to the woonerf specified in the Mobility Plan, improves
the roadway system on site by connecting the site east to west, thereby dispersing traffic. The
East/West Connection upgrades pedestrian safety by establishing traffic-slowing measures, such
as pedestrian crosswalks, bollards, pavers, and landscaping as well as including illuminated
crosswalks.

The Mobility Plan encourages increased densities near the new transit-oriented development
stations and seeks to allow greater residential uses through height bonuses. The Project
accomplishes both of these goals. The Property is located within a ¥2 mile of the new Tri-Ralil
station and is specifically included within the new TOD District pursuant to Policy 1.3.9.3. The
proximity to convenient access supports the increased densities and intensities afforded by the
increased height limit, and encourages new developments to build up, instead of out, to create
cohesive, compact developments with a mix of uses. Building R and Building MUT'’s proposed
heights will create increased densities and intensities on site and the vertically integrated cohesive
mix of uses envisioned for MXD developments.

The Mobility Plan emphasizes the use of mobility hub elements, such as vehicle and bicycle share
programs, ride hailing services, and trolley services to reduce the need for parking. Designhated
ride-share areas are located throughout the site to conveniently serve Uber and Lyft drivers and
encourage visitors to use mobility technology. A valet loop at the hotel entrance will serve guests
of the site in accordance with the Mobility Plan’s vision. The site will also include bicycle racks
and the opportunity to include bike share locations and other micro-mobility options.

VI. Compliance with the Land Development Regulations

The Application complies with the applicable provisions of the City’s Land Development
Regulations, as described below.

Sec. 78-49. — Amendments to approved development orders.

(@) Amendments to approved development orders. Criteria for amendments to approved
development orders, including site plans, master plans, architectural elevations, conditions of
approval, developer’s agreements, project phasing, etc., are established by this section. For the
purpose of this section, two types of amendments are created.

(b) Major amendments. Development order applications for major amendments are reviewed in
the same manner as the original application. Major amendments to approved development plans
include the changes listed below.

() Increase of intensity. Any change in nonresidential intensity which, in combination with prior
minor amendments, cumulatively exceeds the limitations or standards listed below.

a. Relocation or new square footage. Any proposed relocation or new square footage of

the approved number of gross square footage which is equal to or greater than five (5)
percent of the approved gross square feet of all nonresidential structures.
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(2) Increase in density. Any increase in the approved number of residential units.

The Application is a major amendment pursuant to Section 78-49(b)(1)(a) and (2) of the City Code
because the project adds new square footage equal to or greater than five percent of the approved
gross square feet of all nonresidential structures, in addition to adding residential units. Therefore,
the application is reviewed in the same manner as the original application, as provided in Section
78-46(e)-(f) and Section 78-155.

Sec. 78-46.-Application procedures.

(d) Development review committee. The development review committee (DRC) shall review all
applications as provided herein.

(1) DRC review.

a. Conformity of the proposed development with the comprehensive plan, this chapter, and other
applicable ordinances of the city;

The proposed development is consistent with the Comprehensive Plan and complies with all
applicable provisions of the City Code, as set forth herein.

b. Characteristics of the site and surrounding area, including important natural and manmade
features, the size and accessibility of the site, and surrounding land uses;

The Subject Property is 49.04 acres and consists of an existing commercial center and lake area.
It is accessible from Gardens Parkway and Kyoto Gardens Dr. The surrounding land uses are
Residential High, Residential Low, Professional Office, and Industrial. The existing land use is
Commercial and the future land use is Professional Office and is a part of the Regional Center
PCD.

c. Natural and environmental resources present on the site;

The Subject Property is developed. The proposed Project will impact existing pavement areas and
buildings. The Project impacts an existing PPAE (public purpose access easement). An exhibit
has been prepared reflecting the impacts to the existing PPAE together with the Applicant’s prosed
modifications to compensate for the impacts. No other natural or environmental resources are
impacted by the redevelopment.

d. The nature of the proposed development, including land use types and densities;

The Project’s proposed hotel use is permitted in the existing CG-1 zoning district, but the proposed
multi-family residential use is not. To accommodate the residential use and the full vision of
Downtown, the Applicant has proposed a concurrent amendment to the City’s Future Land Use
Map and a rezoning for the Subject Property to the MXD land use and MXD zoning district,
respectively. These changes permit the residential use in conjunction with the existing retail and
proposed hotel use and accomplish the overall mixed-use vision for Downtown.

e. Compatibility with adjacent land uses;
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The Application’s concurrently proposed MXD land use will accommodate the multi-family
residential component of the Project, which is located on the northeast corner of the Subject
Property. This location allows the new residential use to be surrounded by the existing residential
high use, creating compatibility with the adjacent property. Residential low land use also exists to
the west of the Subject Property, across A-1-A and the CSX railroad right of way, which is
compatible with the proposed use.

f.  Conformity with traffic performance standards;

The Subject Property is within the City’s Multi-Modal Mobility District, and the Project is consistent
with the City’s mobility plan. Kimley Horn & Associates has provided a detailed transportation and
mobility analysis that is included with this submittal.

g. Impact on public safety services;

Public safety services are not adversely impacted by the proposed development. The Project
extends the 20’ wide emergency vehicle path along the lakefront to provide continuity and
connection to the Landmark community and increase public safety. The enhanced vehicular
circulation also benefits fire and police services to the site.

h. Impact on public schools, unless otherwise addressed as a requirement of the city's
concurrency management system; and

The proposed development includes residential units; therefore, a School Capacity and
Determination application was submitted with the Palm Beach County School District. The
additional density on the Subject Property results in a school capacity deficiency. Accordingly, the
Applicant is responsible for a school capacity contribution, in addition to the required school
impact fees, to mitigate such impacts and maintain the required level of service.

i. Crime Prevention Through Environmental Design (CPTED) principles; and

The preliminary CPTED principles of natural surveillance and access control have been addressed
and improved through the Project’'s new design. In a workshop meeting with City staff, the police
chief expressed concerns about having to breakup “hangouts” within the northeast corner of the
East Parking Garage and the surface parking areas by the existing Cheesecake Factory. The
Project not only eliminates those areas, but also provides new amenities, including residential
courtyards, a private pool, and a public dog park, to help activate the lakefront pathway and keep
more “eyes on the street” to prevent that type of loitering. Each of those areas is now well-lit with
new lighting and photometric plans. Additionally, the orientation of the residential building will allow
for residents to view these spaces from their windows and balconies to enhance natural
surveillance. Access control has been addressed by providing clear entries to buildings, wayfinding
signage, and landscaping that will direct pedestrians and vehicles into their intended locations,
thereby eliminating the existing empty or hidden spaces that invite trouble.

j-  Other applicable factors and criteria prescribed by the city.

The proposed development complies with all other applicable factors and criteria prescribed by the
City, as set forth below.
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Sec. 78-155.- PCD-Planned community development overlay district (PCD).

(@ Composition and intent. The PCD overlay district is composed of large tracts of land which
are planned to function as a relatively self-contained and identifiable district, section, or
neighborhood community of the city. It is the intent of the district regulations to encourage
ingenuity and imagination in the planning and development or redevelopment of suitable tracts of
land large enough to accommodate the various uses and activities associated with a planned
community and to permit a large area to be developed under one master plan that includes a mix
of land use types at different levels of intensity. The PCD overlay district also is intended to
encourage the use of architectural and design features which are aesthetically pleasing and
supportive of an enhanced quality of life. The PCD overlay district also is intended for
development to occur in a manner that provides one or more specifically identifiable benefits to
city residents.

The Project adds the hotel and multi-family residential uses to the Subject Property. These uses
are permitted in the proposed MXD land use and underlying Mixed Use zoning district and comply
with the intent of the PCD district. The mixed-use and multi-family residential components
complement the existing retail, restaurant, office, and fitness center mix and provide the holistic
community envisioned for PCD districts. The Project encourages ingenuity and imagination by
vertically integrating the new hotel use into the site by locating it on top of the retail, restaurant,
and office uses. The Project creates aesthetically pleasing architecture and design features that
uniquely enhances Downtown and complements existing structures. The proposals will enhance
the quality of life of the community by offering impactful design, as well as improving traffic safety
and parking.

(b) Land use. A PCD may be considered for residential, commercial, professional office, or
industrial use, dependent upon the underlying future land use designation.

The Project’s concurrent application proposes to amend the City’s Future Land Use Map to
designate the Subject Property’s future land use designation as Mixed Use. The proposed MXD
development will include commercial, professional office, and residential uses pursuant to the
MXD zoning district.

(c) Zoning. Property shall be rezoned to a single underlying zoning district and a planned
community district overlay district. The underlying zoning district designation shall be consistent
with the comprehensive plan. The PCD shall be developed consistent with the uses, property
development regulations, and other standards applicable to the underlying zoning district.
However, the city council may, as part of an overall PCD development order, establish use,
property development, and similar regulations for a specific PCD. In that event, the requirements
of the development order shall prevail over the requirements of the underlying zoning district
designation. In the event the proposed development of a site within a PCD is not consistent with
or comparable to the nature of the underlying zoning district, such as the commercial portion of a
residential PCD, the procedure outlined below shall apply.
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The Project’s concurrent rezoning application seeks to rezone the existing underlying CG-1 and
PO zoning to the single underlying MXD district and will maintain the existing PCD overlay. The
existing mix of uses, in addition to the proposed hotel and multi-family residential uses, comply
with the underlying MXD zoning requirements and the proposed Design Guidelines.

(d) Phased development. Based upon an approved master development plan, the district may
be developed in phases, pursuant to the site plan review procedures set out in this chapter and
consistent with the approved master development plan.

Building R and Building MUT will be developed in a single phase. The Applicant previously
submitted the “In-Place” application to renovate the existing retail and restaurant uses and interior
courtyard space that complement the proposed Application and accomplishes the Applicant’s
“Full Vision” for Downtown.

(e) Permitted uses. Unless otherwise established by a PCD development order, the uses
permitted in the PCD district shall be governed by the uses permitted in the underlying zoning
district. The density permitted in a PCD shall not exceed the allowable density permitted in the
comprehensive plan, based upon the standards listed below.

The hotel and multi-family residential uses are permitted uses in the proposed Mixed Use zoning
district and Mixed Use future land use designation.

(1) Residential. Some mixtures of residential types of dwelling units are permitted and
encouraged, limited to the maximum density indicated in Table 15.

Table 15: Maximum Residential Density in PCDs

Density Category (1) |Maximum Dwelling Units Per Gross Acre

Low 5.0
Medium 9.0
High 12.0

The Project adds 280 dwelling units that results in a density of 5.73 units per acre, which is less
than the 12 units per acre maximum requirement. The proposed residential units will consist of a
mix of one, two, and three-bedroom units.

(2) Conditional uses. Unless otherwise limited by a development order, all conditional uses within
a PCD shall be allowed pursuant to the conditional use regulations of section 78-43. Site plan
development of a conditional use within a PCD shall be subject to the requirements of section 78-
48.

The Application does not request any conditional uses.
() Preservation of native ecological habitats in RH districts. In addition to the requirements of

division 4 of article V, PCDs with an underlying future land use designation of RH may have
densities permitted up to 15.0 units per gross acre if large contiguous areas of native ecological
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habitats are preserved. These preserve areas exceed any minimum preservation and open space
areas provided in accordance with standard PCD requirements.

N/A

(g) Density bonus. In high density residential land use areas, as designated in the
comprehensive plan, the city council may approve a density bonus of up to 3.0 dwelling units per
acre in PCDs. The density bonus may be allowed in development order applications which
propose to construct affordable housing as defined in the city's comprehensive plan. The city
council may allow an increase in the total gross density for PCDs to an absolute maximum 15.0
dwelling units per acre. However, in no case shall the net density exceed 15.0 dwelling units per
acre. Net density shall be defined as the total number of dwelling units divided by the total number
of acres in the site plan.

A density bonus is not requested in this Application.

(h) Commercial and industrial uses in residential districts. A PCD with an underlying residential
future land use plan designation may include up to three percent of the gross land of a residential
planned community district for commercial or office use, and up to two percent for industrial use.
Uses permitted in such areas shall be established within the development order approved by the
city council.

N/A

(i) Preservation of native ecological habitats for commercial uses. Up to five percent of the gross
land area of a residential PCD may be developed for commercial or office use if at least ten
percent of the total area of native ecological habitats is preserved. This preservation area shall
be in addition to preserve areas required by division 4 of article V.

N/A
() Mixed use PCD.

(1) Mixed uses. PCDs with an underlying mixed use future land use plan designation may be
approved by the city council. Mixed use PCDs shall include a minimum of three types of land uses
and shall be planned for a diversification of uses, structures, and open spaces in a manner
compatible with surrounding land uses and development patterns. A single use shall not occupy
more than 60 percent of the site area proposed for a mixed use PCD.

The Project seeks a concurrent Future Land Use Map amendment to designate the Subject
Property as an MXD future land use in conjunction with the concurrently proposed MXD rezoning
request. The MXD PCD includes four land use categories—commercial, office, residential, and
open space—that accommodate a diverse mix of uses, including retail, restaurant, office, health
and wellness, cinema, hotel, and multi-family residential. The proposed multi-family residential
Building R is located at the northeast corner of the Subject Property to transition from the
surrounding high-density residential uses to the new mixed-use development. Expansive open
spaces, including interior courtyard areas, the new East/West Connection, the interactive Strand,
a new dog park, and an enhanced lakefront, integrate the new development to create a Downtown
community that is compatible with the surrounding land uses and development patterns.
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(2) Specific requirements. Requirements applicable to mixed use PCDs are established in
section 78-157.

The Project complies with the Section 78-157 MXD requirements and the proposed Design
Guidelines.

(k) Commercial recreation PCD.

N/A

() PGA Boulevard corridor.

N/A

(m) Development area. Minimum development sizes for PCDs are established in Table 16.

Table 16: Minimum PCD Development Size

Area Min. Development Size
North of PGA and West of Florida Turnpike 250 Acres

North of PGA and East of Florida Turnpike 50 Acres

West of Loxahatchee Slough 250 Acres

South of Donald Ross Road and between Central

Boulevard and Alternate A1A None
All Other Areas 50 Acres
Mixed Use PCD 50 Acres (1)

The existing PCD satisfies the minimum development size of 50 acres.

(n)  Unified control.

(1) All land included within a PCD shall be owned or under the control of the applicant. The
applicant shall document unified control of the entire area within the proposed PCD. The applicant
shall agree that the PCD will be developed in accordance with the master development plan
approved by the city

The ownership and control of the overall PCD and Subject Property is currently unified and is not
changing.

(o) Open space requirements. At a minimum, PCDs shall provide for and maintain the open
space indicated below.

(4) Mixed uses. Open space uses in those components of a PCD which contain both residential
and nonresidential uses shall be at least 20 percent of the total area of such components.
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The Project complies with this open space requirement.

(p) Open space determination. Open space shall be provided consistent with the requirements of
section 78-314.

N/A

(q) Waivers. A development order application for a PCD may request one or more waivers from
the standards applicable to the underlying zoning district, subject to the provisions of section 78-
158.

The requested waivers are described below.

(r) Storage areas. The city commission may allow PCDs to identify on the master development
plan a parcel or area to be established for residents to store boats, recreational vehicles, trucks,
or similar items that normally cannot be parked or stored at a residence. Storage areas shall
comply with the standards listed below.

N/A

(s) Communication towers. Any PCD of 50 acres or more may, if so approved by the city council,
allow for a potential communication tower site, to be identified on the master development plan of
the PCD. The tower site shall comply with the standards listed below.

N/A

Sec. 78-157. - MXD—Mixed use development district.

(a) Purpose and intent. The purpose and intent of the mixed use district (MXD) are to encourage
infill and redevelopment opportunities through the vertical and horizontal integration of
complementary residential and nonresidential uses to achieve the following:

The Project satisfies the purpose and intent of the MXD zoning district because it redevelops the
Subject Property to vertically and horizontally integrate a mix of complementary uses, including
the new hotel and residential uses, through architectural design, pedestrian connectivity, vehicular
circulation, landscaping, and hardscaping to achieve the sense of place and community
envisioned for Downtown, as discussed in detail below.

(1) Provide a sense of place;

The Project provides a sense of place by integrating the site’s mix of uses through the East/West
Connection and the Strand. These elements create a pedestrian experience by adding bollards,
pavers, plantings, and crosswalks to provide safe pedestrian access between uses and slowing
traffic on site. The Strand provides interactive features and elements that encourage visitors and
residents to stay and enjoy the site. Building R and Building MUT integrate contemporary
architecture design and terraces and balconies to open up the site. Tropical landscaping and open
space with lounge areas and parks contribute to the community-feel of Downtown and provide a
sense of place for the City’s residents.
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(2) Provide affordable housing;
N/A

(3) Establish a roadway network that disperses traffic, provides pedestrian amenities, and
supports a sense of community;

The Project disperses traffic through its design and orientation. Specifically, the new hotel use
within Building MUT has a valet drop-off circle off of Lake Victoria Gardens Parkway to keep
stacking away from the main roadway. The new Building R uses the existing East Parking Garage
and new, additional parking floors, which are between the building and the Gardens Parkway
entrance, to accommodate parking for its residents and route vehicular trips directly to the
residences rather than through the interior of the site. New ride share pick-up and drop-off areas
are created to disperse traffic by helping to reduce the number of vehicles parking on site. The
new East/West Connection bisects the property and creates a traffic-calming street that also helps
to disperse traffic throughout the site and utilize valet locations. The East/West Connection also
provides pedestrian amenities, such as illuminated crosswalks, pavers, decorative plantings, and
bollards, to slow traffic, enhance pedestrian safety, and create a welcoming pedestrian
experience and sense of community.

(4) Establish an overall architectural design;

The overall architectural design for the Subject Property is a sophisticated, urban core that
emphasizes expansive glass facades articulated by black metal, concrete, and glazing materials.
Building R and Building MUT take advantage of the south Florida atmosphere by creating open-
air designs through balconies and a terrace, respectively, that integrate the mix of uses and
contribute to the aesthetically pleasing design of the property. Tropical, colorful plantings contrast
neutral, clean furnishings and hardscape to enhance the buildings’ architectural design and create
the Downtown sense of community.

(5) Limit urban sprawl;

The Application limits urban sprawl by bringing the new residential use to the Subject Property to
take advantage of the mix of uses and create a true downtown atmosphere within a single parcel.
The redevelopment promotes the efficient and cost-effective provision of public infrastructure and
services by incorporating residential use into the existing, developed mix of uses on the property.
Urban sprawl is limited because the site incorporates pedestrian and bike friendly amenities and
establishes a new transit-oriented development to create a connected community and mix of
uses. The increased density and intensity of development is supported by preserved open space,
increased green space and walking trails, two dog parks, and interactive features throughout the
Strand.

(6) Utilize existing public resources such as central utility and drainage systems, roads, and
similar public services;

The Subject Property is currently developed and the proposed redevelopment utilizes the existing
utility, drainage system, roads, and public services. In addition to taking advantage of existing
resources, the Project also updates the existing lift station to benefit the public.

(7) Provide or enhance pedestrian- and bicycle-oriented amenities;
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Enhanced pedestrian and bicycle-oriented amenities include illuminated crosswalks, bollards,
planters, pavers, and bike racks and bike-sharing stations throughout the site, which are
supported by pedestrian and bike circulation around the exterior and through the interior of the
Subject Property.

(8) Encourage preservation of environmentally sensitive sites;

The Subject Property is currently developed and the Application does not adversely affect
environmental resources.

(9) Reduce overall number of vehicle trips;

The Project is located near the new Tri-Rail Station to encourage public transportation. The
Application proposes new ride share pick up and drop off areas and micro mobility opportunities
to reduce the overall number of vehicle trips on the property. The new residential and hotel uses
will internalize trips on the property because the residents and guests can use the pedestrian and
bike amenities to access the different uses once they are on site.

(10) Provide neighborhood- and community-serving commercial uses and employment
opportunities;

The mix of uses within Downtown serves the neighboring community and provides employment
opportunities. Residents from the neighborhood can walk to the many restaurants, Whole Foods
Grocery or one of the specialty shops located within Downtown. This will be further enhanced with
the addition of the residential use that will also be able to easily walk to these amenities.

(11) Utilize proper site planning techniques to allow mixed uses to congregate; and

The Project utilizes site planning techniques to allow mixed uses to congregate by creating a new
focal point at the north end of the Subject Property. The new East/West Connection provides
east/west connectivity and, along with its connection to the north/south Strand, is a focal point
that creates a meeting place for the ground-floor retail, restaurant, and wellness uses. The
East/West Connection also provides a space for people as they safely and efficiently travel
through the Project. The Strand connects the mix of uses and creates an interactive environment
for visitors and residents to stay and enjoy the site.

(12) Utilize a comprehensive approach to planning and development of large sites.

The Project utilizes a comprehensive approach to planning and developing the large site through
this “full vision” redevelopment plan that enhances pedestrian connectivity, vehicular circulation,
and the mix of uses through concurrent applications that provide the necessary development
rights to accomplish the Downtown Palm Beach Gardens urban core community, including the
future land use map amendment and rezoning to accommodate the new residential and hotel
uses that tie the development together.

(b) Reserved.

(c) Land use. In order to implement a MXD zoning designation, a minimum of two future land
use plan categories must be utilized. Unless waived by the city council pursuant to this
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section, at least one of the implementing land use categories must be residential. A single
land use category shall not comprise more than 60 percent of the gross land area of a MXD.

The proposed Project implements the commercial, office, and residential land use categories. A
single land use category does not comprise more than 60% of the gross land area.

(d) Rezoning. Rezoning to a PUD or PCD overlay district is required.
The Subject Property’s existing PCD overlay district will be maintained.

(e) MXD general development standards. Unless waived by the city council pursuant to this
section or unless the city council has adopted design guidelines in accordance with
[sub]section 78-155(c), the following standards shall apply to all MXD PCD/PUDs.

The Application proposes Design Guidelines and waivers from the City’s land development
regulations to govern the Property, as set forth herein.

(1) Development. All development in the MXD district shall be as a PUD or PCD.

The proposed redevelopment maintains the existing PCD overlay district and complies with the
applicable requirements.

(2) Pedestrian orientation. The individual uses, buildings, and development pods within
MXD developments shall provide the following:

a. Interconnecting pedestrian ways, plazas, trails, etc.;

The individual uses and buildings within the Subject Property are connected by the Strand and
the East/West Connection. The East/West Connection is a pedestrian-friendly access road that
runs east to west through the Subject Property. The East/West Connection slows traffic and
encourages pedestrian use through its design, including decorative pavers, planters, and
strategically placed crosswalks. The Strand is a pedestrian walkway that meanders north to south
to activate the interior courtyards and create a pedestrian experience for visitors and residents of
the site. The Strands connects the various uses by creating a sense of please through lounge
furnishings, group seating, bench swings, casual dining movable furniture, cabana-style spaces,
and interactive water features.

b. Pedestrian connections to the city's parkway system;

The Project design includes enhanced pedestrian connectivity to the existing network of streets
and roads, including Gardens Parkway.

c. Internalized pedestrian connections between residential and nonresidential land
uses; and

The Project proposes two pedestrian crosswalk connections from Building R to Building MUT to
connect the residential and non-residential uses. The East Parking Garage also connects the
residential building to the Podium through a covered walkway. The Mobility Plan includes bike
circulation and shared bike stations that allow visitors and residents to move throughout the site
between the residential and non-residential uses.
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d. Multi-modal transportation accesses.

The Project creates multi-modal transportation accesses by bringing new uses in close proximity
to the new Tri-Rail station location, accommodating the addition of a new trolley stop in the future,
and providing a drop-off loop at the new hotel use, as well as ride-share drop-off areas, a shared
bike station, and other micro-mobility options throughout the site.

(3) Frontage. At least one portion of the perimeter of any MXD shall be located on an arterial
road as defined by the city's comprehensive plan.

The Subject Property’s west boundary fronts the A-1-A arterial road.

(4) Permitted and conditional uses. Permitted and conditional uses within an MXD
development are allowed as set forth in section 78-159, Table 21, in accordance with the
land-use categories chosen for the PCD/PUD overlay or as may be provided in the
development order approved by the city council.

The proposed MXD district includes commercial, office, and residential land-use categories. The
Podium reconfigures existing retail, restaurant, and office uses, which are permitted by the
commercial land-use category. The new hotel is also permitted in the commercial land-use
category. The new multi-family residential use is permitted in the residential land-use category.

(5) Parking. Parking and loading shall be provided as required in division 9 of article V.

The proposed parking, in conjunction with the mix of uses and inclusion of multiple mobility
measures throughout the Project, is consistent with the City’s amended land development
regulations regarding parking within multi-modal districts. The proposed parking encourages the
use of multi-modal transportation on site. The residential and non-residential components of the
Project comply with the City’s parking requirements. Loading areas are provided as required by
Code. Documentation supporting the proposed loading areas has been provided by the hotel with
this Application.

(6) Landscaping. Landscaping shall be provided as required in division 8 of article V.
The Project’s landscaping exceeds the Code’s landscaping requirements.

(7) Environmentally sensitive lands. Environmentally sensitive lands shall be protected as
provided in division 5 of article V.

The Subject Property is currently developed and does not contain environmentally sensitive lands.

) Residential MXD PCD/PUD intensity measures. Residential MXD PCD/PUD shall comply
with the intensity measures indicated in Table 18, unless one or more intensity measures
are waived by the city council.

The Project complies with the standards set forth in the Design Guidelines.
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(9) Nonresidential MXD PCD/PUD intensity measures. Nonresidential MXD PCD/PUDs shall,
unless waived by the city council, be consistent with section 78-158 and comply with the
intensity measure indicated in Table 19.

The Property complies with the standards set forth in the Design Guidelines.

(i) Community design. As part of the overall development order application, a request for
approval of an MXD development shall include a specific community design element. The
community design element shall be both written and graphic, and, at a minimum, shall contain
the information listed below, unless the city council has adopted specific design guidelines
for a particular MXD PCD/PUD in accordance with [sub]section 78-155(c).

(1) Master site plan. A PUD master site plan consistent with the requirements of division 1
of article 111

The Project is consistent with the PCD master site plan requirements, as discussed above.

(2) Thoroughfare plan. An overall plan indicating applicable primary, secondary, tertiary, and
main street roadways throughout the proposed project shall be provided. Special
emphasis should be placed on a roadway system that establishes a grid or related
pattern that allows for pedestrian linkages and visual enhancements. Indications of the
use of such techniques include the following:

a. Street design that encourages use of commercial and residential buildings directly
located at right-of-way lines, without intervening parking between buildings,
sidewalks, and roads;

b. Street design that allows a variety of routes from point of origin to destination;

c. Street design that allows for parking on one or both sides of a road;

d. Street design that provides continuous landscaping opportunities, especially for
shade trees;

e. Street design that provides for community-serving retail, commercial, office, and
service uses available to users of pedestrian and vehicular facilities;

f.  Street design that integrates the needs of both pedestrians and vehicles; and

g. Street design that provides for separate or integrated bicycle lanes.

A thoroughfare plan has been provided with the Application. The street design throughout the
Subject Property encourages commercial and residential buildings without intervening parking
between buildings. The retail uses are connected through the upgraded pedestrian walkway
known as the Strand, while surface parking is located on the exterior of the site. The new
East/West Connection provides a traffic-calming street that safely accommodates both
pedestrians and vehicles and creates frontage for the ground-floor uses. The East/West
Connection integrates the needs of pedestrians and vehicles by providing a new vehicular access
connecting the east and west sides of the property while implementing traffic calming measures
to ensure pedestrian safety throughout the site.

(3) Thoroughfare enhancement plan. An overall graphic and narrative plan indicating the
nature of the various roadways, and how the roadways will be enhanced through creation
of the following:

a. Vistas for pedestrians and drivers;
b. Focal points such as lakes, parks, open spaces, and vegetation preserves;
c. Artin public places;
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d. Median and parkway landscaping; and
e. Use of public buildings or facilities.

The thoroughfare plan depicts the enhancements proposed by the Project. The East/West
Connection cuts east/west through the Subject Property and opens out onto the Lakefront. The
Lakefront has been enhanced through increased open space and parks, including the new dog
park and grove areas. The north and south end of the site each contain a median with enhanced
landscaping and design elements, including water features.

(4) Pedestrian linkages. An overall plan for the area, including the following:

a. A conceptual linkage plan and parkway system;

b. An overall plan of connecting internal pedestrian pathways and linkages with those
pedestrian resources that exist or are planned for the periphery of the project; and

c. The creation of "gathering places" such as active or passive parks, public squares,
or public performance venues.

Pedestrian amenities, including illuminated crosswalks, decorative pavers, planters, bollards,
water features, and furniture are located throughout the site to increase pedestrian safety and
connectivity. Designated ride share and bike share areas are also added, as well as a valet drop-
off area. The Project creates gathering places on site through the East/West Connection and the
Strand. The East/West Connection is flush with the grade of the surrounding retail shops and can
be closed to vehicular access to accommodate events. The pedestrian amenities and the
East/West Connection provide enhanced connectivity to the existing event space, which has been
upgraded with both movable and fixed furniture to encourage visitors to stay and enjoy the
property. The new pedestrian path along the Lakefront also contains green space that allows the
public to gather and enjoy the water view.

(5) Overall design theme. lllustrations and details of project-wide shared elements,
including:

Common hardscape theme (bricks, pavers, crosswalks, curbing, etc.);
Overall area or street landscape themes;

Street furniture and lighting standards;

Minimum sidewalk width of eight feet;

Pedestrian thoroughfares on private property or easements connecting major
properties or projects;

f.  Connections between buildings;

g. Inclusion of plazas, fountains, landscaped areas, etc.

h

i

j-

®ooow

Clearly-defined connections to entry ways and parking areas;
Strong use of canopy or shade materials; and
Creation of five to ten foot wide parkway areas between streets and sidewalks.

The Project’s hardscape, including pavers, decorative planters, bollards, and crosswalks, are
consistent throughout the Subject Property and provide connectivity and cohesiveness among
the mix of uses. The landscape theme is tropical and adds new, colorful landscaping to the site
that complements the existing landscaping, including tall Medjool Palms. Neutral furniture with
pops of color create a sense of place and encourage people to socialize, gather, and use the new
pedestrian amenities and connectivity. The interior courtyard has been enhanced with interactive
water features and seating areas, which are integrated with the new East/West Connection and
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uses provided in this Application. Crosswalks and directional signage provide clearly-defined
connections to entryways and parking areas.

(6) Orientation of nonresidential buildings. An overall plan for the location, type, and
orientation of buildings throughout a project, including the elements listed below.

a. Urban or main street. Strong pedestrian orientation with the following:

1. "Build to" lines;

2. Two, three, and four story mixed-use buildings;

3. All ground floor uses to be pedestrian oriented;

4. Strong street landscaping component;

5. Strong pedestrian design theme, including arcades, awnings, and canopies;

6. Create minimum and maximum block lengths;

7. On-street parking;

8. No parking between sidewalks and building facades;

9. Overall parking plan for area, including parking located in back of or away from
pedestrian streets; and

10. Adoption of specific street cross sections to define width of streets, parking,
sidewalks, and building lines.

b. Tertiary streets. Local- and residential-serving streets, utilizing the following:

1. Adoption of specific street cross sections to define width of streets, parking,
sidewalks, and building lines;

Neighborhood serving commercial;

Strong pedestrian links;

On-street parking;

Limited or no parking between sidewalks and building facades;

Nonresidential building height of two stories, with one or two more additional
stories for residential uses; and

7. Maximum size of users.

ourwN

c. Secondary streets. Major mover of traffic to and through area, including the following
characteristics:

Minimum setback from front roads;

"Build to" line to achieve uniformity;

Ground floor retail or commercial with pedestrian orientation;
No parking in front of building;

Direct pedestrian connections between buildings;

On-street parking;

Limited parking between sidewalks and building facades; and
Establish maximum separation between buildings.

ONoO G WNE

d. Primary streets. Major roadways designed to handle significant volumes of traffic to
and through the city, utilizing techniques such as those listed below:

1. Minimum setback from roads, orientation may be to primary roads or to interior
roads, or 40 to 60 feet buffering to visually screen buildings when more standard
site design techniques are utilized;

2. Direct pedestrian connections between buildings and pedestrian linkages;
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3. No parking in front of building;

4. Structured parking generally along sides or rear; and

5. Clearly-defined front doors to property that are clearly visible from public rights-
of-way.

The Project focuses on the orientation of the existing and new buildings to maximize visibility,
increase pedestrian connectivity, and enhance vehicular circulation. The design guidelines
incorporate a maximum setback, based on the type of street, with major streets having potentially
larger setbacks as identified in the Designed Guidelines. The existing retail shops currently face
inward, but some will be re-oriented to have frontage along the Lakefront. The new hotel is
oriented towards the exterior of the site, with its entrance on Lake Victoria Gardens, so that traffic
can conveniently and safely pull into the hotel’s drop-off loop. The new East/West Connection
bisects the property east/west, giving the retail, restaurant, and office uses frontage along the
new pedestrian-friendly accessway. Surface parking is located on the exterior of the site, limiting
parking between building facades and preserving the interior of the site for pedestrian amenities
and orientation.

(7) Signage. Graphic illustrations of signage types, overall dimensions, landscaping, colors,
and materials to be used within the overall development.

The proposed Master Sign Plan, as well as the Design Guidelines, set forth the signage
dimensions and requirements, as well as detailed illustrations.

(8) Architecture. Graphic representations of an overall, harmonious architectural style for
the development are to be presented, including the elements listed below.

a. Style. Description and examples of architectural styles to be utilized within the
project, including overall design characteristics, massing, location on lots,
pedestrian orientation, roof types, window types, common features or decorative
elements such as cornices and similar embellishments, doors and entries, and equal
architectural treatment of buildings on all sides of a building. This shall include
specific examples of how any large-scale users, such as movie theaters, or single
users are to be designed to avoid blank walls and dead spaces without any
pedestrian or visual interest.

The Project proposes contemporary architecture to create a downtown urban core with high-
quality, sleek materials, including black and charcoal metal and aluminum and expansive glass.
The new residential and mixed-use structures have four-sided architecture to fully integrate the
new use with the existing site. Glass is an overarching theme throughout the new redesign, which
reflects the open and interactive nature of the mix of uses and pedestrian amenities. Careful
thought has been taken to incorporate the most efficient and safe pedestrian routes inside each
building, and exterior doors and entries have been provided at specific locations for easy access
to the site’s outdoor elements. The residential building’s unique shape and decorative balconies
provide vertical articulation and break up the massing. Decorative lighting elements transform the
buildings as the day turns to night to allow for enhanced architectural elevations and site
activation.

b. Examples. Identification, if applicable, of existing examples within the city or county
of the architectural style or styles to be utilized.

The Project is unique to the City and brings new architectural styles, innovation, and design. No
examples are applicable to the Project.
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c. Materials. Description and examples of principal materials to be utilized, including
paint and accent colors, types and colors of exterior building materials or finishes,
roof colors and materials, and types and colors of awnings or canopies.

A material board showing has been provided with this Application.

d. Pedestrian amenities. Description and examples of pedestrian amenities such as
pedestrian walkways, including arcades, awnings, and colonnades, and use of
fountains, loggias, courtyards, or similar areas providing a connection and focus for
pedestrian walkways. Description and examples of the nature and type of paving
and materials to be utilized in pedestrian areas.

The East/West Connection provides a traffic-calming accessway through the Subject Property
that, while accommodating vehicles, serves as a pedestrian-friendly connection to the variety of
uses on site. Distinct decorative pavers mark the main intersection between the East/West
Connection and the Strand, creating a focal point on site and increasing connectivity and
pedestrian safety. Water features integrate the uses on site, as well as the Lakefront. Neutral
furniture and tropical landscaping throughout the interior courtyard, as well as movable furniture
and increased shade and refuge areas along the Lakefront, encourage visitors and residents to
gather, socialize, and enjoy the site’s amenities and uses. Examples of the materials are provided
with the Material Board.

() PGA Boulevard corridor overlay. For the purposes of this section, all development located
within the PGA Boulevard corridor overly shall comply with division 2 of article V.
N/A

(k) Minimum development standards. MXD developments shall comply with the minimum
standards listed below.

(1) Size. MXD developments shall be a minimum of five acres.
The Subject Property is 49.04 acres, exceeding the five-acre minimum.
(2) Setbacks. Minimum front, side, rear, and side corner setbacks shall be established by
the city council.

The Project will comply with setbacks as established in the Design Guidelines.

(3) Minimum building site area. None, provided the site is consistent with the requirements
of the overall PUD master site plan for open space, landscaping, architecture and design,
pedestrian amenities and connections, landscaping, open space, maximum site area,
minimum floor area, and similar requirements.

The Project is consistent with the overall PCD Master Site Plan requirements, as discussed
herein.

() Waivers. A development order application for an MXD PCD/PUD may request one or more
waivers from the standards of the MXD zoning district or other sections of the city's land
development regulations, subject to the provisions of section 78-158.

Waivers are described in detail herein.

Sec. 78-157(c). — Design Guidelines
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The Application proposes Design Guidelines pursuant to Section 78.157(c) to provide the unique
framework needed to create Downtown Palm Beach Gardens for the future. These Design
Guidelines incorporate existing approved design elements in addition to providing the framework
for the proposed development.

The proposed maximum height requirements set forth in the Design Guidelines are consistent
with the Comprehensive Plan TOD District policies and are necessary to support the mix of uses
proposed for the Project. The proposed height and density requirements will bring new users and
residents to the site who will utilize the variety of transportation options. Multi-modal connectivity
regulations include providing ride sharing, bike racks, valet, pedestrian amenities, the East/West
Connection, and a future trolley stop. These provisions support the City’s goal to encourage multi-
modal transportation, as well as the intent of the MXD district to use a comprehensive planning
approach and create an integrated community.

The Design Guidelines provide for Ancillary Buildings that accommodate short-term tenants on
the Property, adding vibrancy to the Property. The Applicant intends for these buildings to
encourage “pop-up” shops that correspond to the season or event that is being hosted on the
Property. For example, a summer concert series held on the Event Lawn could be complemented
by a “pop-up” shop vendor that sells popsicles during the weekend’'s summer heat or merchandise
specific to the concert. The Ancillary Buildings also give new businesses an opportunity to
showcase their merchandise or service to the community without being a full-time tenant,
encouraging entrepreneurship in the City. This brings a variety of uses to the Property and
encourages residents and users to frequent the site to explore new opportunities. The signage
provisions for these buildings allow for an identifier of the specific building with the use of a
Canopy Sign. Additionally, an Illluminated Box Sign will allow for flexibility to change the tenant
signage as needed to accommodate short-tern tenants while upholding the standards and design
of the Property.

The Signage provisions in the Design Guidelines are a key component to Downtown Palm Beach
Gardens. The Design Guidelines incorporate the Master Sign Plan and address permitted and
temporary signage not otherwise detailed in the Master Sign Plan, including limited time tenant
signage and temporary displays. The limited time tenant signage proposes “Coming Soon” and
“We're Hiring” signage to promote new tenants and users, encourage visitors to explore the
variety of existing and future uses, and identify economic opportunities for guests, visitors, and
residents. The proposed temporary tenant displays allow retail users to make periodic showcases
and displays of merchandise to create buzz and excitement throughout the center.

The Design Guidelines also provide for valet operations on site. The valet locations and
operations will be approved by the City, and the Design Guidelines provide supplemental
regulations to ensure safe and efficient circulation and operations. The proposed signage in the
Master Sign Plan provides a variety of valet signage types that fit within the Code’s dimensions.
The site’s integration of uses and multi-mobility options create a unique site where valet
operations will not just serve a single tenant, but the entire Property. Therefore, the proposed
signage allows the different types of valet signs to be used at the identified valet locations to
provide flexibility within the site’s overall valet operations.
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Section 78-158. Waivers to Planned Development District Requirements.

The Application seeks the waivers detailed below to accommodate the full vision for Downtown
that utilizes innovative and creative planning and design techniques, integrates pedestrian
amenities, and provides open space and a sense of community, which satisfies the purpose and

intent of the Code.

TYPE

CODE

REQUIREMENT(S)

PROPOSED

DEVIATION

Building R Principal Wall Sign

78-285

Not Permitted

2 Principal Wall Signs

2 Principal Wall Signs

Building MUT Ground Sign 78-285 | Max Copy Area 60 SF 104.5 SF Copy Area 44.5 SF Copy Area
Max Width 15’ 17’-5” Width 2'-5” Width

Building MUT Principal Wall Sign | 78-285 | Max Copy Area 90 SF 104.5 SF Copy Area 14.5 SF Copy Area
Max Letter Height 36” 6’-0" Letter Height 3’-0" Letter Height
Max 1 Principal Wall Sign | 2 Principal Wall Signs | 1 Principal Wall Sign

Building MUT Tenant Wall Sign 78-285 | Max Copy Area 70 SF 90 SF Copy Area 20 SF Copy Area

(Ground Floor Uses) Max Letter Height 24” 36" Letter Height 12" Letter Height

Building MUT Tenant Wall Sign 78-285 | Max Copy Area 70 SF 90 SF Copy Area 20 SF Copy Area

(2" Floor Uses) Max Letter Height 24" 36" Letter Height 12" Letter Height

Building A Tenant Wall Sign 78-285 | 1 Tenant Wall Sign 2 Tenant Wall Signs 1 Tenant Wall Sign

Building D/E Principal Wall Sign 78-285 | 1 Principal Wall Sign 2 Principal Wall Signs | 1 Principal Wall Sign

Vehicular Directional 78-285 | Max Copy Area 4 SF 11.1 SF Copy Area 7.1 SF Copy Area
Max Height 4’ 7’-0" Height 3’-0" Height

Parking Directional 78-285 | Max Copy Area 4 SF 7.4 SF Copy Area 3.4 SF Copy Area
Max Height 4’ 9’-2" Height 5’-2" Height

Rideshare Directional 78-285 | Max Height 4’ 9’-2" Height 5’-2" Height

Pedestrian Directional 78-285 | Max Height 4’ 8’-0" Height 4’-0” Height

Project Directory 78-285 | Max Height 6’ 7'-4" Height 1'-4" Height

Shared Parking 78-346 | Table 34 minimum Shared Parking based | Shared Parking
required parking on ULI standards analysis

percentages

Building R Signage: The Project proposes two principal wall signs for Building R. The signs’
dimensions, copy area, and letter height comply with the Code, but waivers are needed to (1)
accommaodate the wall signs on a residential building; and (2) permit one additional principal wall

sign for Building R.

Building MUT Signage: The Project proposes a ground sign and two principal wall signs for the

hotel component of Building MUT. Waivers are needed to (1) accommodate the ground sign’s
copy area and width; (2) accommodate each of the principal wall sign’s copy area and letter
height; and (3) permit one additional principal wall sign for Building MUT. The Project also
proposes tenant wall signage for the ground floor and second floor, which require waivers for the
copy area and letter height.
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Building A Signage: The Project proposes a single tenant, rather than multiple different tenants,
in the south space of Building A. This tenant space contains multiple entry ways and store
frontage. A waiver is needed to accommodate a second tenant wall sign on the east elevation
facing the interior of the courtyard.

Building D/E Signage: The Project proposes a single tenant, rather than multiple different tenants,
in the south space of Building D/E, which contains frontage along Gardens Parkway and the
Strand. One (1) principal wall sign exists on this building, and this Application proposes an
additional principal wall sign for this tenant. A waiver is needed to accommodate this additional
principal wall sign.

Directional Signage: The Project proposes vehicular, parking, rideshare, and pedestrian
directional signs. The vehicular and parking directional signage requires waivers for the copy area
and height, and the valet/rideshare and pedestrian directional signage requires a waiver for the
height.

Project Directory Signage: The Project proposes a project directory sign that requires a height
waiver.

Parking: The residential component of the Project satisfies the Code’s requirement for parking by
creating the residential portion of the East Parking Garage that provides 432 parking spaces. The
remaining non-residential parking requirement is determined on a shared parking basis. The
request seeks to analyze the required shared parking based on the ULI Shared Parking Manual
rather than the Code’s requirements set out in Table 34.

0] Criteria. A request for the city council to approve a waiver from one or more of the
standards and requirements applicable to a planned development, PUD, or PCD shall comply
with a majority of the criteria listed below:

(1) The request is consistent with the city's comprehensive plan.

Building R Signage: This request is consistent with Policy 1.1.1.15, which encourages the use of
mixed use development to successfully integrate distinct uses, by creating a smooth transition
from the adjacent residential uses to the new hotel use and existing retail uses on site. The
request is required to integrate the building with the interior of the site.

Building MUT Signage: This request is consistent with Policy 1.1.1.15 because it allows the new
hotel use to successfully integrate with the existing uses on site and create a true mixed-use
development. The proposed copy area and height of the signs are needed to fit the scale and
massing of the building and incorporate the design into the existing site.

Building A Signage: This request is consistent with Policy 1.1.1.15 because it integrates Building
A with both the interior of the courtyard and the new East/West Connection. The proposed signage
provides pedestrian-scale visual variety and is needed to fit the expansive frontage for a single
tenant along the East/West Connection and the interior courtyard.

Building D/E Signage: This request is consistent with Policy 1.1.1.15 because it integrates the
site by addressing the building’s extended frontage along the right-of-way by creating visual
articulation and appeal with an additional principal wall sign. This request integrates this frontage
with the rest of the site.
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Directional Signage: This request is consistent with Policy 1.1.1.15, which encourages the use of
mixed use development to successfully integrated distinct uses. The directional signage moves
people through the site, brings attention to the new uses and place-making areas on site, and
incorporates the tropical design and color consistent with the hardscape, landscape, and
architectural features.

Project Directory Signage: The request is consistent with Policy 1.1.1.15 because the height of
the directory sign integrates the uses and architecture on the site through consistent scaling.

Parking: This request is consistent with TE Policy 2.2.4.2, which provides the City a mechanism
to consider incentives and to accommodate the needs of compact four- and two-wheeled vehicles
by assessing parking requirements and other provisions of the Code. The ULI Shared Parking
Manual is more up to date and accurate than the requirements set out in the Code and therefore
provides a more comprehensive look at the required parking for this mix of uses.

(2) The request is consistent with the purpose and intent of this section.

The purpose and intent of this section is to encourage development within a PCD that is innovative
and creative, and utilizes planning, design, and architectural concepts that will benefit the City.

Building R Signage: The residential signage utilizes architectural concepts and planning that will
benefit the City by locating the signage on the interior of the site rather than facing the exterior,
residential uses adjacent to the site or public roadway. The request is necessary to support the
number of signs needed to create an architecturally-unique and innovative building design that
engages visitors and residents and integrates the new use with the existing site.

Building MUT Signage: The hotel signage utilizes architectural concepts that will benefit the City
by incorporating contemporary sign designs into the building facade. The two principal wall signs
at the top of the north and south elevations, in conjunction with the tenant wall signs at the
pedestrian-scale, provide vertical articulation throughout the facades, accommodate the scale of
the new building, and integrate the building’s contemporary design concepts. These signs support
the new mixed-use tower and bring the new hotel use to the Subject Property, which benefits the
City and the overall design of the site.

Building A Signhage: The Building A tenant signage utilizes creative design and architectural
concepts to integrate the large tenant space with the rest of the site. The request is necessary to
support the number of signs needed to provide visual variety to engage visitors and provide visual
articulation along the facade.

Building D/E Signage: The Building D/E signage encourages creative design and architectural
concepts within the site. The additional principal wall sign is needed to provide balance and visual
variety along the facade.

Directional Signage: The directional signage utilizes architectural concepts, design, and planning
that will benefit the City by creating an innovative and creative development. The increased copy
area and height allows the signage to better fit the scale of the redesigned mixed-use
development, which includes two new, taller structures than exist today. The increased size
enables the signage design to incorporate wood finishes that contrast the sleek, metallic copy
area and create an aesthetically-pleasing design throughout the site.

Project Directory Signage: The Project Directory Signage utilizes planning, design, and
architectural concepts to enhance the mixed use development. The height requirement is needed
to provide consistency with the scale and design of the surrounding uses.
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Parking: The reduced parking spaces on site provide the space needed to accommodate the new
mix of uses on site and integrate the design concepts proposed for the Project. Rather than taking
space to provide another garage or more surface parking, the reduced parking allows that space
to be more efficiently used for pedestrian amenities, increased connectivity, and open spaces that
create the sense of place envisioned for PCD developments. The request results from the
innovative mixture of multi-modal transportation elements that reduce the need for parking spaces
on site.

(3) The request is in support of and furthers the city's goals, objectives, and policies to establish
development possessing architectural significance, pedestrian amenities and linkages,
employment opportunities, reductions in vehicle trips, and a sense of place.

Building R Signage: This waiver is needed to support the residential signage, which gives the new
use a sense of place within the Downtown community and integrates the site with the non-
residential uses. The west elevation sign embodies the architectural significance envisioned for
mixed-use, planned developments by using composite wood brise-soleil as a unique backdrop to
the prominent, sleek lettering. The additional wall sign integrates the use with the south end of
the site and contributes to the Project’s overall design.

Building MUT Signage: The mixed-use tower is a focal point of the new development and
embodies the integration and architectural significance envisioned for mixed-use developments.
The increased copy area and height for the proposed signage at all levels of the tower—the
principal wall signs at the top, the tenant signs at the first and second floor pedestrian scale, and
the ground floor sigh—integrate the design and creates architectural variety and articulation. The
ground floor sign creates a sense of arrival to the hotel, while the tenant restaurant, office, and
retail signs enhance the pedestrian-level experience and encourage guests to visit the site’s
variety of uses. The height and copy area allow the signs to be to-scale with the height of the
tower and provide visual interest. The contemporary design and materials reflect the tower’s high-
end retail, restaurant, office, and hotel brands to create a sense of place for visitors.

Building A Signage: This waiver is needed to support the south end of Building A, which is a focal
point that connects the Center Court, the new East/West Connection, and the Strand. The
proposed signage provides architectural significance along the fagade and visual interest at the
pedestrian-scale.

Building D/E Signage: The Building D/E signage establishes architectural significance along the
expanse of facade facing the right-of-way and the Lakefront. The signage integrates the
commercial use with the newly-activated Lakefront to engage visitors with the site. The additional
principal wall sign is needed because only one tenant occupies this space, rather than 3 separate
tenants that would otherwise be permitted an individual tenant sign. The additional sign fits the
scale and expanse of the frontage.

Directional Signage: The directional signage supports the city’'s goals to create pedestrian
amenities and linkages and a sense of place. The pedestrian directional signage increases
connectivity by detailing the different uses on site and the most efficient access as visitors travel
through the new pedestrian amenities. The vehicular directional signage keeps traffic moving
safely and efficiently through the site and disperses traffic by enabling visitors to intentionally drive
through the site to their ultimate destination. The waiver request allows this signage to incorporate
the Project’s overall design and create a sense of place for Downtown.

Project Directory Signage: The Project Directory Signage establishes the pedestrian amenities
and linkages necessary to further the city’s goals and objectives to create an integrated, cohesive,
and exiting mixed-use development.
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Parking: The reduced parking request, and supporting methodology, supports and furthers the
city’s goals to reduce vehicle trips, provide pedestrian amenities and linkages, and create a sense
of place. With reduced parking on site, visitors are encouraged to use ride-share amenities or
other modes of transportation to access the site, which helps reduce the number of trips. The
request reduces the needed space for surface parking or additional garage space, providing more
open space to accommodate pedestrian amenities and linkages, including illuminated
crosswalks. By reducing parking on site and increasing pedestrian amenities and connectivity,
the Project creates a sense of place at Downtown.

(4) The request demonstrates that granting of the waiver will result in a development that exceeds
one or more of the minimum requirements for PUDSs.

The Project exceeds minimum requirements for planned developments, including landscaping
and open space requirements. New landscaping is added throughout the Subject Property,
including new Medjool palms and other tropical landscaping that create the envisioned Downtown
atmosphere and integrate the mix of uses. The new residential component creates green space
along the Lakefront for residents and visitors to enjoy, the new Grove provides a relaxing space
to gather and socialize, and the event space, dog park, and grove area activate the Lakefront and
integrate the site. New landscaping provides shade and refuge areas that encourage visitors to
stay on site. Enhanced hardscape features, including distinctive paving and crosswalks and
decorative planters, enhance the pedestrian walkways and amenities. Additionally, electrical
vehicle charging stations will be located on the Property to serve visitors, along with the
accommodation for future electrical vehicle charging stations for residents in the new Residential
Parking Garage. The open space, pedestrian and electric vehicle amenities, landscape, and
hardscape result from the design and site planning of the new Mixed-Use Tower and Residential
building, which require the proposed waivers.

(5) The request for one or more waivers results from innovative design in which other minimum
standards are exceeded.

Building R Signage: This waiver results from the orientation of the building and its innovative
architectural design, which displays a prominent Alta at the Gardens sign towards the interior of
the site to establish this new use as an integral part of the community. The additional, smaller
sign above the entrance provides more pedestrian-scale integration and enhances the new
architectural design.

Building MUT Signage: This waiver request results from the innovative design to integrate the
mixed-use tower through vertical articulation and high-quality, contemporary materials. The
increased height and copy area, and the number of signs, are necessary to fit the scale of the
tower, bring depth to the architecture, and create visual interest at the pedestrian-scale. The
signage exceeds standards for architectural significance.

Building A Signage: This waiver results from the innovative architectural design to create
articulation along Building A’s south and south/east facades to fit the scale of the building and
tenant space. The number of signs is necessary to break up the massing, provide pedestrian-
scale visual interest, and integrate the building with the Center Court and Strand. The signage
exceeds standards for architectural significance.

Building D/E Signage: This waiver results from the scale of the tenant frontage along Gardens
Parkway and the architectural design needed to provide visual articulation and integration with
the Lakefront.
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Directional Signage: This waiver results from using signage with unique design that reflects the
scale of the new structures on site to increase pedestrian and vehicular connectivity throughout
the site. The signage includes new landscape and hardscape elements to integrate the signage
with the mix of uses and exceed architectural and design standards.

Project Directory Signage: This waiver results from the signage height and design that reflects
the scale of the new structure and pedestrian-level amenities on site. This signage exceeds
standards for architectural significance.

Parking: This waiver results from the innovative design to incorporate a mix of uses at Downtown
while increasing open space and public amenities and decreasing surface parking areas. By
reducing the number of required surface parking spaces on site, the Project incorporates
increased pedestrian crosswalks, bike share and ride share areas, and the potential for a new
trolley station that exceed the pedestrian connectivity and multi-modal transportation standards.

(6) The request demonstrates that granting of the waiver will result in preservation or valuable
natural resources, including environmentally sensitive lands, drainage and recharge areas,
and coastal areas.

There are no natural resources on site that will be impacted by this request.

(7) The request clearly demonstrates public benefits to be derived, including, but not limited to,
such benefits as no-cost dedication of rights-of-way, extensions of pedestrian linkages
outside of the project boundaries, preservation of important natural resources, and use of
desirable architectural, building, and site design techniques.

Building R Signage: This request benefits the public through enhanced architectural and site
design techniques. The main sign on the west elevation, in conjunction with its unique backdrop,
reflects the massing and scale of the building and complements the building’s fagade. The south
elevation integrates the residential use with the existing site to enhance the sense of place at
Downtown.

Building MUT Signage: This request benefits the public through the resulting desirable
architectural, building, and site design techniques. The two Aloft signs on the north and south
elevations support the orientation of the hotel facing Lake Victoria Gardens Drive, while
integrating the new mixed-use tower with the site’s interior courtyards. The increased copy and
height not only enable visitors to see the signs as they travel to the site, but are also necessary
to integrate the scaling and massing of the building with the existing site and surrounding uses.
The first and second floor retail, restaurant, and office use signs are located along the East/West
Connection and encourage visitors to explore the variety of uses on site. These tenant signs give
the mixed-use tower architectural variation and enhance the pedestrian experience. The ground
sign located at the hotel's entrance creates a sense of place and brings the tower’s sleek,
contemporary design to the pedestrian-level. The size increase is necessary to support the
tower’s height and scale and create the architectural significance envisioned for Downtown.

Building A Signhage: This request benefits the public through the resulting desirable architectural,
building, and site design techniques. The proposed signage integrates Building A with the Center
Court, the East/West Connection, and the Strand. The signage creates pedestrian-scale visual
interest and fits the size of the frontage. The additional tenant sign is located at the southeast
corner of the building and identifies the unique bike shop use that has its own entryway and
distinct use within the tenant space.
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Building D/E Signage: This request benefits the public through the resulting desirable
architectural, building, and site design techniques. The signage provides visual variety along the
expansive frontage and integrates the Building with the Lakefront. The additional tenant signs are
needed because the space is being used by a single tenant rather than three separate tenants,
so additional signage is required to fit the scale and design of the building and surrounding uses.

Directional Signage: This request benefits the public through the resulting desirable architectural,
building, and site design techniques. The signage integrates the site on the pedestrian and
vehicular levels and encourages people to move safely, efficiently, and intentionally throughout
the site. The signage highlights the new uses on site and contributes to the overall design of the
Project through its contemporary design that brings high-quality materials and color throughout
the site.

Project Directory Signage: This request benefits the public through the use of desirable site design
techniques. The waiver height reflects the scale of the enhanced pedestrian-level experience and
activity on the site and integrates the architecture and design.

Parking: This request utilizes site design techniques to increase multi-modal transportation on
site, improve pedestrian connectivity, and add new uses with unique architectural and building
design without adding more parking areas to the site.

(8) Sufficient screening and buffering, if required, are provided to screen adjacent uses from
adverse impacts caused by a waiver.

Building R Signage: The residential signage is not located along Gardens Parkway and does not
require screening or buffering. The signage faces the interior mix of uses to integrate the
residential component with the existing center and to create a sense of place for the new
residents.

Building MUT Signage: The Aloft ground sign is located on a median with landscaping that
matches its size and scale. It is intended to create a sense of arrival at the new hotel use and
does not require screening and buffering. The north and south principal Aloft signs are intended
to draw attention to the new use and guide visitors to the site. The size is necessary to accomplish
that purpose, and no screening is required. The size is mitigated by the facade’s architectural
design itself. The size of the tenant wall signs are intended to contribute to the new, interactive
pedestrian experience and are needed to provide signs that fit to scale. Any impact from the
tenant signs is mitigated by increased landscaping on site and along the pedestrian walkways
and architectural features. Screening and buffering is not required.

Building A Signage: The proposed signage is internal to the site and does not impact adjacent
uses.

Building D/E Signage: The proposed signage does not have adverse impacts as it is along the
right-of-way across from the Lakefront and setback from adjacent uses. The number of signs is
intended to break up the massing of the facade and provide visual articulation and interest, as
well as identify the tenant space.

Directional Signage: The proposed directional signage is internal to the site and, while prominent
and distinctive to serve its intended purpose of directing pedestrian and vehicular traffic, is also
integrated with the site through its design and supporting landscaping. Screening and buffering is
not required for this signage.

Project Directory Signage: The increased height for the Project Directory Sign is consistent with
other signage and uses on site and does not create any adverse impacts on adjacent uses.
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Parking: The reduced parking does not require screening and buffering.
(9) The request is not based solely or predominantly on economic reasons.
Building R Signage: This request is based on the size and massing of the residential building,

which requires an additional sign to integrate the building’s design and provide aesthetically-
pleasing architecture. The request is not based solely or predominantly on economic reasons.

Building MUT Signage: This request is based on the orientation and design of the mixed-use
tower and the signage needed to support its variety of uses. The north and south Aloft signs at
the top of the building are important to guide new guests to the site who may not be familiar with
the property. The increased height and copy area allows the signage to fit the scale of the building
and create an interactive pedestrian-scale experience. The request is not based solely or
predominantly on economic reasons.

Building A Signage: This request is based on the scale of Building A and the signage needed to
support the space, provide visual interest, and integrate the Building with the surrounding site.
The request is not based solely or predominantly on economic reasons.

Building D/E Signage: The request is based on the scale of Building D/E and the sighage needed
to support the space and provide architectural articulation along the right-of-way. The additional
tenant signage provides important identification and wayfinding for the tenant space. The request
is not based solely or predominantly on economic reasons.

Directional Signage: This request is based on the City’'s desire for increased pedestrian
connectivity, enhanced traffic circulation and safety, and integrated design. The increased copy
and height allows the signage to be aesthetically-pleasing and complement the existing
landscape, hardscape, and architectural elements, while also providing clear directions and
circulation for people and traffic on site. The request is not based solely or predominantly on
economic reasons.

Project Directory Signage: This request is based on the City’'s desire for increased pedestrian
connectivity and integrated design that complements the scale, massing, and pedestrian-level
activity of the site.

Parking: The request is based on the City’'s desire to encourage multi-modal forms of
transportation, discourage vehicular parking, and increase pedestrian connectivity within mixed-
use developments, thereby reducing the need for parking spaces and discouraging the use of
individual vehicular trips to the site. The request is not based solely or predominantly on economic
reasons.

(10) The request will be compatible with existing and potential land uses adjacent to the
development site.

Building R Signage: The residential signage is located on the west and southwest elevations of
the building to create a sense of place for the new residential community. The residential building
is located at the northeast corner of the Subject Property adjacent to the existing residential
communities and the lakefront and serves as a transitional use between the adjacent properties
and the site’s nonresidential interior center. The two signs are located on the building facades
that face the interior of the site, rather than the exterior, adjacent land uses.

Building MUT Signage: The mixed-use tower signage is located at the northeast corner of the
Subject Property adjacent to residential land uses. The request will be compatible with the existing
land use because it provides aesthetically-pleasing design and enhanced architecture and
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creates a transition from the adjacent residential communities and the Project’'s multi-family
residential building, to the interior nonresidential uses.

Building A Signage: The proposed signage is internal to the site and does not impact adjacent
land uses.

Building D/E_Signage: The Building D/E signhage is pedestrian-scale signage located along
Gardens Parkway and across from the Lakefront. The request is compatible with the existing land
use because it provides enhanced architecture and design and creates visual interest across from
the newly activated lakefront.

Directional Signage: The directional signage is internal to the site and does not impact adjacent
land uses.

Project Directory Signage: The Project Directory Signage is internal to the site and does not
impact adjacent land uses.

Parking: The request is compatible with existing and potential land uses adjacent to the
development of the site because it enables the site to accommodate the orientation of the new
buildings, pedestrian amenities, and open space that are consistent with the adjacent land uses
rather than using the site for more parking.

(11) The request demonstrates the development will be in harmony with the general purpose and
intent of this section, and that such waiver or waivers will not be injurious to the area involved
or otherwise detrimental to the public health, safety, and welfare.

Building R Signage: This request supports the innovative design of the new residential building
and overall Project by creating signage that fits the scale and massing of the building while
orienting the signage towards the interior of the site and away from the adjacent residential uses.
The request will not otherwise be detrimental to the public health, safety, and welfare.

Building MUT Signage: This request supports the innovative design of the Mixed-Use Tower by
incorporating a variety of size, material, and design that integrates the variety of uses within the
tower. The signage will allow new visitors to easily access the site and enhance the pedestrian
experience along the East/West Connection. It is not otherwise detrimental to the public health,
safety, and welfare.

Building A Signage: This request supports the innovative design of the redeveloped Downtown
Palm Beach Gardens by integrating Building A with the new East/West Connection, the Center
Court, and the Strand, and providing visual articulation and interest along the building facade.
The request will not otherwise be detrimental to the public health, safety, and welfare.

Building D/E Signage: This request supports the innovative design of the redeveloped Downtown
Palm Beach Gardens by integrating Building D/E with the activated Lakefront and providing
enhanced architectural design through pedestrian-scale signage. The request will not otherwise
be detrimental to the public health, safety, and welfare.

Directional Signage: The directional signage serves the general intent and purpose of this section
by enhancing pedestrian and vehicular connectivity, safety, and circulation while preserving and
integrating the site’s unique design. This request will not otherwise be detrimental to the public
health, safety, and welfare.

Project Directory Signage: The Project Directory signage serves the general intent and purpose
of this section by enhancing pedestrian circulation and wayfinding on site and contributing to the
overall design of the site. This request will not otherwise be detrimental to the public health, safety,
and welfare.
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Parking: The request will be in harmony with the general intent and purpose of this section to
provide innovative designs that support the City’s goals for mixed-use development and increased
mobility. The parking reduction is not detrimental to the public health, safety, and welfare, but
instead encourages mobility which enhances public health safety and welfare.

VIl. Regional Center PCD Master Plan Amendment

The concurrently proposed PCD Master Plan Amendment increases the entitled square footage
for the Subject Property, which requires an amendment to the Regional Center Master Plan. The
Master Plan Amendment adds the following square footage to the PCD Master Plan:

e Hotel (108,891 sq. ft.)
¢ Residential Multi-Family (280 dwelling units)

The staff report for Resolution 23, 2013 stated, “Future amendments for a specific parcel within the
PCD will be analyzed individually similar to other parcels within the City. Each parcel will be subject
to Palm Beach County’s Traffic Performance Standards Ordinance (TPSO) and the City’'s traffic
concurrency management system. The previously approved conversion matrix is no longer needed
since parcels will rely on their individual development approvals as a determination of the baseline
impacts for their traffic concurrency.”

The proposed Project does not create any adverse impacts on traffic operations internal to the
Subject Property. Externally, the project does not create any new adverse traffic impacts on the
transportation network around the site, and the Applicant has discussed above the mitigation efforts
and future improvements that may be implemented to accommodate existing operational
deficiencies. The Project improves access, parking, and internal vehicular circulation and pedestrian
amenities throughout the site.

VIIl. Conclusion

The Application will rejuvenate the Subject Property and create a unique Downtown urban core
community. The Project encourages people to use multi-modal transportation to visit the site and
take advantage of the expansive pedestrian amenities and gathering areas to socialize with
friends, family, and colleagues. The new hotel and residential uses invite people to stay and live
on site and enjoy the mix of uses and sense of community. The Project’s innovative design, unique
architecture, hardscape, landscape, and enhanced pedestrian connectivity activate the site and
support the requests within this Application and will establish Downtown as a true live, work, play
community.

ACTIVE:13585647.1
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PTC

Transportation Consultants 2005 Vista Parkway, Suite 111
West Palm Beach, FL 33411-6700

(56T) 296-9698

Certificate of Authorization Number: 7989

May 25, 2021

Mr. Martin Fitts, AICP

City of Palm Beach Gardens, Planning & Zoning
10500 North Military Trail

Palm Beach Cardens, FL 33410

Re: Downtown Palm Beach Gardens Full Vision - #PTC20-002I
PCDA-20-04-000040, REZN-20-04-000023, SPLA-20-04-000057

Dear Mr. Fitts:

Pinder Troutman Consulting, Inc. (PTC) has completed our review of the submittal package for the
above-referenced project. Specifically, we have reviewed the revised Transportation & Mobility Analysis
dated April 1, 2021 and the May 10, 2021 Trip Generation Statement prepared by Kimley-Horn &
Associates, Inc., along with the Justification Statement and Master Plan. The project, as presented in the
study, is summarized below:

Approved Uses: 248,100 SF Shopping Center
10,500 SF Medical Office
12,400 SF General Office
116,862 SF Health Club
2,474 seat Movie Theater

Proposed Uses: 223,985 SF Shopping Center
13,720 SF Medical Office
39,120 SF General Office
116,862 SF Health Club
1,700 seat Movie Theater
280 DUs Mid-Rise Multifamily
174 Room Hotel

All of the previous comments have been satisfied. The following conditions are proposed:

1. In order to apply the proposed 2% mode share reduction related to trip generation and required
parking, the Applicant shall construct and maintain on-site bicycle and pedestrian improvements
in accordance with the site plan and exhibits contained in this approval.

2. In order to meet the City's Trolley/Transit Mobility standards, the Applicant shall provide a
minimum of one trolley stop on site for future use, and a minimum of one ride-share stop on
site.

3. In order to meet the City's Roadway/Intersection standards, the Applicant shall:
a. Install guide signage on eastbound PGA Boulevard identifying the ability for traffic
destined to Downtown Palm Beach Gardens to turn right onto Lake Victoria Gardens
Drive to access northbound Alternate ATA, subject to permitting approval from FDOT.
No building permits for vertical construction shall be issued until conceptual approval
from FDOT has been obtained for this sign installation.
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b. Extend the eastbound left turn lanes on PGA Boulevard at Lake Victoria Gardens Avenue
an additional 100’, or to the maximum extent possible, subject to FDOT approval. No
building permits for vertical construction shall be issued until conceptual approval from
FDOT has been obtained for this improvement.

c. Monitor the intersection of Fairchild Gardens Avenue & Kyoto Gardens Drive by
providing an annual intersection analysis. This shall consist of updated traffic counts,
crash data and analysis of the intersection for the AM and PM peak hours. Should there
exhibit a safety or efficiency issue, the Applicant shall propose and construct
improvements consisting of a roundabout and/or other improvements subject to
approval by the City Engineer. Surety shall be posted for this improvement.

d. Monitor the intersection of Kyoto Gardens Drive & South Site Driveway by providing an
annual intersection analysis. This shall consist of updated traffic counts, crash data and
analysis of the intersection for the AM and PM peak hours. Should there exhibit a safety
or efficiency issue, the Applicant shall propose and construct improvements, consisting
of a median diverter on Kyoto Gardens Drive & South Site Driveway to restrict the egress
movements from the south and north to right-out only, subject to approval by the City
Engineer. Surety shall be posted for this improvement.

e. Prior to the issuance of the first Certificate of Completion or Certificate of Occupancy for
the mixed-use tower or residential building, whichever comes first, the Applicant shall
install the signal at the intersection of Gardens Parkway and Lake Victoria Gardens
Avenue / Valencia Gardens Avenue, or as permitted by Palm Beach County.

It is suggested that additional improvements to multi-modal facilities may be appropriate in the future,
as follows:

1. Bicycle Facilities:
a. 4 bike lanes on Gardens Parkway from Alternate ATA to Fairchild Gardens Avenue, both
directions,
b. 5'bike lanes on Kyoto Gardens Drive from Alternate ATA to Fairchild Gardens Avenue,
both directions, per the Mobility Plan improvement list,
c. 4" bike lanes on Lake Victoria Gardens Drive from Kyoto Gardens Drive to Gardens
Parkway, both directions.

2. Walking/Biking Facilities:

a. 8' pathway on Gardens Parkway from Alternate ATA to Fairchild Gardens Avenue with
landscape buffer or street trees, both sides,

b. 12' pathway on Alternate ATA from Kyoto Gardens Drive to Gardens Parkway with
landscape buffer or street trees, east side, per the Mobility Plan improvement list,

c. 12' pathway on Kyoto Gardens Drive from Alternate ATA to Fairchild Gardens Avenue
with landscape buffer or street trees, both sides, per the Mobility Plan improvement list,

d. 8' pathway on Lake Victoria Gardens Drive from Kyoto Gardens Drive to Gardens
Parkway with landscape buffer or street trees, both sides.
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3. Roadway Facilities:
a. At the intersection of Kyoto Gardens Drive & Alternate ATA,
i. Extend the northbound left turn lane to accommodate 590" of storage, or as
much as feasible,
ii. Extend the westbound left turn lane to accommodate 205’ of storage, or as
much as feasible,
iii. Extend the eastbound left turn lane to accommodate 480" of storage, or as much
as feasible (this is subject to the realignment of RCA Center Drive to the west).

If you have any questions or need additional information, please do not hesitate to contact me.

Sincerely,

Rebecca J. Mulcahy, P.E.
Vice President
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