














PROJECT NARRATIVE 
Midtown PUD/Borland Center for 

Community Enrichment 
Pointe Midtown Townhomes and 

Specialty Grocery 
May 17, 2016 

 
 
Request/History/Location 
 
On behalf of the applicant, Ascend PGA Midtown, LLC, Urban Design Kilday Studios 
hereby respectfully submits this application request for: modification of the approved 
Midtown PUD/Borland Center for Community Enrichment master site plan and Traffic 
Concurrency to allow 63 single family attached units and 25,167 sf of retail for a 
Specialty Grocery.   
 
The proposed area of development is currently vacant and is part of an overall PUD 
plan designated as additional Open Space.  The PUD was approved by the City Council 
through Ordinance 13, 2004 and Resolution 92, 2004 which approved the rezoning of 
the MXD PUD and a master development plan to allow 64,533 square feet of cultural 
center and church facilities, 64,025 square feet for retail/commercial uses, 19,950 
square feet for restaurant use, 10,900 square feet for professional office use, and 225 
multifamily units.  The approvals included a Conditional Use for a 500-seat 
theater/church and a 300-seat banquet facility. Subsequent approvals have been 
granted to allow a preschool, metes and bounds subdivision, and various applications 
to address signage, preserve areas and art. The overall PUD is 47.11 acres and the 
affected area of the subject application is approximately 8.9 acres.  The PUD is located 
on the north side of PGA Boulevard between Garden Square Boulevard and Shady 
Lakes Drive.   
 
The proposed townhome development will be a continuation of the successful Pointe 
100 townhome development built by the applicant in Boca Raton.  The retail portion of 
the plan will be a continuation of the existing plaza built and managed by RAM Real 
Estate Services.  The proposed residential component will be consistent with the density 
allowed under MXD PUD and the commercial component will provide an anchor tenant 
to complete the commercial development along the frontage of PGA Boulevard. The 
proposed residential development has been designed to integrate the townhome lots 
into an urban setting with ample open space and landscaping to create private spaces 
and a sense of community. The retail building will be consistent with the existing plaza 
theme with a modification of the streetscape design to allow for more effective 
integration of pedestrian activity adjacent to the street. 
 
 
 

 
 
 
 
 

Urban Planning and Design 
Landscape Architecture 
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The area of the master plan that is being submitted for approval has previously been 
designated as “additional” Open Space.  The Open Space designation was used as an 
interim designation until a plan of development was proposed.  All open space 
requirements have been met.  
 
Existing Zoning and Future Land Use Plan Designations  
 
The site has a zoning designation of Mixed-Use (MXD)/Planned Unit Development 
(PUD) Overlay and a Future Land-Use and Vision Map designation of Mixed-Use 
(MXD). The areas around the affected area have all been developed.  Immediately 
abutting the site on the north is a lake, a preserve area and FPL Sub-station abuts the 
western property line, PGA Boulevard is to the south and the existing Midtown 
development is to the east. 
 

EXISTING USE ZONING FUTURE LAND USE 

Subject Site: 
Vacant  PUD/MXD MXD 

TO THE NORTH: 
Garden Lakes 

Multi-Family Attached 
Townhomes (RM/PUD) 
 

Residential Medium (RM) 

TO THE EAST: 
Gardens Square 

PUD/CG1 Commercial 

TO THE SOUTH: 
PGA Boulevard, PGA Commons 

PUD/MXD MXD 

TO THE WEST: 
.FPL sub-station, Shady 
Lakes Drive, Gardens of 
Woodberry 

Multi-Family Residential 
(RM) 
 

Residential Medium (RM) 

 
Concurrency 
 
Included in this application is a request for traffic concurrency for 63 single-family 
attached townhomes and 25,167 square feet of retail. The proposed project will comply 
with all required levels of service standards as adopted by the city.   Attached is a traffic 
analysis which indicates that the project build-out date will be the end of 2018 and that 
no additional intersection modifications are required to the roadway system for 
acceptable operation.   
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Water and Wastewater: The existing PUD currently has existing utility lines which will 
be used to provide water and wastewater to the proposed development.  The applicant 
will be required to pay for connection fees, administration fees and capacity reservation 
fees. 
 
Solid Waste: Solid Waste capacity for Palm Beach Gardens is available through the 
year 2046. 
 
Drainage System: The existing drainage system has been designed to accept the 
outfall from the affected area.  The residential component of the project will have a 
system of yard drains between the residential lots and the commercial component will 
include exfiltration trenches which will be used to pretreat the water before discharge 
into the lake.  
 
Recreation: The existing PUD provides a pool and tennis court for the existing 
residential community.  The proposed residential units will also have a pool and 
recreation center.  The proposed pavilion will include bathrooms and a large open 
veranda/loggia.  The proposed pool and pavilion area are designed to front upon the 
lake for a peaceful and tranquil setting.  The PUD provides 23 acres or 48% of the site 
in Open Space which far exceeds the Land Development Regulation requirements.  The 
inherent nature of an urban residential community also includes the amenity to have 
convenient access and interaction with the non-residential components of the project.  
 
PUD PROJECT DETAILS 
 
Density 
 
The current land use and zoning designations of MXD allow for a gross density of twelve 
(12) units per acre.  The proposed net density of the PUD will go from 5.2 du’s/ac to 
6.11 du’s/ac, still well below the density allowed.   
 
Architectural Style and Special Features 
 
Pointe Midtown Residential Townhomes:  
The proposed 2-story townhomes will have 4, 5 and 6 unit buildings, with 2 alternative 
floor plans.  The end units are 2,490 square feet with a first floor master suite and three 
bedrooms upstairs.  The center units are 2,174 square feet with an upstairs master 
along with two more bedrooms.  Each home will have a 2 car garage as well as a full 
20-22’ long driveway to allow 4 cars to park.  The coastal modern architectural style 
homes will have a combination of 4 color schemes for the buildings with alternating roof, 
paver and awnings fabric to provide a complementary blend of colors without duplicating 
building colors adjacent to each other.  The color schemes are earth tones and soft 
pastels shades which will be complimentary to the other buildings in the PUD.  Each 
home will include a patio with a canvas awning and an option to expand the patio by 5’.  
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Each unit/building includes roof line and façade variation to provide interest and 
articulation.  The front and rear façade of each home includes shutters, a variation of 
materials and textures, cement tile roof, and decorative trim.  Each home will include a 
5’ patio with a canvas awning in a color to complement the home.  The homeowner will 
have the option to extend the pavers on the patio by 4’, but will not be allowed to extend 
the awning.  Patios will not be allowed to be enclosed and fences will not be allowed to 
enclose the lots.  A dense planting of landscape material will provide separation 
between the units. 
 
Pointe Midtown Recreation Center: 
The pavilion will include two restrooms and over 2000 sf of covered veranda. The 
pavilion will be available for all residents use. The architectural style, color and materials 
of the pavilion will be consistent with the townhomes. The proposed landscaping and 
the pool and deck lake orientation will create a lush and tranquil experience. 
 
Specialty Grocery: 
The proposed grocery has been designed to be consistent with the colors, materials 
and general style of the existing retail structures.  The style of the grocery store also 
includes signature details associated with the grocery chain.  The façade has included 
architectural towers, window treatments, banding, scoring and canopies.  The roof line 
has varied heights to provide interest.  All loading, deliveries and dumpster operations 
have been placed adjacent to the western buffer line for screening and separation from 
the existing plaza.  Cart storage has been screened adjacent to the front of the building.  
An outdoor seating area has been provided to allow customers a place to rest.  Benches 
will also be provided under the trellis along PGA Blvd.  The plaza area has been 
designed to encourage pedestrian connectivity along PGA Blvd. 
 
Access 
 
Access to the site is proposed from PGA Boulevard and Shady Lakes Drive.  Following 
conceptual approval from FDOT, the entrance along PGA Boulevard was redesigned to 
shift to the east to provide a more centrally located entrance.  This entrance shift allows 
for a more efficient site plan design and more direct access into the PUD.  Due to the 
FDOT decision to not allow a median access point on PGA Boulevard, the need for 
multiple exit lanes has been eliminated.  The entrance has been designed to allow left 
and right turns and a through lane that connects to the main north/south drive.   
 
There are two existing access points on Shady Lakes Drive.  The southernmost 
entrance has been designed to accommodate the truck traffic which services the 
existing plaza.  The proposed specialty grocery will also use this access way to enter 
and exit the site.  The northernmost access drive on Shady Lakes Drive will be primarily 
residential and church related traffic.   
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Pedestrian Connectivity 
 
The applicant is proposing to continue the existing public sidewalk on PGA Boulevard 
with a plaza design which is intended to encourage more effective pedestrian 
connectivity to the grocery store.  Sidewalk connections have also been provided 
throughout the residential community to connect to the proposed and existing 
commercial development.  
 
Project Signage 
 
The relocation of the entrance drive will require the relocation of the three church signs.  
For consistency, the two main curved monument signs are proposed to be constructed 
at the same height of the other project monument signs while maintaining the same sign 
face area.  The existing small Borland Center sign will be moved but will have a 50’ 
separation from the main curved entrance signs, as required by the current code.  The 
message on the small sign will now represent the school.  The colors, materials, shape 
and design of the church signs will be consistent with their current construction. 
 
The specialty grocery is requesting a waiver to allow a small ground sign, using the 
previously approved directional sign design.  The applicant is also requesting approval 
for a small directional sign, at the southern entrance on Shady Lakes Drive. Both of 
these signs will be consistent with the signs that currently exist. 
 
Lighting 
 
All proposed lighting for the site will be in accordance with the City of Palm Beach 
Gardens Land Development Regulations. The lighting in the parking lot of the grocery 
will be consistent with the lights in the existing commercial plaza.  The lights in the 
residential community will be more contemporary to compliment the architectural style 
of the residential units.  Special light shields will be added to the lights along the north 
side of the grocery parking lot to shield the residences to the north.  
 
Landscape Buffers and Foundation Plantings 
 
The PUD buffer on the west side of the grocery has been included in this application, 
along with a redesign of the 55’ PGA Blvd streetscape.  The preserve area and buffers 
abutting the residential community are existing.  Many of the existing trees are proposed 
to be relocated to the buffers and reutilized in the landscape design.  The proposed 
landscape design includes plants predominantly listed on the preferred plant list.  The 
proposed planting plan exceeds the code required points for residential and non-
residential development. 
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Site Amenities 
 
The proposed site plan design allows 15.6% of the PUD to be consolidated into 
community serving open space.   Included in the residential design are a pavilion and 
pool along with lush landscaping around and between the buildings.  The commercial 
site has incorporated a direct connection to the PGA Blvd buffer to provide pedestrian 
friendly plaza areas and seating.  The urban setting allows the residents to interact with 
the commercial development while still being able to enjoy private spaces. 
 
Parking 
 
Each residence will have a two-car garage with an additional two spaces provided in 
the driveway. There will be twenty-two spaces at the recreation area with an additional 
19 guest parking spaces provided in a variety of locations throughout the property. Stall 
sizes will vary between 9 and 9.5’ wide and 18.5’ long, except for the handicap spaces 
which will be 12’ wide and the driveway spaces which will be 20’ long.  
 
Parking for the 23,931 sf of Specialty Grocery is provided at a ratio of 1 space per 200 
sf.  The 1,351 sf mezzanine within the grocery is parked at a ratio of 1 space per 2000 
sf. and the outdoor seating is parked at 1 space per 200 sf.  Parking spaces provided 
for the Specialty Grocery are 9.5’ x 18.5’.  In cases where parking spaces abut perimeter 
conditions, a 2’ overhang has been included within the 18.5’ dimension.    Loading is 
provided on the west/rear of the store and is screened by a wall and landscaping.  
 
Drainage 
 
The proposed drainage system will consist of curbing, inlets, and pipes and exfiltration 
which will connect to the existing lake.  The runoff from the roadway will collect in the 
curbing and inlets while the pipes route it to the on-site lake.  The on-site retention will 
be designed to hold the 100-year, 3-day storm event on-site.  The Finished Floor 
elevation will be set a minimum of 6” above the same elevation.   
 
Phasing 
 
The proposed development will be constructed in three phases with the commercial and 
residential development being constructed separately.  The applicant will be requesting 
approval to allow the relocation of the entrance drive as a separate request from this 
application.   
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Land Development Regulations 
 

 
SITE ANALYSIS:  
Borland PUD 
 
Comparison 
(per code unless 
otherwise noted) 

 
Allowed/Required 

 
Proposed 

 
Compliance 

 
Waiver 
Requested 

 
Open Space 
(PUD) 

 
15% min.        15.6%  

yes 
 
 

 
Minimum PUD 
Development Size 

 
5 acres 

 
47.11 acres 

 
yes 

 
 

 
Maximum Height 
Limit (MXD) 

 
49' 

 
40’ – Grocery 
26’ - Residential 
 

 
yes 

 
 

 
Setbacks (MXD) 

 
 

 
 

 
 

 
 

Front 30’ 23’  yes 
Side  10’ 0’  yes 
Side Facing Street 20’ 17’  yes 
Rear 20’ 8.9’  yes 

Parking  
 
 

 
 

 
 

 
 

Number Required 1649 1733 
 
yes  

Stall Dimensions  10’ x 18.5 feet 
9.5' x 18.5' (Com) 
and  
8’ x 20’ (Res) 

yes  

Loading Spaces 2 2 yes 
 
 

Signage 
 
 

 
 

 
 

 
 

Directional Signs 2 2 yes  
 

Wall Signs 2 @ 90 sf each 
1 @ 90 sf 
1 @ 200 sf 

yes 
 

 
yes 
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Waivers/Justification  
 
One of the general purposes and intentions of the Planned Unit Development and Mixed 
Use Development overlay districts are to “establish and encourage efficient and creative 
development or re-development of property; to provide maximum opportunity for the 
application of innovative concepts of development in the creation of aesthetically 
pleasing living, shopping and working environments on properties of adequate size 
shape and location...and to ensure that development occurs according to limitations of 
use, design, density, coverage, and planning as stipulated in an approved development 
plan”.  As a result of these concepts, the PUD and MXD Overlay Districts were created 
as Flexible Zoning districts that are intended to allow for deviations from standard Land 
Development Regulations.  In turn, the applicant understands that they will be subject 
to conditions of approval. Deviations to the standard Land Development Regulations 
are accommodated through the waiver approval process. The granting of waivers allows 
innovative, and creative design concepts to be realized that will be a benefit to the city.   
 
We have selected the “underlying” zoning district of Residential Medium (RM) for the 
purposes of comparing the proposed development plan with standard zoning district 
land development regulations.  The purpose of the comparison is to identify any 
deviations that may be proposed from the standard land development regulations.  
 
The unique physical conditions of the parcel along with the desire of the applicant to 
develop the site as a townhome community, has required the applicant to request a 
number of waivers from the City’s LDRs.  It should be noted that because of the attached 
home design, the community serving open space can be consolidated, the separation 
between adjacent uses can be increased, and more open space can be provided.  The 
design allows lots to abut the preserve and common open space areas between the 
units.  As an alternative to the concept of each lot enjoying an open space area, the 
proposed design provides these community serving open space areas as an amenity 
and a benefit for all residents of the community. 
 
We believe that the design of this project is consistent with previously approved 
townhouse projects in the City, is consistent with the intent and purpose of the 
PUD/MXD district regulations, and is consistent with comparable development 
standards within other communities. The code does not address the allowance of an 
attached product type which requires the applicant to request a number of waivers. The 
approval of the waivers will also allow a more cohesive community serving open space. 
Because the proposed development has been designed to consolidate community 
serving open space it allows for creativity in designing the homes and placement on the 
lots. For these reasons we feel the requested waivers should be approved and 
respectfully request your support. 
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The applicant is requesting seven (7) waivers:  
 
1. The applicant would like to request a waiver from Section 78-141, Table 10, Lot 
Width, to allow the width of the individual townhome lots to be reduced from 90’ to 24’-
4”. This waiver request is a result of the applicant’s desire to provide an attached product 
type and represents the width of the smallest individual home. The open space that 
would otherwise be included in the lot width has been incorporated into community 
serving open space.   

 
2. The applicant would like to request a waiver from Section 78-141 – Table 10, Lot 
Coverage, to allow individual lot coverage to be increased from 35% to 54%.  This 
waiver request is a result of the applicant’s desire to consolidate individual lot area open 
space into more cohesive community serving open space for the enjoyment of all the 
residents.  This waiver is consistent with similar waivers granted for attached product 
types in other communities.   
 
3. The applicant would like to request a waiver from Section 78-141, Table 10, Front 
Setback, to allow a Front setback of 23’ for the non-garage portion of the home.  In all 
cases the garage portion of the home will meet a minimum 27’ front setback providing 
a minimum 20’ driveway. This waiver is consistent with previously approved waivers for 
similar projects and will allow the townhouse product to be placed on the lots in a 
manner that continues to provide a full size driveway along with adjacent landscaping 
and utilities. The reduced front setback allows for a more flexible and creative approach 
to the design of the townhouse product.   
 
4. The applicant would like to request a waiver from Section 78-141, Table 10, Rear 
Setback to allow a reduction of the rear setback of from 20’ to 8.9’’ for buildings. In all 
cases the rear of the units will face some form of open space which will provide a visual 
separation between uses.  The homes are limited to the design and configurations 
presented with one option for expansion of the patio by 4’.  Screen enclosures are not 
allowed and the canopy will not be allowed to extend beyond the 5’ patio.  All yards will 
be maintained by the Master Association. 
 
5. The applicant would like to request a waiver from Section 78-141, Table 10, Side 
Setback to allow the reduction of the required 10’ side setback to allow 0’ setback for 
an attached product type. All buildings will have a minimum 15’ separation between 
structures.  
 
6. The applicant would like to request a waiver from Section 78-141, Table 10, Side 
Street Setback to allow the reduction of the required 20’ side setback to allow 17’ 
setback.  
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7. The applicant would like to request a waiver from Section 78-285, Permitted Signs, 
Table 24, Maximum size of copy area, to allow an increase in the square footage of 
the copy area from 90 square feet to 200 square feet. The proposed grocery store will 
be a standalone building and an anchor of the plaza.  It will be important for the public 
to be able to see and read the sign prior to the entrance into the plaza.  The building 
face area where the sign is proposed is proportionate to the proposed sign size. 
 
Waiver Criteria: 
 
(1) The request is consistent with the city's comprehensive plan.  
 
The proposed waivers are consistent with the provisions of the Land Development 
Regulations that allow for waivers in a PUD. The proposed waivers are not in violation 
of the Comprehensive Plan. 
 
(2) The request is consistent with the purpose and intent of this section.  
  
This request is consistent with the provisions of the code that allow waiver requests 
within a Planned Unit Development district necessary to implement the site plan, based 
upon the most comparable zoning district. 
 
(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.  
 
The approval of the site plan and architectural design of the overall project satisfies the 
city’s goals and objectives for a project with architectural significance, pedestrian 
amenities and linkages, and a sense of place. Approval of the requested waivers will 
enhance the proposed development by allowing for the proposed townhome 
development to reflect traditional design and characteristics of similar Townhome 
development in the City and allow for adequate parking for the residents and their 
guests. 
 
(4) The request demonstrates that granting of the waiver will result in a 
development that exceeds one or more of the minimum requirements for PUDs.  
 
The proposed waivers will allow for the development of the site as townhome community 
that will provide for residential amenities and adequate parking for the residents and 
their guests.  In that City of Palm Beach Gardens’ Land Development Code does not 
address the development requirements for a Townhome product, it is necessary that 
the applicant request these waivers in order to provide for a townhome community that 
is both innovative in its design, and provides exceptional community amenities. The 
applicant proposes to exceed the open space and landscape requirements for the site. 
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(5) The request for one or more waivers results from innovative design in which 
other minimum standards are exceeded.  
 
The proposed design of the townhome community allows for an efficient circulation 
pattern on a uniquely shaped parcel of land, allowing for convenient and safe access 
for the residents, along with amenities in an urban setting. The overall design of the site 
allows the consolidation of open space for the benefit of the community as a whole. The 
granting of the waivers will allow the applicant to address the unique site location and 
access constraints in a creative and innovative design. 
 
(6) The request demonstrates that granting of the waiver will result in 
preservation of valuable natural resources, including environmentally-sensitive 
lands, drainage and recharge areas, and coastal areas.  
 
The site design allows for the consolidation of open space which will create more viable 
and useful area for the community.  The design will allow for appropriate drainage and 
recharge areas, while providing for community usable open space. 
 
(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.  
 
The proposed waivers will provide the residents of the PUD townhome community larger 
consolidated areas of open space that can be shared by the community as a whole.  
The proposed development has been able to incorporate the construction of the public 
sidewalk system into the design of the entrance which will complete the sidewalk route 
throughout the site. 
 
(8) Sufficient screening and buffering, if required, are provided to screen adjacent 
uses from adverse impacts caused by a waiver.  
 
The project has been designed to provide buffers and preserves along all perimeter 
property lines.  All adjacent residential properties that could be affected by the proposed 
development and will be screened by both existing and proposed buffer and lake areas. 
 
(9) The request is not based solely or predominantly on economic reasons.  
 
The proposed waivers are necessary in that the City of Palm Beach Gardens’ Land 
Development Code does not address the development requirements for a townhome 
product, or the unique conditions of the site.   By granting approval of these waivers the 
applicant will be able to provide for a townhome community that is innovative in its 
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design while providing residential amenities and exceeding open space and preserve 
requirements.  
 
(10) The request will be compatible with existing and potential land uses adjacent 
to the development site.  
 
The proposed development provides for the completion of the existing MXD 
development plan with transitional separation between the more intense use of the 
church and the adjacent residential community.  The density proposed is consistent with 
the densities of the approved MXD and adjacent residential communities.  
 
(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.  
 
The proposed waivers are in harmony with the intent of this LDR section as they will 
allow for unique development design solutions to a unique site, thereby providing for a 
quality residential community with quality amenities.  The granting of these waivers will 
not be injurious to the area involved or otherwise detrimental to the public health, safety, 
and welfare, but instead will allow a high quality residential community within the City. 
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