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EXECUTIVE SUMMARY

A request from EW Outparcels, LLC to Rezone a 5.27-acre site located at the southeast
corner of PGA Boulevard and Ballenlsles Drive from Neighborhood Commercial (CN) to
Planned Unit Development (PUD) with an underlying zoning designation of CN. The
Applicant is also requesting Site Plan approval for a 65,000-square-foot, three-(3) story
medical and professional office building with a waiver request for building height. Staff is
recommending denial of the petition.

BACKGROUND

Although the subject property is known as the Ballenlsles East Outparcel, it is not located
within the Ballenlsles Planned Community Development (PCD). The subject property has
a Commercial (C) Future Land Use designation, and a Neighborhood Commercial (CN)
zoning district designation. The subject property and the vacant property to the west
across Ballenlsles Drive were owned by John D. MacArthur at the time of the Ballenlsles
PCD approval, and were purchased by Dexter Development Co. in 2003 and sold to EW
Outparcels, LLC in 2006.

In June 2009, the East Outparcel received a temporary traffic concurrency approval for
71,000 square-feet of professional office use from the City and Palm Beach County, which
required the Applicant to obtain site plan approval from the City Council by December
2011. The Applicant did not obtain approval and the temporary traffic concurrency
expired.

The subject-site is vacant and has native vegetation and landscaping in the 55-foot
landscape/parkway buffer along PGA Boulevard. The site has a few trees onsite in the
southern portion, which are mostly exotics. There is an existing southbound left turn lane,
approximately 120 feet, on Ballenlsles Drive with a median opening to serve the project.

(The remainder of this page intentionally left blank)
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LAND USE AND ZONING

The subject site is located within the City’'s PGA Boulevard Corridor Overlay and the land
use designation of the property as shown on the City’'s Future Land Use Map is
Commercial (C). The site is currently zoned Neighborhood Commercial (CN). The zoning
and land use designations of adjacent properties are as follows:

Table 1: Existing Zoning and Land-Use Designations

XISTING US o)
Subject Property Neighborhood Commercial .
Ballenlsles East Outparcel (CN) Commercial (C)
North : s
. Planned Community Residential
Old Palm Planned Community ‘o ;
Development (PCD) Development District (PCD) Medium (RM)
South . Golif (G), Residential
—— . Planned Community A
Ballenlsles Planned Community e Medium (RM) &
Development (PCD) Development District (PCD) | pogigential Low (RL)
East
PGA Concourse Office Building; Neighborhood Commercial Commercial (C);
l.ongwood Condos (CN); Residential High (RH) Residential High (RH)
West
Ballenlsles West Outparcel Residential Low — 3 (RL-3) Residential Low (RL)
EXISTING SITE DETAILS

The subject site is 5.27-acres and has one (1) point of access from Ballenisles Drive, with
an existing 120-foot southbound left turn lane and median opening to serve the proposed
project. The site is currently vacant and has native vegetation and landscaping in the 55-
foot landscape/parkway buffer along PGA Boulevard with a few trees onsite in the
southern portion, which are mostly exotics. Residential structures are located
approximately 950-feet to the south (Ballenisles PCD), and 360-feet to the southeast
(Longwood Condominiums).

A six-(6) foot decorative wall with landscaping, decorative trellis, and wall fountain feature
exists approximately 18 feet west of the subject site’s western property line within the
200-foot Ballenisles Drive right-of-way. An eight-(8) foot sidewalk exists along the west
side, outside the decorative wall, and a five-(5) foot meandering sidewalk is in the 55-foot
landscape/parkway buffer along PGA Boulevard.
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SUBJECT REQUEST

The Applicant is requesting to rezone 5.27-acres from Neighborhood Commercial (CN)
to Planned Unit Development (PUD) with an underlying zoning designation of CN. The
Applicant is also requesting Site Plan approval for a 65,000-square-foot, three-(3) story
medical and professional office building with a building height waiver.

PROJECT DETAILS

The Applicant is proposing a 65,000-square-foot, three~(3) story medical and professional
office building, with a waiver request to allow a 48-foot, 5/8-inch building height, a waiver
of 12 feet, 5/8-inches. The maximum height permitted in a CN zoning district is 36-feet.
The Applicant is proposing to provide one (1) full-access driveway on Ballenlsles Drive
that would provide ingress and egress into the subject site. A stabilized access point is
proposed for Life Safety vehicles on PGA Boulevard for emergency purposes only, which
has received pre-application approval from FDOT.

Parking and Loading

The project has been designed to meet parking requirements for all medical use at one
(1) space per 200 square feet, although the Applicant is anticipating some professional
office use in the proposed building. However, the medical use parking is more stringent.
A minimum of 325 parking spaces are required and 325 are provided, along with two (2)
loading spaces.

The Applicant is proposing parking stalls at 9.5 feet by 18.5 feet for all parking spaces.
Standard parking spaces are a minimum of 10 feet by 18.5 feet. The proposed drive aisle
width of 25 feet meets the minimum standard requirements set forth in Section 78-344
(m), Parking Bays when proposing 9.5 by 18.5-foot parking spaces. Section 78-344 (I)(2),
Criteria for Reduction in Parking Space Dimensions, allows parking spaces to be reduced
in size if additional open space is provided, and if the reduction enhances the appearance
of the site. The project proposes 35.3 percent open space, where the LDRs require a
minimum of 15 percent, satisfying this LDR requirement. The additional open space is in
the form of landscape diamonds and landscape islands, increased foundation planting
areas and pedestrian amenities.

Traffic and Concurrency

The project has received traffic concurrency approval from the City’s Traffic Engineer
(letter dated August 24, 2016) and from Palm Beach County (letter dated August 22,
2016). The project will have one (1) point of ingress and egress from Ballenlsles Drive,
located north of the private gated entry for the Ballenlsles Residential Community.
Ballenisles Drive is a two (2)-lane restricted access right-of-way with a guardhouse
located 620 feet from the PGA Boulevard intersection. The Applicant’s traffic study
assumed that the proposed development will contain all medical use in the 65,000~
square-foot building. The subject development will generate 2,113 new net external daily
trips, with 139 AM peak-hour, and 178 PM peak-hour trips.
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Although fraffic concurrency has been met, City staff remains concerned with the safety
concerning the traffic generated from this intense development of a 65,000-square-foot,
three-(3) story medical and professional office building having only one (1) point of access
from Ballenlsles Drive. This entry for the Ballenlsles Residential Community is one of
only three (3) entries for the entire community containing approximately 2,300 dwelling
units. The PGA Boulevard access is a main point of access, with the other two (2) entries
from Military Trail, and Northlake Boulevard.

[t is important to note that the adjacent Ballenlsles West Outparcel, which is currently
vacant, will also generate traffic with any future development that will also require access
through Ballenlsles Drive.

Landscaping, Buffers, and Open Space

The Applicant is proposing landscaping that will include trees such as Magnolias, Gumbo
Limbos, Silver Buttonwood, Green Buttonwood, Pink Tabebuia, and Live Oaks, and
shrubs such as Cocoplum, Fakahatchee Grass, Small-leaf Clusia, and Silver Saw
Palmetto, and various drought tolerant ground covers in the parking areas. Foundation
plantings will reflect some of the existing plantings in the PGA Boulevard buffer, with
Medjool Date Palms, Royal Palms, and Double Trunk Montgomery Palms. The PGA
Boulevard buffer landscaping will remain and will be enhanced with additional
landscaping, (Slash Pine trees and Cabbage Palmetto Palms) and a pedestrian node with
decorative pavers, two (2) benches, and trellis cover for shade.

A 20-foot buffer with existing landscaping is provided along the west property line, which
is adjacent to the existing wall and landscaping along Ballenlsles Drive. Royal Palms are
proposed in the northwest corner of this existing 20-foot buffer to enhance the existing
landscaping. A 15-foot buffer is proposed along the south property line, adjacent to the
vacant Tract GC-3 in the Ballenlsles PCD. A 15-foot buffer is proposed along the east
property line, adjacent to residential use (Longwood Condominiums) with an eight (8)-
foot opaque PVC white fence, and a minimum eight (8)-foot buffer along the remaining
east property line is proposed, which is adjacent to commercial use (Concourse office
building). Landscaping within these buffers will consist of Southern Lives Oaks, Green
Buttonwoods, Gumbo Limbos and a hedge of Cocoplum shrubs.

Bald Cypress trees are proposed along the north side of the 0.12-acre dry-detention area
in the southeast corner of the property.

A total of 35.3 percent open space is provided, where a minimum of 15 percent is
required. A total of 9,423 landscape points are provided, where a total of 8,495 are
required. ’

Site Lighting

The site design includes 25-foot lighting poles/fixtures along all interior access drives and
drive-aisles within the parking areas. The sidewalk in the buffer along PGA Boulevard will
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have 12-foot pedestrian-scale light poles/fixtures with a combination of 3.5-foot decorative
notched LED bollards. In addition, decorative wall sconces are proposed on the north,
south and east building elevations. The Applicant’s proposed lighting plan meets Section
78-182 of the City’s Land Development Regulations.

Drainage

The property is located within sub-basin 4 of the Ballenlsles Conceptual Master South
Florida Water Management District (SFWMD) Permit, and is in the “off-site undeveloped
areas” as indicated in the permit. This assumed the site to be non-residential and
predominately impervious. The proposed drainage will include a system of inlet storm
pipes and a 0.12-acre dry detention area in the southeast corner. Pre-treatment will meet
the requirements of the SFWMD criteria prior to discharging into the North Palm Beach
County Improvement District's (NPBCID) lake system and ultimately into the C-17 canal.

Art in Public Places (AIPP)

Pursuant to Section 78-261, Arf in Public Places Requirements of the City's Land
Development Regulations, all development where total vertical construction costs are
equal to or greater than $1,000,000, requires the Applicant to provide art, or payment in
lieu of, in the amount of one percent (1%) of the total vertical construction costs. The
Applicant will need to meet this requirement.

Signage

The Applicant has indicated that a central lobby will provide tenant sighage in the
proposed building. However, no building or ground signs are proposed with this petition.
Any future signage will be provided through a separate petition.

Architecture

City staff has worked closely with the Applicant to improve upon the architecture of the
building from the initial submittal. The building is required to meet the architectural
character and quality of the PGA Boulevard Corridor Overlay. Section 78-221, PGA
Boulevard Corridor Overlay, requires development with high quality four (4)-sided
architecture that is compatible along the PGA Boulevard corridor. [n addition, the City's
Design Guidelines for Non-Residential Development requires development to include
architectural features and patterns that provide visual interest such as projections,
recesses, changes in floor level, and articulated facades. The Applicant has improved
upon the architectural character of the proposed building; however, it should be noted
that the architectural character is similar to older existing buildings along PGA Boulevard
and it lacks unique character for new construction along the PGA Boulevard Corridor,
particularly in a residential area.

The Applicant is proposing a three-(3) story building with a combination of flat roof with a
simulated precast cornice, and a standing-seam metal hip roof featured in the middle and
on the ends of the building. The building has a combination of finishes with stone-look
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stucco, coarse stucco texture, simulated precast banding, score lines, banded windows,
precast columns, decorative balconies with black alumihum railings and simulated
precast medallion accents. The color scheme is in earth tones colors with terra cotta,
beige, and stone colors on the walls, and an “Antique Patina” green tone for the standing-
seam metal roof. Windows will have a “solar gray” glazing with white window frames.

Neighborhood Commercial (CN) Zoning and Building Height

The PGA Boulevard Corridor Overlay and the Neighborhood Commercial (CN) zoning
district requires that the project is compatible with the surrounding zoning districts. The
Land Development Regulations (LDRs) permit a maximum building height of 36-feet in
the CN zoning district and Section 78-186 states that the intent of the CN zoning district
is to be “composed of land and structures occupied by or suitable for uses furnishing retail
goods and services to satisfy the daily household needs of the surrounding residential
neighborhoods consistent with the comprehensive plan. These districts shall locate on a
collector or near the infersection of two collectors and shall be small and conveniently
located for most of the adjacent residential areas. The district requlations are designed to
_permit the development of the districts and fo protect the surrounding residential areas by
requiring that certain minimum standards comparable fo those called for in the residence.
districts” (emphasis added)

The fact that the Applicant is requesting a height waiver to allow a three-(3) story, 65,000-
square-foot medical/office building at approximately 49 feet tall is an indicator of the
intensity for the subject site. With the Applicant’s indication of the entire building
proposing medical office use through the traffic analysis and parking provided, the
proposed use does not meet the intent of the code as described above. The proposed
65,000-square-foot, three-(3) story medical office use is not consistent with the intent of
the CN zoning district, and staff is recommending denial of the height waiver as further
explained in the Waiver section of this report.

Building Mass, Scale, and Intensity

City staff has worked closely with the Applicant on the massing and scale of the proposed
building from the initial submittal. The Applicant reduced the building square footage from
71,000 to 65,000 square feet through the various rounds of review with the Development
Review Committee (DRC). Although City staff commends the Applicant for the
modifications attempting to address staff concerns, staff remains concerned with the -
building mass, scale, and intensity of a proposed 65,000-square-foot, three-(3) story
building. By virtue of the Applicant’s building height waiver request, the massing, scale
and intensity of the proposed building for medical/office use is not consistent with the
character and intent of the Neighborhood Commercial (CN) zoning district, with only one
(1) ingress/egress access point from Ballenisles Drive. '
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Waiver Request

The Applicant has requested one (1) waiver with this petition.

Table 2: Waiver Request

Section 78-152 48'-5/8" 12'-5/8" Denial
Table 12: Property
Development

Rights

Maximum building
height of 36 feet in
CN zoning district

1) The Applicant is requesting a waiver from Section 78-152, Table 12, Property
Development Rights, to allow a building height of 48-feet, 5/8-inches, a waiver of 12
feet, 5/8-inches. The City’s LDRs permit buildings within the CN zoning district to have
a maximum building height of 36 feet and requires that the project is compatible with
the surrounding developments. A 65,000-square-foot, three-(3) story medical and
professional office building that is approximately 49 feet in height does not meet the
intent of the CN zoning district.

The purpose and intent of planned developments is to encourage Applicants to
propose projects that are innovative, creative, and utilize current planning design and
architectural concepts and elements that will provide a greater public benefit. Section
78-158 Waivers to Planned Development District Requirements allows for certain
standards and requirements to be waived when it can be demonstrated that the
requested waiver provides community benefits. The Applicant has not been able to
demonstrate how the waiver request to exceed the building height provides a
community benefit. Rather, the height waiver is directly correlated to the proposed
intensity of the project. Staff is recommending denial of the waiver request.

COMMENTS FROM THE DEVELOPMENT REVIEW COMMITTEE (DRC)

The subject petition was reviewed by the DRC committee on February 18, 2015. At this
time, the requested height waiver, the intensity, massing, scale and compatibility with the
surrounding residential character of the proposed project with only one (1) point of access
remains a staff concern.

(The remainder of this page intentionally left blank)
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STAFF RECOMMENDATION

Staff recommends DENIAL of petition PPUD-14-12-000038, based on the following
findings of fact:

Inconsistency with the Land Development Regulations

The proposed project is not consistent with the City’s Land Development Regulations.
The Applicant is requesting a height waiver to allow a three-(3) story, 65,000-square-
foot medical and professional office building at approximately 49 feet tall. This is a
measurement of the intensity for the subject site. The proposed medical and
professional office use does not meet the intent of the CN zoning district based on the
height, intensity, and mass of the proposed project.



