












 

 

  TOWN LAKE OF PARK 
PLANNING AND ZONING BOARD  

JOINT MEETING WITH THE 
VILLAGE OF NORTH PALM BEACH 

Meeting Date: May 2, 2024 
Agenda #: PZ-24-02 

 
 

 

 
 
DESCRIPTION:  

VARIANCE REQUEST (QUASI JUDICIAL). VARIANCE APPLICATION, FOR 

PARCELS36 - 43 - 42 - 21 - 32 - 010 – 0000 AND 36 - 43 - 42 - 21 - 32 - 009 – 

0000 WITHIN THE C-3 TWIN CITIES MIXED-USE DISTRICT, FROM BUILDING 

FRONTAGE REQUIREMENTS DUE TO UTILITY EASEMENT CONFLICTS. 

  

 
Project:     Northlake Promenade Apartments 
                                                  

Applicant:                 Northlake Promenade Shoppes LLC (McKenna West, Cotleur 
Hearing- Agent) 

Owner: Northlake Promenade Shoppes LLC 
Owner Address: 3200 N. Military Trail Boca Raton, FL 

 
 
 
 
Net Acreage: 
 
Legal Description: 

 
Property Information 
 
9.07 acres 
 
Parcels 9 and 10, Northlake Promenade Shoppes PUD Replat 

#1. 
  
Property Control #:   36 - 43 - 42 - 21 - 32 - 010 – 0000, 36 - 43 - 42 - 21 - 32 - 009 - 0000 

 
Future Land Use: Twin Cities Mixed Use 

 
Existing Zoning:      C-3 Twin Cities Mall Mixed Use District 
 
Adjacent Zoning 

  
Adjacent Existing Land Use 

North: C-3  North: Twin Cities Mixed Use 
South: C-3  South: Twin Cities Mixed Use 
East: C-3  East: Twin Cities Mixed Use 
West: R-2  West:  Residential Medium Density 
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Location 
 

 
 
 
 

I. VARIANCE REQUEST 

The applicant is seeking site plan approval for a project that includes a seven story, 279 

unit multi-family building, known as Northlake Promenade Apartments, which is on the 

Board’s agenda. Please refer to site plan report for details on this project. 

To effectuate the plan the applicant is requesting a variance from Code Section 78-73 (e) 
(1) of the C-3 Twin Cities Mixed Use District that requires new buildings to be 
“designed to address the street and facilitate easy pedestrian access appropriate for 
an urban, mixed-use setting.” Specifically, section 78-73 (e) (1) b. requires “A 
minimum of 60 percent of a building frontage shall abut any other street setback” 
(other than the frontage street). 
 
As the building is considered a courtyard building, per section 78-73 “Table 4: Courtyard 
Building Type A”, there is a required minimum 10 ft. setback. Therefore a minimum of 
60% of the building would be required to be within 10 feet of the street. 
 
The variance is requested to allow the entire building to be set back 137.2 feet from 
the Northlake Entry Street, due to FPL easements which contain existing 
underground FPL lines that preclude the building from being able to front the street. 
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I .VARIANCE REVIEW 

 
 

Section 55-63 (2) of the Town Code vests the Planning and Zoning Board with final 
authority regarding variances. Section 78-185 of the Town Code establishes criteria 
which must be met to entitle an applicant to a variance. The Board must find that 
each of the 7 criteria have been met to entitle an applicant to the requested 
variance relief. The report that follows addresses each of the specific criteria. 
 
In evaluating these criteria, Courts have placed emphasis on criteria # 4, which states “A 
literal interpretation of the land development regulations would deprive the Owner of rights 
commonly enjoyed by other properties in the same zoning district” by holding the 
Owner/applicants for variance relief and the governing board evaluating the application, 
to the rigorous standard of whether the denial of the variance would render the Property 
virtually unusable. (Bernard v. Town of Palm Beach, 569 So. 2d 853 (Fla. 4th DCA 1990). 
 

III. BACKGROUND AND SUMMARY OF REQUEST 

The applicant initially designed the building to front both the Northlake Entry Street and 

the local street. (See original site plan, next page) It wasn’t until after the building design 

had been well developed that additional research revealed the existence of the FPL 

easements, which had not shown up on the initial survey. The easements are for major 

underground FPL lines that serve neighborhoods to the north, and the cost to relocate 

the lines was determined not to be feasible by the applicant. 

As no permanent structures can be placed on the easement, the applicant redesigned 

part of the site, to place the structure outside the easement and place parking within the 

easement.  

In essence the building was shifted 137 feet west from the street r-o-w. so that it was no 

longer in the easements. Please refer to applicant’s justification for greater detail. 

 

 

 

 

 

 

 

 

 

 
27

Item 2.



 

 

Original Site Plan (Partial)- showing building location fronting Northlake Entry Street 

 

 

Current Site Plan with Requested Setback Variance.

 

To Northlake 

Blvd. 

 

To Northlake 

Blvd. 

 

 Northlake Entry Street 

NORTHLAKE ENTRY STREET 
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IV. ANALYSIS OF CRITERIA AND FINDINGS FOR VARIANCE 

Below are listed the seven (7) variance criteria from Code Section 78-185 which all must 
be met before a variance can be granted.  
 

 CRITERIA 1:  That the conditions and circumstances exist which are peculiar to 

the land, structure or building involved and which are not 

applicable to other lands, structures or buildings in the same 

zoning district. 

 

            APPLICANT RESPONSE: Any proposed building on this particular parcel would 

be unable to meet the requirement set forth by the C-3 code, for 60% of a 

building’s frontage to abut the minimum setback line on the east. This is due to 

the existence of the major FPL easements in which infrastructure is already in 

place. 

 

 STAFF RESPONSE: The location of the FPL easements present a unique 

situation. There are no other parcels in the C-3 Twin Cities Mixed Use 

District that have easements to this extent.  Almost one acre of the site is 

precluded from having any building on it.     

                 Criteria 1 met 
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CRITERIA 2:   That the special conditions and circumstances do not result from 

the actions of the applicant 

APPLICANT RESPONSE: The FPL easement and infrastructure have been in place for 

decades, prior to the owner’s acquisition of the property and prior to the adoption of the C-

3 Code. 

 
        STAFF RESPONSE:    While the request to some extent is triggered by the owner’s 

preference to have one major building, short of a major redesign of the 

site and building, which could involve separate buildings and/or the 

inclusion of a parking garage or creating additional streets, it is 

impossible to meet the code section. The project becomes cost 

prohibitive according to the owner. The location of the easements   do 

present a condition not caused by the applicant.                                

Staff is satisfied that Criteria 2 is met 

 

CRITERIA 3:    That granting the variance requested will not confer on the 
applicant any special privilege that is denied by the Land Development 
Regulations to other lands, buildings, or structures in the same zoning district. 

 

APPLICANT RESPONSE: Granting the requested variance due to the 

presence of the unalterable easements does not confer a special privilege, as it 

simply enables compliance with zoning regulations and intent of the code, under 

circumstances beyond the applicant's control. Allowing the variance maintains 

parity with the treatment of other properties facing similar constraints within the 

same zoning district. Any other property facing comparable constraints would 

have the opportunity to seek similar relief through the variance process. 

 

 STAFF RESPONSE:   Agreed. Any other property facing comparable constraints 

would have the opportunity to seek similar relief through the variance process. 

      Criteria 3   met 

 

CRITERIA 4:   That literal interpretation of the provisions of this chapter would 
deprive the applicant of rights commonly enjoyed by other 
properties in the same zoning district under the terms of this 
chapter and would work unnecessary and undue hardship on the 
applicant. 

 

APPLICANT RESPONSE: Strict adherence to the provision from which we are 

seeking relief would impose undue hardship on the applicant, given that the 

presence of the easements prevents the proposed building from meeting the 

specified requirement. 
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Furthermore, granting the variance allows the applicant to exercise rights granted 

to other properties in the same district, to develop quality form and function by 

facilitating the proximity and connectivity between uses, enhancing the overall 

livability of the area. 

 

 STAFF RESPONSE: This is the only property with easements adjacent to an 

existing street. No other properties are limited to the extent that this parcel is.     

Literal interpretation of the code would cause a hardship unique to this parcel. 

Criteria 4 met 

 

 
CRITERIA 5:  That the variance granted is the minimum variance that will make   

possible the reasonable use of the land, building, or structure. 
 

APPLICANT RESPONSE: The variance sought is the minimum necessary to 

enable the optimal use of the land to meet the intent and literal interpretation of 

all other C-3 Zoning district regulations 

 

STAFF RESPONSE:  The requested variance is the minimum necessary to pull 

the building out of the easements.   

Criteria 5 met  

 

CRITERIA 6:   That the grant of the variance will be in harmony with the general 
intent and purpose of the land development regulations of the Code, 
and that the variance will not be injurious to the area involved or 
otherwise detrimental to the public welfare. 

 

APPLICANT RESPONSE: Granting the requested variance will align with the 

overarching intent and objectives of the land development regulations outlined 

in the Code. The variance will not result in any harm to the surrounding area nor 

pose any detriment to public welfare. 

 

STAFF RESPONSE:   The intent of the section requiring direct building frontage is 

to encourage visual and pedestrian connections between buildings and streets 

for an urban mixed use design.  While the building cannot front the street, the 

applicant has created a small public park area to provide a public connection 

between the building and the street, and to tie into the adjacent commercial 

uses. The sidewalk directly adjacent to the building is also open to the public 

and connects to the commercial area, as shown below. 

Criteria 6 met. 
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CRITERIA 7:   

That the variance would not be contrary to the comprehensive   

plan of the Town.   

 

APPLICANT RESPONSE: Granting the variance would ensure consistency 

with the long-term vision for development and facilitate development within the 

C-3 district, ensuring compatibility between the proposed project and the 

broader planning framework for the Twin Cities area. 

 

STAFF RESPONSE:  The variance would not be contrary to the purpose goals 

expressed in the Future Land Use Element of the Comprehensive Plan relating to 

redevelopment of the Twin Cities Mall site. Specifically, Objective 11 states: 

 

“Redevelopment of Twin Cities Mall Site: The Twin Cities Mixed Use Future Land Use 

Classification is established to facilitate the redevelopment of the land formerly 

developed and known as the Twin Cities Mall, which encompasses land which is 

located within the boundaries of the Village of North Palm Beach and the Town.  This 

land use category is established to enable a vibrant mixed-use place that will combine 

residences, businesses, and civic spaces; enhance the public realm through public 

plazas, green or open space areas or pocket parks; provide an urban form of integrated 

land use combinations with balanced densities and intensities; achieve the safe 

interconnectivity of vehicular, pedestrian and other non-motorized movement, and 

promote sustainability.”    

                          Criteria 7 met 

 

 

Park 

 Sidewalks 
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               STAFF FINDING:  STAFF FINDS THAT ALL SEVEN CRITERIA NECESSARY TO 

GRANT THE VARIANCE HAVE BEEN MET. 

 

 

 

 

 

Attachments: 

Application for Variance 

Applicant Justification 

  

  

                  

RECOMMENDED MOTION:  

BASED BASED ON THE TESTIMONY PROVIDED, THE BOARD FINDS THAT ALL SEVEN 

CRITERIA FOR GRANTING A VARIANCE HAVE BEEN MET AND SO APPROVES 

THE REQUESTED VARIANCE FOR THE NORTHLAKE PROMENADE 

APARTMENTS. 
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TOWN OF LAKE PARK 
COMMUNITY DEVELOPMENT DEPARTMENT 

 
APPLICATION FOR ZONING VARIANCE 

 
APPLICANT INFORMATION 

Owner  

Name: Northlake Promenade Shoppes, LLC Phone: 561-989-2240 

Address: 3200 N. Military Trail, 4th Floor City: Boca Raton State: FL Zip: 33431 
Email 
Address: styriver@woolbright.net   (REQUIRED) 
 

Agent (if applicable) 

Name: McKenna West Phone: 561-747-6336 

Address: 1934 Commerce Lane, Suite 1 City: Jupiter State: FL Zip: 33458 
Email 
Address: mwest@cotleur-hearing.com   (REQUIRED) 
 

 
PROPERTY INFORMATION 

1. Property Location/Address: 
 

Not addressed 

2. Property Control Number(s): 
 

36 - 43 - 42 - 21 - 32 - 010 - 0000 
 

 Property Control Number(s): 
 

36 - 43 - 42 - 21 - 32 - 009 - 0000 
 

3. Zoning District: C3 Twin Cities Mixed Use 

 
PROJECT INFORMATION 

Variance(s) requested: 
78-73 (e) Performance Standards 
b.A minimum of 60 percent of a building frontage shall abut any other 
street setback 

Brief description of work proposed (use additional sheets if necessary): 
Applicant proposes to build a 279-unit residential project. The subject site is 9.07 acres. The  

proposed development will integrate with existing retail uses on site, together with public open  

space, to create a vibrant mixed-use project that aligns with the regulations set forth for the C-3 Zoning  

district. 
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VARIANCE CRITERIA 
In order to authorize any variance from the requirements of the Land Development Regulations, the 
Planning and Zoning Board must conduct a quasijudicial hearing, and must make findings of fact that all of 
the following criteria have been satisfied:  
 
(Respond to each item below) 
 
1. Special Conditions: That special conditions and circumstances exist which are peculiar to the land, 

structure or building involved and which are not applicable to other lands, structures or buildings in 
the same zoning district. 

 Please see Justification Statement. 

  

  

  

  

2. Actions of Applicant: That the special conditions and circumstances do not result from the actions of 
the applicant. 

 Please see Justification Statement. 

  

  

3. Special Privilege: That granting the variance requested will not confer on the applicant any special 
privilege that is denied by the Land Development Regulations to other lands, buildings or structures 
in the same zoning district. 

 Please see Justification Statement. 

  

  

  

4. Literal Interpretation: That literal interpretation of the provisions of this chapter would deprive the 
applicant of rights commonly enjoyed by other properties in the same zoning district under the terms 
of this chapter, and would work unnecessary and undue hardship on the applicant. 
 

 Please see Justification Statement. 
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Northlake Promenade Apartments 
Variance Application 
Justification Statement 

April 9, 2024 
INTRODUCTION 
Northlake Promenade Shoppes, LLC, owner, and applicant is seeking a variance for the project 
known as “Northlake Promenade Apartments.” The project proposes a 279-unit residential project 
along with public open space and upgraded landscape and hardscape, integrated with existing 
retail. As discussed more fully in the application for site plan approval, the project was designed 
based on the Town’s vision for the property and according to the regulations set forth by the 
Town’s C-3 zoning district. 
 
REQUEST 
The Applicant, in partnership with AvalonBay Communities, is seeking approval for a variance on 
the subject property to enable the development of a transformative rental project. The request is 
warranted due to the unique constraints posed by existing infrastructure, specifically the presence 
of Florida Power & Light easements, which restrict compliance with the specified setback 
requirement. The specific provision from which the applicant is requesting relief is: Sec. 78-73 (e) 
Performance Standards. b. A minimum of 60 percent of a building frontage shall abut any other 
street setback. The building’s setback from the eastern property line is 137.2 feet, just beyond the 
area that cannot be built upon due to the easements. 
An underground utility survey confirmed the presence of infrastructure in place within the 
easements. A review with representatives from FPL has determined that relocating the lines in 
order to abandon the easements is not economically feasible. Notably, this infrastructure serves 
as a critical power feeder, supplying electricity from the Lake Park substation to various 
neighborhoods to the north and east, including Lost Tree, Singer Island, neighborhoods across 
the Earman Canal, and extending all the way to PGA Boulevard.  
Despite the challenge presented by the easements, the proposed project is designed to enrich 
the local community by introducing high-quality residential units, enhancing existing retail spaces, 
and fostering pedestrian-friendly amenities. The inclusion of on-street parking, open green 
spaces, and a variety of unit sizes aims to create a dynamic and inclusive urban environment that 
aligns with the broader goals of the Comprehensive Plan and demonstrates sustainable 
development practice within the Twin Cities area. 
In addition to addressing the immediate needs of the site, the requested variance will facilitate the 
realization of this mixed-use environment, that enhances the overall livability and economic vitality 
of the district. As such, we believe that granting the variance is not only warranted but essential 
in achieving our shared vision for a thriving and connected urban landscape. 
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Northlake Promenade Apartments – Justification Statement  
Variance Application 

2 | C H  N o .  2 1 - 0 5 2 1  
 

VARIANCE CRITERIA  
Special Conditions: 
That special conditions and circumstances exist which are peculiar to the land, structure, or 
building involved and which are not applicable to other lands, structures, or buildings in the 
same zoning district.  
 
RESPONSE: Any proposed building on this particular parcel would be unable to meet the 
requirement set forth by the C-3 code, for 60% of a building’s frontage to abut the minimum 
setback line on the east. This is due to the existence of the FPL easements in which 
infrastructure is already in place.. 
 
Actions of Applicant: 
That the special conditions and circumstances do not result from the actions of the applicant. 
RESPONSE: The FPL easement and infrastructure have been in place for decades, prior to the 
owner’s acquisition of the property and prior to the adoption of the C-3 Code. 
 
Special Privilege: 
That granting the variance requested will not confer on the applicant any special privilege that is 
denied by the Land Development Regulations to other lands, buildings, or structures in the 
same zoning district.  
RESPONSE: Granting the requested variance due to the presence of the unalterable 
easements does not confer a special privilege, as it simply enables compliance with zoning 
regulations and intent of the code, under circumstances beyond the applicant's control. Allowing 
the variance maintains parity with the treatment of other properties facing similar constraints 
within the same zoning district. Any other property facing comparable constraints would have 
the opportunity to seek similar relief through the variance process. 
 
Literal Interpretation: 
That literal interpretation of the provisions of this chapter would deprive the applicant of rights 
commonly enjoyed by other properties in the same zoning district under the terms of this 
chapter and would work unnecessary and undue hardship on the applicant.  
RESPONSE: Strict adherence to the provision from which we are seeking relief would impose 
undue hardship on the applicant, given that the presence of the easements prevents the 
proposed building from meeting the specified requirement. Furthermore, granting the variance 
allows the applicant to exercise rights granted to other properties in the same district, to develop 
quality form and function by facilitating the proximity and connectivity between uses, enhancing 
the overall livability of the area. 
 
Minimum Variance: 
That the variance granted is the minimum variance that will make possible the reasonable use 
of the land, building, or structure.  
RESPONSE: The variance sought is the minimum necessary to enable the optimal use of the 
land to meet the intent and literal interpretation of all other C-3 Zoning district regulations. 
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Northlake Promenade Apartments – Justification Statement  
Variance Application 

3 | C H  N o .  2 1 - 0 5 2 1  
 

Public Interest/Harmony with Code: 
That the grant of the variance will be in harmony with the general intent and purpose of the land 
development regulations of the Code, and that the variance will not be injurious to the area 
involved or otherwise detrimental to the public welfare.  
RESPONSE: Granting the requested variance will align with the overarching intent and 
objectives of the land development regulations outlined in the Code. The variance will not result 
in any harm to the surrounding area nor pose any detriment to public welfare. 
 
Harmony with Comprehensive Plan: 
That the variance would not be contrary to the comprehensive plan of the Town.  
RESPONSE: Granting the variance would ensure consistency with the long-term vision for 
development and facilitate development within the C-3 district, ensuring compatibility between 
the proposed project and the broader planning framework for the Twin Cities area. 
 
CONCLUSION 
We respectfully urge the Planning and Zoning Board to grant the variance request as it plays a 
vital role in facilitating the development of the subject site in alignment with the vision for the C-3 
zoning district. The approval of the requested variance is essential for realizing the objectives 
outlined in the district regulations and comprehensive plan, given the unique challenges posed 
by the site's existing conditions. Working closely with design professionals, the applicant has 
diligently planned the site to ensure seamless integration with the street layout while avoiding 
any potential conflicts with the FPL easements. 
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  TOWN LAKE OF PARK 
PLANNING AND ZONING BOARD  

JOINT MEETING WITH THE 
VILLAGE OF NORTH PALM BEACH 

Meeting Date: May 2, 2024 
Agenda #: PZ-24-02 

 
 

 

 
 
DESCRIPTION:  

VARIANCE REQUEST (QUASI JUDICIAL). VARIANCE APPLICATION, FOR 

PARCELS36 - 43 - 42 - 21 - 32 - 010 – 0000 AND 36 - 43 - 42 - 21 - 32 - 009 – 

0000 WITHIN THE C-3 TWIN CITIES MIXED-USE DISTRICT, FROM BUILDING 

FRONTAGE REQUIREMENTS DUE TO UTILITY EASEMENT CONFLICTS. 

  

 
Project:     Northlake Promenade Apartments 
                                                  

Applicant:                 Northlake Promenade Shoppes LLC (McKenna West, Cotleur 
Hearing- Agent) 

Owner: Northlake Promenade Shoppes LLC 
Owner Address: 3200 N. Military Trail Boca Raton, FL 

 
 
 
 
Net Acreage: 
 
Legal Description: 

 
Property Information 
 
9.07 acres 
 
Parcels 9 and 10, Northlake Promenade Shoppes PUD Replat 

#1. 
  
Property Control #:   36 - 43 - 42 - 21 - 32 - 010 – 0000, 36 - 43 - 42 - 21 - 32 - 009 - 0000 

 
Future Land Use: Twin Cities Mixed Use 

 
Existing Zoning:      C-3 Twin Cities Mall Mixed Use District 
 
Adjacent Zoning 

  
Adjacent Existing Land Use 

North: C-3  North: Twin Cities Mixed Use 
South: C-3  South: Twin Cities Mixed Use 
East: C-3  East: Twin Cities Mixed Use 
West: R-2  West:  Residential Medium Density 
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Location 
 

 
 
 
 

I. VARIANCE REQUEST 

The applicant is seeking site plan approval for a project that includes a seven story, 279 

unit multi-family building, known as Northlake Promenade Apartments, which is on the 

Board’s agenda. Please refer to site plan report for details on this project. 

To effectuate the plan the applicant is requesting a variance from Code Section 78-73 (e) 
(1) of the C-3 Twin Cities Mixed Use District that requires new buildings to be 
“designed to address the street and facilitate easy pedestrian access appropriate for 
an urban, mixed-use setting.” Specifically, section 78-73 (e) (1) b. requires “A 
minimum of 60 percent of a building frontage shall abut any other street setback” 
(other than the frontage street). 
 
As the building is considered a courtyard building, per section 78-73 “Table 4: Courtyard 
Building Type A”, there is a required minimum 10 ft. setback. Therefore a minimum of 
60% of the building would be required to be within 10 feet of the street. 
 
The variance is requested to allow the entire building to be set back 137.2 feet from 
the Northlake Entry Street, due to FPL easements which contain existing 
underground FPL lines that preclude the building from being able to front the street. 
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I .VARIANCE REVIEW 

 
 

Section 55-63 (2) of the Town Code vests the Planning and Zoning Board with final 
authority regarding variances. Section 78-185 of the Town Code establishes criteria 
which must be met to entitle an applicant to a variance. The Board must find that 
each of the 7 criteria have been met to entitle an applicant to the requested 
variance relief. The report that follows addresses each of the specific criteria. 
 
In evaluating these criteria, Courts have placed emphasis on criteria # 4, which states “A 
literal interpretation of the land development regulations would deprive the Owner of rights 
commonly enjoyed by other properties in the same zoning district” by holding the 
Owner/applicants for variance relief and the governing board evaluating the application, 
to the rigorous standard of whether the denial of the variance would render the Property 
virtually unusable. (Bernard v. Town of Palm Beach, 569 So. 2d 853 (Fla. 4th DCA 1990). 
 

III. BACKGROUND AND SUMMARY OF REQUEST 

The applicant initially designed the building to front both the Northlake Entry Street and 

the local street. (See original site plan, next page) It wasn’t until after the building design 

had been well developed that additional research revealed the existence of the FPL 

easements, which had not shown up on the initial survey. The easements are for major 

underground FPL lines that serve neighborhoods to the north, and the cost to relocate 

the lines was determined not to be feasible by the applicant. 

As no permanent structures can be placed on the easement, the applicant redesigned 

part of the site, to place the structure outside the easement and place parking within the 

easement.  

In essence the building was shifted 137 feet west from the street r-o-w. so that it was no 

longer in the easements. Please refer to applicant’s justification for greater detail. 
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Original Site Plan (Partial)- showing building location fronting Northlake Entry Street 

 

 

Current Site Plan with Requested Setback Variance.

 

To Northlake 

Blvd. 

 

To Northlake 

Blvd. 

 

 Northlake Entry Street 

NORTHLAKE ENTRY STREET 
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IV. ANALYSIS OF CRITERIA AND FINDINGS FOR VARIANCE 

Below are listed the seven (7) variance criteria from Code Section 78-185 which all must 
be met before a variance can be granted.  
 

 CRITERIA 1:  That the conditions and circumstances exist which are peculiar to 

the land, structure or building involved and which are not 

applicable to other lands, structures or buildings in the same 

zoning district. 

 

            APPLICANT RESPONSE: Any proposed building on this particular parcel would 

be unable to meet the requirement set forth by the C-3 code, for 60% of a 

building’s frontage to abut the minimum setback line on the east. This is due to 

the existence of the major FPL easements in which infrastructure is already in 

place. 

 

 STAFF RESPONSE: The location of the FPL easements present a unique 

situation. There are no other parcels in the C-3 Twin Cities Mixed Use 

District that have easements to this extent.  Almost one acre of the site is 

precluded from having any building on it.     

                 Criteria 1 met 
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CRITERIA 2:   That the special conditions and circumstances do not result from 

the actions of the applicant 

APPLICANT RESPONSE: The FPL easement and infrastructure have been in place for 

decades, prior to the owner’s acquisition of the property and prior to the adoption of the C-

3 Code. 

 
        STAFF RESPONSE:    While the request to some extent is triggered by the owner’s 

preference to have one major building, short of a major redesign of the 

site and building, which could involve separate buildings and/or the 

inclusion of a parking garage or creating additional streets, it is 

impossible to meet the code section. The project becomes cost 

prohibitive according to the owner. The location of the easements   do 

present a condition not caused by the applicant.                                

Staff is satisfied that Criteria 2 is met 

 

CRITERIA 3:    That granting the variance requested will not confer on the 
applicant any special privilege that is denied by the Land Development 
Regulations to other lands, buildings, or structures in the same zoning district. 

 

APPLICANT RESPONSE: Granting the requested variance due to the 

presence of the unalterable easements does not confer a special privilege, as it 

simply enables compliance with zoning regulations and intent of the code, under 

circumstances beyond the applicant's control. Allowing the variance maintains 

parity with the treatment of other properties facing similar constraints within the 

same zoning district. Any other property facing comparable constraints would 

have the opportunity to seek similar relief through the variance process. 

 

 STAFF RESPONSE:   Agreed. Any other property facing comparable constraints 

would have the opportunity to seek similar relief through the variance process. 

      Criteria 3   met 

 

CRITERIA 4:   That literal interpretation of the provisions of this chapter would 
deprive the applicant of rights commonly enjoyed by other 
properties in the same zoning district under the terms of this 
chapter and would work unnecessary and undue hardship on the 
applicant. 

 

APPLICANT RESPONSE: Strict adherence to the provision from which we are 

seeking relief would impose undue hardship on the applicant, given that the 

presence of the easements prevents the proposed building from meeting the 

specified requirement. 
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Furthermore, granting the variance allows the applicant to exercise rights granted 

to other properties in the same district, to develop quality form and function by 

facilitating the proximity and connectivity between uses, enhancing the overall 

livability of the area. 

 

 STAFF RESPONSE: This is the only property with easements adjacent to an 

existing street. No other properties are limited to the extent that this parcel is.     

Literal interpretation of the code would cause a hardship unique to this parcel. 

Criteria 4 met 

 

 
CRITERIA 5:  That the variance granted is the minimum variance that will make   

possible the reasonable use of the land, building, or structure. 
 

APPLICANT RESPONSE: The variance sought is the minimum necessary to 

enable the optimal use of the land to meet the intent and literal interpretation of 

all other C-3 Zoning district regulations 

 

STAFF RESPONSE:  The requested variance is the minimum necessary to pull 

the building out of the easements.   

Criteria 5 met  

 

CRITERIA 6:   That the grant of the variance will be in harmony with the general 
intent and purpose of the land development regulations of the Code, 
and that the variance will not be injurious to the area involved or 
otherwise detrimental to the public welfare. 

 

APPLICANT RESPONSE: Granting the requested variance will align with the 

overarching intent and objectives of the land development regulations outlined 

in the Code. The variance will not result in any harm to the surrounding area nor 

pose any detriment to public welfare. 

 

STAFF RESPONSE:   The intent of the section requiring direct building frontage is 

to encourage visual and pedestrian connections between buildings and streets 

for an urban mixed use design.  While the building cannot front the street, the 

applicant has created a small public park area to provide a public connection 

between the building and the street, and to tie into the adjacent commercial 

uses. The sidewalk directly adjacent to the building is also open to the public 

and connects to the commercial area, as shown below. 

Criteria 6 met. 
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CRITERIA 7:   

That the variance would not be contrary to the comprehensive   

plan of the Town.   

 

APPLICANT RESPONSE: Granting the variance would ensure consistency 

with the long-term vision for development and facilitate development within the 

C-3 district, ensuring compatibility between the proposed project and the 

broader planning framework for the Twin Cities area. 

 

STAFF RESPONSE:  The variance would not be contrary to the purpose goals 

expressed in the Future Land Use Element of the Comprehensive Plan relating to 

redevelopment of the Twin Cities Mall site. Specifically, Objective 11 states: 

 

“Redevelopment of Twin Cities Mall Site: The Twin Cities Mixed Use Future Land Use 

Classification is established to facilitate the redevelopment of the land formerly 

developed and known as the Twin Cities Mall, which encompasses land which is 

located within the boundaries of the Village of North Palm Beach and the Town.  This 

land use category is established to enable a vibrant mixed-use place that will combine 

residences, businesses, and civic spaces; enhance the public realm through public 

plazas, green or open space areas or pocket parks; provide an urban form of integrated 

land use combinations with balanced densities and intensities; achieve the safe 

interconnectivity of vehicular, pedestrian and other non-motorized movement, and 

promote sustainability.”    

                          Criteria 7 met 

 

 

Park 

 Sidewalks 
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               STAFF FINDING:  STAFF FINDS THAT ALL SEVEN CRITERIA NECESSARY TO 

GRANT THE VARIANCE HAVE BEEN MET. 

 

 

 

 

 

Attachments: 

Application for Variance 

Applicant Justification 

  

  

                  

RECOMMENDED MOTION:  

BASED BASED ON THE TESTIMONY PROVIDED, THE BOARD FINDS THAT ALL SEVEN 

CRITERIA FOR GRANTING A VARIANCE HAVE BEEN MET AND SO APPROVES 

THE REQUESTED VARIANCE FOR THE NORTHLAKE PROMENADE 

APARTMENTS. 
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TOWN OF LAKE PARK 
COMMUNITY DEVELOPMENT DEPARTMENT 

 
APPLICATION FOR ZONING VARIANCE 

 
APPLICANT INFORMATION 

Owner  

Name: Northlake Promenade Shoppes, LLC Phone: 561-989-2240 

Address: 3200 N. Military Trail, 4th Floor City: Boca Raton State: FL Zip: 33431 
Email 
Address: styriver@woolbright.net   (REQUIRED) 
 

Agent (if applicable) 

Name: McKenna West Phone: 561-747-6336 

Address: 1934 Commerce Lane, Suite 1 City: Jupiter State: FL Zip: 33458 
Email 
Address: mwest@cotleur-hearing.com   (REQUIRED) 
 

 
PROPERTY INFORMATION 

1. Property Location/Address: 
 

Not addressed 

2. Property Control Number(s): 
 

36 - 43 - 42 - 21 - 32 - 010 - 0000 
 

 Property Control Number(s): 
 

36 - 43 - 42 - 21 - 32 - 009 - 0000 
 

3. Zoning District: C3 Twin Cities Mixed Use 

 
PROJECT INFORMATION 

Variance(s) requested: 
78-73 (e) Performance Standards 
b.A minimum of 60 percent of a building frontage shall abut any other 
street setback 

Brief description of work proposed (use additional sheets if necessary): 
Applicant proposes to build a 279-unit residential project. The subject site is 9.07 acres. The  

proposed development will integrate with existing retail uses on site, together with public open  

space, to create a vibrant mixed-use project that aligns with the regulations set forth for the C-3 Zoning  

district. 
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VARIANCE CRITERIA 
In order to authorize any variance from the requirements of the Land Development Regulations, the 
Planning and Zoning Board must conduct a quasijudicial hearing, and must make findings of fact that all of 
the following criteria have been satisfied:  
 
(Respond to each item below) 
 
1. Special Conditions: That special conditions and circumstances exist which are peculiar to the land, 

structure or building involved and which are not applicable to other lands, structures or buildings in 
the same zoning district. 

 Please see Justification Statement. 

  

  

  

  

2. Actions of Applicant: That the special conditions and circumstances do not result from the actions of 
the applicant. 

 Please see Justification Statement. 

  

  

3. Special Privilege: That granting the variance requested will not confer on the applicant any special 
privilege that is denied by the Land Development Regulations to other lands, buildings or structures 
in the same zoning district. 

 Please see Justification Statement. 

  

  

  

4. Literal Interpretation: That literal interpretation of the provisions of this chapter would deprive the 
applicant of rights commonly enjoyed by other properties in the same zoning district under the terms 
of this chapter, and would work unnecessary and undue hardship on the applicant. 
 

 Please see Justification Statement. 
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Northlake Promenade Apartments 
Variance Application 
Justification Statement 

April 9, 2024 
INTRODUCTION 
Northlake Promenade Shoppes, LLC, owner, and applicant is seeking a variance for the project 
known as “Northlake Promenade Apartments.” The project proposes a 279-unit residential project 
along with public open space and upgraded landscape and hardscape, integrated with existing 
retail. As discussed more fully in the application for site plan approval, the project was designed 
based on the Town’s vision for the property and according to the regulations set forth by the 
Town’s C-3 zoning district. 
 
REQUEST 
The Applicant, in partnership with AvalonBay Communities, is seeking approval for a variance on 
the subject property to enable the development of a transformative rental project. The request is 
warranted due to the unique constraints posed by existing infrastructure, specifically the presence 
of Florida Power & Light easements, which restrict compliance with the specified setback 
requirement. The specific provision from which the applicant is requesting relief is: Sec. 78-73 (e) 
Performance Standards. b. A minimum of 60 percent of a building frontage shall abut any other 
street setback. The building’s setback from the eastern property line is 137.2 feet, just beyond the 
area that cannot be built upon due to the easements. 
An underground utility survey confirmed the presence of infrastructure in place within the 
easements. A review with representatives from FPL has determined that relocating the lines in 
order to abandon the easements is not economically feasible. Notably, this infrastructure serves 
as a critical power feeder, supplying electricity from the Lake Park substation to various 
neighborhoods to the north and east, including Lost Tree, Singer Island, neighborhoods across 
the Earman Canal, and extending all the way to PGA Boulevard.  
Despite the challenge presented by the easements, the proposed project is designed to enrich 
the local community by introducing high-quality residential units, enhancing existing retail spaces, 
and fostering pedestrian-friendly amenities. The inclusion of on-street parking, open green 
spaces, and a variety of unit sizes aims to create a dynamic and inclusive urban environment that 
aligns with the broader goals of the Comprehensive Plan and demonstrates sustainable 
development practice within the Twin Cities area. 
In addition to addressing the immediate needs of the site, the requested variance will facilitate the 
realization of this mixed-use environment, that enhances the overall livability and economic vitality 
of the district. As such, we believe that granting the variance is not only warranted but essential 
in achieving our shared vision for a thriving and connected urban landscape. 
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Northlake Promenade Apartments – Justification Statement  
Variance Application 

2 | C H  N o .  2 1 - 0 5 2 1  
 

VARIANCE CRITERIA  
Special Conditions: 
That special conditions and circumstances exist which are peculiar to the land, structure, or 
building involved and which are not applicable to other lands, structures, or buildings in the 
same zoning district.  
 
RESPONSE: Any proposed building on this particular parcel would be unable to meet the 
requirement set forth by the C-3 code, for 60% of a building’s frontage to abut the minimum 
setback line on the east. This is due to the existence of the FPL easements in which 
infrastructure is already in place.. 
 
Actions of Applicant: 
That the special conditions and circumstances do not result from the actions of the applicant. 
RESPONSE: The FPL easement and infrastructure have been in place for decades, prior to the 
owner’s acquisition of the property and prior to the adoption of the C-3 Code. 
 
Special Privilege: 
That granting the variance requested will not confer on the applicant any special privilege that is 
denied by the Land Development Regulations to other lands, buildings, or structures in the 
same zoning district.  
RESPONSE: Granting the requested variance due to the presence of the unalterable 
easements does not confer a special privilege, as it simply enables compliance with zoning 
regulations and intent of the code, under circumstances beyond the applicant's control. Allowing 
the variance maintains parity with the treatment of other properties facing similar constraints 
within the same zoning district. Any other property facing comparable constraints would have 
the opportunity to seek similar relief through the variance process. 
 
Literal Interpretation: 
That literal interpretation of the provisions of this chapter would deprive the applicant of rights 
commonly enjoyed by other properties in the same zoning district under the terms of this 
chapter and would work unnecessary and undue hardship on the applicant.  
RESPONSE: Strict adherence to the provision from which we are seeking relief would impose 
undue hardship on the applicant, given that the presence of the easements prevents the 
proposed building from meeting the specified requirement. Furthermore, granting the variance 
allows the applicant to exercise rights granted to other properties in the same district, to develop 
quality form and function by facilitating the proximity and connectivity between uses, enhancing 
the overall livability of the area. 
 
Minimum Variance: 
That the variance granted is the minimum variance that will make possible the reasonable use 
of the land, building, or structure.  
RESPONSE: The variance sought is the minimum necessary to enable the optimal use of the 
land to meet the intent and literal interpretation of all other C-3 Zoning district regulations. 
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Northlake Promenade Apartments – Justification Statement  
Variance Application 

3 | C H  N o .  2 1 - 0 5 2 1  
 

Public Interest/Harmony with Code: 
That the grant of the variance will be in harmony with the general intent and purpose of the land 
development regulations of the Code, and that the variance will not be injurious to the area 
involved or otherwise detrimental to the public welfare.  
RESPONSE: Granting the requested variance will align with the overarching intent and 
objectives of the land development regulations outlined in the Code. The variance will not result 
in any harm to the surrounding area nor pose any detriment to public welfare. 
 
Harmony with Comprehensive Plan: 
That the variance would not be contrary to the comprehensive plan of the Town.  
RESPONSE: Granting the variance would ensure consistency with the long-term vision for 
development and facilitate development within the C-3 district, ensuring compatibility between 
the proposed project and the broader planning framework for the Twin Cities area. 
 
CONCLUSION 
We respectfully urge the Planning and Zoning Board to grant the variance request as it plays a 
vital role in facilitating the development of the subject site in alignment with the vision for the C-3 
zoning district. The approval of the requested variance is essential for realizing the objectives 
outlined in the district regulations and comprehensive plan, given the unique challenges posed 
by the site's existing conditions. Working closely with design professionals, the applicant has 
diligently planned the site to ensure seamless integration with the street layout while avoiding 
any potential conflicts with the FPL easements. 
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Northlake Promenade Apartments
Application for Variance

Special Call Joint Meeting
Lake Park PZB

Village of North Palm Beach PZAB

May 2, 2024
Lake Park, Florida



PROJECT TEAM

Applicant: Northlake Promenade Shoppes LLC

Developer: AvalonBay Communities

Land Planner: Cotleur & Hearing

Northlake Promenade Apartments
Lake Park, FL



LOCATION

SUBJECT SITE

LOT 10

LOT 9 LOT 8

North 

Palm 

Beach

Lake 

Park

Twin Cities Mixed Use District



REQUEST

Variance:
• Sec. 78-73 (e) Performance Standards. b. 

A minimum of 60 percent of a building 

frontage shall abut any other street 

setback.

Code Requirement:
• Section 78-73 Table 4: “Courtyard Building Type 

A” 

• Minimum 10 ft. Setback 

• Minimum of 60% of the building would be required 

to be within 10 feet of the street.



FPL Easements



History

• The site has an existing site plan approval for 

65,380 square feet of additional retail space, 

which was approved in 2018 and is valid until 

2028 (Res. No. 84-11-18.)

• The site plan has been designed according to 

the recently adopted Twin Cities Mixed Use 

Zoning District regulations.

Northlake Promenade Apartments
Lake Park, FL



Approved Site Plan

Total Retail Gross 

Floor Area: 75,804

278 Feet



Proposed Site Plan | Aerial 

Northlake Promenade Apartments
Lake Park, FL



Proposed Site Plan

10 Feet

137.2 Feet



Edge Treatment

Silver 
Buttonwood

Gumbo 
Limbo

Montgomery 
Palm

Sabal Palm Green 
Buttonwood

Covered Parking 
Structures







Standards for Variance Approval:

 Special conditions peculiar to the land

 Conditions are not a result of Actions by 

Applicant

 Will not confer special privilege

 Literal Interpretation: Undue hardship

 Minimum Variance to make reasonable use 

possible

 In Best Public Interest/Harmony with Code

 Harmony with Comprehensive Plan

VARIANCE CRITERIA 



Standards for Variance Approval:

 Special conditions peculiar to the land

Any proposed building on this particular parcel 

would be unable to meet the requirement set 

forth by the C-3 code, for 60% of a building’s 

frontage to abut the minimum setback line on 

the east. This is due to the existence of the FPL 

easements in which infrastructure is already in 

place.

CRITERIA 

SATISFIED



Standards for Variance Approval:

 Conditions are not a result of Actions by 

Applicant

The FPL easement and infrastructure have 

been in place for decades, prior to the owner’s 

acquisition of the property and prior to the 

adoption of the C-3 Code.

CRITERIA 

SATISFIED



Standards for Variance Approval:

 Will not confer special privilege

Granting the requested variance due to the presence of 

the unalterable easements does not confer a special 

privilege, as it simply enables compliance with zoning 

regulations and intent of the code, under 

circumstances beyond the applicant's control. Allowing 

the variance maintains parity with the treatment of 

other properties facing similar constraints within the 

same zoning district. Any other property facing 

comparable constraints would have the opportunity to 

seek similar relief through the variance process.

CRITERIA 

SATISFIED



Standards for Variance Approval:

 Literal Interpretation: Undue hardship

Strict adherence to the provision from which we are 

seeking relief would impose undue hardship on the 

applicant, given that the presence of the easements 

prevents the proposed building from meeting the 

specified requirement. Furthermore, granting the 

variance allows the applicant to exercise rights granted 

to other properties in the same district, to develop 

quality form and function by facilitating the proximity 

and connectivity between uses, enhancing the overall 

livability of the area.

CRITERIA 

SATISFIED



Standards for Variance Approval:

 Minimum Variance to make reasonable use 

possible

The variance sought is the minimum necessary 

to enable the optimal use of the land to meet 

the intent and literal interpretation of all other 

C-3 Zoning district regulations.

CRITERIA 

SATISFIED



Standards for Variance Approval:

 In Best Public Interest/Harmony with Code

Granting the requested variance will align with 

the overarching intent and objectives of the 

land development regulations outlined in the 

Code. The variance will not result in any harm 

to the surrounding area nor pose any detriment 

to public welfare.

CRITERIA 

SATISFIED



Standards for Variance Approval:

 Harmony with Comprehensive Plan

Granting the variance would ensure 

consistency with the long-term vision for 

development and facilitate development within 

the C-3 district, ensuring compatibility between 

the proposed project and the broader planning 

framework for the Twin Cities area.

CRITERIA 

SATISFIED



CONSISTENCY 

Northlake Promenade Apartments
Lake Park, FL

The proposed development is:

 Consistent with the Comprehensive Plan

 Consistent with the C3 Code Regulations

 Compatible with the Surrounding area

 Consistent with all Level of Service (LOS) 

standards

 Recommended for approval as noted in staff’s 

report



THANK YOU

On behalf of the applicant and 

AvalonBay Communities, we request 

your APPROVAL.

Thank you for your time and 

consideration

Northlake Promenade Apartments
Lake Park, FL



.        TOWN LAKE OF PARK 
PLANNING & ZONING BOARD 

STAFF REPORT 
MEETING DATE:  May 2, 2024 

PZ-24-03 

 

 

APPLICATION:  Northlake Promenade Apartments  

SUMMARY OF APPLICANT’S REQUEST:   On behalf of Northlake Promenade Shoppes LLC 

(“Property Owner” and “Applicant”), McKenna West of Cotleur & Hearing (“Agent”) is requesting 

site plan approval for a seven-story, 279 unit multifamily apartment complex. The request also 

includes façade improvements and upgrades to the commercial center including Publix. The 

proposed development is consistent with the Town of Lake Park’s adopted regulations for the C-3 

Twin Cities Mixed Use District.   

 

The Subject Property is located south of Northlake Boulevard in the Town of Lake. It is comprised 

of the following parcels, which total 9.05 acres: 

 
 Parcel 1 – PCN: 36-43-42-21-32-010-0000  

 Parcel 2 – PCN: 36-43-42-21-32-009-0000 
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BACKGROUND: 

Owner & Applicant(s):    Northlake Promenade Shoppes LLC  

Agent and Consultant:    Cotleur and Hearing  
Location:     Parcel 1 – PCN: 36-43-42-21-32-010-0000  

Parcel 2 – PCN: 36-43-42-21-32-009-0000 

Net Acreage (total):   9.05 acres 

Legal Description:   See survey enclosed in packet.  

Existing Zoning:   C-3 Twin Cities Mixed Use District 

Future Land Use:   Twin Cities Mixed Use  

 

 

 

 

Figure 1: Aerial View of Site (image not to scale; for visual purposes only)    

                 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Northlake Boulevard 

N
 

Subject Site 
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LAKE PARK ZONING MAP 

 

 
 

 

 
 

Adjacent Zoning:  

North:  C-3 Twin Cities Mixed Use District (North Palm Beach jurisdiction across Northlake 

Boulevard) 

South: R-1A Residence District 

East:   C-3 Twin Cities Mixed Use District 

West:  R-2 Residence District, R-1 Residence District  

 

 

 

 

Subject 

Site 
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LAKE PARK FUTURE LAND USE MAP 

 

 
 

 

 

 

 

 

 
 

 

 

 Adjacent Existing Land Use 

 

North: Twin Cities Mixed Use (North Palm Beach jurisdiction across Northlake 

Boulevard) 

South: Single Family Residential 

East: Twin Cities Mixed Use 

West:  Residential Medium Density, Commercial, and Single Family Residential 
 

 

 

Subject 

Site 
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Figure 1 - Existing Conditions 

 

 

 

PART I:  SITE PLAN APPLICATION  
 

The Northlake Promenade site plan application has been reviewed by the Town’s 

consulting Engineers, Landscape Architect, Palm Beach County Fire Rescue, Seacoast 

Utility Authority, Palm Beach County Sheriff’s Office (PBSO) for Crime Prevention 

Through Environmental Design (CPTED), Lake Park Public Works Staff, Lake Park 

Community Development Department Staff and the Village of North Palm Beach 

Community Development Department Staff. Based on these reviews, the project 

substantially complies with our Land Development Regulations and Comprehensive Plan.  

 
**This project has been noticed by certified mail to property owners within 300 feet by 4/18/24 and 

advertised in the Palm Beach Post 4/18/24 ** 

 

Not Included 

North Palm Beach / Lake Park Boundary Line 

Parcel 1 

Parcel 2 
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SITE PLAN PROJECT DETAILS  
  

Comprehensive Plan: The proposal is consistent with the goals, objectives and policies 

of the Town’s Comprehensive Plan, including:  

  

 3.4.2 Objectives and Policies, Policy 1.5: The Town shall encourage development and 

redevelopment activities which will substantially increase the tax base while minimizing 

negative impacts on natural and historic resources, existing neighborhoods and 

development and adopted Levels of Service (LOS) standards. 

  

 Future Land Use (FLU) Classification System 3.4.3: Lands located in the southwest 

quadrant of Northlake Boulevard and Federal Highway as shown on the Future Land Use 

Map shall be designated with the future land use of “Twin Cities Mixed Use.” These 

lands, and adjoining lands to the east in the Village of North Palm Beach, are within the 

property formerly known as the Twin City Mall. The purpose of the Twin City Mixed Use 

Classification is to redevelop this site into a vibrant mixed-use place that combines 

residences, businesses, and civic spaces. The maximum density shall not exceed an 

average of 48 dwelling units per gross acre, as calculated for the entire Twin Cities Mixed 

Use area within the Town of Lake Park. The FAR for non-residential uses shall not exceed 

an average FAR of 2.0, as calculated for the entire Twin Cities Mixed Use area within the 

Town of Lake Park. The policies which are intended to implement the site’s redevelopment 

are located under Objective 11 of the Future Land Use Element. 

 

  

 Future Land Use Element, Policy 5.2: The Town shall foster the redevelopment of 

declining neighborhoods, underutilized parcels, and areas that demonstrate substandard 

and/or slum and blight conditions. 

 

 Future Land Use Element, Policy 11.2: The new land development regulations for 

the proposed Twin Cities Mixed Use District shall provide for the development of new 

compact residential and non-residential buildings to complement the existing 

commercial buildings, all of which are supported by publicly accessible civic spaces, 

walkable and bikeable streets and served by varied forms of public and private 

transportation. 

 

 Future Land Use Element, Policy 11.3: The new land development regulations for 

the proposed Twin Cities Mixed Use District shall provide for public plazas, urban or 

green open spaces or pocket parks that are accessible to the public and which form 

an integrated component of redevelopment with the Twin Cities Mixed Use District. 
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 Future Land Use Element, Policy 11.4: The new land development regulations for 

the proposed Twin Cities Mixed Use District shall provide for compatibility of 

adjacent land uses by establishing land development regulations to control the height 

and intensity of structures so that new development is internally consistent with the 

height and intensity of structures and the intensity and density of uses within the 

adjacent zoning districts of the town, the Twin Cities Mixed Use District and the land 

development regulations adopted by the Village of North Palm Beach. 

 

 

Zoning:  The proposed project is generally consistent with the requirements of the C-3 

Twin Cities Mixed Use District, including the use of multifamily residential, building 

height, minimum required open space, and building site area. The project also substantially 

complies with the supplemental regulations of the general code, which will be further 

discussed as applicable in the sections below.  

 The applicant is seeking one variance from the building frontage requirements due 

to utility conflicts. Please see the “FPL Easement Color Exhibit” for the location of the 

utility easement presenting the conflict. The variance request is detailed further in the 

variance staff report. To summarize briefly the findings of the report here: staff finds the 

variance request consistent with the requirements for variance issuance and 

recommends approval of the request.  

  

Architecture: The proposal meets the standards set forth under 78-330 and NBOZ Sec. 3-

1. for building articulation, façade paint colors, material variation, and decorative features. 

Additionally, within the C-3 Twin Cities Mixed Use District, applicants are required to 

create architectural harmony and consistency between their project and existing projects. 

To satisfy this requirement, the applicant has also created conceptual designs for Publix 

façade improvements, which will create aesthetic unity between the Northlake Promenade 

Apartments and the shopping center in the immediate vicinity. Please refer to architectural 

plan sheets A201 and A202 for details on improvements to the surrounding shopping 

center.   

 The following condition of approval related to architecture is proposed: The 

applicant shall update the site plan to reflect the proposed patio spaces fronting the 

Northlake Entry street to delimit the extent of the patio area, provide minimum 

required sidewalk clearances, and update all plan sets accordingly. 

 

 

Building Site: The total impervious area for the project is 317,806 SF and the pervious 

area is 76,605 SF, or 19% of the total site (minimum required is 10%). The development 

proposal consists of a seven-story, 279 unit multifamily apartment complex. The apartment 

is proposing 20 studio units, 133 one-bed units, 102 two-bed units, and 18 three-bedroom 
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units. Please note additionally, that 10,424 SF of existing commercial space is proposed to 

remain, subject to façade renovation to match architectural aesthetics.  

    

Site Access and Roadways: This site has been designed with a high degree of roadway 

and pedestrian integration into 

the immediate vicinity. The 

project proposes 2 driveway 

entrances to public rights of way: 

one access point is proposed off 

of Northlake Boulevard and a 

second is proposed off of 

Palmetto Drive. 

 

As part of the requirements of the 

C-3 Twin Cities Mixed Use 

District, the applicant is required 

to improve and, in some cases, 

construct new internal roadways. 

While the applicant has proposed 

improvements along all existing 

internal private drives, their 

design did not include a publicly-

accessible east-west drive as 

highlighted in Figure 2. 

Therefore, the applicant must 

provide mitigation and has done 

so per the requirements of 

Section 78-73 (h) 1. Please see 

the applicant’s “Street Mitigation 

Exhibit” for the breakdown of 

where they are proposing 

pedestrian and roadway 

improvements in lieu of providing the east-west Internal Street depicted in the Regulating 

Plan. Staff concurs that the proposed alternative design is within the allowances of 78-73 

(h) and meets the intent of the mitigation provision.  

 The applicant has also worked diligently to create an integrated sidewalk grid, 

connecting their project to the existing shopping plaza, businesses fronting on Northlake 

Boulevard, connecting to the east along the Northlake Entry Street, as well as connecting 

to the sidewalk along Palmetto Drive, resulting in a design that meets the intent of 

Comprehensive Plan Future Land Use Policy 11.2. Please see the “Park Space Exhibit” for 

a color overview of the proposed open space and sidewalk network.  

 A sidewalk easement will be provided at the time of the building permit and the 

applicant shall provide easement recordation prior to Certificate of Occupancy. This shall 

be a condition of approval in accordance with 78-73 (h) (6).  

   

Eliminated east-

west public road 

Figure 2 - Regulating Plan 
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Traffic Concurrency:  The applicant has provided Palm Beach County Traffic 

Performance Standards (TPS) approval in connection with their project. Palm Beach 

County Traffic recommended several conditions of approval, which staff supports, and are 

briefly overviewed as follows: 

 
1. No Building Permits for the site may be issued after December 31, 2024. 

2. The Property Owner shall fund the cost of signal installation on Northlake Boulevard 

at the project’s western main entrance. 

3. The Property Owner shall closer the easterly median opening on Northlake 

Boulevard and extend the eastbound dual left turn lanes at US-1.  

4. The Property Owner shall extend the existing eastbound drop through lane / right 

turn lane: on Northlake Boulevard at US-1.  

 

Staff and the developer are in agreement with these conditions, which will be included, in 

their entirety, on the development order.  

 

The Applicant’s traffic statement was also reviewed by the Town’s consulting Traffic 

Reviewer, O’Rourke Engineering, who was in agreement with the Traffic Equivalency 

Statements provided by the applicant as well as the conditions of the PBC TPS letter. 

O’Rourke Engineering provided signoff 4/12/24.  

 

 

Landscaping: The proposed landscaping plans have been deemed code compliant by the 

Town’s consulting Landscape Architect (JMorton) as of 4/12/24. J Morton recommended 

a condition of approval associated with the lack of diversity in the shrub plant palette. The 

applicant is proposing for 85% of all shrubs consist of just four plant species and large 

areas being planted with a single plant type. Therefore, the following condition is proposed 

for discussion, though has not been added to the condition list:  

 

“The landscape plan shall be updated to increase the diversity of the plant shrub 

palette, particularly in those areas where large single specie plantings are being 

proposed.”  

 

Staff is in agreement with this condition of approval.  

  

 

Paving, Grading and Drainage: The Town’s consulting Engineers, Engenuity Group, 

reviewed and approved the civil plans for this proposal on 4/12/24. 

 

The Town Stormwater Division also approved the proposed stormwater system and noted 

it incorporated an “acceptable” amount of green infrastructure; they provided their final 

approval 4/10/24.  

 

Parking and Loading: This project meets the required parking based on the applicable 

parking code for multifamily, which requires 1.45 spaces per dwelling unit. At 279 units, 
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the project is required to provide 405 spaces. Additionally, must continue to provide 

parking for the existing retail shops at 4 per 1000 SF, for a total of 45 spaces, which they 

are doing. In total between the residential and retail uses, the applicant is required to 

provide 447 parking spaces and have provided 448. They are also providing 20 EV 

charging stations, which they have not included in their total calculation, bringing the true 

total to 468.  

 

 Prior to the Town Commission, a copy of the Reciprocal Easement Agreement 

establishing joint use and access between Publix’s parcel and the subject site shall be 

provided to memorialize the division of parking spaces between uses and shared 

parking use allowances.  

 

 The O’Rourke Engineering approval from 4/12/24 also noted: “The shared parking 

analysis has demonstrated that there will be sufficient parking in both the retail and 

residential areas based on ULI demand curves.” 

 

Water/Sewer:  Seacoast Utility Authority reviewed these plans for compliance with their 

best practices and was not able to issue approval prior to P and Z. Instead, the following 

comments are being added as conditions of approval:  

 

1. The site plan needs to show the proposed SUA easements and the DDC at 

WM at the N corner.  

 

2. The concrete slab and fence for the proposed transformers at the NW corner 

is too close to the proposed DDC and meter assemblies. A minimum of 10 FT 

clear between the outside edge of the meter assembly bypass and the fence is 

needed. Please see SUA details of the meter and DDC assemblies  

 

3. Sheet E-091 needs to show the primary feed location to the transformers 

and should show the proposed water and sewer lines clearly, and the FPL 

easement exhibit does not show any proposed easements to the transformers  

 

4. The Landscape plans have numerous comments:  

 

a. All DDC and meter assemblies do not show any screening. If the City 

will require screening, please add/show and meet SUA setbacks. All 

Hedge materials needs to be 4 FT Minimum clear with root barriers.  

b. Root Barrier designation needs to be called out.  

c. All landscaping needs to conform to SUA minimum setbacks. The 

following are some of the comments  

d. Sheet 3.12 – the scale is wrong; The FIC tree and (3) C+A shrubs are 

no good as shown, they do not meet SUA minimum setbacks. What is 

the C+A is not shown on the plant list. The BSI and CER trees and C=A 

shrubs are too close to the WM and do notsetback.UA min. setbacks. 

Move the CER off the proposed sewer services (typical all locations)  

e. Sheet 3.13 Move BSI  
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f. Sheet 3.14 Move BSI and C+A; ede and H=C need to be moved . What 

is the H+C?  

g. Sheet 3.16 What is S=R. Move off WM and DDC  

h. Sheet 3.17 HP needs to meet SUA setbacks. Root Barrier should be 

at edge of large SUA easement that goes between the breezeway  

 

Staff is in agreement with these conditions.  

 

Fire:  PBC Fire Rescue reviewed the site plan and found it to be in compliance with PBC 

Fire Rescue best practices on 4/10/24. An additional round of fire review will be conducted 

during the building permit phase, which is standard procedure.  

 

Signage: The signage proposals provided by the applicant under the Master Sign Plan 

generally conform to the requirements of the applicable signage codes for the NBOZ and 

Town, respectively. Final signage review and approval shall occur during the permitting 

phase, per Condition 10 below.  

 

PBSO:  The Crime Prevention Through Environmental Design (CPTED) review was 

performed by D/S Adam Pozsonyi at the Palm Beach County Sheriff’s Office and the 

proposal was found to be complaint with best-practice principles for CPTED on 4/16/24. 

A high-definition security camera surveillance condition of approval is being 

recommended, which is a standard condition of approval.  

 

  

PART II:  STAFF RECOMMENDATION 
Staff recommends APPROVAL of the Site Plan for Northlake Promenade 

Apartments with the following conditions:  
 

1. The Applicant shall develop the Site consistent with the following Plans and the 

title sheet shall be updated to reflect the following list of plans and their sign and 

seal dates: 
Name Sheet Revision Date Received on 

GENERAL    

Boundary Survey 1 of 2 02.05.2021 4.9.24 

Boundary Survey 2 of 2 02.05.2021 4.9.24 

Site Plan Set    

Site Plan 1 of 4 4.5.24 4.9.24 

Site Plan 2 of 4 4.5.24 4.9.24 

Site Plan 3 of 4 4.5.24 4.9.24 

Site Details 4 of 4 4.5.24 4.9.24 

Architecture    

Architectural Site Plan A0-01 2.2.24 4.9.24 

Overall Floor Plan – Level 1 A1-01 2.2.24 4.9.24 

Overall Floor Plan – Level 2 A1-02 2.2.24 4.9.24 

Overall Floor Plan – Levels 3-4 A1-03 2.2.24 4.9.24 
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Overall Floor Plan – Levels 5-6 A1-05 2.2.24 4.9.24 

Overall Floor Plan – Level 7 A1-07 2.2.24 4.9.24 

Overall Roof Plan A1-50 2.2.24 4.9.24 

Building Elevations A2-01 2.2.24 4.9.24 

Building Elevations A2-02 2.2.24 4.9.24 

Retail Building Elevations A201 10.23.23 4.9.24 

Building Elevations A202 10.23.23 4.9.24 

Building Perspective – NE Entry A2-04 2.2.24 4.9.24 

Building Perspective – Main Entry A2-05 2.2.24 4.9.24 

Building Perspective – Retail Approach A2-06 2.2.24 4.9.24 

Building Perspective – Retail Tower Approach A2-07 2.2.24 4.9.24 

Building Perspective – Townhouse A2-08 2.2.24 4.9.24 

Building Perspective – Courtyard View A2-09 2.2.24 4.9.24 

Retail – Perspective View A2-10 2.2.24 4.9.24 

Retail – Perspective View A2-11 2.2.24 4.9.24 

Retail – Perspective View A2-12 2.2.24 4.9.24 

Perspective – Townhouse Street Approach A2-13 2.2.24 4.9.24 

Civil    

Conceptual Paving & Grading Plan PD1 11.14.23 4.9.24 

Conceptual Paving & Grading Plan PD2 11.14.23 4.9.24 

Conceptual Water & Sewer Plan WS1 11.14.23 4.9.24 

Conceptual Water & Sewer Plan WS2 11.14.23 4.9.24 

Fire Truck Route Plan FT-1 11.14.23 4.9.24 

Garbage Collection Truck Route Plan REF-1 11.14.23 4.9.24 

Landscape and Irrigation    

Cover Sheet L-0.00 11.15.23 4.9.24 

Overall Hardscape Plan L-1.10 11.15.23 4.9.24 

Enlarged Hardscape Plan L-1.11 11.15.23 4.9.24 

Enlarged Hardscape Plan L-1.12 11.15.23 4.9.24 

Enlarged Hardscape Plan L-1.13 11.15.23 4.9.24 

Enlarged Hardscape Plan L-1.14 11.15.23 4.9.24 

Enlarged Hardscape Plan L-1.15 11.15.23 4.9.24 

Enlarged Hardscape Plan L-1.16 11.15.23 4.9.24 

Enlarged Hardscape Plan L-1.17 11.15.23 4.9.24 

Enlarged Hardscape Plan L-1.18 11.15.23 4.9.24 

Enlarged Hardscape Plan L-1.19 11.15.23 4.9.24 

Enlarged Hardscape Plan L-1.20 11.15.23 4.9.24 

Enlarged Hardscape Plan L-1.21 11.15.23 4.9.24 

Enlarged Hardscape Plan L-1.22 11.15.23 4.9.24 

Enlarged Hardscape Plan L-1.23 11.15.23 4.9.24 

General Hardscape Details L-2.50 11.15.23 4.9.24 
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Tree Mitigation Plan L-3.00 11.15.23 4.9.24 

Tree Mitigation Plan L-3.01 11.15.23 4.9.24 

Tree Mitigation Plan L-3.02 11.15.23 4.9.24 

Overall Planting Plan L-3.10 11.15.23 4.9.24 

Enlarged Planting Plan L-3.11 11.15.23 4.9.24 

Enlarged Planting Plan L-3.12 11.15.23 4.9.24 

Enlarged Planting Plan L-3.13 11.15.23 4.9.24 

Enlarged Planting Plan L-3.14 11.15.23 4.9.24 

Enlarged Planting Plan L-3.15 11.15.23 4.9.24 

Enlarged Planting Plan L-3.16 11.15.23 4.9.24 

Enlarged Planting Plan L-3.17 11.15.23 4.9.24 

Enlarged Planting Plan L-3.18 11.15.23 4.9.24 

Enlarged Planting Plan L-3.19 11.15.23 4.9.24 

Enlarged Planting Plan L-3.20 11.15.23 4.9.24 

Enlarged Planting Plan L-3.21 11.15.23 4.9.24 

Enlarged Planting Plan L-3.22 11.15.23 4.9.24 

Enlarged Planting Plan L-3.23 11.15.23 4.9.24 

Plant List and Landscape Legend L-3.24 11.15.23 4.9.24 

General Planting Notes and Details L-3.30 11.15.23 4.9.24 

Seacoast Utility Authority Standard Planting Details L-3.31 11.15.23 4.9.24 

Overall Conceptual Irrigation Plan L-5.10 11.15.23 4.9.24 

Photometrics    

Electrical Site Plan E091 11.17.23 4.9.24 

Electrical Site Plan Photometric E092 11.17.23 4.9.24 

Street Mitigation Exhibit    

Street Mitigation Exhibit 1/1 N/A 4.9.24 

 

2. Construction associated with the Project is permitted only between the hours of 

7:00 a.m. and 7:00 p.m., Monday through Saturday, except holidays, unless an 

exception is approved in writing by the Community Development Director (the 

Director). 

 

3. Any proposed disruption to neighboring street access, surrounding parking areas, 

or the normal flow of traffic within the rights of way of Northlake Boulevard, 

Palmetto Drive, or any other right-of-way during the construction of the Site shall 

be subject to the review and approval of the Director of the Community 

Development Department (the Director) and any of the agencies responsible for 

maintaining these roadways. Should any disruption to the normal flow of traffic 

occur during construction of the Project without prior authorization, upon written 

notice from the Director, all construction shall cease until the Director has provided 

the Owner with a written notice to proceed.    
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4. All landscaping shown on the approved Site Plan and the Landscaping Plan shall 

be continuously maintained from the date of its installation and the issuance of the 

Certificate of Occupancy by the Town.  The Owner shall replace any and all dead 

or dying landscaping materials so as to maintain the quantity and quality of the 

landscaping shown on the approved Site Plan and Landscaping Plan.   

 

5. The Owner shall ensure that all contractors use best management practices to 

reduce airborne dust and particulates during the construction of the Site. 

 

6. All onsite dumpsters and dumpster screening shall be kept closed at all times.  

Owner is not responsible for waste haulers leaving doors open temporarily on pick-

up day. All required dumpsters shall be acquired from the approved franchise 

supplier for the Town.  

 

7. Prior to issuance of the Certificate of Occupancy, the Applicant shall provide 

certification from the Landscape Architect of record that the plant installations for 

the Project are in accordance with the approved Site Plan (and any minor 

modifications that are approved through permitting) and the Landscaping Plan or 

are deemed to be equivalent by the Town’s consulting landscape architect.  

 

8. Prior to the issuance of any construction permits, the Applicant shall submit copies 

of all permits that are required by other agencies and have been obtained from those 

agencies, including but not limited to the Palm Beach County Health Department, 

Palm Beach County Land Development Division, South Florida Water 

Management District and the State of Florida Department of Environmental 

Protection. 

 

9. Any revisions to any approved plans associated with the Project, shall be submitted 

to the Department of Community Development (Department), and shall be subject 

to its review and approval.  The Department shall determine whether or not the 

changes are material enough to require further review by the Town Commission.   

 

10. During the building permit phase, signage permitting (window, wall, freestanding, 

or other) for the Project shall be submitted through the Town’s permitting process 

with a master sign plan that ensures signage consistency in design and color scheme 

of the signs to be located on the Site. A sign package illustrating all signs and their 

colors shall be submitted to the Department through the regular signage permitting 

process and shall be subject to its review and approval prior to their placement on 

the Site. Signage will be subject to final review at permitting and approval pursuant 

to the Codes in place when permits are applied for and reviewed.  

 

11. Within 18 months of the effective date of this Resolution, the Owner shall initiate 

bona fide development and shall continue with the development of the Site through 

completion. Failure to do so shall render the Development Order null and void.  

Once initiated, the development of the Site shall be completed within 18 months. 
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12. Prior to the issuance of a Certificate of Occupancy or Completion, the Owner 

shall install High-definition surveillance cameras, which capture clear facial 

features throughout the parking areas of the Project and along the exterior façades 

of the buildings on the Site. The location of the camera(s) shall be subject to the 

review and approval of the Department and PBSO.  

 

13. Cost Recovery. All professional consulting fees and costs, including legal fees 

incurred by the Town in reviewing the Application and in the preparation of this 

Resolution billed to the Owner shall be paid to the Town within 10 days of receipt 

of an invoice from the Town.  The failure of the Applicant to reimburse the Town 

within the 10 days from the town’s mailing of its invoice will result in the 

suspension of any further review of plans or building activities, and may result in 

the revocation of the approved Development Order. A certificate of occupancy will 

not be issued if invoices are outstanding. 

 

14. The applicant shall update the site plan to reflect the proposed patio spaces fronting 

the Northlake Entry street to delimit the extent of the patio area, provide minimum 

required sidewalk clearances, and update all plan sets accordingly. 

 

15. A sidewalk easement shall be provided at the time of building permitting. The 

applicant shall provide easement recordation by deed or plat, in a form acceptable 

to the Town Attorney, prior to receiving a certificate of occupancy. 

 

16. If building permits are issued after December 31, 2024, updated Palm Beach 

County traffic concurrency approval shall be required. 

 

17. The Property Owner / Developer shall fund the cost of signal installation, if 

warranted as determined by the County Engineer, on Northlake Boulevard at the 

Project’s western main entrance. Signalization shall be a mast arm structure 

installation. The cost of signalization shall also include all design costs and any 

required utility relocation and right of way or easement acquisition.  

a. Building permits shall not be issued until the developer provides acceptable 

surety to the Palm Beach County Traffic Division in an amount as 

determined by the Director of the Traffic Division. 

b. In order to request release of the surety for the traffic signal at the above 

intersection, the Property Owner / Developer shall provide written notice to 

the Traffic Division stating that the final certificate of occupancy has been 

issued for this development and requesting that a signal warrant study be 

conducted at the intersection. The Traffic Division shall have 24 months 

from receipt of this notice to either draw upon the monies to construct the 

traffic signal or release the monies. In the event that the property is sold, the 

surety may be returned once the Traffic Division receives written 

documentation of the sale and a replacement surety has been provided to 

the Traffic Division by the new Property Owner.  
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18. The Property Owner shall close the easterly median opening on Northlake 

Boulevard and subsequently extend the eastbound dual left turn lanes at US-1 

intersection to the maximum extent feasible, as approved by the County Engineer 

or Florida Department of Transportation, as appropriate. This modification shall be 

completed before the issuance of any Certificates of Occupancy.  

 

19. The Property Owner shall extend the existing eastbound “drop through lane/ right 

turn lane” on Northlake Boulevard at US-1, westerly to the east edge of the 

Project’s westernmost driveway connection. This modification shall be completed 

before the issuance of any Certificates of Occupancy.  

 

20. The site plan shall show the proposed Seacoast Utility Authority (SUA) easements 

and the DDC at WM at the northwest corner.  

 

21. The concrete slab and fence for the proposed transformers at the northwest corner 

is too close to the proposed DDC and meter assemblies. A minimum of 10 FT clear 

between the outside edge of the meter assembly bypass and the fence shall be 

provided per SUA details of the meter and DDC assemblies. 

 

22. Sheet E-091 shall show the primary feed location to the transformers and show the 

proposed water and sewer lines clearly, and the Florida Power and Light (FPL) 

easement exhibit shall show any proposed easements to the transformers. 

 

23. All DDC and meter assemblies shall identify screening. Screening shall be per 

Town requirements; Applicant shall add/show and meet SUA setbacks. All Hedge 

materials shall be 4 FT Minimum clear with root barriers. Root Barrier designation 

shall be identified on the plans. All landscaping shall conform to SUA minimum 

setbacks. On Sheet 3.12 – the scale is wrong and shall be corrected. The FIC tree 

and (3) C+A shrubs are no good as shown, they shall meet SUA minimum setbacks. 

Identify C+A, as it is not shown on the plant list. The BSI and CER trees and C=A 

shrubs are too close to the WM and shall meet UA minimum setbacks. Move the 

CER off the proposed sewer services (typical all locations). On Sheet 3.13 Move 

BSI. On Sheet 3.14, Move BSI and C+A. ede and H=C need to be moved. Identify 

meaning of H+C. On Sheet 3.16, identify meaning of S=R. Move off WM and 

DDC. On Sheet 3.17, HP needs to meet SUA setbacks. Root Barrier shall be at edge 

of large SUA easement that goes between the breezeway. All Landscaping shall 

conform to SUA standards 

 

24. Applicant shall comply with all SUA standards. 
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Northlake Promenade Apartments
Application for Site Plan Approval

Special Call Joint Meeting
Lake Park PZB

Village of North Palm Beach PZAB

May 2, 2024
Lake Park, Florida



PROJECT TEAM

• Applicant: Northlake Promenade Shoppes LLC

• Developer: AvalonBay Communities

• Land Planner: Cotleur & Hearing

• Traffic Engineer: Simmons & White

• Civil Engineer: Sun-Tech Engineering, Inc. 

• Architect: Baker Barrios

• Landscape Architect: Naturalficial, Inc.

• Electrical Engineer: Jordan & Skala Engineers

Northlake Promenade Apartments
Lake Park, FL



LOCATION

SUBJECT SITE

LOT 10

LOT 9 LOT 8

North 

Palm 

Beach

Lake 

Park

Twin Cities Mixed Use District



LOCATION

SUBJECT SITE

Twin Cities Mixed Use DistrictPOINTS OF ACCESS



History

• The site maintains an existing site plan approval for 65,380 square 

feet of additional retail space, which was approved in 2018 and 

remains vested through 2028 (Res. No. 84-11-18.)

• The proposed site plan has been designed according to the recently 

adopted Twin Cities Mixed Use Zoning District regulations.

 Northlake Promenade Shoppes LLC Acquired site in 2016

 Vested site plan was approved in 2018

 “Zoning in Progress” April 2020

 Apartments application was originally submitted in July 2021

 Comprehensive Plan Amendment and Land Development 

Regulations adopted in July 2022.

 Submitted amended site plan application in November 2023

Northlake Promenade Apartments
Lake Park, FL



Approved Site Plan

Total Retail Gross 

Floor Area: 75,804

Remains vested 

through 2028

Existing Retail 1: 
4,138 SF

Existing Retail 2:
6,186 SF

Approved Retail: 

65,480 SF



Approved Site Plan

Total Retail Gross 

Floor Area: 75,804

Remains vested 

through 2028

Helix 
Urgent 
Care

Proposed Site Plan



REQUEST

• Site Plan Approval
o To allow the construction of a 7-story, 279-unit residential apartment 

building.

Northlake Promenade Apartments
Lake Park, FL



SITE DATA

Site Area 9.05 acres (Gross)

Future Land Use Twin Cities Mixed Use

Zoning District Twin Cities Mixed Use District (C3)

Dwelling Units 279 (30.8 dwelling units/acre)

Parking Required 394 spaces

Parking Provided 448 spaces

Height Permitted

(COURTYARD TYPE A)
88 Feet

Height Proposed 84 Feet 11 Inches

U n i t M i x

S t u d i o s : 2 0
1 - B e d r o o m s : 1 3 3
2 - B e d r o o m s : 1 0 2
3 - B e d r o o m s : 2 4

Northlake Promenade Apartments
Lake Park, FL



Proposed Site

Northlake Promenade Apartments
Lake Park, FL



Proposed Site Plan | Aerial 

Northlake Promenade Apartments
Lake Park, FL



Points of Access to Site

Northlake Promenade Apartments
Lake Park, FL



Pedestrian Network of Site

Northlake Promenade Apartments
Lake Park, FL

Lobbies



Site Characteristics

FPL Easements



Open Space

Northlake Promenade Apartments
Lake Park, FL

Pervious Area of Parks: 10% of Total Site



Open Space

Silver 
Buttonwood

Gumbo 
Limbo

Montgomery 
Palm

Sabal Palm Green 
Buttonwood

Covered Parking 
Structures





Open Space

Montgomery 
Palm

Royal Palm









Open Space

Montgomery 
Palm

Sabal Palm Japanese 
Privet



ARCHITECTURE





Main Entry – North Facade



Northwest view



Southwest view – Retail + Residential



East Facade



Existing Retail – Façade Improvements



Architectural Consistency
(g)Architectural 
consistency. All new 
buildings shall utilize an 
architectural vernacular that 
is consistent and harmonious 
with existing adjacent 
structures as well as those in 
the immediate vicinity per 78-
330(3) or section 3-1(c), as 
applicable. 



Architectural Consistency
(g)Architectural 
consistency. All new 
buildings shall utilize an 
architectural vernacular that 
is consistent and harmonious 
with existing adjacent 
structures as well as those in 
the immediate vicinity per 78-
330(3) or section 3-1(c), as 
applicable. 





CONSISTENCY 

The proposed development is:

 Consistent with the Comprehensive Plan

 Consistent with the C3 Code Regulations

 Compatible with the Surrounding area

 Consistent with all Level of Service (LOS) 

standards

 Recommended for approval as noted in staff’s 

report
Northlake Promenade Apartments

Lake Park, FL



Conditions of Approval 

Applicant is generally in agreement with 
the proposed conditions of approval.

• Applicant and staff have achieved 
consensus on amending two proposed 
conditions:
 Deliverables associated with parking 

and loading to be provided prior to 
building permit

 Clarification on patio conditions prior 
to Town Commission



THANK YOU

On behalf of the applicant and 

AvalonBay Communities, we request 

your recommendation of approval.

Thank you for your time and 

consideration

Northlake Promenade Apartments
Lake Park, FL
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May 2,2024

Dearttbwn of Lake Park PIanning&Zoning Board and Town of North Paim Beach PIanning

Commissioni

At tonight's lneeting you are considering the Site Pian forthe Notthtake Promenade Apartments

(“
Deveiopmenピ ).l am the President of Ar91o Corporauon,which owns the propetty located at

440 Northiake BIvd.in Lake Park.Our property is inlmediatety adiacent tO,and shares a pottion

ofthe western property boundary ofthe proposed Northiake Promenade Apartments

(“
Devetopment").Our pЮ petty is presendy leased to Harbo「 Freight tools

There is a seⅣ ice a‖ eyway behind our property which runs east― west and dead―ends at our

eastern property tine. Fo「 reasons identified in the correspondence beMeen『¬ysetf and the

appticanVdeveioper's representative,McKenna West,and the Town Pianner:Andersヽ riane,we

have obiected tO the extension ofthe seⅣ ice a‖ eyway into the Deveiopment as setforth on the

Site F)ian,Justittcation Statement,and other documents inciuded in the subnlission for approval

ofthe proieCt.

Specittca‖ y,page 5 ofthe Justijcation Statement dated Apri1 9,2024,specittca‖ y statesi

“Connection to Alに v Nonh of Teak Dttvei The dan hdudes a∞ nnec∬ on to the e蒐 sund

a‖ewav to the west ofthe sitet D「 OVidina additional access DOintS and improvina tramc¶ OW

wtthin the areao This DrOieCtis identmed sDeCiflcallv in thetowns mob‖ Кv Dtan aS 55A."The

extension ofthe a‖ eyway into the Devetopmentis also shown on the Site Piani page 3 of 4,at

tOp of page.

The responses and included representaHons fЮ m Ms.West and Mr.Viane sausfy our ObieCtiOn.

Ms.West has expressly represented to us on behaif ofthe devetoperthat despite the

mfOrmatiOn stated h the proied Submる don documents th試 “To be deai there tt NO proposed

change in the nature orlocation ofthe allev.We do not have DlanS fo「 the allQv.… T!埠
辛
陛
当|

nOt D:ODOSed to be modmed undert肘 s aD』絶ation.nor anv other andicatton bv r凸 饉 陥 nt h the

future."

As you considerthis Tη atter we feelitis impo武 antthat you are not only aware of our

COnl,れ uniCation with the applicanVdevetoper and the Town Piannerfo「 both Lake Park and North

Palr¬ Beach,but rnore impo武 antiy their representations to us become part ofthe public record

concerning the No「 thiakc Promenade Apartments and any future pians whiCh may impactthe

use ofthe alteyway.

Thank you for your consideration

Lawrence Bieler,President

Arglo Corporauon

Lawrence Bieler

Tё lephone:(305)720‐ 5854

Facsirnitei(305)667-1133

E―maili LB@bielettaw,com
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H Cma開 FTont Desk Brevardく fd.avibv@gmail.com)

Fwd:Northiake Promenade Apartmen脩
2 messages

Wed,May l,2024 at 9101 PM
BIo団awくLB@blelettaw.com>
To:fd.aubv@gm封〕・∞m

Begin forwarded!¬essage:

F『om:Anders Ⅵaneくaviane@takeparklonda.gov》

Date:May l,2024 at ll:57:49AM EDT
To:Lawrence BielerくLB@bie19討 aw,com>
cc:McKanna West<mwest@COtieu卜 heattng,com>,Nadia DiTORImaSOく Npittbmma30@takeparklo百 da方

割馬と盟樅Ⅷ 監樹離釉I報協解
°'

Good morning MR Bieleち

SinCereiv′

Anders R Viane

Flanner

COMMUNllV DEVELO'MENT DEPARTMEN了

TOWN OF LAКE PARК

53S'ark Avenue

Lake'at FL 33403

5S■‐88■‐3320

S61・881・3323(Fax).

aV色型螢鄭霞妊塁生豊杞里堕堕墨聖堕堕些L9Q壁

解薫飢を認粗繋品:i解!!熙、:1郡〔IЯ器珠剛 熊

“

瀧亀礁協縮
igns

熱僻:榊鶴蔀節神Щ韓1誕:i隷柑u電

it be pursued.

n

httpSi蕊劇,900".●。打Vm』′urOr?ikェ 7ollcd9824ivlewgpta30ardl日 』lapemulld執闇 d■ 17079000“ OS1898785adSt,と 1&8脩中igm町那に1797900666. 1ザ9



S/1/24,9〔26 PM Gma‖ ‐Fwむ :No貫hiake Promenade Apanments

Nてみ子
=:

lhl養 lヽ aitれ と,f Florida hai a vory bro(ld P(lbttc Records taw VVritten tommurl,cadoFi

rOsaFdin二 「oLYlヽ Ofiぉ kⅢ

(1,ori rot,tit,Fi  ri,Ciて
、i。

f(Ⅲ l vlじ trr Fl fr'■ ,It〕 ddrosi

FttOt:1191nk,イ ,(1'101:4i二 と!

Park 6tisinesi r与 tonsiSered to be public RocardP and is avaitabifito the pけ るIic

r tl.(lil e― 側a‖ こOrn守 11オ nicatROnS are subieCt tO pl】 btic discloittre tf yot,do r、 ct"'こト

lo be releasfttd in reミ porise to S PUb"C Records RequeSt′ ptoase do r,ct serid

rを ry,わ ut irlsted('こ olntaど寄thii OmCC by telephone orin～ vrittng. Sectlon

f】 ら8607ふ ,'i

F『om:Lawrence Bieterく ±8Qbie10naw co船 >

Sent:Tuesdav,Aprit 30,202410:10 AM

To:Anders Vianeく fl、(itllleⅢ olakepaFttfi● rtrla gov>

cc:McKenna WeStく 1コ We串 :(珍 cotteけ r_heattng coHl>

SubieCt:FwdI Northiake promenade Apattments

Mr.Viane!

Please see below the response received this monling from the developerrapplicant.

What are the steps necessary to have the subnlitted site ptan and related dOCuments cOrrected?

Do the corrections need to be completed priorto the upcoming hearings on May 2,2024 and」
une 5,2024?

Piease advise,Thank you.

Argio Corporauon

Larry Bieler,President

Lawrence Bieter

Telephone
Facsimile:

E‐ma硝 :

il(lr、 1720‐5854
ド |ち )'11lF tヽ iltl

】̀ k(ユ |,11ヽ 1,,rtil‐′l,11011義

Begin foAⅣ arded messagei

F『omi McKenna VVestく 声,wOstOtrtteur t4,3Ⅲ Iヽu com>

Date:Ap前130,2024 at 8:50:44 AM EDT
To:Lawrence Bieterく ibobieler!ィηw io■ 1>

SutteCt:REI Northiake Promenade Apartments

https:〃mai1 9oogie com/mai1/uFOr?ik=7ellcd9a24&view=pt&searchga‖
&permthid=thread‐f:1797900666051398785&dSqt=呵 &Sirnpl=mSg‐ t1797900666^ 2′9



5/1/24,9:26 PM
cma‖ ‐Fwd:Notthtake PrOmenade Apartments

GoOd morning Larry,

t hope thiS Ctears things up,please let me know if you have anv Other questiOns.

Thank you!

頗clくenna WeSt

矛    菌軒鼻竜よ与|こI∴

雛子ギ耀li:;でご糟遇,i魚盈l〔8よ
「君1雷!罵e軒と菅吊岬詭!e

lop inside our property tine.Thatis the fu‖
extent ofthe prOposed

″
connecdon.″ The anevis nOt proposed tO be modified underthiS appliCajon,nor anv

other applicaSon bv my clientin the future.
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From:LaWrenCe Bielerく lbて⊇biel。 君eW(ユ (,有Ⅲ>

Sent:Tuesdav,Apri1 30,20248:00 AM

T。:McKenna WeStく rη WOSt(脅 0中翠eur“hつa奮白嘗 COIY】 >

SutteCti Rel Northiake PrOmenade Apattments

McKenna

Thank you for returning my call yesterday and sending me copies ofthe Mobility Study and

the tramc repo武 .

httpsi〃 ma‖ goOgie com/ma‖ ′u'0/?ik〓 7e→ lCd9a24&View=pttsearch=a‖ &permthid=thread‐f11797900666051398785&dSqt=1&Sirnpl=mS9‐
f:1797900666 3/9



5'4/24,9:26 PM Gma‖ ‐Fwd:Notthiake PЮ menade Apartments

l have reviewed thenl】 buti cannot呵 nd any reference in either ofthem to the issue we

discussed yesterday,that being the extensiorl ofthe a‖ ey beyond the end of Our propetty and

into the neighbonng plat and the development site.The closest reference i see is in the

mobility plan and it seems to designate the a‖ ey as a low speed street.It already is a low

speed street due to its size,nature and purpose.

監曽;幣:3岳箸創尾蔀1汗 R岳IR手ぎ話温:S焉l,Ci静
再干打1二掩髯亀F手!|ユ常]を1浄帯ξξttazoning determination ietter as you suggested,t

any informadon helpfulforthe immediate issue ofthe pЮ posed change in nature and iocaton

ofthe a‖ ey and any timing forthe same to occur.

Were you going to be sending me a letterfrom the developer regarding the plans forthe

a‖ey? Are there any other documents or submissions of any type which Address the seⅣ ice

AIley issue?

I shouid be around this morning if you would like to ca‖ .Thank you.

Lawrence Bieter

Telephone
Facsim‖ e:

E‐maili

ti;Fう〔う,720-5854
1こ{'fl,417-1133

1毎ィlr歳JcⅢ awご oこ T!

Thank you for reaching out to discuss our project and effects on the surrounding area.

rve attached the rnobility pian thati was referencing on our ca‖ ,310ng with ourtramc

studv which inctudes the tramc performance standards deternlinadon frOm the County,

Please let nle know if you have anv quesjons and l will be happv to answe「

On Apr29,2024,at 10:17 AM,McKenna Westく rnW9StQcて ,導 et'「‐heaAぉけcor11》

wЮte:

Good morning Larry,

Thanks,

駆cKe猟 †ia V fゝest

)｀ iみI!li:■ :■ 二浣71●苺iri4

i■ : Ⅲl)!キ  1■ ',I.I,ft,:

httpS:〃maiLgoogie com/ma‖ /け/0/?ik=7ellcd9a24&vieW=ptasearch=all&permthid〓 thread‐f:1797900666051398785&dsqt=1&Sirnpi=msg_f:1797900666_ 4/9



5/1/24,9:26 PM

LaWrenCe Bieter<LB@bietenaw.com>
Toifd aubv@gmal∞m

Gman‐ Fwdi Notthiake PЮ menade Apattments
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Wed,May l,2024 at 9:25 PM

佐awrence Bieier
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coctt rnorning hAT,|み i41(Ⅲ Fr

Sincer↑ iv,

Anders R Viane

Nadia DiTommaSOく NDiTorrinlasGQ'akeparkttonda

)マ >

,doこLct belFeve there is anvthing to COrrectr The ptanS indicate a poSSibie fttture connec面

。n mav be

町1`勇 detO p樹 群iC FttOW that runS behin額 440 Notthiako,perthe rOWn's mobility pian.There are no

designs nori質1イれeditttt》 pians foF making thiS cOnneCtiOn,ShOuid the TOWn undertake thiS process,We

漑 (》 生titt C01lsCit with ittRpaCミ ed oWneFSin the eariv Stages tC gather yOurinput,please iet thiS SerVe to

SiSミ強a岳 (゛ Vt｀ dr ξo4C`Frntt regarding the site p'an′
3S the Site pla偽 'S approvat Wi‖ nOt reSuitin the crea頓 (〉n

of B cottlヽ ec哺。n to ttte t!41tO携 WhiCh WoMId haヽ♂e ta be undertaken in a Subsequent proceSS bv the ToW'1

与l10ttttt it tte ptrr与 1led.
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5/1/24,9:26 PM

野卜を孝Htt I建↑ギ

Crう時′IMIJ脚報WDほ VC箕 (1'Mを拇子 〕ヽこPARTMENl

lゆ報 脚 ⇔

'牡

A(〔

'A4【

とRヽ P4ぞ 学A4′ Fi r,こ !f

生●監OF'srk,I!_ ユ3奪 lⅢ3

うfぅ と…患器k卓 喜夕(l

lSi P゛ 黙k^311を 3t手 毎x,

理 鯉 煙聖qI型週延盤 L彗鯉

Gma‖ ‐Fwdl Northiake PЮ menade Apattments

卓PttEASこ NOfE:_rho state of Fiorida has a Verv broad PubtiC Records Law, Written communiCajOn

r釜 8つ r譲 :AB帯own of13監e park busineSS iS Considered tO be pubtiC RecOrd,and is avaiiabie tO the pubtit

upo脅 r¢(luost. TherefoFe,a‖ e。耳iail comrvttunicaS(〕 ns are subieCt tO pubiic diSCiOSure. lfvOu do not

wish far vottlr e… ,14E'laて

'dress to be FeteaSed in reSponse tc a Public RecOrdS Request,ptease do ttOtsend ettctronた 印ぷItO tttS entry,but mstead contactttts ottCe bytettphOne orin wrttngo Settbn

668,6076デ Fi,

From:LawrenCe Bieterく t…8@bietettatt Con4)

Sent:Tuesday,Aprit 30,202410:10 AM

To:Anders Vianeく 阜Vi子静報O(砂lakttparttflorid.¬ .gov>

cc:McKenna WeStく 磯lW⇔ StC)OOttettr‐ hearin9,coFn》

SubieCti FwdI Northiakc P「 Omenade Apartments

Mr.Viane,

Piease see beloW the response receiVed this t■ Orning from the developerrapplicant.

What are the Steps necessary tc have the submitted Site plan and related dOCuments c。
『rected?

Do the corrections need tOわ ec。:1lpteted p面 orto the upco■ ling hearings on May 2,2024 and June Si

2024?

Ptease advise,Thank you

Argio Corporation

Larry Bieler,President

と、aWFenCe Bieler

https:〃印an gOOgie com/ma硝′u/0/?ik=7ellCd9a24&vieW=pt&search=a‖ &peHれ thid=thread‐ f11797900666051398785&dSqt=1&Sirnpl=mSg‐
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Gma‖ ‐Fwd:Northiake PЮ menade Apattments・`
5/1'24,9:26 PM

詭留器ぽ
:1議

乱徘報歌
E・mail:   と8Q嶺

'teto,law、
c011暴

Begin toWarded messagei

Fすo翻 :朗cKenna WeStく耐WeSt@COtteur‐hearittg.こ Om>

Date:Apri1 30,2024 at 8:50:44AM EDT
Toi Lawrence Bttr 4,解

:協H難罵系menh
Sub,eCti RttI Northiake

The rnobilitv plan section vou menttOn betoЧ

子oT reference.TO be Ciear― there iS NO propl

綿ittξ&忌1誌里嘲11解盈報鴛
〔

怒軒!認瓢 I¶;モ縄l翠帯:f正中

l hope this Clears things up,please let me know if vOu haVe anv OtheF queSjons.

GoOd mOrning Larry,

Thantt vOu!

納GKenna West
ii、 ).干 :言 ● :ヽ w,

ii l if:| こよ|こ ・
'ア

F i f・ F`r:む

をくil,第 ⅢⅢ l・ lず 全 iヽ |,(・゛

cotleur&
卜icaring

: :"=ユ ,||,`■iAキ I ⅢⅢI■ lS tl_`「
'い

0こうi襲:WIttr～`や Tr募 ユ,SPoriitiOri

19,A Ci゛ ,4'VleFti4 1ィ う́打lけ  Sitite l l Jupiteri Ft_33と る8 1wYWW.CO主 teurhearing CO虚与

1手 キ1士 ‐
,1凛 鞘 i稗 〔帝t聴 齋 aヅ 韓 対 Ve筆め摯reserve Where wむ

tiVe

https:〃man googie com/ma‖ /urOr?ik=7ellCd9a24&VieWヨ
pt&search=a‖&permthid=thread‐fl1797900666051398785&dSqt=1&Simpl=msg‐
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5/1/24,9:26 PM Gmail‐ Fwdi Notthiake PЮ menade Apartments

Frorrliと awrence Bielerく とるo約二oleft憩 割,等◇織1>

Sent:Tuesday,Apri1 30,2024 8100 AM

To:McKenna Westく 鰤WeSt@COdettrコ為earねg.corHl>

SubieCt:Rei Northiake promenade Apartments

MGKerttna,

Thank yott for retttrning my ca‖ yosterday and sending me copies ofthe Mob‖ ity Study

a『Rd the traric repOrt.

燃 蓄幣紀私ヽな縄緒鰐 盈計驚縄蹴 課 驚糀く
淳盤 ;推篇

i sce is in the,noわ i'ity plan and it Seems to

aiready is a toW Speed street dt』 e to its size,nature and purpOSe.

:      :nd any tiュ鞘ing fOrthe same to oCCur.

Wtt you gdng b be senattg me aletterttom me devЫぜ群鶏胃楷蹴尾辞狽B二逮s
t'18 altey? Are there any other documents or SubmiSSiOr
the service Alley issue?

I shouid be around this morning if you wo慰 id like tO Cal,.Thank you

とawrence Bieler               ′

Telephone:〔 ユ0手 )720‐ 5854

Facsirnile:  1と も手|て167ゴi柔 3と

E・mail:   1_為 Fを ,`1。 と
'FiattV G●

盛掃

On Apr29,2024,at 10:47 AM,MCKenna WeStく 齢WestCユ CCtieurコ

I`,二翼r1119モ :(〉韓力WrOte:

Good morning tarrv′

httpsi〃『■aW googie comユ ma‖/u/0/?ik=7ellcd9a24&view=pt&searchia‖ &permthid=thread‐f:1797900666051398735&dsqt=1&Sirnp〕 =ms9‐f:1797900666 8/9
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Thariksr

McKennd WeSt
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と,Aξ 再■,(=^筆 々 Arヽ ,議 it,C,tB Cと おFitt P〔 おr崇 !Lr>ヨ 笠手年とASpOttBlioFヽ

葛争34S(B,再 tれ erくie tanI,l Suitt R I Jupiterf F■ 984581w取 .Cotteurhearing.cO齢

くれ、義age002`pn4>

<inlag(,OCS`phB>

耳鞭重arヽ て導ttitt tれ e ttav JFtlivttt tO prest守
Pヽe Where wo liV。

:思粗七脇蘊1で誌沼雷え群昭ξ花忍!試第F辞雷

“

謎絲h。ば
trattc stuSy whiCh includes the tramC pe言

ormance standardS deternlinaOon from

the Countv=Ptease letFne know if you have anv queSSonS and il″
iII be happy to

answer,
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