Town of Lake Park, Florida
Planning & Zoning Board
Meeting Minutes
Monday, June 6, 2022 6:30 P.M.
Town Hall Commission Chamber
535 Park Avenue, Lake Park, Florida 33403

CALL TO ORDER
The meeting was called to order at 6:30 p.m.
PLEDGE OF ALLEGIANCE

Chair Ahrens lead the Pledge of Allegiance.

ROLL CALL

Richard Ahrens, Chair Present
Jon Buechele, Vice-Chair Present
Lauren Paxton Present
Elizabeth Woolford Present

Also in attendance were Community Development Director Nadia DiTommaso, Attorney
Thomas Baird, and Assistant to the Community Development Director Kimberly Rowley.

APPROVAL OF AGENDA

Motion: Board Member Woolford moved to approve the Agenda; Board Member
Paxton seconded the motion.

Vote on Motion:

Board Member Aye Nay Other
Board Member Paxton X
Board Member Woolford X
Vice-Chair Buechele X
Chair Ahrens X

Motion passed 4-0.
APPROVAL OF MINUTES
* Planning & Zoning Board Meeting Minutes of May 2, 2022

Motion: Board Member Woolford moved to approve the Planning & Zoning Board
Meeting minutes of May 2, 2022; Board Member Paxton seconded the motion.
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Vote on Motion:

Board Member Nay Other

Board Member Paxton

Board Member Woolford

Vice-Chair Buechele

>[5 4| 4
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Chair Ahrens

Motion passed 4-0.

Public Comment

Chair Ahrens explained the Public Comment procedure.

ORDER OF BUSINESS

The normal order of business for Hearings on agenda items are as follows:

Staff presentation

Applicant presentation (when applicable)

Board Member questions of staff and applicant
Public Comments — limited to 3 minutes per speaker
Rebuttal or closing arguments for quasi-judicial items
Motion on floor

Vote of Board

NEW BUSINESS - SITE PLAN APPLICATIONS:

1.

PZ-22-09 C-3 TWIN CITY MIXED-USE DISTRICT. AMENDING
CHAPTER 78, ARTICLE III, BY REPEALING SECTION 78-73,
ENTITLED “C-3 REGIONAL BUSINESS DISTRICT” AND CREATING A
NEW SECTION 78-73 ENTITLED “C-3 TWIN CITIES MIXED-USE
DISTRICT”.

PZ-22-10 - REZONING. REZONING 22.3 ACRES OF REAL PROPERTY
FROM “C-3 REGIONAL BUSINESS DISTRICT” TO “C-3 TWIN CITIES
MIXED-USE DISTRICT” AND PROVIDING FOR AN AMENDMENT TO
THE TOWN’S OFFICIAL ZONING MAP.

Community Development Director DiTommaso explained the Staff initiated items (see
Exhibits “A-D”). She explained that the two agenda items will be presented together and
will require two motions.

Chair Ahrens asked what are the height maximums of each parking level. Community
Development Director DiTommaso stated that the maximum was 160 feet overall, with
each level maximum at 12 feet. She further explained that the exception was the ground
floor, which was at 20 feet to include the accentuated architectural design. She explained
that the language was included in the Regulations.
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Chair Ahrens asked what was the buffers between the two (2) municipalities. He asked if
there was an adjoining property. He further clarified by stating that the two municipalities
have similar Zoning Codes. He asked if there would be an imaginary line drawn between
the two municipalities for this property. Community Development Director DiTommaso
explained that they did not create a buffer at the juridical boundary line. She explained
that if the Town receives development plans for an easterly juridical boundary line
property the Town would review it to assure that it includes a connection between the
two municipalities. Chair Ahrens asked if a developer submitted a plan along the
imaginary boundary line does the Village of North Palm Beach have a say in what was
being proposed in Lake Park and vice versa. Community Development Director
DiTommaso explained that the Village could make recommendations, but ultimately it
would be up to the Town Commission to decide. Chair Ahrens asked how the Town
controls the two elected bodies. Community Development Director DiTommaso
explained that it would be part of the review stage, and the project would be reviewed
jointly at the Staff level, Board level, and Commission/Council level. She stated that Staff
was hopeful that by the time it arrives for the Commission/Council to review and
approve, that all of the issues are addressed. She further explained that if it was a Town
Project then the Town makes the ultimate decision and the same for the Village.

Public Comment open:
None
Public Comment closed:

Motion: Board Member Woolford moved to approve PZ-22-09 C-3 Twin City
Mixed-Use District Amending Chapter 78, ARTICLE III, By Repealing Section 78-
73, Entitled “C-3 REGIONAL BUSINESS DISTRICT” And Creating A New
Section 78-73 Entitled “C-3 TWIN CITIES MIXED-USE DISTRICT”; Board
Member Paxton seconded the Motion.

Vote on Motion;

Board Member Aye Nay Other
Board Member Paxton X
Board Member Woolford X
Vice-Chair Buechele X
Chair Ahrens X

Motion passed 4-0.

Motion: Board Member Paxton moved to approve PZ-22-10 Rezoning. Rezoning
22.3 Acres Of Real Property From “C-3 REGIONAL BUSINESS DISTRICT” To
“C-3 TWIN CITIES MIXED-USE DISTRICT” And Providing For An Amendment
To The Town’s Official Zoning Map; Board Member Paxton seconded the Motion.

Vote on Motion:

Board Member Aye Nay Other
Board Member Paxton X
Board Member Woolford X
Vice-Chair Buechele X
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| Chair Ahrens | X ]
Motion passed 4-0.

Planning & Zoning Board Member Comments
None

Community Development Director Comments and Project Updates

Community Development Director DiTommaso reviewed several upcoming Workshop
dates with the Board. She stated that the industrial area of Town was booming. She gave
an update on all the projects currently underway or coming to the Board in the near
future.

Board Member Paxton asked for an update on 754 Park Avenue. Community
Development Director DiTommaso explained that the project was currently at a
standstill. She did not have details to provide to the Board at this time regarding that
project.

ADJOURNMENT

There being no further business to come before the Planning & Zoning Board, and after a
motion to adjourn by Board Member Woolford and seconded by Board Member Paxton,
and by unanimous vote, the meeting adjourned at 6:46 P.M.
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Richard Ahrens, Chair
Town of Lake Park Planning & Zoning Board
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TOWN OF LAKE PARK

PLANNING & ZONING BOARD
Meeting Date: June 6, 2022

Agenda ltems PZ-22-09 AND PZ-22-10

ITEM DESCRIPTIONS:

PZ-22-09 — C-3 TWIN CITIES MIXED USE DISTRICT

AMENDING CHAPTER 78, ARTICLE lll, BY REPEALING SECTION 78-73,
ENTITLED “C-3 REGIONAL BUSINESS DISTRICT” AND CREATING A NEW
SECTION 78-73 ENTITLED “C-3 TWIN CITIES MIXED USE DISTRICT".

PZ-22-10 - REZONING

REZONING 22.3 ACRES OF REAL PROPERTY FROM “C-3 REGIONAL
BUSINESS DISTRICT” TO “C-3 TWIN CITIES MIXED USE DISTRICT” AND
PROVIDING FOR AN AMENDMENT TO THE TOWN’'S OFFICIAL ZONING
MAP.

REQUESTS: These are staff initiated items. Staff is proposing to rezone 22.3 acres
of property that currently constitute the new C-3 Business District zoning district
designation. In addition to the rezoning, Staff is proposing to overhaul the C-3 district by
repealing all of its existing regulations in Town Code Section 78-73 and creating a new
Town Code Section 78-73 that provides for mixed-use redevelopment opportunities.

STAFF RECOMMENDATIONS:
PZ-22-09: APPROVAL for the creation of the newly created Town Code Section
78-73 for the ‘C-3 Twin Cities Mixed Use District’.

PZ-22-10: APPROVAL for the rezoning of 22.3 acres from ‘C-3 Regional Business
District’ to ‘C-3 Twin Cities Mixed Use District’.

BACKGROUND

In 2021, the Planning & Zoning Board, sitting as the Local Planning Agency considered
and unanimously approved a land use change for the C-3 area (illustrated below). This
change transitioned the area from a commercial only land use to a mixed-use land use
designation, so as to allow for mixed-use development options to be created in the zoning
code, pursuant to revised land development regulations (i.e. on the agenda this evening).
The land use change created opportunities for vertical or horizontal mixed-use within the
overall area and implemented 48 dwelling units/acre for density with a total of 1,070
dwelling units that can be used on a first-come, first-serve basis throughout the entire
22.3 acre area. The land use change was officially adopted by the Town Commission at
a public hearing held August 4, 2021 by Ordinance #05-2021 (Exhibit A), representing
the following:




PROPOSED FUTURE LAND USE MAP WITH TWIN CITIES MIXED USE
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In essence, the C-3 area shares a municipal boundary with the Village of North Palm
Beach and encompasses 22.3 acres of land within Lake Park’s jurisdictional boundaries:

G \ .~ -5“:% '.
" | NORTHPALM BEACH [&2
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Subject 22.3 Acres |
to be Rezoned

A few years ago, it was envisioned by both the Town Commission and the Planning &
Zoning Board, that similar to the US-1 corridor, this area has the potential to redevelop
as mixed-use so as to both add value to the area and introduce residents that can utilize
the existing and newly-developed services. With this in mind, the Town Commission
enacted a Zoning In Progress to provide the necessary time to develop regulations and
Staff started to draft C-3 land development regulations, with the help of a consultant and
jointly with the Village of North Palm Beach in 2020 and then in 2021 continued working
on the regulations. In March 2021, the Town Commission decided to move forward with
a Market Analysis and Financial Feasibility Study (Exhibit B). The regulations were put
on hold until the completion of the Market Analysis and Financial Feasibility Study.
During this time and in order to take an advance on the process, Staff moved forward and
adopted the Comprehensive Plan Amendments associated with the C-3 area instead so
as complete this first step (as aforementioned). During this time as well, the Town
Commission approved a waiver to the Zoning-In-Progress for the C-3, providing a site
plan applicant the ability to move forward with submitting their site plan application for
review while the regulations were being created. Staff also worked on reviewing this
application and issued several rounds of review comments to the Applicant (this
application is still pending and may be forthcoming at a future meeting).

In December 2021, the Treasure Coast Regional Planning Council presented their
conclusions of the Market Analysis for the C-3 area to the Town Commission. In January
2022, discussions regarding the C-3 re-initiated with Lake Park Staff and North Palm
Beach and several internal rounds of review were conducted, culminating in the land
development regulations now ready for presentation. Since the regulations propose to
create a mixed-use district entitled “C-3 Twin Cities Mixed Use District”, a rezoning of the
22.3 acres is also required.
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General description and intent.
The C-3 Twin Cities Mixed Use District (C-3 district) is being enacted to
encourage the redevelopment of the site of a former Planned Unit
Development (PUD) known as the Twin City Mall and Northlake
Promenade Shoppes into a vibrant mixed-use place for businesses,
visitors, and residents of the municipalities of Lake Park, North Palm
Beach, and surrounding areas.
The intent of this district is to provide for a destination with
complementary uses consisting of a mixture of retail and other
commercial uses such as offices and lodging; civic and educational uses;
and residential multifamily uses.
The area comprising the C-3 district is separated by the Town’s
municipal boundary with the Village of North Palm Beach. The two
municipalities entered into an interlocal agreement in 1993 to
provide for consistent planning and to provide for the coordinated
redevelopment of the area. These regulations carry forward the
spirit and intent of the interlocal agreement by requiring that both
municipalities to cooperate on site plan applications and insures
that each municipality has a meaningful opportunity to review the
zoning applications proposed within the C-3 district.
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In creating the new “C-3 Twin Cities Mixed Use District” (Exhibit C), staff considered all
of the prior feedback from the public, Board and Commission, including, but not limited to
the following factors:

The district, at least in the next 1-2 years, will likely see some redevelopment that
will propose additional residential units to the area, but will likely not significantly
redevelop, but for in future years. The new district adheres to the mixed-use vision
as enacted by the land use and promotes mixed-use in the future.

New regulations will not create any substantial nonconformities for the existing
structures.

The regulations incorporate various building typologies (i.e. different types/forms
of buildings) that include a required 30 foot setback from residential parcels to the
west and south, to provide buffering from the residential areas. The more intense
building types, like the Tower building type, also requires a tiered design so as to
further set back the higher floors from neighboring parcels outside of the C-3 area.
This is similar to the US-1 corridor.

The proposed regulations are all-inclusive and eliminate the need for an Interlocal
agreement with North Palm Beach or the need for a PUD to govern the area. The
intent is to repeal all existing governing documents for the C-3 area, including the
Interlocal Agreement with North Palm Beach to provide for intergovernmental
coordination in development and the Planned Unit Development (PUD) previously
created to provide for consistency with signage, landscaping and connections.
Instead, the new C-3 includes provisions that require intergovernmental
coordination between Lake Park and North Palm on site plan reviews to ensure
compatibility with design, landscaping, connections and drainage, and requires
maintenance of the east/west roadway connections to provide for vehicular and/or
pedestrian connectivity throughout the entire area.

Permitted and special exception uses have been consolidated to allow for more
flexibility in the types of uses that can be incorporated within the C-3 area, including
residential-type uses. Definitions for uses are located in Chapter 78, Section 78-
2 of the Town Code. Those listed in this district are included as a reference in
Exhibit D.

A maximum of 12 stories (or 160 feet) is permitted throughout the area, with the
ability to exempt up to 3 levels of parking from the required height.

Architectural styles are not limited so as to provide flexibility, but architectural
consistency between buildings is provisions. Building articulation, building breaks,
main entrance features, facade transparency and additional elements also
provisions so as to encourage aesthetically pleasing development.



e Parking space requirements within the C-3 area have also been modified to
promote alternative mobility options and mixed-use functionality within an area we
consider to be transitional (not quite a downtown, but certainly not suburban).

STAFF RECOMMENDATIONS:

PZ-22-09: APPROVAL for the creation of the newly created Town Code Section
78-73 for the ‘C-3 Twin Cities Mixed Use District’.

PZ-22-10: APPROVAL for the rezoning of 22.3 acres from ‘C-3 Regional Business
District’ to ‘C-3 Twin Cities Mixed Use District’.

**all property owners were noticed by mail on 05/24/2022 per the Florida Statute requirement™




EXHIBIT A

ORDINANCE 05-2021

AN ORDINANCE OF THE TOWN COMMISSION OF THE TOWN OF

LAKE PARK, FLORIDA, AMENDING ITS COMPREHENSIVE PLAN;

PROVIDING FOR AMENDMENTS TO THE FUTURE LAND USE AND

RECREATION AND OPEN SPACE ELEMENTS; PROVIDING FOR THE

AMENDMENT OF THE FUTURE LAND USE CLASSIFICATION SYSTEM

TO CREATE THE NEW LAND USE CATEGORY OF TWIN CITIES MIXED

USE; PROVIDING FOR THE CREATION OF A NEW FUTURE LAND USE

OBJECTIVE AND POLICIES; PROVIDING FOR THE AMENDMENT OF

POLICY 4.3 WITHIN THE RECREATION AND OPEN SPACE ELEMENT;

ASSIGNING THE NEW LAND USE CATEGORY OF TWIN CITIES MIXED

USE TO 22.3 ACRES LEGALLY DESCRIBED AND SHOWN ON THE

FUTURE LAND USE MAP; PROVIDING FOR THE TRANSMITTAL OF

THE AMENDMENTS TO THE STATE DEPARTMENT OF ECONOMIC

OPPORTUNITY; PROVIDING THE REPEAL OF LAWS IN CONFLICT;

PROVIDING FOR SEVERABILITY; PROVIDING FOR AN EFFECTIVE

DATE.

WHEREAS, the Town Commission of the Town of Lake Park, Florida (Town) has
adopted a Comprehensive Plan pursuant to Chapter 163, Part Il, Florida Statutes,
previously known as the “Local Government Comprehensive Planning and Land
Development Regulation Act” and now known as the “Community Planning
Act” (the Act); and

WHEREAS, the former Department of Community Affairs, now known as the
Department of Economic Opportunity, has previously determined that the Town's
Comprehensive Plan was “in compliance” with the Act; and

WHEREAS, the Town’s Planning and Zoning Board sitting as the Local Planning
Agency (LPA) has conducted a public hearing as required by §163.3174(4)(a), Fla. Stat.,
and has recommended that the Commission amend the Town’s Comprehensive Plan as
recommended by the Town’s Department of Community Development; and

WHEREAS, the Commission has conducted a public hearing to consider the LPA's

recommendations regarding the proposed amendments to the Future Land Use, and
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Recreation and Open Space Elements (the Amendments) and

WHEREAS, the Commission has determined that the adoption of the proposed
amendments would be in compliance with the Act; and

WHEREAS, pursuant to § 163.3184(11), Fla. Stat., the Commission has
conducted a public hearing and considered public comments regarding the Amendments
and has voted to transmit the Amendments to the Florida Department of Economic
Opportunity, appropriate reviewing agencies, and any other local government or
governmental agency that has made a written request of the Town pertaining to the
Amendments.

NOW, THEREFORE, BE IT ORDAINED BY THE TOWN COMMISSION OF THE
TOWN OF LAKE PARK, FLORIDA:

Section 1: The whereas clauses are hereby incorporated as the legisiative
findings of the Town Commission.

Section 2: The Future Land Use Element of its Comprehensive Plan is hereby
amended as follows:

3.0 FUTURE LAND USE ELEMENT

Objective 11: 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, areen 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.

Policy 11.1: By 2021, the Town shall implement the Objective and Policies
of the Twin Cities Mixed Use Future Land Use Classification through the

2.



amendment of the C-3 Zoning District by renaming it the Twin Cities Mixed
Use District and providing for the adoption of mixed use land development
requlations for the zoning district.

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.

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.

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 .

Policy 11.5: The new land development regulations for the Twin Cities
Mixed Use District shall provide for a variety of non-residential uses that are
internally compatible with and complementary to the residential uses
provided for in the Twin Cities Mixed Use District.

Policy 11.6 The land development regulations shall prohibit uses that are
automobile oriented, regional in nature, or inconsistent with the vison of this
district that encourages pedestrian access and activity.

Policy 11.7:_The new land development requlations for the Twin Cities
Mixed Use District shall at a minimum include the following components:

1. A list of permitted and special exception uses.




2. A Regulating Plan that illustratively shows the location of future streets,
terminating landmarks, blocks, civic spaces, and building heights
identified by area.

[0

Site development regulations, using building frontage types or building
typologies including architectural regulations and features.

B

Street, alley, and sidewalk requlations.

jon

Landscaping regulations.

|

Parking regulations.

I~

Regulations to ensure that a mix of balanced, integrated uses occur
within the district.

|

Special review procedures

9. Public plazas, urban open or green spaces, or pocket parks

10.Methodology to address developer contributions for equitable funding
of shared infrastructure and public improvements in the Twin Cities
Mixed Use District.

Policy 11.8: The land development requlations for the new Twin Cities Mixed
Use zoning district shall provide for a density of up to 48 dwelling units per gross
acre, which includes any density bonus, as calculated for the entire site. The
Commission may grant bonus units that result in a density greater than 48 du/acre
on an individual site so long as the average density for the entire Twin Cities Mixed

Use District area does not exceed 48 du/acre. The regulations shall provide for a
maximum FAR of 2.0 for non-residential uses. Development of sites within the

Twin Cities Mixed Use District may exceed the maximum stated land-use-and
density and FAR if appropriate and consistent with the policies contained herein
and as provided in the land development regulations.

Policy 11.9: The Twin Cities Mixed Use Future Land Use Classification shall be
reflected on the Future Land Use Map of the Town's Comprehensive Plan.




3.4.3

Future Land Use Classification System

Land use categories listed as follows are hereby adopted as the “Future Land Use
Classification System.”, consistent with and as a means to implement the
objectives and policies of this element. Please note that the ability to achieve the

maximum residential density and/or Floor Area Ratio (F.A.R.) is contingent upon,
and shall be limited by, the ability to meet adopted Level of Service Standards in
the short term planning horizon.

Twin Cities Mixed Use Future Land Use — 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 Obijective 11 of the Future Land Use Element.

[no changes to other designations in the future land use classification
system]

3.4.4 Future Land Use Map- Change in Land Use

The property within the Town legally described below, and as shown on the map

below, is being changed from the existing “Commercial” designation to the future

land use classification of “Twin City Mixed-Use” on the Future Land Use Map

series:

Portions of Section 21, Township 42 South, Range 43 East, lying within the
Town of Lake Park, Palm Beach County, Florida, more particularly
described as:

Those portions of Parcels 1, 2, 3, 4, R-1, R-2, R-3, and 7 lying within the
Town of Lake Park as shown on the Northlake Promenade Shoppes PUD
plat as recorded at Plat Book 102, Pages 130 and 131: and

A parcel of land bounded on the east by the Town of Lake Park
municipal boundary, on the north by Parcel 7, and on the west and south
by Parcel 8,_and

Those portions of Parcels 8, 9, and 10 lying within the Town of Lake Park
as shown on the Northlake Promenade Shoppes PUD Replat No. 1 as
recorded at Plat Book 124, Pages 51 to 53:

-5-
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Section 3. The Recreation and Open Space Element of the Comprehensive
Plan is hereby amended as follows:
9.0 RECREATION AND OPEN SPACE

9.4 Goal, Objectives, and Policies

Policy 4.3: The Town shall update its land development regulations to require a
certain amount of open space to be provided for the new development or redevelopment
or properties within the Town. For those properties having a future land use designation
of Federal Highway Mixed Use District (FHMUD) or Downtown, on the Future Land Use
Map, the land development regulations may allow that that open space in the form of
public plazas, green or open space areas, or pocket parks are provided rather than on a
lot by lot basis. For those properties having a future land use designation of Twin Cities
Mixed Use, the land development regulations shall provide for both on-site public space

and contributions for shared open space.

Section 4. Repeal of Laws in Conflict. All ordinances or parts of ordinances
in conflict herewith are hereby repealed.

Section 5. Severability. Should any section or provision of this Ordinance or
any portion thereof, any paragraph, sentence or word be declared by a court of competent
jurisdiction to be invalid, such decision shall not affect the validity of the remainder of this
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Ordinance.
Section 8. Effective Date. The amendments to the Comprehensive Plan
contained within this Ordinance shall become effective in accordance with the provisions

of § 163.3184(3)(c)4., Fla. Stat.
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TOWN OF LAKE PARK LAKE PARK TOWN COMMISSION ADOPTION HEARING

NOT|CE OF ADOPT|°N OF PROPOSED Wednesday August 4, 2021, immediately following a public workshop
commencing at 6:00pm, or as soon thereafter as can be heard.
AMENDMENTS TO THE COMPREHENSIVE PLAN: Adoption Hearing will be held in the Town Hall Commission Chambers,
TEXT AND LAND USE CHANGE located in Town Hall, 535 Park Avenue, Lake Park, FL, 33403.
LOCATION MAP

Notice is hereby given that the Town of Lake Park, in accordance with the

requirements of Chapter 163, Part ll, Florida Statutes and other authority, —

intends to adopt Ordinance # 05-2021 on second reading, amending the Northiske Bolevard
Town's adopted Comprehensive Plan to establish the new Land Use category l.; ? AL S AA

of “Twin Cities Mixed Use” and associated objectives and policies, and to LY AL
assign the "Twin Cities Mixed Use” land use to 22 3 acres generally bounded o ;
by Northlake Boulevard on the north and Palmetto Drive on the south, as

o'
d

shown in the map, and which currently have a land use of “Commercial® pmpc;sed 4B
Twin = i

| cities =z

ORDINANCE NO. 05-2021 | wixed Use Lo

o Land Use P 3

AN ORDINANCE OF THE TOWN COMMISSION OF THE TOWN # / :

OF LAKE PARK, FLORIDA, AMENDING ITS COMPREHENSIVE
PLAN; PROVIDING FOR AMENDMENTS TO THE FUTURE LAND
USE AND RECREATION AND OPEN SPACE ELEMENTS;
PROVIDING FOR THE AMENDMENT OF THE FUTURE LAND
USE CLASSIFICATION SYSTEM TO CREATE THE NEW LAND
USE CATEGORY OF TWIN CITIES MIXED USE; PROVIDING

FOR THE CREATION OF A NEW FUTURE LAND USE To receive a copy of the ordinance or request information on the
OBJECTIVE AND POLICIES; PROVIDING FOR THE Comprehensive Plan amendments please call the Community Development
AMENDMENT OF POLICY 4.3 WITHIN THE RECREATION AND Department at 561-881-3320, ext. 325

OPEN SPACE ELEMENT; ASSIGNING THE NEW LAND USE T '

CATEGORY OF TWIN CITIES MIXED USE TO 22.3 ACRES If a person decides to appeal any decision made by the Town Commission with
LEGALLY _DESCRBED AND SHOWN ON THE FUTURE LAND respect to any hearing, they will need a record of the proceedings and for such
USE MAP; PROVIDING FOR THE TRANSMITTAL OF THE purpose may need to ensure that a verbatim record of the proceedings is made,
AMENDMENTS .TO THE STATE DEPARTMENT OF ECONOMIC which record includes the testimony and evidence upon which the appeal is to
OPPORTUNITY; PROVIDING THE REPEAL OF LAWS IN be based. For additional information, please contact Vivian Mendez, Town
CONFLICT; PROVIDING FOR SEVERABILITY; PROVIDING FOR Clerk at 561-881-3311

AN EFFECTIVE DATE '

Vivian Mendez, Town Clerk

PUB: Sunday, July 25, 2021, Palm Beach Post
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General & Limiting Conditions

Every reasonable effort has been made to ensure that the data coniained in this study reflect
the most accurate and timely information possible. These data are believed to be rellable at the
time lhe sludy was conducted. This study is based on estimates, assumplions, and other

ir ion ped by WTL i { i as "WTL+a") from its
independent research effort, general knowledge of the market and the Industry, and
consultations with the client and its rep i No responsibility is for

inaccuracies in reporting by Ihe client, ils agent and/or represantalives, or any other data source
used in preparing or presenting this siudy.

No warranty or representation is made by WTL+a that any of the projected values or results
conlained in this study will be achieved. Possession of this study does not camy with it the right
of publication thereof or to use the name of “WTL+a" in any manner without first obtaining the
prior written consent of WTL+a, No ing pling or izing of this sludy may be
made without first obtaining Ihe prior written consent of WTL+a. This report is nol lo be used in
conjunction with any public or private offering of securilies or other similar purpose where il may
be relied upon to any degree by any person, other than the client, without first obtaining the prior
wrilten consent of WTL+a. This study may not be used for purposes ofher than thal for which it
is prepared or for which prior written consent has first been oblained from WTL+a

This study is qualified in its entirety by, and should be considered in light of, {hese limilations,
canditions and considerations.
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1 Executive Summary

Introduction
WTL+a, a national real estate and i fimin and
DC, with signil project i Fiorida, was retzined in March 2021

by the Treasure Coast Regional Planning Council (TCRPC) lo prepare a redevelopment feasibility
sludy of Lhe Twin City Mall site, located in the Town of Lake Park and the Village of Norlh Palm
Beach, in Palm Beach County. Retail & D ies LLC of Arlinglon, VA assisled
WTL+a in this effort

The study is intended to provide municipal officials with critical real estate market and financial data

necessary to guide public g g of the sile and ises the
phases and lasks:
» Phase1

o Profile and analyze i i ics and real estate market

conditions across four land uses (housing, workplace/cffice, general relail and
hotellodging)

o Conduct public outreach across a broad spectrum of stakeholders

u [Cvaluats ials by testing markat support for ench [and
use, and
o Outline impl and hes to ensure
= Phase2

o Prepare a financial feasibility analysis of up to three (3) redevelopment scenarios to
the overall i viabllity of ified land uses and undersiand whether

these uses would be expected to attract privale investment, and

WTL +a
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o Eslimate potential "residual value” lhat could be ulilized to offsel land acquisition end/or

cosis of required infrastructure (such as struclured parking), public realm improvemnents,
etc., as identified and pricrilized by both municipalities.

This the deli for Phase 1. It is organized as follows:
Section 1: Execulive Summary & Key Findings
Section 2: Sile Characleristics & Conditions

Section 3: Di ic Cl istics & ic Profile

Section 4. Real Estate Market Conditions
Section 5: Development Potentials
Section 6: ion Issues & A

Impacts of the 2020—21 Pandemic (Updated)

This reporl presents Lhe findings of demographic and real eslate markel conditions and development

potentials on the Twin Cily Mall site for housing, “workplace” (professional and medical office), and
supporling uses such as refall and lodging. Il should be noled thal market conditions are based
on data and conditions prior e COVID-18 impacts, While the timing of future development may
be delayed due to the pandemic, there are polentials lor selected, well considered naw growih and
investment. Experience in other Flarida markets has demonstrated lhe best way to fully optimize

ic benefits d by of the site will result from a carefully structured and
plan lhat i i different land uses and phases to provide
development fexibility.
Office Market

The most important difference belween year-end 2019 (the data-year used for this analysis) and
current conditions is lhe impact of the global Coronavirus pandemic. COVID-19 has resulted in
significant impacts on commercial real estate, although these impacts vary considerably from
location o location. {t has aflected consumer spending, real eslate sales, job prospects, and
recreation oplions in ways that are profoundly different than pre-COVID conditions. The office
market, especially for technology and other based i ies, has been the

most significantly and in ways that are not /ikely to encourage new office development. Atthe
broadest levals across the counlry, ions to self-isolation and working-at-hi have resulledin
multiple companies advising employees to continue working from home for ihe near future. Many
WTL +a
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companies have inlegrated “work from home” as a permanent component of the work environment
as well as staggered in-office work commitments that substantially reduce demand for office space

During summer 2021, an explosion of COVID cases driven by lhe emergence of the highly

and rapidly ing Delta variant, uneven and low {especially in the Southern
U.S.) vaccination rates, and  { of mask has lted in a growing
number of office users to ider office ing plans, del return to in-
person office or d office on a day-to-day basis.
With infection and hospitalization rales rising across the U8 —and persistent vaccine heslitancy
herd i i likaly y ies are reported lo be rethinking previously
i for to slart reporting to the office.

Firms in the tech seclor—among the first to go remote al lhe start of the pandemic—are leading the
retreat from office reopening, Google and Apple both announced in July 2021 they ware pushing
their office re-openings to October 2021, However, in August, Google, Apple, Amazon, and
Facebook decided to delay reopening until January 2022, Twitter, which last year announced lhal
employees could work from home indefinilely, has closed offices that it had recently reopened in
Mew York and San Francisco

Financial firms, including BlackRock, Wells Fargo, Credit Suisse, PIMCO, T. Rowe Prics, and Liberty
Mutual, have all pushed back plans ta return ta their offices until at least October 2021. Boston-
based assel manager Stale Sireet announced in August that it would abandon and sublease its two
Manhattan office buildings entirely in 8 more parmanent embrace of hybrid remote and in-person
work, While JP Morgan and Goldman Sachs have largeled a late September reopening, the list af

major firms ing office pening dates i toi across a range of economic
seclors—from Viacom/CBS and Sony Piclures ta Ford Motor Company and Coca-Cola. These
ies are p ging antici yin the ial office sactor.

To identify Irends in haw Americans are relurning to the office, Kaslle Systems has been evaluating
aggregated data (from keycard, fob and “KasllePresence” app) for 2,600

bulldings and 41,000 businesses the company secures in 138 cities across 47 states. Through its
“Back-to-Work Barometer,” Kastle Systems' dala reflact unique authorized user entries in multiple
markets relative to a pre-COVID (March 5, 2020) bassline, averaged on a weekly basis. Across all
offi Ing i i ( office ies for 10 major cities averaged 30.9% in
2021, This a dedine in ied office space from 33 1% in August 2021,
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ing to the office. For specific

suggesting conti i inty regarding emp
cities, occupancies ranged from:

= 19% in San Francisco and New York

= 28% to 29% in Washington, DC, Philadelphia and Los Angeles, and
= 42% to 45% in Austin, Dallas and Houston

Retail/Restaurants & Travel/Hospitality

The itality and ilfood service i ies, which were parti y hard-hitin 2020 (e.g ,

airline passenger volumes declined by 90% to 95%, major layoffs in the hotel and food & beverage
industries, stc.), began to emerge from lhese declines in mid-2021. The tourismAravel/leisure
markels were seriously impacted and may require several years io stabilize, much less fully recover.

In its bi-annual bankruplcy update of the retail industry at year-end 2020, BDO counted 18 retailers
that headed to bankruplcy court In the first haif of the year and another 11 in the last half. In fact, the
industry's bankruplcy record so far put it on pace with 2010, following lhe Great Recession, when
there were 48 bankruptcy filings by retailers. The COVID-18 pandemic has interfered with what is
normally a cydlical pattern for retailers and set up the industry for yet more bankruplcies and store
closings through 2021,

According to BDO researchers, 2020 set the record for the highest number of retail bankruptcies and
stare closings in a single year. By BDO's measure, bankrupt retailers announced nearty 6,000 slore
closings in 2020, on lop of the 8,500 stores that closed in 2019 (most closings were in regional and
super-regional malls). Another 15 retailers (including Macy's, Bed Bath & Beyond, and Gap) outside
of bankruptcy court announced a total of 4,200 cl aty d 2020, According to C igl
Dala, retailers have announced 4,889 store closures in 2021 representing a decline of 37.9% from

the number of slore closures announced in 2020
The number of retail bankruplcies has declined in 2021 due to Lhe following factors:

= Government stimulus funding has provi both idies and more avail capilal to the retail

sectar;

= Online spending grew by over 21% in 2020 and is likely to increase again in 2021; this increase
in sales does not carrelale wilh bricks-and-mortar retail store sales, which remain challenged by
covib ictions and cauti behavior As noted abave, thousands of retall
businesses have closed during Lhe global pandemic; Industry sources suggest the pace of
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closures has largely stabilized in late 2021, but online sales growth is expected to continue to
affect new physical retall stora opportunitieo;

= Due tu lhe incieusing amount uf relull space vacancy, property owners have less leverage over
tenants and have lowered rents to maintain occupancy, easing the cosl of operations for specific
relailers;

= Spending has shifted loward goods ralher than services. The food service, hospitalily, trave,
and sporting and i retail ies remain deeply affected by COVID,
igni ing in-pi and on-site ing. This has
the share of spending on consumer services, which traditionally accounted for about 70% of all
(Nati Retail F ion, 2021)

According to the National Reslaurant Association, more lhan 110,000 eating and drinking
estabfishments across the Uniled Slates closed ily or in 2020, with nearly
2 5 million jobs erased from p ic levels. OFf lhat closed in 2020,
the majority were established businesses; these eateries had been in business for an average of 16
years, and 16% had been open for at leasl 30 years. Since the pandemic starled, 62% of fine dining
operators and 54% of family and casual dining operators reported slaffing levels more than 20%
below normal

Moreover, reslaurant and food service sales fell by $240 billion in 2020 from an expected level of

$899 billion. The association's 2021 State of the Restsurant Industiy report also noled that sales
and fosses have di tionately il Full i which have had
greater in pivoting to off-premises service.

COVID-related impacts on the visitor market in this part of Palm Beach Counly are characterized as
significant—at leasl as il pertains to impacts on the area's holel market. As noted in the analysis of
hatel market conditions, area occupancies declined sharply in 2020—Ffom 83.7% in February 2020
ta 17.6% in March 2020. Occupancies climbed steadily through the remainder of the year—to

50 2% by Dacember 2020, During the first four monlhs of 2021, area hotel occupancies jumped
from 57 2% in January io 77.1% in March but fell slightly in April.

VisitFlorida data for Southeast Florida (including Broward, Palm Beach, Miami-Dade, and Monroe
Counlies) indicales that visilor volumes were down dramatically in 2020 over prior years. Survey
data on visilors "planning to travel in the nex1 six monlhs” indi the ion of lhose
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*f
to visit Florida decreased from B7% in March 2020 to 58% in Novermnber 2020. Commercial airline
capadilies declined significantly in 2020 but are rapidly improving in mid-2021

For a visitor destination like Florida, where the $111 7 billion annual tourism industry is lhe state's
largest industry, the impacts are great policies are ing lo balance social
responsibility and safety wilh the need to re-open businesses and encourage visitors lo return
While beaches and tourist destinations across the state reopened in late 2020 and early 2021, Lhe

emergence of virus variants such as Delta in mid-2021 are p ing a significant i in

and italizati thus ing significant inty about full
recovery.

Unemployment & Impacts on Real Estate Development

In 2020, national unemployment levels were the highest since the Great Depression of the 1930s.

i jumped to 14.7%
in April, With uneven recovery by the ic, the official rate in 2020
steadily declined—from 13.3% in May to 8 7% in December. As vaccination rates soared in 2021,
national levels di steadily—from 6 3% in January to 5.4% in July. in fact,
943,000 jobs were added across the U S in June 2021. Fully 40% (380,000) of the job increase

From a record annual low of 3.5% in February,

in Leisure & itality, i ing Food ices & Drinking Places (+253,000 jobs) and
(+74,000) as and hotels across the U.S. reopened and the summer
tourism season flourished. Another 243,000 jobs nationwide were created in July.
By i ing to the Dep: of ic Opportunity (DEO), Florida's
unemployment rate jumped from a low of 2.8% in February 2020 to a peak of 13 8% in April 2020
During the last half of 2020, the slate’s rate declined—from 11 4% in July to 6.4% in

November. During the first-quarter 2021, the state’s unemployment rate remained in the range of
4.7%; the state's unemployment rate increased to 5.0% in June 2021 as the Delta variant of
the virus and hospitalizations surged across the state.

Other faclors i ing real estate and i ials include signi infiation

in mulliple sectors of the y as well as i i high i in ion material

costs, In fact, inflation of 5% to 8% per monlh has been reported, and lumber set an all-ime price
record of $1,515 per thousand board feet in May 2021. However, the "cash™ market price dropped lo
$472 per thousand board feel in the first week of August according to data from Fast-markets
Random Lenglhs and reported by Fortune. The highest price that lumber fetched by the same metric
in mid-2018 was $562
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Driving that decline is an ion of the supply-and-d d i Just as lumber producers

increased their capaclity and were reducing back pers and co ion firms had
started planning for delays, pivoting to olher materials or halting projects altogether. Lumber costs
are felt most acutely by the homebuilding and low-fise multi-family sectars, where project starts had

begun tailing off as prices hit record highs In May. According to Bloomberg, steel, which commerclal

developers turned to as a way of avolding lumber, continued to rise in price well into the summer.
Ongoing supply-chain delays and disruptions in deliveries will aflect the 2021 holiday seasan, which
traditionally accounts for most retailers' annual profits.

Concluslon

Taken in total, these impacts caused a major slowdown in economic activity across Florida
{especially in hospitality and tourism-dependent sectors) in 2020; tha costs of lost consumer
i in sizable i in vai y mataes for retall and office uses and a

masslve slowdown in tourism and visitor spending. Whiie recovery in multiple business sectors

emerged in early 2021, full ic recovery is in—if not porarily slalled—due to the
emergence of virus variants and ini about the ic. For at least the
of 2021, iC prospx are likely to remain cautious

However, there are miligaling lactars that could change the mid-ta longer-term outlook:

- ing of U ble § lative Real Estate [ real estale
markel in Florida has g i and over-entitlements in multiple
submarkels.

= Time to Plan More Effectively—the 2020 recession and uneven 2021 recovery could

a more pace of and reduce i and social
impacts that often result from hurried decisions.

. i o] ities for Millennials—.he Is highly p ial

and will be more willing lo slarl new retail, food & and service

once the pandemic has slopped

= Pent-up Demand for Social Experiences—while on-line sales spiked, higher vaccination rates
have allowed consumers to feel more comforiable dining oul, going out, and shopping; in fact,
consumer demand for goods and services occumed at pent-up levels in early- and mid-2021 not
sean since the 2007 recession
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= Creative ion & if are d and

safety practices realized, Florida's beaches, ities and visitor inations should
rebound fasler lhan other parts of the country (although the Delta variant has appeared to
temporarily slow recovery)

It ins to be seen the mid-2021 spike In COVID cases in Florida and in other
states across the country will stall ongoing economic recovery. As of mid-September 2021,
Palm Beach County has confirmed 212,877 COVID-18 cases and 3,514 COVID-related deaths. The
recent impacts of the Delta variant are striking; white Florida recorded 251 deaths in all of June and
July, there were 6,603 new deaths in August

from the

That said, Florida has
adding new residents, spenders, and workers lo the slate’s economic base. COVID remains a major
factor i i i pent-up ing power by U S. consumers. As the
traveltourism industry regains stability, Florida's largest industry should accelerate its recovery,

o from major .

potentially rippling through the state's other sconomic sectors

Key Findings

The lollowing summarizes key findings of the demographic and economic profile, real estale market
conditions by land use, and development polentials:

Housing

As detailed in Section 5, the analysis to determine market support for new residential development

illustrates how translormational the Twin City Mall site can be for both the Tawn of Lake Park and
the Village of Norlh Palm Beach. The limiled number of vacant/undeveloped parcels in bolh

has hindered i growlh, i in Lake Park, over the past 20
years. While nominal p ion growth d in each icipalif 2010 and 2020, a
historic trendline is as ibited in ios #1 and #2 will not justify market support

for new housing.

As a result, WTL+a prepared an alternative analysis for Lake Park as depicted in Scenario #3 to
identify the rate of population growth nacessary over the next 10 years to ensure successful
redevelopment. As noted, the analysis suggests that Lake Park will need to grow ata
sustained compound annual pace of 1.5% per year—well above its recent 0.76% annuai growth
rate. This could expect o sufficient d dto up to 820 new housing units

town-wide by 2030, including:
WTL +a
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*  Naulilus 220 (332 urits under consliuction)
= 315 Foderal Highway (100 units proposed)
. o s proposed “Lake Park {250 units) on @ portion of tha Twin

City site, and

= Another 130 to 140 "unaliocated” units over the noxt 10 years.

Lake Park’s required growih rate coukd be slighlly lower if a portion of the 332 units at Nautilus soll to
seasonal occupants.

Sirnilurly, while slighlly higher historic growth rales botweon 2010—2020 have gonorated modest
poputaionmousehokd growth in North Palm Beach, the Viliage will also need lo strengthen its futire
@rowth rato lo support new houtling on the Twin City Mall site. Spacifically, as tho partion of the sito
o P in Morth Paim Beach i lnrger than it i in Lake Park, land
acquisition costs by any developar will ba significantly higher, Highor land costs will
nocessitate additional density and bullding belght to justify construction feasibility. As
densities along the corridar appear o be increasing, the Twin Clty Mali site Is both & larger and pre-

and shoulkd highar (Lo, BOO to
1,000 units). As a result, WTL+a croated an alternative scenario to ilustrate the highar growth
caplurs ¥ lo suppor app 800 1o 1,000 units of new housing on the

Noeih Palm Beach porion of the Twin City Mall sita.

Anathar faclor bearting upon feasibiity will be the costs Tatod with pr tructured parking,
which woukd be required lo support a higher density redevelopment scenatio.

As a resull, WTL+a prepared an sltornative analysis for North Palm Beach as depicted in Sconario
B3 0 Kenllly e e of populaiiun gowih necessiey oy ihe next |0 yeurs 10 ensute succassiul
redovelopment. As notod, the analysis suggests that North Palm Beach will need to grow ata
susiained compound annual pace of 1.3% per year—well abovo its recent 0.77% annual growth
rate. This could oxpoct to gosamie sulficlant demand to support up fo 1,000 new housing units
village-wide by 2030, including:

= 200 Yachi Club {215 unils proposod), nnd

= Another 800 "unafocated” units over tha next 10 yoars.

This suggests that redevolopment apporiunities for now housing on the North Palm Beach portion of
the Twin City Mall sie could support up to 800 units of new housing by 2030,
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The i that [l i growth in the U.S. Highway 1
corridor in this part of Palm Beach County is feasible, in part due lo the impacts that lhe COVID
ic has i il i forces such as population shifts lrom

New Yorkithe Northeast ta South Florida as well s recent, ongaing interest in private investmenl as
exhibited by such projects as Nautilus 220

Since real estate market conditions dala was collected and analyzed in May/June 2021,
supplemental data from CaStar, Inc. reveals thal “Emara Paim Beach”, a 250-unit rental complex
that replaced Beach Plaza on U.S. 1 (just norih of the Village's icil i and del

in mid-2021, is approximately 34% leased. This suggesls that ption has d

approximately 17 units per month (assuming lease-up started in June 2021). Information on net
absorplion at “Solara City Centre,” a 136-unit complex located at PGA Boulevard and U S. 1, and
delivered in mid-2021, was not reporled

The mulli-family industry considers the reporled pace of monthly absorption at Emara Palm Beach to
be strong

In tolal, these factors could expect to generated market potentials that support between 850 and
1,050 units of new housing across the entirety of the Twin City Mall site over the next 10
years (2030).

Twin City Mall: 850 to 1,050 Units of New Housing

Across Entire Site

Multi-tenant/Specuiative Office

As detailed in Section 5, the analysis of supporiable market demand for new office space is
extremely limited in Lake Park and negligible in Norlh Palm Beach. Moreaver, the majority of

existing office i Y in both jurisdictions is and may have a degree of functional

and/or physical with the of multiple office

condominium buildings in North Palm Beach. This is best exemplified in negative net absorption,
particularly in Norlh Palm Beach, over the past 14 years

While a small amount of office space may be altractive as part of a mixed-use project, any office
space developed on the Twin City Mall site should be considered a lertiary use that serves as an
WTL +a
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amenity 1o activate public space during the day. Any limited office space built should comprise
no more than 5,000 1o 10,000 sq. ft. of space oriented lo professional services tenancies and
located above street-level retall. The capacity to support any additional office space beyond this

amount will be delermined by growth in specific markets and offi ing sectars,

of home-based businesses into [eased spacs, costs to

nearby locations, eic

Twin City Mall: Office Potentials are Very Limited;

May Serve as Supporting Amenity

Hotel/Lodging

To holel market p and opp ities for hotel on the Twin City
Mall site, WTL+a obtained hotel performance dala from STR Global for 16 selected properties
localed primarily on nearby i and 1-95 g Itis criical to understand

market conditions given the enormity of the impacts on the holel and hospitality industries from the
COVID pandemic as well as lhe time required for racavery.

The COVID pandemic which struck in early March 2020 has significantly impacted the

hotel industry. b y ies dropped ipil y—T 83.7% in
February 2020 to 17.6% in April 2020. Overali occupancies among ihese 16 properties in 2020
averaged 44 8% Occupancies climbed to 50 2% by year's end and returned to pre-COVID metrics
in the range of 77% during the first quarier of 2021

As delailed in Section 5, the analysis reveals negligible market support for new holel development
an the Twin Clty Mall site In what would be considered by the hotel industry as a secondary location.
Even if peak growth in roomnight demand (which occured between 2013 and 2017 among the
compelitive sat) continues, it is insufficient to support more than 150 additional hotel rooms in the
surrounding area over the next 10 years. This demand is likely to be captured in stronger,
primary I i such as the node created by The Gardens Mail and Downtown
at Lhe Gardens or at interchanges along 1-85. In fact, ShapCare is planning a 174-room holel as

part of and

of D at lhe This will capture compelitive area

roomnight demand in the near-term.
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Twin City Mall: Near-tarm Hotel Demand will be Focused

On More Sites in ing Area

Supporting Retail

The relail demand analysis in Section 5 details potential consumer markets and sales estimates
from various sources lhat could expect to support new relail uses as part of the redevelopment of
the Twin City Mall site. A critical ion is that the prog! will create a
retail setting that is differentiated from other offerings in the area, that the configuration is

pedestrian and on-site resident friendly, and that the mix of retail businesses can become a dining
and fimiled shopping/services location. These assumplions are necessary lo achieve caplure rales

applied in the analysis and lo retain a portion of sales leakage ing in Norih Palm
Beach. Iflhese criteria are not met, then the retgil program will not be achievable, Moreover, if the
residential development program identified in the housing analysis is reduced below the supportable
800 to 1,050 units, lhe site's retail program willl also be reduced,

Using ial sales i fram all sources, the total retail development program
for the Twin City Mall site should target a range of 22,000 to 24,000 sq. fi

Twin City Mall: Retail Potentials Limited as a

y Use to On-site i Progr
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2 Site Characteristics

The following highlights key site and location characleristics of the Twin City Mall site. Il is intended
ta illuslrate the it i wilh ping a large site that slraddles two different
munidpalities with multiple parcels and private ip. Property data was
obtained from Palm Beach Counly Property Appralser public records

Flgure 1: Palm Beach County Property Appraisar Twin City Mall Parcel Boundaries
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Key findings from the Counly Property Appraiser indicale that:

e The subject slte in its entirety conlains 38 22 acres of land with 177,749 sq. fi. of commercial
uses. This suggests an overall density (flaor area ratio) of 106 FAR. While this is considered
low density for commercial/retall uses, it reflects six vacant commercial parcels (with 12.58
acres, 33% of ihe total) and two parcels for stormwater management {wilh 2.51 acres);

= The entire site has a preliminary 2021 markel value of $26,398,200 and a preliminary 2021
taxable value of $24,838,980 ($139.74 per sq. ft. of building area). Thisis a slight increase
over the site’s 2019 taxable value of $23,401,328, or $131 685 per sq. ft -GBA);

= There are nine property tities and 16 parcels. These include:

o \illage Shops LLC (13.07 acres and five parcels) and Northlake Promenade Shops LLC
{11.57 acres and four parcels);

o Real Sub LLC/Publix Supermarket (one parcel comprising 741 acres);
o OPV Northlake Promenads LLC (2,30 acres and two parcels); and

o Multiple pad sites along and US. 1 ied by various retail
tenants (e.g., BP Gas, CVS, Wendy's, TD Bank)

= There are seven parcels comprising 15.75 acres of land located in North Palm Beach
(accounting for 41% of the total sits). These seven parcels contain 103,285 sq. ft of commercial
uses wilh a 2021 taxable value of $12,186,168B ($118 per sq. ft-GBA); and

» There are nine parcels comprising 22 47 acres of land located in Lake Park (accounting for 59%
of the total site). These nine parcels contain 74,484 sq. ft. of commercial uses (including the
Publix Supermarkel) with a 2021 taxable value of $12,852,812 ($169 per sq. k.-GBA). While
there is less commercial space located on the Lake Park portion of the site, it generates
higher taxable value (driven by Publix and the UPS retail store).
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Table 1: Twin City Malt Parcel Information—Village of North Palm Beach, 2021

2021 Values &

Parcel Site Size Year Property Land Slze 2019 Values % Change From 2019
Address Owner [Acras) Bullt Use Code Uses (8F) Markst Taxable Per SF Market Taxable Per SF
North Palm Beach
Muitiple Tenanty Village Shops 799 1987 Shopping  Office 5,566
101 US Highway 1 atUS1LLC Canler- Lobby 1,813
Community Warehause 7120
Warehouss 71,417
Total: 858168 § 7437763 § 4831530 § 56 43 § 6983895 § 5846151 § 68 28
A% Ho%
BP Gas Northlake 07s 000 Servica C-Mart 2275
165 US Highway 1 Petrolaum, Station Car Wash 848
Inc Tolal: 2823 $§ 1235824 § 1235824 § 42279 § 1278332 § 1,278,332 § 43734
34% 34%
CVS omve 145 1957 Suparmarked  Drug stors
(312 Northlake Bivd Northlake Drug Store  Fressanding 9,842
Promenade Tolal: 9842 § 1900000 § 1,900,000 $ 19305 § 2509376 § 2090000 § 21236
prik] 10.0%
TD Bank Palm Beach 095 2005 Financial Neighborhood
318 Northlake Bivd County Bank Bank 4,904
Total: 40804 § 1683976 $ 1683976 § 34339 $ 1781917 § 1781917 § 38336
58% 5.8%
Stormwaler Parcels Northlake 037 River/Lakes 5 12§ 12 s - ] 12 s 12 s .
Promenade 00% 0.0%
Shoppes LLC
Vacant Village Shops am Vacant 3 898,331 § 808,331 § E $ 843,184 § 943,164 § .
atUs1LLC Commercial 50% 5.0%
(Vucant Village Shopa 043 Vacant 3 234710 $ 234,710 § L H 248,492 § 246,492 $ -
stUS I LLE Coerenatcial S0% 50%
Subtotal - North Patm Beach: 18.76 103,285 $ 13,380,718 § 10,784,483 § 10441 $ 13,743,388 $ 12,186,188 $  117.99
41% 81% 2.6% 13.0%
WTL +a
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Table 2: Twin City Mall Parcel Information—Town of Lake Park, 2021
2021 Vatuss &
Parcel Site Bire Yeur Property Land Sire 1019 Values % Changs From 20180
Addrass Dwmer [Azrwa) But Use Coda U 8F) Market Tarsbie Par SF Markai Taxanie Par §F
Laks Park
Wandy's Veuniy 087 3002  Restaumar  Franchis
320 Northinka Bivd Proparies LLC Drivadn  Fesd 2,938
Totat: 293 5 1115431 § 1115431 § 37866 § 1,148321 $ 1,4AIM § 38082
2% 20K
Bank SanFunc 139 2005 Fimancal  Nughborhood
328 Northinka Bivd Bark 4178
Total: 4176 $ 1352533 § 1352533 S 32388 § 1,701,929 S 1701929 § dO755
L 138%
Pubrlix Supermarket  fos! Sub LLC 732 2000 Shopping  Comm Retall 4036
370 Mnrthisks Bivd Canler- Supermarkel 52,768
Community  Tolal: 88804 $ 8202749 $ 6232749 § 10072 § 5881872 3 5881872 $ BT
-5.5% -8.5%
UPS Stora Norhiaka 241 2000 Shopping  Comm Relail 6196
378 Northlake Bivd Promenade Cenler- Cormm Retil 4350
Shoppes LLC Commwnity  Tolal: 10548 $ 1500073 § 1509073 15183 § 1525631 § 1525631 § 14468
-4.6% -46%
Stormwaler Parcels. Norhlake 214 AromLaies J 3 B42 § 6842 1) 842§ 642 §
Promanads 0.0% 0.0%
Shoppas LLC
Vaanl OPV Norihlake ass Vacamt . s 660,789 $ 660,780 - ] 693738 § 693736 § -
Promenade Commersisl 30% 5.0%
e
Vet Narthlake aas Vacanl
{MF Paical) Promenade Commercial . $ 1841058 § 1841056 . $ 1678167 $ 1876,187 § .
Shoppes LLC 2.1% 2.1%
Vaaant Village Shops 070 Vacemt $ 228 § 228 £ 228 § 23 §
alus1LLC Commetzisl 498% 4.8%
Vacant Village Shops 014 Vacanl . $ 14242 5 14,342 - s 14345 § 14345 § N
alusiLc Commorcisl 0.02% 002%
Subtolal - Lake Park: 2247 T4 B NMIERE § IREIEES 169.44  § 12852812 § 12662012 § 16992
69% 100% 03% 0.3%
TOTAL: 3822 177,748 § 26,007,681 § 23,401,328 13165  § 26,308,200 § 24,839,980 5 13974
Source: Paim Beach County Proparty Appraiaer; WTL+a, updated Augus( 2021.
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3 Demographic 8& Economic Profile

The following evaluates lhose indices that drive fundamental market demand for various land uses
to help inform redevelopment potentials for the Twin City Mall site. Accordingly, the profile is

focused on ion and grawth; employ frends and incomes
and annual retail ing power; curment busi mix; and other economic indicators for Lake
Park, North Palm Beach, and the northem part of Palm Beach County based on available data lhat
form the basis of potential market support for redevelopment.

This profile and analysis are based on data Irom various secondary public and privale sources,
including U.S. Census Bureau; University of Florida Bureau of Business & Ecanomic Research;
Town of Lake Park; Village of North Paim Beach; Palm Beach County; ESRI Business Analyst;
Cleritas, Inc.; Dun & Bradstrest, Inc; and other sources,

Demographic Trends & Forecasts
WTL+a evaluated historic population

o growih pattems and forecasts for fho
Town of Lake Park, the Village of Norlh
Palm Beach, and a selected portion of
northern Palm Beach County using the
sources noled above. Key findings are
summarized bekow, with data ilustrated
in Table 3 lhrough Table 18.

Domestic Relocatlons to Florida

A portion of Florida's annual population growth can be attributed to domesilic relocalions from olher
cities and stales across the U.S. As illustrated in Table 3, US Census data from the American
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Table 3: State-by-State Relocations to Florida—Top 10 States, 2010—2019

2010-2019
Rank by Total % Share
Share State 2010 2011 2012 2013 2014 2018 2016 2017 2018 2018 Relocations of Total
1 New York 55,011 59,288 53,009 §5419 58,753 69,289 60,472 63,722 63,033 57,488 595484 10.7%
Annual % Change - 7.8% -106% 4.5% 6.0% 17 9% -12 7% 54% -1 1% -88%
2 Georgia 35615 38,658 42,754 35,286 42,020 38,654 39,578 38,800 35,350 49,681 396,496 7.2%
3 New Jersey 22,344 25,206 27,606 30,914 24,425 29,390 33,966 27,892 30,105 28,222 280,070 51%
4 Pennsylvania 19,935 20,821 25,659 28,771 28,841 28,826 30,258 28,507 3N,712 34 965 278,295 5.0%
5 Texas 24,038 25,532 26,564 24,226 25,175 29,706 31,153 31,625 24,197 26,174 270,391 4.9%
6 North Carolina 19,108 23,983 23,133 29,017 25,333 24,003 28,726 23270 26,708 28,207 251,488 4.5%
7 California 22,130 22,420 20,386 26,690 23,239 21,217 28,420 30,919 26,888 28,628 250,937 4.5%
8 Ohio 21,047 18,191 22,927 22,597 27,438 27,403 29,655 22,946 22,452 30,335 244,991 4.4%
9 Virginia 20,080 16,614 25,697 18,132 25,342 23,377 29,485 28,232 31,798 26,031 244,788 4.4%
10 Hllinois 17.432 19,152 22,565 19,973 25,085 26,406 23,319 28,631 27,622 24 425 234,620 4.2%
TOTAL BY YEAR: 482,889 498,597 537,148 529,406 548,501 584,938 605,018 586,476 587,261 601,611 5,539,845
Annual % Change: 2.3% 7.7% -1.4% 3.2% 7.0% 14% -6.4% 3.7% 24%

Stato-te-State Migration Flows (consus.gov)

Source: U.S. Census Bureau; American Community Survey, 2010-2019; WTL+a, November 2021.
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Community Survey for 2010—2019, resident relocations from ihe top 10 slates accounted for 55% of
all ic rell i to Florida. In i , the Northeast (New York, New Jersey,

f and Virginia) for 25% of all relocalions from lhese top 10 states, with
residents relocating from New York Siate comprising the largest share (10.7%) of the 5.5
milllon total statewide ralocations over the past 10 years, Nolably, the number of New York
State resid | ing to Florida d in 2018 and 2019—by 1.1% between 2017—2018
and almosl 9% belween 2018—2019. Georgia accounled for the second larges! share of
relocations to Florida—uwith 7 2% of the tatal between 2010 and 2019,

While relocation data for 2020 and 2021 are not yet available, change-of-address filings from the
Uniled Stales Poslal Service (USPS) provide insights into patterns expected upon release of U.S.
Census data. However, permanent residential change-of-address filings (combining both individuals
and families) are not a perfeci of resident i While Indivi filing rep! one

mover, the number of people associated with one family filing cannot be delermined. Moreover,

dupilcale filings can accur (such as a family with different last names at lhe same address), or a
mover may not even submit a USPS filing

According to the USPS, migration patterns for most of the U.S. were remarkably similar in 2020 to
resident relocations In 2018 and 2019. Nolably, several densely populated cilies experienced a
dramatic change of filings compared to prior years. According lo USPS permanent fiings, the
number of individuals and families leaving New York City for a new state jumped 47% from
2019 to 2020. It is not known how many of these moves were attributable to the COVID
pandemic.

While ihe number of permanent change-of-address filings by New York City resldents leaving for
olher siates increased In 2020, there was little change in which destination states they chose, The
share of movers from New York City to Florida aver the past three years Is illustraied below:

Yaar % ot Movers % Change
2018 124% N/A

2019 127% 24%

2020 122% {3.9%)
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Figure 2: Top 50 Metropolitan Destinations from New York Clty, 2020

Sunataom

USPS dala on permaneni address changes lrom New York Cily to selected counties in Florida is

inTable 4, A ing to USPS, the four South Florida counties (Broward, Miami-
Dade, Monroe and Palm Beach) accounted for 5,793 address changes from New York City in 2020,
a jump of 89% from 2019 (2,735 filings). South Florida accounted for 62% of all permanent address
changes from New York City between 2019 and 2020.

There were 2,048 address changes from New Yark City to Palm Beach County in 2020, an increase
of 1,059 filings over 2018 (107%). Notably, Paim Beach County accounted for 22% of all New
York City filings to the State of Florida between 2019 and 2020.
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Table 4: Parmar Address Ch New York City to Florida Counties, 2019—2020
w0
Changa AsH
08 E] No k.Y of Staia
Miam Dade a1 269 1,28 "
Puim Beach om 2,048 1080 e m
Brawnrd e4a 1,009 42 [
Monroa 12 ar Pl X
Sublotal-8auth Floride: T e T L5 [
Hillsboraugh 289 a2 138 48%
Menales 54 156 9 169%
Pasco 51 68 8 0%
Punellas 206 330 124 60%
Sarasola 2 245 e} 0
Sutrtotal-Tampa Bay: ] T ] LY "
Orange 488 199 74%
Osceola 122 49 56%
Polk 100 25 E
Semnole a1 32 54%
Ltew L] 19 fag
fubtatal Saniral Flocida: L 308 [ [
Covar 312 160 105%
Lew 199 86 6%
Crate 1 2 s
Buttutat- W Flande: 528 248 L Y L
Duvl 194 189 75 6%
St Johrta a 15 74 160%
Anchua EY) 0 3 9%
Leon 24 38 1 50%
Flagier 16 36 20 125%
Clay il » 4 e
Bublolat HE Flesida Y an e - 5%
Brevard 51 106 55 108%
W 50 a7 ar T4%
[y . » " 48 i134
Mata 34 74 0 8%
SI Lucie »n ~ 1y n%
Babtutal Tresaure Cowst wm e AL - A%
Maron 14 33 19 136%
Surmter 13 27 14 108%
Gialoosa 18 25 ° 5%
Hwsnando 18 20 2 RALY
Rutdnta) Othar. [0 o m ™, (1
TOTAL s 6,005 (X 423 8%
B v Dby o il POk ety Pl or Pryven . Dl Pl £235008 (% -

Saurce: ULS. Poatal Service; Fiorids Reatiors; WTL ¢a, Novamber 2021,
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Palm Beach County

» Asillusirated in Table 5, Palm Beach County's population increased—from 1,131,200
residents in 2000 to 1,466 500 residents as of the April 1, 2020 State census, refiecting strong
population growth exceeding 335,300 new residents over the past 20 years. This represenls
sustained annual growth of 1.31% per year since 2000; growth slowed to a more reasonable but
sill solid compound annual rate of 1.06% per year between 2010 and 2020,

Since 2000, Palm Beach County Added
335,300 Now Residonts

= The Uni of Florida-B of Busi & ic R h (BEBR) prep: the afficial
p i for all 67 fies across the stale. Its Medium Growth Scenario suggests

ihat Palm Beach County's population will increase to 1,668,600 by 2035, reflecting an increase
of more than 202,100 new residents over the next 15 years based on a compound annuai
growth rale of 0.86% per year;

= Lake Park, Norih Palm Beach, and five olher selected municipalities contain a 2020 population
of 323,340, accounting for 22% of the Counly'’s total population. These seven municipalities
(which gained 40,400+ new residents between 2000 and 2010) added population al an annual
growth rate of 1.54% per year during this 10-year period. This was on par with the County's
overall growth rate of 1.56% per year belween 2000 and 2010 ; and

= Over the past 10 years, however, redevelopment and infill growth accelsrated in these seven
liies, ing 38,340 new resi between 2010 and 2020. This resulted in a
compound annual growth rale of 1 27% per year—exceeding the County's growth rate of 1.06%
during this period

More detailed demographic data for Lake Park, North Palm Beach, and the North County “trade
area" is provided below.
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Table 5: Palm Beach County Poputation Trends & Forecasts, 2000—2040

% of % of 1-Apr % of Change: 2010-2020 Forecasts (3) % of Change: 2020-2035
2000 Coun| 2010 Counl 2020 Coun Amount  CAGR 2025 2030 2035 Coun Amounl  CAGR

Populstion

Palm Beach County 1,131,184 1,320,134 1,486,484 148,380 1.06% 1,544,800 1,612,200 1,688,600 202,108 0.86%
Boynlon Beach 60,389 53% 68,217 52% 78,405 54% 10,278 141% 84,201 90,322 96,887 58% 18,392

Delray Beach 80,020 53% 60,522 48% 87,168 46% 6,646 1.05% 70,760 74,544 78,530 47% 11,362

Jupster 36,367 34% 55,156 4.3% 83,188 4.3% 8032 1.37% 67,833 72,300 77,481 46% 14,293

Lake Park 8,659 0.77% 8,155 0.82% 8,812 081% 757 0.80% 8,318 0,739 10,181 0.81% 1,289

Norih Palm Beach 12157 1.07% 12,021 091% 12,813 0.87% 792 0.84% 13,228 13,857 14,100 0.85% 1,287

Palm Beach Gardens 35,058 31% 48,440 I 56,709 I0% B.265 1.56% 61,359 066,300 71,83 4% 15,124

Riviera Beach 29,854 28% 32498 25% 38057 25% 2,508 1.05% 37,986 40,018 42,159 25% 6,102

Total: 244,504 21.8% 284,980 21.6% 323,342 22.0% 38343 1.27% 344,483 387,058 391,172 234% 67,830 1.28%

(1) Based on the 2025-2045 Law-Medium-High Population Forecasis prepared by BEBR (for the 2020-2035 period), using the Medium Growih Scenario for Paim Beach County.
(2) CAGR=Compound Annual Growth Rale.

(3) As municipai population forecasts are nol preparad by the State of Florida, population projections for 2025-2035 for these municipalities assume that each conlinues the same rate of growth as occured
bolwsan 2010-2020.

Population Studies Program | www.bebr.uff edu  *2020_pop_estimates-Revised.xisx (stale ff us}

Source: U.S. Census Bureau; Florida Legi ), Office of ic& i ; ESRY Analyst; WTL+a, revised October 2021.
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Town of Lake Park

Key demographic characterislics of the Town of Lake Park are
llustrated in Table 6 and summarized below

= In 2020, data from ESRI Business Analyst suggests that Lake
Park contains 8,762 residents in 3,400 households. This is
slightly lower lhan the official April 1¢! slale estimate of 8,912
residenls;

" While Lake Park lost populaiion between 2000—2010, the
town gained more than 600 new residents betwoen 2010 and
= 2020, equating to a solid average annual growth rate of 0.72% per

year over lhe past 10 years;

* The Town's share of Palm Beach Counly's populalion has declined over the past 20 years—from
0.77% in 2000 to 0.60% in 2020. Over the next five years, ESRI forecasts suggest Lake Park's
share of the County's population will remain stable in the range of 0.59% by 2025;

= Lake Park's population is 32% White, 60% Black, and 10% Hispanic (can be two or more races);

= Residents have a median age of 37.5 years, which is forecast to increase slightly to 38.0 years
by 2025 By comparison, Palm Beach County's median age is older—45 .8 with a nominal
increase to 48 2 years over lhe next five years;

= Lake Parkisa il ity, with average incomes of almost $62,400
per year. Approximately 15.5% of Lake Park’s households have annual incomes greater
than $100,000 per year;

= Average household incomes are foracast to increase by 1.2% per year over the next five years,
rising lo $66,100 by 2025. The Town's average household incomes are forecast to remain well-
below its counlerparts in Palm Beach Counly, where average househokd incomes are forecast to
be $106,700 by 2025. Notably, the largest gains in il are to
occur in the $100,000-5149,939 range, with declines in annual household incomes below
$50,000 over the next five years. This would be expecled to enhance disposable incomes and
retail spending patterns in Lake Park over ihe next five years;
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Table 8: D ic Trends & F -Town of Lake Park, 2000—2025
2000 2010 010 % Dlat. 2026 % Diak Na
Demographic Profile
Population 8659 8,155 8762 8,101 39 076%
As % of Caunty 077% 062% 0.60% 0.59%
Househalds 3328 3144 3,400 3534 134 078%
Avg HH SIze 257 257 255 255
Median Age 359 75 W0
Race
Viite 3054 2765 2% 2651 2% i1y 08%
Black 4485 5242 60% 5822 2% 380 14%
Asrarican Indan 15 15 0% 15 0% . 00%
Asian, Pacific Islander 204 232 3% 252 3% 20 17%
Other 187 228 3% 267 % 3 34%
Twa or Mora Races 230 278 3% 284 3% 15 1%
Total: 6,165 6762 8,104 239
Hispanic (1) 653 696 10% 1052 12% 156 3%
Ago Distribution
0-14 1605 1633 19% 1,805 19% 62 7%
1524 1,200 1,100 13% 1,085 12% (45) 08%
2534 1,081 1,381 16% 1413 16% 2 05%
3544 1,038 1,049 2% 1185 13% 136 25%
45-54 1,305 1,083 12% 1048 12% (14) 03%
5584 a0 1.257 14% 1,163 13% 94) 15%
8574 481 742 8% a8 10% 178 43%
7584 320 368 a% 454 5% 86 43%
85+ 18 169 2% 169 2% - 00%
Income Proflle
Households by income
<$15,000 120% 108% 19%
$15,000 - 924,009 105% 101% 08%
$25,000 - 334,009 121% 128% 05%
$35,000 - $49,999 137% 138% 01%
$50.000 - $74,099 252% 258% 05%
$75,000 - $99,999 100% 102% 0a%
$100,000 - $149,959 84% 03% 21%
$150,000 - $199,909 5.4% 57% 1%
$200,000+ 17% 16% 12%
Aversge HH income 3 62384 4 66,100 12%
Madian b came 3 50328 % 51534 04%
Educationsl Profite
Yearn 26 Yawrn & Ovar (2018
High Schaol Graust o1 Hgghar 840%
Bachalors Dagree or Highar 0%

(1) Peraons of Hispanic arigin are a subsst of ofher race categorios: thereforo, lofals do not add,
(5 Consun Auress OulckFachn Lol Park fwan. Flodds

Source: U.S. Census Burosu; American Community Survey; ESRI Business Analyst; WTL +a, April 2021.
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= ESRI's five-year forecasts through 2025 suggesl lhat Lake Park’s growth rate will increase

slightly over previous lrends, with a forecast population gain of 339 new residents in 134 new
households. This forecast suggests an average annual growth rate of 0.76% per year over the
next five years; and

s ESRI forecasts further suggest that population growth will be greatest in specific age
cohorts over lhe next five years:

o Two age cohorls - 65—74 and 75—84 - are expected to exhibit the greatest rate of
growth—4 3% per year (consistent with an aging population throughout Florida and the
us)

@ The only other cohort where notable growth is forecasl includes 35—44-year-olds (2 5%
peryear). In ination, this is likely to into opp ities for specific types of
housing, such as move-up buyers in for-sale housing units as well as age-esiricted and
independent living/continuing care for those over lhe age of 65

Lake Park Population Growth Nexl 5 Years:

339 New Residents in 134 New Households by 2025

Village of North Palm Beach

Key demographic characteristics of the Village of
Norih Paim Beach are illusirated in Table 7 and
summarized below:

= |n 2020, data from ESRI Business Analyst suggests
that North Palm Beach contains 12,975 residents in
6,570 households. This is slightly higher than the
official April 1% state estimate of 12,813 residents;

= Like Lake Park, North Palm Beach lost population between 2000—2010, but gained over 950
new residents between 2010 and 2020, equaling to a solid average annual growth rate of
0.77% per year over the past 10 years;
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Table 7: D« Trends & F Village of North Palm Beach, 2000—2025
[ Charge 0350058
2000 2010 2020 % Dial 2026 % Dlal. No CAGR%
Demagraphic Profile
Population 12,157 12021 12975 13480 616 078%
As % of County 1% 0.0% 0.9% 0.0%
Housaholds 8237 8097 6570 6819 249 o.18%
Avg. HH Sizo 187 197 197 187
Median Age 518 574 60.0
Race
White a2 17ez of% 12038 89% 257 04%
Black 320 483 4% 588 4% 105 40%
Ametican Indan 10 13 o% 13 0% - 00%
Asian, Pacific klander 205 261 % 338 3% 58 38%
Other 108 181 1% 230 2% 49 49%
Two of More Racas 157 236 2% 281 2% 45 36%
Tolal: 12021 12976 12450 514
Hispanic {) 0826 1,383 1% 1,781 13% %8 52%

Age Olatribution

014 1360 1,248 10% 1255 0% [ 01%
15-24 037 837 8% 804 8% 33) a8%
2534 1.080 1,108 8% 1072 8% <) 7%
35-44 1280 1254 10% 1,339 10% .5 13%
4554 1975 1514 12% 1,382 10% 1132) -18%
5564 1,858 2,258 17% 2,070 15% 177 16%
6574 1560 2342 18% 2,723 20% 381 31%
7584 13682 1603 12% 1,691 15% 88 4%
a5¢ 550 814 6% 844 8% 30 07%
Income Frofs
Heunabolds by Inzome
<815000 6.2% 5.4%
915,000 - $24,989 73% 65%
925,000 - $34,989 89% 80%
535,000 - $49,999 12% 103%
$50,000 - 374,898 169% 182%
375,000 - $99,899 9% 20%
$100,000 - $148,898 18.4% 180%
$150,000 - $199,090 06% 11.0%
$200,000+ 1164 127%
Average HH Income 3 107,822 § 118,111 20%
Medlan HH Income 1 7375 § 82501 N
Educationst Profis
& of Educallan: 26 Years & Over (2018 Amariean Community Survey/ACS)
High Benost Oracuste e Highar "o
Bachelor's Dagree or Higher 452%

(1) Parsons of Hispanic origin sre a subse! of ather race categories; thersfore, tofals do not add.
US Consen Burvay QuickFests Koty Paiot Srech wiage. Flords

Source: U.S Cei

Bureau; American Community Survey; ESRI Business Analyst; WTL +a, Aprif 2021,
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= The Village's share of Palm Beach County's population has declined slightly over the past 20
years—from 1.1% in 2000 to 0.90% in 2020. Over the next five years, ESRI forecasts suggest
the Village’s share of lhe County's population will remain stable in Lhe range of 0.90% by 2025;

= North Palm Beach's population is far less diverse than Lake Park: 91% White, 4% Black, and
11% Hispanic (can be two or more races);

= Village residents are older than Lake Park residents, with a median age of 57 4 years. Thisis
forecast to increase to 60.0 years by 2025, By comparison, Palm Beach County’s median age is
much younger—45.9 with a nominal increase lo 46 2 years over Ihe next five years;

= North Palm Beach is an affluent ity, wilh average incomes of over $107,800

per year. Fully 40% of Village households have annual incomes greater than $100,000 per
year;

= Average household incomes are [orecast to increase by 2.0% per year over lhe next five years,
rising to $119,100 by 2025. The Village's average household incomes are forecast to remain
above Palm Beach County, where average household incomes are forecast to be $106,700 by

2025. Notably, gains in are to occur for all ievels above
$100,000, with declines in all levels of annual household incomes below $100,000 over the next

five years. This could enhance disposable incomes and relail spending pattems in North Palm

Beach over lhe next five years;

= ESRI's five-year forecasts through 2025 suggest that North Palm Beach's growth rale will
paralle! its growth over the past 10 years, with a forecast population gain of 515 new residents
in 249 new households. This forecast suggests an average annual growth rate of 0.78% per
year over the noxt five years; and

= ESRI forecasts further suggest that North Palm Beach's population will continue to age, with
population growih grealesl in lhe 65—74 and 75—84 age cohorts (3.1% and 4.4%, respectively)
Nominal growth of 0.7% per year is also forecasl for those over the age of 85, Notably, the
proportion of Village residents in peak earning years (45—54 and 55-64) are forecast to decline.

North County Trade Area

At the request of Ine municipalities, WTL+a also i graphic ct istics of the

northemn portion of Palm Beach County. This was conducted to understand growlh trends in a
larger regional context. As illustrated in Figure 3 below, the “North County” trade area
comprises a 26.2 square mile area bounded by Danald Ross Road on the north, the Florida
WTL +a
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Turnpike on the west, Silver Beach Road on the south, and lhe Intracoaslal Walerway on the

easl The lrude arva Includes portlons of Palm Beach Gardens, Juplter, and unincorporaled
Palm Beach County.

Figure 3: North County Trade Area

IS ! ! 2

Key demographic characterislics of the North County trade area are illustrated in Table 8 and
summarized below:

= In 2020, data from ESRI Business Analyst suggests that North Countly contains 73,538
residents in over 32,980 households. The share of bolh municipalities’ population of Norih
County declined belween 2000 and 2020—from 15% to 12% in Lake Park and 21% to 18% in
North Palm Beach—as the outlying portion of North County continue to grow;
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Table B: D ic Trends & F North County Trade Area, 2000—2025
2000 2010 2020 % Olal 2028 % Dist. Na_ CAGR %
Damographic Profia
Population 57,761 65356 73538 77525 3,987 1.06%
As % of County 51% 50% 50% 50%
Households 25002 20,268 32,882 34,604 1,722 103%
Avg HH Size 222 222 223 223
Medlan Age 450 a78 481
Race
White 75% 1318 05%
Black 15% 1,208 25%
Amarican Indian 0% a 06%
Aalan, Pacific alander 5% 587 37%
Other % 477 43%
Two or Mare Racas % 303 31%
Total: 3,087
Hispanic 1) 17% 2,825 8%
Age Distribulion
014 0,680 10208 14% 10626 14% a8 08%
1524 8,634 8830 8% 6,897 9% E 02%
2534 7,683 8400 2% 8761 1% 271 06%
544 6,262 8,892 12% 9,608 12% 718 16%
4554 10371 8,456 1% 9213 12% (243) 05%
55-64 9077 11373 5% 11,057 14% @ale) 8%
6574 6,676 8760 13% 11,194 14% 1434 28%
7584 4514 5864 8% 7.300 9% 1436 45%
85+ 1,758 2656 a% 2,869 a% 213 16%
{ncome Profile
Housetolda by Income
<$15,000 77% 69%
$15,000 - 324,890 64% s8%
$25,000 - 434,880 81% 76%
$35,000 - $49,000 15% 109%
$50,000 - $74,899 182% 176%
$75,000 - 396,899 126% 126%
$100,000 - $148,899 153% 162%
$150,000 - $193,999 BO0% 89%
$200,000+ 121% 133%
Average HH Incame $ 107,081 3 116,950 10%
Median HH Income $ 71,490 3 78,891 14%

Profie
Years of Educalion: 25 Yeara & Over (2018 American Communily Survey/ACS)
High School Graduate or Higher A

Bachalor's Degres or Highar NiA

(1) Persons of Hispanic origin are a subset of offier race catpgories; thereforo, totais do not add.

Source; U.5 Census Bureau; American Community Survey; ESRI Business Analyst; WTL +a, May 2021.
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* In fact, North County gained almost 15,800 new resldents between 2000—2020, equaling lo a
positive average annual growth rate of 1.21% per year over the past 20 years This growth s
to new i

in portions of Palm Beach Gardens and Jupiter;

* North County's population is less diverse than Lake Park but more diverse lhan North Paim
Beach: 77% While, 14% Black, and 14% Hispanic (can be two or more races);

» Norih Counly residents have a median age of 47 6 years, This is forecast to increase to 48.1
years by 2025. By comparison, Palm Beach County's median age is slightly younger—45.8 with
a nominal increase to 46 2 years over the next five years,;

= Like North Palm Beach, Norih County is affluent, with average household incomes of mare than
$107,000 per year. Fully 35% of North County households have annual incomes greater
than $100,000 per year;

= Average householkd incomes are [orecast to increase by 1.8% per year over the next five years,
rising to $116,950 by 2025 Average househokl Incomes are forecasl 1o remain above Palm
Beach County, where average household incomas are forecast 1o be $106,700 by 2025

Notably, gains in h are
with declines in all levels of annual househald Incomes below $75,000 over the next five years

to occur for all levels above $75,000,

This should ensure that disposable Incomes and refail spending patterns in North County remain
strong over the next fve yoars:

* ESRI's five-year forecasts thraugh 2025 suggest that North County’s growth rate will parallel its
growth over the past 20 years, with a forecast population gain of 3,980+ new residents In
1,720+ new households. This lorecast suggests an average annual growth rate of 1.08% per
year aver the next five years; and

= ESRI forecasts further suggest that North County’s population will continue te age, with
population growth greatest in 65—74 and 75—84 cohoris (2.8% and 4.5%, respectively). Salid
growth of 1.8% per year is also forecast for those over lhe age of 85 as well as those ages 35—
44. Nominal declines are expected in peak eaming cohorts: 45—54 and 55—64

Household Incomes & Retail Spending

Hausehold relail spending is the primary driver of demend for retali space, such as neighborhood
distiicls,
ge, and sp. or ination relail projects

centers, “Big Box" stores such as Wal-Mart or Target,
food &
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Table 9: Annual Household Consumer Spending, 2019

Paim Basch Boynton Dalray Lake Norlh Paim Norlh Palm Baxch Riviara
Caminty Basch Brasch Pai Haach County Cauedens Tasch
Total Houssholds (2020) 505,315 32,60 30,244 3,400 6,570 32882 27,000 13,388
Apparal & Accassorimn
Men'a Wear L] 439 § 352 8 443 3 309 8 489 § 49 3 580 § 344
Wamen's Wear 181 838 812 638 o118 808 1,069 814
Children's Wear 323 258 09 233 319 357 400 n
Footwear 512 407 508 362 644 563 849 419
Watches & Jawelry 154 ] 125 80 139 137 162 123
Apparel Products & Services 74 48 64 9 4 kil 87 55
Subtotal: s 224 S 192 § 25§ 155 2481 § 250 § 2,47 § 1,827
Compuiers
Campufers & Hardware s 179§ 152§ 181 3 18§ 19 $ 107 s 53§ 141
Sofweve & Accemamies .U | " n “ » m m,
Subtotal: E3 CTR ] 21 8 I or 4 E= ) EL ) [
Entertainment & Recreation
MerTgarah g §ees Tor Clite L] 258 § 18 % 58 % 163 8§ 29 % 4 B3 8 185
Vo for Parteespant Bporn 123 a8 107 65 130 12 147 80
Tickets b Theates/Operas/Concerts a2 66 88 58 104 101 ” 58
Tickets to Moviea 61 50 a 2 68 59 a0 48
Tickets o Parka/Museums 34 27 34 23 33 39 45 28
Admission to Sporting Events 86 a9 65 42 7% ™ 89 51
¥ oo lex Peciemtoret L pescr 147 108 144 102 185 174 208 104
Dang Sorvoes om an ous om o 10 418 1)
Sisttotat T T 3 T T 8§ w8 e s m s 8] £
TVVdea/Audio
Catim & fatelie TV Oaveces 1] 944 1 83 % 874 % 574 % o2 § 952 & 1112 % 705
Televisiona. 118 96 18 8 120 128 148 B8
Salelite Dishes 2 1 1 0.77 2 1 2 1
VCRs, Video Cameras & DVD Players 7 5 L] 4 L] 8 T 5
Miscelaneous Viden Equipment 21 21 26 17 28 2 n 23
Videa Camsaties & DVDs 12 -] 1" 7 12 12 14 10
Wity Caarre Ha e i ACC Famsws 28 24 30 22 30 ks k. 28
Video Game Software 18 14 17 17 18 18 kil 14
Renm/Streaming/Downimded Video 51 48 58 40 62 85 n 42
Insialation of Televisions 1 1 1 0.64 2 2 2 1
Audio 104 0 13 74 128 127 148 83
Rental & Repair ol 3 2 3 2 3 3 3 3
Sothctal s 1315 § 1000 S 1,55 § L] 1408 § 1,378 S 1001 § 1,102
(1) Consumer spending data are dsrved from the 2017 and 2018 2 r . o L abww Sradaden

Tourve: 7 Dparioent of Lator, Boress of Labor Micier SEeica: ESA Dunntss Assyat WIL o8, Aprd 1931,
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Table 9 (Continued): Annual Household Consumer Spending, 2019

Paw Baach Bapmian Babay Laks e Pk Woerh Poim Besch Warwin
oty Masch e Pais LY Cusuy ey Besan
s st mmammt
v L] a0 § EY T % s 3 76 3 0 8 B 8
Tirgy & Carma 123 125 3 126 142 181
st Vatez e A Foes 158 147 8 178 175 215
SportAecreatoVEmrcicn Equpmant 225 211 143 243 202 2
Photo Equiprrent & Suppies 56 54 a7 3 ] 0
Rasding 18 120 7 145 134 1@
Catered Altas i £l F = 24 = »n <
Subtotal: . T Loer 8 [E_ Y wiow [l [ET ) [CT
Food & Aleohol
Food a1 Home s 5556 S 453 3 sm7 $ @5 $ LESIE 0:6 3 7342 3 4501
Fond Avay fram Home a0 32m 4@ 2612 4412 1400 5184 3130
Aleohokc & Nan-akohoic Baverages 20 520 o0 220 757 750 am ar2
Subtotal: 0 nim § = s 10,3 3 635 § 150 s 14E § 13430 & 8103
Housahold Furnmhings & Equipmant
Houselold Toxtios % 108 1 e & e 74 4 2 4 28 140 % 80
Furnitre a7 540 674 454 700 764 828 51
Fioor Caverings 32 27 38 24 “ a3 “ 24
Maior Appbarces 01 me k) 234 a8 a2z 500 @
Housavwares 15 04 105 & 121 118 138 -
Srral Appiarces a2 58 S £y = L] <
R 15 12 18 " 18 1 2 12
Telsphones & Accessorias a2 7 o o4 13 108 120 @
Lt & Cantibers 508 w8 517 208 a3 584 715 ars
Hoeakaaping Suppies 20 &0 B4t 545 o1 a1 10m o
Mainiznance & Rerodebng Materias o s =] =4 e s ) ars
[T 0 a8 FT [Ty X e s ™ 3 LT £
Hwanh & o sl Care
Nor- & Premcrigtion Druge [ s58 & a3 54 3 =3 3 o 8 ®1 3 7 3 a2
Opncal 3 s 83 64 12 110 12 =
Permml Care Products. 6 at 51 a0 o1 580 e a7
School Suppias 1684 124 154 103 187 n @ 131
Srking Bretanty wn L - wey e sl o T
Bubtelal T [ECY [ [ e 3 A 8 [ET FEIT Y A
THTAL
Total Al Sparsing BIZMIINMG B 536,305,146 B BAIERLNO B 43100010 B MZAMAT W TERIGRIE W L TR
As % of Paim Basch Cotnty % 5% 0% 1.3% 6.2% eo% 18%
Par Housahold s 434 W 16543 8 mnue & 19476 & s 4 Tares 4 2rase s 1668
Avregs raeineTs ] ) & RO EAT Y wama b Wiz s Wiw & 176040 3 2
As % af Awwaga HH Income 220% 27% 2m 227% 222% 22 220% 232%
I Crvpises Hipersitune Eureys corckon By i Mot of Lasir Aasates
Source: US Depmrtment of Labor, Bureay of Labor Market Stettica; ESRI Busness Anaiyst; WTL 2, Apri 2021,
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Household retail spending patierns among households in Palm Beach County, lhe two

municipalities, the North County trade area and selected olher nearby communities are illustrated in
Table 9 and summarized below:

o } in specific jurisdicti i ing North Palm Beach and Palm Beach Gardens—
have high household incomes and, , higher of dit { Y I
on retail and This includes retail goods (clothing,
i ics, h hold ishil care etc) and

food & beverage (restaurants, liquor, catering, elc.):

o With 2020 average household incomes exceeding $107,000 per year in both North

Palm Beach and the Norih County lrade area, h holds in these j
spend in the range of $24,000 per year on retail and {or 22%

of annual household income). This is slightly below their more affluent counterparts in
Palm Beach Gardens, which spend approximately $27 900 annually on retail and
restaurants;

o By comparison, lower househoid incomes in Lake Park, Boynton Beach, and Riviera
Beach lranslate into lower annual retail spending ranging from $14,176 per year in
Lake Park to roughly $16,900 per year in Boynton and Riviera; and

o Palm Beach County househaolds, with average household incomes of $93,300, spend
approximalely $21,100 per year on retail and restaurants.

= In total, retail spending among North Palm Beach households exceeds $157.4 million per
year, accounting for 1.3% of the $12 5 billion in annual retail ing in
Palm Beach Counly. Lake Park households spend $48 2 million per year (0.4% of the County)
and North Counly trade area households spend $782.1 million (6 2% of lhe County); and

= Nolably, pending tolals are imespeciive of location (i.e., spending can occur
anywhere)

Retail “Recapture” Opportunities

Anolher key indicator of retail market potentials involves what is known as the “retail opportunity

gap.” This P annual ing (i-e., "demand”) in specific merchandise

categories againsl estimated annual relail sales by businesses in those same calegories (.e.,

“supply”). The difference between demand and supply rep: the “ " opp y, or
surplus, available in each relail category in the reporting geography
WTL +a
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When demend is greatar than supply, there is an apparent opportunity for additional retall

space in that calegory. By comparison, when demand is less than supply, lhere Is a surplus of
sales In that relail category. That s, a posilive valus in green Indicates a potential recapture
opportunity, while a negailve value in red Indicates a surplus of sales among businesses or an
“inflow™ of sales from outside of the reporting geography. In the figures ihat follow, recapture
opporiunities amang specific i ies are il on lhe righl slde of the graph
while surplus sales (inflow) are illustrated on the laft side of the graph. Numerical findings for each
municipality are illustraled in Table 10 and Table 11

Town of Lake Park

Flgure 4: Retall Leakage & Surplus—Town of Lake Park, 2018

Other eler
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e o o e
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Specl food SavE®
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Anolher source for housshold relal! spending includes Ihe Bureau of Labar Stalistics (BLS}) and
Claritas, Inc.
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Table 10: Retall “Recapture” Opportunilies—Town of Lake Park, 2018

Demand Bupply “Recapture”
Relaf Calogory HH 5 ore Sales| unil

General Merchandise Stores

Departmert Stores Excl Laased Depts. $ 9289614 § 65100821 § (55,811,207)

Other General Merchandiss Stores 3,954,309 6,107,249 {2,112,850)
Sublotal: s 13,284,013 § 71,208,070 § {57,024,057)
Clathing & Acceasories Stores

Clothing Stores. ] 2753813 § $ 19297

Shoe Stores 625,26 (376,769)

Jawelry, Luggage, Leather Goods 686,201 (1,099,052)
Sublotal: s 4,005240 § s 11,456,544)
Furniture & Homa Furnishings Stores

Furniture Stores $ 160659 § 4803071 § (2996,473)

Home Furnighing Slores 1,224,899 5,504,126 (4,279,227)
Subtotal: s 2,031,407 § 10,107,197 S (7,275,700}
Elecironics & Appllance Storea

Appliances, TVs, Electronica Stores s 2288138 § 4876218 5 (2,586,080)
Sublotal: $ 2,200138 § 4,876,218 S {2,568,080)
Leisure & Enterialnment

Sporing GoodwFobby/Muaicel rayuments  § 1599336 § 7653964 § {6,054,628)

Books, Periodicals & Music Stores. 351,965 - 351,965
Sublotal: s 1,981,301 § 7,053,084 § 15,702,883}
Food Bervices & Drinking Places

Special Food Senvices 3 14421 § 785470 (641,179)

Dvirding Plces - Akcholc Bawevages 669,532 09,276 366 256

Hestaranis/Othor Eating Places 7,722,066 23,678,623 {15,956,557)
Subtotal: s 8,535,809 § 24,767,368 § 116,231,480)

Key findings for Lake Park indicate that:

= Lake Park households spend $60.9 million per year. This estimate is higher than annual

di dp y in Table 9 it muttiple additional
merchandise categories such as Building ials, Leisure & i and
Miscellaneous Store sales. This P to [ ide store sales of $230.3

million per year;
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Table 10 (Continued): Retail “Recapture” Opportunities—Town of Lake Park, 2018

5

Demand Supply "Recapture”
Retall Category HH 5| Store Salas) 0 n

Food & Bevarage Stores

Grocery Siores s 13182752 § 33,474,553 § {20,291,801)

Spacialty Food Sores 811,258 1,398,769 (787,511)

Beer, Wine & Liquor Stores 688,469 2,290,860 (1.602,511)
Subtotal: s 14,482,478 § 37,184,302 § (22,861,823)
Healih & Parsonal Carp Stores

Healh & Personal Care Stres $ 65,2252 § 11,418,780 § (6,126,252)
Subtotal: s 5202328 § 11,418,780 5 (6,126,262)

Buliding Material, Garden Equipment 8tores

Burking Matariais & Suppies s 5 30,250,098 § (25617,586)

Lawn & Garden Equipment & Suppliss 2,018,913 (1,648.866)
Subtotal: $ $ 32,2801 § (27,208,452)
Miscelaneous Stom Retallers

Florists $ 125842 § 191312 5 (65,470)

Office Supplies, Stationery, Gift Stores 600,506 8,542,747 (7.852.151)

Lhad Merchandien Stioen 727,783 1,480,720 (752,937)

Other Misce¥aneous Retail Stores 1,656,468 15,160,631 (13 504,163)
Subtotal: ] 3,200,880 § 25375410 § (22,174,721)
TOTAL:

HH Demand ve. Helall Salea L} 60,934,323 § 230,382,105 § (19427, 773)

2

(1) Claritas’ "Retail Markel Power” data is derved fram hwe major scurces of information. Demand dete are
derived from Consumer Expenditure Surveys fieided by the U.S. Bureau of Labor Statistics (BLS) Supply
data are derived from the Census Bureau. The difference batween demand end supply represenis the
“racaplurs oppartunity”, or surplus, available for aach relail category in the mporting geography. When
demand is greater than aupply, thers s an apgarent opporunity for additional retall space in thet category.
By comparison, when demmand /s leas than supply, there is a surphis of sales in thal retall category (i.e.,
pogitve valie = meeaplure opporamity, while negatve value = saks Uifow from sources Difier Suan
resident households)

(2) Total housahold retail spending excludes spending on Non-Stors Relailers (intemsl); Motor Vehile
Perts and Dealers; and Gas Stations.

Source: Bureau of Lebor Statistics; Claritas, inc.; ESRI Buainess Analysi; WTL +s, April 2021.
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* The difference between spending and sales is known as inflow or leakage; in other words, there
is more than $169.4 million in annual household retail sales inflow into Lake Park due to
the presence of Big Box slores as well as a significant retail clusler on commercial corridors such
as Northlake Boulevard. It should be noled that resident household sales can occur anywhere
(i e., often outside of the Town), so sources of sales inflow include daytime employees (who do

not live in Lake Park), visitors, and others such as pass-through traffic;

*  Given tho dopth of retnil sakes nflow inlo Lako Park from sourcos othar than exsting
households, the retail analysis reveals there are very few merchandise categories where
pp p could be
use redevelopment of Lhe Twin City Mall site—at least as supported by exisling households in
Lake Park,

d to support new retail uses as part of mixed-

More than $169 Million in Annual
Household Retail Sales inflow into Lake Park

Village of North Palm Beach

= With higher household incomes, North Paim Beach households spend $182.1 million per year.

This estimate is higher than annual ing il previ ly in Table 9 it
includes multiple additional merchandise categories such as Building Materals, Leisure &

and Mi Store sales. This compares to estimated village-wide store
sales of almost $97.6 million per year;
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Table 11: Retall p Opp! Vlllage of North Palm Beach, 2018
Demand Supply "Recapture"
Retall Category (HH Bpending) (Btore Salas) Opportunity

General Merchandise Slores

Departrent Stores Excl Leassd Depts. $ 30,678,563 § - $ 30,676,563

Other General Merchandise Stores 13,010,334 1,737,262 11,273,072
Subtotal; $ 43,000,807 § 1,737,282 § 41,949,605
Clathing & Acceasotien Slores

Clothing Stores 3 899939 $ 2756891 3 6,242,504

Shoe Stores 1,880,057 421,588 1,558 489

Jewslry, Luggage, Leather Goods 2,471,955 3,207,485 {735,530)
Subtotal: $ 13451407 § 6,205,044 7,086,483
Furniture & Home Furnishinge Stores

Furniture Stores. s 5427813 § 7248601 3 (1.818988)

Home Fumnighing Stores 4,548,249 6,207,445 {1,658,196)
Subtotal: 5 9,976,862 § 13,434,048 5 (3.477,184)
Electronics & Appilance Storea

Appliances, TVe, Electronics Siores $ 7850048 $ 8175333 ¢ (325,347)
Subtotal: $ 7.860,048 § 8,175,383 § (325,347)
Lalsurs & Entertainmant

Sporting Gooda/Hobby/Musical Instruments  $ 5447183 § 3602311 3 1944872

Books, fevodicals & Muc Sores 1,114,800 630,883 483,917
Subtotal: s 5,561,080 § 4,133,104 $ 2,428,789
Food Barvices & Drinking Paces

Special Food Services L 454106 § 78919 § 375,186

Drinking Places - Alcoholc Beverages 2,457,478 413,558 2043920

Restaurants/Other Eating Places 25,883,379 23,685,972 2,197,407
Subtotal: s 28,784,902 § 24,178,448 § 4,816,513
WTL +a
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Table 11 Retall * " Opp Vlllage of North Palm Beach, 2018
Demand Supply “'Recapture"
Retall Category HH Spend| [Siore Sales) rtunit

Food & Beverage Stores

Grocery Stores 1 1,966,612 § 9,021,589 § (7,054,977)

Specialty Food Stores 2,403,006 1,133,006

Beer, Wine & Liquor Slores 18,740,434 9,570,623
Subtotal: $ 2,110,052 § 18,401,400 $ 3,648,652
Heakh & Personal Care Stores

Health & Personal Care Slores $ 18,740,434 $ 9,169.811 § 9,570.623
Subtotal: $ 18,740,434 § 5,189,811 § 8,570,823
Buliding Materlal, Garden Equipment Blores

Buicng Muteriais & Supples $ 17,536840 § 2,181,192 § 15,355,748

Lawn & Garden Equipment & Supplies 1,432,009 483,021 969,078
Subtotal: 18,089,039 § 2,644,213 $ 16,324,828
Wiscellaneous Blote Retallers

Florista H 504,747 % 286,968 & 217,778

Office Supplies, Stetionery, Gifl Storea 2,396,789 2,626,312 (229523

Uned Marchandise Siores. 2,396,555 2,255,920 140635

Other Miacelarmous Retail Stores 5,711,847 3, 920 2,648,927
Sublotal: 5 11,008938 § 8,222,120 2,777,618
TOTAL:

HH Demand ve. Relall Sales 5 182,151,620 § 87,571,832 § 84,578,783

2

(1) Claritss' "Retail Market Powsr" dals iz derived from two mejor sources of informalion. Demand dats are
darivad from Consumer Expandilure Surveys fielded by the U.S. Buresu of Labor Stalistics (BLS). Supgly
dala are derived from the Census Bureau. The difference betwean demand and supply reprasents the
“recapture opportunily”, or surplus, available for each retail cetegory in the reporting geogrephy. When
damand is grester than supply, there Is an apparent opportunity for addfonal retall space In that category.
By comparison, when demend is less than supply, there i a surplus of aalea in that retsil category (i.e.,
poaifive value = recapture opportunity, white negetve value = sales inflow from sources other than

resident households),

(2) Tolal housshold ratsil spending excludes spending an Non-Slore Retaitars (intermet); Molor Vehicla

Parts and Deslers; and Gas Stations

Source: Bureau of Labor Statstcs; Claritas, Inc.; ESRI Business Anslyst; WTL +a, April 2021.
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Figure 5: Retail Leakage & Surplus—Vlllage of North Palm Beach, 2018
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= Thus, the retail analysls reveals there are ies where

ities could be to support new retail uses as part of mixed-use
redevelopment of the Twin City Mall site—as generated solely by existing households in
North Palm Beach. These include:

o $41.9 million in General Merchandise stores

o $9.5 million in Health/Personal Care stores

o $7.0 million In Clothing/Apparel stores

o $4.6 million in Food Services/Restaurants

o $3.6 million in Food & Beverage/Gracery stores

Opportunities lo recapture lhe loss of existing sales leakage out of Norlh Palm Beach are considered
in lhe retail demand analysis provided in Section 4
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Economic Characteristics
Employment Trends—Palm Beach County

Job growth is a key baromeler of demand for “‘workplace™ uses such as malli-lenant office space,

Industrial parks, retall centars, and the kko. WTL+a ined irends and f in emplay

growth, utitzing data for Palm Beach County, 8= prepared by the state’s labor agoncy, the

D at Opp ty (DEO), for tho poriod batwaen 1595 and 2020. This data is

critical to und ding bof ks of the Twin City Mall site. Key findings are
belaw and in Table 12

*  Paim Beach County added a remarkabile 175,700 new jobs in the 11-year period between
1895 and 2006, This growth, which translates inlo 17,500+ now jobs annually, wis focuseod in
spocific soclors, including:

o Construction (22,000)

o ProfessionalBusiness Services (58 200), fueling demand for office spaoe
o EducationHoaltheare (20,900)

o Rotall Trado (16,700), and

o Govemment (16,100);

= By contrasl, the econemiz dowmtum of 2007 —2009 resullad in the loss of 66,200 jobs,
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Table 12: Employment Trends—Palm Beach County, 1995—2018

WTL.;

Change: 19952008 Fapdomls  Change: 2007-2020
Industry Sector 1988 2000 2008 Amount CAGR % 2007 2008 2011 2013 2016 2017 2018 2020 Amount CAGR %
in 000s
Construclion 217 384 497 220 55% 120 258 244 278 28 388 383 are 41 -0.8%
Manufacturing 280 285 201 (79) -30% 192 18.0 154 162 188 205 204 198 o8 02%
Transp/Warehousing/Utilities 76 82 98 22 23% 103 83 93 101 125 138 147 145 42 27%
Trads
Wholesale 148 181 243 95 46% 238 a7 218 228 242 241 241 228 (10) -03%
Retail 613 741 780 167 22% 787 684 79 7686 825 838 831 781 14 01%
Information 95 133 10 15 13% 110 90 91 104 108 18 10 95 (19) -11%
Financlal Activities 281 78 421 130 4% 402 351 W5 88 4110 111 444 444 42 08%
Services
Profifusiness Senices 4“7 821 979 562 B1% 98.0 842 905 887 1076 1150 1175 1183 223 16%
Ecucaior/Heath Sprvices 581 853 790 209 28% 803 819 837 876 959 1008 1083 1018 215 18%
Leisure & Hospitality 535 625 742 207 30% 749 68.9 738 791 858 898 844 79.6 47 0.5%
Other Services 231 256 279 44 17% 291 274 282 302 325 336 334 301 10 03%
Government 511 578 672 1861 25% 685 664 638 628 633 844 66 8 818 {69 -08%
Total (In 000s): 405.5 500.7 581.2 176.7 3.3% 572.0 5151 520.0 5681.1 607.5 835.1 856,4 618.4 46,4 0.6%
Change During Period: 104.2 715 (92) (57.0) 12.9 331 464 27.6 213 (38.0)
(1) As of year-end for each reported year.
CES Current Employment Statistics - FloridaJobs org
Source: US Department of Labor, Bureau of Labor Market Florida of PP y, Bureau of Labor Market Statistics; WTL +a, April 2021,
WTL +a
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There was significant job growth in the nine-y ic boom 2011 and 2019. In
fact, more Lhan 141,400 new jobs were created by 2018, far surpassing Lhe job losses during lhe
2007—2009 recession;

in 2020, 1he recession generated by the COVID 19 pandemic resulted in the loss of 38,000
jobs across Palm Beach County. The Retail Trede, ion, and Laei; ft itality sectars

suffered the grealest job losses; and

Even accounting for the 2007—2009 ion and 2020 ic, the of Palm
Beach County has exhibited reslliency—with a net gain of 46,400 new jobs
since 2007. Notably, the Services sector—which comprises multiple categories such as

and F i B i {ealth Services, and Leisure/Hospitality, has
gained the largest share ol new jobs, with 49,400 new jobs during this period. Conversely, job
losses were greatest in (-8,900), C: ion (-4,100), and Information (-1,500)

Paim Beach County Gained

141,400 New Jobs between 2011 & 2019

As illustrated in Table 13, Dun & Bradstreet, Inc. estimates that Palm Beach County
contained almost 714,000 full- and part-time jobs in 79,241 repistered businessss in January
2020, which refiects a jobs-to-population ratio of 0.49. That s, there are 49 jobs for every 100
residents in the County, which reflects the

of multiple centers such as
downtown West Palm Beach, Boca Raton, Delray Beach, and others;

Notably, ihe County's jobs-to-population ratio is higher than both neighboring Martin County
{0 48) and Broward County (0.47); and

is in parti sectors, i i ices (46%), tail
Trade (25%), and Finance/insurance/Real Estate (10%).
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Table 13: Business Mix—Palm Beach County, 2020

Businesses Employees

HAICS Calegory Wo. W of Tolal Mo % of Tolal

Agricutture & Mining 1471 18% 11,288 16%
Construction 5,038 94% 7 42%
Manufaciuring 1527 19% 35,183 4.9%
Transportation & Warehousing 1,006 23% 12,424 1.7%
Communications o0 08% 6,731 0.8%
Utiltles 141 02% 4,003 0.6%
Wholsaln & Retail Trade

Wholeaale 2,031 24,472

Retall 13,487 154,632

- Horme Impravament 802 7814

+ Ganerl Meschandse 560 14,895

- Food Slores 1,304 21,278

- Audo Dealers/Das Stabons 1,366 16,680

- Apparal & Accessory Stores 1133 7418

- Fumiture/Home Fumishinga 1102 8,813

- Eating & Drinking Places 3523 53,545

- M & Non-store Retad 3,877 26,193

Subtotal - AH Retail: 15,610 196% 176,104 251%
Financensumncefesl Estate 8,213 117% 70,002 98%
Services

- HotelLodging s 13,481

- Automotive Services 1558 7018

-Mollon Pictures & Amusameris 2,034 25,003

- Heatih Servicea 5,342 78,789

- Legal Services 1,988 14,275

- Educational iImttutonn 837 72,832

- Other Services. 17,817 118,846

Subtotal - Bervices: 30,00 379% 330,044 46.2%
Govemment 9; 12% 34,107 4.B8%
Unclassified Establishments 12,838 183% 214 0.3%
TOTAL: ma 00.0% EALE B 100.0%
ANALYSIS:

2020 Employment 713,04

2020 Population (State Estimate) 1.408,484

Jabs/Populstion Ratlo 048
Source: ESRI Business Analys!; infoGroup, inc.; Dun & Bradsireet, inc.; WTL +a,

Aprit 2021,

WTL +a
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Employ F Palm Beach County

Employment forecasts for Florida's 67 counties are prepared in elght-year foracast periods by the
[» of lc O ity. As il in Table 14, these forecasts suggest that:

« Palm Beach County is forecast to add more than 87,750 new jobs betwean 2020 and 2028,
reflecting a sustained pace of 11,000 new jobs annually over this elght-year period.

= The Services sector is expected to comprise fully 50% of all new jobs In the region—adding
almost 80,500 new jobs—with the largest gains expecied in Health Care and Accommodation &
Food Services (hospilality, and food and beverage) sectors. The Wholesale & Retail Trade
sector is forecast lo add more ihan 5,600 new Jobs. This growth can be expected to fuel
demand for medical office space, restaurants, and ledging.

Employment Trends—Town of Lake Park

WTL+a ulilized data from the U.8. Census Bureau's *On-the-Map” database, which tallies job growth
by malor industry sectors for specific jurisdicti and discrete ies of the US, lo
understand employment trends in Lake Park. As illusirated in Table 15, data indicate the foliowing:

* In 2018 (latest Cansus data Lake Park ined a total of 4,886 jobs, This
would suggest that, in 2018, the Town accounted for 0.79% of total jobs in Palm Beach County,
a slighily higher proporticnate share versus its population representing onty 0 80% of the county.
Notably, the Town's share of ywide jobs has flat—from 0.80% in 2007 to
0.65% in 2012 to 0.76% in 2018;

= The 2007—2012 recession and recovery resulted In the loss of 1,051 jobs. Since 2013,
however, Lake Park has added more than 1,500 new jobs and experienced a net gain of 552
new jobs during this 12-year period;

= Beiween 2007 and 2018, nolable job losses occuired in 10 of 19 industry sectors, including:
o Professional/Business Services {-140 jobs) {reducing demand for office spacs)
o Canstruction (-80 jobs)

= G y, gains. in the ing sectors:

° inistrati (+343 jobs)
o Accommodation & Food Services (+229 jobs), and

o Relall (+168 jobs)
WTL +a
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Table 14: State Employment Forecasts—Palm Baach County, 2020—2028

* 20203000
Empisymant Catagery B0 WOk 300 W Owe  Teiad  CAGH
Agriceturs & Forsitry
Croph At Prishuct s 4214 (256) 068
Agrins & Forealty Support Adtnaly 2084 102 6%
8,200 omy 1368) aT%
Camstruction
Thaizegud vy & Cosl Conatncton 13,220 14,660 1,43 (E)
‘Specialty Trade Cantractars 25,832 28,060 2218 1.0%
Sublotal: 30,001 T azma (X T 1A%
Manufacturing
Ourabte Gaads Manufecturing 16,332 16,468 1,138 (139
Nan-Duratie Goods Manufectunng 5,297 5,643 386 08%
Bubloml: % 2 2 182 ok
Pubic Utinian 2,288
Tranaportalion & Warshousing 12,040 1,743 17%
uublotal; 145 EEC K] 10%
Whsleaale & Ratuil Trade
Wholemle Trada 22,605 24,455 1,820 10%
Firtad Tracke 77,784 83,386 5,595 09%
Subtatat; 100,428 181% 107,841 U 4% o
FinancateautencsMas! Extate
Information 10,807 1,087 180 02w
Firanca & lnswance 25,200 26104 73 05%
Tengl Catace Frereal & LEabeg 17,604 19,348 1,742 12%
Subtotat: T [X A Ty 8% 24078 oTH
Sarvicen
Proteasional, Saentfic & Techneal Servicss 49,850 56,514 6584 16%
Marmgermon! of Compares & Entarprisas 1,404 13,020 1535 164
Agrva e & Wars ¥asageront 52,132 61,171 (1] 208
Eduuiony Sewoes 13,437 18,193 2758 24%
Hiuatn Caca & Socal Msatarce 81,215 104,470 13285 17%
A, irtenmerrent & Mecrasbon 16,626 21,093 4667 314
Accommodation & Food Servicas 58,263 78,482 18189 36%
Other Services (Except Gavernmen) 26,467 30,010 2,543 16%
3 220,604 anzn 380,002 CL Ay 2%
Oevarnment [7E"] s w0 0a% 6254 10%
8aif-Employad & Unpuld Family Workars e [ Y e 6T 15%
TOTAL: 84487 TR2,242 L2 14%
Anusl incrass [Rounded) 11,000
ey PR,
Source: Florida Departmen of Ecanomic Opportunily, Bures: of Labar Statistics; WTL %@, April 2021.
WTL +a
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Table 15: Employment Trends—Town of Lake Park, 2007—2018
National 2018 |
Industry Sector 2007 2008 2000 2010 2011 2012 2013 2014 2018 2018 2017 2018 % Dist  Amount CAGR%
Agrioulture & Mining - 1 2 " - . 1 2 - - - - 00% - 00%
Conetruction 824 837 635 470 9 390 444 648 603 504 577 744 153% (80) 09%
Manufacturing 488 385 335 R0 26 190 218 285 308 403 481 540 11% 52 09%
Transp & Warehousing & 7 16 24 7 20 43 73 2 44 47 20 08% 24 158%
Utilitles 40 38 32 25 28 33 El K a7 52 54 44 08% 4 0%%
Trade
Wholesale 248 21 181 189 207 175 178 195 178 232 253 245 50% 3) 01%
Retail 932 955 949 088 835 744 761 841 1013 1,018 973 1101 226% 169 15%
Information 13 18 2 15 4 5 4 8 8 4 4 4 01% (9} -102%
Finance & Insurance 104 139 140 103 84 53 54 56 43 54 44 08% (60) 75%
Rial Estate/Rental & Leasing 35 2 19 24 kg 29 42 48 62 43 20 20 04% (15) 50%
Services
ProfifBusiness Sarvices 268 28 24 102 67 13 125 105 138 m 101 128 27% 140) 5%
Management of Companies 7 ] 4 5 2 8 5 ] 6 1 4 2 00% %) -108%
Administration/\Waste MgmL 3 388 368 414 439 344 490 456 511 588 685 856 135% 43 70%
Educational Servicas 48 51 39 38 28 2 2 7 12 8 5 19 04% (29) 81%
Health Care & Socal Assstancs 335 380 425 4118 459 476 462 568 552 404 41 403 83% 17%
AtwEnmrialnmentReceaton 10 1" 61 5 56 72 49 56 100 91 20 7 15% 81 195%
Accommodation & Food Sarvices 337 433 340 344 309 413 397 419 480 515 593 588 118% 229 48%
Othar Sorvices 214 203 210 180 181 187 194 168 175 178 201 193 40% (21) 09%
Publlc Adminlstration/Gov't [:4) 73 82 75 79 67 77 a7 77 51 59 54 1.1% (36) 45%
Total: 4,313 4,372 3,883 3,768 3,387 3,321 3,585 4,043 4,357 4,208 4,613 4,805 562 14%
Annusl Change 59 (389) (215) (381) (66) 274 448 a4 (69) 325 252
Annual % Change 1% -9% -5% -10% 2% 8% 12% 8% 2% 8% 5% As % of County
Lake Park As % of County: 0.80% 0.83% 0.82% 0.78% 0.85% 0.68% 0.68% 0.74% 0.76% 0.T% 0.76% 0.78% 12 Years 0.75%
5 Yearn 0.78%

Source: U.S. Cenaus Bureau, On-the-Map; WTL +a, Aprii 2021,
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= Asillustrated In Table 16, Dun & Bradstreet, Inc. estimated there are 6,604 jobs in 1,040
ragistered businesses in Lake Park in 2020. According to Dun & Bredstreet, ihe Town
accounts for approximately 0.8% of the nearly 714,000 joks In Palm Beach County;

= The two largest sectors ling demand far pl real eslale in Lake Park include:
Wholesale/Retall Trade (2,824 jobs, or 43% of all jobs) and Services (1,854 jobs, or 28% of all
jobs. Within the Retail Trade sector, Auto Dealers/Gas Statlons and Ealing & Drinking Places
account for 23% and 22% of all jobs, respactively. Within the Services seclor, “Other Services”
for 58% all Servi (1,037 jobs); this includes auto repair and assoclated
Together, il Trade and Services account for fully 75% of total
employment in Lake Park;

= Anolher sector, Fil Estate, for less 1han 4% of Lake Park's
employment base, with 248 jobs. This sector generates mited demand for office spacs;

* As noted above, Lake Park contains 0.9% of all at-place jobs in Palm Beach County. This is
known es falr share, and is considered in the analysis of developmeni polentiais for
workplace/office uses; and

Lake Park's Jobs-to-Population Ratio of 0.75 is

Significantly Above Surrounding Communities

* The data also suggest Lake Park's currenl jobs-to-population ratio Is 0.75 {i.e., there are 75 jobs
for every 100 residents living In ihe Town) Notably, this is much higher than the overall ratio of
Paim Beach County (0.49). Lake Park's jobs-to-popuiation ratio is significantly higher than
Boynton Beach (0.46), Delray Beach (0.59) and Rivlera Beach {0.63), on par with Palm
Beach Gardens (0.72), and lower than West Palm Beach (0.86) and Boca Raton (1.24).

WTL +a
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Tabla 16; Business Mix—Town of Lake Park, 2020

Busin Emplayeas
NAICS Calogory No. % of Tatal Mo % of Tatal

Agriculure B Mining ” 1% = os%
Construciion 80 7% a34 86%
Manufacturing 2 31% 4 48%
Transporiation & Warshousing 19 18% 09%
Communicatlons L] 08% 24 0%
Utliitias 3 03% L] 01%
Wholesale & Retall Trade

Wholesale -] 257

Retail 265 2,824

- Home Improvament 28 288

- Grereral Mbacchanding 12 554

- Food Slores 28 280

- Aufo Dealera/Gas Stutions 58 856

- Appare! & Accessary Stores 7 a7

- Fumiture/MHome Furmishings 2 -3

- Ealing & Drinking Places ® 614

- Miscollaneoum & Non-store Reteil @ 315

Subtotal - All Relall: 301 288% 3081 487%
Finance/inauranca/Real Eslale T 7% 248 38%
Services

- Hotel/Lodging 3 10

- Automotive Services & 265

- Motan Pictures & Amusements 0 148

* Health Services 28 144

- Legal Services 7 27

- Educational lnabtutena 7 189

- Other Sarvices 24 P <

Subtotal - Services: 351 a38% 1,854 28.1%
Govammanl 13 13% 308 46%
Unctasarhied Estazinhmants 14 136% % 04%
TOTAL: 1,040 100 0% 6,604 100.0\&'
AMALY SIS

2020 Employment 8,604

% Share of Palm Beach Counly 0.9%

2020 Population 0,782

Jobe/Populalion Ratio 078

Source: ESRS Businevs Anelyef; infoGroup, inc.; Dun & Bredstrest, inc.; WTL +a,

aprit 2071
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= Asillustrated in Figure 8, the U.S. Census Bureau estimates the highest employment densities
are concentrated in the weslern half of Lake Park, including the induslrial uses along Old Dixie
Highway, 10" Street, Walertower Road, and Killian Drive corridors as well as the retail/Big Box

stores located on N, Congress Avenue, dary and tertiary cluslers include the
Northlake Boulevard corridor and lhe Twin City Mall sile (Publix), respectively; and

Figure 6: Employment Denaltlas—Town of Lake Park, 2018
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* Asillustraled in Figure 7, according lo 2018 U.S. Census Bureau data, Lake Park exhibited
daily inflow of 4,701 employees wha live elsewhere but work in the Town, as compared to 4,333
residenls who leave Lake Park daily for jobs The diffes inflow of 366

ploy daily flects an 80% i since 2008

The Number of Employees Working in Lake Park

But Living Elsewhere Increased by 11% Since 2008
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Flgure 7: Employment Inflow/Outflow—Town of Lake Park, 2018
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In summary, despite 1,051 recession-based job losses, Lake Park had a net gain of 552 new
jobs between 2007 and 2018 ({reflecting an average annual growth rate of 1.1% per year).
Differences belween the U.S. Census Bureau On-the-Map data (Table 15) and Dun & Bradstreet
(Table 18) are attributed o part-time jobs, self-employ , bwo different reporting years (in part,
2018 and 2020), and those jobs nol ibuting to Ihe L Fund.

Employment Trends—Village of North Palm Beach

Using the same dala from the Census Bureau's “On-lhe-Map” dalabase, employment trends in
Norih Palm Beach are illustrated in Table 17. This indicates lhe following:

= In 2018 (latest Census data available), North Paim Beach contained a total of 4,619 jobs.
This would suggest that, in 2018, the Village accounled for 0.75% of tolal jobs in Palm Beach
County. Notably, the Village’s share of ywide jobs has from 0.82% in
2007, 0.69% in 2012, 0.86% in 2016 and 0.82% in 2018;
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Table 17: Employment Trends—Village of North Palm Beach, 2007—2018

WTL.,

National Recesslon 2018 Chi I00T-T018
Industry Sector 2007 008 2009 2010 2011 2012 1013 14 s Fiil] 2017 il ) % Dist. Amount  CAGR%
Agriculture & Mining 3 2 - 1 4 2 E - B S 00% 3 -100 0%
Conatruction 212 191 245 304 172 178 222 178 255 302 3 201 44% (11 05%
Manufacturing 55 46 M 24 94 28 26 25 21 k<] 26 25 05% (304 69%
Transp & Warehousing 21 23 30 15 15 18 25 15 15 15 27 23 05% 1 04%
Utilides - - 1 10 12 7 8 ;] 2 2 - . 00% . 00%
Trade
Wholesale 99 o7 a7 91 148 147 11 14 110 67 49 48 10% (514 84%
Ratail 20 241 142 174 235 239 257 204 245 294 344 358 7% 138 45%
Information 49 52 27 19 2 25 18 15 10 4 5 3 01% (48) -22 4%
Finance & insurance 578 384 197 243 248 208 137 149 1861 138 189 29 50% 349) 81%
Real Estate/Rental & Leasing 121 108 :4] 107 a1 7 B8 €5 100 102 106 115 25% [G1] 05%
Services
Profilusness Sarices 831 455 13 535 608 587 586 584 707 724 716 680 147% {251) -28%
Managament of Companies 5 g2 a 12 12 21 35 24 24 z 20 18 03% " 112%
Administration/Waste Mpmt 268 148 108 334 629 158 509 500 827 821 a7e 82% 12 32%
Educatonl Services 356 356 366 351 341 348 263 287 294 a3 306 294 84% 62) -1 7%
Health Care & Social Assistance 528 480 443 573 627 651 606 695 888 1,098 892 1,118 242% 590 71%
Arts/Entertainment/Recreation 136 116 51 61 49 B6 74 78 81 56 73 83 18% (53} -44%
Accommedation & Foad Sarvicas 457 460 450 33 438 385 532 457 632 643 697 635 13.7% 178 30%
Ofher Sarvicen 258 232 202 238 204 188 216 265 410 412 292 208 45% (47) -18%
Publie AdministraionGovt 144 133 223 234 20 212 20 91 218 pzs) 192 207 45% 63 34%
Total: 4,437 3,610 3,088 3,78 4,186 3,531 3811 3,808 4,800 5,140 4,088 2,019 182 0.4%
Annual Change (927) (412) 620 448 (635) 380 (5) 894 340 (154) (367)
Annuat % Change a9 1290 20%¢ 1% 16% 118 019 aave 7H 3% 796 Au % of County
North Palm Beach As % of County: 0.82% 0.87% 0.84% 0.77% 0.80% 0.80% 0.74% 0.71% 0.83% 0.86% 0.82% 0.75% 12 Years 0.76%
§ Years 0.78%)|
Source: (LS. Censuns Buresy, On-the-Map: WTL +a. Apiii 2021,
WTL +a
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The 2007—2012 recession and recovery resulled in the loss of 906 jobs. Belween 2013 and
2018, the Village added almost 1,100 new jobs. Hawever, when combined with recession-based
jab losses, there was a limiled net gain of 182 new jobs in North Palm Beach during this 12-
year period;

Between 2007 and 2018, notable job losses accurred in 11 of 19 induslry sectors, including:

o Finance & Insuranca (<349 jobs) and Prolessional/Business Suivices (-251 jobs) and
(-46 jobs), signi ing demand for office space

Ci , gains inthe ing sectors:

o Health Care & Social Assislance (+590 jobs)

o A ion & Food Services {+178 jobs), and
o Retail Trade (+136 jobs)
As illustrated in Table 18, Dun & Bradstreet, Inc. estimated there are 6,185 jobs in 1,132

registered businesses in North Palm Beach in 2020, According to Dun & Bradstreet, lhe
Village accounts for approximately 0.9% of the nearly 714,000 jobs in Palm Beach County;

The two largest seclors ing demand lor pl real estale in the Village include:
Services (2,974 jobs, or 48% of all jobs) and Finance/Insurance/Real Estate (1,310 jobs, or 21%
of all jobs). Retail Trade, with 1,042 jobs, accounts for 17% of total employment;

Like Lake Park, North Palm Beach also contains 0.9% of all at-place jobs in Palm Beach
County. This is known as fair share, and is considered in the analysis of development polentials
for workplace/office uses; and

North Palm Beach’s Jobs-to-Population Ratio of 0.48 is

Lower than Surrounding Communities

The data also suggesl the Village's current jobs-to-population ratio is 0.48 (i e., there are 48 jobs
for every 100 residents). Notably, this is on par with lhe overall ratio of Palm Beach County
(0.49) as well as Boynlon Beach (0.46). The Village’s jobs-ta-population ratio is
significantly lower than Riviera Beach (0,63), Paim Beach Gardens {0.72), Lake Park (0.75),
Wast Palm Beach (0.86), and Boca Raton (1.24)
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Tablo 18: Businoss Mix—Village of North Palm Boach, 2020

Businesses Employass
MMICS Cat No % of Yo No. % of Total

Agriculiura 8 Mining 1® 14% a9 11%
Conslructlon 84 57% m 4.4%
Manulacturing v 15% 142 23%
Transporatian & Warehousing 30 27% 144 23%
Communications. . o0% . 00%
Ulilitian 1 01% 4 01%
Whilesale & Relall Tride

Wholeaale 13 n

Relall 145 1,042

- Homs Improvement ] 24

- Oeneral Meschandis 2 4

- Food Stores 10 g

- Aufin DeniaraGas Stakans 30 248

- Apparel & Ascansory Storen [] 35

- Fumiture/Home Furnishings 19 83

- Eating & Orinking Placea 39 484

- Mncolaraoun & Non-store Retal 33 147

Sublotal - All Ralsil: 168 Ao 113 180%
Finsneafinsuiance/fosl Estale 168 148% 1310 212%
Services

- Hotel/Lodging 4 24

- Aulomolive Services 14 148

- Molion Putures & Arusemonis A 163

- Hralth Services 68 388

- Legal Services 50 487

- Educational inabaubons 14 437

- Other Services 278 1318

Subtotal - Servicen: 45T 404% 2074 481%
Govamment L] 0B8% 137 22%

led Establiahmants 212 187% 20 03%

TOTAL: 1,132 100 0% 6,185 100 0%

2020 Employment 8,185

% Share of Paim Beach County 05%
2020 Population 12976
Jobs/Population Ratia 048

Source: ESRI Busineas Ansiyst; infoGroup, inc.; Dun & Bredstrest, inc.; WTL +a,
Aprit 2021.
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= Asillustrated in Figure 8, ithe U.S. Census Bureau esfi the highest
densities in North Palm Beach are concentrated along U.S. 1, which has a concentration of low-
tize suburban office bulldings as well as refall businesses located on the norih side of Northiaks
Boulevard; and

Flgure 8: Employment Denalties—Vlllage of North Palm Beach, 2018

Work Area Profile Analysls
Vidage of Noith Paim Beach FL

e
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= Asillustrated in Figure 9, according to 2018 U S. Census Bureau data, North Palm Beach
exhibiled daily inflow of 4,313 employees who live elsewhere but work in the Village, as
compared to 5,038 residents wha leave the Village daily for jobs elsewhere. The difference—
oulflow of 725 employees daily—has decreased by 47% since 2008, when outflow totaled 1,370
employees.

The Numbar of Employees Working in North Palm Beach
But Living Elsewhere Increased by 32% Since 2008
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In surnmary, ion-b:

d job losses

2007 and y in 2013 has limited the
number of new jobs created in North Paim Beach between 2007 and 2018. In fact, the Village
had a net gain of only 182 new jobs over this 12-year period (reflecting a limiled average annual
growth rale of 0.4% per year). Differences between the U.S. Census Bureau On-the-Map data
(Table 17) and Dun & Bradslreel (Table 18) are atfribuled 1o part-time jobs, self-employment, two
different reporting years (in part, 2018 and 2020), and those jobs not contributing to the
Unemployment Insurance Fund,

Employment Trends—North County Trade Area

Using the same data from the Census Bureau's “On-the-Map” database, employment trends in North
County are illuslrated in Table 18. This indicates the following:

= In 2018 {latest Census data il North County ined a total of 44,755 jobs,
suggesting that, in 2018, the Irade area accounted for 7.4% of total jobs in Palm Beach County.

Notably, North County's share of ywide jobs has i table the range of 7%
lo 8% over ihe past 12 years;
WTL +a
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Table 19: Employment Trends—North County Trade Area, 2007—2018
National Recassion 2018
Industry Sector 2007 2008 2009 2010 2011 2012 2013 2014 2018 2018 2017 2018 %Disl. __Amount CAGR%
Agriculture & Mining 2 41 1 16 1 23 72 64 64 [ a3 31 01% 8 28%
Construction 4043 2575 1910 1,853 1,561 1,358 1,587 2,050 2318 2619 2793 2629 59% 11.414) -38%
Manufaciuring 2627 2519 2643 2598 2629 1.406 1410 1516 1843 1731 1.998 2063 46% 1564) 22%
Transp & Warehousing 182 154 156 194 127 121 129 183 13 142 158 135 03% n 27%
Ulililles 194 188 188 169 164 162 158 167 209 192 188 178 04% (16) 00%
Trade
Wholesale 1615 1,400 1,278 1372 1321 1272 1,188 1313 1,200 1,421 1,468 1,638 37% 23 01%
Refail 7.254 7.230 6,587 8,701 8217 6,852 7478 7.397 7,890 7.975 7.930 7.7 172% 457 06%
Infarmation 495 471 406 ar2 445 484 541 47 497 478 574 422 09% 73) 14%
Finance & Insurance 2,697 2,013 1,795 1923 2,362 2,164 2120 2,061 2013 2128 2219 2235 50% 1462) 7%
Real ExtatalRental & Leming 965 965 850 776 899 853 916 a19 801 882 886 943 21% 22 02%
Services
Prafi/Business Services 3312 3,157 2965 2,567 27% 2767 2991 3.230 3418 3619 3917 3,792 85% 480 12%
Management of Companies 447 a7e a27 363 485 514 523 36 446 483 443 444 10% @) 01%
Administration/Waste Mgmt 4,390 4873 2906 3,440 4,864 3320 3671 4,834 3,082 5929 5,302 4,975 111% 11%
Educalional Services 374 36 310 2 247 342 477 516 510 508 435 486 10% 92 20%
Health Care & Sacial Assilance 5,258 5330 5735 5,378 5,456 5754 6118 5922 6,058 6428 6,730 6,720 150% 1,462 23%
As/Enlertainment/Recreation 920 823 654 630 888 918 854 885 205 1,054 1,150 1116 25% 196 18%
Accommedation & Fogd Sarveen. 4,016 4974 4011 4,139 4514 4792 4787 4923 5,638 5576 5,856 5,935 133% 1.919 36%
Othet Besvices 1,406 1,351 1314 1,268 1418 1721 1.567 1,452 1,662 1,676 1,669 2425 54% 1.019 51%
Public Admintstration/Govt 7 758 934 923 929 834 935 933 909 869 876 897 20% 120 13%
Total: 40,995 39,316 34,080 35,024 19,363 25,607 37,222 38,182 38,726 43,884 44625 44,755 3,760 0.8%
Annual Changs . (1.679) (4.336) 44 4,339 (3.666) 1,525 1,960 544 3,968 931 130
Annual % Change - 4% 1% 0.1% 12% 9% 4% 5% 1% 10% 2% 0% As % of Counly
North Trade Area As % of County: 7% 7.3% 67% .2% 81% 6.9% 73% 1.4% 1.2% 76% 7.5% 74% 12 Years 7.35%
|As % of North County Trade Area: 5 Years T.41%
Lake Park 105% M1% 11.4% 108% 86% 93% 97% 103% 110% 98% 103% 109%
North Palm Beach 108% 89% 89% 106% 106% 99% 105% 100% 121% 11 8% 112% 103%

Source: U.S. Census Bureau, On-tha-Map; WTL +a, May 2021.
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= The 2007—2009 recession resulled in the loss of more than 6,000 jobs. Desplte the loss of
almost 3,700 jobs In 2012 {in Manufacturing, Retsll Trade and AdministrationWaste
Management), the trade area edded 9,775 new Jobs over multiple economic cycles between
2010 and 2018, When ined with the previol lon-basad Job Iosses, there was an
overall net gain of 3,760 new jobs In North County over this 12-year period;

= Between 2007 and 2018, job losses occurred in eight of 18 industry sectars, Including:
o Construction (1,414 Jobs)
o Manufacturing {-564 Jobs), and

o Finnnce & Insurance {-462 jobs)

* C galns In the ing sectors:
o Accommodation & Faod Services (+1,919 jobs)
o Health Care & Soclal Assistance (+1,462 jobs), and
o Other Services (+1,019 jobs)

* Asillustrated In Table 20, Dun 8 Bradstreet, Inc. estimated there are 49,371 jobs in 6,065
registered businesses In Narth County in 2020. Accordlng to Dun & Bradstreet, North County
accounts for roughly 7% of lhe nearly 714,000 jobs In Palm Beach County;

+ The two largest seclors g demand for p real estate in North County include:
Services (20,293 jobs, or 41% of all jobs) and Wholesale/Retall Trade, with 15,474 jobs,
for 31% of total
*  North County alsa contalns 7% of all at-place Jobs In Palm Beach County. This is known as
fair share, and is considered In the analysis of ials for uses;
and

North County’s Jobs-to-Population Ratio of 0.67

Reflects a Blend of Low & High Job Concantrations

WTL +a
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Table 20: Business Mix—North County Trade Area, 2020

Buiinasses Employest

HNAICS Calsgory Ko % of Total No. % of Tatal

Agticultistn & Mining L] 14% an 10%
Construcilon asy 598% 287 51%
Manufacturing 129 20% 218 44%
Transportation & Warehousing 13 19% 488 06%
Communicalions. kL) 08% 297 D8%
Utllttles. 15 02% 70 01%
Whaolesale & Retail Trade

Wholeagla 133 895

Ralmlt 1,081 14579

- Homa Improvament 63 79

- Geneml Mercrandisa 40 1.608

- Food Slores 80 1538

- Auto Denlerw/Gas Stulions 138 1.852

- Apparel & Accessory Slores 11 850

- Fumtismitoms Fimithngs ] 884

- Ealing & Drinking Piaces 2m 4896

- Miscellaneous & Non-store Retad 268 1,708

Subtolal - All Relall: 1,184 187% 18,474 31.3%
FinanceAnsurance/Real Estate ™ 121% 6,468 131%
Services

- HotelLodging 26 767

- Automotive Services 108 836

- Moton Prlures & Amuaemeiis 160 1,343

= Heallh Services. 466 5,055

- Legal Servicas 181 1235

+ Educalons] ililubens 70 2,380

- Other Services 1,368 8867

Sublotal - Services: 2376 392% 20,283 41.1%
Govemmanl 69 10% 1,048 21%
Unclasaitind Extablishmants (1] 160% 110 0.2%
TOTAL: 4,056 100.0% 49311 100. Wl
[ANALYSIS:

2020 Employment 49,371

% Share of Paim Beach County a9%
2020 Population 73,538
JabsiPopulalion Rallo 0.7

Source: ESRI Buaineas Anslyat; infoGroup, Inc.; Dun & Bradstreet, inc ; WTL +a,
May 2021.
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# The data also suggest Norlh County's current jobs-{o-population ralio is 0.67 (i.e., lhere are 67
Jubs fur wvaiy 100 1usidenls). Nulably, Wils Is Tigher Uiai Nutlth Palin Buauli {0 32) as well as Ui
overall ratio of Paim Beach Counly (0.48) bul lower than Palm Beach Gardens (0.72) and Lake
Park (0.75). Itreflects a blend of low and high job concentrations such as ihe PGA Boulevard
corridor.

= Asillustraled in Figure 10, lhe U S. Census Bureau estimates lhe highesl employment densities
in North County are in the area ing the PGA and Military
Trail i ing the d Mall, and the west side of Lake Park, including the
Northlake Boulevard corridor; and

Figure 10: Employment Densities—North County Trade Area, 2020

Hacth County "rad A

Work Area Profile Analysis %
e

* Asillustrated in Figure 11, according to 2018 U.S. Census Bureau data, North Counly exhibited
daily inflow of almosl 38,500 smployees who live elsewhere but work in the trade area as
compared o 25,700 residents who leave North County daily for jobs elsewhere. The
difference—inflow of more lhan 12,700 employees daily—has increased by 23% since 2008
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The Number of Employees Working in North County

But Living Elsewhere Increased by 23% Since 2008

Flgure 11: ploy Inflow/Outil North County Trade Area, 2020
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In summary, the North Counly irade area encompasses a diverse, 26.2 square mile region lhal
includes employment concenlrations in Lake Park (west), the PGA Boulevard and Military Trail
carridors, and the area surrounding the Gardens Mall. Slrong job growth between 2010 and 2018
was offset by ion-based job losses betv 2007 and 2009, resulting in a net gain of 3,760
new jobs, an average annual growth rate of 0.8% per year.

Over this 12-year pariod, both Lake Park and North Palm Beach have maintained a consistent
share of North County jobs—uwith each falling in the range of 9% to 12% between 2007 and
2018
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4 Real Estate Market Conditions

WTL +a evaluated real estate market condilions In Lake Park, North Palm Beach, and other salected
locations in Palm Beach County lo understand how recent market lrends, current economic
conditions, and future growth may affect oppartunities for redevelopment of lhe Twin City Mali site

This saction of the report analyzes historic and current buliding inventory, occupancy and vacancy
levels, annual absarption (leasing) activity, historic development trends, and other appropriale

market indices far housing, workplace/office, and supporting ial (relail and
uses based on available data. Dala is illustrated in Table 21 lhrough Table 36

Due to variations in supply, i isti i ies and olher factors,

there is no single adopted standard for a level of True Vacancy’ among Florida's cities. Real estate

industry siandards hold that a §% vacancy rate in commercial office, retail, industrial, and {rental)
dantial reflects “stabilized” market i

Housing
Town of Lake Park

Lake Park's housing stock is characteristic of a fully built-out suburb in South Florida with a mix of
housing types. Market melrics of lhe Town's housing stock are illustrated in Table 21 and detailed
below:

= Based on data from ESRI Business Analyst, the U.S. Census and lhe American Community
Survey (ACS), Lake Park contains 3,940 tolal housing units;

= The number of owner-occupled units in Lake Park has remalinad stable over the pasl 10
years—in the range of 40%—while the number of renler-occupied units increased slighty—from
44% in 2010 to 48% by 2020. While the number of ied" units 2010
and 2020, approximalely 14% of the Town's housing stock is empty (estimated al 540 units)

Distincti betv ied” and “truly vacant® are explained below;
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Table 21: Housing Proflle—Town of Lake Park, 2010—2025

[ ECTTTR T
mw mm_ mowl ®M_ wow e CAONS
Nounieg Tumrs
Omrnrctiupind 1481 1570 1633 ] a7e%
™ol Tt 196%  298% oo
Rentar-occupled 1683 1630 1401 " LY
% of Toml 1A% sBan 0%
Unoccuphd 598 540 [ ] arn
o el 180%  137% 1344
Total Units: 2 380 aon 1 070%
Changa In Unita: " 12
OwrarOccupled Value
0599 689 44 % ) " 2 3
100,000 - $199 989 687 % 538 % 4 3
$200 000 - 5299 899 603 3% 720 % 120 3%
4300 000 - $399,099 85 5% 148 "% 6 7%
$400 000 - $499 999 133 % 173 % a 5%
$500 000 - $745,969 9 % 3 [ 2 6%
$750 000 - 9099 999 4 % 8 [ 4 P
$1,000 000 - $1,498 59 El % s ™ 2 108%
$1,500 000 - $1,698 B9 10 % 13 ™ 3 54%
$2000 000+ - % - % - 0%
N Vabes ¢ 205,556 § 23,107 1
Averugs Valus & D § 20105 EE
1 Unit, Detachad 1,384 %
1 Und, Attached o7 94%
2unts 107 22%
JorsUns 173 50%
5108 Unts 80 ar
1010 18 Unts 4 23%
2010 43 Unts 412 40%
50 ar more Unts ] Q8%
Maobia Horms - an%
BV - ag%
Tutal Unsy 3252 100%
Uit gt Womiting Lams By Trana
2010 7018 {ACS)
Rented {No1 Occuped) 3
Far Sale Only
Sokd (Not Occupied) "
Semsonal Usa 0 E
For Migranl Workars.
Bubtoai: [
TRUE VACANCIES =
Othar Vacan! 18
Vacanl, ForRent 290
Subtotal: 09 50
True Vacancy fam 0% MI%
Total Unaceuplad Units: & a2 8 4%

Source: £3R) Ausinexn Analyst; Amarican Cammuniy Survey; WTL +a, sy 2011,
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«  The average value of all owner-occupied housing units in Lake Park in 2020 is $233,900. Over

the next five years, ESRI Business Analyst forecasts suggesl lhal average owner-occupied
housing values will increase—at a compound annual rale of 1.7% per year—io $261,000;

= Fully 85% of the Town's owner-occupied housing stack is vaiued at less than $300,000 Another
14% is valued between $300,000 and $500,000, and only 1.1% is valued above $500,000;

* More specific analysis of Lake Park's unoccupied housing stock indicates that units are
unoccupied for various reasons. As a result, this does not accurately reflect actual, “ruly vacant”
units. U.S. Cansus dala indicate Lhat 598 units, or 16% of inventory, were unoccupied as of the
2010 Census, as the economic recovery from the 2007—2009 recession ended, and recovery
gained momenlum, thereby reducing the number of vacant units In housing markets with an
Improving economy. In fact, the number of ied units de d 2010 and
20206—irom 598 uniis in 20110 fo 540 units in 2020,

= The number of unoccupied units includes only 91 units (2%) that are seasonally owned
(i.e., occupied for only a portion of lhe year, such as units owned by snowbirds who vacation in
Florida). When such units (as well as others, such as units sold but nol yel occupied) are
removed from the unoccupied calegory, Lake Park's true vacancy in 2010 was fower—10.9%,
or 409 units;
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= Iflhe proportion of truly vacant units to total unoccupied units remains the same as it did in 2010
(2%), data from the 2019 American Community Survey (ACS) suggests that the number of truly
vacant units in Lake Park has /ncreased slightly since 2010—lo 460 units—which would

reflect a vacancy rale of 11.7%. That is well-above Ihe standard 5% vacancy levels that lhe
housing induslry considers to be “stabilized™; and
= ACS dala reveal Lake Park’s housing stock consists of an array of housing characlerislic of a
il i buitt-out suburb ity, i ing: 1,381 single-family units
(72%), 67 single-family attached units (9%), end 1,804 multi-family unils (18%).

Village of North Paim Beach

Like Lake Park, Lhe housing stock in Narth Palm Beach is also characterislic of well-developed
suburb in South Florida. However, the Village has significantly higher price points as well as a much
higher proportion of multi-unit and high-fi ildi Market metrics of the Village's housing slock
are illustrated in Table 22 and detailed below:

= Based on dala from ESRI Business Analyst, the U.S. Census and lhe American Community
Survey (ACS), North Palm Beach contains 8,092 total housing unils;

* The number of owner-occupied units in North Palm Beach has increased over the past 10
years—from 58% in 2010 lo 80% in 2020—while the number of renter-occupied units remained
stable—in the range of 21%. The number of “unoccupied” units decreased between 2010 and
2020—from 21% to 19%, it is due primarily lo the higher number of seasonal unils (estimated at
1,014 units). Distinctions between “unoccupied” and “truly vacant” are explained below;

= The average value of all owner-occupied housing units in North Palm Beach in 2020 is
significanlly higher than in Lake Park: $505,700. Over the next five years, ESRI Business
Analys| forecasts suggesl that average owner-occupied housing values will increase—at a
compound annual rale of 2.2% per year—to $552,200;

* Approximately 37% of lhe Village's owner-occupied housing stock is valued at less than
$300,000 Another 32% is valued batween $300,000 and $500,000, 25% is valued belween
$500,000 and $1.0 milfion, and 7% is valued above $1 0 million
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Table 22: Housing Proflle—Vlllage of North Palm Beach, 2010—2025

Haming Tewss
Owneroceuphd 4501 4872 5,088 27 ook
% of Total “re 0 608%
Rantsroccuplad 1,508 1,098 1730 2 b
% of Totul e A% 27%
Unoccupled 1817 1522 1550 N pEs
% of Total 2108 1ae% 185%
Tobal Units: T don 3312 W 0w
€hange In Units: an 20
Ovmar-Oasupled Vaie
$0-$90,099 @ % 2 o 2
$100,000 - 8199959 568 12% 248 5% 15
100,000 - B9 40 1184 u% 1104 2% |
330600 - 1303 009 608 % 1104 2% 188 aom
400,000 - 543900 615 13% 745 5% 130 3ow
$440,000 - 3148499 757 18% 637 5% 180 aan
$1142500 - W I a5 % 548 1% 123 5%
11000000 §1 4860 128 £ 144 EY 15 2%
1500000 49 st " B 1% 18 51%
$2,000,000¢ 185 £ 177 » 12 oom
Mudizn Valu 5 021 410804 1z
Avarsgs Valus 505710 ¢ 12478 %
A Housing Unks By Sructue (1018 Amariean Cosunky Survey)
1 Unit, Celeched 2808 Mow
1 Uni, Attached £ am
2unts o 11%
Soralnts 218 oM
5108 Unis s a5%
1010 18 Unts 02 7%
201043 Unts 1504 1Bt
50 0rmora Unis 2027 2w
Mabég Homs ] 0%
BoalAVOIher 00w
Total Units 0%
Unoccupled Howming Units By Stasrs
Ressons __ 3010 2018 (ACS)
Ranted (Not Occuped) 18
For Sala Only 183
Sold {Not Ocouphed) )
Semsonal Use 1044 134
For Migmnl Workers -
Subtotal: 1261
Othor Vacan) 152
Vaca, Far Rant 2
Bubtotal: .6 488
Troe Vacapey Rate ame 5%
Total Unoccuplad Units: 197 aos 3w

Source: E3R Buniness Analyet; American Community Suvey; WIL +2, May 2021,

WTL +a

Real Estate & Econamic Advisors
Washingtan, DC—Cape Cod, MA
301.502,4171 508 214 0915 73

WTL.

= As compared to Lake Park (where only 5% of the Town's stock is In buikilngs wilh 20 or more
units), fully 42 5% of the Village's housing inventory is in buildings with 20 or mare units. This
includes a number of high-density condominium buiklings such as Water Club, Marina Painle,
Goemini Club, Ports O’ Call, Old Port Cave, and olhers;

= More spacific analysis of the Village's unoccupied housing stock indicates that units are
unoccupied for various reasons. As a resull, this does not accurately reflect actual, “truly vacant’

units, U.S. Census data indicale lhat 1,617 units, or 21% of inventory, were unaccupied as of
the 2010 Census, as ihe economic recovery from the 2007—2008 recession ended, and

y gained thereby g the number of vacant units In housing markets
wilh an Improving economy. The number of ied units slightly
2010 and 2020—from 1,617 units in 2010 lo 1,522 units in 2020;

= The number of unoccupied units includes 1,014 units {13%) that are seasonally owned
(1.8, occupied for only a portion of Ihe year). When such units (as well as others, such as those
units sold but not yet ied) are from the pi gory, the Village's true
vacancy in 2010 was significantly lower—4.7%, or 366 units;

= Iflhe proportion of truly vacanl units to total unoccupied units remains the same as it did in 2010
(13%), data from the 2019 American Community Survey (ACS) suggests that the number of
WTL +a
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truly vacant units in North Paim Beach has increased since 2010—to 485 units—which
would reflacl a vacancy rate of 5.7%. This is on par with the standard 5% vacancy levels lhal
the housing industry considers to be "slabllized"; and

ACS dala reveal North Palm Beach's housing stock is built-
out suburban community, including: 3,248 single-family detached or attached units (38%), 1,523
units in buildings of 2—19 units (18%), and 3,531 multi-family units in buildings of 20 units or
more (42.5%)

ic of a well

North County Trade Area

As illustrated in Table 23, based on dala from ESRI Business Analyst, the U.S, Census and lhe
American Community Survey (ACS), the North County trade area contains almosl 37,500 total
housing unils;

The number of units has i slightly over the past 10 years—from
58.6% in 2010 to 59.4% in 2020, The number of renter-accupied units has also increased—(from
26 6% lo 28.4%. The resulled in a decrease in the number of “unoccupied” unils—from 14.8%

to 12 2%;

The average value of all owner-occupied housing units in North County in 2020 is lower than
North Palm Beach and higher than Lake Park: $481,315. Over the next five years, ESRI
Business Analyst forecasts suggest that average owner-occupied housing values will increase—
at a compound annual rale of 1.6% per year—io $522,700;

Approximalsly 40% of lhe Irade area’s owner-occupied housing stock is valued at less than
$300,000. Another 32% is valued between $300,000 and $500,000, 20% is valued between
$500,000 and $1.0 million, and 8% is valued above $1.0 million

As compared to Lake Park (where only 4,9% of its stock is in buildings with 20 or mare units)
and North Palm Beach (where 42.5% of its slock is in buildings with 20 or more units), only 12%

of North Counly's housing inventary is in buiklings with 20 or more units. This reflects lhe
i ingle-family
g )

areas of Palm Beach Gardens and Jupiter;
U.S. Census data indicale that 5,072 units, or almost 15% of inventory, were unoccupied as of

the 2010 Census. The number of unoccupied units in North County decreased slightly
between 2010 and 2020—to 4,580 units (12 8%) in 2020;
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Table 23: Houslng Proflle—North County Trade Area, 2010—2025

LTI
L] e 5 Gat I8 b Y-T1% L]
Hmsning Tenars.
Ownar-occupled w120 275 21620 1376 1%
% of Toul sBEW  594% LED
Rentaroccuphd 8148 10629 10,975 318 (TN
% of Total wen  204% 8 0%
Unoceuphd 5012 4580 4,589 » LN
% ol Total 4e%  122% 7%
Tonl Units: XTI AT 39,13 ] [
Change In Units: 3122 1731
Ownar-Occupled Vahre
$0 - 995 998 572 m 0 i
$100000 - £199 999 2018 u% 4770 ™
5200 000 - $299 989 5322 un 538 % a oz
300,000 - 9399,959 4318 % 528 2% 78 %
$400.000 - 9499 959 2884 3% 3471 15% 607 Io%
4500000 - $749 9589 3239 5% 3897 16% 058 0%
750,000 - $999,969 1132 5% 1358 % 226 7%
$1.000 000 - $1.499 089 761 L 895 ™ e EE)
$1.500 000 - $1 989 968 -5 » a0 E 55 20%
92 000,000+ 70 % 1] ™ 154 oo%
Ma d1as Vilket § 351,250 * 3140 100%
Brerags Vater [X1IEI5 § uL 100%
1Unit, Cetached 16,595 dam
1Unt, Adached 4782 3%
2unts 1,658 a5%
Jord Unis 2713 76%
Stad Uniis 1,760 4%
101019 Units 2847 BO%
2010 4B Uns 2272 64%
50 of rmore Units 2938 60%
Mobik Home 868 2a%
BoRURVIOther 8 003
Total Units 35,767 100%
Unocoupied Nouiog Unfts By Stk
Raasons 2010 2019 (ACS)
Rentad (Nt Occuped)
For Saies Only 721
Soid (Not Occuped) 21
Faanenar i 2,143 "
For Migran! Workers
Subtotal: 3,080
TRUE VACANCHES
Othes Vacant 97
Vacani, For Real 1222
Subtotal: 2013 2336
True Vacancy Rate 5% 82%
Tatal Unoccupled Unlts: 507 sars 8%
Sourra: ESRI Busis by rv: WIL +a, May 2021,
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= The number of unoccupied units includes 2,143 units thal are seasonally owned. When

such units (as well as olhers, such as units sold but not yet occupied) are removed from the
unoccupied category, North County's true vacancy in 2010 was significantly lower—5.9%,
or 2,019 units;

= Iflhe proportion of lruly vacant units to lolal unoccupied units remains the same as it did in 2010
(6%), data from the 2019 American Community Survey (ACS) suggesls that Ihe number of truly
vacant units in North County has increased slightly since 2010—lo 2,336 unils—which
would reflect a vacancy rale of 6.2%. This is on par with Lhe slandard 5% vacancy levels that
the housing industry considers to be “stabilized"; and

= ACS data reveal North County's housing stock includes almost 21,500 single-family detached or
attached units (60%), 8,980 units in buildings of 2—19 units {25%), and 4,400 multi-family units
in buildings of 20 units or more (12%)

Housing Starts

To how ion and h hold growth affects markel polentals for new housing at the

Twin City Mall site, WTL+a reviewed information on annual housing slarts. Housing slarts are
defined as lhe slart ol actual construction (afler permits are issued), This analysis also compares
housing starts lo household growlh lo understand whather the pace of one metric is consislenl wilh
(or exceeds) the other. Municipalities across the U S. provide housing slarts data lo the US.
Departmenl of Housing & Urban Development (HUD). Starts for the 13-year period between 2007
and 2019 (latest dale available) are illusirated in Table 24. Key findings indicate thal:

= Between 2007 and 2019, housing slarts across Palm Beach Counly resulted in delivery of more
than 49,750 new h ing units, producing a
over lhis 13-year peried. In terms of unit distribulion, (his includes 28,823 single-family units
(58% of the lotal) and 20,934 multi-family units (42% of lhe total). Unincorporated paris of the
County accounted for 40% of all starts;

annual pace of 3,827 units per year

WTL +a

Real Estate & Ecanomic Advisors

Washington, DC—Cape Cod, MA

(ETR LTS TR UL B APSUE IR 77

Table 24: Housing Starts—Palm Beach County & Selected Municipalities, 2007—2019

Munici
Single-fam iy Detached
Boynton Beach
Delray Beach
Lake Park
North Palm Beach
Palm Beach Gardens
Riviera Beach
Wesl Palm Beach
Selected Jurlsdiclions:
As % of County

Unincorporated Counly
As % of County

TOTAL COUNTY SFD:
Muiti-family
Boynlon Beach
Delray Beach
Lake Park
North Palm Beach
Palm Beach Gerdens
Riviera Baach
Wesl Palm Beach
Selected Jurisdiclions:
As % of County

Unincorporsted County
Az % of County

TOTAL COUNTY-MF:

hitp/#socds. huduser. ory/parmits/

WTL..

Change: 2007-2018

Tolal Annual % of
ac0r 008 2000 aaie 2011 2012 2013 2014 2016 2018 T aoie a01s Starls Avural Cou

81 96 kL) 9 214 50 115 28 39 20 15 15 22 Eril 55 3%

113 38 27 21 57 99 153 m 128 85 69 54 107 1,063 a2 4%

. 1 o . 1 . 3 5 . 1 = 3 0 0.0%

1 . - 5 3 L] - - L] 8 L] 8 L] 48 El 0.2%

208 imn 76 ] 11 184 196 188 154 187 205 219 220 2,165 167 8%

48 45 4 1 - 2 5 3 a 10 9 75 100 Ao 24 1%

35 17 10 L] 15 m ar 107 AL 18 L] 40 69 785 59 I

484 307 164 142 400 Je1 406 43 605 501 L 400 524 5,072 390 1%
22% 24% 14% 1% 21% 18% 19% 17% 19% 2% 13% 14% 16%

1,146 466 806 en7 763 1,021 1,241 1,301 1,718 1211 1,733 1,754 1843 16,487 1,191 4%
54% 6% 55% 55% 40% 47% 6% 51% 65% 53% 66% 59% 56%

2,101 1,217 1,102 1,268 1,008 2,172 2,078 2,662 2,826 2,287 2,022 2,99 3,263 28,823 2,217 68%

368 400 2 20 298 538 . 525 700 22 266 747 3,886 299 19%

93 55 217 144 27 687 6 172 234 349 115 20 15 2134 164 10%

- - - - - - - - - 0.0%

- - - - - - - 148 28 10 - - - 182 14 0.9%

128 121 - - - 42 180 49 87 &8 57 66 Kl 869 67 4%
4 77 - - - - - - - 18 5 234 24

4 - 11 - - - - 797 99 321 278 323 460 2,293 176 11%

897 95) 228 145 47 1,027 724 1,164 a7 1408 17 808 1,317 8,728 748 46%
58% 72% 69% 57% 8% 45% 31% 6% 44% 47% 2% 60% 58%

232 ] a7 (1] 488 252 487 662 284 833 221 100 [11] 3,450 266 12%
23% 1% 14% 26% 75% 1% 21% 22% 13% 20% 15% % 39%

1,028 806 329 266 814 2,297 2,336 2518 2,200 3,119 1613 1,626 2,287 20,934 1810 42%

Saurce: U.S. Consus Bureau; U.S. Dept of Housing & Urban Developmant; WTL+a, May 2021.
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Table 24 (Continued): Housing Starts—Palm Beach County & Selected Municipalities, 2007—2019

WTL.}

Change: 2007-2018
Tota! Annual %oof

Muniolpality 2007 2008 2009 2010 2011 2012 2013 2014 2016 2016 2017 2018 2018 Starts Aversge Total
Total Starta
Boynlon Beach 429 496 36 1" 234 348 653 2 564 720 7 21 769 4,607 354 %
Delray Beach 206 <) 244 165 84 786 159 283 383 434 184 74 122 3,197 246 6%
Lake Park e 3 1 . g 1 o = g = 1 J 0 3 02 0.0%
North Palm Besch 1 b e § 3 ] . 146 2 1% 6 [} ¢ 21 17 0.5%
Palm Beach Gardens 04 232 76 9% i 238 376 237 241 255 262 285 21 3,034 233 6%
Riviera Beach 52 12 4 1 - 2 5 3 8 2 1 3N 124 672 52 1%
West Palm Beach ] 1" il 8 b} A v 04 268 514 3 ] 52 3088 35 %
Total-Selectad Jurisdictions: 1061 %0 e 288 “ur 1,408 1220 1,602 1476 157 LH 138 1541 14758 1,133 %
As % of County 34% 4% 27% 19% 18% 2% 24% 32% 31% 36% 20% 2% 33%
Total-Uninaorporated: 1317 [11] 852 763 1,221 1,273 1,738 1,883 2012 1,644 1,954 1,054 2,71 19,026 1626 40%
As % of Counly 49% 26% 46% 50% 49% 28% 35% 37% 42% 4% 7% 41% 49%
TOTAL - County: 3,130 2,182 14 151 249 448 6,014 5071 4831 6418 4,136 4518 6,660 8,78 3,827 100%
http:#/socds.huduser.ory/permits/
Soures: U.5. Consua Burnau; U.S. Dept of Housing & Urban Development; WTL+a, May 2021.
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= |n Lake Park, HUD data indicate no multi-family units and only three {3) single-family
detached units were built over the 13 years between 2007 and 2019; and

# In North Palm Beach, a lotal of 227 housing starts were recorded, including 45 single-family and

182 multi-family starts, between 2007 and 2019. The Village accounled for only 0.5% of all
housing starts in Palm Beach County during this period. Nolably, mulli-family slarts jumped in

2014, when Water Club was approved

Multl-family Rental

WTL+a examined market trends in the area’s multi-family renlal market based on data for those

properties that are tracked by CoStar, Inc. Overall market conditions are key to understanding

market potenlials for development of new housing, particularly for multi-family rental, on the Twin

City Mall site. WTL+a notes the Town of Lake Park has i a from
D lo 250 market:

p istics for each jur:
25 nnd Tabie 26 and summarized bojow,

s multi-I

te rental units on a 8 65-acre portion of lhe site. Market
ily renlal market are illuslrated in Table

= Aslracked by CoStar, Inc., Lake Park contains an inventory of 183 rental units in 11 properties

wilh an average unii size of 823 sq_ft, and North Palm Beach contains 393 units in 37
properties with an average unit size of 906 sq. ft,;

= |n 2020, ihe overall apartment vacancy rate in both municipalities achieved stabilized

levels—Lake Park at 4.4% and North Palm Beach at 3.8%. Vacancies peaked at 11.6% in
Lake Park and 7.6% in North Palm Beach during lhe national recession in 2009. Vacancies

have declined steadily since then and are now below indusbry-standard “slabilized" levels of 5%;

= As a result of the lack of new multi-family construction and stabilized vacandes, net absorption

in both has been
units were absorbed in the Village, and 13 units were absorbed in Lake Park; and

* As a resull, average monlhly rents in Lake Park increased at a solid compound annual rale of
2.4% per year since 2007, with an average rent of $1,115 per month ($1.36 per sq. ft.} in 2020

fimited over the past 13 years. In fact, only 12

Monlhly rents in Norlh Palm Beach increased at a lower rale of 1.4% per during this period bul

remain higher Lhan Lake Park, with an average rent of $1,882 per month ($1.96 persq. i) in

2020,

A dotailod profilo of in tho two litiog ig ill

Table 26.
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Table 25: Multl-family Rental Characteristics—Town of Lake Park, 2007—2020

National Reoession & Rece: 2007
2007 2008 2010 2011 2012 2013 2014 2016 2018 2017 2018 2018 2020 Total Ann') Avg. % CAGR
Inventory {Unite) 181 181 181 181 181 181 181 181 181 181 181 18 183 183 2
Na_ of Buikdings A\l 1 1 1 11 n 1 1" 1" 11 " H il 1 N
Vacant Stock (Units) 20 20 2 19 18 17 16 12 7 8 1" 10 9 L] (12}
Vacancy Rale 110% 110% 11.6% 105% 0.O% 24% 8.8% 8.8% 39% 44% 8.1% 5.5% 49% 44% 4%
Total Net Absorption {Unita) (L] 3 1 1 4 4 131 3 2 1 13 09
Past 5 Yosru 3 08
Construction Deliverias - . s . = : . e . . . 5 = . M
#Awerage Unit Size (SF) 823 823 823 823 823 B23 823 823 823 823 823 623 823 821 0.0%
Average Monthly Reni 1] 817 § 797 % 769 § 787 $ 794 800 8B $ 859 § 855 § 93 § 1083 § 1071 § 1100 § 1115 24%
Per SF Rent L 099 § 098 % 091§ 084 § 084 § 085 § 0e7 § 103 § 118 § 120 § 130§ 131 8 13§ 138 26%
Average Annual % Change -3.0% -5.2% 3% 0.0% 1.1% 21% 6.2% 126% 3.4% 8.3% 0.8% 31% 0.7%
Souree: CoStar, ine.; WTL+s, May 2021,
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Table 26: Multi-family Rental Characteristics—Village of North Palm Beach, 2007—2020
Matlonsl Recession & Recovary
2007 2008 2009 2010 2011 2012 2013 2014 2016 2018 2017 2018 2018 2020 Total Ann'iAvg % CAGR
Inventory (Units) 303 39 33 393 39 393 393 3% 8 393 393 393 39 30 -
No_ of Buildings » ¥ 37 a k3 37 ¥ a7 3 37 7 ki ¥ 7 -
Vacan! Slock (Units) 28 ] 0 25 24 20 18 18 18 17 20 18 16 15 {13}
Vacancy Rale 1% 78% 16% 6.4% 6.1% 5.1% 46% 46% 46% 43% 51% 46% 41% 38% 4%
Tolal Net Absorption (Units) @ ) 3 5 = [ 2 - 2 4 2 1 2 12 08
Past 5 Yearu 3 06
Constiuction Defiveries . - . . . . . . -
Average Unit Size (SF) 906 906 0068 908 008 008 908 9068 806 906 908 808 908 906 0.0%
Average Manthly Rent 1 1858 § 1803 § 1527 § 1573 § 1592 § 1817 § 186 § 1691 § 1,770 § 1831 § 1868 $ 1608 $ 1845 § 1,082 14%
Per SF Rent 3 165 § 159 % 152 § 156 § 158 § 160 $ 164 § 168 § 174§ 160 § 184 § 188 § 182 § 198 1.3%
Average Annual % Change -3.6% -44% 26% 1.3% 1.3% 2.5% 24% 36% 3.4% 22% 22% 21% 21%
Souree: CoStar, ine.; WTL+a, May 2021.
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Real Estate & Economic Advisars
Washington, DC—Cape Cod, MA
301.502.4171 50B8.214.0915 B2




WTL.s

Profile of Selected Multi-famlly Projects

As illuslrated in Table 27, WTL+a prepared a profile of selected mulli-family renlal projects lo
understand market conditions to inform the feasibility of multi-family residential on the Twin City Mall
sile. This profile categorizes 12 comparable projects into primary, secandary, and terliary
categories, defined by specific metrics such as localion/proximity, age/year built, rent levels, nel
absorption, and the like. Key findings indicate that:

Primary Comparable Set

e There are four primary rental projects—Marine Key (Lake P.ark), Village at Mangonla Lake (West
Palm Beach), Emara (delivered in 2021 in North Palm Beach), and Solara at City Cenlre (North
Palm Beach). These four projects contain 833 units and average densities of 25 units per
acre. Building heights range from three to six floors;

= Two projects are under conslruclion. Emara, located at 12155 U.S. 1 in North Palm Beach, is
scheduled for delivery in 2021 It will contain 250 units on an 11.1-acre site (22 units per acre)
The other, Solara City Centre, locaied at 2100 PGA Boulevard in Palm Beach Gardens, is
scheduled for delivery in 2021. Sofara will contain 136 units on a 3. 21-acre sile (42 units per
acre). Itis not known i either project is in pre-leasing;

units with a

= These four projects contain a mix of one-, two- and th average
size of 967 sq. fl., a weighted average monlhly asking renl of $2,108 per month ($2.18 per sq.
R). Asking rents lor the two newest projects are expectsd to range from $2.20 to $2.44

per sq. ft.;

= With two projects under construction and a third (Village at Mangonia Lake) in lease-up,
information on net absorption is limited. Average annual unit absorption at Mangonia Lake,
which was delivered in 2019, tolaled 77 units per year (6.4 units per month). Lease-up
continues, as Mangonia Lake remains 29.6% vacant; and

= Marina Key, localed at 913 Lake Shore Drive in Lake Park, was buill in 1965 and renovaled in
2009. lls 207 units have a weighled average asking renl of $2,21% per monih ($2 15 persq ft)

Average asking rents for both y and terliary are signi' I $1.65 per

sq. |t for the lhree secondary comparables and $1.25 per sq. f. lor five terliary comparables
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Table 27: Profile of Selected Multi-family Properties
Foas Bu Site Bire Par Masin
Class & Demamas g Uit Moot - Suw Asking Hrd [ Hent Cuirenl LAY 4 Al e Anstyyis
wtalies Hatgni  Widg Ares  Type Lnits [L31] [im 843 fined Fat SF Ram L1 L = ]
Primacy
WMarine Key NS00 1083 18R 35 1% 754 8 1884 § 251 § 1884 § 251 M
L CassB acms 2BR 1m0 2% 1,082 2281 21 2,281 211 L]
813 Lake Shore Driva 2 Bour 052 JBR 2 1% 1815 2588 160 2574 159 |
Lake Park 248578
Trua Owner: Carroll Organilestion Tatul nr 1097 8 am s s EXITN ) ALY e Y s % f.\‘ﬁ;
Racorded Owner: Mariners Key OwnerLLC 1 m in 1 .'-l
3 Year Absasptinn Wi
Askisg e | |Anmt & F
Village o Mangonla Lake 2018 758 1BR T2 0% 815 3 1367 § 222 $ 12 $ 220 new
Mid-nse Elgvator Class A Beres. 2BR 168 0% a5 1873 104 1,857 184 7
TION N Andration Aviesr 6 foors. 069 38R 0% - - - - - |
Ve i Bl 227,851
True Ownar: AHS Developmant Group H o 1000%, - -
Racordad Ownar: Village ai Mangonia Lake LLC - L+
[ 5-¥ 800 Absacption: "
Annuil Avarage. n
Emurs Paim Bench 2021 112 Studio -] A% 635 § 1877 § I8 8 1877 8 2684 o es
Lownse Garden Defivery acres 18R a2 33% 848 1844 229 1844 22 o |
12155 US Highway 1 Cluss A 058 2BR 1 52% 1258 2846 2n 2848 21 +
Narih Puim Besch 3 Noors. 286,265 3BR 28 1% 1661 24 bR ] 3824 236 i
Trve Deenar Fairmsy verimants fotat 0 1145 3 2524 % 2m 8 1S % 2™ 1000
Recatded Cwanr: OHFP Narty Paim LLE
a0 ABadpoSa
Asking Rent neov] [Anoust Avarage
Salera al City Centre 21 an 1BR 78 56% 708 S 1864 $ 283 § 1864 3 262 100 0% r
Mol pone [ Tratn Defivery acres 2BR 52 8% 1034 2,380 230 2380 230 198
2100 POA Baderand e L 0.84 3BR L] 6% 1228 2546 207 2,546 207 t
Palm Beach Gardans 5 Moors 117.400
Trum Comart AW Hasl Evtate Mgml. LLC Totst " [T P I T Tan 100.0%.
& Year AbvorpBon
anon] |nmmosi & ¥
COMPARARLES ANALY S13 [Prmary): L)
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Table 27 (Continued): Profile of Selected Multi-family Properties

Yeu Ouill  Sim Sus Par Month
Clasd  Densites & uniu No of Size Aawing Pant Efective Rant Cutrent LaLTRY & Abaor, Analysiy
e n L Lin| nl Pat Ram 8F 11 [ s poild
Secondary Comparsiies
The Abbey 5t Hotihlashe 18872015 4028 1BR 168 2% 650 § 12% § 1800 § 1235 § 180 08%
Low:rise Garden Claza C e 28R 100 ke Y 788 1,340 170 340 170 4
2304 W Congrssa Avanue 2 floors oS 3BR 162 3% 850 1,508 168 1,568 188
Wast Palm Beach 433243
Trim Owener: Jou Cccaniio Totah: 520 ™ % 1387 % 178 § 1367 § 176 8% 9% EELY e AN
Macorded Owrar: DKM Northlake LLE 12 9 L] 3
8- Veai Abaorptioe: 44
A sking fest Gonce saan 000%] {Amnusl Average: L1
Winodidne Apt, Hemes 2000 " 1BR 132 2% ™1 § 1571 § 209 3 1588 § 209 06%
Low-rise Garden Class B *rew 2BR 204 0% 1078 1,808 1.88 1,802 187 3
8000 Woodbine Trall 3 Moors 030 3IBR ” 18% 1311 2,100 1.60 2,089 1.60
Riviera Baach 418,171
Trum Cramer: Morguard N. Amarican Resldential REIT  [Total: - 1013 & 4783 § 176 § 1177 % 178 0% AN arn
Racorded Ownar: Morguard Woodbine LLG 3 3 4 (10) 4
B¥aaf Absorptn Ll
0.34%] {Annusl Av 2.3,
Sanctuary Cove 1886722017 e 1BR 13 2% 886 3 1480 § 172 3 1484 § im 23%
Low-rise Garden Clars B e 2BR 180 45% 1175 1678 143 1,688 142 L
700 Sanctuary Cove Drive 3 floors 03 3BR "7 8% 133 1,885 141 1878 141
North Paim Banch 472,500
Trua Owner: Olan Properties Total e 097§ 188§ 140 % 0817 % 147 % e RCTEY A% e
Racordud Owaanr: Sanctuary Bay Trust Corp. 3 1 L] 49 iy
&Y ear Absorpien; T0
A vssng Fent 4 4475 [Anmysl Average: 14
(COMPAMADLES ANALYSIS (Secondary): w
TotalWeighted Average 1,48 %67 § 1699 § 166 13% EELY LY 6% 70% 10.1%|
Total Lind AhsodpSon (2016.3020) “ mm 19 39 23
Annaat Aversge 22
WTL +a
Real Estate & Econamic Advisors
Washington, DC—Cape Cod, MA
301.502.4171 508.214.0915 85

Table 27 (Continued): Profile of Selected Multi-family Properties
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ane] |Anmt i o
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¥ T 3BR * 0% . . . E
0,003
Trimm Gherrea s Anmstanis Vianyub = 0 -8 - R m LE Vo o
Pl 2w} ot | Lk P01 s LLE o ] 3 . -
3 ¥aar Abveorpiion: 48
e, | |aruorisat Averaga: .
Caae Crum e LT Y ] " 0% e * . . e
1210 o Dmen Camc som o TR % . ]
Lae an Frwors AW 3w . %
o
Tris Ouerve - Birmt Bagrubusty Tomad: W TIe 3 T F ¥ T o (5 L3 O
W ansbe sl e | J aghelasty ar ' 0
5-v e Absorpiton: 02
wa 1 vk,
Evargraen Manor 1971 8 1BR 1 8% 700 s 87 s 1235 e85 12 s
921 Evergreen Drive Class G s 3BR 17 84% 1,000 1,084 105 1048 105 '
Lake Park 2 ioors a8l 38R - 0% -
A
Trua Ouner: Buy Hare Pay Her RE LLC CZh ™ CRE L ] i Tow ) )
Recorded Gwner: 730 Whitmore LLC of 53|
5-¥eas Absorption: 0.1
25l P A
Opabola Squars R o0 A ox -8 - 0§ - s - 8 - amm
WIS Mngri e Can o w308 a s7% 1000 1018 102 1014 101
Laka e T flows T4 30n E 3% +.200 1318 110 1ais ‘10
=
Trism uerin ;. Eoqubouss Maally b Tatat; ] ToW 8 1048 & 108 & 143 § 108 aaw T EES 053 v
W contt Srerni | Amms Hubdiogs LLE ot o8 o 0s
|rans Anssspnne: 3
-0 26°% A
[COMPARABLES ANALYEIS (Tartlary): "
TotalWalghted Avarage 134 e 5 1185 3 123 i 21 EL L 0% a3
il i Wl (301830301 ] " ] v e
Anmusi Average 4

Weierww, Caher, i WILea, Mry 3070,

WTL +a

Real Estate & Economic Advisors

Washington, DC—Cape Cod, MA

301.502,4171 508.214.0915 86



&

WTL.§

In conclusion, the area’s housing market reflects il market it ith solid

accupancies among rental ies; i ing values amang pi limited

new residential development over lhe past five years; and, ongoing lease-up (absorplion) activity in
ithy-deli mulfi-famity

Solara City Cenire, Paim Beach Gardens
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Workplace—Ofﬁc—e

WTL+a ials for " uses | i ulli

office for professional/business services and medical office uses. (In such an analysis, it is not
possible to evaluate development potentials for specific end-. Iso known as "build-to-suils"—

as such deals are based an specific recruitment strategies and terms, including the amount of space

to be ied, and are i ona by basis). A profile of market condilions in
each municipality's office seclor was prepared lo:

= Understand the averall compslilive market posiltion lor speculative/multi-tenant office uses on lhe
Twin City Mall site, based on key per metrics (total i Y, i iveri
net annual absorption/leasing activity, vacant stock, vacancy retes, and rental rates);

= |nform the ion of workp ials based on the findings in this
profile; and

= Guide the TCRPC ing leam's ion of ios to ensure that uses
such as office i fit and are

Key findings in each municipality's office market are summarized below:
Town of Lake Park

. As illustraled in Table 28, Lake Park has an
extremely limiled office invenlory. There are only
57,566 sq. ft. of speculative office space in 13
buildings as Iracked by CoStar, Inc. The Town
accounts for only 0 10% of Palm Beach County's
57.9 million sq. ft. of office space and is a terfiary
. office submarket. Lake Park's share of the County’s
supply has remained Rat since 2007;

* Belween 2007 and 2012, office vacancies ranged belween 6% and 12%. However, since 2013
ihe Town's office y rate has i d—to 17% in 2013, 19.5% in 2017, and 20% in
2019. Netably, wilh posilive net absorplion of 8,860 sq. k. in 2020 {during lhe COVID pandemic
no less), the office vacancy rate dropped to stabilized levels of 4 6%;

* No new office space was builtin Lake Park between 2007 and 2018 as new office construction
was buill elsewhara in Palm Beach County;
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Table 28: Office Market Profile—Town of Lake Park, 2007—2020

Natlonal Haceiaton & Recovery

n wi it 1013 04 018 e 017 018 2008
Otfice
Inventory 57,566 57,566 57,566 57,568 57,568 57,560 57,568 57,568 57,566 57,566 57,566 57566 57,566 57,566 .
As % of County o1% 0.10% 0.10% 010% 010% 0.10% 010% 010% 010% 0.10% 0.10% 0.10% 0.10% 0.10%
No of Buildinge/Cenlers 13 13 13 17 13 13 13 13 1 13 13 13 13 12 .
Vacant Slack 5670 6,684 6,499 2,889 3429 5438 9816 5839 8339 10,192 1n217 10192 11,492 2,832 {3,038)
Vacancy Rate 98% 116% 113% 8.9% 60% 94% 17.1% 104% 11.0% 177% 195% 177% 200% 46% ET%
NatAbsorption: 9,100 (1,014 186 2610 850 (2,000) @ 3977 (600) (3,963} 11.025) 1,026 {1,400 8,860 12,138 867
Paat 5 Yeara 3,707 L
Cansiructon Daliverier ’ . * . J . . - . . . - - .
Gross RenlSF 3 2180 § 1618 § 1496 § 1083 § 1108 § 163 § 1513 § 1385 § 1743 § 1780 § 2126 § 220 § 1879 § - 1.0%
Average Annual % Change . -247% 7.5% -27.2% 17% 50% 301% -104% 28.6% 21% 19.4% 44% -154% A
Base Renl/SF (NNN) 3 173§ 170 § 1186 § 1073 § 1081 § 163 § 1318 § 1318 § 1244 § 148 § 1347 § 074§ 1260 $ 2500 08%
Source: CoStar, inc.; WTL+s, May 2021,
WTL +a
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As a result of increasing vacancy rales, net office absorption was extremely limited over lhe
past 14 years—totaling only 12,130 sq, t. and averaging less than 800 sq. ft. per year. Over lhe
pasl five years, net absorption weakened to 740 sq. fi. per year between 2016 and 2020
(3,700 sq. k. total); and

llluslrative of other impacts attributable lo limited absorplion, gross office rents decreased
between 2007 and 2011—from $21.50 per sq. it. to $11.08 per sq. & Office rents in Lake Park
fluctuated between $11 and $15 per sq. ft. between 2012 and 2014, Since 2015, however, office
rents have rebounded—between $17 and $22 per sq ft. lhrough 2018

Lake Park is a Tertiary Office Market with Limited

Inventory & Annual Net Absorption of 740 SF/Year Past 5 Years

Village of North Palm Beach

= Asillustrated in Table 29, North Palm Beach contains
almost 1,081,300 sq. ft. of speculative office space in
68 buildings as tracked by CoStar, Inc. The Village
accounts for 1,8% of Palm Beach County's 57.9 million
sq. ft. of office space and is a ferfiary office submarket.
The Village's share of the County's supply has remained
MNat since 2007,
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Table 29: Office Market Profile—Village of North Palm Beach, 2007—2020

National Recesslon & Recavary

07 2008 oy 2010 011 a2 w13 w004 e W 047 018 201 M
Office
Inventory 1003972 1090872 1083872 1083872 1,069972 1081286 1,081,206 1081206 1,081,296 1081296 1081206 1081298 10681296 1,081,256 (12,e16)
As % of County 20% 20% 19% 19% 19% 19% 19% 19% 19% 19% 19% 1.9% 1.9% 19%
No of Buildings/Contera 68 L] 68 68 67 68 68 68 68 68 ] ] e & N
Vacant Slock 120952 159,608 207598 27891 216,388 205,188 214,985 158,369 103,741 74,588 71610 103822 123,407 122,772 1.620
Vacancy Rale 1.1% 146% 19.0% 216% 202% 19.0% 18.9% 146% 96% a9% 7.2% 96% 11.4% 11.4% 02%
et Absorption; (62809}  (3,746)  (47900)  (30393)  (2405) 22,62 (9807) 68626 B4628 20,143 (3012)  (6212)  (19.676) 726 (77,036) (6,603)
Paat 5 Yoars 13031 [3.e8)
Construction Deliveries . - - - 11,324 . ‘ . . . 11,324
Gross Rent/SF 3 2487 § 24 2016 $ 1914 § 1865 % 183§ 10834 § 2147 % 2122 § 2168 § 2835 § 240 % 281 4 2489 47%
Aversge Anmual % Change . -58% -13.9% -51% -26% -18% 58% 9.5% 0.2% 22% 215% -88% -5.0% 9.1%
Base Renl/SF (NNN) 1 1862 § 1734 3 1616 § 1466 § 1533 % 1517 § 1549 % 1713 3 173 § 18621 § 2104 § 1838 % 1863 % 2050 0.1%

Source: CoStar, inc.; WTL+a, May 2021,
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= Office vacancies in North Palm Beach peaked at 21.8% in 2010 as the econormy emerged from
the 2007—2009 recession, Over the next six years, vacancies declined lo 7% in 2017

0

However, aver the past three years, office vacancy rates increased—to 9.6% in 2018 and
11.4% in both 2019 and 2020;

« Only 11,324 sq. ft. of new office space was buill in North Palm Beach between 2007 and 2019,
as new office construction was built elsewhere in Palm Beach County;

= Nt office absorption has been unevan over the past 14 years, as there were nine years of
negative absorption and only five years of positive absorption village-wide. In fact, North Palm
Beach lost over 77,000 sq. fi. of occupied office space between 2007—2020; and

= Coinciding with negative net absorplion between 2007 and 2012, gross rents declined—from
$24 87 per sq. [t in 2007 to $18 31 per sq. ft in 2012, Conversely, during three years of positive

net gross rents i from $19.34 per sq. ft. in 2013 lo $26 35 per sq. ft.in
2017. Ovaer the past three years office rents have been in the range of $23 to $25 persq. ft.ona
gross basis.

Tll.;\-flllaga‘s Office Markst is clustered on I.I.E'._1“;

Overall Net Absorption over Past 14 Years is Negative: -77,000 SF
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In conclusion, the exteni to which office occupancles and rents In the Town and Viilage can be

sirengthened will depend on multiple faclors over the near-term, Including growth in specific
and offi ing sectors, ition of h based i inlo leased spacs,
costs peting nearby i etc. O ities and
1o increase commercial office as a viable use as part of redevelopment of the Twin City Mall sile are

to

explored in Sections 5 and 6 of this repart

General Retail

WTL+a and RDS LLC most frequently ulilize CoStar, Inc,, a national commercial real estale
database, as the most reliable data source to I market istics and metrics
wilh speclfic land uses {residenti il off k ial, and retall). CoStar data

is apgregated from information provided through its network of realtors/brokers and other real eslale
industry sources Itis i lhe most [{

to real eslate indusiry

performance

However, WTL+a and RDS LLC have determined that CoStar's retail database, in multiple markets,
is insufficiently reporied, as retail brokers focus on i ing cenlers, mixed projects
compleled by major property ownersfinvestors and projects with national "credit” lenants, usually
defined as chain-affiliated retail stores. In “non-mall” areas, particularly those with frapmented

a mix of

and locally owned businesses and older/smaller

commaercial bulldings, CoStar data can be serlously These are

not as lucralive or easily leased as malls and larger communily shopping centers, so CoStar dala is
not readily avallable or reporied

In ather Florida locati ing by ial brokers is more and CoSlar i

can be i In other older

districts and corridors, as much as one-third of existing retail space is unaccounted in
CoStar's data. We note lhat Florida's County Property Appraiser records are among the best and
most accessible in the U.S., but Appraiser records for muli-L t retail properties are reported only

for total size (in square feet); records on individual business spaces, such as relail category, vacant
space, and annual nel ion over i Il to better overall retail mix,

slore counts and available space—are excluded

To address this data issue, WTL+a and RDS LLC have developed a methodology to conduct back-
up inventories of exisling relail space lhat documents the following:

WTL +a
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* Relail businesses by name
= Each business is sorted into a specific relail category, and
= Eslimaled size (in square fest) for each business

Total estimated square footage of all retail space and sub-toials by retail category are useful
indicators to identify polential new space and the lypes of businesses that best reflect potential
spending and caplure rates of household spending on soft goods, consumer services, food &

o] ies, ate. Thisi ion is also useful in providing perspective on whether specific
areas are over-supplied with particular types of retail categories. For purposes of this analysis, the
following calegories and totaled:

Retail Mix Analysis Categories

= Retail—spacialty retail slores, apparel, shoes, accessories, gifls, fumniture and household goods,
anchor/freestanding department stores, ‘big box' stores, pawn shops, etc

= Food & Beverage/Grocery—full-service and casual dining restaurants, fast food and carry-out
food service, liquor and juice bars, produce and meat slores, grocery stares, convenience slores,
liquor slores, etc.

= Consumer Services—hair and nail salons, beauty supplies, dry cleaners, repair services, travel
services, elc.

= Finance, Insurance & Real Estate {FIRE}—banks, walk-in insurance agency offices, real estate
sales and management offices, financial advisars, credit companies, etc.

P Offi dical offices, chi and offices, dentists, storefront
law offices, other storefront professional services, stc. occupying street-level/storefront
commercial space

= A i ive sales

ips and services, used car sales, aulo repair, fire stores,
aulo parts, gas stations (enclosed structures only), etc., and

= Vacant—existing ial space or avai for lease at the time of the
inventory.
Although not considered a traditional “retailer,” automotive sales and services generate sales taxes,

occupy large parcels that freqs ly are sold and to other ial uses when land
values warrant the investment relurns and create customer traffic. Similardy, FIRE and other
storefront-using professional services activate the street and generate traffic to relail districts, so
these two categories are included as part of the invenlory. Overall sizes for each category are
field estimates and reflect total space within a 5% to 10% degree of accuracy; actual square
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footages by building or “improvement” were documented through the Palm Beach Counly Property
Appraiser.

As general commenl, Florida has (raditionally granled entitiements to developers, investors, and
owner/occupants for retail as a land use wilhout comparing the emount of exsting physical space
with what is as markel Too often, this practice has resulted in retail

entitlements that far exceed what is market supportable and sustainable over time.

As a result, lhis has produced retail space entitlements without any net increase in the amount of
supply operaling as successful retail space. More often, aver-entittements cause a shift of stronger,
markel-supportable relail fenanls from one commerdal project/area to another, thereby increasing
vacancy rates in aging relail properties or conversion of space formerly occupied by relail
businesses lo non-retail uses such as medical facililies, law irms and ather professianal office, or
social service uses. In summary, the continuing over-supply of retail space in multiple Florida
locations is well outside what is market sustainable.

The nalional average of retail space per capila (before the COVID 19 pandemic) in lhe U.S. ranges
frarn epproximately 25 sq. fi. per person, potentially up to 50 sq. . per capita if all spaces {i.e., mall
and non-mall locations) are included, This total includes retail of all types, such as anchor
department stores and in-line slores within major malls like Gardens Mall; fasl food restaurants on
pad sites and along major roadways; “Big Box" stores; consumer service businesses such as hair
and nail salons, dry cleansrs, and banks; and locally owned spedialty relail stores in mixed-use

gs, areas, and i ienled strip ing cenlers. WTL+a and RDS note
that all these store types exist in large quantities in and around lhe Twin City Mall site. This is due,
in part, to Llhe presence of major malls, including Gardens Mall, and surrounding properties (e.g.,
Downtown at lhe Gardens, Legacy Place, the former Loehmann's Plaza, elc). These centers
comprise approximately 43% of the existing retail supply wilhin three miles of the Twin City Mall site

Town of Lake Park
Parformance Metrics from CoStar Retail Data

As lhe primary commercial component, particularly in Lake Park, retail land uses play a

proportionale role in ing real eslale tax revenues in this part of Palm Beach County.

Accarding to CoSlar, Inc., Palm Beach Counly contains 78,631,853 sq. f. of retsil space (as of
2Q/2021). CoStar relail performance data for Lake Park is summarized below.
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CoStar information is followed by the mare detailed RDS retail inventary. While the RDS inventory
illustrated below is more exhaustive, it does not analyze key melrics over time—such as annual net

absorplion, new construclion deliveries, or changes in retail rents, as CoSlar is lhe only commercial
real estate database lhat tracks such metrics over time.

= As lracked by CoStar, Inc. and illustrated in Table 30, Lake Park conlains a reparled 308,700
sq. ft. of retail space in 59 retail ildi isi i 1.1% of the

County's total retail supply in four primary localions:
o Downtown Lake Park/Park Avenue
o Congress Avenue comidor

o Norhiake Boulevard corridor

o US. Highway 1 comidor

" CoSlar estimates |hat there was only 30,700

sq. ft. of vacant retail space {including direct

vacandies and sublet space) in 2020, reflecting a
vacancy rate of 3.4%. Relail vacancies in Lake Park

have fluctuated over the pasl 14 years. Surprisingly,
[ . ined at stabil

levels of 4% to 5% between 2008 and 2012
Vacancies peaked in the range ol 13% to 14% in
2015 and 2016, and they have been stabilized in the range of 3% to 4% since 2018;

= \While vacancies are low, net annual relail absorption lotaled 114,640 sq. R, averaging less
than 8,200 sq, ft. per year over the past 14 years. However, netabsarption strengthened over
the past five years to almost 102,900 sq. k., averaging almost 20,600 sq. ft, per year;

= CoSlar data suggest that approximalely 101,800 sq. . of new relail space was built in Lake Park
between 2007 and 2020, including:

o 260 N, Congress Avenue (Culver's, 4,765 sq. ft,, 2019)
o 400 N, Congress Avenue (Kohl's, 97,109 sq. ft., 2009)

» Three Big Box stores were built on the Congress Avenue carridor between 2003 and 2006,
including’ | owa's (134,727 sq R, 2003), Target (112,284 sq ft, 2005) and Walmart (214,698
£q. ft. 2006); and
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+ Base (triple net) retail rents in Lake Park declined in the national recession and subsequent
recovery years—dropping from $12 66 per sq. ft. in 2008 to $11.06 per sq. ft. in 2011, Retail
rents i d teadily i ing lo $19.73 per sq. ft by year-end 2019, Notably,
rents dropped by 21.5% in 2020 (as a direct resull of the COVID pandemic) to $1549 persq. &
Declines in retail rents could also be atiribuled to reduced , fewer avai relail

tenants because of national retail industry trends/bankruptcies, and/or other factors.
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Table 30: Retail Market Profile—Town of Lake Park, 2007—2020
Maliornt Pvconalin & B Changs: 20072020
2007 2008 2008 2010 211 202 2013 2014 2016 2016 217 2018 018 2020 Total AnnlAvg. % CAGR

Inventory 806865 903974 903974 93974 03974 903974 903974 903974 0974 0394 903974 NS4 908739 908,739 101,674

As % of County 11% 1.2% 12% 1.2% 12% 12% 12% 12% 11% 11% 1.1% 1.1% 11% 1.1%

No. of Buildinge/Cenlers 57 58 58 58 58 8 58 58 58 58 50 58 59 5

Vacant Stock 02 Qg5 40861 35,669 M54 30897 40,900 040 16745 12185 702 147 39,361 20654 (82,672)

Vacancy Rala 11.6% 49% a5% 39% 28% 34% 45% 45% 142% 134% 88% 38% 43% 34% 90%
Net Absarption: 149800) 146,480 2994 5172 1,126 3867 (10,003} 450  (89,336) 7,190 42,33 45,017 (449) 8,707 114,848 8489

Past 5 Yors 102,858 20,81
Canstruction Deliveries - 97,108 . . . . . . . . . . 4765 . 101,674

Gross RentSF 3 1206 5 14055 1330S 1145 5 1080 § 1163 § 1227 8 1337 § 1363 S 1400 § 1781 § 1626 5 1865 § 1796 26%
Average Annual % Change . 2.4% 53%  -139% -57% 77% 55% 90% 19% 4% 2.4% 7% 147% 7%

Base Ren/SF (NNA) 3 12065 1266 § 1247 5 1059 S 900§ 1131 § 125 § 1248 $ 124§ 1572 5 386 § 2031 § 1973 § 1549 19%
Seuree: CoStar, ine.; WiLea May J0H.
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RDS Retail Inventory

To betler understand Lhe actual store mix and amount of existing space, a mare comprehensive field
inventory was prepared wilhin three miles of the Twin City Mall site. The 1-85 cormridor marks the
western edge of primary retail compatition for the site; the boundary of Riviera Beach forms the
southem limil; Oakbrook Canler in Palm Beach Gardens forms the northem edge; and the
concentration of major retail developments in Palm Beach Gardens (east of I-85) forms the weslem
boundary.

The results of this field inventory suggest a vasliy different supply of total retail space than CaStar

dala. Alihe time of the field data inventory (May 2021), ihere was almost 6.7 million sq. ft. of total
11.4% of the retail inventory was vacant

retail space within a th ile radius;
{over 760,000 sq. ft.).

RDS LLC identified 10 separate retail sub-districts comprising the existing retail supply, with four
localed in Lake Park; three localed in North Palm Beach; and three zones encompassing selecled

nearby retall ions outside these ici ies Ihat will remain strong competition
for any i relail space i as part of Twin City Mall's redevelopment planning
For of phi ition, retail ions are defined by facing roadways. In

specific cases, retail is totaled for bolh sides of he slreet/boulevard while others are separated by

the municipality in which the retgil area is located (e g., 'S yis
into north (in the Village of North Palm Beach) and south (in lhe Town of Lake Park)

Table 31 illustrates the more detailed inventory by geographic sub-zone. Key findings Indicate that:

= There s a total of 6.67 milfion sq. ft of retail space located within a three-mile radius of the Twin
City Mall site;

= 1.959 million sq.  are in Lake Park (28%)

= 1.813 million sq, ft are in North Palm Beach (27%), and

= 2893 million sq. f include and surround lhe Gardens Mall (43%). This includes seiecled retril
conlas lu U of Wutlhh Puint Bedel gnd seleclud Loke Patk-
adjacent spaces)
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Table 31: Summary of Area Retall Inventory—by Sub-district, 2020

Vacant bpuca
Apprissmte
P, of et Moo Viakant
e Bk Langth (= e e of Tatal -r W R
M) Bt enrs Trecen
Town of Lake Park (sl Boundaries Orfy)
1 Oowemmas Ly Pen 082 13942 ™ 53 7.0 ™ 9
I Cerge Anmas Cormie LT 514,185 %% " - o
3 Nosthike Boulevard (South S Only) (7) 164 842717 8% 4 P13 10% k=1
4 USs Rows ! 082 wigm ) W e N 3
Subotal: T G o swan T W
oty i Basch
5 Northiaks Boukvard (North Side OnW) (2) [ETR T E) 2 18458 ™ [}
6 Old Done Highway/SH 811 (Eas\Wes| Sxies) (3, 058 285558 16% ] 40048 % s
7 US Roue 1 {North of Nomhaie) (4) 258 WY k2l i) FALE Ered M
bt 1912805 2% M mas %P [
Salacted Naarby Retad Cancantradons
8 PGABM (M)l Enlrmnce EaslloUS 1) e 419,987 15% a3 25335 L) .
B el Seroedag Asis () 2193,960 To% 218 532712 % TED
10 US Raute 1 {NPB Boundary to PGABM ) e pi UL b » At s L) L3
Subtotal: EELE o m ™an " "
TOTAL: LEUA 100% 14 s 8% -
Piny Others
(1) Inchiss ihe south s1e of Narthiske Boulsvard bxald  Lako Fark
(2) Inchudas the narth side of Marthlake Bavleverd, fom 135 t0 U S 1. n Narth Paim Besch
() Inchdes Pronperly Farms Road
) noe: Juna R 1 Junc Bosch, mchles #aim Heach ard seleced adacent
ol n neghttrng s dclonm
(5 Armens om ¢ PGA nd Gargens y
Vacant spaces nol vanfied
Sowre: ADS LLC; Pain Basch Courty Property Appraier; WILva, reiaed Septembes 208
As noled abave, within Lake Park, there are four retail subareas:
= I Lake Park—Approxi 0.62 miles in length and containing approximately

140,000 sq. ft. of retail space (7% of the Town's total) along Park Avenue—from 5% Sireet to 10"
Street—and northwest of the traditional downlown

» Ci Avenu of Lake Park, between Silver Beach Road on the
south and N. Killian Drive on the norih (approximalely 0.86 miles in length), and containing

multiple Big-Box stores (Target, Waimarl, Kohl's, and Lowe's), with almost 514,000 sq. . of
retall (#6% of the Town's talal)
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= Northlake Boulevard (south side only within Lake Park}—Approximalely 1,64 miles in length,
and comprising an aulo-related corridor and malor east-west arterial; the south side of Northlake
Boulevard contains 842,700 sq. ft, of retail space (46% of the lolal), and

= Faderal Highway/U.S. Route 1 {from the municipal boundary to Silver Beach Road)}—With
approximalely 0 82 miles in length and containing 383,800 sq R. of relail space (19% of lhe
total).

At the time of the invenlory, Lake Park had 738 retail spaces in these four sub-districts. There are

68 retail vacancies with 316,515 sq. ft. of vacant space, reflecting an overall vacancy of

16.1%. Fully hall of theso vacant spacos are located along Park Avenue in downigwn Laks Park

The Town's retail vacancy rate is well-above the industry il vacancy

rate of 5%.

We note (hat Lake Park’s regional market retail drawing power is significantly greater than
what resident households could support. In fact, as noted In Section 3, annual retail spending
inflow into Lake Park tolals more than $162.4 million per year. The |arger stores on Congress
Avenue (Walmart, Lowe's Target, Kohl's) atiracl regional as well as local spending, drawing
customers from well beyond ihe boundaries of Lake Park. From the standpaint of consumer
behaviors and preferences, Congress Avenue's retail cluster is consldered equivalent exlensions of
the regional identity/drawing power of the Gardens Mall and its neighboring major retall
developments.

Village of North Palm Beach
Performance Metrics from CoSlar Retail Data

CoStar retail performance data for North Palm Beach is
summarized below. CoStar information precedes lhe mare
> detailed RDS retail inventory. While lhe RDS inventory

4 illuslrated below is more exhaustive, it does not analyze key
metrica over time—such as annual net absorption, new

or ges in relail rents, as CoStar

Is the only commercial real estate database that tracks such

metrics over time.

= Astracked by CoStar, Inc. and illustrated in Table 32, North Palm Beach contains a reporied
1,285,500 sq. ft. of retall space in 106 retall prising
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1.6% of the County's total retail supply. Like Lake Park, CoStar data likely under-reports lhe
amount of relail space in the Village, particularly in locally owned, small retail centers and pad

sites
o Norihlake Boulevard corridor

o WS, Highway 1 cormidor, i ing above the ii ion of PGA
have a North Palm Beach address but are in unincorporated Palm Beach County)

o Prosperity Farms Road corridor

= While the inventary illustrated below is more exhaustive, it does not analyze key metrics over

time—such as annual net ion, new i ies or in retail rents. As

CoStar is lhe only commercial real estate database that tracks such metrics over time
Accordingly, CoSlar estimates that ihere was 81,700 sq. ft. of vacant retail space (including
direct vacancies and sublet space) in 2020, reflecting a vacancy rate of 6.4%. Retail vacancies
in North Palm Beach have fluctualed over the past 14 years, peaking at 14.3% in 2010.
Vacancies declined to 2.2% in 2017, but they have since increased to 9.1% in 2019;

= Even as vacancies declined overall nel absorption was negative over the past 14 years
However, since 2016 net annual retail absorption totaled only 3,990 sq. ft., averaging only
800 sq. ft. per year between 2016 and 2020;

= CoStar data suggest that only 15,400 sq. ft. of new retail space was built in North Palm Beach
between 2007 and 2020, including:

o 555 Northlake Boulevard (Flagier Bank, 10,000 sq. ft, 2008)
o 124 US. 1 (Dairy Queen, 3,100 sq. fi, 2016)
o 900U.S. 1 (Sunoco, 2,337 sq. it 2007), and

. Base (lriple net) retail rents in North Palm Beach

* daclined In the national recession and subsequent recovery

s years—dropping from $19.73 per sq. k. in 2009 lo $11.48 per
sq. ft in 2012. Relail renls increased thereafier, rising to
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Table 32: Retail Market Profile—Village of North Palm Beach, 2007—2020

WTL..

MNatianal Rocasslon & Recavery 20072020
2007 2008 2008 2010 2011 2012 2013 il 2016 2018 2017 2018 2018 2020 Total Ann'lAvg. % CAGR
Imventory 1342047 1025872 1325872 135872 105872 105872 1316492 118,492 1309642 1285492 1285492 1285492 1285492 1285492 (68,656)
As % of County 18% 17% 17% 17% 17% 1.7% 17% 17% 17% 1.6% 16% 1.6% 1.6% 1.6%
No. of Bulldings/Centers Rkl 108 108 108 108 108 107 107 108 106 106 106 106 106
Vacanl Stock 157297 0031 107,967 189,202 158,418 123233 126810 127,662 109,885 46418 28137 75,265 17074 81,746 (76,6581)
Vacancy Rale 17% 70% 8.1% 143% 11.9% 0.3% 96% 9T% BA% 36% 22% 58% 8.1% 6.4%
Net Absorption: (35,280) 48091  {14936) (91,235 30,784 %185 (12967) (#62  10928 39,318 18281  (A7428)  (41809) 36328 (17,284) {1,236)
Past 5 Years 3990 798
Construction Deliveries 237 10,000 . - . . 3,100 . . . 15,437
Gross Rent/SF 3 1805 § 1672 § 1895 $§ 1557 § 1417 § 165 § 1172 § 1n s 13.04 § 1410 8 2602 § 240 8 219 § 2245
Average Annuel % Change 7% 1.2% -17.6% -90% -17.8% 0.6% 01% 1.4% 8.1% 84.5% -136% -22% 21%
Base RenV/SF (NNN) $ 1805 § 1928 % 1973 § 1592 § 1417 § 148 § 1184 % 164 § 1246 § 1250 $ 2639 § 255 $ 219 § 25
Source: CoSter, Inc.; WTL+s, May 2021,
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RDS Retail Inventory

As illusirated previously in Table 31 above, North Palm Beach’s retail inventory clusters in three
areas:

Northlake Boulevard—The norih side of Northlake Boulevard is located wilhin the municipal
boundaries of North Palm Beach and includes 565,655 sq. ft. of space between 1-95 and U.S.
Route 1/Federal Highway (31% ol lha Village lotal), primarily in smaller slip cenlers and pad
sites along the 1.31-mile corridor. RDS notes this total includes relail space not technically
within the Village's boundaries, but tied lo the overall character of Northlake Boulevard

Old Dixie Highway/State Road 811 {from Northlake Boulevard to north of Hinda Road)}—
This 0.58-mile segment includes almost 285,700 sq. ft. of relail businesses localed along the
easl and west sides of US 1 in lhe soulhwest corner of North Palm Beach (16% of lhe Village
tolal). Specific businesses in unincorporated Palm Beach County adjacent to the Village
boundary (in selected locations north to Hinda Road) are included in this total, and

U.S. Route 1 {from municipal boundary north to PGA Boulevard}—This 2.58-mile corridor
conlains 962,495 sq. ft. of relail space on both sides of lhe arterial (53% of lhe Village total).
This commercial corridor is more fragmented with inlermiltent retail cluslers, but it still presents
potential compelition for the Twin City Mall site as it is the approach to the site from the north.
In sum, North Palm Beach's three relail clusiers include 1.83
mmilkon sq. i in 384 spaces. There are 49 vacancies with
272,858 sq,. ft. of vacant space, reflecting an overall
vacancy rate of 15%. The Village's retail inventory is
characterized as typical of commerdial corridors. Notably,
the Village lacks a ( ted retail
" “center.” While Lake Park's Park Avenue sub-district

qualifies as pedestrian-fiendly in its layout and scale, it still lacks sufficient retail uses/crilical mass
ta be a regiona! destination.

Nearby/Adjacent Retail Concentrations

While nol within lhe municipal boundaries of Lake Park or Norih Palm Beach, these adjacent retail

p inati and contain with fully 43% of the tolal

6.6 million sq. /. of compelitive supply affecting retail potentials at the Twin City Mall site.
Nnminated hy Tha Gardens Mall (1 4 millinn sq R ), the mall and its neighbnring properties in Palm
Beach Gardens comprise the majorily of the 2,893,300+ sq. Rt of retail space in this sub-district We
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note that lhe former Loehmann's Plaza (included as

vacant in the inventory) Is planned for redevelopment.
While Legacy Place and Downtown at the Gardens have
different retail concepts, bolh account for significanl
concentrations of “mall-oriented” retall space. The
Gardens Mall is an upscale enclosed super-regional

@ mall with four major anchors and multtiple higher-end in-
- fine stores. Even with the fallout in the regional mall
indusltry, The Mall has maintgi its ability 1o and sustain customer traffic and
high sales p! iviies (pefore COVID 18). In fact, The Gardens Mall is in the upper lier
of super-regional malis nationally, both in its tenant mix and ils sustained annual sales (per square

foot). The mall also has 10 large surface parking fiekis (containing 7,700 spaces) lhat could

be with resi ial, office, and mixed-use. This would likely require
slructured parking to meet parking i but lhe 1 i i by The

Gardens Mall over the decades sinca its construction suggest that its site is primed for phased and

infill and the i ion of new, Y uses.

As other regional malls are closing across lhe U,S, due to underperformance, the failure of
traditional anchar department stores, and shifts in shopping patterns caused by rapid growth of

onling ing and by the ic, The Mall appears lo have emerged as
a 'survivor mall,’ a major destination that will “oullive” ing in the ing mall
indusiry.

Asecond ion, Legacy Place, deli in
2003, was built as a mixed-use, well-landscaped center
. anchored by “Big-Box" tenants and strong pad/oulparcel
businesses with abundant surface parking. There are
also 384 residential units integraled into the project, If
Legacy Place's anchar tenants remain viable, the center

is a strong complement to the Gardens Mall across
PGA Boulevard and serves as a destination. Legacy Place has been the subject of various
proposals in recent years, and its proximity to neighbaring retail centers and high visibility make it a
likely redevelopment candidale
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Third, D at the lhe newest retail concept on PGA Boulevard—that of

a walkable/pedestrian-friendly, open air, two-story center featuring a “lifestyle” mix of stores,

restaurants, and entertainment uses on a 49 4-acre sile. In 2021, lhe cenler’s owners announced a
igni and ion plan that will include a 174-room hotel, 280 apariments,

and an eight-floor parking garage. While there have been multiple changes in management and

store mix since its opening, and amidst ongoing efforts to withsland COVID impacts on businesses,

its diningy uses, proximity lo high-i in Palm Beach Gardens,
expansion plan, and adjacency io 1-95 should allow D to i is itioning and long-
term viability.

In combination, these three projects create a powerful competitive context for any new retail in the
three-mile frade area. This suggests that additional relail included as part of redevelopment of the
Twin City Mall site requires consideration of lhe following:

= Total relail inventory in a three-mile area, and
= Range and depth of offerings, store mix and quality of existing retail

The presence of almost 6.7 million sq. ft. of existing retail space strongly suggests that any new
retail programmed for a redeveloped Twin City Mall site must be carefully planned to provide
elemenis that are not easily found in the area’s existing supply. Moreover, any retail should be
created as part of a new concepl, not a replica of what already exists nearby. Just as residential
potentials for the sile (and selected clhers in the surrounding area) must be fransformative to
calalyze incremental growth beyond the traditional pace of absorption, so should any new relail

provide a i thatis not ly present in the surrounding irade area.
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Hotel/Lodging
Patm Beach County

WTL+a reviewed data on market condilions for hotsl and lodging uses in the communities
surrounding Lake Park and North Paim Beach based on performance data provided by STR Global,
ihe indusiry leader in hotel market data. Performance metrics from this analysis served as the basis

lo ging market ials as part of of the Twin City Mali site
In larger ion centers and ities wilh i ial office
hotels can serve as an i ing amenity to and busi activity g

for tourism destinations, and for nearby residential clusiers. Hotel quality levels are determinad by
lhe depth and suslainability of support from available market segments. In areas with lower

or more pri il (such as logisli laled markels serving
lruck drivers and others), market potentials may be best met by a limited-service property (which is
defined by the hotel Industry to include the absence of an on-site restaurant and limiled other

amenities such as gyms, ing ! spaces, swi paols, spas, elc) as opposed
lo higher-priced holel ies (such as full i i ienled hatels, which include all of
lhe above ities) or ination resort properties oriented loward beaches/waterfronts, golf
courses, elc

As illusirated in Table 33, Palm Beach County conlains 17,740 hotel moms, with the County's
two iargest submarkets, West Palm Beach containing 4,944 rooms (28% of supply) and Boca Ralon
containing 4,061 rooms (23% of supply).

STR Global categorizes holel properties inta the following class levels:

= Economy—properties in lhis class typicaily include Econolodge, Day's Inn, Extended Slay
America, Red Roof Inn, and other smaller, non-chain affiliated properties across the County
This category comprises 14% of the County's hotel markel

= Midscale—hotels in lhis category typically include Best Western, Quality Inn, Sleep Inn, and
Wingate by This gory ises only 6% of the County's hotel market

* Upper Midscale—properties in this category typically include the Comfart Inn, Fairfield Inn,
Hampton Inn, and Holiday Inn Express & Suites. This category comprises 18% of the County's
holel market
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= Upscale—properties in this class typically include Marriott Courtyard, Hilton Garden Inn, Hyatl
Place, and i Inn. This gory ises 21% of the Counly's holel market

= Upper Upscale—properties in this class typically include Hyatt Regency, Marriott, Sheralon, and
Wyndham. This category comprises fully 26% of the County's hotel market

= Luxury—properties in this class typically include interational chains such as the Ritz Cariton
and W Holel, There are multiple luxury properties in Palm Beach County—mostly in

b i that ise 15% of the County’s room inventory

Holel occupancies are a principal source of informalion on both business and lelsure travel markets;
measures of demand for hotel development follow general industry patiems that identify markets lo
determine readiness to add more rcom capadily. The general investment thresholds used in capital
markets lo assess expansion feasibillty for new hotel rooms include Average Daily Rates (ADRs)

and sustained average annual room i ing for | chi over lhe year in
major visitor markets
The induslry identified for ion feasibility. i jon is a

annual occupancy level between 65% and 72%. If a market/location susteins an average annual
occupancy within lhese levels (or higher), that location can support additional capacity and warrant
development of new holel rooms.

North County Area Hotel Inventory

To understand hotel market performance and opportunities for addilional new hotel development in
lhe study area, WTL+a obtained holel performance data from STR Global for 16 selected properties
in or surrounding Lake Park/North Palm Beach. There are no holels in Lake Park, and only one
compelitive properly in North Palm Beach reporting to STR (Super 8 with 102 rooms) (Camalot
Lodge does not report). To ensure a lhorough compelitive context, WTL identified multiple other
properties in this area of northem Palm Beach County.

I is ciitical to understand market conditions given the enormily of lhe impacts on the hotel and
hospitality industries from the COVID pandemic as well as the time required for recovery

WTL +a

Wead Latate & Fronamie Advossy

Washinglan, DC—Cape Cod, MA

301.503.4171 508.234 0915 108



WTL.

Table 33: Paim Beach County Hotel Inventory, 2020

[T8 ﬂ'm [ Cuns A% of
Uppai Total Pabm Basih
Lxwrermy Mt scule “M Uprials Upveals Lutury Aosms County
(] ] m L] m L
Wes Paim Basch 80 58 821 1350 1503 5 asu 270
o Ralon 183 144 690 a8 1049 1,047 4081 204
Paim Beach Gasdens . o5 189 554 78 5 1028 o2%
Delrmy Benoh i ) 124 550 304 154 127 sou
Paim Beach - : ) - ) 1104 1 aan
Jupter 5 52 anr 128 wr : ' aa%
Boynton Beach 185 100 an 170 : - = am
Reviora BaachSinger bl m N - £l a2 - 7 0%
Lake Worth 308 0 104 : B - 4 24%
Lantans xw - 122 N - - 4z 24%
Mannlspan - - - - - 09 m 1%
e - : 20 : - ) = 13%
S tesh 10t wr 1%
[1rartns Paem B nen [ . . - . 5 15 2]
i fay ] EE) o7
Highland Beach 1 It 06%
Roytl Paim Beach m m 064
Belo Glads 1os 15 ao%
Paim Beach Shores 0 50 0%
e “ . w oIs
[uaba pua . - . . : : 5 |
toTAL: 2458 1004 3 374 4587 2611 17740 100%]
% DIt by Clase e " ™ % e 1%

(1) Examples of sconomy fass properties include Days inn, Extanded Stay Amanca, Rad Roo! inn, Supar 8, and Travelodo

(2) Examples of mid-scalo ciass propertras iriclixde Besl Wasiam, LaQuinta inn, Qualily fan, Siaep Inn & Surles and Wingale By Wyndham

(3) Examplas of uppar mic-scale properies indude Comiorl inn, Fairfisid nn, Hampton inn, and Halyday tnn Exprass & Suifas

(4) Examptas of upsrale propariins include Mamot Courlyard, ) Doubleiroe, ; Hyalt Placs, [

(5) Examptos of upper upsuale properties Inclie Hyalt Regancy, Mamolt Sharmton and

{6) Examples of luzury proparties inciude Boca Ralon Reso, Seagate Holal & Spa, Jupuus-m Rasor, The Broakers. Braziian Court and others

Fowrva: GTA Qhehat WTL 4 May J011.
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Table 34: North County Area Hatel Inventory, 2020

Opaning No. of
Fadiitty Location Date Rooms Bupply Product Class
‘Property Reports o STR
‘Super 6 Norih Paim Beach North Paim Beach Jun 1972 02 5% Economy
Super 8 Rviera Beach vt femch Jun 1862 100 %
Travelodge Rivera Beach Fasers Beses Jui 1988 8 5%
Fac Mocd Inn Wit P tiean W Pem e Jun 1896 129 a%
Extended Siay America Northpoind Wrel Palen flneny Nov 1998 73 £
Subtotal: &20 24%
Harmpton inn PaimBeach Garders  Jul 1999 18 §%  Upper Midscale
Basl Wastem Plus Holel & Sules PaimBeach Garders ¥ 1990 8 %
Holiday Inn Express & Sudes Melrocenier Wesl Palm Beach Ad XX 70 3%
Subtotal: =
Doubletres Hotel Execulive Mtg Certeer PaimBeach Garders  Nov 1670 280 13% Upscale
Hillon Gasden Inn Dec 2008 180 8%
Homewood Sutes by Hilon Wes) Paim Baach Qcl 2009 14 5%
Reaulence inn Wesl PaimBeach Jan 1698 7 4%
SpringHil Suiles 195 Wes! Paim Beach Aug 2009 130 %
Marriot Courtyard Wee! Paim Beach Jan 1989 149 ™
Subtotal: ®1 am
Vaeed Feb 1990 218 1a%  Upper Upecal
A o Feb 1990 160 ™
Bumtets 4 %
TOTAL ROOM: 2,169 100%
As % of Peim Besch Courty inventory 127%
Dasa Not Raport fo STR
Camelol Motor Lodge North Paim Beach Mer 1973 52 Economy
Ian Of Ararica Paim Beach Gardena Aug 1088 95
Travel tnn s s May 1957 2
Subtotal: (]

Saurce; STR Glabal; WTL+a, May 2@1.

Table 35 and Table 36 illusirate key performance metrics among the selected competitive hotel
propemes These properties include a range of limited-, select-, and full-service categories located
on i or at I-85 i Key findings from STR Global data on these
compelitive properties indicate that:

= The 16 properties selected for this analysis that report to STR include 2,159 rooms {another
1hree properties, with 171 rooms, do not report to STR). These rooms represent mare than 12%
of Palm Beach County's hotel supply. WTL+a noles that STR criterla prohibit the use of

if any single

P flag exceeds 50% of supply. Notably, lhe newest property, a
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Hitton Homewood Suites on 1-95 in West Palm Beach, with 114 rooms, opened over 11 years
ago in 2009. (A newer property, a Hampton Inn located at 4001 RCA Boulevard in Paim Beach
Gardens Is nol contained in the STR dalaset);

= Average annual occupancies strenglhened between 2013 and 2017, increasing from 73.2% lo a
peak of 77 6%, the seven-year average occupancy was 70.7%. Occupandes declined slightly
to 74% in 2018 and 70.6% in 2019;

= Asi in Table 36, indicative of peak ity in south Florida, occupancies

averaged 76 5 in January, B3 9% in February, and 83 2% in March over the past seven years.
In fact, occupancies exceeded 80% lor fully 23% of the 100 months profiled in this analysis;

= Otherindicalors of solid market performance include Average Daily Rales (ADRs), which
increased at a susfained annual pace of 4 91% per year, and Revenue per Available Room
(REVPAR), which increased at a solid annual rate of 4.30% per year belween 2013 and 2019
As illustrated, there were specific year-over-year fluctuations in these metrics; and

= The COVID pandemic which struck in early March 2020 has caused considerable damage

to the hotel/hospitality industry. y ies dropped precipif ly—f
83.7% in February 2020 to 17.6% in April 2020. Overall accupancies amang these 16
properties in 2020 44 8%. O ies climbed to 50 2% by year-end and returned to
pre-COVID metrics in the range of 77% during the first quarter of 2021
In conclusion, based on pre-COVID and revenue per Ihis analysis suggests
there appears to be sufficient il level p: Yy to support

new hotel rooms in this area of northern Paim Beach County. ltis likely lhal this near-term
demand will be captured by the proposed 174-room holei planned as part of lhe expansion of
Downtown at the Gardens in Palm Beach Gardens, Impacis of the pandemic on the hotel industry
are well-ki (as exhibited by signif declines in between March and October
2020); and the industry's recovery in the near-term is highly uncertain. Additional time is required lo

gauge its longer-lerm impacts on market performance and the capacity to support additional new
ORI TOCHTIS IR NG MAMe! aren.

Pre-COVID Area Hotel Market Performance is Strong:

Occupancies Exceeded 70% in 6 of the Past 7 Years
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Table 35: Annual Market Performance of Selected Competitive Hotels, 2012—2019

Pandemle  Thru April CHANGE: 2013-2018
20

2013 2014 2015 2018 2017 2018 2010 201 Average CAGR
Performance Characteristics [¢]
Number of Rooms 2,158 2,155 2,158 2,156 2,158 2,158 2159 2,162 2,162
Ayailable Room Nights (Supply) 787,783 786,575 786,759 788,940 787,552 767,731 788,128 789,130 259,440 787,575 001%
Cecuped Room N Dhrma 578,381 &00, 780 550 687 811,338 582.012 558710 35320 179,817 L 40.58%

Annunl Occupancy (%) TI2% 764% 75.3% 730% TA0% 70.8% 440

Auarage Dady Rato s 9545 5 W419 5 M220 5 1479 5 1205 5 12662 § 12735 § 1179} § 12261 $  14gd A91%
@) Revonue Por Avalabio Room 3 6363 § 7958 8 8452 § 8487 S 9359 § 9369 § 8990 § 5279 64,88 $ B1.00 4.30%
Yearto-Year % Growth

Annual Occupancy 44% {14%) (1.9%) 50% (47%) (4 5%) (36 6%) 54.7%

Average Daily Rate e 92% 77% 23% 50% 50% 05% {7 3%) 40%

Revanue/wvalabio Room . 14 0% 62% 04% 10 3% 01% (4 1%) (41 3%) 60 8%

Selected Proj Location Rooms % Dist. Year Open

Super 8 Riviera Beach W Palm Beach 100 5% Jun 1982

Travelodge Riviera Beach Riviera Beach 116 5%  Jul 1988

Marriott Courtyard W Palm Beach 148 7%  Jan 1989

Red Roof Inn W Palm Beach 129 8% Jun 1996

Residence Inn W Palm Beach 78 4%  Jan 1998

Extended Stay America Northpoint ‘W Palm Beach 73 3% Nov 1898

Holiday Inn Express & Suites Metrocenire W Palm Beach 70 3%  Jul 2008

SpringHill Suites I-95 W Palm Beach 130 8% Aug 2009

Homewood Suites by Haon W Palm Beach 114 5%  Oct 2009

Super 8 North Palm Beach N Palm Beach 102 5% Jun 1972

Besl Weslern Plus Hotel & Suites/Conf Clr PB Gardene B3 4% Feb 1990

DoubleTree by Hilton Hotel Executive Mig Cir PB Gardens 280 13%  Nov 1970

Matriolt Paim Brach Gardons PB Gardens 282 13% Feb 1990

Embassy Suiles by Hilton PGA Boulevard PB Gardens 160 7% Feb 1990

Hampton Inn Palm Beach Gardens PB Gardens 118 5%  Jul 1999

Hiltan Garden nn Palin Beach Garders PB Gardens 160 8% Dec 2008
Tolal: 2,162 100%

(1} CAGR=Compound Annual Growth Rele
{2) Revenus per avsilable room is tolal annual room revenue divided by available rooms il is the best measure of year{o-year growth as it i i changes in room rale and annusl occupancies

Source: STR Global; WTL+a, .Juna 2021.
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Table 36: Monthly Market Performance of Selected Competitive Hotels, 2013—2019

2013 Thru April 2021

Pandemic  Thru April Annual Annual %
2013 2014 2015 2016 2017 2018 2019 2020 2021 Average Change
Occupancies By Month
January 772% 81.5% 83.7% 81.2% 78.7% 79.0% 735% 76.9% 57 2% 76.5% .
February 83.3% 90.9% 91.2% 87.4% 90.0% 848% 784% 83.7% 857% 83.9% 10%
March 84.5% 89.4% 92.4% 88.8% 91.4% 90.3% 87.6% 471% 771% 83.2% -1%
April 76.4% 76.3% 80.8% 80.0% 80.1% 81.1% 76 5% 17.6% 76 9% 71.7% -14%
May 70.1% 71.4% 687.0% 87.9% 74.8% 72.5% 88.6% 26.1% 64.9% -10%
June 70.4% 60.8% 608.8% 707% 76.0% 75.5% 66.8% 38 0% 66.9% 3%
July 68.4% 75.4% 70.8% 71.0% 70.0% 65.8% 68 2% 39,8% 86.2% -1%
August 68.1% 68.2% 85.4% 628% 652% 85.5% 58 5% 40.8% 61.7% 1%
September 80.0% 66.3% 62.4% 59.8% 68.8% 680.8% 56 7% 38.5% 69.2% -4%
Oclober 732% 73.8% 70 8% 88.5% 78.1% 88.2% 88.1% 39.9% 87.3% 14%
November 78.3% 74.0% 721% 750% 81.2% 71.0% 1% 429% 704% 5%
December 727% 80.1% 78.4% 75.0% 78 4% 74.5% 742% 50.2% 72.9% 4%
Annual Average: 73.2% 76.4% 75.3% 73.9% 77.6% 74.0% 70.6% 44.8% 69.2% 70.7%
Indicates months where occupancies exceed 80%.
Indicales impacts of the Covid pandemic from March 2020 through early 2021.
Source: STR Global; WTL+a, June 2021.
WTL +a
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5 Real Estate Development Potentials

The following details the analysis of real estate market/redevelopment potentials for key land uses
for Ihe Twin City Mall site based on the demographic profile and real estale market conditions. The
analysis focuses on the foliowing land uses: market-rate housing, warkplace/office, and supporting
services such as retail and hotel/lodging.

Market-rate Housing

WTL+a prepared a demand analysis that ials for new, market-rate
housing for a 10-year period betwsen 2020 and 2030, As the site [alls in two jurisdictions, separate
demand analyses were prepared for both Lake Park and North Palm Beach. These analyses use

various historic populalion growth rates as well as forecast growth to estimate demand and consider
key real estale metrics such as approved or proposed new housing and other privale investment
identified at the lime of lhe sludy.

Town of Lake Park
Scenario #1-—Past 10-Year Trendline

This model assumes lhat Lake Park will continue to growlh as it has over the lasl 10 years, using an
average annual growlh rate of 0.72% per year consistent wilh historic actual population growth
in Lake Park between 2010—2020. Notably, population growth in Lake Park strengihened
between 2010 and 2020 over the preceding 10 years. For purposes of lhis analysis, this average
annual growth rate was extrapolated for the next 10 years (i.e., growth remains constant through
2030)

As Scenario #1 is basad on past trends, it does not consider the transformational nature of the
Twin City Mall site on redevelopment opportunities in Lake Park,

= As noted in the demographic profile in Section 3, the Town of Lake Park gained 607 new
in 256 new 2010 and 2020—for a 2020 population of 8,782
residenls in 3,400 househokis. This resulted in a compound average annual growth rate of
0.72% over this 10-year period;
WTL +a
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Table 37: Housing Potentlals Scenario #1—Town of Lake Park, 2030

Average 30
Fopulian  Howvehold Housing
Scamng 011 0% Change Sire Umity.
Scenario 01 (Based ab 2010-2020 Treadine) (1)
Auasage Aneun] Gimmbh fase a72%
Cumrent & Peture Pugutanon 5762 9414 652 255 256
Allocation (o Known Residuntial Projects: 2
ety Gt
oA
Approved
[ £
Proposad
310 Federal Highway o
“Lake Park Aparimenls” (Woolbrghl) 250
Bublotsl  A¥acated Unity: 582
Unaliocatad Unita-Scanario #1: (a26{]

(1) inScenano #1. 0-yesr population forecasls assume hat the Tawn of Laks Park conlinuas fo growlh ai Hha same pace il did betwasn
2010 and 2020 (0 72% por yaar)

(2) in order fo convert 2030 populatian grawth 0o housing unils, the analysis assumes average household 26 of 2 55 people per household
remains (ha same tn the fulure as 1l was n 2020

) a2, . i L gaos
the 10-year forecas! penod

(4) tn Scenario 43, tha Town's annual growth rata would have fo doubla flo 1 5% per yer) to support ihe 682 unls in appraved and proposed
projects lwn-wide  This would feave an addilronal 130 to 140 <unaliocaled"units that could be durh at Twn City Mall of elsowher in
bake e

&, ¥ W - iyputy
dansily. suburban houstng  To raflect ihose charactansics, an averege housahald size of 1 75 peopia par housahold was ulilid

Source: ESRI Business Analyst; Town of Lake Park; WTL+a, revised Seplember 2021,

= Asillustrated in Table 37, il the pace of growih continues at lhis historic 10-year average of
0.72% per year, it would yield 652 new residents in 256 new households (i.e., housing units})
by 2030, assumming lhe Town's average household size of 2.55 renmains unchanged. This would

translate inlo average annual demand of approximately 25 units per year;

= The next step allocates future growlh in i to known appi prop: ,or
under construction residenlial projecis totaling 682 unils. According to data provided by the
Turn and slahehuldeis, these indude Naulilus 220 (appivred fui 392 unils, sile denwlilivn is
underway); 310 Federal Highway (proposed 100 mulii-family units), and Lake Park Apartments
(proposed 250 multi-fammily units on that portion of the Twin City Mall site owned by Woolbright
Development);

«  The analysis assumes that all 682 units as idenlified are built. However, market potentials in
Scenario #1 support only 256 new units, which leaves a shortfall of 425 "unallocated"

WTL +a
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units. In other words, if lhe historic rendline growth rale (2010—2020) conlinued, growih would
be insufficient to support the total number of approved and proposed units in Lake Park; and

= While a portion of the proposed Nautilus 220 project will sell to seasonal residents, it is not
known how many seasonal buyers there will be. As noted in the housing profile in Section 4, the
2018 American Community Survey (ACS) indicates seasonal units in Lake Park amounled to

only 2% of the Town's housing slock Since are from
growth forecasts, multiple seasonal buyers at Nautilus could serve to reduce lhe “shorifall” in
unallocaled units

Scenario #2—5-Year Forecast Extrapolated

This scenario utilizes Lake Park's five-year (2020—2025) forecast of population growth at a rale
of 0.76% per year as prepared by ESRI Business Analyst. ESRI's [orecast considers mulliple
factors in suggesting thal redevelopment opporlunilies in Lake Park will be enhanced such as
supportive policies as defined in lhe updated Comprehensive Plan, job growth, and physical and/or
Iransportation improvements. For purposes of this analysis, this average annual growth rate was

extrapolated for the next 10 years through 2030

Table 38: HousIng Potentials Scenarlo #2—Town of Lake Park, 2030

Avarage 2030
Housahold Housing
Sizw Unity

Seanan 1o

Scenano #2 (Based un ESRI 2010-2025 Forecast & Extrapatated 10 Years) (3
Aversge Annusl Orawth Rats 076%
Current & Futurs Population 8162 9453 691 255 E21
Aliocation to Known Rasidential Projacts: (/]

Under Conslrughon -

Approved m

Proposed 350
Sabtotal - Altociied Unts @2

[naocatad nits-scerario w2: wanl]

(1) In Scanario 1. 10-year pop: st (hal the Town of Lake Par {o growih at iha same pace i cid batween
2010 and 2020 (0 72% per year)

(2) In oo to convest 203 housing units, the smof2 e par household
remains ihe same in the future as it was 1n 2020

£ o Scmnaes 02 10 s B S - o e
the 10-year torecast pencd

(4) inScenara K3, tha Town's Growih rale would have 1 5% par yoar) 1o suppart the 682 iy 1 kesvad el At
gt s e ol Neb e e SOBSOA 13043 160 “enddocui b
Lk Past

] 4 ‘ Yy eaage * 4

densily, suburban Rousing i miect e w0 o8 1 75 people par

Source; ESAI Business Anatvst: Town of Lake Prii;: WTL+4 revined Seotymiber 2021,
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*= Asillustrated in Table 38, if this pace of growth is achieved, it would yield more than 691 new

in 271 new h holds (i.e., ing units) by 2030, assuming the Town's average
household size of 2,55 during this 10-year period remains unchanged. This would translate into

annual demand of 27 units per year;

=« The next slep allocates future growth in { 1o known app! , propt or
under i ial projects and Ihat all 682 unils as identified are bullt.
However, market potentials in Scenario #2 support only 271 new units, which leaves a

shortfali of more than 400 “unallocaled” units. In other words, if ESRI's growth forecast for
2020—2025 continues through 2030, growth would be insufficient lo support the total number of
approved and proposed unils in Lake Park.

Scenario #3—Required Capture to Support New Development

The lirst two scenarios suggest there is insufficient market demand necessary to support the

682 units in app and d resi ial proj In Lake Park identified during the study
(332 for-sale units at Nautilus 220, 100 renlal units at 315 Federal Highway, and 250 rental units at
Woaolbright). As a resuli, an i io was prep: that il the minir required

growth rate/market caplure that would be necessary to support all approved/proposed units

Table 38: Housing Potentlals Scenarlo #3—Town of Lake Park, 2030

-

Popdaian | dheshokt Houning
Bariasie H 00 Chargs Bl [

Horems 43 Pegured Growth i Soopant Frepored Projecta) ()
Avarage Annusl Orowth Rats 152%
Currant & Futura Populstion 8762 10183 1431 115 "
Aliocation to Known Raaldertial Prafacts: =

Under Ganalruction

Appraved e

Proposed 350
uttutal - Aocalsd Unity: sz
[Hnabocates Uity Seamame w1 13]

{1) inScanano 81, 10-yaar populabon forecasts assume ihal the Tawn of Lake Park continugs 1o growth at iha same pace if dd between
2010801 2020 (0 72% per year)

12) 10 oder fo convert lo 1s, the anall Stza of 2 55 pacpla per househald
emaay e namy (0 i Ao 39 mae 00 30N

{3) inScanana ¥2, 10-yaar papulahon forecasts uliize the Syear (2020-2025) Kecast of growih as prepared by ESRI. and axtrapolsisd aver
the 10-year orecasl pood

{4) 1n Scanano ¥3, the lows's semul growil el wowd hies 1 coulin i 1 3% por poar) 10 3uppart tha 682 unils in approvad and propased

projects town-wide  This would leaye 80 addibansl 130 fa 140 unafiocafex” uruls thal could be bunl al Twin City Mal or elsewhers in

Lako Park

L V- bas o o
ity - o e Fietols i of | 150000 e Pouiohon was ubirzd

Source: ESAI Busmazs Analyst; Town of Lahe Park; WTL+a, reviard Saprembar 2021
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* Asillustrated in Table 39, Lake Park’s population would have to increase at a sustained

annual rate of approximately 1.3% to 1.5% per year for each of the next 10 years to provide
sufficient market support for the 682 approved and proposed units identified during this sludy;

= Ifthis pace of growth is achieved it would yield more than 1,400 new residents in 818 new
households (i.e., housing units) by 2030. This would translate into annuaf demand of 80 units

peryear. Asis ic of density, urban infill multi-family housing, average
househokd size is typically smaller than it is in low-density suburban housing. To reflect those
characterislics, Scenario #3 utilizes an average househald size of 1.75 people per household;

and

= |FLake Park can achieve a higher annual growth rate of 1.5% per year, il wouid also suggest
market support for an additional 130 to 140 “unallocated” units lown-wide. These could be
located either at Twin City and/or other redevelopment sites within Lake Park.

Village of North Paim Beach
Scenario #1—Past 10-Year Trendline

This mode] assumes that North Palm Beach will continue to growth as it has over the last 10 years,
using an average annual growlh rate of 0.77% per year consistent with historic actual
population growth in the Village between 2010—2020. For purposes of this analysis, this
average annual growth rate was extrapolated for the next 10 years (i e, growth remains conslant
through 2030)

As Scenario #1 is based on past trends, it does nrot consider the transformational nature of the

Twin City Mall site on redevelopment opportunities in North Palm Beach.

= As noted in the demographic profile in Section 3, North Palm Beach gained 954 new residents
in 473 new households betwesn 2010 and 2020—for a 2020 population of 12,975 residents in
6,570 househelds. This resuited in a compound average annual growlh rate of 0.77% over this
10-year period;
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Table 40: Housing Potentials Scenarlo #1—Viliage of North Palm Beach, 2030

——

Housaho Housing
Searuria il e Chll'l Sare [T
Scenaria 01 (Rased an 2010-2020 Trand¥ne) (1)
Avarge Annusl Growth Rata 0T
Current & Future Popuiation 12,015 14,005 1030 197 52
Mfocation Lo Known Rauldential Projects: ]
Undar Comtruction

Propased
- 200 Yachl Club/US 1 Sie (Masl Capilal) 25
e Uit 215

[sstiveszan vm scemsna 308 ]

(1) 1 Scanario 41, 10-year populalion forecasts assuma that the Vifiage of North Paim Beach continves to growth al the same pace if did
batwoen 2010 and 2020 (0 77% per yoar)

@ tha size ot 1 97 peopla par houshald
ramains the same sn the fufure as A was in 2020

@ in Saweana a3 0 3w (700 » e
Ihe 10 ynar foracasi penad

(& I Scanaro 43, the Village! orowth rate i i flo 1.3% per yoan) to support up lo 800 umls,

aflr Bcauntng o the Bropasd 218 untsin he 200 Yoch! Club prgec]
(5) Asis characlensbc of modemie-dansity, urban infill mulh famiy housing, aversge. mmm irm 15 typicaly smaller than d s in fow-
densily, suburban housing To raflact Wim pAamEsEmIE. BT it

Source: ESRI Businsss Analyst; Villsge of North Palm Basch; WTLea, ravived September 2021

= Asillustrated in Table 40, if lhe pace of growth continues at this hisloric 10-year average of
0.77% per year, it would yield 1,030 new residents in 523 new households (i.e,, housing
units) by 2030, assuming the Village's average household size of 1.97 remains unchanged.
This would translale inlo average annual demand of approximalely 52 units per year;

= The next step allocates future growth in i to known app p or
under i i ial projects. According lo data provi: by lhe Village and
stakeholders, this includes 215 units prop aspartofa i of parcels

located on U.S. 1 known as 200 Yacht Club. The analysis assumes Lhat all 215 unils as
identified are built;

= The analysis in Scenario #1 suggests supportable market potentials for both the 200 Yacht
Club project as well as an additional 300+ “unallocated” units (i.e., nol assigned to a
proposed or approved project),

WTL +a
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Scenario #2—5-Year Forecasl Extrapolaled

This scenario utilizes the Village's five-year (2020—2025) forecast of population growth at a rate
of 0.78% per year as prepared by ESRI Business Analysl. ESRI's forecast considers multiple
faclors in suggesting lhat redevelopment oppartunities in North Palm Beach will be enhanced such
as zoning and land use pollues that suppart additional density and height, continued job growth, and
physical and/or i For of lhis analysis, this average annual

growth rate was extrapolaled for the next 10 years through 2030

= Asillustrated in Table 41, if this pace of growth is achieved, it wouid yield 1,050 new residents
in 533 new households {i.e., housing units) by 2030, assuming the Village's average
household size of 1.97 remains unchanged during this 10-year period. This would lranslate into
annual demand of 53 units per year;

= The next step allocales future growth in i lds ta known app prop! or
under conslruction projects and assumes that 215 units at 200 Yacht Club are built; and

= The analysis in Scenario #2 suggests supportable market polentials for both the 200 Yacht
Club project as well as an additional 320 “unallocated” units ( e, not assigned to a
proposed or approved project).

Table 41: Housing Potentlals Scenarlo #2—Village of North Palm Beach, 2030

200
Houaing
099 it
Scenario 12 (Besed lemuﬂlml Mﬂ 10 V'.U ]
Awarngs Annusl Giowih Rste
Currant & Future Populstion |2975 14025 1050 19 s
Allocation o Known Residential Projects: 2
Under Consinuchion
Approved
Proposad 215
Subtotal - Allecatsd Units: 215
|umaocatnis umts-Sesnacia 12 ]

(1) inSoanano N1, 10-year populalian farecasts assume thal ihe Viliage of North Paim Beach continues fo grawth a the sme paca it did
botwean 2010 and 2020 (0 77% per year)

(2 tn arder to convart he w1 07 s v Rowasnokt
AL B ma i 50 At o den o 000

(3) InScenano 2. 10-yosr population foracasts ubha it 5-year (2020-2025) herevast of gt (9=
ihe 10-year forecast panod.

4) InSoanano 43, the Wiagm' % (20 1 3% g ywar] (0 SuppONt up to 800 umts,

aflar accounting for the propoved 215 urits 11 the 200 Yach! Club propect
(5) As1s characlenstic of moderale-densily, urban nfilt mult-famrly ousng average housahold 97815 ypiceily smalle than it is n low-
chanly, sububan hauung  To refieot Ihasa shamokensho3, an avarego howsahald wro of f 76 poomla par housohad wad uliirod

Source; ESRI Business Analyst; illage of North Paim Beach; WTL+a, revised Seprember 7021,
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3 ired Capture to New D

The first two scenarios indicate there is sufficient market demand to support the construction of
approximately 520—530 units of new housing in North Paim Baach by 2030. After consiruction
of 215 units at the proposed 200 Yacht Club projact, lhis leaves 300—2320 “unallocated” units that
could patentially be built on the Twin City Mall site.

Hawever, WTL+a noles that the cost lo acquire the Twin City Mall sile by any developer will

higher resi i ities to justify ibility. As ies along the carridor
appear to be increasing, the Twin City Mall site is both a larger and pre-assembled redevelopment
and therefore should anlici| higher ities (.e., 800 1o 1,000 units). As a result,
WTL+a created an alternative scenarlo lo illusirate the higher growth rate/market capture necessary
lo support approximately 800 unlts of new housing on the Twin City Mall site,

Table 42: Housing Potentiala Scenarlo #3—VI(lage of North Palm Beach, 2030

Forstasty Average 2030
Fepulstinn

Haunahsk Houslng
Beprarin o e Charge ire sy
TITIU T (esred Dramth 1s Sursed Praosesd Pramity (0
Avarage Annual Qrowth Rsta 130%
Current & Futum Pogultion 12975 14784 1789 " 102
Allocation to Knawn Rasidertal Profects: ™
Under Canelruction 0663412958
Approved
Proposed 215
Ratstotal - Al wteid Undty 215
[unattocatad units Scanario e: a0r
[UN! AL 10-yaar, the Viitage of Narth Paim Baach cantinuas to growth at the same paca it did
betwean 2010 and 2020 {0 77% per yasr)
@ v ra o wzs of 1 97 peopla per housshald

gy P a4 e R 33 wae e OO

@ io #2. 10-yomr poulation 1he 5-yoar (2020-2025) forocast of growih as propared y ER, s wsbapcii el gvwe

the 10-yoar forocast pencd
It

(L s 1 3% par poar] L
aMlar accounting for the proposed 215 umis i the 200 Yachi Club project

(5) Asnsharastetahe of ety Suaty, SR A ey v ELEL
. = 171 pasayve pir boxamteid mat Wt

Source: ESRI Businsus Analyst; Vilisgs of North Paim Beach; WTL+a, revised Septamber 2021

= Asillustrated in Table 42, the Village's population would have to increase at a susta/ned
annual rate of approximately 1.3% per year for each of the next 10 years to provide
sufficient market support for approximately 800 units on the Twin City Mall site;
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= |f this pace of growih is achieved, it would yield almost 1,800 new residents in 1,020+ new

households (i.e., housing units) by 2030. This would translate into annua/ demand of

approximalely 100 units per year. Asis ic of density, urban infill multi-
family housing, average househokd size is typicailly smaller than it is in low-density suburban
housing. To reflect those characteristics, Scenario #3 ulilizes an average househald size of 1.75

people per household; and

= After conslruction of the 215 units at the 200 Yacht Club project, market supporl would be
sufficient for an additional BOO “unallocated” units across North Palm Beach. These could be
located eilher at Twin City and/or other redevelopment sites within the Village.

[ jon—+ F

The analysis lo determine market supporl for new resi i illustrates how
Iransformationai the Twin City Mall site can be for both the Town of Lake Park and the Village of
North Palm Beach. The limited number of vacant/undeveloped parcels in bath communities has
hindered population/household growth, particularly in Lake Park, over the past 20 years. As a result,
a historic dli as in #1 and #2 does not Indicate market

support for new housing.

As a result, WTL+a prepared an alternative analysis for Lake Park as depicled in Scenario #3 to
identify the rate of populalion growth necessary over the next 10 years lo ensure successful
redevelopment. As noted, the analysis suggests that Lake Park would need to grow at a
sustained compound annual pace of 1.5% per year—well above its recent 0.76% annual growth
rate. This could expect to generate sufficient demand to support up to 820 new housing units
town-wide by 2030, including:

= Naulilus 220 (332 units under construction)

= 315 Federal Highway (100 units proposed)

. ight D 's
Cily site, and

propt “Lake Park Apartments” (250 units) on a portion of the Twin

= Another 130 to 140 “unallocaled” units over the next 10 years

Lake Park's required growth rate could be slighily lower if a portion of the 332 units at Nautilus sell to

seasonal accupants
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Similarly, while slightty higher historic growth rates betwsen 2010—2020 have generated modest
population/household growth in Norih Palm Beach, the Village would also need to sirengthen ils
future growth rate to support new housing on the Twin Cily Mall site. Spedifically, as a portion of the
site il to in North Palm Beach is larger than itis in Lake Park,
land acquisition costs by any developer will be significantly higher. Higher land costs will

necessitate additional density and building height to justify construction feasibility. Anolher
factor bearing upon leaslbility will be the costs i with providing parking

As a result, WTL+a prepared an allernative analysis for North Palm Beach as depicted in Scenario
#3 to identify lhe rale of population grawth necessary over the next 10 years to ensure successful

di As noled, the it that North Palm Beach would need to grow at
a sustained compound annual pace of 1.3% per year—well above its recent 0.77% annual
growth rate. This could be exp lo sufficient to support up to 1,000 new

housing units village-wide by 2030, including:
= 200 Yacht Club (215 unils proposed), and
= Another 800 “unallocated” units over the next 10 years.

This suggests thal redevelopmenl opportunities for new housing on the Norih Palm Beach porlion of
the Twin City Mall sile could support up to 800 units of new housing by 2030

Our i that ger populati growth in the U.S. Highway 1
corridor in this part of Palm Beach County is feasible, in part due to the impacts lhat the COVID

ic has i

forces such as population shifts from
New York/the Northeast to South Florida as well as recent, ongoing interest in private investment as
exhibited by such projects as Nautilus 220

In total, these factors could expect to generaied market potentials that support between 850 and
1,050 units of new housing across the entirety of the Twin City Mall site over the next 10
years (2030).

Twin City Mall: 850 to 1,050 Units of New Housing

Across Entire Site
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Workplace: Multi-tenant/Speculative Office
Prior lo the COVID-18 px ic's in 2020, based il ies like finance,

and ing services, market and communicalions,

professionai/business services such as accountants, legal and medical and other similar businesses
typically housed their in ial office

The first slep in measuring support for new muiti-tenant/speculalive office space at lhe Twin City
Mall site examines market polentials for office use in Palm Beach County and allocates demand to
both Lake Park and North Palm Beach. The analysis translates employment lorecasts (for 2019—
2027) among specific industry seclors in Palm Beach Counly (as prepared by the Florida

O of ic Opportunity/DEQ) into demand for office space by applying an occupancy

factor (of pied space per employes) and the prop of employ in each seclor

who are office workers. We nole that DEO employment forecasts are issued only in eight-year

periods

The analysis also considers demand generated by olher market factors, such as vacancy

part-ti | ployed indivi (who may or may not occupy multi-tenant ofice
space), and i these estil either i or reduce future dermand for
office space. C iy for | i tenants that move when a building is

removed from lhe inventory due to physical and/or funclional obsolescence,

We nole that { periaining to factors may be overstaled. Since the 2007—
2009 ion, offi ing il have been ing office i
by significant Historit the ial real estate industry has used an average

occupancy faclor of 250 sq. k. per office employee. However, according to a 2017 study by REIS,

Inc. (a national commercial real estale database) the amounl of office space per employee has been
g in each i i cycle aflera i REIS data indicale thal in lhe
nalional economic expansion of Lhe lale 1990s, a new office

sleadily d

ployee was typically i with
approximately 175 sq. ft. of additional office space. During the early- and mid-2000s (unlif the

2007—2009 i the typical employee was with approxi 125 sq. ft. of
additional office space. Since 2010, however, each ployes has been i with
only about 50 sq. ft. of additional office space. Thisis i nolable in spa: fficient

like and p: i i services, which have been the slrongest growing

sectors in the current business cycle. Marsaver, hoteling and remote work-arangements, where
employees share space rather than having dedicated offices or cubicles, enables companies to
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accommodale even more workers in @ given amount of occupied space. The unprecedented shift
to teleworking because of COVID-19 may, as previously noted, lead to permanent part-lime
and full-time ing for multiple i

Another study by CoStar, Inc., an i ial real estate indi the
amount of office space pled per emp d to 162 sq. ft. per worker in 2017 from
197.3 sq. Rt. in 2010. According to lhe annual 2018 Experience Exchange Report (EER) prepared
by the Buikding Owners & iation, lhe average factor for office employees

in 2018 was 288 sq. . per employee on a renfable basis (rentable includes all common areas of a
bullding). However, after netting out a common area factor (typically 30% to 35%), the usable
occupancy factor for office employees Is in the range of 187 to 202 sq. ft. per employee.

The i office market ials for

p (or multi-t it} and medical office
space. Thatis, lhe analysis any esti for indivi d , also known as “build-
fo-suits.” The analysis is lllusireted in Table 43 through Table 45

Palm Beach County

= The Florida Dx of ic O ity/DEC prep: for
individual counties and groups of counlies throughout the state known as “workforce regtons.”
Palm Beach Counly is lts own Workforce Region (#21). DEO eslimates that Palm Beach County
will add more than 87,750 new jobs between 2020 and 2028;

= The analysis indicates potential gross demand for 6.94 million sq. ft. of office space across the
County between 2020 and 2028, This eslimate is based on an average occupancy factor of 194
sq. ft per office employee, generated by growth in office-using Jobs comprising roughly 34% of
all jobs. This is inclusive of adjustments related to vacancy, i ildi
tenant chum, etc,;

= From a financing perspective, however, a portion of the County's existing 8.25 million sq. . of
vacant office space woukl need to be leased before new office space could be financed. Itis
also not known how much of the remaining existing vacant inventary suffers from physical and/or
functional obsolescence, will convert to other uses such as residential, or could be demolished;
and

= For purposes of this analysis, WTL+a conservatively assumes that 35% of Palm Beach County's
vacant office inventory is leased befare financing is provided for new office construction This

serves to reduce the County's office vacancy rate to roughly 7% from current levels, and lowers
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demand generaled by job growth in office-using sectors to approximately 4.75 million sq.

It of net nowspace by 2028,

Table 43: Otfice Potentials—Palm Beach County, 2020—2026

New Jobs % OHice- SF Occupancy 2028 Damand
Industry Seclar 1070-2078 Uaing Factor n 8F)
Palm Baach County (Woridorce Region #21)
Agriculiura/Mining & Conatruction 3649 10% 175 83,000
Manufacturing 1522 20% 200 60,800
Transp/Communications/Ulilities 1191 40% 200 95,300
Wholesals & Ratai Trade 7415 20% 175 259,500
Financefinsuranceifeal Estate 2875 85% 275 872,000
Services
Professlonal, Seientifle & Tachnical Services 8,564 B80% 250 1,476,900
Management of Companias & Enlerpricas 1,535 60% 275 253,300
Administrative & Waste Managemeni 9,039 35% 175 553,600
Educatlonal Services 2,756 20% 200 110,200
Hmalth Care & Sociol Asshatance 13,255 5% 200 927,600
Ars, Entetalnment & Recreation 4,567 20% 175 159,800
Accommodation 8 Food Sereices. 18,189 20% 175 672,000
Ot Bervices (Exvept Govermment) 3,543 35% 225 279,000
Govermmenl 5,254 60% 150 472,900
Sell-Employed S8 10% 200 135,700
Tolal/Weighted Average: 087,785 u% 184 8,172,800
+  Vacancy Adjusimerd @ 5% U] 208,600
+ Cumulaiive Replacement Demand 75% 2} 453,000
2078 Groas Demand - Paim Beech Counly: 0944500
Exsling Vacani Office Space 8,257,221
Lease-up Required @ 35% (2.190,027) (3) (2,107
Remalning Vacant Space: 4,087,134
% Vacanmt 7.0%
2920 NET DEMAND (Roundad, In SF): 4,764,600

(1) This ailows for a 5% Trictional® vacancy rate in new office space delivered to the market (1.6 , this accounts for
tonant movement fo new space)

(3 ha Ay ety it reilace Mce speca
This s assumed fo mpresent 7.5% of total damand.

(3) From a financing perspective, some portion of existing vacant office space in Paim Beach Courty will need fo ba
leased before financing of new construction Is viable. The analysis assumes that 35% of axisting vacant office
space I leased, thereby reducing the oversl! vacancy rats to approximately 7.0%

Saurce: Florida Dept of Economic Opportunity (DEO); CoStar, inc.; WTL +a, September 2021

WTL +a

Real Estate & Economic Advisors

Washiaglon, DC—Cape Cod, MA

301 502 4171 508 114 0915 126



WTL.

Town of Lake Park

Table 44 market fals for i tenant office space in Lake Park based on
the Town's current share of countywide employment.

With an estimated 6,804 employees working in Lake Park, the Town's share of all jabs in Palm
Beach Counly has averaged 0.75% over the past five years;

Under this *feir share" analysis, Lake Park would continue to capture 0.75% of future countywide
job growth, or approximately 660 new jobs, of the 87,750+ new jobs across Palm Beach County
by 2028. However, as illustrated In Saction 4, Lake Park has an extremely limited amount of
office space;

Based on Lake Park's current occupied office inventary (54,834 sq. ft ) using an occupancy
factor of 150 sq. ft, per office employee, there are an esti 266 office i
only 55% of ail jobs in Lake Park. If future office-using employment remains at this 5 5% shars,
1his translates Into gross demand for only 5,500 sq. ft. of office space in Lake Park over the
next eight years;

For new office buil to recelve ion fi ing, a portion of Lake Park's exlsting 7,660
sq. ft. of vacant office space would need to be leasad before new office space could be built. It
is also not known how much of the Town's remalning existing vacant office Inventory suffars from
physical and/or functional obsolescence, will convert to other uses such as residential, or could
be demolished; and

For purposes of this analysls, WTL+a conservatively assumes ihat 25% of Lake Park's vacanl
office inventory is leased before financing is provided for new office construction. This sarves to
reduce lts office vacancy rate to 10% from current levels, and lowers demand generatad by job
growth in office-using sectors to only 3,600 sq. ft. of net new office space by 2028. In
effect, there is negligible demand for new office space on the Lake Park portion of the site.
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Table 44: Office Potentlals—Town of Lake Park, 2020—2028

Naw Jobs % Offleca- SF Oceupancy 2028 Demand
bntfuntiy Secher 20308 Using Factor fin 8F})
ProfesslomsliGenes! Office
Tolal Employment: 6,604
As % of Paim Baach County (5-Yoar Avarsge) 0] 075%
Falr Share Analysis
I020-2028 £ mplayment Growth (If Fair Share Maintainad) 858
% Office-using Jobs 12 5%
SF Occupancy Faclor 150
2028 Grows Demand (Al Office ) 5500
Exisling Vacan! Offica Spaca (10-Yoar Avarags) 7,660 =]
Lense-up Required @ 25% (1.915) {100
Ramauining Vacant Spsce: 5,745
% Vacant 10.0%
7020 NET DEMAND {Reunded, (n 5F) 3,800

(1) This reflects the 5-year average of Lake Park's shars of all jobs in Paim Bsach County. The analysis assumes

that the Town mairtains its air share® of the Counly's total smploymant in the fulurs.
{2) Based on Lake Park's 2020 accupled office invenory (54,934 39, 1t), thers are approximetaly 366 office employses
af an average factor of 150 sq. . per This suggaits ihef ofice using emplapees compris
spprossmaltely 5 8% of the 6 604 fofal omplayest in Lake Park
Dus (o Auctusting offica vacancy rates in Laka Park (ranging from a fow of 4 6% In 2020 fo a paak of 20% in 2018),
a 10-year average of 13.3% was utilizod in the analysia. To refiect financing comditions, a 25% lease-up fector {of
axisting vacant space) was assumed: this would reduce future vacancies to approximately 10%.

(3)

Source: Floride Dept of Economic Opportunity; GaStar, inc.; WIL +a, September 2021
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Village of North Palm Beach

As illustrated in Table 45, market ials for i -1 t office space In North Palm
Beach were also prepared based on the Village's current share of countywide employment

= With an estimaled 8,185 employees warking In North Palm Beach, the Village's share of all jobs
in Palm Beach County has averaged 0.79% over lhe past five years;

= Under lhis “fair share" analysis, the Village would continue to capture 0.79% of fulure countywide
job growth, or approximately 697 new jobs, of the 87,750+ new jobs across Palm Beach County
by 2028. As noted previously in Section 4, North Palm Beach contains 1,081,300 sq. &t of office
space;

= Based on the Village's currenl occupled office invenlory (958,524 sq. ft.) using an occupancy
factor of 350 sq. R. per office there are an esti 2,739 office employ
comprising fully 44.3% of all jobs in Narth Palm Beach. WTL+a notes the office occupancy
faclor (350 sq. ft) in North Palm Beach is much higher than it is in Lake Park (150 sq. |t ) due to

the presence of a large amount of ied office ini ildings as well s
by p services ies. If future offi ing remains at lhis 44%
share, this into gross for approxi 46,300 sq. ft. of office space in

North Palm Beach aver the next eight years;

= For new office buildings to receive i ing, a portian of the Village's existing

140,000 sq. ft. of vacant office space would need lo be leased before new office space could be
built. Itis also not known how much of the Village's remaining existing vacant affice inventory
suffers from physical and/or functional obsolescence, will convert lo other uses such as

or could be i As noled previously in Section 4, the Village's office
vacancy rate has remalnied stubbornly high, ranging from a low of 7% to 22% botwoen 2007 and
2020; and

* Dueto i high office ies, WTL+a ively that 35% of Norlh
Palm Beach's vacant office inventory would have to be leased before financing is provided for
new office construction. This serves to reduce the Village's future office vacancy rale to 8 4%
from current levels. Notably, it would negate any markat potentials for new office development in
North Palm Beach over the next eight years. In other words, demand for office space
generated by job growth in office-using sectors can be accommodated in existing vacant
office space in North Palm Baach for the near future.
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Table 45: Office Potentiais—Village of North Palm Beach, 2000—2028

New Jobs % Office-  SF Occupancy 2028 Demand
Indwstry Sector 2030-7034 Wiing Faciar fin 5F}
Professionat/General Offfice
Tolal Employmenl: 0,185
As % of Paim Beach County (5-Year Avarage) (1) 07%%
Falr Share Analysls
2020-2028 Employment Growth (If Fair Share Maintained) 897
% Office-using Jobs (2 443%
SF Occupancy Factor 50
{3020 Gross Demand (AD Office): 48,300
Exisling Vacan! Office Space (10-Year Average) 140,099 )]
= Le ip Required @ 35% (49,035, 4905,
Remaining Vacant Spacs: 81,084
% Vacant 84%
3028 NET DEMAND (Rounded, In SF) (3,70%)

(1) This reflects the 5-year average of North Palm Beach's share of ail jobs in Paim Beach Counly. The anaiysis
agumes the Vilage mainfaing its Yalr shars” of the Counfy's ledal amployment tn e future

2) Based on North Palm Beach’s 2020 occupied office inventory (958,524 sq. f.), there are approximately 2,739 office
employess at sn sverage occupancy factor of 325 sq. i per employes) This suggests tat office-using amploysas
comprise approximately 44% of tha 6,185 tofal employeas in North Paim Beach A higher office occupancy facior
{325 sq. . per employes) was utilized due fo tha presence of multiple offica condeminium buildings

(3) Dus fo fluctuating office vecancy rates in North Palm Beach (ranging from & low of 6 9% in 2016 fo s peak of 20 2%
in 2011) 8 10-year aversge of 13.0% was utflized in the snalysis To reflect financing conditions, a 35% lease-up
Factor {of mstsfing vacant space] wis ansumed. fhix Moturw vaganciey T

Saurce: Florida Dept. of Economic Opportunity; CoStar, inc.; WIL +a, September 2021,

C —Office P iall

In conclusion, the analysis of supportable market demand for new office space is extremely limited in
Lake Park and negligible in North Palm Beach. M , existing office i y in both
jurisdictions is aging/outdaled and may have a degree of functional and/or physical obsolescence—
even wilh the p of ied office ini ikdi in North Palm Beach. This
is best exemplified in negative net i i in North Palm Beach, over the past 14
years

It should be noted that the anly significant office investment in Lhe portion of the North County trade
area closest to the two municipalities includes “Divosia Towers" a two-building complex located at
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3825-35 PGA Boulevard. According lo CoStar, Inc., data, these twin 11-story buildings contain
217,208 sq. ft. of space and were delivered In 2018 and 2020. Specdific metrics for each building are
noled as follows:

= North Towar—conlains 108,786 sq. il. of leasable area. As of October 2021, the bullding was
reportedly 30.9% accupied (89.1% vacant), suggesting annual nel absorption of only 8,400 sq.
. per year lor lhe four years since conslrucled slarted in Oclober 2017 (i.e., including pre-
leasing effors). Six fioors remain fully vacanl. While several other floors are reportedly pariially
occupied, the CoStar tenant slacking plan identifies only one tenant accupying the 11™ floor

= South Tower—contains 108,422 sq. ft. of leasable area, As of Octaber 2021, the building was
reportedly 95.4% occupied (4.6% vacant), suggesting annual net absorption of approximately
51,700 sq. ft. per year for lhe two-year period between conslruction slart (September 2017) and
completion (late 2018), However, WTL+a notes that the CoSlar tenant stacking plan has no

on tenant ies for five floors of lhe building

According to the Palm Beach Post, DiVosta Towers were the first new office buildings built in Palm
Beach Gardens in 10 years. The complex sokd in September 2021 to Gaisby Enlerprises of New
York, for $80 million ($368 persq. it ). Asillustrated in Table 62 in the Appendix, the North County
office market contains 4.97 milkon sq. fi. of office inventory in 230 buildings (8. 6% of the County)
The office vacancy rate peaked at 19,7% in 2011, declined to 9.0% in 2016, and increased to 12 6%
in 2020. Annuai net ion has been modest- ging approxi 34,400 sq. ft per year
over lhe past 14 years (2007—2020) and increasing to 42,500 sq. ft per year over the past five
years (2016—2020)

While a small amount of office space may be atiractive as part of a mixed-use project, any office
space developed on the Twin City Mall site should be considered a tertiary use that serves as an
amenity to activate public space during the day. Any limited office space built should comprise no
more Ihan 5,000 lo 10,000 sq. %t of space oriented to professional services tenancies and localed
above street-level relail. The capacily lo support any additional office space will be determined by
growth in sperific husiness markets and nffire-ising seclors, transition of home-based businesses

into leased space, costs P to ing nearby locati etc
Hotel/lLodging
Demand for hotel/motel reoms in any location is typically driven by specific market segmenls,

luding corporate busi i ial, i pass-by traffic, tourism, and visitors to specific
WTL +a
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venues or events. The capital i seek i annual

65% and 72% before financing new hotel construction.

To understand holel market parformance and ities for hotel on the Twin City
Mall site, WTL+a obtained hotel performance data from STR Global for multiple selected properties
localed primarily on nearby i i and -85 i g Itis critical to

market condilions given the enormity of the impacis on the hotel and hospilality industries from the
COVID pandemic as well as the lima required for recovery:

= Average annuel occupancies strengthened between 2013 and 2017, increasing from 73 2% lo a
peak of 77.6%; the seven-year average occupancy was 70.7%. Occupancies declined
slightly, to 74% in 2018 and 70.6% in 2019;

= The COVID pandemic which struck in early March 2020 has significantly impacted the
hotelfhospitality industry. Monthly pancies dropped precipil ly—fi B3.7% in
February 2020 to 17.6% in April 2020. Overall occupancies among these 16 properties in
2020 averaged 44.8%. Occupancies climbed to 50.2% by year-end and retumned to pre-COVID

melrics in the range of 77% during the first quarler of 2021

As illusirated in Table 46 and Table 47, WTL+a prepared two possible scenarios lo evaluate hotel
potentials at Twin City Mall

Scenario #1: Past Trends

. io #1 that growth in i i among the area's existing supply of
hotel rooms remains fat (i.e., 0.01% annual growth), and growth in occupied roomnights
(demand) conlinues at Lheir historic 2013—2019 negative pace of -0.58% per year through 2030
This translates inte negative demand for (56) fewer hotet rooms over the next 10 years
(through 2030); and

= There are 174 new holel rooms planned as part of an expansion of the Downtown at the District
projectin Palm Beach Gardens. If these rooms are buill, this would represent a room counl
312% grealer than lhe market will support In other words, there would be an excess of supply
of {230) rooms over the next 10 years. Any new hotel, including this 174-room property as

at D at the Gard: would have lo steal market share among existing hatel
properties
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Table 46: Hotel Potentials Scenario #1—Twin City Mall Sits, 2020—2030

Change: Supportable
2020 2030 2020-2030 Rooms
Scenario 1: Past Trends (2013-2018)
Area Hotel Rooms 2,182
Available Roomnights 769,130 789,708 576
Annual Growth (2013-2019) 001%
Occupied Roomnights 353,231 333,428 (19,803) is8)
Annual Growth (2013-2018) 0.68%

Allocation to Known Hotel Rooms:
Under Construction
-NA
Planned/Approved
- Downtown at the Gardans {ShopCore) 174
Subtotal-Allocated Hotel Rooms: 174
As % of Area-wlde Demand S1E%]

|Unaliocated Hotel Rooms: &30

Source: STR Global; WTL+a, revised Septamber 2021,

Scenario #2: Moderate Growth

= Scenario #2 ulilizes peak market Irends as occurred between 2013 and 2017. First, it assumes
that growth in available roomnights among lhe area’s existing supply of hotel rooms remains fial
(i.e., -0.01% growth). This scenario also utilizes the actual 1.49% per year compound annual

growth rate that in ied 2013 and 2017. This is predicaled on
i i by ial growth in this area of norlhem Palm Beach
County, aided by focused i itiati aimed at busi ion and
i and, on recovery in the lourism industry;

= Similar lo Scenario #1, there are 174 new hatel rooms planned as part of an expansion of the
Downtown at the Dislrict project in Palm Beach Gardens. If these raoms are buill, this would
represent a room count 112% grealer than the market will suppart. In other words, there would
be a nominal excess of supply of (18} rooms over lhe next 10 years. Market growth will
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accommodate a new 174-room property as prop atD at the Gard without any

significant loss of demand for rooms in the area's exisling hatel supply.

Table 47: Hotel Potentlals Scenario ¥2—Twin City Mall Site, 2020—2030

Change: Supportable
2020 2030 2020-2030 Rooms
Scenario 2: Moderate Growth (2013-2017)
Area Holel Roorms 2,162
Available Roomnighls 788,130 788,552 (578)
Annual Growth (2013-2017) -001%
Occupied Roomnights 353,231 409,550 56,319 158
Annual Growth (2013-2017) 1.40%

Allocation to Known Hotol Rooms:
Under Constiuction
« NAA
Planned/Approved
- N/A 174
Subtatal-Allocated Hotel Rooms: 74
As % of Area-wide Damand 1%

Unaliocated Hotel Rooms: 118

Source: STR Global; WTL +a, revised September 2021.

G Hotel F

The analysis reveals negligible market support for new hotel development on the Twin City Mall site
in what would be considered by the holel industry as a secondary location. Even if peak growth in
roomnight demand {which occurred between 2043 and 2017 among the competitive set) continues,
itis insufficient to support more than 150 additional holel rooms In Ihe surrounding area over the
next 10 years, This demand is likely to be cap in ger, primary g such as lhe

commercial node created by The Mall and Dx atthe , orat
intarchanges along 1-95. In fact, ShopCore is planning a 174-room hotel as part of expansion and

of D at the Gard This will capture compelilive area reomnight demand in
the near-term.
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General Retail

The potenlial for retail uses as part of Ihe redevelopment of the Twin City Mall site is less affected by
past lrands and development patierns than other commercial land uses. The major influences and
economic forces affecting retail feasibility in 2021 are significantly different than when Twin City Mall
opened in 1973 and closed in 1884. The effects of COVID-19 an consumer behavior, supply chain
delays in securing merchandise and supplies, reduced in-store sales due lo growth of online
shopping (particularly for soft goods and gifts), job losses, and household incoma Auctuations
caused by the pandemic have combined to reduce sales for retail, food and beverage, and
consumer services. Those reduced sales have rippled through increased vacancies and unpaid
rents in commerecial retail space. For tradilional shopping malls, the significant decline in Ihe viability
of depariment stores has reduced the number of store lacalions and has disrupted lhe balance of
anchor stores and the inline businesses thal connacted them; in fact, the entire retail industry has

been in turmoil, particularly since 2020.

In addition to these industry-wide challenges, the Twin City Mall site will be affacted by other
localized forces, both positive and negative. Those forces include:

= The abundant supply of existi v retail located within thme miles totaling
almost 6.7 million sq. i. of retail space (based on lhe findings of the RDS field invenlory).

The greater area is an established retail deslination (particularly surrounding The Gardens Mall)
While there is maljor drawing power across lhe region, the Twin Cily Mall site is nol central lo
these other destination points and must compete with that critical mass of retail that forms
multiple major destinations within that three-mile trade area;

= The potential for new on-site residentlal densities, with as many as 850 to 1,050 new units,
plus other new housing nearby such as the Nautilus 220 and 315 Federat Highway projects
represent @ new market of resi i i by the p
of Publix and direct proximity for 1,500 to 1,800 new on-site residents. The local resident markel
will expand lhrough development of new dwelling units; and

= There is an ongoing shift in lotal retail sales across adjacent markets in North Palm Beach and
Lake Park. As noted in Section 3, there is $169 million in annual net inflow of retail spending
from outside of Lake Park into the Town and annual sales oufflow (i.e., ‘leakage') of $84
million out of North Palm Beach; these existing spending patterns may creale opportunities for
on-site retail if the righl type of new developmenl and tenanl mix is implemented
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In dollar volume, consumer spending on retail goods and services is primarily attributable lo
resident-based actvilies. But those same residents can also spend (in different ways) as

ployees, p ing food and ge for lunch, making p of apparel and

gifts, or consumer services during lhe workday. However, not all employees have the time or
opportunity to go out for lunch, but olher employees in specific indusiry sectors eat out and shop

frequenlly as long as food and relail stores and services are proximate to allow efficient use of lunch
times or other parts of lhe workday. Industry sectors that more regularly patronize retail areas
principally correlale to lhe number of nearby office workers. While neither Lake Park nor North Paim
Beach are major office clusters, potential spending generated by nearby olfice and service

a factorin ining how much retail might be supportable at the Twin

City site.
In Florida, tourism and visitor spanding are the single largest economic activity in the state. While
Palm Beach County conlains many visitor inati limited visitation and busi lravel ta both

Lake Park and North Palm Beach do nof suggest that a visitor-orienled market (and a hotel to
accommeodate il) will be present at the Twin City Mall site. Visitor spanding potentials are not
significant contributors to retail viability at the site.

These market faclors can either continue to operate under current conditions (resulting in limiled
potential to add feasible new retail), or market conditions can be changed by inducing meodifications
in consumer spending. Perhaps mosl important, those Iraditional consumer behaviors and
modifications can be altered by re-thinking the use mix, i ing proven i that
result in a clear 'sense of place,’ and a more walkable environment {which does not exist in this part

ol Palm Beach County). Ifthe redevelopment of Twin City Mall is characterized as a lransformative
new mixed-use product and a differentiated sefting, it may be possible to add seleclive relail uses
into the project plan

Retail Methodology

To recognize this potential (and ing a ive overall is created), four
potential sources of increased retail sales were analyzed; each is described below. The four

consumer market segments are drawn from each of the municipalities as well as through the caplure
of a new share from overall regional i These i sales proj should be

considered conservative and potentially achievable as long as a dramatically differentiated

projaot is il d. If is similar to what axists in the
compelitive lrade area loday, incremenlal supportable retail space would nol be considered
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feasible or over time, Achieving ani in for

viable retail will be aimost solely dependent on the quality and execution of a new identity
and physical character for the Twin City Mall site. The four major consumer markets include:

Retail Demand i i [§ ]

The first cansumer market that may be increased through retail spending comprises existing
residents (lhe "baseline") in Lake Park, North Palm Beach, and the North County trade area. Table
48 illustrates:

= Current (2020) and future (2025) ion and in each icipality and North
County, and

« Total ials and i garding il i sales by each

The premise in the est i in ing is that, ifa ling and diffe i new

‘place’ (providing a pedsstrian-oriented ‘civic place’ that is programmed with strong retail operalors,
most likely focused on lood & beverage), existing resident-based consumers should increase on-site
spanding.

Total retail spending was increased by vary modest percentages (e g , 0 50% for Lake Park, 0.35%
for North Palm Beach, and 0.10% for North County residents). Next, additional sales were divided
by an aggregated average sales productivity factor of $372 82 per sq, f. {i.e , total annual sales
divided by lotal square footage)
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2025 Incremental Add'l Annual Avg. Sales 2025
F F Avg HH Total Increase In  On-site Spending  Productivity = Supportable
Location 2020 2025 2020 2025 Retall Retall Capture (1} Existing HHs Per SF (2) SF
Town of Lake Park 8,762 9,101 3,400 3534 5 16,837 § 59,501,319 050% $§ 297507 $ 37282 To8
Village of North Palm Beach 12,975 13,490 6,570 6819 § 28465 § 194,100,274 035% § 679,351 § 372.82 1,82
North County Trade Area 73,538 73,538 32,882 34604 § 28249 § 977,537,438 010% $ 977,537 § 37282 2,82
Total: 95,275 98,129 42,852 44,957 $ 1,231,139,001 1,954,395 5,242
% Change: 09% 4.9%

(1) The increase in capture is an estimate thet reflects the ifity of a Twin City Malf in capluring additional household retail sales from area residents.

(2) This reflects 2025 aggregaled average sales productivity (per sq. it.) across selected relail categories  This is based on an average annual inflation rate of 3.5% per year (using an adjusted Federal
Reserve rate from 2021, during which the Fed increased estimaled inflation rates from 3.4% to 4.2%)

Source: Federal Reserve Bank, 2021; Bureau of Labor Statistics; Claritas, Inc.; ESRI Business Analyst; RDS LLC; WTL+a, Septernber 2021
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RDS notas different relailers generale different sales per square foat; as the final mix of retail uses is
not known, an aggregaled average of all sales productivilies of $372.82 per sq. ft. (a 2025 estimate
across various retail seclors) was used to determine supportable new retail square lootage
atiributable to the increase in sales. Using lhese i i sales

by additional ing from existil i i could juslify approxii 5,250
sq. ft. of retail space af buildout.

X

v 4

Retail D d—New On-site

The second resident-based consumer market to provide additional sales can be generated by new

on-site resi in app and/or new resi i on the Twin City Mall
site:
= A 250-unit, multi-family rental complex prop by ight D on acreage the

applicant currently owns on the Lake Park side of lhe sile, and
= Any future residential that might be built by development of the 13.1 acres of land located on the
Maorth Paim Beach sida of the silo

The Woolbright program was more fully understood at the time of Lhe relail analysis. il approved by
the Town of Lake Park, these 250 units would be built adjacent lo lhe Publix grocery slore
Required parking will be provided on surface lots with amenities located in the cenlral courtyard of
ihe new project. The project is not currenlly planned to include any retail space. The unit mix will
comprise one-, two- and th units. A an ge of 1.75 per unit

suggest over 430 new on-site residents at buildout on lhe Lake Park portion of [he site.

As noted, 13.1 acres located on Lhe North Palm Beach side of the site were recenlly contracled by a
resident of northem Palm Beach County. Due diligence is underway, and any fulure redevelopment
remains conceptual and without exact unit counts. However, WTL+a has assumed the contract
purchaser will pursue both greater building heights and densities (that will likely necessilate the
provision of structured parking); a high level of resident amenilies; and opportunilies for enhanced

values provi hy virws nf tha y and/ar the Atlantin Orean
The housing demand analysis market ials for resi i totaling
between 600 and BOO units for this partion of the site ing an ge of 1.75 resi per

units suggest the potential for 1,000 to 1,400 new, on-site residents at buildout on the Narth
Palm Beach portion of the site
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Woe recognize that densilies at lhis scale are greater than currently considered. The retail analysis
also assumes thal any future development program will be mixed 8 ially i ing new
housing, a retail component, and possibly a limited amount of office space. Due lo the size of the

sile and polentiaf residenlial buildout, on-site parking requirements would be mat in new, on-site
structured parking.

As planning assumptions are more clearly defined (and ultimately, development entillements), a
final unit count is likely to have a significant effect on retail market potentials. The retail
analysis assumed bolh “low” {i.e., 600 units) and “high” (i.e., 800 units) development scenarios. We
also note these eslimates may not reflect a final development program bul were used lo measure
1he impacts of lhese densilies on how much retail could be supported by new on-site residents.

The gy used to i retail demand generated by new, on-site residents is

similar to lhe approach used for existing (baseline) residents. Average annual housshold spending
by new on-site residenls is assumed to be similar lo spending pattems among existing households
in both Lake Park and Norlh Paim Beach. Polential household spending for residents of the 250
units by ight may be i ive, as likely rents will require higher
average househald incomes than existing resi of Lake Park

Further, estimated spending capture rates for new, on-sile residents are higher than for exisling

due lo lhe i i j of Ihe retzil {this includes spending at Publix)
and the convenience and ready access to a polential retail concentration (which would be walkable
from bolh sides of the site). To the extent the plan izes a
plan and i i betv the two jurisdicti ease and i faclors
i will be i aver time

Asiillustrated in Table 49, the analysis suggests that new, on-site residents on both the Lake Park
and North Paim Beach sides of the site will support between 9,200 sq. ft. and 11,700 sq. ft. of

retail space at buil ing upon the approvediinal unit mix,
WTL +a
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Table 49: Retail P Is—New On-Site ts, 2025
0 2026 Annual Avg. Sales 2026
No. of Persons New Annl Relall Ann'l Spending Capture On-Site Spending Productivily  Supportable
Location Units {HHs) _ Per Unit L ponding/HH All New HHs Rate (1) New HHs Per SF (2) SF

Proposed Woolbright Project 250 1.75 438 § 18,837 § 3,008,745 150% $ 589,812 § 37282 1,609
Lake Park
Proposed Residential - Low 600 1.75 1,050 § 284085 $ 16,224,838 175% $ 2,639,348 § 37282 7,816
North Paim Beach
Proposed Residential - High 800 1.75 1,400 § 28,249 § 21,469,430 175% §$ 3,757,152 § 372.82 10,078
North Palm Beach
Total:

Low Scenario 850 1,480 $ 20,223,501 $ 3,439,168 9,226

to to to to to

High Scenario 1,050 1,838 $ 25,468,183 $ 4,356,963 11,686

(1) The capture rate is an estimate thet considers that new on-site are it i o to on-site retail & o services.

{2) This reflects 2025 aggegaled average sales productivify (per sq. ft.) across selected retail categories. This is based on an average annuel inflation rate of 3.5% per year (using an
adjusted Federal Reserve rale from 2021, during which the Fed Increased estimated inflation rates from 3.4% to 4.2%)

Source: Federal Reserve Bank, 2021; Bureau of Labor Statistics; Charitas, Inc.; ESRI Business Analyst; RDS LLC; WTL+a, Septernber 2021
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Retail Demand—Nearby Office & Service Employaes

While smaller than bath existing and future resideni-based markels, area oftice and service
workers could also provide spending support for naw rotail at the site. This assumes thal
1here will be a range of food and beverage offerings in a distinctive setting {i.e., not similar to lhe
existing slrip of Northlake
ability to dine out for lunch or to go shopping; as a result, the refail analysis selecled those segments
most likely to be dining and i 1his is
warkers in professional and business services, among others. As presented in Section 3, 2020
employment data for both Lake Park and North Paim Beach served as the basis to estimale

or U.S. 1). Not all employees have the

primarily of office

potential spending and capture rates, and office worker spending patterns were based on a 2012

ploy ing survey in 2019) by the Couneil of
Centers (ICSC), considered the most accurate source in the retail industry.
Average weekly spending on retail, foad and and services was i over

50 weeks per year (as vacation spending would be counted as visitor-, not worker-, expenditures)
We also nate that spending pattems are prior to the pandemic's effects on workplace populations
of Twin City
p, the analysis ilized (i.e.,

Since the

and reduced in-person visitation o stores and
Mall will require multiple years of construction and |

nan-COVID) market and economic conditions.

As illustrated in Table 50, 2020 employee counts from both Lake Park and North Palm Beach were
ulilized to eslimate total polential spending by office and service workers. North County was

and aof the si

ing trade area, As such, employess in the

exciuded from this analysis—to ensure a more conservative ap
relail i in the
larger North Counly trade area are Iess llkely to travel to the Twin City Mall redevelopment due to

y that exists

time constraints, Using very modest caplure rates of spending potentials for selected workplace
calegories suggests lhat nearby office and service employees will support a limited amount up
to 1,575 sq. ft. of retail space at buildout.
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Table 50: Retail Potentials—Nearby Office & Service Employees, 2025
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VL

2020 Annual Total Annual Estimated Annual Avg. Sales 2025
Total Office & Service  Per Employee Employee Capture On-site Spending Productivity Supportable
Locatlon ploy p g (1) P ] Rate (2) Area Employees Per SF (3) SF
Lake Park 6,604 1,520 § 8,957.50 $ 13,615,400 15% $ 204,231 $ 372.82 548
MNorih Paim Beach 6,185 1,712 § 895750 § 15,335,240 25% $§ 383,381 § 372.82 1,028
Total: 12,789 3232 § 8,957.50 $ 28,950,640 $ 587,612 1,576

(1) ICSC Research Report on Office Worker Spending, 2012 (updated to 2019)

(2) The capture rate is an estimate that reflects the enhanced markelability of a redeveloped Twin City Mall in capluring a portion of area office/service P
(3) This reflects 2025 agyegated average sales productivily (per sq. ) across selected relail categories. This is based on an average annual inflation rate of 3.5% per year (using an

an adjusted Federal Reserve rate from 2021, during which the Fed increased estimated inflation rates from 3.4% to 4.2%)

proy

Source: Federal Reserve Bank; International Council of Shopping Centers (ICSC); RDS LLC; WTL+a, September 2021
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Retail Demand—Resident-based Leakage & inflow

Using information on housshold retail sales (among residents of both municipalities) and actual store
sales (as presenled in Section 3), it is possible to understand the degree to which exisling retail is

by resit and other such as visitors, The origin of nan-
resident sales is not but by i i volumes of resident spending

potentials against tolal slore sales, the difference between resident-serving locations and retail that
attracts spending from outside lhe area can be delermined. If store sales exceed what househokds
spend, the difference is known as 'inflow,’ meaning thal a portion of tolal retail sales are attributable
to outside/non. resident consume s

As illustrated previously in Table 10, store sales in the Town of Lake Park generate annual sales
inflow of approximately $169 million per year. This is moslly atiribulable lo large format (“Big
Box") stores located on Congress Avenue, such as Walmart, Lowe's, Kohl's, and Target, which draw
consumers from a much larger trade area. These types ol stores are strong shopping destinations
and offer product ranges and price values that encourage shoppers lo travel farther than they might
for i By contrast, h holds in Norih Palm Beach export sales (known
as retail 'leakage’') of $84.6 million per year to stores and retail businesses located outside of
North Paim Beach. Itis likely that a portion of this spending transfers 1o bolh Lake Park retailers
along Congress as well as The Gardens Mall area, where there are three major relail deslinations.

In Nerih Palm Beach, these 'exported’ or ‘leaked’ sales appearin green in Table 9, suggesling lhat
some portion of this leakage can be “recaptured” if a betler praduct mix is available nearby, such as
the Twin City site.

The part of the site franting U.S. 1 (north of Paimetto Drive in Lake Park) is wilhin the municipal
boundaries of North Palm Beach. Existing uses like the BP Gas Station, CVS, and other pad site
uses are not likely to be removed in lhe near future, but the 13.1-acre parcel containing Lhe auto

museum is under contract, and are being prep: One concept
considers a mix of uses, predominantly residential, that may alse include limiled retail and a small
amount of professional office space. If this mix of uses is approved/entitied and built on the site
proximate to the rest of North Palm Beach, an

p ity exists to p ' a share of
existing retail sales 'leakage’ out of the Village.
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Table 51: Retail F Is—Recapture of Existing Resident-based Sales Leakag
Avg. Sales F i i Recap Avg. Sales 2025
Annual “Opportunity Gap" Pr Supportable Capture On-site Productivity  Supportable
Locati Inflow (1) Leakage (2) Per SF (3) SF Rate (4) i Per SF (3) SF
Lake Park Sales $ 169,427,772 5 37282 454,449 050% $ 847,139 $ 37282 2,272
Morth Palm Beach Salas $ (84,579,788 § 372.82 {226,865) 15% $ 1,268697 $ 37282 3,403
Total: $ 169,427,772 §  (B84,579,788) 227,584 $ 2,115,838 5,675

(1) Inflow is defined as retail store sales that occur within the jurisdiction in excess of annual household spending. This reflects sales drawn from outside Lake Park (primarily
to Congress Avenus).

(2) Leakage is defined as household relail sales that households transfer out of the jurisdiction to other jurisdicti This reflects sales leaving North Palm Beach for other
areas, and rep ap i plure” opp ity.

(3) This reflects 2025 aggregeled average sales productivily {per sq. ft.) across selected relail categories. This is based on an average annual inflation rate of 3.5% per year
(using an adjusted Federal Reserve rate from 2021, during which the Fed increased estimated inflation rates from 3.4% fo 4.2%),

(4) The capture rate is an estimate that reflects the ility of a redeveloped Twin Cily Mall in capluring existing household sales inflow and leakage.

Source: Federal Reserve Bank, 2021; Buresu of Labor Statistics; Claritas, inc.; ESRI Business Analyst; RDS LLC; WTL+a, September 2021
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As illustrated in Table 51, if Lake Park is able to recapture 0.50% more of fotal annual inflow sales,
that slight increase would support approximately 2,270 sq. ft, of retall space (eilher an the Lake Park
portion of the sile or shifted lo a mixed-use concept with a retail concentration on the Norih Palm

Beach side of the site). While Lake Park may not want lo forego potential ed valorern and sales iax
revenues generated by new retail space, shifting lhis space across the municipal boundary might
also strengthen the convenience of retail as an amenity for residents of Woalbrighl's project, which
will include no retail spate.

Ci , supporting a ive retail on the Narth Palm Beach slde of the site could
potentially recapture a share of annual household retail spending leaving lhe Village for other
jurisdictions. If1.5% of the 'leaked' sales could be recaptured at the site, this would support an
additional 3,400 sq. ft. of new retail. In summary, the recapture opportunity suggests support for
up to 5,675 sq. ft. of retail space at buildout.

Retail Demand—Conclusion

Table 52 summarizes potential consumer markets and sales estimates from various sources that
could expect to support new relail uses as part of the redevelopment of lhe Twin City Mall site. A
crilical assumption is that the redevelopment program will create a retail setting that is
differentiated from other offerings in the area, [hat lhe configuration is pedestrian and on-site
resident friendly, and Ihat the mix of retail businesses can become a dining and /imifed
shopping/services location. These assumptions are necessary to achieve caplure rales applied in
the analysis and to retain a portion of household sales leakage occurring in North Palm Beach, If
these criteria are not met, then ihe retall program would not appear 1o be achievable. Moreover, if
the residential development program identified In lhe housing analysis Is reduced below the
supportable 800 to 1,050 units, market demand for the site's retail program would also be reduced.

Using p ial safes i fromall sources, he total retail development program
for the Twin City Mall site should target a range of 22,000 to 24,000 sq. fi
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Table 52: Retail Demand—Summary of Market Support

SF
Location Consumer Segment/ Source Low High
Lake Park Existing Residents 798 798
New On-site Residents 1,608 1,808
Office & Senvice Employees 548 548
Sales Inflow/Leakage 2,272 2,272
Subtotal - Lake Park: 5,227 5,227
North Paim Beach Existing Residents 1,822 1,822
New On-sile Residents 7818 10,078
Office & Service Employees 1,028 1,028
Sales Inflow/Leakage 3,403 3,403
b Narth Palm Beach: 13,868 16,331
North County Existing Residents 2,622 2,822
TOTAL SUPPORTABLE RETAIL: 21,718 24,180
Source: ADS, LLC; WTL+a, September 2021.
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6 Redevelopment & Marketing Issues

The pessible redevelopmenl of the Twin City Mall site will be a significant improvemenl to a
complicated parcel that has been underulilized for a significant period of time. That redevelopment
opportunilies will be enhanced due to a joint effort between the Village of North Paim Beach and the
Town of Lake Park will creale econamic bensfits for both it Notably,

planning will require a shared efforl to market, administer, review, and approve future proposals. As

g for di; ion and ination between the two jurisdictions in managing the
redevelopment process, this section aullines several areas for consideration. Depending on how the

developer solicilation process is defined, prop and appl , and financial and/or
regulatory incentives authorized, initial design of the process can avoid misundersiandings or

and uni project delays, or final oulcomes may vary from goals
established at the outset of the process

Similar to other redevelopment projects, there are likely to be muitiple successive steps in lhis
pracess. These steps are generally sequential, including Lhe earliest lo delermine initial goals and
objectives as defined by each icipality, ing and solicilation of

to

P jf p titlements and final implementation. Unlike other sites
in which lhere is (at leasl) partial ownership by the public sector, neither municipality owns any of

the multiple properti the site. The public sector's influence on the
desired plan will be less direct and based on enlitlements, adoption and incorporation of an overall
pers between the two jurisdictions, and project
implementation. Redevelopment will result from the exercise of zoning and public palicies rather

master plan, iati with

Ihan direct parlicipation as an owner. This policy-based method is used frequently and requires
clarily in lerms and goais, longer-term commitments to the adopted master plan, and fiexibility over

time to ensure Lhal redevelopmenl is successful
The redevelopment project can be grouped under lhree major areas:

= Definition of Redevelopmenl Program and Master Plan

. ing, O and ion Process, and
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= Applicalion and Implemenlation of Public Pollcy 1o Leverage Developer Commilments

Each of these elements is discussed in greater delail below

The long-t p for lhe Twin City Mall site will be shaped by the following
components:

Property Ownership Patterns/Separate Jurisdictions

One of the biggest toa P e of the site is

f d hip. As depi in Figure 1, lhe Twin Cily Mall site is located in two adoining
municipalities—the Town of Lake Park and the Village of North Palm Beach. As noted in Section 2,
there are at least 16 parcels within the site's boundaries with nine separate property awners,

Town of Lake Park Portion
As illustrated previously in Table 1 and according to Palm Beach County Property Appraiser records:

= Approximately 53% of the weslern portion of the site {comprising 22.47 acres) is located in the
Town of Lake Park This portion is bounded by Northlake Boulevard on the north; Palmetio
Drive on ihe south; an internal road on lhe west; and the municipal iimits with North Palm Beach
on the east;

. F ight D (based in Boca Ralon) own four
parcels comprising 11.57 acres across the site (in bolh jurisdictions). The other major property
owner is a LLC partnarship known as JS133 US One LLC and Village Shoppes at US1 LLC;

= The largest retail property, “Northlake Promenade Shoppes,” is localed in Lake Park and
anchored by a + 52,788 sq. ft. Pubfix supermarket; another 4,036 sq. ft. of adjacent in-line retail
spaces for 10 businesses; 10,546 sq. ft occupied by a UPS store; and 300+/- surface parking

spaces. The grocery store and parking areas are owned/contralled by Publix, but the siore Is the
anchor use of lhe Northlake F owned by ight Dy

* Pad siles along U.S. 1 and Northlake Boulevard located in Lake Park include Helix Urgent Care
(a walk-in medical clinic) and Wendy's; and

= Three parcels used as storm water management ponds are recorded under ane property
number.

D is seeking app to 250 rental apai on a vacant 6.6-

acre parcel west of Publix supermarket in Lake Park. The building would be constructed around a
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central ‘amenity’ ‘courtyard with approximalely 260 surface parking spaces localed to the west of the

buikding. This significant infill project will be the first private investment in redevelopment of the site.
Village of North Palm Beach Portion

Asil i in Table 1 and ing to Palm Beach County Property Appreiser records:

«  The remainder (41%) of the site is located in the Village of North Palm Beach (comprising 15.75
acres). The North Palm Beach portion of the site is bounded by Norihlake Boulevard on the
north; by U.S. Route 1 on the east; and, by the eastern extension of Palmelto Drive on lhe south
There are three curb-cut access rads into the mall site from Northlake Boulevard; another lhree
from U.S. 1; and three from Palmetto Drive;

« The eastern portion of the northemmost water retention pond is located in North Palm Beach;

= Pad sites along U.S. 1 and Northiake Boulevard located in North Palm Beach include a CVS
Pharmacy (at the intersection), a BP Gas Station, and TD Bank; and

= WTL+a underslands that 13.1 acres were placed under contract in August 2021 by JS 133 US
One LLC and Village Shoppes at US1 LLC. At the time of this report, the sale has not yet been
recorded in the County's records. This property formerly housed the “Cars of Dreams” Museum,
office and space, and a and has frontage on U S. 1 (a small linear parcel

on the back side/western edge of the auto mussum is located in Lake Park)

The site totals 38.22 acres of land. Notably, the two largest parcels on the site are slated for
redavelopment, one located in each municipality. Thase projects will be the primary focus of the
redevelopment master plan and are expected to generate grealer ad valorem tax revenues for both
Lake Park and North Palm Beach afer redevelopment.

From a reg y and ini ive p ive, bath Lake Park and North Palm Beach have taken
critical steps in crealing an overall conceplual approach for the Twin City Mall site, and both
jurisdictions have modified their planning documents and building codes lo mutually promole an

overall site plan concept:

= The Village of North Palm Beach'’s plan and code broader
zoning descriptions/designations and review and approval processes to update lhe 1972

Ordinance to a new ‘Code’, which removed the Certificates of Appropriateness
issi iew and

ppi system enacted in 1972;
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and raview by proposers. The Village's amendments were approved and adopled on September
24,2020;
= The revised building code for Norlh Palm Beach assigns review and approval of development

* The new code in Norlh Palm Beach updates an older, more cumbersome system of submittal

design issues lo the Planning Board, which {since 1977) has served as the former
' i Board' in prop by p lo the
process and awarding of Certificates of Approprialeness have been struck from Ihe new

document; and
= The Lake Park i in 2020 also in site layout
and mix of uses and included an overall site plan that il

concepts for the site In both jurisdictions

We nole that lhe shown on the do not match the proposed site plan of the 250-
unit resit ial project i by Woolbright D for its property west of Publix.
According to municipal slaff, there is no interlocal agreement between North Palm Beach and
Lake Park that outlines how an app| master plan might be

, app andfor gh a design i the two

municipalities.
As noted above, the building localion of the former Cars of Dreams Museum was included in the
sale of several parcels (comprising 7.99 acres, 0.43 acres and 0.72 acres) that were placed under

contract for sale in August 2021. The redevelopmenl concept for this group of praperties is planned
to be a mix of uses with housing, retail, and possibly limited office space, The inilial concept is

to seek 600 and 800 resi ial units, parking in two garages, open

space for public i by activating retail uses { ially food and ge), and
possible office space on the second floor of mixed-use buildings.

Planning and design for this redevelopment concept are underway, but there is no schedule for
review, and appl by the Village, nor is there a i

stliedule ai lhe Dk of Hils anglysls. Nolably, the nuinber of unils needed (o recover ihe

property's price will itate that existing building heights and densities be

reconsidered and/for revised. The applicant recognizes that public support for these possible
changes s critical
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Potential Marketing & Implementation Issues

Potential marketing and implemenlalion issues resulting from fragmented/multiple property
ownership and two different jurisdictions include:

Design/D C i & Central Planning Guidance Document

While both local governmenis have modified their codes to

redevelopmenl and outline broad height and density guideli ight D 'S propx
does not o to the plans ped by Lake Park in its Comprehensive Plan, or

the conceplual diagrams developed for the Village of North Palm Beach Master Pian by TCRPC

Based on documents provided, il appears that there is no single guiding master plan document
1o be used by the two local g ini { Madifications to

poctive local codes and Ci hensive Plans will provide a level of consistency,
but the two are not linked. We recognize this may not be an issue, as Woolbrighl's multi-farmity

rental project is already d

and ing of the property formerly occupied by
i predictability
for present and future developers on the Twin City Mall site, 8 mutually related legal description of

Ihe Cars of Dreams Museum has just been initiated For of and

materials, scale/height/density, and other design characteristics could enhance the final
redevelopment image and identity

To ensure a predictable planning process, the twao juri: i should on
production of a shared i I that il 1) existing allowed heights
and densities; 2) how the lwo partions of lhe site can be optii for i and

vehicles; and 3) a vision of how future redevelopment mighl occur for exisling outparcels, project
enties and (should it ever become an opportunity), consideration of a new location for a future
{polentially expanded) Publix,

There does not appear ta be a jointly developed plan for the site's redevelopment loday; withoul this

type of documented future vision (which could also ise an evolved idalion of past plans),
redevelopment will cccur in a mare pit manner. results from
excellent planning, A central vision plan would ish both predictability for long-t

and allow for i across a site with multiple owners.
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Public Goals & Objectives

Withaout a fully vetted master plan for the site across both icipalities (| i ivized or
legally adopted as a planning requirement), it is unclear where and how much public open space,

and other L ing fealures of will be
guaranteed in the project's implementation, In different ways, each conceptual plan identified in this
report {(Woolbright site in Lake Park and investor concept in Narth Palm Beach) recognizes the

objectives of Increasing ihe amount of public open space, providing ‘urban’ plazas/green space,
landscaped roadways, and olher benefits, but as there is no single plan, there is no single
agreed |

and/or ism to achieve this importanl public goal. A joint
planning efforl may sirengihen ihe ability of lhe two governments to meet open space goals by

“sharing" the open space on one site to serve the requirements of another.

That is nol lo say thal there are not significant other benefits Lhat will accrue from redevelopment. In
terms of direcl and indirect econamic benefits, lhere will be new housing, new residents (genemting
additional resident spanding), increased ad valorem property taxes, new sales taxes generated, and
opporiunities for job creation, with ies di ding on the finald program of uses.

Butitis noted that during public di ions about there were slated goals for more

open spacs in a larger combination of redevelopment parcels. There were also comments about
balancing increased density with walkable scale and a well d ian-friendly

environment, something largely lacking in both communities today

As the project evolves, lo meel lhe goal of i ities (and ially goals of more

housing, mixed: and more multi-family resi ial), there may be lhe need to plan for

slructured parking, whether for existing retail {like the Publix supermarket) or for mid-rise residential
lo free up land for increased density. Key issues surrounding structured parking include:

= At present, base land values and allowed redevelopment densities at the site are not likely
to justify the capital i costs of d parking at a inl level, so a

mechanism for public funding may be necessary if this objective is pursued;

= The location, linkage to adjacent use(s), and timing of parking could ivably be
managed by either Lake Park, Norih Palm Beach, or a combinalion of the two; and
= The ability to use public inancing sources (such as a public bond) may require consideration of

an overlay ity district’ or ing district i ing land in both jurisdicti as

a solution, should slructured parking become a requirement

WTL +a
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At present, redevelopment planning is specific to the municipality in which the new project is located
While the Wendy's site on Northlake Boulevard is relatively small, the property is split between the
two local governments. As a legal issue, Wendy's is functioning well as currently divided. As a

future redevelopment site, howsver, split parcels may complicate a single connected plan and vision

Review & App

With nine separale property owners, each having different priorities and timing for or

olher investment, itis likely that longer-term redevelopment will result in property cansolidation,
higher-densily projects (concurrent with increasing values in the underlying land) and changlng
development patterns along the major roadways framing the sile. While the Town of Lake Park and

Village of North Palm Beach have worked i to revise codes and to share
about per prop: the icipalities do not appear to have a joint
mechanism to administer, review, and app prog review for
such as ly shared | i , differing property tax rates, or sales tox
revenues
If the primary objective is lo p the site and nel new ad valorem laxes for each
ity, a more d may not be needed. But if there are economies-of-scale or

joint financing benefits to be gained by ideri t-sharing of like slorm water
management, water and sewer, police and fire prolection services, building inspections, or property
tax assessment rates, a more structured approach (such as a joint- or shared-jurisdiction overlay
district) may be considored

A |ess slruclured approach may involve regular joint i the two icipalities for
ing and rksh for review by both jurisdictions’ specific commitiees. These
regular meelings could help identify issues of i i and allow rep ive advisory review
commiltees/commissions/boards to discuss and resolve ici project ci or
q for ing policy or financial i i This ‘joint ings' app could

alsa consider consistencies or differences in urban design and planning standards, malerial
standards, and public space connectivity across both parts of the site.

Changing Market Forces & Characteristics

Both Lake Park and North Palm Beach have ped over lime as k le,
ik by a pi i of single-family detached housing, with selacted
higher-density along the y in each ]
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walerfront properties are highly desil for residenti (and more highly

valued in lhe markelplace), these paroels present a particular opportunity for long-term
redevelopment, particulerly in Lake Park. Exisling development along lhe Lake Park walerfront is
centered around Kelsey Park and the Town’s marina, which preserve public views and access
These public ities are now i i igni new i such as the
Nautilus 220 project (which will contain 332 high-end condominium units) and are developing in
response to a higher-density opportunily, both in scale and height and in the achieved values that

are anlicipated over time

This raises the issue of future reconsideration of current building heights and densities and the new
markels they can represent. Fiarida has long benefiled from the relocation of residents from the
Northeast and Midwest due to ils tropical climate; mere recenlly, { ion has i

as a result of the pandemic and ability to work remolely. New ‘relocated’ residents are looking lor
new places to live and do not bring pi ived nolions about i In
pers are looking for | priced parcels to create higher values, and Lake Park's waterfront

is viewed as an opportunity to create those higher-priced (and higher-density) values.

While the North Palm Beach part of 1he site is technically within the Village's boundaries, il is
positioned {o capitalize on this new resident oppartunity, as the Village's remaining waler-proximate
properties are already

ped, have highly fi ip, and will be more coslly to
purchase. This suggests Ihal a higher-density aption shoutd be considered for thai partion of lhe
site adjacent to U.S. 1, including the former Dreams of Cars Museum building. Higher elevations
bring water views and value premiums in both sale prices and rental rates, and this will be appealing
to new residents who may not want the lower-scale lifeslyle that exists in the single-family
neighborhaods in North Palm Beach

Current development codes and height limits do not or allow above mid-

rise levels. The decision to consider increased heights on the North Palm Beach part of the site will
also aflect views and public space access from lhe Lake Park parcels. WTL+a suggests, because
nf it Incation and ronteyvt, that new uses nn the Narth Palm Reach podinn nf the site

grealer ities and heights to capture a share of this emerging market,
The Village is effectively competing for this market wilh multiple other communities along the
watarfrant in South Flotida

Anolher consideralion is lhe value of land for surface parking. in real estate economics, there will be
a point in time when the value per surface-foot will exceed the inherent value of surface parking.
WTL +a
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This will mean ihat structured parking can become more financially feasible than the opportunity-cost

of retaining surface parking over the long-term. This issue is an immediate one for lhe mixed-use
concept being considered by the prospective owners of 13.1 acres on the North Palm Beach side of
the sile, Over time, this may also bacome an issue for the Publix site in Lake Park. Grocery stores
require parking and provide an amenily to nearby residents, but they are generally planned with
suburban development and parking slandards. Itis unknown whether Publix' real estale department
is idering long-l: af their exisling Lake Park slore (and particularly ils large

parking fiekd). The planned Woalbright project is also meeling ils parking requirements with surface
parking, but ihat could also change as property values i Itis also i that structured

parking is much more coslly per parking stall than surface parking (by a cost factor of two to four
times per parking stall)

This is lhe reason Ihat public incentives may be required to close the ‘cost gap' between land
values that exceed those of surface parking but may not be high enough to be cross-
subsidized by the value of intemnal project uses (on a per square foot basis). WTL+a suggests
(hal the Town of Lake Park should antici thal long-te future on parcais

dependent on surface parking may evolve over lime to require structured parking; the Town shoukd
seek to balance opportunities for additional density against the structured parking costs, whather
i into

loper costs or il ivi by the Town or another public entity.
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Appendix
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Table 53: § y of D graphic Characteristics & Forecasts, 2010—2025
As % of Annual Annual
2020 County 2010-2020 Growth Rate 2020-2025 Growth Rate
Population Trends & Forecasts
Current Estimates (2020) Population Growth (Past 10 Years) Population Forecast (Next 5 Years)
Palm Beach County 1,460,733 140,599 1.02% 88,359 1.18%
Lake Park 8,762 0.6% 607 0.72% 338 0.76%
North Palm Beach 12,975 09% 954 077% 515 0.78%
North County Trade Area 73,538 5.0% 8,182 1.19% 3,967 1.06%
Age Cohorts
Current Estimates (2020} 5-Year Forecast (2025} % Change: 2020-2025
Medlan Age Age 2564 Age 65+ Age 25-64 Age 85+ Age 25-64 Age 65+
Lake Park 375 54% 15% 53% 17% -2.5% 16.0%
North Palm Beach 574 47% 37% 44% 41% -7.9% 12.3%
North County Trade Area 476 52% 25% 50% 28% -4.1% 109%
Current Estimates (2020) 5-Year Forecast (2025) % Change: 2020-2025
Annual Average < $100,000 $100,000+ < $100,000 $100,000+ < $100,000 $100,000+

Lake Park $ 62,384 85% 16% 83% 17% -1.3% 71%
North Palm Beach $ 107,822 60% 40% 56% 44% -6.8% 10.1%
North County Trade Area $ 107,081 65% 35% 62% 38% -4.2% 8.5%

Source: U.S. Census Bureau; American Community Survey; ESRI Business Analyst; WTL +a, May 2021.
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Table 54: Summary of Economic Characteristics & Forecasts, 2007—2028

Retall Spending &

Palm Beach County
Lake Park

North Palm Beach

North Counly Trade Area

Employment

WTL..

Annual HH Comparison to Retail Leakage or  Retall Space
Retail Spending County {inflow) Per Capita
$ 21,134 543
$ 14,176 67.1% & (169.427.772) 103.7
$ 23,966 1134% § 84,579,788 891
$ 23,785 112 5% 1120

2020 (Dun & Bradstreet) 2007-2018 {Census) 2028 (DEO)
As % of County Jobs-to-Population Job Gains or New Jobs As % of County New .Jobs /f Fair
Total Jobs {Fair Share) Ratio {Losses) Past 12 Years Past § Years Share Maintained
Palm Beach County 713,843 0.49 75,861 87,765
Lake Park 6,604 0.93% 0.75 552 0.747% 0.751% 812
North Palm Beach 6,185 0.87% 048 182 0.756% 0.794% 760
North County Trade Area 49,371 6.9% 067 3,760 5.0% 7.4% 6,068
Selected Industry Sectors (As % of Total Jobs)
2018 (Census)
Retall & Hospitality Office Industrial
Retail Trade & Administration Pr infor Manufacturing
ArtslEntartainmt  Accommodation/ & Waste Sclentific/Tech’l F i Wholesale Trade
& Recreation Food Services Healthcare Management Services & Real Estate Transp & Whsg
Palm Beach County 15% 1% 15% 11% 8% 8% 8%
Lake Park 24% 12% 8% 14% 3% 1% 17%
North Palm Boach 10% 11% 4% 0% 16% 8% 2%
North County Trade Area 20% 13% 15% 12% 8% 8% 9%
Source: U.S. Census Bureau; American Community Survey; ESRI Business Analyst; WTL +a, May 2021.
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Table 55: Summary of Real Estate Market Conditions, 2001—2020

Palm Beach North County Lake North
County Trade Area Park Palm Beach
Workpiace: Office
2020 Inventory (SF) 57,613,955 4,970,337 57,586 1,081,288
As % of County or Trade Ares 86% 12% 218%
Annual Net Absorption
Past 20 Years (2001-2020) 10,222,609 1,365,726 7,822
Average Annual 511,130 66,286 391
As % of County or Trade Area 13% 0.6%
Past 5 Years (2016-2020) 854,515 212,422 3,707
Awverage Annual 170,903 42,434 741
As % of County or Trade Area 25% 1.7%
2020 Only (Pandemic) (434,190) 50,800 8,860
2021 {Jan-April) 237728 (62234} [1,248)
New Development
Past 20 Years (2001-2020) 14,750,527 1,763,316 1,332 35,496
Average Annual 737,526 88,166 - -
As % of County or Trade Area 12% 008% 2.0%
Past 5 Years (2016-2020) 1,277,936 300,158
Average Annual 255,587 60,032 - .
As % of Counly or Trade Area 23% 0% 0%
WTL +a
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Table 55 (Continued): Summary of Real Estate Market Conditions, 2001—2020

Palm Beach North County Lake North
County Trade Aras Park Palm Basch
Retall & Hotel
2020 Inventory (SF) 79,577,880 8,239,538 908,739 1,285,492
As % of County or Trade Aras 10% 1% 16%
Annusl Nel Absorption
Past 15 Years (2006-2020) 65,330,722 1,292,961 108,050
Avsrage Annual 388,381 86,197 70
As % of County or Trade Area 4% 8%
Past 5 Years (2016-2020) 1,361,841 325811 102,856
Aversge Annual 272,388 65,102 20,871
As % of County or Trade Area 24% 32%
2020 Only (Pandemic) (161,770} {49,235) 8,707
2021 {Jan-April) 110,228 72,788 4,332
New Development
Past 15 Yeara (2006-2020) 11,841,314 1,848,853 101,874 34,803
Aversgs Annual 796,088 123,324 6,792 2,454
As % of County or Trads Area 15% 6% 2%
Past 5 Yeara (2016-2020) 2,481,384 258,332 4,765 3,100
Average Annual 496,277 51,866 - -
As % of County or Trade Area 10% 1.8% 1.2%
Hotel Inventory {Rooms) 17,740 N/A - 154
As % of Counly NA 0% 0.9%
Housing
Hounlng Starts [2007-2010)
Single-family Detachad 28,823 NA 3 45
Multi-family 20,834 NA - w2
Total: 49,757 3 227
Annusl et Abaorption Multi-famity
Pasl 20 Years (2001-2020) NA 1.537 (14) 10
Average Annual 77 . -
As % of County or Trade Area E -
Past 5 Yeara (2016-2020) N/A 812 3 3
Averege Annusl 162 . -
As % of Caunly or Trada A - =

Source: CoStar, Inc.; ESRI Business Analyst; STR Global; WTL+a, May 2021,
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Table 56: Employee Inflow/Outfiow—Town of Lake Park, 2008—2018

- 20092010
200 13 o1l Amoust %

Tota InfawGutiioe
Ermployed In Lake Park 4372 3595 4885 ) 1%
Labor Foros Living in Lahe Park 4187 2815 4487 10 &%
[t ot e g o Dusttense 1 206 80 368 183 |
Qufffaw Job Charactarialics (f)
Workers In Boods Producing” Indusiries (1 <%
Workers in Trads, Trarrspartafion & Uliltles” Induslries " 16%
Workart in “Al Ciher Servicen’ infericion P "
Totai: Froy ™
Infiow Job Chasscranaeca (1)
Wokars in Toods Prodsng” duities 1170 643 1258 89 %
Workors in Trade, Tramspartation & Ubiiles’ Indusiries 1,382 % 1385 203 1%
Warkera in Al Other Servicas® Induslries 120 183 287 4 Er s
Total: X0} 3483 4701 506 7%
(1) includes of Lake Fark who
(2) tnctud of fabor Sidenfs work in Laka Park.

Source: U.S. Cenaus Buraau, On-the-Map; WTL+a; Aprif 2021
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Tabte 57: Employee Inflow/Outflow—Vlliage of North Palm Beach, 2008—2018

Changs: 2008301
208 2013 2018 Amoum L]

Tt infowOulon

Employed in North Palm Beach 3s10 s 4619 1,100 s
Lihier Force Living In Mok Palm et 4880 4188 5344 - ™
[t ot e (04 0c umiae 14 1,310} @ (735) a5 )
Outflow Job Cherectertsioa (1)

Workers In Goods Producing” Induclries ss7 ur 53 @4 4%
Wokers in Tiees, Tiumpodialion A Lbteg” bduslius. 872 859 884 12 1%
Vilhers n Al Cothes Bervces” hsvities 30 2580 3 ) [
Total: a8 anm w0 e ™
inffow Job Cheractartstics (2)

Workars in "Gaods Producing” indusiries 217 226 201 {161 Th
Workers In “Trade, Transpariation & Uiifee’ az0 ars w3 ) %
Workare In *A8 Othor Sorvices” Iduiriaa 287 g 3100 e o
Total: 3,284 a8 4313 1,018 3%
o of Mot Paim Boach who work elsswhere,

‘Source: U.5. Consus Burasu, On-the-Map; WTL+a; April 2021
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Table 58: Employes Inflow/Outflow—North County Trade Area, 2008—2018

TooE-391
2000 13 201 Amount %
Totul bidowOuiliow
Employed in North Courly Trade Arsa 28,318 T2 44,755 5,430 14%
Labor Force Living in North Counly Trade Ares. 28012 26987 31,099 2,087 "%
et ot inflow (o) or Outfiow (- 10,404 10265 12,766 2,362 %]
Outffow Job Charactwrtatics (1)
Workars in “Goods Producing" Industries 2524 1750 2011 [ wm
Workars in “Trade, Tranaportation & Utilties” indusiries 4,835 4068 5018 380 %
‘Workers [n “All Other Services® Indusirias 15,580 15507 18,085 25X 1%
Total: 77 21,34 26711 2,992 %
inflow Job Characerinties (1)
‘Workers In "Goods Producing” Induslries 4,484 2,822 4,108 {356) %
Workers in “Trade, Tmmportelion & Utilities™ indusiries 7.888 7704 8,588 588 ™
Worhers 0 "M Do Servcey’ Wednirios. 0811 713863 mIn 8,102 Eui)
Totat: 33,123 31,589 38407 8,344 1%
[ Mot Coutly Trax
2) et in Townty Frimte Awg.

Source: U.S. Conaua Burveu, On-the-Map; WiL+a; May 2021
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Table 58: Ds Trends & F Palm Beach County, 2000—2024
2000 2010 2018 % Bist 33 %ot No. _ CAGR%
Profile
Population 1,131,184 1320134 1,460,739 1,549,002 2,358 140%
Housaholds 474175 544227 505215 620,257 33,842 112%
Avg HH Size ™ 23 242 243
Madian Age a5 459 482
Race
Wils 670,121 1015847 &% 27827 o
[ 220690 284,138 2% 35284 2a%
Horeean e 6,042 6010 o% “3) a1
#alan, Pacifc ielanda 3670 41044 7284 3%
Ciar 53,138 71,788 sh 12382 I
Two or More Races 0272 41228 Jh__ 5828 e
Total: 1,320,104 1,480,723 8,359
Hiepank; (1) 250421 343811 2% 85854 ETLY
Age Distrlbution
014 220816 223593 15% 233870 5% 10077 oo%
1524 153875 155385 1% 156,584 10% 1,189 02%
2534 146684 176,499 12% 185962 2% 8463 1%
3544 165576 150,321 1% 178,209 12% 18,882 23%
4584 188,128 177,559 12% 169,783 1% (2776 09
5584 180292 107572 14% 167,732 1% 181 00%
&-74 130427 181,184 12% 204,744 1% 23560 25%
75+ 154728 189610 1% 222413 4% 32803 a2%
ncame Frofa
Househalds by Income
<§15,000 23% 76%
$15,000 - $24 099 9.2% 76%
325,000 - 334,989 20% 77%
435,000 - $49,699 127% 118%
$50,000 - $74,999 178% 17.4%
$75,000 - $99,999 125% 131%
100,000 - $149,999 14.0% 158%
$150,000 - 199,909 8.4% B4%
9.1% 106%
P S 106,694 T
Median HH Income 1 61388 $ ™55 i
Educsition Profle
Years of Education (2018 Amarican Community Survey/ACS)
Lexa (han B9h Grde 58%
6th-12th Grads, No Diploma 80%
High School Graduala (includes Equivatancy) 240%
Soms CoBoge, No Dogree 18 6%
Pesaciate Dapres 88%
Bachelor's Doprea 210%
Graduala/Pralessiona! Degres 120%
{1) Porsons of Hispanic origin are & subsel of other ras categories; iherefor, totals 00 fol add.
[ i
Source ELA Business Anwyrl; Amerrcan Communiy Sunmy, WTL sa Apnf 2071
WTL +a
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Table 60: Industrial Market Profile—Town of Lake Park, 2007—2020
Mational Recesaion & Recavery
010 o1 £ 213 e 018 W18 W 2018 )
nchuntrisl
Inveriory 8M422 87242 872422 8T2AZR2  BT2422 87242 BRAR B4R SMA2 842 BT24n BM4R BRAR 81242 -
As % of County 1.9% 17% 1.8% 18% 8% 16% 1.8% 18% 7% 7% 7% 1.7% 7% 1.6%
Mo, o HuideguCanisn 86 L3 8 86 88 ] 89 ] 86 86 8 8 86 &
Vazant Stock 01,580 12223 110497 73,207 1571 40,491 31,018 30,638 7,369 8725 5214 2,800 13,300 3800 (87,780)
Vazangy Rate 18% 140% 127% 84% 38% 46% 36% 2% 3ITH 10% 06% 03% 15% 04% 23%
| Net Absarption: (47.047)  (20641) 11,734 37,280 29,696 (6,920} 2476 (5922 4,569 23,644 3511 2414 {10,500} 9,500 50,743 3626
Past § Yeara 28,569 5,714
Construction Delivaries 38,043 - . . . . . . . . . . 38,043
Gross RantSF $ 9183 1048 5 BS4 % #4305 M0 3 9876 S 8N 5 912§ 1000 5 1160 3 118 5 1173 % 1332 $ 1340 0%
Avarnge Annual % Change = 144% -14.7% 4.0% -43% 97% 44% -23% 26% 16.0% 26% -1.4% 126% 06%
Flax
Invertory 184,575 181576 181575 191575 191575 191575 181555 191575 191575 191675 181575 181575 181575 191575 -
As % of County 17% 16% 16% 16% 16% 16% 1.6% 16% 16% 16% 1.6% 1.6% 1.7% 17%
No. of Buiklings/Centers 15 15 15 15 15 15 15 15 15 15 15 15 15 15
Vasant Stock 29,100 8382 5497 7271 6355 5541 2,620 7920 17550 2000 B . 7235 7238 121,885}

Vosaniry Hate 152% 9% 29% 38% 23% 28% 52% 41% 92% 1.0% 00% 00% 38% 38% 102%
[Net Absorption: (27,700) 15,708 289 (1.774) 916 814 (4,379} 2,000 (9,630) 15,660 2,000 . (7.236) . {6,35) 1417)
Past 8 Yars 10,315 2,063

Construction Dalivaries - - - - . : ‘ . = . . . 1 . =
Gross RenusF S 4433 063§ 9875 691 S 903§ BBS § 8BS $ B9 S 1336 § 1308 § 1253 5§ 1200 3 1215 % 1185 7.8%
Average Annuel % Change - 17.4% 25% 04% -8.9% -20% 16% 0.0% 48.6% -20% 43% -4 2% 13% -16%

Saurce: CoStar, Inc.; WTL+s, May 2021.
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Table 61: Multl-family Rental Characteristics—North County Trade Area, 2007—2020

Natlona) & Recovery | Change: 20072000 ]
2007 2008 2000 2010 2011 202 2013 2014 2016 2018 2017 e N 2000 Totsl Arlivg % CAGR
Inventory (Units} 3910 3910 3910 2910 3910 3p10 414 4134 4474 4474 4482 4,961 4961 4,061 1,061
No of Buikdings Bt a1 8 81 1] 81 82 2 83 & 84 ] ] 88 §
Vacant Stock (Unfts) 20 k773 26 239 n 208 1 170 827 2w 266 40 248 205 (88}
Vacancy Rate 74% 82% 83% 8.1% 70% 53% B1% 41% 11.8% B3% 59% 81% 50% 41% 44%
Total Nat Absorption {Units) {92) (32) 2) [ (35) 68 181 8 {18y 26 % w 164 44 1,106 1
Paat 5 Yaann 812 162
Construction Deliveries . - 224 - 0 - B 482 N - 1,064
Average Unil Size {SF) 1,009 1,008 1,009 1,008 1,009 1,000 1,028 1026 1,080 1,060 1,083 1,008 1,098 1,008 0.7%
Average Monihly Rent 3 1376 § 135 % 1212 § 1335 § 1343 § 1373 8 1413 § 1454 § 1527 § 1579 § 1641 § 1601 § 1738 § 1,758 1.8%
Per SF Renl 3 127 % 125§ 118 % 122 % 124 § 127 % 131 § 134§ 141§ 146 § 162§ 156 § 161 § 162 19%
Average Annual % Charge 16% -5.6% 42% 08% 2.4% 31% 23% 52% 35% 41% 26% 32% 06%
Sourze: CoStar, inc.; WTL+a, May 2021
WTL +a
Real Estate & Economic Advisors
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Table 62: Office Market Profile—North County Trade Area, 2007—2020
Hational Riecasaion & Resovary
2007 2009 010 n poik] L) 20 o W8T bl o) Taksl Ant % CAGR
Office
Inventory 4326209 4494070 4549145 4549145 4622620 4861564 4661564 4661564 4699969 4695760 432609 4708893 4800551  49703% 644,128
As % of County 81% 8.0% a0% 80% 81% 82% 8.2% 81% 82% 82% 7.5% 8.2% 83% 86%
No of Buidinge/Canters 216 2] 25 25 28 221 27 27 28 27 27 28 28 20 4
Vatan! Stock 457061 637767 7337 81442 912734 820332 846288 664925 567552 420815 424202 543847 515602 625490 168,436
Vacancy Rate 106% 142% 18.1% 178% 197% 176% 182% 142% 121% 90% 08% 115% 107% 126% 1.8%
Nt Absorption: 6440 (12835)  {41,09)  (T7B1E)  (27817) 131346 (26966)  1B2973 134978 142428 (3287} (106412) 118,803 69,690 482133 4%
Paet5 Yearn 212,422 42484
Comstruction Deliveries 218877 167,859 55,087 - 73475 30944 - - 38,405 - 18,400 111872 169,785 892,795
Gross Rant/SF $ 2861 § 2759 % 263§ 26393 216§ 0638 2526 $ 255 5 2601 § 2668 $ 295 $ 2938 § NN $ M0 04%
Averegs Annual % Change -36% -44% 01% -115% 12% 69% 10% 19% 26% 10.9% 06% 0% 151%
Basa Rant/SF (NNN) § 085§ 2042 % 1984 § 1995 $ 1878 § 1854 $ 2004 § 1969 $ 2069 § 2156 § 2244 $ 262 % WS W7 0s%

Source: CoStar, ino.; WTL+s, May 2021.

WTL +a

Real Estate & Economic Advisers
Washington, DC—Cape Cod, MA
301.502 4171 508 214.0915 168
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Table 63: Retail Market Profile—North County Trade Area, 2007—2020

Natianal Hacensian & Racovery

2007 008 2009 2010 2011 2 2013 2014 2018 2010 2017 208 2018 2020 Total __ AnnlAvg % CAGR
nventory 7546358 7841354 7970229 0061488 8001480 8049125 8036913 8036933 8030088 8030020 BO13E96 0117459 8,189,142 825\ 91K
As % of County 9% 10.1% 102% 10.4% 103% 103% 10.3% 10.2% 10.2% 10.1% 10.1% 102% 10.4% 10.4%
No_of Buikinga/Centers 383 3 34 398 98 307 385 395 392 385 395 3% 47 408 ]
Vagan! Stack 42130 471503 544842 496851 408178 203307 228889 34558 451444 RS2 162,103 358505 208451 26002 (108,084)
Vaganey Rate 5% 80% 84% 02% 50% 35% 4% 43% 56% 4% 24% 44% 29% 40% 28%
ot Absorption: 1140678} 268429 6% 139,540 90476 110807 (66574) (17867 (104732) 1613 118,035  (63,639) 204737 (49205) 669,860 a8
Paat 8 Yoarn 326614 88,162
Conatruction Deliveries 46855 320971 14412 91260 - . : . 16,000 204%0 4000 103783 81883 40308 O7B839
Groas RenvSF $ 245§ B2 % 216§ 1817 § 1856 § 1534 § 1636 5 1805 § 1875 § 2038 § 2760 $ 2682 5 247 $ 2287 0.14%
Average Annual % Change . 34% 46%  -180% 5.9% 7.4% 6.0% 10.2% 30% 86% 385% -42% -72% -1.4%
Besa Renl/SF (NNN) $ 22045 480 5 2341 5 1769 8 1620 5 1465 5 1577 5 720§ 1840 S 2044 § 62§ 2720 5 2480 § 2315 038%

Souree: CoStar, ino ; WTL+a, May 2011,

WTL +a

Real Estate & Economic Advisors

Washington, DC—Cape Cod, MA

301,502,4171 508,214.0915 169



EXHIBIT C

Draft Regulations as of 06.01.22
CHAPTER 78, ARTICLE III
DISTRICT REGULATIONS

Sec. 78-73. - C-3 Twin Cities Mixed Use District.
(a) General description and intent.

1

[

2

The C-3 Twin Cities Mixed Use District (C-3 district) is being enacted to
encourage the redevelopment of the site of a former Planned Unit Development
(PUD) known as the Twin City Mall and Northlake Promenade Shoppes into a
vibrant mixed-use place for businesses, visitors, and residents of the
municipalities of Lake Park, North Palm Beach, and surrounding areas.
The intent of this district is to provide for a destination with complementary
uses consisting of a mixture of retail and other commercial uses such as offices
and lodging; civic and educational uses; and residential multifamily uses.
The area comprising the C-3 district is separated by the Town’s
municipal boundary with the Village of North Palm Beach. The two
municipalities entered into an interlocal agreement in 1993 to provide
for consistent planning and to provide for the coordinated
redevelopment of the area. These regulations carry forward the spirit
and intent of the interlocal agreement by requiring that both
municipalities cooperate on site plan applications through joint staff
reviews and joint planning board meetings, and insures that each
municipality has a meaningful opportunity to review the zoning
applications proposed within the C-3 district.
a. Redevelopment proposals within the North Palm Beach portion
of the C-3 district will be reviewed in a timely manner by the
Town, with the results of that review being forwarded to the
Village of North Palm Beach within 10 days of the completion of
the Town’s review.
b. Redevelopment proposals within the Town of Lake Park’s
portion of the C-3 district will be reviewed by the Town in
accordance with the Town’s process, and forwarded to the
Village of North Palm Beach for its comments following the
same review time frame.
c.  Once both the North Palm Beach and Lake Park staffs deem an
application to be sufficient, a joint meeting of the North Palm
Beach and Lake Park planning and zoning boards shall be
scheduled for joint review and approval.
d.  Following the joint meeting of the North Palm Beach and Lake
Park planning and zoning boards, the Town of Lake Park will
forward the application to the Lake Park Town Commission for
their final approval for development proposed within Lake Park.

13 — Proposed Changes to Comprehensive Plan, draft 2020-02-23(Updated August 2021) Page 1 of 28
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EXHIBIT C

Walls and fences in the C-3 district shall comply with the following

standards:

a.  Lots having only residential buildings on them shall be subject to
the development standards for buildings in residential areas as
provided for in section 78-111, except that on corner lots, side-
yard walls and fences that abut a street shall comply with the
standards for front-yard walls and fences.

b.  Lots that have non-residential buildings or mixed-use buildings
shall comply with the wall and fence standards for the MU
zoning district, as provided for in section 78-83 (k).

(b) Permitted, Special Exception and Accessory Uses. Table 1 indicates the
uses in the C-3 district.

1.

13 — Proposed Changes to Comprehensive Plan, draft 2020-02-23(Updated August 2021)

The permitted and special exception uses listed in Table 1 are grouped
into four use groups: Residential, Lodging, Business and Commercial,
and Civic. Terms in Table 1 are defined in Town Code Chapter 78,
Section 78-2.

Accessory Uses associated with any primary use listed in Table 1 shall
be permitted as long as the accessory use does not occupy more than
30% of the gross floor area of the primary use and does not operate as
the primary, income generating use.

Table 1 indicates the type of use and approval category within the
district:

LABLEL SPECIAL
PERl“;'Sl;TED EXCEPTION
USE
Residential Uses B
Community residential home - ®
~ Dwelling, all other dwelling types, -
may include assisted living [
component, includes live/work units
o Lodging Uses
Bed-and-breakfast establishment o -
Motel/hotel e
Business and Commercial Uses
Art Gallery_ [
Animal day care - L - -
__Animal service establishment [
Bakery - B e -
Bank, or financial institution @

Page 2 of 28



EXHIBIT C

- gev;pub - [ ]
Coffee Shop @
Craft Distillery [ ]
Day-care center ®
Deli [

__Entertainment, Indoor - o B
Garage-parlking
Grocery, generaﬁnd specialty, ®
including Fruit and Vegetable Market
Ice Cream Parlor [ ]
I\Eing, shipping, packing store ]
Offices, general ®

Office or clinic, medical =]

o
e
o

Personal Services
Retail -
Restaurants, general and specialty

Stores & services, large format ® -
Theater, indoor - o

o Civic Uses - -
Civic space e
Public space o

(¢) District Regulating Plan.

1.  The C-3 district includes a district plan as shown in Figure 1 that
shows existing parcel boundaries, retention pond locations, the Lake
Park/North Palm Beach jurisdictional boundary, and street and alley
alignments.

2.  The district plan identifies the approximate alignment of existing and
future local streets and alleys. Applicants seeking to modify the Figure
1 street alignments must provide an alternative design providing
equivalent access and functionality or must provide mitigation of an
equivalent length to whatever street extent that is proposed to be
eliminated through the process established under subsection (h),
herein.

a.  The east-west streetscape connections between the Village of
North Palm Beach and the Town of Lake Park as depicted in the
district plan may be relocated per the process described under
subsection (h) 1., but connectivity must be maintained between
the Town and the Village.
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EXHIBIT C

Figure 1 - District Regulating Plan
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EXHIBIT C

(d)  Building typologies.

All new developments in the C-3 District shall conform to one of the following building
typologies, which are further described below. The typologies generally provide a form and
associated performance standards and shall be adhered to for all new developments. Building
typologies may be combined as long as their individual standards are observed.

Table 2: TOWER BUILDING TYPE

Permitted He1ghtls6l;afr;§f: 6-12 Stories or 'BUILDING MASSING

DEFINITION: a multi-level building
organized around a central core where a |
part of the building is higher in proportion.
s BUILDING LINE

------- PROPERTY LINE

N AcTive use
NN PARKING AREA

©® LotwDtH
® oroerH

PERTORMANCE | MIN. | MAX. |BUILDING CONFIGURATION

STANDARDS
a. Lot Width N/A N/A
b. Lot Depth N/A N/A
30,000
c. Lot Area SF N/A

d. Impervious Area . N/A | 90%
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Madmum buldng heizht 1
tegulated by he Buldng
Hagh Repdairg Man

e. Pervious Area 10% | N/A AT ..
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Aowd NN N DN
L AR
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%

(front and side)

RN
UMY i

n
iy o seice mad i
i g
NS

Podiym

B Ay or proposed
AT T

g. Interior Setbacks
(side and rear)

f. Street Setbacks ‘
|
|

BUILDING SETBACKS

I[ : RN AN :
i

NOTES: o Ny

S
R AN

I o st it
wepl 3T ﬂnwd

(1) Except 30' minimum when abutting an iy ' \: Q\:
existing residential district. "R NN
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g
By or Serviee Road i%; -

TF T
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]
&
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EXAMPLES OF TOWER CONFIGURATION
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EXHIBIT C

Podium

Podium

Podivm

@ Tower Separation: 60 feet minimum

TOWER FLOORPLATE STANDARD:
Above the 5th floor, towers shall be limited to a maximum floorplate size as described
below. The floorplate size for multiple towers shall be calculated as an average of the total
cumulative tower floorplate area divided by the number of tower stories above the Sth floor.
The maximum floorplate size is dependent upon the tower's primary use as follows:
1. Office or Non-Residential - average of 35,000 square feet for multiple towers and a
45,000 square feet maximum permitted floorplate size for any individual tower
floorplate;

2. Residential, Mixed-Use or Hotel -an average of 20,000 square feet for multiple
towers and a maximum of 32,500 square feet of a floorplate for any individual
tower floorplate.

TOWER SEPARATION:

The minimum horizontal distance between two or more towers shall be 60 feet.

TOWER STEPBACK:

The minimum stepback of a tower from the podium shall be 10 feet along interior side and
rear property lines only. Along the front and street side property lines the minimum
stepback for the tower from the podium shall be 20 feet from the street or 40 feet if the
tower is to be constructed adjacent to a residential zoning district. A tower’s orientation
shall be specified toward a terminating street vista where applicable. The placement of the
tower shall be such that it is near, fronting, or adjacent to open space.

ILLUSTRATIVE EXAMPLES
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EXHIBIT C

Table 3: LINER BUILDING TYPE

Permitted Heights Range: 6-8-stories or BUILDING MASSING

112 feet |
DEFINITION: A building that
conceals a garage, or other faceless

building, that is designed for occupancy.

BUILDING LINE
_______ PROPERTY LINE

COLONNADE

ACTIVE USE
S\ PARKING AREA

|
|
|
|
® LotwbtH

©® oroertH

LOT STANDARDS | MIN. ‘ MAX. |BUILDING CONFIGURATION

a. Lot Width N/A \ N/A | |
. | L L i
| . Nununhldghghl ! !
b. Lot Depth CN/A | NA .
| | | N HTLI
c. Lot Area 22,000 N/A | =":a'wm3?"d |
l SF | (olannade - ' a““y " .wq |

d. Impervious Area | N/A 90%
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EXHIBIT C

e. Pervious Area ‘ 10% N/A ‘
f. Street Setbacks \ ‘

(front and side) 10 Rl |
g. Other Setbacks 0(1) N/A

(Interior side and rear) |

BUILDING SETBACKS

| e e ——] N &W

SRR RN N
\Z\\\;\\\\

NOTES:

(1) Except 30' minimum when abutting an \\\Q\‘S\\Q Popegy
existing residential district. N ‘\\:\\ N umsn-ilr.;::
(2) The minimum depth of the active use e d N . NN "’:{’::;}'«’Ji«
tine 1 : INNT AN | [ ] mesd s

lining the garage or other faceless building
shall be 20 feet.

NN ] b ey o forber mad
S REE

Alley or Servicx Ruad

5
______________ O e S S e
L—divrwy wilth
EXAMPLES OF LINER CONFIGURATION
z i‘ ] 3 E
£ |2k A | _ - | S
= —> Puking E E* E 5 Faliag ; [ E i Pating §
£ 5 £ — = £ -— S
= = & > = ; 2
i = 18 1in = 1 e =
Raes £y Aoz o 1 Fass tra
ower iRdrg tiner Buldng lims Ry
Secondary Street Secondary Street Secondary Street
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EXHIBIT C

View from rear of lot showing parking garage structures lined along the streec

Table 4: COURTYARD BUILDING TYPE A

Permitted Heights Range: 4-6

Stories or 88 feet BUILDING MASSING

DEFINITION a building
characterized as having a central
open space that is open to the sky

and enclosed by habitable space on
at least three sides with detached
surface or garage parking.
BUILDING LINE
------- PRCPERTY LINE

SN ACTIVE USE
NN PARKING AREA

® orwotH
©® oroermH

| :
g MIN. } MAX. BUILDING CONFIGURATION

STANDARDS

a.LotWidth | NA | N/A
|

b.LotDepth | N/A | N/A
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EXHIBIT C

124,00
c. Lot Area 0 SF N/A
|
d. Impervious Area | N/A . 90% A o "
' Y, :
e. Pervious Area | 10% | N/A . }I:E«KEHEE
! { Q\.:\\‘\\\ N }r::‘-lrhila::;.:jje:ﬂ“ill:i
f. Street Setbacks | oo P
(front and side) I 0 : N/A w
g. Other Setbacks | |
(Interior side and | 0'(1) | N/A
rear) ‘
BUILDING SETBACKS
----- dn-rr:ri;\-dn;
NOTES:

(1) Except 30' minimum when
abutting an existing residential
district.

| Rear
i-Property
1 Line

| 7t Stmbgind

o Bt 3 Py ot

! bt datirg erhase,
! sitat lws, ad wiiryg
1 el by et a0
| g aley or wrean w0
| it ewyg oe penpried

Front Properry Line

EXAMPLES OF BUILDING CONFIGURATION

driveway viidth

iy Street Semrdany et Sromdiry Gneet
et <4
lid o b =
bk
A dn A ba Gortand
X hikirg E Vi E s .:.
=y Corkyard = =4
E £ - z
= & £ [r—
humbn »
I hiig ki " :.;; "h
fearvdiry Sheet Seardary Gt Seoviry et
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EXHIBIT C

Table S: COURTYARD BUILDING TYPE B

Permitted Heights Range: 4-6 Stories or 88

‘BUILDING MASSING
feet

DEFINITION: a building characterized ‘
as having a central open space that is open
to the sky and enclosed by habitable space

on at least three sides with attached parking.
BUILDING LINE

--—-—.—=  PROPERTY LINE

N AcTive use
NN\ PARKING AREA

|
|
® orwobtH ‘
|

©® oroerH

LOT STANDARDS MIN. | MAX. -BUILDING CONFIGURATION

a. Lot Width N/A | N/A i . 1
b. Lot Depth ' N/A | N/A s e T
.m\ NN o) \ ke i g
| | 7 M TN L“%\ i b
- ; ' .\‘\\\\\N\"\\\ SANININANY oy et
c. Lot Area 24,000 N/A \\\\\\\\xmm\\\\mmwm g e rond
) SF |
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EXHIBIT C

d. Impervious Area N/A 90%

e. Pervious Area 10% N/A

£ Street Sett.)acks (front 10 N/A
and side)

g. Other Setbacks (1) N/A

(Interior side and rear) |
I

NOTES:

(1) Except 30' minimum when abutting an
existing residential district. .

BUILDING SETBACKS

ST ).,  S—
Eivvey with —
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:
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i Froputy
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R e i s o . i s o e
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vl i gl Sy raiknt and s ol wiile nad et rnisg o peed

EXAMPLES OF BUILDING CONFIGURATION
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EXHIBIT C

EXAMPLES OF BUILDING CONFIGURATION

[ =]
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EXHIBIT C

Table 6: TOWNHOUSE BUILDING TYPE A

Permitted Heights Range: 3 Stories or 44

BUILDING MASSING
feet

DEFINITION: A single dwelling unit in
a group of units that are attached
horizontally in a linear arrangement to form
a single building, with each single unit
occupying space from the ground to the roof
of the building, and located or capable of
being located on a separate townhouse lot.
Townhouse Building Type A dwelling units
are considered a type of multifamily
dwelling. A Townhouse Building Type A is
distinguished by a detached garage/parking
area thereby providing a private rear yard in

the center of the lot.
e BUILDING LINE

------- PROPERTY LINE
N ACTIVE UsE
BB PARKING AREA

® orwotH
©® oroerH

LOT STANDARDS: MIN. | MAX. BUILDING CONFIGURATION

| Musimam building height is

i Height Repulating Flan

a. Lot Width 25! 30' il PL PL
b. Lot Depth 80' | N/A E i i
c. Lot Area 1800 sf | N/A E E :
- | | epland by s Bridng
.

d. Impervious Area | N/A 90% | DN

e. Pervious Area | 10% | N/A
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EXHIBIT C

f. Street Setbacks (front |
and side)

g. Other Setbacks 0
(Interior side and rear)

NOTES:

1. Townhouse buildings shall provide a
minimum of 15 feet between building
groups. Building groups shall not be greater
than 7 attached units in length.

PARKING STANDARDS:

The parking for Townhouse buildings shall
be accessed from the rear of an alley or
service road. Parking may be unenclosed,
fully enclosed in a garage, or in a parking
enclosure with a carport.

literar Side

Fron
Frapuiry

Line

BUILDING SETBAC

Q.

KS
|

TOWNHOUSE

I Property
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Table 7: TOWNHOUSE BUILDING TYPE B
SUB-AREA: 3 Stories or 44 feet BUILDING MASSING

DEFINITION: A single dwelling unit in
a group of units that are attached horizontally
in a linear arrangement to form a single
building, with each single unit occupying
space from the ground to the roof of the
building, and located or capable of being
located on a separate townhouse lot. A
Townhouse Building Type B units is
considered a type of multifamily dwelling.
Townhouse Type B Building Types are
distinguished by an attached garage thereby

not providing a private rear yard.
— BUILDING LINE

------- PROPERTY LINE
N AcTivE use

PARKING AREA,

LOT WIDTH

LOT DEPTH

LOT STANDARDS: MIN. | MAX. |BUILDING CONFIGURATION

| Moimun buildhg height is
| regulaed by hip Bilding
i Heigh ta Fegulan'f.g Flan.

a. Lot Width 25 30' PL PL PL

b. Lot Depth 70' N/A : : :

c. Lot Area 1800 sf | N/A : : :
| i

d. Impervious Area | N/A | 90%

e. Pervious Area 10% N/A

NN R
f. Street Setbacks (front

and side) 10 N/A
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g. Other Setbacks 0 CN/A

(Interior side and rear) | .
NOTES: BUILDING SETBACKS
| |
1. Townhouses shall provide a minimum of o - — =

15 feet between building groups. Building
groups shall not be greater than 7 attached
units in length.

Iiteror Sud

Rear
Property
Lire

PARKING STANDARDS:

TOWNHOUSE

The parking shall be accessed from the rear .

off an alley or service road. Parking may be Py

fully or partially enclosed in a garage under
the principal building.

=Wl required

ILLUSTRATIVE EXAMPLES
TOWNHOUSE BUILDING TYPE
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(e) Performance standards.
1. Building frontage standards

Buildings may build to the setback line but are not required to do so.

New buildings shall be designed to address the street and facilitate

easy pedestrian access appropriate for an urban, mixed-use setting.

a. A minimum of 80% of a building frontage shall abut the front
street setback.

b. A minimum of 60% of a building frontage shall abut any other
street setback

Density. The land development regulations for the District shall provide for
a density of up to 48 dwelling units per gross acre, which includes any
density bonus, as calculated for the entire site. The Commission may grant
bonus units that result in a density greater than 48 du/acre on an individual
site so long as the average density for the entire district area does not exceed
48 du/acre. The regulations shall provide for a maximum FAR of 2.0 for non-
residential uses. Development of sites within the District may exceed the
maximum stated land use and density and FAR if appropriate and consistent
with the policies contained herein and as provided in comprehensive plan.

Floor and ceiling height.

a. Building heights in stories and feet are established for each
building typology specified under subsection (d) herein.
b. Building height shall be calculated from the average elevation

of the adjacent public sidewalk or the crown of the road if no
sidewalk exists to the top of the highest story or, in the case of
pitched roofs, to the average height between the bottom of the
eave and the peak of the roof.
c.  No story shall exceed 12 feet except for a ground floor story or a
top floor story, either are permitted to be no more than 20 feet.
d.  No building shall exceed the base height of 12 stories or 160 feet,
unless adjusted per 4. a. below.

Building height additional provisions.

a. For the purpose of calculating the number of stories in a building, stories
shall be defined as the space between finished floor and finished ceiling,
adjusted as follows:

b. Up to 3 levels of structured parking shall be exempted from the maximum
height calculation provided that the parking levels are completely screened
by a liner building at least 20 feet in depth.

c. When parking levels are constructed on a slope or are connected by
sloping or circular ramps, the number of stories shall be based on the non-
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sloped area. If there are no non-sloped areas, the number of stories shall be
counted as the highest parking level plus each parking level below

d. A mezzanine shall not count towards the number of stories provided that
the total area of mezzanine level is less than 40 percent of the floor area of
the main story below.

(f) FEntrance and Fagade Standards. Requirements are provided below for the
location of a building’s main entrance and the transparency of its fagade.

1. Main entrance.

a. A building’s main entrance is its principal point of access for
pedestrians. All buildings shall locate their main entrance facing
a street frontage, or a courtyard or forecourt that is entered from
a street frontage. Additional building entrances are encouraged.

b.  Buildings fronting on two streets shall have a pedestrian entrance
on both streets.

2.  Facade transparency.

a.  Transparency means the amount of transparent window glass or
other openings in a building’s facade along a street frontage,
relative to the overall surface area of the fagade. There shall be
sufficient transparency provided such that natural surveillance of
sidewalks and streets is possible and there is interior daylight,
and to allow for clear views into a building.

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 Sec. 3-1. C., as
applicable. To satisfy this provision, an applicant for new development or
redevelopment may also enter into an agreement with adjacent property owners
to upgrade the existing adjacent structures with new architectural features for
the purposes of creating consistency with a new development. This agreement
shall be presented to Town staff prior to scheduling for public hearing and
include the following:

a.  Signed and sealed conceptual architectural elevation plans
depicting the scope and extent of the proposed improvements.

b. A signed letter from the adjacent property owners
acknowledging their intent to either undertake or designate the
project applicant to complete the proposed improvements
pursuant to the development order timeline.

¢. A surety or bond, based on a certified cost estimate, for 110% of
the improvement value in a form acceptable to the Town
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Attorney guaranteeing the proposed improvements will be
initiated and completed by the dates specified per b. above.

Street, alley, and sidewalk easement standards.

Streets, blocks and connectivity. The district plan depicted in Figure 1 indicates the block
structure to be created by existing and new streets within the C-3 district. Developers
seeking site plan approvals shall develop structures on their properties that conform to the
alignments depicted in Figure 1 and provide for streets and alleys that are accessible to the
public. Developers may propose modifications to the Figure 1 alignments if the applicant
can demonstrate to the satisfaction of the Community Development Department that the
modifications would provide equivalent access and functionality. The east/west
connections that provide connectivity between Lake Park and North Palm Beach shall not
be altered and remain part of the publicly accessible connectivity grid, whether vehicular
or pedestrian, of a development plan.

1.

a. If a developer proposes a modification that is determined not to
provide equivalent access and functionality, it may be presented
to the Town Commission for their consideration if the developer:

i. Provides mitigation in the form of streetscape
improvements on parcels under the developer’s
ownership, which shall be equivalent in length to the
extent of whatever street or alley is being eliminated from
the district plan or;

ii. Enters into an agreement with adjacent property owners
to construct streetscape improvements of a length
equivalent to the extent of whatever street or alley is
being eliminated from the district plan as further
described under b. below.

b. If a developer proposes off-site mitigation on parcels not under
their ownership, they shall enter into an agreement with the
relevant property owners for the purposes of ensuring the
completion of the work. This agreement shall be presented to
Town staff prior to scheduling for public hearing and include the
following:

1. Signed and sealed conceptual paving, grading, and
drainage plans depicting the scope and extent of the
proposed improvements.

ii. A signed letter from the adjacent property owners
acknowledging their intent to either undertake or designate the
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project applicant to complete the proposed improvements
pursuant to the development order timeline.

iii. A surety or bond, based on a certified cost estimate, for
110% of the improvement value in a form acceptable to
the Town Attorney guaranteeing the proposed
improvements will be initiated and completed by the
dates specified per b. ii. above.

. Design standards for internal streets. Streets shall be designed in
accordance with Figure 2. Deviations may be permitted to address site
specific conditions, existing infrastructure conflicts, and property
ownership limitations, where it can be demonstrated that the design
standards cannot be met. A deviation from the design standards shall be
subject to the review of the Community Development Department, a
recommendation from the Planning & zoning Board, and the approval of
the Town Commission.

Other design standards. On subjects where Figure 2 does not provide
design guidance, for instance driveway widths and curb radii at
intersections, design shall be in accordance with NACTQ’s Urban Street
Design Guide. Pavement, subgrade, drainage, and utilities shall meet
construction specifications of the Town.

Ownership and maintenance. Property owners shall be responsible for
the regular upkeep and maintenance of all streets and alleys immediately
adjacent to their properties, unless otherwise provided for in a
development order or other governing document.

. Alleys. The alleys shown on the district plan in Figure 1 shall be
provided for access to adjoining parcels. The Town may require property
owners to provide additional alleys to accomplish the intent of the C-3
district.

. Sidewalk easements. Property owners abutting any street depicted on the

district plan, including Northlake Boulevard and US1 shall dedicate to the town,
by deed or plat a 10-foot perpetual sidewalk easement along those street
frontages in furtherance of the intent of the C-3 district. The property owner
shall be responsible for paving the easement area to the same standards and
elevation as the adjoining sidewalks at, or before the time of development.

7. Utilities. Utilities may be placed in the streets, easement corridors, and alleys in

locations acceptable to the Seacoast Utility Authority and the Town.
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Figure 2

Planter type
Tree spacing

5’ by 5’ tree grates
30’ average

Description: Details: Key:
Width of Street 60’ A
Movement type Slow -
Target speed 25 mph
Width of pavement 36° B
Travel lanes 10’ travel lanes C
Bicycle facilities shared travel lanes C
On-street parking 8’ parallel parking D
Pedestrian facilities 10’ sidewalks E
Furnis_hing strip: F
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(i) Landscaping standards.
Landscaping shall be required as provided in Article VIII of Chapter 78,
except as modified by the following requirements that are specific to
properties in the C-3 district:

1.  Buffers:

a.  Hedges are required around the perimeter of parking areas and
other vehicular use areas in accordance with the details in
Sections 78-253 and 78-254.

b.  Screening is required around storage and service areas in
accordance with the details in Section 78-253.

c. Landscaped buffers are not required around the perimeter of
properties, except where hedges are required around parking
areas or other vehicular use areas or where screening is required.

d.  Along Northlake Boulevard, hedges and screening shall not be
placed on or within a sidewalk easement.

2.  Parking area interior landscaping for unroofed parking areas: At
least ten percent of the total parking lot surface area shall be devoted
to landscaped areas. At least one tree shall be planted for every 250
square feet of required internal planting area. Interior landscaping
areas shall not count toward satisfying a property’s pervious space
requirement.

3. Clear visibility triangles: Clear visibility triangles are required in
accordance with section 78-253. A clear visibility triangle shall be
provided whenever driveways and streets meet Northlake Boulevard.

4.  Foundation landscaping: Foundation landscaping is required within
15 feet of all buildings in accordance with section 78-253.

S.  Indigenous native vegetation: To reduce maintenance and water
consumption, landscaping shall include at least 75 percent indigenous
native trees and 75 percent indigenous native shrubs. Trees and shrub
species that qualify as indigenous native vegetation are those
designated as “native” in “Low-Maintenance Landscape Plants for
South Florida” (latest edition published by the University of Florida
IFAS Extension office).
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Installation: All landscaping shall be installed using xeriscape principles,
including water conservation through the appropriate use of drought-tolerant
plants, mulching and the reduction of turf areas. Irrigation systems shall be
designed to operate only when needed and only in those areas that require
irrigation.

(j) Open Space Standards

1.

Open space type configuration and design. In order to improve the C-3
district’s aesthetics, all property owners developing their properties shall
provide high quality, pedestrian-oriented open space on their properties. This
open space may be utilized to satisfy the minimum pervious area requirements
outlined under subsection (d) for each building typology, in addition to other
open spaces on the property. Only those pervious areas within the open spaces
on the property shall be counted toward satisfying the pervious area
requirements of subsection (d). The standards for each open space type are
outlined below.

a. Greens. Exclusive of dedicated rights-of-way, the maximum
impervious area of a green is 20 percent. The pervious surface areas
shall consist primarily of drought tolerant ground covering, trees, and
garden structures, such as benches and tables without concrete pads for
support, and permeable walkways. Any impervious surfaces shall
consist of hard-surfaced areas such as concrete walkways, garden
structures with concrete pads for support, shade structures, or other
features deemed appropriate by the Community Development
Department.

A = [T 0 A

b. Plazas. Exclusive of dedicated rights-of-way, the maximum impervious
surface area of a plaza is 85 percent. The pervious surface areas shall
consist primarily of drought tolerant ground covering, trees that are
regularly spaced, permeable walkways, shade structures, and garden
structures such as benches and tables. The impervious surfaces shall
consist of paved areas, permanent architecture such as archways,
statues, gazebos, fountains, pools, or other features deemed appropriate
by the Community Development Department.
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c. Squares. Exclusive of dedicated rights-of-way, the maximum
impervious area of a square is 50 percent. The pervious surface areas
shall consist primarily of drought tolerant ground covering, trees that
are regularly spaced, shade structures, and permeable walkways. Any
impervious surfaces shall consist of hard-surfaced public gathering
spaces, gazebos, fountains, statues, and other features approved by the
Community Development Department.

(k) Parking standards.

(1) Location of parking lots. Surface parking lots and other vehicular use areas
shall be screened from streets as required by section 78-253, except where the
building provides the screening.

(2) Parking space ratios. Table 8 provides parking space ratios for various
uses on a site. These ratios establish the minimum number of on-site
parking spaces subject to any adjustment granted by the Commission as
provided in subsection 3. The resulting number of parking spaces
replaces conflicting standards in section 78-142.
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PROPOSED USE PARKING SPACE RATIO
- _Re_s_itﬁ_tigl Uses -
Community residential home 0'2.5 per
o A resident

1.45 per
Dwelling, all other dwelling types, may S (lp 1)1105 01
include assisted living component, perf i £
includes live/work units s =
work
B - component)
Lodging Uses -
Bed-and-breakfast establishment 115 per
- B guest room
Motel/hotel 115 per
guestroom
_ Business and Commercial Uses
3 per 1,000
'ﬁt GallerL sq. feet

. 4 per 1,000
Animal da): c_ar_e_ sq. feet
Animal service establishment S

sq. feet
4 per 1,000

]Elkery_ - sq. feet
Bank, or financial institution 4 per 1,000
- sq. feet
10 per 1,000

Brewpub B sq. feet
5 per 1,000

Coffee Shop sq. feet
= 5 per 1,000

Craft Distillery sq. feet
4 per 1,000

Pay-care center sq. feet
Deli 4 per 1,000

_ sq. feet
Entertainment, Indoor 4 per 1,000

2 sq. feet
Grocery, general and specialty, 4 per 1,000

including Fruit and Vegetable Market sq. feet
Ice Cream Parlor S

sq. feet

. Lo . 3 per 1,000
Mailing, shipping, packing store sq. feet

3 per 1,000
Offices, general sq. feet
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Office or clinic, medical : ;;:r ;ggfo

Personal Services _3_?? ;égto °
o
Restaurants, _general and specialty i Sr:;rfié(t)oo

Stores & services, large format 3 E;ifle’gto 0 _
Theater, ind(;)r _ > E:r flégto 0 _

Civic Uses
Civic space e
Public space =

(3) Parking space adjustments. A reduction in the requirement can be
applied if a Traffic Management Plan (TMP), which demonstrates
that there will be adequate parking for the proposed uses. A TMP is
required whenever a property owner or developer proposes parking
which is less than that which is required by the town code. The TMP
shall identify the strategies for reducing single-occupancy vehicle
trips and present relevant data and analysis which is professionally
reliable demonstrating that less parking than that which is required
by the town’s code is justified.

Alternatively a reduction in the requirement can be applied if a shared
parking study, prepared by a professional engineer, based on the latest
recommendations of the Urban Land Institute is submitted and
demonstrates that there will be adequate parking.

(4) Loading standards. Refer to Sec. 78-143.

()  Signs. Refer to Chapter 70.
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TABLE 1 PERMITT SPECIAL
ED XCEPTI
USE ON USE

~ Residential Uses B
~ Community residential home °
Dwelling, all other dwelling

types, may include assisted

living component, includes
_live/work units
Lodging Uses

Bed-and-breakfast
__establishment
~ Motel/hotel -

Business and Commercial

) Uses

Art Gallery - o
~ Animal day care - ®
_ Animal service establishment L
~ Bakery B ®

Bank, or financial institution L

Brewpub o

Coffee Shop _ o

_ Craft Distillery o
_ Day-care center i

~ Deli )
__Entertainment, Indoor
Grocery, general and
specialty, including Fruit and [
Vegetable Market

Ice Cream Parlor

~ Mailing, shipping, packing
store
Offices, general -

_ Office or clinic, medical
Personal Services
Retail L
Restaurants, general and

_ specialty )
Stores & services, large

~ format ]

Theater, indoor °®




__ Civic Uses
Civicspace B
Public space

REFERENCE-ONLY
DEFINITIONS FROM THE TOWN CODE SECTION 78-2 (some are in the approval
process)

Community residential home

Community residential home means, as defined in F.S. ch. 419, a dwelling unit
licensed to serve clients of the state department of children and family services, which
provides a living environment for seven to 14 unrelated residents who operate as the
functional equivalent of a family, including such supervision and care by supportive staff
as may be necessary to meet the physical, emotional and social needs of the residents,
and which meet the notification requirements of F.S. ch. 419.

Dwelling, all other dwelling types, may include assisted living component

Dwelling unit means an interconnected group of rooms located within a structure
that form a single, habitable unit with facilities for living, sleeping, cooking and eating.

Bed-and-breakfast establishment

Airbnb’s / Bed and Breakfast Inn means a use catering primarily to short-term
rental or boarding, with the operator residing on site. Airbnb’s or Bed and Breakfast Inns
shall be permitted inside existing single-family homes and mixed-use liner units in
districts where they are a permitted use.

Motel/hotel

Motel/hotel means a commercial establishment used, maintained or advertised
as a place where sleeping accommodations are supplied for short term rents to tenants.
The establishment may be constructed in a building or a group of buildings and may
include one or more accessory uses such as dining rooms/restaurant or
convenience/retail stores



Art Gallery

Art Gallery means a use dedicated to the display of artwork, which may or may
not be for sale.

Animal day care

Animal day care establishment means an indoor facility operated between the hours
of 7:00 a.m.—10:00 p.m., for the purpose of providing care and protection of
domesticated animals, no overnight boarding.

Animal service establishment

Animal service establishment means any establishment having an outdoor
component and any establishment which may include any of the following uses as
specified in the individual zoning district.

(1) Pet stores. An indoor facility operated for the sale of domesticated animals,
which includes overnight boarding;

(2) Boarding kennel. An indoor facility, where domesticated animals are boarded
during the daytime or kept overnight.

Noise nuisances which exceed permitted decibel levels as prescribed in the
section 10-155 shall be mitigated by requiring extra insulation or any other
improvements which is certified by a licensed noise professional and submitted
to the town's community development department under a building permit
application. Boarding shall be limited to domesticated animals. The town
commission may require sound proofing or additional setbacks and landscaping
to minimize noise and visual impacts on adjacent properties. Outdoor runs shall
be paved or turfed, fenced, and connected to a town-approved wastewater
treatment facility and shall not be located any closer than 40 feet from adjacent
residentially-zoned properties.

Bakery

Bakery means an establishment engaged in the mixing, preparation, packaging,
and sale of edible goods created on-premises at either retail or wholesale.



Bank, or financial institution

Bank, or financial institution means an entity primarily engaged in financial services
including but not limited to receiving savings deposits, cashing checks, and the
provision of credit.

Brewpub

Brewpub means an establishment that manufactures and sells beer products in
conjunction with a restaurant that acts as the primary use.

Coffee Shop

Coffee Shop means a business engaged in the brewing and sale of coffee, tea,
and customarily-associated confectionary goods. Coffee shops may have a lounge area
and space for live entertainment.

Craft Distillery

Craft Distilleries shall be differentiated from a distillery by production limitations and
an on-site sales component. A craft distillery shall mean a licensed distillery that
produces 75,000 or fewer gallons per calendar year of distilled spirits on its premises
that has notified the State in writing of its decision to qualify as a craft distillery.

Deli

Deli shall mean a business deriving part of its profits from quick-service sandwich
sales and part of its profits from the retail sale of meats, cheeses, and condiments.

Entertainment, Indoor

Entertainment, indoor means a commercial establishment offering to the public
entertainment or games of skill in an enclosed building. Adult arcades and internet cafes
are not permitted.

Grocery, general and specialty, including Fruit and Vegetable Market
Proposed Definition: Grocery, general means an establishment offering a variety

of fresh merchandise, including poultry, beef, vegetables, fruits, breads, dairy products,
and household supplies and items.



Grocery, specialty means an establishment offering a variety of specialty fresh
merchandise, including poultry, beef, vegetables, fruits, breads, dairy products, and
similar items of a specialty or ethnic nature.

Ice Cream Parlor

Ice cream parlor means an establishment engaged in the sale of ice cream,
gelato, frozen yogurt, or similar frozen refreshments and assorted confectionary
products for consumption on or off-premises.

Mailing, shipping, packing store

Mailing, shipping, packing store means a business engaged in logistics
operations, including shipment, packaging, and delivery for private and public parties.

Offices, general

Office, business and professional, means an establishment providing executive,
management, administrative, or professional services to the public. Such offices
include, but are not limited to, advertising offices: business offices of private companies;
business offices of utility companies, public or nonprofit agencies, and trade
associations; employment agencies, excluding day labor and labor pool services:
professional or consulting offices for accounting, architecture, design, engineering,
landscape architecture, law, planning, and similar professions; property and financial
management, and real estate; secretarial and telecommunication services; and travel
agencies.

Office or clinic, medical

Office or clinic, medical means an establishment with services including medical,
dental, and other health-care activities by practitioners licensed by the state of Florida
and by technicians and assistants acting under their supervision, but not including
overnight stays.

Personal Services

Personal services means an establishment providing services of a personal
nature that are necessary on frequent or recurring basis, but excluding those services
specifically classified as an individual use. Personal services may include the
accessory retail sale of items related to the service rendered. Personal services also



means an establishment that provides informational, instructional, personal
improvement or services of a similar nature, especially those conducted in large
groups and/or on a reoccurring basis. Such services include, but are not limited to, art
and music schools, beauty shops and barbershops, licensed massage therapists,
manicurists and services of a similar nature.

Retail

Retail sales means the sale, incidental repair and rental of goods, including bulky
goods such as household appliances, that are sold on a retail basis excluding those
uses specifically classified and regulated as a separate use in the use chart.

Restaurants, general and specialty

Restaurant means an establishment where food and beverages are prepared,
served and consumed primarily on the premises.

Restaurant, specialty means an establishment where specialty or ethnic food and
beverages are prepared, served and consumed primarily on the premises.

Stores & services, large format

Stores & services, large format means establishments that sell food or merchandise
or provide personal or professional services containing over 50,000 square feet of
enclosed floor area.

Theater, indoor

Theater, indoor, means an enclosed building which offers to the public live
performances or motion pictures.

Civic space

Civic space is a small outdoor public space that serves as a focal point for civic and
recreational uses.

Day-care center

Proposed definition: A daycare facility is an establishment for the care and
supervision of unrelated children conforming with the standards set forth for such
facilities by the Florida Department of Children and Families.
Public space

Proposed definition: Public space is a large outdoor gathering area that can be
used for events, public gatherings, and recreational uses.



