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Origins and Vision of TOD

Tri-Rail & Coastal Link discussions date back to 2005



Palm Beach Gardens TOD: Bold Visions



Challenges of TOD in PBG
• Transitioning from suburban to 

urban land use patterns
• Funding challenges (Station costs, 

O&M, staff)
• Lack of workforce housing

• Lack of a grid network
• Lack of proper codes
• But many opportunities also to 

build something unique & be a 
model for other small cities



Station & Parcel 5B Site Transformation (looking west)
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Station & Parcel 5B Site Transformation (looking west)



Loehmann’s Site Transformation (looking west)
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Loehmann’s Site Transformation (looking west)



Loehmann’s Site Transformation (looking west)



Loehmann’s Site Transformation (looking west)



Loehmann’s Site Transformation (looking west)



Loehmann’s Site Transformation (looking west)



Legacy Place, Transformation



Legacy Place, Transformation



Legacy Place, Transformation



The Gardens Mall Access - Transformation



Kyoto Gardens Drive Extension



Kyoto Gardens Drive Extension



Establishing the TOD
Palm Beach Gardens and Treasure Coast Regional Planning 
Council – consistent partners in leading local efforts

November 2020 – TOD Master Plan report and 
Comprehensive Plan Future Land Use Element Text 
Amendment Objective and Policies adopted by City Council 
– Ord. 10, 2020

November 2022 – Land Development Regulations adopted – 
Ord. 10, 2022



Public Participation



Implementation of a TOD 
in Palm Beach Gardens



PGA Office Center
NextEra 

Energy/FPL

86 acres Master 
Plan approved for 
993,000 SF total

Resiliency - 
Category 5 

Hurricane rated & 
500-year flood

Phase I is OPEN 
and includes 6-

story 280,000 SF
800-1000 
employees

Phase 2 approved 
for 6-story building 

with approx. 
500,000 and up to 
additional 1,000 

employees





PGA Station

Redevelopment:

 396 MF units (40 
workforce)

 
200K SF office

Site Plan

Approved and 
residential under 

construction





Gardens Station/PGA Station

Redevelopment: 
Demolish 

existing office 
building 

13 stories
Proposal for 625 

MF units (63 
units workforce)





Project: Downtown Palm Beach Gardens
• Redeveloped 

to Mixed Use
• 280 MF units
• 174 Hotel 

keys



Project: Downtown Palm Beach Gardens
• 116,862 SF 

LifeTime recently 
opened

• Existing retail 
redevelopment 
with a significant 
public art 
component



Mira Flores
Redevelopment: 

Greystar

 Demolish 32 
Garden Style 
apartments  

Proposal for 8-
story 

363 MF units
36 units restricted 

for workforce



Legacy Place

Redevelopment:

 Demolish stand 
alone two 
restaurant 
buildings

Proposal for 450 
MF units

45 units restricted 
for workforce 

housing



Workforce Housing
• Housing, Land Use, and Transportation are highly interdependent 
• WFH is a critical component of an economically viable City and TOD
• TOD Policies provide density bonuses for provision of workforce housing 

and financial incentives
Project Total Units WFH Units Status

Solera 136 14 Open

PGA Station 396 40 Under Construction

Mira Flores 363 36 Under Review

PGA Station Ph. II (Gardens 
Station)

625 63 Under Review

The Quaye 230 23 Under Review

Hilltop 400 40+ On the horizon

TOTAL 2,150 216+



2019 – Mobility Plan and Fee
• In 2019, City Council adopted 

– Ord. 16, 2019, approving a Mobility Plan and Fee. The plan included a list of 
improvements. 

– Ord. 19, 2019, approving a Land Development Regulations Amendment to codify a 
Mobility Fee Schedule for areas of the City 











2024 – Coordination, Public 
Workshops & Field Data Collection

• Update to plan approved 2025
• Coordination with internal departments, including but not 

limited to Administration, GIS, Engineering, Police, Fire, 
Community Services/Streets and Stormwater & City 
Traffic Consultant Pinder Troutman

• Coordination with residents, business community



2025 Update to Citywide 
Mobility Plan

MOBILITY IN THE GARDENS | Palm Beach Gardens, FL - Official Website

https://www.pbgfl.gov/860/Mobility
https://www.pbgfl.gov/860/Mobility
https://www.pbgfl.gov/860/Mobility


City
Projects

• Campus Drive – shared use paths and roundabout
• TPA/FDOT Grants – $8.8M in construction funding grants!

– Holly Drive (& other locations) – Enhanced flashing pedestrian crosswalks - COMPLETED
– Kyoto Gardens Drive – Sidewalk and Bicycle lane on N. Side (Developer constructed 12’ shared use path on S. Side) - 

COMPLETED
– Burns Road – 2-way cycle track – first in Palm Beach County – DESIGN NEARLY COMPLETE
– Fairchild Ave – New Sidewalk and Bicycle lane on S. Side – DESIGN RECENTLY KICKED OFF
– Gardens Parkway – New Sidewalk and Bicycle lane on S. Side – DESIGN RECENTLY KICKED OFF
– Lilac Street – Widen Existing Sidewalk on S. Side to Shared Use Path – FUTURE



RECOGNITION



www.pbgfl.gov
ncrowley@pbgfl.gov



Station Areas Overview and 
Transit Oriented 

Development (TOD) 
Opportunities

Palm Beach Gardens 
Transit-Oriented Development Mobile Tour

November 13, 2025



Tri-Rail Service

 Commuter rail service since 1989

19 stations serving the tri-county area

 Service to MiamiCentral Station began January 2024

50 weekday trains + 26 weekday trains to MiamiCentral

 Express trains added July 2024

15,000+ average weekday ridership

 Fully recovered ridership exceeding pre-pandemic levels 

Connects to all 3 international airports

$5 weekend fares

5151



SFRTA TOD Policy (Resolution 17-01)

 Increased Mix of Uses: supports 
vibrant communities near transit stations

 Higher Density: averages 75 du/acre, yielding up to 
40,000 units in the half-mile surrounding transit 
station

 Limited or No Required Parking: stimulates 
business investment, generates local revenue, and 
encourages people to use transit

 Continuous Infill Pattern:  at least a half-mile 
from transit station

52

Transit Oriented Development (TOD)



TOD Readiness Study (May 2020)
 Analyzed the TOD Readiness of six stations along SFRC

 Identified SFRTA TOD opportunities
 Short term: Boynton Beach, Cypress Creek and Boca Raton

 Long term: Delray Beach, Sheridan Street and Hialeah Market 
Station

SFRTA Board Resolution 23-13
 Urges municipalities to adopt TOD regulations around  

Tri-Rail stations

53

Transit Oriented Development (TOD)



Tri-Rail Station Areas with TOD Zoning

TOD Zoning in Station Area



SFRTA-owned Stations with TOD Opportunities

SFRTA-owned Parcels



FDOT-owned Stations with TOD Opportunities

FDOT-owned Parcels



County-owned Stations with TOD Opportunities

County-owned Parcels



Summary: Stations with TOD Opportunities

0

County-owned ParcelsSFRTA-owned Parcels FDOT-owned Parcels



STATION OVERVIEW

FY 25 Ridership
Rank (of 19)

223,527
11th 

TOD Zoning No

Multimodal 
Connections • Palm Tran

Mangonia Park Station
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DK Arena, Inc. 
Property 

(52.3 acres)



Mangonia Park Station TOD?
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DK Arena, Inc. 
Property 

(52.3 acres)

MAY 2, 2025

APRIL 25, 2025



Mangonia Park Station Area
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DK Arena, Inc. 
Property 

Town is pursuing the 
establishment of a CRA that 
would include the station.

Through a CRA Plan, 
the Town can advance      

TOD zoning and prioritize a 
station easement.



West Palm Beach Station
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STATION OVERVIEW

FY 25 Ridership
 Rank (of 19)

328,806 
4th 

TOD Zoning Yes

Multimodal 
Connections

• Palm Tran
• Amtrak
• Greyhound
• RideWPB(Circuit)
• BrightBike
• Brightline*
     *3 blocks east of Tri-Rail

County-owned 
parcel

(5.8 acres)

SFRTA-owned 
parcel

(1 acre)

City-owned 
parcel

(3.1 acres)
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 County issued RFP in early 2012

 June 2012: Transit Village LLC (mixed-
use development) selected

 986 units (40 workforce, 165 micro-
units)

 STATUS: Litigation underway 
between County and developer

West Palm Beach Station TOD

County-owned 
parcel

(5.8 acres)

SFRTA-owned 
parcel

(1 acre)

City-owned 
parcel

(3.1 acres)



West Palm Beach Station Area
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Vanderbilt University 
(pending)

New Federal Courthouse, 
State Offices

West Palm Beach 
Downtown/City Center CRA 

(940 acres)

Lumaire & The Edge 
700 new units 

(completed 2023)

AUGUST 6, 2024

Palm Beach County’s 
billion-dollar boom

MAY 28, 2025

JULY 16, 2025

Flagler Station 
90 new units

(completed 2024)



STATION OVERVIEW

FY 25 Ridership
 Rank (of 19)

261,417
8th 

TOD Zoning Yes

Multimodal 
Connections

• Palm Tran
• Circuit Shuttle

Lake Worth Beach Station
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SFRTA-owned 
parcel

(0.74 acres)

FDOT-owned 
parcel

(2.9 acres)
Station Parking



Lake Worth Beach Station Area
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Lake Worth Beach CRA 
(700 acres)

Historic Downtown 
(1 mile east of station)

Palm Beach State College
(1 mile west of station)

LULA Lights
Proposed Placemaking & Art Project                          

to improve access, safety & catalyze TOD
Funding from FDOT Access Grant

Older Retail/Commercial Sites
Private Redevelopment Potential



STATION OVERVIEW

FY 25 Ridership
 Rank (of 19)

198,167
13th 

TOD Zoning No

Multimodal 
Connections Palm Tran

Boynton Beach Station

67

SFRTA-owned 
parcel

(9.3 acres)



Boynton Beach Station TOD

 SFRTA issued RFP - June 2023

 One proposal received (250 
residential units) 

 Proposal not advanced

 STATUS: Re-issue RFP in 2026

SFRTA-owned 
parcel

(9.3 acres)



Boynton Beach Station Area
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Boynton Beach 
“Brewery District” 

(industrial/commercial)

SFRTA-owned 
parcel (9.3 acres)

Quantum 
Town Center
(mixed-use)

Boynton Beach CRA 
(NE corner – 898 RU, 
20K SF commercial & 

public parking)







Delray Beach Station Area
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Aura Delray Beach 
(2024, 292 units)

Alexan Delray
(under construction, 

267 units)

Delray Beach CRA 
(1,900 acres)

Atlantic Avenue 
(core downtown) 
is 1.5 miles east 

of station

Congress Grove 
(2013, 369 units)

Parks at Delray  
(approx. 2 miles south)

747 units, 10% workforce housing



STATION OVERVIEW

FY 25 Ridership
Rank (of 19)

292,209
6th

TOD Zoning Yes

Multimodal 
Connections

• Palm Tran
• The Park at Broken 

Sound Shuttles
• Boca Raton 

Innovation Campus 
(BRIC) Shuttle/TREX

Boca Raton Station
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SFRTA-owned 
parcel

(6.66 acres)

SFRTA-owned 
parcel

(0.97 acres)



Boca Raton Station TOD (Link of Boca)

 The Boca Raton station is an active mixed-use TOD 
project with national recognition

 340 units (34 affordable, 17 workforce), 30K SF retail, 
159 Tri-Rail parking spaces

 Groundbreaking anticipated early 2026

JANUARY 22, 2025

JUNE 25, 2025

JANUARY 14, 2025



Boca Raton Station Area
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Boca Raton Innovation 
Campus (BRIC)

(124 acres)

1K units, 1.7M SF office, 
restaurant, grocery store, 

entertainment venue
“El Rio Trail”

 1-mile connection 
to FAU & PBSC

Developer plans another 
mega project in Boca Raton

FEBRUARY 14, 2025

“University Village”
(77 acres)

1.3M SF of development

Plans updated for massive mixed-
use project in Boca Raton

OCTOBER 10, 2024



Mission

Connect communities, deliver exceptional service, and provide 
safe, reliable transportation options.

In collaboration with partners, deliver a safe, convenient, and effective 
service that serves as South Florida’s multimodal backbone.

Vision



TOD and TOC: Policies 
and Implementation



Transit-Oriented Communities

78

TOCs vs. TODs
Differences

• District vs. Site
• City/County vs. Area/Corridor
• Infrastructure vs. Building
• System Nodes vs. Station Connections

Similarities
• Mix of Uses
• Walkability/Bikeability
• Non-auto Mobility/Car-light/Car-free Options
• Capital Infrastructure and Private Development Investments
• Transit Design and Urban Design Matters in Placemaking

Source: Seattle DOT



Context Classification for TOC



Transit-Oriented Communities

81

Influencing Factors
Zoning and Density
Land Use Diversity

Urban & Street Design
Destination Accessibility

Distance and Quality of Transit

Complete 
Streets

Mobility 
Hubs

Urban 
Form



TOC Framework – Urban Form
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Key Elements Metrics

Zoning and 
Density

Density (du/ac); Intensity (FAR) and Lot 
Coverage; Height; Parking; Open Space

Land Use 
Diversity

Mix of Uses; Residential Use Types; 
Attainable Housing; Vertical Mix Use

Urban Design Street Level Activation; Urban Design 
Elements

Development 
Context and 
Constraints

Vacant and Underutilized Land; Adaptive 
Reuse; Publicly Owned Land; Stormwater 
Accommodations; LOS, Impact Fees, 
Concurrency



TOC Framework – Complete Streets

83

Key Elements Metrics

Design

Roadway and Corridor 
Characteristics; Sidewalks and 
Pedestrian Facilities; Bicycle 
Facilities; Streetscapes; Parks and 
Open Space; Parking

Destination 
Accessibility

Wayfinding; Block Dimensions and 
Intersection Density; Crossing 
Locations; Transit and Mobility Hub 
Connections

Development 
Constraints

Pedestrian and Bicycle Network 
Gaps (First/Last Mile); Obstacles 
and Barriers; Conflict Areas



TOC Framework – Mobility Hubs

84

Key Elements Metrics

Destination 
Accessibility

Micromobility; Bikeability and 
Walkability; Rideshare and Kiss-N-Ride; 
Shared Parking; Curbside 
Access/Management; Transit Service

Quality of Transit 
Service

Transit Service Frequency; Transit 
Service Type; On-Demand Service; 
First/Last Mile Connections to Transit

¼ Mile

½ Mile

1 Mile



Making TOCs a 
local reality

Corridors and Services



1.5M

2.0M

2.8M

1.8M

2.2M

3.1M

Palm Beach Broward Miami-Dade

2020 Housing by Census Block

Population Growth
Palm Beach County is expected to 
grow by 230,000+ people, reaching 
1.8 million residents by 2050. 



Housing & 
Transportation Costs

no more than 30% considered affordable

no more than 15% considered affordable 

Palm Beach County: 35%
Florida Average: 25% 

Source: Housing and Transportation (H+T) Affordability Index

Palm Beach County: 20%
Florida Average: 25% 



Density
Growth 
by 2050



What is needed? 
(Premium Transit)

BRT Lite

Bus Rapid Transit

Light Rail Transit 

Primarily operates in 
mixed traffic

Primarily operates in dedicated bus 
lanes

Primarily operates in dedicated 
rail lanes

Old Faithful



Connecting to
Premium Transit



Opportunities



 Built-out roadway network
 Prioritizes vehicle speed
 $2+ Billion in roadway capacity for next 5 years

 1,000+ lives lost in the past 5 years
 Growing congestion

Today…



Future…

 Invest in moving people/goods differently
 Prioritize safety & convenience for everyone

 Transportation & land use connection
 Tradeoffs
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Military Trail at Okeechobee Blvd.
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Military Trail Station Area Concept



Station Area Planning – Military Trl
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Participate
PalmBeachMPO.org/Participate

Interactive Map
PalmBeachMPO.org/Map

Resources
PalmBeachMPO.org/Resources

Learn More & Get Involved
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