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EndHighDensity.com is a grassroots effort launched by concerned residents living in communities along the 
Western Northlake Boulevard corridor who seek to inform residents about Amendments to the Comprehensive 
Plan, Future Land Use Map change, Zoning Map change, and extension of Growth Boundary, as it relates to the 
needs and demands of the communities at large.

We are particularly concerned about the impact of high or even medium density development projects on traffic 
safety when existing traffic accumulation and congestion along Western Northlake Boulevard present tremendous 
daily risk to residents. We feel strongly that communities like ours are not built, but they can be broken when we 
fail to consider each community individually and cumulatively. Only through transparent and open dialogue with 
consideration of actual and planned projects generating impact to communities, the environment, school capacity, 
and our roads, can we plan for our future.
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Vintage Oaks
Request to amend the land use and zoning for approximately 17.89 acres to construct 148 townhomes

Rustic Lakes Commercial

(Petition #: CPSS-21-08-000018/PPUD-21-08-

000064)

Project Manager: Martin L. Fitts, AICP

Project Agent: Matthew Barnes, WGI, Inc

Property Owner: Northlake 20, LLC

Project Developer: D.R. Horton

At the intersection of 112th Terrace, Old BayHill
Drive, and Northlake Boulevard along the Western 
Northlake Boulevard corridor seeking Amendments 
to the Comprehensive Plan, Future Land Use Map 
change, Zoning Map change, and extension of 
Growth Boundary.

Status: Filed August 27, 2021
Currently Under Review
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Vintage Crossing
Request to amend the land use and zoning for approximately 9.8 acres to construct 79 townhomes

Southeast Corner of Northlake Boulevard 
and 112th Terrace North
11216 Northlake Boulevard

(Petition #: PPUD-21-09-000066 / CPSS-21-09-

000020 / CONC-21-09-000044)

Project Manager: Olivia Ellison

Project Agent: Matthew Barnes, WGI

Property Owner: W & W IX, LLC and Lake 

Wellington Professional Center Inc.

Project Developer: D.R.Horton

Status: Filed September 24, 2021
Rejected as Insufficient
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Primary Considerations
The proposals were submitted without any prior discussions with neighboring communities. A recent 
meeting with board members from the adjacent communities raised the following EXPRESS Concerns 

• Compatibility: High- or mid-density residential is incompatible and inconsistent to the adjacent low to
very low-density communities.

• Spot Zoning: The rezoning and extension of the Urban Growth Boundary will be equivalent to ‘spot
zoning’.

• Accessibility: There is no viable second entrance without encumbering the private roads of BayHill
Estates or Rustic Lakes.

• Traffic & Public Safety: The impact to traffic and public safety on the neighboring communities is
underestimated and not properly considered with current and recently approved projects.

• Policy Inconsistency: This project will without any debate “threaten existing neighborhood integrity”
and violate a multitude of policy objectives referenced in the City of Palm Beach Garden’s

Comprehensive Land Use Plan (“CLUP).

• Workforce Housing: There is a reference to workforce housing potential of the properties. However, the
proposed development does nothing to advance the City’s aim of providing workforce housing

opportunities around Military Trail and Burns Road. These projects are not located anywhere near there.
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Compatibility
Nothing in the Western Northlake corridor resembles this.

High- or mid-density residential is

incompatible and inconsistent to the 

adjacent low to very low-density 

communities. 

Per City of Palm Beach Gardens request to 

lower density, D.R. Horton is planning to 

revise their application to mid-density 

residential which is 7 units per acre (111 

units) versus 8 units per acre (148 units).

Policy 1.1.1.5 of the Comprehensive Plan, which says in part, 
“Property designated Residential High should primarily be 
located adjacent to major employment areas or contiguous 
to major arterials which may accommodate mass transit 
facilities in the future
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Compatibility
Nothing in the Western Northlake corridor resembles this.
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Compatibility
Nothing in the Western Northlake corridor resembles this.
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History – Vintage Oaks
Rezoned ten years ago with community support for a specific site plan.

The Vintage Oaks property was rezoned 

from Agricultural Residential (AR) to Multiple 

Use Planned Development (MUPD) with a 

site plan approved for two medical office 

buildings totaling 42,819 square feet of 

building.

The new project encompasses 329,365 

square feet of building.

Rustic Lakes and BayHill Estates entered into 

an agreements with the Northlake 20 

(property owner) to support rezoning in 2010 

with a variety of conditions. 

Northlake 20 has not fulfilled its obligations 

under this agreement and the conditions 

have not been met.
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History – Vintage Crossing
Rezoned in 2020 with community support for a specific site plan.

The Vintage Crossing property was rezoned 

from Agricultural Residential (AR) to Multiple 

Use Planned Development (MUPD) with a 

site plan approved for two office buildings 

totaling 52,390 square feet of building.

The new project encompasses 169,339 

square feet of building.
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Spot Zoning
Nothing in the area resembles these projects.

Rustic Lakes with 1 home per 

2.5-10 acres abuts Vintage Oaks and 

Vintage Crossing.

BayHill Estates with 1 home per 1-2 acres 

abuts Vintage Oaks.

Ancient Tree with 1 home per acre across 

the street from Vintage Oaks and Vintage 

Crossing.

The application refers to the commercial 

plans for Avenir and housing shortage as 

justification for the need for townhomes 

when no commercial has yet been 

approved and Avenir has its own townhome 

plans.
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Accessibility
One road of ingress/egress for each project without accelerations lanes (Existing community entry in blue 
and new community entry depicted by orange lines in the image below).

At the density applied for, City of Palm 

Beach Gardens requires two roads for 

ingress/egress for safety. These parcels do 

not have any access to a second entrance.

Vintage Oaks application refers to use of 

Old BayHill Drive, despite lacking any 

authorization from BayHill Estates. 

And, the parcel has a restriction from using 

112th Terrace to access by way of 

agreement running with the land with Rustic 

Lakes.

Vintage Crossing also has restriction from 

using 112th Terrace as a second entrance.
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Traffic & Public Safety
Acceleration and deceleration lanes are both needed yet will not accommodate already problematic 
traffic concerns for the area.

The widening of Northlake Boulevard in the 

Western corridor has not yet been finalized 

with a  timeline.

A new traffic study should be conducted 

based upon the impact of approved 

developments and existing traffic patterns.

State Road 7 expansion project will support 

traffic relief but has yet to been finalized. 

The impact of over 300,000 residents coming 

in and out of Avenir has not been factored 

into the already problematic traffic patterns.
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Status
D.R. Horton intends to resolve all issues with the City of Palm Beach Gardens related to Vintage Oaks and 
then replicate the project in a smaller version to resubmit Vintage Crossing and seek approval by City 
Council in April. 

Disputed Area: There are disputed areas referenced in both 
applications affecting the legal description of the properties. 
Essentially this entails a 1.4 acre area on the southern 
boundary of the Vintage Oaks parcel and .52 acres on the 
southern border of Vintage Crossing impacting the private 
land ownership of residents of Rustic Lakes and its community 
drainage.

Revised Application: D.R. Horton plans to submit a revised 
application addressing all 171 of the City of Palm Beach 
Gardens comments and request medium density residential 
rezoning.

Discussions with Communities: D.R. Horton sat down for the first 
time with Rustic Lakes February 18, 2022 but has yet to meet 
with any other affected community. Its primary concern 
currently is the appearance of the buildings and elevation, not 

density, or traffic and safety concerns. 

Opposition: Over 350 people have already signed a petition in 
opposition. Two communities already voted to officially 
oppose the projects. 



17

www.EndHighDensity.com

Status
350 petitions signed….two communities officially voted to oppose, others pending vote.



thank you.
www.EndHighDensity.com

Manager@EndHighDensity.com

http://www.endhighdensity.com/

