
 
AGENDA 

TOWN OF JUPITER 
PLANNING AND ZONING COMMISSION REGULAR MEETING 

COUNCIL CHAMBERS 
TUESDAY, JUNE 10, 2025 

7:00 PM 

The Planning and Zoning Commission (PZC) also acts as the Local Planning 
Agency (LPA) and the Zoning Board of Adjustments (ZBA). 
 
NOTE: Those who wish to speak before the Commission must submit a green 
comment card to the secretary. Each comment is limited to three minutes. 
Speakers are asked to approach the podium when called. Please state name and 
address for the record prior to addressing the Commission.  

Call To Order 

ROLL CALL 

Chair Kevin Kirn  
Comm. Michael Cassatly  
Comm. Beth Kelso  
Comm. David Thompson  
Comm. Karen Vinson  
Comm. Paul Keenan (1st Alt)  
Comm. Cynthia Blum (2nd Alt)  

 
Town Attorney, Thomas Baird, Esq.  
Director of Planning and Zoning, John 
      Sickler  
Asst. Director of Planning and Zoning, 
       Stephanie Thoburn  
Secretary, Vernisa Ayers  

ELECTION OF OFFICERS  

1. Election of Vice Chair. 

  

CITIZEN COMMENTS 
Non-agenda topic citizen comments will be noted by staff for follow-up, as appropriate. 
The Commission will not discuss these items at this meeting. 

MINUTES 
Motion to approve the minutes from May 13, 2025 Regular Planning and Zoning 
Commission Meeting. 
2. Draft Minutes May 13, 2025 

Page 1 of 68



Planning and Zoning Commission Agenda Page 2 
June 10, 2025 
 

ORDER OF BUSINESS 
The normal order of business for hearings of agenda items is as follows: 
• Declaration of ex-parte communications 
• Swearing-in of witnesses 
• Applicant presentation 
• Staff presentation 
• Intervenor (if any) presentation 
• Commission questions of Applicant, Intervenor and Staff 
• Public to be heard – Three-minute limit per speaker 
• Rebuttal or closing arguments for quasi-judicial items 
• Motion on floor - Discussion only on the motion 
• Call for the vote  

REGULAR AGENDA  

OLD BUSINESS:   

NEW BUSINESS  

3. Smash HQ – Special Exception application for a business office exceeding 
2,500 square feet, on a 2.2± acre property, located at 1251 Jupiter Park Drive, 
Suite 12 (PZ 25-6377). 

 Town Council Consideration: July 17, 2025 

4. Center Street / Alternate A1A Redevelopment Overlay Area (ROA) - 
Presentation on potential text amendments to the existing ROA. 

  

5. Center Street Corridor Improvements - Presentation to introduce the process 
to conduct public outreach for the Center Street Corridor improvements under 
design by Palm Beach County. 

  

STAFF UPDATE 
Planning and Zoning Director report on recent Town Council actions on Commission 
items. 

ADJOURN 
Motion to adjourn Planning and Zoning Commission Meeting. 
 
The next regularly scheduled Planning and Zoning Commission Meeting is scheduled 
for Tuesday, July 8, 2025. 

 

PLEASE TAKE NOTICE AND BE ADVISED that if any interested person desires to 
appeal any decisions made by the Planning and Zoning Commission with respect to any 
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matter considered at these hearings, such interested person may need a verbatim 
record of the proceedings made, including the testimony and evidence presented at this 
hearing. 
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TOWN OF JUPITER 
PLANNING AND ZONING COMMISSION 

DRAFT MINUTES 
MAY 13, 2025 7:00 P.M. 

 
MOTION TO ELECT AN ACTING CHAIR: 
Planning and Zoning Director John Sickler opened the meeting and informed the Board that the 
Chair was running late and the Commission would need to elect a member to serve as Acting 
Chair. Comm. Cassatly moved to elect Comm. Beth Kelso as the acting chair; seconded by 

Comm. Thompson. Final: Motion passed unanimously, with a 7-0 vote. 
 
CALL TO ORDER:   
Acting Chair Kelso called the meeting to order at 7:04 p.m. 
 
ATTENDANCE:  
Acting Chair Beth Kelso; Comm. Michael Cassatly; Comm. Dan Guisinger; Comm. David 
Thompson; Comm. Karen Vinson; Comm. Paul Keenan 1st Alternate (voting member); and 
Comm. Cynthia Blum 2nd Alternate (voting member); John Sickler, Director of Planning & 
Zoning; Garret Watson, Principal Planner; Jenna Johnston, Planner; Brett Lashley, Esq., Town 
Attorney; Amanda Barnes, Utilities Director; and Vernisa Ayers, Secretary 
 
MINUTES: 
Motion to approve the minutes from March 11, 2025 Regular Planning and Zoning Meeting by 
Comm. Cassatly; seconded by Comm. Blum. Final: Motion passed unanimously, with a 7-0 
vote. 
 
SWEARING IN:  
Secretary Vernisa Ayers conducted the swearing-in of witnesses for all quasi-judicial items on 
the agenda. 
 
CITIZEN COMMENTS: None. 
 
 

REGULAR AGENDA: 
 
A. OLD BUSINESS: None. 
 
B. NEW BUSINESS: 
 
1. Jupiter Community Park (JCP) Utility Building – Site Plan application to construct a 

one-story electrical/ generator building with park restrooms located at 1201 Island Way. 
(PZ 24-6273) 

 
Comm. Cassatly and Comm. Guisinger walked the site. Comm. Vinson spoke 
with Town staff and a Town employee on site. Acting Chair Kelso, Comm. Blum, 
Comm. Thompson and Comm. Keenan had no disclosures. 

 

Applicant presentation: Jason Lee representative of Kimley-Horn and 
Associates presented a PowerPoint presentation of the proposed project. 
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Staff presentation: Planner, Jenna Johnston, reviewed the staff report. 

 
Commissioners asked questions of the Applicant and Staff: 

 
Comm. Keenan inquired about the origin of water, sewer, and power 
lines. Jason Lee responded that there is a 12-inch water main that runs 
down the shell rock access way, just to the south of the proposed building 
location. He stated that the sanitary sewer is located at the southeast 
corner of Edna Runner Way and Washington Street. Electrical service will 
be supplied via a 480-volt line from Island Way, which will be extended to 
the building site. 
 
Comm. Vinson asked whether the applicant planned to remove the 
dilapidated trailer currently located on site. Mr. Lee stated that the 
surveyor noted the trailer located to the west of the proposed building 
site. Due to its location in a densely vegetated area, he had not seen it 
and thus does not know the condition of it. There had not been plans to 
address it due to the potential damage to the surrounding vegetation. 
Comm. Vinson noted potential safety concerns if it were to remain. Ms. 
Barnes indicated that she was not aware of the trailer, but confirmed that 
the matter would be investigated further.  
 
Comm. Guisinger inquired how the generator would provide primary 
electrical backup to the well heads. Mr. Lee responded that the wells 
intended to be served are proposed wells and are not yet in service. 
Comm. Guisinger then asked about the generator’s silencer and whether 
there is a decibel requirement in the Town of Jupiter. Mr. Lee stated that 
the generator is exempt from such requirements due to its emergency 
use designation; however, they are targeting a noise level of 65 dBA. 
Comm. Guisinger requested confirmation that the lift station is intended to 
serve the restrooms and the water supply to the utility building. Mr. Lee 
confirmed this. Comm. Guisinger also asked why two restrooms were 
added to the site plan. Ms. Barnes explained that there are currently no 
restrooms near the southern fields of the park and residents of the Town 
have expressed interest in having restroom facilities added in that area. 
Comm. Guisinger asked how the mulched walkway would be maintained. 
Ms. Barnes stated that the Parks Department would be responsible for its 
upkeep. 

Comm. Cassatly asked if the unification of the five parcels was intended to make 
them easier to manage. Mr. Sickler explained that the Town requires unified 
control as part of the site plan process. This ensures that individual parcels are 
joined under a single unity of title for consistency and regulatory compliance. 
Comm. Cassatly also inquired whether safety features are required in park areas 
that include restrooms and similar facilities. Ms. Barnes responded that she could 
not speak on behalf of the Parks Department, but noted that the Fire Department 
will be reviewing all Town facilities to ensure they are properly equipped with 
AEDs and other necessary safety items. She confirmed they will coordinate with 
the Fire Department to ensure proper safety equipment would be provided on 
site.  
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Acting Chair Kelso asked staff if there are any other parcels in the area that they 
would want to incorporate into the park. Mr. Sickler stated that those are the only 
parcels associated with the park, which have been included in the condition. 
Acting Chair Kelso then asked the applicant why they felt the need to have 
asphalt parking. Mr. Lee stated that the primary reason they chose asphalt is due 
to turning movements and the presence of larger equipment moving in and out of 
the well site. Acting Chair Kelso also asked if the existing fence would remain to 
prevent the public from parking in that area. Mr. Lee stated that there is no intent 
to remove the fence located at the intersection of Edna Runner Way and 
Washington Street. Comm. Kelso recommended signage indicating the proposed 
on-site parking would be for employees only, in the case that the fence was 
removed. 

Comm. Blum inquired about the women's restroom having two toilets and two 
sinks, while the men's restroom includes one toilet, two urinals, but only one sink. 
Rob Castrovinci with Song and Associates, architect of record working under 
Kimley-Horn, stated that the layout shown meets the minimum code 
requirements. He explained that if another sink were to be added, one of the 
urinals would need to be removed. Mr. Sickler stated that the comment can be 
passed along to the Parks Department, as it is not a matter under the purview of 
the commission. 

Public Comment:  None. 
  
Deliberation by Commission:  None 

 
Motion:  
 
Comm. Keenan moved to recommend approval of the requested Site Plan 
application, subject to the six conditions outlined by the staff, including safety 
devices at the new facility in the south end of the park and removal of the trailer; 
seconded by Comm. Blum.  Final: Motion passed unanimously, with a 7-0 vote. 

 
 
STAFF UPDATE: Planning and Zoning Director report on recent Town Council actions on 
Commission items. 
 
ADJOURN: Acting Chair Kelso adjourned the meeting at 7:31 p.m. 
 
 
_______________________   __________________________ 
 Vernisa Ayers, Secretary                           Beth Kelso, Acting Chair    
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Town of Jupiter Staff Report for Smash HQ Special Exception 
Town Manager’s Office 

 

 

 

DATE: June 3, 2025 

TO: Honorable Mayor and Members of Town Council 

THRU: Frank J. Kitzerow, Town Manager  

FROM: John Sickler, Director of Planning and Zoning   

SUBJECT: Smash HQ – Special Exception application for a business 
office exceeding 2,500 square feet, on a 2.2± acre 
property, located at 1251 Jupiter Park Drive, Suite 12 (PZ 
25-6377). 

 

Res. #74-25 
PZ 25-6377 
T. Hart 

 P&Z Commission: 6/10/25 
Town Council: 7/17/25 (quasi-judicial) 
 

Project Information 

Project Name: Smash HQ  
Owner/Applicant: Smash HQ, LLC (Brooks Koepka Trust Agreement) 

Agent: 2GHO  

Location: 1251 Jupiter Park Drive – Suite 12, located at the northwest 
corner of the intersection of Jupiter Park Drive and Jupiter 
Park Circle  

Acreage: 2.2± acres 

Future Land use designation:  General Industrial  

Zoning: Industrial Park, Light Industry (I-1) 

Existing Use: Contractor Office/Industrial (5,019 sf) 
 

Proposed Use: Business Office (5,019 sf) 

Request: 
 

Special Exception for a 5,019 square foot business office use 
with an indoor private golf simulator and putting green for 
private use only. 

Staff Compliance Review Summary 

Staff reviewed the applicant’s request (see Attachment A – Statement of Use) and determined 
the application is in compliance with the Town Code and Comprehensive Plan with the 
conditions of approval in Exhibit 1.  

Project Data 

Pertinent site plan data and information in reference to the application is listed below: 

Table 1: Adjacent Properties 
Direction Existing Land Uses Future Land Use/Zoning Districts 

North Self-Storage, Contractor Office, 
and Indoor Recreation 

General Industrial with Bioscience Research Protection 
Overlay / Industrial Park Light Industry (I-1) 
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South Contractor Office (The Window 
Professionals Jupiter) 

General Industrial with Bioscience Research Protection 
Overlay / Industrial Park Light Industry (I-1) 

East Contractor Office and Warehouse 
(Precision Glass & Mirror, Inc., 
Accurate Tile and Marble, and 
ReadyRefresh – Contactless 
Delivery) 

General Industrial with Bioscience Research Protection 
Overlay / Industrial Park Light Industry (I-1) 

West I-95 Right-of-way I-95 Right-of-way 

Table 2: Traffic (Attachment B) 
Traffic Performance Standards (TPS) Owner’s proposal 

Satisfies Town of Jupiter TPS Yes 

Satisfies Palm Beach County TPS Yes 

Net New daily trips  +41 

Net New AM peak hour trips +6 

Net New PM peak hour trips +6 

Table 3: Parking  

Parking requirements Required Provided 

Office (1 per 250 SF @ 19,334 SF) 
General Industrial (1 per 500 SF @ 21,750 SF) 

77 
44 
(121 total) 

130 

Handicapped parking spaces 5 9 

Background 

The subject property is a 2.2+/- acre site, Lot 29 of the Jupiter Commerce Park. The lot is 
situated at the southeast corner of the Jupiter Park Drive and Jupiter Park Circle intersection 
and the building was originally approved in 2000. The space previously served as a contractor’s 
office that included both warehouse and office space. 

Analysis 

This section analyzes the land development regulations and notes the application’s inability or 
ability to satisfy all applicable development provisions of the Town Code and Comprehensive 
Land Use Plan (CLUP).  The analysis is as follows: 
 
Comprehensive Land Use Plan (CLUP) Consistency. The proposed application will be 
consistent with the Comprehensive Plan, subject to the Town Council’s policy decision on Policy 
1.3.13 of the Future Land Use Element of the Comprehensive Plan (hereafter referred to as “the 
FLUE Policy”) related to the maintaining a predominance of industrial use in areas with an 
industrial future land use designation. Policy 1.3.13, states: 
 

“The uses in the future land use designation primarily include: manufacturing, 
processing, and fabrication of materials into finished products; research and 
development, including bioscience and biotechnology research; high tech, laboratory 
and office research; testing laboratories; medical laboratories; wholesale trade; repair; 
building and construction services and accessory residential apartments. Office uses 
may be allowed as a primary use in developments approved as part of a planned unit 
development, with provision of substantial public benefits (including the creation of high 
paying jobs) as detailed in the land development regulations. Additional compatible 
uses (including office and warehouse) may be permitted in the land development 
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regulations provided that a predominance of the above industrial uses is 
maintained…” 

 
History of Policy 1.3.13. In 2006, the Town Council adopted the Bioscience Protection Overlay 
and at the time, staff identified the general inconsistencies with the land use and accompanying 
zoning districts. As a result, the above industrial general land use policy was amended in 2010 
and added industrial predominance as a criterion to provide flexibility and clarified that other 
compatible uses, including office, were to be permitted as specified in the land development 
regulations (Zoning Code), provided they are not the predominant use. Later that year in 2010, 
changes in the zoning code were adopted, which included changing warehouse (greater than 
10,000 square feet), self-service storage facilities (greater than 10,000 square feet), office 
(greater than 2,500 square feet), indoor recreation (greater than 2,500 square feet) and 
restaurants from a use-by-right to a special exception use in the industrial zoning districts, since 
they are not industrial uses. The purpose was to maintain adequate industrial land in the Town 
for economic development for businesses that can only locate in an industrial district, create 
more employment opportunities and make the best choices for land utilization since the town 
was nearing buildout. These changes were driven by the Town Council’s strategic plan, which 
identified a “Strong Local Economy” as a strategic result, specifically to “encourage 
development diversity of businesses with an emphasis on small, local business ownership, as 
well as the biotech and high-tech industries”.   
 
Primary Industrial Use Analysis. Table 1 below shows the amount of non-primary industrial uses 
for the subject property, properties in the Jupiter Park of Commerce, and Town wide in the 
Town’s industrial districts. The table includes the numbers both with and without the proposed 
application, so that Town Council can understand the project’s impacts on the policy.  

Table 4. General Industrial Analysis 

Area Primary Industrial Use Non-primary (Additional 
Compatible) Uses 

Square feet Percentage Square feet Percentage 

Site Specific (without proposed 
project) 

26,589 65.0% 14,315 35.0% 

Site Specific (with proposed 
project) 

21,570 52.7% 19,334 47.3% 

Increase (Decrease) (-5,019) (-12.3%) +5,019 +12.3% 

Jupiter Park of Commerce (without 
proposed project) 

765,593 72.4% 292,001 27.6% 

Jupiter Park of Commerce (with 
proposed project) 

760,574 71.9% 297,020 28.1% 

Increase (Decrease) (-5,019) (-0.5%) +5,019 +0.5% 

TOJ Total (without project) 1,622,345 52.1% 1,492,445 47.9% 

TOJ Total (with proposed project) 1,617,326 51.9% 1,497,464 48.1% 

Increase (Decrease) (-5,019) (-0.2%) +5,019 +0.2% 

 
The proposed project meets the FLUE policy on the subject property, as the industrial 
percentage on site is 52.7 percent and only 47.3 percent office. The request is also consistent 
as the greater area (Jupiter Park of Commerce) maintains a predominance of industrial uses 
with 71.9 percent primary industrial uses and 28.1 percent additional compatible uses (such as 
office). Furthermore, the request maintains a Town wide predominance of primary industrial 
uses with 51.9 percent of the Town’s industrial land use area as primary industrial users with 
48.1 percent additional compatible uses.  
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Site Plan. The proposed application is in conformance with the requirements of Chapter 27, 
entitled “Zoning”. No exterior changes will be made to the site as a result of this request. The 
parking calculations will be modified to accommodate the demand of the new use on site as part 
of an administrative site plan application should this request be approved by the Town Council. 
 
Landscaping. No exterior site plan modifications have been proposed as a part of this 
application. Staff conducted an investigation of the site and found that some of the landscaping 
is missing from the approved plan. Staff has recommended a condition that prior to the 
issuance of any development permits or within 60 days of site plan approval, whichever 
occurs first, the applicant shall plant the missing vegetation as identified in Attachment 
C in order to avoid the initiation of code compliance action. 
 
Architecture. The proposed application does not expand the building footprint nor alter the 
existing exterior elevations.  
 
Traffic.  The proposed application is in conformance with Palm Beach County (PBC) and the 
Town’s traffic performance standards. Staff has received a PBC Traffic Performance Standard 
approval letter and the project is anticipated to create 41 net new average daily trips, 6AM and 
6PM net new peak hour trips (See Attachment B – Traffic Statement). 
 
Signage. The applicant is not proposing any signage for this request. Any future signage 
requests will need to comply with Section 27-3359 and 27-3362, entitled “Permanent signs”. 

Site Plan Criteria.   
Section 27-175, contains minimum criteria for review of all site plan applications processed.  
Upon review of the 12 criteria in Section 27-175, staff finds that the Applicant has met all of the 
12 criteria.  

Special exception criteria.   
Section 27-177, contains minimum criteria for review of special exception applications.  Upon 
review of the criteria in Section 27-177, staff finds that the applicant will satisfy all of the 
minimum criteria. 
 

Section 27-177. – Criteria for special exceptions 

1. The proposed special exception use shall be compatible with the character and 
use (existing and future) of the surrounding property in its function; hours of 
operation; type and amount of traffic to be generated; building location, mass, 
height and setback; and other relevant factors peculiar to the proposed special 
exception use and the surrounding property 

Staff Comment: The proposed use is compatible to the character of the I-1 zoning 
district. The industrial park is primarily a mixture of light industrial, office, and storage 
uses. The proposed office use of the subject request allows the unit to remain 
consistent with the surrounding uses.   

a. The number of persons anticipated to be using, residing, or working on the 
property as a result of the special exception use 

Staff Comment: The special exception use occupies a previous contractor’s office that 
contained offices and storage space. The proposed use maintains a similar layout to 
the previous space with the storage areas being converted to a private indoor golf 
simulator and putting green for employees.  In the statement of use the applicant 
states “the Owner does intend to place a golf simulator in the office, which is ONLY for 
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private use”, which is a use that would typically be classified as an Indoor Recreation 
use.  In order to ensure the use remains private and for their employees only, Staff has 
recommended a condition that should the private indoor golf simulator and putting 
green use expand or be used by the public or members, the Owner shall submit 
an amendment to the site plan for Indoor Recreation Use of the space. As a 
result, changes in the number of persons using the space is not anticipated.  

b. The degree of noise, odor or other potential nuisance factors generated by the 
special exception use. 

Staff Comment: No additional noise, odor or potential nuisance factors are expected to 
be generated by the business office.  

c. The effect on the amount and flow of traffic within the vicinity of the proposed 
special exception use. 

Staff Comment: The special exception will only have a minimal impact on the traffic 
demand for the property as exemplified in the traffic statement as detailed above and 
in Attachment B.  

 
Attachments: 
Exhibit 1 – Conditions of Approval  
 
Attachment 1 – Statement of Use 
Attachment 2 – Traffic Statement 
Attachment 3 – Landscape Plan 
 
* Please contact Thatcher Hart at Thatcherh@jupiter.fl.us 561-741-2464 in order to obtain a 
copy of the proposed plans or any attachments. 
 
 
V:\PlanningZoning\Staff\WP51\Signature - P&Z\2025\June 10, 2025 PZC\Smash Golf Special Exception\Staff 
Report.docx 

 

Page 11 of 68

mailto:Thatcherh@jupiter.fl.us


Smash HQ Special Exception   Exhibit 1 

Conditions of Approval 
 
The recommendation for approval is subject to the following conditions: 
  
1) The Owner shall install and maintain all improvements in compliance with the following: 

a) Site Plan, prepared by 2GHO, referenced as “SP-1”, dated 04/14/25 received by 

the Planning and Zoning Department 04/14/25. 

b) Statement of Use, prepared by 2GHO, referenced as “Statement of Use””, dated 

04/14/25 received by Planning and Zoning Department 04/14/25. 

2) The uses conducted on the subject property shall be consistent with the Statement of 

Use, dated 04/14/25.  

3) Any revisions to the site plan, or other details submitted as part of the Application, 

including but not limited to the location of the proposed improvements or additional, 

revised, or deleted colors, materials, or structures, or changes to how the use operates, 

shall be submitted to the Department of Planning and Zoning (the Department) and shall 

be subject to its review and approval. 

4) Landscaping. Prior to the issuance of any development permits or within 60 days of site 

plan approval, whichever occurs first, the Owner shall plant the missing vegetation as 

identified in Attachment C.  

5) Should the private indoor golf simulator and putting green use expand or be used by the 

public or members, the Owner shall submit an amendment to the site plan for Indoor 

Recreation Use of the space.  
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1201 and 1251 Jupiter Park Drive – Unit 12 
Town of Jupiter 

Special Exception/Site Plan Approval 
April 14, 2025 

 
 
INTRODUCTION: 
2GHO, Inc., on behalf of the Applicant, Turtle Beach Construction Company, LLC, respectfully requests approval 
of the submitted Site Plan and Special Exception Applications for business office (in excess of 2,500 s.f.), to be 
known as Smash HQ.  This request is a simple use designation for the subject property located at 1251 Jupiter 
Park Drive in which Suite 12 will go from 5,019 sf of Industrial to 5,019 sf of office use, which will be needed in 
order for the new owners who recently acquired the unit to operate their business.  
 
The subject site is generally located at the intersection of Jupiter Park Drive and Jupiter Park Circle, within the 
Jupiter Park of Commerce. The property has a future land use of Industrial and a zoning designation of Industrial 
Park Light (I-1).  Additionally, the site is located within the Bioscience Research Protection Overlay. 
 
SMASH HQ 
The proposed office space will be home to Smash HQ. Smash is a club under the LIV brand. Their mission is to 
inspire fans and players to embrace their full potential, in golf and in life, while creating a legacy that extends 
beyond the leaderboard. For Smash, every challenge is an opportunity to rise higher and leave a lasting impact. 
The work that will be conducted at Smash HQ will be administrative work that furthers the global brand.  The 
small number of employees will be involved in Planning, meetings and golf tournament preparation such as 
organizing equipment and uniforms. Note, the Owner does intend to place a golf simulator in the office, which is 
ONLY for private use.   
 
SITE HISTORY: 
This site was originally developed in 2001, and was sold in 2018.  In 2019, the Owner petitioned the Town to 
add mezzanine space in some of the suites, and condo the facility for the purpose of selling individual suites to 
local businesses.  This amendment was approved via PZ -19-3917 on February 12, 2020.  
 
JUPITER PARK DRIVE MASTER ASSOCIATION:  
As this site is also under the control of a Master Association, we have provided them details of this proposal and 
requested they execute a letter of no objection this application.  Once the letter is returned, we will provide to 
staff for their records.  
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P:\Smash HQ\Applications\2025 Site Plan - Special Exception\Application Materials\Statement Of Use 4.14.2025.Docx 

 
 
COMPATIBILITY WITH SURROUNDING LAND USE AND ZONING:   
The request is consistent with the existing land use and zoning designations on the site, as this request will be 
compatible with the overall condominium as well as the surrounding properties.  
 

 Existing Zoning Existing FLU 
Subject Property 

Vacant 
I1 – Light Industrial  Industrial  

North 
Snapbox Self-Storage  

I1 – Light Industrial  Industrial 

East  I1- Light Industrial  Industrial  
South  I1 – Light Industrial Industrial 

West 
   

I1- Light Industrial  Industrial  

 
SITE DETAILS: 
The existing site is comprised of approximately 2.21 acres and contains two structures with a total of 13 suites 
between the two buildings. The uses primarily contained on this site generally consist of office and. The chart 
below adequately details the approved/proposed uses on site.  
 

Building 1 Details 
Suite Square Footage (Mezz.) Approved Use  
Suite 1 2,218 Office 
Suite 2 2,399 Office 
Suite 3 2,089  Office 
Suite 4 1,939 Office 
Suite 5 2,479 Office 
Suite 6 3,191 Office 
Suite 7 2,521 (600) Industrial 
Suite 8 2,487 (581) Industrial 
Suite 8B 1,499 (333) Industrial 
Suite 9 2,554 (611) Industrial  
TOTAL    
 23,376 + (2,125) = 25,501 Ind. 39% Off. 61% 

 
 

Building 2 Details 
Suite Square Footage  Approved Use (Proposed Use) 
Suite 10 4,189 Industrial 
Suite 11 3,348 Industrial  
Suite 12 5,019  Industrial (Office)  
Suite 13 2,847 Industrial  
TOTAL   
 15,403  Industrial 67% Office 33%  
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P:\Smash HQ\Applications\2025 Site Plan - Special Exception\Application Materials\Statement Of Use 4.14.2025.Docx 

 
 

1201 AND 1251 JUPITER PARK DRIVE* 
USES SQUARE FOOTAGE  PERCENT  
PRIMARY (INDUSTRIAL) 21,570 52.7% 
SECONDARY/COMPATIBLE (OFFICE) 19,334 47.3% 

*SUBJECT DEVELOPMENT STILL DEMONSTRATES PREDOMINIANCE OF INDUSTRIAL USE 

 
CONSISTENCY WITH THE ZONING CODE: 
The Owner’s proposal is consistent with the intent of the property’s zoning district, and contained in Section 27-
769.  As the proposed business office use exceeds the 2,500 square feet threshold, the application must be 
reviewed by the PZ Commission, and Town Council as a special exception, consistent with Section 27-770(b).  
 
SPECIAL EXCEPTION REQUEST (BUSINESS OFFICE OVER 2,500 SF: 
As stipulated in Section 27-770(b) entitled “Use Regulations”, the proposed use of a business office greater than 
2,500 square feet, is classified as a special exception within the I-1 zoning district.  The Owner will address the 
criteria listed in Section 27-177 of the Town’s zoning code as it relates to Special Exceptions.  
 
1. The proposed special exception use shall be compatible with the character and use (existing and future) of 

the surrounding property in its function; hours of operation; type and amount of traffic to be generated; 
building location, mass, height and setback; and other relevant factors peculiar to the proposed special 
exception use and the surrounding property. 
Response:  In the I-1 zoning district, a business office less than or equal to 2,500 square feet is a use-
by-right.  The special exception request is necessary only because of the proposed square footage 
from industrial to office.  

 
While the special exception uses are defined by size (over 2,500 square feet for office), it should be 
noted that contextually there will be minimal impact to the surrounding existing uses due to the 
nature of the business, as described above.  

 
The surrounding uses are not perceived to be high generators of traffic; and as such, the additional 
office use will not create any impact to the surrounding areas.  It is also important to note that there 
will only be interior modifications inside the structure.  No outward change to the existing building 
façade is proposed with this request.  

 
 
2. The proposed special exception use shall not have a detrimental impact on surrounding properties based 

on: 
a. The number of persons anticipated to be using, residing, or working on the property as a result of the 

special exception use; 
b. The degree of noise, odor or other potential nuisance factors generated by the special exception use; and 
c. The effect on the amount and flow of traffic within the vicinity of the proposed special exception use. 
Response:  The proposed use will not have a high number of employees (it is anticipated that 4 
people will manage the office operations) 
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TRAFFIC AND PARKING: 
Based on the submitted traffic statement prepared by Jeff H. Iravani, Inc. the proposed development of a 
professional office/general industrial, and warehouse is considered to be in conformance with Palm Beach 
County Unified Land Development Code Traffic Performance Standards.  Concurrent with this submittal, the 
traffic statement has been submitted to Palm Beach County’s Traffic Division.  A traffic approval letter will be 
forwarded to the P&Z Department upon receipt.  
 
With regards to the required parking, the site has 130 spaces (includes 9 handicap spaces) existing on the site.  
The current proposal for the office conversion requires 120 spaces for professional office, and industrial uses, 
leaving an excess of 10 spaces.  
 
CRITERIA FOR SITE PLAN REVIEW: 
The Town of Jupiter’s Zoning Code lists certain standards that must be addressed as part of the Site Plan Review 
process.  Those standards have been addressed below. 

 
1.  The proposed development is consistent with the goals, objectives, and policies of the Town of 

Jupiter Comprehensive Plan. 
Response: As stated, the property has a land use of General Industrial.  Policy 1.3.13 states that “office uses 
can be allowed as long as the industrial predominance remains”.  The land development regulations state 
that any business office greater than 2,500 square feet is allowed by Special Exception, and must be 
reviewed and approved by the Town Council on a case-by-case basis.  Further, the site is within the 
Bioscience Research Protection Overlay (BRPO).  Objective 1.17 states that this overlay would encourage 
parcels located inside of it to be “supportive of and compatible with the Scripps Florida Research Institute, or 
which are accessory to bioscience and biotechnology uses.”  It is important to note that the very same 
Objective mentioned above does not limit the uses that are currently allowed by the Industrial Land Use 
designation.  

 
As it relates to use, the 5,019-sf conversion from general industrial to office, it is important to note that the 
office is low impact, and with the anticipated low number of employees it will not create any adverse impacts 
to the overall development.  It is also consistent with the Town’s current policies regarding primary vs non-
primary uses on the subject site, the Jupiter Commerce Park, as well as the entirety of industrially zoned 
land in Jupiter, as described herein:  

 
In the past, the Town has evaluated proposals within the Industrial areas in two different categories; industrial 
uses, and compatible uses/non industrial uses. While it is understood, that compatible uses may locate in 
other commercial districts of the Town, the market sometimes will dictate that small office uses are best 
served in existing developments, and not necessarily on major corridors in a community. Further, the 
proposed office is not something the general public will need to frequent.  As mentioned previously, it is for 
internal coordination for elevating the Smash brand, and logistical planning for tournaments/matches.     

 
In 2009, TOJ staff evaluated the existing uses in the TOJ zoned industrial districts and provided a table on 
the types and approximate amount of industrial and non-industrial “compatible” land uses. In that analysis, it 
was determined that primary industrial uses provided for 56%, and additional compatible uses provided for 
43.9% 

 
In 2020, using this methodology within the Jupiter Commerce Center for Gray Motorsports project, it was 
determined that the total use mix resulted in a 50.2% industrial mix vs 49.8% non-industrial mix. 
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The chart below has been updated to include the Town’s recent approvals (more specifically K2 Motorsports) 
and now reflects the impacts of the proposed development, showing that the industrial predominance is still 
being met within the overall Commerce Center.  Additionally, as the Bioscience Research Protection Overlay 
BRPO only encourages certain uses, but does not limit the uses allowed by the subject land use designation, 
the Owner’s proposal is not a detriment to its overall objective. 
 
Finally, the site is consistent with the location criteria set forth in the comprehensive plan.  The subject 
location is in close proximity to Indiantown Road, and is serviced by a collector roadway (Jupiter Park Drive).  
Also, the eastern property line of the site is more than 350 feet from the nearest residential use.  

 
 

Jupiter Commerce Center – Industrial Uses vs Compatible Uses* 
 

Area Primary Industrial Use Non-primary (Additional 
Compatible) Uses 

Square feet Percentage Square feet Percentage 
Jupiter Park of Commerce 
(without proposed project) 

765,593 72.4% 292,001 27.6% 

Jupiter Park of Commerce (with 
proposed project) 

760,574 71.9% 297,020 28.1% 

Increase (Decrease) -5,019 -0.5% +5,019 +0.5% 
TOJ Total (without project) 1,622,345 52.1% 1,492,445 47.9% 
TOJ Total (with proposed project) 1,617,326 51.9% 1,497,464 48.1% 
Increase (Decrease) -5,019 -0.2% +5,019 +0.2% 

*Updated from 2023 K2 Motorsports approval 
 

 
2. The proposed development is consistent with any applicable, countywide land development 

regulations. 
Response: The proposed development is consistent with any applicable, countywide land development 
regulations inclusive of the Palm Beach County adopted levels of service standards.   

 
3. The proposed development is consistent with all applicable land development regulations and all 

other portions of this Code.  
Response: The proposed office conversion is designated as special exception due to the fact that they exceed 
the 2,500 square foot threshold.  The facility is already developed, and remains consistent with the Town’s 
code.  

 
4. The proposed development is compatible and/or consistent with the established or proposed 

character of a neighborhood or area. 
Response: Based on policy analysis, office is considered compatible with industrial commerce centers.  As a 
result, the proposed office use will be consistent with the existing property, and surrounding area. 
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5. The proposed development does not create or excessively increase traffic congestion or otherwise 

affect public safety. 
Response: The proposed development will not create or excessively increase traffic congestion in the Town 
of Jupiter.  As already stated by the traffic statement prepared by Jeff H Iravani Engineering, Inc. the proposed 
use is in conformance with Palm Beach County’s Traffic Performance Standards  

 
6. There are adequate levels of service for public facilities including but not limited to, transportation, 

water supply, drainage and sanitation, available concurrent with the impacts of the development 
proposed by the application. 
Response:  The proposed development will not create an impact on the current adopted level of services.  
With this submittal, we have requested a concurrency reservation letter from the Town’s Utilities Department.  

 
7. The proposed development does not significantly reduce light and air to adjacent properties.  

Response: As this proposal does not contemplate construction; only interior modifications, the proposed 
development will not significantly reduce light and air to adjacent properties. 

 
8.  The proposed development does not adversely affect property values in adjacent areas. 

Response:  The proposed addition of a business office/industrial facility will not adversely affect 
property values in adjacent areas.    

 
9. The proposed development would not be a deterrent to the improvement or development of adjacent 

property in accord with existing regulations. 
Response: The proposed development will not have any effect on adjacent property.  

 
10. The proposed development does not create noise or visual pollution. 

Response: The proposed site improvements to the vacant site will not create any noise or visual pollution.  
 

11. The proposed development does not negatively impact adjacent natural systems or public facilities, 
such as parks.  
Response:  The proposed use does not negatively impact adjacent natural systems or public facilities or    
parks.  

 
12. The proposed development provides pedestrian amenities, including but not limited to, benches, 

trash receptacles, and/or bicycle parking. 
Response: The Owner is proposing to provide trash receptacles, and benches. 

 
 

CONCLUSION:  
In closing, the Owner proposes to convert 5,019 sf of general industrial space to office to be the headquarters 
for the Smash GC.  The request is consistent with the Town’s zoning code, special exception criteria, as well as 
the Comprehensive plan objectives, and will not pose a threat to public health, safety, and welfare. Further, as 
this proposal only creates a 0.2% increase in compatible uses, the overall industrial predominance within the 
Jupiter Commerce Center, as well as the Town’s overall industrially zoned land will remain.  
 
On behalf of the Applicant, 2GHO, Inc. respectfully request approval of these applications.   
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1201-1251 Jupiter Park Dr. 

Jupiter, Florida 
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04-10-25 

Prepared By: 

Jeff H. Iravani, Inc. 
Consulting Engineers 

1934 Commerce Lane, Suite 5 

Jupiter, Florida 33458 
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www.JHIinc.com 

Tel: (561) 575-6030 

Fax: (561) 575-6088 

John B. Iravani, P.E. 

Florida Registration # 87431 

FR # 6986 
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Jeff H. Iravani, Inc Traffic Impact Report #1514 04-11-2025 
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Jeff H. Iravani, Inc Traffic Impact Report #1514 04-11-2025 

I. Introduction 

The project is located on the southeast intersection of Jupiter Park Circle and Jupiter Park Drive 

and is developed with two buildings onsite. To the best of my knowledge, the project underwent a 

modification with the Town of Jupiter in 2020 which converted the existing buildings to 

condominium ownership and added 2,125 square feet of mezzanine space within Building 1. The 

sie has two driveways, one onto Jupiter Park Circle and the other onto Jupiter Park Drive. Building 

1 has Suites 1 through 9 and Building 2 has suites 10 through 13. 

It is proposed to convert the usage of Building two, suite 12, from 5,029 SF of warehouse use into 

5,029 SF of office use. The below chart has the SF breakdown for Building #1 and #2, and 

Appendix A has the last approved Use Designation Plan. Conversion of Suite 12 is expected to 

be completed by the end of 2026. 

Section 3, Township 41S, Range 42E, Jupiter, Florida 

Use Existing Use Proposed 

Building 1 

Small Office 14,315 SF 14,315 SF 

Warehouse 11,186 SF 11,186 SF 

Building 2 

Office SF 0 SF 5019 SF 

Warehouse SF 15,403 SF 10,384 SF 

3 
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Jeff H. Iravani, Inc Traffic Impact Report #1514 04-11-2025 

II. Trip Generation 

A. Existing Use 
(%) IN (%) OUT (%) IN (%) OUT 

Warehouse ITE 150 26,589 45 5 3 77% 1 23% 5 1 28% 3 

Internal 0% 0 0 0 0 0 0 

Pass-by 10% 5 0 0 0 0 0 0 

Gen Office Bldg ITE 710 14,315 155 21.8 19 88% 3 12% 21 4 17% 17 

Internal 0% 0 0 0 0 0 0 

Pass-by 10% 16 2 2 0 2 0 2 

Total Generated 40,904 181 24 20 3 23 4 18 

B. Proposed Use 

USE Bldg 
SF/EA 

ADT 
VTEPD 

AM PHT 
VTEPH 

PM PHT 
VTEPH 

(%) IN (%) OUT (%) IN (%) OUT 

Warehouse ITE 150 21,570 37 4 3 77% 1 23% 4 1 28% 3 

Internal 0% 0 0 0 0 0 0 

Pass-by 10% 4 0 0 0 0 0 0 

Gen Office Bldg ITE 710 19,334 210 29.4 26 88% 4 12% 28 5 17% 23 

Internal 0% 0 0 0 0 0 0 

Pass-by 10% 21 3 3 0 3 0 2 

Total Generated 40,904 222 30 26 4 29 5 23 

Net Generated 0 41 6 6 1 6 1 5 

Trip Generation formulas: 

Warehouse ITE 150: ADT= 1.71/KSF, AM PHT=0.17/KSF PM PHT= 0.18/KSF 

General Office ITE 710: ADT= 10.84/KSF AM PHT= 1.52/(KSF), PM PHT= 1.44/KSF 

*Numbers given by ITE Manual 11th Edition 

III. Radius of Influence 

The proposed project increases the AM PHT by 6 and PM PHT by 6. 

Per Palm Beach County Unified Land Development Code Table 12.B.2.D-7 3A, the radius of 

influence for 6 peak hour trips is the directly accessed arterial for Tests 1 and 2. The impacted 

arterial for the project is the Central Boulevard link from Indiantown Road to Indian Creek 

Parkway. 

The impacted road for Town of Jupiter is Jupiter Park Drive west of Central Blvd. 

4 
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Jeff H. Iravani, Inc Traffic Impact Report #1514 04-11-2025 

IV. Impact Analysis 

The generated peak hour traffic is assigned per Exhibits D and E. 

The maximum generated peak hour peak directional trips for this project would be 4 and it 

occurs in the PM. 

Test-1 

The impact of this proposal on Central Boulevard is insignificant since the proposed maximum 

generated trips are less than 1% of LOS-D for a Class-II four lanes divided roadway or 19 trips. 

Test-2 

The impact of this proposal on Central Boulevard is insignificant since the proposed maximum 

generated trips are less than 3% of LOS-E for a Class-II four lanes divided roadway or 57 trips. 

This project meets Test-1 & Test-2 requirements. Therefore, the proposal is in conformance 

with Palm Beach County Unified Land Development Code Traffic Performance Standards. 

Town of Jupiter Test: 

Test-1 

The impact of this proposal on Jupiter Park Drive is significant since the proposed maximum 

generated trips are more than 1% of LOS-D for a 2 lanes undivided roadway or 11 trips. 

Test-2 

The impact of this proposal on Jupiter Park Drive is significant since the proposed maximum 

generated trips are less than 3% of LOS-E for a 2 lane undivided roadway or 33 trips. 

The 2019-2020 two way peak hour for Jupiter Park Drive was 966 and the LOS is D. 

The 2030 Future year condition two way peak hour for Jupiter Park Drive is 800 and the road is 

expected to have a LOS of C. 

The ultimate buildout for the project is expected to be completed by the end of 2026. The 18 

additional peak hour trips would not negatively impact Jupiter Park Drive, as 18 trips + 936* = 

954 two way peak hour trips, which is less than the LOS D value of 1080 for Jupiter Park Drive. 

It should be noted that Central Blvd from Indiantown Rd to Indian Creek Parkway has a 

historical 3 year growth of -3.29% 

*936 based off projection of negative growth from 19-20 to 2030. 

5 
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Jeff H. Iravani, Inc Traffic Impact Report #1514 04-11-2025 

Exhibit-A: Aerial 
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Jeff H. Iravani, Inc Traffic Impact Report #1514 04-11-2025 

Exhibit-B: Peak Hour Tables 

Palm Beach County Table 

AM Peak Hour 
Segment From To Direction Lanes LOS D 

Directional 

Directional 

Peak 

Project % 

Assignment 

Directional 

% Project 

More than 

1% 

Peak Hour Project 

Volume 

of 

Capacity? 

Capacity? 

Central Indiantown Indian SB 4LD 1960 4 66% 0.20% No 

Blvd Rd Creek 

Pkwy 

NB 4LD 1960 1 18% 0.05% No 

PM Peak Hour 
Segment From To Direction Lanes LOS D 

Directional 

Peak Hour 

Directional 

Peak 

Project 

Project % 

Assignment 

Directional 

% Project 

of 

More than 

1% 

Capacity? 

Volume Capacity? 

Central Indiantown Indian NB 4LD 1960 4 66% 0.20% No 

Blvd Rd Creek 

Pkwy 

SB 4LD 1960 1 18% 0.05% No 
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Jeff H. Iravani, Inc Traffic Impact Report #1514 04-11-2025 

Town of Jupiter Table 

AM Peak Hour 
Segment From To Direction Lanes LOS D Directional Project % Directional More than 

Directional 

Peak Hour 

Peak 

Project 

Volume 

Assignment % Project 

of 

Capacity? 

1% 

Capacity? 

Jupiter West Central WB 2L 1080 4 66% .37% No 

Park Blvd 

Drive 

EB 2L 1080 1 18% 0.09% No 

PM Peak Hour 
Segment From To Direction Lanes LOS D 

Directional 

Directional 

Peak 

Project % 

Assignment 

Directional 

% Project 

More than 

1% 

Peak Hour Project 

Volume 

of 

Capacity? 

Capacity? 

Jupiter West Central WB 2L 1080 1 18% 0.09% No 

Park Blvd 

Drive 

EB 2L 1080 4 66% 0.37% No 
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TOWN OF JUPITER 
Center Street/Alternate A1A Redevelopment Overlay Area (ROA) Presentation 

  

 

DATE June 10, 2025  

TO Honorable Mayor and Members of Town Council 

THRU Frank Kitzerow, Town Manager  

FROM John Sickler, Director of Planning and Zoning  

SUBJECT Center Street / Alternate A1A Redevelopment Overlay 
Area (ROA) - Presentation on potential text amendments 
to the existing ROA.  

  
EXECUTIVE SUMMARY 
Discussion of potential goals and priorities to amend the existing Center Street/Alternate A1A 
ROA. 
 
This is an informational presentation only.  
  
ANALYSIS 
The Center Street/North Alternate A1A ROA was established in 2010, as part of a larger 
amendment to the Town code addressing desired redevelopment within the Town. The ROA 
was adopted to incentivize redevelopment, while promoting pedestrian friendly planning 
principles and preserving historical character.  
 
A 2023 Town Council strategic initiative focused on “areas of local importance,” exploring 
designating distinct areas, or districts of local significance throughout Jupiter. Town Council 
Roundtables occurred in 2023. General Town Council comments indicated a desire to move 
forward with amending the existing ROAs and to start with Center Street/ Alternate A1A. In 
December 2023, Staff met with Town Council members individually. Based on Town Council 
input, staff began to research and draft regulations to amend the existing Center 
Street/Alternate A1A ROA to:  

• Modify the existing regulations from an incentive-based option to a requirement; 
• Address building height and massing; and, 
• Create regulations that are different for Alternate A1A versus Center Street which 

address the historic nature of Center Street, scale and surrounding compatibility. 
• Investigate parking regulations for opportunities to provide flexibility for parkingfor non-

conforming buildings (whether on-street or off-site along Old Dixie), and for parking 
dimensions.    

 
Next steps include public outreach to include an on-line survey and an open house. The 
proposed amendment is tentatively scheduled to go before the Planning and Zoning 
Commission in September, and before Town Council for first and second readings in October 
and November, respectively. Senate Bill 180, which is an act related to emergencies, was 
approved by the Florida Legislature on May 2nd and is awaiting the Governor’s signature or 
veto. The act would impact the ability of local governments to adopt more restrictive or 
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burdensome amendments or regulations, and could impact the potential zoning text 
amendment. 
 
STRATEGIC PRIORITY 
Managed Growth 
 
  
  
STRATEGIC PRIORITY 
  
  
ATTACHMENTS 
1. Presentation 
  
  
FUNDING SOURCE 
Funding is not necessary for this request. 
 
For more information or copies of the attachments, please contact Martin Schneider at 
Martins@jupiter.fl.us or 561-741-2290. 
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Center Street / Alternate A1A–
Redevelopment Overlay Area 

Zoning Text Amendment

TOWN OF JUPITER

Attachment A
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2023 Strategic Initiative: Areas of Local Importance
Explore designating distinct areas, or districts of local significance throughout Jupiter

• Action Plan: 

• Identify distinct districts as   
“areas of local importance” 

• Specify guidelines to preserve 
their unique local character

• Town Council Roundtables occurred 
in mid-2023, providing direction to 
start with Center Street/ Alternate 
A1A ROA

2
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EXISTING…Center Street / 
Alternate A1A 
Redevelopment Overlay Area
VOLUNTARY & INCENTIVE BASED- Allows reductions in:
• Front setbacks 
• Landscape buffers
• Greenspace

If opting to use, must meet General Planning Principals:
• Preserve/enhance the historic commercial character
• Provide services, employment, and accessory residential
• Orient buildings to the street
• Provide on-street parking
• Preserve/enhance natural resources
• Enhance views to the waterway

C1 Commercial, 
Neighborhood

C2 Commercial, 
General

C3 Commercial, 
Office

I1 Industrial Park 
Light Industry

3
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Proposed Amendments

Per Town Council direction, staff 
researched and began drafting 
amendments to:

• Modify existing regulations from an 
incentive-based option to a requirement;

• Address building height and massing; 

• Create regulations differentiating 
between Alternate A1A versus Center 
Street 

• Address the historic nature of Center 
Street, scale and surrounding 
compatibility

6/3/2025 4
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Analysis

• Reviewed land development 
regulations from other 
municipalities

• Researched and mapped 
nonconforming lots 

6/3/2025

Nonconforming Sites

Nonconforming Lots

5
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Further Investigation

• Address parking

• On-street and off-site 
parking opportunities near 
Old Dixie

• Flexibility for nonconforming 
sites (parking, lot coverage, 
green space)

6/3/2025 6
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Tentative Next Steps
• Center Street Right-of-Way improvements 

by Palm Beach County to widen from 2 to 
3 lanes (one each direction + suicide lanes)

• Public Outreach for Center Street/Alt A1A 
ROA zoning text amendments

• On-line survey this summer

• Open House on July 29th

• Post survey results at end of August

• September 9th: Planning and Zoning 
Commission meeting 

• October 21st: Town Council 1st reading

• November 18: Town Council 2nd reading

*All dates subject to change; check Town website for updates
6/3/2025 7
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Potential Issue

• Senate Bill 180 would impact the 
ability to adopt any zoning text 
amendments that create more 
strict regulations
• It was approved by the Florida 

Legislation on May 2, 2025

• It is pending Governor signature
• Governor has until 15 days after the end 

of session to sign or veto

• The date would be June 21st, if the 
extended session ends on June 6th

8
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Questions?

6/3/2025 9
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TOWN OF JUPITER 
Center Street Corridor Improvements Presentation 

  

 

DATE June 10, 2025  

TO Honorable Mayor and Members of Town Council 

THRU Frank Kitzerow, Town Manager  

FROM John Sickler, Director of Planning and Zoning  

SUBJECT Presentation to introduce the process to conduct public 
outreach for the Center Street roadway improvements 
under design by Palm Beach County.  

  
EXECUTIVE SUMMARY 
Presentation by the Treasure Coast Regional Planning Council (TCRPC) to introduce the public 
input process that will be undertaken to engage the community in preparation for the Center 
Street Corridor improvements that are currently under design by Palm Beach County. 
 
This is an informational presentation only.  
  
ANALYSIS 
The Town has requested that the TCRPC conduct a public outreach process to engage the 
community to identify a preferred design for the Center Street Corridor between Loxahatchee 
River Road and Alternate A1A. The corridor is under Palm Beach County (the County) 
jurisdiction for roadway design, operations, and maintenance and is currently subject to design 
analysis by the County. 
 
The presentation will provide an overview of the Town’s transportation network, Complete 
Streets and Vision Zero concepts, the Center Street Corridor road expansion program within 
the County’s five-year plan, the historic significance of the Center Street/Alternate A1A 
redevelopment overlay area, and opportunities for possible interventions (i.e., bike lanes, 
shared-use paths, traffic calming, lighting, and landscaping) to promote walking, biking, and 
alternate modes of transportation along and across Center Street. 
 
STRATEGIC PRIORITY 
Managed Growth  
  
STRATEGIC PRIORITY 
  
  
ATTACHMENTS 
1. Presentation  
  
  
FUNDING SOURCE 
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For more information or copies of the attachments, please contact Martin Schneider at 
Martins@jupiter.fl.us or 561-741-2290. 
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Center Street Corridor 
Improvements Project 

Overview

TOWN OF JUPITER

Planning & Zoning 
Commission

June 10, 2025

• PRESENTED BY

• KIM DELANEY, PH.D.

• TREASURE COAST REGIONAL PLANNING COUNCIL

• WWW.TCRPC.ORG

Attachment 1
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Agenda

• Project Overview

• Center Street Corridor

• Town Transportation Network

• Complete Streets & Vision Zero

• Design Considerations

• Project Schedule

2
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Location Map
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Palm Beach TPA – Transportation Improvement Program (excerpt)

Project Name:  CENTER ST FROM LOXAHATCHEE RIVER RD TO ALT A1A 

Funding Status

Center Street

Indiantown Road

A
lt
 A

1
A

N

4
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N

Functional Roadway Classification

Center Street Classification: Major Collector Urban

Center Street

Indiantown Road

A
lt
 A

1
A

5
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https://palmbeachtpa.org/wp-content/uploads/2024/11/Palm-Beach-TPA-CSDG-2.0.pdf

Functional Roadway Classification
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Functional Roadway Classification

https://palmbeachtpa.org/wp-content/uploads/2024/11/Palm-Beach-TPA-CSDG-2.0.pdf 7

Major Collector
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https://palmbeachtpa.org/wp-content/uploads/2024/11/Palm-Beach-TPA-CSDG-2.0.pdf

Roadway Design Guidelines: Major Collector

8
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N

Bicycle Priority Network Designation

Center Street

Indiantown Road

A
lt
 A

1
A

Center Street Designation: Tier 1 9
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Palm Beach TPA – Fatal and Severe Crashes Data Layer (excerpt)

Safety Concerns

Center Street

N

10
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https://www.jupiter.fl.us/DocumentCenter/View/30068/Strategic-Plan-At-A-Glance-2024-2025

Strategic Plan

11
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https://www.jupiter.fl.us/DocumentCenter/View/35983/2025-2027-Strategic-Plan

Mobility Strategic Initiative 

12
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https://www.jupiter.fl.us/DocumentCenter/View/35983/2025-2027-Strategic-Plan

Manage Growth Strategic Initiative

13
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Classifications

14
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Town Planning Considerations

15
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Town Planning Considerations
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Design Considerations → Vision Zero

17
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Design Considerations → Complete Streets

They are designed and operated to 

enable safe access for all users, 

including pedestrians, bicyclists, 

transit riders, and motorists of all 

ages and abilities.

What are Complete Streets?

18
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Design Elements to Consider

Textured Crosswalk

Lighted Crosswalk

Elevated Crosswalk

Protected Crosswalk

Bulb-out Splitter Island 19
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Design Elements to Consider

Light Bollards

Bioswales

Decorative Lighting

Sidewalk Dining Water fountains
20
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Buffered Bike Lane

Bikeway Intersection

Protected Bicycle Lane

Design Elements to Consider

Shared-Use Path 21
Page 65 of 68



Design Elements to Consider

Protected Crosswalk Enhanced Median Crosswalk

Roundabout Speed Table

Street Trees

Planters 22
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Anticipated Schedule

DUE DILIGENCE UNDERWAY

AGENCY COORDINATION 
* Palm Beach County
* Palm Beach Transportation Planning Agency

UNDERWAY

PUBLIC OUTREACH 
* Planning & Zoning Commission
* Stakeholder Interviews & Focus Groups

UNDERWAY

PUBLIC WORKSHOP SUMMER 2025

TEST ALTERNATIVES / DEVELOP RECOMMENDATIONS SUMMER/FALL 2025

TOWN COUNCIL PRESENTATION FALL 2025

23
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Contact Information

KIM DELANEY, PH.D.
TREASURE COAST REGIONAL PLANNING COUNCIL

772.708.8471
WWW.TCRPC.ORG
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