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A/A/E Aviation, Aerospace, Engineering 
AMI Area Median Income 
BCC Board of County Commissioners 
BDB Business Development Board 
BLOS Bicycle Level of Service 
CCRT County Community Revitalization Team 
CDBG Community Development Block Grant 
CDC Community Development Corporation 
CHDO Community Housing Development Organization 
CI Capital Improvement Element 
CIP Capital Improvements Program 
CLT Community Land Trust 
CPTED Crime Prevention Through Environmental Design 
CRA Community Redevelopment Agency 
DEO Department of Economic Opportunity  
DES Department of Economic Sustainability 
DOA Department of Airports 
DRI Disaster Recovery Initiative 
DRO Development Review Officer 
DU Dwelling Unit 
EPA Environmental Protection Agency 
F.S. Florida Statutes 
FBC Form Based Code 
FCLF Florida Community Loan Fund 
FD&O Facilities Development & Operations 
FDEP Federal Department of Environmental Protection 
FDOT Florida Department of Transportation 
FEMA Federal Emergency Management Agency 
FLU Future Land Use 
FLUA Future Land Use Atlas 
FLUE Future Land Use Element 
FPL Florida Power and Light 
FY Fiscal Year 
HE Housing Element 
HFA  Housing Finance Authority 
HLC Housing Leadership Council 
HMGP Hazard Mitigation Grant Program 
HOME Home Investment Partnerships Program 
HUD Housing and Urban Development  
ITB Invitation to Bid 
LF Linear Feet 
LID Low Impact Development  
LOS Level of Service 
LPA Local Planning Agency 
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LWDD Lake Worth Drainage District 
MPO Metropolitan Planning Organization 
NCST National Community Stabilization Trust 
NSP Neighborhood Stabilization Program 
OCR Office of Community Revitalization 
PAPA Palm Beach County Property Appraiser 
PBC Palm Beach County 
PBIA Palm Beach International Airport 
PBSO Palm Beach County Sheriff’s Office 
PDR Property Development Regulations 
PPP Project for Public Places 
PZB  Planning, Zoning and Building 
RFQ Request for Qualifications 
R-O-W Right of Way 
ROSE Recreation and Open Space Element 
RRGP Residential Rehabilitation Grant Program 
SF Square Feet 
SFWMD South Florida Water Management District 
SHIP State Housing Initiative Partnership 
SNAP Supplemental Nutrition Assistance Program 
SRTS Safe Routes to School 
TCEA Transportation Concurrency Exception Area 
TCRPC Treasure Coast Regional Planning Council 
TE Transportation Element 
TIF Tax Increment Financing 
TIM Thoroughfare Improvement Map 
U/S Tier Urban/Suburban Tier 
ULDC Unified Land Development Code 
USDA United States Drug Administration 
WCRAO Westgate Community Redevelopment Area Overlay 
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As a part of the on-going efforts of the WCRA, the Master Plan is being updated to reflect current 
conditions and information along with reformatting the plan to be a more user friendly living document. 

A community wide meeting was held to gathering input as well as interviews with staff and board 
members.  This document summarizes the input and serves to establish a basis for an  “Action List” that 
will drive the Master Plan work program.  It also stands to serve as a statement of the WCRA and its 
work in the community.  

The forum also provided an opportunity to highlight accomplishments   

 GREENMARKET  

 

INFILL HOUSING PROGRAM 

  BABBLING BROOK 
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INPUT 

A Community Meeting was held at Westgate Community Center on December 3, 2015 following a mass 
mailed invitation, community canvassing and calls to interested parties.  In attendance were residents, 
many of whom have lived in the area for decades, business owners and staff from county agencies 
including PBC CCRT, PBSO, and Parks that have staff that work with the community.  Commissioner 
Burdick also attended and took the opportunity to speak to the community. 

Interviews were conducted with staff and WCRA Board member.  

Surveys were also available for written comments. 
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CONSENSUS  

There was clear consensus and support for the WCRA and its work.   The staff and the board members 
also were on the same page as to the direction and value of their work.  

The area’s location overwhelmingly was identified as being ideal and unique in that it is one of the few 
areas not been fully developed in the urban area of the county.   Safety, crime prevention and property 
upkeep were raised as the most pressing critical actions to address by the participants.   

 

SILENCE 

As important as what was said, is what wasn’t said ………..no one talked about flooding.   In fact, 
stormwater and the paving of roads were not a topic of discussion.  the conversations were also positive 
and non-confrontational.  

 

RESIDENTS   

Some of the more specific community comments: 

Safety and Security: 

Want:  

- PBSO Presence 
- Proactive Code Enforcement 
- Citizens Crime Watch  
- Street Lighting 
- Traffic Calming 
- Speed Bumps 
- Remove Derelict Housing 

 
Don’t Want: 

- Reduction of Lanes on Westgate  
- More Opportunities to Walk 
- Homeless loitering  

 

Community Character: 

Want: 

- More public art 
- More community events (Greenmarket Express) 
- Babbling Brook Maintenance  
- More Public Parks  
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- Merchant Business Association  
- Dining Options 
- Decrease in Rentals/Rise in Home Ownership 

 
Don’t Want: 

- Auto Related Uses 
- Low Income Housing  

 

Design/Aesthetics  

Want: 

- Florida Vernacular Themes  
- Re-Striping Roads 
- Mixed Use Developments 
- Bike Lanes around the community 
-  

Don’t Want: 

- On-Street Parking 
 

 

STAFF & BOARD MEMBERS  

Acknowledged they are ready to see more “above” development and desire to increase the budget to 
be able to expand area programs and incentives for redevelopment.  They echoed the Safety and 
Security Comments 

Additionally they focused on the operational side of the WCRA and offered  

 
CRA STAFF would like to: 
 

- Improve their synergy with agencies they interact with on a regular basis;  
- Better promotion of the area from awareness of past successes (Infrastructure/housing 

improvements)  to the opportunities afforded within the area; 
- Work towards improving physical appearance of area; 
- Increase development (more office uses, perhaps less housing in some areas);  
- Focus on increasing the TIF; 
- Provide more leisure activities for residents; 
- Improve monitoring and evaluation of efforts; 
- Improve Residential areas (increase home ownership, Neighborhood Associations, Crime Watch) 
- Educate Community in issues like physical form. And design;  
- Encourage Airport and Kennel Club to collaborate with WCRA as partners 

 



COMMUNIITY INPUT SUMMARY   
PAGE  5 

 

BOARD MEMBER thoughts were uniform.  They all agreed on the following: 

- CRA has had great success as far as improving infrastructure 
- The need for vertical development  
- More attention should be placed on Public needs.  (safety, crime, home ownership efforts) 
- Encourage more development of businesses (particularly on Westgate Ave.) 
- Establish stronger relationships with Airport Authority, PBC staff, as well as Kennel Club  

 
 

Additional  BOARD MEMBER thoughts: 

- Alternative funding sources should be identified so that the amount of work already achieved 
can continue.  

- Residents should better understand that some personal investment is necessary to better the 
community 

- Marketing and the need to improve the image of Westgate outside the community 
- Westgate should be visually pleasing to the community and visitors  

 

 

CONCLUSION 

The exercise showed the amount of support for the WCRA and its work to date.  It documented the 
consensus among the parties involved about the direction and future of the WCRA.  It also showed the 
interest in building the community.  The comments about the Dennis Koehler Park and the Babbling 
Brook showed the interest from residents to “own” these areas and want to take responsibility for them 
and thus the community as a whole. 

 

It is an exciting time for the WCRA and its work and we look forward to what we can accomplish 
together.  

 



WESTGATE CRA 2000 TO 2014 DEMOGRAPHIC AND HOUSING ANALYSIS 
 
Introduction 
 

The purpose of this analysis is to summarize basic demographic and 
housing trends within the Westgate CRA during the 2000 to 2014 period.  
Decennial Census 100% count data from the 2000 SF-1 File and 2006 -2010 and 
2010 - 2014 American Community Survey 5-Year Estimates data are used to 
summarize demographic trends. 

Decennial Census sample data from the 2000 SF-3 File and 2006 - 2010 
and 2010 - 2014 American Community Survey 5-Year Estimates data, 
supplemented by Palm Beach County Property Appraiser data and field surveys 
are used to summarize housing trends 

Census Tracts 29 and 30 are used to define the CRA statistical area 
rather than the Westgate Census Designated Place (CDP), as the CDP 
boundaries used by the Bureau of the Census changed between 2000 and 2010.  
Using CDP data does not allow for a direct comparison between 2000 and the 
years 2010 and 2014.   

In combination, the area encompassing Census Tracts 29 and 30 is 
bounded by the following:  North – Okeechobee Boulevard; South – Belvedere 
Road; East – I-95; and West – Military Trail.  However, as there are no residential 
units located east of Florida Mango Road (i.e. all uses are either commercial or 
industrial), Census Tracts 29 and 30 accurately represent the demographic and 
housing characteristics within the CRA. 
 
Demographic Trends 
 
 A.  Population Growth Trend 
 
 Historical resident population growth within the CRA compared to Palm 
Beach County is summarized in Table 1. CRA population increased by 3,275 
residents during the 2000 – 2014 period; an increase of 40.1%.  The rate of 
increase was twice that of Palm Beach County as a whole. 
 

Table 1 - Resident Population Growth  
 

Year Palm Beach County Westgate CRA 
2000 1,131,184   8,158 
2010 1,320,134 10,456 
2014 1,359,074 11,433 
2000-2014     227,890   3,275 
2000-2014 Growth Rate 20.1% 40.1% 
Source:  U.S. Census; Land Research Management, Inc.; April 2016 
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 Population growth within the CRA during the 2000 – 2014 period, by age-
group, is summarized in Table 2.  The prime working age-group (i.e. ages 15 – 
54) experienced the greatest growth, as follows: 
 
 1.  45 – 54 years:  930 residents; 28% of the total 
 2.  25 – 34 years:  448 residents; 14% of the total 
 3.  15 – 19 years:  396 residents; 12% of the total. 
 

Table 2 - Westgate CRA Population Growth by Age-Group 
(Residents) 

 
Age-Group 2000 2014 2000-2014 Growth 

    Under 5 years    681    839 158 
    5 to 9 years    764 1,064 300 
    10 to 14 years    717 1,009 292 
    15 to 19 years    614 1,010 396 
    20 to 24 years    630    891 261 
    25 to 34 years 1,278 1,726 448 
    35 to 44 years 1,291 1,267  (24) 
    45 to 54 years    900 1,830 930 
    55 to 59 years    299    448 149 
    60 to 64 years    270    388 118 
    65 to 74 years    415    523 108 
    75 to 84 years    243    306   63 
    85 years and over      56    132   76 
    Total 8,158 11,433 3,274 
    Median age (years) 30.6 30.9 0.3 
 
Source:  U.S. Census; Land Research Management, Inc.; April 2016 
 
 

However, contrary to the overall trend, the 35 – 44 age-group experienced 
a slight decline; 24 residents. 

Young children (i.e. under 5 years of age) and residents of retirement age 
each experienced a low percentage of total growth; under 5 years – 158 
residents (i.e. 4.8%) and .65 years and older – 247 residents (i.e. 7.6%) 
 
 
 B.  Racial Composition and Hispanic Origin 
 

The current racial composition and Hispanic origin of residents within the 
CRA compared to Palm Beach County is summarized in Table 3.  

White at 56% and Black or African American at 30% constitute the 
predominant racial categories within the CRA.  In comparison, the two 
predominant racial categories in Palm Beach County are White at 75% and Black 
or African American at 18%. 
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Table 3 - 2014 Racial Composition Comparison (Residents) 
 

Race and Hispanic Origin Palm Beach County Westgate CRA 
  Race    
    One race 1,331,741 11,209 
       White 1,025,542    6,446 
       Black or African American    241,136    3,415 
       American Indian and Alaskan Native        2,506         22 
       Asian      33,688       180 
       Native Hawaiian and Pacific Islander           702           0 
       Some other race      28,167    1,146 
Hispanic or Latino and Race   
  Total population 1,359,074  11,433 
     Hispanic or Latino (of any  race)    271,524    5,933 
     Not Hispanic or Latino 1,087,550    5,500 

 
Source:  U.S. Census; Land Research Management, Inc.; April 2016 
 

CRA residents of Hispanic or Latino origin constitute 52% of the total 
resident population; substantially higher than the 20% countywide rate.  
 

Historical resident population growth by race and Hispanic origin within the 
CRA is summarized in Table 4. Of the population growth (i.e. 3,275 residents) 
during the 2000 – 2014 period; the White (42.3%) and Black or African American 
(44.2%) racial categories constituted 86.5% of the total.  Further, accounting for a 
decline in residents Not of Hispanic or Latino origin, population of Hispanic or 
Latino origin accounted for 100% of the population growth.  

 
Table 4 - Westgate CRA Population Growth by Racial Composition 

(Residents) 
 

Race and Hispanic Origin 2000 2014 2000-2014 Growth 
  Race    
    One race 7,817 11,209 3,392 
       White 5,060    6,446 1,386 
       Black or African American 1,966    3,415 1,449 
       American Indian and Alaskan Native 50         22      (28) 
       Asian 73       180     107 
       Native Hawaiian and Pacific Islander 6           0         (6) 
       Some other race 662    1,146     484 
Hispanic or Latino and Race    
  Total population 8,158 11,433   3,275 
     Hispanic or Latino (of any  race) 2,645   5,933   3,288 
     Not Hispanic or Latino 5,513   5,500 (13) 

 
Source: U.S. Census; Land Research Management, Inc.; April 2016 
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 C.  Households by Type 
 

The current composition of households within the CRA compared to Palm 
Beach County is summarized in Table 5.  
 

Table 5 - 2014 Households by Type 
 

Households Palm Beach County Westgate CRA 
Total households 529,729 2,939 
    Family households (families) 327,716 2,208 
          With own children under 18 years 126,113 1,400 
         Married-couple family 239,754 1,015 
            With own children under 18 years   80,469    640 
         Male householder, no wife present   23,840    300 
          With own children under 18 years   11,117    131 
          Female householder, no husband present   64,122    893 
            With own children under 18 years   34,527    629 
    Nonfamily households 202,013    731 
         Householder living alone 166,476    483 
            65 years and over   83,902    183 
    Households with individuals under 18 years 139,762 1,595 
    Households with individuals 65 years and over 204,327    650 
      Average household size 2.53 3.89 
      Average family size 3.19 4.34 

 
Source; U.S. Census; Land Research Management, Inc.; April 2016 
 
 The CRA currently contains 2,939 households, 75.2% (i.e. 2,206 
households) are families.  The incidence of households within the CRA is 
substantially higher than the countywide rate of 61.9%.  Family household 
characteristics in the CRA differ substantially from those of Palm Beach County, 
as illustrated by the following comparison:  
        

     Percent of Households 
     Family Household Type              Palm Beach County    CRA   
  
     Married Couple Family               73.2         46.0 
     Male Householder, No Wife Present       7.3         13.6 
     Female Householder, No Husband Present  19.5         40.4 
 

There is a substantially higher rate of total households living alone 
countywide (31.4%) than the CRA (16.4%).  This fact, coupled with the higher 
incidence of households with own children under 18 years in the CRA (i.e. 26.2% 
in the CRA versus 17.3% countywide)  is a partial explanation for the relatively 
large CRA household size, as illustrated by the following comparison: 
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        Persons per Household 
       Household Type  Palm Beach County    CRA   
  
       All households   2.53         3.89 
       Family households     3.19         4.34 
      

 
Historical changes to the composition of CRA households are summarized 

in Table 6.  The following significant changes occurred during the 2000 – 2014 
period: 

 
1.  Householders living alone decreased by 149 households. 
 
2.  Family households, particularly those with a female householder with 
own children less than 18 years of age (285 households) and households 
with individuals aged 65 years and over (102 households) have increased.   
 
The combination of the above trends has contributed to the substantial 

increase in the average household size (0.96 persons) and average family size 
(0.91 persons) that occurred in the CRA during the 2000 – 2014 period.  

 
 

Table 6 – Westgate CRA Growth in Households by Type 
 

Households 2000 2014 2000-2014 Growth 
Total households 2,774 2,939 165 
    Family households (families) 1,909 2,208 299 
          With own children under 18 years 1,038 1,400 362 
         Married-couple family 1,149 1,015 (134) 
            With own children under 18 years 576    640   64 
          Female householder, no husband present 545    893  348 
            With own children under 18 years 344    629  285 
    Nonfamily households 865    731 (134) 
         Householder living alone 632    483 (149) 
            65 years and over 198    183   (15) 
    Households with individuals under 18 years 1,181 1,595  414 
    Households with individuals 65 years and over 546    650  102 
      Average household size 2.93 3.89 0.96 
      Average family size 3.43 4.34 0.91 

 
Source:  U.S. Census; Land Research Management, Inc.; April 2016 
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 D.  Household Income 
 

Household income growth during the 2000 - 2014 period within the CRA is 
summarized in Table 7. The greatest growth occurred in the $35,000 to $49,999 
income range, followed by the $50,000 to $74,000 range.  However, 52% of CRA 
households remain in the lower income ranges; less than $35,000 per year.  
Further, CRA 2014 median household income ($34,302 per year) is substantially 
below that ($52,878 per year) of Palm Beach County as a whole. 
 

Table 7 - Westgate CRA Household Income 
(Households) 

 
Income Range ($ per year) 2000 2014 2000-2014 Growth 

Less than $10,000 367 263 (104) 
$10,000 to $14,999 211 203 (8) 
$15,000 to $24,999 558 570 12 
$25,000 to $34,999 488 504 16 
$35,000 to $49,999 533 647 114 
$50,000 to $74,999 384 486 102 
$75,000 to $99,999 117 139 22 
$100,000 to $149,999   61   89 28 
$150,000 to $199,999     6   38 30 
$200,000 and more   22     0 (22) 
Total Households 2,747 2,939 192 
CRA Median Income ($/year) 29,200 34,302 5,102 
Palm Beach County Median ($/year) 45,062 52,878 9,794 
 
Source:  U.S. Census; Land Research Management, Inc.; April 2016 
 
 Illustrative of the disparity between CRA household income and that of the 
county as a whole, comparative income group data is presented in Table 8.  The 
distribution of household income to the various income groups was prepared by 
the Palm Beach County Planning Division using 2010 Census data.  
 

Table 8 - 2010 Households by Income Group 
 

 
Income Group 

Westgate CRA Palm Beach County 
Households Percent Households Percent 

Very-Low    836   28.4   86,609   15.9 
Low    862   29.2   78,047   14.4 
Moderate    645   21.9 103,554   19.0 
Moderate & Above    604   20.5 276,017   50.7 
Total Households 2,947 100.0 544,227 100.0 

 
  Source:  Palm Beach County Planning Division; Land Research Mgt., Inc. 
 
 

-6- 



 From Table 8, 57.6% of CRA households are classified as very-low and 
low income; a rate substantially higher than the 30.3% countywide rate.  
 
Housing and Household Trends 
 
 A.  Units by Type 
 

The current makeup of housing stock within the CRA compared to Palm 
Beach County is summarized in Table 9.   

The CRA has a slightly lower (52.1%) percentage of single-family 
(detached and attached total) units than the total (56.3%) countywide and a 
substantially higher (19.5%) percentage of mobile homes than the total (2.8%) 
countywide.   

Within the CRA, small multiple-unit buildings (duplex, triplex and quad) 
account for 8.1% of the housing stock, slightly less than the 10% witnessed 
countywide.  Large multiple-unit buildings (5 units and more per building) account 
for 20.2% of the housing stock, substantially less than the 31.0% witnessed 
countywide. 

Based upon the above, housing within the CRA can be characterized as 
consisting primarily of single unit (single-family and mobile home) and small unit 
(duplex, triplex and quad) building types.   

 
Table 9 – 2014 Housing Units by Type 

 
Subject Palm Beach County Westgate CRA 

Total housing units 668,464 3,203 
Housing type (units per structure) Units by Structure Type 
     1 unit detached (single-family) 308,555 1,612 
     1 unit attached (single-family)   67,811     57 
     2 units (duplex)   19,758   186 
     3 or 4 units (triplex and quads)   46,528     75 
     5 to 9 units   41,317   168 
     10-19 units   41,329   148 
     20 or more units 124,293   334 
     Mobile home   18,644   623 
     Boat, RV, Van, etc.        229       0 
Total housing units 668,464 3,203 

 
Source:  U.S. Census; Land Research Management, Inc.; May 2016 

 
As 2014 American Community Survey data is compiled from small-sample 

surveys compiled over a 5-year period, a more detailed survey was completed in 
May 2016 using Palm Beach County Property Appraiser data.  The results of the 
survey are presented in Tables 10 to 12.  
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Table 10 – 2016 Westgate CRA Multiple- Family Properties 
Less Than Ten Units per Property 

 
Type Properties Units 

Duplex 86 172 
Triplex 30   90 
Quad 10   40 
5 – 9 Units   5   30 
Totals 131 332 

 
  Source:  Palm Beach County Property Appraiser; Land Research Mgt., Inc. 
 

Table 11 – 2016 Westgate CRA Multiple-Family Properties 
Ten or More Units per Property 

 
Name Address Acres Units Income Restricted 

Palms West 1551 Quail Lake Drive 17.14 290 Yes 
Mallards Landing 1652 Quail Lake Drive 11.41 163 Yes 
Westgate Plaza 4150 Westgate Drive   2.67   80   Yes* 
Westgate Duplexes 3820 Hiawatha Avenue   1.90   18 No 
365 Cherry 365 Cherry Road   1.08   16 No 
111 Loxahatchee 1111 Loxahatchee Drive   1.05   12 No 
1601 Marine 1601 Marine Drive   0.74   10 No 
Totals  35.99 589  
 
* Income and Seniors restrictions. 
Source:  Palm Beach County Property Appraiser; Land Research Mgt., Inc. 
 
 

Table 12 – 2016 Westgate CRA Mobile Home Communities 
 

Name Address Acres Lots 
Lakeside of the Palm Beaches 2156 Okeechobee Blvd.   49.6 259 
Palm Beach Colony in West Palm Beach 2000 N. Congress Ave,   47.3 282 
Totals  96.9 541 

 
Source:  Palm Beach County Property Appraiser; Land Research Mgt., Inc. 

 
Table 9 is not directly comparable to Tables 10 and 11. Table 9 

categorizes housing by the number of units in a building, while Tables 10 and 11 
categorize housing by the total number of units on a property.  The results are, 
however, similar enough to conclude that 2014 American Community Survey 
data is relatively reflective of the CRA housing stock as presented in Tables 10 to 
12. 
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 B.  Household Occupancy and Tenure 
 
Estimates of 2014 occupancy and tenure characteristics of households 

within the CRA compared to Palm Beach County are presented in Table 13.  
 

The household occupancy rate within the CRA (91.7%) is substantially 
higher than that (76.9%) of Palm Beach County due to the limited number of 
seasonal and occasional use units and low vacancy rates.   

 
Table 13 – 2014 Housing Occupancy and Tenure 

 
Subject Palm Beach County Westgate CRA 

Housing Occupancy     
Total housing units 668,464 3,203 
    Occupied housing units 529,729 2,939 
    Vacant housing units 138,735 264 
Homeowner vacancy rate (%) 2.7 1.10 
Rental vacancy rate (%) 8.5 3.15 
Housing Tenure     
Occupied housing units 529,729 2,939 
    Owner-occupied 371,761 1,545 
    Renter-occupied 157,968 1,394 
Average household size of owner-occupied unit 2.47 3.73 
Average household size of renter-occupied unit 2.67 4.06 

 
Source:  U.S. Census; Land Research Management, Inc.; April 2016 
 

Conversely, homeowner (1.1%) and rental (3.15%) vacancy rates within 
the CRA are substantially lower than those witnessed countywide (i.e. 
homeowner rate of 2.7% and rental rate of 8.5%).  
 

The resident household occupancy rate within the CRA (91.7%) is 
substantially higher than that (76.9%) of Palm Beach County due to the limited 
number of seasonal and occasional use units.  Conversely, homeowner (1.1%) 
and rental (3.15%) vacancy rates within the CRA are substantially lower than 
those witnessed countywide (i.e. homeowner rate of 2.7% and rental rate of 
8.5%).  
 In terms of tenure, the CRA has a higher rate (47.4% of occupied housing) 
of renter-occupied units than the countywide rate (29.8%).  In addition, the 
average household size of both owner-occupied (3.7 persons) and renter-
occupied (4.06 persons) housing in the CRA is substantially larger than the 
countywide averages of 2.47 persons in owner-occupied units and 2.67 persons 
in renter-occupied units.   

Historical changes in occupancy and tenure within CRA households are 
summarized in Table 14.  The following significant changes occurred during the 
2000 – 2014 period: 
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1.  Total housing stock increased by 93 units. 
 
2.  Occupied housing increased by 165 units. 
 
3.  While the homeowner vacancy rate remained low, the rental vacancy 
rate decreased substantially, from 12.8% in 2000 to 3.15% in 2014.  

 
 

Table 14 – Westgate CRA Occupancy and Tenure Trends 
 

Subject 2000 2014 2000-2014 Growth 
Housing Occupancy      
Total housing units 3,110 3,203 93 
    Occupied housing units 2,774 2,939 165 
    Vacant housing units 336 264 (72) 
Homeowner vacancy rate (%)   2.3 1.10 (1.2) 
Rental vacancy rate (%) 12.8 3.15 (9.65) 
Housing Tenure      
Occupied housing units 2,774 2,939 165 
    Owner-occupied 1,609 1,545 (64) 
    Renter-occupied 1,165 1,394 209 
Average household size of owner-occupied unit 2.8 3.73 0.93 
Average household size of renter-occupied unit 3.1 4.06 0.96 

 
Source:  U.S. Census; Land Research Management, Inc.; April 2016 
 

4.  While historically high, renter occupancy increased from 42.0% of 
households in 2000 to 47.4% of households in 2014. 
 
5.  The average household size of both owner-occupied units and renter-
occupied units increased by nearly one person per household. 

 
 Supplemental field research completed in May 2016 indicates that the 
rental vacancy rate has continued to decrease.  The three large income-
restricted rental apartment communities (Palms West, Mallards Landing and 
Westgate Plaza) with a total of 533 units have a combined total of 3 vacant units, 
with waiting lists for future availability.  A vacancy rate at this level indicates a 
severe lack of affordable rental supply. 
 
 C.  Owned Home Value 
 

Estimates of 2014 owned home values within the CRA compared to Palm 
Beach County are presented in Table 15.  Home values in the CRA are 
considerably less than countywide values.   
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Approximately 31% of the owned homes are valued at less than $50,000, 
with an additional 38% valued in the $50,000 to $99,999 range.  Countywide 
values are considerably higher with approximately 49% valued at $200,000 and 
more.   

 
The median home value in the CRA ($65,731) is estimated at 42% of the 

countywide median of $155,377.  The median value is estimated to have 
declined from $67,688 in 2000 to $65,731 in 2014; a decrease of 3% over the 
fourteen year period. 

 
Supplemental single-family home sales research completed in May 2016 

indicates that the decline in property values may have been reversed with 
increasing values now the trend. 

 
Table 15 – 2014 Owned Home Value 

 
Home Value Range Palm Beach County Westgate CRA 

Less than $50,000   34,834 473 
$50,000 to $99,999   55,156 582 
$100,000 to $149,999   50,153 338 
$150,000 to $199,999   50,054   64 
$200,000 to $299,999   73,507   56 
$300,000 to $499,999   65,407   32 
$500,000 and more   42,650     0 
Total Owner-Occupied Units 371,761 1,545 
2014 Median Value ($) 155,377 65,731 
2000 Median Value ($) 135,200 67,688 

 
 Source:  U.S. Census; Land Research Management, Inc.; April 2016 
 
 In support of this conclusion, CRA single-family home sales during the 
June 2015 to May 2016 period are presented in Table 16. During the 12 month 
period, 99 “arms length” (warranty deed) sales were closed, an average of 8.25 
sales per month.  Age, condition and features (bedrooms/baths, carport/garage, 
finished/unfinished space and heat and air conditioning/no heat and air 
conditioning) are factors contributing to the differences in selling price. The 
following statistics summarize the sales activity: 
 

• Price Range - $35,000 - $225,000 
• Mean - $114,499 
• Median - $120,000 
• Mode - $55,000, $135,000, $155,000 
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Table 16 – Westgate CRA Single-Family Home Sales 
June 2015 to May 2016 

 
Price Range ($) Sales 

Less than $50,000   2 
$50,000 to $74,999 15 
$75,000 to $99,999 16 
$100,000 to $124,999 19 
$125,000 to $149,999 36 
$150,000 to $174,999   8 
$175,000 to $199,999   0 
$200,000 to $225,000   3 
Total Sales 99 

 
          Source:  Palm Beach County Property Appraiser;  
          Land Research Mgt., Inc., May 2016 

 
 D.  Home Owner Costs and Affordability 

 
Estimates of 2014 gross owner costs (i.e. mortgage, utilities, H.O.A fees 

and taxes) within the CRA compared to Palm Beach County are presented in 
Table 17.  Both home values (Table 15) and monthly and gross monthly home 
owner costs (Table 17) in the CRA are considerably less than those countywide.  
The combination of low home values and monthly owner costs has results in 
CRA home owner cost burden rates similar to those of the county.  From Table 
18, an estimated 51.8% of CRA home owners are paying less than 30% of their 
income for gross housing costs.  In comparison, on a countywide basis, 53.2% of 
home owners are paying less than 30%. 
 

Table 17– 2014 Monthly Home Owner Housing Costs 
(Households with a mortgage) 

 
Monthly Gross Owner Costs Palm Beach County Westgate CRA 

Less than $300      312     0 
$300 to $499   2,683     7 
$500 to $699   7,167   34 
$700 to $999 22,250 326 
$1,000 to $1,499 51,507 357 
$1,500 to $1,999 47,257 114 
$2,000 and more 85,208   65 
Total Owner-Occupied Units 216,384 903 
2014 Median Payments ($) 1,738 1,127 
2000 Median Payments ($) 1,189 739 

 
 Source:  U.S. Census; Land Research Management, Inc.; April 2016 
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Table 18 – 2014 Monthly Housing Costs as a Percent of Household Income 
(Households with a Mortgage) 

 
Costs as a Percent of Income Palm Beach County Westgate CRA 
Less than 20.0 percent 60,348 215 
20.0 to 24.9 percent 29,766 130 
25.0 to 29.9 percent 24,161 116 
30.0 to 34.9 percent 17,738 74 
35.0 percent and more 82,752 354 
Total Households with a mortgage 214,765 889 
Households not computed 1,619 14 

 
 Source:  U.S. Census; Land Research Management, Inc.; April 2016 

 
 

 E.  Renter Costs and Affordability 
 

Estimates of 2014 gross rents (i.e. contract rent plus utilities) within the 
CRA compared to Palm Beach County are presented in Table 19.  Monthly gross 
rent payments in the CRA are generally less than countywide values.  However, 
from Table 19, an estimated 86.6% of CRA renters are paying $750 or more in 
monthly gross rent payments; a rate equivalent to the countywide rate (86.2%).  
Gross rent payments at this level, when compared to household income data 
presented in Tables 7 and 8, imply a high rate of renter cost burden within the 
CRA.  This conclusion is confirmed by gross rent as a percent of household 
income data presented in Table 20; an estimated 72% of CRA renter households 
are currently paying in excess of 30% of their income for monthly gross rent 
expenses. 
 

Table 19 – 2014 Monthly Gross Rent 
(Renter Households Paying Rent) 

 
Monthly Gross Rent Range Palm Beach County Westgate CRA 
Less than $200   1,180     0 
$200 to $299   2,083   22 
$300 to $499   3,855     0 
$500 to $749 13,540 158 
$750 to $999 31,661 659 
$1,000 to $1,499 60,530 449 
$1,500 or more 37,899   59 
Total Renter-Occupied Units 150,748 1,347 
2014 Median Rent ($) 1,158 969 
2000 Median Rent ($) 739 603 

 
 Source:  U.S. Census; Land Research Management, Inc.; April 2016 
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Table 20 – 2014 Gross Rent as a Percent of Household Income 
(Renter Households Paying Rent) 

 
Rent as a Percent of Income Palm Beach County Westgate CRA 
Less than 15.0 percent 11,352 105 
15.0 to 19.9 percent 14,116 53 
20.0 to 24.9 percent 17,290 102 
25.0 to 29.9 percent 15,713 102 
30.0 to 34.9 percent 12,958 183 
35.0 percent and more 76,337 769 
Total Households paying rent 147,766 1,314 
Households not computed 10,202 80 

 
 Source:  U.S. Census; Land Research Management, Inc.; April 2016 
 
 F.  Indicators of Housing Conditions 
 
 Although the best indicators of housing conditions are field surveys which 
document structural and maintenance issues, the Census does provide limited 
data, including age or structure and overcrowding. From Table 21, 40.3% of the 
housing stock in the CRA was built at least 57 years ago, with an additional 
24.3% built between 37 and 56 years ago. Age, coupled with relatively low home 
values (Ref:  Table 15) is an indicator of potential housing conditions issues. 
 

Table 21 – 2014 CRA Year Structure Built 
(Housing Units) 

 
Year Built Units Percent 

2010 or later     44   1.4 
2000 to 2009   312   9.7 
1990 to 1999   412 12.9 
1980 to 1989   364 11.4 
1970 to 1979   350 10.9 
1960 to 1969   428 13.4 
1950 to 1959 1,055 32.9 
1940 to 1949    178   5.5 
1939 or earlier       60   1.9 
Total units 3,203 100.0 

 
 Source:  U.S. Census; Land Research Management, Inc.; April 2016 
 
 Generally, overcrowded housing conditions are indicated when the 
number of persons per room exceeds 1.0.   From Table 22, 17.9% of CRA 
households are estimated to be overcrowded based upon this definition.  In 
comparison, 2.9% of households countywide are estimated to be overcrowded.    
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Table 22 – CRA Occupants per Room 
(Households) 

 
Occupants per room Palm Beach County Westgate CRA 
1.00 person or less 514,385 2,493 
1.01 to 1.50 persons   11,538    411 
1.51 or more persons     3,806      35 
Total Households 529,729 2,939 

 
 Source:  U.S. Census; Land Research Management, Inc.; April 2016 
 
 Age and value of  housing, coupled with estimated overcrowding 
conditions, leads to the conclusion that the condition of housing stock in the CRA 
is an issue that needs to be more fully investigated. 
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CONGRESS AVENUE AND WESTGATE AVENUE COMMERCIAL ANALYSIS 
 
Introduction 
 
 A.  Purpose 

 
The purpose of this study is to create an inventory of commercial development activities 
fronting Westgate Avenue and Congress Avenue (i.e. corridors) within the CRA 
boundary. 
 
 B.  Scope 
 
For the purposes of this analysis, commercial developments are defined to include non-
residential land uses, including retail, professional office, office warehouse and 
institutional uses. Spreadsheets are created using Palm Beach County Property Appraiser 
data supplemented by a review of approved site plans, conversations with property 
managers, and field surveys necessary to identify uses, locations, tenants and vacancies 
along the Congress Avenue and Westgate  Avenue corridors within the CRA boundary.  

 
Each of the subject corridors is divided into three segments for the purposes this analysis: 

 
Congress Avenue Corridor:   
 North Segment - Okeechobee Boulevard to Westgate Avenue 
 Central Segment - Westgate Avenue to Cherry Road, and  
 South Segment - Cherry Road to Belvedere Road. 
 
Westgate Avenue Corridor:   

 East Segment - Congress Avenue to Seminole Boulevard,  
 Central Segment - Seminole Boulevard to Wabasso Drive, and 
 West Segment - Wabasso Drive to Donnell Road.     

 
Congress Avenue Corridor 
 
 An inventory of Congress Avenue commercial uses from Okeechobee Boulevard 
to Belvedere Road is presented in Tables 1 - 3. Twenty-three facilities on 80.63 acres 
with a total of 456,913 sq. ft. of developed commercial space were inventoried.  
Deducting the Palm Beach Kennel Club (47.26 acres/122,096 sq. ft.), corridor 
commercial space consists of 33.37 acres and 334,817 sq. ft. of developed space. 
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Table 1 Congress Avenue Commercial Inventory 

  

I.D. Name  Address/Location Acres Sq. Ft. 
Year 
Built 

North Segment:  Congress Avenue from Okeechobee Boulevard to Westgate Avenue 

1 Broward Motorsports 
2300 Okeechobee 
Blvd. 3.87 25,874 1988 

2 Enterprise Rent-A-Car 
1889 N. Congress 
Avenue 0.32 1,160 1986 

3 
Campbell Sports Rehab and Spine 
Center 

1025 N. Congress 
Avenue 0.31 2,352 1986 

4 Rodeo Auto Sales 
1029 N. Congress 
Avenue 0.43 576 1980 

5 Tire Works and More 
1033 N. Congress 
Avenue 0.49 3,176 1956 

6 Gas/Convenience Store renovation  
1799 N. Congress 
Avenue 0.60 2,240 1981 

7 Texaco Gas/Convenience Store 
2274 Okeechobee 
Blvd/ 0.38 1,247 1956 

8 China I Express 
964 N. Congress 
Avenue 0.28 2,512 1964 

9 Hydroponics 
970 N. Congress 
Avenue 0.41 4,117 1975 

10 Monroe's of West Palm Beach 
1000 N. Congress 
Avenue 0.94 9,243 1976 

11 
Vacant Building  - ( Lexus of Palm 
Beach) 

1030 N. Congress 
Avenue 2.83 36,398 2002 

12 Pense Plaza 
1784 N. Congress 
Avenue 1.14 11,163 1984 

  Sub-Totals   12.00 100,058   
Central Segment:  Congress Avenue from Westgate Avenue to Cherry Road 

13 Chevron Gas/Convenience     1,972 1993 

14 
Vacant Building - aka Social 
Security Administration 

1645 N. Congress 
Avenue 1.63 21,134 2007 

15 Aldrich Tool Rentals and Sales 
1625 N. Congress 
Avenue 1.66 8,008 1998 

16 Congress Avenue Office Park 
1756 - 1764 N. 
Congress Avenue 6.16 63,483 2005 

17 Tibia International 
1550, 1556 N. 
Congress Avenue 2.39 30,114 1991 

18 Congress Commerce Center 
1470 N. Congress 
Avenue 2.27 23,433 1985 

19 Speedy's Auto Repair 
1932 N. Congress 
Avenue 1.49 2,290 1957 

  Sub-Totals   15.60  150,434   
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South Segment:  Congress Avenue from Cherry Road to Belvedere Road  

20 Palm Beach Kennel Club  
1111 N. Congress 
Avenue 47.26 122,096 1963 

21 Congress Business Center 
1280 - 1310 N. 
Congress Avenue 4.43 70,577 1984 

22 Airport Plaza 
2424 N. Congress 
Avenue 1.03 12,050 1981 

23 Foster's Shack 2225 Belvedere Road 0.31 1,698 1940 
  Sub-Totals   53.03 206,421   
  Congress Avenue Totals    80.63  456,913   

Source:  Land Research Management, Inc.; April 2016. 
 
 
 Table 2 Congress Avenue Commercial Occupancy 
 

I.D. Name  Building Type/ Use/Tenants Sq. Ft. 
Vacancy 
(Sq. Ft.) 

North Segment:  Congress Avenue from Okeechobee Boulevard to Westgate Avenue 

1 
Broward 
Motorsports 

Showroom + service 
bays 

Automotive sales and 
service 25,874 0 

2 
Enterprise Rent-
A-Car One-story office Vehicle rental 1,160 0 

3 

Campbell Sports 
Rehab and Spine 
Center One-story office Chiropractor 2,352 0 

4 Rodeo Auto Sales 
One-story office and 
service bays 

Vehicle sales and 
service 576 0 

5 
Tire Works and 
More One-story office 

Vehicle service and 
repairs 3,176 0 

6 
Gas/Convenience 
Store renovation  One-story retail N/A 2,240 2,240 

7 Texaco One-story retail Gas/convenience store 1,247 0 
8 China I Express One-story retail Restaurant 2,512 0 
9 Hydroponics One-story retail Garden supplies 4,117 0 

10 
Monroe's of West 
Palm Beach One-story retail Club/lounge 9,243 0 

11 

Vacant Building  
(Lexus of Palm 
Beach) 

Two-story 
office/service/warehouse  N/A 36,398 36,398 

12 Pense Plaza One-story retail 
Multiple tenants (Ref:  
Table 3) 11,163 0 

  Sub-Totals     100,058 38,638 
Central Segment:  Congress Avenue from Westgate Avenue to Cherry Road 

13 
Chevron 
Gas/Convenience One-story retail Gas/convenience store 1,972 0 
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14 

Vacant Building - 
aka Social 
Security 
Administration One-story office N/A 21,134 21,134 

15 
Aldrich Tool 
Rentals and Sales 

One-story 
showroom/warehouse Equipment rental 8,008 0 

16 
Congress Avenue 
Office Park Two-story office 

Multiple tenants (Ref:  
Table 3) 63,483 3,468 

17 
Tibia 
International 

One-story office 
warehouse/distribution Import business 30,114 0 

18 
Congress 
Commerce Center 

One-story 
warehouse/distribution 
condominium 

Multiple tenants (Ref:  
Table 3) 23,433 3,663 

19 
Speedy's Auto 
Repair 

One-story office and 
service bays 

Vehicle repairs and 
service 2,290 0 

  Sub-Totals     150,434 28,265 
South Segment:  Congress Avenue from Cherry Road to Belvedere Road  

20 
Palm Beach 
Kennel Club  

One-story  grandstand + 
support Dog track 122,096 0 

21 
Congress 
Business Center 

Two-story office + 
Warehouse  

Multiple tenants (Ref:  
Table 3) 70,577 752 

22 Airport Plaza One-story retail 
Multiple tenants (Ref:  
Table 3) 12,050 0 

23 Foster's Shack One-story retail Restaurant/Bar 1,698 0 
  Sub-Totals     206,421 752 

  
Congress 
Avenue Totals     456,913 67,655 

      
 Source:  Land Research Management, Inc.; April 2016. 

 
 
 

Table 3 Congress Avenue Multiple Tenant Occupancy 
 
I.D. Name  Building Type Tenants Detail 

North Segment:  Congress Avenue from Okeechobee Boulevard to Westgate Avenue 

12 Pense Plaza One-story retail 

Cell phones, Insurance, restaurant, 
convenience store, adult 
entertainment, beauty salon/barber. 

Central Segment:  Congress Avenue from Westgate Avenue to Cherry Road 

16 
Congress Avenue 
Office Park Two-story office 

Employment service, attorney, 
technical school (health and 
nursing), Department of Juvenile 
Justice,  

18 Congress Commerce One-story warehouse Medical supplier (2),  vehicle rental,  
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Center distribution 
condominium  

tax consultant, building contractor 
(2),  vehicle repairs, alarm services,  
air-conditioning contractor,  garage 
door contractor  

South Segment:  Congress Avenue from Cherry Road to Belvedere Road  

21 
Congress Business 
Center 

Two-story office + 
Warehouse  

Charter school, traffic/DUI school 
(2),  real estate consultants (4),  
electrical contractor,  engineering 
consultant, attorney,  legal services 
(3),  outpatient treatment and 
recovery,  CRA office  

22 Airport Plaza One-story retail 

Discount beverages, SPA,  adult 
entertainment ((3), recording studio, 
hair salon,  church, computer 
repairs,  second-hand clothing 

Source:  Land Research Management, Inc.; April 2016 
 

A.  North Segment:  Okeechobee Boulevard to Westgate Avenue 
 
The North Segment contains 12 commercial properties, most of which contain 

single-tenant businesses, including 3 vehicle sales and services businesses and 2 
gas/convenience stores, one of which is undergoing a major renovation.  Pense Plaza, an 
11,163 sq. ft. one-story retail center built in 1984, is the only multiple-tenant facility.  
Multi-tenant detail is presented in Table 3. 

 
Parcels are generally small, with 7 of the 12 properties less than one-half acre in 

size.   Structures are generally antiquated, with 11 of 12 constructed prior to 1990. The 
vacant Lexus of Palm Beach office/service/warehouse facility (36,398 sq. ft.) contains 
94% of the vacant space.  

 
B.  Central Segment:  Westgate Avenue to Cherry Road 
 
The Central Segment contains 7 commercial properties, 5 of which are single-

tenant facilities, including a gas/convenience store and equipment rental, foreign imports 
and vehicle repair businesses.  Parcels are larger than those in the North Segment; 
ranging in size from 1.49 to 6.16 acres in size.  Five of the seven facilities were 
constructed after 1990.  

 
 
Congress Avenue Office Park, a 63,483 sq. ft. two-story office complex and 

Congress Commerce Center, a 23,433 sq. ft. office-warehouse facility are the only 
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multiple-tenant facilities.  Multi-tenant details are presented in Table 3.  
One single-tenant building, the previous Social Security Administration facility, is 

currently vacant.  An additional 3,663 sq. ft. is currently vacant in Congress Avenue 
Office Park. 

 
C.  South Segment:  Cherry Road to Belvedere Road 
 
The South Segment contains 4 commercial properties, 2 of which are single-

tenant facilities, including a restaurant/lounge and the Palm Beach Kennel Club.  All of 
the facilities were constructed prior to 1990.  

Congress Business Center, a 70,577 sq. ft. two-story office and warehouse 
complex and Airport Plaza, a 12,050 sq. ft. retail shopping center are the only multiple-
tenant facilities.  Multi-tenant details are presented in Table 3.  

The only vacancy is a small 752 sq. ft. space in Congress Business Center.  
 

Westgate Avenue Corridor 
 

An inventory of Westgate Avenue commercial uses from Congress Avenue to 
Donnell Road is presented in Tables 4 - 6. Twenty-nine facilities on 24.86 acres with a 
total of 212,814 sq. ft. of developed commercial space were inventoried. 
 

A.  East Segment:  Congress Avenue to Seminole Boulevard 
 
The East Segment contains 7 commercial properties, 3 of which of are vacant.  

The remaining four include two convenience stores, a 14,539 sq. ft.  single-story multi-
tenant office building and a 23,825 sq. ft. multi-tenant office warehouse.  Multi-tenant 
detail is presented in Table 6. 

Single-tenant parcels are generally small, with properties generally less than one-
half acre in size, while multiple tenant properties are two acres or larger.   Structures are 
antiquated, with all seven facilities constructed prior to 1990. The three vacant structures 
total 9,104 sq. ft.  

There is a total of 9,104 sq. ft. of vacant space within three small office buildings. 
 
 
 
 
 
 



7 

Table 4 – Westgate Avenue Commercial Inventory 
            

I.D. Name Address Acres Sq.  Ft. Year 
Built 

East  Segment:  Westgate Avenue from Congress Avenue to Seminole 
Boulevard 

1 2501 Building 
2501 Westgate 
Avenue 1.99 23,825 1989 

2 2565 Building 
2565 Westgate 
Avenue 0.27 2,080 1948 

3 2636 Building 
2636 Westgate 
Avenue 0.40 2,759 1955 

4 
Westgate Apartments Rental 
Office 

2360 Westgate 
Avenue 0.13 1,200 1979 

5 

My First Steps Pre School 
and Westgate Animal 
Hospital 

2440 Westgate 
Avenue 2.58 14,539 1982 

6 
Kwik Stop Convenience 
Store 

2500 Westgate 
Avenue 0.27 2,460 1968 

7 2560 Building 
2560 Westgate 
Avenue 0.53 5,145 1968 

  Sub-Totals   6.17 52,008   
Central Segment:  Westgate Avenue from Seminole Boulevard to Wabasso 

Drive 

8 1750 Building 
1750 Osceola 
Drive 1.00 9,600 1983 

9 South Florida Choppers 
2620 Westgate 
Avenue 0.97 3,600 1990 

10 
Faith Cathedral Worship 
Center 

2628 Westgate 
Avenue 0.33 3,000 1991 

11 Los Hermanos 
2717 Westgate 
Avenue 0.53 1,232 1960 

12 
Hawthorne Roofing 
Company 

3611 Westgate 
Avenue 0.33 1,575 1981 

13 3657 Building 
3657 Westgate 
Avenue 0.27 2,200 1973 

14 3819 building 
3819 Westgate 
Avenue 1.82 23,491 1990 

  Sub-Totals   5.25 44,698   
West Segment:  Westgate Avenue from Wabasso Drive to Donnell Road 

15 2700 Building 
2700 Westgate 
Avenue 0.60 400 1994 

16 
Antigua Guatamala Auto 
Parts and Tires 

2730 Westgate 
Avenue 1.17 5,606 1986 

17 Westgate Auto Center 2746 Westgate 0.27 1,230 1954 
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Avenue 

18 KCL Plumbing 
2800 Westgate 
Avenue 0.54 5,070 1986 

19 Hill York Air Conditioning 
3921 Westgate 
Avenue 0.79 6,300 1989 

20 
Cornerstone Tile and 
Flooring 

3927 Westgate 
Avenue 1.34 15,035 1991 

21 2945 Building 
2945 Westgate 
Avenue 0.40 1,500 1948 

22 Indian Plaza Condominium 
1801 Indian 
Road 2.00 17,925 2006 

23 Opportunity Day Care 
4171 Westgate 
Avenue 0.64 6,216 1979 

24 4201 Westgate 
4201 Westgate 
Avenue 1.63 20,175 2000 

25 Stop-N-Shop 
3870 Westgate 
Avenue 0.24 1,500 1980 

26 
Affordable Homes Real 
Estate 

2934 Westgate 
Avenue 0.33 1,299 1959 

27 Foriere Auto Parts 
3940 Westgate 
Avenue 0.52 4,260 1990 

28 Mane Motor's Corp. 
3938 Westgate 
Avenue 0.26 2,014 1971 

29 
Mid Point Commerce Center 
Condo 

4050 Westgate 
Avenue 2.71 27,578 2007 

  Sub-Totals   13.44 116,108   
  Westgate Avenue Totals   24.86 212,814   

Source:  Land Research Management, Inc.; April 2016 
 
 
 
 
 
 

Table 5 - Westgate Commercial Occupancy 
 

I.D. Name Building Type Use/Tenants Sq.  Ft. Vacancy 
(Sq. Ft.) 

East Segment:  Westgate Avenue from Congress Avenue to Seminole Boulevard 

1 2501 Building Office warehouse 
Multiple tenants (Ref: 
Table 6) 23,825 0 

2 2565 Building One-story retail Convenience store 2,080 0 
3 2636 Building Two-story office Vacant 2,759 2,759 
4 Westgate Apts. One-story office Vacant 1,200 1,200 
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Rental Office 

5 

My First 
Steps/Westgate 
Animal Hospital 

One-story office, 
school 

Multiple tenants (Ref: 
Table 6) 14,539 0 

6 Kwik Stop One-story retail Convenience store 2,460 0 
7 2560 Building One-story Vacant - Remodel 5,145 5,145 
  Sub-Totals     52,008  9,104 

Central Segment:  Westgate Avenue from Seminole Boulevard to Wabasso Drive 

8 1750 Building One-story office 
Multiple tenants (Ref: 
Table 6) 9,600 1,920 

9 
South Florida 
Choppers Office warehouse Vehicle sales, service 3,600 0 

10 
Faith Cathedral 
Worship Center One-story office Religious 3,000 0 

11 Los Hermanos One-story retail Convenience store 1,232 0 

12 
Hawthorne Roofing 
Company Office warehouse Contractor 1,575 0 

13 3657 Building One-story retail  Vacant 2,200 2,200 

14 3819 Building Office warehouse 
Multiple tenants (Ref: 
Table 6) 23,491 0 

  Sub-Totals     44,698  4,120 
West Segment:  Westgate Avenue from Wabasso Drive to Donnell Road 

15 2700 Building One-story retail Vehicle sales 400 0 

16 
Antigua Guatamala 
Auto Parts and Tires Office warehouse 

Vehicle sales and 
service 5,606 0 

17 
Westgate Auto 
Center One-story retail Vehicle sales 1,230 0 

18 KCL Plumbing Office warehouse Contractor 5,070 0 

19 
Hill York Air 
Conditioning Office warehouse Contractor 6,300 0 

20 
Cornerstone Tile and 
Flooring Office warehouse Contractor 15,035 0 

21 2945 Building Two-story office Contractor 1,500 0 

22 
Indian Plaza 
Condominium One-story office  

Multiple tenants (Ref: 
Table 6) 17,925 0 

23 
Opportunity Day 
Care One-story Proposed Day Care 6,216 6,216 

24 4201 Westgate One-story office 
Multiple tenants (Ref: 
Table 6) 20,175 0 

25 Stop-N-Shop One-story retail Convenience store 1,500 0 

26 
Affordable Homes 
Real Estate One-story office Real estate 1,299 0 

27 Foriere Auto Parts Office warehouse Vehicle service 4,260 0 
28 Mane Motor's Corp. One-story retail Vehicle sales 2,014 0 
29 Mid Point Commerce Two-story office Multiple tenants (Ref: 27,578 21,132 
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Center Condominium warehouse Table 6) 
  Sub-Totals     116,108  27,348 

  
Westgate Avenue 
Totals     212,814 40,572  

Source:  Land Research Management, Inc.; April 2016 
 
 
 
 
 

Table 6 - Westgate Commercial Occupancy 
 

I.D. Name Building Type Tenants Detail 
East Segment:  Westgate Avenue from Congress Avenue to Seminole Boulevard 

1 2501 Building Office warehouse 

Plumbing contractor, convenience 
store, air conditioning contractor, 
church, (2) 

5 

My First 
Steps/Westgate Animal 
Hosp. One-story office Day care center, veterinary clinic 

Central Segment:  Westgate Avenue from Seminole Boulevard to Wabasso Drive 
8 1750 Building One-story office Electrical contractor, church(2) 

14 3819 Building Office warehouse 

Grocery store, print shop,  mobile 
phone sales, traffic school,  glass 
contractor, auto parts,  vehicle parts 
and service (3)  

West Segment:  Westgate Avenue from Wabasso Drive to Donnell Road 

22 
Indian Plaza 
Condominium One-story office  

Attorney,  cleaners, engineering 
consultant,  dance studio,  organic 
health foods, insurance, 
communications consultant 

24 4201 Westgate One-story office 

Financial consultant, photographer,  
surveyor, martial arts studio,  
computer repairs,  print shop(2)  
graphics, upholstery design,  travel 
agency,  custom embroidery,  media 
consultant, hair salon 

29 
Mid Point Commerce 
Center Condominium 

Two-story office 
warehouse. 

Cabinet design and construction, data 
center design and management 
consultant 

Source:  Land Research Management, Inc.; April 2016 
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B.  Central Segment:  Seminole Boulevard to Wabasso Drive 
 
The Central Segment contains 7 commercial properties, 4 of which of are single-

tenant facilities; church, convenience store and building contractor.  The remaining three 
properties include a vacant 2,200 sq. ft. retail building and 2 multi-tenant office 
warehouse facilities; 9,600 sq. ft. and 23,491 sq. ft.  Multi-tenant detail is presented in 
Table 6. 

Single-tenant parcels are somewhat larger than those in the East Segment, ranging 
in size from 0.33 to 0.97 acres in size.  Multiple tenant properties range between 1 and 2 
acres. Structures are antiquated, with all seven facilities constructed prior to 1990. 

There is a total of 4,120 sq. ft. of vacant space within two facilities; a vacant 
2,200 sq. ft. retail building and one bay in the 1750 office building. 
 

C.  West Segment:  Wabasso Drive to Donnell Road  
 
The West Segment contains 15 commercial properties, 12 of which of are single-

tenant facilities, including vehicle sales and service (5), building contractor (4), 
convenience store (1), real estate (1) and a planned day care center.  The remaining three 
properties include 2 multi-tenant office facilities (17,925 sq. ft. and 20,175 sq. ft.) and a 
27,578 sq. ft. two-story multi-tenant office warehouse facility.  Multi-tenant detail is 
presented in Table 6. 

Multi-tenant properties range in size from 1.6 to 2.7 acres in size and were 
constructed more recently, during the 2000 – 2006 period, than those along other 
Corridor segments.  Vacant space (27,348 sq. ft.) is confined to two facilities; the 
proposed Opportunity Day Care which is currently undergoing a conversion from a rental 
apartment complex and Midpoint Commerce Center Condominium.  The facility has 
recently emerged from bankruptcy.  Each of the 10 units have been purchased and two 
(6,446 sq. ft.) are currently occupied.  
 
Conclusion 
 

A.  Congress Avenue Corridor 
 
The Congress Avenue Corridor within the CRA is bounded by Okeechobee 

Boulevard on the north and Belvedere Road on the south.  Okeechobee Boulevard, a 
designated Urban Principal Arterial roadway and Belvedere Road, a designated Urban 
Minor Arterial roadway, are critical components of the regional transportation network.  
Okeechobee Boulevard has interchange access to I-95 and Florida’s Turnpike and 
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Belvedere Road has interchange access to I-95 and direct access to Palm Beach 
International Airport (PBIA).  Proximity to the regional roadway network and PBIA is a 
positive characteristic of the corridor in terms of attracting businesses that depend upon 
these facilities. 

Congress Avenue within the CRA is a four-lane divided designated Urban Minor 
Arterial roadway with signalized intersection access to Okeechobee Boulevard, 
Belvedere Road and PBIA. Traffic volumes along the Belvedere Road to Okeechobee 
Boulevard link, which average 15,323 vehicles per day, are the lowest of any Congress 
Avenue segment between Boca Raton and North Palm Beach.  Relatively low traffic 
volumes along the corridor are not conducive to attracting additional retail commercial 
development. 

Commercial development along the corridor can generally be placed within the 
following four general categories:  retail, vehicle sales and service, professional office, 
and light or semi-industrial (i.e. office or showroom/warehouse or flex space and 
warehouse uses). 

Retail uses are located at or near the following east-west road Congress Avenue 
intersections:  Okeechobee Boulevard, Westgate Avenue and Belvedere Road. Uses 
include three gas/convenience stores, one of which is currently being renovated, three 
free-standing buildings built during 1964 to 1976, (oriental restaurant, hydroponics and 
adult entertainment), and two small strip centers (Pense Plaza and Airport Plaza).  Both 
strip centers, built in the early 1980’s, are approximately 12,000 sq. ft. in size and offer 
functional, small spaces to a variety of tenants. All of the retail spaces are currently 
occupied. Age and condition of the buildings and grounds indicate low rent structures.
 Five vehicle sales and services businesses are located along the corridor, four of 
which are clustered along the west side of Congress Avenue in the North Segment (new 
vehicle sales and service, rental cars, used vehicle sales and service, and vehicle repairs).  
Facilities were built in the mid 1980’s or earlier.  The fifth facility, a vehicle repair 
business built in 1957, is located on the east side of Congress Avenue at Cherry Road. 
 Professional office uses are concentrated in two large facilities located on the east 
side of Congress Avenue; Congress Avenue Office Park (63,483 sq. ft.) in the Central 
Segment and Congress Business Center (70,577 sq. ft.) in the South Segment.  Congress 
Avenue Office Park, built in 2005 relies upon two large tenants (technical school and 
state offices). Congress Business Center, a planned business park consisting of seven 
two-story office buildings and a warehouse building, with the exception of a charter 
school, targets small professional businesses.  In general, Congress Avenue office 
facilities are categorized as “Class C” facilities due primarily to their location and 
provision of functional as opposed to upgraded space which, in turn, translates to an 
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affordable rent structure. 
 Semi-industrial uses, consisting of two single-tenant facilities (Aldrich Tool 
Rental and Sales and Tibia International) and one multiple-tenant office/warehouse 
facility (Congress Commerce Center), are located in the Central Segment of the corridor. 
Proximity to PBIA was a factor in the location decision by Tibia International, a South 
American import business.  Congress Commerce Center, an office/warehouse 
condominium, has sold spaces to multiple businesses, including medical suppliers, 
vehicle rental and repair businesses, and specialty building contractors. 
 In addition to occupied commercial facilities, two of the most recently constructed 
buildings (Social Security Administration in 2007 and the Lexus of Palm Beach Service 
Annex in 2002) are vacant and currently available for purchase.  Attracting new 
occupants for these facilities would significantly impact the character of the Central and 
North Segments of the corridor in terms of its desirability as a business location. 
 The Palm Beach Kennel Club (Investment Corporation of Palm Beach) is the 
major land owner along the corridor, with 47 acres at the northwest corner of Congress 
Avenue and Belvedere Road and an additional 12 acres on the east side of Congress 
Avenue, south of Congress Business Center. Future development and redevelopment of 
these two parcels will dictate the future character of the corridor, in particular the South 
Segment. 
 Additional development potential exists on the east side of the corridor in the 
Central Segment where 8 adjoining vacant parcels, a total of 12 acres, are located.  These 
parcels, if combined and planned in a unified development concept, offer the potential to 
establish a permanent commercial character for that portion of the corridor.  
 

B.  Westgate Avenue Corridor 
 

Westgate Avenue within the CRA is a five-lane designated Urban Collector 
roadway with signalized intersection access to Congress Avenue, Okeechobee 
Boulevard/Palm Beach Lakes Boulevard (via Wabasso Drive) and Military Trail.  

Traffic volumes along the Westgate Avenue link from Military Trail to Wabasso 
Drive average 13,764 vehicles per day.  Traffic volumes to the east of Wabasso Drive are 
substantially lower, averaging 8,641 vehicles per day.  The likely explanation is that 
motorists travelling north on Military Trail and destined for Palm Beach Lakes Boulevard 
or eastbound Okeechobee Boulevard avoid the Military Trail/Okeechobee Boulevard 
intersection by taking the alternate route of Westgate Avenue to Wabasso Drive. 
Substantiating this conclusion is the fact that Wabasso Drive, on the short link between 
Westgate Avenue and Okeechobee Boulevard, is a two-lane designated Urban Collector 
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roadway.   The lack of through traffic on Westgate Avenue is not conducive to attracting 
additional retail commercial development, particularly in the Central and Eastern 
Segments. 

Twenty-nine properties along the Westgate Avenue corridor currently support 
non-residential land uses.  Of the total, twenty-three of the uses are housed in structures 
built at least twenty-five years ago.  Only three have been built since the year 2000.  In 
addition to age of structure, non-residential properties are small; twelve properties are 
less than one-half acre and an additional nine are between one-half and one acre in size.  
Only two properties are larger than two acres.   

In general, Westgate corridor non-residential uses are located in older one-story 
buildings on small properties and consist primarily of single-tenant businesses.  Of these 
businesses, vehicle sales and services (six businesses), specialty contractors (five 
businesses), and small grocery/convenience stores (four businesses) predominate.  

Seven properties contain multiple (two or more) businesses; three single-story 
office buildings, and four office/warehouse facilities.  Tenants include professional and 
personal services, specialty contractors, auto repairs and service, and interior design.  

The three most recent properties, built since the year 2000, include two 
condominiums (Midpoint Commerce Center and Indian Plaza) and a rental facility (4201 
Westgate). Each of these properties is located within the West Segment of the corridor. 

 Condominium spaces have all been sold primarily to professional services 
businesses and specialty contractors. Two recent occurrences were noted that may signal 
a trend; the purchase, renovation and conversion of single-family homes to commercial 
uses at 2934 and 2945 Westgate Avenue.  Additional conversions and renovation of the 
few vacant structures and older single-family homes along the corridor offer the most 
immediate opportunities for additional commercial development. 
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