


ELYSIUM LAND DEVELOPMENT
RIVIERA BEACH, FLORIDA, WITHIN THE COMMUNITY REDEVELOPMENT AGENCY (CRA) AREA
100% AFFORDABLE HOUSING
106 UNITS
4,000 SQUARE FEET (25% OF SITE AREA), 16,800 SQUARE FEET RETAIL SPACE ON THE 1ST
FLOOR, STRUCTURED PARKING, 4 STORIES, RESOURCES FOR INDIVIDUALS WITH SUBSTANCE
ABUSE DISORDERS.

RBCI drives community development and improves the
lives of its residents by providing access to high-quality
housing and the tools and support needed to create
lasting solutions to the challenges faced by historically
disenfranchised communities. The results are expanded
opportunities, more inclusive social engagement,
improved community enrichment, and better quality of life
for all.

JOIN US!
BE A PART OF TRANSFORMING RIVIERA BEACH THROUGH
THIS INNOVATIVE AND IMPACTFUL HOUSING PROJECT.
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Riviera Beach Community Incubator 
 
INTRODUCTION 
 

Riviera Beach—the ‘Best Waterfront City in Which to Live, Work, and Play,’—is a beautiful, diverse 
community with a rich history and promising future. It has many unique strengths, and like all communities, 
faces challenges. Some of the specific challenges for the City of Riviera Beach stem from historical 
disenfranchisement, the effects of which persists today. In the pursuit to achieve its potential and provide 
the best quality-of-life for its residents and visitors, the City has completed many impressive community 
projects that lay the groundwork for more neighborhood revitalization. 

One on-going effort to organize more solutions is the development of a comprehensive housing plan, 
modeled after Housing for All, the Palm Beach County-endorsed county-wide housing plan. Both plans 
focus on four fundamental areas to steer initiatives, Funding and Financing, Regulatory Reform, Racial 
Equity, and Neighborhood Revitalization and Community Development. 

The Neighborhood Revitalization and Community Development section of the plan addresses both 
housing needs and the challenges that often accompany historically underserved communities. Successful 
initiatives to strengthen communities result in vibrant neighborhoods, brought to life by engaged residents 
who have access to all the necessary tools to pursue the American Dream. These include job-skills and 
financial literacy counseling, physical proximity to the resources of social infrastructure, and access to 
mental health support —all crucial elements of what we call the Community Incubator.  

We are excited to present this proposal, which outlines the construction of a Community Incubator: an 
innovative, multi-functional, multi-use development designed to bring lasting solutions to individuals and 
families at risk of facing greater challenges. The Community Incubator directly addresses many inter-
related personal challenges that many individuals and families face, bringing much-needed tools and 
resources to the community. By strengthening the capacities of these vulnerable groups, this proposal 
aims to successfully address some of the results of chronic disenfranchisement and prevent displacement 
as the community gains tangible value.  
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EXECUTIVE SUMMARY 

As a result of a renewed focus on the growth needed to address a severe county-wide housing shortage, 
Riviera Beach, a dynamic city with a diverse population of over 37,000 residents, is poised for significant 
community development and revitalization. Some of the solutions needed to overcome the challenges 
that come with growth also require addressing the challenges of vulnerable populations. The City of Riviera 
Beach has a unique opportunity to provide the solutions to these challenges and is responsible for 
ensuring equitable growth—which will strengthen the community and improve the lives of all. 

To address the housing crisis—made clear by a housing needs assessment that identified a shortage of 
20,000 residential units and annual deficit increase of 2,000 units in Palm Beach County, metrics 
exacerbated by an influx of wealthier residents who bid pricing for scarce housing higher than many can 
afford—Riviera Beach's Community Redevelopment Agency (CRA) is actively participating in Palm Beach 
County's "Housing for All" initiative, and developing its own tailored housing plan. 

Elemental to these plans are initiatives directed to facilitate neighborhood revitalization and community 
development, facilitating access to resources and enhancing the quality of life for residents through 
neighborhood improvements and the construction of mixed-use developments designed to integrate the 
diverse needs and unique strengths of targeted areas. The commercial corridor near the Port of Riviera 
Beach has been identified as an ideal location for such initiatives, specifically the proposed Community 
Incubator. 

The Community Incubator is a planned four-story, 176,640-square-foot development on 2.2 acres of city-
owned land, offering 100 residential apartments and 44,160-square-feet of commercial space to include 
administrative offices, an urgent care facility, community services, and market-driven retail operations. The 
project promises to provide affordable, high-quality, housing for existing community residents, as well as 
the vital community services needed to catalyze sustained revitalization and equitable growth. 

The City of Riviera Beach is planning for growth, and has identified the specific needs addressed by the 
Community Incubator in its housing plan. The Community Incubator will become an important driver of 
the development and revitalization envisioned by the plan, and provide access to the American Dream for 
many who might otherwise be at risk of disenfranchisement or displacement.  



MARKET ANALYSIS 

The City of Riviera Beach is bordered by Lake Park to the north, West Palm Beach to the south, and 
anchored by the Atlantic Ocean on its eastern shore. According to the 2020 U.S. Census, 37,604 people 
reside within its 9.7 square miles of beach-front, waterways, and diverse neighborhoods. Environmental 
Systems Research Institute (ESRI) counts nine Tapestry Segments within Riviera Beach’s population ranging 
from some of the most affluent in the United States—mostly living on the City’s barrier island—to modest-
income working families living west of the commercially-robust industrial area adjacent to the Port of Palm 
Beach—the eighteenth busiest port in the continental United States, and one of few that exports more 
than it takes-in. (ESRI data is attached to provide the demographic and socioeconomic description of the 
community.) 

Evidenced by years of focus and successful effort, the City works tirelessly to fulfill its incredible potential 
for community development. The Riviera Beach Community Redevelopment Agency (RBCRA) plays a 
pivotal role not only within its own jurisdiction but also in leading Palm Beach County's initiatives to tackle 
housing challenges. Collaborating with the Steering Committee and the Housing Leadership Council of 
Palm Beach County, the RBCRA has provided critical insights into the community's needs. These insights 
have been instrumental in shaping the Palm Beach County-endorsed, county-wide housing plan, Housing 
for All. Additionally, the RBCRA is crafting its unique plan, drawing upon the experience and expertise 
garnered from its contributions as a co-author to the broader county plan. 

The top-line of the County’s housing crisis is a large deficiency of housing stock, some 20,000 units as 
discovered by one housing needs assessment produced by Florida International University. The shortage 
continues to grow unchecked by another 2,000 units per year, and is further aggravated by the out-of-
state immigration of relatively wealthier residents in-bound from across the country who have little 
problem bidding housing prices higher than long-time residents can often afford. 

A key focus for both the county housing plan and Riviera Beach's forthcoming housing plan is 
neighborhood revitalization and community development. This focus promises comprehensive solutions 
to a range of interconnected issues that often frustrate efforts directed to effect long-term constructive 
change. Through neighborhood revitalization and community development initiatives, long-marginalized 
residents gain access to resources and knowledge historically out of reach. These resources and focus 
drive neighborhood improvement and enhances quality-of-life for residents of the community through the 
construction of better-designed real estate development that incorporates mixed-use, urban residential 
and commercial models with services that meet the market needs of the community. 

In the commercial corridor along U.S.-1, adjacent to the bustling Port of Palm Beach, lies a neighborhood 
with significant potential for development and revitalization. This area could provide essential resources 
to the community and serve as a springboard for more substantial growth, solidifying Riviera Beach's 
reputation as the "Best Waterfront City in Which to Live, Work, and Play." 

  



DESCRIPTION 
 
The four-story, 176,640 square-foot market-adaptable structure, is targeted for construction on two lots 
totaling approximately 2.2-acres owned by the City of Riviera Beach and the CRA. (See appendix for 
Property information.) 100 residential apartments will offer four, three, two, or single bedrooms and be 
located on the second, third, and fourth floors. The ground floor is planned to host a mix of commercial 
tenants including: 

o Administrative offices 
o Counseling offices 
o Urgent care 
o Community safety office 
o Child care 
o Community space 
o Fitness center 
o Laundry 
o Coffee shop and deli 

Leasing one-third of the residential units and a substantial amount of the commercial space, the Recovery 
Oriented Services Corporation of America (ROSCoA) will be the prime tenant. Their innovative approach 
to addressing common and treatable challenges affecting all families and communities includes mission-
aligned match with any real community development effort. Their concept paper for the Recovery Village 
describes a model whose vision, goal, and objectives are closely aligned with initiatives applied to 
neighborhood revitalization and community development campaigns by providing access to affordable 
housing, education and vocational services, health care, legal counseling, and other services needed to 
guide otherwise vulnerable populations to paths resulting in socially-engaged, constructive members of 
the community. (ROSCoA’s concept paper is included in the next section.) 

Based on the latest calculations from the Regional Impact Modeling System (RIMS II) provided by the 
United States Bureau of Economic Analysis, and using assumed inputs defined by feasibility of 
development and market demand, the construction of the Community Incubator would be expected to 
inject an estimated $101.99 million into the local economy and create 62 jobs. Furthermore, RIMS II 
analysis predicts that the project will support an additional 19 jobs annually and generate $19.88 million 
in direct economic demand each year. 

The economic modeling is promising, but doesn’t fully account for the social value of successful 
implementation. It’s difficult to quantify the monetary value of lives lived more constructively; but 
depending on over-all program success, any metric would be multiples of the RIMS II modeling. Helping 
the communities otherwise-vulnerable populations become self-dependent, contributing members of the 
larger community strengthens the entire system by reducing the number of disenfranchised and providing 
access to solutions for others who may need a hand-up from hard challenges that are common to all 
communities. Other direct benefits to the community include the provision of affordable, high-quality 
housing and community services on underutilized municipal property. 

 

 

 

 



 

Riviera Beach Community Incubator  
Due Diligence  
INTRODUCTION 

The Due Diligence Analysis pertains to two subject properties located in Riviera Beach, 

Florida. The subject sites are located south of West 19th Street, west of Broadway (US 

Highway 1), and east of Avenue E. The sites are directly adjacent to  each other. The 

western parcel (“Tract A”) is 1.25 acres and the eastern parcel (“Tract B”) is 0.93 acres. 

This assessment aims to evaluate the properties’ feasibility and determine its highest and 

best use, considering both current and future land use and zoning designations. Close 

examination of land use and zoning trends in the surrounding area, as well as the history 

of the sites and surrounding sites, will provide valuable insights for decision-making. 

Additionally, the analysis will address critical factors such as property access, the 

influence of neighboring developments, and other regulatory considerations. Overall, 

this due diligence analysis intends to offer a comprehensive understanding of the 

property's potential, laying the groundwork for strategic planning. Subsequently, 

tailored conceptual site plans will be provided to optimize the property's utilization 

within the regulatory framework of Riviera Beach. 

EXISITNG CONDITIONS 

The subject sites are vacant and sparsely vegetated. 

Table 1: Parcel Summary Information 

PROPERTY 
CONTROL 

NUMBER (PCN) 

ADDRESS PARCEL SIZE 
(AC) 

FUTURE LAND 
USE 

ZONING OVERLAY 
DISTRICT 

56-43-42-33-24-
001-0000 

Avenue E 
Tract A 1.25 

Downtown 
Mixed Use 

Downtown 
Core (DC) 
& Downtown 
General 
(DG)** 

None 

56-43-42-33-24-
002-0000 

1851 
Broadway 
Tract B 

0.93 
Downtown 
Mixed Use 

Downtown 
Core (DC) 

None 

** Property is split-zoned. 



Riviera Community Incubator  May 31, 2024 
Due Diligence Report 

 
Page 2 of 15 

Location 

The subject properties are located just west of Broadway (US1) and east of Avenue E. 

Both properties could be accessed by West 19th Street on the north side. Tract A can be 

accessed from Avenue E, and Tract B could gain access from Broadway. 

Legal Description 

Both sites are part of the Bojangles at Riviera Beach Subdivision. The western parcel is 

Tract A, the eastern parcel is Tract B. 

Future Land Use 

Downtown Mixed Use: The Downtown Mixed Use category allows a wide range of uses 

including retail, commercial, residential, restaurant, entertainment, civic, parks, marinas, 

and boardwalks. The Land Development Regulations will ensure compatibility between 

the wide range of uses desirable in a successful downtown environment through the 

exclusive use of the Downtown Zoning Districts, which will:  

1) Establish a vibrant, mixed-use regional waterfront destination around Bicentennial 

Park and the Riviera Beach Marina;  

2) Allow for intense mixed-use development along the Broadway corridor in the core of 

the downtown area;  

3) Allow for less intense mixed-use development along the Avenue E corridor;  

4) Provide for harmonious transitions in building scale and use between the 

predominantly single-family residential neighborhoods and mixed-use corridors;  

5) Ensure existing access and views of the Intercoastal waterway are retained and 

increased; and  

6) Ensure the street network is maintained and enhanced. 

Zoning 

The permitted and conditional uses for the DC and DG Zoning Districts can be found in 

Tables 2 and 3 below. All uses not explicitly mentioned in the tables below are 

prohibited. 
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Table 2: Permitted Use Table for Downtown Core (DC) Zoning District 

Uses Permitted on All Streets 
Use Requirements 
Multifamily dwelling units - 
Professional office - 

Drive-throughs serving banks 
Meet configuration criteria in subsection 31-
536(a)(3)c.4, not required special exception 

Retail establishments 

Drive-throughs serving restaurants require 
special exception, meet configuration 
criteria 

Hospitals - 

Marine-related businesses 
Retail, office, or commercial uses pertaining 
to marine industries (no manufacturing) 

 
Show rooms and office uses for marine sales, 
repair, or manufacturing 

Daycare (See section 31-544) - 
Hotels/motels - 
Nursing or convalescent homes - 
Churches and their educational buildings; 
Storefront churches - 
Civic open space (See section 31-538) - 
Community Gardens - 
Uses Permitted on Secondary Streets and Permitted with Limitations on Primary Streets 
 
The following uses are permitted in the DC district on Secondary Streets. On Primary Streets, these 
uses are also permitted, provided they are separated from the street for at least 20 feet with a 
use permitted on Primary Streets within the first story of a building up to three stories tall. On 
Primary Streets, these uses are also permitted provided they are separated from the street for at 
least 20 feet with a use permitted on Primary Streets within the first two stories of a building four 
stories tall or taller. Additional Building façade design requirements apply on Primary Streets (see 
§ 31-535(f)) 
Parking garages and lots - 
Theaters and motion picture houses - 
Boat Dealerships - 
Drive In restaurants - 
Repairing and servicing facilities for marine 
equipment, boats, or vehicles - 

Temporary surface parking lots 
In phased development- projects, approved 
by community development director 

Boat dealerships and mega-yacht facilities 

Permitted on primary streets with reduced 
building frontage requirements, subject to 
additional standards 
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Table 3: Permitted Use Table for Downtown General (DG) Zoning District 

Permitted Uses in the DG Zoning District 
Residential 
Professional office (no drive-throughs) 
Retail establishments (no drive-throughs) 
Daycare (See section 31-544) 
Nursing or convalescent homes and adult 
living facilities (ALF) 
Churches and their educational buildings; 
storefront churches 
Civic open spaces (See section 31-538) 
Community gardens 
Residential 

 

Adjacent Land Uses & Zoning 

Table 4: Adjacent Property Land Uses & Zoning 

 FUTURE LAND USE ZONING LAND USE 

NORTH Downtown Mixed Use 
Downtown General (DG) 
& Downtown Core (DC) 

Commercial/Office/Vacant 

SOUTH Downtown Mixed Use 
Downtown General (DG) 
& Downtown Core (DC) 

Automobile sales 

EAST Working Waterfront Community Facility (CF) 
County-owned boat launch 
and parking 

WEST Downtown Mixed Use Downtown General (DG) 
Single-family residential & 
commercial 

**Split Future Land Use 

 

HISTORY 

The eastern subject parcel was occupied by a drive through restaurant until around 

early 2023 when it was fully demolished. 

POTENTIAL USE AND ZONING ANALYSIS 

Table  5 
Downtown Core Dimensional Requirements 

Lot Size 
Lot Width  20 feet min./No max.  
Lot Area  2000 square feet min./No max.  



Riviera Community Incubator  May 31, 2024 
Due Diligence Report 

 
Page 5 of 15 

Lot Coverage  85% max.  
Building Placement 
A Front Setback1  

Broadway & Blue Heron Blvd.  12 feet min.; 15 feet max.  
Primary Streets  10 feet min.; 15 feet max.  
Secondary Streets  10 feet min.  

B Side Setback  0 feet2  
C Rear Setback  10 feet min.  
D Recess Above 4th & 6th Stories  10 feet min. each  
E Building Frontage  75% min. on Primary Streets  
Building Size & Height 
Maximum Floor Area Ratio (FAR)  2.0  
Minimum Height  2 Stories on Primary Streets  
Maximum Height  4 Stories  
Maximum Public Benefit Height3  8 Stories  
Maximum Singer Island Height3  5—8 Stories, with Special 

exception  
1 Side lot lines facing streets are regulated by front setback requirements.  

2 All light and air shafts shall be provided within the lot See § 31-535(b)  

3 See subsection 31-538(a)(2)c. 

Table 6 
Downtown General Dimensional Requirements 

Lot Size 
 Lot Width  20 feet min./No max.  
Lot Area  2,000 square feet min./No 

max.  
Lot Coverage  80% max.  
Building Placement 
A  Front Setback1   

Primary Street  10 feet min.; 15 feet max.  
Secondary Street  10 feet min.  

B  Side Setback  0 feet2  
C  Rear Setback  10 feet min.  
D  Building Frontage  65% min. on Primary Streets  
Building Size & Height 
 Maximum Floor Area Ratio (FAR)  2.0  
Maximum Height  3 Stories  

1 Side lot lines facing streets are regulated by the front setback requirements  

2 All light and air shafts shall be provided within the lot. See § 31-535(b). 
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Design Factors for Site Planning 

• The main entrance to every building shall be accessible directly from and face 

a public right-of-way or civic open space. 

• Street trees shall be a canopy species, planted in the public right-of-way directly 

in front of the property line, uniformly spaced no greater than 25 feet on center. 

• For Arcades/Colonnades - Potted landscaping or ground planting shall be 

provided between the face of the columns or pillars and the face of the curb. 

• Parking 

o Residential MultiFamily: 2 spaces/unit 

o Retail: 1 per 300 square feet. 

o On-street parking located directly in front of the property line(s) may be 

counted toward fulfilling the total parking requirement in all downtown 

zoning districts. 

o Director of community development may administratively waive the 

minimum number of parking spaces if criteria such as market demand, 

parking availability, or unique circumstances of the project within the 

area justify a reduction. 

o Parking is not permitted within space designated for front setbacks or side 

setbacks facing streets, parks or civic open spaces. 

o Alleys, when present, shall be the primary source of vehicular access to 

off-street parking. Alleys shall be a minimum width of 20 feet, and may be 

incorporated into parking lots and garages as standard drive aisles. 

o One landscape island at least six feet in width, extending the entire depth 

of the parking bay and containing at least one shade tree shall be 

provided for every ten parking stalls OR a landscape strip at least six feet 

in width containing at least one shade tree for every 50 linear feet shall 

be provided between parking rows. 

o Bicycle parking is required. 
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STREETS 

Avenue E 

In order to encourage walking, cycling, and the use of mass transit options, downtown 

streets shall be designed to maintain a steady, calm flow of vehicular traffic, while 

establishing a pleasant walking and cycling environment. New streets and 

reconstructed streets shall incorporate the following characteristics: 

(1) Sidewalks shall be installed on both sides of the street; 

(2) On-street parking shall be installed whenever possible within the downtown core 

and neighborhood mixed use districts to support businesses, calm vehicular 

traffic, and to protect pedestrians; 

(3) Street trees and pedestrian-scaled lighting shall be installed to provide a safe, 

pleasant, and aesthetically pleasing environment; 

(4) A dedicated bicycle route shall be installed on Avenue E, from 12th Avenue to 

24th Avenue. 
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Avenue E-1 is the preferred street design for Avenue E between 12th Street and 24th 

Street. Currently, a mix of uses occurs along the street, including local businesses and 

residences. The ultimate vision for the street is a neighborhood main street. In this area, 

Avenue E is also a link in the downtown bicycle route. To best meet the needs of these 

various conditions, the street design has dedicated bicycle lanes, on-street parking, 

and wide sidewalks shaded by street trees planted in grates. To implement this design, 

the right-of-way, which is generally 50 feet or 60 feet wide, will expand to 66 feet, 

requiring a dedication or easement of three to nine feet on each side, which may be 

accommodated using the building setback area. There are also Avenue E -2 & 3 

options. 

Future Alley 

According to the Community Redevelopment Agency Regulating plan for Downtown, 

Tract B will be required to incorporate a new alleyway. 
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Alleys 24 and 22 are street designs intended for existing alleys or for future alley 

connections designated on the Regulating Plan. Alley 24 runs through a block, 

providing vehicular access to multiple lots and optimizing pedestrian quality at the front 

of buildings. Conversely, Alley 22 incorporates the alley into parking lots as a standard 

drive aisle, facilitating efficient parking lot design, rear access to multiple lots, and 

vehicular connectivity between adjacent parcels. 
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W. 19th Street 

 

 

Downtown Street 50-1 presents a street design tailored for mixed-use districts in 

downtown areas, featuring on-street parking on both sides. Setback requirements 

ensure sufficient space between building facades and the curb for pedestrian 

pathways and street trees. In existing 50-foot-wide rights-of-way, five feet on each side 

are dedicated or easements, with street trees uniformly spaced and installed within tree 

grates. Conversely, Downtown Street 50-2 is a design without on-street parking, suitable 

for areas where constraints like existing buildings, parking lots, or utilities dictate the 

need to accommodate pedestrian pathways and street trees within the right-of-way. 
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This design can complement Downtown Street 50-1 in partial redevelopment projects or 

streets where the complete block length or both sides are not part of the 

redevelopment plan. 

Civic Open Space 

On sites one acre or more in size, new buildings or additions of gross floor area equal to 

20 percent or more to existing buildings, shall provide at least five percent of the size of 

the site as a civic open space. Dedicated rights-of-way and building setbacks may not 

count toward fulfilling the required amount. 
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Height 

The amount of additional building square footage permitted in extra stories of height is 

determined by the size, location, and accessibility of the proposed civic open space. 

The computation involves multiplying the square footage of the civic open space by 

the maximum allowed stories and the public benefit factor from Table Figure 31-538(a). 

This formula determines the total additional building square footage allowed above the 

fourth story. This option does not affect the calculation or limitation of the maximum 

floor area ratio. 

Density & Floor Area Ratio 

For parcels with a future land use designation in the Riviera Beach Comprehensive Plan 

that does not expressly limit density, the maximum number of residential units is limited 

by the overall floor area ratio allowed in the Riviera Beach Comprehensive plan and 

the regulations in the code that direct building form, story height, and the required 

number of parking spaces. 

ENTITLEMENT APPROVAL PROCESS 

Applications for new development on vacant or undeveloped sites, development 

which proposes a reduction from the minimum building frontage requirements, or any 

application deemed by the community development director to have a significant 

impact to surrounding properties shall be reviewed by the planning and zoning board, 

CRA board, and approved by the city council. 

RECOMMENDATIONS 

We recommend that the property owner proceed with conceptual site planning. 

Several characteristics of the site must be determined and considered before initiating 

the necessary entitlement processes.  Due to the unique configuration of the site, 

engagement with an architect will be required early on in this process. 

It is important to confirm the potential limitations caused by surrounding development 

trends and specific site constraints before fully engaging the City of Riviera Beach with 

a Pre-Application Conference. 
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SUMMARY & NEXT STEPS 

In sum, this site has prime development potential. In considering the surrounding land 

uses and development patterns within the vicinity, we find that new development that 

fits within the intent of the regulations for the area would likely be welcomed by the 

City. The developer will have to work carefully with consultants  to identify some of the 

specific site constraints that it may have, especially with due consideration given to the 

program that is envisioned for the project.  The conceptual site plan must be 

developed with consideration for the surrounding neighborhood and regulatory factors.  

We recommend that the property owner take the following next steps. 

1. Schedule a meeting with the appropriate representatives of the City of Riviera 

Beach to discuss the vision for the project, gauge support, and make a 

preliminary determination regarding the programmatic features of the site 

development process and the end product.  

2. Obtain an abstracted boundary survey to confirm and observe any easements 

and inspect the existing ROW. 

3. Work with Cotleur and Hearing to refine a preliminary conceptual site plan. 

4. Schedule a pre-application meeting with City Staff  to identify any unforeseen 

factors associated with the future development of this site and confirm the 

development regulations in place. 

5. Confirm the ability to provide services to the site (water, sewer, 

telecommunications, and drainage). 
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EXHIBITS INDEX 

A. Zoning Map 

B. Riviera Beach CRA Regulating Plan 

C. Colored Site Plans 

D. Floor Plans 

E. Architectural Renders 

 


