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22-B Amendment Staff Report 1 Brentwood of Wellington (LGA 2022-020) 

 

FUTURE LAND USE ATLAS AMENDMENT STAFF REPORT 
AMENDMENT ROUND 22-B 

 
BCC TRANSMITTAL PUBLIC HEARING, MAY 4, 2022 

A. Application Summary 

I. General  

Project Name: Brentwood of Wellington (LGA 2022-020)  

Request: HR-8, CL/8 & CL/2 to HR-8 and delete conditions in Ordinance 2009-005 

Acres: 10.22 total acres 

Location: West side of State Road 7, approximately 0.5 miles north of Lantana Road 

Project Manager: Francis Forman, Planner I 

Applicant: Charles Scardina, AHC of Lake Worth, LLC (Property Owner) 

Owner: AHC of Lake Worth, LLC 

Agent: Brian Terry, Insite Studio, Inc. 

Staff 
Recommendation: 

Staff recommends approval with modifications based upon the following 
findings and conclusions found in this report. 

II. Assessment & Conclusion 

The intent of the amendment is to change the future land use designation on a 10.22 acre site with  
High Residential, 8 units per acre (HR-8) and Commercial Low with an underlying 2 units per acre 
(CL/2) and underlying 8 units per acre (CL/8) to HR-8. The applicant is also requesting to delete 
conditions of approval in Ordinance 2009-005 for portions of the site that were previously approved 
for the development of a congregate living facility. The proposed amendment results in an increase 
in residential development potential from 25 to 82 units. In addition, the concurrent zoning application 
includes a request for a 100% density bonus through the Workforce Housing Program (WHP) and 
the purchase of 31 Transfer of Development Rights (TDRs) for a total of 194 units (19 units per acre).  
   
The amendment is consistent with the Comprehensive Plan policy that establishes TDRs as the 
required method of increasing density. By using TDRs, the WHP bonus density and increasing the 
FLU to HR-8, the proposed development is using the lowest possible FLU and the maximum amount 
of bonus density available. However, staff is recommending the 80% bonus density based on the 
point system, resulting in a total 178 units (17 units per acre). Consistent with previous staff 
recommendations, proposed conditions include requiring the full purchase of available TDR units 
and requiring 25% on-site workforce housing units. Therefore, the substantive aspects of this 
amendment are related to the appropriateness of the proposed density. The request for higher 
density is appropriate considering the site’s location and access along an arterial roadway. In 
addition, the proposed site plan positions the multifamily buildings towards State Road 7, includes a 
large water management tract to the south and provides a significant separation distance to the 
adjacent residential. Staff is also proposing additional conditions of approval capping the maximum 
number of units, a maximum height restriction of three stories, and requiring that the adoption of the 
future land use amendment and zoning application are held on the same date. 
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Local Planning Agency:  Denial, motion by Barbara Roth, seconded by Marcia Hayden, passed 
in a 6 to 5 vote (with Lori Vinikoor, Glenn Gromann, Angela Vann, Spencer Siegel and Penny 
Pompei dissenting), at the April 8, 2022 public hearing.  An initial motion by Spencer Siegel, 
seconded by Glenn Gromann for approval with staff’s modifications, failed in a 5 to 6 vote (with 
Edwin Ferguson, Cara Capp, Rick Stopek, Marcia Hayden, Dagmar Brahs and Barbara Roth 
dissenting). The Commission discussion included comments and questions regarding the 
previous condition of approval for the CLF, the traffic impacts to the corridor, the proposed density 
and surrounding residential density, and layering of density bonuses through the WHP and TDRs 
programs with the amendment process. Thirteen members of the public spoke in opposition, 
including representatives of the Thoroughbred Lakes Estates and Fieldstone HOAs.  Members of 
the public stated that the proposed development is not compatible with the area, the proposed 
building would create visual impacts, property values would decrease, and issues related to 
drainage and increased traffic. 
 
Board of County Commissioners Transmittal Public Hearing:   
 
State Review Comments:   
 
Board of County Commissioners Adoption Public Hearing:   
 

T:\Planning\AMEND\22-B\Reports-Agendas\2-BCCTran-May4\3-B-1-Brentwood-rpt.docx  

 
 
  

III. Hearing History 
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B. Petition Summary 
 

I. Site Data 

Current Future Land Use 

Current FLU: High Residential, 8 units per acre (HR-8) on 8.44 acres, Commercial Low 
with an underlying 8 units per acre (CL/8) on 0.73 acres, and Commercial 
Low with an underlying 2 units per acre (CL/2) on 1.05 acres. 

Existing Land Use: Vacant 

Current Zoning: Planned Unit Development (PUD) and Community Commercial (CC) 

Current Dev.  
Potential Max: 

Residential, up to 25 units or 175 bed Congregate Living Facility and 
Commercial uses, up to 22,869 sf (0.50 FAR)  

Proposed Future Land Use Change 

Proposed FLU: High Residential, 8 units per acre (HR-8) 

Proposed Use: Residential 

Proposed Zoning: Planned Unit Development (PUD) 

Dev. Potential 
Max/Conditioned: 

Residential, up to 194 units (includes 81.6 WHP Bonus and 31 TDRs) 

General Area Information for Site 

Tier/Tier Change: Urban/Suburban Tier – No Change 

Utility Service: Palm Beach County Water Utilities Department 

Overlay/Study: None 

Comm. District: Commissioner Melissa McKinlay, District 6 

 
  
  

CL/2 

CL/1 

LR-2 

LR-1 

LR-3 

LR-2 

LR-1 LR-2 
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C. Introduction & Review 

I. Intent of the Amendment  

 
This is a privately initiated proposed amendment on a 10.22 acre site. The subject site is located 
within the Urban Suburban Tier, on the west side of State Road 7 (441/SR-7), approximately a 
half mile north of Lantana Road. 
 
Proposed Amendment: The intent of the amendment is to change the future land use 
designation to increase density, with additional density to be obtained through the Workforce 
Housing Program (WHP) Density Bonuses and Transfer of Development Rights (TDR), through 
an associated zoning application. One parcel is designated CL/2, and two others are designated 
CL/8 and HR-8 with a condition limiting the use of the 8 units per acre for the purposes of a CLF, 
and allowing a density of LR-2 for any other proposed residential project. In total, as conditioned, 
these parcels currently have a residential density potential of 25 dwelling units, or up to 76 
dwelling units with maximum use of TDRs and WHP bonus density. The applicant is proposing 
the HR-8 designation for all three parcels, and to delete the previous condition of approval. This 
would allow for a base of 82 dwelling units. The applicant proposes to use the TDR and WHP 
bonus density to achieve 194 units.  
 
Background. The subject site currently is vacant. Portions of the amendment site were the 
subject of a previous amendment application in 2009 (SR7/Carlyle CLF; SCA 2009-004) to 
change the future land use designation from Low Residential, 2 units per acre and Commercial 
Low, with an underlying 2 units per acre to High Residential, 8 units per acre and Commercial 
Low with an underlying High Residential, 8 units per acre (CL/8). The amendment application was 
approved unanimously, with the condition limiting the HR-8 to CLF use, and allowing for LR-2 if 
developed as residential. The maximum development potential with the current FLU includes 76 
units (maximizing WHP and TDR) or 175 bed congregate bed CLF and 22,869 square feet of 
commercial uses. The approved site plans for the subject site includes a 170 bed, 82,096 square 
feet congregate living facility and 3,800 sf bank w/drive-through. To date, neither the CLF nor the 
commercial use has been constructed. 
 
Zoning Application. The concurrent associated zoning application, ABN/Z/CA-2022-218, 
Brentwood of Wellington, Control Number 2005-454, consists of a request for 194 dwelling units, 
including 82 WHP bonus density units and 31 TDRs.  The project is proposed to consist of four 
story multifamily buildings.  The zoning application also includes Class A conditional use requests 
to allow a 100% WHP bonus density and TDRs in excess of 2 units per acre. 
 

 
II. Data and Analysis Summary  

This section of the report provides a summary of the consistency of the amendment with the 
County’s Comprehensive Plan. Exhibit 2 provides further detail regarding consistency of the 
amendment with Plan policies, including justification, compatibility, public facilities impacts, 
intergovernmental coordination, and consistency with specific overlays and plans. 
 
Overview of the Area. The site is located in the Urban/Suburban Tier, along the State Road 7 
corridor, in an area that has a variety of land uses including Commercial Low, Commercial Low-
Office, Industrial, Low Residential and High Residential, 8 units per acre. Since 2003, 14 future 
land use amendments have been adopted within this segment of State Road 7, from Lantana 
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Road to Lake Worth Road. These were primarily to increase non-residential intensity north of 
Lantana Road, with three of the amendments for density increases. 
 
Appropriateness of the Amendment.  In the assessment of a proposed amendment, staff 
determines the lowest FLU designation that can be used to achieve the target density, in 
conjunction with available density bonuses.  At the current HR-8, CL/8 AND CL/2  designation, 
the maximum TDRs and WHP density bonuses available to the proposed project are not sufficient 
to achieve the target number units.  Therefore, the applicant is proposing to attain the target 
number units for this site through a FLUA amendment to HR-8, in addition to the use of available 
TDRs and WHP density bonus. The applicant’s proposed HR-8 is the lowest FLU which can 
achieve the target number of units in conjunction with WHP density bonus and TDRs.   
 
Compatibility. The Comprehensive Plan requires that the proposed future land uses be 
determined to be compatible with the surrounding area, and that residential uses be protected 
from encroachment of incompatible future land uses. The subject site is adjacent to Thoroughbred 
Lakes to the south and west, a single family community with a density of 3 units per acre.  Cypress 
Lakes Preserve PUD, a single-family neighborhood with a density of about 2 units per acre, is 
located to the north of the site. To the east, the site is adjacent to a property designated 
Commercial Low with an underlying Low Residential, 2 dwelling unit per acre (CL/2). Further to 
the east, across State Road 7, is a 137 bed congregate living facility with a High Residential, 8 
units per acre (HR-8) future land use. The applicant’s request for HR-8 future land use allows a 
base density of 8 units per acre (82 units), and with the TDR and WHP density bonuses the 
applicant is seeking to develop multifamily units with a density of 19 units per acre.  This figure is 
significantly higher than the surrounding uses. The proposed massing and scale of the proposed 
four story buildings is also higher than the surrounding one to two story single family houses 
surrounding the site. However, the proposed multifamily use shares no connectivity to the 
surrounding residential sites and is able to provide significant separation of over 200 feet to the 
closest adjacent residential uses. There is a large water management tract proposed on the south 
portion of the site, an existing lake to the west and a large buffer owned by Thoroughbred Lakes 
Estates and Lake Worth Drainage District canal to the north. Providing a significant separation 
distance, capping the maximum number of units and limiting the structures to three stories 
reduces the impact on surrounding residential.  Finally, in order to ensure that the development 
of the site is consistent with the proposal as presented, staff is proposing a condition requiring 
that the adoption of the future land use amendment and zoning application are held on the same 
date. 

 
Mandatory Use of TDRs: Policy 2.4-b of the Comprehensive Plan Future Land Use Element 
requires that density increases be accomplished through the use of TDRs, unless an applicant 
meets the criteria for an amendment, is using the workforce or affordable housing programs, or 
proposes density up to, but not exceeding, density proposed and supported by the neighborhood 
plan formally received by the BCC. This applicant proposes full use of TDRs, and therefore 
complies with this policy. TDRS are available to this site at a rate of a maximum of 3 units per 
acre. Per the Unified Land Development Code, a portion of any TDRs used would need to be 
provided as WHP units, on site.  

 
Workforce Housing:  The Workforce Housing implementation uses a point system to calculate 
density bonuses, with the highest bonuses available to projects that best further the County’s 
Workforce Housing objectives, including on-site, for-sale, single-family workforce units, in areas 
of low workforce housing concentration. Pursuant to the WHP code, the project is eligible for an 
80% density bonus, based on the proposed disposition of the WHP units (on-site rental units, in 
an area of low workforce housing concentration). The applicant is proposing a 100% density 
bonus. The staff recommendation reflects the 80% indicated by the WHP point system; however, 
the Board has the discretion to approve a lesser or greater density bonus, not to exceed 100%. 
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The minimum amount of workforce that would be required by the Code for a project already having 
a FLU designation of HR-8, with 113 additional units from TDRs and WHP density bonus, would 
be 45 units, or 23%.  However, In recent years, staff sought direction from the Board of County 
Commissioners on the suitable minimum percentages of workforce housing to be required when 
density increases are being requested through the future land use amendment process. The 
Board directed staff to recommend a minimum of 10% for single family projects, 20% for 
townhomes, and 25% for multifamily developments.  These minimums are applied in cases such 
as this one, where the percentages resulting from the Staff Analysis and application of Code 
provisions yield a lower percentage than would result from applying these minimums. The 
proposed condition to require 25% on site results in a workforce obligation of 49 units if approved 
at the request 194 unit total, or at 45 units if approved at the staff recommended 80% density 
bonus (178 total units). 

 
Assessment and Recommendation. The amendment is consistent with the Comprehensive 
Plan policy that establishes TDRs as the required method of increasing density. By using TDRs, 
the WHP bonus density and increasing the FLU to HR-8, the proposed development is using the 
lowest possible FLU and the maximum amount of bonus density available. However, staff is 
recommending the 80% bonus density based on the point system, resulting in a total of 178 units. 
Consistent with previous staff recommendations, proposed conditions include requiring the full 
purchase of available TDR units and requiring 25% on-site workforce housing units. Therefore, 
the substantive aspects of this amendment are related to the appropriateness of the proposed 
density. The request for higher density is appropriate considering the site’s location and access 
along an arterial roadway. In addition, the proposed site plan positions the multifamily buildings 
towards State Road 7, includes a large water management tract to the south and provides a 
significant separation distance to the adjacent residential. Staff is also proposing additional 
conditions of approval capping the maximum number of units, a maximum height restriction of 
three stories, and requiring that the adoption of the future land use amendment and zoning 
application are held on the same date. 
 
Staff recommends approval with modifications based upon the findings within this report.   
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Exhibit 1 
 

Amendment No: Brentwood of Wellington (LGA 2022-020) 

FLUA Page No: 80 

Amendment:  

High Residential, 8 units per acre (HR-8) on 8.44 acres, Commercial Low with 
an underlying 8 units per acre (CL/8) on 0.73 acres, and Commercial Low with 
an underlying 2 units per acre (CL/2) on 1.05 acres to High Residential, 8 units 
per acre (HR-8) and to delete conditions of approval in Ord 2009-005. 

Location: West side of State Road 7, approximately 0.5 miles north of Lantana Road 

Size: 10.22 acres 

Property No: 

00-41-44-36-11-002-0000  
00-41-44-36-11-001-0000  
00-41-44-36-11-023-0000  
00-41-44-36-11-003-0000  
00-41-44-36-11-000-0020 

Conditions: See Next Page 
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The condition adopted by Ord. 2009-005 is proposed to be deleted with deleted text stricken out 

below.  Added conditions are shown below with text underlined. 

 

The density associated with the High Residential, 8 units per acre (HR-8), future land use 

designation shall only be utilized for the development of the property with a Congregate Living 

Facility (CLF). If developed residentially, other than as a CLF, the density shall be limited to low 

Residential, two units per acre (LR-2). 

 

1. The subject site shall be limited to a maximum of 178 dwelling units. 

 

2. A minimum of 31 Transfer of Development Rights (TDR) units shall be purchased and 

constructed onsite.  No more than 34% of the TDR units purchased at the WHP rate shall apply 

to the minimum number of workforce housing units required by this ordinance. 

 

3. The zoning development order shall require a minimum of 25% of the total dwelling units to be 

built as onsite workforce housing units. The workforce housing units are subject to the applicable 

requirements of the Workforce Housing Program (WHP) in Article 5.G.1 of ULDC. 

 

4. Structures on the site shall be limited to a maximum of three stories in height. 

 

5. The proposed future land use amendment and the proposed zoning applications shall be 

considered for adoption by the Board of County Commissioners at the same public hearing. 
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Legal Description 
 

 
PARCEL 1: 
 
BRENTWOOD OF WELLINGTON, P.U.D., ACCORDING TO THE PLAT THEREOF, AS 
RECORDED IN PLAT BOOK 117, PAGES 177 THROUGH 180, OF THE PUBLIC RECORDS 
OF PALM BEACH COUNTY, FLORIDA. 
 
CONTAINING 445,252 SQUARE FEET/10.2216 ACRES, MORE LESS. 
SAID LANDS SITUATE IN SECTION 36, TOWNSHIP 44 SOUTH, RANGE 41 EAST, PALM 
BEACH COUNTY, FLORIDA. 
 
PARCEL 2: 
 
NON-EXCLUSIVE EASEMENT FOR DRAINAGE AND OTHER PURPOSES AS DEFINED IN 
AND SUBJECT TO THAT CERTAIN DRAINAGE EASEMENT RECORDED APRIL 2, 2003, IN 
OFFICIAL RECORDS BOOK 15005, PAGE 252; AND RECORDED JANUARY 25, 2006, IN 
OFFICIAL RECORDS BOOK 19841, PAGE 1703, BOTH OF THE PUBLIC RECORDS OF 
PALM BEACH COUNTY, FLORIDA. 
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Exhibit 2 

Consistency with Comprehensive Plan  

 
This Exhibit examines the consistency of the amendment with the County’s Comprehensive Plan, 
Tier Requirements, applicable Neighborhood or Special Area Plans, and the impacts on public 
facilities and services.   
 
A.  Consistency with the Comprehensive Plan - General 
 
1. Justification: FLUE Policy 2.1-f: Before approval of a future land use amendment, the 

applicant shall provide an adequate justification for the proposed future land use and for 
residential density increases demonstrate that the current land use is inappropriate. In 
addition, and the County shall review and make a determination that the proposed future 
land use is compatible with existing and planned development in the immediate vicinity 
and shall evaluate its impacts on: 

 
1. The natural environment, including topography, soils and other natural resources; 

(see Public Facilities Section) 
2. The availability of facilities and services; (see Public Facilities Section) 
3. The adjacent and surrounding development; (see Compatibility Section) 
4. The future land use balance;  
5. The prevention of urban sprawl as defined by 163.3164(51), F.S.;  
6. Community Plans and/or Planning Area Special Studies recognized by the Board 

of County Commissioners; and (see Neighborhood Plans and Overlays Section) 
7. Municipalities in accordance with Intergovernmental Coordination Element 

Objective 1.1. (see Public and Municipal Review Section) 
 

The applicant has prepared a Justification Statement (Exhibit 3) which is summarized as 
follows: 
 

 The request to increase density for a multifamily development is consistent with 
the land use pattern in the immediate area. Residential uses with like densities are 
prominent along the corridor, and the subject site’s location on State Road 7 is an 
ideal location for the proposed multifamily use. 

 By condition, the current HR-8 designation only applies to the use of a congregate 
living facility, and limits the site to residential development at LR-2 otherwise; 
therefore the site requires a Future Land Use Amendment. 

 Due to the increase in growth within the area the demand for further residential 
increased is needed. The need for congregate living facilities are no longer a 
feasible or needed use due to the location of one directly across State Road 7. 

 
Staff Analysis: This policy is the umbrella policy over the entire FLUA amendment 
analysis and many of the items are addressed elsewhere in this report as identified above.     
 
The request  is to change 10.22 acres of High Residential, 8 units per acre (HR-8), 
Commercial Low with an underlying 8 units per acre (CL/8), and Commercial Low with an 
underlying 2 units per acre (CL/2) to High Residential, 8 units per acre (HR-8).  The current 
designations allows for a 175 bed congregate living facility or a residential development 
of 25 dwelling units or up to 76 units (6.64 units per acre) with maximizing a combination 
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of Transfer of Development Rights (TDR) and Workforce Housing Program (WHP) bonus 
density. Through the proposed amendment and the concurrent zoning application that 
includes WHP density bonus and TDRs, the applicant is requesting a total of 194 dwelling 
units. 
 
Since the adoption of the 1989 Comprehensive Plan, the State Road 7 corridor in the area 
near Lantana Road has undergone a transformation to a corridor with commercial, 
industrial and residential developments. This area has seen several amendments for 
parcels fronting State Road 7 requesting changes to the future land use designation from 
low density residential to commercial or industrial, and a few amendments to increase 
residential density. Regarding the subject site, the access is limited to State Road 7, an 
urban principal arterial roadway, and the closest single family homes would be separated 
by over 200 feet of separation to the proposed multifamily. Therefore, the proposed 
increase in density is appropriate at this location, with the conditions proposed by staff. In 
addition, development of the site at a higher density would be consistent with the intent of 
the Comprehensive Plan to focus urban development at appropriate locations within the 
Urban/Suburban Tier.   
 

2. County Directions – FLUE Policy 2.1-g: The County shall use the County Directions in 
the Introduction of the Future Land Use Element to guide decisions to update the Future 
Land Use Atlas, provide for a distribution of future land uses in the unincorporated area 
that will accommodate the future population of Palm Beach County, and provide an 
adequate amount of conveniently located facilities and services while maintaining the 
diversity of lifestyles in the County. 

 
 Direction 1. Livable Communities.  Promote the enhancement, creation, and 

maintenance of livable communities throughout Palm Beach County, recognizing the 
unique and diverse characteristics of each community.  Important elements for a livable 
community include a balance of land uses and organized open space, preservation of 
natural features, incorporation of distinct community design elements unique to a given 
region, personal security, provision of services and alternative transportation modes at 
levels appropriate to the character of the community, and opportunities for education, 
employment, health facilities, active and passive recreation, and cultural enrichment. 

 
 Direction 2. Growth Management. Provide for sustainable communities and lifestyle 

choices by: (a) directing the location, type, intensity, timing and phasing, and form of 
development that respects the characteristics of a particular geographical area; (b) 
requiring the transfer of development rights as the method for most density increases; (c) 
ensuring smart growth, by protecting natural resources, preventing urban sprawl, 
providing for the efficient use of land, balancing land uses; and, (d) providing for facilities 
and services in a cost efficient timely manner. 

 
Direction 4. Land Use Compatibility. Ensure that the densities and intensities of land 
uses are not in conflict with those of surrounding areas, whether incorporated or 
unincorporated. 
 
Staff Analysis:  Increases in density within the Urban Suburban Tier typically make 
efficient use of facilities and services that are already in place.  The Growth Management 
direction calls for the transfer of development rights as the required method for density 
increases subject to exceptions.  This direction is further implemented by Policy 2.4-b 
which is discussed in more detail in the Density Increases – Policy 2.4-b Section of this 
report.  The amendment proposes to increase density on the site and the zoning 
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applications include requests to utilize the WHP and TDR programs to increase the density 
further, while remaining compatible with surrounding land uses (see Compatibility 
Section).  The application is therefore consistent with the Growth Management Directions 
1 and 2. Direction 4. Land Use Compatibility is discussed further  in Compatibility Section.   

 
3. Piecemeal Development - Policy 2.1-h: The County shall not approve site specific 

Future Land Use Atlas amendments that encourage piecemeal development or approve 
such amendments for properties under the same or related ownership that create residual 
parcels. The County shall also not approve rezoning petitions under the same or related 
ownership that result in the creation of residual parcels.   
 
Staff Analysis: The definition of piecemeal development in the Comprehensive Plan 
describes “A situation where land, under single ownership or significant legal or equitable 
interest (by a person as defined in Section 380.0651[4] F.S., is developed on an 
incremental basis, or one piece at a time, with no coordination or overall planning for the 
site as a whole.”  The amendment is being processed for all of the land area in ownership 
by the applicant, and is not piecemeal development. 

 
4. FLUE Policy 1.2-a: Within the Urban/Suburban Tier, Palm Beach County shall protect the 

character of its urban and suburban communities by: 
 

1. Allowing services and facilities consistent with the needs of urban and suburban 
development; 

2. Providing for affordable housing and employment opportunities; 
3. Providing for open space and recreational opportunities; 
4. Protecting historic, and cultural resources; 
5. Preserving and enhancing natural resources and environmental systems; and, 
6. Ensuring development is compatible with the scale, mass, intensity of use, height, 

and character of urban or suburban communities.  
 
Staff Analysis:  The proposed amendment to HR-8 would foster a development that 
would bring alternative housing options and provide workforce housing units. To ensure 
compatibility staff proposed conditions of approval limiting the maximum number of units 
on the site and limiting the height of buildings to three stories maximum. Staff is also 
recommending that the adoption of the future land use amendment and zoning application 
are held on the same date. 
 

B.  Consistency with Density Provisions of the Comprehensive Plan 
 
The Comprehensive Plan offers several methods to increase density, including the TDR program, 
and the WHP density bonus program.  Per Policy 2.4-b, TDRs are the required method unless 
using the WHP density bonus to increase density, or an amendment has been justified.  Density 
increases obtained through the TDR program and the WHP density bonus are subject to higher 
percentages of WHP than density increases through the amendment process, to further certain 
County objectives. This section addresses consistency with the Comprehensive Plan density 
policies.     

 
1.  Density Increases - Policy 2.4-b:  The Transfer of Development Rights (TDR) Program 

is the required method for increasing density within the County, unless: 

1. an applicant can both justify and demonstrate a need for a Future Land Use 

Atlas (FLUA) Amendment and demonstrate that the current FLUA designation is 
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inappropriate, as outlined in the Introduction and Administration Element of the 

Comprehensive Plan, or  

2. an applicant is using the Workforce Housing Program or the Affordable Housing 

Program as outlined in Housing Element Objectives 1.1 and 1.5 of the 

Comprehensive Plan and within the ULDC, or 

3. an applicant proposes a density increase up to, but not exceeding, the density 

proposed by and supported by a Neighborhood Plan prepared in accordance 

with FLUE Objective 4.1 and formally received by the BCC.  To date, the following 

Neighborhood Plan qualifies for this provision:  

 a. West Lake Worth Road Neighborhood Plan. 

 
Staff Analysis.  This policy requires that density increases be accomplished through the 
use of TDRs, unless an applicant meets the criteria for an amendment, is using the 
workforce or affordable housing programs, or proposes density up to, but not exceeding, 
density proposed and supported by a neighborhood plan formally received by the BCC. 
The applicant is proposing HR-8, which is the lowest FLU possible to achieve the target 
density in combination with TDRs and WHP density bonus. The applicant is proposing the 
use of all available TDRs to increase density on this site, as well as the use of the 
workforce housing program density bonus. The amendment is consistent with this policy.  
The TDR program also supports the WHP: a minimum of 34% of TDRs used must be 
provided as workforce housing units, and these WHP units must be provided on-site.   

 
2. Housing Element, Policy 1.1-o: The County shall preserve affordability of affordable 

housing units developed through the Workforce Housing Program and the Affordable 
Housing Program as follows: 
 
1. The Workforce Housing Program will target households with incomes ranging from 

60%-140% of area median income.  
2. The Affordable Housing Program will target households at or below 60% of area 

median income. 
 
The Workforce Housing Program and Affordable Housing Program units shall be made 
available at a rate affordable to the specified income groups, and only to income-eligible 
households for a period of time to be set forth in the Unified Land Development Code 
(ULDC).  All Workforce Housing Program and Affordable Housing Program criteria shall 
be subject to the review and approval of the Board of County Commissioners. 

  
Staff Analysis:  The County has a mandatory workforce housing requirement for all 
housing developments in the Urban Suburban Tier with 10 units and greater (whether they 
are increasing density or not), and offers a density bonus in exchange for additional 
workforce housing units. The density bonus is based on a point system to calculate density 
bonuses, with the highest bonuses available to projects that best further the County’s 
WHP objectives, including on-site, for-sale, single-family workforce units, in areas of low 
workforce housing concentration. Pursuant to the WHP code, the project is eligible for an 
80% density bonus, based on the proposed disposition of the WHP units (on-site rental 
units, in an area of low WHP concentration). The Planning Division issued a Pre-
Application density bonus determination letter, dated October 26, 2021 (Exhibit 8), which 
states that the proposed project qualifies to request up to an 80% density bonus. This was 
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based on information provided by the applicant at the time, that WHP units would be 
provided on-site as multifamily rental units. 
  
The applicant is proposing an 100% density bonus. The staff recommendation reflects the 
80% indicated by the WHP point system; however, the Board has the discretion to approve 
a lesser or greater density bonus not to exceed 100%. 
 
The minimum amount of workforce that would be required by the Code for a project at HR-
8, with 113 units from TDRs and WHP density bonus, would be 45. However, In recent 
years, staff sought direction from the Board of County Commissioners on the suitable 
minimum percentages of workforce housing to be required when density increases are 
being requested through the future land use amendment process. The Board directed staff 
to recommend a minimum of 10% for single family projects, 20% for townhomes, and 25% 
for multifamily developments.  These minimums are applied in cases such as this one, 
where the percentages resulting from the Staff Analysis and application of Code provisions 
yield a lower percentage than would result from applying these minimums. The proposed 
condition to require 25% on site results in a WHP obligation of 49 units if approved at the 
request 194 unit total, or at 45 units if approved at the staff recommended 80% density 
bonus (178 total units). 

 
Table 2 provides a comparison of the density available on the subject site using a 
combination of the TDR and WHP bonus programs to increase density, at the current 
FLUs and the proposed FLU, and comparing the density bonuses. 
 

Table 2. Current and Potential Density with TDR and WHP Bonus 

 FLU 
FLU 
Units 

TDR 
Bonus 

WHP 
Bonus 

Total 
Units 

Density - du/ac Workforce 

Gross Units % 

Current land use 
LR-2, 

CL/8 and 
CL/2 

25 +31 
+20 

(80%) 
76 7.44 9 12% 

Staff Proposal HR-8 81.6 +31 
+65 

(80%) 
178 17.42 45 25% 

Proposed by 
Applicant 

HR-8 81.6 +31 
+81.6 

(100%) 
194 18.98 45 22% 

Proposed by 
Applicant with 
25% requirement 

HR-8 81.6 +31 
+81.6 

(100%) 
194 18.98 49 25% 

 
C.  Compatibility  
 
Compatibility is defined as a condition in which land uses can co-exist in relative proximity to each 
other in a stable fashion over time such that no use is negatively impacted directly or indirectly by 
the other use.   
 
Surrounding Land Uses:  Immediately abutting the site are the following: 
 

 North – Bordering the subject site is the Cypress Lakes Preserve PUD which has a LR-2 
FLU designation.  The PUD consists of 54 acres with a gross density of 2 dwelling unit per 
acre (Control 2000-00019). 
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 East – Directly to the east of the subject property is a vacant 1.87 acre parcel with a CL/2 
land use designation. Across State Road 7 is the Lake Worth Senior Living facility.  The 
parcel is 6.74 acres, has FLU designation of HR-8 and is zoned PUD. The CLF is approved 
for 134 beds with 1,163 square feet of office space.  
 

 South & West – Directly abutting the site to the south and west is the Thoroughbred Lake 
Estates with a LR-1 and LR-2 land use designation. This is a 94.6 acre single family 
development with a total of 283 units for an overall 2.99 units per acre gross density 
(Control 197-00072). 

 
FLUE Policy 2.1-f states that “the County shall review and make a determination that the 
proposed future land use is compatible with existing and planned development in the immediate 
vicinity.” And FLUE Policy 2.2.1-b states that “Areas designated for Residential use shall be 
protected from encroachment of incompatible future land uses and regulations shall be maintain 
to protect residential areas from adverse impacts of adjacent land uses. Non-residential future 
land uses shall be permitted only when compatible with residential areas, and when the use 
furthers the Goals, Objectives, and Policies of the Plan.” 
 

Applicant’s Comments: The applicant states that “In the past 20 years, State Road 7 
has evolved into a major corridor, as western communities continue to experience 
extensive growth. Naturally, the lands directly abutting SR 7 will continue to develop with 
more intense and dense uses, compared to the agricultural uses that previously existed. 
The proposed multi-family use is more feasible than the previously approved Congregated 
Living Facility, as a Senior Living Facility is located directly across from the subject site.”  
Specifically, the applicant states that several factors demonstrate that the amendment is 
compatible with neighboring uses, including: 
 

 “The SR 7 corridor specifically is experiencing immense development as residents 
relocate to the new residential communities being constructed along the corridor. 

 The site consists of approximately 10.22 acres, allowing adequate capacity for a 
Multi-Family Residential use. The proposed HR-8 FLU change will allow the multi-
family development, which is consistent with the surrounding residential use make-
up of the area.”  

 
Staff Analysis:  The subject site is adjacent to Thoroughbred Lake Estates to the south 
and west, a single family community with a density of 2.99 unit per acre.  Cypress Lakes 
Preserve PUD, a single-family neighborhood with a density of 2 units per acre, is located 
to the north of the site.  To the south, the site is adjacent to a vacant property designated 
Commercial Low with an underlying Low Residential, 2 dwelling unit per acre (CL/2).  The 
applicant’s request for a HR-8 future land use allows a base density of 8 units per acre 
(82 units), and with the TDR and WHP density bonuses is seeking a multifamily 
development with a density of 18 units per acre.  Although this figure is significantly higher 
than the surrounding single family homes, there is no connectivity between the site and 
the surrounding residential uses, and the multifamily buildings will have over 200 feet of 
buffers and setbacks separation for the adjacent residential uses. The proposed 
multifamily adjacent to single family housing with substantial buffering and setbacks, 
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represents compatible residential uses and is consistent with the mix of uses along the 
corridor.   
 

D. Consistency with County Overlays, Plans, and Studies 
 
1. Overlays – FLUE Policy 2.1-k states “Palm Beach County shall utilize a series of overlays 

to implement more focused policies that address specific issues within unique identified 
areas as depicted on the Special Planning Areas Map in the Map Series.”   

 
Staff Analysis: The proposed amendment is not located within an overlay.   

 
2. Neighborhood Plans and Studies – FLUE Policy 4.1-c states “The County shall 

consider the objectives and recommendations of all Community and Neighborhood Plans, 
including Planning Area Special Studies, recognized by the Board of County 
Commissioners, prior to the extension of utilities or services, approval of a land use 
amendment, or issuance of a development order for a rezoning, conditional use or 
Development Review Officer approval……”   

 
Staff Analysis:  The property is not located within a neighborhood plan area.   

          
E. Public Facilities and Services Impacts 
 
The proposed amendment will change the future land use designation from Low Residential, 1 
unit per acre to Low Residential, 2 units per acre and Low Residential, 3 units per acre. For the 
purposes of the public facilities impact analysis, the maximum intensity is based on Low 
Residential, 2 units per acre and Low Residential, 3 units per acre with up to 126 dwelling units.  
Public facilities impacts are detailed in the table in Exhibit 4. 
 
1.  Facilities and Services – FLUE Policy 2.1-a: The future land use designations, and 

corresponding density and intensity assignments, shall not exceed the natural or 
manmade constraints of an area, considering assessment of soil types, wetlands, flood 
plains, wellfield zones, aquifer recharge areas, committed residential development, the 
transportation network, and available facilities and services. Assignments shall not be 
made that underutilize the existing or planned capacities of urban services.  
 
Staff Analysis: The proposed amendment was distributed to the County service 
departments for review. There are adequate public facilities and services available to 
support the amendment, and the amendment does not exceed natural or manmade 
constraints. No adverse comments were received from the following departments and 
agencies regarding impacts on public facilities: 
   
Mass Transit (Palm Tran), Potable Water & Wastewater (Seacoast Utilities), 
Environmental (Environmental Resource Management), Historic Resources (PBC 
Archaeologist), Parks and Recreation, Office of Community Revitalization (OCR), ULDC 
(Zoning), Land Development (Engineering), Health (PBC Dept. of Health), Fire Rescue, 
Lake Worth Drainage District.  

 
2. Long Range Traffic - Policy 3.5-d: The County shall not approve a change to the Future 

Land Use Atlas which:  
 

1) results in an increase in density or intensity of development generating additional 
traffic that significantly impacts any roadway segment projected to fail to operate 

Amber Woods 
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at adopted level of service standard “D” based upon cumulative traffic comprised 
of the following parts a), b), c) and d):……… 

 
Staff Analysis: The County Traffic Division reviewed this amendment at the maximum 
development potential of 194 units proposed by the amendment. According to the Traffic 
Division (see letter dated December 22, 2021 in Exhibit 5): 
 
The Traffic letter concludes “Based on the review, the Traffic Division has determined that 
the traffic impacts of the proposed amendment meets Policy 3.5-d of the Future Land Use 
Element of the Palm Beach County Comprehensive Plan at the proposed potential density 
shown above. Therefore, this amendment requires a condition of approval, based on 
Transfer of Development Rights (TDR) and density bonus programs, to cap the project at 
the proposed development potential or  equivalent trips. Please note the proposed change 
will have no significant impact for both long range and Test 2 analyses.” 
 
The Traffic Study was prepared by JFO Group Inc., 6671 W Indiantown Rd, Suite 50-324, 
Jupiter, FL  33458. Traffic studies and other additional supplementary materials for site-
specific amendments are available to the public on the PBC Planning web page 
at: http://discover.pbcgov.org/pzb/planning/Pages/Active-Amendments.aspx    

 
3. School District Comments: The School District indicated its comments in the School 

Capacity Availability Determination letter, or  SCAD, dated December 13, 2021 (Exhibit 
7). 
 
 

II. Public and Municipal Review  

 
The Comprehensive Plan Intergovernmental Coordination Element Policy 1.1-c states that “Palm 
Beach County will continue to ensure coordination between the County’s Comprehensive Plan 
and plan amendments and land use decisions with the existing plans of adjacent governments 
and governmental entities…..” 
 
A. Intergovernmental Coordination:  Notification of this amendment was sent to the Palm 

Beach County Intergovernmental Plan Amendment Review Committee (IPARC) for review on 
March 16, 2022. To date, no objections through the IPARC process to this amendment have 
been received.   

 
B. Other Notice:  Public notice by letter was mailed to the owners of properties within 500' of the 

perimeter of the site on March 18, 2022.  In addition, on March 18, 2022 interested parties 
were notified by mail including the Thoroughbred Lakes Estates and the Cypress Lakes 
Preserve PUD.  Letters received are added to Exhibit 9 during the course of the amendment 
process. 

 
C.  Informational Meeting: The Planning Division hosted a meeting for area residents and 

interested parties to relay information regarding the amendment and development approval 
process on March 29, 2022.  Eleven members of the public attended the meeting.  The 
participants asked questions related to the proposed density, the amendment and the rezoning 
being considered for adoption concurrently and the previous approval on the subject site.  

http://discover.pbcgov.org/pzb/planning/Pages/Active-Amendments.aspx
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Exhibit 3 

Applicant’s Justification  

 
Property Location 

The property is located approximately ½ 

mile north of the intersection of Lantana Rd 

and SR 7, on the west side of SR 7. The 

property consists of 10.22 acres and is 

comprised of five parcels, identified by the 

Property Control Numbers below.  

 

Parcel 1: 00-41-44-36-11-002-0000 

Parcel 2: 00-41-44-36-11-001-0000 

Parcel 3: 00-41-44-36-11-023-0000 

Parcel 4: 00-41-44-36-11-003-0000  

Parcel 5: 00-41-44-36-11-000-0020.  

 

 

Property History 

The subject property is under Unincorporated Palm Beach County jurisdiction and does not lie within 

any overlay district or neighborhood plan. Parcels 1, 2 and 3 have a High Residential, 8 units per acre 

(HR-8) Future Land Use (FLU) designation and are within the Planned Unit Development Zoning 

District (PUD). Parcel 4 has a Commercial Low, w/underlying 8 units per acre (CL/8) FLU designation 

and is also within the Planned Unit Development (PUD) Zoning District. Parcel 5 has a Commercial 

Low, w/underlying 2 units per acre (CL/2) FLU designation and is within the Community Commercial 

(CC) Zoning District.  

 

In 2009, the Palm Beach County Board of County Commissioners (BCC) approved Ordinance No. 

2009-005 which allowed a Future Land Use Amendment for the property, from Low Residential, 2 

units per acre (LR-2) and Commercial Low, with an underling 2 units per acre (CL/2) to High 

Residential, 8 units per acre (HR-8) and Commercial Low, w/underlying 8 units per acre (CL/8). 

Notably, a condition within the ordinance referenced above, states that the density associated with the 

HR-8 FLU designation shall only be utilized for the development of the property with a Congregated 

Living Facility (CLF). If the property should be development as anything other than as a CLF, the 

density shall be limited to the LR-2 FLU designation. 

 

In 2011, the final site plan for the property was approved to allow a two-story Type III Congregated 

Living Facility with 170 beds and a 3,800 sf bank w/drive-through located on the northeast parcel 

(Parcel 5). Although the site has a previous approval for the uses above, the site remains vacant and 

undeveloped. 

 

1 

3 

2 
5 

4 

Figure 1: Subject Site, Parcel Designation 
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Please see the table below for previous zoning approvals for the site.  

 

HISTORICAL ZONING APPROVALS 

Reso. No. App. No. Status Description 

 DRO-2010-654 Approved Revise FSP to reduce bldg sf and 
number of stories and add 
development phases. 

R-2009-
509 

W/PDD/R-
2008-1902 

Approved To allow a Type III Congregated Living 
Facility 

R-2009-
508 

W/PDD/R-
2008-1902 

Approved Rezoning from RT to PUD Zoning 
District 

R-2009-
507 

W/PDD/R-
2008-1902 

Approved Reduction in the required frontage for 
a PDD 

R-2008-
2219 

DOA-2008-
1195 

Approved w/ 
Conditions 

Reconfigure site plan 

 DRO-2008-
1350 

Approved To allow subdivision of 10.22 acre 
property. 

 DRO-2008-
2219 

Approved To allow a bank w/drive-through 

ZR-2007-
58 

ZV-2007-1503 Approved w/ 
Conditions 

To allow reduction of required 
frontage for MUPD 

R-2007-
425 

Z-2006-963 Approved w/ 
Conditions 

Rezoning from CG to CC Zoning 
District 

R-2006-
1544 

Z-2005-1330 Approved w/ 
Conditions 

Rezoning from AR and CG to RT 
Zoning District 

 

Application Request 

The petitioner has submitted this application to request an amendment to the Palm Beach County 

Comprehensive Plan. The proposed intent is to amend the FLU designation of 10.22 acres, comprised 

of five parcels, from a Palm Beach County FLU designation of HR-8, CL/8 and CL/2 to Palm Beach 

County HR-8 FLU designation. Although Parcels 1, 2 and 3 currently have a HR-8 FLU designation, 

the previous Comprehensive Plan amendment of these parcels is tied to Ordinance 2009-005 which 

limits these parcels to the LR-2 FLU if developed as any residential use, other than a CLF.  

 

Additional applications will be filed concurrent to this request, which include the following: 

1) A Rezoning application will be submitted to rezone Parcel 5, from PBC Community 

Commercial (CC) Zoning District to the Planned Unit Development (PUD) Zoning District. 

2) Class A Conditional Use to allow an 80% WHP Bonus Density 
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Please note, the Applicant has requested a pre-application meeting with the County to review the 

proposed development and Zoning application requests. Additional application requests may be 

required upon feedback from County staff. 

 

The applicant is requesting this change in Land Use to accommodate for the development of a mult-

family development. The property is located along the State Road 7 corridor, north of Lantana Rd 

which is composed of primarily commercial and residential uses. The FLU amendment request to High 

Residential, 8 units per acre is consistent with the residential uses that are both approved or proposed, 

along State Road 7.  

                

 

Surrounding Uses 

Below are descriptions of the zoning and land uses of the adjacent properties:  

 

North: Cypress Lakes Preserve 

PUD, located in Unincorporated 

Palm Beach County. The residential 

development directly north of the 

subject site consists of 108 single-

family units. The property has a LR-

2 FLU designation and is within the 

PUD Zoning District.  

 

South: Thoroughbred Lake Estates, 

located in Unincorporated Palm 

Beach County. The residential 

development directly south of the 

subject site consists of 283 single-

family units. The property has a LR-

1 FLU designation and is within the 

PUD Zoning District. 

 

East: Identified by PCNs: 00-42-43-27-05-035-0172 & 00-42-44-31-07-001-0000, located in 

Unincorporated Palm Beach County. The parcel abutting the southeast boundary of the subject 

property is vacant, has a CL/2 FLU designation and is within the CC Zoning District. The parcel 

located east of the subject property, across SR 7 is the Lake Worth Senior Living Facility and has a HR-

8 FLU designation and is within the PUD Zoning District. 

  

West: Thoroughbred Lake Estates, located in Unincorporated Palm Beach County. The residential 

development directly west of the subject site consists of 283 single-family units. The property has a 

LR-1 FLU designation and is within the PUD Zoning District.  

SUBJEC
T 

SITE 

Figure 2: Surrounding FLU Designations 
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FLUA Form - Part 4, A. Consistency 

Comprehensive Plan Amendment Review Standards 
The petitioner shall indicate how the proposed FLU designation is consistent with the Comprehensive 
Plan review standards. 
 
Section G.1 Justification 
1) The proposed use is suitable and appropriate for the subject site; 
 
The subject property is currently vacant and undeveloped, in an area composed of moderate to high 
intensity and density. The SR 7 corridor specifically is experiencing immense development as residents 
relocate to the new residential communities being constructed along the corridor. Less than a ¼ mile 
northeast of the subject site, on the east side of SR 7, a new residential community comprised of 
single-family homes is under construction. Approximately 4 miles north of the subject site, also along 
SR 7, a new multi-family residential development (Lotis Wellington) comprised of 191 units was 
approved by the Village of Wellington in December 2020. 
 
In the past 20 years, State Road 7 has evolved into a major corridor, as western communities continue 
to experience extensive growth. Naturally, the lands directly abutting SR 7 will continue to develop 
with more intense and dense uses, compared to the agricultural uses that previously existed. The 
proposed multi-family use is more feasible than the previously approved Congregated Living Facility, 
as a Senior Living Facility is located directly across from the subject site. 
 
Due to ongoing growth in the surrounding area, there is a demand for residential development in close 
proximity to neighboring established services. Palm Beach County, specifically areas near SR7/441, 
have become a major center for large scale medical, residential and commercial uses. The proposed 
High Residential, 8 units per acre (HR-8) Future Land Use designation is suitable and appropriate for 
the subject site. The site consists of approximately 10.22 acres, allowing adequate capacity for a Multi-
Family Residential use. The proposed HR-8 FLU change will allow the multi-family development, 
which is consistent with the surrounding residential use make-up of the area.  
 
 
2)  There is a basis for the proposed amendment for the particular subject site based upon 

one or more of the following: 
 

 Changes in FLU designations on adjacent properties or properties in the immediate 
area and associated impacts on the subject site; 

 Changes in the access or characteristics of the general area and associated impacts 
on the on the subject site; 

 New information or change in circumstances which affect the subject site; 

 Inappropriateness of the adopted FLU designation; or 

 Whether the adopted FLU designation was assigned in error. 
 

Changes in the access or characteristics of the general area and associated impacts on the 
subject site; 
According to the 2020 US Census, Palm Beach County is the third largest county in the state, with 
a 13% growth since 2010. However, this data does not accommodate for the influx of residents 
that the state and county have experienced during the Covid-19 pandemic and currently. A report 
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from the state’s Office of Economic and Demographic Research, revealed that the state gained 
approximately 330,000 new residents between April 2020 and April 2021. In addition, multiple 
reports utilizing internal metrics and U.S. Census Bureau data, discovered that Florida was the 
third most popular place to move in the past year. Specifically, Palm Beach County saw an influx 
of more than 13,000 new residents. As the County’s population continues to grow, the housing 
demand has drastically risen, causing a need for residential development. 

 
New information or change in circumstances which affect the subject site; 
The site was subject to an approval to allow a Congregated Living Facility and Financial 
Institution. However, there is no longer a demand for the approved uses. A Senior Living Facility 
is located directly across from the subject site and as the online banking usage has raised 
significantly in the past ten years, banks are no longer of high demand. Due to this new 
information and changes within the surrounding market conditions, the Multi-Family Residential 
use is the most appropriate long-term use of the land. 

 
Inappropriateness of the adopted FLU designation; or 
As mentioned above, Ordinance 2009-005 approved the existing FLU designations. The 
ordinance contains a condition which limits the property to develop solely as a CLF or residential 
use with a LR-2 FLU designation.  

 
Section G.2 Residential Density Increases 
Per Future Land Use Element Policy 2.4-b, provide a written analysis of the following: 

 

 Demonstrate a need for the amendment.   

 Demonstrate that the current FLUA designation is inappropriate.   

 Provide a written explanation of why the Transfer of Development Rights, 
Workforce Housing, and Affordable Housing Programs cannot be utilized to 
increase density on the site. 

 
Demonstrate a need for the amendment.   
As mentioned, the previous ordinance approving the current FLU designation limits the 
development of the property to either a CLF or Low-Residential, 2 units per acre use. This 
limitation in itself, urges a FLUA as the approved use is no longer the most efficient or logical use 
of the property. In addition, Palm Beach County has experienced an influx of new residents since 
the Covid-19 pandemic in April 2020. As the population grows, as well as housing market, the 
demand for affordable housing has catapulted. Naturally, the evolution of SR 7 becoming a major 
corridor connecting the eastern and western communities, the lands abutting the roadway have 
experienced tremendous development of commercial and residential uses.  
 
Demonstrate that the current FLUA designation is inappropriate.   
The current FLUA designation is inappropriate due to an existing condition within the ordinance 
which limits the property to a CLF use. This use was approved ten years ago and is no longer 
consistent with the current market demand or use make-up of the area.  
 
Provide a written explanation of why the Transfer of Development Rights, Workforce 
Housing, and Affordable Housing Programs cannot be utilized to increase density on the 
site. 
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The proposed development will be utilizing the Transfer of Development Rights, Workforce 
Housing, and Affordable Housing Programs. Please refer to the WHP Determination Letter from 
Michael Howe, included in this application.  

 
Section G.3 Compatibility 
Provide written data and analysis to demonstrate compatibility with the surrounding and 
adjacent land uses. 
The proposed HR-8 FLU designation is compatible with the surrounding uses, which consists of 
commercial, single-family and multi-family residential. Additionally, neighboring large-scale 
developments are composed of residential uses. The property across from the subject site along 
SR 7, has a HR-8 FLU designation. The subject site which is vacant and surrounded by 
development, is also located in an area composed of moderate to high intensity and density. 
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 Exhibit 4 

Applicant’s Public Facility Impacts Table 

 

A.  Traffic Information 

 Current Proposed 

Max Trip Generator ITE 820 LU Gen. Commercial: 
Ln(T)=0.68 Ln(X) + 5.57  
ITE 254 Assisted Living Facility: 2.6/DU 

ITE 221 LU Multi-family: 5.44/DU 

Maximum Trip 
Generation 

1,400 1,055 

Net Daily Trips: -954 (maximum minus current) 
-345 (proposed minus current) 

Net PH Trips: 30 (8 In / 22 Out  AM, 36 (22 In / 14 Out) PM (maximum)  
70 (18 In / 52 Out  AM, 85 (52 In / 33 Out) PM (proposed) 

Significantly 
impacted roadway 
segments that fail 
Long Range 

None None 

Significantly 
impacted roadway 
segments for Test 2 

None None 

Traffic Consultant JFO Group, Inc. – Dr. Juan F. Ortega, PE 

B.  Mass Transit Information 

Nearest Palm Tran 
Route (s) 

62, WLN – LKW (Lake Worth Rd) 

Nearest Palm Tran 
Stop  

Bus stop # 5927, at the Northeast corner of the Lake Worth Rd and SR 7 
intersection, approximately 1.3 miles north of the subject site. 

Nearest Tri Rail 
Connection 

Lake Worth, 1703 Lake Worth Rd 

C.  Portable Water & Wastewater Information 

Potable Water & 
Wastewater 
Providers 

Project is located within Palm Beach County Water Utility Department’s service 
area. Please refer to Attachment I. 

Nearest Water & 
Wastewater Facility, 
type/size 

Existing 8” water main and existing 8” gravity sewer main are stubbed out to SW 
corner of property. Please refer to Attachment I. 
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D.  Drainage Information 

Project is within the jurisdictional limits of South Florida Water Management District (SFWMD) and Lake 
Worth Drainage District (LWDD).  Project will be designed to meet the design requirements of the 
SFWMD C-51 Basin Sub-basin 21B and LWDD.  The project will consist of culverts, structures, and a 
wet detention lake, and will have legal positive outfall through an existing 20’ drainage easement into 
the LWDD L-15W Canal. Please refer to Attachment I. 

E.  Fire Rescue 

Nearest Station The fire rescue station that provides service to the site is Palm Beach County 
Station # 48, located at 8560 Hypoluxo Rd, Lake Worth. 

Distance to Site The fire rescue station referenced above is approximately 3.50 miles from the 
subject site. 

Response Time The response time from the fire rescue station PBC 48 to the subject property is 
approximately 9.30 minutes. 

Effect on Resp. Time The proposed Future Land Use amendment will have an impact of an extended 
response time to this property of 9 minutes and 30 seconds. For the fiscal year 
2020, the average response time for this stations zone is 7:07. Please refer to 
Application Attachment K – Fire Rescue Letter. 

F.  Environmental 

Significant habitats 
or species 

There are no surface waters located on the subject property, however, adjacent to 
the north property line there is a 50’ open space tract owned by Thoroughbred 
Lakes Estates, followed by a 77’ L-15W LWDD Canal. No known significant 
habitats or species on site. The subject site contains some native vegetation 
scattered throughout the site.  The native vegetation consists of Slash Pine, 
Cypress and Live Oak. Application Attachment L an inventory and map. 

Flood Zone* The subject site is located within Flood Zone AE and X, Zone X is an area of 
minimal flood hazard and Zone AE is a special flood hazard area, according to 
the FEMA Flood Map. Please refer to Application Attachment M – Wellfield Zone 
& Flood Zone. 

Wellfield Zone* The subject site is not located in a wellfield protection zone. Please refer to 
Application Attachment M – Wellfield Zone & Flood Zone. 

G.  Historic Resources 

Per the County Archaeologist, Christian Davenport, no known historically/architecturally significant or 
archaeological resources are identified on, or within 500 feet of the subject property. Please refer to 
Application Attachment N - Historic Resource Evaluation Letter. 

H.  Parks and Recreation - Residential Only (Including CLF) 

Park Type Name & Location 
Level of Svc. 
(ac. per person) 

Population 
Change 

Change in 
Demand 
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Regional Okeeheelee Park  
7715 Forest Hill Blvd 
West Palm Beach, FL 33413  
(approx. 2.90 Miles) 

0.00339 240 0.8136 

Beach Ocean Inlet Park 
6990 N Ocean Blvd 
Ocean Ridge, FL 33435 
(approx. 11.43 Miles) 

0.00035 240 0.084 

District West Boynton Park and 
Community Center  
6000 Northtree Blvd 
Lake Worth, FL 33463 
(approx. 5.91 Miles) 

0.00138 240 0.3312 

I.  Libraries - Residential Only (Including CLF) 

Library Name Wellington Branch Library 

Address 1951 Royal Fern Dr 

City, State, Zip Wellington, FL 33414 

Distance Approximately 5 miles 

Component Level of Service Population Change 
Change in 
Demand 

Collection  2 holdings per person 240 480 

Periodicals 5 subscriptions per 1,000 persons 240 1 

Info Technology $1.00 per person 240 240 

Professional staff 1 FTE per 7,500 persons 240 0.032 

All other staff 3.35 FTE per professional librarian 240 804 

Library facilities 0.34 sf per person 240 81.6 

J.  Public Schools - Residential Only (Not Including CLF) 

 Elementary Middle High 

Name Discovery Key 
Elementary 

Polo Park 
Middle 

Palm Beach Central  

Address 3550 Lyons Rd 11901 Lake 
Worth Rd 

8499 W Forrest Hill Blvd. 

City, State, Zip Lake Worth, FL 33467 Wellington, 
FL 33449 

Wellington, FL 33414 

Distance Approx. 2.5 miles Approx. 3.2 
miles 

Approx. 5 miles 
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Exhibit 5 

Palm Beach County Traffic Division Letter 

 

  
 

 



 
 
 

 
22-B Amendment Staff Report E - 22 Brentwood of Wellington (LGA 2022-020) 

  



 
 
 

 
22-B Amendment Staff Report E - 23 Brentwood of Wellington (LGA 2022-020) 

 

Exhibit 6 

Water & Wastewater Provider LOS Letter 
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Exhibit 7 

School District Letter 
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Exhibit 8 

Disclosure of Ownership Interests 
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Exhibit 9 

Correspondence 
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Correspondence provided at the Planning Commission Hearing 
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Correspondence 
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