COMPREHENSIVE PLAN AMENDMENT STAFF REPORT
AMENDMENT ROUND 21-B2

BCC ADOPTION PUBLIC HEARING, APRIL 28, 2022

A.

Application Summary

I.

General Data

Project Name:

All Seasons Delray Beach (LGA 2021-009)

FLUA Summary:

AGR to INST/CLR

Text Summary:

To amend the Comprehensive Plan to allow the Congregate Living
Residential (CLR) future land use designation in the Agricultural Reserve
Tier for Congregate Living Facility up to 8 units per acre subject to criteria.

Acres:

9.73 acres

Location:

Northeast corner of Lyons Road and Linton Boulevard

Project Manager:

Stephanie Gregory, Principal Planner

Applicant:

Peter Odorico, All Seasons of Delray Beach, LLC (contract purchaser)

Owner:

Cindy D Jacob, Cynthia Dudwick and Greg E Jacob/Jacobs Trust

Agent:

Jeff Brophy, Wantman Group, Inc.

Staff
Recommendation:

Staff recommends approval with conditions based upon the
conclusions contained within this report

II.

Assessment & Conclusion

The applicant proposes a future land use amendment on a 9.73 acre site from Agricultural
Reserve (AGR) to Institutional and Public Facilities with an underlying Congregate Living
Residential (INST/CLR). The request also includes a text amendment to the Comprehensive Plan
to allow the CLR future land use designation in the Agricultural Reserve Tier, specifically for the
development of congregate living facilities (CLF) subject to the following criteria:





Limit the location to sites fronting Lyons Road between Atlantic Ave and Linton Boulevard;
Require a minimum of 5 acres;
Allow up to 8 units per acre (2.39 beds per unit); and
Require 50% offsite and 10% onsite preserve areas (civic uses) for multiple use projects.

Staff concurs that CLF Type 3 facilities provide a variety of services such as independent living,
assisted living, and memory care that would not likely develop in the Tier due to the density
constraints. Staff supports the concept of the text amendment to allow congregate living facilities
in the Agricultural Reserve Tier by allowing the CLR future land use designation, and supports
the proposed future land use amendment to INST/CLR on the subject site. Staff also
acknowledges that if developed as a multiple use project, the opportunity for the inclusion of civic
uses on the site could provide a service to the residents, consistent with Tier Objective 1.5. Staff
is recommending two conditions of approval: to require the preserve area acreages consistent
with the companion text amendment and also requiring that the adoption of the future land use
amendment and zoning application are held on the same date.
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III.

Hearing History

Local Planning Agency: Denial, motion by Evan Rosenberg, seconded by Barbara Roth,
passed in a 10 to 4 vote with Spencer Siegel, Glenn Gromann, Penny Pompei and Angella Vann
dissenting at the April 23, 2021 public hearing. The first motion (for Approval) by Spencer Siegel,
seconded by Penny Pompei, failed 4 to 10, and a substitute motion to Approve with a condition
requiring the preserve to be secured prior to adoption, also failed 4 to 10. Under discussion,
Commission members discussed the proposed text amendment that would allow other parcels
along Lyons Road to apply for the Congregate Living Residential future land use designation and
the benefit of a collocated fire rescue station on the congregate living facility site. Several
Commissioners expressed support for the request, but concern for lack of a secured preserve at
this time. Three members of the public spoke in support, including a representative from the
Alliance of Delray.
Please Note: At the time the Planning Commission heard this item, the applicant was in
discussions with the County to utilize a 5.09 acre County owned parcel as the offsite preserve
area. The applicant would also provide land area within the INST/CLR site for a fire rescue station
in order to meet the requirements of the proposed text amendment. Staff recommended denial
as the offsite preserve area was not secured; thus resulting in the amendment being premature.
Board of County Commissioners Transmittal Public Hearing: Transmit as recommended
by staff, motion by Commissioner Bernard, seconded by Vice Mayor Weinroth, passed in a 7 to
0 vote at the July 28, 2021 public hearing. The motion included changes made as part of the
Add/Delete to remove 5.b.2.d from Policy 1.5-u which would have allowed the off-site preserve to
retain AGR Zoning which has been reflected in the DEO transmitted report. There was minimal
Board discussion. Four members of the public spoke on the item, including three speakers in
support (including the property owner). A representative from the Sierra Club spoke in opposition
and read a letter into record (see Exhibit 11).
State Review Comments: The State Land Planning Agency reviewed this amendment under
Round 21-05ESR and issued a letter dated September 3, 2021 stating that the Agency had no
comment on the proposed amendment. There were no negative comments received from state
agencies.
Changes Subsequent to Transmittal: The condition requiring concurrent approval of zoning
and future land use applications was removed as it is moot with the scheduling of the hearings on
the same date. The deletion is shown in double strikethrough. In the proposed text amendment
shown in Exhibit 1-B, was modified for typographical errors. Additional text from proposed Policy
1.5-u was modified to remove the civic use requirement in the onsite preserve as the applicant is
no longer proposing a fire rescue station on site. A sentence was also added to clarify that the
MUPD design elements in Policy 1.5.1-r are not applicable for this site as the request is not a
commercial or mixed use development. Finally, on February 4, 2022, the Planning Director
notified the Department of Economic Opportunity that the County agreed to extend the adoption
date for this amendment to August 29, 2022 (see Exhibit 11).
Board of County Commissioners Adoption Public Hearing:
T:\Planning\AMEND\21-B2\Reports-Agendas\4-BCCAdopt\04-26-22 BCC Zoning Adopt\AllSeasons-Adopt-Rpt.docx
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B.
I.

Petition Summary
Site Data
Current Future Land Use

Current FLU:

Agricultural Reserve (AGR)

Existing Land Use:

Nursery

Current Zoning:

Agricultural Reserve (AGR)

Current Dev.
Potential Max:

Agricultural uses, up to 63,576 sf (0.15 FAR)
Proposed Future Land Use Change

Proposed FLU:

Institutional & Public Facilities with an underlying Congregate Living
Residential (INST/CLR)

Proposed Use:

Congregate Living Facility Type 3

Proposed Zoning:

Multiple Use Planned Development (MUPD)

Dev. Potential
Max/Conditioned:

Congregate Living Facility up to 186 beds (8 units per acre * 2.39) with
civic uses, or up to 148,344 square feet of institutional uses
General Area Information for Site

Tier:

Agricultural Reserve Tier – No Change

Utility Service:

Palm Beach County Water Utilities Department

Overlay/Study:

None

Comm. District:

Commissioner Maria Sachs, District 5

AGR

AGR

Site

AGR
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C.

Introduction

I.

Intent of the Amendment

Please note: This item was initially presented at the May 5, 2021 BCC Transmittal hearing, but
postponed by the Board. This staff report has been modified to reflect the elimination of a potential
fire rescue preserve area and replacement with a different site. The motion to postpone was made
by Commissioner Sachs, seconded by Commissioner McKinlay and passed in a 6 to 0 vote with
Mayor Kerner absent. Under discussion, Commissioners questioned whether there is a need for
congregate living facilities in this area, and whether there is a need for a preserve area to have a
fire rescue station or obtain another preserve site. Four members of the public spoke on this item.
Representatives of Sierra Club and the Coalition of Boynton West Residential Associations
(COBWRA) spoke in opposition. Two members of the public spoke in support.
The 9.73 acre subject site is located in the central portion of the Agricultural Reserve Tier, on the
north side of Linton Boulevard and east of Lyons Road. This section of Lyons Road, south of
Atlantic Avenue, consists of predominately Ag Reserve Planned Unit Developments, agricultural
and nursery uses as well as several approved institutional uses including places of worship and
schools.
Background. The site is currently utilized as a nursery and is owned by the Jacobs Trust. This is
the third land use amendment request as the site has been subject of two amendment requests
in 2017 and 2019 and are summarized below. In addition, the prior Planning Commission and
Board of County Commissioners public hearing discussions are further detailed in Exhibit 9.


Poet’s Walk (LGA 2017-015): The 9.73 acre subject site was the subject of a previous
land use amendment in 2017. The applicant was requesting a future land use designation
change to CLR/AGR for the development of a 186 bed congregate living facility totaling
148,328 square foot. The proposed text amendment allowed for the CLR designation at a
density of 8 units per acre in the Agricultural Reserve and exempted sites with the CLR
designation from the 60% preserve requirement and instead required 60% open space
onsite. Staff recommended denial of the application and sought direction from the Board
as to whether staff should pursue a County Initiated text amendment to the
Comprehensive Plan addressing this concept on a broader scale due to the multiple
application requests (i.e. Clint Moore Allegro CLF) for higher bed count CLFs in the Tier.
The Board transmitted Poet’s Walk text and future land use amendment on May 2, 2018
with direction for staff and the applicant to discuss preserve area requirements. The
amendment was scheduled for an adoption public hearing on July 23, 2018, but was
postponed due to a dispute between the property owner and contract purchaser, and later
withdrawn in August of 2018. The amendment was reviewed concurrently with a similar
application called Clint Moore Allegro CLF. Ultimately, the applicant for Clint Moore Allegro
CLF withdrew the amendment prior to the May 2, 2018 Board of County Commissioners
(BCC) Transmittal Hearing because of strong neighborhood opposition.



Poet’s Walk II (LGA 2019-018). The site was also the subject of a previous land use
amendment in 2019. On April 29, 2019, the Board of County Commissioners initiated a
private text amendment to consider allowing the Congregate Living Residential (CLR)
future land use in the Agricultural Reserve at the request of the applicant. As with the prior
request, the applicant was proposing a future land use change to CLR/AGR for the
development of a 186 bed congregate living facility totaling 200,000 square foot. The
proposed text amendment allowed for the CLR designation at a density of 8 units per acre
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in the Ag Reserve. At the July 22, 2019 BCC Transmittal Hearing, the applicant proposed
30% onsite preserve and 30% open space in lieu of the 60% staff recommended preserve
requirement. A summary of the discussion at the Planning Commission (June 14, 2019)
and BCC transmittal hearing (July 22, 2019) is provided in Exhibit 9. Ultimately, that
application was withdrawn and resubmitted as the proposed All Seasons Delray
application that is the subject of this report.


Current request. The current text amendment request by the applicant has been slightly
modified from the 2019 application to change the preserve requirement to 10% onsite and
50% offsite, calculated by using the acreage of the 9.73 acre CLR “parent” site. The
applicant has revised the concurrent zoning application to utilize a 5 acre parcel located
west of State Road 7 as the offsite preserve area as well as provide 1.18 acres on the
parent site to satisfy the onsite preserve area requirement. As a result, staff is
recommending a condition of approval to reflect the required preserve area acreages
consistent with the companion text amendment. Staff is also recommending a condition
requiring that the adoption of the future land use amendment and zoning application are
held on the same date. Both conditions will help to ensure that the development of the
site is consistent with the proposal as presented. The applicant is proposing a future land
use and text amendment to the Comprehensive Plan as well as a zoning map amendment,
which are all summarized below.

Text Amendment. The proposed text amendment would add a policy to the Future Land Use
Element to allow the CLR future land use designation in the Agricultural Reserve Tier for the
purposes of calculating a higher bed count for Congregate Living Facilities (CLFs) subject to
specific criteria as detailed in Exhibit 1-B and summarized below:




Limit the location to parcels fronting Lyons Rd between Atlantic Ave and Linton Blvd;
Allow up to 8 units per acre for the purposes of calculating CLF beds; and
Allow CLR as an underlying designation to the Institutional & Public Facilities future land
use designation with a requirement for an onsite preserve area for civic uses (10%) and
an offsite preserve area (50% of CLR acreage). Single use projects would be required to
provide 60% preserve with uses consistent with AGR-PUD preserve areas.

Future Land Use Amendment. The proposed future land use amendment is a request for a
change from the Agricultural Reserve (AGR) future land use designation to Institutional and Public
Facilities, with an underlying Congregate Living Residential (INST/CLR), in order to develop a
Congregate Living Facility Type 3 with 186 beds. This figure is equivalent to 8 units per acre.
Typically, land use amendment requests seeking a CLF use will request the Congregate Living
Residential in order to increase density for the purposes of calculating beds. CLFs are currently
allowed within Ag Reserve Planned Unit Developments (AGR-PUD), but are currently limited to
one unit per acre and are required to have a 60% or 80% preserve area. As the applicant is
proposing the Multiple Use Planned Development (MUPD) zoning district for this project, the
Zoning Division has determined that applying for MUPD with an INST future land use and
underlying CLR will allow this application to proceed without the need for a concurrent Privately
Initiated Amendment (PIA) to the Unified Land Development Code. The proposed INST future
land use allows for the applicant to obtain a CLF use without code amendments and the
underlying CLR future land use increases the allowable density to 8 units per acre for the
purposes of calculating beds.
Zoning Application. The associated zoning application (SV/PDD/CA-2021-00460) with Control
Number 2012-00424, is requesting to rezone the site from Agricultural Reserve (AGR) zoning to
21-B2 Amendment Staff Report
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Multiple Use Planned Development (MUPD) for the 9.73 parent site. The request also includes
approval for:






Class A Conditional Use to allow a Type 3 Congregate Living Facility;
Subdivision Variance to allow access onto Lyons Road;
Type 2 Variance to allow for the elimination of a 15 foot Type 2 Incompatibility buffer
between the proposed CLF and recreational area;
Type 2 Waiver to allow a six-foot hedge instead of a wall along the eastern property line;
and
5 acre AGR-PDD preserve area west of SR7.

As of the writing of this report, the proposed site plan shows a 260,000 square foot, 3 story
congregate living facility with 112 Independent Living and 74 Assisted Living beds, and a 1.18
acre onsite preserve.

II.

Background/History

A.

Agricultural Reserve Tier

The subject site is located within the Agricultural Reserve Tier, an area of the County with specific
limitations on development options in the Comprehensive Plan that were largely established to
implement the Agricultural Reserve Master Plan that was completed in 1999 through the adoption
of policies in 2001. The purpose of the Tier is captured in the adopted Objective 1.5.
OBJECTIVE 1.5, The Agricultural Reserve Tier. Palm Beach County shall preserve the unique
farmland and wetlands in order to preserve and enhance agricultural activity, environmental and
water resources, and open space within the Agricultural Reserve Tier. This shall be accomplished
by limiting uses to agriculture and conservation with residential development restricted to low
densities and non-residential development limited to uses serving the needs of farmworkers and
residents of the Tier. The Agricultural Reserve Tier shall be preserved primarily for agricultural
use, reflecting the unique farmlands and wetlands within it.
More recently, the Agricultural Reserve was the subject of a year-long “Roundtable” process
directed by the BCC to consider changes to policies in the Tier. At the March 2015 Workshop, the
BCC considered the input received during the Roundtable process and directed staff to proceed
with specific actions and Plan amendments. The concept proposed by this amendment was not
addressed during the Roundtable process.
B.

Residential Land Use in the Agricultural Reserve

Residential development in the Ag Reserve Tier, excluding farmworker housing and grooms
quarters, is limited to one of the following:



1 dwelling unit per 5 acres, or
1 dwelling unit per 1 acre clustered onto either 20% or 40% of the land area, with 80% or
60% preserve area through the Ag Reserve Planned Development (AGR-PUD) options.

The majority of the residential development that has occurred in the Tier since the Master Plan
policies were adopted has been through 60/40 AGR-PUDs, with the residential development
clustered onto 40% of the land area. The resulting net density of the development areas is
typically 2.5 to 3 units per acre and constructed as zero lot line or single-family housing types.
21-B2 Amendment Staff Report
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The two planned mixed-use developments approved at the commercial nodes of the Tier (Canyon
Town Center at Boynton Beach Boulevard and Lyons Road, and Delray Market Place at Atlantic
Avenue and Lyons Road) have approvals for residential multifamily development, but have not
been constructed.
C.

Congregate Living Facilities

The Comprehensive Plan and Unified Land Development Code (ULDC) define a congregate living
facility (CLF) as a residential use governed by a property’s future land use designation density
(units allowed per acre). The ULDC uses density to establish the maximum development potential
for a CLF Type 3 through maximum residents (or beds) per acre. This is calculated using the
maximum density allowed on the site, multiplied by the acreage of the property, and multiplied by
2.39 residents per dwelling unit. The 2.39 multiplier is derived from the average persons per
household based on decennial Census data. Often newly proposed CLFs in the Urban/Suburban
Tier seek future land use designation changes to increase the residential density to 8 or 12 units
per acre in order to achieve the number of beds needed for the projects. Although a CLF Type 3
is allowed in the ULDC Use Matrix in the Ag Reserve Planned Development, due to the low
density allowed in the AGR future land use designation, and the preserve area requirements,
development of such a facility has not occurred.

III.

Data and Analysis Summary

This section of the report provides a summary of the consistency of the amendment with the
County’s Comprehensive Plan. The chapters in Exhibit 2 detail the consistency of the amendment
with Plan policies, including justification, compatibility, public facilities impacts, intergovernmental
coordination, and consistency with specific overlays and plans.
A.

Overview of the Area. The subject site is located in the central portion of the Agricultural
Reserve Tier, on the north side of Linton Boulevard and east of Lyons Road. This portion
of Lyons Road, south of Atlantic Avenue, consists of Agricultural Reserve Planned Unit
Developments, agricultural and nursery uses as well as several approved institutional
uses including places of worship and schools.

B.

Appropriateness of the Amendment.
1.

Suitability of Congregate Living Facilities in the Agricultural Reserve Tier.
This application brings forward a proposal that would help promote a sustainable
land use pattern in the Agricultural Reserve Tier. Although a major focus of the
policies adopted to implement the Agricultural Reserve Master Plan focused on
the mechanics of residential Planned Developments with their required preserve
areas, and the mixed use form and limitations on commercial land uses, the
underlying theme of the Master Plan was to ensure that non-agricultural uses all
be developed in a sustainable pattern. The vision in the Master Plan Phase II was
to foster sustainable development that would “serve area residents with respect to
providing employment, shopping, recreation, services, and quality of life. Reducing
the necessity for area residents to travel outside the area to receive services
lessens the impact on surrounding area services and roads.” This mixed-use,
sustainable development was envisioned to promote an efficient pattern of
development that would minimize infrastructure costs to reduce impacts on County
tax payers. The Master Plan consultants recommended a wide range of housing
types and residential institutional uses, including nursing homes, assisted living
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facilities, and multi-family housing. Specifically, the Master Plan anticipated that
20% of residential units in the vicinity of the mixed use centers would be multifamily. However, to date there are no built multi-family units in these areas or within
the Tier. The final document prepared by the Agricultural Reserve consultants, the
Phase II Plan, indicates that the recommendation was for a wide range of housing,
including Congregate Care facilities, to be allowed in the Tier. However, in the
final Master Plan document, there is no discussion or direction provided for
congregate living facilities.
Currently, there are approximately 10,000 dwelling units with zoning approval in
the Tier with up to an additional 2,500 or so allowable units (depending on future
AGR-PUD approvals). This totals 12,500 dwelling units and a roughly 30,000 to
40,000 ultimate build-out population. All of the built and approved residential units
are single family or zero lot line developments. Additional forms of institutional uses
and housing opportunities were cited in the Master Plan as necessary for a
balanced and thriving community, and the need for alternative forms of housing for
the aging population who may want to "age in community" is needed both today
and will expand in the future as the build out of the residential development in the
Tier continues. The concept of allowing expanded opportunities for congregate
living facilities within the Tier is warranted.
2.

CLF density at 8 units/acre density in the Agricultural Reserve. The
Comprehensive Plan sets the maximum development potential for residential
future land use designations and uses by setting a maximum density (dwelling
units per acre). Currently, the Unified Land Development Code (ULDC) utilizes
density to establish the maximum development potential for a Congregate Living
Facility (CLF) Type 3 through maximum residents (or beds) per acre. This is
calculated using the maximum density allowed on the site, multiplied by the
acreage of the property, and multiplied by 2.39 residents per dwelling unit, as
described on page 8. Newly proposed CLFs in the Urban/Suburban Tier seek
future land use designation changes to increase the residential density to 8 or 12
units per acre in order to achieve the number of beds needed for the projects.
Residential development in the Agricultural Reserve Tier is limited to either one
dwelling unit per 5 acres or through a Planned Development, one dwelling unit per
acre clustered onto a portion of the site with a preserve area. Typically, CLF uses
exist with a density of 8 to 12 units per acre (19 to 28 beds per acre) in the Urban
Suburban Tier. The 8 units per acre is higher than the surrounding residential
developments which average 2 to 3 units per acre.
In addition, higher net densities within the Agricultural Reserve Tier are approved,
but unbuilt, within the two mixed use centers. Canyons Town Center and Delray
Marketplace have the ability to develop up to 96 and 93 multi-family units,
respectively.
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3.

Preserve Area Requirement. The Comprehensive Plan requires that residential
development in the Agricultural Reserve Tier is developed at either one unit per 5
acres or at one unit per acre within planned unit developments (PUD) and include
a minimum of a 60% preserve area. For a 9.73 acre development, a 60% preserve
requirement would result in a 14.60 acre offsite preserve area. However, the
applicant is requesting a text amendment to allow the CLR designation in the Tier
subject to a 10% onsite and 50% offsite preserve requirement. The 10% onsite
preserve area is proposed to allow the same uses as an AGR-TMD and dedicated
for civic uses. Both the onsite and offsite preserve areas are proposed to be
calculated based on the land area of the CLR designation, which for this
amendment is 9.73 acres.
The proposed preserve requirement is not a true 60/40 preserve calculation, which
is typical for residential development in the Tier. However, the applicant is
proposing to offset the preserve requirement by providing the onsite preserve for
civic use dedication at 10% of the land area of the CLR parent site due to the
unique nature of the use.

C.

Compatibility. The amendment to the Congregate Living Residential (CLR) future land
use designation is proposing a CLF with 186 beds, which equates to 8 units per acre.
Considering the active agriculture surrounding the site and the residential development to
the south, this amendment may result in compatibility issues with the surrounding uses.
As stated previously, the proposed 8 units per acre may yield a project that is much more
intense than the surrounding low density development. In addition, the maximum
development potential proposed by the applicant is much greater than the typical AGRPUD, which has a density of approximately 2.5 to 3 units per acre in the development
area. However, the proposed 50’ setback from agriculture uses could mitigate
compatibility concerns.

D.

Assessment and Recommendation. Staff concurs that CLF Type 3 facilities provide a
variety of services such as independent living, assisted living, and memory care that would
not likely develop in the Tier due to the density constraints. Staff supports the concept of
the text amendment to allow congregate living facilities in the Ag Reserve Tier by allowing
the CLR future land use designation, and supports the proposed future land use
amendment to INST/CLR on the subject site. Staff also acknowledges that if developed
as a multiple use project, the opportunity for the inclusion of civic uses on the site could
provide a service to the residents, consistent with Tier Objective 1.5. Staff is
recommending two conditions of approval: to require the preserve area acreages
consistent with the companion text amendment and also requiring that the adoption of the
future land use amendment and zoning application are held on the same date.
As such, staff recommends approval with conditions based upon the findings within this
report.
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Exhibit 1-A
Amendment No:

All Seasons Delray Beach (LGA 2021-009)

FLUA Page No:

102

Amendment:

From Agricultural Reserve (AGR) to Institutional & Public Facilities with an
underlying Congregate Living Residential (INST/CLR) with conditions

CLF Density:

The Congregate Living Residential future land use designation allows a
maximum density of up to 8 units per acre for a Congregate Living Facility
(CLF) use on this site.

Location:

Northeast corner of Lyons Road and Linton Boulevard

Size:

9.73 acres

Property No:

00-42-46-20-01-000-0820; 00-42-46-20-01-000-0810

Conditions:
1. Development of the site with a CLF shall provide a minimum of 4.87 acres of offsite preserve
area and 0.97 acres of onsite preserve area.
2. The proposed future land use amendment and the proposed rezoning shall be considered for
adoption by the Board of County Commissioners at the same public hearing.
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Legal Description
DESCRIPTION:
PARCEL 1:
TRACT 81, THE PALM BEACH FARMS COMPANY PLAT NO. 1, ACCORDING TO THE PLAT
THEREOF ON FILE IN THE OFFICE OF THE CLERK OF THE CIRCUIT COURT IN AND FOR
PALM BEACH COUNTY, FLORIDA, RECORDED IN PLAT BOOK 2, PAGE 26, LYING WITHIN
SECTION 20, TOWNSHIP 46 SOUTH, RANGE 42 EAST.
LESS AND EXCEPT THAT PARCEL IN ORDER OF TAKING RECORDED IN O. R. BOOK
18414, PAGE 774, DESCRIBED AS FOLLOWS:
A PARCEL OF LAND LYING WITHIN TRACT 81, BLOCK 20, PALM BEACH FARMS CO. PLAT
NO. 1, AS RECORDED IN PLAT BOOK 2, PAGE 26, IN THE PUBLIC RECORDS OF PALM
BEACH COUNTY, FLORIDA, AND BEING MORE PARTICULARLY DESCRIBED AS
FOLLOWS:
BEGIN AT SOUTHWEST CORNER OF SAID TRACT 81, THENCE NORTH 01 DEGREES 52
MINUTES 21 SECONDS WEST, ALONG THE WEST LINE OF SAID TRACT 81, A DISTANCE
OF 667.98 FEET; THENCE NORTH 89 DEGREES 23 MINUTES 19 SECONDS EAST, ALONG
THE NORTH LINE OF SAID TRACT 81, A DISTANCE OF 45.01 FEET; THENCE SOUTH 01
DEGREES 52 MINUTES 21 SECONDS EAST, ALONG A LINE 45.00 FEET EAST OF (AS
MEASURED AT RIGHT ANGLES) AND PARALLEL WITH THE WEST LINE OF SAID TRACT
81, A DISTANCE OF 667.98 FEET; THENCE SOUTH 89 DEGREES 23 MINUTES 19 SECONDS
WEST ALONG THE SOUTH LINE OF SAID TRACT 81, A DISTANCE OF 45.01 FEET TO THE
POINT OF BEGINNING.
BEARINGS ARE BASED ON THE WEST LINE OF BLOCK 20 HAVING AN ASSUMED BEARING
OF NORTH 01 DEGREES 52 MINUTES 21 SECONDS WEST.
PARCEL 2:
TRACT 82, THE PALM BEACH FARMS COMPANY PLAT NO. 1, ACCORDING TO THE PLAT
THEREOF ON FILE IN THE OFFICE OF THE CIRCUIT COURT IN AND FOR PALM BEACH
COUNTY, FLORIDA, RECORDED IN PLAT BOOK 2, PAGE 26, LYING WITHIN SECTION 20,
TOWNSHIP 46 SOUTH, RANGE 42 EAST.
TOTAL 9.729, ACRES, 423808 SQUARE FEET.
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Exhibit 1-B
Proposed Text Amendment
A.

Future Land Use Element, All Seasons CLF

REVISIONS: To add a policy and related language to allow the Congregate Living Residential
(CLR) future land use designation in the Agricultural Reserve Tier subject to criteria. The revisions
are numbered below, and shown with the added text underlined.
A.1

NEW Policy 1.5-u: The Congregate Living Residential (CLR) future land use designation
is allowed within in the Agricultural Reserve Tier subject to the following:
1. Density. The maximum density is up to 8 units per acre for the land area assigned
the CLR designation for the purposes of calculating congregate living facility beds.
2. Separation. Residential uses shall be setback 50 feet from any agricultural use.
3. Location. Sites are limited to locations fronting Lyons Road between Atlantic Avenue
and Linton Boulevard.
4. Minimum Acres. The minimum acreage for the CLR future land use designation is 5
acres.
5. Preserve Area. Preserve Areas are required as provided below.
a. Single Use Project. Projects utilizing the AGR-PUD option shall be subject to the
preserve percentage and use requirements of Policy 1.5.1-i, and may represent a
portion of a larger AGR-PUD.
b. Multiple Use Project. Projects utilizing CLR as an underlying designation to
Institutional and Public Facilities (INST) future land use designation for a multiple
use project shall be subject to the following:
1) Preserve Area Uses. Uses allowed shall be those permitted within AgR-TMD
preserves by Policy 1.5.1-n.
2) Preserve Area Acreage.
a) A minimum of 10% of the land area with the CLR designation shall be
Onsite Preserve Area dedicated to civic uses per Policy 1.5.1-n; and
b) A minimum acreage equivalent to 50% of the acreage of the CLR
designation shall be provided as Offsite Preserve Area.
c) Offsite Preserve Area may retain AGR future land use provided that no
density or intensity is transferred to the Development Area and that the
preserve is subject to a conservation easement which restricts uses
allowed to those permitted within AgR-TMD preserves by Policy 1.5.1-n.
3). Design Elements. An MUPD with an INST/CLR FLU is exempt from Policy
1.5.1-r.
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A.2.

REVISE

Table 2.2.1-g.1
Residential Future Land Use Designation Maximum Density
Dwelling Units per Gross Acre

Future Land Use Designation

Maximum

Unaltered text omitted for brevity
Congregate Living Residential

8/124

CLR

Unaltered text omitted for brevity
1. to 3. unaltered text omitted for brevity
4. The CLR future land use designation allows a maximum density for a Congregate Living Facility
Type 3 of up to 12 units per acre in the Urban/Suburban Tier, and up to 8 units per acre in the
Agricultural Reserve Tier. See Congregate Living Residential Policy 2.2.1-l.

A.3.

REVISE Policy 2.2.8-e: Institutional Future Land Use. Uses allowed in the Institutional
and Public Facilities future land use designation include a full range of institutional uses
including, but not limited to, the following:
1. to 6. Unaltered omitted for brevity
7.

Residential uses including congregate living facilities, group homes, and
accessory affordable housing. Mixed or multiple use planned developments may
utilize up to 100% of the underlying residential density and the institutional intensity
subject to the requirements of this Element.

8. to 10. Unaltered omitted for brevity
A.4. REVISE
TABLE III.C, FUTURE LAND USE DESIGNATION BY TIER
Tier
Future Land Use

FLU Category

Urban/Sub &
Glades USA

Exurban

Rural

Ag Reserve

Glades RSA1

---

--- X

---

Unaltered text omitted for brevity.

Congregate Living
Residential

CLR

X

---

Unaltered text omitted for brevity.
1.

Notes are unaltered text omitted for brevity
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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, 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.
2.
3.
4.
5.
6.
7.

The natural environment, including topography, soils and other natural resources;
(see Public Facilities Section)
The availability of facilities and services; (see Public Facilities Section)
The adjacent and surrounding development; (see Compatibility Section)
The future land use balance;
The prevention of urban sprawl as defined by 163.3164(51), F.S.; (See
Consistency with Florida Statutes)
Community Plans and/or Planning Area Special Studies recognized by the Board
of County Commissioners; and (see Neighborhood Plans and Overlays Section)
Municipalities in accordance with Intergovernmental Coordination Element
Objective 1.1. (See Public and Municipal Review Section)

The applicant provides a Justification Statement (Exhibit 3) which states that the
amendment is justified on the basis of changes in the characteristics of the area that have
occurred since the adoption of the County’s Comprehensive Plan. The applicant provides
further justification to support the request and is summarized as follows:


With regard to the site-specific FLUA amendment, the applicant states that the
development patterns within the Agricultural Reserve have shifted “in uses, from
primarily farmland and agricultural, to a balanced mix of housing and necessary
services for residents in this portion of Palm Beach County” Therefore, the proposed
future land use designation of INST/CLR “allows the site to be developed with a CLF,
while maintaining the existing density patterns associated with traditional residential
development within the Tier.”



With regard to the text amendment, the applicant indicates that allowing CLF sites in
the Tier with Congregate Living Residential (CLR) future land use to calculate
development potential based on 8 units per acre “by providing necessary services and
housing options to the aging population” of the Tier. Although CLF uses are allowed
by the ULDC within AGR-PUDs in the Agricultural Reserve Tier, the low density (1 unit
per acre) and preserve requirement (60 or 80% of the land area) “restricts the potential
bed count, due to the preserve requirement.” As a result, no CLFs have been approved
or built in the Tier, and the Agricultural Reserve Tier is home to “a large population of
residents aged 55 years and older.”
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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.
With regards to justification, there are several themes presented by this amendment that
are discussed individually.
This application brings forward a proposal that would help promote a sustainable land use
pattern in the Agricultural Reserve Tier. Although a major focus of the policies adopted to
implement the Agricultural Reserve Master Plan focused on the mechanics of residential
Planned Developments with their required preserve areas, and the mixed use form and
limitations on commercial land uses, the underlying theme of the Master Plan was to
ensure that non-agricultural uses all be developed in a sustainable pattern. The vision in
the Master Plan Phase II was to foster sustainable development that would “serve area
residents with respect to providing employment, shopping, recreation, services, and
quality of life. Reducing the necessity for area residents to travel outside the area to
receive services lessens the impact on surrounding area services and roads.” This mixeduse, sustainable development was envisioned to promote an efficient pattern of
development that would minimize infrastructure costs to reduce impacts on County tax
payers. The Master Plan consultants recommended a wide range of housing types and
residential institutional uses, including nursing homes, assisted living facilities, and multifamily housing. The final document prepared by the Agricultural Reserve consultants, the
Phase II Plan, indicates that the recommendation was for a wide range of housing,
including Congregate Care facilities, to be allowed in the Tier. However, in the final Master
Plan document, there is no discussion or direction provided for congregate living facilities.
Currently, there are approximately 10,000 dwelling units with zoning approval in the Tier
with up to an additional 2,500 or so allowable units (depending on future AGR-PUD
approvals). This totals 12,500 dwelling units and a roughly 30,000 to 40,000 ultimate
build-out population. All of the built and approved housing is single family or zero lot line
development. Additional forms of institutional uses and housing opportunities were cited
in the Master Plan as necessary for a balanced and thriving community, and the need for
alternative forms of housing for the aging population who may want to "age in community"
is needed both today and will expand in the future as the build out of the residential
development in the Tier continues. The concept of allowing expanded opportunities for
congregate living facilities within the Tier is warranted. Further, allowing the Institutional
and Public Facilities future land use designation and uses is suitable and appropriate at
this location along the Lyons Road corridor south of Atlantic Avenue.
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.
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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: The proposed amendment furthers Direction 1, Livable Communities,
by fostering additional housing opportunities for ‘aging in community’ for existing and
future residents of the Agricultural Reserve Tier. A Livable Community, as stated in the
Future Land Use Element of the Comprehensive Plan under 1.D. Characteristics of a
Livable Community, which comprises certain characteristics which either the existing
surrounding community exhibits or the proposed INST/CLR designation on the subject site
will enhance, create or maintain. Characteristics as stated under this section which pertain
to the subject site include the following: Civic uses, such as schools, places of worship,
libraries, parks, and government services; health facilities, adult and child care and a
diverse mix of housing for a wide range of family and household types. As the amendment
is to allow for the development of a Congregate Living Facility which will provide a new
housing option in the AGR Tier, the proposed amendment furthers this direction. In
addition, the proposed amendment furthers the Direction 2, Growth Management, by
encouraging a sustainable and balanced land use pattern through providing an alternative
means to approve congregate living facilities in the Tier. Direction 4, Land Use
Compatibility, is discussed in the Compatibility section of this report.
3.

Piecemeal Development – FLUE 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 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: There are no other parcels under the same or related ownership adjacent
to the subject site that are not included in the proposed amendment whereby residual
parcels would be created. Therefore, the proposed amendment would not constitute
piecemeal development.

B.

Consistency with Agricultural Tier Requirements

Future Land Use Element Objective 1.1, Managed Growth Tier System, states that “Palm Beach
County shall implement the Managed Growth Tier System strategies to protect viable existing
neighborhoods and communities and to direct the location and timing of future development within
5 geographically specific Tiers….”
OBJECTIVE 1.5 The Agricultural Reserve Tier
1.

Objective: Palm Beach County shall preserve the unique farmland and wetlands in order
to preserve and enhance agricultural activity, environmental and water resources, and
open space within the Agricultural Reserve Tier. This shall be accomplished by limiting

21-B2 Amendment Staff Report

E-7

All Seasons Delray (LGA 2021-009)

uses to agriculture and conservation with residential development restricted to low
densities and non-residential development limited to uses serving the needs of
farmworkers and residents of the Tier. The Agricultural Reserve Tier shall be preserved
primarily for agricultural use, reflecting the unique farmlands and wetlands within it.
Staff Analysis: The objective of the Agricultural Reserve Tier, as stated above, is to
foster the preservation of farmland and wetlands through ‘limiting uses to agriculture and
conservation with residential development restricted to low densities’. The Tier allows
residential development clustered (as discussed previously), commercial uses at select
locations, and institutional uses located east of SR-7. Although technically congregate
living facilities are allowed within the Agricultural Reserve Tier as clustered within the
Development Area of an AGR-PUD, the current density based method of calculating beds
(1 unit per acre clustered onto 40 or 20 percent of the land area) yields an such a low
number of beds that constructing a CLF rather than single family is not likely to occur. The
text amendment proposes to allow congregate living facilities with a Congregate Living
Residential (CLR) to develop at a density of 8 units per acre. The objective seeks to foster
the preservation of the Agricultural Reserve Tier as “primarily for agricultural use” through
the Planned Development options allow 1 unit per 1 acre density clustered onto a portion
of the development (20 or 40%) with a preserve set aside area of 60 or 80% of the land.
The Comprehensive Plan requires that residential development in the Agricultural Reserve
Tier is developed at either one unit per 5 acres or at one unit per acre within planned unit
developments (PUD) that require a minimum of a 60% preserve area. Commercial
planned developments, called Multiple Use Planned Developments or MUPDs, also
require a preserve area, but only for sites greater than 16 acres per an amendment
adopted by the Board in 2016. The applicant is requesting a text amendment to allow the
CLR designation and CLFs in the Tier subject to the requirement for multiple use projects
to provide 10% onsite preserve for civic uses and 50% offsite preserve. The proposed
preserve requirement is not a true 60/40 preserve calculation, which is typical for
residential development in the Tier. However, the applicant is proposing to offset the
preserve requirement by providing the onsite preserve for civic use dedication at 10% of
the land area of the CLR parent site due to the unique nature of the use.
SUB-OBJECTIVE 1.5.1
3.

Planned Developments

Policy 1.5.1-q: AGR-Multiple Use Planned Development. New Agricultural Reserve
Multiple Use Planned Developments (AgR-MUPD) in the Ag Reserve Tier shall meet the
following requirements:
1.

Preserve Areas shall not be required for a property that is 16 acres or less in size
as of January 1, 2016. For purposes of this policy, the term ‘property’ is defined
as a property control number as configured on January 1, 2016. The acreage shall
be exclusive of right-of-way as shown on the Thoroughfare Right of Way
Identification Map;

2.

Preserve Areas shall be required for a property that is greater than 16 acres in size
as of January 1, 2016. For purposes of this policy, the term ‘property’ is defined
as a property control number as configured on January 1, 2016. For such
properties, the Development Area shall not exceed 40 percent of the gross
acreage less right-of-way as shown on the Thoroughfare Identification Map;

3.

The Development Area for commercial and mixed use projects shall meet the Ag
Reserve Design Elements; and
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4.

Required Preserve Areas shall be subject to the standards and requirements of an
AgR-TMD preserves.

Staff Analysis: This policy requires that new AGR-MUPDs meet certain criteria. The
subject site is less than 16 acres. However, the applicant is proposing through the
associated text amendment to require a 10% onsite and 50% offsite preserve area.
4. Proposed Text Amendment – Congregate Living Facilities. The specific proposed text
changes are shown in Exhibit 1-B in strike out and underline. In addition to the policy changes
referenced above, the proposed private text amendment requests the following changes:


Table III.C, Future Land Use Designations by Tier, to revise to allow the CLR future
land use designation in the Agricultural Reserve Tier.



Table 2.2.1-g.1, Residential FLU Designation Maximum Density, to revise to allow
CLR future land use to achieve up to 8 units per acre in the Ag Reserve Tier.



Policy 2.2.8-e: Institutional Future Land Use, to clarify that residential uses within an
Institutional and Public Facilities future land use (such as the proposed CLF use) are not
subject to the floor area ration restrictions by non-residential future land use designations
by adding language. The same language and concept already applies to commercial
future land use designations.



New Policy 1.5-u, to add a new policy establishing the regulations and requirements for
the CLR future land use designation in the Ag Reserve Tier as follows:
NEW Policy 1.5-u: The Congregate Living Residential (CLR) future land use designation
is allowed within in the Agricultural Reserve Tier subject to the following:
1. Density. The maximum density is up to 8 units per acre for the land area assigned
the CLR designation for the purposes of calculating congregate living facility beds.
2. Separation. Residential uses shall be setback 50 feet from any agricultural use.
3. Location. Sites are limited to locations fronting Lyons Road between Atlantic Avenue
and Linton Boulevard.
4. Minimum Acres. The minimum acreage for the CLR future land use designation is 5
acres.
5. Preserve Area. Preserve Areas are required as provided below.
a. Single Use Project. Projects utilizing the AGR-PUD option shall be subject to the
preserve percentage and use requirements of 1.5.1-i, and may represent a portion
of a larger AGR-PUD.
b. Multiple Use Project. Projects utilizing CLR as an underlying designation to
Institutional and Public Facilities (INST) future land use designation for a multiple
use project shall be subject to the following:
1) Preserve Area Uses. Uses allowed shall those permitted within AgR-TMD
preserves by Policy 1.5.1-n.
2) Preserve Area Acreage.
a) A minimum of 10% of the land area with the CLR designation shall be
Onsite Preserve Area dedicated to civic uses per Policy 1.5.1-n; and
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b) A minimum acreage equivalent to 50% of the acreage of the CLR
designation shall be provided as Offsite Preserve Area.
c) Offsite Preserve Area may retain AGR future land use provided that no
density or intensity is transferred to the Development Area and that the
preserve is subject to a conservation easement which restricts uses
allowed to those permitted within AgR-TMD preserves by Policy 1.5.1-n.

Staff Analysis: The applicant’s proposed policy changes would allow the Congregate
Living Residential (CLR) designation in the Ag Reserve for the development of congregate
living facilities (CLF) at up to 8 units per acre with the adoption of a future land use
amendment. Each of the components of the proposed policy is discussed below.
Density. The applicant has indicated that the current maximum density in the Ag Reserve
of 1 unit per acre, combined with the preserve area requirements, renders the construction
of a congregate living facility in the Tier to be practically impossible. Under the current
rules a 9.73-acre site would yield approximately 23 beds for an AGR-PUD and a 60%
preserve area. Typically, these uses seek an underlying density of 8 to 12 units per acre
(19 to 28 beds per acre) in the Urban Suburban Tier to build the desired product. Higher
net densities are approved, but unbuilt, within the two mixed-use centers. Canyons Town
Center and Delray Marketplace have the ability to develop up to 189 multi-family units
over the two properties. As discussed under the Justification Statement, the concept of
allowing a mechanism for achieving a higher density for congregate living facilities within
the Tier is warranted.
Location. The applicant proposes language to limit the CLR designation to those parcels
fronting Lyons Road and located between Atlantic Avenue and Linton Boulevard. As
discussed in the Applicant’s Justification Statement, “institutional and residential uses
exist along the corridor, adjacent to agricultural and nursery type uses.” Limiting the CLF
to this location is reflective of the hybrid character of this use, and ensures that institutional
intensity is centered within a logical extension of non-residential uses along this corridor,
while preserving the transition to residential and agricultural.
Separation and Minimum Acreage. The proposed language retains the 50 foot
separation from agricultural uses as required by residential uses within AGR-PUD zoning.
The 5 acre minimum is proposed to ensure that proposed CLF sites meet the minimum
acreage for the Multiple Use Planned Development (MUPD) zoning district.
Preserve Area. The applicant proposes two options for the assignment of the CLR
designation as discussed below.


Residential Project. The applicant proposes to allow a portion of an AGR-PUD to be
assigned the CLR future land use designation in order to incorporate a congregate
living facility use. Through this option, the density calculation for the land area for the
CLF use with CLR future land use would be 8 units per acre, and any other requirement
for the AGR-PUD would remain the same (minimum acreage, preserve area, preserve
uses, etc.)



Multiple Use Project. The modern CLF is a type of use that is somewhere in between
‘residential’ and ‘institutional’, or a combination of the two, and could therefore warrant
the creation of a ‘hybrid’ regulation. As they are a blend of both uses, providing
residential housing and nonresidential services, CLFs include both healthcare services
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and more traditional personal services, such office space, and salons, for example. A
typical residential apartment building allocates 75% to 80% of the square footage to
residential living areas. In comparison, a typical CLF facility allocates 40% to 50% to
residential living area. The remainder may include: nursing areas, medical rooms,
central kitchen, dining rooms, doctor rooms, employee staff rooms, laundry rooms,
wellness center, salon and lifestyle activity rooms. Most modern CLFs today include a
range of housing from ‘independent living’, ‘assisted living’, and ‘memory care’, where
residents can move to adjoining facilities that offer progressively more care. Typically,
‘independent living’ is similar to multi-family residential development, but the attributes
of the ‘assisted living’ and ‘memory care’ areas reflect more of an institutional type
setting. Due to the hybrid nature of this use, a new approach to ensure that the existing
development pattern of the Agricultural Tier is preserved as well as creating
regulations that are conducive to this use are warranted.
5.

Institutional , Policy 1.5-s: Institutional and Public Facilities uses shall be allowed in the
Agricultural Reserve Tier. Such uses shall not be permitted west of State Road 7.
Institutional related uses, including but not limited to, churches and social service facilities
shall be allowed within the AGR Zoning District as a part of the continuation of the Tier.
Staff Analysis: As discussed above, the applicant is proposing text amendments to allow
congregate living facilities in the Agricultural Reserve Tier with 8 units per acre utilizing
the Congregate Living Residential (CLR) future land use. The future land use amendment
is requesting an Institutional & Public Facilities future land use with an underlying CLR
(INST/CLR). The Comprehensive Plan currently allows the INST designation in the
Agricultural Reserve at a floor area ratio of .15 and east of State Road 7.
Current INST future land uses in the Tier include the Bethesda Hospital West/Baptist
Health at the northeast corner Boynton Beach Boulevard and State Road 7 and just north
of the hospital is Faith Farm. Also along Boynton Beach Boulevard and west of Acme
Dairy Road is Caridad Center and east of State Road 7 is Eternal Light Cemetery, both
with INST future land use designations.
Institutional uses are allowed in all future land use designations, east of State Road 7 in
the Agricultural Reserve Tier. As a result, there are a few institutional uses fronting Lyons
Road corridor, nearby the subject site. Just north of the site is a place of worship and south
of the site across Lyons Road from the Mizner Country Club is Divine Savior Church and
Academy.

6.

ULDC Implications: The Zoning Division has determined that applying for MUPD with
an INST future land designation and underlying CLR will allow this application to proceed
without the need for a concurrent Privately Initiated Amendment (PIA) to the Unified Land
Development Code.

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. The applicant lists the surrounding uses and future land use designations and
provides a compatibility analysis in Exhibit 3.
Surrounding Land Uses: Surrounding the subject site are the following:
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North – Directly north of the subject site are active agricultural uses with an Agricultural
Reserve (AGR) designation. Further north of that is the St Mary’s Orthodox Church also
with an Agricultural Reserve designation.



East – East of the subject site are active agricultural uses extending to the Florida’s
Turnpike with an Agricultural Reserve (AGR) designation.



South – South of Linton Boulevard is the Mizner Country Club 60/40 Planned Unit
Development with an Agricultural Reserve (AGR) designation.



West – West of the subject site beyond Lyons Road are active agricultural uses with an
Agricultural Reserve (AGR) designation. In addition, a recently approved school site
known as Divine Savior Academy is located just north of Stone Creek Ranch with an AGR
designation.

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.”
Staff Analysis: The applicant indicates that the proposed Congregate Living Residential
(CLR) future land use designation is consistent and compatible with the surrounding
development pattern. The amendment to the CLR designation is proposing a CLF with
186 beds, which equates to 8 units per acre. Considering the active agriculture
surrounding the site and the residential parcels to south, this amendment may result in
compatibility issues with the surrounding uses. As stated previously, the proposed 8 units
per acre may yield a project that is much more intense than the surrounding low density
development. In addition, the maximum development potential proposed by the applicant
is much greater than the typical AGR-PUD, which has a density of approximately 2.5 to 3
du/ac in the development area. However, the proposed 50’ setback to agricultural uses
would mitigate compatibility concerns. In addition, the site is in close proximity to Atlantic
Avenue and Lyons Road, which is a major intersection that has more intense uses as
anticipated in the Master Plan.
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……”
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Staff Analysis: The property is not located within a neighborhood plan. It is located within
the Ag Reserve Tier, which was the subject of the Ag Reserve Master Plan for which
policies have already been adopted in the Comprehensive Plan in order to implement the
Master Plan recommendations.
E.

Public Facilities and Services Impacts

The proposed amendment was reviewed at the proposed Congregate Living Facility Type 3 with
up 8 units per acre and the maximum development allowed under the INST designation (148,344
square feet of hospital use). 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 has been distributed to the County service
departments for review and 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:
Zoning (ULDC), Mass Transit (Palm Tran), Potable Water & Wastewater (PBC Water
Utilities Dept.), Environmental (Environmental Resource Management), Traffic
(Engineering), Historic Resources (PBC Archeologist), Parks and Recreation, Health
(PBC Dept. of Health), Community Services (Health & Human Services) and Fire Rescue,
School 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
at adopted level of service standard “D” based upon cumulative traffic comprised
of the following parts a), b), c) and d):………

Staff Analysis: The Traffic Division reviewed this amendment at a maximum potential of
a 148,344 square feet of hospital use. According to the County’s Traffic Engineering
Department (see letter dated April 14, 2021 in Exhibit 5) the amendment would result in a
increase of 798 trips per day if the site was developed at the current maximum
development potential of a 5 acre Nursery Garden Center and 4.73 Wholesale Nursery.
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 maximum
density shown above."
The Traffic Study dated March 26, 2021 was prepared by Dr. Juan Ortega, P.E. Traffic
studies and other additional supplementary materials for site-specific amendments are
available to the public on the PBC Planning web page at:
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http://discover.pbcgov.org/pzb/planning/Pages/Active-Amendments.aspx

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 19, 2021. To date, no comments 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 19, 2021. In addition, interested parties were notified
by mail including the Alliance of Delray Residential Associations, Coalition of Boynton
West Residential Associations, Stone Creek Ranch HOA, Mizner Country Club and Delray
Lakes Estates. Letters are added to Exhibit 10 as they are received during the course of
the amendment process.

C.

Informational Meeting: The Planning Division hosted a meeting with area residents and
interested parties to relay information regarding the amendment and development
approval process on March 30, 2021. No members of the public attended.
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Exhibit 3
Applicant’s Justification/Consistency with Comprehensive Plan
INTRODUCTION
On behalf of the Applicant, All Seasons Delray Beach LLC., WGI is requesting a Comprehensive Plan
Text Amendment to allow for the development of Congregate Living Facilities (CLF) within the AGR Tier,
under the Institutional and Public Facilities future land designation with an underlying Congregate Living
Residential (INST/CLR) with the use of the Institutional Multiple Use Planned Development (MUPD) zoning
district. In addition, the petitioner is requesting a Large-scale Future Land Use (FLU) Atlas Amendment
to modify the FLU designation of a 9.729-acre tract of land from the Agricultural Reserve (AGR) land use
designation to the Institutional and Public Facilities future land designation with an underlying Congregate
Living Residential (INST/CLR) with the use of the Institutional Multiple Use Planned Development (MUPD)
zoning district.
The subject site, known as “All Seasons Delray”, is located on the east side of Lyons Road, approximately
0.76 miles south of the Atlantic Avenue and Lyons Road intersection. The 9.729-acre property is comprised
of two parcels identified by a FLU designation and zoning designation of AGR, and located within Palm
Beach County’s Agricultural Reserve Tier. The site’s property address is 8892 156th Court South, and is
further identified by the following Property Control Numbers (PCNs) as follows:
PCN
00-42-46-20-01-000-0810
00-42-46-20-01-000-0820

Owner Information

Address

Cindy and Greg Jacob

8892 156TH CT S

Exhibit 1: Location Map
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Project History
The subject site has no previous Comprehensive Plan Text Amendments or FLUA Amendments. Below
is a zoning summary history of each parcel consisting of the subject site:



00-42-46-20-01-000-0810: This parcel has a Control Number of 2012-00424 with a DRO
approval for a Compositing Facility under Application Number PCN-2012-1942.
00-42-46-20-01-000-0820: This parcel has no zoning summary history.

G.1 Justification
As required by the Future Land Use Element Policy 2.1.-f, the following sections provide justification for the
proposed amendments and comply with the following controls:
1. The proposed use is suitable and appropriate for the subject site; and
Currently, the number of beds permitted within a CLF are regulated by FLU designation density
allowances, with a conversion of 2.39 beds per one dwelling unit. When developing CLF’s, the
current conversion factor requires higher residential FLU designations in order to reach a viable
bed count for development. As such, many CLF sites retain a FLU designation of either HR-8 or
HR-12. Such FLU designations are permitted in other areas of PBC, such as the Urban Suburban
Tier, but are not within the AGR Tier, based on current density restrictions (which limit residential
development to one dwelling unit per acre). The proposed modifications to the aforementioned
policies and density requirements are consistent with the way in which PBC has approved CLF’s
at similar densities. By modifying the policies and density requirements and restricting these
amendments to CLF’s, viable bed counts are supported, and the current density pattern is
maintained, as non-CLF densities remain restricted to current AGR Tier requirements.
The Agricultural Reserve Tier functions to preserve and balance the rural and agricultural nature of
the westernmost areas of the County with compatible residential and non-residential development
for the residents of the Tier. In order to ensure the sustainable growth and preservation of the Tier,
the Plan sets forth objectives to situate development areas east of State Road 7 “in order to protect
the environmentally sensitive lands surrounding the Loxahatchee National Wildlife Refuge” (FLUE
Objective 1.5). The Plan also encourages residential development be restricted to low densities
and for non-residential development to be limited to uses serving the needs of the residents of the
Tier. The proposed development for a Type 3 CLF in the Tier, specifically along the Lyons Road
corridor, represents both a necessary use for the Tier and the appropriate location on which to
situate this use. Furthermore, it is the intent of the Applicant to incorporate site design elements
such as added open space, preserve areas, and enhanced buffers and setbacks to ensure that this
development remains compatible and representative of sustainable non-residential development
in the Tier.

2. There is a basis for the proposed amendment for the particular subject site based upon one
or more of the following:
a. Changes in FLU designations on adjacent properties or properties in the immediate
area and associated impacts on the subject site;
b. Changes in the access or characteristics of the general area and associated impacts
on the subject site;
c. New information or change in circumstances which affect the subject site;
d. Inappropriateness of the adopted FLU designation; or
e. Whether the adopted FLU designation was assigned in error.
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The Agricultural Reserve Tier functions to preserve and balance the rural and agricultural nature of
the westernmost areas of the County with compatible residential and non-residential development
for the residents of the Tier. In order to ensure the sustainable growth and preservation of the Tier,
the Plan sets forth objectives to situate development areas east of State Road 7 “in order to protect
the environmentally sensitive lands surrounding the Loxahatchee National Wildlife Refuge” (FLUE
Objective 1.5). The Plan also encourages residential development be restricted to low densities
and for non-residential development to be limited to uses serving the needs of the residents of the
Tier. The proposed development for a Type 3 CLF in the Tier, specifically along the Lyons Road
corridor, represents both a necessary use for the Tier and the appropriate location on which to
situate this use. Furthermore, it is the intent of the Applicant to incorporate site design elements
such as added open space, preserve areas, and enhanced buffers and setbacks to ensure that this
development remains compatible and representative of sustainable non-residential development
in the Tier.
The Need for a Type 3 CLF in the Tier
According to the U.S. Department of Housing and Urban Development, by the year 2050, the
population of individuals who are 65 and older is projected to double nation-wide. In consideration
of this projection, it is without a doubt that Palm Beach County will be impacted by a rapidly aging
population as many of the County’s residents enter retirement age. This reality will not only put a
strain on the residential housing stock county-wide, but specifically impose an increased demand
for facilities that are able to serve the elderly. It will be vital that these facilities provide a wide range
of services in close proximity to the residents that will require elderly care. The proposed
development for a Type 3 CLF use in the Agricultural Reserve Tier will provide a variety of elderly
care services in an area of the County that is currently underserved and unprepared for the
projected exponential growth of retirement-aged residents.
The following analysis provides an in-depth account of the current age distribution within the Tier,
showing how the Agricultural Reserve Tier is home to largest concentration of elderly residents in
all of Palm Beach County. Furthermore, the analysis will illustrate how this use is underrepresented
in the Tier, where the demographic make-up of the Tier clearly supports and necessitates this use.
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Exhibit 2: Concentration of 55+ Residents in Palm Beach County
As shown in the exhibit above, according to the U.S. Census Bureau, the highest concentration of elderly
population (ages 55+) in Palm Beach County actually resides within or adjacent to the Agricultural
Reserve Tier. This analysis utilized the 2017 5-Year American Community Survey estimates provided by
the Census Bureau. The aforementioned analysis examined the demographic composition of the County
using the most granular geographic unit available for population data- the census block group. This
dataset provided population counts by age group for each census block group in the County, where the
map above shows the concentration of residents aged 55 or older across the County.
This assessment of population distribution across the County reveals that currently, the highest
concentration of elderly residents already reside within or adjacent to the Agricultural Reserve Tier. In
consideration of this, and in light of the 2050 projections, the Agricultural Reserve Tier as well as the
adjacent communities to the Tier, will experience increased pressure and demand to provide housing
and services for elderly. Alternatively, the lack of housing and facilities for the elderly in the Tier presents
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a disproportionate and growing inequity in these sectors for the constituents already living in the Tier. The
proposed uses for the subject site will directly serve the residents of the Tier and help alleviate the growing
need for Congregate Living Facilities in the Tier. This provision of a necessary use in the Agricultural
Reserve Tier directly supports and undeniably reinforces Objective 1.5 of the Plan- that non-residential
uses in the Tier be developed and provided to serve the residents of the Tier.

Exhibit 3: CLF Location – Southern PBC
To further justify the need for this use in the Agricultural Reserve Tier, the map above shows the location
of congregate living facilities in relation to the Tier. As shown, these facilities are not currently provided
within the Tier. While the map depicts facilities adjacent to the Tier, it should be noted that these facilities
do not provide the full spectrum of elderly care, with the exception of Independent Living, in comparison
to the proposed All Seasons Delray development.
The table below illustrates the levels of care associated with each congregate living facility for the elderly
in the southern portion of the County. As shown below, while there are facilities located within 10 miles
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of the Tier, there are no facilities that provide the full spectrum of care in close proximity to the residents
of the Tier. The only two facilities that provide the full spectrum of elderly care, Brookdale Senior Living
and Abbey Delray, are located between 8 and 10 miles from the Tier.
Facility

Distance from
AGR Tier

Poet's Walk
Sonata Delray Beach
Vitas Healthcare
Lake View Care Center
Manorcare Delray

P
P

2 miles

P
P

5 miles
6 miles

Brookdale Senior Living

10 miles

Windward Palms

12 miles

P
P
P

P
P

P
P

P
P
P
P

P
P

P
P

4.5 miles

Grand Villa fo Delray East

5 miles

Abbey Delray South

8 miles

Abbey Delray

8 miles

P

P
P

9 miles

Grand Villa of Delray West

Nursing/Convalenscent Facility
Skilled Nursing

P
P
P

4 miles
5.6 miles

Allegro Living

Heartland Healthcare Center

Type 3 Congregate Living Facility
Independent Living
Assisted Living
Memory Care

P

P

P
P

Given future population projections, the current demographic composition of the Tier, and the reality that
this use is overwhelmingly underrepresented in the Tier, the proposed use of a Type 3 CLF will represent
a suitable use type for the Tier. With the addition and inclusion of code compliant site design features
and enhanced compatibility measures, this use will help to alleviate the growing need for this use in the
Agricultural Reserve Tier and remain compatible with the surrounding character.
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Exhibit 4: Senior Communities Map
The need for this use is further justified when analyzing the distribution of “senior communities” within
and adjacent to the Agricultural Reserve Tier. Senior Communities, as defined by the Palm Beach County
Planning, Zoning, and Building Department, are the geographic boundaries of communities determined
to house a population of seniors where census data shows that 75% or greater are aged 55 or over. This
dataset was examined using Geographic Information Systems (GIS), as shown in the map above, to
illustrate the spatial distribution of these communities in the southern and western portions of the County.
This County dataset reveals that several defined senior communities currently exist within the Tier.
Furthermore, the highest concentration of senior communities in the entire county can be seen to be
situated directly adjacent to the Tier. The current and projected residents of these defined and distinct
age-restricted developments will require elderly-care services as the progress in age and the proposed
development will help to alleviate the increased demand that this health care sector will face in the coming
years.
Over the past several decades, the AGR Tier has seen tremendous growth in both residential and nonresidential development. The original development pattern established for the Tier as part of the 1989
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Comprehensive Plan has seen a shift in uses, from primarily farmland and agricultural, to a balanced mix
of housing and necessary services for residents in this portion of Palm Beach County. The shift in
development pattern is evident by the existing and approved planned residential developments located
throughout the Tier, as well as both developed and approved non-residential uses. The influx of both
residential and non-residential uses is an acknowledgement of the previously unforeseen growth potential
and changing pattern of an area that was once primarily agricultural.
While certain aspects of the original Agricultural Reserve Master Plan have been maintained, there have
been modifications over its evolution. The change in uses and development within the Tier is evident
along the Lyons Road segment in which the proposed uses are located (between Atlantic Avenue and
Clint Moore Road). Along this segment of Lyons Road, there are more than 2,800 existing and approved
residential units and more than 125,000 square feet of non-residential uses that include retail, pharmacy,
restaurants, church/synagogue and office uses. The following table summarizes existing and proposed
projects as shown in the PBC TPS database.
Project Name

Approval

% Complete



Feurring Commercial MUPD


St. Mary Coptic Orthodox
Church

12,236 square feet of retail
12,900 square feet of pharmacy
4,500 square feet quality restaurant
4,500 square feet fast food restaurant

30%

42,300 SF Church/Synagogue

50%

Mizner Country Club

471 Single Family Detached

98%

11,572 square feet church/synagogue
392 students (K-8 Private School)
11,120 SF (Day Care)

100%

Bridges North AGR-PUD

591 Single Family Detached

95%

Hyder AGR-PUD

1,340 Single Family Detached

19%

Bridges South AGR-PUD

417 Single Family Detached

0%

Hyder PUD S Civic

28,244 SF of General Office

0%

Divine Savior Academy





The following aerial graphically depicts the project locations, with blue indicating residential and red
indicating non-residential.

1. Feurring Commercial MUPD

1

2. St. Mary Coptic Orthodox Church

2

3. Mizner Country Club
4. Divine Savior Academy

4
3

5. Bridges North AGR-PUD
6. Hyder AGR-PUD

5

6

7. Bridges South AGR-PUD
7

8. Hyder PUD S Civic

8
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As previously mentioned, as a result of shifting development trends and demographics in the Tier, there
is a growing need for elderly care facilities. CLF’s offer a variety of services to the aging population in the
form of independent living, assisted living and or/skilled nursing and memory support. Often times, this
type of facility offers a transitional approach to services, so seniors can begin with one level of care and
then transition as needed. The existing development pattern of the Tier supports the development of this
type of facility (at the proposed density of 8 du/acre), as there are thousands of residential homes existing
today, and approved for the future (a significant percentage of which are age-restricted). Furthermore,
the proposed location along Lyons Road represents an ideal location in which to situate the proposed
use. Lyons Road is the main corridor of the Tier, with the majority of development clustered along both
sides of the roadway.
G.2 Residential Density Increases
The last several decades have been subject to tremendous growth throughout Palm Beach County,
including within the Agricultural Reserve Tier. The established and approved uses within this Tier have
shifted from what was once primarily either agricultural activity or uses that supported agricultural
activities, to a more suburban style of development, with low density residential developments and nonresidential uses that provide needed services to residents of the Tier. As land became less available,
development pressures within the County were pushed westward, resulting in development occurring in
areas outside of the Urban Suburban Tier.
In an effort to control the type of development that occurred and to preserve the character of the Tier,
Palm Beach County developed requirements that created development controls for projects, which
included use restrictions, preserve area requirements, maximum densities and a cap on non-residential
square footage. As the development within the Tier continues to grow and evolve, the County will be
faced with the increased demand for uses within the area that were not anticipated with the original
adoption of the Comprehensive Plan and establishment of zoning districts. One of the uses that were not
originally anticipated but are very much needed in the area are senior living facilities.
Palm Beach County is home to a large amount of “Baby Boomers” that wish to “age in place”. As shown
throughout the aforementioned analyses, the Agricultural Reserve Tier is truly conducive for the proposed
use. At such time residents of these developments, or their families, make the decision to pursue senior
living facilities for housing and care, there are very limited options available within or in close proximity to
the Tier. While the use is currently allowed within the Tier, it must follow the AGR-PUD requirements for
size and preserve area. Coupled with the low bed ratio for these uses (2.39 beds per acre), as opposed
to those outside of the Agricultural Reserve Tier (typically 19 beds per acre), development of the use is
economically and realistically impossible without an amendment to the Comprehensive Plan and
reassignment of the current zoning district to MUPD.
The text amendment is proposing language to allow Congregate Living Facilities within the Tier to achieve
a density of eight dwelling units per acre. The development of these types of uses at a maximum density
of eight dwelling units per acre will sufficiently accommodate the required density for viable uses, while
maintaining the existing development patterns already established in the Agricultural Reserve Tier. As
the project moves through the site design process, special attention will be paid to site design elements,
in order to ensure that no negative impacts result as part of this request, as well as to promote
compatibility with surrounding uses within the Tier.
The proposed density for CLF uses of eight dwelling units per acre is consistent with similar approvals
within Palm Beach County, as outlined in the table below.
Project Name

Control #

Allegro at Boynton
Beach

97-0075

Lake Worth Road CLF

81-0013

Lake Worth Senior
Living

05-0122
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Ac.

FLU

Zoning

Beds

Density

7.50

INST/8

MUPD

140

7.8 du/ac

6.05

CH/8

MUPD

165

11.4 du/ac

6.86

HR-8

PUD

134

8.17 du/ac
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Cobblestone Place CLF

75-0068

Gardens CLF

96-112

Vista Center Parcel 6

84-130

Tuscan Gardens

05-506

Palmetto Park Rd.
& Ponderosa Dr.
Palamino Drive &
SR 7
Vista Parkway &
Okeechobee Blvd
Sims Road &
Frost Lane

6.00

HR-12

PUD

168

11.71 du/ac

8.27

INST/8

MUPD

144

7.28 du/ac

22.10

IND/5

PIPD

378

7.16 du/ac

7.57

CLR/8

PUD

217

11.99 du/ac

As outlined in the table above, recently approved CLF’s within Palm Beach County have FLU
designations with densities that are consistent with that being proposed for the subject site.

G.3 Compatibility
The surrounding uses vary and are found to be compatible with the proposed amendment. The site is near
existing residential uses, and is bordered on the western property boundary by Lyons Road, which provides
access to Atlantic Avenue and Clint Moore Road.
The following is a summary of the uses surrounding the subject site:
FLU Designation

Zoning District

Existing Use

North
South
East

AGR
AGR
AGR

AGR
PUD
AGR

Agricultural, Nursery
Linton Boulevard ROW, Residential
Agricultural, Nursery, Residential

West

AGR

AGR

Lyons Road ROW, Agricultural, Nursery

North:

Immediately north of the subject site is an agricultural nursery with a FLU designation and
Zoning designation of AGR. Further north, there is an existing place of worship located
adjacent to Lyons Road with FLU and Zoning designations of AGR.

South:

Immediately south of the subject site is the Linton Boulevard ROW. Further south is the
residential PUD community known as Mizner Country Club. This community retains a FLU
designation of AGR and a Zoning designation of PUD.

East:

East of the subject site are agricultural nursery uses and low density residential. Both uses
retain a FLU design and Zoning designation of AGR.

West:

Immediately west of the subject site is the Lyons Road ROW. Just west of this road is an
agricultural nursery, known as Landworks Depot, which retains a FLU designation and a
Zoning designation of AGR.

The proposed CLF is compatible with the surrounding uses and is complimentary to the existing
development pattern along the Lyons Road corridor. As demonstrated in the data and figures provided
earlier in this report, the Lyons Road corridor is concentrated with development on both the east and
west sides, from Boynton Beach Boulevard south to Clint Moore Road, with a large population of
residents aged 55 years and older. The CLF use addresses an existing need for this sector of PBC, by
providing necessary services and housing options to the aging population. Both the INST/CLR
designation and proposed Type 3 CLF use are compatible with the surrounding area, both immediately
adjacent to the site and along the Lyons Road corridor. The development of a CLF at this location,
under the INST/CLR is not out of character with approved and constructed establishments along the
same corridor (Lyons Road, from Atlantic Avenue to Clint Moore Road), of which many are surrounded
by agricultural and nursery activity.
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Delray Lakes Estates

Agricultural/Nursery Uses

St. Mary Coptic Orthodox Church





St. Mary Coptic Orthodox Church (Control # 2005-00509): Approved for a Place of Worship.
Delray Lakes Estates (Control # 1979-00031): Approved for residential.
Both developments surrounded by agricultural and nursery type uses.



Divine Savior Academy School (Control # 2013-00168): Approved for a Place of Worship, Private
School and Daycare.
Stone Creek Ranch (Control #1999-00031): Approved for residential.
Mizner Country Club (Control #1987-00007): Approved for residential.
Surrounded by agricultural and nursery type uses, as shown below.
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Agricultural/Nursery Uses

Stone Creek Ranch

Mizner Country Club

Subject Site

Divine Savior Academy School

As demonstrated in the graphics above, both institutional and residential uses exist along the corridor,
adjacent to agricultural and nursery type uses. The current development proposal is consistent and
compatible with the development pattern already established in the vicinity and will not create any adverse
impacts. The extent to which the uses transition from one to another are often mitigated by the use of
property development regulations including setbacks, height limitations and landscape buffer requirements.
G.4 Comprehensive Plan Consistency
This proposed Comprehensive Plan Text Amendment request is consistent with the intent, objectives and
policies of the Comprehensive Plan, as proposed to be amended, based on the following:
Objectives
The proposed Text Amendment furthers the County’s objectives as further described below.
Objective 1.5 The Agricultural Reserve Tier
General
The Agricultural Reserve Tier encompasses unique farmland and wetlands that are to be preserved
primarily for agriculture based on policy direction adopted by the Board of County Commissioners in 1995.
The Agricultural Tier Objective and Policies were revised in 2001 to incorporate the findings contained
within the Ag Reserve Master Plan dated October 2000. This document was a summary of consultant
and staff recommendations, and Board direction, for the Ag Reserve Master Planning effort which took
place over a period of years with several phases. The purpose of the Master Planning effort was: “To
preserve and enhance agricultural activity and environmental and water resources in the Ag Reserve,
and produce a master development plan compatible with these goals.
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Response: The Agricultural Reserve Tier remains a unique area in PBC, as important agricultural land
and activities are concentrated within the Tier boundaries. However, as the development landscape of
PBC evolved over the last few decades, so has the development pattern of the Agricultural Reserve Tier.
What was once farmland and predominantly agricultural uses, has evolved into a well-planned residential
area, with carefully planned and monitored non-residential uses to support the expanding population. All
of these uses continue to exist in harmony with remaining agricultural uses within the Tier. The proposed
Comprehensive Plan Text Amendment does not cause any conflicts within the Tier, as locating a CLF
within the Agricultural Reserve Tier accommodates an underserved use, by providing necessary services
to the aging population. The current proposal to utilize density remains consistent with the historical
approvals for CLF uses in PBC. Allowing the CLF density under the proposed future land designation
further preserves the character of the Tier, by limiting density above the currently established one dwelling
unit per acre, to CLF uses. The location of the proposed CLF along Lyons Road is consistent with the
established development pattern, as this thoroughfare is the main street for development within the Tier.
Continuing the trend of development along Lyons Road will relieve development pressures along State
Road 7.
Objective
Palm Beach County shall preserve the unique farmland and wetlands in order to preserve and enhance
agricultural activity, environmental and water resources, and open space within the Agricultural Reserve
Tier. This shall be accomplished by limiting uses to agriculture and conservation with residential
development restricted to low densities and non-residential development limited to uses serving the
needs of farmworkers and residents of the Tier. The Agricultural Reserve Tier shall be preserved primarily
for agricultural use, reflecting the unique farmlands and wetlands within it.
Response: The proposed amendment to the PBC Comprehensive Plan to allow for a CLF along Lyons
Road is not in conflict with this objective. The development of a CLF in this location lends itself as a
unique opportunity to provide needed services to the population of the Agricultural Reserve Tier, as a
significant percentage of residents within the Agricultural Reserve Tier (and directly outside the
boundaries of the Tier) are senior citizens. With currently limited options available within the Tier for
diverse housing choices and skilled care for the elderly, Agricultural Reserve Tier residents who require
such housing and care are forced to look for options outside of their familiar community. The CLF use
along Lyons Road is not out of character with the established pattern of development, nor does it
represent a negative impact on agriculture, as the subject site is small in size, utilized as nursery sales,
has direct frontage on a major roadway and clustered along a developed corridor.
Policies
The proposed Comprehensive Plan Text Amendment furthers the County’s policies as further described
below.
Policy 1.5-s
Institutional and Public Facilities uses shall be allowed in the Agricultural Reserve Tier. Such uses shall
not be permitted west of State Road 7. Institutional related uses, including but not limited to, churches
and social service facilities shall be allowed within the AGR Zoning District as a part of the continuation
of the Tier.
Response: The proposed amendment to the PBC Comprehensive Plan to allow for a CLF along Lyons
Road is consistent with Policy 1.5-s. The placement of this use along the frontage also limits the amount
of development on the agricultural uses behind it. As has been discussed throughout this Justification
Statement, Lyons Road has been established as the hub for development, as the majority of development
is concentrated along the east and west sides of the roadway. The current development proposal to
locate the CLF on the east side of Lyons Road, furthers this policy, as it continues this development
pattern along Lyons Road and preserves the land west of State Road 7 within the Agricultural Reserve
Tier.
The information presented in this Justification Statement demonstrates that there is a need, given the
existing, aging population within the Agricultural Reserve Tier and immediately surrounding area, that the
proposed use is consistent with the existing development patterns of the Tier and that the Lyons Road
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corridor represents the best location in which to develop such a use, as it is an established development
hub within the Tier.
Compliance with Comprehensive Plan FLUE Policy 2.1-F
The proposed FLUA Amendment must be found to be consistent with the Goals, Objectives and Policies
of the Comprehensive Plan. Future Land Use Element Policy 2.1-f requires that adequate justification for
the proposed FLU be provided. The proposed FLUA Amendment to modify the FLU from AGR to INST/CLR
is in compliance with the requirements of the County’s Comprehensive Plan, as outlined below.
1. The natural environment, including topography, soils and other natural resources;
The proposed request has minimal effect on the natural environment, such as but not limited to
water, air, storm water management, wildlife, vegetation, wetlands and the natural functioning of
the environment. There are no environmental issues associated with this application beyond
compliance with PBC regulations. Any existing vegetation on site will be preserved to the greatest
extent possible.
2. The availability of facilities and services;
Concurrent with this request, the Applicant is applying for a Concurrency Reservation to
accommodate the proposed development. Adequate facilities and services are available.
3. The adjacent and surrounding development;
The surrounding uses vary and are found to be compatible with the proposed amendment. The site
is near existing residential uses and is bordered on the western property boundary by a roadway
providing direct access to Atlantic Avenue. The following is a summary of the uses surrounding the
subject site:
FLU Designation

Zoning District

Existing Use

North

AGR

AGR

Agricultural, Nursery

South
East
West

AGR
AGR
AGR

PUD
AGR
AGR

Linton Boulevard ROW, Residential
Agricultural, Nursery, Residential
Lyons Road ROW, Agricultural, Nursery

North:

Immediately north of the subject site is an agricultural nursery with a FLU designation and
Zoning designation of AGR. Further north, there is an existing place of worship located
adjacent to Lyons Road with FLU and Zoning designations of AGR.

South: Immediately south of the subject site is the Linton Boulevard ROW. Further south is the
residential PUD community known as Mizner Country Club. This community retains a FLU
designation of AGR and a Zoning designation of PUD.
East:

East of the subject site are agricultural nursery uses and low density residential. Both uses
retain a FLU design and Zoning designation of AGR.

West:

Immediately west of the subject site is the Lyons Road ROW. Just west of this road is an
agricultural nursery, known as Landworks Depot, which retains a FLU designation and a
Zoning designation of AGR.

The proposed CLF use is compatible with the surrounding uses and is complimentary to the existing
development pattern along the Lyons Road corridor. The Lyons Road corridor is concentrated with
development on both the east and west sides, from Boynton Beach Boulevard south to Clint Moore
Road, with a large population of residents aged 55 years and older. The CLF use addresses an existing
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need for this sector of PBC, by providing necessary services and housing options to the aging
population. Both the INST/CLR FLU designation and proposed Type 3 CLF use are compatible with
the surrounding area, both immediately adjacent to the site and along the Lyons Road corridor. The
development of a CLF at this location, under the INST/CLR FLU designation is not out of character with
approved and constructed establishments along the same corridor (Lyons Road, from Atlantic Avenue
to Clint Moore Road), of which many are surrounded by agricultural and nursery activity, as
demonstrated on Pages 2 and 3 of this report. Also outlined earlier in this report (Page 22), there have
been several recent Type 3 CLF’s approved and adjacent to similar uses. The proposed CLF at this
location is consistent with the established uses and current development pattern along the Lyons Road
corridor. Furthermore, the following aerials identify the aforementioned approved CLF’s within MUPD
Zoning Districts, and demonstrate their relationship with existing uses are similar to that of the subject
site.
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Gardens CLF

Gardens CLF MUPD
Agricultural/Nursery Uses

Allegro at Boynton Beach

Agricultural/Nursery Uses

Allegro at Boynton Beach MUPD
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4. The future land use balance;
The AGR Tier has seen tremendous growth in both residential and non-residential development
since its inception. The original development pattern established for the Tier has undergone a
transition of uses, from primarily farmland and agricultural, to a balanced mix of housing and
necessary services for residents in this sector of PBC. The shift in development pattern is evident
by the existing and approved planned residential developments located throughout the Tier and
both developed and approved non-residential uses (the BCC approved a cap of 980,000 square
feet in April 2016). The influx of both residential and non-residential uses is an acknowledgement
of the previously unforeseen growth potential and changing pattern of an area that was once
primarily agricultural. While certain aspects of the original Agricultural Reserve Master Plan have
been maintained, there have been modifications over its evolution. The change in uses and
development within the Tier is evident along the Lyons Road segment in which the proposed CLF
use is located (between Atlantic Avenue and Linton Boulevard). Along this segment of Lyons Road,
there are more than 2,800 existing and approved residential units and more than 125,000 square
feet of non-residential uses that include retail, pharmacy, restaurants, church/synagogue and office
uses. Recently, there have been several developments approved within the Tier and in close
proximity to the subject site. The re-designation of the site with a FLU designation of INST/CLR
provides for a complimentary continuance of the existing development pattern and allows the site
to be developed with a CLF, while maintaining the existing density patterns associated with
traditional residential development within the Tier.
5. The prevention of urban sprawl as defined by 163.3164(51), F.S.;
Florida Statute, Chapter 163.3177 is the principle state statute governing the comprehensive plans
and plan amendments for all of the Counties within the State of Florida. In 2011, Chapter 163, F.S.
was substantially revised and Rule 9J-5 was repealed and removed from the Florida Administrative
Code (House Bill 7207). Today, Chapter 163.3177(1) (f) states, “all mandatory and optional
elements of the comprehensive plan and plan amendments shall be based upon relevant and
appropriate data and an analysis by the local government, that may include but not be limited to,
surveys, studies, community goals and vision, and other data available on that particular subject at
the time of adoption of the plan or plan amendment at issue.”
The data and analysis presented in this application and justification statement support the request
for amendment of the FLUA and demonstrate consistency with the Florida Statutes.
163.3177 – 6.a. Requires that a local government’s future land use plan element be based on a
number of factors, including population projections, the character of undeveloped land, availability
of public services and other planning objectives.
The proposed amendment is consistent with the character of the surrounding and future uses of
the AGR Tier and is demonstrated in this Justification Statement. Over time, the change in
development within the Tier has necessitated amendments to the original FLU designations, in
order to support the growing populations and needs of the Tier. The inappropriateness of the
existing AGR FLU is the result in the unanticipated development of the Tier throughout the last
several decades. While agricultural uses and farmland still represents appropriate uses for the Tier,
the small size of the site and location along the east side of Lyons Road, does not represent a
suitable location for agricultural activities.
6. Community Plans and/or Planning Area Special Studies recognized by the Board of County
Commissioners; and
The subject site is located within PBC’s Agricutlural Reserve Tier. The AGR Tier remains a unique
area in PBC, as important agricultural land and activities are concentrated within the Tier
boundaries. However, as the development landscape of PBC evolved over the last few decades,
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so has the development pattern of the AGR Tier. What was once farmland and predominantly
agricultural uses, has evolved into a well-planned residential area, with carefully planned and
monitored non-residential uses to support the expanding population. All of these uses continue to
exist in harmony with remaining agricultural uses within the Tier. The proposed Comprehensive
Plan Text Amendment does not cause any conflicts within the Tier, as locating a CLF within the
AGR Tier accommodates an underserved use, by providing necessary services to the aging
population. The current proposal to utilize density remains consistent with the historical approvals
for CLF uses in PBC. Allowing the CLF density under the CLR FLU designation further preserves
the character of the Tier, by limiting density above the currently established one dwelling unit per
acre, to CLF uses. The location of the proposed CLF along Lyons Road is consistent with the
established development pattern, as this thoroughfare is the main street for development within the
Tier. Continuing the trend of development along Lyons Road will relieve development pressures
along State Road 7.
7. Municipalities in accordance with Intergovernmental Coordination Element Objective 1.1.
Not applicable.

The following analysis demonstrates the proposal’s consistency with the relevant Goals, Objectives
and Policies of the Future Land Use Element of the Plan, as demonstrated throughout this report.
Consistency with the PBC Future Land Use Element
Goals – The proposed FLUA Amendment furthers the County’s goals as further described below.


Land Planning – It is the GOAL of Palm Beach County to create and maintain livable
communities, promote the quality of life, provide for a distribution of land uses of various types,
and at a range of densities and intensities, and to balance the physical, social, cultural,
environmental and economic needs of the current and projected residents and visitor
populations. This shall be accomplished in a manner that protects and improves the quality of
the natural and manmade environment, respects and maintains a diversity of lifestyle choices,
and provides for the timely, cost-effective provision of public facilities and services.
Response:

The assignment of the land with a FLU of INST/CLR and subsequent
development of a CLF addresses a need for a diversity of housing and
level of care options for the aging population of the AGR Tier and
immediate area.

Objectives – The proposed FLUA Amendment furthers the County’s objectives as further described
below.


Objective 1.5 The Agricultural Reserve Tier
General: The Agricultural Reserve Tier encompasses unique farmland and wetlands that are
to be preserved primarily for agriculture based on policy direction adopted by the Board of
County Commissioners in 1995. The Agricultural Tier Objective and Policies were revised in
2001 to incorporate the findings contained within the Ag Reserve Master Plan dated October
2000. This document was a summary of consultant and staff recommendations, and Board
direction, for the Ag Reserve Master Planning effort which took place over a period of years
with several phases. The purpose of the Master Planning effort was: “To preserve and enhance
agricultural activity and environmental and water resources in the Ag Reserve, and produce a
master development plan compatible with these goals.
Response:
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so has the development pattern of the AGR Tier. What was once farmland
and predominantly agricultural uses, has evolved into a well-planned
residential area, with carefully planned and monitored non-residential uses
to support the expanding population. All of these uses continue to exist in
harmony with remaining agricultural uses within the Tier. The proposed
Comprehensive Plan Text Amendment does not cause any conflicts within
the Tier, as locating a CLF within the AGR Tier accommodates an
underserved use, by providing necessary services to the aging population.
The current proposal to utilize density remains consistent with the
historical approvals for CLF uses in PBC. Allowing the CLF density under
the CLR FLU designation further preserves the character of the Tier, by
limiting density above the currently established one dwelling unit per acre,
to CLF uses. The location of the proposed CLF along Lyons Road is
consistent with the established development pattern, as this thoroughfare
is the main street for development within the Tier. Continuing the trend of
development along Lyons Road will relieve development pressures along
State Road 7.
Objective: Palm Beach County shall preserve the unique farmland and wetlands in order to
preserve and enhance agricultural activity, environmental and water resources, and open
space within the Agricultural Reserve Tier. This shall be accomplished by limiting uses to
agriculture and conservation with residential development restricted to low densities and nonresidential development limited to uses serving the needs of farmworkers and residents of the
Tier. The Agricultural Reserve Tier shall be preserved primarily for agricultural use, reflecting
the unique farmlands and wetlands within in it.
Response:



Objective 2.1 Balanced Growth – Palm Beach County shall designate on the Future Land
Use Atlas sufficient land area in each land use designation to manage and direct future
development to appropriate locations to achieve balanced growth. This shall be done to plan
for population growth and its need for services, employment opportunities, and recreation and
open space, while providing for the continuation of agriculture and the protection of the
environment and natural resources through the long-range planning horizon.
Response:



The proposed amendment to the FLUA to assign the subject site a FLU
designation of INST/CLR does not create a conflict with this objective. To
the contrary, the designation of this site with the INST/CLR FLU allows for
the development of a CLF at an appropriate location, along a major
roadway that is already established as a corridor for development within
the Tier. By concentrating development along an already established
roadway, larger tracts of land in more appropriate areas can be preserved
for farmlands and agricultural activities.

The proposed FLUA Amendment furthers this objective, by promoting
balanced growth and providing a diversity of housing choices and level of
care options for residents of the AGR Tier and locating development along
established corridors. The population data provided in this Justification
Statement supports the conclusion that the development of a CLF
addresses an underserved use within the Tier.

Objective 2.2 Future Land Use Provisions – General – Palm Beach County shall ensure
development is consistent with the County’s diverse character and future land use
designations. All public and private activities concerning the use, development and
redevelopment of a property, and the provision of facilities and services shall be consistent with
the property’s future land use designation, and the applicable Goals, Objectives and Policies
of this Element.
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Response:



The proposed FLUA Amendment is consistent with the County’s diverse
character and future land use designations as the proposed use will offer
needed services to the area that are currently under represented.
Furthermore, as demonstrated within this section, the proposed
amendment is consistent with the applicable Goals, Objectives and
Policies of the Future Land Use Element of the Comprehensive Plan.

Objective 3.1 Service Areas - General – Palm Beach County shall establish graduated
service areas to distinguish the levels and types of services needed within a Tier, consistent
with sustaining the characteristics of the Tier. These characteristics shall be based on the land
development pattern of the community and services needed to protect the health, safety and
welfare of residents and visitors; and, the need to provide cost effective services based on the
existing or future land uses.
Response:

The subject site is located near all of the necessary urban services
including, but not limited to, the roadway network, water/wastewater and
drainage facilities, mass transit, opportunities, etc. The proposed
development will sufficiently utilize the existing urban services within the
area. Furthermore, the proposed use will provide additional services to the
community to help protect the health, safety and welfare of its residents.

Policies – The proposed FLUA Amendment furthers the County’s policies as further described below.


Policy 1.5-s: Institutional and Public Facilities uses shall be allowed in the Agricultural Reserve
Tier. Such uses shall not be permitted west of State Road 7. Institutional related uses, including
but not limited to, churches and social service facilities shall be allowed within the AGR Zoning
District as a part of the continuation of the Tier.
Response:



Policy 2.1-a: Future land use designations, and corresponding density and intensity
assignments, shall not exceed the natural or manmade constraints of an area and shall also
not underutilize the existing or planned capacities of urban services.
Response:



The proposed FLUA Amendment is consistent with this policy, as the
proposed use is permitted in an AGR MUPD and is proposed to be located
east of State Road 7. The Policy is clear that other institutional uses, not
just limited to churches and social services, are permitted.

The subject site is located near all of the necessary urban services
including, but not limited to, the roadway network, water/wastewater and
drainage facilities, mass transit, opportunities, etc. The proposed
development will sufficiently utilize the existing urban services within the
area, allowing land within the Tier more appropriate for agricultural
activities to be preserved.

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.
Response:
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designation along the Lyons Road corridor, and will provide needed
services to existing and future residents in the vicinity. This helps to
balance the needs created by the development of AGR PUD’s in this area
of the County and the associated increase in population – more specifically
the senior citizen population.
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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.
Response:



The subject site is surrounded by existing residential developments, as
well as being located at the northeast corner of Lyons Road and Linton
Boulevard. As such, the proposed amendment does not encourage
piecemeal development, nor does it create residual parcels. To the
contrary, the is proposed at a suitable location and of a compatible density.

Policy 2.2.8-d: The County shall maintain the Unified Land Development Code to provide for
zoning districts to accommodate health and human service needs such as hospitals, public
clinics, emergency health shelters, child care facilities, adult day care facilities, group homes,
foster homes, congregate living facilities and other residential care.
Response:

The proposed FLUA Amendment request is consistent with this policy as
the use proposed will be compatible with the purpose of the Agricultural
Reserve Tier as the proposed AGR MUPD is consistent with the proposed
INST/CLR Future Land Use.

 Policy 1.5.1-q: AGR-Multiple Use Planned Development. New Agricultural Reserve Multiple
Use Planned Developments (AgR-MUPD) in the Ag Reserve Tier shall meet the following
requirements:
1. Preserve Areas shall not be required for a property that is 16 acres or less in size as of
January 1, 2016. For purposes of this policy, the term ‘property’ is defined as a property
control number as configured on January 1, 2016. The acreage shall be exclusive of rightof-way as shown on the Thoroughfare Right of Way Identification Map;
2. Preserve Areas shall be required for a property that is greater than 16 acres in size as of
January 1, 2016. For purposes of this policy, the term ‘property’ is defined as a property
control number as configured on January 1, 2016. For such properties, the Development
Area shall not exceed 40 percent of the gross acreage less right-of-way as shown on the
Thoroughfare Identification Map;
3. The Development Area for commercial and mixed use projects shall meet the Ag Reserve
Design Elements; and
4. Required Preserve Areas shall be subject to the standards and requirements of an AgRTMD preserves.
Response: The development proposal includes a 1.4786 acre preserve parcel at the southeast
corner of the site, where a fire station will be located. In addition, a 5.0946 acre preserve parcel,
identified by PCN 00-42-46-20-01-000-0860, has been used to satisfy preserve area
comments.

Conclusion
The data presented in this Justification Statement, supports the request to amend the PBC FLUE to
allow for a CLF within the AGR Tier of PBC, and for such use to develop at an eight dwelling unit per
acre density. The continued expansion of residential and non-residential uses within the Tier create a
need for a diversity of housing and level of care choices for senior citizens. The requested FLUA
Amendment from AGR to INST/CLR on the subject site is justified, consistent with the Plan and State
of Florida laws and is compatible with surrounding uses.
On behalf of the Applicant, WGI, respectfully requests approval of these requests for
Comprehensive Text Amendment and to amend the FLUA designation on the subject site.

21-B2 Amendment Staff Report

E - 35

All Seasons Delray (LGA 2021-009)

21-B2 Amendment Staff Report

E - 36

All Seasons Delray (LGA 2021-009)

Exhibit 4
Applicant’s Public Facilities Table

A. Traffic Information
Current

Proposed

Max Trip Generator

Nursery (Garden Center) (ITE 817)
Rate: 108.1
Nursery (Wholesale) (ITE 818)
Rate: 19.5

Assisted Living Facility (ITE 254)
Rate: 2.6
Fire and Rescue Station
Rate: 4.8

Maximum Trip
Generation

633

546

Net Daily Trips:

-149 (maximum minus current)
-97 (proposed minus current)

Net PH Trips:

35 (22/13) AM, 48 (18/30) PM (maximum)
41 (24/17) AM, 54 (20/34) (proposed)

Significantly
impacted roadway
segments that fail
Long Range

None

None

Significantly
impacted roadway
segments for Test 2

None

None

Traffic Consultant

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

B. Mass Transit Information
Nearest Palm Tran
Route (s)

Route Name: DLB X-TWN via ATLANTIC
Route Number: 81

Nearest Palm Tran
Stop

Stop Name: ORIOLE PLZ @ RODS REST SVC RD
Stop Number: 6409
Distance: Approximately 2.3 miles

Nearest Tri Rail
Connection

Route 81 / Delray Beach Station

C. Portable Water & Wastewater Information
Potable Water &
Wastewater
Providers

PBCWUD
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Nearest Water &
Wastewater Facility,
type/size

The nearest potable water and wastewater lines are located in Lyons Road,
adjacent to the property. The property is located in PBC Mandatory Reclaimed
Water Service Area.

D. Drainage Information
The existing agricultural lots have no formal drainage system. The proposed development will drain by a
series of interconnected inlets and culverts to the proposed on-site dry detention pond. Water quality and
quantity criteria will be met in the proposed dry detention pond and exfiltration trench prior to discharging
via control structure through a piped connection directly into the roadside swale along the north side of
Linton Blvd, the point of legal positive outfall. Historical drainage of the adjacent properties will be
unaffected. Drainage Statement as Application Attachment J.

E. Fire Rescue
Nearest Station

PBC Fire-Rescue Station #42
(14276 Hagen Ranch Road, Delray Beach, FL 33446)

Distance to Site

The subject property is approximately 3.50 miles from the station.

Response Time

The estimated response time to the subject property is 9 minutes and 30
seconds. For fiscal year 2016, the average response time (call received to on
scene) for this stations zone is 7:12.

Effect on Resp. Time

Changing the land use will increase the call volume to this area by approximately
173 call a year, and there will be an extended response time to this property of
approximately 9 minutes and 30 seconds. There are plans in the Fire Rescue
Capital Improvement Plan for a new station in this area that could potentially help
lower the response time to this location. Application Attachment K.

F. Environmental
Significant habitats
or species

No significant habitat occurs on the assessed parcel. No state or federal listed
plant or animal species were located within the assessment area. Application
Attachment L.

Flood Zone*

X500

Wellfield Zone*

The subject site is not located within a wellfield protection zone. Application
Attachment M.

G. Historic Resources
Staff’s review has identified no historic or architecturally significant resources on or within 500 feet of the
subject property. In addition, no known archaeological resources located on or within 500 feet of the subject
property have been identified. Application Attachment N.

H. Parks and Recreation - Residential Only (Including CLF)
Park Type
Regional
Beach

21-B2 Amendment Staff Report

(ac. per person)

Population
Change

Change in
Demand

West Delray Regional Park

0.00339

+186

0.63

Gulfstream Park

0.00035

+186

0.06

Name & Location
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District

Caloosa Park

0.00138

+186

0.25

I. Libraries - Residential Only (Including CLF)
Library Name

Hagen Ranch Road Branch

Address

14350 Hagen Ranch Road

City, State, Zip

Delray Beach, FL 33446

Distance

Approximately 3.00 miles
Level of Service

Population Change

Change in
Demand

Collection

2 holdings per person

+186

372

Periodicals

5 subscriptions per 1,000 persons

+186

0.93

$1.00 per person

+186

$186.00

1 FTE per 7,500 persons

+186

0.02

3.35 FTE per professional librarian

+186

0.005

0.34 sf per person

+186

63.24 SF

Component

Info Technology
Professional staff
All other staff
Library facilities
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Exhibit 5
Traffic Division Letter
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Exhibit 6
Water & Wastewater Provider LOS Letter
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Exhibit 7
Disclosure of Ownership Interests
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Exhibit 8
Urban Sprawl Analysis
Primary Indicators that an amendment does
not discourage urban sprawl

Staff Assessment

Sprawl
Indicated?

Criteria Related to Land Use Patterns
Promotes, allows or designates for development
substantial areas of the jurisdiction to develop as
low-intensity,
low-density,
or
single-use
development or uses.
Promotes,
allows
or
designates
urban
development in radial, strip, isolated or ribbon
patterns generally emanating from existing urban
developments.
Discourages or inhibits infill development or the
redevelopment of existing neighborhoods and
communities.
Fails to encourage functional mix of uses.

This amendment does not promote, allow or
designate a substantial area of the County to
develop as low-intensity, low-density, or
single-use development or uses.
This amendment does not designate urban
development emanating from existing urban
development.

No

This amendment does not discourage or inhibit
infill development or the redevelopment of
existing neighborhoods and communities.
This amendment will introduce new housing
opportunities in the Ag Reserve.

No

Results in poor accessibility among linked or The proposed amendment does not result in poor
related land uses.
accessibility among related land uses.
Results in the loss of significant amounts of The proposed amendment on this site will not
functional open space.
result in the loss of significant amounts of
functional open space.

No

No

No

No

Criteria related to sites located outside or at the edge of the Urban Service Area
Promotes, allows, or designates significant
amounts of urban development to occur in rural
areas at substantial distances from existing urban
areas while not using undeveloped lands that are
available and suitable for development

The site is located within in the Agricultural
Reserve, a Limited Urban Service Area (LUSA)
which allows for a mix of urban and rural levels
of service, and therefore, does not promote,
allow, or designate a significant amount of urban
development to occur in rural areas at substantial
distances from existing urban areas.
Fails to adequately protect and conserve natural The
property
does
not
contain
any
resources, such as wetlands, floodplains, native environmentally sensitive areas. The site is not
vegetation, environmentally sensitive areas, within a Wellfield Protection Area.
natural groundwater aquifer recharge areas,
lakes, rivers, shorelines, beaches, bays, estuarine
systems, and other significant natural systems
Fails adequately to protect adjacent agricultural The amendment will not impact adjacent
areas and activities, including silviculture, and agricultural areas.
including active agricultural and silvicultural
activities as well as passive agricultural activities
and dormant, unique and prime farmlands and
soils.
Fails to provide a clear separation between rural The AGR Tier is intended to support and
and urban uses.
preserve agricultural while allowing low density
development
and
limited
commercial
development. The ULDC provides for regulations
that are intended to allow for continuation of
agriculture and implement the provisions in the
Plan for the Tier.
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Primary Indicators that an amendment does
not discourage urban sprawl

Staff Assessment

Sprawl
Indicated?

Criteria Related to Public Facilities
Fails to maximize use of existing public facilities
and services.
Fails to maximize use of future public facilities and
services.

Public facilities and services will be provided and
water and wastewater will be available.
The AGR Tier allows for a mix of urban and rural
levels of service. Future development east of
State Road 7 would be expected to utilize public
facilities and services. The subject site would
maximize the use of future public facilities
available in the area.
The site is within the AGR Tier, which intends
that urban levels of service serve development.
There are no adverse impacts to public facilities
and services as indicated by service providers
through department review.

No
No

Allows for land use patterns or timing which
No
disproportionately increase the cost in time,
money and energy, of providing and maintaining
facilities and services, including roads, potable
water, sanitary sewer, stormwater management,
law enforcement, education, health care, fire and
emergency response, and general government.
Overall Assessment: As demonstrated above, the proposed amendment does not meet any of the indicators of
urban sprawl, and would not contribute to urban sprawl in the county.
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Exhibit 9
Prior Poet’s Walk Amendment (2017) Hearing Summary
The prior amendment was presented at Planning Commission and Board of County Commissioners
hearings as summarized below.
PLC Public Hearing. The Commission recommended denial, motion David Freudenberg, seconded
by Kiley Harper-Larsen passed in a 6-5 vote (with Lori Vinikoor, Angella Vann, Michael Peragine,
Edwin Ferguson, and Arthur Goldzweig dissenting) at the November 17, 2017 public hearing. The
Planning Commission also made a separate motion to recommend that the County pursue a County
Initiated amendment to consider Congregate Living Residential future land use in the Ag Reserve Tier.
Board discussion centered on the need for congregate living facilities, the recently adopted
Congregate Living Residential future land use designation, Ag Reserve preserve requirements, and
broader policy implications. There was no public comment.
BCC Transmittal Public Hearing #1: At the first transmittal hearing for the Clint Moore CLF and
Poet’s Walk applications on January 31, 2018, the Board directed staff to prepare options for a County
Initiated amendment for CLFs in the Tier and return to the Board with options. Both amendments were
postponed by the BCC at the request of the applicants.
BCC Zoning Meeting: Staff returned to the Board with options to consider for CLFs in the Ag Reserve
Tier on March 22, 2018 (see backup as Exhibit 10). Upon discussion the Board directed that the two
applications be addressed at the May 2nd transmittal hearing independently.
BCC Transmittal Public Hearing #2: The BCC transmitted the amendment by substitute motion by
Comm. Abrams, seconded by Comm. Valeche, passed in a 4 to 3 vote (with Comm. Burdick, Comm.
Bernard, and Comm. Berger dissenting) at the May 2, 2018 public hearing. The Clint Moore CLF
amendment withdrew at the hearing. An initial motion for denial was made by Comm. Burdick,
seconded by Comm. Bernard. Board discussion included comments regarding the need for CLF
provisions in the Tier to be discussed further with regards to public benefits and the importance of
preserve area requirements, and that transmittal would allow more time for the applicant to work with
residents and staff and for this concept to be discussed further. Four members of the public spoke in
opposition citing that the proposed use was out of character with the Ag Reserve Tier, and did not
support the Tier since it did not provide a preserve area. One member of the public spoke in support
of CLFs in the Ag Reserve.
Changes Subsequent to Transmittal: Following the Transmittal of the amendment, the applicant
continued to work on the proposed text amendment to address some of the comments made by the
BCC & the public on the general topic of CLFs in Ag Reserve, and the recommendations made by
staff on March 22nd & May 2nd. The applicant has revised the proposed text amendment and provided
additional supporting justification. The revisions and justification are summarized on the table on the
following page. These changes propose to allow CLFs in the Ag Reserve and recognize that this use
is a hybrid between commercial and residential, therefore limiting their location to within 1 mile of each
of the commercial nodes and applying modified open space requirements. These changes match the
staff recommendation for CLFs in the Tier with the exception of 60% off site preserve.
BCC Adoption Public Hearing: The BCC postponed the amendment at the request of the applicant,
motion by Comm. Burdick, seconded by Comm. Kerner, passed in a 7 to 0 vote at the July 23, 2018
public hearing. There was minimal discussion and no public comment.
Withdrawal Following Postponement: Subsequent to the adoption hearing, the applicant and the
contract purchaser could not reach an agreement on proceeding with the applicant, the postponement
fee was not paid, and the application was administratively withdrawn.
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Exhibit 10
Prior Poet’s Walk Amendment (2019) Hearing Summary
Prior Discussion 2019 Poet’s Walk
Local Planning Agency: Denial, motion Cara Capp, seconded by Barbara Roth passed in a 7
to 6 vote (with Lori Vinikoor, Jim Knight, Kiley Harper-Larsen, Angella Van, Marcia Hayden and
Edwin Ferguson dissenting) at the June 14, 2019 public hearing. An initial motion to require 30%
preserve area and 30% onsite open space was withdrawn. Board discussion included comments
regarding the density proposed, that CLFs should be located only in the Urban Suburban Tier,
the differences between open space and preserve area, that the increase in density was enough
to offset the financial impact of the required preserve area, that commercial sites of this size were
exempt from preserve requirements, and that this amendment would encourage additional
facilities in the Tier. Four members of the public spoke in opposition to development in the
Agricultural Reserve, but in support of the 60% preserve area requirement if approved.
Board of County Commissioners Transmittal Public Hearing:
Transmit per staff
recommendation, motion by Commissioner Berger, seconded by Commissioner Weiss, passed
in a 4 to 2 vote (with Commissioners McKinlay and Weinroth dissenting and Vice Mayor Kerner
absent) at the July 22, 2019 public hearing. The Board directed staff to continue working with the
applicant and community organizations prior to the adoption hearing. The applicant proposed a
modification to require 30% preserve and 30% open space and new locational criteria along Lyons
Road for one mile north and south of Boynton Beach Blvd and Atlantic Ave. Commissioners
commented on the need for a preserve area, increased building height if the preserve is onsite,
the classification of CLF as a residential use, and differences between preserve area and open
space, and the impact of CLFs on Fire Rescue. Public speakers consisted of a representative of
the Coalition of Boynton West Residential Associations speaking in opposition to the applicant’s
original proposal and a representative the Delray Alliance speaking in support of the applicant’s
modified 30% preserve/30% opens space proposal.
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From: Diane Costello <dyanisport@gmail.com>
Sent: Wednesday, July 28, 2021 1:37:16 AM
To: Dave Kerner M.; Robert Weinroth S.; Mack Bernard; Gregg Weiss; Maria Marino G.; Melissa
McKinlay; Maria Sachs; Beth Rappaport
Cc: Stephanie Gregory; dyanisport
Subject: "ALL SEASONS LGA 2021-009

Dear PBC Commissioners;
As an abuting 10 acre homeowner of the All Seasons project - I do not believe that the first CLF
in the Ag Reserve should be crammed into the projected area proposed above.
It is not at a main corridor intersection - nearly a mile away.
The traffic it generates with three staff shifts, medical , services, deliveries, visitors etc, is
extremely heavy and unwarranted in an area next to Mizner Country Club traffic and Divine
Savior school traffic already.
Why are there 3 three stories instead of the approved two only?
This is a 186 Bed community - considered for institutional Land use - thus Institutional Public
Facility (non residential). 186 bed community on about 9 acres allowing for right of ways.
(And you just approved a 24 bed facility(on 11 acres) , on Atlantic, with , I believe a great deal
of contention?).
I have other items that are questionable on this, but please let us start here.
Please see my attachment below also. Thank you for your time.
Sincerely,
Diane Costello
cc
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From: shecal711@gmail.com
Date: July 27, 2021 at 9:44:07 PM EDT
To: "Dave Kerner M." <DKerner@pbcgov.org>, "Robert Weinroth S."
<RWeinroth@pbcgov.org>, "Maria Marino G." <MMarino@pbcgov.org>, Gregg Weiss
<GWeiss@pbcgov.org>, Maria Sachs <MSachs@pbcgov.org>, Melissa McKinlay
<MMcKinlay@pbcgov.org>, Mack Bernard <MBernard@pbcgov.org>
Cc: Verdenia Baker <VBaker@pbcgov.org>
Subject: 7/28/21 Board of Palm Beach County Planning Commissioners meeting.

****** Note: This email was sent from a source external to Palm Beach County. Links or
attachments should not be accessed unless expected from a trusted source. *******
Attention of Mayor Kerner, Vice Mayor Weinroth and Commissioners Marino, Weiss, Sachs McKinlay and
Bernard:
Once again I am unable to attend the meeting and wish my comments presented in this letter to be
included in the record. It is with great distress that I must continue to object to any proposals to change
the existing agriculturally designated land use as follows:
Proposed by Sunflower Light Industrial (LGA 2021-016) ----- From Agricultural Reserve (AGR) to
Industrial with an underlying Agricultural Reserve (IND/AGR) .
All Seasons (LGA 2021-009)-- Proposed FLUA Amendment: From Agricultural Reserve (AGR) to
Institutional & Public Facilities with an underlying Agricultural Reserve (INST/AGR)
The preservation of the Agricultural Preserve was voted on overwhelmingly in 1999 by issuance of a bond
which would allow the purchase of land in the Ag Reserve to be used for agriculture in
perpetuity. Clearly this vote of the people of Palm Beach County has been ignored over the many years
since by the constant zone changes allowing development of homes, businesses and in fact a school to
be built right in the midst of land being farmed and a nursery. At the time I strongly objected and still
believe that it is time to STOP any further development.
The thing about the Ag Reserve that seems to escape our elected officials is that once it's gone, it
is gone. The revenue, the jobs, the food source, the environment being sustained by the Ag Reserve will
no longer by viable as long as the zone changes continue to be made.
Thank you for your attention and I am hoping that you will hear our voices and deny the any further
development in the Ag Reserve as has been proposed today and will be proposed in the future by the
Kushner family along Atlantic Avenue – West of the Turnpike.
Respectfully,

Sheila Calderon
Sierra Club Loxahatchee Group
EXCOM Conservation Committee
Shecal711@gmail.com
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