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September 18, 2019 

Dr. Juan F. Ortega, P.E. 
JFO Group Inc. 
11924 Forest Hill Boulevard, Suite 1 OA-123 
Wellington, FL 33414 

RE: Windsor Place (revised) 
FLUA Amendment Policy 3.5-d Review 
Round 2019-82 

Dear Dr. Ortega: 

Palm Beach County Traffic Division has reviewed the Comprehensive Plan 
Amendment Traffic Impact Analysis for the proposed Future Land Use Amendment for 
the above referenced project, revised August 22, 2019, pursuant to Policy 3.5-d of the 
Land Use Element of the Palm Beach County Comprehensive Plan. The project is 
summarized as follows: 

Location: NW corner of Hypoluxo Road and Lyons Road 

PCN: 00-42-43-27-05-043-0240 (others on file) 

Acres: 40 acres 

Current FLU Proposed FLU 

FLU: Multiple Land Use (MLU) with Multiple Land Use (MLU) with 
Commercial High (CH) & Low Commercial High (CH) & High 
Residential, 2 units per acres Residential, 8 units per acre (HR-

(LR-2) 8) 

Zoning: Mixed Planned Development Mixed Planned Development 
(MXPD) (MXPD) 

Density/ 2 du/ac 8 du/ac in 40 ac 
Intensity: 112,800 SF (Retail) 

20,000 SF (Office) 

Maximum General Commercial General Commercial 
Potential: Total: 112,800 SF Total: 45,000 SF 

General Office Apartment 
Total: 20,000 SF Total: 320 DUs 

Condo/Town homes 
Total: 80 DUs 

Proposed N/A Apartment 
Potential: Total: 194 DUs 

Condo/Townhomes 
Total: 214 DUs 

General Commercial 
Total: 26,876 SF 

Fast Food Rest+ DT 
Total: 3,317 SF 

Net Daily -1,272 (maximum - current) 
Trips: -749 (proposed - current) 

Net PH 176 (43/133) AM, 351 (200/151) PM (maximum) 



Dr. Juan F. Ortega, P.E. 
September 18, 2019 
Page 2 

Trips: 1 260 (73/187) AM, 366 (217/149) PM (proposed) 

*Maximum indicates typical FAR and maximum trip generator. Proposed indicates the 
specific uses and intensities/densities in the zoning application. 

Based on the review, the Traffic Division has determined that the traffic impacts of the 
proposed amendment meets Policy 3.5-d of the Future Land Use Element of the Palm 
Beach County Comprehensive Plan at the proposed potential density shown above. 
The proposed change will have an insignificant impact for the long range analysis. 

Please contact me at 561-684-4030 or email to gbari@pbcqov.org with any questions. 

Sincerely, 

~·~· 
Quazi Bari, P.E. 
Senior Professional Engineer - Traffic Division 

QB:DS/rb 
ec: Dominique Simeus, P.E. - Project Coordinator II, Traffic Division 

Steve Bohovsky - Technical Assistant Ill , Traffic Division 
Lisa Amara - Senior Planner, Planning Division 
Khurshid Mohyuddin - Principal Planner, Planning Division 
Jorge Perez - Senior Planner, Planning Division 

File: General - TPS - Unincorporated - Traffic Study Review 
N:ITRAFFIC\Development Review\Comp Plan\19-82\Windsor Place (revised).docx 
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1 .  P R O J E C T  D E S C R I P T I O N  

 

JFO Group Inc. has been retained to evaluate the traffic impact for the proposed Future Land 

Use designation at the Windsor Place property. There is a proposal for a land use change of 

40.00 acres located at the northwest corner of Hypoluxo Road and Lyons Road in 

Unincorporated Palm Beach County, Florida. Exhibit 1 includes a copy of the approved site 

plan for the site. The current Future Land Use (FLU) designation for the property is Multiple Land 

Use, with Commercial High and Low Residential, 2 units per acre (MLU, with CH, LR-2). 

 

A land use change amendment from the current Multiple Land Use, with Commercial High 

and Low Residential, 2 units per acre (MLU, with CH, LR-2) to Multiple Land Use, with 

Commercial High and High Residential, 8 units per acre (MLU, with CH, HR-8) is being 

requested.  

 

Property Control Number 

associated with this project is 00-42-

43-27-05-043-0240. Exhibit 1 includes 

a copy of the property data from 

the Palm Beach County (PBC) 

Property Appraiser’s office for the 

site. Figure 1 shows an aerial 

location of the site in relation to the 

transportation network.   

 

The purpose of this analysis is to 

evaluate the traffic impact of the proposed land use change to determine compliance with 

Policy 3.5-d from the PBC Comprehensive Plan. This analysis includes Test 2 – Five Year Analysis 

(2022) and Long Range Analysis (2040). Furthermore, since the subject site will have a 

concurrent application for rezoning and site plan, this traffic study also evaluates the impact 

of the proposed development as it will be included in the rezoning and site plan applications. 

Ly
o
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 R

o
a

d
 

Hypoluxo Road  

Site 

Figure 1: Project Location 
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2 .  C U R R E N T  F U T U R E  L A N D  U S E  D E S I G N A T I O N  

 

Project trip generation rates available from the PBC Trip Generation Rates, dated August 13, 

2014 were used to determine the project trip generation under the Current Future Land Use 

designation and the Proposed Future Land Use designation. Table 1 shows the rates and 

equations used in order to determine the trip generation for Daily, AM, and PM peak hour 

conditions.  

 

Table 1: Trip Generation Rates and Equations 

Land Use 
ITE 

Code 
Daily 

AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

General 
Commercial 

820 
Ln(T)=  

0.65 Ln(X)+5.83 62% 38% 0.96 48% 52% 
Ln(T)= 

0.67 Ln(X)+3.31 

General Office 710 
Ln(T) =  

0.76 Ln(X) + 3.68 88% 12% 
Ln(T) =  

0.80 Ln(X) + 1.57 17% 83% 1.49 

Fast Food 
Restaurant +DT 

934 496.12 51% 49% 45.42 52% 48% 32.65 

Condo/ 
Townhomes 

230 6.65 17% 83% Ln(T)= 
0.80 Ln(X)+0.26 67% 33% Ln(T)= 

0.82 Ln(X)+0.32 

Apartment  220 6.65 20% 80% T=0.49(X)+3.73 65% 35% 0.62 

 

Ordinance 2014-033 set limits for the maximum intensity permitted under the current FLU to 

112,800 SF of Retail, 20,000 SF of Office and 80 Multifamily Units. Table 2 summarizes Daily, AM 

and PM peak trip generation potential under the Current Future Land Use designation. The net 

Daily, AM and PM trips potentially generated due to the Current Future Land Use designation 

are 5,186, 141, and 459 trips respectively. 
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Table 2: Trip Generation – Current Future Land Use 

Land Use Intensity 
Daily 
Traffic 

AM Peak Hour  PM Peak Hour  

In Out Total In Out Total 

General Commercial 112,800 SF 7,344 67 41 108 312 337 649 

General Office 20,000 SF 386 47 6 53 5 25 30 

Condo/Townhomes 80 DU 532 7 36 43 34 16 50 

Σ 8,262 121 83 204 351 378 729 

 

Internal Capture 2.28% 8.82% 1.92% 

General Commercial 66 0 6 6 4 1 5 

General Office 56 6 0 6 0 4 4 

Condo/Townhomes 66 3 3 6 3 2 5 

Σ 188 9 9 18 7 7 14 

 

Pass-By   

General Commercial 39.23%1 2,855 26 14 40 121 132 253 

General Office 10.00% 33 4 1 5 1 2 3 

Σ 2,888 30 15 45 122 134 256 

 

Net Current FLU Trips 5,186 82 59 141 222 237 459 

 
1 = 83.18 - 9.30 * Ln(A) where A is 1,000 SF of leasable area 
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3 .  P R O P O S E D  F U T U R E  L A N D  U S E  D E S I G N A T I O N  

 

There is a proposal to change the current Future Land Use from the current Multiple Land Use, 

with Commercial High and Low Residential, 2 units per acre (MLU, with CH, LR-2) to Multiple 

Land Use, with Commercial High and High Residential, 8 units per acre (MLU, with CH, HR-8). 

The maximum intensity for the site would allow a maximum1 of 45,000 square feet of General 

Commercial uses, and, 320 Apartments. According to Table 3 , the Net Daily, AM and PM trips 

potentially generated due to the Proposed Future Land Use designation under the Maximum 

Intensity are 3,914, 176, and 351 trips respectively. 

 

Table 3: Maximum Intensity – Proposed FLUA 

Land Use Intensity 
Daily 
Traffic 

AM Peak Hour  PM Peak Hour  

In Out Total In Out Total 

General Commercial 45,000 SF 4,041 27 16 43 168 183 351 

Apartment 320 DUs 2,128 32 129 161 129 69 198 

Σ 6,169 59 145 204 297 252 549 

 

Internal Capture 6.91% 4.90% 7.29% 

General Commercial 213 3 2 5 7 13 20 

Type 1 Restaurant w/ DT 213 2 3 5 13 7 20 

Σ 426 5 5 10 20 20 40 

 

Pass-By   

General Commercial 47.78% 1,829 11 7 18 77 81 158 

Σ 1,829 11 7 18 77 81 158 

Net Maximum FLU Trips 3,914 43 133 176 200 151 351 

 
1  

Land Use Acreage Intensity/Density 
Minimum Maximum 

CH 3.0 ac. – 6.0 ac. 30,000 SF (Commercial) 45,000 SF (Commercial) 
HR-8 34.0 ac. – 37.0 ac. 240 DU (6 du/ac) 320 DU*(8 du/ac) 
Open Space 4.0 ac – No Max. N/A N/A 
Lake Tracts 4.0 ac. – 6.0 ac. N/A N/A 
Total Acres 40 acres   
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The proposed project will be submitted concurrently for rezoning and site plan approvals 

where the project is proposing 408 dwelling units (194 multi-family + 214 townhomes), 26,876 

square feet of General Commercial uses, and, a 3,317 square feet Type I Restaurant with drive 

thru. The applicant will be using Workforce and/or TDR bonus programs to reach the desired 

intensity. 

 

Table 4: Trip Generation – Proposed Site Plan 

Land Use Intensity Daily 
AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

Apartment 1941 DUs 1,290 20 79 99 78 42 120 

Condo/Townhomes 2141 DUs 1,423 16 79 95 75 37 112 

General Commercial 26,876 SF 2,891 16 10 26 119 129 248 

Fast Food Rest + DT 3,317 SF 1,646 77 74 151 56 52 108 

 7,250 129 242 371 328 260 588 
 

Internal Capture  9.77% 8.63% 9.52% 

Apartment  128 2 5 7 7 4 11 

Condo/Townhomes 144 2 5 7 7 4 11 

General Commercial 218 3 3 6 7 11 18 

Fast Food Rest + DT 218 9 3 12 7 9 16 

 708 16 16 32 28 28 56 
 

Pass-By  

General Commercial 52.57%2 1,405 7 4 11 59 62 121 

Fast Food Rest + DT 49.00% 700 33 35 68 24 21 45 

 2,105 40 39 79 83 83 166 
 

S i te  P lan  P rop osed T r ips  4,437  73  187  260  217  149  366  

 
1 408 dwelling units: 320 units (40 x 8) + 80 TDR (Existing vested) + 8 density bonus units (2.5% vs 40% allowed) 
2 = 83.18 - 9.30 * Ln(A) where A is 1,000 SF of leasable area 
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4 .  T R A F F I C  I M P A C T  

 

Table 5 shows a comparison of the trip generation between the Maximum Intensity under the 

existing and proposed FLU while Table 6 compares the Maximum Intensity under the existing 

and the proposed site plan. As can be seen in Table 5, both Daily and Peak-Hour traffic 

generated by the Maximum Intensity are lower than the traffic generated by the current FLU.  

 

Table 5: Net Traffic Impact – Maximum Intensity 

Future Land Use 
Designation 

Daily 
AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

Current 5,186 82 59 141 222 237 459 

Maximum Intensity 3,914 43 133 176 200 151 351 

Net New Trips (1,272) (39) 74  35  (22) (86) (108) 

 

Table 6: Net Traffic Impact – Proposed Site Plan 

Future Land Use 
Designation 

Daily 
AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

Current 5,186 82 59 141 222 237 459 

Maximum Intensity 4,437  73  187  260  217  149  366  

Net New Trips (749) (9) 128  119  (5) (88) (93) 

 

 

Given the net trip generation characteristics from Table 5 and Table 6 for Long Range Analysis 

(2040), and according to FLUE Policy 3.5-d of the Comprehensive Plan, the proposed changes 

will not generate additional traffic. 
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Furthermore, pursuant to the Test 2 – Five Year Analysis (2022) requirements and according to 

the ULDC, Article 12 – Chapter B, Section 2.B, based on the peak hour trips from Table 6, a two 

(2) mile RDI needs to be considered for traffic impact analysis for the Maximum Intensity.  

 

Trip distribution and assignment was based on the approved trip assignment for Windsor Place. 

See Exhibit 3. Figure 2 includes project trip distribution on all roadway links included within a 3-

mile RDI for the proposed land use.   
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5 .  T R A F F I C  A N A L Y S I S  

 

This section evaluates two traffic scenarios for the proposed land use change under the 

Maximum Intensity: Test 2 – Five Year Analysis (2022) and Long Range Analysis (2040). 

 

5 . 1 .  T e s t  2  –  F i v e  Y e a r  A n a l y s i s  ( 2 0 2 2 )  

 

Links and Major Intersections where Project’s traffic is significant on a Link within the RDI shall 

be included in Test 2 analysis of the PBC – TPS. Under this Test, the road network assumed in this 

analysis shall be the existing road network and the State and County Five-Year Road Program 

improvements with construction scheduled to commence before the end of the Five-Year 

analysis period. At the time of this submittal, PBC Five Year Work Program shows widening of 

Lyons Road from N. of L.W.D.D. L-14 Canal to Lake Worth Rd. Exhibit 4 includes excerpts from 

the PBC Five Year Work Program.  

 

According to Table 12.b.2.D-7 3A from the PBC Traffic Performance Standards - Article 12 of 

the PBC Unified Land Development Code and given the trip generation characteristics from 

Table 6, a 2-mile Radius of Development Influence needs to be considered for Test 2 traffic 

impact analysis of the Maximum Intensity.  

 

Projects with more than three percent (3%) of the adopted LOS thresholds within the RDI as set 

forth in Table 12.B.C-4 2A: LOS E Link Service Volumes, shall be included in Test 2. In addition, 

links outside the RDI on which net trips are greater than five percent (5%) of the LOS ‘E’ of the 

Link affected shall be included in Test 2. Exhibit 5 includes 2017 link counts and vested traffic 

up to December 2017. As shown in Table 8 and Table 9, all links within the RDI impacted by the 

project with more than three percent (3%) of the adopted LOS thresholds will meet the 

adopted LOS. Test 2 has been met.    

 

As requested by Palm Beach County on electronic communication from January 17, 2018, the 

traffic from Town Commons was added to the Test 2 vested traffic. 
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Table 7: Test 2 – Five Year Analysis Significance 

Roadway From To Ln 

Number of 
Existing and 

Proposed 
Traffic 

Signals - 1 

Length 
(miles) 

Signalized 
intersections 

per mile 
Class 

LOS 
Capacity 

Traffic 
Assignment 

Project 
Traffic 

Traffic 
Impact 

SR-7 Boynton Beach Blvd Hypoluxo Rd 6D 1 2.9 0.34 Class I 2,940 10% 22 0.75% 
SR-7 Hypoluxo Rd Lantana Rd 6D 1 1.4 0.71 Class I 2,940 9% 20 0.68% 
SR-7 Lantana Rd Lake Worth Rd 6D 2 1.8 1.11 Class I 2,940 6% 13 0.44% 

Lyons Rd Flavor Pict Rd Boynton Beach Blvd 2 2 2.5 0.80 Class I 880 7% 15 1.70% 
Lyons Rd Boynton Beach Blvd Hypoluxo Rd 4D 3 2.7 1.11 Class I 1,960 25% 54 2.76% 
Lyons Rd Hypoluxo Rd Site Access 4D 

1 1.7 0.59 Class I 1,960 
34% 74 3.78% 

Lyons Rd Site Access Lantana Rd 4D 34% 74 3.78% 
Lyons Rd Lantana Rd Lake Worth Rd 4 3 1.8 1.67 Class I 1,860 17% 37 1.99% 

Hagen Ranch Rd Gateway Blvd Hypoluxo Rd 2 1 2.1 0.48 Class I 880 5% 11 1.25% 
Hagen Ranch Rd Hypoluxo Rd Lantana Rd 2 3 1.3 2.31 Class II 860 5% 11 1.28% 

Jog Rd Le Chalet Blvd Hypoluxo Rd 6D 4 1.2 3.33 Class II 2,830 1% 2 0.07% 
Jog Rd Hypoluxo Rd Winston Trails Bl 6D 

2 1.2 1.67 Class I 2,940 
1% 2 0.07% 

Jog Rd Winston Trails Bl Lantana Rd 6D 1% 2 0.07% 

Lake Worth Rd SR 7 Lyons Rd 6D 2 1.0 2.00 Class II 2,830 3% 7 0.25% 
Lake Worth Rd Lyons Rd Florida Turnpike 6D 2 1.0 2.00 Class II 2,830 3% 7 0.25% 

Lantana Rd SR-7 Lyons Rd 4D 3 1.0 3.00 Class II 1,870 4% 9 0.48% 
Lantana Rd Lyons Rd Hagen Ranch Rd 4D 3 1.9 1.58 Class I 1,960 11% 24 1.22% 
Lantana Rd Hagen Ranch Rd Jog Rd 6D 1 0.7 1.43 Class I 2,940 5% 11 0.37% 

Hypoluxo Rd SR-7 Site Access 4D 
1 1.1 0.91 Class I 1,960 

21% 46 2.35% 
Hypoluxo Rd Sie Access Lyons Rd 4D 21% 46 2.35% 
Hypoluxo Rd Lyons Rd Fl Turnpike 4D 

1 2.1 0.48 Class I 1,960 
20% 43 2.19% 

Hypoluxo Rd Fl Turnpike Hagen Ranch Rd 4D 18% 39 1.99% 
Hypoluxo Rd Hagen Ranch Rd Jog Rd 4D 1 0.6 1.67 Class I 1,960 5% 11 0.56% 
Hypoluxo Rd Jog Rd Haverhill Rd 6D 2 1.5 1.33 Class I 2,940 3% 7 0.24% 

Boynton Beach Blvd SR 7 Lyons Rd 4D 2 1.04 1.92 Class I 1,960 5% 11 0.56% 
Boynton Beach Blvd Lyons Rd Turnpike 6D 2 1.0 2.00 Class II 2,830 10% 22 0.78% 
Boynton Beach Blvd Turnpike Hagen Ranch Rd 6D 1 0.5 2.00 Class II 2,830 10% 22 0.78% 

AM PM 
IN OUT IN OUT 
73 187 217 149 

RDI: 2-Mile
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Table 8: Test 2 – 2022 Link Analysis – AM Peak Hour 

Road From To  Ln 
AM 2017 Traffic 

G
ro

w
th

 
Ra

te
 

2022 
Background 

Traffic (Growth) 

Approved 
Project 

2022 
Background 
Traffic (1%)+ 
Approved 

Pr
o

je
c

t 
A

ss
ig

nm
e

nt
 

Project Traffic Total Traffic Service 
Volume 

Meets 
peak 
directi

on 
LOS? NB/EB SB/WB NB/EB SB/WB NB/EB SB/WB NB/EB SB/WB NB/EB SB/WB NB/EB SB/WB 

Lyons Rd 
Hypoluxo 
Rd 

Site 
Access 4D 484 561 4.56% 605 701 139 146 648 736 34% 25 64 673 800 1,960 YES 

Lyons Rd Site Access 
Lantana 
Rd 4D 484 561 4.56% 605 701 139 141 648 731 34% 64 25 712 756 1,960 YES 

AM 
In Out 
73 187 

Table 9: Test 2 – 2022 Link Analysis – PM Peak Hour 

Road From To  Ln 
PM 2017 Traffic 

G
ro

w
th

 
Ra

te
 

2022 
Background 

Traffic (Growth) 

Approved 
Project 

2022 
Background 
Traffic (1%)+ 
Approved 

Pr
o

je
c

t 
A

ss
ig

nm
e

nt
 

Project Traffic Total Traffic Service 
Volume 

Meets 
peak 
directi

on 
LOS? NB/EB SB/WB NB/EB SB/WB NB/EB SB/WB NB/EB SB/WB NB/EB SB/WB NB/EB SB/WB 

Lyons Rd 
Hypoluxo 
Rd 

Site 
Access 4D 740 478 4.56% 925 597 186 197 964 699 34% 74 51 1,038 750 1,960 YES 

Lyons Rd Site Access 
Lantana 
Rd 4D 740 478 4.56% 925 597 183 199 961 701 34% 51 74 1,012 775 1,960 YES 

PM 
In Out 

217 149 



J F O  G R O U P  I N C
T r a f f i c  E ng i ne e r i n g     T r a ns p or t at i o n  P l an n in g 

w w w . j f o g r o u p i n c . c o m

2019-08-22_Windsor Place_FLUA Traffic_1018.01    Page 12 

5 . 2 .  L o n g  R a n g e  A n a l y s i s  ( 2 0 4 0 )  

At the time of this submittal, the latest long range transportation model available from the Palm 

Beach Metropolitan Planning Organization was dated August 17, 2016. The proposed changes 

will not generate a significant impact in the year 2040. However, Exhibit 6 includes excerpts 

from the 2040 LRTP for the links included within the RDI in the January 19, 2018 submittal. 

According to the PBC Comprehensive Plan, a project has significant traffic where net trip 

increase impacting roads is greater than one percent (1%) for volume to capacity ratio (v/c) 

of 1.4 or more, two percent (2%) for v/c of 1.2 or more and three percent (3%) for v/c of less 

than 1.2 of the level of service "D" capacity on an AADT basis of the link affected up to the limits 

set forth in Table 3.5-1. The laneage shall be as shown on the MPO’s latest adopted LRTP. 

As part of a conservative analysis, the project trip distribution assumed for the short range 

analysis was assumed the same in the year 2040. 

Furthermore, Policy 3.5-d.1.d requires that projected traffic from concurrent Land Use Atlas 

amendments that are approved in the same Comprehensive Plan Amendment Round that 

significantly impact the same roadway segments as the proposed land use change needs to 

be added to the analysis.  

Table 5 shows that the proposed project will not generate additional traffic. However, as 

required by Palm Beach County on electronic communication from January 17, 2018, the 

traffic from Town Commons was added to the 2040 calculations. 

Table 10 shows all links included within the RDI in the year 2040 will meet the adopted Level of 

Service. 
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Table 10: Level of Service – 2040 Conditions – Maximum Intensity 

Road From To Lanes Capacity 
2040 
Daily 

Volume 

Traffic 
Assignment 

Project 
Traffic 

Town 
Commons 

Total 
Traffic 

V/C % 
Impact 

Significant 
Impact?1 

Meets 
LOS ‘D’? 

Lyons Rd 
Boynton Beach 
Blvd 

Hypoluxo Rd 4D 33,200 17,300 25.0% - - 17,300 0.52 - NO YES 

Lyons Rd Hypoluxo Rd Site Access 4D 33,200 16,300 34.0% - 34 16,334 0.49 - NO YES 

Lyons Rd Site Access Lantana Rd 4D 33,200 16,300 34.0% - 55 16,355 0.49 - NO YES 

Lyons Rd Lantana Rd Lake Worth Rd 4 31,500 22,600 17.0% - - 22,600 0.72 - NO YES 

Hypoluxo Rd SR-7 Site Access 4D 33,200 10,500 21.0% - - 10,500 0.32 - NO YES 

Hypoluxo Rd Sie Access Lyons Rd 4D 33,200 10,500 21.0% - - 10,500 0.32 - NO YES 

Hypoluxo Rd Lyons Rd Fl Turnpike 4D 33,200 18,700 20.0% - 33 18,733 0.56 - NO YES 

Net Daily 
Traffic 

- 

1 A project has significant traffic where net trip increase impacting roads is greater than one percent (1%) for volume to capacity ratio (v/c) of 1.4 or more, two 
percent (2%) for v/c of 1.2 or more and three percent (3%) for v/c of less than 1.2 of the level of service "D" capacity on an AADT basis. 
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6 .  C O N C L U S I O N

There is a proposal for a land use change of 40.00 acres located at the northwest corner of 

Hypoluxo Road and Lyons Road in Unincorporated Palm Beach County, Florida. The proposal 

is to change the current Future Land Use from the current Multiple Land Use, with Commercial 

High and Low Residential, 2 units per acre (MLU, with CH, LR-2) to Multiple Land Use, with 

Commercial High and High Residential, 8 units per acre (MLU, with CH, HR-8).  

The requested land use change will allow a maximum density and intensity of 45,000 square 

feet of General Commercial uses, and, 320 Apartments which would be expected to 

generate less daily trips than the currently vested for the site.  

The proposed project will be submitted concurrently for rezoning and site plan approvals 

where the project is proposing 408 dwelling units (194 multi-family + 214 townhomes), 26,876 

square feet of General Commercial uses, and, a 3,317 square feet Type I Restaurant with drive 

thru. The applicant will be using Workforce and/or TDR bonus programs to reach the desired 

intensity. 

Exhibit 7 includes a copy of the Palm Beach County Development Potential Form – 2019 Future 

Land Use Atlas Amendment Application while Exhibit 9 includes a copy of the previous Policy 

3.5-d approval for the site.  

The proposed changes to the Windsor Place property have been evaluated following the 

Policy 3.5-d of the PBC Comprehensive Plan. This analysis shows the proposed Future Land Use 

Amendment will be in compliance with Policy 3.5-d of the Land Use Element of the PBC 

Comprehensive Plan. 
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Exhibit 1: Approved Site Plan, Property Appraiser & Survey 
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SITE BREAKDOWN CHART 

TOWN PARK 
PUD·PODF 

R·00-1716, 1717 
PN: 95-1160 

Z: LR·2 

LR·2 

PER Fl/TURE LANO USE AMENDMENT WINDSOR PlACE MLU (LGA 2014.010).ADOPTED PER 
ORDINANCE 2014-033 

LANO USE 

CH 

LR·2 

OPEN 

SPACE 

LAKE 
TRACTS 

R/W 
DEDICATION 

A~<AGe 

MIN. · MAX. RANGE 

lt,OAC-16.0AC. 

10.8 AC. · 16.0 AC. 

4.0 AC>· NO MAX 

4.18AC. · 6.18AC. 

TOTAL ACRES 

INTENSITY/DENSITY 

MINIMUM f\tAXIMUM 

eo.ooo Sf (RETAJL) 112.800 SF CRETAJL) 
10.000 Sf (OrnCE) 20.000 Sf (OFFICE) 

60UNITS 80UNITS 

NIA NIA 

N/A NIA 

NOTE.: 184 UNITS IHClUDES TOR A~"OWPH 80NUS UNITS PER FLUE POLICY 4.4.2•1>.l(l) 
•FOR THE PURPOSE OF lHlS LU TABlE. FINANaA.l INSTITUTION IS ALLOWED UM>ER OfflCE 

PRQl'OSEO 

t3,18AC. 
I0~.03Z SF (RETAIL) 
12 046 SF OFFICE • 

14.0IAC. 
184UNITS 

ANO 
8""'Ma-6.80AC 
... .,... MOAC 

1NJN:. 

S.OOAc. 

0.21AC. 

40.00 AC. 

P£R COA l.>lloscr 2.d 

I 
I 

-,~_,,_ ... "' 

PROPERTY DEVELOPMENT REGULATIONS - RESIDENTIAL 

MINIMUM LOT DIMENSIONS 
t\lbWA 

SETSACl<SfSEPERATION!MT l ESS THAN 25' 
Fl.U ACRES WIDTH DEPTH 

FAA 
ROtlT SIDE STREET 

TliREOUIREO 600SF 16' "' NIA 100% 2S' 0'/1S' 2s· 
TH PROVIDED UJOOSF 2Z w NIA 100% i.- 0'115' 2S' 
REC. REOVJREO .80AC. 1S' NIA - 2S' IS 2$' 
REC. PROVIOEO • 8\AC. 32S' NIA - MS. I' 356.71' "' U OC ARTICLE 3.0.1 D.4 REAR M'O SIOE SETBACKS ALONG TiiE LENGTK Of A PROPERTY UME 
ADJACENT TO OEOtCATE.DOPE.N SPACE A MINIMUM OF 50 FEET IN YltDTH MAY SE REDUCE SY 25%. 

PROPERTY DEVELOPMENT REGULATIONS - COMMERCIAL 

M5N'llAUM LOT DIMENSIONS BLOG. SETBACKSISEPAAATION 
Fl.U ACRES WIDlli OEP'lli 

FAR COVER FRONT SIDE STREET 

CH REQUIRED 5.0AC. 300' 300' .85 • 0% 2S' 
._.., .... 2S 

CHPROVIOEO 13.20AC. 96S 711' 0.20 20.0% 7T c.3.!' 119' 

ULDC ARTtelE l.0.1 0.4. REAR ANO SIDE SETBA~S A.LONG THE LfNGTH OF A PROPERTY t.INE 
ADJACENT TO DEDICATED OPEN SPACE A MINIMUM OF SO FEET IN WIDTH MAY BE REDUCE BY 25% 

RE.AR 

25'11&75'" 

2S'/18.15" ... 
143.6S' 

REAR 

C·20' 
0 •N 

54' 

NOTES • RESIDENTIAL 

1 INTERK>R SETBACK FOR EACH P0o (PURSUANT TO THE FUTURE lAND USE DESIGNATION OF Qt 

ANO LR·2) SHAt.L 8E MEASURED FROM THE CENTERUNE OF THE ACCESS TRACT WlTH A MINIMUM 
OF TWENTY-FIVE (25) FEET (ORO: ZONING·ZOOo;) 

2 SIDEWAu<S WITHIN Tl4E NOR TM, NORTH'NEST ANO WEST SUFFERS $tW.L ee CONSTRUCTED 
wrrH TEXl\.llf'(ED CONCREfE, R,ECYCLED CONCAfTE. OR RECYCLED ASPHALTS PEA RESOLUTION 
R"91~2 P\J'.!'l~~ •13, 

3. AU. DECORATIVE PAVING WITHIN PARKING TRACTS SHALL ~LUOE BRICK PAVER$, PRECAST 
CONCRETE PAVERS. STAMPED CONCRETE. OR STAMPED ASPHALT 

• RESIDENTIAi. SETBACKS MEASUReO FROM INSIDE OF PERIMETER LANDSCAPE BUFFER PER 
ARTICLE 3 E.2 0 1., SET8ACKS. 

5 n-IE PARKS ANO RECR.EATIOH DEPARTMENT HAS GRANTED THE PETITIONER UP TO A 25% 
REOUCTIOH IN LANO AREA BECAUSE THE VALUE ae THE RECREATION FACILITIES TO SE 
CONSTRUCTED EXCEEDS THE FACIUTIES REQUIREMENT BY A MINfMUM OF 25% 

NOTES ·COMMERCIAL 

t INTERIOR SETBACK FOR EACH POO (PURSUANT TO TI1E FUTVRE LANO USE OESJGHA.TION OF CH 
AHO LR·2) SHAU. BE MEASURED FROM THE CENTERLINE OF THE ACCESS TRACT WITH A M!NWIUM 
OF TWENTY-FIVE (25) FEET. (ORO: ZONlNG-Zon~) 

2. All OECOR.UfVE PAVING WITHIN PARKJNG TRACTS SHALl INCi.UDE BRICK PAVERS. PRECA.ST 
CONCRETE PAVE RS, STAMPED CONCRETE, OR STAMPEO ASPHALT 

3. SEE REGULATING Pl.AN FOR PARKING STAU. OJMENSIONAl. REQUIREMENTS. 

TOWN COMMONS PUD 
R·2005-0820 
PN: 2004·247 

LR·2 

SITE DATA 
NAME OF DEVELOPMENT 
CONTROUPETmON NUMBER 
APPl.ICATION No, 
PROJECT NUMBER 
ecc APPROVAL DATE 
RESOLUTION NUMBER 

TIER 

use: 

LANO USE DESIGNATION 

0VER1AY 
ZONING DISTRICT 
SECTION, TOWNSHIP, RANGE 
PCNNUMBER 
GROSS SITE AREA 
NET SITE AREA 

CONCURRENCY APPROVAL 
RESIDENTIAL 
TOWNHOUSE : FEE SIMPLE 

GENERAL RET All 

OFFICE 
f\NANClAL INSTITUTION 

WINDSOR PLACE 
2003.079 

OR0-2015-1472 
0091')-000 
06125/2015 

R-2015-820/821 
URBAN/SUBURBAN 

TOWNHOME RESIDENTIAL 
OFFICEJRETAIL 

MLU (CH. LR·2) 
NIA 

MXPD 
27,45.42 

00-42-43-27.05-043-0240 
40.001\e. 
39.79Ac. 

184 UNITS 

103.032 SF 
7,470 SF 

4.576SF 

"CONCURRENCY IS APPROVED FOR THE ABOVE uses 
ANO AMOUNTS SHOWN ON TH~S PLAN 

TRAFFIC ANALYSIS ZONE 

TOT Al MXPD ACREAGE 

TOTALOWELLING UNITS (TH) 

DWELLING UNITS BY LAND use 
APPROVED TOR UNITS 
APPROVED WFH 80NU$ UNITS 

Wffl REQUIRED I PROWOED 

ONSITE PROVIDED: 
OFFSITE PROVIDED': 

UNITS 
80 
80 
2• 

141 

40.00AC 

184 UNITS 
Wt'H 

0 
10 
6 
18 
10 

·WINDSOR PLACE MXPO (A#2015-1472)1S TRANSFERRING 8WHP 

06LIGATIONS TO TOSCANA ISLES PUO (All201$-1072) PER ULCO 
5.G.1.G.1. 0PTION 1 

RESIDENTIAL OENStTY 

RESIDENTIAL BUILDING HEIGHT 

TOTAL SQUARE FOOTAGE (RETA1L) 
RETAIL# 1 
RETAIL # 2 
RETAIL#3 
RETA1l#4 
RETAll#S 
RETAIL f/6 
RETAIL#7 
RETAIL#8 

FINANCtAL INSTITUTION 
OFFICE 11 (2nd FtOOR) 

TOTAL NON·RESIOENT1Al 

LAKE/WATER FEATURE TRACT AREA 
TOTAL OPEN SPACE AREA 

REC AREA REQUIRED 
RECAAEAP!«lVIOEO CS(ERES N01E5) 
OPEN SPACE AND 
BUFFER AREA PROVIDED 

PARKING CALCULATIONS 

RETAIL & OFFICE PARKING 
MAX. REOUIREO (1 SPACE PER 166.66 SF) 
MIN. REQUIRED ( t SPACE PER 250 Sf) 

PARKING PROVIDED 
RETAIL & omce 

LOADING ZONES (STANDARD "C") 
REQUIRED• V10.000 SF •t/AOOTL 100.000SJ' 
PROPOSED 

t5'x55' 
12·x1a.s· 
15'x40' 

2SPACES 
4 SPACES 
I SPACE 

ACCESSIBLE PARKING ( 2.2% OF TOT Al) 
REQUIRED 
PROPOSED 

RECREATIONAL PARKING 
REQUIRED (<1 Ac) 

4.6 DUIAC 

(<25') 2 STORY 

10303ZS.F 
41,609S.F. 
3.200S.F 
5.280S.F 
9.00SS.F 
7,470S.F 

15.4565.F 
14.731 S.F. 
6.261 S.F 

4.576$.F. 
7,470 S.F 

115078SF 

5.00AC. (12,5%) 
7.65 AC. {19.1%) 
1.07AC. 
0.80 AC. (2.0%) 

6.8S AC. (171%) 

690 SPACES 
460 SPACES 

630SPACES 

2 SPACES 
7 SPACES 

15SPACES 
24 SPACES 

OSPACES 
10SPACES 

1 SPACE 

AOTS: AVERAGE DAii. Y TRIPS 
D• DUMPSTER LOCATION 
T.H -s TOWHHOME 

£. PUBUC ENTRANCE LOCATION 
l .lrilAE._ * VJll tAA'NltNANCE. ACCESS EASEMEHT 
J.....M.e.: LAKE MAINTENANCE EASEMENT 
®" OETAIL, SEE REGULATINO PLAN 

ZONING STAMPS 

Project No.: 00910-000 
Control No. : 2003-00079 
Application#: DR0-2015-01472 
Resolution#s: R-2015-0820; 
R-2015-0821 

Exhibit #: 0023 
Superseded Exhibit#: 0019 
Date Approved: 03/09/2016 
Project Manager: M. Matos 

OWNER: 
WINDSOR PLACE 

ACQUISITION. LLC 
7593 80YNTON BEACH 61. VO, 
BOYNTON BEACH, Fl. 33437, 

SUITE 220 

ISSUE DATE: 
DECEMBER 17, 2014 

REVISIONS DATE: 

FEBRUARY 23, 2015 
MARCH23. 2015 
APRIL9, 2015 
JUl Y 15, 2015 
AUGUST 24, 2015 
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Location Address 

Municipality UNINCORPORATED

Parcel Control Number 00-42-43-27-05-043-0240

Subdivision PALM BEACH FARMS CO PL NO 3

Official Records Book 23149 Page 918

Sale Date DEC-2008

Legal Description 
PALM BEACH FARMS CO PL 3 TH PT OF TRS 24 THRU 34, 30 FT STRIP LYG 
WITHIN & HYPOLUXO RDIN OR9745P1450 LYG N OF & ADJ

Owners

WINDSOR PLACE ACQUISITION LLC

Mailing address 

7593 BOYNTON BEACH BLVD STE 220 

BOYNTON BEACH FL 33437 6162 

Sales Date Price OR Book/Page Sale Type Owner

DEC-2008 $0 23149 / 00918 WARRANTY DEED WINDSOR PLACE ACQUISITION LLC
DEC-2008 $3,857,638 23012 / 01280 WARRANTY DEED WINDSOR PLACE ACQUISITION LLC
DEC-2003 $3,500,000 16303 / 00483 WARRANTY DEED WINDSOR PLACE LLC
APR-1996 $7,995,900 09286 / 00556 WARRANTY DEED 
APR-1996 $600,000 09286 / 00524 WARRANTY DEED 

No Exemption Information Available. 

Number of Units 0 *Total Square Feet 0 Acres 39.70

Use Code 1000 - VACANT 
COMMERCIAL Zoning MXPD - Mixed Use Planned Dev' ( 00-

UNINCORPORATED ) 

Tax Year 2017 2016 2015

Improvement Value $0 $0 $0

Land Value $7,659,619 $7,294,875 $6,947,500

Total Market Value $7,659,619 $7,294,875 $6,947,500

All values are as of January 1st each year 

Tax Year 2017 2016 2015

Assessed Value $4,216,315 $3,833,014 $3,484,558

Exemption Amount $0 $0 $0

Taxable Value $4,216,315 $3,833,014 $3,484,558

Tax Year 2017 2016 2015

Ad Valorem $97,095 $93,396 $90,804

Non Ad Valorem $1,920 $1,860 $1,800

Total tax $99,015 $95,256 $92,604
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David 
Lindley

Digitally signed by David 
Lindley 
DN: c=US, st=Florida, 
l=Boca Raton, 
ou=Surveying, o=Caulfield 
& Wheeler, Inc., cn=David 
Lindley, 
email=Dave@cwiassoc.com 
Date: 2018.09.07 15:00:31 
-04'00'
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Exhibit 2: Internal Capture
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Analyst Name of Dvlpt 
Date Time Period Daily

LAND USE A:
General Commercial

820

Size: 112,800 SF
3,639 Total Internal External

3,672 33 3,639

3,672 33 3,639
3,639 7,344 66 7,278

100% 1% 99%

7% 257 7% 257 7% 257 7% 257

7% 14 7% 14 7% 19 7% 19

LAND USE B: LAND USE C:
General Office Condo/Townhomes

710 230

Size: 20,000 SF Size: 80 DUs
165 Total Internal External 7% 14 7% 19 Total Internal External 233

193 28 165 266 33 233

193 28 165 266 33 233
165 386 56 330 7% 14 7% 19 532 66 466 233

100% 15% 85% 100% 12% 88%

1 Per PBC ULDC internalization between Service Station and Convenience Store uses is established at 32 percent of the gross trip generation of the Convenience Store use.
Source: Trip Generation Handbook, 2nd Edition Chapter 7

Internal Capture 2.28%

 Single-Use TG. Est. 7,344 386 532 8,262

Total 7,278 330 466 8,074

Enter 3,639 165 233 4,037

Exit 3,639 165 233 4,037

Exit to         External

      Net External Trips for Multi-Use Development
LAND USE A LAND USE B LAND USE C TOTAL

Enter from External Demand Balanced Demand

Enter Enter

Exit Exit

Total 14 Total

14
Demand Balanced DemandExit to         External

ITE LU Code : ITE LU Code : Enter from  
External

Demand Demand Demand Demand

Demand

14 14 19 19
Balanced Balanced Balanced Balanced

Demand Demand Demand

Exit to         External

        ITE LU Code :

Enter

Exit

JFO MULTI-USE DEVELOPMENT TRIP GENERATION Windsor Place
12/24/17 AND INTERNAL CAPTURE SUMMARY

Total
Enter from External



Analyst Name of Dvlpt 
Date Time Period AM

LAND USE A:
General Commercial

820

Size: 112,800 SF
35 Total Internal External

67 0 67

41 6 35
67 108 6 102

100% 6% 94%

7% 3 7% 5 7% 3 7% 5

7% 3 7% 0 7% 0 7% 3

LAND USE B: LAND USE C:
General Office Condo/Townhomes

710 230

Size: 20,000 SF Size: 80 DUs
6 Total Internal External 7% 0 7% 0 Total Internal External 4

47 6 41 7 3 4

6 0 6 36 3 33
41 53 6 47 7% 3 7% 3 43 6 37 33

100% 11% 89% 100% 14% 86%

1 Per PBC ULDC internalization between Service Station and Convenience Store uses is established at 32 percent of the gross trip generation of the Convenience Store use.
Source: Trip Generation Handbook, 2nd Edition Chapter 7

Internal Capture 8.82%

 Single-Use TG. Est. 108 53 43 204

Total 102 47 37 186

Enter 67 41 4 112

Exit 35 6 33 74

Exit to         External

      Net External Trips for Multi-Use Development
LAND USE A LAND USE B LAND USE C TOTAL

Enter from External Demand Balanced Demand

Enter Enter

Exit Exit

Total 3 Total

0
Demand Balanced DemandExit to         External

ITE LU Code : ITE LU Code : Enter from  
External

Demand Demand Demand Demand

Demand

3 0 3 0
Balanced Balanced Balanced Balanced

Demand Demand Demand

Exit to         External

        ITE LU Code :

Enter

Exit

JFO MULTI-USE DEVELOPMENT TRIP GENERATION Windsor Place
12/24/17 AND INTERNAL CAPTURE SUMMARY

Total
Enter from External



Analyst Name of Dvlpt 
Date Time Period PM

LAND USE A:
General Commercial

820

Size: 112,800 SF
336 Total Internal External

312 4 308

337 1 336
308 649 5 644

100% 1% 99%

7% 24 7% 22 7% 24 7% 22

7% 0 7% 2 7% 2 7% 1

LAND USE B: LAND USE C:
General Office Condo/Townhomes

710 230

Size: 20,000 SF Size: 80 DUs
21 Total Internal External 7% 2 7% 2 Total Internal External 31

5 0 5 34 3 31

25 4 21 16 2 14
5 30 4 26 7% 0 7% 1 50 5 45 14

100% 13% 87% 100% 10% 90%

1 Per PBC ULDC internalization between Service Station and Convenience Store uses is established at 32 percent of the gross trip generation of the Convenience Store use.
Source: Trip Generation Handbook, 2nd Edition Chapter 7

Internal Capture 1.92%

 Single-Use TG. Est. 649 30 50 729

Total 644 26 45 715

Enter 308 5 31 344

Exit 336 21 14 371

Exit to         External

      Net External Trips for Multi-Use Development
LAND USE A LAND USE B LAND USE C TOTAL

Enter from External Demand Balanced Demand

Enter Enter

Exit Exit

Total 0 Total

2
Demand Balanced DemandExit to         External

ITE LU Code : ITE LU Code : Enter from  
External

Demand Demand Demand Demand

Demand

0 2 1 2
Balanced Balanced Balanced Balanced

Demand Demand Demand

Exit to         External

        ITE LU Code :

Enter

Exit

JFO MULTI-USE DEVELOPMENT TRIP GENERATION Windsor Place
12/24/17 AND INTERNAL CAPTURE SUMMARY

Total
Enter from External



Analyst Project Windsor Place - Proposed Site Plan
Date Time Period Daily

LAND USE A: LAND USE B:

820 934
Size 26,876 SF 5% 72 5% 41 Size 3,317 SF

1336 Total Internal External Total Internal External 714
1446 109 1337 823 109 714
1,445 109 1336 5% 72 5% 41 823 109 714

1337 2,891 218 2673 1,646 218 1428 714
100% 8% 92% 100% 13% 87%

5% 41

5% 72
5% 72 5% 72 5% 32 5% 72 5% 41 5% 41

5% 36
5% 36

5% 32 5% 32 5% 41 5% 36 5% 36

LAND USE C: 5% 32 LAND USE D:

220 230
Size: 194 Dus Size: 214 Dus

581 Total Internal External 0% 0 0% 0 Total Internal External 640
645 64 581 712 72 640
645 64 581 711 72 639

581 1,290 128 1162 5% 32 0% 0 1,423 144 1279 639
100% 10% 90% 100% 10% 90%

LAND USE A LAND USE B LAND USE C LAND USE D

Fast Food Restaurant + DT

Exit to         
External

       ITE LU Code Demand Balanced Demand        ITE LU Code 

JFO MULTI-USE DEVELOPMENT TRIP GENERATION
08/22/19 AND INTERNAL CAPTURE SUMMARY

General Commercial

Exit 41 Exit
Total Demand Balanced Demand Total

Exit to         
External41

Enter Enter

Demand Demand
Demand

Enter from           
External

Enter from           
External

Demand
32

36 Demand Demand
Balanced Balanced Balanced 36

Demand Demand Balanced

Demand
Demand Demand Demand Demand Demand

Balanced Balanced
32 32 Balanced 36 36

Enter from           
ExternalDemand Balanced Demand

Demand
32

Balanced

Apartment Demand Condo/Townhomes

0
Enter Enter
Exit Exit

Exit to         
External

       ITE LU Code :        ITE LU Code :

Total 0 Total
Enter from           
External

Demand Balanced Demand Exit to         
External

      Net External Trips for Multi- Use Development
TOTAL

Enter 1,337 714 581 639 3,271

Total 2,673 1,428 1,162 1,279 6,542
Exit 1,336 714 581 640 3,271

 Single-Use TG. Est. 2,891 1,646 1,290 1,423 7,250
Internal Capture 9.77%

J F O  G R O U P  I N C
Traf f ic En gine er ing   T ran spor ta ti on  Pla nnin g

w w w . j f o g r o u p i n c . c o m



Analyst Project Windsor Place - Proposed Site Plan
Date Time Period AM

LAND USE A: LAND USE B:

820 934
Size 26,876 SF 5% 1 5% 4 Size 3,317 SF

7 Total Internal External Total Internal External 71
16 3 13 77 9 68
10 3 7 5% 1 5% 4 74 3 71

13 26 6 20 151 12 139 68
100% 23% 77% 100% 8% 92%

5% 4

5% 1
5% 1 5% 1 5% 1 5% 1 5% 4 5% 4

5% 1
5% 4

5% 1 5% 4 5% 4 5% 1 5% 4

LAND USE C: 5% 4 LAND USE D:

220 230
Size: 194 Dus Size: 214 Dus

74 Total Internal External 0% 0 0% 0 Total Internal External 14
20 2 18 16 2 14
79 5 74 79 5 74

18 99 7 92 5% 1 0% 0 95 7 88 74
100% 7% 93% 100% 7% 93%

LAND USE A LAND USE B LAND USE C LAND USE D

Fast Food Restaurant + DT

Exit to         
External

       ITE LU Code Demand Balanced Demand        ITE LU Code 

JFO MULTI-USE DEVELOPMENT TRIP GENERATION
08/22/19 AND INTERNAL CAPTURE SUMMARY

General Commercial

Exit 1 Exit
Total Demand Balanced Demand Total

Exit to         
External1

Enter Enter

Demand Demand
Demand

Enter from           
External

Enter from           
External

Demand
1

1 Demand Demand
Balanced Balanced Balanced 1

Demand Demand Balanced

Demand
Demand Demand Demand Demand Demand

Balanced Balanced
1 1 Balanced 1 4

Enter from           
ExternalDemand Balanced Demand

Demand
4

Balanced

Apartment Demand Condo/Townhomes

0
Enter Enter
Exit Exit

Exit to         
External

       ITE LU Code :        ITE LU Code :

Total 0 Total
Enter from           
External

Demand Balanced Demand Exit to         
External

      Net External Trips for Multi- Use Development
TOTAL

Enter 13 68 18 14 113

Total 20 139 92 88 339
Exit 7 71 74 74 226

Internal Capture 8.63%
 Single-Use TG. Est. 26 151 99 95 371 J F O  G R O U P  I N C

Traf f ic E ngin eer ing   T ran spo r tat ion  Pl anni ng
w w w . j f o g r o u p i n c . c o m



Analyst Project Windsor Place - Proposed Site Plan
Date Time Period PM

LAND USE A: LAND USE B:

820 934
Size 26,876 SF 5% 6 5% 3 Size 3,317 SF

118 Total Internal External Total Internal External 43
119 7 112 56 7 49
129 11 118 5% 6 5% 3 52 9 43

112 248 18 230 108 16 92 49
100% 7% 93% 100% 15% 85%

5% 3

5% 6
5% 6 5% 6 5% 4 5% 6 5% 3 5% 3

5% 4
5% 2

5% 4 5% 2 5% 3 5% 4 5% 2

LAND USE C: 5% 2 LAND USE D:

220 230
Size: 194 Dus Size: 214 Dus

38 Total Internal External 0% 0 0% 0 Total Internal External 68
78 7 71 75 7 68
42 4 38 37 4 33

71 120 11 109 5% 4 0% 0 112 11 101 33
100% 9% 91% 100% 10% 90%

LAND USE A LAND USE B LAND USE C LAND USE D

Fast Food Restaurant + DT

Exit to         
External

       ITE LU Code Demand Balanced Demand        ITE LU Code 

JFO MULTI-USE DEVELOPMENT TRIP GENERATION
08/22/19 AND INTERNAL CAPTURE SUMMARY

General Commercial

Exit 3 Exit
Total Demand Balanced Demand Total

Exit to         
External3

Enter Enter

Demand Demand
Demand

Enter from           
External

Enter from           
External

Demand
3

4 Demand Demand
Balanced Balanced Balanced 2

Demand Demand Balanced

Demand
Demand Demand Demand Demand Demand

Balanced Balanced
4 2 Balanced 3 2

Enter from           
ExternalDemand Balanced Demand

Demand
2

Balanced

Apartment Demand Condo/Townhomes

0
Enter Enter
Exit Exit

Exit to         
External

       ITE LU Code :        ITE LU Code :

Total 0 Total
Enter from           
External

Demand Balanced Demand Exit to         
External

      Net External Trips for Multi- Use Development
TOTAL

Enter 112 49 71 68 300

Total 230 92 109 101 532
Exit 118 43 38 33 232

Internal Capture 9.52%
 Single-Use TG. Est. 248 108 120 112 588 J F O  G R O U P  I N C

Traf f ic En gine er ing   T ran spor ta ti on  Pla nnin g
w w w . j f o g r o u p i n c . c o m



 

 

 
 
 
 

Exhibit 3: Approved Trip Distribution 
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Exhibit 4: Five Year Work Program 

  



 

 
 
 
 

This Page Intentionally Left Blank 



Page 4 of 5

*See Footnotes, Phase(s): S- Study; D=Design; M=Mitigation; R=R/W Acq.; C=Construction; P=Payment

 

Cost Phase Cost Phase Cost Phase Cost Phase Cost Phase

FY 2022FY 2021FY 2019 FY 2020

PALM BEACH COUNTY FIVE YEAR ROAD PROGRAM - EXHIBIT A ( $'s IN 1,000'S )

    PROJECT            LIMITS DESCRIPTION
FY 2018

Annual Update Adopted - December 19, 2017

Lawrence Rd. S. of Ponza Place to Lantana Road 0.8 mi, 3 L 100 R 2,200 C

Linton Blvd. Military Tr. Intersection Improvements 1,500 C

Linton Blvd. S. Federal Hwy. Intersection Improvements 800 C

Loxahatchee River Road SFWMD C-18 Canal Sope Stabilization 300 S/D 1,500 C

Lyons Rd. Clint Moore Rd. to N. of LWDD L-39 Canal 1.1 mi, 4 L 3,900 C

Lyons Rd. S. of LWDD L-38 Canal to Atlantic Ave. 2.1 mi, 4 L 10,600 C

Lyons Rd. N. of LWDD L-30 Canal to Boynton Beach Blvd. 3.0 mi, 4 L 10 D 1,900 D/R/M 100 R/M

Lyons Rd. N. of L.W.D.D. L-14 Canal to Lake Worth Rd. 1.1 mi, 4 L 5,000 C

Lyons Rd. Lake Worth Rd. to S. of  L.W.D.D. L-11 Canal 0.5 mi, 3 L 2,500 C

Lyons Rd. S. of L.W.D.D. L-11 Canal to N. of L.W.D.D. L-10 Canal 0.6 mi, 2/3 L 100 P

Mack Dairy Rd. Indiantown Rd. to Old Indiantown Rd. 0.7 mi., 2 L 1,230 C

Northlake Blvd. E. of Seminole Pratt Whitney Rd. to E. of Hall Blvd. 1.0 mi, 4 L 4,300 C

Northlake Blvd. E. of Hall Blvd. to Coconut Blvd. 2.4 mi, 4 L 9,200 C

Okeechobee Blvd. Haverhill Rd. Intersection Improvements 140 D/R 150 D/R/M 650 C

Okeechobee Blvd. Church St. Intersection Improvements 1,200 C

Old Dixie Hwy. Yamato Rd. to Linton Blvd. 3.0 mi, 3 L 1,000 D/R/M 7,000 R 12,600 C

Palmetto Park Rd. Lyons Rd. Intersection Improvements 210 D 100 R 900 C

Palmetto Park Rd. Boca Rio Rd. Intersection Improvements 200 C

Palmetto Park Rd. E. of Military Trail to I-95 Intersection Improvements 800 C

Palmetto Park Rd. SW 7th Ave. to SW 5th Ave. 0-2 mi 4/6L (LWDD E-4 Canal, El Rio Canal, Bridge Replacement) 4,300 D/R/C

Palmetto Park Rd. Bascule Bridge over Intracoastal Waterway Rehab/Painting 2,500 C

Pathway Program Countywide Pathways 1,500 D/R/C 1,500 D/R/C 1,500 D/R/C 1,500 D/R/C 1,500 D/R/C

PGA Blvd. Central Blvd. Intersection Improvements 900 C

PGA Blvd. Military Tr. Intersection Improvements 1,800 R/C

Recording Fees Countywide Right-of-Way 20 R 20 R 20 R 20 R 20 R

Reserve-Bridges/Culverts/Pipes Countywide Rehab./Repair/Replacement 1,000 S/D/R/M/C 1,000 S/D/R/M/C 1,000 D/R/M/C 1,000 D/R/M/C 1,000 D/R/M/C

JFO GROUP INC
Highlight
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Exhibit 5: Vested Traffic 
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STN# ROAD FROM TO LANES 2012 2013 2014 2015 2-WAY NB/EB SB/WB 2-WAY NB/EB SB/WB
DAILY TRAFFIC VOLUMES 2017 AM PEAK HOUR 2017 PM PEAK HOUR

2016
3YR 
GRDATE

2017 DAILY
VOL

PK HR 
LOS

16-17 
GR

5661 LINTON BLVD Homewood Blvd Congress Ave 6D 34765 36859 39210 39159 0.40% 2937 1636 1303 2870 1447 154238059 2/28/2017 396842940 4.27%

5607 LINTON BLVD Military Tr Homewood Blvd 6D 37758 35670 39966 39497 1.46% 2979 1387 1592 3266 1714 160341394 2/28/2017 417452940 0.85%

5819 LINTON BLVD 10th Ave SW Old Dixie Hwy 6D 40988 39478 40927 40279 1.46% 2710 1666 1044 3217 1539 171443808 3/7/2017 427462680 -2.42%

1202 LOXAHATCHEE RIVER R PBC Boundary Roebuck Rd 2 2774 3025 2917 2865 2.50% 260 126 143 262 161 1123037 1/9/2017 31411140 3.42%

1610 LOXAHATCHEE RIVER R Roebuck Rd Indiantown Rd 2 8042 9602 8507 9010 0.11% 685 229 470 834 556 2878899 1/30/2017 8536880 -4.08%

3462 LYONS RD Forest Hill Blvd Stribling Way 2 6492 7923 8461 8711 2.71% 953 645 314 921 398 5489437 1/25/2017 9168880 -2.85%

5112 LYONS RD Flavor Pict Rd W Atlantic Ave 2 9053 11585 9.91% 990 284 741 1022 676 38512521 4/17/2017 120191140 -4.01%

4405 LYONS RD Lake Worth Rd Lantana Rd 2 10717 10775 10595 11242 4.45% 1286 866 426 1216 639 58112369 1/30/2017 12072880 -2.40%

4404 LYONS RD Lantana Rd Hypoluxo Rd 4D 9956 9418 10627 11376 4.56% 1007 484 561 1218 740 4781/30/2017 121481960

3460 LYONS RD Dillman Rd Forest Hill Blvd 2 10108 10840 11145 11968 6.36% 1247 714 541 1311 592 75113125 1/25/2017 13409880 2.16%

5110 LYONS RD Boynton Beach Blvd Flavor Pict Rd 2 12242 12523 4.21% 1216 565 662 1162 675 55413909 4/17/2017 138551140 -0.39%

3466 LYONS RD Southern Blvd Dillman Rd 2 11766 12070 12922 13283 5.07% 1367 798 572 1487 631 85613700 2/15/2017 14987880 9.39%

5406 LYONS RD W Atlantic Ave 158 Rd S 2 7354 9209 14462 15262 1.72% 1317 490 827 1200 761 45315629 1/9/2017 15222880 -2.60%

6114 LYONS RD 158 Rd S Clint Moore Rd 2 7155 7961 13122 14399 5.84% 1466 593 901 1303 798 51515769 1/9/2017 15558880 -1.34%

5108 LYONS RD Hypoluxo Rd Boynton Beach Blvd 4D 15428 14752 16722 18210 4.99% 1889 534 1392 1691 1140 57318707 1/30/2017 193501960 3.44%

6416 LYONS RD Clint Moore Rd Yamato Rd 4D 14316 15405 18650 19936 4.06% 1914 1057 923 1823 867 97621033 1/9/2017 210171960 -0.08%

6406 LYONS RD Glades Rd Palmetto Park Rd 4D 24333 25974 26458 28072 2.81% 2268 1428 869 2830 1224 160629690 1/9/2017 287551960 -3.15%

6424 LYONS RD Yamato Rd Kimberly Rd 6D 23276 24756 27272 28538 2.05% 2422 1301 1140 2752 1071 168130165 1/9/2017 289832680 -3.92%

6410 LYONS RD Palmetto Park Rd SW 18th St 4D 25984 26735 27480 28707 3.71% 2864 1934 968 3045 1253 185329574 1/9/2017 306561770 3.66%

Monday, July 03, 2017 Page 15 of 25
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A B C D E F G H I

ROAD NAME: Report Created
CURRENT YEAR: 12/24/2017
ANALYSIS YEAR:
GROWTH RATE:

Time Period
Direction 2‐way NB/EB SB/WB 2‐way NB/EB SB/WB

Existing Volume 1007 484 561 1218 740 478

Peak Volume 1007 484 561 1218 740 478

Diversion(%) 0 0 0 0 0 0

Volume after Diversion 1007 484 561 1218 740 478

Committed Developments Type % Complete
Equus 0 0 0 0 0 0 Res 100%
Somerset Academy 65 25 39 14 8 6 NR 62%
Lake Worth SR7 Commercial 4 2 2 5 2 2 NR 88%
Mission Lakes MUPD 7 4 3 18 9 9 NR 79%
Town Commons 6 6 0 22 8 14 NR ‐
Villages of Windsor 73 44 30 69 28 40 Res 80%
Village Corner Commercial 0 0 0 0 0 0 NR 80%
Windsor Place ‐ ‐ ‐ ‐ ‐ ‐ NR 0%
Canyons Town Center 7 3 4 20 11 9 NR 70%
Merchant's Walk 18 9 9 33 16 17 NR 0%
US 441 Trust 5 3 2 5 2 3 NR 85%
Lyons West AGR‐PUD 0 0 0 0 0 0 Res 100%
Sherbrooke Center 27 19 9 87 38 49 NR 0%
Lantana Road Property 0 0 0 0 0 0 Res 100%
Lantana Farms PUD 5 1 4 7 4 3 Res 0%
Woodwind PUD 0 0 0 0 0 0 Res 100%
Andalucia PUD 9 2 7 11 7 4 Res 0%
Lantana Civic Pavillion 8 5 4 3 1 2 NR 50%
Gulfstream PUD 9 2 7 11 7 4 Res 0%
Hamlet Estates at Lake Worth 1 0 1 1 1 0 Res 0%
Fields at Gulfstream Polo PUD 27 6 21 32 21 11 Res 0%
Legend Lakes Center 11 9 2 12 2 10 NR 0%
Wellington Equestrian School 1 0 1 1 1 0 NR 0%
Cobblestone Plaza MUPD 26 13 14 66 34 32 NR 0%
Total Committed Developments 309 153 159 417 200 215
Total Committed Residential 124 55 70 131 68 62
Total Committed Non‐Residential 185 98 89 286 132 153
Double Count Reduction 31 14 18 33 17 16
Total Discounted Committed 

Developments 278 139 141 384 183 199

Historical Growth 252 121 140 304 185 119
Comm Dev+1% Growth 329 164 170 446 221 223
Growth Volume Used 329 164 170 446 221 223
Total Volume 1336 648 731 1664 961 701

Lanes

LOS D Capacity 3220 1960 1960 3220 1960 1960
Link Meets Test 1? YES YES YES YES YES YES
LOS E Capacity 3400 1960 1960 3400 1960 1960
Link Meets Test 2? YES YES YES YES YES YES

Input Data
Lyons Rd STATION: 4404
2017 FROM: MIDPOINT
2022 TO: Lantana Rd
4.56% COUNT DATE: 1/30/2017

PSF: 1
Link Analysis
AM PM

4LD

ROAD NAME: Report Created
CURRENT YEAR: 12/24/2017
ANALYSIS YEAR:
GROWTH RATE:

Time Period
Direction 2‐way NB/EB SB/WB 2‐way NB/EB SB/WB

Existing Volume 1007 484 561 1218 740 478

Peak Volume 1007 484 561 1218 740 478

Diversion(%) 0 0 0 0 0 0

Volume after Diversion 1007 484 561 1218 740 478

Committed Developments Type % Complete
Equus 0 0 0 0 0 0 Res 100%
Somerset Academy 65 25 39 14 8 6 NR 62%
Lake Worth SR7 Commercial 4 2 2 5 2 2 NR 88%
Mission Lakes MUPD 7 4 3 18 9 9 NR 79%
Town Commons 4 4 0 14 5 9 NR ‐
Villages of Windsor 73 44 30 69 28 40 Res 80%
Village Corner Commercial 0 0 0 0 0 0 NR 80%
Windsor Place ‐ ‐ ‐ ‐ ‐ ‐ NR 0%
Canyons Town Center 7 3 4 20 11 9 NR 70%
Merchant's Walk 18 9 9 33 16 17 NR 0%
US 441 Trust 5 3 2 5 2 3 NR 85%
Lyons West AGR‐PUD 0 0 0 0 0 0 Res 100%
Sherbrooke Center 27 19 9 87 38 49 NR 0%
Lantana Road Property 0 0 0 0 0 0 Res 100%
Lantana Farms PUD 5 1 4 7 4 3 Res 0%
Woodwind PUD 0 0 0 0 0 0 Res 100%
Bethesda West Hospital 7 2 5 8 6 3 NR 80.40%
Andalucia PUD 9 2 7 11 7 4 Res 0%
Lantana Civic Pavillion 8 5 4 3 1 2 NR 50%
Gulfstream PUD 9 2 7 11 7 4 Res 0%
Hamlet Estates at Lake Worth 1 0 1 1 1 0 Res 0%
Fields at Gulfstream Polo PUD 27 6 21 32 21 11 Res 0%
Legend Lakes Center 11 9 2 12 2 10 NR 0%
Wellington Equestrian School 1 0 1 1 1 0 NR 0%
Cobblestone Plaza MUPD 26 13 14 66 34 32 NR 0%
Total Committed Developments 314 153 164 417 203 213
Total Committed Residential 124 55 70 131 68 62
Total Committed Non‐Residential 190 98 94 286 135 151
Double Count Reduction 31 14 18 33 17 16
Total Discounted Committed 

Developments 283 139 146 384 186 197

Historical Growth 252 121 140 304 185 119
Comm Dev+1% Growth 334 164 175 446 224 221
Growth Volume Used 334 164 175 446 224 221
Total Volume 1341 648 736 1664 964 699

Lanes

LOS D Capacity 3220 1960 1960 3220 1960 1960
Link Meets Test 1? YES YES YES YES YES YES
LOS E Capacity 3400 1960 1960 3400 1960 1960
Link Meets Test 2? YES YES YES YES YES YES

Input Data
Lyons Rd STATION: 4404
2017 FROM: Hypoluxo Rd
2022 TO: MIDPOINT
4.56% COUNT DATE: 1/30/2017

4LD

PSF: 1
Link Analysis
AM PM

Projects in red bold letters were modified as requested by PBC Traffic Division on electronic communication dated January 17 and 
included as Exhibit 8.
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Exhibit 6: 2040 Volumes 



 

 
 
 
 

This Page Intentionally Left Blank 



Station Roadway From To Owner

Cost 
Feasible 
Lanes

Observed 
2005 

Counts

Observed 
2010 

Counts

Observed 
2015 

Counts
2040 SERPM 6.5 
Adjusted Volume

2040 SERPM7+ 
Adjusted Volume

6112 LYONS RD Broward County Line SW 18th St PBC 6D 31,352 31,256 30,462 45,000 48,600
6410 LYONS RD SW 18th St Palmetto Park Rd PBC 4D 34,318 26,501 28,707 43,000 35,600
6406 LYONS RD Palmetto Park Rd Glades Rd PBC 4D 30,081 22,599 28,072 38,200 28,600
6404 LYONS RD Glades Rd Kimberly Rd PBC 6D 34,131 32,163 33,892 54,500 46,100
6424 LYONS RD Kimberly Rd Yamato Rd PBC 6D 26,568 21,868 28,538 45,900 34,800
6416 LYONS RD Yamato Rd Clint Moore Rd PBC 4D 14,896 16,080 19,936 24,200 26,700
6114 LYONS RD Clint Moore Rd 158 Rd S PBC 4 7,411 6,499 14,399 21,000 13,000
5406 LYONS RD 158 Rd S Atlantic Ave PBC 4 8,508 6,642 15,262 20,100 14,100
5108 LYONS RD Boynton Beach Blvd Hypoluxo Rd PBC 4D 14,038 13,879 18,210 24,800 17,300
4404 LYONS RD Hypoluxo Rd Lantana Rd PBC 4D 10,644 10,176 11,376 14,100 16,300
4405 LYONS RD Lantana Rd Lake Worth Rd PBC 4 11,768 10,373 11,242 18,700 22,600

59268218 LYONS RD Lake Worth Rd Stribling Way PBC 2 N/A N/A N/A 26,600 13,300
3462 LYONS RD Stribling Way Forest Hill Blvd PBC 2 6,691 7,344 8,711 12,400 10,600
3460 LYONS RD Forest Hill Blvd Dillman Rd PBC 2 N/A 9,492 11,968 16,100 13,700
3466 LYONS RD Dillman Rd Southern Blvd PBC 2 N/A 10,333 13,283 13,600 13,300
2616 MAC ARTHUR BLVD Northlake Blvd Holly Dr PBC 2 7,525 7,787 8,092 5,700 4,700
1616 MAPLEWOOD DR Indian Creek Blvd Toney Penna Dr JUP 2 N/A 8,614 9,526 10,400 11,200
1618 MAPLEWOOD DR Toney Penna Dr Indiantown Rd JUP 4D N/A 12,423 13,254 11,300 14,700
2313 MARTIN LUTHER KING JR BLVD Military Tr Congress Ave FDOT 4D 19,137 14,536 15,716 27,900 22,700
2841 MARTIN LUTHER KING JR BLVD Congress Ave Australian Ave FDOT 4 19,555 17,322 17,857 26,600 31,100
2813 MARTIN LUTHER KING JR BLVD Australian Ave Old Dixie Hwy FDOT 4 7,557 9,012 7,848 11,800 15,000
4615 MELALEUCA LA Jog Rd Haverhill Rd PBC 5 16,217 14,559 15,332 33,700 19,700
4657 MELALEUCA LA Haverhill Rd Military Tr PBC 5 26,036 23,670 24,818 48,000 29,800
4617 MELALEUCA LA Military Tr Kirk Rd PBC 5 26,538 24,566 25,665 36,000 33,500
4655 MELALEUCA LA Kirk Rd Congress Ave PBC 5 28,782 28,845 26,620 37,300 35,400
6216 MILITARY TRL Broward Co. Line SW 18th St PBC 4D 31,074 26,894 28,051 34,300 33,500
6608 MILITARY TRL SW 18th St Camino Real PBC 4D 31,577 30,195 30,690 38,100 36,800
6606 MILITARY TRL Camino Real Palmetto Park Rd PBC 6D 36,522 34,289 37,775 46,600 44,400
6604 MILITARY TRL Palmetto Park Rd Town Center PBC 6D 41,241 35,557 39,264 49,100 38,400
6600 MILITARY TRL Town Center Butts Rd PBC 6D 37,753 32,164 35,697 43,000 36,700
6612 MILITARY TRL Butts Rd Yamato Rd PBC 6D 45,284 39,750 44,394 44,700 39,700
6630 MILITARY TRL Yamato Rd Clint Moore Rd PBC 6D 39,365 37,043 41,903 50,000 42,400
6202 MILITARY TRL Clint Moore Rd Linton Blvd PBC 6D 40,161 33,463 36,976 44,700 37,800
5618 MILITARY TRL Linton Blvd Atlantic Ave PBC 6D 45,670 36,155 39,592 49,500 40,000
5606 MILITARY TRL Atlantic Ave Lake Ida Rd PBC 6D 45,683 43,677 45,250 48,000 46,900
5652 MILITARY TRL Lake Ida Rd Flavor Pict Rd PBC 6D 37,259 36,487 35,479 43,500 41,000
5614 MILITARY TRL Flavor Pict Rd Woolbright Rd PBC 6D 42,695 38,267 33,656 49,800 44,200
5608 MILITARY TRL Woolbright Rd Boynton Beach Blvd PBC 6D 41,207 34,008 31,271 46,200 40,100
5202 MILITARY TRL Boynton Beach Blvd Gateway Blvd PBC 6D 42,221 35,035 34,595 44,900 40,600
4636 MILITARY TRL Gateway Blvd Hypoluxo Rd PBC 6D 42,426 31,728 33,709 55,600 45,100
4606 MILITARY TRL Hypoluxo Rd Lantana Rd PBC 6D 37,560 30,647 30,811 46,600 43,500
4632 MILITARY TRL Lantana Rd Melaleuca Ln PBC 6D 43,758 35,916 37,727 47,500 46,400
4602 MILITARY TRL Melaleuca Ln Lake Worth Rd PBC 6D 41,024 36,175 36,403 44,000 48,900
4618 MILITARY TRL Lake Worth Rd 10th Ave N FDOT 6D 48,517 42,617 41,244 56,100 58,400
4650 MILITARY TRL 10th Ave N Cresthaven Blvd FDOT 6D 49,035 43,809 43,454 56,100 64,100
4206 MILITARY TRL Cresthaven Blvd Forest Hill Blvd FDOT 6D 46,776 45,227 45,554 54,400 62,900
3642 MILITARY TRL Forest Hill Blvd Summit Blvd FDOT 6D 48,328 44,576 42,197 59,200 62,700
3664 MILITARY TRL Summit Blvd Gun Club Rd FDOT 6D 48,875 45,441 43,230 59,300 59,200
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Station Roadway From To Owner

Cost 
Feasible 
Lanes

Observed 
2005 

Counts

Observed 
2010 

Counts

Observed 
2015 

Counts
2040 SERPM 6.5 
Adjusted Volume

2040 SERPM7+ 
Adjusted Volume

3653 GUN CLUB RD Military Tr Kirk Rd PBC 5 17,196 10,704 11,130 21,300 16,700
3655 GUN CLUB RD Kirk Rd Congress Ave PBC 5 16,544 11,374 11,215 22,800 17,700
5604 HAGEN RANCH RD W Atlantic Ave Lake Ida Rd PBC 4D 16,979 18,059 16,220 25,900 20,100
5646 HAGEN RANCH RD Lake Ida Rd Pipers Glen Blvd PBC 4D 15,607 13,249 12,896 24,900 14,900
5600 HAGEN RANCH RD Pipers Glen Blvd Boynton Beach Blvd PBC 4D 17,772 18,471 17,559 32,800 20,900
5214 HAGEN RANCH RD Boynton Beach Blvd Gateway Blvd PBC 2 11,636 9,078 9,600 14,300 9,900
4666 HAGEN RANCH RD Gateway Blvd Hypoluxo Rd PBC 2 10,877 10,728 10,990 12,400 12,000
4668 HAGEN RANCH RD Hypoluxo Rd Lantana Rd PBC 2 13,573 10,361 9,576 14,900 12,300
4674 HAVERHILL RD Hypoluxo Rd Lantana Rd PBC 2 10,625 10,669 11,353 14,100 12,500
4672 HAVERHILL RD Lantana Rd Melaleuca Ln PBC 4 13,960 13,530 13,527 25,800 22,400
4646 HAVERHILL RD Melaleuca Ln Lake Worth Rd PBC 4 15,646 12,027 12,276 26,500 19,500
4638 HAVERHILL RD Lake Worth Rd 10th Ave N PBC 5 18,150 18,363 18,786 24,100 22,900
4656 HAVERHILL RD 10th Ave N Cresthaven Blvd PBC 5 22,083 19,560 22,017 35,600 23,700
4642 HAVERHILL RD Cresthaven Blvd Purdy Ln PBC 5 21,452 20,299 22,184 34,500 26,100
4224 HAVERHILL RD Purdy Ln Forest Hill Blvd PBC 5 23,092 24,623 22,762 34,700 29,000
3640 HAVERHILL RD Forest Hill Blvd Summit Blvd PBC 5 28,896 24,605 26,230 33,300 27,900
3634 HAVERHILL RD Summit Blvd Southern Blvd PBC 5 22,876 21,199 23,214 24,500 26,600
3608 HAVERHILL RD Southern Blvd Belvedere Rd PBC 5 22,051 20,031 22,190 31,600 31,200
3604 HAVERHILL RD Belvedere Rd Okeechobee Blvd PBC 5 24,162 20,120 21,666 29,000 28,500
3600 HAVERHILL RD Okeechobee Blvd Community Dr PBC 5 33,155 26,156 25,998 33,700 30,300
3672 HAVERHILL RD Community Dr Roebuck Rd PBC 5 30,533 22,464 22,121 31,100 26,700
3622 HAVERHILL RD Roebuck Rd 45th St PBC 5 35,118 26,397 27,771 35,100 39,500
3202 HAVERHILL RD 45th St Beeline Hwy PBC 5 20,202 14,297 14,643 26,700 20,600
6861 HIDDEN VALLEY BLVD Boca Raton Blvd Old Dixie Hwy BR 4D 8,517 6,526 7,588 12,500 10,100
4648 HIGH RIDGE RD Gateway Blvd Hypoluxo Rd PBC 2 7,646 5,322 6,527 11,000 7,800
2307 HOLLY DR Military Tr SR 811 PBC 2 7,971 N/A 6,539 8,900 4,000
2105 HOOD RD Jog Road Central Blvd PBC 4 4,541 8,114 10,325 7,200 10,500
2611 HOOD RD Central Blvd Military Tr PBC 4D 9,158 10,307 14,060 24,700 23,000
2213 HOOD RD Military Tr SR 811 PBC 4D 9,346 12,005 16,490 25,000 18,400
2613 HOOD RD SR-811 Prosperity Farms Rd PBC 2 4,481 N/A 6,477 6,300 6,500
7041 HOOKER HWY SR 715 SR 80 FDOT 4 N/A 5,772 4,461 7,300 18,800
4411 HYPOLUXO RD SR-7 Lyons Rd PBC 4D 4,021 6,281 9,710 9,700 10,500
4683 HYPOLUXO RD Lyons Rd Fl Turnpike PBC 4D N/A 10,207 16,237 21,600 18,700
4685 HYPOLUXO RD Fl Turnpike Hagen Ranch Rd PBC 4D N/A 16,460 22,673 31,200 26,000
4671 HYPOLUXO RD Hagen Ranch Rd Jog Rd PBC 4D 17,166 20,001 24,215 33,000 28,800
4629 HYPOLUXO RD Jog Rd Haverhill Rd PBC 6D 25,902 N/A 30,344 39,200 28,300
4681 HYPOLUXO RD Haverhill Rd Military Tr PBC 6D 33,644 32,830 37,516 47,600 40,600
4607 HYPOLUXO RD Military Tr Lawrence Rd PBC 6D 39,120 38,269 42,197 49,800 48,500
4621 HYPOLUXO RD Lawrence Rd Congress Ave PBC 6D 41,223 37,042 41,057 49,900 45,200
4211 HYPOLUXO RD Congress Ave I-95 PBC 6D 40,625 38,668 44,434 50,500 46,600
4313 HYPOLUXO RD I-95 Seacrest Blvd PBC 5 36,245 32,118 34,579 37,500 35,800
4809 HYPOLUXO RD Seacrest Blvd Dixie Hwy PBC 5 18,774 16,135 17,130 19,200 17,300
6212 I-95 Broward County Line Palmetto Park Rd FDOT 8X 194,088 194,500 0 242,900 215,000
6214 I-95 Palmetto Park Rd Glades Rd FDOT 10X 190,507 190,000 0 244,600 226,200
6206 I-95 Glades Rd Yamato Rd FDOT 8X 183,242 189,500 0 233,600 212,500
6208 I-95 Yamato Rd Congress Ave Interchange FDOT 8X 191,326 172,000 214,177 261,700 194,700
6218 I-95 Congress Ave Interchange Linton Blvd FDOT 10X 187,291 N/A 198,246 248,800 257,500
5212 I-95 Linton Blvd Atlantic Ave FDOT 10X 166,234 191,500 0 234,600 213,400
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Exhibit 7: PBC Development Potential Form
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FLUA Amendment Application 1 2019 

2019 FUTURE LAND USE ATLAS AMENDMENT APPLICATION 

Part 1.  Amendment Data  

A. Amendment Data 

Round 19-B2 Intake Date August 23, 2019 

Application 
Name 

Windsor Place   Concurrent? Yes 

Acres 40 acres Text Amend? No 

PCNs 00-42-43-27-05-043-0240 

Location NW Corner of Hypoluxo Road and Lyons Road 

 Current Proposed 

Tier Urban/Suburban Urban/Suburban      

Use Vacant Fee Simple Townhomes, Multi-Family Residential, and 
Commercial 

Zoning MXPD No Change 

Future Land 
Use 
Designation 

MLU  
(CH & LR-2) 

MLU  
(CH & HR-8) 

Underlying 
Future Land 
Use 
Designation 

None 8 du/ac 

Conditions A. Revise the land use matrix as shown:  
Land 
Use 

Acreage Intensity/Density 
Minimum Maximum 

CH 8.0 ac – 11.00 ac 
11.0 ac – 16.0 ac 

80,000 SF 
(retail) 
10,000 SF 
(Office) 

96,870 SF 
112,800 SF 
(retail) 
20,000 Sf 
(office) 

CH-0 3.0 ac – 6.0 ac 50,000 SF 76,450 SF 
LR-2 10.8 ac – 16.0 ac 60 units 80 units 
Open  
Space 

4.0 ac – No Max. N/A N/A 

Lake  
Tracts 

4.18 ac – 6.18 ac N/A N/A 

Total  
Acres 

40 acres   

B. Development of the site shall comply with the 
Conceptual Master Plan. 

C. Access to residential portions of the project shall not be 
controlled by gates, guardhouses or be otherwise 
separated from any non-residential portions. 

D. Prior to final DRO certification, a “unity of control” 
covenant for the non-residential portion of the site shall 
be entered into and signed by the 
applicant(s)/developer(s). 

E. At a minimum, 10% of the property must be committed 
to useable open space. Open space must functionally 
integrate the project’s land uses and may be applied to 
the recreation and/or parks requirements during the 
development review process, excluding right of way 
dedication. Water retention, lakes, drainage, and canals 
shall not be considered useable open space. 

F. Additional density may be allowed pursuant to Future 
Land Use Element Policy 4.4.2-b.1(a)(TDR, WHP, AHP). 

Revise the land use matrix as shown:  

Land Use Acreage Range 
Min. - Max. 

Intensity/Density 
Minimum Maximum 

CH 

11.0 ac - 16.0 ac  
3.0 ac. - 6.0 ac. 

80,000 sf 
(Retail) 

10,000 sf 
(Office) 

30,000 sq.ft. 
(Commercial) 

112,800 sf 
(Retail) 

20,000 fl 
(Office) 

45,000 sq.ft. 
(Commercial) 

LR-2  
HR-8 

10.8 ac – 16.0 ac 
34.0 ac. - 37.0 ac. 

60 units 
240 units (6 

du/ac) 

80 units  
320 units (8 

du/ac) 

Open Space 
4.0 ac. - no max 

* Part of both 
land uses 

 

Lake Tract 
4.18 ac – 6.18 ac 
4.0 ac. - 6.0 ac. 

* Part of both 
land uses 

 

Total Acres 40.0 ac.     
A. Development of the site shall comply with the Conceptual 

Master Plan. 
B. Access to residential portions of the project shall not be 

controlled by gates, guardhouses or be otherwise separated 
from any non-residential portions. 

C. Prior to final DRO certification, a “unity of control” covenant 
for the non-residential portion of the site shall be entered 
into and signed by the applicant(s)/developer(s). 

D. At a minimum, 10% of the property must be committed to 
useable open space. Open space must functionally 
integrate the project’s land uses and may be applied to the 
recreation and/or parks requirements during the 
development review process, excluding right of way 
dedication. Water retention, lakes, drainage, and canals 
shall not be considered useable open space. 

E. Additional density may be allowed pursuant to Future Land 
Use Element Policy 4.4.2-b.1(a)(TDR, WHP, AHP). 



 
FLUA Amendment Application 2 2019 

 
B.  Development Potential 
 Current FLU Proposed FLU 

Density/ 
Intensity: 

MLU (CH & LR-2) MLU  
(CH & HR-8) 

Maximum 
Dwelling 
Units 

(residential 
designations) 

2 du/acre x 35.78 ac. = 72 units 5 8 du/acre x 40 ac.                  320 DU 

Maximum 
Beds (for 
CLF 
proposals) 

_______ max du x  2.39 =   __ _______ max du x   2.39 =   ___ 

Population 
Estimate 

80 max du x  2.39 = 192 320 max du x 2.39 =  765 

Maximum 
Square Feet  
(non-
residential 
designations) 

112,800 SF (Retail) &  
20,000 SF (Office) 5 

45,000 SF (Commercial) 

Proposed or 
Conditioned 
Potential  

Land 
Use 

Acreage Intensity/Density 
Minimum Maximum 

CH 8.0 ac – 11.00 ac 
11.0 ac – 16.0 ac 

80,000 SF 
(retail) 
10,000 SF 
(Office) 

96,870 SF 
112,800 SF 
(retail) 
20,000 SF (office) 

CH-0 3.0 ac – 6.0 ac 50,000 SF 76,450 SF 
LR-2 10.8 ac – 16.0 ac 60 units 80 units 
Open  
Space 

4.0 ac – No Max. N/A N/A 

Lake  
Tracts 

4.18 ac – 6.18 ac N/A N/A 

Total  
Acres 

40 acres   

 

Land 
Use 

Acreage Intensity/Density 
Minimum Maximum 

CH 3.0 ac. – 6.0 ac. 30,000 SF 
(Commercial) 

45,000 SF 
(Commercial) 

HR-8 34.0 ac. – 37.0 ac. 240 DU 
(6 du/ac) 

320 DU* 
(8 du/ac) 

Open  
Space 

4.0 ac – No Max. N/A N/A 

Lake  
Tracts 

4.0 ac. – 6.0 ac. N/A N/A 

Total  
Acres 

40 acres   

* The proposed project will be submitted concurrently for a site plan 
reconfiguration where the project is proposing 408 dwelling units 
(194 multi-family + 214 townhomes). The applicant will be using 
Workforce and/or TDR bonus programs to reach the desired 
intensity. 80 TDR Units have been approved by Resolutions 2005-
1799 and 2010-0683. 

Max Trip 
Generator 

General Commercial (ITE 820) 
Rate:  Ln(T)= 0.65 Ln(X)+5.83 
General Office (ITE 710) 
Rate:  Ln(T) = 0.76 Ln(X) + 3.68 
Condo/Townhomes (ITE 230) 
Rate:  T=6.65*X 

General Commercial (ITE 820) 
Rate:  Ln(T) = 0.65 Ln(X) + 5.83 
Apartment (ITE 220) 
Rate: T=6.65*X 
Condo/Townhomes (ITE 230) 
Rate:  T=6.65*X 
Type 1 Restaurant +DT (ITE 934) 
Rate: T=496.12*X 

Maximum 
Trip 
Generation 

5,186 4,437 

Net Daily 
Trips: 

-749 (maximum – current) 

Net PH 
Trips: 

260 (73/187) AM, 366 (217/149) PM (maximum) 

 
 



 

 

 
 
 
 

Exhibit 8: Town Commons Excerpt
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Table 6: Test 2 – Five Year Analysis Significance 

Roadway From To Ln 

Number of 
Existing and 

Proposed 
Traffic 

Signals - 1 

Length 
(miles) 

Signalized 
intersections 

per mile 
Class LOS 

Capacity 
Traffic 

Assignment 
Project 
Traffic 

Traffic 
Impact 

                        

Lyons Rd Boynton Beach 
Blvd Hypoluxo Rd 4D 3 2.7 1.11 Class I 1,960 25% 10 0.51% 

Lyons Rd Hypoluxo Rd Site Access 
4D 1 1.7 0.59 Class I 1,960 

21% 9 0.46% 

Lyons Rd Site Access Lantana Rd 34% 14 0.71% 

                        

Hypoluxo 
Rd SR-7 Lyons Rd 4D 1 1.1 0.91 Class I 1,960 21% 9 0.46% 

Hypoluxo 
Rd Lyons Rd Site Access 

4D 1 2.1 0.48 Class I 1,960 

20% 8 0.41% 

Hypoluxo 
Rd Site Access Fl Turnpike 20% 8 0.41% 

Hypoluxo 
Rd Fl Turnpike Hagen 

Ranch Rd 20% 8 0.41% 

                        
 

AM PM 
IN OUT IN OUT 

(16) 19 41 24 

RDI: 1-Mile 
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Table 7: Level of Service – 2040 Conditions – Maximum Intensity 

Road From To Lanes Capacity 
2040 
Daily 

Volume 

Traffic 
Assignment 

Project 
Traffic 

Windsor 
Place1 

Total 
Traffic V/C % Project 

Impact 
Significant 
Impact?2 

Meets 
LOS ‘D’? 

        
 

  
 

  

Lyons Rd Hypoluxo Rd Site Access 4D 33,200 16,300 21.0% 34 459 16,793 0.51 0.10% NO YES 

Lyons Rd Site Access Lantana Rd 4D 33,200 16,300 34.0% 55 459 16,814 0.51 0.17% NO YES 

                           

Hypoluxo Rd Lyons Rd Site Access 4D 33,200 18,700 20.0% 33 270 19,003 0.57 0.10% NO YES 

Hypoluxo Rd Site Access Fl Turnpike 4D 33,200 18,700 20.0% 33 270 19,003 0.57 0.10% NO YES 

        
 

  
 

  

             
Net Daily 

Traffic 163           
 

                                                 
1 Policy 3.5-d.1.d Projected traffic from concurrent Land Use Atlas amendments that are approved in the same Comprehensive Plan Amendment Round that 
significantly impact the same roadway segments as the proposed land use change. 
2 A project has significant traffic where net trip increase impacting roads is greater than one percent (1%) for volume to capacity ratio (v/c) of 1.4 or more, two 
percent (2%) for v/c of 1.2 or more and three percent (3%) for v/c of less than 1.2 of the level of service "D" capacity on an AADT basis. 
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Exhibit 9: Policy 3.5d Review
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Department of Engineering 
and Public Works 

P.O. Box 21229 

West Palm Beach, FL 33416- 1229 

(561) 684-4000 

FAX: (561) 684-4050 

www.pbcgov.com 

• 
Palm Beach County 

Board of County 
Commissioners 

Melissa McKinlay, Mayor 

Mack Bernard, Vice Mayor 

Hal R. Valeche 

Paulette Burdick 

Dave Kerner 

Steven L. Abrams 

Mary Lou Berger 

County Administrator 

Verdenia C. Baker 

"An Equal Opportunity 

Affirmative Action Employer" 

~ printed on sustainable 
6¢1 and recycled paper 

January 23, 2018 

Dr. Juan F. Ortega, P.E. 
JFO Group Inc. 
11924 Forest Hill Boulevard, Suite 10A-123 
Wellington , FL 33414 

RE: Windsor Place 
FLUA Amendment Policy 3.5-d Review 
Round 2018-D 

Dear Dr. Ortega: 

Palm Beach County Traffic Division has reviewed the Comprehensive Plan 
Amendment Traffic Impact Analysis for the proposed Future Land Use Amendment for 
the above referenced project, revised January 19, 2018, pursuant to Policy 3.5-d of 
the Land Use Element of the Palm Beach County Comprehensive Plan. The project is 
summarized as follows: 

Location: NW corner of Hypoluxo Road and Lyons Road 

PCN: 00-42-43-27-05-043-0240 (others on file) 

Acres: 40 acres 

Current FLU Proposed FLU 

FLU: Multiple Land Use (MLU) with High Residential, 8 units per acre 
Commercial High (CH) & Low (HR-8) in 34 acres & Commercial 

I I 
Residential, 2 units per acres High with underlying High 

(LR-2) Residential, 8 units per acre 
I (CH/8) in 6 acres 

Zoning: Mixed Planned Development Planned Used Development 
(MXPD) (PUD) & Multiple Used Planned 

' 
Development (MUPD) 

Density/ 2 du/ac I 8 du/ac in 34 ac I Intensity: 112,800 SF (Retail) I 0.5 FAR in 6 ac 
20,000 SF (Office) I i 

Maximum General Commercial 
I 

General Commercial I 
I I Potential: Total: 112,800 SF 

I 
Total: 130,680 SF I 

General Office Apartment ' 
Total: 20,000 SF 

I 
Total: 272 DUs 

Condo/Town homes 
Total: 80 DUs 

Proposed i NIA N/A 
Potential: I ' 

I Net Daily 1,351 (maximum - current) 
Trips: i 

Net PH 197 (67/130) AM, 587 (309/278) PM (maximum) 
Trips: 

*Maximum indicates typical FAR and maximum trip generator. Proposed indicates the 
I specific uses and intensities/densities in the zoning application. 



Dr. Juan F. Ortega, P.E. 
January 23, 2018 
Page2 

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 maximum potential density shown above in 
accordance with the conditions stated in the FLUA Amendment Application. 

Please contact me at 561-684-4030 or email to qbari@pbcgov.org with any questions. 

Sincerely, 

~~~/ 
Quazi Bari, P.E. 
Senior Professional Engineer - Traffic Division 

QB:DS/bc 
ec: Dominique Simeus. E.1. - Project Coordinator II , Traffic Division 

Steve Bohovsky - Technical Assistant Ill, Traffic Division 
Lisa Amara - Senior Planner, Planning Division 
Khurshid Mohyuddin - Principal Planner, Planning Division 
Jorge Perez - Senior Planner, Planning Division 

File: General - TPS - Unincorporated - Traffic Study Review 
N:ITRAFFIC\Development Review\Comp Plan\18-0\Windsor Place.docx 



 

 

From: Dominique Simeus [mailto:DSimeus@pbcgov.org]  
Sent: Wednesday, January 17, 2018 10:03 AM 
To: Juan F. Ortega <juan.ortega@jfogroupinc.com>; Lisa Amara A. <LAmara@pbcgov.org> 
Cc: Quazi Bari <QBari@pbcgov.org> 
Subject: RE: Town Commons MUPD #2 
 
Dr. Ortega, 
 
Please include project trips for Windsor Place in the TPS Database when performing the link analyses (Test II 
and Long Range) for Town Commons and vice versa. 
 
Thank you 
 
Dom 
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