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PALM BEACH COUNTY 
PLANNING, ZONING AND BUILDING DEPARTMENT 

ZONING DIVISION 
 
 
Application No.: DOA-2022-01227 
Application Name: Mt. Carmel Missionary Baptist Church  
Control No./Name: 1995-00049 (Mt. Carmel Missionary Baptist Church) 
Applicant: Mt Carmel Baptist Church 
Owners: Mt Carmel Baptist Church 
Agent: Gentile Glas Holloway O'Mahoney & Assoc Inc. - Emily O Mahoney, Pat 

Lentini, and Dan Siemsen 
Telephone No.: (561) 575-9557 
Project Manager: Larry D’Amato, Site Planner II 

Title:  a Development Order Amendment Request:  to reconfigure the Site Plan and delete land area for 
an existing Place of Worship and Cemetery on 5.16 acres 
 
APPLICATION SUMMARY: The proposed request is for the Mt. Carmel Missionary Baptist Church 
Development.  The 8.14-acre site was last approved on September 28, 1995 for an Official Zoning Map 
Amendment to rezone the site from Residential Multi-family (High Density) (RH) to Residential Transitional 
Urban (RTU) and a Class A Conditional use (CA) to allow a church or place of worship in the RTU Zoning 
District. 
The request proposes to modify the prior approval in order to delete 2.99 acres that will be added to a 
concurrent application for the adjacent property to the east.  The Preliminary Site Plan indicates a total of 
5,176 square feet with 230 seats for the Place of Worship and accessory building (590 sq. ft.), an existing 
Cemetery and Preserve. There are no proposed changes to the buildings, parking or cemetery.  The Plan 
indicates 85 parking spaces and access remains from Church Street.  This request is concurrent with 
Application DOA-2022-01078, for the adjacent Daycare.   
 
SITE DATA: 

Location: North side of Church Street, approximately 0.25 mile west of N. Central Blvd 
Property Control Number(s)  00-42-40-34-00-000-7010 
Future Land Use Designation: Medium Residential (MR-5) 
Existing Zoning District: Residential Transitional Urban District (RTU) 
Proposed Zoning District: Residential Single Family (RS)  
Existing Acreage: 8.14 acres 
New Acreage: 5.157 acres 
Tier: Urban/Suburban  
Overlay District: Jonathan Dickinson State Park Greenline Overlay  
Neighborhood Plan: N/A  
CCRT Area: Limestone Creek  
Municipalities within 1 Mile Jupiter  
Future Annexation Area Jupiter  
Commission District District 01, Commissioner Maria G. Marino 

 
RECOMMENDATION: Staff recommends approval of the request, subject to the Conditions of Approval 
as indicated in Exhibit C. 
 
ACTION BY THE ZONING COMMISSION (ZC):  Scheduled September 14, 2023 
 
PUBLIC COMMENT SUMMARY: At the time of publication, Staff had received no contacts from the public 
regarding this application. 
 
PROJECT HISTORY:   The Site was last approved by the Board of County Commissioners (BCC) on 
September 28, 1995 for a rezoning from Residential Multi-family (High Density) (RH) Zoning District to the 
Residential Transitional Urban (RTU) Zoning District (Resolution 1995-1321.11) and a Class A Conditional 
Use to allow a Church/Place of Worship in the Residential Transitional Urban (RTU) Zoning District 
(Resolution 1992-1321.12).   
 
FINDINGS: 
 
Conditional Uses, Official Zoning Map Amendment to a PDD or TDD and Development Order Amendment:  
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When considering a Development Order application for a Rezoning to a PDD or a TDD, a Conditional Use, 
excluding Conditional Use requests for Density Bonus pursuant to Art. 5.G.1, Workforce Housing Program 
(WHF), or a Development Order Amendment, the BCC and ZC shall utilize the Standards a – h listed in 
Article 2.B.7.B, Standards.  The Standards and Staff Analyses are indicated below.  A Conditional Use, 
Rezoning to PDD or TDD, or Development Order Amendment that fails to meet any of these Standards 
shall be deemed adverse to the public interest and shall not be approved. 
 
a. Consistency with the Plan – The proposed use or amendment is consistent with the purposes, 

goals, objectives and policies of the Plan, including standards for building and structural intensities 
and densities, and intensities of use. 

 
o Consistency with the Comprehensive Plan: The proposed amendment is consistent with the Goals, 
Objectives and Policies of the Comprehensive Plan, including previous Land Use Amendments, densities 
and intensities of use.  
 
o Relevant Comprehensive Plan Policies:  Multiple policies in the Plan stipulate the County's role in 
locating, identifying, and assessing archaeological and historic resources, or cultural resources.  The 
Future Land Use Element (FLUE), County Direction 16, reflects the County's role and reads as follows: 
 
Historic Preservation. Preserve and interpret archaeological resources as stewards of the nation's 
diverse cultural heritage. Retain the local sense of place by preserving and protecting historic places, 
buildings and structures.  Additionally, FLUE Policy 1.2-a #3 also indicates the County shall protect the 
character of urban and suburban communities by protecting historic and cultural resources.  
Historic Preservation Element (HPE), Policy 1.3-c, identifies the appropriate procedures for protecting 
cultural resources from adverse development impacts via development reviews.  
Policy 1.3-c: The County shall continue to review all applications for public and private development and 
redevelopment within its jurisdiction, and evaluate impacts to potential and identified historic and cultural 
resources in a timely and efficient manner through the development review processes.  
The request seeks to reconfigure the previously approved site plan, and decrease land area for 5.157 
acres, on the Mount Carmel Missionary Baptist Church and Cemetery site, which is identified in Florida 
Master Site Files as 8PB15382.  Due to the site's history, there is reason to evaluate the site as a potential 
location of unmarked graves, and of cultural significance within the Limestone Creek community.  As such, 
pursuant to ULDC Article 9.A.1.B.4 and 9.A.1.B.5, and the provisions of Florida Statutes, Chapter 872.05, 
Offenses Concerning Dead Bodies and Graves, the request is subject to archaeological review.  
The Applicant elected to complete a preliminary archaeological survey prior to this application being 
submitted to the County.  County Archaeologist reviewed the Phase 1 Archaeological Survey (dated 
February 2020), submitted January 23, 2023, which included findings from soil excavations, aerial imagery, 
modeling, and archival research.  The report indicated that no prehistoric or historic cultural resources, as 
well as any human remains or mortuary material were found in the project area.  The report concludes, "It 
is recommended that archaeological monitoring be conducted of major ground-disturbing operations 
during any future construction within the project area due to the potential for isolated unmarked human 
graves to occur, especially small infant graves.”  The County Archaeologist agrees with the conclusions in 
the report. 
 
o Conditions of Approval:  Given that this request is removing land area from this Place of Worship, no 
conditions are necessary.  However, the expansion of the Tree Top Academy (DOA-2022-1078) will 
require archaeological monitoring Conditions of Approval.  
 
o Intensity:  The maximum Floor Area Ratio (FAR) of 0.45 is allowed for Institutional uses with the 
Medium Residential, 5 units per acre (MR-5) future land use designation in the Urban Suburban Tier 
(224,653 surveyed  sq. ft. or 5.157 acres x 0.45 maximum FAR = 101,093.85 sq. ft. maximum).  The 
previously approved 5,176 sq. ft. equates to a FAR of approximately 0.01 FAR (5,176 / 354,893 surveyed 
sq. ft. or 8.147 acres = 0.0145). 
 
o Special Overlay District, Neighborhood Plan, Planning Study Area: The request is located in three 
special planning areas: Countywide Community Revitalization Team (CCRT) Area #1, Limestone Creek 
Area, and Jonathan Dickinson State Park Greenline Overlay (JDSPGO) area.  

 CCRT #1 Limestone Creek Area - The Office of Community Revitalization (OCR) administers 
CCRT areas. Reflected in correspondence items dated September 21-22, 2022, the OCR 
determined that a neighborhood meeting was unwarranted. No letters in support or objection 
have been received to date.  
 

• JDSPGO Area:  FLUE Objective 5.4. and Objective 5.4.3. identify the JDSPGO area as the 
Greenline buffer that rings the Jonathan Dickinson State Park and Loxahatchee River, and 
protects the Park's natural resources from possible detrimental uses and land uses. The request 



Zoning Commission September 7, 2023  Page 3 
Application No. DOA-2022-01227  Mt. Carmel Missionary Baptist Church 

 

seeks to maintain the existing future land use designation and delete land area for the adjacent 
Daycare use, which is not incompatible with the Park or Loxahatchee River.  
 

 Compatibility: County Direction #4 establishes that Land Use Compatibility is one of the eighteen 
directions that are the basis for the Goals, Objectives and Policies of the Comprehensive Plan. 
The directive reads as follows: “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.”  Several policies within the Plans Future Land Use Element (FLUE) further 
address compatibility through the ULDC and development review process.  FLUE Policy 2.2-c 
establishes that the ULDC is consistent with the Plan, and that consistency shall ensure 
compatibility with adjacent future land uses.  Further, FLUE Policy 4.3-i indicates (in part) that 
“the Development Review process shall also consider the compatibly of the density or intensity 
of proposed development with adjacent future land uses.”  The Planning Division has reviewed 
the proposed development application and determined it is compatible with adjacent and 
surrounding land uses. 

 
b. Consistency with the Code - The proposed amendment is not in conflict with any portion of this 

Code, and is consistent with the stated purpose and intent of this Code. 
 
o Property Development Regulations:  The proposal is in compliance with the required Property 
Development Regulations for setbacks and lot size, as stated in Table 3.D.1.A Property Development 
Regulations.  The reduction in lot size and area will not create any nonconformities with the existing 
structures or the cemetery to the new property line.  Further, the subject site continues to meet the 
minimum frontage requirements as outlined in Art. 3. E.1.C.2.a.1., Minimum Frontage.  
 
o Place of Worship: The church and cemetery as an accessory use have been in existence without 
major alterations since 1902.  However, on September 28, 1995 (application Z/CA-1995-0049) the Church 
received an approval to expand the Church through a Class A Conditional Use. The Staff analysis and 
Report prepared then recognized the Cemetery as part of the Church therefore considered an accessory 
use. 
 
o Cemetery: The applicant has provided a Phase 1 Archeological survey.  The study mentions  
that the associated cemetery is the only affiliated African American cemetery in northern Palm Beach 
County, which was established in 1915 and contains over 500 burials, both marked and unmarked.  The 
center of the Cemetery is said to contain the unmarked burials. The exact location of these unmarked 
burials on the property is unknown. The cemetery is still active at present.  As a conclusion, the report 
indicates that no prehistoric or historic cultural resources, as well as any human remains or mortuary 
material were found in the project area.  As mentioned above application Z/CA-1995-0049, recognizes the 
Cemetery as an accessory use to the church.  
 
o Parking: The site plan depicts 85 existing parking spaces, including four handicap spaces, of which 
77 spaces are required. 

 
○ Landscaping and Buffering: Table 7.C.2.A and Table 7.C.2.C regulates the required buffer width 
and Incompatibility Buffers. The Preliminary Site Plan indicates the existing previously approved landscape 
buffers along the West and South property lines, as 10’ foot landscape buffers.  No changes to these 
buffers are proposed.  The Preliminary Site Plan indicates a proposed 8’ foot compatibility buffer along the 
North and East property lines. These buffers will meet the ULDC requirements as indicated in Article 7.   
 
c. Compatibility with Surrounding Uses – The proposed use or amendment is compatible and 
generally consistent with the uses and character of the land surrounding and in the vicinity of the land 
proposed for development. 
 
The properties to the north, south, and west are residentially zoned areas. To the east, is the Tree Top 
Academy day care (Unincorporated County) and the Limestone Creek Elementary School in the Town of 
Jupiter. The proposed modification to decrease the acreage is consistent with the uses, and does not 
create compatibility issues for the surrounding properties.  The land area is being bought by the adjacent 
property to the east. 
 
d. Design Minimizes Adverse Impact – The design of the proposed use minimizes adverse effects, 
including visual impact and intensity of the proposed use on adjacent lands. 
 
The proposed amendment seeks to delete 2.99 acres along the east property line. The deletion of the land 
has no adverse impact or effects, including visual impact and intensity on adjacent lands.  The development 
is keeping the previously approved building setbacks, easements and uses.  The existing square footage 
and building coverage is not being changed. The buffer on the east property line will be an 8’ foot 
compatibility buffer and will be approved to meet the ULDC requirements in Article 7. 
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e. Design Minimizes Environmental Impact – The proposed use and design minimizes 
environmental impacts, including, but not limited to, water, air, stormwater management, wildlife, 
vegetation, wetlands and the natural functioning of the environment. 
 
o Vegetation Protection: As indicated on the Final Site Plan, an upland preserve is required, as 
pursuant to the ULDC, Article 14.C.7.C.5.  The upland preserve is labelled as a conservation area on the 
final site plan and contains approximately 1.28 acres of land. The portion of land to be annexed/transferred 
to Treetop Academy of Jupiter, LLC contains significant vegetation and protection and mitigation efforts 
will be regulated though the Tree Top Academy application (DOA-2022-01078) and the associated PNV 
application.  The Mt. Carmel Baptist Church application will not require a Vegetation Bond or a PNV 
application.  A Preserve Management Plan will be reviewed and approved by ERM Staff during the off-the-
board application to establish the protective measures and land management practices for the preserve 
area.  The associated conservation easement will be required to be recorded prior to Technical 
Compliance, as outlined in the ULDC. Article 14.C.7.C.5. 
 
o Wellfield Protection Zone: This property is located within Wellfield Protection Zone 4. 
 
o Irrigation Conservation Concerns And Surface Water: All new installations of automatic irrigation 
systems shall be equipped with a water sensing device that will automatically discontinue irrigation during 
periods of rainfall pursuant to the Palm Beach County Mandatory Year-Round Landscape Irrigation 
Conservation Measures Ordinance, Ordinance No. 2022-007. Any non-stormwater discharge or the 
maintenance or use of a connection that results in a non-stormwater discharge to the stormwater system 
is prohibited pursuant to Palm Beach County Stormwater Pollution Prevention Ordinance No. 93-15. 
 
o Environmental Impacts: There are no significant environmental issues associated with this petition 
beyond compliance with ULDC requirements. 
 
f. Development Patterns – The proposed use or amendment will result in a logical, orderly and 

timely development pattern. 
 

The properties surrounding the site are predominantly dedicated to residential areas.  Considering 
the recent and future residential growth in the area, the proposed deletion of land area, that will be 
sold to the development to the east, Tree Top Academy (Application DOA-2022-1078), aligns with 
logical and orderly development patterns.  It takes into account the surrounding proposed and 
existing development and trends and ensures that they will not be adversely affected.  The project's 
deletion of the land area and implementation, will serve to expand the existing Day Care.  This will 
contribute to the overall harmony and consistency in the evolving neighborhood landscape. 

 
g. Adequate Public Facilities – The proposed amendment complies with Art. 2.F, Concurrency 

(Adequate Public Facility Standards).  
 

ENGINEERING COMMENTS:  
 
The Property Owner shall plat the property prior to the issuance of the building permit.  

 
The Property Owner shall submit a drainage study that identifies historical flows that currently enter 
the site prior to the Final Site Plan approved by the DRO. 

 
DRAINAGE DISTRICT: 
 
The subject development is located within the boundaries of the Northern Palm Beach County 
Improvement District.  The Applicant’s Engineer states (Exhibit E), “Legal, positive outfall is 
currently provided by both Church Street (southern portion of the site drains into the swale along 
the north side of Church St) which borders the southern property line and an existing onsite ditch 
which drains east to Tree Top Academy. A public drainage easement will be required of Tree Top 
Academy which will provide continued legal, positive outfall for this parcel. Tree Top Academy has 
a 24 inch culvert located near the center of the property. This pipe travels east through Limestone 
Creek Elementary School and outfalls into The Shores lake system. The Shores drainage system 
has several control structures with outfall to the C-18 canal.  … 

There are no proposed improvements to the property. The church intends to sell undeveloped land 
to the adjacent property owner. There are no anticipated impacts to current levels of service as this 
property is undeveloped and non-contributory to the existing site drainage system.  

Any improvements, if required, will comply with the required levels of service for pavement, 
perimeter and building floor elevations.”  Prior to the issuance of any building permits, the Applicant 
must obtain approval and any applicable permits from the District. 
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PALM BEACH COUNTY HEALTH DEPARTMENT:  
This project has met the requirements of the Florida Department of Health. 

 
FIRE PROTECTION:  
The Palm Beach County Fire Department has no comments 

 

 
 
 

SCHOOL IMPACTS: 
The School Board has no comment regarding this non-residential application. 

 
PARKS AND RECREATION: 
Non-residential project therefore, Park and Recreation ULDC requirements do not apply. 

 
h. Changed Conditions or Circumstances – There are demonstrated changed site conditions or 

circumstances provided by the Applicant’s Justification Statement that necessitate the amendment. 
 

The Applicant requests a DOA, to delete land area and give it to the adjacent property to the East, 
as they intend to improve Tree Top Academy, by providing more space for needed care in the 
surrounding area. The deletion and further addition and expansion of the Tree Top Academy will 
serve the surrounding residential and working communities effectively. The Staff is in agreement 
with the Applicant's proposal with the deletion of land area. 

 
CONCLUSION: Staff has evaluated the standards listed under Article 2.B and has determined that there 
is a balance between the need for change and the potential impacts and the deletion of land area will not 
be of any harm.  Staff finds that the requests meets the Development Order Amendment Standards and is 
recommending approval of the request, subject to Conditions of Approval as indicated in Exhibit C. 
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CONDITIONS OF APPROVAL 

 
EXHIBIT C 
 
Development Order Amendment 
 
ALL PETITIONS 
1. The approved Preliminary Site Plan is dated July 6, 2023.   Modifications to the Development Order 
inconsistent with the Conditions of Approval, or changes to the uses or site design beyond the authority of 
the Development Review Officer as established in the Unified Land Development Code, must be approved 
by the Board of County Commissioners. (ONGOING: ZONING - Zoning) 
 
2. All previous Conditions of Approval applicable to the subject property, as contained in Resolution R-
1995-1321-12 (Control 1995-49), have been consolidated as contained herein.  The Property Owner shall 
comply with all previous Conditions of Approval and deadlines previously established by Article 2.E of the 
Unified Land Development Code and the Board of County Commissioners or unless expressly modified. 
(ONGOING: MONITORING - Zoning) 
 
ANNEXATION 
1. The Property Owner shall voluntarily annex into the Town of Jupiter at such time the subject property 
becomes contiguous to the Town of Jupiter or is the subject of an annexation proposal by the Town of 
Jupiter. (ONGOING: ZONING - Zoning) (Previous ANNEXATION Condition 1 of Resolution R-1995-1321-
12, Control No.1995-00049) 
 
BUILDING AND SITE DESIGN 
1. The church shall be limited to a maximum of 230 seats. (ONGOING: ZONING - Zoning) (Previous 
BUILDING AND SITE DESIGN Condition 1 of Resolution R-1995-1321-12, Control No.1995-00049) 
 
ENGINEERING 
1. The Property Owner shall pay a Fair Share Fee in the amount and manner required by the “Fair Share 
Contribution for Road Improvements Ordinance” as it presently exists or as it may from time to time be 
amended. The Fair Share Fee for this project, Zoning Petition Number 95-49, to be paid at the time of 
issuance of the Building Permit presently is $275.00 (5 additional trips X $55.00 per trip) (BLDGPMT: 
MONITORING - Engineering) [Note: COMPLETED]  (Previous ENGINEERING Condition 1 of Resolution 
R-1995-1321-12, Control No.1995-00049) 
 
2. Prior to the issuance of the first building permit, the Property Owner shall configure the property into a 
legal lot of record in accordance with provisions of Article 11 of the Unified Land Development Code or as 
otherwise approved by the County Engineer. (BLDGPMT: MONITORING - Engineering) 
 
3. The Property Owner shall provide an acceptable drainage study identifying any historical drainage from 
offsite parcels, including proposed grading cross sections.  The project s stormwater management system 
shall be designed to address any historical drainage. The Property Owner shall provide drainage 
easements, as required, to accommodate offsite drainage. 
a. Drainage study shall be provided to the Land Development Division prior to final approval of the Site 
Plan by the DRO. (DRO: ENGINEERING - Engineering) 
b. Any required drainage easements shall be dedicated in conjunction with any required lot combination 
or recorded prior to issuance of the first building permit, whichever shall occur first. (DRO: ENGINEERING 
- Engineering) 
 
ZONING - LANDSCAPING 
1. A ten (10) foot wide landscape buffer shall be installed along the west 530 feet of south property line 
(adjacent to Church Street). The buffer shall consist of the following: 
a. trees planted a minimum of thirty (30) feet on center; and 
b. hedge material a minimum of twenty-four (24) inches in height at time of planting. (ONGOING: ZONING 
- Zoning) (Previous ZONING - LANDSCAPING Condition 1 of Resolution R-1995-1321-12, Control 
No.1995-00049) 
 
2. A ten (10) foot wide landscape buffer shall be installed along the south 300 feet of the west property line 
(adjacent to the grassed parking area).  The buffer shall consist of the following: 
a. trees planted a minimum of twenty  (20) feet on center; and 
b. hedge material a minimum of twenty-four (24) inches in height at time of planting. (ONGOING: ZONING 
- Zoning) (Previous ZONING - LANDSCAPING Condition 2 of Resolution R-1995-1321-12, Control 
No.1995-00049) 
 
COMPLIANCE 
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1. In Granting this Approval, the Board of County Commissioners relied upon the oral and written 
representations of the Property Owner/Applicant both on the record and as part of the application process.  
Deviations from or violation of these representations shall cause the Approval to be presented to the Board 
of County Commissioners for review under the Compliance Condition of this Approval. (ONGOING: 
MONITORING - Zoning) 
 
2. Failure to comply with any of the Conditions of Approval for the subject property at any time may result 
in: 
a.     The Issuance of a Stop Work Order; the Issuance of a Cease and Desist Order;  the Denial or 
Revocation of a Building Permit;  the Denial or Revocation of a Certificate of Occupancy;  the Denial of 
any other Permit, License or Approval to any developer, owner, lessee, or user of the subject property;  
the Revocation of any other permit, license or approval from any developer, owner, lessee, or user of the 
subject property; the Revocation of any concurrency;  and/or 
b.     The Revocation of the Official Map Amendment, Conditional Use, Requested Use, Development 
Order Amendment, and/or any other zoning approval;  and/or 
c.     A requirement of the development to conform with the standards of the Unified Land Development 
Code at the time of the finding of non-compliance, or the addition or modification of conditions reasonably 
related to the failure to comply with existing Conditions of Approval;  and/or 
d.     Referral to Code Enforcement;  and/or 
e.     Imposition of entitlement density or intensity. 
 
Staff may be directed by the Executive Director of PZ&B or the Code Enforcement Special Master to 
schedule a Status Report before the body which approved the Official Zoning Map Amendment, 
Conditional Use, Requested Use, Development Order Amendment, and/or other zoning approval, in 
accordance with the provisions of Section 2.E of the ULDC, in response to any flagrant violation and/or 
continued violation of any Condition of Approval. (ONGOING: MONITORING - Zoning) 
 
DISCLOSURE 
1.     All applicable state or federal permits shall be obtained before commencement of the development 
authorized by this Development Permit. 
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Figure 1 - Land Use Map 
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Figure 2 - Zoning Map 
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Figure 3 – Preliminary Site Plan dated July 6, 2023 
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Figure 4 – Preliminary Regulating Plan dated June 26, 2023 (page 1 of 2) 
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Figure 5 – Previously Approved Site Plan 
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Exhibit D – Disclosure of Ownership  
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Exhibit E Drainage Report Dated October 31, 2022 submitted June 26, 2023 
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Exhibit F Town of Jupiter  Water and Sewer Letter dated August 2, 2023 
 

 
  



Zoning Commission September 7, 2023  Page 20 
Application No. DOA-2022-01227  Mt. Carmel Missionary Baptist Church 

 

Exhibit G Loxahatchee River District Water and Sewer Letter dated August 4, 2023 
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