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Introduction
 
The Local Government Comprehensive Planning and Land Development Regulation Act, 
Chapter 163, Florida Statutes, requires that the Treasure Coast Regional Planning Council 
(TCRPC) review local government comprehensive plan amendments prior to their adoption.  
Under the provisions of this law, the Department of Community Affairs (DCA) prepares an 
Objections, Recommendations, and Comments (ORC) Report on a proposed amendment only if 
requested to do so by the local government, the regional planning council, an affected person, or 
if an ORC Report is otherwise deemed necessary by the DCA. If an ORC Report is to be 
prepared, then the TCRPC must provide DCA with its findings of consistency or inconsistency 
with the Strategic Regional Policy Plan (SRPP), and provide any comments and 
recommendations for modification on the proposed amendments within 30 days of its receipt. 
  
Background 
 
Palm Beach County has proposed nine amendments to the Future Land Use Map (FLUM), as 
well as text and map series amendments to the Future Land Use, Housing, Transportation and 
Utility Elements of the County Comprehensive Plan.  The County has requested that the DCA 
carry out a formal review of the amendments.   
 
Evaluation 
 
A. Future Land Use Map Amendments 
 

The proposed amendments are summarized in Table 1. The general location of the 
amendments is shown in Exhibit 1a and other information is shown on the attached exhibits.  
 

 



Table 1 
Proposed Amendments to the Future Land Use Map  

Palm Beach County Comprehensive Plan 
DCA Reference No. 10-1 

Amendment 
Number/Name 

Approx. 
Acreage 

Current FLUM 
Designation 

Proposed FLUM 
Designation 

Approximate Location 

LGA 2010-011 
Andalucia Residential  

58.1 LR-2  LR-3 (19.5 acres)  
MR-5(38.6 acres) 

East side of Lyons Road, just south 
of Lake Worth Road.  

LGA 2010-010 
Polo Club Residential 

29.5 LR-2 LR-3 South of Polo Road, west of Hooks 
Road.  

LGA 2010-009 
Gulfstream Polo 

95.8 LR-2 MLU  
(MR-5 on 77.88;   
CL-O on 17.92) 

East of Lyons Road, south of Lake 
Worth Road.  

LGA 2009-049 
Lake Worth/Lyons NE 
Commercial 

19.2 LR-2 CL/2 North side of Lake Worth Road, east 
of Lyons Road. 

LGA 2010-013  
Villages of Windsor 
Institutional 

22.5 LR-2 HR-8 Southwest Corner of 
Hypoluxo and Lyons Roads. 

LGA 2010-008 
Lion Country Safari 

637.2 CR/RR-10 CR/RR-2.5 On Lion Country Safari Rd, north of 
Southern Boulevard, west of 
Seminole-Pratt Whitney Road.  

LGA 2010-012 
Sluggett Commercial 

64.5 TMD TMD* Northwest corner of Seminole Pratt 
Whitney Road and Southern 
Boulevard.  

LGA 2010-014 
Suess Institutional  

5.0 RR-5 INST North side of Southern Boulevard, 
east of Seminole Pratt Whitney 
Road. 

LGA 2010-015 a-b-c 
Natural Area Additions 

409.0 
 
 
 

RR-10 
 
 
 
 

CON Two parcels of land located on the 
north side of Indiantown Road, west 
of the Turnpike/I-95; and one parcel 
located on the south side of 
Indiantown Road, east of Seminole 
Pratt Whitney Road. 

Total: 1,340.8    
* Modification to existing conditions.  

 

Key to FLUM Designations
RR-10 Rural Residential – maximum of 1 dwelling unit per 10 acres 
RR-5 Rural Residential – maximum of 1 dwelling unit per 5 acres 
LR-2 Low Density  Residential – maximum of 2 dwelling units per acre 
LR-3 Low Density Residential – maximum of 3 dwelling units per acre 
MR-5 Medium Density Residential – maximum of 5 dwelling units per acre 
HR-8 High Density Residential – maximum of 8 dwelling units per acre 
CL-O Commercial Low (Neighborhood Commercial) 
CL/2 Commercial Low –  with an underlying residential designation - maximum of 2 dwelling units per acre 
CR/RR-10 Commercial Recreation with an underlying Rural Residential designation – maximum of 1 dwelling unit per 10 acres 
CR/RR-2.5 Commercial Recreation with an underlying Rural Residential designation – maximum of 1 dwelling unit per 2.5 acres 
MLU Multiple Land Use 
TMD Traditional Marketplace Development  
INST Institutional 
CON Conservation  
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The first four FLUM amendments summarized below are within an area covered by the West 
Lake Worth Road Neighborhood Plan. This plan was prepared by the Lake Worth Road 
Coalition, an organization of seven homeowner associations formed in 2008 in response to 
increasing pressure for commercial development in the area.  The borders of the area are 
generally defined as the L-11 Canal to the north, the Florida Turnpike to the east, the L-15 
Canal to the south and State Road 7/U.S. 441 to the west (see Exhibit 1b).  The West Lake 
Worth Road Neighborhood Plan is included under Policy 4.1-c (revised in this amendment 
cycle) of the Future Land Use Element.  While the Neighborhood Plan is not adopted as part 
of the comprehensive plan, Policy 4.1-c indicates the County shall consider the objectives 
and recommendations of various plans, agreements and studies, including Neighborhood 
Plans.  In the previous two years, the County has adopted three privately-initiated FLUM 
amendments (amendment rounds #08-2 and #09-1) in the area.  
 
1. LGA 2010-011 Andalucia Residential  

 
This property is within the West Lake Worth Road Neighborhood Planning Area 
(WLWRN) and is part of a 600-acre area south of Lake Worth Road and east of the 
Florida Turnpike (see Exhibits 2a, 2b) that has traditionally been used primarily for 
equestrian and agricultural uses. The three amendments in this area which are part of this 
amendment cycle were considered together by the County Land Planning Agency (LPA) 
and Board of County Commissioners (BOCC), as they are all within a transitional area 
once occupied almost entirely by equestrian and agricultural uses.   
 
The subject property is partly vacant and partly agricultural. The current FLUM 
designation is Low Density Residential (LR-2), which would permit 116 dwelling units.  
The proposed FLUM designations are Low Density residential (LR-3) on 19.5 acres and 
Medium Density Residential on 38.6 acres.  This would allow a maximum of 250 
dwelling units.  The property is within the County’s Urban/Suburban Tier.  Surrounding 
land uses are shown in the table below:  
 
  Existing Use FLUM Designations 

North Rural residential, civic and 
equestrian uses  

LR-2 (proposed change to 
LR-3) 

East Equestrian uses LR-2 
South Single family homes, vacant 

land 
LR-2 

West Single family subdivision across 
Lyons Road  

MR-5 

 
 
 
 
 
 
 
 
 
This site was previously approved for a Planned Unit Development (PUD) for 265 units 
including those units purchased under the County Transfer of Development Rights (TDR) 
and Workforce Housing (WFH) Programs.  In fact, 430 of the 600 acres in this area 
received PUD approvals in 2006.  However, the PUD approvals were revoked in 2007 
when conditions of approval were not met.  The amendment includes a condition 
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whereby County density bonus programs cannot be used to further increase density on 
the site (see Exhibit 2c).   
 
Unless an applicant can justify that an existing FLUM designation is inappropriate and 
there is a need for a change, the County requires the use of the TDR and WFH Programs 
as mandatory methods of increasing density on a property. In this case, and in the 
following two amendments, the County staff felt that adequate justification was not 
provided and that density should be increased via the TDR or WFH Programs. These 
programs support County goals to redistribute population to urban areas, protect 
environmentally sensitive lands, protect agricultural lands and lower housing costs 
through residential density incentives.  The WLWRN Plan, however, recommended that 
the County consider making comprehensive plan amendments in this area without 
requiring the use of the TDR and WFH Programs.   
 
The LPA recommended approval of the amendment by a 7-6 vote. The BOCC 
transmitted the amendment with the conditions shown in Exhibit 2c. The BOCC pointed 
out the desire to support the Neighborhood Plan, but also to support the County TDR 
program.  The BOCC directed the staff and applicant to work together prior to adoption 
on a compromise that would address TDR and WFH units.  

 
2.  LGA 2010-10 Polo Club Residential  

 
This 29.5 acre property (see Exhibits 3a, 3b) contains some residential and some 
equestrian uses.  The present FLUM destination is LR-2, which would allow 58 dwelling 
units.  The proposed FLUM designation of LR-3 would allow 88 dwelling units.  Similar 
to the amendment above, a condition is adopted which prevents the use of density bonus 
programs to increase the density above three dwelling units per acre.  The land uses on 
surrounding properties are shown in the table below:  
 

 Existing Use FLUM Designations 
North Polo fields, equestrian uses LR-2 (proposed MLU) 
East Equestrian uses LR-2 
South L-14 Canal, then single family 

homes 
LR-2 

West Single family and agricultural LR-2 (proposed LR-3) 

 
 
 
 
 

 
 
This property is also within the WLWRN planning area and within the Urban/Suburban 
Tier.  The landowner makes the argument that the increased density is consistent with the 
Neighborhood Plan and the transition in land use that is occurring in the area.  The County 
staff based their recommendation of denial on lack of adequate justification of the need for 
a FLUM change, and the availability of the TDR and WFH programs to increase density.  
 
The LPA and BOCC decisions were exactly the same as the previous amendment 
(#2010-011, Andalucia).  The conditions of approvals are shown in Exhibit 3c.  
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3. LGA 2010-009 Gulfstream Polo MLU 

 
This 95.8 acre property is adjacent to the two amendments previously summarized; and is 
within the WLWRN Planning Area and the Urban/Suburban Tier (see Exhibits 4a, 4b).  
The property is used for agriculture and equestrian uses, and part of the property is vacant.  
For the past 30 years, the Gulfstream Polo Club has operated on site with 7 polo fields, 3 
stick and ball fields, two working tracks, stables for 60 horses, a tack and gift shop, and a 
repair shop. The current FLUM designation is Multiple Land use (MLU); under which the 
applicant seeks a Medium Density Residential Designation for 77.9 acres and a 
Commercial Low Intensity-Office designation for 17.9 acres.  This would allow up to 389 
dwelling units and 273,208 square feet of office (limited by voluntary condition). The land 
uses and designations on surrounding properties are shown in the table below: 
 
  Existing Use FLUM Designations 

North Vacant, approved for 
Commercial (CH/2) 

CH/2 

East Future turnpike interchange, 
rural residential, equestrian uses 

LR-2 

South Equestrian uses LR-2 (proposed LR-3) 
West Vacant, agricultural, rural 

residential 
CH/LR-2, MR-5 

 
 
 

 
 
 
 
 
  

The MLU FLUM designation permits two or more sub-designations.  Again, the 
landowner voluntarily agreed not to utilize County density bonus programs to increase 
residential density further.  This is one of three amendments in this round within the 
WLWRN Planning Area seeking a commercial FLUM designation.  A conceptual plan 
was included (see Exhibit 4c) as required for a MLU FLUM designation.   
 
Compatibility of the commercial land use would not be an issue because the property is 
bordered by the new turnpike interchange (under construction) and by land to the north 
designated for commercial use.  The County staff recommended denial, indicating the 
applicant did not adequately demonstrate the need for the amendment.  Although the 
applicant indicates the site is an ideal location for commercial office that could supply 
jobs and further enhance mixed use development, no numerical data was provided to 
support commercial uses. County staff indicated the proposed commercial development 
may be in excess of need.  The staff also indicates there may be level of service failures in 
the future on Lyons and Lake Worth Roads.   

 
4. LGA 2010-049 Lake Worth/Lyons NE Commercial 

 
This 19.2 acre vacant property lies on the north side of Lake Worth Road, east of Lyons 
Road (see Exhibits 5a, 5b).  It is within the WLWRN Planning area and has a current 
FLUM designation of LR-2, which would allow a total of 38 dwelling units. The proposed 
designation is Commercial Low Intensity (CL/2) which would allow 208,237 square feet 
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of commercial uses and 38 dwelling units. The existing land uses and FLUM designations 
on surrounding properties are shown in the table below: 
 
  Existing Use FLUM Designations 

North Residential PUD (Cypress Woods) LR-3 
East Vacant (approved for place of 

worship) 
LR-2 

South Lake Worth Road, then a residential 
subdivision 

LR-2 

West Commercial retail development CL/2 

 
 
 
 
 
 
 
 The County staff disagreed with the applicant’s assessment of the need for commercial 

land use, indicating there may be an over-allocation of commercial in the area. Staff felt 
there was a lack of justification for the amendment.  The LPA recommended approval by 
a vote of 7-6, but also expressed some concerns about the need for additional commercial 
land use. The area adjacent to the Cypress Woods PUD is “cross-hatched” as shown in 
Exhibits 5a and 5b and restricted in use to water retention, landscaping and/or preserve.   

  
5. LGA 2010-013 Villages of Windsor Institutional 

 
This 22.5 acre vacant parcel is located in the southwestern quadrant of the Hypoluxo Road 
and Lyons Road intersection (see Exhibits 6a, 6b).  The current FLUM designation is 
LR-2, which would allow 45 dwelling units or a 105 bed Congregate Living Facility 
(CLF).  The proposed FLUM designation is High Density Residential (HR-8).  The 
amendment is conditioned to use as a 421 bed CLF. The existing land uses and FLUM 
designations on surrounding properties are shown in the table below: 
 
  Existing Use FLUM Designations 

North Hypoluxo Road, vacant MLU 
East Lyons Road; vacant LR-2 
South L-19 Canal, PUD LR-2 
West PUD LR-2 

 
 
 
 
 
 

The property is a private pod within the Village of Windsor PUD. The PUD was approved 
in 1976 for 1,000 houses on a 577 acre site.  The pod is restricted to a public civic use and 
it was designated to satisfy the requirements for three different PUDs.  The proposed CLF 
use is consistent with the condition. The applicant analysis demonstrated the need for the 
proposed CLF use.  The amendment is considered appropriate for the size of the site and 
for the financial feasibility of the CLF.  

 
6. LGA 2010-008 Lion Country Safari  

 
The amendment includes changes to the FLUM, the text and the map series of the 
comprehensive plan.  The 637.2 acre subject property is located 1.7 miles north of 
Southern Boulevard and west of Seminole Pratt Whitney Road (see Exhibits 7a, 7b, 7c, 
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7d, 7e).  The existing use of the property includes a drive-through safari park, a walk-
through amusement park, an RV campground and a commercial TV tower, as well as 
vacant lands.  The proposed use is for a rural residential PUD on 242 acres, with the other 
uses being maintained.   
 
The current FLUM designation is Commercial Recreation (CR/RR10) with an underlying 
rural residential designation that would allow up to 63 dwelling units.  The proposed 
designation is CR/RR2.5, which would allow up to 254 dwelling units.  The existing land 
uses and FLUM designations on surrounding properties are shown in the table below: 
 
  Existing Use FLUM Designations 

North Acreage subdivision RR-2.5 
East Acreage subdivision RR-2.5 
South Fox Trail subdivision RR-5 
West Deer Run subdivision RR-5 

 
 
 
 
 
 
The proposed amendment includes a change in the boundary of the Exurban Tier to 
include this property, which currently lies in the Rural Tier (see Exhibit 7b).  The change 
is necessary because the density of one unit per 2.5 acres is not permitted in the Rural 
Tier.  
 
The property was designated RR-5 in the 1989 comprehensive plan, but was changed to 
RR-10 to satisfy a DCA objection.  Also, under the Central Western Communities Sector 
Plan, the property would have been designated RR-1.25.  However, the Sector Plan was 
repealed in 2007 because the County could not resolve some issues raised by the DCA.  
 
The safari park, occupying approximately 300 acres, is a major tourist attraction with 
500,000 visitors per year.  It is also a major employer, providing 180 jobs.  However, 50 
percent of the site is vacant.  The amendment includes a condition preventing the use of 
the residential density assigned to the safari park portion as long as the park remains in 
operation (see Exhibit 7a). The County considers the amendment compatible with 
surrounding uses and consistent with previous assignments of FLUM designations in the 
area.   

 
  6B.  Lion Country Safari Text and Map Series Amendments  

 
New Objective 1.11 establishes an overlay to recognize the safari park as a unique and 
valuable tourist attraction.  New policies reference allowable FLUM designations, limit 
residential development, call for preservation of native vegetation, include design 
guidelines, require a neighborhood center, encourage pedestrian and/or equestrian trails 
and require a mix of lot sizes.   
 
Map LU 3.1 (Special Planning Areas) is revised to show the Lion Country Safari Overlay.  
Map LU 1.1 (Managed Growth Tier System) is revised to show the subject property 

 7



within the Exurban Tier.  A Tier study prepared by County staff concluded that the 
amendment was consistent with the comprehensive plan.   

 
7. LGA 2010-012 Sluggett Commercial  

 
This 64.5 acre property is located at the northeastern corner of Southern Boulevard and 
Seminole Pratt Whitney Road, immediately north of the Village of Wellington (see 
Exhibits 8a, 8b).  There is one single-family residential unit on the property.  The existing 
FLUM designation of Commercial Low Density with an underlying designation of RR-5 
is not being changed: what is being changed are some of the conditions of the amendment 
which was transmitted in 2008 (amendment round #08-2).  The 2008 amendment changed 
the FLUM designation from RR-10 to CL/RR-5 with conditions.  The existing land uses 
and FLUM designations on surrounding properties are shown in the table below: 
 
 

 
  

 Existing Use FLUM Designations 
North Large single family lots RR-2.5 
East Residential and agricultural  RR-5 
South SFWMD Conservation Area CON 
West Fox Trail and Deer Run 

equestrian communities 
RR-5 

 
 
 
 
 
 The property is located in the Rural Tier, in an area that consists primarily of 1.25, 5 and 

10 acre lots.  The Village of Wellington considered an annexation and amendment request 
for the property in 2004. The 2008 amendment by the County was subject to an 
Administrative Challenge.  The County prevailed on the challenge and a Final Order was 
rendered on November 24, 2009.  Even before the final order was rendered, the applicant 
submitted a request to amend the approved conditions. The conditions (see Exhibit 8c) to 
be modified or eliminated are: 

 
• A limitation to 161,500 square feet of non-residential use and the requirement 

for a residential component including workforce housing.  
• A limitation to no more than 65,000 square feet for a single tenant. 
• The requirement that the development be done in the form of a Traditional 

Marketplace Development (TMD).  
 

The applicant argued that there is now a greater demand for non-residential development 
and changes to conditions will result in a more efficient and sustainable use of the land.  
The new or modified conditions (see Exhibit 8c) allow up to 280,875 square feet of 
commercial use, require no residential component, do not limit the amount a single-tenant 
can develop, and require rural design standards (rather than development as a TMD).  
 
County staff recommended denial, citing traffic concerns, the need for workforce housing, 
the need for TMD as a gateway to the Acreage, preventing big-box retail on the site, and 
the original approval for the site as a cluster of neighborhood serving uses. The LPA 
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recommended denial by an 8-7 vote.  The BOCC transmitted the amendment by a 4-3 
vote.  

 
8. LGA 2010-014 Suess Institutional  

 
This 5.0 acre vacant property is located on the north side of Southern Boulevard, just east 
of Seminole Pratt Whitney Road (see Exhibits 9a, 9b).  The proposed use is for medical 
offices.  The current FLUM designation is RR-5, which would allow one residential unit.  
The proposed use is Institutional, which would allow 21,605 square feet of institutional 
use.  The existing land uses and FLUM designations on adjoining properties are shown in 
the table below: 
 
  Existing Use FLUM Designations 

North Agriculture, vacant lots, single 
family home 

RR-5 

East Agricultural nursery, religious 
use 

RR-5 

South SFWMD conservation area CON 
West Religious use RR-5 

 
 
 
 
 
 
 
 

The property is located in the Rural Tier, and is one of the lots of Entrada Acres, an 
unrecorded subdivision created in 1978.  The proposed amendment would allow the 
expansion of a current business/operation.  The County considers the use compatible with 
the area.   

 
9. LGA 2010-015 Natural Area Additions 

 
This amendment is for several parcels of land totaling 409.0 acres along Indiantown Road, 
west of the Florida Turnpike (see Exhibits 10a, 10b, 10c). The parcels contain 
environmentally sensitive lands purchased through the 1999 Conservation Board 
Referendum Program.  Most of the lands are part of an old, antiquated 1910-era 
subdivision.  The FLUM designation would be changed from RR-10 to Conservation.  

 
B. Text Amendments  
 

1. Workforce Housing Program (WHP) in the Exurban and Rural Tiers 
 

These amendments would allow new residential development in the Exurban and Rural 
Tiers to be eligible for the WHP density bonus.  This would be the only density bonus 
program opportunity available in those tiers.   
 
The voluntary WHP was established by the County in 2004.  It was made mandatory in 
2006.  It applies to any residential development of 10 units or more.  Originally, the WHP 
could be utilized in the Exurban and Rural Tiers, but due to concerns regarding increased 
residential density in those tiers, use of the WHP was prohibited in 2009.  The County 
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has now decided to reconsider the prohibition.  These amendments would allow a density 
bonus of up to 30 percent and require more moderate and middle income units.  
Revisions are proposed to policies in the Housing Element (1.5-g) and the Future Land 
Use Element (1.3-d and 1.4-d).  New Policies 1.3-j and 1.4-m specifically address the use 
of the WHP in each tier.   

 
2. TDR Program for Workforce Housing and Affordable Housing Programs 

 
These amendments revise the Future Land Use Element regarding the WHP and 
Affordable Housing Program (AHP).  The County adopted a TDR Program in 1980.  No 
other density program existed.  However, in 2004 and 2006, the County adopted a WHP.  
In 2007, the County revised the TDR Program to require that 50 percent of requested 
TDR units be workforce housing units, available to the developer at no cost or $1 per 
unit.  In 2009, a voluntary AHP was adopted.  The County has periodically examined the 
TDR Program.   
 
These amendments would: 
 

• Eliminate the provision allowing WHP TDR units to be available for no cost or 
$1.  

• Reduce the requirement for TDR units to be workforce housing units from 50 
percent to 35 percent. 

• Clarify that the reduced WHP and AHP TDR unit price will be established by the 
BOCC.  

 
3. General Revisions to Future Land Use Element and Map Series 

 
These amendments are to: 
 

• Correct and clarify provisions regarding allowed future land use designations by 
Tier and amendment requirements; 

• Update special planning area language to add a newly completed neighborhood 
plan and to add types of special plans; 

• Delete the requirements for the County to prepare the Annual Adequate Public 
Facilities Report; and 

• Update the TCEA & CRALLS Map, TE 15.1, to depict a CRALLS facility for the 
segment of SR7 from Broward County line to Glades Road that was previously 
adopted by the County in 2009 (see Exhibits 11). 

 
Revisions are to several policies of the Future Land Use Element and Policy 1.1-c of the 
Utility Element.  Revisions are also to be made to Map TE 15.1 (TCEA and CRALLS 
Map) to show State Road 7 as a Constrained Roadway At A Lower Level of Service from 
the Broward County line to Glades Road. This is pursuant to a stipulated settlement 
agreement between the County and the DCA for the previous amendment that removed 
University Drive and Riverside Drive extensions from the County Thoroughfare Right of 
Way Identification Map.   
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4. Traffic Performance Standard Exception for WHP and AHP 

 
These text amendments will revise the current Traffic Performance Standards 
methodology for the WHP and AHP for consistency within other exceptions.  Each 
housing program contains development incentives utilized for increasing the stock of 
housing units for income eligible households and to see they remain affordable over time. 
One incentive is to allow a lower transportation facility level of service (LOS) on certain 
roadway segments and intersections.  The DCA has expressed concerns that those 
exceptions to LOS are inconsistent with the Florida Statutes. The County contends that it 
is not practical to assume that all residential properties will seek and be approved for the 
maximum density bonus.  
 
Existing Policy 1.2-h regarding LOS exceptions for the WHP and AHP is to be deleted.  
Revised Policy 1.2-d clarifies that impacts up to 30 percent above the LOS standards can 
be allowed on these roadway segments and intersections.  However, projects impacting 
the Strategic Intermodal System will be required to address all impacts consistent with 
State law.  

 
5.  Roadway Level of Service and Concurrency Update 

 
These amendments update LOS Tables 1a and 2a consistent with the 2009 Florida 
Department of Transportation Handbook and update concurrency methodology to require 
a more meaningful analysis utilizing peak hour, directional standards instead of two-way 
peak hour standards.  This is considered more appropriate to address critical traffic flow.  
Policies 1.1-b and 1.2-f of the Transportation Element are revised.  

 
6. Haverhill Road TIM and 2020 Map Amendment 

 
These are County-initiated amendments to remove or reduce right-of-way for segments 
of Haverhill Road (see Exhibits 12, 13) as follows: 
 

• Revise the Future 2020 Roadway System by Number of Lanes Map (TE 1.1) to: 
       o Remove the segment between Le Chalet and Hypoluxo Road, 
       o Reduce the laneage between Hypoluxo Road and Lantana Road from 4 
          lanes to 2 lanes on the 2020 map; and 

• Revise the Thoroughfare Right of Way Identification Map (TIM), TE 14.1 to 
reduce the right-of-way between Hypoluxo Road and Le Chalet Blvd from 100 
feet to 80 feet. 

 
These segments are currently two-lanes.  The Palm Beach MPO 2035 Long Range 
Transportation Plan (LRTP) deleted the 1.25 miles previously built segment from 
Hypoluxo to Le Chalet Boulevard; and to show the 1.15 mile segment from Hypoluxo 
Road to Lantana Road as remaining at two lanes instead of being widened to four lanes.  
The County staff indicated these amendments are being made to be consistent with the 
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LRTP.  In addition, the surrounding area is built out and the amendments will assist in 
preserving the characteristic of the adjoining residential neighborhoods. 

 
7. Wabasso TIM Map Amendment 

 
This amendment will revise Map TE14.1 (Thoroughfare Right-of-way Identification 
Map) to remove or reduce segments of Wabasso Drive (see Exhibits 14, 15) as follows: 
 

• Remove the segment between Westgate Avenue to Belvedere Road; and 
• Reduce the right of way for the segment between Okeechobee Boulevard and 

Westgate Avenue from 80 feet to 60 feet.  
 
These amendments are considered to be consistent with the Westgate/Belvedere 
Community Redevelopment Agency (CRA) Master Plan. Wabasso Drive is to be 
redesigned as a neighborhood street with stormwater, parking, sidewalks, lighting, and 
landscaping improvements.  Wabasso’s function will change to a minor collector in the 
Westgate Neighborhood and a local street in the Belvedere Homes Neighborhood.  It will 
no longer be designed/planned to serve as a major Thoroughfare from Okeechobee 
Boulevard to Belvedere Road.  Military Road and Congress Avenue adequately serve this 
purpose.  The changes will remain consistent with the 2035 LRTP. 

 
8. Pike Road TIM and 2020 Map Amendment 

 
Pike Road runs from Belvedere Road south to Southern Boulevard, immediately west of 
the Florida Turnpike (see Exhibits 16 and 17). These map series amendments are to 
recognize Pike Road as a collector and identify it on the Map Series as follows: 
 

• Revise the Future 2020 Roadway System by Number of Lanes Map (TE 1.1) to: 
o Add the segment between Belvedere Road and the Turnpike interchange 

as a two-lane roadway, 
o Add the segment between the Turnpike interchange and Southern 

Boulevard as a four-lane roadway; 
• Revise the Functional Classification of Roads Map (TE 3.1) to add the segment 

between Belvedere Road and Southern Boulevard as an ‘urban collector’; and 
• Revise the Thoroughfare Right-Of-Way Identification Map (TE 14.1) to add the 

segment between Belvedere Road and Southern Boulevard as an 80-foot right of 
way. 

 
With the opening of the Southern Boulevard partial Turnpike Interchange, Pike Road has 
become an important access to the Turnpike interchange southbound ramps. The 2035 
LRTP already depicts Pike Road as 2/4 lanes between Belvedere and Southern. These 
amendments will make the County Comprehensive Plan consistent with the LRTP and 
show the growing significance of the road in the County thoroughfare system. 
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Extrajurisdictional Impacts 
 
The County provided a copy of the proposed amendments to the Palm Beach County 
Intergovernmental Plan Amendment Review Committee (IPARC) and the IPARC notice was 
distributed on February 4, 2010. Council is not aware of any objections to the proposed 
amendments. 
 
Effects on Significant Regional Resources or Facilities 
 
Analysis of the proposed amendments indicates that they would not have adverse effects on 
significant regional resources or facilities. 
 
Analysis of Consistency with Strategic Regional Policy Plan  
 
A. FLUM Amendments  
 

1. FLUM Amendments LGA 2010-011, 2010-010, 2010-009, 2010-049 
 

These amendments are in the area covered by the 2009 West Lake Worth Road 
Neighborhood Plan.  The area is undergoing a transition from agricultural/equestrian uses 
to a mix of residential and non-residential uses (see Conceptual Master Plan Graphic, 
Exhibit 1b). Council notes that both County staff and the LPA have expressed concerns 
about the over allocation of commercial lands in the planning area.  This should be closely 
examined as further plan amendments are considered. 
 
The proposed amendments can be considered consistent with Regional Goals regarding 
infill development (5.1) and the creation of new neighborhoods and communities (6.1).  
However, when new districts and neighborhoods are to be created, the SRPP indicates 
they should contain a balanced, well-planned, compatible mix of uses (Policy 6.1.1.1) and 
compact designs, with a mix of building types (Policy 6.1.1.2).  They should also contain 
a mix of residential land uses which provide for a range of housing types and 
affordabilities (Policy 2.2.1.3). The County should take care that the amendments made in 
this area of transition are not only consistent with the WLWR Neighborhood Plan, but also 
contain all the components which define a complete community including a well-planned, 
compatible mix of land uses and a variety of housing types, densities and affordabilities.  
It is also important that the various uses be integrated and developed around a complete 
network of interconnected streets.  The planned Lake Worth/Lyons Road connector (see 
Exhibit 1c) is important, but the area should also include a network of local streets that 
will accommodate pedestrian and bicycle traffic, as well as public transit. In conclusion, 
the County should ensure that the FLUM amendments in this area will result in a well-
planned community.  
 
The County should also meet with the City of Greenacres and the Village of Wellington to 
ensure that proposed traffic impacts as a result of these amendment are adequately 
addressed; especially as they relate to Lake Worth Road, Lyons Road, and Jog Road.  In 
addition, the County should examine the land use designations on the Lake Worth Road, 
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Lyons Road and SR 7 corridors in the area and determine whether there is a need for 
additional commercial land. This should be done in cooperation with other local 
governments in the corridors.  
 

2. FLUM Amendment 2010-013 
 
This amendment is considered consistent with Regional Goal 2.4, an adequate housing 
supply to meet the special needs population; and Strategy 2.4.2, regarding the special 
housing needs of the elderly. 

 
3. FLUM Amendment 2010-008 

 
The SRPP discourages sprawling development patterns in the countryside (Strategy 2.1.2).  
However, this area of Palm Beach County lies at the boundary between the Exurban and 
Rural Tiers.  The subject property is surrounded by lands designated for a minimum lot 
size of 2.5 acres and 5.0 acres.  Therefore, the annexation is not considered to be in 
conflict with the SRPP. 

 
4. FLUM Amendment 2010-012 

 
This property was previously assigned a Traditional Marketplace Development FLUM 
and conditioned so that it would serve as a gateway to the Acreage area and contain a 
cluster of neighborhood serving uses.  The revised conditions that are proposed in this 
amendment include the removal of the requirement for residential as a part of the mix of 
uses.  The removal of the condition requiring some residential units does not seem 
consistent with the definition of the TMD designation in the County Plan which indicates 
it “shall provide the community with an alternative commercial development that 
promotes concentrated, mixed-use areas for shopping, entertainment, business, cultural 
and housing opportunities”.  The TMD provisions indicate that the floors above the shops 
and offices have the potential to provide housing or residential/businesses as live/work 
spaces.  Such units could offer a housing alternative in this area dominated by very large 
(1.25, 2.5 and 5.0 acre) lots, perhaps housing some of the employees of the new 
commercial development.  
 
While the proposed amendment is not in conflict with the SRPP, it would be more 
consistent with both the County Plan and the SRPP if the mix of uses included 
residential.  The County should retain a condition requiring some residential units, 
including those affordable to the workforce.  

 
5. FLUM Amendment 2010-014 

 
This amendment to allow medical offices is not in conflict with the SRPP. 
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6. FLUM Amendment 2010-015 a, b and c 
 

This amendment is consistent with Regional Goal 2.1 (Preserve natural systems) and 
Strategy 2.1.1 (acquire or otherwise preserve and protect significant natural systems and 
the components of these systems). 

 
 
B. Text Amendments  
 

1. Workforce Housing Program in the Exurban and Rural Tiers 
 

Although the SRPP does not encourage residential development in the countryside, these 
amendments are considered consistent with SRPP Policy 2.1.1.4 regarding the enactment 
of incentives such as density bonuses to meet affordable housing needs, and Policy 
2.1.3.2 regarding financial incentives to promote the production of affordable housing. 

 
2. TDR Program for Workforce Housing and Affordable Housing Program 

 
These amendments, which modify some provisions of the County density bonus program 
for workforce and affordable housing, are not in conflict with the SRPP. 

 
3.  General Revisions to the Future Land Use Element and Map Series 

 
 These amendments are not in conflict with the SRPP. 

 
4.  Traffic Performance Standard Exception for WHP and AHP 

 
These amendments are considered consistent with SRPP Policy 2.1.3.2 regarding 
financial incentives to promote the production of affordable housing. 

 
5.  Roadway Level of Service and Concurrency Update 

 
 These amendments are not in conflict with the SRPP. 

 
6. Haverhill Road TIM and 2020 Map Amendment 

 
The SRPP calls for a regional roadway system of predictably spaced and interconnected 
streets (Policy 7.1.2.5).  These amendments make modifications to the Thoroughfare 
Map that would change the parameters for segments of Haverhill Road to be consistent 
with the MPO 2030 Long Range Transportation Plan. They do not delete existing or 
planned connections and are therefore not considered to be in conflict with the SRPP. 
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