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Introduction 

 

The Community Planning Act, Chapter 163, Florida Statutes, requires that the regional planning 

council review local government comprehensive plan amendments prior to their adoption. The 

regional planning council review and comments are limited to adverse effects on regional 

resources or facilities identified in the strategic regional policy plan (SRPP) and 

extrajurisdictional impacts that would be inconsistent with the comprehensive plan of any 

affected local government within the region. Council must provide any comments to the local 

government within 30 days of the receipt of the proposed amendments and must also send a copy 

of any comments to the state land planning agency. 

  

The amendment package from Palm Beach County contains 13 proposed amendments, including 

three text amendments and ten Future Land Use (FLU) Atlas amendments. This report includes a 

summary of the proposed amendments and Council comments. 

 

Summary of Proposed Amendment 

 

A. Privately Proposed Future Land Use Atlas Amendments 

 

1. NEC Lake Worth/Lyons 

 

The proposed amendment is to change the FLU designation on 36.99 acres from 

Commercial Low with an underlying 2 units per acre (CL/2) with a portion with 

Commercial Cross-Hatching to Commercial Low with an underlying 3 units per acre 

(CL/3) on 33.99 acres and Commercial High with an underlying 3 units per acre (CH/3) 

on 3 acres, with Cross-Hatching. The subject property is located at the northeast corner of 

Lake Worth Road and Lyons Road. There is an existing convenience store with gas 

station at the corner of Lake Worth Road and Lyons Road. The remainder of the property 
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is vacant or agriculture. The site is located within the West Lake Worth Road 

Neighborhood Plan area. 

 

Adjacent land uses include: Low Residential, 3 units per acre (LR-3) to the north; Low 

Residential, 3 units per acre (LR-3) and Low Residential-2, 2 units per acre to 

Institutional with underlying Medium Residential, 5 units per acre (INST/5) to the east; 

and Low Residential, 2 units per acre (LR-2) to the south and west. Adjacent 

developments include: the Cypress Woods Planned Unit Development (PUD) to the north 

and east; an undeveloped property approved for a congregate living facility to the east; 

the Cedar Creek PUD to the south; and The National Museum of Polo & Hall of Fame, 

undeveloped property, and recently approved Cypress Royal PUD. 

 

The intent of the amendment is to increase both residential and non-residential 

entitlement in order to allow the property to be purchased and developed with either 

residential or non-residential uses, including the retention of the existing gas station. The 

proposed amendment would increase the residential development potential from 

approximately 73 units (2 units per acre) to 110 units (3 units per acre) if the 33.99 acres 

is approved for a PUD. The proposed amendment is a request for a change from LR-2 to 

LR-3 for an increase development potential of 36 dwelling units for the purposes of 

developing 110 dwelling units. However, the underlying density increase on the gas 

station site could not be incorporated into a future PUD under the current provisions, so 

the maximum development potential would be 101 dwelling units for an increase of 27 

units. 

 

The county staff report indicates there are adequate public facilities and services available 

to support the amendment. However, the county staff has concluded that the density 

increase and proposed amendment is inconsistent with the county’s comprehensive plan, 

because the applicant has not demonstrated that the proposed increase is justified, needed, 

or that the current future land use designation is inappropriate, or that the increase is 

identified within the associated neighborhood plan. 

 

The NEC Lake Worth/Lyons amendment is inconsistent with the intent of the SRPP 

regarding consistency with existing community vision plans, and support of existing 

workforce housing programs. The West Lake Worth Road Neighborhood Plan was 

completed in 2009. The county staff report indicates the proposed amendment is 

inconsistent with the West Lake Worth Road Neighborhood Plan, because the Master 

Plan does not identify this site for an increase in density. The Master Plan clearly 

designates this site for commercial and does not propose a density increase. Therefore, 

this proposed density increase is not supported by the Neighborhood Plan. In addition, 

the county staff report indicates that the applicant could achieve the desired increase in 

density for the subject parcel and remain consistent with the neighborhood plan by 

utilizing the county’s Transfer of Development Rights and/or Workforce Housing 

programs. The proposed amendment is inconsistent with the SRPP, because the applicant 

has chosen not to utilize these programs, which are beneficial countywide, and are 

intended to address these circumstances. 
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2. Thomas Packing   

 

The proposed amendment is to change the FLU designation on 37.40 acres from 

Agricultural Reserve (AGR) to Multiple Land Use (MLU with CL, LR-2). The subject 

property is located at the northeast corner of Clint Moore Road and State Road 7 (SR-

7/US 441), at the south end of the Agricultural Reserve Tier. The property owners have 

operated a packing plant on the western 17.4-acre portion of the site since 1981 with the 

remainder of the site currently utilized for equipment storage and row crops. The packing 

plant is currently developed at 163,093 square feet. The applicant is requesting a Tier 

change from the Agricultural Reserve Tier to the Urban Suburban Tier. The intent is to 

obtain entitlement to allow up to a maximum of 296,208 square feet of non-residential 

use and a congregate living facility (CLF) with up to 178 residents subject to the 

applicant’s proposed conditions of approval and the proposed Conceptual Master Plan to 

be adopted by ordinance. 

 

Adjacent land uses include: Agricultural Reserve (AGR) to the north and east; 

Commercial Low with underlying Medium Residential, 5 units per acre (CL/5 and 

CLX/5) and Medium Residential, 5 units per acre (MR-5) to the south; and Low 

Residential, 1 unit per acre (LR-1) and Park (PARK) to the west. The adjacent properties 

are primarily developed with single-family residential and commercial uses, including the 

Oaks at Boca Raton PUD to the north; the Clint Moore Animal Hospital to the east; 

Symphony Bay PUD to the south; and Stonebridge PUD to the west. 

 

The county staff report indicates there are adequate public facilities and services available 

to support the amendment. According to the County’s Traffic Engineering Department, 

the amendment would result in an increase of 1762 net daily trips and 130 (104/24) AM 

and 158 (56/102) PM net peak hour trips based on maximum potential within the study. 

A condition has been added to reflect that the development of the site is limited to the 

maximum of 185,130 square feet of commercial retail uses, 44,431 square feet of office 

general uses, and a congregate living facility with up to 150 beds, or an equivalent traffic 

generating trips. The county staff report recommends approval of the proposed change 

with conditions. The county staff report notes that the proposed amendment is compatible 

with surrounding uses and a change from the Agricultural Reserve Tier to the Urban 

Suburban Tier is appropriate due to the recognition that the packing plant would 

eventually convert to commercial and the unique circumstances of this site and the 

surrounding uses. 

 

B. County Proposed Text and Future Land Use Atlas Amendments 

 

1. Agricultural Reserve Pre-Existing Sites Text 

 

The proposed amendment is to revise policies in the Future Land Use Element regarding 

existing Commercial and Institutional sites in the Agricultural Reserve Tier. Currently, 

Policy 1.5-b lists several of these sites and states that their continuation shall be 

accommodated. This amendment expands this language to provide greater specificity to 

allow these properties to continue and expand as conforming uses, and allow these 
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properties to be assigned Commercial Low (CL) and Institutional and Public Facilities 

(INST) future land use designations. 

 

The intent of the proposed amendment is to address the Board of County Commissioners 

direction to make the pre-existing non-residential sites conforming as a result of a year-

long workshop process related to regulations for the Agricultural Reserve (AGR). 

Concurrent with this text amendment are county initiated FLU Atlas amendments to 

assign the pre-existing commercial and institutional parcels that are east of State Road 7 

with a Commercial Low with an underlying AGR (CL/AGR) or Institutional and Public 

Facilities with an underlying AGR (INST/AGR) future land use designation respectively. 

Two pre-existing commercial parcels on the west side of State Road 7 will be made 

conforming and may expand potential uses that are consistent with CL through this text 

amendment, but will not be subject to the proposed FLU Atlas amendments. 

 

There are eight commercial & three institutional sites addressed by this text amendment. 

Three of the sites identified in this text amendment, 4 Points Market, 3 Amigos and Fina 

Gas Hey U Trucking, are listed in Policy 1.5-b. Two additional sites, Dells Suburban 

Market and West Boynton Center, were not listed in Policy 1.5-b, but were developed 

with non-residential uses prior to the creation of the Agricultural Reserve regulations 

within the Comprehensive Plan. This amendment will add to the Plan two more sites, 

Delray Growers and PF at West Boynton in order to address a zoning mapping error 

which identified the parcels as having Commercial General (CG) zoning. Two of the 

institutional sites identified in this text amendment, Faith Farm and Eternal Light, are 

listed by name in Policy 1.5-b. The remaining site, Caridad is accommodated through the 

implementation of the policy as it provides services to farm workers. 

 

The proposed amendment relocates Policy 1.5-j (formerly Policy 1.5-c); relocates Policy 

1.5-k (formerly Policy 1.5-b); revises Policy 1.5-r; and relocates and revises Policy 1.5-s. 

The proposed amendment revises the text to separate the commercial and the institutional 

uses; clarify that each pre-existing site is considered conforming in the comprehensive 

plan under their current zoning and AGR future land use designation; and provide 

additional details on each of the sites and allow the sites west of State Road 7 to be 

assigned a Commercial Low future land use designation either through the concurrent 

proposed county initiated amendments, or subsequently through private amendments on 

the three sites that have additional land available within the same parcel control number 

(3 Amigos, Delray Growers and West Boynton Center). 

 

This text amendment will not increase commercial square footages on the sites. However, 

the companion FLU Atlas amendments will allow the sites that are east of State Road 7 to 

develop up to the current floor area ratio for Commercial Low which is 0.10 in the 

Agricultural Reserve Tier. This would result in a higher allowable square footage then 

what is vested for these sites, increasing the commercial potential from 42,380 square 

feet to 78,624 square feet. 

 

The county staff report concluded that the proposed amendment will clarify the FLU 

Element policies regarding preexisting commercial and institutional sites in the 
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Agricultural Reserve Tier. The proposed amendment will address the Board of County 

Commissioner’s direction to make the pre-existing non-residential sites conforming as a 

result of a year-long workshop process related to regulations for the Agricultural Reserve. 

 

2. Agricultural Reserve Existing Institutional Sites 

 

a. Caridad 

 

The proposed amendment is to change the FLU designation on 6.70 acres from 

Agricultural Reserve (AGR) to Institutional and Public Facility with an 

underlying Agricultural Reserve (INST/AGR). The subject property is located at 

the north side of Boynton Beach Boulevard, west of Acme Dairy Road. The 

existing site development includes the Caridad Center, which has been providing 

free medical services to the underserved population of the area since 1989. 

Adjacent land uses are AGR on all sides. The Sunset Palms Elementary School is 

located to the south of the site beyond Boynton Beach Boulevard, and the 37.55 

acre Canyons Town Center Traditional Market Place is located west of the 

elementary school. 

 

The county staff report indicates this is a corrective amendment to assign an 

INST/AGR future land use designation to a site with an existing institutional use 

in the Agricultural Reserve. This amendment would allow the subject site to 

develop with institutional uses up to 43,778 square feet and is consistent with 

Agricultural Reserve policies, which recognize and accommodate institutional 

uses that provide services to the community and predate the creation of the 

Agricultural Reserve Master Plan. 

 

b. Eternal Light 

 

The proposed amendment is to change the FLU designation on 48.46 acres from 

Agricultural Reserve (AGR) to Institutional and Public Facility with an 

underlying Agricultural Reserve (INST/AGR). The subject property is located on 

the east side of State Road 7, south of Boynton Beach Boulevard. In 1975, the site 

received a special exception for a cemetery and mausoleum. The site is developed 

with a cemetery, mausoleum, and accessory office totaling 74,572 built square 

feet, with development approval for up to 185,126 square feet. 

 

The site is completely surrounded on the north, south and east sides by Whitworth 

Farms, which is currently in agricultural production and has an Agricultural 

Reserve (AGR) future land use designation. To the west, beyond State Road 7 is a 

preserve area for the Valencia Reserve 60/40 PUD that is currently in active 

agricultural production. 

 

The county staff report indicates this is a corrective amendment to assign an 

INST/AGR future land use designation to a site with an existing institutional use 

in the Agricultural Reserve. This amendment would allow the subject site to 
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develop with institutional uses up to 316,638 square feet and is consistent with 

Agricultural Reserve policies, which recognize and accommodate institutional 

uses that predate the creation of the Agricultural Reserve Master Plan. The county 

staff has recommended approval of the amendment with a condition that 

development of the site be limited to cemetery and accessory uses including, but 

not limited to mausoleum facilities. 

 

c. Faith Farm Ministries 

 

The proposed amendment is to change the FLU designation on 87.28 acres from 

Agricultural Reserve (AGR) to Institutional and Public facilities with an 

underlying Agricultural Reserve (INST/AGR). The subject property is located on 

the east side of State Road 7 north of Boynton Beach Boulevard. Existing uses on 

the site include a church, housing units and thrift store. Adjacent land uses are 

AGR on the north, east and west sides of the property; and Institutional and 

Public Facilities to the south. The Bethesda West Hospital is developed on the 

property to the south, and a chipping and mulching facility exists west of State 

Road 7. 

 

The county staff report indicates this is a corrective amendment to assign an 

INST/AGR future land use designation to a site with an existing institutional use 

in the Agricultural Reserve. This amendment would allow the subject site to 

develop with institutional uses up to 570,288 square feet and is consistent with 

Agricultural Reserve policies, which recognize and accommodate institutional 

uses that predate the creation of the Agricultural Reserve Master Plan. The county 

staff has recommended approval of the amendment with a condition that 

development of the site under the Institutional and Public Facilities (INST) future 

land use designation be limited to the operations of Faith Farm Ministries. 

 

3. Agricultural Reserve Existing Commercial Sites 

 

a. Dells Suburban Market 

 

The proposed amendment is to change the FLU designation on 1.69 acres from 

Agricultural Reserve (AGR) to Commercial Low with an underlying Agricultural 

Reserve (CL/AGR). The subject property is located on the northeast corner of 

Lyons Road and Atlantic Avenue. Dells Suburban Market is one of the pre-

existing commercial sites that pre-dated the Agricultural Reserve Master Plan. 

The subject property is currently vacant. A 1,200 square foot restaurant that had 

existed on the site was demolished as a result of widening Atlantic Avenue.  

 

Adjacent land uses are AGR on all sides. The subject property is located at a 

commercial node of Lyons Road and Atlantic Avenue and is adjacent to the Fina 

Station site described below. The county staff report indicates proposed CL use is 

compatible because the site is surrounded on the north and east by the drainage 

retention area for the Delray Marketplace and is adjacent to an existing 
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commercial use to the west that is proposed for a CL/AGR FLU designation. 

Also, further west of the site beyond Lyons Road is the Delray Marketplace, 

which has a CL/AGR FLU designation. 

 

The county staff report indicates this is a corrective amendment to assign a 

CL/AGR future land use designation to a site with an existing commercial 

approval in the Agricultural Reserve. This amendment would allow the subject 

site to develop with commercial uses up to 7,362 square feet and is consistent 

with Agricultural Reserve policies, which recognize and accommodate 

commercial uses that predate the creation of the Agricultural Reserve Master 

Plan.  

 

b. Fina Station 

 

The proposed amendment is to change the FLU designation on 1.50 acres from 

Agricultural Reserve (AGR) to Commercial Low with an underlying Agricultural 

Reserve (CL/AGR). The subject property is located on the northeast corner of 

Lyons Road and Atlantic Avenue. The Fina Station site is one of the pre-existing 

commercial sites that pre-dated the Agricultural Reserve Master Plan. The current 

site plan for the subject property shows a 282 square foot gas station with 4 

pumps, a 984 square foot auto repair service station and rental truck and storage 

yard area. Currently, only the 984 square foot auto repair service station (built in 

1958) remains, because the gas station was demolished as a result of widening 

Atlantic Avenue. 

 

Adjacent land uses are AGR on all sides. The subject property is located at a 

commercial node of Lyons Road and Atlantic Avenue and is adjacent to the Dells 

Suburban Market site described above. The county staff report indicates proposed 

CL use is compatible because the site is bounded on the north by the drainage 

retention area for the Delray Marketplace and is adjacent to vested commercial 

use to the east that is proposed for a CL/AGR FLU designation. Also, further west 

of the site is the Delray Marketplace, which has a CL/AGR FLU designation. 

 

The county staff report indicates this is a corrective amendment to assign a 

CL/AGR future land use designation to a site with an existing commercial use in 

the Agricultural Reserve. This amendment would allow the subject site to develop 

with commercial uses up to 6,534 square feet and is consistent with Agricultural 

Reserve policies, which recognize and accommodate commercial uses that 

predate the creation of the Agricultural Reserve Master Plan. 

 

c. PF at West Boynton 

 

The proposed amendment is to change the FLU designation on 1.50 acres from 

Agricultural Reserve (AGR) to Commercial Low with an underlying Agricultural 

Reserve (CL/AGR). The subject property is located on the on the south side of 

Boynton Beach Boulevard east of State Road 7. The subject property is vacant 
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and is not listed by name in FLU Policy 1.5-b, which accommodates commercial 

and institutional uses in the Agricultural Tier which predate the Master Plan. 

However, it is now included with the companion text amendment (Agricultural 

Reserve Pre-Existing Sites Text) to reflect the Commercial General (CG) zoning, 

which has been depicted on the official zoning map. The site was zoned General 

Commercial (CG) in 1978. Adjacent land uses are AGR on the east, west and 

south sides. The Bethesda West Hospital with an INST future land use 

designation is north of the site.  

 

The county staff report indicates this is a corrective amendment to assign a 

CL/AGR future land use designation to a site that has relied on a Zoning Map 

error that depicted this site as Commercial General (CG). This amendment would 

allow the subject site to develop with commercial uses up to 19,907 square feet. 

 

d. Three Amigos 

 

The proposed amendment is to change the FLU designation on one acre from 

Agricultural Reserve (AGR) to Commercial Low with an underlying Agricultural 

Reserve (CL/AGR). The subject property is located on the south side of Boyton 

Beach Boulevard east of State Road 7. The Three Amigos site is one of the pre-

existing commercial sites that pre-dated the Agricultural Reserve Master Plan. 

The subject property has an existing 2,898 square foot structure that was 

constructed in 1964 and contains a convenience store and takeout restaurant. The 

subject site is surrounding by AGR future land use designations to the south, east, 

and west, and to the north is the Bethesda West Hospital with an INST future land 

use designation. 

 

The county staff report indicates this is a corrective amendment to assign a 

CL/AGR future land use designation to a site with an existing commercial use in 

the Agricultural Reserve. This amendment would allow the subject site to develop 

with commercial uses up to 4,356 square feet. 

 

e. West Boynton Center 

 

The proposed amendment is to change the FLU designation on 2.50 acres from 

Agricultural Reserve (AGR) to Commercial Low with an underlying Agricultural 

Reserve (CL/AGR). The subject property is located on the northwest corner of 

Boynton Beach Boulevard and Acme Dairy Road. The site is built with the West 

Boynton Center (aka Smigiel), which includes approximately 10,425 square feet 

of general retail, 320 square feet of office, and 3,475 square feet of apartment 

space. The site is not listed by name in FLUE Policy 1.5-b, but the uses on the site 

were vested as non-conforming uses by a stipulation agreement in 2012 with the 

allowance for expansion up to 50 percent, resulting in a total of 21,330 square 

feet. 
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Adjacent land uses are AGR on all sides. The Caridad Center, which is also 

subject to a land use amendment in this round from AGR to CL/AGR is located to 

the west of the subject property. The Sunset Palms Elementary School is located 

to the south of the site beyond Boynton Beach Boulevard, and the 37.55 acre 

Canyons Town Center Traditional Market Place is located west of the elementary 

school. 

 

The county staff report indicates this is a corrective amendment to assign a 

CL/AGR future land use designation to a site that has vested commercial 

approval. This amendment would allow the subject site to develop a maximum 

potential of 10,890 square feet of new commercial uses or 21,330 square feet of 

existing uses. 

 

4. Lake Worth Interlocal Service Boundary Agreement 

 

The proposed amendment is to revise Policy 1.4-o in the Intergovernmental Coordination 

Element to refer to an Interlocal Service Boundary Agreement (ISBA) between the 

county and the City of Lake Worth in 2015. The purpose of the ISBA is to plan for 

orderly annexation and efficient services to the City of Lake Worth. The county staff 

report indicates the proposed amendment is for housekeeping purposes in order to be 

consistent with requirements in Section 171.203(9), Florida Statutes, which requires the 

ISBA to be referenced in the comprehensive plan. 

 

C. Privately Proposed Text Amendment 

 

1. Southern Station Text Amendment 

 

The proposed amendment is to revise FLU Element Policy 3.5-d, which is adopted to 

evaluate long term traffic impacts resulting from a land use modification within the 

unincorporated County. The change would delete text that places more restrictive traffic 

criteria for Florida Intrastate Highway System (FIHS) and Strategic Intermodal System 

(SIS) facilities than any other roadways. These FIHS/SIS facilities within Palm Beach 

County include: I-95; Florida Turnpike; State Road 80 (Southern Boulevard); State Road 

710 (Beeline Highway); and US 27. The revised policy would allow traffic impacts on 

FIHS and SIS facilities to be treated the same way as all other roads in the county. The 

more restrictive criteria to be deleted were originally added pursuant to statutes that have 

since been repealed. County staff discussion with the Florida Department of 

Transportation (FDOT) regarding the text changes indicated that FDOT would not object 

to this amendment. 

 

Regional Impacts 

 

No adverse effects on regional resources or facilities have been identified. 
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Extrajurisdictional Impacts 

 

Palm Beach County staff has indicated the amendments were circulated through the 

Intergovernmental Plan Amendment Review Committee process. No extrajurisdictional impacts 

have been identified. 

 

Conclusion 

 

No adverse effects on regional resources or facilities and no extrajurisdictional impacts have 

been identified. However, the NEC Lake Worth/Lyons amendment is inconsistent with the intent 

of the SRPP regarding consistency with existing community vision plans, and support of existing 

workforce housing programs. The proposed amendment is inconsistent with the West Lake 

Worth Road Neighborhood Plan, because the Master Plan does not identify this site for an 

increase in density. The Master Plan clearly designates this site for commercial and does not 

propose a density increase. Also, the applicant could achieve the desired increase in density for 

the subject parcel and remain consistent with the adopted neighborhood plan by utilizing the 

county’s Transfer of Development Rights and/or Workforce Housing programs. The proposed 

amendment is inconsistent with the SRPP, because the applicant has chosen not to utilize these 

programs, which are beneficial countywide, and are intended to address these circumstances. 

 

Recommendation 

 

Council should approve this report and authorize its transmittal to Palm Beach County and the 

Florida Department of Economic Opportunity.  
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