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Staff recommends approval based on the findings and conclusions
presented in this report.

Il Item Summary

Summary:

Assessment:

This County proposed text amendment is requested by the WCRA to
increase the number of units available in the Westgate/Belvedere Homes
Community Redevelopment Area Overlay (WCRAOQO) Density Bonus Pool.
The pool units are used to increase residential density in the WCRAO,
reducing the need for Future Land Use amendments and thereby
expediting redevelopment. The current allotment of 1,300 units does not
reflect the current development outlook, which now considers transit-
oriented, mixed-use development density clusters along Okeechobee
Boulevard, and within transitional areas between Okeechobee Boulevard
and Westgate Avenue, as well additional housing south of Westgate
Avenue. These clusters would include the potential redevelopment of
several large sites, including the 47-acre Palm Beach Kennel Club, which
is currently contemplating a project with 1,200 residential units. The
proposed amendment would increase the number of bonus units available
in the WCRAO Density Bonus Pool for a total of 4,300, to support these
projects and Agency’s next 20-year planning horizon and assist in
addressing the ongoing need for housing production countywide.

The development and redevelopment scenario proposed by the
Westgate/Belvedere Community Redevelopment Agency (CRA) is in
support of County goals, the CRA Redevelopment Plan goals, and the
regional and state efforts to encourage redevelopment. The proposed
additional density bonus pool units allow higher land use intensity and
density and serves an incentive to encourage redevelopment and a
stronger output of housing within the WCRAO without a need for a future
land use amendment. units-than-allowed-by-the-existing-future-land-use-
Future development projects using the density bonus will still be required
to be in compliance with the ULDC, including concurrency and Workforce
Housing and approval of the projects will be considered through the quasi-
judicial process (Zoning) instead of legislative process (Comprehensive

Plan). The required additional units will help provide housing for the
County’s population.
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lll. Hearing History

Local Planning Agency: A motion to approve, made by Glenn Gromann, seconded by Barbara
Roth, passed in a 12 to 0 vote at the January 10, 2025 public hearing. Commission discussion
included comments regarding impact to infrastructure (traffic and drainage), allocation of units
for the bonus density throughout the WCRAO and questions about CRA funding and workforce
housing requirements. One member of the public, representing Frisbie Group, spoke in support
of the amendment, highlighting the benefits of redevelopment.

Changes subsequent to the Planning Commission (PLC): Changes are reflected in added
text in underline and deleted text shown as strikethrough. The Westgate CRA provided an
updated justification statement (Exhibit 2B) to replace the previous statement (previously Exhibit
2 and now Exhibit 2A), new traffic analysis impact (Exhibit 4B) as well as a new document titled
“Westgate CRA Mobility Plan Framework and Strategies” as Exhibit 7 to provide mitigation
strategies for the traffic impacts. The County’s Traffic Division provided a review of the traffic
analysis impact as Exhibit 4C. In addition, the statutorily required Business Impact Estimate is
added as Exhibit 6.

Board of County Commissioners Transmittal Public Hearing: Transmit, motion by
Commissioner Weiss, seconded by Commissioner Baxter, passed in a 6 to 0 vote (with
Commissioner Powell absent) at the November 5, 2025, public hearing. There was minimal
discussion and no public comment.

Receive and File Business Impact Estimate, motion by Commissioner Weiss, seconded by
Commissioner Baxter, passed in a 6 to 0 vote (with Commissioner Powell absent) at the
November 5, 2025, public hearing.

State Review Agencies:

Board of County Commissioners Adoption Public Hearing:

T:\Planning\AMEND\26-A\Reports-Agendas\3-State TranPacket\A-1-Westgate-Bonus-Density-State-rpt.doc
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IV. Intent of the Amendment

The intent of this amendment is to change Future Land Use Element Policy 1.2.3-b to increase
the number of bonus units in the Density Bonus Pool by 3,000 units from the current allotment
of 1,300 units, for a total of 4,300 units. This increase would support the Agency’s next 20-year
planning horizon, and the ongoing need for housing countywide.

V. Background

The WCRAO is bounded on the north by Okeechobee Boulevard, on the south by Belvedere
Road, on the east by Florida Mango Road and on the west by Military Trail. The area is
approximately 1,300 acres (2.03 square miles) in size. In 1988, WCRAO was established in the
Comprehensive Plan to encourage development and redevelopment with special land use
provisions designed to arrest deterioration of property values, and preserve affordable housing.
The CRA was created the following year, in 1989, by the Board of County Commissioners
(BCC) pursuant to the Community Redevelopment Act, F.S. Chapter 163, Part lll, as a
dependent special district for the redevelopment of the area.

The CRA established their initial Community Redevelopment Plan in 1989, which was adopted
by the BCC on May 9, 1989 (by Ordinance No. 89-6). This Redevelopment Plan provided for
desired future land uses, receiving areas for greater commercial intensities, an infrastructure
improvement schedule, an updated economic forecast and residential bonus provisions. The
residential bonus provisions were in the form of a Density Bonus Pool for the CRA area, with
300 units initially allocated to the pool through FLUE Policy 1.2.4-b. which was later changed to
1.2.3-b. Density Bonus Pool unit requests are vetted by the CRA through Policy language that
states “a proposed residential project must be recommended for approval by the CRA to be
eligible to receive bonus units from the density pool. The pool units may be increased through
amendments to the Comprehensive Plan text.” In 2003, the CRA hired the planning firm Civic
Design Associates to prepare a Redevelopment Plan update that amended the original 1989
Redevelopment Plan. The update identified a need for additional housing among other needs.
The original allotment of 300 units to the Density Bonus Pool was then amended by the Board
of County Commissioners in 2005 (Round 05-1) to the current allotment of 1,300 units. The pool
currently holds approximately 930 remaining bonus units with new residential and mixed use
developments in the early entitlement process.

VI. Data and Analysis

This section provides background information regarding the proposed amendment, and
consistency of the proposed changes with the Comprehensive Plan.

A. Proposed Text Amendment. Currently 930 Bonus units remain in the Density Bonus
Pool. This amendment request is triggered by the proposed redevelopment of a 47-acre
site within the CRA district with a CH/5 FLU, which was not previously contemplated in
the 2005 assignment of 1,300 bonus units. This development proposes to utilize
approximately 50% of the remaining bonus units in its first phase, with more residential
units anticipated in subsequent phasing. The BCC has the authority within the WCRAO
to approve residential densities higher than those shown in the Future Land Use Atlas.
These additional units must be obtained from a density pool of bonus units assigned to
the WCRAO.
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Complete data and analysis to support the proposed change are provided in Exhibit 2B.
The data and analysis for the proposed amendment are based on the justification that an
increase in bonus density pool units is necessary in order to implement the development
and redevelopment activities consistent with the CRA’s Community Redevelopment Plan
and the County’s Comprehensive Plan.

To address traffic concerns following the Planning Commission Hearing, the CRA has
included mobility strategies in their support documents (Exhibit 2B) to mitigate the traffic
impact for the additional density pool units. Traffic management strategies for
addressing increased density within _the Westgate CRA focus on_enhancing
transportation options and reducing the reliance on automobiles, which is in line with the
goals outlined in the CRA Plan for transportation and roadway improvements. Ongoing
partnerships and coordination with Westgate businesses and the residential community,
the Palm Beach Transportation Planning Agency (TPA), Palm Tran, Palm Beach
International Airport, the County’s Traffic Division, the City of West Palm Beach, and
private _developers will ultimately guide the implementation of strategies to improve
mobility within the area. Further clarification of the mitigation strategies and work plan
timing from the WCRA can be anticipated between the Transmittal and Adoption
Hearing. In addition, the CRA submitted a traffic impact analysis (Executive Summary is
attached as Exhibit 4B) to_address impacts from the 3,000 units for review by the
Engineering and Public Works Department. The report has been reviewed by the Traffic
Division (Exhibit 4C), which concluded that some of the roadway segments in the area
will fail due to the background traffic and the additional 3,000 units will not cause any
new failures

B. Supporting Information. The WCRAO was created to encourage the development and
redevelopment of the Westgate area. The special land use provisions for the Overlay are
designed to arrest deterioration of property values, and preserve affordable housing and
complement the efforts to implement a Community Redevelopment Plan. The 2005 Plan
outlined desired locations for future land uses as well as the designation of receiving
areas for the commercial and residential bonus provisions of the Overlay. The
Redevelopment Plan may be amended from time to time using the procedures for
adoption as included in Chapter 163, Part lll, F.S. The Redevelopment Plan was
amended in 2017 to refocus work efforts toward vertical redevelopment and economic
development. The residential bonus provisions in Sub-objective 1.2.3 are designed to
reduce the need for Future Land Use Atlas amendments, thereby expediting
development entitlements. The CRA is proposing to maintain the existing future land use
densities and intensities but with changes to accommodate additional units within the
Overlay. The area is impacted by many constraints including a lack of contiguous or
larger vacant lots, nonconforming or obsolete structures and lots, lack of adequate
density and development incentives to leverage private investments, and the
construction of retention projects that have taken available, developable land. In order
for the Westgate CRA to accomplish its goal of revitalizing the community, it will need to
attract more residents and businesses to the area. Due to the aforementioned issues,
the CRA cites a need for an additional 3,000 bonus density units to accomplish its
development and redevelopment goals. This action is consistent with the BCC
endorsement of the modified Redevelopment Plan.
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C. Consistency with the Comprehensive Plan

Several provisions in the Future Land Use Element (FLUE) of the Comprehensive Plan are
applicable to this amendment, and are listed below:

1. SUB-OBJECTIVE 1.2.3 Westgate/Belvedere Homes Community Redevelopment
Area Overlay (WCRAO)

The Westgate/Belvedere Homes Community Redevelopment Area Overlay was created
to encourage development and redevelopment of the Westgate area. The special land
use provisions for the Overlay are designed to arrest deterioration of property values,
and preserve affordable housing and complement the efforts to prepare and implement a
community redevelopment plan for the Westgate area. The Westgate/Belvedere Homes
Community Redevelopment Plan (hereafter Redevelopment Plan) is intended to
geographically represent the desired locations for future land uses as well as the
designation of receiving areas for the commercial and residential bonus provisions of the
Overlay. The Redevelopment Plan will also consist of a program to rectify the severe
infrastructure problems in the area. The County staff shall use the Redevelopment Plan
in making recommendations and decisions on land use matters including zoning
petitions, land use amendments, bonus criteria, text changes to the Unified Land
Development Code and other implementing measures. The Redevelopment Plan may
be amended from time to time using the procedures for adoption as included in Chapter
163 F.S. The provisions in Sub-objective 1.2.3 are designed to reduce the need for
Future Land Use Atlas amendments to implement a community redevelopment plan for
the Westgate/Belvedere Homes Area. This does not preclude the ability of property
owners to initiate Future Land Use Atlas amendments in the Study Area. Special
Overlay designation does not eliminate the requirement to conform to the Traffic
Performance Standard, other concurrency management requirements or any other
requirement adopted as part of the County's Comprehensive Plan or Unified Land
Development Code.

Staff Analysis: The County and the CRA have a goal of improving the redevelopment
area, particularly older, deteriorated housing stock, and to provide new housing for
residents of all income levels. In order for the Westgate CRA to accomplish its goal of
revitalizing the community, it will need to attract more residents and businesses to the
area. Due to the aforementioned issues, such as the proposed redevelopment of the
Palm Beach Kennel Club and in anticipation of more development interests in the area
upon completion of the complete street roadway improvements along Westgate Avenue,
the CRA cites a need for an additional 3,000 bonus density units to accomplish its
development and redevelopment goals. This action is consistent with the BCC
endorsement of the modified Redevelopment Plan.

2, Policy 1.2.3-b: Bonus Density Pool - The Board of County Commissioners has the
authority within the WCRAOQ to approve residential densities higher than those shown on
the Future Land Use Atlas for areas designated residential. These additional units must
be obtained from a density pool of 1,300 bonus units assigned to the
Westgate/Belvedere Homes Area by this Element. A proposed residential project must
be recommended for approval by the Community Redevelopment Agency to be eligible
to receive bonus units from the density pool. The pool of units may be increased through
amendments to the Comprehensive Plan text.

Staff Analysis: The amendment complements the County’s goals to encourage higher
densities through redevelopment and infill in designated areas, and the State’s goal to
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provide housing for a growing population. The amendment is consistent with FLUE
Policy 1.2.3-b which allows “the pool of units to be increased through amendments to the
Comprehensive Plan text”.

D. ULDC Implications

This proposed amendment will not result in changes to the Unified Land Development Code.

VIl. Public and Municipal Review

Intergovernmental Plan Amendment Review Committee (IPARC): Notification was sent to
the County’s Intergovernmental Plan Amendment Review Committee (IPARC), a clearing-
house for plan amendments on December 20, 2024. At the time of the printing of this report, no
calls or written requests for information or objections to the amendment had been received.

Other Notice: The Westgate CRA held a public meeting on November 19, 2024 to discuss the
proposed amendment. Responses to a community survey are provided in Exhibit 3, and overall
favored the text amendment. Over 65% of residents, and all property owners, developers and
business operators who responded, support the initiative. Correspondence received throughout
the process is provided in Exhibit 5.

VIll. Staff Assessment and Conclusion

The development and redevelopment scenario proposed by the Westgate/Belvedere
Community Redevelopment Agency (CRA) is in support of County goals, the CRA
Redevelopment Plan goals, and the regional and state efforts to encourage redevelopment. The
proposed additional density bonus pool units allow higher land use intensity and density
resulting in a stronger output of housing units than allowed by the existing future land use. The
required additional units will help provide housing for the County’s population. There were no
inconsistencies identified with policies in the Comprehensive Plan.

Staff recommends approval of this amendment.

Attachments Page
1. Proposed changes in strike out and underline format E-1
2A. Justification Statement provided by Westgate CRA E-2
2B. Updated Justification Statement provided by Westgate CRA (9/10/2025) E-16
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4A. Traffic Statement provided by Westgate CRA (dated 12/17/24) E-38
4B. Traffic Impact Analysis provided by Westgate CRA (dated 9/10/25) E-39
4C. PBC Traffic Division Review of Kimley Horn 9/10/25 Traffic Report (dated 9/23/25) E-41
5. Correspondence E-43
6. Business Impact Estimate E-44
7. Westgate CRA Mobility Plan Framework and Strategies (dated 9/15/25) E-45
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Exhibit 1

Proposed Text Amendment

A. Future Land Use Element, Westgate/Belvedere Homes CRA Bonus Density

REVISIONS: To increase the bonus density pool units for the Westgate/Belvedere Homes
Community Redevelopment Area Overlay from 1,300 to 4,300 units. The revisions shown with
the added text underlined, and the deleted text struck-out.

1. REVISE Policy 1.2.3-b: Bonus Density Pool - The Board of County Commissioners
has the authority within the WCRAO to approve residential densities higher than those
shown on the Future Land Use Atlas for areas designated residential. These additional
units must be obtained from a density pool of 4388 4,300 bonus units assigned to the
Westgate/Belvedere Homes Area by this Element. A proposed residential project must
be recommended for approval by the Community Redevelopment Agency to be eligible
to receive bonus units from the density pool. The pool of units may be increased through
amendments to the Comprehensive Plan text.
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Exhibit 2A
Justification Statement provided by Westgate CRA
(Replaced by new Exhibit 2B)

A. Request Justification & Analysis
SUMMARY OF REQUEST

This County proposed text amendment is requested by the Westgate/Belvedere Homes
Community Redevelopment Agency to revise Future Land Use Element (FLUE) Sub-Objective
1.2.3., Westgate/Belvedere Homes Community Redevelopment Area Overlay (WCRAO),
specifically Policy 1.2.3-b, Density Bonus Pool. The request supports ongoing development and
redevelopment activities outlined in the Agency’s 2005 and 2017 Community Redevelopment
Plans. This amendment seeks to increase the number of bonus units available in the pool to
support the Agency’s 20-year build out development horizon, and the ongoing need for housing
production countywide.

The Community Redevelopment Plan proposes smart growth principles and regulatory
incentives to orient density toward the Westgate area. This is supported by its central location,
transit opportunities, and improved infrastructure capacity. Through a Comprehensive Plan text
amendment in 2005, the Board of County Commissioners recognized the Westgate/Belvedere
Homes Community Redevelopment Area as a receiving area for commercial and residential
bonus provisions beyond what is contemplated by the future land use and established a density
pool of 1,300 bonus units assigned to the area. The pool of units was originally 300; the 2005
text amendment represented an increase of 1,000 previously assigned through the Policy. This
revision seeks to replenish and increase the number of bonus units available in the Pool through
the Policy by 3,000, to a total of 4,300, to facilitate housing production, and the CRA’s long
range build out projections. The acceleration of planned, entitled and constructed residential
development is depleting the pool, which currently holds approximately 930 units.

The amendment request is triggered by the planned redevelopment of the historic 47-acre Palm
Beach Kennel Club site within the CRA district which supports a commercial high, with an
underlying 5 units per acre future land use (CH/5 FLU). The redevelopment of the site was not
previously contemplated in the 2005 assignment of 1,300 bonus units. This landmark
redevelopment project proposes 1,200 residential units in a phased program. To realize the
residential density needed, the project will be allocated bonus density through the WCRAO
Density Bonus Pool for the purpose it was established: to facilitate residential and mixed-use
redevelopment within the Westgate area without the need for Future Land Use Atlas
amendments. The redevelopment project proposes to utilize approximately 50% of the
remaining 930 bonus units in its first phase, with more residential units anticipated in
subsequent phasing.

The request facilitates the future residential build out of key areas within the CRA boundaries
with potential for redevelopment, supported by the goals of the Redevelopment Plan. These key
areas are represented as density clusters within corresponding ULDC WCRAOQO Sub-areas. The
implementation of the Density Bonus Pool is codified in the ULDC WCRAO, with criteria for
obtaining bonus density, approvals processes, and Pool limits by Sub-area based on capacity
for redevelopment. It is important to note that an allocation within the Policy language of the
Comprehensive Plan does not necessarily equate to development on the ground. Multiple, often
unforeseen factors, can impact development cycles, and housing market trends. It is possible
that the build out scenario remains a projection, and is never fully realized.
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The 20-year Density Bonus Program Multifamily Unit Projection models a total build out
scenario that balances existing viable multi-family units, planned development, and a projection
for new multi-family units over time. The analysis assumes that 8 units per acre is generally the
highest density allowed by the FLU in selected Sub-areas, and considers acreage that is
susceptible to redevelopment. It is estimated that approximately 185 acres of the 1,300 acres
that comprise the CRA district have potential for higher density residential redevelopment.

Conservatively, 3,970 bonus units are needed to support a 20-year build out, less the 930 units
that still remain in the pool, reflecting the rounded down request for 3,000 units. The Urban
General (UG), and Urban Highway (UH) Sub-areas act as receiving areas for a majority of the
bonus density requested. Within these density clusters located along Congress Avenue and
Okeechobee Blvd. 135 acres are susceptible to redevelopment, and the redevelopment of three
large +/-40-acre sites drive the forecast. 990 bonus units from the Pool are allocated for the
redevelopment of 42 acres on the Palm Beach Kennel Club site on Congress Avenue in the
UG-Sub-area to supplement 210 units allowed by the future land use; another 680 for the
redevelopment of a 40-acre mobile home park site on Okeechobee Blvd. in the same Sub-area.
An estimated 880 bonus units are projected for a key 40-acre redevelopment site at the
intersection of Okeechobee Blvd. and Military Trail within the UH Sub-area. The anticipated
need for bonus density to achieve the build out of these three sites is 2,550 units. The remaining
1,420 bonus units that comprise the balance of the 20-year Density Bonus Pool are assigned to
these key cluster Sub-areas, and other priority redevelopment Sub-areas for incremental
residential and mixed-use redevelopment.

This amendment requests to restock and increase the number of bonus density units available
in the WCRAO Density Bonus Pool, necessary to capture a continuing demand for workforce
and market rate housing, furthering the goals and objectives the Westgate/Belvedere Homes
Community Redevelopment Plan to revitalize the area. Survey results from a November 19,
2024 community meeting attended by a diverse group of residents and stakeholders indicate
support for the initiative. The amendment complements the County’s goals to encourage higher
densities through redevelopment and infill in designated central urban areas, and the State’s
goal to provide housing for a growing population. The amendment is consistent with FLUE
Policy 1.2.3-b which allows “the pool of units to be increased through amendments to the
Comprehensive Plan text”.

BACKGROUND

The Westgate/Belvedere Homes Community Redevelopment Agency is a dependent special
district, created in 1989 pursuant to the Community Redevelopment Act, Chapter 163, Part Il of
Florida Statues. The Westgate CRA is the only Community Redevelopment Agency in
unincorporated Palm Beach County, acting as the redevelopment arm of the Board of County
Commissioners for the Westgate area. The CRA is mandated to promote and facilitate the
revitalization, redevelopment and economic development of the area within its boundaries, as
outlined in its amended Community Redevelopment Plan.

The CRA District is represented in the Comprehensive Plan as the Westgate/Belvedere Homes
Community Redevelopment Area Overlay (WCRAO) in the Future Land Use Element, and as a
Level of Service Exception area in the Transportation Element as the Westgate-Belvedere
Homes Community Redevelopment Area Transportation Concurrency Exception Area (TCEA).
The redevelopment area is centrally located in the U/S Tier of the County’s Managed Growth
Tier System. The WCRAO is within the Revitalization & Redevelopment Infill Overlay (RRIO),
Urban Redevelopment Study Area (URA), and is a County Community Revitalization Team
(CCRT) area.
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The CRA’s 2017 Community Redevelopment Plan updated the Agency’s 1989 and 2005
redevelopment plans by shifting focus toward initiatives to encourage vertical redevelopment
and economic development. Focus areas include: economic development and redevelopment,
market positioning, housing, community engagement, public infrastructure and public spaces,
and planning for redevelopment. Many projects and programs contemplated in all previous
Plans are ongoing underscoring the long arc of sustainable community redevelopment.
Improvements to stormwater storage capacity, roadway and pedestrian infrastructure, the
creation of community amenities, and the preservation of affordable housing remain key
priorities for the Agency.

Among the focus areas of the 2017 Redevelopment Plan is housing, with a goal to “create and
maintain diverse, quality housing stock that addresses a mix of community, local and regional
needs and income levels.” The Plan outlines actions and funding mechanisms to support a
Workforce Housing Incentives Program to “encourage the development of workforce housing,
and a range of mixed income housing opportunities, [utilizing] various incentives, including the
Density Bonus Program, the County’s Workforce Housing Program, grant application
assistance, land and drainage agreements, [and] expedited review...”

Fundamentally, the existing policies and intent of the WCRAO in both the Comprehensive Plan
and the ULDC were born from the CRA’s 2005 Plan which included several elements that
involved changes to the existing physical development pattern, requiring modifications to land
development regulations to achieve redevelopment. The Plan took a more comprehensive and
visionary approach drawing from influential concepts in urban planning and design, new
urbanism and smart growth principles that envisioned infill vertical redevelopment in older,
urbanized areas to prevent sprawl. Diverse, walkable, compact, vibrant mixed-use communities
assembled in an integrated way that contain housing, work, shopping, entertainment, parks,
schools and civic facilities defines new urbanism, and the enduring vision for Westgate.

Following the adoption of the CRA’s 2005 Community Redevelopment Plan, the Board of
County Commissioners recognized the Westgate/Belvedere Homes Community Redevelopment
Area as a receiving area for residential bonus provisions beyond the future land use, and
committed an additional 1,000 density bonus units assigned to the area. Criteria for obtaining
bonus density for a development project are contained in the WCRAO within the ULDC, which
also serves as the implementing tool for the Density Bonus Pool program. To receive an
allocation from the Density Bonus Pool, projects have an obligation to provide a percentage of
workforce housing units, and must receive a positive recommendation of support from the CRA.

Companion revisions to the WCRAO in the ULDC in 2006 established WCRAO zoning Sub-
areas since none of the existing zoning districts allowed for the combination of lot coverage,
setbacks, and development intensity permitted by the Redevelopment Plan (see Figure 1,
below). Today, property development regulations and incentives for the WCRAO zoning overlay
favor a hybrid form-based code approach which focuses on both on physical form elements
such as building orientation, placement and massing, to achieve urban form, as well as land use
provisions, density bonus, and incentives to achieve redevelopment objectives. To facilitate
viable residential density and mixed-use development, the WCRAO zoning overlay allows for
additional height, reduced setbacks, modified landscape buffers and reduced parking ratios.
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Figure 1. Westgate CRA Boundaries & WCRAO Zoning Overlay Sub-areas

JUSTIFICATION

Need for Density to Achieve Redevelopment:

The CRA District is located in a prime urban location, under 2 miles west of downtown West
Palm Beach, with access to arterial roadways, 1-95, transit, amenities, and services. A continued
program of density bonus in this area will make more efficient use of underutilized land and
contribute to sustainable infill urban growth. Higher residential density supports the goals of
smart growth by reducing urban sprawl, promoting infill development. From a regional
perspective, the intensification of development in the centralized redevelopment area offers
several advantages. Provisions for higher density accommodates significant increment growth
in an already developed urban area with sufficient levels of service and supporting
infrastructure.

Increasing residential density through bonus incentives can serve as a catalyst for economic
revitalization within the redevelopment area. By encouraging more residential development, the
area will attract additional investment, both residential and commercial, leading to job creation
and local economic growth. Increased density supports a vibrant local economy by expanding
the consumer base for businesses, especially retail and service-oriented establishments. The
long-term presence of new residents will continue to support the area’s economy.
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Constrained Conditions:

Many sectors of the CRA District cannot add more residential units either because they are
built out, such as the Belvedere Homes and Belvedere Heights single family residential
neighborhoods, or because they are incompatible lands not suitable for multifamily residential
development, such as areas with an industrial future land use and zoning designation. The
CRA can only encourage housing development in clusters, in areas designated for higher
density to accomplish its housing development goals.
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Figure 2. Future Land Use Map — WCRAO

The base density allowed by the future land use within the WCRAO, even when combined with
other density bonus programs such as Transfer of Development Rights (TDR) and Workforce
Housing Program (WHP) density incentives, is relatively too low to achieve urban infill
redevelopment within the CRA District. The majority of the parcels in the WCRAO support a
Commercial High (CH) future land use with an underlying residential future land use of 8 units
per acre (see Figure 2). This low base density is inherent to the historic development pattern of
unincorporated suburban Palm Beach County. Some higher density pockets of HR 12 and HR
18 do exist in the redevelopment area, along with MR-5 (5 units per acre) in single family
neighborhoods, as well as Commercial Low (CL), Industrial (IND) and Institutional (INST) future
land uses.

The WCRAO Density Bonus Pool serves as the established density bonus tool within the
Westgate Area; others are available Countywide including the Workforce Housing Program
(WHP), however, there are limitations. To achieve a density of 25 du/ac, all bonus density
incentives within the WHP must be fully exhausted, often Transfer of Development Rights
(TDRs) must be purchased and layered to base and bonus densities to realize the project units,
and a future land use amendment is often still required to increase the base from MR-5 or HR-8
to HR-12 as the starting point in the entitlements process. The Board is beginning to approve
greater densities within residential and mixed-use projects within the U/S Tier: Fount MUPD
(Ord. 2022-013) on Okeechobee Blvd. was approved for 708 residential units on 27.66 acres.
The application included a FLU amendment to increase the base density from 8 du/ac to 12
du/ac, and the purchase of 111 TDRs, to yield an overall project density of 25.6 du/ac.
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Combined with other approved developments over the past several years (Lennox North Beach-
-22.4 du/ac on 11.14 acres; R80 Residential—25 du/ac on 11.46 acres), these projects indicate
a general inclination of the Board to approve densities greater than the base future land use.

Within the WCRAO, two constructed projects along Congress Avenue within the Urban General
(UG) Sub-area serve as examples of how the Density Bonus Pool functions to increase density
without the need for a Future Land Use Atlas amendment:
= Autumn Ridge (Control# 2020-0152) — CH/8 FLU, 106 units on 3.62 acres utilized 29
dwelling units from the FLU, and 77 units from the Pool to achieve an overall density of
29.3 du/ac. The project provides 100% affordable housing for seniors
= Brandon Estates (Control# 2016-00052) — CH/8 FLU, 198 units on 7.48 acres utilized
60 units from the FLU, and 138 units from the Pool to achieve an overall density of 26.4
du/ac. The project provides 60 workforce housing units.

The CRA proposes to utilize the base residential future land use, plus allowable bonus density
to maximize overall residential density in underutilized areas to accommodate additional units in
the community. However, maximizing density on existing developable land alone will not bring
that much needed residents in the area because of continued constraints in the area. A vast
amount of land within CRA district is County or Airport owned reducing the overall acreage
available for redevelopment. One of the primary purposes of a Community Redevelopment
Agency is to address the infrastructure needs that contribute to blight. The CRA District sits
within the C-51 drainage basin requiring a percentage of a parcel to be set aside for stormwater
storage, reducing buildable area.

These constraints, along with few vacant lots, lend themselves to scarcity of developable lands
in the area. Retention projects have taken a greater percentage of available developable land.
The C-51 rule requires as much as 30% of parcels to be set aside for on-site water