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PALM BEACH COUNTY 
ENGINEERING AND PUBLIC WORKS DEPARTMENT 

LAND DEVELOPMENT DIVISION 
 
ZONING COMMISSION STANDALONE VARIANCE STAFF REPORT 
 
Application No.: SV-2020-01842 
Application Name: Stacy Street Apartments  
Control No./Name: 2020-00022  
Applicant(s): K&F Investment Group, Inc. 
Owner(s): K&F Investment Group, Inc. 
Agent(s): United Construction Partners - Randall  Granberry 
Telephone No.: (561) 827-2821 
Project Manager: Scott Cantor, Division Director II 

TITLE:  a Subdivision Variance  REQUEST:  to allow access from the existing 50-foot Right-of-Way 
and to exceed the maximum allowable Average Daily Trips. 
 

APPLICATION SUMMARY: Petition of Randall Granberry, on behalf of K & F Investment Group Inc., 
requesting a variance to allow access from the existing 50-foot Right-of-Way and to exceed the 
maximum allowable Average Daily Trips. 
 
SITE DATA: 
Location: west of N Haverhill Road, on the south side of Stacy Street 
Property Control Number(s)  00-42-43-26-02-000-0052 
Existing Land Use Designation: High Residential (HR-8) 
Existing Zoning District: Multi-Family Residential (High Density) District (RH) 
Acreage: 0.74 acres 
Tier: Urban/Suburban  
Overlay District: N/A  
Neighborhood Plan: Haverhill Neighborhood Plan  
CCRT Area: Stacey Area  
Municipalities within 1 Mile Haverhill  
Future Annexation Area Haverhill, West Palm Beach  
 
STAFF RECOMMENDATION: Staff recommends approval of the request, subject to the Conditions 
of Approval as indicated in Exhibit C.  
 
PUBLIC COMMENT SUMMARY: At the time of publication, staff had received no contacts from the 
public regarding this project. 
 
PROJECT HISTORY: 
The subject property currently has a Future Land Use designation of High Residential, 8 units per 
acre (HR) – 8 within the Multi-Family Residential (High Density) (RH) Zoning District. The site is 
under Unincorporated Palm Beach County jurisdiction and lies within the boundaries of the Haverhill 
Neighborhood Plan. Specifically, the site is within the Stacey Area Countywide Community 
Revitalization Area (CCRT). Historically, the property has one single-family dwelling unit on site. 
 
SURROUNDING LAND USES: 
NORTH (across Stacey Street): 
FLU Designation: High Density Residential (HR-8) 
Zoning District: Residential Multi-Family (RH) 
Supporting: Vacant (Control No. N/A) 
 
SOUTH: 
FLU Designation: High Density Residential (HR-8) 
Zoning District: Residential Multi-Family (RH) 
Supporting: Type III CLF (Control No. 1988-00003) 
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EAST: 
FLU Designation: High Density Residential (HR-8) 
Zoning District: Residential Multi-Family (RH) 
Supporting: Public Park (Control No. N/A) 
 
WEST: 
FLU Designation: High Density Residential (HR-12) 
Zoning District: Residential Multi-Family (RH) 
Supporting: Multi-Family Residential (Control No. N/A) 
 
  
SUBDIVISION VARIANCE SUMMARY 
 
ULDC Article Required Proposed Variance 
11.E.2.A.2 
Chart of Minor Streets 

1,500 Average Daily 
Trips (ADT) 
(maximum) 

5,177 ADT Exceed maximum 
allowable ADT by 
3,677 daily trips by 
adding 44 additional 
daily trips 

 
FINDINGS:  
 
Table 11.E.2.A-2 in Article 11 of the Unified Land Development Code (ULDC), limits the number of 
average daily trips (ADT) to 1,500 on local residential streets. This variance application is to request 
site access from Stacy Street (aka Stacy Road per Plat Book 20 Page 75), a County-maintained 50-
foot right of way local residential street, for a 0.74 acre site located on the south side of Stacy Street 
that would add more traffic to a roadway that already exceeds the ADT for this type of street per 
Table 11.E.2.A.2. This site is currently developed with an existing structure that may remain as a 
storage building. The Property Owner plans to construct 6 multi-family residential units and a 
clubhouse. 
 
Based on the amount of ADT on Stacy Street, Article 11 requires access be from a non-plan collector 
street.  The applicant is requesting a subdivision variance to allow additional trips on Stacy Street 
instead of requiring that the proposed development have access from a non-plan collector street.  
Engineering staff is recommending APPROVAL of the subdivision variance. 
 

1. Special Conditions and circumstances exist that are peculiar to the parcel of land, 
building and structure that are not applicable to other parcels of land, structures or 
buildings in the same zoning district. 
 

Applicant’s Response: The ULDC allows six (6) units on this parcel by right. However, the 
existing/approved daily trips on Stacy Road is already above the allowable 1,500 ADTs per Article 
11.E.2.A.2. The proposed development generates 44 daily trips and the existing/approved trips are 
5,117 ADTs. The special circumstance is that this parcel is being developed by right after other 
parcels on Stacy Road have acquired their trips through their development and others have secured 
their trips and concurrency through this process but have not been developed. 
 
Staff Response: CORRECT. This property will be developed in accordance to the existing Future 
Land Use and Zoning District. The properties abutting Stacy Street have been developed as multi-
family residential, so it would be nearly impossible for this property to purchase the rights-of-way 
necessary to construct Stacy Street as a non-plan collector roadway.   
 

2.  Special Circumstances and conditions do not result from the actions of the applicant. 
 
Applicant’s Response: The property owner is not creating the overload of trips on Stacy Road. Per 
the traffic report submitted along with this application, the existing daily trips today is 5,117 ADTs 
(higher than the allowable 1,500 ADTs per Article 11.E.2.A.2) and the 2022 projected trips are 5,622 
ADTs. This project is expected to produce 44 ADTs which is less than 10% of the 2022 projected 
ADTs. 
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Staff Response: CORRECT. The proposed multi-family development did not cause the Average 
Daily Traffic to exceed the maximum allowable per code as it’s an existing condition. Also, due to the 
built-out nature of the surrounding properties, purchasing additional right-of-way to construct a non-
plan collector is not feasible.  
 

3. Granting the variance shall not confer upon the applicant any special privilege denied 
by the comprehensive plan and this code to other parcels of land, buildings or 
structures in the same zoning district. 

 
Applicant’s Response: The approval of this variance does not confer a special privilege to the 
applicant but extends the right to develop this parcel just as any other parcel on Stacy Road has been 
developed. 
 
Staff Response: CORRECT.  Granting this variance would allow the Property Owner to develop this 
property consistent with the current Zoning District and Future Land Use as other properties in this 
same zoning district has done. 
 

4.  Literal interpretation and enforcement of the terms and provisions of this code would 
deprive the applicant of rights commonly enjoyed by other parcels of lands in the same 
zoning district, and would work an unnecessary and undue hardship.  
 

Applicant’s Response: Yes, enforcing the allowable 1,500 ADTs per Article 11.E.2.A.2. would 
deprive the property owner the right to develop this parcel. We kindly ask for this variance to please 
be approved so the 6 residential units can be constructed.    
 
Staff Response: CORRECT.  Literal interpretation and enforcement of the terms and provisions of 
this code would deprive the applicant of rights commonly enjoyed by other parcels of land in the same 
zoning district and would work an unnecessary and undue hardship. This property would have to 
acquire right-of-way from all properties to the east to Haverhill Road, which would also result in non-
conforming lots. 
 

5.  Grant of variance is the minimum variance that will make possible the reasonable use 
of the parcel of land, building or structure.  
 

Applicant’s Response:  The property owner is only requesting a maximum of 6 units which are 
allowed per the ULDC by right. We believe this is the minimum variance we can ask for in order to 
develop the parcel. 
 
Staff Response: CORRECT.  Granting this variance is the minimum needed for the reasonable use 
of the property.  This project is adding 44 daily trip to the roadway. 
 

6. Grant of the variance will be consistent with the purposes, goals, objectives, and 
polices of the comprehensive plan and this code.  

 
Applicant’s Response: As mentioned above, the existing/approved total ADTs are 5,117, which is 
above the 1,500 ADTs per Article 11.E.2.A.2. We believe the 44 additional trips on Stacy Road will 
not interfere with the purpose, goals, objectives, and policies of the Plan. 
 
Staff Response: CORRECT. Grant of this variance will allow this property to be developed in a 
manner consistent with the Comprehensive Plan and the ULDC. 
  

7. The grant of the variance will not be injurious to the area involved or otherwise 
detrimental to the public welfare.  

 
Applicant’s Response:  The six (6) proposed residential units are allowed by right per the ULDC on 
this parcel. Granting the variance will not interfere with public welfare. In contrast, it will improve the 
area and increase the surrounding property values. 
 
Staff Response: CORRECT. Grant of this variance will not be injurious to the public. 
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CONDITIONS OF APPROVAL 
 

EXHIBIT C– Subdivision Variance - Standalone 
 
DISCLOSURE 
1. All applicable state or federal permits shall be obtained before commencement of the 
development authorized by this Development Permit. 
 
 
 
 
 

(Remainder of page left intentionally blank) 
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Figure 1 - Land Use Map 
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Figure 2 - Zoning Map 
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Figure 3 - Aerial 
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Exhibit D – Disclosure of Ownership  
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Exhibit E – Applicant’s Traffic Justification Statement dated 10/28/2020  
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