


Part I: Future Land Use Map Amendment
• Ordinance 2026-14 – First Reading – Privately-initiated Small-Scale Future Land Use Map

amendment requesting a change of Future Land Use of two (2) parcels from Medium Density
Residential (MDR) to Mixed Use – East (MU-E) at 504 3rd Avenue South and 228 South L Street

Part II: Rezoning
• Ordinance No. 2026-13 – First Reading – Privately-initiated Zoning Map amendment

requesting rezoning of two (2) parcels from Low-Density Multi-Family Residential (MF-20) to
Mixed Use – East (MU-E) (rezoning) at 504 3rd Avenue South and 228 South L Street

504 3rd Avenue South & 228 S L Street



Ordinance Number 2026-14: Privately-initiated Small-Scale Future Land 
Use Map Amendment requesting a change of Future Land Use of two 
parcels from Medium Density Residential (MDR) to Mixed Use – East 
(MU-E) future land use at 504 3rd Avenue South and 228 South L Street. 

Part I: Future Land Use Map 
Amendment



Existing Conditions



Current & Proposed Future Land Use



Background

• The proposed FLUM and Zoning Map amendments include two parcels, 504 3rd

Avenue S and 228 S L Street

• The subject properties currently have a FLU designation of Medium Density
Residential, which is intended “primarily to permit development of two-family and
multi-family structures”

• A four-story Assisted Living Facility is located on the larger parcel at 504 3rd Avenue
South is non-conforming under the current MF-20 zoning district.

• The property located at 228 S L Street provides the required off-street parking for
the Assisted Living Facility and has historically functioned as part of the same
development site

• The applicant is requesting that both properties be amended together

• The applicant has further voluntarily requested re-designation as a contributing
structure to the Southeast Lucerne Historic District (Ordinance 2026-15)



Background
• Properties currently consist of a 4-story, ±15,956 sf, 52 bed Assisted Living Facility  which is considered 

legally non-conforming under current MF-20 regulations

• Property maintains an active LWB Business License, although State authorization to operate an Assisted 
Living Facility on-site is currently revoked. 

• Property currently has limited re-development potential due to its non-conforming size and scale in 
relation to the current MF-20 zoning district; any redevelopment would be under MF-20 regulations which 
would permit a maximum of 7 dwelling units by-right. 

• Amending the Future Land Use of both parcels together would proactively align the current development 
form at the subject site with the adjacent MU-E district located immediately to the east across South M 
Street. This combined amendment would provide an appropriate zoning framework for the existing 
structure and ensure that, if the non-conforming Assisted Living Facility use were to ever lapse in the future 
(subject to the non-conformities regulations as outlined in LDR Sec. 23.5-3), the structure would retain 
viable adaptive-reuse options consistent with its size, scale, intensity, and location



Property History



Density Calculations: MF-20 vs MU-E 

Base Zoning 
(MF-20)

Tier I SBIP & 
Affordable/ 
Workforce 

Housing 
Program 
(AWFH)

Density (max) 
per acre

20 du/acre 23 du/acre

Utilizing Micro-
Units Program

26.6 micro 
du/acre

30.6 micro 
du/acre

Density (max) 
for subject 
property

7 du
8 du + 1 bonus 

units = 9 du

Utilizing Micro-
Units Program

10 micro du
11 du + 1 bonus 
units = 12 micro 

du

Base Zoning (MU-E) Tier I SBIP & 
Affordable/ 

Workforce Housing 
Program (AWFH)

Live Local Act Live Local Act w/ 
AWFH

Density (max) per 
acre

30 du/acre 34.5 du/acre 40 du/acre 46 du/acre

Utilizing Micro-
Units Program

40 micro du/acre 46 micro du/acre 53.33 micro du/acre 61.33 du/acre

Density (max) for 
subject property

11 du
13 du + 1 bonus 

units = 14
15 du

17 du + 1 bonus 
units = 18 du

Utilizing Micro-
Units Program

15 micro du
17 du + 1 bonus 

units = 18 micro du
20 micro du

23 du + 1 bonus 
units = 24 micro du



FLU & Zoning (prior to 2013)



FLU & Zoning (prior to 2013)



Analysis and Staff Recommendation
FLU

• Per the Comprehensive Plan Future Land Use Element Policy 1.1.1.5, The Mixed 
Use-East FLU designation is more appropriate for the subject site because it is 
specifically intended to support a blend of residential, institutional, office, 
service, and commercial uses, whereas the current MDR designation is designed 
to protect medium-density residential neighborhoods from higher-intensity, 
nonresidential development. 

• The City’s Strategic Plan sets goals and ideals for the City’s future vision and lays 
out methods to achieve them. Pillar Two, Section D of the City’s Strategic Plan 
aims to strengthen Lake Worth Beach as a community of neighborhoods by 
preserving character and protecting historic resources. The proposed FLUM will 
support this goal by protecting the existing structure located at 504 3rd Avenue 
South by ensuring that adaptive reuse of the subject site is possible in the event 
that the current non-conforming use lapses. 

• Based on this analysis, the proposed rezoning and FLUM amendment is 
consistent with the City’s Strategic Plan and Comprehensive Plan. 



Level of Service Analysis
The LOS for public facilities is analyzed based on the maximum development potential for the existing and proposed FLU, and 
whether or not each public facility has capacity to accommodate any additional demands. 

Chapter 163 of the Florida Statutes states:

8. Future land use map amendments shall be based upon the following analyses: 
a. An analysis of the availability of facilities and services.
b. An analysis of the suitability of the plan amendment for its proposed use considering the character of the undeveloped 
land, soils, topography, natural resources, and historic resources on site.
c. An analysis of the minimum amount of land needed to achieve the goals and requirements of this section.

An analysis of the availability of facilities and services has been provided in the staff report for both the existing and proposed FLU 
designations, based on the additional 10 units of density that would be provided under the Mixed Use-East Future Land Use 
designation. These calculations are provided based on the Levels of Service outlined in the City’s Infrastructure element of the
Comprehensive Plan. Both State Statute and the City’s requirements for determining level of service do not explicitly contemplate 
any increase in Commercial activity as a basis for increased level of service—calculations are based entirely on underlying density. 

Furthermore, as shown above, any analysis of the suitability of the plan amendment should consider the character of the historic 
resources on site—and therefore must contemplate the existing structure being retained rather than replaced with additional 
development. 

SCAD, Traffic Analysis, and review by applicable City and County service providers are required at Site Plan Review for any future 
redevelopment request. 



Level of Service Analysis
Type of Facility: Existing FLU Designations:

(at 20 du/acre for Medium Density Residential)
Proposed FLU Designations:

(at 30 du/acre for Mixed Use - East)

Drainage 3-year, 1-hour storm duration, as recorded in the FDOT 
Drainage Manual IDF curves, current edition and fully 

contained onsite.

Both FLU designations meet the 3 yr. – 1 hr. drainage LOS requirements. 
Site improvements may be required to provide drainage collection and 

conveyance systems to positive outfall. Any drainage improvements 
would be reviewed under a site plan application. 

Potable Water
105 gpcpd (gallons per capita per day).

Increase in a maximum of approximately 1,029 gallons per day over 
base MF-20 zoning. This is less intensive than the current assisted living 
facility use. The City facilities have available capacity to accommodate 

both FLU designations.

Sanitary Sewer

Collection and treatment of 100 gallons per capita per day at 
secondary treatment level, or 250 gallons per ERU per day.

Increase in a maximum of approximately 980 Gallons per day. This is 
less intensive than the current assisted living facility use. The City 

facilities have available capacity to accommodate both FLU 
designations.

Solid Waste

Collection and disposal of 6.5 pounds of solid waste per capita 
per day.

Increase in solid waste of a maximum of ~12 tons per year. This is less 
intensive than the current assisted living facility use. The Solid Waste 
Authority has available capacity to accommodate the demand of both 

FLU designations.  

Parks
2.5 acres of community parks for every 1,000 persons and 2.0 

acres of neighborhood parks for every 1,000 persons.

Increase in demand is 10 persons assuming maximum density of 30 
du/acre. This is a negligible impact compared to the existing assisted 

living facility’s demand. 

Schools
SCAD determination is required at Site Plan Review SCAD determination is required at Site Plan Review

Traffic

Sec. 23.5-7 requires a minimum of "E" level of service on the 
following "constrained" roadways: Lucerne Avenue,  Dixie 

Highway, Lake Avenue,  10th Ave. N., (west of Dixie 
Highway), Federal Highway, 6th Ave. S. (west of Dixie 

Highway), and I-95.
"C/D" all other structures ("C" average daily volumes/"D" 

peak hour volumes).

This item does not contemplate a redevelopment that would increase
the level of traffic to the subject site. The expansion of the site’s
facilities in the future would be subject to review for traffic concurrency
under a site plan review application to ensure any additional uses and
structures will meet required levels of service by both the City and Palm
Beach County.



Analysis and Staff Recommendation
FLU

• FLUM Analysis
 Consistent with the Comprehensive Plan
 Consistent with the Strategic Plan 
 Sufficient Levels of Service 
 Amendment to Mixed Use-East FLU is more appropriate, as it is 

specifically intended to support a blend of residential, institutional, 
office, service, and commercial uses and supports a variety of adaptive 
re-use opportunities

• Staff recommends that the Commission approve the Future Land Use Map 
(FLUM) amendment of the properties located at 504 3rd Ave South and 228 
S L Street from Medium Density Residential (MDR) to Mixed Use-East (MU-
E).



Potential Motions

On September 9, 2026, the Historic Resources Preservation Board
heard the request and voted 6-0 to not recommend approval to the
City Commission of the proposed Future Land Use Map Amendment.



Potential Motions

I move to APPROVE/DISAPPROVE Ordinance 2026-14 on first reading
and set the second reading and public hearing for November 17, 2026





Future Development Proposal 
Requirements

Sec. 23-4.10. - Off-street parking.
a) General provisions. The following standards shall apply to all parking spaces required for new buildings, new uses, 
additions, enlargements, or changes:

1. Except as otherwise provided in this section, no building shall be erected or moved into a district nor shall 
any building be enlarged by more than twenty-five (25) percent or increased in capacity by adding dwelling 
units, guest rooms, floor area or seats, unless there be provided on the building site, off-street parking 
facilities for the entire building as set forth in this section. A certificate of occupancy for the given structure 
or premises shall be prohibited until the required parking area has been improved, inspected and approved.

f) Minimum parking space requirements by use category.
2. Exceptions. Parking is not required for:

A. Changes in use or occupancy or remodeling of existing buildings which do not increase floor area or 
number of overall existing dwelling units, located outside of the single-family residential SF-R zoning 
district.

B. Changes in use, remodeling, of existing buildings as designated as a contributing structure in one (1) of 
the city's historic districts (as determined by section 23.5-4).

C. A bed and breakfast use proposed in a building designated as a contributing structure in a city historic 
district (as determined by section 23.5-4) is excluded from these off-street parking exceptions unless the 
bed and breakfast is to be established in a single-family residence whereby parking shall be provided in 
accordance with these LDRs.

https://library.municode.com/fl/lake_worth_beach/codes/code_of_ordinances?nodeId=PTIICOOR_CH23LADERE_ART5SURE_S23.5-4HIPR
https://library.municode.com/fl/lake_worth_beach/codes/code_of_ordinances?nodeId=PTIICOOR_CH23LADERE_ART5SURE_S23.5-4HIPR
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