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May 1, 2023           Sent via e-mail: MichaelS@schickedanzfl.com 
 
Michael J Smolak 
Vice President  
Schickedanz Building Group 
8144 Okeechobee Boulevard, Suite B 
West Palm Beach, Florida 33411  
 
Re: Islepointe – Comprehensive Plan Amendment Traffic Analysis 

PCN 73-41-44-26-08-005-0000 
 
Dear Mike, 
 
JFO Group Inc. has been retained to evaluate a traffic impact analysis to determine compliance with 
The Village of Wellington (VOW) Comprehensive Plan, and Wellington Traffic Performance Standards 
(TPS) - Article 9 of the Unified Land Development Code (ULDC). 
This traffic statement is associated with the Comprehensive Plan 
Amendment (CPA) application associated with the Islepointe 
project.  
 
The subject site is located at the northeast corner of 120th Avenue 
and 50th Street in the Village of Wellington, Florida. Figure 1 shows 
the project location in relation to the transportation network. 
Parcel Control Number associated with this project is 73-41-44-26-
08-005-0000. Parcel information from the property appraiser’s 
office associated with the proposed development is included as 
Exhibit 1.  
 
Currently, the subject property contains a Future Land Use (FLU) 
designation of Community Commercial (CC) and is located 
within the Planned Unit Development (PUD) Zoning district. The 
site falls within the Urban Services Boundary (USB) and was 
previously approved as part of the Islepointe PUD under 
Resolution R-99-85 (Petition DOA 6-2-99) as an equestrian center 
pod allowing up to 2 acres of equestrian-related commercial 
uses with the remaining other 8 acres able to be utilized for other 
private or public equestrian uses, such as commercial stables, 
show rings, riding rings, of fields, paddocks and other equestrian 
uses. Exhibit 2 includes a copy of Resolution R-99-85 while Exhibit 
3 includes a copy of the latest approved Master Plan. 
 
A land use change amendment from the current Community 
Commercial (CC) to Residential Category C (maximum of 3 dwelling units per acre) is being requested. 
Under the most intense use in the current FLU designation, the site can accommodate 30,4921 SF of 
Office uses and 6052 Stalls while under the most intense use in the proposed FLU the site can 
accommodate 30 Single Family homes. However, the project is proposing a limitation of 27 Single 
Family Homes on the subject site. 

 
1 30,492 SF = 2 Acres X 43,560 SF X 0.35 FAR 
2 605 Stalls = 8 Acres X 43,560 SF X 0.25 Building Coverage / (12 ft X 12 ft) 

 
Figure 1 : Project Location 
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Project trip generation rates used for this analysis were based on PBC Trip Generation Rates dated July 
25, 2022, and trip generation rates previously approved in the Village of Wellington. Table 1 shows the 
rates used in order to determine the trip generation for Daily, AM, and PM peak hour conditions.  
 

Table 1: Trip Generation Rates 

Land Use ITE 
Code Daily 

AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

Stalls VOW 1.62 60% 40% 0.15 40% 60% 0.15 

General Office 710 10.84 88% 12% 1.52 17% 83% 1.44 

Single Family 210 10.00 26% 74% 0.70 63% 37% 0.94 

 
Table 2 summarizes the net Daily, AM, and PM peak trips potentially generated by the current and 
proposed FLU. According to Table 2, both Daily and Peak-Hour traffic generated by the Proposed 
Maximum Intensity is lower than the traffic generated by the current FLU. Furthermore, pursuant to Part 
Two: Links requirements and according to the ULDC, Article 9 – Chapter 4, Section 9.4.2. Wellington 
Roads with more than one percent (1%) of the adopted LOS thresholds shall meet the adopted LOS. 
 

Table 2: Trip Generation 

Land Use Intensity Daily 
Traffic 

AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

Exist ing Future Land Use 

Stalls 605 Stalls 980 55 36 91 36 55 91 

General Office 30,492 SF 331 40 6 46 7 37 44 

 1,311 95 42 137 43 92 135 

Pass-By  

General Office 10% 33 4 1 5 1 3 4 

Net Exist ing FLUA Traff ic  1,278 91 41 132 42 89 131 

Proposed Future Land Use (Proposed Intensity) 

Single Family 27 DUs 270 5 14 19 16 9 25 

Net Proposed Traffic 270 5 14 19 16 9 25 

Net Traffic (1,008) (86) (27) (113) (26) (80) (106) 

 
Table 3 includes the traffic assignment for Wellington Roads while Figure 2 shows the project traffic 
assignment within the Village of Wellington roads. Table 4 and Table 5 summarize both AM and PM 
peak-hour peak-direction traffic conditions on Wellington Links significantly impacted at project 
buildout.   



Roadway From To Ln Class LOS       
Capacity

Traffic 
Assignment

Project    
Traffic 

Traffic     
Impact

50th Street South Shore Blvd 120th Avenue 2L II 640 18% 3 0.47%
50th Street 120th Avenue Site Access 2L II 600 30% 5 0.83%
50th Street Site Access Wellington limits 2L II 600 70% 11 1.83%

120th Avenue 50th Street South Lake Worth Rd 2L II 640 12% 2 0.31%
120th Avenue Lake Worth Rd Pierson Rd 2L II 640 5% 1 0.16%

Aero Club Drive Greenbriar Blvd Binks Forest Dr 2L I 880 1% 0 0.00%

Big Blue Trace South Shore Blvd Wellington Trace 2L I 880 1% 0 0.00%
Big Blue Trace Wellington Trace Paddock Drive 2L I 880 1% 0 0.00%

I 880 1% 0 0.00%
I 2,000 1% 0 0.00%

Binks Forest Drive Greenview Shore Blvd Southern Blvd 4LD I 2,000 2% 0 0.00%

Birkdale Drive Forest Hill Blvd Wellington Trace 2L I 880 1% 0 0.00%

Flying Cow Ranch Rd 2L I 880 0% 0 0.00%

Forest Hill Blvd Southern Blvd Wellington Trace N 6LD I 3,020 1% 0 0.00%
Forest Hill Blvd Wellington Trace N Wellington Trace S 4LD I 2,000 1% 0 0.00%

4LD I 2,000 1% 0 0.00%
6LD I 3,020 1% 0 0.00%

Forest Hill Blvd South Shore Blvd Stribling Way 6LD I 3,020 1% 0 0.00%
Forest Hill Blvd Stribling Way SR-7 6LD I 3,020 1% 0 0.00%

Greenbriar Bvd Aero Club Drive Wellington Trace 2L II 800 1% 0 0.00%
Greenbriar Bvd Wellington Trace Greenview Shore Blvd 2L II 800 1% 0 0.00%

Greenview Shore Blvd Binks Forest Dr Paddock Drive 2L I 880 1% 0 0.00%
Greenview Shore Blvd Paddock Drive Wellington Trace 2L I 880 1% 0 0.00%
Greenview Shore Blvd Wellington Trace Greenbriar Blvd 4LD I 2,000 1% 0 0.00%
Greenview Shore Blvd Greenbriar Blvd South Shore Blvd 4LD I 2,000 1% 0 0.00%

Lake Worth Road South Shore Blvd 120th Avenue 2L I 880 4% 1 0.11%
Lake Worth Road 120th Avenue Isles Blvd 4LD I 2,000 2% 0 0.00%
Lake Worth Road Isles Blvd SR-7 4LD I 2,000 1% 0 0.00%

Paddock Drive Wellington Trace Greenview Shore Blvd 2L II 640 1% 0 0.00%
Paddock Drive Greenview Shore Blvd Big Blue Trace 2L II 600 1% 0 0.00%

Pierson Rd Ousley Farms Rd South Shore Blvd 2L II 800 1% 0 0.00%
Pierson Rd South Shore Blvd 120th Ave 2L II 800 2% 0 0.00%
Pierson Rd 120th Ave Fairlane Farms Rd 2L II 800 3% 0 0.00%

South Shore Blvd 50th St Lake Worth Rd 2L II 640 9% 1 0.16%
South Shore Blvd Lake Worth Rd Pierson Rd 2LD II 840 3% 0 0.00%
South Shore Blvd Pierson Rd Greenview Shore Blvd 4LD I 2,000 4% 1 0.05%
South Shore Blvd Greenview Shore Blvd Big Blue Trace 4LD I 2,000 2% 0 0.00%
South Shore Blvd Big Blue Trace Forest Hill Blvd 4LD I 2,000 1% 0 0.00%

Stribling Way Forest Hill Blvd Fairlane Farms Rd 2L I 880 1% 0 0.00%
Stribling Way Fairlane Farms Rd SR-7 2L I 880 1% 0 0.00%
Stribling Way SR-7 Lyons Rd 2L I 880 1% 0 0.00%

Wellington Trace Greenbriar Bvd Paddock Drive 2L II 800 1% 0 0.00%
Wellington Trace Paddock Drive Greenview Shore Blvd 2L II 800 1% 0 0.00%
Wellington Trace Greenview Shore Blvd Big Blue Trace 4LD I 2,000 1% 0 0.00%
Wellington Trace Big Blue Trace Forest Hill Blvd 4LD I 2,000 1% 0 0.00%
Wellington Trace Forest Hill Blvd Birkdale Dr 2L I 880 1% 0 0.00%

IN OUT IN
5 14 16 9

South of Southern Blvd 

Forest Hill Blvd Wellington Trace S South Shore Blvd

AM PM

Big Blue Trace Paddock Drive Southern Blvd

Table 3: Wellington Roads - Project Impact

OUT

2L/4L
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Table 4: Part Two – Wellington Links – AM Peak Hour 

Road From To  Ln 
AM 2019 
Traffic1 

2025 Background 
Traffic2 Wellington Preserve 

2025 Background 
Traffic (1%) + 

Approved 

Total Traffic 
Without Project Project 

Assignment 
Project Traffic Total Traffic 

With Project 
Peak 

Direction 
Service 
Volume 

V/C 

NB/EB SB/WB NB/EB SB/WB NB/EB SB/WB NB/EB SB/WB NB/EB SB/WB NB/EB SB/WB NB/EB SB/WB 

50th Street 120th Avenue Site Access 
2L 355 268 377 284 6 6 383 290 383 290 

30% 2 4 385 294 
600 

0.64 

50th Street Site Access Wellington limits 70% 10 4 393 294 0.66 

I S L E P O I N T E  A T
O R A N G E  P O I N T  P U D In Out 

AM Peak Hour Traffic 5 14 

Table 5: Part Two – Wellington Links – PM Peak Hour 

Road From To  Ln 
AM 2019 
Traffic1 

2025 Background 
Traffic2 Wellington Preserve 

2025 Background 
Traffic (1%) + 

Approved 

Total Traffic 
Without Project Project 

Assignment 
Project Traffic Total Traffic 

With Project 
Peak 

Direction 
Service 
Volume 

V/C 

NB/EB SB/WB NB/EB SB/WB NB/EB SB/WB NB/EB SB/WB NB/EB SB/WB NB/EB SB/WB NB/EB SB/WB 

50th Street 120th Avenue Site Access 
2L 260 276 276 293 10 6 286 299 286 299 

30% 5 3 291 302 
600 

0.50 

50th Street Site Access Wellington limits 70% 6 11 292 310 0.52 

I S L E P O I N T E  A T
O R A N G E  P O I N T  P U D In Out 

PM Peak Hour Traffic 16 9 

1 Link Volumes were calculated from Turning Movement Counts at 50th St & SR-7. See Exhibit 6. 
2 Calculated GR=-0.04%. Therefore, a conservative 1% was used in this analysis. See Exhibit 5. 
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As shown in Table 4 and Table 5, Wellington links with an impact of more than one percent (1%) will 
meet the adopted LOS. Part Two: Links has been met.   
 
The proposed change from the current Community Commercial (CC) FLU to Residential Category C 
(maximum of 3 dwelling units per acre) FLU with a proposed intensity of 27 single family homes will not 
generate additional traffic. The proposed changes to the Islepointe property have been evaluated 
following The Village of Wellington Comprehensive Plan, and Wellington Traffic Performance Standards 
- Article 9 of the Unified Land Development Code. This analysis shows that all Wellington Roadway Links 
impacted by the proposed Future Land Use Amendment will be in compliance with The Village of 
Wellington Comprehensive Plan, and Wellington Traffic Performance Standards - Article 9 of the Unified 
Land Development Code. 
 
Sincerely,  
 
J F O  G R O U P  I N C  
COA Number 32276 
 
 
 
 
 
 
 
 
 
 

 
Enclosures:     Exhibit 1: Property Appraiser    

Exhibit 2: Resolution R-99-85 
Exhibit 3: Approved Master Plan  
Exhibit 4: Trip Generation Rates 
Exhibit 5: Growth Rate 
Exhibit 6: Link and Intersection Counts  
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