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CALTRAN Engineering Group, Inc. (CALTRAN) was retained by your office to evaluate 

the adequacy of the Traffic Impact Statement (TIS) prepared for the proposed Wellington 

North and South development prepared by Simmons & White dated May 8, 2023 and 

November 8, 2022, respectively.  

Wellington North 

The development is planned to be located on the northeast corner of South Shore 

Boulevard and Pierson Road in the Village of Wellington Florida.  

The site for the proposed development comprises 101.74 acres that includes the Coach 

House (aka The Player’s Club), which is an approved unbuilt residential project, the polo 

fields at White Birch, and the current Equestrian Village that hosts dressage, jumper 

derbies, grand prix events, horse exhibitions, and equestrian clinics. 

It is proposed to redevelop the 101.74 acres with a residential community of 300 dwelling 

units with ancillary recreational facilities that include a 10-hole golf course and a multisport 

complex that are intended to be available for the Wellington North and South 

developments.  

Wellington South 

The development is planned to be located on the northwest corner of South Shore 

Boulevard and Lake Worth Road/40th Street in the Village of Wellington Florida. The site 

for the proposed development comprises 288.11 acres that are currently vacant and it is 
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proposed to develop the site with 173.46 acres of Residential C that allows three dwelling 

units per acre and an Equestrian Recreational facility of 114.65 acres.   

Although the Wellington South is a separated proposed development a combined 

application is proposed to the Village of Wellington.  

The Traffic Impact Statement for the Wellington North conducted by Simmons & White 

concluded the following: “The proposed redevelopment will result in a decrease in trips 

for the proposed change in future land use based on the restricted maximum potential. 

The Master Plan will also result in a reduction of trips from the vested use. Therefore, the 

proposed project meets the Traffic Performance Standards of both Palm Beach County 

and the Village of Wellington.” 

Similarly, the Traffic Impact Statement for the Wellington South concluded the following: 

“A review of the impacted roadway segments and intersections reveal that the proposed 

development meets the requirements of the Village of Wellington Traffic Performance 

Standards with the intersection improvements identified within this report.” 

Based on our assessment, the Traffic Impact Statements prepared for the proposed 

Wellington North and South developments do not meet Palm Beach County Traffic 

Performance Standards (TPS).  

In addition, the proposed developments traffic analysis presents a concerning issue for 

residents and neighbors of the area due the development’s traffic impacts to the 

surrounding transportation network. Consequently, this memorandum evaluates the 

adequacy of the proposed developments and to serve as peer review to the mentioned 

TIS reports.  

As part of this effort all information and data collected or used by Simmons & White such 

as existing traffic data, growth rate, trip generation, distribution, and capacity analysis 

results were reviewed. The comments and concerns are highlighted in this memorandum. 

This peer review concludes that the following aspects should be re-visited as part of the 

applicant TIS and the Village of Wellington’s review process due to: 

• Adequacy of traffic data

• Applicability of trip generation rates/equations and assumptions

• Accuracy of growth rate calculations, trip distribution, and trip assignment

• Efficiency of proposed improvements

• Undermining traffic impacts and project significance
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1. BACKGROUND 

Wellington North 

The proposed development is planned to be located on the northeast corner of South 

Shore Boulevard and Pierson Road in the Village of Wellington, Florida. The site consists 

of 101.74 acres that includes the Coach House (Player’s Club), which is an approved 

unbuilt residential development, the polo fields at White Birch, currently closed, and the 

Equestrian Village.  

In 2019, comprehensive and master plan amendments were approved for the Coach 

House, a 5.58-acre property for Residential F land use that allows a maximum of 12 

dwelling units per acre. To date, the demolition of the Player’s Club building is the only 

activity that has been completed.  

Currently, the site is only occupied by the Equestrian Village, an Equestrian Recreational 

facility that hosts dressage, jumper derbies, grand prix events, horse exhibitions, and 

equestrian clinics. 

The Equestrian Village consist of the following: 

Existing development: 

▪ 352 stables, Exhibitor – 25 Trailers, Event – 500 spectators, and Staff – 30 officials 

The proposed development will consist of following land uses and intensities: 

Proposed development: 

▪ 300 Residential  

The latest application shows 250 dwelling units - 22 single family, 28 single family 

attached, and 200 multi-family condo. 50 units are invested in the Coach House 

property which is not a part of the new application but still results in 300 units  

▪ Golf Course – 10 holes 

▪ Multisport complex – 79,924 square feet 

CALTRAN is also aware that this project is being revised regarding a reduction in number 

of units as part of the last submitted information. 
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Figure 1 shows the location of the project site, the existing, and proposed land uses. 

 

 

 

 

 

 

 

 

 

Existing Site 

 

 

 

 

 

 

 

 

 

Proposed Development 

Figure 1. Wellington North Existing and Proposed Development 
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Wellington South 

The proposed development is planned to be located on the northwest corner of South 

Shore Boulevard and Lake Worth Road/40th Street in the Village of Wellington Florida. 

The site consists of 288.11 acres of vacant land.  

The land use designation of the vacant land is described as follows: 

▪ 5.30 Acres (92,347 sf) of Commercial land use 

▪ 282.81 Acres of Residential B (allows one dwelling unit per acre).  

The proposed development will consist of the following land uses and intensities: 

Proposed development: 

▪ 197 single family dwelling units (173.46 Acres)  

The latest application shows 114 single family = 5 - four-acre farms and 109 half 

acre lots (Parcel E) Reserve units have been dropped out of the PUD 

▪ Equestrian Recreational Facility and Expansion of the Wellington International 

Equestrian Center - 114.65 Acres (5,000 attendees’ weekday & 7,000 attendee’s 

Saturday) 

 

The planned expansion of the Wellington International Equestrian Center will 

consist of up to 1,500 equestrian stalls, 9 competition rings with schooling areas, 

an international equestrian stadium with schooling area, derby field with schooling 

area, and lunging rings with schooling areas. However, the conceptual design site 

plan does not provide details for POD F.  

CALTRAN is also aware that this project is being revised regarding a reduction in number 

of units as part of the last submitted information. 

Figure 2, on the following page, shows the location of the project site, the existing, and 

proposed land uses. 
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Proposed Development 

Figure 2. Wellington South Existing and Proposed Development 
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2. ADEQUACY ASSESSMENT  

2.1 TRAFFIC DATA  

Traffic Peak Season (Wellington North): Traffic peak season in the area is associated 

with special events held by the existing equestrian facilities. The Global Dressage Festival 

runs from January to March every year. This topic applies to both developments. 

Traffic Peak Season (Wellington South): Traffic peak season in the area is associated 

with special events held by the Palm Beach International Equestrian Center (PBIEC). This 

facility hosts hunter/jumper horse shows year around. However, the busiest event is the 

Winter Equestrian Festival that runs from January to April. 

A major issue associated with the traffic data used in both TIS reports was identified. 

Peak Hour Traffic counts used in the analyses do not meet Article 12 of the Palm Beach 

County Traffic Performance Standards – Chapter C, Section 1, C – Traffic Volume 

Components. Page 23 reads: 

Peak Hour Traffic, two-way and directional shall be counted by PBC during the 

Peak Season as defined in this Article. Where current data (collected no more than 

30 months prior to submittal of the Traffic Impact Study) are not available the 

Project shall conduct counts or upon approval by the County Engineer may 

establish the Peak Hour Traffic using approved K and D factors. [Ord. 2007-013]. 

As shown in the images below, traffic counts use in the reports were collected in January 

2018 and the first draft of the report was submitted on July 21,2022. This indicates that 

counts were collected 53 months before the first draft of the report was submitted. Thus, 

traffic data used in the report is outdated and does not comply with the 30 months 

requirement established by Palm Beach County TPS. 
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Although intersection turning movement counts collected by Palm Beach County Traffic 

Division (PBCTD) after March 11, 2020 and 2021 are available, it is advised by the County 

not to use those counts in traffic impact studies since the counts may have COVID-related 

travel disruption impacts. Thus, PBCTD counts cannot be used. 

Since all capacity analyses were conducted using outdated data, the analysis results are 

not accurate and should not be accepted. The applicant had enough time to gather more 

current traffic data considering the relevance of this project. 

2.2 TRIP GENERATION   

The trip generation calculations do not comply with Article 12 of the Palm Beach County 

Traffic Performance Standards - Chapter C, Section 1, C – Traffic Volume Components, 

2. Trip Generation. Page 23 reads: 

Traffic generated by the Project shall be computed in the following manner:  

a. Rates to estimate daily and peak hour trips generated from the Project, trip 

rates published on the PBC Traffic Engineering website shall be used. If the 

use in the proposed Project is not listed in the PBC Traffic Engineering website 

Trip Generation tables, then the latest available Trip Generation Manual 

published by the Institute of Transportation Engineers (ITE) shall be used.  

A prior consultation with the County Traffic Engineer is required before using 

trip rates, other than that published on the PBC Traffic Engineering website. If 

the Applicant feels that any other method to estimate trips would provide more 

realistic trip estimate for the proposed Project, prior consultation and approval 

from the County Engineer is required. [Ord. 2014-025]. 

Wellington North  

As noted in Tables 1, 2 and 3 of the TIS report ITE Land use code 411 (Public Park) and 

ITE Land use code 435 (Multipurpose Recreational facility) were used in the trip 

generation calculations. In addition, it is noted at the end of Table 3 calculations for the 

AM Peak hour trips associated with the Multipurpose Recreational facility were based on 

a Trip Generation Study conducted from a Boomers facility, which is an indoor arcade 

entertainment establishment.     

These land uses are inappropriate because they do not realistically reflect the actual 

purpose of the existing land use. The existing land use is an Equestrian Recreational 

Facility where horse competition/exhibition activities or events are held, which deviates 

significantly from the land uses selected to describe existing conditions as noted below 

for which those land uses do not present correlation to equestrian facilities or events. 

Excerpts from the ITE Trip generation handbook are presented below. 
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As shown above horse-related activities are not mentioned in the description for Land 

Use codes 435 and 411. In contrast, the description for Land Use 452 – Horse Racetrack 

indicates that the facility includes spectator seating, areas for refreshment, horse stables, 

and sometimes housing for workers. These activities are more in alignment with the 

existing land use. Please see reference to the image below for more details. 

 

 

 

 

 

 

 

The image on the next page, shows the trip generation calculations summarized in Tables 

1 through 3 of the TIS report and highlights the incorrect land use designations applied in 

the trip generation calculations for existing conditions.    
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The trip generation analysis for Wellington North includes assumptions with no other 

purpose than to reduce the estimated intensities in number of gross trips for future 

conditions. These assumptions are speculative without analytical support documented. 

The assumptions are as follow:  

• The golf course and sports complex are not open to the public and will only be 

available for residents of Wellington North and South. The golf course and 

recreational facility center rates are reduced by 50% and 25% to account for 

employees, very limited club members from outside Wellington North and 

Wellington South, and Wellington South residential trips.  
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A Trip generation comparison was performed between the trip generation calculations 
approach from the Simmons & White TIS report and trip generation rates using two 
approaches as follows:  

The first approach was to calculate the trip generation based on a land use that is 
correlated to equestrian activities (Horse Racetrack - LUC 452) - Peer Review Approach 
1.  

The second approach was to calculate the trip generation using the rates obtained from 
the Equestrian Village Traffic Study conducted by MTP Group, dated August 22, 2013 – 
Peer Review Approach 2.  

It is important to mention that the MTP Group traffic study was prepared in 2013 for the 
approval of the current Equestrian Village Development, which is the subject site. Below 
is an image of the trip generation results from the MTP Traffic Study. 
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Results of the trip generation comparison are summarized in the table below.  

Trip Generation Comparison - Maximum Potential Development Plan 
(Wellington North) 

 

 

 

 

 

 

 

 

 

 

 

 

As shown in the table, the trip generation calculations from the TIS report used public 
park and multipurpose recreational facility as the existing land use. This approach 
overestimates the number of trips generated by the existing facility in comparison with a 
trip generation rate for equestrian facilities (i.e., Horse Racetrack) or the rates from the 
MTP Group Traffic Study and therefore misrepresents the actual existing condition, which 
implies that the proposed future development is expected to generate only 652 net new 
daily trips.  

The calculations from the Peer Review for Approach 1 indicate that the proposed future 
development is expected to generate a maximum of 4,779 net new daily trips, if the ITE 
trip generation rates from Racetrack are used to calculate the number of trips for the 
existing land use.  

Similarly, the Peer Review for Approach 2 indicates that the proposed future development 
is expected to generate a maximum of 3,556 net new daily trips, if the rates from the MTP 
Group Traffic Study are used to calculate the number of trips for the existing land use. 
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These discrepancies indicate that calculations from Simmons & White reduced the 
number of trips by as much as 86% (652 versus 4,779 trips per day) when compared to 
Peer Review Approach 1 and by as much as 82% (652 versus 3,556) when compared to 
Peer Review Approach 2. This clearly shows manipulation of rates to steer the 
calculations to a lower number of net new trips to be generated by the re-development. 

Similarly, the applicant’ trip generation comparison was conducted between the two 
mentioned approaches against the restricted potential development program as shown 
below. 

Trip Generation Comparison – Restricted Potential Development Plan   
(Wellington North) 

 

 

As shown in the table above, the calculations from the applicant TIS report indicate a 
reduction in the net new trips for the proposed future development. The reduction is 1,390 
daily trips. These results show a misleading advantage of the proposed future 
development because: 1) incorrect land uses were used to estimate the number of trips 
for the existing land use and 2) unjustified/unapproved rate reductions of 50% and 25% 
were applied to the golf course and recreational community center.   
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The outcomes of the trip generation calculations using Peer Review Approach 1 and 2, 
contradict the results of Simmons & White. Based on the Peer Review analysis, the 
proposed future development is expected to actually increase the number of trips by a 
maximum of 6,243 daily trips. This indicates that the calculations from Simmons & White 
reduced the number of trips by as much as 122% (i.e., -1,390 from S&W versus 6,243 
from Peer Review). It is important to mention also that the trips credited by the pre-
approved dwelling units are included in the peer-review analysis. 

In conclusion, the Simmons & White approach to trip generation portrays is a 
misrepresentation of the current conditions with a purpose to over-escalate the current 
traffic demands of the existing site in order to obtain credit for future trips and/or to imply 
that future re-development net new trips added to network are fewer or negative in 
comparison to the existing conditions.  
 
A further review of the Land Use Plan Amendment (LUPA) Trip Difference, identified the 

following discrepancies: 

                       S & W Approach                                           Peer Review Approach 1  

 

 

Peer Review Approach 2 

 

 

Based on the calculations from Simmon and White, the proposed change in land use will 
result in a decrease in the number of daily trips (1,390 tpd) therefore, the long range (Year 
2045) is satisfied. This statement is inaccurate since the calculations through Peer 
Review approaches revealed the opposite. It is concluded that the proposed change in 
land use will result in an increase in the number of trips (+6,243 tpd) under the Peer 
Review Approach 1 and an increase of 5,020 tpd under Peer Review Approach 2.  
 
The Land Use Plan Amendment (LUPA) analysis is supported by the Palm Beach County 

Traffic Performance Standards (TPS) which aims to identify which potential links of the 

network could be considered critical and the applicant should mitigate if capacity is 

exceeded. The TPS analysis consider two tests as described below. 
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As part of the application, Simmons & White concluded that test 1 was not required as a 

“decrease” in daily trips is expected. Thus, only the Five-Year Project Significance 

Analysis for the AM peak hour is needed. However, the results of the peer review trip 

generation comparison revealed the opposite. Because daily trips are expected to 

increase and therefore, Test 1 is required; also, the Five-Year Project Significance 

Analysis for PM Peak is required, as the number of trips is expected to increase. 

Once the analysis is performed using the calculated maximum of AM peak hour trips (389 

vph) as obtained through the peer review approach, the results will show change and 

additional links will reach a significant level, as point-out in the following table. 

 

These results also shows that Simmons & White did not consider several links to be 

significant due to the use of reduced number of trips in the estimation of segment 

significance. The table highlight links that were not considered in the applicant TIS report 

as significant and that must likely they are once the proper trip generation rate are 

assessed. 
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Wellington South 

The tables below show that the trip generation rates for the proposed showgrounds were 

derived from counts collected at the PBIEC in 2016 and information from the PBIEC Trip 

Generation Study conducted by MTP Group dated August 5, 2013. This is awkward as 

this same report should be applicable to Wellington North. 

The traffic data used in the trip generation calculations is outdated since additions and/or 

modifications were implemented to the PBIEC venue between 2016 and 2022. The 

number of trips entering and exiting the venue have changed. Therefore, the data used 

to derive trip generation rates should not be accepted.  Moreover, the critical aspect of 

this project is not the residential development but the showgrounds. Please note that 79% 

of net trips of this project can be attributed to the showground site for which the applicant 

has not provided a site plan. 

 

 

 

 

 

 

 

 

 

As part of the showgrounds, the trip generation for the Saturday peak hour was calculated 

using a lower number of spectators (5,000), as the proposed development plan indicates 

that the overall new equestrian venue will be able to serve up to 15,000 spectators for 

Saturday peak events.   

Next, the applicant TIS indicated that additional trips generated by the proposed 

showgrounds were based on an increase of 7,000 spectators because the Saturday peak 

season counts were collected previously as part of the Village Study which already 

accounts for Saturday event traffic. This transposition of 2013’s Saturday volumes to 

today’s conditions is not a reasonable approach since those Saturday counts are 

considered outdated and traffic conditions have changed; also, the PBIEC facility has 

changed due to implementation of additions/modifications to the venue.  
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It is also important to show that the trip generation calculations for the Maximum Potential, 

summarized in Tables 4 through 6 do not apply internalization reductions, while the 

calculations for the Restricted Potential, summarized in Tables 7 through 9 apply 

internalization deductions. The purpose of those discrepancies is to mislead that the 

applicant’s proposed development plan is more beneficial than the maximum 

development potential resulting in a decrease in the number of new trips. Note the 

discrepancies highlighted in the images below. 
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2.3 GROWTH RATE 

The area growth rate calculations do not appear to be accurate for these projects; this 

topic is applicable for both North and South projects. The following issues were identified: 

• The studies did not use the latest traffic data from the Palm Beach County TPS 

database.  

 

 
 

• As shown in the above table, the area wide grow rate calculations did not utilize 

consecutive historical peak season traffic counts. The calculations were performed 

missing 2015, 2016, and 2017 peak season traffic counts. While consecutive 

historical peak season traffic counts from 2018 to 2023 are available in the Palm 

Beach County TPS database the report does not explain why the latest counts 

were not used.   
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Also shown in the table, growth rate calculations used were determine missing 

2013 traffic information for Pierson Road, Lake Worth Road, Stribling Way, 

Greenview Shores Boulevard, Wellington Trace, Greenbriar Boulevard, Aero Club 

Drive, Paddock Drive, 120th Avenue, and 50th Street. 

 

• Another aspect is the fact that the studies did not consider the use of the Southeast 

Florida Regional Planning Model (SERPM) to estimate the area growth rate. The 

SERPM is a more precise tool available to be utilized during planning stages of 

new projects. 

 

• A review of population growth for the Village of Wellington also revealed that 

population grew at average rate of 2.6% (see graphic in the next page).  

 

 

 

 

 

 

 

 

 

 

 

 

 

This growth indicates once again that the area growth rate of 1.29% estimated in the 

reports is inaccurate and unrealistic. 

 

2.4 TRIP DISTRIBUTION AND TRIP ASSIGMENT    

The purpose of Trip Distribution and Trip Assignment are to allocate the net future trip 

generation into the network. This effort is to follow a logical approach based on 

knowledge of the network, trip selection mechanisms of the drivers, and nowadays 

supported by the regional planning model. 

 

 

https://www.bing.com/ck/a?!&&p=529c2aacc20872acJmltdHM9MTY5MTk3MTIwMCZpZ3VpZD0yZWJiZjFjMC0wZDc2LTYzZDEtMDI5MC1lMGViMGNjODYyNzUmaW5zaWQ9NTE4NA&ptn=3&hsh=3&fclid=2ebbf1c0-0d76-63d1-0290-e0eb0cc86275&psq=SERPM+model+&u=a1aHR0cHM6Ly93d3cuZnN1dG1zb25saW5lLm5ldC9pbmRleC5waHA_L21vZGVsX3BhZ2VzL21vZEQ0NC9pbmRleC8&ntb=1
https://www.bing.com/ck/a?!&&p=529c2aacc20872acJmltdHM9MTY5MTk3MTIwMCZpZ3VpZD0yZWJiZjFjMC0wZDc2LTYzZDEtMDI5MC1lMGViMGNjODYyNzUmaW5zaWQ9NTE4NA&ptn=3&hsh=3&fclid=2ebbf1c0-0d76-63d1-0290-e0eb0cc86275&psq=SERPM+model+&u=a1aHR0cHM6Ly93d3cuZnN1dG1zb25saW5lLm5ldC9pbmRleC5waHA_L21vZGVsX3BhZ2VzL21vZEQ0NC9pbmRleC8&ntb=1
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Wellington North 

The following issues were identified: 

• The TIS report does not describe the approach used to develop the project 

distribution and assignment. The project distribution is referenced on Page 6 and 

presented in the image below. However, there is no graphic display of the trip 

assigned to each roadway impacted by the project trips.  

 

• The report does not provide information to verify the adequacy of the trip 

distribution percentages. The source or process undertaken to develop the 

percentages is not clear. Moreover, some percentages appear to be incorrect. For 

instance, 15% of trips were assigned to/from the northwest via Greenview Shore 

Boulevard. This percentage is extremely high when compared with a distribution 

obtained by running SERPM as shown in the figure below. Note that the model 

estimates a percentage that is less than 1% coming/departing from the northwest.  
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• The project driveway trip assignments also present inconsistencies. Note that 20% 

of the project trips exiting the proposed site were assigned to the service driveway 

that is supposed to be used by employees only. This 20% percentage is the same 

percentage assigned to the driveway located at the east that is intended to be used 

by residents and visitors (refer to image below for details).  

 

Wellington South 

The following issues were identified: 

• The applicant TIS report does not describe the approach used to develop the 

project distribution and assignment for each of the land uses. The project 

distribution is referenced on Page 7 and presented in the images below. However, 

there is no graphic display of the trip assigned to each roadway impacted by the 

project trips. Moreover, some percentages appear to be incorrect. For instance, 

15% of the showground’s trips were assigned to/from Palm Beach Point 

Boulevard. This percentage is extremely high when compared with a distribution 

for the WSW direction obtained by running SERPM. 
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Both projects trip distribution and assignment were unclearly developed without using a 

logical supported approach that could provide rational in the trip distribution and 

assignment. Not having an adequate approach trip distribution impact into the network 

and at the intersections could be misleading by over-estimating the trips in low-volume 

roads and under-estimating the trips in high demand roads, which ultimately distort the 

results of the traffic impact.  

2.5 CAPACITY ANALYSIS AND ROADWAY IMPROVEMENTS 

The purpose of a capacity analysis is to provide information about the existing and future 

conditions network operations and consider performance measures such as level of 

service, volume/capacity and speed to establish potential off-site improvements 

necessary to mitigate traffic impacts.  

It is important to note that as the baseline conditions presented as part these TIS for both 

developments are questionable as it has been commented in the trip generation, LUPA , 

trip distribution and trip assignment analyses sections, the operational analysis and 

proposed improvements will be falling short as the intensity of the key intersections could 

be much higher than those presented by the applicant traffic studies.  

Wellington North/South 

A review of the capacity analysis results revealed the following issues: 

• Because traffic data was not collected recently, intersection capacity analyses for 

existing conditions (year 2022) were not performed. The study does not establish 

a baseline of current operating conditions to determine if intersections are failing 

due to existing traffic conditions or future traffic growth and/or traffic from 

committed developments.  

 

Table 2 Summarizes the roadway conditional improvements identified as 

background improvements and provides comments on constructability and traffic 

issues.  
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Table 2 –Offsite Conditional Improvements. 

 

Improvement Comments 

1. Exclusive eastbound and westbound left-

turn lanes at Pierson Road and South 

Shore Boulevard.  

Implementation: No build 

Notes: Payment in lieu of construction  

Background improvement identified in 

2013 under the approval of Equestrian 

Village. Lack of traffic data do not facilitate 

an informed decision to determine whether 

these improvements will suffice to alleviate 

current traffic conditions  

2. Exclusive eastbound and westbound 

right-turn lanes at Pierson Road and South 

Shore Boulevard.  

Implementation: As part of the left-turn lane 

improvements project   

 

Plans from Sexton Engineering plans do 

not identify right-turn lanes. The project 

study identifies the need for 

improvements. However, it is stated that it 

is a background improvement and not 

needed due to the project impacts 

3. Traffic signal or roundabout at Lake 

Worth Road and 120th Avenue 

Implementation: No build   

Notes: 1.3% Proportional share 

Improvement identified in the study.  

Proportionate share calculations are 

included. Applicability and constructability 

have not been evaluated. The intersection 

is expected to be impacted by both the 

developments 

4. Major Roadway Improvements at SR 7 

and Stribling Way 

Implementation: No build  

Identified as background in the report. 

Applicability has not been evaluated 

5. Major Roadway Improvements at SR 7 

and Forest Hill Boulevard 

Implementation: No build  

Identified as background improvements in 

the report. Constructability of these 

improvements is questionable 

Driveways The need for the implementation of turn 

lanes at the project driveways was 

evaluated in the TIS. The TIS results of the 

evaluation revealed that no additional turn 

lanes appear to be warranted. However, 

driveway trips demonstrate high demands 

greater than the thresholds for turn lanes 

in particular for Gene Mische Way along 

SW 40 Street and Pierson Road. 

 

Note that most of these improvements are supposed to be background 

improvements that the TIS assumes to be constructed as part of the original 

application; it implies that all background operational conditions are acceptable, 

which is not reasonable. In addition, the applicant TIS report self-demonstrates 

that there are critical movements that will become more congested and over-
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saturated that will not be addressed by the offsite improvements of the proposed 

developments. 

 

• The reports do not identify additional improvements to mitigate critical movement 

failures due to traffic impacts created by the project trips.  For instance, on the 

Wellington North report, the westbound through movement at the intersection of 

Pierson Road and South Shore Boulevard fails with under the Background with 

Improvements (LOS E and 57.2 sec of delay) and continues to fail under the Total 

Future with Improvements (LOS E and 62.7sec of delay) This indicates that the 

report does not address critical movement failures caused by the project trips 

stating that the intersection has background failures. A similar situation occurs to 

the southbound through movement. 

 

  

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

A preliminary capacity analysis was conducted to compare the applicant results in 

comparison to an estimate of volumes by the Peer Review Approach. The 

comparison reveals that EBL, WBT, and NBL movements would be experiencing 

higher delays with failing LOS and saturated capacity conditions. 
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• In the case of capacity analyses conducted for the project driveways along Pierson 

Road as part of the Wellington South; those capacity analyses transposed  

driveway volumes collected in 2017 and 2013 as previously mentioned. Those 

counts do not reflect the actual traffic conditions of the driveways, since 

modifications to the PBIEC facility occurred between 2016 and 2023. Therefore, 

the existing driveway volumes shown in Figure 2 cannot be used in the capacity 

analyses. The images below show the outdated driveway counts and aerials 

displaying differences between 2016 and 2023 showing additions/modifications to 

the PBIEC facility. 
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        2016 Aerial View of BPIEC                         2023 Aerial View of BPIEC 

 

•  The applicant TIS considers that the project has “minimum impact” and implying 

that key intersections are operating with “background” deficiencies that will be 

required substantial improvements in order to reach acceptable LOS. This is 

contradictory as for example in the case of the southbound left-turn movement at 

the intersection of Forest Hill Boulevard and SR 7 which show failures under the 

future conditions with triple left-turns (LOS F and 160.5 sec of delay) will continues 

failing (LOS F and 80.4 sec of delay) under the total future conditions even with 

the implementation of a quadruple left-turn. Therefore, any level of additional 

intensity to those intersections should be considered impactful and to be 

coordinated with the Florida Department of Transportation (FDOT). 
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2.6 ROADWAY SAFETY 

Wellington North  

 

A cursory review of historical crash data for the intersection of Pierson Road and South 

Shore Boulevard revealed that the intersection is currently experiencing concerning 

safety issues.  

 

A total of 22 crashes were reported in the past three years (2021 to July 2023). Also, 

crash data show an increasing trend in the number of crashes. Therefore, roadway safety 

in the vicinity of the project is an aspect that should be included but was not discussed as 

part of the applicant’s TIS reports as with since additional traffic intensities will most likely 

result in an increase in crashes.     

 

Wellington South 

 

The site plan shows gate entrances are to provide access to the residential community. 

However, the report did not perform a queuing analysis to determine if there is enough 

staking distance for queued vehicles, thus queues do not spill back on the main roads 

creating traffic congestion.  

 

2.7 PROPOSED SITE MOFIFICATIONS TO HOUSING AND AMENITIES  

On a recent communication letter, the applicant is proposing to modify the site plans for 

both Wellington North and South developments as shown below. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



The Wellington North & South  – Traffic Review 

 

CALTRAN Engineering Group, Inc                                                                                     Page 28                                                                                                                                                     

Based on the information included in the letter, the Peer Review identified the following 

issues: 

  

• The proposed modifications will involve changes to the land use intensities and 

access connections. If the proposed modifications are to be approved, the 

applicant is expected to provide a revised traffic impact study for each of the 

developments to reflect the proposed modifications, regardless of the 

magnitude of the proposed changes.  

 

• Although the site plan for the Wellington South development shows a 

modification and a reduction in number of units in the project the critical aspect 

of the application is the intensity expected at the showground parcel with no 

proposed improvements provided to address turn traffic from spectators into 

that site during special events.   

 

 

 

 

 

 

 

 

 

3. CONCLUSION  

The applicant TIS reports provided by Simmons & White for the Wellington North & South 

developments do not meet Traffic Performance Standards for Palm Beach County or the 

Village of Wellington.  

We respectfully disagree with the conclusions of both reports. The review identified 

deficiencies related to 1) adequacy of the traffic data, 2) applicability of trip generation 

rates/equations and assumptions, 3) accuracy of growth rate calculations, 4) accuracy of 

trip distribution and assignment, 5) misleading capacity analysis results, 6) lack of 

constructability verification of proposed improvements and 7) undermining traffic impacts 

and project significance. 

Therefore, the mentioned applicant Traffic Impact Statements are not to be considered 

acceptable, and the projects should not be approved based on the information provided 

herein. 
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______________________________________________________________________ 
 

Economic Analysis of Proposed Change in Land Uses 
The Wellington North and South Parcels 

______________________________________________________________________ 
 
1.0 Introduction  

 
1.1 Background 

 
Wellington Lifestyle Partners (“WLP”) proposed land use changes to 
accommodate its planned development program.  On the Wellington North 
Parcel WLP proposes to develop 22 single-family homes and 278 multi-
family homes with recreational amenities to include the Wellington 
Equestrian & Golf Club and a refurbished Cypress golf course. WLP 
proposes to relocate the existing equestrian show grounds to their 
Wellington South Parcel. 
 
The WLP plan for the North Parcel requires changes to the land uses as 
summarized below. 
 
(1) Amend the future land use map (“FLUM”) to remove the Equestrian 

Village and White Birch Farms, totaling 92.69 acres, from the Equestrian 
Preserve Area (“EPA”). 

(2) Modify the Equestrian Overly Zoning District (“EOZD”) 
 

On the Wellington South Parcel WLP proposes to relocate and expand the 
equestrian show grounds on the 115 acre site.  In addition, the commercial 
land use designation could accommodate up to 90,000 square feet of 
commercial development.   

 
1.2 Assignment 
 

Kasowitz Benson Torres LLP commissioned Fishkind Litigation Services, 
Inc. (“FLS”) to analyze certain aspects of the economic impacts of the 
proposals for The Wellington North and South Parcels on the: (1) brand 
value of the Village of Wellington, (2) feasibility and of the proposed stadium 
and associated land uses on the South Parcel, and (3) economic benefits 
to the Village of Wellington. 
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2.0 Impact of the Proposed Land Use Changes on the Brand Value of 
Wellington 

 
Iconic communities have brand value that enhances their economic performance 
and boosts their real estate values.  Well-known examples include Monaco, 
Beverly Hills, Palm Beach, and Wellington.  These brand values arise from their 
communities’ unique identities based on their histories, key attributes, and careful 
husbandry.  By maintaining their unique identities, providing world-class amenities, 
and fostering exclusivity, these communities have successfully established and 
maintained their brand values. 
 
The Village explains that its equestrian industry began when Polo arrived in 1977 
when Gould and it's chairman "Bill" Yvisaker acquired the undeveloped parcels in 
Wellington. Within a decade, Wellington became an international equestrian 
destination hosting the coveted Polo World Cup. Wellington soon attracted other 
equine sports and became home to the Winter Equestrian Festival and the Olympic 
Jumping Team Qualifying Trials. Today there are more than 580 farms serving a 
variety of equestrian sports including polo, dressage, hunter/jumper, and 
recreational riders. 
 
According to the staff reports for The Wellington North and South Parcels, 
“Wellington has become an equestrian destination that is internationally known as 
the "Winter Equestrian Capital of World". The equestrian season typically runs 
from November to May each year…. Equestrians come from other regions and 
countries to compete in the variety of equestrian disciplines in Wellington, such as 
Dressage, Hunter, Jumper, and Polo.  Wellington International, formally known as 
Palm Beach International Equestrian Center (“PBIEC”), is a world class equestrian 
facility hosting thousands of participants and spectators every season and Grand 
Champions Polo Club.”1  
 
The Village of Wellington created the Equestrian Preserve Area (“EPA”) as part of 
its master plan in 1999 to ensure the preservation and protection of Wellington’s 
unique equestrian area, the equestrian industry, and the rural lifestyles which exist 
in the Equestrian Preserve.  To implement its EPA, Wellington adopted the 
Equestrian Overlay Zoning District (“EOZD”) in 2002 covering about 9,360 acres 
comprising about one-third of the Village. 
 
The value of branded spaces is well documented by Sonneberg’s 2013 study.2  
Although the value of branding for consumer business has been recognized for 
centuries, it is lacking in real estate business beyond the extensive use of naming 
rights for stadiums and similar facilities.  Sonneberg demonstrates that place 
branding adds to the value of the real estate in the branded place.   

  

 
1 Staff Report, page 4. 
2 Sonnenberg, Stephan (2013) et al., Approaching Branded Spaces, Research Gate Publictions.  
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In its 2018 report Florida International University (“FIU”) emphasized the 
importance of the EPA.  “Lastly, the equestrian preserve, the equestrian 
community, and the equine industries have for 40 years defined Wellington’s brand 
as a unique, high-quality community in which to live, work, and play. The distinctive 
aspects of the equine industry complex provide Wellington with a brand identity 
and competitive platform which very few, if any, communities can claim. The value 
the equine community imparts on Wellington is an intangible, yet real additional 
value to the Village’s economy and competitive position.”3 
 

To quantify the brand value of Wellington, FIU noted that Wellington’s economy 
significantly outperformed the overall Palm Beach County economy since 2010.  
Wellington’s residential property values have also outperformed those of the 
County.  For example, according to the realtors’ multi list records, since 2020, the 
average closing prices for single-family homes in Wellington increased by 8% 
compared to just 2% for the County as a whole.   

In light of these facts, it is clear that any compromise to the EOZD threatens the 
unique features underlying Wellington’s brand value.   

3.0 Feasibility of the Relocated and Expanded Equestrian Facility and 
Commercial Development 

 
One of the most striking features of WLP’s proposal is the lack of any scope, 
design, scaling, market analysis, or feasibility studies to support the proposed 
relocation and expansion of the equestrian facility from the North to the South 
Wellington Parcel.  Similarly, there is no analysis of the feasibility, type, or scope 
for the expanded 90,000 square feet of commercial space.   
 
Despite the voluminous filings by the applicant for The Wellington South Parcel, 
there is no market study supporting the proposed commercial uses and its 
equestrian venue.  According to the sponsors, the remaining portion of Phase VII 
will be used as an equestrian venue to include: up to 1,500 stalls at full buildout, 9 
competition rings with schooling areas, an international equestrian stadium with 
schooling area capable of seating up to 7,000 spectators, a derby field with 
schooling area, lunging rings and schooling areas, hospitality facility for up to 4,000 
spectators, up to 26,000 square feet of retail space to support this equestrian 
venue, 18,000 square feet of office space, and up to 45,000 square feet of storage, 
warehouse, and maintenance space.  

 
  

 
3 Florida International University (2018), “Housing & Economic Development Strategic Plan Economic 
Competitive Analysis Report II”, page 24. 
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The commercial and equine venue uses are not only very large in their scale, but 
they are significantly out of scale with existing development in the Village.  To put 
the proposal into perspective, consider that the much larger, 385-acre, World 
Equestrian Center has 16 outdoor arenas and 3,000 stalls.  Their facilities can 
accommodate between 1,300 spectators at the indoor arenas and up to 7,500 at 
the World Equestrian Center Stadium.  World Equestrian Center has one hotel, 
The Equestrian Hotel with just 248 rooms. 

 
World Equestrian Center is readily accessible from two exits off I-75 lying less than 
5 miles from the interchanges.  The roadway access from US27 and SR40 is 
excellent.  The facilities proposed for Wellington are located in an area with poor 
access and well known congestion problems when events are underway.  There 
has been no demonstration that Wellington’s roadway network could 
accommodate facilities at the scale proposed by WLP.  Finally, there is no cost 
estimate for the expanded roadway and utility infrastructure that would be needed 
to support development at the scale proposed for the South Parcel. 

 
 
4.0 Economic Benefits to the Village of Wellington 

 
WLP claims that its proposed development would provide very substantial 
economic benefits to the Village.  WLP submitted a study by Zabik & Associates 
that estimated the total economic impact to the economy for this development 
would be $1.1 billion. During the construction phase of the project, it is estimated 
to create a total of 1,825 jobs. After construction, the project is estimated to support 
340 long term jobs. Wellington contracted with Raftelis, at the expense of the 
applicant, to perform an independent review of the market study that was 
submitted and has concurred with the analysis provided. 
 
While Zabik and Raftelis are reputable and experienced analysts, their conclusions 
concerning the economic impacts of WLP’s development program are inflated and 
fatally flawed.  First, the economic impact estimates are not for the Village, but 
instead are estimates for Palm Beach County and the broader area’s economy.  
This is obvious from the fact that the Village’s economy does not produce the 
construction materials needed for the project which account for roughly 50% of the 
total construction spending.  Nor does the Village’s labor force provide support for 
the construction or the operations of the development project.  The vast majority 
of the spending for the construction and operations of the project will not occur in 
Wellington and therefore will not stimulate the Village’s economy.  That spending 
will flow mostly to the County and area’s economy to their benefit, not to the 
Village’s economy.   
 
Furthermore, the economic impact analysis does not include any impacts from the 
promised relocation of the equestrian facilities from the North to the South parcel.  
As noted above, there is no feasibility study of the proposed relocation and 
expansion of the equestrian facilities.   
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Worse yet, there is no guarantee that the equestrian facilities will be relocated and 
expanded.  Without such a guarantee backed by real financial support, the Village 
is put at risk of losing the equestrian facilities.  The economic impact study by Zabic 
and reviewed by Raftelis fails to address this critical issue. 
  
Zabic also concluded that the project is estimated to generate $1.15 million of ad 
valorem taxes for Wellington compared to just $37,429 now.  While these 
calculations are reasonable, they are incomplete and misleading.  The calculations 
fail to consider the service costs associated with the development.  The equestrian 
facilities require little in the way of governmental services from the Village for public 
safety services and other governmental services.  Not so for the proposed 
residential development.  Without analysis of the service costs, the Zabic analysis 
is incomplete and misleading.  Furthermore, it utterly ignores the impacts of the 
proposed relocation and expansion of the equestrian facilities proposed for the 
South Parcel.   
 
Finally, land values and home values in the EOZD are substantially higher than in 
the Village outside of the EOZD.  Our analysis shows that homes in the EOZD sold 
for $696 per square foot compared to $301 per square foot outside the EOZD in 
the Village.     
 
 
FLS conducted an analysis of these property values using the following 
methodology. 
 
I- Integrated data from the following sources: 
 
1. Beaches MLS, Inc a wholly owned subsidiary of Broward, Palm Beaches, 

and St Lucie Realtors® provide access to (a)Core Logic Matrix MLS 
database (Matrix) and (b) IMAPP search engineer for real estate tax 
records. 
 

2. Matrix residential search with the following parameters (a) Status -active 
and closed sales, (b) Res. Property Type-single-family, (c) County-Palm 
Beach, and (d) Zip Code -33414 produced 485 records of single-family 
houses. Forty-four (44) of the 485 records were incorporated into a table 
that was used in the calculation of housing values without land value. 

 
3. IMAPP search identified 12 of the 44 single-family houses which were 

zoned EOZD -agricultural residential district which is the equestrian 
preserver area.  

 
4. Palm Beach County Property Appraiser Website Search provided property 

information that included the appraised values for the land and 
improvements as of January 1,2022 for each of the 44 single-family units in 
the data set. 
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II-Elements incorporated into Table 1:( Village of Wellington-Data Analysis of 
House 
Value 

without 
Land 

Value) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

TABLE 1A                         

Village of Wellington   Data 

Analysis of House Value 

without Land Value

Elements
Column 

Location

1
Property Appraiser    Parcel 

Control Number
B

2 MLS Number C

3 Listing Status‐ CS for Closed Sale

Closed: The terms of the listing 

agreement have been completely 

executed and the subject property 

has been successfully brought to 

close.

D

4 Unit Address E
5 Subdivision/Complex F

6  Selling Price  G

7

8 Improvements ‐Property Appaiser Website H

9 Land‐Property Appraiser Website I

10 Total Equals H Plus J J

11

12 Amount Equals G Less J K

13 Amount /Selling Price % Equals K divided by G L
14

15 M

16
Selling Price Less Adjusted Land 

(House Value WO Land Value) Equals G Less M
N

17 $ Per Sq Ft (Sq Ft Living ) Equals N divided by P O

18 Sq Ft Living

SqFt Living ‐(Living Area Square 

Footage): Heated / Air‐conditioned 

Living space, measured by exterior 

walls not inclusive of exterior 

attachments i.e. garage, carport, 

patio or atrium space

P

19 Year Built

Year Built: Year of initial 

construction of subject property. 

This corresponds with Year Built in 

property records

Q

20 List Date
List Date: Effective Date of the 

listing agreement
R

Explanations and Calculations

Adjusted  Land ‐(Property Appraiser's Land Value‐Column I divided by .85)

For each of the 44 single ‐family units within Table 1

 House Value Without (WO) Land Value 

 Property Appraiser Value as 1/1/2022 

 Selling Price less Total Appraised Value 
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II Aggregation of the data within Table 1:( Village of Wellington-Data Analysis of 
House Value without Land Value) 

1. In the data aggregation, data is first collected and then sorted to make the
data set more manageable. In the data analysis two subgroups were
created: (a) housing within the equestrian preserved area and (b) housing
outside the equestrian preserve area.

2. In the data analysis, it was determined to find the central tendency of the
data set. In this case, the central tendency is the use of averages to
calculate the housing value without land value in dollars per square foot
living area ($ Per Sq Ft) for each subgroup.

3. As revealed in Table II the $Per Sq Ft for subgroup (a) housing within the
equestrian preserve area is equal to $696.15 per square foot. While the
$Per Sq Ft for subgroup (b) housing outside the equestrian preserve area
is equal to $300.86 per square foot.

There are a variety of important conclusions to be drawn from this analysis. 
First, it is incontrovertable that property in the EOZD commands a 
substantial premium in the marketplace.  Second, WLP’s proposed 
development would invade over 96 acres of the EOZD providing substantial 
value to WLP with little if any corresponding economic value to the Village 
or to its residents.  Finally, allowing an invasion of the EOZD risks 
compromising the Wellington brand. 

TABLE II  

 Selling Price   Land 

 Adjusted  Land 

‐(Appraiser 

Land/ .85) 

 Selling Price 

Less 

Adjusted 

Land 

 $ Per Sq 

Ft  Sq Ft Living

TOTAL NON EOZD

Housing Outside 

Equestrian Preserve 40,156,900$     7,032,846$        8,273,936$          31,882,964$     300.86$       105,974    

TOTAL EOZD

Housing Inside 

Equestrian Preserve 48,130,000$     14,571,562$      17,143,014$          30,986,986$     696.15$       44,512   

TOTAL 88,286,900$     21,604,408$      25,416,951$          62,869,949$     150,486$        

 Property 

Appraiser 

Value as 

1/1/2022  House Value WO Land Value
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