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Revised December 20, 2023            Sent via e-mail: Aimee.Carlson@Pulte.com 
September 20, 2023 
 
PulteGroup  
Aimee Carlson – Land Planning & Entitlement Director 
SE Florida Division 1070 
1475 Centrepark Blvd., Suite 305 
West Palm Beach, FL 33401 
 
Re: Pod D-2 Orange Point PUD - Diocese Property 

W e l l i n g t o n  T r a f f i c  C o n c u r r e n c y  
PCN 73-41-44-26-10-001-0000 

 
JFO Group Inc. has been retained to prepare a traffic impact 
analysis to determine compliance with Wellington Traffic 
Performance Standards (TPS) - Article 9 of the Unified Land 
Development Code (ULDC). This traffic statement is associated with 
the Site Plan and Master Plan applications associated with Pod D-2 
of Orange Point PUD.  
 
The subject site is located at the southeast corner of 120th Avenue 
and Lake Worth Road 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 73-41-44-26-10-
001-0000. Parcel information from the property appraiser’s office 
associated with the proposed development is included as Exhibit 1.  
 
Exhibit 2 includes a copy of a conceptual site plan for the project. 
The Pod D-2 of Orange Point PUD project is proposing 42 single family 
homes. Exhibit 3 includes the Palm Beach County (PBC) TPS traffic 
analysis approved by the County’s Traffic Division on October 20, 
2023. 
 
Project trip generation rates used for this analysis were based on PBC 
Trip Generation Rates dated July 25, 2022. Table 1 shows the rates 
used in order to determine the trip generation for Daily, AM, and PM 
peak hour conditions. Table 2 summarizes the net Daily, AM, and PM 
peak trips potentially generated by the proposed development.  
Exhibit 4 includes PBC Trip Generation Rates 
 

Table 1: Trip Generation Rates 

Land Use ITE 
Code Daily 

AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

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

 
According to Table 2, the net Daily, AM, and PM peak trips potentially generated due to the proposed 
development are 420, 29 (8 In/21 Out), and 39 (25 In/14 Out) trips respectively. 

 
Figure 1 : Project Location 
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Table 2: Trip Generation 

Land Use Intensity Daily 
Traffic 

AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

Single Family 42 DUs 420 8 21 29 25 14 39 

Net Proposed Traffic 420 8 21 29 25 14 39 
 
Project Buildout Test Part One requires analyses of Wellington Intersections in each direction nearest to 
the point at which the Project’s Traffic enters each Project Accessed Link, and where the Project Traffic 
entering and exiting the intersection is significant. For unsignalized Wellington Intersections, the 
intersections shall be analyzed using the most recent version of the HCM Unsignalized Intersection 
Analysis and all minor movements of Rank 2 or higher shall operate at LOS E or better. HCM Intersection 
analyses were performed at 120th Avenue and Lake Worth Road, and 120th Avenue and Project 
Driveway. Exhibit 6 includes HCM analyses while Table 3 summarizes the AM and PM HCS results for the 
intersections on the nearest project accessed link. 
 
As can be seen in Table 3, no additional improvements beyond those required to correct the existing 
failure due to the background traffic are needed. According to Florida Statue Section §I63.3180 (2016), 
project cannot be denied concurrency for failure to demonstrate adequate public roadway facilities. 
The statutory scheme states that any road already failing must be "considered to be in place" for 
concurrency purposes. In addition, the statute specifies that "The improvement necessary to correct 
the transportation deficiency is the funding responsibility of the entity that has maintenance 
responsibility for that facility." Florida Statue Section §163.3180 (2016). Only those roads that exceed the 
adopted LOS when the new project traffic is added must be mitigated through the proportionate share 
program. Therefore, Project Buildout Test Part One has been met. 
 

Table 3: 120t h  Avenue and Lake Worth Road Delay 

Scenario 
Control Delay, s/veh (LOS) 

NB EB WB SB 

AM 2028 – WithOut Project WithOut Improvements 79.5 (F) 9.3 (A) 9.0 (A) 56.8 (F) 

AM 2028 – WithOut Project With Improvements 18.3 (B) 44.0 (D) 27.9 (C) 17.6 (B) 

AM 2028 – With Project WithOut Improvements 95.2 (F) 9.3 (A) 9.0 (A) 65.0 (F) 

AM 2028 – With Project With Improvements 18.8 (B) 43.9 (D) 27.8 (C) 17.8 (B) 

PM 2028 – WithOut Project WithOut Improvements 347.1 (F) 12.4 (B) 9.7 (A) 474.2 (F) 

PM 2028 – WithOut Project With Improvements 29.6 (C) 29.6 (C) 19.8 (B) 32.8 (C) 

PM 2028 – With Project WithOut Improvements 476.9 (F) 12.4 (B) 9.8 (A) 622.2 (F) 

PM 2028 – With Project With Improvements 30.0 (C) 29.9 (C) 19.8 (B) 33.2 (C) 
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Table 4: 120t h  Avenue and Project Driveway Delay 

Scenario 
Control Delay, s/veh (LOS) 

WB SBL 

AM 2028 9.7 (A) 7.7 (A) 

PM 2028 9.5 (A) 7.6 (A) 

 
Project Buildout Part Two requires analyses of Wellington Roads being impacted with more than one 
percent (1%) of the adopted LOS thresholds and they shall meet the adopted LOS. Exhibit 5 includes 
growth rate calculations in the project vicinity. The total traffic in the peak hour on the link shall be 
compared to applicable thresholds in Table 9.4.2-C (LOS D Link Service Volumes) or 9.4.2-D (LOS E Link 
Service Volumes) for Link Service Volumes and Peak Hour Directional Volume thresholds. Table 5 
presents a summary of the project traffic impact as a percentage of the adopted Level of Service 
(LOS).  
 
As shown in Table 5, the proposed development will potentially generate more than one percent (1%) 
impact on 120th Avenue from the project access to Lake Worth Road. Figure 2 shows the project trip 
distribution and assignment. Table 6 and Table 7 summarize both AM and PM peak-hour peak-direction 
traffic conditions on Wellington Links at project buildout. As shown in Table 6 and Table 7, Wellington 
Roads being impacted with more than one percent (1%) meet the adopted LOS. Therefore, Project 
Buildout Part Two has been met. 
 
According to the PBC – TPS and the Land Development Design Standards Manual, a left-turn lane is 
required at each driveway where inbound peak hour left-turning traffic is equal or greater than 30 
vehicles. A right-turn lane is required at each driveway where street Average Daily Traffic (ADT) volumes 
exceed 10,000 vehicles per day, and driveway daily volume is greater than 1,000 trips, with inbound 
peak hour right-turning traffic being at least 75 vehicles. Figure 3 provides Daily, AM and PM peak hour 
driveway volumes for Pod D-2 of the Orange Point PUD. Based on the information presented in Figure 
3, PBC - TPS, and the Land Development Design Standards Manual, turn lanes are not warranted at 
the project driveway.   



Traffic 
Assignment

Project 
Traffic

Traffic 
Impact

50th Street South Shore Blvd 120th Avenue 2 II 640 0% 0 0.00%
50th Street 120th Avenue Wellington limits 2 II 600 15% 4 0.67%

120th Avenue 50th Street South Site 2 II 640 15% 4 0.63%
120th Avenue Site Lake Worth Rd 2 II 640 85% 21 3.28%
120th Avenue Lake Worth Rd Pierson Rd 2 II 640 10% 3 0.47%

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

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

2 I 880 1% 0 0.00%
4L I 2,000 1% 0 0.00%

Binks Forest Drive Greenview Shore Blvd Southern Blvd 4D I 2,000 2% 1 0.05%

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

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

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

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

Forest Hill Blvd South Shore Blvd Stribling Way 6D I 3,020 1% 0 0.00%
Forest Hill Blvd Stribling Way SR-7 6D I 3,020 2% 1 0.03%

Greenbriar Bvd Aero Club Drive Wellington Trace 2 II 800 2% 1 0.13%
Greenbriar Bvd Wellington Trace Greenview Shore Blvd 2 II 800 3% 1 0.13%

Greenview Shore Blvd Binks Forest Dr Paddock Drive 2 I 880 1% 0 0.00%
Greenview Shore Blvd Paddock Drive Wellington Trace 2 I 880 1% 0 0.00%
Greenview Shore Blvd Wellington Trace Greenbriar Blvd 4D I 2,000 2% 1 0.05%
Greenview Shore Blvd Greenbriar Blvd South Shore Blvd 4D I 2,000 2% 1 0.05%

Lake Worth Road South Shore Blvd 120th Avenue 2 I 880 10% 3 0.34%
Lake Worth Road 120th Avenue Isles Blvd 4D I 2,000 65% 16 0.80%
Lake Worth Road Isles Blvd SR-7 4D I 2,000 65% 16 0.80%

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

Pierson Rd Ousley Farms Rd South Shore Blvd 2 II 800 0% 0 0.00%
Pierson Rd South Shore Blvd 120th Ave 2 II 800 2% 1 0.13%
Pierson Rd 120th Ave Fairlane Farms Rd 2 II 750 8% 2 0.27%

South Shore Blvd 50th St Lake Worth Rd 2 II 640 1% 0 0.00%
South Shore Blvd Lake Worth Rd Pierson Rd 2D II 840 7% 2 0.24%
South Shore Blvd Pierson Rd Greenview Shore Blvd 4D I 2,000 7% 2 0.10%
South Shore Blvd Greenview Shore Blvd Big Blue Trace 4D I 2,000 2% 1 0.05%
South Shore Blvd Big Blue Trace Forest Hill Blvd 4D I 2,000 1% 0 0.00%

Stribling Way Forest Hill Blvd Fairlane Farms Rd 2 I 880 3% 1 0.11%
Stribling Way Fairlane Farms Rd SR-7 2 I 880 5% 1 0.11%
Stribling Way SR-7 Lyons Rd 2 I 880 2% 1 0.11%

Wellington Trace Greenbriar Bvd Paddock Drive 2 II 800 1% 0 0.00%
Wellington Trace Paddock Drive Greenview Shore Blvd 2 II 750 1% 0 0.00%
Wellington Trace Greenview Shore Blvd Big Blue Trace 4D I 2,000 1% 0 0.00%
Wellington Trace Big Blue Trace Forest Hill Blvd 4D I 2,000 1% 0 0.00%
Wellington Trace Forest Hill Blvd Birkdale Dr 2 I 880 1% 0 0.00%

IN OUT IN
8 21 25

Table 5: Wellington Roads - Project Impact

Roadway From To Ln Class LOS 
Capacity

Net Total Traffic

Big Blue Trace Paddock Drive Southern Blvd

South of Southern Blvd 

AM PM
OUT
14

Forest Hill Blvd Wellington Trace S South Shore Blvd
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Table 6: Part Two – Wellington Links – AM Peak Hour 

Road From To  Ln 
AM 2023 
Traffic1 

2028 Background 
Traffic2 

Wellington Sports 
Academy + 
Wellington 
Aquatics + 

Wellington North + 
Wellington South + 

Islepointe3 

2028 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 

120th Avenue  50th Street   Site  
2L 184 122 193 128 6 2 199 130 199 130 

15% 1 3  200 133 
640 

0.31 

120th Avenue   Site   Lake Worth Rd  85% 18 7  217 137 0.34 
 

P O D  D - 2  O R A N G E  P O I N T  P U D  
D I O C E S E  P R O P E R T Y   In Out 

AM Peak Hour Traffic 8 21 

 
 

Table 7: Part Two – Wellington Links – PM Peak Hour 

Road From To  Ln 
PM 2023 
Traffic1 

2028 Background 
Traffic2 

Wellington Sports 
Academy + 
Wellington 
Aquatics + 

Wellington North + 
Wellington South + 

Islepointe3 

2028 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 

120th Avenue  50th Street   Site  
2L 127 168 133 177 4 7 137 184 137 184 

15% 4 2  141 186 
640 

0.29 

120th Avenue   Site   Lake Worth Rd  85% 12 21  149 205 0.32 
 

P O D  D - 2  O R A N G E  P O I N T  P U D  
D I O C E S E  P R O P E R T Y   In Out 

PM Peak Hour Traffic 25 14 

 

 
1 Link Volumes were calculated from Turning Movement Counts at 120th St & Lake Worth Road. See Exhibit 6. 
2 Calculated GR=-4.42%. Therefore, a conservative 1% was used in this analysis. See Exhibit 5. 
3 See Exhibit 7. 



 

2023-12-20_Pod D-2 Orange Point Diocese Property_Wellington TPS_1016.20                        Page 7 of 7 
6 6 7 1  W  I n d i a n t o w n  R d    S u i t e  5 0 - 3 2 4    J u p i t e r ,  F l o r i d a    3 3 4 5 8  

T :  ( 5 6 1 )  G O 2 - J F O G      w w w . j f o g r o u p i n c . c o m      i n f o @ j f o . u s  

  
Figure 3: Project Driveway Volumes 

 
The proposed changes to Pod D-2 of Orange Point PUD have been evaluated following Article 9 - TPS 
of the Wellington ULDC as well as Article 12 - TPS of the PBC ULDC. This analysis shows that the proposed 
request for 42 Single Family homes on Pod D-2 of Orange Point PUD will be in compliance with 
Wellington TPS and PBC TPS. 
 
Sincerely,  
 
J F O  G R O U P  I N C  
COA Number 32276 
 
 
 
 
 
 
 
 

 

 
Enclosures:     Exhibit 1: Property Appraiser   

Exhibit 2: Conceptual Site Plan  
Exhibit 3: PBC TPS Traffic Statement  
Exhibit 4: PBC Trip Generation Rates  
Exhibit 5: Growth Rate   
Exhibit 6: Intersection Analyses 
Exhibit 7: Vested Traffic   
Exhibit 8: PBC TPS Approval   
Exhibit 9: DRC Review Comments 
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Daily AM PM 
IN OUT IN OUT 

420 8 21 25 14 

420 

18 (12) 
3 (2) 
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