
 

 
AGENDA 

CITY OF LAKE WORTH BEACH 
HISTORIC RESOURCES PRESERVATION BOARD MEETING 

CITY HALL COMMISSION CHAMBER 
WEDNESDAY, OCTOBER 08, 2025 -- 6:00 PM 

 

ROLL CALL and RECORDING OF ABSENCES 

PLEDGE OF ALLEGIANCE 

ADDITIONS / DELETIONS / REORDERING AND APPROVAL OF THE AGENDA 

APPROVAL OF MINUTES: 

A. July 9, 2025 HRPB Regular Meeting Minutes 

B. July 16, 2025 WMODA Minutes 

C. September 10, 2025 Regular Meeting Minutes 

CASES 

SWEARING IN OF STAFF AND APPLICANTS 

PROOF OF PUBLICATION 
1) 509 N Palmway 

814 N J Street 

WITHDRAWLS / POSTPONEMENTS 

PUBLIC HEARINGS: 

BOARD DISCLOSURE 

NEW BUSINESS: 

A. HRPB Project Number 25-00100231: Consideration of a Certificate of Appropriateness (COA) to install 
wooden stairs over the existing front brick stairs at the property located at 128 North Ocean Breeze. The subject 
property is a contributing resource to the Old Lucerne Historic District and is located in the Multi-Family and 
Two-Family Residential (MF-20) zoning district 

B. HRPB Project #25-00100229: Consideration of a Certificate of Appropriateness (COA) for demolition of the 
existing garage structure and new construction of a garage of approximately ±512 square feet at 509 North 
Palmway. The subject property is located in the Single-Family Residential (SFR) zoning district and has a 
future land use designation of Single-Family Residential (SFR). The property is a contributing resource in the 
Old Lucerne Historic District.  

C. HRPB Project Number 25-12700001: Consideration of a Certificate of Appropriateness (COA) for Ad 
Valorem Preconstruction Tax Exemption associated with the construction of a previously approved new ±942 
square foot two-story two-car garage and pool at 425-427 S K Street. The subject property is located in the 
Single Family Residential (SFR) zoning district and has a future land use designation of Medium Density 
Residential (MDR). The property is a contributing resource in the Southeast Lucerne Historic District. PCN 
#38-43-44-21-15-153-0300. 
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D. Ordinance 2025-15: City-initiated request for Text Amendments to the City of Lake Worth Beach 
Comprehensive Plan to update the Future Land Use (FLU) table by incorporating the Neighborhood 
Commercial (NC) Zoning District into the Artisanal Mixed Use Land Use Designation (Table 1, Future Land 
Use Element), and by incorporating the Single-Family Residential (SFR) Zoning District into the Medium 
Density Residential (MDR) Land Use Designation. 

E. Ordinance 2025-17: Consideration of an ordinance amending Chapter 23, Article 6, Section 23.6-1(p) 
“Penalties for tree abuse and removal without a permit.” 

PLANNING ISSUES: 

PUBLIC COMMENTS: (3 minute limit) 

DEPARTMENT REPORTS: 

BOARD MEMBER COMMENTS: 

ADJOURNMENT 

 
If a person decides to appeal any decision made by the board, agency or commission with respect to any matter 
considered at such meeting or hearing, he or she will need a record of the proceedings, and that, for such 
purpose, he or she may need to ensure that a verbatim record of the proceedings is made, which record includes 
the testimony and evidence upon which the appeal is to be based. (F.S. 286.0105)  

NOTE: ALL CITY BOARDS ARE AUTHORIZED TO CONVERT ANY PUBLICLY NOTICED MEETING INTO A 
WORKSHOP SESSION WHEN A QUORUM IS NOT REACHED. THE DECISION TO CONVERT THE 
MEETING INTO A WORKSHOP SESSION SHALL BE DETERMINED BY THE CHAIR OR THE CHAIR'S 
DESIGNEE, WHO IS PRESENT AT THE MEETING. NO OFFICIAL ACTION SHALL BE TAKEN AT THE 
WORKSHOP SESSION, AND THE MEMBERS PRESENT SHOULD LIMIT THEIR DISCUSSION TO THE 
ITEMS ON THE AGENDA FOR THE PUBLICLY NOTICED MEETING. (Sec. 2-12 Lake Worth Code of 
Ordinances)  

Note: One or more members of any Board, Authority or Commission may attend and speak at any meeting of 
another City Board, Authority or Commission.  



 

 
MINUTES 

CITY OF LAKE WORTH BEACH 
HISTORIC RESOURCES PRESERVATION BOARD METTING 

CITY HALL COMMISSION CHAMBER 
WEDNESDAY, JULY 09, 2025 -- 6:00 PM 

 

ROLL CALL and RECORDING OF ABSENCES Present were: Robert D’Arinzo, Chair; Nadine 
Heitz, Vice-Chair; Laura Devin; Elaine DeRiso; Edmund Deveaux. Absent: Edmond LeBlanc. 

Also present: Anne Hamilton, Senior Preservation Planner; Yeneneh Terefe, Preservation Planner; 
Annie Greening, Principal Planner; Scott Rodriguez, Asst Director for Planning & Preservation; 
Elizabeth Lenihan, Board Attorney; Sherie Coale, Board Secretary. 

PLEDGE OF ALLEGIANCE 

ADDITIONS / DELETIONS / REORDERING AND APPROVAL OF THE AGENDA 

APPROVAL OF MINUTES: 

A. June 11, 2025 Meeting Minutes 

Motion by L. Devlin to approve minutes as presented; N. Heitz 2nd.  Vote: Ayes all, unanimous. 

CASES 

SWEARING IN OF STAFF AND APPLICANTS Board Secretary administered oath to those 
wishing to give testimony. 

PROOF OF PUBLICATION Provided in the meeting packet 

1) 230 N Lakeside Dr Proof of Publication 

WITHDRAWLS / POSTPONEMENTS None 

PUBLIC HEARINGS: 

BOARD DISCLOSURE None 

UNFINISHED BUSINESS: 

A. Ordinance 2025-04: Consideration of an ordinance amending multiple sections      of Chapter 23 
“Land Development Regulations,” to address several      housekeeping items and minor changes for 
clarity, as well as amend and      clarify use permit and site plan processes, clarify residential density 
in      the AI district,  specify regulations for residential development of      nonconforming lots of record 
in Mixed Use districts, and revise the parking reductions for mixed use development and affordable 
housing. This item was continued from the June 11th HRPB meeting. 

Staff: A. Greening reminds Board this was originally heard in June, Board members requested additional 
time to review. The Planning & Zoning Board suggested edits/ revisions as well, they will be hearing 
the item again in August. 
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Board: E. Deveaux- applicants get frustrated with Site Plan Review taking time. Can a time frame be put 
on Site Plan Review. Some cities cater to the applicant, accelerated permits. 

Staff: Accelerated permit review is a larger discussion with other Departments and Divisions, Building, 
Water, Utilities.  There is State law about review periods which governs time limits for approval or 
denial. There is nothing in City Ordinance about length of time for review. State statute is written for 
the protection of the applicant over the jurisdiction.  Length of review time is always discussed at the 
pre-application meeting so the applicant is fully aware of time constraints. Board members asks where 
State Statutes can be found? Response: Online however staff can email the link.    

Board: Objection to accessory structures in front setback in SFR and setting precedent. Why can’t they 
add on to the existing structure?   

Staff: This pertains only to a small area in South Palm Park with specific setbacks and no other area of 
the City. The addition to the front of a designated structure is strongly discouraged according to 
Historic Preservation principals whereas an accessory structure in the front setback (as the rear 
setback is small to non-existent) is preferable. 

Board: What is rational for revision to parking requirements previously a 25% reduction now suggested 
to be 15%? 

Staff: In recognizing that residential Mixed-Use parking requirements and retail parking requirements 
differ, the City Commission has requested that the incentives be adjusted from a 25% reduction to a 
15% reduction. This will provide/require more parking in those Mixed-Use projects with residential 
and retail components. This change  will require more on-site parking.  

Public Comment: Wes Blackman 241 Columbia Dr- As a planner representing applicants he finds the 
distinction between the Major and Minor Site Plan to be very little.  Would like the difference to be a 
greater distinction making the minor less onerous than the way they currently exist. 

Staff: The types of development that require minor site plan were shifted to a minor site plan modification 
process; it is routed to fewer reviewers, typically reviewed concurrent with a building permit review 

Public Comment: Todd Townsend 502 S. J Street- Against changing the parking reduction. Believes all 
street parking should go to the homeowners. Street parking should not go to the developers. 

Staff: Only the spaces directly touching the property being developed could count as parking for the 
development. The on-street parking allocation is not changing, the developer will be required to 
provide more on-site parking. 

Motion: L. Devlin moves to recommend approval of Ordinance 2025-04 to the City Commission; N. Heitz 
2nd. 

Vote: Motion passes 4/1; E. Deveaux dissenting. 

NEW BUSINESS: 

A. HRPB Project Number 25-00100152: Consideration of a Certificate of Appropriateness (COA) 
for Ad Valorem Preconstruction Tax Exemption, one variance from base flood elevation 
requirements of the Florida Building Code and one waiver for lot coverage associated with the 
construction of a new ±2,621 square foot addition to the existing single-family residence at 230 N 
Lakeside Drive. The subject property is located in the Single Family Residential (SFR) zoning 
district and has a future land use designation of Single Family Residential (SFR). The property is 
a contributing resource in the Old Lucerne Historic District. PCN #38-43-44-21-15-036-0080. 

Staff: A. Hamilton provides background of request and history of property development. The addition 
would be to the side and rear of the structure with 2-story above garage, most would be one story. 
Concern is height of 2nd floor addition window height otherwise staff finds the height & massing and style 
to be compatible. The new roofing material of standing seam will match the existing as corrugated since 
1976 and occasionally utilized on frame vernacular. The sidelight and transom to the addition entrance 
appears to give too much prominence to this entrance and detracts from the true front entrance. 



The tax-exemption allows for a 100% exemption on the assessed increased value for a period of ten (10) 
years. It is a two-part approval process, this is the pre-construction approval and there will be a post 
construction approval by the Board as well. 

Building lot coverage is the only criteria not met, applicant is requesting a waiver to allow the impermeable 
surface to be exceeded by 200 sq. feet or 2%. The Board may waive area requirements. The waiver 
criterion is met. 

A variance from the Florida Building Code Flood Hazard Zone is also requested. As a contributing 
structure that will remain so with the addition, the property is eligible for the variance as it is not considered 
a substantial improvement. 

Board: It appears the original look has been well-maintained/honored and the applicant has done a really 
good job. Request to further explain the Ad-Valorem tax-exemption.  Had the building not been a 
contributing structure, the variance would not have been available and the flood maps would have 
required a ten (10) foot floor elevation. The variance shall be recorded with PBC Clerk of Court and 
attached to the title of the parcel. 

Architect for Applicant: Caleb Loutz -The conditions of approval are acceptable except #5 and #4.  The 
windows on the second floor are intended to minimize the height of the overall structure. The other 
solution would be to change the roof pitch. 

Board asks if it is the aesthetics or something else? Response: aesthetics. 

There is a general consensus among Board and staff for maintaining the existing roof pitch and not 
changing to accommodate lowered windows. 

Architect: With regard to Condition #4, the applicant prefers additional light in the entryway of the 
addition.  The transom could be removed and the applicant is willing work with staff to resolve. French 
doors may work well as opposed to sidelights. 

Public Comment: Wes Blackman-241 Columbia Dr- While thinking about the waiver, there is a Right-
of-Way to the north and the lot backs to the golf course so there is a feeling of more land. 

Board: Clarification as to whether it is a considered a one-story home or two-story.  Response: With the 
proposed substantial addition over the garage, it will be a two-story home. 

Motion: N. Heitz moves to approve HRPB 25-00100152 with staff recommended Conditions of Approval, 
striking Condition #5 and modifying Condition #4 (elimination of the 2nd sentence) for a Certificate of 
Appropriateness, Ad Valorem Pre-Construction Tax Exemption, Variance from the Base Flood Elevation 
requirements from the Florida Building Code, and Waiver for lot coverage based upon the competent, 
substantial evidence in the staff report pursuant to the City of Lake Worth Beach Land Development 
Regulations and Historic Preservation requirements; L. Devlin 2nd. 

Vote: Ayes all, unanimous. 

B. Ordinance 2025-08: Consideration of an ordinance amending Chapter 23, Article 5, Section 23.5-
1(d)(8) “Signs on streets.” 

Staff: A. Greening – A late addition to the Summer LDR changes. For City signs in the Right-of-Ways, 
the City Manager would be the approving body. Signs must serve a public purpose. For Non-City signs, 
such as neighborhood welcome signs, the City Commission would need to approve any signage on 
unimproved Right-of-Ways.  The non-city signs would be subject to a revocable permit. 

Board: L. Devlin inquires as to who decides what a public purpose is? 

Attorney: The City Commission would be the body that decides. 

Motion: L. Devlin moves to recommend approval of Ordinance 2025-08; E. Deveaux 2nd.  

Vote: Ayes all, unanimous. 



PLANNING ISSUES: The WMODA project will be heard by this Board on July 16, 2025 at 6:00 pm.. It 
will include COA’s, Planned Development recommendations and Rezoning. 

PUBLIC COMMENTS: (3 minute limit) None 

DEPARTMENT REPORTS:  Later this summer/fall there will be another round of LDR changes. 

BOARD MEMBER COMMENTS: None 

ADJOURNMENT 7:15 PM  

 



 

 
MINUTES 

CITY OF LAKE WORTH BEACH 
HISTORIC RESOURCES PRESERVATION BOARD - WMODA SPECIAL MEETING 

CITY HALL COMMISSION CHAMBER 
WEDNESDAY, JULY 16, 2025 -- 6:00 PM 

 

ROLL CALL and RECORDING OF ABSENCES Present were Robert D’Arinzo-Chair; Nadine 
Heitz-Vice Chair; Edmund Deveaux, Elaine DeRiso; Laura Devlin. 

Also present: William Waters, Director for Community Sustainability; Scott Rodriguez, Asst. Director for 
Planning & Preservation; Annie Greening, Principal Planner; Anne Hamilton, Senior Preservation 
Planner; Yeneneh Terefe, Preservation Planner; Elizabeth Lenihan, Board Attorney; Sherie Coale, 
Board Secretary. 

PLEDGE OF ALLEGIANCE 

ADDITIONS / DELETIONS / REORDERING AND APPROVAL OF THE AGENDA 

CASES 

SWEARING IN OF STAFF AND APPLICANTS Board Secretary administered oath to those 
wishing to give testimony. 

PROOF OF PUBLICATION 
1) WMODA -COA legal notice 

WITHDRAWLS / POSTPONEMENTS None 

PUBLIC HEARINGS: 

BOARD DISCLOSURE None 

NEW BUSINESS: 
A. HRPB Main Project Number 25-00900001 (Ordinances 2025-06 and 2025-07): A request for 

a Mixed Use Urban Planned Development, Development of Significant Impact, Major Site Plan, 
Conditional Use, Right-Of-Way Abandonment, Sustainable Bonus Incentive Program, 
Affordable/Workforce Housing Program, and Transfer of Development Rights for the project 
commonly referred to as “WMODA,” to construct a museum building and 110-unit residential 
building with ancillary storage, café/retail space, and community art space. The planned 
development also includes a property owned by the Cultural Council for Palm Beach County 
and a property owned by the Lake Worth Beach Community Redevelopment Agency (CRA), 
both of which will be vested for future development including affordable/workforce units. This 
project will also include a Zoning Map amendment (rezoning) of eleven (11) existing parcels, as 
well as the required historic review applications (Certificates of Appropriateness) for the 
relocation of three structures (25-00100068), demolition of one structure (25-00100149), and 
the construction of the proposed new museum and residential buildings (25-00100150 and 25-
00100151). 
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Staff: A. Greening present case analysis; Rezoning, Planned Development, COA’s. 
Rezoning- Includes the unification of eleven (11) rezoned parcels along with 2 other parcels for a total 
of 2.254 combined acres. 
The Planned Development is proposed to include a new museum building, 110 residential units (including 
eight (8) affordable units), a public art walk/arts alley and proposed future development of affordable 
housing at 11 South L Street and 30 South K Street. 
The analysis shows the proposed rezoning is in compliance with the Comprehensive Plan and the 
Strategic Plan. 
Planned Development –The code required applications to provide/allow the various uses are: Mixed 
Use Urban Planned Development, Development of Significant Impact, Major Site Plan, two (2) 
Conditional Use permits, Sustainable Bonus Incentive Program, Transfer of Development Rights, and 
Affordable Workforce Housing Program. Right-of-Way abandonments do not require HRPB 
review/recommendation to the City Commission  
Phase I includes 2 buildings- the four-story Museum building and five-story Residential building. 
Includes two buildings- one a museum housing ancillary uses such as café/retail, galleries, storage and 
offices. The second building would be a 110-unit residential use with amenities. Included on the overall 
site would be an Art Walk /Arts alley. Parking requirements per the uses are 213 spaces. With a 25% 
reduction, 223 spaces are proposed through a combination of on-street, off-street, bicycle spaces and 
provision of a bus space and in-lieu parking in proposed city garage. Parking is also below the Residential 
building. 
Phases II and III involve two other parcels owned by PBC Cultural Council and Lake Worth Beach CRA; 
those lots would be vested with affordable workforce housing structures as part of the Planned 
Development request.   
Renderings show the Phase I buildings share design inspiration but are not designed to be look-alike 
buildings.  
New Construction of Museum and New Construction Residential -The buildings are larger in scale than 
the surrounding structures; height, width and massing is in scale and typical for a large-scale 
development. The rhythm of projections and openings, textures and styles all contribute to a visual 
differentiation and harmony. Recessed facades, arched and non-arched openings as well as colors 
provide visual breaks/interest in the facades. The facades are articulated in 25 foot increments similar to 
the lot sizes that were typically found in the city. Flat rooflines are compatible with neighboring structures 
in addition to limiting the height; they do not create a false sense of history. There are elements such as 
metal eyebrow projections on both structures which are typical in a Mid-Century Modern style. A mural 
is tentatively proposed to eliminate the west facing blank façade of the museum and would be brought 
before the Board at a later date. The proposed new construction is generally consistent with the COLWB 
Historic Guidelines, Historic Preservation Ordinance and Land Development Regulations (LDR’s). 
Incentives- SBIP- Bonus height up to 56.25 feet, 10 units per acre, FAR up to 2.27.   Of the $1,049,962.50 
fee due half will be waived, per the City Commission, and the remaining half will be provided in the form 
of improvements including an Art Walk/Art Alley, Community Art Space, Public Art, Bicycle Mobility 
systems and relocation of three (3) historic structures which total 50% of the incentive improvements. 
The estimated value of the qualifying features equates to $6,731,013. Of the Affordable Workforce 
housing units (8) six will transfer units to 30 South K Street. The CRA site will transfer eight (8) market 
rate units to the Phase I residential structure. 
Site plans for the CRA and PBC Cultural Council will be heard by the Board at a later date. 
Four Certificates of Appropriateness- COA-25-00100068- Relocation of three existing structures; 
COA-25-00100149- demolition of one structure; COA-25-00100150 and COA-25-00100151 for the new 
construction of a museum and residential building.  



Relocation – 17 South M Street with 2 contributing structures proposed to move to 704 1st Ave S, and 26 
South L Street a 4- unit multi-family dwelling contributing structure to 30 South K St. The City Commission 
also discussed a larger parking garage to use the entire South K St site. The CRA has raised concerns 
were finding partners and financial feasibility of relocation of 17 S. M Street. This amended proposal 
would follow the recommendations made with the L & M projects Certificates of Appropriateness. 
Ultimately the structures could be demolished. Of note is the  potential re-location outside of the historic 
district would not bring the inventory in the district to a level below the required threshold for district 
designation. Reconstruction would also be a possibility. 
Demolition of 501 Lake Avenue – major changes in 1968 and 2005. 
Board appreciates the thoroughness of the staff report. 
Agents for Sunshine Lake Worth Development LLC, Lake Worth Beach CRA and the Cultural 
Council of Palm Beach County (applicants)- Renee Miller/ Corey O’Gorman for Miller Consulting 
Group; Katheleen S. Kauffman, KSK Preservation, LLC; Robert Thomas-Architect. 
Renee Miller- The applicants have stayed true to the LDR’s as is evident by the lack of variance requests. 
Phase I includes a proposed is a transfer of 14 affordable units to the CRA parcels for future residential 
in exchange for six (6) market rate units. All parcels will remain on the tax roll; the museum will remain 
privately owned. Projected benefit is seven (7) million in tax revenue over the next 10 years.  The hope 
and intent is to provide a purpose-built home for the art collection amassed by the owner. The developer 
works with and promotes  local artists and children’s programs such as pottery and glassblowing. 
Kathleen Kauffman- Historic Preservation Expert- The value of the new construction is much more than 
the value of 501 Lake Avenue restored. The building would not qualify for the national register as there 
have been so many modifications over time. The Historic Design Guidelines and the Preservation 
Ordinance are very thorough. Context and Compatibility are of the most importance. The effect on the 
remaining district properties, much of it vacant lots and surface parking. This project is below the existing 
height of the Lucerne, even with five stories. The residential building has been stepped back as the 
applicant understood the height would/could be a concern. Mid-Century modern is the style most found 
in the district and especially right across from the museum site. 
Robert Thomas-Architect at HLW- Examined the Mobility Plan and how the structures would fit into the 
existing area. The bus stop was provided with transportation for visiting children’s groups in mind. 
A quick tour of the museum space reveals a Bookstore/Café on the ground floor level; the main museum 
on the 2nd floor; a gallery/event space with an outdoor terrace on the 3rd floor; and the 4th floor will be 
utilitarian. 
Board: Members express their appreciation for the plans and efforts of all parties to bring to Board; are 
impressed by the inclusion of so much art since the town is re-known for art; appreciation of the outreach 
to the community and concern regarding the 11th hour position of the City Commission (meeting 
7/15/2025) and demolition of structures. One member expresses reluctance to approve not knowing the 
full impact of the change. There were charettes and public meetings, the costs to move the structures 
were known. Doesn’t like to vote on the project without knowing the outcome of the structures. People 
supported the project provided the structures are to be preserved. 
William Waters: The proposal for the re-location is exactly as previously approved by the Board. Every 
effort will be made to relocate, the Board will be apprised of the determination. 
Board: Why was 501 recommended for demo versus the other two properties? Response: The integrity 
is long gone and masonry is difficult to move. Will the glass be impact? Response: Yes, it will meet 
Florida Building Code.  Is there a concept for the mural as of yet? Response: There will be a call to artist 
and evaluation of the artist.  Board: Suggestion to involve a vote with resident choices. Response: The 
executive director of the museum would be the best person to make the choices. Board: Is there sufficient 
financial backing? Response: Yes, the amount of funds, time and effort expended by the WMODA team 
would not have brought the project to this point if there was not sufficient funding. Board: Hours of 



operation? Response: Considering whether it is open for 5-6 days and perhaps not late into the evening. 
This will be determined at a later date. 
Public Comment: See attached sheet for complete detail. 
Speaking on behalf of themselves: Debra Roberts (virtual) -127 S. K St.; Greg Richter – 1202 S. 
Palmway; Ginette Powell- 224 N. Palmway; Catherine Kohlmeyer- 503 1st Ave. S.; Tyler Chapman – 
1224 16th Ave. N; Kim Stokes – 1321 N. L St.; Peggy Fisher – 508 N. A St.; Eliza Sumner – 216 S. K St.; 
John Szerdi -217 S. Palmway; Wes Blackman – 241 Columbia Dr.; Alex Schultz-612 2nd Ave. S.; Michelle 
Sylvester-525 Lake Ave. - Paws on the Avenue; Matt Budjinski- 30 S. J St.; Ven Williams-226 S. L St.; 
Ashley Torres-226 S. L St.; Tanya Rich-416 11th Ave. N.; Lauren Taylor-222 S. M St.; Vincent -28 Susan 
Cir Greenacres; Jon Faust- 511 Lake Ave. 
Read into the record: Matt Budjinski 30 S. J. St Apt5; Ven Williams-226 S. L St; Vincent Z-28 Susan Cir 
Greenacres; Jon Faust – 511 Lake Ave; Beraca Albert 1106 6th Ave S; Ashley Torres-226 S L St.; Tanya 
Rich-416 11th Ave N; Lauren Taylor – 222 S. M St.; Brian Forber – 1031 N. M St.; Cory Metzler-222 N L 
St.; Eric Glickman-1030 N M St.; Eric Ray-1125 N. J St.; Jeni Hollister-331 S. K St.; Kim Lingle-1120 N. 
Palmway; Maura Hennessey-1031 N. M St.; Nancy Makek-1125 N. J St.; Penny Coursol-1232 Lake 
Geneva Dr.; Sandra Isabel 412 S. L St.; Maggie Lesnik 1704 Crest Rd.-unincorporated PBC. 
Public Comment closed. 
Motion: E. DeRiso moves to recommend approval of Ordinance 2025-07 to the City Commission for the 
proposed Zoning Map amendment based on the data and analysis in the staff report and the testimony 
at the public hearing; N. Heitz 2nd. 
Vote: Ayes all, unanimous. 
 
Motion: N. Heitz moves to recommend approval to the City Commission of Ordinance 2025-06, the 
WMODA Planned Development, based upon the competent and substantial evidence provided in the 
staff report and in the testimony at the public hearing with Conditions as recommended during discussion 
of the item (specifically confirmation of number of flex space parking spaces in-lieu provision) prior to City 
Commission); E. Deveaux 2nd. 
Vote: Ayes all, unanimous. 
 
Board asks for clarification on the COA for relocation and demolition in 2019.  
Renee Miller – The contractual obligation will require Eight months to obtain building permit once 
entitlements are received hopefully in August.  
Board member believes the burden should be on the CRA to find appropriate locations for re-location. 
L. Devlin would prefer to table due to uncertainty with outcome of the structures. 
Renee Miller – Believes the City Commission is seeking additional time to find a solution/options to the 
relocation; the developer prefers to not continue/postpone and come back as they do not want to risk 
losing a contract. 
Motion: E. DeRiso  moves to approve HRPB 25-00100068 with staff recommended Conditions for a 
Certificate of Appropriateness for the relocation of three structures at 17 S M Street and 26 South L Street 
based upon the competent substantial evidence in the staff report and pursuant to the City of Lake Worth 
Beach Land Development Regulations and Historic Preservation requirements; N. Heitz 2nd. 
Vote: 4/1 motion passes; L. Devlin dissenting. 
Motion: N. Heitz moves to approve HRPB 25-00100149 with staff recommended conditions for the 
demolition of the existing structure at 501 Lake Avenue based upon the competent substantial evidence 



in the staff report and pursuant to the City of Lake Worth Beach Land Development Regulations and 
Historic Preservation requirements; E. DeRiso 2nd. 
Vote: Ayes all, unanimous. 
Motion: E. DeRiso moves to approve HRPB 25-00100150  with staff recommended conditions for a 
Certificate of Appropriateness for new construction of a museum building at 501-509 Lake Ave based 
upon the competent substantial evidence in the staff report and pursuant to the City of Lake Worth Beach 
Land Development Regulations and Historic Preservation requirements; E. Deveaux 2nd   
Vote: Ayes all, unanimous. 
Motion: N. Heitz moves to approve HRPB 25-00100151 with staff recommended conditions for a 
Certificate of Appropriateness for the new construction of a multifamily residential building at 13-23 South 
M Street and 16-32 South L Street, based upon the competent substantial evidence I the staff report and 
pursuant to the City of Lake Worth Beach Land Development Regulations and Historic Preservation 
requirements; E. DeRiso 2nd.  
Vote: Ayes all, unanimous. 

PLANNING ISSUES: None 

PUBLIC COMMENTS: (3-minute limit) None 

DEPARTMENT REPORTS: None 

BOARD MEMBER COMMENTS: E. Deveaux mentions that progress can be painful but the City 
has to grow. 

W. Waters congratulates the Board, CRA and WMODA as they have all taken much criticism. 

ADJOURNMENT 8:40 PM 

 



From: Brian - Forbes
To: Planning and Zoning
Subject: Digital Public Comment Card - Advisory Board Submission - Brian-Forbes
Date: Tuesday, July 15, 2025 7:53:02 PM
Attachments: PCC -Brian-{Name (Last)_3.6- {Topic of Agenda Item on which you want to speak_12}.pdf

Caution: This is an external email. Do not click links or open attachments from unknown or
unverified sources.

Which Board Meeting is this Comment For?

  Historic Resources Preservation Board

Meeting Date

  07/16/2025

Comment Topic

  Wmoda

Name

  Brian Forbes

Email

  forbesbrian65@gmail.com

Address

 
1031 N M St
Lake Worth Beach, FL 33460
United States
Map It

Testimony Consent

   I swear and affirm the testimony I am about to give will be the truth, the whole truth and nothing but
the truth

How would you like to participate?

  I would like the city to read my comments below

Comments to be read into record

  I’m against this massive development and the lack of it going to the public for a vote to decide on a
referendum

mailto:forbesbrian65@gmail.com
mailto:Pzoning@lakeworthbeachfl.gov
mailto:forbesbrian65@gmail.com
https://urldefense.com/v3/__https://track.pstmrk.it/3s/maps.google.com*2Fmaps*3Fq*3D1031*2BN*2BM*2BSt*2BLake*2BWorth*2BBeach*252C*2BFL*2B33460*2BUnited*2BStates/vh1V/N7S_AQ/AQ/97eb760b-d3d1-4cd0-9815-3ace2abad0dd/1/H7nqxZo-KG__;JSUlJSUlJSUlJSUlJSU!!L27OxSvrGzUPJKx-75U!9ENJ8QVPmJP8aLTbVwqBUkfrVtr1IGtkrBRMcn-rIVOtT9NI74Q8HRwSBgjZ5bgu7a67HGpTrc3Dl6Gv-4EKhXIGzIugjc5nF5iA4VBIyg$



PUBLIC COMMENT
CARD - ADVISORY


BOARD - {AGENDA
SECTION:10} - BRIAN


- FORBES
{Topic of Agenda Item on


which you want to
speak:12}


WHICH BOARD MEETING IS THIS
COMMENT FOR?


Historic Resources Preservation Board


MEETING DATE 07/16/2025


COMMENT TOPIC Wmoda


NAME Brian Forbes


EMAIL forbesbrian65@gmail.com


ADDRESS 1031 N M St
Lake Worth Beach, FL 33460
United States


TESTIMONY CONSENT ✔ I swear and affirm the testimony I am about to give will be the
truth, the whole truth and nothing but the truth
Do you swear and affirm the testimony you are about to give will be the truth,
the whole truth and nothing but the truth?


HOW WOULD YOU LIKE TO
PARTICIPATE?


I would like the city to read my comments below


COMMENTS TO BE READ INTO RECORD I’m against this massive development and the lack of it going to the
public for a vote to decide on a referendum


1 / 1



mailto:forbesbrian65@gmail.com





PUBLIC COMMENT
CARD - ADVISORY

BOARD - {AGENDA
SECTION:10} - CORY -

METZLER
{Topic of Agenda Item on

which you want to
speak:12}

WHICH BOARD MEETING IS THIS
COMMENT FOR?

Historic Resources Preservation Board

MEETING DATE 07/16/2025

COMMENT TOPIC Wiener/WMODA violates the LW Comprehensive and Strategic
plans.

NAME Cory Metzler

EMAIL corymetzler@gmail.com

ADDRESS 222 N L Street
Lake Worth Beach, FL 33460
United States

TESTIMONY CONSENT ✔ I swear and affirm the testimony I am about to give will be the
truth, the whole truth and nothing but the truth
Do you swear and affirm the testimony you are about to give will be the truth,
the whole truth and nothing but the truth?

HOW WOULD YOU LIKE TO
PARTICIPATE?

I would like the city to read my comments below

COMMENTS TO BE READ INTO RECORD The Lake Worth Beach Sustainability department has put together
an impressive package with the recommendation for the Historical
Resources Review Board to vote to approve the measure with
conditions. I challenge their conclusion and hope you see how the
Wiener/Wmoda project does not represent the vision of the LW
Comprehensive Plan; specifically FLU goal 1.3-3 where the character
of the city is NOT enhanced by a 136,000 sf, 110 unit rental apartment
building. The fact that the Wiener building is on the same street (L
St.) as the 80 unit Lucerne equals just under 200 units in 2 blocks.
Please consider the scale of both the Lucerne and Wiener
apartment building within 2 city blocks and with the SBIP
allowances and other MUUPD concessions the Wiener apartments
are 38% larger than the Lucerne. You have the City Strategic Plan to
consider and know Pillars II and IV are threatened with the lost
character, additional noise, pollution, traffic, crime and safety
concerns. Think of the 200 plus cars southbound on N L St. from
Publix or 10th or 6th ave, twice a day. M St. will also be congested
and unsafe for vehicular and pedestrian traffic.
The Wiener apartment building would be better suited on Dixie
Highway. The museum would be fine, on its own.
Your time and talents in reviewing this extensive plan is appreciated,
your vote to disapprove the proposed Wiener/WMODA is a civic duty
to uphold the Comprehensive Plan and charm of Lake Worth Beach.
Thank you for your consideration.

1 / 1

mailto:corymetzler@gmail.com


PUBLIC COMMENT
CARD - ADVISORY

BOARD - {AGENDA
SECTION:10} - ERIC -

GLICKMAN
{Topic of Agenda Item on

which you want to
speak:12}

WHICH BOARD MEETING IS THIS
COMMENT FOR?

Historic Resources Preservation Board

MEETING DATE 07/16/2025

COMMENT TOPIC WMODA

NAME Eric Glickman

EMAIL Weglick1@comcast.net

ADDRESS 1030 north m st
Lake Worth Beach, FL 33460
United States

TESTIMONY CONSENT ✔ I swear and affirm the testimony I am about to give will be the
truth, the whole truth and nothing but the truth
Do you swear and affirm the testimony you are about to give will be the truth,
the whole truth and nothing but the truth?

HOW WOULD YOU LIKE TO
PARTICIPATE?

I would like the city to read my comments below

COMMENTS TO BE READ INTO RECORD Our downtown is charming. If Mr. Weiner would like to build a
museum. That’s fine. If he wants to build apartments, that’s fine. But
do not give him millions of dollars to do that. He will make plenty of
money in the long run.

1 / 1

mailto:Weglick1@comcast.net


PUBLIC COMMENT
CARD - ADVISORY

BOARD - {AGENDA
SECTION:10} - ERIC -

RAY
{Topic of Agenda Item on

which you want to
speak:12}

WHICH BOARD MEETING IS THIS
COMMENT FOR?

Historic Resources Preservation Board

MEETING DATE 07/16/2025

COMMENT TOPIC Wmoda

NAME Eric Ray

EMAIL ericray63@yahoo.com

ADDRESS 1125 north J st
Lake Worth Beach, FL 33460
United States

TESTIMONY CONSENT ✔ I swear and affirm the testimony I am about to give will be the
truth, the whole truth and nothing but the truth
Do you swear and affirm the testimony you are about to give will be the truth,
the whole truth and nothing but the truth?

HOW WOULD YOU LIKE TO
PARTICIPATE?

I would like the city to read my comments below

COMMENTS TO BE READ INTO RECORD Over 100 rental units downtown is a nail in the coffin of our
charming town

1 / 1

mailto:ericray63@yahoo.com


PUBLIC COMMENT
CARD - ADVISORY

BOARD - {AGENDA
SECTION:10} - KIM -

LINGLE
{Topic of Agenda Item on

which you want to
speak:12}

WHICH BOARD MEETING IS THIS
COMMENT FOR?

Historic Resources Preservation Board

MEETING DATE 07/16/2025

COMMENT TOPIC DISAPPROVE 110 Rental Units WMODA

NAME Kim Lingle

EMAIL kmljdl@gmail.con

ADDRESS 1120 N Palmway
Lake Worth Beach, FL FL
United States

TESTIMONY CONSENT ✔ I swear and affirm the testimony I am about to give will be the
truth, the whole truth and nothing but the truth
Do you swear and affirm the testimony you are about to give will be the truth,
the whole truth and nothing but the truth?

HOW WOULD YOU LIKE TO
PARTICIPATE?

I would like the city to read my comments below

COMMENTS TO BE READ INTO RECORD I do NOT support the development of ANY private structures that do
not also allow for/provide parking of at LEAST 20% above and
beyond the capacity of the development/structure. Due to the
unavailability of low income housing, there are oftentimes 4-6
people (if not more) in a 2BR apartment. This makes parking
unbearable and too much of a burden for our downtown.

1 / 1

mailto:kmljdl@gmail.con


From: Maggie Lesnik
To: Sherie Coale
Subject: WMODA
Date: Wednesday, July 16, 2025 10:42:32 AM

Caution: This is an external email. Do not click links or open attachments from unknown or
unverified sources.

Dear Members of Historic Resources and Preservation Board,

The proposed WMODA development is a ridiculously horrible proposal for Lake Worth
Beach, its residents and visitors.  There are absolutely NO guarantees from the developer that
state that the development will actually be a museum, host events for the community, or live
up to any of the empty promises (lies?) made by the developer to gain public support.

It will increase traffic and takes away parking, despite the empty promises made by the
developer.

It allows a reduction of parking by 70 spaces by using a controversial shared parking
provision, yet the development is not sharing their parking.  This is unacceptable and
absolutely ridiculous.

It allows 66 public downtown parking spaces to count toward their requirement, specifically
21 spaces on side streets and 45 spaces from a proposed parking garage that would force paid
parking in downtown Lake Worth Beach.  As ridiculous as this is, I have been told that the
proposed parking garage was voted down, so this proposed provision is no longer valid.

It allows 156 bike racks to be counted as 24 parking spaces.  This is unacceptable and
absolutely ridiculous.

This proposed development would be built on top of 48 existing free public parking spaces. 
This is unacceptable and absolutely ridiculous.

It will cost Lake Worth Beach and its residents millions of dollars with no benefit to Lake
Worth Beach, its residents and visitors.  All of the “benefit” will go to the developer while all
of the cost will go to Lake Worth Beach, its residents and visitors.  This is unacceptable!

HRPB’s responsibility is to the historic district, not a developer.  The only acceptable vote by
HRPB this evening at the 6pm meeting is a UNANIMOUS vote AGAINST this proposed
development.

Sincerely,
Maggie Lesnik
Carol Lesnik (homeowner)
Residents of Lake Worth Beach

mailto:maggielesnik@gmail.com
mailto:scoale@lakeworthbeachfl.gov


From: Maura - Hennessey
To: Planning and Zoning
Subject: Digital Public Comment Card - Advisory Board Submission - Maura-Hennessey
Date: Tuesday, July 15, 2025 7:39:04 PM
Attachments: PCC -Maura-{Name (Last)_3.6- {Topic of Agenda Item on which you want to speak_12}.pdf

Caution: This is an external email. Do not click links or open attachments from unknown or
unverified sources.

Which Board Meeting is this Comment For?

  Planning and Zoning Board

Meeting Date

  07/16/2025

Comment Topic

  Wmoda

Name

  Maura Hennessey

Email

  lwrunners@gmail.com

Address

 
1031 N M St
Lake Worth Beach, FL 33460
United States
Map It

Testimony Consent

   I swear and affirm the testimony I am about to give will be the truth, the whole truth and nothing but
the truth

How would you like to participate?

  I would like the city to read my comments below

Comments to be read into record

 
This massive rental unit building is 38% bigger than the Lucerne and located right next to the Lucerne.
Can we keep the Museum and allow him to build the rental units over on Dixie Highway? This project is
oversized for our downtown .

mailto:lwrunners@gmail.com
mailto:Pzoning@lakeworthbeachfl.gov
mailto:lwrunners@gmail.com
https://urldefense.com/v3/__https://track.pstmrk.it/3s/maps.google.com*2Fmaps*3Fq*3D1031*2BN*2BM*2BSt*2BLake*2BWorth*2BBeach*252C*2BFL*2B33460*2BUnited*2BStates/vh1V/KbS_AQ/AQ/fec77a1e-7a83-4d94-af28-6dcb16deece2/1/eS65jf3lXJ__;JSUlJSUlJSUlJSUlJSU!!L27OxSvrGzUPJKx-75U!7w4AClrp8ZbASQIBaLdOJZY788_45TXzc_q2zOo_7Cj_cA0p2GSHDgNjfc2vA14WxPKf8V45Qm96qKaM7TIix5uPtR-fbXpnPgNmhUc33Q$



PUBLIC COMMENT
CARD - ADVISORY


BOARD - {AGENDA
SECTION:10} -


MAURA -
HENNESSEY


{Topic of Agenda Item on
which you want to


speak:12}
WHICH BOARD MEETING IS THIS


COMMENT FOR?
Planning and Zoning Board


MEETING DATE 07/16/2025


COMMENT TOPIC Wmoda


NAME Maura Hennessey


EMAIL lwrunners@gmail.com


ADDRESS 1031 N M St
Lake Worth Beach, FL 33460
United States


TESTIMONY CONSENT ✔ I swear and affirm the testimony I am about to give will be the
truth, the whole truth and nothing but the truth
Do you swear and affirm the testimony you are about to give will be the truth,
the whole truth and nothing but the truth?


HOW WOULD YOU LIKE TO
PARTICIPATE?


I would like the city to read my comments below


COMMENTS TO BE READ INTO RECORD This massive rental unit building is 38% bigger than the Lucerne and
located right next to the Lucerne. Can we keep the Museum and
allow him to build the rental units over on Dixie Highway? This
project is oversized for our downtown .


1 / 1



mailto:lwrunners@gmail.com





PUBLIC COMMENT
CARD - ADVISORY

BOARD - {AGENDA
SECTION:10} -

NANCY - MALEK
{Topic of Agenda Item on

which you want to
speak:12}

WHICH BOARD MEETING IS THIS
COMMENT FOR?

Historic Resources Preservation Board

MEETING DATE 07/16/2025

COMMENT TOPIC MWODA

NAME Nancy Malek

EMAIL ericray63@yahoo.com

ADDRESS 1125 N J st
Lake Worth Beach, FL 33460
United States

TESTIMONY CONSENT ✔ I swear and affirm the testimony I am about to give will be the
truth, the whole truth and nothing but the truth
Do you swear and affirm the testimony you are about to give will be the truth,
the whole truth and nothing but the truth?

HOW WOULD YOU LIKE TO
PARTICIPATE?

I would like the city to read my comments below

COMMENTS TO BE READ INTO RECORD FLU 1.3-3 etc.
We do not need this Trojan horse so called museum

1 / 1

mailto:ericray63@yahoo.com


PUBLIC COMMENT
CARD - ADVISORY

BOARD - {AGENDA
SECTION:10} -

SANDRA - ISABEL
{Topic of Agenda Item on

which you want to
speak:12}

WHICH BOARD MEETING IS THIS
COMMENT FOR?

Historic Resources Preservation Board

MEETING DATE 07/16/2025

COMMENT TOPIC WMODA

NAME Sandra Isabel

EMAIL isabelrealty@bellsouth.net

ADDRESS 412 south L st
Lake Worth Beach, FL 33460
United States

TESTIMONY CONSENT ✔ I swear and affirm the testimony I am about to give will be the
truth, the whole truth and nothing but the truth
Do you swear and affirm the testimony you are about to give will be the truth,
the whole truth and nothing but the truth?

HOW WOULD YOU LIKE TO
PARTICIPATE?

I would like the city to read my comments below

COMMENTS TO BE READ INTO RECORD I have lived in Lake Worth for over 30 years. And all those years this is
the worst development project I have ever seen.

1 / 1

mailto:isabelrealty@bellsouth.net


PUBLIC COMMENT
CARD - ADVISORY

BOARD - {AGENDA
SECTION:10} - JENI -

HOLLISTER
{Topic of Agenda Item on

which you want to
speak:12}

WHICH BOARD MEETING IS THIS
COMMENT FOR?

Historic Resources Preservation Board

MEETING DATE 07/16/2025

COMMENT TOPIC WMODA

NAME Jeni Hollister

EMAIL jenihollister@gmail.com

ADDRESS 331 south K st
Lake Worth Beach, FL 33460
United States

TESTIMONY CONSENT ✔ I swear and affirm the testimony I am about to give will be the
truth, the whole truth and nothing but the truth
Do you swear and affirm the testimony you are about to give will be the truth,
the whole truth and nothing but the truth?

HOW WOULD YOU LIKE TO
PARTICIPATE?

I would like the city to read my comments below

COMMENTS TO BE READ INTO RECORD FLU 1.3-3 etc.
This is a horrible development. Please do not approve

1 / 1

mailto:jenihollister@gmail.com


PUBLIC COMMENT
CARD - ADVISORY

BOARD - {AGENDA
SECTION:10} - PENNY

- COURSOL
{Topic of Agenda Item on

which you want to
speak:12}

WHICH BOARD MEETING IS THIS
COMMENT FOR?

Historic Resources Preservation Board

MEETING DATE 07/16/2025

COMMENT TOPIC WMODA

NAME Penny Coursol

EMAIL Pennyfreidank@gmail.com

ADDRESS 1232 lake Geneva drive
Lake Worth Beach, FL 33461
United States

TESTIMONY CONSENT ✔ I swear and affirm the testimony I am about to give will be the
truth, the whole truth and nothing but the truth
Do you swear and affirm the testimony you are about to give will be the truth,
the whole truth and nothing but the truth?

HOW WOULD YOU LIKE TO
PARTICIPATE?

I would like the city to read my comments below

COMMENTS TO BE READ INTO RECORD Lake Worth Beach needs smart development. This is not smart
development. Having that many units downtown and having the
CRA give that much money, this is not a good idea.

1 / 1

mailto:Pennyfreidank@gmail.com


Name Address Comment

Debra Robert 127 S K Street

An exciting project world class museum .Aware of the north side of the block 
would extend and eventually become Downtown zoning. The  Gulfstream 
rejuvenation and WMODA are benchmarks of what is wanted; is within the spirit of  
LWB. The project is in compliance with LDR's i.e. height step-down architecture, 
well within code. A vibrant pedestrian art walk, it is a tri-fecta with WMODA, 
Benziten and Chihuly relationship anchoring the City as mecca for fine art.

Greg Richter 1202 S Palmway
A great project - should be most uncontentious project before the Board. The CC 
will have to work out the demolition/relocation.

Ginny Powell 224 N Palmway

Previoius night's meeting devolved to a discussion about the demolitions. No 
financial aspects were mentioned.The demolitions will take away the last vestiges 
of historical preservation in the City. Concerns with density and mass.

Catherine Kohlmeyer 503 1st Ave Street

Opposed to project. A charette in 2022 showed residents wanted infill. It's 
irreversible, won't be able to get them down. Can't believe it's being passed off as 
Historic. Most of the city is single-story and not mid-century modern. The garage is 
integral to this project. If the governor ends property tax in Florida, the City will be 
giving the land away and no taxes in return.

Tyler Chapmen 1224 16th Ave N
Questions Board responsibilities. Buildings will be destroyed. Pretending they 
don't know about the demolitions.

Kim Stokes 1321 N. L Street

Disapproves of the project. Will destroy the entire character of DT. It will be 
unrecognizable. Unfair to burden the Board for placing a portion of the project on 
hold. Board could bump the meeting until the Board has a full picture of impact on 
DT.



Peggy Fisher 508 N. A Street

Presentations were outstanding. Talk about facts. This project is good for City. 
Time doesn't stand still and it will pass by the City. Commends the demeanor of 
the Board, staff and presenters.

Eliza Sumner 216 S. K Street

Has to jump through a myriad of hoops in order to stay within the Historic 
guidelines. Discussing destroying historic buildings in favor of monstrosities with 
no proven benefit. It is a hypocrisy.

John Szerdi 217 S. Palmway

The project is needed. Sets the pace of what is wanted in the City. The 
reconstruction of the historic structures can be done for much less than the re-
location. There are benefits to the project, a solution will be found.

Wes Blackman 241 Columbia Dr

Responsible for money on the move. Refreshing new discussion so far along in the 
process; recognition that something is up ahead flexibility is necessary. It will 
change the game and for the better.

Alex Schultz 612 2nd Ave South

Watched the decline of 1st Ave S. The City bought the properties and let them 
decline. Same as Havana Hideout. The area has been cannabilized. Creating a 
wall, go to Delray Beach if you'd like to see development.

Michelle Sylvester 525 Lake Ave

Owner of Paws on the Avenue for 25 years. Thrilled to have WMODA on the 
horizon. Will enhance opportunity. The City has had opportunities taken by other 
cities and now it's time to reclaim. The L Street dilapidated structure has a mold 
problem in addition to vagrants and fire next door. The relocation/remediation will 
be expensive. City has to step forward. Parking is a problem on Thursday, Friday 
and Saturday, Sunday.

Matt Budjinski 30 S. J Street

This private craft collection will contribute nothing to LWB culture and will only 
serve as an eyesore to fams of Historic Florida. You cannot manufacure and 
import an art collective using tax dollars to do so.



Ven Williams 226 S. L Street
Unfair for people to come down here and move around places that have been in DT 
Lake Worth Beach for years.

Ashley Torres 226 S. L Street
Disagrees with taking places out that has been there and shouldn't be regulated 
public parking either.

Tanya Rich 416 11th Ave North Her permit for a metal roof was denied and demolition will be allowed-hypocrisy.

Lauren Taylor 222 S. M Street Against the development and all it contains.
Vincent 28 Susan Cir Greenacres Will just make life harder during the year of construction

Jon Faust 511 Lake Ave Recommend approval, move project forward.

Bereca Albert 1105 6th Ave S (La Joya) In favor



 

 
MINUTES 

CITY OF LAKE WORTH BEACH 
HISTORIC RESOURCES PRESERVATION BOARD MEETING 

CITY HALL COMMISSION CHAMBER 
WEDNESDAY, SEPTEMBER 10, 2025 -- 6:00 PM 

 

ROLL CALL and RECORDING OF ABSENCES Present were: Robert D’Arinzo, Chair; 
Nadine Heitz, Vice-Chair; Laura Devlin, Edmond LeBlanc, Elaine DeRiso, Edmund Deveaux.  
Also present were: Yeneneh Terefe, Historic Planner; Anne Hamilton, Senior Preservation 
Planner; Elizabeth Lenihan, Board Attorney; Sherie Coale, Board Secretary. 

PLEDGE OF ALLEGIANCE 

ADDITIONS / DELETIONS / REORDERING AND APPROVAL OF THE AGENDA 

APPROVAL OF MINUTES: None 

CASES 

SWEARING IN OF STAFF AND APPLICANTS Board Secretary administered oath to those 
wishing to give testimony. 

PROOF OF PUBLICATION 

1) HRPB 25-00100175 - 714 S. Palmway 

HRPB 25-00100146 - 313 S Palmway 

HRPB 25-00000023 - 1028 N. Federal Hwy 

HRPB 25-00500003 - 921 Lake Avenue 

WITHDRAWLS / POSTPONEMENTS None 

PUBLIC HEARINGS: 

BOARD DISCLOSURE None 

UNFINISHED BUSINESS: None 

NEW BUSINESS: 

A. HRPB Project Number 25-00500003: Conditional Use Permit request to establish a restaurant 
with a bar and a bar with live entertainment with ± 5,044 square feet of total use area at 921 Lake 
Avenue. The subject property is located in the Downtown (DT) Zoning District and has a future 
land use designation of Downtown Mixed Use (DMU). The property is a contributing resource in 
the Old Town Historic District. 

Staff: Y. Terefe provides staff analysis of the requested use. The addition of water and sewer conditions 
shall be added to any approval. 

Applicant: Horace Henry- Off the Clock – First floor finds a bar and listening bar, 2nd floor with fine dining. 
Company is based on cocktail, music and fashion. 

Planning Zoning Historic Preservation Division 

1900 2nd Avenue North 

Lake Worth Beach, FL 33461 

561.586.1687 

 



Board: What is the interest in this building. Response: New Orleans style.  Is the building waived of ADA 
requirements for access to the second floor? Response: There is a lift.  Provide more detail about noise 
mitigation/modulation.  Response: Working with sound engineers to limit noise with walls and carpet. For 
parking, how will that be addressed?  Response: Hopes to use the garage at the Bohemian, along with 
street parking. What were the code violations: Response:   Operating without a license or vacant property 
registration. Issue has been cleared      Regarding the use, does it carry with the owner or the property?  
Response: It goes with the specific business. 

Motion: E. Deveaux moves to approve HRPB 25-00500003 with staff recommended conditions based 
upon the competent and substantial evidence provided in the staff report and in the testimony at the 
public hearing;  L. Devlin 2nd.  

Vote: Ayes all, unanimous. 

B. HRPB Project #25-00100146: Consideration of a Certificate of Appropriateness (COA) for 
demolition of the existing garage structure and new construction of an Accessory Dwelling Unit of 
approximately ±797 square feet at 313 South Palmway. The subject property is located in the 
Multi-Family Residential (MF-20) zoning district and has a future land use designation of Medium 
Density Residential (MDR). The property is a contributing resource in the South Palm Park 
Historic District.  

Staff: A. Hamilton provides background history of the site along with the request for demolition of a non-
contributing shed/garage and new construction of an Accessory Dwelling unit. Staff finds the request to 
meet all historic preservation requirements. 

Board: Are they in a flood zone? Response: Yes, they will meet all requirements.  

It appears the demolition and construction are tied together, could the demolition be approved without 
the new construction being approved? Response: No, per code demolition cannot occur without the new 
construction approval. Board would like to hear more about the new construction. 

Staff: If there is something causing concern, the entire application should be continued and heard 
together. Other Board members trust staff with the vetting of the new construction details. 

Property Owner: Karen Hibberd- 6274 Pine Drive, Lake Worth – renovate the historic structure on the 
interior and build the ADU then sell the property. 

Motion: E. Deveaux moves to approve HRPB 25-00100146 with staff recommended conditions for the 
demolition of the existing accessory structure and construction of  a new Accessory Dwelling Unit (ADU) 
based upon the competent substantial evidence in the staff report and pursuant to the City of Lake Worth 
Beach Land Development Regulations and Historic Preservation requirements: E. DeRiso 2nd. 

Vote: Ayes all, unanimous. 

C. Ordinance 2025-13: Consideration of a privately-initiated ordinance amending Chapter 23, 
Article 4, Section 23.4-13(c)(5) “Single destination retail uses including stand alone retail and 
single destination commercial uses.”  

Staff: A. Greening – The Ordinance addresses requested changes to the Single Destination Retail 
commercial units supplemental regulations.  

Reduce the lot width from 100 to 50 ft in TOD-E and TOD-W zoning districts; Reduce the minimum site 
area from 10,000 sq ft to 6,500 sq ft in TOD-E and TOD-W; Reduce the use area for single destination 
retail and commercial uses to <2,500 sq ft for uses not fronting on a major thoroughfare as previously 
required. The applicant initially also requested other changes which staff did not support.  Those changes 
pertain to Glazing, Window Displays and Landscape requirements in TOD zoning districts. The applicant 
is requesting Ordinance language which gives flexibility to the perimeter landscape buffer.  Planning & 
Zoning Board recommended adoption of staff supported recommendations and the addition of the 
proposed landscape perimeter language allowing for flexibility. 

Board: What site initiated this request?  23 South H Street 



Applicant Attorney: R. Max Lohman on behalf of Precious Metals Reclaiming Service South, Inc. – Did 
not initially understand the request would affect all of the City zoning districts.  Is open to speaking and 
working with staff regarding the perimeter landscape requirements.  The glazing and display 
supplemental requirements will be met as well as other landscaping. There is about 2-3 feet on the 
perimeter but it is unknown how far the footer extends into that 2-3 feet which may preclude any 
vegetation being able to thrive. 

The perimeter landscape requirement is particular to this type of use (single-destination retail) 

Staff: All future cases requesting perimeter requirement flexibility would be heard based on the individual 
merits of the case. 

Motion: N. Heitz moves to recommend approval of Ordinance 2025-13 to City Commission with the 
consideration to allow staff flexibility related to the perimeter Landscape requirements E. Deveaux 2nd. 

Vote: Ayes all, unanimous. 

D. HRPB Project Number 25-00000023: Consideration of a Certificate of Appropriateness (COA) 
and planning/zoning application for installation of a mural at 1028 North Federal Highway. The 
subject site is zoned Mixed Use – Federal Highway (MU-FH) and has a future land use 
designation of Mixed Use - East (MU-E). The subject property is also a noncontributing resource 
in the Northeast Lucerne Historic District 

Staff: Y. Terefe presents applicant request and case analysis. The artist has also designed the mural for 
the Bohemian. As the mural would be fronting on North Federal Hwy, Board must determine if the location 
is appropriate as murals are prohibited on elevations fronting major thoroughfares. Normally the rear or 
side of the building would be more appropriate. 

Board: A question is raised about the artist not be a local artist. Staff relates as he has already completed 
one mural, he has experience working in the City. 

Motion: E. Deveaux moves to approve HRPB 25-00000023 with staff recommended conditions of 
approval as it meets the mural criteria based on the data and analysis in the staff report; N. Heitz 2nd. 

Vote: Ayes all, unanimous. 

E. HRPB Project Number 25-00100192: Consideration of a Certificate of Appropriateness (COA) 
for replacement windows at the property located at 30 South J Street 11B. The subject property 
is a non-contributing resource to the Old Town Historic District and is located in the Downtown 
(DT) Zoning District. 

Staff: A. Hamilton presents case findings and analysis. The 16-unit non-contributing structure with 
awning windows went before the Board in 2017 for window replacement in Unit 30. At the time staff 
recommended denial for a variety of reasons but the Board approved with conditions. A condition for the 
HOA to provide a letter accepting the conditions for all units moving forward conflicts with the letter that 
was received by staff.  To-date 11 of 16 units have replaced windows. Staff interpretations and permits 
over time have resulted in a mixture of window types however as the Development Order is legally 
binding, staff has been requiring horizontal sliders.  This request for replacement with single-hung 
windows was denied at staff level and at staff suggestion is now before the Board for decision. 
Additionally the previously granted conditions of approval (2017) are in conflict with the best practices 
provided in the Design Guidelines. This proposal is generally more consistent with the Design Guidelines, 
if horizontal muntins were added, it would be a successful replication of the awning windows. 

Applicant: Jeffrey Winn Wright’s Impact Window – Clamshell awnings will be removed. 

Motion: E. Deveaux moves to approve HRPB 25-00100192 with staff recommended conditions of 
approval based upon competent, substantial evidence in the staff report and pursuant to the City of Lake 
Worth Beach Land Development Regulations and Historic Resources requirements; L. Devlin 2nd. 

Vote: Ayes all, unanimous. 



F. HRPB Project Number 25-00100175: Consideration of a Certificate of Appropriateness (COA) 
to demolish the front of the principal structure and construction of a new front addition at 714 
South Palmway. The subject property is a contributing resource to the South Palm Park District 
and is located in the Single-Family Residential (SFR) Zoning District. 

Staff: A. Hamilton presents case findings and analysis of a request to demolish the front façade of the 
principal contributing structure for an addition. Staff does not find the request to be appropriate. The 
applicant is also requesting a variance from base flood elevation for the addition, however the contributing 
structure would not retain critical integral elements and character defining features. The retention of those 
characteristics is what would allow the variance to be utilized. 

Based on City property files, and despite changes made over the years, the structure remains contributing 
as surveyed.  If changes to the structure render it non-contributing, such as an addition to the front façade 
, it would then be ineligible for the variance to base flood elevation.  Current floor elevation is 7.5 feet, 
FEMA now requires a 9 ft base elevation in the AE zone and Florida Building Code requires 12 inches 
above Base Flood Elevation bringing the slab to 10 feet. 

Staff maintains the proposed 690 square foot addition does not preserve the historic character and would 
be irreversible, an addition to the rear could be appropriate. The proposed design does not comply with 
the Historic Preservation Design Guidelines, the City Historic Preservation Ordinance nor the Secretary 
of the Interior’s Standards for Rehabilitation.  With 52.5 feet of space between the existing rear façade 
and rear property line there is ample room for an addition even with the existing pool. As a dual frontage 
lot, setbacks could be met. 

Other proposed features inconsistent with the Historic Preservation Ordinance and Design Guidelines 
are: 

Relationships of solids to voids; the opening sizes are larger than the original openings and not in keeping 
with the masonry vernacular style nor visually compatible with the surrounding properties; a large front 
entry feature with double door entry; the streetscape rhythm  would be  interrupted with surrounding 
properties due to a reduced setback in the front from 50 feet to 29 feet. 

Board: Is there a way to add to the front? Staff response: Not that it would allow it to continue being a 
contributing resource, it would be a false sense of history, the historic material would be lost.  Staff also 
recommended denial of previous window change. The pool could be moved. Board: A member states 
the front was removed at some time in the past. It was approved by the Board, contrary to staff 
recommendation. Staff response: the Board would have made findings that the structure kept it’s historic 
character. 

Applicant Jermey Hanlon considered an addition to the rear of the structure but states that would not be 
possible. 

Agent for the applicant: Wes Blackman – character defining features are not being changed. 

Public Comment: Anthony Segrich 601 S Palmway- Supports the applicant. He is maintaining the 
character and quality and the façade. The historic preservation is in the district as a whole, not in the 
individual properties. Diversity of styles and variations, not particular properties. Disputes the rhythm of 
setbacks. Previous alterations have already destroyed the character. Dept of Interior does not mention 
setbacks. Encourages Board members to review the State of Florida, Dept of Interior position on setbacks 
in historic districts, Board members must follow the direction, not the opinion of staff which is not always 
correct. It would be cheaper to knock it down and build new as well as being cheaper. 

Staff: As a contributing property, it is not eligible to be razed as that would require a condemnation by 
the building official, which would not be recommended or supported. 

Board: Can a homeowner “opt out” of the historic district? Staff: 25 years ago a homeowner may have 
been able to refute the designation but not been able to opt out of the district. Public participation was 
part of the designation process. The City has the ability to create districts, both zoning and historic. 



The state certified historic surveyor makes the discerning determinations/judgements based upon 
experience (with degrees in architectural history, building permit records), training and adherence to 
Dept. of Interior regulations and guidelines, age of structure (50 years minimum age). Has the structure 
been altered beyond recognition? If not, what are those discerning features and qualities. 

Board: Regarding the flood elevation variance, it seems to be a Catch-22. Staff: Determinations would 
have to be made and stated as to how the structure is able to maintain defining characteristics and 
contributing status with any proposed alterations. Contributing structures have the ability to ask for the 
variance whereas non-contributing structures are not eligible. 

Board: Is there a way to architecturally do something to the structure to make it the same.  Is it the way 
it looks, placement.  Staff: Many times it is in the materials used to fabricate the home. The age of the 
material itself is giving the value. Board: The new construction should also show the differentiation from 
the old structure, not re-created to look old. Board member(architecture): Years ago the trend was to 
differentiate to the extreme whereas now it is important to blend. It is a difficult thing to do, favorably 
judged is new and old blended in the same style. 

Applicant: States he cannot build in the back near the pool, to move the pool equipment is costly. Can’t 
build anywhere near the pool. 

Board: It’s a cost matter. 

Builder: John-Gentle Builders 4329 Hammock Rd Lake Worth- water, sewer, gas  utilities come in from 
Lake at a diagonal through the yard. 

Staff: The pool is not considered a hardship nor contributing. Landscaping is never a mitigating factor as 
it can be easily removed. There are portions of the rear that are not original and would not be as impactful. 
Reversibility is also a factor in historic preservation and can the change be reversed. 

Board: Each property is individual and must be judged on its own merits. Members receive much more 
information than is presented here; reads excerpt from Design Guidelines explaining what qualifies as 
historic and maintaining the façade, with detailed explanation as to how to clean and preserve.  A new 
addition in the front doesn’t do that. Additions are not part of the dialogue.  

Member and applicant states the structure was altered circa 1966. Staff: the structure was surveyed in 
2000, the alteration was taken into account and the surveyor most likely considered it reversable. 

Chair leaves dias 8:27-8:29pm 

Wes Blackman for the applicant: The decision by the surveyor has lasting ramifications. Suggests that 
there is precedent in the area for the floor plan, setback. Look at the design features proposed; applicant 
may agree to change design features at the front. 

Board Attorney: Should Board want to approve, state for the record how each criteria is met. 

Board: That would be nearly 17 criteria to meet in order to approve. 

Wes Blackman suggests a tabling of the item. He would be willing to address each criteria. 

Staff: Would need a fully new proposal. Looking to approve based on the standards, not stretch the 
envelope. 

Board: Not interested in another presentation simply refuting staff recommendations, applicant may not 
get all the features he wants. 

Motion: E. Deveaux moves to table the item to the October 10 meeting; L. Devlin 2nd. 

Vote: Ayes all, unanimous 

Staff: Does the Board wish to give the applicant any direction?  Board is trying to help the applicant as 
well as do their jobs. 

PLANNING ISSUES: None 



PUBLIC COMMENTS: (3 minute limit) None 

DEPARTMENT REPORTS: There are 2 demolition notices, 218 South K St and 216 South L St; both 

accessory structures. Both were condemned in August by the Building Official. 

The summer LDR’s have encountered a difficulty: The State of Florida, Senate Bill 180, states municipalities cannot 
make any changes to LDR’s that would make development more onerous until October 2027.  This will change the 
reduction in parking (allows less parking) and integrated fuel generators will be allowed. 

BOARD MEMBER COMMENTS: Has staff been apprised of the addition of any new Board members? 

Response: Not to date. 

ADJOURNMENT 8:45 PM 
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HISTORIC RESOURCES PRESERVATION BOARD REPORT 

HRPB Project Number 25-00100231: Consideration of a Certificate of Appropriateness (COA) to install wooden stairs 
over the existing front brick stairs at the property located at 128 North Ocean Breeze. The subject property is a 
contributing resource to the Old Lucerne Historic District and is located in the Multi-Family and Two-Family Residential 
(MF-20) zoning district. 

 
Meeting Date: October 8, 2025 
 
Applicant/ Owner: Debra Yates 
 
Address: 128 North Ocean Breeze 

PCN: 38-43-44-21-15-030-0070 

Lot Size: 0.155 acres /6,750 sf 

General Location: East side of North Ocean 
Breeze between Lucerne Avenue and 2nd 
Avenue North 

Existing Land Use: Single Family Residence 

Current Future Land Use Designation: Multi-
Family and Two-Family Residential (MF-20) 

Zoning District: Downtown Mixed Use (DMU) 

 

   

 

  

DEPARTMENT FOR COMMUNITY SUSTAINABILITY 
Planning Zoning Historic Preservation Division 

1900 2ND Avenue North 
Lake Worth Beach, FL 33461 
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RECOMMENDATION  

The documentation and materials provided with the application were reviewed for compliance with the applicable 
guidelines and standards found in the City of Lake Worth Beach Land Development Regulations (LDRs) and Historic 
Preservation Design Guidelines. Staff recommends that the Board not approve the request for the replacement of a 
front porch. 
 

PROJECT DESCRIPTION 

The applicant and property owner, Debra Yates, is requesting a Certificate of Appropriateness to install a wooden 
staircase over the existing front brick stairs at the property located at 128 North Ocean Breeze. 128 North Ocean Breeze 
is a contributing structure in the Old Lucerne Historic District.  
 
PUBLIC COMMENT  

Staff has not received any letters in support of or opposition to the COA request.  

PROPERTY DEVELOPMENT HISTORY 
The single-family structure at 128 North Ocean Breeze was constructed in 1935 in a Wood Frame Minimal Traditional 
architectural style. The building is a one-story structure, and its character-defining features include the front porch semi-
circular brick staircase, vertical gable siding, and a shingled gable roof.   
 
In 1962, a flat-roofed rear addition was built onto the original structure, along with renovations and window 
modifications to the existing building.  
 

In late August 2025, the applicant met with staff to discuss covering the semi-circular brick staircase with a wooden 
deck-board staircase. Historic Preservation staff advised that this proposal is inconsistent with the Historic Preservation 
Design Guidelines, as the brick staircase is a key character-defining feature of the structure. Covering it would remove 
a unique architectural element that distinguishes the building from others. 

 

The applicant submitted the documentation required to take the project to the HRPB on September 2, 2025, and the 
project was scheduled for hearing at the next available meeting on October 8, 2025. 

 

Photos of the existing front porch and the proposed changes to the front porch are included as Attachment A. The 
property owner’s justification statement is included in Attachment B. 

 
ANALYSIS  
Consistency with the Land Development Regulations and Historic Preservation Design Guidelines 
All exterior alterations to structures within a designated historic district are subject to visual compatibility criteria. Staff 
has reviewed the documentation and materials provided in this application and outlined the applicable guidelines and 
standards found in the City’s Historic Preservation Ordinance, detailed in the section below.   
 
Section 23.5-4(K)(1) General guidelines for granting certificates of appropriateness  

1. In general. In approving or denying applications for certificates of appropriateness, the city shall, at a minimum, 
consider the following general guidelines:  
A. What is the effect of the proposed work on the landmark or the property upon which such work is to be 

done?  
 
Staff Analysis: The proposed work will replace the front stairs at 128 North Ocean Breeze by covering the 
existing brick entry stoop with a wooden deck and stairway. Per the Historic Preservation Design 
Guidelines, character defining features are an integral part of preservation. The semi-circular brick steps 
are the primary visual focus of the front façade and visually complement the semi-circular feature of the 
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portico; the proposed rectangular wooden stairs significantly alter that visual feature. Therefore, staff 
contends that the replacement of the brick staircase with wooden staircase is not appropriate. 

 
B. What is the relationship between such work and other structures on the landmark site or other property in 

the historic district?  
 
Staff Analysis: The proposed change to the front staircase will have no direct physical effect on any 
surrounding properties within the Old Lucerne Historic District.  

 
C. To what extent will the historic, architectural, or archaeological significance, architectural style, design, 

arrangement, texture, materials and color of the landmark or the property be affected?  
 
Staff Analysis: By covering the brick stairs with wooden stairs, the appearance of the structure would be 
significantly altered, impacting a key character-defining feature. This style of entry porch and staircase is 
rare for this architectural style in the City and covering it could lead to neglect and potential loss of the 
original material. 

 
D.  Would denial of a certificate of appropriateness deprive the property owner of reasonable beneficial use of 

his property?  
 
Staff Analysis: No, denial of the COA would not deprive the applicant of reasonable use of the property. 
Alternative solutions for accessing the front porch, such as a ramp, could be considered without covering 
the front brick stairs.  

 
E. Are the applicant's plans technically feasible and capable of being carried out within a reasonable time?  

 
Staff Analysis: Yes, the applicant’s plans can be completed in a reasonable timeframe.  

 
F. Are the plans (i) consistent with the city's design guidelines, once adopted, or (ii) in the event the design 

guidelines are not adopted or do not address the relevant issue, consistent as reasonably possible with the 
applicable portions of the United States Secretary of the Interior's Standards for Rehabilitation then in 
effect?  
 
Staff Analysis: The brick stairs are one of the major character defining features of the structure at 128 North 
Ocean Breeze, and the proposal would cover over this major character-defining feature. The City’s Design 
Guidelines specifically recommend against removing or radically changing entrances and porches as it 
diminishes a building’s historic character. 

 
G. What are the effects of the requested change on those elements or features of the structure which served 

as the basis for its designation, and will the requested changes cause the least possible adverse effect on 
those elements or features?  
 
Staff Analysis: The structure is a contributing resource within the Old Lucerne Historic District. As a 
contributing structure, altering any character defining features, such as the brick stairs, goes against the 
City’s Guidelines. This review aims to promote architecturally appropriate alterations over time, ensuring 
that contributing structures maintain their designation status. Based on the Design Guidelines, changing the 
brick staircase to wooden staircase is not appropriate for 128 North Ocean Breeze as the proposed alteration 
causes an adverse effect on the character defining features of the contributing structure. Visually, the 
proposed rectangular porch feature is not in harmony with the semicircular portico on the front façade and 
destroys the relationship between these two character-defining elements.  
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Section 23.5-4(k)(2) Additional guidelines for alterations and additions, landmark and contributing structures. 

A. Is every reasonable effort being made to provide a compatible use for a property that requires minimal 
alteration of the building, structure or site and its environment, or to use the property for its originally 
intended purpose? 

 
Staff Analysis: Yes, the property is still being used as a single-family residential, which is its originally 
intended purpose. 

 
B. Are the distinguishing original qualities or character of a building, structure or site and its environment being 

destroyed? The removal or alteration of any historic material or distinctive architectural features shall be 
avoided whenever possible. 

 
Staff Analysis: Although the original brick staircase would not be destroyed, covering it with a wooden 
staircase would conceal its historic design features and disrupt the visual compatibility between the staircase 
and the portico. 

 
C. Is the change visually compatible with the neighboring properties as viewed from a primary or secondary 

public street? 
 

Staff Analysis: No, the visual impact would not be compatible with the neighboring properties, as the 
proposed wooden staircase is not compatible with the original design and neighboring structures with front 
brick staircases in the Old Lucerne Historic District. 
 

D. When a certificate of appropriateness is requested to replace windows or doors the HRPB or development 
review officer, as appropriate, may permit the property owner's original design when the city's alternative 
design would result in an increase in cost of twenty-five (25) percent above the owner's original cost. The 
owner shall be required to demonstrate to the city that: 

1. The work to be performed will conform to the original door and window openings of the structure; 
and 

2. That the replacement windows or doors with less expensive materials will achieve a savings in excess 
of twenty-five (25) percent over historically compatible materials otherwise required by these LDRs. 
This factor may be demonstrated by submission of a written cost estimate by the proposed provider 
of materials which must be verified by city staff; and 

3. That the replacement windows and doors match the old in design, color, texture and, where 
possible, materials where the property is significant for its architectural design or construction. 

4. If the applicant avails himself of this paragraph the materials used must appear to be as historically 
accurate as possible and in keeping with the architectural style of the structure. 

 
Staff Analysis: Not applicable; the application does not involve window or door replacement. 

 
CONCLUSION AND CONDITIONS  

The semi-circular brick staircase is one of the main character-defining features of the single-family residence at 128 
North Ocean Breeze, and covering the brick stairs with a wooden staircase does not comply with the regulations or 
intention of the Historic Preservation Ordinance and Design Guidelines. Staff recommends that the Board not approve 
the requested porch alteration.   

BOARD POTENTIAL MOTION:   
I MOVE TO DISAPPROVE HRPB Project Number 25-00100231 for a Certificate of Appropriateness to install wooden stairs 
over the existing front brick stairs at 128 North Ocean Breeze, because the applicant has not established by competent 
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substantial evidence that the application complies with the City of Lake Worth Beach Land Development Regulation and 
Historic Preservation requirements.  

I MOVE TO APPROVE HRPB Project Number 25-00100231 for a Certificate of Appropriateness to install wooden stairs 
over the existing front brick stairs at 128 North Ocean Breeze, because [Board member please state reasons]. 

ATTACHMENTS 

A. Installation Map, Photos, and Proposed Stairs 
B. Applicant’s Justification Statement  

 



 

Report Created and Reviewed by the Department for Community Sustainability 
Project Contact: Anne Hamilton, Senior Preservation Planner | ahamilton@LakeWorthBeachFl.gov | 561.586.1617 

 
  
 
 
 
 
 
 

HISTORIC RESOURCES PRESERVATION BOARD REPORT 

HRPB Project #25-00100229: Consideration of a Certificate of Appropriateness (COA) for demolition of the existing 
garage structure and new construction of a garage of approximately ±512 square feet at 509 North Palmway. The 
subject property is located in the Single-Family Residential (SFR) zoning district and has a future land use designation of 
Single-Family Residential (SFR). The property is a contributing resource in the Old Lucerne Historic District.  

 
Meeting Date: October 8, 2025 
 
Property Owners: Jose Beltran and Cathleen 
Faber 
 
Applicant: Tom Vizzo 
 
Address: 509 North Palmway 

PCN: 38-43-44-21-15-162-0140 

Lot Size: 0.16 acre / 6,750 sf 

General Location: West side of North 
Palmway between 5th Avenue North and 6th 
Avenue North 

Existing Land Use: Single Family Residential 

Current Future Land Use Designation: Single-
Family Residential (SFR) 

Zoning District: Single-Family Residential 
(SFR) 

 

 

  

DEPARTMENT FOR COMMUNITY SUSTAINABILITY 
Planning Zoning Historic Preservation Division 

1900 2ND Avenue North 
Lake Worth Beach, FL 33461 
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RECOMMENDATION  

The documentation and materials provided with the application request were reviewed for compliance with the 

applicable guidelines and standards found in the City of Lake Worth Beach Land Development Regulations (LDRs) and 

for consistency with the Comprehensive Plan. Staff recommends approval with conditions, listed on page 11, for the 

Certificate of Appropriateness for demolition of the existing contributing accessory garage structure and construction of 

a new garage structure. 

PROJECT DESCRIPTION 

The applicant, Tom Vizzo, is requesting to demolish the existing accessory garage structure, which has been condemned 
by the City’s Building Official, and construct a new ± 512 square foot accessory garage structure at 509 North Palmway.  

PUBLIC COMMENT  

Staff has not received any letters of support or opposition for this application. 

PROPERTY DEVELOPMENT HISTORY 
The single-family house at 509 North Palmway was constructed in 1938 in the Frame Vernacular architectural style. 
According to available permit records, the existing structure has had only minor exterior alterations over time, including 
replacement of the existing metal shingle roof with a standing seam metal roof in 2014. The associated accessory garage 
structure was likely constructed at the same time as the primary structure (c. 1938) and is listed as a contributing 
resource in the City’s files.  
  
Staff met with the applicant in February of 2025 to discuss the applicant’s proposal to demolish the existing accessory 
garage structure and reconstruct a new garage structure in roughly the same location. Staff advised the applicant that 
demolitions of contributing structures (including accessory structures) are strongly discouraged, however, after viewing 
photographs of the existing garage and discussing the current condition of the structure Staff was supportive of the 
applicant’s request as the structure appeared to be beyond repair. Staff advised the applicant to speak to a structural 
engineer to evaluate the state of the structure and to contact the City’s Building Official for a determination of whether 
the structure would be condemned as unrepairable. 
 
On September 12th, 2025, the Building Official issued a letter declaring the structure to be unsafe. The applicant 
submitted plans for a new garage structure on the site and was subsequently scheduled for the October 8th HRPB 
meeting. As the structure is designated as contributing in a National Register historic district, the Historic Preservation 
Ordinance requires HRPB approval of demolition, even in the case of condemnation.  
 
A survey of the property and the proposed new construction plans are included as Attachment A, and current photos 
of the property are included as Attachment B. 
 
ANALYSIS  
Consistency with the Comprehensive Plan  
The subject site has a Future Land Use (FLU) designation of Single Family Residential (SFR). Per policy 1.1.1.2, the Single-
Family Residential category is “is intended primarily to permit development of single-family structures at a maximum of 
7 dwelling units per acre. Single-family structures are designed for occupancy by one family or household. Single-family 
homes do not include accessory apartments or other facilities that permit occupancy by more than one family or 
household. Residential units may be site-built (conventional) dwellings, mobile homes or modular units. Implementing 
zoning districts are SF-7, MH-7 and NC.”  
 

Analysis: The existing primary structure is a single family residence, and the applicant does not propose any alterations 
to that structure under the scope of this application. The applicant proposes to demolish and reconstruct the existing 
garage structure and does not propose to add any additional density under the scope of this application.  
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Consistency with the Land Development Regulations – Zoning  

Single-Family (SF-R): Per LDR Section 23.3-7(a), the " The "SF-R single-family residential district" is intended primarily to 
permit development of one (1) single-family structure per lot. Provision is made for a limited number of nonresidential 
uses for the convenience of residents. These nonresidential uses are compatible by reason of their nature and limited 
frequency of occurrence with an overall single-family residential character. The "SF-R single-family residential district" 
implements the "single-family residential" land use category of the Lake Worth Comprehensive Plan.” 

 
As previously stated, the applicant’s proposal does not alter the existing single family residence on site or propose an 
additional dwelling unit. As shown in the table below, the applicant’s proposal is consistent with the City’s Land 
Development Regulations for SF-R districts; the SFR district regulations also explicitly permit garages as an accessory 
use by-right.   
 

Development Standard Required Provided  

Lot Area (min) 5,000 sf 6,750 sf 

Lot Width (min) 50’ 50’ 

Max. Density  1 dwelling unit 1 dwelling unit 

Principal Structure 
Setbacks (existing) 

Front 20’ No Change 

Rear  13.5’ No Change 

Side 5’ No Change 

Accessory 
Structure 
Setbacks 

Front  n/a n/a 

Rear 5’ 5’ 

Side  5’ 5’ 

Maximum 
Impermeable 

Surface 

Entire lot  55% (3,712.5 sf) 48.8% (3,296 sf) 

Building 35% (2,362.5 sf) 34.4% (2,324 sf) 

Front Yard n/a  n/a (existing, no change) 

Max Building Height  24’ (Accessory) 12’ 

Maximum Wall Height at Side Setback  
(new structure) 

18’ @ 5’ setback 
Up to 23’ @ 10’ setback 

±10’ @ 5’ setback 

Accessory Structure Area Max. 40% of main structure 28% (512 SF) 

Max Floor Area Ratio (FAR)  0.50 (3,375 sf)  0.34 (2,324 sf) 

      
Consistency with the Land Development Regulations – Historic Preservation 
All new structures within a designated historic district are subject to visual compatibility criteria. Staff has reviewed the 
documentation and materials provided in this application and outlined the applicable guidelines and standards found in 
the City’s Historic Preservation Ordinance, detailed in the section below.  
 
Section 23.5-4(k)3.A – Additional guidelines for new construction and for additions; visual compatibility: In approving 
or denying applications for certificates of appropriateness for new construction and additions, the City shall also, at a 
minimum, consider the following additional guidelines which help to define visual compatibility in the applicable 
property's historic district: 
 

(1) The height of proposed buildings shall be visually compatible and in harmony with the height of existing 
buildings located within the historic district. 
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Analysis: The proposed accessory garage structure is one story tall, and is similar in height and massing to the 
existing garage structure and does not overwhelm the primary structure. One story rear accessory garage 
structures are common in the surrounding historic district and the City of Lake Worth Beach as a whole.  
 

(2) The relationship of the width of the building to the height of the front elevation shall be visually compatible and 
in harmony with the width and height of the front elevation of existing buildings located within the district. 
 
Analysis: The relationship of the width and height of the proposed structure is visually compatible and in 
harmony with the existing principal structure on the property.  
 

(3) For landmarks and contributing buildings and structures, the openings of any building within a historic district 
should be visually compatible and in harmony with the openings in buildings of a similar architectural style 
located within the historic district. The relationship of the width of the windows and doors to the height of the 
windows and doors in a building shall be visually compatible with buildings within the district. 
 
Analysis: The proposed windows and doors on the new accessory structure are generally compatible in 
proportion to architecturally related garage buildings  in the Frame Vernacular  style and the window and door 
openings on the existing garage structure.   
 

(4) The relationship of solids to voids in the front facade of a building or structure shall be visually compatible and 
in harmony with the front facades of historic buildings or structures located within the historic district. A long, 
unbroken facade in a setting of existing narrow structures can be divided into smaller bays which will 
complement the visual setting and the streetscape. 
 
Analysis: The proposed structure maintains an appropriate rhythm of solids to voids along the majority of the 
facades of the structure in keeping with its use as a garage structure. While the structure features only one 
window, one door and one garage door opening, a garage would typically not feature large amounts of 
fenestration or entry features.  
 

(5) The relationship of a building to open space between it and adjoining buildings shall be visually compatible and 
in harmony with the relationship between buildings elsewhere within the district. 
 
Analysis: The proposed building adheres to setback requirements within the current zoning code and is spaced 
appropriately in relation to neighboring buildings. The new garage will be sited approximately 1’ closer to the 
rear property line and shifted 1’ further north than the existing garage structure in order to meet current 
setbacks, and will therefore provide slightly more relief to the neighboring accessory structure located 
immediately to the south at 507 North Palmway.  
 

(6) The relationship of entrance and porch projections to sidewalks of a building shall be visually compatible and in 
harmony with the prevalent architectural styles of entrances and porch projections on buildings and structures 
within the district. 
 
Analysis: The garage door entry of the proposed accessory garage building is oriented toward the street, with a 
side access door. These entry features are in keeping with the predominant entry features for a garage and the 
existing garage’s orientation.  
 

(7) The relationship of the materials, texture and color of the façade of a building shall be visually compatible and 
in harmony with the predominant materials used in the buildings and structures of a similar style located within 
the historic district.  
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Analysis: The submitted plans propose a simulated stucco siding on the new accessory structure which is visually 
compatible with similar structures of a Frame Vernacular architectural style and the existing primary structure.  
 

(8) The roof shape of a building or structure shall be visually compatible and in harmony with the roof shape of 
buildings or structures of a similar architectural style located within the historic district.  
 
Analysis: The plans propose a gabled roof in a similar pitch and orientation to the roofline of the existing garage 
structure, and utilizes a shingle roof material to match the existing garage roofing material.  
 

(9) Appurtenances of a building, such as walls, wrought iron, fences, evergreen, landscape masses and building 
facades, shall, if necessary, form cohesive walls of enclosures along a street to ensure visual compatibility of the 
building to the buildings and places to which it is visually related. 
 
Analysis: The site features are largely appropriate for the structure and its context in the neighborhood. 
 

(10) The size and mass of a building in relation to open spaces, the windows, door openings, porches and balconies 
shall be visually compatible and in harmony with the buildings and places to which it is visually related. 
 
Analysis: The size and mass of the new structure is in harmony with the existing principal structure and other 
nearby residential properties. The one story massing is appropriate for an accessory structure, and the window 
and door openings of the structure are appropriately sized for an accessory garage.  
 

(11)  A building shall be visually compatible and in harmony with the buildings and places to which it is visually related 
in its directional character: vertical, horizontal or non-directional. 
 
Analysis: The proposed new structure will largely be blocked from view on the public right-of-way by the existing 
one story principal structure. The building is similar in height and massing to the existing accessory garage 
structure and other garage structures in the neighborhood and all portions of the structure which will be visible 
from the public right-of-way on North Palmway will be visually compatible in massing and architectural style to 
other structures in the general vicinity.  
 

(12)  The architectural style of a building shall be visually compatible with other buildings to which it is related in the 
historic district, but does not necessarily have to be in the same style of buildings in the district. New 
construction or additions to a building are encouraged to be appropriate to the style of the period in which it is 
created and not attempt to create a false sense of history. 
 
Analysis: The design successfully incorporates Frame Vernacular architectural design elements to echo the 
design of the existing garage structure, while incorporating elements to differentiate the new construction in 
order to not create a false sense of history. Of note, the new structure is proposed to feature simulated stucco 
siding, which will visually replicate the siding material of the garage while also identifying the structure as a 
contemporary new construction.   
 

(13)  In considering applications for certificates of appropriateness to install mechanical systems which affect the 
exterior of a building or structure visible from a public right-of-way, the following criteria shall be considered: 
(a) Retain and repair, where possible, historic mechanical systems in their original location, where possible. 

 
Analysis: This requirement is not applicable to the construction of the new structure; the mechanical 
systems for the existing historic structure will not be affected. 
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(b) New mechanical systems shall be placed on secondary facades only and shall not be placed on, nor be 
visible from, primary facades. 
 
Analysis: Full review of any new mechanical equipment shall be undertaken at time of permitting. The 
accessory garage, as currently proposed, will not feature any new mechanical systems.   
 

(c) New mechanical systems shall not damage, destroy or compromise the physical integrity of the structure 
and shall be installed so as to cause the least damage, invasion or visual obstruction to the structure's 
building materials, or to its significant historic, cultural or architectural features. 
 
Analysis: This requirement is not applicable to this project. 

 
(14)  The site should consider the compatibility of parking facilities, utility and service areas, walkways and 

appurtenances. These should be designated with the overall environment in mind and should be in keeping 
visually with related buildings and structures. 
 
Analysis: The applicant is proposing to replace the existing garage structure with a new garage structure which 
utilizes the existing driveway area. The parking facilities and walkways are therefore visually related and in 
keeping with the overall surrounding environment.   

 
Section 23.5-4(k)(4)A) – Additional requirements for demolition: All requests for demolition shall require a certificate 
of appropriateness. No certificate of appropriateness for demolition of a landmark or contributing property shall be 
issued by the HRPB unless the applicant has demonstrated that no other feasible alternative to demolition can be 
found. In making its decision to issue or deny a certificate of appropriateness to demolish, in whole or in part, a 
landmark building or structure, the HRPB shall, at a minimum, consider the following additional decision-making 
criteria and guidelines: 
 
(1) Is the structure of such interest or quality that it would reasonably fulfill criteria for designation as a landmark on 

the National Register of Historic Places? 
 
Analysis: The accessory garage structure is unlikely to fulfill the criteria for designation as an individual landmark 
on the National Register of Historic Places. While the structure is considered to be contributing to the Old 
Lucerne Historic District, it is not an outstanding example and would likely not merit designation on its 
architectural qualities as an individual landmark.  
 

(2) Is the structure of such design, texture, craftsmanship, size, scale, detail, unique location or material that it could 
be reproduced only with great difficulty or economically unreasonable expense? 
 
Analysis: This structure could be reproduced using modern building materials. The applicant is proposing to 
construct a new accessory garage structure in roughly the same location and appearance as the existing 
structure.  
 

(3) Is the structure one of the few remaining examples of its kind in the city? 
 
Analysis: No, there are many other remaining examples of detached garage accessory structures throughout 
the city that display much more intact architectural integrity.  
 

(4) Would retaining the structure promote the general welfare of the city by providing an opportunity to study local 
history, architecture and design or by developing an understanding of the importance and value of a particular 
culture or heritage? 
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Analysis: The existing garage structure would not provide an opportunity to study local history, architecture or 
design to a greater extent than any other accessory garage structure in the City, of which there are many.  
 

(5) Does the permit application propose simultaneous demolition and new construction? If new construction is 
proposed, will it be compatible with its surroundings (as defined above) and, if so, what effect will those plans 
have on the character of the surrounding sites or district? 
 
Analysis: Yes, the applicant is proposing to demolish the accessory garage in order to construct a new accessory 
garage in a similar location and appearance to the existing structure. The proposed accessory garage structure 
is therefore generally in keeping with the existing historic structure and the surrounding historic district as a 
whole.  
 

(6) Would granting the certificate of appropriateness for demolition result in an irreparable loss to the city of a 
significant historic resource?  

 
No, while the existing accessory structure has been surveyed as contributing to the surrounding historic district, 
it does not represent a unique or significant historic resource and would not represent an irreparable loss to the 
city.  

  
(7) Are there definite plans for the immediate reuse of the property if the proposed demolition is carried out, and what 

effect will those plans have on the architectural, historic, archeological or environmental character of the 
surrounding area or district? 

 
Analysis:  Yes, the applicant is proposing to construct a new accessory garage structure to the rear of the primary 
structure in roughly the same location of the existing garage structure. The structure has been shifted slightly 
in order to meet the required setbacks for an accessory structure, but is in keeping with the historic character 
of the surrounding district and similarly located to other garage structures in the area.  

 
(8) Is the building or structure capable of earning reasonable economic return on its value? 

 
Analysis: This criterion is not applicable to an accessory garage structure.  
 

(9) Would denial of demolition result in an unreasonable economic hardship for the property owner? 
 
Analysis: Yes, denial of the demolition would require the applicant to undertake substantial improvements to 
the structure which would likely exceed the feasible return on investment for repair of a garage structure.  
 

(10)  Does the building or structure contribute significantly to the historic character of a designated historic district and 
to the overall ensemble of buildings within the designated historic district? 

 
Analysis: The structure does contribute to the historic character and overall ensemble of buildings within the 
designated historic district as detached accessory garages are a sign of the historical development pattern of 
the surrounding district and the incorporation of the automobile into residential architecture; however, the 
structure is proposed to be replaced with a new structure of similar appearance.  
 

(11)  Has demolition of the designated building or structure been ordered by an appropriate public agency because of 
unsafe conditions? 
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Analysis: Yes, the City’s building official has condemned the structure as unsafe. Please see Attachment D for 
further details.   
 

(12)  Have reasonable measures been taken to save the building from further deterioration, collapse, arson, vandalism 
or neglect? 

 
Analysis: It appears that reasonable measures have been taken to secure the property.   

 
Analysis: While demolition of the existing accessory garage structure does constitute a loss of original historic fabric and 
is a request that should be carefully considered, the applicant has shown that the existing accessory garage is currently 
in a state of significant disrepair and could not feasibly be repaired without significant economic investment into the 
structure. The applicant is proposing a thoughtful replacement of the garage structure that is in keeping with the style 
of the existing garage, while still providing visual cues that identify the garage as a new structure rather than a historic 
recreation. As such, staff recommends approval of the proposed demolition.  
 
Consistency with the Historic Preservation Design Guidelines 
The City’s Historic Preservation Design Guidelines provide standards and recommendations for new additions and new 
construction within historic districts. New structures on properties with existing historic structures should be 
differentiated from, yet compatible with, the historic structure. The Frame Vernacular style is covered as a primary style 
in the Lake Worth Beach Historic Preservation Design Guidelines, and that chapter is included in this report as 
Attachment C. 
 
Analysis: The proposed new structure is designed with materials and detailing that are consistent with the Frame 
Vernacular architectural style, such as simulated stucco siding and 6 lite single hung windows. The proposed garage is 
visually similar to the existing garage which the applicant has requested to demolish, and the proposed architectural 
style is compatible with the subject property as well as the surrounding historic district.    
 
CONCLUSION AND CONDITIONS  
The proposed new accessory garage structure at 509 North Palmway is in keeping with the recommendations provided 
within the City’s Historic Preservation Design Guidelines and echoes the Frame Vernacular architectural style of the 
existing garage structure and existing primary structure. Staff recommends approval for the request for a Certificate of 
Appropriateness for the construction of a new accessory garage structure and for the demolition of the existing accessory 
garage structure. The demolition and proposed new construction would not preclude the continuation of the principal 
structure’s contributing designation, and sensitively reconstructs the garage structure that cannot feasibly be repaired. 
   
Conditions of Approval:  

1. The accessory structure shall feature simulated stucco siding with vertical corner boards.  
2. All windows shall be impact rated single hung windows in a 3/3 pattern as shown on the provided plans.   
3. The side entry door shall be a flush panel door.  
4. The roof shall feature asphalt shingles.  
5. All glazing shall be clear, non-reflective and without tint. Low-E (low emissivity) is allowed but the glass shall 

have a minimum 60% visible light transmittance (VLT) measured from the center of glazing. Glass tints or any 
other glass treatments shall not be combined with the Low-E coating to further diminish the VLT of the glass.  

6. All windows and/or doors shall be install recessed in the jambs and shall not be installed flush with the exterior 
wall.  

7. All new mechanical equipment shall be reviewed at time of building permitting.  
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BOARD POTENTIAL MOTION:   
I MOVE TO APPROVE HRPB Project Number 25-00100229 with staff recommended conditions for a Certificate of 
Appropriateness for demolition of the existing accessory garage structure and construction of a new accessory garage 
structure at 509 North Palmway, based upon the competent substantial evidence in the staff report and pursuant to the 
City of Lake Worth Beach Land Development Regulations and Historic Preservation requirements. 
 
I MOVE TO DISAPPROVE HRPB Project Number 25-00100229 for a Certificate of Appropriateness for demolition of the 
existing accessory structure and construction of a new accessory garage structure at 509 North Palmway, because [Board 
member please state reasons]. 
 
Consequent Action: The Historic Resources Preservation Board’s decision will be final decision for the COA request.  The 
Applicant may appeal the Board’s decision to the City Commission. 

ATTACHMENTS 

A. Property Survey and Plan Set 
B. Photos 
C. Frame Vernacular Design Guidelines 
D. Unsafe Structure Declaration and Engineer Report 



 

Report Created and Reviewed by the Department for Community Sustainability 
Project Contact: Anne Hamilton, Senior Preservation Planner | ahamilton@LakeWorthBeachFl.gov | 561.586.1617 

 
  
 
 
 
 
 
 

HISTORIC RESOURCES PRESERVATION BOARD REPORT 

HRPB Project Number 25-12700001: Consideration of a Certificate of Appropriateness (COA) for Ad Valorem 
Preconstruction Tax Exemption associated with the construction of a previously approved new ±942 square foot two-
story two-car garage and pool at 425-427 S K Street. The subject property is located in the Single Family Residential (SFR) 
zoning district and has a future land use designation of Medium Density Residential (MDR). The property is a contributing 
resource in the Southeast Lucerne Historic District. PCN #38-43-44-21-15-153-0300. 
 

 
Meeting Date: October 8, 2025 
 
Property Owner: Erin B Crawford 
 
Applicant: Erin B Crawford 
 
Address: 425-427 S K Street 

PCN: 38-43-44-21-15-153-0300 

Lot Size: ± 0.16 acres / 9,450 sf 

General Location: West side of South K Street 
between 4th Avenue South and 5th Avenue 
South. 

Existing Land Use: Single Family Residential 

Current Future Land Use Designation: 
Medium Density Residential (MDR) 

Zoning District: Single Family Residential 
(SFR) 

 

Location Map 

 

RECOMMENDATION  

DEPARTMENT FOR COMMUNITY SUSTAINABILITY 
Planning Zoning Historic Preservation Division 

1900 2ND Avenue North 
Lake Worth Beach, FL 33461 

561-586-1687 
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The documentation and materials provided with the application request were reviewed for compliance with the 

applicable guidelines and standards found in the City of Lake Worth Beach Land Development Regulations (LDRs) and 

for consistency with the Comprehensive Plan. Staff recommends approval for the Certificate of Appropriateness for Ad 

Valorem Preconstruction. 

 

PROJECT DESCRIPTION 

The applicant and property owner, Erin Crawford, is requesting approval for Ad Valorem Preconstruction for the 
previously-approved construction of a new ±942 square foot two-story two-car rear garage and pool at 425-427 S K 
Street.   
 
The application was previously approved by the Historic Resources Preservation Board under application HRPB 22-
00100258 and has currently undergone and largely completed construction. While the applicant did not previously 
request the subject tax exemption in their initial application, the project has not received its final Certificate of 
Occupancy and therefore staff is generally supportive of the request for the exemption.  
 
 
PUBLIC COMMENT  

Staff has not received any letters of support or opposition for this application. 

PROPERTY DEVELOPMENT HISTORY 
According to the City’s property file, the primary structure on site was built in 1925 in the Mediterranean/Mission 
Revival style, with the previously existing garage constructed in 1961. In 2022, the applicant applied for and received 
approval from the Historic Resources Preservation Board to demolish the existing condemned garage and construct a 
new 942 SF two story accessory structure. The Board granted the applicants request as well as an historic waiver in 
order to exceed the maximum allowable square footage of 40% of the principal structure.  
 
The property owner applied for and received permits for the construction of the new accessory structure under building 
permit 22-3802 which was approved and issued November 15th, 2023. The applicant subsequently reached out in July 
of 2025 to discuss whether the improvements, which are substantially completed but not closed out by the City’s 
Building Division, would still qualify for the Ad Valorem Tax Exemption. After internal discussion in the Community 
Sustainability Department, it was determined that as the improvements have not been issued a Certificate of Occupancy 
and the original application was approved by the HRPB the applicant could have their request heard by the Board.  
 
The application for Ad Valorem Tax Exemption included as Attachment A and the previously approved application and 
plans from HRPB 22-00100258 are included as Attachment B.   
ANALYSIS  
Historic Preservation Ad Valorem Tax Exemption 

As part of the Tax Exemption requirements, the HRPB must approve the scope of work prior to the commencement of 
construction and all work must comply with the Secretary of the Interior’s Standards for Rehabilitation. While the 
applicant has commenced construction, their improvements were previously approved by the Historic Resources 
Preservation Board and deemed to meet the Secretary of the Interior’s Standards for Rehabilitation and the City’s 
Historic Preservation Design Guidelines.  

 

Pursuant to Section 23.5-5 of the historic preservation ordinance, in the review of preconstruction applications for the 
Historic Ad Valorem Tax Exemption program, the HRPB is required to make findings pursuant to three criteria and 
determine the following: 

 

1) Whether the property for which the proposed exemption is requested satisfies section 196.1997(11)(a), Florida 
Statutes.  
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Analysis: The subject property is designated as a contributing historic resource in the Southeast Lucerne Historic 
District. Meets Criterion. 

 
2) Whether the proposed improvements are consistent with the Secretary of the Interior’s Standards for 

Rehabilitation and Guidelines for Rehabilitating Historic Buildings (revised 1990), U.S. Department of the 
Interior, National Park Service, which are hereby incorporated by reference in this section, and the criteria 
specified in Chapter 1A-38, F.A.C. 
 
Analysis: As outlined and discussed during the review of the Certificate of Appropriateness (COA) for the new 
accessory garage structure under HRPB 22-00100258, the proposal is compatible with the historic character of 
the existing building and will not have an adverse effect on the historic integrity of the property. Of particular 
note are the Secretary of the Interior’s Standards 9 and 10 “New additions, exterior alterations, or related new 
construction will not destroy historic materials, features, and spatial relationships that characterize the property. 
The new work will be differentiated from the old and will be compatible with the historic materials, features, 
size, scale and proportion, and massing to protect the integrity of the property and its environment; New 
additions and adjacent or related new construction will be undertaken in such a manner that, if removed in the 
future, the essential form and integrity of the historic property and its environment would be unimpaired.” As 
outlined in the initial staff report (Attachment B), the design of the new accessory garage structure is 
complementary in style to the 1925 Mission Revival primary structure but substantially differentiated as new 
construction. The new accessory garage and pool retains the form and site circulation of the existing structure 
and all of the existing historic character defining features and is entirely removable in the event of future 
alterations. The proposed alterations are therefore in keeping with the intent of both the Secretary of the 
Interior’s Standards and the Guidelines for Rehabilitating Historic Buildings. Meets Criterion. 
 

3) For applications submitted under the provisions of section 196.1998, Florida Statutes, whether the 
improvements meeting the criteria Rule 1A-38.001(3) and (4), F.A.C. 
 
Analysis: The building is not intended to be used for non-profit or governmental purposes. Not applicable. 

 
CONCLUSION AND CONDITIONS  
The new accessory garage structure at 425-427 S K Street as approved under HRPB 22-00100258 is in keeping with the 
recommendations provided within the City’s Historic Preservation Design Guidelines, the Secretary of the Interior’s 
Standards for Rehabilitation and the Mission Revival architectural style of the existing structure. Staff recommends 
approval with conditions for the request for a Certificate of Appropriateness for Ad Valorem Preconstruction Tax 
Exemption for the project as submitted.  
 
BOARD POTENTIAL MOTION:   
I MOVE TO APPROVE HRPB Project Number 25-12700001 for a Certificate of Appropriateness for Ad Valorem 
Preconstruction Tax Exemption associated with the construction of a previously approved new ±942 square foot two-
story two-car garage and pool at 425-427 S K Street based upon the competent substantial evidence in the staff report 
and pursuant to the City of Lake Worth Beach Land Development Regulations and Historic Preservation requirements. 
 
I MOVE TO DISAPPROVE HRPB Project Number 25-12700001 for a Certificate of Appropriateness for Ad Valorem 
Preconstruction Tax Exemption associated with the construction of a previously approved new ±942 square foot two-
story two-car garage and pool at 425-427 S K Street, because the applicant has not established by competent substantial 
evidence that the application complies with the City of Lake Worth Beach Land Development Regulation and Historic 
Preservation requirements (Board Member please state reasons).  
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Consequent Action: The Historic Resources Preservation Board’s decision will be final decision for the COA for Ad Valorem 
Preconstruction approval. The Applicant may appeal the Board’s decision to the City Commission. 

ATTACHMENTS 

A. Ad Valorem Tax Exemption Application 
B. Staff Report and Plans – HRPB 22-11011258 



 
  

  
 

 
 
 
 

DATE:   September 24, 2025 
 
TO:  Members of the Planning & Zoning and Historic Resources Preservation Boards 
 
FROM:  Nilsa Zacarias, Director of Planning, Chen Moore and Associates (CMA) 

Lance Lilly, Senior Planner, Chen Moore and Associates (CMA) 
On behalf of William Waters, Director of Community Sustainability 

 
MEETING:  October 1 and October 8, 2025 
 
SUBJECT: Ordinance 2025-15: City-initiated request for Text Amendments to the City of Lake Worth Beach 

Comprehensive Plan to update the Future Land Use (FLU) table by incorporating the Neighborhood 
Commercial (NC) Zoning District into the Artisanal Mixed Use Land Use Designation (Table 1, Future 
Land Use Element), and by incorporating the Single-Family Residential (SFR) Zoning District into 
the Medium Density Residential (MDR) Land Use Designation. 

___________________________________________________________________________________________ 

BACKGROUND: 

The City of Lake Worth Beach is proposing two (2) City-initiated text amendments to update Table 1 of the Future 

Land Use (FLU) Goals, Objectives, and Policies (GOPs) document within the City’s Comprehensive Plan, to ensure 
consistency with existing City land use patterns, conditions, and current zoning map. 

 

Furthermore, the amendments are supported by and are consistent with the Comprehensive Plan and City Strategic 
Plan as described in the Comprehensive Plan and Strategic Plan Analysis section of this report.  
 
The two (2) proposed text amendments to incorporate additional zoning districts into two (2) sections of Table 1 in 
the Future Land Use Element are described as follows:  
 

1. Comprehensive Plan Text Amendment to revise the existing Future Land Use Table 1 to allow for 

Neighborhood Commercial (NC) Zoning District within the Artisanal Mixed Use (AMU) Land Use 

Designation; and, 

2. Comprehensive Plan Text Amendment to revise the existing Future Land Use Table 1 to allow for the Single 

Family Residential (SFR) Zoning District within the Medium Density Residential (MDR) Land Use 

Designation. 

 

The proposed text amendments do NOT alter the existing FLU map due to only revising the FLU table in the GOPs. 
The proposed FLU table has been included as Exhibit A in the attached proposed Ordinance. The data and analysis 
section in the staff report was prepared in accordance with the requirement of F.S. 163.3177, and provides relevant 
and appropriate data based on the City’s community goals and vision, and compliance with Level of Service (LOS) 
requirements. 

 

 

DEPARTMENT FOR COMMUNITY SUSTAINABILITY 
Planning Zoning Historic Preservation Division 

1900 2ND Avenue North 
Lake Worth Beach, FL 33461 

561-586-1687 
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STAFF RECOMMENDATION: 
Staff recommends that the Planning and Zoning Board and the Historic Resources Preservation Board recommend 

transmittal of the City-initiated Comprehensive Plan text amendments (Ordinance 2025-15) to the City Commission 

for submission to the Florida Department of Commerce under the Expedited Review Process. 

 

DATA & ANALYSIS: 
1. Data and Analysis for NC Zoning District incorporation into the Artisanal Mixed Use (AMU) FLU Designation 

 
Currently, AMU Future Land Use designation of Table 1 only incorporates the Artisanal Industrial (AI) Zoning District 
(see graphic below). However, there are properties with an AMU Future Land Use Designation that are currently 
zoned Neighborhood Commercial (NC), and the subject table does NOT include NC in the FLU designation. 

 
Existing Table 

 
 
For example, five (5) properties along Railroad Avenue have a NC zoning classification with an underlying AMU 
Future Land Use designation (see below map). Despite this, Table 1 of the Future Land Use Element does NOT list 
the NC Zoning District within the table. 
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The proposed text amendment will update Future Land Use Table 1 to incorporate a zoning district that should 
already be included, ensuring consistency between the zoning map, the Future Land Use Map (FLUM), and the 
Future Land Use table (see the proposed table below). The incorporation of the NC Zoning District into FLU Table 
1 would NOT be any more restrictive or burdensome than the density or height permitted within the residential 
future land use categories. The NC district allows a maximum of 20 dwelling units per acre and a maximum building 
height of 30 feet (2 stories). These standards are consistent with the dwelling unit and height allowances 
established for the residential future land uses and would neither exceed nor fall below what is already permissible. 

 
Proposed Table 

 
 
 

2. Data and Analysis for SFR Zoning District incorporation into the Medium Density Residential (MDR) FLU 
Designation 

 
In addition, the proposed Comprehensive Plan text amendment includes the incorporation of the Single-Family 
Residential Zoning District into the Medium Density Residential (MDR) Future Land Use Designation. The existing 
MDR Future Land Use Designation permits Single-family and two-family residential (SF/TF-14), multi-family and 
two-family residential (MF-20), and Neighborhood Commercial (NC) (see below graphic for permit zoning districts). 
 

Existing Table 
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Per the existing FLU table, the SF/TF-14, which is a single family and two-family residential zoning district is a 
permitted zoning district; however, the Single-Family Residential (SFR) Zoning District is NOT included. The 
proposed text amendment will provide consistency for the types of uses within the MDR Future Land Use 
designation by allowing the SFR Zoning District (see the proposed table below).  
 

Proposed Table 

  
 
JUSTIFICATION:   
Currently, the AMU FLU designation does NOT include the NC Zoning District as a permitted zoning district. In 
addition, the SFR Zoning District is not included in the permitted zoning districts of the MDR FLU designation. The 
proposed Comprehensive Plan text amendments will incorporate both of these zoning districts into the appropriate 
FLU designations, ensuring a diversity of uses and consistency between existing property conditions and the 
Comprehensive Plan. 
 

1. Justification for NC Zoning District in the Artisanal Mixed Use (AMU) FLU Designation 
 

The City’s Land Development Regulations (LDR) along with the Comprehensive Plan align with the purpose and 
intent of the NC Zoning District within the AMU FLU designation. Per the LDRs, NC neighborhood commercial 
district" is designed to permit the establishment of convenience commercial uses in areas which are not suitable 
for a broader range of commercial uses, but where it is desirable to provide for the everyday shopping needs of 
nearby residents. The "NC neighborhood commercial district" permits the establishment and expansion of a limited 
range of neighborhood commercial uses. Certain other uses which would cause minimum problems for residential 
neighbors are also permitted to make the "neighborhood commercial district" more flexible in use.”  
 
Also, the Comprehensive Plan mentions that the Artisanal Mixed Use land use category is “intended to provide for 
the establishment and enlargement of office, retail and industrial uses related to the arts, other low intensity 
industrial uses, and medium density residential opportunities. The maximum density of permitted residential 
development is 30 dwelling units per acre.”  
 
According to the Comprehensive Plan, the Artisanal Mixed Use (AMU) designation permits a combination of 
commercial and residential uses. Incorporating the NC zoning district into the AMU FLU designation will add a 
zoning district that accommodates a mixture of residential, commercial, and other compatible uses. As noted in 
the Data & Analysis section of this report, there are currently five (5) properties with an AMU FLU designation and 
NC zoning classification, even though the existing Comprehensive Plan does NOT recognize NC as a permitted 
zoning district. The proposed text amendment will resolve this inconsistency by aligning land use designations with 
zoning classifications. 
 



Ordinance 2025-15 

P a g e  | 5 
 

2. Justification for SFR Zoning District in the Medium Density Residential (MDR) FLU Designation 
 
In addition to adding the NC zoning district to the AMU FLU designation, the City is also proposing to include the 
SFR zoning district as a permitted district within the MDR FLU designation. Currently, the MDR designation allows 
the SF/TF-14, MF-20, and NC zoning districts, but NOT SFR. At present, single-family residential uses are permitted 
in the SF/TF-14 district, along with two-family and multi-family residential uses. Adding the SFR zoning district will 
expand the zoning options available under the MDR designation, promote greater housing diversity, and provide a 
smoother transition between single-family and multi-family neighborhoods. 
 
COMPREHENSIVE PLAN AND STRATEGIC PLAN ANALYSIS:  
Consistency with the Comprehensive Plan 
The proposed FLUM amendments are consistent and in support of the following associated Objectives and 

Policies of the City of Lake Worth Beach’s Comprehensive Plan. The bold text emphasizes key concepts, 

strategies and objectives within these objectives and policies that are furthered by the subject amendments. 

1.  FUTURE LAND USE ELEMENT 

Objective 1.1.1: Future Land Use Designations 
 
The City shall adopt future land use designations to provide for an efficient 
distribution and compatible pattern of land uses and to maintain and enhance 
the character of the community. 
 

Policy 1.1.3.4:  Zoning map designations and Zoning provisions shall be consistent with the 
Future Land Use map and each future land use explanatory text and related 
provisions in the Future Land Use Element. 
 

Objective 1.3.1:  The City shall continue to adopt Comprehensive Plan amendments and new land 

development regulations to eliminate or reduce land uses inconsistent with the 

community character, as set forth on the Future Land Use Map Future Land Use 

explanatory text and this element. 

 
Consistency with the Strategic Plan 
The proposed amendments further the City’s Strategic Plan that is committed to building a vibrant and diverse 
economy, planning thoughtfully for the future, and support the Strategic Pillars of Positioning Lake Worth Beach 
to be a competitive viable location of choice, Strengthening Lake Worth Beach as a “Community of 
Neighborhoods”, and Navigating towards a sustainable community. 
 
Specifically, the proposed amendments are consistency with the following Strategic Plan Pillars: 
 
Pillar I: Positioning Lake Worth Beach to be a competitive viable location of choice 
A: Ensure effective economic development incentives and zones 
B. Adopt and implement clear, concise, consistent, predictable and unified rules, regulations and processes 
 
Pillar II: Strengthening Lake Worth Beach as a ‘Community of Neighborhoods’ 
A: Diversify housing options 
 
Pillar IV: Navigating Towards a Sustainable Community 
E: Ensure facility placement, construction and development that anticipates and embraces the future.  
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Level of Service Analysis   
Pursuant to Chapter 163 of the Florida Statutes, any FLU amendments must be evaluated to determine if the 
proposed future land use will have a significant impact on the long range Level of Service (LOS) for public facilities 
(i.e. drainage, potable water, wastewater, solid waste, parks, schools, and traffic) that service the property and the 
surrounding area. 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.  
 

1. Justification for NC Zoning District in the Artisanal Mixed Use (AMU) FLU Designation 
 
According to the City’s Comprehensive Plan, the Artisanal Mixed Use allows a maximum of 30 du/acre, the 
incorporation of the NC Zoning District will be consistent with the 30 du/acre and will NOT impact the existing LOS 
for the Artisanal Mixed Use. The update of Table 1 of the FLU Element does NOT impact the level of service since 
the proposed text amendments are solely to provide consistency between the existing City land use patterns, 
conditions, and current zoning map. 
 
Also, the density within the NC is the density as all other Future Land Use designations where NC is permitted. 
Alternatively, this zoning district allows the same height restrictions, sustainable bonus incentives, maximum floor 
area ratio, and allowable mix of uses. The inclusion of the NC Zoning District into the AMU FLU designation will 
NOT affect the existing level of service numbers relative to traffic, potable water, sanitary sewer, schools, drainage, 
or parks. 
 

2.  Level of Service Analysis for SFR Zoning District in the Medium Density Residential (MDR) FLU Designation 
 
For the MDR FLU designation, the SF/TF-14 Zoning District contemplates single family and more dense residential 
uses such as two-family and multi-family properties. In addition, existing zoning districts permitted within the MDR 
FLU ha a maximum density of 20 du/acre, while the SFR Zoning District has a maximum density of 7 du/acre. The 
inclusion of the SFR Zoning District into the MDR FLU designation does NOT affect the existing level of service 
numbers relative to traffic, potable water, sanitary sewer, schools, drainage, or parks. 

 

CONCLUSION: 
Staff recommends that the PZB and HRPB recommend approval of the draft City-initiated Comprehensive Plan 
text amendments, as: 

 The amendments are consistent the City’s goals of housing diversity and economic development by 
expanding the allowable uses within two Future Land Use designations.  

 The amendments are supported by and are consistent with the Comprehensive Plan and City Strategic Plan 
as described in the Comprehensive Plan and Strategic Plan Analysis section of this report; and 

 The amendments are supported by data and analysis prepared in accordance with the requirement of F.S. 
163.3177 that provides relevant and appropriate data based the City’s community goals and vision and 
does NOT affect the existing level of service. 

 The amendments will update the FLU table and provide consistency with existing City land use patterns, 
conditions, and current zoning map. 

 
POTENTIAL MOTION: 
I move to RECOMMEND/NOT RECOMMEND TO THE CITY COMMISSION TO ADOPT the proposed Comprehensive 
Plan text amendments included in Ordinance 2025-15. 
 
Attachments 

A. Draft Ordinance 2025-15 


