
 

 

TREASURE COAST REGIONAL PLANNING COUNCIL 

 

M E M O R A N D U M 

 

 

To: Council Members                               AGENDA ITEM 10 

 

From: Staff 

 

Date: May 20, 2016 Council Meeting 

 

Subject:  Local Government Comprehensive Plan Review 

 Draft Amendment to the Palm Beach County Comprehensive Plan 

 Amendment No. 16-3ESR 

 

Introduction 

 

The Community Planning Act, Chapter 163, Florida Statutes, requires that the regional planning 

council review local government comprehensive plan amendments prior to their adoption. The 

regional planning council review and comments are limited to adverse effects on regional 

resources or facilities identified in the strategic regional policy plan (SRPP) and 

extrajurisdictional impacts that would be inconsistent with the comprehensive plan of any 

affected local government within the region. Council must provide any comments to the local 

government within 30 days of the receipt of the proposed amendments and must also send a copy 

of any comments to the state land planning agency. 

  

The amendment package from Palm Beach County contains a proposed change to the Future 

Land Use (FLU) Atlas; text changes to the Introduction and Administration, Future Land Use 

and Transportation elements; and changes to the Map Series of the comprehensive plan. This 

report includes a summary of the proposed amendments and Council comments. 

 

Summary of Proposed Amendment 

 

The proposed amendment is to change the FLU Atlas designation on 4,871.57 acres from Rural 

Residential, 1 unit per 10 acres (RR10) on 3,592.16 acres and Agricultural Production (AP) on 

1,279.41 acres to Western Communities Residential (WCR), and make related text changes in 

several elements of the comprehensive plan. The subject property is known as Indian Trails 

Grove (ITG). The proposed change would result in an increase in the maximum number of 

dwelling units on the property from 359 to 3,897, a net increase of 3,538 units, which is a 986 

percent increase. The proposed amendment also would allow 350,000 square feet (SF) of non-

residential uses (300,000 SF commercial retail and 50,000 SF office) to be developed on the 

property. 
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The ITG property was cleared for citrus production in the 1960s, but has been transitioned to row 

crop production in recent years. It is located west of 180th Avenue North and south of Hamlin 

Boulevard. The site is located within an area of the county known as the Central Western 

Communities, a 57,000-acre area predominated by low density residential development and large 

tracts of undeveloped agricultural lands. It is located within the county's Rural Tier of its 

Managed Growth Tier System. Adjacent properties include the J.W. Corbett Wildlife 

Management Area to the north; the Acreage residential community to the east; the Minto West 

property and South Florida Water Management District (SFWMD) M-Canal to the southeast; 

property designated Rural Residential to the south; a Florida Power and Light Company 

transmission line and SFWMD L-8 Canal to the southwest; and property designated Agricultural 

Production to the west. 

 

The proposed amendment also includes revisions to the Introduction and Administration, Future 

Land Use and Transportation elements and Map Series as follows: 

 

Introduction and Administration Element 

 Add a new definition for the WCR FLU designation. 

 

Future Land Use Element 

 Revise Objective 1.4, Rural Tier, and Policy 1.4-d to address the Indian Trails Grove 

Overlay (ITGO) and WCR in the Rural Tier. 

 Add new Objective 1.12, ITGO, and eight new policies related to the ITGO. 

 Revise Table 2.2.1-g.1, Residential Future Land Use Designation Maximum Density, to 

include a density of 0.80 dwelling units per gross acre as the maximum density for the 

WCR FLU category. 

 Revise Table 2.2.1-j.1, Residential Future Land Use – Zoning Consistency, to include the 

WCR FLU category. 

 Revise Policy 3.3-a, to establish the ITGO as a Limited Urban Service Area. 

 Revise Policy 3.5-d to provide the ITGO an exemption from requirements in the county’s 

long range transportation policy. 

 Add new Objective 4.5, Western Communities Residential, and six new policies related 

to the WCR FLU category. 

 Revise Table III.C, Future Land Use Designations by Tier, to include the WCR FLU 

category. 

 

Transportation Element 

 Revise Policy 1.4-q to establish rural parkways in the ITGO. 

 

Map Series 

 Revise Map LU 1.1, Managed Growth Tier System Map, to depict the ITGO as a Limited 

Urban Service Area. 

 Revise Map LU 2.1, Service Area Map, to depict the ITGO as a Limited Urban Service 

Area. 

 Revise Map LU 3.1, Special Planning Areas Map, to identify the ITGO as a Special 

Planning Area. 
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 Revise Map TE 14.1, Thoroughfare Right of Way Identification Map, to add 60th Street 

North as an 80-foot right-of-way from Seminole Pratt Whitney Road to 190th Street 

North; to add 190th Street North as an 80-foot right-of-way from 60
th

 Street North to 

Orange Boulevard; to depict the locations of Rural Parkways and add appropriate 

references to the notes. 

 

The applicant for the proposed amendment has provided a conceptual plan (Exhibit 11) to be 

adopted as part of the proposed amendment. The conceptual plan identifies the general locations 

of land uses and establishes design components. The conceptual plan illustrates: 

 

 Three nodes of commercial/retail and office; 

 Areas of low, medium and high density residential; 

 Areas of civic/institutional and recreational uses, including parks, a fire-rescue site, and 

school sites; 

 1,068 acres for water resources/agriculture on the west side of the project; 

 640 acres for expansion of an existing impoundment on the west side of the project; and 

 Other features including rural parkways, trails, sidewalks and points of connectivity. 

 

The applicant has indicated the ITG project would provide several public benefits, including the 

following: 

 

 Provision for 10 percent of all units to be provided on-site as workforce housing; 

 Creation of a mixed-use community design to address regional land use imbalance and 

potential to reduce vehicle miles travelled; 

 Provision of 64 acres of parks and recreation uses, 17 miles of perimeter trails for 

pedestrians, cyclists, and equestrians, 11 miles of pedestrian and bike pathways within 

the project; 

 Civic site dedications for a fire station and school sites; 

 Retention of over 1,100 acres of open space for agricultural uses; and 

 Potential to address regional flooding through increased water storage by the provision of 

a 640-acre area for an impoundment adjacent to the Indian Trail Improvement District's 

M-1 Impoundment. 

 

The application materials indicate the ITG property is located within the SFWMD’s L-8 basin 

and legal positive outfall will be provided by the L-8 canal, which is adjacent to the west side of 

the subject property. Also, the property is within the boundaries of the Cypress Grove 

Community Development District (CGCDD), which is a special district created by the Governor 

and Cabinet sitting as the Florida Land and Water Adjudicatory Commission in 1993. The 

CGCDD has the authority to provide public infrastructure and services, and to operate district 

facilities. Additionally, the property is an inactive unit of the Indian Trail Improvement District 

(ITID), which is a special district created by the Florida Legislature in 1957. The applicant has 

indicated that the proposed development would employ the CGCDD to provide the drainage 

infrastructure within the project, and the property would become an active unit of ITID. The 

applicant has proposed to make available 640 acres for an impoundment at the northwestern 

corner of the proposed project. This could provide up to 5,000 acre/feet of additional storage 

capacity for the ITID. 
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The county staff report indicated that the proposed amendment is generally consistent with 

provisions of the county’s comprehensive plan. Potable water, wastewater, and reclaimed water 

service will be provided by the Palm Beach County Water Utilities Department, who has 

indicated they have the necessary capacity to provide the required level of service (LOS) at the 

proposed density and intensity. The non-residential square footage at a neighborhood and 

community scale would in part address a long-standing land use imbalance in the Central 

Western Communities area. The proposed project provides for localized neighborhood and 

community needs, rather than attempting to address the larger regional imbalance and setting up 

a potential competition with the recently approved Minto West property. 

 

The county staff report noted the proposed amendment would be compatible with surrounding 

land uses, because the proposed density is equivalent to the density in the Exurban Tier. Also, 

the applicant is proposing extensive buffers of 250 feet to 1/2 mile in width to environmentally 

sensitive lands in the Glades Tier, including J.W. Corbett Wildlife Management Area. Proposed 

are buffers and separations. In addition, the rural landscape will be enhanced through the 

incorporation of significant pedestrian and equestrian trails, and use of the rural parkway concept 

along many of the collector roads that form the boundary of the parcel. 

 

However, the county staff report indicated the proposed amendment includes an exemption from 

Policy 3.5-d to address impacts to roadway levels of service for many facilities within central 

western Palm Beach County. Policy 3.5-d was adopted by the county in part to determine 

whether or not there would be significant potential impacts upon the transportation network 

based on an analysis using the Metropolitan Planning Organization's long range transportation 

model. The proposed amendment is projected to generate approximately 42,427 additional daily 

trips on the regional road network. The long range Policy 3.5-d study showed that the proposed 

land use amendment does not comply with the policy. The county identified 10 segments that did 

not meet the adopted levels of service. The county staff report indicated many of the long-term 

deficiencies indicated in the 3.5-d study can be effectively addressed by providing more lane and 

intersection capacity than what was expected in the long range model road network. The 

proposed amendment includes the exemption, because these impacts can be addressed through 

specific improvements to the roadway network. 

 

Regional Impacts 

 

SRPP Regional Redevelopment Goal 5.1. prioritizes the redevelopment, revitalization and 

infill of existing neighborhoods and districts; Regional Strategy 5.1.1 is to identify and improve 

distressed and underutilized neighborhoods and districts; and Regional Policy 5.1.1.2 

encourages redevelopment of existing urban areas to discourage sprawl. ITG does not further 

these fundamental regional priorities which promote a “fix what we have, finish what we started” 

approach to growth and development of the region. There is concern the ITG proposal will 

further reduce the county’s capacity to address several square miles of unincorporated  

neighborhoods and districts in significant need of redevelopment and infrastructure 

improvements, especially between Florida’s Turnpike and I-95 along the Congress Avenue and 

Military Trail corridors. 
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Regional Public Facilities Strategy 8.1.1 is to provide levels of public services necessary to 

achieve a high quality of life, cost effectively, and Regional Policies 8.1.1.2, 8.1.1.3 and 8.1.1.4 

encourage development and redevelopment of areas where adequate public facilities exist before 

allocating funds to support new facilities in undeveloped areas. The ITG proposal is inconsistent 

with these key regional growth and development strategies and policies. No public services or 

access to this property exist today. The project is expected to generate 42,000 external car trips 

per day. All access to this property will be from three neighborhood streets, which serve the 

surrounding rural residential communities. Palm Beach County is having difficulty maintaining 

the integrity of its current countywide infrastructure investments and contains dozens of 

distressed neighborhoods and districts where public services and facilities already exist, but need 

updating.  Rather than opening up more undeveloped land and providing new urban services, the 

county may be better served by focusing future public infrastructure investments to support 

redevelopment and prevent further decline of these older, more urban areas. 

 

Traffic generated from the ITG proposal will exceed LOS standards on the following segments 

of the regional and local roadway network: 

 

 Seminole Pratt Whitney Road from Northlake Boulevard to Orange Boulevard 

 Seminole Pratt Whitney Road from Orange Boulevard to 60
th

 Street North 

 Seminole Pratt Whitney Road from 60th Street North to Persimmon Boulevard 

 Seminole Pratt Whitney Road from Persimmon Boulevard to Sycamore Drive 

 Seminole Pratt Whitney Road from Sycamore Drive to Okeechobee Boulevard 

 Seminole Pratt Whitney Road from Okeechobee Boulevard to Southern Boulevard 

 Persimmon Boulevard from 140
th

 Avenue North to Royal Palm Beach Boulevard 

 60th Street North from 140th Avenue North to Royal Palm Beach Boulevard 

 Northlake Boulevard from 140th Avenue North to Coconut Boulevard 

 Northlake Boulevard from 140th Avenue North to Ibis Boulevard 

 

Part of the ITG proposal is to request a text amendment to Palm Beach County’s comprehensive 

plan granting several LOS exemptions or waivers for the roadways listed above. Regional 

Transportation and Energy Policies 7.1.3.1, 7.1.4.4 and 9.1.1.1 are to encourage patterns of 

development and redevelopment that reduce dependency on the automobile and the use of fossil 

fuels; maximize public transportation alternatives; minimize the use of the region’s arterial and 

collector network; and support requests for lower levels of service in higher density areas, 

downtowns and along designated public transportation corridors. Under Council’s SRPP, the 

ITG proposal is not consistent with these fundamental regional transportation and energy 

priorities and would not qualify for LOS or transportation concurrency exceptions. 

 

Regional Economic Development Goals 3.1, 3.2 and 3.4 encourage patterns of development 

and public investment to: 1) improve economic and redevelopment opportunities for distressed 

communities;  and 2) support a sufficient agricultural land base to increase the sustainability, 

expansion and diversification of agricultural activities throughout the region. More specifically, 

Regional Economic Development Policies 3.4.1.2, 3.4.2.1 and 3.4.2.7 are to discourage 

suburban sprawl and encourage sustainable economic development by giving high priority to 

working with the private sector and coordinating land use planning that will increase public 
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investment and assistance to foster infill, redevelopment and refurbishing of infrastructure in 

existing urban areas. The ITG proposal is inconsistent with these regional economic 

development priorities. It does not foster reinvestment in the county’s distressed urban areas. The 

ITG proposal also extends public services and suburban development far out into existing 

agricultural lands that will create a large agricultural enclave, containing several square miles 

surrounded by development. This pattern of development will likely create the basis for 

conversion of all remaining agricultural lands in the area to suburban development. 
 

Regional Housing Goals 2.3 and 2.5 encourages stabilization and revitalization of existing 

neighborhoods and future growth that does not result in isolated patterns of development. The 

main reason for this is to encourage an ample mix of affordable rental and for-sale housing 

opportunities in close proximity to established employment centers, public services, and existing 

transportation and public transit corridors that provide good access to jobs. This is an important 

aspect of reducing the transportation cost burden of accessing employment and other services on 

the individuals and families who can least afford it. The ITG proposal includes a commitment 

that 10 percent of on-site, for-sale units will be provided as workforce housing based on the 

county’s affordability standards. The isolated nature of this project and speculation that a job 

base will develop in close proximity over time dilutes the value of this location as affordable 

housing stock for the county.  The additional time and transportation costs that may result will 

offset any savings to individuals and families purchasing these units at a lower price point. 
 

Extrajurisdictional Impacts 
 

The proposed amendment was sent to the Palm Beach County Intergovernmental Plan 

Amendment Review Committee Clearinghouse on September 29, 2015. The amendment package 

from the county contained resolutions from the Town of Loxahatchee Groves (Exhibit 12), 

Village of Royal Palm Beach (Exhibit 13), and City of West Palm Beach (Exhibit 14) opposing 

the comprehensive plan amendment. The resolutions from Loxahatchee Groves and Royal Palm 

Beach indicate the proposed amendment may significantly impact traffic within their 

jurisdictions and surrounding communities. They indicate there are no cost-feasible solutions to 

maintain the existing roadway system at an acceptable LOS. Both municipalities recommend 

denial of the proposed amendment, but state if a land use change is to be granted, they would 

request that the change would only be from 0.1 units per acre to 0.2 units per acre, and the 

project be developed with a corresponding balanced land use of non-residential uses. The 

resolution from the City of West Palm Beach notes that the traffic analysis states several links 

within the project’s radius of development influence do not meet the applicable LOS standards as 

outlined in the Palm Beach County comprehensive plan. The city’s resolution expresses concerns 

related to traffic impacts, negative effects on water quality, and destruction of the quality of rural 

life. If the county chooses to approve the proposed amendment, it should work with the Town of 

Loxahatchee Groves, Village of Royal Palm Beach, and City of West Palm Beach to adequately 

address their concerns and identified extrajurisdictional impacts. 
 

Recommendation 
 

Council should approve this report and authorize its transmittal to Palm Beach County and the 

Florida Department of Economic Opportunity.  

 

Attachments 



 

List of Exhibits 

 

 

  
Exhibit  

1 General Location Aerial 

2 General Location Map 

3 Indian Trails Grove – Aerial Map  

4 Indian Trails Grove  – Tier Map 

5 Indian Trails Grove  – Amendment Information 

6 Text Changes Showing Strikethrough and Underline 

7 Managed Growth Tier System Map 

8 Service Area Map 

9 Special Planning Areas Map 

10 Thoroughfare Right Of Way Identification Map 

11 Indian Trails Grove Conceptual Plan 

12 Resolution from Town of Loxahatchee Groves 

13 Resolution from Village of Royal Palm Beach 

14 Resolution from City of West Palm Beach 

15 Map from Presentation at May 20, 2016 Council Meeting by Bryan Davis, 

Urban Designer/Principal Planner, Palm Beach County Planning Division 
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Exhibit 1 

General Location Aerial 
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Exhibit 2 

General Location Map  
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Exhibit 3 

Indian Trails Grove – Aerial Map 
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Exhibit 4 

Indian Trails Grove – Tier Map 
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Exhibit 5 

Indian Trails Grove – Amendment Information  
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Exhibit 6 

Text Changes Showing Strikethrough and Underline 
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Exhibit 7 

Management Growth Tier System Map 
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Exhibit 8 

Service Area Map 
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Exhibit 9 

Special Planning Areas Map 
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Exhibit 10 

Thoroughfare Right Of Way Identification Map 
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Exhibit 11 

Indian Trails Grove Conceptual Plan 
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Exhibit 12 

Resolution from Town of Loxahatchee Groves 
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Exhibit 13 

Resolution from Village of Royal Palm Beach 
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Exhibit 14 

Resolution from City of West Palm Beach 
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Exhibit 15 

Map from Presentation at May 20, 2016 Council meeting by Bryan Davis, 

Urban Designer/Principal Planner, Palm Beach County Planning Division 

 


