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COMPREHENSIVE PLAN AMENDMENT STAFF REPORT  
AMENDMENT ROUND 18-B 
 

 
PLANNING COMMISSION PUBLIC HEARING, DEC. 8, 2017 
 

A. Application Summary 

I. General 

Project Name: Indian Trails Grove WCR AGR (LGA 2018-008)

Amendment 
Overview 
 

This privately proposed amendment proposes to revise the text of 
Comprehensive Plan policies for the Agricultural Reserve Tier and the 
Western Communities Residential Overlay (WCRO) and future land use 
designation for the Rural Tier, and the Future Land Use Atlas (FLUA) for the 
subject site in the Rural Tier.  
  

Text Summary: 
 

The text amendment proposes to revise policies to allow approximately 3,010 
acres of land in the WCRO to be used as Preserve Area for Agricultural 
Reserve Planned Developments (AGR-PUDs), and allow the associated 
development rights to be clustered in Development areas within the 
Agricultural Reserve.  This would allow 2,420 residential development rights 
approved for the WCRO to be built within the Ag Reserve.   
 

FLUA Summary: 
 

The FLUA amendment proposes to modify previously adopted conditions of 
approval for the 4,871.57 acre subject site as adopted by Ord. 2016-041.  The 
amendment proposes to revise conditions as follows: 

 Decrease the maximum number of dwelling units to be built on the 
WCRO site from 3,897 to 1,477, a 2,420 unit reduction; 

 Decrease the maximum allowable non-residential square footage to be 
built on the WCRO site from 350,000 sq. ft. to 142,182 sq. ft., a reduction 
of 217,818 sq. ft. 

 Rename the WCRO to the Western Communities Reserve. 

Acres: 4,871.57 acres (WCRO portion) 

Location: West of 180th Avenue North, North and West of the M-Canal  

Owner: Palm Beach West I Corporation 

Applicant: Palm Beach West Associates I, LLLP 

Agent: JMorton Planning & Landscape Architecture 

Staff 
Recommendation: 

Staff recommends denial of the text and future land use amendments based 
upon the findings and conclusions contained within this report. 
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II. Hearing History 

 
Local Planning Agency:   
 
BCC Transmittal Public Hearing:    
 
State Agency Review Comments:   
 
BCC Adoption Public Hearing:   
 
 
T:\Planning\AMEND\18-B\Reports-Agendas\1-LPA\III-A-2_18-B_ITG-WCR-AGR-Rpt-PLC.docx 
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Future Land Use Atlas Amendment 
I ndian T rails Grove WCR (LGA 20 1 8 - 008) 

Siz.e: 4,871.57 acres 
Existing Use: Residential and Commercial 
Proposed Use: Residential, Commercial and PreseiVe 
CUrrent FLU: Western •Communities Residential (WCR) 
Proposed FLU: Western ·Communities ReseiVe (WCR) 

And to revise cond~ions of 
ce~ 9.'2112017 
Q)ruct PI3Cinklg 
Rla"'¥ne: Pla1\I\I!.&.'D',1&6iSt es\18-03\liCI!¥1 Trall~ 

N)l!e: Map l rototncBt~rpre-..erattorqrJposeooo~. 

...... 
iiu.: SITE 

Future Land Use Designations 

AGE Agricu~ural Enclave AP Agricu~ural Production 
CON ConseiVation WCR Western Communities Residential 

RR-2.5 Rural Residential, 1 unit per 2.5 ac 
RR-5 Rural Residential, 1 unit per 5 acres 
RR-1 0 Rural Residential, 1 unit per 10 acres 

.•""!'!s=::;::;:Feet o t~oo 3.ooo 
Planning. Zoning & Building 

2300 N.Jog Rd. VVPS. FL3S411 
POOM {56 1) 233-5300 
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III. Site Data 

Current Future Land Use 

Current FLU: Western Communities Residential (WCR) 

Existing Land Use: Agricultural 

Current Zoning: Agricultural Residential (AR) and Agricultural Production (AP) 

Current Dev. 
Potential Max: 

3,897 dwelling units, 350,000 square feet of Non-Residential uses 

Proposed Future Land Use Change

Proposed FLU: Western Communities Reserve (WCR) 

Proposed Zoning: Western Communities Residential Planned Unit Development (WCR 
PUD) & Agricultural Reserve PUD Preserve (AgR-PUD/Preserve)  

Dev. Potential 
Max/Conditioned: 

1,477 dwelling units, 142,182 square feet of Non-Residential uses 

General Area Information for Site

Tier/Tier Change: Rural Tier – No Change 

Utility Service: Palm Beach County Water Utilities Department 

Overlay/Study: Western Communities Residential Overlay 

Comm. District: Commissioner McKinlay, District 6 
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B. Executive Summary  
 
The intent of the proposed amendment is to revise the Comprehensive Plan to allow land area 
located in the Western Communities Residential Overlay (WCRO) located in the Rural Tier to 
become preserve areas for planned developments in the Agricultural Reserve Tier.  This change 
would allow up to approximately 3,024 acres of WCRO land to be used as Ag Reserve Planned 
Development (AGR-PUD) preserve areas with a density of .80 unit per acre (2,420 residential 
units) to be clustered into the Ag Reserve Tier from the WCRO.  Specifically, the amendment 
would: 
 

 Eliminate approximately 552 acres of existing preserve parcels within six approved AGR-
PUDs in the Ag Reserve and replace with 690 acres of preserve areas in the WCRO, 
allowing a .80 density (approximately 1,020 units) for the preserve areas to be allocated 
from the WCRO to the Ag Reserve;  

 Add three new AGR-PUDs on 737 acres of development area in the Ag Reserve with 
approximately 1,750 acres of preserve to be located in the WCRO, allowing a .80 density 
(approximately 1,400 units) for the preserve areas to be allocated from the WCRO to the 
Ag Reserve; 

 Eliminate the requirement that 80/20 AGR-PUDs have a contiguous preserve area; 
 Revise the existing prohibition against institutional uses west of SR-7 by allowing two 

school sites to be located west of SR-7; and 
 Reduce the public benefits required as part of the 2016 approval of the WCRO in the 

Central Western Communities. 
 
The Agricultural Reserve Tier has long been recognized as an area of unique farmlands and 
wetlands, and the concept of an Agricultural Reserve has long been a fundamental tenet of the 
County’s long range comprehensive planning.  The fundamental concept of the Tier has been to 
allow for limited development while fostering the preservation of agriculture.  Beginning with the 
adoption of the 1980 Plan, the County has implemented policies and programs toward this end, 
such as limiting densities, designating the area as a sending area for the Transfer of Development 
Rights program to transfer units to the urban area, the 60/40 Ag Reserve Planned Development 
(AGR-PUD) concept adopted in 1994, and the Bond referendum and Master Plan in the late 
1990s.   The County has adjusted policies over time, responding to changes in conditions, but 
has remained within the policy framework of limited development, and environmental and 
agricultural preservation.  The Tier remains an important production area, with agricultural sales 
estimated at $120 million in 2016.  
 
The Agricultural Reserve Tier is approaching fulfillment of the development pattern that was 
anticipated in the Master Plan. This realization of the vision of the Ag Reserve means that few 
developable parcels remain.  Consistent with the Master Plan, much of the land area has been 
developed as 60/40 AGR-PUDs, with 60% of each project set aside as preserve area, and the 
units clustered to the development area of each project.  GL Homes has been the most active 
developer in the Ag Reserve, accounting for a majority of the AGR-PUDs approved and 
developed.  
 
In September 2016, the County approved the Indian Trails Grove (LGA 2016-017) privately 
proposed future land use and text amendment proposed by GL Homes for the 4,871 acre subject 
site in the Central Western Communities (CWC) in the Rural Tier.  The approval increased the 
development potential from 359 residential units to 3,897 units and allowed 350,000 sq. ft. of non-
residential uses on this site. The applicant is now essentially requesting to reallocate 62% of the 
entitlement to the Agricultural Reserve Tier. 
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The amendment would not affect the approximately 2,400 acres in the Ag Reserve purchased by 
the County with proceeds from the Bond.  However, the proposed amendment would establish a 
precedent for the relocation of development rights into the Agricultural Reserve that could 
eventually affect the 3,776 acres in other privately owned AGR-PUD preserves.  In addition, the 
proposed amendment proposes to increase the number of units potentially allowed in the Ag 
Reserve by 2,420 units.  Currently, there are 11,133 approved units in the Tier (of which 7,518 
are built) and 2,200 acres of uncommitted lands.  The latest estimate is that the total residential 
units of the Tier are approximately 13,200 units.  The proposed amendment would increase the 
potential maximum in the Tier by 18% to approximately 15,270 units, which is well beyond the 
amount anticipated in the Master Plan.   
 
The increase of residential development and the reduction in preserve acreage would alter the 
fundamental policy concepts to preserve agriculture in the Agricultural Reserve Tier.  This 
amendment would significantly reduce the acreage available for agricultural preservation in the 
Tier and abandon or significantly compromise basic concepts of the Comprehensive Plan.  For 
the Ag Reserve, the concepts include the preservation of agriculture, the prohibition of institutional 
uses west of State Road 7, policies to maintain low density rather than increase density in the 
Tier, and the requirement for contiguous preserves in an 80/20 AGR-PUD. The proposed 
amendment also reduces the number of workforce housing units anticipated by the original 
WCRO approval.  The amendment does not carry forward the 10% workforce housing unit 
requirement for the 2,420 units proposed to be allocated to the Ag Reserve, resulting in a loss of 
242 workforce housing units.  Further, the proposed amendment opens the door to future requests 
for other sites.   
  
In the WCRO, the amendment would reduce the allowable number of units by 62% (1,477 units), 
expand the Water Resource/Agriculture area on the Conceptual Plan to 2,912 acres (up from 
1,068 acres) and allow this acreage to serve as the preserve areas for the AGR-PUDs).  This 
increased Water Resource/Agriculture acreage is the primary benefit identified by the applicant.   
Due to the difference in density allowed in the WCR future land use designation (0.8 unit per acre) 
and the Ag Reserve designation (1 unit per acre), each acre of Agricultural Reserve preserve 
would be replaced by 1.25 acres of preserve in the WCRO, in an area less affected by residential 
encroachment.  The three AGR PUDs enabled through this amendment would also result in 
preserve areas at the rate of 1.25 acres of WCRO land for every unit allocated to the Ag Reserve.  
Although the proposed amendment would provide some benefit in terms of increased preserves 
in the WCRO and reduced traffic impacts, the proposed amendment would reduce or eliminate 
some of the public benefits that were required with the adoption of the original ITG amendment 
last year.  Specifically, the proposed amendment would result in a reduced trail network and the 
elimination of a middle school site; in addition, the amendment will result in a reduction of 242 
workforce housing units since the units shifting to the Ag Reserve would not be subject to the 
10% requirement for the WCRO.  The 640 acre impoundment area for ITID, 40-plus acres for 
County park expansion, a fire station site, and elementary school site would be retained.   
 
The proposed amendment represents a significant departure from the vision anticipated for the 
Agricultural Reserve as stated in the Comprehensive Plan objectives and policies.  Whether to 
allow dwelling units to be shifted from one geographic area of the County to another is a policy 
decision for the Board, with potentially very significant repercussions that have not yet been 
considered.  These include the potential for subsequent amendment requests, not only from the 
WCRO, but from any other location in the County.     
 
Based on the findings presented in this report, County staff recommends denial of the proposed 
amendment.  
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C. Introduction 

I. Intent of the Amendment  
 
This privately proposed amendment is comprised of a text amendment to revise the text of 
Comprehensive Plan for the Agricultural Reserve Tier and the Western Communities Residential 
Overlay and future land use designation located in the Rural Tier, and a Future Land Use Atlas 
to revise previously adopted conditions of approval for the subject site in the Rural Tier. 
 
The text amendment proposes to revise policies to allow approximately 3,010 acres land in the 
WCRO to be used as Preserve Area for Agricultural Reserve Planned Developments (AGR-
PUDs), and allowing the associated development rights to be clustered within the Development 
areas in the Agricultural Reserve.  This would allow 2,420 residential development rights 
approved for the WCRO to be built within the Ag Reserve.  The specific text changes are proposed 
in Exhibit 1.B, and are summarized as enabling the following: 

 Allow six approved AGR-PUDs to relocate preserve areas to the WCRO; 
 Allow three new AGR-PUDs to be created using land area in the WCRO for Preserve;  
 Allow two schools in the Ag Reserve to be located west of State Road 7; and 
 Allow 80/20 AGR-PUDs to have non-contiguous Preserve Areas. 
 
The FLUA amendment proposes to modify previously adopted conditions of approval for the 
4,871.57 acre subject site as adopted by Ord. 2016-041 and located in the Central Western 
Communities (CWC) of the Rural Tier.  The specific conditions of approval proposed for revision 
are provided in Exhibit 1.A, and summarized as follows.  The revisions to the Conceptual Plan 
are provided in Exhibit 1.C. 

 Decrease the maximum number of dwelling units to be built on the WCRO site from 3,897 to 
1,477 for a 2,420 unit reduction; 

 Decrease the maximum allowable non-residential square footage to be built on the WCRO 
site from 350,000 sq. ft. to 142,182 sq. ft for a reduction of 217,818 sq. ft. 

 Reduce the commitments for public benefits made as part of the original approval. 
 Rename the WCRO to the Western Communities Reserve. 

 
The proposed amendment would allow 62% of the WCRO site’s land area as AGR-PUD Preserve 
and 62% of the residential development rights to be built within AGR-PUD Development Areas in 
the Agricultural Reserve.  The WCRO would retain the remaining 38% of land to be developed at 
the site within the Rural Tier subject to the provisions of the Overlay.  The applicant has indicated 
that the proposed amendment is the first part of a two phase effort.  If this amendment is approved, 
the applicant may apply for a subsequent amendment to allow the remaining WCRO development 
rights to be built within the Agricultural Reserve and preserve the entire WCRO for agricultural, 
water resources management, and civic uses (park, fire rescue, etc.). 
 
Associated Zoning Applications 
 
The applicant proposes to replace AGR-PUD preserves in the Ag Reserve with preserve areas in 
the WCRO, and to then use the released preserve areas as development areas for three new 
AGR-PUDs and two school sites.  A multi-step process will be required because some of the land 
area to be used for the new AGR-PUDs and schools proposed by the amendment are currently 
preserve areas within existing AGR-PUDs.  There are a total of eleven zoning applications that 
will be submitted to implement this amendment in January 2018.  For the six existing AGR-PUDs, 
the zoning applications will request that the release existing recorded conservation easements 
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for the affected AGR-PUD preserves, eliminate portions of preserve areas for the affected AGR-
PUDs, and replace these preserve areas with preserve areas located in the WCRO.  For the three 
new AGR-PUDS, the applicant will submit zoning applications for development areas in the Ag 
Reserve (some of which are located on the released preserve areas) and preserve areas to be 
located in the WCRO.  The applicant will also submit two zoning applications for the school sites. 
 
The six affected existing AGR PUDs which will have a portion of their preserve area located in 
the WCRO are listed below: 
 

 Canyon Lakes, Control 2002-067  
 Canyon Isles, Control 2002-068  
 Canyon Springs, Control 2002-069 
 Valencia Reserve, Control 2005-003 
 Seven Bridges, Control 2005-455 
 Valencia Cove & Valencia Bay, Control 2004-369 

 
The three new AGR-PUDs which will have their entire preserve area located in the WCRO are 
listed below.  The numeric figures below are taken from the Traffic Impact Statements, dated 
September 25, 2017. 
 
 Hyder West is proposed for a 383 acre development area located on the west side of SR-7, 

south of Atlantic Avenue, north of Clint Moore Road.  The southern boundary of the parcel is 
also the boundary of the Agricultural Reserve.  The proposed development area is currently 
comprised entirely of existing AGR-PUD Preserve areas and is in active agriculture.  The 
project is proposed to be an 80/20 AGR-PUD.  According to the traffic concurrency study, the 
development is proposed as a 55+ age restricted community of approximately 1,100 dwelling 
units.   

 
 Amestoy is proposed for a 252 acre development area located north of Boynton Beach 

Boulevard, and west of Lyons Road.  Two preserve parcels currently exist on the Amestoy 
site on the northern end.  Nearly all of the site in active agriculture.  It is proposed as a 60/40 
AGR-PUD with 725 dwelling units. 

 
 Swaney is proposed for a 102 acre development area located ¼ mile east of Lyons Road on 

the north side of Boynton Beach Boulevard.  The parcel is not an associated preserve parcel 
for any existing AGR-PUDs.  The development area is proposed to have 340 dwelling units 

 
The text amendment proposes two school sites located west of State Road 7.  The land area for 
these sites is currently in preserve areas of approved AGR-PUDs listed above.  Zoning 
applications for each site to rezone to Agricultural Reserve Zoning would be processed during 
the course of this amendment. 
 
 The Elementary School is proposed for 30 acres located on the west side of SR-7, and north 

of the proposed Hyder West AGR-PUD development area.  The site is currently in active 
agriculture and part of existing AGR-PUD preserve areas. 

 The High School is proposed for 75 acres located on the west side of SR-7, approximately 
1-mile north of Boynton Beach Boulevard.  The site is currently in active agriculture and part 
of multiple existing AGR-PUD preserve areas. 
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D. Background and History  
 
The following sections provide an overview of the two areas of the County affected by the 
proposed amendment, as well as a brief history of land use planning efforts in each area. 

I. Agricultural Reserve  
 
Overview 
 
The County’s Agricultural Reserve Tier is approximately 22,000 acres in size, located west of the 
Florida Turnpike, east of the Arthur R. Marshall National Wildlife Refuge, north of Clint Moore 
Road, and generally south of the Village of Wellington, and Heritage Farms. Per the 
Comprehensive Plan, it is intended to allow limited low-density residential development and 
limited non-residential uses in order to “preserve and enhance agricultural activity, environmental 
and water resources, and open space within the Agricultural Reserve Tier.” It is designated as a 
Limited Urban Service Area (LUSA), which allows both urban and rural levels of service.   
 
According to the Agricultural Extension office, the Ag Reserve has 8,471 acres in agricultural 
uses: 6,359 acres are in row crops; 1,221 acres are in plant and tree nurseries, and approximately 
891 acres are in equestrian pastureland. Over 40 different vegetables and herbs (more than 80 
different varieties) are grown in the Ag Reserve, including fresh sweet bell peppers, fresh green 
beans and peas, Asian vegetables, cabbages, lettuces, squashes, eggplant, tomatoes, okra, and 
herbs. In addition, a wide variety of nursery crops are grown. The estimated 2016 economic sales 
of agriculture (row crops, nursery, equestrian and ancillary businesses) from the Ag Reserve was 
$120 million. The Ag Reserve represents 1.9% of the County’s farmland, but yields 8.4% of 
agricultural revenue for the entire County, reflecting the higher return per acre resulting from both 
high dollar-value crops and multiple harvests.  
 
The Comprehensive Plan allows several low density development options within the Agricultural 
Reserve Tier as summarized below: 
 
 Residential subdivisions area are allowed at one dwelling unit per 5 acres 
 Residential Planned Developments are allowed subject to a minimum acreage and a required 

minimum preserve area and the residential units to be clustered within the development area: 
o 60/40 AGR-PUDs require a 250 acre minimum with a 60% preserve area/ 40% 

development area, and must be located east of State Road 7 
o 80/20 AGR-PUDs require a 40 acre minimum with an 80% preserve area/ 20% 

development area, and are allowed west of SR7 but require contiguous preserve areas 
 Residential development rights may be transferred to a designated receiving area outside the 

Ag Reserve, at a rate of 1 unit per acre;  
 

Nearly all of the existing and proposed planned residential developments approved since the 
completion of the Ag Reserve Master Plan have utilized the 60/40 PUD option.  Approximately 
30% of the Ag Reserve is approved or built with residential or non-residential development.  
Nearly 60% has been preserved through AGR-PUDs or public ownership for agriculture, 
conservation, environmentally sensitive lands or other uses allowed, and 3% is undevelopable 
(right-of-way, drainage canals, or other public infrastructure).  Approximately 2,200 acres or 10% 
of the Tier is currently uncommitted and is currently in agriculture, residential or other uses allowed 
in the Tier. 
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Agricultural Reserve Tier Acreage by Approval Status 
 
Approval Status (c. November 2017) Acres % of AGR Land Area 
Development Areas 
Residential & Non Residential approvals  

6,467 29% 

Preserves in Natural/Conservation lands 6,226 28% 
Preserves in Agriculture  6,283 28% 
Preserves in Other uses allowed 295 1% 
Uncommitted / Other Remaining Lands 2,194 10% 
Other Uses (R/W, Canals, etc.) 581 3% 
Total Land Area 22,047 100% 

 
History 
 
The County’s 1980 Comprehensive Plan formally created the “Reserve,” in an area previously 
designated as “Residential Estates.” The Plan also recognized the Reserve as a potential future 
urbanized area, but intended it “to be preserved if possible, and if not, to be maintained as very 
low density residential” through the year 2000.  The 1980 Plan reduced densities to 1 unit per 
5 acres, but allowed “80/20 Planned Unit Developments (PUDs)” with 1 unit per acre clustered on 
20 percent of the land with a minimum of 40 acres, and established provisions for the Transfer of 
Development Rights (TDRs) to areas outside of the Ag Reserve. 
 
In adopting the County’s current Comprehensive Plan in 1989, the area’s boundaries were 
reduced to its current 22,000 acres, and a moratorium was enacted until a study could be 
completed to evaluate the long-term viability of agriculture. In 1994, new provisions were adopted 
for the Agricultural Reserve, based on some of the study recommendations.  Following a 
challenge by property owners/farmers and an administrative hearing, the Board adopted a 
Remedial Plan Amendment which created the 60/40 development option, allowing for planned 
developments at 1 unit per acre with a minimum of 150 acres of preserve area and development 
clustered on 40% of the land. Preserve areas under this option were not required to be contiguous 
to the development area, which was limited to areas east of SR7. The moratorium was lifted in 
1995 allowing all the development options to proceed. 
 
A Purchase of Agricultural Conservation Easements program was established in 1996 which 
ultimately led to the idea of a bond referendum to preserve agriculture in the Ag Reserve. In July 
1998, the Board of County Commissioners (BCC) and the South Florida Water Management 
District authorized the development of a Master Plan for the Agricultural Reserve, and in 1999 
Palm Beach County voters approved a referendum authorizing a $150 million bond issue to 
purchase agricultural and environmentally sensitive lands, with $100 million targeted for the Ag 
Reserve. Approximately 2,400 acres have been acquired with the bond funds. 

The Board of County Commissioners implemented the Agricultural Reserve Master Plan by 
incorporating the concepts as policy revisions to the Comprehensive Plan. In 1999, the County 
created the Managed Growth Tier System (MGTS) which included the Ag Reserve Tier. In 2001, 
the Ag Reserve provisions were rewritten to conform to the Tier system structure, and to 
incorporate the Ag Reserve Master Plan concepts into the Comprehensive Plan.  

The development pattern envisioned in the Master Plan, and implemented by the policies adopted 
in 2001, included clustering development in two primary areas, and limiting development west of 
SR 7. The intent was to lower infrastructure costs; allow for the aggregation and concentration of 
open space, allow for additional water management areas and locate development away from the 
Loxahatchee National Wildlife Refuge. 
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In 2014, at the request of Ag Reserve property owners, the BCC directed staff to hold a series of 
roundtable discussions to determine the needs and expectations of residents, farmers, and other 
interested parties within the Agricultural Reserve.  As a result of the roundtable  process and BCC 
workshops, over the past three years the BCC adopted several Plan amendments to revise 
Agricultural Reserve policies in the Comprehensive Plan.  The amendments included changes to 
allow small, neighborhood serving commercial locations, establish an AGR-MUPD zoning district, 
and eliminate the contiguity requirement for AGR-PUD/preserves, and allow preserve areas 
associated with farm residences.  These changes have resulted in additional commercial uses 
within the Tier, and additional parcels becoming eligible for AGR-PUD/preserves. 

II. Western Communities Residential  
 
Overview 
 
The 4,871.57 acre subject site is located within an area of the County known as the Central 
Western Communities (CWC), a 57,000 acre area predominated by low density residential 
development and large tracts of undeveloped agricultural lands. The property is within the 
boundaries of the Cypress Grove Community Development District, and an inactive unit of the 
Indian Trail Improvement District (ITID), a special district created by the Legislature in 1957.  It is 
located in the Rural Tier, and surrounded by lands in the Exurban, Rural, and Glades Tiers.  The 
site is currently in agricultural row crop production.    The uses surrounding the subject site include 
residential, agricultural, schools, parks, and conservation lands.   
 
History 
 
The site was cleared and drained for citrus production in the 1960s.  The site continued in active 
citrus production until various blights eliminated the citrus industry in the County in the 2000s.  
The applicant acquired the property in November 2005, and transitioned into agricultural row crop 
production.   
 
The WCRO is located in the CWC area which has been the subject of numerous planning efforts 
due to the long-standing land use imbalances of the area, the need to address infrastructure 
deficiencies, as well as the increasing number of land use amendment requests for large, vacant 
parcels. In 2005, the County adopted a Sector Plan for the CWC, which required developments 
to provide public benefits such as regional water management, open space, recreational and 
equestrian uses, and environmental mitigation, enhancement, and restoration.  The Sector Plan 
was subsequently repealed, but the BCC has relied upon the concepts established in the CWC 
Sector Planning process in considering proposals since 2005, particularly the public benefits 
concept, compact development form, and introduction of non-residential uses.  The Minto West 
Agricultural Enclave amendments to the Comprehensive Plan (LGA 2014-007, Ordinance 2015-
030), subsequently incorporated as the Village of Westlake, includes many of these concepts, as 
did the original amendment adopted last year for the subject site.  
 
In September 2016, the County approved the Indian Trails Grove (LGA 2016-017) private text 
and future land use amendment proposed by GL Homes for the 4,871 acre subject site.  The 
amendment changed 3,592 acres of Rural Residential, 1 unit per 10 acres (RR-10) which allowed 
359 dwelling units and 1,279 acres Agricultural Production to the new future land use designation 
and overlay created by the amendment called Western Communities Residential (WCR).  The 
approval increased the development potential from 359 residential units to 3,897 units and 
allowed 350,000 sq. ft. of non-residential uses in the Central Western Communities (CWC) in the 
Rural Tier.   
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E. Consistency and Compatibility  

I. Data and Analysis  
 
A. Consistency with the Comprehensive Plan - General 

This section of the report examines the consistency of the text and FLUA amendments with the 
County’s Comprehensive Plan and the impacts on public facilities and services.   

 
1. Justification:  FLUE Policy 2.1-f: Before approval of a future land use amendment, the 

applicant shall provide an adequate justification for the proposed future land use and for 
residential density increases demonstrate that the current land use is inappropriate.  In 
addition, the County shall review and make a determination that the proposed future land 
use is compatible with existing and planned development in the immediate vicinity and 
shall evaluate its impacts on: 

 
1. The natural environment, including topography, soils and other natural resources; 
 (see Public Facilities Section) 
2. The availability of facilities and services; (see Public Facilities Section) 
3. The adjacent and surrounding development; (see Compatibility Section) 
4. The future land use balance;  
5. The prevention of urban sprawl as defined by 163.3164(51) FS; (See consistency 
 with Florida Statutes in Exhibit 2.B.)  
6. Community Plans and/or Planning Area Special Studies recognized by the Board 
 of County Commissioners; and (see Neighborhood Plans and Overlays Section) 
7. Municipalities in accordance with Intergovernmental Coordination Element 
 Objective 1.1. (see Public and Municipal Review Section) 

 
The applicant has prepared a Justification Statement for the text amendment and the 
FLUA amendment, which state the following: 
 
Text Amendment.  The applicant’s Justification statement in Exhibit 3.A. states that the 
proposed text amendments: 
 
 “Allowing residential density to be allocated from an area of the County where 

substandard public facilities and infrastructure exist to another area of the County that 
is more urbanized with a roads and other facilities in place supports smart growth 
management practices.” 

 “The use of the WCR water resources/agriculture lands for required preservation areas 
for AgR-PUD developments results in MORE land being preserved in Palm Beach 
County” due to the difference in density. “There is NO increase in the number of 
residential units permitted in Palm Beach County, as both the AgR Tier and WCR Tiers 
presently authorize residential development density.”  “Thus, the prinicples of the 
Agricultural Reserve area are maintained, but due to the accelerated rate of 
preservation, result in more land being preserved in Palm Beach County.”   

 “These text amendments will encourage more compact forms of development while 
discouraging urban sprawl. The Ag Reserve Tier has been developed with net 
densities at 3-5 dwelling units per acre with preservation parcels spread throughout 
the tier, both east and west of State Road 7 intermingling suburban developments with 
large scale farming operations.  Preservation parcels are tucked in between residential 
communities and farmers are forced to travel between parcels utilizing major rights-of-



   
 

 
18-B FLUA & Text Amendment Staff Report 13 Indian Trails Grove WCR-AGR (LGA 2018-008) 

way. Allowing preservation area to be located in the WCR will allow for large tract 
farming that will not impact residential development. Additionally, the location of 
additional preservation in the WCR will ensure that additional sprawl does not occur 
from the incorporation of the City of Westlake.”  

 “Agriculture activities and farming operations are not compatible with urban/suburban 
residential develop as evidenced by every Planned Unit Development that has been 
approved within the Agricultural Reserve Tier. Conditions are imposed on every 
development within the AgR Tier that require future residents to be notified of farming 
operations within the area. It is not uncommon for tractors and other farm vehicles to 
travel on roadways also utilized by area residents. This mixing of traffic can negatively 
impact rush hour commutes during the work week. Allowing agriculture activities to 
occur in large concentrated areas is more compatible with surrounding development 
than the development pattern that has occurred in the AgR Tier which resembles more 
of a patchwork quilt pattern than what was originally intended by the Ag Reserve 
Master Plan.” “Farmers are free to spray crops with pesticides and herbicides over a 
large cohesive area without concerns of adjacent dense single-family developments 
being impacted. Additionally, having agricultural preserve away from residential 
developments allows for continual harvesting during peak harvest time.” 

 
FLUA Amendment.  The applicant’s Justification statement in Exhibit 3.B. states that the 
modifications to the recently approved Comprehensive Plan amendment are “suitable and 
appropriate for the subject site” as the "proposed amendment continues to allow 
comparable residential density within the central western portion of PBC by converting 
properties currently used for agricultural purposes within an area which has seen continual 
development since the early 1960’s."  Furthermore, the applicant indicates that “allowing 
the proposed amendment to the Conceptual Plan is justified because there has been a 
change in circumstances (correction in the single-use pattern) that affects the property.” 
This is buttressed with an argument in the justification statement that adjacent parcel FLU 
designations are changed, that changes in access or characteristics of the area and 
associated impacts on the subject site have occurred, that new information or change in 
circumstances affect the subject site, and the adopted FLU designation is inappropriate.  
The Justification Statement indicates that the site specific land use amendment request is 
not proposing to increase residential density and is only amending the entitlements that 
reduce the development potential of the FLU designation that it recently was given in 2016.     

 
 Staff Assessment: This policy is the umbrella policy over the entire FLUA amendment 

analysis and many of the items are addressed elsewhere in this report as identified above.   
 

Text Amendment.  The applicant states that the text amendment relocates residential 
density to Ag Reserve, an urbanized area, rather than the rural WCRO, and because the 
Ag Reserve has existing public facilities and infrastructure it is more appropriate for these 
units than the WCRO where these facilities are substandard or do not exist, and this 
“supports smart growth management practices”.  The WCRO was approved with the 
consideration and planning for the necessary public facilities and infrastructure 
improvements to support the development.  A portion of the cost of these improvements 
would be funded by the applicant.  By relocating the units to the Agricultural Reserve, the 
applicant will benefit from the existing infrastructure and the applicant’s obligation for 
improvements would be diminished, while increasing the impacts in the Ag Reserve and 
deviating from the intent to preserve agriculture within the Ag Reserve.       
 
The applicant states that the use of WCRO for preserve will result in a greater portion of 
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land in preserve due to the difference in density (.80 du/acre vs. 1 du/acre) and that the 
amendment will not result in an increase in units in the County overall.  Staff concurs that 
the increase in preserve for agriculture would provide some benefit, but this would come 
at the expense of the vision anticipated for the Ag Reserve as stated in the Comprehensive 
Plan objectives and policies.   

 
The applicant states that the Ag Reserve has a ‘checker board’ pattern of both agriculture 
and residential development is not compact and undesirable for the preservation of 
agriculture.  The applicant states that the pattern has resulted in small agricultural tracts 
that are not as efficient or effective for farming as large tracts of land.  Further, the 
applicant states that agriculture is incompatible with residential development, and the use 
of WCRO for preserve area would allow more flexibility for farmers to cultivate and harvest 
land, and would reduce conflicts between residents and farming.  However, the mix of 
agriculture and residential land in the Tier, this ‘checker board’ pattern as described by the 
applicant, represents fulfillment of the development pattern that was the vision of the 
Master Plan as anticipated and implemented by Comprehensive Plan policies.  
 
As demonstrated in this report, agriculture in the Ag Reserve Tier is a viable and 
appropriate use for this area of the County that contributes to the County’s economy.  The 
60/40 development option that has yielded the development pattern was specifically 
adopted in the plan as a result of efforts from farmers in the Ag Reserve in the early 1990s.  
The majority of the loss of agricultural land in the Tier has been to residential development 
stemming from the development options created specifically for the Tier.  With regards to 
compatibility, farming and residential development continue to coexist successfully in the 
Ag Reserve.  None of the statements by the applicant have merit to support the text 
amendment. 

 
FLUA Amendment.  With regard to the changes proposed for WCRO, the prior 
amendment one year ago, that amendment was determined to be beneficial in that it would 
ameliorate a long-standing land use imbalance in the CWC area to some extent and 
provide real and meaningful public benefits to the CWC.  By saying that the reduction of 
units in the WCRO is a benefit for the County, the applicant calls in to question the 
justification and basis of the original WCRO approval, and presents claims that are counter 
to findings made by the BCC on the prior ITG and Minto West/Westlake approvals. The 
applicant fails to identify what circumstances have occurred in the past year that warrant 
a subsequent amendment to reduce the allowable development under the original WCRO 
approval.  Therefore, the applicant has not met the requirements for an adequate 
justification. 
 

2. County Directions – FLUE Policy 2.1-g: The County shall use the County Directions in 
the Introduction of the Future Land Use Element to guide decisions to update the Future 
Land Use Atlas, provide for a distribution of future land uses in the unincorporated area 
that will accommodate the future population of Palm Beach County, and provide an 
adequate amount of conveniently located facilities and services while maintaining the 
diversity of lifestyles in the County.  

 
1. Livable Communities.  Promote the enhancement, creation, and maintenance of 

livable communities throughout Palm Beach County, recognizing the unique and 
diverse characteristics of each community.  Important elements for a livable 
community include a balance of land uses and organized open space, preservation 
of natural features, incorporation of distinct community design elements unique to 
a given region, personal security, provision of services and alternative 
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transportation modes at levels appropriate to the character of the community, and 
opportunities for education, employment, health facilities, active and passive 
recreation, and cultural enrichment. 

  
 2. Growth Management. Provide for sustainable communities and lifestyle choices 

 by: (a) directing the location, type, intensity, timing and phasing, and form of 
 development that respects the characteristics of a particular geographical area; 
 (b) requiring the transfer of development rights as the method for most density 
 increases; (c) ensuring smart growth, by protecting natural resources, preventing 
 urban sprawl, providing for the efficient use of land, balancing land uses; and, (d) 
 providing for facilities and services in a cost efficient timely manner. 

 
 4. Land Use Compatibility.  Ensure that the densities and intensities of land uses 

 are not in conflict with those of surrounding areas, whether incorporated or 
 unincorporated. 

 
 7. Housing Opportunity.  Ensure that housing opportunities are compatible with 

 the County's economic opportunities by providing an adequate distribution of 
 very-low and low-income housing, Countywide, through the Workforce Housing 
 Program. 

 
 Staff Assessment:  The County’s Managed Growth Tier System is the primary vehicle by 

which the County directions are realized.  The Tier system identifies distinct geographic 
areas which, together, offer lifestyle choices for all residents, and allow for sustainable 
communities.  The associated Comprehensive Plan policies and land development 
regulations to implement each Tier also reflect the County Directions. The proposed 
amendment seeks to fundamentally alter the provisions in place for the Ag Reserve Tier, 
no longer maintaining the combination of preserve/development that was deemed the 
appropriate pattern for that lifestyle and that type of sustainable community. In the WCRO, 
the proposed amendment reduces the amount of allowable development, and increases 
the amount of land available for agriculture and water resource management.  These 
changes would be a departure from the stated objectives for the WCRO, and also 
represent a shift away from the pattern that was deemed appropriate for the area.  As 
such, these changes are inconsistent with the intent of the County Directions. 
Furthermore, the amendment proposes to allocate 2,420 units to the Ag Reserve without 
the requirement for 10% of units to be provided as workforce units that is required for the 
WCRO.  The 2,420 units relocated to the Ag Reserve would not be subject to this 
condition, nor is the Agricultural Reserve Tier currently included in the County’s Workforce 
Housing Program; the effect is that the proposed amendment would result in 242 fewer 
workforce housing units being provided.  The County continues to recognize the lack of 
attainable housing as a critical issue, and therefore the proposed amendment is 
inconsistent with the County’s objective to increase the availability of workforce housing. 

 
3. Piecemeal Development – FLUE Policy 2.1-h:  The County shall not approve site 

specific Future Land Use Atlas amendments that encourage piecemeal development or 
approve such amendments for properties under same or related ownership that create 
residual parcels.  The County shall also not approve rezoning petitions under the same or 
related ownership that result in the creation of residual parcels.  
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 Staff Analysis:  There are no other parcels under the same or related ownership that are 
not included in the proposed site specific amendment that have development potential.  
Therefore, the proposed amendment would not constitute piecemeal development.  

 
4. Residual Parcel – FLUE Policy 2.1-i:  As a means of promoting appropriate land 

development patterns the County shall discourage the creation of residual parcels within 
or adjacent to a proposed development.  If such a situation is identified, and the residual 
parcels cannot be eliminated, then the development shall be designed to allow for inter-
connectivity with the residual parcels through various techniques including, but not limited 
to, landscaping and pedestrian and vehicular access.  In addition, the future land use 
designation and/or zoning district of the residual parcel shall also be considered by the 
Board of County Commissioners, concurrently with the development, to ensure that an 
incompatibility is not created. 

 
 Staff Analysis:  The Comprehensive Plan’s Introduction and Administration Element 

defines a residual parcel as “a property under the same or related ownership that has 
been left out of a development area, resulting in a parcel which has limited development 
options and connections to surrounding properties.”  As there are no other parcels under 
the same or related ownership that are excluded from the application with development 
potential, the proposed amendment would not result in the creation of any residual parcels. 
 

5. Density Increases – Policy 2.4-b:  The Transfer of Development Rights (TDR) 
 Program is the required method for increasing density within the County, unless: 

 
1. an applicant can both justify and demonstrate a need for a Future Land Use Atlas 

(FLUA) Amendment and demonstrate that the current FLUA designation is 
inappropriate, as outlined in the Introduction and Administration Element of the 
Comprehensive Plan, or  

2. an applicant is using the Workforce Housing Program or the Affordable Housing 
Program as outlined in Housing Element Objectives 1.1 and 1.5 of the 
Comprehensive Plan and within the ULDC, or 

3. an applicant proposes a density increase up to, but not exceeding, the density 
proposed by and supported by a Neighborhood Plan prepared in accordance with 
FLUE Objective 4.1 and formally received by the BCC.  To date, the following 
Neighborhood Plan qualifies for this provision:  
a. West Lake Worth Road Neighborhood Plan. 

 
Staff Analysis:  The proposed amendment affects land in the Rural and Ag Reserve Tiers.   
The subject property of the FLUA amendment and the AGR-PUDs are not eligible to utilize 
TDRs as a method to increase density.  Regarding the second provision, although not 
explicitly exempted in the Housing Element, no Rural or Ag Reserve Tier future land use 
designations are included in the policies, and are therefore not eligible to utilize any 
density bonuses under the Workforce Housing or Affordable Housing programs.  The third 
provision of this policy does not apply as the proposed amendment is not located within 
an identified Neighborhood Plan. 

 
6. ULDC Implications:  Revisions to the Unified Land Development Code (ULDC) related 

to implementation of the Western Communities Residential Planned Unit Development 
(WCR PUD) were approved by the BCC in 2017.  However, additional changes to the 
ULDC would be necessary to accommodate use of WCRO lands for the AGR-PUD 
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preserve requirements.  Additional ULDC modifications would be necessary to allow for 
“non-contiguous” 80/20 AgR-PUDs, and Institutional uses west of SR-7.   

 
B. Consistency with the Managed Growth Tier System 
 
Future Land Use Element Objective 1.1, Managed Growth Tier System, states that “Palm Beach 
County shall implement the Managed Growth Tier System strategies to protect viable existing 
neighborhoods and communities and to direct the location and timing of future development within 
5 geographically specific Tiers to: 
 

1. Ensure sufficient land, facilities and services are available to maintain a variety of 
housing and lifestyle choices, including urban, suburban, exurban and rural living; 

2. Preserve, protect, and improve the quality of natural resources, environmentally 
sensitive lands and systems by guiding the location, type, intensity, and form of 
development; 

3. Accommodate future growth but prohibit further urban sprawl by requiring the use 
of compact forms of sustainable development; 

4. Enhance existing communities to improve or maintain livability, character, mobility 
and identity; 

5.  Facilitate and support infill development and revitalization and redevelopment 
activity through coordinated service delivery and infrastructure upgrades; 

6. Protect agricultural land for farm uses, including equestrian uses; 
7. Strengthen and diversify the County’s economic base to satisfy the demands of 

the population for employment growth, and provide opportunities for agricultural 
operations and employment centers; and, 

8. Provide development timing and phasing mechanisms in order to prioritize the 
delivery of adequate facilities and services to correct deficiencies in existing 
communities and accommodate projected growth in a timely and cost effective 
manner.”   

  
 Staff Analysis:  This objective links the Tier System to the concepts in the County 

Directions. The proposed amendment would reduce the development potential in the 
WCRO, and provide for continued agriculture and water management on a larger portion 
than anticipated under the current approval for the site.  The developer would continue to 
address some existing infrastructure deficiencies in the CWC.  These outcomes are 
generally consistent with the objectives of the Rural Tier, but do depart from the recently 
adopted development scheme for the WCRO, and fundamentally change the intent of the 
Ag Reserve as envisioned in the Tier System, inconsistent with the intent of this objective.   

 
C. Consistency with Agricultural Reserve Tier  
 
1. Objective 1.5 – FLUE Objective 1.5 states “Palm Beach County shall preserve the 

unique farmland and wetlands in order to preserve and enhance agricultural activity, 
environmental and water resources, and open space within the Agricultural Reserve Tier. 
This shall be accomplished by limiting uses to agriculture and conservation with residential 
development restricted to low densities and non-residential development limited to uses 
serving the needs of farmworkers and residents of the Tier. The Agricultural Reserve Tier 
shall be preserved primarily for agricultural use, reflecting the unique farmlands and 
wetlands within it.”   

 
Staff Analysis:  The Tier’s objective is to preserve the farmland and wetlands of the Tier 
to maintain the agriculture, environmentally sensitive lands, water resources, and open 
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space within it, with limited low density residential development.  It does not contemplate 
the preservation of agriculture though preserve parcels located outside of the Tier. This is 
accomplished through low density development patterns that require clustering the units 
on the development portion, and preservation of the balance of the property for 
agricultural, water management, open space or other similar uses. The proposed 
amendment allows for the development of AGR-PUDs with the required preserves in a 
different Tier of the County, and in doing so allows for the conversion of existing preserve 
areas in the Ag Reserve to be replaced and subsequently developed. The three AGR-
PUDs enabled through this amendment would also result in preserve areas at the rate of 
1.25 acres of WCRO land for every unit allocated to the Ag Reserve.  Due to the difference 
in density between the Ag Reserve (1 unit per acre) and the WCRO (.8 unit per acre), the 
amendment would result in a larger preservation area.  However, this does not meet the 
intent of the objective to create reserve areas within the Ag Reserve Tier, and results in a 
potential increase of 2,420 units that were not anticipated within the Tier. 
 
Further, the objective and policies for the Ag Reserve Tier were adopted specifically to 
implement the Ag Reserve Master Plan.  The Master Plan refers to a potential additional 
14,000 dwelling units possible in the Ag Reserve; this was considered to be the 
development potential available under the current 1998 rules at the time, based upon a 1 
unit per acre calculation of the 14,000 acres of 'land available for development'.  It 
represented an estimate of what the development potential was at the time considering 
the current Agricultural Reserve development options available. It was used as a baseline, 
from which the County could illustrate the potential reduction in units that could be 
achieved with a successful Bond Referendum, as lands could be acquired through the 
bond funds, and the associated units could be 'retired.’ This figure was not adopted as a 
cap and it was not considered to be an exact figure to be achieved.  However, the 
proposed amendment would significantly increase the amount of units in the Tier above 
the 14,000.  The proposed amendment proposes to increase the number of units 
potentially allowed in the Ag Reserve by 2,420 units.  Currently, there are 11,133 approved 
units in the Tier (of which 7,518 are built) and 2,200 acres of uncommitted lands.  The 
latest estimate is that the total residential units of the Tier are approximately 13,200 units.  
The proposed amendment would increase the potential maximum in the Tier by 18% to 
approximately 15,270 units which is well beyond the amount anticipated in the Master 
Plan.   
  

2.   Policy 1.5-e states “The Agricultural Reserve Tier shall be designated as a sending area 
for the Transfer of Development Rights (TDR) program established under Future Land 
Use Objective 2.4. TDR credits shall be assigned to lands within the Agricultural Reserve 
Tier at a transfer rate of one (1) du/acre.” 

 
 Staff Analysis:  The policy outlines another existing available method of preserving 

farmland and wetlands of the Tier to maintain the agriculture, environmentally sensitive 
lands, water resources, and open space within it the proposed changes are contrary to 
this policy as the end result is the Ag Reserve would be the “receiving area” of density 
from another tier. 

 
3. Policy 1.5-h: Residential uses shall be permitted within the Agricultural Reserve Tier 

under the Agricultural Reserve land use designation as further regulated by the Unified 
Land Development Code. Consistent with the provisions of Future Land Use Policy 2.1-b 
and Table 2.2.1-g.1, Residential Future Land Use Designation Maximum Density, the land 
shall be allowed to develop at a density of one dwelling unit per five acres (1DU/5AC), 
unless the property meets the requirements for an Agricultural Reserve Planned Unit 
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Development (AgR-PUD) , Agricultural Reserve Multiple Use Planned Development (AgR-
MUPD), or an Agricultural Reserve Traditional Marketplace Development (AgR-TMD) as 
described in Future Land Use Sub-Objective 1.5.1, in which case the land may be 
developed at a density of one dwelling unit per acre. 
 
Staff Analysis:  This policy confines all residential uses within the Tier to the Agricultural 
Reserve future land use designation and establishes the density of such lands at either 1 
unit per five acres (0.2 unit per acre) or 1 unit per 1 acre, if the land is included within an 
AGR Planned or Traditional Development District.  The applicant proposes to revise this 
policy as shown in Exhibit 1.B to allow lands with a WCRO future land use designation 
and an approved Conceptual Plan to serve as AGR-PUD Preserves (at a rate of 0.8 unit 
per acre).  This proposed revision would be counter to the this adopted policy for the Ag 
Reserve Tier. 

 
4. Policy 1.5-s: Institutional and Public Facilities uses shall be allowed in the Agricultural 

Reserve Tier.  Such uses shall not be permitted west of State Road 7.  Institutional related 
uses, including but not limited to, churches and social service facilities shall be allowed 
within the AGR Zoning District as a part of the continuation of the Tier.   
 
Staff Analysis:  This policy explicitly references one of the geographical markers that was 
a limitation to development in the Ag Reserve Tier.  Parcels to the west of SR-7 are 
intended to establish a “buffer” between development in the Tier and the Loxahatchee 
National Wildlife Refuge.  The applicant proposes to revise this policy as shown in Exhibit 
1.B to allow lands that are currently designated as AGR-PUD Preserves west of SR-7 to 
be removed from their active agricultural status for the development of two schools, and 
replaced with agricultural lands in the WCRO.   This proposed revision would be counter 
to the this adopted policy for the Ag Reserve Tier. 

 
5. Policy 1.5.1-a: In order to preserve and enhance agricultural activity, environmental and 

water resources, open space, and sustainable development within the Agricultural 
Reserve Tier, all new residential, commercial, industrial, and/or mixed use developments 
shall be developed as an Agricultural Reserve Planned Development that contributes to 
the fulfillment of these objectives by meeting the preserve area requirements, subject to 
the provisions of this Element, with the exception of 1) Residential subdivisions predating 
the Ag Reserve Tier and those that are subdivided at 1 unit per 5 acre density; 2) pre-
existing commercial sites identified in Policy 1.5-i which develop at the square footages 
identified within the Policy; and 3) the sites which received an industrial future land use 
designation as part of the adoption of the 1989 Comprehensive Plan. 

 
Staff Analysis:  This policy explicitly references that new development within the Tier 
shall be consistent with the aim of preservation/enhancement of agriculture, open space, 
water resources, and use the established development form.  While the proposed 
amendment does not violate the policy, it is contrary to the intent by allowing for the AGR-
PUD preserve areas to be located outside of the Ag Reserve Tier (and within the Rural 
Tier) to be substituted for those within the Tier. 

 
6. Policy 1.5.1-b: A residential AgR-PDD shall require the following: 

1. that the development area be compact, contiguous, and arranged as a unified 
whole and appropriately buffered so as not to interfere with the continued or future 
function of the preserve area. For this purpose, a meandering or intrusion of the 
development area into the preserve area would only be considered in an 
equestrian community; 
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2. that the development area be situated adjacent to other existing, planned, or 
projected development areas; 

3. that the development area provide an appropriate buffer between non-agricultural 
uses  and adjacent agricultural uses to ensure  that new non-agricultural uses do 
not adversely affect agricultural uses. When golf courses and similar amenities are 
provided in the development area, they shall be situated to serve as a buffer 
between non-agricultural uses and agricultural uses, though water features shall 
not have to be located adjacent to the buffers of the development; 

4. that preserve areas not be regarded as part of any development lot; 
5. that preserve areas be used only for agriculture or open space uses; 
6. that any structures built within preserve areas be for agricultural uses only (as 

further specified in the ULDC), and shall be considered common resources of the 
development’s residents or agricultural users; 

7. that the dedication requirements (e.g. civic use) and calculations for land uses (e.g.  
non-residential pods) be based only upon the development area; and 

8. that the development area use native or drought tolerant species for at least 60% 
of any landscape requirement. 

 
Staff Analysis:  This policy describes the attributes of AGR-PUD development areas and 
their accompanying preserve areas and provides the basis for planned developments in 
the Ag Reserve Tier.  The applicant proposes to revise this policy as shown in Exhibit 1.B 
to add language to allow WCRO land outside of the Ag Reserve Tier to satisfy the preserve 
area requirement for AGR-PUDs.  This proposed revision would be counter to this adopted 
policy for the Ag Reserve Tier to preserve land within the Tier.   
 

7. Policy 1.5.1-d:  Utilization of these planned development options may result in a 
maximum density for an AgR-PDD of 1 du/ac for a residential AgR-PDD except that the 
maximum number of units shall be reduced to reflect the number of farm worker quarters 
and/or grooms quarters located in the preserve area.  For a residential AgR-PDD or an 
AgR-TMD, the preserve area requirement shall be established as:   
1. a 80/20 development, 75 percent of the total land area; 
2. a 60/40 development, 60 percent of the total land area; and 
3. a TMD, 60 percent of the total land area. 

 
Staff Analysis:  This policy establishes the rate of allocation within AGR planned 
development districts (1 unit per 1 acre) and identifies the minimum amount of land that is 
required for preserve areas.  These three development options are the basis for increasing 
density from the base 1 unit per 5 acres to a 1 unit per acre density in the Ag Reserve 
Tier.  The applicant proposes to revise this policy as shown in Exhibit 1.B to allow WCRO 
designated lands as preserve at the rate of 0.8 unit per acre.  This proposed revision would 
be counter to the this adopted policy for the Ag Reserve Tier to preserve land within the 
Tier.   

 
8. 80/20 Planned Development Option  

Policy 1.5.1-h: An 80/20 AgR-PDD shall require the following 
1. a minimum of 40 contiguous acres; 
2. that the buildable area be contained in one compact area and not exceed 20 

percent of the gross acreage.  Land dedicated as rights-of-way for the County’s 
Thoroughfare System, land allocated for the internal street system, and water 
areas required for on-site drainage retention may be deducted from the 80 percent; 
however, in no event shall the buildable area be increased to greater than 25 
percent of the gross acreage;  
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3. that the remainder of the gross acreage be maintained in agriculture, passive 
recreation or other open space use, except that water features may only be 
considered within the preserve area if the feature is designated by the South 
Florida Water Management District as a Water Preserve Area (WPA).   No other 
open space or recreational use that is intensive in nature, such as a golf course; 
or, which would interfere with the future practice of agriculture on the subject 
property; or continued practice of agriculture on adjacent properties shall be 
permitted; and 

4. that the preserve area be held in common ownership and control by an HOA or 
other party for access by, and on behalf of, residents of the AgR-PDD or 
agricultural users, and operate under common management of an HOA or third 
party. 

 
Staff Analysis:  This policy establishes the fundamental requirement for an 80/20 AGR-
PUD that the development area and the preserve area are contiguous.  The 60/40 AGR-
PUDs are not allowed west of SR-7.  The 80/20 AGR-PUDs are allowed west of SR-7 
because the 80% land as preserve serves as a transition between residential development 
intended for east of SR-7.  This requirement is intended to sufficiently separate and buffer 
the development area from any encroachment into agricultural, environmental, or other 
open space uses.   The applicant proposes to revise this policy as shown in Exhibit 1.B to 
exempt 80/20 AGR PUDs south of Atlantic Avenue from the from the contiguity 
requirement.  This change is inconsistent with the intent of this policy. 

 
D.   Consistency with Rural Tier  
 
The WCRO project remains within the Rural Tier.  Future Land Use Element Objective 1.4, Rural 
Tier, indicates that "the Rural Tier includes agricultural land and rural settlements," that the area 
supports "large agricultural operations as well as single-family homes with small family-owned 
agricultural businesses, including equestrian related uses."  It goes on to indicate that "the Rural 
Tier is beginning to experience pressure for urban densities and nonresidential intensities 
normally associated with a more urban area," and that the strategies for the tier "are established 
to protect and enhance rural settlements that support agricultural uses and equestrian uses."  The 
objective itself sets forth the operative conditions for the Tier:  "Palm Beach County shall plan for 
the impacts of growth outside of the Urban Service Area, recognizing the existence of both large 
undeveloped tracts as well as areas containing densities equal to or less than 1 dwelling unit per 
5 acres established prior to the adoption of the 1989 Comprehensive Plan located in proximity to 
environmentally sensitive natural areas while protecting the Rural Tier Lifestyle."  
 

Policy 1.4-a:  The County shall protect and maintain the rural residential, equestrian and 
agricultural areas within the Rural Tier by: 
 
1. Preserving and enhancing the rural landscape, including historic, cultural, recreational, 
 agricultural, and open space resources; 
2. Providing facilities and services consistent with the character of the area; 
3. Preserving and enhancing natural resources; and, 
4. Ensuring development is compatible with the scale, mass, intensity of use, height, and
 character of the community. 
 

Staff Analysis: This amendment is consistent with this policy, as over 3,552 acres of the 
ITG site will be retained in agriculture or open space uses, even after build-out, as is 
currently proposed.   The entire 4,871-acre site is currently utilized to grow row crops, and 
would remain in agricultural use until the site physically converts to development.   
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E. Compatibility 
 
Compatibility is defined as a condition in which land uses can co-exist in relative proximity to each 
other in a stable fashion over time such that no use is negatively impacted directly or indirectly by 
the other use.  The applicant lists the surrounding uses and FLU designations and provides a 
discussion of compatibility analysis the justification statement in Exhibit 3.B.   
 
FLUE Policy 2.1-f states that “the County shall review and make a determination that the 
proposed future land use is compatible with existing and planned development in the immediate 
vicinity.”  And FLUE Policy 2.2.1-b states that “Areas designated for Residential use shall be 
protected from encroachment of incompatible future land uses and regulations shall be maintain 
to protect residential areas from adverse impacts of adjacent land uses.  Non-residential future 
land uses shall be permitted only when compatible with residential areas, and when the use 
furthers the Goals, Objectives, and Policies of the Plan.” 
 

Staff Analysis:  The subject site in the WCRO was determined to be compatible in the 
prior Amendment round that involved a significantly greater number of dwelling units and 
intensity of non-residential uses.  Thus, the reduction in density and intensity on the site 
should have no deleterious effects on compatibility between the subject site and the 
surrounding areas.  With regards to the additional AGR-PUDs in the Ag Reserve that 
would result from this amendment, there are no compatibility concerns. The AGR-PUDs 
are required to provide considerable buffering, separation, and setbacks from agriculture.   
   

F. Consistency with County Overlays, Plans, and Studies 
 
1. Overlays – FLUE Policy 2.1-k states “Palm Beach County shall utilize a series of overlays 

to implement more focused policies that address specific issues within unique identified 
areas as depicted on the Special Planning Areas Map in the Map Series.”   

 
Staff Analysis:  The Indian Trails Grove is wholly located within the Western Communities 
Reserve Overlay (WCRO), within the Rural Tier.  The proposed amendments are to modify 
the overlay to permit the shifting of units and the use of WCRO lands as preserves for 
AgR-PUDs.   

 
2. Neighborhood Plans and Studies – FLUE Policy 4.1-c states “The County shall 

consider the objectives and recommendations of all Community and Neighborhood Plans, 
including Planning Area Special Studies, recognized by the Board of County 
Commissioners, prior to the extension of utilities or services, approval of a land use 
amendment, or issuance of a development order for a rezoning, conditional use or 
Development Review Officer approval……”   

 
Staff Analysis:   The WCRO site is not located within a Neighborhood Plan area. Several 
of the areas in the Ag Reserve that are the subject of the proposed text amendments are 
within the boundaries of the West Boynton Area Community Plan (WBACP), which was 
developed in 1995 as a joint effort of the Coalition of Boynton West Residential 
Associations (COBWRA), municipal staff from Boynton Beach, and County staff. The 
Community Plan is a reference document for the BCC’s consideration and is not binding 
upon the Commission.   The Plan was prepared at a time when new policies such as the 
60/40 PUD and PACE program were being implemented in the AgR.  As a result, most of 
the references in the WBACP to the Ag Reserve relate to COBWRA monitoring any future 
actions there, endorse maintaining the urban service area boundary, and ensuring a 
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continued agricultural use of the land.  However, COBWRA, has actively engaged in 
advocacy for the Ag Reserve since the development of the Plan, reviewing and 
commenting on most proposed policy and land use changes in the Ag Reserve and 
participating in the 2014-15 Ag Reserve Roundtables. COBWRA has provide a letter in 
opposition to the proposed changes, and is found in Exhibit 5.A. 
 

G. Public Facilities and Service Impacts  
 
The proposed amendment is for a site specific future land use change in the WCRO and a text 
amendment that will apply to sites in the Ag Reserve.  The future land use amendment will reduce 
the development potential on the WCRO site from 3,897 units to 1,477 units, and from 350,000 
square feet of commercial uses to 142,182 square feet of commercial uses.  The text amendment 
allows up to 2,420 additional dwelling units to be allowed in the in the Ag Reserve Tier through 
the zoning approval process.  The analysis for the reduction in WCRO units exclusively related to 
that area of the County is provided in Exhibit 4.A.  Public facilities for both Tiers are provided 
below.   
 
1.  Facilities and Services – FLUE Policy 2.1-a:  The future land use designations, and 

corresponding density and intensity assignments, shall not exceed the natural or 
manmade constraints of an area, considering assessment of soil types, wetlands, flood 
plains, wellfield zones, aquifer recharge areas, committed residential development, the 
transportation network, and available facilities and services. Assignments shall not be 
made that underutilize the existing or planned capacities of urban services.  
 
Staff Analysis:  Due to the complexity of the amendment staff held a meeting with all of 
the County Review Agencies, attended by staff from the Health Department, 
Environmental Resources Management, Fire Rescue, Parks and Recreation, Zoning 
Division, the County’s Water Resources Manager, Property and Real Estate Management, 
School Board Planning staff, Land Development Division and the Traffic Division.  Public 
facilities impacts are detailed in the table in Exhibit 4.A., and are as follows:  

 
2. Traffic Impacts.  For the WCRO, the proposed amendment results in a reduction in trip 

generation as shown in the table below.   
 

 Trip Generation 

Current FLU 46,732 Daily / 3,141 AM / 3,522 PM 

Proposed FLU 20,289 Daily / 1,302 AM / 1,476 PM 

Difference -26,443 Daily / -1,839 AM / -2,046 PM 

 
The prior land use amendment (LGA 2016-017) exempted the Western Communities 
Residential/Reserve Overlay from complying with Policy 3.5-d.  The long-term traffic study 
presented to the County for the proposed amendment indicates a reduction in net daily 
trips from 46,732 to 19,863, a decrease of 26,869 tpd in the CWC. Other network related 
impacts include the elimination of the proposed connection to Hamlin Blvd., and the 
reduction of the $5 million “sweetener” payment above proportionate fair share obligation, 
to $2 million for roadway impacts within the CWC.  Of note is the significant reduction of 
equestrian trails (7.9 miles), and pedestrian trails (2 miles) at the edge of the future 
development areas. Due to the nature of the amendment, the traffic impacts to the 
Agricultural Reserve will be handled through the Zoning Development Review process 
under the Transportation Concurrency Management as specified in the Florida Statutes.  
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Since the increase in dwelling units in the Ag Reserve Tier is by text amendment, not by 
future land use amendment, the applicant is not required to comply with the long range 
traffic requirements in Future Land Use Element Policy 3.5-d.  The associated zoning 
applications are required to comply with traffic concurrency.  The applicant provided 
concurrency studies for the three newly proposed AgR-PUD development areas. 
Collectively, the three sites would generate 14,698 daily trips.  These studies are under 
review and the conclusions have not yet been finalized. Initial review identified few 
roadway network failures for which the developer will have to make proportionate share 
payment of the total cost of the needed improvements.  Note that despite the monetary 
contribution by the developer to the needed improvements, in most likelihood, there may 
not be enough money to make those infrastructure improvements in the near future or in 
the worst case scenario, the improvements may never get built due to lack of funding. The 
legislation, however, allows a development to meet traffic concurrency, by paying only the 
proportionate share of the required improvements. To ensure these impacts remain 
minimalized and at the levels indicated in the proposed concurrency studies, if the Board 
transmit the proposed amendment, policy language should be added to limit the approvals 
as identified in the traffic analysis to the type of development (i.e., the developer’s 
proposed age restriction for Hyder West) and associated trip generation. 

 
3. Fire-Rescue:  Regarding the WCRO site, according to Palm Beach County Fire Rescue 

in a letter dated July 27, 2017, "Palm Beach County Fire Rescue serves this area from 
station #22 located at 5060 Seminole Pratt Whitney Road."  However, their letter goes on 
to state that "due to the distance from this facility to the property, station #22 is not capable 
of serving this new development.  In order to serve this property an additional fire rescue 
facility or two are needed."   

 
With regards to the Ag Reserve, Fire Rescue staff indicated that the area is currently 
underserved and is in imminent need of at least one station regardless of any new 
approvals.  However, should the proposed amendment be approved, a second station 
would also be required in the Ag Reserve to accommodate the additional units.   

 
4. Drainage:  There are no negative impacts of the amendment on drainage on the WCRO 

portion of the amendment as detailed in Exhibit 4.A.   
 

Regarding the impacts on the Ag Reserve, the Worth Drainage District (LWDD) indicated 
in correspondence dated July 19, 2017, that the “conversion of agricultural land to 
residential development does not have a corresponding negative impact upon flood 
control within the District.”  This letter is included in Exhibit 5.C.   

 
5. Parks and Recreation Impacts:  The Parks and Recreation Department has provided 

the following comments: 
 

 The reduction of dwelling units within Indian Trails Grove will not adversely impact 
current Levels of Service standards. However, additional park property will be needed 
in the future in order to meet countywide Level of Service Standards for the projected 
2030 population for the Acreage community.  The approved Indian Trail Groves 
conceptual plan includes the dedication of a 43.48 acre civic site to the County for 
inclusion in County Pines Recreational Complex at Samuel Friedland Park.  This civic 
site dedication is needed to accommodate future growth in this area. The proposed 
amendment does not affect the condition of the adopted WCRO amendment, requiring 
the dedication of an expansion area for the County Park. 



   
 

 
18-B FLUA & Text Amendment Staff Report 25 Indian Trails Grove WCR-AGR (LGA 2018-008) 

 
 The Parks and Recreation Department currently has adequate total and developed 

park acreage within the Ag. Reserve to accommodate future residential growth based 
upon countywide LOS standards defined in the County’s Comprehensive Plan. The 
Department acknowledges the need for additional active recreational facilities to serve 
the residents of this area beyond the upcoming construction of Canyon District Park 
and would like to explore the possibility of acquiring additional land or co-locating a 
park adjacent to a future school site.  

  
6. Public School System:  For the 2016 WCRO amendment, the School District has 

confirmed the availability subject to mitigating conditions, which include providing a 15-
acre elementary school site, and a 25-acre middle school site or $1.37M contribution to 
modular classrooms prior to the issuance of the first building permit for the site.   The 
proposed amendment drops the provision of the middle school site.  

 
Relative to the Agricultural Reserve, at the August 16, 2017 Palm Beach County School 
Board Meeting, the School Board accepted a Letter of Intent from GL Homes, dated 
August 4, 2017, to dedicate two school sites in the Agricultural Reserve (one elementary 
school site and one High school site) and $10 million construction contribution in the event 
that certain approvals are obtained.  The GL Homes Letter of Intent is provided in Exhibit 
5.D.  Based on information provided by the Planning & Intergovernmental Relations 
section of the School District, attempting to assess the impacts of the proposed additional 
residential units in the Agricultural Reserve (they were given a figure of 2,600 new units), 
they determined that the total K-12 enrollment impact would be 1,112 new students (517 
elementary, 291 middle, and 304 high), based on existing Ag Reserve generation rates.  
Should the theoretical maximum potential come in to the Ag Reserve from the original 
WCRO approval (some 3,897 units), using the same Ag Reserve generation rates, a total 
of 1,637 students would enter the system K-12.   
 

7. Historic Resources: The WCRO site was previously reviewed for potential historical and 
archaeological resources in the course of that amendment, and will be further addressed 
as necessary through the Zoning development review process. Sites in the Ag Reserve 
will be reviewed for potential historical or archaeological resources during the Zoning 
development review process. 

 
8. Property and Real Estate Management:  For the WCRO, PREM staff indicated that due 

to the way that civic sites are calculated at the time of zoning (based on gross acreage of 
a given development), that the reduction in acreage in a WCRO units results in reduced 
civic site obligation for the WCRO development areas (unless the developer consents to 
dedicating more civic land than the minimum requirement).  With regards to the units in 
the Ag Reserve, the relocate of lower density (0.8 DU/acre gross in the WCRO) into an 
area with the ability to cluster higher density (1.0 DU/acre gross in the AGR) would also 
enable additional units packed into a comparatively smaller space, and thereby compound 
the problem of less civic site obligation with higher demand for civic uses.  

 
9. Zoning Applications: Zoning staff expressed grave concern at simultaneously 

processing the gross number of Development Order Amendments and associated 
complexity necessary to “unwind” the established AgR-PUD/preserves and reallocate 
WCRO lands in their place, particularly given that these are for developments that are 
under construction, or even built-out.  To date, the applicant is working with Planning and 
Zoning staff to simplify the submittals to the greatest extent possible, while meeting all 
applicable provisions. 
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II. Public and Municipal Review  
 
The Comprehensive Plan Intergovernmental Coordination Element Policy 1.1-c states that “Palm 
Beach County will continue to ensure coordination between the County’s Comprehensive Plan 
and plan amendments and land use decisions with the existing plans of adjacent governments 
and governmental entities…..” 
 
1. Intergovernmental Coordination:  Notification of this amendment was sent to the Palm 

Beach County Intergovernmental Plan Amendment Review Committee (IPARC) for review 
on October 29, 2017.  To date, no objections through the IPARC process to this 
amendment have been received.  In addition, municipal notice was sent to the City of Palm 
Beach Gardens, the City of West Palm Beach, the City of Westlake, the Town of 
Loxahatchee Groves, the Village of Royal Palm Beach, the Village of Wellington, the City 
of Boynton Beach, the City of Delray Beach, and the City of Boca Raton on October 5, 
2017.  Notice included an invitation for municipal staff to attend an informational meeting 
held on November 8, 2017.  Only representatives from Palm Beach Gardens and 
Westlake attended.  The Planning Director of Boynton Beach sent an E-mail inquiring 
about the applicability of the West Boynton Area Community Plan.   Any written comments 
will be added to Exhibit 5 throughout the hearing process. 

 
2. Other Notice:  Public notice by letter, was mailed to the owners of properties within 1,000 

feet of the perimeter of the Indian Trails Grove site, and to property owners within 500 feet 
of the three new AGR-PUD sites on November 8, 2017.  In addition, on the same date, 
interested parties were notified by mail including the Acreage Landowners Association, 
Coalition of Boynton West Residential Associations, the Delray Alliance, the West Boca 
Community Council, South Florida Water Management District, Loxahatchee Groves 
Water Control District, Seminole Improvement District, and Indian Trail Improvement 
District.  To date, correspondence has been received from ITID, COBWRA, LWDD, and 
the Delray Alliance.  Any written letters of support or objection are added to Exhibit 5 
throughout the hearing process.  Additionally, the WCRO site has been posted with 
signage in accordance with the County’s sign requirements of the ULDC.   

 
3. Informational Meeting: The Planning Division hosted a meeting with area residents and 

interested parties to relay information regarding the amendment and development 
approval process on November 16, 2017 at the County’s Vista Center building located at 
2300 N. Jog Road in West Palm Beach. The meeting was attended by approximately 13 
residents and members of the public as well as staff from County departments such as 
Planning Zoning & Building, Parks, and the Agricultural Extension Service.  Several 
members of the public spoke, and concerns raised included how the proposed 
development will fit into the existing Agricultural Reserve, the basis for the original 
approval for the Indian Trails Grove, and infrastructure impacts to the AgR Tier. 

 



   
 

 
18-B FLUA & Text Amendment Staff Report 27 Indian Trails Grove WCR-AGR (LGA 2018-008) 

F. Assessment & Conclusions 
 
The proposed amendment seeks to use general planning concepts found in the Comprehensive 
Plan, including clustered development and agricultural preservation, as justification to rearrange 
development potentials across two areas of the County. 
 
The primary benefit identified by the applicant is the increased acreage for agricultural or water 
resource preserve in the Western Communities Residential Overlay (WCRO).  As indicated in the 
applicant’s justification statement (Exhibit 3.A and 3.B), the amendment enables each 1 acre of 
Agricultural Reserve preserves to be replaced by 1.25 acres of preserve in the WCRO in an area 
less affected by residential encroachment.  Preserves for the three AGR PUDs enabled through 
this amendment would also result in preserve areas at the rate of 1.25 acres of WCRO land for 
every unit allocated to the Ag Reserve.  The increased acreage is due to the difference in density 
allowed in the WCR future land use designation (0.8 unit per acre) and the Ag Reserve future 
land use designation (1 unit per acre). 
 
The increase of residential development and the reduction in preserve acreage in the Ag Reserve 
would alter the fundamental policy concepts to preserve agriculture in the Agricultural Reserve 
Tier. This amendment would significantly reduce the acreage available for agricultural 
preservation in the Tier and eliminate basic concepts of the Comprehensive Plan. These include 
the preservation of agriculture, the prohibition of institutional uses west of State Road 7, the 
integrity of the Ag Reserve Tier as a self-contained tier in terms of development rights (except 
when serving as a sending area for transfer of development rights to the Urban/Suburban Tier), 
and the requirement for contiguous preserves in an 80/20 AGR-PUD. The proposed amendment 
also reduces the number of workforce housing units anticipated by the original WCRO approval.  
The 2,420 units allocated to the Ag Reserve would not be subject to the requirement for 10% of 
units as workforce housing, resulting in a loss of 242 workforce housing units.  Further, the 
proposed amendment opens the door to future requests for other sites.   
 
The proposed amendment represents a significant departure from the vision anticipated for the 
Agricultural Reserve as stated in the Comprehensive Plan objectives and policies.  Whether to 
allow dwelling units to be essentially shifted from one geographic area of the County to another 
is a policy decision for the Board, with potentially very significant repercussions that have not yet 
been considered.  These include the potential for subsequent amendment requests, not only from 
the WCRO, but from any other location in the County.     
 
Based on the findings presented in this report, County staff recommends denial of the proposed 
text and future land use amendment.  
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Exhibit 1.A. 

Amendment No.: Indian Trails Grove WCR-AGR (LGA 2018-008) 

FLUA Page No: 33, 39, 40, and 4042 

Amendment:  
To modify conditions of approval and the conceptual master plan for a 
site with Western Communities Residential (WCR) and to rename to 
Western Communities Reserve. 

Location: West of 180th Avenue North, North and West of the M-Canal 

Size: 4,871.57 acres approximately 

Property Control 
Numbers: 

00-40-42-17-00-000-7000 
00-40-42-18-00-000-7000 
00-40-42-19-00-000-9000 
00-40-42-20-00-000-9000 
00-40-42-21-00-000-9000 
00-40-42-22-00-000-1010 

00-40-42-27-00-000-9000 
00-40-42-30-00-000-9000 
00-40-42-31-00-000-9000 
00-40-42-34-00-000-1010 
00-40-43-03-00-000-3020 
00-40-43-04-00-000-9010 
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Conditions: 
1. Development of the site is limited to a maximum gross density of 0.8 dwelling units/acre 

(3,897 1,477 units maximum); no additional density bonuses are permitted. Notwithstanding 
the above, property designated as Agriculture/Water Resources on the Conceptual Plan may 
allocate a density of one dwelling unit per 1.25 acres (0.8 du/ac.) to an 80/20 or 60/40 AgR 
PDD development area provided the Agriculture/Water Resources land is not utilized to meet 
the requirements of Policy 4.5-f of the Future Land Use Element of the Palm Beach County 
Comprehensive Plan on the Conceptual Plan and is included as the Preservation area of an 
AgR PDD Development area through adoption of a Development Order issued by the Board 
of County Commissioners.  The Conceptual Plan includes 3,025 acres of Agriculture/Water 
Resources land (equal to 2,420 units) that exceed the minimum requirements of Policy 4.5-
f that may be allocated to an 80/20 or 60/40 AgR PDD development area; 

2. Development of the site must conform with the site data table and the conceptual plan; 
3. Commercial development on the site is limited to a maximum 300,000 121,870 square feet 

and office development is limited to a maximum of 50,000 20,312 square feet; 
4. Prior to the issuance of the 2,598th 1,186th residential building permit, a minimum of 233,000 

100,000 square feet of commercial uses shall receive a certificate of occupancy/certificate 
of completion; 

5. Recordation of the first plat required within three years of any development order approval, 
subject to time extensions as allowed by the ULDC, or otherwise permitted pursuant to State 
Law and County Policy; 

6. Prior to the recordation of the first plat for the development, the developer shall record a 
conservation easement for the 1,068 acres of land identified as Water Resources/Agriculture 
on the Concept Plan 659 acre Large Contiguous Open Space parcel located north of Orange 
Blvd. and east of 190th Street North, in favor of Palm Beach County, subject to the approval 
of the County Attorney; 

7. A deed conveying the Impoundment Expansion area of 640 acres to the Indian Trail 
Improvement District (ITID), as shown on the conceptual plan, shall be executed by the 
property owner and placed in escrow prior to the recordation of the first plat, or April 1, 2018 
2019, whichever occurs first. The terms of the release from escrow and recordation of the 
deed shall be pursuant to the terms of an agreement by and between the applicant, its 
successors and assigns, and the ITID. Upon written notice to the County by the ITID, that 
the 640 acre Impoundment Expansion area will not be utilized by the District, then the land 
shall be deeded to the County for storm water retention/water management purposes; the 
timing and conveyance of such dedication and any other conditions pertaining to the 
conveyance (to Palm Beach County rather than ITID) shall be established in the zoning 
development order issued by the BCC; 
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8. Within 60 days of the effective date of the comprehensive plan amendments regarding the Indian 
Trails Grove site, the developer shall provide the County Attorney an executed restrictive 
covenant, approved by the County Attorney, which shall be recorded in the public records 
prohibiting the property owned by the developer, affiliated entities, and any and all successors 
and assigns, within the area covered by the Western Communities Residential Overlay, from 
voluntarily annexing into a municipality, signing annexation petitions or otherwise consenting to 
annexation, seeking to incorporate as a municipality, or consenting to participating in or 
financially contributing to efforts to incorporate a municipality until the threshold established in 
Chapter 720.307 F.S. (2016, as amended from time to time) is achieved.  The developer shall 
provide the County with a certified copy of the executed and recorded restrictive covenant prior 
to certification of any development order.  In the event the developer seeks certification of any 
development order application prior to recording the covenant, the developer shall provide to the 
County Attorney the executed covenant in recordable form, with the appropriate filing fee, to be 
held in escrow by the County Attorney and recorded after the effective date of the comprehensive 
plan amendments. 

9. The Zoning development order shall include the provision of at least 10% of the residential units, 
a total of 148 390 units, shall be provided as workforce housing, subject to the following 
requirements: 

a. The property owner shall provide these units on site, and between 60-120% of the 
Average Median Income ranges for the County, in three ranges (60-80%, 81-100% and 
101-120%);  

b. Prior to the issuance of the first residential building permit, a master covenant for all 148
390 workforce housing units shall be recorded; 

c. Prior to the issuance of the certificate of occupancy for each designated workforce 
housing unit, a deed restriction for each units shall be recorded containing all relevant 
information implementing the workforce housing conditions, specified in this ordinance 
and any subsequent zoning approval; 

d. Upon the recordation of sale for each workforce housing unit, a copy of the deed 
restriction shall be provided to the Planning Director and the Department of Economic 
Sustainability (DES) (or its successor);  

e. The deed for each workforce housing unit sold shall include restrictions requiring: 
i. that all identified units be sold or resold only to qualified households in the 

applicable targeted income range at an attainable housing cost for each of the 
targeted income ranges; 

ii. that these restrictions remain in effect for 15 years recurring from the date of the 
certificate of occupancy for each unit; and 

iii. that in the event a unit is resold before the 15-year period concludes, a new 15 
year period shall take effect on the date of the resale; 

f. Prior to final site plan approval for each subdivision plan per pod, the total number of 
workforce housing units provided shall be identified within that pod; 

g. A release of obligation to construct workforce housing units consistent with the ULDC 
provisions shall be included in the zoning development order; 

h. Beginning in October 2021 2020, an annual report shall be submitted to DES and the 
Planning Director denoting compliance with the workforce housing requirements adopted 
with the amendment and any future development order.  Should no units receive a 



 

 
18-B FLUA & Text Amendment Staff Report E - 4 Indian Trails Grove WCR-AGR (LGA 2018-008) 

certificate of occupancy prior to October 2021 2020, the reporting requirement shall begin 
one year after the issuance of the first certificate of occupancy, and continue each year 
thereafter; 

i. Prior to the issuance of the 268th  663rd building permit, 39 workforce housing 
units (all located in Parcel A) shall be issued a certificate of occupancy; 

ii. Prior to the issuance of the 727th 1797th building permit, 79 195 workforce housing 
units shall be issued a certificate of occupancy; 

iii. Prior to the issuance of the 1012th 2,499th building permit, 118 292 workforce 
housing units shall be issued a certificate of occupancy; 

iv. Prior to the issuance of the 1,360th 3,358th building permit, all 148 390 workforce 
housing units shall be issued a certificate of occupancy; 

10. The Zoning development order and proportionate fair share agreement shall include timing 
mechanisms and proportionate share dollar amounts for the construction of all identified 
Thoroughfare Identification map roads, relative to the timing of construction and roadway 
impacts, and shall be to the satisfaction of the County Engineer; 

11. Regarding 60th Street North: 
a. Prior to issuance of the first residential permit, the developer shall improve and 

construct as a 2-lane section to County thoroughfare standards 60th St. N. from the 
existing east/west pavement west of Seminole Pratt-Whitney Rd. to 190th St. N., 
inclusive of a new bridge crossing over the M-Canal at the ultimate 4-lane section; 

b. Prior to issuance of 1,663rd 664th residential permit, should the additional right-of-way 
for 60th St. N. from Seminole Pratt-Whitney Rd. to the western limits of the City of 
Westlake not have been dedicated to the County by Minto, the developer shall fund 
acquisition of said right-of-way; 

c. Prior to issuance of the 2,320th 949th residential permit, the developer shall improve 
and construct a 4-lane section to County thoroughfare standards 60th St. N. from 
Seminole Pratt-Whitney Rd. to 190th St. N.; 

12. To facilitate road improvements in the area, the developer shall pay the County $1.25 million
$500,000 prior to the issuance of the first building permit; additional payments of $1.25 million
$500,000 shall be made to the County prior to the issuances of the 974th, 1,948th, and 2,922nd

395th, 791st, and 1,186th building permits; these payments shall be subject to the cost adjustment 
clause in the proportionate fair share agreement to account for changes in road development 
costs over time;  

13. The land depicted on the conceptual plan as the 42-acre 46-acre park expansion shall be 
conveyed to Palm Beach County; the timing of the conveyance and any other conditions shall 
be established in the zoning development order issued by the BCC; 

14. The land depicted on the conceptual plan as the 5-acre fire/police/utility location shall be 
conveyed to Palm Beach County ; the timing of the conveyance and any other conditions shall 
be established in the zoning development order issued by the BCC;  as an alternative to placing 
Fire/Rescue Services on the 5-acre site, the County may request, and the developer shall 
provide a 2.5-acre site to the County for a future Fire/Rescue Station at the non-residential node 
at the northwest corner of 190th Street North and Indian Trails Blvd.; in the event the County 
accepts another site for Fire/Rescue purposes outside of the Indian Trail Groves within a two 
mile radius of the 5-acre location identified on the conceptual plan, the developer is relieved of 
the fire station dedication option within the non-residential node at 190th  Street N. and Indian 
Trails Blvd. The developer shall provide a 2.5-acre site to the County for a future Fire/Rescue 
Station at the non-residential node located north of Orange Blvd.   In the event Palm Beach 
County decides to utilize a portion of the 46 acre park expansion for the Fire/Rescue Station, the 
developer shall be relieved of this obligation. 
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15. The land depicted on the conceptual plan as the 25-acre proposed middle school, 22.6-acre 
proposed park, and 15.5 acre proposed elementary school 15-acre proposed school site shall 
be conveyed to the Palm Beach County School District; the timing of the conveyance and any 
other conditions shall be established in the zoning development order issued by the BCC; in the 
event the School District does not utilize the sites for related schools and recreational facilities, 
ownership of any remaining unbuilt sites shall be conveyed to Palm Beach County at the 
County's sole discretion; 

16. Rural Parkway easements shall be located along the south side of 60th Street North, both sides 
of Orange Blvd., the west side of 180th, and the east and west sides of 190th within the project 
boundaries adjacent to the developable areas identified on the Conceptual Plan, for the 
purposes of buffering and providing pedestrian, bicycle and equestrian trail connections within 
the development, and adjacent to the thoroughfare road network. These rural parkway 
easements shall: 

a. Be a minimum of 50 feet in width, except for 180th which shall be a minimum 80 feet 
in width; 

b. Include 8-foot wide multi-purpose pathways and 10-foot wide equestrian trails as 
indicated, which shall be accessible to the public; 

c. Obtain conceptual approval for signage located in the rural parkway that is context
sensitive to the Rural Tier and subject to Planning Director approval, prior to final 
master plan approval; 

d. Obtain conceptual approval for all rural parkway planting plans prior to final master 
plan approval; 

e. All rural parkway easements shall be recorded in the public record prior to the 
recordation of the first plat; 

f. Commence construction of each rural parkway segment prior to the first building 
permit in the adjacent pod, and shall be further detailed in the zoning development 
order; 

g. Complete construction of each rural parkway segment prior to the first certificate of 
occupancy in the adjacent pod, as further detailed in the zoning development order; 
and  

h. Include a minimum of 70% native plant material in each rural parkway planting plan, 
and the following minimum quantities of each type of vegetation, notwithstanding any 
ULDC buffer requirements: 

i. Canopy trees, 1 per 1,000 square feet of rural parkway easement; 
ii. Flowering trees, 1 per 4,000 square feet of rural parkway easement; 
iii. Palms, 1 per 1,600 square feet of rural parkway easement; 
iv. Pines, 1 per 2,000 square feet of rural parkway easement; 
v. Large shrubs, 1 per 400 square feet of rural parkway easement; 
vi. Medium shrubs, 1 per 300 square feet of rural parkway easement; 
vii. Small shrubs, 1 per 200 square feet of rural parkway easement; 
viii. Turf grass and/or other ground cover as applicable for areas not planted with 

landscape material. 
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Legal Description 

 
DESCRIPTION: 
 
PARCEL 1: 
 
A PARCEL OF LAND LYING IN SECTIONS 19, 20, 21, 22, 27, 30, 31, THE SOUTH HALF OF SECTIONS 
17 AND 18, AND THE NORTH HALF OF SECTION 34, TOWNSHIP 42 SOUTH, RANGE 40 EAST, AND 
SECTIONS 25 AND 26, TOWNSHIP 42 SOUTH, RANGE 39 EAST, PALM BEACH COUNTY, FLORIDA, 
BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:  
 
BEING ALL OF SECTIONS 19, 20, 21, 22, 27 AND 30; TOGETHER WITH THE SOUTH ONE-HALF (S 
1/2) OF SECTIONS 17 AND 18; ALL THAT PART OF SECTION 31 LYING NORTH AND EAST OF THE 
660 FOOT FLORIDA POWER & LIGHT COMPANY RIGHT OF WAY AS RECORDED IN OFFICIAL 
RECORDS BOOK 2431, AT PAGE 1704 OF THE PUBLIC RECORDS OF PALM BEACH COUNTY, 
FLORIDA; AND THE NORTH ONE-HALF (N 1/2) OF SECTION 34, ALL IN TOWNSHIP 42 SOUTH, 
RANGE 40 EAST, PALM BEACH COUNTY, FLORIDA.  
 
LESS AND NOT INCLUDING THE FOLLOWING DESCRIBED PARCEL, AS RECORDED IN OFFICIAL 
RECORDS BOOK 4004, AT PAGE 136 OF THE PUBLIC RECORDS OF PALM BEACH COUNTY, 
FLORIDA:  
 
THE NORTH 135 FEET OF THE SOUTH 1/2 OF SECTIONS 17 AND 18, TOWNSHIP 42 SOUTH, RANGE 
40 EAST, PALM BEACH COUNTY, FLORIDA.  
 
ALSO LESS AND NOT INCLUDING THE FOLLOWING DESCRIBED PARCEL, AS RECORDED IN 
OFFICIAL RECORDS BOOK 9363, AT PAGE 813 OF THE PUBLIC RECORDS OF PALM BEACH 
COUNTY, FLORIDA:  
 
PARK  
 
THE PARCELS OF LAND LYING IN THE NORTH HALF (N 1/2) OF THE NORTH HALF (N 1/2) OF 
SECTION 22, TOWNSHIP 42 SOUTH, RANGE 40 EAST, PALM BEACH COUNTY, FLORIDA, BEING 
MORE PARTICULARLY DESCRIBED AS FOLLOWS:  
 
THE NORTHWEST QUARTER OF THE NORTHEAST QUARTER OF SAID SECTION 22, LESS THE 
EAST 425 FEET THEREOF; ALSO LESS THE NORTH 50 FEET THEREOF;  
 
TOGETHER WITH  
 
THE NORTHEAST QUARTER OF THE NORTHWEST QUARTER OF SAID SECTION 22, LESS THE 
WEST 195 FEET THEREOF; ALSO LESS THE NORTH 50 FEET THEREOF.  
 
ALSO LESS AND NOT INCLUDING THE FOLLOWING DESCRIBED PARCEL:  
 
SCHOOL SITE (OFFICIAL RECORDS BOOK 11559, PAGE 1999) 
 
THE EAST 978.88 FEET OF THE SOUTH 1335.00 FEET OF THE NORTHEAST ONE-QUARTER (NE 
1/4) OF SECTION 34, TOWNSHIP 42 SOUTH, RANGE 40 EAST, PALM BEACH COUNTY, FLORIDA.  
 
ALSO LESS AND NOT INCLUDING THE FOLLOWING PARCEL:  
 
MIDDLE SCHOOL SITE (OFFICIAL RECORDS BOOK 13335, PAGE 1490) 
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A PARCEL OF LAND LYING IN THE NORTHEAST ONE-QUARTER (NE 1/4) OF SECTION 34, 
TOWNSHIP 42 SOUTH, RANGE 40 EAST, PALM BEACH COUNTY, FLORIDA, BEING FURTHER 
DESCRIBED AS FOLLOWS:  
 
COMMENCE AT THE SOUTHEAST CORNER OF SAID NORTHEAST ONE-QUARTER (1/4); THENCE 
NORTH 00° 05' 37" WEST, ALONG THE EAST LINE OF SAID SECTION 34, A DISTANCE OF 1335.00 
FEET TO THE POINT OF BEGINNING; THENCE DEPARTING SAID EAST SECTION LINE, NORTH 89° 
58' 53" WEST, A DISTANCE OF 1372.00 FEET; THENCE NORTH 00° 05' 37" WEST, A DISTANCE OF 
901.00 FEET;  THENCE NORTH 89° 26' 02" EAST, A DISTANCE OF 1372.04 FEET TO THE EAST LINE 
OF SAID SECTION 34; THENCE SOUTH 00° 05' 37" EAST, A DISTANCE OF 915.00 FEET TO THE 
POINT OF BEGINNING.  
 
BEARINGS ARE BASED ON THE SOUTH LINE OF THE NORTHEAST ONE-QUARTER (NE 1/4) OF 
SECTION 34, TOWNSHIP 42 SOUTH, RANGE 40 EAST, PALM BEACH COUNTY, FLORIDA, BEING 
NORTH 89° 58' 53" WEST.  
 
AND LESS AND NOT INCLUDING THE FOLLOWING PARCEL:  
 
HIGH SCHOOL SITE (OFFICIAL RECORDS BOOK 14689, PAGE 1639) 
 
A PARCEL OF LAND LYING IN THE NORTHEAST ONE-QUARTER (1/4) OF SECTION 22, TOWNSHIP 
42 SOUTH, RANGE 40 EAST, PALM BEACH COUNTY, FLORIDA, BEING MORE PARTICULARLY 
DESCRIBED AS FOLLOWS:  
 
BEGINNING AT THE NORTHEAST CORNER OF SAID SECTION 22; THENCE SOUTH 00° 02' 47" WEST 
ALONG THE EAST LINE OF SAID NORTHEAST QUARTER (NE 1/4), A DISTANCE OF 1481.20 FEET; 
THENCE NORTH 89° 53' 55" WEST, A DISTANCE OF 1763.98 FEET; THENCE NORTH 00° 00' 18" 
EAST, A DISTANCE OF 1481.20 FEET TO A POINT ON THE NORTH LINE OF SAID NORTHEAST 
QUARTER (NE 1/4); THENCE SOUTH 89° 53' 55" EAST, A DISTANCE OF 1765.05 FEET TO THE POINT 
OF BEGINNING. 
 
ALSO LESS AND NOT INCLUDING THE FOLLOWING DESCRIBED PARCEL: 
 
PALM BEACH COUNTY PARCEL 
 
THE PARCELS OF LAND LYING IN THE NORTH HALF (N 1/2) OF THE NORTH HALF (N 1/2) OF 
SECTION 22, TOWNSHIP 42 SOUTH, RANGE 40 EAST, PALM BEACH COUNTY, FLORIDA, MORE 
PARTICULARLY DESCRIBED AS FOLLOWS: 
 
THE NORTH 50.00 FEET OF THE NORTHWEST 1/4 OF THE NORTHEAST 1/4 OF SAID SECTION 22, 
LESS THE EAST 425.00 FEET THEREOF. 
 
TOGETHER WITH 
 
THE NORTH 50.00 FEET OF THE NORTHEAST 1/4 OF THE NORTHWEST 1/4 OF SAID SECTION 22, 
LESS THE WEST 195.00 FEET THEREOF. 
 
PARCEL 2: 
 
SECTION 4, TOWNSHIP 43 SOUTH, RANGE 40 EAST; AND ALL THAT PART OF SECTION 3, 
TOWNSHIP 43 SOUTH, RANGE 40 EAST, LYING NORTH OF THE FOLLOWING DESCRIBED LINE:  
BEGINNING AT A POINT ON THE WEST LINE OF SAID SECTION 3, SAID POINT BEING 2,632.90 FEET 
SOUTH OF THE NORTHWEST CORNER OF SAID SECTION; THENCE RUNNING IN A 
NORTHEASTERLY DIRECTION A DISTANCE OF 3,610.56 FEET, MORE OR LESS, TO A POINT ON 
THE NORTH LINE OF SAID SECTION, 2,530.47 FEET EAST OF THE NORTHWEST CORNER 
THEREOF.  
 



 

 
18-B FLUA & Text Amendment Staff Report E - 8 Indian Trails Grove WCR-AGR (LGA 2018-008) 

EXCEPTING THEREFROM THAT PORTION OF SAID SECTION 4 CONVEYED TO THE CITY OF WEST 
PALM BEACH AS DESCRIBED IN THE DEED FROM INDIAN TRAIL RANCH, INC., DATED JULY 26, 
1956 AND RECORDED SEPTEMBER 25, 1956 IN DEED BOOK 1156, PAGE 58, WHICH DEED WAS 
CORRECTED IN PART BY THE CORRECTIVE QUIT CLAIM DEED DATED OCTOBER 7, 1963 AND 
FILED OCTOBER 8, 1963 IN OFFICIAL RECORDS BOOK 924, PAGE 965.  
 
ALSO EXCEPTING THEREFROM THE NORTH 100 FEET OF SECTION 4 AND THE NORTH 100 FEET 
OF THAT PORTION OF SECTION 3 LYING WEST OF THE RIGHT OF WAY LINE OF THE M CANAL, 
ALL IN TOWNSHIP 43 SOUTH, RANGE 40 EAST, PALM BEACH COUNTY. 
 
CONTAINING A TOTAL OF 4871.569 ACRES MORE OR LESS. 
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Exhibit 1.B. 

Proposed Text Amendment to be adopted 

 
A. Introduction & Administration Element, Western Communities Reserve Definition 
 
REVISIONS: To revise the definition for Western Communities Reserve and implement the 

proposed change from “residential” to “reserve.” The revisions are numbered below, and 
shown with the added text underlined and deletions shown in strikeout. 

 
1. REVISE:  WESTERN COMMUNITIES RESIDENTIAL RESERVE – A future land use 

designation reflecting a development pattern which allows promotes for the preservation 
of agriculture and water resources while also accommodating a development pattern that 
clusters a mixed-use design concept comprised of a mixture of land uses, including 
residential, retail, office, recreation, civic, etc., located within close proximity to each 
other, in order to provide for a variety of housing, recreation, shopping, and employment 
opportunities.   

 
B. Future Land Use Element, Rural Tier Revisions 
 
REVISIONS: To revise the Rural Tier policies and provisions to modify the WCR name. The 
revisions are numbered below, and shown with the added text underlined and deletions shown in 
strikeout. 
 
1. REVISE  OBJECTIVE 1.4 Rural Tier 

 
General:  The Rural Tier includes agricultural land and rural settlements that range in 
density from primarily 1 dwelling unit per 5 acres to 1 dwelling unit per 20 acres, except in 
special planning areas such as, but not limited to, the Western Communities Reserve 
Residential Overlay (WCRO). These areas support large agricultural operations as well 
as single-family homes with small family-owned agricultural businesses, including 
equestrian related uses.  Due to the declining availability of land and the increase in 
population in the Urban and Exurban Tiers, the Rural Tier is beginning to experience 
pressure for urban densities and non-residential intensities normally associated with a 
more urban area. The strategies in the Rural Tier are established to protect and enhance 
rural settlements that support agricultural uses and equestrian uses while also providing 
an alternative style of development in specific areas that further the goals of the Rural 
Tier. 
 
Objective: Palm Beach County shall plan for the impacts of growth outside of the Urban 
Service Area, recognizing the existence of both large undeveloped tracts as well as areas 
containing densities equal to or less than 1 dwelling unit per 5 acres established prior to 
the adoption of the 1989 Comprehensive Plan located in proximity to environmentally 
sensitive natural areas while protecting the Rural Tier lifestyle. The Rural Tier shall be 
afforded rural levels of service, except in special planning areas such as, but not limited 
to, the Western Communities Reserve Residential Overlay (WCRO). 
 

2. REVISE Policy 1.4-d: Any parcel of land in the Rural Tier shall not be further subdivided 
to form additional parcels, nor reduced in size, unless: each parcel created is consistent 
with the minimum lot size required by its respective future land use designation or is 
developed as a Rural Residential (RR) Cluster or Variable-Lot-Size development or as a 
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Planned Unit Development developed under the Western Communities Reserve 
Residential (WCR) Future Land Use Category. Parcels may be subdivided for the purpose 
of enlarging other parcels in the subdivision. The overall number of units of the 
reconfigured lots may not exceed the original number of units calculated for the lots being 
reconfigured. 

 
C. Future Land Use Element, Objective 1.5 Agricultural Reserve Tier 

 
REVISIONS: To revise the policies relating to the Agricultural Reserve, allowing for WCR FLU 
designated land to count as AgR-PUD preserve area; allow for institutional uses west of SR-7; 
modify the . The revisions are numbered below, and shown with the added text underlined and 
deletions shown in strikeout. 
 
1. REVISE  Residential 
 
 Policy 1.5-h: Residential uses shall be permitted within the Agricultural Reserve Tier 

under the Agricultural Reserve land use designation as further regulated by the Unified 
Land Development Code. Consistent with the provisions of Future Land Use Policy 2.1-b 
and Table III.C.1, the land shall be allowed to develop at a density of one dwelling unit per 
five acres (1DU/5AC), unless the property meets the requirements for an Agricultural 
Reserve Planned Unit Development (AgR-PUD), Agricultural Reserve Multiple Use 
Planned Development (AgR-MUPD), or an Agricultural Reserve Traditional Marketplace 
Development (AgR-TMD) as described in Future Land Use Sub-Objective 1.5.1, in which 
case the land may be developed at a density of one dwelling unit per acre. Property 
designated as Western Communities Reserve on a WCR Conceptual Plan utilized for 
preserve area in an AgR-PUD may allocate a density of one dwelling unit per 1.25 acres 
(0.8 du/ac) to the associated AgR PDD development area, as further described in Policy 
1.5.1-b.     

 
2. REVISE Institutional 

 
Policy 1.5-r: Institutional and Public Facilities uses shall be allowed in the Agricultural 
Reserve Tier. Such uses shall not be permitted west of State Road 7, with the exception 
of two public school sites which shall be allowed to locate on the west side of State Road 
7, as follows:   
 
1. a 75 +/- acre site located on the west side of State Road 7, approximately 1 mile 

north of Boynton Beach Boulevard (commonly known as the Bruschi property); and  
 
2. A 30 +/- acre site located on the west side of State Road 7, approximately 1 mile 

north of Stonebridge Golf & Country Club (north of Hyder West and south of Rio 
Poco). Institutional related uses, including but not limited to, churches and social 
service facilities shall be allowed within the AGR Zoning District as a part of the 
continuation of the Tier. 

 
3. REVISE SUB-OBJECTIVE 1.5.1  Planned Developments 

 Policy 1.5.1-b: A residential AgR-PDD shall require the following: 
1. that the development area be compact, contiguous, and arranged as a unified whole 

and appropriately buffered so as not to interfere with the continued or future function 
of the preserve area. For this purpose, a meandering or intrusion of the development 
area into the preserve area would only be considered in an equestrian community; 
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2. that the development area be situated adjacent to other existing, planned, or projected 
development areas. 

3. that the development area provide an appropriate buffer between non-agricultural 
uses and adjacent agricultural uses to ensure that new non-agricultural uses do not 
adversely affect agricultural uses. When golf courses and similar amenities are 
provided in the development area, they shall be situated to serve as a buffer between 
non-agricultural uses and agricultural uses, though water features shall not have to be 
located adjacent to the buffers of the development; 

4. that preserve areas not be regarded as part of any development lot; 
5. that preserve areas be used only for agriculture or open space uses; 
6. that any structures built within preserve areas be for agricultural uses only (as further 

specified in the ULDC), and shall be considered common resources of the 
development’s residents or agricultural users; 

7. that the dedication requirements (e.g. civic use) and calculations for land uses (e.g.  
non-residential pods) be based only upon the development area; and 

8. that the development area use native or drought tolerant species for at least 60% of 
any landscape requirement.; and  

9. that preserve areas may include property designated as Agriculture/Water Resources 
on a Western Communities Reserve Conceptual Plan provided that the land part of 
the AgR-PDD preserve area is not part of a Western Communities Reserve Planned 
Unit Development.    

 
4. REVISE Policy 1.5.1-d: Utilization of these planned development options may result in 

a maximum density for an AgR-PDD of 1 du/ac for a residential AgR-PDD except for the 
following: a) that the maximum number of units shall be reduced to reflect the number of 
farm worker quarters and/or grooms quarters located in the preserve area; and b) the 
maximum density for preserve area that is designated as Agriculture/Water Resources 
on a Western Communities Reserve Conceptual Plan is one dwelling unit per 0.8 acres.  
For a residential AgR-PDD or an AgR-TMD, the preserve area requirement shall be 
established as: 
1. a 80/20 development, 75 percent of the total land area; 
2. a 60/40 development, 60 percent of the total land area; and 
3. a TMD, 60 percent of the total land area. 

 
5. NEW Policy 1.5.1-h:  AgR-PDDs utilizing Western Communities Reserve 

Preservation Area.  Within the Agricultural Reserve Tier, the following properties are 
eligible to utilize Western Communities Reserve Agriculture/Water Resources areas as 
required AgR-PDD preserve areas pursuant to Policy 1.5.1-b: 

 
1. Hyder West—383 +/- acres generally located west of State Road 7, north of 

Stonebridge Golf & Country Club; 
2. Amestoy—252 +/- acres generally located at the northwest corner of Lyons Road 

and Boynton Beach Boulevard; and 
3. Swaney—102 +/- acres generally located north of Boynton Beach Boulevard, ¼ 

mile east of Lyons road (east side of Cobblestone AgR-PUD). 
 
6. REVISE   80/20 Planned Development Option 
 

Policy 1.5.1-h: An 80/20 AgR-PDD shall require the following: 
 
1. a minimum of 40 contiguous acres; 
2. that the buildable area be contained in one compact area and not exceed 20 
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percent of the gross acreage. Land dedicated as rights-of-way for the County’s 
Thoroughfare System, land allocated for the internal street system, and water 
areas required for on-site drainage retention may be deducted from the 80 
percent; however, in no event shall the buildable area be increased to greater 
than 25 percent of the gross acreage; 

3. that the remainder of the gross acreage be maintained in agriculture, passive 
recreation or other open space use, except that water features may only be 
considered within the preserve area if the feature is designated by the South 
Florida Water Management District as a Water Preserve Area (WPA). No other 
open space or recreational use that is intensive in nature, such as a golf course; 
or, which would interfere with the future practice of agriculture on the subject 
property; or continued practice of agriculture on adjacent properties shall be 
permitted; and 

4. that the preserve area be held in common ownership and control by an HOA or 
other party for access by, and on behalf of, residents of the AgR-PDD or 
agricultural users, and operate under common management of an HOA or third 
party; and   

5. that 80/20 AgR-PUDs with a development area located south of Atlantic Avenue 
may include non-contiguous preserve area that is designated as 
Agriculture/Water Resources on a Western Communities Reserve Conceptual 
Plan.  Such preserve area shall be utilized for crop production, pasture, 
equestrian purposes, retained as fallow land or, if designated by the South Florida 
Water Management District as a Water Preserve Area, or to serve regional water 
management purposes as certified by either Lake Worth Drainage District or 
South Florida Water Management  District, or for water management purposes 
not directly related to the 80/20 AgR-PDD if approved by the Department of 
Environmental Resources Management, managed for environmental resource 
values. Accessory agricultural structures such as barns and pump structures shall 
be permitted. Agricultural support uses such as processing facilities, and the like 
shall not be accommodated in the protected area of an AgR-PDD, unless the 
parcel meets the criteria provided in Policy 1.5-h; nor shall new residential uses 
be accommodated thereon except for farm worker quarters as described in 
Future Land Use Policy 1.5.1-k and Housing Policy 1.4-d or grooms quarters as 
described in Future Land Use Policy 1.5.1-k. 

 
D. Future Land Use Element, Western Communities Reserve Overlay 

 
REVISIONS: To revise the objective and policies relating to the Western Communities Reserve 
Overlay. The revisions are numbered below, and shown with the added text underlined and 
deletions shown in strikeout. 
 
1. REVISE OBJECTIVE 1.11 Western Communities Reserve Residential Overlay 

(WCRO)  
 

General: The Purpose of the Western Communities Reserve Residential Overlay 
(WCRO) is to provide a transition from rural/suburban development and other uses to 
existing and future conservation areas, specifically the J.W. Corbett Wildlife Management 
Area and Everglades restoration programs and projects. The Overlay complements 
existing provisions in the Comprehensive Plan prohibiting the expansion of urban and 
suburban activities into conservation areas.  It achieves compatibility with the existing 
residential development pattern in the surrounding area while furthering remediation of the 
historic land use imbalance in that area through the additional non-residential uses and 
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residential support for other projects whose non-residential development is intended to do 
so, including but not limited to the City of Westlake.  To promote additional open space 
area being provided within the Western Communities Reserve Overlay, property which 
meets the requirements of Policy 1.5.1-b.9 may be utilized as the Preservation area for an 
AgR PDD Development area. 

 
Objective: The Western Communities Reserve Residential Overlay (WCRO) enables the 
appropriate transition between rural/suburban development, preservation and 
conservation areas while allowing for residential development at a density that is 
compatible with the surrounding area.  The WCRO achieves compatibility with the existing 
residential development pattern in the surrounding area and remediates the historic land 
use imbalance in the central western communities and provides other benefits. 

 
2. REVISE  Policy 1.11-a: The Western Communities Reserve Residential Overlay is 

depicted on the Special Areas Planning Map LU 3.1, in the Map Series and consists of 
approximately 4,871 acres of land generally located approximately two (2) miles west of 
the intersection of Seminole Pratt Whitney Road and Orange Boulevard. 
 

3. REVISE  Policy 1.11-b: The Western Communities Reserve Residential (WCR) Future 
Land Use category shall be established to allow a compatible density with the existing 
rural residential lifestyle adjacent to the Western Communities Reserve Residential  
Overlay.   

 
4. REVISE  Policy 1.11-c: Development within the Western Communities Reserve 

Residential Overlay shall only occur in the form of a Planned Development District, 
Planned Unit Development and commercial nodes consistent with the form of the 
Traditional Marketplace in the Comprehensive Plan, with a minimum gross land area of 
900 acres.  Within the Overlay, the The maximum number of residential units shall be 
limited to 3,897; the maximum amount of non-residential commercial retail uses shall be 
limited to 300,000 square feet; and, the maximum amount of non-residential commercial 
office uses shall be limited to 50,000 square feet. 

 
5. REVISE Policy 1.11-d: For the purposes of contiguity, any land area within the Western 

Communities Reserve Residential Overlay shall be considered contiguous so long as it is 
submitted under one unified plan of development (a.k.a. Conceptual Plan). 

 
6. REVISE  Policy 1.11-e: In addition to other public facilities required by the ULDC, the 

following within the Western Communities Reserve Residential Overlay shall be provided 
at developer expense: 

 
1. Paved on-site roads to serve all uses. 
2. On-site central water and wastewater service and facilities adequate to meet 

adopted level of service standards, with an off-site loop main that will allow other 
residences in the vicinity to connect to central services. 

3. On-site retention and drainage facilities that connect to the L-8 canal. 
4. A minimum 11 9 miles of 8-foot-wide pedestrian and bicycle pathways, open to the 

public. 
5. A minimum 17.5 8.6 miles of equestrian trails open to the public. 
6. On-site bus shelter easements for Palm Tran. 
7. Off-site road improvements that include: 

a. Extension of 60th Street North from Seminole Pratt Whitney to 190th Street 
North. 
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b. Extension of 190th Street North from 60th Street North to Orange Hamlin 
Boulevard. 

c. Extension of Orange Blvd. from 180th Ave. North to 190th Street North. 
d. Connection of Hamlin Boulevard from its present terminus to 190th Street 

North. 
8. In addition to the project's fair share proportionate share obligation, fund an 

additional $5,000,000.00 $2,000,000.00 for road improvements in the Central 
Western Communities. 

  
7. REVISE Policy 1.11-f: The Western Communities Reserve Residential Overlay developer 

shall provide a trolley for scheduled seven-day-a-week shuttle service to on-site 
nonresidential uses and areas, and to commercial centers in Westlake. Service shall be 
provided at no charge to riders after the developer receives 1,000 certificates of 
occupancy for on-site residential units. The trolley shall remain in service at the expense 
of the developer or assigns until such time as the County authorizes the service to end in 
the event of low ridership. 

 
8. REVISE  Policy 1.11-g:  A range of housing choices shall be provided within the Western 

Communities Reserve Residential Overlay through the provision of three different density 
ranges as depicted on the Conceptual Plan. 

 
9. REVISE Policy 1.11-h: The Western Communities Reserve Residential Overlay 

developer shall dedicate the following land for public facilities to serve on-site residents 
and other users within the surrounding area:  

 
1. Upon the date mutually agreed to in written agreement between Indian Trail 

Improvement District and the developer, a minimum 640-acre parcel will be 
dedicated to the Indian Trail Improvement District or the County.  The dedication 
shall stipulate that the use of the 640 acres is restricted for use by the ITID/County 
as a storm water retention/water management area. 

2. Upon written request of the Palm Beach County School Board and receipt of at 
least 250 building permits, whichever shall later occur, dedicate a 15.5 15.0 acre 
site for a future elementary school and a 25.0 acre site for a future middle school, 
constructed at school board expense. An additional 22.6 acres adjacent to either 
the elementary school site or middle school site shall be dedicated upon request 
of the Palm Beach County School Board with the concurrence of Palm Beach 
County.  The development shall take all required drainage from the school sites 
into the development’s storm water management system. 

3. Prior to receipt of no less than 250 building permits, a minimum 40 acres adjacent 
to District Park “F” for its expansion, constructed at County expense. 

4. Prior to receipt of no less than 250 building permits, a five acre site for a 
fire/police/utility site. 
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E. Future Land Use Element, Density 
 
REVISIONS:  To revise the name of the Western Communities Reserve FLU designation to the 
Table. The revisions are shown with the added text underlined and deletions shown in strikeout. 
 
1. REVISE  Table 2.2.1-g.1, Residential Future Land Use Designation Maximum Density 
 

Future Land Use Designation 
Dwelling Units per Gross Acre

Standard Maximum 

Agricultural Reserve AGR 0.20 1 

Unaltered text omitted for brevity 

Western Communities Reserve 
Residential 

WCR 
0.80 

Unaltered text omitted for brevity

1.  The Entitlement density is 1 unit per lot or as follows:  Rural Residential 0.05 du/acre; Western 
Communities Reserve Residential 0.05 du/acre; Low Residential 0.10 du/acre; Medium Residential 
0.20 du/acre; and High Residential 0.40 du/acre, whichever is greater. 

2. unaltered text omitted for brevity 
 
F. Future Land Use Element, Residential Future Land Use Provisions 
 
REVISIONS:  To revise the name of the Western Communities Reserve FLU designation, clarify 
the WCR-PUD, and add the Ag Reserve Planned Unit Development (AgR-PUD) in the chart for 
consistency the applicable with Zoning Districts for preserves only. The revisions are shown with 
the added text underlined and deletions shown in strikeout. 
 
1. REVISE 

 Table 2.2.1-j.1, Residential Future Land Use - Zoning Consistency1 
 

Future Land Use 
Designation 

Consistent Zoning  

Zoning District Planned Development 

Agricultural Reserve AGR AGR-PUD 

Unaltered text omitted for brevity

Western Communities 
Reserve Residential 

AR AGR-PUD3, WCR-PUD 

Unaltered text omitted for brevity
Note: 
1.  The RTS, RTU, and RH zoning districts and the Special Exception for a PUD have been 

discontinued.  Properties with these districts shall not be required to rezone and shall utilize 
the property development regulations of their equivalent districts which are as follows:  RTS 
equals RT; RTU equals RS; RH equals RM, Special Exception for a PUD equals a PUD.   

2.  The RM District is consistent with the MR-5 designation only for those areas zoned RM prior 
to the Plan's August 31, 1989 adoption. 

3. Preserve area only pursuant to Policy 1.5.1-b.9. 
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G. Future Land Use Element, Limited Urban Service Areas 
 
REVISIONS:  To modify the name of the Western Communities Reserve Overlay in the list of 
identified Limited Urban Service Areas in Objective 3.3, Policy 3.3-a. The revisions are numbered 
below, and shown with the added text underlined and deletions shown in strikeout. 
 
OBJECTIVE 3.3 Limited Urban Service Areas (LUSAs) 
 
1. REVISE Policy 3.3-a: The limited Urban Service Area: The following are designated as 

Limited Urban Service Areas: 
 

1. the area described as the United Technology - Pratt and Whitney Overlay; 
2. the area defined as the General Aviation Facility/North County Airport; 
3. the Agricultural Reserve; and 
4. areas within the Exurban Tier where the Legislature has granted a special 

district the authority to provide urban levels of service for potable water 
and/or sewer following the installation of centralized water and/or sewer 
systems; installation of a force main to serve a single project shall not 
constitute justification for a LUSA designation; 

5. the area east of the SFWMD L-8 Canal within the Glades Area Protection 
Overlay;  

6. an Agricultural Enclave pursuant to Florida Statute section 163.3162(5); 
and 

7. the Western Communities Reserve Residential Overlay. 
 
H. Future Land Use Element, Long Range Transportation Planning 
 
REVISIONS:  To modify the name of the Western Communities Reserve Overlay to reflect the 
running change throughout the amendment, in the list of identified exemptions to Policy 3.5-d. 
The revisions are numbered below, and shown with the added text underlined. 
 
OBJECTIVE 3.5    Levels of Service Required for Development 
 
1. REVISE Policy 3.5-d:  The County shall not approve a change to the Future Land Use 

Atlas which:  
 

Unaltered text omitted for brevity 
 
or;  
 
2) results in a project that fails Test 2 regulations adopted to implement TE Policy 

1.1-b.   
 
This policy shall not be applicable to an Agricultural Enclave adopted pursuant to Policy 
2.2.5-d.  This policy shall not be applicable to the area designated as SR-7 Economic 
Development Overlay (EDO).  This policy shall not be applicable to the area designated 
as Industrial in the Urban Service Area of the Glades Tier amended by FLUA Amendment 
Inland Logistics Center (LGA 2010-024).  This policy shall not be applicable to the Western 
Communities Reserve Residential Overlay. 

 
  



 

 
18-B FLUA & Text Amendment Staff Report E - 17 Indian Trails Grove WCR-AGR (LGA 2018-008) 

I. Future Land Use Element, Western Communities Reserve Future Land Use 
 

REVISIONS: To revise the objective and policies relating to the Western Communities Reserve. 
The revisions are numbered below, and shown with the added text underlined. 

 
1. REVISE  Objective 4.5 – Western Communities Reserve Residential. 

The County shall recognize the unique characteristics of agricultural parcels that are 
adjacent to existing residential communities within the Rural Tier and the Western 
Communities Reserve Residential Overlay that seek to develop by assigning the Western 
Communities Reserve Residential (WCR) future land use designation through a Future 
Land Use Amendment process. A WCR site specific amendment that supports balanced 
growth may occur in the Rural Tier and may exceed rural densities and intensities. A WCR 
site specific amendment shall achieve compatibility with the existing residential 
development pattern in the surrounding area of the Rural Tier while furthering remediation 
of the historic land use imbalance in the western communities and providing other benefits. 

 
2. REVISE  Policy 4.5-a:  The site specific plan amendment ordinance adopting a Western 

Communities Reserve Residential future land use shall include a Conceptual Plan.  The 
Conceptual Plan can only be revised through the Future Land Use Atlas amendment 
process.  
 

3. REVISE  Policy 4.5-b:  All development orders within the Western Communities Reserve 
Residential future land use must be consistent with the adopted Conceptual Plan.   
 

4. REVISE  Policy 4.5-d:  Western Communities Reserve Residential Conceptual Plan shall 
include a Site Data table establishing an overall density and intensity for the project, as 
well as minimum and/or maximum percentages for the acreages shown on the Plan and 
other binding standards.  The Conceptual Plan shall include a depiction of the residential, 
non-residential, recreational, civic and open space elements of the project and allow the 
clustering of the density to promote a variety of neighborhoods and housing types and to 
act as transition areas between the Western Communities Reserve Residential and 
adjacent existing communities. 
 

5. REVISE  Policy 4.5-e:  A property with Western Communities Reserve Residential future 
land use designation shall utilize the Western Communities Reserve Planned Unit 
Development (WCR-PUD) zoning district of the Unified Land Development Code, with the 
form of the commercial nodes reflected on the Conceptual Plan, which commercial nodes 
shall be designed consistent with the form of the Traditional Marketplace provisions in the 
Comprehensive Plan.  Each residential pod within a WCR Planned Unit Development may 
be developed according to the density/intensity assigned on the Conceptual Plan.  

 
6. REVISE  Policy 4.5-f:  In order to achieve compatibility with the existing residential 

development pattern in the surrounding area and create a more sustainable land use 
pattern through compactness of design, any land developed utilizing the WCR future land 
use shall be required to exhibit the following characteristics: 

 
1. A maximum permissible gross residential density of 0.80 DU/AC. 
2. The project shall provide a minimum of 66.67% of the gross site acreage in open 

space uses (the Required Open Space).  A minimum of 50% of the gross site 
acreage shall be in the form of Exterior Open Space which shall be limited to 
preservation, conservation, passive and/or active recreation, perimeter landscape 
buffers, rural parkways, pedestrian pathways and greenways, wetlands, bona fide 
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agriculture, regional water management, fallow land, perimeter water management 
areas, public and/or private civic uses, and/or, equestrian uses. Perimeter water 
management areas shall only count as Exterior Open Space if the water 
management area is accessible to the general public from a publicly accessible 
buffer or open space tract that includes a minimum 8-foot wide paved pedestrian 
pathway that connects the perimeter of the site to the water management area.  
Perimeter water management areas shall be available for use by the general public 
for fishing and non-motorized boating activities.  Land area allocated as Exterior 
Open Space counts towards meeting the minimum Required Open Space.  

3. A minimum of 33.33% of the gross site acreage shall be provided in one large 
contiguous open space land area and shall be depicted on the Conceptual Plan 
approved by the Board of County Commissioners.  Land area allocated as part of 
the 33.33% contiguous open space counts towards meeting the minimum 
Required Open Space. 

4. Neighborhood-serving commercial nodes shall comprise no less than 2% of the 
overall developable land area (developable land area being defined as the area 
available for development less the required Exterior Open Space).  The 
commercial nodes shall: (1) be designed consistent with the form of the Traditional 
Marketplace provisions of the Comprehensive Plan; and, (2) be depicted on the 
Conceptual Plan approved by the Board of County Commissioners.  

5. A minimum 20% of the residential units shall be located within one-quarter mile 
radius of commercial nodes; a minimum 40% of the residential units shall be 
located within one-half mile radius of commercial nodes; and a minimum of 66% 
of the residential units shall be located within one-quarter mile radius of 
commercial nodes or civic uses (public or private) or recreation uses (public or 
private).  

6. Higher density residential areas shall be located adjacent to and within one-quarter 
mile radius of any commercial node. Lower density residential areas shall be 
located around the perimeter of the development area to promote compatibility 
with existing development in the surrounding area. Medium density residential 
shall be located between commercial nodes/High density residential areas and the 
Low density residential areas. All of which shall be reflected on the Conceptual 
Plan approved by the Board of County Commissioners. 

7. A minimum of 10.0% of on-site for-sale units shall be provided as workforce 
housing based on the County’s affordability standards. 

8. A maximum permissible non-residential intensity of 350,000 square feet of 
commercial uses, comprised of 300,000 square feet of commercial retail uses, and 
50,000 square feet of commercial office uses. 

9. Any land utilized as the Preserve Area for an 80/20 or 60/40 AgR PDD shall not 
be utilized to meet the requirements specified in 2-6 above. 
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J. Future Land Use Element, Future Land Use Regulation Section 
 

REVISE: To rename the Western Communities Reserve Future Land Use designation in the 
table, and shown with the added text underlined. 
 
1. REVISED TABLE III.C, FUTURE LAND USE DESIGNATION BY TIER 

 

Future Land 
Use 

FLU Category 

Tier 

Urban/Sub 
& Glades 

USA 
Exurban Rural 

Ag 
Reserve 

Glades 
RSA1 

Rural Residential 

RR-20, RR-10 --- X X --- --- 

RR-5 --- X  X --- --- 

RR-2.5 --- X --- --- --- 

Western 
Communities 

Reserve 
Residential 

WCR   X   

Urban 
Residential 

LR, MR, HR X --- --- --- --- 

Unaltered text omitted for brevity 
 
K. Transportation Element, Rural Parkways 
 
REVISED: To modify Rural Parkways to the list contained within Policy 1.4-q of the TE. The 
revisions are numbered below, and shown with the added text underlined. 
 
1. REVISED Policy 1.4-q: The Rural Parkway concept is established to protect the rural 

character of roadways outside of the Urban/Suburban Tier….  
 

Unaltered text omitted for brevity 
 

Within the designated Western Communities Reserve Residential Overlay: 
 
9. 190th Street North adjacent to the Indian Trails Grove PUD developable area, a 

minimum of 50 feet wide easement on the east and west side in order to 
accommodate a multipurpose paved pedestrian pathway and equestrian trail 
landscaped with at least 70% native vegetation, shall be required.  No walls shall 
be allowed within the parkway easements. However, a pair of context-sensitive 
community identification monuments may be permitted provided it is they are more 
than 400 feet from the terminus of the parkway easement, subject to approval by 
the Planning Director. 
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Exhibit 1.C. 
Proposed Indian Trails Grove Conceptual Plan to be adopted 
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Exhibit 1.D. 
Previously Adopted Indian Trail Groves Conceptual Plan to be deleted 
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Exhibit 2.A. 

Staff Description of Proposed Text Amendments 

 
A. Introduction & Administration Element, Western Communities Residential Definition 
 
1.  REVISE DEFINITION 'WESTERN COMMUNITIES RESIDENTIAL’ 
 

Staff Assessment:  This amendment proposes to revise the name of the ‘Western 
Communities Residential’ to ‘Western Communities Reserve’ for consistency with the 
remainder of the amendment.  The change is has no impact on the actual regulatory 
concept of the “WCR” future land use designation or overlay.  The change of the name 
will require the several maps in the Map Series to be revised to reflect the new name.   

 
B. Future Land Use Element, Rural Tier Revisions 
 
1. REVISE OBJECTIVE 1.4 RURAL TIER 

 
Staff Assessment:  This amendment proposes to revise the name of the ‘Western 
Communities Residential’ to ‘Western Communities Reserve’ for internal consistency.   

 
2. REVISE Policy 1.4-d 

 
Staff Assessment: This amendment proposes to revise the name of the ‘Western 
Communities Residential’ to ‘Western Communities Reserve’ for internal consistency.   

 
C. Future Land Use Element, Agricultural Reserve Tier 
 
1. REVISE Policy 1.5-h 
 
 Staff Assessment: This proposed amendment would allow the utilization of WCR 

designated lands, located in the Rural Tier, to serve as AgR-PUD Preserve parcels, and 
establishes the density allocation rate of 0.8 units/acre.  This is due to the unequal 
densities between the WCR and the Ag Reserve (0.8 vs. 1.0 units per acre).  This 
difference results in more WCR preserve land than Ag Reserve land for the same number 
of dwelling units in a planned development.   

 
2. REVISE Policy 1.5-r  
 
 Staff Assessment: The amendment proposes to allow two public school sites west of 

SR-7.  This amendment would revise a long established provision in the Agricultural 
Reserve to limit uses west of the SR-7 dividing line.   
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3. REVISE Policy 1.5.1-b 
 
 Staff Assessment: This amendment proposes that any land used for preserve area 

for a WCR planned development cannot be double counted as preserve area for an Ag 
Reserve Planned Development.  The amendment clarifies when WCR FLU designated 
parcels could be used for AgR-PUD Preserves.  The land first must be designated on the 
adopted Conceptual Plan as being for agriculture or water resources uses, and may not 
be associated with an existing WCR-PUD approval, thereby preventing the density from 
being allocated twice to two different projects in different tiers. 

 
4. REVISE Policy 1.5.1-d 
 
 Staff Assessment: This amendment proposed that WCR land used as preserve area 

for an AGR-PUD has a maximum density allocation rate of 0.8 units/acre. 
 
5. NEW Policy 1.5.1-h 
 
 Staff Assessment: This proposed amendment identifies the three new AGR-PUDs 

that would be allowed to use WCR land as preserve area and allocate units to the Ag 
Reserve.  However, this amendment does not list all of the six existing AGR-PUDs that 
are proposed to use WCR land as preserve and allocate units to the Ag Reserve.  The 
lack of the six existing AGR-PUDs creates an internal inconsistency with the amendment, 
and appears to be an oversight by the applicant.  If the proposed amendment is 
transmitted by the Board, this policy would need to be revised between transmittal and 
adoption to identify all nine projects rather than the three new ones to allow all of the sites 
to use this provision. 

 
6. REVISE Policy 1.5.1-h 
 
 Staff Assessment: This policy amendment would allow for 80/20 AgR-PUDs south of 

Atlantic Avenue and west of SR-7 to be exempt from the requirement to provide the 
required 75-80% preserve area contiguous to the development area.  This is a substantial 
departure from a longstanding Plan Policy. 

 
D. Future Land Use Element, Western Communities Residential Overlay 
 
1. REVISE OBJECTIVE 1.11 WESTERN COMMUNITES RESERVE OVERLAY (WCRO) 

 
Staff Assessment:  The objective establishes that the Overlay is compatible with and 
provides appropriate transitions between very low density suburban scale development 
with rural character, agriculture, and conservation lands within and adjacent to the 
Overlay.  An additional component of providing further open space is inserted into the 
Objective, to clearly state that Preserve areas associated with AgR-PUDs may utilize this 
land, and would be consistent with the provisions of the Overlay.  The other proposed 
change is to replace “Residential” with “Reserve” for internal consistency. 

 
2.   REVISE Policy 1.11-a 

 
 Staff Assessment: This amendment proposes to revise the name of the ‘Western 

Communities Residential’ to ‘Western Communities Reserve’ for internal consistency.   
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3. REVISE Policy 1.11-b 
 
Staff Assessment: This amendment proposes to revise the name of the ‘Western 
Communities Residential’ to ‘Western Communities Reserve’ for internal consistency.   

 
4. REVISE Policy 1.11-c 
 
 Staff Assessment: This policy caps the overall density and intensity associated with 

the Overlay.  These figures were also adopted as part of the Ordinance for the original 
future land use amendment approval.  There is an internal inconsistency within this 
document, since this amendment proposed to reduce the total number of units and square 
feet for the future land use amendment (see Exhibit 1) but does not propose the same 
change to this policy.  If this amendment is transmitted by the Board, the policy will need 
to be revised to change the figure sin the policy to match the figures in the future land use 
amendment (in Exhibit 1).   

 
5.   REVISE Policy 1.11-d 
 
 Staff Assessment: This amendment proposes to revise the name of the ‘Western 

Communities Residential’ to ‘Western Communities Reserve’ for internal consistency.   
 
6. REVISE Policy 1.11-e 
 
 Staff Assessment: This policy establishes some of the minimum public facilities that 

are required as part of the development of the WCRO that would be provided by the 
developer.   These public facilities were established by policy to demonstrate the 
quantifiable public benefits that the CWC Sector Plan intended for any developments to 
include to address infrastructure deficiencies, land use imbalances, and remediate an 
existing sprawl pattern.  The applicant proposes to reduce the number of miles of 
pedestrian and bicycle trains, equestrian trains, roadway links, and proportionate share 
obligation to reflect the reduction in units/land area to be developed in the WCR.  
Therefore, this amendment as proposed reduces the prior commitment for public benefits 
in the WCR.       

 
7. REVISE Policy 1.11-f 

 
 Staff Assessment: This amendment proposes to revise the name of the ‘Western 

Communities Residential’ to ‘Western Communities Reserve’ for internal consistency.   
 
8. REVISE Policy 1.11-g 
 
 Staff Assessment:  This amendment proposes to revise the name of the ‘Western 

Communities Residential’ to ‘Western Communities Reserve’ for internal consistency.   
 
9. REVISE Policy 1.11-h 

 
Staff Assessment:  This policy establishes some of the minimum public facilities that are 
required as part of the development of the WCRO that would be provided by the developer.   
These public facilities were established by policy to demonstrate the quantifiable public 
benefits that the CWC Sector Plan intended for any developments to include to address 
infrastructure deficiencies, land use imbalances, and remediate an existing sprawl pattern.  
As with Policy 1.11-e, the public facilities dedications are reduced corresponding to the 
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reduction in units/acreage for the WCR.  A 22-acre park site and 25-acre middle school 
site, are proposed to be deleted.  Therefore, this amendment as proposed reduces the 
prior commitment for public benefits in the WCR.     
 

E. Future Land Use Element, Density 
 

1. REVISE Table 2.2.1-g.1: 
 
Staff Assessment:  This amendment proposes to revise the name of the ‘Western 
Communities Residential’ to ‘Western Communities Reserve’ for internal consistency.   

 
F. Future Land Use Element, Residential Future Land Use Provisions 

   
1. REVISE Table 2.2.1-j.1: 

 
Staff Assessment:  This amendment proposes to revise the name of the ‘Western 
Communities Residential’ to ‘Western Communities Reserve’ for consistency with the 
remainder of the amendment.  In addition, this amendment adds the AGR-PUD as a 
consistent zoning district with the WCR future land use designation, and includes a new 
note to indicate that only an AgR-PUD Preserve may utilize the WCR designated lands. 
 

G. Future Land Use Element, Limited Urban Service Areas 
 

1. REVISE Policy 3.3-a:  
 
Staff Assessment:  This amendment proposes to revise the name of the ‘Western 
Communities Residential’ to ‘Western Communities Reserve’ for internal consistency.   
 

H. Future Land Use Element, Long Range Transportation Planning 
 
1.  REVISE Policy 3.5-d:   

 
Staff Assessment:  This amendment proposes to revise the name of the ‘Western 
Communities Residential’ to ‘Western Communities Reserve’ for internal consistency with 
the remainder of the amendment.   
 

I. Future Land Use Element, Western Communities Reserve Future Land Use 
 
1. REVISE OBJECTIVE 4.5 WESTERN COMMUNITIES RESERVE (WCR) 

 
Staff Assessment: This amendment proposes to revise the name of the ‘Western 
Communities Residential’ to ‘Western Communities Reserve’ for internal consistency.   
 

2. REVISE Policy 4.5-a 
 

Staff Assessment:  This amendment proposes to revise the name of the ‘Western 
Communities Residential’ to ‘Western Communities Reserve’ for internal consistency.   

 
3.  REVISE Policy 4.5-b 
 

Staff Assessment: This amendment proposes to revise the name of the ‘Western 
Communities Residential’ to ‘Western Communities Reserve’ for internal consistency.   
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4. REVISE Policy 4.5-d 

 
 Staff Assessment:    This amendment proposes to revise the name of the ‘Western 

Communities Residential’ to ‘Western Communities Reserve’ for internal consistency.   
 

5. REVISE Policy 4.5-e 
 
Staff Assessment:  This amendment proposes to revise the name of the ‘Western 
Communities Residential’ to ‘Western Communities Reserve’ for internal consistency.   

 
6. REVISE Policy 4.5-f 

 
 Staff Assessment:  This amendment proposes that any land used for preserve area for 

a WCR planned development cannot be double counted as preserve area for an Ag 
Reserve Planned Development, thereby preventing the density from being allocated twice 
to two different projects in different tiers. 

 
J. Future Land Use Element, Future Land Use Regulation Section 
 
1. REVISE TABLE III.C  
 

Staff Assessment:  This amendment proposes to revise the name of the ‘Western 
Communities Residential’ to ‘Western Communities Reserve’ for internal consistency.   

 
K. Transportation Element,  
 
1. REVISE Policy 1.4-q  
 

Staff Assessment:  This amendment proposes to reduce the proposed length of 190th 
Street North, where it extends from 60th Street N.  The roadway was originally required to 
connect to Hamlin Boulevard, and under the original WCR approval, as the conceptual 
plan featured rural parkway easements along both sides of the road.  The revised 
conceptual plan eliminates this segment of rural parkway reflecting reduction in units/acres 
in WCR development area proposed by this amendment.  Thus, the corresponding 
proposal to eliminate any pairing of signs within the parkway easements.   
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Exhibit 2.B. 

Staff Analysis of Consistency with Florida Statutes 

 
1. Data and Analysis Applicable to F.S.:  Section 163.3177(6)(a), Florida Statutes, require 

that local governments future land use plans be based on a number of factors, including 
population projections, the character of undeveloped land, availability of public services, 
and other planning objectives.   

 
Staff Analysis:  This amendment has been analyzed for consistency with the Florida 
Statutes as demonstrated throughout the body of this report and the attached exhibits.  
Therefore, the site meets all applicable Florida Statutes. 
 
Section 163.3168(1), Florida Statutes, reads, "the legislature recognizes the need for 
innovative planning and development strategies to promote a diverse economy and 
vibrant rural and urban communities, while protecting environmentally sensitive areas."  
As evidenced in this report, the proposal complies with and promotes the statutory 
direction for innovative planning solutions.   

 
2. Data and Analysis Applicable to Florida Statutes - Consistency with Urban Sprawl:    

In order to address the Urban Sprawl criteria in the statute, the applicant has provided an 
analysis in Exhibit 3.   

 
 Section 163.3177(6)(a)9.a., Florida Statutes, establishes a series of primary indicators to 

assess whether a plan amendment discourages the proliferation of urban sprawl. The 
statute states that the evaluation of the presence of these indicators shall consist of an 
analysis of the plan amendment within the context of features and characteristics unique 
to each locality.  The analysis in the table below demonstrates that the proposed 
amendment has no indicators of urban sprawl.   

 
An urban sprawl analysis was not done for the proposed AgR-PUD development areas 
within the Agricultural Reserve Tier as, they would develop in an established manner in 
the Tier that has been widely used, and previously established that it does not constitute 
urban sprawl.  Furthermore, an urban sprawl analysis is not required of projects seeking 
zoning approval. Therefore, the following table includes only the WCR portion of the 
amendment. 

 

Primary Indicators that an amendment 
does not discourage urban sprawl 

Staff Assessment 
Sprawl 

Indicated?

(I) Promotes, allows or designates for 
development substantial areas of the 
jurisdiction to develop as low intensity, low-
density, or single use development or uses. 

The subject site would not constitute a substantial 
area of the jurisdiction as the acreage of this 
property is minimal when considering the overall 
land area of unincorporated Palm Beach County.  

No 
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Primary Indicators that an amendment 
does not discourage urban sprawl 

Staff Assessment 
Sprawl 

Indicated?

(II)   Promotes, allows, or designates significant 
amounts of urban development to occur in rural 
areas at substantial distances from existing 
urban areas while not using undeveloped lands 
that are available and suitable for 
development. 

The project does not meet this indicator as it is 
adjacent to residentially developed land.  Although 
the intended character of the Exurban and Rural 
Tiers is that of "rural," it features suburban density.  
The undeveloped land located between the 
amendment site and the coastal urban areas is 
either conservation land, within a municipality, or 
vacant unbuilt lots within the Acreage. 

No 

(III) Promotes, allows or designates urban 
development in radial, strip, isolated, or ribbon 
patterns generally emanating from existing 
urban developments. 

The proposed development does not promote 
radial, strip, isolated, or ribbon patterns of 
development that emanate from existing urban 
areas.  It is adjacent to low density residential 
development ranging from 1 unit per 1.25 acres to 1 
unit per 10 acres, and is adjacent to other parcels 
with development entitlement.   

No 

(IV) Fails to adequately protect and conserve 
natural resources, such as wetlands, 
floodplains, native vegetation, environmentally 
sensitive areas, natural groundwater aquifer 
recharge areas, lakes, rivers, shorelines, 
beaches, bays, estuarine systems, and other 
significant natural systems. 

The environmental assessment submitted with the 
proposed amendment does not identify any 
significant natural resources on site.  It does 
reference several isolated wetlands on the parcel 
which have been degraded due to agricultural 
operations.  The parcel is adjacent to the JWCWMA, 
and proposes separations of at least 1-mile from the 
closest portion.  Also a drainage proposal is on offer 
that may contribute to rehydrating wetlands 
adjacent to the M-O Overflow basin west of the 
proposed project. 

No 

(V) Fails adequately to protect adjacent 
agricultural areas and activities, including 
silviculture, and including active agricultural 
and silvicultural activities as well as passive 
agricultural activities and dormant, unique and 
prime farmlands and soils. 

Agricultural activities exist adjacent to this site. The 
applicant proposes to have separations of at least 
50 feet and up to 250 feet from any proposed 
development area.  The minimum separation of 50 
feet is more than twice the largest specified 
landscape buffer in the ULDC. 

No 

(VI) Fails to maximize use of existing public 
facilities and services. 

Information regarding the proposed amendment 
was distributed to the County service departments 
for review.  There are adequate public facilities and 
services available to support the amendment. 

No 

(VII) Fails to maximize use of future public 
facilities and services. 

Information regarding the proposed amendment 
was distributed to the County service departments 
for review.  There are adequate public facilities and 
services available to support the amendment. 

No 

(VIII)  Allows for land use patterns or timing 
which disproportionately increase the cost in 
time, money and energy, of providing and 
maintaining facilities and services, including 
roads, potable water, sanitary sewer, 
stormwater management, law enforcement, 
education, health care, fire and emergency 
response, and general government. 

Adequate services can be provided to this site, 
according to the service providers. The subject site 
is partly surrounded by existing residential 
communities which receive services.  Additionally, 
the project would ameliorate an existing sprawl 
pattern in the area.   

No 
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Primary Indicators that an amendment 
does not discourage urban sprawl 

Staff Assessment 
Sprawl 

Indicated?

(IX) Fails to provide a clear separation between 
rural and urban uses. 

The amendment will provide a clear separation 
between rural and urban uses as the applicant is 
proposing to cluster the development on one-third of 
the overall land area, and provide considerable 
separation between parcels in the Rural and 
Exurban Tiers as well as lands in environmental 
conservation. 

No 

(X)  Discourages or inhibits infill development 
or the redevelopment of existing 
neighborhoods and communities. 

This amendment does not discourage or inhibit infill 
development or the redevelopment of existing 
neighborhoods and communities as the site is 
located within the Rural Tier which provides a 
different lifestyle than that of the Urban/Suburban 
Tier where infill and redevelopment are a priority. 

No 

(XI)  Fails to encourage functional mix of uses. The proposed development pattern enables a 
functional mix of uses by requiring the development 
area to be clustered on no more than one-third of 
the overall project.  It is providing commercial retail 
and office/employment uses in three nodal 
locations, plus additional civic use and recreational 
uses, with density gradients clustered around them.  
These are connected by extensive pedestrian/trail 
systems throughout the development and connect 
to existing developed areas outside the amendment 
site.   

No 

(XII)  Results in poor accessibility among linked 
or related land uses. 

The amendment proposes to connect to the existing 
road network, and does not eliminate any existing 
connections. The amendment also proposes to 
include an extensive trail network that is available to 
the public, therefore improving access and linkages 
and incorporating modes in an area that do not have 
dedicated non-vehicular paths.   

No 

(XIII)  Results in the loss of significant amounts 
of functional open space. 

The proposed amendment will not result in the loss 
of functional open space.  It will do the opposite.  
Additional functional open space would be created 
by this project through the establishment of new 
recreational areas, trails, and gathering areas. 

No 

Overall Assessment: As demonstrated above, the proposed amendment does not meet any indicators of urban 
sprawl, and would not contribute to urban sprawl in the County. 

  
 
If urban sprawl indicators are noted in evaluating Section 163.3177(6)(a)9.a Florida Statutes, the 
proposed amendment is then reviewed under the following section added in 2011 (Section 
163.3177(6)(a)9.b Florida Statutes), which establishes that the plan amendment shall be 
determined to discourage the proliferation of urban sprawl if it incorporates a development pattern 
or urban form that achieves four or more of eight additional criteria.  Despite not having any 
indicators of sprawl, an analysis was conducted as follows: 
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Indicators that an amendment 
discourages urban sprawl 

Staff Assessment 
Sprawl 

Discouraged
?

(I)  Directs or locates economic growth and 
associated land development to geographic 
areas of the community in a manner that 
does not have an adverse impact on and 
protects natural resources and ecosystems.

With the exception of the 46 acre park expansion site, 
the applicant has proposed minimum separation of at 
least 1-mile from the development area to the 
JWCWMA.  Additionally, the project includes the 
potential for 640 acres of land to be dedicated for 
regional water management solutions, addressing 
long standing drainage concerns in the CWC area.  
This may include the potential to provide additional 
water to re-hydrate deteriorated wetlands west of the 
amendment site, enhancing and improving natural 
resources and ecosystems.  

Yes 

(II)  Promotes the efficient and cost-effective 
provision or extension of public 
infrastructure and services. 

As noted elsewhere in the report, the applicant 
proposes to dedicate land for parks, a school, and 
emergency response services, and pay impact fees.  
Regarding water and wastewater services, the 
applicant proposes to connect to existing 
infrastructure in the vicinity of the development.  There 
will be impacts to the road network, and the developer 
is proposing to fund several improvements to the 
network and make additional money available for the 
County and ITID to use to address other deficiencies 
in the area.   

Yes 

(III)  Promotes walkable and connected 
communities and provides for compact 
development and a mix of uses at densities 
that will support a range of housing choices 
and a multimodal transportation system, 
including pedestrian, bicycle, and transit, if 
available. 

The amendment includes at least 66% of the 
residential units (1,055 units of 1,582 overall units) 
within 1/4 mile of either a commercial, civic or 
recreation node.  As a result, the community form is 
reasonably compact, provides a mix of densities (1-7 
DU/ac.), a range of housing types (townhouses, zero 
lot lines, & single family), and pedestrian, bicycle and 
equestrian trails, with provisions for future bus stops if 
transit service is provided.  Furthermore, the applicant 
will provide a trolley service to the nearby Westlake 
town center, 2.2 miles away.   

Yes 

(IV)  Promotes conservation of water and 
energy. 

Including some limited commercial uses in the project 
enables energy conservation to be achieved in that 
opportunities for shorter trips for existing residents 
outside of the development are created.  More efficient 
water conservation (in the context of regional flood 
control) is provided by the site to benefit the larger 
area in times of inundation.  

Yes 

(V)  Preserves agricultural areas and 
activities, including silviculture, and 
dormant, unique, and prime farmlands and 
soils. 

Although the site is currently in agriculture and 
proposes to put less than one-third of the land into 
development (or would support development in the 
form of buffering, drainage, etc.), over 2,900 acres 
would be retained expressly in agriculture.  
Furthermore, should the proposed regional drainage 
solution not be realized, that land would also continue 
in agriculture, resulting in 3,552 acres remaining for 
agriculture.    

Yes 
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Indicators that an amendment 
discourages urban sprawl 

Staff Assessment 
Sprawl 

Discouraged
?

(VI)  Preserves open space and natural 
lands and provides for public open space 
and recreation needs. 

At present, no publically accessible open space exists 
on the site.  The amendment includes over 9 miles of 
equestrian trails, 7 miles of pedestrian trails, and an 
additional 46 acres of park sites that will serve as new 
public open space and accommodate recreation 
needs appropriate to the area. 

Yes 

(VII)  Creates a balance of land uses based 
upon the demands of the residential 
population to the nonresidential needs of an 
area. 

The amendment proposes to include commercial uses 
that mainly serve the needs of the projected residents 
of the amendment, and relies upon the City of 
Westlake to the east to serve as the regional "hub" for 
employment.  However, the project would also enable 
residents of both the Rural and Exurban Tiers outside 
of the project to meet some of their commercial needs 
closer to home. 

Yes 

(VIII)  Provides uses, densities, and 
intensities of use and urban form that would 
remediate an existing or planned 
development pattern in the vicinity that 
constitutes sprawl or if it provides for an 
innovative development pattern such as 
transit-oriented developments or new towns 
as defined in s. 163.3164. 

The project, while not an innovative development 
pattern such as a transit-oriented development or a 
new town, provides a remedial development pattern 
adjacent to an area comprised wholly of low-density 
residential development.  It provides greater 
opportunities for convenience, amenities, and 
services that are not currently found in the existing 
neighborhoods to the east and south of the 
amendment site. 

Yes 

Overall Assessment: As demonstrated above, the proposed amendment discourages urban sprawl, and 
therefore, does not contribute to urban sprawl in the County. 
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Exhibit 3.A 
Applicant's Text Amendment Justification Statement 

 

INDIAN TRAILS GROVE 
TEXT AMENDMENT –ATTACHMENT R 

Revised 11/20/2017 
(Revised language provided in strike-out and underline format) 

 
Proposed Text Amendment 
 
ELEMENTS & POLICIES TO BE REVISED  
The Elements proposed to be amended are the Future Land Use Element and the Transportation 
Element as further detailed below: 
 Revise FLUE Objective 1.11, FLUE Policies 1.5-h (Residential), 1.5.1-b, 1.5.1-d, 1.5.1-h, 4.5-

f, and FLUE Table 2.2.1-j.1 to amend the Western Communities Residential (WCR) Overlay 
to the Western Communities Reserve (WCR) Overlay and implement a methodology to allow 
for the WCR Overlay to be included as Preservation Area for an Agricultural Reserve Planned 
Unit Development;  

 Revise FLUE Policies 1.5-r (Institutional) and 1.11-h to allow public school sites to be dedicated 
on the west site of State Road 7 in two specific locations. 

 Revise FLUE Objective 4.5, FLUE Policies 1.11-a, 1.11-b, 1.11-d, 1.11-f, 1.11-g, 4.5-a, 4.5-b, 
4.5-d, 4.5-e, FLUE Tables 2.2.1-g.1, and III.C to amend the Western Communities Residential 
(WCR) Overlay to the Western Communities Reserve (WCR) Overlay 

 Revise FLUE Policy 1.11-e and TE Policy 1.4-q to amend the rights-of-way to be constructed, 
the fair share proportionate share obligation, and rural parkway requirements to be consistent 
with the proposed FLUA amendment to the Western Residential Communities Development 
known as Indian Trails Grove being submitted concurrently with the proposed Text 
Amendments. 

 Add new FLUE Policy 1.5.1-h to specifically designate three properties that would be eligible 
to utilize the Western Communities Reserve (WCR) as preserve area for AgR PDD’s.  

 Revise IAE Comprehensive Plan Definition Western Communities Residential to Western 
Communities Reserve and add language related to preservation of agriculture and water 
resources. 

 
PURPOSE  
The purpose of the Text Amendment Request to the Future Land Use Element and the 
Transportation Element is to allow for agricultural and water resource uses within the Western 
Communities Residential (WCR) Overlay to quality as required Preservation Area for an 
Agricultural Reserve Planned Unit Development and allocate the associated density right of the 
WCR land to the Agricultural Reserve Planned Unit Development at the authorized WCR density 
of 1 unit per 1.25 acres (0.8 du/ac).  
 
In addition to the text amendments contained herein, the Applicant is proposing a concurrent 
FLUA Amendment to amend the Conceptual Plan for the Indian Trails Grove WCR (granted under 
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Ordinance 2016-041) to facilitate the use of agriculture and water resource uses on the Conceptual 
Plan as Preservation Area for an Agricultural Reserve Planned Unit Development.  
 
JUSTIFICATION  
This amendment will provide the regulatory framework to allocate density from lands designated 
WCR to the Agricultural Reserve Tier. In addition, the Rural Tier protective measures will remain 
in place and allow for the continued transition from rural/suburban development and other uses to 
existing and future conservation areas (JW Corbett Wildlife Management Area). These 
amendments will allow for future development to occur in a part of the County that has existing 
services, infrastructure and roadway networks planned and/or in place to support new residential 
development.  
 
Finally, one of the goals of the Ag Reserve Tier is to preserve and enhance agriculture. The 
proposed text amendments allow for more agricultural land to be preserved in an area that is free 
from the encroachment of suburban development and services. Farmers are free to spray crops 
with pesticides and herbicides over a large cohesive area without concerns of adjacent dense 
single-family developments being impacted. Additionally, having agricultural preserve away from 
residential developments allows for continual harvesting during peak harvest time. 
 
The Indian Trails Grove site is at the western end of the Acreage; lands to the east either have been 
developed or are approved for development.  The site is bordered on the north and west sides by 
State-owned land that will never be developed.  The site had been in agricultural production since 
the early 1960s as a citrus farm.  In the early 2000s, the citrus trees became diseased due to greening 
and eventually died.  The applicant purchased the property as the citrus production was completed 
and greening devastated the property. 
 
Instead of allowing the land to sit idle, the Applicant took steps to convert the site into a row crop 
farm.  This transformation entailed knocking down dead trees, root raking the property, burning 
the material, and then de-rocking the site.  The property was filled with a cap rock, which had large 
veins running great distances throughout the property.  (The ability for a row crop farmer to grow 
crops would be impaired if the rocks had remained because phosphorus levels would be too high 
and the plants would lack the required nutrients to thrive.)  Once these activities were completed, 
the site had to be leveled.   It took approximately five years to complete the majority of the 
conversion.  Today, the property is leased to farmers who grow sugar cane, peppers, beans, squash, 
Chinese vegetables, and other crops.  
 
The goal is to create the mechanism whereby existing row crop lands on Indian Trails Grove are 
preserved in agriculture and water resource uses by utilizing said lands as the required preservation 
area for an Agricultural Reserve Planned Unit Development.  The density permitted within the 
WCR PUD is 0.8 du/ac.  The density of an AgR PUD is 1.0 du/ac.   Therefore, using a 60/40 AgR 
PUD as an example, a minimum of 1.875 acres of Indian Trials Grove Preserve area would be 
required for each acre of development as compared to the 1.5 acres of AgR Preserve area for each 
acre of development.  Using a 80/20 AgR PUD as an example, a minimum of 3.750 acres of Indian 
Trials Grove Preserve area would be required for each acre of development as compared to the 3.0 
acres of AgR Preserve area for each acre of development.   The result being the total amount of 
agriculture and water resources preservation in Palm Beach County would increase under this 
proposal.  
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If approved, the proposed FLUA Map Amendment and the proposed Text Amendments will: 
 

1) Decrease the residential and non-residential land use approvals previously granted on 
the Indian Trails Grove property while insuring the decrease remains in full compliance 
with the requirements of Policy 4.5-f of the FLUE (WCR development requirements); 

2) Authorize the use of lands designated as Agriculture/Water Resources on the ITG WCR 
Conceptual Plan as required Preservation Area for AgR PUDs; and, 

3) Authorize the reallocation of units from lands designated as Agriculture/Water 
Resources on the ITG Conceptual Pl  an to Agr PUD Development Areas. 

 
Collectively, the changes apply to both Rural and Agricultural Reserve Tiers of the Comprehensive 
Plan.   
 
From the Future Land Use Element: 
 

General: The Rural Tier includes agricultural land and rural settlements that range in 
density from primarily 1 dwelling unit per 5 acres to 1 dwelling unit per 20 acres, except 
in special planning areas such as, but not limited to, the Western Communities Residential 
Overlay (WCRO). These areas support large agricultural operations as well as single-
family homes with small family - owned agricultural businesses, including equestrian 
related uses. Due to the declining availability of land and the increase in population in the 
Urban and Exurban Tiers, the Rural Tier is beginning to experience pressure for urban 
densities and nonresidential intensities normally associated with a more urban area. The 
strategies in the Rural Tier are established to protect and enhance rural settlements that 
support agricultural uses and equestrian uses while also providing an alternative style of 
development in specific areas that further the goals of the Rural Tier. 
 
Policy 1.4-a: The County shall protect and maintain the rural residential, equestrian and 
agricultural areas within the Rural Tier by: 1. Preserving and enhancing the rural landscape, 
including historic, cultural, recreational, agricultural, and open space resources; 2. 
Providing facilities and services consistent with the character of the area; 3. Preserving and 
enhancing natural resources; and, 4. Ensuring development is compatible with the scale, 
mass, intensity of use, height, and character of the rural community. 
 
General: The Agricultural Reserve Tier encompasses unique farmland and wetlands that 
are to be preserved primarily for agriculture based on policy direction adopted by the Board 
of County Commissioners in 1995. The Agricultural Tier Objective and Policies were 
revised in 2001 to incorporate the findings contained within the Ag Reserve Master Plan 
dated October 2000. This document was a summary of consultant and staff 
recommendations, and Board direction, for the Ag Reserve Master Planning effort which 
took place over a period of years with several phases. The purpose of the Master Planning 
effort was: “To preserve and enhance agricultural activity and environmental and water 
resources in the Ag Reserve, and produce a master development plan compatible with these 
goals.” A major emphasis of the initial phase was public outreach and the preparation of a 
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set of guiding objectives that were prioritized by the Board of County Commissioners 
(BCC) during the development of the Ag Reserve Master Plan as follows: 
 

Preserve and enhance agriculture 
Enhance environmental resource value 
Enhance water management capability 
Enhance open space 
Create a functional sustainable development pattern 
Minimize costs/impacts to County taxpayers 

 
Three possible development scenarios were prepared and weighted against their fulfillment 
of these objectives, the Status Quo Alternative, the Bond Alternative, and the No Bond 
Alternative. At the completion of Phase I, the BCC selected the Bond Alternative with 
direction for a bond referendum on land acquisition and for the Consultants to prepare 
Phase II. The $150 million Conservation Bond Referendum was passed in March 1999 
with $100 million for the Ag Reserve. The Phase II of the Master Plan included a series of 
recommendations that were based on an overall framework that centered on the following 
concepts: 
 
Preserving open space was more efficient and could better accommodate a variety of 
public, agricultural, equestrian, and environmental uses when it consisted of large areas. 
 
Development areas should be concentrated east of SR7 (in the vicinity of Boynton Beach 
Boulevard and in the vicinity and south of Atlantic Avenue) in order to protect the 
environmentally sensitive lands within and surrounding the Loxahatchee National Wildlife 
Refuge, foster the preservation of agriculture in the center of the Tier, and to reduce 
infrastructure costs and impacts on tax payers. New development should also provide for 
preservation land to ensure continued agriculture in Palm Beach County.  
 
In December 1999, the BCC did not take action on the Phase II document, but directed 
staff to assess and return with additional information. Staff presented the Master Plan 
Addendum in May 2000 with additional information and modifications to the Consultant 
recommendations. The BCC provided direction on each of these items that was later 
summarized in the final Ag Reserve Master Plan dated October 2000. The BCC did not 
adopt the Master Plan, but adopted amendments to the Comprehensive Plan in Round 01-
1 incorporating the recommendations of the final Master Plan. The amendments carried 
forward the concepts within the final Master Plan. 
 
Objective: Palm Beach County shall preserve the unique farmland and wetlands in order 
to preserve and enhance agricultural activity, environmental and water resources, and open 
space within the Agricultural Reserve Tier. This shall be accomplished by limiting uses to 
agriculture and conservation with residential development restricted to low densities and 
non-residential development limited to uses serving the needs of farmworkers and residents 
of the Tier. The Agricultural Reserve Tier shall be preserved primarily for agricultural use, 
reflecting the unique farmlands and wetlands within it. 
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Analysis: 
 
Future land use plans evolve over time.  The Applicant opines that the totality of the FLUA Map 
Amendment and Text Amendments proposed result in better land use planning for both the Ag 
Reserve Tier and the Rural Tier (and thus are a benefit to Palm Beach County in totality) by: 

 
1) Ensuring the revised WCR Conceptual Plan complies with the requirements of Policy 4.5-

f of the FLUE, even though the proposed amendment is a reduction in density and 
intensity; 

2) Resulting in MORE agricultural land being preserved in Palm Beach County than 
otherwise would be the case; 

3) Authorizing three new residential developments in areas of the Agricultural Reserve Tier 
already developed with residential neighborhoods of similar density;  

4) Allowing for the allocation of land to provide two new future public school sites for the 
residents living within the Agricultural Reserve; 

5) Offering an alternative to the effects of the check board pattern of development v. preserve 
occurring in the Agricultural Reserve by utilizing the ITG property as the preservation 
area for AgR PUD Development Areas, resulting in significant increases in overall 
preservation and the continuation of row crop farming on the ITG property in areas away 
from existing residential development.  
 
The objective of the Agricultural Reserve Master Plan, stated, “To preserve and enhance 
agricultural activity and environmental and water resources in the Ag Reserve, and 
produce a master development plan compatible with these goals.” 

 
Since that time: 
 
The bond purchased a total of 2,350 acres at a cost of $105,000,000 in taxpayer dollars.   
 
The 21,000 acres in the Agricultural Reserve area: 

 
1) Includes 28 existing or fully approved residential communities comprising over 
11,000 units 
2) Includes 4 shopping centers, a movie theater, a bowling alley and 2 amphitheaters 
3) Includes 5 schools – 2 public, 1 private and 2 charter 
4) Includes a hospital (Bethesda West) 
5) includes or in contiguous to numerous major roadways - Florida’s Turnpike, 441, 
Boynton Beach Blvd., Atlantic Avenue, Hypoluxo Road, Lyons Road and Clint Moore 
Road. 
6) Includes 6,488 acres are either developed or approved for development. 
7) Includes 11,753 acres of preservation either through development or lands owned 
by governmental entities such that the no development rights exists. 
8) Includes 2,398 acres that are neither approved for development, nor preserved 
through development (i.e. available land that could be used for either preservation or 
development area). 
9) Includes 5,325 acres of land currently in row crop production.  Of the 5,325 acres 
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currently in row crop production, it is estimated that approximately 325 to 1,000 acres 
of same will be lost once the land is entitled for development through either the 60/40 
or 80/20 development options (meaning the 2,398 available acres includes row crop 
land and it is a reasonable assumption that up to 40% will eventually be authorized for 
development under the existing rules).  

 
Via the 60/40 and 80/20 development options authorized in the Comprehensive Plan, over 
7,100 acres have been preserved; meaning RESIDENTIAL development approvals have 
resulted in THREE TIMES as much land being preserved than was acquired by the County 
through the bond (and at no taxpayer expense).  DEVELOPMENT, therefore, has been the 
primary mechanism by which MORE land has been preserved in the Agricultural Reserve 
Area.   
 
The unintended consequence, however, is that the approvals granted within the 
Agricultural Reserve Tier have resulted in a “checker-board” pattern wherein developed 
areas are intertwined with preserve areas utilized for row crop production.  This “checker-
board” pattern has created conflicts, inclusive of overspray of pesticides and fertilizer into 
residential areas, tractors and vehicles using the same roadways and traveling at 
significantly different speeds creating traffic hazards, noise complaints on farming 
operations, and food safety problems with row crops being located proximate to schools 
and hospitals, to name a few.   
 
In contrast, 100% of the Indian Trails Grove property is under lease and utilized for 
agricultural row crop production, as follows: 
 

1) Hundley Farms – 1,250 acres growing green beans, corn and sugar cane. 
2) Lady Moon – 450 acres growing organic tomatoes 
3) Wenhau – 595 acres growing Chinese vegetables. 
4) Lipman Family Farms – 2,240 acres growing tomatoes and green beens. 

 
Again, Comprehensive Planning evolves over time……the Applicant opines that the 
objective of the Agricultural Reserve Master Plan can be further enhanced by the proposed 
FLUA and Text Amendments by: 
 
1) With the initial phase (the subject of the current FLUA and Text Amendments), 

preserving 3,024 acres of land at Indian Trails Grove in exchange for removing 728 
acres of preservation within the Agricultural Reserve area.  

2) If fully implemented (future FLUA and Text Amendments), preserving 4,872 acres of 
land at Indian Trails Grove in exchange for removing a maximum of 1,321 acres of 
preservation within the Agricultural Reserve area. 

 
As is clearly evident by reviewing the attached aerials of the subject Property, Indian Trails 
Grove is not “checker boarded” and interspersed within existing residential developments 
(like many of the row crop areas in the Agricultural Reserve) as it is located at the western 
edge of the the Acreage, and therefore many of conflicts that exist within the Agricultural 
Reserve area will not exist on the Indian Trails Grove property. 



 
18-B FLUA & Text Amendment Staff Report E - 38 Indian Trails Grove WCR-AGR (LGA 2018-008) 

 

The proposed FLUA and Text amendment allow for more agricultural land to be preserved 
in an area that is free from the encroachment of urban/suburban development and services. 
Farmers are free to spray crops with pesticides and herbicides over a large cohesive area 
without concerns of adjacent single-family developments complaining. Additionally, 
having agricultural preserve away from residential developments allows for 24-hour 
harvesting during peak harvest time. Allowing preservation to be located away from the 
urbanized area will allow farmers to take all measures necessary to save crops when temps 
are predicted to dip below freezing which can include flying helicopters at all hours of the 
day without disturbing the adjacent residential communities. 

 
Agriculture activities and farming operations are not compatible with urban/suburban 
residential develop as evidenced by every Planned Unit Development that has been 
approved within the Agricultural Reserve Tier. Conditions are imposed on every 
development within the AgR Tier that require future residents to be notified of farming 
operations within the area. It is not uncommon for tractors and other farm vehicles to travel 
on roadways also utilized by area residents. This mixing of traffic can negatively impact 
rush hour commutes during the work week. Allowing agriculture activities to occur in large 
concentrated areas is more compatible with surrounding development than the 
development pattern that has occurred in the AgR Tier which resembles more of a 
patchwork quilt pattern than what was originally intended by the Ag Reserve Master Plan. 

 
The following chart explains how the use of the ITG WCR property for the required 
Preservation Area for and AgR PUD Development Area accomplishes providing 
significantly more preservation than that required in the Agricultural Reserve: 
 

Category AgR PUD Preserve for 
AgR Development 

WCR Preserve for AgR 
Development 

Build on 1 Available Acre (60/40) 1.5 acres 1.875 acres 
Build on 1 Preserve Acre (60/40) 2.5 acres 3.125 acres 
Build on 1 Available Acre (80/20) 3.0 acres 3.750 acres 
Build on 1 Preserve Acre (80/20) 4.0 acres 5.000 acres 

 
The reason is the residential density of the WCR land as compared to the AgR land.   Lands utilized 
as AgR PUD Preserve Area within the Agricultural Reserve Tier have a base density of 1.0 du/ac.   
Lands utilized as AgR PUD Preserve Area within the ITG lands have a base density of 0.8 du/ac.  
Therefore, there is a minimum 25% increase in preserve area utilizing the ITG lands as Preserve 
Area for an AgR PUD as compared to lands located within the Agricultural Reserve, for the same 
residential unit. 
 
AgR Tier have Three AgR PUD Development Areas pursuant to Policy 1.5.1-h and two school 
sites pursuant to Policy 1.5-r are authorized under the concurrent FLUA and Text Amendments 
proposed.    
 
The Applicant opines that the totality of the FLUA Map Amendment and Text Amendments 
proposed result in better future land use planning for both the Ag Reserve Tier and the Rural Tier 
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by: 
 

1) Ensuring the revised WCR Conceptual Plan complies with the requirements of Policy 
4.5-f of the FLUE, even though it is a reduction in density and intensity; 

2) Resulting in MORE agricultural land being preserved in Palm Beach County than 
otherwise could be the case; 

3) Authorizing three new residential developments in areas of the Agricultural Reserve 
Tier already developed with residential neighborhoods of similar density;  

4) Allowing for the allocation of land to provide two new future public school sites for 
the residents living within the Agricultural Reserve; and, 

5) Offering an alternative to the effects of the check board pattern of development v. 
preserve occurring in the Agricultural Reserve by utilizing the ITG property as the 
preservation area for AgR PUD Development Areas, resulting in significant increases 
in overall preservation and the continuation of row crop farming on the ITG property 
in areas away from existing residential development.  

 
By adhering to the same 60/40 and 80/20 requirements of the Agricultural Reserve Tier, the use 
of the WCR water resources/agriculture lands for required preservation areas for AgR PUD 
developments results in MORE land being preserved in Palm Beach County.  There is NO increase 
in the number of residential units permitted in Palm Beach County, as both the AgR Tier and WCR 
Tiers presently authorize residential development density.  The resulting 60/40 and 80/20 PUDs 
require preservation, but at an accelerated rate as denoted in the chart above.  Thus, the prinicples 
of the Agricultural Reserve area are maintained, but due to the accelerated rate of preservation, 
result in more land being preserved in Palm Beach County.   
 
The Agricultural Reserve Tier authorizes development.  There is no argument to be made that 
development in the Agricultural Reserve Tier creates urban sprawl as the 60/40 and 80/20 
development pattern are recognized and authorized by the existing land use goals, objectives and 
policies of the Comprehensive Plan.  The resulting three residential developments proposed under 
Policy 1.5.1-h are located in areas proximate to/immediately adjacent to existing residential 
developments at densities consistent with those authorized under the same 60/40 and 80/20 
regulations that permitted same to be approved and developed.    

This proposed amendment allows for more agricultural land to be preserved in an area that is free 
from the encroachment of urban development and services. Farmers are free to spray crops with 
pesticides and herbicides over a large cohesive area without concerns of adjacent single-family 
developments complaining. Additionally, having agricultural preserve away from residential 
developments allows for 24-hour harvesting during peak harvest time. Allowing preservation to 
be located away from the urbanized area will allow farmers to take all measures necessary to save 
crops when temps are predicted to dip below freezing which can include flying helicopters at all 
hours of the day without disturbing the adjacent residential communities. 
 
Agriculture activities and farming operations are not compatible with urban/suburban residential 
develop as evidenced by every Planned Unit Development that has been approved within the 
Agricultural Reserve Tier. Conditions are imposed on every development within the AgR Tier that 
require future residents to be notified of farming operations within the area. It is not uncommon for 
tractors and other farm vehicles to travel on roadways also utilized by area residents. This mixing 



 
18-B FLUA & Text Amendment Staff Report E - 40 Indian Trails Grove WCR-AGR (LGA 2018-008) 

of traffic can negatively impact rush hour commutes during the work week. Allowing agriculture 
activities to occur in large concentrated areas is more compatible with surrounding development 
than the development pattern that has occurred in the AgR Tier which resembles more of a 
patchwork quilt pattern than what was originally intended by the Ag Reserve Master Plan. 
 
To ensure that the ITG property proposed as preservation remains as preservation, the Applicant 
agrees to record a deed restrict in favor of Palm Beach limiting ANY property utilized for 
Preservation Area for an AgR PUD to agricultural, water resources or other open space uses. 
 
As a result of approving the text amendment at full implementation, an additional 4,872 acres of 
production lands at ITG will remain as preservation area in exchange for allowing 1,321 acres of 
existing preservation area in the Agricultural Reserve being developed.   The current amendment 
will result in approximately 3,024 acres of land being utilized as required Preservation Area for 
Agr PUD Development Areas, in exchange for allowing 728 acres of existing preservation in the 
Agricultural Reserve being developed.  Both are significant in terms of the net increase in 
preservation in Palm Beach County.   
 
CONSISTENCY  
These Comprehensive Plan Text Amendments will ensure that the proposed project is compatible 
with the character of the existing and planned development within the WCR and Ag Reserve. It 
will also conserve open space, promote environmental sustainability, manage water resources, and 
ensure that services are provided in the most efficient manner. The proposed amendments will 
continue to support Comprehensive Plan policies related to compatibility and allow for varied 
housing and lifestyle opportunities within both the Rural Tier and Ag Reserve Tier. Finally, as 
indicated in Policy 4.5-f, the additional open space includes existing bona fide agriculture, thus 
ensuring the retention of existing large-scale agriculture in the WCR and contributing to a more 
efficient pattern of land use. 
 
County Directions – The proposed text amendments further the County’s Directions as described 
below: 
Livable Communities. “Promote the enhancement, creation, and maintenance of livable 
communities throughout Palm Beach County, recognizing the unique and diverse characteristics 
of each community. Important elements for a livable community include a balance of land uses 
and organized open space, preservation of natural features, incorporation of distinct community 
design elements unique to a given region, personal security, provision of services and alternative 
transportation modes at levels appropriate to the character of the community, and opportunities for 
education, employment, health facilities, active and passive recreation, and cultural 
entertainment.” 
Response: These proposed text amendments will further the County’s Direction for Livable 
Communities by allowing the allocation of density from a rural area of the County that is currently 
underserved by public facilities and services to a more suburbanized area that is currently served 
by public facilities and services. These amendments will allow for the additional preservation of 
agricultural and environmentally sensitive lands while accommodating the various desired 
lifestyle choices in the County.  
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Growth Management. “Provide for sustainable communities and lifestyle choices by: (a) 
directing the location, type, intensity, timing and phasing, and form of development that respects 
the characteristics of a particular geographical area; (b) requiring the transfer of development rights 
as the method for most density increases; (c) ensuring smart growth, by protecting natural 
resources, preventing urban sprawl, providing for the efficient use of land, balancing land uses; 
and (d) providing for facilities and services in a cost efficient timely manner.”  
Response: These proposed amendments would further the County’s growth management practices. 
Allowing residential density to be allocated from an area of the County where substandard public 
facilities and infrastructure exist to another area of the County that is more urbanized with a roads 
and other facilities in place supports smart growth management practices.  
 
Goals – The proposed text amendments further the County’s goals as described below. 
FLUE Balanced Growth – “…to recognize the diverse communities within the County, to 
implement strategies to create and protect quality livable communities respecting the lifestyle 
choices for current residents, future generations, and visitors, and to promote the enhancement of 
areas in need of assistance.” 
Response: These proposed text amendments will further the County’s Direction for Livable 
Communities by allowing the allocation of density from a rural area of the County that is currently 
underserved by public facilities and services to a more urbanized area that is currently served by 
public facilities and services. These amendments will allow for the preservation of additional 
agricultural and environmentally sensitive lands while accommodating the various desired 
lifestyle choices in the County. In addition, the current development pattern that has occurred in 
the AgR Tier will continue. Additionally, the proposed amendments will continue the preservation 
of agriculture and environmentally sensitive lands at a higher ratio as land within the AgR Tier 
has a unit allocation rate of 1 du/ac. whereas lands with a WCR land use plan designation have a 
unit allocation rate of .8 du/ac.  
  

 
FLUE Land Planning – “…to create and maintain livable communities, promote the quality of 
life, provide for a distribution of land uses of various types, and at a range of densities and 
intensities, and to balance the physical, social, cultural, and environmental and economic needs of 
the current and projected residents and visitor populations. This shall be accomplished in a manner 
that protects and maintains a diversity of lifestyle choices, and provides for the timely, cost-
effective provision of public facilities.” 
Response: The proposed amendments will encourage the timely, cost-effective provision of public 
facilities. Much of the proposed public facilities and infrastructure needed to support the proposed 
development in the WCR Overlay have yet to be constructed. Allowing for the allocation of density 
to a more suburbanized area that is already supported by public facilities and services provides 
for better land planning development patterns in the County.  

 
FLUE Service Areas and Provision of Services – “to define graduated service areas for directing 
services to the County’s diverse neighborhoods and communities in a timely and cost-effective 
manner, reflective of the quality of life associated with each respective Tier.” 
Response: The proposed amendments will encourage the timely, cost-effective provision of public 
facilities. Much of the proposed public facilities and infrastructure needed to support the proposed 
development in the WCR Overlay have yet to be installed. Allowing for the allocation of density to 
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a more suburbanized area that is already supported by public facilities and services provides for 
better land planning development patterns in the County.  
 
PSFE Public School Concurrency – “to provide for future availability of public school facilities consistent 
with the adopted level of service standard. This goal shall be accomplished recognizing the constitutional 
obligation of the school district to provide a uniform system of free public schools on a countywide basis.” 
Response: Several schools within the AgR Tier are operating at or near capacity. As residential 
developments in the AgR Tier continue to be approved, additional school sites are needed to accommodate 
the new students being generated by the developments. This amendment will allow for the citing of public 
schools on the west side of State Road 7 within close proximity of the residential developments that they 
serve, while limiting the site locations to parcels located south of Atlantic Avenue and north of Boynton 
Beach Blvd.  The School District of Palm Beach County has been unable to secure needed sites within the 
Agricultural Reserve area to build new school facilities to accommodate the projected demand.  This 
amendment allows for GL Homes to provide the needed sites to the school district free of charge.   
 
Objectives – The proposed text amendments further the County’s objectives as further described 
below. 
FLUE Objective 1.1 Managed Growth Tier System – “Palm Beach County shall implement the 
Managed Growth Tier System strategies to protect viable existing neighborhoods and communities 
and to direct the location and timing of future development…3. Accommodate future growth but 
prohibit further urban sprawl by requiring the use of compact forms of sustainable 
development;…7. Strengthen and diversify the County’s economic base to satisfy the demands of 
the population for employment growth, and provide opportunities for agricultural operations and 
employment centers;…” 
Response: These text amendments will encourage more compact forms of development while 
discouraging urban sprawl. The AgR Tier has been developed with net densities at 3-5 dwelling 
units per acre with preservation parcels spread throughout the tier, both east and west of State 
Road 7 intermingling suburban developments with large scale farming operations.  Preservation 
parcels are tucked in between residential communities and farmers are forced to travel between 
parcels utilizing major rights-of-way. Allowing preservation area to be located in the WCR will 
allow for large tract farming that will not impact residential development.  
 
Additionally, the location of additional preservation in the WCR will ensure that additional sprawl 
does not occur from the incorporation of the City of Westlake.  
 
FLUE Objective 1.4 Rural Tier – “The Rural Tier includes agricultural land and rural settlements 
that range in density from primarily 1 dwelling unit per 5 acres to 1 dwelling unit per 20 acres, 
except in special planning areas such as, but not limited to, the Western Communities Residential 
Overlay (WCRO). These areas support large agricultural operations as well as single-family homes 
with small family-owned agricultural businesses, including equestrian related uses. Due to the 
declining availability of land and the increase in population in the Urban and Exurban Tiers, the 
Rural Tier is beginning to experience pressure for urban densities and nonresidential intensities 
normally associated with a more urban area. The strategies in the Rural Tier are established to 
protect and enhance rural settlements that support agricultural uses and equestrian uses while also 
providing an alternative style of development in specific areas that further the goals of the Rural 
Tier.” 
Response: The recent incorporation of the City of Westlake will impact the existing and planned 
services and facilities in the Rural Tier. These impacts are unknown at this point in time as 
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Westlake is in control of its own development potential. Allowing additional preservation in this 
area of the Rural Tier will ensure that the existing large-scale agriculture operations continue 
while providing protections to the adjacent J. W. Corbett wildlife area to the west.  
 
FLUE Objective 1.11 Western Communities Residential Overlay 
“General: The purpose of the Western Communities Residential Overlay (WCRO) is to provide 
a transition from rural/suburban development and other uses to existing and future conservation 
areas, specifically the J.W. Corbett Wildlife Management Area and Everglades restoration 
programs and projects. The Overlay complements existing provisions in the Comprehensive Plan 
prohibiting the expansion of urban and suburban activities into conservation areas. It achieves 
compatibility with the existing residential development pattern in the surrounding area while 
furthering remediation of the historic land use imbalance in that area through the additional non-
residential support for other projects whose non-residential development is intended to do so, 
including but not limited to the City of Westlake.” 
Response: The proposed text amendments will provide for the preservation of agriculture and 
environmentally sensitive lands to ensure that the additional development pressure is eased and 
separation between development and the J.W. Corbett area is provided. Additionally, the 
preservation area has been proposed to be located in one large contiguous area with development 
area clustered within close proximity to roadways and the new City of Westlake. Preservation 
parcels will not be allowed to be interspersed with development parcels in the same development 
pattern that has occurred in the AgR Tier.  
 
FLUE Objective 2.1 Balanced Growth – “Palm Beach County shall designate on the Future Land 
Use Atlas sufficient land area in each land use designation to manage and direct future 
development to appropriate locations to achieve balanced growth. This shall be done to plan for 
population growth and its need for services, employment opportunities, and recreation and open 
space, while providing for the continuation of agriculture and the protection of the environment 
and natural resources through the long-range planning horizon.” 
Response: These proposed amendments will encourage development to be located closer to 
existing public facilities and services while protecting existing environmentally sensitive lands and 
preserving large scale farming operations.  
 
FLUE Objective 3.1 Service Areas – General – “Palm Beach County shall establish services 
areas to distinguish the levels and types of services needed within a Tier, consistent with sustaining 
the characteristics of the Tier. These characteristics shall be based on the land development pattern 
of the community and services needed to protect the health, safety and welfare of residents and 
visitors; and, the need to provide cost effective services based on the existing or future land uses.” 
Response: These text amendments impact 2 Tiers, the Rural Tier which includes WCR Overlay 
and the Agricultural Reserve Tier. The Rural Tier has lower level of service needs, as the name 
implies. The roadway network is not built out and many residential homes are served by well and 
septic. Homeowners within the Rural Tier commute longer distances for work and shopping 
opportunities. Hospitals and other public services that are typically located within close proximity 
in more urbanized areas of the County are located farther away from many residents of the Rural 
Tier. A majority of the roads within the Rural Tier are not paved.   
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The AgR Tier is a hybrid of 55 and older gated communities, high end single-family communities, 
and shopping centers interspersed among farming and plant nursery operations. Bethesda West 
hospital is located at the northeast corner of State Road 7 and Boynton Beach Blvd..  Several 
institutional and public facility uses are also located within the AgR Tier such as Faith Farm, the 
Caridad Center, and the Solid Waste Authority. The AgR Tier also has a corridor along Atlantic 
Avenue that houses several regional industrial uses including the Blue Bell Creamery.  
 
The proposed text amendments will allow development to continue to occur where services and 
public infrastructure exist while allowing large-scale agriculture uses to continue operations away 
from residential developments.   
 
FLUE Objective 4.5 Western Communities Residential – “The County shall recognize the 
unique characteristics of agricultural parcels that are adjacent to existing residential communities 
within the Rural Tier and the Western Communities Residential Overlay that seek to develop by 
assigning the Western Communities Residential (WCR) future land use designation through a 
Future Land Use Amendment process. A WCR site specific amendment that supports balanced 
growth may occur in the Rural Tier and may exceed rural densities and intensities. A WCR site 
specific amendment shall achieve compatibility with the existing residential development pattern 
in the surrounding area of the Rural Tier while (WCR) future land use designation through a Future 
Land Use Amendment process. A WCR site specific amendment that supports balanced growth 
may occur in the Rural Tier and may exceed rural densities and intensities. A WCR site specific 
amendment shall achieve compatibility with the existing residential development pattern in the 
surrounding area of the Rural Tier while furthering remediation of the historic land use imbalance 
in the western communities and providing other benefits.” 
Response: These proposed amendments allow for development to occur within the WCR while 
allowing for the protection of existing environmentally sensitive lands and large-scale farming 
operations. The proposed text amendments will provide for the preservation of agriculture and 
environmentally sensitive lands to ensure that the additional development pressure is eased and 
separation between development and the J.W. Corbett area is provided. Additionally, the 
preservation area has been proposed to be located in one large contiguous area with development 
area clustered within close proximity to roadways and the new City of Westlake. Preservation 
parcels will not be allowed to be interspersed with development parcels in the same development 
pattern that has occurred in the AgR Tier. 
 
Policies – The proposed text amendment furthers the County’s policies as further described below.  
FLUE Policy 2.1-a: “The future land use designations, and corresponding density and intensity 
assignments, shall not exceed the natural or manmade constraints of an area, considering 
assessment of soil types, wetlands, flood plains, wellfield zones, aquifer recharge areas, committed 
residential development, the transportation network, and available facilities and services. 
Assignments shall not be made that underutilize the existing or planned capacities of urban 
services.” 
Response: These proposed amendments will reduce the density and intensity of the WCR Overlay, 
which was already approved. The previous amendments included provisions for the construction 
of many public facilities including roads, to support the proposed development. This proposed 
reduction will not underutilize the existing and planned facilities but rather ensure that facilities 
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are not planned in an untimely manner which could encourage the urban sprawl pattern that 
currently exists within the surrounding area. 
 
FLUE Policy 2.1-g: “The County shall use the County Directions in the Introduction of the Future 
Land Use Element to guide decisions to update the Future Land Use Atlas, provide for a 
distribution of future land used in the unincorporated area that will accommodate the future 
population of Palm Beach County, and provide an adequate amount of conveniently located 
facilities and service while maintaining the diversity of lifestyles in the County.” 
Response: These proposed text amendments will allow development to continue to occur where 
services and public infrastructure exist while allowing large-scale agriculture uses to continue 
operations away from residential developments. Palm Beach County remains a desirable place to 
live and people continue to relocate to the County to take advantage of its many amenities. This 
population growth must be accommodated where services and infrastructure such as roads, 
schools, police, fire-rescue, water and sewer are already in place.  
 
The Rural Tier does not allow for typical uses that support suburban development and densities. 
The Rural Tier which includes WCR Overlay has lower level of service needs, as the name implies. 
The roadway network is not built out and many residential homes are served by well and septic. 
Homeowners within the Rural Tier commute longer distances for work and shopping 
opportunities. Hospitals and other public services that are typically located within close proximity 
in more urbanized areas of the County are located farther away from many residents of the Rural 
Tier. A majority of the roads within the Rural Tier are not paved. Therefore, the Rural Tier is an 
area that can support continued agriculture operations with limited residential and commercial 
development opportunities. 
 
The AgR Tier functions more like a suburban area with net residential densities between 3 and 5 
dwelling units per acre. The AgR Tier contains 55 and older gated communities, high end single-
family communities, and regional shopping centers interspersed among farming and plant nursery 
operations. Other more urban/suburban uses that exist within the AgR Tier include Bethesda West 
Hospital, Faith Farm, the Caridad Center, the Solid Waste Authority, and the Blue Bell Creamery. 
Therefore, the AgR Tier is more appropriate for continued suburban type development within 
proximity to roads and other public facilities.  
 
JUSTIFICATION FOR SPECIFIC TEXT CHANGES 
 
This section of the Applicant’s justification has broken down the proposed text changes into four 
different categories and addressed as a whole in order to eliminate redundancy.   
 
NOMENCLATURE RELATED AMENDMENTS 
 
Revised Elements, Objectives, Policies and Tables:  
 IAE Definition 
 FLUE Objective 1.4 
 FLUE Policy 1.4-d 
 FLUE Policy 1.11-a 
 FLUE Policy 1.11-b 
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 FLUE Policy 1.11-d 
 FLUE Policy 1.11-f 
 FLUE Policy 1-11-g 
 FLUE Table 2.2.1-g-1 
 FLUE Policy 3.3-a 
 FLUE Policy 3.5-d 
 FLUE Objective 4.5 
 FLUE Policy 4.5-a 
 FLUE Policy 4.5-b 
 FLUE Policy 4.5-d 
 FLUE Policy 4.5-e 
 FLUE Table III.C 

 
Description of Proposed Change: The above objectives, policies and tables of the Future Land 
Use Element were simply modified to reference the change in name from Western Communities 
Residential to Western Communities Reserve. 
 
Justification of Proposed Change: The Applicant has changed the above referenced objectives, 
policies and tables to recognize the proposed Western Communities Reserve FLUA designation 
and Western Communities Reserve Overlay. These amendments are required for consistency 
purposes.  
 
INSTITUTIONAL LOCATION RELATED AMENDMENT 
 
Revised Element and Policy: 
 FLUE Policy 1.5-r 

 
Description of Proposed Change: This Future Land Use Element policy is being amended to 
allow public schools to be cited on two specific properties located on the west side of State Road 
7, north of Boynton Beach Boulevard and south of Atlantic Avenue.  
 
Justification of Proposed Change: The Applicant is proposing to amend this policy to allow 
public schools to be located on the west side of State Road 7, north of Boynton Beach Boulevard 
and south of Atlantic Avenue in order to address service provision needs of the Palm Beach County 
School District. These two properties are more specifically identified as the following: 1) a 75+/- 
acre site located on the west side of State Road 7, approximately 1 mile north of Boynton Beach 
Boulevard (commonly known as the Bruschi property); and 2) a 30+/- acre site located on the 
west side of State Road 7, approximately 1 mile north of Stonebridge Golf & Country Club (north 
of Hyder West and south of Rio Poco). 
 
PRESERVATION TRANSFER RELATED AMENDMENTS 
 
Revised Element and Policy: 
 FLUE Policy 1.5-h 
 FLUE Policy 1.5.1-b 
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 FLUE Policy 1.5.1-d 
 FLUE Policy 1.5.1-h 
 FLUE Objective 1.11 
 FLUE Policy 1.11-c 
 FLUE Table 2.2.1-j.1 
 FLUE Policy 4.5-f 

 
Description of Proposed Change: These Future Land Use Element objectives and policies are 
being amended to allow the required preservation for AgR-PUDs to occur from certain lands 
within the Western Communities Reserve Overlay and future land use designation. Any 
preservation that is proposed within the WCR Overlay must occur at a rate of 1.25:1 acre rather 
than 1:1 acre as land within the AgR Tier has a unit allocation rate of 1 du/ac. whereas lands with 
a WCR land use plan designation have a unit allocation rate of .8 du/ac.  
 
Justification of Proposed Change: The Applicant is proposing to amend these policies to allow 
for the required preservation associated with AgR-PUD developments within the AgR Tier to be 
located within the WCR Overlay in the Rural Tier. This relocation will increase the amount of 
overall preservation area set aside of agriculture and environmentally sensitive lands within the 
County. Additionally, these amendments will encourage large-scale farming to continue within the 
Rural Tier without being threatened by development pressure.  Within the AgR Tier, Preservation 
parcels are interspersed throughout the entire Tier with suburban style developments. This 
development pattern is not conducive to typical large scale farming activities. As previously 
mentioned, large scale agriculture activities are not always harmonious with residential 
development due to spraying, noise, traffic movement of farm equipment, etc.  
 
The goal is to create the mechanism whereby existing row crop lands on Indian Trails Grove are 
preserved in agriculture and water resource uses by utilizing said lands as the required 
preservation area for an Agricultural Reserve Planned Unit Development.  The density permitted 
within the WCR PUD is .8 du/ac.  The density of an AgR PUD is 1.0 du/ac.   Therefore, using a 
60/40 AgR PUD as an example, a minimum of 1.875 acres of Indian Trials Grove Preserve area 
would be required for each acre of development as compared to the 1.5 acres of AgR Preserve 
area for each acre of development.  Using a 80/20 AgR PUD as an example, a minimum of 3.750 
acres of Indian Trials Grove Preserve area would be required for each acre of development as 
compared to the 3.0 acres of AgR Preserve area for each acre of development.   The result being 
the total amount of agriculture and water resources preservation in Palm Beach County would 
increase under this proposal. 
 
The changes to allow 80/20 preservation areas for AgR PUD development areas located on the 
west side of State Road 7 and south of Atlantic Avenue to be non-contiguous to the development 
area is based on the fact that the geographic area is question is surrounded by development to the 
east (Seven Bridges, Seven Bridges South, The Oaks, and Saturnia Isles), to the north (Rio Polo 
and Tierra Del Ray/Tierra Del Ray South) and to the south (Stonebridge Golf and Country Club). 
This area is primarily residential in nature and is logical for use for residential.  
 
SITE SPECIFIC RELATED AMENDMENTS 
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Revised Element and Policy: 
 FLUE Policy 1.11-e 
 FLUE Policy 1.11-h 
 FLUE Policy 1.5.1-d 
 FLUE Policy 1.5-h 
 New FLUE Policy 1.5.1-h 
 TE Policy 1.4-q 

 
Description of Proposed Change: These Future Land Use and Transportation Element policies 
are being amended to recognize the site specific comprehensive plan amendment changes being 
proposed by the Applicant.  
 
Justification of Proposed Change: The Applicant is proposing to amend the site specific WCR 
project known as Indian Trails Grove to increase the preservation area and decrease the 
development area on the Conceptual Plan. This change will reduce/eliminate the need for certain 
infrastructure improvements that were cited within the site-specific conditions of approval as well 
as within the text of the County’s Comprehensive Plan. These text amendments will ensure that 
public services and facilities are constructed in the most efficient and timely manner while 
discouraging the proliferation of urban sprawl within the Rural Tier.  
 
The changes to allow 80/20 preservation areas for AgR PUD development areas located on the 
west side of State Road 7 and south of Atlantic Avenue to be non-contiguous to the development 
area is based on the fact that the geographic area is question is surrounded by development to the 
east (Seven Bridges, Seven Bridges South, The Oaks, and Saturnia Isles), to the north (Rio Polo 
and Tierra Del Ray/Tierra Del Ray South) and to the south (Stonebridge Golf and Country Club). 
This area is primarily residential in nature and is logical for use for residential.  
 
A new FLUE Policy 1.5.1-h is being added to specific the three properties that will be eligible to 
utilize the Western Communities Reserve (WCR) Agriculture/Water Resources area as required 
preserve to satisfy the Agricultural Reserve Planned Unit Development requirements. A map 
exhibit has been provided to identify the location of these three properties, which includes Hyder 
West, Amestoy, and Swaney.  
 
ULDC CHANGES 
Assuming and upon the adoption of the proposed Comprehensive Plan changes, the ULDC will 
need to be updated to recognize the name change from Western Communities Residential to 
Western Communities Reserve, provide for the unit/preserve area allocation from a WCR 
development to an AgR PUD development, and to various provisions of the AgR PUD provisions 
to allow for lands within the WCR overlay to qualify as preservation for an AgR PUD and to 
allocate density from same to the AgR PUD development area.   
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Exhibit 3.B 

Applicant’s FLUA Amendment Justification Statement 

 

INDIAN TRAILS GROVE 
MAP AMENDMENT  

Revised 11/20/2017  
(Revised language provided in strike-out and underline format) 

 
PROPOSED FLUA MAP AMENDMENT (Assumes approval of the proposed Text amendment) 
 

REQUEST 
On behalf of the property owner, Palm Beach West Associates I, LLLP by Palm Beach West I Corporation, 
General Partner (“Applicant”), JMorton Planning & Landscape Architecture is submitting this Large Scale 
Future Land Use Atlas (FLUA) Amendment for the +/- 4,871 acre property located approximately two 
miles west of the intersection of Seminole Pratt-Whitney Road and Orange Boulevard (“Property”). A 
written Justification Statement is required for FLUA map amendments, per Future Land Use Element Policy 
2.1-f. The Justification Statement must demonstrate that a change in an FLUA designation is warranted and 
must adequately demonstrate the following two factors: 
 

 The proposed use is suitable and appropriate for the Subject Site; and 
 There is a basis for the proposed FLU Land Use designation for the Subject Site based upon 

one or more of the following: 
 Changes in the FLU designations on adjacent properties or properties in the immediate area 

and associated impacts on the Subject Site; 
 Changes in the access or characteristics of the general area and associated impacts on the 

Subject Site; 
 New information or change in circumstances which affect the Subject Site; 
 Inappropriateness of the adopted FLU designation; or 
 Whether the adopted FLU designation was assigned in error. 

 
The Property currently has a FLUA designation of Western Communities Residential (WCR) and a zoning 
designation of Agricultural Residential (AR). The Property is also located within the Western Communities 
Residential Overlay. The Property is comprised of the following parcel control numbers: 

 00-40-42-17-00-000-7000 
 00-40-42-18-00-000-7000 
 00-40-42-19-00-000-9000 
 00-40-42-20-00-000-9000 
 00-40-42-21-00-000-9000 
 00-40-42-22-00-000-1010 
 00-40-42-27-00-000-9000 
 00-40-42-30-00-000-9000 
 00-40-42-31-00-000-9000 
 00-40-42-34-00-000-1010 
 00-40-43-03-00-000-3020 
 00-40-43-04-00-000-9010 
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The Applicant is requesting approval of the following from the Palm Beach County Board of County 
Commissioners: 

 Amend/rename the existing FLUA designation from Western Communities Residential 
(WCR) to Western Communities Reserve (WCR) 

 Amend the conditions of approval for the Property 

 Amend the Conceptual Master Plan for the Property to reflect modified development area and 
identify additional agriculture/water resources area as shown in the attached chart and further 
detailed below: 

o Conceptual Water Impoundment Expansion – 640.000 acres 
o Water Resources/Agriculture – 2912.457 3,000 acres (includes 33.33 % WCR set aside 

of 659.457 615.75+/- acres) 
o Developable Area – 1,319.112 1,231.51 acres 

 
The above requests are being submitted concurrently with a text amendment that is discussed separately in 
Attachment R. 
 
Concurrent with this FLUA Map Amendment, the Applicant is requesting amendments to Elements and 
Policies of the IAE (Introduction and Administration Element), FLUE (Future Land Use Element) and TE 
(Transportation Element), submitted as Attachment R, as further outlined below: 
 

Revise IAE Comprehensive Plan Definition of Western Communities Residential to Western Communities 
Reserve and add language related to preservation of agriculture and water resources. 
 
Revise FLUE Objective 1.11, FLUE Policies 1.5-h (Residential), 1.5.1-b, 1.5.1-d, 1.5.1-h, 4.5-f, and FLUE 
Table 2.2.1-j.1 to amend the Western Communities Residential (WCR) Overlay to the Western Communities 
Reserve (WCR) Overlay and implement a methodology to allow for the WCR Overlay to be included as 
Preservation Area for an Agricultural Reserve Planned Unit Development (AgrPUD). 
 
Revise FLUE Policies 1.5-r (Institutional) and 1.11-h to allow public school sites to be dedicated on the west 
site of State Road 7, north of Boynton Beach Blvd. and south of Atlantic Avenue. 
 
Revise FLUE Objective 4.5, FLUE Policies 1.11-a, 1.11-b, 1.11-c, 1.11-d, 1.11-f, 1.11-g, 4.5-a, 4.5-b, 4.5-
d, 4.5-e, FLUE Tables 2.2.1-g.1, and III.C to amend the Western Communities Residential (WCR) Overlay 
to the Western Communities Reserve (WCR) Overlay. 
 
Revise FLUE Policy 1.11-e and TE Policy 1.4-q to amend the rights-of-way to be constructed, the fair share 
proportionate share obligation, and rural parkway requirements to be consistent with the proposed FLUA 
amendment to the Western Residential Communities Development known as Indian Trails Grove being 
submitted concurrently with the proposed Text Amendments. 
 
If approved, the proposed FLUA Map Amendment and the proposed Text Amendments will: 
 

1) Decrease the residential and non-residential land use approvals previously granted on the Indian Trails 
Grove property while insuring the decrease remains in full compliance with the requirements of Policy 4.5-
f of the FLUE (WCR development requirements); 

2) Authorize the use of lands designated as Agriculture/Water Resources on the ITG WCR Conceptual Plan as 
required Preservation Area for AgR PUDs; and, 

3) Authorize the reallocation of units from lands designated as Agriculture/Water Resources on the ITG 
Conceptual Plan to Agr PUD Development Areas. 
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Collectively, the changes apply to both Rural and Agricultural Reserve Tiers of the Comprehensive Plan. 

From the Future Land Use Element: 

General: The Rural Tier includes agricultural land and rural settlements that range in density from 
primarily 1 dwelling unit per 5 acres to 1 dwelling unit per 20 acres, except in special planning 
areas such as, but not limited to, the Western Communities Residential Overlay (WCRO). These 
areas support large agricultural operations as well as single-family homes with small family - 
owned agricultural businesses, including equestrian related uses. Due to the declining availability 
of land and the increase in population in the Urban and Exurban Tiers, the Rural Tier is beginning 
to experience pressure for urban densities and nonresidential intensities normally associated with 
a more urban area. The strategies in the Rural Tier are established to protect and enhance rural 
settlements that support agricultural uses and equestrian uses while also providing an alternative 
style of development in specific areas that further the goals of the Rural Tier. 
 
Policy 1.4-a: The County shall protect and maintain the rural residential, equestrian and agricultural 
areas within the Rural Tier by: 1. Preserving and enhancing the rural landscape, including historic, 
cultural, recreational, agricultural, and open space resources; 2. Providing facilities and services 
consistent with the character of the area; 3. Preserving and enhancing natural resources; and, 4. 
Ensuring development is compatible with the scale, mass, intensity of use, height, and character of 
the rural community. 
 
General: The Agricultural Reserve Tier encompasses unique farmland and wetlands that are to be 
preserved primarily for agriculture based on policy direction adopted by the Board of County 
Commissioners in 1995. The Agricultural Tier Objective and Policies were revised in 2001 to 
incorporate the findings contained within the Ag Reserve Master Plan dated October 2000. This 
document was a summary of consultant and staff recommendations, and Board direction, for the 
Ag Reserve Master Planning effort which took place over a period of years with several phases. The 
purpose of the Master Planning effort was: “To preserve and enhance agricultural activity and 
environmental and water resources in the Ag Reserve, and produce a master development plan 
compatible with these goals.” A major emphasis of the initial phase was public outreach and the 
preparation of a set of guiding objectives that were prioritized by the Board of County 
Commissioners (BCC) during the development of the Ag Reserve Master Plan as follows: 
 
Preserve and enhance agriculture Enhance environmental resource value Enhance water 
management capability Enhance open space 
Create a functional sustainable development pattern Minimize costs/impacts to County taxpayers 
 
Three possible development scenarios were prepared and weighted against their fulfillment of these 
objectives, the Status Quo Alternative, the Bond Alternative, and the No Bond Alternative. At the 
completion of Phase I, the BCC selected the Bond Alternative with direction for a bond referendum 
on land acquisition and for the Consultants to prepare Phase II. The $150 million Conservation 
Bond Referendum was passed in March 1999 with $100 million for the Ag Reserve. The Phase II 
of the Master Plan included a series of recommendations that were based on an overall framework 
that centered on the following concepts: 
 
Preserving open space was more efficient and could better accommodate a variety of public, 
agricultural, equestrian, and environmental uses when it consisted of large areas. 
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Development areas should be concentrated east of SR7 (in the vicinity of Boynton Beach Boulevard 
and in the vicinity and south of Atlantic Avenue) in order to protect the environmentally sensitive 
lands within and surrounding the Loxahatchee National Wildlife Refuge, foster the preservation of 
agriculture in the center of the Tier, and to reduce infrastructure costs and impacts on tax payers. 
New development should also provide for preservation land to ensure continued agricultural and 
open space in Palm Beach County. 
 
In December 1999, the BCC did not take action on the Phase II document, but directed staff to 
assess and return with additional information. Staff presented the Master Plan Addendum in May 
2000 with additional information and modifications to the Consultant recommendations. The BCC 
provided direction on each of these items that was later summarized in the final Ag Reserve Master 
Plan dated October 2000. The BCC did not adopt the Master Plan, but adopted amendments to the 
Comprehensive Plan in Round 01-1 incorporating the recommendations of the final Master Plan. 
The amendments carried forward the concepts within the final Master Plan. 
 
Objective: Palm Beach County shall preserve the unique farmland and wetlands in order to 
preserve and enhance agricultural activity, environmental and water resources, and open space 
within the Agricultural Reserve Tier. This shall be accomplished by limiting uses to agriculture and 
conservation with residential development restricted to low densities and non-residential 
development limited to uses serving the needs of farmworkers and residents of the Tier. The 
Agricultural Reserve Tier shall be preserved primarily for agricultural use, reflecting the unique 
farmlands and wetlands within it. 

 
Analysis: 
 
Future land use plans evolve over time. The Applicant opines that the totality of the FLUA Map Amendment 
and Text Amendments proposed result in better land use planning for both the Ag Reserve Tier and the Rural 
Tier (and thus are a benefit to Palm Beach County in totality) by: 
 

1) Ensuring the revised WCR Conceptual Plan complies with the requirements of Policy 4.5-f of the FLUE, 
even though the proposed amendment is a reduction in density and intensity; 

2) Resulting in MORE agricultural land being preserved in Palm Beach County than would otherwise be the 
case; 

3) Authorizing three new residential developments in areas of the Agricultural Reserve Tier already developed 
with residential neighborhoods of similar density; 

4) Allowing for the allocation of land to provide two new future public school sites for the residents living 
within the Agricultural Reserve; 

5) Offering an alternative to the effects of the check board pattern of development v. preserve occurring in the 
Agricultural Reserve by utilizing the ITG property as the preservation area for AgR PUD Development 
Areas, resulting in significant increases in overall preservation and the continuation of row crop farming 
on the ITG property in areas away from existing residential development. 
 
The objective of the Agricultural Reserve Master Plan, stated, “To preserve and enhance agricultural activity 
and environmental and water resources in the Ag Reserve, and produce a master development plan compatible 
with these goals.” 
 
Since that time: 
 
The bond purchased a total of 2,350 acres at a cost of $105,000,000 in taxpayer dollars. The 21,000 acres 

in the Agricultural Reserve area: 
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1) Includes 28 existing or fully approved residential communities comprising over 11,000 units 
2) Includes 4 shopping centers, a movie theater, a bowling alley and 2 amphitheaters 
3) Includes 5 schools – 2 public, 1 private and 2 charter 
4) Includes a hospital (Bethesda West) 
5) includes or in contiguous to numerous major roadways - Florida’s Turnpike, 441, Boynton Beach Blvd., 

Atlantic Avenue, Hypoluxo Road, Lyons Road and Clint Moore Road. 
6) Includes 6,488 acres are either developed or approved for development. 
7) Includes 11,753 acres of preservation either through development or lands owned by governmental 

entities such that the no development rights exists. 
8) Includes 2,398 acres that are neither approved for development, nor preserved through development (i.e. 

available land that could be used for either preservation or development area). 
9) Includes 5,325 acres of land currently in row crop production. Of the 5,325 acres currently in row crop 

production, it is estimated that approximately 325 to 1,000 acres of same will be lost once the land is entitled 
for development through either the 60/40 or 80/20 development options (meaning the 2,398 available acres 
includes row crop land and it is a reasonable assumption that up to 40% will eventually be authorized for 
development under the existing rules). 
 
Via the 60/40 and 80/20 development options authorized in the Comprehensive Plan, over 7,100 acres have 
been preserved; meaning RESIDENTIAL development approvals have resulted in THREE TIMES as much 
land being preserved than was acquired by the County through the bond (and at no taxpayer expense). 
DEVELOPMENT, therefore, has been the primary mechanism by which MORE land has been preserved 
in the Agricultural Reserve Area. 
 
The unintended consequence, however, is that the approvals granted within the Agricultural Reserve Tier 
have resulted in a “checker-board” pattern wherein developed areas are intertwined with preserve areas 
utilized for row crop production. This “checker-board” pattern has created conflicts, inclusive of overspray 
of pesticides and fertilizer into residential areas, tractors and vehicles using the same roadways and traveling 
at significantly different speeds creating traffic hazards, noise complaints on farming operations, and food 
safety problems with row crops being located proximate to schools and hospitals, to name a few. 
 
In contrast, 100% of the Indian Trails Grove property is under lease and utilized for agricultural row crop 
production, as follows: 
 

1) Hundley Farms – 1,250 acres growing green beans, corn and sugar cane. 
2) Lady Moon – 450 acres growing organic tomatoes 
3) Wenhau – 595 acres growing Chinese vegetables. 
4) Lipman Family Farms – 2,240 acres growing tomatoes and green beans. 

 
Again, Comprehensive Planning evolves over time……the Applicant opines that the objective of the 
Agricultural Reserve Master Plan can be further enhanced by the proposed FLUA and Text Amendments 
by: 
 

1) With the initial phase (the subject of the current FLUA and Text Amendments), preserving 3,024 acres of 
land at Indian Trails Grove in exchange for removing 728 acres of preservation within the Agricultural 
Reserve area (the 3,024 acres being that portion of the WCR Conceptual Plan not included within the 
boundaries of the WCR PUD). 

2) If fully implemented (future FLUA and Text Amendments), preserving 4,872 acres of land at Indian Trails 
Grove in exchange for removing a maximum of 1,321 acres of preservation within the Agricultural Reserve 
area. 
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As is clearly evident by reviewing the attached aerials of the subject Property, Indian Trails Grove is not 
“checker boarded” and interspersed within existing residential developments (like many of the row crop areas 
in the Agricultural Reserve) as it is located at the western edge of the the Acreage, and therefore many of 
conflicts that exist within the Agricultural Reserve area will not exist on the Indian Trails Grove property. 
 
The proposed FLUA and Text amendment allow for more agricultural land to be preserved in an area that is 
free from the encroachment of urban/suburban development and services. Farmers are free to spray crops 
with pesticides and herbicides over a large cohesive area without concerns of adjacent single-family 
developments complaining. Additionally, having agricultural preserve away from residential developments 
allows for 24-hour harvesting during peak harvest time. Allowing preservation to be located away from the 
urbanized area will allow farmers to take all measures necessary to save crops when temps are predicted to 
dip below freezing which can include flying helicopters at all hours of the day without disturbing the adjacent 
residential communities. 
 
Agriculture activities and farming operations can have impacts on adjacent residential areas. Conditions are 
imposed on every development within the AgR Tier that require future residents to be notified of farming 
operations within the area. It is not uncommon for tractors and other farm vehicles to travel on roadways also 
utilized by area residents. This mixing of traffic can negatively impact rush hour commutes during the work 
week. Allowing agriculture activities to occur in large concentrated areas is more compatible with 
surrounding development than the development pattern that has occurred in the AgR Tier which resembles 
more of a patchwork quilt pattern than what was originally intended by the Ag Reserve Master Plan. 
 
The following chart explains how the use of the ITG WCR property for the required Preservation Area for 
and AgR PUD Development Area accomplishes providing significantly more preservation than that 
required in the Agricultural Reserve: 
 

Category AgR PUD Preserve for  
AgR Development 

WCR Preserve for 
AgR Development 

Build on 1 Available Acre (60/40) 1.5 acres 1.875 acres 
Build on 1 Preserve Acre (60/40) 2.5 acres 3.125 acres 
Build on 1 Available Acre (80/20) 3.0 acres 3.750 acres 
Build on 1 Preserve Acre (80/20) 4.0 acres 5.000 acres 

 
The reason is the residential density of the WCR land as compared to the AgR land. Lands utilized as AgR 
PUD Preserve Area within the Agricultural Reserve Tier have a base density of 1.0 du/ac. Lands utilized 
as AgR PUD Preserve Area within the ITG lands have a base density of 0.8 du/ac. Therefore, there is a 
minimum 25% increase in preserve area utilizing the ITG lands as Preserve Area for an AgR PUD as 
compared to lands located within the Agricultural Reserve, for the same residential unit. 
 
AgR Tier have Three AgR PUD Development Areas pursuant to Policy 1.5.1-h and two school sites pursuant 
to Policy 1.5-r are authorized under the concurrent FLUA and Text Amendments proposed. 
 
The Applicant opines that the totality of the FLUA Map Amendment and Text Amendments proposed result 
in better future land use planning for both the Ag Reserve Tier and the Rural Tier by: 
 

1) Ensuring the revised WCR Conceptual Plan complies with the requirements of Policy 4.5-f of the FLUE, 
even though it is a reduction in density and intensity; 

2) Resulting in MORE land being preserved in Palm Beach County; 
3) Authorizing three new residential developments in areas of the Agricultural Reserve Tier already 

developed with residential neighborhoods of similar density; 
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4) Allowing for the allocation of land to provide two new future public school sites for the residents living 
within the Agricultural Reserve; 

5) Offering an alternative to the effects of the check board pattern of development v. preserve occurring in the 
Agricultural Reserve by utilizing the ITG property as the preservation area for AgR PUD Development 
Areas, resulting in significant increases in overall preservation and the continuation of row crop farming on 
the ITG property in areas away from existing residential development. 
 
To ensure that the ITG property proposed as preservation remains as preservation, the Applicant agrees to 
record a deed restriction in favor of Palm Beach County that will restrict ANY property utilized for 
Preservation Area for an AgR PUD to agricultural, water resources and other open space uses. 
 
BACKGROUND 
 

The Property is located west of 180th Avenue North, south and east of the J.W. Corbett Wildlife 
Management Area and north and west of the “M” Canal. The +/- 4,871 acre subject Property is in active 
agricultural operation with accessory agriculture structures located in the southeast corner of the northern 
portion of the Property. 
 
The Property is within the boundaries of the Cypress Grove Community Development District (CGCDD) 
which is a special district that was created by the Governor and Cabinet sitting as the Florida Land and 
Water Adjudiciary Commission in 1993. Furthermore, the Property is also an inactive unit of the Indian 
Trail Improvement District (ITID), a special district created by the Florida Legislature in 1957. 
 
The Property has been included in multiple planning efforts that have occurred within this section of the 
Palm Beach County Rural Tier. The Property was included in the Central Western Communities (CWC) 
Sector Plan (“Sector Plan”) that existed between August 1999 and November 2007. In 2007, the County 
proposed the Sector Plan Settlement Agreement which was created during litigation that occurred between 
the County and the Florida Department of Community Affairs. Finally, in November 2007, the Palm Beach 
County Board of County Commissioners rescinded the Sector Plan completely in response to the litigation 
with the Florida Department of Community Affairs. 
 
Prior to the Sector Plan being rescinded by the Palm Beach County Board of County Commissioners, the 
Property owner submitted a Development of Regional Impact (DRI) to the Treasure Coast Regional 
Planning Council (TCRPC) for a Traditional Town Development with an overall density of 2.5 dwelling 
units/acre and approximately 250,000 SF of commercial uses. Corresponding Comprehensive Plan and 
FLUA amendment applications were not submitted to Palm Beach County and in March 2009, the TCRPC 
administratively withdrew the application due to inactivity. 
 
On September 22, 2016, the Palm Beach County Board of County Commissioners adopted Ordinance No. 
2016- 041, which amended the FLUA designation from RR-10 on 3,592.16 acres and AP on 1,279.41 acres 
to Western Communities Residential (WCR). Several conditions were imposed on this site specific 
amendment that limited density to a maximum of 3,897 units (0.8 du/ac) and commercial square footage to 
300,00 SF of retail uses and 50,000 SF of office uses. 
 
This ordinance also approved several Comprehensive Plan text amendments to establish the Western 
Communities Residential Overlay and Western Communities Residential FLUA designation. These text 
amendments also recognized several site specific related policies including public improvements and 
dedications, an exemption from long-range traffic requirements, and site layout, design and 
intensity/density. 
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FLUA AMENDMENT CONSISTENCY & COMPATIBILITY 
 

JUSTIFICATION 
The applicant is requesting to amend the Conceptual Plan and intensity of development previously approved 
by the Board of County Commissions Ordinance No. 2016-041, which amended the subject Properties 
FLUA designation from RR-10 on 3,592.16 acres and AP on 1,279.41 acres to Western Communities 
Residential (WCR). Several conditions were imposed on this site specific amendment that limited density 
to a maximum of 3,897 units (0.8 du/ac) and commercial square footage to 300,00 SF of retail uses and 
50,000 SF of office uses. 
 
The proposal is to amend the entitlements granted under Ordinance No. 2016-041 to: 
 
 Reduce the approved development potential from 3,897 units to 1,582  1,477 units; 
 Reduce the approved non-residential entitlement from 350,000 s.f. of retail/office space to 142,182 

s.f. of retail/office space; 
 Reduce the development footprint to a maximum of 1,319 1,231 acres of the overall 4,872 acres; and, 
 Provide for three-fourths of the overall site to be set aside for agriculture and water resources related 

uses (included therein is the 640 acre dedication to the Indian Trail Improvement District). As 
previously noted, the subject Property is one of the last, remaining undeveloped properties within the 
original CWC Sector Plan area. 

 
It is herein noted that companion text amendments to the FLUE have been submitted to authorize the 
Agricultural Reserve Tier shall be designated as a receiving area for Western Communities Residential 
development rights for lands designated as Agriculture/Water Resources on the Conceptual Plan for lands 
designated Western Communities Residential provided these areas meet the following: (a) the lands 
designated as Agriculture/Water Resources on the Conceptual Plan are not utilized to meet the requirements 
of Policy 4.5-f within a Western Communities Residential Planned Development; (b) the lands designated 
as Agriculture/Water Resources on the Conceptual Plan are included as the Preservation area of an AgR 
PUD Development area through adoption of a Development Order issued by the Board of County 
Commissioners; and, (c) the lands designated as Agriculture/Water Resources on the Conceptual Plan and 
included as the Preservation area of an AgR PUD Development area transfer residential units to the AgR 
PUD Development area at a maximum density of 0.8 du/ac consistent with the density requirements of the 
Western Communities Residential Overlay. Thus, if approved, the text amendments and the revised Indian 
Trails Grove Conceptual Plan would authorize the use of 2,893 acres and 2,314 units (2,893 acres 0.8 du/ac) 
of the Indian Trails Grove WCR to count as preservation for and unit allocation to development parcels in 
the AgR Tier. 
 
The proposed FLUA amendment meets the required factors as follows: 
 

 Per Future Land Use Element Policy 2.1-f, the proposed use is suitable and appropriate for the subject site: 
Applicant’s Description: The proposed amendment continues to allow comparable residential density 
within the central western portion of PBC by converting properties currently used for agricultural purposes 
within an area which has seen continual development since the early 1960’s. The proposed project will 
provide residences that will accommodate the future population of PBC and support the internal 
neighborhood commercial uses and the non-residential uses within the City of Westlake. As noted in the 
original LUPA application, the Property was once wetlands as was the land area now known as The Acreage. 
Over time the Property was converted into land used for agricultural purposes. The subject site is one of the 
last remaining large scale agricultural production sites remaining from what is now construed as the Acreage. 
Once the 15,000+ lots within the Acreage were vested, remaining agricultural lands were left in an area that 
is predominately in residential use. 
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The Indian Trails Grove project builds on current efforts to redress the historic land use imbalance in the 
CWC by providing an additional 142,182 s.f. of non-residential development as part of the overall 
development (a reduction from the 350,000 s.f. approved under Ordinance No. 2016-041). As the Central 
Western Communities grew, Palm Beach County began studying the area to determine how best the 
remaining large undeveloped parcels--including the 5,000-acre site of Indian Trails Grove--would fit into 
the community and remediate the land use imbalance caused by the overwhelming predominance of single-
family residences in the Acreage. The objective was to ameliorate the existing pattern of development by 
providing more commercial opportunities, varied housing types, and a job base in conjunction with any 
residential development. The County first studied the area with the Midlands Study, which was completed 
in 1989. This was followed up by the Acreage Neighborhood Plan in 1995, the Loxahatchee Groves 
Neighborhood Plan in 1996, the Managed Growth Tier in 1999, and the Central Western Communities 
Sector Plan from 1999-2007, including the Central Western Communities Sector Plan Remedial 
Amendment prepared by Palm Beach County to address compliance issues with that sector plan, but which 
was withdrawn before going into effect. This prior planning work found ways to remediate the existing 
sprawl pattern while taking steps to ensure new development would be compatible with it. 
 
The applicant has designed the Indian Trails Grove community utilizing principles contained in the Central 
Western Communities Sector Plan Remedial Amendment which were intended to remediate the existing 
sprawl pattern and complement the development pattern of the recently incorporated City of Westlake. 
These design standards also are intended to make Indian Trails Grove compatible with the surrounding area 
of only 0.8 units per acre. The design principles required setting aside land that would not be used for 
development. With the Applicant preserving over three-fourths of the site in open space, the area remaining 
for vertical development will be more compact with various commercial nodes, retail and office uses 
provided to service the proposed residential units. Land is allocated for use as civic sites, both public and 
private, school, parks, a fire station, religious institutions, and such services as day care. Through the 
extensive trail systems and interconnectivity, the design of the community will encourage walkability. Over 
40 percent of the community is within a one-half mile radius of a commercial node and over two-thirds of 
the residents will be within a one-quarter mile radius of an amenity (commercial, recreation, or civic site). 
Upon the written request by the ITID a 640-acre parcel will be dedicated to the Indian Trail Improvement 
District no later than January 31, 2019, to alleviate the historic drainage problems in the Acreage. The 
dedication shall stipulate that the use of the 640 acres is restricted for use by the ITID as a storm water 
retention/water management area. This 640 acres will allow additional water to be removed from the MO 
Canal and stored on-site, which in turn will allow streets and home sites within the upper basin of the 
Acreage to drain quicker. 
 

 Per Future Land Use Element Policy 2.1-f, the basis for the requested change is based upon the following 
criteria: 
 
a) Changes in FLU designations on adjacent properties or properties in the immediate area and 

associated impacts on the subject site. 
Applicant’s Description: Directly to the east of the Property is the recently incorporated City of 
Westlake which is comprised of +/-3,788 acres. Prior to incorporating this property was granted a 
FLUA Amendment approval through PBC Ordinance No. 2014-030 on October 29, 2014 to allow the 
Agricultural Enclave (AGE) FLUA designation (known as Minto West). The approved scope of 
development is as follows: 
Approved Residential: 1.20 units per 1 acre or 4,546 units 
Approved Non-Residential: 
o 500,000 s.f. of retail; 
o 1,050,000 s.f. of light industrial and research and development; 
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o 450,000 s.f. of commercial offices uses; 
o 200,000 s.f. of civic uses; 
o 150 room hotel; and 
o 3,000 student college. 

 
The approvals granted for the former Minto West project will provide for a variety of services and non-
residential uses that could be supported by the additional residential uses on the Property. The City of 
Westlake is geographically different from Indian Trails Grove in that the City of Westlake is bisected 
by Seminole Pratt Whitney Road, which is the main north/south roadway corridor servicing the 
Acreage. As the regional hub and thru being bisected by Seminole Pratt Whitney Road, the City of 
Westlake is a more appropriate location to provide the regional based non-residential uses servicing the 
geographic area. Indian Trails Grove is better suited as a spoke off of the regional hub, providing those 
non-residential uses necessary to service the proposed residential units within the project and providing 
other civic and pedestrian amenities for the geographic area, in addition to those being proposed within 
the City of Westlake, but in a size and magnitude so as to not compete with the regional nature of the 
City of Westlake non-residential uses (again geographic location being the primary differential between 
the City of Westlake and Indian Trails Grove projects). 

 
b) Changes in the access or characteristics of the general area and associated impacts on the subject site. 

Applicant’s Description: The approvals granted for the Sluggett Property, Lion Country Safari and the 
City of Westlake (aka Minto West) reflect a change in the characteristics of the area that were within the 
CWC Sector Plan. All three of these changes were approved by the CWC Sector Plan and clearly 
demonstrate changes in land use and development potential for other properties in the general area of the 
subject site, at uses and intensities consistent with that requested via the subject amendment application. 
 

c) New information or change in circumstances which affect the subject site 
Applicant’s Description: The proposed amendment is a reduction in development intensity authorized 
under Ordinance No. 2016-041 (residential units from 3,897 to 1,582 1,477 and retail/office from 350,000 
s.f. to 142,182 s.f. 
 

d) Inappropriateness of the adopted FLU designation 
Applicant’s Description: As detailed above entitlement approvals for the largest undeveloped land areas 
within the original CWC Sector Plan were granted on an individual basis following the rescission of the 
CWC Sector Plan and the Property is one of the last, remaining undeveloped properties within the original 
CWC Sector Plan area. 
 
While the CWC Sector Plan was never implemented, the proposed density and intensity of the Indian Trails 
Grove property would be consistent with the original intent of the CWC Sector Plan. This project is to be 
developed as a Rural Residential Planned Development with a density of 1 unit per 
1.25 acres (or 0.80 units per 1 acre). Furthermore, the proposed project is compatible with the character of 
existing and planned development in the vicinity, will conserve open space, promote environmental 
sustainability and manage water resources, all of which were guiding principles of the CWC Sector Plan. 
 
The Property was once wetlands as was the land area now known as The Acreage. The subject site is one 
of the last remaining large scale agricultural production sites remaining from what is now construed as the 
Acreage. Once the 15,000+ lots within the Acreage were vested, remaining agricultural lands were left in 
an area that is predominately in residential use. 
 
The Indian Trails Grove project builds on current efforts to redress the historic land use imbalance in the 
CWC by providing an additional 142,182 s.f. of non-residential development as part of the overall 
development. As the Central Western Communities grew, Palm Beach County began studying the area to 
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determine how best the remaining large undeveloped parcels--including the 5,000-acre site of Indian Trails 
Grove--would fit into the community and remediate the land use imbalance caused by the overwhelming 
predominance of single-family residences in The Acreage. The objective was to ameliorate the existing 
pattern of development by providing more commercial opportunities, varied housing types, and a job base 
in conjunction with any residential development. The County first studied the area with the Midlands Study, 
which was completed in 1989. This was followed up by the Acreage Neighborhood Plan in 1995, the 
Loxahatchee Groves Neighborhood Plan in 1996, the Managed Growth Tier in 1999, and the Central 
Western Communities Sector Plan from 1999-2007, including the Central Western Communities Sector 
Plan Remedial Amendment prepared by Palm Beach County to address compliance issues with that sector 
plan, but which was withdrawn before going into effect. This prior planning work found ways to remediate 
the existing sprawl pattern while taking steps to ensure new development would be compatible with it. 
 
As detailed above, allowing the proposed amendment to the Conceptual Plan for the Property is justified 
because there has been a change in circumstances (correction in the single-use pattern) that affects the 
Property. 
 
The FLUA Map Amendment applicant is requesting to amend the Conceptual Plan and intensity of 
development previously approved by the Board of County Commissions Ordinance No. 2016-041, which 
amended the subject Properties FLUA designation from RR-10 on 3,592.16 acres and AP on 1,279.41 acres 
to Western Communities Residential (WCR). Several conditions were imposed on this site specific 
amendment that limited density to a maximum of 3,897 units (0.8 du/ac) and commercial square footage to 
300,000 SF of retail uses and 50,000 SF of office uses. 
 
The proposal is to amend the entitlements granted under Ordinance No. 2016-041 to: 
 
 Reduce the approved development potential from 3,897 units to 1,477 units; 
 Reduce the approved non-residential entitlement from 350,000 s.f. of retail/office space to 142,182 

s.f. of retail/office space; 
 Reduce the development footprint to a maximum of 1,231 acres of the overall 4,872 acres; and, 
 Provide for three-fourths of the overall site to be set aside for agriculture and water resources related 

uses (included therein is the 640 acre dedication to the Indian Trail Improvement District). As 
previously noted, the subject Property is one of the last remaining undeveloped properties within the 
original CWC Sector Plan area. 

 
Policy 2.1-f states: “Before approval of a future land use amendment, the applicant shall provide an adequate 
justification for the proposed future land use and for residential density increases demonstrate that the current 
land use in inappropriate. In addition, and the County shall review and make a determination that the 
proposed future land use is compatible with existing and planned developments in the immediate vicinity 
and shall evaluate its impacts on: 
 
The natural environment, including topography, soils and other natural resources. 
 The availability of facilities and services; 

 The adjacent and surrounding development; 
 The future land use balance; 
 The prevention of urban sprawl as defined by 163.3164(51), F.S.; 
 Community Plans and/or Planning Area Special Studies recognized by the Board of County 

Commissioners; and 
 Municipalities in accordance with Intergovernmental Coordination Element Objective 1.1” 
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Applicant’s justification for residential density increase. 
 
Applicants response: This site specific future land use request is not proposing to increase residential 
density. 
 
The following analysis is provided to justify that the proposed revisions in the FLUA Map Amendment are 
consistent with Policy 4.5-f (Applicants responses to each in italics). 
 
Policy 4.5-f: In order to achieve compatibility with the existing residential development pattern in the 
surrounding area and create a more sustainable land use pattern through compactness of design, any land 
developed utilizing the WCR future land use shall be required to exhibit the following characteristics: 
1. A maximum permissible gross residential density of 0.80 DU/AC. The revised ITG Conceptual Plan 

does not exceed 0.80 du/ac. Complies 
2. The project shall provide a minimum of 66.67% of the gross site acreage in open space uses (the Required 

Open Space). A minimum of 50% of the gross site acreage shall be in the form of Exterior Open Space 
which shall be limited to preservation, conservation, passive and/or active recreation, perimeter 
landscape buffers, rural parkways, pedestrian pathways and greenways, wetlands, bona fide agriculture, 
regional water management, fallow land, perimeter water management areas, public and/or private civic 
uses, and/or, equestrian uses. Perimeter water management areas shall only count as Exterior Open 
Space if the water management area is accessible to the general public from a publicly accessible buffer 
or open space tract that includes a minimum 8-foot wide paved pedestrian pathway that connects the 
perimeter of the site to the water management area. Perimeter water management areas shall be 
available for use by the general public for fishing and non-motorized boating activities. Land area 
allocated as Exterior Open Space counts towards meeting the minimum Required Open Space. The 
revised ITG Conceptual Plan meets or exceeds the Required Open Space and Exterior Open Space. 
Complies 

3. A minimum of 33.33% of the gross site acreage shall be provided in one large contiguous open space 
land area and shall be depicted on the Conceptual Plan approved by the Board of County Commissioners. 
Land area allocated as part of the 33.33% contiguous open space counts towards meeting the minimum 
Required Open Space. The revised ITG Conceptual Plan meets or exceeds the 33.33% large contiguous 
open space. Complies 

4. Neighborhood-serving commercial nodes shall comprise no less than 2% of the overall developable land 
area (developable land area being defined as the area available for development less the required Exterior 
Open Space). The commercial nodes shall: (1) be designed consistent with the form of the Traditional 
Marketplace provisions of the Comprehensive Plan; and, (2) be depicted on the Conceptual Plan 
approved by the Board of County Commissioners. The revised ITG Conceptual Plan commercial nodes 
comprise no less than 2% of the overall developable area. Complies 

5. A minimum 20% of the residential units shall be located within one-quarter mile radius of commercial 
nodes; a minimum 40% of the residential units shall be located within one-half mile radius of commercial 
nodes; and a minimum of 66% of the residential units shall be located within one-quarter mile radius 
of commercial nodes or civic uses (public or private) or recreation uses (public or private). The revised 
ITG Conceptual Plan provides that a minimum of 20% of the residential units are located within one-
quarter mile radius of commercial nodes, 40% of the residential units are located within one-half mile 
radius of commercial nodes; and a minimum of 66% of the residential units are located within one-
quarter mile radius of commercial nodes or civic nodes (public or private) and recreational uses 
(public or private). Complies 
 

6. Higher density residential areas shall be located adjacent to and within one-quarter mile radius of any 
commercial node. Lower density residential areas shall be located around the perimeter of the 
development area to promote compatibility with existing development in the surrounding area. Medium 
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density residential shall be located between commercial nodes/High density residential areas and the 
Low density residential areas. All of which shall be reflected on the Conceptual Plan approved by the 
Board of County Commissioners. The revised ITG Conceptual Plan provides that higher density 
residential areas are located adjacent to or within one-quarter mile radius of any commercial node. 
Lower density areas are located around the perimeter of the development area to promote compatibility 
with existing development in the surrounding area. Medium density residential is located between 
commercial nodes/High density residential areas and the Low density residential areas. Complies 

7. A minimum of 10.0% of on-site for-sale units shall be provided as workforce housing based on the 
County’s affordability standards. A minimum of 10%, or 147 units, shall be provided as workforce 
housing. Complies. 

8. A maximum permissible non-residential intensity of 350,000 square feet of commercial uses, 
comprised of 300,000 square feet of commercial retail uses, and 50,000 square feet of commercial 
office uses. The revised ITG Conceptual Plan does not exceed 350,000 square feet of commercial uses, 
300,000 square feet of commercial retail uses, or 50,000 sf of commercial office uses (the plan provides 
for a total 142,182 
of commercial retail and office space (121,870 square feet of retail and 20,312 square feet of office)). 
Complies. 

 
The following evaluation has been performed based upon the review criteria established by Future Land 
Use Element Policy 2.1-f, and demonstrates that the proposed Future Land Use is compatible with existing 
and planned development in the immediate vicinity. 
 
 The natural environment, including topography, soils and other natural resources; 

Applicant’s Description: The proposed site specific amendment will decrease the total area that can 
be developed on the subject site. In addition, the applicant decreases the total number of residential 
units (from 3,897 to 1,477) that can be built on the subject property. In addition, there is a commiserate 
reduction in total amount of commercial square footage (from 350,000 s.f. to 142,147 s.f.), therefore 
significantly decreasing the overall intensity proposed. That being said, the plan still complies with 
requirements of Policy 4.5-f as outlines above. The proposed amendment provides for more 
preservation area than presently approved, while at the same time maintaining the functionality and 
connectivity of the originally approved WCR at a smaller, less intense scale. 
 
Although there are no on-site natural features that warrant preservation, the WCR adopted amendment 
provides that a minimum of 66.67 percent of the site will be retained in Required Open Space. As noted 
above, more than 74 percent of the actual site will be retained in Exterior Open Space via the 
amendment proposed to the Conceptual Plan. This includes areas for water resources and agricultural 
production, and other perimeter open space uses such as lakes, greenway buffers and trails. This 
Exterior Open Space is in addition to the Interior Open Space areas located within the developable 
portion of the project. As a result of both the Exterior Open Space and Interior Open Space, only 
12.3% of the overall site is eligible for use in Vertical Development Area. By strategically locating 
more than 74 percent of the open space on the perimeter of the site, the immediately adjoining State-
owned Moss property and Corbett WMA are located farther away from the proposed residential 
development than that grated under the original ITG WCR Conceptual Plan. 
 
This is a revision to a previously approved WCR Conceptual Plan which reduces the development 
footprint, reduces the number of units allowed to be built on site, reduces the amount of non- 
residential square footage commensurate with the reduction in the number of proposed units, etc., 
which was already determined to be compliant with this criteria. 
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For Reference, existing FLUE Policy 1.5.1-d: Utilization of these planned development options may 
result in a maximum density for an AgR-PDD of 1 du/ac for a residential AgR-PDD except that the 
maximum number of units shall be reduced to reflect the number of farm worker quarters and/or 
grooms quarters located in the preserve area. For a residential AgR-PDD or an AgR-TMD, the preserve 
area requirement shall be established as: 
1. a 80/20 development, 75 percent of the total land area; 
2. a 60/40 development, 60 percent of the total land area; and 
3. a TMD, 60 percent of the total land area. 

 
Text Amendment: The proposed concurrent Text Amendment application, if approved, would 
authorize the portion of the ITG property outside of the WCR PUD boundary to be utilized as the 
required Preservation Area for an AgR PUD or to replace existing Preservation Area within an existing 
AgR PUD. Therefore, it is appropriate to analyze this standard relative to the totality of the proposed 
amendments, both FLUA and Text. 
 
Of the three residential development sites located in proposed new FLUE Policy 1.5.1-h, it is noted that 
all three would utilize lands designated as Water Resources / Agriculture on the WCR Conceptual 
Plan as the required AgR PUD Preservation Area. 
 
By utilizing ITG designated Water Resources / Agriculture lands on the Conceptual Plan as the 
required preservation area for an AgR PUD Development Area, MORE preservation area is 
established in totality in Palm Beach County than would have otherwise have occurred utilizing AgR 
lands for preservation. This is because the ITG lands have a land use potential of 0.8 du/ac., as 
compared to AgR preservation lands (within an AgR PUD), which have a land use potential of 
1.0 du/ac. The following chart summarizes the differences based on each of the four possible scenarios 
for conversion of land within the Agricultural Reserve to an AgR PUD preserve area. 

 
Category AgR PUD Preserve 

for AgR Development 
WCR Preserve for 
AgR Development 

Build on 1 Available Acre (60/40) 1.5 acres 1.875 acres 
Build on 1 Preserve Acre (60/40) 2.5 acres 3.125 acres 
Build on 1 Available Acre (80/20) 3.0 acres 3.750 acres 
Build on 1 Preserve Acre (80/20) 4.0 acres 5.000 acres 
 

For comparison purposes:  

To develop on: 

1) Hyder West property: Located on 383 acres of existing preservation area within the Agricultural Reserve 
would require 1,913 acres of WCR water resources / agriculture. The resulting net increase in 
preservation area in Palm Beach County would be 1,530 acres. Hyder West is located directly north of 
Stonebride Golf and Country Club, an existing golf course country club consisting of 399 single family 
detached units on 399 acres. Hyder West is located west (across State Road 7) from Hyder PUD, 
consisting of 1,297 residential units on 729 development acres. 

2) Amestoy property: Located on 252 acres west of Lyon Road across from Cobblestone Creek PUD, 
which is approved and built with 250 single family homes on 100 development acres and directly south 
of Equus PUD, consisting of 280 units on 280 acres. The resulting net increase in preservation area in 
Palm Beach County would be 541 acres. 

3) Swaney property: Located on 102 acres directly east of Cobblestone Creek PUD, which is approved 
and built with 250 single family homes on 100 development acres. The resulting net increase in 
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preservation area in Palm Beach County would be 237 acres. 
 

The proposed text amendment protects the natural environment, including topography, soils and other 
natural resources of Palm Beach County by requiring MORE preservation area than would have otherwise 
been required for preservation areas if done exclusively within the Agricultural Reserve. The County 
benefits by having more preserve area as the result of the text amendment. 
 
The soils of the both the Agricultural Reserve and Indian Trails Grove property are the same - Myakka 
Sand. 
 
The topography of both the Agricultural Reserve and Indian Trails Grove property are the same - flat. 
 
This application will result in a better overall plan for the affected properties and for Palm Beach County 
as a whole. One improvement will be preserving additional land for agricultural production. As set forth in 
the County Directions of the Future Land Use Element, the land use plan must “support and enhance 
agriculture and equestrian-based industries” in Palm Beach County. (Direction #15, FLUE p. 3) This 
amendment will further that purpose. 
 
The Future Land Use Element creates a variety of tools to promote agriculture. One of them is the 
Agricultural Reserve, which consists of 20,350 acres in one part of the County. (FLUE Table 1-A). 
However, the Agricultural Reserve, which represents less than 5% of the County’s agriculture- designated 
land use acreage, is not the County’s principal tool for protecting agriculture, and it should not be looked at 
in isolation. Other agricultural land use designations in the County total 473,400 acres. (Table 1-A, FLUE 
p. 7) This amendment will add 3,639 acres of additional lands preserved in Palm Beach County. Data and 
analysis on soils indicate the Indian Trails Grove land that will be designated for agricultural production on 
the Future Land Use Map Atlas is of equivalent quality to lands in the Agricultural Reserve. This additional 
agricultural land—which is presently in production but slated for development—will increase the amount 
of land designated for agriculture in Palm Beach County. 
 
This amendment also will result in a better overall plan for the affected properties because it includes 
additional public facilities in the Agricultural Reserve. Specifically, this application provides for two new 
school sites that the Palm Beach County School Board has determined are necessary in this part of the 
County, and it includes a financial commitment toward school construction. In providing this land and 
infrastructure, the amendment improves the available public facilities for the affected properties and the 
surrounding area. 
 

 The availability of facilities and services; 
Applicant’s Description: Utilities and roadways are currently proposed to be extended to the Property. As 
shown in Attachments H through O the Property is adjacent to and able to connect to all of the necessary 
urban services including, but not limited to, the roadway network, water/wastewater and drainage facilities. 
The facilities and services are proposed to be available. However with the reduced scale and intensity of 
the project, the impact of the site specific future land use amendment will be less on the facilities and 
services within the Rural Tier. 
 
This is a revision to a previously approved WCR Conceptual Plan which reduces the development footprint, 
reduces the number of units allowed to be built on site, reduces the amount of non- residential square 
footage commensurate with the reduction in the number of proposed units, etc., which was already 
determined to be compliant with this criteria. 
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Text Amendment: The proposed concurrent Text Amendment application, if approved, would authorize the 
portion of the ITG property outside of the WCR PUD boundary to be utilized as the required Preservation 
Area for an AgR PUD or to replace existing Preservation Area within an existing AgR PUD. Therefore, it 
is appropriate to analyze this standard relative to the totality of the proposed amendments, both FLUA and 
Text. 
 
Of the three residential development sites located in proposed new FLUE Policy 1.5.1-h, it is noted that all 
three would utilize lands designated as Water Resources / Agriculture on the WCR Conceptual Plan as the 
required AgR PUD Preservation Area. 
 
Each AgR PUD Development Area is required to undergo full Zoning review and approvals pursuant to the 
Unified Land Development Code. The AgR PUD could not be certified to proceed to public hearing unless 
the proposed project met the standards of Palm Beach County for roads, fire, water, sewer, drainage, public 
facilities, parks, and drainage. Therefore, any proposed development authorized under the Text Amendment 
would require that facilities and services be available to service the proposed development. 
 

 The adjacent and surrounding development; 
Applicant’s Description: The Applicant has designed the Indian Trails Grove community utilizing 
principles contained in the Central Western Communities Sector Plan Remedial Amendment. These design 
standards also are intended to make Indian Trails Grove compatible with the surrounding area of only 0.8 units 
per acre. The design principles required setting aside land that would not be used for development. With 
the applicant preserving over three-fourths of the site in open space, the area remaining for vertical 
development will be more compact with various commercial nodes and office uses provided to service the 
proposed residential units. Land is allocated for use as civic sites, both public and private schools, parks, a 
fire station, religious institutions, and such services as day care. Through the extensive trail systems and 
interconnectivity, the design of the community will encourage walkability. Over 40 percent of the 
community is within a one-half mile radius of a commercial node and over two-thirds of the residents will 
be within a one-quarter mile radius of an amenity (commercial, recreation, or civic site). A 640-acre parcel 
will be dedicated to the Indian Trail Improvement District no later than January 31, 2019, to alleviate the 
historic drainage problems in the Acreage, which in turn will allow streets and home sites within the upper 
basin of the Acreage to drain quicker. The dedication shall stipulate that the use of the 640 acres is restricted 
for use by the ITID as a storm water retention/water management area. 
 
The Property is at the western end of the Acreage. The following describes the adjacent and surrounding 
development in each direction: 
West/North Property Line – Corbett Wildlife Management Area – Most of the land to the north and west 
is owned by the Florida State Game & Fish Commission with a portion owned by Indian Trails 
Improvement District and will never be developed. The site specific future land use amendment has 
strategically clustered development away from the wildlife area/impoundment area and has identified 640 
acres for dedication to the ITID for stormwater management purposes, while also preserving 2,297 acres for 
water resources/agriculture. 
North Property Line – A portion of the north property line abuts an existing district park, proposed high 
school and The Acreage which is developed at 0.8 du/ac. The site specific future land use amendment is 
proposing to dedicate 46 acres for the park expansion. These uses are compatible with adjacent 
development. 
East Property Line – The Acreage and the City of Westlake, with a density of 0.8 du/ac, abut the east 
property line. The site specific future land use amendment allows a maximum density of 0.8 du/ac clustered, 
per the Indian Trails Grove Conceptual Plan, along the southeastern corner of the property which is 
compatible with the adjacent Acreage Community. 
South Property Line – The Acreage abuts the southern property line and has an overall density of du/ac 
which is consistent with the proposed site specific future land use amendment. 
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Interior Adjacent Property Line – The site specific future land use amendment surrounds approximately 
2,400 acres. The majority of this land is currently in agricultural/nursery operations. The remaining land use 
is undeveloped with a few scattered residences among the nurseries. 
 

This is a revision to a previously approved WCR Conceptual Plan which reduces the development footprint, 
reduces the number of units allowed to be built on site, reduces the amount of non- residential square 
footage commensurate with the reduction in the number of proposed units, etc., which was already 
determined to be compliant with this criteria. 
 
Text Amendment: The proposed concurrent Text Amendment application, if approved, would authorize the 
portion of the ITG property outside of the WCR PUD boundary to be utilized as the required Preservation 
Area for an AgR PUD or to replace existing Preservation Area within an existing AgR PUD. Therefore, it 
is appropriate to analyze this standard relative to the totality of the proposed amendments, both FLUA and 
Text. 
 
Of the three residential development sites located in proposed new FLUE Policy 1.5.1-h, it is noted that all 
three would utilize lands designated as Water Resources / Agriculture on the WCR Conceptual Plan as the 
required AgR PUD Preservation Area. 
 
1) Hyder West property: Located on 383 acres within the Agricultural Reserve Tier - Hyder West is 

located directly north of Stonebride Golf and Country Club, an existing golf course country club 
consisting of 399 single family detached units on 399 acres. Hyder West is located west (across State 
Road 7) from Hyder PUD, consisting of 1,297 residential units on 729 development acres. 

2) Amestoy property: Located on 252 acres within the Agricultural Reserve Tier west of Lyons Road, 
across from Cobblestone Creek PUD, which is approved and built with 250 single family homes on 100 
development acres and directly south of Equus PUD, consisting of 280 units on 280 acres. 

3) Swaney property: Located on 102 acres within the Agricultural Reserve Tier - directly east of 
Cobblestone Creek PUD, which is approved and built with 250 single family homes on 100 
development acres. 

 
 The future land use balance; 

Applicant’s Description: The Indian Trails Grove project builds on current efforts to redress the historic 
land use imbalance in the CWC by providing an additional 142,182 s.f. of non-residential development as 
part of the overall development. As The Acreage comprises over 50,000 acres and approximately 15,000 
vested home sites, the development plan as proposed in the amendment provides an alternative form of 
development that utilizes the same base density of the Acreage (.8 du/ac.) in order to achieve compatibility, 
but: 
 Compacts the development on less than 25 percent of the site; 
 Residential units are clustered with higher densities at the commercial core (consisting of townhomes 

and zero lot line units), then densities decrease as the developable area radiates outward such that the 
units on the perimeter of the site are single-family detached units (those single-family detached being 
the closest in proximity to surrounding uses), thus ensuring compatibility with the Acreage and 
surrounding communities; 

 A total 121,870 square feet of retail and 20,312 square feet of office uses are provided to service the 
neighborhood commercial needs of residents, providing for internal capture of roadway trips. The non-
residential uses will help to offset the existing imbalance of land uses within the Acreage. 
 
This is a revision to a previously approved WCR Conceptual Plan which reduces the development 
footprint, reduces the number of units allowed to be built on site, reduces the amount of non- residential 
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square footage commensurate with the reduction in the number of proposed units, etc., which was 
already determined to be compliant with this criteria. 
 
The text amendment does not alter or change in the number of permitted units authorized under the Palm 
Beach County Comprehensive Plan. 

 

 The prevention of urban sprawl as defined by 163.3163(51), F.S.; 
Applicant’s Description: The Applicant has designed the Indian Trails Grove community utilizing 
principles contained in the Central Western Communities Sector Plan Remedial Amendment which were 
intended to remediate the existing sprawl pattern and complement the development pattern of the recently 
incorporated City of Westlake. The reduction of development proposed on the ITG property does not 
materially change the design features of ITG which last year resulted in a determination that it does not fail 
to discourage the proliferation of urban sprawl (internal capture, percentage of homes within walking 
distance of retail/office, recreation, civic uses, etc.). 
 
The text amendment would authorize the use of ITG water resources/agriculture lands as required 
preservation for three residential developments within the Agricultural Reserve Tier. Development parcels 
in the Agricultural Reserve Tier are not urban sprawl as same are authorized under the 80/20 and 60/40 
regulations of the existing FLUE. 
 

 Community Plans and/or Planning Area Special Studies recognized by the Board of County 
Commissioners; and 
Applicant’s Description: The Applicant has designed the Indian Trails Grove community utilizing 
principles contained in the Central Western Communities Sector Plan Remedial Amendment which were 
intended to remediatethe existing sprawl pattern and complement the development pattern of the recently 
incorporated City of Westlake. These design standards also are intended to make Indian Trails Grove 
compatible with the surrounding area of only 0.8 units per acre. The design principles required setting aside 
land that would not be used for development. With the Applicant preserving over three-fourths of the site 
in open space in this proposed amendment, the area remaining for vertical development will be more 
compact with various commercial nodes, retail and office uses provided to service the proposed residential 
units. 
 
This is a revision to a previously approved WCR Conceptual Plan which reduces the development footprint, 
reduces the number of units allowed to be built on site, reduces the amount of non- residential square 
footage commensurate with the reduction in the number of proposed units, etc., which was already 
determined to be compliant with this criteria but does not reduce the land use efficiency of development on 
the ITG site. 
 
Text Amendment: The proposed concurrent Text Amendment application, if approved, would authorize the 
portion of the ITG property outside of the WCR PUD boundary to be utilized as the required Preservation 
Area for an AgR PUD or to replace existing Preservation Area within an existing AgR PUD. Therefore, it 
is appropriate to analyze this standard relative to the totality of the proposed amendments, both FLUA and 
Text. 
 
Of the three residential development sites located in proposed new FLUE Policy 1.5.1-h, it is noted that all 
three would utilize lands designated as Water Resources / Agriculture on the WCR Conceptual Plan as the 
required AgR PUD Preservation Area. 
 
By utilizing ITG designated Water Resources / Agriculture lands on the Conceptual Plan as the required 
preservation area for an AgR PUD Development Area, MORE preservation area is established in totality 
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in Palm Beach County than would have otherwise have occurred utilizing AgR lands for preservation. This 
is because the ITG lands have a land use potential of 0.8 du/ac., as compared to AgR preservation lands 
(within an AgR PUD), which have a land use potential of du/ac. The following chart summarizes the 
differences based on each of the four possible scenarios for conversion of land within the Agricultural 
Reserve to an AgR PUD preserve area. 
 
Category AgR PUD Preserve for AgR WCR Preserve for AgR 
 Development Development 
Build on 1 Available Acre (60/40) 1.5 acres 1.875 acres 
Build on 1 Preserve Acre (60/40) 2.5 acres 3.125 acres 
Build on 1 Available Acre (80/20) 3.0 acres 3.750 acres 
Build on 1 Preserve Acre (80/20) 4.0 acres 5.000 acres 
 

For comparison purposes: To develop on: 

1) Hyder West property: Located on 383 acres of existing preservation area within the Agricultural 
Reserve would require 1,913 acres of WCR water resources / agriculture. The resulting net increase 
in preservation area in Palm Beach County would be 1,530 acres. Hyder West is located directly north 
of Stonebride Golf and Country Club, an existing golf course country club consisting of 399 single 
family detached units on 399 acres. Hyder West is located west (across State Road 7) from Hyder PUD, 
consisting of 1,297 residential units on 729 development acres. 

2) Amestoy property: Located on 252 acres west of Lyon Road across from Cobblestone Creek PUD, 
which is approved and built with 250 single family homes on 100 development acres and directly 
south of Equus PUD, consisting of 280 units on 280 acres. The resulting net increase in preservation 
area in Palm Beach County would be 541 acres. 

3) Swaney property: Located on 102 acres directly east of Cobblestone Creek PUD, which is approved 
and built with 250 single family homes on 100 development acres. The resulting net increase in 
preservation area in Palm Beach County would be 237 acres. 

 
 Municipalities in accordance with Intergovernmental Coordination Element Objective 1.1. Applicant’s 

Description: This site specific amendment is located within close proximity to the City of Westlake. The 
applicant has designed the Indian Trails Grove community utilizing principles contained in the Central 
Western Communities Sector Plan Remedial Amendment which were intended to remediate the existing 
sprawl pattern and complement the development pattern of the recently incorporated City of Westlake. The 
approvals granted for the City of Westlake provides for a variety of services and non-residential uses that 
could be supported by the residential uses on the Property. The City of Westlake is geographically different 
from Indian Trails Grove in that the City of Westlake is bisected by Seminole Pratt Whitney Road, which 
is the main north/south roadway corridor servicing the Acreage. As the regional hub and thru being bisected 
by Seminole Pratt Whitney Road, the City of Westlake is a more appropriate location to provide the regional 
based non-residential uses servicing the geographic area. Indian Trails Grove is better suited as a spoke off 
of the regional hub, providing those non residential uses necessary to service the proposed residential units 
within the project and providing other civic and pedestrian amenities for the geographic area, in addition to 
those being proposed within the City of Westlake, but in a size and magnitude so as to not compete with the 
regional nature of the City of Westlake non-residential uses. 
 
The text amendment does not result in any development within or proximate to areas within a municipality. 
 

 Residential Density Increases 
Per Future Land Use Policy 2.4-b the proposed FLUA amendment meets the required factors as follows: 
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 Demonstrate a need for the amendment. 

Applicant’s Description: This proposed amendment is for a decrease in total residential units approved 
for the Property. [Information regarding original CWC/WCR Amendment omitted as it is no longer 
applicable.] 
 

 Demonstrate that the current land use is inappropriate. 
Applicant’s Description: This proposed amendment does not change the current land use.  [Information 
regarding original CWC/WCR Amendment omitted as it is no longer applicable.] 
 

 Transfer of Development Rights, Workforce Housing, and Affordable Housing Program utilization. 
Applicant’s Description: N/A. Site is currently approved for 3,897 units with a requirement that 10% of 
the total project units (389 total units) be set aside for workforce housing units. The applicant is proposing 
the same percentage (10%) apply to the proposed amended conceptual plan residential units - 1,582 1,477 
total units, 158 147 workforce housing units be constructed on site. 
 
COMPREHENSIVE PLAN, FLORIDA STATUTES AND COMPATIBILITY 
 
Comprehensive Plan 
 

County Directions 

a) Livable Communities. Promote the enhancement, creation, and maintenance of livable communities 
throughout Palm Beach County, recognizing the unique and diverse characteristics of each community. 
Important elements for a livable community include a balance of land uses and organized open space, 
preservation of natural features, incorporation of distinct community design elements unique to a given 
region, personal security, provision of services and alternative transportation modes at levels appropriate to 
the character of the community, and opportunities for education, employment, health facilities, active and 
passive recreation, and cultural enrichment. 
Applicant’s Description: The Indian Trails Grove project will promote the enhancement, creation and 
maintenance of a livable community the central western part of PBC through the following elements: 
 
 Balance of Land Uses: The Indian Trails Grove project builds on current efforts to redress the historic 

land use imbalance in the CWC by providing an additional 142,182 s.f. of non-residential development 
as part of the overall development. As The Acreage comprises over 50,000 acres and approximately 
15,000 vested home sites, the development plan as proposed in the amendment provides an alternative 
form of development that utilizes the same base density of the Acreage (.8 du/ac.) in order to achieve 
compatibility, but: 
 Compacts the development on less than 27 percent of the site; 
 Residential units are clustered with higher densities at the commercial core (consisting of townhomes 

and zero lot line units), then densities decrease as the developable area radiates outward such that 
the units on the perimeter of the site are single-family detached units (those single-family detached 
being the closest in proximity to surrounding uses), thus ensuring compatibility with the Acreage 
and surrounding communities; 

 A total 121,870 square feet of retail and 20,312 square feet of office uses are provided to service the 
neighborhood commercial needs of residents, providing for internal capture of roadway trips. The 
non-residential uses will help to offset the existing imbalance of land uses within the Acreage. 

 
 Organized Open Space: The proposed project will have a variety of organized open space including, 

but not limited to, (1) a substantial amount of open space along the west property line (approximately 
2,253 acres of water resources/agriculture and 640 acres of a conceptual impoundment expansion), (2) 
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50’ to 150’ open space buffers throughout the community, (3) 35’ to 100’ spine road buffers along some 
of the project’s roadways, (4) interior 100’ open space buffer, (5) a 46-acre addition to the existing 
County park, (6) approximately 17.5 9.6 miles of public equestrian trails and 11 9 miles of public 
pedestrian pathways, and (7) approximately 12 acres of private recreation. 

 Preservation of Natural Features: The project will provide an appropriate transition and separation 
between the development and the conservation area to the north and west 

 Incorporation of Distinct Community Design Elements: The incorporation of approximately 17.5 
9.6 miles of public equestrian trails provides a unique design feature that provides a long-standing 
element for the central western communities. 

 Personal Security: Providing planned residential communities will enhance the already safe 
environment of the central western communities. 

 Provision of Services: 
 Water/Wastewater: As detailed in the service confirmation letter from the PBC Water Utilities 

Department (PBCWUD) dated August 4, 2017 it was confirmed that PBCWUD has the capacity to 
provide the required level of service for the 1,582 1,477 residential units, 121,870 square feet (s.f.) of 
retail uses and 20,312 s.f. of office uses through the extension of existing facilities. These existing 
facilities include a 12” water main and 8” force main along Hamlin Boulevard at PBC Park “F” and a 
30” water main and a 20” force main along Seminole Pratt Whitney Road at 64th Place North. 
Furthermore, there was a Potable Water and Wastewater Development Agreement entered into among 
Palm Beach County and Indian Trail Groves, L.P./Irving Cowan (later assigned to Palm Beach West 
Associates I, LLLP) and recorded in Official Records Book (ORB) 18924, Page (PG) 0357 on July 19, 
2005.  Copies of the agreement and the assignment are included in Attachment I. 

 Drainage: As detailed in the Statement of Legal Positive Outfall (Attachment J) prepared by GLH 
Engineering legal positive outfall will be provided via a 200’ easement, recorded in Official Records 
Book 1428, Page 581 to the L-8 Canal which is an existing facility adjacent to the west side of the 
Property. 

 Fire: As detailed in the service confirmation letter from the PBC Fire Rescue Department (Attachment 
K) it was confirmed that the nearest PBC Fire Rescue station, which is Station #22 located 
approximately 2.41 miles from the Property, is unable to serve the new development on the Property. 
As shown in the Master Plan found in Attachment Q the proposed project includes the provision of a 
commercial pod within Pod C that is proposed to accommodate a 2.5 acre site for the Fire Rescue 
Department. Therefore, the land will be made available to Palm Beach County free of charge by the 
applicant and the applicable fees (i.e., impact fees) paid by the applicant will provide adequate funding 
for the construction of these facilities 

 Traffic: As detailed in the Land Use Plan Amendment Application Traffic Statement prepared by 
Simmons & White (Attachment H) the proposed development will utilize existing roadways (with 
planned future improvements) such as 60th Street and Seminole Pratt Whitney Road. While these 
roadways will require improvements the proposed project will connect to and enhance the existing 
roadway network in an efficient and cost-effective manner. 

 Education Opportunities: As shown in the Master Plan found in Attachment Q the proposed project 
includes the provision of one fifteen acreage civic parcel for a new elementary school. 

 Employment Opportunities: Beyond the substantial construction jobs that will be generated by the 
proposed project there will be a significant number of long-term employment opportunities created 
including, but not limited to, teaching positions at the proposed school, retail jobs at the commercial 
centers, and the potential for administrative, clerical, and numerous other jobs within the office 
components located within the project. 

 Passive Recreation Opportunities: The proposed project will have a variety of passive recreation 
areas including approximately 11 9 miles of pedestrian and bicycle pathways located within expansive 
perimeter buffers, a 46-acre addition to the existing County park located on Hamlin Blvd. at the 
northern limits of the project, and approximately 17.5 9.6 miles of equestrian trails traversing the 
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perimeter of the project. In addition the project includes approximately 11.96 acres of private recreation 
located throughout the site that will offer both active and passive recreational opportunities. 

 
 Growth Management. Provide for sustainable communities and lifestyle choices by: (a) directing the 

location, type, intensity, timing and phasing, and form of development that respects the characteristics of a 
particular geographical area; (b) requiring the transfer of development rights as the method for most density 
increases; (c) ensuring smart growth, by protecting natural resources, preventing urban sprawl, providing 
for the efficient use of land, balancing land uses; and, (d) providing for facilities and services in a cost 
efficient timely manner. 
Applicant’s Description: The Indian Trails Grove project will contribute to the long-term sustainability of 
the central western communities by providing a form of development that is compatible with The Acreage, 
protects the J.W. Corbett Wildlife Management Area by providing an appropriate transition and providing 
central services as detailed above in the “LUSA Designation” section. More specifically the Indian Trails 
Grove project, (a) is proposed to be developed at 0.8 units per 1 acre which is compatible with the densities 
of the surrounding area, (b) is not subject to the TDR program as the Property is not currently or proposed 
to be within the Urban/Suburban Tier which is the only Tier in which receiving sites are allowed, (c) will 
be designed in a manner that creates the appropriate transition / separation between the proposed 
development area and the J.W. Corbett Wildlife Management Area thereby protecting it from any potential 
impact from the proposed project, and, (d) will, as shown in Attachments H through O, be adjacent to and 
able to connect to all of the necessary urban services including, but not limited to, the roadway network, 
water/wastewater, drainage facilities, and any future mass transit opportunities, etc. 
 

 Infill, Redevelopment and Revitalization. Address the needs of developed urban areas that lack basic 
services, and encourage revitalization, redevelopment, and infill development in urban areas to increase 
efficient use of land and existing public facilities and services. 
Applicant’s Description: The Property is not within what would be classified as an “urban” area and, 
therefore, this direction is not applicable. 
 

 Land Use Compatibility. Ensure that the densities and intensities of land uses are not in conflict with 
those of surrounding areas, whether incorporated or unincorporated. 
Applicant’s Description: The Indian Trails Grove project is proposed to be developed at 0.8 units per 1 
acre which is compatible with the densities of the surrounding area. The Acreage comprises over 50,000 
acres and approximately 15,000 vested home sites, the development plan as proposed in the amendment 
provides an alternative form of development that utilizes the same base density of the Acreage (0.8 du/ac.) 
in order to achieve compatibility, but: 
 Compacts the development on less than 27 percent of the site. By adopted land use rule, a WCR 

development requires that a minimum of 50% of the total site area must remain in Exterior Open Space. 
With the addition of the Interior Open Space areas, the Vertical Development Area is limited to a 
maximum of 33.33 percent of the site.  The amended Conceptual Plan: 

 Reduces the approved development potential from 3,897 units to 1,582 1,477 units; 
 Reduces the approved non-residential entitlement from 350,000 s.f. of retail/office space to 142,182 s.f. 

of retail/office space; 
 Reduces the development footprint to a maximum of 1,319 1,230 acres of the overall 4,872 acres; 
 Provides for three-fourths of the overall site to be set aside for agriculture and water resources related 

uses (included therein is the 640 acre dedication to the Indian Trail Improvement District). 
 Residential units are clustered with higher densities at the commercial core (consisting of townhomes 

and zero lot line units), then densities decrease as the developable area radiates outward such that the 
units on the perimeter of the site are single-family detached units (those single-family detached being 
the closest in proximity to surrounding uses), thus ensuring compatibility with The Acreage and 
surrounding communities; and 
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 A total 121,870 square feet of retail and 20,182 square feet of office uses are provided to service the 
neighborhood commercial needs of residents, providing for internal capture of roadway trips. The non- 
residential uses will help to offset the existing imbalance of land uses within the Acreage. 

 
 Neighborhood Integrity. Respect the integrity of neighborhoods, including their geographic boundaries and 

social fabric. 
Applicant’s Description: The Indian Trails Grove project is adjacent to the western boundary of the 
Acreage. The proposed development is compatible with the Acreage by proposing a comparable density, 
not encroaching into the geographic boundaries of the neighborhood with development and respecting the 
social fabric. The proposed development plan provides for three intensities of residential development. The 
higher density pods are located adjacent to the proposed commercial parcels, and all the high density units 
are located within ¼ mile radius of said commercial parcels. Medium density pods are situated between the 
higher density pods and the low density pods. The lower density pods then radiate outward from the medium 
density pods towards the perimeter of the development site, thereby ensuring that the lower density areas 
(those areas of single family homes) are located proximate to the adjacent single family residential homes 
on the perimeter of the development to ensure compatibility of use. 
 

 Economic Diversity and Prosperity. Promote the growth of industries that have relatively high wages and 
that can diversify the economic base. 
Applicant’s Description: The Indian Trails Grove project will provide residences that will support the 
proposed 142,182 s.f. of non-residential uses within the project and the 1,050,000 s.f. of light industrial and 
research and development uses proposed at the City of Westlake. 

 Housing Opportunity. Ensure that housing opportunities are compatible with the County's economic 
opportunities by providing an adequate distribution of very-low and low-income housing, Countywide, 
through the Workforce Housing Program. 
Applicant’s Description: The Indian Trails Grove project will provide 10.0 % of the total units as 
workforce housing and, as such, will contribute to the adequate distribution of varied housing opportunities. 
 

 Economic Activity Centers. Encourage the development of Planned Industrial Developments primarily 
designed to accommodate and promote manufacturing industry and other value-added activities. 
Applicant’s Description: The Indian Trails Grove project includes 20,132 s.f. of commercial office uses 
which will be located within the centrally located commercial parcels and will be supported by the residences 
within the community. In addition, the additional 1,582 1,477 residential units will also support the 
1,050,000 s.f. of light industrial and research and development uses proposed at the City of Westlake. 
 

 Research and Development Communities. Support the location of regional economic development activities 
in the County, which promote science and/or technology uses and other significant employment 
opportunities and educational initiatives resulting in new technologies and manufacturing activities. 
Applicant’s Description: The Indian Trails Grove project will provide residences that will be supportive 
of the 1,050,000 s.f. of light industrial and research and development uses proposed at the City of Westlake. 
 

 Level of Service Standards. Establish specific, public facility level of service standards that are directly 
linked to the Capital Improvement Program, to accommodate an optimum level of public facility and service 
improvements needed as a result of growth. 
Applicant’s Description: The Indian Trails Grove project will comply with all applicable level of service 
standards and, if necessary, will provide the necessary capital improvements to ensure that current level of 
service standards is maintained. 
 

 Linear Open Space and Park Systems. Enhance the appearance of the County by providing an open space 
network that will become a visual and functional organizer of recreational activities, natural resources and 
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other open space areas. This should include public lands, passive as well as active recreation areas, beaches 
and conservation areas. 
Applicant’s Description: The Indian Trails Grove project provides a vast amount of open space which 
includes a variety of recreational uses and opportunities for the proposed residents and the general public. 
Included within the overall open space is approximately 2,912 acres of water resources / agriculture, and 
640 acres of a conceptual impoundment expansion located along the western limits of the project, 50’ to 
150’ open space buffers throughout the community which include pedestrian pathways, a 46-acre addition 
to existing County park, approximately 17.5 9.6 miles of equestrian trails, an approximately 11.96 acres of 
private recreation. 
 

 Environmental Integrity. Encourage restoration and protection of viable, native ecosystems and endangered 
and threatened wildlife by limiting the impacts of growth on those systems; direct incompatible growth away 
from them; encourage environmentally sound land use planning and development and recognize the carrying 
capacity and/or limits of stress upon these fragile areas. 
Applicant’s Description: The Indian Trails Grove project will be designed in a manner that creates the 
appropriate transition and separation between the proposed development and the J.W. Corbett Wildlife 
Management Area thereby protecting it from any potential impact from the project. This transition provides: 
(1) a minimum one (1) mile separation from the developable area to the Corbett WMA area located to the 
north and east of S17/T42/R40; (2) a minimum two and one-half (2.5) mile separation from the developable 
area to the Corbett WMA/Moss Tract located to the north and west of S18/T42/R40; (3) a minimum two and 
one-half (2.5) mile separation from the developable area to the Corbett WMA/Moss Tract located to the west 
of S19/T42/R40; (4) a minimum two and one-half (2.5) mile separation from the developable area the Corbett 
WMA/Moss Tract located to the west of S30/T42/R40; (5) a minimum one mile separation from the 
developable area to the Corbett/Moss area located on the west side of S31/T42/R40; (6) a minimum of one 
mile of separation from the developable area to the Corbett WMA area located to the north of S21/T42/R40; 
and, (7) a minimum 1 mile of separation from the developable area to the Corbett WMA located to the 
northeast of S20/T42/R40. The 1 mile separation from the Corbett WMD/Moss Tract for Sections 21 and 
20 is twenty (20) times the minimum required by Article 14, Chapter C, Section 13.A.2 of the ULDC, which 
requires, “a reduction in building intensity near natural areas and preserve areas by the creation of a minimum 
50 foot buffer zone.” The one mile separation from the Corbett WMD/Moss Tract for Sections 17, 18, 19, 
30, and 31 is one hundred (100) times the minimum required by Article 14, Chapter C, Section 13.A.2 of 
the ULDC. 
 
Although there are no on-site natural features that warrant preservation, the WCR adopted amendment 
provides that a minimum of 66.67 percent of the site will be retained in Required Open Space. As noted 
above, more than 72 percent of the actual site will be retained in Exterior Open Space via the amendment 
proposed to the Conceptual Plan. This includes areas for water resources and agricultural production, and 
other perimeter open space uses such as lakes, greenway buffers and trails. This Exterior Open Space is in 
addition to the Interior Open Space areas located within the developable portion of the project. As a result 
of both the Exterior Open Space and Interior Open Space, only 1/4 of the overall site is eligible for use in 
Vertical Development Area. 
 
By strategically locating more than 72 percent of the open space on the perimeter of the site, the adjoining 
State-owned Moss property and Corbett WMA are protected from further encroachment of residential 
development. 
 

 Design. Promote the concept of design to direct development, in rural and urban areas. Design is used to 
prepare and implement policies and plans that guide the physical development of the built environment and 
make such development functional, orderly, efficient, visually pleasing, environmentally sound, 
economically viable and supportive of generally accepted community goals. 
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Applicant’s Description: The design of the Indian Trails Grove project will be functional, orderly, efficient, 
visually pleasing, environmentally sound, economically viable and supportive of generally accepted 
community goals. It will create a “pedestrian friendly” environment by providing walkable and connected 
communities through a continuous paved pedestrian and bicycle pathway. The Acreage comprises over 
50,000 acres and approximately 15,000 vested home sites, the development plan as proposed in the 
amendment provides an alternative form of development that utilizes the same base density of the Acreage 
(.8 du/ac.) in order to achieve compatibility, but: 
 Compacts the development on less than 28 percent of the site, given that 72% of the total site area on 

the Conceptual Plan remain in Exterior Open Space. With the addition of the Interior Open Space areas, 
the Vertical Development Area is limited to a maximum of 27 percent of the site; 

 Residential units are clustered with higher densities at the commercial core (consisting of townhomes 
and zero lot line units), then densities decrease as the developable area radiates outward such that the 
units on the perimeter of the site are single-family detached units (those single-family detached being 
the closest in proximity to surrounding uses), thus ensuring compatibility with The Acreage and 
surrounding communities; 

 A total 121,870 square feet of retail and 20,312 square feet of office uses are provided to service the 
neighborhood commercial needs of residents, providing for internal capture of roadway trips. The non- 
residential uses will help to offset the existing imbalance of land uses within the Acreage. 

 
 A Strong Sense of Community. Encourage citizen involvement, neighborhood spirit, and local pride in the 

County, and a commitment to working constructively on community problems. 

Applicant’s Description: The proposed project, with its sensitivity to adjacent environmental areas, 
provision of approximately 17.5 9.6 miles of equestrian trails/11 9 miles of paved pedestrian pathways, 
provision of public gathering areas in the proposed parks, civic and commercial sites, eventual reliance on 
a homeowner’s association and the fact that it is proposed at a compatible density to adjacent residential 
areas will contribute to a strong sense of community. 
 

 Agricultural and Equestrian Industries. Support and enhance agriculture and equestrian-based industries. 
Applicant’s Description: The Indian Trails Grove project will preserve approximately 2,912 acres of 
active agriculture / water resource area while also providing approximately 17 miles of equestrian trails 
for the public. 
 

 Historic Preservation. Preserve and interpret archaeological resources as stewards of the nation's diverse 
cultural heritage. Retain the local sense of place by preserving and protecting historic places, buildings and 
structures. 
Applicant’s Description: There are no known historical or archaeologically significant resources within 
the Indian Trails Grove project. See Attachment N for a Cultural Resources Assessment Report prepared 
by Robert S. Carr and for letters from the Florida Department of State in which the Department confirmed 
that no previously recorded cultural resources existed. 
 

 Climate Change. Increase resilience through appropriate land use strategies for adaptation and mitigation 
of climate change impacts. 
Applicant’s Description: The Indian Trails Grove will contribute to the better storage and/or distribution 
of stormwater in the general area thereby mitigating potential climate change impacts. 
 

 Externalities. Recognize major negative externalities and attempt when economically feasible to place 
economic negative externalities away from neighborhoods. 
Applicant’s Description: The proposed commercial and office uses within the Indian Trails Grove project 
will be designed in a manner where they are internalized to the greatest extent possible. 
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FLUE Policy 1.4-a: The County shall protect and maintain the rural residential, equestrian and agricultural 
areas within the Rural Tier by: 
1. Preserving and enhancing the rural landscape, including historic, cultural, recreational, agricultural, 

and open space resources; 
2. Providing facilities and services consistent with the character of the area; 
3. Preserving and enhancing natural resources; and, 
4. Ensuring development is compatible with the scale, mass, intensity of use, height, and character of the 

rural community. 
Applicant’s Description: The proposed project will: 

 Preserve and enhance the rural landscape by providing additional cultural, recreational and open 
space resources (as detailed above); 

 Provide facilities and services that are consistent with the nearby communities; 
 Enhancing the natural resources to the west by providing an appropriate open space transition 

between the proposed development and the natural area; and 
 Proposing a density (0.80 du/ac) that is compatible with the surrounding community. 
 Preserve approximately 2,912 acres of active agriculture / water resource area while also providing 

approximately 17.5 9.6 miles of equestrian trails for the public. As noted above, 1,000 acres will be 
retained in active agricultural production use. 

 
FLUE Policy 1.4-h: The County shall promote the development of central community places where 
feasible, considering the existing development pattern, by clustering and collocating neighborhood 
commercial uses, day care, places of worship, and public community-serving uses. Community-serving uses 
may include, but are not limited to, a mix of government satellite offices, meeting space, schools, parks and 
recreation facilities, and libraries. Buildings in these central community places should be sited to form a 
public common or green space for community use. Site planning, building orientation, architectural 
treatment, and landscaping of non- residential development should reflect the character of a rural 
community. 
Applicant’s Description: As shown on the attached Conceptual Plan the proposed civic, recreation and 
commercial sites are either adjacent to existing civic sites or are clustered together within several locations 
throughout the project which provide for better accessibility while promoting a pedestrian friendly and 
walkable community. The development portion of the plan is compacted to less than 25 percent of the site. 
 
This design, coupled with the location of shopping and employment opportunities at several locations within 
the site, will result in more than two-thirds of the residential units being located within one quarter-mile 
radius of commercial, civic, or recreation uses, with one-quarter mile to one-half mile being generally 
accepted as “walkable clusters”. 
 
The development plan provides for three intensities of residential development: High, Medium and Low. 
High density pods are located adjacent to two commercial nodes, and all the high density units are located 
within a one-quarter mile radius of the commercial nodes. Medium density pods are situated between the 
commercial nodes/high density pods and the low density pods. The lower density pods then radiate outward 
from the medium density pods towards the perimeter of the development site, thereby ensuring that the lower 
density areas (those areas of single family homes) are located proximate to the adjacent single family 
residential homes on the perimeter of the development to ensure compatibility of use. This transition of 
density, from higher elements at the core to the lower elements at the perimeter, serves to establish a logical 
and orderly transition of density from the commercial nodes to the perimeter of the site. This transition of 
density allows for compaction of use and a logical and orderly development pattern as the higher density 
elements (townhomes and zero lot line units) are proximate to the core and the larger single-family units 
are proximate to the perimeter of the site. 
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FLUE Policy 1.4-i: Future development in the Rural Tier shall be consistent with native ecosystem 
preservation and natural system restoration, regional water resource management protection, and 
incorporation of greenway/linked open space initiatives. 
Applicant’s Description: The Indian Trails Grove project will be designed in a manner that creates the 
appropriate transition / separation between the proposed development area and the J.W. Corbett Wildlife 
Management Area. In addition, a vast amount of open space has been provided which include, but not be 
limited to, (1) approximately 2,912 acres of water resources / agriculture and 640 acres of a conceptual 
impoundment expansion within the open space parcel along the western limits of the project, (2) 50’ to 150’ 
open space buffers which include paved pedestrian pathways throughout the community, (3) 35’ to 100’ spine 
road buffers along some of the project’s roadways, (4) interior 100’ open space buffer, (5) a 46-acre addition 
to the existing County park, (6) approximately 17.5 9.6 miles of equestrian trails and (7) approximately 
11.96 acres of private recreation, all of which contribute to the greenway linked open space initiatives and 
the protection of the existing native ecosystem north and west of the site. 
 
FLUE Objective 2.1: This objective states that PBC shall designate on the FLUA sufficient land area in 
each land use designation to manage and direct future development to appropriate locations to achieve 
balanced growth. 
Applicant’s Description: The proposed 1582 1,477 units will provide additional housing opportunities for 
the expected growth in the population of PBC. 
 
FLUE Policy 2.1-a: Future land use designations, and corresponding density and intensity assignments, 
shall not exceed the natural or manmade constraints of an area and shall also not underutilize the existing 
or planned capacities of urban services. 
Applicant’s Description: As shown in Attachments H through O the Property is adjacent to and able to 
connect to all of the necessary urban services including, but not limited to, the roadway network, 
water/wastewater and drainage facilities, and any future mass transit opportunities, etc. This is the case if 
the Property is developed residentially or commercially. 
 
FLUE Policy 2.1-b: The County shall utilize a range of residential future land use categories to plan for 
growth and non-residential land use designations to support and serve the residential and tourist populations 
as described in the FLUA Regulation Section of this Element. The entitlement, minimum, and maximum 
densities and the intensities allowed within each land use designation and category are specified in the 
FLUA Regulation Section. Applicant’s Description: The WCR FLUA designation provides an appropriate 
and compatible residential category in the central western communities that will support and serve the 
residential and tourist populations. 
 
FLUE Policy 2.1-c: The Comprehensive Plan shall use population projections and associated dwelling unit 
projections to guide public and private entities in planning for urban development and redevelopment. The 
projections shall also guide the location, timing and capacity of urban services and facilities, where other 
regulatory planning tools do not apply. 
Applicant’s Description: As noted in the application, the proposal is a reduction in units approved on the 
Property via Ordinance No. 2016-041 from the 3,897 approved to the proposed 1,582 1,477. 
 
FLUE Policy 2.1-d: The future land use designation for individual parcels shall be limited to the 
designations identified by the applicable Tier in Table III.C. in the FLUA Regulation Section (unless 
otherwise specified within this Element) and shall be shown on the Official Future Land Use Atlas (FLUA) 
maintained by the Planning, Zoning and Building Department. The Atlas shall depict future land use 
designations for all parcels in unincorporated Palm Beach County, including underlying/ alternative land 
uses, and the boundaries and ordinance numbers of all adopted FLUA amendments. 
Applicant’s Description: This is an amendment to the Conceptual Plan for property which is already 
designated WCR in Table III.C.  The 4871 acres is already reflected as WCR in the aforementioned table. 
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FLUE Policy 2.1-f: The following will detail how the impact of the proposed FLUA on the items listed: 

1. The natural environment, including topography, soils and other natural resources; 
Applicant’s Description: Please see Attachment L for the Natural Feature Inventory & Map. The 
amendment directs future development to a specific geographic area in the Central Western Communities 
that will not have an adverse impact on natural resources and ecosystems. The design of Indian Trails Grove 
will protect adjacent natural resources and ecosystems. Those resources include the Moss Tract west of the 
site and the Corbett Wildlife Management Area (Corbett WMA) north and west of the site. To protect these 
natural resources and systems, the amendment provides 3,552 acres of contiguous open space (the 1,760 
acres being part of the Exterior Open Space) on the western and northern perimeters of the site, buffering 
the Moss Tract and Corbett WMA from potential effects of future development and directs growth away 
from them. 
 
This transition provides: (1) a minimum one (1) mile separation from the developable area to the Corbett 
WMA area located to the north and east of S17/T42/R40; (2) a minimum two and one-half (2.5) mile 
separation from the developable area to the Corbett WMA/Moss Tract located to the north and west of 
S18/T42/R40; (3) a minimum two and one-half (2.5) mile separation from the developable area to the 
Corbett WMA/Moss Tract located to the west of S19/T42/R40; (4) a minimum two and one-half (2.5) mile 
separation from the developable area the Corbett WMA/Moss Tract located to the west of S30/T42/R40; 
(5) a minimum one mile separation from the developable area to the Corbett/Moss area located on the west 
side of S31/T42/R40; (6) a minimum of one mile of separation from the developable area to the Corbett 
WMA area located to the north of S21/T42/R40; and, (7) a minimum 1 mile of separation from the 
developable area to the Corbett WMA located to the northeast of S20/T42/R40. The 1 mile separation from 
the Corbett WMD/Moss Tract for Sections 21 and 20 is twenty (20) times the minimum required by Article 
14, Chapter C, Section 13.A.2 of the ULDC, which requires, “a reduction in building intensity near natural 
areas and preserve areas by the creation of a minimum 50 foot buffer zone.” The one-mile separation from 
the Corbett WMD/Moss Tract for Sections 17, 18, 19, 30, and 31 is one hundred (100) times the minimum 
required by Article 14, Chapter C, Section 13.A.2 of the ULDC. 
 
Relative to the freestanding parcel located on the southern side of the project (known as the Cowan 
property), it is noted that the Cowan property is located in an area surrounded by large-lot single-family 
home sites, existing agricultural operations and landscape nursery operations (to the north, west and south) 
and to the east by the City of West Palm Beach ‘M’ Canal and then the western limits of the City of 
Westlake. The Indian Trails Grove plan provides a minimum 250-foot separation from the developable area 
to the lands to the west, south, east, and a majority of the land to the north (less the civic and commercial 

nodes located south of the intersection of 60th Street and 190th Street) of the site. The maximum required 
buffer width of a PUD adjacent to an agricultural use pursuant to Table 7.F.9.B. of the ULDC is a 20’ Type 
3 Buffer. Within the AGR Tier, the maximum required buffer between the PUD development area and an 
adjacent agricultural property is 50 feet (3.E.2.F.4.d). The 250 feet provided is 12 times the minimum 
required by Table 7.F.9.B. of the ULDC and 5 times the minimum required for a PUD development parcel 
in the AGR Tier adjacent to an agricultural use. 
 
The Indian Trails Grove plan directs development away from adjoining properties and existing natural 
resources and ecosystems by providing significant spatial separations to adjoining lands. These separations 
are a minimum twenty times that required under the current ULDC regulations, and, relative to the Corbett 
WMD/Moss Tract, in many places one hundred times that required by Article 14, Chapter C, Section 13.A.2 
of the ULDC. 
 
The applicant has designed the Indian Trails Grove community utilizing principles contained in the Central 
Western Communities Sector Plan Remedial Amendment which were intended to remediate the existing 
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sprawl pattern and complement the development pattern of the recently incorporated City of Westlake. 
These design standards also are intended to make Indian Trails Grove compatible with the surrounding area 
of only .8 units per acre. The design principles required setting aside land that would not be used for 
development. With the applicant preserving over two-thirds of the site in open space, the area remaining 
for vertical development will be more compact with various commercial retail and office nodes provided 
to service the proposed residential units. Land is allocated for use as civic sites, both public and private, 
school, parks, a fire station, religious institutions, and such services as day care. Through the extensive trail 
systems and interconnectivity, the design of the community will encourage walkability. Over 40 percent of 
the community is within a one-half mile radius of a commercial node and over two-thirds of the residents 
will be within a one-quarter mile radius of an amenity (commercial, recreation, or civic site). Upon the 
written request by the ITID dated no later than January 31, 2019, a 640-acre parcel will be dedicated to the 
Indian Trail Improvement District to alleviate the historic drainage problems in the Acreage. The dedication 
shall stipulate that the use of the 640 acres is restricted for use by the ITID as a storm water retention/water 
management area. 
 

2. The availability of facilities and services; 
Applicant’s Description: Below is more detailed information on each of those facilities and services: 

a) Water/Wastewater: As detailed in the service confirmation letter from the PBC Water Utilities 
Department (PBCWUD) dated August 4, 2017 it was confirmed that PBCWUD has the capacity to 
provide the required level of service for the 5812 residential units, 121,870 square feet (s.f.) of retail 
uses, 20,312 s.f. of office uses through the extension of existing facilities.  These existing facilities 
include a 12” water main and 8” force main along Hamlin Boulevard at PBC Park “F” and a 30” water 
main and a 20” force main along Seminole Pratt Whitney Road at 64th Place North. Furthermore, there 
was a Potable Water and Wastewater Development Agreement entered into among Palm Beach County 
and Indian Trail Groves, L.P./Irving Cowan (later assigned to Palm Beach West Associates I, LLLP) 
and recorded in Official Records Book (ORB) 18924, Page (PG) 0357 on July 19, 2005. Copies of the 
agreement and the assignment are included in Attachment I. 

b) Drainage: As detailed in the Statement of Legal Positive Outfall (Attachment J) prepared by GLH 
Engineering legal positive outfall will be provided by the L-8 Canal which is an existing facility 
adjacent to the west side of the Property. 

c) Fire: As detailed in the service confirmation letter from the PBC Fire Rescue Department (Attachment 
K) it was confirmed that the nearest PBC Fire Rescue station, which is Station #22 located 
approximately 2.41 miles from the Property, is unable to serve the new development on the Property. 
As shown in the Master Plan found in Attachment Q the proposed project includes the provision of a 
commercial pod within Pod C that is proposed to accommodate a 2.5 acre site for the Fire Rescue 
Department. Therefore, the land will be made available to Palm Beach County free of charge by the 
applicant and the applicable fees (i.e., impact fees) paid by the applicant will provide adequate funding 
for the construction of these facilities. 

d) Traffic: As detailed in the Land Use Plan Amendment Application Traffic Statement prepared by 
Simmons & White (Attachment H) the proposed development will utilize existing roadways (with 
planned future improvements) such as 60th Street and Seminole Pratt Whitney Road. While these 
roadways will require improvements the proposed project will connect to and enhance the existing 
roadway network in an efficient and cost-effective manner. 

 
3. The adjacent and surrounding development; 

Applicant’s Description: As noted in the introduction, the Acreage is characterized by large-lot (minimum 
1 unit per 1¼ acres) single-family homes on well and septic systems, serviced by a grid roadway network 
consisting of both paved and dirt roadways, swale drainage, limited non-residential development, limited 
civic, and limited neighborhood related active recreational opportunities. As the Acreage comprises over 
50,000 acres and approximately 15,000 vested home sites, the development plan as proposed in the 
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amendment provides an alternative form of development that utilizes the same base density of the Acreage 
(0.8 du/ac.) in order to achieve compatibility, but: 
 Compacts the development on less than 28 percent of the site; 
 All residential units will be serviced by central potable water and sanitary sewer from the Palm Beach 

County Water Utilities Department (PBCWUD) which has the capacity and has already invested public 
infrastructure improvements in this area to accommodate growth plans that never materialized and that 
are currently under-utilized; 

 Residential units are clustered with higher densities at the commercial core (consisting of townhomes 
and zero lot line units), then densities decrease as the developable area radiates outward such that the 
units on the perimeter of the site are single-family detached units (those single-family detached being 
the closest in proximity to surrounding uses), thus ensuring compatibility with The Acreage and 
surrounding communities; 

 All uses are serviced by paved roadways; 
 A total 121,870 square feet of retail and 20,312 square feet of office uses are provided to service the 

neighborhood commercial needs of residents, providing for internal capture of roadway trips. The non- 
residential uses will help to offset the existing imbalance of land uses within The Acreage; and, 

 Meets or exceeds the ULDC requirements for a PUD for both recreation (minimum of 0.006 acres per 
unit) and public/private civic dedication (minimum of 2 percent of the developable area of the PUD). 

 
4. The future land use balance; 

Applicant’s Description: As stated previously, this is an amendment to the Conceptual Plan of an already 
approved WCR development (relative to FLUE Policy 2.1-f). The FLUA, combined with the Text 
Amendment applications noted above, do NOT result in more than the 3,897 units currently approved on 
the subject property. The revision proposed herein will utilize a maximum of 1,477 units. If units from the 
water resources/agricultural preservation area are allocated on an AgR PUD Development Area if 
authorized under the proposed Text Amendments, a maximum of 2,420 units could be transferred into the 
Agricultural Reserve. In fact, due to site planning constraints on the three development sites located in the 
Agricultural Reserve, the applicant believes that only 3,372 of the total 3,897 units would be built in Palm 
Beach County. 
 

5. The prevention of urban sprawl as defined by 163.3164(51), F.S.; 
Applicant’s Description: The Indian Trails Grove project builds on current efforts to redress the historic 
land use imbalance in the CWC by providing an additional 142,182 s.f. of non-residential development as 
part of the overall development. (See further discussion noted under Florida Statutes, Section 163.3177 
continued below). 
 

6. Community Plans and/or Planning Area Special Studies recognized by the Board of County 
Commissioners; and 
Applicant’s Description: While the Property was within the limits of the CWC Sector Plan, that plan was 
rescinded by the BCC in 2007. 
 
FLUE Policy 2.1-g: The County shall use the County Directions in the Introduction of the Future Land 
Use Element to guide decisions to update the Future Land Use Atlas, provide for a distribution of future 
land uses in the unincorporated area that will accommodate the future population of Palm Beach County, 
and provide an adequate amount of conveniently located facilities and services while maintaining the 
diversity of lifestyles in the County. 

Applicant’s Description: The proposed amendment to the Conceptual Plan is a reduction to the 
residential density and non-residential uses previously approved under Ordinance No. 2016-041. The 
proposed project will provide residences that will accommodate the future population of PBC and 
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support the internal neighborhood commercial and office uses in addition to the non-residential uses within 
the City of Westlake. 
 
FLUE Policy 2.1-h: The County shall not approve site specific FLUA amendments that encourage 
piecemeal development. 
Applicant’s Description: The proposed FLUA amendment will enhance and build on the balanced 
development pattern in the Central Western Communities as evidenced by other projects, such as the City 
of Westlake.   As such, the FLUA amendment on the Property does not encourage piecemeal development. 
 
FLUE Policy 2.1-i: As a means of promoting appropriate land development patterns the County shall 
discourage the creation of residual parcels within or adjacent to a proposed development. If such a situation 
is identified, and the residual parcels cannot be eliminated, then the development shall be designed to allow 
for interconnectivity with the residual parcels through various techniques including, but not limited to, 
landscaping and pedestrian and vehicular access. In addition, the future land use designation and/or zoning 
district of the residual parcel shall also be considered by the Board of County Commissioners, concurrently 
with the development, to ensure that an incompatibility is not created. 
Applicant’s Description: The proposed FLUA amendment will not cut off any parcels from access to public 
right-of-way’s. 
 
FLUE Policy 2.1-k: Palm Beach County shall utilize a series of overlays to implement more focused 
policies that address specific issues within unique identified areas as depicted on the Special Planning Areas 
Map in the Map Series. 
Applicant’s Description: As noted, the subject site is already included within the WCR Overlay via 
Ordinance 2016-041. 
 
Florida Statutes 
 

Florida Statutes, Section 163.3177.(6).(a).9 provides that “[t]he future land use element and any 
amendments to the future land use element shall discourage the proliferation of urban sprawl.” See 
additional details under the sub-sections below. 
 

Florida Statutes, Section 163.3177.(6).(a).9.a: The primary indicators that a plan or plan amendment does 
not discourage the proliferation of urban sprawl are listed below along with the applicant’s descriptions. 
The evaluation of the presence of these indicators shall consist of an analysis of the plan or plan amendment 
within the context of features and characteristics unique to each locality in order to determine whether the 
plan or plan amendment discourages urban sprawl. 
 
a) Promotes, allows, or designates for development substantial areas of the jurisdiction to develop as low- 

intensity, low-density, or single-use development or uses. 
Applicant’s Description: As described below, per Florida Statutes, Section 163.3177(6).(a).9.b., the 
Applicant has detailed how the project discourages the proliferation of urban sprawl. 
 

b) Promotes, allows, or designates significant amounts of urban development to occur in rural areas at 
substantial distances from existing urban areas while not using undeveloped lands that are available 
and suitable for development. 
Applicant’s Description: As described below, per Florida Statutes, Section 163.3177(6).(a).9.b., the 
Applicant has detailed how the project discourages the proliferation of urban sprawl. 
 

c) Promotes, allows, or designates urban development in radial, strip, isolated, or ribbon patterns generally 
emanating from existing urban developments. 
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Applicant’s Description: As described below, per Florida Statutes, Section 163.3177(6).(a).9.b., the 
Applicant has detailed how the project discourages the proliferation of urban sprawl. 
 

d) Fails to adequately protect and conserve natural resources, such as wetlands, floodplains, native 
vegetation, environmentally sensitive areas, natural groundwater aquifer recharge areas, lakes, rivers, 
shorelines, beaches, bays, estuarine systems, and other significant natural systems. 
Applicant’s Description: As described below, per Florida Statutes, Section 163.3177(6).(a).9.b., the 
Applicant has detailed how the project discourages the proliferation of urban sprawl. 
 

e) Fails to adequately protect adjacent agricultural areas and activities, including silviculture, active 
agricultural and silvicultural activities, passive agricultural activities, and dormant, unique, and prime 
farmlands and soils. Applicant’s Description: As described below, per Florida Statutes, Section 
163.3177(6).(a).9.b., the Applicant has detailed how the project discourages the proliferation of urban 
sprawl. 
 

f) Fails to maximize use of existing public facilities and services. 
Applicant’s Description: As described below, per Florida Statutes, Section 163.3177(6).(a).9.b., the 
Applicant has detailed how the project discourages the proliferation of urban sprawl. 
 

g) Fails to maximize use of future public facilities and services. 
Applicant’s Description: As described below, per Florida Statutes, Section 163.3177(6).(a).9.b., the 
Applicant has detailed how the project discourages the proliferation of urban sprawl. 
 

h) Allows for land use patterns or timing which disproportionately increase the cost in time, money, and 
energy of providing and maintaining facilities and services, including roads, potable water, sanitary 
sewer, stormwater management, law enforcement, education, health care, fire and emergency response, 
and general government. 
Applicant’s Description: As described below, per Florida Statutes, Section 163.3177(6).(a).9.b., the 
Applicant has detailed how the project discourages the proliferation of urban sprawl. 
 

i) Fails to provide a clear separation between rural and urban uses. 

Applicant’s Description: As described below, per Florida Statutes, Section 163.3177(6).(a).9.b., the 
Applicant has detailed how the project discourages the proliferation of urban sprawl. 
 

j) Discourages or inhibits infill development or the redevelopment of existing neighborhoods and 
communities. 
Applicant’s Description: As described below, per Florida Statutes, Section 163.3177(6).(a).9.b., the 
Applicant has detailed how the project discourages the proliferation of urban sprawl. 
 

k) Fails to encourage a functional mix of uses. 
Applicant’s Description: As described below, per Florida Statutes, Section 163.3177(6).(a).9.b., the 
Applicant has detailed how the project discourages the proliferation of urban sprawl. 
 

l) Results in poor accessibility among linked or related land uses. 
Applicant’s Description: As described below, per Florida Statutes, Section 163.3177(6).(a).9.b., the 
Applicant has detailed how the project discourages the proliferation of urban sprawl. 
 

m) Results in the loss of significant amounts of functional open space. 
Applicant’s Description: As described below, per Florida Statutes, Section 163.3177(6).(a).9.b., the 
Applicant has detailed how the project discourages the proliferation of urban sprawl. 
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INTRODUCTION 
 
Florida law requires that comprehensive plans and plan amendments discourage the proliferation of urban 
sprawl. § 163.3177(6)(a)9., F.S. By statutory definition, urban sprawl means “a development pattern 
characterized by low density, automobile-depended development with either a single use or multiple uses 
that are not functionally related, requiring the extension of public facilities and services in an inefficient 
manner and failing to provide a clear separation between urban and rural uses.” § 163.3164(51), F.S. Florida 
law further provides that a plan amendment that incorporates at least four of eight statutory criteria “shall 
be determined to discourage the proliferation of urban sprawl.” § 163.3177(6)(a)9.b., F.S. The Indian Trail 
Groves amendment to the Palm Beach County Comprehensive Plan satisfies all eight criteria, which will be 
explained in more detail below. 
 
A sprawl analysis of proposed development in the Central Western Communities must begin with 
consideration of the planning context of that portion of Palm Beach County. The site is at the western edge 
of the Acreage, a residential community consisting of approximately 15,000 single-family lots. There are 
limited commercial opportunities in the area and many of the non-arterial roadways are dirt roads which 
turn into dead ends. The community was developed in a grid like pattern and is comprised entirely of single- 
family homes on a minimum of 1¼-acre lots. 
 
Public facilities are a major concern. The vast majority of the homes are served by wells and septic tanks, 
and there are virtually no water bodies in the area to address drainage. As a result, the area is prone to 
flooding during heavy storms. In the early 1990s, the area was exempted from transportation concurrency, 
which meant that all homes built in the area no longer had to meet the County’s traffic performance 
standards. This exemption resulted in many homes being built, notwithstanding the amount of traffic 
generated by new residents. With limited job opportunities in the area due to the paucity of nonresidential 
development, most workers must leave the area in the morning and return home at night. As a result, the 
Acreage appears to be a textbook example of urban sprawl. 
 
As the Central Western Communities grew, Palm Beach County began studying the area to determine how 
best the remaining large undeveloped parcels--including the 5,000-acre site of Indian Trails Grove—would 
fit into the community and remediate the land use imbalance caused by the overwhelming predominance of 
single-family residences in the Acreage. The objective was to ameliorate the existing pattern of development 
by providing more commercial opportunities, varied housing types, and a job base in conjunction with any 
residential development. The County first studied the area with the Midlands Study, which was completed 
in 1989. This was followed up by the Acreage Neighborhood Plan in 1995, the Loxahatchee Groves 
Neighborhood Plan in 1996, the Managed Growth Tier in 1999, and the Central Western Communities 
Sector Plan from 1999-2007, including the Central Western Communities Sector Plan Remedial 
Amendment prepared by Palm Beach County to address compliance issues with that sector plan, but which 
was withdrawn before going into effect. This prior planning work found ways to remediate the existing 
sprawl pattern while taking steps to ensure new development would be compatible with it. 
 
The Applicant has designed the Indian Trails Grove community utilizing principles contained in the Central 
Western Communities Sector Plan Remedial Amendment which were intended to remediate the existing 
sprawl pattern and complement the development pattern of the recently incorporated City of Westlake. 
These design standards also are intended to make Indian Trails Grove compatible with the surrounding area 
of only 0.8 units per acre. The design principles required setting aside land that would not be used for 
development. With the applicant preserving over three-fourths of the site in open space, the area remaining 
for vertical development will be more compact with various commercial nodes and office uses provided to 
service the proposed residential units. Land is allocated for use as civic sites, both public and private, school, 
parks, a fire station, religious institutions, and such services as day care. Through the extensive trail systems 
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and interconnectivity, the design of the community will encourage walkability. Over 40 percent of the 
community is within a one-half mile radius of a commercial node and over two-thirds of the residents will 
be within a one-quarter mile radius of an amenity (commercial, recreation, or civic site). Upon the written 
request by the ITID a 640-acre parcel will be dedicated to the Indian Trail Improvement District no later 
than January 31, 2019, to alleviate the historic drainage problems in the Acreage, which in turn will allow 
streets and home sites within the upper basin of the Acreage to drain quicker. The dedication shall stipulate 
that the use of the 640 acres is restricted for use by the ITID as a storm water retention/water management 
area. 
 
The Property is at the western end of the Acreage; lands to the east either have been developed or are 
approved for development. The Property is bordered on the north and west sides by State-owned land that 
will never be developed. The Property had been in agricultural production since the early 1960s as a citrus 
farm. In the early 2000s, the citrus trees became diseased due to greening and eventually died. The 
Applicant purchased the Property as the citrus production was completed and greening devastated the 
Property. 
 
Instead of allowing the land to sit idle, the Applicant took steps to convert the site into a row crop farm. 
This transformation entailed knocking down dead trees, root raking the Property, burning the material, and 
then de-rocking the site. The Property was filled with a cap rock, which had large veins running great 
distances throughout the Property. (The ability for a row crop farmer to grow crops would be impaired if 
the rocks had remained because phosphorus levels would be too high and the plants would lack the required 
nutrients to thrive.) Once these activities were completed, the Property had to be leveled. It took 
approximately five years to complete the majority of the conversion. Today, the Property is leased to 
farmers who grow sugar cane, peppers, beans, squash, Chinese vegetables, and other crops. The applicant 
is committed to keeping a minimum of 2,912 acres in active agriculture. Until the drainage component of 
the plan is implemented to facilitate drainage in The Acreage, approximately 3,552 acres will remain in 
agriculture. 
 
The Indian Trails Grove plan amendment discourages the proliferation of urban sprawl because it satisfies 
all eight of the following criteria, as set forth in section 163.3177(6)(a)9.b., Florida Statutes. 
 

1. Directs or locates economic growth and associated land development to geographic areas of the 
community in a manner that does not have an adverse impact on and protects natural resources 
and ecosystems. 
 
The Indian Trails Grove property has been heavily disturbed since the early 1960s, when the site was 
initially cleared for a large citrus grove agricultural operation. The citrus grove operation included the 
removal of most of the site’s natural vegetation (except for several isolated and small wetland areas), 
installation of drainage ditches, and the construction of several farm-related structures to manage and 
maintain the citrus grove operation. By 2005, the detrimental effects of citrus greening had devastated the 
citrus grove operation and the citrus grove had effectively ceased operation. Upon acquisition of the 
Property in 2005, Palm Beach West Associates I, LLLP (current owner) started the conversion of the 
Property from the prior citrus grove into active agricultural production. The initial impact relative to natural 
resources and ecosystems, therefore, occurred when the land was initially cleared and drained for the citrus 
grove operation in the early 1960s and is not the result of, nor adversely impacted by, the development 
proposed with this amendment. The site contains no significant habitat or other natural feature that warrants 
protection, according to the CPA Environmental Assessment prepared by WGI (See Attachment L). All 
wetlands remaining on the site have been highly impacted by exotic and nuisance plant species and are 
isolated by the active farm fields. No state or federal listed plant or wildlife species have been identified. 
Therefore, the Property is suitable for development. 
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Article 1 of the ULDC defines open space as, “land reserved for or shown on an approved plan, such as but 
not limited to: easements, preservation, conservation, wetlands, well site dedicated to PBCWUD, 
recreation, greenway, landscaping, landscape buffer, and water management tracts”). The amendment for 
Indian Trails Grove directs new vertical development to land areas constituting no more than 33.33 percent 
of the total site; meaning the developer is committing that a minimum of 66.67 percent of the total land 
area will remain in some form of open space (the minimum 66.67 percent of open space hereinafter referred 
as “Required Open Space”). The developer is also committing that a minimum of 50 percent of the total 
site will remain in some form of exterior open space. Exterior open space shall be limited to preservation, 
conservation, passive and/or active recreation, perimeter landscape buffers, rural parkways, pedestrian 
pathways, wetlands, bona fide agriculture, regional water management, fallow land, perimeter water 
management areas, public and/or private civic uses, and/or, equestrian uses (hereinafter referred to as 
“Exterior Open Space”). Perimeter water management areas shall only count as Exterior Open Space if the 
water management area is accessible to the general public from a publicly accessible buffer or open space 
tract that includes a minimum 8-foot wide paved pedestrian pathway that connects the perimeter of the site 
to the water management area, and the water management area is available for use by the general public for 
fishing and non-motorized boating activities. The residual open space areas (i.e. the areas within the 66.67 
percent of Required Open Space, but not within the Exterior Open Space areas) constitute the land within 
the developable portion of the site that is utilized for open space uses (as defined in Article 1 of the ULDC 
above) (hereafter referred to as “Interior Open Space”). Said another way, the area eligible for vertical 
development within Indian Trails Grove is limited to a maximum of 33.33 percent of the overall site 
(hereinafter “Vertical Development Area”); 1,642 acres being the resulting Vertical Development Area. 
 
While the WCR provisions stated above establish the minimums, the proposed amendment to the Indian 
Trails Grove Conceptual Plan (from that approved via Ordinance 2016-041) provide for: 
 
 Reduce the approved development potential from 3,897 units to 1,582 1,477 units that can be built on 

the subject Property; 

 Reduce the approved non-residential entitlement from 350,000 s.f. of retail/office space to 142,182 
s.f. of retail/office space; 

 Reduce the development footprint to a maximum of 1,319 1,231 acres of the overall 4,872 acres; and 
 Provide for three-fourths of the overall site to be set aside for agriculture and water resources related 

uses (included therein is the 640 acre dedication to the Indian Trail Improvement District). 
 
The amendment directs future development to a specific geographic area in the Central Western 
Communities that will not have an adverse impact on natural resources and ecosystems. The design of Indian 
Trails Grove will protect adjacent natural resources and ecosystems. Those resources include the Moss Tract 
west of the site and the Corbett Wildlife Management Area (Corbett WMA) north and west of the site. To 
protect these natural resources and systems, the amendment provides 2,912 acres of contiguous open space 
(the 2,912 acres being part of the Exterior Open Space) on the western and northern perimeters of the site, 
buffering the Moss Tract and Corbett WMA from potential effects of future development and directs growth 
away from them. 
 
This transition provides: (1) a minimum one (1) mile separation from the developable area to the Corbett 
WMA area located to the north and east of S17/T42/R40; (2) a minimum two and one-half (2.5) mile 
separation from the developable area to the Corbett WMA/Moss Tract located to the north and west of 
S18/T42/R40; (3) a minimum two and one-half (2.5) mile separation from the developable area to the 
Corbett WMA/Moss Tract located to the west of S19/T42/R40; (4) a minimum two and one-half (2.5) mile 
separation from the developable area the Corbett WMA/Moss Tract located to the west of S30/T42/R40; (5) 
a minimum one mile separation from the developable area to the Corbett/Moss area located on the west side 
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of S31/T42/R40; (6) a minimum of one mile of separation from the developable area to the Corbett WMA 
area located to the north of S21/T42/R40; and, (7) a minimum 1 mile of separation from the developable 
area to the Corbett WMA located to the northeast of S20/T42/R40. The 1 mile separation from the Corbett 
WMD/Moss Tract for Sections 21 and 20 is twenty (20) times the minimum required by Article 14, Chapter 
C, Section 13.A.2 of the ULDC, which requires, “a reduction in building intensity near natural areas and 
preserve areas by the creation of a minimum 50 foot buffer zone.” The one mile separation from the Corbett 
WMD/Moss Tract for Sections 17, 18, 19, 30, and 31 is one hundred (100) times the minimum required by 
Article 14, Chapter C, Section 13.A.2 of the ULDC. 
 
Relative to the freestanding parcel located on the southern side of the project (known as the Cowan property), 
it is noted that the Cowan property is located in an area surrounded by large-lot single-family home sites, 
existing agricultural operations and landscape nursery operations (to the north, west and south) and to the 
east by the City of West Palm Beach ‘M’ Canal and then the western limits of the City of Westlake. The 
Indian Trails Grove plan provides a minimum 250-foot separation from the developable area to the lands to 
the west, south, east, and a majority of the land to the north (less the civic and commercial nodes located 

south of the intersection of 60
th Street and 190

th Street) of the site.  The maximum required buffer width of 
a PUD adjacent to an agricultural use pursuant to Table 7.F.9.B. of the ULDC is a 20’ Type 3 Buffer. Within 
the AGR Tier, the maximum required buffer between the PUD development area and an adjacent agricultural 
property is 50 feet (3.E.2.F.4.d). The 250 feet provided is 12 times the minimum required by Table 7.F.9.B. 
of the ULDC and 5 times the minimum required for a PUD development parcel in the AGR Tier adjacent 
to an agricultural use. 
 
The Indian Trails Grove plan directs development away from adjoining properties and existing natural 
resources and ecosystems by providing significant spatial separations to adjoining lands. These separations 
are a minimum twenty times that required under the current ULDC regulations, and, relative to the Corbett 
WMD/Moss Tract, in many places one hundred times that required by Article 14, Chapter C, Section 13.A.2 
of the ULDC. 
 

2. Promotes the efficient and cost-effective provision or extension of public infrastructure and 
services. 
 
The amendment promotes the efficient and cost-effective provision or extension of public infrastructure and 
services. As noted in the introduction, the Acreage is characterized by large-lot (minimum 1 unit per 1¼ 
acres) single-family homes on well and septic systems, serviced by a grid roadway network consisting of 
both paved and dirt roadways, swale drainage, limited non-residential development, limited civic, and 
limited neighborhood related active recreational opportunities. As the Acreage comprises over 50,000 acres 
and approximately 15,000 vested home sites, the development plan as proposed in the amendment provides 
an alternative form of development that utilizes the same base density of the Acreage (0.8 du/ac.) in order 
to achieve compatibility, but: 
 
 Compacts the development on less than 28 percent of the site; 
 All residential units will be serviced by central potable water and sanitary sewer from the Palm Beach 

County Water Utilities Department (PBCWUD) which has the capacity and has already invested public 
infrastructure improvements in this area to accommodate growth plans that never materialized and that 
are currently under-utilized; 

 Residential units are clustered with higher densities at the commercial core (consisting of townhomes 
and zero lot line units), then densities decrease as the developable area radiates outward such that the 
units on the perimeter of the site are single-family detached units (those single-family detached being 
the closest in proximity to surrounding uses), thus ensuring compatibility with The Acreage and 
surrounding communities; 
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 All uses are serviced by paved roadways; 
 A total 121,870 square feet of retail and 20,312 square feet of office uses are provided to service the 

neighborhood commercial needs of residents, providing for internal capture of roadway trips. The non-
residential uses will help to offset the existing imbalance of land uses within the Acreage; and, 

 Meets or exceeds the ULDC requirements for a PUD for both recreation (minimum of 0.006 acres per 
unit) and public/private civic dedication (minimum of 2 percent of the developable area of the total 
PUD). 

 
Recently, the County approved a large scale Traditional Town Development known as Minto West. Minto 
West is located proximate to this development (due east of Cowan). Subsequent to receiving this approve, 
the Minot West project became incorporated and is now known as the City of Westlake. Like the Minto 
West project, this proposed amendment seeks to remediate the existing land use imbalance in the Acreage 
and other portions of the Central Western communities through a mix of land uses and cost- effective public 
infrastructure and services, as follows: 
 
Water and Wastewater: Water and wastewater lines already exist adjacent to or near the site, including a 
12-inch water main and an 8-inch force main along Hamlin Boulevard at PBC Park “F” and a 30-inch water 

main and 20-inch force main along Seminole Pratt Whitney Road at 64
th Place North. Treatment capacity 

exists at current water and wastewater treatment plants, as confirmed by PBCWUD by letter dated August 
4, 2017. Adequate capacity exists to meet the required level of service for 1,582 1,477 residential units, 
121,870 square feet of retail and 20,312 square feet of office use. 
 
The cost of providing water and wastewater service to the site will be paid for entirely by the developer 
pursuant to the Potable Water and Wastewater Development Agreement entered into among Palm Beach 
County and Indian Trail Groves, LP/Irving Cowan (later assigned to Palm Beach West Associates I, LLLP) 
and recorded in Official Records Book 18924, Page 0357 on July 19, 2005.  See Attachment I. 
 

Additionally, Indian Trails Grove will create a loop of water mains that will create an opportunity for 
existing residents to get off individual wells and tap into the central potable water system. 
 
Drainage: The L-8 canal adjacent to the site will provide legal positive outfall. No new drainage facilities will 
be needed to serve the site, except for on-site retention facilities to be constructed at the developer’s expense. 
 
In addition, Indian Trails Grove will provide for a 640-acre expansion to the existing Indian Trails 
Improvement District Impoundment site. When completed, this impoundment expansion will alleviate 
existing flooding issues in the Acreage’s upper basin by providing up to 5,000 acre-feet of additional water 
storage capacity. Without the 640-acre expansion area, the opportunity to improve the drainage capacity of 
The Acreage’s upper basin is severely limited. 
 
Public Schools: By letter dated August 12, 2015, the Palm Beach County School District has determined that 
the adjacent schools, plus those in adjacent concurrency service areas, have adequate capacity to 
accommodate projected enrollment from Indian Trails Grove. 
 
If additional school capacity is needed in the future, the Palm Beach County School District currently has 
a vacant site for a high school adjacent to Indian Trails Grove. In addition, the plan for Indian Trails Grove 
designates one fifteen (15) acre civic site that is suitable for a future elementary school, if needed. 
 
Parks: The 57-acre Samuel Friedland Park (a/k/a District Park “F”) is located adjacent to the site and 
includes ballfields, soccer fields and other facilities for active recreation. In addition, the amendment 
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designates more than 46 acres adjacent to the District Park “F” for a future expansion to be undertaken by 
Palm Beach County. This 46-acre addition would provide access from District Park “F” to the Corbett WMA. 
 

Transportation: The site is adjacent to existing roads of 180
th Ave. North, Orange Blvd and 60

th Street 

North. No access to Hamlin Blvd. from 190
th Street N. is proposed with the amendment to the Conceptual 

Plan. Nevertheless, the amendment will ensure a development form and transportation options that reduce 
the need for expansion of existing roads in the Central Western Communities through internal capture. 
Transportation options include the commitment for a trolley to provide service from homes in Indian Trails 
Grove to on-site non-residential uses. In addition, the trolley will take Indian Trails Grove residents to 
commercial areas within the City of Westlake, in part reducing vehicular trips on external roads. The 
commitment to the trolley includes the following: 
 The trolley will commence operations upon the receipt of 1,000 Certificates of Occupancy within the 

development; 
 The trolley will be free to the residents of the development; 
 The trolley will provide services, at a minimum, from 7:00 AM to 10:00 PM, seven days a week; 

 The trolley will service and have stops along 190
th Street North (between Orange Blvd. and 60

th
 

Street North), Orange Blvd. and the 60
th Street North, at various locations; 

 The trolley will include stops at all two commercial nodes; 

 The trolley will include as part of its route travel along 60
th Street North to the non-residential 

elements of the City of Westlake; 
 The trolley will continue service unless the service obligation is waived by the Board of County 

Commissioners due to low ridership; 
 The trolley will be maintained by the developer, its successors and assigns, at no cost and expense to 

Palm Beach County; and, 

 The developer, its successors and assigns, will keep a monitoring log of the ridership and provide to 
the County upon request. 

 
The plan also includes an 11 9 Mile system of 8 foot wide pedestrian/bicycle trails and 17.5 9.6 miles of 
equestrian trails to give residents non-vehicular transportation options/choices for visiting stores, parks, 
schools, and other venues within Indian Trails Grove. The 11.5 8.6 mile system of 8-foot wide pedestrian 
trails/bicycle trails and 17.5 9.6 miles of equestrian trails will be available for use by the general public and 
the developer will ensure that all future successors and assigns cannot preclude public accessibility to these 
areas. 
 
The amendment includes a commitment to provide on-site Palm Tran bus shelter easements at various 
locations within the community in the event that Palm Beach County decides in the future to extend bus 
service to the area. 
 
The amendment will result in the following roadway improvements being made by the developer at no cost 
to the County: 

 Extension of 60
th Street North from Seminole Pratt Whitney Road to the western most point on 

ingress/egress on the Cowan property; 
 Extension of 190

th Street North from 60
th Street North to Orange Blvd; and, 

 Extension of Orange Blvd. from 180
th Ave. North to 190

th Street North. 
 
These features of the plan are intended to reduce demand on the road capacity in the Central Western 
Communities. Where capacity enhancements are needed, the applicant will pay its proportionate share to 
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mitigate off-site transportation impacts consistent with the Traffic Impact Statement prepared by Simmons 
& White. In addition to the projects fair share proportionate share obligation, fund an additional 
$2,000,000.00 payable pro rata as each residential unit is issued a Certification of Occupancy. 
 
To summarize the developer’s commitments and the many public benefits derived by this project: 
 A minimum of 2,912 acres of the subject site will remain in bona fide agricultural use; 
 Upon written request by the ITID dated no later than January 31, 2019, a minimum 640-acre parcel will 

be dedicated to the Indian Trail Improvement District to alleviate the historic drainage problems in The 
Acreage. The dedication shall stipulate that the use of the 640 acres is restricted for use by the ITID as a 
storm water retention/water management area; 

 A minimum of 66.67 percent of the overall site shall remain in Required Open Space; 
 A minimum of 50 percent of the overall site shall remain in Exterior Open Space. It is noted that the 

2,912 acres of bona fide agriculture and 640 acres for the ITID are part of the Exterior Open Space; 
 A minimum of 21.8 acres for commercial services will be provided within two commercial nodes to 

service the needs of the residents; 
 A minimum of 70.84 acres for public and private civic sites (2% of the developable 1,319 acres would 

ordinarily require 26 acres per Table 3.E.2.C. of the ULDC). Of the 70.84 acres, a minimum of 15 acres 
will be conveyed to the School District of Palm Beach County for use as future school site, subject to 
the School District of Palm Beach County agreeing that should the site not be utilized for a future school 
site, the land would revert back to Palm Beach County. Of the 70.84 acres, another 
2.5 acres is allocated for and will be dedicated to Palm Beach County for a future 
Fire-Rescue station, which was identified by the provider as being needed in the geographic area; 

 Improve 60
th Street North from Seminole Pratt Whitney Road to the western most point on 

ingress/egress on the Cowan property; improve 190
th Street North from 60

th Street North to Orange.; 

and, improve Orange Blvd. from its present terminus at 180
th Ave to 190

th Street North. 
 

 Provide a minimum of 11.9 acres of on-site recreation for the residents when the code requires 9.5 acres 
(per Table 3.E.2.C. of the ULDC); Provide that any water management tract that counts towards 
Exterior Open Space shall: (1) be accessible to the general public via an 8 foot wide paved pedestrian 
pathway adjacent to some part of the water management tract; (2) is usable by the general public for 
fishing and non-motorized boating activities; and, (3) the developers, its successors and assigns, shall 
ensure that any water management tract that counts towards Exterior Open Space shall remain open to 
the general public for those uses and that no future HOA Board can restrict or otherwise prohibit access 
to the general public; 

 11 9 miles of 8’ wide paved pedestrian pathways open to the general public; 
 17.5 9.6 miles of equestrian trails open to the general public; 

 Rural Parkway easements shall be located along the south side of 60
th Street North, both sides of Orange 

Blvd., the west side of 180
th

, and the east side of 190
th adjacent to the developable areas identified on 

the Conceptual Plan, for the purposes of buffering and providing pedestrian, bicycle and equestrian trail 
connections within the development, and adjacent to the thoroughfare road network. These rural 
parkway easements shall: 
a. Be a minimum of 50 feet in width, except for 180

th which shall be a minimum 80 feet in width; 
b. Include 8-foot wide multi-purpose pathways and 10-foot wide equestrian trails as indicated, which 

shall be accessible to the public; 
c. Obtain conceptual approval for signage located in the rural parkway that is context sensitive to the 

Rural Tier and subject to Planning Director approval, prior to final master plan approval; 
d. Obtain conceptual approval for all rural parkway planting plans prior to final master plan approval; 
e. All rural parkway easements shall be recorded in the public record prior to the recordation of the 
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first plat; 
f. Commence construction of each rural parkway segment prior to the first building permit in the 

adjacent pod, and shall be further detailed in the zoning development order; 
g. Complete construction of each rural parkway segment prior to the first certificate of occupancy in 

the adjacent pod, as further detailed in the zoning development order; and 
h. Include a minimum of 70% native plant material in each rural parkway planting plan, and the 

following minimum quantities of each type of vegetation, notwithstanding any ULDC buffer 
requirements: 
1. Canopy trees, 1 per 1,000 square feet of rural parkway easement; 
2. Flowering trees, 1 per 4,000 square feet of rural parkway easement; 
3. Palms, 1 per 1,600 square feet of rural parkway easement; 
4. Pines, 1 per 2,000 square feet of rural parkway easement; 
5. Large shrubs, 1 per 400 square feet of rural parkway easement; 
6. Medium shrubs, 1 per 300 square feet of rural parkway easement; 
7. Small shrubs, 1 per 200 square feet of rural parkway easement; 
8. Turf grass and/or other ground cover as applicable for areas not planted with landscape 

material. 
 Perimeter buffers (to the extent not covered by a Rural Parkway), a minimum of 50 feet wide adjacent 

to the developable portion of the project; 
 Provision of Palm Tran Bus Easements in the event service is provided in the future; and, 
 In addition to the projects fair share proportionate share obligation, fund an additional $2,000,000.00 

payable pro rata as each residential unit is issued a Certification of Occupancy. 
 
All the above improvements/dedications are being made at no cost to Palm Beach County to reduce the cost 
of the provision of infrastructure and therefore promote the efficient and cost-effective provision or 
extension of public infrastructure and services. 
 

3. Promotes walkable and connected communities and provides for compact development and a mix of 
uses at densities that will support a range of housing choices and a multimodal transportation system, 
including pedestrian, bicycle, and transit, if available. 
 
Promotes walkable and connected communities. The amendment will create a “pedestrian-friendly 
environment” by providing walkable and connected communities through continuous 8-foot wide paved 
pedestrian/bicycle pathways and 5-foot wide paved sidewalks. More than 11 9 miles of 8-foot wide paved 
pedestrian/bicycle pathways sidewalks are provided, in combination with and connecting to 5-foot wide 
sidewalks on every local residential street, for walking and biking, provides connectivity from every home 
to every other home, and to all civic, recreational and commercial uses within the project. Furthermore, 
wherever communities are not bifurcated by a collector road, pathways are provided to connect 
communities without having to traverse the external pathway network. The 8-foot wide paved pedestrian 
pathways will not be gated or secured in any manner; they will be open to the general public. These pathways 
connect to the lands to the east of the site, such that residents and others can access the pedestrian pathway 
system for the entire community. 
 
Provides for compact development. The development portion of the plan is compacted to less than 28 
percent of the site. 
 
This design, coupled with the location of shopping and employment opportunities at several locations 
within the site, will result in more than two-thirds of the residential units being located within one quarter-
mile radius of commercial, civic, or recreation uses, with one-quarter mile to one-half mile being generally 
accepted as “walkable clusters”. 
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The development plan provides for three intensities of residential development: High, Medium and Low. 
High density pods are located adjacent to one of the commercial nodes and is located within a one- quarter 
mile radius of the commercial node. Medium density pods are situated between the commercial nodes/high 
density pod and the low density pods. The lower density pods then radiate outward from the medium density 
pods towards the perimeter of the development site, thereby ensuring that the lower density areas (those 
areas of single family homes) are located proximate to the adjacent single family residential homes on the 
perimeter of the development to ensure compatibility of use. This transition  of density, from higher 
elements at the core to the lower elements at the perimeter, serves to establish a logical and orderly transition 
of density from the commercial nodes to the perimeter of the site. This transition of density allows for 
compaction of use and a logical and orderly development pattern as the higher density elements (townhomes 
and zero lot line units) are proximate to the core and the larger single family units are proximate to the 
perimeter of the site. 
 
The minimum and maximum acreages and minimum and maximum net density of the High, Medium and 
Low density housing is reflected on Table 1 below, which corresponds to the same categories on the 
development plan. 
 
Overall, the developer is making the following commitments relative to clustering of residential 
development to the non-residential elements of the development plan: 

 20 percent of the total units shall be located within one-quarter mile radius of the commercial nodes; 
 40 percent of the total units shall be located within one-half mile radius of the commercial nodes. 
 Over two-thirds of the total units shall be located within one-quarter mile radius of commercial, 

recreational, or civic uses.  
 

High Density Residential 

Unit Type Land Area Net Density DU/Acre  
Min. # 
Units 

 
Max. # Units  

High Density 
(ZLL & TH) 

Min. 
Acres 

Max. 
Acres 

 
Min. 

 
Max. 

25 38 5.00 7.00 125 266 

       

Medium Density Residential 

Unit Type Land Area Net Density DU/Acre 
Min. # 
Units 

Max. # Units 
 

ZLL & SF 

Min. 
Acres 

Max. 
Acres 

 
Min. 

 
Max. 

92 83 138 124 2.00 4.00 184 
166 552 496 

       

Low Density Residential 

Unit Type Land Area Net Density DU/Acre
Min. # 
Units 

Max. # Units 
(1) 

 
SF 

Min. 
Acres 

Max. 
Acres 

 
Min. 

 
Max. 

424 387 636 581 1.00 3.00 424 
387 1273 1186 
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MAXIMUM NUMBER OF RESIDENTIAL UNITS - 1582 1,477 (.80 DU/AC) 
(High Density, Medium Density and Low Density Residential) 

(1) Note: the Maximum number of DU within Low Density category is a result of 
meeting the minimum unit requirements of High Density and Medium Density 
categories. 

 

Open Space 
 Min. % Max. %

Total Open Space 66.67% 80.00% 

Exterior Open Space 50.00% 70.00% 
Note: Exterior Open Space is included in Total Open Space 

 

Commercial Requirement 
 Min. 

Acres 
 

Max Acres 

Total Commercial 16 18 22 24 

Note: The Minimum Acreage is based on 2% of the developable 
area (total acreage less Exterior Open 
Space and less R/W dedication)

Recreation Requirement 
 
(1582 1,477 Residential Units) 

Min. 
Acres 

 
Max Acres 

.006 acres per unit 9 N/A 
 

Provides for a mix of uses at densities and intensities that will support a range of housing choices. The mix 
of commercial, civic, and recreation uses on the site will provide a basis for a range of housing choices. 
These will include townhomes, zero lot line homes, and a minimum of 3 different lot sizes for single family 
homes ranging from 65’ wide lots to over 100’ wide lots. In addition, the applicant has committed that 10 
percent (10%) of the on-site for-sale residential units will meet criteria for Workforce Housing Units (as 
defined in Article 5 of the ULDC) with limitations on sales prices/affordability ranges. The chart in the 
preceding section shows the allocation of housing types within the respective categories of High density, 
Medium density and Low density. 
 
Provides for a multimodal transportation system, including pedestrian, bicycle, and transit, if available. 
Given the absence of public transportation in the Central Western Communities, Indian Trails Grove has 
been designed to provide as many transportation options as reasonably possible. These options include the 
commitment for a trolley to provide transportation service from homes in Indian Trails Grove to on-site non-
residential development as well as commercial areas of the City of Westlake, reducing vehicular trips on 

Civic Requirement 
 Min. % Max. % 

Total Civic 2.00% 3.50% 
Note: 2% is based on the developable area (total acreage less 
Exterior Open Space and less R/W dedication) 
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external roads. In addition, the plan includes an 11 9-mile system of pedestrian and bicycle trails and17.5 
9.6 miles of equestrian trails. The amendment also includes a commitment to provide on-site Palm Tran bus 
shelters in the event that Palm Beach County decides in the future to extend bus service to the area. 
 

4. Promotes conservation of water and energy. 
 
By concentrating the developable portion of the site to less than one-quarter of the overall, the master plan 
promotes conservation of water and energy through site design. The preservation of 2,912 acres for 
agricultural production and dedication of 640 acres for the Indian Trails Improvement District (ITID) along 
the western limits of the site, the resulting development pattern reduces the travel distance to the on-site 
centers and civic areas for shopping, work, and recreation, which reduces energy consumption. The 
clustering of units onto a smaller portion of the site, as opposed to a development pattern of 1 unit per 1 and 
one-quarter acres over the entirety of the site, results in a more compact development pattern. While the 
overall density of the development plan is the same density as the Acreage (0.8 du/acre), the development 
plan is designed to concentrate development on a smaller footprint of the site (again less than 25 percent) 
through the clustering of units, density range, allocation of non-residential uses throughout the development 
plan, and the transition of uses from the core to the perimeter. Through these measures, a more balanced 
development pattern is created than that which exists exterior to the site. The result promotes a more 
compact form of development that promotes conservation of water and energy that than which exists 
exterior to the site. 
 
In addition, the amendment will promote conservation of water and energy through the following 
commitments for Indian Trails Grove: 
 
Table 2: Energy and Water Conservation Commitments 
 
Item Category Feature Bldg. Code 

Requires 
GL Homes 
Provides Per Unit 

Benefit 

1 Energy 
Conservation 

Leak Free   
Ducts 

No 
Requirement 

Leak Free Duct Test Leaky duct systems typically 
add 20-40% to the 
heating and cooling costs on 
a monthly utility bill. 

2 Energy 
Conservation 

Thermostat Manual 
Thermostat 

Programmable 
Thermostat 

Substantial energy savings 
are realized when the home is 
not occupied. 

3 Energy 
Conservation 

HVAC 
Equipment 

14 SEER 16 SEER Energy efficient central air 
conditioners use 8% less 
energy than conventional 
new models. 

4 Energy 
Conservation 

Refrigerator No 
Requirement 

Energy 
Star 
Refrigerat
or 

Energy Star refrigerators are 
9% more efficient than 
models meeting minimum 
federal standards. 

5 Energy 
Conservation 

Windows Average 
SHGC=0.50 

Low E Double 
Pane Insulated 
Windows 
(Average SHGC = 
0.32) 

As much as 25% of a home's 
energy can be lost through 
windows. A lower Solar Heat 
Gain Coefficient 
(SHGC) is more energy 
efficient. 
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6 Energy 
Conservation 

Home 
Energy 
Monitor 

No 
Requirement 

Home 
Energy 
Monitor 

Displays energy consumption 
in real time. The  information 
encourages implementation of 
energy efficient practices 
and cost savings.

7 Energy 
Conservation 

Car Charging 
Station 

No 
Requirement 

Car Charging Station A car-charging station in 
each home garage will 
encourage the use of 
electric vehicles. 

8 Energy 
Conservation 

Attic 
Insulation 

R-19 R-30 As much as 25% of a home's 
energy can be lost through the 
roof. Better 
insulation will reduce heat 
loss/gain in the home. 

9 Energy 
Conservation 

Waste 
Management 

No 
Requirement 

A construction 
waste management 
plan will 

Recycled construction 
materials (e.g., wood, 
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    be posted at the 

jobsite. Recycled 
waste reports will 
be received that 
specify weight of all 
recycled materials. 

cardboard, metals, drywall, 
plastic, or concrete) can be 
recycled offsite, diverting 
waste from landfills. It 
conserves energy because it 
takes less energy to 
manufacture products from 
recycled materials. 

10 Water 
Conservation 

Dishwasher No 
Requirement 

Energy 
Star 
Dishwash
er 

Energy Star dishwashers 
save, on average, 1,600 
gallons over a lifetime. 

11 Water 
Conservation 

Lavatory 
Faucets 

2.2 Gal/minute 1.5 Gal/minute Saves the average family 
700 gallons per year for 
each home. 

12 Water 
Conservation 

Toilets 1.6 Gal/flush 1.28 Gal/flush Saves approximately 
13,000 gallons per year for 
each home. 

13 Water 
Conservation 

Irrigation 
Water Source 

No 
Requirement 

Use recycled 
stormwater runoff 
within the 
community for 
irrigation. Pumps 
will draw from 
stormwater retention 
ponds.

35% of the water used in an 
average U.S. home is used 
for landscape irrigation. 

14 Water 
Conservation 

Irrigation 
Design 

No 
Requirement 

Irrigation system 
has two zones: Zone 
1 for beds and Zone 
2 for turf. 

Uses 25-40% less water 
than conventional irrigation 
system. 

15 Water 
Conservation 

Irrigation 
Design 

No 
Requirement 

Drip 
irrigation 
installed in 
the landscape 
beds. 

Drip irrigation provides 
water to plant roots. There 
is much less water lost to 
runoff, evaporation, and 
wind drift. 

16 Water 
Conservation 

Smart 
Irrigation 
Controllers 

No 
Requirement 

The irrigation 
system(s) is 
controlled by smart 
controller(s) - 
Evapotranspiration 
(ET) based 
irrigation controller 
with an integrated 
weather station or a 
soil moisture sensor 
based irrigation 
controller. 

Experts estimate that as 
much as 50 percent of 
irrigation water is wasted 
due to overwatering caused 
by inefficiencies in 
irrigation methods and 
systems. Irrigation control 
technologies can 
significantly reduce 
overwatering by applying 
water only when plants 
need it. 
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Also, depending on the final design of the 640 acres by the ITID, the 640 acres could provide up to 5,000 
acre feet of additional water storage capacity in the northern basin of the ITID. 
 

5. Preserves agricultural areas and activities, including silviculture, and dormant, unique, and prime 
farmlands and soils. 
 
The Indian Trails Grove site contains active row-crop farming for such produce as sugar cane, tomatoes, 
green beans, peppers, squash, and Chinese vegetables. The amendment provides for a minimum of 2,912 
acres of active agriculture to continue on-site after development, as part of the 3,552 acres of open space set 
aside on the western side of the site.  It is noted that prior to acquisition of the site by the applicant, a 
majority of the site was a defunct citrus grove. The applicant undertook the efforts to convert the defunct 
citrus grove to active agricultural and is committing to keeping a minimum of 2,912 acres in active 
agricultural production. In addition, as part of the 3,552 acre set aside, 640 acres will be dedicated to the ITID. 
Until the 640 acres is dedicated, almost 3,552 acres will remain in active agriculture. It should be noted that 
farmland is typically privately owned and operated, and therefore does not constitute a type of use that 
should be construed as being accessible or usable by the general public, even though the use itself is an 
open space. 
 
The clustering of development on less than 28 percent of the site also serves to preserve existing farmland. 
A development pattern similar to the Acreage (one home per one and one-quarter acres) would use the 
entirety of the site in a sprawl-like development pattern and result in the loss of 100 percent of the site for 
agricultural production. By clustering, a minimum of 2,912 acres will be retained in active farming while 
achieving other public benefits for the Central Western Communities. 
 
 

6. Preserves open space and natural lands and provides for public open space and recreation needs. 
 
Preserves open space and natural lands. Although there are no on-site natural features that warrant 
preservation, the WCR text amendments adopted in the FLUE of the Comprehensive Plan provide that a 
minimum of 66.67 percent of the site will be retained in Required Open Space and a minimum of 50 percent 
of the site be retained in Exterior Open Space. This includes areas for water resources and agricultural 
production, and other perimeter open space uses such as lakes, greenway buffers and trails. This Exterior 
Open Space is in addition to the Interior Open Space areas located within the developable portion of the 
project. As a result of both the Exterior Open Space and Interior Open Space provided on the amended 
Conceptual Plan subject to this application, only 1/4 of the overall site is eligible for use in Vertical 
Development Area. 
 
By strategically locating more than 50 percent of the open space on the perimeter of the site, the adjoining 
State-owned Moss property and Corbett WMA are protected from further encroachment of residential 
development. 
 
Provides for public open space and recreation needs. The amendment provides for ample lands for 
recreation and usable open space. These components of the master plan include a 46-acre parcel as an 
addition to the District Park “F”; 17.5 9.6 miles of equestrian trails; and 11 9 miles of pedestrian and bicycle 
pathways (not including sidewalks within residential areas). In addition, the plan provides for an expansive 
perimeter lake system that likewise will be open to the general public for uses such as for fishing and non-
motorized boating activities. While the developer, its successors and assigns, will own and be responsible 
for the ongoing maintenance of the perimeter lake system, the perimeter lake system will remain open to the 
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general public and connection to same will be provided through the 8-foot paved pedestrian pathways and 
adjoining buffer areas, which also shall remain open to the general public. No gates will preclude public 
access to the paved pedestrian pathway system or equestrian trail system. 
 
In addition to these facilities available to the general public, Indian Trails Grove will provide additional 
recreational facilities for the use of residents. These include clubhouses, tennis courts, swimming pools, 
fitness facilities, and playgrounds, which constitute over 11.9 acres of the project. 
 

7. Creates a balance of land uses based upon the demands of the residential population to the 
nonresidential needs of an area. 
 
The site will include 121,870 square feet of retail and 20,312 square feet of office use, located in two 
nodes—to provide shopping and employment options for residents of Indian Trails Grove. In addition, the 
extensive recreation and open space system included within the plan will ensure that residents will be able 
to meet all their recreational needs within Indian Trails Grove. Adjacent elementary and middle schools will 
serve residents, and an additional fifteen (15) acre school site is provided on-site in case it is needed as the 
project builds out. Community services such as religious institutions and day-care also can be provided on-
site through the private civic site. This is a reduction from the 300,000 s.f. of retail and 50,000 s.f. of office 
approved under Ordinance No. 2016-041. The reduction is proportionate to the reduction of requested units 
from the approved 3,897 to the proposed 1,582 1,477. 
 

8. Provides uses, densities, and intensities of use and urban form that would remediate an existing or 
planned development pattern in the vicinity that constitutes sprawl or if it provides for an innovative 
development pattern such as transit-oriented developments or new towns as defined in s. 163.3164. 
 
The amendment will help to remediate the sprawl pattern in the Central Western Communities as typified 
by the Acreage, with its 1 unit / 1.25 acre gross density and a land use imbalance with over 15,000 residential 
lots (number of lots in the Acreage) and limited non-residential development to provide jobs and services 
that meet residents’ daily needs. 
 
By contrast, Indian Trails Grove provides a mix of uses with 142,182 square feet of retail and office to 
accompany the 1,582 1,477 residential units. This balance will provide a better jobs / housing ratio than 
older neighborhoods in this part of Palm Beach County. Additionally, Indian Trails Grove will promote a 
more balanced land use pattern through the provision of land areas dedicated for public and private civic uses 
in the form of parks, school, religious institutions, day care, etc., and recreational areas. 
 
These various uses (civic and recreation) are organized into an urban form with other non-residential 
development, including neighborhood commercial nodes that will meet residents’ daily needs, located 
within a short distance from a majority of homes. So it will be possible for a majority of residents (over two-
thirds) to walk or ride a bike for one-quarter mile radius to a commercial node, civic or recreational amenity. 
The plan’s design also will result in a range of housing choices, such as townhomes, zero-lot homes, and at 
least three different lot sizes for single-family detached dwellings. 
 
Given the absence of public transportation in the Central Western Communities, Indian Trails Grove has 
been designed to provide as many transportation options as reasonably possible. These options include the 
commitment for a trolley to provide transportation service from homes in Indian Trails Grove to on-site non-
residential development as well as commercial areas of the City of Westlake, reducing vehicular trips on 
external roads. In addition, the plan includes an 11 9-mile system of pedestrian and bicycle trails and 17.5 
9.6 miles of equestrian trails. The amendment also includes a commitment to provide on-site Palm Tran bus 
shelters in the event that Palm Beach County decides in the future to extend bus service to the area. 
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This plan will help to remediate serious infrastructure deficiencies from the existing development pattern 
in the Central Western Communities. For example, Indian Trails Grove is designed to provide for a 640-
acre expansion to the existing Indian Trails Improvement District Impoundment site, which upon 
completion will alleviate existing flooding issues in the Acreage’s upper basin by providing up to 5,000 
acre-feet of additional water storage capacity. 
 
CONCLUSION 
 
The design and other commitments for Indian Trails Grove, as described above, demonstrate that the 
amendment will discourage the proliferation of urban sprawl based on the criteria set forth in section 
163.3177(6)(a)9.b., F.S. The design of the community reduces many of the sprawl characteristics and 
imbalances of the Acreage and will provide opportunities for current and future residents which are not 
currently being served by the area. The plan clearly protects the natural areas owned by the State of Florida 
(Moss and Corbett). The design offers multiple product types and although the community is very large, 
over two-thirds of the residents will still have the ability to walk to an amenity (commercial, recreation or 
civic) contained within the community and all within a ¼ mile radius. By providing the land necessary to 
store storm water, a tremendous area need is being addressed. By offering additional commercial retail and 
office uses, the necessity for residents to leave the community will be decreased. By providing land for 
school, parks, and civic needs, it further solidifies how this community will fulfill more of the needs of its 
residents on-site. By designing the community to have a minimum of fifty percent of the land area in 
External Open Space and allowing it to be used by the public at large, it will add more amenities to the area 
which do not currently exist. This includes the horse and bike trails, which will all be accessible from the 
perimeter of the community.  This community was intentionally designed to only add a sufficient amount 
of commercial and office space needs to service its residents and not to compete with the City of Westlake. 
The applicant believes that its residents will help solidify the success of the commercial and retail being 
proposed by the City of Westlake and will be establishing a trolley system to help facilitate the ease of its 
residents to utilize those facilities, while limiting the number of cars being put on the road. The community 
will be serviced by water and sewer. There will be numerous energy and water conservation items that will 
be added to every home, all of which exceed any requirements of the Florida Building Code. The applicant 
will be making significant road improvements to the area, which will be over and above the impact fees and 
proportionate share obligations which will be imposed. 
 
For the reasons enumerated above, the Indian Trails Grove amendment satisfies all eight criteria for 
discouraging urban sprawl. 
 
Compatibility 
Compatible land uses are defined as those which are consistent with each other in that they do not create or 
foster undesirable health, safety, or aesthetic effects arising from direct association of dissimilar activities, 
including the impacts of intensity of use, traffic, hours of operation, aesthetics, noise vibration, smoke, 
hazardous odors, radiation, and other land use conditions. 
 
To be compatible, it is not necessary that two uses have the exact same function (e.g. residential, 
commercial, institutional, etc.). Rather, compatibility is attained when uses do not adversely affect each 
other. Further, two uses whose functions are different can complement and support each other. For example, 
a commercial use can provide essential services to residents of surrounding neighborhoods, as well as the 
community at-large. In addition, buffering, screening, setback, height, and landscaping requirements can 
further enhance compatibility, and reduce the potential negative effects of functionally different land uses. 

This proposed amendment allows for more agricultural land to be preserved in an area that is free from the 
encroachment of urban development and services. Farmers are free to spray crops with pesticides and 
herbicides over a large cohesive area without concerns of adjacent single-family developments 



 

 
18-B FLUA & Text Amendment Staff Report E - 97 Indian Trails Grove WCR-AGR (LGA 2018-008) 

complaining. Additionally, having agricultural preserve away from residential developments allows for 24-
hour harvesting during peak harvest time. Allowing preservation to be located away from the urbanized 
area will allow farmers to take all measures necessary to save crops when temps are predicted to dip below 
freezing which can include flying helicopters at all hours of the day without disturbing the adjacent 
residential communities. 
 
Agriculture activities and farming operations are not compatible with urban/suburban residential develop 
as evidenced by every Planned Unit Development that has been approved within the Agricultural Reserve 
Tier. Conditions are imposed on every development within the AgR Tier that require future residents to be 
notified of farming operations within the area. It is not uncommon for tractors and other farm vehicles to 
travel on roadways also utilized by area residents. This mixing of traffic can negatively impact rush hour 
commutes during the work week. Allowing agriculture activities to occur in large concentrated areas is 
more compatible with surrounding development than the development pattern that has occurred in the AgR 
Tier which resembles more of a patchwork quilt pattern than what was originally intended by the Ag 
Reserve Master Plan. 
 
Below is a more detailed description of the uses on the adjacent properties (or those on the other side of 
abutting R-O-W’s) to the north, south, east and west of the overall Property. 
 
Northern Portion 
North: To the north of the Property are the following parcels: 

 PCN’s 00-40-42-17-00-000-7010/00-40-42-18-00-000-7010: Directly to the north of the northwest section 
of the Property are these two PCN’s totaling 250.85 acres that are utilized for purposes of a drainage canal 
owned by the Indian Trail Improvement District. These parcels have a FLUA designation of RR-10 and are 
within the AP Zoning District; 

 PCN 00-40-42-16-00-000-9000: Directly to the north of the northcentral section of the Property is this 
648.48-acre conservation parcel owned by the Florida Fish and Wildlife Conservation Commission. This 
parcel has a FLUA designation of Conservation (CON) and is a part of the J.W. Corbett Wildlife Management 
Area; 

 Various PCN’s: Directly to the east of the aforementioned conservation parcel are seven (7) residential 
parcels adjacent to the northern property line of the Property. These parcels are generally 1.25-acres in size, 
have a FLUA designation of Rural Residential, 1 unit per 2.5 acres (RR-2.5) and are within the AR Zoning 
District; 

 PCN 00-40-42-22-00-000-1020: Directly to the north of the northeast section of the Property is this 62.36- 
acre parcel owned by PBC that supports the Samuel Friedland Park. This parcel has a FLUA designation 
of RR-10 and is within the Public Ownership (PO) Zoning District; and 

 PCN 00-40-42-22-00-000-1030: Directly to the north of the northeast section of the Property is this 60-
acre parcel owned by the School District of PBC that is currently vacant and intended to eventually support 
a public high school.  This parcel has a FLUA designation of RR-10 and is within the AR Zoning District. 
 
South: To the south of the Property are the following parcels. Note that this section includes those 
parcels that are within the area encapsulated by the U-shape of the Property and could be deemed as 
being south, east or west of the Property. 

 Various PCN’s: Directly to the south of the southeast section of the Property are seven 
residential/agricultural parcels. These parcels range in size from 5.04 acres to 20.43 acres, have a FLUA 
designation of either RR-5 or RR-10 and are within the AR Zoning District; 
 

 PCN’s 00-40-42-28-00-000-9000 & 00-40-42-33-00-000-1010/3010: These parcels located within the 
eastern section of the area encapsulated by the u-shape of the Property total 1,265.5 acres in size and are 
owned by Iota Carol LLC. These parcels have a FLUA designation of RR-10, are within the AP or AR 
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Zoning Districts and currently support agricultural operations; 
 Various PCN’s: There are 20 parcels located within the western section of the area encapsulated by the u- 

shape of the Property ranging in size from 5.59 acres to 60.2 acres.  These parcels have a FLUA designation 
of RR-5 or RR-10, are within the AP or AR Zoning Districts and currently support agricultural operations; 

 PCN’s 00-40-43-05-00-000-3270 & 00-40-43-06-00-000-1020: Directly to the south of the southwest 
section of the Property are these two PCN’s totaling 16.28 acres that are utilized for purposes of a drainage 
canal owned by Lucilo Vasquez. These parcels have a FLUA designation of RR-5 and are within the AP or 
AR Zoning Districts; and 

 PCN’s 00-40-43-06-00-000-1010 & 00-40-43-31-00-000-3010: Directly to the south of the southwest 
section of the Property are these two PCN’s totaling 69.23 acres that are utilized for purposes of electric 
transmission lines owned by Florida Power & Light Company. These parcels have a FLUA designation of 
AP and are within the AP Zoning District. 
 

East: To the east of the Property, across 180th Avenue North (a 100’ public ingress/egress easement) 
are a variety of parcels (details below): 

 Various PCN’s: Directly to the east of the Property are 39 residential parcels that are generally 1.25-acres 
in size, have a FLUA designation of RR-2.5 and are within the AR Zoning District; and 

 PCN 00-40-42-22-00-000-1030: Directly to the east of the southeast section of the Property are these two 
parcels that equate to 580.82 acres and are both owned by the School District of PBC. These parcels support 
Frontier Elementary School and Osceola Creek Middle School. These parcels have a FLUA designation of 
RR-10 and are within the AR Zoning District. 

West: To the west of the Property are the following parcels. Note that this section includes those parcels 
that are north, south and west of that 57.76-acre portion (PCN’s 00-39-42-25-00-000-1000 & 00-39-42-26-
00-000-1020) of the Property that extrudes westerly. 

 PCN’s 00-39-42-24-00-000-9000, 00-39-42-25-00-000-9000, 00-39-42-26-00-000-1000 and 00- 
39-42-36-00-000-1000: These four (4) parcels total 1,079.58 acres in size and are owned by the Board 
of Trustees of the Internal Improvement Trust Fund of the State of Florida. These parcels have a 
FLUA designation of AP, are within the AP Zoning District and are part of the J.W. Corbett Wildlife 
Management Area; 

 PCN’s 00-39-42-13-00-000-5000: This one (1) parcel totals 757.7 acres in size and is owned by the Indian 
Trail Improvement District. This parcel has a FLUA designation of AP and is within the AP Zoning District; 
and 

 PCN 00-39-42-26-00-000-1010: This one (1) parcel totals 76.46 acres in size, is owned by Florida Power 
& Light Company and is utilized for purposes of electric transmission lines.  This parcel has a FLUA 
designation of AP and is within the AP Zoning District. 
 
Southern Portion (aka Cowan Parcel) 

North: To the north of the Property are the following parcels: 

 PCN’s 00-40-42-17-00-000-7010/00-40-42-18-00-000-7010: Directly to the north of this portion of the 
Property are these two PCN’s totaling 170.82 acres that are utilized for purposes of a drainage canal owned 
by the Indian Trail Improvement District. These parcels have a FLUA designation of RR-10 and are within 
the AR Zoning District. 
 
South: To the south of the Property are the following parcels: 

 Various PCN’s: Directly to the south of this portion of the Property are seven 
vacant/residential/agricultural parcels. These parcels range in size from 5.3 acres to 8.56 acres, have a 
FLUA designation of either RR-10 and are within the AR Zoning District. 
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East: To the east of the Property, across 180th Avenue North (a 100’ public ingress/egress easement) are a 
variety of parcels (details below): 

 PCN’s 00-40-43-03-00-000-1010 & 00-40-43-04-00-000-5010: Directly to the east of this portion of the 
Property are these two PCN’s totaling 370.87 acres that are utilized for purposes of a drainage canal owned 
by the City of West Palm Beach.  These parcels have a FLUA designation of RR-10 and are within the AR 
Zoning District. 
 
West: To the west of the Property are the following parcels: 

 Various PCN’s: Directly to the west of this portion of the Property are six vacant/agricultural parcels. 
These parcels range in size from 5.01 acres to 26.65 acres, have a FLUA designation of either RR-10 and 
are within the AR Zoning District. 
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Exhibit 3.C 

Applicant’s Disclosure of Interest 

PALM BEACH COUNTY- ZONING DIVISION FORM#_QL 

DISCLOSURE OF OWNERSHIP INTERESTS - PROPERTY 

TO: PALM BEACH COUNTY PLANNING, ZONING AND BUILDING EXECUTIVE 
DIRECTOR, OR HIS OR HER OFFICIALLY DESIGNATED REPRESENTATIVE 

STATE OF FLORIDA 
COUNTY OF PALM BEACH 

BEFORE ME, the undersigned authority, this day personally appeared N. Maria 
Menendez, hereinafter referred to as "Affiant," as Vice President of Palm Beach West I 
Corporation, a Florida corporation, the general partner of Palm Beach West Associates 
I, LLLP, a Florida limited liability limited partnership, who being by me first duly sworn, 
under oath, deposes and states as follows: 

1. Affiant is the Vice President of Palm Beach West I Corporation, a Florida 
corporation, the general partner of Palm Beach West Associates I, LLLP, a Florida 
limited liability limited partnership, that holds an ownership interest in real property 
legally described on the attached Exhibit "A" (the "Property"}. The Property is the 
subject of an application for Comprehensive Plan amendment or Development 
Order approval with Palm Beach County. 

2. Affiant's address is: 1600 Sawgrass Corporate Parkway, Suite 400, Sunrise, Florida 

33323. 

3. Attached hereto as Exhibit "B" is a complete listing of the names and addresses of 
every person or entity having a five percent or greater interest in the Property. 
Disclosure does not apply to an individual's or entity's interest in any entity 
registered with the Federal Securities Exchange Commission or registered pursuant 
to Chapter 517, Florida Statutes, whose interest is for sale to the general public. 

4. Affiant acknowledges that this Affidavit is given to comply with Palm Beach County 
policy, and will be relied upon by Palm Beach County in its review of application for 
Comprehensive Plan amendment or Development Order approval affecting the 
Property. Affiant further acknowledges that he or she is authorized to execute this 
Disclosure of Ownership Interests on behalf of any and all individuals or entities 
holding a five percent or greater interest in the Property. 

5. Affiant further acknowledges that he or she shall by affidavit amend this disclosure to 
reflect any changes to ownership interests in the Property that may occur before the 
date of final public hearing on the application for Comprehensive Plan amendment 
or Development Order approval. 

6. Affiant further states that Affiant is familiar with the nature of an oath and with the 
penalties provided by the laws of the State of Florida for falsely swearing to 
statements under oath. 

Disclosure of Beneficial Interest- Ownership form 
Page 1 of 4 

Revised 0812512011 
Web Format2011 
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PALM BEACH COUNTY - ZONING DIVISION FORM#~ 

7. Under penalty of perjury, Affiant declares that Affiant has examined this Affidavit and 
to the best of Affiant's knowledge and belief it is true, correct, and complete. 

FURTHER AFFIANT SAYETH NAUGHT. 

aria Menendez, as Vice Pre de 
of Palm Beach West I Corporation, a 
Florida corporation, the general partner 
of Palm Beach West Associates I, 
LLLP, a Florida limited liability limited 
partnership, Affiant 

The foregoing instrument was acknowledged before me this_/_ day of August, 2017, 

by N. Maria Menendez, as Vice President of Palm Beach West I Corporation, a Florida 

corporation, the general partner of Palm Beach West Associates I, LLLP, a Florida 

limited liability limited partnership, [ X ] who is personally known to me or [ ] who has 

produced ------------------as identification and who did 

take an oath. 

KATHlEEN M COFFMAN 
NotaryPuhlic-St.ateof florida 

Comininioot GG 075301 
•· MyCommExpiresMar18,2021 

•• londtcllbrou;hrrutlCNINo!uyA.nn. 

Disclosure of Beneficial Interest- Ownership form 
Page 2 of 4 

(Print Notary Name) 

NOTARY PUBLIC 

State of Florida at Large 

My Commission Expires: 

Revised 08/25/201 1 
Web Format 201 1 
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PALM BEACH COUNTY ·ZONING DIVISION 

EXHIBIT " A " 

PROPERTY 

LEGAL DESCRIPTION- INDIAN TRAILS GROVE- WCR 
PARCEL 1: 

FORM#....Q.L 

A PARCEL OF LAND LYING IN SECTIONS 19, 20, 21, 22, 27, 30, 31, THE SOUTH HALF OF 
SECTIONS 17 AND 18, AND THE NORTH HALF OF SECTION 34, TOWNSHIP 42 SOUTH, 
RANGE 40 EAST, AND SECTIONS 25 AND 26, TOWNSHIP 42 SOUTH, RANGE 39 EAST, 
PALM BEACH COUNTY, FLORIDA, BEING MORE PARTICULARLY DESCRIBED AS 
FOLLOWS: 

BEING ALL OF SECTIONS 19, 20, 21, 22, 27 AND 30; TOGETHER WITH THE SOUTH ONE
HALF (S 1/2) OF SECTIONS 17 AND 18; ALL THAT PART OF SECTION 31 LYING NORTH 
AND EAST OF THE 660 FOOT FLORIDA POWER & LIGHT COMPANY RIGHT OF WAY AS 
RECORDED IN OFFICIAL RECORDS BOOK 2431 , AT PAGE 1704 OF THE PUBLIC 
RECORDS OF PALM BEACH COUNTY, FLORIDA; AND THE NORTH ONE-HALF (N 1/2) OF 
SECTION 34, ALL IN TOWNSHIP 42 SOUTH, RANGE 40 EAST, PALM BEACH COUNTY, 
FLORIDA 

LESS AND NOT INCLUDING THE FOLLOWING DESCRIBED PARCEL, AS RECORDED IN 
OFFICIAL RECORDS BOOK 4004, AT PAGE 136 OF THE PUBLIC RECORDS OF PALM 
BEACH COUNTY, FLORIDA: 

THE NORTH 135 FEET OF THE SOUTH 1/2 OF SECTIONS 17 AND 18, TOWNSHIP 42 
SOUTH, RANGE 40 EAST, PALM BEACH COUNTY, FLORIDA 

ALSO LESS AND NOT INCLUDING THE FOLLOWING DESCRIBED PARCEL, AS 
RECORDED IN OFFICIAL RECORDS BOOK 9363, AT PAGE 813 OF THE PUBLIC 
RECORDS OF PALM BEACH COUNTY, FLORIDA: 

PARK 

THE PARCELS OF LAND LYING IN THE NORTH HALF (N 1/2) OF THE NORTH HALF (N 1/2) 
OF SECTION 22, TOWNSHIP 42 SOUTH, RANGE 40 EAST, PALM BEACH COUNTY, 
FLORIDA, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

THE NORTHWEST QUARTER OF THE NORTHEAST QUARTER OF SAID SECTION 22, 
LESS THE EAST 425 FEET THEREOF; ALSO LESS THE NORTH 50 FEET THEREOF; 

TOGETHER WITH 

THE NORTHEAST QUARTER OF THE NORTHWEST QUARTER OF SAID SECTION 22, 
LESS THE WEST 195 FEET THEREOF; ALSO LESS THE NORTH 50 FEET THEREOF. 

ALSO LESS AND NOT INCLUDING THE FOLLOWING DESCRIBED PARCEL: 

SCHOOL SITE (OFFICIAL RECORDS BOOK 11559, PAGE 1999) 

THE EAST 978.88 FEET OF THE SOUTH 1335.00 FEET OF THE NORTHEAST ONE
QUARTER (NE 1/4) OF SECTION 34, TOWNSHIP 42 SOUTH, RANGE 40 EAST, PALM 
BEACH COUNTY, FLORIDA 

ALSO LESS AND NOT INCLUDING THE FOLLOWING PARCEL: 

MIDDLE SCHOOL SITE (OFFICIAL RECORDS BOOK 13335, PAGE 1490) 

A PARCEL OF LAND LYING IN THE NORTHEAST ONE-QUARTER (NE 1/4) OF SECTION 
34, TOWNSHIP 42 SOUTH, RANGE 40 EAST, PALM BEACH COUNTY, FLORIDA, BEING 
FURTHER DESCRIBED AS FOLLOWS: 

COMMENCE AT THE SOUTHEAST CORNER OF SAID NORTHEAST ONE-QUARTER (1/4); 

Disclosure of Beneficial Interest· Ownership form 
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PALM BEACH COUNTY - ZONING DIVISION FORM# 09 
THENCE NORTH 00" 05' 37" WEST, ALONG THE EAST LINE OF SAID SECTION 34, A 
DISTANCE OF 1335.00 FEET TO THE POINT OF BEGINNING; THENCE DEPARTING SAID 
EAST SECTION LINE, NORTH 89" 58' 53" WEST, A DISTANCE OF 1372.00 FEET; THENCE 
NORTH 00" 05' 37" W EST, A DISTANCE OF 901.00 FEET; THENCE NORTH 89" 26' 02" 
EAST, A DISTANCE OF 1372.04 FEET TO THE EAST LINE OF SAID SECTION 34; THENCE 
SOUTH 00" 05' 37" EAST, A DISTANCE OF 915.00 FEET TO THE POINT OF BEGINNING. 

BEARINGS ARE BASED ON THE SOUTH LINE OF THE NORTHEAST ONE-QUARTER (NE 
1/4) OF SECTION 34, TOWNSHIP 42 SOUTH, RANGE 40 EAST, PALM BEACH COUNTY, 
FLORIDA, BEING NORTH 89" 58' 53" W EST. 

AND LESS AND NOT INCLUDING THE FOLLOWING PARCEL: 

HIGH SCHOOL SITE (OFFICIAL RECORDS BOOK 14689, PAGE 1639) 

A PARCEL OF LAND LYING IN THE NORTHEAST ONE-QUARTER (1/4) OF SECTION 22, 
TOWNSHIP 42 SOUTH, RANGE 40 EAST, PALM BEACH COUNTY, FLORIDA, BEING MORE 
PARTICULARLY DESCRIBED AS FOLLOWS: 

BEGINNING AT THE NORTHEAST CORNER OF SAID SECTION 22; THENCE SOUTH 00" 
02' 47" WEST ALONG THE EAST LINE OF SAID NORTHEAST QUARTER (NE 1/4), A 
DISTANCE OF 1481.20 FEET; THENCE NORTH 89" 53' 55" WEST, A DISTANCE OF 
1763.98 FEET; THENCE NORTH 00" 00' 18" EAST, A DISTANCE OF 1481.20 FEET TO A 
POINT ON THE NORTH LINE OF SAID NORTHEAST QUARTER (NE 1/4}; THENCE SOUTH 
89" 53' 55" EAST, A DISTANCE OF 1765.05 FEET TO THE POINT OF BEGINNING. 

ALSO LESS AND NOT INCLUDING THE FOLLOWING DESCRIBED PARCEL: 

PALM BEACH COUNTY PARCEL 

THE PARCELS OF LAND LYING IN THE NORTH HALF (N 1/2} OF THE NORTH HALF (N 1/2) 
OF SECTION 22, TOWNSHIP 42 SOUTH, RANGE 40 EAST, PALM BEACH COUNTY, 
FLORIDA, MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

THE NORTH 50.00 FEET OF THE NORTHWEST 1/4 OF THE NORTHEAST 1/4 OF SAID 
SECTION 22, LESS THE EAST 425.00 FEET THEREOF. 

TOGETHER WITH 

THE NORTH 50.00 FEET OF THE NORTHEAST 1/4 OF THE NORTHWEST 1/4 OF SAID 
SECTION 22, LESS THE WEST 195.00 FEET THEREOF. 

PARCEL 2: 

SECTION 4, TOWNSHIP 43 SOUTH, RANGE 40 EAST; AND ALL THAT PART OF SECTION 
3, TOWNSHIP 43 SOUTH, RANGE 40 EAST, LYING NORTH OF THE FOLLOWING 
DESCRIBED LINE: BEGINNING AT A POINT ON THE WEST LINE OF SAID SECTION 3, 
SAID POINT BEING 2,632.90 FEET SOUTH OF THE NORTHWEST CORNER OF SAID 
SECTION; THENCE RUNNING IN A NORTHEASTERLY DIRECTION A DISTANCE OF 
3,610.56 FEET, MORE OR LESS, TO A POINT ON THE NORTH LINE OF SAID SECTION, 
2,530.47 FEET EAST OF THE NORTHWEST CORNER THEREOF. 

EXCEPTING THEREFROM THAT PORTION OF SAID SECTION 4 CONVEYED TO THE CITY 
OF WEST PALM BEACH AS DESCRIBED IN THE DEED FROM INDIAN TRAIL RANCH, INC., 
DATED JULY 26, 1956 AND RECORDED SEPTEMBER 25, 1956 IN DEED BOOK 1156, 
PAGE 58, WHICH DEED WAS CORRECTED IN PART BY THE CORRECTIVE QUIT CLAIM 
DEED DATED OCTOBER 7, 1963 AND FILED OCTOBER 8, 1963 IN OFFICIAL RECORDS 
BOOK 924, PAGE 965. 

ALSO EXCEPTING THEREFROM THE NORTH 100 FEET OF SECTION 4 AND THE NORTH 
100 FEET OF THAT PORTION OF SECTION 3 LYING WEST OF THE RIGHT OF WAY LINE 
OF THE M CANAL, ALL IN TOWNSHIP 43 SOUTH, RANGE 40 EAST, PALM BEACH 
COUNTY. 

CONTAINING A TOTAL OF 4871.569 ACRES MORE OR LESS. 
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PALM BEACH COUNTY- ZONING DIVISION FORM#.....Qi_ 

EXHIBIT"B" 

DISCLOSURE OF OWNERSHIP INTERESTS - PROPERTY 

Affiant must identify all entities and individuals owning five percent or more ownership 
interest in the Property. Affiant must identify individual owners. For example, if Affiant 
is an officer of a corporation or partnership that is wholly or partially owned by another 
entity, such as a corporation, Affiant must identify the other entity, its address, and the 
individual owners of the other entity. Disclosure does not apply to an individual's or 
entity's interest in any entity registered with the Federal Securities Exchange 
Commission or registered pursuant to Chapter 517, Florida Statutes. whose interest is 
for sale to the general public. 

1. ltzhak Ezratti, having an address of 1600 Sawgrass Corporate Parkway, 
Suite 400, Sunrise, Florida 33323. 

2. Maya Ezratti, individually and/or through trusts for her interests, having an 
address of 1600 Sawgrass Corporate Parkway, Suite 400, Sunrise, Florida 33323. 

3. Misha Ezratti, individually and/or through trusts for his interests. having an 
address of 1600 Sawgrass Corporate Parkway, Suite 400, Sunrise. Florida 33323. 

4. Maxie Ezratti, individually and/or through trusts for her interests, having an 
address of 1600 Sawgrass Corporate Parkway, Suite 400, Sunrise. Florida 33323. 

Disclosure of Beneficial Interest- Ownership form 
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PALM BEACH COUNTY- ZONING DIVISION FORM # ___Q§_ 

DISCLOSURE OF OWNERSHIP INTERESTS -APPLICANT 

TO: PALM BEACH COUNTY PLANNING, ZONING AND BUILDING EXECUTIVE 
DIRECTOR, OR HIS OR HER OFFICIALLY DESIGNATED REPRESENTATIVE 

STATE OF FLORIDA 
COUNTY OF BROWARD 

BEFORE ME, the undersigned authority, this day personally appeared N. Maria Menendez, 
hereinafter referred to as "Affiant," as the Vice President of Palm Beach West I Corporation, a 
Florida corporation, the general partner of Palm Beach West Associates I, LLLP, a Florida 
limited liability limited partnership, who being by me first duly sworn, under oath, deposes and 
states as follows: 

1. Affiant is the Vice President of Palm Beach West I Corporation, a Florida corporation, 
the general partner of Palm Beach West Associates I, LLLP, a Florida limited liability limited 
partnership (the "Applicant"). Applicant seeks Comprehensive Plan amendment or 
Development Order approval for the real property legally described on the attached Exhibit "A" 
(the "Property"). 

2. Affiant's address is 1600 Sawgrass Corporate Parkway, Suite 400, Sunrise, Florida 
33323. 

3. Attached hereto as Exhibit "B" is a complete listing of the names and addresses of every 
person or entity having a five percent or greater interest in the Applicant. Disclosure does not 
apply to an individual's or entity's interest in any entity registered with the Federal Securities 
Exchange Commission or registered pursuant to Chapter 51 7, Florida Statutes, whose interest 
is for sale to the general public. 

4. Affiant acknowledges that this Affidavit is given to comply with Palm Beach County 
policy, and will be relied upon by Palm Beach County in its review of Applicant's application for 
Comprehensive Plan amendment or Development Order approval. Affiant further 
acknowledges that he or she is authorized to execute this Disclosure of Ownership Interests on 
behalf of the Applicant. 

5. Affiant further acknowledges that he or she shall by affidavit amend this disclosure to 
reflect any changes to ownership interests in the Applicant that may occur before the date of 
final public hearing on the application for Comprehensive Plan amendment or Development 
Order approval. 

6. Affiant further states that Affiant is familiar with the nature of an oath and with the 
penalties provided by the laws of the State of Florida for falsely swearing to statements under 
oath. 
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7. Under penalty of perjury. Affiant declares that Affiant has examined this Affidavit and. to 
the best of Affiant's knowledge and belief. it is true, correct, and complete. 

FURTHER AFFIANT SA YETH NAUGHT. 

ez, as the Vice Pre dent f Palm 
Corporation, a Florid oration, 

general partner of Palm Beach West 
Associates I, LLLP, a Florida limited liability limited 
partnership 

The foregoing instrument was acknowledged before me this _j_ day of August, 2017, by 
N. Maria Menendez, as the Vice President of Palm Beach West I Corporation, a Florida 
corporation, the general partner of Palm Beach West Associates I, LLLP, a Florida limited 
liability limited partnership, [X] who is personally known to me or [ ] who has produced 
------------------as identification and who did take an oath. 

(Print Notary Name) 

NOTARY PUBLIC 
State of Florida at Large 
My Commission Expires: _ __ _ 

KATHLEEN M COFFMAN 
Notary Public- State of Florida 

Commission I GG 075301 
My Comm. Expir" Mar 18,2021 
8011~truo<.~OJ'I Nllionel l'fO\at'fMVL 
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PALM BEACH COUNTY- ZONING DIVISION 

EXHIBIT "A" 

PROPERTY 

LEGAL DESCRIPTION- INDIAN TRAILS GROVE - WCR 
PARCEL 1: 

FORM # ____(lli_ 

A PARCEL OF LAND LYING IN SECTIONS 19, 20, 21, 22, 27, 30, 31 , THE SOUTH HALF OF 
SECTIONS 17 AND 18, AND THE NORTH HALF OF SECTION 34, TOWNSHIP 42 SOUTH, 
RANGE 40 EAST, AND SECTIONS 25 AND 26, TOWNSHIP 42 SOUTH, RANGE 39 EAST, 
PALM BEACH COUNTY, FLORIDA, BEING MORE PARTICULARLY DESCRIBED AS 
FOLLOWS: 

BEING ALL OF SECTIONS 19, 20, 21, 22, 27 AND 30; TOGETHER WITH THE SOUTH ONE
HALF (S 1/2) OF SECTIONS 17 AND 18; ALL THAT PART OF SECTION 31 LYING NORTH 
AND EAST OF THE 660 FOOT FLORIDA POWER & LIGHT COMPANY RIGHT OF WAY AS 
RECORDED IN OFFICIAL RECORDS BOOK 2431, AT PAGE 1704 OF THE PUBLIC 
RECORDS OF PALM BEACH COUNTY, FLORIDA; AND THE NORTH ONE-HALF (N 1/2) OF 
SECTION 34, ALL IN TOWNSHIP 42 SOUTH, RANGE 40 EAST, PALM BEACH COUNTY, 
FLORIDA. 

LESS AND NOT INCLUDING THE FOLLOWING DESCRIBED PARCEL, AS RECORDED IN 
OFFICIAL RECORDS BOOK 4004, AT PAGE 136 OF THE PUBLIC RECORDS OF PALM 
BEACH COUNTY, FLORIDA: 

THE NORTH 135 FEET OF THE SOUTH 1/2 OF SECTIONS 17 AND 18, TOWNSHIP 42 
SOUTH, RANGE 40 EAST, PALM BEACH COUNTY, FLORIDA. 

ALSO LESS AND NOT INCLUDING THE FOLLOWING DESCRIBED PARCEL, AS 
RECORDED IN OFFICIAL RECORDS BOOK 9363, AT PAGE 813 OF THE PUBLIC 
RECORDS OF PALM BEACH COUNTY, FLORIDA: 

PARK 

THE PARCELS OF LAND LYING IN THE NORTH HALF (N 1/2) OF THE NORTH HALF (N 1/2) 
OF SECTION 22, TOWNSHIP 42 SOUTH, RANGE 40 EAST, PALM BEACH COUNTY, 
FLORIDA, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

THE NORTHWEST QUARTER OF THE NORTHEAST QUARTER OF SAID SECTION 22, 
LESS THE EAST 425 FEET THEREOF; ALSO LESS THE NORTH 50 FEET THEREOF; 

TOGETHER WITH 

THE NORTHEAST QUARTER OF THE NORTHWEST QUARTER OF SAID SECTION 22, 
LESS THE WEST 195 FEET THEREOF; ALSO LESS THE NORTH 50 FEET THEREOF. 

ALSO LESS AND NOT INCLUDING THE FOLLOWING DESCRIBED PARCEL: 

SCHOOL SITE (OFFICIAL RECORDS BOOK 11559, PAGE 1999) 
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THE EAST 978.88 FEET OF THE SOUTH 1335.00 FEET OF THE NORTHEAST ONE
QUARTER (NE 1/4) OF SECTION 34, TOWNSHIP 42 SOUTH, RANGE 40 EAST, PALM 
BEACH COUNTY, FLORIDA. 

ALSO LESS AND NOT INCLUDING THE FOLLOWING PARCEL: 

MIDDLE SCHOOL SITE (OFFICIAL RECORDS BOOK 13335, PAGE 1490) 

A PARCEL OF LAND LYING IN THE NORTHEAST ONE-QUARTER (NE 1/4) OF SECTION 
34, TOWNSHIP 42 SOUTH, RANGE 40 EAST, PALM BEACH COUNTY, FLORIDA, BEING 
FURTHER DESCRIBED AS FOLLOWS: 

COMMENCE AT THE SOUTHEAST CORNER OF SAID NORTHEAST ONE-QUARTER (1/4); 
THENCE NORTH 00° 05' 37" WEST, ALONG THE EAST LINE OF SAID SECTION 34, A 
DISTANCE OF 1335.00 FEET TO THE POINT OF BEGINNING; THENCE DEPARTING SAID 
EAST SECTION LINE, NORTH 89° 58' 53" WEST, A DISTANCE OF 1372.00 FEET; THENCE 
NORTH 00° 05' 37" WEST, A DISTANCE OF 901 .00 FEET; THENCE NORTH 89° 26' 02" 
EAST, A DISTANCE OF 1372.04 FEET TO THE EAST LINE OF SAID SECTION 34; THENCE 
SOUTH 00° 05' 37" EAST, A DISTANCE OF 915.00 FEET TO THE POINT OF BEGINNING. 

BEARINGS ARE BASED ON THE SOUTH LINE OF THE NORTHEAST ONE-QUARTER (NE 
1/4) OF SECTION 34, TOWNSHIP 42 SOUTH, RANGE 40 EAST, PALM BEACH COUNTY, 
FLORIDA, BEING NORTH 89° 58' 53" WEST. 

AND LESS AND NOT INCLUDING THE FOLLOWING PARCEL: 

HIGH SCHOOL SITE (OFFICIAL RECORDS BOOK 14689, PAGE 1639) 

A PARCEL OF LAND LYING IN THE NORTHEAST ONE-QUARTER (1/4) OF SECTION 22, 
TOWNSHIP 42 SOUTH, RANGE 40 EAST, PALM BEACH COUNTY, FLORIDA, BEING MORE 
PARTICULARLY DESCRIBED AS FOLLOWS: 

BEGINNING AT THE NORTHEAST CORNER OF SAID SECTION 22; THENCE SOUTH 00° 
02' 47" WEST ALONG THE EAST LINE OF SAID NORTHEAST QUARTER (NE 1/4), A 
DISTANCE OF 1481.20 FEET; THENCE NORTH 89° 53' 55" WEST, A DISTANCE OF 
1763.98 FEET; THENCE NORTH ooo 00' 18" EAST, A DISTANCE OF 1481.20 FEET TO A 
POINT ON THE NORTH LINE OF SAID NORTHEAST QUARTER (NE 1/4); THENCE SOUTH 
89° 53' 55" EAST, A DISTANCE OF 1765.05 FEET TO THE POINT OF BEGINNING. 

ALSO LESS AND NOT INCLUDING THE FOLLOWING DESCRIBED PARCEL: 

PALM BEACH COUNTY PARCEL 

THE PARCELS OF LAND LYING IN THE NORTH HALF (N 1/2) OF THE NORTH HALF (N 1/2) 
OF SECTION 22, TOWNSHIP 42 SOUTH, RANGE 40 EAST, PALM BEACH COUNTY, 
FLORIDA, MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

THE NORTH 50.00 FEET OF THE NORTHWEST 1/4 OF THE NORTHEAST 1/4 OF SAID 
SECTION 22, LESS THE EAST 425.00 FEET THEREOF. 



 

 
18-B FLUA & Text Amendment Staff Report E - 109 Indian Trails Grove WCR-AGR (LGA 2018-008) 

PALM BEACH COUNTY- ZONING DIVISION FORM# _Q§_ 

TOGETHER WITH 

THE NORTH 50.00 FEET OF THE NORTHEAST 1/4 OF THE NORTHWEST 1/4 OF SAID 
SECTION 22, LESS THE WEST 195.00 FEET THEREOF. 

PARCEL 2: 

SECTION 4, TOWNSHIP 43 SOUTH, RANGE 40 EAST; AND ALL THAT PART OF SECTION 
3, TOWNSHIP 43 SOUTH, RANGE 40 EAST, LYING NORTH OF THE FOLLOWING 
DESCRIBED LINE: BEGINNING AT A POINT ON THE WEST LINE OF SAID SECTION 3, 
SAID POINT BEING 2,632.90 FEET SOUTH OF THE NORTHWEST CORNER OF SAID 
SECTION; THENCE RUNNING IN A NORTHEASTERLY DIRECTION A DISTANCE OF 
3,610.56 FEET, MORE OR LESS, TO A POINT ON THE NORTH LINE OF SAID SECTION, 
2,530.47 FEET EAST OF THE NORTHWEST CORNER THEREOF. 

EXCEPTING THEREFROM THAT PORTION OF SAID SECTION 4 CONVEYED TO THE CITY 
OF WEST PALM BEACH AS DESCRIBED IN THE DEED FROM INDIAN TRAIL RANCH, INC., 
DATED JULY 26, 1956 AND RECORDED SEPTEMBER 25, 1956 IN DEED BOOK 1156, 
PAGE 58, WHICH DEED WAS CORRECTED IN PART BY THE CORRECTIVE QUIT CLAIM 
DEED DATED OCTOBER 7, 1963 AND FILED OCTOBER 8, 1963 IN OFFICIAL RECORDS 
BOOK 924, PAGE 965. 

ALSO EXCEPTING THEREFROM THE NORTH 100 FEET OF SECTION 4 AND THE NORTH 
100 FEET OF THAT PORTION OF SECTION 3 LYING WEST OF THE RIGHT OF WAY LINE 
OF THE M CANAL, ALL IN TOWNSHIP 43 SOUTH, RANGE 40 EAST, PALM BEACH 
COUNTY. 

CONTAINING A TOTAL OF 4871.569 ACRES MORE OR LESS. 
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EXHIBIT "B" 

DISCLOSURE OF OWNERSHIP INTERESTS IN APPLICANT 

Affiant must identify all entities and individuals owning five percent or more ownership interest 
in Applicant's corporation, partnership or other principal, if any. Affiant must identify individual 
owners. For example, if Affiant is the officer of a corporation or partnership that is wholly or 
partially owned by another entity, such as a corporation, Affiant must identify the other entity, its 
address, and the individual owners of the other entity. Disclosure does not apply to an 
individual's or entity's interest in any entity registered with the Federal Securities Exchange 
Commission or registered pursuant to Chapter 517, Florida Statutes, whose interest is for sale 
to the general public. 

1. ltzhak Ezratti, having an address of 1600 Sawgrass Corporate Parkway, Suite 
400, Sunrise, Florida 33323. 

2. Maya Ezratti, individually and/or through trusts for her interests, having an 
address of 1600 Sawgrass Corporate Parkway, Suite 400, Sunrise, Florida 33323. 

3. Misha Ezratti, individually and/or through trusts for his interests, having an 
address of 1600 Sawgrass Corporate Parkway, Suite 400, Sunrise, Florida 33323. 

4. Maxie Ezratti, individually and/or through trusts for her interests, having an 
address of 1600 Sawgrass Corporate Parkway, Suite 400, Sunrise, Florida 33323. 
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Soil Comparison Report 
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Client : 
Highland Precision Ag 

Dr. Tyler Jacoby 

590 3rd Street NW 
Mulberry FL 33860 

Lab Number : 13260 

Test Method Reautt. 

Soli pH 1:1 7.2 

Buffer pH 

PhosphonJs (P) M3 85 ppm 

Potassfum (K) M3 16 ppm 

Calcium {Ca) M3 511 ppm 

Magnesium (Mg) M3 27 ppm 

Sulfur(S) M3 20 ppm 

Boron (B) M3 0.1 ppm 

Coppor (Cu) M3 19.6 ppm 

lron(Fe) M3 144 ppm 

Manganese (Mnl M3 24 ppm 

Zinc {Zn) M3 10.4 ppm 

Sodlum(Na) M3 16 ppm 

Soluble Salts 

Orgiillnic Matter 

Nitr•te Nitrogen 

Crop : Tomaloes 

pbs) LIME (toM) I N 

0 0 I 200 

Crop: 

I 
Comments : 

Tomatoes 

590 NW 3rd St, Mulberry, FL33860 H 1 G H L ~N 0 
Main 863.425.0273 • Fax 863.425.0298 p R £ C 1 S 1 0 N 

www.waypolnt<lnalytical.com 
"Every BCre .•. Every years· SOIL ANALYSIS 

~:C~~a,rtAg Tec~\\1\:.U Report No: 17-243-0505 
Cusl No: 21442 

IQ'J \ ~ 1~\1 Dale Printed: 09101/2017 

Dale Received : 08/31/2017 ~ \\1\S\ON PO: 
Farm 10/Name: G~~~G D 

Page : 1 or4 

Field ld: Sample ld : Section 31 South 

SOIL TEST RATINGS Cak:u13tod Catloo .._ - lum Exchange Capacity 

2.9 me<l'100g 

%Soturatlon 

I I I I %sat meq 

1- I K 1 .• 0 

i:J II I 

Co 88.1 2.6 

I I Mg 7.8 0.2 

H 0.0 0.0 

1- Na 2A 0.1 

: I I 
KIMgRallo: 0.1~ 

- - Colllg Ratio: 11.29_[] 

SOIL FERTILITY GUIDELINES 

Yield Goal : 20 Optimum Rec Units: LB/ACRE 

I P1 0 5 I K,O I Mg I SIBicuiMnl Zn J Fe 

I 50 I 250 I 22 I 10 l 1.5J 0 l 4 I 0 I 
Rec Units: 

1 I I I I I I I I 

· Broadcast or band all P205. micronutrients, and 25% of the recommended N and 1<20 in the bed area. 
Begin performing tissue analyses at mid-bloom weekly or bi-weekly. 
Band additional Nand 1<20 3 inches deep in the beds' shoulders according to tissue analysis results. 
Drip Irrigated Tomatoes: Apply 0 to 70 lbs of N preplan!. Inject approximately 1.5 to 2.51b N/Aiday and 1.5 to 3.0 lb 
K20/Aiday depending on the stage of development and tissue analyses results. 

M3 • Mehlich 3 BPH ·Lime Index 1:1 • Wat"' pH 

Analy$1s prepared by. WaypolntAnalytical Florida. Inc. 
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Client : 

Highland Precision Ag 

Dr. Tyler Jacoby 

590 3rd Street NW 
Mulberry FL 33860 

Lab Number: 13262 

Test Method Rosu!W 

Soil pH 1:1 6.4 

BullorpH BPH 7.91 
Phosphorus (P) MJ 77Pil"' 

Potassium (K} M3 12 Pill" 

Calcium (Ca) M3 447 Pill" 

Magn.,.ium (Mg) M3 16 ppm 

Sulfur(S) MJ 18 ppm 

Boron(B) MJ 0.1 ppm 

Coppor(Cu) MJ 19.0 ppm 

lron(Fa) M3 137 ppm 

Milnganes.e (Mn) MJ 12 ppm 

Zinc (Zn) MJ 8.5 ppm 

Sodium(Na) M3 11 ppm 

Soluble Salts 

Organic Matter 

Nitrate Nltrog• n 

Crop : Tomatoes. 

(lboJ LIME (tonoJ I N 

0 0 l 200 

Crop : 

I 
Comments : 

Tomatoes 

590 NW 3rd St, Mulberry, Fl33860 H 1 G H L ~ N D 
Main 863.425.0273 • Fax 863.425.0298 p R E ( I 5 I 0 N 

www.waypointanalytical.com 
"Every acre ... Every years SOIL ANALYSIS 

Grower : Report No: 17-243-0505 
Lockhart Ag Technologies Cust No: 21442 

Date Printed: 09/01/2017 

Date Received 08131/2017 

Farm 10/Name: GL Homes 
PO: 

Page : 2of4 

Field ld: Sample ld : Section 30 North 

SOIL TEST RATINGS Calculated Cation .._ Medium Exchange Capacity 

2.6 meq/100g 

%Saturation 

'Mat meq 

i~ K 1.2 0 

Ca 86.0 2.2 

I 
Mg 5.1 0.1 

:::JI H 7.7 0.2 - I I Na 1.8 0 

KJMgRatlo: 0.23_( 

CaiMg Rallo: 16.86_11111 

SOIL FERTILITY GUIDELINES 

Yield Goal : 20 Optimum Rec Units: LB/ACRE 

I PIO$ I K,O I Mg I s I elcuiMn I Zn I Fe 

l 50 I 250 I 25 I 12 1 1.5 1 o I 5 I 0 I 
Rec Units: 

I I I I I I I I I 

· Broadcast or band all P205, micronutrients. and 25% of the recommended Nand K20 in the bed area. 
Begin performing tissue analyses at mid-bloom weekly or bi-weekly. 
Band additional N and K20 3 inch es deep in the beds' shoulders according to tissue analysis results. 
Drip Irrigated Tomatoes: Apply 0 to 70 lbs of N preplant. Inject approximately 1.5 to 2.51b N/Aiday and 1.5 to 3.0 lb 
K20/Aiday depending on the stage of development and tissue analyses results. 

M3 - Mehli<:h 3 BPH - l ime Index 1: I -Water pH 

Analysis ptepared by. WaypolntAnalylical Florida. toe. 
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Waypoint G 
ANALYTICAL 

590 NW 3rd St, Mulberry, FL 33860 H 1 G H L ~N 0 
Main 863.425.0273 • Fax 863.425.0298 p R E C 1 S I 0 N 

www.waypointanalytical.com 
"Evety acre ... Evety years SOIL ANALYSIS 

Client : Grower : Report No: 17-243-0505 
Highland Precision Ag Lockhart Ag Technologies Cust No: 21442 
Dr. Ty1er Jacoby Date Printed: 09/0112017 

590 3rd Street NW Date Received 08/31/2017 
Mulberry FL 33860 

Farm ID/Name: GL Homes 
PO: 

Page : 3 of 4 

Lab Number : 13263 Field ld : Sample ld : Section 229 

SOIL TEST RATINGS calculated cation 
Tesl Method Reauttl I Low Medium Exc11ange Capacity 

Soli pH 1:1 7.9 17.8 meq/100g 
Buffer pH %S<oturetlon 
Phosphorus (P) M3 110 ppm %sat moq 

POt8$$1Um (K) M3 57 ppm K 0.8 0.1 

Calcium (Co) M3 3344 ppm Ca 93.9 16.7 

Magnesium (Mg) M3 102 ppm --;j Mg 4.8 0.9 

SuKur(S) M3 36 ppm H 0.0 0.0 

Boron(B) M3 0.5 ppm j Na 0.3 0.1 

Copper(Cu) M3 7.0 ppm i I I 
I 

Iron (Fe) M3 148 ppm I K/Mg Rollo: 0.1~ 
Mengene.se (Mn) M3 18 ppm I Co/Mg Rollo: 19.56 

Zlne (Zil) M3 9.7 ppm 

Sodlum(No) M3 14 ppm • Soluble Salts 

Organic Matter 

Nitrate Nftrogen 

SOIL FERTILITY GUIDELINES 

Crop : Tomatoes Yield Goal : 20 Optimum Rec Units: LB/AGRE 

O••l LIME (IOfll) I N I P1 0 5 I K,O I Mg I s I alcu iMn I Zn I Fe 

0 0 I 200 I 50 I 250 I 0 I 0 I 1.o I o I 4 I 0 I 
Crop: Rec Units: 

I I I I I I I I I I 
Comments : 

Tomatoes 

· Broadcast or band all P205, micronutrients. and 25% of the recommended N and 1<20 in the bed area. 
Begin performing tissue analyses at mid-bloom weekly or bi-weekly. 
Band additional N and K20 3 inches deep in the beds' shoulders according to tissue analysis results. 
Drip Irrigated Tomatoes: Apply 0 to 70 lbs of N pre plant. Inject approximately 1.5 to 2.5 lb N/A/day and 1.5 to 3.0 lb 
K20/A/day depending on the stage of development and tissue analyses results. 

M3 • Mehllch 3 BPH - limo trklex 1:1 • Woter pH 
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WaypointO 
ANALYTICAL 

590 NW 3rd St, Mulberry, Fl33860 H 1 G H l ~N D 
Main 863.425.0273 • Fa• 863.425.0298 p R E C 1 S 1 0 N 

www.waypolntanalytlcal.com 
"Every acre ... Every year,; SOIL ANALYSIS 

Client : Grower : Report No: 17-243-0505 
Highland Precision Ag Lockhart Ag Technologies CustNo: 21442 

Dr. Tyler Jacoby Date Printed: 09101/2017 

590 3rd Street NW Date Received 08131/2017 

Mulberry FL 33860 PO: 
Farm ID/Name: GL Homes 

Page : 4 o'f4 

lab Number : 13264 Field ld : Sample ld: Section 19 North 

SOIL TEST RATINGS Celallaled CeliOn 
Test llothod Resutt:a ..._ lhdlum E.xchange C•pacily 

Soli pH 1:1 7.9 10.8 meql100g 

Buffer pH %Saturation 

Phosphorus (P) MJ 157 ppm %sat moq 

Potanlum (K) MJ 65 ppm K 1.5 0.2 

Calcium (Ca) MJ 2036 ppm I Ca 94.3 10.2 

Magnesium (Mg) M3 44 ppm J"'=. '"d I I I Mg J.f (),f 

Sullur(S) M3 47 ppm H 0.0 0 .0 

Boron (B) 0.9 ppm 
Na 0.6 0.1 

M3 

Copper(Cu) MJ 7.7 ppm 

lron(Fe) MJ 241 ppm I I I 
K/Mg Rollo: OAS. 

Mangaoue (Mn) M3 20 ppm - =:l I CaiMg ~Uo: 27.7f. 

Zinc (ln) M3 12.5 ppm 

So<Sium (Na) M3 15 ppm -Soluble Salts 

Organlc Matter 

Nll>iUi Niltogtn 

SOIL FERTILITY GUIDELINES 

Crop : Tomatoes Yield Goal : 20 Optimum Rec Units: LB/ACRE 

.... , LIME (Ions) I N I P-, 0 5 I K,O I ~ I s I B I <Cu I .. " I ln I Fe 

0 0 I 200 I 50 I 250 I 20 I 0 I 0 I o I 4 I 0 I 
Crop: R;ec Units: 

I I I I I I I I I I 
Comments: 

Tomatoes 
· Broadcast or band all P205, micronutrients, and 25% of the recommended N and K20 in the bed area. 
Begin performing tissu e analyses at mid-bloom weekly or bi-weekly. 
Band additional N and K20 3 inches deep in the beds' shoulders according to tissue analysis results. 
Drip Irrigated Tomatoes: Apply 0 to 70 lbs of N preplan!. Inject approximately 1.5 to 2.51b NfNday and 1.5 to 3.0 lb 
K20/Aiday depending on the stage of development and tissue analyses results. 

MJ • Mehllch 3 BPH • Ume lnd<» 1:1 . Water pH 

Analysis prepared by: Waypoint Analj1ical Florida. Inc. 
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waypointe 
ANALYTICAL 

590 NW 3rd St, Mulberry, FL 33860 H 1 G H l ~N 0 
Main 863.425.0273 • Fax 863.425.0298 p R E C 1 S I 0 "N 

www.waypointanalytical.com 
"Every acre ... Every year~; SOIL. ANALYSIS 

Client : Grower : Report No: 17-243·0506 
Highland Precision Ag Lockhart Ag Technologies Cust No: 21442 
Dr. Tyler Jacoby Date Printed: 09/01/2017 

590 3rd Street NW Date Received 08/31/2017 

Mulberry FL 33860 PO: 
Farm 10/Name: GL Homes 

Page : 1 of4 

Lab Number : 13265 Field ld: Sample ld : Amstoy 

SOIL TEST RATINGS Ceiculated cation 
Test Method Rosults Low Medium Exdlange Capacity 

Soli pH 1:1 7.7 10.4 me-.'100g 
Buffer pH %s.tur•tion 
Phosphonls (P) M3 275 ppm %sat meq 

Potassium (K} M3 65 ppm I K 1.6 0.2 

Calcium (Ca) M3 1941 ppm Ca 93.3 9.7 

Mogneslum (Mg) M3 48 ppm - 7":-:-1 Mg 3.8 o .• 
Sulfur($) M3 41 ppm H 0.0 0.0 

Boron (B) M3 0.6 ppm Na 0.8 0.1 

Coppor(Cu) M3 26.5 ppm 

lron(Fo) M3 241 ppm 

~ ==='1 I I K/Mg Rollo: 0.01 
Manganese (Mn) M3 34ppm - I Co/Mg RoUo: 2.4.55 

Zinc (Zn) MJ 17.6 ppm 

Sodlum(Na) MJ 19 ppm -Soluble Salt$ 

Organh: Matter 

Nitrate Nitrogen 

I 
SOIL FERTILITY GUIDELINES 

Crop : Tomatoes Vie ld Goal : 20 Optimum Rec Units: LB/ACRE 

llbs) LIME (lona) I N I PI05 I K,O I Mg I slolculllnl Zn I Fo 

0 0 I 2:00 I 50 I 250 I 17 I 0 1 o.aj 0 l 3 J 0 J 
Crop: Rec Units: 

I I I I I I I I I I 
Comments . 

Tomatoes 

· Broadcast or band all P205, micronutrients. and 25% of the recommended Nand K20 in the bed area. 
Begin performing tissue analyses at mid-bloom weekly or bi-weekly. 
Band additional Nand K20 3 inches deep in the beds' shoulders according to tissue analysis results. 
Drip Irrigated Tomatoes: Apply 0 to 70 lbs of N preplan!. Inject approximately 1.5 to 2.51b N/Nday and 1.5 to 3.0 lb 
K20/Nday depending on the stage of development and tissue analyses results. 

M3- Mehloeh 3 BPH ·Lime Index 1:1 • W~le< pH 

Analysis prepared by: Waypoint Analytical Florida. Inc. 
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Client : 
Highland Precision Ag 
Dr. Tyler Jacoby 

590 3rd Street NW 
Mulberry FL 33860 

Lab Number : 13266 

Tn t Method Res1.1ftt 

Soli pH t :t 7.3 

ButferpH 

Phosphorus (P) M3 464 ppm 
Potassium (K) M3 16 ppm 

Calcium (Ca) M3 1197 ppm 
Magnesium (Mg) M3 89 ppm 

SuHur(S) M3 32 ppm 

Boroo(B) M3 0.4 ppm 

Coppor(Cu) M3 31.1 ppm 
Iron (Fe) M3 178ppm 

Manganese (Mn) M3 47 ppm 

Zinc (Zo) M3 37.1 ppm 

Sodlum(Na) M3 12 ppm 
Soluble Salts 

Organic: Matter 

Nitrate Nttrogon 

Crop: Tomatoes 

(lbol LIME (lons) I N 

0 0 I 200 

Crop : 

I 
Comments: 

Tomatoes 

590 NW 3rd St, Mulberry, Fl33860 H 1 G H L ~N D 
Main 863.425.0273 • Fa>< 863.425.0298 p R [ C 1 S I 0 N 

www.waypolnl<lnalytical.com 
"Every acre ... Every year,; SOIL ANALYSIS 

Grower : Report No: 17-243-0506 
Lockhart Ag Technologies Cust No: 21442 

Date Printed: 09/01/2017 

Dale Received . 08/31 /2017 

Farm ID/Name: GL Homes 
PO: 

Page : 2of4 

Field ld : Sample ld : Hyder West 

SOIL TEST RATINGS Calculated Calion .._ Modlum Ex<hange Capacily 
6.8 moql100g 

%S•tur•tion 

%sal moq - K 0.6 0 
Ca 88.0 6.0 
Mg 10.9 0.7 
H 0.0 0.0 

- -= 1 No 0.8 0.1 

Kllllg Rollo: 0.~~ 
~ CoiMgRotlo: 8.07 

liE~ 

SOIL FERTILITY GUIDELINES 

Yield Goal : 20 Optimum Rec Units: LB/ACRE 

I PaOs I K.O I Mg I s I elcui Mn I Zn I Fe 

I 50 I 250 I 0 I 0 I 1.2 I o I 0 I 0 I 
Rec Units: 

I l I I I I I I I 

· Broadcast or band all P205, micronutrients, and 25% of the recommended Nand 1<20 in the bed area. 
Begin performing tissue analyses at mid-bloom weekly or bi-weekly. 
Band additional N and 1<20 3 inches deep in the beds' shoulders according to tissue analysis results. 
Drip Irrigated Tomatoes: Apply 0 to 70 lbs of N prep lan! . Inject approximately 1.5 to 2.5 lb N/Alday and 1.5 to 3.0 lb 
1<20/Alday depending on the stage of development and tissue analyses results. 

M3 • Mehich 3 BPH · lime Index 1:1 ·Water pH 
Analysis propa!OO b~r. Woypoint Aoal)<icol Florida. Inc. 
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Client : 
Highland Precision A g 

Dr. Tyler Jacoby 

590 3rd Street NW 
Mulberry FL 33860 

Lab Number : 13267 

r .. t Method Reaultw 

Soil pH 1:1 7.1 

Buffer pH 

Phosphoros (P) M3 299 ppm 

Potassium {K) M3 37 ppm 

Calcium (Ca) M3 643 ppm 

Magnesium (Mg} M3 58 ppm 

Sulfur(S) Ml 18 ppm 

Boron (B) M3 0.1 ppm 

Copper(Cu) M3 25.9 ppm 

Iron (Fo) M3 242 ppm 

Mangone50 (Mn) M~ 28 ppm 

Zinc {Zn) M3 15.8 ppm 

Sodlum (Na) M3 16 ppm 

Soluble Salts 

Organic M\ltter 

Nitrate Nitrogen 

Crop : 

Pbo) LIME {lonl) I N 

I 
Crop : 

I I 
Comments: 

M3 • Mehllch 3 BPH • LiiM lnc<ox 1:1 • Water pH 

590 NW 3rd St, Mulberry, fl33860 H 1 G H l ~N 0 
Main 863.42S.0273 ' Fax 861.425.0298 p R E C 1 S 1 0 N 

www.waypolntanalytfcal.com 
"Every acre ... Every yea,.; SOIL ANALYSIS 

Grower : Report No: 17-243-0506 
Lockhart Ag Technologies Gust No: 21442 

Dale Printed: 09/01/2017 

Date Received 08/31/2017 

Farm 10/Name: GL Homes 
PO: 

Page : 3of4 

Fiel<illd: Sample ld : Swaney 

SOIL TEST RATINGS ca~a~laled cation 
Low Medium Exc/lange Capacity 

3.9 meql100g 

%Sotuntlon 

%ut meq 

K 2..4 0.1 

Co 8 2.-4 3.2 
~ Mg 12 .-4 0.5 

I H 0.0 0.0 

1- I I Na 1.8 0.1 

: I I I 
KIMg Rollo: 02~ - - l Ca/Mg Rollo: 6.65 

SOIL FERTILITY GUIDELINES 

Rec Units: 

I P, o 5 I K , O I Mg I s I B ICujMn l Zn l Fo 

I I I I I I I I I 
Rec Units: 

I I I I I I I l l 

Analysis prepared by: Waypoinl Analytical Florida, Inc. 
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Waypoint(J 
ANALYTICAL 

590 NW 3rd St, Mulberry, Fl33860 H 1 G H L ~ N 0 
Main 863.425.0273 ' Fax 863.425.0298 p R E C 1 S 1 0 N 

www.waypointanalytlcal .com 
"Every acre ... Every yeare SOIL ANALYSIS 

Clienl : Grower : Report No: 17-243-0506 
Highland Precision Ag Lockhart Ag Technologies Cust No: 21442 
Dr. Tyler Jacoby Date Printed: 09/01/2017 

590 3rd Street NW Date Reoelved 08/31/2017 

Mulberry FL 33860 PO: 
Farm ID/Name: GL Homes 

Page : 4of4 

Lab Number: 13268 Field ld : Sample ld : Section 40 

Test Method Resutts Low 
SOIL TEST RATINGS Calc:ulated Cation 

Medium EXChange Capadty 

Soil pH 1:1 7.7 2.2.2 meq/100g 

Buffer pH %Saturation 
Phosphorus (P) M3 148 ppm %sat meq 

Potaulum (K) M3 49 ppm I K 0.6 0.1 

Calcium (Ca) M3 4342 ppm Ca 97.8 21.7 

Magnesium (Mg) M3 31 ppm I Mg 1.2 0.3 

Sulfur(S) M3 21 ppm H 0.0 0.0 

Boron(B) M3 0.3 ppm - "1 Na 0.3 0.1 

Coppor(Cu) M3 15.4 ppm 

Iron (Fe) MJ 172 ppm KJMg RoUo: OA~ 
Ma~>ganooo (Mn) M3 17ppm - I Co/Mg RoUo: 81.50 

Zinc (ln) M3 8.7 ppm 
Sodlum(Na) M3 15 ppm • Soluble Salts 

Ot-ganie Matter 

Nitrate Nitrogen 

SOIL FERTILITY GUIDELINES 

Crop : Tomatoes Yield Goal : 20 Optimum Rec Units: LB/ACRE 

Pb•J LIME ~-· I N I P1 0s I K,O I Mg I s I BICuiMn I Zn 1 Fe 

0 0 I 200 I 50 I 250 I 25 I 0 I 1.4 I o I 4 I 0 I 
Crop: Rec Units: 

I I I I I I J I I I 
Comments: 

Tomatoes 
· Broadcast or band all P205, micronutrients, and 25% of the recommended N and K20 in the bed area. 
Begin performing tissue analyses at mid-bloom weekly or bi-weekly. 
Band additional N and K20 3 inches deep in the beds' shoulders accord ing to tissue analysis results. 
Drip Irrigated Tomatoes: Apply 0 to 70 lbs of N preplan!. Inject approximately 1.5 to 2.51b NfA/day and 1.5 to 3.0 lb 
K20fA!day depending on the stage of development and tissue analyses results. 

M3-Mehlich3 BPH-Limolndox 1:1- WaterpH 

Analysis PfOj)ilred by: Waypoint Analy1ical Florida. Inc. 
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Exhibit 4.A 

WCRO Public Facility Analysis & Table 

 
The proposed amendment will reduce the development potential on the ITG/WCR site from 3,897 
units to 1,477 units, and from 350,000 square feet of commercial uses to 142,182 square feet of 
commercial uses.   
 
1. Mass Transit:  The nearest bus stop to the WCR/ITG site is approximately 9 miles away 

at Southern Boulevard and Seminole Pratt Whitney Road, which services Route 40.  The 
applicant has indicated that they will provide any bus stop boarding and alighting 
easements desired by Palm Tran, and retain policy language in Policy 1.11-e.6 to 
accomplish this. Additionally, there is an additional policy proposed that the developer 
would provide a trolley that would take residents of this project to the Westlake town 
center, located along Seminole Pratt Whitney Road.   

 
2. Potable Water & Wastewater:  The Palm Beach County Water Utilities Department 

(WUD) is the potable water, wastewater and reclaimed water service provider for the 
WCR/ITG property.  In a letter dated August 4, 2017, WUD indicates that they have the 
necessary capacity to provide the required level of service at the proposed density and 
intensity.  The letter goes on to indicate that the nearest water and sewer pipes are located 
at Hamlin Blvd and County Park "F" (12" water main, and 8" force main), and 2 miles east 
of the property at Seminole Pratt Whitney Road & 64th Place North (30" water main, and 
20" force main).   

 
3. Environmental:  According to the applicant's "natural features and inventory map" for the 

WCR/ITG site, prepared by WGI, "due to the current condition and use of the subject 
property, there are no significant environmental concerns." It goes on to note that "there 
are numerous remnant freshwater wetlands scattered throughout the property" but these 
are low quality and isolated.  Furthermore, "lack of quality habitat makes it improbable for 
any listed animal or plant species to occur on the site." However, it notes that transient 
species may forage on the property.  The Department of Environmental Resources 
Management has not offered any formal comment on the proposed project.  However, 
they have been instrumental in understanding the efforts to restore potential flow to the 
Loxahatchee River and how the Indian Trails Grove site figures in to that ongoing process.  
As of the writing of this staff report, it is understood that several options include using a 
significant portion of the western area of the site for either flow, treatment, mitigation, 
and/or storage (depending upon the model and concept) in restoring and enhancing the 
hydrology between the Everglades and the wild and scenic Loxahatchee River. 

 
4. Drainage:  The professional engineer for the applicant, Richard E. Elsner, PE, in a letter 

dated August 3, 2017, stated that the WCR "property is located within the South Florida 
Water Management District's L-8 Basin and is currently permitted under Permit No. 50-
2564-S.  Legal positive outfall will be provided by the L-8 Canal which is connected to the 
subject property via existing drainage canals."  Additionally, the Comprehensive Plan 
already incorporates policy language that would make available 640 acres for regional 
drainage purposes at the northwesternmost corner of the proposed project area, adjacent 
to the JWCWMA and the M-O Impoundment Basin.  This could provide up to 5,000 
acre/feet of additional storage capacity for the Indian Trail Improvement District (ITID), 
which has a long identified need for additional discharge, or an equivalent storage area 
to offset the lack of discharge during peak storm events. The ITID has provided a letter of 
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support (Exhibit 5.B) endorsing the proposed amendment due to the reduction in impacts 
upon their residents, facilities, and citing the benefit of the 640-acre impoundment area to 
the District. This provision is not affected by the proposed amendment.   

 
5. Health Impacts:  The Department of Health indicated they have no objections regarding 

the proposed amendment; Health noted that “the utility infrastructure is mostly in place 
(and easy to expand in the AGR), and the ITG site would require major extension to an 
existing utility system.” 

  
6. Library:  The Library Department has not provided comment on the proposed 

amendment.  
 
7. Sherriff:  The Palm Beach County Sherriff’s Office has not provided comment on the 

proposed amendment. 

VIII. Public Facilities Information 

A.  Traffic Information 

 Current FLU Maximum Conditioned or 
Concurrent 

Max Trip Generation 46,732 daily trips 19,863 18,847 daily trips  

Trip Increase Max. Reduction of 26,869 27,885 daily trips  

Trip Inc. Conditioned 
or Concurrent 

None 

Significantly impacted 
roadway segments 
that fail 
Long Range 

None None  

Significantly impacted 
roadway segments for 
Test 2 

None None  

Traffic Consultant Bryan Kelley, Simmons & White 

B.  Mass Transit Information 

Nearest Palm Tran 
Route(s) 

Palm Tran Route 40 runs along Southern Boulevard approximately 4.7 miles 
south of the subject property. 

Nearest Palm Tran 
Stop  

The nearest stop is at the intersection of Southern Boulevard and Seminole 
Pratt Whitney Road which is 7+ miles from the subject property.  The applicant 
expects that Palm Tran will have no comments similar to the Minto West project.

Nearest Tri Rail 
Connection 

Route 40 has a direct link to the Downtown West Palm Beach Tri-Rail Station. 
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C.  Portable Water & Wastewater Information 

Per the letter from the Palm Beach County Water Utilities Department dated August 4, 2017, capacity is 
available to service the Property.  

Potable Water & 
Wastewater Providers 

Palm Beach County Water Utilities Department 

Nearest Water & 
Wastewater Facility, 
type/size 

The nearest potable water mains and sewer mains are located in (1) Hamlin 
Boulevard at PBC Park “F” (12” water main and 8” force main) and (2) Seminole 
Pratt Whitney Road, at 64th Place North, approximately 2 miles east of the 
subject property (30” water main and 20” force main) 

D.  Drainage Information 

The subject property is within the SFWMD L-8 Basin and is currently permitted under Permit No. 50-
02564-S.  Legal positive outfall will be provided by the L-8 Canal which is adjacent to the west side of the 
subject property.  Please see Application Attachment J for Drainage Statement prepared by GLH 
Engineering. 

E.  Fire Rescue 

Nearest Station Palm Beach County Fire-Rescue Station #22 

Distance to Site Approximately 2.41 miles 

Response Time TBD 

Effect on Resp. Time Please see letter from the Fire-Rescue Department in Attachment K. 

F.  Environmental 

Significant habitats or 
species 

The existing land use and vegetative associations are typical of an intensive 
agricultural operation.  Virtually the entire property is under cultivation for 
various vegetable row crops such as lettuce, tomato, cabbage, and other 
varieties.  Remnant freshwater systems are scattered throughout the 
assessment area from agricultural operations that commenced back in the 
1950’s and 1960’s as was typical during this era.  Most of these wetland areas 
have been significantly impacted by invasive exotic vegetation to the point that 
little native vegetation coverage remains and wildlife usage is extremely limited.  
Please see Attachment L for the Environmental Assessment prepared by the 
Wantman Group. 

Flood Zone* A majority of the property is located in Flood Zone “B” with a small portion (along 
the southwest side) being located in Flood Zone AO – Depth 1.0’.  Please see 
Attachment M for Floodplain Statement prepared by GLH Engineering. 

Wellfield Zone* The subject property is located outside of the wellfield protection zones.  Please 
see Attachment M for Wellfield Protection Zone Map & Wellfield Statement 
prepared by GLH Engineering. 
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G.  Historic Resources 

According the Florida Department of State Division of Historical Resources, the Florida Master Site File 
does not list any recorded cultural resources within the Property boundary. See Application Attachment N. 

H.  Parks and Recreation - Residential Only 

Park Type Name & Location Level of Svc. 
(ac. per person) 

Population 
Change 

Change 
in 

Demand 

Regional Okeeheelee Park, 7715 
Forest Hill Boulevard, West 

Palm Beach, FL 

0.00339  
 
 

-5,533  
-5,784 

persons 

-18.76 
 -19.67 
acres 

Beach Phil Foster Park, 900 E. Blue 
Heron Boulevard, Riviera 
Beach, FL 33404 

0.00035 -1.94  
-2.02 
acres 

District Samuel Friedland Park, 18500 
Hamlin Boulevard, 
Loxahatchee, FL 33470 

0.00138 -7.64  
-7.98 
acres 
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Exhibit 4.B 

Traffic Division Letter/Applicant’s Traffic Study 

Please visit the County's website for Applicant's Traffic Study: 
http://discover.pbcgov.org/pzb/planning/Pages/Active-Amendments.aspx  
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Exhibit 4.C 
Potable Water and Wastewater Letter 

 

 
  

Water Utllltles Department 
E11glneerlng 

8100 l'oresl Hill Blvd. 

Wes1 Palm !leach, FL 33413 

(561) 493-6000 

Fax: (561) 493-6 113 

www .pbcwale ... com 

• 
Palm Beach County 

Board of County 
Commissioners 

Paulelte Burdick, Mayor 

Melissa MCKinlay, Vice Mayor 

Ha I R. Valeche 

Dave Kerner 

Steven l.. Abrams 

M~ry LOU B~rg~r 

Mack Bernard 

county Administrator 

Verdenia C. Baker 

.. An Eqtral Opportunity 
ltffiJ'mCJCiV£ A('fion EmiiiOytr .. 

~ pr/nfted on sustainablo 
160' and tccyclod paper 

August 4, 2017 

Morton 
3910 RCA Boulevard 
Palm Beach Gardens, Fl. 3341 0 

RE: Indian Trails Grove 
Service Avai lability Letter 

Dear Ms. McClellan: 

This is to confirm that the referenced proiPerty is located within Palm Beach 
County Utility Department (PBCWUD) utility service area. PBCWUD has 
the capacity to provide the level of service required for the proposed future 
land use of 1,583 dwelling units, 20,312 SF of office and 121 ,870 SF of 
retail. 

A 12" potable water main and 8" wastewater forcemain are located within 
Hamlin Blvd approximately 1200 feet from the subject property at the 
northern limits of the property. A 12" potable water main and 4" wastewater 
forcemain are located within 180ih Avenue N approximately 1000 feet from 
the subject property at the southern limits of the property. 

Please note that this letter does not constitute a final commitment for 
service until the final design has been approved by PBCWUD. 

If you have any questions, please give me a call at (561)493-6116. 

Sincerely, 

~~lr\._Q -1 
Jackie Michels, P.E, 
Plan Review Manager 
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Exhibit 4.D 

School District Letter 

 

 

July 23, 20 IS 

THE SCHOOL DISTRICT OF 
PALM BEACH COUNTY, FL 

PLANNING AND INTERGOVERNMENTAL RELATIONS 
3300 FOREST HILL BLVD., SUITE B-102 
WEST PAlM BEACH, FL 33414 

PHONE: 561·434·8020 I FAX: 561-434-8815 
WWVJ.PALMBEACHSCHOOLS.ORG/PLANNING 

Mr. Chris Barry, AICP 
Urban Design Kilday Studios 
610 Clematis, Suite CU02 
West Palm Beach, FL 33401 

KRISTIN K. GARRISON, A.I.C.P 
DIRECTOR 

MICHAELJ. BURKE 
CHIEF OPERATING OFFICER 

STEVEN G. BONINO 
CHIEF OF SUPPORT OPERATIONS 

RE: FUTURE LAND USE ATLAS AMENDMENT FOR INDIAN TRAILS GROVE 

Dear Mr. Barry: 

The Palm Beach County School District has reviewed the above referenced future land use map amendment FLU). 
The FLU request is from Agricultural Production (AP) in prut, and Rural Residential of I unit per 10 acres (RR-
10) in part, to Rural Residential of I unit per 1.25 acres (RR-1.25) in whole. 

As indicated in the application the subject property is 4,929.304 acres in size and is located iu the unincorporated 
area of Palm Beach County. The subject site is located approximately 2 miles west of the intersection of Seminole 
Pratt Whitney Road and Orange Boulevard. The existing future land use permits a maximum of365 units while the 
proposed future land use will allow a maximum of 3,943 units. The net increase is 3,578 units as a result of the 
requested FLU. 

According to the School District's adopted student multipliers, there would be 1,038 potential students generated 
from the proposed land use change (537-elementary school, 215-middle school, 286-high school). The following 
table shows projected school enrollments for school year 201 5/16 and 2019/20 as well as the projected utilizations 
with additional students generated from the subject property for the schools cuJTently serving the property. 

Schools Capacity Enrollment Enrollment New Students From Utilization Utilization 
(15/16) (19/20) the Subject Property (15/16) (19120) 

Frontier Elementary 900 551 520 537 121% 117% 

Osceola Creek Middle 1075 6()7 651 215 77% 81% 

Seminole Ridge High 2463 2321 2086 286 106% 96% 

.. Note: Utthzatton =(Enrollment+ New Students from the Subject Property) I Capactty 

The School District of Palm Beach county, Florida 
··=·--·~·~-A·'iop-fhilell'District by tlfeFioi'idlfOe;rartl'ife1W1>f Etlontio1,·stm:e-1.005·~-·-·- ··-·--~--··--·"·-·· 

An Equal Education Opportunity Provider and Employer 
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Page 2. of 2 
Date: JULY 23, 2015 
RE FUTURE LAND USE AMENOMNET-INOIAN TRAILS GROVE 

Since this is a future land use amendment request, utilization at adjacent schools were not reviewed. The table 

shows the elementary school utilization exceeding 100% in the school year 2015/2016 and the school year 
2019/2020 and the high school in 2015/2016. The projections do not factor in as yet the impacts from approved 
developments. This will be done this upcoming year closer to their schedule for development. 

This FLU amendment will require mitigation from the developer for public schools in some form in order to keep 
the schools from becoming overcrowded resulting from the direct impacts from the subject FLU. A preliminary 
meeting with the deve·loper indicated land being dedicated to the School Board for public schools. School District 
staff would like an opportunity to furtlher discuss mitigation prior to the Board of County Commissioners' public 
hearing on the subject FLU amendment . 

Please also be advised that school age children may not be assigned to the public school closest to their residences. 
School Board policies regarding levels of service or other boundary policy decisions affect school boundaries. 

if you have any questions regarding this letter, please feel free to contact me at (561) 882-1937. 

Manager 

cc: Lorenzo Aghemo, Palm Beach County Planning Department 
Steve Bonino, School District of Palm Beach County 
Kristin Garrison, School District of Palm Beach County 
Jason Link, School District of Palm Beach County 

The S·chool District of Palm Beach County, Florida 
-=-··--.,·-· ··-·~~ ... - .. ~--~-· !l. Top·Rated·Dfstr!ct-by·the·flcr!da O::p::rtmc~t·of Educ::tlon-Sfr.ce-2COS -~-.. -·~·-·~·---,·="-"" ..... 

An Equal Education Opportunity Provider ond Employer 
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THE SCHOOL DISTRICT OF rJ ·"··~"00"'~· ~ g E PlANNING AND INT£RGOVERNMENTAL RElATIONS 

~ , et 1: 3300 FOREST HILL BOULEVARD, SUITE B-102 

KRISTIN K. GARRISON, AICP 
D IRECTOR 

DONALD E. FENNOY II, Eo.D. 
CHIEF OPERATING OFFICER 

WANDA F. PAUL 
CHIEF OF FACILITIES MANAGEMENT 

ett<:H <lOU • WEST PALM BEACH, fl 33406 

Application 

PHONE: 561-434-8020 I FAX: 561-434-8815 
WWW.PALM8EACHSCfi00LS.ORG{PLANNING 

SCHOOL CAPACITY AVAILABILITY DETERMINATION 

Submittal Date 08/24/2017 

SCAD# 17080701F - Future Land Use Atlas Amendment 

FLU /Rezoning/D.O. # LGA 2018-008 

Property Address I PCN# 00-40-42-17-00-000-7000 I 18033 70'" Rd . N. and more 
---

Development Name Indian Trai ls Grove 

Owner/ Agent Name 
Palm Beach West Associates I, LLLP by Palm Beach west 1 Corp/ 
JMorton Planning & Landscape Architecture 

Planning Area I SAC No. 8/420H 

Proposed Unit Number & Type 
1,582 Residential Units Maximum · Proposed 
3,897 Residential Units Maximum - Current 

Elementary School Middle School High School 
FY2018/ FY 2022 FY2018/ FY 2022 FY2018/ FY 2022 

# of New Students Generated 238/238 95/95 127/127 

Impact Review Capacity Available • -14'1~/-11\0~ -344/ -41\6 ·781/ ·901 

Utilization Percentage • 276%/290% 132%/143% 132%/137% 

• Includes impact from major developments (Arden, Westlake & Avenir) in surrounding areas. 

1 • To mitigate impacts at the District Elementary School level, the 
property owner is required to convey to the Palm Beach County 
School District a 15-acre elementary school site and, 

2. To mitigate the impacts at the District Middle School level, the 
property owner is required to convey to the Palm Beach County 
School District a 25-acre middle school site, or to provide financial 

Staffs contribution of $1,372,870 for modular classrooms prior to issuance 

Recommendation Approva l with Conditions 
of first building permit. 

3 - This approval is valid from 9/29/2017 to 9/28/2018 or the 
expiration date of the site-specific Development Order (D.O.) 
approved during the validation period. 

4- A copy of the approved D.O. needs to be submitted to the School 

District Planning Department prior to 9/28/2018 or this 

determination w ill expire automatically. 

Comment 
School age children may not be assigned to the pvblic school closest 

to their residences. 

September 29, 2017 

Date 

Joyce C. Cal, Senior Planner joyce.cai@palmbeachschools.org 

Print Name & Tit le of School District Representative 

CC: Lorenzo Aghemo, Director, Palm Beach County Planning Department 
Kris Garrison, AICP, Oifector, School District of Palm Beach County 

The School District of Palm Beach County, Florida 

Email Address 

A Top-Rated District by the Florida Department of Education Since 2005 
An Equol Education Opportunity Provider and Employer 
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Exhibit 5.A 

Coalition of Boynton West Residential Associations Letter 

 

 

November I 0, 2017 

Richard Grosso, Esq. 

954-801-5662 
grosso.richard@yahoo.com 

Via email to BMDavis@pbcgov.org 

Bryan M. Davis, CNU-A 
Urban Designer/Principal Planner 
Palm Beach County Planning Division 

Dear Mr. Davis, 

I write on behalf of the Coalition of Boynton West Residential Associations (COBWRA) 
to strongly oppose the massive and unprecedented changes sought by Indian Trails Grove to the 
Comprehensive Plan' s land use policies governing uses in the Agricultural Reserve. The requested 
changes would fundamentally alter the County's long-held vision and strategy in this crucial 
region. 

Approval would convert county planning in the Ag Reserve into a bait and switch exercise 
and establish precedent that allows applicants to dictate what will happen where and when, with 
complete flexibility to maintain the private benefits of planning decisions for themselves while 
virtually eliminating all public benefits. It would essentially mark the beginning of the end of 
meaningful County governance of the Ag Reserve. It would replace a county • adopted vision 
based on real world planning considerations and a predictable set of rules with a mathematical 
formula of acreage and density exchanges to be employed by applicants as they desire, the 
implications of which could be felt county-wide. 

GL Homes is seeking a major modification to a comprehensive plan amendment it was 
granted just a year ago (Indian Trail s Grove WCR-AGR), based upon assumptions it now 
apparently claims weren' t accurate and approval conditions to which it no longer desires to adhere. 
The requested changes would substantially revise the Future Land Use Element' s Western 
Community Residential (WCR) and Agricultural Reserve (AGR) provisions and the previously 
adopted conditions of approval in Ord. No. 2016-041 , adopted just over one year ago. Most of the 
development density and intensity approved last fall for land in the northwest part of the County, 
outside of the Ag Reserve, would be relocated into the Ag Reserve. The assumptions and 
conditions of approval - which sprang from the asserted benefits of large scale planning of a 
unified development on a very large parcel of land, would be eviscerated, as that previously -
authorized development would instead be distributed among several smaller parcels, including 
preserves, in the Ag Reserve. 

Land use planning in the Ag Reserve is primarily about preserving farmland and providing 
services to the people who live in the region while benefitting and the county as a whole, including 
those in the true infill and redevelopment areas to where the comprehensive plan seeks to direct 
new development. This current request places the desires of the applicant over those 
considerations, and creates an "exchange" of development concept that converts the Ag Reserve 

1 
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from a "sending area", where agricultural preservation is the primary goal, into a " receiving area" 
for undesired and unplanned development approvals previously authorized elsewhere. 

The significant adverse intrusion that approval of the request would allow into this region 
is unacceptable, and it would establish the mechanism and precedent for even more unplanned 
transfers of development approved for elsewhere into our communities. The planning data and 
analysis regarding the impact to the lands and neighborhoods surrounding the proposed receiving 
areas appears to be very deficient. 

The very premise of this request is fundamentally flawed. lt seeks approval of massive 
amounts of development in one of the most specially designated and protected planning regions in 
the county. The project's claimed "public benefits" appear to be in the nature of "fixes" to 
problems the applicant now suggests were created by its own plan amendment approved just a year 
ago, but which last year the applicant convinced the county were non-existent. It claims an 
"entitlement" to the amount of development potentially authorized by last year's plan amendment, 
but seeks to avoid- by relocating that development to the Ag Reserve- the site-specific conditions 
and requirements upon which that approval was based. The strongly - asserted vehicular trip 
capture, mix of different land uses, and related benefits of the ITG amendment that were the basis 
for the 2016 decision would be virtually eliminated. It seeks however, to claim entitlement to the 
conceptually - approved development and the ability to relocate it to a new area of its choosing, 
claiming great resulting benefits to the northwest county, which would now avoid the threats posed 
by its very own 2016 approval. 

If claims made by the applicant in securing approval of the Indian Trail. Groves parcel were 
wrong, or if new information has changed the facts, then the County should reconsider last year' s 
approval -not relocate its impacts to the Ag Reserve. 

The request violates the intent and terms of the Comprehensive Plan' s Ag Reserve goals, 
objectives and policies, as well as regional and state planning goals. It also appears to be 
inappropriately trying to avoid the necessity of a Future Land Use Atlas amendment, and the 
governing legal standards, by seeking to allow the development approvalls it seeks via text 
amendments and subsequent development orders only. We explain further below. 

Impact on the Ag Reserve and Our Communities 

This "swap" of development would allow significant new suburban development into the 
Ag Reserve which will negatively impact the County' s $100 million dollar investment in 
agricultural preservation there, along with the attendant worsened traffic congestion, noise, 
diminished qua lity oflife, desirability and value of homes, crowding and other adverse community 
character impacts the Comprehensive Plan promises to prevent in this region. The requested plan 
amendment is grossly inconsistent with the Agricultural Preserve Master Plan (2000) (and would 
add more than 3000 additional units to this area, above and beyond the 14,000 units contemplated 
by the Master Plan. 

Approval of this request would further "checker-board" the Ag Reserve with greater 
development intrusions into fannland that, beyond the immediate impacts of displacing fanns and 
reducing the value of communities and homes, would be used to justify furtl1er additional 
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intrusions and displacements. This is the history of such decisions in the past, was an argument 
made successfully by this applicant last year in support of the ITG FLUA amendment, and is a 
claim it makes now- the farms in the West Boynton area should be developed because of past 
approvals. This approval would obviously open the door for others just like it. 

Indeed, that potential would be specifically enabled by this proposal, which would convert 
the Ag Reserve from a sending area for development rights into a receiving area, by, for the first 
time, authorizing and creating the mechanism for future transfer of planned development densities 
from outside the Ag Reserve into the Ag Reserve. The proposal would relocate most, but not all, 
of the units planned in last year's lTG amendment into the AgReserve. The applicant would retain 
the remainder to be transferred there also - perhaps as early as the next round of plan amendments. 
Call ing agricultural land retention in the Western Communities the " reservation" of land in the Ag 
Reserve and relocating development approved for those areas into the Ag Reserve would 
completely upend decades of planning for this area. The Ag Reserve has been given the highest 
level of comprehensive planning protection for its geographic location, consistently warmer 
climate, and soils- and produces such a great amount of the country's winter vegetables while 
providing substantial water recharge functions and buffering the Loxahatchee National Wildl ife 
Refuge from the impacts of development- and would now become a focal point for new high
density development approvals on existing preserves both east and west of State Road 7. The 
planning data and analysis regarding these impacts is entirely inadequate. 

For these reasons and others, the proposed plan amendments violates state planning law, 
and the comprehensive plans of the county and the region. 

Violation of State Land Use Regu·irements 

The proposal is inconsistent with section 163.3 I 77(6) (a), Fla. Stat, which mandates that 
the future land use plan and amendments "shall be based ·upon surveys, studies, and data regarding 
the area . .. including ... the "character of undeveloped land". 

Affirmatively relocating development from outside of the Ag Reserve to the Ag Reserve 
ignores the unique and important character of this land. Also, as mentioned above, there is very 
insufficient data and analysis as to the individual and cumulative impacts of the major change to 
the comprehensive plan that would relocate the currently proposed development into the Ag 
Reserve and the potential impacts if similar transfers that would be facilitated by the transfer 
mechanism and precedent created by this application. 

Statutory Land Use Map Requirement: Fails to Reflect the County Comprehens ive Plan 

We believe it is improper to seek to change the allowed uses and densities/ intensities 
within tl1e Ag Reserve without changing the Future Latld Use Atlas/ Map. State planning law 
requires that the specific "distribution, location, and extent" of the development densities and 
intensities "shall be shown on a land use map or map series" § 163.3177 (6) (a), F la. Stat. 

Section 163.3177 (2), Fla. Stat., requires the Future Land Use Atlas to affirmatively 
"reflect" the goals, objectives and policies in the County' s comprehensive plan. This is the 
" internal consistency" requirement, and is among the strongest requirements in the law. 
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The proposed change would violate this statutory mandate because it would be inconsistent 
with and fail to reflect the following key (not exhausti ve by any means) provisions of the 
comprehensive plan's Future Land Use Element: 

1. The purpose and vision of the Future Land Use Element ... 

"to delineate (the/ County's vision of how the communities within it are created, 
en/zancetl and maintainetl The F:lement is the nucleus of the County's Comprehensive 
Plan. ***The Future Land Use Element is intended to guide the location, type, intensity 
and fiH'm of various types of development patterns that respect the characteristics of a 
particular geographical area. " 

*** 
"The protection of the quality of life for present ant/future citizens is undermined by 

piecemeal development. *** This requires a framework as the basis for providing land 
use decisions that create and maintain sustainable communities. " 

This fundamental vision and purpose would be completely violated by allowing a builder 
to decide where development will happen and when, based on its changing desires. Approval of 
this proposal would not be the county guiding development per its vision, but allowing a builder 
to decide in 2016 that it wants to build in one place and then change its mind in 2017. It would 
supplant the Comprehensive Plan' s vision with that of an individual builder on the most 
fundamental decisions a plan makes, precluding any ability of county citizens to rely on the 
comprehensive plan' s designations and poli cies. 

2. Obj. 1.1 Managed Growth Tier System : Palm Beach County shall implement the 
Managed Growth Tier System strategies to protect viable existing neighborhoods and communities 
and to direct the location and timing o.ffuture developmefll within 5 geographically 5pecijic Tiers 
to: 
* Preserve, protect, and in1prove the quality of natural resources, environJnentally sensitive 
lands and systems by guiding the location, type, intensity, and form of development; 
* Accommodate future growth but prohibit further urban.1prawl by requiring the use of 
compact forms of sustainable development; 
* linhance existing communities to improve or maintain livability, character, mobility, and 
identity; 
* Protect agricultural landfor farm uses, including equestrian uses; 

This objective would be violated by allowing unique and prized farmland resources in the 
Ag Reserve to be paved over by suburban development that will harm, not improve, the livability, 
character, mobility, and identity of our communities. 
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3. Policy 1.4-a: The Counly shall pro/eel and maintain the rural residenlial, equeslrian and 
agricultural areas wilhin !he Rural Tier by: J. Preserving and enhancing the rural 
landscape, including historic, cultural, recreational, agricullura!, and open space 
resources; 2. Providing facilities and services consistent with the character of the area; 3. 
Preserving and enhancing natural resources: and, 4. Ensuring development is compalible 
with the scale, mass, intensity of use, height, and character of the rural community. 

4. Obj. LS. The purpose qf !he Agricultural Reserve is to preserve unique farmland and 
wetlands in order to enhance agricultural aclivity, environmental and water resources, 
and open space, by limiting uses to agriculture, conservation, low densily residential 
development, and non-residential uses which serve the needs qf farmworkers and residents 
of the Ag Reserve 1/er. 

This policy and objective would be violated for the reasons discussed above. Surely, 
affirmatively re-locating development from outside the Ag Reserve into the Ag Reserve is the 
opposite of what this objective requires. 

5. Policy 2.1-f: 

The Jus tification Statement must demonstrate tltat a change in ftn FLUA designation is 
warranted and rm1st adequately demonstrate the following two factors: 

• The proposed use is suitable and appropriate for the Subject Site; and 

• There is a basis for the proposed FLU Land Use designation for the Subject Site based 
upon one or more of the following: 

• Changes in the FLU designations on adjacent properties or properties in the immediale 
area and associa!ed impac/s on the Subject Site; 

• Changes in the access or characteristics of the general area and associaled impacts on 
the Subject Site; 

• New information or change in circumstances which affect/he Subject Site; 

•Inappropriateness of the adopted FLU designation; or 

• Whether the adopted f"lU designation was assigned in error. 

This is a ~Iarin~ inconsistency with the proposed amendment, which fails completely 
to explain what changed in one year. The justification statement describes the amendment in 
terms of how the new [reduced] densities at the ITG site may be appropriate for that site, but not 
any circumstance that have changed since September 2016 to make the conceptual plan approved 
then inappropriate for that area and now appropriate to re-locate to the Ag Reserve in West 
Boynton. The " changed circumstances" to which it refers are land use plan changes adopted prior 
to September 2016. 
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6. Policy 2.1-h: The County shall not approve site specific FLUA amendments that 
encourage piecemeal development. 

This would be piecemeal development, requiring fundamental changes to key parts of the 
Comprehensive Plans' Ag Reserve strategy and completely changing and relocating a conceptual 
plan adopted only a year ago. Responding entirely to t'he desires of the landowner, the County 
would abandon its long-held vision, and convert a freshly approved large - scale conceptual 
development plan into three smaller development plans which cannot match the internal trip 
generation - mixed use benefits of the former. 

In addition, the proposal is inconsistent wi th the goals of the AR Master Plan: 

To preserve and enhance agricultural activity and environmental and water resources in the AC 
Reserve and produce a master development plan compatible with these goals. 

That PI an was adopted to protect the "critical nature of the area to environmental and 
water resources in the area" 

As explained throughout tnis letter, transferring development from outside of the Ag 
Reserve to remove forever hundreds of acres of the very farmland the Plan seeks to preserve 
undermines thi s goal. Approval of this proposal would make a mockery of all that has come 
before - removing any integrity from the comprehensive plan and rendering past 
preservation and enhancement all temporary. It adds a sentence to each adopted goal and 
policy that reads, in essence, " until a developer decides it wants to build on the land." 

Violates the State Requirement to Discourage Urban Sprawl 

The requested amendment would fai l to discourage the proliferation of urban sprawl as 
required by Section 163 .3 177 (6) (a) 9, Fla. Stat Among other reasons, 

• It "[p ]romotes, allows, or designates for development substantial areas of the jurisdiction 
to develop as low intensity, low-density, or single-use development or uses. 

The applicant's reasoning - that the amount of land involved here isn't a large percentage 
of the county' s overall land mass- is unconvincing. Both individually, and cumulatively, 
this is a lot of land, and it would be developed at very inefficient low-densities, as opposed 
to the higher densities in major urban areas as contemplated by the law. By t'he applicant's 
standards, no plan amendment is sprawl unless it by itself applies to the majority of the 
county's land mass. 

• It " [fJails to adequately protect and conserve natural resources" by bringing more suburban 
development closer to the Loxahatchee National Wildlife Refuge. 

• It " [fJails to adequately protect adjacent agricultural areas and activities, including ... 
unique, and prime farmlands and soils" by authorizing the direct displacement of about 900 
acres of the unique and prized farmland in this County with suburban development and 
public facili ties, and creating the opportunity for much more of the same. 
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• It "[f]ails to provide a clear separation between rural and urban uses." 

If approved, the separation between the county's farming region and its suburbs would be 
further obliterated and support would be lent for a complete disappearance of any 
separation. This factor isn' t about buffers measured in hundreds of feet, but about large
scale creation and separation of distinct regions. 

• It "(d)iscourages or inhibits infill development or the redevelopment of extstmg 
neighborhoods and communities", because of the reality that, as long as developers can 
continue to get approval to build subdivisions out west, nei ther they, nor a meaningful 
amount of the County's limited public service and facility budgets wi ll revitalize the 
eastern communities most in need of such investment. 

• It "[f]ails to encourage a functional mix of uses" by losing the larger -scale mixed-use 
benefits upon which last year' s approval was based for the lTG site and breaking up the 
development plan into three smaller parcels in the Ag Reserve while leaving a significant 
number of units on the ITG site without the perceived larger scale mixed-use benefits. The 
vehicular trip capture, the mix of different land uses, and the related benefits of the lTG 
amendment that were the basis for the 2016 decision would be lost. 

• It "[r]esults in the loss of significant amounts of functional open space", again, by replacing 
significant open space in our communities, with suburban development. 

The rot·e, checklist claims in the application that the proposal triggers absolutely none of 
the relevant urban sprawl legal factors is impossible to accept. It ignores the most important part 
of the law. Section 163 .3177 (6) (a) 9, Fla. Stat. requires that "the evaluation of the presence of 
[the urban sprawl indicators] shall consist of an analysis of the plan or plan amendment within 
the context of features and charac teristics unique to each locality ... to determine whether the 
... plan amendment discourages urban sprawl." 

In Palm Beach County, replacing unique farmland in the western reaches of the county that 
has special planning protections, when there is more than enough land already planned for 
projected development needs elsewhere, is urban sprawl. A claim that the approval of this request 
would discourage, not encourage more, urban sprawl in Palm Beach County, with all due respect, 
cannot meet the straight face or the reality test. 

Regional Impacts 

If approved, the amendment would be inconsistent with the Treasure Coast Regional Policy 
Plan, including: 

• Regional Redevelopment G oal 5.1., which priori tizes the redevelopment, revitalization 
and in fill of existing neighborhoods and districts; 
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• Regional Strategy 5.1.1 , to identify and improve distressed and underutilized 
neighborhoods and districts; and 

• Regional Policy 5.1.1.2, which encourages redevelopment of existing urban areas to 
discourage sprawl. 

• Regional Economic Development Goals 3.1, 3.2 and 3.4, which encourage patterns of 
development and public investment to: 

I) 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. 

The planning data and analysis regarding the impact to the lands and neighborhoods 
surrounding the proposed receiving areas appears to be very deficient. 

• Regional Economic Development Policies 3.4.1.2, 3.4.2.1 and 3.4.2. 7, 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 investment and assistance to foster infill , redevelopment and refurbishing of 
infrastructure in existing urban areas. 

Violat.es the F undamental I ntent of the Law 

The state' s planning act establishes "the minimum requirements necessary to accomplish 
the stated intent, purposes, and objectives of this act [including] to maintain, through orderly 
growth and development, the character and stability of present and fu ture land use and 
development .... " . §163.3 161 (8), Fla. 

T he Flawed Premise of the Claimed Benefits 

The proposed school sites: are located on preserve land already encumbered with 
conservation easements, in a locatio·n where schools and all institutional uses are prohibited. Such 
a fundamental policy change to now allow schools west of SR 7 would even further weaken the 
planning strategies currently design-ed to discourage development in the region. As for the park 
and water management sites, it is not at all clear that those dedications would allow cost - effective 
public facilities that do more than ameliorate the impacts of this applicant's own developments. 

Perhaps the primary claimed "benefit" of the proposed swap is the asserted preservation of 
3700 acres of farmland in the Loxahatchee/ Indian Trails region. The proposal, however, is not to 
deed restrict the land for permanent farming uses in perpetuity, but simply to set it aside for now, 
while retaining full title and options for the future - including development approval to be built 
there or transferred elsewhere. Even if the proposal did seek to ensure permanent agricultural 
preservation, such a concept is completely undermined by the practice of converting "preserves" 
to development uses, as is proposed by this very application, which asks the County to renounce 
prior conservation easements. This approach views preserves and restrictions as temporary claims 
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of convenience, binding only unti l an applicant changes its mind. Additionally concerning is that 
the applicant is proposing to maintain, not repeal, the land use designation that was approved for 
the ITG parcel last year, thus facilitating future conversion back to development uses. 

COBWRA urges the County to re-establish an understanding of integrity and reliability 
into the preserved part of the Ag Reserve and put an end to the constant requests to build on 
previously "preserved" land. If the County would simply decline to make additional changes to 
the comprehensive plan in this region, the area would reach build out, as contemplated by the plan, 
development requests would subside, and development and investment would truly be directed to 
the County' s true inftll areas, fulfilling one of the Comprehensive Plans key priorities. 

This claim of a public benefit in the form of agricultural protection, and the same claims 
made regarding protection for natural resources and neighborhoods are a particularly troubling 
aspect of this " swap" proposal. Just a year ago this a pplicant filed an extensive application 
that asserted unequivocally that the ITG planned development provided fully adequate 
protections for farmland, natural resources and existing neighborhoods- indeed more than 
was required. Based on that application, the County made extensive findings about the 
compatibility of the proposal with the surrounding lands. 

One year later, however, the threatened impacts to those r esources and 
neighborhoods are cast as problems that would be solved by approval of the current 
proposal. This is the same farmland that, just last year, this applicant claimed was long-planned 
for development and unimportant to preserve. These are the natural resources and the 
neighborhoods, that, just last year, this applicant claimed were more than adequately protected 
from the development it sought to build in the area. We have appended to this letter a comparison 
of the representations made then about how well protected the farms, resources and people of 
Indian Trail Groves would be under the 2016 approval, to the current claims about how the current 
proposal is needed to prevent the resulting development threat. It is hard to avoid a sense that no 
claim or commitment can truly be relied upon in a process that, were this to be approved, may be 
devolving into a shell game where facts and projections of impacts change at the discretion of 
private development applicants. 

Conclusion 

COBWRA urges the County, in the strongest possible terms, to deny the application and 
decline to change the rules that prollect the Ag Reserve to suit the whims of the applicant and to 
force our communities to bear the burdens of the way- of -life altering impacts that the proposal 
would bring to us and the Ag Reserve. 

We thank you for considering our grave concerns about this major public policy proposal. 

Sincerely, 

Is/Richard Grosso /sf 
Richard Grosso, Esq. 

cc: Myrna Rosoff, COBWRA 
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APPENDIX 

Comparison of2016 and 2017 Statements about the impact on Farms, Natural Resources, 
and Communities 

In the 2016 ITG Application, represented unequivocal ly that the development that would be 
authorized was consistent with clear development trends and would be fully compatible with 
agricultural and natural resources in the area, and with the nearby residential development. In fact, 
the applicant argued that the ITG land use amendment would improve the current situation. 

T he current application, however, claims that removing o r reducing the threat posed by that same 
development to agricultural and natural resources and the nearby residents is the purpose and 
benefit of the now - proposed relocation of that development to the Ag Reserve. 

T he relevant excerpts follow: 

2016 Indian T rails G roves Application 

... the proposed density and intensity of the {lTG] property would be consistent with the original intent of the 
ewe Sector Plan. This project is to be developed as a Planned Unit Development .... Furthermore, the 
proposed project is compatible with the character of existing and planned development in the vicinity, will 
conserve open space, promote environmental sustainability and manage water resources, all of which were 
guiding principles of the ewe Sector Plan .... [Attachment to 16-C FLUA & Text Amendment Staff 
Report Indian Trails Grove (LGA 2016-017), at p. E-41] 

*** 
The sigmficant relative advantage of designating the subject property as a LUSA is the potential for the 
proposed development to create a transition and a buffer to existing conservation lands while also creating 
the potential to address longstanding drainage issues in the area which are clearly environmental benefits. 
[Attachment to 16-C FLUA & Text Amendment Staff Report Indian Trails Grove (LGA 2016-
0 17), at p. E -46 ] 

*** 
The proposed amendment would allow comparable residential density within the central western portion of 
PBe by converting properties currently used for agricultural purposes within an area which has seen continual 
development since the early 1960's. The proposed project will provide residences that will accommodate the 
future population of PBe and support the internal neighborhood commercial uses and the non-residential 
uses within the Minto West project. As shown in the aerials above the subject property was once wetlands 
as was the land area now known as The Acreage. Over time the subject property was converted into land 
used for agricultural purposes but conditions have and continue to change that warrant the request to amend 
the FLUA designation on the subject property to WCR_ The subject site is one of the 
last remaining farge scale agricultural production sites remaining from what is now construed as the 
Acreage. Once the 14,000+ lots within the Acreage were vested, remaining agricultural lands were left in an 
area that is predominately in residential use. The Indian Trails Grave project builds on current efforts to redress 
the historic land use imbalance in the ewe by providing an additional 350,000 s.f. of nonresidential 
development as part of the overall development. [Attachment to 16-C FLUA & Text Amendment Staff 
Report Indian T rail s Grove (LGA 2016-0 17), at p. E-48] 

*** 
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The Indian Trails Grave project will contribute to the long-term sustainability of the central western 
communities by providing a form of development that is compatible with The Acreage, protects the J. W. 
Corbett Wildlife Management Area by providing an appropriate transition and separation, and providing 
central services .... [Attachment to 16-C FLUA & Text Amendment Staff Report Indian Trails Grove 
(LGA 2016-017), at p. E-52, 57] 

... the proposed density and intensity of the [lTG] property would be consistent with the original intent of the 
ewe Sector Plan .... the proposed project is compatible with the character of existing and planned 
development in the vicinity, will conserve open space, promote environmental sustainabi/ity and manage 
water resources .... [Attachment to 16-C FLUA & Text Amendment Staff Report Indian Trails Grove 
(LGA 2016-017), at p. E-53) (Describing how the current agricultural use "is inappropriate") 

The project will provide an appropriate transition and separation between the development and the 
conservation area to the north and west. ... [Attachment to 16-C FLUA & Text Amendment Staff 
Report Indian Trails Grove (LGA 2016-0 17), at p. E-55) 

*** 
... will be designed in a manner that creates the appropriate transition I separation between the proposed 
development area and the J. W. Corbett Wildlife Management Area thereby protecting it from any potential 
impact from the proposed project. ... [Attachment to 16-C FLUA & Text Amendment Staff Report 
lndian Trails Grove (LGA 2016-01 7), at p. E-57,58] 

*** 
The proposed development is compatible with The Acreage by proposing a comparable density, not 
encroaching into the geographic boundaries of the neighborhood with development and respecting the 
social fabric. [Attachment to 16-C FLUA & Text Amendment Staff Report Indian Trails Grove 
(LGA 2016-0 I 7), at p. E-59] 

*** 
The Indian Trails Grove project provides a vast amount of open space which includes a variety of recreational 
uses and opportunities for the proposed residents and the general public. (Attachment to 16-C FLUA & 
Text Amendment Staff Report Indian Trai ls Grove (LGA 2016-017), at p. E-60] 

*** 
The {ITG]e project will be designed in a manner that creates the appropriate transition and separation 

between the proposed development and the J. W. Corbett Wildlife Management Area thereby protecting it 
from any potential impact from the proj.ect. {***] 

... a minimum of 66.67 percent of the site will be retained in Required Open Space. ***By strategically locating 
more than 50 percent of the open space on the perimeter of the site, the adjoining State-owned Moss property 
and Corbett WMA are protected from further encroachment of residential development. [Attachment to 
16-C FLUA & Text Amendment Staff Report Indian Trails Grove (LGA 2016-017), at p. E-6 1-
62, 90] 
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The {lTG) project will preserve approximately 1,068 acres of active agriculture I water resource area while 
also providing approximately 17miles of equestrian trails for the public. [Attachment to 16-C FLUA & 
Text Amendment Staff Report Indian Trails Grove (LGA 201 6-0 17), at p. E-63] 

The {lTG) project will be designed in a manner that creates the appropriate transition I separation between 
the proposed development area and the J. W. Corbett Wildlife Management Area. In addition, a vast amount 
of open space has been provided .... [Attachment to 16-C FLUA & Text Amendment Staff Report 
Indian Trails Grove (LGA 2016-01 7), at p. E-65] 

*** 
The amendment directs fu ture development to a specific geographic area in the Central Western 
Communities that will not have an adverse impact on natural resources and ecosystems. The design of {lTG) 
will protect adjacent natural resources and ecosystems. Those resources include the Moss Tract west of the 
site ond the Corbett Wildlife Management A reo (Corbett WMA) north and west of the site. To protect these 
natural resources and systems, the amendment provides 1, 708 acres of contiguous open space (the 1,068 
acres being part of the Exterior Open Space) on the western and northern perimeters of the site, buffering 
the Moss Tract and Corbett WMA from potential effects of future development and directs growth away 
from them. [Attachment to 16-C FLUA & Text Amendment Staff Report Indian Trai ls Grove (LGA 
2016-0 17), at p . E-67, 78] 
*** 
The {lTG] plan directs development away from adjoining properties and existing natural resources and 
ecosystems by providing significant spatial separations to adjoining lands. These separations are a minimum 
five times that required under the current ULDC regulations, and, relative to the Corbett WMDIMoss Tract, in 
many places fifty times that required by ... the ULDC. ***These design standards also are intended to make 
{lTG] compatible· with the surrounding area of only 0.8 units per acre. [Attachment to 16-C FLUA & Text 
Amendment Staff Report Indian Trails Grove (LGA 20 16-01 7), at p. E-68, 80] 

The amendment provides for a minimum of 1,000 acres of active agriculture to continue onsite after 
development, as part of the 1, 708 acres of open space set aside on the western side of the site. [Attachment 
to 16-C FLUA & Text Amendment Staff Report Indian Trails Grove (LGA 20 16-017), at p. E-90] 

*** 
This open space will protect the natural resources and environmentally sensitive lands adjacent to the subject 
property by serving as a buffer between those resources and while also providing the opportunity to improve 
the quality of these resources through .stormwater management. (Attachment to 16-C FLU A & Text 
Amendment Staff Report Indian Trails Grove (LGA 20 16-01 7), at p. E-99] 
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2016 Indian Trails G roves Zoning Application (since wi thdrawn) 

While the ewe Sector Plan was never implemented, the proposed density ond in tensity of the Indian 
Trails Grove pro.Perty would be consistent with the original intent of the ewe sector Pion. This project is 
intended to be developed as a Western Communities Residential (WCR) Development with a density of 1 
unit per 1.25 acr es (or 0.80 units per 1 acre). Furthermore, the proposed project will preserve the rural 
character, conserve open space, promote environmental sustainability and manage water resources, all 
of which were guiding principles of the ewe Sector Plan. 
[http ://discover. pbcgov. orglpzb/PD F /Indian Trai I sGrove/Zoni ng/20 16 _OS_ 23 _J usti fi cation_ State 
ment pdf (at p. S)] 
*** 
Parcel is located at the westernmost section of the overall PUO. As required by Policy 4.5-f -3, a minimum 
of 33.33% of the gross site acreage shall be provided in one Iorge contiguous open space land oreo and 
shall be depicted on the Conceptual Plan approved by the Board of County Commissions. The large set 
aside contiguous parcel is shown on the overall master plan and includes a total of 1,707.931 acres. "** 
The combined open space pods exceed the minimum required 33.33% (1623.694 acres) by approximately 
84 acres. The contiguous open space parcel provides additional green space and buffering for the future 
residents of the community. 
[http://discover. pbcgov.org!pzb!PDF/IndianTrai I sGrove/Zoning/20 16 _OS_ 23 _Justification_ State 
mentpdf (at p. I I )] 

... it would appear that the subject property was intended to be developed in a similar fashion to "The 
Acreage" (residential units on 1.25-acre lots). Over time the subject property was converted into land used 
for agricultural purposes but conditions hove and continue to change that warrant the request to amend 
the FLUA designation on the subject property to WCR. The creation of the Indian Trails Grove Overlay 
{ITGO), along with the necessary Map Amendments, will provide the regulatory framework to allow 
residential (and accessory commercial development) development on the subject property while also 
providing protective measures that will create o transition from rural/suburban development and other 
uses to existing and future conservation areas, specifically the J. W. Corbett Wildlife Management Area 
and Everglades restoration programs ond projects. *** 

Lastly, the creation of a new rural residential Future Land Use Atlas (FLUA) designation titled WCR, .8 
dulac. will allow for residential density on the subject property consistent with the densities provided in 
the ewe sector Plan. * **allowing the WCR FLUA designation on the subject property is justified because 
there has been o change in circumstances (correction in the single use pattern) that affects the subject 
property. [http ://discover. pbcgov.org/pzb/PDF /Indian Trail sGrove/Zoni ng/20 16 _ 05 _ 23 _Justificati 
on_Statementpdf (at pgs. 16-17)] 

*** 
The requested Rezoning of the 4871.57 acres included in this application is consistent with the current 
Future Land Use Amendment which is not only compatible with the density of the surrounding 
communities, it will also provide different housing and lifestyle choices f rom what currently exists in 
the Rural Tier. 
[http://discover. pbcgov.org/pzb!PD F/IndianTrai lsGrove/Zoning/20 16 _OS_ 23 _Justification_ State 
mentpdf (at p. 2 1 )] 

*** 
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... minimizes the environmental impacts to water, air, storm-water management, wildlife, vegetation, 
wetlands and the natural functioning of the environment by utilizing the majority of the lands as open 
space. A total of 3252 +/- Acres of open space is reflected on the Preliminary Development Plan, which 
equates to 66.67% of the overall site. The extensive lake system will have a positive effect on the natural 
environment by providing additional habitat and sanctuary for various species of wildlife. As stated in 
the FLUA Amendment, the overall Indian Trails Grove project has been designed to maintain the 
environmental integrity within the area including the encouragement to restore and protect the viable, 
native ecosystems and endangered and threatened wildlife within the surrounding area by limiting the 
impacts of growth on those systems; directing incompatible growth away from them; and by utilizing 
environmentally sound land use planning and development, and by recognizing the carrying capacity 
and/or limits of stress upon these fra:gile areas. The Indian Trails Grove project has been designed in a 
manner that creates an appropriate transition and separation between the proposed development and 
the J. w. Corbett Wildlife Management Area thereby protecting it from any potential impact from the 
project. [http :1 /eli scover. pbcgov .orglpzb/PD F /IndianT rai I sGrove/Zoning/20 16 _ 05 _ 23 _J usti fi cati o 
n_Statement.pdf (at pgs. 22-23)] 

*** 
By strategically locating more than 50 percent of the open space on the perimeter of the site, the 
adjoining State-owned Moss property and Corbett WMA are protected from further encroachment of 
residential deve·/opment. *** The preservation of 1,000 acres for agricultural production and dedication 
of 640 acres for the Indian Trails Improvement District (/TID} along the western limits of the site, the 
resulting development pattern reduces the travel distance to the on-site centers and civic areas for 
shopping, work, and recreation, which reduces energy consumption.*** the development plan is designed 
to concentrate development on a smaller footprint of the site (again less than 50 percent) through the 
clustering of units, density range, allocation of nonresidential uses throughout the development plan, and 
the transition of uses from the core to the perimeter. 
[http:// discover. pbcgov. orglpzb!PD F /Indian Trai I sGrove/Zoni ng/20 16 _ 05 _ 23 _J usti fi cation_ State 
ment.pdf(at p. 23)) 
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The Pending (2017) Application 

While the ewe Sector Plan was never implemented, the proposed density and intensity of the Indian 
Trails Grove pro.Perty would be consistent with the original intent of the ewe sector Plan. This project is 
intended to be developed as a Western Communities Residential (WCR) Development with a density of 1 
unit per 1.25 acres (or 0.80 units per 1 acre). Furthermore, th e proposed project will preserve the rural 
character, conserve open space, promote environmental sustainability and manage water resources, all 
of which were guiding principles of the CWC Sector Plan. 
[http://discover.pbcgov.org/pzb/planning!PDF/Amendments/ITG%20WCR.pdf (at p. 5, 7)] 
*** 

This proposed amendment is for a decrease in total residential units approved for the Property. The Indian 
Trails Grove project will contribute to the long~term sustainability of the central western communities by 
providing a form of development that is compatible with The Acreage, protects the J. W. Corbett Wildlife 
Management Area by providing an appropriate transition and separation, and providing central services. 
More specifically the {lTG] project, (a) is proposed to be developed at 0.8 units per 1 acre which is compatible 
with the densities of the surrounding area, ... will be designed in a manner that cre ates the appropriate 
transition and separation between deve.loped areas and the J. W. Corbett Wildlife Management Area thereby 
protecting it from any potential impact from the proposed development 
[http://discover.pbcgov.org/pzb/planning/PDF/Amendments/ITG%20WCR.pdf (at p. 5, 9)] 

••• 
The project will provide an appropriate transition and separation between the development and the 
conservation area to the north and west. 
[http://discover.pbcgov.org/pzb/planning!PDF/Amendments/TTG%20WCR.pdf(at p. 8)] 

*** 
The [lTG] project will be designed in a manner that creates the appropriate transition and separation 
between the proposed development and the J. W. Corbett Wildlife Management Area thereby protecJing 
it from any potential impact from the projecJ. 
[http://discover.pbcgov.org/pzb/planning/PDF/ Amendments/ITG%20WCR.pdf (at p. 11 , 14)] 

*** 
By strategically focating more than 72 percent of the open space on the perimeter of the site, the adjoining 
State-owned Moss property and Corbett WMA are protected from further encroachment of residential 
development. [http://discoverpbcgo·v.org/pzb/planning!PDF/Amendments/ITG%20WCR.pdf (at 
p. 12)] 

*** 

The [lTG] project will preserve approximately 2,912 acres of active agriculture I water resource area while 
also providing approximately 17 miles of equestrian trails for the public. 
[http://discover.pbcgov.org/pzb/planning/PDF/Amendments/1TG%20WCR.pdf (at p. 13)] 

*** 
The [lTG} plan directs development away from adjoining properties and existing natural resources and 
ecosys tems by providing significant spatial separations to adjoining lands. 
[http://discover.pbcgov.org/pzb/planningfPDF/ Amendments!ITG%20WCR.pdf (at p. 16)] 
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*** 
... the proposed amendment to the [lTG] Conceptual Plan .. .Provide for three-fourths of the overall site 
to be set aside for agriculture and water resources related uses (included therein is the 640 acre 
dedication to the Indian Trail Improvement District). 

[http://discover.pbcgov.org/pzb/planning!PDF/Amendments!ITG%20WCR.pdf(at p. 22-23)] 

...... 
The amendment directs future development to o specific geographic area in the Central Western 
Communities that will not have an adverse impact on natural resources and ecosystems. The design of 
[lTC] will protect adjacent natural resources and ecosystems. Those resources include the Moss Tract 
west of the site .and the ... (Corbett WMA) north and west of the site. To protect these natural resources 
and systems, the amendment provides 2,912 acres of contiguous open space (the 2,912 acres being part 
of the Exterior Open Space) on the western and northern perimeters of the site, buffering the Moss Tract 
and Corbett WMA from potential effects of future development and directs growth away from them. 
***The 1 mile separation from the Corbett WMD/Moss Tract for Sections 21 and 20 is twenty {20} times 
the minimum required by ... the ULDC, which requires, "a reduction in building intensity near natural areas 
and preserve areas by the creation of a minimum 50 foot buffer zone." The one mile separation from the 
Corbett WMO/Moss Tract for Sections 17, 18, 19, 30, and 3'1 is one hundred {100) times the minimum 
required by ... the ULDC. *** 

The {lTG} plan directs development away from adjoining properties and existing natural resources and 
ecosystems by providing significant spatial separations to adjoining lands. These separations are a 
minimum twenty times that required under the current ULOC regulations, and, relative to the Corbett 
WMO/Moss Tract, in many places one hundred times that required by ... the ULOC. 
[http://discover.pbcgov.org/pzb/planning!PDF/Amendments!ITG%20WCR.pdf(at p. 23)] 

*** 

The {JTGJ site contains active row-crop farming for such produce as sugar cane, tomatoes, green beans, 
peppers, squash, and Chinese vegetabfes. The amendment provides for a minimum of 2,912 acres of 
active agriculture to continue on-site after development, as part of the 3,552 acres of open space set 
aside on the western side of the site . . . 
[http://discover. pbcgov.orglpzb/planning!PDF I Amendments/ITG%20W CR. pdf (at p. 3 3)) 

*** 
By strategically locating more than 50 percent of the open space on the perimeter of the site, the adjoining 
State-owned Moss property and Corbett WMA are protected from further encroachment of residential 
development. [http://discover.pbcgov.org/pzb/planning/PDF/Amendments/ITG%20WCR.pdf (at 
p. 33)) 

*** 
The goal is to create the mechanism whereby existing row crop lands on Indian Trails Grove are preserved 
in agriculture and waterresource uses .... [TEXT & MAP AMENDMENT REQUEST FORM- 2016 
FUTURE LAND USE ATLAS AMENDMENT APPLICATION at p. I] 

*** 
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The goal is to create the mechanism whereby existing row crop lands on Indian Trails Grove are preserved 
in agriculture and water resource uses by utilizing said lands as the required preservation area for an 
Agricultural Reserve Planned Unit Development. [INDIAN TRAILS GROVE TEXT AMENDMENT 
- ATTACHMENT R, at p. 2) 

*** 

The proposed text amendments allow for more agricultural land to be preserved in an area that is free 
from the encroachment of suburban development and services. Farmers are free to spray crops with 
pesticides and herbicides over a large cohesive area without concerns of adjacent dense single-family 
developments being impacted. Additionally, having agricultural preserve away from residential 
developments allows for continual harvesting during peak harvest time. [INDIAN TRAILS GROVE 
TEXT AMENDMENT - ATTACHMENT R, at p. I) 

*** 

Allowing additional preservation in this area of the Rural Tier will ensure that the existing large-scale 
agriculture operations continue while providing protections to the adjacent J. W. Corbett wildlife area 
to the west. [INDIAN TRAILS GROVE TEXT AMENDMENT - ATTACHMENT R, at p. 5) 

*** 

The proposed text amendments will provide for the preservation of agriculture and environmentally 
sensitive lands to ensure that the additional development pressure is eased and separation between 
development and the J. W. Corbett area is provided. Additionally, the preservation area has been 
proposed to be located in one large contiguous area with development area clustered within close 
proximity to roadways and the new City of Westlake. [INDIAN TRAILS GROVE TEXT 
AMENDMENT -ATTACHMENT R, at p. 5] 

*** 

These proposed amendments allow for development to occur within the WCR while allowing for the 
protection of existing environmentally sensitive lands and large-scale farming operations. The proposed 
text amendments will provide for the preservation of agricufture and environmentally sensitive lands to 
ensure that the additional development pressure is eased and separation between development and 
the J. W. Corbett area is provided. Additionally, the preservation area has been proposed to be located 
in one large contiguous area... . [INDIAN TRAILS GROVE TEXT AMENDMENT -
ATTACHMENT R, at p. 6] 

*** 

... these amendments will encourage large-scale farming to continue within the Rural Tier without being 
threatened by development pressure. [TEXT & MAP AMENDMENT REQUEST FORM- 2016 
FUTURE LAND USE ATLAS AMENDMENT APPLICATION at p. 17] 
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Exhibit 5.B 

Indian Trails Improvement District Letter 

 

 

INDIAN TRAIL IMPROVEMENT DISTRICT 
13476 615T STREET NORTH 

WEST PALM BEACH, FL 33412-1915 
Office: 561-793-0874 

Fax: 561-793-3716 
Established 1957 www.indiantrail.com 

May 22,2017 

Hon. Hon. Paulette Burdick, Mayor & Commissioner, District 2 
!Ion. Melissa McKinlay, Vice Mayor & Commissioner, District 6 
Hon. Hal R. Valeche, Commissioner, District I 
Hon. David Kerner, Commissioner, District 3 
Hon. Steven L. Abrams, Commissioner, District 4 
Hon. Mary Lou Berger, Commissioner, District 5 
Hon. Mack Bernard, Commissioner, District 7 
Palm Beach County Board of County Commissioners 
301 North Olive Avenue 
West Palm Beach, Florida 33401 

Re: G. L. Homes' Proposal to Preserve the Indian Trails Grove Property by 
Transferring Residential Units to the Agricultural Reserve Area 

Dear Mayor Burdick, Vice Mayor McKinlay and Commissioners: 

On May 17, 2017, representatives of G. L. Homes ("GL") appeared before the 
Board of Supervisors of Indian Trail Improvement District to present their proposal to 
use its 4872 acre Indian Trails Grove Property (the "Property"), which abuts the Acreage, 
as a sending area for residential units to lands owned by GL in the Agricultural Reserve 
Area. After listening to GL's proposal, the Board unanimously and enthusiastically 
endorsed the concept. 

If adopted by the Board of County Commissioners, GL's proposal would transfer 
residential units from the Property in phases, initially reducing density by more than 60% 
(from 3897 dwelling units to 1582). Nearly 2900 acres (59%) of the Property would 
remain in active agricultural production, a positive outcome for the County's economy. 
The possibility exists of further reductions in density from the Property and increases in 
preservation areas on the property upon successful completion of Phase I of GL's TOR 
Plan. 

Such a dramatic and immediate reduction in density on the Indian Trails Grove 
Property will reduce demands for County and District public services, especially for 
expansion and new construction of roads in and surrounding the Acreage. In addition, GL 
continues to honor its prior commitment to provide 640 acres of land to the District to 
assist in resolving its chronic drainage problems. 

The Board of Supervisors understands that the County Commissioners must. 
consider many sensitive and complicated issues in assessing the community benefits of 
GL's proposal. 

Indian Trail Improvement District Board of Supervisors 
Jennifer Hager • Gary Dunkley • Betty Argue • Ralph Bair • Carol Jacobs 
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The District will continue its discussions with GL as their proposal evolves to assure that 
the opportunities offered to preserve the Property are actually delivered. However, from 
the District's perspective as representative of the more than 38,000 residents of the 
Acreage, GL's concept cannot be ignored and should be seriously considered. 

The District looks forward to working closely with GL and Palm Beach County as 
this proposal proceeds through the review and approval process. 

Sincerely yours, 

~;(j£H== 
Jeilllife::Hager Y 
President 

cc. Verdenia Baker, County Administrator 
George T. Webb, P.E., County Engineer 
Patrick W. Rutter, Executive Director, PZB 
Lorenzo Aghemo, Planning Director 
Larry Portnoy, Vice President, G. L Homes 
Kevin Ratterree, Vice President, G. L. Homes 

Indian Trail Improvement District Board of Supervisors 
Jennifer Hager • Gary Dunkley • Betty Argue • Ralph Bair • Carol Jacobs 
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Exhibit 5.C 

Lake Worth Drainage District Letter 

 

 
  

E v T., RA li<AGf OJSTRI ~ II 

A....I\....A...A.../\ ... A._A..A • ./ 

July 18, 2017 

Mr. Larry Portnoy, Vice President 
GL Homes of Florida 
1600 Sawgrass Corporate Parkway 
Suite 400 
Sunrise, Florida 33323 

Subject: Flood Control within the Palm Beach County Agricultural Reserve 

Dear Mr. Portnoy: 

Thank you for your letter dated July 7, 2017. For over 100 years, the Lake Worth Drainage District 
{District) has been providing flood control to a large area of Palm Beach County. Duritng this time, 
the District transformed from being primarily comprised of undeveloped tracts and agricultural 
lands to one of substantial urbanization. Today, the District serves approximately 750,000 
residents andl 10,000 acres of active agriculture. Accordingly, I offer the following statements 
regarding alleged flood impacts associated with future development in the Agricultural Reserve: 

• Future development within the Agricultural Reserve, whether east or west of State Road 7, 
is not incompatible with the District's ability to provide residents with effective flood control 
services. 

• Current land development regulatory criteria assure that all development is constructed to 
meet required flood control standards for protecting property as well as human health and 
safety. 

• Urban development i$ designed to hold stormwater runoff within the required surface water 
management lakes, yards and roadways, while storm discharges are regulated within 
permitted limits through the use of water control structures. 

• Conversion of agricultural land to residential development does not have a corresponding 
negative impact upon flood control within the District. 

The District is •committed to providing effective flood control and water supply for all its constituents, 
including residential, commercial and agricultural stakeholders. We will continue to effectively 
manage flood control whether land is developed or remains in agricultural use. 

Sincerely, 

.~ r-) 
~~ ~ 

Robert M. Brown 
Executive Director 

P~o"e <&1 4 8 5· 6 3 • ox. 61) o\9~ 9t94 • ··•• 1 ·d net 
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Exhibit 5.D 
GL Homes Letter of Intent to School District 

 

 

GLHOMES@ 

August 4, 2017 

School District of Palm Beach County 
Attn: Robert M. Avossa, Ed. D., Superintendent 
Office of the Superintendent 
3300 Forrest Hill Boulevard, C-316 
West Palm Beach, Florida 33406 

1600 SawgnlSS Corpor~rt: Parkway 

Suire -400 
Sunrise. Florida 33323 

Tel (954) 753-1730 
Fax (9)q) 75.~--!509 

Re: Proposed Dedication of School Lands and Donation of School Construction Contribution by G.L. 
Homes of Palm Beach Associates, Ltd., a Florida limited liability limited partnership, to the School 
District of Palm Beach County 

Dear Dr. Avossa: 

This letter shall serve as a non-binding letter of intent between G.L. Homes of Palm Beach Associates, 
Ltd., a Florida limited liability limited partnership ("GL Homes") and the School District of Palm Beach 
County (the "District") with respect to GL Homes' proposed dedication and donation to the District of: (i) 
the South West Area Elementary School (05-C) Land; {ii) the West Boynton High School Land; and (iii) 
the $10,000,000.00 School Construction Contribution {as such terms are all hereinafter defined). 

The following are the general terms and conditions of our proposal which is subject to the execution of a 
written dedication and donation agreement in form and substance satisfactory to both parties {the 
• Agreement"): 

1. Defined Terms. For purposes of this letter, the following defined terms shall have the meanings 
below: 

(a) "Approvals" shall mean, collectively, issuance by all applicable governmental authorities 
of the following final and non-appealable approvals: 

i. Amendments to the Palm Beach County Comprehensive Plan (the ·comp Plan") 
and Unified Land Development Code (the "ULDC") lo permit that certain property owned by a 
GL Homes affiliate and commonly known as "Indian Tratls Grove• to qualify as required 
preservation area for Agricultural Reserve developments; 

ii. Rezoning of the South West Area Elementary School (05-C) Land and West 
Boynton High School Land from AGR-PUD preserve to AGR; 

iii. Issuance of a Class A Conditional Use to permit a school, secondary or 
elementary, to be constructed and operated on both the South West Area Elementary School 
(05-C) Land and the West Boynton High School Land: and 

iv. Amendment to the Comp Plan and ULDC to permit public schools west of State 
Road 7 within the Agricultural Reserve Tier. 

{b) ·south West Area Elementary School (05-C)" shall mean a public school and related 
facilities and improvemenls to be constructed by the District on the South West Area 
Elementary School (05-C) Land; 
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School Board of Palm Beach County 
August 4, 2017 
Page2 

(c) "South West Area Elementary School (05-C) Land" shall mean certain real property 
consisting of approximately thirty (30) contiguous acres, more or less, situated in Palm Beach 
County, Florida and located generally within the property depleted and labeled on the aerial 
attached hereto and made a part hereof of as Exhibit "A" as "South West Area Elementary 
School (05-C) Land", the exact legal description of which shall be mutually agreed upon by 
GL Homes and tihe District; 

(d) "West Boynton High School" shall mean a public high school and related facilities and 
improvements to be constructed by the District on the West Boynton High School Land; 

(e) "West Boynton High School land" shall mean certain real property consisting of 
approximately seventy-five (75) contiguous acres, more or less, situated in Palm Beach 
County, Florida and located generally within the property depicted and labeled on the aerial 
attached hereto and made a part hereof of as Exhibit "A" as "West Boynton High School 
Land", the exact legal description of which shall be mutually agreed upon by GL Homes and 
the District; 

(f) "School Construction Contribution" shall mean the sum of Ten Million and No/100 
($1 0,000,000.00) Dollars, which the District shall be obligated to use to fund the construction 
of the public schools and related facilities and improvements to be located on the School 
lands; 

(g) "School Lands" shall mean, collectively, the South West Area Elementary School (05-C) 
land and the West Boynton High School Land. 

2. Approvals. During the term of the Agreement, GL Homes shall apply for, seek and attempt to 
obtain the Approvals, which shall be in form and substance and containing only such conditions 
and requirements which are acceptable to GL Homes in its sole and absolute discretion. GL 
Homes shall have no obligation to ultimately obtain the Approvals. In the event that the 
Approvals have not been issued eighteen (18) months after the parties' execution of the 
Agreement, either party shall have the right to terminate the Agreement in its sole and absolute 
discretion. 

3. Florida Department of Education Approvals. The construction of South West Area Elementary 
School (05-C) Land and the West Boynton High School is contingent on approval by the Florida 
Department of Education (FDOE). The District must obtain FDOE approval in advance of any 
construction to add new student stations (capacity). 

4. Maximum Cost of Construction. The construction of South West Area Elementary School (05-C) 
Land and the West Boynton High School is subject to FDOE cost per student station limitations. 

5. Conditions to School Lands Dedication. GL Homes' obligation to dedicate the School Lands to 
the District shall be contingent upon (each being a "Conditions Precedent") each and every of the 
following: (a) GL Homes and/or one or more of its affiliates obtaining all of the final and non
appealable Approvals, and (b) the District including the South West Area Elementary School (05-
C) and the West Boynton High School on the District's 5-Year Capital Improvement Plan. It is the 
parties' desire to have both such schools budgeted In FY2022 or year five of the Districfs current 
Five Year Capital Plan and construction completed by FY2024 ("Targeted Completion Date"). 

6. Inspection Period. The District will have a period of one hundred twenty (120) days following the 
execution of the Agreement (the "Inspection Period") in which to make all land use, zoning, 
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School Board of Palm Beach County 
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governmental, title, physical, environmental and other tests, investigations or studies of the 
School Lands which the District determines to make. If the District in its sole and absolute 
discretion Is not satisfied with any of its Investigations or studies, then the District will be entitled 
to cancel the Agreement. If the District elects to proceed, then the District will take fee title 
ownership to the School Lands at closing In their "As-Is, Where-Is" condition, subject only to the 
terms, conditions, representations, warranties, covenants and agreements expressly set forth in 
the Agreement. 

7. Closing of School Lands Dedication. The closing of the dedication of the School Lands shall take 
place thirty (30) days following satisfaction of all of the Conditions Precedent. 

8. Allocation of Fees, Costs and Expenses. GL Homes shall be responsible for all costs and 
expenses associated with applying for, seeking and obtaining the Approvals. At closing, the 
District shall be responsible for: (i) the cost of all documentary stamps and other transfer taxes 
due on the deed(s), (ii) the cost of recording the deed(s}, (iii) the cost of any title insurance 
commitment(s} or title insurance policy(ies), (iv) the cost of any survey(s). Each party shall be 
responsible for the payment of all fees, costs and expenses relating to any attomey(s} andfor 
consultant(s) retained by such party in connection with the transaction. 

9. Use of tbe School Lands. The South West Area Elementary School (05-C} Land shall only be 
used for the South West Area Elementary School (05-C) and the West Boynton High School Land 
shall only be used for the West Boynton High School. No other uses shall be allowed on the 
School Lands. The foregoing use restrictions shall be included in the conveyance deed(s) to the 
District and the restriction shall automatically expire 25 years from the date of the conveyance 
deed(s}. 

10. Delivery of School Construction Contribution. If, and only if, the closing of the dedication of the 
School Lands has occurred, GL Homes shall deliver the School Construction Contribution to the 
District within thirty (30) days following the District entering into a construction agreement for the 
construction of the West Boynton High School and providing a duly and fully executed copy of 
such construction agreement to GL Homes. The School Construction Contribution shall be paid 
to the District in United States funds by wire transfer. 

11. Impact Fees. Gl Homes shall not request or be entitled to school Impact fee credit for the value 
of the School Lands and/or the School Construction Contribution. 

12. Conditions to District's Construction Timing Obligation. The District's obligation to construct South 
West Area Elementary School (05-C) and the West Boynton High School is conditioned and 
contingent on approval by the Florida Department of Education (FDOE) with respect to the 
addition of new student stations. Further, the parties acknowledge that the District is subject to 
and governed by the FDOE maximum cost per student station limitations. The District will in 
good faith timely pursue FDOE's approval for the additional student stations to be contained in 
the respective schools, however FDOE's denial of the District's request for the additional student 
stations at either or both schools or any other exigent circumstance beyond the District's control 
shall not result in the District's divestiture of title to the School Lands. In the event that FDOE 
denial prevents the District from completing either or both schools by the Target Completion Date, 
the District shall in good faith make future requests for FDOE approval when the· conditions or 
circumstances that resulted in the FDOE denial have sufficiently changed to warrant a renewed 
request. 
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Exhibit 5.E. 
Alliance of Delray Residential Associations Letter 

 

 

f our Seasons 
leoeagi<S Country Club 

:t~r.Uld Orchid &t~UC:S 
reensward Vll.lage I 

Ho-.mi,lton House 
Hamlet C.,Quntry CluJ, 
High Poin< of lklray East I 
High Point of lklmy East 2 
High Point of lklr•y West t 
High Point of lklray \Vest 2 
High Point o( lklray \Vest 4 
l·lunti.ngton Lakes Sec2 
Huntington u.kes See 3 
·luntington Lakes Sec 4 
Huntin&rton Lakes See 5 
Hunters Run Country 
Huntington Pointe 
·luntington 'Towers 
International Club 
Kings Point 
Lakes of Ocltav 
l.as Vcr(les · 
Legacy at Sherwood f orest 
l....exiJ)gton Club 

· cr Couotry Club 
onterev Lakes 
ewpo..t'Cove 
ll\·cle~lf 

Palm Beach Oolth & Tennis 
Palrn Cn::.cns 
Pcl.iC:".u1 Harbor 
Pines of lklray 
Pine Ridge 
l'il;lewood eo, .• 
Polo Trace CountrY Club 
R:unberry Oay · 
Rio Poco 

Alliance of Delray Residential Associations, Inc. 

1 0290 West Atlantic Avenue #480504 
Delray Beach, FL 33448 

Phone: 561.495.9670 Fax: 561.495.0888 
www.allianceofdelray.com 

November 10, 2017 

GL Homes 
Att: Alan Fant, Senior Vice President 
1600 Sawgrass Corporate Pkwy #400 
Sunrise, FL 33323 

Re: Indian Trails Grove WCR-AGR 

Dear Mr. F ant: 

Thank you for meeting with the Alliance of Delray's Board of Directors on 
September 25, 2017 when you presented GL Homes' Indian Trails Grove 
application to revise the Western Community Residential and Agricultural Reserve 
Future Land Use Element of Palm Beach County's Comprehensive Plan. 

In your presentation, you indicated that if the application were favorably 
accepted, GL Homes would provide, among other amenities, land and partial 
funding for two schools, and improvements to infrastructure within the Indian Trails 
Grove Area and Agricultural Reserve. The Alliance appreciates your generous 
offer to the community and your commitment to preserve agriculture in Palm 
Beach County which is woven into the plan proposed in the application. The 
Alliance also acknowledges and thanks GL Homes for its public service and 
contributions to improve the lifestyle of the residents of Palm Beach County over 
the years which is well documented yet under broadcasted. Some of the most 
vulnerable and needy residents of Palm Beach County have benefitted from your 
work. 

A summary of the application was presented and distributed to Alliance 
communities at our Membership meeting, through thee mail network, newsletter 
mailings, and website. Comments have been encouraged and as with other 
ambitious proposed projects, there has been some polarization among the public, 
particularly as a result of media sensationalism. 

The Alliance understands that change in inevitable and has been working over 
the years to manage growth in south Palm Beach County in order to secure a 
sustainable community lifestyle in balance with the environment. With this mission 
in mind, there are two prominent concerns with the proposed project and they are 
outlined below: 

First Concern: It is understood that residential development is allowed west of 
State Road 71441 in an 80/20 pattern. The development you are proposing would 
be designed in that manner; however, the preserve area for the project would exist 
off site in northern Palm Beach County. This appears to be in contravention of the 
intent of the plan of the Agricultural Reserve which was to preserve more open 
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space as development reaches into the western lands. The proposed Planned Unit Development 
would appear to "square off" the more suburban appearance of the Clint Moore/441 corner, however, 
this does not warrant the compromise of the loss of vital open space west of State Road 7/441 . 

Remediation for First Concern: Preserve and/or conservation and/or publ ic park land must be 
secured west of State Road 7/441. The West Delray Regional Park land area's future is uncertain 
because it is currently leased by the County and owned by South Florida Water Management District. 
If GL Homes partners with the Alliance of Delray to work toward securing th is area of land or an 
alternative area of land of similar size west of State Road 7/441 some of the needs of the many 
recently built communities in the west Delray area of the Agricultural Reserve will be met. 

Second Concern: The "Phase 2" portion of the proposed project is largely nebulous at this time. 

Remediation for Second Concern: Clearly define the parameters for future use of the "Phase 2" units 
by a condition of approval stating that the "Phase 2" units would either only be built within the 
remaining Indian Trails Grove parcels or be used within the Agricultural Reserve only within a future 
60/40 PUD located east of State Road 7/441. 

The Alliance would welcome a meeting with you to discuss these concerns. 

Thank you. 

Sincerely, 

Bob Schulbaum 
Bob Schulbaum, President 

OFFICERS AND DIRECTORS OF THE ALLL.-!NCE 
HolxTl Schulbaum, Prr.:.<iidcnt 

Lori Vi.n.ikoor1 £n:,cutive Wee Pre5ident 
::'\ o rma Arnold, l'Jce Presiden! Arnie Katz, l1'ce President 
Evelyn Spiclholz, Sccn:111ry Dehorah KorcnSl(.in, 'J'rc.'j_o;urcr 

Director:.·: Arnold Katz Carol Klausn er Harold Kleiner Phyllis Le\ine. M arianne W'eism an Susan Z \1ckerman 
tb.~isrrmt /() rhc.·Pn:!iiflcnl: Annie Apr~hamiRn, l'aul l0inkch;Lcin, John Gcnli thL~, It hod~ <in .. ifcr, Joel Vinikoor 

T edJSq r1Rd : AJlenH:unlin KenMarko\\i.tz 
L eg;Jl Counsel:.: Joshua Gerst in 
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