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Executive Summary

In July 1998, the Palm Beach County Board of County Commissioners (BCC) directed
CH2M HILL and Dover, Kohl, and Partners (the Consultants) to develop a Master Plan for
the Agricultural Reserve (Ag Reserve) area in south-central Palm Beach County (County), a
planning effort cooperatively funded by the BCC and the South Florida Water Management
District (SFWMD). Developing this plan involved coordinating input from community
members, interested and affected agencies, property owners, and the BCC. During the
course of the project, the following BCC purpose statement guided the Consultants and all
other participants in the planning process:

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.

Phase II of the Master Plan, which is the subject of this report, represents the final step of a
six-step process that identified many of the activities necessary to implement the optimal
land use alternative and develop a coherent, recognizable plan. :

Phase I: A Summary

The Phase I portion of the Master Plan focused on identifying and employing decision
facilitation methods to develop a defensible, consensus-based Master Plan, and relied on
feedback from property owners, concerned citizens, environmentalists, government staff,
agency members, and the Consultants. This feedback helped the BCC select the Bond
Alternative, one of three land use alternatives born of the Phase I planning process. This
alternative works toward instituting a balance between existing and future potential
agricultural uses, water resource projects, and other environmental amenities with current
and future development, part of which will be accomplished through the purchase of land
with $150 million in bond monies. ;

Phase I also sought to synthesize the various participants’ feedback, studies, and research
conducted by the Consultants, and BCC directives, by creating objectives that reflected this
feedback, and outlined guidelines for preserving the agricultural, environmental, and water
management features of the Ag Reserve. These objectives, listed below, guided the
development of the Master Plan:

e Enhance Potential for Agriculture, including Equestrian Uses
e Enhance Environmental Resource Value

e Enhance Water Management Capability

e Enhance Accessible Open Space

e Create a Functional, Self-Sustaining Form of Development

e Minimize Cost/Impacts to Countywide Taxpayers
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Phase II: The Master Plan

A graphic representation of the principles underpinning the Master Plan framework served
to structure the Master Plan components (Exhibit ES-1). The framework started with the

' same basic assumptions used for the Phase I
Bond Alternative Plan:

1. Future development should be concen-
trated rather than scattered throughout the
Ag Reserve in order to lower infrastructure
costs.

2. Open space more easily accommodates a
variety of public, agricultural, and eques-
trian uses when it consists of one large,
contiguous area, rather than fragmented
development.

3. Environmental and water management
goals are more efficiently and thoroughly
addressed when the lands best suited to
remain as open space are first defined.

4. The 60/40 and 80/20 development options
should remain, though some modifications
are necessary to physically improve the
shape of future development.

Existing Develpment Areas
a4 shown i Yellow,

5. Future development should be concen-
trated east of SR 7/US441, to accommodate

, the environmental nature of the

EXHIBIT ES-1 ' Loxahatchee National Wildlife Refuge.

F k Di
ARGR g The Master Plan graphic depicted in

Exhibit ES-2 is based on the Phase I Bond
Alternative the BCC selected in January 1999 as its preferred choice for further study in
Phase II. The Master Plan first seeks to preserve open space in order to preserve and
enhance both agriculture and environmental and water resource values, a goal that is best
met by designating all of the Ag Reserve as open space. However, rising development
pressures mandate some consideration of targeting appropriate locations for future
development, the most logical location for which is the southeastern corner of the Ag
Reserve. This area contains the highest land values, as documented in the Ag Reserve Bond
Issue Report (Planning, Zoning and Building Department, January 1998), with which the
County Cooperative Extension Service acknowledges farming can not compete.

Not all of the potential future development rights existing under the current regulations can
be accommodated south of Atlantic Avenue. Therefore, the area north of Boynton Beach
Boulevard and east of SR 7/US441 became the next logical place for additional future
development because this area has development potential under existing regulations.

DFB/993170002/LSB939.DOC ES-2
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After establishing the organizing framework, the Consultants created the detailed Master
Plan as a sketch of one version of the future Ag Reserve (Exhibit ES-2). During the Phase I
process, the Master Plan was drawn to illustrate potential development sites. Since no
substantially new information regarding land purchases or development intentions was
available during the Phase II Master Plan development process, the development areas illus-
trated in Exhibit ES-2 do not differ from those shown on the Bond Alternative of Phase I
graphic.

This graphic addresses the amount of land current development rights allow for develop-
ment and shows one version of how the Bond-purchased lands could change the face of the
Ag Reserve by focusing on the two existing types of land: open land and developed land. In
the Master Plan graphic, the open or undeveloped land appears in greens and blues to
illustrate agricultural uses, equestrian uses, natural preserves, wetlands, water systems, and
recreational facilities. Developed land, drawn in red and peach, suggests the quantity and
general location of residential developments and some non-residential uses. ’

Conceptual in nature, Exhibit ES-2 represents one possible future vision for the Ag Reserve.

Upon implementing the Master Plan, many elements, such as the developed and open areas
designations, and minor roads and canals, for example, may differ from the locations shown
in Exhibit ES-2. The Consultants chose these locations for the illustration purposes only, and
do not suggest the configuration of these elements should remain exactly as depicted.

Preserving Agriculture and Open Space

At the direction of the BCC, the Consultants were charged with identifying land within the
Ag Reserve that should be considered for purchase with the March 1999 bond monies.
Purchasing the land would be a mechanism for preserving and enhancing both agriculture
and open space. The BCC emphasized that land suitable for purchase west of US441/SR 7
should be considered first, and then land east of US441/SR 7. To determine which land was
suitable for purchase, the Consultants conducted a suitability analysis.

Because the majority of the evaluated area is still relatively undeveloped, the Consultants
developed a series of criteria to narrow the selection of properties suitable for purchase. For
instance, criteria excluded certain properties from consideration because of their status or
land use, which included:

e Existing and committed residential developments

¢ Institutional uses (churches, post offices, cemetery, etc.)

» Isolated private properties less than 20 acres

e Publicly-owned property

e SFWMD Water Preserve Areas (WPAs)

e Agriculture (Conservation) Preservation Easements

e Other areas not being considered for acquisition at this time

Excluding the above properties left approximately 5,700 acres for County purchase, of
which approximately 1,700 acres lie west of US441/SR 7, and approximately 4,000 lie east of
these roads.

DFB/993170002/1.5B339.DOC » ES-4
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Since the BCC’s primary objective in directing the Master Plan involves preserving
agriculture within the Ag Reserve, it was important to focus on the following criteria in
evaluating properties deemed desirable for agriculture use:

e Existing infrastructure for water supply and drainage
e Suitable soils for growing crops

These criteria helped the Consultants determine the majority of properties recommended
for purchase, with the exception of a small area in the northwestern portion of the Ag
Reserve that appears to contain a large diversity of soil types, of which some are not suitable
for agriculture. Moreover, much of this area is currently excavated and would not be
suitable for retention in agriculture.

Environmental Features

Environmental features currently existing or proposed in the Ag Reserve include the three
County-identified Environmentally Sensitive Lands (ESLs) and a proposed state park. The
County is considering purchasing the ESLs, but these purchases are being addressed
separately by the BCC-appointed Conservation Land Acquisition Selection Committee
(CLASC).

Given the increased interest in a state park, the Master Plan delineates a future state park
adjacent to the Arthur R. Marshall Loxahatchee National Wildlife Refuge, just west of

SR 7/US441, near the intersection of Atlantic Avenue. This site contains a sufficient amount
of high ground suitable to accommodate state park facilities, while offering opportunities to
address the regionally significant resources required to justify state operation of a park. Its
location at the end of Atlantic Avenue provides convenient regional access from the Florida
Turnpike. The Master Plan graphic designates 300 acres for the future state park.

Water Resource Features

SFWMD has been investigating the Ag Reserve as a potential WPA location for many years.
As part of its investigation, SFWMD identified the need for an approximately 1,660-acre
aboveground reservoir, with a total storage capacity of approximately 20,000 acre-feet

(870 million cubic feet) of water located in the western portion of the Ag Reserve. This reser-
voir would include adjacent Aquifer Storage and Recovery (ASR) wells with a capacity of
75 million gallons per day, and associated pre- and post-water quality treatment facilities.
These facilities would supplement central and southern Palm Beach County water supplies
by capturing and storing excess water currently discharged to the Lake Worth Lagoon.
These supplemental deliveries will reduce demands on Lake Okeechobee and the
Loxahatchee National Wildlife Refuge. In addition, SFWMD would design a portion of the
WPASs to achieve water quality improvements in downstream receiving waters, depending
upon pollutant conditions in the watershed.

The size and configuration of the reservoir and surrounding features may change according -
to WPA Feasibility Study results, which are expected to be available no earlier than April,
2000. On Exhibit ES-2, the reservoir is shown at approximately 1,660 acres, as suggested by
SFWMD. The final location of the SFWMD reservoir could change depending on actual land
purchases, land availability, possible land trades with Loxahatchee National Wildlife
Refuge, and the WPA Feasibility Study.

DFB/993170002/L.5B939.00C ES-5
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Exhibit ES-2 also shows many canals and lakes interconnected throughout the Ag Reserve,
which represent a potential future water system that is not intended to be constructed
exactly as shown. Though this graphic does not show the true current configuration of the
Lake Worth Drainage District (LWDD) system within the Ag Reserve, it does depict some of
the larger drainage canals (e.g., Boynton, L-30, L-38 and E-2E). This proposed water system,
if feasible, would connect to the SFWMD WPA reservoir and other related water resources
features, though the actual ability to construct such a system will require further study.

Development Features

The following features of the Master Plan describe the five potential land development
opportunities proposed for the Ag Reserve and depicted on the Master Plan graphic.

Land With Existing Development Approvals. These areas are land parcels that are either
developed or have existing land development approvals.

Proposed Land for Future Development. These areas indicate how much land could be
developed in the future. Future development appears in the southern and northern areas
because of escalating land prices at the southern end and existing regulations that permit
development at the northern end of the Ag Reserve. Modified 60/40 and 80/20 develop-
ment options recommended in this Master Plan will promote better vehicular, pedestrian,
and equestrian connections.

Typical Properties Developed at One Dwelling Unit per Five Acres. Like most counties in the
United States ,the County zoned its rural areas with a maximum density of one unit per

5 acres. This strategy reduces traffic and retains some trees, provided the owner does not
clear the whole site, but does not preserve or enhance agricultural uses and open space, nor
dose it increase the environmental value of the land.

Mixed-Use Center. Mixed-Use Centers combine neighborhood-serving shops, offices, civic
institutions, and housing to facilitate community growth, reduce traffic, and maintain open
space. To meet the objective of creating a sustainable form of development, the Mixed-Use
Center is recommended for the northern and southern portions of the Ag Reserve, areas
expected to experience some future growth.

Economic Centers. The Master Plan graphic identifies two Economic Centers where the
Florida Turnpike intersects with both Boynton Beach Boulevard and Atlantic Avenue. Like
the Mixed-Use Centers, these centers are intended to be employment hubs for the Ag
Reserve and the region. Situating these centers near the Florida Turnpike reduces the impact
of traffic caused by regional employees and patrons, yet offers greater job variety for Ag
Reserve residents than is likely to be found elsewhere in the Ag Reserve. The central loca-
tion of these centers also serves farmers in need of a second job to supplement their income.

Other Plan Components and Service Provider Requirements

To fully understand the potential needs of the various service providers within the Ag
Reserve, the Consultants estimated the maximum number of residential units based on
existing regulations and the appropriate square footage of retail, office park, and industrial
park uses, noting that land acquisition and future development approvals will likely reduce
this estimated square footage. This maximum development scenario, which is neither the

DFB/993170002/.5B939.D0OC ES-6
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vision expressed by the BCC nor reflected in the Master Plan, assumed this potential build-
out:

o No more than 14,000 new residential units

e No more than 500,000 square feet in retail >
¢ No more than 600,000 square feet in offices

e No more than 330,000 square feet in industrial park

Based on the details of this plan, County service providers indicated how the Master Plan
impacted their capacity to serve the Ag Reserve, and anticipated their future needs.

Exhibit ES-3 summarizes the various service provider requirements in the Ag Reserve based
on the maximum potential development criteria listed above.

EXHIBIT ES-3
Service Provider Requirements
Service Provider Requirements

Fire Rescue Two new facilities near the southern and northern Mixed-Use Centers.

Libraries Currently planned facilities should be sufficient to meet the needs.

Mass Transit Additional study will be required to determine if expanding mass transit in the Ag
Reserve is feasible. ‘

Parks and Recreation At least one 50-acre district park and one community park of at least 15 acres; plus
a new regional park if the State park does not move forward. '

Roadways Both Atlantic Avenue and Boynton Beach Boulevard have two travel lanes in both
directions (for a total of four lanes) west of Florida’s Turnpike, and Lyons Road has
two lanes in both directions from Boynton Beach Boulevard north to Lantana Road.
South of Boynton, Lyons Road can be one lane in each direction (for a total of two
lanes). Additional turn lanes might be needed at important street intersections.

Water Utilities Existing water and wastewater treatment facilities are sufficiently sized to meet
these additional requirements; collection and distribution will be handled with the
County’s existing developer agreements.

Sheriff One new district facility and 35 additional officers.

Lake Worth Drainage Before their existing system of canals and lakes are altered to reflect the Master

District (LWDD) Plan graphic concept, additional feasibility analysis, including modeling, will need

to be conducted by LWDD and SFWMD.

Summary of Recommended Action Plan

Many of the Master Plan action recommendations summarized in Exhibit ES-4 and detailed
in Section 5 of this report meet multiple BCC directed objectives; however, they have been
organized according to the objective they appear to meet the most. The recommendations
range from being general in nature to specific language changes to the County’s
Comprehensive Plan and Unified Land Development Code (ULDC). These recommendations
incorporate recommendations found in the National Audubon Society Report (January
1998) and the Center for Economic Competitiveness, SRI International (January 1998), with
the exception of those that target federal and state legislation and are, therefore, beyond the
County’s direct control. Thus, the recommendations summarized in Exhibit ES-4 consist of
those that meet the Ag Reserve Master Plan objectives and are within the County’s control.

DFB/993170002/L.58939.D0C ES-7
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EXHIBIT ES4
Action Plan Recommendations

Recommendations

Additional Detail
Found in Section 5

Enhance Potential for Preserving Agriculture

Develop a lease-back program to continue farming on County-purchased land.

Page 5-1
Encourage development of rural-style restaurants and farm markets. Page 5-2
Convert packing houses into farmers markets or multi-use agricultural facilities. Page 5-2
Encourage organic farming. Page 5-2
Encourage and promote the development of niche or specialty crops. Page 5-2
Work with Fiorida Atlantic University (FAU) to develop an Agricultural Education Center. Page 5-2
Promote equestrian uses. Page 5-2
Enhance Environmental Resource Value
Purchase Environmentally Sensitive Lands (ESLs) in the Ag Reserve. Page 5-3
Encourage the state’s development of a park near the Loxahatchee National Wildlife Page 5-3
Refuge.
Enhance Water Management Capability
Encourage SFWMD's development of the Water Preserve Areas (WPAs). Page 5-4
Foster an integrated water management system. ‘ Page 5-4
Extend Turnpike Aquifer Protection Overiay (TAPO). Page 5-5
Enhance Open Space

Purchase land within the Ag Reserve as outlined in the suitability analysis. Discard the Page 5-5
Purchase Agricultural Conservation Easements (PACE) program.

Develop an open-space management plan for land purchased by the County. Page 5-5
Maintain existing density provision for open space for 60/40 and 80/20 development Page 5-7
options.

Enhance views to open space by limiting billboards, tall landscaped berms, and buffer Page 5-7
walls.

Allow golf courses, with some restrictions Page 5-7

Create Sustainable Development

Changes to Comprehensive Plan

Limit the preserved open space portion of the 60/40 and 80/20 development options to Page 5-8
agricultural or equestrian uses or buffers to these uses.

Include objectives of this Master Plan in the Comprehensive Plan objectives. Page 5-8
Make changes to 60/40 development option. Page 5-9
Limit the amount of non-residential areas within the entire Ag Reserve to 500,000 square Page 5-9
feet retail, 600,000 square feet office, and 330,000 square feet industrial.

Develop design guidelines to maintain the rural character of the Ag Reserve. Pagé 5-9

DFB/993170002/L5B939.00C
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EXHIBIT ES-4
Action Plan Recommendations

Recommendations

Additional Detail
Found in Section 5

Include Ag Reserve with Traditional Market Place Development (AgR-TMDs with PDDs) Page 5-10
Create and describe two new Mixed-use Centers located at the intersections of Lyons Page 5-11
Road and both Atlantic and Boynton Beach Boulevards. '
Create and describe two new Economic Centers located at the intersections of the Page 5-11
Florida Turnpike and both Atlantic and Boynton Beach Boulevards.
Include commercial and office uses in the Mixed-use Centers with the maximum one Page 5-12
dwelling unit per acre.
Allow a limited number of industrial, office, or retail uses within the Economic Centers. Page 5-10
Allow within residentially developed areas uses such as a corner store, a daycare center, Page 5-10
a community center, a small restaurant, or a place of worship.

Changes to Unified Land Development Code
Regarding Planned Development Districts
Make the ULDC consistent with changes listed in the Comprehensive Pian. Page 5-13
Add a new planned development district called an AgR-TMD. Page 5-13
Keep the AGR-PUD designation, but do not permit any new development under this Page 5-13
category.
Land Uses - Include uses for neighborhood-serving and specialty retail, office, Page 5-13
commercial entertainment , industrial (in economic centers only), civic, agricuitural,
residential, and temporary uses.
The New AgR-TMD Designation — Develop purpose and intent, application submission Page 5-17
requirements, and general site design parameters (density and thresholds, range of
housing, 60/40 and 80/20, street layout and design, and parking).
Landscaping and Buffering for AgR-TMD in Mixed Use Centers — Develop Page 5-18
requirements for compatibility buffer, perimeter landscape areas, right-of way buffer, and
landscape buffer between compatible uses.
Regarding the Location for the Cbmmunity Commercial Service Overlay— Set Page 5-19
location for a new CCSO at the corner of Atlantic Avenue and SR 7/US441.

Minimize Costs

Maintain existing landowner development rights in accordance with the Burt-Harris Act. Page 5-19
Investigate the potential for developing a separate Community Development District Page 5-19

{CDD) for the Ag Reserve.

The action plan recommendations, if implemented, will allow the County to meet the
objectives of this Master Plan, which in turn will satisfy the BCC-directed purpose

statement:

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.
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Developing the Master Plan relied on input from the BCC, Ag Reserve residents and
property owners, and concerned citizens, and required synthesizing enormous and varied
feedback inspired by this planning process. Shaping this feedback into a plan that embodied
the County’s purpose statement, remained within the confines of the Bond referendum, and
met the objectives derived during the planning process proved a complex task. The Master
Plan detailed in this report represents both the BCC and the County residents vision of the
future of the Ag Reserve.

DFB/993170002/L.SB939.00C ES-10




Contents
Section Page
1 INEFOAUCHON. ettt ettt s b s essns s s b eass 1-1
1.1 MethOAOLOZY ....cviiiiiiiiiiiricr et et re e s e e e e saae e 1-2
1.1.1  Technical APProach.......iimiicceceseeeseseenne 1-2
1.1.2  Process APProach........iiiiiiniiccceeeeesereseesisesenessssssssones 1-3
2 The Agricultural Reserve: Its History and Present-Day Features........ccocvueueeesuenenns 2-1
2.1 LOCAHON ettt bbb 2-1
2.2 History of Preserving Agriculture in Palm Beach County .........cccceuevvvereunnne. 2-1
221 Comprehensive Plan.........ccoiiiiicceneeeresesenenen. 2-1
2.2.2  ARCC and AFT RePOTt......ccviiiiiniiicineiiceicrccireseeeeeeieeeessessessenans 2-1
2.2.3 National Audubon Report........ccoovviveriviviniciiiniininae. ceereee e 2-3
224 Agricultural Education Center.........ccooveeiinecnnnneneeneneninscnnenernenenns 2-5
225 The Ag Reserve Master Plan: Phase I and Phase II......ccccccoceveenununn. 2-5
2.3 Existing Land USE ....iiciiiiiicccininiceniiicceneneeceeesesesistssesssssssansens 2-5
24  Current State of AGriCUtUIe ...t 2-6
241 Vegetables ... 2-8
242 CHIUS ottt et seee s e se s b et aanes 2-8
243  INUISEIY CrOPS ioviiiiiiirireniiisriritnicettss s ebeseesnesnesesens 2-8 .
244  EqQUESHIANL ..o s 2-8
2.5 External Factors Affecting Agriculture ..o, 2-8
251 Weather and Freezes........c.ccovvvinicininnnniiicncierercneeeseeseeseessenes 2-8
252 NAFTA .ttt sn s een 2-9
2.5.3 Urban Development Pressure ... 2-9
2.5.4 Farm Labor SUPPLY ..ot 2-9
255 Increased Environmental Regulations.........coovcvncciieninincccnnninnenn. 2-9
2.6  Other Features of the Agricultural Reserve Today .......cccooucveiiirvicirennnence. 2-10
2.6.1 Environmental FEatures........c.ccovviniiicininiieeeenineneneneveceenes 2-10
2.6.2 Water Resources Features ... 2-10
3 Master Plan ODJectiVes ......iiiiiirciniiiiiiiissesceesssssessssesssssssssssss 3-1
3.1 Developing ObJectiVeS. ..o reseseesanaenes 3-1
3.2 Master Plan ObJectives ...t eeeeeessenenens 3-1
3.2.1 Enhance Potential for Agriculture ........cccoccoevieicenennccnnnccereecneeccnens 3-2
3.2.2 Enhance Environmental Resource Value...........ccocouvivreniinririccnnnnns 3-2
3.2.3 Enhance Water Management Capability ..........ccooceicenivcnnniiennennns 3-2
3.24 Enhance Open Space........cccocovvvniiinniicniennencnenee e 3-3
3.2.5 Create a Functional, Self-Sustaining Form of Development............... 3-3
3.2.6  Minimize Costs/Impacts to Taxpayers.........ccccovvrrirererrisicrcicininnnns 3-4
DFB/993190002/SET1210.00C f

o e e e e e e e s e e e e e e e e e e



CONTENTS, CONTINUED

Section Page
4 The Master Plan.....ciiiniiniciiesesnisisssnsssssssissssssssssscsssessssssasassessas 4-1
4.1 How The Plan Was Derived ..., 4-1
4.2 The Master Plan GraphiC........cocccvvinieiiini et 4-2
43  Specific Features Identified on the Graphic .......cooceveevernericieniiiicicicneenes 4-4
4.3.1 Agriculture and Open SPace ......ccccvemierieniiinnnies e 4-4

4.3.2 Environmental FEatures ........cccevvnreneeiniinincrieiresineeireessenssessnsenenns 4-9

4.3.3 Water Resource Features..........co.ocovviiiiiniiininiiniinccnenneecnenn, 4-9

4.3.4 Development FEatures........iiinieeiecnenieeeeseseersesaennens 4-10

4.3.5  ROAAS...ciiimiiiiiiiciiic et 4-11

4.3.6 Changes from Phase L.......ccciviiniiceccccnneneneenereneens 4-11

4.3.7 Other Planned Components and Service Provider Requirements...4-12

5 Recommended Action Plan.....iiiiiiiiinieiiisssssessssssssasssses 5-1
51 Preserve and Enhance Agriculture ..., 5-1
5.1.1 Lease Back Programi.......ccciiiiiiiiiiiiinntecreccnennesenseseseesenins 5-1

5.1.2 Rural Restaurants and Farm Markets .......co.cccceveeernevcrreeniennccrnnnennnn. 5-1

5.1.3 Packing House CONVEISION.....ccocouiiiviiniveniesineciniiicereccsssneesmeeesseenns 5-2

5.1.4 Organic Farming ... eeseeseeeseseenens 5-2

5.1.5 Niche or Specialty Crops.....cuinnciiinininirisereneessrenesenesessesseens 5-2

5.1.6  Agricultural Educational Center...........ceiurecimniererneeeneniensesencerenns 5-2

5.1.7 Equestrian Facilities ...t 5-2

52 Enhance Environmental Resource Value........o.coveevvieveininicccrncierienenneneneneeenns 5-3
52.1 Environmentally Sensitive Lands .........cccouviinicriniiccnccnnecerenenenn. 5-3

5.2.2  Future State Park ... 5-3

5.3 Enhance Water Management Capability ..........couiniiiicininceccnnenccrennnnen. 5-4
5.3.1 Water Preserve Areas ... eseeseesseeesessens 5-4

53.2 Integrated Water Management SYSteIm ........c.cccovvencceerireeemcecmnrernenenenene 5-4

5.3.3 Turnpike Aquifer Protection Overlay (TAPO) .......ccoouveerinrrcrnceenen 5-5

5.4  Enhance Open SPace..........iiiiiiiinsececicseneestescssnessssesesensanens 5-5
' 5.4.1 Bond Money Purchases and PACE Program........ccoceeevecnncnninennnene 5-5
5.4.2 Open Space Management Plan ... 5-5

5.4.3 Maintenance of Existing Density Provisions for Open Space............. 5-7

5.4.4 Enhanced Views to Open Space........covivinnniiceimnciennincseneecennes 5-7

5.4.5 Golf Courses in Protected Areas..........cocovvevievnninicicncreninierinrcccneennns 5-7

5.5 Sustainable Development ... 5-8
55.1 Comprehensive Plamn........ciiiiiiiccsececeeseecseenns 5-8

5.5.2 Unified Land Development Code (ULDC).......cccceceieereerneeererccnenne 5-13

5.6 MITUINEZE COSES 1.vvvireeiitiriii s et 5-19
5.6.1 Community Development District.......cccceinviivinninnncnenncircnnnnnes 5-19

5.6.2 Existing Development Rights.......ccccooiiiiiniiiiiniccni, 5-19

5.6.3 Retain the Flavor Pict road Right of Way .......cccccovviiiiniinnnnn. 5-19

57 Benefits of Minimizing COstS........coviviviiiiiicniiniiiceercerereeceineerereserens 5-19

DFB/993190002/SET1210.00C IIt



CONTENTS, CONTINUED

Section Page
6 RELEIEICES ..uvrrrrirrrcneretstssines e ss s asss s s sss s ssbs bt st s s sasasssasaenassnss 6-1
Exhibit

1 Six-Step Decision ProCess ...t 1-3
2 Relationships of the Groups Involved in the Ag Reserve Master Planning............... 1-4
3 “Bond” Conceptual Land Use Alternative .......c.coviieiiiiiinenivericsieisenescecieecrecerenes 1-7
4 Location of Agricultural RESEIVe .........cccuiuiiiiiiiciiiiiniicii e enenes 2-2
5 Existing Land Uses Within the Ag Reserve.....ciienneneeeecenees 2-6
6 Land Use Within the Ag Reserve Today ........cccccivmiiiininicniiiicceeeenesenns 2-7
7 Environmental and Water Resources Features in the Ag Reserve Today ................ 2-11
8 Value Model Developed for the Ag Reserve Master Plan.........ccococuicevienncncniicnecennens 3-2
9 Framework DIagraml. ..ot 4-1
10 Master PLan IMAP ..ottt ettt et sese b 4-3
11 EXCIUSION CTItOIIa  viviiviurrerereririieit it ettt saee 4-5
12 Potential Properties for ACQUISItION ......cociviiiiiiriiiic et ceeee 4-6
13 Soil Types Within the Ag RESEIVE ...t reveesseeeene 4-8
14 SOIl PEICENEAZES ....ovviieriteintniriti e e 4-7
15 Acreage DistribUtioN.. ..ot 4-12
16 Aerial View of a Future Ag ReSeIve ........ovvnciviiniiincscrcniceereeeenneesesesnssene 4-14
17 Potential Development Areas in the Ag ReSEIve ......occiviicciveirernniereieieieneceereneneacs 5-6
18 Example Mixed Use Center ..........oovviiiiiiiciiiiiiincserereseseseseseseeeenssesessesens 5-12
List of Appendices

A Palm Beach County Agricultural Reserve Option Analysis

B Suitability Maps

C Reports on Soils in the Ag Reserve

D Service Provider Input

E Mlustrated Land Uses for the Ag Reserve

DFB/993190002/SET1210.DOC v



AFT American Farmland Trust

ARCC Agricultural Reserve Citizens” Committee

BCC Board of County Commissioners

CCD Community Development District

CCRT Countywide Community Revitalization Team
CCsO Community Commercial Service Overlay
CLASC Conservation Land Acquisition Selection Committee
DERM Department of Environmental Resource Management
DU dwelling unit

EDC Economic Development Center

EPA Environmental Protection Agency

ERM Environmental Resource Department.

ESLs Environmentally Sensitive Lands

EWG Extended Working Group '

FAR floor-area ratio

FAU Florida Atlantic University

FDACS Florida Agriculture and Consumer Services
FDEP Florida Department of Environmental Protection
LUAB Land Use Advisory Board

LWDD Lake Worth Drainage District

MPO Metropolitan Planning Organization

NAFTA North American Free Trade Agreement

PACE Purchase of Agricultural Conservation Easements
PBCWUD Palm Beach County Water Utility Department
PDD Planned Development District

PRD Planned Residential Development

PUD Planned Unit Development

SFWMD South Florida Water Management District
SR state road

DFB/993190002/SET1210.D0C




ACRONYMS, CONTINUED

TAPO Turnpike Aquifer Protection Overlay
TDR Transfer of Development Rights

™D Traditional Marketplace Development
UF University of Florida

ULDC Unified Land Development Code
USACOE United States Army Corps of Engineers
USDA United States Department of Agriculture
WG Working Group

WPAs Water Preserve Areas

DFB/993190002/SET1210.00C

P e e mmm e



SECTION 1

Introduction

(o




SECTION 1

Introduction

In July 1998, the Palm Beach County Board of County Commissioners (BCC) directed
CH2M HILL and Dover, Kohl, and Partners (referred to in this report as the Consultants) to
proceed with the development of a Master Plan for the Agricultural Reserve (Ag Reserve)
area in south-central Palm Beach County (County). The purpose of this plan, as directed by
the BCC, is:

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.

The master planning effort is a cooperatively funded agreement between the County and
the South Florida Water Management District (SFWMD).

Phase II of the Master Plan, which is the subject of this report, represents the final step of a
six-step process that identifies many of the activities necessary to implement the optimal
alternative, and develops a coherent, recognizable plan for the County to use as a guide in
future development actions. This step develops insight into implementing the proposed
plan by:

¢ Depicting the proposed Bond Alternative Master Plan graphically as modified by the
BCC, and describing its key features and how they meet the overall plan objectives

e Identifying recommendations for preserving agriculture in the Ag Reserve that can be
implemented by the County, including those made by the National Audubon Society
(January 1998)

e Selecting areas within the Ag Reserve recommended for purchase and preservation

¢ Recommending changes to the Comprehensive Plan provisions for land uses, and
recommending changes for land uses within the Ag Reserve

¢ Developing guidelines for modifying the County’s Unified Land Development Code
(ULDC)

The approach used for developing the Master Plan focused on decision facilitation methods
to develop a defensible, consensus-based Master Plan for the Ag Reserve, and is divided
into two parts: Part 1-Technical Approach, and Part 2-Process Approach. The first part
defines the elements of the scope of work, and the second part describes how the scope was
accomplished.

DFB/993170002/SET1206.00C 1-1
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1.1 Methodology

1.1.1 Technical Approach

The technical approach was divided into two phases: Phase I—Conceptual Design
Alternatives, and Phase II—Detailed Master Planning, which is covered in the remainder of
this report. Phase I was designed to allow input from the general public in developing goals
and objectives for the Ag Reserve. This process eventually identified three conceptual land
use alternatives:

» Status Quo - This alternative assumed no changes to existing plans. The currently allow-
able land use is one dwelling unit (DU) per 5 acres, which can be increased to 1 DU per
acre under the 60/40 clustered development option east of State Road (SR) 7/US 441.
Both east and west of SR 7/US 441, development is also allowed at 1 DU per 5 acres, but
can only be increased to 1 DU per acre under the 80/20 clustered development option.

o No Bond - This alternative involved a plan to balance existing agricultural use, planned
water resource projects, and other environmental amenities with current and future
development. It assumed that no public dollars were available from any source to
facilitate land purchases within the Ag Reserve, and other processes and possibly land
use configurations would be necessary to make the plan feasible.

e Bond — This alternative resembles the No Bond alternative; however, it assumed that
$100 million in public money would be available through a bond issue for land
purchase.

Phase I involved a four-prong approach:

e Developing a public involvement and community outreach program

o Enlisting public values and confirming objectives

e Creating a graphic depiction of three conceptual alternatives through a “Design
Charrette” process

e Evaluating the alternatives and comparing them with the objectives

A critical element of this project approach was the public involvement and community
outreach efforts, which were designed to keep the public informed and to incorporate their
input into the process at key junctions, which in turn incorporated the second prong of the
project approach—enlisting public values. The Ag Forum, two public workshops, and a .
public opinion survey solicited input on the issues and concerns regarding the Ag Reserve.
These concerns were then translated into a set of values addressing the Ag Reserve issues
and features the public considered important.

The information garnered from these public forums was compared with the purpose of the
project, as established by the BCC, and was used to develop a set of objectives. These
objectives were then weighted to illustrate their relative importance, and criteria were
developed to measure the alternatives against each objective.

The third prong of the project approach was intended to actually “put pen to paper” and
develop the public’s perspective on how the Ag Reserve should look in 20 years. A process

DFB/993170002/SET1206.00C 12
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called a Design Charrette allowed the public (in small groups of 10 or less) a “hands-on”
opportunity to craft their vision of how the Ag Reserve should be developed. The
Consultants examined the rough drawings created by the public for common themes, and
then translated these drawings onto a final series of graphic representations of the Master
Plan.

Finally, the fourth prong of the project approach weighted objectives and criteria previously
developed to evaluate how well each of the three land-use alternatives met the objectives
and overall goal or purpose of the project as established by the BCC.

1.1.2 Process Approach

The Consultants satisfied the scope of work requirements through a six-step process that
combined principles from strategic planning, decision analysis, risk management, conflict
mediation, and public involvement. The six-step process, illustrated in Exhibit 1, incor-
porated the organizational and/or analytical processes described below. This report repre-
sents the sixth step — Develop Implementation Plan. The other five steps are briefly
summarized below.

Develop Value
Modeland
Formulate
Alternatives

Collect
Meaningful,
Reliable Data

Develop

Frame the
Problem

Evolucilte
Alternatives
== Organizational and Make

B Analytical Decision

EXHIBIT 1
Six-Step Decision Process

1.2.1.1 Step 1 - Establishing Leadership and Commitment

The first step provided organizational focus and assigned individual leadership roles and
responsibilities. The primary objectives were to establish a definitive decision-making pro-
cess, create an effective organizational structure designed to address problems, and develop
project momentum.

To establish the appropriate leadership and commitment, developing the Master Plan
engaged five groups involved in decision-making at all levels. Their involvement was
critical to the success of the project, in part because each group understood and embraced its
role and commitment to the project. These five principal groups included:

e Board of County Commissioners
e The Public
¢ Land Use Advisory Board
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¢ The Working Group
e The Extended Working Group

Exhibit 2 illustrates the relationships of the above groups and their respective roles in the
project.

Board of County Commissioners

The BCC illustrated its leadership and commitment by establishing the overall purpose of
this master planning effort and authorizing the County Planning Division to proceed with
Phase I of the project. It continued its leadership role when it decided on the land use
alternative developed in Phase I of the project and initiated this final Master Plan document
and directed modifications to the alternatives.

The Public

Throughout the first phase of project, the public had opportunities to work directly with the
County staff and the Consultants in order to establish their leadership and commitment to
the project. There were four specific opportunities for the public to become involved in the
development of the Ag Reserve Master Plan:

e Agricultural Forum —held on August 28th, 1998, at the Clayton Hutcheson Agricultural
Center and designed to solicit input specifically from the landowners and farmers in the
Ag Reserve regarding their concerns about the Ag Reserve.

e Public Workshop No. 1 - held on September 19t, 1998, also at the Clayton Hutcheson
Agricultural Center, and designed to obtain input from a broader group, specifically the
public at-large, regarding their Ag Reserve concerns.

e Public Workshop No. 2 — Design Charrette — held on October 16t and 17t%, 1998, again
at the Clayton Hutcheson Agricultural Center, and designed to educate the public on the
Design Charrette process and allow them “hands-on” input into the development of the
conceptual land use alternatives. The public present at the Charrette also provided input
concerning the relative weights of the project objectives and criteria.

e Public Opinion Survey — completed via telephone October 28t through the 31st, 1998,
and designed to solicit additional input from an even broader cross-section of the
County on the various issues and concerns regarding the Ag Reserve. The results of the
survey helped to bolster the argument that preserving agriculture and enhancing the
environment and water resources in the Ag Reserve is important to the County at large.

Land Use Advisory Board

The Land Use Advisory Board (LUAB) supplied additional input to the project, which
helped establish its leadership and commitment to the project. The LUAB consists of a
diverse group of individuals charged by the County to facilitate decisions on future land use
in the County. Its specific involvement in Phase I involved contributing to discussions on
the relative weighting of the project objectives and criteria, which proved valuable when
compared to the weighting provided by both the Extended Working Group (see below) and
the public present at the Design Charrette.
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Working Group and Extended Working Group

To facilitate the technical development of the Master Plan for the Ag Reserve, the project
team was divided into two primary working groups. The core Working Group (WG) was
made up representatives from:

¢ County Planning Division

e County Cooperative Extension Service
e County Zoning Division

¢ SFWMD Planning Department

¢ The Consultants

A second tier of professionals, with specialized technical skills, made up the second group
termed the Extended Working Group (EWG). The EWG included representatives from:

e Palm Beach County Departments and Divisions
— Fire Rescue
— Department of Public Affairs
— Environmental Resources Management
— Water Utility Department
— Attorney’s Office
— Parks and Recreation Department
~ Engineering Department
— Library Department
— Financial Management and Budget
¢ Palm Beach County School District
¢ Palm Beach County Sheriff Office
e SFWMD Government and Public Affairs Department
¢ Lake Worth Drainage District
e Metropolitan Planning Organization
e Florida Department of Environmental Protection (FDEP), Division of Parks
» Treasure Coast Regional Planning Council

‘e Florida Department of Community Affairs

¢ Loxahatchee National Wildlife Refuge

1.2.1.2 Step 2 - Framing the Problem

After the leadership roles and commitments were established, the decision-making process
was framed to define and explicitly articulate the key needs and issues. The objective of this
step was to clearly identify program goals, external influences, resources, and the con-
straints that impact the project’s success. This step helped to produce a clear, precise vision
of what the County wanted to achieve, as illustrated in the BCC purpose statement:

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.

Throughout the project, this statement was used to guide the master planning effort.
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1.2.1.3 Step 3 - Developing Value Model and Formulating Alternatives

The third step involved identifying the critical project success factors. This step employed a
systematic process to determine objectives and values, which in turn, helped identify
detailed data needs. The first part of this step developed a value model and formulated
objectives, criteria, and performance measures.

The purpose of developing objectives, criteria, and performance measures was to provide a
framework for evaluating development alternatives that clearly reflect the purpose, values,
and objectives of the project. After the objectives and criteria were developed, the next step
consisted of weighting the objectives and criteria in a manner that reflected their relative
importance. In addition, performance measures were developed to provide a quantltatlve or
qualitative method of scoring alternatives against each objective and criterion.

This third step also included developing the alternatives for evaluation against the
objectives and criteria. As described earlier, three conceptual land use alternatives were
developed — Status Quo, No Bond, and Bond.

1.2.1.4 Step 4 - Collecting Meaningful and Reliable Data

This step involved collecting specific, project-focused data to reduce or manage uncertainty
in a way acceptable to the public, stakeholders, and decision makers. This process helped
the WG and EWG concentrate on developing useful, reliable data, and in many cases, avoid
expending energy on irrelevant or extraneous data gathering. Most of the data collected was
used to develop the background on the Ag Reserve, the criteria and performance measures,
and the three conceptual land use alternatives.

1.2.1.5 Step 5 - Evaluating Alternatives and Making Decisions

Once sufficient data were available, the fifth step evaluated the three conceptual land-use
alternatives and allowed the various groups involved in the project to make decisions about
optimal alternatives. An optimal alternative was determined by incorporating known data
and assessments, and comparing these to the goals and objectives. In addition to evaluating
alternatives, the WG and EWG used this step as a checkpoint to reassess these alternatives
and justify the selected alternative for presentation to the BCC.

After a presentation and recommendation made to the BCC on January 8, 1999, by the
County Planning Division and the Consultants, the BCC discussed its issues and concerns
relative to both the No Bond and Bond alternatives. Following discussions, the BCC directed
the Consultants to proceed with developing the Bond alternative, which is depicted in
Exhibit 3. In addition, the BCC directed that no work take place on Phase II pending the
outcome of a $150 million bond referendum scheduled for March 1999.

1.2.1.6 Step 6 — Developing Implementation Plan

After the Bond Referendum passed in March 1999 by an almost two-thirds majority, the
Consultants began working with the County on revising the Bond alternative to develop the
Master Plan, with the following revisions directed by the BCC:

e Do not increase the number of units above the Status Quo alternative and reduce the
total number through land acquisition.

e Focus land purchases west of SR 7.
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The BCC also asked the Consultants to consider the following when developing the Master
Plan:

Consider potential revisions to the 60/40 development options
Address equity issues with the 80/20 options
List appropriate uses within the Ag Reserve preservation areas

Consider the appropriate location for a Community Commercial Service Overlay
(CCS0)

The remaining chapters of this report are the result of this final step in the process.
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SECTION 2

The Agricultural Reserve: Its History and
Present-Day Features

2.1 Location

The Ag Reserve encompasses approximately 20,923 acres, generally located between
Hypoluxo Road (extended) to the north and Clint Moore Road to the south, and west of
Florida’s Turnpike to the Arthur R. Marshall Loxahatchee National Wildlife Area (Water
Conservation Area 1). Exhibit 4 shows the location of the Ag Reserve within the County and
associated significant land features.

2.2 History of Preserving Agriculture in Palm Beach County

2.2.1 Comprehensive Plan

In 1980, the County’s Comprehensive Plan formally created the Ag Reserve area and
defined its boundaries: The emphasis in creating the Ag Reserve was preserving agriculture
and establishing densities at 1 unit per 5 acres. Its creation also 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 Transfer of Development Rights
(TDRs) outside of the Ag Reserve.

- During the 1980s and through 1995, the Board of County Commissioners (BCC) worked

toward finding ways to preserve agriculture and permit development at low residential
densities. To facilitate the preservation of agriculture within the Ag Reserve, the 1989
Comprehensive Plan incorporated a variety of growth management tools. These tools
included both mechanisms for the maintenance and enhancement of agriculture, such as
TDRs, as well as development alternatives designed to ensure the preservation of open
spaces by limiting development within defined areas. In addition, the BCC imposed a
moratorium on growth in the Ag Reserve until studies could be completed that would
address the viability of agriculture and examine potential development scenarios.

2.2.2 ARCC and AFT Report

In May 1993, the County Planning Division staff completed a preliminary report that
outlined the steps the County had taken to establish an Agricultural Reserve Citizens’
Committee (ARCC) and made recommendations for establishing a Purchase of Agricultural
Conservation Easements (PACE) program. The study concluded that as much as $100 to
$200 million would be needed to fund such a program.

As a supplement to the above report, American Farmland Trust (AFT) prepared a report
titled, How to Retain Agriculture in the Agricultural Reserve, Enhance its Contribution to the
Economy of Palm Beach County, and Save Taxpayer’s Money (June 1993). The report concluded
that agriculture is worth saving, not just for the economic contribution it makes to the
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County, but because of the importance of its food production to the nation. Agricultural
lands also provide a buffer between urban development and Environmentally Sensitive
Lands (ESLs), such as the Loxahatchee National Wildlife Refuge. Therefore, AFT advocated
implementing the PACE program.

As aresult of the ARCC and AFT recommendations encouraging a PACE program, a PACE
committee was established in 1996 to assist in implementing the PACE program created as
part of County Ordinance #95-34. During its first year, the PACE committee reviewed three
applications, each of which were withdrawn prior to any action by the County. The County
had originally agreed to fund the PACE program out of general revenues, but did not set
aside a line item in the budget for this purpose. The perceived lack of assured funding was
viewed as a factor contributing to the program’s stagnation. In response, the BCC directed
County staff in November 1997 to explore issues related to a $100 million bond issue.

By 1995, the BCC lifted the moratorium on development and began allowing 1 DU per acre
if clustered on 40 percent of the land, leaving 60 percent in preserved open space, with a
minimum of 150 acres of contiguous land (e.g., agriculture) required for open space. This
type of development was also limited to frontage on certain thoroughfares on the east side
of State Road (SR) 7, with the west side remaining at 5 DU per acre, or the 80/20 develop-
ment option. The intent of these development options was to encourage clustering of open
spaces, which in turn would provide opportunities to preserve agriculture or enable it to
sustain itself. However, after the first developments had been approved under the 60/40
rule, the County recognized flaws in the current regulations in addition to the potential
problems the current development trend would cause the County in infrastructure and
services costs.

2.2.3 National Audubon Report

In January 1998, the National Audubon Society completed a report that examined the status
and preservation of the agricultural industry in South Florida. The report suggested that
some current agricultural endeavors in Palm Beach County held less promise than others.
Specifically, the report concluded that winter vegetables such as tomatoes and peppers were
the least likely to remain in business for the long-term due to circumstances outside the con-
trol of local government. These uncontrollable circumstances include federal trade policies
such as the North American Free Trade Agreement (NAFTA), and proposed Environmental
Protection Agency (EPA) restrictions on the use of soil fumigants such as methyl bromide.
However, the report indicated that the Ag Reserve still holds significant potential for
nurseries, greenhouse crops, and the equestrian industry.

This report also provides recommendations to encourage the survival of agriculture, some
of which the County has begun to address. In fact, the report cites the County as a model to
Broward and Miami-Dade Counties for the work that has been done thus far in preserving
agriculture. These recommendations and County responses are summarized below.
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Audubon Report: The federal government should enact and enforce a country-of-origin labeling
law for all fruits and vegetables in fresh, canned, and frozen form. Similar laws exist for clothing,
appliances, automobiles and other consumer goods.

County Action: Palm Beach County has begun the process of addressing this issue by
expressing the need for such a law and supporting Senator Bob Graham’s efforts in this
matter. Locally, the County adopted an “Ask Where It Is Grown” program, which it intends
to follow with a “Get Fresh” campaign through the Agricultural Economic Development
Program.

Audubon Report: Agricultural advisory review boards, similar to the Miami-Dade County
Agricultural Practices Study Advisory Board, should have a permanent voice in the development of
ordinances, regulations, and land use policies affecting agriculture.

County Action: Palm Beach County has involved agricultural interests in making decisions
for a number of years. In the 1980s, the Citizens Agricultural Advisory Committee was
formed and provided input to the BCC on matters impacting agriculture. In 1994, with the
funding of the Agricultural Economic Development Program, the Agricultural
Enhancement Council was created and continues to meet monthly to stabilize, enhance, and
diversify the agricultural industry. The recently formed Conservation Land Acquisition
Selection Committee (CLASC), which focuses on acquiring conservation land in the County,
has three members representing agriculture. In addition, agricultural interests are currently
represented on the County’s Citizen Task Force, the Land Development Regulation
Commission, and the Land Use Advisory Board (LUAB).

Audubon Report: Establish urban development boundaries and maintain them by promoting
policies that encourage urban development and redevelopment of existing urban areas, such as the
“Eastward Ho!” concept.

County Action: The County’s recent adoption of a tiered managed growth system as an
integral component of the 1989 Comprehensive Plan promotes development consistent with
the lifestyle choices of an area and is capable of containing sprawl. In addition, the work of
the Countywide Community Revitalization Team (CCRT) serves to promote redevelopment
and revitalization in existing urban areas experiencing disinvestment.

Audubon Report: Consider methods used by other government agencies, such as PACE programs,
TDR programs and the like, in conjunction with other recommendations described above, to help
preserve agricultural lands.

County Action: The County has developed a PACE program, as described above. However,
because of the lack of funding, the program stagnated. '

TDRs have been in place to provide incentives for developers to transfer development rights
to areas outside of the Ag Reserve. The TDR program defines the Ag Reserve as a sending
area and, therefore, does not allow any transfers into the area, which has helped to
minimize increasing development.

Audubon Report: Consider promoting farmer markets in Miami-Dade and Broward counties that
are similar to that promoted in Palm Beach county. These markets could improve the visibility and
importance of agriculture to the local community.
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County Action: Four green markets have been created and are operational in Palm Beach
County, all of which were Agricultural Economic Development Program initiatives funded
by BCC. One market has successfully sustained itself for three seasons.

2.2.4 Agricultural Education Center

In early 1999, Palm Beach County Commissioner Burt Aaronson and Dr. Anthony
Cantanese, President, Florida Atlantic University (FAU), discussed the potential for joint
endeavors that might be supportive of the agricultural and equestrian industry in Palm
Beach County.

This discussion produced these two potential endeavors to be located in the Ag Reserve:

¢ A veterinary science center to serve South Florida residents jointly with FAU and,
potentially, the University of Florida (UF)

¢ An FAU Florida Center for Environmental Studies within the area because it does
significant work in land and water conservation

The County is continuing discussions with FAU to consider the potential for these facilities.

2.2.5 The Ag Reserve Master Plan: Phase | and Phase I

In June 1998, the BCC authorized the Consultants to proceed with developing the Phase I
portion of this Master Plan for the Ag Reserve to address these complex land development
issues and establish procedures to preserve agriculture within the Ag Reserve. In January
1999, the Consultants presented to the BCC the final Phase I report on the three conceptual
land use alternatives. Following the presentation, the BCC directed County staff to proceed
with developing and advertising a bond referendum for purchasing land in the Ag Reserve.
A $150 million bond referendum was placed on the March 1999 ballot for purchasing land
in the Ag Reserve as a means of preserving agriculture and additional ESLs, some of which
are in the Ag Reserve.

The bond referendum passed by an almost two-thirds majority in March, 1999. Following
passage of the referendum, the BCC directed the Consultants to proceed with Phase IT -
Detailed Master Planning of the Bond Alternative.

2.3 Existing Land Use

There are eight major land uses within the Ag Reserve, as identified in Exhibit 5. The
predominant land use continues to be agriculture, accounting for nearly 53 percent of the
total area. Including nurseries and equestrian uses as part of agricultural uses increases
this percentage to almost two-thirds of the total acreage. A total of 781 acres have been
preserved for agricultural conservation easements, excluding equestrian uses, through the
cluster development option within the Ag Reserve to permit the development of a PUD.
Other than agricultural uses, the largest land use within the area is public ownership,
representing nearly 20 percent of the Ag Reserve.
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Exhibit 5
Existing Land Uses within the Ag Resetve

Approximate

Land Uses Acreage Percent of Total

Cultivated Agriculture and Related Uses 11,154 53%
Nurseries 1,759 9%
Equestrian 697 3%
Agricultural Conservation Easements 781 4%
Developed (Residential/Commerciél) 1,558 7%
Excavation 232 1%
Public Ownership (includes utilities) ' 4,151 20%
Vacant 591 3%
Total 20,923

Source: Palm Beach County Planning Department

Exhibit 6 depicts the existing geographical distribution of uses within the Ag Reserve. As
shown, most development has occurred in the southern area of the Ag Reserve, principally
the area south of Atlantic Avenue. Cultivated agricultural and related uses dominate the
central portion of the Ag Reserve with public ownership concentrated west of SR 7.

2.4 Current State of Agriculture

The history of the Ag Reserve has been primarily that of agriculture production in eastern
Palm Beach County. The warm growing area and a drainage system developed to primarily
accommodate agriculture allowed for the production of crops that were very competitive in
the local and national markets. As development continued along the east coast of the
County, farmers settled on individual pieces of property, staying competitive with new
pest-control technology and full bed plastic mulch culture, which proved the most sig-
nificant vegetable production practice in Palm Beach County for increasing yields per acre.

Citrus was planted in the area in the 1960s and added a valuable crop to the County. The
extensive expansion of nursery crop production in the Ag Reserve increased the value of
this area. The addition of equestrian farms completed the agricultural structure of the Ag
Reserve.

- Currently, the Ag Reserve commercially produces tomatoes, cucumbers, bell peppers,
specialty peppers, Chinese vegetables, herbs, sweet corn, squash, eggplant, citrus, and
gladiolas. Additionally, a large number of nurseries and equestrian operations exist within
the area boundaries. In 1997-1998 the estimated economic impact of this acreage was esti-
mated at $211 million, which represented approximately 11 percent of the total economic
impact of agriculture to the County, while comprising only 2 percent of the County’s total
acreage in agriculture.
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2.4.1 Vegetables

The largest acreage of an agricultural commodity harvested within the Ag Reserve,
commercial vegetables, continues to produce a variety of crops. However, increases in
imports and market pressure from other state and county producers has diminished the
profitability of the major crops (tomato, bell peppers, and cucumbers) substantially in the
last few years.

2.4.2 Citrus

The profitability of the 800 acres of citrus has declined due to increased production in other
areas of the state. It is not expected that citrus will be replanted back in the Ag Reserve since
other niche crops, such as lychees, longans, mangos, and mamey sapote, appear to be more
profitable.

2.4.3 Nursery Crops

The County leads the state in nursery products production, and the Ag Reserve, with over
100 nurseries in operation, comprises a significant segment of this production. With a total
of approximately 1,759 acres in nurseries, this area houses some of the largest nurseries in
the County and is undoubtedly the most profitable agribusiness within the Ag Reserve.

2.4.4 Equestrian

There are a number of equestrian operations within the Ag Reserve on a total of less than
1,000 acres. These operations have found this area compatible to the needs of the industry.
Also, the equestrian organizations formed to promote the economic benefits of the industry
seek to equip the equestrian industry, promising the potential for a strong future.

More detailed information about the status of agriculture in the Ag Reserve is provided in
Appendix A.

2.5 External Factors Affecting Agriculture

A number of external factors outside the County’s control affect agriculture and were
previously identified in the National Audubon Report (January 1998). Some of the more
threatening factors include the NAFTA, urban development pressures, the adequacy of farm
labor supply, increased environmental regulations, and adverse weather conditions.

2.5.1 Weather and Freezes

Weather and freezes are always a concern to farmers worldwide. The Ag Reserve, while one
of the warmest winter production areas in the U.S., can experience freezing temperatures,
bringing further uncertainty to the economics and productivity of the area. Growers have
more recently used cloth crop covers to assist in protecting their vegetable crops when a
freeze is predicted. These practices increase production costs and may or may not be recov-
ered, which provides more incentive for farmers to discontinue farming and sell out to
development.
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2.5.2 NAFTA

Farmers cultivate 53 percent of the acreage within the Ag Reserve for vegetable production.
While winter freezes and foreign competition continued to adversely affect the profitability
of both vegetable and nursery growers, NAFTA, first enacted in 1994, allowed into the
United States an almost unlimited amount of winter vegetables that directly compete with
this area’s production. Specifically, NAFTA has resulted in dramatic imports from both
Mexico and Canada. Tomatoes, bell peppers, and cucumbers, the three largest crops pro-
duced in the Ag Reserve, respectively represent the first, third, and fifth largest imports of
fresh vegetables. The latest United States Department of Agriculture (USDA) report on
NAFTA states that Mexican tomato imports increased from $304 million prior to 1993 to an
average of $477 million since 1994. Canada’s increase in imports was even more dramatic;
from $3 million in 1990 to $101 million in 1998. Even with this pressure on profitability,
farmers have continued to grow, sell, and stay viable, yet it is expected that this import
pressure will continue and adversely affect the long-term profitability of the Ag Reserve.

2.5.3 Urban Development Pressure

Given the current growing scenario established by NAFTA, which mandates high-risk/low
margins, urban development offers an attractive solution to the area landowners. The Ag
Reserve represents the last large contiguous undeveloped area in the southeastern portion
of the County. The great differential between the value of land for agriculture use compared
to the value for developments makes it difficult for agricultural landowners to stay in farm-
ing when agricultural returns are uncertain.

2.5.4 Farm Labor Supply

According to the National Audubon Report, vegetable growers in Miami-Dade and Palm
Beach Counties have expressed concern about the future supply of farm labor, particularly
legal farm labor. Currently, many U.S. citizens do not consider farm labor lucrative enough

- to pursue. For Caribbean and Mexican immigrants, however, these jobs offer opportunities
for luxuries they could not afford in their native countries, working in the same field.
Federal proposals to control the influx of farm workers from other countries could impact
the future supply of legal farm workers. Such legislation could in turn raise U.S. farm wages
to accommodate a U.S. work force, which in turn would increase production costs, and
increase the proportion of illegal farm workers.

2.5.5 Increased Environmental Regulations

A number of federal agencies currently regulate the farming industry including the EPA,
the Occupational Health and Safety Administration, the Food and Drug Administration,
and the United States Department of Agriculture. At the state and regional levels, the
Florida Departments of Environmental Protection (FDEP) and Florida Agriculture and
Consumer Services (FDACS), and the South Florida Water Management District (SFWMD)
also regulate the farming community. Farms and growers also must follow county codes
and regulations regarding land use, building construction, waste collection and disposal,
chemical application, etc. As cited in the Audubon report, growers and farmers generally
recognize the importance of regulations, but feel there are too many that either overlap or
do not provide a real value to human health, the environment, or the community. These
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increased regulatory controls from the numerous agencies, unless streamlined, will also
continue to prove a disincentive for farmers to continue to farm.

2.6 Other Features of the Agricultural Reserve Today

In addition to its emphasis on agriculture in the Ag Reserve, the BCC objectives for the area
reflect two additional priorities:

e Enhance environmental resource value
¢ Enhance water management capability

2.6.1 Environmental Features

The Ag Reserve contains environmental features listed below and depicted in Exhibit 7:

e State and federal-owned environmental lands located along the eastern perimeter of the
Loxahatchee National Wildlife Refuge

e ESLs targeted for purchase with the 1999 Bond Referendum

These important environmental features add value to the Ag Reserve. Preserving them
requires that the County integrate development within and around these natural areas. The
natural areas then become part of the developed communities and can actually be an asset
for the developers and homeowners.

2.6.2 Water Resources Features

Another important attribute of the Ag Reserve is its current water resource features. Qutside
of the Loxahatchee National Wildlife Refuge, the most prominent and important features of
the Ag Reserve are the vast network of Lake Worth Drainage District (LWDD) lateral and
equalizing canals and the SFWMD'’s proposed Water Preserve Areas (WPAs).

2.6.2.1 Drainage Canals

The drainage canals essentially serve two purposes — flood protection for the local
residences and water supply for both the local farmers and the Palm Beach County Water
Utility Department (PBCWUD) wellfields. Water levels in the canals are artificially main-
tained with water control structures throughout the year to accommodate and capture
heavy rainfall inundation, and these levels also serve as a constant source of recharge to the
wellfields and curtail seepage from the neighboring Loxahatchee National Wildlife Refuge.
Without this important water resources feature, the County would be faced with major
flooding problems and frequent water shortages. Exhibit 7 also depicts the network of
LWDD canals throughout the Ag Reserve.

2.6.2.2 Water Preserve Areas

WPAs are areas designated by SFWMD and the United States Army Corps of Engineers
(USACOE) as water bodies capable of serving a variety of functions such as rehydrating
existing wetlands, treatment of stormwater runoff, and water storage in reservoirs for urban
users and critical environments such as the Everglades. WPAs in the Ag Reserve are to be
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located along the eastern perimeter of the adjacent Loxahatchee National Wildlife Refuge,
and include an approximately 1,660-acre reservoir to be designed and constructed for
purposes of water supply for both urban and agricultural uses as well as the environment.

These important environmental and water resources features has been incorporated and
integrated into this final Master Plan.
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SECTION 3

Master Plan Objectives

3.1 Developing Objectives

During Phase I, a value model was developed to provide a framework for defining the
goals, objectives, and values as developed by the County and the Consultants, using input
from the various other groups. This value model defined the over all purpose or project
goal/vision, then focused on the goal objectives, which generally represented the most
critical of the tangible, concrete issues surrounding the Ag Reserve. The value model
narrowed its concentration from defining goals and objectives to a single or series of criteria
developed to measure how well each objective meshed with the Board of County
Commissioners (BCC) purpose stafement regarding the Ag Reserve:

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.

3.2 Master Plan Objectives

The various groups, including the County and Consultants, the Extended Working Group
(EWG), the Land Use Advisory Board (LUAB), and the workshop attendees, who provided
feedback during various phases of the project, developed a set of issues that they felt were
important to address. The issues, along with results from the public opinion survey and
workshop, were used to formulate a set of primary objectives, which the BCC approved and
prioritized as follows:

¢ Enhance Potential for Agriculture, including Equestrian Uses
e Enhance Environmental Resource Value

¢ Enhance Water Management Capability

e Enhance Accessible Open Space

e Create a Functional, Self-Sustaining Form of Development

e Minimize Cost/Impacts to Countywide Taxpayers

Exhibit 8 shows how the value model defines the relationship between the purpose
statement (goal) and these six primary objectives approved by the BCC to measure the
performance of the Master Plan.

3.2.1 Enhance Potential for Agriculture

This objective addresses the purpose statement and focuses on creating an opportunity to
enhance or preserve agriculture. Although previous studies and discussions with Ag
Reserve landowners and farmers indicate that row crop farming as it is presently structured
(e.g., tomatoes, peppers, etc.) is probably not feasible in the long term (i.e., due to external
factors previously described), other agricultural uses, such as equestrian, nursery and green-
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Goal

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
I
I I I I I I
Objective | [_Objective | |_Objective | |_Objective | |_Objective | |_Objective
Enhance Enhance Enhance Create a Enhance Minimize
Potential for Environmental Water Function Self Open S Cost/impacts
Agriculture Resource Management Sustaining pen Space to Taxpayer
Value Capability Form of
Development

Exhibit 8

Value Model Developed for the Ag Reserve Master Plan

house crops, and niche market crops appear to have more promise. Nursery and niche crops
are potentially feasible agricultural endeavors on the Ag Reserve because of their high

yield /low acreage ratio, the profitability of which will depend on consumer demand. The
County Agricultural Extension Service, in its Ag Reserve Option Analysis Report

(Appendix A), identified almost 50 crops agronomically suited for cultivation on the Ag
Reserve.

Criteria used to measure this objective included examining the potential of each land use

alternative to accommodate agriculture in general and to support equestrian trails. Land use

potential was measured by the amount of open space shown on the plans, the aggregate size
of open space, and the ability of the open space to integrate with existing agricultural uses.

3.2.2 Enhance Environmental Resource Value

The purpose of this objective was to examine opportunities in the Ag Reserve to preserve
key Environmentally Sensitive Lands (ESL) as identified by the County Department of
Environmental Resources Management (DERM). The County ERM essentially identified
three ESL parcels in the Ag Reserve. The criteria used to measure this objective included the
potential to preserve these parcels and the ability to provide a land connection between
them. This land connection relates to the amount of open space directly between the three
parcels that would more easily allow habitat and wildlife to migrate between the parcels,
instead of existing in isolation.

3.2.3 Enhance Water Management Capability

As with the first two objectives, the goal of enhancing water management capability stems
from the purpose statement and focuses on the water management features of the plan.
Water management features include the South Florida Water Management District
(SFWMD) proposed Water Preserve Areas (WPAs), which includes a reservoir, the existing
Lake Worth Drainage District (LWDD) system of canals and lakes, and additional set aside
areas for Palm Beach County Water Utilities Department (PBCWUD) wellfields. The latter
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feature was recommended as part of the Integrated Water Resources Strategy for Southeastern
Palm Beach County (1998), another cooperative effort between the County and SFWMD.

Two criteria helped delineate how to enhance the Ag Reserve water management capability:
its potential to enhance water resource areas and its amount of impervious area. The first
criterion relates to the ability of the plan to incorporate the above water management
features proposed by SFWMD and the County WUD. The second criterion was designed to
examine the potential water quality impacts on the existing LWDD drainage system and
relates to the estimated amount of imperviousness shown on each plan. Impervious areas
include roads, buildings, parking lots, and other paved areas that inhibit water seepage into
the ground. The more impervious the areas, the more water runs off into the drainage
system, carrying with it possible water contaminants, thus increasing the potential for
adverse water quality impacts.

3.2.4 Enhance Open Space

Enhancing open space also stemmed from the first public workshop in Phase 1, and was
designed to examine each alternative’s ability to enhance open space. Open space is defined
as publicly accessible open land areas, such as parks and greenways, and excludes agricul-
ture, ESLs, and water management areas, all of which are covered under the first three
objectives.

3.2.5 Create a Functional, Self-Sustaining Form of Development

Also during the first public workshop, it became clear that the form of development in the
Ag Reserve required some discussion. The public workshop, then, prompted the devel-
opment of the fifth objective: creating a functional, self-sustaining form of development.
This objective focused on the functionality of the development under each land use alterna-
tive, and how well the alternative can serve area residents with respect to providing
employment, shopping, recreation, services, and quality of life. Reducing the necessity for
area residents to travel outside the area to receive services lessens the impact on surround-
ing area services and roads. Three criteria were developed to measure this objective:

e The first criterion treated the entire Ag Reserve as an individual Planned Unit
Development (PUD) and was used to examine the estimated external trip generation
(peak hour) based on estimated number of units. An external trip generation refers to
the estimated number of trips made by vehicles traveling outside of the Ag Reserve.

e The second criterion was used to describe the mix of uses expected to occur within each
of the three alternatives, including residential, commercial, office, institutional,
recreational, and open space.

e The third criterion was used to measure the amount of vistas expected to be created
from each of the three alternatives. Those vistas were seen as an essential part of main-
taining the rural character of the area. This criterion assumed that a vista would occur
along the major north-south roads (i.e., SR7/US441 and Lyons Road) where no
development or reservoir (due to the height of the levees) exists.
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3.2.6 Minimize Costs/Impacts to Taxpayers

Another objective brought up at the first public workshop in Phase I involved minimizing
costs/impacts to County taxpayers. The types of costs or impacts considered include infra-
structure and services costs, as well as the public acquisition of land through a bond issue.

The Bond alternative developed in Phase I meets all of these objectives, which were
approved by the BCC in January 1999, and thus served as the basis for developing the final
plan graphic and recommendations for implementing the plan.
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SECTION 4

The Master Plan

4.1 How the Plan Was Derived

The master plan graphic is based on the Bond Alternative, one of three scenarios born out of
a series of workshops and meetings in Phase I whose participants included: property
owners, concerned citizens, environmentalists, government staff and agency representa-
tives, and the Consultants. In January 1999, the Board of County Commissioners (BCC)
selected the Bond Alternative as its preferred choice for further study in Phase II. The master
plan was reexamined and modified as Phase Il work got underway in April 1999.

The challenge with mapping the future of the Agricultural Reserve is complicated because
the future of agriculture as a business is at risk. This risk encourages farmers to sell their
land to developers, though it is difficult to predict which properties farmers will sell. In
addition, the Bond Referendum, which provides for a voluntary land acquisition program to
purchase agricultural lands, does not identify which properties the County will acquire.
Finally, even the water management systems may change because they depend on the type,
quantity, and location of future development.

Given the many variables, a general framework
was necessary to structure the Master Plan com-
ponents in an organized manner. The framework
diagram (Exhibit 9) shows the organizing prin-
ciples underpinning the Master Plan. The frame-
work started with the same basic assumptions
used for the Phase | Bond Alternative Plan:

1. Ttis better to concentrate future development
than to scatter it throughout the Ag Reserve.
This approach lowers infrastructure costs
because it requires fewer miles of pipes, wires,
and pavement within the Ag Reserve.

2. Open space more easily accommodates a
variety of public, agricultural, and equestrian
uses when it consists of one large contiguous
area rather than fragments completely
surrounded by development.

Existing Develpment Areas
ore shown in Yellow.

3. Environmental and water management goals
are more efficiently and thoroughly addressed
when the lands best suited to remain as open
space are first defined.

Exhibit 9
Framework Diagram
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4. The 60/40 and 80/20 developmént options will remain, though some modifications to
these options will be necessary to improve the physical form of future development.

5. For environmental reasons, it is better to concentrate future development east of
SR 7/US441, further away from the Loxahatchee National Wildlife Refuge.

The Master Plan first seeks to preserve open space in order to preserve and enhance
agriculture and environmental and water resource values. The best scenario for meeting this
objective consists of designating all of the Ag Reserve as open space. But given the rising
development and economic pressures, suggesting appropriate locations for future develop-
ment is necessary. The most logical location is the southeastern corner because this area
contains the highest land values, as documented in the Planning, Zoning and Building
Department staff report, Ag Reserve Bond Issue, dated January 23, 1998. The County
Agricultural Extension Service acknowledges that farming can not compete when land
values are excessive. For instance, in the late 1800s through the early 1900s, Brooklyn, New
York, deagriculturalized rural Kings County, which at the time had the most productive and
profitable vegetable farms in the United States, and transformed it to an urban environment.

Not all of the potential future development rights existing under the current regulations can
be accommodated south of Atlantic Avenue. Therefore, the area north of Boynton Beach
Boulevard and east of State Road (SR) 7/U.S. 441 became the next logical place for addi-
tional future development because this area has development potential under the existing
regulations.

After establishing the organizing framework, the Consultants drew the detailed master plan
to sketch one version of the future Ag Reserve. During the Phase I process, the master plan
was drawn to illustrate potential development sites. Since no substantially new information
regarding land purchases or development intentions has been available, the development
areas indicated on the Phase II graphic do not differ from those illustrated on the Bond
Alternative graphic of Phase I.

4.2 The Master Plan Graphic

Despite the rather detailed looking plan (Exhibit 10), the graphic is conceptual in nature and
seeks to encapsulate one possible future vision for the Ag Reserve. Upon implementing the
Master Plan, many components, such as developed/open areas, minor roads and canals for
example, are likely to occur at locations different than those shown on the graphic. The
Consultants chose locations for the purposes of illustration, and are not suggesting that
these components are required on the exact properties as shown.

This graphic intends to offer an answer to these questions:

¢ How much land could be developed given current development rights?
e How will the Bond-purchased lands change the face of the Ag Reserve?

Therefore, the primary evaluation of this plan centers on the two types of land uses: open
land and developed land. In the Master Plan graphic, the open land is undeveloped and
drawn with greens and blues to illustrate agricultural uses, equestrian uses, natural pre-
serves, wetlands, water systems, and recreational facilities. Developed land is drawn in red
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| and peach to show the quantity and general location of residential developments and some
non-residential uses.

4.3 Specific Features Identified on the Graphic

Specific features identified on the graphic are further explained below.

4.3.1 Agriculture and Open Space

The graphic shows a variety of patterns to represent agriculture, open space, parks,
equestrian facilities, and natural areas. Because it is impossible to know exactly which
properties will have those particular uses, the Consultants drew a variety of patterns, which
are not intended to pre-determine which properties will be farms, ranches, or parks, but
simply to show that the end result will in fact have variety. Given the current situation
within the Ag Reserve, the future open spaces and agricultural lands in the Ag Reserve will
not look exactly as is shown on this graphic.

The size of the open spaces vary on the graphic as well. Some small open spaces nestle
within the developed areas because it is anticipated that not all developed properties using
the 60/40 or 80/20 development options will satisfy their open space requirements “off
site.” These smaller open spaces can function as nurseries, groves, parks, and equestrian
facilities. The larger open parcels could house farms and ranches.

4.3.1.1 Suitability Analysis

At the direction of the BCC, the Consultant was charged with identifying land within the Ag
Reserve that should be considered for purchase with the March 1999 bond monies.
Purchasing the land would be a mechanism for preserving and enhancing both agriculture
and open space. The BCC emphasized that land suitable for purchase west of U.S. 441/SR 7
should be considered first, and then land east of U.S. 441 /SR 7 second. To determine which
land was suitable for purchase, a suitability analysis was conducted.

Because the majority of the area is still relatively undeveloped, a series of criteria were used
to narrow the selection of the properties suitable for purchase. The first series of criteria
excluded certain properties from consideration because of their status or land use. Exhibit 11
depicts the exclusion criteria, the explanation for their use, and their approximate number of
acres. Appendix B includes a series of six graphics that show the progression of the
properties excluded in this suitability analysis.

Since the Ag Reserve encompasses approximately 21,000 acres, excluding the above
properties, approximately 5,700 acres are options for the County’s purchase. Approximately
1,700 acres lie on the western side of U.S. 441/5R 7, and approximately 4,000 lie on the
eastern side. The final exhibit in Appendix B depicts the resulting suitability analysis, and
Exhibit 12 depicts the final areas within the Ag Reserve considered suitable for purchase.
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EXHIBIT 11
Exclusion Criteria

Approximate Area

Exclusion Criteria Explanation (acres)

Existing and Committed Residential ~ These properties already have residential 1,100
Developments development in place or are pending approval by

the County. It was presumed that those proper-

ties pending approval by the County would be

too expensive to purchase with the bond money.
Institutional Uses (churches, post These uses already exist in the Ag Reserve and 60
offices, cemetery, etc.) would contin<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>