
MAP AMENDMENT STAFF REPORT  
04-EXPEDITED REVIEW PROCESS (ERP) AMENDMENT 

 

 

Item Name: Palm Beach County Scientific Community Overlay (Mecca) TIM 
and 2020 Map Amendments – 8.5 Million Scenario 

Element: 
 

Map Series 
 

Item Before the Board: To hold a public hearing on a proposed amendment to:  
 
• Add roadway link with a 260-foot right-of way for PGA Boulevard 

from Seminole Pratt-Whitney Road to Beeline Highway on the 
Thoroughfare Right-of-Way Identification Map (Figure TE-14.1). 

• Add roadway link with a 160-foot right-of way for Coconut 
Boulevard from PGA Boulevard to Northlake Boulevard on the 
Thoroughfare Right-of-Way Identification Map (Figure TE-14.1).  

• Add roadway link of PGA Boulevard from Seminole Pratt-
Whitney Road to East Mecca Road Beeline Highway on the 2020 
Roadway System by Number of Lanes Map (Figure TE 1.1) as 6 
lanes. 

• Add roadway link of PGA Boulevard from East Mecca Road to 
Beeline Highway on the 2020 Roadway System by Number of 
Lanes Map (Figure TE 1.1) as 4 lanes. 

• Add roadway link of Coconut Boulevard from PGA Boulevard to 
Northlake Boulevard on the 2020 Roadway System by Number 
of Lanes Map (Figure TE 1.1) as 2 lanes. 

• Increase the laneage for PGA Boulevard from Beeline Highway 
to Ryder Cup Boulevard on the 2020 Roadway System By 
Number of Lanes Map (Figure TE 1.1) from 4 to 6 lanes. 

• Increase the laneage for Northlake Boulevard from 140th Avenue 
to Coconut Boulevard on the 2020 Roadway System By Number 
of Lanes Map (Figure TE 1.1) from 4 to 6 lanes. 

• Increase the laneage for Seminole Pratt-Whitney Road from 
Indiantown Road to Beeline Highway on the 2020 Roadway 
System by Number of Lanes Map (Figure TE 1.1) from 4 to 6 
lanes. 

• Increase the laneage for Seminole Pratt-Whitney Road from 
PGA Boulevard to Orange Boulevard on the 2020 Roadway 
System by Number of Lanes Map (Figure TE 1.1) from 4 to 6 
lanes. 

 
Meeting Date: Final Report, Adopted October 13, 2004 

Project Manager: Gustavo A. Goya, Planner I 

MOTION: To adopt the proposed amendment. 

 
A. Planning Recommendation:  Staff recommends approval based on the findings and 

conclusions presented in this report. 
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B. LPA Recommendation:  Approval (7-1, with Ms. Murray dissenting).  The minimal 
board discussion focused on the right-of-way width of the PGA segment.  No members 
of the public spoke.   The board approved of staff’s recommendation without 
modification. 

  
C. BCC Transmittal Action:  Motion by Commissioner Koons, seconded by Commissioner 

Masilotti, to transmit passed in a 6-0 vote (with Commissioner Aaronson absent) at the 
June 28, 2004 Public Hearing.  There was minimal Board discussion.  Representatives 
from the Audubon Society and the Florida Wildlife Fund spoke in opposition to this 
amendment while a local property owners’ association, one private homeowner (Ronald 
Dieck), and 1,000 Friends of Florida submitted letters in opposition to this amendment.   

 
 

POST TRANSMITTAL ACTION 
 
 
 
A. ORC Report Findings:   None 
 
B. Response to ORC Report:   None 
 
C. Revisions Not Previously Reviewed:   None  
 
D. BCC Adoption Action:  Motion by Commissioner Koons, seconded by Commissioner 

McCarty, to adopt an ordinance passed in a 6-1 (with Commissioner Masilotti 
dissenting) vote at the October 13, 2004 Public Hearing.  There was minimal Board 
discussion on this item.  Several representatives from concerned environmental groups, 
including Audubon Society, Sierra Club, and 1,000 Friends of Florida spoke in opposition 
to this proposed amendment.  Several residents of Loxahatchee Groves, the Acreage, 
and Jupiter Farms also spoke in opposition to this amendment.  One representative of 
adjacent Vavrus property spoke in favor of the amendment. 
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I.     SUMMARY REPORT 
  
 
A. BACKGROUND 

 
On October 8, 2003, The Scripps Research Institute (TSRI) based in La Jolla, California, 
announced plans to open a major East Coast science center in Palm Beach County, 
Florida focusing on biomedical research, technology development, and drug design.  
Founded in 1924, TSRI, through cutting-edge research, has created in La Jolla a 
biotechnology cluster that includes its own research facilities, other research facilities 
such as the Salk Institute and the Burnham Institute, and nearly five hundred biotech 
companies.  
  
Desirous of creating a similar knowledge-based economy in Florida through the creation 
of a unique international biomedical research institute with the economic multiplier 
created in such a research cluster, Governor Jeb Bush approached TSRI.  After visiting 
and reviewing several locations throughout the State, TSRI chose Palm Beach County 
for its new East Coast location.  Within Palm Beach County, several sites were assessed 
to accommodate not only the new Scripps Florida facility, but to also allow sufficient area 
for the expected new biotech research centers and related businesses and residential 
needs that are expected to follow TSRI to this location.  Adequate land area was also 
needed for the support facilities including commercial services, educational facilities, 
civic uses, and residential development to accommodate the workforce.  The Mecca site 
meets these needs. 

 
As part of the development of the Palm Beach County Scientific Community Overlay 
(Mecca), new roadway links of PGA Boulevard and Coconut Boulevard are required 
pursuant to the DRI analysis.  The expansion of segments of PGA Boulevard, Northlake 
Boulevard and Seminole Pratt-Whitney Road from 4 lanes to 6 lanes on the 2020 Map is 
another requirement of the DRI.  

 
 
B. THE PROPOSED AMENDMENT 
 
1.  Amendment Intent and Summary 
 

This proposed amendment will revise the Map Series of the Comprehensive Plan by 
adding the segment of PGA Boulevard from Seminole Pratt-Whitney Road to Beeline 
Highway with 260 feet of right-of-way in the TIM Map and as a 4 and 6-lane facility in the 
2020 Map.  The 260 feet of right-of –way provides for the potential for a transit corridor.  
This proposed amendment will revise the Map Series of the Comprehensive Plan by 
adding the segment of Coconut Boulevard from PGA Boulevard to Northlake Boulevard 
with 160 feet of right-of-way in the TIM Map and as a 2-lane facility in the 2020 Map. 
This proposed amendment will revise the Map Series of the Comprehensive Plan by 
increasing the number of lanes from 4 to 6 in the 2020 Map for PGA Boulevard from 
Beeline Highway to Ryder Cup Boulevard, Northlake Boulevard from 140th Avenue to 
Coconut Boulevard, Seminole Pratt-Whitney from Indiantown Road to the Beeline 
Highway and from PGA Boulevard to Orange Boulevard.   
 
The specific proposed revisions, and a map depicting the roadway segments affected by 
the amendment, are reflected in Exhibit 1, which will become the exhibit of the adopted 
ordinance.  
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2. Unified Land Development Code Implications 
 

This proposed amendment will not result in a subsequent amendment to the County’s 
land development regulations in the Unified Land Development Code (ULDC).  

 
 
C. ISSUE AND DATA/ANALYSIS SUMMARY 
 

This amendment was initiated as part of the development of the Mecca property. The 
proposed additional right-of-way and laneages will provide alternate access to the 
proposed developments. Complete data and analysis to support the proposed changes 
are provided in Exhibit 2.  

 
 
D. PUBLIC AND MUNICIPAL REVIEW 
 
 Intergovernmental Plan Amendment Review Committee (IPARC): Notification of this 

amendment was sent to the Palm Beach County Intergovernmental Plan Amendment 
Review Committee (IPARC) for review.  IPARC, of which Palm Beach County is a 
participating member, functions as a clearing-house for plan amendments.  At the time 
of the printing of this report, no objections to the amendment had been received. 

 
 
E.  ASSESSMENT AND CONCLUSIONS 
 
Based on the data and analysis, the following assessments and conclusions can be made: 
 
• The proposed amendment is consistent with the Comprehensive Plan policies regarding 

maintenance of the TIM and the 2020 Roadway Network Map. 
 
• The proposed amendment does not create any intergovernmental conflicts at this time. 
 
 
F. ALTERNATIVE ACTIONS 
 
The following courses of action are available to the Board: 
 
1. Recommendation of approval; 
 
2. Recommendation of approval with modifications; or 
 
3. Recommendation of denial. 
 
T:\Planning\AMEND\04-ERP\reports\bccadopt\2020 and TIM Report.doc 
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II.     EXHIBITS 
 
 
1. Proposed Map Changes  .................................................................................................6 

 
2. Support Data and Analysis ................................................................................................... 7 
 
3. Letters in Support/Opposition.............................................................................................10 



EXHIBIT 1 
 

 
A. Thoroughfare Right-of-Way Identification Map (Figure TE 14.1) and 2020 Roadway 

System Map (Figure TE 1.1), Mecca TIM and 2020 Amendment 
 
REVISIONS:  Add the PGA Boulevard segment from Seminole Pratt-Whitney Road to the 
Beeline Highway East Mecca Road as 260’ ROW on the TIM and as 6 lanes on the 2020 
Roadway Map.  Add the PGA Boulevard segment from East Mecca Road to the Beeline 
Highway as 260’ ROW on the TIM and as 4 lanes on the 2020 Roadway Map.  Add the Coconut 
Boulevard segment from PGA Boulevard to Northlake Boulevard as 160’ ROW on the TIM and 
as 2 lanes on the 2020 Roadway Map.  Change the PGA Boulevard segment from Beeline 
Highway to Ryder Cup Boulevard from 4 lanes to 6 lanes on the 2020 Roadway Map.  Change 
the Northlake Boulevard segment from 140th Avenue to Coconut Boulevard from 4 lanes to 6 
lanes on the 2020 Roadway Map.  Change the Seminole Pratt-Whitney Road segment from 
Indiantown Road to Beeline Highway and PGA Boulevard to Orange Boulevard from 4 lanes to 
6 lanes on the 2020 Roadway Map.          
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EXHIBIT 2 
 
 

SUPPORT DATA AND ANALYSIS 
 
A. Consistency with the Comprehensive Plan 
 

The following objective and policies from the Transportation Element are relevant to the 
proposed amendment: 

 
 Objective 1.4 Roadway System - The County shall provide for identification and 

acquisition of existing and future roadway rights-of-way consistent with the adopted 
Thoroughfare Right-Of-Way Identification Map (TIM) and shall address certain 
specific corridors in the transportation planning process in Palm Beach County. 

  
 Policy 1.4-a: The County shall continue to construct the traffic circulation network 

consistent with the County’s adopted Thoroughfare Right-Of-Way Identification 
Map (TIM). 

 
 Policy 1.4-b: The County shall identify transportation corridors by using the 

Thoroughfare Right-Of-Way Identification Map (TIM). 
 

Staff Analysis/Comment:  Most of the provisions relating to the Thoroughfare Right-Of-
Way Identification Map (TIM) in the Transportation Element address the addition and 
protection of rights-of-way within the County.  The proposed amendment is intended to 
add segments consistent with the need identified for the transportation analysis for 
Mecca. 

 
B. ULDC Review Criteria and Analysis 
 

The Unified Land Development Code (ULDC) establishes requirements regarding 
applications for any proposed modification or elimination of an adopted link or 
intersection on the Thoroughfare Right-of-Way Identification Map, and requires that a 
twelve criteria analysis be made for the change. The criteria are contained in ULDC 
Article 12. Section 15(l) K. Subsection 5(c), and are considered in determining whether a 
segment’s lanes, proposed geometrics, a major intersection’s proposed geometrics or 
the right-of-way width adopted in the Plan should be amended or eliminated. The criteria 
analyzed below are included in the ULDC.  

 
 1. Whether improvements are proposed to the Link or Major Intersection under 

consideration. 
 

Staff Analysis/Comment: No improvements to the PGA Boulevard segment or Coconut 
Boulevard segment are proposed.  The Northlake Boulevard segment is currently under 
construction as 4 lanes. The Seminole Pratt-Whitney Rd segment from Northlake 
Boulevard to the Beeline Highway is currently programmed in Fiscal Years (FY) 2004, 
2005 and 2008 for design, right-of-way and mitigation for a total of $8,000,000.  The 
Seminole Pratt-Whitney Road segment from north of Orange Boulevard to Northlake 
Boulevard to Orange Boulevard is currently programmed in FY 2004 and 2005 for 
design, right-of-way and mitigation for a total of $1,300,000 and for construction to be 
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widened from 2 to 4 lanes in FY 2007 for $4,400,000. 
 

2. Whether improvements are proposed to reliever Links or Major Intersections and 
the extent that such a reliever would impact traffic on the Link under 
consideration. 

 
Staff Analysis/Comment: The PGA Boulevard extension will act as a reliever for 
Northlake Boulevard.  The Coconut Boulevard extension will act as a reliever for 
Seminole Pratt-Whitney Road and Beeline Highway. 

  
3. The physical characteristics of the property adjacent to the Link or Major 

Intersection under consideration. 
 

Staff Analysis/Comment: The PGA Boulevard and Coconut Boulevard segments run 
through the Mecca property that is currently under review for development.  East of the 
sites on PGA Boulevard is Conservation Land and the North County Airport.  For the 
PGA Boulevard segment east of the Beeline Highway, Residential and Conservation 
Land is adjacent to this segment.  For the Northlake Boulevard segment Rural 
Residential is along this segment.  For Seminole Pratt-Whitney Road north of the 
Beeline Highway, The Pal-Mar Natural Area is on both sides with the Palm Beach Park 
of Commerce DRI on the east side.  For Seminole Pratt-Whitney Road south of PGA 
Boulevard, there is Conservation Land and Rural Residential along these segments.  

 
4. The character of the area businesses or neighborhoods adjacent to the Link or 

Major Intersection under consideration, and the extent of impact on such. 
 

Staff Analysis/Comment:  The PGA Boulevard and Coconut Boulevard segments run 
through the Mecca property that is currently under review for development.  The North 
County Airport is located along the PGA Boulevard corridor. 

  
5.   The projected cost of adding additional capacity to the Link or Major Intersection, 

or reliever facilities and the amount of capacity that would be added. 
 

Staff Analysis/Comment:  Preliminary cost estimates for the roadway link 
improvements are included in the Application for Development Approval (ADA) of the 
Palm Beach County Scientific Community Overlay DRI for the Mecca site, which 
includes improvements to the affected links of Seminole Pratt-Whitney Road, Northlake 
Boulevard, PGA Boulevard and Coconut Boulevard.  Additional cost details will be 
completed through the DRI process. 
 

6. The existing and projected volume-to-capacity of the Link and the surrounding 
Major Thoroughfares before and after the proposed modification. 

 
Staff Analysis/Comment: The projected 2030  traffic volumes for the amendment links 
and the surrounding Major Thoroughfares are shown on the attached tables.  

 
7. The projected revenue for improving the Major Thoroughfare system and the likely 

priority of various improvements to the Major Thoroughfare system. 
 

Staff Analysis/Comment: As part of the first phase of the development of Mecca, the 
extension of Seminole Pratt-Whitney Road north of Northlake Boulevard to the Beeline 
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Highway and PGA Boulevard from Seminole Pratt-Whitney Road to the Beeline Highway 
is proposed.  The Coconut Boulevard extension north of PGA Boulevard is shown in the 
second phases.  In addition, the extension of SR 7 from Okeechobee Boulevard to 
Northlake Boulevard is also proposed consistent with the 2020 Map.  

        
8. Environmental character and the extent of impact on such. 

 
Staff Analysis/Comment: All required environmental mitigation associated with the 
construction of Seminole Pratt-Whitney Road, PGA Boulevard, Northlake Boulevard, and 
Coconut Boulevard will be done as part of the permitting process.   

  
9.        Historical significance and the extent of impact on such. 
 

Staff Analysis/Comment: There is no impact anticipated. 
  
10. Aesthetics and the extent of impact on such. 

 
Staff Analysis/Comment:  There is no impact anticipated. 

 
11. Amount of existing right of way, and cost to obtain additional right of way. 
  

Staff Analysis/Comment:  It is anticipated that the right-of-way for PGA Boulevard and 
Coconut Boulevard will be dedicated to the County.  

       
12. Impact on the provision of other public facilities. 

 
Staff Analysis/Comment: There is no impact anticipated. 
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EXHIBIT 3 
 
 

LETTERS IN SUPPORT/OPPOSITION 
 

 

 
04-2 Map Amendment Staff Report     Mecca TIM and 2020 Map Amendments 
 

10



 

 
04-2 Map Amendment Staff Report     Mecca TIM and 2020 Map Amendments 
 

11



 

 
04-2 Map Amendment Staff Report     Mecca TIM and 2020 Map Amendments 
 

12



 

 
04-2 Map Amendment Staff Report     Mecca TIM and 2020 Map Amendments 
 

13



 

 
04-2 Map Amendment Staff Report     Mecca TIM and 2020 Map Amendments 
 

14



 

 
04-2 Map Amendment Staff Report     Mecca TIM and 2020 Map Amendments 
 

15



 

 
04-2 Map Amendment Staff Report     Mecca TIM and 2020 Map Amendments 
 

16



 

 
04-2 Map Amendment Staff Report     Mecca TIM and 2020 Map Amendments 
 

17



 

 
04-2 Map Amendment Staff Report     Mecca TIM and 2020 Map Amendments 
 

18



 

 
04-2 Map Amendment Staff Report     Mecca TIM and 2020 Map Amendments 
 

19



 

 
04-2 Map Amendment Staff Report     Mecca TIM and 2020 Map Amendments 
 

20



 

 
04-2 Map Amendment Staff Report     Mecca TIM and 2020 Map Amendments 
 

21



 

 
04-2 Map Amendment Staff Report     Mecca TIM and 2020 Map Amendments 
 

22



 

 
04-2 Map Amendment Staff Report     Mecca TIM and 2020 Map Amendments 
 

23


	Palm Beach County Scientific Community Overlay (Mecca) TIM a
	POST TRANSMITTAL ACTION

	D. PUBLIC AND MUNICIPAL REVIEW
	LETTERS IN SUPPORT/OPPOSITION


