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FUTURE LAND USE ATLAS AMENDMENT STAFF REPORT 
AMENDMENT ROUND 25-B 
 

 
STATE REVIEW TRANSMITTAL REPORT, MAY 13, 2025 

A. Application Summary 
I. General Data 

Project Name: Park West Commerce North (LGA 2025-010)  
FLUA Summary: AGR to CMR/AGR  
Acres: 50.99 acres 
Location: Northeast corner of Atlantic Avenue and Starkey Road 
Project Manager: Dorian Bellosa, Planner 1 
Applicant: Morningstar Nursery, Inc. (Paul Okean) 

Owner: Morningstar Nursery, Inc. (Paul Okean) 

Agent: JMorton Planning & Landscape Architecture  

Staff 
Recommendation: 

Staff recommends approval with conditions based upon the 
conclusions contained within this report. 
 

II. Assessment & Conclusion 
 
The 50.99 acre subject site is located in the Agricultural Reserve Tier, on the northeast corner of 
Atlantic Avenue and Starkey Road. The subject site is currently utilized for agricultural. The 
amendment proposes to change the future land use (FLU) designation from Agricultural Reserve 
(AGR) to Commerce with an underlying Agricultural Reserve (CMR/AGR) in order allow up to 
777,394 square feet (0.35 FAR) for light industrial use. The applicant is proposing to change the 
zoning from AGR to Multiple Use Planned Development (MUPD). The applicant is proposing a total 
of 775,546 square feet (0.35 FAR) consisting of 150,000 sf of self-service storage, 30,400 square 
foot fitness center, 15,000 square feet of manufacturing and processing with 6,000 square feet of 
taproom, and 533,957 square feet of warehouse with 40,189 square feet of accessory office through 
the concurrent zoning application. In addition, the applicant is providing a 13.76 acre preserve area 
that is almost entirely proposed to be utilized for onsite drainage as a water management tract. 
 
The CMR FLU designation established in 2022 affords opportunities for low-trip generating light 
industrial and/or employment uses, balancing the overarching objectives of the Agricultural Reserve 
while responding to increased residential growth and the corresponding needs of support services. 
The proposed amendment is consistent with the Commerce FLU designation criteria established by 
the Board, and allows for the development of a light industrial use on a parcel fronting Atlantic 
Avenue in close proximity to commercial and other non-residential uses. Based upon a letter from 
the Traffic Division dated December 12, 2024 (Exhibit 5), and in order to comply with Future Land 
Use Element (FLUE) Policy 3.5-d, the County’s long range traffic standards, staff is recommending 
a condition of approval limiting the development of the site based on a maximum number of 
generated trips. Therefore, staff is recommending approval with conditions. 
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III. Hearing History 

 
Local Planning Agency: Denial, a motion to approve with conditions by Rick Stopek, seconded 
by Varisa Lall Dass, failed in a 3 to 5 vote (with Raphael Clemente, Rossy Matos, Brian Stenberg, 
Rick Stopek and Serge D’Haiti dissenting) at the April 11, 2025 public hearing.  Commission 
discussion included comments regarding traffic concerns along Atlantic Avenue and whether the 
proposal is compatible with the existing agricultural uses in the area. Two members of the public 
spoke in opposition, both representing Irish Acres, citing that the site was inappropriate for 
warehouse uses and the proposed use is out of character with the area. Two members of the 
public spoke in support, including the real estate broker of the subject parcel and a representative 
of the Alliance of Delray Residential Associations, citing the previous requests on the site and 
how this proposal is more suitable. 
 
Board of County Commissioners Transmittal Public Hearing:  Transmit, motion by 
Commissioner Woodward, seconded by Commissioner Weiss, passed in a 5 to 1 vote (with 
Commissioner Sachs dissenting and Vice Mayor Baxter absent) at the May 13, 2025 public 
hearing.  As part of the motion, the Board gave direction to staff and the applicant to continue 
coordination with FDOT regarding a traffic signal at Starkey Road/Persimmon Avenue and turn 
lane from Atlantic Avenue, limiting hours of operations, reducing the size of the proposal and to 
continue meeting with the community. Board discussion included comments regarding access 
onto Starkey Road, the realignment of Persimmon Avenue and Starkey Road, and whether the 
proposed use is compatible with the existing agricultural uses in the area.  Eighteen members of 
the public spoke in opposition representing the Coalition of Boynton West Residential 
Associations (COBWRA), Irish Acres Horse Boarding Farm and Stables, 1000 Friends of Florida, 
Sierra Club, Delray Lakes Estates, and the Alliance of Delray Residential Associations citing 
concerns that the proposed amendment could result in the development of a facility similar to a 
distribution center with semi-truck traffic, impacts on nearby equestrian and agricultural uses, and 
compatibility concerns. Four members of the public, including the property owner, spoke in 
support citing this site has had previous proposals the new proposal is suitable for this parcel and 
that it meets the Commerce policy in the Comprehensive Plan. In addition, handouts from two 
members of the public and a representative of Delray Lakes Estates were submitted for the record 
(see Exhibit 13). 
 
State Review Comments:   
 
Board of County Commissioners Adoption Public Hearing:   
 
T:\Planning\AMEND\25-B\Reports-Agendas\3-DEOTranPacket\B-4-Park-West-Commerce-North-State-rpt.docx  
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B. Petition Summary 
 

I. Site Data 
Current Future Land Use 

Current FLU: Agricultural Reserve (AGR) 
Existing Land Use: Agriculture 
Current Zoning: Agricultural Reserve (AGR) 
Current Dev. 
Potential Max: Agricultural uses, up to 333,169 square feet (0.15 FAR) 

Proposed Future Land Use Change 
Proposed FLU: Commerce with an underlying Agricultural Reserve (CMR/AGR) 
Proposed Use: Light Industrial 
Proposed Zoning: Multiple Use Planned Development (MUPD) 
Dev. Potential 
Max/Conditioned: 

Light Industrial uses, up to 777,394 square feet (0.35 FAR)  

General Area Information for Site 
Tier: Agricultural Reserve Tier – No Change 
Utility Service: Palm Beach County Water Utilities Department 
Overlay/Study: Agricultural Reserve Master Plan 
Comm. District: Maria Sachs, District 5 
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C. Introduction 
 
I. Intent of the Amendment  

The 50.99 acre subject site is located in the Agricultural Reserve Tier, on the northeast corner of 
Atlantic Avenue and Starkey Road.  

Background: The subject site currently has agricultural uses. The site was the subject of several 
amendments, as described below:  
 

 Morningstar MLU (LGA 2017-008). In 2017, the site was the subject of a text and future 
land use atlas (FLUA) amendment. The text amendment included revisions to Agricultural 
Reserve Tier policies to:  
 
o Increase the commercial square footage cap; 
o Eliminate the requirement that commercial be located central to the Tier; 
o Add a new mixed use intersection to the Tier;  
o Allow the MLU designation within ¼ mile of the mixed use intersection;  
o Allow a density of 8 units per acre and eliminate the preserve area requirements 

provided that 40% of the units were developed as workforce housing; and 
o Exempt the site from the long range traffic requirements of FLUE Policy 3.5-d. 

 
The concurrent future land use amendment requested a change from Agricultural Reserve 
(AGR) to Multiple Land Use with Commercial Low and High Residential, 8 units per acre 
(MLU, CL & HR-8).  The proposed development included 360 multifamily units (7 units per 
acre), 115 bed Congregate Living Facility, 155,000 square feet of commercial retail and a 
130 room hotel.  Staff recommended denial as the “proposed amendments essentially 
rewrite fundamental Agricultural Reserve provisions of the Comprehensive Plan through 
private text amendments to accommodate the subject site.” The Planning Commission on 
July 14, 2017 voted 5 to 4 to recommend approval with modifications. The Board of County 
Commissioners postponed the amendment at the request of the applicant at the July 26, 
2017 BCC Hearing. The applicant subsequently withdrew the amendment. 

 Star Key Industrial (LGA 2021-015) in 2021, the subject site proposed to change the 
future land use from Agricultural Reserve (AGR) to Industrial (IND) in order to develop up 
to 999,506 square feet of industrial uses. The applicant withdrew the amendment prior to 
the scheduling of public hearings. 

 Park West (fka Tenderly Reserve) Text Initiation. More recently in 2024, a privately 
proposed text amendment proposed to revise Future Land Use Element (FLUE) policies 
regarding the Agricultural Reserve Tier, specifically to:    
 
o Add a third commercial mixed use intersection in the Tier; 
o Allow additional commercial and mixed uses to be located at the intersection of the 

Florida’s Turnpike and Atlantic Avenue; 
o Establish the Mixed Use Center (MUC) Multiple Land Use (MLU) Option which permits 

projects to utilize 100% of the residential density (up to 12 units per acre) and 
commercial intensity calculated over the entire site with design elements and 25% 
workforce housing onsite;  

o Exempt the site from the commercial square footage cap;  
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o Require 20% of the total land area over 16 acres to be provided as onsite preserve 
and allow water management tracts within the preserve area; and 

o Exempt the site from the long range traffic requirement within FLUE Policy 3.5-d. 
 
The associated FLUA requested to change the future the land use from Agricultural 
Reserve (AGR) to Multiple Land Use with Commercial Low, Commerce and 12 units per 
acre (MLU, CL/CMR/12) on 61.19 acres. The proposed development included 734 
multifamily units, a 150 room hotel and 200,000 square feet of commercial retail and office 
for this site and 100,000 square feet of self-service storage or warehouse/office uses at 
the southeast corner of Atlantic Avenue and Persimmon Avenue. At the April 12, 2024 
public hearing, the Planning Commission recommended denial of the text initiation in an 
8 to 0 vote. On November 13, 2024, the applicant withdrew the amendment. 

 
Future Land Use Amendment. The proposed future land use amendment request is to change 
the designation from Agricultural Reserve (AGR) to Commerce with underlying AGR (CMR/AGR). 
Currently, the site can be utilized for agricultural uses up to 333,169 square feet (0.15 FAR). The 
applicant is proposing 777,394 square feet (0.35 FAR) of light industrial uses as allowed by the 
Unified Land Development Code (ULDC).  
 
Associated Zoning Application. There is a concurrent Zoning application in process 
(ZV/PDD/CA-2025-00293) to rezone the subject site from Agricultural Reserve (AGR) to Multiple 
Use Planned Development (MUPD) with a Class A Conditional use for Self-service storage, 
manufacturing and processing - brewery taproom and Type 2 Variance for 100% overlap of 
buffers within conservation easement (along north property line). The Control Number is 1985-
50131.The site plan submitted in the zoning application (Exhibit 11) proposes 775,546 square 
feet (0.35 FAR) of light industrial uses including 150,000 sf of self-service storage, 30,400 square 
foot fitness center, 15,000 square feet of manufacturing and processing with 6,000 square feet of 
taproom, and 533,957 square feet of warehouse with 40,189 square feet of accessory office. In 
addition, the applicant is providing a 13.76 acre preserve area that is almost entirely proposed to 
be utilized for onsite drainage as a water management tract.  
  
II. Background/History  

 
Agricultural Reserve Tier Background 
 
In 1999, the County adopted the Managed Growth Tier system to recognize the County’s diverse 
geographic regions and lifestyles by establishing tiers that have common densities/intensities and 
public service availability. The subject site is located within the Agricultural Reserve Tier, an area 
established to support very low residential density, as well as agricultural operations and 
equestrian uses. The Agricultural Reserve Tier consists of approximately 22,000 acres. The 
Agricultural Reserve Tier is located in the southern portions of the County between Florida’s 
Turnpike and the Arthur R. Marshall National Wildlife Refuge.  
 
The purpose of the Agricultural Reserve Tier is described in the Comprehensive Plan as Objective 
1.5 below: 
 

 OBJECTIVE 1.5 The Agricultural Reserve Tier.  Palm Beach County shall preserve the 
unique farmland and wetlands in order to preserve and enhance agricultural activity, 
environmental and water resources, and open space within the Agricultural Reserve 
Tier. This shall be accomplished by limiting uses to agriculture and conservation with 
residential development restricted to primarily low densities and non-residential 



   

 
25-B FLUA Amendment Staff Report 7 Park West Commerce North (LGA 2025-010) 

development limited to uses serving the needs of farmworkers and residents of the Tier. 
The Agricultural Reserve Tier shall be preserved primarily for agricultural use, reflecting 
the unique farmlands and wetlands within it. 

The Tier was formally designated as the Agricultural Reserve in the 1980 Comprehensive Plan 
with an emphasis on the preservation of agriculture.  In 1998, the BCC directed development of 
a Master Plan for the Agricultural Tier which established a goal to preserve and enhance 
agricultural activity and environmental and water resources in the Agricultural Reserve, and 
produce a master development plan compatible with this goal. The BCC did not adopt the Master 
Plan, but adopted amendments to the Comprehensive Plan in Round 01-1 incorporating the 
majority of the recommendations of the final Master Plan. 

 
A. Pre-Agricultural Reserve Master Plan 
 
There are approximately 64 acres of industrially designated properties fronting the north and 
south sides of Atlantic Avenue east of State Road 7 that pre-date the Master Plan. 
 
B. Agricultural Reserve Master Plan Industrial Recommendations 
 
At the time of the creation of the Agricultural Reserve Master Plan, the consultants recommended 
that industrial uses be allowed in the Agricultural Reserve, using the Economic Development 
Center (EDC) future land use designation. The consultants identified two locations, within 1/4 mile 
of the Florida’s Turnpike interchanges with Boynton Beach Boulevard and Atlantic Avenue, as 
appropriate locations for these Economic Development Centers. The consultants recommended 
requiring developers set aside preserve areas in the same 60/40 ratio as the Traditional 
Marketplace (TMD), which had locations identified at the intersections of Lyons Road with 
Boynton Beach Boulevard and Atlantic Avenue. The Master Plan Phase II Report recommended 
that two employment centers shared a maximum of 330,000 square feet of industrial development 
between the two locations, and that there be an additional 245,000 square feet of office park uses 
in the Tier.  Master Plan Phase II, Section 4.3.4.5 Economic Centers, states that allowing 
employment centers in the Tier would provide the following:   
 

 “A greater variety in job opportunities for the residents of the Ag Reserve than are 
likely to be found elsewhere in the Ag Reserve. These opportunities could reduce 
traffic impacts outside of the Ag Reserve. 

 A location for businesses that can offer farmers a second job if they need to 
supplement their income. 

 Light industrial uses in two locations that will have the least negative impact on 
agricultural uses.” 

The Consultants identified the following uses as appropriate within the Employment Centers:  
Automobile Rentals 
Auto Repair, Detailing, Paint and Body 
Shop 
Bottling Plant 
Brewery 
Broadcasting Stations for Radio or TV 
Cabinet Working and Carpentry 
Catering Services 
Contractor’s Storage Yards 
Farm Equipment Repair 
Glass Installation Services 

Laboratories 
Landscaping Services 
Light Fabrication 
Lumber yards 
Machine or Welding Shops 
Mini Warehouse/Self Storage 
Motion Picture production Studios 
Ornamental Metal Workshops 
Printing Shops 
Technical Trade Schools 
Utility Work Centers, Power & 
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Gun Clubs, Enclosed Communications 
 
The staff recommendation in the Addendum supported this concept, stating: “The Plan should be 
amended to acknowledge the ability to utilize the Economic Development Center category for 
industrial uses in the locations recommended by the Consultant.”   
 
C. Agricultural Reserve Policies – Board Direction 
 
Upon the conclusion of the Master Planning effort, the BCC did not concur with the consultant’s 
recommendations on industrial land use, and directed that no new industrial future land use 
designations be permitted in the Agricultural Reserve. Consequently, the 2001 Comprehensive 
Plan amendment to adopt policies implementing the Master Plan did not establish any policies for 
new industrial lands.  The only provision was related to the .45 floor area ratio for the 64 acres of 
land with industrial future land use that predated the Master Plan, located along the north and 
south sides of Atlantic Avenue, east of State Road 7.  
 
Since 2016, there have been many requests for text and/or future land use amendments seeking 
an industrial type future land use designation in the Agricultural Reserve Tier, which are 
summarized (in Exhibit 9 and 10). In May 5, 2021, the BCC transmitted a future land use 
amendment request for industrial in the Tier, known as Sunflower Light Industrial (LGA 2021-
016). Staff consistently recommended denial of new Industrial FLU requests as there were no 
policies in the Comprehensive Plan directing the appropriate uses, locations, and intensity for 
industrial in the AGR Tier. Under discussion of the item, the BCC directed staff to explore the 
concept of a new light industrial future land use designation and to return for a workshop to 
discuss additional industrial future land uses in the Tier. Subsequently, the Board adopted the 
Sunflower amendment on July 28, 2021 with additional conditions limiting the uses to light 
industrial. 
 
D. County-Initiated Text Amendment for the Commerce Future Land Use 
 
Following the Board’s direction on May 5, 2021 for staff to explore a new light industrial future 
land use designation, staff returned to the Board on October 26, 2021 and continuation on 
November 3, 2021 for a workshop regarding the Agricultural Reserve Tier.  The discussion of a 
new industrial future land use was one of many topics discussed that day. At the workshop, the 
Board expressed support for the Commerce (CMR) future land use designation within the Tier 
that would be limited to “light industrial” uses. On February 2, 2022, the Board initiated text 
amendments to the Comprehensive Plan for staff to proceed with the review and analysis of the 
new Commerce future land use designation.  Subsequently, staff returned on May 4, 2022 with 
proposed text amendments that included policy guidance for future industrial requests to define 
the appropriate site attributes for requests to CMR FLU and to add a preserve requirements. The 
text amendment was transmitted the Board and subsequently adopted on August 25, 2022. Since 
the adoption of the Commerce FLU in August 2022, there have been several Board discussions 
concerning the square footage potential of light industrial uses within the Agricultural Reserve. 
Based on Board direction, a County-initiated amendment is in process to reduce the maximum 
allowable floor area ratio within the Tier from 0.45 to 0.35, and includes further clarification of 
existing location criteria. The amendment was transmitted by the Board on May 3, 2023 in a 5 to 
2 vote. Subsequently, on August 30, 2023 the Board adopted the revised policies and the 0.35 
maximum FAR will apply to new applications requesting the CMR designation. 
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III. Data and Analysis Summary  

This section of the report provides a summary of the consistency of the amendment with the 
County’s Comprehensive Plan. The chapters in Exhibit 2 detail the consistency of the amendment 
with Plan policies, including justification, compatibility, public facilities impacts, intergovernmental 
coordination, and consistency with specific overlays and plans. 
 
A. Overview of the Area. West of the Florida’s Turnpike, the Atlantic Avenue corridor 

consists of a mix of future land use designations on the north and south of the road 
including Agricultural Reserve (AGR) and Commercial Low (CL). Commercial uses are 
primarily located at the intersection of Atlantic Avenue and Lyons Road. To the south 
adjacent to the site there are single family homes in the Delray Lake Estates community. 
Currently, there is one additional amendment in process in the immediate area. 
 

 Park West Commerce South (LGA 2025-011). Directly south of the subject site, 
at the southeast corner of Atlantic Avenue and Persimmon Avenue is an 
amendment in process to change 9.59 acres of land from Agricultural Reserve 
(AGR) to Commerce with underlying AGR (CMR/AGR) in order to develop up to 
146,209 square feet of light industrial uses.  This amendment is scheduled for the 
April 11, 2025 Planning Commission and May 13, 2025 BCC Transmittal Hearing. 
 

B. Appropriateness of the Amendment. The Commerce FLU designation and 
implementing policies provide a framework guiding the extent and location of light 
industrial uses within the Agricultural Reserve Tier. The subject site meets the minimum 
requirements of the CMR FLU designation (as further discussed later in this report), and 
allows opportunities for low-trip generating light industrial and/or employment generating 
uses. The proposed amendment will allow for the development of a light industrial use on 
a parcel fronting Atlantic Avenue and adjacent to the Florida’s Turnpike, within proximity 
to an established commercial node. 

 
C. Compatibility. The subject site is located in the Agricultural Reserve Tier, on the 

northeast corner of Atlantic Avenue and Starkey Road. The site currently has agricultural 
and nursery uses. Parcels located North, West and South of the subject site have 
agricultural uses. The southwest corner of the site is adjacent to single family homes in 
the Delray Lake Estates community. In addition, there is existing commercial development 
at the commercial node located at the intersection of Atlantic Avenue and Lyons Road 
along with additional parcels with CL and CL-O FLU designations along the corridor. 
Directly abutting the site to the north and west are preserve parcels which currently support 
various agricultural uses.  
 
The request is proposing to change the future land use from Agricultural Reserve to 
Commerce with underlying Agricultural Reserve. The applicant indicates the site will be 
utilized to support future light industrial uses. The CMR FLU and implementing policies 
establish specific policy requirements dictating the size, location, frontage and access, 
thereby guiding where these types of industrial and allowable nonresidential uses may be 
considered.  The submitted site plan shows the light industrial uses located towards 
Atlantic Avenue with the required preserve located on the north side of the property 
adjacent to existing preserve parcels and agricultural uses. As the site meets the criteria 
for CMR FLU and is generally consistent with the development pattern of the corridor, staff 
finds that the subject request is compatible.  
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D. Assessment and Recommendation. The 50.99 acre subject site is located in the 
Agricultural Reserve Tier, on the northeast corner of Atlantic Avenue and Starkey Road. The 
subject site is currently utilized for agricultural. The amendment proposes to change the 
future land use (FLU) designation from Agricultural Reserve (AGR) to Commerce with an 
underlying Agricultural Reserve (CMR/AGR) in order to allow up to 777,394 square feet (0.35 
FAR) for light industrial use. The applicant is proposing to change the zoning from AGR to 
Multiple Use Planned Development (MUPD). The applicant is proposing a total of 775,546 
square feet (0.35 FAR) consisting of 150,000 sf of self-service storage, 30,400 square foot 
fitness center, 15,000 square feet of manufacturing and processing with 6,000 square feet of 
taproom, and 533,957 square feet of warehouse with 40,189 square feet of accessory office 
through the concurrent zoning application. In addition, the applicant is providing a 13.76 acre 
preserve area that is almost entirely proposed to be utilized for onsite drainage as a water 
management tract. 

 
The CMR FLU designation established in 2022 affords opportunities for low-trip generating 
light industrial and/or employment uses, balancing the overarching objectives of the 
Agricultural Reserve while responding to increased residential growth and the corresponding 
needs of support services. The proposed amendment is consistent with the Commerce FLU 
designation criteria established by the Board, and allows for the development of a light 
industrial use on a parcel fronting Atlantic Avenue in close proximity to commercial and other 
non-residential uses. Based upon a letter from the Traffic Division dated December 12, 2025 
(Exhibit 5), and in order to comply with FLUE Policy 3.5-d, the County’s long range traffic 
standards, staff is recommending a condition of approval limiting the development of the site 
based on a maximum number of generated trips. Therefore, staff is recommending approval 
with conditions. 

 
Exhibits Page 
1. Future Land Use Map & Legal Description  E-1 

2. Consistency with Comprehensive Plan E-6 

3. Applicant’s Justification/Consistency with Comprehensive Plan & Florida Statutes E-16 

4. Applicant’s Public Facility Impacts Table E-27 

5. Palm Beach County Traffic Division Letter  E-29 

6. Water & Wastewater Provider LOS Letter E-31 

7. Applicant’s Disclosure of Ownership Interests E-32 

8. Urban Sprawl Analysis E-40 

9. Industrial and Commerce Amendment History E-42 

10. Agricultural Reserve Commerce Amendments Map E-46 

11.   Submitted Zoning Application Site Plan E-47 

12. Applicant’s Preserve Environmental Statement   E-48 

13. Correspondence E-49 
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adoption by the Board of County Commissioners at the same public hearing. 
2.  The proposed future land use amendment and the proposed rezoning shall be considered for 

maximum of net 5,412 daily trips and net 833 peak hour trips 
1.   Development of the site under the CMR future land use designation shall be limited to a 
Conditions:  

00-42-46-17-01-000-0690 Property No: 00-42-46-17-01-000-1020, 00-42-46-17-02-000  -0370,

Size: 50.99 acres approximately  

Location: Northeast Corner of Atlantic Avenue and Starkey Road  

Reserve (CMR/AGR) with conditions  Amendment: From Agricultural Reserve (AGR) to Commerce with underlying Agricultural 

FLUA Page No: 98  

Amendment No: Park West Commerce North (LGA 2025-010)  
Exhibit 1 
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Legal Description 
 

 
A PORTION OF TRACTS 69, 70, 71, 72, 89, 90, 91, 102, 103, 104, 121, 122 AND 123 IN BLOCK 
17, "PALM BEACH FARMS COMPANY PLAT NUMBER 1", ACCORDING TO THE PLAT 
THEREOF, AS RECORDED IN PLAT BOOK 2 AT PAGES 26 THROUGH 28 OF THE PUBLIC 
RECORDS OF PALM BEACH COUNTY, FLORIDA, INCLUDING PORTIONS OF "WEST 
HOMEWOOD TERRACE", ACCORDING TO THE PLAT THEREOF, AS RECORDED IN PLAT 
BOOK 14 AT PAGE 66 OF SAID PUBLIC RECORDS, ALL LYING IN SECTION 17, TOWNSHIP 
46 SOUTH, RANGE 42 EAST, PALM BEACH COUNTY, FLORIDA AND BEING MORE 
PARTICULARLY DESCRIBED AS FOLLOWS: 
  
COMMENCING AT THE SOUTHEAST CORNER OF SAID SECTION 17; THENCE SOUTH 
89°18'03" WEST, ALONG THE SOUTH LINE OF SAID SECTION 17, A DISTANCE OF 1784.90 
FEET; THENCE NORTH 00°41'57" WEST, A DISTANCE OF 173.54 FEET TO THE POINT OF 
BEGINNING; THENCE SOUTH 89°18'03" WEST, ALONG THE NORTH RIGHT OF WAY LINE 
OF ATLANTIC AVENUE, AS DESCRIBED IN OFFICIAL RECORDS BOOK 20041 AT PAGE 
1878 OF SAID PUBLIC RECORDS, A DISTANCE OF 669.07 FEET; THENCE NORTH 01°07'28" 
WEST, ALONG A LINE 30.00 FEET EAST OF AND PARALLEL WITH THE WEST LINE OF SAID 
TRACTS 121, 104, 89 AND 72, ALSO BEING THE EAST RIGHT-OF-WAY LINE OF STARKEY 
ROAD, ACCORDING TO OFFICIAL RECORDS BOOK 4325 AT PAGE 1671 OF SAID PUBLIC 
RECORDS, A DISTANCE OF 2613.98 FEET; THENCE NORTH 89°00'39" EAST, ALONG A 
LINE 36.96 FEET SOUTH OF AND PARALLEL WITH THE NORTH LINE OF SAID TRACT 72, 
A DISTANCE OF 311.08 FEET; THENCE SOUTH 01°07'55" EAST, ALONG THE EAST LINE OF 
SAID TRACT 72, A DISTANCE OF 1.32 FEET; THENCE NORTH 89°00'39" EAST, ALONG A 
LINE 38.28 FEET SOUTH OF AND PARALLEL WITH THE NORTH LINE OF SAID TRACTS 69, 
70 AND 71, A DISTANCE OF 947.13 FEET (THE LAST THREE DESCRIBED COURSES BEING 
COINCIDENT WITH THE SOUTH LINE OF THE LAKE WORTH DRAINAGE DISTRICT L-33 
CANAL, ACCORDING TO CHANCERY CASE 407, AS RECORDED IN OFFICIAL RECORDS 
BOOK 6495 AT PAGE 761 OF SAID PUBLIC RECORDS); THENCE SOUTH 01°23'56" EAST, A 
DISTANCE OF 47.66 FEET TO THE POINT OF CURVATURE OF A CIRCULAR CURVE TO 
THE RIGHT; THENCE SOUTHERLY ALONG THE ARC OF SAID CURVE, HAVING A RADIUS 
OF 826.47 FEET AND A CENTRAL ANGLE OF 40°00'00", A DISTANCE OF 576.99 FEET TO 
THE POINT OF TANGENCY; THENCE SOUTH 38°36'04" WEST, A DISTANCE OF 325.92 
FEET TO THE POINT OF CURVATURE OF A CIRCULAR CURVE TO THE LEFT; THENCE 
SOUTHERLY ALONG THE ARC OF SAID CURVE, HAVING A RADIUS OF 462.00 FEET AND 
A CENTRAL ANGLE OF 58°45'38", A DISTANCE OF 473.81 FEET TO A POINT ON THE ARC 
OF A CIRCULAR CURVE TO THE LEFT, AT WHICH THE RADIUS POINT BEARS SOUTH 
75°19'36" EAST (THE LAST THREE DESCRIBED COURSES BEING COINCIDENT WITH THE 
WEST LINE OF THE LAKE WORTH DRAINAGE DISTRICT E-2 CANAL, AS RECORDED IN 
OFFICIAL RECORDS BOOK 319 AT PAGE 275 OF SAID PUBLIC RECORDS); THENCE 
SOUTHERLY ALONG THE ARC OF SAID CURVE, HAVING A RADIUS OF 2394.00 FEET AND 
A CENTRAL ANGLE OF 16°04'28", A DISTANCE OF 671.64 FEET TO THE POINT OF 
TANGENCY; THENCE SOUTH 01°24'04" EAST, A DISTANCE OF 131.48 FEET; THENCE 
SOUTH 00°53'23" WEST, A DISTANCE OF 543.76 FEET TO THE POINT OF BEGINNING (THE 
LAST THREE DESCRIBED COURSES BEING COINCIDENT WITH THE WEST LINE OF 
FLORIDA'S TURNPIKE, AS RECORDED IN OFFICIAL RECORDS BOOK 20041 AT PAGE 1878 
OF SAID PUBLIC RECORDS). 
  
SAID LANDS SITUATE IN PALM BEACH COUNTY, FLORIDA, AND CONTAIN 50.99 ACRES, 
MORE OR LESS. 
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FORMERLY KNOWN AS: 
 
PARCEL A: 
 
A PORTION OF TRACTS 69 THRU 72; 89 THRU 92; AND 101 THRU 104, IN SECTION 17, 
TOWNSHIP 46 SOUTH, RANGE 42 EAST, PALM BEACH FARMS COMPANY PLAT NO. 1, A 
SUBDIVISION IN PALM BEACH COUNTY, FLORIDA, ACCORDING TO THE PLAT THEREOF 
RECORDED IN THE OFFICE OF THE CLERK OF THE CIRCUIT COURT IN AND FOR PALM 
BEACH COUNTY, FLORIDA, IN PLAT BOOK 2, PAGE 26; BEING MORE PARTICULARLY 
DESCRIBED AS FOLLOWS: 
 
BEGINNING AT THE POINT OF INTERSECTION OF THE SOUTH RIGHT-OF-WAY LINE OF 
THE LAKE WORTH DRAINAGE DISTRICT CANAL L-33 AND A POINT 15.00 FEET EAST OF 
THE WEST LINE OF SAID TRACT 72; THENCE N 89°30'37" E ALONG SAID SOUTH RIGHT-
OF-WAY LINE, A DISTANCE OF 1,255.32 FEET TO A POINT ON THE WESTERLY RIGHT-OF-
WAY LINE OF THE FLORIDA STATE TURNPIKE, AS DESCRIBED IN MINUTES OF CIRCUIT 
COURT BOOK 67, PAGE 482; THENCE S 00°58'24" E ALONG SAID WESTERLY RIGHT-OF-
WAY LINE, A DISTANCE OF 27.86 FEET TO A POINT OF CURVE; THENCE 
SOUTHWESTERLY ALONG SAID WESTERLY RIGHT-OF-WAY LINE, ALONG THE ARC OF A 
CIRCULAR CURVE TO THE RIGHT, HAVING A RADIUS OF 826.47 FEET, A CENTRAL ANGLE 
OF 40°00'00", AN ARC DISTANCE OF 576.98 FEET TO A POINT OF TANGENCY; THENCE S 
39°01'36" WEST ALONG SAID WESTERLY RIGHT-OF-WAY LINE A DISTANCE OF 325.92 
FEET TO A POINT OF CURVE; THENCE SOUTHERLY AND SOUTHEASTERLY ALONG SAID 
WESTERLY RIGHT-OF-WAY LINE, ALONG THE ARC OF A CIRCULAR CURVE TO THE LEFT, 
HAVING A RADIUS OF 462.00 FEET, A CENTRAL ANGLE OF 80°00'00", AN ARC DISTANCE 
OF 645.07 FEET TO A POINT OF TANGENCY; THENCE S 40°58'24" E ALONG SAID 
WESTERLY RIGHT-OF-WAY LINE A DISTANCE OF 203.11 FEET; THENCE S 89°22'15" W A 
DISTANCE OF 992.39 FEET TO A POINT 15.00 FEET EAST OF THE WEST LINE OF SAID 
TRACT 104; THENCE N 00°37'45" W ALONG A LINE 15.00 FEET EAST OF THE WEST LINES 
OF SAID TRACTS 104, 89 AND 72, A DISTANCE OF 1,562.97 FEET TO THE POINT OF 
BEGINNING. 
 
PARCEL B: 
 
A PORTION OF TRACTS 101 THROUGH 104, AND 121 THROUGH 124, IN SECTION 17, 
TOWNSHIP 46 SOUTH, RANGE 42 EAST, PALM BEACH FARMS COMPANY PLAT NO. 1, A 
SUBDIVISION IN PALM BEACH COUNTY, FLORIDA; ACCORDING TO THE PLAT THEREOF, 
RECORDED IN THE OFFICE OF THE CLERK OF THE CIRCUIT COURT, IN AND FOR PALM 
BEACH COUNTY, FLORIDA IN PLAT BOOK 2, PAGE 26; BEING MORE PARTICULARLY 
DESCRIBED AS FOLLOWS: 
 
COMMENCING AT THE SOUTHWEST CORNER OF SAID TRACT 121; THENCE N 89°42'00" 
E ALONG THE SOUTH LINE OF SAID TRACT 121, A DISTANCE OF 15.00 FEET TO THE 
POINT OF BEGINNING OF THIS DESCRIPTION; THENCE CONTINUE N 89°42'00" EAST 
ALONG THE SOUTH LINE OF SAID TRACTS 121 THROUGH 124, A DISTANCE OF 1271.82 
FEET TO A POINT ON THE WESTERLY RIGHT-OF-WAY LINE OF FLORIDA STATE 
TURNPIKE, AS DESCRIBED IN MINUTES OF CIRCUIT COURT BOOK 67, PAGE 482; 
THENCE N 00°58'24" W ALONG SAID WESTERLY RIGHT-OF-WAY LINE, A DISTANCE OF 
559.30 FEET TO A POINT OF CURVE; THENCE NORTHWESTERLY, ALONG THE ARC OF A 
CIRCULAR CURVE TO THE LEFT, HAVING A RADIUS OF 826.47 FEET, A CENTRAL ANGLE 
OF 40°00'00", AN ARC DISTANCE OF 576.98 FEET TO A POINT OF TANGENCY; THENCE N 
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40°58'24" W A DISTANCE OF 122.81 FEET; THENCE S 89°22'15" W A DISTANCE OF 992.39 
FEET TO A POINT, 15.00 FEET EAST OF THE WEST LINE OF SAID TRACT 104; THENCE S 
00°37'45" E ALONG A LINE 15.00 FEET EAST OF THE WEST LINE OF SAID TRACTS 104 
AND 121, A DISTANCE OF 1175.66 FEET TO THE POINT OF BEGINNING. 
 
LESS PARCEL DESCRIBED AS: BEGINNING AT A POINT 21.15 FEET WEST OF THE 
SOUTHEAST CORNER OF TRACT 124 AS DIMINISHED BY EXISTING RIGHT OF WAY; GO 
WESTERLY ALONG THE SOUTH LINE OF SAID TRACT FOR A DISTANCE OF 200 FEET; 
THENCE NORTHERLY AT A 90° ANGLE FOR A DISTANCE OF 559.30 FEET; THENCE GO 
EASTERLY AT A 90° ANGLE TO THE WEST BOUNDARY LINE OF THE FLORIDA STATE 
TURNPIKE RIGHT OF WAY; THENCE GO IN A SOUTHERLY DIRECTION ALONG THE WEST 
BOUNDARY LINE OF THE FLORIDA STATE TURNPIKE RIGHT OF WAY TO THE POINT OF 
BEGINNING; SAID LANDS SITUATE, LYING AND BEING IN PALM BEACH COUNTY, 
FLORIDA. 
 
LESS AND EXCEPT THAT PORTION CONVEYED TO PALM BEACH COUNTY RECORDED 
IN O.R. BOOK 4325, PAGE 1671, PUBLIC RECORDS OF PALM BEACH COUNTY, FLORIDA. 
 
LESS AND EXCEPT: 
 
A PARCEL OF LAND PARTIALLY SHOWN ON SHEETS 2, 11, 12, 18 AND 19 OF THE RIGHT-
OF-WAY MAP FOR S.R 806, SECTION NO. 93030-2510 BEING A PORTION OF TRACTS 91, 
101, 102, 121, 122, 123 AND 124, PALM BEACH FARMS CO. PLAT NO. 1, ACCORDING TO 
THE PLAT THEREOF, AS RECORDED IN PLAT BOOK 2, PAGE 26, OF THE PUBLIC 
RECORDS OF PALM BEACH COUNTY, FLORIDA, TOGETHER WITH A PORTION OF LOTS 
1 THROUGH 61, INCLUSIVE, OF WEST HOMEWOOD TERRACE, ACCORDING TO THE PLAT 
THEREOF, AS RECORDED IN PLAT BOOK 14, PAGE 66, OF THE PUBLIC RECORDS OF 
PALM BEACH COUNTY, FLORIDA, IN SECTION 17, TOWNSHIP 46 SOUTH, RANGE 42 EAST, 
BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 
COMMENCE AT THE SOUTHEAST CORNER OF THE SOUTHEAST QUARTER OF SAID 
SECTION 17; THENCE SOUTH 89°18'06" WEST ALONG THE SOUTH LINE OF THE 
SOUTHEAST QUARTER OF SAID SECTION 17 A DISTANCE OF 1180.99 FEET TO THE 
EXTENDED WESTERLY RIGHT OF WAY LINE OF LAKE WORTH DRAINAGE DISTRICT E-2 
CANAL WEST; THENCE NORTH 01°24'01" WEST ALONG SAID EXTENDED WESTERLY 
RIGHT-OF-WAY LINE A DISTANCE OF 30.00 FEET TO THE POINT OF BEGINNING; THENCE 
SOUTH 89°18'06" WEST ALONG THE NORTH RIGHT-OF-WAY LINE OF STATE ROAD 806 
(ATLANTIC AVE.) AND THE SOUTH LINE OF TRACT 123 AND 124 OF SAID PALM BEACH 
FARMS CO. PLAT NO. 1, A DISTANCE OF 607.52 FEET; THENCE DEPARTING SAID NORTH 
RIGHT-OF-WAY LINE, NORTH 00°53'26" EAST A DISTANCE OF 687.35 FEET; THENCE 
NORTH 01°24'01" WEST A DISTANCE OF 131.48 FEET TO A POINT OF CURVATURE OF A 
CURVE TO THE RIGHT HAVING A RADIUS OF 2394.00 FEET AND A CENTRAL ANGLE OF 
16°04'29" (CHORD=NORTH 06°38'13" EAST, 669.45 FEET); THENCE NORTHERLY ALONG 
THE ARC OF SAID CURVE A DISTANCE OF 671.62 FEET TO A POINT ON THE WESTERLY 
RIGHT-OF-WAY LINE OF LAKE WORTH DRAINAGE DISTRICT E-2 CANAL WEST, SAID 
POINT BEING ON A CURVE TO THE LEFT HAVING A RADIUS OF 462.00 FEET AND A 
CENTRAL ANGLE OF 21°14'25" (CHORD =SOUTH 30°46'49" EAST, 170.29 FEET); THENCE 
SOUTHEASTERLY ALONG THE ARC OF SAID CURVE AND SAID WESTERLY RIGHT-OF-
WAY LINE, A DISTANCE OF 171.27 FEET TO A POINT OF TANGENCY; THENCE 
CONTINUING ALONG SAID WESTERLY RIGHT-OF-WAY LINE, SOUTH 41°24'02" EAST A 
DISTANCE OF 325.91 FEET TO A POINT OF CURVATURE OF A CURVE TO THE RIGHT 
HAVING A RADIUS OF 826.47 FEET AND A CENTRAL ANGLE OF 40°00'00" (CHORD=SOUTH 
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21°24'01" EAST, 565.34 FEET); THENCE SOUTHERLY ALONG THE ARC OF SAID CURVE A 
DISTANCE OF 576.98 FEET TO A POINT OF TANGENCY; THENCE CONTINUING ALONG 
SAID WESTERLY RIGHT-OF-WAY LINE, SOUTH 01°24'01" EAST A DISTANCE OF 559.30 
FEET TO THE POINT OF BEGINNING. 
 
TOGETHER WITH ALL RIGHTS OF INGRESS, EGRESS, LIGHT, AIR, AND VIEW BETWEEN 
THE GRANTOR'S REMAINING PROPERTY AND ANY FACILITY CONSTRUCTED ON THE 
ABOVE DESCRIBED PROPERTY. 
 
AND 
 
COMMENCE AT THE SOUTHEAST CORNER OF THE SOUTHEAST QUARTER OF SAID 
SECTION 17; THENCE SOUTH 89°18'06" WEST ALONG THE SOUTH LINE OF THE 
SOUTHEAST QUARTER OF SAID SECTION 17 A DISTANCE OF 1180.99 FEET TO THE 
EXTENDED WESTERLY RIGHT OF WAY LINE OF LAKE WORTH DRAINAGE DISTRICT 
CANAL E-2; THENCE NORTH 01°24'01" WESTALONG SAID EXTENDED WESTERLY RIGHT-
OF-WAY LINE A DISTANCE OF 30.00 FEET TO THE NORTH RIGHT-OF-WAY LINE OF STATE 
ROAD 806 (ATLANTIC AVE.) AND THE SOUTH LINE OF TRACT 123 AND 124 OF PALM 
BEACH FARMS CO. PLAT NO. 1; THENCE SOUTH 89°18'06" WEST ALONG SAID NORTH 
RIGHT-OF-WAY LINE OF STATE ROAD 806 (ATLANTIC AVE.) AND THE SOUTH LINE OF 
TRACT 123 AND 124, A DISTANCE OF 607.52 FEET TO THE POINT OF BEGINNING; THENCE 
CONTINUE SOUTH 89°18'06" WEST ALONG THE SAID NORTH RIGHT-OF-WAY LINE AND 
THE SOUTH LINE OF SAID TRACT 121, 122 AND 123 A DISTANCE OF 664.30 FEET TO THE 
EAST LINE OF THE WEST 30 FEET OF SAID TRACT 121, PURSUANT TO RIGHT-OF-WAY 
DEED FILED IN OFFICIAL RECORDS BOOK 4325, PAGE 1671 OF THE PUBLIC RECORDS 
OF PALM BEACH COUNTY, FLORIDA, AS SHOWN ON THE SAID RIGHT-OF-WAY MAP FOR 
S.R 806, SECTION NO. 93030-2510; THENCE NORTH 01°01'39" WEST ALONG SAID EAST 
LINE A DISTANCE OF 143.54; THENCE DEPARTING SAID EAST LINE NORTH 89°18'06" 
EAST A DISTANCE OF 669.10 FEET; THENCE SOUTH 00°53'26" WEST A DISTANCE OF 
143.60 FEET TO THE POINT OF BEGINNING. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 
25-B FLUA Amendment Staff Report E - 6 Park West Commerce North (LGA 2025-010) 

Exhibit 2 
Consistency with Comprehensive Plan  

 
This Exhibit examines the consistency of the amendment with the County’s Comprehensive Plan, 
Tier Requirements, applicable Neighborhood or Special Area Plans, and the impacts on public 
facilities and services.   
 
A.  Consistency with the Comprehensive Plan - General 
 
1. Justification - FLUE Policy 2.1-f:  Before approval of a future land use amendment, the 

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

 
1. The natural environment, including topography, soils and other natural resources; 

(see Public Facilities Section) 
2. The availability of facilities and services; (see Public Facilities Section) 
3. The adjacent and surrounding development; (see Compatibility Section) 
4. The future land use balance;  
5. The prevention of urban sprawl as defined by 163.3164(51), F.S.; (See 

Consistency with Florida Statutes)  
6. Community Plans and/or Planning Area Special Studies recognized by the Board 

of County Commissioners; and (see Neighborhood Plans and Overlays Section) 
7. Municipalities in accordance with Intergovernmental Coordination Element 

Objective 1.1. (See Public and Municipal Review Section) 
 
The applicant provides a Justification Statement (Exhibit 3) which states that: 
 

 “This Property is the ideal location for a light industrial use as it is located at an important 
transportation node and a major intersection. The proposed industrial project will provide 
for needed industrial development along a corridor that has developed in a piecemeal 
pattern which includes institutional, commercial, agricultural, and other industrial 
development.” 

 
 “All of these changes, and the recent direction from the Board of County Commissioners 

regarding additional light industrial uses in the Agricultural Reserve signify that additional 
land and opportunities for light industrial projects are needed and appropriate for 
properties fronting on State Road 7, Atlantic Avenue and Boynton Beach Boulevard.” 

 
 “Based upon Comprehensive Plan directives, industrial FLU designations and uses should 

occur at appropriate locations with intensities to satisfy the need for industrial space, 
provide opportunities for the retention and expansion of industrial and employment based 
economic activities, and promote economic development.” 
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Staff Analysis: This policy is the umbrella policy over the entire FLUA amendment 
analysis and many of the items are addressed elsewhere in this report as identified above. 
With regards to justification, there are several themes presented by this amendment that 
are discussed individually. 

 
The subject site has a current development potential of a maximum 333,169 square feet 
(0.15 FAR) of non-residential uses allowed in the AGR FLU designation. The applicant 
proposes to change the land use designation to CMR/AGR in order to develop up to 
777,394 square feet (0.35 FAR) of light industrial uses. 
 
With regard to the justification, the applicant states that the requested FLU amendment is 
appropriate as residential and commercial development in the Agricultural Reserve Tier 
has created a need for light industrial uses to support them, located near the residents 
and businesses they will serve. Approved Industrial FLUs are primarily located along 
Atlantic Avenue and limited locations west of State Road 7. The site’s location in proximity 
to non-residential uses with access to Atlantic Avenue allows for the potential of 
appropriately located light industrial uses which could serve the residents of the Tier.  
 
The established CMR FLU designation and implementing policies provide a framework for 
the future of light industrial uses within the Agricultural Reserve Tier. The subject site 
meets the minimum requirements of the CMR FLU designation (as further discussed later 
in this report), and is located on the northeast corner of Atlantic Avenue and the Florida 
Turnpike, adjacent to agricultural uses to the north and east , residential uses to the south 
and in proximity to other non-residential uses along the corridor. Given the information 
provided, the applicant has provided sufficient justification. 

 
2. County Directions - FLUE Policy 2.1-g:  The County shall use the County Directions in 

the Introduction of the Future Land Use Element to guide decisions to update the Future 
Land Use Atlas, provide for a distribution of future land uses in the unincorporated area 
that will accommodate the future population of Palm Beach County, and provide an 
adequate amount of conveniently located facilities and services while maintaining the 
diversity of lifestyles in the County. 

 
 Direction 1. Livable Communities.  Promote the enhancement, creation, and 

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

 
Direction 2.  Growth Management. Provide for sustainable communities and lifestyle 
choices by: (a) directing the location, type, intensity, timing and phasing, and form of 
development that respects the characteristics of a particular geographical area; (b) 
requiring the transfer of development rights as the method for most density increases; (c) 
ensuring smart growth, by protecting natural resources, preventing urban sprawl, 
providing for the efficient use of land, balancing land uses; and, (d) providing for facilities 
and services in a cost efficient timely manner. 
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 Direction 4. Land Use Compatibility. Ensure that the densities and intensities of land 
uses are not in conflict with those of surrounding areas, whether incorporated or 
unincorporated. 

 
 

Direction 15. Agricultural and Equestrian Industries. Support and enhance agriculture 
and equestrian-based industries. 
 
Staff Analysis:  The County’s Managed Growth Tier System is the primary vehicle by 
which the County Directions are realized. As previously mentioned, the Tier System 
identifies distinct geographic areas, which together offer lifestyle choices for all residents, 
and allow for sustainable communities. The intent of the Agricultural Reserve Tier is to 
preserve and enhance agricultural activity, environmental and water resources, and open 
space. The adopted Agricultural Reserve provisions implement that objective by limiting 
development to low densities and requiring clustering, requiring preserve areas, and 
limiting the location and amount of non-residential development to serve the existing and 
future residents of the Tier. These provisions primarily promote the “Agricultural and 
Equestrian Industries” Direction, while balancing this direction with “Livable Communities,” 
“Growth Management,” “Land Use Compatibility,” and other County directions. 
 
The established CMR FLU and related industrial policies provide opportunities for low-trip 
generating light industrial and/or employment generating uses, thus balancing the 
objectives of the Agricultural Reserve while responding to increased residential growth 
and the corresponding needs of support services. Consistent with Direction 4, the 
proposed amendment will allow for the development of light industrial fronting Atlantic 
Avenue on a site located along a corridor with established commercial nodes identified 
within the Comprehensive Plan. In regard to the agricultural industries, the proposed CMR 
FLU has a preserve requirement, thus furthering Direction 15. 
 

3. Piecemeal Development – FLUE Policy 2.1-h: The County shall not approve site 
specific Future Land Use Atlas amendments that encourage piecemeal development or 
approve such amendments for properties under same or related ownership that create 
residual parcels.  The County shall also not approve rezoning petitions under the same or 
related ownership that result in the creation of residual parcels.  

 
Staff Analysis:  There are no other parcels under the same or related ownership adjacent 
to the subject site that are not included in the proposed amendment whereby residual 
parcels would be created. Therefore, the proposed amendment would not constitute 
piecemeal development. 
 

4. Residual Parcel – FLUE Policy 2.1-i:  As a means of promoting appropriate land 
development patterns the County shall discourage the creation of residual parcels within 
or adjacent to a proposed development.  If such a situation is identified, and the residual 
parcels cannot be eliminated, then the development shall be designed to allow for inter-
connectivity with the residual parcels through various techniques including, but not limited 
to, landscaping and pedestrian and vehicular access.  In addition, the future land use 
designation and/or zoning district of the residual parcel shall also be considered by the 
Board of County Commissioners, concurrently with the development, to ensure that an 
incompatibility is not created. 
Staff Analysis: The Comprehensive Plan’s Introduction and Administration Element 
defines residual parcels as “a property under the same or related ownership that has been 
left out of a development area, resulting in a parcel which has limited development options 
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and connections to surrounding properties.”  There are no additional parcels under the 
same or related ownership that are not included in this amendment. Therefore, the 
amendment is consistent with this policy. 

 
5. FLUE Policy 2.2.4-c: Industrial Future Land Use Designations. The three Industrial 

future land use designations are intended to accommodate industrial uses which are 
defined as uses engaged in the manufacturing, assembly, processing, research and 
development, wholesale distribution, or storage of products, related uses and services, 
including Office of an Industrial Nature (as defined by the Introduction and Administration 
Element).   

 
1. Industrial.  The Industrial (IND) future land use designation allows the full range 

of industrial activities ranging from light to heavy industry.   
2. Economic Development Center.  The Economic Development Center (EDC) 

future land use designation is intended to accommodate employment 
opportunities, research parks, and Employment Centers (as defined by the 
Introduction and Administration Element).  Properties with an EDC designation are 
intended to be developed as planned developments in order to promote internal 
circulation and buffering from surrounding land uses.  Industrial uses allowed shall 
be limited to those that demonstrate Light Industrial characteristics.   

3. Commerce.  The Commerce (CMR) future land use designation is intended to 
accommodate light industrial uses to provide an option for low-trip generating non-
residential and/or employment generating uses on arterial roadways.  Industrial 
uses allowed shall be limited to those that demonstrate Light Industrial 
characteristics. 

 
Staff Analysis: Prior to the adoption of the Commerce future land use designation in 
2022, the Comprehensive Plan recognized only two Industrial land use designations – 
Industrial (IND) and Economic Development Center (EDC).   With the addition of the CMR 
FLU, the Comprehensive Plan now provides a land use designation that allows 
opportunities for light industrial and limited non-residential uses to locate, subject to 
criteria. 
 

6.         FLUE Policy 2.2.4-d:  Industrial Uses.  Industrial uses shall be considered either Light 
or Heavy as defined below.  

 
Light Industrial.  Light industrial development’s typical operation is not likely to cause 
undesirable effects, danger or disturbance upon nearby areas and typically does not 
create negative impacts on immediately adjoining uses.  These uses typically do not cause 
or result in the dissemination of dust, smoke, fumes, odor, noise, vibration light, or other 
potentially objectionable effects beyond the boundaries of the lot on which the use is 
conducted.  Examples of Light Industrial uses include: storage, warehouse, research, 
laboratories, dispatch, landscape service, flex space, media production, and light 
manufacturing and processing. 
 
Heavy Industrial.  Heavy industrial development’s typical operation may cause or result 
in the dissemination of dust, smoke, fumes, odor, noise, vibration, light, or other potentially 
objectionable effects beyond the boundaries of the lot on which the use is conducted. 
These effects will be minimized through the application of performance standards 
established in the Unified Land Development Code.  Heavy industrial uses include those 
that engage in the processing, manufacturing, or storage of flammable, hazardous, or 
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explosive materials or products, or processes which potentially involve hazardous or 
commonly recognized offensive conditions. Examples of heavy industrial uses include, but 
are not limited to, salvage and junkyards, storage of regulated substances, asphalt and 
concrete mixing and product manufacturing, heavy manufacturing, construction and 
demolition recycling, and equestrian waste management. 
 
Staff Analysis: The Comprehensive Plan establishes that there are two overall 
classifications of Industrial uses as provided in Policy 2.2.4-d: Light Industrial and Heavy 
Industrial. However, only the Industrial future land use designation, which allows the full 
range of industrial uses, was previously allowed within the Agricultural Reserve Tier.  
Through the adopted CMR text amendment, this policy now includes specific examples of 
each Industrial category, further refining what is Light Industrial versus Heavy Industrial.  
As the CMR FLU is limited to specific nonresidential uses or industrial uses categorized 
as Light Industrial defined by FLUE Policy 2.2.4-d, and further implemented in the ULDC 
in Article 4 for the Light Industrial (IL) zoning district or for the MUPD zoning with a CMR 
designation, the proposed site-specific amendment for a light industrial use is consistent 
with this policy. 

 
B.  Consistency with Agricultural Tier Policies 
 
Future Land Use Element Objective 1.1, Managed Growth Tier System, states that “Palm Beach 
County shall implement the Managed Growth Tier System strategies to protect viable existing 
neighborhoods and communities and to direct the location and timing of future development within 
5 geographically specific Tiers…”   
 
OBJECTIVE 1.5 the Agricultural Reserve Tier 
 
1. Objective:  Palm Beach County shall preserve the unique farmland and wetlands in order 

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

 
Staff Analysis: The primary objective of the Agricultural Reserve Tier is the preservation 
of agricultural and environmental lands, while allowing for development in a planned 
manner that is consistent with the Master Plan and associated policies within the 
Comprehensive Plan that direct the locations and amounts of allowable development.  The 
Tier is located within a Limited Urban Service Area, (LUSA) and the development allowed 
within the Tier as part of one of the planned development options or on non-residentially 
designated sites is consistent with the objective of the Agricultural Reserve Tier. The CMR 
FLU and implementing policies adopted by the Board further refine the various types of 
allowable industrial uses, and guide the location and extent of future industrial uses within 
the Agricultural Reserve Tier. The site is located along an urban principal arterial roadway 
and in close proximity to existing nonresidential uses, consistent with the development 
pattern of the corridor. In addition, the applicant is proposing to locate the preserve 
requirement onsite that consists primarily of a water management tract (drainage) which 
is consistent with allowable uses for CMR preserves. 

 
2. Industrial in the Ag Reserve Tier – FLUE Policy 1.5-v: The County shall foster 

employment opportunities in the Agricultural Reserve Tier by allowing light industrial uses 
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at appropriate locations adjacent to specified roadways to provide a balance of land uses 
for current and new residents of the Tier.  All new future land use amendments requesting 
industrial type uses in the Agricultural Reserve Tier shall meet the following requirements: 

 
1. Limited to the Commerce (CMR) future land use designation; 
2. Located with frontage and access on State Road 7 (north of Rio Grande Avenue), 

Atlantic Avenue, Boynton Beach Boulevard or have access to these roadways 
through an existing commercial or industrial site. Sites located west of State Road 
7 along the Boynton Beach Boulevard (100th Street South) and Atlantic Avenue 
corridors must share a common border with a property with commercial or 
industrial future land use; 

3. Be accompanied by a concurrent zoning application and conceptual site plan in 
order to demonstrate that the proposal meets the design, scale, and character 
requirements of the Tier;  

4. Have a minimum of 3 acres and a maximum of 50 acres (with the exception of 
lands dedicated to rights of way); and 

5. Preserve shall be required for Commerce sites utilizing Light Industrial, Multiple 
Use Planned Development, or Planned Industrial Park Development zoning 
pursuant to FLUE Policy 1.5.1-q, subject to the following exceptions: 
a. The preserve area requirements shall be based upon the acreage over 16 

acres, shall be a minimum of 40% of the total land area over 16 acres, and 
allow water management tracts in preserve areas contiguous to the 
development area that provide enhanced environmental features and 
improved water quality as demonstrated through the future land use 
amendment process. 

 
 Staff Analysis: FLUE Policy 1.5.-v establishes requirements for new industrial future land 

use requests within the Agricultural Reserve Tier. New applications requesting a FLU 
amendment to develop industrial uses shall be limited to the Commerce FLU designation 
only and satisfy the minimum requirements of this policy. The site located with frontage 
on and has proposed access from Atlantic Avenue. The amendment is accompanied by a 
concurrent zoning application (ZV/PDD/CA-2025-00293) and site plan as shown in Exhibit 
11.  The site is a total of 50.99 acres, however when considering the exception of lands 
dedicated to rights of way, the site is below the 50 acre maximum threshold to apply for 
the CMR future land use.  The site includes a 0.60 acre Right-of-Way dedication for 
Starkey Road and 0.69 acres for a Lake Worth Drainage District dedication, for a total of 
1.29 acres. Thereby resulting in a net site acreage of 49.70. For the preservation 
requirement, all Commerce future land uses are required to provide a preservation area 
that equates to forty percent of the site’s acreage over 16 acres, minus right of way 
dedications. As the site is 50.99 acres, the minimum preserve parcel based on information 
provided shall be approximately 13.48 acres (50.99 acres – 1.29 acres of ROW = 49.70 
acres; 49.70 acres – 16 acres = 33.70 acres; 33.70 acres X 40% = 13.48 acres). The site 
plan submitted in the zoning application indicates 1.29 acres of ROW dedications and a 
13.76 acre preserve parcel located on the north area of the site, contiguous to the 
development area, and adjacent to a preserve area with active agricultural uses. The 
preserve parcel is proposed to be primarily utilized for drainage as a water management 
tract. The applicant has provided an environmental statement (see Exhibit 12) to 
demonstrate the preserve’s environmentally enhanced features.  Therefore, the 
amendment meets the minimum requirements of this policy.  
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C.  Compatibility 
 
Compatibility is defined as a condition in which land uses can co-exist in relative proximity to each 
other in a stable fashion over time such that no use is negatively impacted directly or indirectly by 
the other use. The applicant lists the surrounding uses and future land use designations and 
provides a compatibility analysis in Exhibit 3.   
 
Surrounding Land Uses:  Surrounding the subject site are the following: 
 

North: To the north of the subject site are preserve parcels with an AGR future land use 
designation. Within the vicinity of the Property are multiple agricultural uses such as 
equestrian and nurseries. Immediately north of the subject site is a 19-acre wholesale 
nursery. These parcels have an AGR land use designation. 

 
East: To the east of the site is a Lake Worth Drainage District canal with an Agricultural 
Reserve (AGR) FLU designation and is within the Agricultural Reserve (AGR) zoning 
district. East of the Florida Turnpike is the Urban/Suburban Tier with future land use 
designations including commercial and medium and high residential.   

 
South: To the south of the site are 96 single family homes at a density of 0.74 units per 
acre, known as Delray Lakes Estates, with an Agricultural Reserve (AGR) FLU and a 
Residential Estate (RE) zoning district. Located directly south of the site across Atlantic 
Avenue is an active FLUA amendment named Park West Commerce South (LGA 2025-
011) it is a 9.59 acre site located in the Agricultural Reserve Tier. The proposed future 
land use amendment request is to change the designation from Agricultural Reserve 
(AGR) to Commerce with underlying AGR (CMR/AGR). The applicant is proposing up to 
146,209 square feet (0.35 FAR) of light industrial uses as allowed within the Unified Land 
Development Code. 

 
West: West of the subject site across Starkey Road is a large property (approximately 
130 acres) also designated as preserve area for Valencia Cove. This property is currently 
utilized for farming row crops. Recently, there was a Zoning Application Z-2023-00850 
known as One Mile Property, where the application requested rezoning from the 
Agricultural Reserve Planned Unit Development (AGR-PUD) zoning district to the 
Agricultural Reserve (AGR) zoning district, removing the preserve area on 22.07 acres at 
the northwest corner of Starkey Road and Atlantic Avenue.  

 
FLUE Policy 2.1-f states that “the County shall review and make a determination that the 
proposed future land use is compatible with existing and planned development in the immediate 
vicinity.” And FLUE Policy 2.2.1-b states that “Areas designated for Residential use shall be 
protected from encroachment of incompatible future land uses and regulations shall be maintain 
to protect residential areas from adverse impacts of adjacent land uses.  Non-residential future 
land uses shall be permitted only when compatible with residential areas, and when the use 
furthers the Goals, Objectives, and Policies of the Plan.” 
 

Applicant’s Comments:  The applicant indicates that the proposed amendment is 
compatible with surrounding uses based on the following: 

 
 “The Property is located at a major transportation node (Atlantic Avenue & Florida 

Turnpike). Atlantic Avenue is currently developed with a mix of industrial, commercial, 
residential and agricultural uses. The proposed industrial use will provide for additional 
services along this important east-west corridor of the Agricultural Reserve and Palm 
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Beach County. On this basis, the proposed development concept at this location is 
determined to be compatible.” 

 
 “The proposed use is consistent with the existing development pattern and adjacent 

uses that have occurred along the Atlantic Avenue corridor.” 
 

Staff Analysis:  The subject site is located in the Agricultural Reserve Tier, on the 
northeast corner of Atlantic Avenue and Starkey Road. The site currently has agricultural 
and nursery uses. Parcels located North, West and South of the subject site have 
agricultural uses. The southwest corner of the site is adjacent to single family homes in 
the Delray Lake Estates community. In addition, there is existing commercial development 
at the commercial node located at the intersection of Atlantic Avenue and Lyons Road 
along with additional parcels with CL and CL-O future land use designations along the 
corridor. Directly abutting the site to the north and west are preserve parcels which 
currently support various agricultural uses.  
 
The request is proposing to change the future land use from Agricultural Reserve to 
Commerce with underlying Agricultural Reserve. The applicant indicates the site will be 
utilized to support future light industrial uses. The CMR FLU and implementing policies 
establish specific policy requirements dictating the size, location, frontage and access, 
thereby guiding where these types of industrial and allowable nonresidential uses may be 
considered.  The submitted site plan shows the light industrial uses located towards 
Atlantic Avenue with the required preserve located on the north side of the property 
adjacent to existing preserve parcels and agricultural uses. As the site meets the criteria 
for CMR FLU and is generally consistent with the development pattern of the corridor, staff 
finds that the subject request is compatible.  
 

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

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

 
Staff Analysis:  The proposed amendment is not located within an overlay.  

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

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

 
Staff Analysis:  The subject site is not located within a Neighborhood Plan recognized by 
FLUE Policy 4.1-c of the Comprehensive Plan. However, it is located within the 
Agricultural Reserve which is the subject of the Agricultural Reserve Master Plan for which 
policies have been adopted in the Comprehensive Plan in 2001 in order to implement the 
Master Plan recommendations. Since 2001 there have been numerous amendments to 
the Agriculture Reserve Tier policies. 
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E. Public Facilities and Services Impacts 
 
The proposed amendment will change the future land use designation from Agricultural Reserve 
to Commerce with an underlying Agricultural Reserve (CMR/AGR). The maximum intensity is 
based on the proposed change to allow up order allow up to up to 777,394 square feet (0.35 FAR) 
for light industrial use. Public facilities impacts are detailed in the table in Exhibit 4.   
 
1.  Facilities and Services – FLUE Policy 2.1-a: The future land use designations, and 

corresponding density and intensity assignments, shall not exceed the natural or 
manmade constraints of an area, considering assessment of soil types, wetlands, flood 
plains, wellfield zones, aquifer recharge areas, committed residential development, the 
transportation network, and available facilities and services. Assignments shall not be 
made that underutilize the existing or planned capacities of urban services.  
 
Staff Analysis: The proposed amendment has been distributed to the County service 
departments for review and there are adequate public facilities and services available to 
support the amendment, and the amendment does not exceed natural or manmade 
constraints.  No adverse comments were received from the following departments and 
agencies regarding impacts on public facilities: 

 
Zoning (ULDC), Mass Transit (Palm Tran), Potable Water & Wastewater (PBC Water 
Utilities Dept.), Traffic (Engineering), Historic Resources (PBC Archeologist), Parks and 
Recreation, Health (PBC Dept. of Health), Community Services (Health & Human 
Services) and the School District. 

 
2. Long Range Traffic - Policy 3.5-d: The County shall not approve a change to the Future 

Land Use Atlas which:  
 

1) results in an increase in density or intensity of development generating additional 
traffic that significantly impacts any roadway segment projected to fail to operate 
at adopted level of service standard “D” based upon cumulative traffic comprised 
of the following parts a), b), c) and d):……… 

 
Staff Analysis: The Traffic Division reviewed this amendment at a proposed 777,394 
square feet of Light Industrial. According to the County’s Traffic Engineering Department 
(see letter dated December 12, 2024 in Exhibit 5, the amendment would result in an 
increase of 3,974 net daily trips and 1,754 (702/1,052) AM and 847(338/509) PM peak 
hour trips.  
 
The Traffic letter concludes “Based on the review, the Traffic Division has determined that 
the traffic impacts of the proposed amendment meet Policy 3.5-d of the Future Land Use 
Element of the Palm Beach County Comprehensive Plan at the proposed potential 
densities shown above based on the condition that the proposal shall be limited to the 
proposed development potential or equivalent trips. Moreover, the segment below, on 
which the development has a significant impact, is projected to fail Test 2 regulations. 
Which then states a condition “a. Atlantic Avenue from Florida’s Turnpike to Hagen Ranch 
Road as 4LD facility.” To address this failure, the Developer must submit a concurrent 
Zoning application, agree to make proportionate share payments for the necessary 
improvements and enter into a proportionate share agreement with the County. 
 
The Traffic Study dated December 5, 2024 was prepared by Simmons and White, Bryan 
Kelley, P.E. Traffic studies and other additional supplementary materials for site-specific 
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amendments are available to the public on the PBC Planning web page,  
https://discover.pbcgov.org/pzb/planning/Pages/Active-Amendments.aspx. 
 

II. Public and Municipal Review 
 
The Comprehensive Plan Intergovernmental Coordination Element Policy 1.1-c states that “Palm 
Beach County will continue to ensure coordination between the County’s Comprehensive Plan 
and plan amendments and land use decisions with the existing plans of adjacent governments 
and governmental entities…..” 
 
A. Intergovernmental Coordination:  Notification of this amendment was sent to the Palm 

Beach County Intergovernmental Plan Amendment Review Committee (IPARC) for review 
on March 20, 2025.  

 
B. Other Notice:  Public notice by letter was mailed to the owners of properties within 500 

feet of the site on March 20, 2025.  On the same date, several interested parties were also 
notified by mail including the Alliance of Delray Residential Association, Coalition of 
Boynton West Residential Associations, Delray Lake Estates Homeowners Association, 
Waterways at Delray Homeowners Association, Valencia Cove Homeowners Association, 
Valencia Bay Homeowners Association, Valencia Sound Homeowners Association, 
Mizner Country Club Master Associations, Four Seasons at Delray Beach HOA, Saturnia 
Isles Homeowners Association, Stone Creek Ranch HOA, and other amendments related 
to the Agricultural Reserve Tier, were provided to the Agricultural Reserve email list of 
interested parties via email on March 7, 2025. 
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Exhibit 3 
Applicant’s Justification/Consistency with Comprehensive Plan 

 
Introduction 
On behalf of the Applicant, JMorton Planning & Landscape Architecture is requesting a Comprehensive 
Plan Future Land Use Atlas amendment for a 50.995 gross acre (49.71 net acre) property located at the 
northwest corner of the intersection of Atlantic Avenue and the Florida Turnpike (“Property”).  
 
I.  PROPOSED FLUA MAP AMENDMENT  
The Applicant is proposing to amend the Future Land Use designation from Agricultural Reserve (AGR) 
to Commerce, with an underlying Agricultural Reserve (CMR/AGR). 
 
Description of Site Vicinity 
The Property is located on the northwest corner of Atlantic Avenue and the Florida Turnpike. The Property 
has a Future Land Use designation of Agricultural Reserve. Within the vicinity of the Property are multiple 
agricultural uses including row crops and a nursery. To the east of the Property and the Florida Turnpike is 
the Urban/Suburban Tier. To the west of the Property is agriculture land that is partially encumbered as a 
preserve parcel. Further to the West along the Atlantic Avenue corridor are several commercial and 
industrial uses including a self storage facility, Plaza Delray, Delray MarketPlace, Legent of Delray 
Medical, West Atlantic Business Plaza, and Mountain Business Plaza. Other significant projects along the 
Atlantic Avenue corridor include the multi-family residential project known as Reserve at Atlantic.   
 
Land uses directly abutting the Property include the following: 
 
Adjacent 
Property 

Land Use 
Designation 

Zoning Designation Existing Use Control 
Number 

North 
 

Agricultural Reserve 
(AGR) 

AGR-Planned Unit 
Development 
(Preserve) & 
Agricultural Reserve 
(AGR) 

AGR Planned Unit Development – 
Preserve Parcel - Agriculture Uses  

2004-369 & 
2005-323 

South 
 

Agricultural Reserve 
(AGR) (Proposed 
Commerce) & 
Agricultural Reserve 
(AGR) 

Agricultural Reserve 
(AGR) (Proposed 
MUPD) & 
Residential Estate 
(RE) 

Nursery (Proposed warehouse with 
accessory office) & single family 
residential (Delray Lakes Estates) 

1997-120 & 
1979-031 

East 
 

Agricultural Reserve 
(AGR), Utilities & 
Transportation (U/T), 
& Commercial Low, 
with an underlying 5 
units per acre (CL/5)  

Agricultural Reserve 
(AGR) & Planned 
Unit Development 
(PUD) 
 

Atlantic Avenue Turnpike 
Interchange Corridor, Atlantic 
Commons PUD (55,000 SF of 
government office, 395 multi-
family units & 455 Zero Lot Line 
Units – 5.14 du/acre)  

2004-525 

West 
 

Agricultural Reserve 
(AGR) 

AGR-Planned Unit 
Development 
(Preserve) & 
Agricultural Reserve 
(AGR) 

Agriculture Uses & AGR Planned 
Unit Development – Preserve 
Parcel - Agriculture Uses  

2004-369, 
2012-147, & 
2023-016 

 
History 
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The Agricultural Reserve Master Plan was originally developed and adopted to preserve and enhance 
agricultural activity and environmental and water resources in the Ag Reserve. Since the adoption of the 
Ag Reserve Master Plan, numerous residential developments have been built and the number of residents 
living within the boundaries of the Ag Reserve has significantly increased. The needs of those residents as 
well as good planning practices, have spurred additional changes in the Ag Reserve. These changes included 
increasing the commercial square footage cap to allow for additional smaller commercial projects, allowing 
5-acre standalone preserve parcels, allowing smaller commercial projects to develop without the need to 
provide preserve acreage, approval of small industrial properties on the west side of State Road 7, allowing 
the development of self-storage facilities by exempting those uses from the commercial square footage cap, 
allowing Congregate Living Facilities within the Agricultural Reserve, the creation of the Commerce Future 
Land Use designation for light industrial uses, and the creation of a new Essential Housing Residential 
Future Land Use category for multi-family 60/40 development. Most recently comprehensive plan map 
amendments have been approved to allow for the development of a commerce development, multi-family 
residential development, and continuing care facility for 3 properties located on the north and south sides 
of Boynton Beach Boulevard, immediately west of the Florida Turnpike.  
 
The Applicant is providing a 13.48 acre preserve area which is 40% of the net site area minus the 16 
acre minimum size requirement. See calculations below: 

 
Total Site Area      51 acres 
LWDD and ROW Dedication  -1.29 acres 
Net Site Area    49.71 acres 
Minimum acres    - 16 acres 
Acreage Utilized for Calculation  33.71 acres 
40% Required Preserve Area  13.48 acres 

 
G.1 Justification 
Each proposed FLUA amendment must be found to be consistent with the Goals, Objectives, and Policies 
(GOPs) of the Comprehensive Plan. Future Land Use Element Policy 2.1.f requires that adequate 
justification for the proposed future land use be provided.  Further, the justification statement must 
demonstrate that a change is warranted and demonstrate the following two factors: 

 
1.   The proposed use is suitable and appropriate for the subject site. 

Response: The proposed future land use designation of Commerce (CMR) is suitable and appropriate 
for the Property. The Property is located on Atlantic Avenue which is a major east-west thoroughfare 
that provides easy access to the Florida’s Turnpike as well as State Road 7 and I-95. The consultants 
that originally prepared the Agricultural Reserve Master Plan recommended that up to 330,000 square 
feet of industrial uses be allowed in the Tier. Specifically, new industrial was recommended to be 
located at the intersections of Boynton Beach Boulevard and the Florida Turnpike and Atlantic Avenue 
and the Florida Turnpike.  
 
An Industrial future land use corridor currently exists along Atlantic Avenue between State Road 7 and 
Half Mile Road/Smith Sundy Road. Much of that property within the industrial corridor has received 
approvals for industrial uses. There are a couple properties that are developed with non-industrial uses 
such as the Lady Queen of Peace Church on the south side of Atlantic and the tree nursery on the north 
side of Atlantic Avenue. The Board of County Commissioners has previously stated that there is a 
shortfall of industrially viable property within Palm Beach County. According to a report prepared by 
Marcus & Millchap, “Palm Beach County is among the tightest industrial markets in the country. A 
bevy of demographic trends come together to support the local industrial market. First, the county 
boasts the fastest rate of population growth among the South Florida markets, which is supporting 
household growth that nearly triples the national average. Many of these households are formed by 
retirees moving from colder climates or acquiring a winter retreat. Retirees also have a 
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disproportionate level of discretionary income, which encourages spending and ultimately demand for 
industrial space. The local workforce also continues to grow, including the construction sector, which 
is building homes in the market to keep pace with household growth. Construction companies use a 
significant amount of industrial space and play a key role in generating the low vacancy Palm Beach 
County enjoys. New development of industrial space will accelerate this year, though sufficient pent-
up demand will keep vacancy trending lower.” 
 
The Property’s location at a major transportation node is an important factor for support of the 
proposed industrial designation. In accordance with general good planning practice as further 
described by Alexander Dukes in “A Town Well Planned: Hierarchical Zoning” published in Strong 
Towns, “Industrial land uses are the most flexible because people are generally unconcerned with the 
activities that occur in industrial areas as long as they're not interfering with the rest of the city or 
harming the environment. Because residential districts are so inflexible, industrial land uses should not 
be placed within them. The noise, shipping traffic, and odor of many industries will harm homeowners’ 
enjoyment of their residential land.” The Property is not located adjacent to any residential 
development, rather it is surrounded by existing agriculture with frontage along two major 
transportation corridors (Atlantic Avenue & Florida Turnpike).  
 
As previously discussed, the Atlantic Avenue corridor has changed significantly over that last 20 years. 
A Traditional MarketPlace (Delray MarketPlace) was approved and developed at the northwest corner 
of Atlantic Avenue and Lyons Road. Additional commercial projects were approved at the southeast 
corner of Atlantic Avenue and Lyons Road, medical and professional offices were approved on the 
north side of Atlantic Avenue west of the Delray MarketPlace. and most recent, a multi-family 
residential development was approved at the southeast corner of Atlantic Avenue and Smith Sundy 
Road/Half Mile Road. All of these changes have been made to address the shifting demographics and 
the continued influx of residents into the Agricultural Reserve.  
 
This Property is the ideal location for a light industrial use as it is located at an important 
transportation node and a major intersection. The proposed industrial project will provide for needed 
industrial development along a corridor that has developed in a piecemeal pattern which includes 
institutional, commercial, agricultural, and other industrial development. Access to major rights-of-
way as well as major transportation corridors ensures that the services and employment opportunities 
are easily available to future users, tenants, employees, etc.  
 

2.  There is a basis for the proposed FLU change for the particular subject site based upon one or 
more of the following:  

 
a. Changes in FLU designations on adjacent properties or properties in the immediate area and 

associated impacts on the subject site. 
Response As previously mentioned, significant changes to the original Ag Reserve Master Plan 
have been approved within the Agricultural Reserve Tier. Changes approved at the Boynton Beach 
Boulevard and Turnpike interchange which include a Commerce MUPD with a mix of light 
industrial and recreational uses, a congregate living facility (continuing care residential campus), 
and multi-family residential development further indicate that the arterial roadway interchanges 
with the Florida Turnpike within the Agricultural Reserve are important and appropriate for higher 
intensity development. Finally, residential development continues to grow within the Tier along the 
Lyons Road corridor north and south of Atlantic Avenue.  This rapid rate of growth has created a 
need for additional services within the Agricultural Reserve Tier.  
 
While the Boynton Beach Boulevard corridor has been the subject of several recent future land use 
amendment and rezoning applications, the Atlantic Avenue and Florida Turnpike node has 
remained unchanged to date. With planned improvements to the road infrastructure in the area, 
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the proposed Commerce project will bring additional services to the residents of the Agricultural 
Tier without negatively impacting traffic. The residential developments within the vicinity of 
Atlantic Avenue do not travel to Boynton Beach Boulevard for services and vice versa. In order to 
meet the current and future demand for various services by those residents within the Atlantic 
Avenue corridor, it is anticipated that new development similar to that approved at the Boynton 
Beach Boulevard and Turnpike will be developed within the next several years as the need 
continues to increase. 

 
Previously, the Board of County Commissioners has approved the adoption of multiple Future Land 
Use Amendments for light industrial uses along the State Road 7 corridor including: Homrich 
Nursery, LAS Farms, Sunflower Industrial, Connolly Commerce, EJKJ Industrial, BBX Park, 
Bedner Oaks Commerce, and Bedner-Lee Industrial. All of these changes, and the recent direction 
from the Board of County Commissioners regarding additional light industrial uses in the 
Agricultural Reserve signify that additional land and opportunities for light industrial projects are 
needed and appropriate for properties fronting on State Road 7, Atlantic Avenue and Boynton 
Beach Boulevard.  

 
b. Changes in the access or characteristics of the general area and associated impacts upon the 

subject site. 
Response: The characteristics of the area have changed significantly since the 1989 
Comprehensive Plan was adopted. The Agricultural Reserve Master Plan originally intended that 
more intense uses and development would occur at nodes within the Tier. The Master Plan further 
intended for lower density residential to develop outside of the higher intensity core eventually 
transitioning to the Agricultural Preserve parcels. This development pattern has not occurred, 
rather development is disconnected as residential and non-residential development leapfrog with 
preserve parcels throughout the entire Agricultural Reserve.  
 
As discussed above, the characteristics of the Atlantic Avenue corridor have changed. A Traditional 
MarketPlace (Delray MarketPlace) was approved and developed at the northwest corner of 
Atlantic Avenue and Lyons Road. Additional smaller commercial uses were approved at the 
southeast corner of this intersection and radiating to the west of the Delray MarketPlace along the 
north side of Atlantic Avenue to accommodate the increasing number of families with children 
moving into the Agricultural Reserve. The County has recognized the pre-existing industrial 
corridor on Atlantic Avenue between Smith Sundy Road/Half Mile Road and State Road 7 with 
approval of multiple rezoning applications and site plan approvals. Most recently, a multi-family 
residential project was approved to accommodate the growing need for workforce and more 
attainable housing for the residents of Palm Beach County and those working within the 
Agricultural Reserve. All of these changes have been made to address the increasing demands of 
the residents who continue to move into the Agricultural Reserve.  
 
The residential, industrial, and commercial development that has been constructed within the 
central part of the Tier along Boynton Beach Boulevard, Atlantic Avenue, and Lyons Road has 
forced several agricultural operations to relocate. The Alderman Farms Packing Plant relocated 
from the northeast corner of Boynton Beach Boulevard and Lyons Road to the west side of State 
Road 7 after approval of the CobbleStone Commons retail plaza. The Thomas Packing Plant, 
located at the northeast corner of Clint Moore Road and State Road 7, closed and relocated out of 
the area after approval of the comprehensive plan amendment removing that property from the 
Agricultural Reserve Tier and designating it as Commercial Low, with an underlying 2 units per 
acre (CL/2). Mazzoni Farms was sold last year for the development of a continuing care facility on 
the south side of Boynton Beach Boulevard west of the Turnpike. Most recently, Whitworth Farms 
was sold to GL Homes and is now being developed with another single family community.  
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These changes indicate that the Agricultural Reserve has continued to change from a rural 
agricultural area to a suburban community with a growing population that needs various services 
and goods within proximity of their homes. A sustainable community is a community that is 
planned, built and modified to promote a living environment that focuses on urban infrastructure, 
social equity, efficient provision of utility services and economic sustainability. Sustainable 
communities incorporate principles that improve access to affordable housing, increase 
transportation options, and lower transportation costs while protecting the environment. Approval 
of additional industrial land will allow for needed services to be located near existing housing, thus 
reducing vehicle trips outside of the Agricultural Reserve and ultimately contributing to less traffic 
congestion and better access throughout the Agricultural Reserve.  
 

c. New information or change in circumstances which affect the subject site. 
Response:  The consultants that prepared the Agricultural Reserve Master Plan recognized the 
industrial corridor along Atlantic Avenue between State Road 7 and Smith Sundy Road/Half Mile 
Road. Furthermore, the consultant recommended 330,000 square feet of additional industrial 
square footage within the Agricultural Reserve. When the Board of County Commissioners 
reviewed the Agricultural Reserve Master Plan and directed Staff to prepare additional 
Comprehensive Plan policies for the Agricultural Reserve Tier however, the addition of industrial 
land and industrial uses was not included. Twenty years have passed since these Agricultural 
Reserve policies were incorporated into the Comprehensive Plan and the Agricultural Reserve Tier 
is close to being “built out”. Of the 22,000 acres within the Agricultural Reserve, a minimal amount 
of acreage remains without any development approvals (less than 5% of the Agricultural Reserve 
that is not entitled for development or preservation).  
 
The consultants that developed the Agricultural Reserve Master Plan anticipated that the 
Agricultural Reserve would be a place where people can live, work and play without having to 
travel to the Urban/Suburban Tier. Contrary to the intent of the Master Plan, the Agricultural 
Reserve has become an exclusive community comprised mainly of expensive single family homes. 
Based upon Comprehensive Plan directives, industrial FLU designations and uses should occur at 
appropriate locations with intensities to satisfy the need for industrial space, provide opportunities 
for the retention and expansion of industrial and employment based economic activities, and 
promote economic development. The proposed Future Land Use amendment to Industrial will 
create another opportunity for a service not currently located in the Tier. This opportunity would 
ultimately meet the intent of the Master Plan that has yet to be realized by the current limited 
development pattern.  
 

d. Inappropriateness of the adopted FLU designation. 
Response:  AGR is not the most appropriate FLUA designation for the Property to create an 
appropriate balance of land uses within the Agricultural Reserve Tier. Based upon projected 
demand/need for additional industrial space and the location and size of the property in relation to 
Comprehensive Plan directives, Commerce is a more appropriate FLUA designation. The 
Commerce FLU designation is also consistent with neighboring agriculture and non-residential 
uses. The original master plan prepared by the professional consultants recommended that Atlantic 
Avenue and Turnpike as an appropriate location for industrial. As previously mentioned, approval 
of this FLU amendment would create an employment node at the intersection of Atlantic Avenue 
and Florida Turnpike, similar to the one that was recently approved at the intersection of Boynton 
Beach Boulevard and Florida Turnpike.  
 

e. Whether the adopted FLU designation was assigned in error. 
Response: N/A  

 
G.2 Residential Density Increases 
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This proposed FLU amendment is not a request to increase residential density.   
 
G.3 Compatibility 
Compatible land uses are defined as those which are consistent with each other in that they do not create or 
foster undesirable health, safety, or aesthetic effects arising from direct association of dissimilar activities, 
including the impacts of intensity of use, traffic, hours of operation, aesthetics, noise vibration, smoke, 
hazardous odors, radiation, and other land use conditions.  The definition of “compatibility” under the 
repealed Rule 9J-5, FAC, is “a condition in which land uses or conditions can coexist in relative proximity 
to each other in a stable fashion over time such that no use or condition is unduly negatively impacted, 
directly or indirectly by another use or condition”.  With this definition in mind, the requested change would 
make the subject property more compatible with the surrounding properties which have undergone land use 
amendments. 
 
To be compatible, it is not necessary that two uses have the exact same function (e.g. residential, 
commercial, institutional, etc.).  Rather, compatibility is attained when uses do not adversely affect each 
other.  Further, two uses whose functions are different can complement and support each other.  For 
example, an industrial use can provide essential services to residents of surrounding neighborhoods, as well 
as the community at-large.  In addition, buffering, screening, setback, height, and landscaping requirements 
can further enhance compatibility, and reduce the potential negative effects of functionally different land 
uses. 
 
Several factors lead to the conclusion that the proposed FLUA Map Amendment designation will be 
compatible with neighboring uses. 
 Primary access is available from Atlantic Avenue, a right-of-way designated as an Urban Arterial road, 

thus directing traffic away from local roads in the vicinity.  
 The Property is located at a major transportation node (Atlantic Avenue & Florida Turnpike). Atlantic 

Avenue is currently developed with a mix of industrial, commercial, residential and agricultural uses. 
The proposed industrial use will provide for additional services along this important east-west corridor 
of the Agricultural Reserve and Palm Beach County. On this basis, the proposed development concept 
at this location is determined to be compatible.  

 The proposed use is consistent with the existing development pattern and adjacent uses that have 
occurred along the Atlantic Avenue corridor.   

 
As mentioned, many uses that are permitted and currently exist on the agriculture land within the 
Agricultural Reserve have similar impacts on adjacent properties. Farming activities often include: pesticide 
and herbicide spraying, heavy equipment storage and operation, produce packing activities, truck deliveries 
and loading including refrigeration trucks, 24-hour operations, noise, dust, and outdoor storage of materials 
and dead plants/vegetation. Agriculture activities are often not buffered from adjacent properties and uses. 
Additionally, the County code requires setbacks, buffers and landscaping for all on-site structures to ensure 
compatibility.   
 
G.4 Comprehensive Plan 
The proposed Future Land Use Atlas Amendment is consistent with various goals, objectives, and policies 
in the Palm Beach County Comprehensive Plan as detailed below.  
 
Goals – The proposed FLUA amendment furthers the County’s goals as described below. 

 Balanced Growth – “…to recognize the diverse communities within the County, to implement 
strategies to create and protect quality livable communities respecting the lifestyle choices for 
current residents, future generations, and visitors, and to promote the enhancement of areas in need 
of assistance.” 
Response: Approval of this proposed FLU amendment will allow for the development of a light 
industrial project. Industrial designations are typically employment generators and encourage 
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economic development opportunities. Residential development in the Agricultural Reserve has 
been growing substantially without the service and job opportunities needed to protect livable 
communities and contribute to an overall balanced growth trend. Residents of the Agricultural 
Reserve continue to travel outside of the Tier for necessary services such as employment, shopping, 
medical needs, restaurants, etc. The proposed FLU amendment will bring additional job 
opportunities to the Agricultural Reserve Tier catering to the residents of the Tier thus enhancing 
the quality of life for those that have chosen to live within the western Delray Beach area.  
 

 Land Planning – “…to create and maintain livable communities, promote the quality of life, 
provide for a distribution of land uses of various types, and at a range of densities and intensities, 
and to balance the physical, social, cultural, and environmental and economic needs of the current 
and projected residents and visitor populations. This shall be accomplished in a manner that protects 
and maintains a diversity of lifestyle choices, and provides for the timely, cost-effective provision 
of public facilities.” 
Response: The Property is located within the Agricultural Reserve Tier which is a Limited Urban 
Service Area (LUSA) where services and public facilities are already available. The Property’s 
location at a major transportation node with access/frontage on Atlantic Avenue and Starkey Road 
contribute to timely, cost effective service provision.  The proposed industrial project will better 
serve the immediate and future needs of the community as it will provide employment opportunities 
west of the Florida Turnpike. As noted in the justification section, the professional planners, hired 
by Palm Beach County, also recommended industrial at this location to provide a balance of land 
uses within the Agricultural Reserve Tier. Traffic on the east-west roadways in the Agricultural 
Reserve Tier is caused by the number of residents leaving the Tier in the mornings for work and 
other necessary services. This proposed amendment to Commerce will allow for the creation of 
employment and service opportunities thus keeping residents west of the Florida Turnpike and off 
the major east-west roadways.  

 
Objectives – The proposed FLUA amendment furthers the County’s objectives as further described below. 

 FLUE Objective 1.5 Agricultural Reserve Tier – “Development areas should be concentrated 
east of SR7 (in the vicinity of Boynton Beach Boulevard and in the vicinity and south of Atlantic 
Avenue) in order to protect the environmentally sensitive lands within and surrounding the 
Loxahatchee National Wildlife Refuge, foster the preservation of agriculture in the center of the 
Tier, and to reduce infrastructure costs and impacts on tax payers.”  
Response: The Property is located at the intersection of Atlantic Avenue and Starkey 
Road/Persimmon Avenue. The Property also abuts the Florida Turnpike a state-wide north-south 
corridor. The Atlantic Avenue corridor was identified by the professional consultant of the 
Agricultural Reserve Master Plan as the location for non-residential land uses including light 
industrial uses to serve the neighboring residential communities. This proposed amendment will 
keep development close to transportation nodes and major intersections as described by FLUE 
Policy 1.5-p. The Agricultural Reserve Master Plan originally intended that more intense uses and 
development would occur at nodes within the Tier. The Master Plan further intended for lower 
density residential to develop outside of the higher intensity core eventually transitioning to the 
environmentally sensitive parcels.  This development pattern has not occurred, rather residential 
development occurs throughout the tier leapfrogging preservation parcels and other existing 
commercial and industrial type uses. Approval of this FLU amendment would provide for an 
additional development opportunity close to the Florida Turnpike and away from environmentally 
sensitive lands. 
 

 FLUE Objective 3.1 Service Areas - General – “Palm Beach County shall establish graduated 
service areas to distinguish the levels and types of services needed within a Tier, consistent with 
sustaining the characteristics of the Tier. These characteristics shall be based on the land 
development pattern of the community and services needed to protect the health, safety and welfare 
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of residents and visitors; and, the need to provide cost effective services based on the existing or 
future land uses.”  
Response: The Property is located within the Agricultural Reserve Tier which is a Limited Urban 
Service Area (LUSA) where services and public facilities are already available. The Property’s 
location at a major transportation node with access/frontage on Atlantic Avenue and Starkey Road 
contribute to timely, cost effective service provision.  The proposed industrial project will better 
serve the immediate and future needs of the community as it will provide industrial space for the 
service providers to serve their customers in the immediate area. Traffic on the east-west roadways 
in the Agricultural Reserve Tier is caused by the number of residents leaving the Tier in the 
mornings for work and service providers traveling into the area. This proposed amendment to 
Commerce will allow for the creation of employment and service opportunities thus keeping 
residents west of the Florida Turnpike and off the major east-west roadways and ultimately having 
a positive impact on the safety and welfare of the existing residents.  

Policies – The proposed FLUA amendment furthers the County’s policies as further described below.  
 FLUE Policy 1.5-v: “Industrial. The County shall foster employment opportunities in the 

Agricultural Reserve Tier by allowing light industrial uses at appropriate locations adjacent to 
specified roadways to provide a balance of land uses for current and new residents of the Tier. All 
new future land use amendments requesting industrial type uses in the Agricultural Reserve Tier 
shall meet the following requirements: 
1. Limited to the Commerce (CMR) future land use designation; 
2. Located with frontage and access on State Road 7 (north of Rio Grande Avenue),Atlantic 

Avenue, Boynton Beach Boulevard or have access to these roadways through an existing 
commercial or industrial site. Sites located west of State Road7 along the Boynton Beach 
Boulevard (100th Street South) and Atlantic Avenue corridors must share a common border 
with a property with commercial or industrial future land use; 

3. Be accompanied by a concurrent zoning application and conceptual site plan in order to 
demonstrate that the proposal meets the design, scale, and character requirements of the Tier; 

4. Have a minimum of 3 acres and a maximum of 50 acres (with the exception of lands dedicated 
to rights of way); and 

5. Preserve shall be required for Commerce sites utilizing Light Industrial, Multiple Use Planned 
Development, or Planned Industrial Park Development zoning pursuant to FLUE Policy 1.5.1-
q and subject to the following exceptions: 
a. The preserve area requirements shall be based upon the acreage over 16acres, shall be a 

minimum of 40% of the total land area over 16 acres, and allow water management tracts 
in preserve areas contiguous to the development area that provide enhanced environmental 
features and improved water quality as demonstrated through the future land use 
amendment process”  

Response: The proposed FLU amendment to Commerce  will meet the requirements of the above 
referenced policy. The Property’s location at Atlantic Avene and the Florida Turnpike make it an 
ideal property for light industrial uses. The proposed project would follow the original intent of the 
consultants for the Agriculture Master Plan as well as be similar to the project already approved 
and under construction at the intersection of Boynton Beach Boulevard and the Turnpike. The 
Property’s net acreage is under the 50 acre maximum threshold per policy (49.71 net acres after 
public right-of-way and LWDD right-of-way dedications/easements). Additionally, the Property 
will include the required preserve area on-site.  
 

 FLUE Policy 2.2.4-a: “Industrial. The County shall apply Industrial Future Land Use categories 
at appropriate locations and intensities to satisfy the need for industrial space, provide opportunities 
for the retention and expansion of industrial and employment based economic activities, and 
promote economic development consistent with the County’s economic development directives. 
The County shall also encourage a broad range of employment opportunities and shall discourage 
Future Land Use Atlas amendments that result in the loss of industrially designated land.” 
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Response: The proposed FLU amendment to Commerce will allow for the development of 
employment generating uses. The Property’s location at a major transportation node is 
appropriate for a Commerce designation. 
 

G.5 Florida Statutes 
Data and analysis demonstrating that the proposed development can be supplied by necessary services 
without violating adopted LOS standards are presented in Traffic Letter and Study, Drainage Statement, 
Fire Rescue Letter, and Water and Wastewater Provider Letter.  Data and analysis discussing environmental 
and historical resources impacts are presented in Drainage Statement, Wellfield Zone Map, Natural Features 
Inventory and Map and Historic Resource Evaluation Letter.  No negative environmental impacts are 
identified. 
 
The primary indicators that a plan or plan amendment does not discourage the proliferation of urban sprawl 
are listed below along with the applicant’s descriptions. The evaluation of the presence of these indicators 
shall consist of an analysis of the plan or plan amendment within the context of features and characteristics 
unique to each locality in order to determine whether the plan or plan amendment discourages urban sprawl. 
 
 Promotes, allows, or designates for development substantial areas of the jurisdiction to develop as low-

intensity, low-density, or single use development or uses. 
 Response: The applicant is requesting to change the FLU of the Property from AGR to CMR/AGR 

which will provide additional services along the Atlantic Avenue corridor of the Agricultural 
Reserve Tier.  The Agricultural Reserve is an existing area of low intensity/density and single-use 
development, however, the proposed amendment will provide uses which will allow for job 
employment opportunities and provide additional services within the Atlantic Avenue corridor of 
the Agricultural Reserve Tier similar to what was approved for the intersection of Boynton Beach 
Boulevard and the Florida Turnpike.  

 Promotes, allows, or designates significant amounts of urban development to occur in rural areas at 
substantial distances from existing urban areas while not using undeveloped lands that are available 
and suitable for development. 
 Response: The Property is located in the Agricultural Reserve Tier which is a Limited Urban 

Service Area (LUSA) and within the Atlantic Avenue corridor which is not rural in nature and 
urban services such as police, fire rescue and water/wastewater/drainage utilities exist in the 
immediate area.  

 Promotes, allows, or designates urban development in radial, strip, isolated, or ribbon patterns generally 
emanating from existing urban developments. 
 Response: The development is not isolated in nature as development surrounds the Property along 

the Atlantic Avenue corridor. Specifically, commercial uses have been approved and developed at 
the intersection of Atlantic Avenue and Lyons Road just to the west of the Property. The existing 
industrial corridor west of Smith Sundy/Half Mile Road is quickly being developed. The proposed 
development would be considered infill development at a major intersection and transportation 
node between the intense commercial projects and the Urban/Suburban Tier boundary line along 
a rapidly changing roadway corridor.  

 Fails to adequately protect and conserve natural resources, such as wetlands, floodplains, native 
vegetation, environmentally sensitive areas, natural groundwater aquifer recharge areas, lakes, rivers, 
shorelines, beaches, bays, estuarine systems, and other significant natural systems. 
 Response: This amendment does not fail to protect and conserve natural resources as the proposed 

development will have no negative impact on any other significant natural system. The Property 
does not support any environmentally sensitive areas. No listed species were located on the 
property and it is located outside of any wellfield protection zone. As required by the ULDC, any 
native plant material will be addressed during the zoning approval process. 
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 Fails to adequately protect adjacent agricultural areas and activities, including silviculture, active 
agricultural and silvicultural activities, passive agricultural activities, and dormant, unique, and prime 
farmlands and soils. 
 Response: The Property is located within the Agricultural Reserve Tier. Although it is currently 

utilized as a nursery, the Property is not designated as a preserve parcel. The Property’s location 
on a major right-of-way, bordered by development to the east is not an optimal location for 
agricultural uses. The overall development pattern for this corridor has been determined by the 
recent County approvals and existing uses (commercial, industrial, and residential). 

 Fails to maximize use of existing public facilities and services. 
 Response: Reports and letters are provided with this application to show the availability of 

roadway capacity, water/sewer service, drainage outfall and fire response. In comparison to other 
uses that are allowed, it is anticipated that the proposed industrial development will not negatively 
impact public facilities and services. 

 Fails to maximize use of future public facilities and services. 
 Response: Reports and letters are provided with this application to show the availability of 

roadway capacity, water/sewer service, drainage outfall and fire response. In comparison to other 
uses that are allowed, it is anticipated that the proposed industrial development will not negatively 
impact public facilities and services. 

 Allows for land use patterns or timing which disproportionately increase the cost in time, money, and 
energy of providing and maintaining facilities and services, including roads, potable water, sanitary 
sewer, stormwater management, law enforcement, education, health care, fire and emergency response, 
and general government. 
 Response: Public services and facilities are already available in the immediate vicinity. The 

proposed amendment will provide for infill development and fit in with the existing land use pattern. 
 Fails to provide a clear separation between rural and urban uses. 

 Response: The Property is located within the Agricultural Reserve Tier which is a Limited Urban 
Service Area (LUSA). The Property is not adjacent to the Rural Tier therefore, the proposal 
discourages the proliferation of Urban Sprawl by locating goods, services and employment in close 
proximity to where people live. 

 Discourages or inhibits infill development or the redevelopment of existing neighborhoods and 
communities. 
 Response: This amendment will allow for infill development as development exists both east and 

west of the Property. The proposed project will serve the current and future needs of the 
surrounding communities.  

 Fails to encourage a functional mix of uses. 
 Response: Approval of this proposed amendment will allow the development of an industrial use 

within an area of the County that has historically only been developed with low intensity/density 
residential development. This industrial project will contribute to a functional mix of uses within 
the Atlantic Avenue corridor which has been relatively homogeneous in the past.  

 Results in poor accessibility among linked or related land uses. 
 Response: The proposed development will be designed with pedestrian connections as required 

through the site plan approval process.  
 Results in the loss of significant amounts of functional open space. 

 Response: This amendment does not result in a loss of any functional open space as the subject 
property is currently not utilized as functional open space. 

 
Florida Statutes, Section 163.3177.(6).(a).9.b: Of those criteria listed in this section the subject property 
will meet the following criteria which shows that it will discourage the proliferation of urban sprawl: 
 Directs or locates economic growth and associated land development to geographic areas of the 

community in a manner that does not have an adverse impact on and protects natural resources and 
ecosystems. 
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 Response: This amendment does not fail to protect and conserve natural resources as the property 
is vacant of natural resources. The site is undeveloped and it is located outside of any wellfield 
protection zone. As required by the ULDC, any native plant material will be addressed during the 
zoning approval process. 

 Promotes the efficient and cost-effective provision or extension of public infrastructure and services. 
 Response: The request for a FLUA amendment will maximize the use of future public facilities 

and services existing and within a relatively urban corridor. No facilities would be required to 
be installed in rural or sparsely populated areas, thereby maximizing the use of the existing 
facilities. Therefore, the proposal discourages the proliferation of Urban Sprawl by locating 
goods, services and employment adjacent to existing public infrastructure. 

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

 Response: The development will be designed meeting the requirements for a Multiple Use 
Planned Development (MUPD) project which includes pedestrian connections, bike racks, 
transit stops, if needed, and other elements that support a compact development.   

 Creates a balance of land uses based upon demands of the residential population for the nonresidential 
needs of an area. 

 Response: Approval of this proposed amendment will allow the development of a light 
industrial use at an important transportation node previously recognized for such a 
development. This industrial project will contribute to a functional mix of uses within the 
Atlantic Avenue corridor which has been relatively homogeneous in the past. The proposed 
uses will better serve the surrounding residential community and Agricultural Reserve as it 
will provide for additional services and employment opportunities. 

 
Conclusion 
As described above, the proposed FLU amendment from Agricultural Reserve (AGR) to Commerce, with 
an underlying Agricultural Reserve (CMR/AGR) is consistent with the Goals, Objectives, and Policies of 
Palm Beach County’s Comprehensive Plan and the Florida State Statutes. The proposed amendment is also 
compatible with the surrounding area. The proposed amendment and will not does not contribute to urban 
sprawl. The amendment is consistent with the Agricultural Reserve Master Plan will provide a much needed 
service to the area residents and will not negatively impact service provision.  
 
II. ULDC CHANGES  
No ULDC changes are needed in response to this proposed Comprehensive Plan Future Land Use Atlas 
Amendment.  
 
 
 
 
 
 
 
 
 

Exhibit 4 
Applicant’s Public Facilities Table 
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A.  Traffic Information 

See Exhibit 5 

B.  Mass Transit Information 

Nearest Palm Tran 
Route (s) 

Route 81 – DLB Crosstown via Atlantic Avenue 

Nearest Palm Tran 
Stop  

Stop No. 6409 – Oriole Plaza, located on the east side of Hagen Ranch Road 
approximately 0.1 miles north of Atlantic Avenue 

Nearest Tri Rail 
Connection 

 Via Route 81 – Delray Tri-Rail Station (345 S. Congress Avenue, Delray Beach) 

C.  Portable Water & Wastewater Information 

Potable Water & 
Wastewater 
Providers 

Palm Beach County Water Utilities Department Service capacity is available for 
the proposed development. 

Nearest Water & 
Wastewater Facility, 
type/size 

The nearest point of connection is a 42” potable water main, a 16” sanitary sewer 
force main and a 20” reclaimed water main located within Atlantic Avenue adjacent 
to the properties. 

D.  Drainage Information 

The site is located within the boundaries of the Lake Worth Drainage District and South Florida Water 
Management District C-15 Drainage Basin. Legal positive outfall is available via discharge to the Lake 
Worth Drainage District L-33 Canal along the north side of the subject parcel.  

E.  Fire Rescue 

Nearest Station Palm Beach County Fire-Rescue Station # 49, located at 12555 Lyons Road 

Distance to Site 4.75 miles 

Response Time Average response time 7:50 

Effect on Resp. Time The proposed amendment will increase the response time to 12 minutes for Station 
# 42.  

F.  Environmental 

Significant habitats 
or species 

There are no significant habitats or species on the Property. The property is 
currently used as a nursery.  

Flood Zone* The Property is located in Zone X, which is not a flood zone. 

Wellfield Zone* The Property is not located within a Wellfield Protect Zone. 
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G.  Historic Resources 

There are no significant historic resources present on the Property. 
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Exhibit 5 
Traffic Division Letter 

 

 
 

Engineering and
Public Works Department

P.O. Box 21229

West Palm Beach, FL 33416-1229
(561) 684-4000

FAX: (561)684-4050

www.pbc.gov

Palm Beach County
Board of County
Commissioners

Maria G. Marino. Mayor

Sara Baxter, Vice Mayor

Gregg K. Weiss

Joel Flores

Marci Woodward

Maria Sachs

Bobby Powell. Jr.

County Administrator

Verdenia C. Baker

"An Equal Opportunity
Affirmative Action Employer"

December 12, 2024

Bryan Kelley, P.E.
2581 Metrocentre Boulevard West, Suite 3
West Palm Beach, Florida 33407

RE: Park West Commerce North
FLUA Amendment Policy 3.5-d Review
Round 2024-25-B

Dear Mr. Kelley:

Palm Beach County Traffic Division has reviewed the Land Use Plan
Amendment Application Traffic Statement for the proposed Future Land Use
Amendment for the above-referenced project, revised on December 5, 2024,
pursuant to Policy 3.5-d of the Land Use Element of the Palm Beach County
Comprehensive Plan. The project is summarized as follows:

* Maximum indicates typical FAR and maximum trip generator. Proposed indicates

Location: NE corner of Atlantic Avenue and Starkey Road

PCN: 00-42-46-17-01-000-0690 (others on file)

Acres: 50.99 acres
Current FLU Proposed FLU

FLU: Agriculture Reserve (AGR) Commerce (CMR)/Agricultural
Reserve (AGR)

Zoning: Agricultural Residential (AGR) Multiple Use Planned
Development (MUPD)

Density/
Intensity:

0.15 FAR 0.35 FAR

Maximum
Potential:

Nursery (Garden Center) = 5
acres

Nursery (Wholesale) = 45.99
acres

Light Industrial = 777,394 SF
OR

Flex Space-IND FLU = 777,394
SF
OR

Landscape Services = 50.99 acres

Proposed
Potential:

None Light Industrial = 777,394 SF
OR

Flex Space-IND FLU = 765,000
SF
OR

Landscape Services = 25 acres

Net Daily
Trips:

4,767 (maximum-current)
3,974 (proposed-current)

Net PH
Trips:

1,754 (702/1,052) AM, 847 (338/509) PM (maximum)
1,053 (674/379) AM, 833 (333/500) PM (proposed)

printed on sustainable
and recycled paper
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Bryan Kelley, P.E.
December 12, 2024
Page 2

\the specific uses and intensities/densities anticipated in the zoning application.

Based on the review, the Traffic Division has determined that the traffic impacts
of the proposed amendment meet Policy 3.5-d of the Future Land Use Element
of the Palm Beach County Comprehensive Plan at the proposed potential
densities shown above based on the condition that the proposal shall be limited
to the proposed development potential or equivalent trips.

Moreover, the segment below, on which the development has a significant
impact, is projected to fail Test 2 regulations.

a. Atlantic Avenue from Florida's Turnpike to Hagen Ranch Road as a
4LD facility.

To address this failure, the Developer must submit a concurrent Zoning application.
agree to make proportionate share payments for the necessary improvements and
enter into a proportionate share agreement with the County,

Please do not hesitate to reach out with any questions or concerns at 561-684-
4030 or DSimeus@pbc.gov.

Sincerely,

Dominique Simeus, P.E.
Professional Engineer
Traffic Division

DS:jb

ec:
Quazi Bari, P.E., PTOE - Manager-Growth Management, Traffic Division
Bryan Davis- Principal Planner, Planning Division
Stephanie Gregory- Principal Planner, Planning Division
Khurshid Mohyuddin -Principal Planner, Planning Division
Kathleen Chang-Senior Planner, Planning Division
David Wiloch-Senior Planner, Planning Division
Alberto Lopez Tagle - Technical Assistant III, Traffic Division

File: General - TPS- Unincorporated - Traffic Study Review
N:\TRAFFIC\Development ReviewXComp Plan\25-B\Park West Commerce North.docx
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Exhibit 6 
Water & Wastewater Provider LOS Letter 

 

Water Utilities Department
Engineering

8100 Forest Hill Blvd.

West Palm Beach, FL 33413

(561) 493-6000

Fax: (561) 493-6085

www.pbcwater.com

Palm Beach County
Board of County
Commissioners

Maria Sachs, Mayor

Maria G. Marino. Vice Mayor

Gregg K. Weiss

Michael A. Barnett

Marci Woodward

Sara Baxter

Mack Bernard

County Administrator

Verdenia C. Baker

August 23, 2024

Morton
3910 RCA Boulevard
Palm Beach Gardens, Fl. 33410

RE: Park West (North)

PCN 00-42-46-17-01-000-0690, 00-42-46-17-01-000-1020, 00-42-46-17-
02-000-0370
Service Availability Letter

Dear Ms. Velasco,

This is to confirm that the referenced property is located within Palm Beach
County Utility Department (PBCWUD) utility service area. Based on a
review of current PBCWUD infrastructure and existing customers within the
general vicinity of the referenced property, PBCWUD currently has the
capacity to provide the level of service required for the land use
amendment from Agricultural Reserve (AGR) to Commerce (CMR) on
approximately 50.99 acres.

The nearest point of connection is a 42" potable water main, a 16” sanitary
sewer force main and a 20” reclaimed water main located within Atlantic
Avenue adjacent to the subject properties.

Please note that this letter does not constitute a final commitment for
service until the final design has been approved by PBCWUD. In addition,
the addition of new developments/customers prior to service initiation to
the property may affect the available capacity. PBCWUD does not make
any representations as to the availability of capacity as of the future service
initiation date.

If you have any questions, please give me a call at (561)493-6116.

Sincerely,

Jackie Michels, P.E.
Project Manager

“An Equal Opportunity
Affirmative Action Employer"

printed on sustainable
and recycled paper
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Exhibit 7 
Disclosure of Ownership Interests 

 

PALM BEACH COUNTY - ZONING DIVISION FORM # 9

DISCLOSURE OF OWNERSHIP INTERESTS- PROPERTY

[TO BE COMPLETED AND EXECUTED BY THE PROPERTY OWNER(S) FOR EACH APPLICATION FOR
COMPREHENSIVE PLAN AMENDMENT OR DEVELOPMENT ORDER]

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

STATE OF FLORIDA
COUNTY OF PALM BEACH

BEFORE ME, the undersigned authority, this day personally appeared
Paul Okean hereinafter referred to as "Affiant," who

being by me first duly sworn, under oath, deposes and states as follows:

1. Affiant is the [ ] individual or M President [position •
e.g., president, partner, trustee] of Morningstar Nursery, Inc. [name
and type of entity e.g., ABC Corporation, XYZ Limited Partnership] that holds an
ownership interest in real property legally described on the attached Exhibit "A” (the
“Property"). The Property is the subject of an application for Comprehensive Plan
amendment or Development Order approval with Palm Beach County.

2. Affiant's address is: 505 South Flagler

Suite 1100

West Palm Beach, FL 33401

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

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

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

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

Disclosure of Beneficial Interest - Property form Page 1 of 4
Form It 9

Revised 12/27/2019
Web Format 2011



 

 
25-B FLUA Amendment Staff Report E - 33 Park West Commerce North (LGA 2025-010) 

 

PALM BEACH COUNTY - ZONING DIVISION FORM # 9

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

YETH NAUGHT.

aul Okean , Affiant
rint Affiant Name)

NOTARY PUBLIC INFORMATION: STATE OF FLORIDA
COUNTY OF PALM BEACH

to me or has produced

identification and did/dld nottZe an oath (circle correct response).

(name of person acknowledging). Hjj/she is personally known

(type Of identification) as

(Name - type, stamp or print clearly)

The foregoing instrument was acknowledged before me by means of [J^j physical presence or [ ]

online notarization, this day of , 20 by

(Signature)

My Commission Expires on: NOTARY'S SEAL OR STAMP

LAUREN L. MCCLELLAN
CommiaaionIHH 057806

* Expire* February 28. 2025

Disclosure of Beneficial Interest Property form
Form It 9

Page 2 of 4 Revised 12/27/2019
Web Format 2011
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PALM BEACH COUNTY - ZONING DIVISION FORM # 9

See following sheets.

EXHIBIT “A”

PROPERTY
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A PORTION OF TRACTS 69, 70, 71, 72, 89, 90, 91, 102, 103, 104, 121, 122 AND 123 IN BLOCK 17, "PALM
BEACH FARMS COMPANY PLAT NUMBER 1", ACCORDING TO THE PLAT THEREOF, AS
RECORDED IN PLAT BOOK 2 AT PAGES 26 THROUGH 28 OF THE PUBLIC RECORDS OF PALM
BEACH COUNTY, FLORIDA, INCLUDING PORTIONS OF "WEST HOMEWOOD TERRACE",
ACCORDING TO THE PLAT THEREOF, AS RECORDED IN PLAT BOOK 14 AT PAGE 66 OF SAID
PUBLIC RECORDS, ALL LYING IN SECTION 17, TOWNSHIP 46 SOUTH, RANGE 42 EAST, PALM
BEACH COUNTY, FLORIDA AND BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THE SOUTHEAST CORNER OF SAID SECTION 17; THENCE SOUTH 89°18'03"
WEST, ALONG THE SOUTH LINE OF SAID SECTION 17, A DISTANCE OF 1784.90 FEET; THENCE
NORTH 00°41'57" WEST, A DISTANCE OF 173.54 FEET TO THE POINT OF BEGINNING; THENCE
SOUTH 89°18'03" WEST, ALONG THE NORTH RIGHT OF WAY LINE OF ATLANTIC AVENUE, AS
DESCRIBED IN OFFICIAL RECORDS BOOK 20041 AT PAGE 1878 OF SAID PUBLIC RECORDS, A
DISTANCE OF 669.07 FEET; THENCE NORTH 01°07'28" WEST, ALONG A LINE 30.00 FEET EAST OF
AND PARALLEL WITH THE WEST LINE OF SAID TRACTS 121, 104, 89 AND 72, ALSO BEING THE
EAST RIGHT-OF-WAY LINE OF STARKEY ROAD, ACCORDING TO OFFICLAL RECORDS BOOK
4325 AT PAGE 1671 OF SAID PUBLIC RECORDS, A DISTANCE OF 2613.98 FEET; THENCE NORTH
89°00’39" EAST, ALONG A LINE 36.96 FEET SOUTH OF AND PARALLEL WITH THE NORTH LINE
OF SAID TRACT 72, A DISTANCE OF 311.08 FEET; THENCE SOUTH 01°07'55" EAST, ALONG THE
EAST LINE OF SAID TRACT 72, A DISTANCE OF 1.32 FEET; THENCE NORTH 89°00'39" EAST,
ALONG A LINE 38.28 FEET SOUTH OF AND PARALLEL WITH THE NORTH LINE OF SAID
TRACTS 69, 70 AND 71, A DISTANCE OF 947.13 FEET (THE LAST THREE DESCRIBED COURSES
BEING COINCIDENT WITH THE SOUTH LINE OF THE LAKE WORTH DRAINAGE DISTRICT L 33
CANAL, ACCORDING TO CHANCERY CASE 407, AS RECORDED IN OFFICIAL RECORDS BOOK
6495 AT PAGE 761 OF SAID PUBLIC RECORDS); THENCE SOUTH 01°23'56" EAST, A DISTANCE OF
47.66 FEET TO THE POINT OF CURVATURE OF A CIRCULAR CURVE TO THE RIGHT; THENCE
SOUTHERLY ALONG THE ARC OF SAID CURVE, HAVING A RADIUS OF 826.47 FEET AND A
CENTRAL ANGLE OF 40°00’00", A DISTANCE OF 576.99 FEET TO THE POINT OF TANGENCY;
THENCE SOUTH 38°36'04" WEST, A DISTANCE OF 325.92 FEET TO THE POINT OF CURVATURE
OF A CIRCULAR CURVE TO THE LEFT; THENCE SOUTHERLY ALONG THE ARC OF SAID
CUR^, HAVING A RADIUS OF 462.00 FEET AND A CENTRAL ANGLE OF 58°45'38", A DISTANCE
OF 473.81 FEET TO A POINT ON THE ARC OF A CIRCULAR CURVE TO THE LEFT, AT WHICH
THE RADIUS POINT BEARS SOUTH 75°19'36" EAST (THE LAST THREE DESCRIBED COURSES
BEING COINCIDENT WITH THE WEST LINE OF THE LAKE WORTH DRAINAGE DISTRICT E-2
CANAL, AS RECORDED IN OFFICIAL RECORDS BOOK 319 AT PAGE 275 OF SAID PUBLIC
RECORDS); THENCE SOUTHERLY ALONG THE ARC OF SAID CURVE, HAVING A RADIUS OF
2394.00 FEET AND A CENTRAL ANGLE OF 16°04'28", A DISTANCE OF 671.64 FEET TO THE POINT
OF TANGENCY; THENCE SOUTH 01°24'04" EAST, A DISTANCE OF 131.48 FEET; THENCE SOUTH
00°53'23" WEST, A DISTANCE OF 543.76 FEET TO THE POINT OF BEGINNING (THE LAST THREE
DESCRIBED COURSES BEING COINCIDENT WITH THE WEST LINE OF FLORIDA'S TURNPIKE,
AS RECORDED IN OFFICIAL RECORDS BOOK 20041 AT PAGE 1878 OF SAID PUBLIC RECORDS).

SAID LANDS SITUATE IN PALM BEACH COUNTY, FLORIDA, AND CONTAIN 50.999 ACRES, MORE
OR LESS.

FORMERLY KNOWN AS:

PARCEL A:

A PORTION OF TRACTS 69 THRU 72; 89 THRU 92; AND 101 THRU 104, IN SECTION 17, TOWNSHIP
46 SOUTH, RANGE 42 EAST, PALM BEACH FARMS COMPANY PLAT NO. 1, A SUBDIVISION IN
PALM BEACH COUNTY, FLORIDA, ACCORDING TO THE PLAT THEREOF RECORDED IN THE
OFFICE OF THE CLERK OF THE CIRCUIT COURT IN AND FOR PALM BEACH COUNTY,
FLORIDA, IN PLAT BOOK 2, PAGE 26; BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:
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BEGINNING AT THE POINT OF INTERSECTION OF THE SOUTH RIGHT-OF-WAY LINE OF THE
LAKE WORTH DRAINAGE DISTRICT CANAL L-33 AND A POINT 15.00 FEET EAST OF THE WEST
LINE OF SAID TRACT 72; THENCE N 89°30'37" E ALONG SAID SOUTH RIGHT-OF-WAY LINE, A
DISTANCE OF 1,255.32 FEET TO A POINT ON THE WESTERLY RIGHT-OF-WAY LINE OF THE
FLORIDA STATE TURNPIKE, AS DESCRIBED IN MINUTES OF CIRCUIT COURT BOOK 67, PAGE
482; THENCE S 00°58’24" E ALONG SAID WESTERLY RIGHT-OF-WAY LINE, A DISTANCE OF 27.86
FEET TO A POINT OF CURVE; THENCE SOUTHWESTERLY ALONG SAID WESTERLY RIGHT-OF-
WAY LINE, ALONG THE ARC OF A CIRCULAR CURVE TO THE RIGHT, HAVING A RADIUS OF
826.47 FEET, A CENTRAL ANGLE OF 40°00'00", AN ARC DISTANCE OF 576.98 FEET TO A POINT
OF TANGENCY; THENCE S 39°01'36" WEST ALONG SAID WESTERLY RIGHT-OF-WAY LINE A
DISTANCE OF 325.92 FEET TO A POINT OF CURVE; THENCE SOUTHERLY AND
SOUTHEASTERLY ALONG SAID WESTERLY RIGHT-OF-WAY LINE, ALONG THE ARC OF A
CIRCULAR CURVE TO THE LEFT, HAVING A RADIUS OF 462.00 FEET, A CENTRAL ANGLE OF
80°00'00", AN ARC DISTANCE OF 645.07 FEET TO A POINT OF TANGENCY; THENCE S 40°58'24" E
ALONG SAID WESTERLY RIGHT-OF-WAY LINE A DISTANCE OF 203.11 FEET; THENCE S
89°22'15" W A DISTANCE OF 992.39 FEET TO A POINT 15.00 FEET EAST OF THE WEST LINE OF
SAID TRACT 104; THENCE N 00°37'45" W ALONG A LINE 15.00 FEET EAST OF THE WEST LINES
OF SAID TRACTS 104, 89 AND 72, A DISTANCE OF 1,562.97 FEET TO THE POINT OF BEGINNING.

PARCEL B:

A PORTION OF TRACTS 101 THROUGH 104, AND 121 THROUGH 124, IN SECTION 17, TOWNSHIP
46 SOUTH, RANGE 42 EAST, PALM BEACH FARMS COMPANY PLAT NO. 1, A SUBDIVISION IN
PALM BEACH COUNTY, FLORIDA; ACCORDING TO THE PLAT THEREOF, RECORDED IN THE
OFFICE OF THE CLERK OF THE CIRCUIT COURT, IN AND FOR PALM BEACH COUNTY,
FLORIDA IN PLAT BOOK 2, PAGE 26; BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THE SOUTHWEST CORNER OF SAID TRACT 121; THENCE N 89°42'00" E
ALONG THE SOUTH LINE OF SAID TRACT 121, A DISTANCE OF 15.00 FEET TO THE POINT OF
BEGINNING OF THIS DESCRIPTION; THENCE CONTINUE N 89°42'00" EAST ALONG THE SOUTH
LINE OF SAID TRACTS 121 THROUGH 124, A DISTANCE OF 1271.82 FEET TO A POINT ON THE
WESTERLY RIGHT-OF-WAY LINE OF FLORIDA STATE TURNPIKE, AS DESCRIBED IN MINUTES
OF CIRCUIT COURT BOOK 67, PAGE 482; THENCE N 00°58'24" W ALONG SAID WESTERLY
RIGHT-OF-WAY LINE, A DISTANCE OF 559.30 FEET TO A POINT OF CURVE; THENCE
NORTHWESTERLY, ALONG THE ARC OF A CIRCULAR CURVE TO THE LEFT, HAVING A
RADIUS OF 826.47 FEET, A CENTRAL ANGLE OF 40°00'00", AN ARC DISTANCE OF 576.98 FEET TO
A POINT OF TANGENCY; THENCE N 40°58'24" W A DISTANCE OF 122.81 FEET; THENCE S
89°22'15" W A DISTANCE OF 992.39 FEET TO A POINT, 15.00 FEET EAST OF THE WEST LINE OF
SAID TRACT 104; THENCE S 00°37'45" E ALONG A LINE 15.00 FEET EAST OF THE WEST LINE OF
SAID TRACTS 104 AND 121, A DISTANCE OF 1175.66 FEET TO THE POINT OF BEGINNING.

LESS PARCEL DESCRIBED AS: BEGINNING AT A POINT 21.15 FEET WEST OF THE SOUTHEAST
CORNER OF TRACT 124 AS DIMINISHED BY EXISTING RIGHT OF WAY; GO WESTERLY ALONG
THE SOUTH LINE OF SAID TRACT FOR A DISTANCE OF 200 FEET; THENCE NORTHERLY AT A
90° ANGLE FOR A DISTANCE OF 559.30 FEET; THENCE GO EASTERLY AT A 90° ANGLE TO THE
WEST BOUNDARY LINE OF THE FLORIDA STATE TURNPIKE RIGHT OF WAY; THENCE GO IN A
SOUTHERLY DIRECTION ALONG THE WEST BOUNDARY LINE OF THE FLORIDA STATE
TURNPIKE RIGHT OF WAY TO THE POINT OF BEGINNING; SAID LANDS SITUATE, LYING AND
BEING IN PALM BEACH COUNTY, FLORIDA.

LESS AND EXCEPT THAT PORTION CONVEYED TO PALM BEACH COUNTY RECORDED IN O.R.
BOOK 4325, PAGE 1671, PUBLIC RECORDS OF PALM BEACH COUNTY, FLORIDA.

LESS AND EXCEPT:
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A PARCEL OF LAND PARTIALLY SHOWN ON SHEETS 2, 11, 12, 18 AND 19 OF THE RIGHT OF-
WAY MAP FOR S.R 806, SECTION NO. 93030 2510 BEING A PORTION OF TRACTS 91, 101, 102, 121,
122, 123 AND 124, PALM BEACH FARMS CO. PLAT NO. 1, ACCORDING TO THE PLAT THEREOF,
AS RECORDED IN PLAT BOOK 2, PAGE 26, OF THE PUBLIC RECORDS OF PALM BEACH
COUNTY, FLORIDA, TOGETHER WITH A PORTION OF LOTS 1 THROUGH 61, INCLUSIVE, OF
WEST HOMEWOOD TERRACE, ACCORDING TO THE PLAT THEREOF, AS RECORDED IN PLAT
BOOK 14, PAGE 66, OF THE PUBLIC RECORDS OF PALM BEACH COUNTY, FLORIDA, IN
SECTION 17, TOWNSHIP 46 SOUTH, RANGE 42 EAST, BEING MORE PARTICULARLY DESCRIBED
AS FOLLOWS:

COMMENCE AT THE SOUTHEAST CORNER OF THE SOUTHEAST QUARTER OF SAID SECTION
17; THENCE SOUTH 89°18'06" WEST ALONG THE SOUTH LINE OF THE SOUTHEAST QUARTER
OF SAID SECTION 17 A DISTANCE OF 1180.99 FEET TO THE EXTENDED WESTERLY RIGHT OF
WAY LINE OF LAKE WORTH DRAINAGE DISTRICT E 2 CANAL WEST; THENCE NORTH 01°24'01"
WEST ALONG SAID EXTENDED WESTERLY RIGHT-OF-WAY LINE A DISTANCE OF 30.00 FEET
TO THE POINT OF BEGINNING; THENCE SOUTH 89°18'06" WEST ALONG THE NORTH RIGHT-
OF-WAY LINE OF STATE ROAD 806 (ATLANTIC AVE.) AND THE SOUTH LINE OF TRACT 123 AND
124 OF SAID PALM BEACH FARMS CO. PLAT NO. 1, A DISTANCE OF 607.52 FEET; THENCE
DEPARTING SAID NORTH RIGHT-OF-WAY LINE, NORTH 00°53'26" EAST A DISTANCE OF 687.35
FEET; THENCE NORTH 01°24'01" WEST A DISTANCE OF 131.48 FEET TO A POINT OF
CURVATURE OF A CURVE TO THE RIGHT HAVING A RADIUS OF 2394.00 FEET AND A CENTRAL
ANGLE OF 16°04'29" (CHORD=NORTH 06°38’13" EAST, 669.45 FEET); THENCE NORTHERLY
ALONG THE ARC OF SAID CURVE A DISTANCE OF 671.62 FEET TO A POINT ON THE WESTERLY
RIGHT-OF-WAY LINE OF LAKE WORTH DRAINAGE DISTRICT E 2 CANAL WEST, SAID POINT
BEING ON A CURVE TO THE LEFT HAVING A RADIUS OF 462.00 FEET AND A CENTRAL ANGLE
OF 21°14'25" (CHORD =SOUTH 30°46'49" EAST, 170.29 FEET); THENCE SOUTHEASTERLY ALONG
THE ARC OF SAID CURVE AND SAID WESTERLY RIGHT-OF-WAY LINE, A DISTANCE OF 171.27
FEET TO A POINT OF TANGENCY; THENCE CONTINUING ALONG SAID WESTERLY RIGHT OF-
WAY LINE, SOUTH 41°24'02" EAST A DISTANCE OF 325.91 FEET TO A POINT OF CURVATURE OF
A CURVE TO THE RIGHT HAVING A RADIUS OF 826.47 FEET AND A CENTRAL ANGLE OF
40°00'00" (CHORD=SOUTH 21°24'01" EAST, 565.34 FEET); THENCE SOUTHERLY ALONG THE ARC
OF SAID CURVE A DISTANCE OF 576.98 FEET TO A POINT OF TANGENCY; THENCE
CONTINUING ALONG SAID WESTERLY RIGHT-OF-WAY LINE, SOUTH 01°24'01" EAST A
DISTANCE OF 559.30 FEET TO THE POINT OF BEGINNING.

TOGETHER WITH ALL RIGHTS OF INGRESS, EGRESS, LIGHT, AIR, AND VIEW BETWEEN THE
GRANTOR'S REMAINING PROPERTY AND ANY FACILITY CONSTRUCTED ON THE ABOVE
DESCRIBED PROPERTY.

AND

COMMENCE AT THE SOUTHEAST CORNER OF THE SOUTHEAST QUARTER OF SAID SECTION
17; THENCE SOUTH 89°18'06" WEST ALONG THE SOUTH LINE OF THE SOUTHEAST QUARTER
OF SAID SECTION 17 A DISTANCE OF 1180.99 FEET TO THE EXTENDED WESTERLY RIGHT OF
WAY LINE OF LAKE WORTH DRAINAGE DISTRICT CANAL E-2; THENCE NORTH 01°24'01"
WESTALONG SAID EXTENDED WESTERLY RIGHT-OF-WAY LINE A DISTANCE OF 30.00 FEET TO
THE NORTH RIGHT-OF-WAY LINE OF STATE ROAD 806 (ATLANTIC AVE.) AND THE SOUTH
LINE OF TRACT 123 AND 124 OF PALM BEACH FARMS CO. PLAT NO. 1; THENCE SOUTH
89°18'06" WEST ALONG SAID NORTH RIGHT-OF-WAY LINE OF STATE ROAD 806 (ATLANTIC
AVE.) AND THE SOUTH LINE OF TRACT 123 AND 124, A DISTANCE OF 607.52 FEET TO THE
POINT OF BEGINNING; THENCE CONTINUE SOUTH 89°18'06" WEST ALONG THE SAID NORTH
RIGHT-OF-WAY LINE AND THE SOUTH LINE OF SAID TRACT 121, 122 AND 123 A DISTANCE OF
664.30 FEET TO THE EAST LINE OF THE WEST 30 FEET OF SAID TRACT 121, PURSUANT TO
RIGHT-OF-WAY DEED FILED IN OFFICIAL RECORDS BOOK 4325, PAGE 1671 OF THE PUBLIC
RECORDS OF PALM BEACH COUNTY, FLORIDA, AS SHOWN ON THE SAID RIGHT-OF-WAY MAP
FOR S.R 806, SECTION NO. 93030-2510; THENCE NORTH 01°01'39" WEST ALONG SAID EAST LINE
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A DISTANCE OF 143.54; THENCE DEPARTING SAID EAST LINE NORTH 89°18'06" EAST A
DISTANCE OF 669.10 FEET; THENCE SOUTH 00°53'26" WEST A DISTANCE OF 143.60 FEET TO THE
POINT OF BEGINNING.
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PALM BEACH COUNTY - ZONING DIVISION FORM U 9

EXHIBIT “B"

DISCLOSURE OF OWNERSHIP INTERESTS - PROPERTY

Affiant must identify all entities and individuals owning five percent or more ownership
interest in the Property. Affiant must identify individual owners. For example, if Affiant is
an officer of a corporation or partnership that is wholly or partially owned by another
entity, such as a corporation, Affiant must identify the other entity, its address, and the
individual owners of the other entity. Disclosure does not apply to an individual’s or
entity’s interest in any entity registered with the Federal Securities Exchange
Commission or registered pursuant to Chapter 517, Florida Statutes, whose interest is
for sale to the general public.

Name Address
Paul Z. Okean 505 South Flagler, Suite 1100, West Palm Beach, FL 33401

Blane M. Okean 505 South Flagler, Suite 1100, West Palm Beach, FL 33401

Alexandra P. Okean 505 South Flagler, Suite 1100, West Palm Beach, FL 33401

Disclosure of Beneficial Interest - Properly form
Form # 9

Page 4 of 4 Revised 12/27/2019
Web Format 2011
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Exhibit 8 
Urban Sprawl Analysis 

 
 

Primary Indicators that an amendment does 
not discourage urban sprawl Staff Assessment Sprawl 

Indicated? 

Criteria Related to Land Use Patterns 
Promotes, allows or designates for development 
substantial areas of the jurisdiction to develop as 
low-intensity, low-density, or single-use 
development or uses. 

This amendment does not promote, allow or 
designate a substantial area of the County to 
develop as low-intensity, low-density, or 
single-use development or uses. 

No 

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

This amendment does not designate urban 
development emanating from existing urban 
development. The site is within a Limited Urban 
Service area where urban services are provided.  

No 

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

This amendment does not discourage or inhibit 
infill development or the redevelopment of 
existing neighborhoods and communities. 

No 

Fails to encourage functional mix of uses. This amendment will introduce additional light 
Industrial uses in an area with primarily 
Agricultural Reserve FLUs. 
 

No 

Results in poor accessibility among linked or 
related land uses. 

The proposed amendment would not result in 
poor accessibility among related land uses. 

No 

Results in the loss of significant amounts of 
functional open space. 

The proposed amendment on this site will not 
result in the loss of significant amounts of 
functional open space.  The site is currently a 
nursery. 

No 

Criteria related to sites located outside or at the edge of the Urban Service Area 
Promotes, allows, or designates significant 
amounts of urban development to occur in rural 
areas at substantial distances from existing urban 
areas while not using undeveloped lands that are 
available and suitable for development 

The site is located within in the Agricultural 
Reserve, a Limited Urban Service Area (LUSA) 
which allows for a mix of urban and rural levels 
of service, and therefore, does not promote, 
allow, or designate a significant amount of urban 
development to occur in rural areas at substantial 
distances from existing urban areas.    

No 

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

The property does not contain any 
environmentally sensitive areas.  The site is not 
within a Wellfield Protection Area. 

No 

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

The proposed amendment may result in 
compatibility concerns with adjacent agriculture.  
However with adequate buffering through the 
zoning process, significant adverse impact could 
be addressed. Therefore the proposed 
amendment does not fail to adequately protect 
adjacent agricultural areas. 

No 
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Primary Indicators that an amendment does 
not discourage urban sprawl Staff Assessment Sprawl 

Indicated? 
Fails to provide a clear separation between rural 
and urban uses. 

The AGR Tier is intended to support and 
preserve agricultural while allowing low density 
development and limited commercial 
development.  Institutional uses are restricted 
from locating west of State Road 7. The 
Agricultural Preserve provisions therefore allow 
for a mix of uses to support the allowed 
residential, commercial, and other non-
residential development. 

No 

Criteria Related to Public Facilities 
Fails to maximize use of existing public facilities 
and services. 

Public facilities and services will be provided and 
water and wastewater lines are currently 
available along Atlantic Avenue adjacent to the 
subject site. 

No 

Fails to maximize use of future public facilities and 
services. 

The AGR LUSA allows for a mix of urban and 
rural levels of service.  The subject site would 
maximize the use of future public facilities 
available in the area and are going to connect to 
water and sewer service.   

No 

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

The site is within the AGR LUSA, allows for urban 
levels of service to serve development.  There 
are no adverse impacts to public facilities and 
services as indicated by service providers 
through department review. 

No 

Overall Assessment: As demonstrated above, the proposed amendment does not meet any of the indicators of 
urban sprawl, and would not contribute to urban sprawl in the county. 
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Exhibit 9 
 Industrial and Commerce Amendment History 

 
Since the adoption of the Master Plan implementing polices in 2001 and the Commerce future 
land use in 2022, the County has processed several privately proposed future land use 
amendments for industrial type future land use designations, including the subject request, as 
summarized below: 
 
Requests for Industrial or Economic Development Center Future Land Use 
 

 Homrich Commercial (LGA 2016-019).  In 2016, the BCC adopted an amendment to the 
Future Land Use Atlas on a 13.44 acre site with Agricultural Reserve (AGR) future land 
use to Commercial Low  with an underlying Industrial (CL/IND). The site is located north 
of Boynton Beach Boulevard, west of State Road 7 (US HWY. 441). A voluntary condition 
of approval limited development of the site to a maximum of 29,400 square feet of 
commercial and 197,100 square feet of light industrial uses. Staff recommendation for 
denial was based in part on a lack of a comprehensive analysis and policy direction 
considering appropriate locations, uses, extent, and intensity established for new 
industrial uses in the Tier. At the January 15, 2016 public hearing, the Planning 
Commission recommended approval of the FLUA in a 7 to 5 vote. 

 
 West Atlantic Industrial (LGA 2017-017).  In 2017, the BCC denied an amendment to 

the Future Land Use Atlas on a 2.51 acres parcel from AGR future land use to IND/AGR.  
The site is located on the south side of Atlantic Avenue, approximately 1,100 feet west of 
Lyons Road in order to develop up to 47,000 square feet of industrial use. Staff 
recommended denial due to lack of policy direction for new industrial requests in the Tier 
and since the establishment of industrial uses mid-block on a small, isolated parcel would 
not be compatible with surrounding agricultural uses. At the June 16, 2017 public hearing, 
the Planning Commission recommended denial in a 10 to 1 vote.  The amendment was 
denied by the BCC at the July 26, 2017 Transmittal Hearing. 

 
 Boynton Technology Park Text (2020).  This privately proposed text amendment for 

initiation was requesting to allow the Economic Development Center (EDC) future land 
use in the Tier as a multiple use commercial, industrial and residential Planned Industrial 
Park Development (PIPD), increase the commercial cap and to allow for 3 units per acre 
with no preserve requirement and including a workforce housing requirement.  The 140 
acre site is located on the north and south sides of Boynton Beach Boulevard, adjacent to 
the Florida’s Turnpike. Which also proposed a FLU Amendment to change the Ag Reserve 
(AGR) future land use designation to Economic Development Center with an underlying 3 
units per acre (EDC/3). The 140 acre site is located on the north and south sides of 
Boynton Beach Boulevard, west of the Florida Turnpike. The site is proposed to include 
185,000 square feet of commercial, a 140 room hotel commercial, industrial, and 
residential pods with the 420 units clustered. At the June 12, 2020 public hearing, the 
Planning Commission recommended denial of initiation in an 11 to 2 vote.  The text 
initiation was withdrawn by the applicant prior to the June 29, 2020 BCC Transmittal 
Hearing. 

 
 Boynton Parc Plaza Text (2021):  This privately proposed text amendment for initiation 

was requesting to allow the Multiple Land Use future land use designation with Industrial 
and High Residential, 8 units per acre (MLU, IND/8) in the Tier; provide exemption from 
preserve requirements; add policy language for a Workplace, Employment & Economic 
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Development in the Tier; and, add a requirement for workforce housing.  The associated 
FLUA requested to change the future land use from Agricultural Reserve (AGR) to Multiple 
Land Use with underlying Industrial and High Residential, 8 units per acre (MLU, IND/8).  
The 47.21-acre site is located on the north side of Boynton Beach Boulevard, west of 
Florida’s Turnpike. At the April 9, 2021 public hearing, the Planning Commission 
recommended denial of initiation in a 13 to 0 vote. The application was withdrawn by the 
applicant prior to the May 5, 2021 BCC Transmittal Hearing. 

 
 Star Key Industrial (LGA 2021-015).  This privately proposed future land use amendment 

was withdrawn by the applicant on September 30, 2021 prior to scheduling of a Planning 
Commission hearing. The applicant proposed to change the future land use designation 
for 50.99 acres of land to change from the AGR future land use designation to IND/AGR 
in order to develop industrial uses, with a maximum potential of 999,506 square feet (0.45 
FAR).  The site is located on the north side of Atlantic Avenue, between Starkey Road and 
the Florida’s Turnpike.  
 

 Sunflower Light Industrial (LGA 2021-016). The application proposed a future land use 
amendment for 8.19 acres of land from the AGR future land use designation to IND/AGR 
in order to develop industrial uses, with a maximum potential of 0.45 floor area ratio 
(160,540 square feet). The site is located on the west side of State Road 7, approximately 
a quarter mile south of Atlantic Avenue. At the April 23, 2021 public hearing, the Planning 
Commission recommended denial in a 6 to 6 vote. The Board adopted the amendment on 
July 28, 2021 with conditions of approval limiting the site to: 

o Uses shall exclude heavy industrial uses which engage in the basic processing, 
manufacturing, or storage of flammable, hazardous, or explosive materials or 
products, or processes which potentially involve hazardous or commonly 
recognized offensive conditions as described in Future Land Use Element Policy 
2.2.4-d of the Palm Beach County Comprehensive Plan; and 

o Uses identified as Commercial in Article 4 of the Unified Land Development Code 
are prohibited on the site, with the exception of Landscape Service, Self-Service 
Storage, and accessory uses. 
 

 Las Farms (LGA 2022-001). On February 2, 2022, the BCC adopted a future land use 
amendment request for 6.95 acres of land from the AGR future land use designation to 
IND/AGR in order to develop industrial uses, with a maximum potential of 136,234 square 
feet (0.45 FAR). The site is located on the west side of State Road 7, approximately one 
half mile north of Boynton Beach Boulevard. The amendment was adopted with the same 
conditions of approval as the Sunflower Light Industrial amendment. At the October 1, 
2021 public hearing, the Planning Commission recommended approval in a 9 to 4 vote.  
At the November 3, 2021 BCC Transmittal public meeting, the board transmitted the 
amendment. At the February 2, 2023 BCC public hearing, the Board adopted the 
amendment in a 7 to 0 vote. 
 

 West Atlantic Industrial Fina (LGA 2022-018).  The application proposed a future land 
use amendment for 10.11 acres of land from the AGR future land use designation to 
IND/AGR in order to develop industrial uses, with a maximum potential of 198,176 square 
feet (0.45 FAR).  The site is located on the north side of Atlantic Avenue, approximately 
one half mile west of State Road 7.  The amendment proposed the same conditions of 
approval as the Sunflower Light Industrial and Las Farms amendments. At the April 8, 
2022 public hearing, the Planning Commission recommended denial in an 8 to 1 vote.  On 
May 4, 2022, the BCC denied transmittal of the amendment. 
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Requests for Commerce Future Land Use (see Exhibit 10 for map) 
 

 Boynton Land Commerce (LGA 2023-001). The application proposed a future land use 
amendment on 15 acres of land from AGR to CMR/AGR in order to develop light industrial 
uses, with a maximum potential of 294,030 square feet (0.45 floor area ratio).  The site is 
located on the west side of State Road 7, approximately 1.25 miles south of Hypoluxo 
Road.  The Planning Commission recommended denial in a 10 to 0 vote at the October 
14, 2022 Planning Commission Hearing. At the November 28, 2022 BCC Transmittal 
public hearing, the Board denied transmittal of the amendment in a 4 to 3 vote.  
 

 Morin/Connolly Commerce (LGA 2023-002). The application proposed a future land use 
amendment on 3.41 acres of land from AGR to CMR/AGR in order to develop light 
industrial uses, with a maximum potential of 66,843 square feet (0.45 floor area ratio).  
The site is located on the west side of State Road 7, approximately 0.20 miles north of 
Boynton Beach Boulevard.  The Planning Commission recommended approval with 
modifications (limiting site to 30,000 square feet) with a vote of 9 to 0 at the October 14, 
2022 public hearing.  At the November 28, 2022 BCC Transmittal public hearing, the Board 
transmitted the amendment in a 7 to 0 vote. At the March 23, 2023 BCC zoning public 
hearing, the Board adopted the amendment in a 6 to 1 vote. 
 

 BC Commerce Center (LGA 2023-003).  The application proposed a future land use 
amendment on 42.71 acres of land from AGR to CMR/AGR in order to develop light 
industrial uses, with a maximum potential of 925,410 square feet (0.45 floor area ratio).  
The site is located on the north side of Boynton Beach Boulevard, between Acme Dairy 
Road and the Florida’s Turnpike. The Planning Commission recommended approval with 
modifications (limiting site to 0.35 floor area ratio) with a vote of 9 to 0 at the January 13, 
2023 public hearing.  The BCC transmitted this amendment on February 1, 2023 with a 
condition limiting the site to 719,764 square feet (0.35 floor area ratio). At the August 24, 
2023 BCC Zoning public hearing, the Board adopted the amendment in a 7 to 0 vote. 
 

 EJKJ Industrial (LGA 2023-004). The application proposed a future land use amendment 
on 7.93 acres of land from AGR to CMR/AGR in order to develop light industrial uses, with 
a maximum potential of 155,444 square feet (0.45 floor area ratio).  The site is located on 
the west side of State Road 7, approximately 0.15 miles south of Atlantic Avenue. The 
Planning Commission recommended approval with modifications with a vote of 8 to 2 at 
the October 14, 2022 Planning Commission Hearing. At the November 28, 2022 BCC 
Transmittal public hearing, the Board transmitted the amendment in a 7 to 0 vote.  At the 
August 24, 2023 BCC Zoning public hearing, the Board adopted the amendment in a 6 to 
1 vote. 
 

 SR 7 Business Plaza (LGA 2023-006).  The application proposed a future land use 
amendment on 40 acres of land from AGR to CMR/AGR in order to develop light industrial 
uses, with a maximum potential of 784,080 square feet (0.45 floor area ratio).  The site is 
located on the north side of Happy Hollow Road, fronting State Road 7, approximately 0.3 
miles west of Smith Sundy Road.  The Planning Commission recommended approval with 
conditions with a vote of 7 to 3 at the November 4, 2022 Planning Commission Hearing. 
At the November 28, 2022 BCC Transmittal public hearing, the Board transmitted the 
amendment in a 6 to 1 vote. At the May 25, 2023 BCC Zoning public hearing, the Board 
adopted the amendment in a 6 to 1 vote with a condition limiting the site to 700,000 square 
feet of warehouse and 63,000 square feet of general office. 
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 LTG Sports Turf (LGA 2023-007). The application proposed a future land use 

amendment on 40 acres of land from AGR to CMR/AGR in order to develop light industrial 
uses, with a maximum potential of 98,280 square feet (0.45 floor area ratio).  The site is 
located on the north side of 100th Street S (Boynton Beach Boulevard), approximately 0.13 
miles west of State Road 7. The Planning Commission recommended approval with 
modifications consisted of an additional condition of approval to limit uses allowed under 
the proposed Commerce future land use designation to 30,000 square feet, with a vote of 
9 to 1 at the October 14, 2022 Planning Commission Hearing. At the November 28, 2022 
BCC Transmittal public hearing, the Board transmitted the amendment in a 7 to 0 vote. At 
the March 23, 2023 BCC zoning public hearing, the Board adopted the amendment in a 6 
to 1 vote. 

 
 Bedner’s Market (LGA 2024-003) and Text. This privately proposed future land 

amendment requested to change the future land use designation from Agricultural 
Reserve (AGR) to Commerce with an underlying Agricultural Reserve (CMR/AGR) in 
order to develop light industrial uses with up to 213,444 square feet (0.35 FAR) of 
warehouse office uses on two sites located west of State Road 7 on the north and south 
sides of Lee Road. This amendment also requested a text amendment to revise the 
Comprehensive Plan to define Agriculture Marketplace and allow the use within the 
preserve area of an AGR-MUPD for Agriculture Marketplaces approved prior to May 31, 
2013.  The planning commission recommended denial with a vote of 7 to 4 vote at the 
October 13, 2023. At the August 22, 2024 BCC public hearing, the Board adopted the 
amendment in a 5 to 1 vote. 

 
 Olympus MUPD f.k.a Gold Coast Logistics (LGA 2024-04) and Text. In 2023, the 

applicant submitted a privately proposed text amendment requesting to revise a Future 
Land Use Element policy 1.5-v to allow sites north of La Reina Road (instead of Rio 
Grande Avenue) on State Road 7 in the Agricultural Reserve Tier to be eligible for the 
Commerce future land use designation. The text amendment was initiated by the Board 
of County Commissioners on May 3, 2023.  Subsequently, the property owner submitted 
a FLUA amendment request for a change from AGR to CMR/AGR in order to develop light 
industrial uses, with a maximum potential of 96,507 square feet (0.35 FAR).  The Planning 
Commission recommended denial of the FLUA and text amendment with a vote of 12 to 
0 at the September 8, 2023 hearing. The applicant ultimately withdrew the request at the 
November 1, 2023 BCC Transmittal Hearing.  
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Zoning Application Site Plan (2/19/25) 
Exhibit 11 
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Exhibit 12 
Preserve Environmental Statement 

 

EW Consultants, Inc.
Natural resource Management, Wetland, andEnvironmentalpermitting services

March 20, 2025

Subject: Park West Commerce North; Control No. 1985-50131
NE Corner of Atlantic Avenue & Starkey Road
Palm Beach County, FL

To Whom it May Concern:

The subject project site contains approximately 50.39 acres located at the NE comer of Atlantic Avenue
and Starkey Road, in unincorporated Palm Beach County. The proposed project includes
several warehouse and commerce buildings and associated infrastructure including parking,
utilities, landscaping and a 13.76-acre Preserve/Water Management Tract that will improve water
quality and enhance natural habitat.

The applicant proposes to incorporate wetland and littoral areas within the Preserve Tract. The wetland
and littoral areas will include both forested and herbaceous habitats and will be contoured and graded to
appropriate elevations based on surrounding water table and control elevations to support these wetland
habitats.

These habitats will be ideal for attracting wildlife and providing foraging opportunities for a variety of
wading birds including several listed species such as the wood stork, little blue heron, tri-colored heron,
and roseate spoonbill.

In addition to creating wildlife habitat, the Preserve Tract will naturally treat and improve the water
quality by removing impurities prior to discharge off-site. The retention area will also serve as a storage
area, providing flood control for the site and proposed project.

Sincerely,

EW Consultants, Inc.

Environmental Project Manager

258 1 Metrocentre Blvd, Suite 1 •West Palm beach, FL 33407 •561-29 1-7950 phone

WWW.EWCONSULTANTS.COM
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Exhibit 13 
Correspondence 

 
Correspondence Provided at the April 11, 2025 PLC Hearing 

 

w
Hartsell|Ozery PA

61 N.E. 1st Street, Suite C
Pompano Beach, Florida 33060

(954) 778-1052
www.HartsellOzery.com

April 10, 2025

Planning Commission
Palm Beach County, Florida
2300 N Jog Road
West Palm Beach, FL 33411-2741

Submitted Via Email'.

SGregorl@pbc.gov; PZB-PlanPOC@PBC.gov; JGagnon@pbc.gov;

Re: April 11, 2025, Planning Commission; Public Comments Agenda Item III. A.3, A.4

Dear Planning Commissioners:

On behalf of our Client, 1000 Friends of Florida, a Florida non-profit corporation (“1000
Friends”), please kindly accept these comments to the Planning Commission and include them in
the public record for the upcoming April 11, 2025, meeting regarding the following Agenda Items:
III.A.3 Park West Commerce North (“Park West North”) and III.A.4 Park West Commerce South
(“Park West South”) Text initiation. 1000 Friends respectfully requests that the Planning
Commission recommend a denial of these proposed amendments to the County Commissioners.

1000 Friends is a statewide 501(c)(3) smart growth advocacy nonprofit organization with
a substantial number of members that live and work in Palm Beach County (“County”). Its
members advocate for preservation of agricultural resources that are a much-needed buffer for the
environmental vitality of the Ag Reserve and preservation of the rural character of the residential
communities without encroachment of high-density uses, such as industrial. 1000 Friends has been
actively following and participating in County-wide planning for decades and engaged in planning
the Agricultural Reserve (“Ag Reserve”) since its inception. 1000 Friends has consistently
provided planning expertise and local knowledge to the Commission on many occasions regarding
the Ag Reserve, and will continue to do so.

All members of 1000 Friends residing within the County are afforded the protections of
the County Comprehensive Plan and will be directly affected by any amendments passed altering
the Agricultural Reserve Tier.
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The Agricultural Reserve Tier Must Remain Preserved
The purpose of the Agricultural Reserve is to preserve unique farmland and wetlands in

order to enhance agricultural activity, environmental and water resources, and open space within
the Tier, by limiting uses to agriculture, conservation, low density residential development, and
non-residential uses which serve the needs of farmworkers and residents of the Agricultural
Reserve Tier. See Objective 1.5.

The Ag Reserve provides great benefits to Palm Beach County by (1) buffering detrimental
impacts from development on water quality, (2) improving flood control, (3) engaging in highly
beneficial carbon sequestration that reduces air pollution and mitigates climate change, (4)
providing wildlife habitat for native flora and fauna, as well as threatened and endangered species,
and a safe haven for transient and migratory wildlife and (5) providing equestrian recreational
opportunities for the residents of the Urban Suburban Tier who otherwise could not maintain
appropriate facilities in those densely populated areas.

Most importantly, the Ag Reserve is situated just east of the Arthur R. Marshall
Loxahatchee National Wildlife Refuge (“Loxahatchee Refuge”), which supports more than 100
jobs, provides the County with nearly $2 million in sales tax revenue, and spans 145,189 acres of
the northern Everglades and cypress swamp. The ecological and economic benefits of the Refuge
are well understood by the County Planning Staff.

It is undisputed that Palm Beach County will experience an increase in population and
demand for development. However, smart and sustainable land development practices, such as
those already enshrined in the Comprehensive Plan, will ensure that growth does not mean the
upheaval of the Ag Reserve Tier.

It must be understood that while the small land-use changes may seem minor to resolve
immediate issues, these changes can result in a cumulative impact that will shape the future
landscape of Florida. Remaining steadfast in growth management guided by these principles is of
the utmost importance in protecting the original intent of Ag Reserve. The Planning Commission
must “Stick with the Plan” as currently delineated in the Comprehensive Plan for the Ag Reserve
Tier and refrain from yielding to requests for increased intensities.

III. A. 3, A. 4
Privately Proposed Text Amendment

The proposed amendments are a combined 923,755 square feet of space being proposed
for light industrial uses right on Atlantic Avenue just west of Florida’s Turnpike. The applicant is
requesting an amendment to change the fundamental Future Land Use Element (FLUE) policies
protecting the Ag Reserve to change the underlying Agricultural Reserve (CMR/AGR) zoning to
Multiple Use Planned Development (MUPD).

The approval, sought by the Applicant, violates Florida law and fails to provide for the
compatibility of adjacent land uses. Fla. Sta. §163.3177(6)(a)3 (2024). The site currently supports
agricultural operations and is directly adjacent to, and within the proximity of, additional
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agricultural uses, like Irish Acres on Starkey Road. The intrusion of an industrial land use would
introduce an intensity that is out of balance and character with the surrounding area, west of the
Turnpike. A preserve area for water drainage does not negate the impact of the design, scale and
inconsistent characteristics of this application with the surrounding agricultural uses. Light
Industrial is simply not compatible with residential or agricultural. The proposed amendments
would breach the barrier that the Florida Turnpike has provided to prevent commercial and other
various intense uses from eviscerating the Ag Reserve.

The proposed amendments do not provide how they will preserve and enhance agricultural
activities, environmental and water resources, and open spaces within the Ag. Reserve. No
additional commercial or light industrial uses should be allowed within the Ag. Reserve. The
continued segmentation and conversion of agricultural lands into high density residential
communities, high intensity industrial and commercial complexes defies the purpose of the Ag
Reserve by converting it into a suburban ambiance to the detriment of the rural character that the
Comprehensive Plan is meant to protect. Simply stated, the death of the Ag Reserve by a thousand
cuts must cease. To allow for the continued increase of density and intensity beyond the original
intention of the Comprehensive Plan would nullify the very spirit of the Ag Reserve and would
mutate the environmentally sensitive and rural lands into an urbanized area indistinguishable from
the rest of Palm Beach County.

The Planning Commission should deny the Park West North and the Park West Commerce
South amendments as they do not adhere to the Objective 1.5 of the Comprehensive Plan: to
preserve and enhance agricultural activity and our natural resources. If there was an activity or
business that would enhance the Ag Reserve, it would have already been granted by its underlying
agricultural zoning designation rather than seeking a comprehensive plan amendment from the
Palm Beach County Board of County Commissioners.

The Ag Reserve Tier has achieved the preservation of acreage that would otherwise have been
overdeveloped, with the recreational and environmental benefits forever lost. There is no
expiration of the Ag Reserve once it is “built out.” There is still a need to maintain the integrity of
the Tier to ensure that all that has been preserved is not degraded by increased densities and
intensities of uses inappropriate for this unique agricultural area endowed with recreational,
environmental and water resources, and open spaces to act as a rural “safe haven” and
environmental buffer from the urban and suburban tiers.

Developers should not look to the Ag Reserve for exemptions from the fundamental preserve,
density, and intensity requirements unique to this Tier. “Balanced growth” does not mandate that
the guiding policies and objectives of the Comprehensive Plan be displaced; rather, smarter and
more sustainable development must be achieved in conformity with the regulations already set
forth to protect the Ag Reserve Tier.

1000 Friends of Florida respectfully requests that the Planning Commission issue a
recommendation to the County Commissioners to deny the Park West North application as well
as the Park West South applications and deny any proposal of light industrial parks, especially
until we see the impacts of a significant and already approved project.

Thank you for your time and consideration of these comments.
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Respectfully,

/s/ Jordan Snyder
Jordan K. Snyder, Esq.
Hartsell Ozery, P.A.
Fla. Bar. No. 1020263
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Hartsell |Ozery PA
Attorneys at Law

61 N.E. 1st Street, Suite C
Pompano Beach, Florida 33060

(954) 778-1052
www.HartsellOzery.com

April 10, 2025

Planning Commission
Palm Beach County, Florida
2300 N Jog Road
West Palm Beach, FL 33411-2741

Submitted Via Email:

SGregorl@pbc.gov; PZB-PlanPOC@PBC.gov; JGagnon@pbcgov.org;

Re: April 11, 2025, Planning Commission; Public Comments Agenda Item III. A.3, A.4

Dear Planning Commissioners:

On behalf of our client, Irish Acres of Florida LLC (“Irish Acres”), please kindly accept
these comments to the Planning Commission and include them in the public record for the
upcoming April 11, 2025, meeting regarding the following Agenda Items: III. A.3 Park West
Commerce North (“Park West North”) and III. A.4 Park West Commerce South (“Park West
South”) Text initiations.

Irish Acres respectfully requests that the Planning Commission recommend a denial for
both Park West North and Park West South amendments to the Palm Beach County Board of
County Commissioners as the amendments will have dramatic increases in intensity within the
area, which would cause negative impacts on traffic and fire-rescue response times. Additionally,
the Applicant has not provided how these proposed amendments will enhance agricultural
activities within the Agricultural Reserve.

Irish Acres is located at 14375 Starkey Road, unincorporated Delray Beach, Florida within
Palm Beach County’s Agricultural Reserve (“Ag Reserve”). Irish Acres is a 60-Acre premier
horse boarding farm and stables located adjacent to the proposed Park West North development
site. Irish Acres is depicted on Page 4 of the County Planning Staff Report as the property
immediately north of 145th Street and west of Starkey Road. Irish Acres has invested a considerable
amount of resources in creating a state of the art horse boarding and riding facility, which includes
newly refurbished barns, trails, pasture, stalls, grass track, dressage area, jumps, and event spaces.
The extensive trail system for Irish Acres includes onsite, as well as, off property riding, including
along Starkey Road, where the above reference project seeks to be developed. Irish Acres is a
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family owned and operated enterprise with investment backed expectations based upon the
protections found within the County’s Comprehensive Plan and ULDC, including to “preserve”
the rural lifestyle, its business, and the safety of its riders. The proposed changes to the County’s
Comprehensive Plan or ULDC will significantly and adversely affect Irish Acres, increasing
intensities on proposed parcels.

Irish Acres www.irishacresfl.com

The Agricultural Reserve Tier Must Remain Preserved

Palm Beach County, supported by its residents, has carved out a unique tier unlike any
other in South Florida, in creating the Ag Reserve, which has development regulations set in place
in order to preserve agricultural lands, environmental and water resources, and open space for the
immediate benefit of the County and for future generations to come, by “limiting uses to
agriculture and conservation with residential development restricted to low densities and non-
residential development limited to uses serving the needs of farmworkers and residents of the
Tier.” Objective 1.5 FLUE.

However, time and time again this Commission has been presented with requests from
developers and landowners to grant exceptions and alterations to these specific regulations without
consideration of the environmental consequences of expanding density and intensity beyond those
anticipated in the creation of this Tier. Such proposals, like the one before the Commission seeks
fundamental departures from the long-standing principles set out in the Comprehensive Plan for
the preservation of the Ag Reserve. The law is clear that a comprehensive plan is to act as “a
constitution for all future development,” Machado v. Musgrove, 519 So.2d 629, 631 (Fla. 3d DCA
1987), and is to be enforced by citizens and not the State. Pinecrest Lakes, Inc. v. Shidel, 795 So.
2d 191, 199 (Fla. 4th DCA 2001).

The County and this Commission have the sacred duty and responsibility to safeguard the
Ag Reserve, and the benefits inured to the County residents as a whole, rather than any obligation
that this Commission may feel to fulfill the requests of any one individual landowner or developer
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that seeks to modify the founding principles for their own commercial gain. Despite the
“justifications” of applicants, sustainable growth within the Ag Reserve does not necessitate
modifying the Comprehensive Plan to accommodate additional densities and intensities wholly
inappropriate for this subject property. The founding principles of the Ag Reserve, and the
associated bond paid for by the residents of the County to secure the preservation lands, require an
unwavering dedication to the purpose and intent of this unique Tier.

The Ag Reserve provides great benefits to Palm Beach County by (1) buffering detrimental
impacts from development on water quality, (2) improving flood control, (3) engaging in highly
beneficial carbon sequestration that reduces air pollution and mitigates climate change, (4)
providing wildlife habitat for native flora and fauna, as well as threatened and endangered species,
and a safe haven for transient and migratory wildlife and (5) providing equestrian recreational
opportunities for the residents of the Urban Suburban Tier who otherwise could not maintain
appropriate facilities in those densely populated areas.

Most importantly, the Ag Reserve is situated just east of the Arthur R. Marshall
Loxahatchee National Wildlife Refuge ("Loxahatchee Refuge”), which supports more than 100
jobs, provides the County with nearly $2 million in sales tax revenue, and spans 145,189 acres of
the northern Everglades and cypress swamp. The ecological and economic benefits of the Refuge
are well understood by the County Planning Staff, as well as resident of the County.

This Commission in the past has taken these concerns to heart and recommended denial of
applications that would undermine the purpose of preserving the Ag Reserve, by amending them
right out of the Comprehensive Plan. We urge you to remain steadfast on these principles and deny
the application discussed in greater detail herein.

III. A. 3
Privately Proposed Text Amendment

The property at issue is located on Starkey Road and Atlantic Avenue just west of Florida’s
Turnpike on approximately 60-Acres. The applicant is requesting an amendment to change the
fundamental Future Land Use Element (FLUE) policies protecting the Ag Reserve to change the
underlying Agricultural Reserve (CMR/AGR) zoning to Multiple Use Planned Development
(MUPD) in order to allow up to 777,394 square feet (0.35 FAR) for light industrial use. Applicant
is proposing to build 150,000 square feet of self-storage, a 30,400 square feet fitness center, 15,000
square feet of manufacturing and processing with a 6,000 square feet taproom, and 522,957 square
feet of warehouse space with 40,189 square feet of accessory office.

Staff provides that the CMR FLU designation would “afford[] opportunities for low-trip
generating light industrial and/or employment uses, balancing the overarching objectives of the
[Ag Reserve] while responding to increased residential growth and the corresponding needs of
support services.” Future Land Use Atlas Amendment Staff Report Amendment Round 25-B (Staff
Report), pg. 10. Staff goes on to recommend that this amendment be approved under the condition
to limit the development of the site based on a maximum number of generated trips. Id. However,
even the Applicant has provided that the site is “located at a major transportation node (Atlantic
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& Florida Turnpike). Atlantic Avenue is currently developed with a mix of industrial, commercial,
residential and agricultural uses.” Staff Report at E-12. This will have a drastic impact on the local
area as well as an overload to the Ag Reserve, its rural characteristics, and way of life, agricultural
uses, and roadways.

Further, the approval, sought by the Applicant, violates Florida law and fails to provide for
the compatibility of adjacent land uses. Fla. Sta. §163.3177(6)(a)3 (2024). The site currently
supports agricultural operations and is directly adjacent to, and within the proximity of, additional
agricultural uses, like Irish Acres on Starkey Road. The intrusion of an industrial land use would
introduce an intensity that is out of balance and character with the surrounding area, west of the
Turnpike. A preserve area for water drainage does not negate the impact of the design, scale and
inconsistent characteristics of this application with the surrounding agricultural uses. Light
Industrial is simply not compatible with residential nor agricultural. This proposed amendment
would breach the barrier that the Florida Turnpike has provided, to prevent commerical and other
various intense uses from eviscerating the Ag Reserve.

Staff provides that “[t]he site is located along an urban principal arterial roadway and in
close proximity to existing nonresidential uses . . .” in order to conclude that the proposed
amendment would be consistent with the Agricultural Reserve Tier, Objective 1.5, however this
is an over simplified statement of what is already occurring within the area for the following
reasons:

First, recently the Palm Beach County Board of County Commissioners recently approved
the construction of a new 40-acre industrial park on Happy Hallow Road, the BBX Logistics Park
at Delray, less than three (3) miles from Park West North. This proposed site has an initial phase
of constructing a 200,000 square foot building (with two additional buildings to follow) as well as
a 50,000 square foot office space. This project was approved in an area completely surrounded by
agricultural uses. The BBX Logistics Park should provide more than enough light industrial uses
to serve the Ag Reserve, if not at least be a litmus test upon complete completion. Furthermore,
Staff should assess i) what the likelihood increase in traffic from employees, customers, and
vendors of the BBX Logistics Park At Dekay would impose on Atlantic Avenue by the Turnpike;
and ii) with the approval of such a large light industrial area, whether this proposed amendment is
necessary at this point and thus in the best interest of the Ag. Reserve.

Second, the current traffic impact at the intersection of Atlantic Avenue and the Florida
Turnpike is normally congested, and with the introduction of the BBX Logistics Park, this new
proposed amendment would increase traffic exponentially. Staff assessed the traffic as it currently
stands, however by the time this proposed amendment would come to fruition, the construction
BBX Logistics Park along with other proposed amendments will be finalized and the traffic will
be drastically further increased. Additionally, the unique nature of the Ag Reserve; including its
rural character with a majority of rural roads, use of slow-moving tractors, farm equipment, and
equestrian activities, requires a deviation from the traditional traffic study methods. The proposed
amendment would drastically increase the intensity of use in the area, ultimately generating
additional traffic on the surrounding roadways, and causing them to fail to operate at their adopted
and required level of service.
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Furthermore, Staffs only recommended condition related to the Long-Range Traffic -
Policy 3.5-d to limit the amount of net daily trips, but again this is oversimplified. The Applicant’s
proposed 15,000 square feet of manufacturing and processing, as well as 533,957 square feet of
warehouse, fails to provide an assessment or impact analysis of semi-trucks and/or large trailers
upon the net daily trips and traffic; the Staff Report does not provide any elaboration on this
question, nor provide as a condition, any limitation on large commercial vehicles.

As it stands, any vehicle that wants to go east from Starkey Road must make a U-turn on
Atlantic Avenue. Attached hereto as Exhibit “A” is a Google Map image of the U-Turn from
Starkey Road to the Turnpike. Operating under the assumption that numerous commercial
vehicles, including tractor trailers, will perfonn this maneuver on frequent basis, resulting in a
large adverse traffic impact and implicating safety concerns. Staffs failure to take this into account
results in the absence of any condition requiring a traffic light and intersection to be placed on
Atlantic Avenue to alleviate these additional traffic and safety concerns.

While never discussed by Staff, there was a December 3, 2024 letter from Cheryl Allan,
Planner II, Palm Beach County Fire-Rescue to the Applicant, which provides that this proposed
amendment would increase Fire-Rescue response times. See 2024 Future Land Use Atlas
Amendment Application. Fire-Rescue provided that the current response time to the site is
approximately 7 minutes 30 seconds. If this proposed amendment is approved, the new response
time would be eleven (11) minutes, a significant increase for an area that currently receives an
estimated 216 calls annually. This is worrisome to our Client, who operates in agricultural areas
where such activities, including equestrian activities, carry an inherent risk. This increase in
response time for a significant injury could be the difference of life and death. As Staff provided,
the site is on a principal arterial roadway; one which will be heavily congested due to the traffic
imposed by the existing developments, BBX Logistics Park at Delray, and Florida Turnpike traffic.
It would inevitably lead to the conclusion that Fire-Rescue response will to be more than estimated.
Other infirmities aside, the Application should be denied for this reason alone.

Under FLUE Policy 2.1-g, the County shall use directions in the Future Land Use Element
to guide decisions to update the Future Land Use Atlas and provide for distributions of future land
uses in the unincorporated area. Direction 15 provides that the Application must support and
enhance agriculture and equestrian-based industries. The intent of the Ag. Reserve Tier is to
preserve and enhance agricultural activity, environmental and water resources, and open space.
Staff provides that since this site is on a corridor with established commercial nodes, this
amendment would provide for low-trip generating light industrial and/or employment generating
uses for residential growth and their needs. Applicant did not, however, provide by competent and
substantial evidence that its proposed warehouse, manufacturing and processing, gym, taproom,
etc. will support and enhance agriculture and equestrian-based activities. In fact, it will only hinder
equestrian activities by introducing loud noises, congestion on Starkey Road, introduction of large
tractor trailers, and a loss of agricultural critical mass1 necessary to properly maintain agriculture
and equestrian-based activities, let alone enhance them.

1. Critical Mass of agricultural support service is necessary to sustain agricultural use. A
reduction in agricultural lands and demand in agricultural support services will drive those who
support industries out the area to areas where demand is higher.
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The mandate of the Ag. Reserve Tier as provided in Comprehensive Plan Objective 1.5 provides:

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

The Planning Commission must deny the Park West North as well as the Park West South
amendments as they have not provided by any competent and substantial evidence that the
proposals will preserve and enhance agricultural activity and our natural resources. Simply put, if
there was an activity or business that would enhance an agricultural purpose, it would be permitted
by its underlying agricultural land use designation. Furthermore, the Planning Commission should
require the applicant to provide some evidence as to how the proposed amendments will enhance
agricultural purposes within the Ag Reserve.

The danger of this highest and best use mindset that the Applicant seeks to impose the County
will place the needs of one landowner and/or developer above that of the general public, who will
benefit from open space. Time and time again, the Commission has been advised that vacant land
is not land waiting to be developed', there are copious recreational and ecological benefits
discussed herein that can be lost were a property to be exempted from the mandatory principles of
the Ag Reserve, in contradiction with the very constitution governing the Tier, the County’s
Comprehensive Plan.

The Ag Reserve Tier has achieved preservation of acreage that would otherwise have been
overdeveloped, rendering the recreational, and enviromnental benefits forever lost. There is no
expiration of the Ag Reserve once it is “built out.” There is still a need to maintain the integrity of
the Tier, to ensure that all that has been preserved is not degraded by constant and steady increased
densities and intensities of uses, inappropriate for this unique agricultural area, endowed with
recreational, environmental and water resources, and open spaces to act as a rural “safe haven”
and environmental buffer from the urban and suburban tiers.

It is in this light, that Irish Acres and the County must also reject this alternative “work around”
by adjusting the Tiers and depriving the Ag Reserve of critical mass necessary to functionally and
safely operate and maintain an agricultural industry.

Developers should not look to the Ag Reserve for exemptions from the fundamental preserve,
density, and intensity requirements unique to this Tier. “Balanced growth” does not mandate that
the guiding policies and objectives of the Comprehensive Plan be displaced; rather, smarter, and
more sustainable, development must be achieved in conformity with the regulations already set
forth to protect the Ag Reserve Tier.
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Irish Acres respectfully requests that the Planning Commission issue a recommendation to the
County Commissioners to deny the Park West North application as well as the Park West
Commerce South (LGA 2025-011) application and deny with any proposals of light industrial
parks, especially until we see the impacts of a significant and already approved project.

Thank you for your time and consideration of these comments.

Respectfully,

/s/ Robert Hartsell
Robert N. Hartsell, Esq.
Hartsell Ozery, P.A.
Fla. Bar No. 636207

7



 

 
25-B FLUA Amendment Staff Report E - 60 Park West Commerce North (LGA 2025-010) 

  
 

 



 

 
25-B FLUA Amendment Staff Report E - 61 Park West Commerce North (LGA 2025-010) 

Correspondence Provided at the May 13, 2025 BCC Transmittal Hearing 
 

 
 

5.E.land 5.E.2

Letter of Support
Park West Commerce North and South

LGA-2025-0010 and LGA-2025-0011
May 13, 2025 Board of County Commission Hearing

Dear Mayor Marino and Commissioners:

Please accept this letter as support for the Park West Commerce development proposed to
be located at the northeast corner of Atlantic Avenue and Starkey Road in the Agriculture
Reserve. I encourage the development of this site with light-industrial uses as well as the
alignment of Starkey Road and Persimmon to create a traffic signal.

I am a property owner and operate my nursery business at 14070 Starkey Road. Our only
access is Starkey Road. I own and operate one of the largest nurseries in Palm Beach
County which requires lots of tractor trailers accessing my property from Starkey Road.
The roadway improvements proposed as part of the Park West Development will make the
Starkey and Atlantic Avenue intersection much safer, especially since Atlantic Avenue is
proposed to be widened from 4 lanes to 6 lanes by 2028. With the proposed alignment
and traffic signal, our suppliers and tractor trailer drivers will experience a much safer route
to/from the nursery.

If you have any questions for me, please do not hesitate to contact me at the below
telephone number or email address.

Sincerely,

Bradley J. Bethurem
Brad's Bedding Plants Inc.
President
954-871-5939

Mayor Marina Marino MMarino@pbc.gov
Vice Mayor Sara Baxtor SBaxter@Dbc.gov
Commissioner Gregg Weiss qweiss@pbc.gov
Commissioner Joel Flores JGFIores@pbc.gov
Commissioner Marci Woodward MWoodward@pbc.gov
Commissioner Maria Sachs MSachs@pbc.gov
Commissioner Bobby Powell Jr. BPowell@pbc.gov
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Staff: PBC Planning, Zoning and Building Department:
Executive Director- Whitney Carroll WCarroll@pbc.gov
Planning Director- Thuy Shutt TShutt@pbc.gov
Project Manager- Dorian Bellosa DBellosa@pbc.gov
Principal Planner- Stephanie Gregory SGregor!@pbc.gov
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5.E.1

w
Hartsell |Ozery PA

Attorneys at Law

61 N.E. 1st Street, Suite C
Pompano Beach, Florida 33060

(954) 778-1052
www.HartsellOzery.com

May 9, 2025

Board of County Commissioners
Palm Beach County, Florida
2300 N Jog Road
West Palm Beach, FL 33411-2741

Submitted Via Email:

GWeiss@pbc.gov ; MSachs@pbc.gov; MMarino@pbc.gov; BPowell@pbc.gov;
MWoodward@pbc.gov; SBaxter@pbc.gov; JGFlores@pbc.gov;
SGregorl@pbc.gov;

Re: May 13, 2025, Palm Beach County Board of County Commissioners; Public Comments
Agenda Item 5.E.1

Dear Mayor Marino and Board of County Commissioners:

On behalf of our Client, 1000 Friends of Florida, a Florida non-profit corporation (“1000
Friends”), please kindly accept these comments to the Palm Beach Board of County
Commissioners (“BCC”) and include them in the public record for the upcoming May 13, 2025,
meeting regarding the following Agenda Item 5.E.1 — Park West Commerce North (“Park West
North") Comprehensive Plan Amendment Application. 1000 Friends respectfully requests that the
BCC deny the proposed amendment.

1000 Friends is a statewide 501(c)(3) smart growth advocacy nonprofit organization with
a substantial number of members that live and work in Palm Beach County (“County"). Its
members advocate for preservation of agricultural resources that are a much-needed buffer for the
environmental vitality of the County’s Agricultural Reserve (“Ag Reserve”) and preservation of
the rural character of the residential communities without encroachment of high-density uses, such
as industrial. 1000 Friends has been actively following and participating in County-wide planning
for decades and engaged in planning the Ag Reserve since its inception. 1000 Friends has
consistently provided planning expertise and local knowledge to the Commission on many
occasions regarding the Ag Reserve, and will continue to do so.

All members of 1000 Friends residing within the County are afforded the protections of
the County Comprehensive Plan and will be directly affected by any amendments passed altering
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the Agricultural Reserve Tier.

The Agricultural Reserve Tier Must Remain Preserved
The goal of the Ag Reserve is to preserve unique farmland and wetlands in order to

enhance agricultural activity, environmental and water resources, and open space within the Tier,
by limiting uses to agriculture, conservation, low-density residential development, and non-
residential uses which serve the needs of farmworkers and residents of the Ag Reserve Tier. See
Objective 1.5.

The Ag Reserve provides great benefits to Palm Beach County by (1) buffering detrimental
impacts from development on water quality, (2) improving flood control, (3) engaging in highly
beneficial carbon sequestration that reduces air pollution and mitigates climate change, (4)
providing wildlife habitat for native flora and fauna, as well as threatened and endangered species,
and a safe haven for transient and migratory wildlife and (5) providing equestrian recreational
opportunities for the residents of the Urban Suburban Tier who otherwise could not maintain
appropriate facilities in those densely populated areas.

Most importantly, the Ag Reserve is situated just east of the Arthur R. Marshall
Loxahatchee National Wildlife Refuge, which supports more than 100 jobs, provides the County
with nearly $2 million in sales-tax revenue, and spans 145,189 acres of the northern Everglades
and cypress swamp. The ecological and economic benefits of the Refuge are well understood by
the County Planning Staff.

It is undisputed that Palm Beach County will experience an increase in population and
demand for development. However, smart and sustainable land development practices, such as
those already enshrined in the Comprehensive Plan, will ensure that growth does not mean the
upheaval of the Ag Reserve Tier.

It must be understood that while the small land-use changes may seem minor to resolve
immediate issues, these changes can result in a cumulative impact that will shape the future
landscape of Florida. Remaining steadfast in growth management guided by these principles is of
the utmost importance in protecting the original intent of Ag Reserve. The Planning Commission
must “Stick with the Plan” as currently delineated in the Comprehensive Plan for the Ag Reserve
Tier and refrain from yielding to requests for increased intensities.

5.E.1
Privately Proposed Future Land Use Amendment

The property at issue is located on Starkey Road and Atlantic Avenue just west of Florida’s
Turnpike on approximately 60 acres. The applicant is requesting an amendment to change the
fundamental Future Land Use Element (FLUE) policies protecting the Ag Reserve to change the
underlying Agricultural Reserve (CMR/AGR) zoning to Multiple Use Planned Development
(MUPD) in order to allow up to 777,394 square feet (0.35 FAR) for light industrial use. Applicant
is proposing to build 150,000 square feet of self-storage, a 30,400 square feet fitness center, 15,000
square feet of manufacturing and processing with a 6,000 square feet taproom, and 522,957 square
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feet of warehouse space with 40,189 square feet of accessory office.

The approval, sought by the Applicant, violates Florida law and fails to provide for the
compatibility of adjacent land uses. Fla. Sta. §163.3177(6)(a) 3 (g) (2024). The site currently
supports agricultural operations and is directly adjacent to, and within the proximity of, additional
agricultural uses, like on Starkey Road. The intrusion of an industrial land use would introduce an
intensity that is out of balance and character with the surrounding area, west of the Turnpike. With
the proposed amendment so close to the Turnpike, the Applicant fails to demonstrate how the
proposed use is not regional in nature and intended to serve only Ag Reserve residents and
farmworkers as directed by the objective of the Tier for all non-residential uses. Additionally, a
preserve area for water drainage does not negate the impact of the design, scale and inconsistent
characteristics of this application with the surrounding agricultural uses. Light industrial is simply
not compatible with residential or agricultural. The proposed amendment would breach the barrier
that the Florida Turnpike has provided to prevent commercial and other various intense uses from
eviscerating the Ag Reserve.

Comprehensive Plan Amendment Applications must provide required relevant data and
analysis as to how the proposed amendment would meet the goal of the Master Plan; to preserve
and enhance agricultural activities and environmental and water resources in the Ag Reserve. See
Fla. Stat. §163.3177 (f). The Policies, Objectives, and Directive assessed by the County must relate
back to that overall Goal. The proposed amendment fails to provide how it will meet the goal of
the Tier. Proposing to build storage facilities, a fitness center, a tap room, office space and a
warehouse does not automatically tick the box that meets the goal of the Master Plan. The
Applicant has provided no relevant and appropriate data and analysis from professionally accepted
sources on how the proposed uses will enhance and preserve agricultural activities and
environmental resources. Many farms on Starkey Road, however, have provided information on
how the proposed Park West North will harm, degrade, and inhibit their agricultural activities.

No additional commercial or light industrial uses should be allowed within the Ag Reserve
without a demonstrated need within the Ag Reserve Tier. The continued segmentation and
conversion of agricultural lands into high-density residential communities, high-intensity
industrial and commercial complexes defies the purpose of the Ag Reserve by converting it into a
suburban ambiance to the detriment of the rural character that the Comprehensive Plan is meant to
protect. And developers are aware of this as the Applicant has stated “[c]ontrary to the intent of
the Master Plan, the Agricultural Reserve has become an exclusive community comprised mainly
of expensive single-family homes.” Park West Commerce North (LGA 2025-010), Future Land
Use Atlas Amendment Staff Report, Pg. E-20. Simply put, the death of the Ag Reserve by a
thousand cuts must cease. To allow for the continued increase of density and intensity beyond the
original intention of the Comprehensive Plan would nullify the very spirit of the Ag Reserve and
would mutate the environmentally sensitive and rural lands into an urbanized area
indistinguishable from the rest of Palm Beach County.

The BCC must deny the Park West North amendment as it does not adhere to the goal of the
Agricultural Tier nor Objective 1.5 of the Comprehensive Plan: to preserve and enhance
agricultural activity and our natural resources. If there was an activity or business that would
enhance the Ag Reserve, it would have already been granted by its underlying agricultural zoning
designation rather than seeking a comprehensive plan amendment from the Palm Beach County
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Board of County Commissioners.

The Ag Reserve Tier has achieved the preservation of acreage that would otherwise have been
overdeveloped, with the recreational and environmental benefits forever lost. There is still a need
to maintain the integrity of the Tier to ensure that all that has been preserved is not degraded by
increased densities and intensities of uses inappropriate for this unique agricultural area endowed
with recreational, environmental and water resources, and open spaces to act as a rural “safe
haven” and environmental buffer from the urban and suburban tiers.

Developers should not look to the Ag Reserve for exemptions from the fundamental preserve,
density, and intensity requirements unique to this Tier. “Balanced growth” does not mandate that
the guiding policies and objectives of the Comprehensive Plan be displaced; rather, smarter and
more sustainable development must be achieved in conformity with the regulations already set
forth to protect the Ag Reserve Tier.

1000 Friends of Florida respectfidly requests that the Palm Beach County Board of County
Commissioners deny the Park West North application and deny any proposal of light industrial
parks.

Thank you for your time and consideration of these comments.

Respectfully,

/s/ Howard Clark
Howard P. Clark III, Esq.
Florida Bar No. 1017959
Jordan K. Snyder, Esq.
Fla. Bar No. 1020263
HARTSELL OZERY, P.A.
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5.E.1

w
Hartsell |Ozery PA

Attorneys at Law

61 N.E. 1st Street, Suite C
Pompano Beach, Florida 33060

(954) 778-1052
www.HartsellOzery.com

May 10, 2025

Palm Beach County
Board of County Commissioners
2300 N Jog Road
West Palm Beach, FL 33411-2741

Submitted I ia Email-.

GWeiss@pbc.gov ; MSachs@pbc.gov; MMarino@pbc.gov; BPowell@pbc.gov;
MWoodward@pbc.gov; SBaxter@pbc.gov; JGFlores@pbc.gov; SGregorl@pbc.gov;

Re: May 13, 2025, Palm Beach County Board of County Commission; Public Comments
Agenda Item 5.E.1

Dear Mayor Marino and Board of County Commissioners:

On behalf of our client, Irish Acres of Florida LLC ("Irish Acres '), please kindly accept
these comments to the Palm Beach County Board of County Commissioners (“BOCC”) and
include them in the public record for the upcoming May 13, 2025, meeting regarding the following
Agenda Items: 5.E.1 Park West Commerce North (“Park West North”) Comprehensive Plan
Amendment Application.

Irish Acres respectfully requests that the BOCC denies both Park West North and Park
West South amendments as the amendments will have dramatic increases in intensity within the
area, which would cause negative impacts on fire-rescue response times and agricultural activities
within the Agricultural Reserve.

Irish Acres is located at 14375 Starkey Road, unincorporated Delray Beach, Florida within
Palm Beach County’s Agricultural Reserve (“Ag Reserve”). Irish Acres is a 60-Acre premier
horse boarding farm and stables located adjacent to the proposed Park West North development
site. Irish Acres is depicted on Page 4 of the County Planning Staff Report as the property
immediately north of 145th Street and west of Starkey Road. Irish Acres has invested a considerable
amount of resources in creating a state of the art horse boarding and riding facility, which includes
newly refurbished barns, trails, pasture, stalls, grass track, dressage area, jumps, and event spaces.
The extensive trail system for Irish Acres includes onsite, as well as, off property riding, including
along Starkey Road, where the above reference project seeks to be developed. Irish Acres is a
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family owned and operated enterprise with investment backed expectations based upon the
protections found within the County’s Comprehensive Plan and ULDC, including to “preserve”
the rural lifestyle, its business, and the safety of its riders. The proposed changes to the County’s
Comprehensive Plan or ULDC will significantly and adversely affect Irish Acres, increasing
intensities on proposed parcels.

Irish Acres www.irishacresfl.com

The Agricultural Reserve Tier Must Remain Preserved

Palm Beach County (the “County”), supported by its residents, has carved out a unique
tier unlike any other in South Florida, in creating the Ag Reserve, which has development
regulations set in place in order to preserve agricultural lands, environmental and water resources,
and open space for the immediate benefit of the County and for future generations to come. “In
1998, the BOCC directed development of a Master Plan for the Agricultural Tier which established
a ‘goal to preserve and enhance agricultural activity and environmental and water resources
in the Agricultural Reserve, and produce a master development plant compatible with this
goals.’” 1 Park West Commerce North (LGA 2025-010), Future Land Use Atlas Amendment Staff
Report, Pg. 7 (hereinafter “Staff Report”). The County’s goal was to protect the Ag. Reserve for
the proliferation of agricultural activities and conservation/preservation of water resources.

However, time and time again this Commission has been presented with requests from
developers and landowners to grant exceptions and alterations to these specific regulations without
consideration of the environmental consequences of expanding density and intensity beyond those
anticipated in the creation of this Tier. Such proposals, like the one before the Commission seeks
fundamental departures from the long-standing principles set out in the Comprehensive Plan for
the preservation of the Ag Reserve. The law is clear that a comprehensive plan is to act as “a
constitution for all future development,” Machado v. Musgrove, 519 So.2d 629, 631 (Fla. 3d DCA
1987), and is to be enforced by citizens and not the State. Pinecrest Lakes, Inc. v. Shidel, 795 So.

1. “Goal” means the long-term end toward which programs and activities are ultimately
directed. Fla. Stat. § 163.3164 (19) (2024).
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2d 191, 199 (Fla. 4th DCA 2001).

The County and this Commission have the sacred duty and responsibility to safeguard the
Ag Reserve, and the benefits inured to the County residents as a whole, rather than any obligation
that this Commission may feel to fulfill the requests of any one individual landowner or developer
that seeks to modify the founding principles for their own commercial gain. Despite the
“justifications” of applicants, sustainable growth within the Ag Reserve does not necessitate
modifying the Comprehensive Plan to accommodate additional densities and intensities wholly
inappropriate for this subject property. The founding principles of the Ag Reserve, and the
associated bond paid for by the residents of the County to secure the preservation lands, require an
unwavering dedication to the purpose and intent of this unique Tier.

The Ag Reserve provides great benefits to Palm Beach County by ( 1 ) buffering detrimental
impacts from development on water quality, (2) improving flood control, (3) engaging in highly
beneficial carbon sequestration that reduces air pollution and mitigates climate change, (4)
providing wildlife habitat for native flora and fauna, as well as threatened and endangered species,
and a safe haven for transient and migratory wildlife and (5) providing equestrian recreational
opportunities for the residents of the Urban Suburban Tier who otherwise could not maintain
appropriate facilities in those densely populated areas.

Most importantly, the Ag Reserve is situated just east of the Arthur R. Marshall
Loxahatchee National Wildlife Refuge (“Loxahatchee Refuge”), which supports more than 100
jobs, provides the County with nearly $2 million in sales tax revenue, and spans 145,189 acres of
the northern Everglades and cypress swamp. The ecological and economic benefits of the Refuge
are well understood by the County Planning Staff, as well as resident of the County.

This Commission in the past has taken these concerns to heart and recommended denial of
applications that would undermine the purpose of preserving the Ag Reserve, by amending them
right out of the Comprehensive Plan. We urge you to remain steadfast on these principles and deny
the application discussed in greater detail herein.

5.E.1
Privately Proposed Future Land Use Amendment

The property at issue is located on Starkey Road and Atlantic Avenue just west of Florida’s
Turnpike on approximately 60-Acres. The applicant is requesting an amendment to change the
fundamental Future Land Use Element (FLUE) policies protecting the Ag Reserve to change the
underlying Agricultural Reserve (CMR/AGR) zoning to Multiple Use Planned Development
(MUPD) in order to allow up to 777,394 square feet (0.35 FAR) for light industrial use. Applicant
is proposing to build 150,000 square feet of self-storage, a 30,400 square feet fitness center, 15,000
square feet of manufacturing and processing with a 6,000 square feet taproom, and 522,957 square
feet of warehouse space with 40,189 square feet of accessory office.

Under FLUE Policy 2.1-g, the County shall use directions in the Future Land Use Element
to guide decisions to update the Future Land Use Atlas and provide for distributions of future land
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uses in the unincorporated area. Pursuant to Florida Statutes, ‘Policy’ means the way in which
programs and activities are conducted to achieve an identified goal. Fla. Stat. §163.3164 (39).
Direction 15 provides that the Application must support and enhance agriculture and equestrian¬
based industries. Additionally, the mandate of the Ag. Reserve Tier as provided in Comprehensive
Plan Objective 1.5 provides:2

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

The goal of the Ag. Reserve Tier is to preserve and enhance agricultural activity,
enviromnental and water resources, and open space. Staff provides that the Amendment meets
Direction 15 because the site is on a corridor with established commercial nodes, this amendment
would provide for low-trip generating light industrial and/or employment generating uses for
residential growth and their needs. Per Staff, Objective 1.5 was met because the proposed use is
allowed and the site is located along an urban principal arterial roadway near existing
nonresidential uses, consistent with the development pattern of the corridor. Additionally, the
Applicant is proposing to located the preserve requirement onsite which is primarily a drainage
area. As provided below, Park West North does not achieve FLUE Policy 2.1-g and Objective 1.5,
therefore it cannot be found to meet the goal of the Tier. With is no indicia of analysis or data
otherwise, Park West North fails to meet the overall goal of preserving and enhancing agricultural
activity and environmental and water resources in the Agricultural Reserve.

Applicant provided no appropriate data or analysis that its proposed warehouse,
manufacturing and processing, gym, taproom, etc. will support and enhance agriculture and
equestrian-based activities. In fact, Applicant states “[b]ased upon projected demand/need for
additional industrial space and the location and size of the property in relation to Comprehensive
Plan directives, Commerce is a more appropriate FLUA designation [than AGR].” Under Florida
Law, comprehensive plan amendments shall be based upon relevant and appropriate data; with
data taken from professionally accepted sources. See Fla. Stat. §163.3177 (f), §163.3177 (1)1.3

2. “Objective” means a specific, measurable, intermediate end that is achievable and marks
progress toward a goal. Fla. Stat. §163.3164 (36).

3. All mandatory and optional elements of the comprehensive plan and plan amendments
shall be based upon relevant and appropriate data and an analysis by the local government that
may include, but not be limited to, surveys, studies, community goals and vision, and other data
available at the time of adoption of the comprehensive plan or plan amendment. To be based on
data means to react to it in an appropriate way and to the extent necessary indicated by the data
available on that particular subject at the time of adoption of the plan or plan amendment at issue.
Fla. Stat. §163.3177 (f) (2024).
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Applicant failed to provide relevant and appropriate data that the new designation is needed and,
more importantly, that the amendment meets the goal of the Master Plan. If there was an activity
or business that would enhance an agricultural purpose, it would be permitted by its underlying
agricultural land use designation. Furthermore, the BOCC should require the Applicant to provide
some appropriate data an analysis as to how the proposed amendments will enhance agricultural
purposes within the Ag Reserve. Applicant’s objective, as provided in Applicant’s
Justification/Consistency with Comprehensive Plan, is providing “light industrial uses to serve the
neighboring residential uses.” Staff Report, Pg. E-22 (emphasis added). Applicant provides
multiple statements within their Justification regarding the current status of the Ag. Reserve that
convey their main objective; recent Comprehensive Plan changes “indicate that the Agricultural
Reserve has continued to change from rural agricultural area to a suburban community with a
growing population that needs various services and goods within proximity of their homes” and
“[c]ontrary to the intent of the Master Plan, the Agricultural Reserve has become an exclusive
community comprised mainly of expensive single family homes.” Id. at Pg. E-20. There is no data,
analysis nor indication that Applicant has provided which exhibits Park West North’s enhancement
and preservation of agricultural activities and natural resources.

Park West North will hinder equestrian activities by introducing loud noises, congestion
on Starkey Road, introduction of large tractor trailers, and a loss of agricultural critical mass4
necessary to properly maintain agriculture and equestrian-based activities, let alone enhance them.
The continued suburbanization of the Ag. Reserve harms his industry and Park West North will
certainly place his farm out of business. Certainly, heavy machinery, large semi-trucks, tractor
trailers are not compatible with equestrian uses.

Additionally, the approval, sought by the Applicant, violates Florida law and fails to
provide for the compatibility of adjacent land uses. Fla. Sta. §163.3177(6) (3) g (2024).5 This
application is incompatible and inconsistent with the surrounding development pattern. The site
currently supports agricultural operations and is directly adjacent to, and within the proximity of,
additional agricultural uses, like Irish Acres on Starkey Road. The intrusion of an industrial land
use would introduce an intensity that is out of balance and character with the surrounding area,
west of the Turnpike. Simply put, the application is not compatible with the agricultural activities
nearby. Furthermore, a preserve area for water drainage does not negate the impact of the design,
scale and inconsistent characteristics of this application with the surrounding agricultural uses,

light industrial is simply not compatible with residential nor agricultural. This proposed
amendment would breach the barrier that the Florida Turnpike has provided, to prevent
commerical and other various intense uses from eviscerating the Ag Reserve. With its proximity
to the edge of the Ag. Reserve and the Turnpike, Park West North fails to demonstrate that the
proposed use is not regional in nature and intended to serve only Agricultural Reserve residents
and farmworkers as directed by the objective of the Tier for all non-residential uses.

4. Critical Mass of agricultural support service is necessary to sustain agricultural use. A
reduction in agricultural lands and demand in agricultural support services will drive those who
support industries out the area to areas where demand is higher.

5. “Compatibility” means a condition in which land uses or conditions can coexist in relative
proximity to each other instable fashion over time such that no use or condition is unduly
negatively impacted directly or indirectly by another use or condition.
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Pursuant to Florida law, Applicant failed to provide the following analyses: b) the
suitability of the plan amendment for its proposed use considering the character of the undeveloped
land, soils, topography, natural resources, and historic resources on site; c) the minimum amount
of land needed to achieve the goals and requirements of Florida Statute §163.3177. See Fla. Stat.
§163.3177 (8).

Applicant provided a list of approved Future Land Use Amendments for light industrial
uses within the Tier. See Staff Report at E-19. Recently the BOCC approved the construction of a
new 40-acre industrial park on Happy Hallow Road, the BBX Logistics Park at Delrav. less than
three (3) miles from Park West North. This proposed site has an initial phase of constructing a
200,000 square foot building (with two additional buildings to follow) as well as a 50,000 square
foot office space. This project was approved in an area completely surrounded by agricultural uses.
The BBX Logistics Park should provide more than enough light industrial uses to serve the Ag
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amendment would increase Fire-Rescue response times. See 2024 Future Land Use Atlas
Amendment Application. Fire-Rescue provided that the 2024 response time, call received to on
scene, is approximately 7 minutes 50 seconds. Currently, the new response is eleven (11) minutes,
a significant increase for an area that currently receives an estimated 216 calls annually. Fire
Rescue has stated “[c]haning the land use of [Park West North] will have a significant impact
on Fire Rescue.” (emphasis added). This is worrisome to our Client, who operates in agricultural
areas where such activities, including equestrian activities, carry an inherent risk of injury. This
increase in response time for a significant injury could be the difference of life and death. As Staff
provided, the site is adjacent to a principal arterial roadway; one which will be heavily congested
due to the traffic imposed by the existing developments, BBX Logistics Park at Delray, and Florida
Turnpike traffic. It would inevitably lead to the conclusion that Fire-Rescue response will to be
more than the current eleven minutes. Other infirmities aside, the Application should be denied for
this reason alone.

The danger of this highest and best use mindset that the Applicant seeks to impose the County
will place the needs of one landowner and/or developer above that of the general public, who will
benefit from open space. Time and time again, the Commission has been advised that vacant land
is not land waiting to be developed', there are copious recreational and ecological benefits
discussed herein that can be lost were a property to be exempted from the mandatory principles of
the Ag Reserve, in contradiction with the very constitution governing the Tier, the County’s
Comprehensive Plan.

The Ag Reserve Tier has achieved preservation of acreage that would otherwise have been
overdeveloped, rendering the recreational, and environmental benefits forever lost. There is still a
need to maintain the integrity of the Tier, to ensure that all that has been preserved is not degraded
by constant and steady increased densities and intensities of uses, inappropriate for this unique
agricultural area, endowed with recreational, environmental and water resources, and open spaces
to act as a rural “safe haven” and environmental buffer from the urban and suburban tiers.

Developers should not look to the Ag Reserve for exemptions from the fundamental preserve,
density, and intensity requirements unique to this Tier. “Balanced growth” does not mandate that
the guiding policies and objectives of the Comprehensive Plan be displaced; rather, smarter, and
more sustainable, development must be achieved in conformity with the regulations already set
forth to protect the Ag Reserve Tier. Irish Acres is not opposed to development of this site,
however, the current proposal is inconsistent with the Comprehensive Plan.

Irish Acres respectfully requests that the Palm Beach County Board of County Commissioners
deny the Park West North application and deny any proposals of light industrial parks, especially
until we see the impacts of a significant and already approved project.

Thank you for your time and consideration of these comments.
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Respectfully,

/s/ Robert Hartsell
Robert N. Hartsell, Esq.
Hartsell Ozery, P.A.
Fla. Bar No. 636207
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rlttiavice “Detna^ f4d44Ciati(M6, ^ietc.
10290 West Atlantic Avenue #480504

Delray Beach, FL 33448
Phone: 561.495.4694

www.allianceofdelray.com

• Serving more than 100 Communities between the Everglades and the Ocean in
south Palm Beach County.

• Working Toward Sustainable Development
• Applying Resilience Thinking to Our Natural Resources

May 9, 2025

Palm Beach County Board of County Commissioners
301 N. Olive Avenue Ste. 1201
West Palm Bech, FL 33401

Re: May 13, 2025 BCC Transmittal Public Hearing Park West Commerce Applications North and South

Dear Commissioners:
At the request of the Alliance of Delray, 15 years ago the Florida Department of Transportation (FDOT)

approved a full cut in the Atlantic Avenue median at Persimmon Avenue so that residents and school buses
leaving or entering Delray Lakes Estates (DLE) could do so more safely. The paramount traffic concern with
the Park West Commerce application is the need for a traffic signal and alignment of Starkey Road and
Persimmon Avenue. The Alliance requests that before this application is transmitted, assurance from the
FDOT that the alignment and placement of the signal are acceptable; DLE residents must be able to exit and
enter the community in both east and west directions.

Further, the Alliance is disappointed in the proposed plan for the northern property. Please see the
Alliance’s letter dated April 29, 2024 regarding the Park West North (fka Tenderly Reserve) parcel in which the
Alliance suggested that “a revised plan be presented exhibiting a decrease in density of housing and intensity
of commercial, attention to preserve conditions, and a timeline for development to occur commensurate with
the planned expansion of Atlantic Avenue.” Although the traffic count is less in this newest application, the
quality of the proposed project has declined. To wit, the new proposal contains no housing, no restaurants,
and no hotel which were components of the previous application and which are neighborhood amenities that
are clearly supported by the Agricultural Reserve Master Plan.

It is understood that the future land use commerce designation (CMR) is now available for use by
developers on Atlantic Avenue. The new design which deviates from the Multiple Use Planned Development
(MUPD) proposed last year closely resembles a distribution facility. The Alliance opposes a distribution facility
on that parcel besides requesting more neighborhood uses including restaurant/entertainment and residential
elements in the proposed MUPD. Conditional language expressly prohibiting cross docks, occupied sleeper
trucks and other components of a distribution center is also requested.

The Alliance encourages a postponement of the application in order to obtain and process FDOT’s approval
or denial of the proposed signal placement and to design a more complementary project for the Agricultural
Reserve.

Sincerely,

Dr. Lori Vinikoor, President
Sent by email to: Mayor Marino; Vice Mayor Baxter, Commissioners Sachs, Flores, Powell, Weiss, Woodward; County Administrator Baker; Assistant
County Administrator Rutter; Planning Director Shutt; Principal Planner Gregory; Delray Lakes Estates; J.Morton Planning

OFFICERS AND DIRECTORS OF THE ALLIANCE:
Lori Vinikoor, President

Arnie Katz, Executive Vice President Norma Arnold, Vice President Susan Zuckerman, Vice President
Carol Klausner, Secretary John Gentithes, Vice President & Treasurer
Directors: Rob Cuskaden York Freund Judy Goldberg Sylvia Borrelli

Assistants to the President: Rose DeSanto Joel Vinikoor
Chairman of the Board: Bob Schulbaum Legal Counsel: Joshua Gersti
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5.E.land 5.E.2

DELRAY LAKES ESTATES
HOMEOWNERS’ ASSOCIATION, INC.

8927 Hypoluxo Road
Suite A-4 #188

Lake Worth, FL 33467

May 12, 2025

Palm Beach County Commission
301 North Olive Avenue
West Palm Beach, FL 33401

Re: Park West Commerce North (LGA 2025-10) and Park West Commerce South (LGA 2025-011)
Request to Postpone Transmittal at the May 13, 2025, BCC Hearing-Round 25-B

Dear Mayor and Commissioners:

The property owner, Morningstar Nursery, Inc., (the “Applicant”) have requested a letter of support
from the Delray Lakes Estates Homeowners Association, Inc., Board of Directors (“Delray Lakes
Estates Board" or “DLE Board”) for the two proposed projects known as Park West Commerce
North and Park West Commerce South, presently scheduled for Commission consideration on May
13, 2025 (Round 25-B). The only matter before the Commission is transmittal of the proposed
Future Land Use Amendments, which, if approved for transmittal, will be heard for ultimate
adoption later this year, along with the zoning applications.

The Delray Lakes Estates Board recognizes it is almost certain that some development will
ultimately be undertaken on the two properties, and particularly the north property. The DLE Board
also recognizes that the development and use proposed as Park West Commerce South is a relatively
low-intensity use which, if not built, could result in efforts to develop more intensely. The proposal
for Park West Commerce North is a dramatic change from what was most-recently proposed.

With Park West Commerce South abutting Delray Lakes Estates on three sides, the Delray Lakes
Estates Board and Applicant have agreed to enter into various agreements and covenants to address
that property. The principal of the Applicant (Paul Okean), along with his agents and counsel, have
committed to completing those prior to the adoption hearing and rezoning. Of course, these
measures do not obviate the need for conditions placed by the County in the County’s review and
approval of the project.

One of the absolute critical concerns of Delray Lakes Estates is the traffic-operations of West
Atlantic Avenue. This concern includes:

a. exiting and entering Persimmon Avenue, with the need for aligning Persimmon Avenue
and Starkey Road,

b. signalization of that intersection, and
c. the impact of the proposed Park West Commerce North traffic on West Atlantic traffic

operations, particularly with respect to the Florida Turnpike.

1
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The Applicant recognizes the need to align Starkey Road and Persimmon Avenue, and to signalize
that intersection. The Applicant has committed to Delray Lakes Estates, and the County and Florida
Department of Transportation (“FDOT”), to redesign the West Atlantic Avenue road-improvement
plans to align the roads and signalize the intersection, and to construct the improvements. As of April
9, 2025, the Applicant’s representatives professed they were "a couple weeks away from conceptual
approval from FDOT” for the traffic signal at the to-be-aligned Starkey/Persimmon intersection.

Discussions by DLE Board representatives with FDOT and Palm Beach County Staff have revealed
significant concerns with this required signalization, as well as the impact of the nature of traffic
from Park West Commerce North on traffic operations. FDOT does not support the relocation of
Persimmon to Starkey, but does support relocating Starkey to Persimmon. FDOT is concerned with
the ability to accommodate sufficient storage length for left-turn lanes onto the Turnpike. If
Persimmon is moved east to Starkey, the storage lane for left-turns into Persimmon barely fits with
the existing storage length for the left-turns onto the Turnpike. If any increased length is needed to
serve the Turnpike, that increased length is precluded so long as there is a left turn allowed into
Persimmon, if Persimmon is moved east to align with Starkey. Moving Starkey west to align with
Persimmon allows a lengthening of left-turn lanes without conflicting with Persimmon’s left-turn
lane.

The need for increased storage for left turns onto the Turnpike is certain with increased traffic. And
although the Park West Commerce North project has a substantially lower traffic generation rate
than the most-recent previous proposal, the proposal includes just under 600,000 square feet of
buildings involving substantial tractor-trailer traffic. Tractor-trailers are large and slow moving, so
they require more left-turn storage than other vehicles.

The Park West Commerce North proposal includes 595,146 square feet of four, 50-foot-tall
buildings, ranging in length from 780 feet to 832 feet, and from 150 to 170 feet wide. These four
buildings are served by a total of 102 tractor-trailer loading bays and 81 tractor-trailer parking
spaces. It is without a doubt that this facility will generate a dramatic number of tractor-trailer
traffic-trips. All the tractor-trailers will be travelling on West Atlantic, with the vast majority going
through the Starkey intersection, whether-or-not it is aligned with Persimmon. Many of the tractor¬
trailers will use the Turnpike, and the only access to the Turnpike going south is the left turn-lane
discussed above.

Tractor-trailers take up more space and take more time to accelerate and get through an intersection
from a stop. It is certain that the left-turn storage capacity will need to be increased as a result of the
Park West Commerce North project as presently proposed.

Although the Delray Lakes Estates Board can support development on both the north side and south
side of West Atlantic Avenue, and can work with the Applicant on agreements and covenants that
are critical to supporting the proposed Park West Commerce South property, the Delray Lakes
Estates Board cannot support the Park West Commerce North project in its current form and
uses.

With the uncertainty as to the Persimmon/Starkey alignment and signalization, and Starkey
becoming a signalized intersection necessary to serve the Park West Commerce North property,
thereby possibly resulting in the closure of the Persimmon median opening, it is premature to
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approve the application for transmittal. These matters will not be understood - much less resolved -
between a May 13 transmittal and an adoption/rezoning hearing.

And although there is a particular impact to Delray Lakes Estates because the only access to Delray
Lakes Estates - Persimmon Avenue - is involved, the impact of any material increase of tractor¬
trailer traffic is detrimental to operations of West Atlantic and the Turnpike entrance. For the benefit
of the area-at-large, the Commission should not put itself in a position which does not ensure a
proactive and thorough evaluation. Allowing this many large, slow-moving vehicles which, by their
nature, require special engineering design standards, and operational standards and practices, is
detrimental to the entire area.

It is respectfully requested that both projects be postponed, and that the Applicant be encouraged to
fundamentally address the Park West Commerce North proposal, including avoiding any use
involving tractor-trailer traffic.

With a fundamental change to the Park West Commerce North project, and certainty as to the
Persimmon/Starkey intersection alignment with signalization, the Delray Lakes Estates Board looks
forward to working with the Applicant and County on the review of these projects and the
establishment of adequate controls as to the development and use of the Park West Commerce South
property.

Until that is done, there can be no support.

Respectfully,

Richard Schagrin, President
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5.E.1 and 5.E.2

May 9. 2025

Palm Beach County Board of County Commissioners
c/o Mayor Maria Marino
301 N. Olive Avenue, Suite 1201
West Palm Beach, FL 33401
Via Email- MM,ifinpffpbc gov

RE: Park West Commerce North and South - LGA-2025-0010 and LGA-2025-0011

Dear Mayor Marino and Members of the Board,

I am pleased to provide my support for the proposed Park West Commerce development located
on the north and south side of Atlantic Avenue, west of the Florida Turnpike. The reason for my
support is the alignment of Starkey and Persimmon Roads.

I own property to the north of the Park West North project at 14314 and 14168 Starkey Road.
Additionally, 1 own other property within the Ag Reserve and I also lease multiple parcels of
land for my farming operations. My shop is located on Starkey Road; therefore, access and
safety are of major concern to me. The proposed alignment will contribute to the safety of the
intersection in the short term as well as in the long term once Atlantic Avenue is widened from 4
lanes to 6 lanes.

Thank you for your time and consideration of this important matter.

Stephen Bedner, Director
Bedner Bros. Farms, Inc.

Sincerely,

143 14 and 14168 Starkey Road
Boynton Beach, FL 33473
(561J-733-5490

CC:
Vice Mayor Sara Baxtor SBixtcr^r? pbc gov

Commissioner Gregg Weiss gwyissffpbc gov
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Commissioner Joel Flores JGFIomxZpbc gov
Commissioner Marti Woodward MWoodward'Snbc cov
Commissioner Maria Sachs MSachsSobc.gov

Commissioner Bobby Powell Jr. BPowdlSobc gov

Staff: PBC Planning. Zoning and Building Department
Executive Director- Whitney Carroll WC?nv1lVtPbc.gov
Planning Director- Thuy Shutt TShutV» rbc cot
Project Manager- Dorian Bellosa DBcllpyaSpbC gov
Principal Planner- Stephanie Gregory SGrccor 1 Vt pbc.gov
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5.E.1 and 5.E.2

Support Letter to Palm Beach County Board of County Commissioners

May 9, 2025

To: Mayor Maria Marino MMarino@pbc.gov

301 N. Olive Avenue, Suite 1201

West Palm Beach, FL 33401

From: James Magafas

Pro Gardens

15100 Persimmon Ave.

Delray Beach, FL 33446

Subject: Park West Commerce-LGA-2025-0010 and LGA-2025-0011

Dear Mayor Marino and Commissioners,

I am writing to express my support for the proposed Park West Commerce North and South

developments along Atlantic Avenue, west of the Florida Turnpike. I believe the proposed

realignment of Starkey Road and Persimmon Avenue is a much-needed change that will greatly

enhance traffic flow and public safety in the area.
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As a tenant on the 10-acre southern parcel, I have worked closely with the property owner, Mr.

Paul Okean, and fully support his thoughtful vision for responsible development. The current

misalignment of Persimmon Avenue and Starkey Road creates dangerous and inefficient

intersections with Atlantic Avenue. The proposed connection of these roads, along with the

installation of a traffic signal, will greatly improve public safety and benefit nearby communities,

including Delray Lakes Estates.

This item is scheduled to come before your Board on May 13, 2025. 1 respectfully urge you to

vote in favor of the Park West Commerce development.

Thank you for your time and consideration.

Sincerely, ( —
JamesWIawfas, Pro Gardens

CC:

Vice Mayor Sara Baxtor SBaxter@pbc.gov

Commissioner Gregg Weiss gweiss@pbc.gov

Commissioner Joel Flores JGFIores@pbc.gov

Commissioner Marci Woodward MWoodward@pbc.gov

Commissioner Maria Sachs MSachs@pbc.gov

Commissioner Bobby Powell Jr. BPowell@pbc.gov
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May 12. 2025

Palm Beach County Board of County Commissioners
301 North Olive Avenue
West Palm Beach. FL 33401

RE: Support for Park West North and South Proposals

Dear Board of County Commissioners,

I am a long-time resident of Boca Raton and a local business owner. I am writing to express my
strong support for the proposed Park West North and Park West South developments.

As someone who has actively operated businesses in the West Boca/Delray area for years, I
can personally attest to the critical shortage of light industrial warehouse space in this region.
This lack of suitable facilities has made it incredibly challenging to grow and efficiently manage
my operations locally. I've explored numerous options over the years, but appropriate and
accessible warehouse space remains nearly impossible to secure in this part of Palm Beach
County.
The Park West projects represent a long-overdue opportunity to address this gap. These
proposals will not only support small business owners like myself but will also stimulate local job
creation and economic activity. The locations are well-suited for light industrial use, and I believe
the projects have been thoughtfully designed to meet the needs of both businesses and the
broader community.

I respectfully urge the County to approve both Park West North and South. These projects are
essential for the continued vitality of our local economy and the success of business owners
who are committed to this area

Sincerely,
Gavin Kesten
ShipYourCarNow LLC.
3178 Westminster Dr
Boca Raton, FL 33496
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COMMENTS ON PROPOSED Park West—a 773000 SQ FOOT INDUSTRIAL
CENTER ON ATLANTIC AVENUE in Delray Beach

The Proposal under consideration:
1) The Commission is consideringadding775000 sq ft of Industrial space

on top of the 255k sq ft West Atlantic Business Center just 2-3 miles
West—a total of over 1 MM sq ft of new IndustrialSpace on Atlantic
Avenue, of which 70% is allocated for Warehouse and self-storage.

2) The amendment proposes to change the future land use (FLU)
designation from Agricultural Reserve (AGR) to Commerce with an
underlying AgriculturalReserve (CMR/AGR) in order allow up to 777,394
square feet (0.35 FAR) for light industrial use.

3) This concept is 50% larger than the 520k sq ft “The District” under
construction on Boynton Beach Blvd. However unlike the Boynton
Beach property which has a major traffic 4 way traffic light and access
to Boynton Beach from the property, the Park West Proposal suffers
from significant traffic management risk ( no traffic signals) and
ingress/egress risk to Atlantic Avenue.

4) Based upon a letter from the Traffic Division dated December 12, 2024
(Exhibit 5), staff is recommending approval on the condition that the
proposal shall be limited to the proposed development potential“or
equivalent trips”. However if it ultimately fails the equivalent trips
standards it will be too late—the site will already be up and running. In
other words the staff recognizes this proposal has meaningful risks
should the actual traffic levels exceed the estimates .

a. I am Here to suggest that the actual level of traffic from this site
could be considerably higher than the staff anticipates.
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MY COMMENTS ARE BROKEN INTO 3 SEPARATE CATEGORIES:

I. THERE is NO IMMEDIATE NEED for over 773,000 sq ft of additional
industrial space on top of the Industrial space currently on the
market.
a. THERE IS ALREADY OVER 1Million square feet of INDUSTRIAL

SPACE OFFERED for lease TODAY IN PALM BEACH COUNTY
(according to Loop Net listings). THE MAJORITY OF IT VERY NEAR
THE PROPOSED SITE-much coming on line over the next 4 to 18
months and the proposed Park West will add to this by 75%-the
largest single addition by far.

i. THE DISTRICT—A 520K SQ FT INDUSTRIAL SITE ON
BOYNTON BEACH ROAD

ii. WEST ATLANTIC BUSINESS CENTER—A 255K SQ FT
INDUSTRIAL CENTER LOCATED LESS THAN 2 MILES WEST
OF THE PROPOSED SITE—THIS HAS 125K COMING ON
LINE WITHIN 120 DAYS.

iii. 45K WAREHOUSE SPACE ON SR 7 IN BOYNTON BEACH
iv. 164KSQ FT “Airport center” located on southern blvd.
v. IF THERE IS AN URGENT NEED FOR SPACE WHY DO WE

HAVE SO MUCH AVAILABLE,

and WHY IS THE WEST ATLANTIC BUSINESS CENTER
warehouse SPACE STILL NOT LEASED?

ACCORDING TO A 2025 STUDY BY Avison Young—a Rest Estate
advisory firm with over 100 offices in 20 countries: “West Palm Beach's industrial

market is recalibrating as tenant demand remains focused on smaller infill product. With nearly
1 million square feet under construction, the market's next phase will depend on how quickly
new space is absorbed across size tiers.
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II. The Impact on TRAFFIC Control with the Park West Proposal.
A. According to page 8 of the staff recommendation The CMR FLU

designation established in 2022 “affords opportunities for low-
trip generating light industrial and/or employment uses,
balancing the overarching objectives of the Agricultural Reserve
while responding to increased residential growth and the
corresponding needs of support services”. The reference to “low-
trip generating” light industrial is made again on page nine of the
staff’s 40 page recommendation, as if the concept of lite
industrial resolves the need to fully study traffic implications for

such an enormous 773k sq ft facility. The Proposaldeveloped
does not address most of the traffic related issues.

B. Other than an Exhibit on page 29 from the Traffic Division of Palm

Beach County discussing total expected daily and peak level trips,
and a vague reference to planned improvements to road
infrastructure on page 19, there is almost NO mention of the
traffic implications along Atlantic Ave, on the need for Ingress and

Egress from the site off of and onto Atlantic Avenue, on the need
for Traffic lights at Starkey Road, on the need for median cuts

across Atlantic, the need for a left turn lane (if a median cut

existed) to afford access to the facilities, on the overall impact on

traffic and accident risk all along Atlantic Avenue. In other words
the Proposal spends 39 pages describing why Park West is
permitted by statute, attaches 1 exhibit addressing the modeled

traffic levels, does not discuss congestion, ingress, egress, traffic
control at all, and totally ignores the potential risks associated
with the project should the traffic estimates be incorrect and low.

C. This Commission should not assume that the Park West
proposal, which is 50% larger than the 520k sq ft “The District”
under construction on Boynton Beach Blvd have similar traffic

issues. Unlike Park West, the Boynton Beach property has a major

4 way traffic light at the corner of Acme Dairy Road (the Southwest
corner of the District property), and is expected to have access to

Boynton Beach Blvd from the property. Park West Proposal has

no such traffic light, has no requirement to have ingress directly
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from the property to Atlantic Avenue, has NO median cut to

permit traffic to cross Atlantic into the site, and no apparent room
for a left turn lane on Atlantic Ave even if a turn there were
possible. This all adds up to significant Ingress and Egress issues
and accident risk caused by the largest Industrial site approval to
date.

D. To paint a picture for you: Atlantic Ave is 4 lanes on the East end,
but only 2 lanes on the West end near 441.Traffic coming from the
West must travel to the turnpike interchange and make a u-turn to

get to Starkey Road—the proposed entrance to Park West. There
is no median cut on Atlantic Ave to allow this traffic to enter the
facility, no traffic signalat Starkey Road to allow traffic to enter

and exit Starkey, no way for traffic to exit Park West and go East
(returningto the Turnpike) on Atlantic .Net—Traffic control
questions related to 4000-5000 additional daily trips onto and off
of Starkey Road are not addressed by the proposal.

Ill Could the ACTUAL traffic levels at Park West be significantly higher than
modeled? I am going to explain why the answer to this question is YES

E. Estimates of 4000 daily trips provided by the Palm Beach County

Traffic Division Letter will be ON TOP OF THE 1150-
PLANNED/Assumed for the West Atlantic Business Center. A total
of over 5000 daily trips are yet to be absorbed by the 1.5 mile
Atlantic Avenue corridor.

a. However, the staff recommendation says “the proposed
Commerce project will bring additional services to the
residents of the AgriculturalTier without negatively
impactingtraffic.” Other than the Exhibit from the Traffic
Division there is no effort to support that statement.

b. Importantly, we do not need a survey of the residents to

confidently state that the125k sf of warehouse space at

West Atlantic and the proposed 534k sq ft of warehouse
space plus 150k sq ft of self storage have little to do with the
need for additional services to the local community.
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F. Unfortunately, the truth is that the usage dynamics of Warehouse
space (which represents over 70% of the Park West master plan)
are in a strong state of flux—all of which will impact traffic
demands. Experts will tell you traffic tables are subject to wide
variations depending upon actual warehouse space utilization,

which can vary widely. A few facts for your consideration:
a. ITE tells us the type of warehouse demand is criticalto

proper adjustment of the “average” projected traffic in the
ITE tables, and that usage (and therefore traffic estimates)
could vary widely based upon localdemand and user needs

b. But we do not have localdemand data and we do not know
how users expect to use these warehouses because much
of the 1MM so ft of “available” warehouse space along
Atlantic and the 400k+ sq ft facility alongBoynton Beach is
just now coming available or will be available over the next
18 months.

c. A 2014 study of Warehouse traffic by the South Coast
AQMD illustrates the problem. In that study, they concluded
there can be up to a 5 times multiple variance in traffic
demand based upon the actual warehouse usage, and that
study specifically excluded “e-commerce related”
warehouses from the study because their high traffic
demands distorted their findings. That was10 years ago—is
there any doubt that e-commerce is driving almost all
business these days?

d. E-commerce companies accounted for
approximately 40% of industrial warehouse absorption in the
U.S. between 2020 and 2021. That % is growing each year
as almost all businesses have ecommerce elements to
serve their customers. This translates to growing traffic at
warehouse facilities—is there any wonder that a knowledge
of local demand is critical in the evaluation of warehouse
generate traffic levels?

e. ITE manuals also recommend a detailed traffic study be
conducted to evaluate risk when the projected traffic
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increase of a facility is over 10Otrips/hour at peak times—I
see no mention of such a study in the staff
recommendations while the proposed project is projected
to exceed 600trips/hour at peak times

G. In summary, the potential for traffic levels at this site to
significantly exceed estimates is very real, and the lack of a proper
traffic management plan is a very real concern—especially in light
of the size of the proposed project.

H. It is important to rememberthat Atlantic Ave is not like Boynton
Beach Blvd—Boynton Beach BLVD is 4 lanes wide with multiple
places to enter and exit using left turn lanes, and has a traffic
signal at the corner of Boynton Beach and Acme Dairy—the SW
corner of the District IndustrialCenter . Atlantic Avenue has 4
lanes on the East end with no traffic control lights at the proposed
location on Starkey Road and Atlantic, and Atlantic Ave is only 2
lanes wide on the West .8 mile near 441.Traffic coming from the
West must travel past Starkey to the turnpike interchange and
make a u-turn in order to get back to Starkey Road since there is
no median cut on Atlantic Ave and no traffic signal at Starkey
Road. We do not know how traffic u-turning at the turnpike will
impact turnpike exit traffic.

MOST IMPORTANT, WE HAVE REASON TO BELIEVE the developer is
expecting unusually high traffic at these sites.

III. A CLOSER LOOK AT THE ACTUAL PROPOSAL
A. The proposed plan calls for 533k sq ft of “warehouse “ space ,

with drawings showing180 loadingdocks. This translates to

ABOUT 1 loading dock for every 3Ksq ft of warehouse space. Is
this a “standard number”?

B. Accordingto Google Al: INDUSTRIAL ENGINEER STANDARDS ARE
WIDE FOR DISTRIBUTION SPACE BUT ACCORDING TO GOOGLE
Al , THE ACTUAL USE OF SPACE MATTERS.
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" Industrial engineers often use a "dock ratio" (docks per 10,000 square
feet) for Distribution space and consider factors like truck volume,
loading/unloading time, and peak hours to determine the optimal number.

Specifically:

1. Dock Ratio:

C. A dock ratio of 1.5 or more doors per 10,000 square feet is generally
considered efficient.

D. A ratio closer to 2 docks per 10,000 square feet is superb.

With 1 dock for every 3000 sq ft, it is very clear the Developer is expecting to
accommodate a MUCH HIGHER TRAFFIC COUNT THAN EXPECTED for A
normal WAREHOUSE center. Further , we know the Developer expects higher
traffic because the Developer offered to add Ingress/Egress from the site
directly to Atlantic Avenue—but this was offer was omitted from the staff's
final proposal.

As a reminder, Because so much of the approved Industrial space (The
District on Boynton Beach and the West Atlantic Business Center) is coming
on line over the 4 months-18 months, we simply do not know the types of
demand these facilities will face, and we CANNOT know with a high level of
certainty the traffic implications .There is unknowable and potentially high
risk in moving ahead with this proposaluntil we get more information.

IV. A SUGGESTED SOLUTION: The traffic control issues and proper
access to Atlantic Ave should be sufficient reason to deny this
proposal. However if the Commissioners elect to bypass this issue
the question of more reliable traffic estimates is still very important:
a. COMPS ARE A UNIVERSALLY ACCEPTED WAY TO EVALUATE

COMMERCIAL REAL ESTATE—AND WE HAVE A COMP EXTREMELY
CLOSE BY. RATHER THAN GUESS A TRAFFIC COUNT (WITH
POTENTIAL FOR EXTREME RISK IF WE ARE WRONG FOR THE
PROPOSED 773000 SQ FT SITE AND THE NEW West Atlantic
Business Center) WE HAVE A PERFECT COMP TO MORE
ACCURATELY DETERMINE THE ACTUAL EXPECTED demand and
TRAFFIC LEVELS at Park West.
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A. THE WEST ATLANTIC BUSINESS CENTER (JUST 2 MILES FROM
THE PROPOSED SITE) IS ZONED INDUSTRIAL, AND IS BEING
MARKETED USING TERMS LIKE “SEARCHING FOR NEW
HEADQUARTERS”, “START-UP HUB” “VARIOUS OPERATION
NEEDS INCLUDING WAREHOUSE”—in other words it sounds a
lot in usage like the Park West site

B. IT HAS 124K SQ FT OF “WAREHOUSE SPACE” COMING
AVAILABLE IN 120 DAYS, ACCORDING TO THE LISTING AGENT
SITE on Loop Net. OF NOTE THIS CENTER ALLOCATES
APPROXIMATELY 2 DOCKS PER 10000 SQ FT—not as many docks
as the Park West proposal, byt the best comp available.

C. RECOMMENDATION—Deny this plan. If approval is
contingent:

a. Require the applicant to get the modifications needed
along Atlantic to accommodate traffic . including
approvals to add a traffic signal to manage traffic

b. MITIGATE THE COMMISSION’S RISK of underestimating
the true traffic levels associated with this proposal. GET
MORE RELIABLE traffic DATA by monitoring the West
Atlantic Business center traffic and apply this model to
the Park West proposal.

Summary:

The recommended Park West is a mess. There is no immediate need for
this space. It does not provide much in the way of needed facilities to the
local community. The plans lacks proper traffic control measures like
traffic lights, ingress and egress to/from Atlantic Avenue. It is being
recommended on the basis that this project will have minimaltraffic
impact, when the facts surrounding Warehouse e-commerce utilization
and the Developer plans themselves tell us we should expect very high

traffic levels.

This is a very high risk proposal which is inconsistent with the letter and
the spirit of the Master plan for this space on many levels and should be
denied.



 

 
25-B FLUA Amendment Staff Report E - 92 Park West Commerce North (LGA 2025-010) 

 

Summary:

The recommended Park West is a mess. There is no immediate need for

this space. The plans lacks proper traffic controlmeasures, it is being
recommended on the basis that this project willhave minimal traffic
impact, when the Developer plans themselves tellus we should expect

very high traffic.

This is a very high risk proposal.

Specifically:

1 There is no immediate need—There is
currently1MM sq ft of Industrial
space under development and being
marketed in Palm Beach County
including125k sq of warehouse space
just 1.5 miles away that willbe ready
for market in 4 months and stillnot

leased

The proposalhas 2 criticaltraffic related faults each of which should
dictate denial

1) Criticaltraffic risk number1:There is no plan for egress or ingress
around Atlantic Avenue for this huge Industrial facility. There is no traffic

signalrecommended for Atlantic Avenue, no median cut to allow traffic

to cross Atlantic into the site, no entrances and exits from the site directly

onto Atlantic Avenue and no plans to develop these solutions.

2) CriticalTraffic risk #2. Warehouse space is subject to high levels of

variance in usage and traffic levels.This was not always the case,but

with the emergence of ecommerce this poses a high risk.The level of

traffic to be generated by these facilities cannot be reliably determined.
Specifically
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A. Industrial engineeringmanual (ITE) states that it is
critical to understand how warehouse space willbe
used to understand traffic implications—
B. A 2014 study showed that e-commerce warehouse

space has thepotential to increase traffic levels 5
fold over other forms of warehouse—and in 2021
over 40% of warehouse space in Palm Beach
county was ecommerce warehouse. Today virtually
every business is implementinge-commerce
strategies. If the traffic levels calculated by the
Traffic Division are wrongby even 20% they will
blow through the maximum allowed levels

C. But don’t take my word: The Developer’s Plans
themselves show they expect very high traffic
demands in this facility.Their plans show 180
docks to service 533k sq ft of warehouse, or 1dock
for every 3,000 sq ft. Engineering standards
historically are1dock per 6700 sq ft and1dock per
5000 sq ft would be superior. Clearly at 1dock for
every 3000 sq ft the developer is tellingus they
expect very high traffic levels.

Conclusion: The recommended Park West is a mess. It is not needed
based upon the inventory already under construction. It lacks proper
traffic controlmeasures, it is beingrecommended on the basis that this
project willhave minimal traffic impact, when the facts surrounding
emerging Warehouse utilization and the Developer plans themselves tell
us otherwise.

This high risk proposal is inconsistent with the letter and the spirit of the
Master plan and should be denied.
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Park West Commerce North and South

Alignment of Starkey and Persimmon
Relationship to Turn lanes

Palm Beach County Transmittal Hearing May 13, 2025
LGA 2025-10 and LGA 2025-11

Items 5.E.1and 5.E.2
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Offset of Persimmon
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Separation of Signals: (1) Persimmon

  

or Starkey To Turnpike SB; (2) Turnpike N & S; (3) Turnpike SB to Stone Quarry Blvd
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