PALM BEACH COUNTY
ZONING APPLICATION STAFF REPORT

BOARD OF COUNTY COMMISSIONERS, DECEMBER 10, 2025

A. Application Summary

. General
Application Name: Project Tango, DOA/ZV-2025-01602
Control Name: Central Park Commerce Center (2015-00085)
Applicant: PBA Holdings, Inc.
Owner: WPB Logistics Owner, LLC; PBA Holdings, Inc.
Central Park Commerce Center Master Association, Inc.
Agent: Carlton Fields — Joe Verdone and
WGI — Doug Murray
Project Manager: Donna Adelsperger, Senior Site Planner

Title: a Development Order Amendment Request: to amend the previously approved the Master Plan
the overall Economic Development Center MUPD to add square footage and modify phasing on 202.67
acres

Title: a Type 2 Variance Request: to allow a reduction in parking for Data Information and Processing
Use on 202.67 acres

Application Summary: The proposed application is for the Central Park Commerce Center
Development. The site was last approved by the Board of County Commissioners (BCC) on January
30, 2025 to allow a rezoning on approximately 64.46 acres to the Multiple Use Planned Development
(MUPD) and a Development Order Amendment to add land area (64.46 acres) and modify Conditions
of Approval. The approved Master Plan indicated 2,020,000 square feet (sq. ft.) of Warehouse,
Accessory Office and Uses Permitted in an EDC MUPD and a Final Site Plan with 206,000 sq. ft. of
Data Information and Processing (Data Center) and 1,814,000 sq. ft. of Warehouse.

The proposed requests include a Development Order Amendment to modify the overall Master Plan to
add square footage, modify uses, and amend the phasing of development and a Type 2 Variance to
reduce the number of parking spaces for the Data and Information Processing (Data Center) use to be
1 space per 2,000 square feet. A Variance was previously approved to reduce parking for the Data
Information Processing use on 138-acres of the MUPD. The Applicant is requesting a new parking
reduction variance, due to changes in the site design, square footage, and land area for the use on the
entire 202.67-acres.

The Preliminary Master Plan indicates a total of 3,692,000 sq. ft. (+1,672,000 sq. ft.) that would be
developed in four phases. The increase in square footage would be consistent with the Conditions of
Approval contained in Ordinance ORD-2025-003. This request is being processed concurrently with
the administrative application requests to modify the subdivision plan and modifications to the
Development Orders for the use approvals for Warehouse, Data Information and Processing (Data
Center), the Concrete Batch Plant, and the FPL grid infrastructure resiliency laydown yard. (Application
DRO-2025-01675). Access to the development will remain from Southern Boulevard (SR-80).

Il. Site Data
Acres: 202.67 acres
Location: North side of Southern Boulevard, west of the L-8 Canal, approximately 3.4
miles west of Seminole Pratt Whitney Road
Parcel Control: 00-40-43-32-01-012-0030 (Partial); 00-40-43-32-00-000-1050
00-40-43-32-00-000-1030; 00-40-43-29-01-001-0000
00-40-43-29-01-002-0050; 00-40-43-29-01-015-0000
00-40-43-29-01-023-0000; 00-40-43-29-01-002-0010 and 0040
Future Land Use: Economic Development Center (EDC)
Zoning District: Multiple Use Planned Development District (MUPD)
Tier: Glades
Utility Service: PBC Water Utilities
Overlay/Study: Glades Area Protection Overlay (GAPO)
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Neighborhood Plan: N/A
CCRT Area: N/A

Comm. District: 6, Mayor Sara Baxter

lll. Staff Assessment & Recommendation

ASSESSMENT: Staff have evaluated the standards listed under Article 2.B, and determined that the
requests meet the standards of the ULDC subject to Conditions of Approval as indicated in Exhibit C-1 and
C-2.

STAFF RECOMMENDATION: Staff recommends approval of the requests subject to the Conditions of
Approval as indicated in Exhibit C-1 and C-2.

PUBLIC COMMENT SUMMARY: At the time of publication, Staff had received one contact from the public
requesting clarification of the proposal, with no objections to the application.

IV. Hearing History

ZONING COMMISSION: Scheduled December 4, 2025. At time of publication this item has not been
presented to the Zoning Commission. Results of the hearing will be provided on the BCC
Amendments to the Agenda.

BCC HEARING: Scheduled December 10, 2025.

B. Data & Analysis

The supporting data and analysis is provided within the following Exhibits.

I. Exhibits Page
A1 Future Land Use Map 3
A2 Zoning Map 4
B.1 Standards Analysis & Findings Development Order Amendment 5
B.2 Standards Analysis & Findings Type 2 Variance 14
CA1 Conditions of Approval Development Order Amendment 16
C.2 Conditions of Approval Type 2 Variance 21
D. Project History 17
E. Applicants Exhibits
E.1 Preliminary Master Plan — November 25,2025 E-1
E.2 Preliminary Site Plan — November 4, 2025 E-2
E.3 Preliminary Regulating Plan — October 21, 2025 E-3
E-4 Preliminary Phasing Plan dated November 4, 2025 E-4
E.5 Previously Approved Final Master Plan — April 24, 2025 E-5
E6 Previously Approved Final Site Plans — April 24, 2025 E-6
E.7 Disclosure of Ownership E-7
E.8 Drainage Statement — October 17, 2025 E-8
E.9 Utility Letter — October 8, 2025 E-9
E.10  Applicant’s Justification Statement — November 4, 2025 E-10
E.11  Data Center Cooling Options Memo dated January 23, 2024 E-11
E.12  Parking Demand Study — November 3, 2025 E-12
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Exhibit A-1 - Future Land Use Map
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Size: 202.67 acres RR-10 Rural Residential, 1 unit/10 acres CON Conservation
Existing Use:  Industrial RR-5 Rural Residential, 1 unit/5 acres
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Exhibit A-2 - Zoning Map

Z oning A pplication
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Exhibit B.1 - Standards Analysis & Findings

FINDINGS:

Conditional Uses, Official Zoning Map Amendment to a PDD or TDD and Development Order Amendment:

Article 2.B.7.B, Standards for Rezoning to a PDD or a TDD, a Conditional Use, or a Development Order
Amendment are indicated below with Staff Analysis. Conditional Use requests for Density Bonus pursuant
to Art. 5.G.1, Workforce Housing Program (WHP) are not subject to these Standards and are subject to
5.G.1.B.2.e.2)b) Factors for Consideration. A request that fails to meet any of these Standards shall be
deemed adverse to the public interest and shall not be approved by the Commission.

a. Consistency with the Comprehensive Plan: Should the BCC approve the amendment request,
then the proposed use or amendment is consistent with the Goals, Objectives and Policies of the
Comprehensive Plan, including previous Land Use Amendments, densities and intensities of use.

o Concurrent & Prior Land Use Amendments: The site has been the subject of 2 prior Future Land
Use Amendments. The most recent, and in effect, was (LGA-2024-006) which added 64.46-acres of land
area and amend the prior conditions contained in Ordinance 2016-26. The BCC adopted the request via
Ord. 2025-03 with the following conditions:

1. Development of the site under the Economic Development Center future land use designation
is limited to a maximum of 491,749 square feet of light industrial uses and 2,786,577 square
feet of warehouse uses, or other uses which do not exceed the equivalent traffic generating
trips.

2. Residential uses (except security or caretakers’ quarters) are prohibited

The first land use amendment was a Large Scale FLUA and Text amendments known as Central Park
Commerce Center (LGA 2016-005; Ord. 2016-26), which amended the land use from Rural Residential 1
unit per 10 acres (RR-10), to Economic Development Center (EDC).

The 491,749 sq. ft. of light IND equates to 1,434 trips and the 2,786,577sq. ft. of warehouse uses equates
to 3,301 trips. The request (DOA 2025-01602) for 1,792,000 sq. ft. Data Center (Light IND) equates to 878
trips and 1,900,000 sq. ft. Warehouse equates to 2,318 trips. There are no residential uses proposed.

o Planning Conditions of Approval: The Planning Division will carry forward the amended conditions
consistent with the concurrent land use amendment request.

o Intensity: The maximum square footage is limited by Condition 1 of the Ordinance to 491,749
square feet of light industrial uses and 2,786,577 sq. ft. of warehouse uses, or other uses that do not
exceed the equivalent traffic generating trips. The current request is for 3,692,000 sq. ft. equates to a FAR
of 0.42 (3,692,000 / 8,828,087 surveyed sq. ft. or 202.67 acres = 0.418 or 0.42 rounded up). Without the
amendment condition limitation, the maximum Floor Area Ratio (FAR) of 0.85 is allowed for the proposed
Economic Development Center (EDC) future land use designation utilizing the Urban Suburban Tier per
note 11 of table 2.2-e.1 (8,828,087 surveyed sq. ft. or 202.67 acres x 0.85 maximum FAR = 7,503,874 sq.
ft. maximum). The subject site is located within a Limited Urban Service area, which utilizes the Urban
Suburban Tier FAR standards.

o Special Overlay District/ Neighborhood Plan/Planning Study Area: The request is located in and is
consistent with the Glades Area Protection Overlay (GAPO). The GAPO was intended to protect the EAA
from encroachment by urban and other uses detrimental to agricultural activities, existing and future
conservation areas, and Everglades restoration programs and projects. On the west side of the L-8 canal,
the GAPO prohibits residential development and limits development to only the existing uses, the proposed
FPL power plant and related cooling areas, and related uses.

b. Consistency with the Code - The proposed amendment is not in conflict with any portion of this
Code, and is consistent with the stated purpose and intent of this Code.

o Property Development Regulations: Proposed is a modification to the overall Master Plan to add
square footage in the EDC-MUPD The last application that was approved in January 2025, added land
area. The development boundaries are not changing with the subject request and remains consistent with
the minimum lot size, width and frontage for a Planned Development District with access and frontage on
an Arterial Road.

o EDC MUPD: An EDC MUPD is only required to submit a Preliminary Master Plan for review by the
Board of County Commissioners. The proposed plan indicates one Industrial Pod for Light Industrial Uses,
including a Minor Utility, Warehouse (1,900,000 sq. ft.) and Data Center (Data Information and Processing)
(1,792,000 sq. ft.). The Applicant is proposing to develop the site in four phases. The Preliminary Site
Plans, that are still under review through the administrative review process, depicts the following:
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¢ Phase 1: One building developed as Warehouse with accessory Office 1,200,000 sq. ft.

o Phase 2: Three buildings developed as Data Center. Each of the three buildings are proposed
to be 119,068 sq. ft., with a total of 357,204 sq. ft.

o Phase 3: Eight buildings developed as Data Center. Each of the eight buildings are proposed
to be 143,772 sq. ft. with a total of 1,150,176 sq. ft.

o Phase 4: No assigned square footage for uses, but the remaining square footage is 700,000
sq. ft. for Warehouse and 284,620 for Data Center, as described on the Preliminary Master
Plan.

The Preliminary Master Plan is also carrying forward the existing ancillary Concrete Batch Plant previously
approved as part of the PB Aggregates Type 3B Excavation that will remain in operation until the
excavation operations ceases or this Master Plan and uses are implemented. No changes to the layout of
that use are proposed at this time.

o Design Objectives: A Multiple Use Planned Development has specific design objects and
performance standards that are to allow for efficient use of land. While the BCC does not review the site
plan, the development is still required to comply with the Purpose and Intent and the Objectives and
Standards for this district. Some of the objectives include innovation building location and orientation and
protection of adjacent residential use from potential adverse impacts, and landscape design that enhances
the appearance of the project. Further below in the Staff Analysis proposed Conditions of Approval to
address the objectives of the zoning district.

o Use specific criteria:
e Warehouse: This use does not have specific requirements within the EDC-MUPD. It allows for
a maximum of 30% accessory office. With a proposed 1,900,000 sq. ft. of Warehouse, the
development could have 570,000 sq. ft. of accessory office. The Preliminary Site Plan, under
review, is proposing 1,200,000 sq. ft. of office in Phase 1, of which 25,000 sq. ft. is accessory
office. This is roughly 2% of the proposed square footage. If the office area increases, the
associated parking will be required to increase.

o Data Information and Processing: This use does not have specific requirements within the EDC-
MUPD. The Applicant is proposing the use to be developed within Phase 2 and 3 at this time,
with square footage available for Phase 4, when it comes in for site plan approval. The Data
Center use is a relatively new use for the Palm Beach County land development regulations for
the unincorporated area. According to USA Data Centers.com, there are 4,213 facilities within
the United States with 1,748 Operators. In Florida 126 Data Centers, with two located in West
Palm Beach.

M.

o

Although the use could be considered similar to warehouse, as it is storing/housing equipment, it is very
different than warehouse. Staff research indicates the biggest issues surrounding this use include:
increased use of power, heat from the equipment, excessive water usage, and noise. Because this
application is requesting an increase in square footage for Data Center from 206,000 sq. ft. to 1,792,000
sq. ft., Staff have included Conditions of Approval to address the MUPD Purpose and Intent and the Design
Objections to address potential impacts of the increased square footage and the issues identified through
out the US with this use.

o Architecture: The Preliminary Master Plan does not indicate any buildings but includes a notation
in the site data that the height is 35 feet but may increase height pursuant to Article 3 provided there are
increased setbacks. The Preliminary Site Plan that is being reviewed concurrently indicates that the Data
Center Buildings are two stories, with a height of 75 feet. The Data Center uses will have equipment on
the interior as well as equipment on the exterior. The use and the equipment is known throughout the
Country to produce noise. In order to assist with the reduction of noised a Condition of approval has been
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included Prior to submission of a Building Permit, the Property Owner shall submit a design analysis report
by an licensed architect or engineer that demonstrates that all buildings and equipment are designed to
operate and comply with Article 5.C noise and sound standards including the County Maximum Sound
Level enumerated in Table 5.E.4.B and the Conditions contained herein. All Buildings shall be designed
to incorporate materials that will assist in dampening the sound generated by the use

o Parking: There are 844 parking spaces on the current approved site plan. The Applicant is
proposing a variance to reduce the parking calculation of a Data Center use. The calculation would be 1
space per 2000 sq. ft. The Master Plan indicates 1,792,000 sq. ft. If they develop less square footage
they can still utilize the parking calculation. If more square footage is proposed in the future a new variance
would be required. The total parking will be indicated on the final Site Plan.

o Landscaping: The site has some existing landscaping along the south property line abutting
Southern Boulevard, as it was originally part of the Development Order for the Palm Beach Aggregates
development. There are existing Conditions of approval for perimeter buffers that include a 25-foot Type
3 Alternative Incompatible buffer (no wall provided) along the North, East and West property lines which
consists of: a 2-foot high berm, a 10-foot high fence, a 6-foot high hedge, and canopy and pines or palm
trees. Staff have included revised landscape buffer conditions for the MUPD to address the previously
added land area and the conditions that were apart of the Palm Beach Aggregates approval for the south
property line. The Conditions for the north and west property lines will remain the same. Staff have
included a new condition of approval for the east property line which abuts SFWMD, a LWDD Canal and
the Wildlife Corridor. The east buffer remains with a 25 foot buffer width, however additional design is
included to address the noise from the proposed use. The new conditions are as follows:

LANDSCAPE - PERIMETER — SOUTH PROPERTY LINE (SOUTHERN BLVD)

3.In addition to the Code requirements for a right of way buffer, landscaping along the south
property line shall be upgraded to include:

a. A minimum 15-foot-high continuous berm, graded at a 3:1 slope. The slope and height of the
berm shall diminish proportionately to connect to the four-foot berm required along the east property
line at the southeast corner of the development.

b. The plateau of the berm shall include a double row of canopy trees planted fifteen feet on center
with 50 percent of the trees planted at a minimum height of 14 feet.

c. The berm slopes shall be planted with native grasses and ground cover. (ONGOING/BLDGPMT:
ZONING - Zoning)

LANDSCAPE - PERIMETER — EAST PROPERTY LINE

4. In addition to the requirements of a Type 3 Incompatibility buffer, landscaping along the east
property line shall be upgraded to included:

a. A minimum width of 25 feet.

b. A continuous berm a minimum four foot high, graded at a 3:1 slope. The slope and height of the
berm shall increase proportionately to connect to the 15-foot-high berm required along the south
property line at the southeast corner of the development.

c. An opaque barrier that consists of 6-foot-high chain link fence with a 6-foot hedge, as previously
approved in a Type 2 Waiver.

d. The canopy tree requirement shall be large specie and planted at a minimum height of 15 feet.
e. One pine tree for each 30 lineal feet and planted at a minimum height of 14 feet.

f. One everglade palm tree for each 20 lineal feet and planted at a minimum height of 14 feet.

g. All shrubs shall be 100% native.

h. The berm slopes shall be planted with native grass and ground cover. (ONGOING/BLDGPMT:
ZONING - Zoning)

o Hours of Operation: The Uses within the EDC- MUPD will be allowed to operate 24 hours per day
as they are more than 250 from a residential use and zoning District.

o Noise and Vibration: The Data Center use has been attributed across the Country to creation of
noise. The ULDC has a limitation on noise for Industrial uses to 75dB. Conditions of approval have been
included to ensure the buildings and equipment are designed to operate and comply with Article 5 and
maximum sound levels.

o Phasing: The Applicant is including a Phasing Plan as part of the approval by the BCC. This
request will restart the Commencement of Development for the Development Order. Four Phases are
proposed. In accordance with Article 2, each phase has four years to commence development. As each
phase commences the time clock starts for the next phase. Time extensions are allowed via Article 2.E
procedures. The Applicant has an ability to shift Phase lines administratively.
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C. Compatibility with Surrounding Uses - The proposed use or amendment is compatible and
generally consistent with the uses and character of the land surrounding and in the vicinity of the land
proposed for development.

The proposed DOA to the overall development is generally compatible and consistent with the surrounding
uses and character of the surrounding lands, subject to the Conditions of Approval. The uses to the north
and west are industrial in nature, and the use to the east is the Arden PUD residential development which
will be buffered by a 400-foot-wide wildlife corridor and a 500-foot-wide L-8 Canal. Staff have included
conditions of approval relating to Architecture, noise and landscaping to address compatibility issues.

d. Design Minimizes Adverse Impact — The design of the proposed use minimizes adverse effects,
including visual impact and intensity of the proposed use on adjacent lands.

This amendment proposes to modify the uses to add square footage for Warehouse and Data Center uses
in this development. While the uses meet the square footage limitations and traffic requirements as
described by the land use conditions, Staff have included additional conditions to address the impacts
created by the increase in square footage for the Data Center Use. While the buildings are setback from
the east property line, there are additional concerns that need to be addressed as it relates to noise.
Additional conditions to create more landscape barriers for the residential to the east, and sound
dampening construction material and barriers will assist in minimizing adverse effects on adjacent lands.

e. Design Minimizes Environmental Impact — The proposed use and design minimizes
environmental impacts, including, but not limited to, water, air, stormwater management, wildlife,
vegetation, wetlands and the natural functioning of the environment.

o Vegetation Protection: The application request does not impact native vegetation.
o Wellfield Protection Zone: This property is not located within Wellfield Protection Zone.
o Irrigation Conservation Concerns and Surface Water: All new installations of automatic irrigation

systems shall be equipped with a water-sensing device that will automatically discontinue irrigation during
periods of rainfall pursuant to the Palm Beach County Mandatory Year-Round Landscape Irrigation
Conservation Measures Ordinance, Ordinance No. 2022-007. Any non-stormwater discharge or the
maintenance or use of a connection that results in a non-stormwater discharge to the storm water system
is prohibited pursuant to Palm Beach County Stormwater Pollution Prevention Ordinance No. 93-15.

o Environmental Impacts: There are no significant environmental issues associated with this petition
beyond compliance with ULDC requirements.

f. Development Patterns — The proposed amendment will result in a logical, orderly, and timely
development pattern.

The proposed amendment will be increasing the square footage by 1,672,000 sq. ft will result in a logical,
orderly and timely development pattern with the existing uses and the expansion of EDC uses for the
added parcel. The existing accessory uses for the adjacent Type 3 Excavation will remain in operation until
redevelopment of the EDC uses occur that will further result in a logical, orderly and timely development
pattern for this area of unincorporated County.

g. Adequate Public Facilities — The proposed amendment complies with Art. 2.F, Concurrency
(Adequate Public Facility Standards).

The subject development is located within the Glades Tier and the Glades Area Protection Overlay.
Certain areas of Palm Beach County are designated a Limited Urban Service Areas (LUSA), as prescribed
by the Plan. In addition to compliance with Urban levels of service for traffic, mass transit, etc, as described
in the Plan the Limited Urban Services also requires urban levels of service for sanitary sewer and potable
water service.

Applicant’s response to Adequate Public Facilities
“Adequate Public Facilities

The proposed master plan amendments are supported by the amended concurrency application and the
pending traffic approval, which is intended to demonstrate that the project meets all adequate public facility
and traffic requirements. Water and Sewer services are provided by PBC Utilities, drainage by SFWMD,
Palm Tram serves the site with an adjacent bus route and stop, Fire is served by PBC Fire House 20 &
21, and Police service is by PBCSO.

Although not directly related to concurrency the applicant is also proposing to utilize grey water, if feasible,
to reduce the potable water consumption needed for cooling the facility and they will be seeking approval
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from the FDEP to construct a deep well injection system or treatment facility on site to treat or dispose of
any affluent cooling water from the Data Center consistent with applicable regulations.”

TRAFFIC DIVISION:

The Department of Engineering and Public Works Traffic Division Review Staff were provided with this
application for review. They provided comments throughout the review of this application and requested
modifications have been incorporated by the Applicant. The proposed industrial development, including a
data center, is expected to generate 3,196 net daily trips, 319 net AM peak trips, and 337 net PM peak
hour trips. This is less than the already approved trips through the previously approved comprehensive
plan amendment for the site. The build out of the project is assumed to be by 2035.

Intersection of Southern Blvd and CR 880 meets adopted Level of Service (LOS). However, the
intersection of Southern Blvd and Seminole Pratt Whitney Rd will have a background failure without this
project. Addition of this project will add minimal delays to the intersections. TPS analysis for roadway links
show background deficiencies for Test 1 for all the impacted links, regardless of addition of this project.
However, in Test 2, Southern Blvd from Binks Forest Dr to Big Blue Trace in the eastbound direction in the
PM peak hour fails because of the addition of this project. As allowed by the Florida Statutes 163.3180,
this project will meet the transportation concurrency by paying a proportionate share of improvement cost
to meet the adopted LOS. The Applicant will pay $136,881 as proportionate share for the improvement of
this segment from the current 6 lanes to 8 lanes.

Currently, there are both eastbound left turn lane and westbound right turn lane on Southern Blvd at the
unsignalized project entrance. The Property Owner shall be responsible for extension of both of these turn
lanes, modifying the north approach (entrance) to widen it with two left turn lanes and a right turn lane, and
posting surety for a possible signal in the future.

ADJACENT ROADWAY LEVEL OF SERVICE (PM PEAK)

Traffic volumes are in vehicles per hour

Segment: Southern Blvd from Arden Lake Way to Lion Country Safari
Existing count: Eastbound=723, Westbound=905
Background growth: Eastbound=746, Westbound=929
Project Trips: Eastbound=228, Westbound=76
Total Traffic: Eastbound=1697, Westbound=1910

Present laneage: 3 in each direction

Assured laneage: 3 in each direction

LOS "D" capacity: 2940

Projected level of service: LOS D or better in both directions

MASS TRANSIT:
The subject site is adjacent to Bus Route 40. The closest bus stop is to the east at Seminole Pratt Whitney

Road an ta Road 80.
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LAND DEVELOPMENT DIVISION:

The Department of Engineering and Public Works Land Development Division were provided with this
application for review. They provided comments throughout the review of this application and requested
modifications have been incorporated by the Applicant. The site is located within SFWMD S-5A basin and
will comply with SFWMD as well as Palm Beach County regulations. The proposed drainage system will
be swales, inlets, and piping, discharging into a proposed onsite dry detention pond. This pond will provide
pretreatment and detention prior to discharge into the MUPD and PBA Hydro systems, ultimately
connecting to the PBA Holdings master system. The new pond will be hydraulically linked to the existing
PBA Hydro dry detention pond, requiring a new drainage easement. Discharge is permitted in SFWMD
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ERP number 50-00281-S and provided by an existing pump station discharging through an existing culvert
beneath SR 80 into the SFWMD L-12 canal.

The property associated with the application was found to comply with the regulations and code
requirements of the ULDC under the authority of the Land Development Division, subject to the following
conditions of approval:

The Property Owner shall abandon or release, and relocate if necessary, any and all easements
shown in conflict with the proposed structures. These easements shall be abandoned prior to the
issuance of the building permit that would conflict with the encroachments. (BLDGPMT:
MONITORING - Engineering)

Each secondary system facility for detention or retention of stormwater runoff in an open
impoundment shall be placed entirely within a water management tract dedicated or deeded to an
acceptable entity responsible for operation and maintenance of the stormwater management
system. (ONGOING: ENGINEERING - Engineering)

Prior to the issuance of the first building permit, the Property Owner shall obtain and record proper
drainage easements to allow for drainage from the project site to connect to the point of legal
positive outfall. (BLDGPMT: MONITORING - Engineering)

DRAINAGE:

The Applicant has indicated in the drainage statement: “The site is within the South Florida Water
Management District (SFWMD) S-5A Basin, which is upstream and west of the C-51 Basin, and served by
the master storm water management system of the PBA Holdings property permitted in SFWMD
Environmental Reseouce Permit (ERP) 50-00281-S. Historical drainage was addressed during MUPD
Phase 1 through recorded easements across the MUPD, PBA Hydro, and PBA Holdings systems,
establishing legal positive outfall. For Project Tango, a new easement is required to accommodate
drainage from adjacent SFWMD parcels east of the site, which currently discharge into a ditch along the
southern boundary. Proposed improvements will redirect this flow east and south outside the MUPD
boundary. As the SFWMD parcels and ditch form a closed basin retaining the 100-year, 3-day storm, no
additional easements through the MUPD systems are necessary.

Runoff from Project Tango will be managed using swales, inlets, and piping, discharging into a proposed
onsite dry detention pond. This pond will provide pretreatment and detention prior to discharge into the
MUPD and PBA Hydro systems, ultimately connecting to the PBA Holdings master system. The new pond
will be hydraulically linked to the existing PBA Hydro dry detention pond, requiring a new drainage
easement. A public drainage easement is also proposed to accommodate historical flows from PBA
Holdings west of the MUPD. Ultimately, water quality and flood storage will be provided by the existing
138-acre dry retention pond within the PBA Holdings system, permitted for the 100-year, 3-day storm under
ERP Number 50-00281-S. A portion of this pond will be platted and a new easement established for
conveyance and legal positive outfall.” The Property Owner shall obtain an onsite Drainage Permit from
the Palm Beach County Engineering Department, Permit Section, prior to the application of a Building
Permit.

WATER AND WASTEWATER:

The subject site is within the PBC Water Utilities service area. Palm Beach County Water Utilities
Department (PBCWUD) Review Staff were provided with this application for review, and they provided
comments during the review. PBCWUD provided a Service Availability (Exhibit E-9) for this request to
increase square footage in the MUPD. A final Concurrency Reservation approval is required at time of
final approval of the site plan in accordance with Article 2 Adequate Public Facilities. The Applicant
provided in its justification statement with this request, that provided in Exhibit E-10, and their response to
this standard is provided above.

The site is located within the Limited Urban Service Area (LUSA), and in accordance with Policy 3.3-b:

The PBCWUD shall provide potable water, reclaimed water and wastewater services to any area
designated by the BCC as a LUSA.

Article 2 states that in order to sign off on Concurrency for water and wastewater services, the
applicant shall meet standards for Concurrency. This requires that the proposed development have
sufficient services based on the LOS for facilities are in place, or under construction and bonded;
or the subject of a binding and executed contract; or are included in the PBC’s Capital Improvement
Annual Budget.

This type of use houses equipment that produces a lot of heat. This heat can be cooled in different ways
including: Air Cooling, Evaporative Cooling, Direct Liquid Cooling, and Liquid Submersion Cooling. How
the equipment will be cooled has not been determined yet with this request, but will need to be finalized in
order to issue a Concurrency Reservation.

The Applicant indicated that they will be building a type of closed loop system of water use, but has not
completed the analysis. At this time, the Applicant has reserved 314.3 ERC (1 ERC = 5,600 gallons per
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month) Modifications to the requested ERC after issuance of a Concurrency Reservation will require a new
Concurrency Review.

Staff is recommending a Condition of Approval, that the Data Center Use utilize grey water or other water
saving technologies, to the greatest extent possible in order to reduce the use of potable water. The use
of grey water must be reviewed and approved by WUD and FPL. The Cooling wastewater can be accepted
by WUD if treated and complies with PBCWUD and the City of WPB ordinance and Industrial Pre-treatment
programs. This must be reviewed prior to the issuance of a Concurrency Reservation. Any wastewater
not accepted by PBCWUD will need to obtain permits from the State of another means of disposal, ie deep
well injections. Deep Injection Wells are a considerable investment.

PALM BEACH COUNTY HEALTH DEPARTMENT:

The subject development is required to connect water and wastewater services. The Health Department
review staff have no comments on this application.

SCHOOL IMPACTS:

The School Board has no requirements regarding this non-residential application. Bus stops are outside
a 2 mile of the project, but in proximity that service residents and student who live in Arden PUD.

e

el
-
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PARKS AND RECREATION:

This is a non-residential project, therefore the requirements for the provision of level of service for Regional,
District, Beach and Local Parks and the Park and Recreation ULDC standards do not apply.

FIRE PROTECTION:

The subject development is located within the PBC Fire Rescue service boundaries #20. This application
is reviewed concurrently with administrative application DRO-2025-1675 in which Fire Rescue had no
comments. When the development submits for construction permits the development will be required to

comply with all applicable Fire Codes. \ _
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h. Changed Conditions or Circumstances — There are demonstrated changed site conditions or
circumstances provided by the Applicant’s Justification Statement that necessitate the amendment.

The Applicant has indicated the following in their Justification Statement as their demonstrated changed
site conditions or circumstances: “When the last DOA was approved only the overall MUPD acreage was
increased, and the prior approved development intensity was maintained. The applicant is now seeking to
increase the permitted intensity to be consistent with the prior LGA approval.

This previously approved LGA maximum intensity approval was based on the maximum development of
the previous 138-acre site. The proposal did not add or include any additional intensity for the additional
land area. The current proposal is intended to utilize the maximum previously approved intensity approved
for the prior 138 acres on the entire 202 acre MUPD site.

Changes such as the recent technological breakthroughs and chip advances have now made it feasible to
deliver a modern Hyperscale Al Data use on the property, which necessitates the need to amend the
master plan consistent with the established LGA approval intensity limits within Ordinance 25-003, so that
a modern Hyperscale Al Data facility can now be designed and built on site.

More importantly at great expense the ownership has advanced the possibility of bringing a class leading
Hyperscale Al Data Facility to PBC by actively pursuing and obtaining a binding power service agreement
with FPL. This FPL power agreement has strict timelines to develop the required substations and Al use
needed to accept the power, and to begin utilizing the power. This agreement is also a critical prerequisite
to develop and operate the proposed Al Data Facility on site and the clock has started to execute the
development necessary to utilize the allocated power.

These changes in circumstances are also justified by the physical development and increase in population
associated with the Arden PUD, and the City of Westlake. Therefore, these relatively new residential
developments should be considered in support of this request.

This request will allow for additional employment generating development to provide for increase
employment opportunities for the residents of Palm Beach County and the western communities.”
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Exhibit B.2 - Standards Analysis & Findings

FINDINGS:
Type Il Concurrent Variance Standards:
Article 2.B.7.E.6, Standards for Zoning Variance are indicated below with Applicant’'s Response from the

Justification Statement and Staff Analysis. A request that fails to meet any of these Standards shall be
deemed adverse to the public interest and shall not be approved by the Commission.

Variance | ULDC Article Required Proposed Variance
No.
VA1 6.A.1.B-1 Data and Information Data and Information Data and Information
Minimum Processing (Data Center) | Processing (Data Center) | Processing (Data
Parking - 1 parking space per 250 | - 1 parking space per Center) 1 parking space
square feet 2,000 square feet per 2,000 square feet
1. Special conditions and circumstances exist that are peculiar to the parcel of land, building

or structure that are not applicable to other parcels of land, structures or buildings in the
same zoning district:

Applicant’s Response: Special circumstances exist in regard to the proposed data center and parking
rates. The ULDC requires 1 space per 250 square feet, which anticipates a high employee count
traditionally associated with Data and Information Processing uses like telemarketing centers or corporate
centers. The proposed data center will have a much lower employee count than what the ULDC anticipates,
as it will house a high number of computer servers and related equipment, and low number of employees.

Staff Analysis: V.1 — YES: There is a special circumstance regarding the parking generation created by
the proposed Data Center as described by the Applicant. The Data and Information Processing use within
the ULDC anticipates a very high employee count that being more traditionally associated with data input
or call center type uses. In this situation, the proposed structures will house a vast number of computers,
with a reduced number of employees when compared to the typical data and information processing uses.

2. Special circumstances and conditions do not result from the actions of the Applicant:

Applicant’s Response: Special circumstances and conditions do not result from the actions of the
Applicant. The requested variance is based on the nature of and industry practices for data centers. Stated
previously, since data centers operate mainly on computer servers and supporting equipment, they do not
require as much parking as other Data and Information Processing uses.

Staff Analysis: V.1 — YES: The special circumstance in regard to the parking demand for the proposed
use is not the result of the actions of the Applicant, but the result of changing industry design and
innovations associated with the unique use of Data Center.

3. Granting the variance shall not confer upon the Applicant any special privilege denied by
the Comprehensive Plan and this code to other parcels of land, structures or buildings in
the same zoning district:

Applicant’s Response: Granting the variance will not confer upon the Applicant any special privilege
denied by the Plan or Code to other parcels of land, buildings, or structures in the same district. Any
proposed development in the MUPD zoning district may apply for the same variance and address the
seven criteria.

Staff Analysis: V.1 — YES: The Data Center use was previously determined to be a Data Information and
Processing Use in the ULDC. The parking requirements do not address the Data Center type use which
does not require an extensive number employees for the development to operate. Other jurisdictions such
as Miami or as far as San Diego have addressed the same issue or have similar uses with the same
outcome as in this staff report. The City of El Segundo, CA for a Data Center requires 1 space per 3,500
sq ft. The use was envisioned at this site since 2016, and more recently with the expansion of land area in
January 2025. A special privilege will not be conferred to the Applicant.

4. Literal interpretation and enforcement of the terms and provisions of this Code would
deprive the Applicant of rights commonly enjoyed by other parcels of land in the same
zoning district, and would work an unnecessary and undue hardship:

Applicant’s Response: Literal interpretation of the code, requiring the 1 space per 250 square feet
parking ratio, would create a hardship for the Applicant. To meet the standard parking requirement for Data
and Information Processing Uses, a large portion of the site would be dedicated to parking, creating excess
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impervious area and parking that will be underutilized. Granting the variance for a reduced parking rate
will allow for better design of the facility and reduce excess impervious area and parking.

Staff Analysis: V.1 — YES: The literal interpretation of the code would create an excessive amount of
parking which would be unused. The additional pavement and required parking impacts our natural
resources exacerbating heat from the pavement and would encourage conflicts with the intent of the ULDC
to preserve and enhance with most appropriate use of land.

5. Grant of variance is the minimum variance that will make possible the reasonable use of the
parcel of land, building or structure:

Applicant’s Response: The proposed variance is the minimum variance that will make possible the
reasonable use of the parcel of land. The proposed variance requests a parking ratio that is appropriate
for the proposed data center use and its operations.

Staff Analysis: V.1 — YES: The requested parking modification for the Data and Information Processing,
more specifically the Data Center use, is the minimum necessary for the proposed use and reasonable
use of the land as a Data Center.

6. Grant of the variance will be consistent with the purposes, goals, objectives, and policies of
the Comprehensive Plan and this Code:

Applicant’s Response: Granting the Variance will be consistent with the purposes, Goals, Objectives,
Policies of the Plan, and this code. The proposed design meets the intent of the EDC Future Land Use
and MUPD Zoning District by providing mixed-use industrial development and increased employment
opportunities for residents of Palm Beach County and western communities.

Staff Analysis: V.1 — YES: The granting of this variance will be consistent with the purposes, goals and
objectives of the plan and the code that allow for the Data Center proposed.

7. Granting the variance will not be injurious to the area involved or otherwise detrimental to
the public welfare:

Applicant’s Response: Granting the Variance will not be injurious to the area involved or otherwise
detrimental to the public welfare. The proposed development and variance request are compatible with the
surrounding industrial uses to the west and north. Additionally, a wildlife corridor, L-8 Canal, and landscape
buffer are located between the proposed development and existing residential development known as
Arden PUD to the east.

Staff Analysis: V.1 — YES: The granting of this variance will not be injurious to the area or detrimental to
the public welfare. The reduction in parking is in line with the needed parking for the proposed use. The
required parking would be more injurious to the area creating unused area of pavement, impacts on natural
resources, and increased heat.
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Exhibit C-1 - Conditions of Approval

Development Order Amendment — Overall MUPD

ALL PETITIONS

1. All previous Conditions of Approval applicable to the subject property, as contained in Resolution R-
2025-123 (Control 2018-00085), have been consolidated as contained herein. The Property Owner shall
comply with all previous Conditions of Approval and deadlines previously established by Article 2.E of the
Unified Land Development Code (ULDC) and the Board of County Commissioners, unless expressly
modified. (ONGOING: MONITORING - Zoning)

2. Previous ALL PETITIONS Condition 1 of Resolution R-2025-123, Control No.2015-00085, which
currently states:

The approved Preliminary Master Plan and Regulating Plan are dated October 4, 2024. Modifications to
the Development Order inconsistent with the Conditions of Approval, or changes to the uses or site design
beyond the authority of the Development Review Officer as established in the Unified Land Development
Code, must be approved by the Board of County Commissioners.

Is hereby amended to read:

The approved Preliminary Master Plan is dated November 25, 2025, Preliminary Phasing Plan is dated
November 4, 2025 and Preliminary Regulating Plans are dated October 21, 2025. Modifications to the
Development Order inconsistent with the Conditions of Approval, or changes to the uses or site design
beyond the authority of the Development Review Officer as established in the Unified Land Development
Code, must be approved by the Board of County Commissioners. (ONGOING: ZONING - Zoning)

3. Prior to Final Approval by the Development Review Officer (DRO) for the Final Master Plan, the
Regulating Plan(s) shall be revised to include a trip concurrency equivalency table. The format of the table
shall be reviewed and approved by the DRO. (ONGOING: ZONING - Zoning) (Previous ALL PETITIONS
Condition 2 of Resolution R-2025-123, Control No0.2015-00085)

4. Previous ALL PETITIONS Condition 3 of Resolution R-2025-123, Control No.2015-00085, which
currently states:

The approved Final Site Plans are dated March 22, 2016, November 6, 2019, and October 13, 2022.
Modifications to the Development Order inconsistent with the Conditions of Approval, or changes to the
uses or site design beyond the authority of the Development Review Officer as established in the Unified
Land Development Code, must be approved by the Board of County Commissioners.

Is hereby amended to read:

The approved Final Site Plans are dated April 24, 2025 (JBM Services, East Coast Paving, Adonel
Concrete Batch Plant). Modifications to the Development Order inconsistent with the Conditions of
Approval, or changes to the uses or site design beyond the authority of the Development Review Officer
as established in the Unified Land Development Code, must be approved by the Board of County
Commissioners. (ONGOING: ZONING - Zoning)

5. The proposed development will be completed in four phases. Commencement of the Development of
Phase 1 shall start four years from the effective date of the approval of ZV/DOA-2025-01602) Each
additional phase will have four years to commence from the date of prior commencement as described in
Article 2.E (DATE: MONITORING - Zoning)

ARCHITECTURE

1. Prior to submission of a Building Permit, the Property Owner shall submit a design analysis report by an
licensed architect or engineer that demonstrates that all buildings and equipment are designed to operate
and comply with Article 5.C noise and sound standards including the County Maximum Sound Level
enumerated in Table 5.E.4.B and the Conditions contained herein. All Buildings shall be designed to
incorporate materials that will assist in dampening the sound generated by the use. (BLDGPMT: ZONING
— Zoning)

ENGINEERING
1. Previous ENGINEERING Condition 1 of Resolution R-2025-123, Control No.2015-00085, which
currently states:

In order to comply with the mandatory Traffic Performance Standards, the Property Owner shall be
restricted to the following phasing schedule:

Project Tango Page 15
DOA/ZV -2025-01602



a. No Building Permits for the site may be issued after December 6, 2035. A time extension for this
condition may be approved by the County Engineer based upon an approved Traffic Study which complies
with Mandatory Traffic Performance Standards in place at the time of the request. This extension request
shall be made pursuant to the requirements of Article 2, Section E of the Unified land Development Code.
(DATE: MONITORING - Engineering)

b. Building Permits for more than 120,000 sf of Industrial, 180,000 sf of Warehouse, and 20,000 sf of office
use or equivalent peak hour directional trips shall not be issued until the contract has been let for the
assured construction of Southern Blvd as a 6-lane divided facility from Lion Country Safari Rd to Forest
Hill Bivd. (BLDGPMT: MONITORING - Engineering) [Note: COMPLETED]

Is hereby amended to read:

In order to comply with the mandatory Traffic Performance Standards, the Property Owner shall be
restricted to the following phasing schedule:

a. Pursuant to the Traffic Analysis, the Buildout Date is December 31, 2035. No Building Permits for the
site may be issued after December 31, 2035. A time extension for this condition may be approved by the
County Engineer based upon an approved Traffic Study which complies with Mandatory Traffic
Performance Standards in place at the time of the request. This extension request shall be made pursuant
to the requirements of Art. 2.E of the Unified Land Development Code. (DATE: MONITORING -
Engineering)

b. Building Permits for more than 120,000 sf of Industrial, 180,000 sf of Warehouse, and 20,000 sf of office
use or equivalent peak hour directional trips shall not be issued until the contract has been let for the
assured construction of Southern Blvd as a 6-lane divided facility from Lion Country Safari Rd to Forest
Hill Blvd. (BLDGPMT: MONITORING - Engineering) [Note: COMPLETED]

2. Prior to the issuance of the first building permit, the Property Owner shall configure the property and the
offsite water management tract into legal lot(s) of record in accordance with the provisions of Article 11 of
the Unified Land Development Code. This includes any residual parcels created by this subdivision.
(BLDGPMT: MONITORING - Engineering) [Note: COMPLETED] (Previous ENGINEERING Condition 2
of Resolution R-2025-123, Control No.2015-00085)

3. The Property Owner shall provide an acceptable drainage study identifying any historical drainage from
offsite parcels, including proposed grading cross sections. The project's stormwater management system
shall be designed to address any historical drainage. The Property Owner shall provide drainage
easements, as required, to accommodate offsite drainage.

a. Drainage study shall be provided the Land Development Division prior to final approval of the Site Plan
by the DRO. (DRO: ENGINEERING - Engineering) [Note: COMPLETED]

b. Any required drainage easements shall be dedicated in conjunction with any required lot combination.
(PLAT: MONITORING - Engineering) [Note: COMPLETED] (Previous ENGINEERING Condition 3 of
Resolution R-2025-123, Control No.2015-00085)

4. Prior to recordation of the plat, the Property Owner record all drainage easements necessary to provide
legal positive outfall. (PLAT: MONITORING - Engineering) [Note: COMPLETED] (Previous
ENGINEERING Condition 4 of Resolution R-2025-123, Control No.2015-00085)

5. The Property Owner shall fund the cost of signal installation, if warranted, as determined by the County
Engineer at Project Entrance on Southern Blvd. Signalization shall be a mast arm structure installation.
The cost of signalization shall also include all design costs and any required utility relocation and right of
way or easement acquisition.

a. No Building Permits shall be issued until the developer provides acceptable surety to the Traffic Division
in an amount as determined by the Director of the Traffic Division. However, the Property Owner shall also
be obligated to post the above surety within 90 days of the request by the County Engineer. (BLDGPMT:
MONITORING - Engineering)

b. In order to request release of the surety for the traffic signal at the above intersection, the Property
Owner shall provide written notice to the Traffic Division stating that the final certificate of occupancy has
been issued for this development and requesting that a signal warrant study be conducted at the
intersection. The Traffic Division shall have 24 months from receipt of this notice to either draw upon the
monies to construct the traffic signal or release the monies. In the event that the property is sold, the
surety may be returned once the Traffic Division receives written documentation of the sale and a
replacement surety has been provided to the Traffic Division by the new Property Owner. (BLDGPMT:
MONITORING - Engineering) (Previous ENGINEERING Condition 5 of Resolution R-2025-123, Control
No0.2015-00085)

6. The Property Owner shall construct a) right turn lane 590 ft storage and 50 ft taper or as approved by
the FDOT, east approach on Southern Blvd at Project Entrance b) left turn lane 415 ft storage and 50 ft
taper or as approved by the FDOT, west approach on Southern Blvd at Project Entrance.
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This construction shall be concurrent with the paving and drainage improvements for the site. Any and all
costs associated with the construction shall be paid by the Property Owner. These costs shall include, but
are not limited to, utility relocations and acquisition of any additional required right-of-way.

a. Permits required from FDOT for this construction shall be obtained prior to the issuance of the first
building permit. (BLDGPMT: MONITORING - Engineering)

b. Construction shall be completed prior to the issuance of the first Certificate of Occupancy.
(BLDGPMT/CO: MONITORING - Engineering) (Previous ENGINEERING Condition 6 of Resolution R-
2025-123, Control No0.2015-00085)

7. The project's stormwater management system shall be designed to accept all historical onsite flows.
(ONGOING: ENGINEERING - Engineering) (Previous ENGINEERING Condition 7 of Resolution R-2025-
123, Control No.2015-00085)

8. Prior to the issuance of the first building permit for development within the additional 64.46 acres, the
Property Owner shall configure the property into a legal lot of record in accordance with provisions of Article
11 of the Unified Land Development Code or as otherwise approved by the County Engineer. (BLDGPMT:
MONITORING - Engineering) (Previous ENGINEERING Condition 8 of Resolution R-2025-123, Control
No0.2015-00085)

9. The Property Owner shall abandon or release, and relocate if necessary, any and all easements shown
in conflict with the proposed structures. These easements shall be abandoned prior to the issuance of the
building permit that would conflict with the encroachments. (BLDGPMT: MONITORING - Engineering)

10. Each secondary system facility for detention or retention of stormwater runoff in an open impoundment
shall be placed entirely within a water management tract dedicated or deeded to an acceptable entity
responsible for operation and maintenance of the stormwater management system. (ONGOING:
ENGINEERING - Engineering)

11. Prior to the issuance of the first building permit, the Property Owner shall obtain and record proper
drainage easements to allow for drainage from the project site to connect to the point of legal positive
outfall. (BLDGPMT: MONITORING - Engineering)

12. The property Owner shall construct the north approach of the entrance on Southern Blvd to have two
left turn lanes and one right turn lane. One of the left turn lanes shall be stripped out until a signal is
warranted and installed on Southern Blvd at this entrance. This construction shall be concurrent with the
paving and drainage improvements for the site. (ONGOING: ENGINEERING - Engineering)

13. The Property Owner shall make the following Proportionate Share payments, based on the following
schedule. Note that while this proportionate share payment is based on proportionate cost of a specific
roadway improvement, the County, in its sole discretion may apply such payment to one or more mobility
improvements to regionally significant transportation facilities. The proportionate share payment shall be
adjusted at the time of payment by the escalator calculation set forth in a later condition. Proportionate
share payments made pursuant to the Proportionate Share Agreement shall establish road impact fee
credits. The proportionate share payment is sufficient to accomplish one or more mobility improvements
that will benefit a regionally significant transportation facility in the area.

a. No building permits for development generating more than 249 PM peak hour directional trips (which
allows the development of the entire data center plus 1,860,000 SF of warehouse) shall be issued until the
Property Owner makes a proportionate share payment in the amount of $136,881.00 (BLDGPMT:
MONITORING - Engineering)

14. In recognition that construction prices may change over the life of the project, the proportionate share
payments included in the above conditions shall be subject to the following escalator calculation:

Adjusted Payment (when payment is being made) = Original Payment Amount x Cost Adjustment
Factor

Where,

Original Payment Amount = Proportionate Share Payment amount specified in the Proportionate Share
Agreement

Cost Adjustment Factor = (Producer Price Index (PPI) for Commodities Code ID WPUIP2312301
(month of payment))/(Producer Price Index (PPI) for Commodities Code ID WPUIP2312301 (month of
Prop Share Execution))

The Bureau of Labor Statistics Producer Price Index (PPI) for Commodities (Series ID:
WPUIP2312301), can be found at http://data.bls.gov/timeseries/WPUIP2312301.

If at the time a Proportionate Share payment is due, the Commodities Code ID WPUIP2312301 is no longer
used by the United States Bureau of Labor Statistics, the Adjusted Payment will be based on the Producer
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Price Index for non-residential commodities then in effect. In the event such an index is no longer in use,
the Adjusted Payment will be based on the United States Bureau of Labor Statistics Consumer Price Index
then in effect. (ONGOING: ENGINEERING - Engineering)

LANDSCAPE - PERIMETER — NORTH AND WEST PROPERTY LINES

1. In addition to the Code requirements, landscaping along the entire perimeter of the MUPD shall include:
a. A minimum two (2) foot high continuous berm;

b. The wall requirement for the Type 3 Incompatibility Buffer shall be substituted with a minimum of six (6)
foot high vinyl coated chain link fence;

c. A six (6) foot high hedge to be placed on the exterior side of the fence; and,

d. Measurement of berm height may be adjusted subject to the approval by the Zoning Division provided
the intent of the berm, fence and hedge combination will achieve an effective screening for the adjacent
properties. (ONGOING/BLDGPMT: ZONING - Zoning) (Previous LANDSCAPE - PERIMETER Condition
1 of Resolution R-2025-123, Control No.2015-00085)

2. Prior to Final Approval by the Development Review Officer (DRO), the Regulating Plan shall be amended
to provide details for the Alternative Type 3 Incompatibility Buffer consistent with Landscape Condition 1.
(DRO: ZONING - Zoning) [Note: COMPLETED] (Previous LANDSCAPE - PERIMETER Condition 2 of
Resolution R-2025-123, Control No.2015-00085)

LANDSCAPE - PERIMETER - SOUTH PROPERTY LINE (SOUTHERN BLVD)

3.In addition to the Code requirements for a right of way buffer, landscaping along the south property line
shall be upgraded to include:

a. A minimum 15-foot-high continuous berm, graded at a 3:1 slope. The slope and height of the berm shall
diminish proportionately to connect to the four-foot berm required along the east property line at the
southeast corner of the development.

b. The plateau of the berm shall include a double row of canopy trees planted fifteen feet on center with
50 percent of the trees planted at a minimum height of 14 feet.

c. The berm slopes shall be planted with native grasses and ground cover. (ONGOING/BLDGPMT:
ZONING - Zoning)

LANDSCAPE - PERIMETER — EAST PROPERTY LINE

4. In addition to the requirements of a Type 3 Incompatibility buffer, landscaping along the east property
line shall be upgraded to included:

a. A minimum width of 25 feet.

b. A continuous berm a minimum four foot high, graded at a 3:1 slope. The slope and height of the berm
shall increase proportionately to connect to the 15-foot-high berm required along the south property line at
the southeast corner of the development.

c. An opaque barrier that consists of 6-foot-high chain link fence with a 6-foot hedge, as previously
approved in a Type 2 Waiver.

d. The canopy tree requirement shall be large specie and planted at a minimum height of 15 feet.

e. One pine tree for each 30 lineal feet and planted at a minimum height of 14 feet.

f. One everglade palm tree for each 20 lineal feet and planted at a minimum height of 14 feet.

g. All shrubs shall be 100% native.

h. The berm slopes shall be planted with native grass and ground cover. (ONGOING/BLDGPMT: ZONING
- Zoning)

PLANNING

1. Per LGA 2024-006, condition 1: Development of the site under the Economic Development Center future
land use designation is limited to a maximum of 491,749 square feet of light industrial uses and 2,786,577
square feet of warehouse uses, or other uses which do not exceed the equivalent traffic generating trips.
(ONGOING: PLANNING - Planning) (Previous PLANNING Condition 1 of Resolution R-2025-123, Control
No.2015-00085)

2. Per LGA 2024-006, condition 2: Residential uses (except security or caretakers' quarters) are prohibited.
(ONGOING: PLANNING - Planning) (Previous PLANNING Condition 3 of Resolution R-2025-123, Control
No.2015-00085)

WATER AND WASTEWATER
1. Prior to final approval by the Development Review Officer, Concurrency Reservation shall be approved
in accordance with Article 2. (DRO: PBCWUD - Zoning)

2. Prior to final approval by the Development Review Officer, the Applicant shall provide documentation
for the utilization of grey water or other water reducing technologies to the greatest extent possible in order
to reduce the use of potable water. If applicable, the Applicant shall provide approval from both PBCWUD
and FPL for the use of the cooling wastewater. (DRO: PBCWUD — Zoning)
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3. Prior to the issuance of a Concurrency Reservation, the applicant shall provide documentation on the
means of disposal of wastewater not accepted by PBCWUD. (DRO: ZONING — Zoning)

COMPLIANCE

1. In Granting this Approval, the Board of County Commissioners relied upon the oral and written
representations of the Property Owner/Applicant both on the record and as part of the application process.
Deviations from or violation of these representations shall cause the Approval to be presented to the Board
of County Commissioners for review under the Compliance Condition of this Approval. (ONGOING:
MONITORING - Zoning)

2. Failure to comply with any of the Conditions of Approval for the subject property at any time may result
in:

a. The Issuance of a Stop Work Order; the Issuance of a Cease and Desist Order; the Denial or
Revocation of a Building Permit; the Denial or Revocation of a Certificate of Occupancy; the Denial of any
other Permit, License or Approval to any developer, owner, lessee, or user of the subject property; the
Revocation of any other Permit, License or Approval from any developer, owner, lessee, or user of the
subject property; the Revocation of any concurrency; and/or,

b. The Revocation of the Official Map Amendment, Conditional Use, Requested Use, Development Order
Amendment, and/or any other Zoning Approval; and/or,

c. A requirement of the development to conform with the standards of the Unified Land Development
Code at the time of the finding of non-compliance, or the addition or modification of Conditions reasonably
related to the failure to comply with existing Conditions; and/or

d. Referral to Code Enforcement; and/or

e. Imposition of entitlement density or intensity.

Staff may be directed by the Executive Director of PZ&B or the Code Enforcement Special Master to
schedule a Status Report before the body which approved the Official Zoning Map Amendment,
Conditional Use, Requested Use, Development Order Amendment, and/or other zoning approval, in
accordance with the provisions of Section 2.E of the ULDC, in response to any flagrant violation and/or
continued violation of any condition of approval. (ONGOING: MONITORING - Zoning)

DISCLOSURE
1. All applicable state or federal permits shall be obtained before commencement of the development
authorized by this Development Permit.
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Exhibit C-2 - Conditions of Approval

Type 2 Variance

ALL PETITIONS

1. The approved Preliminary Master Plan is dated November 25, 2025. Modifications to the Development
Order inconsistent with the Conditions of Approval, or changes to the uses or site design beyond the
authority of the Development Review Officer as established in the Unified Land Development Code, must
be approved by the Board of County Commissioners. (ONGOING: ZONING - Zoning)

VARIANCE

1. The Development Order for this Variance shall be tied to the Time Limitations of the Development Order
for ZV/DOA-2025-01602. The Property Owner shall secure a Building Permit or Commencement of
Development to vest this Variance. (ONGOING: MONITORING - Zoning)

2. Prior to the submittal for Final Approval by the Development Review Officer, the approved Variance(s)
and any associated Conditions of Approval shall be shown on the Final Site Plan. (DRO/ONGOING:
ZONING - Zoning)

3. At time of application for a Building Permit, the Property Owner shall provide a copy of this Variance
approval along with copies of the approved Plan to the Building Division. (BLDGPMT/ONGOING:
BUILDING DIVISION - Zoning)

COMPLIANCE

1. In Granting this Approval, the Zoning Commission relied upon the oral and written representations of
the Property Owner/Applicant both on the record and as part of the application process. Deviations from
or violation of these representations shall cause the approval to be presented to the Zoning Commission
for review under the compliance Condition of this Approval. (ONGOING: MONITORING - Zoning)

2. Failure to comply with any of the Conditions of Approval for the subject property at any time may result
in:

a. The Issuance of a Stop Work Order; the Issuance of a Cease and Desist Order; the Denial or
Revocation of a Building Permit; the Denial or Revocation of a Certificate of Occupancy; the Denial of any
other Permit, License or Approval to any developer, owner, lessee, or user of the subject property; the
Revocation of any other Permit, License or Approval from any developer, owner, lessee, or user of the
subject property; the Revocation of any concurrency; and/or,

b. The Revocation of the Official Map Amendment, Conditional Use, Requested Use, Development Order
Amendment, and/or any other Zoning Approval; and/or,

c. A requirement of the development to conform with the standards of the Unified Land Development
Code at the time of the finding of non-compliance, or the addition or modification of Conditions reasonably
related to the failure to comply with existing Conditions; and/or

d. Referral to Code Enforcement; and/or

e. Imposition of entitlement density or intensity.

Staff may be directed by the Executive Director of PZ&B or the Code Enforcement Special Master to
schedule a Status Report before the body which approved the Official Zoning Map Amendment,
Conditional Use, Requested Use, Development Order Amendment, and/or other zoning approval, in
accordance with the provisions of Section 2.E of the ULDC, in response to any flagrant violation and/or
continued violation of any condition of approval. (ONGOING: MONITORING - Zoning)

DISCLOSURE
1. All applicable state or federal permits shall be obtained before commencement of the development
authorized by this Development Permit.
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Exhibit D - Project History

Application | Title & Request Resolution | Decision Approval
No. Date
LGA-2016- Title: Central Park Commerce Center, Large Scale | 2016-00026 | Adopted 04/27/2016
00005 Land Use Amendment

Request: To change a future land use designation

from Rural Residential, 1 unit per 10 acres (RR-10) to

Economic Development Center (EDC)
ZV/PDD- Title: a Type Il Variance ZR-2016- Adopted 04/07/2016
2015-02166 Request: to allow an increase in the number of | 00027 With

freestanding structures in a Multiple Use Planned Conditions

Development (MUPD); and to modify the parking

calculation for a Data Information and Processing

Use.

Title: a Official Zoning Map Amendment to a Planned | R-2016- Adopted 04/28/2016

Development District 00551 With

Request: to allow rezoning from the Special Conditions

Agriculture (SA) Zoning District to the Multiple Use

Planned Development (MUPD) Zoning District and

allow an Alternative Landscape Buffer.
ZV-2016- Title: a Type Il Variance ZR-2017- Adopted 04/06/2017
01648 Request: to allow a 10-foot fence in the perimeter | 00009 With

landscape buffer; a reduction in the number of interior Conditions

trees; a reduction in the number of required

pedestrian amenities; eliminate the interconnectivity

between uses in and adjacent to the project; and, a

reduction in the required parking at the side or rear of

the building.
LGA-2018- Title: Central Park Commerce Center Il, Large Scale | 2018-00012 | Adopted 07/23/2018
00027 Land Use Amendment With

Request: To change the condition date on the Conditions

previously adopted Ordinance 2016-026 from June

30, 2019 to June 30, 2022
PDD/DOA- Title: an Official Zoning Map Amendment R-2025- Adopted 01/30/2025
2024-00309 Request: to allow a rezoning from the Special | 00122

Agricultural (SA) Zoning District to Multiple Use

Planned Development (MUPD) planned development

district on 64.46 acres

Title: a Development Order Amendment R-2025- Adopted 01/30/2025

Request: to modify the overall MUPD Master Plan to | 00123 With

add land area (64.46 acres) and to modify the Conditions

Conditions of Approval on 202.67 acres
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