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

 
 
Item Name: FLUE Policy 3.5-d Modifications-  

Element: Future Land Use Element (FLUE) 

Item Before the Board: To hold a public hearing on a proposed amendment to FLUE 
Policy 3.5-d exempting Scientific Community Overlay from the 
requirements of this policy.  

 
Meeting Date: Final Report, Adopted October 13, 2004 

Project Manager: Vinod Sandanasamy, Transportation Planner II 

MOTION: To adopt the proposed amendment. 

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

conclusions presented in this report. 
 
 
B. LPA Recommendation:  Approval, with one modification (11-1, with Ms. Francis 

dissenting) at the June 11, 2004 Public Hearing.  The modification recommended by the 
LUAB included adding language in order to consider appropriate traffic mitigation 
measures.  This modification, however, is not reflected in Exhibit 1 of this staff report 
since it is Staff’s position that the appropriate mitigation measures are already included in 
the proposed CRALLS amendment being processed simultaneously.  Board discussion 
focused on the need for the policy modification as opposed to the proposed CRALLS 
amendments.  However, Staff clarified that this proposed change is necessary in order 
for the proposed Mecca Farms EDC site-specific amendment to meet long-term traffic 
requirements, rather than for the purposes of concurrency.  Several residents of the 
Acreage and Loxahatchee Groves spoke in opposition of this amendment. 

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

Newell, to transmit passed in a unanimous vote 7-0 at the June 28, 2004 Public Hearing.  
There was minimal Board discussion. Several residents of the Acreage and Loxahatchee 
Groves spoke in opposition of this amendment. 

 
 
 
 
 
 
 



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

Aaronson, to adopt an ordinance passed in a 4-3 vote (with Commissioners McCarty, 
Newell, and Koons dissenting) at the October 13, 2004 Public Hearing.  Since the 
Transmittal public hearing, Staff drafted alternative language that was presented at the 
adoption public hearing.  This language proposed to establish criteria for cluster 
industries that would provide significant economic benefits to the County in lieu of the 
original proposal to specifically exempt the Scientific Community Overlay from the 
requirements of this policy.  Board comments focused both on the benefits in exempting 
future projects from this policy that could provide economic benefits to the County, as 
well as the reluctance to allow the language to be opened up for future projects.  
Representatives from several environmental groups including the Sierra Club, Audubon 
Society, and 1,000 Friends of Florida as well as several residents of the Acreage and 
Loxahatchee Groves spoke in opposition of this amendment.  An original motion was 
made by Commissioner Koons, seconded by Commissioner McCarty, to adopt the 
revised language; however, this was replaced by the substitute motion to adopt the 
original language which passed in a 4-3 vote.  
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I.     SUMMARY REPORT 
 
 
 
A. BACKGROUND 
 
Policy 3.5-d requires proposed land use amendments to address traffic conditions for certain 
roadways falling within the radius of impact in the long-range roadway network.  According to 
this Policy, all land use amendments are required to meet LOS D on all roadways where the 
land use amendments have a traffic impact of 3% of LOS D or greater.  Thus land use 
amendments cannot be approved if the traffic impact on a roadway in the long-range roadway 
plan is greater than 3% and if it is projected to exceed LOS D.  
 
Since the Scientific Community Overlay will promote important public objectives to support the 
economic vitality of this region, the proposed amendment will facilitate the development of the 
Overlay by exempting it from the requirements of this policy. 
 
 
B. THE PROPOSED AMENDMENT  
 
1.  Amendment Intent and Summary 
 
The intent of this proposed amendment is to exempt Scientific Community Overlay from the 
requirements of FLUE policy 3.5-d. 
 
2. Unified Land Development Code Implications 
 
This proposed amendment will not result in a subsequent amendment to the County’s land 
development regulations in the Unified Land Development Code (ULDC). 
 
 
C. ISSUE AND DATA/ANALYSIS SUMMARY 
 
The exemption of the Scientific Community Overlay from the requirements of FLUE policy 3.5-d 
is necessary for the development of this project, which will promote important public objectives 
to support the economic vitality of this region. 
 
 
D. PUBLIC AND MUNICIPAL REVIEW 
 
1. Intergovernmental Plan Amendment Review Committee (IPARC): Notification of this 

amendment was sent to the Palm Beach County Intergovernmental Plan Amendment 
Review Committee (IPARC) for review.  The IPARC, of which Palm Beach County is a 
participating member, functions as a clearing-house for plan amendments.    A formal 
notice (requesting comments) was mailed to IPARC on May 19, 2004.  As of the printing 
of this report, no objections had been received. 

 
2. Other Notice:  At the time of the printing of this report, two letters in opposition have 

been received (see Exhibit 3). 
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E. ASSESSMENT AND CONCLUSIONS 
 
The proposed amendment will allow Palm Beach County to proceed with the development of a 
science and technology research park/campus to attract a variety of high quality science and 
technology-related companies, as well as ensure that the fostering of science and technology 
uses becomes part of the County’s long-term economic development.  The proposed 
amendment to the Comprehensive Plan have been developed and refined with the participation 
of several county agencies, and will help ensure the success of science and technology uses in 
Palm Beach County.  
 
 
F. ALTERNATIVE ACTIONS 
 
The following courses of action are available to the Board: 
 
1. Recommendation of approval; 
 
2. Recommendation of approval with modifications; or 
 
3. Recommendation of denial. 
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II.     EXHIBITS 
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EXHIBIT 1 
 
 
A. Future Land Use Element, FLUE Policy 3.5-d Modifications to promote cluster 

industries 
 

REVISIONS: To modify FLUE Policy 3.5-d exempting the Scientific Community Overlay from 
the requirements of this policy.   The added text is shown underlined.  

 
Policy 3.5-d:  The County shall not approve a change to the Future Land Use Atlas which 
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 the adopted level of 
service standard “D” based upon the adopted Long Range Transportation Plan. Significant 
impact shall be as defined in Table 3.5-1. 
 

TABLE 3.5-1 
Significant Impact 

 
Net Trip Generation** Distance 

1 -  50 No significant impact 

51 - 1,000 Only address directly accessed link on first 
accessed major thoroughfare* 

1,001 -  4,000 One (1) mile* 

4,001 -  8,000 Two (2) miles* 

8,001 - 12,000 Three (3) miles* 

12,001 - 20,000 Four (4) miles* 

20,001 - up Five (5) miles* 

 
* A project has significant traffic: (1) when net trips will cause the currently adopted LOS for 
FIHS facilities to be exceeded; and/or (2) where net trips impacting roads not on the FIHS are
greater than three percent (3%) of the currently adopted level of service "D" capacity on an
AADT basis of the link affected up to the limits set forth in this table.  The laneage shall be as 
shown on the adopted Long Range Transportation Plan. 
** When calculating net trips, consideration will be given to alternative modes of transportation
(i.e. bicycle lanes, bicycle paths, bus lanes, fixed rail, and light rail facilities) in reducing the 
number of net trips.  These alternative modes must either be operating at the time of the
change to the Future Land Use Atlas or be included in both the Transportation Element  (Mass
Transit) and the Capital Improvement Element of the Comprehensive Plan. 

 
This Policy shall not be applicable to the Scientific Community Overlay.
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EXHIBIT 2 
  
 

 SUPPORT DATA AND ANALYSIS 
 
The impetus for this change in FLUE policy is the October 2003 decision of the Palm Beach 
County Board of County Commissioners (BCC) to support the development of a science and 
technology based research park/campus in the County.  Previously, the State of Florida had 
taken the initiative to attract the non-profit biotechnology research firm The Scripps Research 
Institute (TSRI) to Florida, committing a $310 million federal economic stimulus grant to the 
project. 
 
TSRI will be the anchor of the research park/campus, which is expected to attract several “spin-
off” pharmaceutical firms and related industries, which will create several thousand jobs, a high 
proportion of which will be high-wage and high skill jobs.  In addition, TSRI will partner with 
universities in the region and the rest of Florida, supporting economic development and 
enhanced educational opportunities for many years to come. 
 
This research park/campus will be located on the 1,919.23-acre Mecca Farms property, which is 
located approximately 1 mile north of Northlake Boulevard and south of the Beeline Highway, 
just east of the J.W. Corbett Wildlife Management Area (CWMA) and just west of the Vavrus 
property in the City of Palm Beach Gardens.  The Scientific Community Overlay – being 
proposed to be established through another amendment in this round – will cover that site, and 
will help to make the planned development possible while protecting the surrounding area.  It is 
intended that the Overlay will require a varied mix of land uses in addition to the science and 
technology uses, including residential, commercial, institutional and recreational.  
 
The County’s decision to support the development of a science and technology based research 
park/campus on the Mecca Farms site, and to make the fostering of research and development 
uses an important part of its long-term economic development strategy, necessitates several 
changes to the text of the Comprehensive Plan.  Along with this amendment, the County has 
proposed amendments to its TIM and 2020 roadway map series to add two new roadways 
segments (PGA Boulevard from Seminole Pratt-Whitney Road to Beeline Highway as 6 lanes 
and Coconut Boulevard from PGA Boulevard to Northlake Boulevard as 4 lanes) and to widen 
three existing roadway segments (Seminole Pratt-Whitney Road from Indiantown Road to 
Beeline Highway from 4 to 6 lanes, Seminole Pratt-Whitney Road from PGA Boulevard to 
Orange Boulevard from 4 to 6 lanes and Beeline Highway from PGA Boulevard to Northlake 
Boulevard from 6 to 8 lanes). These changes are intended to help ensure the success of this 
project by addressing traffic impacts from this project. 
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EXHIBIT 3 

  
 

LETTERS IN SUPPORT OR OPPOSITION 
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