
 
AGENDA 

TOWN OF JUPITER 
PLANNING AND ZONING COMMISSION REGULAR MEETING 

COUNCIL CHAMBERS 
TUESDAY, DECEMBER 9, 2025 

7:00 PM 

The Planning and Zoning Commission (PZC) also acts as the Local Planning 
Agency (LPA) and the Zoning Board of Adjustments (ZBA). 
 
NOTE: Those who wish to speak before the Commission must submit a green 
comment card to the secretary. Each comment is limited to three minutes. 
Speakers are asked to approach the podium when called. Please state name and 
address for the record prior to addressing the Commission.  

Call To Order 

ROLL CALL 

Chair Kevin Kirn  
Vice- Chair Beth Kelso  
Comm. Michael Cassatly  
Comm. Robert Grabowski  
Comm. Marty Rogol  
Comm. David Thompson  
Comm. Karen Vinson  
Comm. Paul Keenan (1st Alt)  
Comm. Cynthia Blum (2nd Alt)  

 
Town Attorney, Thomas Baird, Esq.  
Director of Planning and Zoning, John 
Sickler 
        
Asst. Director of Planning and Zoning, 
       Stephanie Thoburn  
Secretary, Vernisa Ayers  

CITIZEN COMMENTS 
Non-agenda topic citizen comments will be noted by staff for follow-up, as appropriate. 
The Commission will not discuss these items at this meeting. 

MINUTES   
1. Motion to approve the minutes from the November 13, 2025 Regular Planning and 

Zoning Commission Meeting.  

ORDER OF BUSINESS 
The normal order of business for hearings of agenda items is as follows: 
• Declaration of ex-parte communications 
• Swearing-in of witnesses 
• Applicant presentation 
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• Staff presentation 
• Intervenor (if any) presentation 
• Commission questions of Applicant, Intervenor and Staff 
• Public to be heard – Three-minute limit per speaker 
• Rebuttal or closing arguments for quasi-judicial items 
• Motion on floor - Discussion only on the motion 
• Call for the vote  

REGULAR AGENDA  

OLD BUSINESS  

NEW BUSINESS  

2. The Golf Channel Games – Application for a Class “B” Special Permit" to hold 
an event known as “The Golf Channel Games” on December 17, 2025, between 
5:00 p.m. and 11:00 p.m. located at 115 Eagle Tree Terrace, Jupiter, FL 33477 
(Trump National Golf Club Jupiter). (PZ 25-6621) 

  

3. Getz Subdivision– Applications for a 0.36± acre property located on the north 
side of Center Street, approximately 1500 feet west of North Pennock Lane, to 
request the following. 

a. Voluntary annexation; 
b. Small-scale Future Land Use Map (FLUM) amendment from Palm Beach 

County (PBC) Low Residential, 1 Unit per Acre (LR-1), to Town of Jupiter 
(TOJ) Low Density Residential; and (Acting as the Local Planning 
Agency) 

c. Zoning Map amendment from PBC Single-Family Residential (RS) to TOJ 
Compact Single-Family Residential (R-1A). (PZ #25-6587, 6589, 6590) 

 
 Town Council Consideration: January 20, 2026 – (1st Reading)  

                                               February 17, 2026 – (2nd Reading) 

4. Beacon Park — Applications for 57.7± acres of property, generally located 
south of Jupiter Community Park, west of Limestone Creek Road, north of 
Indiantown Road, and east of the I-95 interchange for the following: 

A. Future Land Use Map amendment from General Industrial with 
Bioscience Research Protection Overlay to Low Density Residential, on 
34.3± acres located on the east side of Island Way; 

B. Future Land Use Map amendment from General Industrial with 
Bioscience Research Protection Overlay to Medium Density Residential, 
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on 23.4± acres located on the west side of Island Way; (Acting as the 
Local Planning Agency)                        

C. Zoning Map amendment from I-4, Industrial, High Technology and 
Employment Center District to R1-A, Residential, Compact Single-Family 
District, on 34.3± acres located on the east side of Island Way; and, 

D. Zoning Map amendment from I-4, Industrial, High Technology and 
Employment Center District to R-3, Residential, Limited Multi-Family 
District, on 23.4± acres located on the west side of Island Way. 
(PZ#6515,6516,6517,6518) 

 
 Town Council Consideration: January 20, 2026 (1st Reading) 

                                               TBD (2nd Reading) 

STAFF UPDATE 
Planning and Zoning Director report on recent Town Council actions on Commission 
items. 

ADJOURN 
Motion to adjourn Planning and Zoning Commission Meeting. 
 
The next regularly scheduled Planning and Zoning Commission Meeting is scheduled 
for January 13, 2026.  

 

PLEASE TAKE NOTICE AND BE ADVISED that if any interested person desires to 
appeal any decisions made by the Planning and Zoning Commission with respect to any 
matter considered at these hearings, such interested person may need a verbatim 
record of the proceedings made, including the testimony and evidence presented at this 
hearing. 

Page 3 of 156



TOWN OF JUPITER 
PLANNING AND ZONING COMMISSION 

DRAFT MINUTES 
NOVEMBER 13, 2025 7:00 P.M. 

 
CALL TO ORDER:   
Chair Kevin Kirn called the meeting to order at 7:01p.m. 
 
ATTENDANCE:  
Chair Kevin Kirn, Vice Chair Beth Kelso, Comm. Michael Cassatly, Comm. Robert Grabowski 
Comm. Marty Rogol, Comm. Karen Vinson, Paul Keenan, 1st Alternate (voting member) and 
Cynthia Blum, 2nd Alternate (non-voting member); John Sickler, Director of Planning & Zoning; 
Stephanie Thoburn, Asst. Director of Planning and Zoning; Garret Watson, Principal Planner; 
Peter Meyer, Senior Planner; Thomas Baird, Esq., Town Attorney; Darrel Donatto, Town of 
Jupiter Fire Chief and Vernisa Ayers, Secretary. 
 
CITIZEN COMMENTS: None 
 
MINUTES: 
1. Motion to approve the minutes from October 14, 2025 Planning and Zoning Meeting by 

Comm. Cassatly; seconded by Comm. Rogol. Final: Motion passed unanimously, with a 
7-0 vote. 

 
SWEARING IN:  
Secretary Vernisa Ayers conducted the swearing-in of witnesses for all quasi-judicial items on 
the agenda. 
 

REGULAR AGENDA: 
 
A. OLD BUSINESS: None. 
 
B. NEW BUSINESS: 

 
2. 100 & 102 N Coastal Way (Quasi-judicial) - Zoning Map amendment from the 

Indiantown Road Overlay Zoning District, US Highway One district with underlying 
General Commercial (C-2) to U.S. Highway One/Intracoastal Waterway Corridor District 
– Waterway Commercial and Entertainment Subdistrict (US1/ICW-WCE) for two 
properties totaling 1.19± acres located at 100 and 102 N. Coastal Way.  
(PZ 25-6382)) 
 
Disclosures: Comm. Grabowski stated that he is familiar with the property as it’s on his 
walking route. Comm. Kelso stated that she walked the site. Commissioners Cassatly, 
Vinson, Rogol and Chair Kirn visited the site. Commissioners Blum and Keenan did not 
have disclosures.  
 

Applicant presentation: Emily O’Mahoney, representative of 2GHO, presented a 
PowerPoint overview of the proposed project.  

 
Staff presentation: Senior Planner, Peter Meyer, reviewed the staff report. 
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Commissioners asked questions of the Applicant and Staff:  
Comm. Keenan asked if the proposed four-story building would exceed the bridge height. 
Mr. Sickler said those details will be provided with the future application.  
 
Comm. Vinson asked whether Harbourside had originally received a special parking 
exception, noting past parking concerns. Mr. Sickler stated that Harbourside initially had 
95 parking spaces above code requirements, later reduced to about 45 above the 
minimum. Comm. Vinson asked if future construction would provide adequate parking. 
Mr. Sickler indicated that parking details will be addressed during the site plan and PUD 
amendment applications. 
 
Chair Kirn asked why the parcel retained legacy zoning and whether it was considered for 
rezoning with the rest of the site. Mr. Sickler explained that the Town did not initiate 
zoning on the parcel. The sector plan for the U.S. 1 Corridor, including the Waterway 
Commercial Entertainment Sector, intended that properties would be rezoned as 
redevelopment occurred to align with plan policies. 
 
Comm. Cassatly inquired whether the parcel is currently isolated and would no longer be 
part of the previous zoning change. Mr. Sickler confirmed. Comm. Cassatly asked 
whether the rezoning includes the marina and water areas or if those issues would be 
addressed later. Mr. Sickler noted that the developer has submitted a concurrent 
application that includes the marina. He clarified that the existing marina and water would 
be addressed during the site plan and planned unit development (PUD) review.  
 
Comm. Kelso asked whether the new zoning would allow the Riverwalk to follow the 
water directly to the event area under the bridge, providing more direct access between 
the event space and Harbourside. Mr. Sickler explained that the requested zoning district 
establishes requirements for the Riverwalk to follow the waterline, and these 
requirements will apply when development occurs. 
 
Comm. Grabowski asked whether the zoning change is more or less restrictive than the 
current zoning. Mr. Sickler explained that the change is mixed: it provides more flexibility 
in some aspects, but reduces overall height and establishes an average building height. 
Mr. Sickler shared that this approach allows variation in building heights while maintaining 
a maximum average of 35 feet, aiming to produce buildings that are less boxy. 
 
Commissioners Rogol and Blum did not have questions.  
 
Public Comment: None. 
 
Deliberation by Commission: None. 
 
Motion:  
Comm. Vinson moved to recommend approval of the requested Zoning Map 
amendment application; seconded by Comm. Cassatly. Final: Motion passed 
unanimously, with a 7-0 vote. 
 
 

3. Abacoa Temporary Fire Station (Quasi-judicial) – Special Exception and Site Plan 
amendment application for a temporary fire station in the northwest parking lot, on a 
21.7± acre property, located 1501 W Frederick Small Road. (PZ 25- 6582 & 6583) 
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Staff presentation: Principal Planner, Garret Watson, reviewed the staff report and gave a 
PowerPoint overview of the proposed project. Fire Chief Darrel Donatto (Town of Jupiter) 
was also in attendance. 
 

Commissioners asked questions of the Applicant and Staff: 
Comm. Keenan asked for clarification on the carport arrangement for the fire-rescue 
vehicles. Fire Chief Donatto explained that the proposal is for a metal awning structure 
to protect the vehicles from sun and rain, secured to the ground, with an adjacent 
storage shed for bunker gear. Comm. Keenan asked whether contingency plans would 
be developed, emphasizing that September and October are not ideal months for such 
arrangements. Chief Donatto noted that the Town used the same arrangement during a 
two-year renovation at a former station and that the structure is rated to withstand a 
Category 5 hurricane, and will be firmly anchored. Comm. Keenan asked whether the 
time delay for moving into the new station could be longer than a week or a month, and 
whether live operations might be conducted from the temporary site for one to three 
months. Chief Donatto explained that the first meeting with Palm Beach County for 
Station 16 is scheduled in January, as they would not meet before then, leaving the 
projects timeline uncertain. Chief Donatto noted that Palm Beach County indicated that 
the station will be delivered in turnkey condition, but the department will still need to 
install furniture, equipment, and make minor modifications. While they intend to move as 
quickly as possible, the timeline will depend on evaluation of the existing structure. 
 
Comm. Vinson asked about the cost, schedule and alternatives for the temporary fire 
rescue structure arrangement. Chief Donatto said the Town paid $40,000 for the structure 
itself, but does not yet have a full breakdown of all temporary costs.  He responded that 
installation is expected in January, with utilities, landscaping and final touches completed 
by May, the temporary facility will be ready for use ahead of occupancy. Comm. Vinson 
suggested placing the structure at Station 16 that could be set up quickly, be cost-
effective and serve as a temporary operational space. Chief Donatto explained that the 
Town does not yet own the (Station 16) property and therefore cannot place temporary 
facilities on it, and that the temporary structure is necessary because at midnight on 
October 1st the Town has to be ready to run calls regardless of the status at Station 16.  
 
Comm. Cassatly asked what the surrounding community’s reaction had been, noting 
concerns about traffic, sirens, and neighbors including children and older residents. Chief 
Donatto explained that both adjacent homeowners’ associations and the Abacoa POA 
were supportive. He added that when Town staff met with the principal of Independence 
School, the school’s main concern was parking (due to teacher use of the Town 
recreation lot) and staff are working with the school to avoid any disruption. When asked 
about potential vandalism, Chief Donatto said the facility will be staffed 24/7, so it’s not 
expected. 
 
Comm. Kelso asked where alternative locations were for teacher parking. Chief Donatto 
explained that there are racquetball and basketball courts just east of the current parking 
area, as well as an additional parking lot between those courts and the concession stand. 
He stated that while they do not expect to need the extra space, these areas could be 
made available for teacher parking, if necessary. Comm. Kelso asked for confirmation 
that the parking would still remain within the park area, and Chief Donatto agreed.  
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Comm. Grabowski noted that the traffic impact study characterized the project’s impact 
as insignificant and asked how much additional margin exists before the impact would be 
considered significant. Mr. Watson stated that the threshold is based on a percentage, 
though he did not have the exact figure available. Comm. Grabowski raised concerns 
about the safety of teenagers at Independence Middle School and asked whether 
pedestrian safety during emergency call-outs had been evaluated, noting that students 
may not always be attentive to their surroundings. Chief Donatto stated that the Fire 
Department is coordinating with the Police Department on traffic routing plans and that 
units will not respond from the temporary site during the initial training period. After 
October 1, units will relocate off-site during school arrival and dismissal times to avoid 
responding directly from the location when student pedestrian activity is highest. 
 
Comm. Blum asked which neighborhoods had been engaged, noting that Mallory Creek 
residents, where she resides had not been informed. Chief Donatto stated outreach was 
made through HOA property managers and meetings were held with communities directly 
south of the site and Tuscany, though he was unsure if Mallory Creek was included. 
Comm. Blum inquired as to where the temporary structure would go once removed; Chief 
Donatto said the final location had not yet been determined. Comm. Blum raised 
concerns about parking impacts, noting the lot serves families attending ball games and 
is often full. Chief Donatto explained six spaces would be used for Fire Dept. operations, 
with the facility and awning occupying the western and southwestern areas. Mr. Watson 
added that of approximately 60 parking spaces, about 20 will be taken up by the Fire 
Dept. operations, leaving roughly 40 spaces available. Of these, six are needed for 
operational use and 12 for shift changes. Comm. Blum noted that the lot is also used for 
overflow parking by Roger Dean Stadium and asked where displaced vehicles would go. 
Mr. Sickler agreed that coordination with the stadium is important for major events, 
though the lot does not count toward required stadium parking. He emphasized that 
ongoing communication is needed to manage potential conflicts. Comm. Blum asked if 
the Athletic Association had been notified. Chief Donatto and Mr. Watson said the 
Recreation Dept. has been aware for several months, making accommodations and 
coordinating with affected groups, and ongoing communication will continue to ensure 
awareness and explore alternate parking solutions. 
 
Commissioners Rogol and Chair Kirn did not have questions.  
 
Public Comment: None 
 
Deliberation by Commission: 
Comm. Vinson stated that she will vote to deny the item. The remaining Commissioners 
did not have any further deliberation.  
 
Motion:  
Comm. Keenan moved to recommend approval of the requested Special Exception and 
Site Plan amendment applications and to adopt the findings in the Staff Report along 
with the Conditions outlined in Exhibit 1; seconded by Comm. Rogol.  Final: Motion 
passed with a 6-1 vote with Comm. Vinson dissenting.  
 

4. Bayside (Quasi-judicial – APPLICANT REQUESTED POSTPONEMENT TO 
DECEMBER 9, 2025 MEETING- Site Plan application for a four-story office building and 
shared access drive with an adjacent Town owned property, on a .53± acre property, 
located at 1001 North Alternate A1A. (PZ 22-5351) 
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STAFF UPDATE:  
Planning and Zoning Director reported on recent Town Council actions on Commission items. 
 
ADJOURN:  
Chair Kevin Kirn adjourned the meeting at 7:41 p.m. 
 
 
 
 
 _________________________   __________________________ 
 Kevin Kirn, Chair                           Vernisa Ayers, Secretary 
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Golf Channel Games Special Permit 
PLANNING AND ZONING DEPARTMENT 

 

 

DATE: December 2, 2024 

TO: Planning and Zoning Commission 

FROM: John Sickler, Director of Planning and Zoning   

SUBJECT: The Golf Channel Games – Application for a Class “B” 
Special Permit" to hold an event known as “The Golf 
Channel Games” on December 17, 2025, between 5:00 
p.m. and 11:00 p.m. located at 115 Eagle Tree Terrace, 
Jupiter, FL 33477 (Trump National Golf Club Jupiter). (PZ 
25-6621) 

 

Res. #121-25 
PZ 25-6621 
S. Thatcher 

 P&Z Commission: 12/9/25 
 

Project Information 

Project Name: The Golf Channel Games 
Owner: 
Applicant: 

DJT Holdings Managing Member LLC  
Scott Russel, Senior Event Director - Octagon 

Location: 115 Eagle Tree Terrace, Jupiter, FL 33477 (Trump National 
Golf Club Jupiter) 

Acreage: 284.4 ± acres (entire community) 

Future Land use:    Low Density Residential                                 

Zoning: Residential, Single-Family District (R-1) 

Request: 
 
 

Class “B” Special Permit for a sports tournament, specifically 
a golf skills competition at Trump National Golf Club (see 
Attachment A). 

Staff Compliance Review Summary 

The requested special event will be in compliance with the Town Code subject to the conditions 
in Exhibit 1.  
 
 

Project Data 
 

Pertinent site plan data and information in reference to the application is listed below: 
 
Table 1: Adjacent Properties  

Direction 
 

Existing Land Uses 
 

Future Land Use/Zoning Districts 
 
North 

 
Residential (Admirals Cove) 

 
Residential/ R-1 (Residential, Single-family) 

 
South 

 
Residential (Frenchmen’s Creek) 

 
Palm Beach Gardens/ PCD (Planned Community District) 

 
East 

 
Residential (Bear’s Club) 

 
Residential/ R-1 (Residential, Single-family) PUD 

 
West 

 
Residential/ Preserve (Abacoa) 

 
Mixed Use/ MXD 
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Background 

Trump National Golf Club is located generally at the northeast corner of Donald Ross Road and 
Alternate A-1-A and is zoned Residential, Single-Family District (R-1). The site previously was 
known as Ritz-Carlton Golf Club Planned Unit Development (PUD) and was originally approved 
in 2001. The subject Special Permit B is required to be reviewed by the Planning and Zoning 
Commission since the proposed event is anticipated to have potential significant impacts on the 
surrounding area and will occur until 11:00 p.m.  The request is the first special permit at the 
Trump National Golf Club that goes Pursuant to Table 3, of Article IV entitled, “Special Permits”, 
the subject property may be allowed up to four Class “B” Special Permits per calendar year. 
 

Analysis 

The applicant is proposing “The Golf Channel Games”, a live, televised golf skills competition 
scheduled to air on Golf Channel and USA Network from 7:00–11:00 p.m. ET on Wednesday, 
December 17, 2025 (See Attachment A – Statement of Use). The event is at night and will include 
the installation of temporary lights and viewing stands (seating for up to 650 people) and will 
consist of two teams (Team Rory McIlroy vs. Team Scottie Scheffler), with each team consisting 
of four players.  The applicant has estimated 1,500 to 2,500 attendees for the event.  The outdoor 
activities for the event will occur on only a portion of the golf course as shown below; specifically, 
the event is proposed on the driving range and three golf course holes (1, 9, and 18) (See 
attachment B – Site Plan). In addition, some aspects of the event are proposed in the Ballroom 
at the clubhouse.  
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Pursuant to Article IV of the Town of Jupiter Zoning Code entitled, “Special Permits” “Sports 
tournaments” require either a Class “A” or a Class "B" Special Permit application. Class "A" 
special permits allow for temporary uses that are anticipated to have minimal impacts on 
surrounding uses.  Class "B" special permits allow for temporary uses that are anticipated to have 
potentially significant impacts on surrounding uses. 
 
Pursuant to Article IV, Division 2, Table 2, entitled “Regulations for All Areas, except the Inlet 
Village Sector”, the permitted hours of operation for an event is from 8:00 a.m.to 10:00 p.m. Staff 
may extend hours to 11:00 p.m., or starting at 7:00 a.m. for events located a minimum distance 
of 300 feet from any residentially zoned property.  The event is located within a residential 
community that is zoned Single Family Residential (R-1) with some residential units located less 
than 300 feet from the clubhouse and outdoor locations where activities, light and bleacher seats 
(viewing stands) are proposed. However, the hours of operation may be extended by the Planning 
and Zoning Commission.  The applicant is requesting to extend the hours of operation from 10:00 
p.m. to 11:00 p.m. 
 
The proposed event includes: 

• Timeframe that extends to 11:00 p.m.;  

• Anticipated estimated attendance of up to 2,500 people; 

• Reliance on off-site parking; and,  

• Temporary lighting. 
The event is being processed as a Class "B" special permit which is subject to the review and 
approval of the Planning and Zoning Commission.  Special permit “B” applications are required 

Page 11 of 156



The Golf Channel Games – Special Permit Staff Report  
(PZ 25-6621) 
Page 4 

to be submitted 60 calendar days prior to the event.  Given the application was submitted on 
November 10, 2025, staff is expediting the request. 
 
Breakdown of the event concludes on December 23, 2025.  
 
 
 

Special Permit Criteria Justification. 
 
1. Will the requested temporary use be injurious to the area involved or otherwise detrimental 

to the public health, safety and welfare? 
STAFF COMMENT: Staff has recommended conditions of approval to help minimize 
potential impacts.  These include provisions for security (Condition 3), sound 
(Conditions 4 and 5) and lighting (Condition 11).   
 
The applicant has coordinated with the Jupiter Police Department, who will advise on and 
provide the appropriate number of officers to be onsite during the event. In addition, the 
applicant will work with Trump National’s onsite security team and Contemporary Services 
Corporation (CSC) to provide private security coverage. 
 
The applicant has indicated that the sound will be transmitted from speakers to amplify 
the broadcast onsite through LED boards.  Therefore, staff has recommended conditions 
of approval that the speakers or amplified sounds associated with the event be positioned 
away from adjacent residential areas to minimize the impact on surrounding properties.  
Also, the applicant has indicated that all lighting will be directed down at the golf course 
and not towards the residential areas.  A condition of approval has been recommended 
that all lighting must be installed so that the lighting is directed away from any residential 
units. 

 
2. Will any nuisance or hazardous features involved be suitably separated from adjacent 

uses? 
STAFF COMMENT: Staff has recommended conditions of approval to address potential 
nuisances to adjacent uses, such as sound (Conditions 4 and 5) and lighting (Condition 
11).  See comments under criteria one.  
 

3. Will excess vehicular traffic be generated on residential streets? 
STAFF COMMENT: There will be additional trips into the community because of the 
event.  However, the majority of the event parking will be located at Florida Atlantic 
University (FAU) Jupiter Campus in the same area generally used at the university in 
association with Spring Training Games. The applicant has indicated that they have an 
agreement to reserve 1,200 parking spaces for the event at the campus during a time that 
does not conflict with peak usage of the college (see Attachment C). The applicant has 
also contracted with a parking and shuttle management company to oversee guest parking 
operations.  They will provide continuous shuttle service to and from the event site.  There 
will be multiple drop off locations at Trump National based on the ticket type. The general 
admission ticket holders will be dropped off at the east side of the driving range. VIP ticket 
holders will be dropped off on the backside of the clubhouse at the special event circle. 
Some levels of VIP parking will be allowed to occur at the clubhouse.   

 
4. Will a vehicular parking problem be created either internal or external to the site? 

STAFF COMMENT:  As stated above, the majority of the parking associated with the 
event will be located at the FAU Jupiter Campus, which is designed to accommodate 
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parking for higher volumes of vehicles than what is proposed. The applicant has indicated 
they have 1200 parking spaces reserved and it is anticipated that more than one person 
will be in each vehicle.  A shuttle service will circulate to and from the University to limit 
the number of vehicles traveling to the event site. Parking impacts of the event are not 
anticipated to be greater than a normal event at the clubhouse given the off-site parking 
and shuttle service. 

 
5. Will the event have potential negative audible effects? 

STAFF COMMENT:  Pursuant to Section 13-139(7), entitled “Exemptions”, sound 
associated with an activity which has received a special event permit may be exempt from 
the sound regulations of Chapter 13, unless conditions of approval limit the sound level.  
The applicant has indicated the main source of sound will be from 5 pm to 7 pm when 
guests are arriving and music is being played.  After that the sound will be mainly from 
crowd noise and commentators.  Since the event is televised, they do not want excessive 
amounts of event sounds to be picked up by the microphones located on the players.  
However, since the event is occurring in a residential zoning district, staff has 
recommended a condition of approval (Condition 5) and coordinated with the applicant 
indicating the event will need to adhere to a sound level of 70 Leq dB(A) with a three-
minute interval at the residential lot lines.  This sound level was coordinated with the 
applicant, by staff, based on the activities proposed.  

 
6. Does the event violate any other provisions of the Town Code of Ordinances? 

STAFF COMMENT: With the approval of the special permit, the event will be in 
compliance with the Town’s Code of Ordinances. 

 
7. Will the use be temporary in nature, pursuant to Table 1, and not include any permanent 

improvements? 
STAFF COMMENT:  The bleacher seating and lights are temporary. No permanent 
improvements are anticipated to be made in conjunction with this event.   

 
8. Will the impacts of nonresidential uses to residential properties be minimized? 

STAFF COMMENT: Yes, as noted in the applicant’s statement of use and further herein. 
Staff has recommended conditions of approval in regards to lighting and noise to minimize 
impacts to the residential properties.  
 
The POA Operations Manager at Trump National Golf Club, has also received approval 
from the Eagle Tree HOA (the residential portion of Trump National Golf Club) and sent 
information out to the owners (See Attachment C).  They have also indicated they 
contacted the manager at the Bears Club Owners Association to make them aware of the 
event. To date, no concerns have been received by staff.   

 
9. Will any streets be closed that may have significant impacts on the overall traffic pattern 

that cannot be adequately mitigated by an alternate traffic circulation plan? 
STAFF COMMENT:  No street closures are proposed.   
 

Standards and conditions for approval.  Pursuant to Section 27-370 entitled “Standards and 
conditions for approval” prior to granting a special permit, the Planning and Zoning Commission 
shall utilize all of the criteria listed above to determine the issuance of a special permit.  An 
application for a special permit may be approved if all of these criteria are satisfied.  Staff has 
reviewed the criteria and determined that all of criteria have been met with the conditions of 
approval noted in Exhibit 1.   
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Attachments. 

Exhibit 1 – Conditions of Approval 
 
Attachment A – Statement of Use 
Attachment B – Site Plan 
Attachment C - Location of Parking at Florida Atlantic University  
Attachment D - Authorization from Eagle Tree POA 
 
* Please contact Scott Thatcher at scottt@jupiter.fl.us 561-741-2444 in order to obtain a copy of 
the proposed plans or any attachments. 
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The Golf Channel Games  Exhibit 1 

 
Conditions of Approval 

 
 
 
The recommendation for approval is subject to the following conditions: 
1) Except as provided by these conditions, the event shall be consistent with representation 

provided by the applicant as a part of the application submittal within the Department of 
Planning and Zoning application file: 
a. Site Plan 
b. Statement of Use 

 
2) The approved date for the event is Wednesday, December 17, 2025 from 7:00 p.m. to 

11:00 p.m.  
 
3) It will be the responsibility of the applicant to coordinate with the Town of Jupiter Police 

Department to contract the number of required police officers for the event. If the event 
exceeds the number of patrons anticipated by the applicant and on duty police resources 
are used for crowd or traffic issues related to the event the applicant shall be responsible 
for the additional cost.  

 
4) All speakers or amplified sounds associated with the event shall be positioned away 

from adjacent residential areas to direct the sound to minimize the impact on 
surrounding properties. 

 
5) The decibel levels from the event shall not exceed 70 Leq dB(A) with a three-minute 

interval at the residential property lines of any complainant and shall be subject to 
enforcement of said ordinance by the Jupiter Police Department.   

 
6) The only permitted temporary signage is a 32 square foot banner that is part of the 

special event permit approval. Pursuant to Section 27-3304, entitled "Prohibited signs," 
portable signs are prohibited; this will include snipe signs, pennants, spinners and plastic 
streamers.  

 
7) Pursuant to Section 27-3360, entitled "Temporary signs," special event banners may not 

exceed two weeks per event or promotion.   
 
8) No fencing, signs, lights, wiring, or other structures shall be attached to any trees or 

shrubs. In addition, no stakes or similar anchoring devices shall be used in the roadway 
or sidewalks.  

 
9) If a Building permit is required for temporary structures or electrical, please contact the 

Town of Jupiter’s Building Department at (561)741-2286 to schedule an inspection prior 
to occupying the structures and opening of the event. 

 
10) If a Temporary Alcohol Beverage License from the Division of Alcoholic Beverages and 

Tobacco is required, a copy shall be provided to the Department of Planning and Zoning, 
prior to the event. 
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The Golf Channel Games  Exhibit 1 

11) In addition to meeting the requirements of Article XI, Division 24 of the Town Code, 
entitled "Lighting Regulations," all lighting shall be installed so that the lighting is directed 
away from any residential units. 

 
12) It shall be the responsibility of the applicant to comply with the accessibility requirements 

of the Americans with Disabilities Act. 
 
13) If the electrical plugs provided outside are proposed to be used with any extension cords, 

the extension cords will need to be covered to prevent pedestrian tripping hazard. If any 

other form of electricity, or tents or other items besides tables and chairs are proposed, a 

permit revision shall be submitted and additional permits may be required. 

 

14) Prior to the issuance of any building permits, the applicant shall revise the site plan to note 

the location of the four (4) additional portable restroom facility and provide overall ADA 

access details. 

 

15) Prior to the issuance of any building permits, the applicant shall provide contractor name, 

license, insurance and contact info. A general contractor is required to obtain a permit. A 

special inspector shall be required. 

 

16) If the event is being advertised through a web site or social media, the applicant shall 

publish event information, including road closing times, on the event organizer’s web page 

and social media pages/accounts to assist in notifying residents of the upcoming event.  

Please be aware, if the event is open to the community, the applicant is encouraged to 

upload the event information to the Town of Jupiter Community Calendar.  The Town’s 

Calendar (and steps on how to upload event information) can be found using this link:  

Link to Calendar.  In addition, the applicant is encouraged to tag the Town of Jupiter in 

social media posts containing event and road closure information. 
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Statement of Use – 

The Golf Channel Games- Estimated Attendance 1500-2500 
Event Date: Wednesday, December 17, 2025 
Event Time: 5:00 p.m.–11:00 p.m. 
Location: Trump National Golf Club Jupiter 

Event Overview: 

The Golf Channel Games is a live, made-for-television golf spectacle scheduled to air 
on Golf Channel and USA Network from 7:00–11:00 p.m. ET on Wednesday, December 

17. The event will take place under the lights at Trump National Golf Club Jupiter and 
will feature Team Rory McIlroy vs. Team Scottie Scheffler, with two teams of four world-

class players competing in an innovative, skills-based format designed for speed, 

precision, and nonstop excitement. The Golf Channel Games blends elite performance 
with immersive fan experiences and unprecedented access for both spectators and 
viewers. 

HOA Approval: 

We have received approval from the Eagle Tree HOA and its residents to host the event 
on December 17 from 5:00 p.m. to 11:00 p.m. The extended timeframe beyond the 
community’s typical 10:00 p.m. cutoff is required because the national broadcast 

window selected by Golf Channel and USA Network runs from 7:00 p.m. to 11:00 p.m., 

aligning the live competition with primetime programming. 

Parking & Transportation: 
All event parking will be located at the FAU Jupiter Campus, 5353 Parkside Drive, 

Jupiter, FL 33458. We have contracted a professional parking and shuttle management 

company to oversee all guest parking operations and provide continuous shuttle service 
to and from the event site. 

Security & Law Enforcement: 
We have coordinated with Major Scott Kimbark of the Jupiter Police Department, who 
will advise on and provide the appropriate number of officers to be onsite during the 
event. In addition, we will work in partnership with Trump National’s onsite security team 
and Contemporary Services Corporation (CSC) to ensure comprehensive private 
security coverage. 

If you require any additional information, clarification, or supporting documentation, 

please do not hesitate to contact me. 

Scott Russell // Scott.Russell@octagon.com 

O. 919.582.6256 C. 203.249.6076 
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Location of Parking at Florida Atlantic University 
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To Whom It May Concern, 

I am writing to provide full approval for Trump National Golf Course and The Golf Channel to 

make any necessary arrangements required to plan, organize, and conduct their upcoming event. 

This authorization includes coordination with staff, vendors, contractors, media personnel, and 

any additional parties essential to ensuring the successful execution of the event. 

Please extend your full cooperation and assistance to representatives from Trump National Golf 

Course and The Golf Channel as they finalize preparations and carry out all related activities. 

If you require any further confirmation or documentation, feel free to contact me at your 

convenience. 

Sincerely, 
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Getz Annexation, 

Future Land Use and Zoning Map Amendments 
TOWN MANAGER’S OFFICE 

 

 

 

DATE: December 2, 2025 

TO: Honorable Mayor and Members of Town Council 

THRU: Frank J. Kitzerow, Town Manager  

FROM: John Sickler, Director of Planning and Zoning JS 

SUBJECT: Getz Subdivision – Applications for a 0.36± acre property 
located on the north side of Center Street, approximately 
1500 feet west of North Pennock Lane, to request the 
following: 
A. Voluntary annexation; 
B. Small-scale Future Land Use Map (FLUM) amendment 

from Palm Beach County (PBC) Low Residential, 1 
Unit per Acre (LR-1), to Town of Jupiter (TOJ) Low 
Density Residential; and 

C. Zoning Map amendment from PBC Single-Family 
Residential (RS) to TOJ Compact Single-Family 
Residential (R-1A). 

 

Ordinances #4-26, #5-26, #6-26 
PZ 25-6587, 25-6589, 25-6590 
J. Dray 

 P&Z Commission:           12/09/2025 
Town Council:                 01/20/2026 – 1st Reading  
Town Council:                 02/17/2026 – 2nd Reading 

Project Information 

Applicant/Owner: Ariel Hearing 

Agent: Samuel Polacek, Cotleur & Hearing 

Location: North side of Center Street, approximately 1500 feet 
west of North Pennock Lane (see Attachment A – 
Location Map) 

Acreage: 0.36± 

PCN Number: 00-42-40-35-28-002-0000 

Existing FLUM designation: PBC Low Residential, 1 unit per acre (LR-1) 

Proposed FLUM designation: TOJ Low Density Residential 

Existing use of property: Vacant 

Existing Zoning: PBC Single-Family Residential (RS) 

Proposed Zoning: TOJ Compact Single-Family Residential (R-1A) 

Staff Compliance Review 

Based upon the facts and findings contained herein, the Department of Planning and Zoning 
finds the proposed voluntary annexation and amendments to the Future Land Use Map and 
Zoning Map consistent with the goals, objectives, and policies of the Town of Jupiter’s 
Comprehensive Plan and Zoning Code. 
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Background 

Table 1. Surrounding land use designations and zoning districts – Getz Subdivision 

Attachment A – Location Map  

Location Existing Land Uses Future Land Use Designations/Zoning Districts 

North Single-family dwelling unit PBC Low Residential, 1 Unit per Acre (LR-1) / PBC 
Single-Family Residential (RS) 

South Center Street and single-
family dwelling unit 

TOJ Low Density Residential / TOJ Single-Family 
Residential (R-1) 

East  Private access drive and 
single-family dwelling unit 

PBC LR-1 / RS 

West Single-family dwelling unit PBC LR-1 / RS 

 
For a comprehensive view of the above designations surrounding the subject property, refer to 
the Existing Future Land Use Map (Attachment B) and Existing Zoning Map (Attachment C). 
The proposed Future Land Use and Zoning designations are shown on the Proposed Future 
Land Use Map (Attachment D) and Proposed Zoning Map (Attachment E), respectively. 

 
Photo 1. 

 
 
Existing Conditions: The applicant has submitted concurrent applications to request a 
voluntary annexation, Future Land Use Map (FLUM) amendment, and Zoning Map amendment 
for the subject property. The subject property is accessed via an unimproved ingress-egress 
easement through the adjacent property to the west located at 5301 Center Street. There are no 
principal structures on the site, but there is a well house in the northwestern corner, as indicated 
on the boundary survey (see Attachment F – Survey). The subject property is located within the 
future annexation area indicated in the 1990 Town of Jupiter Annexation Study. 
 
Reason for the Request: During the pre-application meeting, the applicant indicated they are 
requesting the subject applications with the intention of constructing a single-family dwelling unit 
in the future. In the Annexation Project Narrative, the applicant states the voluntary annexation is 
consistent with the Town’s goals for growth and municipal service expansion (see Attachment G 
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– Project Narrative – Annexation). In the FLUM/Rezoning Project Narrative, the applicant states 
the proposed FLUM and Zoning Map amendments will maintain the consistency of the existing 
residential development pattern (see Attachment H –Statement of Use – FLUM/Rezoning). 
 
The subject property was subdivided into its current configuration in 2021. Prior to the subdivision, 
site plan approval was granted by the County for the proposed development of a single-family 
dwelling unit. A bonus to increase the maximum density on the original lot from one to two dwelling 
units per acre was granted through the County’s Transfer of Development Rights (TDR) program. 
Traffic and school capacity concurrency were reviewed by the County at that time. Additionally, 
two variances were granted by the County to allow the proposed development to be accessed 
primarily through the above-mentioned 20-foot ingress-egress easement. The variances were 
requested because the County does not allow additional curb cuts to open onto Center Street, a 
designated collector road. 
 
In 2021, a 721-day time extension for Commencement of Development for the approved site plan 
was granted by the County, providing an expiration date on June 10, 2026. According to the time 
extension, if the approved development has not commenced by this date, the project will need to 
be reviewed again for Commencement of Development and for concurrency. 

Analysis 

A. Voluntary Annexation Request 
 
The following section lists the applicable State, County, and Town regulations and analyzes the 
consistency of the subject annexation request with these regulations. 
 
State Statutes Consistency: Section 171.044(1), Florida Statutes (F.S.), states: 

“The owner or owners of real property in an unincorporated area of a county which is 
contiguous to a municipality and reasonably compact may petition the governing body of 
said municipality that said property be annexed into the municipality.” 

 
Intergovernmental Coordination: Staff has notified the Palm Beach County Planning Division 
of the application for annexation. As of the date of this report, staff has not received any 
comments from the County. Staff has also notified the County’s Interlocal Plan Amendment 
Review Committee (IPARC) of the proposed FLUM amendment. As of the date of this report, 
staff has not received any comments from any adjacent local governments. 
 
Comprehensive Plan Consistency: The proposed annexation is in conformance with the 
Future Land Use Element of the Town’s Comprehensive Plan. The Town’s Future Annexation 
Study criteria and priorities contained in Objective 1.6 of the Future Land Use Element are 
discussed in Attachment I – Annexation Criteria, as well as in Attachment J – Comprehensive 
Plan Consistency Analysis. 
 
Traffic Impacts: There are no traffic impacts associated with annexing the subject property into 
the Town. The Future Land Use Map (FLUM) amendment traffic analysis will address any 
impacts associated with the land use change for the subject property. 
 
Environmental Impacts: The Town’s Natural Resources staff has no concerns regarding the 
proposed annexation as the lot is cleared and vacant. 
 
Infrastructure Impacts: All public facilities are available to the property without adversely 
impacting the Town’s established levels of service (LOS) standards as required by the 
Comprehensive Plan; specifically, Policy 1.4.4 of the Infrastructure Element. The results of this 
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analysis are contained in the Infrastructure Impact Analysis section of the Annexation Criteria 
(see Attachment I – Annexation Criteria). The owner will be required to meet any and all 
connection requirements and associated costs for water and sewer service. The property is 
required to be annexed into the Town in order to receive water service. 
 
B. Future Land Use Map Amendment 
 
Criteria for FLUM amendments. Section 27-178 provides four (4) criteria for the review of 
FLUM amendments. Proposed map amendments are evaluated within the context of each of 
the four criteria below. 
 
1) The proposed map amendment shall be consistent with the goals, objectives, and policies of 

the Town of Jupiter Comprehensive Plan. 
 

Staff Comment: The proposed FLUM amendment of Low Density Residential is consistent 
with the goals, objectives, and policies of the Comprehensive Plan (see Attachment J – 
Comprehensive Plan Objectives and Policies Consistency Analysis). 

 
2) The proposed map amendment shall be consistent with the established land uses of 

surrounding properties or land use patterns. 
 
Staff Comment: The proposed FLUM amendment is consistent with the surrounding 
properties and will continue the established land use pattern in the area. The subject 
property currently has a designated future land use of Palm Beach County (PBC) Low 
Residential, 1 Unit per Acre (LR-1); however, a density bonus of up to two dwelling units per 
acre through the use of Transfer of Development Rights (TDR) was approved by the County 
for the subject property. The proposed FLUM amendment of Town of Jupiter (TOJ) Low 
Density Residential is compatible with the subject property’s approved density bonus. It is 
also compatible with the designated future land uses of the adjacent properties to the east, 
north, and west, all of which are PBC LR-1. It is also compatible with the designated future 
land use of the property to the south, which is TOJ Medium Density Residential. 

 
3) The proposed map amendment shall not create an isolated land use designation or zoning 

district unrelated to adjacent and nearby designations or districts.  
 

Staff Comment: The proposed FLUM amendment will create an isolated land use 
designation because the subject property will be surrounded by unincorporated PBC  
properties on the north side of Center Street and will be adjacent to properties with a 
Medium Density Residential land use on the south side of Center Street; however, as 
discussed above, the proposed future land use designation of Low Density Residential is 
related to and is the most compatible with the PBC LR-1 designation of the surrounding 
unincorporated properties.  

 
4) The application is necessary because of changed or changing conditions, including, but not 

limited to changing demographic trends, annexation, or public service needs. 
 

Staff Comment: The proposed FLUM amendment is necessary because the applicant is 
seeking to voluntarily annex into the Town. Chapter 163 of the Florida Statutes requires 
annexed land to be assigned a municipal future land use designation and zoning district. 
 

Population impacts. The proposed FLUM amendment to Low Density Residential will have no 
population impact because the County has already approved the subdivision allowing for the 
development of one single-family dwelling unit. This subdivision will have minimal impact on the 
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surrounding population, regardless of the proposed FLUM amendment. The proposed Low 
Density Residential land use designation allows a maximum density of two units per acre, or 
one single-family dwelling unit in the case of the 0.36± acre subject property. Based on the 
census average of 2.5 persons per household, this would result in an approximate population 
increase of three residents, which will have a minimal impact on the Town’s population. 
 
Traffic impacts. The applicant has indicated that the approved site plan development for a 
single-family dwelling unit was reviewed by the County for traffic concurrency in 2021. The 
Town’s Traffic Engineer has reviewed the proposed FLUM amendment and does not have any 
concerns regarding traffic impacts. 
 
Environmental impacts. The proposed future land use map amendment of Low Density 
Residential will have minimal impact on the site. The Town’s Natural Resources staff has 
reviewed the proposed FLUM amendment and does not have any concerns regarding 
environmental impacts since the lot is cleared and vacant. 
 
Palm Beach County School District. The Palm Beach County (PBC) School District reviews all 
new applications for residential projects to ensure adequate school facilities are available for 
additional residents. The subject property received subdivision approval from the County to allow 
for the development of one single-family dwelling unit. In 2019, PBC School District provided a 
school capacity availability determination (SCAD) and recommended as part of the site plan 
approval with PBC that the owner pay $15,967 prior to the issuance of the first building permit. 
However, when the subdivision was approved by the County, this fee was not included as a 
condition of approval in the associated County Development Order. Per the District’s interlocal 
agreement with the Town, the Town may incorporate such conditions as it deems appropriate. In 
addition, staff correspondence with the District notes that while the applicant has a valid SCAD, if 
re-evaluated today, the fee would not be recommended since the schools in the area are no 
longer over capacity. As PBC did not include the recommended fee and the fee would not be an 
incentive to annexation, no fee has been recommended.  
 
C. Zoning Map Amendment 
 
Criteria for Zoning Map amendments. Pursuant to Chapter 163, Florida Statutes, the zoning 
district for the subject property must be compatible with the designated future land use. 
 
Four criteria in Section 27-178 are identified for changes to future land use and zoning. A 
discussion of these four criteria in relation to the applicant’s requested zoning district is included 
below: 
 
1) The proposed map amendment shall be consistent with the goals, objectives and policies of 

the Town of Jupiter Comprehensive Plan. 
 

Staff Comment: See the "Future Land Use Map Amendment" section above for discussion 
on consistency with the Comprehensive Plan. The proposed zoning map amendment of 
Compact Single-Family Residential (R-1A) is consistent with the requested future land use 
designation of Low Density Residential. 

 
2) The proposed map amendment shall be consistent with the established land uses of 

surrounding properties or land use patterns.  
 

Staff Comment: The proposed zoning map amendment is consistent with the surrounding 
properties and will continue the established land use pattern in the area. The subject 
property currently has a zoning designation of Palm Beach County (PBC) Single-Family 

Page 32 of 156



Getz Subdivision Annexation, Future Land Use Map Amendment, and Zoning Map Amendment 
Page 6 

Residential (RS). The proposed zoning of Compact Single-Family Residential (R-1A) for the 
subject property is compatible with the zoning designations of the adjacent properties to the 
east, north, and west, all of which are PBC RS. TOJ R-1A and PBC RS have the same lot 
size and setback regulations in order to prevent the creation of nonconformities when a 
property is annexed into the Town. It is also compatible with the zoning designation of the 
property to the south, which is TOJ Single-Family Residential (R-1). 

  
3) The proposed map amendment shall not create an isolated land use designation or zoning 

district unrelated to adjacent and nearby designations or districts. 
 

Staff Comment: The proposed zoning map amendment will create an isolated zoning district 
because the subject property will be surrounded by unincorporated properties on the north 
side of Center Street and will be adjacent to properties with the TOJ R-1 zoning designation 
on the south side of Center Street; however, as discussed above, the proposed zoning 
district of TOJ R-1A is compatible with the PBC RS designation of the surrounding 
unincorporated properties. PBC RS uses the same lot size and setback regulations as TOJ 
R-1A so that residential properties being annexed into the Town may be assigned a zoning 
district that will not create nonconformities. 

 
4) The application is necessary because of changed or changing conditions, including, but not 

limited to changing demographic trends, annexation, or public service needs.  
 

Staff Comment: The proposed zoning map amendment is necessary because the applicant 
is seeking to voluntarily annex into the Town. Chapter 163 of the Florida Statutes requires 
annexed land to be assigned a municipal future land use designation and zoning district.  

 
The data and analysis supporting the FLUM and zoning map amendments will be included in 
the transmittal package sent to the Florida Department of Commerce after the adoption of the 
amendments in accordance with F.S. 163.3187. 

Findings 

1. The subject property is located in unincorporated Palm Beach County, but it is 
contiguous to the Town of Jupiter municipal boundary, is reasonably compact, and will 
not create an enclave upon annexation. 

2. The subject property is located within the future annexation area indicated in the 1990 
Town of Jupiter Annexation Study. 

3. Upon annexation, the subject property must be assigned an appropriate municipal future 
land use designation and municipal zoning district. 

4. The subject property is currently undeveloped. 
5. The subject property is currently assigned the Palm Beach County (PBC) Low 

Residential, 1 Unit per Acre (LR-1) future land use designation and the PBC Single-
Family Residential (RS) zoning district. 

6. The proposed future land use designation of Town of Jupiter (TOJ) Low Density 
Residential is consistent with the goals, objectives, and policies of the Comprehensive 
Plan; 

7. The proposed zoning district of TOJ Compact Single-Family Residential (R-1A) is 
consistent with the proposed future land use designation. 

8. The R-1A zoning district was created to facilitate annexation of PBC properties assigned 
with the PBC RS zoning without creating setback and lot coverage non-conformities.  
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Conclusions 

Staff has reviewed the requested FLUM and zoning map amendments on the 0.36± acre 
subject property and has found them to be consistent with the Comprehensive Plan and Land 
Development Regulations for the following reasons: 
 

1. The annexation of the subject property is consistent with the Town Annexation Study 
and complies with Florida Statute 171.044(1). 

2. The proposed annexation, FLUM amendment, and zoning map amendment applications 
are consistent with the Comprehensive Plan’s goals, objectives and policies. 

Attachments: 

Attachment A – Location Map  
Attachment B – Existing Future Land Use Map 
Attachment C – Existing Zoning Map 
Attachment D – Proposed Future Land Use Map 
Attachment E – Proposed Zoning Map 
Attachment F – Survey 
Attachment G – Project Narrative – Annexation 
Attachment H – Statement of Use – FLUM and Rezoning 
Attachment I – Annexation Criteria 
Attachment J – Comprehensive Plan Objectives and Policies Consistency Analysis 
 

Contact Joseph Dray at josephd@jupiter.fl.us or 561-741-2473 for attachments. 
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Attachment B - Existing Future Land Use Map
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Attachment C - Existing Zoning Map
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Attachment D - Proposed Future Land Use Map
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Attachment E - Proposed Zoning Map
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CENTER STREET 

(60' PUBLIC RIGHT-OF-WAY) 
(COMMISION MINUTES BOOK 3-237, 

DATED DECEMBER 9, 1915 ) 

CIVIL ENGINEERING - LAND PLANNING 
LANDSCAPE ARCHITECTURE - SURVEYING 

7900 GLADES ROAD - SUITE 100 
BOCA RATON, FLORIDA 33434 

PHONE (561)-392-1991 / FAX (561)-750-1452 

PAVED ROAD 

PAVED ROAD 
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Project Narrative 
Voluntary Annexation  

Town of Jupiter 
November 18, 2025 

 
REQUEST 
The owner of the subject property at PCN: 00424035280020000, is seeking approval of a 
voluntary annexation into the Town of Jupiter. The subject property is currently located within 
unincorporated Palm Beach County on the north side of Center Street. The property has been 
under current ownership since August of 2023. Approval of this request will extend the 
municipal boundary into the northern side of Center Street. 
 
LOCATION 
The subject property is .36 acres and currently lies vacant with no history or prior development. 
The property is currently within the RS Residential Single Family Zoning district and the LR1 Low 
Residential Future Land Use district.  
 
The subject properties are contiguous to the Town of Jupiter’s municipal boundary on its 
northern boundary. The property borders Center Street, in compliance with the Town of 
Jupiter’s Code of Ordinances, access to the vacant lot can be provided from Center Street. 
 
ADJACENT FUTURE LAND USE & ZONING CLASSIFICATION 
 

 Zoning FLU Use 

N (Unincorporated PBC) RS LR1 Single Family 
Residential 

S (Town of Jupiter) R1 Residential 
Single-Family 

Medium Density 
Residential  

Residential  

E (Unincorporated PBC) RS LR1 Residential  
W (Unincorporated PBC) RS LR1 Residential  

 

 

 

 

Attachment G - Project Narrative - Annexation
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Annexation 
Future Land Use Map Amendment 
Zoning Map Amendment 
Project Narrative 
October 2, 2025 
 
CONCLUSION 

The proposed voluntary annexation of the subject property (PCN: 00-42-40-35-28-002-0000) 
into the Town of Jupiter is consistent with the Town’s long-range planning objectives and 
policies related to orderly growth and municipal service coordination. The parcel is contiguous 
to the Town’s existing municipal boundary and is located within the Town’s designated Future 
Annexation Area, as identified in the Comprehensive Plan. Bringing the property into the 
Town’s jurisdiction will allow future planning, zoning, and development decisions to be 
administered under a unified regulatory framework, ensuring consistency with the Town’s 
development standards and review procedures. This annexation will also facilitate coordinated 
evaluation of any future improvements, support efficient municipal service delivery, and 
strengthen the Town’s ability to manage long-term land-use and infrastructure planning for the 
surrounding area. 
 
The property, comprising 0.36 acres, is currently vacant and undeveloped, with access from 
Center Street and compatibility with surrounding residential uses. Adjacent properties are 
designated for single-family residential development under both Palm Beach County and Town 
of Jupiter zoning and land use classifications, demonstrating consistency with the Town’s 
established residential character in this area. 
 
Annexing this parcel will support orderly growth, improve coordination of infrastructure and 
municipal services, and provide an opportunity for future residential development under the 
Town’s jurisdiction. As such, the request for voluntary annexation is appropriate, compliant 
with applicable regulations, and in the best interest of the Town and the property owner. 

 

Attachment G
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Getz Subdivision  

Future Land Use Amendment | Rezoning 
Statement of Use 

November 13, 2025 
 
INTRODUCTION 
On behalf of the applicant, we respectfully request approval of a Future Land Use (FLU) map 
amendment and rezoning to follow the concurrent voluntary annexation application submitted to 
the Town of Jupiter for the subject property located on the North side of Center Street (PCN: 
00424035280020000). The application seeks to assign a Town FLU designation of Residential 
Low and R1-A Zoning to the subject property. The property currently has a zoning designation of 
RS Residential Single Family and a FLU designation of LR-1. The proposed annexation 
terminates at the north, eastern and western boundaries of the property, and are a continuation of  
the existing municipal limits of the Town of Jupiter.  
 
PROJECT CONTACT 
All correspondence in connection with this request should be directed to the agents for the 
applicant: 
Agent/Planner      Applicant/Owner 
Cotleur & Hearing      Ariel Hearing 
Attn: Samuel Polacek      113 Elsa Rd 
1934 Commerce Lane, Suite 1    Jupiter, FL 33477 
Jupiter, FL 33458      arielhearing@gmail.com  
spolacek@cotleur-hearing.com  
 
SURROUNDING LAND USE AND ZONING 
 Zoning FLU 

Subject Property RS LR-1 
N RS LR-1 
S R1 Medium Density Residential 
E RS LR-1 
W RS LR-1 

 
JUSTIFICATION 
Sec. 27-178 – Criteria for future land use and zoning map amendments 
In addition to the applicable requirements of the Florida Statutes, the following criteria shall 
apply to all applications which propose to change the town’s future land use or zoning map: 

Attachment H - Statement of Use - FLUM and Rezoning
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Getz Subdivision 
Future Land Use | Rezoning 
October 14, 2025 
 
(1) The proposed map amendment shall be consistent with the goals, objectives, and policies of 
the town’s comprehensive plan. 
Future Land Use Response: As part of the annexation process, the assignment of a Future 
Land Use designation is necessary to ensure consistency with the Town’s Comprehensive 
Plan and to promote compatibility with surrounding development. The subject property is 
contiguous to the Town’s existing municipal boundary and is located within the area 
identified for future annexation. 
 
In accordance with Policy 1.3.1 of the Comprehensive Plan, the proposed Low-Density 
Residential designation—permitting up to two dwelling units per acre—is appropriate for 
the site. This designation reflects the existing development pattern in the surrounding area 
and supports the Town’s broader goals of managing growth, maintaining community 
character, and encouraging compatible land use transitions. The proposed designation is 
consistent with the Town’s vision for orderly and sustainable development. 
 
Rezoning Response: The proposed rezoning to the Compact Single-Family Residential (R-
1A) zoning district is consistent with the goals, objectives, and policies of the Town’s 
Comprehensive Plan. This district allows for low-density, single-family residential 
development, which aligns with the intended land use and existing zoning patterns in the 
surrounding area. 
 
The R1-A designation is appropriate given the site’s context and supports the Town’s 
efforts to ensure compatible development, preserve neighborhood character, and manage 
residential growth in a responsible manner. Rezoning reinforces the Town’s commitment to 
planning principles that promote orderly development and maintain the integrity of 
adjacent neighborhoods. 
 
(2) The proposed map amendment shall be consistent with the established land uses of 
surrounding properties or land use patterns. 
Future Land Use Response: The proposed Low-Density Residential Future Land Use 
designation is consistent with the established land use pattern of the surrounding area. 
Properties to the north, east, and west are designated Low Residential (LR-1) within 
unincorporated Palm Beach County, while properties to the south are designated Medium 
Density Residential (2 to 4 dwelling units per acre) within the Town of Jupiter. 
 
In accordance with Policy 1.3.1 of the Comprehensive Plan, the proposed designation 
serves as a logical and appropriate transition between the higher-density residential uses to 
the south and the lower-density residential character to the north of Center Street. This 
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transition supports compatibility and reinforces a cohesive land use pattern that respects 
both the Town’s growth objectives and the character of adjacent neighborhoods. 
 
Rezoning Response: The proposed Compact Single-Family Residential (R-1A) zoning 
district is consistent with the established zoning pattern in the surrounding area. Properties 
located to the north, east, and west are zoned RS (Residential Single-Family) within Palm 
Beach County, while properties to the south are zoned R-1(Single-Family Residential) 
within the Town of Jupiter. 
 
The proposed zoning maintains consistency and compatibility with adjacent zoning 
districts, reinforcing the existing single-family residential character of the area. It provides 
a harmonious extension of the surrounding development pattern and supports the Town’s 
objective to ensure orderly, compatible growth in alignment with its Comprehensive Plan. 
 
(3) The proposed map amendment shall not create an isolated land use designation or zoning 
district unrelated to adjacent and nearby designations or districts. 
Future Land Use Response: The proposed Low-Density Residential (LR-1) Future Land 
Use designation is consistent with the surrounding land use context and does not create an 
isolated designation. The subject property is bordered to the north, east, and west by 
similarly designated Low-Density Residential properties within unincorporated Palm 
Beach County. To the south, the adjacent properties are designated Medium Density 
Residential within the Town of Jupiter. 
 
This configuration supports a logical transition in land use intensity across Center Street, 
with the proposed designation acting as a buffer between the higher-density residential uses 
to the south and the lower-density pattern to the north. The amendment reinforces cohesive 
land use planning and prevents the creation of a land use “island” that would be 
inconsistent with surrounding patterns. 
 
Rezoning Response: The proposed Compact Single-Family Residential (R-1A) zoning 
district is contextually appropriate and does not result in an isolated zoning district. It 
mirrors the existing Residential Single-Family (RS) zoning of adjacent properties to the 
north, east, and west within Palm Beach County, while providing a compatible transition to 
the Medium Density Residential zoning to the south within the Town of Jupiter. 
 
The R1-A district represents a logical extension of the Town’s zoning framework and serves 
as a strategic entry point for future annexation efforts along North Center Street. It 
maintains continuity with the surrounding zoning districts and provides a gradual shift in 
residential density that supports neighborhood compatibility and coordinated growth. 
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(4) The application is necessary because of changed or changing conditions, including, but not 
limited to, changing demographic trends, annexation, or public service needs.  
Future Land Use Response: The proposed Future Land Use amendment is necessitated by 
the voluntary annexation of the subject property into the Town of Jupiter. As the area 
transitions from unincorporated Palm Beach County to the Town’s jurisdiction, assigning 
the Low-Density Residential (LR-1) designation ensures consistency with the Town’s 
adopted Future Land Use Map and with adjacent residential areas already within the 
municipal boundary. 
 
This amendment also supports the Town’s broader planning goals for the orderly 
annexation and integration of properties along northern Center Street. By establishing a 
land use designation that reflects both existing development and anticipated growth 
patterns, the Town can better coordinate future infrastructure investments and public 
service delivery in the area. 
 
Rezoning Response: The proposed rezoning to Compact Single-Family Residential (R-1A) 
is warranted due to the change in jurisdiction resulting from annexation. The transition 
from county to municipal governance requires the application of a zoning district 
consistent with the Town’s land development regulations and planning objectives. 
 
The R1-A district is compatible with the surrounding residential character and provides 
the Town with appropriate regulatory tools to preserve the existing low-density 
development pattern. It also supports long-term planning efforts for the potential future 
annexation of adjacent properties, ensuring consistent zoning and land use management 
across jurisdictional boundaries. 
 
CONCLUSION 
The proposed Future Land Use Map amendment and rezoning request are consistent with the 
Town of Jupiter’s Comprehensive Plan and Land Development Regulations, and they satisfy all 
applicable criteria outlined in Section 27-178 of the Town Code. The subject property is 
strategically located along the northern boundary of Center Street and is contiguous with the 
Town’s existing municipal limits, making it a logical and appropriate candidate for annexation, 
future land use designation, and rezoning. 
 
The proposed Low-Density Residential designation and Compact Single-Family Residential (R-
1A) zoning district are compatible with the surrounding land use and zoning patterns, do not 
create an isolated district, and support a smooth transition between existing development 
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intensities. These designations will maintain the low-density character of the area while also 
aligning with the Town’s vision for coordinated, well-managed growth. 
 
Approval of this application will ensure consistency across jurisdictional boundaries, allow for 
the continued provision of appropriate municipal services, and support the Town’s broader 
annexation and land use planning efforts along the Center Street corridor. The applicant 
respectfully requests the Town’s favorable consideration of this request. 
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Attachment I – Town Annexation Criteria 

 
Comprehensive Plan Consistency: 
 
Future Land Use Element Objective 1.6 states that annexations will be based on the criteria and 
priorities set forth in the “Future Annexation Study,” as amended, which includes the following: 
 
A. Existing Town Policy:  The subject property is located in the future annexation area 

described under this criterion in the Future Annexation Study. 
B. Legal Considerations:  The subject property is consistent with the requirements of 

Chapter 171, F.S. because the property is contiguous to the 
Town’s boundary and is reasonably compact. 

C. Fiscal Impact: Once the subject property is annexed into the Town, taxes 
paid will contribute to provide roads, police, fire services, etc, 
as applicable. 

D. Concurrency Impact: The subject property is serviced by a major collector road and 
is within the Town’s water service and the LRD sewer system. 
Any water or sewer connection fees required will be the 
responsibility of the owner. 

E. Community Values: If annexed, the Town will have the opportunity to improve the 
quality of development on the subject property.  

F. Land Use Considerations: The Future Annexation Study states that the land use 
designation of any recently annexed property should be 
evaluated in light of the capacity of both existing and 
programmed infrastructure. 

G. Management/Planning:           1.  Areas with essential infrastructure: As noted above, water 
and sanitary service is available to the subject property. 

     2.  Urban services can be provided cost efficiently: All urban 
services are available at the Town’s adopted level of 
service standards as noted above. 

     3.  Areas which square off the Town’s limits: The subject 
property is within an unincorporated area of land that lies 
in the Town’s future annexation area; this future 
annexation area would square off the Town boundaries if 
annexed in its entirety. 

 

 

Infrastructure Impact Analysis (Infrastructure Element Policy 1.4.4): 
 

1. Water. The subject property is currently served by the Town’s water utility. The Town’s water 
plant has a permitted capacity of 30.0 million gallons per day (mgd). As of June 30, 2025, 
the Town has water demand reservations of 18.2 mgd. With an excess capacity of 
approximately 11.8 mgd, there is sufficient water services capacity available to service the 
subject property. 

 
2. Sanitary Sewer. The subject property is currently within the service area of the Loxahatchee 

River District (LRD). The LRD’s wastewater treatment facility (WWTF) is rated at 11.0 mgd 
based on a three-month average daily flow. The maximum three-month average daily flow to 
the WWTF for the past 12-month period was 7.4 mgd. With an excess capacity of 
approximately 3.6 mgd, LRD’s regional WWTF has sufficient capacity for the subject 
property. 

 
3. Stormwater. Any development improvements to the subject property will be required to 

satisfy the Town’s on-site retention requirements and other related standards of the South 
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Florida Water Management District as stated in Policy 1.3.10 of the Town’s Infrastructure 
Element, and Policy 1.2.1 of the Town’s Capital Improvements Element. 

 
4. Solid waste. Collection is provided by Waste Management, Inc. which currently has a 

franchise agreement with the Town for waste disposal services. According to the Solid 
Waste Authority’s 2024 Landfill Depletion Model: Forecast of Waste Generation and Landfill 
Depletion: 2024 – 2079: Through September 30, 2023, a total of 25,502,800 cubic yard of 
landfill capacity have been depleted. Utilizing the total estimated landfill volume and the 
volume depleted to date, the model estimates a total of 25,464,905 cubic yards of capacity 
remain, which is expected to provide disposal capacity until 2053. 

 
5. Police.  Police service will be provided by the Jupiter Police Department. Assigning the 

subject property with the Low Density Residential land use designation should not 
significantly change the impact to police services. 

 
6. Fire Rescue.  Palm Beach County Fire-Rescue is currently responsible for fire-rescue 

service to the subject property. The property will be served by Fire Station No. 19, which is 
located on Central Boulevard. Please note, if annexed, Town of Jupiter Fire-Rescue will 
assume responsibility for fire-rescue service to the subject property beginning October 1, 
2026. 

 
7. General Government.  No significant increase in demand for general government services is 

anticipated. 
 
8. Intergovernmental Coordination. Staff has notified the Palm Beach County Planning Division 

of the application for annexation. As of the date of this report, staff has not received any 
comments from the County. Staff has also notified the County’s Interlocal Plan Amendment 
Review Committee (IPARC) of the proposed FLUM amendment. As of the date of this 
report, staff has not received any comments from adjacent local governments. 

 
9. Recreation. The proposed FLUM amendment to assign to the subject property the Low 

Density Residential land use designation will not have a significant increase in demand for 
recreation facilities in the Town. 

 
10. School Concurrency. The Palm Beach County (PBC) School District reviews all new 

applications for residential projects to ensure that adequate school facilities are available for 
additional residents. Pursuant to the School District’s Interlocal agreement with the Town, 
the School District can recommend funds to support schools for projects with a land use and 
zoning change to allow residential. In 2019, the Palm Beach County (PBC) School District 
determined the proposed site plan development for a single-family dwelling unit, which was 
approved through the County, would have a negative impact on the public school system. 
PBC School District staff recommended the condition that the property owner contribute 
$15,967 to the PBC School District to mitigate the impact, prior to the issuance of the first 
building permit. 
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Attachment J – Comprehensive Plan Objectives and Policies Consistency Analysis 
 

FUTURE LAND USE ELEMENT  
 
Objective 1.6: The Town’s annexation program shall be based on the criteria and priorities 
identified in the “Future Annexation Study,” as amended. 
 
Staff Comment: The proposed annexation is consistent with the criteria and priorities identified in 
the Future Annexation Study. For further analysis, see “Comprehensive Plan Consistency” in 
Attachment I – Annexation Criteria. 
 
Policy 1.3.1: Low Density Residential – The predominate dwelling type in this future land use 
designation is detached, single family dwelling units. Within a planned unit development (PUD) 
larger than 160 acres, duplexes, zero-lot-line, townhome, multi-family and accessory dwelling 
units may be allowed, and single-family dwelling units may not be required to be the predominate 
dwelling type. The previously described allowances are subject to Town Council approval. The 
allowable density range is up to two units per gross acre with the following location criteria. 
Additional compatible uses may be permitted in the land development regulations (including home 
occupations, parks and playgrounds, utility services, religious institutions, cemeteries, daycares 
and limited public uses). 
  
Location Criteria 

a) In areas that afford attractive natural and/or rural surroundings.  
b) In areas that provide convenient access to work and shopping areas. 
c) In areas that are spatially separated and buffered by other uses from major streets, 

commercial or industrial activities, or other land uses which generate significant adverse 
impacts including but not limited to the following: noise, glare, dust or fumes. 

d) In areas where water supply and sewerage facilities services can be provided 
economically. 

e) In areas where adequate police and fire protection can be economically provided. 
 
Staff Comment: The proposed Future Land Use Map (FLUM) amendment of Town of Jupiter 
(TOJ) Low Density Residential is consistent with Policy 1.3.1. The subject property currently has 
a designated future land use of Palm Beach County (PBC) Low Residential, 1 Unit per Acre (LR-
1). The proposed FLUM amendment of Low Density Residential for the subject property is the 
most compatible town designation to align with the designated future land uses of the adjacent 
properties to the east, north, and west, all of which are PBC LR-1. It is also compatible with the 
designated future land use of the property to the south, which is TOJ Medium Density Residential 
due to the higher density development on the south side of Center Street. The subject property 
meets the allowable density range and the location criteria listed above for the TOJ Low Density 
Residential future land use. 
 
INFRASTRUCTURE ELEMENT 
 
Policy 1.4.4: The following level of service standards are hereby adopted and shall be used as 
the basis for determining the availability of facility capacity and the demand generated by a 
development: 
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In order to ensure that these level of service standards are maintained, methodologies for 
determining available capacity and demand shall incorporate appropriate peak demand 
coefficients for each facility and for the type of development. 
 
Staff Comment: The proposed annexation and FLUM amendment are consistent with Policy 1.4.4. 
of the Infrastructure Element. The subject property is located in an area where water supply and 
wastewater treatment are available. The property owner will be required to meet any and all 
connection requirements and associated costs for water and sewer service. For further analysis, 
see “Infrastructure Impact Analysis” in Attachment I – Annexation Criteria. 

 
Facility 

 
LOS Standard 

 
Sanitary Sewer  

 
85 gallons per capita per 
day 

 
Solid Waste 

 
7.13 pounds per capita per 
day 

 
Drainage 
Facilities 

 
Projects shall be designed 
and operated so that off-
site discharges meet State 
water quality standards, as 
set forth in Chapter 62-25, 
Florida Administrative 
Code (adopted by 
reference) 

 
Potable Water 
(Residential) 

 
153 Gallons per Capita per 
Day 

 
Potable Water 
 (Com./Ind.) 

 
100 Gallons/Day/1,000 
Square Feet 
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Beacon Park Future Land Use and Zoning Map Amendments  
TOWN MANAGER’S OFFICE 

 

 

DATE: December 2, 2025 

TO: Honorable Mayor and Members of Town Council 

THRU: Frank J. Kitzerow, Town Manager  

FROM: John Sickler, Director of Planning and Zoning   

SUBJECT: Beacon Park – Future Land Use and Zoning Map amendments to 
allow for residential use on the east and west sides of Island Way, 
generally located south of Jupiter Community Park, west of 
Limestone Creek Road, north of Indiantown Road, and east of the I-
95 interchange.  

 

Ord #2-26, 3-26, 7-26, 8-26 
PZ 25-6515, 6516, 6517, & 6518 
G. Watson 

P&Z Commission: 
Town Council: 

December 9, 2025 
January 20, 2026 (1st Reading) 
TBD (Adoption) 

EXECUTIVE SUMMARY: 
 
Pulte Homes Company LLC has submitted four applications for future land use and zoning map 
amendments to the Beacon Park property that would change the designations from industrial to single 
family on both sides of Island Way. The Town’s adopted Strategic Plan and Comprehensive Plan contain 
competing policies and priorities as it relates to the proposed amendments. On one hand, the Town desires 
a strong diversified economy and high paying jobs to support smart growth. On the other hand, the Town 
has significant traffic issues along Indiantown Road, and in particular, the Island Way intersection which is in 
close proximity to the property. The proposed residential low density on the east property and medium 
density on west property would generate less traffic, but it would also eliminate the ability to develop 
industrial and commercial uses that could help to produce a strong local economy. 
 
The actions on the proposed applications are legislative decisions that sets policy, and necessitate weighing 
the priorities prevalent in the Town. Such decisions must have on a reasonable basis. While the proposed 
applications do not meet certain portions of the Comprehensive Plan, staff identified two paths forward to be 
considered by the Planning and Zoning Commission in determining their recommendation to the Town 
Council, if changes to the Future Land Use Map of the Comprehensive Plan are supported.  
 
Option 1. Adopt the proposed amendments for residential as requested. 
 

Pros - Results in lower traffic and will be required to provide a minimum of 12 percent of the new housing 
units at a rate that meets the Town’s Workforce Housing Program.  
 
Cons – Removes the ability for economic development that could create high paying jobs to support a 
balanced and diversified economy. On the west property, it introduces residential uses near three 
remnant industrial parcels fronting the interchange right of way and the I-95 corridor, which creates 
incompatibilities that could lead to the need for significant buffering or mitigation in the future. 

 
Option 2. Adopt the proposed amendments for residential on the east side of Island Way, but 
maintain industrial and commercial uses on the west side. 
 

Pros – Results in a balanced approach to development meeting both the competing strategic priorities 
and allows the flexibility to look further at the uses permitted on the west side to support non-residential 
needs of the town and compatible uses for the nearby residential. This also allows for the development of 
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the west property that is compatible with the three existing remnant industrial parcels visible from the I-95 
interchange and transitions to Island Way. 
 
Cons – Does not result in as significant of a reduction in traffic compared to the all-residential approach 
requested.  

 
The attached staff report contains the analysis on the competing priorities of the Comprehensive Plan 
Policies and Strategic Plan in Section 1. Should the Planning and Zoning Commission recommend to move 
forward with residential (either Option 1 or 2 presented in this summary), Section 2 of the report analyzes 
the considerations for the residential designation on the east and west sides separately.  

STRATEGIC PRIORITY: Strong Local Economy, Mobility, Manage Growth 

Attachments: 
Staff report and attachments   
 
For more information or copies of the attachments, please contact Garret Watson, Principal Planner, at 
garretw@jupiter.fl.us or 561-741-2549. 
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Beacon Park Future Land Use and Zoning Map Amendments  

TOWN MANAGER’S OFFICE 
 

 

 

DATE: December 2, 2025 

TO: Honorable Mayor and Members of Town Council 

THRU: Frank J. Kitzerow, Town Manager  

FROM: John Sickler, Director of Planning and Zoning  

SUBJECT: Beacon Park –  

A. Future Land Use Map amendment from General 
Industrial with Bioscience Research Protection 
Overlay to Low Density Residential, on 34.3± 
acres located on the east side of Island Way;  

B. Future Land Use Map amendment from General 
Industrial with Bioscience Research Protection 
Overlay to Medium Density Residential, on 
23.4± acres located on the west side of Island 
Way; 

C. Zoning Map amendment from I-4, Industrial, 
High Technology and Employment Center 
District to R1-A, Residential, Compact Single-
Family District, on 34.3± acres located on the 
east side of Island Way; and, 

D. Zoning Map amendment from I-4, Industrial, 
High Technology and Employment Center 
District to R-3, Residential, Limited Multi-Family 
District, on 23.4± acres located on the west side 
of Island Way;  

Generally located south of Jupiter Community Park, 
west of Limestone Creek Road, north of Indiantown 
Road, and east of the I-95 interchange  

 

Ord #2-26, 3-26, 7-26, 8-26 
PZ 25-6515, 6516, 6517, & 6518 
G. Watson 

 P&Z Commission:           12/09/25 
Town Council:                 01/20/26 – 1st Reading 
Town Council:                 TBD – 2nd Reading 

Project Information 

Applicant: Pulte Home Company, LLC (see Attachment A) 

Owner: Crossroads 6101 LLC (see Attachment B) 

Agent: Zach Ciciera/Laurey Hood, Cotleur & Hearing 

Location: Generally located south of Jupiter Community Park, west 
of Limestone Creek Road, north of Indiantown Road, 
and east of the I-95 interchange 

Acreage (Total): 
East: 
West: 

57.7± 
34.3± 
23.4± 

PCN Numbers: 30-43-41-04-00-000-1160, 30-43-41-04-00-000-1150, 
and 30-43-41-04-00-000-1050 

Existing use of property: Vacant 
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Existing FLUM designation: General Industrial with Bioscience Research Protection 
Overlay 

Proposed FLUM designation: 
East 34.3 acre Parcels: 
West 23.4 acre Parcels: 

 
Low Density Residential 
Medium Density Residential 

Existing Zoning: I-4, Industrial, High Technology and Employment Center 
District with a Development Agreement that includes 
additional permitted uses 

Proposed Zoning: 
East 34.3 acre Parcels: 
West 23.4 acre Parcels: 

 
R1-A, Residential, Compact Single-Family District 
R-3, Residential, Limited Multi-Family District 

  

Staff Compliance Review 

Based upon the facts and findings contained herein, the Department of Planning and Zoning 
finds the proposed changes to the Future Land Use Map and Zoning Map are not consistent 
with the goals, objectives, and policies of the Town of Jupiter’s Comprehensive Plan and the 
Town’s Zoning Code.   
 
While the proposed applications do support some policies to address mobility challenges by 
reducing the potential traffic impacts created by the future development of the property, they are 
not consistent with the adopted policies to further economic development and the potential 
creation of high paying jobs, as well as creating some incompatibilities, as further detailed 
herein. Therefore, these requests require for the Town Council to weigh conflicting policies, as 
they deliberate on these legislative decisions.   

Background 

Table 1. Surrounding land use designations and zoning districts for 57.7 acres  
 

Location Existing Land Uses Future Land Use Designations/Zoning Districts 

North Town-owned Conservation 
and Municipal Maintenance 
Facility 

Conservation / Conservation Preservation and 
General Industrial/Public Institutional  

South Indiantown Road 
and I-95 on ramps  

Not Designated / Not Zoned 
 

East  Retention Ponds (PBC)  
C-18 Canal 

PBC - Medium Res. 5 u/a / Res. High (10.2 u/a) 
Conservation / Not Zoned 

West I-95 on ramps and 
Industrial parcels (vacant) 

Not Designated / Not Zoned and  
General Industrial with the Bioscience Research 
Protection Overlay / I-4 Industrial, High Technology 
and Employment Center district 

 
For a comprehensive view of the above designations surrounding the subject property, refer to 
the Existing Future Land Use Map, Existing Zoning Map, proposed Future Land Use, and 
proposed Zoning designations are shown on Attachment C. 
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Photo 1. Location of Subject Property  

 
 
Current request.  The property has an approved Development Agreement which the Owner is 
requesting to abandon (see Attachment D). The Development Agreement is a contract between 
the Owner and the Town Council, so the Town Council will need to take a separate action on 
that request.  The history related to the Development Agreement has been provided as 
Attachment I. That item is planned to be scheduled for consideration on the same meeting as 
the second reading of the subject applications.  
 
Bioscience Research Protection Overlay and Interlocal Agreement 
 
In 2006, the Town signed onto an interlocal agreement with Palm Beach County, Palm Beach 
Gardens, Riviera Beach, Mangonia Park, and Lake Park. The interlocal agreement created the 
Bioscience Land Protection Advisory Board (BLPAB) who would oversee development and any 
proposed modifications to lands designated with the Bioscience Research Protection Overlay 
(the “Overlay”). The central idea was to ensure that the north county area maintained available 
lands for Bioscience uses that could support Scripps and grow the industry locally. In 2024, the 
BLPAB voted to sunset the Board and terminate the interlocal agreement 
 
Although the interlocal agreement was terminated, the Town elected not to remove policies in 
the Comprehensive Plan related to the Bioscience Research Protection Overlay (see 
Attachment J). If the subject property maintains the Overlay, the development of the parcel must 
be consistent with those policies if the existing Overlay remains. The proposed amendments 
request removal of the Overlay, which is a policy decision of the Town Council requiring an 
affirmative vote of four Town Council members to remove per the Comprehensive Plan.  
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It is important to note that the proposed amendments to remove the property from the Overlay 
and change the Future Land Use designation is a legislative policy decision of the Town 
Council.  

 Analysis 

The below analysis is organized into two sections. The first section discusses the broader policy 
consideration related to the proposed amendments in the context of the adopted Strategic Plan 
and Bioscience Research Protection Overlay. The second section analyzes the proposed 
amendments for consistency with the goals, objectives, and policies of the Town of Jupiter 
Comprehensive Plan and land development regulations. 
 

Section 1. Strategic Plan and Bioscience Research Protection Overlay 
 
The proposed amendments require the weighing two specific Town Council  Strategic Plan 
related policies, strong local economy and mobility, as well as the existing Bioscience Research 
Protection Overlay policies in the Town’s Comprehensive Plan. The Strategic Plan outlines 
strategic objectives updated annually by the Town Council to meet the goals the Town Council 
has set for the community, and it outlines the initiatives and work plans that support them. The 
Comprehensive Plan is a Florida mandated regulatory plan for future growth and development, 
which must establish goals, objectives and policies for orderly and balanced economic, social, 
physical, environmental, and fiscal development.  It must provide for adequate infrastructure 
(facilities and services) concurrent with development impacts, based on relevant data and 
analysis. 
 
Strong Local Economy. Based on the adopted Strategic Plan, a strong local economy means, 
“economic growth promoted to achieve a diversity of businesses” and “Bioscience cluster 
initiatives prioritized including ancillary and support businesses”. The existing Development 
Agreement, Future Land Use Designation, and Zoning all support this priority. The development 
of this property consistent with this policy should create economic growth, additional jobs, a 
more diversified tax base, and support existing bioscience related uses in the area. 
Development consistent with these policies would also generate a higher amount of traffic at the 
Indiantown Road and Island Way intersection compared to the proposed residential 
amendments. 
 
Mobility. Based on the adopted Strategic Plan, mobility means, “Traffic flow improved through… 
other methods to achieve level of service identified in the Comprehensive Plan” and “traffic 
mitigation plan implemented for roadways not meeting the Town’s level of service standards”. 
As noted above, development of the property with uses that are supported by the existing 
designations would produce additional traffic at a congested intersection. Should the Town 
Council support amending the designations on the subject properties as proposed by the 
applicant, the amount of traffic generated on the property would be significantly reduced, which 
would further the Town’s Strategic Priority for Mobility. 
 
Bioscience Research Protection Overlay. The proposed amendments are not consistent with 
the existing Comprehensive Plan Policies for the Bioscience Research Protection Overlay 
(Overlay). The overlay policies generally support development that is consistent with the Strong 
Local Economy Strategic Priority, and in some cases where development impacts occur off-
peak, such uses could support the Mobility Strategic Priority as well. That said, the existing 
Development Agreement allows for many commercial uses which could produce peak hour trips 
that would be inconsistent with the Mobility Strategic Priority. 
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Should the Town Council wish to proceed with abandoning the existing Development 
Agreement and removing the property from the Overlay based on the policy decisions 
presented above, Section 2 below analyzes the proposed amendments in the context of the 
proposed residential future land use designation and zoning districts based on the criteria 
established in the Town Code. 
 

Section 2. Future Land Use Map and Rezoning Amendments 
 
It should be noted that while both sides of Island Way, east and west, are proposed for 
amendments, one of the proposed amendments could be supported without the other as they 
are separate ordinances with different characteristics: 

• East 34.3 acre parcels (Section “A” below) - The eastern property fronting Island Way, a 
four-lane collector roadway on the west side, is proposed for Low Density Residential. 
The land area also abuts Town-owned conservation lands on its north and northeast 
sides (approximately 1,150 feet of common property line). Prior development proposals 
for the subject property have included trail systems that run through the conservation 
area connecting larger greenway systems. Those links included connecting the subject 
property to the C-18 canal and the Limestone Creek Natural Area on the east side and 
linking northward through the Jupiter Community Park to North Jupiter Flatwoods 
Natural area. While the property abuts Island Way (collector road), it is a large and deep 
enough parcel to provide adequate buffering to the proposed residential area. 

• West 23.4 acre parcels (Section “B” below) – The western property proposed for 
Medium Density Residential is located between three remnant industrial properties and 
the I-95 interchange on the west side, and Island Way on its east side. The proposed 
residential land use would create an incompatibility with the three remnant industrial 
properties. The I-95 corridor is being studied for an expansion that would add more 
lanes. Given these conditions, there is a significant potential for sound impacts on the 
residential uses proposed on the property that would need mitigation and buffering. The 
western property could maintain its industrial designations. This would help support 
Strategic Priorities related to maintaining a Strong Local Economy and Comprehensive 
Plan Policies related to providing employment opportunities. Furthermore, if left as 
industrial, the property could provide opportunities for industrial businesses being 
displaced along the Toney Penna corridor to remain in the Town. Should industrial uses 
be desired on the subject western property, staff could provide further analysis on the 
options to accomplish that goal. 
  

These options should be weighed related to the above-mentioned strategic priorities and 
policies in Section 1 above in the context of what is appropriate for each side of Island Way. 
 
A. Future Land Use Map Amendment (East 34.3 acre parcels – Low Density) 
 
Criteria for FLUM amendments. Section 27-178 provides four (4) criteria for the review of 
FLUM amendments. Proposed map amendments are evaluated within the context of each of 
the four criteria below. 
 
1) The proposed map amendment shall be consistent with the goals, objectives, and policies of 

the Town of Jupiter Comprehensive Plan. 
 

Staff Comment: The proposed removal of the Bioscience Research Protection Overlay (the 
“overlay”) and proposed Low Density Residential future land use map (FLUM) designation 
are not consistent with the adopted overlay; however, the Town may decide to remove the 
overlay designation from the property, as requested by the applicant. Should there be a 
finding that overlay is no longer an appropriate designation for the property, the proposed 
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FLUM amendment is otherwise consistent with the goals, objectives, and policies of the 
Comprehensive Plan (see Attachment E – Comprehensive Plan Objectives and Policies 
Consistency Analysis). 

 
2) The proposed map amendment shall be consistent with the established land uses of 

surrounding properties or land use patterns. 
 

Staff Comment: The subject eastern property is the 34.3 acre portion of one of two largest 
vacant land areas in the town. It is in close proximity to the I-95 and Turnpike interchanges 
and abuts parcels with conservation land uses to the north and east, and the parcels to the 
south and west are proposed for a residential land use as part of a concurrent application.  
Typically, lands in close proximity to interchanges are developed with more intense uses 
that are not impacted by their associated nuisances (traffic, noise, etc.).  Residential land 
use is compatible with both conservation and the residential land use both existing and 
proposed on the surrounding properties. Should the property across Island Way maintain 
the existing industrial designation, proper buffering on both developments would be needed 
to address compatibility. The proposed change would also introduce low density residential 
in close proximity to the Town’s existing 20 acre Maintenance Facility, which could create 
incompatibilities with the industrial type uses occurring at the Town facility.   

 
3) The proposed map amendment shall not create an isolated land use designation or zoning 

district unrelated to adjacent and nearby designations or districts.  
 

Staff Comment: The proposed future land use designation for the subject property would 
create an isolated land use; however, it is in proximity to residential uses in the area 
(Limestone Creek and Rialto neighborhoods) and is of reasonable size and depth to provide 
adequate buffering. The subject property is adjacent to conservation land which frequently 
abuts residential land use and the adjacent property across Island Way is proposed to be 
designated Medium Density Residential. Within the broader area, there is additional 
residential, recreation, and commercial land uses to serve the proposed residential use. 

 
4) The application is necessary because of changed or changing conditions, including, but not 

limited to changing demographic trends, annexation, or public service needs. 
 

Staff Comment: The proposed land use change for the 34.3 acre parcels has been 
requested by the applicant to allow for the future development of 56 single-family dwelling 
units. The applicant has stated in their Statement of Use that, “the existing designation 
resulted from spot zoning in anticipation of a market that it was not received by, nor will it 
ever be received by…” (see Attachment F). While the Bioscience Interlocal agreement 
between municipalities in Northern Palm Beach County has been rescinded, the Town 
chose to maintain the Bioscience Research Protection Overlay Comprehensive Plan policies 
and Overlay designations on Future Land Use Map. It should be noted that the proposed 
change is likely to significantly reduce the traffic impacts generated from the property, but 
also removes the potential for commercial and industrial development that would maintain a 
greater balance of employment opportunities and tax base within the Town. 
 
Should the Town Council support the requested amendment to the Future Land Use as 
proposed, based on an expectation of a reduction in traffic, the Town Council should 
consider the use of a trip cap to limit the development potential of the property to ensure it 
aligns with the Applicant’s representations and goal of lower traffic. 
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B. Future Land Use Map Amendment (West 23.4 acre parcels – Medium Density) 
 
Criteria for FLUM amendments. Section 27-178 provides four (4) criteria for the review of 
FLUM amendments for the west 23.4 acre parcels. Proposed map amendments are evaluated 
within the context of each of the four criteria below. 
 
1) The proposed map amendment shall be consistent with the goals, objectives, and policies of 

the Town of Jupiter Comprehensive Plan. 
 

Staff Comment: The proposed removal of the Bioscience Research Protection Overlay (the 
“Overlay”) and proposed Medium Density Residential future land use map (FLUM) 
designation are not consistent with the adopted overlay; however, the Town may decide to 
remove the overlay designation from the property, as requested by the applicant.  Should 
there be a finding that Overlay is no longer an appropriate designation for the property, the 
proposed FLUM amendment to Medium Density Residential is not consistent with some of 
the goals, objectives, and policies of the Comprehensive Plan due to incompatibilities with 
the abutting I-95 interchange and three remnant industrial properties on its west side (see 
Attachment E – Comprehensive Plan Objectives and Policies Consistency Analysis). 
 

2) The proposed map amendment shall be consistent with the established land uses of 
surrounding properties or land use patterns. 

 
Staff Comment: The proposed future land use designation is not consistent with established 
land use pattern. The subject property abuts the I-95 on ramp as well as three remnant 
parcels that will retain the General Industrial Future Land Use designation with Bioscience 
Research Protection Overlay. These conditions present conflicts between high nuisance 
uses (i.e., traffic noise and industrial uses) and the proposed residential uses.  In order to 
address the inconsistencies with the more intense land use to the west, the applicant has 
stated that they will be providing buffering including, “an extended buffer… provided on the 
west side to mitigate any potential future developments on the remaining industrial parcels” 
(see Attachment F). While additional buffering is proposed to provide for compatibility where 
residential abuts industrial, it may be difficult as the property is narrower and oddly shaped 
presenting challenges in providing adequate buffers and access to the industrial properties. 
The proposed Medium Density land use also provides a transitional buffer to the proposed 
Low Density land use on the east side which is supported by policies in the Comprehensive 
plan as noted in Attachment E. On the other hand, with the proposed amendments, an 
increased buffer will be required on the three remnant industrial parcels that may reduce 
their future development. 

 
3) The proposed map amendment shall not create an isolated land use designation or zoning 

district unrelated to adjacent and nearby designations or districts.  
 

Staff Comment: The proposed future land use designation for the subject property will 
create an isolated land use unrelated to the three remnant industrial parcels abutting on its 
west side. The applicant has stated that they are in talks with the owners to purchase the 
remnant parcels; however, staff has not been made aware of any pending transactions at 
this time and there are no applications to change the land use and zoning on those parcels.  

 
4) The application is necessary because of changed or changing conditions, including, but not 

limited to changing demographic trends, annexation, or public service needs. 
 

Staff Comment: The proposed land use change has been requested by the applicant to 
allow for the future development of 43 single-family dwelling units. The applicant has stated 
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in their Statement of Use that, “the existing designation resulted from spot zoning in 
anticipation of a market that it was not received by, nor will it ever be received by…” (see 
Attachment F). While the Bioscience Interlocal agreement between municipalities in 
Northern Palm Beach County has been rescinded, the Town chose to maintain the 
Bioscience Research Protection Overlay and Comprehensive Plan policies. The proposed 
change would significantly reduce the traffic potential of the property, but also removes the 
potential for commercial and industrial development that would maintain a greater balance 
of tax base within the Town. 
 
Should the Town Council agree to amend the Future Land Use as proposed, based on an 
expectation of a reduction in traffic, the Town Council should consider the use of a trip cap 
to limit the development potential of the property to ensure it aligns with the Applicant’s 
representations and goal of lower traffic. 

 
Population impacts. The proposed land use change will have an impact on the surrounding 
population because the change to Low (east 34.3 acre parcels) and Medium (west 23.4 acre 
parcels) Density Residential will allow for development with residential as a primary use, as 
opposed to the commercial and industrial uses, currently allowed by the zoning and 
Development Agreement. The applicant is requesting to abandon the non-residential uses. The 
proposed Low Density Residential land use designation allows for a base maximum density of 
two units per acre and the Medium Density Residential allows a density of two to four units per 
acre. Based on these base maximums, the density allowed with the proposed amendments is 
163 dwelling units (69 + 94 respectively). Applying the census average of 2.5 persons per 
household, this would result in an approximate population increase of 408 residents, which 
equates to less than a one percent increase in the Town’s population. The applicant has 
submitted a concurrent site plan application for a 99-unit single family home development for 
both sides of the property along Island Way.  The Comprehensive Plan includes policies for 
workforce housing that allows for densities to be increased to 15 units per acre, if approved by 
the Town Council.  
 
Traffic impacts. The traffic impacts for the proposed future land use designation changes were 
evaluated by comparing the current to the proposed future land use designation. The existing  
General Industrial land use designation allows a maximum lot coverage of 35 percent and a 
maximum building height of 50 feet. Using the combined 57.7 total acres, this could allow up to 
an estimated 1,249,518 square feet of general industrial space assuming a height of one story. 
In 2022, the Town updated the Jupiter Area Study, which is intended to ensure any future 
development of the subject property and other vacant properties would continue to meet the 
Level of Service (LOS) for the intersection of Indiantown Road and Island Way. Based on the 
Jupiter Area Study traffic update, approximately 558,000 square feet of Research and 
Development use was estimated to be the maximum development intensity to maintain the 
adopted LOS for Indiantown Road and the Island Way intersection, assuming South Island Way 
was completed along with other remaining Indiantown Road improvements. The proposed Low 
and Medium Density Residential land use designation allows up to a base maximum density of 
163 units. 
 
Utilizing the Trip Generation Calculations Summary table contained in the applicant’s traffic 
analysis (Attachment G), the proposed FLUM amendment on the subject property results in an 
estimated decrease from the existing development potential. The applicant’s analysis of 
maximum development potential per the assigned future land use, the 2022 Jupiter Area Study 
update (which needs to be recalibrated based on changing conditions), and applicant’s 
proposed traffic impact are shown below. 
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Table 2. Traffic 
Type Square Feet/ 

Dwelling Units 
Ave. 
Daily 
Trips 

AM 
Peak 
Hour 

PM 
Peak 
Hour 

Maximum intensity per existing Future Land Use 
(General industrial Use) 

1,249,518 sf 5,476 832 731 

2022 JAS Update to keep LOS on ITR/IW intersection  
(R&D Use) 

558,000 sf 5,660 521 494 

Applicants proposal for residential on east and west  
(Residential Use) 

163 units 1,610 113 151 

 
The Town’s Traffic Engineer has reviewed the applicant’s traffic analysis and does not have any 
concerns. 
 
Environmental impacts. The proposed future land use map amendment of Low and Medium 
Density Residential will have minimal impact on the site. The Town’s Natural Resources staff 
has reviewed the proposed FLUM amendment and does not have any concerns. Should the 
proposed amendments and concurrent site plan be approved, the site will be cleared for 
development. As noted in the History section (Attachment I) , the property has already satisfied 
the required 25 percent set aside per Section 26-68, by conveying 16.6 acres for environmental 
/conservation purposes to the Town and another 16.6 acres  reserved for high 
technology/biosciences uses as part of the Development Agreement (see Attachment D). The 
additional 16.6 acres for high technology/biosciences use was ultimately changed to additional 
conservation land and it maintained as part of the Town’s Open Space Program.  
 
Infrastructure Analysis. See Attachment H. 
 
C. Zoning Map Amendment (East 34.3 acre parcels – R1-A Single Family Compact) 
 
Criteria for Zoning Map amendments. Pursuant to Chapter 163, Florida Statutes, the zoning 
district for the subject property must be compatible with the designated future land use. 
 
Four criteria in Section 27-178 are identified for changes to future land use and zoning. A 
discussion of these four criteria in relation to the applicant’s requested zoning district is included 
below: 
 
1) The proposed map amendment shall be consistent with the goals, objectives and policies of 

the Town of Jupiter Comprehensive Plan. 
 

Staff Comment: See the "Future Land Use Map Amendment (East Property – Low Density)" 
section above for discussion on consistency with the Comprehensive Plan.  If the Town 
Council adopts the requested FLUM amendment for the East Property, the details for other 
issues of consistency will be addressed during the site plan review process.  

 
2) The proposed map amendment shall be consistent with the established land uses of 

surrounding properties or land use patterns.  
 

Staff Comment: The proposed the R1-A zoning district, entitled “Residential, Compact 
Single Family District” creates inconsistencies the established land use patterns and the 
intent of the zoning district. The R1 zoning district is the most appropriate and consistent 
zoning designation for the subject property based on the established land use pattern. 
 
The R1-A Residential, Compact Single Family District was adopted to facilitate the zoning of 
established neighborhoods that were annexed from Palm Beach County in 1993. Those 
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neighborhoods were the Shores, North Fork, Loxahatchee Estates, Shorewood, Cypress 
Cove, and Jupiter Landings. Since then, two other annexed properties have been assigned 
R1-A, Symphony and Cinquez Park. The district was originally designed to ensure those 
properties and structures would not be nonconforming as they were developed under PBC 
Residential Single Family district regulations and ultimately annexed into the Town.  Section 
27-1359 of the Zoning Code, entitled “Intent” states the R1-A district is to provide regulations 
for moderate density single family dwelling units. The proposal is for low density which is not 
compact or already developed, so there are no potential nonconformities to be addressed.  
 
The Single-Family Compact (R1-A) zoning district allows lots as small as 6,000 square feet 
(approximately 0.14 of an acre) and reduced side setbacks (7.5 feet) when compared to the 
standard Single Family Residential R1 zoning district (10,000 square foot lots and 10 foot 
side setbacks). In addition, the R1-A district in comparison to R1 allows for 40 percent lot 
coverage (vs. 35 percent), three story homes (vs. 2 stories), reduced side setbacks of 7.5 
feet (vs. 10 feet), This allows for larger homes on the same sized lots and could produce 
three story homes which is uncharacteristic in the town’s single-family neighborhoods. 
 
For additional context, the surrounding communities in the general area consist of lots 
between approximately 7,500 square feet (in the Limestone Creek neighborhood) and 
approximately 13,000 square feet (in Rialto). Based on the site plan submitted by the 
applicant under concurrent review, the smallest lot proposed on the east side of the 
development is approximately 12,600 square feet, which exceeds the R1 standards. It is 
designed as low density residential.    
 
From a lot size perspective, the development is more similar to Rialto which is assigned the 
Residential Rural (RR) zoning district, but received Planned Unit Development waivers to 
reduce the development standards to allow construction that is most similar to the R1 
standards. The RR zoning district requires one acre lot minimums (43,560 square foot), and 
expanded setbacks (40 foot front, 25 side and rear). With the approved waivers, Rialto 
contains lots that are a minimum of approximately 13,000 square feet, and allows for a 25 
foot front, 10 foot side, and 25 foot rear setbacks. R1 requires 10,000 square foot lots, 25 
foot front, 10 foot side, and 15 foot rear seatbacks.  
 
The R1 zoning district is the most appropriate and consistent zoning designation for the 
subject property based on the established land use pattern. The proposed development plan 
under concurrent review exceeds the R1 standards as designed. It is appropriate to 
maintain the density, lot and dimension regulations at the zoning designation level, as a site 
plan may be amended to the smaller R1-A standards. As noted previously, the property is 
not developed and was not annexed, both of which were the reason for creating and 
assigning the R1-A zoning district. Should the applicant desire the reduced development 
standards, they could submit a Planned Unit Development and request waivers to 
accomplish those goals, if an adequate public benefit is recognized by the Town Council. 

  
3) The proposed map amendment shall not create an isolated land use designation or zoning 

district unrelated to adjacent and nearby designations or districts. 
 

Staff Comment: The proposed zoning map amendment will create an isolated zoning 
designation that is unrelated to the adjacent designations; however, if the future land use is 
changed to residential, the assignment of a residential zoning district will be necessary and 
any district will be isolated. The subject property is directly adjacent to parcels with the 
Conservation Preservation zoning and the portion of the property across Island Way is 
proposed to be assigned the R-3, Limited Multi-family zoning district, both of which are 
related and complimentary to the proposed district.  
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4) The application is necessary because of changed or changing conditions, including, but not 

limited to changing demographic trends, annexation, or public service needs.  
 

Staff Comment: The zoning map amendment will be necessary because of changing 
conditions, if the Town Council approves changing the Future Land Use as requested.  If 
that occurs, it will be necessary to assign a zoning designation that is consistent with the 
corresponding proposed future land use designation. 

 
D. Zoning Map Amendment (West 23.4 acre parcels – R-3, Limited Multi-family) 
 
Criteria for Zoning Map amendments. Pursuant to Chapter 163, Florida Statutes, the zoning 
district for the subject property must be compatible with the designated future land use. 
 
Four criteria in Section 27-178 are identified for changes to future land use and zoning. A 
discussion of these four criteria in relation to the applicant’s requested zoning district is included 
below: 
 
1) The proposed map amendment shall be consistent with the goals, objectives and policies of 

the Town of Jupiter Comprehensive Plan. 
 

Staff Comment: See the "Future Land Use Map Amendment (West Property – Medium 
Density)" section above for discussion on consistency with the Comprehensive Plan. If the 
Town Council adopts the requested FLUM amendment, the details for other issues of 
consistency will be addressed during the site plan review process.   

 
2) The proposed map amendment shall be consistent with the established land uses of 

surrounding properties or land use patterns.  
 

Staff Comment: The proposed zoning district is not consistent with the directly abutting 
properties. The proposed R-3 district is located between the I-95 on ramp and three remnant 
I-4 properties which present compatibility issues between the existing industrial designations 
and proposed residential uses. As noted previously, the applicant is proposing buffering on 
the west along I-95 and the I-4 properties to address the transition from the remaining 
industrial parcels. The three remnant industrial properties will also require additional 
buffering which will impact their developability.  

  
3) The proposed map amendment shall not create an isolated land use designation or zoning 

district unrelated to adjacent and nearby designations or districts. 
 

Staff Comment: The proposed zoning map amendment will create an isolated zoning 
designations that is unrelated to the adjacent designations; however, if the future land use is 
changed to residential, the assignment of a residential zoning district will be necessary and 
any district will be isolated.  It would also have the effect of creating isolated zoning 
designations on the remnant parcels to the west. The portion of the property directly across 
Island Way is proposed for a residential zoning designation. Within the broader area, there 
is additional residential, recreation, and commercial land uses to serve the proposed 
residential use. 

 
4) The application is necessary because of changed or changing conditions, including, but not 

limited to changing demographic trends, annexation, or public service needs.  
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Staff Comment: The zoning map amendment is not necessary because of changing 
conditions, unless the Town Council approves changing the Future Land Use as requested.  
If that occurs, it will be necessary to assign a zoning designation that is consistent with the 
corresponding proposed future land use designation. 

 
The data and analysis supporting the FLUM amendments will be included in the transmittal 
package sent to the Florida Department of Commerce after the first Town Council meeting in 
accordance with F.S. 163.3187. The second Town Council meeting for the proposed 
amendments will not occur until the Town receives the State and related agencies review of the 
amendments.   

Findings 

A. Future Land Use Map Amendment (East 34.3 acre parcels – Low Density Residential) 
 
Based on the analysis herein, staff has identified the following findings related to the request: 
 

1. The subject property is currently assigned the General Industrial future land use 
designation with the Bioscience Research Protection Overlay and the I-4, Industrial, 
High Technology and Employment Center zoning district; 

2. The subject property is not improved with any buildings and does not have an approved 
site plan;  

3. The proposed future land use designation is not consistent with the adopted Bioscience 
Research Protection Overlay (the “Overlay”); however, the Town may decide to remove 
the designation from the property, as requested by the applicant; 

4. With the removal of the Overlay from the subject property, the proposed future land use 
designation will be consistent with the goals, objectives, and policies of the 
Comprehensive Plan; 

5. The proposed future land use designation is consistent with the established land use 
pattern with proper buffering to the abutting roadways; 

6. The proposed future land use designation will not have a significantly greater or lesser 
environmental impact to the site than the existing designation; 

7. The proposed future land use designation will not have significant impacts on public 
facilities and services;  

8. The proposed future land use designation for the subject property will result in a 
decrease in potential Average Daily Traffic trips, AM peak hour trips, and PM peak hour 
trips;  

9. The proposed zoning district is not consistent with the established land use pattern. 
10. The most appropriate zoning district is the R-1 Single Family Zoning District. 

 
B. Future Land Use Map Amendment (West 23.4 acre parcels – Medium Density 
Residential) 
 
Based on the analysis herein, staff has identified the following findings related to the request: 
 

1. The subject property is currently assigned the General Industrial future land use 
designation with the Bioscience Research Protection Overlay and the I-4, Industrial, 
High Technology and Employment Center zoning district; 

2. The subject property is not improved with any buildings and does not have an approved 
site plan;  

3. The proposed future land use designation is not consistent with the adopted Bioscience 
Research Protection Overlay (the “Overlay”); however, the Town may decide to remove 
the designation from the property as requested by the applicant; 
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4. With the removal of the Overlay, the proposed future land use designation is consistent 
with the goals, objectives, and policies of the Comprehensive Plan; 

5. The proposed future land use designation is not consistent with the established land use 
pattern given the abutting remnant industrial parcels and the I-95 corridor; 

6. The proposed future land use designation will not have a significantly greater or lesser 
environmental impact to the site than the existing designation; 

7. The proposed future land use designation will not have significant impacts on public 
facilities and services;  

8. The proposed future land use designation for the subject property will result in a 
decrease in potential Average Daily Traffic trips, AM peak hour trips, and PM peak hour 
trips;  

9. The proposed zoning designation is not consistent with the established land use pattern 
given the abutting remnant industrial parcels and the I-95 corridor.   

Conclusions 

The conclusions of the Town Council shall be based on the findings and recommendations of 
the Local Planning Agency, and Planning and Zoning Commission. 

Attachments: 

Attachment A – Applicants Disclosure Statement 
Attachment B – Owners Disclosure Statement 
Attachment C – Future Land Use and Zoning Maps (existing and proposed) 
Attachment D – Existing Development Agreement (original and first amendment) 
Attachment E – Comprehensive Plan Objectives and Policies Consistency Analysis 
Attachment F – Statement of Use (East and West Combined) 
Attachment G – Traffic Impact Study 
Attachment H – Infrastructure Impact Analysis 
Attachment I – History 
Attachment J – Bioscience Research Protection Policies from Comp Plan 
 

 
Contact Garret Watson at garretw@jupiter.fl.us or 561-741-2549 for attachments. 
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PROPERTY 

LEGAL DESCRIPTIONS
4-41-42, N 1/2 LYG NELY OF I-95 R/W (LESS SW 1/4 OF NE 1/4, S 933.38 FT OF N 
1023.38 FT OF E 966.38 FT NLY 90 FT OF E 1921.56 FT IN OR20081P1062, 
ENVIRONMENTAL PARS 1 & 2, & HIGH TECH/BIOSCIENCE PARS 1 & 2 IN 
OR24443P41 & WASHINGTON ST & ISLAND WAY R/WS)

4-41-42, N 1/2 OF NE 1/4 OF SW 1/4 OF NE 1/4 (LESS ISLAND WAY R/W)

4-41-42, N 330 FT OF S 3/4 OF SW 1/4 OF NE 1/4 (LESS W 887.29 FT, I-95 & ISLAND 
WAY R/WS)
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EXHIBIT "A" 

PROPERTY 

3 

LEGAL DESCRIPTIONS
4-41-42, N 1/2 LYG NELY OF I-95 R/W (LESS SW 1/4 OF NE 1/4, S 933.38 FT OF N 1023.38 FT 
OF E 966.38 FT NLY 90 FT OF E 1921.56 FT IN OR20081P1062, ENVIRONMENTAL PARS 1 & 
2, & HIGH TECH/BIOSCIENCE PARS 1 & 2 IN OR24443P41 & WASHINGTON ST & ISLAND 
WAY R/WS)

4-41-42, N 1/2 OF NE 1/4 OF SW 1/4 OF NE 1/4 (LESS ISLAND WAY R/W)

4-41-42, N 330 FT OF S 3/4 OF SW 1/4 OF NE 1/4 (LESS W 887.29 FT, I-95 & ISLAND WAY R/
WS)

Page 84 of 156



Page 85 of 156



Page 86 of 156

GarretW_2
Text Box
Attachment C – Future Land Use and Zoning Maps (existing and proposed)



Page 87 of 156



Page 88 of 156



Page 89 of 156



Page 90 of 156

GarretW_3
Text Box
Attachment D – Existing Development Agreement (original and first amendment)
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Attachment E – Comprehensive Plan Objectives and Policies Consistency Analysis 
 

FUTURE LAND USE ELEMENT  
 
Objective 1.2.  The Town shall maintain compatibility of land uses by considering the natural and 
historic resources, the intensities and densities of land use activities and their relationship to 
surrounding properties, the proper transition of land uses, appropriate transition when residential 
and nonresidential uses exist in the same land use designation, or adjacent or abutting, and the 
coordination of coastal population densities with the Statewide Regional Evacuation Study 
Program for Palm Beach County in order to minimize their potential exposure to storm related 
impacts. 
 
Policy 1.2.1 Where there are differences between residential uses, or between residential and 
nonresidential uses in the same land use designation, or adjacent or abutting land use 
designations, in terms of the density or intensity of uses, or the type of units, an adequate 
transition shall be accomplished through provisions such as the use of setbacks, buffers, open 
space, and height limitations, and changing uses at the rear of property.  
 

Staff Comment (for East): The proposed Low Density Future Land Use Designation abuts 
conservation property and is large enough to provide adequate buffering to Island Way 
through the site plan process.  
 
Staff Comment (for West): The proposed Medium Density Future Land Use Designation is 
located between I-95 and three remnant industrial designated properties, and Island Way 
which present issues with compatibility and creates additional nuisances for the proposed 
residential that will require proper separation and buffering. As noted in the report, additional 
buffering is proposed to provide for compatibility where residential abuts industrial which may 
be difficult as the property is narrower and oddly shaped presenting challenges in providing 
adequate buffers and access to the industrial properties. It should be noted that the residential 
land use would require the remnant industrial properties to install a larger buffer which will 
impact their future development. 

 
Policy 1.3.1 Low Density Residential – The predominate dwelling type in this future land use 
designation is detached, single family dwelling units. Within a planned unit development (PUD) 
larger than 160 acres, duplexes, zero-lot-line, townhome, multi-family and accessory dwelling 
units may be allowed, and single-family dwelling units may not be required to be the predominate 
dwelling type.  The previously described allowances are subject to Town Council approval. The 
allowable density range is up to two units per gross acre with the following location criteria.  
Additional compatible uses may be permitted in the land development regulations (including home 
occupations, parks and playgrounds, utility services, religious institutions, cemeteries, daycares 
and limited public uses). 
 
Location Criteria 
a) In areas that afford attractive natural and/or rural surroundings. 
b) In areas that provide convenient access to work and shopping areas. 
c) In areas that are spatially separated and buffered by other uses from major streets, 
commercial or industrial activities, or other land uses which generate significant adverse impacts 
including but not limited to the following:  noise, glare, dust or fumes. 
d) In areas where water supply and sewerage facilities services can be provided 
economically. 
e) In areas where adequate police and fire protection can be economically provided. 
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Staff Comment (for East): The proposed amendment to Low Density Residential is generally 
consistent with the above policy by abutting conservation land, being located near commercial 
areas, and is served by existing infrastructure and government services. In addition, the 
property is large enough to provide adequate buffering to Island Way through the site plan 
process. 

 
Policy 1.3.2 Medium Density Residential - Housing in this future land use designation consist of 
a wide range of types, including single-family, multi-family dwellings, including apartments, 
condominiums, triplexes, quadraplexes, zero lot line homes and duplexes.  The density ranges 
from two to four units per gross acre with the following location criteria.  Additional compatible 
uses may be permitted in the land development regulations (including home occupations, parks 
and playgrounds, utility services, religious institutions, cemeteries, daycares and limited public 
uses). 
 
Location Criteria 
a) In areas that afford attractive natural surroundings and large areas of open space. 
b) In areas that have convenient access to work and shopping areas. 
c) In areas that serve to spatially separate or buffer low density residential areas from major 

streets, commercial or industrial activities, or other land uses which generate significant 
adverse impacts including but not limited to the following:  noise, glare, dust or fumes. 

d) In areas where water supply and sewerage facilities services are available. 
e) In areas where adequate police and fire protection can be provided economically. 
 

Staff Comment (for West): The proposed amendment to Medium Density Residential is 
generally consistent with the above policy because it is located near conservation and park 
lands. The property does have proximity to work and shopping areas to access nearby. Should 
the proposed future land use be adopted for the east property, it will spatially separate the 
proposed low density residential to the east from I-95 and industrial parcels to the west. The 
property is served by existing infrastructure and government services. That said, the property 
is located between I-95 and three remnant industrial designated properties, and Island Way 
which present issues with compatibility and creates additional nuisances for the proposed 
residential that will require proper separation and buffering. As noted in the report, additional 
buffering is proposed to provide for compatibility where residential abuts industrial which may 
be difficult as the property is narrower and oddly shaped presenting challenges in providing 
adequate buffers and access to the industrial properties.  
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Project Narrative 
FLUA Rezoning East 

General Industrial to Low-Density Residential 
I-4 to R-1A 

Pulte Beacon Park 
October 27th, 2025 

 
INTRODUCTION 
We are requesting the approval of a Future Land Use Amendment and Rezoning from I-
4, General Industrial to R-1A, Low-Density Residential on behalf of the Applicant, Pulte 
Home Company. The property is located on Island Way in Jupiter, FL 33458 (PCNs: 30-
42-41-04-00-000-1160 and 30-42-41-04-00-000-1050). The subject site contains 34.29 
acres. The Applicant intends to construct 57 detached single-family homes on the subject 
site. The existing I-4, General Industrial designation does not allow residential 
development. This application is concurrent with applications for future land use 
amendments, rezonings, and site plans on the subject site under separate covers. In 
addition, the Applicant has also requested that the termination of the Development 
Agreement take effect upon final approval of the future land use amendments, rezonings, 
and site plans. 
 
The requested FLUA and Rezoning from I-4, General Industrial to R-1A, Low-Density 
Residential significantly increases compatibility with the surrounding CP Conservation 
Preservation and PI Public/Institutional Districts as it encourages lower-intensity, 
conservation, and community-oriented land uses. Converting the future land use to Low-
Density Residential aligns with the Town of Jupiter’s Comprehensive Plan to transition 
high-intensity development away from residential and environmentally sensitive areas. 
The request to rezone the subject site from I-4 to R-1A exemplifies the compatible, 
context-driven zoning practices outlined in the Comprehensive Plan and Code of 
Ordinances. 

LOCATION 
The subject site is located adjacent to Island Way within the municipal boundaries of the 
Town of Jupiter. This application pertains to 34.29 acres on the east side of Island Way. 
The surrounding area along Island Way consists of Jupiter Community Park and three 
subdivisions: Loxahatchee Reserve, Loxahatchee Reserve North and Rialto. North and 
east of the subject site is a CP District. Further to the north and east of the CP District is 
the Jupiter Community Center, Jupiter Public Works, and two other subdivisions: 
Limestone Cay and Courtyard Homes at Limestone Creek. 
 
SURROUNDING ZONING AND LAND USES 
The zoning districts and future land uses along Island Way are below: 
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• (R-R) Rural Residence, Low-Density Residential 
• (R-R) Rural Residence, Medium-Density Residential 
• (PI) Public/Institutional, Recreation 
• (CP) Conservation Preservation, Conservation 

 
The table below depicts the zoning districts and land uses directly adjacent to the site: 

 Zoning FLU 

North Conservation Preservation 
(CP) Conservation 

East* Unincorporated Unincorporated 
West* Not Zoned (NZ) Not Designated 
South* Not Zoned (NZ) Not Designation 

 
 East*: The Unincorporated space is zoned RH-Multi-Family (High Density 

Residential) under the jurisdiction of Palm Beach County 
 West*: The Not Zoned space is Island Way 
 South*: The Not Zoned space is Island Way 

 
LEVELS OF SERVICE ANALYSIS 
The applicant seeks a reduction in the maximum development potential of the property. 
Amending the designation from I-4, General Industrial to R-1A, Low-Density Residential 
results in a significant reduction in the maximum allowed intensity and reduces the demand 
for public infrastructure and municipal services. General Industrial development generates 
higher volumes of traffic, greater water and wastewater usage, increased waste generation, 
and higher demands on stormwater infrastructure and public safety services. The proposed 
Low-Density Residential use will substantially reduce these demands and improve 
infrastructure efficiency in the Town of Jupiter. 
 
FUTURE LAND USE AMENDMENT 
The applicant is requesting a Future Land Use Amendment and Rezoning to change the 
designation of the subject property from I-4, General Industrial to R-1A, Low-Density 
Residential on the East side of Island Way. This amendment brings the property’s 
designation into alignment with surrounding Residential, Recreation, Conservation, and 
Commercial uses to support greater integration and interaction with the surrounding 
community and amenities. Consistency with the Future Land Use Element is outlined as 
such: 

 
 Goal 1: Ensure that the future land use pattern maintains the existing low 

intensity, residential character, recognizes and protects the environmental 
quality of the Town, and allows the Town to become a full service community 
serving Northern Palm Beach County.  
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Response: The proposed FLU and rezoning maintains the existing low intensity, 
residential character of the surrounding low and medium density residential areas and 
protects the environmental quality of the surrounding conservation and recreational 
uses. In addition, it provides a pathway to create a residential community that will 
contribute to the workforce housing shortages and provide convenient access to major 
corridors furthering education, work, and shopping access.  

 Policy 1.2.4 Existing land uses which are not compatible with adjacent land 
uses, the character, natural resources or the future land use plan shall be 
eliminated upon redevelopment, and until that time may not be expanded. 

 
Response: The existing I-4, General Industrial designation is not compatible with the 
surrounding low intensity uses, the residential character, or the protected natural 
resources. The proposed R-1A, low-density residential designation will eliminate the 
incompatible use and district upon redevelopment.  

 Policy 1.3.20 The intensity of urban use in environmentally sensitive areas shall 
be reduced in order to protect the function and value of the natural resources. 

 
Response: The existing I-4, General Industrial is adjacent to a CP district. The 
proposed R-1A, Low-Density Residential amendment directly reduces the intensity of 
urban use and protects the function and value of the surrounding natural resources. 

In addition, the FLUA and rezoning is consistent with the location criteria for Low-Density 
Residential Future Land Use. The subject property meets the location criteria as follows: 
 
Policy 1.3.1 Low Density Residential 
 

a) In areas that afford attractive natural and/or rural surroundings. 

Response: The area includes natural features, open space, parks and 
recreation, and rural residences, contributing to and compatible with the 
residential setting. The adjacent use to the north is a conservation district 
providing a large area of open space and natural surroundings.  

b) In areas that provide convenient access to work and shopping areas.  

Response: The site is conveniently located near shopping areas and major 
corridors, providing access to both employment and services. The site is 
located at the intersection of West Indiantown Road and Interstate 95 
providing convenient access to work and shopping areas.  

c) In areas that are spatially separated and buffered by other uses from major 
streets, commercial or industrial activities, or other land uses which 
generate significant adverse impacts including but not limited to the 
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following: noise, glare, dust or fumes.  

Response: The future land use and zoning designations are proposed in an 
area that is spatially separated and buffered by the proposed R-3, medium-
density residential district from major streets, Commercial, and Industrial 
uses. The proposed use seeks to modify the Future Land Use from Industrial 
to Low-Density Residential further improving the buffer.  

d) In areas where water supply and sewerage facilities services can be 
provided economically.  

Response: Potable water and wastewater services are available and 
sufficient to support development under this designation. 

e) In areas where adequate police and fire protection can be economically 
provided. 

Response: The site is within an area that is already served by both police 
and fire protection services. 

TOWN OF JUPITER CODE OF ORDINANCES 
The Future Land Use and Zoning Amendments are consistent with the Jupiter Code of 
Ordinances Section 27-178. Criteria for future land use and zoning map amendments. As 
stated above, the amendments reflect the compatible, context-sensitive land use and 
zoning practices outlined in the Code of Ordinances. The criteria is listed below followed by 
the applicant’s response: 
 
1) The proposed map amendment shall be consistent with the goals, objectives and 

policies of the town comprehensive plan. 
 
Response: As noted above, the proposed future land use and zoning map 
amendments are consistent with the goals, objectives, and policies of the Town’s 
Comprehensive Plan. 
 

2) The proposed map amendment shall be consistent with the established land uses 
of surrounding properties or land use patterns. 
 
Response: The established land use patterns of the surrounding property are 
residential, recreation, and conservation. The proposed amendments are significantly 
more compatible with the low-intensity land use patterns than the existing industrial 
designation. 
 

3) The proposed map amendment shall not create an isolated land use designation 
or zoning district unrelated to adjacent and nearby designations or districts. 
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Response: The subject site is an island of industrial use within the surrounding 
residential/recreation/conservation context. The proposed designation does not 
introduce an isolated land use, it instead resolves the existing isolated land use by 
furthering the compatibility standards outlined within the Code of Ordinances and 
Comprehensive Plan. 
 

4) The application is necessary because of changed or changing conditions, 
including, but not limited to, changing demographic trends, annexation, or public 
service needs. 
 
Response: The future land use and zoning amendments are necessary because of 
changing conditions. The existing designation resulted from spot zoning in anticipation 
of a market that it was not received by, nor will it ever be received by, as the Bioscience 
and Research Protection Overlay does not exist as of 2025. In addition, the Town has 
adopted policies that favor consistency and compatibility of surrounding contexts that 
do not align with the existing isolated land use and zoning.  
 

CONCLUSION 
The proposed future land use and zoning map amendment is a corrective zoning action 
that converts a long-standing vacant site into a compatible residential district. The proposed 
R1A, low-density residential district harmonizes the surrounding residential, recreation, and 
conservation uses and contributes to the overall character of the surrounding community. 
The proposed designation furthers the Town’s residential land use and development 
standards by promoting context-sensitive infill development, reducing levels of service 
impacts, and enhancing the visual quality of the subject site. In addition, the applicant has 
provided an application to sunset the outdated Development Agreement upon approval of 
the future land use, zoning, and site plan amendments under separate cover. 
 
One behalf of the applicant, Pulte Home Company, we respectfully request approval of the 
proposed Zoning Map Amendment and Future Land Use Amendment. Should you have 
any questions or require additional information, please do not hesitate to contact me. 
 
Sincerely, 
 
 
Laurey Hood 
Land Planner 
Cotleur & Hearing 
561.406.1009 
LHood@cotleur-hearing.com  
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Project Narrative 
Future Land Use and Zoning Map Amendment 

I-4, General Industrial to R-3, Medium Density Residential (West) 
Pulte Beacon Park 
October 28th, 2025 

 
INTRODUCTION 
The Applicant, Pulte Home Company, requests a Future Land Use Amendment from 
General Industrial (I-4) to Medium Density Residential and a concurrent rezoning from I-
4, Industrial, High Technology & Employment Center to R-3, Compact Single-Family and 
Limited Multifamily Residential. The project site is a total of 23.42 acres of vacant land 
located along Island Way in Jupiter, FL 33458 (PCNs: 30-42-41-04-00-000-1160; 30-42-
41-04-00-000-1050; and 30-42-41-04-00-000-1150) within the larger 57.71 acre 
community. The amendment will allow up to 44 single-family homes, with 11 of those units 
being zero-lot-line Workforce Housing units consistent with the Town’s Workforce 
Housing Program. The change from industrial to residential use replaces an outdated 
designation with a compatible, lower-intensity land use consistent with the surrounding 
conservation, recreation, and residential properties. In addition, the Applicant has also 
requested that the termination of the Development Agreement take effect upon final 
approval of the future land use amendments, rezonings, and site plans under separate 
cover. 

 
The requested amendment from I-4, General Industrial to R-3, Medium-Density 
Residential increases compatibility with the surrounding Conservation Preservation (CP) 
and Public/Institutional (PI) Districts. It allows for lower-intensity residential single-family 
neighborhood development that is compatible with the existing development pattern 
surrounding the site. The rezonings are aligned with the Town of Jupiter’s Comprehensive 
Plan’s goal to transition high-intensity development away from residential and 
environmentally sensitive areas. The request to amend the subject site’s designation from 
I-4, General Industrial to R-3, Medium-Density Residential exemplifies the compatible, 
context-driven zoning practices outlined in the Comprehensive Plan and Code of 
Ordinances.  
 
LOCATION 
The subject site is located adjacent to Island Way within the municipal boundaries of the 
Town of Jupiter. This application pertains to 23.42 acres on the west side of Island Way. 
The surrounding area along Island Way consists of Jupiter Community Park and three 
subdivisions: Loxahatchee Reserve, Loxahatchee Reserve North and Rialto. North and 
east of the subject site are conservation lands owned by the Town. Further to the north 
and east of these conservation lands are the Jupiter Community Park, Jupiter Public 
Works, and two other subdivisions: Limestone Cay and Courtyard Homes at Limestone 
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Creek.  
 
There are two remnant parcels that the applicant does not own which will maintain the I-
4, General Industrial designation. The remnant parcels are 1.01 acres and 1.65 acres. 
The applicant has provided access to these parcels in the site plan as required. 
Development with an I-4 use is extremely unlikely given the size of these parcels. The 
applicant continues to engage in discussions with the property owners to acquire these 
remnant legacy parcels. Nonetheless, the R-3, medium-density residential (west) district 
will serve as an adequate transitional buffer to the R-1A, low-density residential (east) 
district.  
 
SURROUNDING ZONING DISTRICTS AND LAND USES 
The zoning districts and future land uses along Island Way are below: 

• Rural Residence (RR), Low-Density Residential (LDR) 
• Rural Residence (RR), Medium-Density Residential (MDR) 
• Public/Institutional (PI), Recreation (REC) 
• Conservation Preservation (CP), Conservation (C) 
• Industrial, High Technology and Employment Center (I-4), General Industrial 

 
The table below depicts the zoning districts and land uses directly adjacent to the site: 

  
 Zoning FLU 

North Not Zoned (NZ) Not Designated 
East* Unincorporated Unincorporated 

West Conservation Preservation 
(CP) Conservation 

South* 
Not Zoned (NZ) & Industrial, 

High Technology and 
Employment Center (I-4) 

Not Designated & Industrial 
General 

 
 North*: The Not Zoned space is Island Way 
 East*: The Unincorporated space is zoned RH-Multi-Family (High Density 

Residential) under the jurisdiction of Palm Beach County 
 South*: The Not Zoned space is Interstate 95 

 
LEVELS OF SERVICE ANALYSIS 
The rezoning map amendment will reduce traffic, utility demand, and service burdens 
compared to the potential development scenarios under the I-4 zoning district. Under the 
site’s current land use of General Industrial an estimated 1,200,000 square feet of light 
industrial use could be developed. The intensity of this development would generate 
significantly higher volumes of traffic, water and wastewater usage, solid waste, and much 
higher stormwater impact, in addition to the increased demands placed on public safety 
services. The shift to residential use will reduce the traffic by an estimated 700 AM peak 
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hour and 550 PM peak hour vehicle trips. The proposed project will substantially reduce 
service demands and improve infrastructure efficiency in the Town.  
 
COMPREHENSIVE PLAN REQUIREMENTS 
FUTURE LAND USE ELEMENT 
 Goal 1: Ensure that the future land use pattern maintains the existing low 

intensity, residential character, recognizes and protects the environmental 
quality of the Town, and allows the Town to become a full-service community 
serving Northern Palm Beach County.  
 
Response: The proposed R-3, medium-density residential amendment maintains the 
existing low intensity residential character of the surrounding low and medium density 
residential areas and protects the environmental quality of the surrounding conservation 
and recreational uses. The proposed residential community following the FLUA and 
Rezoning will provide market rate housing, workforce housing, and access to major 
corridors for work, school, and shopping furthering the full-service community goal.   

 Policy 1.2.4 Existing land uses which are not compatible with adjacent land 
uses, the character, natural resources or the future land use plan shall be 
eliminated upon redevelopment, and until that time may not be expanded. 

 
Response: The existing I-4, General Industrial designation is not compatible with the 
surrounding low intensity uses, the residential character, or the protected natural 
resources. The proposed R-3, medium-density residential (west) designation will 
eliminate the incompatible use upon redevelopment.  

 Policy 1.3.20 The intensity of urban use in environmentally sensitive areas shall 
be reduced in order to protect the function and value of the natural resources. 

 
Response: The existing I-4, General Industrial Designation is adjacent to a CP district. 
The proposed R-3, medium-density residential (west) map amendments directly 
reduces the intensity of urban use and protect the function and value of the surrounding 
natural resources. 

 Policy 1.3.2 Medium-Density Residential Location Criteria 
 
a) In areas that afford attractive natural surroundings and large areas of open 

space. 

Response: The area includes natural features, open space, and parks and 
recreation, contributing to and compatible with the residential setting.  

b) In areas that have convenient access to work and shopping areas.  

Response: The site is conveniently located near shopping areas and major 
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corridors, including the intersections of I-95, Ronald Reagan Turnpike, and 
Indiantown Road, providing access to employment and shopping via walkability or 
limited vehicle miles along Indiantown Road.  

c) In areas that serve to spatially separate or buffer low density residential areas 
from major streets, commercial or industrial activities, or other land uses 
which generate significant adverse impacts including but not limited to the 
following: noise, glare, dust or fumes.  

Response: The future land use amendment is proposed in an area that spatially 
separates and buffers low-density residential and environmentally sensitive areas 
from major streets, commercial, and industrial uses. The proposed zoning 
amendment will further these criteria by removing industrial land uses adjacent to 
low-density residential land uses and environmentally sensitive areas. Furthermore, 
an extended buffer will be provided on the west side to mitigate any potential future 
developments on the remaining industrial properties.  

d) In areas where water supply and sewerage facilities services are available.  

Response: Potable water and wastewater services are available and sufficient to 
support the proposed residential development consistent with the land use 
designation as it is less intense than the existing land use designation. 

e) In areas where adequate police and fire protection can be provided 
economically. 

Response: The site is within an area that is already served by both police and fire 
protection services with capacity to handle the proposed residential development 
consistent with the land use designation, which is less intense than the existing land 
use. 

 
HOUSING ELEMENT 
 
 Policy 1.2.9(c): Workforce units are encouraged to be integrated within the 

development and shall be designed in a way that promotes a mixture of dwelling 
unit types and income level. 

Response: Workforce units will be permanent for For-Sale, compatible in design, and 
integrated within the community; they are allowable in the residential land-use 
categories applicable to this project. 

 Policy 1.2.10: The Town’s mandatory Workforce Housing Program requires new 
residential developments and redevelopment of existing developments, that will 
have a minimum of ten permitted residential dwelling units, to provide a 
minimum of 6% of the total units for low, moderate low, moderate high and 
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middle income households for developments that require no land use change. 
Developments comprised solely of Workforce Housing units shall not be 
required to provide any additional Workforce Housing units. For those 
developments that the Town changes the land use to increase development 
rights, the percentage of Workforce Housing units required associated with the 
increased development rights will be 12%. 

Response: The zoning and future land use map amendments propose to downzone 
the site from I-4 to R-3 (west) and R-1A (east). The project will be providing 12% of the 
total proposed dwelling units (east + west) for workforce housing.   

 Policy 1.3.4 Workforce Housing for low, moderate low, moderate high, and 
middle income households should be made available in redevelopment projects 
and/or, in proximity to employment opportunities, and necessary public 
services to the maximum extent consistent with other Town policies. 

Response: The proposed R-3, medium-density residential (west) district is in proximity 
to employment opportunities and necessary public services. It is located near I-95 and 
Indiantown Rd. The availability to public services is equivalent to the existing 
surrounding residences and the proposed R-1A (east) residences.  

TOWN OF JUPITER CODE OF ORDINANCES 
The Zoning Amendment is consistent with the Jupiter Code of Ordinances Section 27-178 
Criteria for future land use and zoning map amendments and Sec. 27-3192 Workforce 
housing requirements. As stated above, the zoning map amendments reflect the 
compatible, context-sensitive zoning practices outlined in the Code of Ordinances. The 
criteria are listed below followed by the applicant’s response: 
 
 Sec. 27-178 Criteria for future use and zoning map amendments 
 

1) The proposed map amendment shall be consistent with the goals, objectives 
and policies of the town comprehensive plan. 

 
Response: As noted above, the proposed FLUA and zoning amendment is 
consistent with the goals, objectives, and policies of the Town’s Comprehensive 
Plan. 

 
2) The proposed map amendment shall be consistent with the established land 

uses of surrounding properties or land use patterns. 
 

Response: The established land use patterns of the surrounding property are 
residential, recreation, and conservation. The proposed FLU and zoning 
amendment is significantly more compatible with the low-intensity land use patterns 
than the existing industrial designation. 
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3) The proposed map amendment shall not create an isolated land use 
designation or zoning district unrelated to adjacent and nearby designations 
or districts. 

 
Response: The subject site is an island of industrial use within the surrounding 
residential/recreation/conservation context. The proposed land use and zoning 
amendments do not introduce an isolated land use, they instead resolve the existing 
isolated land use by furthering the compatibility standards outlined within the Code 
of Ordinances and Comprehensive Plan. 

 
4) The application is necessary because of changed or changing conditions, 

including, but not limited to, changing demographic trends, annexation, or 
public service needs. 

 
Response: The FLUA and zoning amendments are necessary because of changing 
conditions. The existing designation resulted from spot zoning in anticipation of a 
market that it was not received by, nor will it ever be received by, as the Bioscience 
and Research Protection Overlay does not exist as of 2025. In addition, the Town 
has adopted policies that favor consistency and compatibility of surrounding 
contexts that do not align with the existing isolated land use. 

 
WORKFORCE HOUSING COMMITTMENT 
The Town of Jupiter’s Workforce Housing Program requires that 12% of the residential 
units be designated as Workforce Housing units when a land use change increases 
development rights. The proposed unit count for the project is 11 workforce housing 
units to be confirmed during site plan review. The required number of Workforce 
Housing units will be provided under the site plan application consistent with the Town’s 
program.  
 
More importantly, the Applicant is committing that these Workforce Housing units will be 
delivered as “For Sale” homes rather than rentals, creating an extraordinary public 
benefit. We have outlined those extraordinary benefits below: 
 

• Homeownership Opportunity: Provides working families with access to 
homeownership in Jupiter, where affordability challenges have made ownership 
increasingly difficult. 

 
• Pathway to Equity: Rental housing does not allow families to build equity. 

Homeownership allows families to accumulate wealth and stability, creating 
intergenerational benefits and strengthening the local economy. 

 
• Community Integration: Workforce units will be designed with architectural and 

community standards that are reflective of market-rate homes and compatible with 
the community at large.  
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• Policy Advancement: Aligns with the Town’s Housing Element goals to expand 

not only affordable units but also opportunities for homeownership within new 
neighborhoods. 

 
By offering For Sale Workforce Housing, the Applicant goes beyond the minimum program 
requirements, providing significant benefits to Jupiter families and supporting the Town’s 
long-term housing policy framework. Pulte Home Company has experience in building 
workforce housing units in Palm Beach County and will leverage this experience to deliver 
workforce housing units in the Town of Jupiter. They currently have 63 workforce housing 
units approved and are under construction in the local region.  

CONCLUSION 
Approval of the future land use and zoning map amendments transform an underutilized 
industrial site into a residential community that delivers attainable housing, reduces traffic, 
lowers service burdens, and enhances the quality of life for the Town of Jupiter. The 
proposed R-3, medium-density residential district harmonizes the surrounding residential, 
recreation, and conservation uses and contributes to the overall character of the 
surrounding community. In addition, the R-3, medium-density residential district will act as 
a transition between the adjacent I-4 district and the proposed R-1A, low-density residential 
district on the east side of the site. The proposed designation furthers the Town’s residential 
land use and development standards by promoting context-sensitive infill development, 
reducing levels of service impacts, increasing available workforce housing, and enhancing 
the visual quality of the subject site. In addition, an application to sunset the outdated 
Development Agreement upon approval of the future land use, rezoning, and site plan 
amendments has been provided under separate cover. 
 
One behalf of the applicant, Pulte Home Company, we respectfully request approval of 
the proposed Future Land Use and Zoning Map Amendments. Should you have any 
questions or require additional information, please do not hesitate to contact me. 
 
Sincerely, 
 

 
Laurey Hood 
Land Planner 
Cotleur & Hearing 
561.406.1009 
LHood@cotleur-hearing.com 
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INTRODUCTION
Kimley-Horn and Associates, Inc. has been retained to prepare a Future Land Use (FLU)
Amendment traffic analysis for the site located north of Indiantown Road on Island Way North in
the Town of Jupiter, Florida. Figure 1 illustrates the location of the project site. The site currently
has an FLU designation of General Industrial which permits up 50% lot coverage. The proposed
development has a Jupiter FLU designation of Low Density Residential (LDR) for 34.12 acres and
Medium Density Residential (MDR) for 23.25 acres.

The parcel control numbers for this site are:

· 30-42-41-04-00-000-1050
· 30-42-41-04-00-000-1150
· 30-42-41-04-00-000-1160

The traffic impacts from the proposed future land use amendment were analyzed based on the
procedures accepted by the Town of Jupiter. Currently, the site has a General Industrial
designation, which permits 50% lot coverage. Therefore, the 34.12-acre portion permits 743,133
square feet of light industrial use, and the 23.25-acre portion permits 506,385 square feet of light
industrial use, for a total of 1,249,518 square feet. The proposed future designation is Low Density
Residential (LDR) for 34.12 acres which results in 68 single family dwelling units, and Medium
Density Residential (MDR) for 23.25 acres which results in 93 single family dwelling units.

This analysis was conducted following short-range and long-range analysis procedures used to
evaluate comprehensive plan amendments in Jupiter. This report summarizes the findings of the
comprehensive plan land use amendment traffic analysis.
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PROJECT TRAFFIC
The project traffic volumes evaluated in this analysis are defined as the vehicle trips expected to
be generated by the project, and the distribution and assignment of that traffic over the study
roadway network.

Trip Generation

The trip generation calculations are based on the trip generation rates published by Palm Beach
County and the Institute of Transportation Engineers’ (ITE) Trip Generation Manual, 11th Edition.
Trip generation calculations have been performed for three scenarios:

Existing Site Development

This scenario represents the current trip generation occurring on site. The existing site is currently
vacant; therefore, no credit was taken.

Existing Future Land Use Potential Development

This scenario represents the maximum development potential for the site under the existing FLU
designation. For the Trip Generation Comparison shown in Table 1, General Light Industrial was
used for the land use. The maximum intensity of development under the currently adopted future
land use designation has the potential to generate 5,476 net new external daily trips, 832 net new
external AM peak hour trips (+733 inbound,+99 outbound), and 731 net new external PM peak
hour trips (+102 inbound, +629 outbound).

Proposed Future Land Use Potential Development

This scenario represents the maximum development permitted on site under the proposed FLU
designations of LDR and MDR, which equates to 161 dwelling units of Single Family use. As
indicated in Table 1, the maximum density of development under the proposed future land use
designation has the potential to generate 1,610 net new external daily trips, 113 net new external
AM peak hour trips (+29 inbound, +84 outbound), and 151 net new external PM peak hour trips
(+95 inbound, +56 outbound).

Because the proposed amendment for the subject site results in an overall net increase in the trip
generation potential of the site on a daily, AM, and PM peak-hour basis in comparison to existing
uses on site, it was necessary to determine if any of the roadway links within the project Radius
of Development Influence (RDI) are expected to be significantly impacted during the short-range
(2030) scenario. Roadway link analyses were conducted for the short-range (2030) scenario
using methodologies accepted by the Town of Jupiter.
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Table 1: Trip Generation Calculations Summary

Total In Out Total In Out
Approved Scenario

PBC Vacant 0 0 0 0 0 0 0 0
Subtotal 0 0 0 0 0 0 0

0 0 0 0 0 0 0
Existing FLU Maximum Intensity

PBC General Light Industrial ITE 110 743.133 ksf 3,619 550 484 66 483 68 415

Internal Capture % Daily % AM % PM
General Light Industrial 0.0% 0.0% 0.0% 0 0 0 0 0 0 0

Pass-By Capture Daily AM PM
General Light Industrial 10.0% 10.0% 10.0% 362 55 48 7 48 7 41

Subtotal 3,257 495 436 59 435 61 374

PBC General Light Industrial ITE 110 506.385 ksf 2,466 375 330 45 329 46 283
Subtotal 2,466 375 330 45 329 46 283

Internal Capture % Daily % AM % PM
General Light Industrial 0.0% 0.0% 0.0% 0 0 0 0 0 0 0

Pass-By Capture Daily AM PM
General Light Industrial 10.0% 10.0% 10.0% 247 38 33 5 33 5 28

Subtotal 2,219 337 297 40 296 41 255

5,476 832 733 99 731 102 629
Proposed FLU Maximum Intensity

PBC Single Family Detached ITE 210 68 DU 680 48 12 36 64 40 24

Internal Capture % Daily % AM % PM
Single Family Detached 0.0% 0.0% 0.0% 0 0 0 0 0 0 0

Pass-By Capture Daily AM PM
Single Family Detached 0.0% 0.0% 0.0% 0 0 0 0 0 0 0

Subtotal 680 48 12 36 64 40 24

PBC Single Family Detached ITE 210 93 DU 930 65 17 48 87 55 32
Subtotal 930 65 17 48 87 55 32

Internal Capture % Daily % AM % PM
Single Family Detached 0.0% 0.0% 0.0% 0 0 0 0 0 0 0

Pass-By Capture Daily AM PM
Single Family Detached 0.0% 0.0% 0.0% 0 0 0 0 0 0 0

Subtotal 930 65 17 48 87 55 32

1,610 113 29 84 151 95 56
1,610 113 29 84 151 95 56

-3,866 -719 -704 -15 -580 -7 -573
Pass By

10.0%

0.0%0.7 trips/DU (26% in, 74% out)

0.74 trips/ksf (88% in, 12% out)

0.94 trips/DU (63% in, 37% out)

ITE CodeSource

Net Existing Trips

Daily Trips
AM Peak Hour PM Peak Hour

Land Use Intensity

0.65 trips/ksf (14% in, 86% out)

Net Existing FLU Trips

AM Peak Hour

Single Family Detached 10 trips/DU

PM Peak HourDaily
4.87 trips/ksf

Proposed FLU Maximum Trips-Existing Development Trips (Short-range)

Land Use
General Light Industrial

Proposed FLU Maximum Trips-Existing FLU Maximum Trips (Long-range)

East Side

West Side

West Side

East Side

Net Proposed FLU Trips
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TRAFFIC DISTRIBUTION AND ASSIGNMENT
Traffic distribution is the pairing of trip ends from the subject site with other land uses in the area.
These trips were assigned to surrounding roadways within the project RDI based upon a review
of the proposed roadway network to be in place at the time of buildout and its travel time
characteristics.

The daily and peak-hour trips for the project were then assigned to the surrounding roadway
network proposed to be in place for each respective analysis year. Figure 1 also illustrates the
project traffic assignment to the surrounding roadway network.
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LEVEL OF SERVICE ANALYSIS
Consistent with comprehensive plan amendment evaluation requirements, roadway segment
analyses were conducted to address the traffic conditions for the existing, short-range planning
horizon (2030), and long-range planning horizon (2045) conditions on links within the RDI.

Short-Range (Year 2030)

This analysis was conducted using the LOS E peak hour, peak direction link service volumes
published by Palm Beach County.

As stated previously, this analysis utilizes the net increase in peak-hour trip generation potential
of the maximum development potential under the proposed FLU designation in comparison to
traffic generated by the existing site development.

Long-Range (Year 2045)

This analysis was conducted using the LOS D daily link service volumes published by Palm Beach
County. As stated previously, this analysis utilizes the net increase in daily, AM peak hour, and
PM peak hour trip generation potential of the maximum development potential under the proposed
FLU designation in comparison to the maximum development potential under the existing FLU.
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SHORT-RANGE (2030) PLANNING HORIZON
The maximum development under the proposed future land use consists of 161 dwelling units of
Single Family use. Therefore, the maximum intensity of development under the currently adopted
future land use designation has the potential to generate 5,476 net new external daily trips, 832
net new external AM peak hour trips (+733 inbound,+99 outbound), and 731 net new external PM
peak hour trips (+102 inbound, +629 outbound). For the purposes of this analysis, the radius of
development influence is two miles. Significance was determined in accordance with the LOS E
peak-hour peak directional service volumes provided in the Palm Beach County Traffic
Performance Standards Ordinance (TPSO). Table 2 summarizes the threshold for determining
significance as outlined in Article 12 of the Palm Beach County TPSO. As per the TPSO, during
the short-range horizon, a link is considered significantly impacted if project traffic accounts for
more than 3% of the LOS E general service volume.

Table 2: Short-Range Significance Determination

RADIUS

1 through 20 Directly Accessed Link(s)
21 through 50 0.5 miles
51 through 100 1 mile
101 through 500 2 miles
501 through 1,000 3 miles

1,001 through 2,000 4 miles

2,001 and Up 5 miles
Note: Source table 12.B.2.D-7 3A - Radius of Development Influence of Article 12

NET EXTERNAL PEAK HOUR TWO-
WAY TRIP GENERATION
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Significance Analysis

As indicated in Table 3 and Table 4, Island Way North is projected to be significantly impacted
by the proposed project under Test 2 standards, therefore further capacity analysis is required.

Table 3: Short-Range (Year 2030) AM Peak Hour Significance Analysis

Table 4: Short-Range (Year 2030) PM Peak Hour Significance Analysis

PROJECT TRIPS

ROADWAY FROM TO NB/EB SB/WB NB/EB Sig? SB/WB Sig?

Toney Penna Drive Central Boulevard Military Trail 2L 880 5% o 4 1 0.45% No 0.11% No
Toney Penna Drive Military Trail Alternate A1A 2L 880 1% o 1 0 0.11% No 0.00% No

Indiantown Road Jupiter Farm Road Florida Turnpike 4LD 1,960 8% i 2 7 0.10% No 0.36% No
Indiantown Road Florida Turnpike I-95 West 6LD 2,940 20% i 6 17 0.20% No 0.58% No
Indiantown Road I-95 West I-95 East 6LD 2,940 31% i 9 26 0.31% No 0.88% No
Indiantown Road I-95 East Island Way 6LD 2,940 42% i 12 35 0.41% No 1.19% No
Indiantown Road Island Way Central Boulevard 6LD 2,830 52% o 44 15 1.55% No 0.53% No
Indiantown Road Central Boulevard Center Start 6LD 2,830 19% o 16 6 0.57% No 0.21% No
Indiantown Road Center Start Military Trail 6LD 2,830 17% o 14 5 0.49% No 0.18% No

Church Street Island Way Central Boulevard 2L 880 0% i 0 0 0.00% No 0.00% No

Center Street Indiantown Road Alternate A1A 2L 880 2% o 2 1 0.23% No 0.11% No

Florida Turnpike PGA Boulevard Indiantown Road 4LX 4,020 6% i 2 5 0.05% No 0.12% No
Florida Turnpike Indiantown Road North of Indiantown Road 4LX 4,020 6% o 5 2 0.12% No 0.05% No

I -95 Donald Ross Road Indiantown Road 10LX 10,580 11% i 3 9 0.03% No 0.09% No
I -95 Indiantown Road SE Bridge Road 10LX 10,580 11% o 9 3 0.09% No 0.03% No

Island Way Church Street Site 4LD 1,960 4% o 3 1 0.15% No 0.05% No
Island Way Site Church Street 4LD 1,960 96% i 28 81 1.43% No 4.13% Yes

Central Boulevard Indian Creek Parkway Indiantown Road 4LD 1,960 6% i 2 5 0.10% No 0.26% No

Roebuck Road Indiantown Road Church Street 2L 860 0% o 0 0 0.00% No 0.00% No
Roebuck Road Church Street Loxahatchee River Road 2L 860 0% o 0 0 0.00% No 0.00% No

AM PEAK HOUR
TRIPS % IMPACT

EXISTING
NUMBER OF

LANES

LOS E
GENERAL

SVC.
VOLUME

PROJECT %
ASSIGNMENT

NB/EB
IN/OUT?

PROJECT TRIPS

ROADWAY FROM TO NB/EB SB/WB NB/EB Sig? SB/WB Sig?

Toney Penna Drive Central Boulevard Military Trail 2L 880 5% o 3 5 0.34% No 0.57% No
Toney Penna Drive Military Trail Alternate A1A 2L 880 1% o 1 1 0.11% No 0.11% No

Indiantown Road Jupiter Farm Road Florida Turnpike 4LD 1,960 10% i 10 6 0.51% No 0.31% No
Indiantown Road Florida Turnpike I-95 West 6LD 2,940 20% i 19 11 0.65% No 0.37% No
Indiantown Road I-95 West I-95 East 6LD 2,940 31% i 29 17 0.99% No 0.58% No
Indiantown Road I-95 East Island Way 6LD 2,940 42% i 40 24 1.36% No 0.82% No
Indiantown Road Island Way Central Boulevard 6LD 2,830 52% o 29 49 1.02% No 1.73% No
Indiantown Road Central Boulevard Center Start 6LD 2,830 19% o 11 18 0.39% No 0.64% No
Indiantown Road Center Start Military Trail 6LD 2,830 17% o 10 16 0.35% No 0.57% No

Church Street Island Way Central Boulevard 2L 880 0% i 0 0 0.00% No 0.00% No

Center Street Indiantown Road Alternate A1A 2L 880 2% o 1 2 0.11% No 0.23% No

Florida Turnpike PGA Boulevard Indiantown Road 4LX 4,020 6% i 6 3 0.15% No 0.07% No
Florida Turnpike Indiantown Road North of Indiantown Road 4LX 4,020 6% o 3 6 0.07% No 0.15% No

I -95 Donald Ross Road Indiantown Road 10LX 10,580 11% i 10 6 0.09% No 0.06% No
I -95 Indiantown Road SE Bridge Road 10LX 10,580 11% o 6 10 0.06% No 0.09% No

Island Way Church Street Site 4LD 1,960 4% o 2 4 0.10% No 0.20% No
Island Way Site Church Street 4LD 1,960 96% i 91 54 4.64% Yes 2.76% No

Central Boulevard Indian Creek Parkway Indiantown Road 4LD 1,960 6% i 6 3 0.31% No 0.15% No

Roebuck Road Indiantown Road Church Street 2L 860 0% o 0 0 0.00% No 0.00% No
Roebuck Road Church Street Loxahatchee River Road 2L 860 0% o 0 0 0.00% No 0.00% No

PM PEAK HOUR
TRIPS % IMPACT

EXISTING
NUMBER OF

LANES

LOS E
GENERAL

SVC.
VOLUME

PROJECT %
ASSIGNMENT

NB/EB
IN/OUT?
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Capacity Analysis

The significantly impacted links were then analyzed based on their available capacity and the
current and proposed demand of the roadway. The Palm Beach County TPS database was used
to determine any background traffic that may also contribute to the demand of the roadway during
the short-range (Year 2030) capacity analysis.

The future background volumes were then compared to the existing roadway infrastructure
capacity to determine if any of the roadways were over capacity in the short-range (Year 2030)
without the addition of project traffic. To develop short-range (Year 2030) volumes, project traffic
was added to the future background volumes to determine short-range (Year 2030) volumes.
Table 5 and Table  6 provide a summary for AM peak hour and PM peak hour roadway link
capacity analysis. As seen in Table 5 and Table 6 the roadway link that is over capacity in the
future year is meets the adopted level of service standard.
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Table 5: Short-Range (Year 2030) AM Peak Hour Capacity Analysis

Table 6: Short-Range (Year 2030) PM Peak Hour Capacity Analysis

Count Utilized
LOS E Significantly Year Committed 1.0% Committed Historic Max Max (Maximum) Project 2030 Meets
Service Impacted? Traffic Traffic Traffic plus Growth Rate Historic Growth Historic Committed Traffic Total Standard
Volume Volume (from TPS) Growth 1.0% (from TPS) or 1% Growth Traffic Traffic ?? ??

Island Way Church Street Site 4LD Class I 1,960 NB/EB No - - - - - - - - - - - - -
4LD Class I 1,960 SB/WB No - - - - - - - - - - - - -

Island Way Site Church Street 4LD Class I 1,960 NB/EB No - - - - - - - - - - - - -
4LD Class I 1,960 SB/WB Yes 2024 1,252 60 77 137 1.00% 1.00% 77 137 81 1,470 Yes -

Committed Traffic - Option #2
Back-

ground
Def.Lanes Facility Type

Direction
To

Roadway
Committed

Count Year

Committed Traffic - Option #1

From

Count Utilized
LOS E Significantly Year Committed 1.0% Committed Historic Max Max (Maximum) Project 2030 Meets
Service Impacted? Traffic Traffic Traffic plus Growth Rate Historic Growth Historic Committed Traffic Total Standard
Volume Volume (from TPS) Growth 1.0% (from TPS) or 1% Growth Traffic Traffic ?? ??

Island Way Church Street Site 4LD Class I 1,960 NB/EB No - - - - - - - - - - - - -
4LD Class I 1,960 SB/WB No - - - - - - - - - - - - -

Island Way Site Church Street 4LD Class I 1,960 NB/EB Yes 2024 838 64 52 116 1.00% 1.00% 52 116 91 1,045 Yes -
4LD Class I 1,960 SB/WB No - - - - - - - - - - - - -

Committed Traffic - Option #2
Back-

ground
Def.Lanes Facility Type

Direction
To

Roadway
Committed

Count Year

Committed Traffic - Option #1

From
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LONG-RANGE (2045) PLANNING HORIZON
As noted, the existing land use is General Industrial. The existing land use permits up to 50%
floor area coverage (FAR). Therefore, the 57.37-acre site equates to 1,249,518 square feet of
Light Industrial use. Because the proposed amendment for the subject site in comparison to the
existing future land use designation results in a net decrease of daily and peak hours trips, no
significance analysis was required.
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CONCLUSION
The foregoing comprehensive plan traffic analysis has been conducted to evaluate the proposed
future land use designation change from the existing General Industrial designation to the
proposed future land use of Low-Density Residential (LDR) for 34.12 acres and Medium-Density
Residential (MDR) for 23.25 acres, which allows a total of 161 residential dwelling units. The
project is located north of Indiantown Road on Island Way North in the Town of Jupiter, Florida.
Based on the analyses conducted for each of the planning horizons (short-range and long-range),
the results indicate that proposed future land use designation will not create any new deficiencies
in the study area.
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A B C D E F G H I

ROAD NAME: Report Created
CURRENT YEAR: 8/11/2025
ANALYSIS YEAR:
GROWTH RATE:

Time Period
Direction 2-way NB/EB SB/WB 2-way NB/EB SB/WB
Existing Volume 1879 648 1252 1588 838 794
Peak Volume 1879 648 1252 1588 838 794
Diversion(%) 0 0 0 0 0 0
Volume after Diversion 1879 648 1252 1588 838 794

Committed Developments Type % Complete
Rialto North 0 0 0 0 0 0 Res 100%
Lakewood 2 1 1 2 1 1 Res 80%
Rialto South 0 0 0 0 0 0 Res 100%
Limestone Creek 5 4 1 6 2 4 Res 75%
Pennock Preserve 0 0 0 0 0 0 Res 100%
Old Plantation 0 0 0 0 0 0 Res 100%
Briger West 1 1 0 1 1 1 Res 80%
Hawkeye 15 2 13 15 14 2 NR 0%
Els Center of Excellence 4 1 2 2 1 1 NR 75%
Power Systems 0 0 0 0 0 0 NR 100%
Island Way South 2 1 0 2 1 2 Res 0%
Beacon Park Res 0%
Tree Top Academy 10 5 5 10 5 5 NR 0%
Reserve at Jupiter 6 2 5 8 5 3 Res 20%
Total Committed Developments 45 17 27 46 30 19
Total Committed Residential 16 9 7 19 10 11
Total Committed Non-Residential 29 8 20 27 20 8
Double Count Reduction 4 2 2 5 3 2

Total Discounted Committed Developments 41 15 25 41 27 17

Historical Growth 0 0 0 0 0 0
Comm Dev+1% Growth 157 55 102 139 79 66
Growth Volume Used 157 55 102 139 79 66
Total Volume 2036 703 1354 1727 917 860

Lanes
LOS D Capacity 3220 1960 1960 3220 1960 1960
Link Meets Test 1? YES YES YES YES YES YES
LOS E Capacity 3400 1960 1960 3400 1960 1960
Link Meets Test 2? YES YES YES YES YES YES

Input Data

2024 FROM: MIDPOINT
Island Way STATION: 1620

2030 TO: Church St
0% COUNT DATE: 1/22/2024

4LD

PSF: 1
Link Analysis

AM PM
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ROAD NAME: Report Created
CURRENT YEAR: 8/11/2025
ANALYSIS YEAR:
GROWTH RATE:

Time Period
Direction 2-way NB/EB SB/WB 2-way NB/EB SB/WB
Existing Volume 1879 648 1252 1588 838 794
Peak Volume 1879 648 1252 1588 838 794
Diversion(%) 0 0 0 0 0 0
Volume after Diversion 1879 648 1252 1588 838 794

Committed Developments Type % Complete
Rialto North 0 0 0 0 0 0 Res 100%
Lakewood 2 1 1 2 1 1 Res 80%
Rialto South 0 0 0 0 0 0 Res 100%
Limestone Creek 20 5 15 26 16 10 Res 75%
Pennock Preserve 0 0 0 0 0 0 Res 100%
Old Plantation 0 0 0 0 0 0 Res 100%
Briger West 1 1 0 1 1 1 Res 80%
Hawkeye 15 2 13 15 14 2 NR 0%
Walmart Store Expansion 0 0 0 2 1 1 NR 78%
Els Center of Excellence 64 41 23 27 11 16 NR 75%
Power Systems 0 0 0 0 0 0 NR 100%
Island Way South 2 1 0 2 1 2 Res 0%
Beacon Park Res 0%
Tree Top Academy 10 5 5 10 5 5 NR 0%
Reserve at Jupiter 40 30 10 55 20 34 Res 20%
Total Committed Developments 154 86 67 140 70 72
Total Committed Residential 65 38 26 86 39 48
Total Committed Non-Residential 89 48 41 54 31 24
Double Count Reduction 16 10 7 11 6 5

Total Discounted Committed Developments 138 76 60 129 64 67

Historical Growth 0 0 0 0 0 0
Comm Dev+1% Growth 254 116 137 227 116 116
Growth Volume Used 254 116 137 227 116 116
Total Volume 2133 764 1389 1815 954 910

Lanes
LOS D Capacity 3220 1960 1960 3220 1960 1960
Link Meets Test 1? YES YES YES YES YES YES
LOS E Capacity 3400 1960 1960 3400 1960 1960
Link Meets Test 2? YES YES YES YES YES YES

Input Data
Island Way STATION: 1620
2024 FROM: Indiantown Rd
2030 TO: MIDPOINT
0% COUNT DATE: 1/22/2024

PSF: 1
Link Analysis

AM PM

4LD
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Attachment H – Infrastructure Impact Analysis (Infrastructure Element Policy 1.4.4): 
 

1. Water. The subject property is currently served by the Town’s water utility. The Town’s water 
plant has a permitted capacity of 30.0 million gallons per day (mgd). As of June 30, 2025, the 
Town has water demand reservations of 18.2 mgd. With an excess capacity of 
approximately 11.8 mgd, there is sufficient water services capacity available to service the 
subject property. 
 

2. Sanitary Sewer. The subject property is currently within the service area of the Loxahatchee 
River District (LRD). The LRD’s wastewater treatment facility (WWTF) is rated at 11 MGD 
based on a three-month average daily flow. The maximum three-month average daily flow to 
the WWTF for the past 12-month period was 7.4 MGD. With an excess capacity of 
approximately 3.6 MGD, LRD’s regional WWTF has sufficient capacity for the subject 
property. 

 
3. Stormwater. Any development improvements on the subject property will be required to satisfy 

the Town’s on-site retention requirements and other related standards of the South Florida 
Water Management District as stated in Policy 1.3.10 of the Town’s Infrastructure Element, 
and Policy 1.2.1 of the Town’s Capital Improvements Element.   

 
4. Solid waste. Collection is provided by Waste Management, Inc. which currently has a 

franchise agreement with the Town for waste disposal services. According to the Solid Waste 
Authority’s 2024 Landfill Depletion Model: Forecast of Waste Generation and Landfill 
Depletion: 2024 – 2079: Through September 30, 2023, a total of 25,502,800 cubic yards of 
landfill capacity have been depleted. Utilizing the total estimated landfill volume and the 
volume depleted to date, the model estimates a total of 25,464,905 cubic yards of capacity 
remain, which is expected to provide disposal capacity until 2053.    

 
5. Police.  Police service will be provided by the Jupiter Police Department. Assigning the subject 

property with the Low and Medium Density Residential land use designation should not have 
any significant impact to police services. 

 
6. Fire Rescue.  Palm Beach County Fire-Rescue is currently responsible for fire-rescue service 

to the subject property. The property will be served by Fire Station No. 19, which is located 
on Central Boulevard. it is important to note, Town of Jupiter Fire-Rescue will assume 
responsibility for fire-rescue service to the subject property beginning October 1, 2026. 

 
7. General Government.  No significant increase in demand for general government services is 

anticipated. 
 
8. Intergovernmental Coordination. Staff has notified the County’s Interlocal Plan Amendment 

Review Committee (IPARC) of the proposed FLUM amendments. As of the date of this report, 
staff has not received any comments from any adjacent local governments. 

 
9. Recreation. The land use amendment from General Industrial to Low and Medium Density 

Residential will not have any significant impacts on the Town’s recreational facilities. As noted 
in the report, the Development Agreement included a 2.5 acre parcel of land abutting Jupiter 
Community Park. 

 
10. School Concurrency. The proposed Low and Medium Density Residential land use 

designation is not likely to have significant additional impact to school facilities. The Palm 
Beach County School District has been provided a copy of the Statement of Use for the FLUM 
and Zoning Map amendment applications. 
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 Attachment I - Beacon Park Future Land Use and Zoning Map Amendments 

History 

During 2003 and 2004, the Town Council held a series of meetings to address traffic on 

Indiantown Road which resulted in a document entitled, the Jupiter Area Study.  The Town 

Council was also working to attract Scripps Florida to the Town and associated spin-off 

businesses. To facilitate this, the Town Council discussed the creation of zoning regulations 

which would be complimentary to Scripps and hi-tech business and technology uses. 

Eventually, the Town Council adopted the I-4 (Industrial, High Technology Limited) zoning 

district on December 21, 2004. Thereafter, on April 21, 2009, the Town Council rezoned 90.9 

acres of the 93.5+/- acre DDR property to I-4 zoning.  The subject property was part of the 90.9 

acres. The rezoning did not include 2.6+/- acres abutting the Jupiter Community Park that was 

dedicated to the Town. At the same meeting, the Town Council denied DDR’s application to 

rezone this same 90.9 acres of DDR’s property to the Industrial, General (I-2) zoning district. On 

December 21, 2010, the Town Council renamed the I-4 district to “Industrial, High Technology 

and Employment Center” and modified the uses permitted therein.  

The denial of DDR’s rezoning application was the impetus for DDR’s property rights claim.  

Through mediation the Town agreed to enter into a Development Agreement to expand the 

uses allowed on the property.  The additional uses were agreed to by the Council to allow 

several commercial uses on the property, pursuant to a Development Agreement. It is important 

to note that the provisions of a Development Agreement must be consistent with the Town’s 

Comprehensive Plan, including the Future Land Use assigned to the property. The rationale the 

Council accepted to permit commercial uses with the Comprehensive Plan’s General Industrial 

Land Use designation was that the limited number of commercial uses would be complimentary 

accessory commercial uses of a business park or employment center. After several public 

meetings, the Council and DDR agreed to a Development Agreement which, included some, but 

not all of the property owner’s proposed “complimentary” commercial uses. On March 15, 2011, 

the Town Council approved a Development Agreement between the Town of Jupiter and DDR 

Jupiter Falls LLC (DDR). In June of 2016, the property sold to the current Owner, Crossroads 

6101 LLC. 

In addition to expanding the permitted uses on the property, the Development Agreement also 

provided for the sale of a 2.5 acre property for park use and a 16.6 acre environmental property 

to the Town to satisfy the required environmental set aside, and dedication of an additional 16.6 

acres for high technology/bioscience uses or conservation at no cost to the Town. These 

properties are located between the subject properties and Rialto, Jupiter Community Park, and 

the Town’s Maintenance Facility. The Town has since amended the future land use/ zoning 

designations to Recreation/Public Institutional for the 2.5 acres and Conservation/Conservation 

Preservation for the remaining 33.2 acres.  

First Amendment. On November 6, 2018, the Town Council approved a first amendment of the 

Development Agreement proposed by the current property owner. The amendment included 

changes to: 

• Eliminate gas stations, heliports and club uses;  

• Remove Town owned parcels from the development agreement;  

• Allow a restaurant with no drive through up to a maximum of 8,000 square feet, a 
hotel/conference center with a conference center of 1,500 to 6,000 square feet, medical 
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or dental clinics, and a limited access self-service storage facilities as special exception 
uses; and 

• Allow daycare as a use by right (without the provision it could only be built after 100,000 
square feet was developed).  
 

Second Amendment (Denied). In 2023, the Owner requested that the Town amend the 

Development Agreement a second time to allow for multi-family residential on the property in 

order to construct a 520 unit multi-family development. The Town Council denied the owner’s 

request. The 520 unit development would have required 62 Workforce Housing units and 

produced units that are generally more affordable than single family homes. That said, a larger 

number of units would have any increased demand for public services and generate more traffic 

than the proposed Low and Medium Residential land uses currently proposed. 
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must be established prior to seeking a 

development order.  

 

Policy 1.3.26 The Town shall inventory, 

designate, and preserve buildings, sites, 

districts and other resources of historic 

significance in Jupiter. The Town shall 

update its historic and archaeological 

preservation ordinance as necessary. 

(Additional historic preservation policies 

contained in Housing Element Objective 1.6 

and Coastal Management Element Objective 

1.9).  

 

Policy 1.3.27 Through the implementation 

of the historic and archaeological 

preservation ordinance the Town will 

safeguard its unique history and heritage, 

foster civic pride and respect for the 

accomplishments of the past, and protect 

and enhance the Town’s attraction to 

visitors. (Additional historic preservation 

policies contained in Housing Element 

Objective 1.6 and Coastal Management 

Element Objective 1.9). 

 

Policy 1.3.28 The location of locally 

recognized historic resources, as identified 

in Coastal Management Element Policy 

1.9.10, which may be eligible by the Town 

for local historic designation and/or 

inclusion on the National Register of 

Historic Places shall be depicted on the 

Future Land Use Map. The location of 

archaeologically significant sites are 

depicted on the Town’s Map of Areas of 

Archaeological Site Potential, which is 

incorporated in the Town Code. (Additional 

historic preservation policies contained in 

Housing Element Objective 1.6 and Coastal 

Management Element Objective 1.9). 

 

Policy 1.3.29 All proposed development 

projects shall submit an environmental 

assessment report as part of the site plan 

approval process, which shall follow the 

guidelines listed under conservation policy. 

 

Policy 1.3.30 The Town's land development 

regulations shall indicate that all proposed 

development in an area designated "Mixed 

Use" on the Town's Future Land Use Map 

shall be approved as a Planned Unit 

Development or as a Mixed Use 

Development. 

 

Policy 1.3.31 The Town shall maintain a 

"mixed use" zoning ordinance which shall 

provide for the implementation of the 

"mixed use" future land use plan category.  

This ordinance shall provide for such items 

as internal circulation, compatibility of 

adjacent land uses, function relationship 

between mixed uses, provision of open 

space and public amenities, and consistency 

with all requirements of the Town's 

comprehensive plan. 

 

Economic Development 

 

Objective 1.4.  The Town’s economic base 

shall be expanded by promoting 

commercial and industrial bioscience 

research, biotechnology uses and 

activities as planned on the Future Land 

Use Map, by ensuring adequate sites for 

development, providing for public utilities 

in a timely manner, and services to 

stimulate such growth.  

 

Policy 1.4.1 Development orders for 

future development and redevelopment 

activities shall be issued only in areas 

possessing the appropriate Future Land Use 

designation and that are consistent with the 

goals, objectives and policies of the 

Comprehensive Plan. 

 

Policy 1.4.2 Proposed commercial and 

industrial development requiring a change 
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on the Future Land Use Map in order to be 

approved shall submit a market study 

indicating the economic feasibility of the 

development and the locational advantage 

over existing commercial and industrial 

lands. 

 

Policy 1.4.3 The Town shall manage the 

location, timing, scale and character of 

economic development options in areas 

unserved by wastewater facilities to ensure 

that future economic development is 

provided with safe and sanitary means of 

wastewater disposal and to ensure that 

natural resources are not adversely impacted 

by improper treatment and disposal of 

wastewater effluent. 

 

Policy 1.4.4 Higher densities and 

intensities of development, including those 

associated with transit-oriented 

developments, shall be located in areas 

having high accessibility and a full 

complement of public facilities, (e.g., water, 

sewer, transit station), that have adequate 

capacity to maintain the adopted levels of 

service.  

 

Policy 1.4.5 The Town shall encourage 

economic development in order to provide 

for the use and extension of urban services 

and needs in an efficient and economical 

manner and discourage the proliferation of 

urban sprawl. 

 

Policy 1.4.6 The Town shall continue to 

identify and use stable revenue sources 

responsive to growth for financing public 

facilities. 

Policy 1.4.7 The Town shall ensure that 

an adequate amount of land is available for 

industrial and commercial uses, including 

areas to create a bioscience research and 

biotechnology economic base. The locations 

of available sites for these uses are to be 

placed on the Future Land Use Map. In 

addition, sites for bioscience research and 

technology uses should be designated with 

the Bioscience Research Protection Overlay. 

 

Policy 1.4.8 The Town has adopted and 

shall maintain land development regulations 

that provide for industrial development, 

which would allow for the predominance of 

bioscience research and biotechnology uses 

to compliment and supplement the 

development of the Scripps Florida 

Research Institute. 

 

Policy 1.4.9 The Town shall support the 

principle that growth should pay its own 

way, by continuing to use impact fees where 

appropriate and pursuing other means for 

financing construction or purchase of capital 

facilities necessary to serve new 

developments. 

 

Policy 1.4.10 The Town shall encourage 

the development of workforce housing on 

appropriate or suitable vacant properties of 

sufficient size, consistent with the guidelines 

contained in Housing Element Policies 1.2.9 

and 1.2.11 and the Bioscience Research 

Protection Overlay.  

 

Objective 1.5 The Town, through its 

Community Redevelopment Agency 

(CRA), shall provide for the 

redevelopment of lands within the CRA 

boundaries, consistent with Future Land 

Use Objective 1.9 (U.S. Highway One/ 

Intracoastal Waterway [US1/ICW] 

Corridor) and its implementing policies.  

 

Policy 1.5.1 Lands owned by the Town 

shall be used to spur the desired 

development within the US1/ICW Corridor. 

 

Policy 1.5.2 The Town, where appropriate 

and consistent with the development 
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Objective 1.16 The Town shall guide urban 

form and development to appropriately 

encourage development (infill and 

redevelopment) in areas with existing 

infrastructure and populations.   

 

Policy 1.16.1 The Town shall encourage 

development infill and redevelopment in the 

area east of the Florida Turnpike.   

 

Policy 1.16.2 Proposed development for 

the area west of the Turnpike shall 

demonstrate that appropriately located and 

sufficiently sized land area for the 

development is not available in other areas 

of the Town. The array of uses shall be 

complementary and supportive of those uses 

east of the Florida Turnpike. 

 

Policy 1.16.3 Desired or necessary Town 

services or uses in a redevelopment area that 

are proposed to be displaced should, to the 

extent feasible, be relocated or allowed to 

occur in the Town east of the Florida 

Turnpike.   

 

Bioscience Research Protection Overlay 

 

Objective 1.17 The Town shall promote a 

cluster of sites for bioscience research and 

biotechnology uses through the creation 

of an Overlay. The Bioscience Research 

Protection Overlay is intended to protect 

parcels of land in the Town for the 

development of bioscience research and 

biotechnology uses which are expected to 

be attracted to Northern Palm Beach 

County due to the location of the Scripps 

Florida Research Institute at Florida 

Atlantic University’s Jupiter Campus. 

The Town shall encourage uses within the 

Overlay, which are supportive of and 

compatible with the Scripps Florida 

Research Institute, or which are accessory 

to bioscience research and biotechnology 

uses. The Overlay does not limit the uses 

currently allowed consistent with the 

property’s land use designation including 

uses allowed pursuant to planned 

development approvals and developments 

of regional impact.  

 

Policy 1.17.1 The uses permitted and 

encouraged within the Overlay shall include 

bioscience research and biotechnology uses 

and their supporting facilities, laboratories, 

other industrial uses including 

manufacturing uses for parcels with 

commercial (consistent with the Commercial 

future land use designation) and industrial 

land uses, clinical research, and commercial 

retail or office uses that are accessory to 

bioscience research and biotechnology uses 

and shall be incorporated into the Town’s 

Land Development Regulations. 

 

Policy 1.17.2 Parcels with industrial land 

uses designated with the Overlay, for all 

new development and redevelopment, shall 

prohibit commercial retail as a primary use. 

 

Policy 1.17.3 Residential is a prohibited 

use within the Overlay, except for those 

parcels designated with the Mixed-use 

Future Land Use category.  

 

Policy 1.17.4 Parcels of land which have 

been assigned the Overlay shall be depicted 

upon the Town’s Future Land Use Map. 

 

Policy 1.17.5 The Town shall deter the 

conversion of uses within the Overlay to 

commercial retail or residential uses, so as to 

achieve, in coordination with FAU, the 

County and those municipalities which are 

part of the executed (Overlay) Interlocal 

Agreement the purpose of which is to 

promote a clustering of bioscience research 

and biotechnology uses and the intellectual 
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exchange between researchers, scientists, 

students and others in the workforce. 

 

Policy 1.17.6 The Town shall adopt and 

maintain land development regulations that 

provide incentives for bioscience 

development and promote a predominance 

of bioscience research and biotechnology 

uses so as to develop a cluster of the 

industry within the Overlay. 

 

Policy 1.17.7 Incentives to develop parcels 

within the Overlay with bioscience research 

and biotechnology uses shall include, but 

not be limited to, expedited permitting and 

land development regulations which allow 

increased floor heights, without increasing 

the maximum intensity standards allowed in 

the underlying Future Land Use category. 

 

Policy 1.17.8 Those parcels of land whose 

Future Land Use and zoning designations 

permit bioscience research and 

biotechnology uses and have been assigned 

the Overlay, shall not be converted to other 

commercial retail or residential uses, which 

are clearly not accessory uses to bioscience 

research and biotechnology, unless four 

members of the Jupiter Town Council vote 

in favor of amending a property’s Future 

Land Use designation or zoning. 

 

Policy 1.17.9 Any proposed Future Land 

Use Map amendment or rezoning on a 

property within the Overlay that, allows uses 

other than those encouraged by the Overlay, 

specifically disallows uses encouraged by 

the Overlay, or that the Director of Planning 

and Zoning determines would discourage 

uses encouraged by the Overlay, must be 

presented to the Bioscience Land Protection 

Advisory Board prior to action being taken 

by the Town Council. Further, the 

Department of Planning and Zoning shall 

notify the other municipalities subject to the 

executed (Overlay) Interlocal Agreement 

and Palm Beach County of any such 

proposals prior to any public hearings on 

any such amendment or rezoning.  

 

Transit Oriented Development 

 

Objective 1.18 The Town shall require that 

developments located within a half-mile of 

a primary transit station, as referenced on 

the 2035 Intermodal Map in Figure 9 of the 

Transportation Element, support transit 

use.  
 

Policy 1.18.1 Encourage greater densities 

and intensities around designated Tri-Rail 

stations.  

 

Policy 1.18.2 Develop criteria which will 

guide the location of transit-oriented 

developments.  

 

Policy 1.18.3 Encourage Transit Oriented 

Development (TOD) that provides a 

development pattern with a mix of uses 

located within a half-mile radius of 

designated Tri-Rail stations. Such uses may 

include but not be limited to: housing, retail, 

office, institutional and restaurant and be 

designed to provide 18 hours of daily 

activity.  

 

Policy 1.18.4 TOD projects shall be 

designed utilizing the principles of 

traditional urban design to achieve a 

pedestrian friendly environment to support 

transit users.  

 

Policy 1.18.5 Develop a block structure of 

streets to improve circulation and support 

pedestrian walkability.  

 

Policy 1.18.6 Develop design standards, 

locations, and features for transit stops.  
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