TOWN OF JUPITER
TOWN MANAGER’S OFFICE
DATE:

May 9, 2019

TO:

Honorable Mayor and Members of Town Council

THRU:

Matt Benoit, Town Manager

FROM:

John Sickler, Planning and Zoning Director

SUBJECT: Washington Street – Town-initiated applications for a
16.6+/- acre parcel of land located approximately 2,000
feet north of Indiantown Road on the east and west sides
of Island Way to include:
A. Future Land Use Map amendment from General
Industrial with the Bioscience Research Protection
Overlay to Conservation;
B. Zoning Map amendment from Industrial, High
Technology and Employment Center (I-4) to
Conservation Preservation.
PZ #19-3774 FLUM – Ord. #6-19
PZ #19-3775 Rezoning – Ord. #7-19
DMK

Property owner/Applicant:
Acreage:
PCN:
Property location:
Existing Use of Property:
Proposed Use of Property:
Current FLUM Designation:
Proposed FLUM Designation:
Current Zoning District Designation:
Proposed Zoning District Designation:

Meeting
dates:

BIO
PZ
TC
TC

05/28/19
06/11/19
07/16/19 (1st reading)
09/17/19 (2nd reading)

Town of Jupiter
16.6+/- acres (see Attachment A – Location map)
30-42-41-04-00-000-1190 (portion of)
North of Indiantown Road on the east and west sides
of Island Way
Vacant
Conservation/Preservation
General Industrial with Bioscience Research
Protection Overlay (Attachment B)
Conservation (Attachment C)
Industrial, High Technology and Employment Center
(I-4) (Attachment D)
Conservation Preservation (Attachment E)

Staff Recommendation.
Based upon the facts and findings contained herein, pursuant to the goals, objectives and
policies of the Town’s Comprehensive Plan, the Department of Planning and Zoning
recommends approval of the Future Land Use Map (FLUM) and zoning map amendment
applications as referenced above.
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Property Information.
The existing surrounding uses, future land use designations and zoning districts are as follows:
Direction

Existing Land Uses

Future Land Use/Zoning Districts

North

Residential (Rialto) and Community Park

South

Vacant

East
West

Preserve
Road Right-of-way (I-95)

Low Density Residential and Recreation/ Rural
Residence (RR) and Public/Institutional (PI)
General Industrial with the Bioscience
Research Protection Overlay/ Industrial, High
Technology and Employment Center (I-4)
Conservation/ Conservation Preservation (CP)
N/A

The future land use and zoning district designations adjacent to the subject property are
included on the Current Future Land Use Map (FLUM) (see Attachment B) and the Current
Zoning Map (see Attachment D).

Background Information.
The following is a chronological history of relevant events for the 16.6+/- acre subject property,
which was part of a larger 84.2+/- property previously owned by DDR Jupiter Falls LLC:
 December 2006 - A Town-initiated FLUM amendment assigns 680+/- acres with the
Bioscience Research Protection Overlay (the Overlay), which included the 84.2+/- acre DDR
Jupiter Falls LLC property.
 April 2009 – The Town Council approves the Town-initiated zoning map amendment
application to assign the property with the I-4 zoning district designation.
 March 2011 – As a result of a mediation process to resolve disputes between the Town and
DDR Jupiter Falls LLC over the zoning of the 84.2+/- acre property, both parties enter into a
Development Agreement pursuant to Section 163.3220, Florida Statutes. As part of the
Development Agreement, the Town of Jupiter acquired 35.8+/- acres of the 84.2+/- acre
property; 2.5+/- acres for park purposes; 16.6+/- acres for environmental or conservation
purposes; and another 16.6+/- acres (the subject property) for high technology/bioscience
uses. Funds from the Jupiter Open Space Program were used to settle the dispute to
acquire the environmental 16.6+/- acre property to the east and the 16.6+/- acre subject
property was conveyed as part of the Development Agreement. In addition to bioscience
related uses, allowable uses on the subject property may include conservation or passive
recreation.
 May 2011 - Palm Beach County Department of Environmental Resources Management
(PBC-ERM) begins dialog with the Town related to a management partnership on the
adjacent 16.6+/- acre property to the east, to include it in a greenway connectivity project for
the Loxahatchee Slough system from the Limestone Creek Natural Area, through Jupiter
Community Park, to the North Jupiter Flatwoods Natural Area (see Attachment F).
 October 2016 – The Town Council adopts Conservation land use and Conservation
Preservation zoning for the adjacent 16.6+/- acres dedicated for environmental or
conservation purposes. The Town continues to coordinate with PBC-ERM staff to complete
the gateway connectivity project noted above.
 March 2019 – At the March 5, 2019 meeting, the Town Council directs staff to commence
applications to amend the future land use on the subject property to the Conservation
designation and rezone it to the Conservation Preservation zoning district designation.
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Analysis.
I.

CHANGE IN LAND USE APPLICATION

Staff supports amending the Future Land Use Map (FLUM) to remove the Overlay and assign
the subject property with the Conservation future land use and the Conservation Preservation
zoning district designations. The proposed amendments will reduce the amount of land
available for bioscience research and biotechnology uses by 16.6+/- acres. Staff notes that
even with this reduction, there will still be 112.4+/- vacant acres of a remaining total of 625.5+/acres assigned with the Town’s Bioscience Research Protection Overlay available for
appropriate uses. This total includes the adjacent DDR/Beacon Park property, Hawkeye
property and the Town’s 9 acres for bioscience research parcel at Sonoma Isles. Staff further
notes that demand for bioscience research space is not as strong as what was anticipated in
2006. Further, as noted above, in addition to bioscience related uses, the subject property may
be used for conservation or preservation uses consistent with the the Jupiter Open Space
Program. Therefore, assigning the property with conservation land use and zoning would be
appropriate. Because the proposed use is not commercial retail or residential, a super majority
(four members of the Town Council) vote to approve the proposed FLUM amendment on the
subject property is not required.
Criteria for FLUM amendments. Section 27-99 provides four criteria for the review of FLUM
amendments and is discussed below. The related Comprehensive Plan Policies objectives and
policies discussed in the four criteria are included as Attachment G.
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 is consistent with the goals, objectives
and policies of the comprehensive plan as described in Attachment H.
2) The proposed map amendment shall be consistent with the established land uses of
surrounding properties or land use patterns.
Staff Comment: Currently, the land uses surrounding the property to the north are a
Town park and a residential development (Rialto). The land use to the west is a road
right-of-way (I-95 expressway). The land use to the east is conservation ( greenway
connectivity corridor noted above) and the land use to the south is vacant industrial. The
proposed conservation use on the subject property is generally consistent with the
surrounding properties.
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 land use on the subject property is compatible with the
industrial property the south and the road right-of-way use to the west because preserve
can be related to any land use. The proposed land use will be consistent with the
conservation use to the east. The proposed land use will be consistent to the residential
and recreation uses to the north. As previously noted, the conservation use will help
provide a connection to the Loxahatchee Slough system to the south and the Northwest
Fork of the Loxahatchee River restoration efforts to the north.
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 proposed land use change is necessary because the Town Council
has determined that conservation/preservation is the best use for the subject property.
Population impacts. The existing General Industrial land use designation does not allow any
residential development, except for accessory residential use. The proposed change to
Conservation land use does not allow any residential development. The proposed land use
change will not create any population impacts on the subject property.
Traffic impacts. Typically, a required traffic analysis for a FLUM amendment evaluates the
maximum potential Average Daily Traffic (ADT) trips based on the intensity allowed by the
future land use assigned to a property compared to the proposed future land use. As such,
utilizing an industrial Floor Area Ratio of .25 as contained in the Jupiter Area Traffic Study for
the 16.6+/- acre subject property, the subject property could be developed with a total of
180,774 square feet of industrial uses as shown below.
Average Daily Traffic Trips
Existing Land use Designation (General Industrial)
Land Use
Research & Development

ITE
Code
760

Intensity

Trip Generation Rate

180,774 SF

Ln(T)=0.82Ln(x)+3.14

Total
Trips
1,639

Pass-by
Trips
164 (10%)

Net
Trips
1,475

Proposed Land Use Designation (Conservation)
Land Use
City Park

ITE
Code
411

Intensity

Trip Generation Rate

16.6 Acres

1.6 Trips per acre

Total
Pass-by
Trips
Trips
27
N/A
Net New Trips

Net
Trips
27
(1,448)

Staff notes ITE Code 411 does not contain a PM peak-hour traffic trip generator. However,
given the reduction of 1,448 ADT trips with the proposed land use change to Conservation, staff
finds a PM peak-hour trip analysis is not necessary. The Town’s Traffic Engineer has reviewed
the traffic analysis and does not have any concerns.
Environmental impacts. In 2016, the Town’s Natural Resources Division initiated the removal
of exotic vegetation from the 12.1+/- acre portion of the subject property located east of Island
Way. This tract comprises the Pine Flatwoods vegetative community and is dominated by Slash
Pines with an understory of Saw Palmetto and other native shrubs and groundcover plants.
Over time, the tract had been invaded by exotic vegetation such as Earleaf Acacia and Downy
Rose Myrtle. This portion of the property has been maintained to treat and/or remove significant
amounts of these invasive plants in an effort to restore the tract’s functionality. The tract
continues to receive regular maintenance to treat the exotic vegetation and keep coverage to a
minimum. Based on these management efforts, the habitat has improved significantly and the
12.1+/- acre tract of the subject property is in good shape.
The 4.5+/- acre portion of the subject property located west of Island way is more disturbed with
exotics than the 12.1 acre property on the east side of Island Way which was previously cleared
of the invasive, exotic vegetation. The site is dominated by Slash Pines with Saw Palmetto,
scattered Laurel Oaks and contains a significant amount of non-native trees. Although heavily
impacted by exotic vegetation, the ecosystem can be restored to a functional state if the exotic
vegetation is removed and the property is maintained free of exotics. Removal of the exotic
trees will allow sunlight to reach the ground, allowing the native shrubs and ground cover plants
to grow and fill in, providing habitat for urban wildlife.

TOJ Washington Street
FLUM and Rezoning Amendments
Page 5 of 6

Infrastructure availability. All public facilities are available to the subject property without
adversely impacting the Town’s established adopted LOS standards as required by the
Comprehensive Plan; specifically Infrastructure Element Policy 1.4.4. The list of public
infrastructure components provided in the policy includes:
 Water;
 Sanitary sewer;
 Stormwater;
 Solid waste; and
 Recreation.
Since there will not be any development on the subject property with the assignment of the
proposed Conservation land use, there will be an overall reduction of impacts to the above
infrastructure components.
In addition, the following is an analysis of the availability of other infrastructure needed to
provide for the proposed land use change:
1) Police. Police service is provided by the Jupiter Police Department. Assigning the subject
property with the Conservation land use designation should not change the impact to police
services.
2) Fire Rescue. Palm Beach County Fire-Rescue is responsible for fire-rescue service to the
subject property. The subject property will continue to be served by Fire Station No. 19,
which is located on Central Boulevard just north of Indiantown Road. No increase in impacts
are anticipated.
3) General Government. No increase in demand for general government services is
anticipated.
4) Intergovernmental Coordination. Staff has notified the 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.
II. CHANGE IN ZONING APPLICATION
Pursuant to Chapter 163, Florida Statutes, the zoning district for the subject property must be
compatible with the designated future land use. The proposed Conservation Preservation
zoning (Attachment E) is the most appropriate zoning district for the subject property.
Four criteria in Section 27-99 are identified to changes in 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 "Future Land Use Map Amendment" section above for discussion
on consistency with the Comprehensive Plan.
2) The proposed map amendment shall be consistent with the established land uses of
surrounding properties or land use patterns.
Staff Comment: As mentioned previously, the land uses surrounding the property to the
north are a residential neighborhood and a park. The land use to the west is a road rightof-way and to the south is vacant industrial. The land use to the east is Town-owned
conservation property. The proposed conservation use on the subject property is
generally consistent with the surrounding properties.
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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.
Staff Comment: As mentioned previously, the proposed zoning on the subject property
will not create an isolated district, the proposed conservation use will help provide a
connection to the Loxahatchee Slough system to the east, which has the same zoning
as proposed.
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 on the subject property is necessary to
assign a zoning designation that is consistent with the corresponding proposed future
land use designation.
The data and analysis supporting the FLUM amendment will be included in the transmittal
package sent to the Florida Department of Economic Opportunity.

Findings.
1. The subject property was acquired by the Town through a Developers Agreement and in
addition to bioscience uses, it may be used for environmental purposes.
2. The subject property was conveyed as part of the Developers Agreement with funds from
the Jupiter Open Space Bond Program.
3. The 12.1+/- acre portion of the subject property is comprised of native upland plant
communities. The remaining 4.5 /- acre portion contains invasive, exotic vegetation.
4. The Town has been working with the Palm Beach County Department of Environmental
Resources Management to establish a management partnership on the adjacent 16.6+/acre property to the east, assigned with conservation land use and zoning designations, to
include it in a greenway connectivity project to properties from the south and north.

Conclusions.
1. The request is consistent and compatible with the existing and surrounding land uses.
2. The request will reduce impacts on public facilities and services.
3. The proposed land use change for the subject property will result in a reduction of 1,448
potential Average Daily Traffic trips along the Indiantown Road corridor.
4. The request is consistent with the Comprehensive Plan’s goals, objectives and policies.

Attachments:
Attachment A – Location Map/Aerial
Attachment B – Current Future Land Use Map
Attachment C – Proposed Future Land Use Map
Attachment D – Current Zoning Map
Attachment E – Proposed Zoning Map
Attachment F – Loxahatchee Slough Connectivity Map
Attachment G – Comprehensive Plan objectives and policies consistency analysis
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Attachment B
Current Future Land Use Map
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Proposed Future Land Use Map
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Attachment D
Current Zoning Map
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Attachment F

Attachment G – Comprehensive Plan Objectives and Policies Consistency Analysis
FUTURE LAND USE ELEMENT
Policy 1.3.15 Conservation - Intense urban uses are not permitted in this future land use
designation. If areas contain important natural environmental features which pose severe
limitations for development, they should be designated with this land use. Included in this
category are river and stream flood plain areas, wetlands, beaches, off-shore reefs, and
endangered and threatened vegetative and wildlife species. In Jupiter, a long stretch of Atlantic
beaches are in public ownership, therefore, allowing the public to conserve a unique resource at
the same time serving as a major recreational resource. Generally, passive recreational uses
are appropriate for such areas as long as there are no adverse impacts on the natural resources
being protected.
Staff Comment: As noted in the staff report, the 12.1 acre parcel of the subject property
located east of Island Way contains a sizable native plant habitat. Additionally, the Town has
had discussions with Palm Beach County’s Environmental Resources Management
Department to partner and provide a continuous pedestrian corridor connecting the
Limestone Creek and Jupiter Flatwoods preservation areas to the north and south. The 4.5
acre parcel of the subject property located west of Island way is located adjacent to a lake to
the south that is proposed to be enhanced with littoral plantings, as part of the proposed
Beacon Park Planned Unit Development. The proposed Future Land Use Map (FLUM)
amendment is consistent with Policy 1.3.15.
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.
Staff Comment: The proposed amendments will reduce the amount of land available for
bioscience research and biotechnology uses by 16.6+/- acres. Staff notes that there will still
be 112.4+/- acres of vacant property in the Town, which is assigned with the Town’s
Bioscience Research Protection Overlay. This total includes the adjacent DDR/Beacon Park
property, Hawkeye property and the Town’s 9 acres for bioscience research parcel at
Sonoma Isles. The demand for bioscience research space is not as strong as what was
anticipated in 2006. Because the proposed use is not commercial retail or residential, a
super majority (four members of the Town Council) vote to approve the proposed FLUM
amendment on the subject property is not required. The proposed FLUM amendment to the
DRI Development Order is generally consistent with Objective 1.17.
TRANSPORTATION ELEMENT
Objective 3.6 The Town shall continue to implement the mitigation strategies of the Jupiter Area
Study for the Indiantown Road Corridor and/or the strategies contained in Transportation
Element Policy 3.2.8 to reduce traffic congestion. The Town shall continue to coordinate with
Palm Beach County and FDOT to implement the mitigation strategies.
Policy 3.6.2 The Town shall coordinate with Palm Beach County to implement mitigation
strategies for the Indiantown Road Corridor, which shall include the following:
a) Adopted LOS standards and a methodology for transportation concurrency review and
approval for developments impacting the Corridor.

b) A methodology to manage the following Jupiter Area Study mitigation strategies for
developments determined to have impacts within the Corridor:
1. Roadway construction including new facilities, additional lanes and intersection
improvements;
2. Land use – acquisition for open space use and floor area ratio standards for industrial,
office and retail uses; and
3. transportation demand management;
c) A public notification process;
d) A variance and appeal process; and
e) An intergovernmental coordination process that provides for the management of the
Indiantown Road Corridor with Palm Beach County.
Staff Comment (for both): As noted in the staff report, the proposed FLUM amendment will
result in a reduction of 1,448 Average Daily Traffic (ADT) trips on the subject property.
Funds from the Jupiter Open Space Program were used to settle the dispute to acquire the
environmental 16.6+/- acre property to the east and the 16.6+/- acre subject property was
conveyed as part of the Development Agreement. In addition to bioscience related uses,
allowable uses on the subject property may include conservation or passive recreation. The
proposed FLUM amendment is consistent with Objective 3.6 and Policy 3.6.2.
CONSERVATION ELEMENT
Objective 1.1 To implement a program and a set of standards to protect environmentally
sensitive areas from adverse impacts of urban development.
Policy 1.1.4 The Town supports the protection of environmentally sensitive lands by using the
Jupiter Open Space Program to evaluate and purchase of properties or other means, such as
conservation easements among others, for their long term protection.
Staff Comment (for both): As noted above, the subject property contains native plant
species and provide a suitable habitat for endangered and threatened wildlife species.
Therefore, the subject property is considered environmentally sensitive land. As noted
above, in addition to bioscience related uses, allowable uses on the subject property may
include conservation or passive recreation. The proposed FLUM amendment is consistent
with Objective 1.1 and Policy 1.1.4.
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