
CITY OF WESTLAKE 

AGENDA 
 

Local Planning Agency Meeting 

Tuesday, December 02, 2025, at 5:30 PM 
 

 
The Lodge at Westlake Adventure Park 

5490 Kingfisher Blvd. 
Westlake, Florida 33470 

 
 

Live Broadcasting: 
https://cityofwestlake.my.webex.com 

Meeting ID: 2866 209 6417 |   Password: hello 

or 

United States Toll: 408-418-9388   
 
 

 

CITY COUNCIL: 
JohnPaul O’Connor, Mayor 

Greg Langowski, Vice Mayor 

Gary Werner, Council Member – Seat 1 

Erik Gleason, Council Member – Seat 2 

Charlotte Leonard, Council Member – Seat 3 
 

CITY STAFF: 
Zoie P. Burgess, CMC, Acting City Manager  

Odet Izquierdo, Acting City Clerk 

Donald J. Doody, Esq., City Attorney 

Nilsa Zacarias, AICP, Planning and Zoning Director 
Suzanne Dombrowski, P.E., ENV SP, City Engineer 

 
 

[TENTATIVE: SUBJECT TO REVISION] 
1

https://cityofwestlake.my.webex.com/


Local Planning Agency Meeting Agenda 
December 02, 2025 Page 2 of 3   

 

CALL TO ORDER 

ROLL CALL 

PLEDGE OF ALLEGIANCE 

ADDITIONS, DELETIONS OR MODIFICATIONS, AND APPROVAL OF AGENDA 

CONSENT AGENDA 

This section of the agenda consists of routine or administrative items that require final approval by 
the City Council and may be approved in its entirety by a single motion.  There will be no discussion 
of these items unless a City Council Member requests such, in which event, the item will be removed 
from the Consent Agenda and considered on a future agenda. 

A. Minutes_Local Planning Agency Meeting - 07.01.2025 

PUBLIC HEARING 

A. LPA: Ordinance 2025-08 – EAR-Based Comprehensive Plan Update 

Submitted By: Planning and Zoning  

ORDINANCE NO. 2025-08 
 

AN ORDINANCE OF THE CITY COUNCIL FOR THE CITY OF WESTLAKE, 
FLORIDA, TRANSMITTING AN EAR-BASED AMENDMENT TO THE CITY OF 
WESTLAKE COMPREHENSIVE PLAN TO THE STATE LAND PLANNING 
AGENCY FOR STATE-COORDINATED REVIEW; AUTHORIZING 
TRANSMITTAL BY THE CITY TO THE STATE LAND PLANNING AGENCY 
(FLORIDA DEPARTMENT OF COMMERCE), AND ALL OTHER REQUIRED 
GOVERNMENTAL AGENCIES OR ENTITIES FOR THEIR REVIEW OF THE 
PROPOSED EAR-BASED AMENDMENT PURSUANT TO SECTION 
163.3184(4), FLORIDA STATUTES (STATE-COORDINATED REVIEW 
PROCESS); DIRECTING THE APPROPRIATE CITY OFFICIALS TO TRANSMIT 
THE EAR-BASED AMENDMENT AND SUPPORTING MATERIAL TO THE 
STATE LAND PLANNING AGENCY (DEPARTMENT OF COMMERCE); 
PROVIDING FOR SEVERABILITY; PROVIDING FOR CODIFICATION; AND 
PROVIDING FOR AN EFFECTIVE DATE. 

 

B. LPA: Ordinance 2025-09 – 2025 10-Year Water Supply Facilities Work Plan 

Submitted By: Planning and Zoning  

ORDINANCE NO. 2025-09 

AN ORDINANCE OF THE CITY COUNCIL FOR THE CITY OF WESTLAKE, 
FLORIDA,  AMENDING THE COMPREHENSIVE PLAN TO APPROVE FOR 
TRANSMITTAL AND SUBSEQUENT ADOPTION BY REFERENCE AN 
UPDATED 10-YEAR WATER SUPPLY FACILITIES WORK PLAN AS 
REQUIRED BY SECTION 163.3177, FLORIDA STATUTES; PROVIDING FOR 
THE ADOPTION OF AMENDMENTS TO THE CITY'S COMPREHENSIVE PLAN 
TO IMPLEMENT THE UPDATED WATER SUPPLY FACILITIES WORK PLAN; 
PROVIDING FOR ADOPTION OF UPDATED POLICIES WITHIN THE 
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COMPREHENSIVE PLAN INFRASTRUCTURE ELEMENT; PROVIDING FOR 
TRANSMITTAL TO FLORIDACOMMERCE (THE STATE LAND PLANNING 
AGENCY); PROVIDING THE REPEAL OF LAWS IN CONFLICT; PROVIDING 
FOR SEVERABILITY; PROVIDING FOR CODIFICATION; AND PROVIDING 
FOR AN EFFECTIVE DATE. 

 

C. LPA: Ordinance 2025-10 – Chapter 111 & Chapter 101 Zoning Text 
Amendment (Recreation, Indoor Sport Court) 

Submitted By: Planning and Zoning  

ORDINANCE NO. 2025-10 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF WESTLAKE, 
FLORIDA, AMENDING THE CITY OF WESTLAKE CODE OF ORDINANCES BY 
AMENDING CHAPTER 101, “GENERAL AND ADMINISTRATIVE 
PROVISIONS,” TO REVISE SECTION 101-1, “DEFINITIONS AND 
ACRONYMS,” TO ESTABLISH A DEFINITION FOR “RECREATION, INDOOR 
SPORT COURT”; AND AMENDING CHAPTER 111, “PARKING,” TO REVISE 
SECTION 111-192, “GENERAL PROVISION,” INCLUDING AMENDMENTS TO 
TABLE 111-192, “REQUIRED OFF-STREET PARKING SPACES,” TO 
ESTABLISH PARKING REQUIREMENTS FOR RECREATION, INDOOR 
SPORT COURTS; PROVIDING FOR CODIFICATION, CONFLICTS, 
SEVERABILITY, AND AN EFFECTIVE DATE. 

ADJOURNMENT 

NOTICE: If a person, firm or corporation decides to appeal any decision made by the City 
Council with respect to any matter considered at this meeting, you will need a record of 
the proceedings, and you may need to ensure that a verbatim record of the proceedings is 
made, which record includes the testimony and evidence upon which the appeal is to be 
based. (The above notice is required by State Law. Anyone desiring a verbatim transcript 
shall have the responsibility, at his own cost, to arrange for the transcript). The City of 
Westlake does not prepare or provide such verbatim record. 

In accordance with the Americans with Disabilities Act, persons who need an 
accommodation in order to attend or participate in this meeting should contact the City Clerk 
at (561) 530-5880 at least three (3) business days prior to the meeting in order to request 
such assistance. 

AGENDA POSTED: November 19, 2025 
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CALL TO ORDER 

Mayor O’Connor called the Local Planning Agency meeting on Tuesday, July 1,2025, to order at 5:30pm. 

ROLL CALL 

Present and constituting a quorum: 

Council Gary Werner 
Councilman Erik Gleason  
Councilwoman Charlotte Leonard 
Vice Mayor Greg Langowski 
Mayor JohnPaul O’Connor 
 
Also Present: 
 
Kenneth Cassel, City Manager 
Zoie P. Burgess, CMC City Clerk 
Odet Izquierdo, Deputy City Clerk 
Osniel Leon, AICP, Principal Planner 
Donald J. Doody, Esq., City Attorney  

PLEDGE OF ALLEGIANCE 

Mayor O’Connor led the Pledge of Allegiance.  

ADDITIONS, DELETIONS OR MODIFICATIONS, AND APPROVAL OF AGENDA 

Mayor O’Connor called for any additions, deletions, or modifications to the agenda. There being none, Mayor 
O’Connor called for a motion to approve the agenda as presented.  

Motion by Councilman Werner to approve the agenda as presented, seconded by Councilwoman Leonard.  

UPON ROLL CALL: 

Councilman Werner    YES 
Councilman Gleason   YES 
Councilwoman Leonard  YES 
Vice Mayor Langowski  YES 
Mayor O’Connor   YES  
 
With all in favor, motion carried without dissent (5-0). 

CONSENT AGENDA 

This section of the agenda consists of routine or administrative items that require final approval by the City Council and may 
be approved in its entirety by a single motion.  There will be no discussion of these items unless a City Council Member 
requests such, in which event, the item will be removed from the Consent Agenda and considered on a future agenda. 

A. Minutes_Local Planning Agency Meeting - 06.03.2025 – DRAFT 
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Mayor O’Connor called for a motion to approve the consent agenda.  

Motion by Councilman Gleason to approve the consent agenda, seconded by Councilman Werner.  

UPON ROLL CALL: 
Councilman Gleason    YES 
Councilwoman Leonard  YES   
Vice Mayor Langowski  YES 
Mayor O’Connor   YES  
Councilman Werner   YES 
 

With all in favor, motion carried without dissent (5-0). 

PUBLIC HEARING 

A. LPA: Ordinance 2025-06 – Chapter 119 Zoning Text Amendment (Cottage Homes) 

Submitted By: Planning and Zoning  

ORDINANCE NO. 2025-06 

AN ORDINANCE OF THE CITY COUNCIL FOR THE CITY OF WESTLAKE, FLORIDA, AMENDING 
CHAPTER 119 OF THE CITY’S CODE OF ORDINANCES ENTITLED “ZONING”, SPECIFICALLY 
AMENDING SECTION 119-31 ENTITLED “RESIDENTIAL DISTRICTS” UNDER ARTICLE II 
ENTITLED “ZONING DISTRICTS AND STANDARDS”; TO ESTABLISH ADDITIONAL STANDARDS 
AND DEVELOPMENT REGULATIONS FOR COTTAGE HOMES IN THE R-1 AND R-2 ZONING 
DISTRICTS, AND TO REDUCE THE MINIMUM SIDE YARD SETBACK TO FIVE FEET FOR SINGLE-
FAMILY ATTACHED UNITS WITH NO MORE THAN TWO ATTACHED UNITS; PROVIDING FOR 
CODIFICATION, PROVIDING FOR CONFLICTS, PROVIDING FOR SEVERABILITY, AND 
PROVIDING AN EFFECTIVE DATE. 

 

Mayor O’Connor introduced the item.  

City Attorney read the item into record, by tittle only.  

Planning & Zoning presentation by Mr. Leon, on Ordinance 2025-06 Zoning Text Amendment (Cottage 
Homes).  

As well as a quick presentation from Don Hearing, requesting amendments to the existing Land Development 
Regulations.  

Staff recommends approval.  

Council discussion. 

Mayor O’Connor inquired about the location of the cottages as well as square footage and price points.  

Councilman Werner also inquired about driveway location and the amount of parking that would be available to 
residents.  

Mayor O’Connor opened for public hearing. There being no comments, Mayor O’Connor closed the public 
hearing.  

Motion by Councilman Werner to approve the LPA Ordinance 2025-06 Zoning Text Amendment (Cottage 
Homes), seconded by Councilwoman Leonard.  
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UPON ROLL CALL: 
Councilwoman Leonard  YES 
Vice Mayor Langowski  YES   
Mayor O’Connor   YES 
Councilman Werner   YES  
Councilman Gleason   YES 
 

With all in favor, motion carried without dissent (5-0). 

Mayor O’Connor asked if there were any public comments.  

ADJOURNMENT 

 

There being no further business, Mayor O’Connor adjourned the meeting at 5:59 PM. 

 

 

 

   

Odet Izquierdo, Acting City Clerk  JohnPaul O’Connor, Mayor 
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Meeting Agenda Item Coversheet 

MEETING DATE: 12/2/2025 Submitted By: Planning and Zoning  

SUBJECT: 

This will be the name of 

the Item as it will appear 

on the Agenda 

LPA: Ordinance 2025-08 – EAR-Based Comprehensive Plan Update 

STAFF RECOMMENDATION: 

(MOTION READY) 

Motion to recommend approval of Transmittal (First Reading) of 

Ordinance 2025-08 – EAR-Based Comprehensive Plan Update 

SUMMARY 

and/or 

JUSTIFICATION: 

 

In accordance with the Growth Policy Act under Florida Statutes, Chapter 163, the City 

has the responsibility of planning for the future growth and development of the City of 

Westlake. Per Florida Statutes, Section 163.3184(4), the City of Westlake is updating its 

Comprehensive Plan based on the Evaluation and Appraisal Review (EAR).  The subject 

amendment will be transmitted to the State and pertinent agencies consistent with the 

State Coordinated Review process. 

SELECT, if applicable 

AGREEMENT:   BUDGET:     

STAFF REPORT:            PROCLAMATION:  

EXHIBIT(S): X OTHER:  

IDENTIFY EACH 

ATTACHMENT.   

For example, an 

agreement may have 2 

exhibits, identify the 

agreement and Exhibit A 

and Exbibit B 

 

Exhibit A: Ordinance 2025-08 – EAR-Based Comprehensive Plan Update 

SELECT, if applicable RESOLUTION:  ORDINANCE: 2025-08 X 

IDENTIFY FULL 

RESOLUTION OR 

ORDINANCE TITLE 

(if Item is not a 

Resolution or Ordinance, 

please erase all default 

text from this field’s 

textbox and leave blank) 

Please keep text 

indented. 

 

ORDINACE NO. 2025-08 
 

       AN ORDINANCE OF THE CITY COUNCIL FOR THE CITY OF WESTLAKE, 
FLORIDA, TRANSMITTING AN EAR-BASED AMENDMENT TO THE CITY OF 
WESTLAKE COMPREHENSIVE PLAN TO THE STATE LAND PLANNING 
AGENCY FOR STATE-COORDINATED REVIEW; AUTHORIZING 
TRANSMITTAL BY THE CITY TO THE STATE LAND PLANNING AGENCY 
(FLORIDA DEPARTMENT OF COMMERCE), AND ALL OTHER REQUIRED 
GOVERNMENTAL AGENCIES OR ENTITIES FOR THEIR REVIEW OF THE 
PROPOSED EAR-BASED AMENDMENT PURSUANT TO SECTION 
163.3184(4), FLORIDA STATUTES (STATE-COORDINATED REVIEW 
PROCESS); DIRECTING THE APPROPRIATE CITY OFFICIALS TO 
TRANSMIT THE EAR-BASED AMENDMENT AND SUPPORTING MATERIAL 
TO THE STATE LAND PLANNING AGENCY (DEPARTMENT OF 
COMMERCE); PROVIDING FOR SEVERABILITY; PROVIDING FOR 
CODIFICATION; AND PROVIDING FOR AN EFFECTIVE DATE. 8
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FISCAL IMPACT (if any):  $ 
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4896-6213-6442, v. 1 

 

ORDINANCE NO. 2025-08 

 

AN ORDINANCE OF THE CITY COUNCIL FOR THE CITY OF WESTLAKE, 

FLORIDA, TRANSMITTING AN EAR-BASED AMENDMENT TO THE CITY OF 

WESTLAKE COMPREHENSIVE PLAN TO THE STATE LAND PLANNING 

AGENCY FOR STATE-COORDINATED REVIEW; AUTHORIZING 

TRANSMITTAL BY THE CITY TO THE STATE LAND PLANNING AGENCY 

(FLORIDA DEPARTMENT OF COMMERCE), AND ALL OTHER REQUIRED 

GOVERNMENTAL AGENCIES OR ENTITIES FOR THEIR REVIEW OF THE 

PROPOSED EAR-BASED AMENDMENT PURSUANT TO SECTION 163.3184(4), 

FLORIDA STATUTES (STATE-COORDINATED REVIEW PROCESS); 

DIRECTING THE APPROPRIATE CITY OFFICIALS TO TRANSMIT THE EAR-

BASED AMENDMENT AND SUPPORTING MATERIAL TO THE STATE LAND 

PLANNING AGENCY (DEPARTMENT OF COMMERCE); PROVIDING FOR 

SEVERABILITY; PROVIDING FOR CODIFICATION; AND PROVIDING FOR 

AN EFFECTIVE DATE. 

 

 

WHEREAS, the City of Westlake was incorporated as Palm Beach County's thirty-

ninth municipality, on June 20, 2016, and pursuant to Florida Statutes, Chapter 163, the City 

adopted in 2016 a comprehensive plan to plan for the future growth and development of 

properties within the jurisdictional boundaries for the City of Westlake; and 

 

WHEREAS, in accordance with the Growth Policy Act under the Florida Statutes, 

Chapter 163, the City has the responsibility of planning for the future growth and development 

of the City of Westlake; and 

 

WHEREAS, consistent with Florida Statutes, Section 163.3184(4), a state coordinated 

review of the City's proposed Comprehensive Plan is required; and 

 

WHEREAS, the City Council has been designated to serve as the local planning 

agency with the addition of a non-voting member of the school board as permitted by Florida 

Statute, Section 163.3174; and 

 

WHEREAS, the responsibilities of the local planning agency include but are not 

limited to establishment of a comprehensive plan, comprehensive plan amendments, review 

of zoning and rezoning applications, review of land development regulations, land 

development codes, or any amendments thereto, and to perform any other functions, duties or 

responsibilities as assigned by the City Council; and 

 

 

WHEREAS, the local planning agency held a duly advertised public hearing on the 
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proposed EAR-based amendments to the City of Westlake Comprehensive Plan, considered 

all comments received, and recommended that the City Council transmit the proposed 

amendments to the state land planning agency for state-coordinated review; and 

 

WHEREAS, the City Council has conducted a duly advertised public hearing at the 

transmittal stage concerning the proposed EAR-based Comprehensive Plan Amendment, has 

considered all comments received, and now desires to transmit the proposed amendment to 

the state land planning agency and other reviewing agencies pursuant to Section 163.3184, 

Florida Statutes; and 

 

WHEREAS, the City Council hereby authorizes the appropriate City officials to 

transmit this Ordinance and all supporting materials to the Department of Commerce and to 

all other required reviewing governmental agencies or entities for their review. 

 

NOW THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL FOR THE CITY 

OF WESTLAKE, FLORIDA, AS FOLLOWS: 

 

Section 1. Recitals: The foregoing recitals are confirmed, adopted and 

incorporated herein and made a part hereof by this reference. 

 

Section 2. Authorization: The City Council of the City of Westlake hereby 

approves, for transmittal purposes, the EAR-based Comprehensive Plan Amendment attached 

hereto as Exhibit “A”, and hereby authorizes the transmittal of the proposed Comprehensive 

Plan amendment to the state land planning agency and other reviewing agencies pursuant to 

the state-coordinated review process set forth in Section 163.3184(4), Florida Statutes. 

 

Section 3. Transmittal: The appropriate City officials are hereby directed to 

transmit this ordinance and all supporting materials to  the appropriate agencies, which may 

include but are not limited to the state land planning agency and to all other reviewing 

governmental agencies or entities as required by Section 163.3184, Florida Statutes. 

 

Section 4. Severability: Should the provisions of this ordinance be declared to 

be severable and if any section, sentence, clause or phrase of this ordinance shall for any 

reason be held to be invalid or unconstitutional, such decision shall not affect the validity 

of the remaining sections, sentences, clauses, and phrases of this ordinance but they shall 

remain in effect, it being the legislative intent that this ordinance shall remain 

notwithstanding the invalidity of any part. 

 

Section 5. Effective Date: This ordinance shall become effective immediately upon 

passage and adoption. 
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PASSED AND ADOPTED by the City Council of the City of Westlake, Florida, after due notice 

and public hearing at the transmittal stage, this __ day of __________, 2025. 

                   

 

       _____________________________ 

       City of Westlake     

       JohnPaul O’Connor, Mayor 

 

___________________________ 

Odet Izquierdo, Acting City Clerk 

      APPROVED AS TO LEGAL FORM  

      

      ______________________________________ 

      OFFICE OF THE CITY ATTORNEY  
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2025
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City of Westlake Comprehensive Plan 

 

POLICY DOCUMENT 

Goals, Objectives, & Policies 

Chapter 1. Administrative Element ……………………………………………………………..… ADM-1 

Chapter 2. Future Land Use Element ………………………………………………………..……… FLU-1 

Chapter 3. Transportation Element ……………………………………………….……………….… TE-1 

Chapter 4. Infrastructure Element …………………………………………………….………….… INF-1 

Chapter 5. Conservation Element …………………………………………………….……….….… CON-1 

Chapter 6. Recreation and Open Space Element ………………………………………….…….… REC-1 

Chapter 7. Housing Element ……………………………………………………………………..….… HE-1 

Chapter 8. Capital Improvements Element …………………………………………..………….… CIE-1 

Chapter 9. Intergovernmental Coordination Element ………………………………………….… ICE-1 

Chapter 10. Private Property Rights Element …………………………………………….…….… PPR-1 

 

Map Series 
Future Land Use Maps 

FLU Map 2.1: 2045 Future Land Use Map 

FLU Map 2.2: Existing Land Use Map  

FLU Map 2.3: Mineral and Soils Map  
FLU Map 2.4: Floodplain Map  
FLU Map 2.5 Existing and Planned Public Potable Waterwells, Cones of Influence and Wellhead 

Protection Areas Map  
FLU Map 2.6: Wetlands Map 

 

Transportation Maps 
TE Map 3.1: Existing Traffic Circulation, Functional Classification Map  
TE Map 3.2: Existing Road Level of Service Map 
TE Map 3.3: 2035 Future Traffic Circulation Map 
TE Map 3.4: 2035 Future Functional Classification Map 
TE Map 3.5: 2045 Future Traffic Circulation Map 
TE Map 3.6: 2045 Future Functional Classification Map 
TE Map 3.7: Existing Shared Use Paths, Sidewalks, and Bicycle Lanes Map 
TE Map 3.8: 2035 Future Shared Use Paths, Sidewalks, and Bicycle Lanes Map 
TE Map 3.9: 2045 Future Shared Use Paths, Sidewalks, and Bicycle Lanes Map 

 

  

TABLE OF CONTENTS 
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City of Westlake Comprehensive Plan 

Infrastructure Maps 
INF Map 4.1: Utility Service Area Map  
INF Map 4.2: 5-Year Capital Improvement Schedule Construction Map for Road Segments, 

Stormwater Drainage Features, and Park 
INF Map 4.3: 2035-Year Capital Improvement Schedule Construction Map for Road Segments, 

Stormwater Drainage 
INF Map 4.4: 2045-Year Capital Improvement Schedule Construction Map for Road Segments, 

Stormwater Drainage 

 

TECHNICAL DOCUMENT 

Data & Analysis 

Chapter 1. Administrative Element 

Chapter 2. Future Land Use Element 

Chapter 3. Transportation Element 

Chapter 4. Infrastructure Element 

Chapter 5. Conservation Element 

Chapter 6. Recreation and Open Space Element 

Chapter 7. Housing Element 

Chapter 8. Capital Improvements Element 

Chapter 9. Intergovernmental Coordination Element 
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P O L I C Y  D O C U M E N T
G o a l s ,  O b j e c t i v e s ,  a n d  P o l i c i e s
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City of Westlake Comprehensive Plan 

 

 ADM-1 
 

CHAPTER 1.   ADMINISTRATIVE ELEMENT 

GOALS, OBJECTIVES, AND POLICIES 
 

 

GOAL ADM 1 
 

USE THE GOALS, OBJECTIVES, AND POLICIES OF THIS ELEMENT TO IMPLEMENT, UPDATE, AND 

INTERPRET THE COMPREHENSIVE PLAN IN A CONSISTENT MANNER FOR THE NEXT 10 (2035) 

AND 20 (2045) YEAR PLANNING PERIODS. 

  

Objective ADM 1.1 Use the following evaluation and monitoring procedures to periodically 

review and update the Plan as required by Florida Statutes and as necessary 
to address changed conditions. 

Policy ADM 1.1.1 Every two years, the City Council shall require a review of the Plan’s data and 

analysis and adopted provisions. The review shall assess changed conditions, 

new legal requirements, the achievement and maintenance of adopted level 

of service standards and progress toward achievement or implementation of 

the Plan’s goals, objectives and policies. The Council shall use the review to 

evaluate and consider whether any updates or revisions are required and 

pursue new or revised Land Development Regulations or plan amendments 

as needed.   

Policy ADM 1.1.2 Review the Plan every seven years to determine whether amendments are 

needed to reflect changes in state requirements and changing conditions. This 
shall include evaluations of the amount and types of actual development that 
has occurred during the previous seven years; population projections for the 
adopted planning period; and the achievement of goals, objectives and 
policies including those establishing level of service standards for all 
infrastructure. 

Policy ADM 1.1.3 Following the review and evaluation described in Policy ADM 1.1.2, prepare 

and adopt an Evaluation and Appraisal Report, and notify the state land 

planning agency as to whether amendments are necessary to reflect changes 
in State requirements. Within one year of the review and evaluation of the 

Plan, prepare, transmit, and adopt any identified amendments necessary to 

address changes in state requirements as well as amendments determined 

necessary due to changed conditions and to ensure that all compliance 

requirements of the state are met.   

Policy ADM 1.1.4  Adopt all amendments to the Plan in compliance with Chapter 163, Florida 
Statutes, as amended. Public participation will follow the requirements 
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City of Westlake Comprehensive Plan 

 

 ADM-2 
 

outlined in Section 163.3181, Florida Statutes, as detailed in the adopted Land 
Development Regulations. 

 

Policy ADM 1.1.5 Maintain the GIS data used to create all maps that are adopted as part of this 
Plan, and make such data available upon request.  The GIS data shall be used 
to determine precise locations of map features and boundary lines. 

Policy ADM 1.1.6 The Plan shall provide guidance on development over two planning periods: 
10 years (2035) and 20 years (2045). a short term planning period beginning 
in 2018 and ending in 2023 and a long term planning period beginning in 
2018 and ending in 2038. However, for purposes of the Capital Improvements 
Element, which must be updated annually, the fiscal year, rather than the 
calendar year, is used.   

Policy ADM 1.1.7  The Plan is comprised of the following ten nine elements, a Map Series, and 

the 5-Year Schedule of Capital Improvements.   

 

• Chapter 1 Administrative Element 

• Chapter 2 Future Land Use Element 

• Chapter 3 Transportation Element 

• Chapter 4 Infrastructure Element 

• Chapter 5 Conservation Element  

• Chapter 6 Recreation and Open Space Element 

• Chapter 7 Housing Element 

• Chapter 8 Capital Improvements Element 

• Chapter 9 Intergovernmental Coordination Element 

• Chapter 10. Private Property Rights Element 

 

The Goals, Objectives and Policies (GOPs) within each element, the Map Series, 

and the 5-year Schedule of Capital Improvements are adopted as part of the 

Plan. Maps within the Map Series are identified by the element, chapter 

number and the map number (i.e. FLU Map 2.1). The Data and Analysis 

summarized for each element is in a separate volume and is not formally 

adopted, but supports the GOPs, the 5-Year Schedule of Capital Improvements, 

and the maps in the Map Series. Additional data and analysis sources are 

available at the City or through other public sources.  

Objective ADM 1.2 Interpret the Plan in a consistent manner.   

 

Policy ADM 1.2.1  Unless otherwise provided in this Plan, words shall be given the meaning 

provided in Chapter 163, Florida Statutes, or their plain and ordinary 

meaning.  

Policy ADM 1.2.2 The following terms shall have the following meanings in this Plan and shall 

apply to both the single and plural forms of the words: 
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City of Westlake Comprehensive Plan 

 

 ADM-3 
 

ACCESSORY DWELLING UNIT: A dwelling unit located on the same parcel of land as a principal single family 

dwelling. An accessory dwelling is a complete, independent living facility equipped with a kitchen and 

bathroom.  

 

ACCESSORY SOLAR FACILITY:  A solar energy system which utilizes roof space or other space on the parcel 

of land to provide electricity or heat for use on the parcel of land.  Export of electricity to the electrical grid 

is incidental and subordinate to the purpose of supplying electricity to the primary use of the parcel of land. 

 

ACCESSORY USE:  A use incidental and subordinate to the principal use, including accessory dwelling units 

and accessory solar facilities. 

 

AGRICULTURAL USES: The use of land for aquaculture, horticulture, floriculture, viticulture, forestry, dairy, 

livestock, poultry, bees, plant crops, and any other form of farm product and farm production.  Land areas 

include croplands, pasture lands, orchards, vineyards, nurseries, horticulture areas, groves, and specialty 

farms.  Buildings, support facilities, dwelling units for farm operators and farmworkers, machinery, and other 

appurtenances used in the production of agricultural products are included.  Agricultural uses do not include 

concentrated and/or confined animal feeding operations. 

 

AMENITY CENTER: A facility that provides opportunities for limited retail and/or space for social activities,  

such as parties,  receptions, banquets, meetings, recreation, exercise, and neighborhood gatherings.  
 

ARTERIAL ROAD: A road providing service that is relatively continuous and of relatively high traffic volume, 

long average trip length, and high operating speed. In addition, every United States numbered highway is an 

arterial road. 

 

ASSISTED LIVING FACILITY: Residential care facilities that provide housing, meals, personal care and 

supportive services to older persons and disabled adults who are unable to live independently. 

 

AVERAGE DAILY TRAFFIC (ADT): The total traffic volume during a given 24-hour time period for all 

allowable directions on a given road. 

 

BERM: A landscaped earthen mound in excess of two feet in vertical height designed to provide visual 

interest, or serve as a buffer. 

 

BUFFER: The use of vegetation, walls, fences, berms, setbacks, less intense development, and/or less dense 

development to mitigate the impacts of unsightly views, lights, noises, odors, and/or dust. 

 
CIVIC USES: Structures or facilities that provide cultural, social, or governmental services and/or functions.  
These include community centers; cultural centers; museums; libraries; government administration, 
operations, and services; judicial facilities; post offices, public arenas and auditoriums; and other publicly 
owned and operated uses. 
 

COLLECTOR ROAD: A road providing service that is of relatively moderate average traffic volume, 

moderately average trip length, and moderately average operating speed. Such a road also collects and 

distributes traffic between local roads and arterial roads. 
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City of Westlake Comprehensive Plan 

 

 ADM-4 
 

COMMERCIAL RECREATION:  Uses that typically charge a fee or have other requirements for participation 

or attendance as a spectator.  Uses include, but are not limited to, outdoor and indoor recreational facilities 

such as tennis clubs; jai alai frontons; amusement and sport centers; outdoor amphitheaters; hunting and 

gun clubs; marinas; vehicular and non-vehicular race tracks; outdoor zoos and wildlife attractions; fairs; 

parks and recreation exhibitions, entertainment, and/or other amusements; private sports and recreation 

clubs; golf courses; and sports stadiums and venues.   Uses may include accessory uses and activities that are 

supportive of the activity including shops and restaurants. 

 

COMMERCIAL USES:  Activities within land areas that are predominantly connected with the sale, rental and 

distribution of products or the performance of services, including offices and medical facilities.   

 

COMMUNITY PARK: A park located near collector or arterial roads designed to serve the needs of more than 

one neighborhood. It is designed to serve community residents within a radius of up to 3.5 miles. The term 

“community park” includes any related recreational facilities, and can be publicly or privately owned. 

 

COMPLETE STREETS: Roads including adjacent sidewalks and shared use paths that are designed and 

operated to enable safe access and travel for all users, which may include pedestrians, bicyclists, transit 

riders, and motorists. Complete Streets incorporate different elements based on the different role, function, 

and characteristic of the facility. 

 
CONSERVATION USES: The use or condition of land areas designated for conserving or protecting natural 

resources or environmental quality, including areas designated for flood control and floodplain 

management; the protection of the quality or quantity of ground or surface water; commercial or recreational 

fish and shellfish habitat; water supply; and/or vegetative communities or wildlife habitats. 

 

CONTINUING CARE FACILITIES: A variety of housing options and services designed to meet the changing 

needs of its residents who require varying levels of care.  Housing options typically include independent 

living units, assisted living facilities, and/or nursing homes.   

 

DENSITY: The number of dwelling units per gross acre.  

 

DWELLING UNIT: A house, apartment, condominium unit, mobile or manufactured home, group of rooms, 

or a single room intended for occupancy as a separate living quarter with complete kitchen and bathroom 

facilities, and with direct access from the outside of the building or through a common hall for use by its 

occupants. 

 

EDUCATIONAL USES: Activities and facilities for public or private primary or secondary schools; vocational 

and technical schools; and colleges and universities including all campus buildings, residence halls and 

dormitories, fraternity and sorority housing, and recreational facilities. 

 

ESSENTIAL FACILITIES AND SERVICES: Essential facilities and services include roads; bicycle lanes; shared 

use paths; sidewalks; bridges; transmission lines for electricity, cable, water, sewer, and gas that serve local 

area demands; electricity sub-stations; stormwater and drainage facilities and systems; electric car 

generation ports/stations; transit facilities; and accessory solar facilities. Essential facilities and services do 

not include wireless communication facilities.  
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FLOOR AREA RATIO (FAR): A means of measuring building intensities for nonresidential land. FAR is the 

ratio of total floor area of all buildings on the parcel to the gross acreage.  FAR does not regulate the building 

height or site coverage. It does not include the area within structures used for parking and vehicular 

circulation or open outdoor storage or display areas. 

 
FOSTER CARE FACILITY: A facility which houses foster residents, and provides a family living environment 
for the residents, including such supervision and care as may be necessary to meet the physical, emotional 
and social needs of the residents. 
 

GROSS ACREAGE: The total area of a parcel of land measured in acres including developed and undeveloped 

land, agricultural areas, open space, roads, rights-of-way, easements, and environmental features such as 

lakes, floodplains, and wetlands. 

 
GROUP HOME: A facility which provides living quarters for unrelated residents who operate as the 
functional equivalent of a family, including such supervision and care as may be necessary to meet the 
physical, emotional, and social needs of the residents. It shall not include rooming or boarding homes, clubs, 
fraternities, sororities, monasteries or convents, hotels, residential treatment facilities, nursing homes, or 
emergency shelters. 
 

INSTITUTIONAL USES: Activities and facilities that include juvenile facilities, nursing homes/skilled-

nursing facilities, mental (psychiatric) hospitals, in-patient hospice facilities, residential schools for people 

with disabilities, residential treatment centers for adults, and City jails/confinement facilities (excludes 

residential group homes for juveniles, correctional residential facilities such as halfway houses, federal 

detention centers, and federal and state prisons). 

 

INTENSITY: The amount of non-residential development as measured by the Floor Area Ratio.  

 

LEGAL NON-CONFORMING STRUCTURE: A structure that was lawfully established before the adoption of 

the Plan and Land Development Regulations that does not conform to the Land Development Regulations for 

the zoning district in which the parcel of land is located. 

 

LEGAL NON-CONFORMING USE: A use that was lawfully established before the adoption of the Plan and 
Land Development Regulations, which does not conform with the allowed uses by the Comprehensive Plan 
Future Land Use Category or of the zoning district in which it is located. 
 

LEVEL OF SERVICE (LOS): An indicator of the extent or degree of service provided by, or proposed to be 

provided by, a facility based on and related to the operational characteristics of the facility.  LOS shall indicate 

the capacity per unit of demand for each public facility or performance measures for road traffic or 

stormwater facilities. 

 

LIGHT INDUSTRIAL USES: Land uses that include construction operation and storage facilities, 
manufacturing, assembly, processing or storage of products when such activities have minimal and 

inoffensive external impacts such as smoke, noise, dust, soot, dirt, vibration, stench, or adverse visual impacts 

on the surrounding neighborhood.  Light industrial uses may include research and development; technology 

centers including server farms; medical and dental laboratories; warehouse and/or distribution centers; and 
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recycling centers.  Light industrial uses shall not include mining and extraction industries, electrical 

generation plants, or regional sewer treatment plants. 

 

LOCAL ROAD: A road that carries low volumes and provides service for local traffic between land uses and 
collector roads, with direct property access as the primary purpose.  Any road that is not an arterial or 
collector road and is under the jurisdiction of the City is a local road.  
 

MAJOR CANALS: the M Canal and M-2 Canal.  

 

MANUFACTURED HOME: A dwelling unit fabricated in an off-site manufacturing facility for installation or 

assembly at the site, bearing a label certifying that it is built in compliance with the federal manufactured 

housing construction and safety standards, or inspected by an approved inspection agency conforming to 

the requirements of HUD, and bearing an insignia of approval. 

 

MULTI-FAMILY DWELLING: multiple separate dwelling units contained within one building or several 

buildings excluding single family attached dwellings. 

 

MULTIMODAL TRANSPORTATION SYSTEM:  The system which provides safe and efficient movement of 

people, goods, and services by more than one mode of transportation. 

 

NEIGHBORHOOD CENTER: Compact areas that allow  a mix of commercial uses that serve neighborhoods 

such as retail (goods and services); restaurants; offices and clubhouses; schools; religious uses; small scale 

civic uses; and amenity centers. 

 

NEIGHBORHOOD PARK: A park that serves the residents of a neighborhood and is accessible to bicyclists 

and/or pedestrians.  It is designed to serve the population of a neighborhood in a radius of up to one-half 

mile. Neighborhood parks include any related recreational facilities, and can be publicly or privately owned. 

 

OPEN SPACE: Areas open to the sky that are partly or completely covered with grass, trees, shrubs, other 

vegetation or water, or if partially or completely paved serve to shape or enhance urban form or provide for 

public use.  Open spaces have little to no vertical structures and can be publicly or privately owned.  Open 

spaces include parks, transportation corridor parkways, vegetated buffers, shared use paths, plazas, 

courtyards, squares and areas that provide stormwater management.   
 
PARK: A site that provides opportunities to partake in active or passive recreational activities, including 
structures associated with a park’s recreational activities. 
 
PEAK HOUR PEAK DIRECTION CAPACITY: The maximum number of vehicles that can pass a given point in 
one direction on a road under given traffic and road conditions per the FDOT Quality/Level of Service 
Handbook in one hour. 
 
PRIMARY SOLAR FACILITY: A solar energy system which primarily functions to provide electricity for off-

site use.  This term includes the structures, equipment, infrastructure, and support systems necessary for the 

collection, storage, and distribution of solar energy, along with all functions necessary to develop and operate 

a primary solar facility including construction, management, administration, maintenance, security, and 

safety.  
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RECREATIONAL USES: Areas and development used for leisure time activities and sports in an indoor or 
outdoor setting, including parks. 
 
RESIDENT: A person who makes his or her home in a particular place for most of the year or for a portion of 
the year, including a seasonal resident. 
 
RESIDENTIAL USES: Land uses consisting of dwelling units, including mobile and manufactured homes.  
Residential uses include assisted living facilities and group homes.  
 

RIGHT-OF-WAY: Land dedicated or required for a transportation or utility use that a government entity 

owns in fee simple or over which it has an easement. 

 

SEMINOLE IMPROVEMENT DISTRICT (SID): Independent special purpose government established in 1970 

pursuant to Chapter 70-854, Laws of Florida, codified pursuant to Chapter 2000-431, Laws of Florida, 

formerly known as the Seminole Water Control District.  SID is coextensive with the boundaries of the City 

of Westlake and consists of approximately 4,142 acres of land.   SID is empowered to construct and maintain 

a number of public works and utilities including water, sewer, drainage, irrigation, water management, 

parks, recreation facilities, roads and related activities. 
 

SENIOR HOUSING: Age-restricted dwelling units for older adults, aged 55+, who are able to care for 

themselves. 

 

SHARED USE PATH: A paved facility for use by pedestrians, bicyclists, and/or other users that is separated 

from vehicular traffic.  Golf carts may be used on shared use paths in certain areas, under certain 

circumstances.  

 

SINGLE FAMILY ATTACHED DWELLING: A single dwelling unit physically attached to other buildings, 

dwelling units, or structures through one or more shared walls. 

 

SINGLE FAMILY DETACHED DWELLING: A single dwelling unit not physically attached to other buildings, 

dwelling units, or structures. 

 

SOLAR ENERGY OVERLAY: An area designated on the Future Land Use Map (FLU Map 2.1) that allows 

Primary Solar Facilities in addition to uses allowed by the underlying future land use category.   

 

SUSTAINABLE COMMUNITY: An urban area with a long term planning and management vision that 

incorporates a multi-modal transportation network; walkable, mixed use patterns of development; denser 

development where infrastructure exists; civic spaces and interconnected open spaces for recreation; 

economic vitality and job choices; choices in housing price and size; a quality educational system; and a 

unique identity.  

 

TRANSIT: Passenger transportation services such as commuter rail, rail rapid transit, light rail transit, light 

guideway transit, express bus, autonomous vehicles, and local fixed route bus provided by public, private, or 

non-profit entities.  The terms “transit” and “mass transit” are used interchangeably in the Plan.  

 

UTILITIES: Seminole Improvement District water, wastewater or reuse water facilities.  
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VEGETATED BUFFER: A natural or planted vegetated area used to mitigate potential impacts of unsightly 

views, lights, noises, and/or dust. 

 

WORK PLAN: City of Westlake Water Supply Facilities Work Plan dated March 2018. 

 

Policy ADM 1.2.3 The following acronyms shall have the following meanings in this Plan: 

 

ADA Americans with Disabilities Act  

ADT Average Daily Traffic 

BEBR Bureau of Economic and Business Research  

BFE Base Flood Elevation 

CCDs The Census County Divisions  

CJG Callery-Judge Groves property  

EPA U.S. Environmental Protection Agency  

FAR Floor Area Ratio  

FDEP Florida Department of Environmental Protection  

FDOT Florida Department of Transportation 

FEMA Federal Emergency Management Agency  

FIRM Flood Insurance Rate Map 

GIS Geographic Information System 

GPD Gallons Per Day  

HUD U.S. Department of Housing and Urban Development 

IPARC Intergovernmental Plan Amendment Review Committee  

ITID Indian Trail Improvement District  

LEC Lower East Coast  

LOS Level of Service  

MGD Million Gallons per Day 

MPO Metropolitan Planning Organization  

NAVD 88 North American Vertical Datum of 1988 

NRPA National Recreation and Park Association  

OEDR Office of Economic and Demographic Research  

PBC-PAM 2015 Palm Beach County Allocation Model  

PD Planned Development Zoning District  

PM particulate matter  

PPH Population Per Household  

SERPM Southeast Florida Regional Planning Model 

SFWMD South Florida Water Management District  

SID Seminole Improvement District  

SIS Strategic Intermodal System 

SRPP The Strategic Regional Policy Plan  

SWA Solid Waste Authority  
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TAZ Traffic Analysis Zone  

TCRPC Treasure Coast Regional Planning Council  

TDM Transportation Demand Management 

TDP Transit Development Plan 

TPA Palm Beach Transportation Planning Agency 

TPS Traffic Performance Standards 

TSM Transportation Systems Management 

ULDC Unified Land Development Code 

USDA U.S. Department of Agriculture  

 

 

Policy ADM 1.2.4 Unless otherwise clearly implied by context, the term “City” shall refer to the 

City of Westlake and the term “Plan” shall refer to this City of Westlake 

Comprehensive Plan.  
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PROVIDE A MIX OF RESIDENTIAL, COMMERCIAL, CIVIC, AND RECREATIONAL USE 

OPPORTUNITIES WITHIN THE CITY TO PROMOTE A SUSTAINABLE COMMUNITY AND 

CONTRIBUTE TO BALANCING LAND USES IN CENTRAL PALM BEACH COUNTY FOR THE NEXT 

10 (2035) AND 20 (2045) YEAR PLANNING PERIODS. 

 

Objective FLU 1.1 Establish future land use categories, and for each category, define the types of 

uses allowed, and establish densities and intensities for each use.  The City 

shall designate all property with a future land use category on the Future Land 

Use Map (FLU MAP 2.1). 

 

Policy FLU 1.1.1 All future development orders shall be consistent with the Plan. 

 

Policy FLU 1.1.2 Amendments to the Plan including the Future Land Use Map (FLU Map 2.1) 

shall be consistent with all Florida Statute requirements. 
 

Policy FLU 1.1.3 Existing land uses are shown on FLU Map 2.2.  

 

Policy FLU 1.1.4 Essential facilities and services shall be allowed within every future land use 

category. 

 

Policy FLU 1.1.5 Utilities, excluding wastewater treatment plants, shall be allowed within 

every future land use category subject to appropriate buffering to mitigate 

adverse visual impacts, noise impacts, and stench upon neighboring 

residential properties.   
 

Policy FLU 1.1.6 Primary solar facilities and accessory solar facilities shall be allowed subject 

to the following limitations: 

a) Primary solar facilities shall only be allowed within the solar 

energy overlay designated on the Future Land Use Map (FLU Map 

2.1). 

b) Appropriate buffering shall be required to mitigate adverse visual 

impacts of primary solar facilities to adjacent properties. 

CHAPTER 2.   FUTURE LAND USE ELEMENT   
GOALS, OBJECTIVES, AND POLICIES   

GOAL FLU 1  
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c) Accessory solar facilities shall be allowed within every land use 

category. 

 

Policy FLU 1.1.7 The maximum number of dwelling units allowed on a parcel of land is based 

on the maximum gross density established by the applicable future land use 

category multiplied by the gross acreage of the parcel of land. The number of 

allowable dwelling units is not affected by the amount of non-residential 

development allowed on the parcel. Additional dwelling units may be allowed 

based upon applicable bonus densities or as accessory dwelling units. 

  

Policy FLU 1.1.8 The maximum amount of non-residential development allowed on a parcel of 

land is based on the maximum intensity as measured by the floor area ratio 

(FAR) established by the applicable future land use category.  The maximum 

amount of non-residential development allowed is not affected by the amount 

of residential development on the parcel. 

 

Policy FLU 1.1.9 Where a mix of non-residential and residential uses is allowed, as within the 

Downtown Mixed-Use future land use category, both density and intensity 

shall be calculated based upon the gross acreage. The maximum amount of 

allowed non-residential development is not affected by the amount of allowed 

residential development on the parcel of land; the maximum amount of 

allowed residential development is not affected by the amount of allowed 

non-residential development on the parcel of land.  

 

Policy FLU 1.1.10 When a parcel of land contains two or more future land use categories: 

a) The types of uses allowed in each of the future land use categories may 

only be developed within the boundaries of the future land use category 

that allows those types of uses.  

b) The maximum number of dwelling units and the maximum amount of 

non-residential development allowed shall be calculated by applying the 

density and intensity allowed by each future land use category by the 

gross acreage of the parcel within that category. The sum total resulting 

dwelling units and non-residential development may be applied across 

the entire parcel notwithstanding the actual boundaries of the future land 

use categories within the parcel.  

c) Development at a density or intensity proposed in the portion of the 

parcel that would not otherwise be allowed shall meet the compatibility 

requirements in the compatibility matrix of Policy FLU 1.6.5.  

d) A neighborhood center that contains both Residential-1 and Residential-

2 future land use categories shall have a maximum non-residential 

intensity of 0.30 FAR and a maximum size of 12.5 acres. 
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Policy FLU 1.1.11 Future Land Use Categories 

The future land use categories described below shall be delineated on the 

Future Land Use Map (FLU Map 2.1) and shall determine the maximum 

density and intensity of development allowed on land within the City. 

 

Policy FLU 1.1.12 Residential-1 Future Land Use Category 

The Residential-1 future land use category provides areas for a mix of single 

family attached dwellings, single family detached dwellings and accessory 

uses. Uses that complement and support residential activities are also 

allowed.   

 

Neighborhood Centers are allowed within the Residential-1 future land use 

category, subject to the criteria below, in order to provide small scale 

commercial to serve neighborhood needs. 

 

a) Allowable Uses: 

• Residential uses may include: 

o Single family attached dwellings 

o Single family detached dwellings 

o Mobile homes and manufactured homes 

o Accessory dwelling units 

• Religious uses 

• Educational uses 

• Neighborhood centers (per intensity, size, and location criteria 

below)  

• Recreational uses 

• Conservation uses 

• Accessory uses 

 

b) Density:  

• The maximum gross density is 5 dwelling units per gross acre.   

• Bonus densities may be granted up to an additional 4 dwelling 

units per gross acre for the provision of senior, affordable, and/or 

workforce housing consistent with Policy FLU 1.2.4. 

 

c) Non Residential Standards:  

Intensity and Size: Non-residential uses shall not exceed a 

maximum of 0.25 FAR.  Neighborhood centers 

shall not exceed 10 acres. 
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Location Criteria:   Neighborhood centers must front onto a 

collector or arterial road and must be located 

at least one half mile from the Downtown 

Mixed-Use future land use category and any 

other neighborhood centers.   

 

Policy FLU 1.1.13 Residential-2 Future Land Use Category 

The Residential-2 future land use category provides areas for a mix of single 

family attached dwellings, single family detached dwellings, multi-family 

dwellings and accessory uses. Uses that complement and support residential 

neighborhood activities are also allowed. 

 

Neighborhood centers are allowed, subject to the criteria below, within the 

Residential-2 future land use category in order to provide small scale 

commercial to serve neighborhood needs. 

 

a) Allowable Uses: 

• Residential uses may include: 

o Single family attached dwellings 

o Single family detached dwellings 

o Multi-family dwellings 

o Assisted living facilities 

o Foster care facilities and group homes 

o Accessory dwelling units 

• Continuing care facilities and nursing homes 

• Religious uses 

• Educational uses 

• Neighborhood centers (per intensity, size, and location criteria 

below)   

• Recreational uses 

• Conservation uses 

• Accessory uses 

 

b) Density:  

• The maximum gross density is 12 dwelling units per gross acre.   

• Bonus densities may be granted up to 8 additional units per gross 

acre for senior, affordable, and/or workforce housing consistent 

with Policy FLU 1.2.4. 

 

c) Non Residential Standards:  

Intensity and Size: Non-residential uses shall not exceed a 

maximum of 0.35 FAR.  Neighborhood centers 

shall not exceed 15 acres.  
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Location Criteria:   The neighborhood centers must front onto a 

collector or arterial road and must be located 

at least one half mile from the Downtown 

Mixed-Use future land use category and any 

other neighborhood centers.   

 

Policy FLU 1.1.14 Civic Future Land Use Category 

 

The Civic future land use category will provide areas for the uses provided for 

below. The Civic future land use category may be applied to publicly or 

privately owned lands. 

 

a) Allowable Uses:  

• Civic uses 

• Religious uses 

• Meeting halls, exhibition and conference centers, and fairgrounds  

• Educational uses 

• Recreational uses 

• Conservation uses 

• Accessory uses 

 

b) Non Residential Intensity:  

• A maximum of a 1.5 FAR 

 

Policy FLU 1.1.15 Downtown Mixed-Use Future Land Use Category 

The Downtown Mixed-Use future land use category accommodates an 

active, pedestrian-friendly area of commercial, residential, and civic uses that 

provide substantial opportunities for employment, shopping, civic, and 

recreation activities accessible by mass transit. 

 

a) Allowable Uses:  

• Commercial uses 

• Residential uses may include: 

o Single family attached dwellings 

o Multi-family dwellings 

o Accessory dwelling units 

• Light industrial uses 

• Institutional uses 

• Assisted living facilities 

• Continuing care facilities 

• All uses allowed in the Civic future land use category 
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• Accessory uses 

• Commercial recreation uses 

 

b) Residential Density:  

• The minimum gross density is 4 units per gross acre, and the 

maximum gross density is 16 dwelling units per gross acre. 

• Bonus densities may be granted up to 8 additional units per acre 

for senior, workforce, and/or affordable housing consistent with 

Policy FLU 1.2.4.  

 

c) Non Residential Intensity:  

• Maximum of a 3.0 FAR.   

 

d) Mix of Uses: 

The table below identifies the mix of uses applied to the total area of 

the Downtown Mixed-Use future land use category within the City. 

The mix of uses is not required on a parcel-by-parcel basis. Not all of 

the land uses have to be developed at the same time, nor is one land 

use a prerequisite to another land use. 

 

Allowed Land Uses Minimum % Maximum % 

Residential ` 5% 25% 

Commercial and 

commercial recreation 

10% 70% 

Civic  2% 30% 

Light industrial 5% 25% 

Institutional and 

continuing care facilities 

0% 10% 
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Policy FLU 1.1.16 Open Space and Recreation Future Land Use Category 

The Open Space and Recreation future land use category is intended to 

provide areas within the community for resource conservation and/or 

passive or active recreation, including pasture.  

 

a) Allowable Uses:  

• Recreational uses 

• Commercial recreation uses 

• Conservation uses 

• Agricultural uses 

 

b) Residential Density: 

Not Applicable.  

 

c) Non Residential Intensity:  

• Maximum of a 0.25 FAR. 

 

Policy FLU 1.1.17 Clustering of residential units shall be allowed to encourage open space and 

to reduce surface water run-off. 

 

Policy FLU 1.1.18 The proposed development of the City as provided in the Plan seeks to 

support the comprehensive plans of adjacent municipalities, Palm Beach 

County, and the region by providing a mix of uses that reduces the land use 

imbalance and sprawl pattern of development that currently exists in central 

Palm Beach County. 

 

Objective FLU 1.2 Adopt and maintain Land Development Regulations to manage future growth 

and development in a manner that provides needed facilities and services and 

encourages economic development while protecting natural and historical 

resources. 

 

Policy FLU 1.2.1 Adopt and maintain Land Development Regulations to implement the Plan, 

which shall at a minimum: 

 

a) Regulate the subdivision of land; 

 

b) Regulate the use of land and water consistent with this Plan; 

 

c) Regulate areas subject to seasonal and periodic flooding and provide 

for drainage and stormwater management; 
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d) Regulate signage; 

 

e) Provide that public facilities and services meet or exceed the 

standards established in the Capital Improvements Element and are 

available when needed;  

 

f) Provide standards for development within each future land use 

category; 

 

g) Encourage a complementary mix of residential and non-residential 

uses at sufficient densities and intensities to promote internal capture 

of trips within the City. 

 

h) Ensure safe and convenient onsite traffic flow, considering needed 

vehicle parking; and 

 

i) Provide for the protection of natural and historical resources. 

 

Policy FLU 1.2.2 Adopt Land Development Regulations to allow for the continuation of existing 

agricultural uses.  These regulations shall, at a minimum: 

 

a) Allow for the conversion of agricultural uses in all future land use 

categories; 

 

b) Provide adequate buffering to reduce impacts between agricultural 

uses and surrounding residential land uses; 

 

c) Provide for legal non-conforming agricultural uses consistent with the 

Plan and the Right-to-Farm Act; and 

 

d) Implement the Agricultural Acknowledgement Act. 

 

Policy FLU 1.2.3 Adopt Land Development Regulations that provide for a Planned 

Development Zoning District (PD).  The intent of a PD is to allow a large area 

to be developed under a common plan of development. The land use types 

and densities and intensities must be consistent with the underlying future 

land use category designation of the parcel. 

 

Policy FLU 1.2.4 Adopt Land Development Regulations which include procedures and 

standards for providing residential density bonuses above the maximum 

density established by the applicable future land use category for workforce, 

affordable, and/or senior housing. These standards and procedures shall 

include: 
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a) Requirements that adequate public infrastructure, transportation 

facilities, and parks shall be available to meet the projected demands 

associated with the requested additional density. 

b) Requirements for the design and orientation of development which 

ensure compatibility with the surrounding land uses.  

c) Standards and criteria for the evaluation and implementation of a 

density bonus program for senior, affordable, and workforce housing 

units.  

d) Guidelines that allow for the consistent implementation of the density 

bonus programs to encourage the development of senior, affordable, 

and workforce housing units. 

Objective FLU 1.3 Eliminate non-conforming uses, which are land uses that do not conform 

with the Plan’s Future Land Use Element and Map (FLU Map 2.1). 

Policy FLU 1.3.1  Adopt and maintain Land Development Regulations that protect the rights of 

property owners to continue legal non-conforming uses, but which, at a 

minimum, provide for the termination of such rights upon the abandonment 

of the legal non-conforming use. 

 

Policy FLU 1.3.2 Legal non-conforming structures that exist as of the date of adoption of the 

Plan may remain. If the legal non-conforming structure is damaged, destroyed 

or redeveloped so as to require substantial reconstruction, it may be rebuilt 

at the same density and intensity, provided that the development is brought 

into compliance with the all other provisions of the Land Development 

Regulations and all other applicable codes and regulations. 

  

Objective FLU 1.4 Effectively manage and monitor development and redevelopment to assure 

that facilities and services meet adopted levels of service as set forth in the 

Capital Improvements Element of the Plan. 

 

Policy FLU 1.4.1  Ensure the availability of suitable land for public facilities and services 

necessary to support proposed development. 

 

Policy FLU 1.4.2 Evaluate all applications for development orders to ensure that necessary 

public facilities and services to serve new development are provided 

consistent with the requirements of the Plan.   

Policy FLU 1.4.3 FLU Map 2.5 shows existing and planned public potable waterwells, cones of 

influence, and wellhead protection areas within the City.  
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Objective FLU 1.5  Include opportunities for the development of public and private schools. 

 

Policy FLU 1.5.1  Allow public and private schools in all future land use categories except the 

Open Space and Recreation future land use category.   

 

Policy FLU 1.5.2   Coordinate the location of future public schools with the Palm Beach County 

School District. 

 

Policy FLU 1.5.3   Support the colocation of school sites with public facilities such as parks, 

recreational areas, libraries, and community centers. 

 

Objective FLU 1.6 Ensure compatibility among various future land uses while promoting mixed 

use, economic development and multi-modal transportation. 

 

Policy FLU 1.6.1  Establish land use patterns that promote walking, biking, and mass transit to 

access goods, services, education, employment, and recreation, thereby 

reducing automobile dependency, vehicle miles traveled, and vehicle 

emissions. 

 

Policy FLU 1.6.2 All allowable uses within a future land use category are deemed compatible 

with one another for purposes of the Plan and the Land Development 

Regulations.  

 

Policy FLU 1.6.3    Require development within the Downtown Mixed-Use future land use 

category immediately adjacent to the Town of Loxahatchee Groves to provide 

a 50-foot buffer between the development and the city limits of the Town of 

Loxahatchee Groves. 

  

Policy FLU 1.6.4 To ensure development is compatible with existing neighborhoods outside of 

the City, multi-family dwellings shall be prohibited within 400 feet of the 

southern boundary of the City from its eastern boundary to the eastern edge 

of the Downtown Mixed-Use future land use category on the Future Land Use 

Map (FLU Map 2.1). Only single family attached and single family detached 

dwellings shall be allowed in this area. 

 

Policy FLU 1.6.5    Development abutting a different future land use category shall comply with 

the following minimum compatibility requirements. The City may adopt 

additional buffer requirements in the Land Development Regulations. 
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Compatibility Matrix 

 

 

Proposed Development 

Minimum Compatibility 

Requirement for Adjacent  

Existing Vacant Lands 

Minimum Compatibility 

Requirement for Adjacent 

Existing Residentially 

Developed Land 

Minimum Compatibility 

Requirement for Adjacent 

Existing Non-Residentially 

Developed Land 

Single family detached residential 

density ≤ than 200 percent of 

maximum density allowed by 

adjacent land use category 

No Buffer Required No Buffer Required No Buffer Required 

Single family detached residential 

density >  than 200 percent of 

maximum density allowed by 

adjacent land use category 

Visual screen consisting of 

an 8’ high privacy fence or 

10’ wide vegetated buffer 

Visual screen consisting of 

an 8’ high privacy fence or 

10’  wide vegetated buffer 

No Buffer Required 

Single family attached residential 

density ≤ than 100 percent of 

maximum density allowed by 

adjacent land use category 

No Buffer Required No Buffer Required No Buffer Required 

Single family attached residential 

density > than 100 percent of 

maximum density allowed by 

adjacent land use category 

Visual screen consisting of 

an 8’ high privacy fence or 

10’ wide vegetated buffer 

Visual screen consisting of 

an 8’ high privacy fence or 

10’ wide vegetated buffer 

No Buffer Required 

Multi-family residential (>2 

du/structure) density ≤ 100 percent 

of maximum density allowed by 

adjacent land use category 

No Buffer Required No Buffer Required No Buffer Required 

Multi-family residential (>2 

du/structure) density > 100 percent 

of maximum density allowed by 

adjacent land use category 

Visual screen consisting of 

an 8’ high privacy fence and 

10’ wide vegetated buffer 

Visual screen consisting of 

an 8’ high privacy fence and 

10’ wide vegetated buffer 

No Buffer Required 

Multi-family residential (>2 

du/structure) density > 200 percent 

of maximum density allowed by 

adjacent land use category 

Visual screen consisting of 

an 8’ high privacy fence and 

25’ wide vegetated buffer 

Visual screen consisting of 

an 8’ high privacy fence and 

25’ wide vegetated buffer 

No Buffer Required 

Non-residential intensity ≤ the 

maximum FAR allowed in the 

adjacent category 

No Buffer Required No Buffer Required No Buffer Required 

Non-residential intensity > 100 

percent of the maximum FAR 

allowed in the adjacent category 

Visual screen consisting of 

an 8’ high privacy fence and 

10’ wide vegetated buffer 

Visual screen consisting of 

an 8’ high privacy fence and 

10’ wide vegetated buffer 

No Buffer Required 

Non-residential intensity > 200 

percent of the maximum FAR 

allowed in the adjacent category 

Visual screen consisting of 

an 8’ high privacy fence and 

25’ wide vegetated buffer 

Visual screen consisting of 

an 8’ high privacy fence and 

25’ wide vegetated buffer 

No Buffer Required 

Development of any type, density, or 

intensity adjacent to the Downtown 

Mixed-Use or Civic categories. 
No Buffer Required No Buffer Required No Buffer Required 
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Policy FLU 1.6.6 Multi-family residential adjacent to the Open Space and Recreation category 

shall require a buffer consisting of an 8-foot high privacy fence and/or a 25-

foot wide vegetated buffer. 
 

Policy FLU 1.6.7 A public road, shared use path, or water feature at least 30 feet wide can be 

designated in lieu of a buffer. 

 
Policy FLU 1.6.8 Alternative compatibility techniques, including but not limited to one or a 

combination of the following: architectural features, building placement, 
setbacks, berms, and landscaping, that have the same effect as a buffer and 
promote mixed use and walkability, may be used in lieu of the compatibility 
requirements in Policies 1.6.5, 1.6.6 and 1.6.7. 

Policy FLU 1.6.9 Protect the character of the City, the quality of life of residents, and 

support the business community for consistency and predictability.  

 

Objective FLU 1.7 Protect cultural, historical and natural resources within the City.  

 

Policy FLU 1.7.1  Applications for development orders within the City shall be required to 

identify the presence of cultural, historical, and natural resources on the 

parcel of land proposed for development. 

 

Policy FLU 1.7.2 Coordinate with the State Historic Preservation Office on the appropriate 

treatment of cultural and historical resources where identified.   
 

Policy FLU 1.7.3 Protect and conserve natural resources consistent with the Conservation 

Element of the Plan.   

 

Policy FLU 1.7.4 Analyze proposed new development to ensure compatibility with topography 

and existing soils.  

Policy FLU 1.7.5 FLU Map 2.3 shows minerals and soils within the City. 

Policy FLU 1.7.6 FLU Map 2.6 shows wetlands within the City.  

Policy FLU 1.7.7 FLU Map 2.4 shows floodplains within the City. 

 

Policy FLU 1.7.8 The M Canal serves as a source of public water supply to the City of West Palm 

Beach. The Plan recognizes the M Canal as an allowed conservation use within 

the civic and residential Future Land Use Categories. Development is 

prohibited within the M Canal right of way. Further, development shall be 
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prohibited north of the M Canal right of way and within the 100 feet south of 

the M Canal right of way. This does not prohibit construction of roads or any 

development in the M Canal right of way related to the expansion, operation 

and maintenance of the M Canal. The Land Development Regulations shall 

address compatibility between the M Canal and any adjacent development. 

The City will coordinate with SFWMD and SID to encourage drainage from 

development within the City to discharge into the SID drainage system as 

permitted by SFWMD, and not into the M Canal. 

 

Policy FLU 1.7.9 To the extent the City has jurisdiction, require drainage from development 

within the City to discharge into the SID drainage system as permitted by 

SFWMD, and not into the M Canal.  

 

 

Objective FLU 1.8 Coordinate with SID to protect and enhance the tree population for the 

purpose of maintaining a lush and welcoming city character.  

 

Policy FLU 1.8.1 Support long term strategies and guidelines to maintain and enhance the 

tree population of the City. 

Policy FLU 1.8.2 Consider preserving and protecting street trees as community assets. 

Policy FLU 1.8.3 Support a community education program to encourage the public to 

plant and maintain species native to this region. 

Policy FLU 1.8.4 Protect existing trees by creating mitigation provisions in accordance 

with applicable F.S. 

Policy FLU 1.8.5 Continue to promote and enhance the City’s Tree and Landscape 

Regulations to support a sustainable tree canopy within the city.  
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PROVIDE A SAFE AND CONVENIENT MULTI-MODAL TRANSPORTATION SYSTEM IN THE CITY 

OF WESTLAKE THAT IS COORDINATED WITH THE FUTURE LAND USE MAP (FLU MAP 2.1) 

AND SUPPORTIVE OF THE PLAN FOR THE NEXT 10 (2035) AND 20 (2045) YEAR PLANNING 

PERIODS. FOR THE LONG AND SHORT TERM PLANNING PERIODS. 
 

TRAFFIC CIRCULATION 

Objective TE 1.1 Provide a traffic circulation system that is coordinated with and adequately 

serves the anticipated and planned development of the Future Land Use Map 

(FLU Map 2.1) based on growth projections for the short and long term 

planning periods. 

 

Policy TE 1.1.1 TE Map 3.1 is the City’s Existing Traffic Circulation, Functional Classification, 

and Road Network Jurisdiction Map.  

 

Policy TE 1.1.2 TE Map 3.5 3.4 is the City’s 2045 2038 Future Traffic Circulation Map. 

 

Policy TE 1.1.3  TE Map 3.6 3.5 is the City’s 2045 2038 Future Functional Classification Map, 

which also depicts the right-of-way anticipated to implement the future traffic 

circulation system for the City.   

 

Policy TE 1.1.4 Coordinate the City’s traffic circulation system as shown in TE Maps 3.3, 3.4, 

3.5, and 3.6, 3.4, 3.5, 3.6, 3.7, 3.8 and 3.9 with the Future Land Use Map (FLU 

Map 2.1), for the short and long term planning periods. 

 

Policy TE 1.1.5 Transportation facilities for the short-term planning period are shown in TE 

Map 3.3 2035 TE Map 3.6 2023 Future Traffic Circulation Map. TE Map 3.4 TE 

Map 3.8 is the City’s 2035 2023 Future Functional Classification Map, which 

also depicts the right-of-way anticipated to implement the 2035 2023 traffic 

circulation system for the City. 

 

Policy TE 1.1.6 Recognizing the growing need for regional connectivity, the City shall 

coordinate with appropriate agencies, including Palm Beach County, Palm 

CHAPTER 3.   TRANSPORTATION ELEMENT 

GOALS, OBJECTIVES, AND POLICIES 

GOAL TE 1  
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Beach MPO TPA and FDOT, to support policies and programs that encourage 

local traffic to use alternatives to the Strategic Intermodal System (SIS). 

 

Policy TE 1.1.7 The City shall coordinate with Palm Beach County, Palm Beach TPA MPO, 

FDOT, and other appropriate agencies regarding the implementation of 

Transportation Systems Management (TSM) strategies that include 

optimization of traffic signal systems and other innovative transportation 

system management activities. 

 

Objective TE 1.2 Maintain mobility and provide a safe transportation system. 

 

Policy TE 1.2.1 TE Map 3.2 is the City’s Existing Road Level of Service Map.  The adopted road 

level of service (“LOS”) standard for all roadways Seminole Pratt Whitney 

Road within the City is “D” shall be “D.” The adopted road LOS standard for all 

other functionally classified roads shall be “D.”  Road LOS and will be based 

on the peak hour, peak direction traffic volumes.  The road level of service 

standards are adopted. 

 

Policy TE 1.2.2 Establish a process in the Land Development Regulations for monitoring and 

reporting road LOS for all arterial and collector roads. 

 

Policy TE 1.2.3 Recognize and comply with the provisions of the Palm Beach County Traffic 

Performance Standards Ordinance, Article 12 ULDC, as they apply. 

 

Policy TE 1.2.4 Adopt Land Development Regulations that establish a mobility system, which 

shall ensure that the LOS standards are achieved and maintained. 

 

Policy TE 1.2.5 All functionally classified roads, with the exception of Seminole Pratt Whitney 

Road and the future extension of 60th Street North, shall be maintained by the 

City or SID. 

 

Policy TE 1.2.6 Adopt access management standards within the Land Development 

Regulations to govern the spacing and number of connections and site access 

points onto public roads, for the purpose of preserving adequate and safe 

roads.  

 

Policy TE 1.2.7 To ensure that road LOS standards are maintained, while providing for 

flexibility in the development of the community, the Land Development 

Regulations may establish a land use equivalency process, through which 

exchanges of different land uses consistent with the Future Land Use Map 

(FLU Map 2.1) may be accomplished so long as the proposed development 

does not result in additional transportation impacts. Exchanged land uses 
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shall be consistent with the future land use category for the given parcel of 

land or collective parcels under a single development plan. 

 

Policy TE 1.2.8 Ensure that privately constructed roads conform to all design standards of the 

City before the City accepts responsibility for the roads as a public facility. 

 

Policy TE 1.2.9 Evaluate and consider the establishment of a connectivity index in the Land 

Development Regulations. 

 

Policy TE 1.2.10 Implement block size requirements in the Land Development Regulations for 

the Downtown Mixed Use future land use category to promote connectivity 

and walkability. 

 Policy TE 1.2.11 Adopt Land Development Regulations to maintain standards for: 

 

a) Location and design of driveway access and on-site circulation; 

b) Width and location of curb cuts; 

c) Street lighting standards, particularly at intersections; 

d) Traffic impact analysis; and 

e) Cross-access standards. 

 

EVACUATION ROUTES 

Objective TE 1.3 Maintain adopted LOS standards on arterial roads that connect to designated 

evacuation routes. 

 

Policy TE 1.3.1 Coordinate with Palm Beach County to ensure the adopted LOS standard is 

maintained on Seminole Pratt Whitney Road, which serves as the City’s 

primary connection to a designated evacuation route. 

 

NON-MOTORIZED TRANSPORTATION 

Objective TE 1.4 Provide safe and accessible alternatives to motorized transportation through 

bicycle lanes, shared use paths, and sidewalks. 

 

Policy TE 1.4.1 TE Map 3.7 TE Map 3.3 is the City’s Existing Shared Use Paths, Sidewalks, and 

Bicycle Lanes  Map; TE Map 3.8 TE Map 3.9 is the City’s 2035 2023 Future 

Shared Use Paths, Sidewalks, and Bicycle Lanes Map; and TE Map 3.9 TE Map 

3.7 is the City’s 2045 2038 Future Shared Use Paths, Sidewalks, and Bicycle 

Lanes Map, which illustrates the City’s future corridors for alternative modes 

of transportation. 
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Policy TE 1.4.2 Accommodate bicycle transportation either within or adjacent to the 

dedicated right-of-way for all roads functionally classified as collector or 

arterial roads. 

 

Policy TE 1.4.3 Coordinate with the Palm Beach Metropolitan Planning Organization 

Transportation Planning Agency (Palm Beach MPO TPA) Long Range 

Transportation Plan on bicycle facility improvements. concerning 

improvements to roads within the City based upon the Master 

Comprehensive Bicycle Transportation Plan (March 2011) and other 

appropriate Palm Beach TPA bicycle initiatives.  

 

Policy TE 1.4.4 Adopt Land Development Regulations that require sidewalks within 

residential subdivisions. 

 

Policy TE 1.4.5 Adopt road cross-section guidelines within the Land Development 

Regulations that emphasize mobility for all users, both motorized and non-

motorized, for all City and SID roads. 

   

Policy TE 1.4.6 Ensure that the future traffic circulation system is designed to provide safe 

bicycle and pedestrian crossings. 

   

Policy TE 1.4.7 Incorporate safe routes to school programs into transportation planning and 

design, where feasible, to enhance the safety of school children who walk and 

bike to school. 

 

Policy TE 1.4.8 Promote connectivity by requiring shared use paths and/or sidewalks on all 

roads except 60th Street North.   

 

Policy TE 1.4.9 Coordinate TE Map 3.5 3.4 and TE Map 3.9 3.7 with the Palm Beach MPO TPA 

Long Range Transportation Plan to ensure identification and provision of 

future needs for all transportation modes. 

 

Policy TE 1.4.10 Incorporate elements of the Palm Beach MPO TPA Complete Streets Design 

Guidelines 2.0, dated September 2022, 2017. into the Land Development 

Regulations to require that the traffic circulation system is designed and 

constructed to provide safe and convenient mobility for all types of 

transportation users, including pedestrians, bicyclists, mass transit riders, 

and motorists.  

 

Policy TE 1.4.11 Establish guidelines in the Land Development Regulations to require all new 

development to connect to the City’s sidewalks and/or shared use paths.  
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Policy TE 1.4.12 Establish urban design requirements in the Land Development Regulations 

that promote walkability and pedestrian-friendly environments and that 

encourage mass transit use.  

  
 

COORDINATION OF TRANSPORTATION PLANNING 

Objective TE 1.5 Ensure efficiency in transportation planning and implementation through 

coordination with other agencies and jurisdictions in Palm Beach County. 

 

Policy TE 1.5.1 Regularly analyze the transportation plans and programs of the Florida 

Department of Transportation (FDOT) (including the Florida Transportation 

Plan), Palm Beach County, and the Palm Beach MPO TPA to determine 

consistency and compatibility of transportation systems. 

 

Policy TE 1.5.2 Connect the City’s traffic circulation system to the regional roadway network 

in order to provide access to aviation, rail, seaport facilities, and intermodal 

terminals outside the City. 

MASS TRANSIT 

Objective TE 1.6 Plan for the provision of mass transit options as such options become 

available. 

 

Policy TE 1.6.1 Coordinate with Palm Tran regarding the extension of transit service into the 

City as the City develops. 

 

Policy TE 1.6.2 Encourage density concentrations sufficient to support use of mass transit for 

trips on the regional road network and reduce vehicle miles traveled.   

 

Policy TE 1.6.3 Address the location of mass transit facilities in new developments in the 

Land Development Regulations.  

 

Policy TE 1.6.4 Establish parking requirements for new developments in the Land 

Development Regulations to encourage alternative modes of travel. 

Policy TE 1.6.5 Coordinate with Palm Tran, and other transit-providing agencies, relating to 

the locations of and amenities provided at bus stops along Seminole Pratt-

Whitney Road. 

Policy TE 1.6.6 Locate future transit stops along roads in areas with densities that are 

supportive of mass transit. 
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Policy TE 1.6.7 Follow FDOT’s 2023 Accessing Transit-Design Handbook for Florida Bus 

Passenger Facilities, Version III, dated 2013, and Palm Tran’s Transit Design 

Manual, dated May 2010 August 2004, as guidelines for the design of transit 

stops.  Transit stops should promote a pedestrian-friendly environment. 

 

ENERGY EFFICIENCY AND GREENHOUSE GAS REDUCTION STRATEGIES 

Objective TE 1.7 Promote energy efficiency and greenhouse gas reduction strategies. 

 

Policy TE 1.7.1 Promote the extension and use of mass transit within the City. 

 

Policy TE 1.7.2 Encourage use of the City’s bicycle lanes, shared use paths, and sidewalks as 

alternatives to motorized transportation. 

Policy TE 1.7.3 Transportation demand management strategies shall be incorporated into 

the transportation planning and development approval processes for the City 

to provide transportation commute choices other than the single occupant 

vehicle.  A range of techniques and appropriate trip reduction strategies will 

be considered.  The City will identify and work with other service providers, 

as appropriate, to implement selected strategies.  
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PROVIDE AND MAINTAIN THE NECESSARY PUBLIC INFRASTRUCTURE FOR POTABLE WATER, 

WASTEWATER, REUSE WATER, DRAINAGE, SOLID WASTE, AND AQUIFER RECHARGE IN A 

MANNER THAT WILL ENCOURAGE A SUSTAINABLE COMMUNITY FOR THE NEXT 10 (2035) 

AND 20 (2045) YEAR PLANNING PERIODS. 
 

POTABLE WATER 

Objective INF 1.1 In coordination with SID, provide potable water facilities that are 

cost effective, adequate, and maintain the adopted level of service 

(LOS) standard. 

 

Policy INF 1.1.1 Coordinate with SID on an annual basis to evaluate the capacity, 

operation, and maintenance of the water distribution system to 

maintain adopted LOS standards, and to determine the need for the 

extension of facilities to meet future needs while maximizing the use 

of existing potable water facilities.  The SID utility service area is 

shown in INF Map 4.1. SID purchases potable water from Palm Beach 

County for distribution within the City and will be the exclusive 

provider of potable water within the City. 

 

Policy INF 1.1.2 In coordination with SID, use the potable water LOS standards 

identified in Policies INF 1.1.3 and INF 1.1.4 to evaluate capacity for 

issuance of development orders. 

 

Policy INF 1.1.3  The potable water LOS standard for residential uses shall be 110 

gallons per capita per day.  

 

Policy INF 1.1.4  The potable water LOS standards for non-residential uses shall be 150 

gallons per 1,000 sq. ft. per day with the following exceptions: schools 

shall have a LOS standard of 18 gpd per student; hotels shall have a 

LOS standard of 100 gpd per room; and parks shall have a LOS 

standard of 10 gpd per visitor. 

 

CHAPTER 4.   INFRASTRUCTURE ELEMENT 

GOALS, OBJECTIVES, AND POLICIES 

GOAL INF 1  
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Policy INF 1.1.5  Potable water facilities shall be available to serve development.  New 

developments and redevelopments will be required to connect to 

centralized water facilities. 

 

Policy INF 1.1.6  Adequate water supplies and potable water facilities shall be in place 

and available to serve new development no later than the issuance by 

the City of a certificate of occupancy or its functional equivalent.  Prior 

to approval of a building permit or its functional equivalent, the City 

shall consult with SID to determine whether adequate water supplies 

to serve the new development will be available no later than the 

anticipated date of issuance by the City of a certificate occupancy or 

its functional equivalent. 

 

Policy INF 1.1.7 To the extent it has jurisdiction, the City will not allow new domestic 

self-supply potable water wells within the City.  

 

Objective INF 1.2 Provide adequate, efficient and safe water distribution to 

accommodate existing and future demand. 

 

Policy INF 1.2.1 The City hereby adopts by reference the 2025 City of Westlake Water 

Supply Facilities Work Plan (Work Plan), dated March 2018, for a 

planning period of not less than 10 years.  The Work Plan addresses 

issues that pertain to water supply facilities and requirements needed 

to serve current and future development within the City’s water 

service area.  The City shall review and update the Work Plan at least 

every five (5) years within 18 months after the governing board of the 

South Florida Water Management District (SFWMD) approves an 

updated Lower East Coast Water Supply Plan.  Any changes affecting 

the Work Plan shall be included in the annual Capital Improvements 

Plan update to ensure consistency between the Work Plan and the 

Capital Improvements Element.  

 

Policy INF 1.2.2 Comply with the adopted Work Plan to ensure that adequate water 

supply and potable water facilities are available to serve the demands 

of City residents. 

 

 

Policy INF 1.2.3 Coordinate with the SFWMD to continue to protect and conserve 

ground and surface waters. 

 

Policy INF 1.2.4 Designate minimum fire flow and related water pressure 

requirements in the Land Development Regulations.   
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Policy INF 1.2.5 The anticipated infrastructure for potable water for the short term 

planning period is shown on INF Map 4.2.  The anticipated 

infrastructure for potable water for the long term planning period is 

shown on INF Map 4.3. 

 
 

WASTEWATER AND REUSE WATER 
 

Objective INF 1.3 Provide wastewater facilities that are cost effective, adequate, and 

maintain the adopted LOS standard. 

 

Policy INF 1.3.1 Coordination with SID on an annual basis to evaluate wastewater 

system facilities to ensure the system effectively maintains adopted 

LOS standards, and to determine the need for the extension of 

facilities to meet future needs while maximizing the use of existing 

wastewater facilities. SID purchases wastewater capacity from Palm 

Beach County for the City and will be the exclusive provider of 

wastewater service within the City. 

 

Policy INF 1.3.2 In coordination with SID, use the wastewater LOS standards identified 

in Policies INF 1.3.3 and INF 1.3.4 to evaluate wastewater facility 

capacity for issuance of development orders. 

 

Policy INF 1.3.3  The wastewater LOS standard for residential uses shall be 100 gallons 

of wastewater per capita per day.   

 

Policy INF 1.3.4  The wastewater LOS standard for non-residential uses shall be 150 

gallons of wastewater per 1,000 sq. ft. per day with the following 

exceptions:  schools shall have a LOS standard of 18 gpd per student; 

hotels shall have a LOS standard of 100 gpd per room; and parks have 

a LOS standard of 10 gpd per visitor.   

 

Policy INF 1.3.5 Wastewater service and facilities shall be available to serve new 

development. New developments and redevelopment will be required 

to connect to the centralized wastewater facilities. 

 

Policy INF 1.3.6  Adequate wastewater facilities shall be in place and available to serve 

new development no later than the issuance by the City of a certificate 

of occupancy or its functional equivalent.  Prior to approval of a 

building permit or its functional equivalent, the City shall consult with 

SID to determine whether adequate wastewater facilities to serve the 
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new development will be available no later than the anticipated date 

of issuance by the City of a certificate occupancy or its functional 

equivalent. 

 

 

Policy INF. 1.3.7 The anticipated infrastructure for wastewater for the short term 

planning period is shown on INF Map 4.2.  The anticipated 

infrastructure for wastewater for the long term planning period is 

shown on INF Map. 4.3.  

 

Objective INF 1.4 In coordination with SID, provide reuse water to accommodate 

existing and future demand. 

 

Policy INF 1.4.1 Coordinate with SID to provide reuse water for landscape irrigation. 

Where reuse water is unavailable, surface water may be used as a 

source of irrigation water. To the extent it has jurisdiction, the City 

will not allow domestic self-supply wells to supply water for irrigation 

within the City. 

 

Policy INF 1.4.2 New developments and redevelopment will be required to connect to 

the centralized reuse water facilities where reuse water is available. 

The City shall coordinate with SID to maximize the use of existing 

reuse facilities for the provision of reuse water. 

 

Policy INF 1.4.3 The anticipated infrastructure for reuse water for the short term 

planning period is shown on INF Map 4.2.  The anticipated 

infrastructure for the reuse and irrigation facilities for the long term 

planning period are shown on INF Map 4.3.  SID purchases reuse 

water from Palm Beach County for distribution within the City and 

will be the exclusive provider of reuse water within the City. 

 

SOLID WASTE 
 

Objective INF 1.5 Ensure that adequate and efficient solid waste collection is available 

within the City. 

 

Policy INF 1.5.1 Ensure maintenance of the adopted solid waste LOS standard by 

coordinating with the Solid Waste Authority of Palm Beach County 

(SWA) to determine that there is sufficient disposal capacity available 

to accommodate solid waste generation from the City for the coming 

year and through the short and long term planning periods.   
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Policy INF 1.5.2  The solid waste LOS standard shall be 7.02 pounds of solid waste per 

person per day. 

 

Policy INF 1.5.3 Use the solid waste LOS standard identified in Policies INF 1.5.2 to 

evaluate facility capacity and for issuance of development orders.  

 

Policy INF 1.5.4 Coordinate the disposal of residential household hazardous waste 

with the SWA. 

 

Policy INF 1.5.5 Encourage public conservation efforts by providing: 

 

a. Public incentives for reducing, recycling, and reusing natural 

resources and waste products. 

b. Information on reducing waste and minimizing energy use.  

 

Policy INF 1.5.6 Participate in SWA’s recycling program. 

 

Policy INF 1.5.7 Solid waste facilities shall be available to serve existing and new 

development. 

 

Policy INF 1.5.8 Adequate solid waste disposal capacity shall be available to serve new 

development no later than the issuance by the City of a certificate of 

occupancy or its functional equivalent.  Prior to approval of a building 

permit or its functional equivalent, the City shall consult with SWA to 

determine whether adequate solid waste disposal capacity will be 

available to serve the new development no later than the anticipated 

date of issuance by the City of a certificate occupancy or its functional 

equivalent. 

 

DRAINAGE 
 

Objective INF 1.6 Coordinate with SID to implement a drainage system for the City to 

address flood risks to public and private property, to maintain 

adopted LOS standards, and to maximize the use of existing facilities. 

 

Policy INF 1.6.1 Stormwater management facilities shall be designed in accordance 

with SFWMD criteria. 
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Policy INF 1.6.2  All residential and nonresidential development and redevelopment 

shall adequately accommodate runoff to meet all federal, state and 

local requirements.  

 

Policy INF 1.6.3 Coordinate with SID on an annual basis to provide stormwater 

management facilities consistent with SFWMD regulations, and to 

determine the need for  the extension or creation of facilities to meet 

future needs while maximizing the use of existing facilities.  

 

Policy INF 1.6.4 The drainage LOS standards are established in the tables below.  

Facilities listed in Table 1 below shall accommodate the stormwater 

produced by the identified storm event and rainfall intensity.  

Facilities listed in Table 2 below shall be built to the minimum 

elevation shown.  

 

Drainage Level of Service Standards – Table 1 

Storm Event Intensity of Rainfall (in.) 
Development, Roads, and 

Drainage Facilities 

10 year-1 day 7.4 Local Roads and Parking Lots 

25 year-3 day 12 Arterial Roads, Collector Roads, 

Perimeter Berm and Peak 

Discharge 

100 year-3 day, zero 

discharge 

14 Finished Floors 

Source: Isoheytel Graphs SFWMD’s Environmental Resource Permit Applicant’s Handbook Volume II  
*Perimeter Berm and Peak Discharge are referring to master SID stormwater management system. 

 

Drainage Level of Service Standard – Table 2 

Minimum Elevation (NAVD 88) Development, Roads, and Drainage Facilities 

18.23 Local Road Crown 

18.23 Parking Lots 

19.23 Arterial and Collector Road Crown 

19.83  Finished Floors 

Source: SFWMD Conceptual Permit 50-0021-S 

 

53

Item A.



 City of Westlake Comprehensive Plan 
 

 INF-7 
 

 

 

Policy INF 1.6.5  Adequate drainage facilities shall be in place and available to serve 

new development no later than the issuance by the City of a certificate 

of occupancy or its functional equivalent. Prior to approval of a 

building permit or its functional equivalent, the City shall consult with 

SID to determine whether adequate drainage facilities to serve the 

new development will be available no later than the anticipated date 

of issuance by the City of a certificate occupancy or its functional 

equivalent.  

 

Policy INF 1.6.6 The City shall coordinate with SID to maximize the use of existing 

drainage facilities. 

 

Policy INF 1.6.7 The anticipated infrastructure for earthwork and stormwater 

improvements for the short term planning period is shown on INF 

Map 4.2.  The anticipated infrastructure for earthwork and 

stormwater improvements for the long term planning period is 

shown on INF Map 4.3. 

 

GROUNDWATER RECHARGE 
   

Objective INF 1.7 Provide adequate and effective protection of water resources, 

including the surficial aquifer, within the City. 

 

Policy INF 1.7.1 Coordinate with SFWMD to implement applicable regional water 

resource projects, which may reduce losses of excess stormwater to 

tide, recharge the surficial aquifer, protect the functions of natural 

groundwater recharge areas and natural drainage features (to the 

extent they exist), and provide water to preserve areas for additional 

surface water storage. 

 

Policy INF 1.7.2 Support the SFWMD 2013 2024 Lower East Coast Regional Water 

Supply Plan Update and coordinate with SFWMD on its 

implementation. 

  

Policy INF 1.7.3 Coordinate with SFWMD to develop public information and education 

programs that promote water conservation. 
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CONSERVE AND PROTECT NATURAL RESOURCES FOR CURRENT AND FUTURE RESIDENTS FOR THE 

NEXT 10 (2035) and 20 (2045) YEAR PLANNING PERIODS. 

 

Objective CON 1.1 Meet state and federal air quality standards and promote the reduction of 

greenhouse gases to maintain air quality within the City. 

 

Policy CON 1.1.1 Continue requiring Require that air quality meet established state and federal 

standards.  

 

Policy CON 1.1.2 Support incentives for Incentivize developments that incorporate 

transportation alternatives to the single-occupant vehicle, such as bicycling, 

walking, mass transit, carpooling, ride-sharing, and/or alternatively fueled 

vehicles. 

 

Objective CON 1.2 Protect native vegetative communities by minimizing invasive plants and 

animals. 

 

Policy CON 1.2.1 Continue requiring Require removal of invasive vegetation identified by the 

Florida Exotic Pest Plant Council for all new development. 

 

Policy CON 1.2.2 Continue coordinating Coordinate with SID to develop an Exotic Species 

Management Plan.  

 

Objective CON 1.3  Preserve and protect the quantity and quality of ground and surface waters. 

 

Policy CON 1.3.1 Continue requiring Require that the impacts of development on stormwater 

runoff and water quality be addressed during the development approval 

process by requiring development to receive and comply with all applicable 

state and federal environmental permits.   

  

Policy CON 1.3.2 For all amendments to this Plan, evaluate the presence of wetlands on the 

parcel of land at issue, and direct land uses on such parcels that are 

incompatible with the protection and conservation of wetlands and wetland 

CHAPTER 5.   CONSERVATION ELEMENT 

GOALS, OBJECTIVES, AND POLICIES  

GOAL CON 1  
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functions away from such wetlands, or require appropriate mitigation to 

compensate for loss of wetlands. The type, intensity or density, extent, 

distribution, and location of allowable land uses and the types, values, 

functions, sizes, conditions, and locations of wetlands are land use factors that 

shall be considered when directing incompatible land uses away from 

wetlands. 

 

Policy CON 1.3.3 Continue coordinating Coordinate with SID during the development order 

approval process concerning the impacts of development orders on 

stormwater runoff and water quality to ensure compliance with applicable 

requirements of SID, the state, and other governmental entities with 

jurisdiction.  

 

Policy CON 1.3.4 Continue coordinating Coordinate with SID to protect water resources within 

the City from activities and land uses that adversely impact water quality and 

quantity.  Protection can include appropriate mitigation and best 

management practices. 

  

Policy CON 1.3.5 Continue compliance Comply with Palm Beach County Wellfield Protection 

Ordinance. 

 

Policy CON 1.3.6 Continue requiring Require new development and redevelopment to use 

reuse water for irrigation where it is available.   

 

Policy CON 1.3.7 Continue ensuring Ensure development complies with applicable state and 

federal criteria for the protection of wetlands. 

 

Policy CON 1.3.8 Continue ensuring Ensure development orders are only approved in special 

flood hazard areas in accordance with established Florida Building Codes and 

Federal Emergency Management Agency (FEMA) standards. 

 

Policy CON 1.3.9 Continue requiring Require emergency conservation of water resources in 

accordance with the SFWMD plans.   

 

Policy CON 1.3.10 Encourage the use of water-conserving fixtures in all new construction and 

redevelopment projects consistent with the Florida Building Code.  

 

Policy CON 1.3.11 Coordinate with SFWMD and SID to provide information resources regarding 

water conservation. 

 

Policy CON 1.3.12 Continue promoting Promote water efficient landscapes by coordinating with 

SFWMD and Palm Beach County Extension Office of the University of Florida 
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Institute of Food and Agriculture Services (Palm Beach County IFAS 

Extension) on their Florida Friendly Landscaping programs. 

 

Policy CON 1.3.13 The M Canal serves as a source of public water supply to the City of West Palm 

Beach. The Plan recognizes the M Canal as an allowed conservation use within 

the civic and residential Future Land Use Categories. Development is 

prohibited within the M Canal right of way. Further, development shall be 

prohibited north of the M Canal right of way and within the 100 feet south of 

the M Canal right of way. This does not prohibit construction of roads or any 

development in the M Canal right of way related to the expansion, operation 

and maintenance of the M Canal. The Land Development Regulations shall 

address compatibility between the M Canal and any adjacent development. 

The City will coordinate with SFWMD and SID to encourage drainage from 

development within the City to discharge into the SID drainage system as 

permitted by SFWMD, and not into the M Canal. 

 

Policy CON 1.3.14 To the extent the City has jurisdiction, require drainage from development 

within the City to discharge into the SID drainage system as permitted by 

SFWMD, and not into the M Canal. 

  

Objective CON 1.4 Maintain and enforce procedures to reduce soil erosion and sedimentation 

into water bodies. 

 

Policy CON 1.4.1  Continue requiring Require that all grading, filling, excavation, storage and/or 

disposal of soil and earth materials associated with development activities be 

undertaken using best management practices so as to reduce the potential for 

soil erosion and sedimentation in water bodies or drainageways.  Erosion 

control measures will be required for all such activities. 

 

Objective CON 1.5 Conserve and protect native and protected wildlife and their habitat should 

they exist within the City. 

 

Policy CON 1.5.1 Continue ensuring Ensure development complies with applicable state and 

federal criteria for the protection of endangered and threatened listed 

species. 

 

Policy CON 1.5.2 Conserve, appropriately use, and protect minerals, soils, and native vegetative 

communities, including forests and wildlife habitat, from destruction by 

development activities. 
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Policy CON 1.5.3 Continue managing Manage hazardous waste in a manner that protects 

natural resources, and cooperate with Palm Beach County and SWA on 

hazardous waste programs. 

 

Policy CON 1.5.4 Should any unique vegetative communities that cross jurisdictional lines exist 

within the City, the City will cooperate with such jurisdictions to conserve, 

appropriately use, or protect such unique vegetative communities.   

 

Objective CON 1.6 Evaluate and respond to potential climate-related impacts including sea level 

rise, flooding, and extreme weather events. 

 

Policy CON 1.6.1 Coordinate with the Southeast Florida Regional Climate Compact and Palm 

Beach County to access updated vulnerability assessments. 

 

Policy CON 1.6.2 Encourage use of resilient design practices in public and private development 

to address long-term climate risks. 

 

Objective CON 1.7 Promote vegetative cover and shade to reduce urban heat and improve air 

quality. 

 

Policy CON 1.7.1 Encourage planting of shade trees in parking lots, along rights-of-way, and 

within open spaces and recreation areas. 

 

Policy CON 1.7.2 Encourage planting and support preservation of shade trees.  
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PROVIDE RECREATION USES AND OPEN SPACE ACCESSIBLE TO CITY RESIDENTS OFFERING ACTIVE 

AND PASSIVE RECREATION OPPORTUNITIES FOR THE NEXT 10 (2035) and 20 (2045) YEAR 

PLANNING PERIODS. 

 

Objective REC 1.1 Provide community and neighborhood parks in a financially responsible 

manner.  Provide parks based on projected growth and development. 

 

Policy REC 1.1.1 Continue to coordinate with Seminole Improvement District (SID) to utilize 

the best available methods and sources of funding for the acquisition, 

development, operation and maintenance of parks. Currently available 

methods and sources of funding include but are not limited to the following: 

a) State and federal grants; 

b) Park impact fees on new residential development; 

c) Bonds and other long range financing techniques; 

d) Civic site dedications and/or cash-outs; 

e) Private property donations; and/or 

f) Interlocal and mutual use agreements with other agencies. 

 

Policy REC 1.1.2  Participate in joint park planning and development efforts with Palm Beach 

County and other adjacent jurisdictions. 

 

Policy REC 1.1.3  Pursue interlocal agreements, where appropriate, with the School Board for 

joint use and colocation of school recreational facilities. 

 

Policy REC 1.1.4 The LOS standard for community parks shall be 2.5 acres per 1000 of 

residents. The LOS standard for neighborhood parks shall be 2 acres per 1000 

residents. The LOS standard shall be used to plan for the provision of 

adequate parks.  The LOS standard shall not be used as a concurrency 

standard for the approval of development orders.   

 

Policy REC 1.1.5 Continue to ensure neighborhood parks are provided to serve residential 

development. 

CHAPTER 6.   RECREATION AND OPEN SPACE ELEMENT 

GOALS, OBJECTIVES, AND POLICIES 

GOAL REC 1  

61

Item A.



 City of Westlake Comprehensive Plan 

 REC-2 
 

 

 

 

Objective REC 1.2 Promote walkable and bikeable communities by encouraging 

interconnections between recreation areas and developed areas to meet the 

needs and interests of City residents. 

 

Policy REC 1.2.1 Maintain TE Map 3.7 identifying existing sidewalks, bicycle lanes, and shared 

use paths, and opportunities for new sidewalks, bicycle lanes, and shared use 

path connections that will enhance pedestrian and bicycle opportunities 

throughout the City.   

 

Policy REC 1.2.2 Provide linkages between residential neighborhoods, recreational uses, open 

space, and commercial districts within the City. 

 

Policy REC 1.2.3 Use landscaping and signs to visually identify bicycle lane, sidewalk, and 

shared use path access points.     

 

Objective REC 1.3 Encourage development of open space within the City. 

 

Policy REC 1.3.1 Encourage development of water features throughout the City to provide 

public benefits through environmental enhancement and stormwater control.   

 

Policy REC 1.3.2 Continue to coordinate with SID to provide for the maintenance, control, and 

monitoring of SID-owned open space.  
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ESTABLISH AND EXECUTE PLANS, POLICIES, AND PROGRAMS TO ADDRESS THE 

HOUSING NEEDS OF ALL CURRENT AND FUTURE RESIDENTS FOR THE NEXT 10 (2035) 

AND 20 (2045) YEAR PLANNING PERIODS. 
 

Objective HE 1.1 Provide adequate sites for a diversity of housing types and 

affordability levels to accommodate the current and future housing 

needs of all City residents. 

 

Policy HE 1.1.1 Designate sufficient land areas for residential development to 

accommodate the projected population for the short and long term 

planning periods. 

 

Policy HE 1.1.2 Establish future land use categories with density ranges that will 

allow for varied housing types and sizes including: 

a) Single-family and multi-family; 

b) Ownership and rental; 

c) Permanent and seasonal; 

d) Affordable workforce housing as defined in section 

380.0651(3)(h) F.S.; and 

e) Affordable housing for very low-income, low-income and 

moderate- income housing as defined in section 420.0004(3) 

F.S. 
 

Policy HE 1.1.3 Allow for a range of densities and a variety of housing types that 

enable residential areas to serve a variety of income levels, thereby 

avoiding the concentration of affordable housing. 

 

Policy HE 1.1.4 Require adequate infrastructure and public facilities to support future 

housing, including affordable and workforce housing, housing for 

low-income, very low-income, and moderate-income families; mobile 

homes; and group home and foster care facilities.   

 

CHAPTER 7.   HOUSING ELEMENT 

GOALS, OBJECTIVES, AND POLICIES 

GOAL HE 1  
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Policy HE 1.1.5 Allow group home facilities and foster care facilities as required by 

Florida Statutes. 

 

Policy HE 1.1.6 Allow mobile homes and manufactured homes as required by Florida 

Statutes. 

 

Objective HE 1.2  Support the development and maintenance of affordable and 

workforce housing, and stable neighborhoods. 

 

Policy HE 1.2.1  Allow for and support commercial and light industrial development, 

which will provide employment opportunities within the City to 

enable the purchase or rent of affordable housing. 

 

Policy HE 1.2.2 Allow alternatives to traditional housing such as accessory dwelling 

units and assisted living facilities. 

 

Policy HE 1.2.3 Establish streamlined permitting procedures and reduce application 

fees for workforce and affordable housing to minimize regulatory 

costs and delays associated with the development of housing.   

 

Policy HE 1.2.4 Coordinate strategies to fund and develop affordable and workforce 

housing initiatives with local, regional, and state non-profit and public 

organizations by implementing one or more of the following: 

a) Development contributions; 

b) State Housing Initiatives Partnership (SHIP) funds; 

c) Grants; 

d) Job creation and job training programs;  

e) Community Development Block Grant (CDBG) funds;  

f) Community Contribution Tax Credit Program; 

g) HUD Home Investments Partnership Program (HOME); 

h) An interlocal agreement with Palm Beach County; and 

i) Partnerships with non-profit organizations. 

 

Policy HE 1.2.5 The Future Land Use Element shall establish a density bonus to 

encourage the development of workforce, affordable, and senior 

housing units.  

 

Policy HE 1.2.6 Coordinate with local, regional, and state public and non-profit 

organizations to address housing for special needs populations taking 

into consideration: 

a) Foster care; 
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b) Displaced persons (Section 421.55 F.S.); 

c) Mental health care; 

d) Physical disability care; 

e) Replacement housing; and 

f) Senior assistance; 

 

Policy HE 1.2.7 Support the long-term stability of neighborhoods by providing and 

maintaining adequate facilities and services, and through code 

enforcement.   
 

Policy HE 1.2.8 In the event of future economic downturns, the City will coordinate 

with local, regional, state, and federal agencies to minimize 

foreclosures and/or the abandonment of otherwise stable housing 

including available federal or state grant programs. 

 

Policy HE 1.2.9 Provide information resources and consider creating programs to 

assist applicants applying for housing assistance with local, regional, 

state, and federal programs, including but not limited to the following 

Florida Housing Finance Corporation programs: 

a) First Time Homebuyer Program; 

b) Predevelopment Loan Program, including the identification of 

potential sites to encourage development; 

c) Low Income Housing Tax Credits; 

d) State Apartment Incentive Loan (SAIL) Program; and 

e) Multifamily Mortgage Revenue Bond Program. 

 

Policy HE 1.2.10 Coordinate with Palm Beach County to provide opportunities for 

workforce housing and affordable housing within the City, and 

participate in task forces or workshops to develop appropriate 

strategies and/or initiatives.  

 

 

Objective HE 1.3 Require housing to be constructed to applicable building code 

standards, and encourage housing to be energy efficient and use 

renewable energy resources. 

 

Policy HE 1.3.1 Encourage residential construction that meets the United States 

Green Building Council (USGBC) Leadership in Energy and 

Environmental Design (LEED) rating system, the Green Building 

Initiative’s Green Globes rating system, the Florida Green Building 

Coalition standards, or other state or nationally recognized, high-

performance green building rating system. 
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Policy HE 1.3.2  Provide information resources on home energy reduction strategies 

and energy saving measures available through other governmental or 

private sector programs. 

 

Policy HE 1.3.3  Allow the appropriate placement of accessory solar facilities. 

 

Policy HE 1.3.4  All housing shall comply with applicable building codes.   

 

 

 

 

 

 

 

 

 

 

 

 

 

67

Item A.



CAPITAL
IMPROVEMENTS

P O L I C Y  D O C U M E N T
G o a l s ,  O b j e c t i v e s ,  a n d  P o l i c i e s

68

Item A.



 City of Westlake Comprehensive Plan 

CIE-1 
 

 

 

 

 

ENSURE THE TIMELY AND EFFICIENT PROVISION OF ADEQUATE PUBLIC FACILITIES FOR EXISTING 

AND FUTURE RESIDENTS FOR THE NEXT 10 (2035) AND 20 (2045) YEAR PLANNING PERIODS. 

 

Objective CIE 1.1 Plan for adequate public facilities including transportation, potable water, 

wastewater, reuse water, drainage, and recreation, in coordination with SID, 

to serve existing and future populations.   

 

Policy CIE 1.1.1 Adopt and maintain a 5-Year Schedule of Capital Improvements, set forth 

below in Table 8.1, which will be reviewed and updated on an annual basis. 

Capital improvements shall be included in the 5-Year Schedule of Capital 

Improvements based on the criteria below.  Projects necessary to ensure the 

achievement and maintenance of adopted level of service (LOS) standards 

shall be prioritized for funding based on the following criteria: 

 

a) The elimination of public health and safety hazards; 

b) The correction of capacity deficiencies in order to achieve the adopted 

LOS standards; 

c) The need for capital improvements to accommodate new or approved 

projects or additional growth in order to achieve and maintain the 

adopted LOS standards. 

d) The extent to which costs associated with the capital improvement 

can be funded from existing revenues; 

e) The extent to which the capital improvement will meet the Goals, 

Objectives and Policies of the Plan; 

f) The extent to which the capital improvement will generate revenues 

or otherwise produce positive benefits for the City; 

g)  Financial feasibility; 

h) Consideration of the plans of local, county and state agencies 

providing public facilities; and 

i) The need for the renewal of and replacement of existing public 

facilities. 

CHAPTER 8.   CAPITAL IMPROVEMENTS ELEMENT 

GOALS, OBJECTIVES, AND POLICIES 

GOAL CIE 1  
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Policy CIE 1.1.2 Implement the Interlocal Agreement between the City of Westlake and the 

Seminole Improvement District Regarding the Provision of Certain Services, 

Infrastructure, and Public Facilities in the City of Westlake and for Assurance 

of Non-Duplication of Services dated March 2018 (“SID-Westlake Interlocal”) 

to  1) provide for coordination regarding the entity responsible for funding 

and constructing required capital improvement projects identified in the 5-

Year Schedule of Capital Improvements and 2) coordinate with SID to ensure 

funding and construction  of the public facilities enumerated 5-Year Schedule 

of Capital Improvements where SID is responsible for providing those 

facilities. 

   

Policy CIE 1.1.3  Coordinate with SID and other local governments on funding sources for 

capital improvement projects.  A variety of funding sources may be used to 

provide capital improvements. These may include developer assessments or 

contributions, ad valorem taxes, general revenues, other assessments, tax 

increment funds, grants, and private funds. 

 

Policy CIE 1.1.4  In coordination with SID, pursue state and federal grant opportunities to fund 

projects in the 5-Year Schedule of Capital Improvements. The City shall 

provide a status report regarding any grants that have been applied for or 

received for projects within the Capital Improvement Element. 

 

Policy CIE 1.1.5  A new fifth year will be added to the 5-Year Schedule of Capital Improvements 

annually.   

 

Policy CIE 1.1.6 Include in its annual update of its 5-Year Schedule of Capital Improvements 

any necessary improvement or projects identified in the City’s ten-year Water 

Supply Facility Work Plan. 

 

Policy CIE 1.1.7 Include in its annual update of its 5-Year Schedule of Capital Improvements 

any transportation improvements adopted in the Palm Beach County 

Transportation Planning Agency Palm Beach Metropolitan Planning 

Organization (Palm Beach MPO TPA) Transportation Improvement Program 

adopted pursuant to s. 339.175(8) F.S. 

 

Policy CIE 1.1.8 Review and update, on an annual basis, the Capital Improvements Element of 

the Plan.  This review shall also ensure consistency between the Future Land 

Use, Transportation, Infrastructure, and Capital Improvements Elements. 
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Objective CIE 1.2 Achieve and maintain adopted LOS standards. 

 

Policy CIE 1.2.1 Utilize LOS standards identified in the Plan as set forth in Table 8.2 to evaluate 

public facilities’ needs.   

 

Table 8.2: Level of Service Standards 

Service  Level of Service Standard 

Transportation Arterials – D 

Collector – D 

Local - D 

Potable Water • 110 gallons per capita per day (residential) 

• 150 gallons  per 1,000 sq. ft. per day (non-residential), except that: 

o schools shall have a level of service standard of 18 gpd per 

student;  

o hotels shall have a level of service standard of 100 gpd per room; 

and 

o parks shall have a level of service standard of 10 gpd per visitor 

Wastewater  • 100 gallons per capita per day (residential) 

• 150 gallons per 1,000 sq. ft. per day (non-residential), except that: 

o schools shall have a level of service standard of 18 gpd per 

student;  

o hotels shall have a level of service standard of 100 gpd per room; 

and  

o parks have a level of service standard of 10 gpd per visitor 

Solid Waste 7.02 lbs. per capita per day  

Stormwater (drainage) Stormwater treatment standards shall be consistent with the 

applicable requirements included in Chapter 62, F.A.C.  

Drainage Level of Service Standards – Table 1: 

Storm Event 
Intensity of 

Rainfall (in.) 

Development, 

Roads, and 

Drainage 

Facilities 

10 year-1 day 7.4 Local Roads and 

Parking Lots 

25 year-3 day 12 Arterial Roads, 

Collector Roads, 

Perimeter Berm and 

Peak Discharge 

100 year-3 day, 

zero discharge 

14 Finished Floors 
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Service  Level of Service Standard 

 

Minimum Elevation 

(NAVD 88) 

Development, Roads, and Drainage 

Facilities 

18.23 Local Road Crown 

18.23 Parking Lots 

19.23 Arterial and Collector Road Crown 

19.83  Finished Floors 

 

   

Policy CIE 1.2.2 The Land Development Regulations shall provide for the timely completion 

and maintenance of the capital improvements required by the Plan. 

 

Policy CIE 1.2.3 Amend the Plan and Land Development Regulations as needed to maintain 

consistency between accepted methods of measuring the LOS on SIS or 

County thoroughfare roads and the most current methods adopted by the 

FDOT or County, respectively. 

 

Objective CIE 1.3 Demonstrate the City’s ability to provide the needed improvements identified 

in this Plan and to manage the land development process so that public facility 

needs created by development orders do not exceed the ability of the City to 

fund or require these facilities.  

 

Policy CIE 1.3.1 In coordination with SID, ensure that new development bears a proportionate 

cost for public facility improvements by utilizing a variety of mechanisms to 

assess and collect impact fees, mobility fees, dedications and/or contributions 

from private development. 

 

Policy CIE 1.3.2 Maintain and improve, as part of the Land Development Regulations, a 

concurrency management system for wastewater, solid waste, drainage, and 

potable water. The concurrency management system shall require that:   

 

a) A development order or permit is issued subject to the condition that, at 

the time of the issuance of a certificate of occupancy or its functional 

equivalent, the necessary public facilities and services are in place and 

available to serve the new development; or  

 

b) At the time the development order or permit is issued, the necessary 

facilities, services are guaranteed in an enforceable development 
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agreement, pursuant to Section 163.3220-3243, Florida Statutes, to be in 

place and available to serve the new development at the time of the 

issuance of a certificate of occupancy or its functional equivalent; or 

 

c) At the time of the issuance of a certificate of occupancy or its functional 

equivalent the necessary facilities, services and supply shall be in place 

and available to serve the new development. 

 

Policy CIE 1.3.3 Develop and implement a mobility system, which may include mobility fees, 

proportionate share contributions, impact fees, concurrency or other 

techniques to ensure that transportation facilities are available within the 

City to meet established LOS standards for all new development.  Coordinate 

with SID as to how revenue sources may be assessed, collected, shared, 

applied, and spent. 

 

Policy CIE 1.3.4 Require developers to provide public facilities such as drainage, roads, water 

and wastewater lines, that are not otherwise being provided by SID. These 

facilities shall be designed and constructed according to City and SID 

standards. 

   

Policy CIE 1.3.5 In coordination with SID, periodically evaluate the fees, assessments, and 

exactions necessary to balance the capital improvements needs and available 

revenue sources. 

 

Table 8.1: 5-Year Schedule of Capital Improvements, Fiscal Years 2024-25 – 2029-30 2018-19 – 

2022-23 

 

For the 5-Year Capital Improvements Schedule below: 

• Road costs include costs of landscaping and the construction of bicycle lanes, sidewalks, and shared 
use paths.  

• This table should be read in conjunction with the 5-Year Capital Improvement Schedule 

Construction Map for Road Segments, Stormwater Drainage Features, and Park. 
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5-Year Capital Improvements Schedule: 
Summary of Total Project Costs By Year 

Project Description Priority  FY 2017-18 FY 2018-19 FY 2019-20 FY 2020-21 FY 2021-22 FY 2022-23 
Total Funding 
Amount 

Funding 
Source* 

Town Center Parkway 
Phase 1A (TCP-E2) High 

$1,808,668.19  
          

$1,808,668.19  
Developer / 
Bonds 

Town Center Parkway 
Phase 2 (TCP-E3) High 

$1,598,871.00  
          

$1,598,871.00  
Developer / 
Bonds 

Town Center Parkway 
South (TCP-E1) High 

$1,515,919.33  
          

$1,515,919.33 
Developer / 
Bonds 

CS-E1 High   
$744,996.14  

        
$744,996.14  

Developer / 
Bonds 

Kingfisher (CS-E5) High   
$757,641.03  

        
$757,641.03  

Developer / 
Bonds 

CS-E4 High   
$762,430.31  

        
$762,430.31 

Developer / 
Bonds 

Persimmon Phase 2 
(PSM - E1a) High     

$1,671,350.56  
      

$1,671,350.56  
Developer / 
Bonds 

Saddle Bay Drive High     
$710,000.00  

      
$710,000.00  

Developer / 
Bonds 

CS-E2 High     
$1,190,314.74  

      
$1,190,314.74   

Developer / 
Bonds 

CS-P High       
$3,901,962.45  

    
$3,901,962.45  

Developer / 
Bonds 

Persimmon West (CS-
W2 High         

$1,277,449.85  
  

$1,277,449.85 
Developer / 
Bonds 

Community Park High   
$200,000.00  $3,300,000.00  

      
$3,500,000.00  

Developer / 
Bonds 

Town Center Parkway 
(E-4, E-5) High 

          $3,175,573.38  $3,175,573.38   
Developer / 
Bonds 

TOTAL  
$4,923,458.52  $2,465,067.48  $6,871,665.30  $3,901,962.45  $1,277,449.85 $3,175,573.38   $22,615,176.98 

Developer / 
Bonds 
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5-Year Capital Improvements Schedule: 
Summary of Total Project Costs By Year 

Project Description Priority FY 2024-25 FY 2025-26 FY 2026-27 FY 2027-28 FY 2028-29 FY 2029-30 
Total Funding 
Amount 

Funding 
Source* 

Saddle Bay Drive High  $                     -     $                     -     $                     -     $      996,660.00   $                     -     $                     -     $      996,660.00  
Developer / 

Bonds 

Persimmon Blvd E Phase 5 
(Up to Roundabout) 

High  $      967,678.00   $                     -     $                     -     $                     -     $                     -     $                     -     $      967,678.00  
Developer / 

Bonds 

Persimmon Blvd E Phase 6 
(Up to 140th) 

High  $                     -     $   3,045,923.00   $   1,328,640.00   $                     -     $                     -     $                     -     $   4,374,563.00  
Developer / 

Bonds 

Persimmon Blvd W Phase 3 High  $                     -     $                     -     $                     -     $                     -     $   1,251,225.00   $                     -     $   1,251,225.00  
Developer / 

Bonds 

Town Center Parkway SW Phase 3 High  $                     -     $                     -     $                     -     $                     -     $                     -     $   2,083,200.00   $   2,083,200.00  
Developer / 

Bonds 

Town Center Parkway NW Phase 1 High  $   1,036,945.00   $   1,267,377.00   $                     -     $                     -     $                     -     $                     -     $   2,304,322.00  
Developer / 

Bonds 

Town Center Parkway NW Phase 2 High  $                     -     $                     -     $                     -     $                     -     $   1,713,660.00   $                     -     $   1,713,660.00  
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel V 

High  $   4,216,951.00   $      221,945.00   $                     -     $                     -     $                     -     $                     -     $   4,438,896.00  
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel U 

High  $   5,255,210.00   $      927,390.00   $                     -     $                     -     $                     -     $                     -     $   6,182,600.00  
Developer / 

Bonds 

Stormwater Management Lakes – 
Silverlake 

High  $                     -     $   2,290,625.00   $                     -     $                     -     $                     -     $                     -     $   2,290,625.00  
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel B 

High  $                     -     $                     -     $                     -     $                     -     $   1,700,635.00   $                     -     $   1,700,635.00  
Developer / 

Bonds 

Water Main from (Parcel V to SE 
Interconnect) 

High  $                     -     $      243,000.00   $                     -     $                     -     $                     -     $                     -     $      243,000.00  
Developer / 

Bonds 

Force Main from (Persimmon Phase 6 
to SE Interconnect) 

High  $                     -     $      305,200.00   $                     -     $                     -     $                     -     $                     -     $      305,200.00  
Developer / 

Bonds 

Community Park (Parcel C-4) High  $   1,450,000.00   $   3,165,000.00   $      885,000.00   $                     -     $                     -     $                     -     $   5,500,000.00  Bonds 

Seminole Improvement District 
Complex 

High  $      647,368.00   $   1,817,632.00   $                     -     $                     -     $                     -     $                     -     $   2,465,000.00  Bonds 

TOTAL    $ 13,574,152.00   $ 13,284,092.00   $   2,213,640.00   $      996,660.00   $   4,665,520.00   $   2,083,200.00   $ 36,817,264.00  - 
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5-Year Capital Improvements Schedule: 
Potable Water Component 

Project Description Priority  FY 2017-18 FY 2018-19 FY 2019-20 FY 2020-21 FY 2021-22 FY 2022-23 
Total Funding 
Amount 

Funding 
Source* 

Town Center Parkway 
Phase 1A (TCP-E2) High 

$135,781.00            $135,781.00  
Developer / 
Bonds 

Town Center Parkway 
Phase 2 (TCP-E3) High 

$130,149.26            $130,149.26  
Developer / 
Bonds 

Town Center Parkway 
South (TCP-E1) High 

$111,501.21            $111,501.21  
Developer / 
Bonds 

CS-E1 High 
  $108,160.00          $108,160.00  

Developer / 
Bonds 

Kingfisher (CS-E5) High 
  $92,404.19          $92,404.19  

Developer / 
Bonds 

CS-E4 High 
  $91,127.20          $91,127.20  

Developer / 
Bonds 

Persimmon Phase 2 
(PSM - E1a) High 

    $125,317.80        $125,317.80  
Developer / 
Bonds 

Saddle Bay Drive High 
    $91,000.00        $91,000.00  

Developer / 
Bonds 

CS-E2 High 
     $162,009.25 

  
    $162,009.25  

Developer / 
Bonds 

CS-P High 
       $524,899.15 

  
  $524,899.15  

Developer / 
Bonds 

Persimmon West (CS-
W2 High 

         $191,214.00 
  

 $191,214.00 
Developer / 
Bonds 

Town Center Parkway 
(E-4, E-5) High 

          $238,758.84  $238,758.84  
Developer / 
Bonds 
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5-Year Capital Improvements Schedule: 
Potable Water Component 

Project Description Priority FY 2024-25 FY 2025-26 FY 2026-27 FY 2027-28 FY 2028-29 FY 2029-30 
Total Funding 
Amount 

Funding 
Source* 

Saddle Bay Drive High  $                     -     $                     -     $                     -     $      182,730.00   $                     -     $                     -     $      182,730.00  
Developer / 

Bonds 

Persimmon Blvd E Phase 5 
(Up to Roundabout) 

High  $      151,146.00   $                     -     $                     -     $                     -     $                     -     $                     -     $      151,146.00  
Developer / 

Bonds 

Persimmon Blvd E Phase 6 
(Up to 140th) 

High  $                     -     $      359,000.00   $      359,000.00   $                     -     $                     -     $                     -     $      718,000.00  
Developer / 

Bonds 

Persimmon Blvd W Phase 3 High  $                     -     $                     -     $                     -     $                     -     $      212,708.00   $                     -     $      212,708.00  
Developer / 

Bonds 

Town Center Parkway SW Phase 3 High  $                     -     $                     -     $                     -     $                     -     $                     -     $      354,144.00   $      354,144.00  
Developer / 

Bonds 

Town Center Parkway NW Phase 1 High  $      176,281.00   $      215,454.00   $                     -     $                     -     $                     -     $                     -     $      391,735.00  
Developer / 

Bonds 

Town Center Parkway NW Phase 2 High  $                     -     $                     -     $                     -     $                     -     $      291,220.00   $                     -     $      291,220.00  
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel V 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel U 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Silverlake 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel B 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Water Main from (Parcel V to SE 
Interconnect) 

High  $                     -     $      235,710.00   $                     -     $                     -     $                     -     $                     -     $      235,710.00  
Developer / 

Bonds 

Force Main from (Persimmon Phase 
6 to SE Interconnect) 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Community Park (Parcel C-4) High  $      229,364.00   $      500,645.00   $      139,991.00   $                     -     $                     -     $                     -     $      870,000.00  Bonds 

Seminole Improvement District 
Complex 

High  $      129,272.00   $      362,959.00   $                     -     $                     -     $                     -     $                     -     $      492,231.00  Bonds 

TOTAL    $      686,063.00   $   1,673,768.00   $      498,991.00   $      182,730.00   $      503,928.00   $      354,144.00   $   3,899,624.00  - 
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5-Year Capital Improvements Schedule: 
Wastewater Component 

Project Description Priority  FY 2017-18 FY 2018-19 FY 2019-20 FY 2020-21 FY 2021-22 FY 2022-23 
Total Funding 
Amount 

Funding 
Source* 

Town Center Parkway 
Phase 1A (TCP-E2) High 

$95,925.00            $95,925.00  
Developer / 
Bonds 

Town Center Parkway 
Phase 2 (TCP-E3) High 

$91,954.48            $91,954.48  
Developer / 
Bonds 

Town Center Parkway 
South (TCP-E1) High 

$75,778.66            $75,778.66  
Developer / 
Bonds 

CS-E1 High 
  $41,344.00          $41,344.00  

Developer / 
Bonds 

Kingfisher (CS-E5) High 
  $0.00          $0.00  

Developer / 
Bonds 

CS-E4 High 
  $64,943.67          $64,943.67  

Developer / 
Bonds 

Persimmon Phase 2 
(PSM - E1a) High 

    $65,242.04        $65,242.04  
Developer / 
Bonds 

Saddle Bay Drive High 
    $64,500.00        $64,500.00  

Developer / 
Bonds 

CS-E2 High 
    $136,582.53        $136,582.53  

Developer / 
Bonds 

CS-P High 
      $370,824.00      $370,824.00  

Developer / 
Bonds 

Persimmon West (CS-
W2 High 

        $0.00    $0.00  
Developer / 
Bonds 

Town Center Parkway 
(E-4, E-5) High 

          $157,508.38   $157,508.38 
Developer / 
Bonds 
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5-Year Capital Improvements Schedule: 
Wastewater Component 

Project Description Priority FY 2024-25 FY 2025-26 FY 2026-27 FY 2027-28 FY 2028-29 FY 2029-30 
Total Funding 
Amount 

Funding 
Source* 

Saddle Bay Drive High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Persimmon Blvd E Phase 5 
(Up to Roundabout) 

High  $        77,001.00   $                     -     $                     -     $                     -     $                     -     $                     -     $        77,001.00  
Developer / 

Bonds 

Persimmon Blvd E Phase 6 
(Up to 140th) 

High  $                     -     $      121,640.00   $        53,060.00   $                     -     $                     -     $                     -     $      174,700.00  
Developer / 

Bonds 

Persimmon Blvd W Phase 3 High  $                     -     $                     -     $                     -     $                     -     $        50,049.00   $                     -     $        50,049.00  
Developer / 

Bonds 

Town Center Parkway SW Phase 3 High  $                     -     $                     -     $                     -     $                     -     $                     -     $        83,328.00   $        83,328.00  
Developer / 

Bonds 

Town Center Parkway NW Phase 1 High  $        41,478.00   $        50,695.00   $                     -     $                     -     $                     -     $                     -     $        92,173.00  
Developer / 

Bonds 

Town Center Parkway NW Phase 2 High  $                     -     $                     -     $                     -     $                     -     $        68,546.00   $                     -     $        68,546.00  
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel V 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel U 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Silverlake 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel B 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Water Main from (Parcel V to SE 
Interconnect) 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Force Main from (Persimmon Phase 
6 to SE Interconnect) 

High  $                     -     $      296,044.00   $                     -     $                     -     $                     -     $                     -     $      296,044.00  
Developer / 

Bonds 

Community Park (Parcel C-4) High  $      239,909.00   $      523,664.00   $      146,427.00   $                     -     $                     -     $                     -     $      910,000.00  Bonds 

Seminole Improvement District 
Complex 

High  $      112,103.00   $      314,754.00   $                     -     $                     -     $                     -     $                     -     $      426,857.00  Bonds 

TOTAL    $      470,491.00   $   1,306,797.00   $      199,487.00   $                     -     $      118,595.00   $        83,328.00   $   2,178,698.00  - 
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5-Year Capital Improvements Schedule: 
Stormwater/Drainage Component 

Project Description Priority  FY 2017-18 FY 2018-19 FY 2019-20 FY 2020-21 FY 2021-22 FY 2022-23 
Total Funding 
Amount 

Funding 
Source* 

Town Center Parkway 
Phase 1A (TCP-E2) High 

$240,003.00            $240,003.00  
Developer / 
Bonds 

Town Center Parkway 
Phase 2 (TCP-E3) High 

$230,077.24            $230,077.24  
Developer / 
Bonds 

Town Center Parkway 
South (TCP-E1) High 

$189,612.33            $189,612.33  
Developer / 
Bonds 

CS-E1 High 
  $183,930.00          $183,930.00  

Developer / 
Bonds 

Kingfisher (CS-E5) High 
  $207,910.00          $207,910.00  

Developer / 
Bonds 

CS-E4 High 
  $162,508.46          $162,508.46  

Developer / 
Bonds 

Persimmon Phase 2 
(PSM - E1a) High 

    $213,108.01        $213,108.01  
Developer / 
Bonds 

Saddle Bay Drive High 
    $155,000.00        $155,000.00  

Developer / 
Bonds 

CS-E2 High 
    $275,503.30        $275,503.30  

Developer / 
Bonds 

CS-P High 
      $927,914.20      $927,914.20  

Developer / 
Bonds 

Persimmon West (CS-
W2 High 

        $325,167.29   $325,167.29 
Developer / 
Bonds 

Town Center Parkway 
(E-4, E-5) High 

          $394,115.30  $394,115.30  
Developer / 
Bonds 
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5-Year Capital Improvements Schedule: 
Stormwater/Drainage Component 

Project Description Priority FY 2024-25 FY 2025-26 FY 2026-27 FY 2027-28 FY 2028-29 FY 2029-30 
Total Funding 
Amount 

Funding 
Source* 

Saddle Bay Drive High  $                     -     $                     -     $                     -     $      157,640.00   $                     -     $                     -     $      157,640.00  
Developer / 

Bonds 

Persimmon Blvd E Phase 5 
(Up to Roundabout) 

High  $      166,619.00   $                     -     $                     -     $                     -     $                     -     $                     -     $      166,619.00  
Developer / 

Bonds 

Persimmon Blvd E Phase 6 
(Up to 140th) 

High  $                     -     $      817,433.00   $      356,567.00   $                     -     $                     -     $                     -     $   1,174,000.00  
Developer / 

Bonds 

Persimmon Blvd W Phase 3 High  $                     -     $                     -     $                     -     $                     -     $      312,806.00   $                     -     $      312,806.00  
Developer / 

Bonds 

Town Center Parkway SW Phase 3 High  $                     -     $                     -     $                     -     $                     -     $                     -     $      520,800.00   $      520,800.00  
Developer / 

Bonds 

Town Center Parkway NW Phase 1 High  $      259,237.00   $      316,844.00   $                     -     $                     -     $                     -     $                     -     $      576,081.00  
Developer / 

Bonds 

Town Center Parkway NW Phase 2 High  $                     -     $                     -     $                     -     $                     -     $      428,415.00   $                     -     $      428,415.00  
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel V 

High  $   4,216,951.00   $      221,945.00   $                     -     $                     -     $                     -     $                     -     $   4,438,896.00  
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel U 

High  $   5,255,210.00   $      927,390.00   $                     -     $                     -     $                     -     $                     -     $   6,182,600.00  
Developer / 

Bonds 

Stormwater Management Lakes – 
Silverlake 

High  $                     -     $   2,290,625.00   $                     -     $                     -     $                     -     $                     -     $   2,290,625.00  
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel B 

High  $                     -     $                     -     $                     -     $                     -     $   1,700,635.00   $                     -     $   1,700,635.00  
Developer / 

Bonds 

Water Main from (Parcel V to SE 
Interconnect) 

High  $                     -       $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Force Main from (Persimmon Phase 6 to 
SE Interconnect) 

High  $                     -       $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Community Park (Parcel C-4) High  $      135,773.00   $      296,359.00   $        82,868.00   $                     -     $                     -     $                     -     $      515,000.00  Bonds 

Seminole Improvement District Complex High  $        95,944.00   $      269,384.00   $                     -     $                     -     $                     -     $                     -     $      365,328.00  Bonds 

TOTAL    $ 10,129,734.00   $   5,139,980.00   $      439,435.00   $      157,640.00   $   2,441,856.00   $      520,800.00   $ 18,829,445.00  - 
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5-Year Capital Improvements Schedule: 
Road Component 

Project Description Priority  FY 2017-18 FY 2018-19 FY 2019-20 FY 2020-21 FY 2021-22 FY 2022-23 
Total Funding 
Amount 

Funding 
Source* 

Town Center Parkway 
Phase 1A (TCP-E2) High 

$938,202.19            $938,202.19  
Developer / 
Bonds 

Town Center Parkway 
Phase 2 (TCP-E3) High 

$713,617.60            $713,617.60  
Developer / 
Bonds 

Town Center Parkway 
South (TCP-E1) High 

$780,998.55            $780,998.55  
Developer / 
Bonds 

CS-E1 High 
  $296,071.37          $296,071.37  

Developer / 
Bonds 

Kingfisher (CS-E5) High 
  $328,868.46          $328,868.46  

Developer / 
Bonds 

CS-E4 High 
  $325,550.97          $325,550.97  

Developer / 
Bonds 

Persimmon Phase 2 
(PSM - E1a) High 

    $1,020,717.00        $1,020,717.00  
Developer / 
Bonds 

Saddle Bay Drive High 
    $282,600.00        $282,600.00  

Developer / 
Bonds 

CS-E2 High 
    $444,599.64        $444,599.64  

Developer / 
Bonds 

CS-P High 
      $1,328,556.50      $1,328,556.50  

Developer / 
Bonds 

Persimmon West (CS-
W2 High 

        $392,522.79     $392,522.79   
Developer / 
Bonds 

Town Center Parkway 
(E-4, E-5) High 

          $1,641,291.44  $1,641,291.44  
Developer / 
Bonds 
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5-Year Capital Improvements Schedule: 
Road Component 

Project Description Priority FY 2024-25 FY 2025-26 FY 2026-27 FY 2027-28 FY 2028-29 FY 2029-30 
Total Funding 
Amount 

Funding 
Source* 

Saddle Bay Drive High  $                     -     $                     -     $                     -     $      458,290.00   $                     -     $                     -     $      458,290.00  
Developer / 

Bonds 

Persimmon Blvd E Phase 5 
(Up to Roundabout) 

High  $      372,257.00   $                     -     $                     -     $                     -     $                     -     $                     -     $      372,257.00  
Developer / 

Bonds 

Persimmon Blvd E Phase 6 
(Up to 140th) 

High  $                     -     $   1,074,779.00   $      468,821.00   $                     -     $                     -     $                     -     $   1,543,600.00  
Developer / 

Bonds 

Persimmon Blvd W Phase 3 High  $                     -     $                     -     $                     -     $                     -     $      462,953.00   $                     -     $      462,953.00  
Developer / 

Bonds 

Town Center Parkway SW Phase 3 High  $                     -     $                     -     $                     -     $                     -     $                     -     $      770,784.00   $      770,784.00  
Developer / 

Bonds 

Town Center Parkway NW Phase 1 High  $      383,669.00   $      468,930.00   $                     -     $                     -     $                     -     $                     -     $      852,599.00  
Developer / 

Bonds 

Town Center Parkway NW Phase 2 High  $                     -     $                     -     $                     -     $                     -     $      634,054.00   $                     -     $      634,054.00  
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel V 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel U 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Silverlake 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel B 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Water Main from (Parcel V to SE 
Interconnect) 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Force Main from (Persimmon Phase 6 to 
SE Interconnect) 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Community Park (Parcel C-4) High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    Bonds 

Seminole Improvement District Complex High  $      208,047.00   $      584,137.00   $                     -     $                     -     $                     -     $                     -     $      792,184.00  Bonds 

TOTAL    $      963,973.00   $   2,127,846.00   $      468,821.00   $      458,290.00   $   1,097,007.00   $      770,784.00   $   5,886,721.00  - 
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5-Year Capital Improvements Schedule: 
Reuse Component 

Project Description Priority  FY 2017-18 FY 2018-19 FY 2019-20 FY 2020-21 FY 2021-22 FY 2022-23 
Total Funding 
Amount 

Funding 
Source* 

Town Center Parkway 
Phase 1A (TCP-E2) High 

$98,757.00            $98,757.00  
Developer / 
Bonds 

Town Center Parkway 
Phase 2 (TCP-E3) High 

$192,727.42            $192,727.42  
Developer / 
Bonds 

Town Center Parkway 
South (TCP-E1) High 

$158,831.42            $158,831.42  
Developer / 
Bonds 

CS-E1 High 
  $58,797.61          $58,797.61  

Developer / 
Bonds 

Kingfisher (CS-E5) High 
  $66,463.18          $66,463.18  

Developer / 
Bonds 

CS-E4 High 
  $66,861.01          $66,861.01  

Developer / 
Bonds 

Persimmon Phase 2 
(PSM - E1a) High 

    $178,512.90        $178,512.90  
Developer / 
Bonds 

Saddle Bay Drive High 
    $65,900.00        $65,900.00  

Developer / 
Bonds 

CS-E2 High 
    $88,070.89        $88,070.89  

Developer / 
Bonds 

CS-P High 
      $381,722.60      $381,722.60  

Developer / 
Bonds 

Persimmon West (CS-
W2 High 

        $161,203.77    $161,203.77  
Developer / 
Bonds 

Town Center Parkway 
(E-4, E-5) High 

          $330,136.20   $330,136.20 
Developer / 
Bonds 
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5-Year Capital Improvements Schedule: 
Reuse Component 

Project Description Priority FY 2024-25 FY 2025-26 FY 2026-27 FY 2027-28 FY 2028-29 FY 2029-30 
Total Funding 
Amount 

Funding 
Source* 

Saddle Bay Drive High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Persimmon Blvd E Phase 5 
(Up to Roundabout) 

High  $        97,425.00   $                     -     $                     -     $                     -     $                     -     $                     -     $        97,425.00  
Developer / 

Bonds 

Persimmon Blvd E Phase 6 
(Up to 140th) 

High  $                     -     $      182,495.00   $        79,605.00   $                     -     $                     -     $                     -     $      262,100.00  
Developer / 

Bonds 

Persimmon Blvd W Phase 3 High  $                     -     $                     -     $                     -     $                     -     $        62,562.00   $                     -     $        62,562.00  
Developer / 

Bonds 

Town Center Parkway SW Phase 3 High  $                     -     $                     -     $                     -     $                     -     $                     -     $      104,160.00   $      104,160.00  
Developer / 

Bonds 

Town Center Parkway NW Phase 1 High  $        51,847.00   $        63,368.00   $                     -     $                     -     $                     -     $                     -     $      115,215.00  
Developer / 

Bonds 

Town Center Parkway NW Phase 2 High  $                     -     $                     -     $                     -     $                     -     $        85,786.00   $                     -     $        85,786.00  
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel V 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel U 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Silverlake 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel B 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Water Main from (Parcel V to SE 
Interconnect) 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Force Main from (Persimmon Phase 6 to 
SE Interconnect) 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Community Park (Parcel C-4) High  $      113,364.00   $      247,445.00   $        69,191.00   $                     -     $                     -     $                     -     $      430,000.00  Bonds 

Seminole Improvement District Complex High  $        80,795.00   $      226,849.00   $                     -     $                     -     $                     -     $                     -     $      307,644.00  Bonds 

TOTAL    $      343,431.00   $      720,157.00   $      148,796.00   $                     -     $      148,348.00   $      104,160.00   $   1,464,892.00  - 
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5-Year Capital Improvements Schedule: 
Design and Permitting 

Project Description Priority  FY 2017-18 FY 2018-19 FY 2019-20 FY 2020-21 FY 2021-22 FY 2022-23 
Total Funding 
Amount 

Funding 
Source* 

Town Center Parkway 
Phase 1A (TCP-E2) High 

$300,000.00            $300,000.00  
Developer / 
Bonds 

Town Center Parkway 
Phase 2 (TCP-E3) High 

$240,345.00            $240,345.00  
Developer / 
Bonds 

Town Center Parkway 
South (TCP-E1) High 

$199,197.16            $199,197.16  
Developer / 
Bonds 

CS-E1 High 
  $56,693.16          $56,693.16  

Developer / 
Bonds 

Kingfisher (CS-E5) High 
  $61,995.20          $61,995.20  

Developer / 
Bonds 

CS-E4 High 
  $51,439.00          $51,439.00  

Developer / 
Bonds 

Persimmon Phase 2 
(PSM - E1a) High 

    $68,452.81        $68,452.81  
Developer / 
Bonds 

Saddle Bay Drive High 
    $51,000.00        $51,000.00  

Developer / 
Bonds 

CS-E2 High 
    $83,549.13        $83,549.13  

Developer / 
Bonds 

CS-P High 
      $368,046.00      $368,046.00  

Developer / 
Bonds 

Persimmon West (CS-
W2 High 

        $207,342.00   $207,342.00 
Developer / 
Bonds 

Town Center Parkway 
(E-4, E-5) High 

- - - - - $413,763.22   $413,763.22 
Developer / 
Bonds 

Community Park High 
  $200,000          $200,000  

Developer / 
Bonds 
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5-Year Capital Improvements Schedule: 
Design and Permitting Component 

Project Description Priority FY 2024-25 FY 2025-26 FY 2026-27 FY 2027-28 FY 2028-29 FY 2029-30 
Total Funding 
Amount 

Funding 
Source* 

Saddle Bay Drive High  $                     -     $                     -     $                     -     $      198,000.00   $                     -     $                     -     $      198,000.00  
Developer / 

Bonds 

Persimmon Blvd E Phase 5 
(Up to Roundabout) 

High  $      103,230.00   $                     -     $                     -     $                     -     $                     -     $                     -     $      103,230.00  
Developer / 

Bonds 

Persimmon Blvd E Phase 6 
(Up to 140th) 

High  $                     -     $      349,646.00   $      152,517.00   $                     -     $                     -     $                     -     $      502,163.00  
Developer / 

Bonds 

Persimmon Blvd W Phase 3 High  $                     -     $                     -     $                     -     $                     -     $      150,147.00   $                     -     $      150,147.00  
Developer / 

Bonds 

Town Center Parkway SW Phase 3 High  $                     -     $                     -     $                     -     $                     -     $                     -     $      249,984.00   $      249,984.00  
Developer / 

Bonds 

Town Center Parkway NW Phase 1 High  $      124,434.00   $      152,085.00   $                     -     $                     -     $                     -     $                     -     $      276,519.00  
Developer / 

Bonds 

Town Center Parkway NW Phase 2 High  $                     -     $                     -     $                     -     $                     -     $      205,639.00   $                     -     $      205,639.00  
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel V 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel U 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Silverlake 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel B 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Water Main from (Parcel V to SE 
Interconnect) 

High  $                     -     $          7,290.00   $                     -     $                     -     $                     -     $                     -     $          7,290.00  
Developer / 

Bonds 

Force Main from (Persimmon Phase 6 to 
SE Interconnect) 

High  $                     -     $          9,156.00   $                     -     $                     -     $                     -     $                     -     $          9,156.00  
Developer / 

Bonds 

Community Park (Parcel C-4) High  $        59,318.00   $      129,477.00   $        36,205.00   $                     -     $                     -     $                     -     $      225,000.00  Bonds 

Seminole Improvement District Complex High  $        21,208.00   $        59,548.00   $                     -     $                     -     $                     -     $                     -     $        80,756.00  Bonds 

TOTAL    $      308,190.00   $      707,202.00   $      188,722.00   $      198,000.00   $      355,786.00   $      249,984.00   $   2,007,884.00  - 
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5-Year Capital Improvements Schedule: 
Community Park 
Project 
Description 

Priority  FY 2017-18 FY 2018-19 FY 2019-20 FY 2020-21 FY 2021-22 FY 2022-23 
Total Funding 
Amount 

Funding 
Source* 

Community 
Park 

      $3,300,000.00        $3,300,000.00  Developer / 
Bonds 

*SID will provide infrastructure through financing, special assessments, or developer contributions; which may include developer constructing the improvements and turning the same over to SID 
or the City, as appropriate 

 

5-Year Capital Improvements Schedule: 
Community Park 

Project Description Priority FY 2024-25 FY 2025-26 FY 2026-27 FY 2027-28 FY 2028-29 FY 2029-30 
Total Funding 
Amount 

Funding 
Source* 

Community Park (Parcel C-4) High  $   1,450,000.00   $   3,165,000.00   $      885,000.00   $                     -     $                     -     $                     -     $   5,500,000.00  Bonds 

TOTAL    $   1,450,000.00   $   3,165,000.00   $      885,000.00   $                     -     $                     -     $                     -     $   5,500,000.00  - 

*SID will provide infrastructure through financing, special assessments, or developer contributions; which may include developer constructing the improvements and turning the same over to SID or the City, as 
appropriate. 
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PROVIDE EFFECTIVE INTERGOVERNMENTAL COORDINATION FOR THE NEXT 10 (2035) and 20 

(2045) YEAR PLANNING PERIODS. 

 

Objective ICE 1.1   Continue to coordinate with Palm Beach County, adjacent municipalities, 

special districts, and other regional and local agencies as necessary and 

appropriate. 

 

Policy ICE 1.1.1   Consider the Treasure Coast Regional Planning Council (TCRPC) Regional 

Policy Plan, the Palm Beach County Comprehensive Plan, the comprehensive 

plans of adjacent local governments, and the South Florida Water 

Management District’s 2024 2013 Lower East Coast Water Supply Plan 

Update in developing and amending the Plan.   

 

Policy ICE 1.1.2 Consider the particular effects of the Plan, when adopted, on the development 

of adjacent municipalities, Palm Beach County, adjacent counties, or the 

region, or upon the state comprehensive plan, as the case may require, during 

amendments to the Plan.  

 

Policy ICE 1.1.3  Participate in the TCRPC’s dispute resolution process to bring 

intergovernmental disputes to closure in a timely manner.   
 

Policy ICE 1.1.4 Continue to participate in the Intergovernmental Plan Amendment Review 

Committee (IPARC) in order to ensure communication and coordination with 

other governmental entities on comprehensive planning issues. 

  

Policy ICE 1.1.5  The City Council, at a public hearing, shall evaluate whether joint planning 

areas are appropriate to address annexation, municipal incorporation, joint 

infrastructure, and other possible joint planning issues that may arise from 

time to time.  At the public hearing, the City Council’s evaluation will consider 

the cost efficiency and effectiveness of joint planning areas for those issues.   

The City will enter into joint planning agreements to address planning for 

municipal service needs as necessary.  

 

CHAPTER 9.   INTERGOVERNMENTAL COORDINATION ELEMENT 

GOALS, OBJECTIVES, AND POLICIES  

GOAL ICE 1  
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Policy ICE 1.1.6 Implement annexation review procedures for evaluating the consistency of 

proposed municipal annexations with Chapter 171, Florida Statutes.  The 

annexation review procedures shall address the following: 

a) Inter-agency coordination; 

b) Impact on service delivery; 

c) Consistency with Chapter 171, Florida Statutes; 

d) Interlocal agreements for service delivery; 

e) Consistency of future land use designations; 

f) Facilitation/mediation of interjurisdictional conflicts resulting from 

annexation. 

Policy ICE 1.1.7  Continue to coordinate with federal, state, and local governments and 

agencies regarding storm preparedness and emergency management for safe 

and timely evacuation and appropriate sheltering.  

 

Policy ICE 1.1.8 The City Council, at a public hearing, and upon the advice of the City Manager 

and City Attorney, shall evaluate and consider entering into interlocal 

agreements to address any of the subject matter otherwise addressed in this 

Element. 

 

Policy ICE 1.1.9 Within one year after the initial adoption of the Plan, establish (or join) an 

Join an interlocal or other formal coordination mechanism that addresses the 

impacts of development proposed in the Plan upon development in adjacent 

municipalities and Palm Beach County and establishment of level of service 

standards for any public facilities with any state, regional, or local entity 

having operational and maintenance responsibility for such facilities within 

the City. Coordination mechanisms with regard to level of service standards 

on collector and arterial roadways shall be consistent with the Palm Beach 

County Charter and Palm Beach County Traffic Performance Standards 

Ordinance, Article 12 ULDC. 

Policy ICE 1.1.10 Continue to coordinate with the City of West Palm Beach regarding protection 

of the City of West Palm Beach Water Catchment Area. 

 

Objective ICE 1.2 Continue to coordinate with the School Board of Palm Beach County, SID, and 

other units of local government providing services but not having regulatory 

authority over the use of land regarding adequate public school facilities, 

school sites, and population projections.  

 

Policy ICE 1.2.1  Continue to share data and analysis regarding the City’s population 

projections with the School Board and other units of local government on an 

annual basis.  Monitor population projections prepared by the School Board, 
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SID, and other units of local government to determine consistencies and 

differences with the City’s population projections and work with these 

entities on population projections. 

 

Policy ICE 1.2.2 Continue to participate in the 2015 Interlocal Agreement for Coordinated 

Planning, which implements the School Capacity Availability Determination 

(SCAD) process, to ensure adequate school facilities are available to meet the 

needs of the City’s residents. Comprehensive Palm Amendment Coordinated 

Review Interlocal Agreement dated October, 1993 in effect at the time of 

adoption of this Comprehensive Plan, and the Multi-Jurisdictional Issues 

Coordination Forum Interlocal Agreement dated October, 1993 in effect at the 

time of the adoption of this Comprehensive Plan to ensure adequate school 

facilities are available to meet the needs of the City’s residents.  

Objective ICE 1.3  Continue to coordinate with units of government providing services but not 

having regulatory authority over the use of land within the City. 

 

Policy ICE 1.3.1  Continue to coordinate with Federal, State, and County authorities to ensure 

that the City receives a proportionate share of revenue allocations, facilities, 

and service improvements. 

 

Policy ICE 1.3.2  The following joint processes for collaborative planning and decision making 

on the location and extension of public facilities subject to concurrency 

and/or the siting of facilities with countywide significance shall be 

implemented: 

 

a) Implement the Interlocal Agreement between the City of Westlake 

and the Seminole Improvement District Regarding the Provision 

of Certain Services, Infrastructure, and Public Facilities in the City 

of Westlake and for Assurance of Non-Duplication of Services 

dated March 2018 (“SID-Westlake Interlocal”). 

b) Recognize and comply with the provisions of the Palm Beach 

County Traffic Performance Standards Ordinance, Article 12 

ULDC, as they apply. 

c) Coordinate with the Palm Beach Transportation Planning Agency 

(TPA) Palm Beach Metropolitan Planning Organization (MPO) 

concerning the siting of facilities in Palm Beach TPA 2040 MPO 

2050 Long Range Transportation Plan adopted October 16, 2014 

December 2024.   

d) Coordinate with Palm Beach County concerning the siting of 

facilities in the Palm Beach County 5-Year Road Plan. 

e) Collaborate with other local governments concerning the siting of 

facilities of countywide significance, including locally unwanted 
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land uses whose nature and identity have been established in an 

Agreement. 

 

Policy ICE 1.3.3  Continue to coordinate with the South Florida Water Management District 

and Palm Beach County on the implementation of the 2013 2024 Lower East 

Coast Water Supply Plan Update.  

Policy ICE 1.3.4  Continue to participate as a municipality within Palm Beach County’s 

Fire/Rescue Municipal Service Taxing Unit for Fire-Rescue, Fire Protection, 

Advanced Life Support (or Similar Emergency Services), Fire Code 

Enforcement and Other Necessary and Incidental Services. 

Policy ICE 1.3.5  Continue to engage Palm Beach County Sheriff’s Office for the provision of 

police services. 

 

Policy ICE 1.3.6 Continue to implement the SID-Westlake Interlocal, which contains the 

mechanisms for coordination between SID and the City for planning, funding, 

constructing, maintaining, and evaluating needed public facilities and 

infrastructure, and where appropriate, development orders.  
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 PPR-1 
 

 

 

 

ENSURE PRIVATE PROPERTY RIGHTS ARE CONSIDERED IN LOCAL DECISION-MAKING 

TO RESPECT JUDICIALLY ACKNOWLEDGED AND CONSTITUTIONALLY PROTECTED 

PRIVATE PROPERTY RIGHTS AND WITH RESPECT FOR PEOPLE’S RIGHTS TO 

PARTICIPATE IN DECISIONS THAT AFFECT THEIR LIVES AND PROPERTY FOR THE 

NEXT 10 (2035) and 20 (2045) YEAR PLANNING PERIODS. 

 

Objective PPR 1.1 Private property rights shall be considered in local decision-making 

based upon the following policies. 

 

Policy PPR 1.1.1 Property owners shall have the right to physically possess and control 

their interests in the property, including easements, leases, or mineral 

rights. 

 

Policy PPR 1.1.2 Property owners shall have the right to use, maintain, develop, and 

improve their property for personal use or the use of any other 

person, subject to state law and local ordinances. 

 

Policy PPR 1.1.3 Property owners shall have the right to privacy and to exclude others 

from the property to protect the owner’s possessions and property. 

 

Policy PPR 1.1.4 Property owners shall have the right to dispose of their property 

through sale or gift. 

 

Objective PPR 2.1 Decision-making will be transparent, reliable, and predictable so 

 that all people may participate in decisions that affect their lives 

 and property. 

 

Policy PPR 2.1.1  All development applications, including comprehensive plan 

amendments, shall be made available for public review and an 

affected person/party shall be provided equal opportunity for 

participation of in all associated hearings. 

CHAPTER 10.   PRIVATE PROPERTY RIGHTS ELEMENT 

GOALS, OBJECTIVES, AND POLICIES 

GOAL PPR 1  
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CHAPTER 1.   ADMINISTRATIVE ELEMENT 

DATA AND ANALYSIS 

 

INTRODUCTION  

Location and History of Incorporation  
The City of Westlake (the “City”) is located in central Palm Beach County, northwest of the Village of Royal 

Palm Beach and north of the Village of Wellington and the Town of Loxahatchee Groves. The main access 

route to the City is Seminole Pratt Whitney Road from either State Road 80 (Southern Boulevard) or 

Okeechobee Boulevard from the south, or Northlake Boulevard from the north. The City is surrounded by 

the unincorporated area known as the Acreage, and the Town of Loxahatchee Groves, Figure 1.1 below 

illustrates the City’s location. 

 

In June 2016, the City was incorporated pursuant to Section 165.0615, Florida Statutes. The City is 

coextensive with the Seminole Improvement District (SID), which was established in 1970 pursuant to 

Chapter 70-854, Laws of Florida, codified pursuant to Chapter 2000-431, Laws of Florida.  SID is an 

independent special purpose government formerly known as the Seminole Water Control District, and 

consists of approximately 4,142 acres of land.    

 

Pursuant to the City charter, the City may not duplicate services provided by SID.  The cooperative 

relationship between the City and SID for provision of those services and facilities is detailed in the Interlocal 

Agreement between the City of Westlake and the Seminole Improvement District Regarding the Provision of 

Certain Services, Infrastructure, and Public Facilities in the City of Westlake and for Assurance of Non-

Duplication of Services dated March 2018 (“SID-Westlake Interlocal”). SID’s specific plans for facilities 

construction, maintenance, and expansion are contained in its Water Control Plan, Seventh Amended, dated 

October 13, 2015 and its Water, Wastewater and Reuse Utilities Master Plan dated April 29, 2015.   

 

Figure 1.1 City of Westlake Location 
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SID is empowered to construct and maintain a number of public works and utilities including water, sewer, 

drainage, irrigation, water management, parks, recreation facilities, roads and/or related activities.  The 

majority of the property located within the SID boundary is comprised of the former Callery-Judge Groves 

property (CJG), which includes roughly 3,788 acres used for active agriculture for over 50 years prior to the 

City of Westlake. 

 

Purpose of the Plan 
The First City’s Comprehensive Plan was prepared in 2017 and adopted by the City Council on  March 12, 

2018. The  Florida Department of Economic Opportunity (DEO) issued a Notice of Intent (NOI) finding the 

Plan in compliance with Florida Statutes, Chapter 163.3184  on May 3, 2018. 

 

 

This Plan was developed in compliance with 

Florida’s Community Planning Act, Chapter 

163, Florida Statutes, which provides legal 

standards and guidance to local governments 

on comprehensive planning. The Land 

Development Regulations and all 

development orders shall be consistent with 

the Plan. 

 

The Plan is based on the vision and values of 

the City and its Strategic Plan, and serves as 

the foundation of the Land Development 

Regulations.  The Plan establishes meaningful 

and predictable standards for the use and 

development of land and provides meaningful 

guidelines for the content of more detailed 

Land Development Regulations that contain 

more specific regulations and requirements to 

implement the Plan and control land 

development within the City.  

 

The statute requires that the Plan guides 

growth to the directed ends while also 

recognizing private property rights and 

allowing the operation of real estate markets 

to provide adequate choices. 
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The Plan is used to address specific growth management issues. Importantly, however, the Plan is not only a 

regulatory tool to guide growth but is a means to achieve community goals. The overall purpose of this Plan 

is to guide the City in achieving a desirable vision of the future. 

 

Per Florida Statutes 163, every seven (7) years, each local government is required to assess its 
Comprehensive Plan and determine if updates are required.  On February 27, 2025, the Evaluation and 
Appraisal Review (EAR) Notification letter was sent to the Department of Commerce, the State Land Planning 
Agency. The  City determined that updates to the existing Plan were necessary. The response State letter 
indicates “Please note that your proposed comprehensive plan amendments based on your Evaluation and 
Appraisal should be transmitted to Florida Commerce by February 27, 2026, within one year of your notification, 
pursuant to Section 163.3191(2), Florida Statutes (F.S.).” 
 

The subject proposed amendment to the Comprehensive Plan is based on an in-depth review of each existing 

element required legislation, demographics data, existing City conditions, upcoming projects, community 

trends and challenges. 

 

This EAR-based amendment to the City’s Comprehensive Plan is subject to the State Coordinated Review 

process, pursuant to Section 163.3184(4), F.S. A summary of this process is outlined below: 

1. After initial local hearings (Local Planning Agency and City Council) to approve the proposed 
amendments, the City is required to transmit the approved amendments to the State Land 
Planning Agency, and eight (8) agencies.  

2. Next, within 60 days of receiving the City’s amendment proposal, the State Land Planning 
Agency issues an Objection, Recommendation, and Comments Report (ORC) to the local 
government.  

3. The City is required to hold a second public hearing to adopt the approved amendments to the 
Comprehensive Plan within 180 days of the ORC Report.  

4. The adopted Comprehensive Plan amendment must then be submitted back to the State.  
5. Finally, within 45 days of receiving the adopted plan amendment, the State Land Planning 

Agency issues a Notice of Intent to find the plan in compliance or not in compliance, which it 
posts on its website.  
 

At least two public hearings are required to approve the transmittal of the proposed amendments to the State 

Land Planning Agency, including a Local Planning Agency (LPA) hearing followed by a City Council hearing. 

The LPA hearing is scheduled for December 2, 2025, followed by the City Council transmittal hearing on 

December 2, 2025. 

 

Content and Structure of the Plan 
The Comprehensive Plan, or “Plan,” is a tool for directing growth and development within the City.  The 

comprehensive plan addresses various aspects of future development through a coordinated group of plan 

elements/chapters.  These elements address ten subjects: Administration, Future Land Use, Transportation, 

Infrastructure, Capital Improvements, Housing, Conservation, Recreation and Open Space, 

Intergovernmental Coordination, and Private Property Rights.    
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The goals, objectives, and policies of the Future Land Use Element, along with the Future Land Use Map (FLU 

Map 2.1), describe the types of land uses, the related densities and intensities, and direct the location of 

development in the City.   

 

The Future Land Use Element is both enabled and restricted by the other elements of the Plan, which address 

transportation, infrastructure, conservation, recreation and open space, and housing planning goals.  The 

Plan also includes a Capital Improvements Element to plan for the provision of public facilities necessary to 

serve development anticipated in the short and long term planning periods pursuant to the Future Land Use 

Map (FLU Map 2.1).  The Intergovernmental Coordination Element addresses coordination with local, 

regional, and state entities.  All elements of the Plan were developed in consideration of existing 

development, the availability of adequate facilities and services, and the character of the land and water 

resources on and surrounding the jurisdiction.   

 

The Plan is comprised of the following ten elements, a Map Series, and a 5-Year Schedule of Capital 

Improvements.   

1. Chapter 1 Administrative Element 

2. Chapter 2 Future Land Use Element 

3. Chapter 3 Transportation Element 

4. Chapter 4 Infrastructure Element 

5. Chapter 5 Conservation Element  

6. Chapter 6 Recreation and Open Space Element 

7. Chapter 7 Housing Element 

8. Chapter 8 Capital Improvements Element 

9. Chapter 9 Intergovernmental Coordination Element 

10. Chapter 10 Private Property Rights 

 

The Goals, Objectives and Policies (GOPs) within each element, the Map Series, and the 5-Year Schedule of 

Capital Improvements are adopted as part of the Plan. Maps within the Map Series are identified by the 

element, chapter number and the map number (i.e. FLU Map 2.1). The Data and Analysis summarized for each 

element in a separate volume is not formally adopted, but supports the GOPs, 5-Year Schedule of Capital 

Improvements, and the maps in the Map Series.  

 

PLANNING PERIODS 
The Plan provides guidance on development over two planning periods:  ten years (2035) and twenty years 

(2045). For, the purpose of the Capital Improvements Element, which must be updated annually, the fiscal 

year, rather than the calendar year, is used.   

 

PLAN VISION and GUIDING PRINCIPLES 
The City of Westlake was incorporated in June 2016. The City’s vision addressed the need to balance the 

urban sprawl of the surrounding area with the provision of adequate non-residential uses, with the 

appropriate residential mass to make the city functional and sustainable in the long term. The adopted 2018 
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Plan, defined that “A sustainable community works to use its resources to meet current needs while providing 

that adequate resources are available for future generations.”  

 

From its inception, the City’s  Vision and Guiding Principles of the Plan embraced the following sustainable 

community concept:  An urban area with a long term planning and management vision that incorporates a 

multi-modal transportation network; walkable, mixed use patterns of development; denser development where 

infrastructure exists; civic spaces and interconnected open spaces for recreation; economic vitality and job 

choices; choices in housing price and size; a quality educational system; and a unique identity. The City’s 

sustainable community concept serves as an umbrella under which all the elements of the Plan are 

developed. 

 

The Plan is based on data and analysis which includes a vision and guiding principles that provide the general 

outline for a sustainable community. The adopted provisions of the Plan establish the specific and 

measurable objectives, policies, and maps that translate the sustainability community concept into an 

operational plan that can be used to effectively direct growth. 

 

The cornerstone of the City’s vision is cemented on the 2018 adopted Plan as follows: The City will be a 

vibrant, desirable and welcoming place to live, work and play. The City will support mixed uses and promote 

safe neighborhoods with access to thriving business districts, employment centers, schools, parks and open 

spaces. The City will create incentives to promote the development of diverse housing, and will offer public open 

spaces.  An emphasis on the development of complete streets will promote multi-modal transportation 

opportunities.  The City’s plans and policies will embrace public participation, encourage a sustainable 

community, and stimulate a vibrant economy. 

 

The adopted Plan formulated Guiding Principles to describe the future of the City in aspirational terms and 

are not adopted components of the Plan, but serve to guide the development of the adopted goals, objectives, 

and policies of the Plan.  The 2018 Principles are continuing to provide guidance for  growth and 

development into a vibrant City.  

 

Build City Character and Identity 

The City will promote economic development and provide attractive public spaces through the coordination 

of building architecture, site design, and streetscape improvements. 

 

Balance the Central Communities in Palm Beach County 

The development of the City will include commercial, employment, and recreational opportunities to help 

alleviate the existing urban sprawl pattern of development that currently exists in central Palm Beach 

County.  

 

Promote Mixed-Use Corridor 

The Downtown Mixed-Use Category is important to the development of the City as a center of commerce, 

employment, and services.  Neighborhood centers, which will vary in scale, use, and intensity, will be 

developed within walking distance of residential neighborhoods to provide accessible and convenient 

opportunities to work, shop, and participate in civic life.  
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Emphasize Housing Diversity and Livable Neighborhoods 

A variety of housing choices will be provided to accommodate a diverse range of residents at varying income 

levels and at all stages of life, including young adults, families, non-family households, empty nesters, 

retirees, and seniors. Housing opportunities will include small lots, multi-family housing, and live-work units, 

in addition to the traditional large, single family homes.  Neighborhood commercial centers will offer 

convenient and walkable amenities to residents by providing retail and service facilities.  

 

Grow A Vibrant Economy 

The City will work towards becoming a Sustainable Community with an environmentally, socially, and 

economically healthy and resilient City for existing and future populations. A healthy and sustainable 

business environment will be promoted through investment in efficient infrastructure, the provision of 

incentives, and by fostering development of a community that is attractive to employers and their workers. 

The Plan will seek to enhance the City’s competitive advantage and to attract high quality companies, 

entrepreneurs, and knowledge-based businesses to the area. 

 

Promote Complete Streets, Transportation Choice and Mobility 

A safe, reliable, and integrated transportation system that supports multiple modes of transportation 

including walking, biking, mass transit, and motor vehicles will be encouraged within the City. Investment in 

the transportation system should promote multi-modal travel solutions, especially in the Downtown Mixed-

Use Category, around schools, and between neighborhoods. 

 

STRATEGIC PLANNING 
The following paragraphs are from the report prepared by Dr. Dale S. Sugerman, Ph.D. from the International 
Institute for Leadership Development and Training: 
 
“The Westlake City Council determined that there was a need to undertake a strategic planning process to 
outline its goals and desires for dealing with many of the most immediate needs of the community. The 
International Institute for Leadership Development and Training (IILDT) was engaged in January of 2025 to 
guide the elected officials through the strategic planning process.” 
 
 “Prior to the start of the June Strategic Planning Workshop, IILDT conducted one-on-one interviews with all 
five elected officials covering topics such as identification of the strengths and opportunities of the 
organization, the challenges and weaknesses faced by the organization, and the goals and priorities 
envisioned by each of the individual elected officials. These one-on-one meetings were conducted during the 
month of April.”  
 
“IILDT also conducted a one-half-day community engagement meeting, where residents and businesses were 

invited to speak about the issues they believed were most important for the City to consider as it not only 

serves its citizens, but continues to grow at the very rapid pace that it is currently experiencing. Westlake 

citizens and businesses were able to speak about any issue they had on their mind, without having to publicly 

identify themselves when speaking, or where they resided in the city (as they typically must do at a City 

Council meeting).”  
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“To ensure honest and candid comments from the public, IILDT requested that members of the City Council 

not attend the Community Engagement meeting so that speakers at the meeting would not feel intimidated 

that they might be seen as being critical or complaining about any of the actions of the Westlake governing 

body. The Community Engagement meeting was held on May 24, 2025, at The Lodge at Westlake Adventure 

Park. Approximately 50 people attended part or all of the meeting”. 

 

“The Strategic Planning Workshop was held over a two-day period (June 20-21) at The Lodge at Westlake 

Adventure Park as well. In attendance were all five members of the City Council, the City Manager, the City 

Clerk and Deputy City Clerk, the City Attorney and staff from the City’s contract Planning Department. Dr. 

Dale S. Sugerman, Ph.D. from the International Institute for Leadership Development and Training was the 

workshop facilitator. The two-day workshop was an intensive interactive dialogue by members of the City 

Council, with input provided by the City Manager, the City Clerk, and other members of the contract staff. 

The public was invited to attend and observe both days of the workshop with an opportunity to provide 

comment at the end of the second day.” 

 

“In conclusion, the strategic planning workshop provided Westlake’s elected officials and contract staff with 

a valuable opportunity to collaboratively assess current challenges, define clear priorities, and chart a 

focused course for future governance of the City. Through open dialogue, scenario planning, and goal-setting 

exercises, participants strengthened their shared understanding of critical issues facing the City of Westlake, 

including infrastructure, sustainability, civic engagement, and fiscal responsibility. The insights and 

strategies developed during the workshop will serve as a practical foundation for informed decision-making 

and long-term success. Continued collaboration and commitment to these strategic goals will ensure that the 

City of Westlake remains resilient, responsive, and well-positioned to meet the evolving needs of its 

residents, businesses, and the general public.” 

 

The following graphics were prepared by Dr. Dale S. Sugerman, Ph.D. from the International Institute for 
Leadership Development and Training: 
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CHAPTER 2.   FUTURE LAND USE ELEMENT  

DATA AND ANALYSIS 
 

INTRODUCTION 
This chapter presents an inventory and analysis of data supporting the preparation of the Policy Document 

(Goals, Objectives, and Policies) for the Future Land Use (FLU) Element and Future Land Use Map (FLUM 2.1) 

for the City of Westlake, pursuant to Section 163.3177(6), Florida Statutes. This subject data and analysis 

establishes the foundation for evaluating land uses and serves as the basis for the policy recommendations 

outlined in the Policy Document for the 10 and 20 years planning period. 

The Future Land Use Element is the cornerstone of Westlake’s Comprehensive Plan. It reflects the City’s 

commitment to fostering a thriving residential community while supporting compatible mixed uses, and civic 

uses. This Element establishes a framework to guide and manage growth, directing the type, distribution, 

density, and character of development and redevelopment consistent with Westlake’s vision as a balanced, 

sustainable, and inclusive community. 

Long-range, sustainable community planning recognizes the strong interconnection between land use, 

housing, and transportation (see Figure 2.1). This Element analyzes these relationships and advances 

policies to support Westlake’s vision for a residential, walkable, and vibrant mixed-use responsible 

community. The Future Land Use Map and associated policies provide the framework and rationale for the 

City’s Land Development Regulations (LDRs) and other implementing programs. In accordance with Chapter 

163, Florida Statutes, all  LDRs and permitting actions within Westlake must be consistent with the Future Land 

Use Element and other elements of the Comprehensive Plan. 

Figure 2.1: Relationship between Land Use, Housing and Transportation 
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As the pivotal component of the Comprehensive Plan, the Future Land Use Element integrates policies from 

all other Plan elements, such as Housing, Transportation, Infrastructure, and  Open Space and Recreation 

into a unified set of land use goals and policies. It ensures consistency with those elements while balancing 

growth with the protection of natural and cultural resources, the provision of adequate public services and 

facilities, and enhancement of community character and quality of life for Westlake’s residents, businesses, 

and visitors. 

 

POPULATION PROJECTIONS 
Chapter 163.3177(1)(f)3, F.S., requires local government comprehensive plans to be based upon permanent 

and seasonal population estimates and projections, which shall either be those published by the Office of 

Economic and Demographic Research (OEDR) or generated by the local government based upon a 

professionally acceptable methodology. The OEDR issues the projections generated by the Bureau of 

Economic and Business Research (BEBR). BEBR makes permanent population projections for counties, 

but not for municipalities or unincorporated areas. Neither OEDR nor BEBR make seasonal population 

projections. 

Projections are provided for the 10 and 20 years planning periods. Projections are used to plan for the 

impacts of development, envision how Westlake will develop over the course of these planning periods, and 

develop the plan to achieve planning goals and objectives. The plan does not dictate the exact timing of 

development and population projections do require development to occur at a certain amount or rate.  

Further, the rate of development may speed up or slow down depending on economic conditions.  

 

Projections are an important part of planning but are not the sole determining factor for the development of 

a Plan.  Projections should not be misused to unnecessarily constrain operation of the plan or preclude the 

achievement of important planning goals. Also, the Community Planning Act in Florida Statutes states that: 

“The amount of land designated for future land uses should allow the operation of real estate markets to provide 

adequate choices for permanent and seasonal residents and businesses and may not be limited solely by the 

projected population.” 

 

The development of Westlake will occur over the course of many years.  A likely scenario is that development 

will proceed at an uneven rate, some years faster and some years slower. Thus, projections for multi-year 

planning periods are useful for planning purposes. The purpose of Land Development Regulations is to 

manage the variability of the amount and rate of development to assure consistency with the comprehensive 

plan and the timely provision of adequate infrastructure.  
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Palm Beach County uses the BEBR medium permanent population projection to compute a projection for the 

unincorporated county.  The total county BEBR projection is geographically divided and allocated to small 

geographic areas called Traffic Analysis Zones (TAZs).  There are over 1,700 TAZs in Palm Beach County.  

The TAZs in each municipality and in the unincorporated area are then combined to make projections for 

each municipality and the unincorporated area.  

 The allocation of population to each TAZ is based upon the projection of dwelling units in each TAZ as well 

as other demographic factors such as vacancy and seasonal rates.  The latest population projection and 

allocation for Palm Beach County was conducted in 2025, (2025 Palm Beach County Population Allocation 

Model (2025-PBC-PAM).) 

Palm Beach County’s population grew from 1,320,134 in 2010 to 1,492,191 in 2020 (U.S. Census 2020).   The 

population change during this decade was very uneven, reflecting both population booms and busts due to 

both local and national economic conditions.  BEBR’s latest population estimate for  2023 is 1,532,718, 

representing an increase of 40,527 persons since 2020.  

The county’s population has grown each year since 2010. The County is projected to increase its population 

by 306,295 people between 2020 and 2050, a 20.49% increase (BEBR FPS 180).  Table 2.1 shows the latest 

BEBR projections through 2050 as well as the projections used in the 2025-PBC-PAM.   

The latest BEBR medium projections published in 2024 for the year match the Palm Beach County 

projections in the 2025-PBC-PAM. This substantially higher medium projection increases the projected 

demand for housing units in Palm Beach County over the course of the Westlake long term planning period. 

 

Table 2.1: Palm Beach County Population Projections 

 2020 

Census 
2025 2030 2035 2040 2045 2050 

BEBR FPS- 

180 (2024) 
1,494,805  1,567,500  1,643,400  1,700,000  1,742,500   1,774,400 1,801,100 

2025-PBC- 
PAM 

Projections 

   
 1,643,400 

 
 1,700,000 

 
 1,742,500 

 
 1,774,400 

 

1,801,100 

Source: University of Florida Bureau of Economic and Business Research, Population Projections (FPS 180_2024), U.S. Census Bureau, 

2020 Decennial Census, DP-1, 2025-PBC-PAM 
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The TAZs associated with the City and the surrounding area are shown in Figure 2.2.  The 2020-PBC-PAM 

allocated 4,546 dwelling units associated with the Minto West plan amendment to four TAZs (#1593, #864, 

#1058, and #1079) for year 2030.  As these dwelling units were associated with a specific development 

approval, no dwelling units were allocated to those portions of the City that are outside of the Minto West 

development area.  

 

The larger geographic area where residential development may now occur, the longer extended planning 

timeframe to 2045 instead of 2030, and the increased 2024 BEBR medium county population projections, 

supports additional development opportunities for dwelling units and associated population. Therefore, the 

City projects 7,200 units by the year 2045, which corresponds to the long term planning period.  This reflects a 

generally steady growth rate and considers growth trends in nearby cities. The densities established in the 

Future Land Use Element will accommodate the increase in dwelling units. 

 

The 7,200 dwelling units are converted to permanent household population as follows.  First, the total 

number of housing units is converted to an estimate of occupied housing units by subtracting units 

anticipated to be vacant or used for seasonal residents.  Second, occupied housing units are converted to 

household population by applying an average population per household rate (PPH).   

PPH, vacancy rates, and seasonal housing rates are based upon the surrounding Census County Divisions 

(CCDs) which have population characteristics expected to be more comparable to the City than the county as 

a whole.  These CCDs are located in the central portion of Palm Beach County between the eastern coastal 

communities and the western areas.  

 Specifically, the City PPH, vacancy rate and seasonal rate are averages derived from the Royal Palm Beach-

West Jupiter, Western Community, and Sunshine Parkway CCDs from the 2020 US Census.  Figure 2.3 shows 

the boundaries of the CCDs.  The vacancy rate used for the City is 4.59 percent.  The seasonal rate is 5.77 

percent.  The PPH is 2.70.  These rates are kept constant for the planning periods.  
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In addition to the permanent household population, some people may live in group quarters (e.g. nursing 

homes).  The percentage of permanent population expected to live in group quarters is zero in year 2025.  

However, a group quarters population is projected for 2035 by using the average group quarters rate from 

the same surrounding CCDs.  According to the 2020 Census, the average group quarters rate is 0.653% which 

equates to 85 people in 2035. 

 

The permanent population estimate for 2025 and projections for years 2035 and 2045 are provided in Table 

2.2A based on the anticipated development of housing units and assumptions for group quarters populations. 

The permanent population projections were calculated by utilizing the projected total housing units (7,200), 

minus the vacancy rate (4.59%) and the seasonal rate (5.77%), and multiplying by the PPH of 2.70, plus the 

projected group quarter population. 

 

Table 2.2A: City Permanent Population Projections 

Year 
Total 

Housing 
Units 

Permanent 
Population 

Group  
Quarters 

Population 
Population 

2025 3,625 8,774 0 8,774 

2035 5,400 13,070 85 13,155 

2045 7,200 17,426 114 17,540 

 

The seasonal population projection is based on the seasonal housing rate of 5.77% of projected housing units 

as well as the plan for a 150-room hotel.  An estimate of 2 persons per seasonal house or hotel room is 

assumed.  The seasonal projection is shown in Table 2.2B below. 

 

Table 2.2B: City Seasonal Population Projections 

Year 
Housing 

Population 
Hotel 

Population 
Total 

Seasonal 

2025 209 0 209 

2035 312 300 612 

2045 415 300 715 

 

The total population projection, consisting of both permanent and seasonal residents, is shown in Table 2.3. 

These numbers were used for purposes of analyzing public infrastructure needs in the 10 and 20 years 

planning periods. 

 

Table 2.3: City Total Population Projection 

Year 
Permanent 
Population 

Seasonal 
Population 

Total 
Population 

2025                     8,774                          209                 8,983  

2035                  13,155                          612              13,767  

2045                  17,540                          715              18,255  
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EXISTING AND FUTURE LAND USE CONDITIONS 

Existing Land Use  

The City of Westlake encompasses approximately 6.5 square miles (4,142 acres) and extends roughly three 

miles east to west and two miles north to south. The City was incorporated in (2016) located in the central-

western portion of Palm Beach County and is one of 39 incorporated municipalities within the County. 

Westlake is situated west of Royal Palm Beach and Loxahatchee Groves, north of Wellington, and east of The 

Acreage and Loxahatchee. The City is positioned within an emerging urban area of western Palm Beach 

County and functions as part of the County’s broader urban development pattern. 

Seminole Pratt Whitney Road, a County-maintained arterial roadway, provides the primary north-south 

transportation corridor through Westlake, connecting the City to adjacent municipalities and the regional 

roadway network. Additional major roadways in the vicinity include Southern Boulevard (US 98/SR 80), 

located south of the City, which provides direct access to Interstate 95 and Florida’s Turnpike. While there 

are no interstate highways within Westlake’s municipal boundaries, proximity to Southern Boulevard 

ensures efficient regional and intrastate connectivity. 

Existing Development and Growth Potential 

As a newly developing, master-planned community, a substantial portion of the City remains available for 

future growth and development. Planned land uses include a mix of residential, commercial, civic, recreation, 

and open space areas, as guided by the adopted Future Land Use Map and the City’s vision as articulated in 

the Comprehensive Plan. The City is expected to continue experiencing significant growth in the coming 

planning horizons (2035 and 2045). 

At present, the City is in an active phase of development, with large portions of land either under construction 

or entitled for future development. Approximately 35% of the City’s land area is vacant with the rest either 

developed or under construction. The remaining land area planned for future residential neighborhoods, 

commercial centers, parks, civic facilities, and supporting infrastructure. 
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Residential Analysis 
 
Table 2.4 shows the estimated acreage for each of the Future Land Use designations.   
 

Table 2.4: Future Land Uses 

Future Land Use 
Total Acreage Acreage 

Excluding ROW 
% of Total Area (based on 
Acreage Excluding ROW) 

Residential-1 1,920 1,876 48.1% 
Residential-2 1,363 1,181 30.9% 
Downtown Mixed-Use 603 544 14.3% 
Civic  177 166 4.3% 
Open Space and Recreation* 79 76 1.9% 
Total 4142** 3,813** 100%** 
*A portion of the residential area will be allocated for open space and recreation. 

**Approximately 141 acres in the City, which is approximately 3% of the City, consists of existing ROW. 

The land underlying the existing ROW cannot be developed.  

NOTE: The acreage numbers reflected in the table have been rounded to the nearest whole number. 

 

Figure 2.4: Future Land Use Acreage Chart 
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The density provided for in the Residential (1 & 2) categories established by policy in this Element and 

shown on the Future Land Use Map (FLU Map 2.1) will more than accommodate the projected population. 

In addition, the density provided in Residential categories will permit development of a variety of types of 

housing to accommodate all affordability levels in balance with requirements in the Plan that necessary 

infrastructure be provided to serve development. 

As of 2025, residential development in the City of Westlake occupies approximately 704 acres, or 

approximately 17% of the City’s total land area (about 4,142 acres). The City is a master-planned community, 

and residential uses are a central component of its land use pattern. The majority of entitled and developed 

residential land is within the Mixed Use (MU) and Residential (RES) Future Land Use designations. 

Westlake’s residential development currently is split between single-family residential units attached and 

detached. Single-family units dominate current construction phases; however, future phases will introduce 

additional multi-family units to provide housing diversity and support Westlake’s mixed-use community 

vision. 

Future Land Use Designations that support residential development in Westlake include: 

• Mixed Use (MU) 

The Mixed-Use designation permits a flexible combination of residential, commercial, civic, and 

open space uses through the City’s master development approvals. Approximately 43 acres of 

residential development occur within the MU designation as of 2025. 

• Residential (RS) 

The Residential designation permits single-family detached, townhomes, and multi-family 

residential development. Approximately 3,283 acres are currently designated RS. 

Single-Family Residential 

Single-family residential development is the predominant housing type in Westlake to date. Single-family 

detached homes are constructed within the RS designations and comprise the majority of the City’s 

residential units as of 2025.  

Westlake’s single-family neighborhoods are organized within a series of gated or master-planned 

communities with integrated parks, pedestrian networks, and civic facilities. No mobile home parks are 

currently developed or planned within the City, and mobile home parks are not an identified component of 

the City’s housing strategy. 

Limited neighborhood-serving nonresidential uses, such as clubhouses, community centers, parks, and 

small-scale commercial uses, may be incorporated into single-family neighborhoods were allowed by master 

development approvals and City zoning regulations. These uses must be compatible with the surrounding 

residential character. 
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Estates of Westlake 

   

Medium residential density development (maximum of 12 dwelling units per acre) occurs primarily in the 

form of townhomes, villas, and cottages communities. These housing types are concentrated within the MU 

designation and contribute to a variety of options for the City’s residential units. 

Approved and constructed single family residential attached projects include: 

• Terraces of Westlake — attached single-family within the MU designation 

   

• Crossings of Westlake — attached single-family master-planned neighborhoods  
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High-density residential development (maximum of 16 dwelling units per acre) is strategically located near 

Seminole Pratt Whitney Road and future mixed-use centers to promote walkability and access to goods and 

services. Future multi-family projects are planned to be located adjacent to commercial and civic hubs, 

consistent with Westlake’s compact and connected growth model. 

Non-Residential Analysis 
Commercial Development 

As of 2025, commercial land use in the City of Westlake encompasses approximately 603 acres, representing 

about 14.3% of the City’s total land area (±4,142 acres). Commercial development in Westlake is primarily 

concentrated within the Mixed Use (MU) Future Land Use designation and includes both stand-alone 

commercial centers and mixed-use nodes integrated with residential and civic uses. 

 

Current commercial uses include: 

• Retail sales and services 

• Offices and professional services 

• Restaurants and dining establishments 

• Medical offices and wellness centers 

• Personal services 

• Automobile service facilities 

 

Major commercial projects within the City as of 2025 

include: 

• Publix at Westlake Plaza 

• Shoppes of Westlake Landings 

• Gas stations and convenience stores 

• Additional retail and service uses within planned commercial pods 

 

The City’s commercial areas are designed to be easily accessible via Seminole Pratt Whitney Road and are 

intended to serve not only Westlake residents but also surrounding communities in the western Palm Beach 

County area. 
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Industrial Development 

The City does not have a designated Industrial Future Land Use category at this time, nor are there large-

scale industrial areas currently developed or entitled within the City. 

Light industrial uses and flex-space buildings may be accommodated within portions of the Mixed Use (MU) 

designation in the future, subject to City approvals and consistency with the City’s vision for compatible, 

community-serving employment uses. 

Westlake is envisioned primarily as a residential and mixed-use community, with commercial, civic, and 

recreational components complementing the residential base. Traditional heavy industrial uses are not part 

of the City's long-term land use strategy 

Recreation & Open Space / Conservation 

As of 2025, approximately 79 acres (about 1.9% of the City’s land area) are allocated to Recreation, Open 

Space, and Conservation purposes. This includes both public parks and private recreation areas within 

master-planned neighborhoods. 

Major public and private recreational facilities include: 

• Westlake Adventure Park (City’s flagship public park) 

• Neighborhood pocket parks 

• Greenways, trails, and linear open spaces 

• Community clubhouse and pool facilities within residential communities 
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The City’s Recreation and Open Space Element of this Comprehensive Plan provide more detailed guidance 

for the continued expansion of the City’s park system and recreational amenities. 

No formal Conservation land designation currently exists within the City, although certain open space and 

stormwater areas perform secondary ecological functions. 

Community Facilities 

Community Facilities occupy approximately 177 acres, or about 4.3% of the City’s land area. As a developing 

community, Westlake continues to expand its inventory of public facilities and services. 

Key existing community facilities include: 

• Palm Beach County Fire Rescue Station #22 

• Palm Beach County Library System – future branch 

• Westlake Elementary School (planned, scheduled for opening in upcoming school years) 

• Various utility infrastructure sites (water, wastewater, stormwater facilities) 
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Additional community facilities are expected to be provided in accordance with the City’s growth and service 

delivery needs. Within the City’s boundaries, there are three existing public schools: Golden Grove 

Elementary School, Western Pines Middle School, and Seminole Ridge High School. 

Vacant Land 

As of 2025, approximately 1,481 acres, or about 36% of the City’s land area, remains vacant and available for 

future development. This reflects Westlake’s position as a rapidly growing new community where large 

portions of land are entitled for future phases of residential, commercial, civic, and recreational development. 

Vacant lands are primarily located: 

• Within approved master-planned communities awaiting future construction phases 

• Within portions of the Mixed Use (MU) designation reserved for future commercial and multi-family 

development 

• In areas designated for parks, civic uses, and infrastructure 

• Along portions of Seminole Pratt Whitney Road corridor, where development is staged based on 

market demand and infrastructure availability 

No significant environmentally sensitive lands (such as wetlands requiring federal or state permitting) have 

been identified within Westlake’s planned development areas, as the City’s land use approvals were based 

on extensive pre-permitting and environmental planning. However, stormwater management areas and 

open space buffers are integral to the City’s approved land use framework. 
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JOB CREATION, CAPITAL INVESTMENT, AND ECONOMIC DEVELOPMENT 
 

By providing for significant development of commercial, civic, educational, and light industrial uses, the 

Future Land Use Element of the Plan provides opportunities for job creation, capital investment, and 

economic development.  The non-residential development envisioned and encouraged by the Plan will serve 

to remediate the existing urban sprawl pattern and the current scarcity of non-residential uses throughout 

the central communities of Palm Beach County. 

 

Future Land Use  
The Future Land Use Element identifies land use designations and allowed development density and 

intensity coordinated with the topography and soil characteristics; the location of natural, cultural and 

historic resources; and the availability of public facilities and services within the City. The Future Land Use 

Element includes a Future Land Use Map (FLU Map 2.1) depicting the location of uses within the City’s 

jurisdictional limits.   

 

Future Land Use Categories 

The future land use categories in the Future Land Use Element define the amount, type, density and intensity 

of future development that is allowed in a given location within the City. Each of the Plan land use categories 

shall be implemented by corresponding zoning districts in the Land Development Regulations. The Land 

Development Regulations will implement the Plan through more specific regulations governing allowed and 

conditional uses, site development standards, and performance criteria. 

 

Each of the residential land use categories includes a range of allowable density. The maximum density 

defines the maximum number of dwelling units per gross acre that can occur within the specific land use 

category.  

 

Building intensity for nonresidential land uses are measured by floor area ratio (FAR). FAR is the ratio of 

total net floor area of a building to the total lot area. Where a mix of uses is required, as within the 

Downtown Mixed-Use, density and intensity shall be calculated using a combination of FAR and density. 

Residential density calculations will be based on the gross acreage and the non-residential portions will be 

based on FAR. 

 

Solar Energy Overlay 

The Plan includes a Solar Energy Overlay in the southwestern area of the City to allow the development of 

Primary Solar Facilities. The City may, if feasible, establish incentives to encourage the development of 

Primary Solar Facilities to promote a sustainable community.   

 

Redevelopment 

At the time of that this Plan was prepared, the majority of the lands are either recently developed or vacant. 

The existing developed areas may require evaluation for their potential redevelopment in the future. 
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Land Cover, Natural Resources and Cultural and Historic Resources 
The lands located within the City limits have a long and consistent history of agricultural use, which has 

resulted in the elimination of all native and natural habitat features. There are no environmentally sensitive 

lands identified within the City.  FLU Map 2.2 depicts existing land uses within the City.  Minerals and soils 

within the City are depicted on FLU Map 2.3.  Floodplain designations within the City are depicted on FLU 

Map 2.4. FLU Map 2.5 shows that there are no existing or planned public potable wellfields, cones of 

influence, or wellhead protection areas within the City. Similarly, FLU Map 2.6 shows that there are currently 

no wetlands within the City. Additional analyses regarding land cover and natural resources within the City 

are found in the Conservation Element data and analyses.  

 

There are no known cultural or historic resources located within the boundaries of the City as determined 

by the Division of Historical Resources in its letter dated June 25, 2015, from the State Historic Preservation 

Officer.  Should cultural or historic resources be identified in the future, appropriate policies will be applied. 

 

Facilities Analysis 

Traffic Circulation 

The current traffic circulation network within the City is illustrated in T.E. Map 3.1.  A full analysis of the 

existing traffic circulation system is provided in the Transportation Element data and analysis. Existing land 

uses are adequately served by the existing traffic circulation system, and all roads are functioning within the 

adopted level of service standards.  Therefore, there are no traffic circulation system road improvements 

required to meet existing land use needs. 

The future traffic circulation network will provide adequate capacity on roads located within the City.  

Seminole Pratt Whitney Road is maintained by Palm Beach County and currently functions as a minor arterial 

road.  Minor arterial roads provide service for trips of moderate length, serve geographic areas that are 

smaller than their higher arterial counterparts (interstates, freeways, and principal arterials), and offer 

connectivity to the higher arterial system. In an urban context, they interconnect and augment the higher 

arterial system, provide intra-community continuity and carry local bus routes. Through both the 2035 and 

2045 planning periods, Seminole Pratt Whitney Road will continue to serve as an minor arterial at its 

adopted level of service. 

 

A system of major collector roads, including Persimmon Boulevard and Town Center Parkway, will connect 

to Seminole Pratt Whitney Road, and will provide access into and through the City.  Roads functionally 

classified as major collector roads are intended to distribute and channel trips between local roads and 

arterials, usually over a distance of greater than three-quarters of a mile. These major collector roads will be 

connected to future land uses by a network of minor collector and local roads, which network will be 

determined as the City develops.  Any road that is not an arterial or collector road is, by definition, a local 

road. Except for Seminole Pratt Whitney Road and the future extension of 60th Street North, the City has 
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jurisdiction over all roads located within the City boundaries. Through both the 2035 and 2045 planning 

periods, the City’s collector and local roads will operate at their adopted levels of service. 

A detailed analysis of future road conditions, needs, and plans for future transportation facilities is provided 

in the data and analysis for the Transportation and Capital Improvement Elements. 

Hurricane Evacuation Routes  

There are no designated hurricane evacuation routes within the City.  Seminole Pratt-Whitney Road provides 

access from the City to the designated hurricane evacuation route at US 441.  

Future designation of evacuation routes within the City is not anticipated.  However, it is essential to monitor 

routes connecting the City to designated evacuation routes in order to ensure safe evacuation of residents if 

necessary.  Maintaining capacity on Seminole Pratt Whitney Road at an acceptable level of service will 

facilitate the evacuation of City residents if necessary. 

Mass Transit 

Mass transit service in Palm Beach County is provided by Palm Tran.  There is currently no fixed-route transit 

service within the City.  

 

As the City population grows, the viability of expanding transit service will increase, especially as commercial 

and other non-residential uses develop along Seminole Pratt Whitney Road.  The City will regularly 

coordinate with Palm Tran, especially during updates of the Palm Tran Transit Development Plan (TDP), to 

ensure that transit needs of City residents are evaluated and appropriately serviced as the community 

develops. 

 

Wasterwater  

SID will be the retail provider of wastewater service to the City pursuant to the Interlocal Agreement between 

the City of Westlake and the Seminole Improvement District Regarding the Provision of Certain Services, 

Infrastructure, and Public Facilities in the City of Westlake and for Assurance of Non-Duplication of Services 

dated March 2018 (“SID-Westlake Interlocal”).  Adequate wastewater capacity exists to serve the projected 

population through the 2035 and 2045 planning periods.  SID will plan and construct wastewater lines and 

lift stations to connect new development with the county’s wastewater treatment plan.  A detailed analysis 

and projections for wastewater are provided in the data and analyses for the Infrastructure and Capital 

Improvement Elements. 

 

Solid Waste  

The Solid Waste Authority of Palm Beach County (SWA) is the agency responsible for managing the solid 

waste disposal and recycling programs within Palm Beach County, including the City.  The SWA integrated 

solid waste management system includes a 334-acre landfill, a 2,000 ton per day waste energy facility, a 

recovered materials processing facility, a biosolid pelletization facility, a vegetative waste processing 

operation, hazardous household collection facilities and six transfer facilities. The SWA’s 2025 Landfill 

Depletion Model projects sufficient landfill capacity through the 2035 planning period with the current 

lifespan of the facility projected to extend to 2057 depending upon various demand and operational 
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assumptions.  This projection is based upon countywide growth projections.  Based on the average solid 

waste generation rate for the county as a whole, the City is establishing a solid waste level of service standard 

of 8.01 pounds per capita per day, which can be maintained through both the 2035 and 2045 planning 

periods. Further details and analysis of the solid waste service is provided in the Infrastructure Element data 

and analysis. 

Drainage  

SID provides and maintains drainage facilities for the City pursuant to the SID-Westlake Interlocal. SID’s 

adopted work plan provides for the drainage system to be developed in phases as development occurs within 

the City. SID’s specific plans for facilities construction, maintenance, and expansion are contained in its Water 

Control Plan dated May 11, 2020, and its Water, Wastewater and Reuse Utilities Master Plan dated July 30, 

2025.  As currently planned, the drainage system will consist of an extensive system of lakes to be 

constructed in phases to accept runoff from common areas, collector roads, residential and non-residential 

development areas.  FLU Map 2.4 shows the Federal Emergency Management Agency flood designations 

within the City.  The master water management system will continue to discharge into the M-2 Canal.  

Drainage for the City can be maintained through the 2035 and 2045 planning periods. The City is located 

within the SFWMD C-51 Basin and is subject to the SFWMD C-51 Basin Rules (found in Part III, Ch. 40E-41, 

Rules 40E-41.220 through 40E-41.265, Florida Administrative Code)in addition to other stormwater 

regulations. The data and analyses for the Infrastructure and Capital Improvement Elements provide further 

details on stormwater facilities including the established level of service standards. 

 

Potable Water  

SID will be the retail provider of potable water within the City pursuant to the SID-Westlake Interlocal.  This 

ensures adequate potable water is available to serve the projected population through the 2035 and 2045 

planning periods.  Detailed analysis and projections related to potable water facilities and services are 

provided in the data and analysis for the Infrastructure and Capital Improvement Elements. 

 

Reuse Water 

SID will be the retail provider of reuse water within the City pursuant to the SID-Westlake Interlocal. A 

separate interlocal agreement between SID and Palm Beach County for the purchase of bulk reuse water, 

dated April 20, 2010, gives SID a “prior reserve capacity” of reuse water to be provided by the county.  SID 

will not produce its own reuse water but will receive reuse water pursuant to this agreement with the county.  

At this time, a re-pump and storage facility and some transmission pipes are connected and in operation.  

Further expansion of the distribution system within the City will occur as the City develops. Additional 

analysis on reuse water supply and demand projections is provided in the data and analyses for the 

Infrastructure and Capital Improvement Elements. 
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Parks and Recreation 

There are no existing parks within the City. A community park is planned within the City to serve future 

residents. The park is indicated on the Future Land Use Map (FLU Map 2.1) on the west side of Seminole Pratt 

Whitney Road, immediately south of the Seminole Ridge Community High School and is comprised of 

approximately 50 acres.   

 

As development of the City occurs, a range of parks including tot-lots, neighborhood parks, and community 

parks, will be distributed within or near neighborhoods.  Shared use paths, sidewalks, and bicycle lanes will 

be provided throughout the City. 

 

The City is currently serviced by the following Palm Beach County regional and district parks and beaches: 

Okeeheelee North Park (regional), Phil Foster Park (beach) and Seminole Palms Park (district).  

 

Additional analysis of parks and open space facilities serving the City is included in the Recreation and Open 

Space Element data and analysis.  

 

Public Schools 

Three public schools exist within the City boundaries: Golden Grove Elementary School, Western Pines 

Middle School, and Seminole Ridge High School. The City lies within the district boundaries of Golden Grove 

Elementary and Seminole Ridge High. In 2017, the School District adopted a new district for Western Pines 

Middle School, which excludes students from the City. Therefore, students within the City will be served by 

Osceola Creek Middle School, which is located to the northwest of the City. A new elementary school is 

anticipated to open in August 2027 in Westlake and will provide enrollment relief to schools in the western 

communities. In addition, a new high school is planned for the western communities in 2031. There is 

sufficient capacity at schools within and adjacent to the City to serve the City’s student population through 

the 2035 planning period. The City will coordinate with the School District to ensure capacity exists to serve 

the City’s population thought the 2045 planning period.  
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INTRODUCTION 
The purpose of the Transportation Element is to plan for a safe, convenient, and multi-modal 

transportation system that is designed to support all elements of the Plan for the short (2035) and 

long term (2045) planning periods. This element addresses the transportation facilities which are to 

be provided within the City. These include: 

• Roads 

• Shared Use Paths, Bicycle Lanes, and Sidewalks 

• Mass Transit 

Consistent with Florida Statutes Section 163.3177(6)(b), which requires that the transportation 

element of the Plan be consistent with the plans and programs of the Palm Beach MPO and FDOT, the 

City reviewed the County’s Five-Year Road Program, , FDOT’s Five-Year Work Program, and Palm 

Beach MPO’s 2050 Long Range Transportation Plan (LRTP) to incorporate all the programmed 

improvements in its Comprehensive Plan. It should be noted that many of the major roads within the 

City (e.g., Persimmon Boulevard, Town Center Parkway) are not included in the LRTP network. 

Therefore, their needs might not be recognized in LRTP development. 

Consistent with City’s Policy Transportation Element 1.2.1, the adopted level of service (“LOS”) 

standard for all roadways within the City is “D” and will be based on the peak hour, peak direction 

traffic volumes.  

Background Information 
As part of the review of any development within the City, impacts to the regional road network will 

be reviewed by Palm Beach County pursuant to its Traffic Performance Standards (TPS) Ordinance, 

Article 12 of the Palm Beach County Unified Land Development Code. As with other municipalities 

within the County, as part of the City’s review process, applicants will be required to demonstrate 

compliance with the Palm Beach County TPS Ordinance. If required by TPS, development applications 

will be submitted to Palm Beach County for review of their impacts to the regional road network. Any 

level of service deficiencies identified would need to be mitigated through means such as 

construction of improvements or execution of a proportionate share agreement with the County.  

 

The majority of property within the City is subject to a set of development orders issued to Minto 

PBLH, LLC, (Minto) by Palm Beach County prior to the City’s incorporation. The development orders 

permit Minto to construct 4,546 residential units, a college, hotel and 2.2 million square feet of other 

nonresidential uses. By operation of law, after the City’s incorporation, the development orders 

remain in effect, except that they are now administered by the City. In conjunction with its receipt of 

CHAPTER 3.   TRANSPORTATION ELEMENT  
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that development order, Minto was required to demonstrate compliance with the County’s TPS. As 

part of this process, Minto was required to enter into a proportionate share agreement with Palm 

Beach County, committing it to pay approximately fifty (50) million dollars towards road 

improvements throughout the region. Seminole Pratt Whitney Road is already being expanded 

within the City pursuant to that proportionate share agreement. Minto‘s obligations under the 

proportionate share agreement remain notwithstanding the City’s incorporation because Palm 

Beach County retains jurisdiction over impacts to the regional thoroughfare system, which includes 

state roads and roads identified as part of Florida’s Strategic Intermodal System (SIS). Any increase 

in the density and intensity of Minto’s development orders that generates additional peak hour 

directional traffic impacts above the approved development would be subject to review by Palm 

Beach County for approval pursuant to TPS.  

 

TRAFFIC CIRCULATION NETWORK 

Existing Traffic Circulation 
The current traffic circulation network and functional classification are illustrated in TE Map 3.1. 

Palm Beach County has jurisdiction over county roads, which are Seminole Pratt Whitney Road and 

60th Street North. 

 

Data from City of Westlake Comprehensive Plan – Transportation Element Data and Analysis document, 

was used as the starting point for our analysis. 

 

The roadway peak hour capacity (service volume threshold) was determined based on the 

methodology in the FDOTs 2023 Multimodal Quality Level of Service Handbook, except for Seminole 

Pratt Whitney Road which was obtained from the Palm Beach County TPS database. Context 

classifications were determined based on the area type and predominant land use, except for 

Seminole Pratt Whitney Road which was obtained from FDOT’s Systemwide Preliminary Context 

Classification database. Palm Beach County traffic counts database has roadway counts for Seminole 

Pratt Whitney only and was used in the analysis. For other roadways, FDOT’s published AADT in the 

Florida Traffic Online database was obtained and applied a peak to daily ratio factor (K-factor) of 9% 

and directional factor (D-factor) of 55% to estimate the peak hour peak direction traffic. The final 

volumes were then compared with the service volume thresholds to determine the existing level of 

service.  

 

The existing roadway levels of service are illustrated in TE Map 3.2. The level of service for some 

roads are indicated to be “n/a” (not available) because the roads have not been in service long enough 

for them to be properly analyzed under normal traffic conditions. The existing road characteristics 

are summarized in Table 3.1. Seminole Pratt Whitney Road is a county-maintained road that 

currently functions as a minor arterial road. Minor arterial roads provide service for trips of 

moderate length, serve geographic areas that are smaller than their higher arterial counterparts 

(interstates, freeways, and principal arterials), and offer connectivity to the higher arterial system. 

In an urban context, they interconnect and augment the higher arterial system, provide intra-

community continuity and carry local bus routes.  
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A system of major and minor collector roads, including Persimmon Boulevard and Town Center 

Parkway, connects to Seminole Pratt Whitney Road and provides access into and through the City. 

Roads functionally classified as major collector roads are intended to distribute and channel trips 

between local roads and arterials, usually over a distance of greater than three-quarters of a mile. 

Any road that is not an arterial or collector road is by definition a local road. Except for Seminole 

Pratt Whitney Road and the future extension of 60th Street North, the City has jurisdiction over all 

roads located within the City boundaries. 

 

As used in the “Lanes” column of the table on the next page, the following terms have the following 

meanings: 

• 2LU means 2 lanes undivided 

• 2LD means 2 lanes divided 

• 4LD means 4 lanes divided 

• 6LD means 6 lanes divided 

 

Figure 3.1 below illustrates the location of each road segment. 

  

 

Figure 3.1: Road Segment Identification 
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Table 3.1: Existing Year 2025 Peak Hour Peak Direction LOS 

Road Name From To 
Context  

Classification 
Jurisdiction 

Functional  
Classification 

2025 
Lane 

Peak Hour 
Peak 

Direction 
Capacity 

Peak Hour 
Peak 

Direction 
Volume 

LOS 

Seminole Pratt 
Whitney Road 

North of 
Sycamore Drive 

West 

Seminole Ridge 
Community High 

School north 
entrance 

C2 - Rural County Minor Arterial 4LD 1,960  1,422  B 

Seminole Pratt  
Whitney Road 

Seminole Ridge 
Community High 

School north 
entrance 

South of 60th Street 
North 

C2 - Rural County Minor Arterial 4LD 1,960  1,422  B 

Northwest Town 
Center Parkway 

Canal 
Seminole Pratt 
Whitney Road 

C3C - Suburban 
Commercial 

City 
Major 

Collector 
2LD 1,062  n/a  n/a  

Southwest Town 
Center Parkway 

Persimmon 
Boulevard West 

Seminole Pratt 
Whitney Road 

C3C - Suburban 
Commercial 

City 
Major 

Collector 
2LD 1,062  n/a  n/a  

Town Center 
Parkway North 

Seminole Pratt 
Whitney Road 

West Roundabout 
C3R - Suburban 

Residential 
City 

Minor 
Collector 

2LD 1,049  135  C 

East Town Center 
Parkway 

West Roundabout River Bend 
C3R - Suburban 

Residential 
City 

Minor 
Collector 

2LD 1,049  375  C 

East Town Center 
Parkway 

River Bend 60th Street North 
C3R - Suburban 

Residential 
City 

Minor 
Collector 

2LD 1,101  375  C 

Town Center 
Parkway South 

Seminole Pratt 
Whitney Road 

West Roundabout 
C3R - Suburban 

Residential 
City 

Minor 
Collector 

2LD 1,101  135  C 

Persimmon 
Boulevard West 

Southwest Town 
Center Parkway 

Seminole Pratt 
Whitney Road 

C3C - Suburban 
Commercial 

City 
Minor 

Collector 
2LD 1,062  n/a  n/a  

Persimmon 
Boulevard East 

Seminole Pratt 
Whitney Road 

Ilex Way 
C3C - Suburban 

Commercial 
City 

Minor 
Collector 

4LD 1,796  135  C 

Persimmon 
Boulevard East 

Ilex Way River Bend 
C3R - Suburban 

Residential 
City 

Minor 
Collector 

2LD 1,101 135 C 

Persimmon 
Boulevard East 

River Bend 140th Avenue 
C3R - Suburban 

Residential 
City 

Minor 
Collector 

4LD 1,836  n/a  n/a  

River Bend 
Persimmon 

Boulevard East 
East Town Center 

Parkway 
C3R - Suburban 

Residential 
City 

Minor 
Collector 

2LD 1,101  135  C 

Green Lane Ilex Way 
Persimmon Blvd 

East 
C3R - Suburban 

Residential 
City 

Minor 
Collector 

2LD 1,101  135  C 

Waters Edge Drive 
Seminole Pratt 
Whitney Road 

Ilex Way 
C3R - Suburban 

Residential 
City 

Minor 
Collector 

2LD 1,101  135  C 

Ilex Way 
Waters Edge 

Drive 
Green Lane 

C3R - Suburban 
Residential 

City 
Minor 

Collector 
2LD 1,101  375  C 

Ilex Way Green Lane Saddle Bay Drive 
C3R - Suburban 

Residential 
City 

Minor 
Collector 

2LD 1,101  375  C 

Ilex Way Saddle Bay Drive 
Persimmon Blvd 

East 
C3R - Suburban 

Residential 
City 

Minor 
Collector 

2LD 1,101  375  C 

Ilex Way 
Persimmon Blvd 

East 
Town Center 

Parkway South 
C3R - Suburban 

Residential 
City 

Minor 
Collector 

2LD 1,101  375  C 

Kingfisher Blvd 
(CS-E5) 

Town Center 
Parkway South 

Town Center 
Parkway North 

C3R - Suburban 
Residential 

City 
Minor 

Collector 
2LD 1,101 n/a n/a 

60th Street North 
Western City 

Limit 
West Town Center 

Parkway 
C3R - Suburban 

Residential 
City 

Major 
Collector 

2LU 888 n/a n/a 

60th Street North 
West Town 

Center Parkway 
Seminole Pratt 
Whitney Road 

C3R - Suburban 
Residential 

City 
Major 

Collector 
2LU 888 n/a n/a 
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As shown, existing land uses are adequately served by the existing traffic circulation system, and all 

roads are operating within the adopted level of service standard. Therefore, there are no existing 

transportation deficiencies. 

Future Traffic Circulation 
Based on data from the Bureau of Economic Business Research, the City’s population is estimated to 

be 6,420 in 2024. Based on the data from Southeast Regional Planning Model, the City’s population 

is estimated to be 11,780 by the year 2045. Residential uses will be located throughout the City, with 

single-family detached housing located further east and west away from Seminole Pratt Whitney 

Road, and higher density housing located closer to Seminole Pratt Whitney Road. 

 

It is also anticipated that, in addition to existing non-residential uses, there will be additional non-

residential uses constructed during the 2035 and 2045 planning periods, including commercial, 

industrial, recreational, and civic uses; to be located along either side of Seminole Pratt Whitney 

Road.  

Through the long- and short-term planning periods, Seminole Pratt Whitney Road will continue to 

serve as a minor arterial. The future land uses will continue to be connected by a network of minor 

collectors, major collectors, and local roads, as the City develops.  

The City’s future traffic circulation network was developed in coordination with the plans of the 

Florida Department of Transportation (FDOT), Palm Beach County, and the Palm Beach Metropolitan 

Planning Organization (MPO). Any improvements identified either in the Palm Beach County’s 5-year 

Road Program or the Palm Beach MPO’s Long Range Transportation Plan was included in the 

analysis. The future 2045 peak hour peak direction volume for Seminole Pratt Whitney Road is 

determined by applying a K-factor of 9% and field observed D-factor of 55% to the daily volumes as 

reported in Palm Beach MPO Adjusted 2045 Two-Way Daily Traffic Volumes report. For all other 

roadways, the 2045 peak hour peak direction volume was determined by applying a 1.0% annual 

growth rate to the 2038 volumes from the City’s 2018 Comprehensive Plan. The short-term (2035) 

volumes were developed by interpolating the volumes between the existing (2025) and long-term 

(2045) volumes.  

 

Within the short-term planning period (through 2035), it is anticipated that there will be additional 

developments in throughout the City. Based on the Palm Beach County Five-year Road Program, 60th 

Street North from Seminole Pratt Whitney Road to 140th Avenue is programmed to be constructed. 

Palm Beach MPO’s 2045 Cost Feasible Adjusted Two-Way Traffic Volumes Report shows the segment 

of Seminole Pratt Whitney within the City boundary to have six (6) lanes. The Palm Beach County’s 

Traffic Performance Standard database shows that the peak hour peak direction volume on this 

segment of Seminole Pratt Whitney Road is expected to exceed the service volume by 2029. The City 

will continue to monitor the volume on Seminole Pratt Whitney road and coordinate with County 

regarding the potential need for widening within the short-term planning period.  The anticipated 

future road network is expected to adequately accommodate the traffic circulation through the short-

term planning period. 
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TE Map 3.3 illustrates the required future traffic circulation network through the short-term 

planning period. TE Map 3.4 depicts the 2035 Future Functional Classification and anticipated right-

of-way for the 2035 Future traffic circulation network. The roadway characteristics and level of 

service for Year 2035 are summarized in Table 3.2. 

 

TE Map 3.5 illustrates the 2045 Future Traffic Circulation network, which will accommodate traffic 

circulation through the 2045 planning period. The Palm Beach MPO’s Long Range Transportation 

Plan shows the widening of 60th Street North from western City limit to Seminole Pratt Whitney 

Road, from 2-lane to 4-lane.  

 

Based on the analysis, Persimmon Boulevard East from Ilex Way to River Bend is shown to exceed 

the adopted level-of-service’s volume threshold. The City will continue to monitor the volumes on 

the roadways and coordinate with developers to ensure that adequate roadway facilities are 

provided. TE Map 3.6 depicts the 2045 future functional classification and anticipated future right-

of-way for the future traffic circulation network. Table 3.3 summarizes the road characteristics and 

levels of service for the future functionally classified road system. 

 

Figure 3.2 below shows the north-facing entrance to the City on Seminole Pratt Whitney Road.  Tables 

3.2 and 3.3 are on the pages that follow. 

 

Figure 3.2: Seminole Pratt Whitney Road - City of Westlake North-Facing Entrance 
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Table 3.2: Year 2035 Peak Hour Peak Direction LOS 

Road Name From To 
Context  

Classification 
Jurisdiction 

Functional  
Classification 

2035 
Lane 

Peak 
Hour 
Peak 

Direction 
Capacity 

Peak 
Hour 
Peak 

Direction 
Volume 

LOS 

Seminole Pratt 
Whitney Road 

North of Sycamore 
Drive West 

Seminole Ridge 
Community High 

School north 
entrance 

C2 - Rural County Minor Arterial 6LD 2,940  1,827  B 

Seminole Pratt  
Whitney Road 

Seminole Ridge 
Community High 

School north 
entrance 

South of 60th Street 
North 

C2 - Rural County Minor Arterial 6LD 2,940  1,827  B 

West Town Center 
Parkway 

Western City Limit 
Southwest Town 
Center Parkway  

C3C - Suburban 
Commercial 

City 
Major 

Collector 
2LD 1,062  n/a  n/a 

West Town Center 
Parkway 

Southwest Town 
Center Parkway  

Canal 
C3C - Suburban 

Commercial 
City 

Major 
Collector 

2LD  1,062  n/a  n/a 

Northwest Town 
Center Parkway 

Canal 
Seminole Pratt 
Whitney Road 

C3C - Suburban 
Commercial 

City 
Major 

Collector 
2LD 1,062  n/a  n/a 

Southwest Town 
Center Parkway 

West Town Center 
Parkway 

Persimmon 
Boulevard West 

C3C - Suburban 
Commercial 

City 
Major 

Collector 
2LD 1,062  n/a  n/a 

Southwest Town 
Center Parkway 

Persimmon 
Boulevard West 

Seminole Pratt 
Whitney Road 

C3C - Suburban 
Commercial 

City 
Major 

Collector 
2LD 1,062  n/a  n/a 

Town Center 
Parkway North 

Seminole Pratt 
Whitney Road 

West Roundabout 
C3R - Suburban 

Residential 
City 

Minor 
Collector 

2LD 1,049  373  C 

East Town Center 
Parkway 

West Roundabout River Bend 
C3R - Suburban 

Residential 
City 

Minor 
Collector 

2LD 1,049  651  C 

East Town Center 
Parkway 

River Bend 60th Street North 
C3R - Suburban 

Residential 
City 

Minor 
Collector 

2LD 1,101  498  C 

Town Center 
Parkway South 

Seminole Pratt 
Whitney Road 

West Roundabout 
C3R - Suburban 

Residential 
City 

Minor 
Collector 

2LD 1,101  308  C 

Persimmon 
Boulevard West 

Southwest Town 
Center Parkway 

Seminole Pratt 
Whitney Road 

C3C - Suburban 
Commercial 

City 
Minor 

Collector 
2LD 1,062  n/a  n/a 

Persimmon 
Boulevard East 

Seminole Pratt 
Whitney Road 

Ilex Way 
C3C - Suburban 

Commercial 
City 

Minor 
Collector 

4LD 1,796  611  C 

Persimmon 
Boulevard East 

Ilex Way River Bend 
C3R - Suburban 

Residential 
City 

Minor 
Collector 

2LD 1,049  611  C 

Persimmon 
Boulevard East 

River Bend 140th Avenue 
C3R - Suburban 

Residential 
City 

Minor 
Collector 

4LD 1,836  n/a  n/a 

River Bend 
Persimmon 

Boulevard East 
East Town Center 

Parkway 
C3R - Suburban 

Residential 
City 

Minor 
Collector 

2LD 1,101  294  C 

Saddle Bay Drive 
Seminole Pratt 
Whitney Road 

Ilex Way 
C3R - Suburban 

Residential 
City 

Minor 
Collector 

2LD 1,101  n/a  n/a 

Green Lane Ilex Way 
Persimmon Blvd 

East 
C3R - Suburban 

Residential 
City 

Minor 
Collector 

2LD 1,101  250  C 

Waters Edge Drive 
Seminole Pratt 
Whitney Road 

Ilex Way 
C3R - Suburban 

Residential 
City 

Minor 
Collector 

2LD 1,101  244  C 

Ilex Way Waters Edge Drive Green Lane 
C3R - Suburban 

Residential 
City 

Minor 
Collector 

2LD 1,101  415  C 

Ilex Way Green Lane Saddle Bay Drive 
C3R - Suburban 

Residential 
City 

Minor 
Collector 

2LD 1,101  294  C 

Ilex Way Saddle Bay Drive 
Persimmon Blvd 

East 
C3R - Suburban 

Residential 
City 

Minor 
Collector 

2LD 1,101  294  C 

Ilex Way 
Persimmon Blvd 

East 
Town Center 

Parkway South 
C3R - Suburban 

Residential 
City 

Minor 
Collector 

2LD 1,101  411  C 

Kingfisher Blvd 
(CS-E5) 

Town Center 
Parkway South 

Town Center 
Parkway North 

C3R - Suburban 
Residential 

City 
Minor 

Collector 
2LD 1,101  n/a  n/a 

60th Street North Western City Limit 
West Town Center 

Parkway 
C3R - Suburban 

Residential 
City 

Major 
Collector 

2LU 888  n/a  n/a 

60th Street North 
West Town Center 

Parkway 
Seminole Pratt 
Whitney Road 

C3R - Suburban 
Residential 

City 
Major 

Collector 
2LU 888  n/a  n/a 

60th Street North 
Seminole Pratt 
Whitney Road 

East Town Center 
Parkway 

C3R - Suburban 
Residential 

County 
Minor 

Collector 
4LD 1,836  n/a  n/a 

60th Street North 
East Town Center 

Parkway 
140th Avenue 

C3R - Suburban 
Residential 

County 
Major 

Collector 
4LD 1,836 n/a n/a 
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Table 3.3: Year 2045 Peak Hour Peak Direction LOS  

Road Name From To 
Context  

Classification 
Jurisdiction 

Functional  
Classification 

2045 
Lane 

Peak 
Hour 
Peak 

Direction 
Capacity 

Peak 
Hour 
Peak 

Direction 
Volume 

LOS 

Seminole Pratt 
Whitney Road 

North of Sycamore 
Drive West 

Seminole Ridge 
Community High 

School north 
entrance 

C2 - Rural County Minor Arterial 6LD 2,940  2,232  B 

Seminole Pratt  
Whitney Road 

Seminole Ridge 
Community High 

School north 
entrance 

South of 60th 
Street North 

C2 - Rural County Minor Arterial 6LD 2,940  2,232  B 

West Town Center 
Parkway 

Western City Limit 
Southwest Town 
Center Parkway  

C3C - Suburban 
Commercial 

City Major Collector 2LD 1,062  102  C 

West Town Center 
Parkway 

Southwest Town 
Center Parkway  

Canal 
C3C - Suburban 

Commercial 
City Major Collector 2LD 1,062  102  C 

Northwest Town 
Center Parkway 

Canal 
Seminole Pratt 
Whitney Road 

C3C - Suburban 
Commercial 

City Major Collector 2LD 1,062  365  C 

Southwest Town 
Center Parkway 

West Town Center 
Parkway 

Persimmon 
Boulevard West 

C3C - Suburban 
Commercial 

City Major Collector 2LD 1,062  239  C 

Southwest Town 
Center Parkway 

Persimmon 
Boulevard West 

Seminole Pratt 
Whitney Road 

C3C - Suburban 
Commercial 

City Major Collector 2LD 1,062  239  C 

Town Center 
Parkway North 

Seminole Pratt 
Whitney Road 

West Roundabout 
C3R - Suburban 

Residential 
City Minor Collector 2LD 1,049  611  C 

East Town Center 
Parkway 

West Roundabout River Bend 
C3R - Suburban 

Residential 
City Minor Collector 2LD 1,049  926  D 

East Town Center 
Parkway 

River Bend 60th Street North 
C3R - Suburban 

Residential 
City Minor Collector 2LD 1,101  622  C 

Town Center 
Parkway South 

Seminole Pratt 
Whitney Road 

West Roundabout 
C3R - Suburban 

Residential 
City Minor Collector 2LD 1,101  480  C 

Persimmon 
Boulevard West 

Southwest Town 
Center Parkway 

Seminole Pratt 
Whitney Road 

C3C - Suburban 
Commercial 

City Minor Collector 2LD 1,062  218  C 

Persimmon 
Boulevard East 

Seminole Pratt 
Whitney Road 

Ilex Way 
C3C - Suburban 

Commercial 
City Minor Collector 4LD 1,796 1,087  C 

Persimmon 
Boulevard East 

Ilex Way River Bend 
C3R - Suburban 

Residential 
City Minor Collector 2LD 1,049  1,087  F 

Persimmon 
Boulevard East 

River Bend 140th Avenue 
C3R - Suburban 

Residential 
City Minor Collector 4LD 1,836  732  C 

River Bend 
Persimmon 

Boulevard East 
East Town Center 

Parkway 
C3R - Suburban 

Residential 
City Minor Collector 2LD 1,101  454  C 

Saddle Bay Drive 
Seminole Pratt 
Whitney Road 

Ilex Way 
C3R - Suburban 

Residential 
City Minor Collector 2LD 1,101  160  C 

Green Lane Ilex Way 
Persimmon Blvd 

East 
C3R - Suburban 

Residential 
City Minor Collector 2LD 1,101  366  C 

Waters Edge Drive 
Seminole Pratt 
Whitney Road 

Ilex Way 
C3R - Suburban 

Residential 
City Minor Collector 2LD 1,101  353  C 

Ilex Way Waters Edge Drive Green Lane 
C3R - Suburban 

Residential 
City Minor Collector 2LD 1,101  456  C 

Ilex Way Green Lane Saddle Bay Drive 
C3R - Suburban 

Residential 
City Minor Collector 2LD 1,101  213  C 

Ilex Way Saddle Bay Drive 
Persimmon Blvd 

East 
C3R - Suburban 

Residential 
City Minor Collector 2LD 1,101  213  C 

Ilex Way 
Persimmon Blvd 

East 
Town Center 

Parkway South 
C3R - Suburban 

Residential 
City Minor Collector 2LD 1,101  447  C 

Kingfisher Blvd 
(CS-E5) 

Town Center 
Parkway South 

Town Center 
Parkway North 

C3R - Suburban 
Residential 

City Minor Collector 2LD 1,101  76  C 

60th Street North Western City Limit 
West Town Center 

Parkway 
C3R - Suburban 

Residential 
City Major Collector 4LD 1,836  1,215  D 

60th Street North 
West Town Center 

Parkway 
Seminole Pratt 
Whitney Road 

C3R - Suburban 
Residential 

City Major Collector 4LD 1,836  904  C 

60th Street North 
Seminole Pratt 
Whitney Road 

East Town Center 
Parkway 

C3R - Suburban 
Residential 

County Minor Collector 4LD 1,836  114  C 

60th Street North 
East Town Center 

Parkway 
140th Avenue 

C3R - Suburban 
Residential 

County Major Collector 4LD 1,836 735 C 
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As noted, except for Persimmon Boulevard from Ilex way to River Bend, the remainder of the traffic 

circulation network is expected to meet the adopted level of service standards in both the 2035 and 

2045 planning periods, based on the City's planned future development. However, changes to these 

planned developments over time, if not properly monitored, could lead to transportation 

deficiencies. 

 

For this reason, the City will implement a Mobility System to review proposed development projects 

with respect to transportation standards. The Mobility System will be implemented through the Land 

Development Regulations that will specify development review procedures and transportation 

mitigation options, including proportionate share agreements for new development and will 

integrate review by of impacts to regional roads by Palm Beach County pursuant to TPS. The Mobility 

System will also provide for regular and periodic monitoring of transportation facilities by the City 

to ensure that adopted transportation standards are maintained. 

 

Finally, to provide for flexibility in development and to respond to long-term changes in the needs of 

the City’s residents, the Land Development Regulations may provide for a land use equivalency 

process, through which exchanges of different land uses, consistent with the Future Land Use Map 

(FLU Map 2.1), may be accomplished so long as the proposed development does not result in 

additional transportation impacts. 

 

EVACUATION ROUTES 
There are no existing designated evacuation routes within the City. However, Seminole Pratt Whitney 

Road provides access to the designated evacuation route at US 441.  

 

Future designation of evacuation routes within the City is not anticipated. However, it is essential to 

ensure the safe evacuation of residents within the City, if required, by monitoring routes connecting 

the City to designated evacuation routes. Maintaining capacity on Seminole Pratt Whitney Road at an 

acceptable level of service will facilitate the evacuation of City residents if necessary.  

 

MASS TRANSIT 
Mass transit service in Palm Beach County is provided by Palm Tran. There is currently no fixed-

route service within the City. According to the FY 2022-2031 Transit Development Plan (TDP), 

Westlake is identified as one of the underserved communities in the western part of the county. The 

TDP does not include recommendation for transit expansion to the City. The Palm Beach MPO 2050 

Long Range Transportation Plan’s Illustrative projects list two premium transit projects through the 

City. These are LRTP ID PLMT0224 express bus from Westlake to West Palm Beach via Okeechobee 

Boulevard and LRTP ID PLMT0223 express bus from Westlake to West Palm Beach via Northlake 

Boulevard, both of which will serve the City through Seminole Pratt Whitney Road. Illustrative 

Projects are MPO Supported projects or concepts for which funding has not yet been secured. The 

City will continue to coordinate with Palm Tran and MPO during their service development.  
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Americans with Disabilities Act (ADA) paratransit services through Palm Tran Connection is 

provided within 3/4 miles of a Palm Tran fixed-route bus service. Since no part of the City is currently 

within 3/4 mile of a Palm Tran fixed-route, Palm Tran Connection ADA paratransit services can be 

requested by qualified riders.  

 

Transportation Disadvantaged services in Palm Beach County are also provided by Palm Tran 

Connection. Service is available to anywhere within Palm Beach County, including the City, for 

qualifying individuals. Additional information can be found by visiting PalmTran website or by calling 

561-649-9838. 

 

As the City population grows, the viability of expanding transit service will increase, especially as 

commercial and other non-residential uses develop along Seminole Pratt Whitney Road. The City will 

regularly coordinate with Palm Tran, especially during updates of the Palm Tran Transit 

Development Plan (TDP), to ensure that transit needs of City residents are evaluated and 

appropriately serviced as the community grows. 

 

AVIATION 
No airports, aviation facilities or other aviation-related developments currently exist or are proposed 

within the City. The closest airstrip is approximately 6.03 miles to the south in a fly-in fly-out 

residential neighborhood called the Wellington Aero Club. Palm Beach International Airport is 

approximately 11.3 miles southeast of the City and North Palm Beach County Airport is 

approximately 6.27 miles to the Northeast. The William P. Gwinn Airport, a private airport, is 

approximately 9.9 miles north of the City. These measurements are based on the City border closest 

to the respective airports. Therefore, no airports are within or immediately adjacent to the City, and 

there are no issues concerning land use compatibility with airports. As of the development of 2018 

Comprehensive Plan, a site plan has been approved for an additional airstrip approximately 8 miles 

from the City on Flying Cow Ranch Road. No additional information was found on the construction of 

this airstrip.  

 

PORTS 
The City does not contain and is not adjacent to any coastal areas or natural water bodies. The Port 

of Palm Beach is approximately 13.13 miles to the east of the City. 

 

SHARED USE PATH, BICYCLE LANES, AND SIDEWALKS  
The shared use path runs almost the entire length of Seminole Pratt Whitney Road, and in the areas 

where there is not a shared use path, there is a sidewalk. Bicycle lanes, sidewalks, and/or shared-use 

paths have been constructed along majority of the City’s roads. Existing bicycle lanes, sidewalks, and 

shared use paths are depicted on TE Map 3.7. 

 

The City envisions a multi-modal transportation system that appropriately utilizes a combination of 

roads, mass transit facilities, shared use paths, bicycle lanes, and sidewalks, and other elements of 

complete streets to serve its residents and visitors to the City. As part of the City’s overall vision, non-

motorized transportation will continue to be accommodated and encouraged to reduce the need for 
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motorized transportation within the City, especially between residential and non-residential uses. 

The shared use paths, bicycle lanes, and sidewalks planned through the 2035 planning period and 

2045 planning period are depicted on TE Map 3.8 and TE Map 3.9 respectively. 

As part of the recreational amenities with the City, shared use paths may be established in non-

developed or other open space areas. The City will take steps to ensure that where shared use paths, 

sidewalks, or bicycle lanes are co-located with other transportation facilities, appropriate design 

measures are taken to facilitate the safety of all travelers. This will also apply where shared use paths, 

sidewalks, or bicycle lanes cross other transportation facilities. 

 

Transportation Element (TE) Maps 3.1 through 3.9 are exhibited in the Map Series of this Plan. 
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CHAPTER 4.   INFRASTRUCTURE ELEMENT  

DATA AND ANALYSIS 
 

INTRODUCTION 
The purpose of the Infrastructure Element is to identify and describe the necessary public facilities and 

services needed to accommodate the City’s population through the short (2035) and long term (2045) 

planning periods. This element addresses the public facilities provided within the City which include: 

 

• Potable Water 

• Wastewater 

• Solid Waste 

• Drainage 

• Ground Water Recharge 

 

The Seminole Improvement District (SID) is the exclusive retail provider of potable water, reuse water, and 

wastewater facilities in the City, and is empowered to construct and maintain the facilities related to those 

services and drainage.  SID’s service area is limited to the City’s municipal boundaries, and therefore, SID’s 

capacity will be used only within the City.  Pursuant to the City Charter, the City may not duplicate services 

provided by SID.  The relationship between the City and SID for provision of those services and facilities is 

detailed in the Interlocal Agreement between the City of Westlake and the Seminole Improvement District 

Regarding the Provision of Certain Services, Infrastructure, and Public Facilities in the City of Westlake and 

for Assurance of Non-Duplication of Services dated March 2018 (“SID-Westlake Interlocal”). SID’s specific 

plans for facilities construction, maintenance, and expansion are contained in its Water Control Plan dated 

March 3, 2021 and its Water, Wastewater and Reuse Utilities Master Plan dated July 30, 2025.  The SID utility 

service area is depicted on INF Map 4.1.  The anticipated infrastructure facilities needed for the 2035 and 

2045 planning periods depicted on INF Map 4.3 and INF Map 4.4.   

SID operates pursuant to a number of permits from the South Florida Water Management District (SFWMD), 

the United States Army Corps of Engineers, and other agencies.  These permits, which serve as data and 

analysis for the Plan, are available upon request.  

 

POTABLE WATER 
SID is the retail provider of potable water within the City. There is an Interlocal Agreement between Palm 

Beach County and the Seminole Improvement District Regarding the Sale of Bulk Water and Wastewater 

Service and Establishment of Water, Wastewater, and Reclaimed Water Service Areas and Settling Certain 

Disputes and Lawsuits Between the Parties, dated April 18, 2006, which provides that SID can purchase bulk 

water from the County at a rate of up to 5.0 MGD for the next thirty (30) years with provisions to extend the 

agreement for 50 or more years. SID and Palm Beach County have invested in significant infrastructure in 
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the City’s area to provide potable water service.  The development of the City will not require additional 

capacity to provide potable water to the City; rather it utilizes existing excess capacity from existing 

infrastructure.  SID maintains water distribution facilities for service within the City and will expand internal 

potable water distribution lines concurrent with development within the City.  

 

The City’s level of service standard for potable water is 110 gallons per capita per day for residential uses 

and 150 gallons per 1,000 sq. ft. per day for non-residential uses with the following exceptions.  Schools have 

a level of service standard of 18 gpd per student.  Hotels have a level of service standard of 100 gpd per room.  

Parks have a level of service standard of 10 gpd per visitor.  The per capita level of service standard will be 

applied to dwelling units using a 2.70 average population per household (PPH) unless it can be demonstrated 

that a different PPH is applicable.  The City will continue to coordinate with SID to monitor and evaluate 

future operating demands as the City increases utility users and to adjust the level of service standard, if 

needed, through the planning periods. 

The table below provides an analysis of potable water demand over the short and long term planning periods. 

The first section identifies the level of service standards used for the planning analysis.  The second section 

identifies existing and projected population and uses that require potable water.  Existing non-residential 

square footage includes the existing commercial, industrial, civic, educational, and medical uses.  Square 

footage numbers are from the Palm Beach County property appraiser parcel database.  Existing student 

numbers are based on school enrollment numbers from the Palm Beach County School District and 

anticipated students from a potential new school.  New development square footage, hotel rooms, and college 

students are based on the maximum FAR for vacant parcels within the City.  Projections of recreation and 

park day time visitors are based on averages derived from the National Recreation and Park Association 

2016 study of park usage entitled “NRPA Americans’ Engagement with Parks Survey.”  The third section 

computes the current and projected demand for the 2035 and 2045 planning periods. 

The anticipated facilities needed for the 2035 and 2045 planning periods are identified in Table 4.1 and are 

also depicted on INF Map 4.3 and INF Map 4.4. 
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Table 4.1: Potable Water Analysis 

Potable Water Level of Service     

  
Gallons Per 

Day    
Per Person 110    

Per square foot for Commercial, Civic, and 
Industrial 0.15    
Per Student 18    
Per Hotel Room 100    
Per visitor of park and recreation facilities 10    
      

Demand Generators 
  2025 2035 2045 
Population (excluding hotel population) 8,774 13,155 17,540 
Commercial, Civic, and Industrial S.F. 1,012,504 35,475,700 35,475,700 
K-12 Students 3,220 4,797 5,517 
College Students 0 0 3,000 
Total Students 3,220 4,797 8,517 
Hotel Rooms 0 150 150 
Recreation and Park Daytime Visitors 0 650 2,600 
      

Demand Projections 
  2025 2035 2045 
Population (excluding hotel population) 965,140 1,447,050 1,929,400 
Commercial, Civic, and Industrial S.F. 151,876 5,321,355 5,321,355 
Total Students 57,960 86,346 153,306 
Hotel Rooms 0 15,000 15,000 
Recreation and Park Daytime Visitors 0 6,500 26,000 
Total Demand (Gallons Per Day) 1,174,976 6,876,251 7,445,061 

 

 

The City will adopt a Water Supply Facilities Work Plan for the City that will identify water resource 

development and water supply development options consistent with the 2013 Lower East Coast Regional 

Water Supply Plan Update.  The City is required to update the Infrastructure Element within 18 months of 

any update to the 2013 Lower East Coast Regional Water Supply Plan Update by SFWMD. 

The M Canal runs along the northern boundary of the City, west of Seminole Pratt Whitney Road, and within 

the City boundary east of Seminole Pratt Whitney Road.  The City of Westlake does not use the M Canal as a 

public water supply; however, the City of West Palm Beach does use the M Canal as a public water supply.  
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The City’s stormwater management and drainage, which is under SID’s jurisdiction, is separate from and 

unconnected from the M Canal.  The M-2 canal serves as the City’s drainage canal, which carries water to the 

C-51 Basin. 

 

WASTEWATER 
SID is the retail provider of wastewater services to the City. SID has an Interlocal Agreement with Palm Beach 

County (the same 2006 interlocal agreement that addresses potable water) to purchase wastewater capacity 

at a rate up to 4.0 MGD. SID and Palm Beach County have invested in significant infrastructure in the Westlake 

area to provide wastewater service.  The development of the City will not require additional capacity to 

provide wastewater service to the City; rather, it will utilize existing excess capacity, thereby discouraging 

urban sprawl. SID has decommissioned its wastewater treatment facility but maintains pump stations, force 

mains, collection facilities and interconnects to the County system for wastewater service within the City. 

The City will coordinate with SID to expand internal wastewater distribution lines concurrent with 

development within the City. 

 

The City’s level of service standard for wastewater is 100 gallons per capita per day (gpd) for residential uses 

and 150 gallons per 1,000 sq. ft. per day for non-residential uses with the following exceptions:  schools have 

a level of service standard of 18 gpd per student;  hotels have a level of service standard of 100 gpd per room.  

Parks have a level of service standard of 10 gpd per visitor.  The per-capita level of service standard will be 

applied to dwelling units using a 2.70 average PPH unless it can be demonstrated that a different PPH is 

applicable.  The City will continue to coordinate with SID to monitor and evaluate future operating demands 

as the City increases utility users and to adjust the level of service standard if needed through the planning 

periods. 

 

The table below provides an analysis of wastewater demand over the 2035 and 2045 planning periods. The 

first section identifies the level of service standards used for the planning analysis.  The second section 

identifies existing and projected population and uses that require wastewater service.  Existing non-

residential square footage includes the existing commercial, industrial, civic, educational, and medical uses. 

Square footage numbers are from the Palm Beach County property appraiser parcel database.  Student 

numbers are based on school enrollment numbers from the Palm Beach County School District and 

anticipated students from a potential new school.  New development square footage, hotel rooms, and college 

students are based on the maximum FAR for vacant parcels within the City.  Projections of recreation and 

park daytime visitors are based on averages derived from the National Recreation and Park Association 2016 

study of park usage entitled “NRPA Americans’ Engagement with Parks Survey.”  The third section computes 

the current and projected demand for the 2035 and 2045 planning periods. The anticipated infrastructure 

facilities needed for the 2035 and 2045 planning periods are identified in Table 4.1 and also depicted on INF 

Map 4.3 and INF Map 4.4. 
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Table 4.2: Wastewater Analysis 

 

Wastewater Level of Service     

  
Gallons Per 

Day    
Per Person 100    

Per square foot for Commercial, Civic, and 
Industrial 0.15    
Per Student 18    
Per Hotel Room 100    
Per visitor of park and recreation facilities 10    
      

Demand Generators 
  2025 2035 2045 
Population (excluding hotel population) 8,774 13,155 17,540 
Commercial, Civic, and Industrial S.F. 1,012,504 35,475,700 35,475,700 
K-12 Students 3,220 4,797 5,517 
College Students 0 0 3,000 
Total Students 3,220 4,797 8,517 
Hotel Rooms 0 150 150 
Recreation and Park Daytime Visitors 0 650 2,600 
      

Demand Projections 
  2025 2035 2045 
Population (excluding hotel population) 877,400 1,315,500 1,754,000 
Commercial, Civic, and Industrial S.F. 151,876 5,321,355 5,321,355 
Total Students 57,960 86,346 153,306 
Hotel Rooms 0 15,000 15,000 
Recreation and Park Daytime Visitors 0 6,500 26,000 
Total Demand (Gallons Per Day) 1,087,236 6,744,701 7,269,661 

 

 

REUSE WATER 
Pursuant to the SID-Westlake Interlocal, SID will be the exclusive retail provider of reuse water within the 

City and will provide development within the City reuse water for irrigation.  If reuse is not available from 

the County, irrigation may be supplemented by canal water as allowed by permit with the South Florida 

Water Management District.   
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An Interlocal Agreement for the Purchase and Sale of Bulk Reclaimed Water between SID and Palm Beach 

County for the purchase of bulk reuse water dated April 20, 2010 gives SID a “prior reserve capacity” of 

reuse water to be provided by the county.  The amount of reuse water is contingent upon the amount 

needed by Florida Power and Light.  The agreement calls for the county to make available 2.85 MGD of 

reuse water in 2017, which is scheduled to increase to 3.85 MGD by 2025.  SID will not produce its own 

reuse water, but will receive reuse water pursuant to this agreement with Palm Beach County.  At this time, 

a re-pump and two storage facilities and some transmission pipes are connected and in operation.  Further 

expansion of the distribution system within the City will occur as the City develops.  

The anticipated infrastructure facilities for the 2035 and 2045 planning periods are depicted on INF Map 

4.3 and INF Map 4.4. 

Figure 4.1 on the next page shows the 2020 service area and major facilities of the Palm Beach County 

Water Utilities Department. 
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SOLID WASTE 
The Solid Waste Authority (SWA) of Palm Beach County is a dependent special district responsible for 

managing solid waste disposal and recycling programs within Palm Beach County pursuant to a Special Act 

of the Florida Legislature in 2001. The SWA integrated solid waste management system includes a 334 acre 

landfill, a 2,000 ton per day waste to energy facility, a 3,000 ton per day mass burn waste-to-energy plant, a 

recovered materials processing facility, a biosolid pelletization facility, a vegetative waste processing 

operation, household hazardous collection facilities and 6 transfer facilities.   

 

The SWA’s 2025 Landfill Depletion Model projects sufficient landfill capacity through the 2045 planning 

period with the current lifespan of the facility projected to extend to 2057 depending upon various demand 

and operational assumptions.  This projection is based upon countywide growth projections.  Based on the 

average solid waste generation rate for the county as a whole, the City is establishing a solid waste level of 

service standard of 7.02 pounds per capita per day, which can be maintained through both the 2035 and 

2045 planning periods.    

 

DRAINAGE 
SID manages drainage throughout the City. The land area of the City is currently drained through the M-2 

Canal. The ultimate discharge point for the area is the South Florida Water Management District C-51 Canal. 

There are numerous agricultural ditches and canals currently running through the City. The system was 

created for citrus agricultural use and provided both irrigation water supply and flood control within the 

area. Permits for peak discharge up to 2-inches in 24 hours via M-2 Canal to C-51 Canal are in place for SID, 

which can accommodate the City’s future land uses shown Future Land Use Map (FLU Map 2.1). 

 

SID will continue to provide drainage for the City.  SID’s master drainage management plan currently 

provides for a drainage system which will consist of an extensive lake system to be constructed in phases to 

accept runoff from common areas, collector roads, and residential and non-residential development areas. 

The water management system will continue to discharge into the M-2 Canal.  

 

Drainage for the City can be maintained through the 2035 and 2045 planning periods. The anticipated 

infrastructure facilities needed for the 2035 and 2045 planning periods is depicted on INF Map 4.3 and INF 

Map 4.4.  

 

The City is located within the SFWMD C-51 Basin and is subject to the SFWMD C-51 Basin Rule, (found in 

Part III, Ch. 40E-41, Rules 40E-41.220 through 40E-41.265, Florida Administrative Code), in addition to other 

stormwater regulations. The proposed minimum building floors will be designed at or above the higher of 

the peak stage in the 100-year, 3-day, zero discharge design storm or the SFWMD’s C- 51 Basin 100-year 

stage. As set forth in Table 4.3A below, flood protection within the City will be provided for various storm 

events based on the rainfall depths provided by the isoheytal graphs in the SFWMD’s Environmental 

Resource Permit Applicant’s Handbook Volume II. The SID drainage infrastructure is designed to 
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accommodate the City as a whole, therefore the perimeter berm and peak discharge criteria applies to the 

overall SID stormwater management system, rather than individual development within the City. 

 

Table 4.3A Drainage Level of Service Standards 

Storm Event 

Intensity of 

Rainfall Depth 

(in.)  

Development, Roads, and Drainage Facilities 

10 year-1 day 7.4 Local Roads and Parking Lots 

25 year-3 day 12 Arterial Roads, Collector Roads, Perimeter Berm, and 

Peak Discharge  

100 year-3 day, zero 

discharge 

14 Finished Floors 

Source: Isoheytel Graphs SFWMD’s Environmental Resource Permit Applicant’s Handbook Volume II  
*Perimeter Berm and Peak Discharge are referring to master SID stormwater management system. 

 

SFWMD maintains and implements design elevation guidelines for buildings and road construction that 

address possible flooding, as illustrated in Table 4.3B below.  

 

Table 4.3B Drainage Level of Service Standards 

Elevation (NAVD 88) Development, Roads, and Drainage Facilities 

18.23 Local Road Crown 

18.23 Parking Lots 

19.23 Arterial and Collector Road Crown 

19.83  Finished Floors 

Source: SFWMD Conceptual Permit 50-0021-S 

  

GROUND WATER RECHARGE 
The City is located within the jurisdiction of the SFWMD, and more specifically, within the SFWMD Lower 

East Coast (LEC) Planning Area. The principal ground water resource for the LEC Planning Area is the 

Surficial Aquifer System. The extensive water management and lake system within the City will provide for 

recharge of the local surficial aquifer consistent with the requirements of the SFWMD. 
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The following six (6) SID Utility Master Plan Maps are shown below, respectively: SID Master Water Distribution Plan – Current Conditions, SID Master Water Distribution Plan – 

Ultimate Build-out, SID Master Wastewater Plan – Current Conditions, SID Master Wastewater Plan – Ultimate Build-out, SID Master Reuse Water Plan – Current Conditions, SID Master 

Reuse Water Plan – Ultimate Build-out.  
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CHAPTER 5.   CONSERVATION ELEMENT  

DATA AND ANALYSIS 

 

INTRODUCTION 
This Element addresses the conservation, use, and protection of natural resources in the City, including air, 

water, water recharge areas, wetlands, waterwells, estuarine marshes, soils, beaches, shores, floodplains, 

rivers, bays, lakes, harbors, forests, fisheries, wildlife, marine habitat, minerals, and other natural and 

environmental resources to the extent they exist within the City, including factors that affect energy 

conservation.  

 

NATURAL RESOURCES 
The City is centrally located in the interior of Palm Beach County, almost equidistant from the Intracoastal 

Waterway and Atlantic Ocean to the east and Lake Okeechobee to the West.  Thus, the City does not have any 

marine habitat, beaches, fisheries, estuarine marshes, harbors, bays or shorelines within its jurisdiction.   

 

Lands within the City have been in active agriculture for over 50 years, which has resulted in the removal of 

most natural features and habitat within the City, including wildlife habitat and wetlands.  Further, though 

silviculture has been conducted on the property, there is no naturally occurring forest habitat within the City.  

 

The City’s climate, soils and minerals, air, floodplains, water resources, ground water recharge areas, land 

cover, natural habitats including wetlands, wildlife, and other environmentally sensitive lands are analyzed 

in detail below. 

 

Climate 
The climate of an area affects the amount and type of development, including building practices and 

structural and design features.  Use of climate-appropriate practices supports the efficient use of energy 

sources, greenhouse gas reduction, and overall resource conservation.  The U.S. Department of Energy has 

designated Building America climate regions based on the International Energy Conservation Code (IECC 

2021).  Climate considerations affect energy demand, infrastructure resiliency, and long-term public safety. 

 

According to updated data from the Florida Climate Center (2023) and the NOAA National Centers for 

Environmental Information, Palm Beach County has experienced increasing temperatures, extended warm 

seasons, and rising humidity indices. These changes affect energy consumption, building design, and local 

infrastructure. 

 

Cooling Degree Days (CDD) have been consistently high in the region, exceeding 4,500 CDD annually at Palm 

Beach International Airport,  a 7% increase compared to 1981–2010 baseline averages. This underscores the 

importance of resilient energy-efficient construction, shade landscaping, and community-wide adaptation. 
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Recent extreme weather events, including Hurricane Ian (2022), Hurricane Nicole (2022), and increased 

seasonal flooding, signal the growing importance of storm-resilient design. Westlake, though inland, may be 

affected indirectly by: 

 

• Increased rainfall intensity 

• Inland flooding from stormwater backup 

• Disruption of regional evacuation routes 

Sea Level Rise & Resiliency 

While the City is not directly adjacent to coastal areas, it lies within the Southeast Florida Regional Climate 

Compact Planning Boundary. Projections by NOAA (2022) and the Compact's Unified Sea Level Rise 

Projection (2023) estimate 10–17 inches of rise by 2040, impacting regional drainage and flood risk. 

 

The City is encouraged to consider designation of Adaptation Action Areas (AAAs) in future planning efforts 

per F.S. 163.3177(6)(g) to guide infrastructure investments and policy for long-term resilience. 

 

The National Climate Data Center provides the normal weather variables for temperature and precipitation 

for Palm Beach County International Airport.    These normal variables are shown in Table 5.1 and Figures 

5.1 and 5.2 below.   

 

Table 5.1: Temperature (°F) and Precipitation (Inches) by Month at  

Palm Beach County International Airport 

Month Avg Max Temp (°F) 
Avg Min Temp 

(°F) 

Avg Mean Temp 

(°F) 

Precipitation 

(inches) 

January 74.7  57.9 66.3 3.47  

February 76.7  60.1 68.4 2.63  

March 79.2  63.0 71.1 3.31  

April 82.2  67.5 74.9 3.68  

May 85.7  71.7 78.7 4.91  

June 88.3  75.0 81.7 8.48  

July 90.0  76.1 83.1 5.63  

August 89.9  76.5 83.2 8.68  

September 88.0  75.8 81.9 7.96  

October 84.7  72.6 78.7 5.90  

November 80.0  66.1 73.0 3.62  

December 76.5  61.5 69.0 3.48  

Annual Average 83.0 68.6 75.8 61.75  

Source: National Climate Data Center 
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Figure 5.1: Temperature (°F) by Month at Palm Beach County International Airport 

 

Figure 5.2: Precipitation (Inches) by Month at Palm Beach County International Airport 

 

Useful measures for considering the impact of the climate, as well as month-to-month weather conditions, 

on energy cost and conservation are “heating degree days” and “cooling degree days.”  The National Weather 

Service of the National Oceanic and Atmospheric Administration provides the following explanation: 
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A "degree day" is a unit of measure for recording how hot or how cold it has been over a 24-hour 

period. The number of degree days applied to any particular day of the week is determined by 

calculating the mean temperature for the day and then comparing the mean temperature to a 

base value of 65 degrees F. (The "mean" temperature is calculated by adding together the high 

for the day and the low for the day, and then dividing the result by 2.)  

 

If the mean temperature for the day is, say, 5 degrees higher than 65, then there have been 5 

cooling degree days. On the other hand, if the weather has been cool, and the mean temperature 

is, say, 55 degrees, then there have 10 heating degree days (65 minus 55 equals 10).  

 

Why do we want or need to know the number of "degree days?" 

It is a good way to generally keep track of how much demand there has been for energy needed 

for either heating or cooling buildings. The cooler (warmer) the weather, the larger the number 

of "heating (cooling) degree days"... and the larger the number of heating (cooling) degree days, 

the heavier the demand for energy needed to heat (cool) buildings. 

(https://www.weather.gov/ffc/degdays) 
 

Palm Beach County has a high number of cooling degree days – days for which air conditioners must be 

running and where improved building insulation, materials, design, orientation, and vegetation can reduce 

energy use and costs.   

 

The Florida Climate Center, within the Office of the State Climatologist at Florida State University, maintains 

up-to-date climate normals and degree day calculations for the region. Relevant data for West Palm Beach 

International Airport, the closest climate monitoring station to the City of Westlake, is provided in Figure 5.3 

below, illustrating the monthly distribution of cooling and heating degree days based on the most recent 

1991–2020 climate normals. 

 

Figure 5.3: 1991-2020 Degree Days for  

Palm Beach County International Airport

 
Source: Florida Climate Center 
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People, buildings, and infrastructure are also affected by severe weather conditions.  Palm Beach County has 

been affected by several hurricanes, flooding events, and severe wind events in recent years.  Hurricane 

events include Irma in 2017, Wilma in 2005, and Jeanne and Frances in 2004.  Flooding conditions like those 

that occurred in January of 2014 are due to unusual convergences of rain producing conditions 

(https://www.weather.gov/mfl/palm_beach_flood_010914).  High wind events such as tornadoes are 

relatively rare but do occur (https://www.weather.gov/mfl/pb_tornado).  In more recent years, notably 

2024, the intensity and frequency of weather events affecting the region have increased. That year, three 

named storms passed near or through South Florida, generating strong winds, heavy rainfall, and tornado 

outbreaks. One of those storms, Hurricane Milton, spawned at least 15 confirmed tornadoes, including two 

EF‑3 tornadoes across Palm Beach and Glades counties, with the Wellington / Palm Beach Gardens area hit 

by a 20‑mile, 140 mph (EF‑3) track. Earlier in the same event, multiple tornadoes were reported across Palm 

Beach County as the storm approached landfall. 

 

Looking ahead, climate related events such as sea level rise may also affect Palm Beach County in the long-

term future.  All of Florida will be impacted directly or indirectly if high sea level rise forecasts are realized.  

According to the SFWMD, sea level rise may affect flood control, water supply, natural systems, and water 

quality.  Key vulnerabilities include reduced flood discharge capacity, reduced flood capacity in secondary 

canal systems, saltwater intrusion, inundation of coastal wetlands and changes in ecology.  

  

The City of Westlake, while part of the broader regional climate system, benefits from a relatively more 

favorable inland topography. Its location west of the Intracoastal Waterway and outside of immediate coastal 

surge zones reduces the risk of direct tidal inundation associated with sea level rise. However, the City 

remains indirectly impacted through shared infrastructure, downstream drainage connections, and regional 

ecological shifts. Multiple technical resources are available to support local planning, including: 

• “Vulnerability Analysis for Southeast Florida to Sea Level Rise” 

• SFWMD’s Climate Change and Sea Level Rise Adaptation Strategies 

• NOAA Digital Coast and Sea Grant resources: 

• www.flseagrant.org/climate-change/sea-level-rise/ 

• https://coast.noaa.gov/digitalcoast/stories/slr.html 

As part of future planning efforts, the City should monitor regional guidance from the Southeast Florida 

Regional Climate Compact and consider designating Adaptation Action Areas pursuant to Section 

163.3177(6)(g), Florida Statutes, to help prioritize resilience investments. 

Soils and Minerals 
The general distribution of soils within the City is shown on FLU Map 2.3, which is based on the soil survey 

of Palm Beach County conducted by the U.S. Department of Agriculture (USDA) Natural Resource 

Conservation Service. (www.nrcs.usda.gov/wps/portal/nrcs/surveylist/soils/survey/state/?stateId=FL). 

 

The survey identifies the following soil series in the City: Arents-Urban Land Complex (Organic Substratum), 

Brynwood Fine Sand, Chobee Fine Sandy Loam, Cypress Lake Fine Sand, Floridana Fine Sand, Okeelanta 

Muck, Pineda Fine Sand, Pinellas Fine Sand, Riviera Fine Sand, Riviera Fine Sand (Frequently Ponded), 

Tequesta Muck, Wabasso Fine Sand and Water.  The USDA describes these soils as follows: 
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Arents-Urban  Land Complex – This complex consists of nearly level, somewhat poorly drained, sandy 

soils and urban land overlying organic soils. These areas were formerly organic marshes and swamps 

that were filled for urban use. This complex is primarily in the vicinity of Lake Mangonia and Clear 

Lake in the Palm Springs area, but it is also in a few places along the Intracoastal Waterway. Arents 

consist of lawns, vacant lots, undeveloped areas, and other open land. Urban land consists of areas 

covered by streets, side­ walks, driveways, houses, and other structures.   

 

Brynwood Fine Sand – The Brynwood series consists of shallow, very poorly drained, rapidly 

permeable soils in low broad flats, flatwoods, and in depressions on Marine terraces. They formed in 

sandy marine sediments deposited over limestone bedrock. 

 

Chobee Fine Sandy Loam –The Chobee series consists of very deep, very poorly drained, slowly to 

very slowly permeable soils in depressions, flats, and occasionally on river flood plains in the lower 

Coastal Plain. They formed in thick beds of loamy marine sediments. 

 

Cypress Lake Fine Sand - The Cypress Lake series consists of moderately deep, poorly and very poorly 

drained soils that formed in sandy and loamy marine sediments over limestone bedrock. Cypress 

Lake soils are on low broad flats, flatwoods, low rises and/or knolls, drainageways, and depressions 

on marine terraces.  

 

Floridana Fine Sand – The Floridana series consists of very deep, very poorly drained, slowly to very 

slowly permeable soils on low broad flats, flood plains, and in depressional areas. They formed in 

thick beds of sandy and loamy marine sediments. 

 

Okeelanta Muck – The Okeelanta series consists of very deep, very poorly drained, rapidly permeable 

soils in large fresh water marshes and small depressional areas. They formed in decomposed 

hydrophytic non-woody organic material overlying sand. 

 

Pineda Fine Sand – The Pineda series consists of deep and very deep, poorly and very poorly drained, 

very slowly permeable soils in depressions, low hammocks, poorly defined drainageways, broad low 

flats, and flood plains. They formed in thick beds of sandy and loamy marine sediments on the lower 

Coastal Plain. 

 

Pinellas Fine Sand – The Pinellas series consists of very deep, poorly drained, very rapid to rapidly 

permeable soils on flats that border sloughs and depressions. They formed in sandy marine 

sediments over loamy sediments. 

 

Riviera Fine Sand – The Riviera series consists of nearly level, poorly drained soils that have a loamy 

subsoil. These soils are on broad, low areas and in depressions. They formed in beds of sandy and 

loamy marine sediment.  
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Tequesta Muck – The Tequesta series consists of nearly level, very poory drained soils that have a 

thin organic layer overlying a mineral soil that has a sandy surface layer, a sandy subsurface layer 

and a loamy subsoil. Tequesta Muck is on broad, low flats and in marshes and depressions.  

 

Wabasso Fine Sand – The Wabasso series consists of nearly level, poorly drained, sandy soils that 

have a black, weakly cemented sandy layer over loamy material. These soils are in broad, flatwoods 

areas. They formed in thick beds of sandy marine sediment and the underlying loamy material. 

Wabasso fine sand is found in broad, flatwoods areas.  

 

There are no areas within the City known to have experienced soil erosion problems. In addition, there are 

no known sources of commercially valuable minerals and there is no mining of mineral deposits within the 

City.  Mining is not allowed by the Plan. 
 

Air Quality 
Air quality within the City of Westlake is generally considered to be good, reflecting regional compliance with 

federal and state air quality standards. Ambient air monitoring conducted by the Florida Department of 

Environmental Protection (FDEP) and the U.S. Environmental Protection Agency (EPA) confirms that Palm 

Beach County is designated as an attainment area for five of the six primary pollutants regulated under the 

National Ambient Air Quality Standards (NAAQS): 

 

• Carbon monoxide (CO) 

• Lead (Pb) 

• Nitrogen dioxide (NO₂) 

• Particulate matter (PM₂.₅ and PM₁₀) 

• Sulfur dioxide (SO₂) 

 

The attainment designation indicates that measured concentrations of these pollutants are consistently 

within limits deemed protective of public health and environmental quality by the EPA and FDEP. 

 

Historically, ozone (O₃) presented a regional concern. Palm Beach County was previously classified as a 

maintenance area for ozone, reflecting a successful transition from non-attainment to compliance. However, 

the EPA has since revoked both the 1-hour (1979) and 8-hour (1997) ozone standards on June 15, 2005, and 

April 6, 2015, respectively, effectively rendering the previous maintenance classification obsolete. 

(Source: EPA Green Book) 

 

As of the latest available data, Palm Beach County is not designated as a non-attainment area for any criteria 

air pollutants, affirming its attainment status under all current federal standards. 

 

Air quality monitoring and regulation at the local level are overseen by the Palm Beach County Health 

Department, which manages compliance for both mobile and stationary pollution sources. It also administers 

programs related to asbestos control, open burning, and Pollution Prevention (P2) initiatives. 
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As development continues in Westlake, maintaining air quality will require ongoing coordination with 

regional and state agencies. Policies that promote low-emission transportation, green building practices, and 

urban tree canopy expansion will support continued compliance and contribute to overall environmental 

health. 

 

 

Water Resources 
Floodplains are generally defined as low-lying areas adjacent to natural watercourses that become 

periodically inundated during high water events, supporting dynamic floodplain ecosystems. However, in 

the City of Westlake, such natural flow regimes have been replaced by an engineered drainage system 

managed by the Seminole Improvement District (SID), which regulates water levels and stormwater flows. 

As a result, there are no natural floodplains currently present within the City’s boundaries. 

(Source: USGS Water Glossary) 

 

Although natural floodplain systems are absent, flooding risks remain due to intense rainfall events and the 

City’s relatively flat topography. Areas subject to flooding during a 1% annual chance event (commonly 

referred to as the 100-year flood) are delineated on the Federal Emergency Management Agency (FEMA) 

Flood Insurance Rate Map (FIRM), dated August 4, 2025. These Special Flood Hazard Areas (SFHAs) are 

primarily designated as Zone AE, where Base Flood Elevations (BFEs) have been established. 

 

The Base Flood Elevation for Westlake’s AE zones is 18.5 feet, referenced to the North American Vertical 

Datum of 1988 (NAVD 88). The City has adopted minimum finished floor elevations that exceed the FEMA 

BFE, ensuring an added margin of protection against flooding in accordance with its adopted stormwater 

Level of Service (LOS) standards. 

 

Areas mapped as AE include: 

 

• Man-made swales, canals, and ditches used for prior agricultural irrigation 

• Low-lying agricultural fields 

• Stormwater retention and detention ponds 

 

As urban development continues, many of these features are being replaced or retrofitted into a 

comprehensive stormwater management system that includes interconnected lakes and vegetated 

treatment areas. Consequently, the relevance of existing AE designations may diminish over time as 

infrastructure improvements elevate and reconfigure topography and surface water conveyance. 

 

Continued coordination with FEMA, Palm Beach County, and SFWMD will be essential to ensure that: 

 

• Future FIRMs reflect land use changes and elevation modifications 

• Development remains consistent with updated floodplain management practices 

• The City remains eligible for the National Flood Insurance Program (NFIP) and Community Rating 

System (CRS) incentives, if pursued 
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Ground Water Recharge 
The City is regulated by the SFWMD. The City is located within the SFWMD’s Lower East Coast (LEC) Planning 

Area. The principal ground water resource for the LEC Planning Area is the Surficial Aquifer System. The 

extensive water management and lake system within the City has been permitted by the SFWMD and will 

provide for recharge of the local surficial aquifer as required by District regulations. 

Water Conservation and Reuse Water 
Palm Beach County supplies reuse water to SID through an Interlocal Agreement for the Purchase and Sale 

of Bulk Reclaimed Water dated April 20, 2010.  City residents will use reuse water from SID for landscape 

irrigation.  The existing SID water use permit, which allows for withdrawals from the M Canal for agricultural 

irrigation purposes, has demands based on the irrigation requirements for agricultural crops.  SID will 

modify its permit over the long term planning period consist with SFWMD requirements as the City develops 

and agricultural land converts to other land uses.  If reuse is not available from the County, it will be 

supplemented with surface water as allowed pursuant to SID’s permit with the South Florida Water 

Management District.  The existing permitted water use allocation (3,000 MGD) can cover the reuse needs of 

the entire City if reuse is not available from the County. 

LAND COVER 

Natural Habitats 
The City of Westlake has undergone extensive land alteration over the past several decades, primarily due 

to historic agricultural activities. The area was originally cleared, ditched, and modified for citrus cultivation 

and other forms of commercial agriculture. These practices, sustained for more than 50 years, resulted in the 

complete removal of native upland and wetland ecosystems, including the elimination of indigenous 

vegetation communities and associated wildlife habitats. 

 

As such, there are no functionally intact natural systems remaining within the City, and opportunities for on-

site conservation of pre-development ecosystems are minimal. Future ecological value may be achieved 

through restoration, mitigation, and integration of green infrastructure as part of the City’s ongoing urban 

development. 

 

Wetlands 

The agriculture improvements and operations that have been conducted for the past 50 plus years have 

resulted in no naturally occurring wetlands within the City.  There are approximately 258.5± acres of surface 

waters existing today throughout the City, which consist of man-made swales, ditches, and canals that are 

currently used or were previously used, for agricultural irrigation at the site, and for surface water 

management. The swales primarily consist of very shallow depressional areas which can either contain 

shallow standing water or no water. The ditches primarily consist of unvegetated water areas with steep-

sided unvegetated banks that experience frequently fluctuating water levels depending on on-site 

agricultural irrigation activities and surface water management.  The canals primarily consist of unvegetated, 

deep water areas with steep-sided unvegetated banks. 
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During the permitting process for the Minto development, Minto purchased 5.90 freshwater herbaceous 

federal credits from the Loxahatchee Mitigation Bank in conjunction with the Army Corps of Engineers 

(ACOE) Permit No. SAJ-2004-07618, which mitigates for Waters of the United States on the property at the 

time of the permit. 

 

Uplands 

As noted earlier, due to previous agricultural activities, no existing native habitats or natural features exist 

within the City. The agricultural activities since 1964 eliminated any native upland habitats or natural 

features that may have been present on the property prior to agricultural development. 

 

Although there are areas within the City in which native vegetation can be found, these are limited to tree 

nursery and pine plantation areas where native species are being cultivated for commercial sale or uses. 

They do not constitute forests, native habitats or natural features as they are monotypic single species stands 

under cultivation for production of landscape vegetation or silviculture.   

 

WILDLIFE 

Protected Species 
Wildlife is a valuable resource within the Palm Beach County area. Although there are no naturally occurring 

wetlands or preferred habitat for wetland-dependent endangered or threatened wildlife species or species 

of special concern within the City, man-made ditches, canals, and excavated ponds can support a large 

number of wildlife species.  To date, there are no known threatened or endangered species living within the 

City. 

 

Invasive Species 
South Florida has become an inviting destination for some undesirable species that threaten to undermine 

the health of the environment. More than an inconvenience, invasive plants and animals can greatly alter the 

native landscape, adversely impact native wildlife, destroy agricultural crops and threaten public health. 

 

Invasive Plants 

Non-native invasive plants were brought into Florida through a variety of methods. Certain non-native plants 

are more harmful to the ecosystems of Florida than others. Those that begin to cause widespread ecological 

damage to the native plant and animal communities are called invasive. These non-native invasive plants 

grow quickly, produce abundant seeds, have no natural enemies, flourish in a wide range of soil conditions, 

and prevent native species from growing. These invaders destroy natural habitat, out competing native 

plants for space, soil, sunlight, air, and water. This loss of habitat impacts Florida wildlife. Local and State 

governments are also affected, spending millions annually to control these invasive non-native plants and to 

restore natural habitat which has been impacted due to their prolificacy.  

 

Having been in active agriculture over the past 50 years, there are few invasive species remaining within the 

City. The Plan requires removal of all invasive vegetation identified by the Florida Exotic Pest Plant Council 

found during the process of approving new development within the City. 
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Invasive Animal Species 

Invasive animal species are not native to Florida and are introduced by human activity. They are brought in 

either intentionally as ornamentals or pets, or accidentally, as hitchhikers that arrive at airports, seaports or 

through the mail. Species have always moved around the globe, and the majority are not problematic. It is 

today’s enormous volume of global trade and travel that provides an unprecedented opportunity for species 

to invade. One-third of all plant species in Florida are now exotic.  

(https://nps.gov/ever/learn/education/upload/2008-Florida-invaders-For-web.pdf). 

 

Having been in active agriculture over the past 50 years, there is no natural habitat for either native or 

invasive species within the City.  

 

ENVIRONMENTALLY SENSITIVE LANDS 
Environmentally sensitive lands have not been identified or designated within the City. As previously 

described, the majority of the lands have been utilized for agricultural purposes resulting in the elimination 

of all native and natural habitat features. Therefore 163.3177(6)(d)2.h., Florida Statutes is not applicable. 
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CHAPTER 6.   RECREATION AND OPEN SPACE ELEMENT  

DATA AND ANALYSIS 
 

INTRODUCTION 
This chapter presents an inventory and analysis of data supporting the preparation of the Policy Document 

(Goals, Objectives, and Policies) for the Recreation and Open Space Element for the City of Westlake. This 

data and analysis evaluates land use for recreation and open space and serves as the basis for the policy 

recommendations outlined in the Policy Document for the 10 and 20 years planning periods. 

From its inception, the City’s  Vision and Guiding 

Principles of the Plan embraced the following 

sustainable community concept:  An urban area with a 

long term planning and management vision that 

incorporates a multi-modal transportation network; 

walkable, mixed use patterns of development; denser 

development where infrastructure exists; civic spaces and 

interconnected open spaces for recreation; economic 

vitality and job choices; choices in housing price and size; 

a quality educational system; and a unique identity. The 

City’s sustainable community concept serves as an 

umbrella under which all the elements of the Plan are 

developed. 

The purpose of the Recreation and Open Space Element is to foster recreation uses and open space that will 

support the local population by promoting a sense of place in the community. It provides for the creation of 

natural features; tree-lined roads and shared use paths; parks; and lakes and canals.  The recreation uses and 

open space provided for in this element may also foster a sense of place in the community.  Furthermore, this 

element is intended to guide the decision making process relative to recreation facility development and 

programs, including ongoing funding and maintenance, to meet the recreational needs of the residents 

through the short and long term planning periods. 

 

Recreation areas and open spaces provide opportunities for social interaction, enable healthy and active 

lifestyles, and contribute to the overall urban form.  There are open spaces, neighboorhood parks and 

community parks within the City, which consist of active and passive recreation opportunities. Per the 

Administrative Element Goals, Objectives, & Policies (GOPs) of the City Comprehensive Plan, recreational 

uses and open space are defined below. 
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AMENITY CENTER: A facility that provides opportunities for 

limited retail and/or space for social activities, such as parties, 

receptions, banquets, meetings, recreation, exercise, and 

neighborhood gatherings. 

 

 

COMMUNITY PARK: A park located near 

collector or arterial roads designed to 

serve the needs of more than one 

neighborhood. It is designed to serve 

community residents within a radius of 

up to 3.5 miles. The term “community 

park” includes any related recreational 

facilities, and can be publicly or privately 

owned. 

NEIGHBORHOOD PARK: A park that serves the residents of a neighborhood and is accessible to bicyclists 

and/or pedestrians.  It is designed to serve the population of a neighborhood in a radius of up to one-half 

mile. Neighborhood parks include any related recreational facilities, and can be publicly or privately 

owned. 

OPEN SPACE: Areas open to the sky that are partly or completely covered with grass, trees, shrubs, other 

vegetation or water, or if partially or completely paved serve to shape or enhance urban form or provide 

for public use.  Open spaces have little to no vertical structures and can be publicly or privately owned.  

Open spaces include parks, transportation corridor parkways, vegetated buffers, shared use paths, plazas, 

courtyards, squares and areas that provide stormwater management.   

RECREATIONAL USES: Areas and development used for leisure time activities and sports in an indoor or 

outdoor setting, including parks. 
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OPEN SPACE, RECREATION AND PARKS WITHIN THE CITY  
Since its incorporation in 2016, the City of Westlake strives to be a vibrant community that embraces 

recreation, open space, and parks programs. The City includes tracts dedicated to open space and water 

management. Also, some neighborhoods include amenity centers with recreation activities.  

Table 6.1 below shows the recreation and open space areas within the City of Westlake. This table 

distinguishes residential neighborhoods from non-residential areas, and indicates current City land area 

dedicated to open space tracts (O.S.T.), water management tracts (W.M.T.), lake banks, and amenity 

centers.  

Non-residential areas include the Westlake Adventure Park, Westlake Fitness Trail, and two (2) properties 

that are planned for recreational development. A total of approximately 839 acres are dedicated to open 

space and recreational areas within City limits, which is over 20% of the overall City area.  

Table 6.1: Recreation and Open Space Area  

  
Recreation and Open Space Use***   

  O.S.T. W.M.T. 
Lake 

Banks 
Amenity 
Centers 

Total Area 
(Acres) 

Residential* 98.37 287.46 148.39 7.86 542.08 

Cresswind 26.59 43.53 20.67 6.66 97.45 

Crossings 2.42 - - - 2.42 

Estates 1.15 13.09 8.05 - 22.29 

Groves 9.11 35.77 23.84 - 68.72 

Hammocks 2.87 19.43 8.49 - 30.79 

Meadows 10.61 42.65 22.10 - 75.36 

Orchards 13.15 41.35 20.89 - 75.39 

Pines 7.90 50.30 22.67 - 80.87 

Sky Cove 6.23 12.49 4.63 0.81 24.16 

Sky Cove South 7.41 9.84 8.17 0.39 25.81 

Terraces 2.55 - - - 2.55 

Woodlands 8.38 19.01 8.88 - 36.27 

Non-Residential** 130.39 112.06 39.84 14.88**** 297.17 

TOTAL 228.76 399.52 188.23 22.74 839.25 

Notes: O.S.T.: Open Space Tracts; W.M.T.: Water Management Tracts 

* Does NOT include planned residential neighborhoods that have been approved by City Council and have not commenced 

construction. 

** Includes areas classified as Recreation in Development. 

*** Neighborhood park acreages are reflected in the O.S.T. and Amenity Center categories. Community park acreages 

consist of all four categories. 

**** Adventure Park 
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There are fifteen (15) parks within the City of Westlake providing both active and passive recreational 

opportunities. Table 6.2 below summarizes the parks within the City, including acreage, type of park, 

ownership, and facility description. 

Table 6.2: Parks within the City of Westlake 

    
Total 
Area 

(Acres) 
Park Type Ownership Facility Description 

  Neighborhood Parks 29.57       

1 
Cresswind 

6.66 Active KH WESTLAKE LLC 

Clubhouse, Pool and Spa, Pavilion, 
Event Plaza, Dog Park, Sidewalks, 
Eight (8) Pickleball Courts, Two (2) 
Tennis Courts, Two(2) Horseshoe 
Courts, Two (2) Bocce Courts 

2 1.78 Passive KH WESTLAKE LLC Walkway, Benches, Open Lawns 

3 Crossings 0.6 Passive 
CROSSINGS OF 

WESTLAKE HOA INC 
Open Lawns 

4 Estates 0.36 Passive 
ESTATES OF 

WESTLAKE HOA INC 
Open Lawns 

5 Groves 2.28 Passive 
GROVES OF 

WESTLAKE HOA INC 
Walkway, Open Lawns 

6 Hammocks 2.02 Passive 
HAMMOCKS OF 

WESTLAKE HOA INC 
Walkway, Benches, Open Lawns 

7 Meadows 2.34 Passive 
MEADOWS OF 

WESTLAKE HOA INC 
Walkway, Benches, Open Lawns 

8 Orchards 3.34 Passive 
ORCHARDS OF 

WESTLAKE HOA INC 
Walkway, Benches, Open Lawns 

9 Pines 3.29 Passive 
PINES OF WESTLAKE 

HOA INC 
Walkway, Benches, Open Lawns 

10 Sky Cove 1.74 Active/Passive SKY COVE HOA INC 
Walkway, Benches, Open Lawns, 
Indoor Gym,  
Basketball Court 

11 Sky Cove South 1.56 Active/Passive 
SKY COVE SOUTH 

HOA INC 
Walkway, Benches, Open Lawns, 
Indoor Gym  

12 Terraces 2.09 Passive 
TERRACES OF 

WESTLAKE HOA INC 
Open Lawns 

13 Woodlands 1.51 Passive 
WOODLAND OF 

WESTLAKE HOA INC 
Walkway, Benches, Open Lawns 

  Community Parks 23.37       

14 Westlake Adventure Park 14.88 Active 
WESTLAKE 

RESIDENCES MASTER 
HOA INC 

Pool, Tower Slide, Splash Pad, 
Basketball Courts, Pump Track, 
BBQ Area, Playground,  
Bocce Courts, Event Space 

15 Westlake Fitness Park 8.49 Passive 
SEMINOLE 

IMPROVEMENT 
DISTRICT 

Fitness stations, Walking Trail 

   CITY TOTAL 52.94       
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Neighborhood Parks  
Neighborhood parks serve the residents of a neighborhood and are accessible to bicyclists and/or 

pedestrians.  These parks are designed to serve the population of a neighborhood in a radius of up to one-

half mile. Neighborhood parks include any related recreational facilities and can be publicly or privately 

owned. 

 

Since the parks are embraced by the City’s vision of community sense of place, this section will focus on 

describing each neighborhood park. The City includes currently Fourteen (14) neighborhoods, Figure 6.1 

below shows the locations of the subject neighborhoods within the City. 

 

Figure 6.1: Location of Westlake Neighborhoods 
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Hammocks of Westlake 

The neighborhood includes a total of 2.02 acres of neighborhood park, which feature walkways, benches, 

and open lawn areas. The location of the neighborhood park within the Hammocks of Westlake is identified 

in Figure 6.2 below. 

Figure 6.2: Hammocks Neighborhood Parks 
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Meadows of Westlake 

The neighborhood includes a total of 2.34 acres of neighborhood park, which feature walkways, benches, 

and open lawn areas. The locations of the neighborhood park within the Meadows of Westlake is identified 

in Figure 6.3 below. 

Figure 6.3: Meadows Neighborhood Parks 
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Orchards of Westlake 

The neighborhood includes a total of 3.34 acres of neighborhood parks, which feature walkways, benches, 

and open lawn areas. The locations of all neighborhood parks within the Orchards of Westlake are 

identified in Figure 6.4 below. 

Figure 6.4: Orchards Neighborhood Parks 
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Cresswind Palm Beach 

The neighborhood includes a total of 8.44 acres of neighborhood parks, including one amenity center. The 

neighborhood parks feature walkways, benches, and open lawn areas. The amenity center offers a range of 

recreational facilities, including a clubhouse, pool and spa, pavilion, event plaza, dog park, sidewalks, eight 

(8) pickleball courts, two (2) tennis courts, two (2) horseshoe courts, and two (2) bocce courts. The 

locations of all neighborhood parks within Cresswind Palm Beach are identified in Figure 6.5 below. 

Figure 6.5: Cresswind Neighborhood Parks 

 

                 Neighborhood Parks   Amenity Center 
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Crossings of Westlake 

The neighborhood encompasses approximately 0.6 acres of open lawn areas, which provide residents with 

space for outdoor activities and passive recreation. See Figure 6.6 below for the Crossings of Westlake 

neighborhood. 

Figure 6.6: Crossings Neighborhood 

 

Estates of Westlake 

The neighborhood encompasses approximately 0.36 acres of open lawn areas, which provide residents 

with space for outdoor activities and passive recreation. See Figure 6.7 below for the Estates of Westlake 

neighborhood. 

Figure 6.7: Estates Neighborhood 
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Groves of Westlake 

The neighborhood includes a total of 2.28 acres of neighborhood park, which feature walkways, benches, 

and open lawn areas. The locations of the neighborhood park within the Groves of Westlake is identified in 

Figure 6.8 below. 

Figure 6.8: Groves Neighborhood Parks 
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Pines of Westlake 

The neighborhood includes a total of 3.29 acres of neighborhood park, which feature walkways, benches, 

and open lawn areas. The locations of the neighborhood park within the Pines of Westlake are identified in 

Figure 6.9 below. 

Figure 6.9: Pines Neighborhood Parks 
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Sky Cove of Westlake 

The neighborhood includes a total of 1.74 acres of neighborhood parks, including one amenity center. The 

neighborhood parks feature walkways, benches, and open lawn areas. The amenity center offers indoor 

gym and a basketball court. The locations of all neighborhood parks within Sky Cove are identified in 

Figure 6.10 below. 

Figure 6.10: Sky Cove Neighborhood Parks 

 
 

    Neighborhood Parks             Amenity Center 
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Sky Cove South of Westlake 

The neighborhood includes a total of 1.56 acres of neighborhood parks, which feature walkways, benches, 

and open lawn areas. The locations of all neighborhood parks within Sky Cove South of Westlake are 

identified in Figure 6.11 below. 

Figure 6.11: Sky Cove South Neighborhood Parks 

 
 

Neighborhood Parks   Amenity Center 
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Woodlands of Westlake 

The community includes a total of 1.51 acres of neighborhood parks, which feature walkways, benches, and 

open lawn areas. The locations of all neighborhood parks within the Woodlands of Westlake are identified 

in Figure 6.12 below. 

Figure 6.12: Woodlands Neighborhood Parks 
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Terraces of Westlake 

The neighborhood encompasses approximately 2.09 acres of open lawn areas, which provide residents 

with space for outdoor activities and passive recreation. See Figure 6.13 below for the Terraces of Westlake 

neighborhood. 

Figure 6.13: Terraces Neighborhood 

 
 

Future Neighborhood Parks 

The new residential developments Oaks of Westlake and Silver Lake will contribute to neighborhood parks 

in the City of Westlake. Per its approved site plan, Oaks of Westlake will provide approximately 5.1 acres of 

neighborhood parks, offering open lawn areas, walkways, and benches for passive recreation (see Figure 

6.14).  

Figure 6.14: Oaks Planned Neighborhood Parks 
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Per the approved site plan, Silver Lake will provide approximately 3.1 acres of neighborhood parks, 

including one amenity center featuring three (3) pickleball courts, a playground, clubhouse, and event 

space (see Figure 6.15). 

Figure 6.15: Silver Lake Planned Neighborhood Parks 
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Community Parks  
A community park is located near collector or arterial roads designed to serve the needs of more than one 

neighborhood. It is designed to serve community residents within a radius of up to 3.5 miles. The term 

“community park” includes any related recreational facilities and can be publicly or privately owned.     

Since its incorporation in 2016, the City of Westlake embraces recreation, open space and parks. This 

section will present the current community parks and facilities; and the future initiatives.  

Figure 6.16 below shows the locations of community parks within the City. 

Figure 6.16: Community Parks within the City of Westlake 
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Westlake Fitness Trail  

Westlake Fitness Trail is an 8.49-acre linear park and features a one-mile 

asphalt path carved around a scenic lake for walkers, joggers and bikers to 

get some exercise. The Westlake Fitness Trail is meticulously landscaped 

with clusters of palms and flowering and shade trees. The main entrance is 

off Green Lane, east of the Ilex Way intersection with a small parking area for 

bicycles and golf carts. A secondary access point is located off Seminole Pratt 

Whitney Road, just north of Sycamore Drive. The trail is open daily from 

dawn to dusk. See Figure 6.17 below. 

Figure 6.17: Westlake Fitness Trail 
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Westlake Adventure Park 

Westlake Adventure Park is a 14.88-acre community park and amenity 

center open to all City residents. The park offers a variety of amenities, 

including a pool, tower slide, splash pad, basketball courts, pump track, 

BBQ area, playground, bocce courts, and an event space. See Figure 6.18 

below. 

Figure 6.18: Westlake Adventure Park 
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Future Recreation Initiatives 

Currently, there are two (2) vacant parcels that are intended for future recreational areas.  

The first parcel, Westlake Community Park, will be located at the southwestern corner of the City on 

Seminole Pratt Whitney Road, adjacent to Seminole Ridge High School (see Figure 6.19 below). This 75-

acre property is owned by the Seminole Improvement District (SID) and is envisioned to include a 

community park for the City. The City will also participate in the visioning and planning process for the 

development of the community park. 

Figure 6.19: Future Recreation Area Westlake Community Park 
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The second vacant parcel for the future recreation area (POD V2) is a 6.79-acre property located at the 

intersection of Town Center Parkway and River Bend and is owned by Minto PBLH LLC. This property is 

adjacent to the Pines of Westlake neighborhood and is being considered for future recreational 

development. See Figure 6.20 below. 

Figure 6.20: Future Recreation Area (POD V2)  

 

 

 

 

 

LEVEL OF SERVICE (LOS) 
The City Comprehensive Plan, Recreation and Open Space element includes the following policy regarding 

the level of service:  

Policy REC 1.1.4 The LOS standard for community parks shall be 2.5 acres per 1000 of residents. The LOS 

standard for neighborhood parks shall be 2 acres per 1000 residents. The LOS standard shall be used to plan 

for the provision of adequate parks.  The LOS standard shall not be used as a concurrency standard for the 

approval of development orders.  

210

Item A.



 City of Westlake Comprehensive Plan 

 23 
Recreation and Open Space Element Data and Analysis 

 

In terms of Level of Service for neighborhood parks (2 acres/1,000 residents), the 2025 demand based on 

the population estimate of 8,983 is 17.97 acres. The 2035 demand for neighborhood parks based on the 

projected population of 13,767 would be 27.53 acres, and the 2045 demand based on the projected 

population of 18,255 would be 36.51 acres. The City will need to provide an additional 6.94 acres of 

neighborhood parks by 2045. Tables 6.3 below indicate the estimated demand for neighborhood facilities 

for 2025, 2035 and 2045. 

Table 6.3: Level of Service for Neighborhood Parks for 2025, 2035, and 2045 

Neighborhood Parks Acres 2025 Demand 2035 Demand 2045 Demand 

1 
Cresswind 

6.66 

LOS 2 acres / 
1,000 residents 

2025 Population: 
8,983 

LOS 2 acres / 
1,000 residents 

2035 Population: 
13,767 

LOS 2 acres / 
1,000 residents 

2045 Population: 
18,255 

2 1.78 

3 Crossings 0.6 

4 Estates 0.36 

5 Groves 2.28 

6 Hammocks 2.02 

7 Meadows 2.34 

8 Orchards 3.34 

9 Pines 3.29 

10 Sky Cove 1.74 

11 Sky Cove South 1.56 

12 Terraces 2.09 

13 Woodlands 1.51 

TOTAL 29.57 17.97 Acres 27.53 Acres 36.51 Acres 

 

In terms of Level of Service for community parks (2.5 acres/1,000 residents), the 2025 demand based on 

the population estimate of 8,983 is 22.46 acres. The 2035 demand for community parks based on the 

projected population of 13,767 would be 34.42 acres; and the 2045 demand based on the projected 

population of 18,255 would be 45.64 acres. The City will need to provide an additional 11.05 acres of 

community parks by 2035, and 22.27 acres by 2045. Tables 6.4 below indicate the estimated demand for 

community park facilities for 2025, 2035 and 2045. 

Table 6.4: Level of Service for Community Parks for 2025, 2035, and 2045 

Community Parks Acres 2025 Demand 2035 Demand 2045 Demand 

1 
Westlake Adventure 

Park 
14.88 LOS 2.5 acres / 

1,000 residents 
2025 Population: 

8,983 

LOS 2.5 acres / 
1,000 residents 

2035 Population: 
13,767 

LOS 2.5 acres / 
1,000 residents 

2045 Population: 
18,255 2 

Westlake Fitness 
Park 

8.49 

TOTAL 23.37 22.46 Acres 34.42 Acres 45.64 Acres 
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PALM BEACH COUNTY FACILITIES 

Palm Beach County School District Lands 
While, not classified as parks, lands owned and maintained by the Palm Beach County School District are 

still considered as part of the City’s recreation and open space system.  School lands contain baseball, 

soccer, and football fields, tennis courts, and indoor recreation facilities that are or may be available to the 

public and may be considered part of the City’s open space system.   

Palm Beach County Regional and District Parks 
In addition to the existing anticipated City’s community and neighborhood parks mentioned on pervious 

sections the following Palm Beach County regional and district parks and beaches will also serve City 

residents. Palm Beach County recognizes three types of parks: regional, district, and beach parks, which are 

generally described as follows.  Palm Beach County Regional Parks are the largest class of parks in Palm 

Beach County, and generally exceed 200 acres in size and provide access to a substantial natural or manmade 

resource.  Palm Beach County Regional Parks typically provide passive recreational facilities, and to a lesser 

degree, active regional facilities.  Palm Beach County District Parks are generally greater than 25 acres in size 

and primarily provide active recreational opportunities but can also include passive recreational facilities.  

District Park recreational facilities can include lighted fields or courses; exercise trails; support facilities such 

as restrooms, concessions, and parking; recreation centers; competitions pools; golf courses; boat ramps; 

and docks.  Palm Beach County Beach Parks are generally greater than 2 acres in size, front the Atlantic 

Ocean, or its inlets, and provide public beach access. Beach parks may include recreation facilities necessary 

to support beach access and activities, play areas, picnic areas, and parking.   

 

Okeeheelee Park is a 1,702-acre regional park located at 7715 Forest Hill Boulevard, west of West Palm 

Beach, Florida. The facility is open from sunrise until sunset and includes baseball fields, bike paths, a BMX 

track, a boating area, a dog park, an equestrian center and trail, a golf course, mountain biking paths, multi-

purpose fields, a nature center, picnic areas and pavilions, a playground, softball field, tennis courts, and 

volleyball courts.  Seminole Palms Park is a 70-acre District Park located at 151 Lamstein Lane, Royal Palm 

Beach, Florida. The facility is open from sunrise to sunset and includes baseball fields, multi-purpose fields, 

picnic areas, playgrounds, softball fields, and a water park. Phil Foster Park is a 14-acre beach located at 

900 East Blue Heron Boulevard, Riviera Beach, Florida.  The facility is open sunrise to sunset and offers 

beach frontage, docks and ramps, fishing platforms, picnic areas, a fishing pier, a playground, restrooms, 

and showers. Figure 6.21 below shows imagery of each park. 

Figure 6.21: Palm Beach County Regional and District Parks 

 
Okeeheelee Park 

 
Seminole Palms Park 

 
Phil Foster Park 
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Housing Element Data and Analysis 

CHAPTER 7.   HOUSING ELEMENT  

DATA AND ANALYSIS 
 

INTRODUCTION 
This chapter presents an inventory and analysis of data for the preparation of the Policy Document (Goals, 

Objectives and Policies) of the Housing Element for the City of Westlake pursuant to Section 163.3177, 

Florida Statutes.  Per Florida Statutes, the Housing Element shall establish a policy framework to assure the 

provision of safe, sanitary, adequate and affordable housing supply for future residents of the City. It is 

anticipated that by the end of 2025, there will be approximately 3,625 housing units built within the City of 

Westlake.  By 2035, 5,400 housing units are projected and by 2045, 7,200 housing units are projected.   

 

The City of Westlake is planned to serve unmet land use and development needs in the vicinity which is 

characterized by low-density residential uses.  The City is surrounded by the unincorporated area known as 

the Acreage, and the Town of Loxahatchee Groves. The future population and housing conditions in the City 

will be distinct from the nearby area and will complement the development profile of the central county area.  

Therefore, it shall be assumed that the City will contain housing more similar to the broader housing conditions 

in the surrounding Census County Divisions (CCDs), than housing conditions in the immediately surrounding 

communities of the Acreage (a Census Designated Place, or a “CDP”) with an estimated 2023 population of about 

41,654 persons; the Town of Loxahatchee Groves with an estimated 2023 population of about 3,355; or Palm 

Beach County as a whole.   

 

The City of Westlake is located within the Royal Palm Beach-West Jupiter CCD, as are the two closest 

municipalities of Loxahatchee Groves and Royal Palm Beach.  The Acreage is located along the northern, 

eastern and southwestern borders of the City.  The Western Community CCD is located to the north and the 

Sunshine Parkway CCD is located to the south.  Figure 7.1 shows these CCDs.  These three CCDs exclude the 

older communities in the eastern portion of the county, including the higher density housing near the coast, 

which do not reflect the type and style of housing expected in the City.  The three CCDs also exclude the 

communities located near Lake Okeechobee.   

 

Housing data and analysis for these three CCDs will be combined and used as temporary substitute measures 

for future City housing conditions.  The use of the combined CCDs serves to moderate the differences in 

housing and household characteristics that exist within the CCDs.  The data which follows will illustrate the 

significant variation among some of the sub-areas included within the three CCDs.  Figure 7.2 shows these 

Census areas and incorporated places surrounding the City. 
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Housing Element Data and Analysis 

 

Figure 7.1: Census County Divisions in Palm Beach County 

 
 

 

Westlake 
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Housing Element Data and Analysis 

Figure 7.2: Census County Divisions, Census Designated Places,  

and Incorporated Places Surrounding the City of Westlake 
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This subject Data and Analysis for the Housing Element includes available data from the Florida Housing 

Data Clearinghouse information compiled by the Shimberg Center for Housing Studies.  As the City matures, 

the Shimberg Center will provide additional data for the City.  At this time, however, the best available data 

is provided by the 2020 Decennial Census and the 2023 5-Year American Community Survey (ACS).  The 

2020 Census is an actual count whereas the ACS is based on a sample survey.  All data presented here from 

the ACS has statistically calculated margins of error.  Both data sources are used.  The 2020 Census generally 

has more accurate information with regard to people, housing, and households, but does not include other 

data, e.g. income and housing costs, which is only available from the ACS.  Since the data are not City data, 

but are used to represent future City conditions, descriptive statistics, such as averages or percentages are 

more useful than actual numbers.  For example, the number of occupied housing units in the three CCDs is 

not relevant whereas the percentage of housing units that are occupied can be useful for planning purposes.   

 

Since the City is approaching its 10 years anniversary in 2026, a substantial inventory of existing 

neighborhoods and housing units (City-specific data) is presented in this Housing Element Data and Analysis. 

 

EXISTING HOUSING CONDITIONS 
Per the Administrative Element Goals, Objectives, & Policies (GOPs) of the City Comprehensive Plan, 

residential uses and dwelling types are defined below. 

ASSISTED LIVING FACILITY: Residential care facilities that provide housing, meals, personal care and 

supportive services to older persons and disabled adults who are unable to live independently. 

DWELLING UNIT: A house, apartment, condominium unit, mobile or manufactured home, group of rooms, 

or a single room intended for occupancy as a separate living quarter with complete kitchen and bathroom 

facilities, and with direct access from the outside of the building or through a common hall for use by its 

occupants. 

GROUP HOME: A facility which provides living quarters for unrelated residents who operate as the 

functional equivalent of a family, including such supervision and care as may be necessary to meet the 

physical, emotional, and social needs of the residents. It shall not include rooming or boarding homes, 

clubs, fraternities, sororities, monasteries or convents, hotels, residential treatment facilities, nursing 

homes, or emergency shelters. 

MULTI-FAMILY DWELLING: multiple separate dwelling units contained within one building or several 

buildings excluding single family attached dwellings. 

RESIDENTIAL USES: Land uses consisting of dwelling units, including mobile and manufactured homes.  

Residential uses include assisted living facilities and group homes. 

SINGLE FAMILY ATTACHED DWELLING: A single dwelling unit physically attached to other buildings, 

dwelling units, or structures through one or more shared walls. 

SINGLE FAMILY DETACHED DWELLING: A single dwelling unit not physically attached to other buildings, 

dwelling units, or structures. 
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Housing Characteristics – Inventory of Housing 
Since the City’s incorporation in 2016, a total of 3,341 housing units has been built as of June 30, 2025. Within 

the fourteen (14) total planned neighborhoods, five (5) neighborhoods are completely built to capacity, and 

two (2) neighborhoods have not yet begun the construction stage.  

The housing inventory consists of 92.6% Single Family Detached Residences (SFR) and 7.4% Single Family 

Attached Residences (SFAR). Per the definitions listed in the previous section, the City of Westlake currently 

has no multi-family dwellings.  

Table 7.0 below shows the number of residential units within the City of Westlake per neighborhood and per 

year. For the purpose of reading this table, please note the following clarifications: “Parcels with C.O.” 

(Certificate of Occupancy) are completed housing units that are occupied or available on the housing market as 

of June 30, 2025. “Parcels without C.O.” include residential parcels that have been platted, are vacant, or are 

under construction as of June 30, 2025. “Total Parcels” indicate the total residential lots planned and approved 

for each neighborhood. “Percent Built” refers to the completion rate of each planned neighborhood. 

Table 7.0: City of Westlake Housing Inventory Per Neighborhood Per Year (as of 6/30/2025) 

 

Notes: SFR: Single Family Residential; SFAR: Single Family Attached Residential 

 

  

Planned 

Neighborhood 

Name

Housing

Type
2017 2018 2019 2020 2021 2022 2023 2024 2025*

Parcels

with

C.O.

Parcels

without

C.O.

Total

Parcels

Percent

Built

1 Cresswind SFR - - - 5 86 137 148 138 46 560 241 801 69.9%

2 Crossings SFAR - - - - - 5 49 72 - 126 4 130 96.9%

3 Estates SFR - - - - - 29 44 - - 73 3 76 96.1%

4 Groves SFR - - - - 186 238 - - - 424 0 424 100.0%

5 Hammocks SFR 6 165 115 35 - - - - - 321 15 336 95.5%

6 Meadows SFR - - 41 227 129 - - - - 397 0 397 100.0%

7 Oaks SFR - - - - - - - - - 0 266 266 0.0%

8 Orchards SFR - - - - - 79 344 176 - 599 0 599 100.0%

9 Pines SFR - - - - - - - 95 110 205 241 446 46.0%

10 Silver Lake SFR - - - - - - - - - 0 294 294* 0.0%

11 Sky Cove SFR - - - 43 115 46 - - - 204 0 204 100.0%

12 Sky Cove South SFR - - - - - 82 101 14 - 197 0 197 100.0%

13 Terraces SFAR - - - - - - - 2 119 121 356 477 25.4%

14 Woodlands SFR - - - - - - - 64 50 114 50 164 69.5%

TOTAL 6 165 156 310 516 616 686 561 325 3,341        1,470         4,517       74.0%

Notes: *As of 6-30-25
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Figure 7.3. presents the location of the fourteen (14) total planned neighborhoods in the City.  Please note 

Silver Lake and Oaks of Westlake received approval and are starting the building process. The following 

section will present each planned neighborhood including photos and descriptions.  

Figure 7.3: Location of Westlake Neighborhoods 
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The inventory of existing planned neighborhoods is further described below. 

Hammocks of Westlake 

The Hammocks of Westlake is a residential development of single-family detached dwellings. This 

neighborhood is planned to have 336 housing units, of which 321 have been completed. The first homes in 

this neighborhood were constructed in 2017. Shown below are the monument sign and typical one-story 

single-family homes within this development. 

      

Meadows of Westlake 

The Meadows of Westlake is a residential development of 397 single-family detached dwelling units. The 

construction of the homes in this neighborhood was accomplished between the years 2019 and 2021. 

Shown below are the monument sign and a typical streetscape view within this development. 
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Orchards of Westlake 

The Orchards of Westlake is a residential development of 599 single-family detached dwelling units. The 

construction of the homes in this neighborhood was accomplished between the years 2022 and 2024. 

Shown below are the monument sign and a typical two-story single-family home within this development. 

       

Cresswind Palm Beach 

Cresswind Palm Beach is a residential development of single-family detached dwellings. This neighborhood 

is planned to have 801 housing units, of which 560 have been completed. The first homes in this 

neighborhood were constructed in 2020, and construction is ongoing. Shown below are the monument sign 

and a typical one-story single-family home within this development.  
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Crossings of Westlake 

The Crossings of Westlake is a residential development of single-family attached dwellings. This 

neighborhood is planned to have 130 housing units, of which 126 have been completed. The first homes in 

this neighborhood were constructed in 2022. Shown below are the monument sign and a typical two-story 

single-family attached home within this development. 

      

Estates of Westlake 

The Estates of Westlake is a residential development of single-family detached dwellings. This 

neighborhood is planned to have 76 housing units, of which 73 have been completed. The first homes in 

this neighborhood were constructed in 2022. Shown below are the monument sign and a typical two-story 

single-family home within this development. 
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Groves of Westlake 

The Groves of Westlake is a residential development of 424 single-family detached dwelling units. The 

construction of the homes in this neighborhood was accomplished between the years 2021 and 2022. 

Shown below are the monument sign and a typical two-story single-family home within this development. 

      

Pines of Westlake 

The Pines of Westlake is a residential development of single-family detached dwellings. This neighborhood 

is planned to have 446 housing units, of which 205 have been completed. The first homes in this 

neighborhood were constructed in 2024, and construction is ongoing. Shown below are the monument sign 

and a typical streetscape view within this development. 
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Sky Cove of Westlake 

Sky Cove of Westlake is a residential development of 204 single-family detached dwelling units. The 

construction of the homes in this neighborhood was accomplished between the years 2020 and 2022. 

Shown below are the monument sign and a typical one-story single-family home within this development. 

      

Sky Cove South of Westlake 

Sky Cove South of Westlake is a residential development of 197 single-family detached dwelling units. The 

construction of the homes in this neighborhood was accomplished between the years 2022 and 2024. 

Shown below are the monument sign and a typical two-story single-family home within this development. 
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Terraces of Westlake 

The Terraces of Westlake is a residential development of single-family attached dwellings. This 

neighborhood is planned to have 477 housing units, of which 121 have been completed. The first homes in 

this neighborhood were constructed in 2024, and construction is ongoing. Shown below are the monument 

sign and a typical two-story single-family attached home within this development. 

      

Woodlands of Westlake 

The Woodlands of Westlake is a residential development of single-family detached dwellings. This 

neighborhood is planned to have 164 housing units, of which 114 have been completed. The first homes in 

this neighborhood were constructed in 2024, and construction is ongoing. Shown below are the monument 

sign and a typical streetscape view within this development. 
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Oaks of Westlake 

The residential development known as “Oaks of Westlake” will be developed in three phases of single-

family detached dwelling units. Site plan approval for Phase 1 was granted on October 4, 2024, and the plat 

was approved on November 1, 2024. Phase 1 includes 266 homes, with construction expected to begin 

once the residential development known as “Pines of Westlake” is completed. The timing of Phases 2 and 3 

will be based on market conditions. The architectural models and design style will be consistent with those 

used in the Pines of Westlake development. 

Shown below are a typical one-story single-family home to be built as part of the residential development, 

along with the monument sign for the Oaks of Westlake. 

      

Silver Lake 

The residential development known as “Silver Lake of Westlake” will be developed in two phases of single-

family attached dwelling units. Master site plan approval for Phase 1 was granted on May 27, 2025, and the 

plat was approved on June 3, 2025. Phase 1 includes 294 homes; however, the construction timeline is 

currently to be determined. The timing of Phase 2 will be based on market conditions. The architectural 

models and design style will be unique to this community. 

Shown below are a typical one-story single-family home to be built as part of the residential development, 

along with the monument sign for the Silver Lake of Westlake. 
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Housing Characteristics – Type of Housing 
Since the City’s incorporation in 2016, a total of 3,341 housing units has been built as of June 30, 2025. Within 

the fourteen (14) total planned neighborhoods, five (5) neighborhoods are completely built to capacity, and 

two (2) neighborhoods have not yet begun the construction stage.  

The existing housing inventory consists of 92.6% Single Family Detached Residences (SFR) and 7.4% 

Single Family Attached Residences (SFAR). Per the definitions of the subject Comprehensive, the City of 

Westlake currently has no multi-family dwellings. See definitions: 

SINGLE FAMILY ATTACHED DWELLING: A single dwelling unit physically attached to other buildings, 

dwelling units, or structures through one or more shared walls. 

SINGLE FAMILY DETACHED DWELLING: A single dwelling unit not physically attached to other buildings, 

dwelling units, or structures. 

MULTI-FAMILY DWELLING: multiple separate dwelling units contained within one building or several 

buildings excluding single family attached dwellings. 

Table 7.0.A. presents the planned neighborhoods and housing types.  From the total of fourteen (14) 

planned neighborhoods, twelve (12) consist of Single Family Detached homes, and two (2) planned 

neighborhoods consist of Single Family Attached homes (Crossings and Terraces). 

 

Table 7.0.A: Existing Type of Housing  

  

    
Planned 

Neighborhood 
Name 

Housing 
Type 

1 Cresswind SFR 

2 Crossings SFAR 

3 Estates SFR 

4 Groves SFR 

5 Hammocks SFR 

6 Meadows SFR 

7 Oaks SFR 

8 Orchards SFR 

9 Pines SFR 

10 Silver Lake SFR 

11 Sky Cove SFR 

12 Sky Cove South SFR 

13 Terraces SFAR 

14 Woodlands SFR 

Note: SFR: Single Family Residential; SFAR: Single Family Attached Residential 
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The following analysis focuses on the surrounding Census County Divisions (CCDs): 

 

Within the CCDs, as shown in Table 7.1, single-family houses (one-unit, detached and attached) constitute 78 

percent of the total number of housing units, which is higher than the countywide percentage of 57 percent.  

The surrounding CCDs have the highest percentage of single family houses of all CCDs in the county.   

 

However, there is also considerable variation of housing type within the surrounding CCDs.  For example, 

the adjacent communities of Loxahatchee Grove and the Acreage have much higher percentages of single-

family houses – with 96 percent and 97 percent of their housing stock in single-family houses, respectively – 

than Royal Palm Beach and Wellington, which have 77 percent and 83 percent of their housing stock in 

single-family houses, respectively.  Conversely, the Glades and West Palm Beach CCDs have the lowest 

percentages of single family houses in the county, at 17 and 41 percent, respectively.  Thus, while the 

percentage of single-family houses in the surrounding CCDs is higher than the county as a whole, it is much 

lower than the percentage in the nearest communities.  Figure 7.4 is a column chart that compares the single-

family house percentages in the proximate geographic areas. 

 

Table 7.1: Type of Housing Including the Percentage of Total Housing Units by Number of Units in 

Structure 
 

Source: U.S. Census, American Community Survey (ACS)_2023_5yr_DP04 Selected Housing Characteristics 

 

  

Type of Unit / Units in 
Structure 

Surrounding 
CCDs 

Palm 
Beach 

County 

Loxahatchee 
Groves 

The Acreage 
Royal Palm 

Beach 
Wellington 

One-Unit Detached 66.5% 45.% 92.7% 96.1% 66.1% 71.1% 

One-Unit Attached 11.2% 11.3% 2.8% 1.2% 11.% 12.3% 

Two-Units 0.7% 2.6% 0.0% 1.8% 0.5% 0.9% 

Three or Four 3.8% 6.3% 0.0% 0.3% 4.0% 4.4% 

Five to Nine 4.3% 6.2% 0.0% 0.0% 6.6% 4.4% 

Ten to Nineteen 4.0% 6.0% 0.0% 0.2% 5.9% 3.8% 

Twenty or more 7.9% 19.0% 0.0% 0.3% 4.3% 2.7% 

Mobile Home 1.5% 2.7% 4.5% 0.0% 0.9% 0.3% 

Other (Boat, RV, Van, etc.) 0.1% 0.1% 0.0% 0.0% 0.1% 0.2% 
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Figure 7.4: Percentage of Total Housing Units in One-Unit Structures (Both Detached and Attached) 

 

 
 

About 22 percent of housing units in the surrounding CCDs are multi-family.  This is also higher than the 

corresponding percentages in the Acreage, Loxahatchee, Royal Palm Beach and Wellington.  Mobile homes 

constitute 1.5 percent, which is a higher percentage than the Acreage, Royal Palm Beach, and Wellington.   

Figure 7.5 is a column chart that compares multi-family and mobile home housing unit percentages in the 

various geographic areas.  The chart clearly shows the scarcity of multi-family housing in the two adjacent 

communities of the Acreage and Loxahatchee Groves. 

 

Figure 7.5: Percent of Total Housing Units in Multi-Unit Structures and Mobile Homes 
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Housing Characteristics – Age of Housing 
 

The age of the housing stock in the surrounding CCDs are presented in Table 7.2.  This data shows that 

housing in the three surrounding CCDs is newer than housing in the county as a whole.  About 40.3 percent 

of housing in Palm Beach County was built after 1989, whereas about 57.9 percent of housing in the 

surrounding CCDs was built after 1989.  Figure 7.6 charts the age of housing.  The housing in the City will be 

newly built, and will conform to the latest Florida Building Code, and therefore is likely to remain in good 

condition for the duration of the long term planning period. 

 

Table 7.2: Age of Housing Units 

Year Structure Built Surrounding CCDs Palm Beach County 

Built 2020 or later 2.3% 2.8% 

2010 - 2019 9.9% 6.6% 

2000 - 2009 25.0% 16.4% 

1990 - 1999 20.7% 14.5% 

1980 - 1989 28.9% 25.5% 

1970 - 1979 11.0% 19.1% 

1960 - 1969 1.3% 7.3% 

1950 - 1959 0.6% 5.0% 

1940 - 1949 0.2% 1.1% 

1939 or earlier 0.2% 1.8% 
 

Source: U.S. Census, American Community Survey (ACS)_2023_5YR_DP04 Selected Housing Characteristics and 

B25034 Year Structure Built. 

 

Figure 7.6: Age of Housing Units in Surrounding CCDs and Palm Beach County 
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Housing Characteristics: Average Household Size 
 

The 2020 Census defines a household as all the people who occupy a housing unit such as a house or 

apartment as their usual place of residence.  A household may be a family household or a non-family 

household, which may include someone living alone or two or more non-related persons, e.g., roommates, 

living together.  Average household size (also referred to as Population Per Household or PPH) is presented 

for the three surrounding CCDs as well as Palm Beach County and other nearby areas in Table 7.3.  The 2.70 

PPH for the surrounding CCDs is lower than all of the surrounding communities, but higher than the county’s 

PPH.  Figure 7.7 charts the PPHs for easy comparison.  Table 7.3 also shows average household size based on 

tenure, i.e. owner and renter housing, which is addressed in the next section. 

 

Table 7.3: Average Household Size -Population Per Household (PPH) 

  
Surrounding 

CCDs 

Palm 
Beach 

County 

Loxahatchee 
Groves 

The Acreage 
CDP 

Royal Palm 
Beach 

Wellington 

All Occupied 
Housing Units 

2.70 2.49 2.85 3.10 2.83 2.84 

Owner Occupied 
Housing Units 

2.69 2.61 2.87 3.12 2.77 2.81 

Renter Occupied 
Housing Units 

2.73 2.25 2.68 2.79 3.07 2.92 

Source: U.S. Census:  American Community Survey (ACS)_2023_5yr_B25008 Total Population in Occupied Housing Units by Tenure and 

DP04 Selected Housing Characteristics 

 

Figure 7.7: Average Household Size – Average Population Per Household (PPH) 
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Housing Characteristics - Tenure 
 

Tenure “refers to the distinction between owner-occupied and renter-occupied housing units.”  (U.S. Census).  

Table 7.4 shows a significant difference in the percent of renter households for the county as a whole 

compared to the central county area (the surrounding CCDs).  In particular, the percentages of rental housing 

in the Acreage, Loxahatchee Groves, and Royal Palm Beach are much lower than the county as a whole.  These 

differences are charted in Figure 7.8.  It is frequently observed that owning a house is an aspiration of most 

Americans – part of the “American Dream.”  However, for many, renting is a much more affordable option.  

Rental housing (e.g., apartments) are clearly a necessary part of the affordable housing market and are 

specifically allowed under the Plan. 

 

Table 7.4: Household Characteristics –Tenure, Percent Owned and Rented 

Source: US Census, American Community Survey (ACS)_2023_5yr_DP04 Selected Housing Characteristics 

 

Figure 7.8: Tenure – Percent Owned and Rented 
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Housing Characteristics – Occupancy and Vacancy 
 

Household occupancy and vacancy rates are shown in Table 7.5 and charted in Figure 7.9.  The occupancy 

rate is about 90 percent for the surrounding CCDs.  The total vacancy rate, of about 10 percent for the 

surrounding CCDs, includes vacancies for rent; rented but not occupied; for sale only; sold but not occupied; 

for seasonal, recreational, or occasional use; and vacancies for other reasons.  The seasonal vacancy rate of 

almost 5 percent for the surrounding CCDs is a part of the total vacancy rate and has also been listed 

separately in order to project the seasonal population living in housing units.  The number of occupied 

housing units equals the number of households.  The occupancy rate for the three surrounding CCDs as well 

as for Loxahatchee Groves, the Acreage, Royal Palm Beach and Wellington is higher than the county as a 

whole.  The corresponding vacancy rates are lower, especially for the nearest residential areas.  This reflects 

a tighter residential real estate market for this part of the county relative to the county as a whole.  In other 

words, demand for housing is higher relative to available supply compared to the rest of the county. 

 

Table 7.5: Occupancy and Vacancy Rates 

  
Surrounding 

CCDs 

Palm 
Beach 

County 

Loxahatchee 
Groves 

The 
Acreage 

CDP 

Royal 
Palm 
Beach 

Wellington 

All Housing Units         

Occupancy Rate 89.64% 83.6% 90.5% 97.0% 94.8% 89.0% 

Total Vacancy Rate 10.36% 16.6% 9.5% 3.0% 5.2% 11.0% 

Vacancy Rate Excluding 
Seasonal 

4.59% 7.15% 4.40% 2.25% 2.95% 5.83% 

Owner Housing       

Homeowner Vacancy 
Rate* 

1.17% 1.1% 0.4% 0.7% 1.3% 0.9% 

Renter Housing       

Rental Vacancy Rate* 5.20% 2.4% 2.8% 0.1% 0.4% 1.9% 

* The homeowner vacancy rate is based on units for sale only and does not count other vacancies. The rental vacancy rate is based 

on units for rent and does not count other vacancies. 

Source: US Census  American Community Survey (ACS)_2023_5yr_DP04 Selected Housing Characteristics and ACS_2023_5yr_B25004 

Vacancy Status 
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Figure 7.9: Household Occupancy and Vacancy Rates 
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Table 7.6: Percent of Rental Households By Gross Rent and Median Rent 

Monthly Gross 
Rent 

Surrounding 
CCDs 

Palm 
Beach 
County 

Loxahatchee 
Groves 

The 
Acreage 

CDP 

Royal 
Palm 
Beach 

Wellington 

Less than $500 1.3% 2.4% 15.6% 1.8% 0.0% 0.0% 

$500 to $999 3.9% 7.7% 11.1% 34.1% 3.2% 0.8% 

$1,000 to $1,499 11.9% 20.6% 24.4% 8.2% 5.3% 3.2% 

$1,500 to $1,999 21.8% 30.4% 0.0% 10.8% 29.7% 19.7% 

$2,000 to $2,499 25.1% 20.6% 17.8% 8.0% 30.8% 29.6% 

$2,500 to $2,999 17.1% 8.9% 15.6% 25.8% 17.1% 19.8% 

$3,000 or more 19.0% 9.4% 15.6% 11.3% 14.0% 26.9% 

Median Gross 
Rent $2,147 $1,818 * $1,774 $2,192 $2,445 

*The estimate could not be computed because there were an insufficient number of sample observations. 

Source: U.S. Census, American Community Survey (ACS)_2023_5YR_B25063 Gross Rent and ACS_2023_5yr_DP04 Selected Housing 

Characteristics 

 

Figure 7.10: Percent of Rental Households by Gross Rent and Median Rent 
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Table 7.7: Percent of Owner Occupied Housing Units by Value Range and Median Value 

Value Range 
Surrounding 

CCDs 

Palm 
Beach 

County 

Loxahatchee 
Groves 

The 
Acreage 

CDP 

Royal 
Palm 
Beach 

Wellington 

Less than $50,000 1.8% 3.5% 0.9% 2.3% 2.8% 1.1% 

$50,000 to $99,999 2.1% 3.7% 1.4% 0.9% 2.1% 0.6% 
$100,000 to 
$149,999 2.4% 4.7% 1.5% 0.1% 1.8% 1.5% 
$150,000 to 
$199,999 3.4% 5.5% 1.5% 0.8% 7.4% 1.0% 
$200,000 to 
$299,999 8.8% 15.5% 6.1% 6.7% 16.7% 5.8% 
$300,000 to 
$499,999 32.4% 30.5% 22.8% 48.1% 43.3% 31.5% 
$500,000 to 
$999,999 39.5% 26.7% 56.8% 39.1% 23.8% 48.9.5% 

$1,000,000 or more 9.5% 10.0% 9.1% 2.0% 2.2% 9.6% 

Median Value $494,333 $407,300 $583,700 $464,400 $389,300 $557,100 
Source: U.S. Census, American Community Survey (ACS)_2023_5yr_DP04 Selected Housing Characteristics and B25075 Value 

 

Figure 7.11: Percent of Owner Occupied Housing Units By Value Range and Median Value 
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Comparative monthly owner cost data for Palm Beach County is presented Tables 7.8 and 7.9.  According to 

the US Census, “selected monthly owner costs (SMOC) are calculated from the sum of payment for mortgages, 

real estate taxes, various insurances, utilities, fuels, mobile home costs, and condominium fees.”  Selected 

monthly owner costs (SMOC) are divided into housing units with a mortgage and housing units without a  

mortgage.  Countywide, 53 percent of owner-occupied housing units have mortgages.  Within the three CCDs, 

that percentage rises to 61 percent.  Over 69 percent of owner occupied housing in the surrounding 

municipalities and the Acreage have mortgages.  In other words, more owner-occupied houses are still 

paying off mortgages in the central portion of Palm Beach County compared to the county as a whole. 

 

The median SMOC for houses with a mortgage in the three CCDs is $2,495, which is higher than the overall 

county, Royal Palm Beach and the surrounding Acreage community, but it is lower than Loxahatchee Groves 

and Wellington.  The median SMOC for houses without a mortgage in the three CCDs is $939, which is higher 

than the nearby communities, except for Wellington, which has a median SMOC for houses without of 

mortgage of $1,075. 

 

Table 7.8: Percent of Owner Occupied Units with a Mortgage Within Selected Monthly Owner Costs 

(SMOC) and Median SMOC 

Percent of Units 
within SMOC 
Range, and 

Median SMOC 

Surrounding 
CCDs 

Palm 
Beach 

County 

Loxahatchee 
Groves 

The 
Acreage 

CDP 

Royal Palm 
Beach 

Wellington 

Less than $500 0.3% 0.4% 0.0% 0.3% 0.2% 0.1% 

$500 to $999 2.3% 4.3% 2.8% 1.6% 4.3% 2.1% 

$1,000 to $1,499 12.2% 16.5% 6.6% 13.3% 23.8% 6.3% 

$1,500 to $1,999 15.7% 19.2% 11.2% 17.5% 19.6% 11.5% 

$2,000 to $2,499 18.6% 19.0% 13.9% 23.6% 21.7% 16.7% 

$2,500 to $2,999 16.5% 13.8% 26.9% 18.1% 14.9% 22.7% 

$3,000 or more 34.2% 26.8% 38.6% 25.6% 15.4% 40.6% 

Median (dollars) $2,495 $2,253 $2,788 $2,366 $2,047 $2,792 
Source: U.S. Census, American Community Survey (ACS)_2023_5yr_DP04 Selected Housing Characteristics. 
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Figure 7.12 graphically compares the surrounding CCDs with the county and nearby communities.  

 

Figure 7.12: Percent of Owner Occupied Units with a Mortgage Within Selected Monthly Owner 

Costs (SMOC) and Median SMOC 
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Table 7.9: Percent of Owner Occupied Units without a Mortgage Within Selected Monthly Owner 

Costs (SMOC) and Median SMOC 

Percent of Units 
within SMOC 
Range, and 

Median SMOC 

Surrounding 
CCDs 

Palm 
Beach 

County 

Loxahatchee 
Groves 

The 
Acreage 

CDP 

Royal 
Palm 
Beach 

Wellington 

Less than $250 1.9% 1.7% 1.3% 3.4% 5.6% 0.5% 

$250 to $399 4.9% 5.5% 3.1% 9.5% 10.3% 3.7% 

$400 to $599 11.9% 12.9% 29.7% 15.9% 19.1% 6.4% 

$600 to $799 18.3% 16.2% 12.7% 18.6% 27.9% 13.1% 

$800 to $999 18.3% 16.1% 21.8% 26.3% 14.6% 20.0% 

$1,000 or more 44.8% 47.6% 31.4% 26.3% 22.5% 56.3% 

Median (dollars) $939 $973 $834 $815 $699 $1,075 
Source: U.S. Census, American Community Survey (ACS)_2023_5yr_DP04 Selected Housing Characteristics. 

 

Figure 7.13 graphically compares the surrounding CCDs with the county and nearby communities. 

Figure 7.13: Percent of Owner Occupied Units with a Without a Mortgage Within Selected Monthly 

Owner Costs (SMOC) and Median SMOC
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EXISTING HOUSEHOLD CHARACTERISTICS 

 

Household Size 
 

In a previous section the average household size or person per household (PPH) was described and 

enumerated in Table 7.3.  Table 7.10 below provides the distribution of households based on the number of 

persons in each household.  About 21 percent of households have only one person in the surrounding CCDs 

compared to about 29 percent countywide.  In other words, there is a smaller percentage of single person 

households in the three CCDs than in the county as a whole.  The surrounding CCDs have a larger percentage 

of households with three or more persons.  Almost 42 percent of households in the surrounding CCDs have 

three or more persons compared to about 33 percent countywide.  Households are larger in the surrounding 

CCDs than in the county as a whole.  Households may be defined as family households (persons related to 

the head of the household [householder] by birth, marriage, or adoption) or as non-family households.  About 

74 percent of all households in the surrounding CCDs are family households compared with about 63 percent 

countywide. 

 

Table 7.10: Household Size 

Persons in 
Household 

Surrounding 
CCDs 

Palm Beach 
County 

Loxahatchee 
Groves 

The 
Acreage 

CDP 

Royal 
Palm 
Beach 

Wellington 

1 21.4% 29.0% 17.8% 14.3% 19.1% 17.4% 

2 36.9% 37.8% 32.7% 32.5% 33.5% 34.2% 

3 16.9% 13.7% 27.2% 20.5% 18.7% 20.3% 

4 15.4% 11.0% 14.0% 18.7% 18.1% 15.6% 

5 7.2% 5.5% 7.0% 10.2% 9.6% 9.5% 

6 1.6% 1.8% 0.7% 2.8% 0.5% 2.0% 

7 or more 0.6% 1.3% 0.6% 0.9% 0.5% 1.0% 
Source: U.S. Census:  American Community Survey (ACS)_23_5yr_B11016 Household Type by Household Size. 

 

Household Income 
 

Household income varies significantly across the county.  The estimated median annual household income 

in the surrounding CCDs is $107,090 compared to a countywide median of only $84,921.  The median 

income in all of the nearby communities is higher than the countywide average. Table 7.11 shows 

household income ranges.  Figure 7.14 compares the median incomes of these communities and the county. 
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Table 7.11: Annual Household Income 

Household Income 
Range 

Surrounding 
CCDs 

Palm 
Beach 

County 

Loxahatchee 
Groves 

The 
Acreage 

CDP 

Royal 
Palm 
Beach 

Wellington 

Less than $10,000 3.5% 5.1% 6.7% 1.9% 3.5% 2.2% 

$10,000 to $14,999 1.7% 2.5% 0.0% 1.2% 1.7% 1.7% 

$15,000 to $24,999 4.2% 5.5% 3.8% 2.9% 3.3% 3.4% 

$25,000 to $34,999 4.9% 6.4% 1.3% 3.3% 5.0% 4.4% 

$35,000 to $49,999 8.2% 9.3% 2.5% 9.4% 8.6% 6.6% 

$50,000 to $74,999 13.4% 15.2% 13.4% 13.6% 15.2% 12.9% 

$75,000 to $99,999 12.4% 12.4% 13.6% 15.2% 19.9% 13.3% 
$100,000 to 
$149,999 18.9% 18.0% 23.8% 23.9% 18.1% 20.5% 
$150,000 to 
$199,999 12.0% 9.5% 12.4% 16.1% 11.4% 12.0% 

$200,000 or more 20.8% 16.1% 22.4% 12.5% 13.4% 22.9% 

Median household 
income (dollars) $107,090 $84,921 $113,654 $105,405 $92.382 $110,294 

Mean household 
income (dollars) $143,354 $130,324 $136,001 $122,207 $112,587 $150,029 

Source: American Community Survey (ACS)_2023_5YR_DP03 Selected Economic Characteristics and B19001 Household Income in the 

Past 12 Months (in 2023 Inflation-Adjusted Dollars).  

 

 

Figure 7.14: Annual Household Median Income 
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Household Age 
Household age is based on the age of the head of household who is called the householder.  An examination 

of household age is different from an examination of the age structure of all persons in a place.  Table 7.12 

below provides the household age profile for the surrounding CCDs and nearby communities.  The household 

age profile is also provided for owner occupied households and renter occupied households. 

 

Table 7.12: Age of Householder 

Householder Age 
Range 

Surrounding 
CCDs 

Palm 
Beach 
County 

Loxahatchee 
Groves 

The 
Acreage 

CDP 

Royal 
Palm 
Beach 

Wellington 

Owner occupied:             

15 to 24 years 0.4% 0.5% 2.7% 0.0% 0.7% 0.7% 

25 to 34 years 5.1% 5.6% 5.6% 8.4% 7.6% 7.6% 

35 to 44 years 13.6% 11.5% 10.1% 14.9% 14.6% 14.6% 

45 to 54 years 18.7% 16.3% 17.3% 25.4% 19.0% 19.0% 

55 to 59 years 11.0% 9.7% 14.7% 12.7% 14.9% 14.9% 

60 to 64 years 11.6% 11.3% 12.2% 14.2% 11.3% 11.3% 

65 to 74 years 21.1% 20.8% 16.4% 16.9% 19.4% 19.4% 

75 to 84 years 13.8% 18.3% 15.6% 6.1% 8.8% 8.8% 

85 years and over 4.7% 6.0% 5.4% 1.4% 3.7% 3.7% 

Renter occupied:             

15 to 24 years 2.9% 5.0% 0.0% 0.0% 2.9% 2.9% 

25 to 34 years 16.3% 21.9% 14.4% 10.6% 23.0% 23.5% 

35 to 44 years 24.1% 22.1% 0.0% 10.6% 21.9% 21.7% 

45 to 54 years 21.0% 15.0% 24.3% 19.8% 34.7% 34.7% 

55 to 59 years 5.8% 5.1% 7.2% 36.0% 5.3% 5.3% 

60 to 64 years 7.5% 8.3% 14.4% 7.8% 1.5% 1.5% 

65 to 74 years 10.2% 11.0% 0.0% 10.6% 8.4% 8.4% 

75 to 84 years 6.7% 6.6% 31.5% 11.2% 1.4% 1.4% 

85 years and over 5.5% 4.9% 8.1% 4.0% 0.6% 0.6% 

All Households 
(Owner and Renter)             

15 to 24 years 0.9% 1.8% 2.4% 0.0% 1.1% 1.1% 

25 to 34 years 7.2% 10.2% 6.5% 8.6% 10.7% 10.7% 

35 to 44 years 15.6% 14.5% 9.1% 15.3% 16.1% 16.1% 

45 to 54 years 19.1% 15.9% 18.0% 26.2% 22.2% 22.2% 

55 to 59 years 10.0% 8.4% 14.0% 12.3% 13.0% 13.0% 

60 to 64 years 10.8% 10.4% 12.4% 13.3% 9.3% 9.3% 

65 to 74 years 19.0% 18.0% 14.9% 16.4% 17.2% 17.2% 

75 to 84 years 12.4% 15.0% 17.11% 6.0% 7.3% 7.3% 

85 years and over 4.8% 5.7% 5.6% 1.3% 3.1% 3.1% 
Source: U.S. Census:  American Commnity Survey (ACS)_2023_5YR_B25007 Tenure by Age of Householder 
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Housing Affordability 
 

The Shimberg Center for Housing Studies at the University of Florida (Shimberg Center) analyzes housing 

affordability in terms of cost burden which is based on the “[p]percentage of household income spent for 

mortgage costs or gross rent. According to the Shimberg Center and U.S. Department of Housing and Urban 

Development (HUD) assistance programs, households spending more than 30 percent of income for these 

housing costs are considered to be “cost-burdened.” Households spending more than 50 percent are 

considered to be “severely cost-burdened.” Housing is generally considered to be affordable if the household 

pays less than 30 percent of income.”  An analysis of community housing affordability utilizes an Area Median 

Income (AMI) measure and this measure is computed by the Shimberg Center and applied to each 

community.  Such an analysis is not available for the City and there is no significant population or housing 

yet to conduct such an analysis.  In lieu of the Shimberg Center analysis, this Housing Element has examined 

averages for the surrounding CCDs as a means to generally estimate housing conditions and affordability for 

the future. 

 

Gross rent as a percentage of income (GRAPI) provides a measure of housing affordability for rental units 

from which cost burden may be examined.  GRAPI is a computed ratio of monthly gross rent to monthly 

household income (U.S. Census).  Table 7.13 provides the GRAPI for the three surrounding CCDs, county, and 

surrounding communities.  About 61 percent of renters pay more than 30 percent of their household income 

for gross rent and those households would be considered cost burdened, i.e. those households would not 

have affordable housing.  Since those households are unavoidably paying more for housing, they are paying 

less for other necessities of life.  These high percentages are not unique to the surrounding CCDs.  Palm Beach 

County as a whole has a higher percentage of renters that are cost burdened, at about 63 percent. 

 

Table 7.13: Percent of Occupied Rental Units within GRAPI Ranges 

Source: U.S. Census, American Community Survey (ACS)_2023_ 5yr_DP04 Selected Housing Characteristics 

 

Percent of 
Household 

Income 

Surrounding 
CCDs 

Palm 
Beach 

County 

Loxahatchee 
Groves 

The 
Acreage, 

CDP 

Royal 
Palm 
Beach 

Wellington 

Less than 
15.0% 8.8% 7.9% 26.7% 45.2% 8.1% 10.7% 
15.0% to 
19.9% 7.9% 8.6% 24.4% 7.1% 7.3% 6.4% 
20.0% to 
24.9% 10.9% 9.2% 17.8% 15.4% 17.1% 12.6% 
25.0% to 
29.9% 11.4% 11.3% 0.0% 16.6% 11.9% 12.0% 
30.0% to 
34.9% 9.6% 10.2% 0.0% 2.5% 16.0% 9.3% 
35.0% or 
more 51.3% 52.9% 31.1% 13.1% 39.6% 49.0% 
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Selected monthly owner costs as a percentage of income (SMOCAPI) provides a measure of housing 

affordability for owner occupied housing.  SMOCAPI is a computed ratio of selected monthly owner costs to 

monthly household income (U.S. Census).  Tables 7.14 and 7.15 provides the SMOCAPI for the three 

surrounding CCDs.  About 34 percent of housing units with a mortgage are cost burdened.  About 18percent 

of housing units without a mortgage are cost burdened.    Once again, housing affordability is a widespread 

problem.  Palm Beach County and the nearby communities have higher or comparable percentages as can be 

seen in the tables below. 

 

Table 7.14: Percent of Owner Occupied Housing Units with a Mortgage within SMOCAPI Ranges 

within the three surrounding CCDs 

Source: U.S. Census, American Community Survey (ACS)_2023_ 5yr_DP04 Selected Housing Characteristics 

 

Table 7.15: Percent of Owner Occupied Housing Units without a Mortgage within SMOCAPI Ranges 

within the three surrounding CCDs 

Source: U.S. Census, American Community Survey (ACS)_2023_ 5yr_DP04 Selected Housing Characteristics 

  

Percent of 
Household 

Income 

Surrounding 
CCDs 

Palm 
Beach 

County 

Loxahatchee 
Groves 

The 
Acreage, 

CDP 

Royal Palm 
Beach 

Wellington 

Less than 
20.0% 38.9% 36.5% 26.2% 31.6% 40.0% 36.4% 
20.0% to 
24.9% 15.6% 12.2% 13.0% 16.2% 15.5% 18.2% 
25.0% to 
29.9% 11.2% 12.0% 8.7% 12.2% 13.3% 11.0% 
30.0% to 
34.9% 7.9% 8.0% 20.2% 9.0% 8.3% 10.8% 
35.0% or 
more 26.5% 31.3% 31.9% 31.0% 22.9% 23.6% 

Percent of 
Household 

Income 

Surrounding 
CCDs 

Palm 
Beach 

County 

Loxahatchee 
Groves 

The 
Acreage, 

CDP 

Royal 
Palm 
Beach 

Wellington 

Less than 10.0% 39.1% 32.5% 57.5% 41.7% 44.3% 35.6% 

10.0% to 14.9% 19.0% 16.2% 21.3% 25.0% 16.2% 16.6% 

15.0% to 19.9% 11.4% 12.7% 3.1% 12.4% 12.5% 16.3% 

20.0% to 24.9% 7.1% 8.3% 10.4% 5.8% 4.6% 6.6% 

25.0% to 29.9% 5.3% 5.6% 3.7% 2.1% 4.5% 6.8% 

30.0% to 34.9% 2.9% 3.8% 0.0% 0.7% 3.2% 2.4% 

35% or more 15.2% 20.9% 3.9% 12.3% 14.8% 15.8% 
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Although housing cost burden numbers linked to the AMI are not available for the City, the numbers are 

available for the county and nearby communities.  In Palm Beach County, about 15 percent of owners and 

about 25 percent of renters were cost burdened in 2023.  Further, an additional 14 percent of owners and 

about 30 percent of renters were severely cost burdened.   

 

Table 7.16: 2023 Palm Beach County Household Income and Cost Burden  

Source: Shimberg Center for Housing, Florida Housing Data Clearinghouse, 2023. 

 

Table 7.17: 2023 Number and Percent of Households By Amount of Income Paid for Housing in Palm 

Beach County by Tenure 

Source: Shimberg Center for Housing, Florida Housing Data Clearinghouse, 2023. 

 

HOUSING DEMAND PROJECTIONS 
Housing stock within the City has been and will continue to be constructed by the private sector and is 

expected to accommodate projected population growth through both planning periods. It is anticipated that 

by the end of 2025, there will be approximately 3,625 housing units built within the City of Westlake.  By 

2035, 5,400 housing units are projected, and by 2045, 7,200 housing units are projected.   

 

Table 18: Housing Projections 

 

 

 

 

 

  

Household Income as 
Percentage of Area 

Median Income 

Amount of Income Paid for Housing 

0-30% 30-50% 50% or More 

Units Percent Units Percent Units Percent 

<=30% AMI 6,730 2% 7,905 7.10% 54,865 47.14% 

30.01-50% AMI 19,745 5% 21,673 19.46% 34,742 29.85% 

50.01-80% AMI 48,848 13% 40,273 36.16% 18,066 15.52% 

80.01-100% AMI 41,040 11% 17,567 15.77% 4,149 3.56% 

Greater than 100% 
AMI 

265,369 
70% 

23,953 
21.51% 

4,570 
3.93% 

Total 
 

63% 
 

18% 
 

19% 

Tenure 
Amount of Income Paid for Housing 

0-30% 30-50% 50% or more 
Owner 294,854 (71.2%) 61,690 (14.9%) 57,588 (13.9%) 
Renter 86,878 (44.5%) 49,681 (25.4%) 58,804 (30.1% 

Projection Year 2025 2035 2045 

Total Housing Units 3,625 5,400 7,200 
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Affordable Housing Assessment  
Housing within the City can be more attainable and more affordable for a number of reasons. Because 

services and infrastructure can be provided more efficiently, the cost of units should be less. Smaller average 

lot sizes can translate to lower maintenance costs. But most importantly, reduced transportation costs free 

up financial resources that can be allocated to housing that would not be available in a completely automobile 

dependent pattern of development. 

 

City Housing Incentive Programs 

The City is committed to creating affordable and safe housing that meets the needs of residents. Safe and 

appropriate affordable housing benefits the entire community – socially, economically and environmentally. 

Housing goals, objectives, and policies are tailored to encourage the development of a variety of housing 

types to accommodate demand generated by population growth, including the accommodation of accessory 

apartments and mobile homes. In addition, policies to incorporate small-scale special needs and senior 

facilities are also included. 

 

Workforce and Affordable Housing 

The City is committed to the provision of workforce and affordable housing based on statewide guidelines.  

These guidelines delineate the basic components of an affordable workforce housing program and applicable 

income standards.  Affordable housing for lower income families follows the state guidelines for affordability 

found in Chapter 420.0004(3), Florida Statutes.   

 

The City will coordinate with the County, where appropriate, regarding countywide affordable housing 

programs. Additionally, the City is providing the opportunity for workforce and affordable housing by 

offering a variety of housing types. An adequate supply of land and density flexibility is designated on the 

Future Land Use Map (FLU Map 2.1) to accommodate a variety of housing types to provide opportunities for 

varying income levels. The City’s housing alternatives will meet the diverse needs of the community. 

 

Housing Assistance Purchase Program (“HAPPY”) 

Through the adoption of City Ordinance 2017-6, the City has established a housing assistance purchase 

program which receives funding from development within the City.  The purpose of the program is to provide 

down payment, closing cost, and rental assistance for the purchase or rental of single family and multi-family 

units within the City. The program has received in excess of three hundred thousand dollars for initial 

implementation and applications are being received and evaluated for assistance.  The program has not 

received state and/or federal funding, but state and federal guidelines provided on an annual basis from the 

United States Department of Housing and Urban Development on funding assistance are being utilized. 

 

The City of Westlake is implementing an attainable, affordable, and workforce housing assistance purchase 

program to maintain the economic and social sustainability of housing supply within the city limits at 

various income levels. The City has partnered with the Developer, Minto PBLH, LLC ("Minto") and the 

Westlake Community Foundation, Inc. ("Foundation"), in an innovative program to fund eligible applicants 

under the Housing and Urban Development categories for low-, moderate-, and middle-income households 

based upon income limitations, or under an occupation-based qualification system established by the City. 
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Since its inception, sixty nine (69) families have benefited from this program up to now (7/31/25) 

representing a total amount of $922,410.  

 The City, Palm Beach County, developers, local businesses, and residents will all benefit from the availability 
of attainable, affordable, and workforce housing units. The City will cooperate with other Federal, State, and 
local governmental agencies and local for-profit and not-for profit organizations in a collaborative effort to 
maximize the utilization of funding sources for attainable, affordable, and workforce housing assistance in 
creating a sustainable framework to meet the needs of the community and future residents 
The City welcomes applicants to apply for assistance under the housing assistance purchase program. The 
program will provide assistance to eligible households purchasing property within the City of Westlake's to 
cover a portion of the costs of homeownership such as down payment assistance and/or assistance with 
closing costs. Application form is available at the City’s website Housing Assistance Purchase Program | City 
of Westlake, Florida 

 

 

247

Item A.

https://www.westlakegov.com/community/page/housing-assistance-purchase-program
https://www.westlakegov.com/community/page/housing-assistance-purchase-program


CAPITAL
IMPROVEMENTS

T E C H N I C A L  D O C U M E N T
D a t a  a n d  A n a l y s i s

248

Item A.



 City of Westlake Comprehensive Plan 

1 
Capital Improvements Element Data and Analysis 

 

CHAPTER 8.   CAPITAL IMPROVEMENTS ELEMENT  

DATA AND ANALYSIS  

 

INTRODUCTION 
The purpose of the Capital Improvements Element is to plan for public facility needs as identified in other 

Plan elements and to ensure that capital improvements are provided to accommodate growth, correct 

deficiencies, and replace obsolete or damaged facilities when required. 

 

The City was incorporated through a statutory process that allowed the electors in the Seminole 

Improvement District (SID), an Independent Special District empowered by special act (Chapter 2000-431, 

House Bill No. 1559), to convert SID into the City of Westlake. SID continues to exist as an independent special 

district but will eventually transition into a dependent special district.  SID continues to provide 

infrastructure and facilities within its boundaries, which are coterminous with the boundaries of the City.  

SID is the exclusive retail provider of potable water, reuse water, and wastewater facilities in the City, and is 

empowered to construct and maintain the facilities related to those services.  SID is also empowered to 

construct and maintain drainage (stormwater) facilities (including, e.g., canals, levees, lakes, ponds, and 

other works for water management and control); transportation facilities (including, e.g., roads, bridges, 

shared use paths, transit, landscaping, and other related transportation facilities); and parks and facilities 

for indoor and outdoor recreation.   

 

SID is also empowered to levy ad valorem taxes, non-ad valorem assessments and collect other fees to 

recover the cost of providing the forenamed facilities and services.  Pursuant to the City Charter, the City may 

not exercise any function or duplicate services provided by SID until such time as SID is transitioned to a 

dependent special district.  This restriction does not impair the ability of the City to contract for fire rescue 

or law enforcement.  The relationship between the City and SID for provision of capital improvements is 

detailed in the Interlocal Agreement between the City of Westlake and the Seminole Improvement District 

Regarding the Provision of Certain Services, Infrastructure, and Public Facilities in the City of Westlake and 

for Assurance of Non-Duplication of Services dated March 2018 (“SID-Westlake Interlocal”), while SID’s 

specific plans for facilities construction, maintenance, and expansion are contained in its Water Control Plan 

dated May 3, 2021.  As a result of the cooperative relationship between SID and the City, the 5-Year Schedule 

of Capital Improvements and the Capital Improvements Element includes facilities to be constructed, 

financed, and maintained by SID. 

 

CAPITAL IMPROVEMENT NEEDS 

 

Potable Water and Wastewater  
Based on the population projections and a capacity analysis for the short term planning period there is 

adequate facility capacity to maintain the adopted level of service standard for potable water supply and 

wastewater treatment as provided through interlocal agreements between SID and Palm Beach County. SID 
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plans on expanding distribution lines for potable water, and installing collection lines and additional lift 

stations for wastewater, and beginning the interconnection process of both water and wastewater with the 

County’s lines within the short term planning period. SID’s planned improvements for both potable water 

and wastewater are listed in the 5-Year Schedule of Capital Improvements and are shown on INF Maps 4.2, 

4.3, and 4.4.  Pursuant to the SID-Westlake Interlocal, these improvements have and will continue to be 

provided in order to ensure the achievement and maintenance of the adopted level of service standards for 

potable water and wastewater.  SID is constructing facilities and otherwise facilitating these improvements 

using non-ad valorem assessments, developer contributions, and other sources of revenue.  Additional 

details and analyses are provided in the Infrastructure Element. 

 

Transportation 

The expansion of Seminole Pratt Whitney Road to a four-lane divided highway will be close to completion as 

of the adoption date of this Plan.  The expansion is being funded by SID pursuant to a funding contract with 

developer Minto PBLH, LLC, (“Minto”). Construction of collector roads connecting the first phase of the 

development to Seminole Pratt Whitney Road is also complete.  Other work has begun and will continue 

throughout the short term planning period to provide necessary collector roads as well as local roads, for 

development.  The arterial and collector roads planned for the next five years, as well as for the long term 

planning period are shown in the TE Maps 3.3-3.6.  Additionally, related facilities, such as sidewalks, bicycle 

lanes, and shared use paths are also being constructed in conjunction with the roads.  These are shown on 

TE Maps 3.8 and 3.9. 

 

These transportation facilities are being funded by a combination of non-ad valorem assessments and 

developer contributions.  In some instances, the developer is constructing the facilities directly.  All work is 

being conducted in coordination with SID. 

 

The City will coordinate with SID to sufficiently plan for roads associated with future growth during the short 

term planning period.  The anticipated planned improvements for roads are listed in the 5-Year Schedule of 

Capital Improvements.   

 

Prior to the incorporation of the City, Palm Beach County approved the development of 4,546 dwelling units 

and 2.2 million square feet of non-residential, and other uses.  As part of the approval of this development, a 

proportionate share agreement was executed between Minto and the county.  That agreement remains 

effective. 

     

Stormwater 
Prior to the incorporation of the City, the previous county plan amendment and South Florida Water 

Management District (SFWMD) Environmental Resource Permits addressed stormwater and drainage 

facilities.  SID and in conjunction with the developer, have begun construction of a new stormwater 

management system, including extensive surface waters.  The development of this stormwater management 

system will continue on pace with the anticipated expansion of the previously approved development in 

order to meet the SFWMD permit requirements as well as the adopted level of service standards.   
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The City will coordinate with SID to plan for the stormwater management system to serve the City during 

the short term and long term planning periods. SID’s planned improvements for stormwater are listed in the 

5-Year Schedule of Capital Improvements and are also depicted on INF Maps 4.2, 4.3, and 4.4.   

 

Recreation Facilities 
The City will coordinate with SID to sufficiently plan for recreational facilities to serve the City that will be 

associated with future growth during the short term planning period.  The first phase of a community park 

is in the process of being constructed.  The level of service standard for parks is for planning purposes and is 

not a concurrency requirement. 

 

Reuse Water 
SID also plans to supply reuse water for landscape irrigation via an interlocal agreement with Palm Beach 

County.  The reuse distribution pipes will be constructed and put into service in tandem with the water and 

wastewater distribution and collection pipes.  Additional details are provided in the Infrastructure Element.  

Reuse water does not have an associated level of service standard and is not regulated via concurrency. 

 

Solid Waste 
The City will contract with a solid waste provider to collect and appropriately dispose of solid waste 

including hazardous wastes.  The City will not construct or host within its boundaries any solid waste or 

hazardous waste disposal sites or facilities.  As indicated in the Infrastructure Element, the Palm Beach 

County Solid Waste Authority has projected adequate capacity for solid waste disposal through the long term 

planning period. 

 

 

Table 8.1: 5-Year Schedule of Capital Improvements, Fiscal Years 2024-25 – 2029-30 

For the 5-Year Capital Improvements Schedule below: 

• Road costs include costs of landscaping and the construction of bicycle lanes, sidewalks, and shared 
use paths.  

• This table should be read in conjunction with the 5-Year Capital Improvement Schedule 

Construction Map for Road Segments, Stormwater Drainage Features, and Park. 
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5-Year Capital Improvements Schedule: 
Summary of Total Project Costs By Year 

Project Description Priority FY 2024-25 FY 2025-26 FY 2026-27 FY 2027-28 FY 2028-29 FY 2029-30 
Total Funding 
Amount 

Funding 
Source* 

Saddle Bay Drive High  $                     -     $                     -     $                     -     $      996,660.00   $                     -     $                     -     $      996,660.00  
Developer / 

Bonds 

Persimmon Blvd E Phase 5 
(Up to Roundabout) 

High  $      967,678.00   $                     -     $                     -     $                     -     $                     -     $                     -     $      967,678.00  
Developer / 

Bonds 

Persimmon Blvd E Phase 6 
(Up to 140th) 

High  $                     -     $   3,045,923.00   $   1,328,640.00   $                     -     $                     -     $                     -     $   4,374,563.00  
Developer / 

Bonds 

Persimmon Blvd W Phase 3 High  $                     -     $                     -     $                     -     $                     -     $   1,251,225.00   $                     -     $   1,251,225.00  
Developer / 

Bonds 

Town Center Parkway SW Phase 3 High  $                     -     $                     -     $                     -     $                     -     $                     -     $   2,083,200.00   $   2,083,200.00  
Developer / 

Bonds 

Town Center Parkway NW Phase 1 High  $   1,036,945.00   $   1,267,377.00   $                     -     $                     -     $                     -     $                     -     $   2,304,322.00  
Developer / 

Bonds 

Town Center Parkway NW Phase 2 High  $                     -     $                     -     $                     -     $                     -     $   1,713,660.00   $                     -     $   1,713,660.00  
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel V 

High  $   4,216,951.00   $      221,945.00   $                     -     $                     -     $                     -     $                     -     $   4,438,896.00  
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel U 

High  $   5,255,210.00   $      927,390.00   $                     -     $                     -     $                     -     $                     -     $   6,182,600.00  
Developer / 

Bonds 

Stormwater Management Lakes – 
Silverlake 

High  $                     -     $   2,290,625.00   $                     -     $                     -     $                     -     $                     -     $   2,290,625.00  
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel B 

High  $                     -     $                     -     $                     -     $                     -     $   1,700,635.00   $                     -     $   1,700,635.00  
Developer / 

Bonds 

Water Main from (Parcel V to SE 
Interconnect) 

High  $                     -     $      243,000.00   $                     -     $                     -     $                     -     $                     -     $      243,000.00  
Developer / 

Bonds 

Force Main from (Persimmon Phase 6 
to SE Interconnect) 

High  $                     -     $      305,200.00   $                     -     $                     -     $                     -     $                     -     $      305,200.00  
Developer / 

Bonds 

Community Park (Parcel C-4) High  $   1,450,000.00   $   3,165,000.00   $      885,000.00   $                     -     $                     -     $                     -     $   5,500,000.00  Bonds 

Seminole Improvement District 
Complex 

High  $      647,368.00   $   1,817,632.00   $                     -     $                     -     $                     -     $                     -     $   2,465,000.00  Bonds 

TOTAL    $ 13,574,152.00   $ 13,284,092.00   $   2,213,640.00   $      996,660.00   $   4,665,520.00   $   2,083,200.00   $ 36,817,264.00  - 
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5-Year Capital Improvements Schedule: 
Potable Water Component 

Project Description Priority FY 2024-25 FY 2025-26 FY 2026-27 FY 2027-28 FY 2028-29 FY 2029-30 
Total Funding 
Amount 

Funding 
Source* 

Saddle Bay Drive High  $                     -     $                     -     $                     -     $      182,730.00   $                     -     $                     -     $      182,730.00  
Developer / 

Bonds 

Persimmon Blvd E Phase 5 
(Up to Roundabout) 

High  $      151,146.00   $                     -     $                     -     $                     -     $                     -     $                     -     $      151,146.00  
Developer / 

Bonds 

Persimmon Blvd E Phase 6 
(Up to 140th) 

High  $                     -     $      359,000.00   $      359,000.00   $                     -     $                     -     $                     -     $      718,000.00  
Developer / 

Bonds 

Persimmon Blvd W Phase 3 High  $                     -     $                     -     $                     -     $                     -     $      212,708.00   $                     -     $      212,708.00  
Developer / 

Bonds 

Town Center Parkway SW Phase 3 High  $                     -     $                     -     $                     -     $                     -     $                     -     $      354,144.00   $      354,144.00  
Developer / 

Bonds 

Town Center Parkway NW Phase 1 High  $      176,281.00   $      215,454.00   $                     -     $                     -     $                     -     $                     -     $      391,735.00  
Developer / 

Bonds 

Town Center Parkway NW Phase 2 High  $                     -     $                     -     $                     -     $                     -     $      291,220.00   $                     -     $      291,220.00  
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel V 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel U 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Silverlake 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel B 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Water Main from (Parcel V to SE 
Interconnect) 

High  $                     -     $      235,710.00   $                     -     $                     -     $                     -     $                     -     $      235,710.00  
Developer / 

Bonds 

Force Main from (Persimmon Phase 
6 to SE Interconnect) 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Community Park (Parcel C-4) High  $      229,364.00   $      500,645.00   $      139,991.00   $                     -     $                     -     $                     -     $      870,000.00  Bonds 

Seminole Improvement District 
Complex 

High  $      129,272.00   $      362,959.00   $                     -     $                     -     $                     -     $                     -     $      492,231.00  Bonds 

TOTAL    $      686,063.00   $   1,673,768.00   $      498,991.00   $      182,730.00   $      503,928.00   $      354,144.00   $   3,899,624.00  - 
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5-Year Capital Improvements Schedule: 
Wastewater Component 

Project Description Priority FY 2024-25 FY 2025-26 FY 2026-27 FY 2027-28 FY 2028-29 FY 2029-30 
Total Funding 
Amount 

Funding 
Source* 

Saddle Bay Drive High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Persimmon Blvd E Phase 5 
(Up to Roundabout) 

High  $        77,001.00   $                     -     $                     -     $                     -     $                     -     $                     -     $        77,001.00  
Developer / 

Bonds 

Persimmon Blvd E Phase 6 
(Up to 140th) 

High  $                     -     $      121,640.00   $        53,060.00   $                     -     $                     -     $                     -     $      174,700.00  
Developer / 

Bonds 

Persimmon Blvd W Phase 3 High  $                     -     $                     -     $                     -     $                     -     $        50,049.00   $                     -     $        50,049.00  
Developer / 

Bonds 

Town Center Parkway SW Phase 3 High  $                     -     $                     -     $                     -     $                     -     $                     -     $        83,328.00   $        83,328.00  
Developer / 

Bonds 

Town Center Parkway NW Phase 1 High  $        41,478.00   $        50,695.00   $                     -     $                     -     $                     -     $                     -     $        92,173.00  
Developer / 

Bonds 

Town Center Parkway NW Phase 2 High  $                     -     $                     -     $                     -     $                     -     $        68,546.00   $                     -     $        68,546.00  
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel V 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel U 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Silverlake 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel B 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Water Main from (Parcel V to SE 
Interconnect) 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Force Main from (Persimmon Phase 
6 to SE Interconnect) 

High  $                     -     $      296,044.00   $                     -     $                     -     $                     -     $                     -     $      296,044.00  
Developer / 

Bonds 

Community Park (Parcel C-4) High  $      239,909.00   $      523,664.00   $      146,427.00   $                     -     $                     -     $                     -     $      910,000.00  Bonds 

Seminole Improvement District 
Complex 

High  $      112,103.00   $      314,754.00   $                     -     $                     -     $                     -     $                     -     $      426,857.00  Bonds 

TOTAL    $      470,491.00   $   1,306,797.00   $      199,487.00   $                     -     $      118,595.00   $        83,328.00   $   2,178,698.00  - 
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5-Year Capital Improvements Schedule: 
Stormwater/Drainage Component 

Project Description Priority FY 2024-25 FY 2025-26 FY 2026-27 FY 2027-28 FY 2028-29 FY 2029-30 
Total Funding 
Amount 

Funding 
Source* 

Saddle Bay Drive High  $                     -     $                     -     $                     -     $      157,640.00   $                     -     $                     -     $      157,640.00  
Developer / 

Bonds 

Persimmon Blvd E Phase 5 
(Up to Roundabout) 

High  $      166,619.00   $                     -     $                     -     $                     -     $                     -     $                     -     $      166,619.00  
Developer / 

Bonds 

Persimmon Blvd E Phase 6 
(Up to 140th) 

High  $                     -     $      817,433.00   $      356,567.00   $                     -     $                     -     $                     -     $   1,174,000.00  
Developer / 

Bonds 

Persimmon Blvd W Phase 3 High  $                     -     $                     -     $                     -     $                     -     $      312,806.00   $                     -     $      312,806.00  
Developer / 

Bonds 

Town Center Parkway SW Phase 3 High  $                     -     $                     -     $                     -     $                     -     $                     -     $      520,800.00   $      520,800.00  
Developer / 

Bonds 

Town Center Parkway NW Phase 1 High  $      259,237.00   $      316,844.00   $                     -     $                     -     $                     -     $                     -     $      576,081.00  
Developer / 

Bonds 

Town Center Parkway NW Phase 2 High  $                     -     $                     -     $                     -     $                     -     $      428,415.00   $                     -     $      428,415.00  
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel V 

High  $   4,216,951.00   $      221,945.00   $                     -     $                     -     $                     -     $                     -     $   4,438,896.00  
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel U 

High  $   5,255,210.00   $      927,390.00   $                     -     $                     -     $                     -     $                     -     $   6,182,600.00  
Developer / 

Bonds 

Stormwater Management Lakes – 
Silverlake 

High  $                     -     $   2,290,625.00   $                     -     $                     -     $                     -     $                     -     $   2,290,625.00  
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel B 

High  $                     -     $                     -     $                     -     $                     -     $   1,700,635.00   $                     -     $   1,700,635.00  
Developer / 

Bonds 

Water Main from (Parcel V to SE 
Interconnect) 

High  $                     -       $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Force Main from (Persimmon Phase 6 to 
SE Interconnect) 

High  $                     -       $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Community Park (Parcel C-4) High  $      135,773.00   $      296,359.00   $        82,868.00   $                     -     $                     -     $                     -     $      515,000.00  Bonds 

Seminole Improvement District Complex High  $        95,944.00   $      269,384.00   $                     -     $                     -     $                     -     $                     -     $      365,328.00  Bonds 

TOTAL    $ 10,129,734.00   $   5,139,980.00   $      439,435.00   $      157,640.00   $   2,441,856.00   $      520,800.00   $ 18,829,445.00  - 
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5-Year Capital Improvements Schedule: 
Road Component 

Project Description Priority FY 2024-25 FY 2025-26 FY 2026-27 FY 2027-28 FY 2028-29 FY 2029-30 
Total Funding 
Amount 

Funding 
Source* 

Saddle Bay Drive High  $                     -     $                     -     $                     -     $      458,290.00   $                     -     $                     -     $      458,290.00  
Developer / 

Bonds 

Persimmon Blvd E Phase 5 
(Up to Roundabout) 

High  $      372,257.00   $                     -     $                     -     $                     -     $                     -     $                     -     $      372,257.00  
Developer / 

Bonds 

Persimmon Blvd E Phase 6 
(Up to 140th) 

High  $                     -     $   1,074,779.00   $      468,821.00   $                     -     $                     -     $                     -     $   1,543,600.00  
Developer / 

Bonds 

Persimmon Blvd W Phase 3 High  $                     -     $                     -     $                     -     $                     -     $      462,953.00   $                     -     $      462,953.00  
Developer / 

Bonds 

Town Center Parkway SW Phase 3 High  $                     -     $                     -     $                     -     $                     -     $                     -     $      770,784.00   $      770,784.00  
Developer / 

Bonds 

Town Center Parkway NW Phase 1 High  $      383,669.00   $      468,930.00   $                     -     $                     -     $                     -     $                     -     $      852,599.00  
Developer / 

Bonds 

Town Center Parkway NW Phase 2 High  $                     -     $                     -     $                     -     $                     -     $      634,054.00   $                     -     $      634,054.00  
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel V 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel U 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Silverlake 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel B 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Water Main from (Parcel V to SE 
Interconnect) 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Force Main from (Persimmon Phase 6 to 
SE Interconnect) 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Community Park (Parcel C-4) High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    Bonds 

Seminole Improvement District Complex High  $      208,047.00   $      584,137.00   $                     -     $                     -     $                     -     $                     -     $      792,184.00  Bonds 

TOTAL    $      963,973.00   $   2,127,846.00   $      468,821.00   $      458,290.00   $   1,097,007.00   $      770,784.00   $   5,886,721.00  - 
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5-Year Capital Improvements Schedule: 
Reuse Component 

Project Description Priority FY 2024-25 FY 2025-26 FY 2026-27 FY 2027-28 FY 2028-29 FY 2029-30 
Total Funding 
Amount 

Funding 
Source* 

Saddle Bay Drive High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Persimmon Blvd E Phase 5 
(Up to Roundabout) 

High  $        97,425.00   $                     -     $                     -     $                     -     $                     -     $                     -     $        97,425.00  
Developer / 

Bonds 

Persimmon Blvd E Phase 6 
(Up to 140th) 

High  $                     -     $      182,495.00   $        79,605.00   $                     -     $                     -     $                     -     $      262,100.00  
Developer / 

Bonds 

Persimmon Blvd W Phase 3 High  $                     -     $                     -     $                     -     $                     -     $        62,562.00   $                     -     $        62,562.00  
Developer / 

Bonds 

Town Center Parkway SW Phase 3 High  $                     -     $                     -     $                     -     $                     -     $                     -     $      104,160.00   $      104,160.00  
Developer / 

Bonds 

Town Center Parkway NW Phase 1 High  $        51,847.00   $        63,368.00   $                     -     $                     -     $                     -     $                     -     $      115,215.00  
Developer / 

Bonds 

Town Center Parkway NW Phase 2 High  $                     -     $                     -     $                     -     $                     -     $        85,786.00   $                     -     $        85,786.00  
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel V 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel U 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Silverlake 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel B 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Water Main from (Parcel V to SE 
Interconnect) 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Force Main from (Persimmon Phase 6 to 
SE Interconnect) 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Community Park (Parcel C-4) High  $      113,364.00   $      247,445.00   $        69,191.00   $                     -     $                     -     $                     -     $      430,000.00  Bonds 

Seminole Improvement District Complex High  $        80,795.00   $      226,849.00   $                     -     $                     -     $                     -     $                     -     $      307,644.00  Bonds 

TOTAL    $      343,431.00   $      720,157.00   $      148,796.00   $                     -     $      148,348.00   $      104,160.00   $   1,464,892.00  - 
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5-Year Capital Improvements Schedule: 
Design and Permitting Component 

Project Description Priority FY 2024-25 FY 2025-26 FY 2026-27 FY 2027-28 FY 2028-29 FY 2029-30 
Total Funding 
Amount 

Funding 
Source* 

Saddle Bay Drive High  $                     -     $                     -     $                     -     $      198,000.00   $                     -     $                     -     $      198,000.00  
Developer / 

Bonds 

Persimmon Blvd E Phase 5 
(Up to Roundabout) 

High  $      103,230.00   $                     -     $                     -     $                     -     $                     -     $                     -     $      103,230.00  
Developer / 

Bonds 

Persimmon Blvd E Phase 6 
(Up to 140th) 

High  $                     -     $      349,646.00   $      152,517.00   $                     -     $                     -     $                     -     $      502,163.00  
Developer / 

Bonds 

Persimmon Blvd W Phase 3 High  $                     -     $                     -     $                     -     $                     -     $      150,147.00   $                     -     $      150,147.00  
Developer / 

Bonds 

Town Center Parkway SW Phase 3 High  $                     -     $                     -     $                     -     $                     -     $                     -     $      249,984.00   $      249,984.00  
Developer / 

Bonds 

Town Center Parkway NW Phase 1 High  $      124,434.00   $      152,085.00   $                     -     $                     -     $                     -     $                     -     $      276,519.00  
Developer / 

Bonds 

Town Center Parkway NW Phase 2 High  $                     -     $                     -     $                     -     $                     -     $      205,639.00   $                     -     $      205,639.00  
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel V 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel U 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Silverlake 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Stormwater Management Lakes – 
Parcel B 

High  $                     -     $                     -     $                     -     $                     -     $                     -     $                     -     $                     -    
Developer / 

Bonds 

Water Main from (Parcel V to SE 
Interconnect) 

High  $                     -     $          7,290.00   $                     -     $                     -     $                     -     $                     -     $          7,290.00  
Developer / 

Bonds 

Force Main from (Persimmon Phase 6 to 
SE Interconnect) 

High  $                     -     $          9,156.00   $                     -     $                     -     $                     -     $                     -     $          9,156.00  
Developer / 

Bonds 

Community Park (Parcel C-4) High  $        59,318.00   $      129,477.00   $        36,205.00   $                     -     $                     -     $                     -     $      225,000.00  Bonds 

Seminole Improvement District Complex High  $        21,208.00   $        59,548.00   $                     -     $                     -     $                     -     $                     -     $        80,756.00  Bonds 

TOTAL    $      308,190.00   $      707,202.00   $      188,722.00   $      198,000.00   $      355,786.00   $      249,984.00   $   2,007,884.00  - 

  

258

Item A.



 City of Westlake Comprehensive Plan 

11 
Capital Improvements Element Data and Analysis 

 
 

5-Year Capital Improvements Schedule: 
Community Park 

Project Description Priority FY 2024-25 FY 2025-26 FY 2026-27 FY 2027-28 FY 2028-29 FY 2029-30 
Total Funding 
Amount 

Funding 
Source* 

Community Park (Parcel C-4) High  $   1,450,000.00   $   3,165,000.00   $      885,000.00   $                     -     $                     -     $                     -     $   5,500,000.00  Bonds 

TOTAL    $   1,450,000.00   $   3,165,000.00   $      885,000.00   $                     -     $                     -     $                     -     $   5,500,000.00  - 

*SID will provide infrastructure through financing, special assessments, or developer contributions; which may include developer constructing the improvements and turning the same over to SID or the City, as 
appropriate. 
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REVENUES AND FUNDING SOURCES 
SID will be the primary entity, in conjunction with the majority landowner and primary developer, to levy, 

collect, and apply revenue to the construction and maintenance of capital facilities.  The City will not collect 

revenue for building any infrastructure in the short term planning period; SID will provide infrastructure 

through financing, special assessments, or developer contributions.  Developer contributions may include 

the developer constructing the improvements and turning those improvements over to SID or the City.  SID 

has no existing debt and sufficient bonding capacity to finance the capital improvement projects, and the City 

has a deficit funding agreement with Minto. 

 

Although it will not use them in the short term planning period, the City has the ability to utilize a variety of 

revenue sources to finance capital improvement projects. The City’s primary revenue sources include ad 

valorem taxes, electric utility tax, electric franchise fee, permit and other fees and communication tax. These 

sources are not, however, exhaustive of all resources that the City can consider or utilize should alternatives 

be found advantageous. The City also has the ability to utilize a variety other revenue sources such as bonds, 

impact fees, mobility fees and proportionate fair share mitigation and developer contributions. While capital 

project financing is not limited solely to the sources that are inventoried in this section, these major financial 

resources provide a basis for assessing the City’s capacity to finance capital improvements. 

 

TIMING AND PRIORITY OF CAPITAL IMPROVEMENT NEEDS 
The Plan identifies capital improvements by type, location, cost, timing, and priority of capital improvement 

needs. The City Council and staff will incorporate the needed improvements within the 5-Year Schedule of 

Capital Improvements as planning proceeds. 

 

MONITORING AND EVALUATION 
The Capital Improvements Element requires yearly updates per Chapter 163 of the Florida Statutes. The 

yearly update will allow the City to assess public facility needs based upon the extent, rate, and projection 

of development.   

 

The review will also determine if adequate revenues are available to meet the needs. The data regarding the 

listed improvements will be updated and revised as needed in order to meet the listed capital improvements. 

 

After the review is completed, a summary along with any recommended modifications will be presented to 

the City Council at an advertised public hearing for adoption and implementation. This will occur when the 

City is in the process of developing the budget for the next fiscal year. The action of the City Council will be 

to direct staff implementation of the changes based on the recommended modifications. 
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CHAPTER 9.   INTERGOVERNMENTAL COORDINATION ELEMENT  

DATA AND ANALYSIS 
 

INTRODUCTION 
The purpose of the Intergovernmental Coordination element is to ensure appropriate coordination between 

the City, neighboring jurisdictions and other governmental agencies.   

 

INTERGOVERNMENTAL COORDINATION  
Table 9.1 briefly describes the various governmental entities and the subjects of coordination with those 

entities. Generally, the office with primary responsibility for coordination is the City Manager’s office. In 

several instances, the City Council needs to make determinations regarding the continuance of or changes to 

coordination issues with other agencies or jurisdictions. This table is not intended to be an all-inclusive list 

of entities with which the City will coordinate. 

 

Table 9.1: Coordinating Agencies 
 

 AGENCY SUBJECT OF COORDINATION 

Palm Beach County  

Palm Beach County Government Administration General Administration 

Palm Beach County Engineering and Public Works ROW Construction, TPS 

Palm Beach County Department of Environmental 

Resource Management 
Environmental  

Palm Beach County Division of Emergency 

Management 
Emergency Management 

Palm Beach County Fire-Rescue Fire/Rescue 

Palm Beach County Palm Tran  Bus Services 

Palm Beach County Parks and Recreation Recreation 

Palm Beach County Property Appraiser 
Tax Revenues 

Street Address Development 

Palm Beach County School District Schools 
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 AGENCY SUBJECT OF COORDINATION 

Palm Beach County Tax Collector Tax Collector 

Palm Beach County Sheriff's Office Law Enforcement 

Palm Beach County Solid Waste Authority 
Solid waste and recycling collection 

services 

Special Districts  

Indian Trail Improvement District 

Stormwater Management and Road 

Maintenance Services in neighboring 

"Acreage" community 

Loxahatchee Groves Water Control District (LGWCD) 
Stormwater Management and Road 

Maintenance Services 

Seminole Improvement District (SID) 

Stormwater Management and Road 

Maintenance Services and 

Water/Wastewater/Reuse 

Other areas as defined in Interlocal 

Agreement between the City of Westlake 

and the Seminole Improvement District 

Regarding the Provision of Certain Services, 

Infrastructure, and Public Facilities in the 

City of Westlake and for Assurance of Non-

Duplication of Services dated March 2018 

(“SID-Westlake Interlocal”) 

Florida Departments and Agencies  

Florida Commerce, Division of Community Planning Planning Activities 

Florida Department of Health Health 

Florida Division of Emergency Management Emergency Management 

Florida Department of Environmental Protection Environmental   

Florida Department of Transportation Transportation 

Florida Department of Business and Professional 

Regulation 
Various Licenses 

South Florida Water Management District Permitting 

Florida Division of Historical Resources Historic and Archaeological Resources 
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 AGENCY SUBJECT OF COORDINATION 

Treasure Coast Regional Planning Council General Planning 

United States Departments and Agencies  

US Census Bureau Census and Surveys 

US Army Corps of Engineers Engineering and Environmental 

US Environmental Protection Agency Environmental 

US Department of Housing and Urban Development Affordable Housing 

US Postal Service Address development, mail delivery 

US Department of Health and Human Services Health and Human Services 

Other  

Palm Beach Metropolitan Planning Organization Transportation Planning 

Palm Beach County League of Cities Governmental Coordination 

Palms West Chamber of Commerce Economic Development 

 IPARC (Intergovernmental Plan Amendment Review 

Committee) 

Comprehensive Plan Amendment 

Coordination 

City of West Palm Beach 
City of West Palm Beach facilities within 

City of Westlake Boundaries 

 

Interjurisdictional Coordination 
The City participates in several formal and informal agreements with several agencies. It is common practice 

for new municipalities to retain County services for the first few years after incorporation, and even 

indefinitely. The City contracts with the Palm Beach County Fire-Rescue Department and Sheriff’s Office 

(District #4) to provide fire protection and police services.  

 

The City coordinates with neighboring municipalities, special districts, Palm Beach County, and other 

governmental agencies that provide storm water management, fire and police protection, utilities, and road 

maintenance services.  The most important intergovernmental coordination efforts are with the Seminole 

Improvement District (SID).  The City Charter requires the City to coordinate efforts with SID.  Coordination 

between the City and SID is governed by the Interlocal Agreement between the City of Westlake and the 

Seminole Improvement District Regarding the Provision of Certain Services, Infrastructure, and Public 

Facilities in the City of Westlake and for Assurance of Non-Duplication of Services dated March, 2018 (SID-

Westlake Interlocal).  The SID-Westlake Interlocal provides that SID is responsible for providing potable 
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water, wastewater, and reclaimed (reuse) water but does not infringe on the City’s police power to provide 

police, fire, and emergency medical services. SID may construct or require developers to construct roads and 

transportation infrastructure.  SID will be responsible for surface water management and drainage as well 

as road maintenance services. The SID-Westlake Interlocal also requires that SID and the City consult at least 

twice a year on current and future projects, and that during the formal consultations the 5-Year Schedule of 

Capital Improvements be discussed. It also provides for assistance in emergencies, mutual aid, and grants 

permission for use of rights-of-way.  

 

The City is not located within any airport hazard area, therefore, no coordination is required pursuant to 

Florida Statute 333.03(1)(b). 

 

Comparison with Regional Policy Plan  
The Strategic Regional Policy Plan (SRPP) for the Treasure Coast (1995, as amended) has been reviewed and 

considered during the process of writing this Plan. The Plan conforms to the SRPP, as amended. Specific 

Coordination issues in each Plan element were reviewed for interagency coordination needs.  

 

Palm Beach County Intergovernmental Coordination Program 
Palm Beach County’s coordination program was established through two interlocal agreements that created 

the Multijurisdictional Issues Forum and the Comprehensive Plan Amendment Coordinated Review Process. 

The latter is referred to as the IPARC (Intergovernmental Plan Amendment Review Committee). The purpose 

of IPARC is to provide: 

a) Coordination for the review of proposed Plan amendments,  
b) Cooperation between affected local governments and service providers, and  
c) Opportunities to resolve potential disputes only within the plan amendment process with the least 

amount of infringement upon existing processes. 
 

The City will participate in the Intergovernmental Plan Amendment Review Committee to coordinate 

planning activities in the City.  

 

Treasure Coast Dispute Resolution Program 
The City will participate in the Dispute Resolution program offered by the Treasure Coast Regional Planning 

Council (TCRPC). The TCRPC offers a dispute resolution process to reconcile differences between or among 

local governments, regional agencies, and private interests on planning and growth management issues. The 

dispute resolution process for the Treasure Coast Region is adopted as Rule 29K-4 of the Florida 

Administrative Code. The Treasure Coast Regional Planning Council has been trained in mediation and 

conflict resolution and has access to other resources that can be utilized to address conflicts and resolve 

disputes. 
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The School District of Palm Beach County 
Coordination with the school district is important as the City's decisions regarding land use and density have 

an effect on the number and location of schools.  

 

This coordination was formerly accomplished through a mandatory school concurrency process. The Florida 

Legislature made school concurrency optional in 2011 with the passage of the Community Planning Act.  The 

same year, the original Palm Beach County Interlocal Agreement (ILA) for School Concurrency expired. The 

School Board, the Board of County Commissioners and the League of Cities charged IPARC with updating the 

existing ILA. The group opted to implement an alternative to School Concurrency, called the School Capacity 

Availability Determination (SCAD), and recommended entering into a new interlocal agreement for 

coordinated planning. 

 

Interlocal Agreement for Coordinated Planning 

The revised Interlocal Agreement (ILA) was approved and adopted by the School Board in August 19, 

2015, and by the Palm Beach County on December 15, 2015. Several municipalities joined the new ILA. 

Since then, other municipalities have joined the Interlocal Agreement.  

 

The City of Westlake formally joined the Interlocal Agreement by adopting Resolution 2020-05 on 

February 10, 2020, thereby agreeing to the terms and conditions of the ILA between Palm Beach County, 

the School District of Palm Beach County, and participating municipalities. This action enables the City to 

meet the requirements of the Intergovernmental Coordination Element of its Comprehensive Plan 

pursuant to Section 163.31777, Florida Statutes. 

 

Local government signatories of the agreement are required to incorporate the School Board 5-Year Capital 

Facilities Plan into their comprehensive plans annually, without any funding obligation as well as coordinate 

and share information for planning purposes, including school’s population projections and local 

governments’ development and redevelopment proposals. The School Board may appoint non-voting 

representatives to local governments’ land planning agencies, who will attend meetings and public hearing 

hearings at the discretion of the School Board.  

 

School Capacity Availability Determination (SCAD) 

Pursuant to the ILA, School Capacity Availability Determination (SCAD) was established to replace school 

concurrency.  Per the SCAD, School District staff would conduct an analysis regarding the impacts on local 

schools, including potential boundary changes, and make recommendations that could be incorporated 

as conditions of development approval, dependent upon local government approving Board.  The County 

was subdivided into 20 Planning Areas as part of the SCAD process.  

 

The School Capacity Availability Determination (SCAD) process includes all public schools in Palm Beach 

County. It entails reviewing the impact of proposed comprehensive plan amendments, and/or 

development orders on existing public schools and planned and funded schools. 

 

Through SCAD, District staff evaluates the direct impacts to schools actually serving proposed development 

as well as any planned capacity. SCAD review provides realistic information on impacts to schools. It uses 
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100% utilization of Florida Inventory of School Houses (FISH) capacity. If capacity is not available at the 

direct school serving the proposed development, then capacity at adjacent schools in the same planning area 

is reviewed. Complete choice schools are not included in the evaluation for school impacts.  
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Meeting Agenda Item Coversheet 

MEETING DATE: 12/2/2025 Submitted By: Planning and Zoning  

SUBJECT: 

This will be the name of 

the Item as it will appear 
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ORDINACE NO. 2025-09 
 

       AN ORDINANCE OF THE CITY COUNCIL FOR THE CITY OF WESTLAKE, 
FLORIDA,  AMENDING THE COMPREHENSIVE PLAN TO APPROVE FOR 
TRANSMITTAL AND SUBSEQUENT ADOPTION BY REFERENCE AN 
UPDATED 10-YEAR WATER SUPPLY FACILITIES WORK PLAN AS 
REQUIRED BY SECTION 163.3177, FLORIDA STATUTES; PROVIDING FOR 
THE ADOPTION OF AMENDMENTS TO THE CITY'S COMPREHENSIVE 
PLAN TO IMPLEMENT THE UPDATED WATER SUPPLY FACILITIES WORK 
PLAN; PROVIDING FOR ADOPTION OF UPDATED POLICIES WITHIN THE 
COMPREHENSIVE PLAN INFRASTRUCTURE ELEMENT; PROVIDING FOR 
TRANSMITTAL TO FLORIDACOMMERCE (THE STATE LAND PLANNING 
AGENCY); PROVIDING THE REPEAL OF LAWS IN CONFLICT; PROVIDING 
FOR SEVERABILITY; PROVIDING FOR CODIFICATION; AND PROVIDING 
FOR AN EFFECTIVE DATE. 270
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 1st Reading  ______ 

2nd Reading  _____ 
 

  
 

ORDINANCE NO. 2025-09 

 
AN ORDINANCE OF THE CITY COUNCIL FOR THE CITY OF WESTLAKE, FLORIDA,  AMENDING THE 

COMPREHENSIVE PLAN TO APPROVE FOR TRANSMITTAL AND SUBSEQUENT ADOPTION BY 

REFERENCE AN UPDATED 10-YEAR WATER SUPPLY FACILITIES WORK PLAN AS REQUIRED BY 

SECTION 163.3177, FLORIDA STATUTES; PROVIDING FOR THE ADOPTION OF AMENDMENTS TO 

THE CITY'S COMPREHENSIVE PLAN TO IMPLEMENT THE UPDATED WATER SUPPLY FACILITIES 

WORK PLAN; PROVIDING FOR ADOPTION OF UPDATED POLICIES WITHIN THE COMPREHENSIVE 

PLAN INFRASTRUCTURE ELEMENT; PROVIDING FOR TRANSMITTAL TO FLORIDACOMMERCE (THE 

STATE LAND PLANNING AGENCY); PROVIDING THE REPEAL OF LAWS IN CONFLICT; PROVIDING 

FOR SEVERABILITY; PROVIDING FOR CODIFICATION; AND PROVIDING FOR AN EFFECTIVE DATE. 

 

 

 
WHEREAS, the State Legislature of the State of Florida has mandated that all municipalities 

adopt comprehensive plans to regulate development and planning with regard to land within their 

corporate limits; and 

 
WHEREAS, all amendments to the comprehensive development plan must be adopted in 

accordance with detailed procedures which must be strictly followed; and 

 
WHEREAS, Subsection 163.3167(9), Florida Statutes, requires each local government to 

address in its Comprehensive Plan, the water supply sources necessary to meet and achieve the 

existing and projected water use demand for an established planning period; and 

 
WHEREAS, Subsection 163.3177(4)(a), Florida Statutes, requires the City to coordinate its 

local Comprehensive Plan with the South Florida Water Management District's  regional water 

supply plan; and 

 
WHEREAS, Subsection 163.3177(6)(c), Florida Statutes, requires local governments to 

prepare and adopt a 10-Year Water Supply Work Plan and to amend their comprehensive plans 

within 18 months after the water management district approves a regional water supply plan or its 

update; and 

 
WHEREAS, the City of Westlake has worked in conjunction with Palm Beach County who is 

the designated regional supplier of potable water for portions of Palm Beach County, including the 

City of Westlake and worked in conjunction with Palm Beach County so as to remain consistent with 

the Palm Beach County Plan; and 
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WHEREAS, the City of Westlake, Florida, has carefully prepared amendments to its 

comprehensive plan pursuant to sub-section 163.3177(6)(c), Florida Statutes, in order to adopt 

amendments or revisions in conformance with the adopted 10-Year Water Supply Work Plan; and 

 
WHEREAS, the City of Westlake has held all duly required public hearings; both prior to 

submission of the proposed amendment of the plan to the State Land Planning Agency, 

FloridaCommerce,  and after the proposed amendment of the plan was returned to the City of 

Westlake, in accordance with Chapter 163.3184, Florida Statutes; and 

 
WHEREAS, the City Council desires to adopt the updated Work Plan along with amendments 

to the current comprehensive plan to guide and control  the future  development of the City and to 

preserve, promote and protect the public health, safety and welfare. 

 
NOW, THEREFORE, BE IT ORDAINED BY THE CITY OF WESTLAKE, FLORIDA, THAT: 

 
Section 1:     The whereas clauses are hereby incorporated as true and correct findings of fact of 

the City Council. 

 
Section 2: The City of Westlake hereby approves the updated 10-Year Water Supply Facilities 

Work Plan (the "Work Plan") for transmittal to the State Land Planning Agency, FloridaCommerce. 

Upon receipt of certification of completeness from the State Land Planning Agency, the City Council 

shall consider adoption of the Work Plan at a subsequent adoption hearing consistent with Section 

163.3184, Florida Statutes. 

 
Section 3:     A copy of the Comprehensive Plan, as amended, shall be kept on file in the office of 

the City Clerk, City of Westlake, Florida. 

 
Section 4:     The Planning and Zoning Department is hereby directed to transmit  of the proposed 

Comprehensive Plan amendments, including the updated Work Plan, to the State Land Planning 

Agency, FloridaCommerce, the Treasure Coast Regional Planning Council, and any other local 

government requesting a copy, within ten (10) working days after transmittal in accordance with 

Section 163.3184(3)(b), Florida Statutes. 

 
Section 5: Repeal of Laws in Conflict. All ordinances or parts of  ordinances  in conflict herewith 

are hereby repealed. 

 
Section 6: Severability. Should any section or provision of this Ordinance or any portion thereof, 

any paragraph, sentence or word be declared by a court  of competent  jurisdiction  to be invalid, such 

decision shall not affect the validity of the remainder of this Ordinance. 

 

Section 7: Codification. It is the intent of the City Council that the provisions of this Ordinance 

be made a part of the City of Westlake Comprehensive Plan. Appropriate renumbering or re-lettering 

may occur as necessary to accomplish such codification. 

 
Section 8: Effective Date. This Ordinance shall not become effective until the City Council 

conducts a duly advertised adoption hearing following receipt of agency review comments pursuant 

to Section 163.3184, Florida Statutes. Upon adoption, the effective date of this Ordinance shall be the 
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date provided under Section 163.3184(3)(c), Florida Statutes, and as further provided by the State 

Land Planning Agency, FloridaCommerce. No development order dependent on this amendment may 

be issued until the amendment becomes effective. 

 

 
PASSED this 2nd day of December, 2025, on first reading. 

PUBLISHED on this _____ day of November, 2025 in the Sun-Sentinel. 

PASSED AND ADOPTED this ______ day of ________, 20___ on second reading. 

 

                   

       _____________________________ 

       City of Westlake    

       JohnPaul O’Connor, Mayor 

 

___________________________ 

Odet Izquierdo, Acting City Clerk 

      APPROVED AS TO LEGAL FORM  

      

      ______________________________________ 

      OFFICE OF THE CITY ATTORNEY  
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1.0: INTRODUCTION 

The purpose of the City of Westlake’s Water Supply Facilities Work Plan (Work Plan) is 
to identify and plan for the water supply sources and facilities needed to serve existing 
and new development within the City’s jurisdiction. Chapter 163, Part II, Florida Statutes 
(F.S.), requires local governments to prepare and adopt Work Plans into their 
comprehensive plans within 18 months after the South Florida Water Management 
District (SFWMD) approves a regional water supply plan or its update. The 2024 Lower 
East Coast (LEC) Water Supply Plan Update was approved by the District’s Governing 
Board September 12, 2024, and covers a planning horizon until 2045. 

Residents of the City of Westlake obtain their water from the Seminole Improvement 
District (SID), which is responsible for ensuring enough capacity is available for existing 
and future customers. Water is supplied by Palm Beach County Water Utility Department 
(PBCWUD). The City has no areas of domestic self- supply. 

The Work Plan references the initiatives already identified to ensure adequate water 
supply for the City of Westlake. According to state guidelines, the Work Plan and the City 
of Westlake’s Comprehensive Plan address the development of traditional and alternative 
water supplies, service delivery and conservation and reuse programs necessary to serve 
existing and new development for at least a 10-year planning period. The Work Plan 
covers a 10-year planning horizon to 2035 and is consistent with the City’s 
Comprehensive Plan (2035 and 2045) and the 2024 Lower East Coast Water Supply Plan 
Update (2045) planning horizons. 

The Work Plan is divided into six sections: 
Section 1 – Introduction 
Section 2 – Background Information 
Section 3 – Data and Analysis 
Section 4 – Work Plan Projects/Capital Improvement Element/Schedule 
Section 5 – Goals, Objectives, and Policies 
Section 6 – Maps 

1.1: Statutory History 

The Florida Legislature enacted bills in the 2002, 2004, 2005, 2011, 2012, 2015, and 
2016 sessions to address the state’s water supply needs. These bills, in particular Senate 
Bills 360 and 444 (2005 legislative session), significantly changed Chapters 163 and 373, 
F.S. by strengthening the statutory links between the regional water supply plans 
prepared by the water management districts and the comprehensive plans prepared by 
local governments. In addition, these bills established the basis for improving coordination 
between local land use planning and water supply planning. 
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1.2: Statutory Requirements 

The City of Westlake has considered the following statutory provisions when preparing 
this Water Supply Facilities Work Plan: 
 
1. Coordinate appropriate aspects of its comprehensive plan with the appropriate 
water management district’s regional water supply plan, [163.3177(4)(a), F.S.] 
 
2.  Ensure its future land use plan is based upon availability of adequate water 
supplies and public facilities and services [s.163.3177(6)(a), F.S.]. Data and analysis 
demonstrating that adequate water supplies and associated public facilities will be 
available to meet projected growth demands must accompany all proposed Future Land 
Use Map amendments submitted for review. 
 
3.  Ensure adequate water supplies and facilities are available to serve new 
development no later than the date on which the local government anticipates issuing a 
certificate of occupancy or its functional equivalent and consult with the applicable water 
supplier prior to approving building permit, to determine whether adequate water supplies 
will be available to serve the development by the anticipated issuance date of the 
certificate of occupancy [s.163.3180 (2), F.S.], 
 
4.  For local governments subject to a regional water supply plan, revise the general 
Sanitary Sewer, Solid Waste, Drainage, Potable Water, and Natural Groundwater Aquifer 
Recharge Element (the “Infrastructure Element”), within 18 months after the water 
management district approves an updated regional water supply plan, to: 
 
a. Identify and incorporate the alternative water supply project(s) selected by the 
local government from projects identified in the updated regional water supply plan, or the 
alternative project proposed by the local government under s.373.0361(7), F.S. [s. 
163.3177(6)(c)(3), F.S.]; 
 
b. Identify the traditional and alternative water supply projects, bulk sales agreements, 
and the conservation and reuse programs necessary to meet current and future water use 
demands within the local government’s jurisdiction [s. 163.3177(6)(c)(3), F.S.]; and 
 
c. Include a water supply facility work plan for at least a 10-year planning period for 
constructing the public, private, and regional water supply facilities identified in the 
element as necessary to serve existing and new development. [s.163.3177(6)(c), F.S.]; 
 
5. Revise the Five-Year Schedule of Capital Improvements to include any water supply,  
reuse, and conservation projects and programs to be implemented during the five-year 
period. 
 
6.  To the extent necessary to maintain internal consistency after making the changes 
described in Paragraph 1 through 5 above, revise the Conservation Element to assess 
projected water needs and sources for at least a 10-year planning period, considering the 
appropriate regional water supply plan, the applicable District Water Management Plan, 
as well as applicable consumptive use permit(s). [s.163.3177 (6)(d), F.S.] If the 
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established planning period of a comprehensive plan is greater than ten years, the plan 
must address the water supply sources necessary to meet and achieve the existing and 
projected water use demand for established planning period, considering the appropriate 
regional water supply plan. [s.163.3167 (13), F.S.]; 
 
7.  To the extent necessary to maintain internal consistency after making the changes 
described in Paragraphs 1 through 5 above, revise the Intergovernmental Coordination 
Element to ensure coordination of the comprehensive plan with applicable regional water 
supply plans and regional water supply authorities’ plans. [s.163.3177(6)(h)1.,F.S.] 
 
8. While an Evaluation and Appraisal Report is not required, local governments are 
encouraged to comprehensively evaluate, and as necessary, update comprehensive 
plans to reflect changes in local conditions. The evaluation could address the extent to 
which the local government has implemented the need to update its Work Plan, including 
the development of alternative water supplies, and determine whether the identified 
alternative water supply projects, traditional water supply projects, and conservation and 
reuse programs are meeting local water use demands [s.163.3181(3), F.S.]. 
 
1.3:  Relevant Regional Issues  

As the State agency responsible for water supply in the Upper and Lower East Coast 
planning areas, the SFWMD plays a pivotal role in resource protection, through criteria 
used for Consumptive Use Permitting. As pressure increased on the Everglades 
ecosystem resource, the SFWMD Governing Board initiated rulemaking to limit increased 
allocations dependent on the Everglades system. As a result, the Regional Water Availability 
Rule was adopted by the Governing Board on February 15, 2007 as part of the SFWMD's 
water use permit program. This reduced reliance on the regional system for future water 
supply needs, mandates the development of alternative water supplies, and increased 
water conservation and reuse. 
 
The following are the regional issues identified for 2045 in the Lower East Coast Planning 
Region with potential impacts to water supply planning in Palm Beach County and includes 
Palm Beach County Water Utility Department responses: 
 

1. Fresh surface water and groundwater are limited; further withdrawals could have 
impacts on the regional system, wetlands, existing legal uses, and saltwater 
intrusion. As a result, additional alternative water supplies need to be developed. 
 

• The PBCWUD consumptive use permit (Permit No. 50-00135-W) was 
updated to have a new expiration date of December 31, 2053 under 
Application #230303-5. Palm Beach County has an extensive reclaimed 
water system and will continue to aggressively expand its reclaimed water 
program. Reclaimed water may be used to replace existing consumptive use 
permits or act as an offset to increased consumptive use withdrawals. 
Additional identified sources include the Floridan Aquifer System for either 
direct withdrawals, blending, or Aquifer Storage and Recovery (ASR) and 
the C-51 Reservoir. 
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2. Surface water allocations from Lake Okeechobee and the Water Conservation 
Areas are limited in accordance with the Lake Okeechobee Service Area RAA 
criteria. 
 

• PBCWUD is not located within the Lake Okeechobee Service Area. It does 
not currently withdraw water from Lake Okeechobee or the Water 
Conservation Areas and is not planning on seeking an allocation from these 
sources in the future. 

 
3. Construction of additional storage systems (e.g., reservoirs, aquifer storage and 

recovery systems) to capture wet season flow volumes will be necessary to 
increase water availability during dry conditions and attenuate damaging peak flow 
events from Lake Okeechobee. 
 

• PBCWUD is not located within the Lake Okeechobee Service Area. The 
County is an active participant in Everglades restoration efforts as well the 
U.S. Army Corps of Engineers’ Lake Okeechobee System Operating 
Manual (LOSOM) update. As discussed in Chapter 9, ASR is a potential 
option for future water supply. 

 
4. Expanded use of reclaimed water is necessary to meet future water supply 

demands and the Ocean Outfall Law. 
 

• As discussed in Chapter 8 of their Water Supply Plan, PBCWUD has an 
extensive reclaimed water program and has aggressively sought to expand 
it. A planned Regional Reclaimed Water System Project with Broward 
County will help Broward eliminate ocean outfalls and provide reclaimed 
water to users in South Palm Beach County. PBCWUD has no ocean 
outfalls. 

 
5. Expanded use of brackish groundwater from the Floridan aquifer system requires 

careful planning and wellfield management to prevent undesirable changes in 
water quality. 
 

• PBCWUD has modified its current consumptive use permit to utilize the 
Floridan aquifer system for blending with its surficial withdrawals and 
supplement its allocation. 

 
Additionally, the City, in coordination with SID, will work to conserve water consumption 
by implementing Comprehensive Plan policies detailed later in this Plan, which support 
conservation of potable water and implementation of reuse water. 
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2.0: BACKGROUND INFORMATION 

Included in this section is a brief overview of the City of Westlake, along with information 
on land use and population. 

2.1: Overview 
The City of Westlake is located in Central Western Palm Beach County and was 
incorporated in 2016 pursuant to Section 165.0615, Florida Statutes. 

Figure 2.1 City of Westlake Location Map 

 
The City boundaries are coextensive with the jurisdiction of the Seminole Improvement 
District (SID), which was established in 1970 pursuant to Chapter 70-854, Laws of Florida, 
codified pursuant to Chapter 2000-431, Laws of Florida.  SID is an independent special 
purpose government formerly known as the Seminole Water Control District, which 
consists of approximately 4,142 acres of land.    
 
SID is empowered to construct and maintain a number of public works and utilities 
including water, sewer, drainage, irrigation, water management, parks, recreation 
facilities, roads and/or related activities.  The majority of the property located within the 
SID boundary is comprised of the former Callery-Judge Groves property (CJG), which 
includes roughly 3,788 acres that was used for active agriculture for over 50 years.  
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2.2: Current Service Area  

See attached Map 4.1, Utility Service Area Map, depicting the City boundaries served by 
the Seminole Improvement District. 
 
In June 2006 an Interlocal Agreement was executed between the County and SID (R2006-
0732).  The Agreement resolved the service area disputes by defining clear utility service 
area boundaries between SID and the County.  Pursuant to Chapter 298, Laws of Florida, 
SID has the exclusive right to provide utility services within SID’s legislative boundaries.  
Under the Agreement, SID will continue serving all of its existing customers but will be 
precluded from connecting any new customers outside of its legislative boundaries. 
Existing pipelines and customers located outside SID’s boundaries will be transferred to 
the County over time.  In addition to delineating service area territories, the Agreement 
named the County as SID’s exclusive bulk utility service provider.   
 
The Agreement allows SID to reserve and purchase up to five (5) million gallons per day 
of bulk water and wastewater capacity over thirty (30) years.  Other considerations 
afforded the County with this Agreement include:  
 

1) the right of first refusal to acquire SID’s retail Utility System, based upon a pre-
determined valuation formula; and  

2) the right to utilize existing road right-of-way along Seminole Pratt-Whitney Road for 
construction, operation, maintenance, and replacement of potable water, waste 
water, and reclaimed water pipelines.  

 
In May 2016, SID abandoned their water treatment facilities and has continued to 
purchase bulk water from Palm Beach County Water Utilities Department. 

3.0: DATA AND ANALYSIS 
The intent of the data and analysis section of the Work Plan is to provide supporting 
documentation to the State Land Planning Agency and other regulatory agencies as part 
of future proposed Comprehensive Plan amendments, particularly those changing the 
Future Land Use Map (FLUM) to increase density and intensity. 

 
 

(The remainder of this page left intentionally blank) 
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3.1: Population Information 

This section examines population information such as population projections from the 
Future Land Use Element data and analysis supporting the City’s Comprehensive Plan 
and SID. Additionally, updated population projections utilized by Palm Beach County in 
their Water Supply Facilities Plan update for the 10-year planning horizon are provided as 
well as population figures from the SFWMD 2024 LEC Water Supply Facilities Plan 
Update. 
 
Population Projections Utilized for the City’s Comprehensive Plan 
Chapter 163.3177(1)(f)3, F.S., requires local government comprehensive plans to be 
based upon permanent and seasonal population estimates and projections, which shall 
either be those published by the Office of Economic and Demographic Research (OEDR) 
or generated by the local government based upon a professionally acceptable 
methodology.  The OEDR issues the projections generated by the Bureau of Economic 
and Business Research (BEBR.)  BEBR makes permanent population projections for 
counties, but not for municipalities or unincorporated areas.  Neither OEDR nor BEBR 
make seasonal population projections. 
 
Palm Beach County uses the BEBR medium permanent population projection to compute 
a projection for the unincorporated county. The total county BEBR projection is 
geographically divided and allocated to small geographic areas called Traffic Analysis 
Zones (TAZs).  There are over 1,700 TAZs in Palm Beach County.  The TAZs in each 
municipality and in the unincorporated area are then combined to make projections for 
each municipality and the unincorporated area.   

The allocation of population to each TAZ is based upon projections of dwelling units in 
each TAZ as well as other demographic factors such as vacancy and seasonal rates. The 
latest population projection and allocation for Palm Beach County was conducted in 2025 
utilizing the 2025 Palm Beach County Population Allocation Model (2025-PBC-PAM). 

Palm Beach County’s population grew from 1,320,134 in 2010 to 1,492,191 in 2020 (U.S. 

Census 2020).   The population change during this decade was very uneven, reflecting 

both population booms and busts due to both local and national economic conditions.  

BEBR’s latest population estimate for 2023 is 1,532,718, representing an increase of 

40,527 persons since 2020.  

 

The County is projected to increase its population by 306,295 people between 2020 and 

2050, a 20.49% increase (BEBR FPS 180).  Table 3.1 shows the latest BEBR projections 

through 2050 as well as the projections used in the 2025-PBC-PAM.   

The latest BEBR medium projections published in 2024 for the year is consistent with the 
Palm Beach County projections in the 2025-PBC-PAM. This substantially higher medium 
population projection increases the projected demand for housing units in Palm Beach 
County over the course of the Westlake long-term planning period. 
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Table 3.1: Palm Beach County Population Projections 

 2020 

Census 
2025 2030 2035 2040 2045 2050 

BEBR 

FPS- 180 

(2024) 

1,494,805  1,567,500  1,643,400  1,700,000  1,742,500   1,774,400 1,801,100 

2025-

PBC- 

PAM 

Projection
s 

   
 1,643,400 

 
 1,700,000 

 
 1,742,500 

 
 1,774,400 

 

1,801,100 

Source: University of Florida Bureau of Economic and Business Research, Population Projections (FPS 180_2024), 

U.S. Census Bureau, 2020 Decennial Census, DP-1, 2025-PBC-PAM 

 

The TAZs associated with the City and the surrounding area are shown in Figure 3.1.  The 
2020-PBC-PAM allocated 4,546 dwelling units associated with the Minto West plan 
amendment to four TAZs (#1593, #864, #1058, and #1079) for year 2030.  As these 
dwelling units were associated with a specific development approval, no dwelling units 
were allocated to those portions of the City that are outside of the Minto West development 
area.  
 
The larger geographic area where residential development may now occur, the longer 
extended planning timeframe to 2045 instead of 2030, and the increased 2024 BEBR 
medium county population projections, supports additional development opportunities for 
dwelling units and associated population. Therefore, the City projects 7,200 units by the 
year 2045, which corresponds to the long term planning period.  This reflects a generally 
steady growth rate and considers growth trends in nearby cities. The densities established 
in the Future Land Use Element will accommodate the increase in dwelling units. 
 
The 7,200 dwelling units are converted to permanent household population as follows.  
First, the total number of housing units is converted to an estimate of occupied housing 
units by subtracting units anticipated to be vacant or used for seasonal residents.  Second, 
occupied housing units are converted to household population by applying an average 
population per household rate (PPH).   
 
PPH, vacancy rates, and seasonal housing rates are based upon the surrounding Census 
County Divisions (CCDs) which have population characteristics expected to be more 
comparable to the City than the county as a whole.  These CCDs are located in the central 
portion of Palm Beach County between the eastern coastal communities and the western 
areas.  
 
Specifically, the City PPH, vacancy rate and seasonal rate are averages derived from the 
Royal Palm Beach-West Jupiter, Western Community, and Sunshine Parkway CCDs from 
the 2020 US Census.  Figure 3.2 shows the boundaries of the CCDs.  The vacancy rate 
used for the City is 4.59 percent.  The seasonal rate is 5.77 percent.  The PPH is 2.70.  
These rates are kept constant for the planning periods.   
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Figure 3.1: Traffic Analysis Zones (TAZ) Map 
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  Figure 3.2: 2020 Census County Divisions (CCDs) 
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In addition to the permanent household population, some people may live in group 
quarters (e.g. nursing homes).  The percent of permanent population expected to live in 
group quarters is zero in year 2025.  However, a group quarters population is projected 
for 2035 by using the average group quarters rate from the same surrounding CCDs.  
According to the 2020 Census, the average group quarters rate is 0.653% which equates 
to 85 people in 2035. 
 
The permanent population estimate for 2025 and projections for years 2035 and 2045 are 
provided in Table 3.2A based on the anticipated development of housing units and 
assumptions for group quarters populations. The permanent population projections were 
calculated by utilizing the projected total housing units (7,200), minus the vacancy rate 
(4.59%) and the seasonal rate (5.77%), and multiplying by the PPH of 2.70, plus the 
projected group quarter population. 
 

Table 3.2A: City Permanent Population Projections 

Year 
Total 

Housing 
Units 

Permanent 
Population 

Group  
Quarters 

Population 
Population 

2025 3,625 8,774 0 8,774 

2035 5,400 13,070 85 13,155 

2045 7,200 17,426 114 17,540 

 
The seasonal population projection is based on the seasonal housing rate of 5.77% of 
projected housing units as well as the plan for a 150-room hotel.  An estimate of 2 persons 
per seasonal house or hotel room is assumed.  The seasonal projection is shown in Table 
3.2B below. 

Table 3.2B: City Seasonal Population Projections 

Year 
Housing 

Population 
Hotel 

Population 
Total 

Seasonal 

2025 209 0 209 

2035 312 300 612 

2045 415 300 715 

 
The total population projection, consisting of both permanent and seasonal residents, is 
shown in Table 3.2C. These numbers were used for purposes of analyzing public 
infrastructure needs in the 10- and 20-years planning periods. 
 

Table 3.2C: City Total Population Projection 

Year 
Permanent 
Population 

Seasonal 
Population 

Total 
Population 

2025 
                    

8,774  
                        

209  
               

8,983  

2035 
                 

13,155  
                        

612              13,767  

2045 
                 

17,540  
                        

715              18,255  
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Population Projections Utilized for the PBC 10-Year Water Supply Facilities Work Plan 
Table 3.3 provides the 10-year population forecast for the City of Westlake as prepared 
by Palm Beach County Water Utility Department (PBCWUD) and Planning Division of the 
Planning, Zoning and Building Department (PBCPZ&B). 
   

Table 3.3: PBC WUD Population Forecast 

  
Source: PBC WUD’S Water Supply Facilities Plan Update Table 5.2 

 
As indicated above in Table 3.3 and compared with the LEC figures in Table 3.4, the 
population projections utilized in the PBC Water Supply Facilities Work Plan are aligned 
with and acceptable as representative of Westlake’s projected population.  
 
Population Projections Utilized in the 2024 LEC Water Supply Plan Update 
Population projections in Table 3.4 for Total Population Served by PBCWUD are slightly 
higher (638,482) than the Population projections utilized in the Lower East Coast Regional 
Water Supply Plan update (635,840) per the Palm Beach County Water Utilities 
Department Utility Summary Table (See below), Appendix E Public Water Supply Utilities 
Summaries, page E-18. Palm Beach County indicates there is adequate capacity to 
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maintain the adopted level of service standard for potable water supply for these 
population projections.   
 

Table 3.4: 2024 LEC Plan Update  
Palm Beach County Water Utilities Department Utility Summary 

Source: South Florida Water Management Lower East Coast (LEC) Appendix E Public Water Supply Utilities 

Summaries, page E-18 

3.2: Potable Water Level of Service Standard and Demand Projections  

SID is the retail provider of potable water within the City. There is an Interlocal Agreement 
between Palm Beach County and SID regarding the Sale of Bulk Water and Wastewater 
Service and Establishment of Water, Wastewater, and Reclaimed Water Service Areas 
and Settling Certain Disputes and Lawsuits Between the Parties, dated April 18, 2006, 
which provides that SID can purchase bulk water from the County at a rate of up to 5.0 
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MGD for the next thirty (30) years with provisions to extend the agreement for 50 or more 
years. SID and Palm Beach County have invested in significant infrastructure in the City’s 
area to provide potable water service.   SID maintains water distribution facilities for 
service within the City and will expand internal potable water distribution lines concurrent 
with development within the City.  

The City’s level of service standard for potable water is 110 gallons per capita per day for 
residential uses and 150 gallons per 1,000 sq. ft. per day for non-residential uses with the 
following exceptions.  Schools have a level of service standard of 18 gpd per student.  
Hotels have a level of service standard of 100 gpd per room.  Parks have a level of service 
standard of 10 gpd per visitor.  The per capita level of service standard will be applied to 
dwelling units using a 2.65 average population per household (PPH) unless it can be 
demonstrated that a different PPH is applicable.  The City will continue to coordinate with 
SID to monitor and evaluate future operating demands as the City increases utility users 
and to adjust the level of service standard, if needed, through the planning periods. 

Table 3.5 below provides an analysis of potable water demand over the short- and long-
term planning periods. The first section identifies the level of service standards used for 
the planning analysis.  The second section identifies existing and projected population 
and uses that require potable water.  Square footage numbers are from the Palm Beach 
County property appraiser parcel database.  Existing student numbers are based on 
school capacity numbers from the Palm Beach County School District Work Plan and 
anticipated students from a potential new school.  New development square footage, hotel 
rooms, and college students are based on the existing development orders within the City.  
Projections of recreation and park daytime visitors are based on averages derived from 
the National Recreation and Park Association 2016 study of park usage entitled “NRPA 
Americans’ Engagement with Parks Survey.”  The third section computes the current and 
projected demand for the planning periods. 

In accordance with the 2006 Service Agreement between SID and County, the Agreement 
allows SID to reserve and purchase up to five (5) million gallons per day of bulk water and 
wastewater capacity over thirty (30) years. This amount is adequate to meet the projected 
demands over the 10-year Water Supply Plan planning horizon. 

The anticipated facilities needed for the planning periods are identified in Table 4.1 and 
are also depicted on INF. Map 4.2 and INF. Map 4.3. 
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Table 3.5: Potable Water Analysis 
 

Potable Water Level of Service     

  
Gallons Per 

Day    

Per Person 110    

Per square foot for Commercial, Civic, and 
Industrial 0.15    

Per Student 18    

Per Hotel Room 100    

Per visitor of park and recreation facilities 10    

      

Demand Generators 

  2025 2035 2045 

Population (excluding hotel population) 8,774 13,155 17,540 

Commercial, Civic, and Industrial S.F. 1,012,504 35,475,700 35,475,700 

K-12 Students 3,220 4,797 5,517 

College Students 0 0 3,000 

Total Students 3,220 4,797 8,517 

Hotel Rooms 0 150 150 

Recreation and Park Daytime Visitors 0 650 2,600 

      

Demand Projections 

  2025 2035 2045 

Population (excluding hotel population) 965,140 1,447,050 1,929,400 

Commercial, Civic, and Industrial S.F. 151,876 5,321,355 5,321,355 

Total Students 57,960 86,346 153,306 

Hotel Rooms 0 15,000 15,000 

Recreation and Park Daytime Visitors 0 6,500 26,000 

Total Demand (Gallons Per Day) 1,174,976 6,876,251 7,445,061 

 

 

3.3: Water Supply Provided by Local Government 

The City does not own or maintain any water supply facilities. SID purchases potable and 
reuse water from Palm Beach County and will distribute that potable and reuse water as 
the exclusive retail provider of potable and reuse water within the City.  

In accordance with the 2006 Service Agreement between SID and County, the Agreement 
allows SID to reserve and purchase up to five (5) million gallons per day of bulk water and 
wastewater capacity over thirty (30) years. This amount is adequate to meet the projected 
demands. 
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3.4: Conservation 

Neither the County nor the 2024 Lower East Coast Water Supply Plan Update identify 
specific programs within the City. However, as detailed below, the City includes 
conservation measures in its Comprehensive Plan and Land Development Regulations to 
support the goals and address the issues identified in the LECWSP. 

3.4.1:  Local Government Specific Actions, Programs, Regulations, or 
Opportunities 

 
The City’s Comprehensive Plan includes a number of policies, as detailed later in the Plan, 
that encourage conservation measures and the use of reuse water within the City.  The 
City will continue implementing these polices through its Land Development Regulations 
and other programs in coordination with SID. 
 
Restrictions in Permitted Water Use  

• The City shall implement the Mandatory Year-Round Irrigation Conservation 
Measures as detailed in 40E-24 Florida Administrative Code. 

• The City’s Code of Ordinances shall include requirements for restrictions on water 
use during times an "emergency situation" is declared by SFWMD or when the 
City Council determines a reduction in water consumption is necessary to alleviate 
a local water shortage within the City’s water system. Water restrictions may 
include reduction of hours and days allowed for irrigation, washing of vehicles, 
washing of outdoor surfaces, operation of ornamental fountains, operation of air 
conditioning without a recirculation system, limitations on filling and use of 
swimming pools, limitations on escapement of water through defective plumbing, 
restrictions on hotels and restaurants as to the minimum amount of water 
necessary to conduct operations and other restrictions as necessary. 

 
Use of Florida-Friendly Landscape Principles  

• The City’s Land Development Code provides for the use of Florida-friendly 
landscaping materials including the minimum percent of required pervious area that 
must follow the principles of Florida Friendly Landscape provisions as set forth in 
the South Florida Water Management District's Xeriscape Plant Guide II.  

 
Requirement of Ultra-Low Volume Plumbing in New Construction  

• The City has adopted the Florida Building Code (FBC) which contains plumbing 
flow restriction requirements. The County Code prohibits a City within its jurisdiction 
from enacting standards less stringent from the FBC. The City’s Building and 
Inspection Services Division also includes in their procedures provisions for new 
construction to have water conservation control devices installed per the Florida 
Plumbing Code, as a condition for granting certificates of occupancy. 
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Water Conservation Based Rate Structure  

• SID has a conservation-based water rate structure, which includes an 
increasing rate with increasing use, as a means of reducing demand. 

 
Meter Replacement Program  

• Unaccounted for water summaries shall be submitted to the District annually, within 
one year of adoption of this Work Plan. 

 

Rain Sensor Overrides for New Lawn Sprinkler System  

• The City shall adopt the FBC, which requires the installation of rain sensors on new 
irrigation systems. Additionally, the City shall include provisions regarding rain 
sensors on automatic lawn sprinkler systems in its Land Development Code. 

 

Public Information Program  

• The City shall coordinate with SID to develop a program to provide water 
conservation information and practices to the City’s residents and SID customers 
through the City and SID webpages and an annual Water Quality Report.  

• The City will coordinate future water conservation efforts with SID and the SFWMD. 
In addition, City will continue to support and expand existing goals, objectives and 
policies in the Comprehensive Plan promoting water conservation in a cost-
effective and environmentally sensitive manner. City will continue to actively 
support the SFWMD and its water supplier(s) in the implementation of new 
regulations or programs designed to conserve water during the dry season. 

3 .5 :  Reuse  

State law supports reuse efforts. Florida’s utilities, local governments, and water 
management districts have led the nation in the quantity of reclaimed water reused and 
public acceptance of reuse programs. Section 373.250(1) F.S. provides “the 
encouragement and promotion of water conservation and reuse of reclaimed water, as 
defined by the department, are state objectives and considered to be in the public 
interest.” In addition, Section 403.064(1), F.S., states “reuse is a critical component of 
meeting the state’s existing and future water supply needs while sustaining natural 
systems.” 

3.5.1: Local Government Specific Actions, Programs, Regulations, or 
Opportunities 

The City supports water reuse initiatives under consideration by both the SFWMD and 
Palm Beach County and the implementation of new regulations or programs designed to 
increase the volume of reclaimed water used and public acceptance of reclaimed water. 
The City’s Comprehensive Plan encourages both conservation of water and use of 
alternative water supplies, such as reclaimed water for irrigation.  
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4.0: CAPITAL IMPROVEMENTS 

This section provides a brief description of the City’s Capital Improvements Program and 
Policies for Water Supply. 

4.1: Work Plan Projects 
 
Based on the population projections and a capacity analysis for the short-term planning 
period there is adequate facility capacity to maintain the adopted level of service standard 
for potable water supply as provided through interlocal agreements between SID and 
Palm Beach County. SID plans on expanding distribution lines for potable water and 
beginning the interconnection process of water with the County’s lines within the 2023 
planning period.  
 
SID’s planned improvements for potable water are listed in the Capital Improvement 
Schedule and are shown on attached INF Maps 4.2 and 4.3.  Pursuant to the 
Westlake/SID Interlocal, these improvements have and will continue to be provided in 
order to ensure the achievement and maintenance of the adopted level of service 
standards for potable water and wastewater.  SID is constructing facilities and otherwise 
facilitating these improvements using non-ad valorem assessments, developer 
contributions, and other sources of revenue.   
 
 
 
 
 
 

 
 
 
 
 

(The remainder of this page left intentionally blank) 
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Table 4.1: 5-Year Capital Improvement Schedule Summary 
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5.0: GOALS, OBJECTIVES AND POLICIES 
 
Comprehensive Plan Goals, Objectives, and Policies (GOPs) are included in the 
Elements to ensure implementation and future updates of the 10 Year Water Supply 
Facilities Work Plan as required by Section 163.3177 (6) (c), F.S. As GOPs are often 
amended outside of the cycle for Water Supply Facilities Work Plan amendments (i.e. 
Evaluation and Appraisal Report amendments every seven (7) years), the GOPs are 
contained in the Comprehensive Plan and are not part of the officially adopted Water 
Supply Plan. Associated Comprehensive Plan amendments to relevant GOPs will be 
adopted concurrently with the Work Plan update.  
 
 

Policy INF 1.2.1 The City hereby adopts by reference the 2026 City of 
Westlake Water Supply Facilities Work Plan (Work Plan), 
dated March 2018, for a planning period of not less than 10 
years.  The Work Plan addresses issues that pertain to water 
supply facilities and requirements needed to serve current and 
future development within the City’s water service area.  The 
City shall review and update the Work Plan at least every five 
(5) years within 18 months after the governing board of the 
South Florida Water Management District (SFWMD) 
approves an updated Lower East Coast Water Supply Plan.  
Any changes affecting the Work Plan shall be included in the 
annual Capital Improvements Plan update to ensure 
consistency between the Work Plan and the Capital 
Improvements Element.  

 
Policy INF 1.7.2 Support the SFWMD 2013 2024 Lower East Coast Regional 

Water Supply Plan Update and coordinate with SFWMD on its 
implementation. 

 
 
 
 
 
 
 
 
 
 
 
 
 

(The remainder of this page left intentionally blank) 
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6.0 MAPS 
 

Map 4.1: Utility Service Area Map  
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INF Map 4.2: 5-Year Capital Improvement Schedule 
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INF Map 4.3: 2035-Year Capital Improvement Schedule  
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Meeting Agenda Item Coversheet 

MEETING DATE: 12/2/2025 Submitted By: Planning and Zoning  

SUBJECT: 

This will be the name of 

the Item as it will appear 

on the Agenda 

LPA: Ordinance 2025-10 – Chapter 111 & Chapter 101 Zoning Text Amendment 
(Recreation, Indoor Sport Court) 

STAFF RECOMMENDATION: 

(MOTION READY) 

Motion to recommend approval of First Reading of Ordinance 

2025-10 – Chapter 111 & Chapter 101 Zoning Text Amendment 

(Recreation, Indoor Sport Court) 

SUMMARY 

and/or 

JUSTIFICATION: 

 

This Ordinance amends Chapter 101 and Chapter 111 of the City Westlake, Code of 

Ordinances to establish definition, standards, and development regulations for 

recreation, indoor sport court.  

SELECT, if applicable 

AGREEMENT:   BUDGET:     

STAFF REPORT:            PROCLAMATION:  

EXHIBIT(S): X OTHER:  

IDENTIFY EACH 

ATTACHMENT.   

For example, an 

agreement may have 2 

exhibits, identify the 

agreement and Exhibit A 

and Exbibit B 

 

Exhibit A: Ordinance 2025-10 – Chapter 111 & Chapter 101 Zoning Text 
Amendment (Recreation, Indoor Sport Court) 

SELECT, if applicable RESOLUTION:  ORDINANCE: 2025-10 X 

IDENTIFY FULL 

RESOLUTION OR 

ORDINANCE TITLE 

(if Item is not a 

Resolution or Ordinance, 

please erase all default 

text from this field’s 

textbox and leave blank) 

Please keep text 

indented. 

 

ORDINACE NO. 2025-10 
 

       AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF WESTLAKE, 
FLORIDA, AMENDING THE CITY OF WESTLAKE CODE OF ORDINANCES 
BY AMENDING CHAPTER 101, “GENERAL AND ADMINISTRATIVE 
PROVISIONS,” TO REVISE SECTION 101-1, “DEFINITIONS AND 
ACRONYMS,” TO ESTABLISH A DEFINITION FOR “RECREATION, INDOOR 
SPORT COURT”; AND AMENDING CHAPTER 111, “PARKING,” TO REVISE 
SECTION 111-192, “GENERAL PROVISION,” INCLUDING AMENDMENTS 
TO TABLE 111-192, “REQUIRED OFF-STREET PARKING SPACES,” TO 
ESTABLISH PARKING REQUIREMENTS FOR RECREATION, INDOOR 
SPORT COURTS; PROVIDING FOR CODIFICATION, CONFLICTS, 
SEVERABILITY, AND AN EFFECTIVE DATE. 

 

FISCAL IMPACT (if any):  $ 
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 1 
ORDINANCE NO. 2025-10 2 

 3 
AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF WESTLAKE, 4 
FLORIDA, AMENDING THE CITY OF WESTLAKE CODE OF ORDINANCES BY 5 
AMENDING CHAPTER 101, “GENERAL AND ADMINISTRATIVE PROVISIONS,” 6 
TO REVISE SECTION 101-1, “DEFINITIONS AND ACRONYMS,” TO ESTABLISH A 7 
DEFINITION FOR “RECREATION, INDOOR SPORT COURT”; AND AMENDING 8 
CHAPTER 111, “PARKING,” TO REVISE SECTION 111-192, “GENERAL 9 
PROVISION,” INCLUDING AMENDMENTS TO TABLE 111-192, “REQUIRED OFF-10 
STREET PARKING SPACES,” TO ESTABLISH PARKING REQUIREMENTS FOR 11 
RECREATION, INDOOR SPORT COURTS; PROVIDING FOR CODIFICATION, 12 
CONFLICTS, SEVERABILITY, AND AN EFFECTIVE DATE. 13 
 14 

   15 
Whereas, the City of Westlake has established off-street parking and loading 16 

standards intended to ensure that adequate parking is provided for all uses located within the 17 

City; and 18 

 19 
Whereas, the City Council finds it necessary and appropriate to update certain 20 

definitions and parking schedules to address new or evolving land uses, including indoor 21 

sport court facilities; and 22 

 23 
Whereas, the Local Planning Agency has conducted a hearing on December 2, 24 

2025, and made a recommendation to the City Council regarding the proposed amendments; 25 

and 26 

Whereas, the City Council has conducted a public hearing on January 6, 2026 27 

wherein it considered the recommendation of the Local Planning Agency Board, the City 28 

staff and comments from the public into consideration and has determined that the adoption 29 

of this parking regulations ordinance is in the best interest of the public safety and welfare of 30 

the City of Westlake; and 31 

 32 
NOW, THEREFORE, BE IT ORDAINED BY THE GOVERNING BODY FOR THE 33 
CITY OF WESTLAKE, FLORIDA, AS FOLLOWS:  34 
  35 
SECTION 1. Recitals.  The foregoing recitals are confirmed, adopted and incorporated herein 36 
and made a part hereof by this reference. 37 

SECTION 2. The City Council hereby amends the City’s Code of Ordinances by specifically 38 
amending Chapter 101 Entitled “General and Administrative Provisions” by specifically 39 
amending Section 101-1 entitled “Definitions and acronyms”: 40 

 41 

 42 
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Article I. – IN GENERAL. 1 

  Section 101-1. Definitions and acronyms. 2 

Recreation, Indoor Sport Court means only enclosed court-based sports, such as, padel, 3 

pickleball, volleyball and tennis courts.    4 

 5 

SECTION 3. The City Council hereby amends the City’s Code of Ordinances by specifically 6 

amending Chapter 111 Entitled “Parking” by specifically amending Section 111-192 entitled 7 

“General provision” the amendment to Table 111-192 entitled “Required Off-Street Parking 8 

Spaces” amended as follows:  9 

TABLE 111-192: REQUIRED OFF-STREET PARKING SPACES 10 

 11 

Recreation, Indoor Sport Court 4 spaces per court, plus 1 space per employee 

 12 

SECTION 4.   Codification. It is the intention of the City Council that the provisions of this 13 
Ordinance shall be codified within the Code of Ordinances of the City of Westlake. Sections 14 
may be renumbered, re-lettered, and terminology may be adjusted to achieve proper codification. 15 

 16 
SECTION 5.  Conflicts. All ordinances or parts of ordinances, resolutions or parts of resolutions 17 
which are in conflict herewith, are hereby repealed to the extent of such conflict. 18 

  19 
SECTION 6.  Severability. Should the provisions of this ordinance be declared to be severable 20 
and if any section, sentence, clause or phrase of this ordinance shall for any reason be held to be 21 
invalid or unconstitutional, such decision shall not affect the validity of the remaining sections, 22 
sentences, clauses, and phrases of this ordinance but they shall remain in effect, it being the 23 
legislative intent that this ordinance shall remain notwithstanding the invalidity of any part. 24 
 25 
SECTION 7. Effective Date.  This ordinance shall be effective upon adoption on second 26 
reading.   27 
  28 
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PASSED this ______ day of ____________, 2026, on first reading.  1 

PASSED AND ADOPTED this _____ day of _____________, 2026, on second reading. 2 

      City of Westlake 3 

      ___________________________________ 4 
      JohnPaul O’Connor, Mayor 5 

 6 
 G. Langowski    7 

G. Werner    8 
E. Gleason    9 
C. Leonard    10 
J.P. O'Connor    11 
 12 
 13 

ATTEST: 14 
 15 
_________________________________ 16 
Odet Izquierdo, Acting City Clerk 17 
 18 
 19 
                                                                                     APPROVED AS TO LEGAL FORM: 20 
 21 

 ______________________________                                                                                                                                                                    22 
CITY ATTORNEY 23 

 24 
 25 
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DATE:    11/10/2025 

APPLICATION NUMBER:   ZTA-2025-02 

DESCRIPTION:   Pod G Southwest – James Business Park 

APPLICANT:    Cotleur & Hearing 

OWNER:    James Business Park, LLC 

REQUEST:    Zoning Text Amendment Review 

LOCATION:    16935 & 17035 Persimmon Blvd. West, Westlake, FL 

STAFF REVIEW:   RECOMMENDATION OF APPROVAL 

The Engineering Department recommends approval of the plans submitted on 10-29-2025.  

The following documents were reviewed by the Engineering Department as part of this resubmittal 

package: 

1) 0) ZTA APPLICATION.pdf 

2) 1) CODE AMENDMENT JUSTIFICATION 10.27.2025.pdf, dated 10/27/25 

3) 10.16.2025 - CWL - Application Fee - ZTA-2025-02 - Land Development Regulation Text 

Amendment - Ck# 10014.pdf, dated 10/16/25 

4) 2) Traffic Statement 22-015  8-20-25 ds (1).pdf, dated 8/20/25 

5) 3) Traffic Equivalency 22-015  8-20-25 ds.pdf, dated 8/20/25 

6) 4) 13-0518.98.01 SP-SP - TBR (1).pdf, dated 8/26/25 

 

This letter has been prepared by the following individual, in association with their consultants and 

subconsultants: 

 

Suzanne Dombrowski, P.E. 

Chen Moore and Associates 

Tel: 561.746.6900 x 1035 

Email: sdombrowski@chenmoore.com 

CITY OF WESTLAKE 

Engineering Department 

4001 Seminole Pratt Whitney Road 

Westlake, Florida 33470 

Phone: (561) 530-5880 
www.westlakegov.com 
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Westlake 

Land Development Regulations Code Amendment 
ZTA-2025-02 

Justification Statement 
October 27, 2025 

 
Introduction – Executive Summary 
The Applicant, James Business Park, LLC, respectfully requests approval of a zoning code text amendment to the 
required off-street parking regulations category of Recreation, Commercial-Indoor, establishing a specific 
category for indoor sport courts. This amendment modernizes the City’s parking standards to account for 
emerging indoor recreational uses, specifically, court-based sports such as padel and pickleball that have unique 
operational characteristics and lower parking demand than traditional fitness or entertainment facilities. The 
proposed text promotes efficient land use, reduces unnecessary impervious surface, and supports the City’s 
Comprehensive Plan. The proposed amendment is consistent with the City of Westlake Comprehensive Plan, 
particularly Transportation Element’s Goal 1 and Policies 1.2.11 and 1.4.10. In addition, the Comprehensive 
Plan’s overarching themes of efficient and sustainable land use encourages a balanced parking supply. 
 
The property is located in Pod G Southwest, directly west of the Publix Plaza within the City of Westlake. The 
subject parcel consists of approximately 11.66 acres as approved by the Development Order on July 22, 2022, 
and is platted as “Pod G Southwest” in the Public Records of Palm Beach County. The site has been constructed 
in accordance with the approved Development Order. The proposed modification relates solely to the interior 
allocation of tenant space and associated parking adjustments to accommodate a new indoor commercial 
recreation tenant. 
 
Subject Request 
The applicant is proposing to include a new parking use category that is specific to “Recreation, Commercial-
Indoor Sport Courts” for the previously approved Indoor Commercial Recreation use—Xcel Padel. The use was 
approved for a total of approximately 45,841 square feet. This includes 10 padel courts totaling 34,748 square 
feet. The current “Indoor Recreation” parking rate (1 space per 360 SF) does not accurately reflect the 
anticipated demand of the padel courts and materially overestimates the actual demand. The applicant 
respectfully requests City staff apply a per-court parking standard of 4 spaces per court, rather than the general 
indoor recreation square-foot metric for the area that comprises the courts. The square footage of a court is a 
poor proxy for parking demand because most of that area is unoccupied playing space. A “per-court” standard 
directly links parking to the number of concurrent users; the same logic used for other activity-based uses such 
as schools (per classroom) or assembly halls (per seat). The revised site plan reflects this re-calculation of the 
parking. 
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Use/Category       Spaces Required 
Recreation, Commercial-Indoor Sport Courts  
(Court, indoor sport means and enclosed area 
designed and equipped for court-based athletic 
activities such as padel, pickleball, volleyball, or 
tennis.) 

4 spaces per court  

 
We researched eight (8) municipalities, including Palm Beach County, for sports court parking rates. As 
demonstrated from the 8 references on the table below, the average requirement is up to 2 spaces per court. 
No jurisdiction applies a gross-floor-area metric for court sports. The applicant’s proposal at 4 spaces per court 
is considerably more conservative.  
 
Palm Beach County (unincorporated) 1.5 spaces per court (basketball, tennis, etc.) for 

outdoor recreation amenities 
Loxahatchee Groves 
 

1.5 spaces per court + 1 bicycle rack 

City of Boca Raton 4 spaces per court + 1 per employee (racquetball, 
tennis and similar court facilities) 

Town of Juno Beach 
 

2 spaces per tennis court 

Village of Palm Springs 1 space per 1,500 sq ft of outdoor athletic court 
area 

City of Greenacres 4 spaces per court + 1 per 200 sq ft of building 
area 

Town of Palm Beach 
 

1 space per 4 members 

Palm Beach County 3 spaces per court for the court area within a 
fitness 

 
At the time the city code was adopted indoor pickleball and padel did not even exist. The evolution of industrial 
flex space has been driven by shifts in consumer spending toward experiential and indoor-based entertainment. 
There appears to be a strong and growing market demand for indoor recreation uses. The  market is 
characterized by several key trends, including the growth of new indoor sports, rising urbanization and the 
benefits of flexibility offered by industrial spaces. These spaces typically have ceilings that allow for indoor 
recreation to be accommodated.  
 
Comprehensive Plan Consistency 
The proposed amendment is consistent with the City of Westlake Comprehensive Plan and directly supports 
the City’s vision of a Sustainable Community by promoting efficient land use and mobility. The Comprehensive 
Plan’s Future Land Use Element’s Goal 1 related to managing growth efficiently and subsequent policies 
encouraging the coordination of land use and infrastructure. In addition, Transportation Element Goal TE-1 
calls for a safe, convenient, multimodal transportation system coordinated with land use decisions. Policy TE 
1.2.11 directs the City to adopt Land Development Regulation standards governing on-site circulation and 
access, and Policy TE 1.4.10 encourages incorporation of Complete Streets design guidelines into the LDRs to 
balance travel modes. By tailoring parking requirements to the actual functional demand of indoor court 
sports rather than total floor area, the amendment implements these policies, reducing unnecessary 
pavement, improving stormwater performance, and enhancing multimodal site design. It also advances the 
Comprehensive Plan’s broader sustainability directive to make efficient use of infrastructure and minimize 
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environmental impacts. 
 
Conclusion 
The Applicant appreciates the City’s leadership in maintaining a responsive, modern Land Development Code. 
This amendment provides an opportunity for Westlake to align its parking standards with current market 
realities while furthering Comprehensive Plan objectives. The amendment provides clear, enforceable 
guidance to staff and applicants for new indoor sport facilities, reducing reliance on a case-by-case 
interpretation. The Applicant respectfully requests favorable consideration and looks forward to collaborating 
with staff and the Planning & Zoning Board through the public hearing process. Subject to staff review, the 
Applicant would welcome consideration of scheduling the two required public hearings in December to maintain 
project momentum. We have included a copy of the proposed modified site plan site data.  
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Traffic Statement 22-015  8-20-25 Pinder Troutman Consulting, Inc. 

PTC 
 

Transportation Consultants 
 
 
 

601 Heritage Drive, Suite 493 
Jupiter, FL  33458 

(561) 296-9698 

August 20, 2025 
 
Mr. Ken Cassel, City Manager 
City of Westlake 
4001 Seminole Pratt Whitney Road 
Westlake, FL  33470 
 
Re:  Westlake Pod G Southwest; James Business Park - #PTC22-015 
 Traffic Statement 
 
Dear Mr. Cassel: 
 
The purpose of this letter is to present a trip generation analysis of the modified Pod G Southwest Site Plan, 
and an evaluation of the Development Order conditions as required by Engineering Conditions 6a and 6b.  
Westlake is an approved project under Article 12, Traffic Performance Standards, of the Palm Beach County 
Unified Land Development Code (ULDC) with a buildout year of 2035.  It is proposed to reallocate the 
145,643 SF site to 27,196 SF Light Industrial, 56,698 SF Warehouse, 10-Court Racquet/Tennis Club and 
15,908 SF Health Club. 
 
Attachment 1 provides a land use inventory of the approved uses, current request, and previously approved 
requests for Westlake.  It also provides details of previous traffic equivalencies.  See the Appendix for the 
latest equivalency table.  The calculation of daily, AM and PM peak hour trips associated with Pod G 
Southwest is provided on Attachment 2, as well as resultant pass-by rates.  The cumulative trip generation 
for all proposed site plan applications is provided on Attachments 3A, 3B and 3C for the Daily, AM and PM 
peak hour trip, respectively.  The internalization matrices are provided in the Appendix. 
 
Attachment 4 provides a summary of engineering conditions associated with dwelling units or trips.  As 
shown, there are several conditions applicable to this request.  These conditions have been met or will be 
met upon building permit thresholds.  Therefore, the proposed Site Plan Application is in compliance with 
the Westlake Development Order.  The Pod G Southwest driveway volumes are shown on Attachment 5. 
 
Sincerely, 
 
 
 
 
 
 
 
Rebecca J. Mulcahy, P.E. 
Vice President 
 
Attachments 
 

Rebecca J. Mulcahy, State of Florida, Professional Engineer, License No. 42570 
This item has been electronically signed and sealed by Rebecca J. Mulcahy, P.E. on 8/20/25 using a Digital Signature.  Printed 
copies of this document are not considered signed and sealed, and the signature must be verified on any electronic copies. 

Digitally signed by 
Rebecca Mulcahy 
Date: 2025.08.20 
16:06:21 -04'00'
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Westlake Inventory 22-015  8-19-25
8/19/2025

Attachment 1
Westlake Pod G Southwest; James Business Park
Land Use Inventory

ITE Total Utilization
Land Use Code To Date

Residential - SF 210 2,946       DUs 3,459       3,459                 
Residential - MF Condos. 230 600          DUs 287          287                    
Residential - 55+ Detached 251 800          DUs 800          800                    
Residential - 55+ Attached 252 200          DUs -           -                     
Hotel 310 150          Rooms -           -                     
Community College 540 3,000       Students 3,000       (2) 3,000                 
General Office 710 450,000   SF 150,000   (2) 150,000             
Research & Devel. 760 600,000   SF 425,000   (2) 425,000             
Light Industrial 110 450,000   SF -           -                     
Shopping Center 820 500,000   SF 356,400   (2) 356,400             
Community Center 495 70,000     SF 24,675     24,675               
Church 560 70,000     SF 38,155     38,155               
Daycare 565 10,000     SF -           -                     
Park 412 192          Acres 142          142                    

(1)  Light Industrial, Racquet/Tennis Club, Warehouse and Health Club accounted for in previous Equivalency Statement. No additional reduction required.
(2)  See Attachment E6 provided in the Appendix.

Intensity
Approved Current

Request (1)
Previously
Submitted
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Trip Gen Pod G 22-015  8-12-25
8/19/2025

Attachment 2
Westlake Pod G Southwest; James Business Park
Trip Generation - Proposed Uses

DAILY

ITE % Pass-by
Land Use Code Intensity In Trips (1)

Light Industrial 110 27,196     SF 6.97 / 1000 SF (2) 50% 19        10%
Warehouse 150 56,698     SF 1.71 / 1000 SF (3) 50% 10        10%
Racquet/Tennis Club 491 10            Courts 27.71 / Court  (3) 50% 14        5%
Health Club 492 15,908     SF 32.93 / 1000 SF (3) 50% 26        5%

Total 69        6%

AM PEAK HOUR

ITE % Pass-by
Land Use Code Intensity In In Out Trips Trips (1)

Light Industrial 110 27,196     SF 0.92 / 1000 SF (2) 88% 22        3          25        3          10%
Warehouse 150 56,698     SF 0.17 / 1000 SF (3) 77% 8          2          10        1          10%
Racquet/Tennis Club 491 10            Courts 1.19 / Court  (3) 50% 6          6          12        1          5%
Health Club 492 15,908     SF 1.31 / 1000 SF (3) 50% 11        10        21        1          5%

Total 47        21        68        6          9%

PM PEAK HOUR

ITE % Pass-by
Land Use Code Intensity In In Out Trips Trips (1)

Light Industrial 110 27,196     SF 0.97 / 1000 SF (2) 12% 3          23        26        3          10%
Warehouse 150 56,698     SF 0.18 / 1000 SF (3) 28% 3          7          10        1          10%
Racquet/Tennis Club 491 10            Courts 3.82 / Court  (3) 57% 22        16        38        2          5%
Health Club 492 15,908     SF 3.45 / 1000 SF (3) 57% 31        24        55        3          5%

Total 59        70        129     9          7%

(1) Source:   Palm Beach County.
(2) Source:   ITE Trip Generation, 9th Edition  per original Westlake traffic study.
(3) Source:   ITE Trip Generation, 11th Edition.

Trip Generation Rate

Trip Generation Rate

Total Trips

1,088                               

Total Trips

524                                  
277                                  

Total
Trip Generation Rate Trips

190                                  
97                                    
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Trip Gen + Internal  22-015  8-19-25 Cum.
8/19/2025

Attachment 3A
Westlake Pod G Southwest; James Business Park
Daily Trip Generation - Cumulative

West Side
ITE External External

Land Use Code Trip Generation Rate (1) Total Trips Trips (2) Trips Trips (2) (4) Trips Trips (1) New Trips
Residential - MF Condos. 230 -         DUs 6.65 /DU -            -         0.0% -         -         0.0% -         -       0% -           
Residential - 55+ Detached 251 -         DUs 8 /DU -            -         0.0% -         -         0.0% -         -       0% -           
Residential - 55+ Attached 252 -         DUs 6 /DU -            -         0.0% -         -         0.0% -         -       0% -           
General Office 710 -         SF -            -         14.8% -         -         0.0% -         -       10% -           
Research & Devel. 760 -         SF -            -         14.8% -         -         0.0% -         -       10% -           
Pod H Industrial Use N/A 300,800 SF 1,492        221        14.8% 1,271     171        11.5% 1,100     110      10% 990          
Shopping Center 820 -         SF -            -         2.2% -         -         0.0% -         -       28.7% -           
Park 412 -         Acres 2.28 /Acre -            -         10.0% -         -         0.0% -         -       0% -           
Car Wash PBC 1            Lane 166 /Lane 166           4             2.2% 162        36          21.7% 126        -       0% 126          
Pod G SW Light Industrial 110 145,643 SF 1,088        161        14.8% 927        119        10.9% 808        57        7% 751          
Pod H Commercial Uses N/A 223,947 SF 9,469        208        2.2% 9,261     973        10.3% 8,288     2,379   28.7% 5,909       
Gas Station (16 FP)/ C-Store FDOT 4,500     SF 3,818        84          2.2% 3,734     402        10.5% 3,332     2,033   61% 1,299       
Publix at Westlake Plaza N/A 129,700 SF 9,783        215        2.2% 9,568     1,017     10.4% 8,551     2,454   28.7% 6,097       
Home Improvement Store 862 134,148 SF 30.74 /1,000 SF 4,124        91          2.2% 4,033     439        10.6% 3,594     1,031   28.7% 2,563       

TOTALS 29,940      984        3.3% 28,956   3,157     10.5% 25,799   8,064   17,735     

East Side
ITE External External

Land Use Code Trip Generation Rate (1) Total Trips Trips (2) Trips Trips (2) Trips Trips (1) New Trips
Residential - SF (N,O,T,U,V) 210 1,759     DUs 10 /DU 17,590      281        1.6% 17,309   1,249     7.1% 16,060   -       0% 16,060     
Residential - SF (F,M,P,Q,R,S) 210 1,700     DUs 10 /DU 17,000      272        1.6% 16,728   1,207     7.1% 15,521   -       0% 15,521     
Residential - MF Condos. 230 130        DUs 6.65 /DU 865           14          1.6% 851        65          7.5% 786        -       0% 786          
Residential - 55+ Detached 251 800        DUs 8 /DU 6,400        102        1.6% 6,298     454        7.1% 5,844     -       0% 5,844       
Hotel 310 -         Rooms 8.92 /Room -            -         0.0% -         -         0.0% -         -       10% -           
Community College 540* -         Students 2.29 /Student -            -         0.0% -         -         0.0% -         -       0% -           
General Office 710 -         SF -            -         0.0% -         -         0.0% -         -       10% -           
Research & Devel. 760 -         SF -            -         0.0% -         -         0.0% -         -       10% -           
Light Industrial 110 -         SF 6.97 /1000 SF -            -         0.0% -         -         0.0% -         -       10% -           
Shopping Center 820 16,700   SF 2,122        620        29.2% 1,502     163        7.7% 1,339     490      36.6% 849          
Park 412 -         Acres 2.28 /Acre -            -         26.6% -         -         0.0% -         -       0% -           
Community Center 495 24,675   SF 33.82 /1000 SF 835           222        26.6% 613        -         0.0% 613        31        5% 582          
Church 560 38,155   SF 9.11 /1000 SF 348           93          26.6% 255        -         0.0% 255        13        5% 242          
Daycare 565 -         SF 74.06 /1000 SF -            -         26.6% -         -         0.0% -         -       50% -           
ISTF N/A -         Complex -            -         0.0% -         -         0.0% -         -       0% -           
FSED 650 12,379   SF 309           104        33.5% 205        19          6.2% 186        19        10% 167          
Tax Collector 730 -         SF -            -         0.0% -         -         0.0% -         -       10% -           
TOTALS 45,469      1,708     3.8% 43,761   3,157     6.9% 40,604   553      40,051     

COMBINED TOTALS 75,409      2,692     3.6% 72,717   6,314     8.4% 66,403   8,617   57,786     

*  Rate obtained from Palm Beach State College trip generation study by Kimley-Horn. Project Internalization: 11.9%
(1) Source: Palm Beach County ULDC Article 13, unless otherwise noted.  Retail pass-by rate limited to 28.7% per approved study. 63,562     
(2) Utilized average of individual AM and PM peak hour internalization rates. Resultant interzonal trips are calculated based on total trips, consistent with the methodology in the approved traffic study. Internal: 23.4%
(3) Source: Institute of Transportation Engineers, Trip Generation, 9th Edition.

(4) Minor adjustments made to balance with the east side interzonal trips.

Shaded cells represent current request.

Approved Total

Pre-Calc'd

Ln (T) = 0.65Ln (X)+5.83

Intensity

Ln (T) = 0.83Ln (X)+3.09  (3)

Ln (T) = 0.65Ln (X)+5.83

Pass-by
Intensity

Ln (T) = 0.77Ln (X)+3.65
Ln (T) = 0.83Ln (X)+3.09  (3)

InterzonalInternal

14.3 X PM Peak Hour Trips

Pre-Calc'd

Pre-Calc'd

Pre-Calc'd

Pass-byInternal

Ln (T) = 0.77Ln (X)+3.65

Interzonal

Pre-Calc'd

Pre-Calc'd

Pre-Calc'd
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Trip Gen + Internal  22-015  8-19-25 Cum.
8/19/2025

Attachment 3B
Westlake Pod G Southwest; James Business Park
AM Peak Hour Trip Generation - Cumulative

West Side  
ITE Total Trips Internal Interzonal Pass-by New Trips

Land Use Code Intensity Trip Generation Rate (1) In Out Total Trips (2) In Out Total Trips (2) In Out Total Trips (3) In Out Total
Residential - MF Condos. 230 -         DUs -     -     -     -     0.0% -     -     -     -     0.0% -     -     -     -    0% -     -     -     
Residential - 55+ Detached 251 -         DUs 0.22 /DU (35/65) -     -     -     -     0.0% -     -     -     -     0.0% -     -     -     -    0% -     -     -     
Residential - 55+ Attached 252 -         DUs 0.2 /DU (34/66) -     -     -     -     0.0% -     -     -     -     0.0% -     -     -     -    0% -     -     -     
General Office 710 -         SF -     -     -     -     7.9% -     -     -     -     0.0% -     -     -     -    10% -     -     -     
Research & Devel. 760 -         SF -     -     -     -     7.9% -     -     -     -     0.0% -     -     -     -    10% -     -     -     
Pod H Industrial Use N/A 300,800 SF 186    25      211    17      7.9% 179    15      194    8        3.8% 171    15      186    19     10% 154    13      167    
Shopping Center 820 -         SF 0.96 /1000 SF (62/38) -     -     -     -     1.3% -     -     -     -     0.0% -     -     -     -    28.7% -     -     -     
Park 412 -         Acres 0.02 /Acre (61/39) -     -     -     -     10.0% -     -     -     -     10.0% -     -     -     -    0% -     -     -     
Car Wash PBC 1            Lane 11.97 /Lane (50/50) 6        6        12      -     1.3% 6        6        12      -     0.0% 6        6        12      -    0% 6        6        12      
Pod G SW Light Industrial 110 145,643 SF 47      21      68      5        7.9% 44      19      63      3        4.4% 41      19      60      4       7% 38      18      56      
Pod H Commercial Uses N/A 223,947 SF 424    382    806    10      1.3% 418    378    796    12      1.5% 411    373    784    225   28.7% 293    266    559    
Gas Station (16 FP)/ C-Store FDOT 4,500     SF 134    133    267    3        1.3% 132    132    264    4        1.5% 130    130    260    159   61% 51      50      101    
Publix at Westlake Plaza N/A 129,700 SF 240    203    443    6        1.3% 237    200    437    7        1.6% 233    197    430    123   28.7% 166    141    307    
Home Improvement Store 862 134,148 SF 1.51 /1,000 SF (57/43) 116    87      203    3        1.3% 114    86      200    3        1.5% 112    85      197    57     28.7% 80      60      140    

TOTALS 1,153 857    2,010 44      2.2% 1,130 836    1,966 37      1.8% 1,104 825    1,929 587   788    554    1,342 
23      21      26      11      

East Side
ITE Total Trips Internal Interzonal Pass-by New Trips

Land Use Code Intensity Trip Generation Rate (1) In Out Total Trips (2) In Out Total Trips (2) In Out Total Trips (3) In Out Total
Residential - SF (N,O,T,U,V) 210 1,759     DUs 0.75 /DU (25/75) 330    989    1,319 9        0.7% 327    983    1,310 16      1.2% 322    972    1,294 -    0% 322    972    1,294 
Residential - SF (F,M,P,Q,R,S) 210 1,700     DUs 0.75 /DU (25/75) 319    956    1,275 9        0.7% 316    950    1,266 15      1.2% 312    939    1,251 -    0% 312    939    1,251 
Residential - MF Condos. 230 130        DUs 11      53      64      -     0.7% 11      53      64      1        1.6% 11      52      63      -    0% 11      52      63      
Residential - 55+ Detached 251 800        DUs 0.22 /DU (35/65) 62      114    176    1        0.7% 61      114    175    2        1.1% 60      113    173    -    0% 60      113    173    
Hotel 310 -         Rooms 0.53 /Room (59/41) -     -     -     -     0.0% -     -     -     -     0.0% -     -     -     -    10% -     -     -     
Community College 540* -         Students 0.11 /Student (87/13) -     -     -     -     0.0% -     -     -     -     0.0% -     -     -     -    0% -     -     -     
General Office 710 -         SF -     -     -     -     0.0% -     -     -     -     0.0% -     -     -     -    10% -     -     -     
Research & Devel. 760 -         SF -     -     -     -     0.0% -     -     -     -     0.0% -     -     -     -    10% -     -     -     
Light Industrial 110 -         SF 0.92 /1000 SF (88/12) -     -     -     -     0.0% -     -     -     -     0.0% -     -     -     -    10% -     -     -     
Shopping Center 820 16,700   SF 0.96 /1000 SF (62/38) 10      6        16      5        31.3% 6        5        11      2        12.5% 5        4        9        3       36.6% 3        3        6        
Park 412 -         Acres 0.02 /Acre (61/39) -     -     -     -     25.0% -     -     -     -     0.0% -     -     -     -    0% -     -     -     
Community Center 495 24,675   SF 2.05 /1000 SF (66/34) 34      17      51      13      25.0% 25      13      38      -     0.0% 25      13      38      2       5% 24      12      36      
Church 560 38,155   SF 0.56 /1000 SF (62/38) 13      8        21      5        25.0% 10      6        16      -     0.0% 10      6        16      1       5% 10      5        15      
Daycare 565 -         SF 12.18 /1000 SF (53/47) -     -     -     -     25.0% -     -     -     -     0.0% -     -     -     -    50% -     -     -     
ISTF N/A -         Complex -     -     -     -     0.0% -     -     -     -     0.0% -     -     -     -    0% -     -     -     
FSED 650 12,379   SF 7        7        14      2        14.3% 7        5        12      1        7.1% 7        4        11      1       10% 6        4        10      
Tax Collector 730 -         SF -     -     -     -     0.0% -     -     -     -     0.0% -     -     -     -    10% -     -     -     
TOTALS 786    2,150 2,936 44      1.5% 763    2,129 2,892 37      1.3% 752    2,103 2,855 7       748    2,100 2,848 

23      21      11      26      
COMBINED TOTALS 1,939 3,007 4,946 88      1.8% 1,893 2,965 4,858 74      1.5% 1,856 2,928 4,784 594   1,536 2,654 4,190 

*  Rate obtained from Palm Beach State College trip generation study by Kimley-Horn. Project Internalizaion: 3.3%
(1) Source: Institute of Transportation Engineers, Trip Generation, 9th Edition, unless otherwise noted. 2,384 2,278 4,662
(2) Internalization matrices, included in the Appendix, calculate the interzonal trips. Resultant interzonal percentages are calculated based on total trips, consistent with the methodology in the approved traffic study. 16.8%
(3) Source: Palm Beach County ULDC Article 13.  Retail pass-by rate limited to 28.7% per approved study.

Shaded cells represent current request.

12.3*FP + 15.5(X) (50/50)

Pre-Calc'd

Internal:

Approved Totals

Pre-Calc'd

Ln(T) = 0.80Ln(x)+1.57 (88/12)
Ln(T) = 0.87Ln(x)+0.86 (83/17)

Ln(T) = 0.80Ln(x)+0.26 (17/83)

Pre-Calc'd

Pre-Calc'd

External Trips

External Trips

Ln(T) = 0.87Ln(x)+0.86 (83/17)

Ln(T) = 0.80Ln(x)+0.26 (17/83)

Ln(T) = 0.80Ln(x)+1.57 (88/12)

External Trips

External Trips

Pre-Calc'd

Pre-Calc'd

Pre-Calc'd
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Trip Gen + Internal  22-015  8-19-25 Cum.
8/19/2025

Attachment 3C
Westlake Pod G Southwest; James Business Park
PM Peak Hour Trip Generation - Cumulative

West Side
ITE Total Trips Internal Interzonal Pass-by New Trips

Land Use Code Intensity Trip Generation Rate (1) In Out Total Trips (2) In Out Total Trips (2) In Out Total Trips (3) In Out Total
Residential - MF Condos. 230 -         DUs -     -     -     -     0.0% -     -     -     -     0.0% -     -     -     -    0% -     -     -     
Residential - 55+ Detached 251 -         DUs 0.27 /DU (61/39) -     -     -     -     0.0% -     -     -     -     0.0% -     -     -     -    0% -     -     -     
Residential - 55+ Attached 252 -         DUs 0.25 /DU (54/46) -     -     -     -     0.0% -     -     -     -     0.0% -     -     -     -    0% -     -     -     
General Office 710 -         SF 1.49 /1000 SF (17/83) -     -     -     -     21.6% -     -     -     -     0.0% -     -     -     -    10% -     -     -     
Research & Devel. 760 -         SF -     -     -     -     21.6% -     -     -     -     0.0% -     -     -     -    10% -     -     -     
Pod H Industrial Use N/A 300,800 SF 25      165    190    41      21.6% 18      131    149    29      15.3% 3        117    120    12     10% 3        105    108    
Shopping Center 820 -         SF -     -     -     -     3.1% -     -     -     -     0.0% -     -     -     -    28.7% -     -     -     
Park 412 -         Acres 0.09 /Acre (61/39) -     -     -     -     10.0% -     -     -     -     10.0% -     -     -     -    0% -     -     -     
Car Wash PBC 1            Lane 13.65 /Lane (50/50) 7        7        14      -     3.1% 7        7        14      5        35.7% 6        3        9        -    0% 6        3        9        
Pod G SW Light Industrial 110 145,643 SF 59      70      129    28      21.6% 45      56      101    18      14.0% 35      48      83      6       7% 33      44      77      
Pod H Commercial Uses N/A 223,947 SF 368    359    727    23      3.1% 352    352    704    114    15.7% 322    268    590    169   28.7% 230    191    421    
Gas Station (16 FP)/ C-Store FDOT 4,500     SF 134    133    267    8        3.1% 128    131    259    43      16.1% 117    99      216    132   61% 46      38      84      
Publix at Westlake Plaza N/A 129,700 SF 446    448    894    28      3.1% 427    439    866    140    15.7% 390    336    726    208   28.7% 278    240    518    
Home Improvement Store 862 134,148 SF 2.29 /1,000 SF (49/51) 150    157    307    10      3.1% 144    153    297    50      16.3% 131    116    247    71     28.7% 93      83      176    

TOTALS 1,189 1,339 2,528 138    5.5% 1,121 1,269 2,390 399    15.8% 1,004 987    1,991 598   689    704    1,393 
68      70      117    282    

East Side
ITE Total Trips Internal Interzonal Pass-by New Trips

Land Use Code Intensity Trip Generation Rate (1) In Out Total Trips (2) In Out Total Trips (2) In Out Total Trips (3) In Out Total
Residential - SF (N,O,T,U,V) 210 1,759     DUs 874    513    1,387 33      2.4% 853    501    1,354 180    13.0% 729    445    1,174 -    0% 729    445    1,174 
Residential - SF (F,M,P,Q,R,S) 210 1,700     DUs 848    498    1,346 31      2.4% 828    487    1,315 175    13.0% 707    433    1,140 -    0% 707    433    1,140 
Residential - MF Condos. 230 130        DUs 50      25      75      2        2.4% 49      24      73      10      13.3% 42      21      63      -    0% 42      21      63      
Residential - 55+ Detached 251 800        DUs 0.27 /DU (61/39) 132    84      216    5        2.4% 129    82      211    28      13.0% 110    73      183    -    0% 110    73      183    
Hotel 310 -         Rooms 0.6 /Room (51/49) -     -     -     -     0.0% -     -     -     -     0.0% -     -     -     -    10% -     -     -     
Community College 540* -         Students 0.14 /Student (54/46) -     -     -     -     0.0% -     -     -     -     0.0% -     -     -     -    0% -     -     -     
General Office 710 -         SF 1.49 /1000 SF (17/83) -     -     -     -     0.0% -     -     -     -     0.0% -     -     -     -    10% -     -     -     
Research & Devel. 760 -         SF -     -     -     -     0.0% -     -     -     -     0.0% -     -     -     -    10% -     -     -     
Light Industrial 110 -         SF 0.97 /1000 SF (12/88) -     -     -     -     0.0% -     -     -     -     0.0% -     -     -     -    10% -     -     -     
Shopping Center 820 16,700   SF 87      94      181    49      27.1% 73      59      132    5        2.8% 69      58      127    46     36.6% 44      37      81      
Park 412 -         Acres 0.09 /Acre (61/39) -     -     -     -     28.1% -     -     -     -     0.0% -     -     -     -    0% -     -     -     
Community Center 495 24,675   SF 2.74 /1000 SF (49/51) 33      35      68      19      28.1% 24      25      49      -     0.0% 24      25      49      2       5% 23      24      47      
Church 560 38,155   SF 0.55 /1000 SF (48/52) 10      11      21      6        28.1% 7        8        15      -     0.0% 7        8        15      1       5% 7        7        14      
Daycare 565 -         SF 12.34 /1000 SF (47/53) -     -     -     -     28.1% -     -     -     -     0.0% -     -     -     -    50% -     -     -     
ISTF N/A -         Complex -     -     -     -     0.0% -     -     -     -     0.0% -     -     -    0% -     -     -     
FSED 650 12,379   SF 9        10      19      10      52.6% 2        7        9        1        5.3% 2        6        8        1       10% 2        5        7        
Tax Collector 730 -         SF -     -     -     -     0.0% -     -     -     -     0.0% -     -     -     -    10% -     -     -     
TOTALS 2,043 1,270 3,313 155    4.7% 1,965 1,193 3,158 399    12.0% 1,690 1,069 2,759 50     1,664 1,045 2,709 

78      77      275    124    
COMBINED TOTALS 3,232 2,609 5,841 293    5.0% 3,086 2,462 5,548 798    13.7% 2,694 2,056 4,750 648   2,353 1,749 4,102 

*  Rate obtained from Palm Beach State College trip generation study by Kimley-Horn. Project Internalizaion: 18.7%
(1) Source: Institute of Transportation Engineers, Trip Generation, 9th Edition, unless otherwise noted. 2,281 2,651 4,932
(2) Internalization matrices, included in the Appendix, calculate the interzonal trips. Resultant interzonal percentages are calculated based on total trips, consistent with the methodology in the approved traffic study. 30.0%
(3) Source: Palm Beach County ULDC Article 13.  Retail pass-by rate limited to 28.7% per approved study.

Shaded cells represent current request.

Internal:

Approved Total

Pre-Calc'd

Ln (T) = 0.67Ln (X)+3.31 (48/52)

External Trips

Ln(T) = 0.90Ln(x)+0.51 (63/37)
Ln(T) = 0.90Ln(x)+0.51 (63/37)
Ln(T) = 0.82Ln(x)+0.32 (67/33)

Ln (T) = 0.83Ln (X)+1.06 (15/85)

Ln (T) = 0.67Ln (X)+3.31 (48/52)

Pre-Calc'd

Pre-Calc'd

Pre-Calc'd

Pre-Calc'd

External Trips

External Trips

External Trips

Ln (T) = 0.83Ln (X)+1.06 (15/85)

Ln(T) = 0.82Ln(x)+0.32 (67/33)

12.3*FP + 15.5(X) (50/50)

Pre-Calc'd

Pre-Calc'd
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Westlake Conditions 22-015  8-19-25
8/19/2025

Attachment 4
Westlake Pod G Southwest; James Business Park
Conditions Associated with Units or Trips (1)

Cond. Applicable Met
# Units Trips Date Roadway Link Lanes ? ? Notes

1b 39          Seminole Pratt Whitney Rd Seminole Ridge H.S. to M Canal 4LD  Yes Completed.
1c 83          10/1/2019 Northlake Blvd Hall Blvd to Coconut Blvd 4LD  Yes Determined to be met as not applicable.
1d 98          10/1/2019 SR 7 Okeechobee Blvd to 60th St N 4LD  Yes Determined to be met as not applicable.
1e 304        10/1/2018 SR 7 60th St N to Northlake Blvd 4LD  Yes Determined to be met as not applicable.
1f 447        251 AM Out 10/1/2017 Northlake Blvd Seminole Pratt Whitney to Hall Blvd 4LD  Yes Determined to be met as not applicable.
1g 536        10/1/2016 Intersection 60th St N / RPB Blvd  Yes Determined to be met as not applicable.
1h 872        Prop Share Payment $7,984,927  Yes Paid on 12/7/20.
1i 1,021     574 AM Out 10/1/2020 Southern Blvd Lion Country Safari to Forest Hill Blvd 6LD  Yes Determined to be met as not applicable.
1j 1,904     1071 AM Out Prop Share Payment $7,356,582  Yes Paid on 6/16/22
1k 2,269     1276 AM Out 10/1/2020 Roebuck Rd SR 7 to Jog Rd   (or Pay $1,144,578) 4LD  Yes Determined to be met as not applicable.
1l 2,430     1367 AM Out Prop Share Payment $3,667,913  No To be paid when building permits reach trip threshold.
1m 2,581     1452 AM Out Prop Share Payment $9,855,072  No To be paid when building permits reach trip threshold.
1n 2,706     756 PM Out Prop Share Payment $8,653,561  Yes Paid on 6/16/22
1o 3,045     1713 AM Out Prop Share Payment $4,558,546  No To be paid when building permits reach trip threshold.
1p 3,240     1822 AM Out Prop Share Payment $1,180,850  No To be paid when building permits reach trip threshold.
1q 2118 AM Out Prop Share Payment $2,281,800  No To be paid when building permits reach trip threshold.

1r 2125 PM Out Prop Share Payment $832,533
CRALLS Payment $3,363,800

1s 2192 AM Out Prop Share Payment $3,701,222  No To be paid when building permits reach trip threshold.

(1)  Per the Proportionate Share Agreement.

ImprovementThreshold

 3446 + 
600Condos 
+ 2 55+ 

Units 

316

Item C.



XX - AM PEAK HOUR
(XX) - PM PEAK HOUR
XXX - ADT

LEGEND

5
(1

8
)

8 (28)

2 (3)

9
(1

2
)

1
9

(2
4

)

12 (14)

1
(3

)

5 (17)

2 (4)

5
(6

)

ATTACHMENT 5
PROJECT DRIVEWAY VOLUMES

W ESTLAKE POD G SW; PTC

#22-015
8/20/25

N.T.S.

SITE

163

P
ER

SI
M

M
O

N
B

LV
D

163

250

512

TOW N CENTER PKW Y S

JAMES BUSINESS PARK
317

Item C.

http://www.pdfpdf.com/0.htm


 

 

 

 

 

 

 

APPENDIX 

 

318

Item C.



Westlake Inventory 22-015  8-15-25
8/15/2025

Attachment E6
Westlake Pod G Southwest; James Business Park
Non-Residential Uses to Date (Post Equivalency)

West East West East West East West East West East West East
Approved Use ---> 150,000 300,000 425,000 175,000 350,000 150,000 0 3,000 0 450,000 125 67

Utilized*

Free-Standing Emerg. Dept. 
(12,379 SF)

-4,000

7-11 Gas Station/C-Store and 
Carwash

-47,000

ISTF & Tax Collector's Office 
(23,735 SF)

-3,000

Publix at Westlake Plaza 
(129,700 SF) 1

-100,000 -140,000

Pod G Southwest (145,643 SF 
Light Industrial) 3

-39,500

Withdrawal of ISTF 2,570

Pod H (Mix of Commercial 
Uses) 2

-35,000 -378,000 -110,200

Pod L Sales Center (future 
retail)

-16,700

March 2025 Cleanup 
Equivalency 4

-11,000 -50,000 -2,570 -75 -67

135,000 15,000 425,000 0 339,700 16,700 0 3,000 0 0 75 67

15,000 285,000 0 175,000 10,300 133,300 0 0 0 450,000 50 0

* All equivalencies and Site Plans to date.
 1 25,000 SF Health Club, 86,426 SF Shopping Center, 5,500 SF Bank w/Drive-thru, 5,750 SF Tire Store and 7,024 SF Fast Food w/Drive-thru.
 2 300,800 SF Light Industrial, 140,000 SF Self Storage, 47,529 SF Tractor Supply Store, 22,278 SF Shopping Center, 11,615 SF Fast Food w/Drive-thru and 2,525 SF Coffee Shop w/Drive-thru.
 3 27,196 SF Light Industrial, 56,698 SF Warehouse, 10-Court Racquet/Tennis Club and 15,908 SF Health Club.
 4 Includes:  Adding 136,977 SF Lowes and 616 SFDUs in Pod U; Removing 250 MFDUs in Pod I, 23,735 SF Tax Collector's Office, 75 acres of West side Park, 67 acres of East side Park,  2,570 student Community College,
   11,000 SF Office on East side, 50,000 SF Shopping Center of West side, and Retaining 157 MFDUs on the West side.

142

Remaining to Be Built

300,000 175,000 143,600 0 450,000 50

Submitted to Date

150,000 425,000 356,400 3,000 0

Office [450,000 SF] R&D [600,000 SF] Shopping Center [500,000 SF] Comm. College [3,000 Std.] Light Industrial [450,000 SF] Park [192 Acres]

319

Item C.



Trip Gen + Internal  22-015  8-19-25 Cum.
8/19/2025

INTERNAL CAPTURE WORKSHEET

PROJECT:
TIME PERIOD:
DATE:

LAND USE A: Retail / Restaurant/Storage LAND USE B: Community College
ITE LU Code 820 ITE LU Code 540
               Size 492,295 0.0% 5.0% 46 0 15.0% 0 #DIV/0!                Size 0

Total Internal External Total Internal External
Enter 920 13 907 Enter 0 0 0
Exit 811 9 802 Exit 0 0 0
Total 1731 22 1709 0.0% 5.0% 41 0 15.0% 0 #DIV/0! Total 0 0 0
% 100.0% 1.3% 98.7% #DIV/0! % 0.0% 0.0% 0.0%

0.0% 1.0%
1.0% 0.0% 0

8 14.0% 0
0 114 1.0%

1.0% 1.1% 1.4% 0 2 #DIV/0! #DIV/0!
0 29.0% 32.0% 2.0% 0.0% 15.0% 15.0%

#DIV/0! 235 294 0 0 0
#DIV/0!

9 13 0.0% 0 0
0.0% 17.0%

5.0% 4.0% 28.0% 156 5.0% 5.0%
46 9 13 #DIV/0! 0 0

0 3.9% 28.3% 1.0% 0 #DIV/0! #DIV/0!
13.0% 0 1.0%

0 0 0
#DIV/0! 1.0% #DIV/0!

LAND USE E: Hotel LAND USE C: Office 0 LAND USE D: Residential
ITE LU Code 310 ITE LU Code 710, 760, 110, 150 0.0% ITE LU Code 210, 220, 230, 251, 252
               Size 0 #DIV/0! 2.0% 0 0 2.0% 1 0.0%                Size 446,443 0.0% 6.0% 14 0 4.0% 0 #DIV/0!                Size 0

Total Internal External Total Internal External Total Internal External
Enter 0 0 0 Enter 233 9 224 Enter 0 0 0
Exit 0 0 0 Exit 46 13 33 Exit 0 0 0
Total 0 0 0 #DIV/0! 75.0% 0 0 3.0% 7 0.0% Total 279 22 257 0.0% 1.0% 0 0 1.0% 0 #DIV/0! Total 0 0 0
% 0.0% 0.0% 0.0% % 100.0% 7.9% 92.1% % 0.0% 0.0% 0.0%

#DIV/0! 2.0% 0 0 2.0% 0 #DIV/0!

#DIV/0! 2.0% 0 0 2.0% 0 #DIV/0!

#DIV/0! 2.0% 0 0 2.0% 0 #DIV/0!

#DIV/0! 2.0% 0 0 2.0% 0 #DIV/0!

LEGEND

1.0%      Actual percent of trips entering (or exiting) a land use  from another land use based on balanced number of trips.

L.U. A L.U. B L.U. C L.U. D L.U. E TOTAL 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use based on NCHRP Report 684 (input by user).
Enter 907 0 224 0 0 1131 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use (input by user).
Exit 802 0 33 0 0 835
Total 1709 0 257 0 0 1966 61      Number of trips entering (or exiting) a land use from another land use based on percent input by user.

Single-Use Trip Gen.Estimate 1731 0 279 0 0 2010 2.2% 12      Balanced number of trips (lowest value) between two land uses.

Westlake - West Side
AM Peak Hour Traffic

08/19/25

Net External Trips for Multi-Use Development

INTERNAL
CAPTURE
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Trip Gen + Internal  22-015  8-19-25 Cum.
8/19/2025

INTERNAL CAPTURE WORKSHEET

PROJECT:
TIME PERIOD:
DATE:

LAND USE A: Retail / Restaurant/Storage LAND USE B: Community College
ITE LU Code 820 ITE LU Code 540
               Size 492,295 0.0% 5.0% 55 0 15.0% 0 #DIV/0!                Size 0

Total Internal External Total Internal External
Enter 1105 47 1058 Enter 0 0 0
Exit 1104 22 1082 Exit 0 0 0
Total 2209 69 2140 0.0% 5.0% 55 0 15.0% 0 #DIV/0! Total 0 0 0
% 100.0% 3.1% 96.9% #DIV/0! % 0.0% 0.0% 0.0%

0.0% 1.0%
6.0% 0.0% 0

66 34.0% 0
0 375 1.0%

33.0% 2.0% 4.3% 0 1 #DIV/0! #DIV/0!
0 2.0% 8.0% 46.0% 0.0% 15.0% 15.0%

#DIV/0! 22 88 0 0 0
#DIV/0!

22 47 0.0% 0 0
0.0% 13.0%

3.0% 31.0% 20.0% 144 5.0% 5.0%
33 26 47 #DIV/0! 0 0

0 26.2% 20.0% 1.0% 0 #DIV/0! #DIV/0!
32.0% 0 42.0%

0 0 0
#DIV/0! 1.0% #DIV/0!

LAND USE E: Hotel LAND USE C: Office 2 LAND USE D: Residential
ITE LU Code 310 ITE LU Code 710, 760, 110, 150 0.0% ITE LU Code 210, 220, 230, 251, 252
               Size 0 #DIV/0! 2.0% 0 0 2.0% 5 0.0%                Size 446,443 0.0% 57.0% 48 0 4.0% 0 #DIV/0!                Size 0

Total Internal External Total Internal External Total Internal External
Enter 0 0 0 Enter 84 22 62 Enter 0 0 0
Exit 0 0 0 Exit 235 47 188 Exit 0 0 0
Total 0 0 0 #DIV/0! 2.0% 0 0 2.0% 2 0.0% Total 319 69 250 0.0% 10.0% 24 0 4.0% 0 #DIV/0! Total 0 0 0
% 0.0% 0.0% 0.0% % 100.0% 21.6% 78.4% % 0.0% 0.0% 0.0%

#DIV/0! 12.0% 0 0 3.0% 0 #DIV/0!

#DIV/0! 2.0% 0 0 2.0% 0 #DIV/0!

#DIV/0! 2.0% 0 0 2.0% 0 #DIV/0!

#DIV/0! 2.0% 0 0 2.0% 0 #DIV/0!

LEGEND

1.0%      Actual percent of trips entering (or exiting) a land use  from another land use based on balanced number of trips.

L.U. A L.U. B L.U. C L.U. D L.U. E TOTAL 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use based on NCHRP Report 684 (input by user).
Enter 1058 0 62 0 0 1120 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use (input by user).
Exit 1082 0 188 0 0 1270
Total 2140 0 250 0 0 2390 61      Number of trips entering (or exiting) a land use from another land use based on percent input by user.

Single-Use Trip Gen.Estimate 2209 0 319 0 0 2528 5.5% 12      Balanced number of trips (lowest value) between two land uses.

Westlake - West Side
PM Peak Hour Traffic

08/19/25

Net External Trips for Multi-Use Development

INTERNAL
CAPTURE
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Trip Gen + Internal  22-015  8-19-25 Cum.
8/19/2025

INTERNAL CAPTURE WORKSHEET

PROJECT:
TIME PERIOD:
DATE:

25.5% 25.0% 12 12 5.0% 106 0.6%

24.0% 25.0% 6 6 5.0% 36 0.8%

0.0% 2.0% 1 0 2.0% 0 #DIV/0!

0.0% 2.0% 1 0 2.0% 0 #DIV/0!

LAND USE F: Private Civic/Park LAND USE A: Retail / Restaurant LAND USE B: Community College, ISTF
ITE LU Code 412, 495, 560, 565 ITE LU Code 820 ITE LU Code 540
               Size 62,830 0.0% 2.0% 1 0 2.0% 0 0.0%                Size 16,700 0.0% 5.0% 1 0 15.0% 0 #DIV/0!                Size 0

Total Internal External Total Internal External Total Internal External
Enter 47 12 35 Enter 10 4 6 Enter 0 0 0
Exit 25 6 19 Exit 6 1 5 Exit 0 0 0
Total 72 18 54 0.0% 2.0% 1 0 2.0% 0 0.0% Total 16 5 11 0.0% 5.0% 0 0 15.0% 0 #DIV/0! Total 0 0 0
% 100.0% 25.0% 75.0% 0.0% % 100.1% 31.3% 68.8% #DIV/0! % #DIV/0! #DIV/0! #DIV/0!

1.0% 1.0%
0.0% 0 16.7% 0
2.0% 0 14.0% 0

1 1.0% 1 1.0%
0.0% 0.0% 0 0 0.0% 0.0% 1 0 #DIV/0! #DIV/0!
2.0% 2.0% 2.0% #DIV/0! 29.0% 32.0% 2.0% #DIV/0! 10.0% 10.0%

1 1 0 2 3 14 0 0
#DIV/0! 0.1%

0 0 0.0% 0 0 20.0% 0 0
2.0% 17.0%

2.0% 2.0% 1 4.0% 28.0% 2 5.0% 5.0%
0 0 0.0% 0 0 0 #DIV/0! 36 106

#DIV/0! #DIV/0! 5.0% 2.0% #DIV/0! #DIV/0! 1.0% 2 0.0% 0.0%
1 0 0 1.0%

0 #DIV/0! 0 21
13.0% 1.0% 0.1%

LAND USE E: Hotel 0 LAND USE C: Office 0 LAND USE D: Residential
ITE LU Code 310 #DIV/0! ITE LU Code 710, 760, 110, 730 #DIV/0! ITE LU Code 210, 220, 230, 251, 252
               Size 0 #DIV/0! 2.0% 0 0 2.0% 0 #DIV/0!                Size 0 #DIV/0! 6.0% 0 0 4.0% 84 0.0%                Size 4,389

Total Internal External Total Internal External Total Internal External
Enter 0 0 0 Enter 0 0 0 Enter 722 7 715
Exit 0 0 0 Exit 0 0 0 Exit 2112 14 2098
Total 0 0 0 #DIV/0! 75.0% 0 0 3.0% 0 #DIV/0! Total 0 0 0 #DIV/0! 1.0% 0 0 1.0% 7 0.0% Total 2834 21 2813
% #DIV/0! #DIV/0! #DIV/0! % 0.0% 0.0% 0.0% % 100.0% 0.7% 99.3%

#DIV/0! 2.0% 0 0 2.0% 42 0.0%

#DIV/0! 2.0% 0 0 2.0% 14 0.0%

#DIV/0! 2.0% 0 0 2.0% 0 0.0%

#DIV/0! 2.0% 0 0 2.0% 0 0.0%

From To / From To
A C A

#DIV/0! #DIV/0!
0.0% 2.0% 2.0% 20.0%

29.0% 0 0 32.0%
2 0 0 3
0 2.0% 2.0% 2

4.0% 0 0 28.0%
0 0.0% 0.0% 2

0.0% 28.6%

0.0% 2.0% 1 0 2.0% 0 0.0% 0.0% 1.0% 0 0 1.0% 0 #DIV/0!
To/From LAND USE G: FSED To/From

F ITE LU Code 650 B
               Size 12,379

0.0% 2.0% 1 0 2.0% 0 0.0% Total Internal External 0.0% 1.0% 0 0 1.0% 0 #DIV/0!
Enter 7 0 7
Exit 7 2 5
Total 14 2 12

#DIV/0! 2.0% 0 0 2.0% 0 0.0% % 100.0% 14.3% 85.7% 0.0% 6.0% 0 0 4.0% 84 0.0%
To/From To/From

E D

#DIV/0! 75.0% 0 0 3.0% 0 0.0% 0.0% 1.0% 0 0 1.0% 7 0.0%

LEGEND

1.0%      Actual percent of trips entering (or exiting) a land use  from another land use based on balanced number of trips.

L.U. A L.U. B L.U. C L.U. D L.U. E L.U. F L.U. G TOTAL 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use based on NCHRP Report 684 (input by user).
Enter 6 0 0 715 0 35 7 763 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use (input by user).
Exit 5 0 0 2098 0 19 5 2127
Total 11 0 0 2813 0 54 12 2890 61      Number of trips entering (or exiting) a land use from another land use based on percent input by user.

Single-Use Trip Gen.Estimate 16 0 0 2834 0 72 14 2936 1.6% 12      Balanced number of trips (lowest value) between two land uses.

Westlake - East Side
AM Peak Hour Traffic

08/19/25

Net External Trips for Multi-Use Development

INTERNAL
CAPTURE
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Trip Gen + Internal  22-015  8-19-25 Cum.
8/19/2025

INTERNAL CAPTURE WORKSHEET

PROJECT:
TIME PERIOD:
DATE:

25.6% 25.0% 11 11 5.0% 56 1.0%

26.1% 25.0% 12 12 5.0% 95 0.6%

0.0% 2.0% 1 0 2.0% 0 #DIV/0!

0.0% 2.0% 1 0 2.0% 0 #DIV/0!

LAND USE F: Private Civic/Park LAND USE A: Retail / Restaurant LAND USE B: Community College, ISTF
ITE LU Code 412, 495, 560, 565 ITE LU Code 820 ITE LU Code 540
               Size 62,830 2.3% 2.0% 1 1 2.0% 2 1.1%                Size 16,700 0.0% 5.0% 4 0 5.0% 0 #DIV/0!                Size 0

Total Internal External Total Internal External Total Internal External
Enter 43 12 31 Enter 87 14 73 Enter 0 0 0
Exit 46 13 33 Exit 94 35 59 Exit 0 0 0
Total 89 25 64 2.2% 2.0% 1 1 2.0% 2 1.1% Total 181 49 132 0.0% 5.0% 5 0 5.0% 0 #DIV/0! Total 0 0 0
% 100.0% 28.1% 71.9% 0.0% % 100.0% 27.1% 72.9% #DIV/0! % #DIV/0! #DIV/0! #DIV/0!

6.0% 1.0%
0.0% 6 34.0% 0
2.0% 0 34.0% 0

1 33.0% 32 1.0%
0.0% 0.0% 0 0 0.0% 0.0% 32 0 #DIV/0! #DIV/0!
2.0% 2.0% 2.0% #DIV/0! 2.0% 8.0% 46.0% #DIV/0! 5.0% 5.0%

1 1 0 2 7 876 0 0
#DIV/0! 1.7%

0 0 0.0% 0 0 12.6% 0 0
2.0% 13.0%

2.0% 2.0% 1 31.0% 20.0% 11 5.0% 5.0%
0 0 0.0% 0 0 0 #DIV/0! 95 56

#DIV/0! #DIV/0! 3.0% 2.0% #DIV/0! #DIV/0! 1.0% 11 0.0% 0.0%
3 0 0 42.0%

0 #DIV/0! 0 470
32.0% 1.0% 1.0%

LAND USE E: Hotel 0 LAND USE C: Office 0 LAND USE D: Residential
ITE LU Code 310 #DIV/0! ITE LU Code 710, 760, 110, 730 #DIV/0! ITE LU Code 210, 220, 230, 251, 252
               Size 0 #DIV/0! 2.0% 0 0 2.0% 0 #DIV/0!                Size 0 #DIV/0! 57.0% 0 0 4.0% 45 0.0%                Size 4,389

Total Internal External Total Internal External Total Internal External
Enter 0 0 0 Enter 0 0 0 Enter 1904 45 1859
Exit 0 0 0 Exit 0 0 0 Exit 1120 27 1093
Total 0 0 0 #DIV/0! 2.0% 0 0 2.0% 0 #DIV/0! Total 0 0 0 #DIV/0! 10.0% 0 0 4.0% 76 0.0% Total 3024 72 2952
% #DIV/0! #DIV/0! #DIV/0! % 0.0% 0.0% 0.0% % 100.0% 2.4% 97.6%

#DIV/0! 12.0% 0 0 3.0% 34 0.0%

#DIV/0! 2.0% 0 0 2.0% 38 0.0%

#DIV/0! 2.0% 0 0 2.0% 0 0.0%

#DIV/0! 2.0% 0 0 2.0% 0 0.0%

From To / From To
A C A

#DIV/0! #DIV/0!
2.1% 2.0% 2.0% 2.3%
2.0% 0 0 8.0%

2 0 0 7
2 2.0% 2.0% 2

31.0% 0 0 20.0%
3 0.0% 0.0% 2

22.2% 20.0%

0.0% 2.0% 1 0 2.0% 0 0.0% 0.0% 1.0% 0 0 1.0% 0 #DIV/0!
To/From LAND USE G: FSED To/From

F ITE LU Code 650 B
               Size 12,379

0.0% 2.0% 1 0 2.0% 0 0.0% Total Internal External 0.0% 1.0% 0 0 1.0% 0 #DIV/0!
Enter 9 7 2
Exit 10 3 7
Total 19 10 9

#DIV/0! 2.0% 0 0 2.0% 0 0.0% % 100.0% 52.6% 47.4% 55.6% 57.0% 5 5 4.0% 45 0.4%
To/From To/From

E D

#DIV/0! 2.0% 0 0 2.0% 0 0.0% 10.0% 10.0% 1 1 4.0% 76 0.1%

LEGEND

1.0%      Actual percent of trips entering (or exiting) a land use  from another land use based on balanced number of trips.

L.U. A L.U. B L.U. C L.U. D L.U. E L.U. F L.U. G TOTAL 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use based on NCHRP Report 684 (input by user).
Enter 73 0 0 1859 0 31 2 1965 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use (input by user).
Exit 59 0 0 1093 0 33 7 1192
Total 132 0 0 2952 0 64 9 3157 61      Number of trips entering (or exiting) a land use from another land use based on percent input by user.

Single-Use Trip Gen.Estimate 181 0 0 3024 0 89 19 3313 4.7% 12      Balanced number of trips (lowest value) between two land uses.

Westlake - East Side
PM Peak Hour Traffic

08/19/25

Net External Trips for Multi-Use Development
INTERNAL
CAPTURE
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Trip Gen + Internal  22-015  8-19-25 Cum.
8/19/2025

INTERNAL CAPTURE WORKSHEET

PROJECT:
TIME PERIOD:
DATE:

0.0% 17.5% 6 0 3.5% 0 #DIV/0!

0.0% 17.5% 3 0 3.5% 0 #DIV/0!

LAND USE F: Private Civic/Park LAND USE A: Retail / Restaurant LAND USE B: Community College, ISTF
ITE LU Code 412, 495, 560, 565 ITE LU Code 820 ITE LU Code 540
               Size 41,375                Size 16,700 0.0% 0.0% 0 0 0.0% 0 #DIV/0!                Size 0

Total Internal External Total Internal External Total Internal External
Enter 35 0 35 Enter 6 0 6 Enter 0 0 0
Exit 19 0 19 Exit 5 0 5 Exit 0 0 0
Total 54 0 54 Total 11 0 11 0.0% 0.0% 0 0 0.0% 0 #DIV/0! Total 0 0 0
% 100.0% 0.0% 100.0% % 100.0% 0.0% 100.0% #DIV/0! % #DIV/0! #DIV/0! #DIV/0!

0.0% 0.0%
0.0% 0.0% 0

0 9.8% 0
0 0 0.0%

0.0% 0.0% 0.0% 0 0 #DIV/0! #DIV/0!
0 0.0% 0.0% 1.4% 0.0% 7.0% 7.0%

#DIV/0! 0 0 0 0 0
#DIV/0!

0 0 0.0% 0 0
0.0% 11.9%

0.0% 0.0% 0.0% 1 3.5% 3.5%
0 0 0 #DIV/0! 0 0

0 0.0% 0.0% 0.0% 0 #DIV/0! #DIV/0!
0.0% 0 0.7%

0 0 0
#DIV/0! 0.0% #DIV/0!

LAND USE E: Hotel LAND USE C: Office 0 LAND USE D: Residential - West
ITE LU Code 310 ITE LU Code 710, 760, 110, 650, 730 0.0% ITE LU Code 210, 220, 230, 251, 252
               Size 0 #DIV/0! 0.0% 0 0 0.0% 0 0.0%                Size 12,379 0.0% 4.2% 0 0 2.8% 0 #DIV/0!                Size 0

Total Internal External Total Internal External Total Internal External
Enter 0 0 0 Enter 7 0 7 Enter 0 0 0
Exit 0 0 0 Exit 5 0 5 Exit 0 0 0
Total 0 0 0 #DIV/0! 0.0% 0 0 0.0% 0 0.0% Total 12 0 12 0.0% 0.7% 0 0 0.7% 0 #DIV/0! Total 0 0 0
% #DIV/0! #DIV/0! #DIV/0! % 100.0% 0.0% 100.0% % #DIV/0! #DIV/0! #DIV/0!

#DIV/0! 1.4% 0 0 1.4% 0 #DIV/0!

#DIV/0! 1.4% 0 0 1.4% 0 #DIV/0!

#DIV/0! 0.0% 0 0 0.0% 0 #DIV/0!

#DIV/0! 0.0% 0 0 0.0% 0 #DIV/0!

LEGEND

1.0%      Actual percent of trips entering (or exiting) a land use  from another land use based on balanced number of trips.

L.U. A L.U. B L.U. C L.U. D L.U. E TOTAL 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use based on NCHRP Report 684 (input by user).
Enter 6 0 7 0 0 13 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use (input by user).
Exit 5 0 5 0 0 10
Total 11 0 12 0 0 23 61      Number of trips entering (or exiting) a land use from another land use based on percent input by user.

Single-Use Trip Gen.Estimate 11 0 12 0 0 23 0.0% 12      Balanced number of trips (lowest value) between two land uses.

Westlake - Interzonal - Residential
AM Peak Hour Traffic

08/19/25

Net External Trips for Multi-Use Development

INTERNAL
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Trip Gen + Internal  22-015  8-19-25 Cum.
8/19/2025

INTERNAL CAPTURE WORKSHEET

PROJECT:
TIME PERIOD:
DATE:

0.0% 17.5% 5 0 3.5% 0 #DIV/0!

0.0% 17.5% 6 0 3.5% 0 #DIV/0!

LAND USE F: Private Civic/Park LAND USE A: Retail / Restaurant LAND USE B: Community College, ISTF
ITE LU Code 412, 495, 560, 565 ITE LU Code 820 ITE LU Code 540
               Size 41,375                Size 16,700 0.0% 0.0% 0 0 0.0% 0 #DIV/0!                Size 0

Total Internal External Total Internal External Total Internal External
Enter 31 0 31 Enter 73 0 73 Enter 0 0 0
Exit 33 0 33 Exit 59 0 59 Exit 0 0 0
Total 64 0 64 Total 132 0 132 0.0% 0.0% 0 0 0.0% 0 #DIV/0! Total 0 0 0
% 100.0% 0.0% 100.0% % 100.0% 0.0% 100.0% #DIV/0! % #DIV/0! #DIV/0! #DIV/0!

0.0% 0.0%
0.0% 0.0% 0

0 23.8% 0
0 14 0.0%

0.0% 0.0% 0.0% 0 0 #DIV/0! #DIV/0!
0 0.0% 0.0% 32.2% 0.0% 3.5% 3.5%

#DIV/0! 0 0 0 0 0
#DIV/0!

0 0 0.0% 0 0
0.0% 9.1%

0.0% 0.0% 0.0% 7 3.5% 3.5%
0 0 0 #DIV/0! 0 0

0 0.0% 0.0% 0.0% 0 #DIV/0! #DIV/0!
0.0% 0 29.4%

0 0 0
#DIV/0! 0.0% #DIV/0!

LAND USE E: Hotel LAND USE C: Office 0 LAND USE D: Residential - West
ITE LU Code 310 ITE LU Code 710, 760, 110, 650, 730 0.0% ITE LU Code 210, 220, 230, 251, 252
               Size 0 #DIV/0! 0.0% 0 0 0.0% 0 0.0%                Size 12,379 0.0% 39.9% 1 0 2.8% 0 #DIV/0!                Size 0

Total Internal External Total Internal External Total Internal External
Enter 0 0 0 Enter 2 0 2 Enter 0 0 0
Exit 0 0 0 Exit 7 0 7 Exit 0 0 0
Total 0 0 0 #DIV/0! 0.0% 0 0 0.0% 0 0.0% Total 9 0 9 0.0% 7.0% 0 0 2.8% 0 #DIV/0! Total 0 0 0
% #DIV/0! #DIV/0! #DIV/0! % 100.0% 0.0% 100.0% % #DIV/0! #DIV/0! #DIV/0!

#DIV/0! 8.4% 0 0 2.1% 0 #DIV/0!

#DIV/0! 1.4% 0 0 1.4% 0 #DIV/0!

#DIV/0! 0.0% 0 0 0.0% 0 #DIV/0!

#DIV/0! 0.0% 0 0 0.0% 0 #DIV/0!

LEGEND

1.0%      Actual percent of trips entering (or exiting) a land use  from another land use based on balanced number of trips.

L.U. A L.U. B L.U. C L.U. D L.U. E TOTAL 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use based on NCHRP Report 684 (input by user).
Enter 73 0 2 0 0 75 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use (input by user).
Exit 59 0 7 0 0 66
Total 132 0 9 0 0 141 61      Number of trips entering (or exiting) a land use from another land use based on percent input by user.

Single-Use Trip Gen.Estimate 132 0 9 0 0 141 0.0% 12      Balanced number of trips (lowest value) between two land uses.

Westlake - Interzonal - Residential
PM Peak Hour Traffic

08/19/25

Net External Trips for Multi-Use Development

INTERNAL
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Trip Gen + Internal  22-015  8-19-25 Cum.
8/19/2025

INTERNAL CAPTURE WORKSHEET

PROJECT:
TIME PERIOD:
DATE:

LAND USE A: Retail / Restaurant LAND USE B: Community College, ISTF
ITE LU Code 820 ITE LU Code 540
               Size 16,700 0.0% 0.0% 0 0 0.0% 0 #DIV/0!                Size 0

Total Internal External Total Internal External
Enter 6 1 5 Enter 0 0 0
Exit 5 1 4 Exit 0 0 0
Total 11 2 9 0.0% 0.0% 0 0 0.0% 0 #DIV/0! Total 0 0 0
% 100.0% 18.2% 81.8% #DIV/0! % #DIV/0! #DIV/0! #DIV/0!

0.0% 0.7%
0.0% 0.0% 0

0 0.0% 0
0 0 0.7%

0.0% 20.0% 16.7% 0 2 #DIV/0! #DIV/0!
0 20.3% 22.4% 0.0% 0.0% 0.0% 0.0%

#DIV/0! 1 1 0 0 0
0.0%

1 1 0.0% 0 0
0.0% 0.0%

0.0% 2.8% 19.6% 0 0.0% 0.0%
0 6 7 #DIV/0! 0 0

0 0.4% 2.9% 0.7% 0 0.0% 0.0%
0.0% 0 0.0%

0 0 0
#DIV/0! 0.7% 0.0%

LAND USE E: Hotel LAND USE C: Office West 0 LAND USE D: Residential
ITE LU Code 310 ITE LU Code 710, 760, 110, 150 0.0% ITE LU Code 210, 220, 230, 251, 252
               Size 0 #DIV/0! 1.4% 0 0 1.4% 0 0.0%                Size 446,443 4.0% 4.2% 9 9 2.8% 59 0.4%                Size 4,389

Total Internal External Total Internal External Total Internal External
Enter 0 0 0 Enter 223 10 213 Enter 715 0 715
Exit 0 0 0 Exit 34 1 33 Exit 2100 9 2091
Total 0 0 0 #DIV/0! 52.5% 0 0 2.1% 5 0.0% Total 257 11 246 0.0% 0.7% 0 0 0.7% 5 0.0% Total 2815 9 2806
% #DIV/0! #DIV/0! #DIV/0! % 100.0% 4.3% 95.7% % 100.0% 0.3% 99.7%

#DIV/0! 0.0% 0 0 0.0% 0 0.0%

#DIV/0! 0.0% 0 0 0.0% 0 0.0%

#DIV/0! 0.0% 0 0 0.0% 0 0.0%

#DIV/0! 0.0% 0 0 0.0% 0 0.0%

LEGEND

1.0%      Actual percent of trips entering (or exiting) a land use  from another land use based on balanced number of trips.

L.U. A L.U. B L.U. C L.U. D L.U. E TOTAL 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use based on NCHRP Report 684 (input by user).
Enter 5 0 213 715 0 933 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use (input by user).
Exit 4 0 33 2091 0 2128
Total 9 0 246 2806 0 3061 61      Number of trips entering (or exiting) a land use from another land use based on percent input by user.

Single-Use Trip Gen.Estimate 11 0 257 2815 0 3083 0.7% 12      Balanced number of trips (lowest value) between two land uses.

Westlake - Interzonal - Office
AM Peak Hour Traffic

08/19/25

Net External Trips for Multi-Use Development

INTERNAL
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Trip Gen + Internal  22-015  8-19-25 Cum.
8/19/2025

INTERNAL CAPTURE WORKSHEET

PROJECT:
TIME PERIOD:
DATE:

LAND USE A: Retail / Restaurant LAND USE B: Community College, ISTF
ITE LU Code 820 ITE LU Code 540
               Size 16,700 0.0% 0.0% 0 0 0.0% 0 #DIV/0!                Size 0

Total Internal External Total Internal External
Enter 73 4 69 Enter 0 0 0
Exit 59 1 58 Exit 0 0 0
Total 132 5 127 0.0% 0.0% 0 0 0.0% 0 #DIV/0! Total 0 0 0
% 100.0% 3.8% 96.2% #DIV/0! % #DIV/0! #DIV/0! #DIV/0!

0.0% 0.7%
0.0% 0.0% 0

0 0.0% 0
0 0 0.7%

0.0% 1.7% 5.5% 0 0 #DIV/0! #DIV/0!
0 1.4% 5.6% 0.0% 0.0% 0.0% 0.0%

#DIV/0! 1 4 0 0 0
0.0%

1 4 0.0% 0 0
0.0% 0.0%

0.0% 21.7% 14.0% 0 0.0% 0.0%
0 14 26 #DIV/0! 0 0

0 1.6% 2.1% 0.7% 0 0.0% 0.0%
0.0% 0 0.0%

0 0 0
#DIV/0! 0.7% 0.0%

LAND USE E: Hotel LAND USE C: Office West 1 LAND USE D: Residential
ITE LU Code 310 ITE LU Code 710, 760, 110, 150 0.0% ITE LU Code 210, 220, 230, 251, 252
               Size 0 #DIV/0! 1.4% 0 0 1.4% 3 0.0%                Size 446443 39.7% 39.9% 25 25 2.8% 31 2.3%                Size 4,389

Total Internal External Total Internal External Total Internal External
Enter 0 0 0 Enter 63 26 37 Enter 1859 13 1846
Exit 0 0 0 Exit 187 17 170 Exit 1094 25 1069
Total 0 0 0 #DIV/0! 1.4% 0 0 1.4% 1 0.0% Total 250 43 207 7.0% 7.0% 13 13 2.8% 52 0.7% Total 2953 38 2915
% #DIV/0! #DIV/0! #DIV/0! % 100.0% 17.2% 82.8% % 100.0% 1.3% 98.7%

#DIV/0! 0.0% 0 0 0.0% 0 0.0%

#DIV/0! 0.0% 0 0 0.0% 0 0.0%

#DIV/0! 0.0% 0 0 0.0% 0 0.0%

#DIV/0! 0.0% 0 0 0.0% 0 0.0%

LEGEND

1.0%      Actual percent of trips entering (or exiting) a land use  from another land use based on balanced number of trips.

L.U. A L.U. B L.U. C L.U. D L.U. E TOTAL 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use based on NCHRP Report 684 (input by user).
Enter 69 0 37 1846 0 1952 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use (input by user).
Exit 58 0 170 1069 0 1297
Total 127 0 207 2915 0 3249 61      Number of trips entering (or exiting) a land use from another land use based on percent input by user.

Single-Use Trip Gen.Estimate 132 0 250 2953 0 3335 2.6% 12      Balanced number of trips (lowest value) between two land uses.

Westlake - Interzonal - Office
PM Peak Hour Traffic

08/19/25

Net External Trips for Multi-Use Development
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Trip Gen + Internal  22-015  8-19-25 Cum.
8/19/2025

INTERNAL CAPTURE WORKSHEET

PROJECT:
TIME PERIOD:
DATE:

LAND USE A: Retail West LAND USE B: Community College, ISTF
ITE LU Code 820 ITE LU Code 540
               Size 492,295 0.0% 3.5% 32 0 10.5% 0 #DIV/0!                Size 0

Total Internal External Total Internal External
Enter 907 16 891 Enter 0 0 0
Exit 802 10 792 Exit 0 0 0
Total 1709 26 1683 0.0% 3.5% 28 0 10.5% 0 #DIV/0! Total 0 0 0
% 100.0% 1.5% 98.5% #DIV/0! % #DIV/0! #DIV/0! #DIV/0!

0.0% 0.0%
0.7% 1.2% 0

6 9.8% 0
0 79 0.0%

0.7% 0.0% 0.1% 10 0 #DIV/0! #DIV/0!
0 20.3% 22.4% 1.4% 0.0% 0.0% 0.0%

#DIV/0! 163 203 10 0 0
1.4%

0 1 1.7% 0 0
0.0% 11.9%

3.5% 2.8% 19.6% 108 0.0% 0.0%
32 0 1 #DIV/0! 0 0

0 0.0% 20.0% 0.0% 15 0.0% 0.0%
9.1% 0 0.7%

0 0 15
#DIV/0! 0.0% 0.7%

LAND USE E: Hotel LAND USE C: Office 0 LAND USE D: Residential
ITE LU Code 310 ITE LU Code 710, 760, 110, 650, 730 0.0% ITE LU Code 210, 220, 230, 251, 252
               Size 0 #DIV/0! 0.0% 0 0 0.0% 0 0.0%                Size 12,379 0.0% 0.0% 0 0 0.0% 0 0.0%                Size 4,389

Total Internal External Total Internal External Total Internal External
Enter 0 0 0 Enter 7 0 7 Enter 715 10 705
Exit 0 0 0 Exit 5 1 4 Exit 2100 15 2085
Total 0 0 0 #DIV/0! 0.0% 0 0 0.0% 0 0.0% Total 12 1 11 0.0% 0.0% 0 0 0.0% 0 0.0% Total 2815 25 2790
% #DIV/0! #DIV/0! #DIV/0! % 100.0% 8.3% 91.7% % 100.0% 0.9% 99.1%

#DIV/0! 0.0% 0 0 0.0% 0 0.0%

#DIV/0! 0.0% 0 0 0.0% 0 0.0%

#DIV/0! 0.0% 0 0 0.0% 0 0.0%

#DIV/0! 0.0% 0 0 0.0% 0 0.0%

LEGEND

1.0%      Actual percent of trips entering (or exiting) a land use  from another land use based on balanced number of trips.

L.U. A L.U. B L.U. C L.U. D L.U. E TOTAL 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use based on NCHRP Report 684 (input by user).
Enter 891 0 7 705 0 1603 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use (input by user).
Exit 792 0 4 2085 0 2881
Total 1683 0 11 2790 0 4484 61      Number of trips entering (or exiting) a land use from another land use based on percent input by user.

Single-Use Trip Gen.Estimate 1709 0 12 2815 0 4536 1.1% 12      Balanced number of trips (lowest value) between two land uses.

Westlake - Interzonal - Retail
AM Peak Hour Traffic

08/19/25

Net External Trips for Multi-Use Development
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Trip Gen + Internal  22-015  8-19-25 Cum.
8/19/2025

INTERNAL CAPTURE WORKSHEET

PROJECT:
TIME PERIOD:
DATE:

LAND USE A: Retail West LAND USE B: Community College, ISTF
ITE LU Code 820 ITE LU Code 540
               Size 492,295 0.0% 3.5% 37 0 3.5% 0 #DIV/0!                Size 0

Total Internal External Total Internal External
Enter 1058 97 961 Enter 0 0 0
Exit 1082 258 824 Exit 0 0 0
Total 2140 355 1785 0.0% 3.5% 38 0 3.5% 0 #DIV/0! Total 0 0 0
% 100.0% 16.6% 83.4% #DIV/0! % #DIV/0! #DIV/0! #DIV/0!

0.0% 0.0%
4.2% 23.8% 0

45 23.8% 0
0 258 0.0%

23.1% 0.0% 0.1% 258 0 #DIV/0! #DIV/0!
0 1.4% 5.6% 32.2% 0.0% 0.0% 0.0%

#DIV/0! 15 59 599 0 0
13.9%

0 1 9.1% 0 0
0.0% 9.1%

2.1% 21.7% 14.0% 96 0.0% 0.0%
22 0 1 #DIV/0! 0 0

0 0.0% 14.3% 0.0% 96 0.0% 0.0%
22.4% 0 29.4%

0 0 322
#DIV/0! 0.0% 8.8%

LAND USE E: Hotel LAND USE C: Office 0 LAND USE D: Residential
ITE LU Code 310 ITE LU Code 710, 760, 110, 650, 730 0.0% ITE LU Code 210, 220, 230, 251, 252
               Size 0 #DIV/0! 0.0% 0 0 0.0% 0 0.0%                Size 12,379 0.0% 0.0% 0 0 0.0% 0 0.0%                Size 4,389

Total Internal External Total Internal External Total Internal External
Enter 0 0 0 Enter 2 0 2 Enter 1859 258 1601
Exit 0 0 0 Exit 7 1 6 Exit 1094 96 998
Total 0 0 0 #DIV/0! 0.0% 0 0 0.0% 0 0.0% Total 9 1 8 0.0% 0.0% 0 0 0.0% 0 0.0% Total 2953 354 2599
% #DIV/0! #DIV/0! #DIV/0! % 100.0% 11.1% 88.9% % 100.0% 12.0% 88.0%

#DIV/0! 0.0% 0 0 0.0% 0 0.0%

#DIV/0! 0.0% 0 0 0.0% 0 0.0%

#DIV/0! 0.0% 0 0 0.0% 0 0.0%

#DIV/0! 0.0% 0 0 0.0% 0 0.0%

LEGEND

1.0%      Actual percent of trips entering (or exiting) a land use  from another land use based on balanced number of trips.

L.U. A L.U. B L.U. C L.U. D L.U. E TOTAL 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use based on NCHRP Report 684 (input by user).
Enter 961 0 2 1601 0 2564 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use (input by user).
Exit 824 0 6 998 0 1828
Total 1785 0 8 2599 0 4392 61      Number of trips entering (or exiting) a land use from another land use based on percent input by user.

Single-Use Trip Gen.Estimate 2140 0 9 2953 0 5102 13.9% 12      Balanced number of trips (lowest value) between two land uses.

Westlake - Interzonal - Retail
PM Peak Hour Traffic

08/19/25

Net External Trips for Multi-Use Development

INTERNAL
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PTC 
 

Transportation Consultants 
 
 
 

601 Heritage Drive, Suite 493 
Jupiter, FL  33458 

(561) 296-9698 

 
Equivalency 22-015  8-20-25 Pinder Troutman Consulting, Inc. 

August 20, 2025 
 
Mr. Ken Cassel, City Manager 
City of Westlake 
4001 Seminole Pratt Whitney Road 
Westlake, Florida 33470 
 
Re:  Westlake Pod G Southwest; James Business Park - #PTC22-015 
 Equivalency Statement 
 
Dear Mr. Cassel: 
 
The purpose of this letter is to present a trip equivalency analysis for the modified Pod G Southwest Site Plan to 
make the following changes:  reallocate 94,751 SF Light Industrial, 10-Court Racquet/Tennis Club and 5,051 SF 
Health Club to 27,196 SF Light Industrial, 56,698 SF Warehouse, 10-Court Racquet/Tennis Club and 15,908 SF 
Health Club.  Westlake is an approved project under Article 12, Traffic Performance Standards, of the Palm 
Beach County Unified Land Development Code (ULDC) with a buildout year of 2035.  This Equivalency 
Statement is for the "specialty uses" in Pod G Southwest that were not specifically analyzed in the approved 
Westlake traffic study. 
 
An inventory of all non-residential uses to date was conducted and is provided on Attachment E1.  This pod, as 
entirely Light Industrial, was previously equivalent to 39,500 SF of Shopping Center.  The current proposed uses 
in Pod G Southwest are 27,196 SF Light Industrial, 56,698 SF Warehouse, 10-Court Racquet/Tennis Club and 
15,908 SF Health Club.  Attachment E2 provides the calculation of daily, AM and PM peak hour trips associated 
with these uses, and also provides the resultant pass-by rate.   
 
Equivalencies for Westlake are based on PM peak hour two-way trips.  The trip generation for the PM peak hour 
at buildout was analyzed to determine the equivalent uses and intensities.  As shown on Attachment E3, the 
Pod G Southwest uses continue to be equivalent to 39,500 SF of Shopping Center.  Therefore, Pod G Southwest 
can be allowed these specialty uses or revert back to the previous mix of uses.  Attachments E4 and E5 provide 
the AM peak hour and Daily trip generation, for informational purposes only.  The internalization matrices are 
provided in the Appendix.  Based on the analysis above, the Post Equivalency Inventory has been updated as 
shown in Attachment E6.  This will be the starting point for any required equivalency analyses in the future. 
 
We request that this equivalency analysis be reviewed and approved for these uses within Pod G Southwest. 
 
Sincerely, 
 
 
 
 
 
 
 
Rebecca J. Mulcahy, P.E. 
Vice President 
 
Attachments 
 
 

 Rebecca J. Mulcahy, State of Florida, Professional Engineer, License No. 42570 
This item has been electronically signed and sealed by Rebecca J. Mulcahy, P.E. on 8/20/25 using a Digital Signature.  Printed 

copies of this document are not considered signed and sealed and the signature must be verified on any electronic copies. 

Digitally signed by 
Rebecca Mulcahy 
Date: 2025.08.20 
16:04:42 -04'00'
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Westlake Inventory 22-015  8-15-25
8/15/2025

Attachment E1
Westlake Pod G Southwest; James Business Park
Non-Residential Uses to Date

West East West East West East West East West East West East
Approved Use ---> 150,000 300,000 425,000 175,000 350,000 150,000 0 3,000 0 450,000 125 67

Utilized*

Free-Standing Emerg. Dept. 
(12,379 SF)

-4,000

7-11 Gas Station/C-Store and 
Carwash

-47,000

ISTF & Tax Collector's Office 
(23,735 SF)

-3,000

Publix at Westlake Plaza 
(129,700 SF) 1

-100,000 -140,000

Pod G Southwest (145,643 SF 
Light Industrial) 3

-39,500

Withdrawal of ISTF 2,570

Pod H (Mix of Commercial 
Uses) 2

-35,000 -378,000 -110,200

Pod L Sales Center (future 
retail)

-16,700

March 2025 Cleanup 
Equivalency 4

-11,000 -50,000 -2,570 -75 -67

135,000 15,000 425,000 0 339,700 16,700 0 3,000 0 0 75 67

15,000 285,000 0 175,000 10,300 133,300 0 0 0 450,000 50 0

* All equivalencies and Site Plans to date.
 1 25,000 SF Health Club, 86,426 SF Shopping Center, 5,500 SF Bank w/Drive-thru, 5,750 SF Tire Store and 7,024 SF Fast Food w/Drive-thru.
 2 300,800 SF Light Industrial, 140,000 SF Self Storage, 47,529 SF Tractor Supply Store, 22,278 SF Shopping Center, 11,615 SF Fast Food w/Drive-thru and 2,525 SF Coffee Shop w/Drive-thru.
 3 94,751 SF Light Industrial, 10-Court Racquet/Tennis Club and 5,051 SF Health Club.
 4 Includes:  Adding 136,977 SF Lowes and 616 SFDUs in Pod U; Removing 250 MFDUs in Pod I, 23,735 SF Tax Collector's Office, 75 acres of West side Park, 67 acres of East side Park,  2,570 student Community College,
   11,000 SF Office on East side, 50,000 SF Shopping Center of West side, and Retaining 157 MFDUs on the West side.

50

0

Remaining to Be Built

300,000 175,000 143,600 0 450,000

Submitted to Date

150,000 425,000 356,400 3,000

Park [192 Acres]

142

Office [450,000 SF] R&D [600,000 SF] Shopping Center [500,000 SF] Comm. College [3,000 Std.] Light Industrial [450,000 SF]
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Trip Gen Pod G 22-015  8-12-25
8/15/2025

Attachment E2
Westlake Pod G Southwest; James Business Park
Trip Generation - Proposed Uses

DAILY

ITE % Pass-by
Land Use Code Intensity In Trips (1)

Light Industrial 110 27,196     SF 6.97 / 1000 SF (2) 50% 19        10%
Warehouse 150 56,698     SF 1.71 / 1000 SF (3) 50% 10        10%
Racquet/Tennis Club 491 10            Courts 27.71 / Court  (3) 50% 14        5%
Health Club 492 15,908     SF 32.93 / 1000 SF (3) 50% 26        5%

Total 69        6%

AM PEAK HOUR

ITE % Pass-by
Land Use Code Intensity In In Out Trips Trips (1)

Light Industrial 110 27,196     SF 0.92 / 1000 SF (2) 88% 22        3          25        3          10%
Warehouse 150 56,698     SF 0.17 / 1000 SF (3) 77% 8          2          10        1          10%
Racquet/Tennis Club 491 10            Courts 1.19 / Court  (3) 50% 6          6          12        1          5%
Health Club 492 15,908     SF 1.31 / 1000 SF (3) 50% 11        10        21        1          5%

Total 47        21        68        6          9%

PM PEAK HOUR

ITE % Pass-by
Land Use Code Intensity In In Out Trips Trips (1)

Light Industrial 110 27,196     SF 0.97 / 1000 SF (2) 12% 3          23        26        3          10%
Warehouse 150 56,698     SF 0.18 / 1000 SF (3) 28% 3          7          10        1          10%
Racquet/Tennis Club 491 10            Courts 3.82 / Court  (3) 57% 22        16        38        2          5%
Health Club 492 15,908     SF 3.45 / 1000 SF (3) 57% 31        24        55        3          5%

Total 59        70        129     9          7%

(1) Source:   Palm Beach County.
(2) Source:   ITE Trip Generation, 9th Edition  per original Westlake traffic study.
(3) Source:   ITE Trip Generation, 11th Edition.

Trip Generation Rate Trips
190                                  

97                                    

Total

277                                  
524                                  

1,088                               

Total Trips

Trip Generation Rate

Trip Generation Rate

Total Trips
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Trip Gen + Internal  22-015  8-12-25 Equiv
8/15/2025

Attachment E3
Westlake Pod G Southwest; James Business Park
PM Peak Hour Trip Generation at Buildout

West Side
ITE Total Trips Internal Interzonal Pass-by New Trips

Land Use Code Intensity Trip Generation Rate (1) In Out Total Trips (2) In Out Total Trips (2) In Out Total Trips (3) In Out Total
Residential - MF Condos. 230 157        DUs 58      29      87      42      48.3% 29      16      45      17      19.5% 18      10      28      -   0% 18      10      28      
Residential - 55+ Detached 251 -         DUs 0.27 /DU (61/39) -     -     -     -     48.3% -     -     -     -     0.0% -     -     -     -   0% -     -     -     
Residential - 55+ Attached 252 -         DUs 0.25 /DU (54/46) -     -     -     -     48.3% -     -     -     -     0.0% -     -     -     -   0% -     -     -     
General Office 710 15,000   SF 1.49 /1000 SF (17/83) 4        18      22      5        22.6% 3        14      17      4        18.2% 1        12      13      1      10% 1        11      12      
Research & Devel. 760 -         SF -     -     -     -     22.6% -     -     -     -     0.0% -     -     -     -   10% -     -     -     
Pod H Industrial Use N/A 300,800 SF 25      165    190    43      22.6% 18      129    147    33      17.4% 2        112    114    11    10% 2        101    103    
Shopping Center 820 10,300   SF 63      68      131    6        4.8% 60      65      125    26      19.8% 50      49      99      28    28.7% 36      35      71      
Park 412 50          Acres 0.09 /Acre (61/39) 3        2        5        1        10.0% 2        2        4        1        10.0% 2        1        3        -   0% 2        1        3        
Car Wash PBC 1            Lane 13.65 /Lane (50/50) 7        7        14      1        4.8% 7        6        13      3        21.4% 6        4        10      -   0% 6        4        10      
Pod G SW Light Industrial 110 145,643 SF 59      70      129    29      22.6% 43      57      100    22      17.1% 32      46      78      5      7% 30      43      73      
Pod H Commercial Uses N/A 223,947 SF 368    359    727    35      4.8% 348    344    692    142    19.5% 296    254    550    158  28.7% 211    181    392    
Gas Station (16 FP)/ C-Store FDOT 4,500     SF 134    133    267    13      4.8% 127    127    254    52      19.5% 108    94      202    123  61% 42      37      79      
Publix at Westlake Plaza N/A 129,700 SF 446    448    894    43      4.8% 422    429    851    175    19.6% 357    319    676    194  28.7% 255    227    482    
Home Improvement Store 862 134,148 SF 2.29 /1,000 SF (49/51) 150    157    307    15      4.8% 142    150    292    60      19.5% 120    112    232    67    28.7% 86      79      165    

TOTALS 1,317 1,456 2,773 233    8.4% 1,201 1,339 2,540 535    19.3% 992    1,013 2,005 587  689    729    1,418 
116    117    209    326    

East Side
ITE Total Trips Internal Interzonal Pass-by New Trips

Land Use Code Intensity Trip Generation Rate (1) In Out Total Trips (2) In Out Total Trips (2) In Out Total Trips (3) In Out Total
Residential - SF (N,O,T,U,V) 210 1,759     DUs 874    513    1,387 189    13.6% 753    445    1,198 188    13.6% 624    386    1,010 -   0% 624    386    1,010 
Residential - SF (F,M,P,Q,R,S) 210 1,700     DUs 848    498    1,346 183    13.6% 731    432    1,163 182    13.5% 606    375    981    -   0% 606    375    981    
Residential - MF Condos. 230 130        DUs 50      25      75      10      13.6% 43      22      65      10      13.3% 36      19      55      -   0% 36      19      55      
Residential - 55+ Detached 251 800        DUs 0.27 /DU (61/39) 132    84      216    29      13.6% 114    73      187    29      13.4% 94      64      158    -   0% 94      64      158    
Hotel 310 150        Rooms 0.6 /Room (51/49) 46      44      90      37      41.1% 23      30      53      12      13.3% 18      23      41      4      10% 16      21      37      
Community College 540* -         Students 0.14 /Student (54/46) -     -     -     -     0.0% -     -     -     -     0.0% -     -     -     -   0% -     -     -     
General Office 710 285,000 SF 1.49 /1000 SF (17/83) 72      353    425    66      15.6% 46      313    359    31      7.3% 40      288    328    33    10% 36      259    295    
Research & Devel. 760 175,000 SF 32      178    210    33      15.6% 20      157    177    15      7.1% 17      145    162    16    10% 15      131    146    
Light Industrial 110 450,000 SF 0.97 /1000 SF (12/88) 52      385    437    68      15.6% 33      336    369    32      7.3% 27      310    337    34    10% 24      279    303    
Shopping Center 820 150,000 SF 377    409    786    264    33.6% 281    241    522    33      4.2% 260    229    489    179  36.6% 165    145    310    
Park 412 -         Acres 0.09 /Acre (61/39) -     -     -     -     29.4% -     -     -     -     0.0% -     -     -     -   0% -     -     -     
Community Center 495 70,000   SF 2.74 /1000 SF (49/51) 94      98      192    56      29.4% 67      69      136    1        0.5% 67      68      135    7      5% 64      64      128    
Church 560 70,000   SF 0.55 /1000 SF (48/52) 19      20      39      11      29.4% 13      15      28      -     0.0% 13      15      28      1      5% 12      15      27      
Daycare 565 10,000   SF 12.34 /1000 SF (47/53) 58      65      123    36      29.4% 41      46      87      1        0.8% 41      45      86      43    50% 21      22      43      
ISTF N/A -         Complex -     -     -     -     0.0% -     -     -     -     0.0% -     -     -   0% -     -     -     
FSED 650 12,379   SF 9        10      19      11      57.9% 1        7        8        1        5.3% 1        6        7        1      10% 1        5        6        
Tax Collector 730 -         SF -     -     -     -     15.6% -     -     -     -     0.0% -     -     -     -   10% -     -     -     
TOTALS 2,663 2,682 5,345 993    18.6% 2,166 2,186 4,352 535    10.0% 1,844 1,973 3,817 318  1,714 1,785 3,499 

497    496    322    213    
COMBINED TOTALS 3,980 4,138 8,118 1,226 15.1% 3,367 3,525 6,892 1,070 13.2% 2,836 2,986 5,822 905  2,403 2,514 4,917 

*  Rate obtained from Palm Beach State College trip generation study by Kimley-Horn. Project Internalizaion: 28.3%
(1) Source: Institute of Transportation Engineers, Trip Generation, 9th Edition, unless otherwise noted. 2,281 2,651 4,932
(2) Internalization matrices, included in the Appendix, calculate the interzonal trips. Resultant interzonal percentages are calculated based on total trips, consistent with the methodology in the approved traffic study. 30.0%
(3) Source: Palm Beach County ULDC Article 13.  Retail pass-by rate limited to 28.7% on the west side and 36.6% on the east side per approved study.

Added Use

External Trips

External Trips

External Trips

Ln (T) = 0.83Ln (X)+1.06 (15/85)

Ln(T) = 0.82Ln(x)+0.32 (67/33)

12.3*FP + 15.5(X) (50/50)

Pre-Calc'd

Internal:

Approved Total

Pre-Calc'd

Ln (T) = 0.67Ln (X)+3.31 (48/52)

External Trips

Ln(T) = 0.90Ln(x)+0.51 (63/37)
Ln(T) = 0.90Ln(x)+0.51 (63/37)
Ln(T) = 0.82Ln(x)+0.32 (67/33)

Ln (T) = 0.83Ln (X)+1.06 (15/85)

Ln (T) = 0.67Ln (X)+3.31 (48/52)

Pre-Calc'd

Pre-Calc'd

Pre-Calc'd

Pre-Calc'd
Pre-Calc'd
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Trip Gen + Internal  22-015  8-12-25 Equiv
8/15/2025

Attachment E4
Westlake Pod G Southwest; James Business Park
AM Peak Hour Trip Generation at Buildout

West Side  
ITE Total Trips Internal Interzonal Pass-by New Trips

Land Use Code Intensity Trip Generation Rate (1) In Out Total Trips (2) In Out Total Trips (2) In Out Total Trips (3) In Out Total
Residential - MF Condos. 230 157        DUs 13      61      74      3        4.1% 13      58      71      5        6.8% 13      53      66      -    0% 13      53      66      
Residential - 55+ Detached 251 -         DUs 0.22 /DU (35/65) -     -     -     -     4.1% -     -     -     -     0.0% -     -     -     -    0% -     -     -     
Residential - 55+ Attached 252 -         DUs 0.2 /DU (34/66) -     -     -     -     4.1% -     -     -     -     0.0% -     -     -     -    0% -     -     -     
General Office 710 15,000   SF 37      5        42      4        8.4% 35      3        38      3        7.1% 33      2        35      4       10% 30      1        31      
Research & Devel. 760 -         SF -     -     -     -     8.4% -     -     -     -     0.0% -     -     -     -    10% -     -     -     
Pod H Industrial Use N/A 300,800 SF 186    25      211    18      8.4% 177    16      193    18      8.5% 164    11      175    18     10% 148    9        157    
Shopping Center 820 10,300   SF 0.96 /1000 SF (62/38) 6        4        10      -     1.5% 5        5        10      -     0.0% 5        5        10      3       28.7% 4        3        7        
Park 412 50          Acres 0.02 /Acre (61/39) 1        -     1        -     10.0% 1        -     1        -     10.0% 1        -     1        -    0% 1        -     1        
Car Wash PBC 1            Lane 11.97 /Lane (50/50) 6        6        12      -     1.5% 6        6        12      -     0.0% 6        6        12      -    0% 6        6        12      
Pod G SW Light Industrial 110 145,643 SF 47      21      68      6        8.4% 44      18      62      5        7.4% 40      17      57      4       7% 37      16      53      
Pod H Commercial Uses N/A 223,947 SF 424    382    806    12      1.5% 417    377    794    32      4.0% 400    362    762    219   28.7% 285    258    543    
Gas Station (16 FP)/ C-Store FDOT 4,500     SF 134    133    267    4        1.5% 132    131    263    11      4.1% 126    126    252    154   61% 49      49      98      
Publix at Westlake Plaza N/A 129,700 SF 240    203    443    7        1.5% 236    200    436    18      4.1% 226    192    418    120   28.7% 161    137    298    
Home Improvement Store 862 134,148 SF 1.51 /1,000 SF (57/43) 116    87      203    3        1.5% 114    86      200    8        3.9% 110    82      192    55     28.7% 78      59      137    

TOTALS 1,210 927    2,137 57      2.7% 1,180 900    2,080 100    4.7% 1,124 856    1,980 577   812    591    1,403 
30      27      56      44      

East Side
ITE Total Trips Internal Interzonal Pass-by New Trips

Land Use Code Intensity Trip Generation Rate (1) In Out Total Trips (2) In Out Total Trips (2) In Out Total Trips (3) In Out Total
Residential - SF (N,O,T,U,V) 210 1,759     DUs 0.75 /DU (25/75) 330    989    1,319 74      5.6% 312    933    1,245 16      1.2% 307    922    1,229 -    0% 307    922    1,229 
Residential - SF (F,M,P,Q,R,S) 210 1,700     DUs 0.75 /DU (25/75) 319    956    1,275 71      5.6% 301    903    1,204 16      1.3% 296    892    1,188 -    0% 296    892    1,188 
Residential - MF Condos. 230 130        DUs 11      53      64      4        5.6% 10      50      60      1        1.6% 10      49      59      -    0% 10      49      59      
Residential - 55+ Detached 251 800        DUs 0.22 /DU (35/65) 62      114    176    10      5.6% 59      107    166    2        1.1% 58      106    164    -    0% 58      106    164    
Hotel 310 150        Rooms 0.53 /Room (59/41) 47      33      80      34      42.5% 44      2        46      3        3.8% 42      1        43      4       10% 38      1        39      
Community College 540* -         Students 0.11 /Student (87/13) -     -     -     -     0.0% -     -     -     -     0.0% -     -     -     -    0% -     -     -     
General Office 710 285,000 SF 389    53      442    55      12.4% 348    39      387    19      4.3% 341    27      368    37     10% 307    24      331    
Research & Devel. 760 175,000 SF 175    36      211    26      12.4% 156    29      185    9        4.3% 153    23      176    18     10% 138    20      158    
Light Industrial 110 450,000 SF 0.92 /1000 SF (88/12) 364    50      414    51      12.4% 325    38      363    18      4.3% 318    27      345    35     10% 286    24      310    
Shopping Center 820 150,000 SF 0.96 /1000 SF (62/38) 89      55      144    76      52.8% 38      30      68      13      9.0% 31      24      55      20     36.6% 20      15      35      
Park 412 -         Acres 0.02 /Acre (61/39) -     -     -     -     28.2% -     -     -     -     0.0% -     -     -     -    0% -     -     -     
Community Center 495 70,000   SF 2.05 /1000 SF (66/34) 95      49      144    41      28.2% 69      34      103    1        0.7% 68      34      102    5       5% 65      32      97      
Church 560 70,000   SF 0.56 /1000 SF (62/38) 24      15      39      11      28.2% 17      11      28      -     0.0% 17      11      28      1       5% 16      11      27      
Daycare 565 10,000   SF 12.18 /1000 SF (53/47) 65      57      122    34      28.2% 47      41      88      1        0.8% 46      41      87      44     50% 23      20      43      
ISTF N/A -         Complex -     -     -     -     0.0% -     -     -     -     0.0% -     -     -     -    0% -     -     -     
FSED 650 12,379   SF 7        7        14      2        14.3% 7        5        12      1        7.1% 7        4        11      1       10% 6        4        10      
Tax Collector 730 -         SF -     -     -     -     12.4% -     -     -     -     0.0% -     -     -     -    10% -     -     -     
TOTALS 1,977 2,467 4,444 489    11.0% 1,733 2,222 3,955 100    2.3% 1,694 2,161 3,855 165   1,570 2,120 3,690 

244    245    39      61      
COMBINED TOTALS 3,187 3,394 6,581 546    8.3% 2,913 3,122 6,035 200    3.0% 2,818 3,017 5,835 742   2,382 2,711 5,093 

*  Rate obtained from Palm Beach State College trip generation study by Kimley-Horn. Project Internalizaion: 11.3%
(1) Source: Institute of Transportation Engineers, Trip Generation, 9th Edition, unless otherwise noted. 2,384 2,278 4,662
(2) Internalization matrices, included in the Appendix, calculate the interzonal trips. Resultant interzonal percentages are calculated based on total trips, consistent with the methodology in the approved traffic study. 16.8%
(3) Source: Palm Beach County ULDC Article 13.  Retail pass-by rate limited to 28.7% on the west side and 36.6% on the east side per approved study.

Added Use

External Trips

External Trips

Ln(T) = 0.87Ln(x)+0.86 (83/17)

Ln(T) = 0.80Ln(x)+0.26 (17/83)

Ln(T) = 0.80Ln(x)+1.57 (88/12)

External Trips

External Trips

Pre-Calc'd

Pre-Calc'd

Pre-Calc'd

12.3*FP + 15.5(X) (50/50)

Pre-Calc'd

Internal:

Approved Totals

Pre-Calc'd

Ln(T) = 0.80Ln(x)+1.57 (88/12)
Ln(T) = 0.87Ln(x)+0.86 (83/17)

Ln(T) = 0.80Ln(x)+0.26 (17/83)

Pre-Calc'd

Pre-Calc'd
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Trip Gen + Internal  22-015  8-12-25 Equiv
8/15/2025

Attachment E5
Westlake Pod G Southwest; James Business Park
Daily Trip Generation at Buildout

West Side
ITE External External

Land Use Code Trip Generation Rate (1) Total Trips Trips (2) Trips Trips Trips (1) New Trips
Residential - MF Condos. 230 157        DUs 6.65 /DU 1,044        274        26.2% 770        151        14.5% 619        -       0% 619          
Residential - 55+ Detached 251 -         DUs 8 /DU -            -         26.2% -         -         0.0% -         -       0% -           
Residential - 55+ Attached 252 -         DUs 6 /DU -            -         26.2% -         -         0.0% -         -       0% -           
General Office 710 15,000   SF 310           48          15.5% 262        43          13.9% 219        22        10% 197          
Research & Devel. 760 -         SF -            -         15.5% -         -         0.0% -         -       10% -           
Pod H Industrial Use N/A 300,800 SF 1,492        231        15.5% 1,261     213        14.3% 1,048     105      10% 943          
Shopping Center 820 10,300   SF 1,550        50          3.2% 1,500     168        10.8% 1,332     382      28.7% 950          
Park 412 50          Acres 2.28 /Acre 114           11          10.0% 103        12          10.5% 91          -       0% 91            
Car Wash PBC 1            Lane 166 /Lane 166           5             3.2% 161        20          12.0% 141        -       0% 141          
Pod G SW Light Industrial 110 145,643 SF 1,088        169        15.5% 919        147        13.5% 772        54        7% 718          
Pod H Commercial Uses N/A 223,947 SF 9,469        303        3.2% 9,166     1,224     12.9% 7,942     2,279   28.7% 5,663       
Gas Station (16 FP)/ C-Store FDOT 4,500     SF 3,818        122        3.2% 3,696     494        12.9% 3,202     1,953   61% 1,249       
Publix at Westlake Plaza N/A 129,700 SF 9,783        313        3.2% 9,470     1,275     13.0% 8,195     2,352   28.7% 5,843       
Home Improvement Store 862 134,148 SF 30.74 /1,000 SF 4,124        132        3.2% 3,992     528        12.8% 3,464     994      28.7% 2,470       

TOTALS 32,958      1,658     5.0% 31,300   4,275     13.0% 27,025   8,141   18,884     

East Side
ITE External External

Land Use Code Trip Generation Rate (1) Total Trips Trips (2) Trips Trips (2) Trips Trips (1) New Trips
Residential - SF (N,O,T,U,V) 210 1,759     DUs 10 /DU 17,590      1,689     9.6% 15,901   1,302     7.4% 14,599   -       0% 14,599     
Residential - SF (F,M,P,Q,R,S) 210 1,700     DUs 10 /DU 17,000      1,632     9.6% 15,368   1,258     7.4% 14,110   -       0% 14,110     
Residential - MF Condos. 230 130        DUs 6.65 /DU 865           83          9.6% 782        65          7.5% 717        -       0% 717          
Residential - 55+ Detached 251 800        DUs 8 /DU 6,400        614        9.6% 5,786     467        7.3% 5,319     -       0% 5,319       
Hotel 310 150        Rooms 8.92 /Room 1,338        559        41.8% 779        115        8.6% 664        66        10% 598          
Community College 540* -         Students 2.29 /Student -            -         0.0% -         -         0.0% -         -       0% -           
General Office 710 285,000 SF 2,988        418        14.0% 2,570     173        5.8% 2,397     240      10% 2,157       
Research & Devel. 760 175,000 SF 1,598        224        14.0% 1,374     91          5.7% 1,283     128      10% 1,155       
Light Industrial 110 450,000 SF 6.97 /1000 SF 3,137        439        14.0% 2,698     182        5.8% 2,516     252      10% 2,264       
Shopping Center 820 150,000 SF 8,839        3,818     43.2% 5,021     583        6.6% 4,438     1,624   36.6% 2,814       
Park 412 -         Acres 2.28 /Acre -            -         28.8% -         -         0.0% -         -       0% -           
Community Center 495 70,000   SF 33.82 /1000 SF 2,367        682        28.8% 1,685     14          0.6% 1,671     84        5% 1,587       
Church 560 70,000   SF 9.11 /1000 SF 638           184        28.8% 454        -         0.0% 454        23        5% 431          
Daycare 565 10,000   SF 74.06 /1000 SF 741           213        28.8% 528        6             0.8% 522        261      50% 261          
ISTF N/A -         Complex -            -         0.0% -         -         0.0% -         -       0% -           
FSED 650 12,379   SF 309           112        36.1% 197        19          6.2% 178        18        10% 160          
Tax Collector 730 -         SF -            -         14.0% -         -         0.0% -         -       10% -           
TOTALS 63,810      10,667   16.7% 53,143   4,275     6.7% 48,868   2,696   46,172     

COMBINED TOTALS 96,768      12,325   12.7% 84,443   8,550     8.8% 75,893   10,837 65,056     

*  Rate obtained from Palm Beach State College trip generation study by Kimley-Horn. Project Internalization: 21.6%
(1) Source: Palm Beach County ULDC Article 13, unless otherwise noted.  Retail pass-by rate limited to 28.7% on the west side and 36.6% on the east side per approved study. 63,562     
(2) Utilized average of individual AM and PM peak hour internalization rates. Resultant interzonal trips are calculated based on total trips, consistent with the methodology in the approved traffic study. Internal: 23.4%
(3) Source: Institute of Transportation Engineers, Trip Generation, 9th Edition.

(4) Minor adjustments made to balance with the east side interzonal trips.

Added Use

Intensity

Ln (T) = 0.83Ln (X)+3.09  (3)

Ln (T) = 0.65Ln (X)+5.83

Pass-by

Pre-Calc'd

Pre-Calc'd

Trips (2) (4)

Pre-Calc'd

Intensity

Ln (T) = 0.83Ln (X)+3.09  (3)

Approved Total

Pre-Calc'd

Ln (T) = 0.65Ln (X)+5.83

Interzonal

Pass-byInternal

Ln (T) = 0.77Ln (X)+3.65

Interzonal

Internal

Pre-Calc'd
14.3 X PM Peak Hour Trips

Pre-Calc'd

Pre-Calc'd

Ln (T) = 0.77Ln (X)+3.65
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Westlake Inventory 22-015  8-15-25
8/15/2025

Attachment E6
Westlake Pod G Southwest; James Business Park
Non-Residential Uses to Date (Post Equivalency)

West East West East West East West East West East West East
Approved Use ---> 150,000 300,000 425,000 175,000 350,000 150,000 0 3,000 0 450,000 125 67

Utilized*

Free-Standing Emerg. Dept. 
(12,379 SF)

-4,000

7-11 Gas Station/C-Store and 
Carwash

-47,000

ISTF & Tax Collector's Office 
(23,735 SF)

-3,000

Publix at Westlake Plaza 
(129,700 SF) 1

-100,000 -140,000

Pod G Southwest (145,643 SF 
Light Industrial) 3

-39,500

Withdrawal of ISTF 2,570

Pod H (Mix of Commercial 
Uses) 2

-35,000 -378,000 -110,200

Pod L Sales Center (future 
retail)

-16,700

March 2025 Cleanup 
Equivalency 4

-11,000 -50,000 -2,570 -75 -67

135,000 15,000 425,000 0 339,700 16,700 0 3,000 0 0 75 67

15,000 285,000 0 175,000 10,300 133,300 0 0 0 450,000 50 0

* All equivalencies and Site Plans to date.
 1 25,000 SF Health Club, 86,426 SF Shopping Center, 5,500 SF Bank w/Drive-thru, 5,750 SF Tire Store and 7,024 SF Fast Food w/Drive-thru.
 2 300,800 SF Light Industrial, 140,000 SF Self Storage, 47,529 SF Tractor Supply Store, 22,278 SF Shopping Center, 11,615 SF Fast Food w/Drive-thru and 2,525 SF Coffee Shop w/Drive-thru.
 3 27,196 SF Light Industrial, 56,698 SF Warehouse, 10-Court Racquet/Tennis Club and 15,908 SF Health Club.
 4 Includes:  Adding 136,977 SF Lowes and 616 SFDUs in Pod U; Removing 250 MFDUs in Pod I, 23,735 SF Tax Collector's Office, 75 acres of West side Park, 67 acres of East side Park,  2,570 student Community College,
   11,000 SF Office on East side, 50,000 SF Shopping Center of West side, and Retaining 157 MFDUs on the West side.

142

Remaining to Be Built

300,000 175,000 143,600 0 450,000 50

Submitted to Date

150,000 425,000 356,400 3,000 0

Office [450,000 SF] R&D [600,000 SF] Shopping Center [500,000 SF] Comm. College [3,000 Std.] Light Industrial [450,000 SF] Park [192 Acres]
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Trip Gen + Internal  22-015  8-12-25 Equiv
8/15/2025

INTERNAL CAPTURE WORKSHEET

PROJECT:
TIME PERIOD:
DATE:

LAND USE A: Retail / Restaurant/Storage LAND USE B: Community College
ITE LU Code 820, 862 ITE LU Code 540
               Size 502,595 0.0% 5.0% 46 0 15.0% 0 #DIV/0!                Size 0

Total Internal External Total Internal External
Enter 926 15 911 Enter 0 0 0
Exit 815 11 804 Exit 0 0 0
Total 1741 26 1715 0.0% 5.0% 41 0 15.0% 0 #DIV/0! Total 0 0 0
% 100.0% 1.5% 98.5% #DIV/0! % 0.0% 0.0% 0.0%

0.0% 1.0%
1.0% 0.0% 0

8 14.0% 0
0 114 1.0%

1.0% 1.3% 1.5% 0 3 #DIV/0! #DIV/0!
0 29.0% 32.0% 2.0% 0.0% 15.0% 15.0%

#DIV/0! 236 296 0 0 0
0.0%

11 14 0.1% 0 0
0.0% 17.0%

5.0% 4.0% 28.0% 157 5.0% 5.0%
46 11 14 #DIV/0! 1 3

0 4.1% 27.5% 1.0% 1 0.0% 0.0%
13.0% 0 1.0%

0 0 1
#DIV/0! 1.0% 1.6%

LAND USE E: Hotel LAND USE C: Office 1 LAND USE D: Residential
ITE LU Code 310 ITE LU Code 710, 760, 110, 150 0.0% ITE LU Code 210, 220, 230, 251, 252
               Size 0 #DIV/0! 2.0% 0 0 2.0% 1 0.0%                Size 461,443 0.7% 6.0% 16 2 4.0% 2 3.3%                Size 157

Total Internal External Total Internal External Total Internal External
Enter 0 0 0 Enter 270 13 257 Enter 13 0 13
Exit 0 0 0 Exit 51 14 37 Exit 61 3 58
Total 0 0 0 #DIV/0! 75.0% 0 0 3.0% 8 0.0% Total 321 27 294 0.0% 1.0% 1 0 1.0% 0 0.0% Total 74 3 71
% 0.0% 0.0% 0.0% % 100.0% 8.4% 91.6% % 100.0% 4.1% 95.9%

#DIV/0! 2.0% 0 0 2.0% 1 0.0%

#DIV/0! 2.0% 0 0 2.0% 0 0.0%

#DIV/0! 2.0% 0 0 2.0% 0 0.0%

#DIV/0! 2.0% 0 0 2.0% 0 0.0%

LEGEND

1.0%      Actual percent of trips entering (or exiting) a land use  from another land use based on balanced number of trips.

L.U. A L.U. B L.U. C L.U. D L.U. E TOTAL 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use based on NCHRP Report 684 (input by user).
Enter 911 0 257 13 0 1181 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use (input by user).
Exit 804 0 37 58 0 899
Total 1715 0 294 71 0 2080 61      Number of trips entering (or exiting) a land use from another land use based on percent input by user.

Single-Use Trip Gen.Estimate 1741 0 321 74 0 2136 2.6% 12      Balanced number of trips (lowest value) between two land uses.

Westlake - West Side
AM Peak Hour Traffic

08/15/25

Net External Trips for Multi-Use Development

INTERNAL
CAPTURE
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Trip Gen + Internal  22-015  8-12-25 Equiv
8/15/2025

INTERNAL CAPTURE WORKSHEET

PROJECT:
TIME PERIOD:
DATE:

LAND USE A: Retail / Restaurant/Storage LAND USE B: Community College
ITE LU Code 820, 862 ITE LU Code 540
               Size 502,595 0.0% 5.0% 58 0 15.0% 0 #DIV/0!                Size 0

Total Internal External Total Internal External
Enter 1168 63 1105 Enter 0 0 0
Exit 1172 50 1122 Exit 0 0 0
Total 2340 113 2227 0.0% 5.0% 59 0 15.0% 0 #DIV/0! Total 0 0 0
% 100.0% 4.8% 95.2% #DIV/0! % 0.0% 0.0% 0.0%

0.0% 1.0%
6.0% 2.3% 0

70 34.0% 0
0 398 1.0%

33.0% 2.0% 4.4% 27 1 #DIV/0! #DIV/0!
0 2.0% 8.0% 46.0% 0.0% 15.0% 15.0%

#DIV/0! 23 93 27 0 0
46.6%

23 51 1.0% 0 0
0.0% 13.0%

3.0% 31.0% 20.0% 152 5.0% 5.0%
35 27 51 #DIV/0! 3 1

0 26.1% 20.2% 1.0% 12 0.0% 0.0%
32.0% 0 42.0%

0 0 12
#DIV/0! 1.0% 41.4%

LAND USE E: Hotel LAND USE C: Office 3 LAND USE D: Residential
ITE LU Code 310 ITE LU Code 710, 760, 110, 150 0.0% ITE LU Code 210, 220, 230, 251, 252
               Size 0 #DIV/0! 2.0% 0 0 2.0% 5 0.0%                Size 461,443 1.1% 57.0% 50 1 4.0% 1 3.4%                Size 157

Total Internal External Total Internal External Total Internal External
Enter 0 0 0 Enter 88 24 64 Enter 58 29 29
Exit 0 0 0 Exit 253 53 200 Exit 29 13 16
Total 0 0 0 #DIV/0! 2.0% 0 0 2.0% 2 0.0% Total 341 77 264 0.8% 10.0% 25 2 4.0% 2 3.4% Total 87 42 45
% 0.0% 0.0% 0.0% % 100.0% 22.6% 77.4% % 100.0% 48.3% 51.7%

#DIV/0! 12.0% 0 0 3.0% 1 0.0%

#DIV/0! 2.0% 0 0 2.0% 1 0.0%

#DIV/0! 2.0% 0 0 2.0% 0 0.0%

#DIV/0! 2.0% 0 0 2.0% 0 0.0%

LEGEND

1.0%      Actual percent of trips entering (or exiting) a land use  from another land use based on balanced number of trips.

L.U. A L.U. B L.U. C L.U. D L.U. E TOTAL 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use based on NCHRP Report 684 (input by user).
Enter 1105 0 64 29 0 1198 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use (input by user).
Exit 1122 0 200 16 0 1338
Total 2227 0 264 45 0 2536 61      Number of trips entering (or exiting) a land use from another land use based on percent input by user.

Single-Use Trip Gen.Estimate 2340 0 341 87 0 2768 8.4% 12      Balanced number of trips (lowest value) between two land uses.

Westlake - West Side
PM Peak Hour Traffic

08/15/25

Net External Trips for Multi-Use Development

INTERNAL
CAPTURE
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Trip Gen + Internal  22-015  8-12-25 Equiv
8/15/2025

INTERNAL CAPTURE WORKSHEET

PROJECT:
TIME PERIOD:
DATE:

25.0% 25.0% 46 46 5.0% 106 2.2%

24.8% 25.0% 30 30 5.0% 36 4.2%

0.0% 2.0% 4 0 2.0% 0 #DIV/0!

0.0% 2.0% 2 0 2.0% 0 #DIV/0!

LAND USE F: Private Civic/Park LAND USE A: Retail / Restaurant LAND USE B: Community College, ISTF
ITE LU Code 412, 495, 560, 565 ITE LU Code 820 ITE LU Code 540
               Size 150,000 0.5% 2.0% 4 1 2.0% 1 1.8%                Size 150,000 0.0% 5.0% 4 0 15.0% 0 #DIV/0!                Size 0

Total Internal External Total Internal External Total Internal External
Enter 184 51 133 Enter 89 51 38 Enter 0 0 0
Exit 121 35 86 Exit 55 25 30 Exit 0 0 0
Total 305 86 219 1.7% 2.0% 2 2 2.0% 2 2.2% Total 144 76 68 0.0% 5.0% 3 0 15.0% 0 #DIV/0! Total 0 0 0
% 100.0% 28.2% 71.8% 0.0% % 100.0% 52.8% 47.2% #DIV/0! % #DIV/0! #DIV/0! #DIV/0!

1.0% 1.0%
1.7% 1 14.5% 0
2.0% 0 14.0% 0

2 1.0% 8 1.0%
0.8% 0.5% 2 0 29.1% 31.5% 8 9 #DIV/0! #DIV/0!
2.0% 2.0% 2.0% 0.0% 29.0% 32.0% 2.0% 0.0% 10.0% 10.0%

2 4 19 16 28 14 0 0
0.2% 1.1%

1 1 1.6% 16 28 16.9% 0 0
2.0% 17.0%

2.0% 2.0% 4 4.0% 28.0% 15 5.0% 5.0%
1 1 4.5% 3 37 39 #DIV/0! 36 106

2.1% 3.0% 5.0% 2.0% 1.7% 20.1% 1.0% 15 0.0% 0.0%
4 3 0 1.0%

4 2.2% 0 21
13.0% 1.0% 0.7%

LAND USE E: Hotel 4 LAND USE C: Office 1 LAND USE D: Residential
ITE LU Code 310 12.1% ITE LU Code 710, 760, 110, 730 0.0% ITE LU Code 210, 220, 230, 251, 252
               Size 150 2.1% 2.0% 1 1 2.0% 3 0.7%                Size 910,000 6.0% 6.0% 56 56 4.0% 84 2.7%                Size 4,389

Total Internal External Total Internal External Total Internal External
Enter 47 3 44 Enter 928 99 829 Enter 722 40 682
Exit 33 31 2 Exit 139 33 106 Exit 2112 118 1994
Total 80 34 46 75.8% 75.0% 25 25 3.0% 28 2.7% Total 1067 132 935 0.7% 1.0% 1 1 1.0% 7 0.1% Total 2834 158 2676
% 100.0% 42.5% 57.5% % 100.0% 12.4% 87.6% % 100.0% 5.6% 94.4%

2.1% 2.0% 1 1 2.0% 42 0.0%

3.0% 2.0% 1 1 2.0% 14 0.1%

0.0% 2.0% 1 0 2.0% 0 0.0%

0.0% 2.0% 1 0 2.0% 0 0.0%

From To / From To
A C A

0.0% 0.0%
0.0% 2.0% 2.0% 2.2%

29.0% 3 19 32.0%
16 0 0 28
0 2.0% 2.0% 2

4.0% 0 0 28.0%
0 0.0% 0.0% 2

0.0% 28.6%

0.0% 2.0% 4 0 2.0% 0 0.0% 0.0% 1.0% 0 0 1.0% 0 #DIV/0!
To/From LAND USE G: FSED To/From

F ITE LU Code 650 B
               Size 12,379

0.0% 2.0% 2 0 2.0% 0 0.0% Total Internal External 0.0% 1.0% 0 0 1.0% 0 #DIV/0!
Enter 7 0 7
Exit 7 2 5
Total 14 2 12

0.0% 2.0% 1 0 2.0% 0 0.0% % 100.0% 14.3% 85.7% 0.0% 6.0% 0 0 4.0% 84 0.0%
To/From To/From

E D

0.0% 75.0% 25 0 3.0% 0 0.0% 0.0% 1.0% 0 0 1.0% 7 0.0%

LEGEND

1.0%      Actual percent of trips entering (or exiting) a land use  from another land use based on balanced number of trips.

L.U. A L.U. B L.U. C L.U. D L.U. E L.U. F L.U. G TOTAL 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use based on NCHRP Report 684 (input by user).
Enter 38 0 829 682 44 133 7 1733 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use (input by user).
Exit 30 0 106 1994 2 86 5 2223
Total 68 0 935 2676 46 219 12 3956 61      Number of trips entering (or exiting) a land use from another land use based on percent input by user.

Single-Use Trip Gen.Estimate 144 0 1067 2834 80 305 14 4444 11.0% 12      Balanced number of trips (lowest value) between two land uses.

Westlake - East Side
AM Peak Hour Traffic

08/15/25

Net External Trips for Multi-Use Development

INTERNAL
CAPTURE
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Trip Gen + Internal  22-015  8-12-25 Equiv
8/15/2025

INTERNAL CAPTURE WORKSHEET

PROJECT:
TIME PERIOD:
DATE:

25.1% 25.0% 43 43 5.0% 56 3.8%

25.1% 25.0% 46 46 5.0% 95 2.4%

0.0% 2.0% 3 0 2.0% 0 #DIV/0!

0.0% 2.0% 4 0 2.0% 0 #DIV/0!

LAND USE F: Private Civic/Park LAND USE A: Retail / Restaurant LAND USE B: Community College, ISTF
ITE LU Code 412, 495, 560, 565 ITE LU Code 820 ITE LU Code 540
               Size 150,000 1.8% 2.0% 3 3 2.0% 8 0.7%                Size 150,000 0.0% 5.0% 19 0 5.0% 0 #DIV/0!                Size 0

Total Internal External Total Internal External Total Internal External
Enter 171 50 121 Enter 377 96 281 Enter 0 0 0
Exit 183 54 129 Exit 409 168 241 Exit 0 0 0
Total 354 104 250 2.2% 2.0% 4 4 2.0% 8 1.1% Total 786 264 522 0.0% 5.0% 20 0 5.0% 0 #DIV/0! Total 0 0 0
% 100.0% 29.4% 70.6% 3.7% % 100.0% 33.6% 66.4% #DIV/0! % #DIV/0! #DIV/0! #DIV/0!

6.0% 1.0%
1.6% 25 34.0% 0
2.0% 15 34.0% 0

4 33.0% 139 1.0%
0.5% 0.6% 3 15 2.0% 8.0% 139 2 #DIV/0! #DIV/0!
2.0% 2.0% 2.0% 32.6% 2.0% 8.0% 46.0% 0.0% 5.0% 5.0%

4 3 3 8 30 876 0 0
1.9% 7.3%

1 1 1.8% 8 30 13.0% 0 0
2.0% 13.0%

2.0% 2.0% 3 31.0% 20.0% 49 5.0% 5.0%
1 1 2.9% 3 48 183 #DIV/0! 95 56

2.2% 2.3% 3.0% 2.0% 5.1% 3.3% 1.0% 49 0.0% 0.0%
11 18 0 42.0%

11 0.3% 0 470
32.0% 1.0% 4.4%

LAND USE E: Hotel 14 LAND USE C: Office 9 LAND USE D: Residential
ITE LU Code 310 25.0% ITE LU Code 710, 760, 110, 730 0.0% ITE LU Code 210, 220, 230, 251, 252
               Size 150 2.2% 2.0% 1 1 2.0% 18 0.1%                Size 910,000 28.8% 57.0% 89 45 4.0% 45 4.0%                Size 4,389

Total Internal External Total Internal External Total Internal External
Enter 46 23 23 Enter 156 57 99 Enter 1904 263 1641
Exit 44 14 30 Exit 916 110 806 Exit 1120 148 972
Total 90 37 53 2.3% 2.0% 1 1 2.0% 3 0.6% Total 1072 167 905 8.3% 10.0% 92 76 4.0% 76 4.0% Total 3024 411 2613
% 100.0% 41.1% 58.9% % 100.0% 15.6% 84.4% % 100.0% 13.6% 86.4%

13.0% 12.0% 6 6 3.0% 34 0.5%

2.3% 2.0% 1 1 2.0% 38 0.1%

0.0% 2.0% 1 0 2.0% 0 0.0%

0.0% 2.0% 1 0 2.0% 0 0.0%

From To / From To
A C A

0.0% 0.0%
0.7% 2.0% 2.0% 0.5%
2.0% 18 3 8.0%

8 0 0 30
3 2.0% 2.0% 2

31.0% 0 0 20.0%
3 0.0% 0.0% 2

33.3% 20.0%

0.0% 2.0% 3 0 2.0% 0 0.0% 0.0% 1.0% 0 0 1.0% 0 #DIV/0!
To/From LAND USE G: FSED To/From

F ITE LU Code 650 B
               Size 12,379

0.0% 2.0% 4 0 2.0% 0 0.0% Total Internal External 0.0% 1.0% 0 0 1.0% 0 #DIV/0!
Enter 9 8 1
Exit 10 3 7
Total 19 11 8

0.0% 2.0% 1 0 2.0% 0 0.0% % 100.0% 57.9% 42.1% 55.6% 57.0% 5 5 4.0% 45 0.4%
To/From To/From

E D

0.0% 2.0% 1 0 2.0% 0 0.0% 10.0% 10.0% 1 1 4.0% 76 0.1%

LEGEND

1.0%      Actual percent of trips entering (or exiting) a land use  from another land use based on balanced number of trips.

L.U. A L.U. B L.U. C L.U. D L.U. E L.U. F L.U. G TOTAL 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use based on NCHRP Report 684 (input by user).
Enter 281 0 99 1641 23 121 1 2166 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use (input by user).
Exit 241 0 806 972 30 129 7 2185
Total 522 0 905 2613 53 250 8 4351 61      Number of trips entering (or exiting) a land use from another land use based on percent input by user.

Single-Use Trip Gen.Estimate 786 0 1072 3024 90 354 19 5345 18.6% 12      Balanced number of trips (lowest value) between two land uses.

Westlake - East Side
PM Peak Hour Traffic

08/15/25

Net External Trips for Multi-Use Development
INTERNAL
CAPTURE
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Trip Gen + Internal  22-015  8-12-25 Equiv
8/15/2025

INTERNAL CAPTURE WORKSHEET

PROJECT:
TIME PERIOD:
DATE:

1.5% 17.5% 23 2 3.5% 2 3.4%

0.0% 17.5% 15 0 3.5% 0 0.0%

LAND USE F: Private Civic/Park LAND USE A: Retail / Restaurant LAND USE B: Community College, ISTF
ITE LU Code 412, 495, 560, 565 ITE LU Code 820 ITE LU Code 540
               Size 220,000                Size 150,000 0.0% 0.0% 0 0 0.0% 0 #DIV/0!                Size 0

Total Internal External Total Internal External Total Internal External
Enter 133 2 131 Enter 38 0 38 Enter 0 0 0
Exit 86 0 86 Exit 30 0 30 Exit 0 0 0
Total 219 2 217 Total 68 0 68 0.0% 0.0% 0 0 0.0% 0 #DIV/0! Total 0 0 0
% 100.0% 0.9% 99.1% % 100.0% 0.0% 100.0% #DIV/0! % #DIV/0! #DIV/0! #DIV/0!

0.0% 0.0%
0.0% 0.0% 0

0 9.8% 0
0 3 0.0%

0.0% 0.0% 0.0% 0 0 #DIV/0! #DIV/0!
0 0.0% 0.0% 1.4% 0.0% 7.0% 7.0%

0.0% 0 0 0 0 0
0.0%

0 0 0.0% 0 0
0.0% 11.9%

0.0% 0.0% 0.0% 5 3.5% 3.5%
0 0 0 #DIV/0! 0 2

0 0.0% 0.0% 0.0% 0 0.0% 0.0%
0.0% 0 0.7%

0 0 0
0.0% 0.0% 0.0%

LAND USE E: Hotel LAND USE C: Office 0 LAND USE D: Residential - West
ITE LU Code 310 ITE LU Code 710, 760, 110, 650, 730 0.0% ITE LU Code 210, 220, 230, 251, 252
               Size 150 0.0% 0.0% 0 0 0.0% 0 0.0%                Size 922,379 0.2% 4.2% 35 2 2.8% 2 3.4%                Size 157

Total Internal External Total Internal External Total Internal External
Enter 44 1 43 Enter 836 2 834 Enter 13 0 13
Exit 2 0 2 Exit 111 0 111 Exit 58 5 53
Total 46 1 45 0.0% 0.0% 0 0 0.0% 0 0.0% Total 947 2 945 0.0% 0.7% 1 0 0.7% 0 0.0% Total 71 5 66
% 100.0% 2.2% 97.8% % 100.0% 0.2% 99.8% % 100.0% 7.0% 93.0%

2.3% 1.4% 1 1 1.4% 1 1.7%

0.0% 1.4% 0 0 1.4% 0 0.0%

0.0% 0.0% 0 0 0.0% 0 0.0%

0.0% 0.0% 0 0 0.0% 0 0.0%

LEGEND

1.0%      Actual percent of trips entering (or exiting) a land use  from another land use based on balanced number of trips.

L.U. A L.U. B L.U. C L.U. D L.U. E TOTAL 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use based on NCHRP Report 684 (input by user).
Enter 38 0 834 13 43 928 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use (input by user).
Exit 30 0 111 53 2 196
Total 68 0 945 66 45 1124 61      Number of trips entering (or exiting) a land use from another land use based on percent input by user.

Single-Use Trip Gen.Estimate 68 0 947 71 46 1132 0.7% 12      Balanced number of trips (lowest value) between two land uses.

Westlake - Interzonal - Residential
AM Peak Hour Traffic

08/15/25

Net External Trips for Multi-Use Development

INTERNAL
CAPTURE
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Trip Gen + Internal  22-015  8-12-25 Equiv
8/15/2025

INTERNAL CAPTURE WORKSHEET

PROJECT:
TIME PERIOD:
DATE:

0.8% 17.5% 21 1 3.5% 1 6.3%

0.8% 17.5% 23 1 3.5% 1 3.4%

LAND USE F: Private Civic/Park LAND USE A: Retail / Restaurant LAND USE B: Community College, ISTF
ITE LU Code 412, 495, 560, 565 ITE LU Code 820, 862 ITE LU Code 540
               Size 220,000                Size 150,000 0.0% 0.0% 0 0 0.0% 0 #DIV/0!                Size 0

Total Internal External Total Internal External Total Internal External
Enter 121 1 120 Enter 281 5 276 Enter 0 0 0
Exit 130 1 129 Exit 241 9 232 Exit 0 0 0
Total 251 2 249 Total 522 14 508 0.0% 0.0% 0 0 0.0% 0 #DIV/0! Total 0 0 0
% 100.0% 0.8% 99.2% % 100.0% 2.7% 97.3% #DIV/0! % #DIV/0! #DIV/0! #DIV/0!

0.0% 0.0%
0.0% 3.7% 0

0 23.8% 0
0 57 0.0%

0.0% 0.0% 0.0% 9 0 #DIV/0! #DIV/0!
0 0.0% 0.0% 32.2% 0.0% 3.5% 3.5%

0.0% 0 0 9 0 0
31.0%

0 0 1.8% 0 0
0.0% 9.1%

0.0% 0.0% 0.0% 26 3.5% 3.5%
0 0 0 #DIV/0! 1 1

0 0.0% 0.0% 0.0% 5 0.0% 0.0%
0.0% 0 29.4%

0 0 5
0.0% 0.0% 31.3%

LAND USE E: Hotel LAND USE C: Office 0 LAND USE D: Residential - West
ITE LU Code 310 ITE LU Code 710, 760, 110, 650, 730 0.0% ITE LU Code 210, 220, 230, 251, 252
               Size 150 0.0% 0.0% 0 0 0.0% 0 0.0%                Size 922,379 0.0% 39.9% 40 0 2.8% 0 0.0%                Size 157

Total Internal External Total Internal External Total Internal External
Enter 23 0 23 Enter 100 0 100 Enter 29 11 18
Exit 30 0 30 Exit 813 1 812 Exit 16 6 10
Total 53 0 53 0.0% 0.0% 0 0 0.0% 0 0.0% Total 913 1 912 0.1% 7.0% 57 1 2.8% 1 3.4% Total 45 17 28
% 100.0% 0.0% 100.0% % 100.0% 0.1% 99.9% % 100.0% 37.8% 62.2%

0.0% 8.4% 2 0 2.1% 0 0.0%

0.0% 1.4% 0 0 1.4% 0 0.0%

0.0% 0.0% 0 0 0.0% 0 0.0%

0.0% 0.0% 0 0 0.0% 0 0.0%

LEGEND

1.0%      Actual percent of trips entering (or exiting) a land use  from another land use based on balanced number of trips.

L.U. A L.U. B L.U. C L.U. D L.U. E TOTAL 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use based on NCHRP Report 684 (input by user).
Enter 276 0 100 18 23 417 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use (input by user).
Exit 232 0 812 10 30 1084
Total 508 0 912 28 53 1501 61      Number of trips entering (or exiting) a land use from another land use based on percent input by user.

Single-Use Trip Gen.Estimate 522 0 913 45 53 1533 2.1% 12      Balanced number of trips (lowest value) between two land uses.

Westlake - Interzonal - Residential
PM Peak Hour Traffic

08/15/25

Net External Trips for Multi-Use Development
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Trip Gen + Internal  22-015  8-12-25 Equiv
8/15/2025

INTERNAL CAPTURE WORKSHEET

PROJECT:
TIME PERIOD:
DATE:

LAND USE A: Retail / Restaurant LAND USE B: Community College, ISTF
ITE LU Code 820 ITE LU Code 540
               Size 150,000 0.0% 0.0% 0 0 0.0% 0 #DIV/0!                Size 0

Total Internal External Total Internal External
Enter 38 7 31 Enter 0 0 0
Exit 30 6 24 Exit 0 0 0
Total 68 13 55 0.0% 0.0% 0 0 0.0% 0 #DIV/0! Total 0 0 0
% 100.0% 19.1% 80.9% #DIV/0! % #DIV/0! #DIV/0! #DIV/0!

0.0% 0.7%
0.0% 0.0% 0

0 0.0% 0
0 0 0.7%

0.0% 20.0% 18.4% 0 2 #DIV/0! #DIV/0!
0 20.3% 22.4% 0.0% 0.0% 0.0% 0.0%

0.0% 6 9 0 0 0
0.0%

6 7 0.0% 0 0
0.0% 0.0%

0.0% 2.8% 19.6% 0 0.0% 0.0%
0 7 7 #DIV/0! 0 0

0 2.3% 18.9% 0.7% 0 0.0% 0.0%
0.0% 0 0.0%

0 0 0
0.0% 0.7% 0.0%

LAND USE E: Hotel LAND USE C: Office West 0 LAND USE D: Residential
ITE LU Code 310 ITE LU Code 710, 760, 110, 150 0.0% ITE LU Code 210, 220, 230, 251, 252
               Size 150 2.3% 1.4% 1 1 1.4% 1 2.7%                Size 461,443 4.3% 4.2% 11 11 2.8% 56 0.6%                Size 4,389

Total Internal External Total Internal External Total Internal External
Enter 44 1 43 Enter 256 18 238 Enter 682 0 682
Exit 2 1 1 Exit 37 8 29 Exit 1993 11 1982
Total 46 2 44 50.0% 52.5% 1 1 2.1% 5 0.4% Total 293 26 267 0.0% 0.7% 0 0 0.7% 5 0.0% Total 2675 11 2664
% 100.0% 4.3% 95.7% % 100.0% 8.9% 91.1% % 100.0% 0.4% 99.6%

0.0% 0.0% 0 0 0.0% 0 0.0%

0.0% 0.0% 0 0 0.0% 0 0.0%

0.0% 0.0% 0 0 0.0% 0 0.0%

0.0% 0.0% 0 0 0.0% 0 0.0%

LEGEND

1.0%      Actual percent of trips entering (or exiting) a land use  from another land use based on balanced number of trips.

L.U. A L.U. B L.U. C L.U. D L.U. E TOTAL 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use based on NCHRP Report 684 (input by user).
Enter 31 0 238 682 43 994 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use (input by user).
Exit 24 0 29 1982 1 2036
Total 55 0 267 2664 44 3030 61      Number of trips entering (or exiting) a land use from another land use based on percent input by user.

Single-Use Trip Gen.Estimate 68 0 293 2675 46 3082 1.7% 12      Balanced number of trips (lowest value) between two land uses.

Westlake - Interzonal - Office
AM Peak Hour Traffic

08/15/25

Net External Trips for Multi-Use Development
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CAPTURE

344

Item C.



Trip Gen + Internal  22-015  8-12-25 Equiv
8/15/2025

INTERNAL CAPTURE WORKSHEET

PROJECT:
TIME PERIOD:
DATE:

LAND USE A: Retail / Restaurant LAND USE B: Community College, ISTF
ITE LU Code 820, 862 ITE LU Code 540
               Size 150,000 0.0% 0.0% 0 0 0.0% 0 #DIV/0!                Size 0

Total Internal External Total Internal External
Enter 281 16 265 Enter 0 0 0
Exit 241 3 238 Exit 0 0 0
Total 522 19 503 0.0% 0.0% 0 0 0.0% 0 #DIV/0! Total 0 0 0
% 100.0% 3.6% 96.4% #DIV/0! % #DIV/0! #DIV/0! #DIV/0!

0.0% 0.7%
0.0% 0.0% 0

0 0.0% 0
0 0 0.7%

0.0% 1.2% 5.7% 0 0 #DIV/0! #DIV/0!
0 1.4% 5.6% 0.0% 0.0% 0.0% 0.0%

0.0% 3 16 0 0 0
0.0%

3 16 0.0% 0 0
0.0% 0.0%

0.0% 21.7% 14.0% 0 0.0% 0.0%
0 14 28 #DIV/0! 0 0

0 4.7% 8.0% 0.7% 0 0.0% 0.0%
0.0% 0 0.0%

0 0 0
0.0% 0.7% 0.0%

LAND USE E: Hotel LAND USE C: Office West 1 LAND USE D: Residential
ITE LU Code 310 ITE LU Code 710, 760, 110, 150 0.0% ITE LU Code 210, 220, 230, 251, 252
               Size 150 0.0% 1.4% 0 0 1.4% 3 0.0%                Size 461443 40.6% 39.9% 26 26 2.8% 27 2.7%                Size 4,389

Total Internal External Total Internal External Total Internal External
Enter 23 0 23 Enter 64 29 35 Enter 1641 14 1627
Exit 30 0 30 Exit 200 30 170 Exit 972 26 946
Total 53 0 53 0.0% 1.4% 0 0 1.4% 1 0.0% Total 264 59 205 7.0% 7.0% 14 14 2.8% 46 0.9% Total 2613 40 2573
% 100.0% 0.0% 100.0% % 100.0% 22.3% 77.7% % 100.0% 1.5% 98.5%

0.0% 0.0% 0 0 0.0% 0 0.0%

0.0% 0.0% 0 0 0.0% 0 0.0%

0.0% 0.0% 0 0 0.0% 0 0.0%

0.0% 0.0% 0 0 0.0% 0 0.0%

LEGEND

1.0%      Actual percent of trips entering (or exiting) a land use  from another land use based on balanced number of trips.

L.U. A L.U. B L.U. C L.U. D L.U. E TOTAL 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use based on NCHRP Report 684 (input by user).
Enter 265 0 35 1627 23 1950 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use (input by user).
Exit 238 0 170 946 30 1384
Total 503 0 205 2573 53 3334 61      Number of trips entering (or exiting) a land use from another land use based on percent input by user.

Single-Use Trip Gen.Estimate 522 0 264 2613 53 3452 3.4% 12      Balanced number of trips (lowest value) between two land uses.

Westlake - Interzonal - Office
PM Peak Hour Traffic
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Trip Gen + Internal  22-015  8-12-25 Equiv
8/15/2025

INTERNAL CAPTURE WORKSHEET

PROJECT:
TIME PERIOD:
DATE:

LAND USE A: Retail West LAND USE B: Community College, ISTF
ITE LU Code 820 ITE LU Code 540
               Size 368,447 0.0% 3.5% 32 0 10.5% 0 #DIV/0!                Size 0

Total Internal External Total Internal External
Enter 910 36 874 Enter 0 0 0
Exit 805 33 772 Exit 0 0 0
Total 1715 69 1646 0.0% 3.5% 28 0 10.5% 0 #DIV/0! Total 0 0 0
% 100.0% 4.0% 96.0% #DIV/0! % #DIV/0! #DIV/0! #DIV/0!

0.0% 0.0%
0.7% 1.2% 0

6 9.8% 0
0 79 0.0%

0.7% 2.9% 2.4% 10 0 #DIV/0! #DIV/0!
0 20.3% 22.4% 1.4% 0.0% 0.0% 0.0%

0.0% 163 204 10 0 0
1.5%

23 22 1.5% 0 0
0.0% 11.9%

3.5% 2.8% 19.6% 108 0.0% 0.0%
32 23 22 #DIV/0! 0 0

0 2.8% 19.8% 0.0% 14 0.0% 0.0%
9.1% 0 0.7%

0 0 14
0.0% 0.0% 0.7%

LAND USE E: Hotel LAND USE C: Office 0 LAND USE D: Residential
ITE LU Code 310 ITE LU Code 710, 760, 110, 650, 730 0.0% ITE LU Code 210, 220, 230, 251, 252
               Size 150 0.0% 0.0% 0 0 0.0% 0 0.0%                Size 922,379 0.0% 0.0% 0 0 0.0% 0 0.0%                Size 4,389

Total Internal External Total Internal External Total Internal External
Enter 44 0 44 Enter 836 23 813 Enter 682 10 672
Exit 2 0 2 Exit 111 22 89 Exit 1993 14 1979
Total 46 0 46 0.0% 0.0% 0 0 0.0% 0 0.0% Total 947 45 902 0.0% 0.0% 0 0 0.0% 0 0.0% Total 2675 24 2651
% 100.0% 0.0% 100.0% % 100.0% 4.8% 95.2% % 100.0% 0.9% 99.1%

0.0% 0.0% 0 0 0.0% 0 0.0%

0.0% 0.0% 0 0 0.0% 0 0.0%

0.0% 0.0% 0 0 0.0% 0 0.0%

0.0% 0.0% 0 0 0.0% 0 0.0%

LEGEND

1.0%      Actual percent of trips entering (or exiting) a land use  from another land use based on balanced number of trips.

L.U. A L.U. B L.U. C L.U. D L.U. E TOTAL 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use based on NCHRP Report 684 (input by user).
Enter 874 0 813 672 44 2403 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use (input by user).
Exit 772 0 89 1979 2 2842
Total 1646 0 902 2651 46 5245 61      Number of trips entering (or exiting) a land use from another land use based on percent input by user.

Single-Use Trip Gen.Estimate 1715 0 947 2675 46 5383 2.6% 12      Balanced number of trips (lowest value) between two land uses.

Westlake - Interzonal - Retail
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Trip Gen + Internal  22-015  8-12-25 Equiv
8/15/2025

INTERNAL CAPTURE WORKSHEET

PROJECT:
TIME PERIOD:
DATE:

LAND USE A: Retail West LAND USE B: Community College, ISTF
ITE LU Code 820, 862 ITE LU Code 540
               Size 368,447 0.0% 3.5% 39 0 3.5% 0 #DIV/0!                Size 0

Total Internal External Total Internal External
Enter 1106 170 936 Enter 0 0 0
Exit 1121 288 833 Exit 0 0 0
Total 2227 458 1769 0.0% 3.5% 39 0 3.5% 0 #DIV/0! Total 0 0 0
% 100.0% 20.6% 79.4% #DIV/0! % #DIV/0! #DIV/0! #DIV/0!

0.4% 0.0%
4.2% 23.8% 0

47 23.8% 0
5 267 0.0%

23.1% 1.4% 5.6% 267 0 #DIV/0! #DIV/0!
5 1.4% 5.6% 32.2% 0.0% 0.0% 0.0%

21.7% 16 62 528 0 0
16.3%

16 62 9.1% 0 0
0.6% 9.1%

2.1% 21.7% 14.0% 101 0.0% 0.0%
23 22 114 #DIV/0! 0 0

7 16.0% 7.6% 0.0% 101 0.0% 0.0%
22.4% 0 29.4%

7 0 286
23.3% 0.0% 10.4%

LAND USE E: Hotel LAND USE C: Office 0 LAND USE D: Residential
ITE LU Code 310 ITE LU Code 710, 760, 110, 650, 730 0.0% ITE LU Code 210, 220, 230, 251, 252
               Size 150 0.0% 0.0% 0 0 0.0% 0 0.0%                Size 922,379 0.0% 0.0% 0 0 0.0% 0 0.0%                Size 4,389

Total Internal External Total Internal External Total Internal External
Enter 23 5 18 Enter 100 16 84 Enter 1641 267 1374
Exit 30 7 23 Exit 813 62 751 Exit 972 101 871
Total 53 12 41 0.0% 0.0% 0 0 0.0% 0 0.0% Total 913 78 835 0.0% 0.0% 0 0 0.0% 0 0.0% Total 2613 368 2245
% 100.0% 22.6% 77.4% % 100.0% 8.5% 91.5% % 100.0% 14.1% 85.9%

0.0% 0.0% 0 0 0.0% 0 0.0%

0.0% 0.0% 0 0 0.0% 0 0.0%

0.0% 0.0% 0 0 0.0% 0 0.0%

0.0% 0.0% 0 0 0.0% 0 0.0%

LEGEND

1.0%      Actual percent of trips entering (or exiting) a land use  from another land use based on balanced number of trips.

L.U. A L.U. B L.U. C L.U. D L.U. E TOTAL 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use based on NCHRP Report 684 (input by user).
Enter 936 0 84 1374 18 2412 5.0%      Estimated percent of trips entering (or exiting) a land use from another land use (input by user).
Exit 833 0 751 871 23 2478
Total 1769 0 835 2245 41 4890 61      Number of trips entering (or exiting) a land use from another land use based on percent input by user.

Single-Use Trip Gen.Estimate 2227 0 913 2613 53 5806 15.8% 12      Balanced number of trips (lowest value) between two land uses.

Westlake - Interzonal - Retail
PM Peak Hour Traffic

08/15/25

Net External Trips for Multi-Use Development
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Sec. 101-1. Definitions and acronyms. 

(a) Florida statute definitions. The definitions used in chapter 163, Florida Statutes, apply.  

(b) Words not defined. Words not defined by the Florida Statutes, the comprehensive plan, or these LDRs shall 
have their plain and ordinary meaning.  

(c) Definitions. The following words, terms and phrases, when used in this subpart, shall have the meanings 
ascribed to them in this subsection, except where the context clearly indicates a different meaning:  

Accessory dwelling unit means a dwelling unit located on the same parcel of land as a principal single-family 
dwelling. An accessory dwelling is a complete, independent living facility equipped with a kitchen and bathroom.  

Accessory solar facility means a solar energy system which utilizes roof space or other space on the parcel of 
land to provide electricity or heat for use on the parcel of land. Export of electricity to the electrical grid is 
incidental and subordinate to the purpose of supplying electricity to the primary use of the parcel of land.  

Accessory use or accessory structure means a use or structure incidental and subordinate to the principal 
use, including accessory dwelling units and accessory solar facilities.  

Agricultural uses means the use of land for aquaculture, horticulture, floriculture, viticulture, forestry, dairy, 
livestock, poultry, bees, plant crops, and any other form of farm product and farm production. Land areas include 
croplands, pasture lands, orchards, vineyards, nurseries, horticulture areas, groves, and specialty farms. Buildings, 
support facilities, dwelling units for farm operators and farmworkers, machinery, and other appurtenances used in 
the production of agricultural products are included. Agricultural uses do not include concentrated and/or 
confined animal feeding operations.  

Alley means a through public right-of-way less than twenty-five (25) feet in width commonly located to the 
rear or side of a property.  

Amenity center means a facility to accommodate recreational and/or social activities such as parties, 
receptions, banquets, meetings, recreation, exercise, and neighborhood gatherings, for exclusive use of the 
residents and guests of a specific development or defined residential area and that provides opportunities for 
limited retail, including a leasing/real estate sales office, and property management offices.  

Antenna means a transmitting and/or receiving device mounted on a telecommunications tower, building or 
structure and used in telecommunications services that radiates or captures electromagnet waves, digital signals, 
analog signals, radio frequencies, wireless communications signals and other communication signals including 
directional antennas such as panel and microwave dish antennas, and omnidirectional antennas such as whips, but 
excluding radar antennas, amateur radio antennas and satellite earth stations. This does not include 
telecommunications services as defined by 47 USC 332.  

Apartment means a room or a suite of rooms within an apartment building, arranged, intended or designed 
to be used as a home or residence of one (1) family with kitchen facilities for the exclusive use of the one (1) 
family.  

Apartment building means a building with three (3) or more separate apartments, each of which is used or 
intended to be used as a home or residence for one (1) family, in which the yard areas, hallways, stairways, 
balconies and other common areas and facilities are shared by families living in the apartment units.  

Applicant means property owner and/or property owner's authorized representatives.  

Arcade amusement center means a place of business having at least fifty (50) amusement games or machines 
on premises which is operated for the entertainment of the general public and tourists as bona fide amusement 
facility, and comply with chapter 546.10, Florida Statues, as amended from time to time. The term "arcade 
amusement center" includes those arcade amusement centers which seek to restrict admission to persons 
eighteen (18) years of age or older.  
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Arterial road means a road providing service that is relatively continuous and of relatively high traffic volume, 
long average trip length, and high operating speed. In addition, every United States numbered highway is an 
arterial road.  

Assisted living facility means residential care facilities that provide housing, meals, personal care and 
supportive services to older persons and disabled adults who are unable to live independently.  

Athletic training facility means a facility for the education and training of athletes. Such facilities may include 
commercial recreational uses, primary and secondary schools, colleges and universities, and associated residence 
halls and dormitories for students, faculty, and visitors.  

Average daily traffic (ADT) means the total traffic volume during a given twenty-four (24) hour time period 
for all allowable directions on a given road.  

Background traffic means the projected traffic generation from previously approved but incomplete projects, 
and other sources of traffic growth.  

Berm means a landscaped earthen mound in excess of two (2) feet in vertical height designed to provide 
visual interest, or serve as a buffer.  

Bioswale means landscaping features (usually a swale or trench) filled with vegetation and/or organic matter, 
designed to collect or move stormwater and runoff and pass it through the vegetation or organic matter to remove 
debris and filter out pollution.  

Buffer means the use of vegetation, walls, fences, berms, setbacks, less intense development, and/or less 
dense development to mitigate the impacts of unsightly views, lights, noises, odors, and/or dust.  

Building means any structure having a roof entirely separated from any other structure by space in which 
there are no communicating doors or windows or any similar opening and erected for the purpose of providing 
support or shelter for persons, animals, things or property of any kind.  

Building code means the Florida Building Code, as amended from time to time.  

Canal means a body of water having a width of one hundred (100) feet or less for linear areas in excess of 
two hundred (200) feet in length and used principally for the conveyance of water.  

Child or adult care center means an enterprise involving the care of five (5) or more children and/or adults at 
one (1) location at the same time, which children and/or adults are not foster children or related by blood or 
marriage to the operator. Adult care centers shall not include those uses meeting the definition of assisted living 
facilities or nursing home.  

Civic uses means structures or facilities that provide cultural, social, or governmental services and/or 
functions. These include community centers; cultural centers; places of assembly; places of worship; museums; 
libraries; government administration, operations, and services; judicial facilities; post offices; public arenas and 
auditoriums; meeting halls; exhibition and conference center; fairgrounds; cemetery; child or adult care centers; 
and others owned and operated for public uses.  

Collector road means a road providing service that is of relatively moderate average traffic volume, 
moderately average trip length, and moderately average operating speed. Such a road also collects and distributes 
traffic between local roads and arterial roads.  

Commercial recreation means uses that typically charge a fee or have other requirements for participation or 
attendance as a spectator. Uses include, but are not limited to, outdoor and indoor recreational facilities such as 
tennis clubs, jai alai frontons, amusement and sport centers, outdoor amphitheaters, hunting and gun clubs, 
marinas, vehicular and non-vehicular racetracks, outdoor zoos and wildlife attractions, fairs, parks and recreation 
exhibitions, entertainment, and/or other amusements, private sports and recreation clubs, golf courses, and sports 
stadiums and venues. Uses may include accessory uses and activities that are supportive of the activity, including 
shops and restaurants.  
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Commercial uses means activities within land areas that are predominantly connected with the sale, rental 
and distribution of products or the performance of services, including offices and medical facilities.  

Community park means a park located near collector or arterial roads designed to serve the needs of more 
than one (1) neighborhood. It is designed to serve community residents within a radius of up to 3.5 miles. The term 
"community park" includes any related recreational facilities and can be publicly or privately owned.  

Complete streets means roads including adjacent sidewalks and shared use paths that are designed and 
operated to enable safe access and travel for all users, which may include pedestrians, bicyclists, transit riders, and 
motorists. Complete streets incorporate different elements based on the different role, function, and 
characteristic of the facility.  

Comprehensive plan means the city comprehensive plan, unless context clearly implies otherwise.  

Conservation uses means the use or condition of land areas designated for conserving or protecting natural 
resources or environmental quality, including areas designated for flood control and floodplain management, the 
protection of the quality or quantity of ground or surface water, commercial or recreational fish and shellfish 
habitat, water supply, and/or vegetative communities or wildlife habitats.  

Continuing care facilities means a variety of housing options and services designed to meet the changing 
needs of its residents who require varying levels of care. Housing options typically include independent living units, 
assisted living facilities, and/or nursing homes.  

Corner lot means a lot abutting two (2) or more streets at their intersection.  

Density means the number of dwelling units per gross acre.  

Drive through means a facility designed to accommodate pickup of food, merchandise or services by a motor 
vehicle momentarily at rest in a driveway expressly designed for that purpose.  

Dwelling unit means a single unit providing complete independent living facilities for one (1) or more 
persons, including permanent provisions for living, sleeping, eating, cooking, and sanitation.  

Educational uses means activities and facilities for public or private primary or secondary schools; vocational 
and technical schools; and colleges and universities, including all campus buildings, residence halls and 
dormitories, fraternity and sorority housing, and recreational facilities.  

Electronic gaming establishment means a business operation, whether a principal use or accessory use, 
where persons utilize electronic machines or devices, including, but not limited to, computers and gaming 
terminals, to conduct games of chance and/or a game promotion pursuant to section 849.094, Florida Statutes, 
including sweepstakes, and where cash, prizes, merchandise or other items of value are redeemed or otherwise 
distributed, whether or not the value of such redeemed or distributed items are determined by the electronic 
games played or by predetermined odds. The term "electronic gaming establishment" includes, but is not limited 
to, internet cafes, internet sweepstakes cafes, cybercafes or sweepstakes cafes.  

Essential facilities and services means essential facilities and services include roads, bicycle lanes, shared use 
paths, sidewalks, bridges, transmission lines for electricity, cable, water (including reclaimed water), sewer, and 
gas that serve local area demands, electricity sub-stations, stormwater and drainage facilities and systems, electric 
car generation ports/stations, transit facilities, and accessory solar facilities. Essential facilities and services do not 
include wireless communication facilities.  

Family means one (1) or more persons related by blood, adoption, or marriage or not more than two (2) 
unrelated persons occupying the whole of a dwelling unit as a single housekeeping unit.  

Fence means an artificially constructed barrier of any material or combination of materials erected to 
enclose, screen or separate areas.  

Fire code means the Florida Building Code, the county local amendments to the state fire prevention code, 
and other codes adopted by the city for the prevention or control of fires.  
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Floor area ratio (FAR) means a means of measuring building intensities for nonresidential land. FAR is the 
ratio of total floor area of all buildings on the parcel to the gross acreage. FAR does not regulate the building height 
or site coverage. The term "FAR" does not include the area within structures used for parking and vehicular 
circulation or open outdoor storage or display areas.  

Foster care facility means a facility which houses foster residents, and provides a family living environment 
for the residents, including such supervision and care as may be necessary to meet the physical, emotional and 
social needs of the residents.  

Gross acreage means the total area of a parcel of land measured in acres, including developed and 
undeveloped land, agricultural areas, open space, roads, rights-of-way, easements, and environmental features 
such as lakes, floodplains, and wetlands.  

Group home means a facility which provides living quarters for unrelated residents who operate as the 
functional equivalent of a family, including such supervision and care as may be necessary to meet the physical, 
emotional, and social needs of the residents. The term "group home" shall not include rooming or boarding 
homes, clubs, fraternities, sororities, monasteries or convents, hotels, residential treatment facilities, nursing 
homes, or emergency shelters.  

Height means unless otherwise noted, height shall be measured from the minimum finished floor elevation 
to the midpoint of the roof, or if the roof is flat, to the top of the parapet. Architectural features shall not count for 
purposes of measuring height so long as the architectural features do not exceed ten (10) percent of the height of 
the structure.  

Helipad means the surface on which a helicopter lands and is used for helicopter parking.  

Helistop means any area of land or any man-made object or facility located thereon or building rooftop area 
which is used, or intended for use, solely for the landing and takeoff of vertical-takeoff aircraft and which has no 
appurtenant areas, buildings or other facilities supporting the use, landing and takeoff of vertical-takeoff aircraft.  

Hospital means a medical facility which provides for both inpatient and outpatient treatment and has 
overnight accommodations, wherein professional services concerning personal health of humans are administered 
by medical doctors, chiropractors, osteopaths, optometrists, dentists or any other such professional.  

Hotel means a building within which a commercial establishment provides lodging as overnight sleeping 
accommodations for the public in which ingress and egress to all rental rooms shall be through an inside lobby or 
office supervised by a person in charge at all hours.  

Indoor Sport Court means only enclosed court-based sports, such as, padel, pickleball, volleyball and tennis 
courts.    

Institutional uses means activities and facilities that include juvenile facilities, nursing homes/skilled-nursing 
facilities, mental (psychiatric) hospitals, in-patient hospice facilities, residential schools for people with disabilities, 
residential treatment centers for adults, and city jails/confinement facilities (excludes residential group homes for 
juveniles, correctional residential facilities such as halfway houses, federal detention centers, and federal and state 
prisons).  

Intensity means the amount of nonresidential development as measured by the floor area ratio.  

Interior lot means a lot other than a corner lot.  

Landscape open space means any combination of living plants (such as grass, ground cover, shrubs, vines, 
hedges, or trees) and non-living landscape material (such as rocks, pebbles, sand, mulch or decorative paving 
materials). Non-living landscape material shall not be used as major landscape ground cover. In no case shall these 
materials exceed ten (10) percent of the landscaped area.  

Legal nonconforming lot means a lot of record, which does not meet the area or width requirements of the 
comprehensive plan and LDRs for the zoning district in which the lot is located.  
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Legal nonconforming structure means a structure that was lawfully established before the adoption of the 
comprehensive plan and land development regulations that does not conform to the land development 
regulations for the zoning district in which the parcel of land is located.  

Legal nonconforming use means a use that was lawfully established before the adoption of the 
comprehensive plan and land development regulations, which does not conform with the allowed uses by the 
comprehensive plan future land use category or of the zoning district in which it is located.  

Legal positive outfall means the permanently established connection of a stormwater discharge conveyance 
facility serving a development site to a watercourse or water body under the control and jurisdiction of one (1) or 
more public agencies, said connection being subject to all applicable agency permitting and approval 
requirements.  

Level of service (LOS) means an indicator of the extent or degree of service provided by, or proposed to be 
provided by, a facility based on and related to the operational characteristics of the facility. LOS shall indicate the 
capacity per unit of demand for each public facility or performance measures for road traffic or stormwater 
facilities.  

Light industrial uses means land uses that include construction operation and storage facilities, 
manufacturing, assembly, processing or storage of products when such activities have minimal and inoffensive 
external impacts such as smoke, noise, dust, soot, dirt, vibration, stench, or adverse visual impacts on the 
surrounding neighborhood. Light industrial uses may include research and development technology centers 
including server farms, medical and dental laboratories, warehouse and/or distribution centers, and recycling 
centers. Light industrial uses shall not include mining and extraction industries, electrical generation plants, or 
regional sewer treatment plants.  

Local road means a road that carries low volumes and provides service for local traffic between land uses 
and collector roads, with direct property access as the primary purpose. Any road that is not an arterial or collector 
road and is under the jurisdiction of the city is a local road.  

Lot means includes tract or parcel and means the least fractional part of subdivided lands having limited 
fixed boundaries, and an assigned number, letter, or other name through which it may be identified, as defined by 
section 177.031, Florida Statutes, as may be amended from time to time.  

Lot area means the area contained within the boundary lines of a lot.  

Lot coverage means that portion of the area of a lot, plot, or building site, expressed as a percentage, 
occupied by all buildings or structures which are roofed, exclusive of its eaves. Pool decks, patios or outdoor sitting 
areas, even if enclosed with a screen enclosure shall not be calculated as part of lot coverage.  

Lot depth means the mean horizontal distance between the front lot line and the rear lot line of a lot 
measured within the lot boundaries; however, for radial lots the lot depth shall be measured from the setback not 
the front lot line.  

Lot frontage means the portion of a lot nearest the street; also the front property line. Where a building has 
two (2) sides that face two (2) or more streets, the side associated with the street address shall be designated as 
having lot frontage, or the front property line.  

Lot line means a line bounding a lot which divides one (1) lot from another or from a road or any other public 
or private space.  

Lot line, rear, means that lot line which is parallel to and most distant from the front lot line of the lot. In the 
case of an irregular, triangular, or gore-shaped lot, a line twenty (20) feet in length, entirely within the lot, parallel 
to and at the maximum possible distance from the front line shall be considered to be the rear lot line. In the case 
of lots which have frontage on more than one (1) road or street, the rear lot line shall be opposite the lot frontage.  

Lot line, side, means any lot line other than a front or rear lot line.  
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Lot line, street, means in the case of a lot abutting multiple roads, all lot lines abutting a road except the lot 
frontage.  

Lot of record means a part of the land subdivision, the map of which has been recorded in the office of the 
clerk of the court of the county.  

Lot width means the horizontal distance between opposite side lot lines, measured at the root setback line 
to accommodate variation and radial streets. Where there is only one (1) side lot line, lot width shall be measured 
between such lot line and the opposite lot line or future right-of-way line.  

Major canals means the M-Canal and M-2 Canal.  

Manufactured home means a dwelling unit fabricated in an off-site manufacturing facility for installation or 
assembly at the site, bearing a label certifying that it is built in compliance with the federal manufactured housing 
construction and safety standards, or inspected by an approved inspection agency conforming to the requirements 
of HUD, and bearing an insignia of approval.  

Multifamily dwelling means multiple separate dwelling units contained within one (1) building or several 
buildings, including, but not limited to, apartment buildings, but excluding single-family attached dwellings.  

Multimodal transportation system means the system which provides safe and efficient movement of people, 
goods, and services by more than one (1) mode of transportation.  

Neighborhood center means compact areas that allow a mix of commercial uses that serve neighborhoods 
such as retail (goods and services), restaurants, offices and clubhouses, schools, religious uses, small scale civic 
uses, and amenity centers.  

Neighborhood park means a park that serves the residents of a neighborhood and is accessible to bicyclists 
and/or pedestrians. A neighborhood park is designed to serve the population of a neighborhood in a radius of up 
to one-half mile. Neighborhood parks include any related recreational facilities and can be publicly or privately 
owned.  

Net peak hour directional trips means total project trip generation minus internal trips, pass-by trips less any 
previously approved traffic or traffic from any existing use established in accordance with chapter 109.  

Office means a use where the clerical, administrative, financial or consulting aspects of business, professional 
medical or governmental services are conducted. Office uses shall include, but not be limited to, financial 
institutions, insurance offices, medical offices, or business consulting services.  

Open space means areas open to the sky that are partly or completely covered with grass, trees, shrubs, 
other vegetation or water, or if partially or completely paved serve to shape or enhance urban form or provide for 
public use. Open spaces have little to no vertical structures and can be publicly or privately owned. Open spaces 
include parks, transportation corridor parkways, vegetated buffers, shared use paths, plazas, courtyards, squares 
and areas that provide stormwater management.  

Parcel means any quantity of land capable of being described with such definiteness that its location and 
boundaries may be established.  

Park means a site that provides opportunities to partake in active or passive recreational activities, including 
structures associated with a park's recreational activities, including dog parks.  

Peak hour peak direction capacity means the maximum number of vehicles that can pass a given point in one 
(1) direction on a road in one (1) hour under given traffic and road conditions per the FDOT quality/level of service 
handbook in one (1) hour.  

Peak hour traffic means the one (1) hour of traffic representative of the peak period, as defined in chapter 
109, and includes two (2) way and peak direction volumes. Peak hour traffic shall be determined from actual traffic 
counts. The project, at the approval of the city engineer, the peak hour traffic may be determined by factoring the 
average daily traffic by an approved K-factor.  

353

Item C.



 
 

 
    Created: 2025-02-14 12:55:20 [EST] 

 
Page 7 of 15 

Peak season means the time from January 1 through March 31, inclusive.  

Perviousness percentage means the percentage of the overall lot or parcel that must be pervious.  

Place of assembly means a building, portion of a building or other site in or at which facilities are provided 
for civic, fraternal, educational, political, religious, cultural or social purposes.  

Place of worship means any church, synagogue, denomination or ecclesiastical organization having an 
established place for worship in the city at which nonprofit religious services and activities are regularly conducted.  

Primary solar facility means a solar energy system which primarily functions to provide electricity for off-site 
use. The term "primary solar facility" includes the structures, equipment, infrastructure, and support systems 
necessary for the collection, storage, and distribution of solar energy, along with all functions necessary to develop 
and operate a primary solar facility including construction, management, administration, maintenance, security, 
and safety.  

Radius of development influence means the area surrounding a proposed project as set forth in chapter 109. 
The distance shall be measured in road miles from the point at which the proposed project's traffic enters the first 
road, not as a geometric radius.  

Recreational uses means areas and development used for leisure time activities and sports in an indoor or 
outdoor setting, including parks and golf courses.  

Resident means a person who makes the person's home in a particular place for most of the year or for a 
portion of the year, including a seasonal resident.  

Residential uses means land uses consisting of dwelling units, including mobile and manufactured homes. 
Residential uses include assisted living facilities and group homes.  

Retail means establishments engaged in selling goods or merchandise directly to the ultimate consumer for 
personal or household consumption and rendering services incidental to the sale of such goods. Establishments 
primarily engaged in providing services as opposed to products to individuals shall also be considered a retail use.  

Right-of-way means land dedicated or required for a transportation or utility use that a government entity 
owns in fee simple or over which it has an easement.  

Self-storage facility means a fully enclosed space used for warehousing that contains individual storage units.  

Seminole Improvement District (SID) means the independent special purpose government established in 
1970 pursuant to chapter 70-854, Laws of Florida, codified pursuant to chapter 2000-431, Laws of Florida, formerly 
known as the Seminole Water Control District. SID is coextensive with the boundaries of the city and consists of 
approximately 4,142 acres of land. SID is empowered to construct and maintain a number of public works and 
utilities including water, sewer, drainage, irrigation, water management, parks, recreation facilities, roads and 
related activities.  

Senior housing means age-restricted dwelling units for older adults, aged fifty-five (55) years or older, who 
are able to care for themselves.  

Setback means the horizontal distance between the front line, side line, or rear line of the building site to the 
front, side, or rear of the building or structure, respectively. Setbacks shall be measured perpendicular to and 
parallel with the property or right-of-way lines and shall be measured from the point at which the face of the 
building or structure touches the ground.  

Sexually oriented use means any place in which a principal use is the exchange, for consideration in any form, 
monetary or otherwise, for profit or not for profit, of materials or exhibitions, including, but not limited to, books, 
magazines, photographs, performances, videotapes, electronic media or movies which have as their dominant 
theme matters depicting, describing, demonstrating or relating to completely or to opaquely covered human 
genitals or pubic regions, buttocks, or female breasts below a point immediately above the top of the areola, or 
human male genitals in a discernibly turgid state, even if completely and opaquely covered, or which have as their 
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dominant theme matters depicting, describing, demonstrating or relating to human genitals in a state of sexual 
stimulation or arousal, acts of human masturbation, sexual intercourse or sodomy, or the fondling or other erotic 
touching of human genitals, pubic regions, buttocks or female breasts.  

Shared use path means a paved facility for use by pedestrians, bicyclists, and/or other users that is separated 
from vehicular traffic. Golf carts may be used on shared use paths in certain areas, under certain circumstances.  

Single-family attached dwelling means a single dwelling unit physically attached to other buildings, dwelling 
units, or structures through one (1) or more shared walls, but not including multifamily dwellings.  

Single-family detached dwelling means a single dwelling unit, including a manufactured home, not physically 
attached to other buildings, dwelling units, or structures.  

Solar energy overlay means an area designated on the future land use map (FLU map 2.1) that allows primary 
solar facilities in addition to uses allowed by the underlying future land use category.  

Special event means special/community event is an activity or use that is public or quasi-public in nature and 
occurs once in a fiscal year, not to exceed three (3) weeks. This includes fourth of July activities, parades, races and 
festivals. Events that require a special use may be subject to the traffic study requirements of this article as 
determined by the city.  

Subdivision means the division of land into two (2) or more lots, or parcels, or any other division of land.  

Sustainable community means an urban area with a long term planning and management vision that 
incorporates a multi-modal transportation network, walkable, mixed use patterns of development, denser 
development where infrastructure exists, civic spaces and interconnected open spaces for recreation, economic 
vitality and job choices, choices in housing price and size, a quality educational system, and a unique identity.  

Telecommunications facility means any facility that is used to provide one (1) or more telecommunications 
services, including, without limitation, radio transmitting telecommunications towers, other supporting structures, 
and associated facilities used to transmit telecommunications signals. Telecommunications facilities includes any 
antenna or broadcast equipment located outdoors, which is used for telecommunications and not otherwise 
defined as an antenna. Telecommunications facilities include telecommunications services as defined by 47 USC 
332.  

Temporary uses means uses that are required in the construction phase of development or are uniquely 
temporary or seasonal in nature.  

Through lot means a lot, other than a corner lot, having frontage on more than one (1) street.  

Total traffic means the sum of:  

(1) Existing traffic;  

(2) Net trips; and  

(3) Background traffic.  

Transit means passenger transportation services such as commuter rail, rail rapid transit, light rail transit, 
light guideway transit, express bus, autonomous vehicles, and local fixed route bus provided by public, private, or 
non-profit entities. The terms "transit" and "mass transit" are used interchangeably.  

Utilities means Seminole Improvement District water, wastewater or reuse water facilities.  

Vegetated buffer means a natural or planted vegetated area used to mitigate potential impacts of unsightly 
views, lights, noises, and/or dust.  

Work plan means the city water supply facilities work plan dated March 2018.  

****** End of Definitions****** 
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Article 8.9  Number of Parking Spaces Required  

Section 1: General Provisions 

(a) Miscellaneous uses. For any use not listed in Table 111-192, the planning and zoning director shall determine 
off-street parking requirements based on uses with similar characteristics.  

(b) Required spaces. The number of off-street parking spaces required for individual uses is established in the 
table in subsection (i) of this section. The standards established in this section provide the minimum 
vehicular parking requirements for the various uses as classified. As indicated in the table in subsection (i) of 
this section, the planning and zoning director may request additional information to demonstrate 
compliance with overall parking demand.  

(c) Mixed uses. For mixed use projects approved by the city council with a specific percentage of individual uses, 
total off-street parking requirements shall be calculated based upon the requirements applicable to each 
individual use. For commercial shopping centers or other centers which may provide a variety of mixed uses, 
the parking requirements for a shopping center shall apply.  

(d) Parking deviations. Deviations from the provisions of this chapter may be permitted for government facilities 
within the downtown mixed use and civic zoning districts, subject to approval by the city council utilizing the 
following standards:  

(1) The proposed deviation maintains compatibility with the uses and character of land surrounding and in 
the vicinity of the land proposed for development;  

(2) Adverse effects on adjacent uses and lands, including, but not limited to, visual impact, are determined 
to be minimal or otherwise negligible upon review and consideration of surrounding lands, uses, 
zoning, future land use (FLU), character, or other pre-existing conditions;  

(3) Special or unique circumstances or factors exist that are applicable to the proposed use, structure, 
feature, or land proposed for development;  

(4) The proposed deviation allows for reasonable or practical use of the land proposed for development;  

(5) Approval of the deviation is consistent with the purpose, goals, policies, and objectives of the 
comprehensive plan and these land development regulations; and  

(6) Approval of the deviation is not injurious to the surrounding area or otherwise detrimental to public 
health, safety, and general welfare.  

(e) Low speed electric vehicles (LSEV). For purposes of this article, the term "LSEV" means a golf cart, hybrid golf 
carts, low speed vehicles, neighborhood electric vehicles, speed modified golf carts, and slow moving 
vehicles, as those terms are defined in Ordinance No. 2020-11.  

(1) Residential developments with recreation areas, such as recreation pods. Golf courses, or recreational 
facilities designed and intended for use by occupants of residential developments or subdivisions) may 
provide LSEV parking spaces to be used to meet up to thirty (30) percent of the required recreational 
parking spaces. Recreational parking spaces are defined as those that serve recreational areas 
exclusively.  

(2) Nonresidential developments shall provide a minimum of two (2) percent and a maximum of ten (10) 
percent LSEV parking spaces to meet parking space requirements. These spaces are to be accessible 
from the shared use path. If the overall number of parking spaces required is less than or equal to 
thirty (30). No LSEV parking spaces are required but they are permitted.  

(3) Parking lots that have LSEV greater than the minimum required shall be designed to accommodate the 
required number of general use parking spaces, and LSEV parking shall be so delineated by striping, 
signage, or other measures to meet the minimum standards as provided for in section 111-102.  
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(4) For purposes of counting LSEV spaces towards parking requirements, one (1) LSEV parking space shall 
be considered equivalent to one (1) general use space.  

(5) When there is a change of land use and/or in ownership these spaces may be converted to general-use 
spaces at the option of the landowner.  

(6) LSEV chargers may be provided as LSEV spaces but are not required.  

(7) LSEV are permitted to park in standard vehicle parking spaces.  

(f) Motorcycles. For nonresidential use providing fewer than fifty (50) parking spaces, one (1) off-street parking 
space may be provided to accommodate parking of motorcycles. For nonresidential use providing fifty (50) or 
more spaces, a maximum of three (3) off-street spaces (per fifty (50) general use spaces) may be redesigned 
and designated to accommodate parking of motorcycles. These spaces may be included in or counted 
towards the number of parking spaces required.  

(g) Assigned parking. Parking spaces assigned to a specific use may be authorized by the city manager or 
designee, provided the number of spaces assigned to a particular use does not exceed five (5) percent of the 
number of spaces required for such use. Assigned spaces shall be clearly identified by signage. Assigned 
spaces and required signage shall be indicated on the approved site plan associated with the affected use. 
Assigned parking shall not be considered in shared parking calculations.  

(h) Parking lot landscaping, signage and drainage. Parking lot landscaping, signage, drainage, and construction 
standards are addressed in other chapters of the city land development regulations.  

Table 8.6. Required Off-Street Parking Spaces  

 Use/Category  Spaces Required  
Residential1, 2 
Dwelling, single-family, detached or attached  2 spaces per unit, plus minimum of 4% of total 

required spaces for guest parking  
Dwelling, multifamily  1 space per bedroom, plus minimum of 5% of total 

required spaces for guest parking  
Dwelling, single-family, detached or attached, 
affordable or workforce housing  

1 space per unit  

Dwelling, mobile home/manufactured home  1 space per unit, plus minimum of 4% of total spaces 
for guest parking  

Accessory dwelling unit  1 space per unit  
Residence hall or dormitory  0.75 spaces resident  
Community residential home, type I (6 or less 
residents)  

Greater of 2 spaces per unit or 1 space for each 
bedroom  

Community residential home, type II (7—14 residents)  1 space per 4 residents  
Assisted living facility (1 or more residents)  1.25 space per dwelling unit for independent living; 1 

space per 2 beds for assisted living; 1 space per 4 beds  
Foster care facilities and group homes  Lesser of 1 space for each bedroom or 0.5 space per 

resident  
Retail and Commercial 
 Sexually oriented business  1 space per 250 square feet  
Antique store  1 space per 400 square feet  
Appliance and electronics store  1 space per 400 square feet  
Motor vehicle repair and/or service establishments, 
gasoline stations, and car washes  

1 space per 300 square feet, plus 1 space per service 
bay for repair and 1 space per 2 bays for car wash, 
plus 1 space per 5,400 square feet of outdoor storage 
area  
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Auto dealership  1 space per 250 square feet of enclosed display area 
and offices, plus 1 space per 4,500 square feet of 
outdoor sales, display and rental, plus 1 space for 
every 2 service bays1. Vehicle sales, storage, or display 
areas shall not be counted towards meeting required 
parking1  

Auto rental, accessory  1 space per 600 square feet of storage area  
General retail sales or service not specifically listed in 
this table  

1 space per 300 square feet  

Banquet facility  1 space per 125 feet of indoor and outdoor assembly 
area  

Convenience store with or without gas sales  1 space per 240 square feet, plus 1 space per gas 
pump island (bay) if provided  

Farm equipment and sales  1 space per 250 square feet of enclosed display area 
and offices, plus 1 space per 4,500 square feet of 
outdoor sales, display and rental, plus 1 space for 
every 2 service bays. At least 1 off-street loading area 
for equipment transport trailers shall be provided  

Feedstore  1 space per 300 square feet  
Grocery store/supermarket  1 space per 240 square feet  
Hotels, motels, other accommodation services  0.75 spaces per room, plus 1 space per 300 sf of 

event/conference space. Restaurant oriented toward 
use of public at large shall be separately calculated  

Landscape, nursery, and garden supplies  1 space per 300 square feet, plus 1 space per 1,200 
square feet of outdoor display area  

Medical office  1 space per 240 square feet  
Motorcycle sales and service  1 space per 600 square feet of enclosed display area 

and offices, plus 1 space per 5,400 square feet of 
outdoor sales, display and rental, plus 1 space for 
every 2 service bays  

Nightclub, bar, or lounge  1 space per 2 seats but not less than 1 space per 100 
square feet  

Restaurant, fast food (with or without drive-through)  1 space per 150 gross square feet, including outdoor 
seating, plus 1 space per 250 square feet for employee 
parking  

Restaurant, general, less than 51% of sales come from 
service of alcoholic beverages  

1 space per 150 gross square feet, including outdoor 
seating, plus 1 space per 250 square feet for employee 
parking  

Restaurant, general, 51% or more of sales come from 
service of alcoholic beverages  

1 space per 100 gross square feet, including outdoor 
seating, plus 1 space per 250 square feet for employee 
parking  

Restaurant, take out  1 space per 100 gross square feet, including outdoor 
seating, plus 1 space per 250 square feet for employee 
parking  

Shopping center/mixed uses  1 space per 225 square feet  
Showrooms, general  1 space per 600 square feet  
Personal Services 
 Animal boarding kennel and pet grooming  1 space per 400 square feet of office  
Bank/financial institution with or without drive 
through  

1 space per 300 square feet  
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Business, trade and vocational schools  1 space for every 3 students, plus 1 space per 360 
square feet of classroom and office space, plus 1 space 
for every 5 seats in gymnasiums and auditoriums  

Cemetery, funeral home, mausoleum  1 space per 200 square feet of office space, plus 1 
space per 100 feet of assembly area (1 per 4 seats)  

Professional medical services office or health care 
clinic  

1 space per 240 square feet  

Clinic, veterinary  1 space per 300 square feet  
Day care, child and adult  1 space per 12 students or clients, plus 1 pickup/drop 

off space per 12 students, plus 1 space per every 2 
vans and/or buses  

Emergency health care, standalone, no overnight stay  1 space per 110 square feet.  
Health, physical fitness, massage therapist, and spa  1 space per 250 square feet  
Housekeeping and janitorial services  1 space per 300 square feet, plus 1 space for every 2 

company vehicles  
Laboratory; general, dental, or medical  1 space per 300 square feet  
Laundry, self-service  1 space per 240 square feet  
Laundry, linen supply and cleaning service  1 space per 1,200 square feet, plus 1 space for every 2 

bays  
Motion picture studio  1 space per 360 square feet of office space, plus 6 

spaces per studio, plus 1 space per 1,200 square feet  
Nursing homes and continuing care facilities  1 space per 5 beds, plus 1 space per 300 square feet of 

office space, 1.25 spaces per du for independent 
living.  

Self-service storage  1 space per 150 storage spaces, plus 1 spaces per 
security quarters, plus 3 spaces per office  

Office 
 Office, business and professional  1 space per 300 square feet  
Public and Institutional 
 Places of worship  1 space per 4 seats, plus 1 space per 300 square feet 

of office, plus required parking for additional use 
(child or adult day care, elementary or secondary 
school, etc.)  

College or university, public or private  1 space per 360 square feet of classroom, office, 
meeting, and assembly rooms  

Emergency department  1 space per 200 square feet, plus 1 space per 
employee  

Governmental uses  1 space per 360 square feet  
Hospice care center  2 spaces per bed, plus 1 space per 200 square feet of 

outpatient treatment area  
Hospital  2 spaces per bed, plus 1 space per 200 square feet of 

outpatient treatment area  
Medical facility with overnight stay  1 space per bed, plus 1 space per 200 square feet of 

outpatient treatment area  
Post office  1 space per 360 square feet  
Post office, accessory  4 spaces  
Schools, elementary and middle  1 space for every 2 classrooms, plus 1 space per 300 

square feet of office, plus 1 pickup/drop off space per 
12 students  
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Schools, high  1 space per classroom, plus 1 space per 250 square 
feet of office, plus 1 space per every 3 students  

Urgent care center  1 space per 200 square feet, plus 1 space per 
employee  

Cultural, Entertainment, and Recreational 
 Art gallery and museum, public or private  1 space per 720 square feet  
Auditorium, public or private  1 space per 3 seats  
Bowling alley  1 spaces per lane, plus required parking for additional 

use (lounge restaurant, meeting rooms, etc.)  
Club, lodge, or clubhouse, private  1 space per 360 square feet  
Golf course, public or private  3 spaces per hole, plus 1 space per 360 square feet of 

clubhouse, plus required parking for additional uses  
Park, public  To be determined  
Recreation center, public  Greater of 1 space per 240 square feet or 1 space per 

4 seats  
Recreation, commercial-indoor  1 space per 360 square feet 
Recreation, Indoor Sport Court  4 spaces per court, plus 1 space per employee 
Recreation, commercial-outdoor  6 spaces per acre  
Recreational vehicle park  1 space per rv parking space; 1 space per camping 

cabin; 1 space per 600 square feet of administrative, 
maintenance, or commercial space; 1 spaces per 
security dwelling  

Stadium or arena, public or private  1 space per 3 seats  
Theater, indoor  1 space per 3 seats  
Zoo, public or private  8 spaces per acre  
Wholesale 
 Wholesale and warehousing, general  1 space per 2,400 square feet, plus 1 space per 300 

square feet of office  
Light Industrial 
 Manufacturing, general  1 space per 1,200 square feet, plus 1 space per 300 

square feet of office  
Contractor's storage yard  1 space per 300 square feet of office, plus 1 space per 

20,000 square feet of open storage area  
Express or parcel delivery distribution center  1 space per 1,200 square feet, plus 1 space for every 2 

bays  
Transport, Utilities, and Communications 
 Airport, general aviation  1 space for every 2 tie-downs and/or hangar spaces  
Automobile, RV, and boat storage, commercial  1 space per 300 square feet of office, plus 1 space per 

vehicle to be stored  
Freight depot  1 space per 1,200 square feet, plus 1 space per 300 

square feet of office  
Helistop  Number of spaces to be determined by the planning 

and zoning director  
Passenger station  To be determined  
Radio/television broadcast studio  1 space per 300 square feet  
Utility plant and major substations  To be determined  
Wireless telecommunication facilities  Number of spaces to be determined by planning and 

zoning director  
Other 
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 Mixed uses, excluding shopping centers  The total requirement for off-street parking shall be 
the sum of the requirements of the various uses 
computed separately  

Mobile home, temporary  1 space per 300 square feet, plus additional spaces as 
determined by the planning and zoning director  

Recreation, accessory  Number of spaces to be determined by planning and 
zoning director  

Uses not specifically mentioned  Apply requirements for a use which is mentioned and 
similar to the subject use  

Master site plan  Nonresidential and mixed use projects may submit a 
parking study to address the entire development's 
parking requirements, which may include shared or 
off-site parking  

 

Notes:  

1. Garages may be used to meet per unit residential parking requirements.  

2. The guest parking requirement can be met by allowing daytime guest parking on street, 
calculated by using twenty (20) lineal feet (exclusive of driveway entrances) per space, or 
by guest parking spaces elsewhere throughout the project, such as mail kiosk, park, 
clubhouse or other parking spaces.  

3. Square feet equals gross floor area.  

4. Parking studies. Parking studies, when provided, to be conducted in a professionally accepted 
manner to determine adequate parking for proposed use.  

(Ord. No. 2024-03) 
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