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 Draft Comprehensive Plan for the City of Westlake 
 Amendment No. 17-PLAN 
 
Introduction 
 
The Community Planning Act, Chapter 163, Florida Statutes, requires that the regional planning 
council review local government comprehensive plans prior to their adoption. The regional 
planning council review and comments are limited to adverse effects on regional resources or 
facilities identified in the strategic regional policy plan (SRPP) and extrajurisdictional impacts 
that would be inconsistent with the comprehensive plan of any affected local government within 
the region. Council must provide any comments to the local government within 30 days of the 
receipt of the proposed comprehensive plan and must also send a copy of any comments to the 
state land planning agency. 
  
The package from the City of Westlake contains a brand new comprehensive plan consisting of 
goals, objectives, policies, and maps along with supporting data and analysis for this community 
incorporated in 2016. The plan is divided into nine elements: Administrative, Future Land Use, 
Transportation, Infrastructure, Conservation, Recreation and Open Space, Housing, Capital 
Improvements, and Intergovernmental Coordination. This report includes a summary overview 
and specific Council comments. 
 
Summary of Proposal 
 
The proposed comprehensive plan is the first for the newly incorporated City of Westlake; the 
area is currently subject to the Palm Beach County comprehensive plan and will be until this 
proposed plan is adopted. The plan is organized into nine elements: Administrative, Future Land 
Use, Transportation, Infrastructure, Conservation, Recreation and Open Space, Housing, Capital 
Improvements, and Intergovernmental Coordination. Each element has a series of goals, 
objectives, and policies. There are also data and analysis chapters organized in the same manner 
as the elements, and a series of maps. Because of the extensive volume of material in the 
package, the plan has been provided as a supplement to this report on Council’s website. 
 



DRAFT 
Subject to Modifications 

Overview 
 
The Region has a population of nearly 2 million residents and has experienced explosive growth 
over the last four decades. The Region’s resources and quality of life are sensitive to the impacts 
of poorly planned growth and development, however, and there are increasing signs that those 
resources and quality of life are at risk. There is evidence in many parts of the Region of 
deterioration in the quality of life: traffic congestion and mobility challenges, loss of agricultural 
lands, polluted waterways, loss of wetlands and forests, deteriorating urban centers and older 
suburban areas, lack of affordable housing, fiscal stress, and other impacts of poorly planned 
growth. Since the 1960s hundreds of square miles of native and agricultural lands have been 
converted to suburban development, a pattern of development that does not allow the efficient 
provision of public facilities and services, and is devoid of the sense of place that once defined 
the character of the Region. This is especially true in Palm Beach County. 
 
The new City of Westlake is strategically located to correct certain inefficiencies and limitations 
associated with existing development patterns in this area and could influence development 
patterns in a positive way for years to come. There is a great opportunity for the City to ensure 
there is a regular network of streets and blocks, and a detailed plan is prepared which results in 
traditionally planned neighborhoods and mixed-use districts which connect all the important 
components of public and private life (sites for homes, shopping, parks, jobs, schools, churches, 
civic use, etc.). In other words, correcting the problems of community design, balance, and 
serviceability that plague the rest of this area. 
 
Unfortunately, the proposed comprehensive plan for the City does not commit to the form or 
pattern of development necessary to take full advantage of the corrective and transformative 
opportunities offered by building a new city in this area from scratch. The choice for the City is 
between two models of growth: the traditional neighborhood and district or the continuation of 
suburban sprawl. They are polar opposites in appearance, impacts, function, and character. They 
look different, they act differently, and they affect us in different ways. In the absence of a strong 
and detailed commitment to traditional neighborhoods, the default pattern will be suburban 
sprawl. 
 
While the City’s proposed comprehensive plan likely meets all the minimum requirements of 
Chapter 163, Part II, Growth Policy; County and Municipal Planning; and Land Development 
Regulation, this statute provides little guidance for planning and building a new, sustainable city 
for 15,000 people. It is “one size fits all” state legislation that does not consider the context of 
this new city in Palm Beach County and its anticipated role in correcting and retrofitting certain 
limitations with surrounding land use patterns. The statute is also neutral on urban form. Without 
a commitment to traditional urban form and patterns of development, it is unlikely that the goals 
set forth in the draft plan can be achieved.   
 
Council encourages the City to aim higher than the minimum requirements of Chapter 163; 
commit to a traditional urban form of development; and create a more aspirational plan worthy 
of the opportunity to plan a brand new city in the countryside. For example, the City could adopt 
a “Vision Element” which describes, with illustrations and text, the City’s commitment to 
address the nature of suburban sprawl and its side effects by including goals, objectives and 
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policies to: 1) increase the diversity, walkability, and self-containment of neighborhoods; 
2) commit to a network of regularly spaced streets and blocks throughout the City; 3) strengthen 
the connections and walkability between districts and neighborhoods; and 4) link them together 
to establish more efficient, larger patterns of development in the area (Exhibit 2). 
 
Along these lines, Council encourages additional policy language supported by a new Street 
Network or Future Traffic Circulation Map which commits to a regularly spaced local network 
of neighborhood streets, alleys, and blocks throughout the City that will connect the 
neighborhoods and districts to the backbone network of arterials and connectors. This could be 
accompanied by a Compendium of Street Sections for the City which articulates some examples 
of the various street types that are being considered for use within the city limits (Exhibit 3). 
 
Council makes these suggestions to encourage the City to make a stronger and clearer long-term 
commitment to fundamental planning principles that assure the City will be built out using 
traditional urban forms and patterns, distinct from the surrounding suburban sprawl. This will be 
valuable in guiding the future growth of the City beyond the first phase of construction in the 
original development order as time goes by and as focus and priorities change. In addition, 
Council has provided below a series of comments, questions, and suggestions related to the 
City’s proposed draft comprehensive plan. 
 
Comments, Questions, and Suggestions 
 
Administrative Element 
 

• A description of the Palm Beach County approval of Minto West should be added. It is 
discussed in Chapter 2, but there is no explanation of what it is.  
 

• Provide more information about the Interlocal Agreement with the Seminole 
Improvement District, including the date, resolution number, official record book and 
page, etc. so that this important agreement is documented in the comprehensive plan.  

 
• Add Mobile Homes to the definitions since they are mentioned in Policy FLU 1.1.13 and 

Policy HE 1.1.6.  
 
Future Land Use Element 
 

• The Floor Area Ratio definition on page 10 of the data and analysis is not consistent with 
the definition in the Administrative Element.  
 

• If, as Policy FLU 1.1.8 says, accessory dwelling units don’t count for density 
calculations, how is the impact of a residential land use change to be estimated?  
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Transportation Element 
 

• The analysis only considers the roadways within the City limits. Will the future residents 
and business employees and customers be able to get to Westlake on the limited roadway 
network connected to Seminole Pratt Whitney Road?  
 

• Are the rights-of-way called for in Policy TE 1.1.3 and 1.1.5 adequate to accommodate 
the necessary travel lanes and separated bicycle / pedestrian pathways?  

 
• What does the statement “The roadway levels of service are adopted for planning 

purposes only” in Policy TE 1.2.1 mean? This appears to contradict with the concurrency 
provisions and render them useless.  
 

• Council suggests that Policy TE 1.4.10 be revised to indicate that the City will classify 
the context of their roads in accord with the new Florida Department of Transportation 
design manual and the Palm Beach County Transportation Planning Agency’s complete 
streets guide.  
 

• Revise Objective TE 1.6 to “Construct the City and its transportation network to be 
supportive of mass-transit options.” As currently written, the Objective calls for the 
planning to be done once the mass-transit is available. This is too late and will likely 
mean it will never be feasible to provide mass-transit since the retrofit costs will be too 
high.  
 

• Revise Policy TE 1.6.4 to supplement evaluation of parking requirements with “building 
placement” as part of encouraging alternate modes of travel. Council has found that the 
form of development has a significant impact on the practicality and desirability of using 
non-automobile transportation.  

 
Infrastructure Element 
 

• Policy INF 1.1.5 and 1.1.6 need to be aligned. The policy should require that new 
development and redevelopment connect to central water facilities in order to receive a 
certificate of occupancy; delete the text “when such facilities become available.”  
 

• Policy INF 1.3.5 and 1.3.6 need to be aligned. The policy should require that new 
development and redevelopment connect to central sewer facilities in order to receive a 
certificate of occupancy; delete the text “when such facilities become available.”  

 
• Policy INF 1.6.5 erroneously refers to water supply in the second sentence instead of 

drainage. 
 
Recreation and Open Space Element 
 

• The Data and Analysis does not contain any supply and demand analysis, plan for 
recreation, or projection of needs as the population grows.  
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• In Policy REC 1.1.4, why not tie approval of new development to meeting the Recreation 

and Open Space Level of Service? Adequate area for recreation is a key component of a 
high quality of life and, as a brand new community, the City should not allow itself to get 
behind on any necessary infrastructure. Ensuring adequate infrastructure is installed in 
the beginning as development occurs is an opportunity that existing cities which struggle 
with the cost and logistics of retrofitting old neighborhoods would gladly welcome.  
 

• Revise Objective REC 1.3 to “Encourage civic and park planning for development of 
open space within the City” to help ensure that spaces appropriate for community civic 
life are created.  

 
• Council suggests that the policies incorporate a land dedication or cash in lieu 

requirement for new development in order to offset the recreation need impacts on 
existing residents caused by new development.  

 
Capital Improvements Element 
 

• On page 3 of the data and analysis, why are parks not “scheduled to be developed?” The 
comprehensive plan contemplates that a series of homes will be developed, therefore the 
associated recreation areas also need to be developed concurrent with the arrival of new 
residents.  
 

• Why are the projects in Table 8.1 on page 4 of the data and analysis repeated twice in the 
table?  

 
• In comparing Table 8.2a and 8.2b (revenue and expenses, respectively), in all 5 years 

after 2017/2018 the expenses exceed the revenues. How are these deficits addressed and 
what is the impact on the City’s ability to provide the needed capital improvements? 
 

• The recreation level of service should be added to Table 8.2 within Policy CIE 1.2.1. 
While a recreation level of service is not required by Florida Statutes, the City can 
certainly choose to exceed the minimum requirements of the Statutes to ensure a high 
quality of life for the residents.  
 

• Following Policy CIE 1.3.5 is Table 8.1, but it is not referenced in the text.  
 
Intergovernmental Coordination Element  
 

• In Policy ICE 1.1.4, Council suggests the language be strengthened from “participate” to 
“join and participate” in the Intergovernmental Program (Issues Forum and IPARC).  
 

• In Policy ICE 1.2.2, Council suggests the language be strengthened from “participate” to 
“join and participate” in the Coordinated School Planning Interlocal Agreement.  
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• In Policy ICE 1.3.4 and 1.3.5, consider revising these to allow for the City to self-provide 
or contract for Fire/Rescue and Law Enforcement services if the City decides to do so in 
the future. This will avoid the need for a text amendment to the comprehensive plan if the 
City’s method of providing these services changes in the future.  

 
Annexation 
 
Council suggests that annexation criteria and a future annexation area be provided in a suitable 
element of the plan to provide guidance for future annexation activity in the event the City 
wishes to pursue that in the future. Given that the City is mostly surrounded by unincorporated 
area, it seems very likely that annexation will occur in the future. Ensuring that development or 
redevelopment of these new areas is consistent with the “core” of the community is critical for 
the future success of the City. 
 
Emergency Preparedness 
 
Council suggests that the comprehensive plan be enhanced by addressing the issue of hurricane 
and disaster preparedness, especially given the limited transportation options and the current 
uptick in the frequency of storms impacting Palm Beach County (Exhibit 2). 
 
Regional Impacts 
 
Without a commitment in the comprehensive plan to develop Westlake in a manner which takes 
full advantage of the opportunity to correct the inefficiencies and limitations of the existing 
development pattern, the additional residential units and commercial square footage to be 
developed will simply exacerbate the problems and impose impacts on the adjacent communities 
and regional transportation network and resources. 
 
Extrajurisdictional Impacts 
 
Council requested comments from local governments and organizations expressing an interest in 
reviewing the proposed amendment on November 30, 2017. Palm Beach County has expressed 
concern about negative impacts on the roadway network and adjacent residents. The County’s 
comments will be provided directly to Westlake and the Department of Economic Opportunity. 
 
Conclusion 
 
The draft comprehensive plan for the City of Westlake is not consistent with the Strategic 
Regional Policy Plan (SRPP). Exhibit 2 includes objectives and policies that should be 
incorporated into a more robust vision for the future of this new city so that adverse effects on 
regional resources and facilities and extrajurisdictional impacts can be minimized. In addition, 
the specific concerns and questions raised in this report need to be addressed. Council staff is 
available to assist the City in this effort.  
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Recommendation 
 
Council should approve this report and authorize its transmittal to the City of Westlake and the 
Florida Department of Economic Opportunity.  
 
Attachments 
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1 General Location Map 
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Exhibit 1 

General Location Map  
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Exhibit 2 

Excerpt From Strategic Regional Policy Plan 
 

 
  
 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 
 



 
Exhibit 3 

Compendium of Street Sections 

 Source: TCRPC, 2012 

 



 

 Source: TCRPC, 2012 
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