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AMENDMENT ROUND 23-B 
 

 
DEO TRANSMITTAL REPORT, MAY 3, 2023 
 

I. General Data 

Project Name: Biltmore Acres Lantana Rural Enclave Overlay 

Element: Future Land Use Element and Map Series  

Project Manager: Jerry Lodge, Planner II 

Staff 
Recommendation: 

Staff recommends approval based on the findings and conclusions 
presented in this report. 

II. Item Summary 

Summary:  The item before the Board is a County Initiated amendment to revise the 
Comprehensive Plan to establish an Overlay for the Biltmore Acres and Lantana Road area.  
Specifically, the amendment proposes to:  

 Add a new Sub-Objective and policies to establish the Biltmore Acres Lantana Rural 

Enclave Overlay; and 

 Add the boundaries of the new Overlay to the Special Planning Areas Map (LU 3.1) Map 
Series.  

 
Staff Assessment:  The Board of County Commissioners initiated this proposed amendment on 
September 22, 2022, with the intent of establishing this area as a Rural Enclave Overlay, to 
support the preservation of the current character of the area. The proposed amendment adds 
policies that encourage the continuation of existing agricultural uses, the retention of native 
vegetation, and encourage low residential densities within the Overlay by requiring an enhanced 
level of Board approval (by requiring an affirmative vote of at least 5 members of the Board) for 
any proposed residential density increases within the boundaries. 
 
Beginning in October of 2022, Planning Division staff coordinated with property owners and 
interested parties utilizing several methods to communicate information and solicit community 
feedback. Community outreach methods performed by staff included creating a public information 
webpage, hosting virtual informational meetings, and postal mailings to 425 property owners in 
order to provide notice and request feedback.  These outreach efforts are detailed in Part VII, 
Section B, Community Participation. At the time of publishing this report, staff has received 101 
property owner responses, resulting in a 24 32% response rate. Of the correspondence received, 
97 127 of the 101 135 responding property owners (96 94%) support the Overlay, whereas 4 8 of 
the 101 135 respondents (4 6%) are opposed. The four property owners who have submitted 
comment forms indicating opposition have also submitted comments stating a desire to retain the 
existing state of the area, including low density residential and agricultural uses, which are policies 
proposed in the Overlay. Based on the responses received to date, a majority of responding 
property owners are in favor of the proposed Overlay.  Correspondence received throughout the 
public hearing process will be added to Exhibit 2.  As such, staff recommends approval of the 
amendment. 
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III. Hearing History 

 
Local Planning Agency: Approval (as recommended by staff), motion by Lori Vinikoor, 
seconded by John Carr, passed in a 13 to 0 vote at the March 10, 2023 public hearing. A substitute 
motion was made by Barbara Roth, seconded by Jay Nisberg, failed in a 5 to 8 vote (with Penny 
Pompei, John Carr, Rick Stopek, Sarah Pardue, Lori Vinikoor, Angella Vann, David Serle and 
Sam Caliendo dissenting) for approval with modifications to proposed policy 2.2.1-b to delete the 
word “encourages” and replace it with “allows only”. Commission discussion included support of 
the proposed overlay and desire for strengthening the language to protect the rural lifestyle of the 
area. Sixteen members of the public spoke in support of the amendment citing a desire to retain 
the low density and agricultural character of the area, traffic concerns, and current development 
applications. A representative of two property owners along Fearnley Road requested revisions 
to the proposed policies, which is included in the correspondence exhibit. 
 
Subsequent to the Planning Commission Hearing, staff updated the response data and map in 
this report to reflect additional correspondence received (see Exhibit 2). Changes since the 
Planning Commission report are shown in underline and strikethrough. 
 
Board of County Commissioners Transmittal Public Hearing:  Transmit, motion by 
Commissioner Barnett, seconded by Commissioner Woodward, passed in a 7 to 0 vote at the 
May 3, 2023 public hearing. The Board discussed potential alternatives over the proposed 
boundaries of the Overlay and acknowledged the increasing amount of requests for these types 
of Overlays. Twelve members of the public spoke in support, including representatives of property 
owners in the Overlay, the Audubon Everglades, and the Sierra Club Loxahatchee Group.  Those 
in support cited development pressure in the area, the need to protect agricultural and equestrian 
businesses, wildlife, and the low density character of the community. Three members of the public 
spoke in opposition, including the applicant for the Lantana Road Residential amendment, citing 
the need for workforce housing and opposing additional development restrictions. 
 
State Review Agency Comments:   
 
Board of County Commissioners Adoption Public Hearing:   
 
 
T:\Planning\AMEND\23-B\Reports-Agendas\3-DEOTranPacket\A-1-BiltmoreOverlay-DEO-Rpt.docx 
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IV. Intent  

 

The County Initiated amendment proposes to revise the Comprehensive Plan to establish an 
Overlay for an area within the Urban/Suburban Tier.  Specifically, the amendment proposes to:  

 Add a new Sub-Objective and policies to establish the Biltmore Acres Lantana Rural 
Enclave Overlay; and 
 

 Add the boundaries of the Overlay to the Special Planning Areas Map (LU 3.1) Map Series 
of the Comprehensive Plan. 

 

The Board of County Commissioners initiated this proposed amendment on September 22, 2022 
with the intent of establishing this area as a Rural Enclave Overlay, which will support the 
continuation and preservation of the character of the area. The proposed amendment will 
establish policies that encourage the continuation of existing agricultural uses, the retention of 
native vegetation and encourage low residential densities within the Overlay by requiring an 
enhanced level of Board approval for proposed residential density increases within the 
boundaries. Specific text changes are shown in strike out and underline in Exhibit 1-A, and the 
map series changes are shown in Exhibit 1-B. 
 

V. Background/History  

 

A. Urban/Suburban Tier Background 
 
In 1999, the County adopted the Growth Management Tier System to recognize its diverse 
geographic regions and lifestyles by establishing tiers that have common densities/intensities and 
public service availability. The proposed overlay is located in the Urban/Suburban Tier, which is 
expected to accommodate the bulk of the County’s population and its needs for services, 
employment and recreational opportunities. 
 

The purpose of the Tier is described in the Future Land Use Element of the Comprehensive Plan 
as Objective 1.2 below: 
 

Objective 1.2 Urban/Suburban Tier – Urban Service Area: Palm Beach County shall 
plan to accommodate approximately 90% of the County’s existing and projected 
population through the long-range planning horizon within the Urban/Suburban Tier. The 
Urban/Suburban Tier shall include all land within the Urban Service Area, as depicted on 
the Service Areas Map in the Map Series. These areas have a development pattern 
generally characterized as urban or suburban, considering the intensity and/or density of 
development. The Urban/Suburban Tier shall be afforded urban levels of service. 

 
The Tier is largely approaching build out of its vacant land. Development in the Tier has shifted 

from low-density planned developments on large tracts of unbuilt land, to smaller infill projects 

with higher densities. The Tier System promotes the concept of lifestyle diversity, but did not 

establish policies to direct growth within the Urban/Suburban Tier to specific locations or to protect 

the rural residential areas within the Urban/Suburban Tier. 
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B. Rural Enclave Overlay Background 
 

In 2018, the idea for creating rural enclave overlays was initially proposed by representatives of 

the Pioneer Road Property Owners Association (PRPOA) at the July 23rd Board of County 

Commissioners Transmittal Public Hearing for a County initiated text amendment regarding 

residential future land use designations.  The request originated from concerns regarding future 

land use amendments seeking density increases within the Pioneer Road area, which is located 

generally south of Southern Boulevard and west of Jog Road, with properties consisting of low 

residential densities. 

 

Subsequently, the Board adopted Ordinance 2018-031 to recognize that rural enclaves within the 

Urban/Suburban Tier provide a valuable contribution to the housing diversity and lifestyle choices 

in the County. The criteria for an area to be identified as a “rural enclave” included having a Low 

Residential future land use designation, on large lots with an average of one home per acre or 

greater, and with an Agricultural Residential (AR), Residential Estate (RE) or Residential 

Transitional (RT) Zoning District. Three general areas of the County (Pioneer Road, Lantana 

Road/State Road 7 and Hypoluxo Road) were identified as meeting the criteria for Rural Enclaves. 

 

The adopted 2018 Ordinance included the addition of a new Future Land Use Element Policy 

2.2.1-p to recognize these areas within the Urban Service Area and support their preservation:  

 

FLUE Policy 2.2.1-p:  Rural Enclaves in the Urban Service Area.  The County 

recognizes that there are long established rural residential enclave communities and 

homesteads in locations within the Urban Suburban Tier that have Low Residential future 

land use designation.  The County supports the continuation of these rural areas in order 

to encourage a high quality of life and lifestyle choices for County residents.  In addition, 

within these areas the County may apply the ULDC standards for rural residential 

development as follows: 

 

 1. in low density areas in Urban Residential future land use categories; 

 2. on parcels presently used for agricultural purposes; or 

 3. on parcels with a Special Agricultural future land use category. 

 

In addition, the County utilizes overlays within the Comprehensive Plan and Unified Land 

Development Code in order to establish specific policies and/or regulations for specific geographic 

areas.  As part of the adopting Ordinance, this new policy 2.2.1-w to allow for overlays to protect 

these areas.   

 

FLUE Policy 2.2.1-w: “The County shall adopt specific overlays in the Comprehensive 

Plan and/or Unified Land Development Code to protect the character of individual rural 

enclaves identified through the neighborhood planning process.” 

 

In February 2022, the Board of County Commissioners adopted the first Rural Enclave Overlay 

for the Pioneer Road area via Ordinance 2022-005. 
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B. Proposed Biltmore Acres Lantana Rural Enclave Overlay 
 
The Board of County Commissioners initiated this Overlay on September 22, 2022. The proposed 
boundaries, shown in red in Figure 1 below, include Lantana Road to the south, The Fountains 
Country Club and Golf Course to the east, Lake Worth Drainage District L-14 Canal to the north 
and a residential neighborhood known as Countrywood to the west. The proposed Overlay 
consists of 452 parcels on a total of 330.92 acres, equating to an average lot size of 0.73 acres. 
Upon adoption of the 1989 Comprehensive Plan all properties within the proposed Overlay were 
assigned a Low Residential, 1 unit per acre (LR-1) future land use designation. Subsequently in 
2002, the western half of the proposed Overlay was subject to a County corrective amendment 
(Ord. 2002-062) which changed the future land use on 196.28 acres from LR-1 to Low Residential, 
2 units per acre (LR-2) in order to reflect the development pattern at the time.  
 

Figure 1 – Proposed Overlay Boundaries and Future Land Use Designations 
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As shown in Table 1 and Figure 2 below, lot sizes vary throughout the proposed Overlay with the 
smallest lot being less than a tenth of an acre in size and the largest property is just under 10 
aces in size. Although the average lot size is 0.74 acre, properties 1 acre or greater account for 
59% of the total land area and properties 2 acres or greater represent 38% of the total land area. 
 

Table 1 - Lot Analysis  

Parcel Size (acres) Parcels %  Total Acres % 

Less than 0.5 228 50%          63.32 19% 

0.5 to 1 122 27%         71.25  22% 

1 to 2  57 13%         68.08  21% 

2 to 4  40 9%         104.11  31% 

Greater than 4 4 1%         24.16  7% 

 Totals 452 100%      330.92  100% 
              Source:  PBC Planning Division, 2021 Existing Land Use, PBC Property Appraiser’s Office 

 

Figure 2 – Lot Sizes within Proposed Overlay 
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Most of the existing land uses within the proposed Overlay are residential or agricultural, with a 
handful of properties being utilized for civic or utility purposes, and the remaining lots are 
undeveloped. Approximately 75% of the acreage within the Overlay consists of residential uses 
on an average lot size of 0.61 acres and 20% of the Overlay acreage consists of agricultural uses 
(primarily nurseries and equestrian) with an average lot size of 2.5 acres. The remaining 5% of 
properties contain civic (places of worship) and utility uses, as well as undeveloped land.  

 
Table 2 - Existing Land Use 

Existing Use Parcels % Acres % 

Ag/Equestrian 26 6% 65.05 20% 

Residential 406 89% 247.29 75% 

Undeveloped 17 4% 12.86 4% 

Other (Civic/Utility) 3 1% 5.72 1% 

Totals 452 100% 330.92 100% 

                   Source:  PBC Planning Division, 2021 Existing Land Use, PBC Property Appraiser’s Office  

 
 
Residential Densities in the Proposed Overlay. Residential densities within the proposed 
Overlay vary between the eastern and western halves. The eastern half has a LR-1 future land 
use designation and contains 44 residential lots situated on 83.87 acres, equating to an average 
residential lot size of 1.91 acres.  The western half has a LR-2 future land use designation and 
contains 362 residential lots situated on 163.42 acres, equating to an average residential lot size 
of 0.45 acres. 
 
Future Land Use Amendments. Since the adoption of the 1989 Comprehensive Plan, the Board 
considered several future land use amendments within the proposed boundaries. 
 

 Biltmore Acres (02-81 RES 1). The western half of the previously described rural enclave 
was subject to a County corrective future land use amendment in 2002, from LR-1 to LR-
2, in order to reflect the existing density of the subdivision. This change was for 391 
parcels, totaling 196.28 acres.  

 

 Vo Professional Office (SCA 2019-014). In 2018, a proposed future land use 
amendment for a 3.11 acre site at the northeast corner of Lantana Road and Colbright 
Road was submitted requesting a change from LR-1 to Commercial Low-Office (CL-O/1). 
Staff recommended denial as the request for medical office was out of character with the 
surrounding area and introduced higher intensity uses.  The Planning Commission voted 
to recommend denial 13 to 2. Ultimately, the Board of County Commissioners (BCC) 
denied the amendment by a 5 to 2 vote at the December 19, 2021 public hearing.  
 

 Lantana Road Residential (LGA 2023-005). In May 2022, a FLUA amendment for a 
18.02 acre site at the northeast corner of Lantana Road and Fearnley Road. The proposed 
future land use amendment is requesting to change the future land use designation from 
Low Residential, 1 unit per acre (LR-1) to Low Residential, 2 units per acre (LR-2). The 
applicant is requesting additional density through the transfer of development rights 
program (36 units) and a 90% Workforce Housing bonus density (32 units) for a total of 
104 units (5.77 units per acre).  The amendment is within Round 23-B2 with a tentative 
schedule of summer Planning Commission public hearing and August 30, 2023 BCC 
Transmittal Hearing  
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VI. Data and Analysis  

 

This section provides data and analysis, including an examination of consistency with the 

Comprehensive Plan.  

 

A. Proposed Biltmore Acres Lantana Rural Enclave Overlay 

 

The amendment creates a new Overlay within the Comprehensive Plan and establishes a new 
sub-objective, policies, and boundaries for the Biltmore Acres Lantana Rural Enclave Overlay. 
The text amendment is depicted in strike out and underline changes to the Comprehensive Plan 
shown in Exhibit 1-A, and a revised Special Planning Areas Map is shown in Exhibit 1-B.   
 

1. Rural Enclave Overlay Sub-Objective and Policies 

 

The proposed policies for this amendment are derived from successful implementation of the 

Pioneer Road Rural Enclave Overlay policies and will create a framework for additional Rural 

Enclave Overlays that the Board may desire to initiate in the future. This method ensures efficient 

use of the Comprehensive Plan and removes the need to add redundant policy language. Rural 

Enclave Overlays adopted subsequent to this amendment would require an update to the Map 

Series, Special Planning Areas Map (LU 3.1) in addition to adding the name of the Overlay under 

proposed Policy 1.2.8-a. Each of the items of this amendment are described below. 

 

 New Sub-Objective 1.2.8: Rural Enclave Overlay The new sub-objective establishes that 

the purpose of the Rural Enclave Overlay is to establish policies in the Comprehensive Plan 

which recognize the low density character of specific communities in the Urban/Suburban Tier 

and promotes the continuation of agricultural uses and retention of native vegetation.  

 

 New Policy 1.2.8-a:  Boundaries.  The proposed boundaries include Lantana Road to the 

south, The Fountains Country Club and Golf Course to the east, Lake Worth Drainage District 

L-14 Canal to the north and a residential neighborhood known as Countrywood to the west, 

as previously shown in Figure 1. The final boundaries of the overlay are subject to change 

based upon Board direction through the public hearing process. Additionally, the policy allows 

additional Rural Enclave Overlays to be added in the future, should the Board adopt them.  

 

 New Policy 1.2.8-b:  Residential Density.  This proposed policy will require that any method 

of obtaining an increase in density that is subject to final action by the Board of County 

Commissioners, must be approved by at least five members. The maps and data presented 

in the Background section demonstrate the low-density residential and agricultural land uses 

and larger lot sizes within the boundaries of the proposed Overlay. Property owners 

requesting a density increase greater than a site’s existing future land use designation have 

various options available to pursue, including a land use amendment, rezoning, purchasing 

Transfer of Development Rights (TDRs) and/or Workforce Housing Program (WHP) density 

bonus. This policy will act as an additional layer to protect the character of the rural enclave, 

and serve as a means of garnering greater consensus on decisions affecting density. 

 

The Comprehensive Plan currently contains several other instances in which an affirmative 

vote of 5 or more members of the BCC must be secured, including but not limited to: allowing 

additional amendment intake dates outside of scheduled rounds; conversion of lands to 
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residential within the Bioscience Research Protection Overlay (BRPO); changes to Lake 

Worth Drainage District (LWDD) owned preservation provisions in the Agricultural Reserve 

Tier; and, a similar policy adopted with the Pioneer Road Rural Enclave Overlay. 

 

 New Policy 1.2.8-c: Agricultural.  This policy will encourage the continuation of agricultural 

uses within the boundaries of the overlay which supports the existing character of the 

proposed Overlay as a low-density residential area with active nurseries, equestrian uses and 

large lot residential dwellings. Since adoption of the 1989 Comprehensive Plan, the County 

has recognized that there are Rural Residential areas with agricultural uses within the Urban 

Suburban Tier that provide a valuable contribution to the housing diversity and lifestyle 

choices in the County.  Recent policy changes to the Plan regarding agricultural uses as they 

specifically relate to the Urban/Suburban Tier support this notion and encourage existing and 

new agricultural uses.   

 

 New Policy 1.2.8-d: Natural Environment. This policy will encourage the preservation of 

native vegetation. The preservation of natural vegetation contributes to biodiversity and 

supports a variety of native wildlife, in addition to maintaining the high quality of life residents 

are currently enjoying. Removal of native vegetation is regulated by the Unified Land 

Development Code (ULDC) and subject to review and approval by the County’s Department 

of Environmental Resources Management (ERM), except where preempted by state law.  

 

 Revise Special Planning Areas Map LU 3.1.  The amendment also proposes to revise 

Special Planning Area Map (LU 3.1) in order to identify the boundaries of the Overlay.  

 

B. Consistency with the Comprehensive Plan – General 

 

This proposed amendment will further several provisions in the Future Land Use Element (FLUE) 
of the Comprehensive Plan, including the items listed below.  There are no inconsistencies with 
the policies in the Comprehensive Plan. 
  
1. FLUE, C. County Directions.  The Future Land Use Element was created and has been 

updated based on input from the public and other agencies through citizen advisory 
committees, public meetings, interdepartmental reviews, and the Board of County 
Commissioners. All contributed to the generation of the long-term planning directions, 
which provide the basis for the Goals, Objectives and Policies of the Future Land Use 
Element. These directions reflect the kind of community the residents of Palm Beach 
County desire. 

 
1. Livable Communities.  Promote the enhancement, creation, and maintenance of 

livable communities throughout Palm Beach County, recognizing the unique and 
diverse characteristics of each community.  Important elements for a livable 
community include a balance of land uses and organized open space, preservation 
of natural features, incorporation of distinct community design elements unique to 
a given region, personal security, provision of services and alternative 
transportation modes at levels appropriate to the character of the community, and 
opportunities for education, employment, health facilities, active and passive 
recreation, and cultural enrichment. 

 
2. Growth Management. Provide for sustainable communities and lifestyle choices 

by: (a) directing the location, type, intensity, timing and phasing, and form of 
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development that respects the characteristics of a particular geographical area; (b) 
requiring the transfer of development rights as the method for most density 
increases; (c) ensuring smart growth, by protecting natural resources, preventing 
urban sprawl, providing for the efficient use of land, balancing land uses; and, (d) 
providing for facilities and services in a cost efficient timely manner. 

 
 4. Land Use Compatibility. Ensure that the densities and intensities of land uses 

are not in conflict with those of surrounding areas, whether incorporated or 
unincorporated. 

 
 5.  Neighborhood Integrity. Respect the integrity of neighborhoods, including their 

geographic boundaries and social fabric. 
 
 15. Agricultural and Equestrian Industries. Support and enhance agriculture and 

equestrian-based industries. 
  

Staff Analysis:  The proposed Biltmore Acres Lantana Rural Enclave Overlay would 

further each of the above listed County Directions in recognizing the low density 

residential, agricultural, and equestrian character of the area. As established by existing 

Comprehensive Plan objectives and policies, rural enclave neighborhoods provide a 

unique alternative for County residents, adding to the diverse lifestyle and housing choices 

supported and encouraged by the County. The Overlay will reinforce the direction of urban 

growth trends away from this long-established rural residential enclave area towards more 

appropriate urban corridors within the Urban/Suburban Tier, thereby respecting the 

character, density, and geographical boundaries of the rural area. The Overlay will also 

encourage the continuation of agricultural and equestrian-based uses allowed within this 

area of the County, as well as the preservation of the natural environment. 

 

2. FLUE Policy 1.2-a:  Within the Urban/Suburban Tier, Palm Beach County shall protect 
the character of its urban and suburban communities by: 

 
1. Allowing services and facilities consistent with the needs of urban and suburban 

development; 
2. Providing for affordable housing and employment opportunities; 
3. Providing for open space and recreational opportunities; 
4. Protecting historic, and cultural resources; 
5. Preserving and enhancing natural resources and environmental systems; and, 
6. Ensuring development is compatible with the scale, mass, intensity of use, height, 

and character of urban or suburban communities.  
 

Staff Assessment:  The proposed amendment will further this policy by encouraging low 
residential densities that are compatible with the existing character of the neighborhood, 
and by encouraging the continuation of existing agricultural uses and the preservation of 
existing native vegetation. By encouraging low density residential within the overlay area, 
the amendment could direct development that is compatible with the existing development 
pattern. 

 
3. Policy 2.1-k: Palm Beach County shall utilize a series of overlays to implement more 

focused policies that address specific issues within unique identified areas as depicted on 

the Special Planning Areas Map in the Map Series. 
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 Staff Analysis: The proposed amendment with establish an Overlay for the Biltmore 

Acres and Lantana Road area through the addition of several policies in the Future Land 

Use Element and amending the Special Planning Areas Map in the Comprehensive Plan 

Map Series. The policies proposed for the Overlay are specific to rural residential enclaves 

in the Urban/Suburban Tier with the intent to preserve the unique, low density and 

agricultural character of the area and is therefore consistent with this policy. 

 

4. FLUE Policy 2.2.1-p:  Rural Enclaves in the Urban Service Area.  The County 

recognizes that there are long established rural residential enclave communities and 

homesteads in locations within the Urban Suburban Tier that have Low Residential future 

land use designation.  The County supports the continuation of these rural areas in order 

to encourage a high quality of life and lifestyle choices for County residents.  In addition, 

within these areas the County may apply the ULDC standards for rural residential 

development as follows: 

 

 1. in low density areas in Urban Residential future land use categories; 

 2. on parcels presently used for agricultural purposes; or 

 3. on parcels with a Special Agricultural future land use category. 

 

Staff Analysis:  This policy recognizes that rural residential enclave communities, such 

as the Biltmore Acres and Lantana Road area, continue to exist today within the 

Urban/Suburban Tier.  These areas are typically characterized by low-density residential 

development, large lot sizes, and oftentimes support various agricultural uses and home 

based agri-businesses.  These areas add to the diversity of lifestyle choices encouraged 

by the Comprehensive Plan.  The proposed Overlay establishes formal recognition of the 

identified rural enclave. 

 

5. FLUE Policy 2.2.1-w:  The County shall adopt specific overlays in the Comprehensive 

Plans and/or Unified Land Development Code to protect the character of individual rural 

enclaves identified through the neighborhood planning process. 

 

Staff Analysis:  The proposed Rural Enclave Overlay is the result of Board direction and 

the adoption of policy language directing the County to establish such overlays. The 

amendment establishes policies that encourage the continuation of existing agricultural 

uses, the retention of native vegetation and encourage low residential densities within the 

Overlay by requiring an enhanced level of Board approval for proposed residential density 

increases within the boundaries. The proposed amendment fulfills this policy and is 

therefore consistent. 

 
C. Unified Land Development Code Implications 

This proposed amendment will not require subsequent revisions to the Unified Land 

Development Code (ULDC).   



 
23-B Amendment Staff Report 12 Biltmore Acres Lantana Rural Enclave Overlay 

VII. Public and Municipal Review 

 

The Comprehensive Plan Intergovernmental Coordination Element Policy 1.1-c states that “Palm 
Beach County will continue to ensure coordination between the County’s Comprehensive Plan 
and plan amendments and land use decisions with the existing plans of adjacent governments 
and governmental entities…..” 
 

A. Intergovernmental Plan Amendment Review Committee (IPARC):  Notification was 

sent to the County’s Intergovernmental Plan Amendment Review Committee (IPARC), a 

clearinghouse for plan amendments, on February 8, 2023.  At the time of the printing of 

this report, no objections to the amendment had been received through the IPARC 

process. 

 

B. Community Participation and Notification:  The Planning Division has encouraged 

public participation throughout the creation of the text, particularly with property owners 

located within the Proposed Boundaries of the Overlay. Correspondence received is 

added to Exhibit 2 throughout the amendment process. The following summarizes 

community participation: 

 

 Overlay Webpage:  In October 2022, the Planning Division created a webpage in 

order to share information about the proposed Overlay, such as meeting dates, maps, 

and the proposed Comprehensive Plan policies. Meeting agendas and a copy of the 

PowerPoint presentations from each of the community meetings were also made 

available on the webpage.  

 

 Postal Mailing 1. Letters were mailed notifying all 425 property owners of the 

proposed Overlay on October 24, 2022. Details of the letter included when the 

proposed Overlay was initiated, the intent of the BCC upon initiation, the first 

informational meeting date and location and the address of the website, which contains 

additional information as noted above. Information about the webpage and its direct 

web address have been included in all mailing letters. 

 

 Informational Meeting 1:  On November 17, 2022, the Planning Division hosted the 

first of two informational meetings with property owners and interested parties. The 

purpose of this virtual meeting was to inform property owners about the newly-initiated 

overlay for the Biltmore Acres/Lantana Road area, provide an overview of the 

Comprehensive Plan and Overlays. The meeting concluded with staff providing 

information regarding the steps and timeline of the proposed overlay in addition to an 

opportunity for comments and questions from attendees. The date, time and location 

of the meeting were posted on the website and included in the letter sent via postal 

mail to owners of real property within the proposed overlay boundaries on October 24, 

2022.  

 

 Informational Meeting 2:  On January 18, 2023, the Planning Division held a second 

virtual informational meeting. Staff presented the draft policies of the proposed 

Overlay, provided a preliminary timeline and an opportunity for comments and 

questions. Following this meeting a representative of property owners within the 
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proposed Overlay submitted recommendations regarding policy language which is 

found in Exhibit 2. The time, date and place of the Planning Commission Public 

Hearing and BCC Transmittal Public Hearing was confirmed during this meeting and 

posted to the Overlay webpage. The meeting date and location of the second 

informational meeting was posted on the website. 

 

 Postal Mailing 2.  In addition to the above communications, public hearing notice by 

letter was mailed to all 425 property owners within the boundaries of the proposed 

Overlay on February 7, 2023. The notice contained information pertaining to the 

scheduled public hearings, as well as the preliminary policy language to establish the 

Overlay and a comment response form for property owners to provide their comments 

and indicate support or opposition to the Overlay.  

 

C. Community Feedback:  Staff is actively collecting comments from area property owners 

and interested parties. As previously mentioned, a preliminary copy of the proposed 

policies were sent to property owners along with a comment for and information regarding 

upcoming public hearing dates and locations. Tabular data regarding property owners 

support or opposition of the proposed overlay will be updated as comment forms and 

additional correspondence is received. In addition to the comment forms and emails 

received, a petition has been submitted with 123 signatures in support of the Overlay. 

Many of these signatures contain multiple people at the same address. As a result, all 

data has been consolidated. Staff has also received 11 additional letters of support from 

interested parties outside of the boundaries of the proposed Overlay. These letters can be 

found in Exhibit 2. However, these responses were not used in calculations relating to 

response rate and overall support or opposition within the community, which is meant to 

capture the opinions of affected property owners within the proposed boundaries. As of 

March 2 April 7, 2023, the following feedback has been received by the Planning Division: 

        

Table 3 – Responses Received by Property Owner and Acreage 

  

 Property Owner Percentage Acres Percentage 

Support 97 127 96 94% 113 148 97 94% 

Oppose 4   8 4 6% 4  6 3 6% 

Total 101  135 100% 117  154 100% 

 

 Table 4 – Responses Received as a Percentage of Total Owners and Acreage 

  

 Property Owner Percentage Acres Percentage 

Support 97 127 23 30% 114 148 35 45% 

Oppose 4  8 1 2% 4 6 1 2% 

No Response 324 290 76 68% 213 177 64 53% 

Total 425 100% 331 100% 

 

As shown in the above tables, responding property owners are heavily in favor of the 

proposed Overlay with 97 127 of the 101 135 (96 94%) in support and 4 8 of the 101 135 

(4 6%) in opposition. This represents a response rate of 24 32%. The 97 127 property 

owners in support represent 23 30% of all property owners and their combined 114  148 

acres equates to 35 45% of the total acreage of the Overlay. Those in opposition represent 

less than 1 2% of the property owners and acreage within the Overlay. As of this writing, 
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76 68% of property owners, representing 64 53% of the acreage within the Overlay, have 

not submitted comments to staff. 

 

Responding property owners who support the Overlay have stated that they wish to 

protect and maintain the low density residential and agricultural uses in the area and the 

rural residential lifestyle. The four property owners who have submitted comment forms 

indicating opposition have also submitted comments stating a desire to retain the low 

density residential and agricultural uses, as proposed by the Overlay. 

 

Figure 3 – Property Owners in Support or Opposition 
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VIII. Assessment and Recommendation 

 
The Board of County Commissioners initiated this proposed amendment on September 22, 2022, 
with the intent of establishing this area as a Rural Enclave Overlay, to support the preservation of 
the current character of the area. The proposed amendment adds policies that encourage the 
continuation of existing agricultural uses, the retention of native vegetation, and encourage low 
residential densities within the Overlay by requiring an enhanced level of Board approval (by 
requiring an affirmative vote of at least 5 members of the Board) for any proposed residential 
density increases within the boundaries. 
 
Beginning in October of 2022, Planning Division staff coordinated with property owners and 
interested parties utilizing several methods to communicate information and solicit community 
feedback. Community outreach methods performed by staff included creating a public information 
webpage, hosting virtual informational meetings, and postal mailings to 425 property owners in 
order to provide notice and request feedback.  These outreach efforts are detailed in Part VII, 
Section B, Community Participation. At the time of publishing this report, staff has received 101 
property owner responses, resulting in a 24 32% response rate. Of the correspondence received, 
97 127 of the 101 135 responding property owners (96 94%) support the Overlay, whereas 4 8 of 
the 101 135 respondents (4 6%) are opposed. The four property owners who have submitted 
comment forms indicating opposition have also submitted comments stating a desire to retain the 
existing state of the area, including low density residential and agricultural uses, which are policies 
proposed in the Overlay. Based on the responses received to date, a majority of responding 
property owners are in favor of the proposed Overlay.  Correspondence received throughout the 
public hearing process will be added to Exhibit 2. 
 
As such, staff recommends approval of the amendment. 
 

Attachments 

Exhibit 1A – Proposed text changes in strike out and underline format E – 1  

Exhibit 1B – Map Series, Special Planning Area Map LU 3.1 to be updated E – 2 

Exhibit 2 – Correspondence E – 4 
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Exhibit 1 

 

A. Future Land Use Element, Biltmore Acres Lantana Rural Enclave Overlay  

 

 REVISIONS: To revise the Future Land Use Element to establish the Biltmore Acres 

Lantana Rural Enclave Overlay. The added text is underlined, and the deleted text struck 

out.   

 

1. NEW Sub-Objective 1.2.8:  Rural Enclave Overlay 

 

 The purpose of the Rural Enclave Overlay is to establish policies in the Urban/Suburban 

 Tier to recognize the unique, low density character of communities within the Tier that 

 assist in providing a diversity of lifestyles and promotes the continuation of agriculture. 

 

2. NEW Policy 1.2.8-a: Boundaries. The County supports and recognizes the following 

 communities as Rural Enclaves, which further Policy 2.2.1-p: 

  

 a.  Biltmore Acres and Fearnley/Colbright Road  

 

The specific boundaries of the Rural Enclave Overlay are depicted on the Special Planning 

Areas Map, LU 3.1. 

 

 

3. NEW Policy 1.2.8-b: Residential Density. The County encourages low residential 

densities within the Rural Enclave Overlay. Applications requiring approval by the Board 

of County Commissioners (BCC) that result in a higher residential density, including but 

not limited to future land use amendments, residential rezoning, Transfer of Development 

Rights Program, and Workforce Housing Program bonus shall require approval by at least 

five members of the BCC. 

 

4. NEW Policy 1.2.8-c: Agriculture. The continuation of agricultural uses is encouraged 

within the Rural Enclave Overlay. 

 

5. NEW Policy 1.2.8-d: Natural Environment. The retention of native vegetation within the 
Rural Enclave Overlay is encouraged. 
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B. Map Series, Special Planning Areas Map LU 3.1, Biltmore Acres Lantana Rural Enclave 
Overlay 

 
 REVISIONS: To update and replace the Special Planning Areas Map LU 3.1.  Map to be 

deleted. 
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REVISIONS: To update and replace the Special Planning Areas Map LU 3.1.  Map to be 
added. 
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Exhibit 2 

Correspondence 
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Correspondence Received after PLC Report Publication
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Correspondence provided at the May 3, 2023 BCC Transmittal Hearing 
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