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I. General Data 

Project Name: Pioneer Road Rural Enclave Overlay  

Element: Future Land Use Element and Map Series  

Project Manager: Travis Goodson, 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 Pioneer Road Neighborhood Plan area.  
Specifically, the amendment proposes to :  

¶ Add a new Sub-Objective and policies to establish the Pioneer Road Rural Enclave 
Overlay; and 

¶ Add a note to the Special Planning Areas Map (LU 3.1) Map Series stating that the 
boundaries of the depicted Pioneer Road Neighborhood Plan also reflect the new Overlay 

 
Staff Assessment:  This proposed amendment was initiated by the Board of County 
Commissioners on October 31, 2018 at the request of the Pioneer Road Property Owner's 
Association. The delay of this amendment is due to appeals filed on Ordinance 2018-031 that 
provides for the creation of Rural Enclave Overlays, with a final ruling issued on June 18, 2021 by 
the Fourth District Court of Appeal upholding the adopted amendment. This proposed amendment 
will establish the Neighborhood Plan as a Rural Enclave Overlay in order to support the 
continuation and protection of the character of the area. The amendment establishes policy 
guidance reflecting many of the recommendations in the Neighborhood Plan, and is intended to 
encourage low densities within the Overlay by requiring an enhanced level of Board approval for 
proposed density increases, and to promote the preservation of native vegetation and encouraging 
agricultural uses. The Planning Division coordinated with residents and interested parties 
beginning in August of 2020, utilizing several methods to communicate information and encourage 
community feedback, including a webpage, informational meetings, and postal and electronic 
mailings.  These outreach efforts are detailed in Part VII, Section B, Community Participation. The 
proposed boundaries of the Overlay are the same as the Neighborhood Plan, although there has 
been significant public opposition by some of the property owners, particularly the six properties 
immediately west of Jog Road north of Pioneer Road. Letters of support and opposition are 
provided in Exhibit 2. 

 

As such, staff recommends approval of the amendment. 
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III. Hearing History 

 
Local Planning Agency:  Approval with modifications, with recommendation to delete the 
super majority vote requirement for New Policy 1.2.7-b, motion by Spencer Siegel, seconded by 
Barbara Roth, passed in an 11 to 2 vote (with John Carr and Rick Stopek dissenting) at the 
October 1, 2021 public hearing. Under discussion, Commission members had concerns about the 
proposed policy that would require approval by at least five members of the Board of County 
Commissioners for applications that increase density.  The Commission also deliberated the 
Overlay boundaries, including the boundary bisecting Winnerôs Church and a potential ñopt outò 
for property owners within the Overlay. The Commission also recognized the traffic issues 
affecting the properties fronting Pioneer Road immediately west of Jog Road. There were four 
members of the public who spoke in support of the proposed Overlay, in addition to one comment 
card in support but not wishing to speak. There were eight members of the public who spoke in 
opposition, and requested to be excluded from the Overlay. 

Board of County Commissioners Transmittal Public Hearing:  Transmit as recommended 
by staff, motion by Commissioner Weiss, seconded by Commissioner McKinlay, passed in a 6 
to 0 vote (with Commissioner Bernard absent) at the November 3, 2021 public hearing.  Under 
discussion, Commissioners asked about the history of the overlay area and discussed the 
potential for property owners to ñopt outò of the overlay or adding language for an overlay transition 
zone for properties near Jog and Pioneer Road. The Board also discussed the requirement for 
approval by at least 5 BCC members, property development rights and ability for property owners 
within overlay to apply for future land use changes.    

Twenty-nine members of the public, including representatives of the Pioneer Road Property 

Owners Association, spoke in support of the overlay citing the need to protect this area.  Nine 

members of the public, including legal counsel representing property owners, spoke in opposition 

of the overlay language as presented by staff and requested the Board to consider a transitional 

zone or to be removed from the overlay boundary. One member of the public representing the 

Palm Beach Farms Rural Preservation Committee LLC spoke in opposition.  Fifty-nine comment 

cards in support were entered into the record.  In addition, twenty-five additional correspondence 

(see Exhibit 2D).  

State Review Agency Comments:   

 
Board of County Commissioners Adoption Public Hearing:   
 
 
T:\Planning\AMEND\22-A\Reports-Agendas\3-DEOTranPacket-22-A\A-2_Pioneer-Overlay.docx 
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IV. Intent  

 

The County Initiated amendment proposes to revise and the Comprehensive Plan to establish an 
Overlay based on the Pioneer Road Neighborhood Plan.  Specifically, the amendment proposes 
to:  

¶ Add a new Sub-Objective and policies to establish the Pioneer Road Rural Enclave 
Overlay; and 

¶ Add a note to the Special Planning Areas Map (LU 3.1) Map Series stating that the 
boundaries of the depicted Pioneer Road Neighborhood Plan also reflect the new Overlay. 

 

The proposed amendment was initiated by the Board of County Commissioners on October 31, 

2018 at the request of the Pioneer Road Neighborhood Plan Committee.  The amendment will 

establish the Neighborhood Plan as a Rural Enclave Overlay in order to support the continuation 

and protection of the character of the area. The amendment establishes policy guidance reflecting 

many of the recommendations in the Neighborhood Plan, and is intended to encourage low 

densities within the Overlay by requiring an enhanced level of Board approval for proposed 

density increases, and to promote the preservation of native vegetation and encouraging 

agricultural uses. Specific text changes are shown in strike out and underline in Exhibit 1-A, and 

the map series changes are depicted in Exhibit 1-B. 

 

V. Background  

 

A. Pioneer Road Neighborhood Plan (PRNP)  

 

The Pioneer Road Neighborhood Plan is one of the nine Neighborhood Plans that are formally 

recognized by the County. Established in 1990, the Palm Beach County neighborhood planning 

program provides a mechanism for residents of an area to identify issues and express a 

consensus decision regarding the direction of their community for consideration by the Board of 

County Commissioners.   

 

FLUE Policy 4.1-c states: ñThe County shall consider the objectives and 

recommendations of all Community Plans, Neighborhood Plans, Joint Planning Areas 

Agreements, Interlocal Service Boundary Agreements, and Special Studies, recognized 

by the Board of County Commissioners, prior to the extension of utilities or services, 

approval of a land use amendment, or issuance of a development order for a rezoning, 

conditional use or Development Review Officer approval. Community Plans, 

Neighborhood Plans and Special Studies, including those adopted, accepted, or received 

by the Board of County Commissioners, are incorporated into the Future Land Use 

Support Document as reference guides to identify community needs and unique 

neighborhood characteristics within the associated document.ò 

 

The Pioneer Road Property Owner's Association led the effort to prepare the Pioneer Road 

Neighborhood Plan (PRNP) in 2013. The primary goal of the Neighborhood Plan is to maintain 

the existing low density, rural lifestyle of the neighborhood. The area encompassing the Pioneer 

Road Neighborhood Plan is generally located south of Southern Boulevard and west of Jog Road 

within the Urban/Suburban Tier.  The neighborhood consists primarily of low density residential 
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uses and agricultural uses, with an average lot size of 2.8 acres.  Non-residential uses such as 

utilities and places of worship are located in the vicinity along Jog Road. 

 

On July 24, 2013, the Board of County Commissioners received and filed the PRNP as an 

articulation of community desires.  Subsequently, the County adopted text and Map Series 

amendments to the Comprehensive Plan to add the PRNP to the list of Neighborhood Plans in 

Future Land Use Element Policy 4.1-c, and added the boundaries to the Special Planning Areas 

Map LU 3.1  by Ord. 2014-015.   

 

The maps below graphically depict the existing future land use designations and lot sizes for 

parcels within the boundaries of the Neighborhood Plan (Figure 1 and Figure 2, respectively).  

Figure 1 indicates that a majority of parcels within the area have a land use designation of Low 

Residential, 1 unit per acre (LR-1), accounting for approximately 523 acres and 181 parcels.  

Figure 1 ï Future Land Use Designations  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Table 1 ï Future Land Use Designations 
 

Future Land Use Acres # of Parcels # of Units 

Low Residential, 1 unit per acre (LR-1) 523 181 141 

Low Residential, 2 units per acre (LR-2) 39 20 19 

Low Residential, 3 units per acre (LR-3) 5 13 7 

TOTAL 568 214 167 

Source: PBC GIS FLU Layer, 2021 
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Figure 2 depicts the average lot size of parcels within the Pioneer Road area, indicating that the 

average lot size is approximately 2.8 acres.  The area also contains 60 parcels ranging from 3 to 

10 acres in size, 1 parcel 10 acres in size, and 1 parcel containing 30 acres. 

 

Figure 2 ï Lot Sizes  
 

 
 

Table 2 ï Lot Sizes 
 

Lot Size (in acres) Acres # of Parcels # of Units 

Less than 1 acre 21 36 20 

1 to 2.9 acres 232 116 99 

3 to 4.9 acres 176 43 33 

5 to 9.9 acres 98 17 15 

10 to 19.9 acres 10 1 0 

More than 20 acres 30 1 0 

TOTAL 568 214 167 

Source: PBC PAPA, 2021  
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B. Rural Enclave Overlay 

 

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.  The idea 

for creating rural enclave overlays was initially proposed by representatives of the PRPOA at the 

July 23, 2018 Board of County Commissioners Transmittal Public Hearing for a County initiated 

text amendment regarding residential future land use designations in Round 18-D.  Staff proposed 

language to recognize rural enclaves within the Urban/Suburban Tier, and to foster their 

preservation.  At the hearing, PRPOA representatives requested that the Board also include 

additional policy language to require the implementation of overlays in order to strengthen 

protections of identified rural enclave neighborhoods recognized by a Neighborhood Plan.  The 

Board transmitted this language, and it was adopted in a modified form on October 31, 2018 via 

Ord. 2018-031 as follows: 

 

FLUE Policy 2.2.1-w: ñThe 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.ò 

 

At the same hearing, the Board initiated a text amendment to establish an Overlay for the Pioneer 

Road Neighborhood Plan area working with the community and property owners.  However, 

proceeding with the overlay amendment was delayed due to a challenge on November 2018 to 

the adopted Ordinance 2018-031. The ordinance was affirmed on June 18, 2021 by a final ruling 

issued by the Fourth District Court of Appeals.  

 

C. Privately Proposed Future Land Use Amendments 

 

In the years following the completion of the Neighborhood Plan, three privately proposed future 

land use amendments within the boundaries of the Plan were submitted to the County: 

 

¶ Owen Ranch (LGA 2017-002) ï request from Low Residential, 1 unit per acre (LR-1) to 

Low Residential, 3 units per acre (LR-3) on 34.27 acres for up to 103 units was withdrawn 

by the applicant on December 27, 2016. 

 

¶ Rubyôs Cove (LGA 2019-016) ï request from Low Residential, 1 unit per acre (LR-1) to 

Medium Residential, 5 units per acre (MR-5) on 24.31 acres for up to 121 units was 

withdrawn by the applicant on April 19, 2019. 

 

¶ Leeôs Landing (SCA 2020-001) ï request from Low Residential, 1 unit per acre (LR-1) to 

Congregate Living Residential with an underlying Low Residential, 1 unit per acre (CLR/1) 

on 9.33 acres was denied by the BCC on October 22, 2020. 
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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 Pioneer Road Rural Enclave Overlay 

 

The amendment creates a new Overlay within the Comprehensive Plan and establishes a new 

Sub-Objective, policies, and boundaries reflecting the boundaries of the Pioneer Road 

Neighborhood Plan and its recommendations.  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. Pioneer Road Rural Enclave Overlay Sub-Objective and Policies 

 

The recommendations of the Pioneer Road Neighborhood Plan and feedback received through 

the community outreach process form the basis for the sub-objective and implementing policies 

of the overlay.  Each of the items of the amendment is described below. 

 

¶ New Sub-Objective 1.2.7:  Pioneer Road Rural Enclave Overlay. The new sub objective 

establishes that the purpose of the Pioneer Road Rural Enclave Overlay is to provide a 

framework to preserve the low-density rural character within the Neighborhood, by limiting 

residential densities, protecting the natural environment and wildlife, and promoting the use 

of agriculture.  

 

¶ New Policy 1.2.7-a:  Boundaries. At the time the amendment was initiated by the Board, the 

PRPOA requested that the boundaries of the Neighborhood Plan be those for the new 

Overlay.  The proposed boundaries of the Overlay are the same as the Neighborhood Plan, 

although there has been significant public opposition by some of the property owners, 

particularly the six properties immediately west of Jog Road north of Pioneer Road. Letters of 

support and opposition are provided in Exhibit 2. 

 

¶ New Policy 1.2.7-b:  Residential Density.  The Neighborhood Plan envisions that the area 

will maintain its low-density, rural lifestyle and includes recommendations discouraging 

density increases.  The maps and data presented in the Background section demonstrate the 

low-density residential land uses and larger lot sizes within the PRNP, which are typically 

indicative of the rural lifestyle commonly found outside of the Urban/Suburban Tier, such as 

The Acreage and Jupiter Farms. Property owners requesting a density increase greater than 

a siteôs existing future land use designation have various options available to pursue, including 

a land use amendment, rezoning, and/or the transfer of development rights.  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.  

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. 

 

¶ New Policy 1.2.7-c: Natural Environment.  This policy will support the Neighborhood Planôs 

recommendation to encourage the preservation of native vegetation. The preservation of 
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natural vegetation contributes to biodiversity and supports a variety of wildlife, in addition to 

maintaining the high quality of life residents are currently enjoying.  This policy further supports 

the identity of the rural enclave as a low-density, large lot area within the Urban/Suburban 

Tier.  Removal of native vegetation is regulated by the ULDC, and subject to review and 

approval by the Countyôs Department of Environmental Resources Management (ERM). 

 

¶ New Policy 1.2.7-d: Agriculture. This policy will encourage the incorporation and 

continuation of agricultural uses and the keeping of livestock within the boundaries of the 

overlay.  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.  

The cultivation of agriculture and keeping of livestock contributes to and further supports the 

rural identity of the Pioneer Road area. 

 

¶ Add the Overlay to the Special Planning Areas Map.  The amendment also proposes to 

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

The boundaries for the proposed overlay as presented in this report are the same as the 

boundaries of the Pioneer Road Neighborhood Plan.  Accordingly, a note will be added to the 

map that reads, ñThe boundaries of the Pioneer Road Rural Enclave Overlay are coterminous 

with the Pioneer Road Neighborhood Plan.ò  The final boundaries of the overlay are subject 

to change based upon Board direction. This subject is discussed under Part VII, Section D, 

Property Owner Opposition to Inclusion within the Overlay. 

 

The proposed amendment does not include new policies for some of the concepts proposed by 

the Neighborhood Plan.  These are summarized below. 

 

¶ Recommendation for Public Safety.  The PRNP states that residents of the Pioneer 

Road Neighborhood Planning area wish to be served by their existing public safety 

provider. The neighborhood is served by Palm Beach County Sheriff and Fire-Rescue, 

and will continue to be so within unincorporated Palm Beach County. A policy along the 

lines of this recommendation is outside the scope of the Comprehensive Plan.  

 

¶ Recommendation for Incorporation into a Municipality.  The Neighborhood Plan 

recommends that the lands within the Plan boundaries remain within the unincorporated 

County. The Florida Statutes set the framework for municipal annexations and 

incorporations, and the Comprehensive Planôs Intergovernmental Coordination Element 

establishes objectives and policies to implement and facilitate the process under the guide 

of the Statutes.  Per the Intergovernmental Coordination Element, ñThe County can 

encourage or discourage annexation through policies and programs, but has only a limited 

ability to affect annexation efforts by municipalities and certainly cannot mandate or 

prohibit annexation.ò  This recommendation is beyond the scope of the Comprehensive 

Plan. 

 

¶ Recommendation for Roads.  The Neighborhood Plan recommends that no changes 

occur to the existing roadways.  Palm Beach County owns and maintains Pioneer Road; 

Cleary Road; Wilson Road; and portions of Possum Pass and Elaine Road.  All other 
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roads within the boundaries of the Neighborhood Plan are privately owned and 

maintained.  There are no current or planned roadways within the Neighborhood Plan 

boundaries identified on the Countyôs Thoroughfare Right of Way Identification Map (TIM), 

TE 14.1.  There are, however, arterial and collector roadways on the periphery, including 

Jog Road to the east, Southern Boulevard to the north, and Floridaôs Turnpike to the west.  

Modifications to the existing road network within the neighborhood area are subject to 

compliance with regulations as set forth by the ULDC and the Department of Engineering 

and Public Works. Deviations from specific regulations may be granted through processes 

established in the ULDC based on site-specific criteria that do not necessarily fall within 

the purview of the Comprehensive Plan.  Considering the above information, this 

recommendation falls beyond the scope of the Comprehensive Plan. 

 

B. Consistency with the Comprehensive Plan 

 

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 
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. 
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Staff Assessment:  The proposed Overlay will further all four County Directions shown 

above by promoting the protection of this established rural residential neighborhood as 

previously identified through the neighborhood planning process.  Rural neighborhoods 

within the Urban Service Area provide a unique way of life for residents in an otherwise 

nearly fully developed Tier, adding to the diverse lifestyle and housing choices supported 

and encouraged by the County.  The Overlay will reinforce the direction of growth towards 

activity nodes and centers and along major thoroughfares, thereby respecting the 

character, densities, and geographical boundaries of the rural neighborhood. 

 

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 rural character of the neighborhood, and 
by promoting the cultivation of urban agricultural uses and preservation of existing native 
vegetation. By encouraging low density residential within the overlay area, the amendment 
could direct high-density development away from the interior of the overlay and towards 
activity nodes and corridors, which are more appropriate and suitable for higher densities 
and intensities.  

 

3. 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 Pioneer 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 and 

cannot be reclaimed once dissolved.  The proposed Overlay establishes formal 

recognition of the identified rural enclave. 
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4. 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 for the Pioneer Road Neighborhood 

Planning Area stems from prior Board direction and the adoption of policy language 

directing the County to pursue establishing such overlays. The policies proposed are 

intended to preserve the character of the area by discouraging density increases, 

encouraging preservation of the natural environment, and encouraging agricultural uses.  

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).   

 

VII. Public and Municipal Review 

 

The Comprehensive Plan Intergovernmental Coordination Element Policy 1.1-c states that ñPalm 
Beach County will continue to ensure coordination between the Countyôs Comprehensive Plan 
and plan amendments and land use decisions with the existing plans of adjacent governments 
and governmental entitiesé..ò 
 

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

sent to the Countyôs Intergovernmental Plan Amendment Review Committee (IPARC), a 

clearing-house for plan amendments, on Tuesday, September 14, 2021.  At the time of 

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

IPARC process. 

 

B. Community Participation:  The Planning Division has encouraged public participation 

throughout the creation of the overlay, particularly with property owners and residents 

within the Pioneer Road Neighborhood Plan Area. Correspondence received is added to 

Exhibit 2 throughout the amendment process. The following summarizes community 

participation: 

 

¶ Overlay Webpage:  In August 2020, the Planning Division created a webpage in an 

effort to convey information about the Overlay, such as meeting dates, maps, and 

Comprehensive Plan policy.  Meeting agendas, PowerPoint presentations, and 

recordings of virtual community meetings that followed were also made available on 

the webpage.  The webpage also provided a method for interested parties to register 

to receive meeting invitations and updates to the webpage by email.  Email notification 

of the creation of the webpage was sent to registered property owners and known 

interested parties on August 28, 2020.  Information about the webpage and its direct 

web address have been included in all future mailing letters.  

 

¶ Kick-Off Meeting:  On November 17, 2020, the Planning Division hosted a virtual 

Kick-Off Meeting with property owners and interested parties.  The purpose of the 
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meeting was to notify residents that staff was moving forward with creation of the 

overlay, and provide information relaying the next steps and preliminary timeline.  

Meeting notices were sent via postal mail to owners of real property and associations 

within the boundaries of the Neighborhood Plan on November 5, 2020.  The notice 

was also emailed on November 6, 2020 to interested parties who signed up through 

the webpage to receive updates.  

 

¶ Informational Meeting 1:  On August 12, 2021, the Planning Division hosted the first 

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

purpose of this virtual meeting was to relay information regarding the status of the 

overlay, discuss Neighborhood Plan recommendations that were being considered for 

Overlay policy language, and provide an opportunity for questions and feedback.  

Meeting notices containing the dates of both informational meetings were sent via 

postal mail to owners of real property and associations within the boundaries of the 

Neighborhood plan on July 29, 2021.  The notice was emailed to interested parties on 

August 5, 2021.  

 

¶ Informational Meeting 2:  On September 9, 2021, the Planning Division held a 

second informational meeting.  Staff presented the proposed Overlay policies and 

provided an opportunity for comments and questions.  This meeting was previously 

noticed via postal mail and email on July 29, 2021 and August 5, 2021, respectively. 

 

C. Other Notice:  In addition to the above communications, public hearing notice by letter 

was mailed to the owners of properties within the boundaries of the proposed Overlay on 

September 10, 2021.  In addition, on the same date, the Pioneer Road Property Ownerôs 

Association and Palm Beach Farms Rural Preservation Committee were also noticed.  

The notice contained information pertaining to the scheduled public hearings, as well as 

the preliminary policy language to establish the Overlay. The notice and preliminary 

language was also emailed to interested parties on September 14, 2021. 

 

D. Property Owner Opposition to Inclusion within the Overlay 

 

The proposed overlay boundaries as presented in this report reflect the boundaries of the 

Pioneer Road Neighborhood Plan (PRNP) as initiated by the Board on October 31, 2018.  

During the preparation of the Overlay with the community, staff have received requests 

from several property owners within the Neighborhood Plan boundaries requesting to be 

excluded from the Overlay. As of the publication of the staff report, these requests include 

six parcels fronting Pioneer Road between Elaine Road and Jog Road, Winnerôs Church 

at the southwest corner of Pioneer and Jog Roads, and five other parcels totaling 

approximately 40 acres generally located east of Elaine Road on the north and south sides 

of Pioneer Road. The property owners indicate their opposition to the Overlay is based 

upon proximity to a major thoroughfare (Jog Road), and that the overlay may result in a 

negative impact on their property values.  A map of the property owners in opposition is 

provided in Figure 3, and the corresponding letters received have been added to Exhibit 

2. 
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Figure 3 - Property Owners in Opposition 

 
 

In addition, the boundaries of the proposed Overlay bisect the Winnerôs Church Property 

and may warrant revision.  The existing north-south boundary line (in red) bisects the 

Winnerôs Church property (Control No. 1985-00072), as shown in Figure 4.  The church 

acquired a parcel west of the boundary line after the Planôs creation, and subsequently 

consolidated with their existing parcel that fronts Jog Road.  While the sub-objective and 

proposed polices of the Overlay do not preclude the church from continuation of use or 

future expansion, placing the boundary line through the property could create potential 

conflict in the future should the property redevelop with another use. 

 

Figure 4 ï Winnerôs Church 
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VIII. Assessment and Conclusions  

This proposed amendment to establish a Rural Enclave Overlay in the Comprehensive Plan for 
the Pioneer Road Neighborhood Planning area was initiated by the Board of County 
Commissioners on October 31, 2018 at the request of the Pioneer Road Property Owner's 
Association. The amendment will establish a Rural Enclave Overlay based on the Neighborhood 
Plan in order to support the continuation and protection of the character of the area. The 
amendment establishes policy guidance reflecting many of the recommendations in the 
Neighborhood Plan, and is intended to encourage low densities within the Overlay by requiring 
an enhanced level of Board approval for proposed density increases, and to promote the 
preservation of native vegetation and encouraging agricultural uses. The Planning Division 
coordinated with residents and interested parties beginning in August of 2020, utilizing several 
methods to communicate information and encourage community feedback, including a webpage, 
informational meetings, and postal and electronic mailings.  These outreach efforts are detailed 
in Part VII, Section B, Community Participation.  The proposed boundaries of the Overlay are the 
same as the Neighborhood Plan, although there has been significant public opposition by some 
of the property owners, particularly the six properties immediately west of Jog Road north of 
Pioneer Road. Letters of support and opposition are provided in Exhibit 2.  

As such, staff recommends approval of this amendment.   
 

Attachments 

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

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

Exhibit 2A ï Correspondence in Opposition E ï 4 

Exhibit 2B ï Correspondence in Support E ï 21 

Exhibit 2C ï Correspondence distributed at PLC Hearing E - 49 

Exhibit 2D ï Correspondence provided at the BCC Transmittal Hearing E - 58 



 
22-A Amendment Staff Report E - 1 Pioneer Road Rural Enclave Overlay 

Exhibit 1 

 

A. Future Land Use Element, Pioneer Road Rural Enclave Overlay  

 

 REVISIONS: To make changes to policies and provisions related to establish the Pioneer 

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

out.   

 

1. NEW Sub-Objective 1.2.7:  Pioneer Road Rural Enclave Overlay 

 

The purpose of the Pioneer Road Rural Enclave Overlay is to establish policies that 

provide a framework to preserve the low density rural character within the Neighborhood, 

by limiting residential densities, protecting the natural environment and wildlife, and 

promoting the use of agriculture.  

 

2. NEW Policy 1.2.7-a:  Boundaries.  The boundaries of the Pioneer Road Rural Enclave 

Overlay are coterminous with the Pioneer Road Neighborhood Plan depicted on the 

Special Planning Areas Map, LU 3.1. 

 

3. NEW Policy 1.2.7-b:  Residential Density.  The County encourages low residential 

densities within the Pioneer Road Rural Enclave Overlay.  Applications that result in a 

higher residential density, including but not limited to future land use amendments, 

residential rezonings, Transfer of Development Rights Program, and Workforce Housing 

Program bonus, that require approval by the Board of County Commissioners (BCC) shall 

require approval by at least five members of the BCC.   

 

4. NEW Policy 1.2.7-c:  Natural Environment.  The retention of native vegetation and 

canopy trees within the Pioneer Road Rural Enclave Overlay is encouraged.   

 

5. NEW Policy 1.2.7-d:  Agriculture.  The ability for properties, including residential 

properties, to incorporate agricultural uses is encouraged within the Pioneer Road Rural 

Enclave Overlay.   

 

 

  




