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I. General Data 

Project Name: Heritage Farms Rural Overlay  

Element: Future Land Use Element and Map Series  

Project Manager: Travis Goodson, Senior Planner  

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 Heritage Farms area.  Specifically, the 
amendment proposes to:  

 Add a new Sub-Objective and policies to establish the Heritage Farms Rural  Overlay; and 

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

 
Staff Assessment: This proposed amendment was initiated by the Board of County 
Commissioners on August 25, 2022 at the request of property owners within the Heritage Farms 
area.  This proposed amendment will establish an Overlay in order to support the continuation and 
preservation of the character of the area. The proposed Overlay boundaries encompass much of 
the area commonly referred to as Heritage Farms. The proposed amendment establishes policy 
guidance intended to encourage rural residential densities within the Overlay by requiring approval 
of at least five members of the Board for proposed density increases, promotes the use and 
preservation of native vegetation, and encourages the continuation of agricultural and equestrian-
based uses. The Overlay will not change the ability of parcels to develop under the currently 
adopted rural land use designations.   
 
Planning Division staff coordinated with property owners and interested parties, beginning in 
September of 2022, utilizing several methods to communicate information and encourage 
community feedback, including a webpage, informational meetings, and postal and electronic 
mailings.  At the time of writing this report, staff has calculated a 44% property owner response 
rate. Of the correspondence received, 27 of the 42 responding property owners (64%) support the 
Overlay, whereas 15 of the 42 respondents (36%) oppose.  When responses are analyzed by total 
acreage owned by each responding property owner, the outcome is nearly reversed with owners’ 
of 154.61 acres (40%) in support of the Overlay, and owners of 227.60 acres (60%) opposed. In 
summary, the data informs that a majority of responding property owners are in favor of the 
proposed Overlay and those who are in opposition own a combined greater amount of land within 
the proposed boundaries.  

 

 



 
23-A2 Amendment Staff Report 2 Heritage Farms Rural Overlay 

III. Hearing History 

 
Local Planning Agency:  To be provided in final agenda. 
 
Board of County Commissioners Transmittal Public Hearing:   
 
State Review Agency Comments:   
 
Board of County Commissioners Adoption Public Hearing:   
 
 
T:\Planning\AMEND\23-A2\Reports-Agendas\2-BCCTran\4-A-2-Heritage-Rural-Overlay-Trans-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 Rural Tier known as Heritage Farms.  Specifically, the amendment 
proposes to:  

 Add a new Sub-Objective and policies to establish the Heritage Farms Rural Overlay; and 
 

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

 

The proposed amendment was initiated by the Board of County Commissioners on August 25, 

2022, at the request of area residents concerned with higher density residential development 

proposed in the southern portion of their community. The Heritage Farms area is within the Rural 

Tier/Rural Service Area, and has a predominately Rural Residential, 1 unit per 10 acres (RR-10) 

future land use designation. The amendment will establish an Overlay in order to support the 

continuation and preservation of the rural residential and agricultural character of the area. The 

amendment establishes policy guidance intended to encourage low density development within 

the Overlay by requiring by requiring approval of at least five members of the Board for proposed 

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

continuation and expansion of agricultural uses allowed within this area of the Rural Tier. The 

Overlay will not change the ability of parcels to develop under the currently adopted rural land use 

designations.  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/History  

 

A. Rural Tier Background 
 
In 1999, the County adopted the Managed Growth Tier system to recognize the County’s diverse 
geographic regions and lifestyles by establishing tiers that have common densities/intensities and 
public service availability. The proposed overlay is located within the Rural Tier, an area 
established to support generally five and ten acre residential lots, as well as agricultural 
operations and equestrian uses. The unincorporated portions of the Rural Tier consist of 44,670 
acres. Heritage Farms along with the Homeland subdivision are within an isolated pocket of the 
Rural Tier. The Central Western Communities and Jupiter Farms consist of the remaining portions 
of the Rural Tier in the County.  
 
The purpose of the Tier is described in the Comprehensive Plan as Objective 1.4 below: 
 

OBJECTIVE 1.4, Rural Tier.  Palm Beach County shall plan for the impacts of growth 
outside of the Urban Service Area, recognizing the existence of both large undeveloped 
tracts as well as areas containing densities equal to or less than 1 dwelling unit per 5 acres 
established prior to the adoption of the 1989 Comprehensive Plan located in proximity to 
environmentally sensitive natural areas while protecting the Rural Tier lifestyle.  The Rural 
Tier shall be afforded rural levels of service, except in special planning areas such as, but 
not limited to, the Western Communities Residential Overlay (WCRO). 
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The Comprehensive Plan recognizes that this Tier is “beginning to experience development 
pressure for urban densities and non-residential intensities.”  Therefore, policies were established 
to limit the maximum residential development potential to 1 unit per 5 acres and additional 
strategies were included to “protect and enhance rural settlements that support agricultural uses 
and equestrian uses while also providing an alternative style of development in specific areas that 
further the goals of the Rural Tier.” The alternative styles of development are outlined in Future 
Land Use Element Policy 1.4-d, which requires a minimum of 5 acre lots unless developed as a 
Rural Residential (RR) Cluster or Variable-Lot-Size development. These two rural residential 
planned unit development options allow for an alternative to a subdivision plan “to accommodate 
low-density residential development in conjunction with the protection and maintenance of rural, 
equestrian, agricultural communities.” The traditional planned unit development, a development 
pattern which is primarily located only in the Urban/Suburban Tier, is currently only allowed in the 
Rural Tier with the Western Communities Residential (WCR) future land use designation. 
 
B. Heritage Farms Background 
 
The subject site is located within Heritage Farms, an unrecorded subdivision comprising 172 
parcels on just over 1,300 acres. The overall Heritage Farms area is bordered to the north and 
east by the Urban/Suburban Tier and to the south and west by the Agricultural Reserve Tier.  
Heritage Farms was subdivided over a period of years beginning around 1958. Prior to the 
adoption of the 1989 Comprehensive Plan, parcels could develop at a density of up to one unit 
per 2.5 acres. The adoption of the 1989 Plan assigned parcels within Heritage Farms to Rural 
Residential, 1 unit per 10 acres (RR-10). Almost half of the lots are less than 5 acres in size, 
although these lots only account for 8% of the land area. There are 64 built dwelling units in the 
area under the RR-10 designation. The largest parcel is the South Florida National Cemetery, 
totaling 313.12 acres. 
 

Heritage Farms Lot Analysis 
 

Parcel Size Parcels % Acres % Built Units 

Less than 5 ac. 85 49%         103.35  8% 27 

5 to 9.9 acres 57 33%         316.43  24% 21 

10 to 24 acres 22 13%         241.53  19% 16 

25 to 80 acres 7 4%         330.28  25% 0 

313.12 acres 1 1%         313.29  24% 0 

 Totals 172 100%      1,304.88  100% 64 
Source:  PBC Planning Division, 2021 Existing Land Use, PBC Property Appraiser’s Office  

 
The majority of the land in the neighborhood is agricultural, residential or undeveloped residential.  
Agricultural uses include such uses as nurseries, cropland, and equestrian uses. Two 
communication tower sites are located at the northern end of the area, known as the hiatus area.  
As previously mentioned, the South Florida National Cemetery accounts for a significant portion 
of the acreage. Additionally, there are three commercially designated parcels located on State 
Road 7. 
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Heritage Farms Existing Land Uses 
 

Existing Use Parcels Acres Built Units 

Ag/Equestrian 76 651.96 13 

Recreation Camp 1 10.33 8 

Residential 44 135.13 43 

Vacant/Undeveloped 43 102.55 0 

Utility (Towers) 4 75.43 0 

National Cemetery 2 318.61 0 

Other 2 10.87 0 

Totals 172 1,304.88 64 

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

 
Residential Land Uses in Heritage Farms. All of the residentially designated parcels within the 
Heritage Farms area have a Rural Residential, 1 unit per 10 acres future land use designation. 
(see next two pages for future land use designation and lot sizes maps). Since the adoption of 
the 1989 Comprehensive Plan, there has been one land use amendment adopted and 
subsequently repealed for increased density within Heritage Farms. 
 

 Lantana/SR 7 Residential (LGA 2006-010). In 2006, a 26.33 acre parcel was the subject 
of a tier change request from the Rural to Urban/Suburban Tier and a change in the future 
land use designation from RR-10 to Low Residential, 1 unit per acre (LR-1). The Board 
adopted the amendment via Ordinance 2006-029. Staff recommended denial stating that 
the “tier change may encourage adjacent properties in the area to seek similar requests 
and thereby promoting a piecemeal development pattern.” Following adoption by the 
Board, the Department of Community Affairs (DCA) found the amendment to be “not in 
compliance” and filed a petition with the Division of Administrative Hearings (DOAH) to 
challenge the amendment.  Four additional parties, including 1,000 Friends of Florida, filed 
a petition to intervene and joined the challenge (DOAH Case No: 06-
004544GM).  Subsequently, a settlement agreement was entered into by the County and 
DCA which acknowledges the County’s submission of additional documentation and 
analysis in support of the challenged amendment, and would also require the adoption of 
a Remedial Plan Amendment, which would amend the current Tier Boundary for the 
Urban/Suburban Tier, to include the Lantana Farm Associates, Inc. property as well as 
the two parcels to the east at the intersection of Lantana Road and State Road 7. The 
intent was to avoid piecemeal tier re-designations.  DCA agreed to the proposed 
settlement agreement and finding of the Comprehensive Plan amendment to be “in 
compliance.” The required Remedial Plan amendment to rescind Ord 2006-029 and 
change the three parcels south of Lantana Rd (including the subject site of LGA 2021-
013) from the Rural to the Urban/Suburban Tier was adopted by the BCC on January 15, 
2008 via Ordinance 2008-002.  This ordinance also included a FLUA change for only the 
Lantana Farm Assoc. site from RR-10 to LR-1. Due to the settlement agreement, the 
DOAH hearing then continued with the parties realigned, Palm Beach County and DCA 
becoming joint respondents against petitioners Rosa Durando and 1,000 Friends of 
Florida.  Following the hearing, the presiding administrative law judge entered a 
recommended order that DCA find the amendment not in compliance and the Secretary 
of DCA and the Administration Commission concurred.  As directed by the Final Order, 
the Board adopted Ord 2009-003, which rescinded Ord 2008-002 and 2006-029 leaving 
all three sites to remain in the Rural Tier with a RR-10 future land use designation. 
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In 2001, the Board considered a County Initiated amendment for the entirety of the Rustic 
Ranches and Homeland subdivisions as well as 11 acres in Heritage Farms. These 11 acres 
consisted of several parcels located west of Park Lane Road along Barn Road. County staff 
proposed Rural Residential, 1 unit per 5 acres (RR-5) for these parcels to reflect the existing land 
use pattern.  However, at the transmittal hearing of the amendment, the Board voted to transmit 
only the RR-5 FLU for Rustic Ranches and Homeland. Two members of the public spoke in 
opposition to the amendment in reference to the Heritage Farms subdivision.   
 
More recently, there are two requests for increased density within the Heritage Farms area: 
 

 Trotting Center (LGA 2023-012). In May of 2022, a FLUA amendment for the 
southeastern area of Heritage Farms known as the Trotting Center was submitted. When 
this application was submitted in May 2022, the request included a tier change from the 
Rural to the Urban/Suburban Tier. Following discussions with residents of Heritage Farms, 
the applicant agreed to pursue a text amendment to create an overlay. This would allow 
the site to remain in the Rural Tier and a tier change would no longer be necessary to 
achieve the desired development goals. On September 22, 2022, the Board of County 
Commissioners (BCC) initiated the applicant’s private text amendment and the request is 
concurrent with the FLUA application. The proposed future land use amendment is a 
request for a change from the Rural Residential, 1 unit per 10 acres (RR-10) future land 
use designation to Low Residential, 2 units per acre (LR-2). This increases the maximum 
residential development potential from 11 units to up to 211 units (conditioned to 166 
units).  The concurrent zoning application requests a total of 166 single family units. The 
text amendment request also includes the revisions to the Map Series of the 
Comprehensive Plan to depict the Trotting Center Overlay as a Limited Urban Service 
Area on Maps LU 1.1 and 2.1 as well as to identify the boundaries of the overlay on the 
Special Planning Areas Map LU 3.1. The amendment was transmitted by the Board at the 
November 28, 2022 public hearing. 
 

 7501 S SR7 LLC and Cypress Polo Properties.  These parcels are located north of the 
Trotting Center site. In November 2022, the property owners submitted a privately initiated 
text amendment to create the Heritage Farms Transitional Overlay similar to the Trotting 
Center Overlay as described above. Should the Board initiate this text amendment, the 
applicant will submit a request to change the FLU from Rural Residential, 1 unit per 10 
acres (RR-10) to Low Residential, 2 units per acre (LR-2) in order to develop up to 194 
units on 96.91 acres. This text initiation application is anticipated to be heard by the 
Planning Commission in January 2023 and BCC in February 2023. 

 
Commercial Uses in Heritage Farms. As previously mentioned, a majority of parcels within the 
Heritage Farms area have an RR-10 future land use designation, with the exception of three 
parcels with Commercial Low FLU designations, two of which were the subject of FLUA 
amendments adopted by the Board of County Commissioners:    
 

 Galleria MUPD. This site is located at the southeastern corner of the Rural Tier, adjacent 
to the Trotting Center.  The 5.27 acre parcel was designated as Commercial Low on the 
Future Land Use Atlas at adoption of the 1989 Comprehensive Plan.  A zoning application 
was approved in October of 2008 for a rezoning (PDD 2008-0449) to Multiple Use Planned 
Development (MUPD) in order to develop 23,908 square feet of retail and professional 
office uses.  To date, the site remains vacant. 

 State Road 7 Funeral Home (LGA 2006-014). In 2006, the Board adopted an 
amendment to change the future land use designation on a 5.58 acre parcel on the 
northwest corner of State Road 7 and Heritage Farms Road from RR-10 to Commercial 
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Low with an underlying RR-10 (CL/RR-10) in order to convert the existing Farm Credit 
Union building to a funeral home, known as Palm Beach National Chapel. Staff 
recommended denial of the amendment due to concerns with midblock commercial at this 
location. The Department of Community Affairs found the amendment not in compliance. 
Subsequently the County and DCA entered into a stipulated settlement agreement and 
the County then adopted a remedial amendment in November of 2007 via Ordinance 
2007-039. This site is conditioned in the adopting ordinance to be limited to permitted 
office uses or burial services and that any permanent structures on the site shall not 
exceed the footprint of the building existing on the site on the effective date of the 
amendment.  

 Lantana SR 7 (LGA 2021-013).  This site was the subject of a land use amendment four 
times (1996, 2000, 2018 and 2021). Each time the applicant requested Commercial Low, 
and staff recommended denial all four times. In 2021, the Board adopted an amendment 
to change the future land use designation of a 1.03 acre site located at the northwestern 
corner of the Rural Tier from RR-10 to Commercial Low with an underlying RR-10 (CL/RR-
10) allowing for a maximum potential of 4,487 square feet of commercial uses.  The site 
is currently vacant.   

 
Proposed 2009 Rural Protection Overlay.  During the August 2008 BCC Adoption Public 
Hearing, a resident of the Heritage Farms area approached the Board of County Commissioners 
with a request that this area be recognized as a valuable area for agricultural production and 
buffer for the environmentally sensitive lands to the south west. At the time, the area was 
experiencing potential development pressures. The amendment was intended to support the 
County’s Urban Suburban Tier/Urban Service Area Boundary as a clear line separating rural and 
urban land uses, and to support and protect agriculture. During public outreach regarding the 
Overlay, a significant number of residents expressed opposition citing concerns over the 
limitations that may be imposed on property owners’ ability to request alternative future 
development of their property. Due to the large opposition, staff recommended that the 
amendment be withdrawn with the suggestion that the residents and property owners could return 
to the Board with a future amendment once consensus is achieved.  The Planning Commission 
concurred unanimously with staff’s recommendation to withdraw and on July 15, 2009 the Board 
of County Commissioners voted to withdraw the amendment. 
 
Proposed 2022 Neighborhood Plan and Heritage Farms Rural Overlay.  On May 4, 2022, the 
Board of County Commissioners initiated a neighborhood plan for the Heritage Farms community 
after a request from residents. 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. While the neighborhood planning process is resident-driven, Planning 
Staff met and communicated with some residents from the neighborhood to provide information 
on the steps and processes necessary to formulate a plan. To date, a completed neighborhood 
plan has not been submitted; however, a draft has been received. On August 25, 2022, the Board 
initiated an overlay for Heritage Farms after requests by residents concerned with a higher density 
residential development proposed on the southern portion of their community known as the 
Trotting Center. The subject overlay for Heritage Farms was originally being processed in the 
same round as the Trotting Center amendment in order to allow the Board to consider the two 
related amendments at the same public hearing. At the October 27, 2022 BCC Zoning Hearing, 
the Board gave staff direction to postpone the Heritage Farms Rural Overlay until the February 1, 
2023 public hearing in order to allow additional time for property owners and interested parties to 
provide feedback. 
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C. West Boynton Area Community Plan 
 
The southern half of Heritage Farms is located within the West Boynton Area Community Plan 
(WBACP), which is governed by the Coalition of Boynton West Residential Association 
(COBWRA). The WBACP was formally recognized by the County in 1995, and was formulated to 
promote the “future development goals and vision” of the community.  The Plan states the 
Agricultural Reserve and the southern part of Heritage Farms are in sub area 2 of the WBACP.  
According to the WBACP, all recommendations apply to sub area 1, east of the Turnpike, unless 
specifically noted. The WBACP describes Heritage Farms as having similar soil, water supply, 
and climate as the Agricultural Reserve.  Although Recommendation 3 in the Plan states “Accept 
an agricultural future for the Agricultural Reserve”, and to “accept the direction given by the BCC 
establishing as a primary goal an agricultural future for the Agricultural Reserve area…”, staff 
could not identify any recommendations regarding Heritage Farms in the Plan. 
 

VI. Data and Analysis  

 

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

Comprehensive Plan.  

 

A. Proposed Heritage Farms Rural Overlay 

 

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

sub-objective, policies, and boundaries for the Heritage Farms Rural 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. Heritage Farms Rural Overlay Sub-Objective and Policies 

 

In the absence of a Neighborhood Plan or formalized community group, Staff relied on existing 

policies in the Comprehensive Plan relative to the Rural Tier and feedback received through the 

community outreach process to 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 1.4.1:  Heritage Farms Rural Overlay. The new sub-objective 

establishes that the purpose of the Heritage Farms Rural Overlay is to provide a framework 

to preserve the low-density rural character of the area by implementing a greater consensus 

for decisions affecting increasing residential densities, encouraging protection of the natural 

environment, and promoting the continuation and expansion agricultural uses.  

 

 New Policy 1.4.1-a:  Boundaries.  The proposed boundaries of the Overlay encompass a 

majority of the area collectively referred to as Heritage Farms. This includes all of the parcels 

within the unrecorded plat and the South Florida National Cemetery, but excludes a sub-area 

known as the Hiatus; the parcels associated with the Trotting Center amendment; and, the 

5.27 acre commercial parcel to the southeast of the Trotting Center. These exclusions are 

further detailed below. The map on the next page identifies the boundaries of the Overlay as 

proposed by staff. However, there has been significant public opposition of inclusion into the 

overlay by many of the property owners. Letters of support and opposition are provided in 
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Exhibit 2. The final boundaries of the overlay are subject to change based upon Board 

direction through the public hearing process. 

 
o Hiatus Parcels: The hiatus is a collection of six contiguous parcels located at the 

far northern end of the Heritage Farms area, just south of the western extension 

of Lantana Road. These parcels currently support agricultural uses including an 

81-acre nursery, two communication towers, and the previously mentioned 

commercial parcel known as Lantana SR7. These parcels do not have access 

through Heritage Farms, and are physically separated from the rest of Heritage 

Farms by an approximately 60-ft. dirt roadway that affords access to the canals 

within the Homeland Subdivision to the east. The hiatus parcels were also 

excluded by residents through a draft neighborhood plan. 

o Trotting Center: As previously detailed, the Trotting Center text and FLUA 

amendment currently in process is comprised of approximately 105 acres and is 

generally located on the southeastern end of Heritage Farms. The FLUA 

application was submitted in May 2022, and the Board initiated their companion 

text amendment on September 22, 2022. Considering the application for a FLUA 

amendment was submitted prior to the initiation of the subject Heritage Farms 

Rural Overlay, and the Board’s transmittal of the amendment to consider allowing 

higher density residential development on the site, staff has not included the lands 

associated with the Trotting Center within the boundaries of the Heritage Farms 

Rural Overlay. 

o Galleria MUPD: The 5.27-acre commercially designated parcel is located on the 

southeastern most corner of the Rural Tier fronting State Road 7. The site is 

located directly south of the proposed Trotting Center application. Should the 

Trotting Center be excluded from the boundaries as presented by staff, the Galleria 

MUPD parcel would be isolated from the rest of the overlay, separated from the 

rural residential character intended within the Overlay by the higher density 

development on the Trotting Center property. 
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 New Policy 1.4.1-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 Heritage Farms. 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, tier change, and/or a rezoning. This policy will act 

as an additional layer of review to preserve the character of the rural residential and 

agricultural area, and serve as a means of garnering greater consensus on decisions affecting 

density increases in the area. 

 

The Comprehensive Plan currently contains several other instances in which a 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 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 1.4.1-c: Natural Environment.  This policy will encourage the planting and 

preservation of native vegetation. The preservation of 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 Heritage Farms as 

a low-density residential and agricultural area within the Rural Tier where undeveloped land 

and native vegetation are commonly found.  Removal of native vegetation is regulated by the 

ULDC and subject to review and approval by the County’s Department of Environmental 

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

 

 New Policy 1.4.1-d: Agriculture and Equestrian. This policy will encourage the 

incorporation and continuation of agricultural and equestrian uses within the boundaries of the 

overlay.  The existing Rural Tier policies already recognize the importance of preserving the 

rural and agricultural character of the Tier in order to further the goals of the Comprehensive 

plan and County Directions. The cultivation of agriculture and equestrian-related uses 

contribute to and support the rural identity of the Heritage Farms area. 

 

 Revise 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.  

 

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 
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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. 
 
 15. Agricultural and Equestrian Industries. Support and enhance agriculture and 
  equestrian-based industries. 
  

Staff Analysis:  The proposed Heritage Farms Rural Overlay would further each of the 

above listed County Directions in recognizing the rural residential, agricultural and 

equestrian character of the area. As established by existing Comprehensive Plan 

objectives and policies, rural 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 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 and expansion of 

agricultural and equestrian-based uses allowed within this area of the County, as well as 

the preservation of the natural environment vital to the characteristics and identity of 

Heritage Farms. 
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C.  Consistency with Rural Tier Requirements  
 
Future Land Use Element Objective 1.1, Managed Growth Tier System, states that “Palm Beach 
County shall implement the Managed Growth Tier System strategies to protect viable existing 
neighborhoods and communities and to direct the location and timing of future development within 
5 geographically specific Tiers…..”   
 
OBJECTIVE 1.4 Rural Tier 
 
1. General: The Rural Tier includes agricultural land and rural settlements that range in 

density from primarily 1 dwelling unit per 5 acres to 1 dwelling unit per 20 acres, except in 
special planning areas such as, but not limited to, the Western Communities Residential 
Overlay (WCRO). These areas support large agricultural operations as well as single-
family homes with small family-owned agricultural businesses, including equestrian 
related uses.  Due to the declining availability of land and the increase in population in the 
Urban and Exurban Tiers, the Rural Tier is beginning to experience pressure for urban 
densities and nonresidential intensities normally associated with a more urban area.  The 
strategies in the Rural Tier are established to protect and enhance rural settlements that 
support agricultural uses and equestrian uses while also providing an alternative style of 
development in specific areas that further the goals of the Rural Tier.  

 
 Objective:  Palm Beach County shall plan for the impacts of growth outside of the Urban 

Service Area, recognizing the existence of both large undeveloped tracts as well as areas 
containing densities equal to or less than 1 dwelling unit per 5 acres established prior to 
the adoption of the 1989 Comprehensive Plan located in proximity to environmentally 
sensitive natural areas while protecting the Rural Tier lifestyle.  The Rural Tier shall be 
afforded rural levels of service, except in special planning areas such as, but not limited 
to, the Western Communities Residential Overlay (WCRO). 

 
  Staff Analysis:  The proposed Rural Overlay will further the objectives of the Rural Tier 

by encouraging continuation of rural residential densities that are compatible and inherent 
with the rural character of the area, and by promoting the continuation and expansion of 
agricultural and equestrian-based uses which rely on larger tracts of land and less 
populated areas in order to thrive.  The subject Rural Overlay is a formal recognition of 
the increased pressure this rural area is experiencing.   

 
2. Policy 1.4-a: The County shall protect and maintain the rural residential, equestrian and 

agricultural areas within the Rural Tier by:  
 

1. Preserving and enhancing the rural landscape, including historic, cultural, 
recreational, agricultural, and open space resources; 

2. Providing facilities and services consistent with the character of the area; 
3. Preserving and enhancing natural resources; and, 
4. Ensuring development is compatible with the scale, mass, intensity of use, height, 

and character of the rural community.   
 

Staff Analysis:  The proposed Rural Overlay for the Heritage Farms area will directly 

implement this policy by supporting and encouraging the continuation and expansion of 

agricultural and equestrian uses within this rural area, and requiring greater Board 

consensus for density increases beyond currently allowable rural residential levels, 

thereby reinforcing the Urban Suburban Tier as the suitable and appropriate location for 

urban densities and intensities. 
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D. 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 “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 

clearing-house for plan amendments, on October 7, 2022 and December 29, 2022.  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 

within the Heritage Farms area. Correspondence received is added to Exhibit 2 throughout 

the amendment process. The following summarizes community participation: 

 

 Overlay Webpage:  In September 2022, 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 and PowerPoint presentations of the 

three community meetings that followed were also made available on the webpage.  

 

 Postal Mailing 1. Letters were mailed notifying property owners and known interested 

parties of the creation of the webpage on September 9, 2022.  Information about the 

webpage and its direct web address have been included in all mailing letters. A letter 

was also sent to COBWRA on the same date. 

 

 Informational Meeting 1:  On September 21, 2022, the Planning Division hosted the 

first of three 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 Heritage Farms area, and to relay information regarding the steps and 

timeline of the overlay and provide an opportunity for comments and questions.  

Meeting notices containing the dates of two virtual informational meetings were sent 

via postal mail to owners of real property within the Heritage Farms area, less the 

Hiatus parcels, on September 9, 2022.  

 

 Informational Meeting 2:  On October 5, 2022, the Planning Division held a second 

virtual informational meeting. Staff presented examples of other Overlays within the 

Comprehensive Plan, provided a preliminary timeline, and an opportunity for 

comments and questions. A third informational meeting was also announced and 

decided at this meeting based on requests from many of the attendees. This meeting 
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was previously noticed via postal mail on September 9, 2022. The time, date and place 

of the third meeting was confirmed during this meeting, and posted to the Overlay 

webpage the following day. 

 

 Informational Meeting 3:  On October 12, 2022, the Planning Division held a third 

and final informational meeting in person.  The meeting was held in a conference room 

at Palm Beach County Vista Center. The draft language was provided at this meeting 

to solicit feedback. 

 

 Postal Mailing 2.  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 October 14, 2022. 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. The notice and preliminary language 

was also mailed to the Coalition of Boynton West Residential Association (COBWRA) 

on the same date. 

 

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

and interested parties. While some property owners have communicated their position 

through more than one method, or more than one member of a given household has 

submitted feedback, staff has provided each property owner with one vote each. At the 

time of publication, staff has received 27 letters of support and 15 letters in opposition for 

a total of 42 property owners.  Property owners in support of the Overlay have stated that 

they wish to protect and maintain agriculture in the area and the rural residential densities 

and lifestyle. However, other property owners have expressed concern over limitations 

that the Overlay may impose on their ability to develop or sell their properties in the future, 

and have provided letters in opposition to the Overlay.  Since many of the property owners 

own more than one parcel, the following summary of support and opposition is presented 

by both property owner and by the amount of acreage owned. 

 

Heritage Farms – Support/Opposition Received by Property Owner 
 

 Property Owner Percentage (%) 

Support 27 64% 

Oppose 15 36% 

Total 42 100% 

 
 

Heritage Farms – Support/Opposition Received by Acreage Owned 
 

 Acreage Percentage (%) 

Support 154.61 40% 

Oppose 227.60 60% 

Total 382.21 100% 
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Heritage Farms – Support/Opposition Status by Property Owner & Acreage within 
Proposed Boundaries 

 
 Property Owner Percentage (%) Acreage Percentage (%) 

Support 27 28% 154.61 15% 

Oppose 15 16% 227.60 23% 

No Response 53 56% 622.77 62% 

Total 95 100% 1,004.98 100% 

 

As shown in the above tables, of the correspondence received to date, 27 of the 42 

responding property owners (64%) are in support of the Overlay, whereas 15 of the 42 

respondents (36%) are in opposition.  When analyzed by total acreage owned by each 

responding property owner, the outcome is nearly reversed with 154.61 acres (40%) in 

support of the Overlay, and 227.60 acres (60%) in opposition. The response rate, when 

factoring in data regarding property owners who have not responded to requests for 

feedback, is 44%. The data informs that a majority of the responding property owners are 

in favor of the proposed Overlay, and those who are in opposition own a combined greater 

amount of land within the Overlay’s proposed boundaries. The map on the following page 

visually depicts the support or opposition status for each parcel within the proposed 

boundaries of the Overlay as have been received by staff. Parcels with no shaded color 

have not provided a response to staff.  
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VIII. Assessment and Recommendation 

 
This proposed amendment was initiated by the Board of County Commissioners on August 25, 
2022 at the request of property owners within Heritage Farms area.  This proposed amendment 
will establish an Overlay in order to support the continuation and preservation of the character of 
the area. The proposed Overlay boundaries encompass much of the area commonly referred to 
as Heritage Farms. The proposed amendment establishes policy guidance intended to encourage 
rural residential densities within the Overlay by requiring approval of at least five members of the 
Board for proposed density increases, promotes the use and preservation of native vegetation, 
and encourages the continuation of agricultural and equestrian-based uses. The Overlay will not 
change the ability of parcels to develop under the currently adopted rural land use designations.  
 
Planning Division staff coordinated with property owners and interested parties, beginning in 
September of 2022, utilizing several methods to communicate information and encourage 
community feedback, including a webpage, informational meetings, and postal and electronic 
mailings.  At the time of writing this report, staff has calculated a 44% property owner response 
rate. Of the correspondence received, 27 of the 42 responding property owners (64%) support 
the Overlay, whereas 15 of the 42 respondents (36%) oppose.  When responses are analyzed by 
total acreage owned by each responding property owner, the outcome is nearly reversed with 
owners’ of 154.61 acres (40%) in support of the Overlay, and owners of 227.60 acres (60%) 
opposed. In summary, the data informs that a majority of responding property owners are in favor 
of the proposed Overlay and those who are in opposition own a combined greater amount of land 
within the proposed boundaries.  
 
Considering the information contained within this report, 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, Heritage Farms Rural Overlay  

 

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

Heritage Farms Rural Overlay.  The added text is underlined, and the deleted text struck 

out.   

 

1. NEW Sub-Objective 1.4.1:  Heritage Farms Rural Overlay 

 

The purpose of the overlay is to recognize Heritage Farms as a long-standing rural 

residential, agricultural, and equestrian community within Palm Beach County, and to 

preserve its rural character by discouraging the encroachment of incompatible urban 

densities, while allowing for the continuation and expansion of agricultural and equestrian 

uses.  

 

2. NEW Policy 1.4.1-a:  Boundaries. The boundaries of the Heritage Farms Rural Overlay 

are generally located south of Lantana Road, west of State Road 7, north of the 

Agricultural Reserve Tier, and east of the Homeland Subdivision. The specific boundaries 

of the Heritage Farms Rural Overlay are depicted on the Special Planning Areas Map, LU 

3.1. 

 

3. NEW Policy 1.4.1-b:  Residential Density. The County encourages rural residential 

densities within the Heritage Farms Rural Overlay. Applications requiring approval by the 

Board of County Commissioners (BCC) that result in a density greater than Rural 

Residential, 1 unit per 5 acres (RR-5), including but not limited to tier changes, future land 

use amendments, and residential rezonings, shall require approval by at least five 

members of the BCC.   

 

4. NEW Policy 1.4.1-c:  Natural Environment.  The planting and retention of native 

vegetation within the Heritage Farms Rural Overlay shall be encouraged.   

 

5. NEW Policy 1.4.1-d: Agriculture and Equestrian. The continuation and expansion of 

agricultural and equestrian uses as allowed by the ULDC shall be encouraged within the 

Heritage Farms Rural Overlay.   
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B. Map Series, Special Planning Areas Map LU 3.1, Heritage Farms Rural 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 

Correspondence in Support 
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The following letter is a sample of support form letters submitted to staff.  The balance of the 

support petitions are omitted for brevity, and names and addresses of those who submitted a 

support form are provided on the following page. 
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Daniel Nogueira 
10920 Barn Road 
Lake Worth, FL 33449 

Bruce & Dorothy Lawson 
10843 Barn Road 
Lake Worth, FL 33449 

Richard Moyroud 
7667 Park Lane Road 
Lake Worth, FL 33449 

 
Margo Murphy 
10889 Barn Road 
Lake Worth, FL 33449 

 
Melissa McGaughy 
7713 Park Lane Road 
Lake Worth, FL 33449 

 
Sumner Chase 
10179 Heritage Farms Road 
Lake Worth, FL 33449 

 
Susan Oleander 
10824 Barn Road 
Lake Worth, FL 33449 

 
Jane Thompson 
6315 Park Lane Road W 
Lake Worth, FL 33449 

 
Jack & Vera Christensen 
10730 Barn Road 
Lake Worth, FL 33449 

 
Irma Roblero 
Francisco Jimenez 
6329 Park Lane East 
Lake Worth, FL 33449 

 
Lynda Zur 
6943 Park Lane Road 
Lake Worth, FL 33449 

 
Alicia Grace 
6723 Park Lane East 
Lake Worth, FL 33449 

 
Jim & Sussan Pawley 
10865 Barn Road 
Lake Worth, FL 33449 

 
Amy Crompton 
6793 Park Lane East 
Lake Worth, FL 33449 

 
Brad & Risa McCarraher 
6569 Park Lane East 
Lake Worth, FL 33449 

 
Christopher Cavallo 
10672 Barn Road 
Lake Worth, FL 3349 

 
Michael & Theresa Hebert 
10790 Barn Road 
Lake Worth, FL 33449 

 
Ray & Melodye Abell 
6652 Park Lane East 
Lake Worth, FL 33449 

 
Willie White 
6723 Park Lane East 
Lake Worth, FL 33449 

 
Eugenia Cespedes 
10842 Barn Road 
Lake Worth, FL 33449 

 
Larry & Penny Wade 
William Webb 
10965 Barn Road 
Lake Worth, FL 33449 

Cassandra Cummins 
Raymond Fletcher 
Aaron Fletcher 
10943 Barn Road 
Lake Worth, FL 33449 

Millie O’Roark 
Elliott O’Roark 
Michael O’Roark 
10710 Barn Road 
Lake Worth, FL 33449 
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 Correspondence in Opposition 
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The following letter is a sample of opposition form letters submitted to staff.  The balance of the 
opposition petitions are omitted for brevity, and names and addresses of those who submitted an 
opposition form are provided on the following page. 
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BET Holdings 
7309 Park Lane Road 
Lake Worth, FL 33449 
 

Mohsen Daneshmayeh 
10400 Heritage Farms Road 
Lake Worth, FL 33449 
 

Keely Haverland 
10670 Heritage Farms Road 
Lake Worth, FL 33449 
 

Herman Noguera 
No Address Provided 

Martin Trejo 
10716 Heritage Farms Road 
Lake Worth, FL 33449 

Darren Arithoppah 
6700 Park Lane Road 
Lake Worth, FL 33449 
 

Carolyn McKay 
7302 Park Lane Road 
Lake Worth, FL 33449 

Angel Otero 
6214 Park Lane West 
Lake Worth, FL 33449 
 

Roland Yee 
7501 S State Road 7 
Lake Worth, FL 33449 

Sal Saldona 
6560 Park Lane West 
Lake Worth, FL 33449 

Javier Sandoval 
6329 Park Lane East 
Lake Worth, FL 33449 

Wenda Thompson 
7153 Park Lane Road 
Lake Worth, FL 33449 

 
 
 
 

 


