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PALM BEACH COUNTY 
PLANNING, ZONING AND BUILDING DEPARTMENT 

ZONING DIVISION 
 
 
Application No.: CA-2019-01969 
Application Name: Horizon 880-HPAB  
Control No./Name: 1994-00010 (Contractor Storage Yard) 
Applicant: Solid Waste Authority of Palm Beach County 

Horizon 880 LLC 
Owners: Solid Waste Authority of Palm Beach County 
Agent: Land Research Management, Inc. - Kevin McGinley 
Telephone No.: (561) 686-2481 
Project Manager: Ryan Vandenburg, Senior Site Planner 
  

TITLE:  a Class A Conditional Use REQUEST:  to allow an Equestrian Waste Management Facility. 

APPLICATION SUMMARY: Proposed is a Class A Conditional Use for the Horizon 880-HPAB 
development.  The 5.25-acre site was previously approved by the Board of County Commissioners 
(BCC) for a rezoning from Light Industrial to the General Industrial Zoning District.   
 
The Applicant is requesting a Class A Conditional Use to allow for the development of a 1-story, 
48,000 square foot (sq. ft.) Equestrian Waste Management Facility.  The Preliminary Site Plan (PSP) 
indicates 15 parking spaces and 3 loading spaces.  Further, the PSP indicates there will be no 
outdoor storage of equestrian waste, including overnight parking of loading trucks and trailers at this 
facility.  Access to the subject site will be through the property to the east, utilizing an existing access 
point on Pike Road.  The existing access to the subject site from Benoist Farms Road will be limited 
to emergency access only. 
 
This application is the subject of a concurrent request for a Development Order Abandonment (ABN-
2020-01284), to abandon previously approved Voluntary Commitments that were part of the 
aforementioned rezoning.  
 
This application was reviewed for compliance with Unified Land Development Code (ULDC) Ord. 
2003-067, Supplement 27. 
 
SITE DATA: 
Location: East side of Benoist Farms Road, approximately 0.3 

miles north of Southern Blvd. 
Property Control Number(s): 00-42-43-27-05-006-1901 
Existing Future Land Use Designation: Industrial (IND) 
Proposed Future Land Use Designation: No Change  
Existing Zoning District: General Industrial (IG) 
Proposed Zoning District: No Change 
Total Acreage: 5.25 acres 
Affected Acreage: 5.25 acres 
Tier: Urban/Suburban 
Overlay District: N/A  
Neighborhood Plan: N/A  
CCRT Area: N/A  
Municipalities within 1 Mile Royal Palm Beach  
Future Annexation Area Haverhill, West Palm Beach  
 
 
RECOMMENDATION:  Staff recommends approval of the request subject to the Conditions of 
Approval as indicated in Exhibit C. 
 
PUBLIC COMMENT SUMMARY: At the time of publication, Staff had received 133 emails and 
Courtesy Notice responses from the public regarding this request. 
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Concerns with the proposal include but are not limited to: 
• Environmental concerns, including soil and water contamination; 
• Air quality and odor concerns; 
• Distance of the proposed use to residential communities, schools, daycares, etc.; 
• Pest control; and, 
• Traffic and related odors from the transportation of the material. 

 
Staff received a letter from the Breakers community in opposition to the application, citing concerns 
related to fairness, hours of operation, traffic, technical and economic feasibility, emissions, as well as 
stating that this use will not solve the ongoing equestrian waste management issue. 
 
Staff have also received a letter from Mr. Keith James, Mayor of the City of West Palm Beach, in 
opposition to the proposed facility, which noted concerns including but not limited to: potential for soil 
contamination, odor affecting residential development within a three-mile radius, and potential 
groundwater contamination.  In addition, the City adopted a resolution in opposition to the proposal. 
 
POSTPONEMENT: This application was originally scheduled to proceed to the September 3, 2020 
ZC Hearing, and the September 24, 2020 BCC Hearing; however, the Applicant requested a 30 day 
postponement to allow this application to run concurrently with an Abandonment application (ABN-
2020-01284).  The Applicant followed up with an additional request for a postponement to the 
November hearings, to provide sufficient time to meet with neighboring communities that had raised 
concerns about the proposed use.  At time of publication of the Staff report, the Applicant was in the 
process of setting up meetings with the Breakers West, Whisper Oaks and Baywinds communities. 
 
NOVEMBER 5, 2020 ZONING COMMISSION: This item was on the Regular Agenda.  The Agent, 
Mr. Kevin McGinley, provided a presentation on the application, including a brief history on 
Equestrian Waste Management within the County (further outlined below), as well as a detailed 
overview of how the processing of the waste materials would occur on-site.  Following Mr. McGinley, 
Staff provided a presentation on the request, and provided a recommendation of approval for the 
Class A Conditional Use. 
 
Following the Applicant and Staff presentations, 10 comment cards in opposition to the request were 
read into the record by Commissioner Scarborough, for members of the public that did not wish to 
speak to the application.  Concerns raised included increased traffic, odor concerns, environmental 
impacts, pest concerns, as well as a concern related to the lack of engineering information of the 
proposed use.  An additional concern was that the type of processing being proposed for the 
equestrian waste has never been done. 
 
The Chair then recognized several attendees who wished to speak, with the first being Ms. Tiffany 
David, a representative for City of West Palm Beach Mayor Keith James, who spoke in opposition to 
the application.  Ms. David stated that she not only represented the City, but over 3,000 residents that 
could be impacted by the approval of the application.  Ms. David stated that the Applicant had failed 
to engage with the community, and also noted potential impacts to residential and commercial 
developments within the vicinity, including but not limited to soil, groundwater and odor impacts.  She 
also noted that not only would the Baywinds community which is within the jurisdiction of the City of 
West Palm Beach be possibly impacted, but also the communities of Adros Isles and Riverwalk, 
which are located on the north side of Okeechobee Blvd. 
 
Following Ms. David, 7 members of the public spoke in opposition to the application.  Concerns raised 
were similar to the concerns outlined in the aforementioned comment cards.  Further, there were 
concerns about monitoring of the use itself, and who would be making sure that the control measures 
to maintain adequate odor control, soil and groundwater contamination would be maintained to 
adequate health and safety standards.  Lastly, residents voiced concerns on why this development 
was required in this location so close to residential development within the County, and not closer to 
where the waste is coming from, or elsewhere further from residential development.  
 
Mr. Josh Long also spoke in opposition to the application, indicating he was representing the Property 
Owner directly to the west of the subject site (U-Pull-&-Pay).  Mr. Long stated that the Applicant and 
himself, on behalf of the Owner, had worked diligently on the concerns stemming from the proposal 
and that between the Zoning Commission and the Board of County Commissioners meeting 
additional Conditions of Approval would be requested to address their concerns, which Mr. McGinley 
stated they are fully supportive of. 
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Further to all public comments, the Zoning Commission discussed several concerns and provided 
comments on the request, as follows: 
 
Commissioner Sowards outlined that he did have concerns that this is a pilot project, as this type of 
facility does not exist within the Country.  He noted that if there are issues with the system, residential 
development could be impacted by odors.  Further, he identified that if the use wasn’t appropriate in 
another area, he contemplated why it should be supported in this location.  The Commissioner stated 
that he would like a Condition related to monitoring of the use.  Commissioner Kern asked about the 
types of trucks that would be used to transport the material, noting that there could be runoff from the 
trucks, which may generate odors.  Mr. McGinley responded by stating these trucks have been in 
operation throughout the County for years, and Code Enforcement would be monitoring these 
concerns, if any.  Mr. McGinley also noted his community outreach, outlining his meetings with the 
Baywinds and Breakers communities, his outreach to the Whispering Oaks community, with the 
property’s immediate neighbors, and also stated that he spoke with a representative with Riverwalk, 
that did not see a need for a presentation on the proposal.  Commissioner Kern also noted he had 
some concerns with the close proximity to the L-5 Canal, and potential run-off.  Mr. McGinley 
responded by stating that the only liquid they process goes through the filtration system, and any 
other fluids would be through the sewer system. 
 
Commissioner Beatty outlined his understanding that US Sugar lands have previously been accepting 
this waste, will no longer be doing so come next year, and there will be an issue forthcoming on 
where the waste would go if this facility isn’t approved.  The Commissioner identified a concern on 
cleaning the facility and the trucks entering it and where the excess water would go, in which Mr. 
McGinley stated it would be recycled on-site.  The Commissioner also identified a concern for 
secondary containment for outside tanks if one failed, in which the Agent stated that could be 
accommodated.  The Commissioner asked about future expansion, in which the Agent stated that this 
is simply the first hurdle, and no expansion was considered at this time.  Lastly, he asked about 
backup power, and Mr. McGinley stated there is a backup generator that would be available if there 
was an unforeseen power outage.  Mr. McGinley also spoke to the Waste Transfer Station that exists 
to the south of the Breakers West Community on Belvedere Road, noting that there are no odor 
control measures for the facility, and that SWA had informed him that there was no Code 
Enforcement issues with the Transfer Station.  Commissioner Brumfield stated he has concerns 
about community outreach, but also noted that there were no environmental concerns with this 
application as there was with previous proposals in the Glades tier.  
 
Ms. Lisa Amara, Principal Planner with the Planning Division, gave a brief history on the difference 
between previous applications for Equestrian Waste Management, and this application, noting how 
this application would be fully indoors where previous proposals would have outdoor uses, and that 
the concerns from farmers were issues that could not be resolved.   
 
Commissioner Kanel had concerns related to the engineering of the equipment, and the degrading of 
the equipment used for the processing of the waste.  He also noted the trucks being a concern, and 
the need for a backup generator.  He also noted there wasn’t an environmental study, which was 
noted by the Applicant that it isn’t a requirement of the application.  Commissioner Burke stated she 
was confident with the proposal and the information provided. 
 
Mr. Jon MacGillis, Zoning Director, noted that regarding odors and nuisances, Code Enforcement 
could handle these concerns, but also identified that a Condition could be imposed in which the 
Applicant/third party provide a monitoring report 1 year from the Certificate of Occupancy, outlining 
compliance and any issues with the operation, to be submitted to the BCC, which the Commissioners 
supported.  Staff agreed to working with the Applicant on additional Conditions of Approval to address 
the concerns to the neighbor to the west.  Further, Staff affirmed they would add Conditions related to 
backup power, and secondary containment on all tanks and the use of non-corrosive materials. 
 
Commissioner Beatty made a motion to recommend approval of the Class A Conditional Use for an 
Equestrian Waste Management Facility, subject the Conditions of Approval and additional Conditions 
as noted above, seconded by Commissioner Kanel.  The motion carried by a vote of 7-0-0.   
 
 
CONDITIONS OF APPROVAL: Subject to comments made by the Zoning Commission, staff have 
added three additional Conditions of Approval, as follows: 
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• To require a permanent generator be maintained on site; 
• Requirement for a monitoring report to be completed by a third-party consultant within 1 year of 

the issuance of the certificate of occupancy, to confirm that all federal, state and county 
regulations are being adhered to; and, 

• Lastly, requiring that at time of Building Permit that the owner provide secondary containment and 
the use of non-corrosive materials for all tanks. 

 
As previously noted, the Applicant has indicated they are working with the neighboring Property 
Owner to the west of the subject site (across Benoist Farms Road) on additional Conditions of 
Approval.  At the time of publication, staff had not yet received the requested Conditions from the 
Applicant. 
 
PROJECT HISTORY:  The subject site was previously approved by the BCC on July 28, 1994, for a 
rezoning from Light Industrial to the General Industrial Zoning District.  As previously noted, a 
standalone Development Order Abandonment is being requested concurrently, in which the Applicant 
is requesting to abandon the Voluntary Commitments (Conditions of Approval) that were part of 
rezoning application (Resolution R-1994-0951).   
 
EQUESTRIAN WASTE MANAGEMENT USE HISTORY: Formal discussions on the need for 
Equestrian Waste Management Facilities began in early 2013 with a workshop that was hosted by the 
Village of Wellington.  At that time, this use was classified as a Recycling Plant, which was limited to 
Industrial districts with a minimum of 5 acres unless entirely located within an enclosed structure, or 
the Public Ownership district. In early 2015, a Privately Initiated Amendment (PIA) to the ULDC was 
requested to be commenced to allow for the use to be located within the Agricultural Residential (AR) 
and Agricultural Production (AP) Zoning districts.  In late 2015 and early 2016, the BCC chose to 
forgo initiating the requested amendment, and directed County Staff to research the Equestrian 
Waste Management Use, and work towards a long-term solution to Equestrian Waste Management 
issues. Further, the Commission directed Staff complete due diligence on research of the use, and 
meet with all players to develop a long term solution to the issue. 
 
In the fall of 2016, the County moved forward with a Comprehensive Plan amendment to establish an 
Equestrian Waste Pilot Project within the AP district, with associated changes to the ULDC.  This Pilot 
Project was adopted by the BCC, and would have allowed for the processing of a 31.60 acre privately 
proposed future land use (FLU) amendment called Horizon Composting (LGA 2017-012), utilizing the 
program in the Everglades Agriculture Area (EAA).  The Pilot Program was later repealed and the 
Horizon applications withdrawn due to issues regarding food safety in the EAA, raised by Glades 
Area representatives and agricultural interests.  With the repeal of the Pilot Program in 2017, the free-
standing Equestrian Waste Management Facility use is limited to lands within Industrial or Public 
Ownership Zoning.   
 
As part of previous Staff presentations on the use to the BCC, Staff identified one of the larger areas 
of industrially designated land in unincorporated Palm Beach County was generally located west of 
Jog Road, south of Belvedere Road, north of Southern Boulevard, and east of Royal Palm Beach.  
This area was identified as a possible location for an Equestrian Waste Management facility due to 
proximity to equestrian uses in central Palm Beach County, access from multiple Arterial roadways, 
and the existing heavy industrial uses in this area, as well as the separation from residential and 
agricultural uses. 
 
SURROUNDING LAND USES: 
 
NORTH:  
FLU Designation: Industrial (IND)  
Zoning District: General Industrial (IG)  
Supporting: Industrial (Contractor Storage Yard, Control No. 1994-00010)  
   
SOUTH (across unnamed street and LWDD R-O-W):  
FLU Designation: Industrial (IND)  
Zoning District: General Industrial (IG)  
Supporting: Industrial (Community Asphalt, Control No. N/A)  
   
EAST:  
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FLU Designation: Industrial (IND)  
Zoning District: General Industrial (IG)  
Supporting: Industrial (Contractor Storage Yard, Control No. 1994-00010)  
   
WEST (across LWDD E-2 Canal R-O-W and Benoist Farms Road):  
FLU Designation: Industrial (IND)  
Zoning District: General Industrial (IG)  
Supporting: Industrial (Recycling Center of Palm Beach County, Control No. 1994-00081)  
 
 
FINDINGS: 
 
Class A Conditional Use: When considering a Development Order application for a Conditional Use, 
or a Development Order Amendment, the BCC and ZC shall consider Standards a – h listed in ULDC 
Article 2.B.7.B.2, Standards.  The Standards and Staff Analyses are indicated below.  A Conditional 
Use or Development Order Amendment that fails to meet any of these standards shall be deemed 
adverse to the public interest and shall not be approved. 
 
a. Consistency with the Plan – The proposed use or amendment is consistent with the 

purposes, goals, objectives and policies of the Plan, including standards for building and 
structural intensities and densities, and intensities of use. 

 
o Consistency with the Comprehensive Plan: The proposed use or amendment is consistent with 
the Goals, Objectives and Policies of the Comprehensive Plan, including previous Land Use 
Amendments, densities and intensities of use.  
 
o Intensity: The maximum Floor Area Ratio (FAR) of .45 is allowed for a non-residential project 
with a IND FLU designation in the Urban Suburban Tier (228,686 surveyed sq. ft. 5.25 acres x .45 
maximum FAR = 102,908.7 sq. ft. maximum). The request for a total of 48,000 square feet equates to 
a FAR of approximately 0.21 (48,000 / 228,686 surveyed sq. ft. or 5.25 acres = 0.21).  
 
o Special Overlay District/ Neighborhood Plan/Planning Study Area:  The subject site is not 
located in a Special Overlay District/ Neighborhood Plan/Planning Study Area. 
 
b. Consistency with the Code - The proposed amendment is not in conflict with any portion of 
this Code, and is consistent with the stated purpose and intent of this Code.  
 
o Property Development Regulations: The Applicant requested through the review of this 
application that, although the principal access to the subject site is from Pike Road, that the property 
frontage be taken from Benoist Farms Road.  The Zoning Director agreed that in this particular case 
this can be granted.  Although the access will be from Pike Road, the affected area is adjacent to 
Benoist Farms Road.  By utilizing Benoist Farms Road as the project frontage and where front 
setbacks are applied, the required mechanical equipment for the structure such as the generator, 
water tanks and cooling system can be located behind the building (east side) where it will have little 
to no impact on the adjacent lands, whereas significant screening would be required if this equipment 
was on the west side of the structure adjacent to the roadway.  There is an emergency access that 
will be retained to Benoist Farms Road over the LWDD canal, but will be gated otherwise.  The 
affected area meets all minimum setback requirements per Table 3.D.1.A., Property Development 
Regulations.  
 
o Separation Distance:  The proposed facility is not within 1,000 feet of a food processing or 
packing plant.   
 
o Collocated Use:  The Applicant is not proposing any Collocated Uses with the facility.   

 
o Storage or Waste Processing Areas:   The proposed site is located within the Urban/Suburban 
Tier and therefore, Outdoor Storage is prohibited. 
 
o Architectural Review:  This use will be required to comply with the Architectural Guidelines 
specified in Article 5.C, Design Standards, due to being visible from a public street (Benoist Farms 
Road).  No Architectural elevations have been provided at this time. The Applicant has indicated they 
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intend to obtain Architectural review approval at time of application for Building Permits for the 
proposed structure.   
 
o Parking: The PSP indicates a total of 14 parking spaces, which includes two handicap spaces, 
one on the north side of the structure, and one on the south.  Further there are total of 3 loading 
spaces being provided on the south side of the building.  The Applicant is providing a 12 foot high 
wall on the west side of the loading areas, to provide screening to Benoist Farms Road, as required 
by Art. 6.E.4.A.3, Screening.  Foundation plantings are provided on the outside of the screening wall. 
 
o Landscape/Buffering: The subject site will be providing a 7.5 foot R-O-W buffer along Benoist 
Farms Road.  Per Art. 7.C.2.A.3.a. Width Reduction, the site is permitted to reduce the required 15 
foot R-O-W Buffer by 50 percent, where a project is separated from a R-O-W by a canal with a 
minimum width of 80 feet.  The Lake Worth Drainage District (LWDD) E-2 Canal R-O-W/Easement 
(O.R.B. 4317, g. 66) that runs parallel to Benoist Farms Road is approximately 100 feet in width. As 
such, the Applicant is permitted to utilize the R-O-W width reduction.  The quantity of required trees, 
palms, or pines required shall not be reduced because of the width reduction of the buffer. 
 
Along the north and west limits of the affected area, the PSP indicates an 8 ft. Compatibility buffer. 
Further, a 10 foot R-O-W Buffer is provided along the south property limits.  In addition to Landscape 
Buffers, Foundation Plantings have been provided for the structure along the west side of the 
structure, adjacent to Benoist Farms Road.  Foundation plantings are provided along the west side of 
the proposed structure, which provides additional landscaping along the Benoist Farms Road 
frontage.  
 
Per Art. 4.B.5.C.4.f, Landscaping Adjacent to Residential, as the subject site is not located within 250 
feet of a Residential Use or FLU, a Type 3 Incompatibility Buffer is not required. 
 
o Signs: The Applicant has submitted a Preliminary Master Sign Plan (PMSP-1), which is 
provided in Figure 5.  The Applicant proposes one freestanding sign along Pike Road, to identify the 
use on the affected area.  The proposed freestanding sign is part of the overall property owned by the 
Solid Waste Authority of Palm Beach County.  Further, the Applicant is proposing three wall signs.  All 
signage is consistent with Art. 8 requirements. 
 
c.  Compatibility with Surrounding Uses – The proposed use or amendment is compatible and 

generally consistent with the uses and character of the land surrounding and in the vicinity of 
the land proposed for development. 

 
The proposed use will be compatible with surrounding uses.  All lands surrounding the subject site 
are zoned Industrial, primarily Heavy Industrial (IG), and Public Ownership (PO), and support 
Industrial uses.  To the west across Benoist Farms Road is a self-service auto parts recycler 
(Recycling Center of Palm Beach County, Control No. 1994-0081).  To the south across an unnamed 
R-O-W and an LWDD R-O-W, is the Community Asphalt Corp.  To the east and north are lands 
owned of the Solid Waste Authority of Palm Beach County, which is also an Owner of the subject site, 
and is the lessor of the lands.  Access to the subject site will be from Pike Road, and will pass 
through the lands to the east.   As described under Consistency with the Code, the site will provide 
landscape buffers around the affected area to provide visual buffering from Benoist Farm Road and 
neighboring uses. 
 
d. Design Minimizes Adverse Impact – The design of the proposed use minimizes adverse 

effects, including visual impact and intensity of the proposed use on adjacent lands. 
 
As previously noted, the proposed development is adjacent to Benoist Farms Road, but will have its 
primary access from Pike Road to the east, through the Solid Waste Authority lands.  Although Pike 
Road provides the primary access, the subject property is located adjacent to Benoist Farms Road, 
across the existing LWDD E-2 Canal.  Generally, front setbacks for the structure are based on the 
location of the primary access.  In this specific case, as Pike Road is approximately 2,200 feet from 
the building, and the property has frontage and emergency access to Benoist Farms Road, front 
setbacks are measured from Benoist.  Further, required foundation planting is provided on the west 
side of the proposed structure along the building frontage.  Minimum side foundation plantings are 
also provided on the north and south side of the building.  With the frontage of the building being 
oriented towards Benoist Farms Road, the required mechanical equipment to service the facility will 
be located on the east side of the structure, minimizing visual impacts to the roadway as it will be 
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located behind the structure.  As previously noted, the Applicant is providing code compliant 
Landscape buffers around the affected area.   
 
Based on the aforementioned, the proposed development will limit adverse impacts to adjacent lands. 
 
e. Design Minimizes Environmental Impact – The proposed use and design minimizes 

environmental impacts, including, but not limited to, water, air, storm water management, 
wildlife, vegetation, wetlands and the natural functioning of the environment. 

 
ENVIRONMENTAL RESOURCE MANAGEMENT COMMENTS: 
VEGETATION PROTECTION: The site is cleared. 
 
WELLFIELD PROTECTION ZONE: The property is not located within a Wellfield Protection Zone.  
 
IRRIGATION CONSERVATION CONCERNS AND SURFACE WATER: All new installations of 
automatic irrigation systems shall be equipped with a water sensing device that will automatically 
discontinue irrigation during periods of rainfall pursuant to the Water and Irrigation Conservation 
Ordinance No. 93 3. Any non stormwater discharge or the maintenance or use of a connection that 
results in a non stormwater discharge to the stormwater system is prohibited pursuant to Palm Beach 
County Stormwater Pollution Prevention Ordinance No. 93 15. 
 
ENVIRONMENTAL IMPACTS: There are no significant environmental issues associated with this 
petition beyond compliance with ULDC requirements. 
 
As part of the Lease Agreement between Horizon 880 and the SWA (see Exhibit E, SWA Lease 
Agreement), Section 4.06 Hazardous Substance/Pollutants outlines requirements for the disposal of 
hazardous materials, as well as requirements for storage containers.  
 
f. Development Patterns – The proposed use or amendment will result in a logical, orderly and 

timely development pattern. 
 
The overall area surrounding the subject lands are designated for industrial uses.  As noted in the 
Applicants Justification Statement, the development patterns along both Benoist Farms Road and 
Pike Road are generally industrial, with the overall area containing some of the most industrial uses in 
Palm Beach County.  The proposed Equestrian Waste Management Facility is an appropriate use 
based on both the designated Land Uses in the general vicinity, and the existing uses surrounding 
the subject site.   
 
g. Adequate Public Facilities – The extent to which the proposed use complies with Art. 2. F, 

Concurrency. 
 
ENGINEERING COMMENTS: 
The proposed equestrian waste management facility is expected to generate 96 net daily, 17 net AM 
peak, and 12 net PM peak hour tips. The build out of the project is assumed to be by 2022. 
 
There are no improvements to the roadway system required for compliance with the Traffic 
Performance Standards, because this project will have insignificant impact on roadways.  The project, 
though being on Benoist Farms Rd., will have access from Pike Rd. when it starts operation. 
 
Segment: Pike Rd from Turnpike Access to Belvedere Rd 
   Existing count: Northbound=306, Southbound=320 
   Background growth: Northbound=57, Southbound=60 
   Project Trips: Northbound=3, Southbound=3 
   Total Traffic: Northbound=366, Southbound=383 
Present laneage: 1 in each direction 
Assured laneage: 1 in each direction 
LOS “D” capacity: 810 per direction (assured lanes) 
Projected level of service: LOS D or better in both directions. 
 
PALM BEACH COUNTY HEALTH DEPARTMENT:  This project meets the Florida Department of 
Health's requirements. 
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FIRE PROTECTION: Fire protection has no concerns. 
 
SCHOOL IMPACTS: This is a nonresidential project, therefore ULDC standards do not apply. 
 
PARKS AND RECREATION: This is a nonresidential project, therefore Park and Recreation 
Department ULDC standards do not apply. 
 
h. Changed Conditions or Circumstances – There are demonstrated changed site conditions 

or circumstances, provided by the Applicant’s Justification Statement that necessitate a 
modification. 

 
The Applicant has indicated in their Justification Statement that there are no Equestrian Waste 
Management Facilities that are available to service Palm Beach County.  The Agent has outlined how 
there is a significant need for a facility such as this to dispose of manure and horse bedding waste, 
and proving one within an already established industrial area is the best suited location for a facility 
such as this.  This is further reinforced by County participation over the past several years with the 
equestrian industry, the Village of Wellington, PBC Solid Waste Authority, equestrian waste haulers, 
and other interested parties, in an effort to address longstanding issues with equestrian waste within 
the region.  While current waste removal efforts typically comply with State requirements for Best 
Management Practices for the disposal of equestrian waste, there have been ongoing environmental 
concerns that will be partially addressed by the proposed facility.  The Agent for this application had 
previously worked with Zoning Staff on a Privately Initiated Amendment to the ULDC to allow for this 
use within Rural or Agricultural areas, which Staff did not support due to concerns with impacts to 
residential uses, and preference that the use be located within Industrial areas in closer proximity to 
those areas of the County having the highest need for equestrian waste removal.  The subject site 
was specifically cited in numerous Staff presentations regarding preferred locations for this use.  
Subsequently, the ULDC was amended in 2017 to recognize this use. The Agent is coordinating with 
the County to establish this use on County owned lands, and this new facility will address a long 
identified need that recognizes the County’s efforts to further support equestrian uses within Palm 
Beach County. 
 
CONCLUSION:  Staff have evaluated the standards listed under Article 2.B. and determined that 
there is a balance between the need of change and the potential impacts generated by this change.  
Therefore, Staff is recommending approval of the request, subject to the Conditions of Approval in 
Exhibit C.  
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CONDITIONS OF APPROVAL 
 
 
Exhibit C: Class A Conditional Use (Equestrian Waste Management Facility) 
 
ALL PETITIONS 
1. The approved Preliminary Site Plan is dated July 13, 2020.  Modifications to the Development 
Order inconsistent with the Conditions of Approval, or changes to the uses or site design beyond the 
authority of the Development Review Officer as established in the Unified Land Development Code, 
must be approved by the Board of County Commissioners or the Zoning Commission. (ONGOING: 
ZONING - Zoning) 
 
ALL PETITIONS - MONITORING REPORT TO THE BCC 
2. Within one year of the issuance of the Certificate of Occupancy for the use, PZB - Planning Staff 
shall prepare a Monitoring Report to the BCC. The Property Owner shall submit to staff a third party 
consultant report that confirms the operation is in compliance with all Federal, State and County 
regulations for the use.  The report shall also confirm if any Code Enforcement violations have been 
issued and the status of each shall be included as part of the report. (ONGOING: MONITORING – 
Zoning) 
 
BUILDING 
1. At time of submittal of the building permits for any structures shown on the Final Site Plan, 
documentation shall be submitted by the Owner that demonstrates to Building staff that the necessary 
redundancy measures are in place for secondary containment of all tanks, and the use of non-
corrosive materials for all containment tanks. (BLDGPMT: BUILDING DIVISION - Zoning) 
 
ENGINEERING 
1. In order to comply with the mandatory Traffic Performance Standards, the Property Owner shall be 
restricted to the following phasing schedule: 
a. No Building Permits for the site may be issued after December 31, 2022, or as amended.  A time 
extension for this condition may be approved by the County Engineer based upon an approved Traffic 
Study which complies with Mandatory Traffic Performance Standards in place at the time of the 
request.  This extension request shall be made pursuant to the requirements of Art. 2.E of the Unified 
Land Development Code. (DATE: MONITORING - Engineering) 
 
2. Prior to issuance of the first Certificate of Occupancy or prior to October 1, 2021, whichever occurs 
first, the property owner shall either design, permit and construct a new access bridge to Benoist 
Farms Rd that complies with the minimum bridge standards in Article 11 of the Unified Land 
Development Code, OR design, permit and construct a new access road to Pike Rd that aligns with 
7th Pl N, or is located at least 175 feet south of the intersection with 7th Pl N or as approved by the 
County Engineer. (BLDGPMT/CO/DATE/ONGOING: MONITORING - Engineering) 
 
3. Instead of reconstructing the Benoist Farms Rd bridge, and prior to the issuance of the first 
Certificate of Occupancy or prior to October 1, 2021, whichever occurs first, a new access to Pike 
Road may be designed, permitted, and constructed by, or as authorized by, the property owner. This 
new access must also include, as part of this design, permitting, and construction process, a left turn 
lane South approach on Pike Road at the new driveway access connection. The costs associated 
with this process, construction, and completion of this project shall include, but are not limited to, 
utility relocations and acquisition of additional right-of-way, if required to complete the project as 
designed. The existing bridge on Benoist Farms Road shall remain open for emergency access. 
(BLDGPMT/CO/DATE/ONGOING: MONITORING - Engineering) 
 
4. Prior to the issuance of the first building permit, the Property Owner shall configure the property 
into a legal lot of record in accordance with provisions of Article 11 of the Unified Land Development 
Code or as otherwise approved by the County Engineer. (BLDGPMT: MONITORING - Engineering) 
 
HEALTH 
1. Owners and operators of facilities that generate hazardous, industrial, or toxic wastes shall not 
deposit or cause to be deposited any such wastes into the sanitary sewer system unless adequate 
pretreatment facilities approved by the Florida Department of Environmental Protection (FDEP), the 
Florida Department of Health (FDOH), and the agency responsible for the sanitary sewage system 
are used. (ONGOING: CODE ENF - Health Department) 
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SITE DESIGN 
1. A permanent generator shall be maintained on-site. (ONGOING: MONITORING - Zoning) 
 
COMPLIANCE 
1. In Granting this Approval, the Board of County Commissioners relied upon the oral and written 
representations of the Property Owner/Applicant both on the record and as part of the application 
process.  Deviations from or violation of these representations shall cause the Approval to be 
presented to the Board of County Commissioners for review under the Compliance Condition of this 
Approval. (ONGOING: MONITORING - Zoning) 
 
2. Failure to comply with any of the Conditions of Approval for the subject property at any time may 
result in: 
a. The Issuance of a Stop Work Order; the Issuance of a Cease and Desist Order;  the Denial or 
Revocation of a Building Permit;  the Denial or Revocation of a Certificate of Occupancy;  the Denial 
of any other Permit, License or Approval to any developer, owner, lessee, or user of the subject 
property;  the Revocation of any other permit, license or approval from any developer, owner, lessee, 
or user of the subject property; the Revocation of any concurrency;  and/or 
b. The Revocation of the Official Map Amendment, Conditional Use, Requested Use, Development 
Order Amendment, and/or any other zoning approval;  and/or 
c. A requirement of the development to conform with the standards of the Unified Land Development 
Code at the time of the finding of non-compliance, or the addition or modification of conditions 
reasonably related to the failure to comply with existing Conditions of Approval;  and/or 
d. Referral to Code Enforcement;  and/or 
e. Imposition of entitlement density or intensity. 
 
Staff may be directed by the Executive Director of PZ&B or the Code Enforcement Special Master to 
schedule a Status Report before the body which approved the Official Zoning Map Amendment, 
Conditional Use, Requested Use, Development Order Amendment, and/or other zoning approval, in 
accordance with the provisions of Section 2.E of the ULDC, in response to any flagrant violation 
and/or continued violation of any Condition of Approval. (ONGOING: MONITORING - Zoning) 
 
DISCLOSURE 
1. All applicable state or federal permits shall be obtained before commencement of the development 
authorized by this Development Permit. 
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Figure 1: Future Land Use Map
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Figure 2: Zoning Map 
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Figure 3: Aerial
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Figure 4: Preliminary Site Plan (PSP-1), dated July 13, 2020
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Figure 5: Preliminary Master Sign Plan (PMSP-1), dated July 13, 2020 
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Exhibit D: Disclosures (Applicant)
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Exhibit D: Disclosures (Property Owner) 
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Exhibit E: SWA Lease Agreement 
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	PROJECT HISTORY:  The subject site was previously approved by the BCC on July 28, 1994, for a rezoning from Light Industrial to the General Industrial Zoning District.  As previously noted, a standalone Development Order Abandonment is being requested...

