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PALM BEACH COUNTY  
ZONING APPLICATION STAFF REPORT 

ZONING COMMISSION, SEPTEMBER 5, 2024 

A. Application Summary

I. General
Application Name: South Florida Fair - North Lots, Z/DEV-2024-00722 
Control Name: South Florida Fair (2024-00082) 
Applicant / Owner South Florida Fair & PBC Expositions, Inc. 
Agent: Urban Design Studio - Tyler  Woolsey - Jean-Louis  Lentzy 
Project Manager: Imene Haddad, Senior Site Planner, AICP 

Title: Official Zoning Map Amendment Request:  to allow a rezoning from the General Industrial (IG) 
Zoning District in part on 5.33 acres and Light Industrial (IL) Zoning District in part on 3.74 acres to the 
Public Ownership (PO) Zoning District on 9.07 acres  

Title:  Public Ownership Deviation Request:  to eliminate interior Landscape Islands and relocate 
required tree plantings to the perimeter landscape buffers and eliminate divider medians for the north 
lot on 5.33 acres 

Application Summary:  The proposed application is for land area associated with the South Florida 
Fair and referred to as the "North Lots" for the purposes of this application.  There are no prior approvals 
by the Board of County Commissioners (BCC) for the subject parcels.  The application is comprised of 
two parcels. The northern 5.33-acre parcel currently supports a 12,320 square foot warehouse and is 
use by the South Florida Fair as equipment and vehicle storage.  The southern 3.74-acre parcel was 
recently contracted or 'de-annexed' from the Village of Royal Palm Beach, and is used for overflow 
parking for fair events.  

The requests propose to rezone from the General Industrial (IG) Zoning District on 5.33 acres and from 
the Light Industrial (IL) Zoning District on 3.74 acres to the Public Ownership (PO) Zoning District on a 
total of 9.07 acres.  In addition, the Applicant is also requesting Public Ownership Deviations from the 
landscape requirements to eliminate interior landscape islands, relocate tree plantings, and eliminate 
divider medians on the northern lot.  Access to the site will remain from Belvedere Road and Weisman 
Way. 

II. Site Data
Acres: 9.07 acres 
Location: South side of Belvedere Road, approximately 0.3 miles west of Sansbury's Way 
Parcel Control: 00-42-43-27-05-007-0061; 72-42-43-27-05-007-0073
Future Land Use: Industrial (IND)
Zoning District: General Industrial District (IG); Light Industrial (IL)
Proposed Zoning: Public Ownership (PO)
Tier: Urban/Suburban
Utility Service: Palm Beach County Utility Department (PBCWUD)
Overlay/Study: N/A
Neighborhood Plan: N/A 
CCRT Area: N/A 
Comm. District: 6, Commissioner Sara Baxter 

III. Staff Assessment & Recommendation

ASSESSMENT:  Staff has evaluated the standards listed under Article 2.B.7.A.2 and 2.B.7.G.3 , and 
determined that the requests meet the standards of the ULDC subject to Conditions of Approval as 
indicated in Exhibit C. 
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STAFF RECOMMENDATION: Staff recommends approval of the request, subject to the Conditions of 
Approval as indicated in Exhibit C-1 and C-2. 
 
PUBLIC COMMENT SUMMARY: At the time of publication, Staff had received no contacts from the public 
regarding this application. 

IV.  Hearing History 
 
ZONING COMMISSION:  Scheduled for September 5, 2024 
 
BCC HEARING:  Scheduled September 26, 2024 
 
B. Data & Analysis  

 
I. Exhibits Page 
A. Future Land Use Map & Zoning Map 3-4 
B. Standards Analysis & Findings 5-10 
C. Conditions of Approval 11-12 
D. Project History 13 
E Survey June 24, 2024 14-15 
F Alternative Landscape Plan July 26, 2023 16 
E. Disclosure of Ownership 17-22 
F. Utility Letter 23 
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Exhibit A - Future Land Use Map  
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Exhibit A - Zoning Map 

 

 
  



South Florida Fair - North Lots    Page 5 
Z/DEV-2024-00722 

Exhibit B - Standards Analysis & Findings  
(Official Zoning Map Amendment) 

 
FINDINGS: 
 
Official Zoning Map Amendment (Rezoning) to a Standards District Standards:   
 
Article 2.B.7.B.2, Standards for an Official Zoning Map Amendment (Rezoning) to a Standard District are 
indicated below with Staff Analysis.  A request that fails to meet any of these Standards shall be deemed 
adverse to the public interest and shall not be approved by the Commission. 
 
a. Consistency with the Plan - The proposed amendment is consistent with the Plan. 
 
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 Relevant Comprehensive Plan Policies: Future Land Use Element (FLUE) Policy 2.2-f establishes 
the consistent non-residential zoning and planned development districts for the Non-Residential Future 
Land Use Designations in Table 2.2-f.1, Non-Residential Future Land Use - Zoning Consistency. The 
proposed Public Ownership (PO) Zoning District is consistent with the existing Industrial (IND) Future Land 
Use designation.  
 
o Intensity: The request does not necessitate a site plan; however, the Justification Statement 
indicates an intent to utilize the subject site for parking associated with fairground events.  The maximum 
Floor Area Ratio (FAR) allowed for the Industrial future land use designation in the Urban/Suburban Tier 
is 0.85 (395,089 square feet (sq. ft.) or 9.07 acres combined x 0.85 maximum FAR = 335,826 sq. ft. 
maximum). 
 
o Special Overlay District/Neighborhood Plan/Planning Study Area:  The site is not located within any 
neighborhood plans, overlays or plan study areas as identified in the Comprehensive Plan. 

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. 

 
The subject site is currently zoned General Industrial (IG) and Light Industrial (IL).  The proposed rezoning 
to the Public Ownership Zoning District (PO) is consistent with the existing IND Future Land Use 
designation pursuant to Table 2.2.1-j-1 of the Comprehensive Plan.  The subject parcels are not currently 
included within the Final Site Plan of the South Florida Fairgrounds, however they are owned and are used 
for equipment storage and overflow parking during fair events. In accordance with ULDC Article 3.D.1.A., 
Property Development Regulations (PDR) for Standard Zoning Districts, the proposed PO Zoning District 
is exempt from meeting the minimum PDRs.  However, the (PO) District shall be subject to the Floor Area 
Ratio (FAR) requirements of the Comprehensive Plan.  The proposed amendment is not in conflict with 
any portion of the Code, and is consistent with it’s stated purpose and intent.  
 
o Property Development Regulations: In accordance with ULDC Article 3.D.1.A., Property 
Development Regulations (PDR) for Standard Zoning Districts, the proposed PO Zoning District is exempt 
from meeting the minimum PDRs.  However, the PO District shall be subject to the Floor Area Ratio (FAR) 
requirements of the Comprehensive Plan. 
 
c. Compatibility with Surrounding Uses - The proposed amendment is compatible, and generally 

consistent with existing uses and surrounding zoning districts, and is the appropriate zoning district 
for the parcel of land.  In making this finding, the BCC may apply an alternative zoning district. 

 
The site is bounded by a variety of land uses. Directly to the north across from Belvedere Road is the 
existing residential development Breakers West PUD (Control No.1973-00219). To the south across from 
Weisman Way is the South Florida Fairgrounds (Control No.1985-00144). To the east of the site is the 
South Florida Water Management District Field Station (Control No. 1986-00086) and the Belrub Industrial 
Park (Control No. 1976-00062).  To the west of the site is the Titan Ready Mix concrete supplier site 
(Control No. 1986-00086). The proposed rezoning to the PO Zoning District is consistent with the adjacent 
PO-zoned South Florida Fairgrounds Parcels and is consistent with the surrounding Industrial land use. 
Staff finds the proposed PO Zoning District is generally compatible and consistent with the surrounding 
uses and is the appropriate zoning district for the parcels of land.  
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d. Effect on Natural Environment – The proposed amendment will not result in significantly adverse 
impacts on the natural environment, including but not limited to water, air, stormwater management, 
wildlife, vegetation, wetlands, and the natural functioning of the environment. 

 
○  Vegetation Protection: The application request does not impact native vegetation.  
 
○ Wellfield Protection Zone: This property is not located within 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 Palm Beach County Mandatory Year-Round Landscape Irrigation 
Conservation Measures Ordinance, Ordinance No. 2022-007. Any non-storm water discharge or the 
maintenance or use of a connection that results in a non-storm water discharge to the storm water system 
is prohibited pursuant to Palm Beach County Storm water Pollution Prevention Ordinance No. 93-15.  
 
○ Environmental Impacts: There are no significant environmental issues associated with this petition 
beyond compliance with ULDC requirements. 
 
e.  Development Patterns – The proposed amendment will result in a logical, orderly, and timely 

development pattern. 
 
The surrounding area currently supports a variety of land uses, including Residential, Commercial, 
Institutional, and Industrial. The existing South Florida Fairgrounds is situated on a PO-zoned lot directly 
south of the subject parcels. Rezoning to the PO Zoning District will provide consistency with the adjacent 
parcels of the overall site, and provide more appropriate and useful Zoning District for the South Florida 
Fairgrounds activities. The site is currently owned and operated by the South Florida Fairgrounds, and will 
not affect the existing development pattern of the area. The proposed rezoning will therefore result in a 
logical, orderly, and timely development patter.  
 
f. Adequate Public Facilities – The proposed amendment complies with Art. 2.F, Concurrency 

(Adequate Public Facility Standards).  
 
ENGINEERING COMMENTS:  This is a rezoning application for two contiguous parcels, which will be part 
of the existing South Florida Fairgrounds and will function as accessory use for the operation of the 
Fairground. This rezoning will have minimal additional traffic impact. 
 
There are no proposed Engineering conditions of approval associated with this application.   
 
WATER AND WASTEWATER: Staff has reviewed this application and have no comment. The Water and 
Waste provider is Palm Beach County water Utility Department (PBCWUD). The Applicant has provided a 
letter (Exhibit F) dated October 18, 2023June 28, 2024 indicating availability for the proposed development.    
 
PALM BEACH COUNTY HEALTH DEPARTMENT:  This project has met the requirements of the Florida 
Department of Health. 
 
SCHOOL IMPACTS: The School Board has no comment regarding this non-residential application. 
 
PARKS AND RECREATION: The Parks and Recreation Department has no comment on the proposed 
zoning amendment. 
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FIRE PROTECTION: Staff has reviewed this application and have no comment. The subject site is located 
within the boundaries of PBC Fire Station #29. 
 

 
 
g.  Changed Conditions or Circumstances – There are demonstrated changed site conditions or 

circumstances provided by the Applicant’s Justification Statement that necessitate the amendment. 
 
The Applicant’s Justification Statement indicates that the changed circumstances consist of the contraction 
of the parcel formerly in Royal Palm Beach and that “to rezone the subject parcels to the Public Ownership 
(PO) zoning district in order for the parcels to be consistent with the established PO zoning of the overall 
South Florida Fairgrounds and to ultimately include both parcels within the Final Site Plan of the 
Fairgrounds.”  
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Public Ownership (PO) Zoning District Deviation Standards:   
 
Deviation Code Section Required Proposed Deviation 

D1 Article 
7.C.4.A.1.a. 

One landscape island per 
ten spaces (maximum  
100 feet apart)(25 islands) 

Eliminate all landscape 
islands (-25 islands) and 
relocate trees (25) to 
perimeter landscape 
buffer of north lot 

Provide zero landscape 
islands and relocate 25 
tree to the  perimeter 
landscape buffer of north 
lot 

D2 Article 
7.C.4.B.1 

Locate divider medians 
between every third aisle or 
sixth row of parking spaces, 
and between all parking 
and vehicular use areas (1 
divider median) 

Eliminate divider median 
and associated 
vegetation  

Provide zero divider 
medians (-1 median) and 
the associated 
vegetation 

 
Pursuant to Article 2 of the Unified Land Development Code, for PO Deviations the Applicant is responsible 
for preparing a Staff Report Analysis and recommendation for the BCC to consider.  The following analysis 
has been provided by the Applicant. 
 
APPLICANT’S INTRODUCTION AND SUMMARY:  South Florida Fair & PBC Expositions Inc. 
(Owner/Applicant) is requesting a landscape PO deviation to accommodate the proposed improvements 
and intended use of the subject parcel for continuation of permitted uses in support of the South Florida 
Fairgrounds (Fair). Specifically, the proposed improvements permitted will allow for the most efficient use 
of the parcel for overflow parking, equipment storage, and the parking of Fair vendor vehicles during the 
length of the Fair. As described in the companion justification statement by the Applicant, the +5.33-acre 
subject parcel currently supports the primary operation of the Fair on adjacent parcels to the south across 
Weisman Way. The site is currently improved with an existing warehouse structure of approximately 
12,000 square feet with the balance of the parcel utilized for outdoor equipment and vehicle storage and 
overflow parking during Fair events. Since 1912, the annual South Florida Fair is established as one of 
South Florida’s oldest and largest community events with more than half a million visitors attending over 
the three weeks of the Fair season each January. Fairgoers enjoy a variety of stage shows, concert 
performances, educational and interactive experiences, rides, agricultural expositions, shopping, food, and 
more.  
 
The Fair is made possible through the organization and contribution of countless small business vendors 
and operators, many of which reside within recreational vehicles on the Fair property for the extent of the 
Fair season. Presently, the vendor parking is primarily accommodated along the periphery of customer 
parking fields. This configuration, while effective, is not ideal as it does not allow for a dedicated and 
secured location for vendor parking and detracts from available visitor parking proximate to the Fair entry. 
As the Fair’s success continues, the Applicant seeks to provide a designated area with improved facilities 
to best address the needs for vendor parking. It is preferable to relocate the vendor parking on the subject 
parcel in order to create a dedicated and secured location for the vendors that provides the necessary 
infrastructure to serve recreational vehicles. As such, the Applicant is proposing to improve the subject 
parcel with 131 parking spaces striped at 17-feet-wide by 50-feet-deep provided with necessary electric 
and water hookups to serve the recreational vehicles typically utilized by Fair vendors. Access to the site 
will be controlled by Fair staff and is provided from Weisman Way through the adjacent parcel to the south 
as well as an existing curb-cut onto Belvedere Road which will be gated to restrict access.  
 
A Final Alternative Landscape Plan (FALP) has been provided to depict the general site improvements 
proposed as well as the specific landscape deviations being requested. The requested deviation pertains 
to the regulations of the Palm Beach County Unified Land Development Code (ULDC) for interior 
landscaping required within vehicular use areas. The deviation is proposed in light of the nature of the use 
described above and the need to accommodate large recreational vehicles and related infrastructure. The 
interior landscaping deviations are intended to allow for the sufficient circulation and storage of up to 131 
recreational vehicles for the extent of the Fair event without conflict with landscape materials. The required 
planting materials are proposed to be relocated to perimeter landscape buffers to increase the 
effectiveness of these buffers as screening for adjacent parcels. Therefore, approval of the deviations will 
result in no loss of vegetation as otherwise required by the ULDC, but will allow the required landscape 
materials that are the subject of the deviation to be most appropriately installed in an alternate location 
within the perimeter landscape buffers of the subject parcel. Additional information and details of provided 
throughout the remainder of this report. 
 

Exhibit B - Standards Analysis & Findings   
(Public Ownership Deviation) 
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FINDINGS:  
 
Pursuant to ULDC Article 7.B.1.C.2., deviations are permitted for development supporting government 
facilities within the Public Ownership (PO) Zoning District, subject to approval by the BCC. Standards for 
granting deviations are enumerated within the ULDC to assist the review, evaluation, and rendering of a 
final determination upon a proposed deviation. An assessment of the proposed deviation has been 
conducted and a response to each standard follows: 
 
a. The proposed deviation(s) maintains compatibility with the uses and character of land 
surrounding and in the vicinity of the land proposed for development. 
 
APPLICANT’S RESPONSE:  Properties surrounding the subject parcel as designated with Industrial 
Future Land Use (FLU) categories and zoning district are currently developed with a range of industrial 
uses. The existing use of the site for outdoor storage is currently compatible with surrounding uses. 
Compatibility with surrounding uses and the character of surrounding lands will be maintained, if not 
improved, as the proposed deviation seeks relief from internal planting requirements and proposes to 
increase the number of plantings within perimeter landscape buffers. In this way, the proposed site 
improvements as permitted by the proposed deviation will most effectively increase the buffering provided 
for adjacent parcels. Further, the proposed use and related site improvements represents an improvement 
to the existing conditions to increase the degree of compatibility with the character of the surrounding 
parcels. The required internal landscaping would serve only to benefit the interior aesthetic of the site, 
whereas, the proposed relocation of planting materials to the perimeter buffers serves to benefit adjacent 
parcels with enhanced screening to buffer any potential impacts from the use of the subject parcel. The 
required ROW buffer along Belvedere Road and compatibility buffers along other property lines will be 
enhanced with the additional plantings relocated from interior parking islands to result in more substantial 
perimeter buffering and effectively enhancing the compatibility of the site with any surrounding uses.   
 
STAFF’S RESPONSE:  The proposed PO landscaping deviation meets this standard. 
 
b. Adverse effects on adjacent uses and lands, including but not limited to visual impact, are 
determined to be minimal or otherwise negligible upon review and consideration of surrounding 
lands, uses, zoning, future land use (flu), character, and/or other preexisting conditions. 
 
APPLICANT’S RESPONSE:  No adjacent or surrounding properties will be adversely impacted by the 
proposed deviations. On the contrary, adjacent parcels will benefit from the alternative location of requiring 
planting materials to perimeter landscape buffers. The parcel has been used for outdoor storage, 
maintenance, and other ancillary uses in support of the Fair for more than 15 years in the similar 
configuration to the current site conditions. Presently, perimeter landscape buffers are minimal and no 
interior landscaping is provided within the site. Adjacent industrial uses orient rear façade and parking 
areas in proximity to shared property lines. The proposed deviations will enable the Applicant to proceed 
with intended site improvements to enhance the overall aesthetic and functionality of the site while 
enhancing perimeter landscape buffers to more effectively screen adjacent properties. Any potentially 
adverse effect on surrounding properties is intended to be mitigated by the alternative location of required 
plantings to perimeter landscape buffers which will increase the effectiveness of these buffers to screen 
adjacent uses from any noise, light, or other possible impacts associated with the existing and proposed 
use of the site.   
 
STAFF’S RESPONSE:  The proposed PO landscaping deviation meets this standard. 
 
c. Special or unique circumstances and/or factors exist that are applicable to the proposed use, 
structure, feature, or land proposed for development. 
 
APPLICANT’S RESPONSE: 
The subject parcel is owned and operated in direct support of the South Florida Fairgrounds which is 
unique in its position and use as a cultural staple of Palm Beach County. Serving a variety of functions in 
support of local government in addition to the primary use of the Fair and exposition events at the benefit 
of the public. As an organization serving the public, the Fair partners with local government and other 
agencies to serve the County’s residents through a variety of events and operations. The proposed 
deviations serve to allow the most compatible, efficient, and aesthetically pleasing improvement plan for 
subject parcel which directly supports the Fair’s operational abilities. Further, the Fair does partner with 
utility providers to accommodate the staging of vehicles for emergency or extreme weather events. By 
allowing for the proposed deviations, the Fair will improve a portion of their property in a manner that is 
better suited for such uses as may be necessary to serve the public.   
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d. The proposed deviation allows for reasonable and/or practical use of the land proposed for 
development. 
 
APPLICANT’S RESPONSE:   The proposed deviations allow for reasonable and practical use of the land 
proposed for development. In fact, the requested deviations allow for the most efficient use of the subject 
parcel for vendor parking and equipment storage to support the Fairground operations. The elimination of 
the required terminal landscape islands and divider median and the relocation of required internal 
plantings allows the parcel to accommodate large recreational vehicles in an efficient manner that does 
not conflict with site improvements such as landscaped parking islands. The proposed deviations not only 
allow for a more reasonable and practical use of the subject parcel but also for the overall Fair property 
by freeing up customer parking fields that previously accommodated vendor parking. The site 
improvements permitted by the requested deviations will result in an overall improved aesthetic for the 
site both internally and from adjacent parcels and roadways.  
 
STAFF’S RESPONSE:  The proposed PO landscaping deviation meets this standard. 
 
e. Approval of the deviation is consistent with the purpose, goals, policies, and objectives of the 
plan and this code. 
 
APPLICANT’S RESPONSE:   Approval of the requested deviations is consistent with the purpose, Goals, 
Objectives, and Policies of the Comprehensive Plan, and the Code. The proposed alternative planting 
location support the intent of Policy 1.2-b of the Plan, which requires that the County encourage and 
support sustainable urban development, including restoration, infill and adaptive reuse. The requested 
deviations support this policy by enhancing the existing perimeter buffer of the site to increase compatibility 
while most effectively accommodating the ongoing use of the site in support of the Fairgrounds. In 
furtherance of the intent of the Plan and the Code, the Final Alternative Landscape Plan (FALP) 
demonstrates that, upon approval of the requested deviations, the site would continue to be planted with 
the same overall quantity of vegetation as would result in the absence of this deviation.   
 
STAFF’S RESPONSE:  The proposed PO landscaping deviation meets this standard. 
 
f. Approval of the deviation is not injurious to the surrounding area or otherwise detrimental to 
public health, safety, and general welfare.  
 
APPLICANT’S RESPONSE:  The deviations will not be injurious to the surrounding area or otherwise 
detrimental to public health, safety, and general welfare. The subject parcel is presently utilized for outdoor 
equipment storage and occasional overflow parking in support of the operations of the Fairgrounds. The 
proposed site improvements represent a substantial improvement to the existing conditions of the site. 
The proposed deviations will allow the most efficient use of the site accounting for the circulation of large 
recreational vehicles without conflict with site improvements such as landscape islands. The proposed 
deviations dually serve to improve the overall aesthetic of the site as perceived from adjacent parcels and 
roadways. The primary use of the site will continue to be for equipment storage and vendor vehicle parking 
in direct support of the adjacent Fair use. The proposed site improvements made possible through the 
requested deviations will result in a more aesthetic, functional, and operationally efficient use of the 
Subject Property than exists today. In as much, the proposed site improvements and associated 
landscape design with deviations presents no potential health, safety, or welfare implications that would 
otherwise be safeguarded by installation of the internal landscaping that is the subject of this proposed 
deviation request.   
 
STAFF’S RESPONSE:  The proposed PO landscaping deviation meets this standard. 
 
APPLICANT’S CONCLUSION:  
In consideration of the foregoing reasons and findings of fact, staff recommends and respectfully requests 
Approval of the proposed deviations from ULDC Article 7 to allow for the relocation of the specified 
landscape materials to strategically selected locations within the site’s perimeter landscape buffers and 
the elimination of required landscape divider medians. As demonstrated herein, approval of this deviation 
request will result in no loss of required on-site plant material, reasonably cause no adverse impact to 
surrounding lands, and cause no harm to the general public while accomplishing the intention and 
reasonable goal of accommodating the parking and operational demands of the South Florida Fairgrounds 
to the benefit of the public. 
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Exhibit C-1 - Conditions of Approval 

 
Official Zoning Map Amendment on 9.07 acres 
 
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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Exhibit C-2 - Conditions of Approval 

 
Public Ownership Deviation on 5.33 acres 
 
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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The site is currently used as overflow parking for fair event and equipment storage and does not have any 
prior approvals by the Board of County Commissioners (BCC) 
  

Exhibit D - Project History 
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Exhibit E – Survey – North Lot 
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Exhibit E – Survey – South Lot 
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Exhibit F - Alternative Landscape Plan 
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Exhibit G – Disclosure of Ownership 
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Exhibit H - Utility Letter 
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