PLANNING AND ZONING BOARD
REGULAR MEETING/PUBLIC HEARING
November 01, 2012, 6:00 P.M.
Hardee County Board of County Commissioners Board Room
412 W. Orange Street, Courthouse Annex, Room 102, Wauchula, FL 33873

MINUTES
Planning and Zoning Board Staff
Ralph Arce, present Kevin Denny, AICP, Planning/Develop. Director
Roger Conley, Vice Chairperson, present present
John Deer, present Joshua Cheney, AICP, Planner Ill, present
Shawna Lambert, present BdJ Haney, present

Gordon Norris, present
Oscar Ortiz, present
Mike S. Thompson, Chairperson, present

Mark White, present The Herald-Advocate staff present

Chairman Thompson called the Regular Meeting to order at 6:00 P.M.; a quorum was present.

Attendees pledged allegiance to the American Flag followed with prayer by Board Member
Norris.

The Board was advised that the Public Notice for the Regular Meeting/Public Hearing was
published in The Herald-Advocate on 10/18/12 with Affidavit of Publication on file and that
advertisements/public notices were properly posted.

Notary Public Haney administered Oath to those wishing to offer testimony.

MOTION by Norris, second by Board Member Lambert to approve Minutes of 10/04/12 Regular
Meeting/Public Hearing as printed and mailed. Motion carried unanimously.

MOTION by Board Member Deer, second by Board Member Arce to approve Minutes of
12/15/11 Joint Meeting with Board of County Commissioners to receive 2011-2012 Annual
Report from CF Industries, Inc. as printed and mailed.

Agenda No. 12-23

Board was advised of a request from E.L. Davis, Jr. as property owner, by the through the
Authorized Representative representing Bio Nitrogen Corp. for a recommendation for approval
of a Major Special Exception containing a Concept Development Plan for a biomass-fed urea
fertilizer manufacturing operation on 40.20+/-acres zoned A-1 (Agriculture) on land in the Rural
Center Future Land Use District.

Board and County Staff were provided with a copy of the application, Staff Report including staff
recommendation, conclusion and recommended conditions for approval prior to the 11/01/12
public hearing.

Pianning/Development Planner lll Cheney being sworn advised:

« Bio Nitrogen Corp is proposing to develop a biomass-fed urea fertilizer manufacturing
plant that will operate on a 40.20+/-acre site located approximately 675 feet North of
Vandolah Rd., on the East side of CR663N;

» the A-1-zoned subject site is situated in the Rural Center Future Land Use District and is
presently being utilized for agricuiture purposes as pasture;

= the subject site is adjacent to Vandolah Power Generation Plant and Progress Energy
electrical substation;

» the proposed fertilizer plant plans to transform agricultural waste and other biomass
materials into urea that can then be sold to ag wholesalers and retails as a crop fertilizer;

« the driveway access for the subject site will be from CRE663N and the major site
improvements plan to include:

--an 80,000-sq-ft biomass storage building,
—-02 ammonia transfer tanks (with a maximum height of 20 ft);
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--a 40,000-sq-ft heat recovery/ammonia operations equipment area;
--a 9,000-sq-ft gasification equipment area;
--a 14,250-sq-ft urea operations equipment area;
--a 14,250-sq-ft utilities equipment area;
--a 5,500-sq-ft administration and control building;
--a 60,000-sq-ft urea warehouse that may contain up to 15,000 tons of material;
--02 urea silos (2,500-ton and 5,000-ton total with a maximum height of 40 ft);
--parking lot and loading area;
--fire water storage tank;
--gight-ft chain link perimeter fencing and required landscape buffering;
s the project will secure required permits from Southwest Florida Water Management
District (SWFWMD).

Cheney noted that a Major Special Exception with a Concept Development Plan must be
approved by the Board of County Commissioners before the applicant can submit a site
Development Plan and Site Construction Plan to proceed with eventual vertical construction
permitting and development of the property.

Cheney pointed out that:

e Staff does not expect that the project will generate much in the way of odors, glare,
noise and traffic;

» the urea fertilizer manufacturing operation at this site is estimated to produce
approximately 152 trips per day and CR663N at this point should be able to maintain its
current Level of Service (LOS);

» the applicant has proposed a railroad spur and when it is operational the vehicle traffic
should be reduced;

» within the project site, the proposed buildings, storage tanks and silos will all be
designed to comply with the 40-ft maximum height requirement for A-1-zoned lands;

« the proposed use is compatible with the adjacent uses and is consistent with the
surrounding development pattern.

Cheney advised that with regard to fire and safety issues, the applicant will be required to
comply with all applicable federal, state and local safety requirements, building codes, fire
prevention codes and emergency plans and procedures will be developed and implemented, as
necessary, to mitigate any potential hazards that may occur at the project site. '

Cheney advised that Staff recommends approval of the Major Special Exception with Concept
Development Plan with the recommended conditions, to-wit:

{(01) This approval shall only be for the Major Special Exception Application and the
accompanying Concept Development Plan which depicts a biomass-fed urea fertilizer
manufacturing plant. Biomass materials shall be restricted to residual agricultural and
biomass solid waste. This shall not include general municipal waste.

(02) The proposed project shall have public road frontage and approved access to CR663
N prior to beginning any land clearing or development activity on the property.

(03) Except for safety purposes, lighting may be used only to illuminate buildings,
landscaping, signs, parking and loading areas. There shall be no bright, direct
illumination upon the adjacent properties or any public right-of-way.

(04) All perimeter fencing, may be opaque, and shall be interior to the required vegetative
buffering. Fencing material shall not solely consist of barbed and razor wire fencing
materials. The minimum height for the fencing shall be six feet from finish to grade.
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(05) Other than for safety purposes, there shall be no bulk storage of any of chemicals,
explosive gases, or other similar products not identified within this MSE application

(06)

(07)

without prior approval by the Hardee County Board of County Commissioners.

be maintained for functionality.

to be available.

Applicant shall provide a 30" Type C vegetative buffer along CR663N and buffer shall

Applicant shall connect to County provided central potable water once it is determined

Cheney entered the Staff Report and his testimony into the record; no objections were
presented.

Stephen Southwell, (Applicant’s Authorized Representative), 502 W. Main St., Wauchula, FL
being sworn presented a power point of the proposed project and defined biomass and urea.
Southwell noted this project is an implementation of the policy that was put in place for this type
of development.

Frank J. Segredo, BioNitrogen Corp., 8725 N.W. 18" Terrace, Doral, FL (33172) being sworn
defined the biomass concept and manufacturing process.

Segredo pointed out that:
the project is an American clean tech company and it is an anticipated $150-million

investment;

52 fulltime jobs;

project does not create undo noises, product is odorless;
plans are to sell wholesale to local distributors;

the proposed project will not accept municipal solid waste . . . we will be using vegetation

biomass.

There was discussion relating to

reduction of fertilizer costs back to the farmer,
urea not used to a great extent in Florida now;

the project can produce granular, pellet and liquid;
the proposed project is the first plant in Florida;
abselutely sure the process will work;

plans are to be in production in the first quarter of 2014
ability to reduce cost of products by 1/10;

there are no other plants in the United States;
BioNitrogen Corp. headquarters is in Florida;

no hazards to the area,

no chemicals or gas in the process;

urea is not dangerous or explosive.

Some benefits to the County were noted such as:

50-52 fulltime jobs,

facility operating 24 hrs 7 days a week, 345 days/year;

average salary is $10,000 above Hardee County wages that are now $28,000;
the fulltime jobs do not include ancillary jobs like truckers and handlers;

this area was selected because the company is in Florida;

the technology was developed in the U.S,;

Hardee County is a great place to do business;

the area has the biomass material and there is a need for the final product;
this product has the ability to reduce the amount of fertilizer used.
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There was discussion regarding off-site impacts such as noise and Board was advised the
machinery is closed, system emits less than 85db at a distance of three feet from the
equipment. It was noted there are no emissions or odors from the manufacturing process, the
biomass moves through the system quickly, results are liquid, pellet and granular . . . . .
pelletized product for storage.

Board was advised that the closest residence is approximately 1.35 miles to the East of the
project site, and was advised that the plan is to produce 124,200 tons of product per year.

Robert ‘Bo’ Conerly, Kimley-Horn Associates, 3675 Innovation Dr., Lakeland, FL being sworn
described the Concept Development Plan and pointed out that the project will require other
permits like State of Florida, Department of Environmental Protection (FDEP) and Southwest
Florida Water Management District (SWFWMD);, . . .State of Florida, Department of
Transportation (FDOT) will review the railroad spur crossing.

Christopher Hatton, Kimley-Horn Associates, 655 N. Franklin St. {Suite 150), Tampa, FL being
sworn discussed the traffic study for CR663N.

Board discussed the recommended conditions and there was discussion about restricting the
biomass solid waste to vegetation only.

BOARD RECESSED 7:10 P.M.; RECONVENED 7:20 P.M.
Chairman called for public input.

Frank Kirkland, (3846 Fussell Rd.), Bowling Green, FL being sworn:
o requested the biomass to be greatly defined so that no garbage is processed on that
property;
¢ inquired what byproducts would come from the process.

Kirkland inquired about what the process’s filters pick up and was advised that there could be
small amounts of ash, and that the filtration system takes care of any byproducts.

Kevin Denny, AICP, Hardee County Planning/Development Director, 110 South 9" Ave.,
Wauchula, FL being sworn advised that the Major Special Exception would have to be modified
if the applicant sells the land and there is any change in the use or operation.

Board determined for Condition No. 01 to read:
* . .. this approval shall only be for the Major Special Exception application and the accom-
panying Concept Development Plan which depicts a biomass-fed urea fertilizer
manufacturing plant. Biomass materials shall be restricted to residual agricultural and
vegetative biomass solid waste. This shall not include general municipal solid waste.

MOTION by Board Member Coniey second by Norris to RECOMMEND APPROVAL to the
Board of County Commissioners for Agenda No. 12-23 of a Major Special Exception containing
a Concept Development Plan for a biomass-fed urea fertilizer manufacturing operation on
40.20+/-acres zoned A-1 (Agriculture) on land in the Rural Center Future Land Use District
based on the Staff Report, recommendation for approval, recommended conditions with
Condition No. 01 to read:
“ ... this approval shall only be for the Major Special Exception application and the accom-
panying Concept Development Plan which depicts a biomass-fed urea fertilizer
manufacturing plant. Biomass materials shall be restricted to residual agricultural and
vegetative biomass solid waste. This shall not include general municipal solid waste
and based on the testimony presented, and the evidence received in the public hearing. Motion
carried unanimously.

BoCC to hold public hearing and receive a recommendation from the Planning/Zoning Board
pertaining on Thursday, November 15, 2012, 6:05.M. or as soon thereafter.
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Cheney requested a total count of those planning to register for and attend the November 09,
2012 Planning Commissioners’ training seminar at the Bok Tower, County will furnish
transportation and pay the $15 registration fee; County vehicle will leave the P/D office at 7:30

a.m. on that day.

Thompson encouraged the meeting to vote and stated that it has been a privilege to be a
member of the Planning/Zoning Board saying this in case this is my last meeting.

Board was advised of next REGULAR P/Z MEETING/PUBLIC HEARING, Thursday, December
06, 2012, 6:00 P.M.

With no further business, Board adjourned at 7:38 P.M.

DL

B.J. Haney, Acting Recom&éSecretary
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