LOCAL PLANNING AGENCY (LPA) RECOMMENDATION to the 

BOARD OF COUNTY COMMISSIONERS


Regarding: Case No.    Z/LU-25-10-15
LPA Recommendation: At the October 8, 2015 public hearing, the Local Planning Agency continued this case to allow the applicant to amend the request to include a conditional overlay limiting the use of the subject property to one single family home and related accessory uses. (The vote was 6-0, in favor)
LPA Recommendation: The LPA finds that the proposed amendments are consistent with the Pinellas County Comprehensive Plan, and recommends approval of the proposed Zoning change and the Future Land Use Map amendment with the Conditional Overlay limiting the use to a single family home and related accessory uses. (The vote was 6-0, in favor)
LPA Public Hearings: December 10, 2015 & October 8, 2015
PLANNING STAFF RECOMMENDATION:

· Staff recommends that the LPA find that the proposed amendments to the Pinellas County Future Land Use Map (FLUM) and Zoning Atlas are inconsistent with the Pinellas County Comprehensive Plan based on the findings of this report.

· And further, Staff recommends that the LPA recommend denial of the proposed FLUM and Zoning Atlas amendments to the Pinellas County Board of County Commissioners.
CASE SUMMARY

APPLICANT’S NAME:
Ralph M. Wescott
DISCLOSURE:
Owner:  Ralph Wescott & Daughter: Teresa Wescott Lavrinc
REPRESENTED BY:
Teresa Wescott Lavrinc


	
	LAND USE CHANGE
	ZONING CHANGE

	FROM:
	Industrial Limited
	C-3, Commercial, Wholesale, Warehousing & Industrial Support

	TO:
	Residential Low Medium
	R-4-CO, One, Two & Three Family Residential – Conditional Overlay

	Conditional Overlay limiting the use of the property to one single-family home and related accessory uses.


PROPERTY DESCRIPTION: Approximately 1.1 acres located at the southwest corner of the intersection of 135th Place N and Palm Way in the unincorporated area of Largo (a portion of parcel 01/30/15/70416/400/1101)
PARCEL ID(S): A portion of 01/30/15/70416/400/1101
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PROPOSED BCC HEARING DATE: January 26, 2016
CORRESPONDENCE RECEIVED TO DATE:
No correspondence received.
PERSONS APPEARING AT THE LOCAL PLANNING AGENCY HEARING:
One person appeared in favor at the December 10, 2015 meeting.
SURROUNDING ZONING AND LAND USE FACTS:
	
	Land Use Category
	Zoning Designation
	Existing Use

	Subject Property:
	Industrial Limited
	C-3 
	Vacant

	Adjacent Properties: 
	
	
	

	North
	Industrial Limited
	M-1
	Warehousing/Light Manufacturing

	East
	Residential Low Medium
	R-4
	Single Family Home

	South
	Industrial Limited
	C-3
	Auto Repair

	West
	Industrial Limited
	M-1
	Warehousing


STAFF DISCUSSION AND ANALYSIS

PUBLIC HEARING BACKGROUND

During their October 8, 2015 public hearing, the Local Planning Agency (LPA) continued this case to allow the applicant to include a Conditional Overlay to the amendment request that, if approved, would limit the use of the subject property to one single-family home and related accessory uses. The addition of the proposed Conditional Overlay, however, does not override the basis for staff’s recommendation of denial for all components of the request. The proposal would still remove an Industrial Limited designation from the Future Land Use Map, thereby eliminating the potential for a viable future employment-based business. It is staff’s conclusion that the industrially-designated land conversion criteria within the Pinellas County Comprehensive Plan, as discussed later in this staff report, do not support the proposed amendments to residential designations.     
COMPATIBILITY WITH SURROUNDING LAND USES 

The subject area is currently designated Industrial Limited (IL) on the Future Land Use Map (FLUM) and is zoned C-3, Commercial, Wholesale, Warehousing and Industrial Support district. The subject area itself is currently vacant of structures but it is a portion of a larger parcel that contains a single family home and accessory buildings to the east. The applicant is the property owner and has lived in the home since the 1960s. He purchased the subject area as part of a separate property in 1978 and subsequently combined the two properties into one parcel for tax relief purposes. The Industrial FLUM designation was placed on the property in 1979 or 1980. It was designated Commercial prior to that time. In 1979, the applicant requested and was granted a zoning amendment on the subject property from A-1 and C-2 to C-3. The applicant is now seeking to amend the subject area to Residential Low Medium (RLM) on the FLUM and R-4, One, Two and Three Family Residential on the Zoning Atlas, which would make is consistent with the other portion of the parcel that contains the existing residence. In addition, a Conditional Overlay is proposed that would restrict the use of the property to one single-family home with related accessory uses. The requested R-4 designation would otherwise allow up to 
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five single-family units (or five duplex structures) if the subject area was fully subdivided. The future intent is to split the property into two lots once again and build a single family home within the amendment area along with an accessory dwelling unit. The new home would be for the applicant’s daughter, who desires to live close to her father for caretaker purposes. 
The subject area is accessed from Ulmerton Road via Coral Way and 135th Place North. It is a little less than 1/5 of a mile from Ulmerton Road. The site is adjacent to IL designated properties to the north, south and west. It is part of a distinct light industrial/heavy commercial node that is otherwise fully developed. Warehousing, light manufacturing and auto repair are next door uses. Residential uses with the same FLUM and zoning designations as those proposed exist to the east of the amendment site. The applicant owns other nearby residential properties within the surrounding area. 
TRANSPORTATION AND INFRASTRUCTURE IMPACTS
Comparing the current development potential of the subject area with the potential uses associated with the proposed RLM FLUM designation, the RLM category could generate approximately 81 fewer average daily trips on Ulmerton Road, the nearest arterial roadway, if maximum development occurred. This facility is operating at a peak hour level of service (LOS) F with a volume to capacity (V/C) ratio of 1.29. Therefore, the reduction in average daily trips would have a positive impact, albeit small, on the operational characteristics of Ulmerton Road. In addition, approval of the request will not negatively impact the County’s ability to provide solid waste, potable water and sanitary sewer services. There would be a reduction in solid waste generation and a modest increase in potable water use and wastewater generation. This is assuming the maximum development potential of RLM, which would allow up to 11 units on the site. The impacts are lower when considering the proposed use of one single family residence.
THE CONVERSION OF INDUSTRIALLY-DESIGNATED LAND 

As Pinellas County nears build out, the potential conversion of non-residential land to residential uses is an important consideration. The Pinellas County Comprehensive Plan recognizes the challenges of losing industrially-designated land in particular. Employment-based uses are needed to maintain a stable and healthy local economy. Industrial uses provide opportunities for economic vitality and job growth. In recognition of this issue, the Economic Element of the Pinellas County Comprehensive Plan contains specific criteria (see Policy 1.2.1) to evaluate the potential conversion of industrially-designated land to other uses. Those criteria and staff’s evaluation of them pertaining to this case are detailed below: 

Site Characteristics: the size, configuration and physical characteristics of the site, including potential for expansion or consolidation with adjoining properties, in relationship to its potential utility to support employment opportunities.

The subject acre is approximately one acre in size, with a rectangular configuration. Dimensions are 276’ x 165’. There is no potential for expansion as all adjacent properties are currently developed. There is potential, however, for consolidation with adjoining heavy commercial or industrial uses to the north, west and/or south. According to the property appraiser, the site to the south is currently being used as an auto garage/repair, the site to the north (which is currently for sale) is light manufacturing/assembly, and the site to the west is warehousing. The subject area has a small drainage swale along its east side and several large trees. The area to the east contains a single family home.
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Locational Characteristics: the location of the property in relationship to adjoining similarly-classified property, its compatibility with adjoining and nearby uses and plan classifications that would be similar to or serve the site, and any adjoining residential or incompatible use or plan category.

The subject area is adjacent to Industrial Limited designated properties on three sides – to the north, south and west. It is within a cohesive ‘block’ of unincorporated Industrial Limited properties that is approximately 26 acres in size (and much larger when including adjacent lands within Largo). This area contains 23 other parcels, all of which are developed with heavy commercial/light industrial uses. Adjacent to the east (and part of the same parcel as the subject area) is land designated Residential Low Medium. IL and RLM are not generally like or compatible land use categories. An amendment of the subject area to RLM would consolidate the land use on the ‘parent’ parcel, but it would also lead to further encroachment of RLM and residential uses into an existing industrial area.   

Transportation and Infrastructure Features: the location of the property in relationship to arterial and major highway, public transit, airport and rail access as well as other infrastructure and service facilities, including water, sewer, stormwater and parking and their respective capacities.

The subject area fronts a local street that is approximately 935 linear feet of pavement from Ulmerton Road (the nearest arterial). The local street serves other industrial uses to the north as well as residential uses to the east. The subject area has only 60 feet of public right-of-way frontage, which will require an administrative waiver due to insufficient road frontage (80 feet required in the C-3 zoning district). It is also important to note that the right-of-way frontage is along a curve in the road. Water service is provided by Pinellas County and wastewater by Largo. Stormwater and parking are not foreseen to be issues. 

Unique Features: whether the property is now, or is proposed to be, used for unique and high-priority functions such as water dependent, working waterfront, and transit-oriented uses.

The property is not currently nor proposed to be used for unique or high-priority functions. The proposed use is single family residential.

Contribution to the Economy: the number and type of jobs, and corresponding wage scale(s), to be provided within the proposed plan designations as compared to those now provided, or potentially available, within the existing plan category.

The proposed residential plan designation would not provide any jobs. The current IL designation has the potential for job creation, but not necessarily high-wage primary jobs. 

Redevelopment Plans: whether the property is included as part of a special area plan that has evaluated and addressed the effect on the number and type of jobs and wage scale of persons to be employed in the redevelopment area proposed to be reclassified.

The property is not part of a special area plan.

Related Comprehensive Plan Policies: whether the amendment furthers key policies of the comprehensive planning process, consistent with the County’s Comprehensive Plan, in order to enhance the manufacturing, high-tech and targeted industry employment base.
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The proposed amendment does not further key policies of the comprehensive planning process, and is felt to be inconsistent with certain objectives and policies to diversify and enhance the local economy.

When taken as a whole, it is staff’s conclusion that the conversion evaluation criteria do not support this amendment request. The subject area is part of a cohesive node of industrially-designated land. All other properties within this node are currently developed with some form of light industrial or heavy commercial use. An amendment to residential would be an encroachment that would disrupt that established pattern. The proposed residential use would be adjacent to IL on three sides, which would impact its future marketability. While site access has its limitations, there are a number of other light industrial businesses to the north that utilize the same roadway for access to Ulmerton Road. There is no reason that could not work for the subject area as well. 
SUMMARY

The proposed residential land use and zoning amendments are inappropriate based on the existing light industrial and heavy commercial uses currently existing on three sides of the subject property. The amendment area has held its existing Industrial and C-3 designations since the late 1970s. The FLUM and Comprehensive Plan policies are long-term in perspective, and it is staff’s conclusion that the industrially-designated land conversion criteria do not support the proposed amendment. The applicant owns other properties in the immediate area that could potentially serve the purpose sought, or consideration could be given to enlarging the existing home to meet the immediate needs of the applicant. The subject area could be sold as a standalone light industrial property or it has the potential to be combined with an adjacent industrial parcel to create a project area suitable for a larger employment-based business. There is no compelling reason to amend the Industrial FLUM designation and the C-3 zoning designation. For these reasons, staff recommends denial of the proposed amendments.       
IMPLEMENTATION OF

THE PINELLAS COUNTY COMPREHENSIVE PLAN

Staff finds that the proposed amendments are inconsistent with the following adopted objectives, policies, of the Pinellas County Comprehensive Plan:

FUTURE LAND USE AND QUALITY COMMUNITIES ELEMENT

Objective 1.13:  The Future Land Use Map and land use policies shall define the location, type, and intensity of industrial activities (including manufacturing, services, warehousing, and trade) that may be operated in order to diversify the County's economy and provide a broad range of employment opportunities to the County's residents.

ECONOMIC ELEMENT

GOAL ONE:
TO FACILITATE A STRONG AND ROBUST LOCAL ECONOMY THAT PROVIDES GROWTH OPPORTUNITIES FOR EXISTING BUSINESSES, ATTRACTS NEW HIGH-WAGE PRIMARY EMPLOYERS AND PROMOTES A DIVERSE RANGE OF INDUSTRIES THROUGH INNOVATIVE, SUSTAINABLE METHODS THAT, IN A RESPONSIBLE MANNER, ENHANCE THE COUNTY’S VITALITY AND THE QUALITY OF LIFE FOR RESIDENTS AND VISITORS.  
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Objective 1.2.:
Objective:
To provide quality siting opportunities for primary employers by maintaining and enhancing industrial lands within Pinellas County.
Policy 1.2.1.:

The following criteria guide the location of industrial uses, as applicable, and will be used to evaluate conversion of industrially-designated lands to other uses: 

· 
 Site Characteristics: the size, configuration and physical 
characteristics of the site, including potential for expansion or 
consolidation with adjoining properties, in relationship to its  
potential utility to support employment opportunities. 

· Locational Characteristics: the location of the property in 
relationship to adjoining similarly-classified property, its 
compatibility with adjoining and nearby uses and plan 
classifications that would be similar to or serve the site, and any 
adjoining residential or incompatible use or plan category.  

· Transportation and Infrastructure Features: the location of the  
property in relationship to arterial and major highway, public transit, 
airport and rail access as well as other infrastructure and service 
facilities, including water, sewer, stormwater and parking and their 
respective capacities. 

· Unique Features: whether the property is now, or is proposed to 
be, used for unique and high-priority functions such as water-
dependent, working waterfront, and transit-oriented uses.

· Contribution to the Economy: the number and type of jobs, and 
corresponding wage scale(s), to be provided within the proposed 
plan designations as compared to those now provided, or 
potentially available, within the existing plan category.

· Redevelopment Plans: whether the property is included as part of  
a special area plan that has evaluated and addressed the effect on 
the number and type of jobs and wage scale of persons to be  
employed in the redevelopment area proposed to be reclassified;

· Related Comprehensive Plan Policies: whether the amendment 
furthers key policies of the comprehensive planning process, 
consistent with the County’s Comprehensive Plan, in order to 
enhance the manufacturing, high-tech and targeted industry 
employment base.
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COUNTY DEVELOPMENT REGULATIONS

Approval of this request does not ensure that the site can meet County development regulations, including concurrency management regulations, which apply at the time of site plan review.

Attachment (Maps)
