LOCAL PLANNING AGENCY (LPA) RECOMMENDATION to the 

BOARD OF COUNTY COMMISSIONERS

Regarding: Case No.    Z/LU-34-12-15 

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 a Conditional Overlay limiting the use of the property to an assisted living facility with a maximum of 60 beds, inclusive of services defined by the State as independent living, assisted living care, skilled nursing care, extended congregate care, long-term care and/or memory care, and including physical rehabilitative and physician support services for occupants of the 60 beds of the facility; provided, however, that no such services shall be provided for external patients who are not occupants of the 60 beds of the facility.  (The vote was 6-0, in favor) 
It was announced that this case would be heard by the Board of County Commissioners on February 23, 2016. 
LPA Public Hearing: December 10, 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 consistent with the Pinellas County Comprehensive Plan based on the findings in this report; and

· Staff further recommends that the LPA recommend approval of the proposed FLUM and Zoning Atlas amendments to the Pinellas County Board of County Commissioners. 

CASE SUMMARY

APPLICANT’S NAME:
Kamran & Dori Rouhani & Parviz Rouhani, A. E. C. 2159 LLC and

Emerald Garden Real Estate, Inc. 

DISCLOSURE:
Partners: Kamran & Dori Rouhani & Parviz Rouhani, A. E. C. 2159, LLC and Emerald Garden Real Estate, Inc.
REPRESENTED BY:
Joel Tew, Esquire and Kamran Rouhani


	
	LAND USE CHANGE
	ZONING CHANGE

	FROM:
	Residential Suburban
	A-E, Agricultural Estate Residential & R-R, Rural Residential

	TO:
	Institutional
	IL-CO, Institutional Limited-Conditional Overlay

	Conditional Overlay limiting the use of the property to an assisted living facility with a maximum of 60 beds, inclusive of services defined by the State as independent living, assisted living care, skilled nursing care, extended congregate care,  long-term care and/or memory care,  and including rehabilitative and physician support services for occupants of the 60 beds of the facility; provided, however, that no such services shall be provided for external patients who are not occupants of the 60 beds of the facility.
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PROPERTY DESCRIPTION:  Approximately 2.5 acres located 680 feet north of Union Street on the west side of McMullen Booth Road in the unincorporated area of Clearwater (street addresses being: 2159, 2167, and 2175 McMullen Booth Road).
PARCEL ID(S): 33/28/16/00000/330/0400, 0500, 0510 & 0600
PROPOSED BCC HEARING DATE: February 23, 2016
CORRESPONDENCE RECEIVED TO DATE:

No correspondence received.
PERSONS APPEARING AT THE LOCAL PLANNING AGENCY HEARING:

Two persons appeared in opposition.
SURROUNDING ZONING AND LAND USE FACTS:
	
	Land Use Category
	Zoning Designation
	Existing Use

	Subject Property:
	Residential Suburban
	A-E & R-R

	Single Family Home, 
Vacant, and ALF

	Adjacent Properties: 
	
	
	

	North
	Residential Suburban
	A-E
	Vacant

	East
	Institutional & Residential Urban
	City of Safety Harbor
	Church and Multi-
Family Residential

	South
	Residential Suburban & Preservation
	A-E
	Single-Family Home

	West
	Residential Suburban
	E-1 & A-E
	Single Family Home &

Birthing Clinic


STAFF DISCUSSION AND ANALYSIS

BACKGROUND AND COMPATIBILITY WITH SURROUNDING LAND USES 

Covering approximately 2.5 acres, the subject property consists of four parcels with frontage along the west side of McMullen Booth Road, 680 feet north of Union Street. Single family homes exist to the south and west, vacant land is to the north and a birthing center (a verified nonconforming use) is to the northwest. Across McMullen Booth Road to the east within the City of Safety Harbor are a church and a multifamily residential development (Cypress Trace). 
The proposed use is an assisted living/memory care facility (ALF/MCF) with skilled nursing, rehabilitative and physician support services to serve its occupants. To facilitate this use, the applicant is requesting a Future Land Use Map (FLUM) amendment from Residential Suburban to Institutional and a Zoning Atlas Amendment from A-E, Agricultural Estate Residential (on the south three lots) and Rural Residential (on the north lot) to IL-CO, Institutional Limited with a Conditional Overlay. The Conditional Overlay is an option adopted by the Board of County Commissioners in August 2015 that allows the imposition of certain restrictions on the potential uses and development intensity of a property in order to enhance its compatibility with the surrounding area. In this case the applicant is proposing a Conditional Overlay limiting the use of the property to an assisted living facility with a maximum of 60 beds, inclusive of services defined by the State as independent living, assisted living 
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care, skilled nursing care, extended congregate care,  long-term care and/or memory care,  and including rehabilitative and physician support services for occupants of the 60 beds of the facility; provided, however, that no such services shall be provided for external patients who are not occupants of the 60 beds of the facility. Without these restrictions, the property would be open to the full range of uses permitted by the Institutional Limited zoning district with a maximum 94 beds based on the property’s overall acreage. These restrictions would require a Development Agreement if not for the Conditional Overlay option. The Conditional Overlay, if approved, could only be removed or modified by future Board of County Commissioner action at a public hearing.   

The subject area’s south parcel currently contains the two-story 20-bed Emerald Garden ALF that was permitted via a Special Exception granted by the Board of Adjustment in 1998. The north parcel contains a single family home that was built in 1925. The two middle parcels are vacant. In 2013, the Board of Adjustment (case # BA-2-1-13) granted the applicant a second special exception that allowed for the expansion of the ALF via an ancillary building for physical therapy and doctors’ offices in conjunction with the ALF. The proposed land use and zoning amendments including the Conditional Overlay more accurately document the applicant’s intended use of the subject area and provide the appropriate mechanism for permitting the intended use of the property. The proposed skilled nursing, rehabilitative and physician support services will be for occupants of the facility only and will not be a standalone medical office, a use that is not permitted within the IL zoning district. Other institutional-type uses along this stretch of McMullen Booth Road include places of worship and schools. The roadway is otherwise predominantly residential in nature with the exception of nodes of retail commercial and office uses generally located at major intersections.  
TRANSPORTATION AND INFRASTRUCTURE IMPACTS 

Comparing the current development potential of the subject site with the potential use associated with the proposed Institutional FLUM designation, the proposed 60-bed ALF/MCF could generate approximately 64 additional average daily trips (AADT) on McMullen Booth Road. In this location the roadway is operating at a peak hour level of service (LOS) F and is considered a constrained roadway with a volume-to-capacity ratio (V/CR) of 1.37. The 64 additional average daily trips are not expected to significantly impact the operational characteristics of McMullen Booth Road, however, as it represents a very small percentage of the overall traffic volume on the roadway (69,459 AADT as of 2014). The subject property is within the City of Clearwater’s sanitary sewer service and potable water distribution areas. Approval of the request should not negatively impact the provision of solid waste, potable water and sanitary sewer services. 
OTHER CONSIDERATIONS  
McMullen Booth Road is a designated Scenic/Non-Commercial Corridor (SNCC) as recognized by the Pinellas County Comprehensive Plan. Development other than low density residential is typically not encouraged along SNCCs. The proposed ALF, however, limited by the restrictions imposed by the Conditional Overlay, is felt to be consistent with Policy 1.10.2 of the Future Land Use and Quality Communities Element. Any future development on the site will be subject to additional landscaping requirements as necessitated by SNCC standards. 
SUMMARY

The proposed Institutional FLUM category and IL-CO zoning designation are appropriate based on the historic and current use as a 20-bed ALF on a portion of the site, compatibility with surrounding uses and consistency with the Pinellas County Comprehensive Plan. An ALF/MCF is a quiet use that generates little traffic. The restrictions proposed under the Conditional Overlay will prevent other uses normally permitted by the Institutional Limited zoning district and limit the density of the facility to 60 beds. The subject property’s location along a six-lane divided arterial roadway will provide good access to the project and will pose minimal impacts to the carrying capacity of McMullen Booth Road. 
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IMPLEMENTATION OF 

THE PINELLAS COUNTY COMPREHENSIVE PLAN

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

FUTURE LAND USE AND QUALITY COMMUNITIES ELEMENT

GOAL ONE: THE PATTERN OF LAND USE IN PINELLAS COUNTY SHALL PROVIDE A VARIETY OF URBAN ENVIRONMENTS TO MEET THE NEEDS OF A DIVERSE POPULATION AND THE LOCAL ECONOMY, CONSERVE AND LIMIT DEMANDS ON NATURAL AND ECONOMIC RESOURCES TO ENSURE SUSTAINABLE BUILT AND NATURAL ENVIRONMENTS, BE IN THE OVERALL PUBLIC INTEREST, AND EFFECTIVELY SERVE THE COMMUNITY AND ENVIRONMENTAL NEEDS OF THE POPULATION.
1.2.  
Objective:
Establish development regulations that respond to the challenges of a mature urban county with established communities that are experiencing infill development and redevelopment activity. 
1.2.3.
Policy:
Plan designations on the Future Land Use Map shall be compatible with the natural environment, support facilities and services, and the land uses in the surrounding area.

1.10.2
Policy:
Low density residential development (0-5 units per acre) shall be the preferred land use along designated scenic/noncommercial corridors with the intent of keeping residential densities as low as possible within that range.
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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)
