LOCAL PLANNING AGENCY (LPA) RECOMMENDATION to the 

BOARD OF COUNTY COMMISSIONERS

Regarding: Case No.    DA-4-2-16 

LPA Recommendation: The LPA finds that the proposed development agreement modification is consistent with the Pinellas County Comprehensive Plan, and recommends approval of the proposed modification. (The vote was 6-0, in favor)
LPA Public Hearing: February 11, 2016 

PLANNING STAFF RECOMMENDATION:

· Staff recommends that the LPA find that the proposed development agreement modification is 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 development agreement modification to the Pinellas County Board of County Commissioners. 

CASE SUMMARY

APPLICANT’S NAME:
GIB Properties, LLC 

DISCLOSURE:
N/A
REPRESENTED BY:
Todd Pressman


	DEVELOPMENT AGREEMENT

	Modification of an existing development agreement for an assisted living facility by increasing the maximum number of beds from 39 to 58, allowing for the enlargement of the existing building, limiting the building height to 16 feet and one story, prohibiting the use of DeLong Way by commercial or delivery vehicles, and removing the parking variance. The prohibition of mental health and drug rehabilitation services shall remain in effect.


PROPERTY DESCRIPTION:  

Approximately 1.56 acres located at 7770 128th Street in the unincorporated area of Seminole.
PARCEL ID(S): 29/30/15/70794/400/0501
PROPOSED BCC HEARING DATE: March 29, 2016
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CORRESPONDENCE RECEIVED TO DATE:
Four letters received in favor.
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:
	Institutional 
	IL
	Assisted Living Facility

	Adjacent Properties: 
	
	
	

	North
	Residential Low
	R-2 
	Single Family 

	East
	Residential Suburban
	E-1
	Single Family 

	South
	Residential Suburban
	E-1
	Single Family 

	West
	Residential Suburban
	E-1
	Single Family 


STAFF DISCUSSION AND ANALYSIS

This is a request to modify an existing development agreement for an assisted living facility (ALF) located at the southwest corner of the intersection of Park Boulevard and 128th Street N in the unincorporated area of Seminole. The purpose behind the modification is essentially to allow for an increase of 19 beds, from 39 beds to 58 beds. Along with that, the applicant would like to have the flexibility of enlarging the current structure within the boundaries of the subject property. The enlargement would be horizontal only, as the proposed changes to the development agreement would restrict building height to 16 feet and one story. The existing 39 bed restriction reflects the maximum number of beds allowed on the property (25 beds per acre) at the time the current development agreement was approved. In August 2015, the Board amended the Land Development Code to allow for 3 beds per the permitted residential density of the Institutional Future Land Use Map (FLUM) category, consistent with how the number of ALF beds are calculated in residential FLUM catergories. The Institutional FLUM category assigned to the property allows 12.5 residential units per acre. Therefore, ALFs within the Institutional category with the proper zoning are permitted 37.5 beds per acre. The requested 58 beds reflect the maximum number allowed on the property based on its acreage (1.56 acres x 37.5 beds/acre = 58 beds). Essentially, the applicant is requesting that the development agreement be modified to reflect the increased maximum number of beds allowed by the property’s land use and zoning designations that resulted from the code changes approved by the Board last August.
Additional modifications proposed to the existing development agreement include prohibiting commercial and delivery vehicles from using DeLong Way, from which the property has no 
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direct access. The applicant is including this prohibition to help allay concerns that neighbors living along DeLong Way may have. The current development agreement also has a parking 
variance that the applicant contends is no longer necessary. In August 2015, the Board amended the parking requirements for ALFs from one parking space per bed to one parking 
space per three beds. Per the applicant, all required parking for the proposed 58 beds can be accommodated on site. The current prohibition of mental health and drug rehabilitation services are proposed to remain in effect.  
AMENDMENT HISTORY
The subject property has a history of amendments and requests:

· In 1996, the Board of Adjustment (BOA) approved a special exception for a category III group home that allowed a maximum of 20 beds. The property was zoned E-1, Estate Residential at the time. Nearby property owners objected to the use based on perceived traffic issues, effects on property value, future commercial expansions, etc. The BOA originally denied the request but reversed their decision based on appeal.
· In 2004, the BOA approved a variance that permitted 24 beds and reduced the required parking to eight spaces. Conditions of approval included no structural improvements. There was no documented public opposition.

· In 2007, the Board of County Commissioners unanimously approved a FLUM amendment to Institutional and a zoning amendment to Institutional Limited, along with a development agreement (original agreement) that allowed 32 beds, varied the parking requirement to nine required spaces, prohibited structural enlargement, and prohibited mental health and drug rehabilitation services. There was little public opposition.  
· In 2009, the Board unanimously approved the first amendment to the development agreement that permitted an increase to 34 beds. There was no documented public opposition.
· In 2012, the Board unanimously approved the second amendment (which is currently in effect) to the development agreement that permitted an increase to 39 beds. There was no documented public opposition.
· In August 2014, the Board unanimously denied a request to expand the ALF to a portion of the adjacent parcel to the west, which would have required FLUM and zoning amendments to Institutional designations for that parcel. The development agreement that accompanied that application included requests for a maximum of 71 beds, a 16-foot building height limitation, a prohibition of delivery vehicles utilizing DeLong Way, and a variance for a parking reduction to 20 spaces. The parcel to the west was proposed to encompass a portion of the building expansion and nine parking spaces. There was notable public opposition based on concerns regarding neighborhood character, overflow parking along DeLong Way, too many ALFs in the area, a ‘domino effect’ of a proliferation of similar uses in the area, property value impacts, and commercial encroachment into the area.
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· In February 2015, the Board denied (4-3 vote) an amended request that would have utilized the parcel to the west for required parking only. An amendment to Institutional designations was still required and requested. The proposed building expansion would 
have been restricted to the original parcel. The proposed development agreement carried over the previous requests for 71 beds, delivery restrictions on DeLong Way, variance for reduced parking, and 16-foot building height limitation. Public opposition was still notable, based largely on the same concerns previously mentioned, particularly with the change of FLUM and zoning designations, and the expansion of the use (i.e. parking) onto the adjacent parcel.    
COMPATIBILITY WITH SURROUNDING LAND USES 

The subject property is within an area of larger lot single family home properties zoned E-1, Estate Residential, on the south side of Park Boulevard N, a four-lane arterial roadway in the unincorporated area of Seminole. While the subject property is largely surrounded by residential uses, there are office and retail commercial uses located on the south side of Park Boulevard approximately 500 feet to the west at the intersection of 131st Street N, and it is approximately 200 feet from a shopping center located diagonally to the northwest across Park Boulevard. There are also other Institutional uses in the area, including a place of worship approximately 360 feet to the northeast. 
The ALF on the subject property has been in operation since 1996. The current proposal would not introduce new uses to the site. The strong opposition regarding some of the past amendment requests seemed to correlate with the proposed expansion to the property to the west. The additional 19 beds, expanded building, and all other site improvements, including parking, would be confined to the existing parcel. The parcel to the west is not part of this application and may not be used for any purpose related to the ALF. Because of the existing mix of uses in the surrounding area, the 20-year history of the subject property as an ALF, its location along an arterial roadway, and the fact that all proposed changes related to the modification of the development agreement would be confined to the existing parcel, it is staff’s opinion that this current request is appropriate and would not detrimentally impact the area. An ALF is a quiet residential use that generates little traffic. The requested 19-bed increase will have minimal impact on Park Boulevard and other infrastructure serving the property.  
IMPLEMENTATION OF 

THE PINELLAS COUNTY COMPREHENSIVE PLAN

Staff finds that the proposed development agreement modification is 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 
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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.
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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)
