LOCAL PLANNING AGENCY (LPA) RECOMMENDATION to the 

BOARD OF COUNTY COMMISSIONERS

Regarding: Case No.    Z/LU-19-9-15 

LPA Recommendation: The LPA finds that the proposed amendments are consistent with the Pinellas County Comprehensive Plan, and recommends approval of the zoning amendment, the future land use amendment, and a special exception to allow a 50% affordable housing density bonus subject to affordable housing development that is substantially in conformance with the attached concept plan. (The vote was 4-2, in favor)
LPA Public Hearing: September 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 (Board); and 

· Staff further recommends that the LPA recommend that the Board approve the requested Special Exception to allow a 50 percent (%) affordable housing density bonus subject to affordable housing development that is substantially in conformance with the attached concept plan. 
CASE SUMMARY

APPLICANT’S NAME:
Alice K. Gast, Trustee of the Nichols Family Trust
DISCLOSURE:
Property under contract with trust: Alice K. Gast, as sole surviving Trustee, Norstar Development USA, LP & Pinellas County Housing Authority

Existing contract: Richard Trzcinski-President-Primerica Group One, Inc. Richard Higgins-President-Norstar Development USA, LP & Debra Johnson Executive Director-Pinellas County Housing Authority
REPRESENTED BY:
Richard Cavalieri


	
	LAND USE CHANGE
	ZONING CHANGE

	FROM:
	Residential Urban
	A-E, Agricultural Estate Residential 

	TO:
	Residential Medium
	RM-12.5, Residential, Multiple Family, 12.5 units per acre

	And a Special Exception to allow a 50% affordable housing density bonus.


PROPERTY DESCRIPTION: Approximately 4.9 acres located 585 feet south of Ulmerton Road on the east side of Belcher Road South in the unincorporated area of Largo (street address: 13101 Belcher Road South).
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PARCEL ID(S): 07/30/16/70956/200/0701
PROPOSED BCC HEARING DATE: October 20, 2015
CORRESPONDENCE RECEIVED TO DATE:

109 letters & a Petition with 304 signatures received in opposition.
PERSONS APPEARING AT THE LOCAL PLANNING AGENCY HEARING:

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

	Subject Property:
	Residential Urban
	A-E

	Single Family Residential

	Adjacent Properties: 
	
	
	

	North
	Commercial General
	C-3
	Warehouse/Light 

Manufacturing


	East
	Residential Medium
	Largo
	Drainage Pond/Multi Family
Residential

	South
	Industrial Limited 
	Largo
	Warehouse

	West
	Industrial Limited
	M-1 & Largo
	Warehouse/Marine Center


STAFF DISCUSSION AND ANALYSIS

COMPATIBILITY WITH SURROUNDING LAND USES 

The subject area is located on the east side of Belcher Road S, approximately 0.1 mile south of the intersection with Ulmerton Road. The property is just below five acres in size and currently contains a single family residence. A multifamily residential development is proposed, and the applicant is requesting an amendment to the Residential Medium (RM) FLUM category and the RM-12.5 zoning district. These designations would give the ability to develop the property to the highest density currently available in the unincorporated County, subject to any potential site development constraints. In addition, the applicant is requesting a Special Exception for a 50% affordable housing density bonus. If approved, up to 92 multifamily units could be constructed, 20% of which are proposed for affordable rates and 80% at market rates. Two and three story buildings are proposed. The applicant is not requesting any parking or setback variances. 
The site is located in an area with a mixture of residential, commercial and industrial-type uses. A multifamily residential development with 170 units (also with an RM land use) exists to the east within the City of Largo, separated from the subject area by a 2.5-acre Florida Department of Transportation retention pond. A large mobile home park lies to the south of that. Heavy commercial and retail uses are to the north of the subject site, and light industrial uses exist immediately to the south and to the west across Belcher Road. Much of the surrounding area is within the City of Largo. 
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The Pinellas County Land Development Code has provisions for up to a 50% affordable housing density bonus via the Special Exception process. This is intended as an incentive to provide increased opportunity for affordable housing. Such a bonus shall only be granted in a manner which does not  negatively impact the surrounding neighborhood or the natural environment. While the proposed density is higher than other surrounding developments, multifamily residential currently exists within the immediate area in addition to a large mobile home park. Much of the rest of the area is commercial and industrial in nature. Therefore, it is staff’s opinion that the proposal will not negatively affect the surrounding area. In addition, there do not appear to be any environmental constraints on the subject property. Removal of existing vegetation will be subject to permitting requirements. The affordable housing density bonus process requires the applicant to first obtain verification from the County’s Planning Department staff that the proposal meets the definitional criteria of affordable housing. The applicant in this case has sought and successfully obtained such verification (attached). 
The Pinellas County Comprehensive Plan also provides certain criteria that apply to potential affordable housing developments and determining their preferred locations. Those include: 1) a bus stop available within walking distance, 2) located near neighborhood services, 3) located near places of employment, 4) compatible with the surrounding development patterns, 5) adequate infrastructure to serve the development, and 6) location outside of the coastal storm area. In response to those criteria, a bus stop currently exists just to the south of the subject area, neighborhood services are available to the north near the Ulmerton Road intersection, employment uses are in the immediate vicinity, the proposal is compatible with the surrounding development pattern, adequate infrastructure exists, and the site is located outside the coastal storm area.
TRANSPORTATION IMPACTS AND CONCURRENCY 

Comparing the current development potential of the subject site under the RU FLUM category (7.5 units per acre) with the potential uses associated with the proposed RM designation and 50% affordable housing density bonus (18.75 units per acre), the proposal could generate approximately 252 additional average daily trips on Belcher Road. This facility is operating at a peak hour level of service (LOS) B with a volume to capacity (V/C) ratio of 0.41. The additional average daily trips are not expected to significantly impact the operational characteristics of Belcher Road based on the proposed use of the site as multifamily residential. Approval of the request will not negatively impact the provision of solid waste, potable water and sanitary sewer services. 

OTHER CONSIDERATIONS  

Throughout its length, Belcher Road is a designated Scenic/Non-Commercial Corridor (SNCC). The preferred residential densities within such corridors are typically five units per acre or less. With this request, the applicant is proposing 18.75 units per acre. As stated earlier, however, this portion of Belcher Road is a mixture of residential, commercial and industrial uses, and the subject property is located near a major intersection with Ulmerton Road. Such intersections are commonly developed as nodes of commercial activity along SNCCs. Therefore, the proposed multifamily development is not necessarily out of place and is within easy walking distance of public transportation.    
SUMMARY

It is staff’s opinion that the proposal is consistent with the Pinellas County Comprehensive Plan and the Pinellas County Land Development Code’s criteria for granting a Special Exception for a 50% affordable housing density bonus. The requested zoning and land use amendments are appropriate based on the existing mix of surrounding uses. Belcher Road is not a constrained corridor, provides easy access to the site, and public transportation is readily available.  
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IMPLEMENTATION OF

THE PINELLAS COUNTY COMPREHENSIVE PLAN

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

PLANNING TO STAY ELEMENT – Sustain a Quality Urban Community and Promote Strong Neighborhoods and Diverse Housing Opportunities

Principle 12:
A broad range of housing affordable to all income groups will be made available so that households of various incomes are able to reside throughout Pinellas County to support the local economy.  

FUTURE LAND USE ELEMENT

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.
1.2.9.
Policy:
The Pinellas County Land Development Code may allow a density bonus for Affordable Housing Developments as specified in the County's adopted State Housing Initiatives Partnership Housing Incentive Plan, and subject to program guidelines and specifications as well as compatibility with surrounding development, site constraints, and other appropriate considerations as determined through the Pinellas County Comprehensive Zoning Regulations and the site plan review process.  Subject to the above constraints and considerations, any density bonus allowed for an affordable housing development shall not exceed 50 percent of the allowable density on a property as determined by the Future Land Use Map or the applicable land development regulations, whichever is more restrictive.  A density bonus shall not be allowed for affordable housing developments located within the coastal storm area.
1.2.11.
Policy:

The following criteria will be used in determining preferred locations for Affordable Housing Development (AHD): 

1. A mode of transportation other than privately-owned vehicles (e.g. a bus stop) is available within walking distance of the proposed AHD;

2. The proposed AHD is located in proximity to neighborhood services such as a grocery store, pharmacy, or bank; 

3. The proposed AHD is located in proximity to places of employment;

4. The proposed AHD is compatible with the surrounding development pattern;   

5. There is adequate infrastructure to serve the proposed AHD; and 

6. The proposed AHD is located outside the coastal storm area.  
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HOUSING ELEMENT

1.1.4.
Policy:

Pinellas County shall continue to consider ways to maximize use of permitted densities on vacant residential land, where consistent with policies 1.2.3 and 1.2.4 of the Future Land Use and Quality Communities Element, in recognition that urban land is becoming too scarce a resource to tolerate significant underutilization.
1.2.
Objective:  
Provide incentives and encourage the provision of housing affordable to very low, low and moderate income households, through public, private and joint ventures so that sufficient housing units are made available for growth in these income categories through 2025. 

1.4.
Objective:  
Pinellas County will make adequate sites available for affordable housing. 
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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)
