LOCAL PLANNING AGENCY (LPA) RECOMMENDATION to the 

BOARD OF COUNTY COMMISSIONERS

Regarding: Case No.    Z/LU-1-1-16 

LPA Recommendation: The LPA finds that the proposed amendments are consistent with the Pinellas County Comprehensive Plan, and recommends approval of the proposed Future Land Use Map amendment and the Zoning change with the Conditional Overlay limiting the use of the property to a private school and related accessory uses for a maximum number of 400 students, and limiting the maximum building height to 35 feet. (The vote was 7-0, in favor)
LPA Public Hearing: January 14, 2016
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:
C & K Safety Harbor, LLC & Outbidya, Inc.
DISCLOSURE:
 Abdi R. Boozar-Jomehri, Roy C. Skelton,  


 Michele Fasnacht  

REPRESENTED BY:
Richard J. Marcel or Jason D. Boyd


	
	LAND USE CHANGE
	ZONING CHANGE

	FROM:
	Residential Rural
	A-E-W, Agricultural Estate Residential-Wellhead Protection Overlay

	TO:
	Institutional
	PSP-W-CO, Public/Semi-Public-Wellhead Protection Overlay-Conditional Overlay

	Conditional Overlay limiting the use of the property to a private school and related accessory uses for a maximum number of 400 students, and limiting the maximum building height to 35 feet.


PROPERTY DESCRIPTION:  Approximately 9.4 acres located on the north side of Keystone Road, 100 feet east of Ranch Road in East Lake Tarpon. 

PARCEL ID(S): 11/27/16/00000/340/0100, 0210 & 0200
PROPOSED BCC HEARING DATE: February 23, 2016
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CORRESPONDENCE RECEIVED TO DATE:

Eighty-three letters and a Petition with 96 signatures received in favor.  One letter received in opposition.
PERSONS APPEARING AT THE LOCAL PLANNING AGENCY HEARING:

Seven persons appeared in favor.  

SURROUNDING ZONING AND LAND USE FACTS:
	
	Land Use Category
	Zoning Designation
	Existing Use

	Subject Property:
	Residential Rural
	A-E-W
	Vacant

	Adjacent Properties: 
	
	
	

	North
	Residential Rural
	A-E-W
	Vacant, Single Family Home

	East
	Residential Rural


	A-E-W & R-R-W
	Veterinarian Hospital, 
Single- Family Home

	South
	Residential Rural
	A-E-W
	Vacant, Single Family Home

	West
	Residential Rural
	A-E-W
	Vacant, Single-Family Home


STAFF DISCUSSION AND ANALYSIS

BACKGROUND AND COMPATIBILITY WITH SURROUNDING LAND USES 

Covering approximately 9.4 acres, the subject property consists of three lots located on the north side of Keystone Road east of East Lake Road, approximately halfway between the two intersections with Old Keystone Road. Large lot single family residential development, open space and preservation areas are the predominant land uses in the area, however a veterinary hospital (approved by the Board of County Commissioners via a conditional use) is immediately to the east and a scattering of institutional-type uses (places of worship, a fire station, and the future site of an assisted living facility) exist along the stretch of Keystone Road between East Lake Road and the Hillsborough County line. 

The proposed use is a private school with up to 400 students from grades Kindergarten through 12. The applicant currently leases multiple sites in various north county locations for their school operations. The intent is to consolidate all of their leased locations into one permanent fully-owned site.  To facilitate this use, the applicant is requesting a Future Land Use Map (FLUM) amendment from Residential Rural to Institutional and a Zoning Atlas Amendment from A-E-W, Agricultural Estate Residential with a Wellhead Protection Overlay to PSP-W-CO, Public/Semi-Public with a Wellhead Protection Overlay and a Conditional Overlay. The Conditional Overlay is a new 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 restricting the use of the property to a private school and related accessory uses, limiting the maximum number of students to 400 and limiting proposed buildings to a maximum height of 35 feet. Without these restrictions, the property would be open to the full range of uses permitted by the proposed PSP zoning district, no limit on the number of students and a maximum height of 50 feet. These restrictions would require a Development Agreement if not for the Conditional Overlay option. The Conditional Overlay, if approved, could only be removed or altered by future Board of County Commissioners action. The applicant is requesting PSP zoning instead of Institutional Limited (IL) because private high schools are not 
permitted in IL.
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The subject area is currently vacant but was formerly approved as a residential subdivision. The only construction that occurred, however, was some site work, a perimeter wall with entrance gate and a home foundation. Proposed onsite improvements associated with the private school include two one-story buildings, required parking and lighted outdoor recreation areas. Existing stormwater ponds will be relocated as necessary and as approved via the administrative site plan review process. The existing wall and entrance gate are proposed to remain in place. 
The subject property is located within the boundaries of the East Lake Tarpon Community Overlay as recognized by the Pinellas County Comprehensive Plan and identified on the FLUM. The Overlay describes the community’s desire to maintain its low-density residential character, expansive open spaces and limited commercial development. It is staff’s opinion that the requested amendments are in keeping with the parameters of the Overlay. The proposed Institutional land use and PSP zoning designations, in combination with the Conditional Overlay restrictions, are felt to be compatible with the surrounding area and supportive of the residential community. The applicant has garnered a significant amount of community support for their proposal, as evidenced by the submitted signatures of many neighbors indicating no opposition and the letter from the board of the Council of North County Neighborhoods (CNCN) documenting their support for the land use amendment and rezoning application. It should be noted that while the East Lake Tarpon Community Overlay provides policy direction, it does not prohibit land use and zoning amendments in the area.  A few single-family homes have been constructed or are planned on large lots adjacent to the subject area; however, an existing 8-foot tall wall around the periphery of the subject area will help buffer the existing and planned residential uses from the school.  
TRANSPORTATION AND INFRASTRUCTURE IMPACTS 

The applicant has submitted a traffic study to help demonstrate the potential impact that the proposed 400-student private school will have on the operational characteristics of Keystone Road.
Comparing the current development potential of the subject site with the potential use associated with the proposed Institutional FLUM designation, the proposed 400-student private school could generate approximately 417 additional average daily vehicle trips on Keystone Road. In this location, the roadway is operating at a peak hour level of service (LOS) C with a volume to capacity (V/C) ratio of 0.45, and it is not considered constrained. The additional average daily trips are not expected to adversely impact the level of service on this section of Keystone Road based on the proposed use of the site as a 400-student private school.  The traffic study submitted as part of the application recommends that an exclusive eastbound left turn lane on Keystone Road be provided into the site.  If the proposed amendments are approved, construction of this turn lane would be the responsibility of the applicant.  
The proposal could increase demands on potable water supplies and wastewater treatment facilities by approximately 2,270 gallons per day (GPD). The subject site is within the Pinellas County potable water supply service area and the North Pinellas County wastewater treatment service area, which both have adequate capacity to provide potable and wastewater services to the site. In reference to solid waste, the proposal could increase the amount of solid waste generated by approximately 82 tons per year.
OTHER CONSIDERATIONS  
Keystone Road is a designated Scenic/Non-Commercial Corridor as recognized by the Pinellas County Comprehensive Plan. Because of this, additional landscaping beyond what is normally mandated by the Land Development Code will be required along the site’s road frontage. The exact amount and nature of the additional landscaping will be determined during administrative site plan review. Low density residential development is the preferred land use along designated Scenic/Non-Commercial Corridors, although institutional uses may be located along these corridors because they provide 
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beneficial services to the community, provided the traffic carrying capacity and the scenic nature of the roadway is protected. The subject area has 275 feet of frontage along Keystone Road, which equates to approximately 0.9% of the frontage along the Scenic/Non-Commercial Corridor between East Lake Road and the Hillsborough County line. If other properties currently designated as Institutional on the FLUM are included, properties designated as Institutional would account for 3.3% of the frontage of this section of Keystone Road. Consequently, it is not anticipated that approval of the proposed amendment, with the limitations imposed by the Conditional Overlay, would adversely impact the scenic and rural character along Keystone Road east of East Lake Road.  
A Wellhead Protection Overlay generally covers all lands between East Lake Road and the Hillsborough County line in the northeast portion of Pinellas County, which is an important aquifer recharge area. The Overlay provides additional development controls that may be applied in an effort to better protect the groundwater resource, particularly in regards to potential contamination sources, site drainage and stormwater runoff. These controls, if necessary, will be applied during site plan review.
SUMMARY

The proposed Institutional land use and PSP zoning designations are appropriate based on compatibility with surrounding uses and consistency with the Pinellas County Comprehensive Plan. 
Impacts on infrastructure are within acceptable limits and the scale of the buildings and the proposed use are in keeping with the parameters of the East Lake Tarpon Community Overlay. The restrictions imposed by the Conditional Overlay will prevent other uses normally permitted by Institutional districts, limit the capacity of the facility to 400 students, and limit the height of the buildings to 35 feet (10 feet less than the maximum permitted height of single family homes in the area). 

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

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.
1.22
Objective:
The Board of County Commissioners will utilize a community overlay to define East Lake Tarpon as a cohesive community and their decisions will support the local vision, community character and natural environment. Small businesses support the residential character of the community. Maintaining the community’s quality of life, low density residential character, and expansive open spaces is to be considered before any zoning changes or increased densities are considered. 

1.22.1
Policy
Land use, zoning and conditional use decisions by Pinellas County that affect properties in East Lake Tarpon should be compatible with the established residential development pattern and passive recreation areas, allow for recreational boating, fishing and water activities consistent with the character 
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of East Lake Tarpon, and/or enhance the viability of local businesses that serve the community.

1.22.3
Policy 
All future development in East Lake Tarpon should be compatible with the community and fit within the community’s characteristic land use types, density, height, and scale.

1.22.7
Policy 
Land use, zoning, conditional use and project decisions by Pinellas County and other agencies will place a priority on the protection of natural land resources, lake and estuary habitats and dependant species.
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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)
