LOCAL PLANNING AGENCY (LPA) RECOMMENDATION to the 

BOARD OF COUNTY COMMISSIONERS
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Regarding: Case No.    Z-23-10-16 

LPA Recommendation:  The LPA finds that the proposed amendment is consistent with the Pinellas County Comprehensive Plan, and recommends approval of the Zoning amendment with the Conditional Overlay limiting the uses to a utility substation, telecommunication regenerator, cell tower, and microwave tower. (The vote was 7-0, in favor) 
LPA Public Hearing: November 10, 2016
PLANNING STAFF RECOMMENDATION:

· Staff recommends that the LPA find the proposed amendment to the Pinellas County Zoning Atlas consistent with the Pinellas County Comprehensive Plan, based on the findings in this report.

· And further, staff recommends that the LPA recommend approval of the proposed Zoning Atlas amendment to the Pinellas County Board of County Commissioners.

CASE SUMMARY

APPLICANT’S NAME:
Duke Energy Florida, c/o Daniel Hendricks   

DISCLOSURE:
N/A
REPRESENTED BY:
Jamie Poulos, P. E.


	
	ZONING CHANGE

	FROM:
	A-E, Agricultural Estate Residential (75.4 acres) and A-E-W, Agricultural Estate Residential-Wellhead Protection Overlay (74.3 acres) 

	TO:
	M-1-CO, Light Manufacturing & Industry-Conditional Overlay (75.4 acres), M-1-W-CO, Light Manufacturing & Industry-Wellhead Protection Overlay-Conditional Overlay (47.9 acres) and P/C-W, Preservation Conservation-Wellhead Protection Overlay (26.4 acres)

	With the Conditional Overlay limiting the uses to a utility substation, telecommunication regenerator, cell tower, and microwave tower.


PROPERTY DESCRIPTION:  Approximately 149.7 acres located 135 feet west of the northwest corner of the intersection of Race Track Road and Forest Lakes Boulevard in the unincorporated area of Oldsmar.
PARCEL ID(S): 12/28/16/00000/410/0000 & 12/28/16/00000/430/0100
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PROPOSED BCC HEARING DATE: December 13, 2016
CORRESPONDENCE RECEIVED TO DATE:

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

No one appeared at the meeting.
SURROUNDING ZONING AND LAND USE FACTS:
	
	Land Use Category
	Zoning Designation
	Existing Use

	Subject Property:
	Transportation/Utility, Employment, Preservation
	A-E & A-E-W
	Utility Substation

	Adjacent Properties: 
	
	
	

	North
	Preservation, Preservation-Resource Management & Transportation/Utility
	PC-W, P-RM-W, A-E-W & Oldsmar
	Preserve, Utility
Corridor


	East
	Employment
	Oldsmar
	Vacant, Business 
Park

	South
	Employment & Commercial Recreation
	Oldsmar
	Business Park, Horse
Track, Vacant

	West
	Preservation, Transportation/Utility & Employment 
	A-E, A-E-W, PC-W & Oldsmar


	Preserve, Utility 
Corridor, Vacant


PLANNING REVIEW COMMITTEE:

The Planning Review Committee (PRC) reviewed this application on October 10, 2016. The PRC Staff summary discussion and analysis follows:

PRC DISCUSSION AND ANALYSIS

BACKGROUND AND COMPATIBILITY WITH SURROUNDING LAND USES 

The 149.7-acre subject property is currently designated Transportation/Utility (TU) (117.7 acres), Preservation (P) (26.4 acres of wetlands on the northwest corner of the property) and Employment (E) (5.6-acre 90-foot wide strip along the east property line) on the Future Land Use Map (FLUM) and is zoned A-E, Agricultural Estate Residential (75.4 acres) and A-E-W, Agricultural Estate Residential – Wellhead Protection Overlay (74.3 acres). It is the location of a Duke Energy utility substation that was approved as a conditional use in 1990. The applicant is proposing an expansion of the substation in an effort to serve its growing customer needs.  
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The subject property is adjacent to the Brooker Creek Preserve to its north and west. To the east is a vacant 130-foot wide strip of City of Oldsmar-owned property that separates the subject area from the Hillsborough County line, beyond which is a business park within Hillsborough County. The Brooker Creek Corporate Center within the City of Oldsmar is to the south. The existing A-E and A-E-W zoning districts permit a utility substation with an approved conditional use. The difference between the two districts is enhanced development review oversight within the Wellhead Protection Zone that is required to better protect the Zone’s groundwater resource. The applicant is seeking a zoning amendment in lieu of a conditional use modification because the existing A-E and A-E-W districts are not compatible with the subject property’s current FLUM categories. 

The applicant is requesting a zoning amendment to M-1-CO, Light Manufacturing & Industry – Conditional Overlay (75.4 acres), M-1-W-CO, Light Manufacturing & Industry – Wellhead Protection Overlay – Conditional Overlay (47.9 acres), and PC-W, Preservation/Conservation – Wellhead Protection Overlay (26.4 acres). The proposed Conditional Overlay would limit the potential uses on the site to a utility substation, telecommunication regenerator, microwave tower, and cell tower. All of those uses are currently existing with the exception of a cell tower, for which the applicant would like to have the option to construct in the future. Without these limitations, a much broader range of uses allowed by the M-1 zoning district would be possible. The area proposed for the PC-W district corresponds to the wetland area on the northwest portion of the property categorized by Preservation on the FLUM. This section of the site will not be open for development. The area proposed for the Wellhead Protection Overlay corresponds to the existing boundary of the Wellhead Protection Zone as depicted on the FLUM, which is within the northern portion of the site. Importantly, the proposed area of expansion for the utility substation is not within the Wellhead Protection Zone. Any future expansion will require site plan review oversight.
SUMMARY
It is staff’s conclusion that the proposed M-1-CO, M-1-W-CO and PC-W zoning districts are generally compatible with nearby land uses and better recognize the existing and planned development on the subject property as well as its environmental constraints. The Conditional Overlay will reasonably limit the range of potential uses on the subject property in a way that will not be detrimental to its neighbors. Other employment or light industrial uses occur within the immediate vicinity both to the east and south. The proposal is consistent with the Pinellas County Comprehensive Plan, will bring the FLUM categories and zoning districts into consistency, and is appropriate for this location. 
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:
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Future Land Use and Quality Communities Element

Objective 1.2 Establish development regulations that respond to the challenges of a mature urban county with established communities that are experiencing infill development and redevelopment activity. 
Policy 1.2.2 
 The Local Planning Agency (LPA) of the Board shall ensure that zoning provisions within the Land Development Code are in conformance with the density, intensity, and other relevant standards contained within the Future Land Use and Quality Communities Element. 

Policy 1.2.3   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)
