


APPLICATION FOR COUNTYWIDE FUTURE LAND USE PLAN AMENDMENT
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5.

CounVwide Pla4 Man Information
l. Current Countywide FLUP Designation(s)

2. Proposed Countywide FLUP Designation(s)

Local Plan Map lnformation
l. Local Map Amendment CaseNumber

2. Current Local Plan Designation(s)

Current Local Zonng Designation(s)

Proposed Local Plan Designation(s)

Proposed Local Zoning Designation(s)

Communitv Redevelopmen

CRD

ardi@ss2Qq9-02

CRD

Watern"ont nedevetopment listrict(WRD)

ERD

Watertont ne0evetopme

Waternont neOevetopme

Total area - aDDrox. 84 acres

Mixed
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2. If the local government chooses to submit a development agreement in support of this application, the date the agreement
was approved at public hearing by the legislative body. Any development agreement submitted as part of an application
for Countywide Plan Map amendment may become a condition of approval of the amendment and will be subject to the
provisions of Section 5.1.4 of the Countywide Rules. N/A
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2.
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O.

ORDINANCE NO. 2AO9-A7

AN ORDINANCE OF THE CITY OF GULFPORT, FLORIDA PROVIDING FOR THE
AMENDMENT OF THE WATERFRONT AREA REDEVELOPMENT PLAN WHICH WAS
ORIGINALLY APPROVED ON FEBRUARY 16, 1993; SPECIFICALLY PROVIDING FOR
AMENDMENTS TO APPENDH E, PROPOSING FOR TT{E FULL USE OF ALLOWABLE
DENSITY AND FLOOR AREA RATIO, PROPOSING FOR A 50 PERCENT DENSITY INCREASE
IN TTIE MDGD USE (MU) LAND USE CATEGORY FOR MD(ED USE DEVELOPMENTS;
PROVIDING FOR THE CREATION OF A NEW APPENDIX G PROPOSING FOR THE
DEVELOPMENT OF A WATERFRONT REDEVELOPMENT OVERLAY DISTRICT (WROD) IN
THE RESIDENTIAL LOW MEDITIM GTM) LAND USE CATEGORY; PROVIDING FOR THE
REPEAL OF ORDINANCES OR PARTS OF ORDINANCES IN CONFLICT I{EREWITH, TO TITE
EXTENT OF SUCH CONFLICT; PROVIDING FOR SEVERABILITY; AND PROVIDING FOR AN
EFFECTTVE DATE.

WHEREAS, the City Corurcil of the City of Gulfoort approve,il the Waterfront Area
Redevelopment Plan by Ordinance No. 93-2 on March 18, 1993; and

WHEREAS, the Planning and Zoning Board/Local Planning Agency has reviewed this ordinance
and found it to be consistent with the City's adopted Comprehensive Plan; and

WHEREAS, the City Council deems it advisable to amend the Waterfront Area Redevelopment
Pian;and

WHEREAS, notice of this ordinance has been provided in accordance with law;

NOW, TTIEREFORE, THE COTINCIL OF THE CITY OF GIILFPORT, FLORIDA HEREBY
ORDAINS:

Section 1: Sections of The Waterfront Land Use Plan are hereby amended as follows:

Land Use Categories

The following are general descriptions of permitted land uses within the Waterfront Redevelopment
District as depicted in Exhibit A, Redevelopment Area Land Use Map. To encourage new or
rehabilitative development within the Redevelopment Dishict, the City may offer development
incentives such as parking credits, density bonuses and financial incentives, if there is demonstrable
evidence that zuch incentives promote implementation of the Redevelopment Plan. All uses. or
cornbination of uses are not a proportionate share in relation to the area of the parcel and may use
any combination of allowable density for residential uses and FAR for non-residential uses for
mixed use development.

Mxed residentiaVcommercial use development may be granted a 50 percent igcrease in allowable
densitv in the Mixed Use (MtI) cateeory upon conditional site plan approval provided:

1. The design.meets architectural zuidelines:
2. The development is consistent with the both the scale and style of the surrounding

development:



o

3. The..pgrpo-sal meets the puryose of.the Waterfront Area LAnd Use Plan. and meets the
pumose as stated inAppendix G:

4. The site is not ryithin the Coastal High Hazard Area (CHI{A)I and
5. Existinq. lesally permitted development with a density greater than l0 dwelling units mav

retain fhat existing density as part of a Mixed use project as provided in Sec_. 22-5.08 of the
Code.

C. MIXED USE (l\,{ti)

The purpose of this category is to depict the area within the Redevelopment District which is now
developed or suited for development of moderate intensity cornmercial activities offering goods and
services to residents of surrounding neighborhoods, towists and seasonal visitors.

Uses appropriate and consistent with this category include the following:

r Primary Uses - Retail Commercial; PersonaVBusiness Services; Transient Accommodations.
r Secondary Uses - Residential; Office; Commercial Recreation.

Density/Intensity Standards-Shall be as follows :

r Residential use shall not exceed ten (10) dweliing units per aqe.

r Non-Residential use shall not exceed a Floor Area Ration (FAR) of .90 nor an
I-nopervious Surface Area (ISA) of .85.

. Mixed residentiaVcommercial use development may be sranted a 50 percent increase in
allowable density in the Mixed Use MU) categorv upon conditional site plan approval
provided the design meets architectural guidelines. is consistent with the both the scale
and stvle of the surroundins devglopment. meets the purpose of the Waterfront Area
Land Use Plan. and. meets the purpose as stated in Appendix G.

. The maximum total FAR carurot exceed the allowable non-residential FAR of .90.
Mixed residential/non-Residential development must use at least 60 percent of the
provided floor area for non-residential uses. The remainder of the floor area may be used
for residential uses up to 15 dwelling rurits per acre (50 percent increase).

r For exampie, a mixed use development on a one acre parcel could, througih conditional
use approval. build 39.204 sq. ft. of floor area at a 0.90 FAR. A minimurn of 23.522 sq.
ft. of that floor area must be dedicated towards non-residential uses. The remaining floor
area may be used for uo to 15 dwelling units per acre,

E. RESIDENTIAL LOW MEDIUM (RIM)

The purpose of this category is to depict the area within the Redevelopment District which is now
developed or suited for development in a low to moderately intensive residential manner.

Uses and development standards of the Residential Low Medium category adopted in the City of
Gulfoort Comprehensive Plan shall be appJicable to ihis area-



o Densify / Intensitv Standards - Shal.l be-.as follows:

. Residential Use - Shall npt exceed ten (10) dwelling units per acre.

o Residential Equivalent Use - Shall not exceed an equivalent of 3.0 beds per petmitted
. dwelling unit at 10 dwelline units/acre.

r Non-Rgsidential Use - Shall not exceed a floor area ratio (3AR) of .50" nor an impervious
surface ratio (ISR) of .75.

Waterfront Redevelooment Area Overlav District

o The Overlay District shall be applicable in the RLM category as set forth in Appendix G
of the'Waterfront Area Redevelopment Plan.

Section 2: The'Waterfront Area Redevelopment Plan is hereby amended with the addition of
a newAppendix G, which reads as follows:

APPENDIX G

Waterfront Red evelopru ent Overlay District fWROD)

Obiectives

Chapter 163.362 Florida Statutes requires that a Community Redevelopment District provide for
limitations on the lwes. size. heiehL number and proposed use qf buildings. The proposed Community
Redevelopment Overlay District shall reflect the following general obiectives of this document.

. Eliminate unsishtly activities and uses.

. Better control outd-oor sales aqd display.

. Attract working professionals and home-based businesses.

. Promote mixed uses as part of Live-Work and Mixed-Use arrangements.

. Provide added flexibility for property owners with regaxd to the types of permitted uses.

. Preserve and enhance residential neighborhoods and the overall residential character of the area.

The Waterfront Area Community Redevelopment Plan map shall serve as tlre guidelines for the CRA.
Planning and Zoning Board and City Council in the review and approval process for all new or
rehabilitative development. Additionally. all new or rehabiiitative development shall also conform to
requirement of current applicable State statutes and local ordinances and codes. as amended from time to
time.



Boundarv

The Overlay A{ga runs parallel to Beach Boulevard from Shore Boulevard to 28tr Avenue South- %
block east of 56'n Street South and% block west of 54th Street south. It includes the RLM area that runs
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Purpose

The purpose of the WRD (Waterfront Redevelopment District) zonine district is to estabtish
development standards which will enhance redevelopment opportunities within the district and
impl-e.ment the City of Gulfoort's adopted community redevelopment plan. The VrRD zoning district
is designed to be consistent with the community redevelopment dishict (CRD) land use category of

The di to encoura
redialization of the waterfront area and to maintain the unique characteristics of the area. This is to
be achieved by allowing a wide variety of mixed uses. preserving existing residential neiehborhoods
and establishing development regulations which will promote reinvestrnent in the disEict.

To this end the City intends to provide an overlay zonine district in the WRD which will allow for
low intensitv non-residential uses in the RLM district along either side of the Beach Boulevard
SoFth corridor between Shore Boulevard gnd 28ft Avenue S*outh. The area in question is between
56e Street South and 54e Street South. Within that area are two sub-zoning districts under the
Waterfront Redevelopment District: Mixed Use and Residential Low Medium.

An overlay district will allow for flexibility on llie part of the Ciqv and property owners. The overlay
district will be simple and concise in order to expedite the type of.deyqlopment desired in the WRD.
The Waterfront Redevelopment Plan specifically calls for mixed use development along the south
end of Beach Boulevard including recreation. retail. institutional and residential. It discourages
offtce uses along Beach Baulevatd in thrs wea Additionally. the Redevelopment Plan calls .for
portions o_f the district to serve as a transitional area -for small qfrce or special\) businesses-
perhaps arts and cra-fts We shops or bed and breaWast establishments. Tbe intent of t}le oveflay
district is to furtlrer such uses offof Beach Boulevard.

Table I

Impact Analysis

The explicit intent of the Waterfront Redevelopment District (WRD) Plan is to presewe the existing
character of the residential neiqhborhoods and encourage the introduction of mixed-use development
into the Mixed Use dishict.

This impact analysig is specific to and focuses onl]' on the area of the WRD within the Mixed Use (MU)
area. The chanqes proposed for parcels within a portion of the RLM district (.the subiect of a proposed
overlay district) does not include any chanees to the permitted densiqv or intensitv of use as compared to

Residential 1 0
Residenlial Eq ujvalent 1 5 2

Non-residential 0.50 075

Residential
1 0

Non-residential 0.90 0.85
Note {1): . Peosity increase for mixed commerciauresidential proiectS mav be qranted a 50 percent
inerease upon condition site plan approval wil.hin the MU cateqorv
Note {21: Mixed use oroiects shall orovide a m nimrrm floor,area of 6O oercent for non-residential uses-



that as already pennitted b), the Land Development Cod6" ComprehensiJe Plan q+ld/or the Countvwide
Land Use Bules,

The im-pacts to existing utilities may result in the increase in the permitted density in this area from 10
dwelline units per acre to 15 (50 percent inuease). The permitted FAR of 0.90 is not proposed to
inuease. The increase in density will ONLY. be_fo:r Mixed-use development and a minimum of 60
percent of the allowable floor area must be used for non-residential uses. The challenge in providing a
meaninqful impact analysiF comes from the fact that so many tlpes of uses are currently permitted in the
MU district. In order to provide a loeical- reasonable impact assessment a snapshot of the amount of
land (acres) currently being used for what sort of use and this snapshot forms the base for current
potential utilitv impacts and is shown in the following table:

Table 2

Residential 4.58 46.A8o/o 33 50.00%
Vacant Commercial 0 . 1 1 1.14o/o 1 1.52o/o
Commercial .3.98 4O.O1o/o 28 42.42o/o
Overn iqht Accommodation 1.07 rc.79% 3 4.55%
I nstitutional (School/Place of WorshiplGovernment) 0.20 1.97o/o 4

I 1.52%
Total 9.94 100.00% 66 {00.00%

As shown. there are 66 parcels comprising 9.94 acres of which nearly half is used for residential uses
(includine 2.86 acres listed in the Pinellas _Countv Propert]' Appraiser records generally as Condo Open
Space Area). Most of the other half is used for commercial uses zuch as retail (2.19 acres). restaurant
(1.50 acres) and office (0.29 acres). It is important to note that only about 1ilOtn of an acre (one parcel)
is vacant constitutingjust over one percent ofthe total acreage.

As mentioned oreviously. mixed-use developments must use at least 60 percent of the provided floor
area for non-residential uses. The remainder of the floor area mav be used for residential uses up to 15
dwellins units per acre. A minimum of 30 percent of the permitted density must be used. For example.
a mixed use development oq a one-ac.re parcel would be entitled to 39.204 square feet of floor area at a
0.90 FAR. A minimum of 23.522 square feet of that floor area must be dedicated towards non-
residential uses. The remaining floor area may be used for at least five dwellins units up to 15 dwellinE
nnits' 
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Three sets of analyses are provided for Wastewater. Potable Water and Solid Waste to provide a more
complete" well-founded e4amination of the potential impacts to these utilities. What each of these
analyses do is determines the additional demand generated by one of_tlupe scenarios. Each scenario is
compared against the use snapshot mentioned previously mentioned.

The first analvsis under each headinq utilizes only maximum populp.tion in the equation as consistent
with the analyses provided in the City's Comprehensive Plan. These analvses simplv assume that a total
of 149 dwelline pnits will bq_built on 9.94 acres as part of a Mixed-use development. They further
assume that 45 dwelline units cunentlv exist on 4.58 acres (10 dweiljng ulrijs per acre) currenflIused
for residential purposes resulting in an additional 104 dwelliitg rmits will be built (15 dwelline units per
acre on all ?.94 acres) and thi$ is -t_he number of dwelling units used to determine the additional utility
demand.

The second analvsis under each headinq takes into account all existing land uses (lron-residential and
residential) at their curent acreaqe percentages and makes a series of assumptions as follows:

r An existing permitted FAR of 0.90 for all parcels within the MU.
. The 0.11 acres ofvacant land is assumed to be used for retail uses:
. Every propertbLis assumed to be currentl)' and completely developed to the nnaximum FAR of

0.90 with its current use as follows:

.. Retail: 50.179 square feet:
o Office: 6.338 square feet:
r Restaurant: 32,569 square feet;
o Residential: 149 dwelling units;
o Ovemightaccommodations: 23.360 square feets; and
o Institutional: 4"261 square feet.

* While the limiting factor for intensitv of use fol overnieht accommodations are
typically measured in units pet acre. for the pumoses of determining utility impaglE
squre footage was used anal was therefore determined through the use of FAR.

Everv properfy will be redeveloped with a mixed use development at the maximum 0.90 FAR
(389.634 square feet).
Evpry property will employ a 60/40 split of floor area nonresidential {233.780 square feet) to
residential (1 5_5.854 square feet).
Nonresidential floor area wi1l be allotted as five percent office (10.520 square feet). 45 percent
restaurant (94"681 square feet) and 50 persentretail (105.201 square feet).
Every propertv will be developed with a maximum density of 15 dwelling units per acre (149
dwelling units).

This sesond set of analyses then take_the difference betwegn the "current''maximum build out scenario
and the proposed mixed use maximum build out scenario and provides the anticipated impact on the
available utility capacity. Furthennore. this set of assumptioqs are also used for the traffic analysis.

A third set of analyses takes the densitv/intensity of use assumptions made in the second set of analyses
but uses the Pinellas Planning Council's standard FAR assurnption of a 60 percent build out for both
existine and proposed scenarios. For exanple" while the Commsrcial General classification pernits an
FAR of 0.55 may be permitted bv the PPC. it assumes a standard FAR of Q.33. In other words assumed
floor areas and densities are reduced by 30 percent so that a maximum FAR of 0.90 becomes a



1| "realistic" FAR of 0.54 and a maximum densitir of 15 dwelling units per acre becomes nine dwelling
f ryrits per acre.
- , .

i : To reiterate. the following analyses compare the difference between the existing "assumed" condition
i i against the "presumed" fiIture condition.

Wastewater Analysis

Soutce: Pinellas Countv Adopted 2008 Comprehensive PIan: Potable Water Supph, Wastewater. and. Reuse Element:
Potqble Wastgwater Supoly Sub-Elentent: Table 23: Pro_iectedflou' ond capacitv.

Analvsis 1: Residential Only

Analysis 2: All Uses

Analysis 3: All uses with 30 percent standmd intensity of use reduction



Potable Water Analysis

Sources: "Evaluation qnd Aopraisal Report", Citv of St. Petersburs. 2005 and Cii) of Gufuort. Public Services Depmtment.
2005

Amlysis 1: Residential Only

Analysis 3: All Uses with 30 percent standard intensity of use reduction

Table 10a



Oi

Solid \ilaste A4glysig

Source: Pinellas Coun\t Adopted 2008 Comprehensive Plan: Solid Wqste and Resource Recovery Flet4ent: Solid Waste Sub-
Element: Table 6.
* The Pinellas Countv Comprehensive P]an's Solid Wastg Sub--Element provides (paee 2-19) that 80 percent of solid waste
was combusted orrecycled. Therefore 80 percent ofthe anticipated tons/]rearggnerated was used.

Analvsis l: Residential Onlv

Analysis 2: All Uses

Traffic Analysis

A Transportation Irnpact Analysis was conducted to determine the impact that the WRD toips would
have on the zurrounding roadwav networh. A Trip Generalion Analysis was performed using thq
equations from the Institute of Transportation Ensineers (ITE) Trip Generation. 7th Edition. The Land
Use Codes GUC) for the uses proposed in the WRD consisted of LUC 710: General Office. LUC 820:
General Commercial" LUC 932: High-Tumover (Sit-down) Restaurant and.IrUC 231: Low Rise
Residential Condominiums. Also- a trip seneration analysis for the existine uses was conducted. The
trip generation from the existinq uses was subtracted from the trip generation of the propbsed WRD uses
in order to determine the additional new trip expected to be generated by the proposed WRD.

I
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As noted previously. this Traffic Analysis uses the same set of assumptions as that used for the second
set of scenarios*for the Potable Water. Wastewater and Solid Waste analyses. The total floor area was
split as five percent Ofhce. 50 percent Commercial and 45 percent Restaurant and 149 dwelling units.
Based upon the trip generation analysis. the total additional trips expected to be generated bv the WRD
is 700 peak hour trips. which include 405 inbound trips and 295 outbound trips. The trip qenemtion for
the various land uses is broken down as foilows:

General Office: 0 (.the amount of office is not expqcted to increase)
General Commercial (restaurant and retail): 635
Relidential: 65

The total additional tips were distibuted onto the sunounding roadwav network using the following
distribution percentaees :

o 45 percent tolfrom the east on Gulfport Boulevard/22nd Avenue S.
r 15 percentto/from the west on Gulfoort Boulevard/22nd Avenue S
r 15 percent to/from the north on 58rn Street South
. 25 percent to/from the north on 49h Street South

These dishibution percentages were based on an evaluation of the existing volumes collected from the
Pinellas County Metopolitan Planning Organization MPO) 2008 Annual Level of Service Report and
engineering judsment. The nroiected trip eeneration was applied to the trip distibution percentaees to
detennine the impact on the surrounding roadway netwgrk. The additional WRD trips were assigned
onto the Citv's minor arterial and collector roadwavs within the viciniw of the WRD. includins Gutfuort

the Pinellas Co
Metropolitan Planning Oreanization (MPO) 200$ Annual Level of Service Report. the roadways of
Gulfport Boulevard from Pasadena Avenue to 58m Street S . Gulfport Boulevard South (22nd Avenue
South) from 34th Sheet South to 58th Sheet South and 49th Stoeet South from Gtrlfoort Boulevard
S"*th (22"a
Gulfport Boulevard are monitored. Therefore. a roadwav capacity analysis was performed for these
adjacent segments. Based upon the roadwav capacity analysis. it is anticipated that the available
capacity on these roadways will acsommodate the additional trips eenerated by the WRD.

il
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i 
School Impact Analvsis

r i Gulfuort is included within a lareer eeoeraphic unit. Concuqency Servige Area (CSA) for
pumoses of School _Concurrency. Development within any CSA is soverned by the availabilitv
of School Capacity measured with a term called "Seat Balance". This is calc.ulated by
subtracjing..the District's total enrolled population from the total number of student stations
(seats) available. As there is sufficient urused capacity within a CSA the School District can
accommodate add"itional residential development. The School Distict-useq a formula ot0.3?
shrdents yielded per permanent dwelling unit consffucted,

The CSA containing the City of Gulfport has a projected "Seat Balange" (ayailabie capacitv) of
3"219 Elementary Seats. 570 Middle School Seats and.2.821 Hieh School Seats. A repressntative
of the School District has_confrymed that the available capacity can absorb the 100 percent build
out scenario within the subiect area of 104 additional dlvelling units without negatively affecting
school capacity.

o;
(1) Based on 104 dwellinq units and 0.32 students per dwellinq unit.
(2) Maximum number of dwellinq units is based on 104 additionaI units at 15 dwellinq
units per acre.
(3) Assumes 13 qrades (k - 12)
{4) Assufnes an even split amonq the 13 grades.
Source: Pinellas Countv Schaol District. 2009 (datg and mgthodoloqv)

Analv$is Summarv

As mentioned ttre potential utility impacts provided are based senerally on the assumption that
every parcel within the MU zoning districs in the WRD would be developed at or near the
maximum permitted level with mixed-use developme{s although this scenado is hiqhlv
unlikelv, As shown in the tables above. even with this improbable scenario. there will be no
nesative impacts on the Level of Service (LOS) or service capacities of existing utilities.
services. school capacities or surrounding roadways as adequate e_xcess capacities exist.

Due to the fact that the City hasjrdopted a Comprehensive Storrnwater Manaeement Plan. which
includes various drainaqe improvements in the CRD, the Redevelopment Plan does not
specifically address stormwater drainase. Stormwater maraeement pro-iects within the district
will be closely coordinated between CiE Departments,

13
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ril/hile the Plan does not contemplate anv relocation of residents will adhere 1q the requirements
of the Housing Element of the Comprehensive Plan with reeard to resident relocation as follows:

Obiective 5: The City shall ensure that all residents diselaced by public development.
redevelopment or housing code enforcement are able to relocate to standard. affordable housine.

Policy 5.1: The City of Gulfport shall provide adminishative assistance in locatine affordable
housing to displaced low and moderate income persons throuqh coordination with the Pinellas
Countv CommuniW Develooment Relocation Prosram and the Pinellas Countv and St.
Petersburg Housinq Authorities.

In addition. the City is committed to followine the requirements of F.S. 163.362(7) which
reauires municipalities to "provide assurancss that there will be replacement housing for the
relocation of persons temporarily or permanently displaced from housing facilities within the
community redelrelopment area. "

Special Definitions

Cr-eafrve rzdaslrJlies), A set of interlocki4g industry sqctors" and are often cited as bei4g a
srowing part of the global economy. The creative indushies are defined as those which have
their oriein in individual sreativity. skill and talent focusing on creating and exploitine
intellectual property products: such as the arts. films. games or fashion desiCps. or providing
business-to-business creative services such as advertisine:

Zrve-Zorft Use. A combination of residential and nonresidential uses where the principal
operator of a business (as included in this list) also maintains a portion of the buildine as a
primary residence.

Mired Use. A combination of residential and nonresidential uses where the principal operator of
a business does not maintain a portion of the buildins as a primary residence.

. Section 3. The City Council hereby certifies that this ordinance is consistent with the
Ctty's Comprehensive Plan adopted in accordance with law.

Section 4. A11 ordinances, or parts of ordinances, in conflict herewith are hereby
repealed to the extent of any conflict with this ordilance.

Section 5. If any portion of this ordinance is declared invalid, the valid remainder
shall remain in ful1 force and effect.

$ection 6. This ordinance shall become effective immediately upon its final passage.

o

o
FIRSTREADING: July 21. 2009

14
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PUBLISIIED : IuIv 22. ?009

SECOND READING AND
PUBLIC HEARING: Aueust 4. 2009

I, Lesley DeMuth, City Clerk of the City of Gulfport, Florida" do hereby certify that the
foregoing ordjpance was {uly adoptqd in accordance with the provisions of law and the City
Charter this {day ot /{u qasf ,2009.

\J

o;

o
15
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I. Amendments to Waterfront Area Redevelopment Plan

The following are proposed changes to the City of Gulfport llaterfront Area Redevelopment Plan,
originally approved on Marchl&, 1993 and amended on October 17, 2000. Amendments to the
Waterfront Area Redevelopment Plan have been delineated with underlininsfor additions and sfu
tkreughfor deletions.

A. Amendments to Appendix E, Waterfront Land Use Plan

Land Use Categories

The following are general descriptions of permitted land uses within the Waterfront Redevelopment
District as depicted in Exhibit A, Redevelopment Area Land Use Map. To encourage new or
rehabilitative development within the Redevelopment District, the City may offer development
incentives such as parking credits, density bonuses and financial incentives, if there is demonstrable
evidence that such incentives promote implementation of the Redevelopment Plan. All uses. or
combination of uses are not a proportionate share in relation to the area of the parcel and may use
any combination of allowable densitls for residential uses and FAR for non-residenfial uses for
mixed use development.

Mixed residential/commercial use develgpment may be granted a 50 percent increase in allowable
densitv in the Mixed Use (MU) category upon conditional site plan approval provided:

1. The design meets architectural Cnridelines:
2. The development is consistent with the both the scale and style of the surrounding

development:
3. The proposal meets the purpose of the Waterfront Area Land Use Plan. and meets the

purpose as stated in Appendix G:
4. The site is not within the Coastal High Hazard Area (CHHA): and
5. Existing. legally permitted development with a density sreater than 10 dwelling units may

retain that existine density as part of a Mixed use project as provided in Sec. 22-5.08 of the
Code.

c. MrxED usE (MU)

The purpose of this category is to depict the area within the Redevelopment District which is now
developed or suited for development of moderate intensity commercial activities offering goods and
services to residents ofsurrounding neighborhoods, tourists and seasonal visitors.

Uses appropriate and consistent with this category include the following:

o Primary Uses - Retail Commercial; Personal/Business Services; Transient Accommodations.
o Secondary Uses - Residential; Office; Commercial Recreation.

Density/Intensity Standards-Shall be as follows :

o Residential use shall not exceed ten (10) dwelling units per acre.
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o Non-Residential use shall not exceed a Floor Area Ration GAR) of .90 nor an
Impervious Surface Area (ISA) of .85.

Mixed residentiaVcommercial use development may be granted a 50 percent increase in
allowable density in the Mixed Use (MU) category upon conditional site plan approval
provided the design meets architectural euidelines. is consistent with the both the scale
and style of the surrounding development" meets the purpose of the Waterfront Area
Land Use Plan. and meets the purpose as stated in Appendix G.

The maximum total FAR cannot exceed the allowable non-residential FAR of .90.
Mixed residential/nqn-Residential development must use at least 60 percent of the
provided floor area for non-residential uses. The remainder of the floor area may be used
for residential uses up to 15 dwellinq units per acre (50 percent increase).

For example. a mixed use development.on a one acre parcel could. through conditional
use approval. build 39.204 sq. ft. of floor area at a 0.90 FAR. A minimum of 23.522 sq.
ft. of that floor area must be dedicated towards non-residential uses. The remaining floor
area may be used for up to l5 dwelling units per acre.

E. RESIDENTIAL LOW MEDIUM (RLM)

The purpose of this category is to depict the area within the Redevelopment District which
developed or suited for development in a low to moderately intensive residential manner.

Uses and development standards of the Residential Low Medium category adopted in the
Gulfport Comprehensive Plan shall be applicable to this area.

Density / Intensifv Standards - Shall be as follows:

15 no\ll/

of

o Residential Use - Shall not exceed ten (10) dwelling units per acre.

Residential Equivalent Use - Shall not exceed an equivalent of 3.0 beds per permitted
dwelling unit at 10 dwelling units/acre.

Non-Residential Use - Shall not exceed a floor area ratio (FAR) of .50. nor an impervious
surface ratio (ISR) of .75.

Waterfront Redevglopment Area Overlav District

o The Overlay District shall be applicable in the RLM category as set forth in Appendix G
of the Waterfront Area Redevelopment Plan.
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B. Addition of New Appendix G, Waterfront Redevelopment Overlay District (WROD)

This section is added in its entireQt to the City of GuUport *ltatedront Area Redevelopment Plan.

APPENDIX G

Waterfront Redevelopment Overlav District (WROD)

0biectives

Chapter 163.362 Florida Statutes requires that a Community Redevelopment District provide for
limitations on the types. size. height. number and proposed use of buildinss. The proposed Cornmunity
Redevelopment Overlay District shall reflect the followins general objectives of this document.

Eliminate urlsightly activities and uses.

Better control outdoor sales and display.

Attract working professionals and home-based businesses.

Promote mixed uses as part of Live-Work and Mixed-Use arrangements.

Provide added flexibility for propeqv owners with reeard to the types of permitted uses.

Preserve and enhance residential neighborhoods and the overall residential character ofthe area.

The Waterfront Area Communit)' Redevelopment Plan map shall serve as the euidelines for the CRA.
Planning and Zoning Board and Citv Council in the review and approval process for all new or
rehabilitative development. Additionallli. all new or rehabilitative development shall also conform to
requirement of current apolicable State statutes and local ordinances and codes. as amended from time to
time.

Boundary

The Overlav Area runs lel to Beach Boulevard
block east of 56'n Street South and% block west of 54* Street south. It includes the RLM area that runs
parallel to the MU area along Beach Boulevard.
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Purpose

The purpose of the WRD (Waterfront Redevelopment District) zoning_district is to establish
development standards which will enhance redevelopment opportunities within the district and
implement the City of Gulfport's adopted community redevelopment_plan. The WRD zoning district
is designed to be consistent with the communitv redevelopment district (CRD) land use category of
the Gulfport Comprehensive Plan. The district is intended to encouraee and promote the
revitalization of the waterfront area ?nd to maintain the unique characteristics of the area. This is to
be achieved by allowing a wide variety of mixed uses. preservinlexi.sting residential neighborhoods
and establishing development rezulations w,hich will promote reinvestment in the district.

To this end the City intends to provide an overlay zonine district in the WRD which will allow for

56"' Street South and 54"' Street South. .Within that area are two sub-zoning districts under the
Waterfront Redevelopment District: Mixed Use and Residential Low Medium.

An overlav district will allow for flexibilitv on the part of the Citv and propertv owners. The overlay
district will be simple and concise in order to expedite the type of development desired in the WRD.
The Waterfront Redevelopment Plan specifically calls for mixed usq development along the south
end of Beach Boulevard including recreation. retail. institutional and residential. It discourages
offrce uses alons. Beach Boulevard in this arce- Additionally, the Redevelopment Plon calls -for
portions o.f the district to serve as a transitional area -for small q{fice or specialt}) businesses-
perhaps arts and crafts type shops or bed and breakfast establishments. The intent of the overlay
district is to further such uses off of Beach Boulevard.

Table I

Imnact Analvsis

The explicit intent of the Waterfront Redevelopment District (WRD) Plan is to preserve the existing
character of the residential neighborhoods and encourase the introduction of mixed-use development
into the Mixed Use district.

This impact analysis is specific to and focuses only on the area of the WRD within the Mixed Use (MU)
area. The chanees proposed for parcels within a portion of the RLM district (!he subject of a proposed

5

August 4,2009

Regidential Low Medium (RLMI
Residential 10

Residential Equivalent 1 5 3
Non-residential 0.50 075

lllixed Use (MU)
Residential

10

Non-residential 0.90 0.85
Note (1): DensiW increase for mixed commercial/residential oroiects mav be qranted a 50 percent
increase upon condition site plan apDroval within the MU cateqory
Note (2): Mixed use proiects shall orovide a minimum floor area of 60 oercent for non-residential uses.
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1 overlay district) does not include any changes to the permitted density or intensity of use as compared to

I that aq already permitted by the Land Development Code. Comprehensive Plan and/or the Countywide
- Land Use Rules.

The MU district currently allows a wide range of uses as follows:
1. Retail sales:
2. Transient accommodations:
3. Personal or business services:
4. Restaurants. without any drive-through facilities:
5. Office. business or professional. including public safety sub-station:
6. Sinsle-family or duplex dwelling:
7. Multiple-familv:
8. Commercial entertainment or recreation:
9. Gallerv: art studio:
10. Postal facility. accessory to retail sales use only: and
11. Club or lodge.

The impacts to existing utilities mav result in the increase in the permitted densitv in this area from 10
dwelling units per acre to 15 (50 percent increase). The permitted FAR of 0.90 is not proposed to
increase. The increase in density will ONLY be for Mixed-use development and a minimum of 60
percent of the allowable floor area must be used for non-residential uses. The challenge in providing a
meaningful i{npact analysis comes from the fact that so many types of uses are currently permitted in the

^-. MU district. In order to provide a logical" reasonable impact assessment a snapshot of the amount of

f land (acres) currently being used for what sort of use and this snapshot forms the base for current
- potential utility impacts and is shown in the following table:

Table 2

Residential 4.58 46.08% 33 50.00%
Vacant Commercial 0 . 1 1 1.14% 1 1.52o/o

Commercial 3.98 40.01% 28 42.42o/o

Overniqht Accommodation 1 .O7 10.79o/o 3 4.55o/o

Institutional (School/Place of Worshio/Government) 0.20 1.97o/o 1 1.52o/o

Total 9.94 r00.00% 66 100.00%

As shown. there are 66 parcels comprising 9.94 acres of which nearly half is used for residential. uses
(including 2.86 acres listed in the Pinellas County Propeny Appraiser records eenerally as Condo Open
Space Area). Most of the other half is used for commercial uses such as retai! (2.19 acres)" restaurant
(1.50 acres) and office (0.29 acres). It is important to note that only about 1/10s of an acre (one parceh

is vacant constituting just over one percent of the total acreage.

As mentioned previouslv. mixed-use developments must use at least 60 percent of thq provided floor

^-. area for non-residential uses. The remainder of the floor area may be used for residential uses up to 15

I dwelling units per acre. A minimum of 30 percent of the permitted density must be used. For example"
!7 a mixed use development on a one-acre parcel would be entitled to 39.204 square feet of floor area at a

0.90 FAR. A minimum of 23.522 square feet of that floor area must be dedicated towards non-
6
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^ 
residential uses. The remaining floor area may be used for at least five dwelling units up to 15 dwelling

u 
umts.

Three sets of analyses are provided for Wastewater. Potable Water and Solid Waste to provide a more
complete. well-rounded examination of the potential impacts to these utilities. What each of these
analyses do is determines the additional demand senerated by one of three scenarios. Each scenario is
compared against the use snapshot mentioned previously mentioned.

The first analysis under each heading utilizes only maximum population in the equation as consistent
with the analyses provided in the Cit)"s Comprehensive Plan. These analvses simply assume that a total
of 149 dwelling units will be built on 9.94 asres as part of a Mixed-use development. They further
assume that 45 dwelline units currentlv exist on 4.58 acres (-10 dwelling units per acre) currently used
for residential purposes resulting in an additional 104 dwelling units will be built (15 dwelline units per
acre on a11.9.94 acres) and this is the number of dwelling units used to determine the additional utility
demand.

The second analysis under each heading takes into account all existing land uses (non-residential and
residential) at their current acreage percentageq and makes a series of assumptions as follows:

o An existing permitted FAR of 0.90 for all parcels within the MU.
o The 0.11 acres of vacant land is assumed to be used for retail uses;
o Every property is assumed to be currently and completellr developed to the maximum FAR of

0.90 with its current use as follows:
o Retail: 50"179 square feet;
o Office: 6.338 square feet;
o Restaurant: 32.569 square feet:
o Residential: 149 dwelling units;
o Ovemight accommodations: 23.360 square feet*; and
o Institutional: 4,261 square feet.

* While the limiting_ factor for intensit-v of use for overnight accommodations are
typically measured in units per acre. for the purposes of determining utilitv impacts
square footage was used and was therefore determined througilr the use of FAR.

o Every property will be redeveloped with a mixed use development at the maximum 0.90 FAR
(389.634 square feet).

o Every property will employ a 60/40 split of floor area nonresidential (233.780 square feet) to
residential ( 1 55.854 square feet).

o Nonresidential floor area will be allotted as five percent office (10.520 square feet). 45 percent
restaurant (94.681 square feet) and 50 percent retail (105.201 square feet).

. Every property will be developed with a maximum density of 15 dwelling units per acre (149
dwelling units).

This second set of analyses then take the difference between the "current" maximum build out scenario
and the proposed mixed use maximum build out scenario and provides lhe anticipated imoact on the
available utility capacit).. Furthermore. this set of assumptions are also used for the traffic analvsis.

a A third set of anal)rses takes the density/intensity of use assumptions made in the second set of analyses
- but uses the Pinellas Plannine Council's standard FAR assumption of a 60 percent build out for both

existing and proposed scenarios. For example. while the Com{nercial Generd classification permits an
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FAR of 0.55 may be permitted by the PPC. it assumes a standard FAR of 0.33. In other words assumed
floor areas and densities are reduced by 30 percent so that a maximum FAR of 0.90 becomes a
"realistic" FAR of 0.54 and a maximum dgnsity of 15 dwelling units per acre becomes r-rine dwelling
units per acre.

To reiterate. the following analyses compare the difference between the existing "assumed" condition
asainst the'bresumed" future condition.

Wastewater Analvsis

Source: Pinellas Counv Adopted 2008 Comprehensive Plqn: Potable Water Supply. Wastewater. and Reuse Element:
Potable ltrastewater Supply Sub-Element: Table 23: Projectedtlow and capacitv.

Analysis l: Residential Only

Analysis 2: All Uses

Analysis 3: All Uses with 30 percent standard intensity of use reduction
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Potable Water Analysis

Sources: "Evaluation and Appraisal Report". Ciqt of St. Petersburg, 2005 and Citv of Gul-fport. Public Services Department.
2005

Analysis l: Residential Onlv

Analysis 2: All Uses
Table 10b
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1 Solid Waste Analysis

-
V Source: Pinellas Counlv Adopted 2008 Comprehensive Plan: Solid l{aste and Resource Recoverv Element: Solid ,yqste Sub-

Element: Table 6.
* The Pinellas County Comprehensive Plan's Solid Waste Sub-Element provides (page 2-19) that 80 percent of solid waste
was combusted or recycled. Therefore 80 percent ofthe anticipated tons/yem generated was used.

Analysis 1: Residential Onlv

Analysis 2: All Uses

Analysis 3: All Uses with 30 percent standard intensitv of use reduction

Traffic Analvsis

A Transportation Impact Analysis was conducted to determine the impact that the WRD trips would
have on the surrounding roadway network. A Trip Generation Analysis was performed usine the
equations from the Institute of Transportation Engineers (ITE) Trip Generation. 7th Edition. The Land
Use Codes GUC) for the uses propgsed in the WRD consisted of LUC 710: General Offrce. LUC 820:

1| General Comr4ercial. LUC 932: Hig:h-Turnover (Sit-down) Restaurant and LUC 231: Low Rise

It Residential Condominiums. Also. a trip eeneration analysis for the existing uses was conducted. The

10
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^-, trip generation from the existing uses was subtracted from the trip generation of the proposed WRD uses

|! 
in order to determine the additional new trip expected to be generated by the proposed WRD.

As noted previously. this Traffic Analysis uses the same set of assumptions as that used for the second
set of scenarios for the Potable Water. Wastewater and Solid Waste analyses. The total floor area ryars
split as five percent Qffice. 50 percent Commercial and 45 percent Restaurant and 149 dwelling units.
Based upon the trip generation analysis. the total additional trips expected to be generated b)/ the WRD
is 700 peak hour trips. which include 405 inbound trips and 295 outbound trips. The trip generation for
the various land uses is broken down as follows:

o General Office: 0 (the amount of offrce is not expected to increase)
o General Commercial (restaurant and retail): 635
o Residential: 65

The total additional trips were distributed onto the surroundine roadwa)' network using the following
di stribution percentages :

o 45 percent tolfrom the east on Gul&ort Boqlevard/22nd Avenue S.
o 15 percent tolfrom the west on Gulfport Boulevard/22nd Avenue S
o l5 percent tolfrom the north on 58th Street South
o 25 percent tolfrom the north on 49fr Street South

- These distribution percentages were based on an evaluation of the existing volumes collected from the

U Pinellas County Metropolitan Plannine Organization (MPO) 2008 Annual Level of Service Report and
eneineering judgment. The projected trip generation was applied to the trip distribution percentages to
determine the impact on the surroundine roadwav network. The additional WRD trips we_re assigned

the Citv's mi
South and 49"' Street South. Based uoon the Pi

Pasadena Avenue to
4th Street South

h (22nd A
Gulfport Boulevard are monitored. Therefore. a roadway capacity analysis was performed for these
adjacent seements. Based upon the roadway capacity analysis. it is anticipated that the available
capacity on these roadways will accommodate the additional trips generated by the WRD.

I I
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O 
School Impact Analysis

Gulfport is included within a larger geggraphic unit. Concurrency $ervice Area (CSA) for purposes of
School Concurrency. Development within any CSA is eoverned bv the availability of School Capacity
measured with a term called "Seat Balance". This is calculated by subtracting the District's total
enrolled population from th.e total number of student stations (seats) available. As there is sufficient
unused capacity within a CSA the School District can accommodate additional residential development.
The School District uses a formula of 0.32 students yielded per permanent dwelling unit constructed.

The CSA containing the City of Gul&ort has. a projected "Seat Balance" (available capacity) of 3.219
Elementary Seats. 570 Middle School Seats and 2.821 High School Seats. A representative of the School
District has confirmed that the available capacity can absorb the 100 percent build out scenario within
the subject area of 104 additional dwelling units without negatively affecting school capacity.

(1) Based on 104 dwellinq units and 0.32 students per dwellinq unit.
(2) Maximum number of dwellino units is based on 104 additional units at 15 dwellinq
units oer acre.
(3) Assumes 13 qrades (k - 12)
(4) Assumes an even split anono the 13 orades.
Source: Pinellas Countv School DistricL 2009 (data and methodoloqvl

Analvsis Summary

As mentioned the potential utilitv impacts provided are based generallv on the assumption that every
parcgl within the MU zoning districts in the WRD would be developed at or near the maximum
permiued level with mixed-use developments although this scenario is highly unlikely. As shown in the
tables above. even with this improbable scenario. there will be no nesative impacts on the Level of
Service (LOS) or service capacities of existine qtilities. services. school capacities or surrounding
roadways as adequate excess capacities exist.

Due to the fact that the City has adopted a Comprehensive Stormwater Management Plan. which
includes various drainase improvements in the CRD. the Redevelopment Plan does not specificallv
address stormwater drainaee. Stormwater managemgnt projects within the district will be closely

^-. coordinated between City Departments.

V While the Plan does not contemplate any relocation of residents will adhere to the requirements of the
Housing Element of the Comprehensive Plan with reeard to resident relocation as follows:
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Objective 5: The City shall ensure that all residents displaced by public development. redevelopment or
housing code enforcement are able to relocate to standard. affordable housing.

Policy 5.1: The City of Gulfport shall provide administrative assistance in locating affordable housing
to displaced low and moderate income persons through coordination with the Pinellas County
Community Development Relocation Program and the Pinellas County and St. Petersburg Housing
Authorities.

In addition. the City is committed tp following the requirements of F.S. 163.362(7) which requires
municipalities to "provide assurances that there will be replacement housing for the relpcation of
persons temporarilli or permanently displaced from housing facilities within the community
redevelopment area."

Special Definitions

Crealive indas4?(igs). A set of interlocking industry sectors. and are often cited as being a growing part

of the global economv. The creative industries a{e defined as those which have their origin in individual
creativity. skill and talent focusing on creating and exploitine intellectual property products: such as the
arts" films. games or fashion designs. or providing business-to-business creative services such as
advertising.

Iive-tflorld Use. A combination of residential and nomesidential uses where the principal operator of a
business (.as included in this list) also maintains a portion of the building as a primar.v residence.

Mrred Use. A combination of residential and nonresidential uses where the principal operator of a
business does not maintain a oortion of the building as a primar.v residence.

t4
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O 
II. Proposed WftA Overlay District

The following draft language is proposed as amendments to Chapter 22 of the City of Gulfport
Code of Ordinances entitled Zoning and is intended to illustrate the general overlay concept
AII the text in this section is proposed.

Sec. 22-5.08. WRD (waterfront redevelopment district) zoning district.

(8) Waterfront Redevelopment Overlay District (WROD) area.

a. Purpose

The Waterfront Redevelopment Overlay District (WROD) is primarily intended to allow for
the conversion of residential structures which meet the requirements herein. Conversions
must retain a residential appearance and be in character with the existing neighborhood. The
district requirements include provisions for buffering, parking, signage and landscaping.

New, non-residential construction within the overlay district must meet all the provisions
contained herein. New development for commercial uses, in addition to keeping structure
residential in character, they must meet the design guidelines for single-family residential
development. Any construction or remodeling shall be in keeping with the residential
character of the area. Structures shall have a residential appearance, e.g. no outdoor storage
of equipment, supplies, or vehicles. Showcase windows are permitted as long as the structure
remains residential in appearance. Showcase windows are limited to 25 percent of the total
fagade area facing the street and will be subject to approval during the development review
process. If showcase window(s) are utilized, a clear line of sight from the street shall also be
provided.

Permitted uses within the WROD will be low traffic generators. Delivery/pick-up of goods
by trucks with more than four axels or greater than24 feet in length shall be limited to once
per week in order to minimize truck traffic in the area. No pick-up or delivery of goods shall
occur on the weekends. No more than two pick-ups or deliveries of goods shall occur on
weekdays other than those made by the business itself (i.e. delivery of flowers to a customer).

b. Applicability

The overlay district augments but does not otherwise replace the existing zoning district.
The site development parameters provided herein supersede any other requirements
contained elsewhere in this Land Development Code. Where this section is silent regarding
any such development parameters the user shall default back to the underlying zoning
district. All parcels outside the area provided in this section are not affected by the contents
herein.

c. Conditional Uses

t5
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The uses listed below would be in addition to what is already permitted in the RLM District.
The uses listed below are conditional uses subject to site plan approval by the Planning
Board WRD CRA Board.

1. Personal or business services other
architectur al I planning/ en gineerin g brokerage
purpose of this overlay district.)

2. Post Office, accessory to retail sales only.
3. Florist
4. Beauty/barber shop
5. Locksmith
6. Watch, clock, jewelry (sales and service)
7. Photography studio
8. Tailor/seamstress
9. Art gallery/studio
10. Antique shops (indoor sales)
1 l. Educational material sales (books, art

educational materials)

than medical (e.g. law, accountant,
services and similar uses which meet the

d.

supplies, music supplies, and similar

12. Bed and Breakfast subject to the provisions of Sec. 22-5.08 (h) in the Waterfront
Redevelopment Zoning District.

13. Additionally, other low traffrc uses in the district will be allowed similar in character to
the uses described above. Uses not listed above will be reviewed for approval during site
plan review and also by the Planning and Zoning Board and City Council/Community
Redevelopment Agency (CRA).

Prohibited Uses

l. Restaurants,
2. Bars, pubs and other businesses reliant on the sale of alcoholic beverages,
3. Raves, dance clubs and other like assembly uses,
4. Tattoo/body piercing establishments,
5. Lingerie shops in conjunction with modeling services,
6. Medical offices,
7. Medical clinics.
8. Dental services,
9. Gun shops,
10. Pawn shops, and
11. Other uses determined by staff to not be compatible with the residential area, or which

generate excessive traffic in the neighborhood.

Parkingz

Off-street - A maximum of four (4) parking spaces shall be allowed on site. Parking shall be
in the rear of the building whenever feasible. Alley access shall be utilized if available to the
site. On-site parking shall be a pervious material such as mulch, shell or turf-block or a
combination thereof. An existing driveway may be used for parking provided that no more
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than2} percent new, impervious material (of the existing driveway) is constructed except for
handicap parking and access thereto.

f. Signs

All signs within the waterfront redevelopment district shall be regulated as set forth in Article
XVII of this chapter and in accordance with the following:

1. The redevelopment district entry sign shall be exempt from regulations set forth in
Article XVII of this chapter;

2. Wall signs and freestanding signs are permitted in the WROD. Signs are limited as
defined herein.

3. Only one (l) freestanding or wall sign will be permitted, per business, on each lot used
for commercial purposes in the RLM a area of the waterfront redevelopment district
described above and pursuant to the following criteria:

(a) The sign shall be limited to six (6) square feet in area;
(b) A freestanding sign shall be no higher than six (6) feet in height;
(c) The sign shall be located on private property;
(d) The sign application shall include a graphic representation of the proposed sign,

including all copy to be located thereon;
(e) Either a wall sign or a freestanding sign shall be permitted;.
(f1 The sign shall be harmonious with the surrounding properties and maintain the

integrity of the neighborhood. This shall apply to any lighted signs as well in order to
ensure that the residential character of the street is maintained. Illuminated signs
shall only be utilized during business hours of operation.

(g) The sign shall not be in violation of the provisions of article XVII of this Code,
pertaining to signs.

g. Dimensional Regulations:

Same as RLM provisions in the Waterfront Redevelopment District as they apply to single
family residential development.

h. Heightz

Same as RLM provisions in the Waterfront Redevelopment District as they apply to single
family residential development.

I 7
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III. Proposed Mixed Use District Amendments

Proposed language is shown as underlined and deleted language as stnek-eut

(3) Mixed use (MU) area.

a. Permitted uses.
1. Retail sales;
2- Transient accommodations;
3. Personal or business services;
4. Restaurants, without any drive-through facilities;
5. Office, business or professional, including public safety sub-station;
6. Single-family or duplex dwelling;
7. Multiple-family;
8. Commercial entertainment or recreation;
9. Gallery; art studio;
10. Postal facility, accessory to retail sales use only;
I l. Club or lodge;
12. Mixed Use.

b. Dimensional regulations.

l. Minimum lot area.

(a) Single-family dwelling lots shall have a minimum of five thousand (5,000) square
feet, with a minimum lot width of fifty (50) feet;

(b) Duplex dwelling lots shall have a minimum of eight thousand seven hundred (8,700)
square feet, with a minimum lot width of frfty (50) feet;

(c) Multiple-family dwelling lots shall have a minimum of thirteen thousand one hundred
(13,100) squa.re feet, with an additional four thousand three hundred fifty (4,350)
square feet for each dwelling unit in excess of three (3), and a minimum lot width of
seventy (70) feet;

(d) No specific requirements have been established for all other uses provided that all
applicable site development requirements are met.

2- Minimum yard requirements.

(a) The front yard shall have a minimum depth of twenty-five (25) feet for residential
use. There shall be no minimum requirements for other uses, including the
combination of residential and commercial in one (1) structure.

(b) Each side yard shall have a minimum depth of six (6) feet, provided that no side yard
shall be required where a fire wall meeting all code requirements is provided.

(c) For all uses, where an alley exists as a means of access to the rear of the property, no
rear yard shall be required, and where no alley exists, arear yard having a minimum
depth ofeight (8) feet shall be required.
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d.

Maximum building height.

The maximum building height for single-family or duplex dwellings shall be thirty (30) feet
and no building shall have more than two (2) stories of living area. All other uses shall have a
maximum building height of forty-five (45) feet.

Special Criteriafor Mixed Use developments:

1. Mixed residential/commercial use development may be granted a 50 percent insrease in
allowable density in the Mixed Use (MU) categorv upon conditional site plan approval
provided the design meets architectural zuidelines. is consistent with the both the scale
and stvle of the surrounding development. meets the purpose of the Waterfront Area
Land Use Plan. and meets the purpose as stated in Appendix G of the Waterfront Area
Redevelopment Plan.

2. Mixed use development that has office and retail uses on the first floor and residential
uses above shall be encouraged.

3. Temporary lodging may not be included as part of a mixed use development.
4. The maximum total FAR cannot exceed the allowable non-residential FAR of 0.90.

Mixed residential/non-Residential development must use at least 60 percent of the
provided floor area for non-residential pses. The remainder of the floor area may be used
for residential uses up to 15 dwelling unitsper acre (50 percent increase).

For example. a mixed use development on a one acre parcel could"
through conditional use approval. build 39.204 sq. ft. of floor area at
a 0.90 FAR. A minimum of 23.522 sq. ft. of that floor area must be
dedicated towards non-residential uses. The remaining floor area
may be used for up to 15 dwelling units per acre.

I 9
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IV. Counfiide Plan Requirements

Note: |Vhile a change to the Counlywide Plan Map is not proposed,following theformat provided by
the Coantywide Land Use Rules to address such changes is helpful in better understanding the seope
and scale of the amendments proposedfor the existing Special Area Plan.

4.2.7.5

4.2.7.5.1

Soecial Area Plans.

Special Area Plans Required. A proposed amendment of the Countywide Plan Map
to Residentiat Very High, Activity Center, Community Redevelopment District'
Central Business District, or the Planned Redevelopment categories of Residential'
Mixed Use, Commercial, or Industrial shall require a special area plan. Such special
area plan shall be approved by official action of the legislative body of the local
government in support of the proposed category, in a form sufficient to ensure
compliance with the special area plan. The special area plan shall include, at a
minimum, information addressing the following:

A. Plan Issues and Objectives

1. Existing land use and related characteristics of the area;

Table 7

Residential 4.58 46.08o/o 33 50.00%
Vacant Commercial 0 . 1 1 1.14o/o 1 1.52o/o

Commercial 3.98 40.01o/o 28 42.42o/o
Overnioht Accommodation 1.07 10.79o/o 3 4.55o/o

Institutional (School/Place of
Worshio/Government) 0.20 1.97o/o 1 1.52o/o

Total 9.94 66

The redevelopment district is characterized by a variety of non-residential and residential uses.
Non-residential uses tend to be clustered along Beach Boulevard.

2. Issues to be addressed by the plan;

Eliminate unsightly activities and uses.
Better control outdoor sales and display.
Attract working professionals and home-based businesses.
Promote mixed uses as part of Live-Work and Mixed-Use arrangements.
Provide added flexibility for property owners with regard to the types of permitted uses.
Preserve and enhance residential neighborhoods and the overall residential character ofthe
area.

a.
b.
c.
d.
e.
f.
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Plan objectives in relationship to the local government comprehensive plan and Pinellas bv
Design

The following existing and proposed Goals, Objectives and Policies of the City's Comprehensive
Plan support the proposed amendments to the Waterfront Area Redevelopment Plan, the
Comprehensive Plan and the Land Development Code.

Existine GOPs of the Comprehensive Plan

Future Land Use Plan Element

Policy 2-3: Land development regulations shall continue to be developed, reviewed and adopted
to encourage beach, water and tourist oriented activities in the Community Redevelopment
District, Waterfront Redevelopment Area depicted on the proposed Future Land Use Plan Map.

Economic Development and Area Redevelopment Element

Policy 5.4: The city shall designate districts or areas in the following locales to explore the
feasibilities of economic development or redevelopment. Such areas can be established as target
areas or community redevelopment districts pursuant to Chapter 163, Part III, F.S.:

Prooosed EAR-based Amendments to the Comprehensive Plan

Future Land Use Element

Policy 2.7:The City shall investigate the feasibility of incentives to encourage private mixed use
developments within the waterfront redevelopment area (WRA) including but not limited to
permit and impact fee reductions/waivers and the provision of additional density by 2009.

Policy 2.8: The City shall investigate the creation of amendments to the I-and Development Code
to allow greater flexibility for the provision of mixed use development which would facilitate a
live-work community and other creative industries.

Policy 2.9: The City shall explore the possibility of amending existing special area plan areas or
creating new special area plan areas which incorporate one or more of the planned
redevelopment classifi cations.

Economic Development and Area Redevelopment Element

Policy 5.10: The City shall encourage the development and redevelopment of targeted properties
within the Community Redevelopment District with mixed use projects and an emphasis on the
provision of space geared towards local, independent businesses.

Policy 6.6: By 2010, explore the possible revision of the Land Development Regulations to
permit mixed-use structures that accommodate living and working conditions for artists within
the City's CRAs.

2I
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The following items from Pinellos by Design support the proposed
Waterfront Area Redevelopment Plan, the Comprehensive Plan and the
Code.

Pinellas bv Desisn

Chapter 7: Strategies and Implementation

Introduction

amendments to the
Land Development

Effective redevelopment planning will build upon the existing development pattem,
preserving the character of established neighborhoods while channeling growth into
appropriate centers, corridors, and districts.
If the tourism industry is to remain vital in Pinellas County, redevelopment must focus on
maintaining and upgrading tourist accommodations and enhancing the county's overall
attractiveness to visitors.
In order to accommodate the growth needed to sustain the local economy without
compromising our high quality of life, it will be necessary to create more urban land use
pattems in appropriate areas.

o Land development regulations created decades ago for greenfield conditions must be revised
to adapt to a redevelopment environment.

Economic/Jobs Goal

Identifu standards and regulations that may have the potential to reduce redevelopment cost
differentials as well as those which add to the differentials.
Amend or delete local codes, procedures, and processes that add to redevelopment cost
differentials.

ReaI Estate

Placing housing in or near employment results in more efficient use of the Transportation
network and other infrastructure.

o Use density bonuses or other incentives to encourage private-sector creation of housing in or
near employment districts.

Regulatory Tools and Urban Design

Without the proper planning, redevelopment will occur in an ad hoc, random fashion, which
may not fulfill the vision or desires of a community.
Preserve and protect, through neighborhood preservation plans and other proactive measures,
existing neighborhoods in order to maintain their general character.
Develop special area plans that incorporate desired redevelopment
design characteristics.
Identify specific areas that are underutilized or are underperforming,
area plans to direct and facilitate the redevelopment process.

land use patterns and

August 4,2009
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o Promote development pattems that are compact, mixed use, walkable, and employ
appropriate design principles and techniques.

r Establish redevelopment strategies to create urban redevelopment
appropriate for each community.
Promote compact, mixed-use redevelopment land
development as a component.
Encourage and support the creation of mixed-use
countywide land use pattem.
Establish specific criteria and location incentives needed to establish mixed-use centers.

Replace suburban parking standards with those more suitable for urban redevelopmenVinfill.
Allow reduced parking thresholds in appropriate locations where transit availability makes
such reduction feasible.
Amend land development regulations to streamline or delete procedures that are lengthy,
unpredictable, or lack definitive guidelines and do not contribute to the proper climate for
redevelopment.
Use land development regulations and other measures to promote a variety of housing types
and effective mixing of uses, to meet the needs of households with a broad range of incomes.

Establish standards that allow the creation of true mixed-use projects that include a
residential component.
Revise land development regulations to allow a variety of residential densities within mixed-
use developments.

B. Plan Composition

l. Permitted uses and any differentiation by location;

The plan area currently contains one Future Land Use Plan Classification CRD and seven zoning
districts (CL, MUL, MU, RF, R/OS, P and RLM). The proposal will maintain the existing FLUP
of CRD and the existing seven zoning districts and will create one new Overlay District, the
Waterfront Redevelopment Overlay District (WROD). The Overlay Area runs parallel to Beach
Boulevard from Shore Boulevard to 28th Avenue South, %blockeast of 56th Street South and%
block west of 54tr Street south. It includes the RLM area that runs parallel to the MU area along
Beach Boulevard. The WROD is primarily intended to allow for the conversion of residential
structures which meet the requirements herein. Conversions must retain a residential appearance
and be in character with the existing neighborhood. The district requirements include provisions
for buffering, parking, signage and landscaping. The proposed changes do not increase or
otherwise change the density and/or intensity of use from what is otherwise permitted in the
RLM district by the Land Development Code, Comprehensive Plan or the Countywide Land Use
Rules.

The proposal also modifies the intensity of use within the MU by permitted a 50 percent increase
in density for Mixed Use projects upon conditional site plan approval provided the design meets
architectural guidelines, is consistent with the both the scale and style of the surrounding
development, meets the purpose of the Waterfront Area Land Use Plan, and meets the purpose as
stated in Appendix G of the Plan.

use patterns that

developments as

pattems that are

include residential

part of the future

a

a

a
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Density/intensify standards for permitted usesl

Those properties within the CL, MUL, RF, R/OS, P and RLM zoning districts will maintain their
existing density and intensity of use. Properties within the MU zoning district will also retain
existing density and intensity of use for non-residential developments. Mixed-use developments
will be permitted a 50 percent increase in density of up to 15 dwelling units. The maximum total
FAR cannot exceed the allowable non-residential FAR of .90. Mixed residential/non-Residential
development must use at least 60 percent of the provided floor area for non-residential uses. The
remainder of the floor area may be used for residential uses up to 15 dwelling units per acre (50
percent increase).

For example, a mixed use development on a one acre parcel could, through conditional use
approval, build 39,204 sq. ft. of floor arca at a 0.90 FAR. A minimum of 23,522 sq. ft. of that
floor area must be dedicated towards non-residential uses. The remaining floor area may be used
for up to 15 dwelling units per acre.

See the attached LDR amendments for more detail.

Design guidelines, if any, appropriate to the plan;

The City of Gulfoort currently maintains a set of Design Guidelines applicable to the portion of
the City south of Gulfport Boulevard between, generally, 59th and 58th Street South and 49'n
Street South. The subject arca is subject to these design guidelines.

Affordable housing provisions, if any, appropriate to the plan;

The City has not adopted any affordable housing provisions relating to the Waterfront Area
Redevelopment Plan area. Asking housing prices in the subject area are currently in the mid- to
high-$100s. Several properties are listed between $200,000 and $300,000.

Mixed-use provisions, if any, appropriate to the plan;

The Plan amendment concept is based on providing greater flexibility with regard to mixed use
and live-work development.

See the attached LDR amendments for more detail.

6. Special provision for mobility and circulation, including mass transit, access management'
parking, pedestrians, and bicycles;

No special provisions for mobility and circulation are proposed with the proposed Plan
amendment. The area currently has sidewalks along many of the streets and Pinellas Suncoast
Transit Authority (PSTA) maintains a bus route along Beach Boulevard South and 586 and 49th
Streets South. In addition, a new Pinellas Trail Spur will connect to 55ft Street South and Beach
Boulevard South. A new trolley route will also provide greater interconnectivity.

3.

4.

5.
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7. Identification of and reference to land development regulations that implement the plan;

The Plan shall be implemented by the adoption of a new Land Development Code section,
Section 22-5.8.8. WROD (Waterfront Redevelopment Overlay District).

8. Public and/or private improvements, contributions and/or incentives, if any, appropriate to
the plan;

No public or private improvements, contributions or incentives are proposed with the proposed
Plan amendment.

9. The local government plan approval process.

The process by which amendments to the Land Development Code are contained within Article
XII, Sections 22-12.01 through 08. In summary, proposed amendments are submitted to the
planning and zoning board for review and recommendation. The recommendation of the
planning and zoning board shall be entered into the official record of the application and shall be
considered by the city council prior to the taking of offrcial action upon the application

The process by which amendments to the Ctty's comprehensive plan are contained within
section VI. Plan Amendment Procedure within the General Introduction and Definitions section
of the comprehensive plan. In summary, the process follows the requirements of Chapter 163.
F.S., Chapter 88-46, F.S. and Article III, Section 309 of the Gulfport City Charter.

C. Plan Impacts

10. Identification of water, sewer, and stormwater drainage impacts that may be anticipated
based on the plan, identification of overall system capacities, and an analysis of the
difference between these anticipated impacts on the systems as compared to the impacts
based on the current Countywide Plan Map designations;

The explicit intent of the Waterfront Redevelopment District (WRD) Plan is to preserve the
existing character of the residential neighborhoods and encourage the introduction of mixed-use
development into the Mixed Use district.

This impact analysis is specific to and focuses only on the area of the WRD with a zoning of
Mixed Use (MU). The changes proposed for the portion of the area within the RLM district and
the subject of the proposed overlay district does not include any changes or increase in density or
intensity of use as compared to already permitted by the Land Development Code,
Comprehensive Plan or the Countywide Land Use Rules. The MU currently allows a wide range
of uses as follows:

1. Retail sales;
2. Transient accommodations:
3. Personal or business services;
4. Restaurants, without any drive-through facilities;
5. Office, business or professional, including public safety sub-station;
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6. Single-family or duplex dwelling;
7. Multiple-family;
8. Commercial entertainment or recreation;
9. Gallery; art studio;
10. Postal facility, accessory to retail sales use only; and
11. Club or lodge.

The impacts to existing utilities may result in the increase in the permitted density in this area
from 10 dwelling units per acre to 15 (50 percent increase)._ The permitted FAR of 0.90 is not
proposed to increase. The increase in density will ONLY be for Mixed-use development and a
minimum of 60 percent of the allowable floor area must be used for non-residential uses. The
challenge in providing a meaningful impact analysis comes from the fact that so many types of
uses are currently permitted in the MU district. In order to provide a logical, reasonable impact
assessment a snapshot of the amount of land (acres) currently being used for what sort of use and
this snapshot forms the base for current potential utility impacts and is shown in the following
table:

Table 8

As shown, there are 66 parcels comprising 9.94 acres of which nearly half is used for residential
uses (including 2.86 acres listed in the Pinellas County Property Appraiser records generally as
Condo Open Space Area). Most of the other half is used for commercial uses such as retalI (2.19
acres), restaurant (1.50 acres) and office (0.29 acres). It is important to note that only about
l/1Oth of an acre (one parcel) is vacant constituting just over one percent of the total acreage.

As mentioned previously, mixed-use developments must use at least 60 percent of the provided
floor area for non-residential uses. The remainder of the floor area may be used for residential
uses up to 15 dwelling units per acre. A minimum of 30 percent of the permitted density must be
used. For example, a mixed use development on a one-acre parcel would be entitled to 39,204
square feet of floor area at a 0.90 FAR. A minimum of 23,522 square feet of that floor area must
be dedicated towards non-residential uses. The remaining floor areamay be used for at least five
dwelling units up to 15 dwelling units.

Three sets of analyses are provided for Wastewater, Potable Water and Solid Waste to provide a
more complete, well-rounded examination of the potential impacts to these utilities. What each
of these analyses do is determines the additional demand generated by one of three scenarios.
Each scenario is compared against the use snapshot mentioned previously mentioned.

The first analysis under each heading utilizes only maximum population in the equation as
consistent with the analyses provided in the City's Comprehensive Plan. These analyses simply
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Residential 4.58 46.08o/o 33 50.00%
Vacant Commercial 0 . 1 1 1.14o/o 1 1.52o/o

Commercial 3.98 40.01o/o 28 42.42o/o

Overnioht Accommodation 1 .07 10.79% 3 4.55%
I nstitutional (School/Place of Worship/Government) 0.20 1.97% 1 't.52%

Total 9.94 100.00% 66 100.00%
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assume that a total of 149 dwelling units will be built on 994 acres as part of a Mixed-use
development. They further assume that 45 dwelling units currently exist on 4.58 acres (10
dwelling units per acre) currently used for residential purposes resulting in an additional 104
dwelling units will be built (15 dwelling units per acre on all 9.94 acres) and this is the number
of dwelling units used to determine the additional utility demand.

The second analysis under each heading takes into account all existing land uses (non-residential
and residential) at their current acreage percentages and makes a series of assumptions as
follows:

1. An existing permitted FAR of 0.90 for all parcels within the MU.
2. The 0.11 acres of vacant land is assumed to be used for retail uses;
3. Every property is assumed to be currently and completely developed to the maximum FAR

of 0.90 with its current use as follows:
o Retail: 50,179 square feet;
o Office: 6,338 square feet;
o Restaurant:32,569 square feet;
o Residential: 149 dwelling units;
. Overnight accommodations: 23,360 squa.re feet*; and
o Institutional: 4,261 square feet.

* While the limiting factor for intensity of use for overnight accommodations are
typically measured in units per acre, for the purposes of determining utility impacts
square footage was used and was therefore determined through the use of FAR.

4. Every property will be redeveloped with a mixed use development at the maximum 0.90
FAR (389,634 square feet).

5. Every property will employ a 60140 split of floor area nonresidential (233,780 square feet) to
residential (l 55,854 square feet).

6- Nonresidential floor area will be allotted as five percent offrce (10,520 square feet), 45
percent restaurant (94,681square feet) and 50 percent retail (105,201 square feet).

7. Every property will be developed with a maximum density of l5 dwelling units per acre (149
dwelling units).

This second set of analyses then take the difference between the 'ocurrent" maximum build out
scenario and the proposed mixed use maximum build out scenario and provides the anticipated
impact on the available utility capacity. Furthermore, this set of assumptions is also used for the
traffic analysis.

A third set of analyses takes the density/intensity of use assumptions made in the second set of
analyses but uses the Pinellas Planning Council's standard FAR assumption of a 60 percent build
out for both existing and proposed scenarios. For example, while the Commercial General
classification permits an FAR of 0.55 may be permitted by the PPC, it assumes a standard FAR
of 0.33. In other words assumed floor areas and densities are reduced by 30 percent so that a
maximum FAR of 0.90 becomes a "realistic" FAR of 0.54 and a maximum density of 15
dwelling units per acre becomes nine dwelling units per acre.

To reiterate, the following analyses compare the difference between the existing "assumed"
condition against the "presumed" future condition.
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Wastewater Analysis

Source: Pinellas County Adopted 2008 Comprehensive Plan; Potable l{ater Supply, Wastewater, snd Reuse
Element; Potable Wastewater Supply Sub-Element; Table 23; Projectedflow and capacity.

Analysis 1: Residential Only

Analysis 2: All Uses

Analysis 3: All Uses with 30 percent standard intensity of use reduction

Table 9a

Table 9b

Table 9c
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Potable Water Analvsis

August 4,2{N9

Sources: "Evaluation and Appraisal Report", City of St. Petersburg, 2005 and City of Gulfport, Public Services
Department,2005

Analvsis 1: Residential Onlv

Analysis 2: All Uses

Analysis 3: All Uses with 30 percent standard intensity of use reduction

Table 10a

Table 10b

Table lOc
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Solid Waste AnalYsis

August 4,2009

Source: Pinellas County Adopted 2008 Comprehensive Plan; Solid Woste and Resource Recovery Element; Solid
Wsste Sub-Element: Tqble 6.
* The Pinellas County Comprehensive Plan's Solid Waste Sub-Element provides (page 2-19) that 80 percent of solid
waste was combusted or recycled. Therefore 80 percent of the anticipated tons/year generated was used.

Analysis 1: Residential Only

Analvsis 2: All Uses

Analysis 3: All Uses with 30 percent standard intensity of use reduction
fable 1lc

Table 1la

Table 1lb
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Traffic Analysis

August 4,2009

A Transportation lmpact Analysis was conducted to determine the impact that the WRD trips
would have on the surrounding roadway network. A Trip Generation Analysis was performed
using the equations from the Institute of Transportation Engineers (ITE) Trip Generation, 7th
Edition. The Land Use Codes (LUC) for the uses proposed in the WRD consisted of LUC 710:
General Office, LUC 820: General Commercial, LUC 932: High-Tumover (Sit-down)
Restaurant and LUC 231:Low Rise Residential Condominiums. Also, a trip generation analysis
for the existing uses was conducted. The trip generation from the existing uses was subtracted
from the trip generation of the proposed WRD uses in order to determine the additional new trip
expected to be generated by the proposed WRD.

As noted previously, this Traffic Analysis uses the same set of assumptions as that used for the
second set of scenarios for the Potable Water, Wastewater and Solid Waste analyses. The total
floor area was split as five percent Office, 50 percent Commercial and 45 percent Restaurant and
149 dwelling units. Based upon the trip generation analysis, the total additional trips expected to
be generated by the WRD is 700 peak hour trips, which include 405 inbound trips and 295
outbound trips. The trip generation for the various land uses is broken down as follows:

r General Office: 0 (the amount of office not expected to increase in a meaningful way)
o General Commercial (restaurant and retail): 635
o Residential: 65

The total additional trips were distributed onto the surrounding roadway network using the
following distribution percentages:

c 45 percent to/from the east on Gulfport Boulevard/22nd Avenue S.
o l5 percent to/from the west on Gulfoort Boulevard/22nd Avenue S
o 15 percent tolfrom the north on 58th Street South
c 25 percent tolfrom the north on 4fth Street South

These distribution percentages were based on an evaluation of the existing volumes collected
from the Pinellas County Metropolitan Planning Organization (MPO) 2008 Annual Level of
Service Report and engineering judgment. The projected trip generation was applied to the trip
distribution percentages to determine the impact on the surrounding roadway network. The
additional WRD trips were assigned on the City's minor arterial and collector roadways within
the vicinity of the WRD, including Gulfport Boulevard/Z2nd Avenne S, 58th Street South and
49th Street South. Based upon the Pinellas County Mehopolitan Planning Organization (MPO)
2008 Annual Level of Service Report, the roadways of Gulfport Boulevard from Pasadena
Avenue to 58th Street S , Gulfport Boulevard South (22ndAvenue South) from 34th Street South
to 58th Street South and 4fth Street South from Gulfport Boulevard South (22nd Avenue South)
to Central Avenue and 58th Street South from l1th Avenue South to Gulfport Boulevard are
monitored. Therefore, a roadway capacity analysis was performed for these adjacent segments.
Based upon the roadway capacity analysis, it is anticipated that the available capacity on these
roadways will accommodate the additional trips generated by the WRD.
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School Impact Analysis

Gulfoort is included within a larger geographic unit, Concurency Service Area (CSA) for purposes of
School Concurrency. Development within any CSA is governed by the availability of School Capacity
measured with a term called "Seat Balance". This is calculated by subtracting the District's total
enrolled population from the total number of student stations (seats) available. As there is sufficient
unused capacity within a CSA the School District can accommodate additional residential development.
The School District uses a formula of 0.32 students yielded per pennanent dwelling unit constructed.

The CSA containing the City of Gulfport has a projected "Seat Balance" (available capacity) of 3,219
Elementary Seats, 570 Middle School Seats and 2,821High School Seats. A representative of the School
District has confirmed that the available capacity can absorb the 100 percent build out scenario within
the subject area of 1M additional dwelling units without negatively affecting school capacity.

(1) Based on 104 dwelling units and 0.32 students per dwelling unit.
(2) Maximum number of dwelling units is based on 104 additional units at 15 dwelling
units per acre.
(3) Assumes 13 grades (k - 12)
(4) Assumes an even split among the 13 grades.
Source.' Pinellas County Scfiool Distrtct,2009 (data and methodology)

Analysis Summary
As mentioned the potential utility impacts provided are based generally on the assumption that
every parcel within the MU zoning districts in the WRD would be developed at or near the
maximum permitted level with mixed-use developments although this scenario is highly unlikely.
As shown in the tables above, even with this improbable scenario, there will be no negative
impacts on the Level of Service (LOS) or service capacities of existing utilities, services, school
capacities or surrounding roadways as adequate excess capacities exist.

Due to the fact that the City has adopted a Comprehensive Stormwater Management Plan, which
includes various drainage improvements in the CRD, the Redevelopment Plan does not specifically
address stormwater drainage. Stormwater management projects within the district will be closely
coordinated between City Departments.

While the Plan does not contemplate any relocation of residents will adhere to the requirements of
the Housing Element of the Comprehensive Plan with regard to resident relocation as follows:
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Objective 5: The City shall ensure that all residents displaced by public development,
redevelopment or housing code enforcement are able to relocate to standard, affordable housing.

Policy 5.1: The City of Gulfport shall provide administrative assistance in locating affordable
housing to displaced low and moderate income persons through coordination with the Pinellas
County Community Development Relocation Program and the Pinellas County and St. Petersburg
Housing Authorities.

In addition, the City is committed to following the requirements of F.S. 163.362(7) which requires
municipalities to "provide assurances that there will be replacement housing for the relocation of
persons temporarily or permanently displaced from housing facilities within the community
redevelopment area."

I l. Relevant Countywide Consideration, as enumerated in Sections 5.5.3.1.1 through 5.5.3.1.6.

These are addressed in the followins section.
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V. Existing PPC Review Criteria

SEC 5.5.3 REVIEW CRITERIA.

5.5.3.1

5.s.3.1.1

5.5.3.1.2

Relevant Countvwide Considerations. In the consideration of a regular Countywide
Plan Map amendment, it is the objective of these Countywide Rules to evaluate the
amendment so as to make a balanced legislative determination based on the
following six (6) Relevant Countywide Considerations, as they pertain to the overall
purpose and integrity of the Countywide Plan.

Consistency with the Countywide Rules. The manner in, and extent to, which the
amendment is consistent with Article ul. Plan Criteria and Standards of these
Counfywide Rules and with the Counfywide PIan as implemented through the
Countywide Rules.
As addressed above in the preceding section, Section IV Countywide Plan Requirements .

Adopted Roadwav Level ofService (LOS) Standard. The manner in, and extent to'
which the amendment significantly impacts a roadway segment where the existing
Level of Service (LOS) is below LOS "D" or where projected traffic resulting from
the amendment would cause the existing LOS to fall below LOS "D".
There will be no negative impacts on the Level of Service (LOS) of surrounding roadways
as the density and intensity of use is not increased over what is otherwise by the current
Future Land Use Plan classifications within the Countywide Land Use Rules.

Scenic/1.{on-Commercial Corridors. If located within a Scenic/fr{on-Commercial
Corridor, the manner in, and extent to, which the amendment conforms to the
criteria and standards contained in Section 4.2.7.1, and Section 4.2.7.1.4 of these
Countywide Rules.
The subject area is not located within a ScenicA'{on-Commercial Corridor.

Coastal Hieh Hazard Areas (CHHA). If located within a Coastal High Hazard Area,
the manner in, and extent to, which the amendment conforms to the terms set forth
in Section 4.2.7.4.
A portion of the subject area is located within a Coastal High Hazard Area (CHHA).
Those parcels within the CHHA are excluded from any intensity of use increases. It is
proposed that existing, legally permitted development with a density greater than 10
dwelling units may retain that existing density as part of a Mixed use project as provided
in Sec. 22-5.A8 of the Code.

Designated DevelopmentlRedevelopment Areas. If the amendment involves the

creation, expansion, or contraction of a Residential Very High (RVII)' Activity
Center (AC), Community Redevelopment District (CRD), Central Business District
(CBD) category, or the Planned Redevelopment categories, the manner in, and
extent to, which the amendment conforms to the purpose and requirements of the
applicable category and Section 4.2.7.5.

Os.s.3.1.3

5.5.3.1.4

5.5.3.1.5

August 4,2009
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The proposal does not include the creation, expansion, or contraction of a Residential
Very High (RVH), Activity Center (AC), Community Redevelopment District (CRD),
Central Business District (CBD) category.

The proposal also meets the requirements of Section 4-2.7.5 as provided above in the
preceding section.

Impact on a Public Educational X'acility or an Adioining Jurisdiction. The manner
in, and extent to, which the amendment significantly impacts a public educational
facility or an adjoining jurisdiction. There will be no significant impacts on the Level
of Service (LOS) of any Public Educational Facilities or adjoining jurisdictions due to the
limited opportunities for new development. The amendment to the existing Special Area
Plan will have no significant impact on either the potable water supply or sewage
treatment, both of which are provided by the City of St. Petersburg. This is outlined in
detail in the preceding section.

Changes to Approved Special Area Plans. Substantive changes to an approved
special area plan shall be reviewed according to the provisions of Article 5 of these
Counfywide Rules which require recommendation by the PPC and approval by the
CPA in the same manner as for new special area plans accompanying Countywide
Plan Map amendments. Substantial changes include:

2.

Expansion or contraction of the geographic area of the plan;

The geographic area of the plan will not change with this proposal.

Changes to the permitted uses, or their location within the plan area, if specified;

The plan area currently contains one Future Land Use Plan Classification CRD and seven zoning
districts (CL, MUL, MU, RF, R/OS, P and RLM). The proposal will maintain the existing FLUP
of CRD and the existing seven zoning districts and will create one new Overlay District, the
Waterfront Redevelopment Overlay District (WROD). The Overlay Area runs parallel to Beach
Boulevard from Shore Boulevard to 28th Avenue South, %block east of 56tn Street South and %
block west of 54fr Street south. It includes the RLM area that runs parallel to the MU area along
Beach Boulevard. The WROD is primarily intended to allow for the conversion of residential
structures which meet the requirements herein. Conversions must retain a residential appearance
and be in character with the existing neighborhood. The district requirements include provisions
for buffering, parking, signage and landscaping. The proposed changes do not increase or
otherwise change the density and/or intensity of use from what is otherwise permitted in the
RLM district by the Land Development Code, Comprehensive Plan or the Countywide Land Use
Rules.

The proposal also modifies the intensity of use within the MU by permitted a 50 percent increase
in density for Mixed Use projects upon conditional site plan approval provided the design meets
architectural guidelines, is consistent with the both the scale and style of the surrounding
development, meets the purpose of the Waterfront Area Land Use Plan, and meets the purpose as
stated in Appendix G of the Plan.
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See attached LDR amendments and Land Use Map for details.

3. Increase in density/intensity or to projected traffic, water, sewer, or stormwater drainage
impacting public infrastrucfure improvementsl

The explicit intent of the Waterfront Redevelopment District (WRD) Plan is to preserve the
existing character of the residential neighborhoods and encourage the introduction of mixed-use
development into the Mixed Use district.

This impact analysis focuses only on the area of the WRD with a zoning of Mixed Use (MU).
The changes proposed for the portion of the area within the RLM district and the subject of the
proposed overlay district does not include any changes or increase in density or intensity of use
as compared to already permitted by the Land Development Code, Comprehensive Plan or the
Countywide Land Use Rules. The MU currently allows a wide range of uses as follows:
1. Retail sales;
2. Transient accommodations;
3. Personal or business services;
4. Restaurants, without any drive-through facilities;
5. Offrce, business or professional, including public safety sub-station;
6. Single-family or duplex dwelling;
7. Multiple-family;
8. Commercial entertiainment or recreation;
9. Gallery; art studio;
10. Postal facility, accessory to retail sales use only; and
11. Club or lodge.

The impacts to existing utilities may result in the increase in the permitted density in this area
from 10 dwelling units per acre to 15 (50 percent increase). The permitted FAR of 0.90 is not
proposed to increase. The increase in density will ONLY be for Mixed-use development and a
minimum of 60 percent of the allowable floor area must be used for non-residential uses. The
challenge in providing a meaningful impact analysis comes from the fact that so many types of
uses are currently permitted in the MU district. In order to provide a logical, reasonable impact
assessment a snapshot of the amount of land (acres) currently being used for what sort of use and
this snapshot forms the base for current potential utility impacts and is shown in the following
table:

Table 13

Residential 4.58 46.08o/o 33 50.00%
Vacant Commercial 0 . 1 1 1.14o/o I 1.52o/o

Commercial 3.98 40.010/o 28 42.42o/o

Overnioht Accommodation 1.07 10.79o/o 3 4.55o/o

Institutional (School/Place of Worship/Government) 0.20 1.97% 1 1.52o/o

Total 9.94 100.00% 66 100.00%

3 7
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As shown, there are 66 parcels comprising 9.94 acres of which nearly half is used for residential
uses (including 2.86 acres listed in the Pinellas County Property Appraiser records generally as
Condo Open Space Area). Most of the other half is used for commercial uses such as retail (2.19
acres), restaurant (1.50 acres) and office (0.29 acres). It is important to note that only about
1/1Otn of an acre (one parcel) is vacant constituting just over one percent of the total acreage.

As mentioned previously, mixed-use developments must use at least 60 percent of the provided
floor area for non-residential uses. The remainder of the floor area may be used for residential
uses up to 15 dwelling units per acre. A minimum of 30 percent of the permitted density must be
used. For example, a mixed use development on a one-acre parcel would be entitled to 39,204
squilre feet of floor area at a 0.90 FAR. A minimum of 23,522 square feet of that floor area must
be dedicated towards non-residential uses. The remainins floor area may be used for at least five
dwelling units up to 15 dwelling units.

Three sets of analyses are provided for Wastewater, Potable Water and Solid Waste to provide a
more complete, well-rounded examination of the potential impacts to these utilities. What each
of these analyses do is determines the additional demand generated by one of three scenarios.
Each scenario is compared against the use snapshot mentioned previously mentioned.

The first analysis under each heading utilizes only maximum population in the equation as
consistent with the analyses provided in the City's Comprehensive Plan. These analyses simply
assnme that a total of 149 dwelling units will be built on 9.94 acres as part of a Mixed-use
development. They further assume that 45 dwelling units currently exist on 4.58 acres (10
dwelling units per acre) currently used for residential purposes resulting in an additional 104
dwelling units will be built (15 dwelling units per acre on all 9.94 acres) and this is the number
of dwelling units used to determine the additional utility demand.

The second analysis under each heading takes into account all existing land uses (non-residential
and residential) at their current acreage percentages and makes a series of assumptions as
follows:

An existing permiued FAR of 0.90 for all parcels within the MU.
The 0.11 acres of vacant land is assumed to be used for retail uses;
Every property is assumed to be currently and completely developed to the maximum FAR
of 0.90 with its current use as follows:
o Retail: 50,179 square feet;
o Office: 6,338 square feet;
o Restaurant:32,569 square feet;
o Residential: 149 dwelling units;
o Ovemight accommodations: 23,360 square feet*; and
o Institutional: 4,261 square feet.

* While the limiting factor for intensity of use for overnight accommodations are
typically measured in units per acre, for the purposes of determining utility impacts
square footage was used and was therefore determined through the use of FAR.

Every property will be redeveloped with a mixed use development at the maximum 0.90
FAR (389,634 square feet).

1.
2 .
3 .

4.
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5. Every property will employ a 60140 split of floor area noffesidential (233,780 square feet) to
residential ( 1 55,854 square feet).

6. Nonresidential floor area will be allotted as five percent office (10,520 square feet), 45
percent restaurant (94,681 square feet) and 50 percent retail (105,201 square feet).

7. Every property will be developed with a maximum density of 15 dwelling units per acre (149
dwelling units).

This second set of analyses then take the difference between the oocurrent" maximum build out
scenario and the proposed mixed use maximum build out scenario and provides the anticipated
impact on the available utility capacity. Furthermore, this set of assumptions is also used for the
traffic analysis.

A third set of analyses takes the density/intensity of use assumptions made in the second set of
analyses but uses the Pinellas Planning Council's standard FAR assumption of a 60 percent build
out for both existing and proposed scenarios. For example, while the Commercial General
classification permits an FAR of 0.55 may be permitted by the PPC, it assumes a standard FAR
of 0.33. In other words assumed floor areas and densities are reduced by 30 percent so that a
maximum FAR of 0.90 becomes a "realistic" FAR of 0.54 and a maximum density of 15
dwelling units per acre becomes nine dwelling units per acre.

To reiterate, the following analyses compare the difference between the existing "assumed"
condition against the "presumed" future condition.
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Wastewater Analysis

August 4,2009

Source: Pinellas County Adopted 2008 Comprehensive Plan; Potable Water Supply, Wastewater, and Reuse
Element; Potable l{astewoter Supply Sub-Element; Table 23; Projectedflow and capacity.

Analysis 1: Residential Only

Analvsis 2: All Uses

Analysis 3: All Uses with 30 percent standard intensity of use reduction

Table 14a

Table 14b

Table l4c
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Potable Water Analvsis

August 4,2009

Sources: "Evaluatian and Appraisal Report", City of St. Petersburg, 2005 and City of Gulfuort, Public Services
Department,2005

Analysis 1: Residential Only

Analysis 3: All Uses with 30 percent standard intensity of use reduction

Table 10a

Analysis 2: All Uses
Table 10b

Table 10c
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Solid Waste Analysis

Source: Pinellas County Adopted 2008 Comprehensive Plan; Solid llaste qnd Resource Recovery Element; Solid
Waste Sub-Element; Table 6.
* The Pinellas County Comprehensive Plan's Solid Waste Sub-Element provides (page 2-19) that 80 percent of solid
waste was combusted or recycled. Therefore 80 percent of the anticipated tons/year generated was used.

Analysis 1: Residential Only

Analysis 3: All Uses with 30 percent standard intensity of use reduction
Table 16c

Table 16a

Analysis 2: All Uses
Table l6b

Table
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Traffic Analysis

A Transportation Impact Analysis was conducted to determine the impact that the WRD trips
would have on the surrounding roadway network. A Trip Generation Analysis was performed
using the equations from the Institute of Transportation Engineers (ITE) Trip Generation, 7th
Edition. The Land Use Codes (LUC) for the uses proposed in the WRD consisted of LUC 710:
General Office, LUC 820: General Commercial, LUC 932: High-Turnover (Sit-down)
Restaurant and LUC 231: Low Rise Residential Condominiums. Also, a trip generation analysis
for the existing uses was conducted. The trip generation from the existing uses was subtracted
from the trip generation of the proposed WRD uses in order to determine the additional new trip
expected to be generated by the proposed WRD.

As noted previously, this Traffic Analysis uses the same set of assumptions as that used for the
second set of scenarios for the Potable Water, Wastewater and Solid Waste analyses. The total
floor area was split as five percent Office, 50 percent Commercial and 45 percent Restaurant and
149 dwelling units. Based upon the trip generation analysis, the total additional trips expected to
be generated by the WRD is 700 peak hour trips, which include 405 inbound trips and 295
outbound trips. The trip generation for the various land uses is broken down as follows:

o General Office: 0 (the amount of office not expected to increase in a meaningful way)
o General Commercial (restaurant and retail): 635
o Residential: 65

The total additional trips were distributed onto the surrounding roadway network
following distribution percentages :

o 45 percent to/from the east on Gulfport Boulevard/22nd Avenue S.
o 15 percent tolfrom the west on Gulfport Boulevard/22nd Avenue S
o 15 percent to/from the north on 58th Street South
o 25 percent tolfrom the north on 49th Street South

These distribution percentages were based on an evaluation of the existing volumes collected
from the Pinellas Courty Metropolitan Planning Organization (MPO) 2008 Annual Level of
Service Report and engineering judgment. The projected trip generation was applied to the trip
distribution percentages to determine the impact on the surrounding roadway network. The
additional WRD trips were assigned on the City's minor arterial and collector roadways within
the vicinity of the WRD, including Gulfoort Boulevard/22nd Avenue S, 58th Street South and
4fth Street South. Based upon the Pinellas County Metropolitan Planning Organization (MPO)
2008 Annual Level of Service Report, the roadways of Gulfport Boulevard from Pasadena
Avenue to 58th Street S , Gulfoort Boulevard South (22ndAvenue South) from 34th Street South
to 58th Street South and 49th Street South from Gulfport Boulevard South (22nd Avenue South)
to Central Avenue and 58th Street South from l lth Avenue South to Gulfport Boulevard are
monitored. Therefore, a roadway capacity analysis was performed for these adjacent segments.
Based upon the roadway capacity analysis, it is anticipated that the available capacity on these
roadways will accommodate the additional trips generated by the WRD.

the
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School Impact Analysis

Gulfoort is included within a larger geographic unit, Concwrency Service Area (CSA) for purposes of
School Concurrency. Development within any CSA is governed by the availability of School Capacity
measured with a term called "Seat Balance". This is calculated by subtracting the District's total
enrolled population from the total number of student stations (seats) available. As there is sufficient
unused capactty within a CSA the School District can accommodate additional residential development.
The School District uses a formula of 0.32 students yielded per permanent dwelling unit constructed.

The CSA containing the City of Gulfoort has a projected "Seat Balance" (available capacity) of 3,219
Elementary Seats, 570 Middle School Seats and 2,821High School Seats. A representative of the School
District has confirmed that the available capacity can absorb the 100 percent build out scenario within
the subject area of 104 additional dwelling units without negatively aftecting school capacrty.

(1) Based on 104 dwelling units and 0.32 students per dwelting unit.
(2) Maximum number of dwelling units is based on 104 additional units at 15 dwelling
units per acre.
(3) Assumes 13 grades (k - 12)
(4) Assumes an even split among the 13 grades.
Source; Pinellas County Sclroot Distrtct,2009 (data and methodology)

Analysis Summary
As mentioned the potential utility impacts provided are based generally on the assumption that
every parcel within the MU zoning districts in the WRD would be developed at or near the
maximum permitted level with mixed-use developments although this scenario is highly unlikely.
As shown in the tables above, even with this improbable scenario, there will be no negative
impacts on the Level of Service (LOS) or service capacities of existing utilities, services, school
capacities or surrounding roadways as adequate excess capacities exist.

Due to the fact that the City has adopted a Comprehensive Stormwater Management Plan, which
includes various drainage improvements in the CRD, the Redevelopment Plan does not specifically
address stormwater drainage. Stormwater management projects within the district will be closely
coordinated between City Deparfments.

While the Plan does not contemplate any relocation of residents will adhere to the requirements
of the Housing Element of the Comprehensive Plan with regard to resident relocation as follows:
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Objective 5: The City shall ensure that all residents displaced by public development,
redevelopment or housing code enforcement are able to relocate to standard, affordable housing.

Policy 5.1: The City of Gulfport shall provide administrative assistance in locating affordable
housing to displaced low and moderate income persons through coordination with the Pinellas
County Community Development Relocation Program and the Pinellas County and St.
Petersburg Housing Authorities.

In addition, the City is committed to following the requirements of F.S. 163.362(7) which
requires municipalities to "provide assurances that there will be replacement housing for the
relocation of persons temporarily or permanently displaced from housing facilities within the
community redevelopment area."

Changes affecting the Relevant Countywide Considerations;

There are no changes which aJfect Relevant Countywide Considerations.

Any other change determined by the local government, the PPC or CPA to be a material
change to the approved plan, affecting the plan issues and objectives, plan composition or
plan impacts that is relevant and fundamental to the basis on which the special area plan
was approved and is to be administered under the Countywide Plan and Rules.

Complete details outlining the contents of all Special Area Plan and Land Development Code
amendments are provided above in the preceding sections.

August 4,2W9
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