CITY OF PINELLAS PARK
Staff Report

Community Development Department
. 5 Planning & Development Services Division

Prepared by: Megan Montesino
Development Review Manager

. APPLICATION DATA
A. Case Number: CU-1026-00001 and CU-1026-00002
B. Location: 7101 Park Blvd (Parcel No. 30-30-16-03816-000-0010)

C. Reguest:

CU-1026-00001: Conditional Use approval for a Restaurant with drive-thru in the General Commercial (B-
1) Zoning District.

CU-1026-00002: Conditional Use approval for a Financial Institution with drive-thru in the General
Commercial (B-1) Zoning District.

D. Applicant: Northside Engineering and Belleair Development Group

E. Authorized Agent: Northside Engineering

F. Property Owner: BDG BELCHER LLC

G. Legal Ad Text: Request for Conditional Use approval for a Restaurant with drive-thru and a Financial
Institution with drive-thru for a property located at 7101 Park Blvd in the General Commercial (B-1) Zoning
District.

H. PARC Meeting: October 28, 2025

l. Public Hearings:

Planning & Zoning Commission Hearing Date: December 4, 2025
Advertising Date: November 19, 2025

City Council Hearing Date: January 8, 2026
Advertising Date: December 25, 2025

Il. BACKGROUND INFORMATION

A. Case Summary:
The applicant is requesting approval for a Restaurant with drive-thru and a Financial Institution with drive-
thru, which are conditional uses in the General Commercial (B-1) Zoning District. The uses are consistent
with the Commercial General (CG) Land Use designation.

The proposed request for a Restaurant with drive-thru (coffee shop) is proposed to meet the following
conditional use requirements:

(a) Review by the Planning and Zoning Commission and approval by City Council.
In Process

(b) Minimum lot area of fifteen thousand (15,000) square feet.
Requirement has been met.

(c) Frontage on an arterial or arterial frontage street. Access plans shall be approved by the Traffic
Division Director.
Requirement has been met.



(d) Minimum setback of thirty (30) feet to any side property line, or twenty-five (25) feet to any rear
property line.
Requirement is proposed to be met.

(e) The operation of the drive-in/drive-thru facility when abutting or functionally abutting a residential
zoning district shall be limited to the period from 7:00 a.m. to 11:00 p.m.
Not Applicable. The proposed does not abut or functionally abut any residential zoning districts.

The proposed request for a Financial Institution with drive-thru is proposed to meet the following conditional
use requirements:

(a) Review by the Planning and Zoning Commission and approval by City Council.
In Process

(b) Stacking lanes shall be a minimum ten (10) feet wide when straight and twelve (12) feet wide in
curves and signed for one-way use.
Proposed to be met.

The applicant is proposing an approximately 1,000 square foot coffee shop with 2 drive-thru lanes, an escape
lane, a walk-up window and outdoor seating; along with an approximately 3,000 square foot financial
institution with 2 drive-thru ATM/Teller lanes and an escape lane.

Per code, a Financial Institution requires 1 space per 200 square feet (total of 15 spaces) and a Restaurant
with Drive-Thru requires 1 space per 100 square feet (total of 11 spaces). The proposed development, based
on code, is required a total of 26 spaces and the applicant is proposing 45 spaces.

. Site Area: 80,031 square feet/ 1.84 acres

Property History: The property annexed into the City of Pinellas Park in 2000, per case no. AX 2000-58
and was developed as a pharmacy/drug store (CVS Pharmacy) shortly after. Prior to redevelopment the
property had been utilized as a gas station with a convenience store/service station and maintenance shop.
In 2000 there was a Unity of Title and Lot Line Adjustment recorded, per case no. MS 2001-7, over the
subject parcel and 2 adjacent parcels. The Unity of Title was released in 2005, per case no. MS 2005-22.

. Existing Use: Pharmacy/Drug Store

Proposed Uses: Restaurant with drive-thru and a Financial Institution with drive-thru

Current Land Use: Commercial General (CG)

. Current Zoning District: General Commercial (B-1)

Flood Zone: The subject property is located in Flood Zone X, which is a low-risk flood zone; and Flood Zone
X-Shaded, which is a moderate-risk flood zone.

Evacuation Zone: This property is in Evacuation Zone C, which is the third level to evacuate in preparation
for a storm. Zone C is evacuated when storm surge height is predicted to be up to 20 feet.

Vicinity Characteristics:
Zoning Land Use Existing Use
North B-1(CPUD) CG Zaxby’s
South CH CG Tire Sales
East B-1 CG Mobil Gas Station, Sam’s Club
West B-1, CH CG Credit Union/Bank




APPLICABLE CRITERIA / CONSIDERATIONS

A. Land Use Designation / Comprehensive Plan Policies:

1.

Land Use Purpose / Intent:

It is the purpose of this category to depict those areas of the City that are now developed, or appropriate
to be developed, in a manner designed to provide communitywide and countywide commercial goods
and services; and to recognize such areas as primarily consistent with the need, relationship to adjoining
uses and with the objective of encouraging a consolidated, concentrated commercial center providing
for the full spectrum of commercial uses.

Key Standards:
Use Characteristics - Those uses appropriate to and consistent with this category include:

Primary Uses — Office; Personal Service/Office Support; Retail Commercial; Commercial/Business
Service; Wholesale/Distribution (Class A); Storage/Warehouse (Class A); Temporary Lodging

Secondary Uses - Commercial Recreation; Residential; Residential Equivalent; Institutional;
Transportation/Utility; Recreation/Open Space; Research/Development; Light Manufacturing/
Assembly (Class A)

Locational Characteristics - This category is generally appropriate to locations in and adjacent to
activity centers where surrounding land uses support and are compatible with intensive commercial use;
and in areas in proximity to and with good access to major transportation facilities, including mass transit.

Traffic Generation Characteristics — The standard for the purpose of calculating typical traffic imnpacts
relative to an amendment for this category shall be 487 trips per day per acre.

Density/Intensity Standards - Shall include the following:

Non-Residential Use — Shall not exceed a floor area ratio (FAR) of .55, nor an impervious surface
ratio (ISR) of .90, except as provided for in the “Special Rules” of the Countywide Plan Rules. The
standard for the purpose of establishing relative intensity and potential impacts shall be a FAR of
.33 and an ISR of .68

Relevant Policies:

POLICY LU.1.15.1

Commercial development shall be located at or near major intersections; within the Community
Redevelopment District; and within other mixed-use developments and areas to ensure the community's
quality of life; access to employment, services, and amenities; and levels of service.

POLICY LU.1.15.3
Off-street parking for all new development and redevelopment shall provide safe pedestrian and vehicle
movement, as well as ingress/egress.

POLICY LU.1.15.4
All new commercial facilities shall be located, designed and regulated to benefit from safe vehicular and
transit access and to provide proper facilities for pedestrian convenience.

POLICY LU.1.15.5
Commercial areas shall be buffered from surrounding streets and uses, through appropriate landscaping
and setbacks, in order to facilitate an optimal transition.

POLICY LU.1.15.6
Unsightly areas such as loading docks, refuse collection areas, outdoor storage areas, etc., shall be
screened from roadways and residential propetrties.



POLICY LU.1.15.11
New development and redevelopment projects shall provide safe and efficient on-site pedestrian
movement.

POLICY LU.1.15.12
Sidewalks internal to development projects shall be designed to integrate smoothly with public sidewalks
and with public transit in order to ensure safe and efficient transition for pedestrians.

Staff Analysis:
The uses proposed by the applicant are appropriate within the Commercial General (CG) Land Use
designation and are considered primary uses.

Staff finds that the proposed conditional use is consistent with and supported by the land use designation
and the Goals, Objectives, and Polices of the City’s adopted Comprehensive Plan. The proposed
development meets the following policies:

e POLICY LU 1.15.1: The proposed development is located at a major intersection ensures the
community's quality of life, access to employment, and services.

e POLICY LU.1.15.3; LU.1.15.4; LU.1.15.11: The proposed development provides safe
pedestrian and vehicle movement, as well as ingress/egress to the subject property and proper
facilities for pedestrian convenience.

e POLICY LU.1.15.5: The development is proposed to be buffered from surrounding streets and
uses, through appropriate landscaping and setbacks.

e POLICY LU.1.15.6: The development is proposed to shield refuse collection areas from
roadways.

e POLICY LU.1.15.12: The proposed development will provide internal sidewalks designed to
integrate smoothly with public sidewalks in order to ensure safe and efficient transition for
pedestrians.

B. Zoning District / Land Development Code Standards:

1.

Zoning District Purpose / Intent:

The "B-1" General Commercial District is established to identify and provide those geographic areas
within the City of Pinellas Park that are appropriate for the development and maintenance of a general
commercial environment with supportive medium density residential. This district is intended for a wide
variety of consumer-oriented commercial uses and activities located in proximity to major thoroughfares
and to residential concentrations, together with accessory uses and public facilities customary to or
required for such an environment.

This district is appropriate for areas designated on the Official Land Use Plan Map as either Residential
Medium (RM), Residential/Office/Retail (R/O/R), Residential/Office General (R/OG), Commercial
General (CG), Commercial Recreation (CR), Resort Facilities High (RFH) or Community Redevelopment
District (CRD).

Key Standards:
SECTION 18-1520. - "B-1" GENERAL COMMERCIAL DISTRICT
Sec. 18-1520.3. - PERMITTED AND CONDITIONAL USES.

Table 18-1520.3: Authorized Uses in B-1 District

Use Approval Type Conditions

COMMERCIAL USES

Financial Institutions drive-thru C

Restaurants; Drive-in/Drive-thru C CG or CRD land use categories

only subject to section 18-1531




Sec. 18-1520.4. - DIVENSIONAL AND AREA REGULATIONS.

(A) MINIMUM LOT REQUIREMENTS.

Lot Area: Fifteen thousand (15,000) square feet.

Lot Width: One hundred (100) feet.

Lot Depth: One hundred fifty (150) feet.

Lots of record not meeting the lot area, width, or depth requirements of this section and having

been of record prior to September 26, 1963 may be used for a permitted or conditional use

provided that all other dimensional regulations will apply.

(B) MINIMUM YARD SETBACK REQUIREMENTS.

Front Yard Setback: Twenty (20) feet.

Secondary Front Yard Setback: Twenty (20) feet.

Side Yard Setback: Five (5) feet; ten (10) feet is required if abutting a residential zoning district.

Rear Yard Setback: Fifteen (15) feet.

For corner, double frontage and multiple frontage lots, see Section 18-1503.7 "Yard

Determinations."

6. Refer to Section 18-1503.8 for measurement of yard setbacks on lots adjacent to rights-of-way
of insufficient width.
7. Referto Section 18-1504.3(G)(2) for special yard setbacks for additions to buildings in existence
as of August 14, 1997.
(C) MAXIMUM LOT COVERAGE. Seventy-five (75) percent.
(D) MINIMUM FLOOR AREA.
1. Nonresidential: Three hundred (300) square feet.
2. Single-family Detached Dwellings:
a. Nine hundred (900) square feet in R/OG or R/O/R.
b. One thousand (1,000) square feet in CRD.
3. Multi-Family Dwellings:
a. Efficiency: Four hundred fifty (450) square feet.
b. One-bedroom: Five hundred fifty (6560) square feet.
c. Two-bedroom: Six hundred fifty (650) square feet.
d. Three-bedroom: Eight hundred (800) square feet.

(E) MAXIMUM BUILDING HEIGHT. Height fifty (50) feet excluding mechanical and or elevator
penthouse (additional height may be granted as a conditional use). See Section 18-1503.13,
"Exclusion from Height Limits" for height limit exclusions.

(F) MINIMUM BUILDING SEPARATION. Must meet Florida Building Code separation requirements.

(G) FLOOR AREA RATIO. (F.A.R.)

1. Nonresidential Uses:
(a) Thirty hundredths (0.30) in R/O/R.
(b) Thirty-five hundredths (0.35) in R/OG.
(c) Forty-five hundredths (0.45) in CG.
(d) Forty-five hundredths (0.45) in CRD.
(e) Forty-five hundredths (0.45) in RM.
(f) Forty-five hundredths (0.45) in CR.
(g) Forty-five hundredths (0.45) in RFH.
2. Mixed Use Development: See "R-6" zoning district.
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SECTION 18-1531. - CONDITIONAL USE REGULATIONS

Sec. 18-1531.6. - REVIEW CRITERIA.

(A) In granting an application for a conditional use, the City shall find that such approval will not
adversely affect the public interest, and shall consider the compatibility criteria listed in Paragraph
(C), below, in their decision.

(B) In evaluating an application for conditional use, the presence of nonconforming uses or buildings,
substandard property maintenance, or substandard conditions in the neighborhood shall not be used
to justify the granting of a conditional use. Additionally, the cumulative impact of the proposed use
in proximity to a similar existing use shall be considered, as shall the scale, placement, orientation,
design, appearance, and intensity of the conditional use and improvements to be associated with
the conditional use, as applicable.



(C) COMPATIBILITY REVIEW CRITERIA.

1. Whether the use and its proposed scale will be inconsistent with the established character of
the immediate neighborhood, to the extent that such character is consistent with the
Comprehensive Plan and the provisions of the applicable zoning district(s).

2. Whether the use will diminish the use or enjoyment of other properties and living or working
conditions in the neighborhood.

3. Whether the use will impede the normal and orderly development and improvement of
surrounding properties for uses permitted in their respective zoning districts and in a manner
consistent with the Comprehensive Plan.

4. Whether the establishment, maintenance or operation of the use will be detrimental to, or
endanger, the public health, safety, comfort, or general welfare as a result of hours of operation,
arrangement of uses on the site, noise, vibration, emission or pollutant, glare, odor, dust, traffic
congestion, afttractive nuisance, or other condition.

5. Whether the land area is sufficient, appropriate and adequate for the use and reasonably
anticipated operations and expansion thereof.

6. Whether the use and associated improvements will adversely affect a known archaeological,
historical, cultural, or landscape resource.

7.  Whether the particular traffic generation characteristics of the proposed use, including the type
of vehicular ftraffic associated with such uses is compatible with the traffic generation
characteristics of other uses permitted in the zoning district(s) applicable to the neighborhood.

Sec. 18-1531.10. - LIST OF CONDITIONAL USES AND REQUIREMENTS.
33. Financial Institutions, Drive-Thru.
(a) Review by the Planning and Zoning Commission and approval by City Council.
(b) Stacking lanes shall be a minimum ten (10) feet wide when straight and twelve (12) feet wide in
curves and signed for one-way use.

72. Restaurants, Drive-In/Drive Thru.

(a) Review by the Planning and Zoning Commission and approval by City Council.

(b) Minimum lot area of fifteen thousand (15,000) square feet.

(c) Frontage on an arterial or arterial frontage street. Access plans shall be approved by the Traffic
Division Director.

(d) Minimum setback of thirty (30) feet to any side property line, or twenty-five (25) feet to any rear
property line.

(e) The operation of the drive-in/drive-thru facility when abutting or functionally abutting a residential
zoning district shall be limited to the period from 7:00 a.m. to 11:00 p.m.

SECTION 18-1532. - OFF-STREET PARKING AND LOADING REGULATIONS

Sec. 18-1532.7. - VEHICULAR STACKING SPACES AND DRIVE-THRU LANES.

(A) A vehicular stacking space is a space measuring twenty (20) feet in length and at least ten (10) feet
in width located within a VUA. Stacking spaces shall be specifically reserved and demarcated
through curbing or pavement markings, as well as one-way entrance signage, as one (1) or more
separate and distinct lane(s), for the temporary stopping of a vehicle awaiting service as provided
in this section, and shall not be designed or used for, nor interfere with, any other purpose including,
but not limited to, site circulation, parking, and loading.

(B) A separate and distinct on-site escape lane, ten (10) feet wide, shall be provided to allow motorists
fo bypass drive-thru service lane(s).

(C) All inbound spaces are measured rearward from the front of the first stopping point at a service
position, and all outbound spaces are measured forward from the front of last stopping point at a
service position.

(D) Each stacking space shall be clearly defined on the site plan.

(E) In order to minimize traffic congestion, a minimum queuing lane of eighty (80) feet shall be provided
between the street line at the principal point of entrance and the last drive-thru service window.
Access and queuing plans shall be approved by the Traffic Division Director.



Sec. 18-1532.9. - MINIMUM OFF-STREET PARKING SPACE REQUIREMENTS.
(B) COMMERCIAL/BUSINESS USES.
21. Financial Institutions: One (1) per two hundred (200) SF of GFA.
31. Restaurant, Drive-Thru: One (1) per three (3) seats, or one (1) per hundred (100) SF of GFA;
whichever results in a greater parking requirement.

3. Staff Analysis:
The proposed uses of a Restaurant with drive-thru and a Financial Institution with drive-thru are
consistent with the purpose and intent of the B-1 Zoning District, which is intended for a wide variety of
consumer-oriented commercial uses. The applicant proposes to meet the conditional use requirements.

Staff finds that the proposed uses are consistent with the purpose and intent of the B-1 Zoning District
and the City’s Land Development Code.

C. Project Application Review Committee (PARC) Comments:
The application was discussed at the October 28, 2025 PARC meeting by all relevant departments/divisions.
No concerns were raised with regard to the proposed amendment.

IV. SUMMARY

A. Findings:
Based on the information and analysis contained in this report, staff finds as follows:

1. The proposed uses and site plan meet the Conditional Use requirements and review criteria, per Section
18-1531.10 of the Land Development Code.
2. The request is consistent with the Goals, Objectives, and Policies of the Comprehensive Plan.
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Erica Lindquist, Al€P, CFM b /Date/
Planning & Development Services Director
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Nick A. Colonna, AICP, Community Development Administrator Date
or Aaron Petersen, Asst. Community Development Administrator

V. ACTION

PLANNING AND ZONING COMMISSION — MOVE TO:

A. RECOMMEND APPROVAL.
B. RECOMMEND APPROVAL WITH THE FOLLOWING CONDITION(S):
C. RECOMMEND DENIAL.

... of a Conditional Use approval for a Restaurant with drive-thru and a Financial Institution with drive-thru for a
property located at 7101 Park Blvd in the General Commercial (B-1) Zoning District.



VL.

ATTACHMENTS

Exhibit A: Affidavit of Ownership
Exhibit B: Site Plan

Exhibit C: Survey

Exhibit D: Aerial Map

Exhibit E: Land Use Map

Exhibit F: Zoning Map

Exhibit G: Flood Insurance Rate Map



Exhibit A

AFFIDAVIT OF OWNERSHIP

STATE OF FLORIDA - COUNTY OF PINELLAS:

NAME OF ALL PROPERTY OWNERS, being first duly sworn, depose(s) and say(s):

BDG Belcher, LLC
Carlos A. and/or Christian A. Yepes, Managing Members

6654 78th Avenue North, Pinellas Park, Florida 33781

1. That (1 am/we are) the owner(s) and record title holder(s) of the following described property:

ADDRESS OR GENERAL LOCATION:

7101 Park Boulevard, Pinellas Park, Florida 33781

LEGAL DESCRIPTION OF PROPERTY. Type legal directly on this sheet. If too lengthy, type on separate sheet itled "Exhibit A" and attach:

Please see attached Survey Exhibit A

2. That this property constitutes the property for which an application is being made to the City of Pinellas Park, Florida (NATURE OF REQUEST):

3. That the undersigned (hashave) appointed and (does/do) appoint Housh Ghovaee, CEO 4 (hisftheir) agent(s) to execute any petitions or other
documents necessary to affect such application. Northside En gineering, Inc.

4. That this affidavit has been executed to induce the City of Pinellas Park, Florida, to consider and act on the above described property; to include City representatives to

enter upon property to make inspections as are necessary to visualize site conditions and/or determine compatibility.

=7

(67
SIGNED (PROPERTY OWNER) € (4RISTIAR YeRs SIGNED (PROPERTY OWNER)
STATE OF FLORIDA T ————————— O// S 7 / 2235
COUNTY OFm /\.LL\Q.Z\, (Date)
By, C)Am‘éffv"a_r\ g/ -_/;,4;.3 - (anf/‘ ,

(Name of person acknowledging and title of position)

ALIZ BEJAR
MY COMMISSION # HH 573427
EXPIRES: July 18, 2028

0is personally known to me or who has produced

(Type of identification)

identification and who did (did not) take an oath.
% Notary Public, Commission No. H H S -7_34—2—?’

7 ; 1= &, d er- Name of Notary typed, printed or stamped)

(SEAL ABOVE)

CU.APL - Revised 1993, June 1994, August 2001, November 2005, July 2008, February 2011, January 2015
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Aerial Map Exhibit D
o El_lllllﬁ;l:lillll'i g

0 1
W
| [

& e e TR

L
-

| | “H il -
s
A

1
L

=
=
=
R | =
|
| —
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10/13/2025, 1:29:30 PM
Land Use (Pinellas Park)
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Future Land Use Map Exhibit E
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Zoning Map Exhibit F
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Flood Insurance Rate Map Exhibit G
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