
1 

  

 
 
 
 

 
I. APPLICATION DATA 
 

A. Case Number:  PSP-1122-00001, VAR-1122-00003 
 
B. Location:  
 

1. Parcel Number:  22-30-16-30374-000-0801  
 

C. Request:  Request for Preliminary Site Plan Approval for a 36 bed physical rehabilitation hospital in the 
“M-1” Light Industrial Zoning District with a variance request to reduce the required number of parking 
spaces from 270 to 95. 

 
D. Applicant:  Huntley Properties and Land Holdings, LLC 
 
E. Agent:  Robert Pergolizzi, AICP, PTP; Gulf Coast Consulting, Inc. 

 
F. Property Owner: Huntley Properties and Land Holdings, LLC 
 
G. Legal Ad Text:  Request for Preliminary Site Plan Approval for a 36 bed physical rehabilitation hospital in 

the “M-1” Light Industrial Zoning District with a variance request to reduce the required number of parking 
spaces from 270 to 95. 
 

H. PARC Meeting: November 30, 2021 
 
I. Public Hearings:   

 
City Council Date:  January 27, 2022 
Advertising Date:  January 5, 2022 
 

II. BACKGROUND INFORMATION   
 

A. Case Summary:  The applicant is proposing to construct a new 36 bed physical rehabilitation hospital in 
the “M-1” Light Industrial Zoning District with 95 parking spaces on the vacant 6.19 acre lot at the northeast 
corner of Grand Ave and Gateway Centre Pkwy. The property is functionally abutting a residential zoning 
district to the southeast, so Preliminary Site Plan approval is required. A Variance is also required because 
the proposed 95 parking spaces is less than the required 270 parking spaces for a 36 bed hospital. 
 
These requests are being run concurrently with Case Number CU-1022-00004 for Conditional Use approval 
for a hospital in the “M-1” Zoning District. 
 

B. Site Area:  269,636 square feet / 6.19 acres 
 
C. Property History:    
 

1.  Land Use Plan or Zoning Amendments:  The subject property is located in the Gateway Center 
Activity Center, which was established in 1995 based on the Gateway Centre DRI. The current M-1 
Zoning District and Industrial Limited (IL) Future Land Use designation were established with the 
creation of the DRI in 1986. The DRI was rescinded in 2016.  

 
2. Previous Permits and Development:  None. 

 
3. Previous Variances, Waivers:  None.  
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D. Existing Use:  Vacant 
 
E. Proposed Uses:  Hospital for physical rehabilitation with 36 beds. 

 
F. Current Future Land Use:  Industrial Limited (IL)  

 
G. Current Zoning District:  “M-1” Light Industrial District  

 
H. Flood Zone:  Portions of the subject parcel around existing drainage facilities are located in Flood Zone 

AE, which is a high-risk flood zone. The remainder of the subject property is in the X-Shaded and X Flood 
Zones, which are moderate and low-risk flood zones respectively. 
 

I. Evacuation Zone:  The subject 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.  

 
J. Vicinity Characteristics:   

 Zoning Land Use Existing Use 

North M-1 IL Armed Forces Reserve Center 

South B-1 CG Multi-family  

East M-1, R-6 IL, R/OG Multi-family 

West R-1 IL Multi-family 

 
 
 

III. 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 limited industrial manner; and so as to encourage the reservation and use of 
consolidated areas for industrial and industrial/mixed use in a manner and location consistent with 
surrounding use, transportation facilities, and natural resource characteristics. 
 

2. Key Standards: 
Primary Uses – Office; Research/Development; Light Manufacturing/Assembly (Class A) and (Class 
B); Wholesale/Distribution (Class A) and (Class B); Storage/Warehouse (Class A) and (Class B). 
 
Secondary Uses - Residential (limited to locations in Gateway Centre developed prior to August 7, 
2015, pursuant to Section 2.3.3.14(E) of the Countywide Plan Rules (2018);1 Retail Commercial; 
Personal Service/Office Support; Commercial/Business Service; Commercial Recreation; Temporary 
Lodging; Institutional; Transportation/Utility; Recreation/Open Space; Transfer/Recycling; Incinerator 
Facility; Agricultural.   
 

3. Relevant Policies:  
POLICY LU.1.2.2  
The City shall continue to enforce regulations that will ensure compatibility of adjacent land uses. 
 
POLICY LU.1.2.4  
Through the development regulations, protection and buffering shall be provided for incompatible land 
uses that abut each other. 
 
POLICY LU.1.3.1  
The City of Pinellas Park will continue to promote redevelopment and urban infill development that is 
compatible with and supports the integrity and viability of existing residential neighborhoods. 
 
 

J. Vicinity Characteristics:

Primary Uses - Office; Research/Development; Light Manufacturing/Assembly (Class A) and (Class B); Wholesale/Distribution 
(Class A) and (Class B); Storage/Warehouse (Class A) and (Class B).

Secondary Uses - Residential (limited to locations in Gateway Centre developed prior to August 7, 2015, pursuant to Section 2.3.3.14(E) of the 
Countywide Plan Rules (2018);1 Retail Commercial; Personal Service/Office Support; Commercial/Business Service; Commercial Recreation; 
Temporary Lodging:; Institutional; Transportation/Utility; Recreation/Open Space; Transfer/Recycling; Incinerator Facility; Agricultural.

3. Relevant Policies:
POLICY LU.1.2.2
The City shall continue to enforce regulations that will ensure compatibility of adjacent land uses.

POLICY LU.1.2.4
Through the development regulations, protection and buffering shall be provided for incompatible land uses that abut 
each other.

POLICY LU.1.3.1

The City of Pinellas Park will continue to promote redevelopment and urban infill development that is compatible with 
and supports the integrity and viability of existing residential neighborhoods.



3 

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. 
 

4. Staff Analysis:  
Hospitals are considered institutional uses, which are permitted within the IL Future Land Use 
designation. More specifically, the requested hospital will be a physical rehabilitation facility, which will 
provide post-surgery/hospitalization care for individuals that no longer need full hospital care, but are 
not capable of returning home. As a result, the facility will not generate the same level of traffic or noise 
from emergency vehicles as a traditional hospital with an emergency room. This greatly reduces the 
impact of the requested hospital on surrounding properties, including the nearby residential. 
 
Additionally, the Preliminary Site Plan requirements of the Land Development Code specify increased 
buffering separation between the most impactful elements of an industrial site and adjacent residential.  
 
Staff finds the requested Preliminary Site Plan and Variance for a hospital to be consistent with the IL 
Future Land Use designation and the goals, objectives and policies of the adopted Comprehensive 
Plan. 
 

B. Zoning District / Land Development Code Standards: 

 
1. Zoning District Purpose / Intent: 

Section 18-1524. - "M-1" LIGHT INDUSTRIAL DISTRICT 
Sec. 18-1524.1. - STATEMENT OF INTENT. The "M-1" Light Industrial District is established in order 
to identify and provide those geographic areas within the City of Pinellas Park that are appropriate 
for the development and maintenance of a light industrial environment, which does not create 
hazardous or other serious detrimental effects upon the public health in the surrounding areas. This 
district is intended primarily for a wide variety of industrial uses and compatible retail, wholesale, 
distributing operations, and in limited situations as provided in (B) below, single and multi -family 
dwellings, together with accessory uses and public facilities customary to or required for such an 
environment. 
 
Areas of the City for which this zoning category is appropriate are designated on the Land Use Plan 
Map as Industrial Limited (IL) or Community Redevelopment District (CRD) Land Use Plan Map 
Categories. 

 
2. Key Standards: 

Sec. 18-1524.5. - ADDITIONAL REGULATIONS. 
(G) Specific Locational Design Standards for Property Abutting or Functionally Abutting Residential or 

Mixed Use Zoning Districts and Proposed for Development or Redevelopment after November 1, 
2010. 
As in (F) above, all plans submitted for various permits and/or development orders on vacant 
parcels being developed or previously developed parcels being redeveloped after November 1, 
2010, shall demonstrate conformance with the following design standards. 
2. Functionally Abutting Residential or Mixed Use Zoning Districts. 

(a) All noise generating mechanical equipment, including, but not limited to, air conditioning 
and refrigeration units, fans, vents, compressors, compactors, vacuums, and similar 
equipment, shall be placed twenty-five (25) feet from the lot line closest to the residential 
property and shall exhaust away from said property to minimize the industrially generated 
noise. 

(b) Only egress doors for people may face said property. No door that provides access for 
vehicles or movement of equipment or materials, or for ventilation shall face said property, 
whether such door is an overhead, sliding, or other type of similar door. 

(c) Loading areas, loading docks, and/or shipping/receiving areas/facilities shall be screened 
from view by wing walls or recessed into the building. Where an intervening structure lies 
between the loading/unloading facilities and the residential lot(s), additional screening is 
not required. 

(d) No outdoor storage area shall be permitted within ten (10) feet of abutting or functionally 
abutting residential or mixed use district property lines. If the height of storage items 

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.

4. Staff Analysis:
Hospitals are considered institutional uses, which are permitted within the IL Future Land Use designation. More specifically, the requested 
hospital will be a physical rehabilitation facility, which will provide post-surgery/hospitalization care for individuals that no longer 
need full hospital care, but are not capable of returning home. As a result, the facility will not generate the same level of traffic or noise 
from emergency vehicles as a traditional hospital with an emergency room. This greatly reduces the impact of the requested hospital 
on surrounding properties, including the nearby residential.

Additionally, the Preliminary Site Plan requirements of the Land Development Code specify increased buffering separation between the most 
impactful elements of an industrial site and adjacent residential.

Staff finds the requested Preliminary Site Plan and Variance for a hospital to be consistent with the IL Future Land Use designation and the 
goals, objectives and policies of the adopted Comprehensive Plan.

B. Zoning District / Land Development Code Standards:

1. Zoning District Purpose / Intent:
Section 18-1824 - "M-1" LIGHT  INDUSTRIL DISTRICT

Sec. 18-1524.1. - STATEMENT OF INTENT. The "M-1" Light Industrial District is established in order to identify and provide those geographic 
areas within the City of Pinellas Park that are appropriate for the development and maintenance of a light industrial environment, 
which does not create hazardous or other serious detrimental effects upon the public health in the surrounding areas. This district 
is intended primarily for a wide variety of industrial uses and compatible retail, wholesale, distributing operations, and in limited situations 
as provided in (B) below, single and multi-family dwellings, together with accessory uses and public facilities customary to or required 
for such an environment.

Areas of the City for which this zoning category is appropriate are designated on the Land Use Plan Map as Industrial Limited (IL) or Community 
Redevelopment District (CRD) Land Use Plan May Categories.

2. Key Standards:
Sec. 18-1524.5. - ADDITIONAL REGULATIONS.

(G) Specific Locational Design Standards for Property Abutting or Functionally Abutting Residential or Mixed Use Zoning 
Districts and Proposed for Development or Redevelopment after November 1, 2010.

As in (F) above, all plans submitted for various permits and/or development orders on vacan parcels being developed or previously developed 
parcels being redeveloped after November 1 2010, shall demonstrate conformance with the following design standards.

2  Functionally Abutting Residential or Mixed Use Zoning Districts.

(a) All noise generating mechanical equipment, including, but not limited to, air conditioning and refrigeration 
units, fans, vents, compressors, compactors, vacuums, and similar equipment, shall be placed twenty-five 
(25) feet from the lot line closest to the residential property and shall exhaust away from said property 
to minimize the industrially generated noise.

(b) Only egress doors for people may face said property. No door that provides access for vehicles or movement of equipment or 
materials, or for ventilation shall face said property, whether such door is an overhead, sliding, or other type of similar door.

(c) Loading areas, loading docks, and/or shipping/receiving areas/facilities shall be screened from view by wing walls or recessed 
into the building. Where an intervening structure lies between the loading/unloading facilities and the residential lot(s), 
additional screening is not required.

(d) No outdoor storage area shall be permitted within ten (10) feet of abutting or functionally abutting residential 
or mixed use district property lines. If the height of storage items
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exceeds the height of the eight (8) feet high buffer wall, then additional visual screening 
with a material able to withstand the various destructive elements of subtropical weather 
(i.e. UV radiation, humidity, wind, heat) shall be required equal to the height of said storage. 
Said screening shall be maintained in good condition so as not to diminish its functionality 
or visual appearance. Vehicles and mobile equipment of extraordinary height need not be 
screened above a height of eight (8) feet. Additionally, activities within the outdoor storage 
areas shall be limited to the hours between 7:00 a.m. and 7:00 p.m. 

(e) Landscaping and buffering shall be provided in accordance with the provisions of Section 
18-1533, except that a ten-foot wide landscaped buffer shall be maintained along the entire 
right-of-way of said property. 

(f) No dumpster(s) shall be visible from the public or private right-of-way; said dumpster(s) 
shall be screened from view by a solid fence or wall six (6) feet in height (including 
gates)and shall not be placed within five (5) feet of the property line. 

 
Sec. 18-1532.9. - MINIMUM OFF-STREET PARKING SPACE REQUIREMENTS. 
All parking standards based upon floor area (ex: one (1) space per xxx SF of GFA) shall be calculated 
including fractions thereof. For example, a requirement for one (1) per 200 SF of GFA shall mean, one 
space per 200 SF of GFA, or fraction thereof. 
(C) PUBLIC/SEMI-PUBLIC USES. 

4. Hospitals: Seven and one-half (7.5) per patient bed, or one (1) per employee (all shifts), 
whichever results in a greater number of required spaces. 

 
Sec. 18-1537.2. - VARIANCE REVIEW CRITERIA. 
(A) A variance from the terms of this Article shall not be granted unless and until a written application 

for a variance is submitted demonstrating: 
1. That special conditions and circumstances exist which are peculiar to the land or building 

involved, and which are not applicable to other lands or buildings in the same district; and 
2. That literal interpretation of the provisions of this Article would deprive the applicant of rights 

commonly enjoyed by other properties in the same district under the terms of this Article; and 
3. That the special conditions and circumstances do not result from the actions of the applicant; 

and 
4. That granting the variance requested will not confer on the applicant any special privilege that 

is denied by this Article to other lands or buildings in the same district; and 
5. That the requested variance is the minimum variance that will make possible the reasonable 

use of the land or building; and 
6. That the granting of the variance will be in harmony with the general intent and purpose of this 

Article, and that such variance will not be injurious to the area involved or otherwise detrimental 
to the public welfare. 

(B) Nonconforming uses of neighboring lands, nonconforming buildings in the same zoning district, 
and adjacency to other zoning district(s) with different permitted uses and development standards 
shall not be considered grounds for the issuance of a variance. 

Sec. 18-1537.3. - PROCEDURES. 
(A) FILING OF APPLICATION. Petitions for variances may be filed by any property owner substantially 

aggrieved by the literal enforcement of a provision of this Article, as authorized under Section 18-
1537.1(D), above. Such petitions shall be filed on forms provided by the City and shall be submitted 
to the Zoning Division. There shall be an application fee for each variance petition, as shall be set 
by Resolution of the City Council, as may be amended from time to time. The application fee shall 
be paid upon filing of the application. 

(B) PUBLIC NOTICE. Notice of the public hearing shall be given as provided under Section 18-1534, 
"Public Notice Requirements". 

(C) PUBLIC HEARING PROCEDURE. The City shall hear the petition for variance pursuant to the 
City's quasi-judicial procedures, as set forth in Resolution No. 94-65. 

(D) BURDEN OF PROOF ON THE APPLICANT. The applicant shall be responsible for, and shall bear 
the burden of, demonstrating by competent substantial evidence that the relief sought should be 
granted based upon the evidence on the record. 

(E) CONDITIONS. In granting any variance, the City may prescribe appropriate conditions and 
safeguards that are reasonably necessary to mitigate any impact the variance may have on the 
public welfare, particularly the surrounding neighborhood. Violation of such conditions and 

exceeds the height of the eight (8) feet high buffer wall, then additional visual screening with a material able to withstand the 
various destructive elements of subtropical weather (i.e. UV radiation, humidity, wind, heat) shall be required equal to 
the height of said storage. Said screening shall be maintained in good condition so as not to diminish its functionality or 
visual appearance. Vehicles and mobile equipment of extraordinary height need not be screened above a height of eight 
(8) feet. Additionally, activities within the outdoor storage areas shall be limited to the hours between 7:00 a.m. and 7:00 
p.m.

(e) Landscaping and buffering shall be provided in accordance wit}7 the provisions of Section 18-1533, except that a ten-foot wide 
landscaped buffer shall be maintained along the entire right-of-way of said property.

(f) No dumpsTer(s) shall be visible from the public or private right-of-way; said dumpster(s) shall be screened 
from view by a solid fence or wall six (6) feet in height (including gates)and shall not be placed within 
five (5) feet of the property line.

Sec. 18-1532.9. - MINIMUM OFF-STREET PARKING SPACE REQUIREMENTS.
All parking standards based upon floor area (ex: one (1) space per xxx SF of GFA) shall be calculated including fractions thereof. For example, 
a requirement for one (1) per 200 SF of GFA shall mean, one space per 200 SF of GFA, or fraction thereof.

(C) PUBLIC/SEMI-PUBLIC USES

4. Hospitals: Seven and one-half (7.5) per patient bed, or one (1) per employee (all shifts), whichever results in 
a greater number of required spaces.

Sec. 18-1537.2. - VARIANCE REVIEW CRITERIA.

(A) A variance from the terms of this Article shall not be granted unless and until a written application for a variance 
is submitted demonstrating:

1. That special conditions and circumstances exist which are peculiar to the land or building involved, and which are not applicable to other 
lands or buildings in the same district; and
2. That literal interpretation of the provisions of this Article would deprive the applicant of rights commonly enjoyed by other properties 
in the same district under the terms of this Article; and

3. That the special conditions and circumstances do not result from the actions of the applicant; and

4. That granting the variance requested will not confer on the applicant any special privilege that is denied bY this Article to other lands or buildings in the same district: and

5. That the requested variance is the minimum variance that will make possible the reasonable use of the land 
or building; and
6. That the granting of the variance will be in harmony with the general intent and purpose of this Article, and that such variance will not 
be injurious to the area involved or otherwise detrimental to the public welfare.

(B) Nonconforming uses of neighboring lands, nonconforming buildings in the same zoning district, and adjacency to other zoning district(s) 
with different permitted uses and development standards shall not be considered grounds for the issuance of a variance.

Sec. 18-1537.3. - PROCEDURES.

(A) FILING OF APPLICATION. Petitions for variances may be filed by any property owner substantially aggrieved by the literal enforcement 
of a provision of this Article, as authorized under Section 18- 1537.1(D), above. Such petitions shall be filed on forms provided 
by the City and shall be submitted to the Zoning Division. There shall be an application fee for each variance petition, as shall be 
set by Resolution of the City Council, as may be amended from time to time. The application fee shall be paid upon filing of the application.

(B) PUBLIC NOTICE. Notice of the public hearing shall be given as provided under Section 18-1534, "Public Notice Requirements�

(C) PUBLIC HEARING PROCEDURE. The City shall hear the petition for variance pursuant to the City's quasi-judicial 
procedures, as set forth in Resolution No. 94-65.
(D) BURDEN OF PROOF ON THE APPLICANT. The applicant shall be responsible for, and shall bear the burden of, demonstrating by competent 
substantial evidence that the relief sought should be granted based upon the evidence on the record.

(E) CONDITIONS. In granting any variance, the City may prescribe appropriate conditions and safeguards that are reasonably necessary 
to mitigate any impact the variance may have on the public welfare, particularly the surrounding neighborhood. Violation of such 
conditions and
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safeguards, when made a part of the terms under which the variance is granted, shall be deemed 
a violation of this Article and punishable accordingly. 

 
2. Staff Analysis: 

Per Section 18-1524.5, there are six additional regulations that must be approved on a Preliminary Site 
Plan when an industrial property is functionally abutting a residential zoning district. These have been 
met as follows: 

(a) There is no equipment within 25 feet of any property line and nothing within 164 feet from the 
property line functionally abutting the residential zoning district. 

(b) There are no overhead doors or similar on the site. The doors at the loading/trash area face 
east and slightly north towards the adjacent Armed Forces Reserve Center. 

(c) The loading area is partially screened by the wall enclosing the Recycling Center and an 
opaque gate screens the rest of the loading area visible from the residential zoning district. 
The applicant has also included additional landscaping between the loading area and 
residential zoning district. 

(d) There is no outdoor storage proposed on this site. 
(e) A minimum 10 foot wide landscape buffer is provided along the right-of-way and within the 

Gateway Centre’s 43 foot wide drainage, utility and landscaping easement located along the 
right-of-way. 

(f) The trash compactor and recycling center are fully screened and not within 5 feet of any 
property line and are more than 100 feet from the property line functionally abutting the 
residential zoning district. 

 
The Section 18-1532.9(C)(4) of the Land Development Code requires 7.5 parking spaces per bed for 
hospitals. The proposed 36 bed facility would require 270 spaces. A physical rehabilitation facility 
operates differently than a traditional hospital. There is a lower turnover of patients with fewer staff per 
bed than at a hospital resulting in less demand for parking. The design of the proposed physical 
rehabilitation facility is nearly identical to six other 36-bed facilities operated by the developer of this 
project, which provides real world examples of the parking needed by these facilities. The other six 
facilities operate with between 69 and 127 spaces for an average of 91 spaces. There are 95 spaces 
proposed for this project. 
 
Staff finds the requested Preliminary Site Plan and Variance comply with the requirements of the Land 
Development Code.   

 
C. Project Application Review Committee (PARC) Comments: 

 
The application was discussed at the November 30, 2021 PARC meeting by all relevant 
departments/divisions. All comments have been satisfied.  
 
 
 

IV. SUMMARY 
 
A. Findings:  

 
Based on the information and analysis contained in this report, staff finds as follows: 
1. The proposed Preliminary Site Plan complies with the Additional Regulations criteria for “M-1” zoned 

properties functionally abutting residentially zoned properties in Section 18-1524.5 of the Land 
Development Code;  

2. The requested parking variance is in harmony with the general intent and purpose of the Land 
Development Code, and such variance will not be injurious to the area involved or otherwise detrimental 
to the public welfare; and, 

3. The request is consistent with the Goals, Objectives, and Policies of the adopted Comprehensive Plan. 
 
 
 
 
 



B. Staff Recommendation:
Consistent with the above findings, staff recommends APPROVAL of case numbers PSP-1122-00001 and VAR-1122-00003.

V. ACTION

CITY COUNCIL- MOVE TO:
A. APPROVE
B. APPROVE WITH THE FOLLOWING CONDITION(S):

C. DENY

... a request for Preliminary Site Plan Approval for a 36 bed physical rehabilitation hospital in the �M-1" Light Industrial Zoning 
District with a variance to reduce the required number of parking spaces from 270 to 95.

VI. ATTACHMENTS

Exhibit A: Application Materials

Exhibit B: Aerial Map

Exhibit C: Future Land Use Map

Exhibit D: Zoning Map

Exhibit E: FIRM



Exhibit A: Application Materials (34 pages)
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Exhibit B: Aerial Map
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Exhibit C: Future Land Use Map
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