TECHNICAL REVIEW COMMITTEE MEETING
CITY OF ST. PETE BEACH
COMMISSION CHAMBERS

Notice of Public Meeting
Technical Review Committee

Upstairs Conference room
155 Corey Avenue, City Hall, St. Pete Beach, FL 33706

Wednesday, September 10, 2025
10:00 AM

Regular Meeting Agenda

This is an informal meeting between City staff and the applicant(s). The public is invited to attend, however
no public comment shall be permitted.

Discussion Items

1. Resubmittal of Conditional Use Permit 25069: Corey Landings (0, 10, 71, &
75 Corey Avenue; 0 & 85 Corey Circle; 73 75th Avenue; & 0 & 7345 Bay Street -
see parcels)

This is a significant revision of a case originally reviewed at the June 4, 2025 Technical
Review Committee meeting for a conditional use permit request made pursuant to LDC
Sec. 39.18, containing provisions pertaining to the allocation of residential density pool
units, and 37.5.(d), for the 39-slip mix of Class A and B docks. This revised request reduces
residential density, modifies commercial floor area, adds a request for two temporary
lodging units pursuant to LDC Sec. 37.5.(a), and removes a proposed vacation of a portion
of Corey Circle that intersects 75 Corey Avenue and 85 Corey Circle, which affects the total
site acreage. The full request, presented relative to the request reviewed at Technical
Review Committee on June 4, 2025, is as follows:

S. Elise Batsel, c/o Stearns Weaver Miller for KT Corey Ave, LLC requests a conditional use
permit, pursuant to LDC Sec. 39.18., Sec. 37.7.(a), and 37.5.(a)&(d), to construct a mixed-
use condo residential and commercial development on the nine subject parcels, containing
a 132-unit (previously 158-unit) residential and two-unit temporary lodging development
of four buildings on 4.51 buildable acres (29.3 units/buildable acre), Class A (four slip) and
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B (35 slip) docks, 6,600 sq. ft. (previously 8,500 sq. ft.) retail building and 5,000 sq. ft.
(previously 4,000 sq. ft) restaurant space, and associated site improvements, which will
draw 24 of the requested 132 residential units from the Community Redevelopment
District Residential Density Pool and both of the requested temporary lodging units from
the combined Activity Center, Town Center Corey Circle and Coquina West, and Bayou
Residential District Temporary Lodging Unit Density Pool.

2, Conditional Use Permit 25112: 8665 Boca Ciega Dr (Master Pump Station 1 -
Phase I)

Adam Porrier for the City of St. Pete Beach requests an expansion of Master Pump Station
1, including but not limited to replacing four (4) existing 140 HP pumps with four (4) 215
HP pumps, a new diesel backup generator and generator platform, new odor control unit,
electrical upgrades, site improvements, and applicable site restoration.

Next Meeting: September 17, 2025
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TECHNICAL REVIEW COMMITTEE MEETING

CITY OF ST. PETE BEACH

COMMISSION CHAMBERS
Agenda Report
Agenda Title Name: Resubmittal of Conditional Use Permit 25069: Corey

Action Request:

Strategic Objective:

Date:
Prepared By:
Through:

Summary of Issue:

Landings (0, 10, 71, & 75 Corey Avenue; 0 & 85 Corey
Circle; 73 75th Avenue; & 0 & 7345 Bay Street - see
parcels)

September 10, 2025
Brandon Berry, Senior Planner
Laura Canary, Community Development Director

This is a significant revision of a case originally
reviewed at the June 4, 2025 Technical Review
Committee meeting for a conditional use permit
request made pursuant to LDC Sec. 39.18, containing
provisions pertaining to the allocation of residential
density pool units, and 37.5.(d), for the 39-slip mix of
Class A and B docks. This revised request reduces
residential density, modifies commercial floor area,
adds a request for two temporary lodging units
pursuant to LDC Sec. 37.5.(a), and removes a proposed
vacation of a portion of Corey Circle that intersects 75
Corey Avenue and 85 Corey Circle, which affects the
total site acreage. The full request, presented relative to
the request reviewed at Technical Review Committee
on June 4, 2025, is as follows:

S. Elise Batsel, c/o Stearns Weaver Miller for KT Corey
Ave, LLC requests a conditional use permit, pursuant to
LDC Sec. 39.18., Sec. 37.7.(a), and 37.5.(a)&(d), to
construct a mixed-use condo residential and
commercial development on the nine subject parcels,
containing a 132-unit (previously 158-unit) residential
and two-unit temporary lodging development of four
buildings on 4.51 buildable acres (29.3 units/buildable
acre), Class A (four slip) and B (35 slip) docks, 6,600
sq. ft. (previously 8,500 sq. ft.) retail building and
5,000 sq. ft. (previously 4,000 sq. ft) restaurant space,
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and associated site improvements, which will draw 24
of the requested 132 residential units from the
Community Redevelopment District Residential
Density Pool and both of the requested temporary
lodging units from the combined Activity Center, Town
Center Corey Circle and Coquina West, and Bayou
Residential District Temporary Lodging Unit Density

Pool.
Funding:
Attachments: 1. Original Application - without Narrative
2.  Narrative
3.  Building Floor Plans & Elevations
4.  CUP Site Plan
5. Fire Auto Turns
6. Landscaping Plan
7. Resubmittal Renderings
8.  Survey
9. Applicant Response to 6.2.25 TRC Comments
(Prior Project)
10. Duke Energy - Corey Avenue Existing Buried
Utilities
11.  GrassPave2 Specifications
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CONDITIONAL USE APPLICATION

Applicants must acknowledge understanding of the following. Initial each of the statements below. If you
do not understand any of these, staff will explain them to you.

W I understand that the City will not accept or process an incomplete application.

A IE [ understand that a non-conforming use or structure in a particular zoning district does not, in any way,
provide justification for the granting of a conditional use. Furthermore, the existence of a permitted use
or structure in adjacent districts does not constitute grounds for a conditional use.

é !& On all conditional uses, a majority vote is required. Action on this application by the City Commission

may be continued to a later meeting.

M%’ I understand that if a conditional use is approved by the City Commission, the applicant is required to
obtain the appropriate building permits within 1 year from the date of the decision. If no permit is
obtained within 1 year, the approval from the City Commission becomes voided.

é { I understand that any person aggrieved by the final decision has the right to file a petition in the Pinellas
County Circuit Court within 30 calendar days after the decision. Permits for construction may be
granted prior to the expiration of this 30-day period, but an appeal will be grounds for revocation of the

permit.

M I understand that I, as the applicant, or my authorized representative must be present at all scheduled
public meetings on the application.

After acknowledgement of these conditions, complete the application form on the following pages

5.5.15

Signature of Applicant Date

CITY OF ST. PETE BEACH, Community Development Department
155 Corey Avenue, St. Pete. Beach, Florida 33706, 727-367-2735 www.stpetebeach.org

https://stpetebeach—my.sharepoint.com/personaI/itd_stpetebeach_org/Documents/Network-Shares/Q—
CommunityDevelopment/Admin Docs/Application Forms/Conditional Use/Conditional_Use App 2025.doc 5
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CONDITIONAL USE APPLICATION

Case Number:

PROPERTY OwNER: KT Corey Ave, LLC ARRKICONT/AGENT (Attach agent authorization form)
Name: KT Corey Ave, LLC Name: E/I IEEIise Batsel, Esq. c/o Stearns Weaver
Address: 105 NE 1st Street Address: 4OI1ei; Jackson Street, Suite 2100
city: _Delray Beach State: __Florida City: Tampa state: __rlorida
Zip: 33444 Telephone: 813-223-4800 Zip: 33602 Telephone: 813-223-4800
Email: ebatsel@stearnsweaver.com Email:_ebatsel@stearnsweaver.com

{and swalker@stearnsweaver.com) (and swalker@stearnsweaver.com)
SUBJECT PROPERTY:
Address: See Exhibit "A" attached hereto Current Name of Business: __oe€ Exhibit "A" attached hereto
parcel ID: See Exhibit "A" attached hereto Name of Project: Corey Landings

DETAILS OF THE REQUEST, INCLUDING APPLICABLE CODE SECTIONS AND ANY ASSOCIATED CASES (Add additional sheets

if necessary):

See Exhibit "B" attached hereto.

M 5.5.25

Signature of Arrbsent/Agent Date

CITY OF ST. PETE BEACH, Community Development Department
155 Corey Avenue, St. Pete. Beach, Florida 33706, 727-367-2735 www.stpetebeach.org

https://stpetebeach—my.sharepoint.com/personaI/itd_stpetebeach_org/Documents/Network-Shares/Q—
CommunityDevelopment/Admin Docs/Application Forms/Conditional Use/Conditional_Use App 2025.doc 6
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EXHIBIT “A”

Lot ——

SUBJECT PROPERTY

SUBJECL T R2 22—

Current Name of Business
V acant/(Blue Parrot) 36.31-15-13590-000-0010
Vacant/(Charlie’s Transmission) 36.31-15-30672-063-0230

Parcel 1D

#13533296 vi
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In order for an application for a conditional use to be approved or approved with conditions, the City

Commission must make a positive finding with regard to each of the provisions below, pursuant to Division 4 of
the City’s Land Development (LDC). The applicant has the burden of proof demonstrating that the application
for the conditional use complies with each of the requirements. Please explain in detail how your case meets

these requirements (attach additional sheets if necessary):

**SEE EXHIBIT "B" ATTACHED HERETO AND INCORPORATED HEREIN**

1. LDC Sec 4.4(a)(1) Whether the conditional use is consistent with the goals, objectives, and policies of

the Comprehensive Plan and any adopted special area plan.

will be compatible with the character of the existing
der construction, existing public facilities and public
[ and/or service facilities available within the

2. LDC Sec 4.4(a)(2)a-d Whether the proposed use
area, including existing structures and structures un
facilities under construction, and residential commercia

existing area. More specifically:

a.  Whether the overall appearance and function of the area will be significantly affected.
consideration shall be given to the existence of other uses in the area, based on the number, size,
and location of the uses and the intensity and scale of the proposed and existing uses in the area;

y, state, or federally designated historic, scenic,

b. Whether the application will preserve any cit
th Community Development to determine historic

archaeological, or cultural resources (check wi
resource status);

CITY OF ST, PETE BEACH, Community Development Department
155 Corey Avenue, St. Pete. Beach, Florida 33706, 727-367-2735 www.stpetebeach.orqg

ocuments/Network-Shares/Q-

https://stpetebeach—my.sharepoint.com/personal/itd_stpetebeach_org/D
e/Conditional_Use App 2025.doc 7

CommunityDevelopment/Admin Docs/Application Forms/Conditional Us
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c.  Whether the application will be compatible with adjacent development, if any, based on
characteristics such as size, building style and scale, or whether such incompatibilities are
mitigated through such means as screening, landscaping, setbacks, and other design features;

d.  Whether the application will have significant adverse impacts on the livability and usability of
nearby land due to noise, dust, fumes, smoke, glare from lights, late-night operations, odors,
vehicular traffic, truck and other delivery trips, the amount, location, and nature of any outside
activities, potential for increased litter, or privacy and safety issues;

3. Whether the transportation system is capable of adequately supporting the proposed use in
addition to the existing uses in the area. Evaluation factors include street capacity and level of
service, access to arterials, transit availability, on-street parking impacts, if any, site access
requirements, neighborhood impacts, and pedestrian safety (a traffic study may be required);

4, Whether the minimum off-street parking area required and the amount of space needed for the
loading and unloading of trucks, if applicable, will be provided and will function properly and safely
(please provide current and proposed number of parking and loading spaces);

CITY OF ST. PETE BEACH, Community Development Department
155 Corey Avenue, St. Pete. Beach, Florida 33706, 727-367-2735 www.stpetebeach.org

https://stpetebeach-my,sharepoint.com/personaI/itd_stpetebeach_org/Documents/Network-Shares/Q—
CommunityDevelopment/Admin Docs/Appiication Forms/Conditional Use/Conditional_Use App 2025.doc 8

Page 9 of 172



5. Whether generally, the public health, safety and welfare will be preserved, and any reasonable
conditions necessary for such preservation have been made;

6. Whether the applicant has demonstrated the financial and technical capacity to complete any
improvements and mitigation necessitated by the development as proposed and has made
adequate legal provision to guarantee the provision of such improvements and mitigation; and,

7. The proposed use complies with all additional standards imposed on it by the particular provision
of these regulations authorizing such use and by all other applicable requirements of the
regulations of the City of St. Pete Beach.

Sec. 4.12 of the Land Development Code additionally requires conditional use applications within the
community redevelopment district to be evaluated upon the extent to which the applicant can demonstrate
that the following issues are addressed in a manner consistent with the policies established in the
community redevelopment plan for the district and that no unreasonable or disproportionately negative
impacts are imposed upon adjacent or nearby properties:

1. Utility infrastructure, including sanitary sewer, reclaimed water, potable water, electric and natural
gas services, and data transmission and telecommunication services.

2. Transportation infrastructure, including ingress and egress from public right-of-way, traffic control
devices and signalization, internal vehicle circulation of the site, design and function of parking

areas, loading and unloading areas, pedestrian transit infrastructure and amenities, and public
sidewalks and roadways.

3. Hydrological features and storm water management infrastructure.
4 Aesthetic and architectural features of the development, including site layout, physical dimensions
of structures such as height and massing, design and appearance of building facades, exterior

building materials, advertising and directional signage and the provision and maintenance of Gulf
and Bay views and vistas.

5 Site landscaping, open space provision and impervious surface limitations.

CITY OF ST. PETE BEACH, Community Development Department
155 Corey Avenue, St. Pete. Beach, Florida 33706, 727-367-2735 www.stpetebeach.org

https://stpetebeach-my.sharepoint.com/personaI/itd_stpetebeach_org/Documents/Network—Shares/Q—
CommunityDevelopment/Admin Docs/Application Forms/Conditional Use/Conditional_Use App 2025.doc 9
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6. Operational and functional requirements of facilities, including hours of operation, provision of
required services or amenities, lighting requirements, noise abatement requirements, residency
limitations and facilities maintenance.

7.  Fire suppression and facility security.
8. Emergency management and hurricane evacuation provisions.

9.  Fortemporary lodging uses taller than 50 feet in height or a density greater than 30 units per acre,
the following additional issues shall be considered:

a. The amount of separation provided between the proposed temporary lodging use and any
existing buildings on adjoining properties and resulting impact on sunlight and views; and

b. The proximity of any adjacent residential building to the Florida Coastal Construction Control
Line and the degree to which the proposed temporary lodging use and/or any accessory use
or structure maintains an open view of the waterfront from neighboring properties.

CITY OF ST. PETE BEACH, Community Development Department
155 Corey Avenue, St. Pete. Beach, Florida 33706, 727-367-2735 www.stpetebeach.org

https://stpetebeach—my.sharepoint.com/personaI/itd__stpetebeach_org/Documents/Network—Shares/Q—
CommunityDevelopment/Admin Docs/Application Forms/Conditional Use/Conditional_Use App 2025.doc 10
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EXHIBIT “B”
CONDITIONAL USE APPLICATION
Amended as of August 18, 2025

Overview

KT Corey Ave LLC (the “Applicant”) requests modification of Conditional Use Permit
No. 21080 (the “Existing CUP”’), which the City of St. Pete Beach (the “City”) approved in 2022,
to add additional property, reduce residential units, and change residential uses from apartment to
condo residential uses, as explained in more detail herein. The subject property is located at the
terminus of Corey Avenue at Boca Ciega Bay. Collectively, the subject property is identified by
the Pinellas County Property Appraiser as Parcel Numbers 36-31-15-30672-063-0230; 36-31-15-
13590-000-0010; 25-31-15-78084-000-0141; 25-31-15-78084-000-0142; 25-31-15-78084-000-
0143; 36-31-15-00000-140-0100; 36-31-15-00000-140-0300; and 36-31-15-00000-140-0400 (the
“Property”). The Applicant owns all of the Property.

The Property
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Current Entitlements

The Existing CUP, approved via Ordinance 2022-03 and Resolution 2022-03, permits: (1)
243 residential rental units, at a density of 62.63 dwelling units per acre; (2) 5,000 square feet of
restaurant uses; (3) 8,264 square feet of retail uses; (4) 3,959 square feet of office uses; (5) Class
A and Class B Docks; and (6) outdoor dining and drinking areas with outdoor music. The Existing
CUP’s density was obtained through an allocation from the General Residential Unit Density Pool
Reserve (the “RU Density Pool”) as permitted by Section 39.18 of the City’s Land Development
Code (the “LDC”). The Existing CUP obtained 150 of the 243 total units from the Density Pool.

Modification of Conditional Use Request

In addition to the property within the Existing CUP, the Applicant acquired Parcel
Numbers 36-31-15-30672-063-0230 (formerly Charlie’s Transmission Shop) and 36-31-15-
13590-000-0010 (formerly the Blue Parrot Restaurant), which represent the balance of “Corey
Landing.” The Applicant requests modification of the Existing CUP to:

1. Reduce residential unit count from 243 to 132, which returns 126 units to the RU
Density Pool;

2. Add two transient accommodation units to serve as guest unit amenities by drawing
from the Temporary Lodging Unit Density Pool (the “TLU Density Pool”);

3. Reduce overall density by over 50% from 62.6 dwelling units per acre to 29.7
dwelling units per acre;

4. Reduce commercial uses from over 17,000 square feet to 11,600 square feet,
commensurate with the density reduction (the request includes 5,000 square feet of
restaurant uses and 6,600 square feet of retail uses);

5. Maintain the approval for Class A and Class B Docks; and

6. Remove outdoor dining and drinking areas based on the new location of the
restaurant.

As described below, approval of this request (the “Project”) will result in a transformative project
that that will breathe new life into an underutilized part of the City.

Consistency Evaluation

The Project is consistent with the Comprehensive Plan and LDC as documented by the
following consistency findings:
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A. Consistency with Comprehensive Plan

The City amended the Comprehensive Plan on May 28, 2024 pursuant to Ordinance No.
2023-10, which modified certain designations applicable to the Property as compared to those
applicable at the time of approval of Ordinance No. 2022-03. The Property is located within the
“SPA1: Special Planning Area 1” (“SPA-1”) future land use category as referenced on the Future
Land Use Map, included as Map No. 2-1 in Ordinance No. 2023-10. The SPA-1 land use category
replaces the former Community Redevelopment District. SPA-1 is divided into two major
redevelopment areas, the Gulf Boulevard Redevelopment District and the Downtown
Redevelopment District, as referenced in the Future Land Use Element, under General Provisions
and Maps, subsection (a). The Property is located within the Downtown Redevelopment District
(“DRD”) as depicted on Map No. 3, Downtown Redevelopment District Character Districts.
Under General Provisions and Maps, subsection (a)(2) specifies that the DRD is divided into seven
character districts, including the Town Center Coquina West District (henceforth, “TC-2 West
District ), which applies to the Property. Map No. 1, Special Planning Area 1 Character Districts,
includes a legend title, Special Planning Area-1 Character Districts (2045 FLUM), which also
designates the Property with the TC-2 West District.! The Project is consistent with the SPA-1,
DRD and TC-2 West District requirements regarding permitted uses, density and intensity
standards and other objectives and policies as summarized below:?

1. General Provisions and Maps, subsection (d), permits residential and commercial as both
primary uses and secondary uses in SPA-1 as more specifically designated for each
character district. The Project is mixed use and includes both residential and
commercial uses.

2. Densities Reserved for Special Planning Area 1, subsection (c)(2), specifies 195 residential
dwelling units are available from the RU Density Pool for any property within the SPA-1
boundaries without need for a comprehensive plan amendment. The Project proposes to
retain 24 reserve units from the RU Density Pool. Upon approval of the proposed
CUP, 126 units will be returned to the RU Density Pool.

3. Policy 3.1.1 requires all development within SPA-1 to comply with a minimum of two
environmental standards to be established in Division 39 of the LDC. The Project is
consistent with the LDC as further evaluated below.

4. Special Planning Area 1 General Redevelopment Guidelines, Standards and Initiatives,
subsection (¢)(6), refers to maximum height standards to be set forth for each type of use
within each character district. The Project’s use mix and design permits a height of 86
feet.

! Although the SPA-1 category is referenced as the FLUM category and the TC-2 West District is referenced as a
character district, both are collectively interpreted herein as the FLUM category, given that the TC-2 West District
provides more specific standards regarding permitted uses, density and intensity that are applicable to the Property.

2 The consistency evaluation is limited to objectives and policies with mandatory language governing development
and development plans. Objectives and policies with non-mandatory language, such as ‘should’ or ‘encourage,” are
not subject to consistency. Objectives and policies directing City actions and not specifically governing development
and development plans are also not subject to consistency. However, in general, the Project implements the non-
mandatory provisions of the Comprehensive Plan and does not contradict objectives or policies directed toward City
actions.
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5. SPA-1 General Redevelopment Guidelines, Standards and Initiatives, subsection (b)(4),
requires conditional use approval for the two proposed TLUs from the TLU Density Pool
available for the TC-2 West District. The proposed allocation of two TLUs is consistent
with this provision.

6. Under Section II, Downtown Redevelopment District,

a. Objective 1.1 requires all redevelopment within the DRD to further the goals,
objectives and policies of SPA-1 where applicable, and requires redevelopment to
be consistent with the character of the TC-2 West District and its design guidelines.
As evaluated further under the Compatibility section below, the Project is
consistent with the character and design guidelines of the TC-2 West District.

b. Objective 1.2 prohibits exclusively residential use projects in the TC-2 West
District. The Project is mixed use and includes residential, commercial (retail
and restaurant), and TLU uses.

7. Under Section ILIII, which regulates the TC-2 West District:

a. Policy 1 prohibits blank wall designs. The Project does not include blank wall
designs. It will have covered walkways and storefront glass at the commercial
spaces along Corey Avenue and residential units with balconies, railings, and other
features that breakup the wall face along the waterfront.

b. Policy 3 requires any proposed retail/restaurant uses to be located on the first floor
or accessible from street level and near the pedestrian walkways. The Project
incorporates retail at street level and a restaurant on the first floor of the
building on the south parcel near the entrance to the Project.

c. Policy 5 requires landscaping and design to be consistent with LDC standards
where new development will occur.

d. Under Permitted Uses and Standards, subsection (a) allows residential use as part
of a mixed-use development in a minimum two-acre buildable site. The Project is
mixed use with residential and commercial. The Property includes 4.51 acres.

e. Under Permitted Uses and Standards, subsection (c)(1)a allows a base, maximum
density of 24 units per acre, which may be increased through the use of reserved
units drawn from the RU Density Pool as referenced in Finding No. 2 above. The
Project is consistent with a maximum of 108 units at 24 units per acre,
requiring 24 reserved units for the proposed total of 132 units. The project
approved under the Existing CUP was allocated 150 units from the RU Density
Pool. The Applicant requests a reduction in the previously allocated RU Density
Pool residential units from 150 to 24, which, upon approval, would return 126
residential units back to the RU Density Pool.

f. Under Permitted Uses and Standards, subsection (c)(2), commercial shall not
exceed a floor area ratio of .55. The Project includes 11,600 square feet of
commercial floor area for a floor area ratio of .06.

g. Under Permitted Uses and Standards, subsection (c)(4) permits a maximum
impervious surface ratio of .70. The Project proposes a maximum impervious
surface ratio of .70.

h. Under Permitted Uses and Standards, subsection (c)(5)c permits a maximum
building height of eighty-six (86’) feet above base flood elevation for unified
development projects that include residential, non-residential and temporary
lodging units within one or more buildings, provided the main principal building
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provides retail/commercial uses at street level. The Project is a unified development
incorporating the three requires uses. The residential towers on the north and south
buildings are 86’ in height as permitted for a unified development. Subsection
(c)(5)c allows a building height of 28’ for an exclusively non-residential building.
The retail building is __ in height The Project is consistent with the maximum
building height requirements.

The Project is consistent with the St. Pete Beach Comprehensive Plan.

B. Consistency with TC-2 Zoning District Development Standards

The Property is located within the TC-2 Town Center Corey Circle and Coquina West District (the
“TC-2 Zoning District”) and is consistent with the development standards referenced in LDC
Division 37:

1. LDC Section 37.2 permits four of the proposed six uses as-of-right: subsection (a) permits
retail uses (except automotive sales lots, pawn shops, liquor stores, and tobacco shops);
subsection (d) permits eating and drinking establishments (without outdoor music);
subsection (f) permits public parks and subsection (i) permits multi-family residential only
as a component of a mixed use development where residential is not located on the ground
floor. LDC Section 37.5(a) permits temporary lodging facilities, including resort
condominiums, as a conditional use, and requires the temporary lodging units/temporary
accommodation units (“TLUSs”) to be drawn from the TLU Density Pool established in the
Comprehensive Plan. The Project proposes two TLUs to serve as resort condominium guest
units. LDC Section 37.5(d) permits Class A and Class B commercial docks as conditional
uses. The Project is consistent with LDC Sections 37.2, 37.5(a), and 37.5(d) in regard
to permitted uses.

2. LDC Section 37.7(a) implements the TC-2 Zoning District policy direction to allow a base,
maximum density of 24 units per acre as a component of a mixed use development, and
further permits the use of reserved units drawn from the RU Density Pool, subject to the
requirements of LDC Section 39.18. LDC 39.18 allows any property within the
Community Redevelopment District (now referenced in the Comprehensive Plan as SPA-
1) to utilize units allocated from the RU Density Pool to exceed the base density “without
further need to amend the Future Land Use Plan and Map.” The Existing CUP was
approved for 150 units allocated from the RU Density Pool. The Application proposes a
reduction in the previously allocated RU Density Pool residential units from 150 to 24,
which, if approved, would return 126 units back into the RU Density Pool. The Project is
consistent with LDC Section 37.7(a) and LDC Section 39.18.

3. LDC Section 37.7(b) limits maximum floor area to .55 for exclusively
commercial/office/retail uses. As previously noted, this Project is mixed use and not
exclusively commercial or retail. Therefore, this LDC provision is not applicable. In any
case, the proposed floor area ratio is .06 and is consistent with the TC-2 Zoning
District standard as referenced in Section 6.f above.
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4. LDC Section 37.7(c) limits the size of TLUs to a maximum of 750 square feet. The two
proposed TLUs are limited to a maximum of 750 square feet each. The Project is
consistent with LDC Section 37.7(c)

5. LDC Section 37.8(c) implements the TC-2 West District and contains the verbatim text set
forth in the height development standards contained therein. The Project is consistent
with maximum building height as addressed in Section 6.h above.

6. LDC Section 37.9. The following setback requirements apply:

Front Yard. Exceeds 10-foot minimum setback for building elements up to 28 feet in height
and exceeds 30-foot minimum setback for building elements exceeding 28 feet in height.

Side Yard. Exceeds 10% of lot width for each side yard for building elements up to 28 feet
in height and exceeds 30’ minimum side setback for building elements exceeding 28 feet
in height.

Rear Yard. Exceeds 20-foot minimum for building elements up to 28 feet in height and
exceeds 30’ minimum side setback for building elements exceeding 28 feet in height.

7. LDC Section 37.10 limits impervious surface ratio to .70. The Project achieves an
impervious surface ratio of .70 and is consistent.

8. LDC Section 37.11 requires minimum off-street parking in accordance with the
requirements of LDC Division 23. LDC Section 23.5 requires one parking space per
multifamily bedroom (287 bedrooms), one parking space per 300 square feet for retail uses
(6,600/300 = 22), one parking space per 100 square feet for restaurant use (5,000/100 =
50) and one parking space/four wet slips (35/4 = 8.75) for a total of 368 required parking
spaces. The Project includes a total of 417 parking spaces and is consistent with
Section 37.11. Refer to CUP site plan (the “CUP Site Plan”) for additional details.

9. LDC Section 37.12 requires landscaping in accordance with LDC Division 22.
Landscaping plans demonstrate consistency with Division 22.

10. LDC Section 37.13 requires design in accordance with LDC Division 39. Architectural
elevations and other graphics demonstrate consistency with Division 39.

11. LDC Section 37.14 requires signs in accordance with LDC Division 26. Sign plans will
demonstrate consistency with Division 26 during final permitting.

The Project is consistent with the TC-2 Zoning District development standards as set forth above.
Although not a consistency requirement, the Project contributes toward the City’s intent for the
RU Density Pool allocation to act as a catalyst for revitalization. The proposed reduction in density
and unit count is sought for that very purpose; to enable the Applicant to develop the Property in
a thoughtful and transformative manner, while leaving additional room for public features and
other City benefits.
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C. Consistency with Site Design Requirements for the Downtown Redevelopment District

The Property is located within the DRD and is consistent with the design standards referenced in
LDC Division 39, which will be addressed in greater detail during site plan review:

1. LDC Section 39.3(a) requires buildings to form a consistent, distinct edge along the public
street. The buildings form a uniform edge along Corey Street and Corey Circle.

2. LDC Section 39.3(b) requires building frontages to occupy no less than 75 percent of a
“Main Street” and 50 percentage of an “A” street. The buildings exceed these minimum
thresholds.

3. LDC Section 39.3(c) requires certain design/architectural features related to building
entrances. The architectural drawings/graphics demonstrate compliance.

4. LDC Section 39.3(d) require certain design/architectural features related to building
ornamentation, including at least three of the listed features. The architectural
drawings/graphics demonstrate compliance.

5. LDC Section 39.3(e) require buildings to express a “storefront” character as demonstrated
by certain required features related to entrances and windows. The architectural
drawings/graphics demonstrate compliance.

6. LDC Section 39.3(f) prohibits use of black or fluorescent colors as the predominant
exterior building color(s). The architectural graphics/drawings demonstrate compliance.

7. LDC Section 39.3(g) requires “the first 20 feet of depth of the first floor of any multifamily
structure’s primary building frontage facing a street shall be constructed as commercial
space. The applicant requests a waiver from this requirement. The Project includes a
proposed retail building directly across the street from the two multifamily structures. The
proposed retail building is substantially larger than a 20’ liner, retail use, thereby attracting
higher quality merchants. The proposed retail building achieves the same purpose as liner
buildings in providing opportunities for window shopping to enhance the pedestrian
experience while complying with current FEMA regulations.

8. LDC Section 39.3(h)(4) allows ground floor parking where located internal to the block,
provided that the parking designs blends in with the primary building frontage by
incorporating the same design elements. The architectural graphics/drawings demonstrate
compliance.

The Project’s high quality design is consistent with the DRD design standards. The Project is also

consistent with the following additional provisions of LDC Division 39, which will be addressed
in greater detail during site plan review
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1. LDC Section 39.5 regulates certain operational requirements. The Project will, and is
required by the LDC to, comply with all requirements of this section.

2. LDC Section 39.6 regulates TLU operational and occupancy requirements. The two TLUs
will be operated and occupied in accordance with these requirements.

3. LDC Section 39.7 regulates street level facades. The architectural graphics/drawings
demonstrate compliance.

4. LDC Section 39.8 regulates design, scale and massing of buildings. The architectural
graphics/drawings demonstrate compliance.

5. LDC Section 39.9 requires redevelopment projects to obtain at least two of the eight
certifications listed in this section.

6. LDC Section 39.10 specifies certain streetscape, landscape, lighting and other design
requirements. The architectural graphics/drawings, landscape plans and photovoltaic plans
demonstrate compliance.

7. LDC Section 39.11 specifies shade tree requirements for walkways. Landscaping plans
demonstrate compliance.

8. LDC Section 39.12 specifies certain design and landscaping requirements for refuse.
Landscape plans demonstrate compliance. All utilities will be underground.

In sum, the request removes the conditional use approval for outdoor music, changes the
residential use type to fee ownership condos, reduces the residential unit count, adds two TLUs,
and maintains significant community benefits, all while complying with all LDC requirements
including but not limited to requirements related to parking, height, and setbacks.

Compatibility

The Property forms a peninsular point ideally situated to enhance and support revitalization
of downtown St. Pete Beach, while minimizing impacts on adjacent and nearby uses. The City has
made concerted efforts to encourage the redevelopment of this portion of the “Corey Avenue
District.” In 2015, the City published a document entitled “A Vision for the Corey Avenue
District,” which described the City’s public outreach efforts and set forth the resulting Corey
Avenue Vision Plan (the “Vision Plan”). The Property is located within the portion of the Vision
Plan labeled From Mangrove Street to Sunrise, which articulated a strategy for the redevelopment
of this unique Property to serve as a catalyst to activate the east end of downtown. The Project
implements the City’s vision to transform this underutilized asset from an eyesore to a welcoming
gateway for residents, workers and visitors entering the City via Corey Causeway. The Project
incorporates the following key elements to achieve the vision and enhance the downtown
experience:
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integrating residential units, transient units, retail, restaurant, public park and docks to
create a unique waterfront, mixed use Project;

restoring the historic connection between downtown and Boca Ciega Bay;

creating attractive waterfront view corridor from Corey Avenue;

establishing a waterfront park and plaza as the east anchor of Corey Avenue;

providing a waterfront promenade with connections to wet slip boardwalks/benches;
improving Corey Avenue/Corey Circle with a roundabout, on-street parking, sidewalks,
streetscape and landscaping;

allocating limited additional, covered off-street parking accessible for public use;

locating retail and restaurant uses at street level to enhance the pedestrian experience and
support the downtown experience;

incorporating high quality architecture, landscaping and lighting accents; and

providing luxury residential units to further support an active downtown.

AN NN NAN

AN

AN

The Project embraces the City’s vision through thoughtful planning and design that takes
advantage of the unique location and shape of the Property. From a compatibility perspective, the
Property is ideally situated and its triangular shape, while challenging in terms of development
efficiency, effectively minimizes impacts to adjacent and nearby uses. With Boca Ciega Bay
essentially surrounding the Project to the north, east and partially to the west, adjacent
development exists only to the south, southwest and west.

The City recognized the uniqueness of the Property, as articulated by its Vision Plan, and
as implemented through the designation of character districts and implementing zoning districts
for the Property and adjacent and nearby areas. Indeed, the City applied the TC-2 (Character)
District and TC-2 Zoning District to the Property to facilitate a mixed-use redevelopment project.
To ensure compatibility with the taller buildings permitted by the TC-2 Zoning District, the City
created transitional land use categories and zoning districts that step down density and building
height utilizing the DCR zoning district to the south, thereby effectively buffering nearby single-
family neighborhoods from the Property. Similarly, the TC-1 and CC-1 zoning districts step down
density and building height to the west and southwest. The attached map (Exhibit 1) highlights
these transitional districts. The character districts and zoning districts provide an effective
transition, taking into account the existing uses adjacent to and in proximity to the Property as
summarized below:

Table 1. Future Land Use Character Districts, Zoning and Existing Uses

South Southwest West North and
East
Future Land Use | DCR transitioning to CC-2 | TC-1 along Corey Street TC-1 transitioning N/A
Character (east of Bay Street) and extending west to 77" | to CC-1
Districts Avenue and then
transitioning to CC-1
Zoning District DCR transitioning to RU-1 | TC-1 transitioning to TC-1 transitioning N/A
(east of Bay Street) RLM-2 and CC-1 to RM-1 and CC-1
Existing Uses Tourist lodging along Bay | City Hall and commercial | Corey Causeway, Boca Ciega
Street transitioning to along Corey Avenue; Horan Park, St. Pete | Bay and
single family homes; single | tourist lodging along Bay | Beach Public marine
family neighborhood south | Street Works, commercial | activity
of Bay Street

Page 20 of 172



There are downtown commercial uses along Corey Avenue along with a variety of non-
residential uses to the west. Multifamily exists west of Bay Street within the DCR zoning district,
which functions as a buffer for single-family residential farther south. Transient lodging and
multifamily occur on the east side of Bay Street and buffer single-family farther to the south. The
City effectively arranged the character districts and zoning districts to maximize compatibility
while encouraging mixed use redevelopment within the more intense TC-2 Zoning District. The
Project implements the City’s vision and strategies for this unique peninsular Property that anchors
the east end of downtown.

Section 163.3164(9), Florida Statutes, defines compatibility:

(9) “Compatibility means a condition in which land uses or conditions can coexist
in relative proximity to each other in a stable fashion over time such that no use or
condition is unduly negatively impacted directly or indirectly by another use or
condition.”

In accordance with professionally accepted practice, LDC Section 4.4(a)(2) specifies
compatibility factors that must be evaluated in considering a conditional use permit. Notably, three
Project components trigger conditional use review — the allocation of units from the RU Density
Pool, allocation of two TLUs from the TLU Density Pool, and the proposed Class A/Class B wet
slips. As previously noted, the Project utilizes fewer reserve units than the Existing CUP. The
following matrix provides a summary of the compatibility factors that are appropriate for further
evaluation for each use and structure within the Project:

Compatibility Factors | Residential | Retail Restaurant | Park® Wet Slips TLUs
Visual (size/scale) Positive Positive Positive Positive Positive Positive
Glare N/A Low Impact | Low Impact | N/A N/A N/A
Noise N/A N/A N/A N/A Low Impact | N/A
Dust N/A N/A N/A N/A N/A N/A
Fumes N/A N/A Low Impact N/A N/A
Smoke N/A N/A N/A N/A N/A N/A
Odors N/A N/A Low Impact | N/A Low Impact | N/A
Late Night Operations N/A N/A Low Impact | N/A N/A N/A
Truck Deliveries N/A Low Impact | Low Impact | N/A N/A N/A
Outdoor Activities N/A N/A N/A Low Impact | Low Impact | N/A
Litter N/A N/A N/A Low Impact | N/A N/A
Privacy Low Impact | N/A N/A N/A N/A Low Impact
Safety N/A N/A N/A N/A N/A N/A

Notes: N/A means that the use does not create an impact or the degree of impact is no greater than occurs
from a single family home. Low impact means that the compatibility factor may be present for the indicated
use, but will not impact nearby uses based on the intensity level and/or will be mitigated to achieve a
compatible condition.

3 The low impacts of the park will be controlled by the City.
10

Page 21 of 172



Compatibility Analysis Based on Applicable Factors

The potential impact of the six Project uses (residential, TLU, retail, restaurant, waterfront
park, and wet slips) are evaluated below based on the applicable factors identified in the
compatibility matrix.

Retail and restaurant uses have the potential to generate glare based on their need for
outdoor security lighting at grade level. Such lighting will be primarily oriented toward the center
of the Property along the street and will not negatively impact adjacent and nearby properties. Such
lighting will be designed with appropriate hoods to direct light downward to minimize glare. Low
intensity accent and ornamental lighting will also be incorporated for visual appeal throughout the
Property as further described by the photovoltaic/landscaping plan. Retail and restaurant uses will
receive deliveries via relatively small-size, panel type vans/trucks with few deliveries anticipated
from larger trucks. Moreover, due to the limited scale of the retail and restaurant uses, fewer
deliveries will be required as compared to larger commercial uses. Based on these findings, noise
from deliveries will not negatively impact adjacent and nearby uses.

The restaurant(s) may have late night operations. However, all activity will be within
enclosed space. In addition, the restaurant activity will be oriented toward the interior of the
Project, thereby effectively buffering any potential noise. As such, late night operations will not
generate noise that will negatively impact adjacent and nearby uses. Odors will be minimized by
properly maintaining dumpsters and garbage receptacles in accordance with City regulations.
Likewise, fumes from the kitchen will be minimized through proper maintenance of the ventilation
system. As such, restaurant activities will not negatively impact adjacent and nearby uses. It is also
important to recognize that the City’s future land use and zoning patterns allow for restaurants in
proximity to residential uses in recognition that impacts can be minimized or mitigated. For that
reason, restaurants without outdoor dining and music are permitted as-of-right in the TC-2 Zoning
District.

The proposed waterfront public use area (including the public park/promenade and public
plaza) will be a positive contribution to the downtown area and essentially function as a passive
park as envisioned by the City’s 2015 Vision Plan. It is anticipated public access will be available
from sunrise through the closing time of the restaurant. Public parking is planned along Corey
Avenue and Corey Circle in addition to off-street public parking serving the restaurant, retail and
waterfront park. Noise is expected to be minimal due to the passive nature of the waterfront. Litter
will be policed throughout the Project. The park will not result in negative impacts to adjacent and
nearby uses and will be a complement to the downtown experience along with the retail and
restaurant uses.

Class A wet slips will provide public access and enhancement to the restaurant, while Class
B wet slips will be dedicated for use by Project residents only, as defined in LDC Section 2.1. Four
(4) Class A wet slips are proposed along the north side of the Project, and 35 Class B wet slips are
proposed along the north and south of the Project for a total of 39 wet slips. The Class A wet slips
are expected to be available during the operating hours of the restaurant. Wet slips will generate
minor noise and fumes from boats as occurs with any docking facility. In addition, the wet slips
provide an access walk connecting to the waterfront park and promenade, along with benches to

11
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enhance the waterfront experience for the public. The Project’s waterfront features will contribute
positively to the downtown experience with minimal impacts that will not negatively impact
adjacent and nearby uses.

The proposed 132 multi-family units are distributed within two buildings that are oriented
to maximize compatibility, while providing an enhanced waterfront view of Boca Ciega Bay from
Corey Avenue. The Existing CUP approved one structure with greater massing. In comparison,
the proposed CUP Site Plan reduces massing and creates an open corridor/plaza inviting the public
to enjoy the waterfront park and promenade. The layout and orientation of the buildings effectively
buffers adjacent properties from the activity occurring within the center of the Project. As
summarized by the matrix, the residential component requires consideration of visual impact and
privacy. Other compatibility factors are not applicable to the residential component. As previously
emphasized, the City’s land use and zoning pattern achieves a compatible condition by
transitioning density and building height. The two buildings are each 86 feet in height as measured
from the base flood elevation, and the architectural elements will positively contribute to the
ambience of downtown. The adjacent buildings to the south are a mix of tourist lodging and
residential units at one to two stories. Privacy will not be impacted given that the lower floors of
the nearest project building are devoted to parking and non-residential use. It is also important to
recognize that the waterfront to the south and west of the Property is already fully developed. The
Project does not block views of Boca Ciega Bay for those nearby waterfront properties. Non-
waterfront properties do not generally enjoy a waterfront view in this area. The proposed
residential use and building height will not negatively impact adjacent and nearby uses.

The above findings confirm the Project as a whole and each of its components are
compatible with adjacent and nearby uses. In addition, the Project reduces impact as compared to

the previously approved Existing CUP.

Conditional Use Requirements

In order for an application for a conditional use to be approved or approved with conditions, the
City Commission must make a positive finding with regard to each of the provisions below,
pursuant to Division 4 of the City’s Land Development (LDC). The applicant has the burden of
proof demonstrating that the application for the conditional use complies with each of the
requirements. Please explain in detail how your case meets these requirements (attach additional
sheets if necessary):

1. LDC Sec 4.4(a)(1) Whether the conditional use is consistent with the goals, objectives, and
policies of the Comprehensive Plan and any adopted special area plan.

As documented in the Consistency Evaluation, the Project is consistent with the permitted
uses, density and intensity standards applicable to the SPA-1 and TC-2 West District as
well as objectives and policies with mandatory language applicable to proposed
development. In addition, the Project supports the following policies that are generally
directed toward City actions:

12
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i.  The Project would rehabilitate and develop a vacant, non-residential portion of
the City in conformity with FLU Policy 1.4.1, which states: “The City shall,
through administration of the Land Development Code, encourage the
redevelopment or rehabilitation of existing non-residential areas and uses.”

ii. ~ Much like Policy 1.4.1, the Project is directly supported by FLU Policy 1.4.2,
which states: “The City shall, through administration of the Land Development
Code, encourage adaptive re-use or mixed-use redevelopment incentives of
commercial properties that are no longer financially-viable, where appropriate.”

iii. ~ FLU Policy 1.4.3 states: “The City shall, while emphasizing residential uses in
residential neighborhoods, encourage the creative redevelopment of non-viable
properties by allowing for a mixture of compatible residential and non-
residential uses within a single development site.” The Project proposed
redevelopment of a non-viable property with mixed residential and non-
residential uses.

iv.  The Project is a mixed-use project that is encouraged by DRD Objective 1.2,
which states: “Residential uses in the Downtown are encouraged only as part of
a mixed-use commercial project . ...”

v.  The Project proposes a park and public gathering space, as encouraged through
DRD Objective 1.5, which refers to “expanded [parks] and recreational
activities that serve residents and visitors shall be encouraged.”

vi.  Similarly, the Project provides a public gathering space directly along the Boca
Ciega Bay, supporting DRD Objective 1.6, which seeks expansion of “[p]public
waterfront access.”

vii.  The parking design promotes the Plan with a layout that is integrated into the
interior of the main buildings, hidden from public view, as encouraged by TC-
2 West District Policy 2.

2. LDC Sec 4.4(a)(2)a-d Whether the proposed use will be compatible with the character of
the existing area, including existing structures and structures under construction, existing
public facilities and public facilities under construction, and residential commercial
and/or service facilities available within the existing area. More specifically:

a. Whether the overall appearance and function of the area will be significantly
affected. consideration shall be given to the existence of other uses in the area,
based on the number, size, and location of the uses and the intensity and scale of

the proposed and existing uses in the area;

Upon completion, this Project will significantly enhance and improve the
appearance of the area. The scale and intensity of the proposed development is
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compatible with existing uses in the area, including non-residential and multifamily
adjacent to the Property and along Bay Street, which transition into single-family
homes. This development pattern can be seen in many other locations in the City,
where higher density multifamily is located along the water in areas that then
transition into single-family; for example Three Palms Pointe, Regency West,
Sunrise Condos, and Boca Sands. The City Hall building is the only existing public
facility in proximity to the Project and will be complemented by the revitalization
of the Property.

Whether the application will preserve any city, state, or federally designated
historic, scenic, archaeological, or cultural resources (check with Community
Development to determine historic resource status),;

N/A

Whether the application will be compatible with adjacent development, if any,
based on characteristics such as size, building style and scale, or whether such
incompatibilities are mitigated through such means as screening, landscaping,
setbacks, and other design features,

The proposed development is compatible with adjacent development. The City
effectively ensured consistency through the arrangement of future land use
categories and zoning districts. In particular, the SPA-1, TC-2 West District, and
TC-2 Zoning District specify development standards, including building heights,
setbacks in relation to building height, buffering, landscaping, and architectural
design standards to ensure compatibility with adjacent uses. The Project is
consistent with those standards. In addition, the Project reduces massing as
compared to the Existing CUP by incorporating two smaller scale buildings,
including separate towers on the south building, rather than one larger building with
greater massing. In addition, the Project features a smaller-scale retail building at
the entrance, screened podium parking, and appropriate building architecture to
meet the scale, massing, and setback requirements of the LDC, which further
ensures compatibility with the neighboring uses, including non-residential,
transient lodging, and multifamily, that transition to single-family uses farther
south. To the north, the Project will re-vitalize the entry into the City over the Corey
Causeway.

Whether the application will have significant adverse impacts on the livability and
usability of nearby land due to noise, dust, fumes, smoke, glare from lights, late-
night operations, odors, vehicular traffic, truck and other delivery trips, the
amount, location, and nature of any outside activities, potential for increased litter,
or privacy and safety issues,

The Project removes the existing request for outdoor music, and the commercial
uses are oriented toward the interior, so there will not be any impacts from noise
that are incompatible with uses in or around the Project. The uses proposed do not
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create any incompatibilities related to dust, fumes, smoke, or odors. Glare from
lights will be mitigated through the use of lighting fixtures that are shielded in
conformance with LDC Sec. 6.16. Any deliveries, outside activities, or nighttime
operations will be minimal, based on the uses requested, and must comply with
regular code requirements, which will ensure minimal impacts. Transportation
impacts are discussed in more detail below, but generally the use type, and reduced
nature of the request, presents minimal traffic impacts based on traffic generation
of multifamily uses. Finally, there is no reason to expect any significant adverse
impacts from litter, privacy, or safety based on the uses proposed.

3. Whether the transportation system is capable of adequately supporting the proposed use
in addition to the existing uses in the area. Evaluation factors include street capacity and
level of service, access to arterials, transit availability, on-street parking impacts, if any,
site access requirements, neighborhood impacts, and pedestrian safety (a traffic study may
be required),;

The traffic impact analysis indicates that the existing roadway network and nearby
intersections have adequate capacity to support not only existing traffic volumes, but also
have adequate capacity to support (i) proposed Project traffic and (ii) background growth.
The traffic impact analysis contains a detailed assessment of roadway capacity and level
of service, as well as an operational analysis of any impacted roadways, intersections,
and/or site access connections.

The traffic impact analysis reviewed both the Pinellas County Public Works Capital
Improvement Program and the FDOT District 7 Work Program for potential improvements
that are currently planned and funded for construction within the buildout timeframe in the
immediate vicinity of the Project site. No such improvements were identified at this time.

The Project’s primary access points are along the eastern terminus of Corey Avenue. Public
transit is already available near the site, along 75" Avenue and Gulf Boulevard, and the
Project proposes multiple sidewalk improvements internal to the Project and along Corey
Avenue and Corey Circle. These improvements will contribute to a pedestrian-friendly
design and mitigate neighborhood impacts related to transportation, as well as allow for
increased pedestrian safety. Moreover, the Project provides for two ride-share parking
spaces for pickup and delivery, and it provides for 7 outdoor bicycle parking spaces, which
will further lessen the impacts of automobile use.

4. Whether the minimum off-street parking area required and the amount of space needed for
the loading and unloading of trucks, if applicable, will be provided and will function
properly and safely (please provide current and proposed number of parking and loading
spaces);

The proposed Project includes three lots, however, as a singular CUP application, proposed
parking is evaluated as a whole between the three parcels. Please refer to the submitted
CUP Site Plan which includes required and proposed parking calculations. City code
requires 368 vehicle spaces and the Project is proposing 404 vehicular spaces contained
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within the parking garage of each structure. The Project is also proposing 4 transient boat
slips and 35 non-transient boat slips (the equivalent of 9 spaces), thus resulting in a total of
417 spaces pursuant to the City code. No off-street surface parking is proposed as part of
the Project.

The proposed 417 parking spaces exceed code requirements for the Project uses —
multifamily residential, transient accommodation, retail, restaurant, and boat slips (non-
live aboard). By code, the multifamily component of the Project requires 285 parking
spaces (1 space / bedroom per LDC Section 23.5). The Project is proposing 330 residential
spaces for the luxury condominiums, which corresponds to a 2.5 spaces / dwelling unit
ratio.

For additional consideration, please note per LDC Section 23.3 that the nonresidential
components of the proposed Project are entitled to count up to 10% of existing on-street
parking within 800 ft of the site towards onsite requirements. The Project is proposing a
total of 51 on-street spaces, including two ride-share spaces, as part of the proposed
improvements to Corey Avenue and Bay Street. This brings the total available on-street
parking within 800 ft of the proposed site to 107 spaces. The Site Data Table of the CUP
Site Plan does not count the allowable 10 spaces (10% of 107) towards the required parking
calculations.

For additional consideration regarding the proposed multifamily parking ratio, the
Applicant reviewed parking ratios of existing similar products (luxury condominiums)
within the City limits. Based upon publicly available data and aerial imagery, please see
the following parking ratios for existing luxury condominium projects within the City
limits:

o Three Palms Pointe: 199 units, 259 parking spaces = 1.3 space / unit
o Sea Mark: 105 units, 128 parking spaces = 1.2 space / unit

. Boca Shores: 191 units, 206 parking spaces = 1.1 space / unit

. San Seair: 150 units, 150 parking spaces = 1.0 space / unit

Compared to other existing products within the City limits, the Project exceeds typical
parking ratios found within the Coty limits for multifamily uses. Each proposed structure
will accommodate a dedicated loading space with dimensions in accordance with City LDC
Section 23.12(a), those being 12°W x 30’L x 14’H.

Whether generally, the public health, safety and welfare will be preserved, and any
reasonable conditions necessary for such preservation have been made;

For the reasons stated above, the health, safety and welfare of the public will be well
preserved and enhanced by the Project. The Project further ensures the public’s protection
by conformance with the policies and development standards of the Comp Plan, which
exist for the very purpose of protecting the public. The LDC development standards
including specifically the TC-2 Zoning District standards also implement the requirements
of the Comp Plan to further protect public health, safety and welfare. The Project is
consistent with the Comp Plan and LDC. Additionally, the Project will benefit the public
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by re-developing an abandoned area of the City, promoting economic development (a
primary purpose of the SPA-1 land use category), providing housing diversity (as
encouraged by FLUE Policies 2.1.1 and 2.4.2 and Housing Element Policy 1.1.3),
providing public access to the water’s edge through a re-imagine public park along the
water, and creating a vibrant commercial mixed-use development.

Whether the applicant has demonstrated the financial and technical capacity to complete
any improvements and mitigation necessitated by the development as proposed and has
made adequate legal provision to guarantee the provision of such improvements and
mitigation, and,

The Applicant is an affiliate of Kolter Group. Kolter Group is a leading private residential
developer in the southeastern portion of the United States. The group includes five
divisions: Kolter Homes, Kolter Urban, Kolter Land, Kolter Hospitality, and Kolter
Multifamily. Together they represent an investment of 100+ residential projects totaling
over 80,000 expected units. The financial strength is backed by $30b + of completed, in-
process and under contract residential projects.

Kolter Urban, which focuses on luxury condominiums, generally with waterfront, water-
view or urban infill locations, is seeking this CUP modification to develop luxury
condominiums. Kolter Urban has over 25 years of condominium experience, completing
22 projects with = 4,500 units delivered representing over $3b in realized value. Kolter
Urban has 16 projects in process that include ~ 1,900 units and an expected value of over
$5b. Examples include Saltaire in downtown St. Petersburg, Hyde Park House in Tampa,
and the Ritz-Carlton Residences in Sarasota, each of which represent a scale and scope
relatable to the Project.

While Kolter Urban seeks development of luxury condominiums, the Property was
purchased with the understanding that the Property is entitled with the Existing CUP, as
opposed to a purchase contract contingent on speculative entitlements. With a development
bench that includes Kolter Multifamily, the Applicant, as an affiliate of Kolter Group, has
the financial and technical capability to develop the Property for multifamily apartment or
condominium uses. The Kolter Urban Financial and Technical Capability Deck is attached
hereto as Exhibit “2.”

The proposed use complies with all additional standards imposed on it by the particular
provision of these regulations authorizing such use and by all other applicable
requirements of the regulations of the City of St. Pete Beach.

The Project complies with the Comp Plan and LDC; the only waiver requested is to LDC
Section 39.3(g), which requires “the first 20 feet of depth of the first floor of any
multifamily structure’s primary building frontage facing a street” to be “constructed as
commercial space.” The applicant requests a waiver from this requirement. The Project
includes a proposed retail building directly across the street from the two multifamily
structures. The proposed retail building is substantially larger than a 20’ liner, retail use,
thereby attracting higher quality merchants. The proposed retail building achieves the same
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purpose as liner buildings in providing opportunities for window shopping to enhance the
pedestrian experience while complying with current FEMA regulations.

Sec. 4.12 of the Land Development Code additionally requires conditional use applications within
the community redevelopment district to be evaluated upon the extent to which the applicant can
demonstrate that the following issues are addressed in a manner consistent with the policies
established in the community redevelopment plan for the district and that no unreasonable or
disproportionately negative impacts are imposed upon adjacent or nearby properties:

1. Utility infrastructure, including sanitary sewer, reclaimed water, potable water, electric
and natural gas services, and data transmission and telecommunication services.

The Project will include both water main and gravity sewer main extensions within the +
15-foot public alley which runs parallel to and in between Corey Avenue and 73" Avenue.
This was already coordinated and approved as part of the Existing CUP; thus, the utility
extensions sought for the Project do not materially differ from what is currently approved
for the Property.

As for electricity, the Applicant will coordinate directly with Duke Energy for electric
service. The existing utility lines will be undergrounded for the benefit of the public, and
service will be available within the immediately adjacent rights-of-way. Likewise, natural
gas services are available from immediately adjacent rights-of-way, as well as
telecommunications, including Frontier and Verizon.

The use of the RU Density Pool for the Project is also relevant to the issue of utility
infrastructure. The very purpose of the RU Density Pool is to protect the City from
overdevelopment and the overburdening of utility infrastructure. The size of the RU
Density Pool was based on infrastructure capability. The Project requests development
within the density limitations of the Plan and RU Density Pool, which works within the
confines of the CRD to allow development and protect from overburdening utility services.
Additionally, the Comprehensive Plan requires, under FLUE Policies 2.9.1, 2.9.6, and
5.1.2, that future development orders for the Project only progress if City staff finds that
the various level-of-service requirements are met. In summary, sufficient services are
available, and a final concurrency analysis for the Project will occur at the time of
construction plan approval. If for an unforeseen reason capacity is not available at the time
of vertical development, the LDC will act to protect the City by blocking development that
cannot demonstrate adequate levels of service concurrent with building permits.

2. Transportation infrastructure, including ingress and egress from public right-of-way,
traffic control devices and signalization, internal vehicle circulation of the site, design and
function of parking areas, loading and unloading areas, pedestrian transit infrastructure
and amenities, and public sidewalks and roadways.

The Project maintains and improves the existing right-of-way configuration of Corey
Avenue and Corey Circle, with the addition of a traffic circle at the eastern terminus of
Corey Avenue for improved circulation in and out of the Property. The Project includes an
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internal vehicle circulation network that connects the residential, retail and restaurant uses
and provides parking for each of the uses. Additionally, the Project proposes two full access
connections along Bay Street for loading/solid waste collection, but these latter accesses
will not be open for public or resident use.

Pedestrian transit in and around the Property is improved through the construction of a ten-
foot sidewalk circulating the interior of the site, as well as three new crosswalks at the
intersection of Corey Avenue and Bay Street to promote pedestrian connectivity between
the Project and Corey Avenue. Two crosswalks within the proposed east-end traffic circle
are also proposed.

Hydrological features and storm water management infrastructure.

In addition to local requirements, the Project will be engineered, permitted, and approved
by state and federal agencies for stormwater management, both of which exceed local code
requirements. It is important to note that the Project’s location, along the inter-coastal
waterway, is such that it will not have to burden the City’s stormwater system the way a
landlocked development would because the project can retain, treat, and discharge all
necessary stormwater without using City systems.

The Project is designed to retain and treat stormwater in underground vaults located on the
Property—within the footprints of the proposed structures—which will significantly
reduce any sheet flow from the Project. This treated stormwater will be discharged into the
Boca Ciega Bay via storm outfalls constructed through the proposed new seawalls, as was
approved within the Existing CUP.

The Boca Ciega Bay is considered a tidally influenced water body. Thus, water levels are
dictated by such conditions such as tides and storm surges, rather than volumes of
stormwater discharge to the water body. Since water levels into tidally influenced water
bodies are not impacted by stormwater discharge, stormwater attenuation should not pose
an issue to site development. Critically, while stormwater runoff was previously conveyed
to City systems from the Property, the Project will actually convey stormwater runoff away
from the City systems and out to the Boca Ciega Bay, resulting in improved drainage for
the immediately surrounding rights-of-way.

In sum, because of the Applicant’s compliance with the operative state and local
stormwater regulations, the Project will greatly improve the hydrological features and
stormwater management of both the Property and surrounding area.

Aesthetic and architectural features of the development, including site layout, physical
dimensions of structures such as height and massing, design and appearance of building
facades, exterior building materials, advertising and directional signage and the provision

and maintenance of Gulf and Bay views and vistas.

The Project’s design is a unified vision that creates a destination point at the eastern end of
Corey Avenue. The structures within the Project border Boca Ciega Bay, creating a
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dynamic public space in between. The open space will not only offer the opportunity for
community gatherings and events, but will also provide public access and connectivity to
the bay.

The buildings comply with all City Setbacks, Height, and Massing without exception and
have been shaped and articulated to maintain view corridors and vistas of Bay and
neighboring properties. The Architectural Aesthetic is an appropriate adaptation of
“Coastal Modern Architecture”. This Design approach allows for a clean and uncluttered
appearance that is not only compatible with neighboring structures but sets a soothing tone
for this important urban site within St. Pete Beach. The light coloration and use of extensive
glass enhance and reflect the unique waterfront environment of the site.

The CUP Site Plan has been designed to enhance and extend Corey Avenue all the way to
Boca Ciega Bay as a continuous public right-of-way with public parking, a public plaza
and a public park, including direct access easements to the Waterfront. These unifying
public design elements are in direct compliance with the City’s Corey Avenue Vision Plan.
Further, the retail spaces along Bay Street and Corey Avenue help to reinforce public
access features stipulated in the Vision Plan. These proposed public retail and restaurant
spaces and condominium access lobbies will enhance public access and involvement in the
Project. The buildings comply with all setbacks, height and massing without exception and
have been shaped and articulated to maintain view corridors and vistas of Bay and
neighboring properties. The architectural aesthetics are an appropriate adaptation of
“Coastal Modern Architecture.” This design approach allows for a clean and uncluttered
appearance that is not only compatible with neighboring structures but sets a soothing tone
for this important site within St. Pete Beach. The light coloration and use of extensive glass
enhance and reflect the unique waterfront environment of the site.

Site landscaping, open space provision and impervious surface limitations.

The Project meets the open space, landscaping, and impervious surface requirements set
forth in the LDC, as depicted and described in the Landscape Plan, and as reflected in the
Site Data Table found on the CUP Site Plan. While the existing condition of the site may
appear to include greenspace or other pervious surfaces, large portions of these areas
contain dirt or gravel that has been compacted over time, reducing the infiltration ability
of the surface while also not providing a conducive environment that will accept water as
true green space.

Beyond simply considering the areas within the confines of private property, the Project
proposes green space within the overall limits of the Property, both within private property
and within the adjacent public rights-of-way. The Project proposes a public park at the east
end of Corey Avenue, resulting in an overall increase in green space over the limits of the
entire development. Thus, the Project is expecting to increase overall green space at the
east at the east end of Corey Avenue and will meet or exceed green space requirements.
The construction of a public park and gathering area also closely aligns with the City’s
Vision Plan for the east end of Corey Avenue. The landscape design concepts provides for
shade, reinforcement and enhanced functionality of the amenity areas of the site.
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6. Operational and functional requirements of facilities, including hours of operation,
provision of required services or amenities, lighting requirements, noise abatement
requirements, residency limitations and facilities maintenance.

This application does not request any special operations or functions. No use, business, or
operation requests associated with the Project pose any operational issues requiring special
operation limitations, special services, lighting, or noise abatement for compatibility.

The proposed development will be consistent with normal hours of retail operations, and
the functional requirements, noise abatements, and facility maintenance needs of any
similar project of this scale.

7. Fire suppression and facility security.

The Project will comply with all fire code requirements and have a professional
management staff that will facilitate security. The building design as proposed conforms
with the current Florida Building Code and applicable NFPA requirements. As detailed
above, the Project will also construct a water main extension to the Property via an existing
public alley, which will provide sufficient fire suppression demand for the Project.
Moreover, the Applicant has enclosed within the request multiple fire access exhibits which
demonstrate both fire emergency vehicle circulation and fire access land compliance, in
addition to fire hose pull compliance around the proposed structures.

As to security, the Project proposes the use of Knox Box products at proposed gates onto
private property, which provides a level of site security while remaining compliant with
emergency access standards.

The proposed development will meet or exceed ALL Florida Building Code, Florida Fire
Prevention Code, and any applicable City of St. Pete Beach Fire Code, Ordinances and the
requirements of the local authority having jurisdiction. All buildings will be fully sprinkled
with appropriate fire and smoke alarms, controls, and access as deemed to comply with the
above requirements. Security and access control will be controlled by the residential and
non-residential tenants.

8. Emergency management and hurricane evacuation provisions.
The Project will follow and be subject to all local evacuation requirements. Since the
project will be elevated and built to current standards, the Project will be more resilient to
storms than many of the properties within the City such that the Project will not increase
the burden created by emergency management and recovery, but rather provide increased

resiliency.

9. For temporary lodging uses taller than 50 feet in height or a density greater than 30 units
per acre, the following additional issues shall be considered:
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a. The amount of separation provided between the proposed temporary lodging use
and any existing buildings on adjoining properties and resulting impact on sunlight
and views; and

The two proposed TLUs will be located within the northern building, which does
not adjoin any properties.

b. The proximity of any adjacent residential building to the Florida Coastal
Construction Control Line and the degree to which the proposed temporary lodging
use and/or any accessory use or structure maintains an open view of the waterfront

from neighboring properties.

The two proposed TLUs will not affect views from nearby properties.

In addition to the above criteria, Section 4.12(d) of the Code permits the City Commission to
consider a non-exhaustive number of public benefits in order to utilize the RU/TLU Density Pool.

The allocation of temporary lodging or residential units from a density pool established in the
Comprehensive Plan shall be by ordinance. In cases where a property is required to obtain a
conditional use permit to be awarded units from a density pool, evaluation shall be by the City
Commission on a case-by-case basis, with review of relevant criteria specified in this division and
Code generally. In addition to these criteria, the Commission may consider any proposal requiring
a conditional use permit to draw from a density pool on a merit basis to include, but not be limited
to, the provision of public benefits such as.....

The Project provides a substantial number of desired public benefits that justify the re-
allocation and reduction of units (24 reduced from 150 units) drawn from the RU Density
Pool as well as two TLUs to be drawn from the TLU Density Pool. First, the Project
provides a surplus of on-site parking alongside the existing rights-of-way. The Project is
proposing the construction of 51 on-street parking spaces, including two ride-share spaces,
located within the right-of-way, which are in addition to the demonstrated parking
compliance of the Project. 28 of these spaces are to be placed along Corey Avenue, 7 to be
placed along Bay Street, and 16 to be placed along Corey Circle. The rights-of-way will
provide a clean roadway section along Corey Avenue up to the Project’s proposed
roundabout at the proposed park, all of which will be designed to meet the current City’s
LDC.

As referenced above, the Project closely tracks the goals of the Vision Plan for this part of
the City. More specifically, the Vision Plan for the Corey Avenue District expresses a
desire for: additional on-street parking along Corey Avenue, encouraging pedestrian
activity along Corey Avenue, and integrating streetscape elements to improve use
experience. Beyond the above-referenced on-street parking spaces, the Project proposes
two ride-share spaces to further enhance multimodal options, and it proposes 10’ sidewalks
along both the north and south sides of Corey Avenue and Corey Circle, which either do
not currently exist or exist in a deteriorated condition. Proposed street trees will provide
shade and enhance visual interest as outlined in the Vision Plan.
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Next, the Project provides for a public park with increased access to the water. This public
access is further bolstered by the added on-street metered parking along Corey Avenue,
Corey Circle, and Bay Street, as well as through the provision of four public boat slips.
The Project also provides for a public art sculpture and other public art opportunities at the
main arrival area (plaza/roundabout) for the enjoyment of the residents and park users.
Moreover, as encouraged by the City, many aspects of Green Building and Wellness
Principles are incorporated into this development. Such features include: Low-E Coated
Glazing, High Efficiency Energy Star HVAC Equipment & Residential and Commercial
Appliances; Green Plaza Decks, Swimming Pools & Spas; and Fitness Rooms.

The visual aesthetic, environmental, and wellness considerations are further bolstered by
the Project going above and beyond the landscaping requirements of the LDC. The
landscape design provides that a minimum of 50% of the trees and palms, by both count
and square footage ground-coverage, will be Florida-Friendly (as defined by University of
Florida Plant Guide). At least 50% of the trees in required buffer areas are Florida natives
adapted for Local Zone 10b (except in Fire Lane conditions where this is not possible).
Landscaping has been generally grouped by water consumption habits to reduce the need
for excessive irrigation and utilizes drought-resistant tree species or low-volume controlled
drip systems as techniques to reduce volume or overall need for irrigation.

As part of the proposed development, the Applicant has agreed to pay for to construct, at
the Applicant’s expense, the City’s portion of the failing seawall (this benefit was not
included in the Existing CUP). In addition to all of the foregoing public benefits, the
Project will be a boom to the entire local economy by significantly increasing the
residential real estate tax base and revitalizing a deteriorated, vacant portion of the City.
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W™ D) =US
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PARKING SPACE
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a
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yd e > 25 3
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LL
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>-
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‘ @]
PROPOSED GATE WITH 'SUPRA/MAX DATE
| | RAPID ENTRY.-KEY LOCK BOX FOR
THE CLAY House  F'RE ACCESS. REFER TO HARDSCAPE 03/17/2025
| | ZONING: DCR PLAN FOR FENCE/GATE DETAILS. PROJECT NO.
FLU: DCR o .
GROUNDWATER / DEWATERING NOTE:
THE PRESENCE OF GROUNDWATER SHOULD BE ANTICIPATED ON THIS PROJECT. SHEET NUMBER
CONTRACTOR'S BID SHALL INCLUDE CONSIDERATION FOR THIS ISSUE. WHEN
’ s bel PERFORMING GRADING OPERATIONS DURING PERIODS OF WET WEATHER,
Know what's D€1OW. PROVIDE ADEQUATE DEWATERING, DRAINAGE AND GROUND WATER MANAGEMENT C300
Call before you dig. {_TO CONTROL MOISTURE OF SOLLS.
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24 x 36

1 2 3 4 5
PLANTING SCHEDULE
Sunday, August 17, 2025
QNTY KEY LATIN NAME COMMON NAME SPECIFICATIONS FFP NATIVE NOTES | FFP NATIVE|
TREES |
3 BB Bucida buceras Black Olive 12' ht. x 6' spr; 3" cal / full Yes No 3 0
0 BS Bursera sumaruba Gumbo Limbo 12' ht. x 6' spr; 3" cal / full Yes Yes 0 0
58 QVH Quercus virginana "High Rise" High Rise Oak 12" ht. x 6' spr; 3" cal / full Yes Yes 58 58
12 Qv Quercus virginana Live Oak 12' ht. x 6' spr; 3" cal / full Yes Yes 12 12
2 QVR  Quercus virginana Live Oak (Ranch Oak) 12' ht. x 6' spr; 3" cal / full Yes Yes 2 2
9 SM Swietenia mahogani Mahogany 12' ht. x 6' spr; 3" cal / full No Yes 0 9
PALMS equals 1 canopy tree if 12' CT
79 CNX  Cocos nucifera "Green Malayan" Green Malayan Coconut Palm 12' CT; full; straight trunk Yes No 79 0
0 BNX Bismarkia nobilis Bismark Palm 12' CT; full Yes No 0 0
12 CMX Caroyta mitis Fishtail Palm 12" OA; full; sun-grown Yes No 12 0
27 PMX Ptycosperma macarthurii Macarthur Palm 12' CT; full; triple Yes No 27 0
20 SPX Sabal palmetto Sabal Palm 12' CT; full; straight trunk Yes Yes 20 20
10 PDX Phoenix dactylifera "Medjool" Medjool Palm 12' CT, diamond cut; match; Florida Fancy Yes No 10 0
46 ROX Roystonea elata Royal Palm 12 GW; straight trunk Yes Yes 46 46
25 WBX  Woodlei bifurcata Foxtail Palm 12' CT; full Yes No 25 0 C O R EY
FLOWERING TREES |
6 DR Delonix regia Royal Poinciana 12' ht. x 6' spr; 3" cal / full Yes No 6 0 LA N D | N G
6 JM Jacaranda mimosifolia Jacaranda 12' ht. x 6' spr; 3" cal / full No No 0 0
0 TC Tabebuia caribea Yellow Trumpet Flower 12' ht. x 6' spr; 3" cal / full Yes Yes 0 0
ACCENTS | S-I- P -|- B h
9 CHX Chamerops humilis European Fan Palm 8' OA; 5-stem:; full; 2" cal Yes No 9 0 ° e e e O C
5 JAT Jatropha hostata Jatropha 8' OA; full’; single-trunk; well-branched; 2" ca Yes No 5 0 .
0 LAG Lagerstromea indaca "Watermelon Red" Red Crepe Myrtle 8' OA; full'; multi-trunk Yes No 0 0 F | O rl d O
4 LIG Ligustrum japonicum Ligustrum Tree 8' OA; full; 2" cal No No 0 0
5 LTX Bismarkia nobilis Bismark Palm 8' OA; full; 2" cal Yes No 5 0
|SHRUBS |
668 BBK  Bougainvillea 'Barbara Karst' Barbara Karst Bougainiillea 3 Gal; 24" ht x 16" spr; full /24" OC Yes No 668 0 OWNER:
151 BGP Bougainvillea glabra Dwarf Purple Gougainvillea 3 Gal; 24" ht x 16" spr; full /24" OC Yes No 151 0
1313 CAR Neomarica caerulea 'Giant Apostle' Giant Apostle Iris 3 Gal; 24" ht x 16" spr; full /24" OC No No 0 0 KT COREY AVE LLC
637 CHR Chrysobalanus icaco ‘Red Tip’ Cocoplum 3 Gal; 30" ht x 18" spr; full / 36"0C Yes Yes 637 637
1574 CLU  Clusia guttifera Clusia 3 Gal; 30" ht x 18" spr; full / 36"OC Yes No 1574 0 ARCHITECT:
1334 FICg Ficus "Green Island" Green Island Ficus 3 Gal., 24" ht x 24" spr/ 18" OC No Yes 0 1334 .
1245 MUL Muhlenbergia capillaris Muhly Grass 3 Gal., 24" ht x 18" spr/ 30" OC Yes Yes 1245 1245 GROH Archifecture
945 PEN Pennisetum setaceum nana Dwarf Pennisetum 3 Gal., 24" ht x 18" spr/ 30" OC No Yes 0 945
696 PLU Plumbago zeylanica Wild Plumbago 3 Gal., 24" ht x 18" spr/ 30" OC Yes Yes 696 696 CIVIL:
0 POD Podocarpus macrophylla Podocarpus 25 Gal; 7-8' OA; full / 36" OC Yes No 0 0 Kimley—Horn
2085 RAP Rapheolepsis indica nana Dwarf India Hawthorne 3 Gal., 24" ht x 18" spr/ 24" OC Yes Yes 2085 2085
685 SCH Scheffelra arboricola Dwarf Scheffelera 3 Gal., 30" ht x 18" spr/ 36" OC No No 0 0
1129 TAB  Tabernamontana divericata Cape Jasmine 3 Gal., 24" ht x 24" spr/ 42" OC Yes No 1129 0 LEGAL
30 TRD Tripsachum floridana nana Dwarf Fakahatchee Grass 3 <ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>