TOWN OF LAKE PARK
PLANNING & ZONING BOARD
MEETING AGENDA
APRIL 4, 2016
7:00 p.m.

535 PARK AVENUE
LAKE PARK, FLORIDA

PLEASE TAKE NOTICE AND BE ADVISED: If any interested person desires to appeal any
decision of the Planning & Zoning Board with respect to any matter considered at the Meeting,
such interested person will need a record of the proceedings, and for such purpose, may need to
ensure that a verbatim record of the proceedings is made, which record includes the testimony
and evidence upon which the appeal is to be based. Persons with disabilities requiring
accommodations _in order to participate in the Meeting should contact the Town Clerk’s Office
by calling (561) 881-3311 at least 48 hours in advance to request accommodations.

CALL TO ORDER
PLEDGE OF ALLEGIANCE

ROLL CALL

Judith Thomas, Chair

Martin Schneider, Vice-Chair
Michele Dubois, Regular Member
Vacant, Regular Member

Vacant, Regular Member

Vacant, Regular Member

Vacant, Alternate Member
Vacant, Alternate Member

OO0 o0oDoOooOoooao

APPROVAL OF AGENDA
APPROVAL OF MINUTES
e Planning & Zoning Board Meeting Minutes of February 1, 2016
PUBLIC COMMENTS
Any person wishing to speak on an agenda item is asked to complete a Public Comment Card

located in the rear of the Commission Chambers, and provide it to the Recording Secretary.
Cards must be submitted before the agenda item is discussed.



ORDER OF BUSINESS

The normal order of business for Hearings on agenda items is as follows:

Staff presentation

Applicant presentation (when applicable)

Board Member questions of Staft and Applicant
Public Comments — 3 minute limit per speaker
Rebuttal or closing arguments for quasi-judicial items
Motion on floor

Vote of Board

NEW BUSINESS
A. A SPECIAL EXCEPTION USE APPLICATION FOR A SUBSTANCE ABUSE

TREATMENT FACILITY TO BE LOCATED AT 143 SILVER BEACH ROAD
IN THE R-2 RESIDENCE DISTRICT. APPLICANT: NZ CONSULTANTS, INC.

COMMUNITY DEVELOPMENT DIRECTOR COMMENTS

ADJOURNMENT

THE NEXT REGULARLY SCHEDULED PLANNING & ZONING BOARD MEETING
IS MONDAY, MAY 2, 2016 AT 7:00 P.M.



WRMNEFT

TOWN OF LAKE PARK
PLANNING & ZONING BOARD
MEETING MINUTES
FEBRUARY 1, 2016

CALL TO ORDER

The Planning & Zoning Board Meeting was called to order by Chair Judith Thomas at 7:00 p.m.

PLEDGE OF ALLEGIANCE

ROLL CALL

Judith Thomas, Chair Present
Martin Schneider, Vice-Chair Present
Michele Dubois Excused
Anne Lynch, Alternate Present

Also in attendance were Thomas J. Baird, Town Attorney; Nadia DiTommaso, Community
Development Director; Scott Schultz, Town Planner, and Kimberly Rowley, Board Secretary.

APPROVAL OF AGENDA

Chair Thomas requested a motion for the approval of the Agenda as submitted. Board Member
Lynch made the motion for approval, and it was seconded by Vice-Chair Schneider. The vote was
as follows:

Nay

Martin Schneider
Judith Thomas
Anne Lynch

S5 [ 5 12
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The Motion carried 3-0, and the Agenda was approved as amended.
APPROVAL OF MINUTES

Chair Thomas requested a motion for approval of the January 4, 2016, Planning & Zoning Board
Meeting Minutes as submitted. Board Member Lynch made a motion for approval, and it was
seconded by Vice-Chair Schneider. The vote was as follows:



Aye Nay
Martin Schneider X
Judith Thomas X
Anne Lynch X

The Motion carried 3-0, and the Minutes of the January 4, 2016, Planning & Zoning Board
Meeting were approved as submitted.

PUBLIC COMMENTS

Chair Thomas reviewed the Public Comments procedure.
ORDER OF BUSINESS

Chair Thomas outlined the Order of Business.

NEW BUSINESS

A) ASPECIAL EXCEPTION APPLICATION FOR THE SPECIAL EXCEPTION USE
OF A LAUNDROMAT TO BE LOCATED AT 1440 10™ STREET IN THE C-2
BUSINESS DISTRICT. APPLICANT: HAROON SULAIMAN

STAFF PRESENTATION

The Town Planner, Scott Schultz, addressed the Board and explained this is a Special Exception
Use Application for a laundromat at 1440 10" Street, which is owned by WOJIO Corporation. The
site is located in the C-2 Business District and the FLUM Land Use Category is commercial. Mr.
Schultz stated the building at the site is 4,054 square feet and is currently utilized as a restaurant.
The Applicant is requesting to open a laundromat at the site and will renovate the interior by
removing all restaurant related equipment and build out the interior space as indicated in Figure 7
of the Staff Report. Exterior site improvements will consist of painting, pressure cleaning,
landscaping, removal of non-conforming signage and screening of any rooftop mechanical
equipment which may be visible from any right-of-way.

Mr. Schultz stated in regard to the six (6) Criteria required for the granting of a Special Exception,
Staff finds the following:

Criteria 1: The proposed Special Exception Use is consistent with the Comprehensive Plan since
it will facilitate economic development and will provide renovations and associated site
improvements to an existing developed site. FINDING: CRITERIA MET

Criteria 2: Staff finds that this Application for a Special Exception Use is consistent with Land
Development and Zoning Regulations of Criteria 2, with the implementation of the following
requirements pursuant to the Site Plan SP1:

1. The Applicant will restripe the front and rear parking lots and drive aisles;
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2. Remove the non-conforming pole and roof signs;

3. Add foundation plantings;

4. Screen any rooftop mechanical equipment visible from any street or adjoining property
FINDING.: CRITERIA MET

Criteria 3: Staff finds that the proposed Special Exception Use is compatible with the character
and use of the surrounding properties. FINDING: CRITERIA MET

Criteria 4: The proposed Special Exception Use will not create a concentration or proliferation
of the same or similar type of Special Exception Use that is detrimental to the development or
redevelopment of the area where it is being proposed, since there is only one existing laundromat
located along 10" Street, approximately 700" south of the proposed Special Exception Use.
FINDING: CRITERIA MET

Criteria 5: Staff finds that the proposed Special Exception Use will not have a detrimental impact
on surrounding properties based on the number of persons using, residing or working on the
property; the degree of noise, odor or visual nuisance; or the effect on the amount and flow of
traffic generated by the use.

> The Applicant will screen all rooftop mechanical equipment visible from the street or
adjoining property per site plan SP-1.
FINDING: CRITERIA MET

Criteria 6:

(a) The proposed Special Exception Use will not reduce light or air to adjacent properties;

(b) Affect property values in the surrounding area,

(c) Be a deterrent to the improvement, development or redevelopment of surrounding properties,
or

(d) Have an impact on natural systems or public facilities

FINDING: CRITERIA MET

STAFF RECOMMENDATION

Mr. Schultz concluded that Staff finds that the Application for a Special Exception Use meets each
of the six Criteria required for the granting of a Special Exception Use and recommends approval
with the following Condition:

1. The Applicant must redevelop the site in accordance with the Site Plan SP-1 submilted
on 1/19/16 by Mr. Sulaiman.

Mr. Schultz stated that the Applicant is present.



BOARD DISCUSSION

Mr. Haroon Sulaiman approached the Board and responded to the questions/comments, as follows:

Vice-Chair Schneider questioned the type of signage to which Mr. Sulaiman responded for now
there will be signage on the building and possibly a monument sign in the future. Vice-Chair
Schneider suggested that a bench, bike rack and trash receptacle be placed in front of the
laundromat for those people arriving by means other than by automobile.

Board Member Lynch questioned the number of employees to which Mr. Sulaiman responded that
initially there will be two (2) employees, and eventually between three (3) to seven (7) employees.

Chair Thomas asked Mr. Sulaiman how many other facilities he has in the area, to which he replied
he has 10 laundromats between Broward and Palm Beach Counties. Chair Thomas asked how
long the renovations of the building will take, to which he responded 90 days, depending on the
permitting process. Chair Thomas asked if the size of the proposed laundromat is comparable to
his other facilities, to which he responded that this is actually slightly smaller, and will
accommodate 40+ machines. Chair Thomas asked if the proposed parking will meet the needs of
patrons, to which he responded yes. There was brief discussion regarding carts and cart storage.
Mr. Sulaiman stated there will be both coin and card operated machines in the laundromat.

PLANNING & ZONING BOARD RECOMMENDATION

Upon conclusion of the discussion, Chair Thomas asked for a motion from the Board. Vice-Chair
Schneider made a motion for approval with Staff’s recommended Condition, as well as the
Condition that the Applicant will work with Staff for the placement of benches, a bike rack and a
trash receptacle in front of the laundromat, if space allows. The motion was seconded by Board
Member Lynch, and the vote was as follows:

Aye Nay
Martin Schneider X
Judith Thomas X
Anne Lynch X

The vote was 3-0, and the Special Exception Use was unanimously approved with the Conditions.

B) A SITE PLAN APPLICATION FOR A PROPOSED 125-FOOT STEALTH “YARD
ARM” TELECOMMICATIONS TOWER AT THE LAKE PARK HARBOR
MARINA. (CONTINUED FROM THE JANUARY 4, 2016, PLANNING &
ZONING BOARD MEETING) APPLICANT: RG TOWERS, LLC.



STAFF PRESENTATION

Nadia DiTommaso, Community Development Director, addressed the Board and explained this
item has been continued from the January 4, 2016, Planning & Zoning Board Meeting, during
which both Staff and the Applicant provided detailed presentations to the Board. The item was
continued on a vote of 4-0, with the following information being requested by the Applicant:

(1) Additional view sheds of the proposed tower looking from the surrounding residential
structures, with a distance measurement in feet and the actual heights of the surrounding
buildings, with before and after images included. Namely, the 301 Lake Shore Drive
building; 220 Lake Shore Drive building; and 302 Lake Shore Drive building.  The
Applicant responded and provided ground floor before and afier images. There is concern
with the image looking from the 301 Lake Shore Drive building, as the angle of the picture
places the tower directly behind a tree and does not adequately capture the majority view
shed from the building. The Applicant has been notified of the concern and is prepared to
respond this evening.

(2) Collocation efforts. Documented outreach efforts and analysis for all the towers located
within the 1-1.5 mile range from the proposed location, as well as all surrounding
residential structures, and the reason as to why a collocation is not feasible. The Applicant s
Engineer submitted a revised Competitive Analysis and is present this evening to elaborate
on the analysis, all of which explains that there is not a suitable existing tower within the
[-1.5+ mile range that would accommodate a collocation. Additional explanations
identifying why collocation on the neighboring residential structures has not been provided
in writing, other than the previous 401 Lake Shore Drive building Association, however,
the Applicant is prepared to explain additional outreach efforis to the Board this evening.

(3) Written responses to the Conditions of Approval and justifications as to why the Applicant
is unwilling and unable to meet those Conditions proposed by Staff. The Applicant
provided written responses to the Conditions of Approval. The Condition related to the
additional landscaping has been eliminated since the Applicant revised the plans to include
Gumbo Limbo trees per the Board’s request. The Applicant has also provided a proposed
Phase 2 location for future collocators, as requested, which would require approval in the
future. While the Applicant agrees to certain Conditions of Approval, the Applicant does
not agree to Condition No. 2: Additional insurance limits per the Town's insurance
carrier’s recommendation; Condition No 3: Incorporation of decorative fence details even
if these decorative features are included along the top of the fence (with the understanding
that the landscaping will screen the area), and Condition No 4. Incorporating the required
screening component of the equipment area within the approved leased area. Condition
No. 7 was also added pursuant to the Marina Director’s comments, if in fact the tower
receives a recommendation of approval. Ms. DiTommaso stated Staff is requesting the
Board to strongly consider all of the proposed Conditions of Approval if a recommendation
of approval is rendered.



(4) Written statement that the Applicant would be willing to take down the flags at night; or
compensate the Town for the needed manpower for doing so; if in fact flags are
incorporated and the flags require lighting.  The Applicant agrees io either scenario
depending on the desire of the P&Z Board and the Town Commission. A final Condition
will be written once a decision is made.

Ms. DiTommaso stated the Marina Director is present to explain his design recommendations.
Johnathan Luscomb, Marina Director, addressed the Board and stated that upon their review of the
design rendering of the proposed antenna, they considered what might be more fitting and
complementary for the Marina and which could also be seen from the Waterway. Mr. Luscomb
stated they are hoping for something that is more to scale and looks more like a ship’s mast, rather
than an out of proportion nautical themed antenna. Example photos were shown to the Board of
several flagpole options in various locations, including the New York Yacht Club. (photos
attached)

STAFF RECOMMENDATION

Ms. DiTommaso stated Staff’s recommendation is similar to previous recommendation - according
to Town Code Section 74-64(d), any denial of a tower application must be supported by substantial
evidence and a written record of this evidence. This report lists the application requirements and
certain review criteria that are relevant to the Town’s Telecommunications Code and that have
been met by the Applicant, however, it also discusses some additional site plan review criteria that
are common in other municipal codes and that can be considered for discussion by the Board,
particularly the compatibility, which at this point is a gray area given the stealth design which is
favored in the Code and the opportunity to include flags. There have been very recent internal
discussions regarding the placement of the tower where the existing 60 flag pole is located,
however, Staff reviewed this Application pursuant to the location provided for in the Lease Option
Agreement.

Ms. DiTommaso stated that while Staffis unable to render a recommendation of approval or denial
at this time, should a recommendation of approval be given by the Board, Staft does recommend
certain Conditions of Approval similar to the previous P&Z Meeting, and as discussed earlier this
evening. Ifthe Applicant is unwilling to accept these Conditions, Staff would recommend denial.

APPLICANT PRESENTATION

Mr. Josh Long, Land Use Planner for Gunster Law Firm, addressed and thanked the P&Z Board.
He informed the Board that Scott Richards and Holley Valdez of RG Towers, and Patrick Keane,
T-Mobile Radio Frequency Engineer, are also in attendance this evening. Mr. Long stated they are
once again present to request site plan approval for a 125 stealth tower at the Lake Park Marina.
Mr. Long stated that since an in-depth presentation was provided at the last P&Z Meeting, that he
will skip over some of the presentation. He explained the Application complies with the
Comprehensive Plan and the Zoning Regulations of the Town and they are here to discuss site plan
related issues since there is an approved Lease with the Town which deals with the exact location
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of the tower. (Mr. Long provided a Power Point presentation which is attached and made a part
of these minutes.) Mr. Long stated the landscape plan has been amended to include coco plums,
taller gumbo limbos and silver buttonwoods. Mr. Long mentioned that compatibility was a
previous concern of the Board, and that each area is looked at uniquely for compatibility. He
stated the Marina is unique in that there are dozens of sailboats at the docks with various very tall
mast heights, and so clearly there is compatibility with this area with the tower height. Mr. Long
stated the site plan was amended to show the location for Phase 2. Mr. Long stated they don’t fee!
the need to comply with the request by the Town for decorative material on top of the fence because
the gumbo limbo trees will easily grow to 8" and hide the decorative material.

Mr. Long discussed visual analysis of the site which was requested by the Board at the previous
meeting. He stated they walked the site and conducted additional visual analysis from several
properties and included a map giving the exact distances between buildings and the mast, and
showed visuals of various locations to the Board. He pointed out that there are several mature
palm trees in the area.

Mr. Long stated that additional information was requested regarding needs analysis at the previous
meeting and showed a PDF providing specific engineering data requirements that go into
determining why the location is needed and has been needed for quite some time. Mr. Long’s
presentation showed visuals of other existing towers in the areas, as well as a visual of the proposed
Lake Park Marina cell tower and the distances to adjacent residential structures. Mr. Long
explained that when the Code doesn’t have specific regulations to go by, then they look to planning
principals and the establishment of development patterns in the Town. In looking at development
patterns in the Town and other towers which have been approved by the Town, he pointed out that
the tower located outside of Town Hall is located within 210° and 264 of residential structures,
which exceeds the average of what they are currently proposing. Mr. Long stated that the Town
recently reentered into a new a 30-year lease with this tower and they are basing their application
on this for similarity and compatibility.

Mr. Long addressed the Code requirement that they reach out in an attempt to collocate. He stated
that prior to 2008 they had a lease with the 501 Lake Shore Drive building, and T-Mobile tried to
pursue an Application with them but it failed due to several issues and concerns from Staff. It was
at the time when they were trying to get the Application approved, that the Town suggested they
look at the Lake Park Marina as a potential location for the tower, which stated the process. During
that process, they looked again to the 401 Lake Shore Drive building and were turned down. Mr,
Long stated they have diligently attempted to look at other locations within a very specific area
and then moved forward with the Town and obtained a Lease Agreement at the Marina.

Mr. Long reviewed their responses to Staff Conditions, as follows:

1. Provide all Plans as presented. Acknowledged

2. Insurance Liability Limits. Insurance will be provided according to Section 11 of the
Lease approved by the Town Commission. RG Towers is present to go into the details of
the insurance.

Provide a Rendering identifying future ground space needs. Phase 2 is now shown.

4, Landscaping. Landscaping has been revised.
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Modification of fence detail. Requesting the decorative features not to be included.

6. Maintenance of irrigation meters. They are moving forward with the Exhibit to the Lease,
which clearly showed the location of the landscaping outside of the lease area which is
what the Town approved. I[rrigation plans have been provided for hooking up to the Town’s
irrigation system or connecting to Seacoast.

7. Letter of Credit. A Bond of 110% will be provided.

A Photometric Plan will be provided, if flags are chosen. Acknowledged.

9. Cost Recovery. The Applicant will comply with the Town’s Cost Recovery Regulations

as outlined in the Town Code.

®

Mr. Long briefly mentioned the potential revenue stream for the Town and the ability to locate
additional carriers in the future at this facility. Mr. Long requested approval of the Site Plan
Application which will allow them to move forward to the Town Council. Vice-Chair Schneider
questioned Mr. Long as to what were the problems getting an approval for a lease with 501 Lake
Shore Drive in 2008, specifically with Staff. Mr. Long stated to his knowledge there were
difficulties/issues with both Staff and the 501 Lake Shore building at that time and therefore the
issue fell apart. Mr. Long stated the Staff person referred to at that time was Maria Davis.

Patrick Keane, T-Mobile Radio Frequency Engineer, addressed the Board and stated he will be
discussing network planning and engineering for the proposed tower location. He stated that he
works with a team of engineers who do this type of planning from Indian River County down to
Key West and all of South Florida area, including the west coast of Florida. T-Mobile currently
has over a thousand facilities that broadcast cell phone signals and they are actively pursuing
dozens more, so this is an on-going development as the needs arise. Mr. Keane showed a Power
Point presentation (attached to these Minutes) and discussed the need for coverage in the area. He
provided and explained visuals of propagation plots, network density and site spacing, drive test
data; E911 call data; customer complaints; ineffective call attempts; percentage of calls made in
poor signal arcas; dropped call data; morphologies of Lake Park and surrounding areas and the
currently network layout.

Mr. Keane stated the appropriate distance between towers is 1.25 -1.50 miles for this part of the
network and placing a tower at the Lake Park Marina is ideal site spacing and would greatly impact
the performance of the network and benefit the surrounding neighborhoods. Mr. Keane stated the
placement of a tower in Lake Park would solve the network problems that are currently being
experienced in this area.

PUBLIC COMMENTS

Crag Korbal — 301 Lake Shore Drive resident

In opposition to the Tower. Provided photo of view from balcony; tower is a nuisance; equipment
on ground is totally visible; square footage of additional ground area required; industrial equipment
in a residential area and the screening is not appropriate for residents looking from above; 8” fence
will be ineffective; the tower will be directly in line with the windows of the residents



Curtis Lyman & Lanae Barnes — 301 Lake Shore Drive residents

In opposition of tower. Asked the Board to deny the Application because it is a violation of Town
Code Section 10-33 — the tower will be a nuisance; the tower will be unlawful; depreciate property
value; health concerns; danger during an electrical storm; will interfere with the quality of life of
the residents in the Marina.

Joanne Robins - 301 Lake Shore Drive resident

In opposition to tower. Singer [sland will not allow the tower; property values will be diminished;
other options for revenue source should be explored; the tower will affect the quality of life and
infrastructure; the cell tower will prevent the success of future community development; cell tower
radiation concern; the tower defies the Interlocal Agreement with Palm Beach County; requested
the Town table the decision until the Town can draft a comprehensive wireless facility Ordinance
with regulations including public right-of-way and a decommission plan.

Joseph Wexler — 1601 Flagler Boulevard

In favor of tower. The Town very much needs the revenue source; one additional mast will not
make a difference and will not stop the development of the area. The tower would not be a hazard
and will not block traftic.

Richard Harvey — 301 Lake Shore Drive resident
In opposition to the tower. Concerned about the radiation/microwaves outside the windows of the
building.

Margaret Robb — 301 Lake Shore Drive resident
In opposition to the tower. Cell towers will probably be eliminated within 5 years which is a factor
which should be kept in mind.

Dianne Bernhardt — 301 Lake Shore Drive resident

In opposition to the tower. Marina development to encourage public use — the tower is
contradictory to the Interlocal Agreement; current cell phone coverage is adequate; the tower will
decline property values; the tower will be abandoned in a few years; property values and taxes will
be down; urged the P&Z Board to vote against.

Diane Anderson — 301 Lake Shore Drive resident
In opposition of tower. Tower should not be placed on prime waterfront property; the landscaping
will be affected by poor drainage; the tower will not be screened and will be an obstruction.

Jim Lloyd — 220 Lake Shore Drive resident

In opposition of tower. Former Chair of Marina Advisory Board; the tower is large, obtrusive and
should not be a part of the Marina; asked the Board to make the right decision and not base the
decision on revenue.

Susan Lloyd — 220 Lake Shore Drive resident

In opposition of the tower. Understands the need for a tower but it should be located in an
industrial area; should not be approved because of the need for revenue; improper land use; the
tower will cause a real estate value drop.



Michael DeSouza — 301 Lake Shore Drive resident
In opposition of the tower; No one in his condo is in favor of the tower; asked the Board to vote
against the tower.

Renee Ronnie — 301 Lake Shore Drive resident
In opposition of the tower; the tower is a personal safety hazard; the tower will cause
electrical/lightning dangers; inappropriate location at the Marina; increased hazard to boaters.

Michael S. Tomas — 301 Lake Shore Drive resident

In opposition of the tower; Has a 100-signature petition asking to vote no; referenced Survey by
National Institute for Science, Law and Public Policy indicating that nearby cell towers affect
property desirability; Economics 101: the tower will affect the property values; will affect future
development by investors.

Bob Shelton — 501 Lake Shore Drive resident

In opposition of the tower; Stated he is the Board President for 501 Lake Shore Drive and that the
Planning Board disapproved the cell tower at 501 Lake Shore Drive, not the building residents.
Chair Thomas clarified that the Planning & Zoning Board did not hear the matter of a cell tower
at 501 Lake Shore Drive.

Bob Socolosky — 301 Lake Shore Drive resident
In opposition of the tower; Please seek an additional location and don’t destroy the jewel of Lake
Park.

Susan Ray — 301 Lake Shore Drive resident

In opposition of the tower; the proposed tower is not within a safe distance of the buildings; do we
really need any more stealth towers in the area; RG Towers currently has another tower in the
Marina; the tower will cause dangerous health effects; Ask the Board if someone proposed to put
a cell tower in your backyard would you approve it?

(Gina Buntz - 301 Lake Shore Drive resident

In opposition of the tower; quoted residents from 302 Lake Shore Drive regarding health issues
and medical devices; interference of electromagnetic ficld for devices such as pacemakers, etc. the
tower will affect property values; submitted an article by DeKalb County regarding cell towers
and property values.

Gary Venable — 301 Lake Shore Drive resident
In opposition of the tower; Property values will go down and there will be a net loss to the Town
due to property value decline.

Clifford Watkins — 301 Lake Shore Drive resident
In opposition of the tower; The Town needs to be more thoughtful about the location.
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Cliff Roberts — 302 Lake Shore Drive resident
In opposition of the tower; the visuals provided were only from eye level — not from the upper
levels; what is the Fire Marshall’s opinion with the lighting concerns.

Cynthia Russell — 302 Lake Shore Drive resident
In opposition of the tower; the tower will cause long-term health consequences; please consider
another location; the tower is not the same as the mast of a boat.

Claudia Wendell — 301 Lake Shore Drive resident

In opposition of the tower; did not receive certified mail notification of previous meetings; the
tower will cause a 20% property value decrease of building resulting in a decrease in revenue to
the Town,; lightning dangers; residents picketed at the recent Sunset Celebration and 79 signatures
were obtained on a petition; is hoping for a positive outcome.

Mark Bresnahan — 301 Lake Shore Drive resident

In opposition of the tower; would not have purchased his condo had the cell tower been at the
Marina; tower will cause a reduction in property value; will RG Towers purchase his property at
the current market value?

BOARD DISCUSSION

Vice-Chair Schneider asked Josh Long to clarify if the referenced revenue stream of $3-$4 million
is for the duration of the 30-year lease period. Mr. Long verified the revenue is for the duration of
~ the lease with the collocater. Vice-Chair Schneider asked that the concerns of residents regarding
lightning strikes be addressed. Scott Richards, RG Towers, addressed the Board and stated there
are lightning rods on the tower, and the tower itself is actually a lightning rod. Mr. Richards
pointed out that the masts on the boats also attract lightning. Mr. Richards verified the equipment
will be also be protected from lightning.

Chair Thomas asked Mr. Richards if there is an existing cell tower at the Marina, as mentioned by
a resident during the Public Comments. Mr. Richards responded that was news to him and there is
currently no other cell tower at the Marina.

In response to concerns mentioned during Public Comments, Board Member Lynch asked if the
tower will be obsolete in a few years. Mr. Richards of RG Towers responded that he has been in
this business for 25 and they plan on being around for many years.

Chair Thomas asked the size of the base of the stealth tower. Mr. Richards responded it will be
approximately 3’- 4’ wide. Chair Thomas questioned the necessary height in order to get
coverage. Patrick Tien, T-Mobile Engineer stated the preferred height is 100° — 125 and stated
anything lower would be a compromise. Chair Thomas asked the T-Mobile Radio Frequency
Engineer where the proposed towers will be located in Rivera Beach. Mr. Keane responded that
one tower will be located at the police station and the other at the FPL facility. Chair Thomas
asked if the former Winn-Dixie location on Federal Highway might be considered as a possible
location for the tower. Mr. Richards stated that the suggested Winn-Dixie location in Riviera
Beach would not meet the height requirements. Chair Thomas asked the construction timeline, to
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which Mr. Richards responded the construction time would be 3-4 weeks after the building permit
is issued.

PLANNING & ZONING BOARD RECOMMENDATION

Upon conclusion of the Board discussion, Chair Thomas asked for amotion. Vice-Chair Schneider
stated he is not able to support the tower and therefore the motion is for denial of the application,
because in his professional opinion as a Planner, it is not consistent with Town’s Goal Statement
3.4.1 of the Future Land Use Element of the Comprehensive Plan which states the Town should
ensure that the historic small town character of Lake Park is maintained while fostering
development and redevelopment that is compatible with and improves existing neighborhoods and
commercial areas; and also Policy 5.1 which states that the Town shall protect, preserve, maintain
and improve its core residential neighborhoods and historic resources and protect these areas from
physical degradation and the intrusion of incompatible uses. Vice-Chair continued that based on
citizen testimony this evening and at the previous P&Z Meeting, the tower does not meet Town
Code Section 74-65(6)(e), Aesthetics, as it does not blend into the natural setting and surrounding
buildings; although considered a stealth tower, the proposed tower is too wide at the base and too
tall to blend in to the low scale Marina and the surrounding residential neighborhood. The scale
does not allow the stealth tower to realistically hide amongst the sailboat masts or a flag pole.
When the Lease Agreement was approved, the item did not go through the strict notice requirement
- that a site plan is required to go through, and therefore the public did not go come out at that time
as strongly as now, and the Town Commission did not foresee the public opposition of the
neighborhood residents and hear their concerns with compatibility issues and potential adverse
impact on their properties. Vice-Chair Schneider said it is important to state that the Lease
Agreement does not guarantee site plan approval and therefore he cannot support the approval of
a site plan because it is not consistent with the Town’s Comprehensive Plan and because the
aesthetics of the tower are out of scale with the low scale Marina development and the surrounding
residential neighborhoods.

The motion for denial was seconded by Board Member Lynch, and the vote was as follows:

Aye Nay
Martin Schneider X
Judith Thomas X
Anne Lynch X

The vote was 3-0 in favor of denial of the Application.

COMMUNITY DEVELOPMENT DIRECTOR COMMENTS

There were no further comments by the Community Development Director. Chair Thomas
inquired about the current vacancies on the P&Z Board. Ms. DiTommaso stated that the process

requires the nominations to go to the Town Commission for appointment to the Board, and there
are currently no nominations.
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ADJOURNMENT

There being no further business before the Board, the Meeting was adjourned by Chair Thomas at
9:28 p.m.

Respectfully Submitted,

Kimberly) B. Rowley (@“A@ﬁ—\

Planning & Zoning Board Recording Secretary

PLANNING & ZONING BOARD APPROVAL:

Judith Thomas, Chair
Town of Lake Park Planning & Zoning Board

DATE:
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The purpose of this document is to provide supplemental information supporting the selection of a tower at Lake Park Marina. In
previous engineering reports a relative coverage gap had been described in many commercial and residential areas surrounding the
proposed tower. And although signal measurements and many users' experiences are within generally accepted key performance indicators
(KP1) there is a recognizable difference between good signal levels and good service levels. Currently, there are deficiencies in the coverage
that contribute to overall network performance issues evidenced in the number of dropped calls, ineffective service attempts and
sometimes unreliable connection rates. Of greatest concern are cell phone users who are indoors and possibly experiencing very poor or
non-existent service. Emergency calls could potentially fail in some ssscenarios even though average signal levels in the area are adequate
for the placement of basic call services. *

During an extensive engineering review no structures of sufficient height and local were identified to include 125’ Crown Monopole
at Lake Park Town Hall. This tower is too far east to provide the necessary coverage and could result in the need for another facility in the
future particularly in the proximity of Kelsey Park. Following is a more detailed description of the strategies used for the determination of
tower location and configuration.

%  During public hearing it was noted by some residents that customer phone service was available at their building but qualified their
statements by mentioning that their observations were made on upper floors or outside on their porch. A phenomena of wireless
commumications is that signal levels improve with the increase in height of the antennas or with line of site (LOS) to the serving tower.
Although individual or anecdotal service experiences are important considerations in the formulation of design strategies average signal levels
are a much more significant indicator of the need for additional facilities.
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A common design feature in the deployment of cellular networks is the concept of a “grid” or the spacing between facilities. In
theory the placement of towers and antenna employments at equidistant locations with equal antenna heights would provide the most
efficient and comprehensive coverage for mobile users. In practice this is highly unrealisable due to the difficulties in locating antennas in
consideration of the various jurisdictional and landlord requirements and restrictions. This “grid” feature is not always applicable though as
new facilities may be proposed in order to “solve” capacity or network performance issues where local area morphology, e.g. commercial
centers, dense residential and roadways and recreational areas contribute to the high usage of cell phones. The rather more recent
development of high speed data and social media applications has also necessitated the need for additional serving towers in areas that may
not have needed them in the past.

The area morphologies or geographic classes of the Lake Park area are shown above in Figure 1. Of note is the relative density of
local roads and residential areas including the presence of two major roadways, US1 and A1A. The circle surrounding the proposed location
at Lake Park marina represents the coverage area of concern. In Figure 2 the current network grid is shown with the distances between each
of the loca serving sites and their "neighbour(s)". The closest inter-site distance for this local area network of sites is one and a third miles
with the greatest distance between facilities at three miles. Based on experience and knowledge of network planning in this part of south
Florida inter-site distance is most practical and efficient at one to one and a half miles. With distances greater than this network
performance issues as noted before are more prevalent.
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In Figure 3 the Lake Park Marina proposal is shown with the inter-site distances and the existing sites. This arrangement is close to
an idealized network grid with the majority of inter-neighbor distances being within a few percentage points of each other. The greatest
distance of three miles between sites is not as critical in this case as radio signals travel further over water and there is a marginal chance of
users encountering poor levels here. As a counter-example the site spacing introduced with the location of antennas at Crown Monopole at
Lake Park Town Hall (Fig 4) is “off-grid” and over the long term would manifest itself in the possibility of a need to add additonal antenna
locations in the future particularly in the proximity of Kelsey Park.
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Power Boundaries Comparisons - Lake Park Proposal and Crown monopole at I._alt_i_a__l?ark Town Hall

: ' ';Equalﬂwer Boundaries (sectors) of current networkf "
es and Lake Pa arina proposa ____sites and monopole at Lake Park Town Hall

B

&

E

o
@ Loxe Pare Mariea A £ 'y O3 park averne

Ararenie ae st Y ll Acvenie save sie

0 1 4 Z}-po-\e- sorcany
- as ! -
gcalo: 174770 A — o
An important concept in cellular network design is “site spacing” or the inter-facility distance between towers/structures. In this
part of the T-Mobile network idealized site spacing is approximately 1.25t0 1.5 miles. This means that all the towers need to be nearly equal
in their distance from each other in order to maintain a “balanced” network load and service area. In the above boundary plots, the
theoretical coverage array for each individual antenna is shown by the colored polygons. In the plot on the left the proposed Lake Park
Marina coverage boundaries are shown as A/B/C/D. Each colored polygon represents the coverage pattern for individual “sectors”. The “A”
sector points north and like the “B” sector shows that the coverage pattern extends north for what appears to be a longer distance than the
“C” or “D” sectors. This can be explained by the fact that radio energy travels further on water bodies. (The Intracoastal Waterway in this
case) Of note, the “D” sector has a relativley well defined border with the polygons to the west. {the polygons labeled B/C in white)
In the plot on the right side the predictions from the 535 Park Avenue tower are shown. As can be seen from the highlighted area
(white oval) there is no clear border between the neighboring facilities. While this situation can be somewhat mitigated, the redundant
radio energy and lack of dominant serving sectors will always act as a compromising element in this local part of the network.
In conclusion the tower located at 535 Park Avenue cannot be utilized for the network development for T-Mobile due to it's
proximity to an existing T-Mobile facility and the lack of adequate spacing between sites.
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Additional supporting evidence for the need of new facility in the proposed location at Lake Park Marina

Determination of location and configuration for a new serving facility requires analysis of a number of different engineering
considerations. Along with average signal level measurements, customer complaints, user experience, emergency call exigencies
and area geography influence design choices. In general exposed towers with physical space for multiple antennas and amplifiers is
preferred but in the case of Lake Park Marina a “stealth” tower was deemed appropriate for the local area. In the following maps

and diagrams a more detailed analysis of the engineering decision making process is presented.
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As has been communicated in previous reports there is a relative coverage gap in many areas of Lake Park that contribute
to significant network performance issues. In more detail cell phones being used from approximately 6™ St in the west to the
Intracoastal Waterway and from in E 30" st in the south to north of Kelsey Park operate in a compromised coverage area. This
includes the heavily traveled US1 corridor in addition to the residential neighborhoods to the east across the water. Outdoor signal
levels are adequate for most voice calls and moderate data speeds in non-busy hours. During peak periods of the day (normally
during rush hours) these mobile phones may often experience cail guality issues and or call failures. Depicted in Figure 7 is the
current average network coverage with reliable and strong indoor levels shaded in dark green and the outdoor or less reliable signal
levels in beige. Also shown is the target coverage area with a circle and the census counts as dots within. In Figure 8 the predicted
coverage for the Lake Park Marina is shown with the color schemes and graphical representations as the previous figure. In previous
engineering studies provided as part of due diligence a comparison of the Lake Park proposal and the Crown monopole at the Lake
Park Town Hall showed that the marina site would provide a much better coverage overlay for both the population and surrounding

infrastructure.
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___Key Performance Indicators (KP)

3G E911 Calls 12/12/15-1/12/15

This map shows the network configuration of antenna
locations represented by the triangular shaped wedges colored black.
The footprint for each of these wedges (“sectors”) is shown as a
radiated pattern extending away from the central connection point.
These coverage areas are color coded to show the number of
emergency calls in the commercial and residential areas surrounding
the proposed tower, As can be seen in the graphic a coverage radius
from the Lake Park Marina tower (dark circle) overlaps the existing
tower coverage. It is expected that any E911 calls made within this
circle radius would be handled by the new tower. Any emergency calls
currently being made by users within the geographic area described by
the proposed coverage area are more likely to fail due to the distance

to the serving facility or cell site.
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Historical records of customer complaints in this
area indicate that the low signal areas have the highest
concentration of “Signal Issues” and “Voice Services”. Both
of these categories of customer service problems are related
to the lack of signal in the area. Depending on whether a

user is indoors or outdoors or driving in a vehicle call quality
is compromised. The dark green shaded areas indicate where

a customer might expect to have good indoor service levels.
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This map shows the network configuration of antenna locations represented by the triangular shaped wedges
colored black. The footprint for each of these wedges (“sectors”) is shown as a radiated pattern extending away from the
central connection point. These coverage areas are color coded to show the percentage of calls made by users with poor
signal levels at the call commencement. Figure 11 represents percentage of users initiating calls at the lowest possible
thresholds with the current technological constraints. As an example, 6.73 of the users within the coverage area of the
serving tower to the northwest are at the lower end of service levels. Any further degradation of a user’s signal would not
be able to place a call. Figure 12 shows the percentage of users that could not place a call from an indoor location. (A

person in this situation could possibly stand near a window or step outside to successfully connect)

Page 6 1/25/2016



RF Engineering Review

This map shows the network configuration of
antenna locations represented by the triangular shaped
wedges colored black. The footprint for each of these
wedges (“sectors”) is shown as a radiated pattern
extending away from the central point. These coverage
areas are color coded to show the number of calls made
by users who cannot access the network. In normal
situations the phones algorithms are programmed to

keep attempting to connect until some threshold of
failures have been reached. When a user is experiencing
long set up times to connect to the network it may be
because of poor coverage, overloaded capacity or other
mitigating circumstances. Due to the distance from the
serving cell sites to the user it is often related to the
signal thresholds if the user is in the geographic area
described by the proposed towers coverage area. (black
ring) This could be significant if the user were making an
emergency call.

alp' 1-55 680
3,

This map shows the network configuration of
antenna locations represented by the triangular shaped
wedges colored black. The footprint for each of these
wedges (“sectors”) is shown as a radiated pattern

extending away from the central point. These coverage

areas are color coded to show the number of calls that
disconnected before either user in a conversation
terminated the call. There is no mechanism for the
network to reconnect without the user experiencing a
discontinuation in conversation. Due to the distance from
the serving cell sites to the user it is often related to the
signal thresholds if the user is in the geographic area
described by the proposed towers coverage area. (black

ring)
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Shown above is a map representing data collected from test equipment in an automobile in the coverage area of concern. (noted
with black ring) The thresholds for service levels are shown with green indicating service areas where a user could expect to have realiable
indoor service. Since the signals were measured at street level interpolations for residential and commercial structures must be made.
Outdoor or in-car thresholds as shown in yellow indicate area where a user may have issues using the cell phone indoors. Once again
interpolations must be made reagrding the actual experience of the user. In plotting areas with black dots, the test equipment measeured
levels that are considered to low to support any phone calls whether indoors or outdoors. It can be safe to assume that people living nearby
or in commmercial areas would not be able to use there phone. The introcudtion of the towe at Lake Park Marina would essentially mitigate

these issues.
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%@ Petition to Deny the Lake Park Marina CELL TOWER

Petition summary and Lake Park Marina CELL TOWER. improper use of public recreational space, Antennas are in-line with residential windc
background Reduces property values, Decreases tax revenue, Next to underground fuel tanis, Potential Weather Hazards, and Pent
Health Hazard. There are other more appropriate locations in Indusfrial settings.
Action petitioned for We, the undersigned, are concerned citizens who OPPOSE this installation and urge our ieaders to act now to DENY th
,\@ q\ﬁv Park Marina CELL TOWER.
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Petition to Deny the Lake Park Marina CELL. TOWER

Petition summary m:g
cmn.ﬁ&.::n

| Leke Park Marina CELL TOWER. Improper use of public recreational space, Antennas are in-line with residential windc

Reduces property values, Decreases tax revenue, Next to czamaqo::a fuel tanks, Potential Weather Hazards, and Pen

Health Hazard. There are other more appropriate locations in Industrial settings.

Action petitioned for

| We, the undersigned, are concerned citizens who OPPOSE this instaliation and E.@m our leaders to act now fo DENY th

Park Marina CELL TOWER.
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Petition to Deny the Lake Park Marina CELL TOWER

Lake Park Marina CELL TOWER. Improper use of public recreational space, antennas are in-line with residential windows,
reduces property values, decreases tax revenue, next to underground fuel tanks, potential lightning hazards and perceived
health hazard. There are other more appropriate locations in industrial settings.

Petition summary and
background

We, the undersigned, are concerned citizens who OPPQOSE this installation and urge our leaders to act now to DENY the Lake

Action petitioned for
Park Marina CELL TOWER.
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Petition to Deny the Lake Park Marina CELL TOWER

3

&

Petition summary and
background

lLake Park Marina CELL TOWER. Improper use of public recreational space, antennas are in-line with residential windows,
reduces property values, decreases tax revenue, next to underground fuel tanks, potential lightning hazards and perceived
health hazard. There are other more appropriate locations in industrial settings.

Action petitioned for

We, the undersigned, are concerned citizens who OPPOSE this installation and urge our leaders to act now to DENY the Lake
Park Marina CELL TOWER.
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Petition to Deny the Lake Park Marina CELL TOWER

Petition summary and Lake Park Marina CELL TOWER. Improper use of public recreational space, antennas are in-line with residential windows,
background reduces property values, decreases tax revenue, next to underground fuel tanks, potential lightning hazards and perceived
health hazard. There are other more appropriate locations in industrial settings.

Action petitioned for We, the undersigned, are concerned citizens who OPPOSE this installation and urge our leaders to act now to DENY the Lake
Park Marina CELL TOWER.

Printed Name Address Signature Email Date
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Petition to Deny the Lake Park Marina CELL TOWER

Petition summary and

Lake Park Marina CELL TOWER. improper use of public recreational space, Antennas are in-ine with residential windc

'background Reduces property values, Decreases tax revenue, Next to underground fuel tanks, Potential Weather Hazards, and Per
e | Health Hazard. There are other more appropriate locations in Industrial settings.
Action petitioned for | We, the undersigned, are concemed citizens who OPPOSE this installation and urge our leaders to act now to DENY th

Park Marina CELL TOWER.
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Petition to Deny the Lake Park Marina CELL TOWER

Petition m::.,:..m.@. and

background

Health Hazard. There are other more appropriate locations in Industrial settings.

Lake Park Marina CELL TOWER. Improper use of public recreational space, Antennas are in-line with residential wi
Reduces property values, Decreases tax revenue, Next to underground fuel tanks, Potential Weather Hazards, 2nd |

Action petitioned for

| We, the undersigned, are concerned citizens who OPPOSE this installation and urge our leaders to act now to DENY

Park Marina GELL TOWER.
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Petition to Deny the Lake Park Marina CELL TOWER

summary and Lake Park Marina CELL TOWER. Improper use of public recreational space, antennas are in-line with residential 1
ind o reduces property values, decreases tax revenue, next to underground fuel tanks, potential lightning hazards and p
health hazard. There are other more appropriate locations in industrial settings.
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Get the Cell Out - ATL: Yes, a Cell Tower Will Lower Property Value... Result in Less Money for the Operating Fund of Our Public Schools 2/1/16, 5:53 PM
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Yes, a Cell Tower Will Lower Property Values.
And, Yes, Lower Property Values Result in
Less Money for the Operatin Fund of Our
Public Schools —— L
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Get the Cell Out
il

Our informal group was formed in
May 2011 when the DeKalb County
School Board attempled to sneak the
idea of cell phone towers on school
grounds past the majority of parents
and residents.

| We have been talking about the many. We have encouraged the original 12
many reasons why there might be some schools involved to work together to
upset people when they wake up in defeat the towers and have taken the

issue up the chain of command,

DeKalb County, after an overwhelming
seeking answers.

majority of voters senta clear message

that we do not want T-mobile towers on our As we uncover the truth, we post the

school grounds... only to see a giant cell information on our website in an effort
tower going up right outside their window. to provide the transparency to the
One good reason they might be concerned process that our school board and

is that their property values, already taking other officials have failed to do

a beating, might get even worse. And, themsaives,

they would probably be justified in thinking Visit us at

that way. www GETtheCELLoutATL org oF "like"
us on Facebook. We continue to fight

Who would want to live right next to one of these things, seriously? because you continue to care.

http:waw.getthecelloutatl.com/201 2!08/yes-ceil-tower-wiI\-Iower—property.html page 1 of 9



Get the Cell Out -

The DeKalb County School Board Chairman Dr. Eugene Walker said he would take one in his front
yard, but that was before a cell tower in Lilburn caught fire and fell over. He probably had second
thoughts after he saw that happen.

And imagine what it's like for people who purchase or build their dream home or neighborhood, only
to later have an unwanted cell tower installed just outside their window?

This negative effect can also contribute to urban blight, a deterioration of neighberhoeds and
school districts that can happen when residents move away or pull their children out of school
because they do not want to spend so much time near urban health hazards, like cell towers.

Pecple don't want to live next to one not just because of health concerns, but also due to aesthetics
and public safety reasons. Cell towers become eyesores, obstructing or tarnishing cherished
views, and also can attract crime, are potential noise nuisances, and fire and fall hazards. There is
also concern for injuries to people and property on the ground below a cell tower in winter as ice
and debris often accumulate up top, then fall to the ground as the weather gets warmer throughout
the day.

DeKalb County News

4 e it These points underscore why

wireless facilities are
commercial / industrial
facilities that don't belong in
residential areas, parks and
! schools. In addition, your
| county officials have the
power to regulate the
placement and appearance of
cell towers, as long as such
discrimination is not
unreasonable, and especially
if you show them that you
already have coverage in your
area.

rgaret Har
iprohensiva School

A recent map of the U.S. was released by the FCC to show the areas deficient in 3G wirelss
coverage and guess what... DeKalb County, GA, was noton it! So even the FCC has your back on
this one, DeKalb... we are NOT considered to be deficient in our current coverage. These towers
are simply not needed. They are just an attempt to gain closer proximity to our homes and to push
their 4G coverage products on us without consumer demand for them. This mindset is the opposit
of safe cell siting procedures. The FCC clearly defines the “need" for a tower as something that
must come hefore the approval to build. That's why T-mobile wants to go around the standard
process and use our schools as their accomplice. They don't care about the fact that children will
lose playground space or that their health might be at risk. They care about profit and nothing else

utting cell towers near residential properties is just bad business.
« For residential owners, it means decreased property values.
« For local businesses (realtors and brokers) representing and listing these properties, it will create
decreased income.
* For county governments, it results in decreased revenue (property taxes).
« For state and local school boards, it results in abandonment of schools and distrust of elected

officials.

!www.gelthecelloutatl.com!201 2/08/yes-celIvmwer‘wilI-Iower-property.html
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Get the Cell Out - ATL: Yes, a Cell Tower Wwill Lower Property Value... Result in Less Maney for the QOperating Fund of Ou

Read this New York Times news story, “a Pushback Against Celi Towers,” published in the

aper's Real Estate section, on August 27, 2010:
Imp,,tfwww.nyinlﬂescom!201 O!OB!ZQ!rea|estatei291_'szo.mml?_r:1&ref:reaiestate.

A number of organizations and studies have documented the detrimental effects of cell
towers on property values.

1. The Appraisal Instjtute, the largest g'obal profassional membership organization for appraisers

i dlscdi 111012 0

with 91 chapters throughout the world, spotlignted the issue of cell towers and the fair market value
of a home and educated its members that a cell tower should, in fact, cause @ decrease in home
vaiue.

The definitive work on this subject
was done by Dr. Sandy Bond, who
concluded that "media attention to
the potential health hazards of
[cellular phone towers and
antennas] has spread concerns
among the public, resulting in
increased resistance” to sites near

Porpt Kage 13 ooy tocky preg = b B it 5 Faeh « g SETNY of LEia

those towers. P

o

Percentage decreases mentioned
in the study range from 2 to 20% with the percentage moving toward the higher
range the ctoser the property.

These are a few of her studies:

« 2. "The effect of distance to cell phone towets on house prices" by Sandy Bond,
Appraisal Journal, Fall 2007, see attached. Source, Appraisal Journal, found on the
Entrepreneur wabsite,
hitp fz’www.prres,netfpapers/Bond_Squires_Using_GIS_to_,Measure.pdf

« Sandy Bond, Ph.D.. Ko-Kang Wang, “The Impact of Cell Phone Towers on House
Prices in Residential Neighborhgods,” The Appraisal Journal, Summer 2005; see
attached. Source: Goliath business content website,
ity ,'!gohath.ecnextcom!comsZ/gy _0199—50118S?Nhe-impact—of-ceiI—phone,html

« Sandy Bond aiso co-authored, W&M&lﬁd—'mm

i property  values" University of Auckland, paper presented at the Ninth
pacific-Rim Real Estate Society Conference, Brisbane, Australia, January 18-22, 2003,
see attached. SOUICE: Pacific Rim Real Estate Society website,
http:ﬁwww.prres‘net.fPapers!Bond__The“lmpacl_Of_Ce!iular_Phone#Base_Station_Towe
rs_ﬁOnhPraperly_Vaiues,pdf

2 Industry Canada (Canadian government depariment promoting Canadian economy), *Report On
the National Antenna Tower Policy Review, Section D — The Six Pollcy Questions, Question

r_,______g—a———__ﬁ_____,___

. What evidence exists that property values are impacted by the placement of antenna

towers?”, see attached. Seurce: Industry Canada hitp://www.ic gccaie;cfsnteismt-
st nsfieng/sf08353.him website,

4 New Zealand Ministry for the Environment, “pppendix 5: The Impagct of Cellphone Towers on
Property. values”: see attached. Source: New Zealand Ministry for the Environment website,
htlp:f-’www,mfeAgovt.nz!pubtications!rmames—teiecommun%cations-section32—

augGS;‘htm}lpagm Z.htmi

hitp://www.getth ecelloutati.com/201 2!08iyes-cell-tower-will-lower«property.html
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On a local level, taxpayers
have informed local school
board, county government and
administrative offices and
state legislative officials.

1. Santa Cruz, CA: Also attached is a
story about how a preschool closed up
because of a cell tower installed on its
grounds; "Santa Cruz Preschool Closes
Citing Cell Tower Radiation,” Santa Cruz
Sentinel. May 17, 2006, Source, EMFacts website: htlp;i/www,emfacts,com/webiog.’?p:%@

2. Merrick, NY: Fora graphic illustration of what we don't want happening here in DeKalb County,
just look at Merrick, NY, where NextG wiretess facilities are being installed, resuiting in declining
home real estate values. Look at this Best Buyers Brokers Realty website ad from this area,
“Residents of Merrick, Seaford and Wantaugh Compiain Over Perceived Declining Property Values:
mtp:iiwww.bestbuyerbroker,comiblogl?p=86.

3 Burbank, GA: As for Burbank, ata City Council public hearing on December 8, 2009, hillside
resident and a California licensed real estate professional Alex Safarian informed city officials that
local real estate professionais he spoke with agree about the adverse effects the proposed cell
tower would have on property values:

"'ve done research on the subject and as well as spoken fo many real esfate professionals in the
area, and they all agree that there's no doubt that cell towers negatively affect real estate values.
Steve Hovakimian, a rasident near Brace park, and a California real estate broker, and the
publisher of *Home by Design” maonthly real estate magazine, stafed that he has seen properties
near celf towers lose up 1o 10% of their value due fo praximity of the cell tower...Sa even if they try
{o disguise them as tacky fake metal pine trees, a8 a real estate professional your're required by the
Caiifornia Asscciation of Reallors: that sellers and licensees must disclose matarial facts that affect
the value or desirability of a property including conditions that are known outside and surrounding
areas.”

{Seg City of Burbank Website, Video, Alex Safarian comments @ 6:24:28,
Kt fhurbank granicus.com!MedlaPiayer.phpTView__id:6&ciip_id:848)

indeed, 27 Burbank real estate professionals in December 2008, signed a petilion/stalement
offering their professional opinion that the proposed T-Mobile cell tower at Brace Canyon Park
would negatively impact the surrounding homes, stating:

"It is our professional opinion that cell
towers decrease the value of homes in the
area tremendously. Peer reviewed

. research also concurs that celf sites do
indeed cause a decrease in home value.
We encourage you fo respect the wishes of
the residents and deny the proposed T-

* Mobile lease at this focation. We also

~ request that you strengthen your zoning
ordinance regarding wireless facilities like
the neighboring ity of Glendale has done,

to create preferred and non preferrad zones that will protect the welfare of our residents and their

properties as weli as Burbank's reaf estate business professionals and fhe Cify of Burbank. Higher

http:!!www.getthecellouta'(l.com.’201 2.’08/yes-cell—'lcwer—w'tl|—Iower-property.html
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property valies mean more tax ravenue for the city, which helps improve our cify. "

(Submitted to City Council, Planning Board, City Manager, City Clerk and other city officiats via e-
mail on Juna 18, 2010. To see a copy of this, scroll down 1o bottom of page and click "Subpages"
or go here: hipisites google.comlsﬂemoceiltower'moumeughborhoocilhome/decreased-real-estate-
vatuefburbank-feat—estate-professionalsnstatement )

4. And, of course, you can look at our website, www GETtheCELLOUtATL org for the fong history
we have had of fighting for the rights of our schools, children and neighborhoods here in DeKalb
County, GA, a suburb area near Atlanta.

Here Is a list of additional articles on how cell towers negatively affect the property values of
homes near them:

“The Observer (UK.}, "Phone masts blight house safes: Health fears are alarming buyers as masts
spread across Britain o meet rising demand for mobiles " Sunday May 25, 2003 or go here:
B fwww guard|an,co.ukimoney!ZOOB,’maylzsfhouseprices.uknews

. "Cell Towers Are Sprouting in Unlikely Places,” The New York Times, January 9, 2000 (fears that
property values could drop hetween 5 and 40 percent because of neighboring celt towers}

~Quarrel over Phione Tower Now Coust's Call,” Chicago Tribune, January 18, 2000 {fear of lowered
property values dus to cell fower)

“The Future is Here, and It's Ugly: a
Spreading of Techno-blight of Wires,
Cables and Towers Sparks a Revolt,” New
York Times. September 7. 2000

~Tower Opponents Ring Up 2 Victory," by
Phil Brozynski, in the Barrington [Hlinois]
Courier-Review, February 15, 4999, 5,
reporting how the Cuba Township assessor
reduced the value of twelve homes
following the construction of a celt tower in
Lake County, IL. See attached story:

hitp /fspot.colorado edui~maziarala ppeai&altachmentstewton—43ALoweredPropeftyValuationi

.ln another case, a Houston jury awarded 1.2 million to a couple pecause a 100-foot-tail cell tower
was determined to have lessened the value of their property and caused them mental anguish:
Nissimov, R., "GTE Wireless Loses Lawsuit over Cell-Phone Tower," Houston Chronicie, February
23, 1999, Section A, page 11. {Property values depreciate by about 10 percent because of the
tower.)

Read about other "Tools" that may help you and your fellow residents oppose a cell tower in
your neighborhood:

.Reasonabie Digcrimination Allowed

“We Already Have Good Coverage: Significant Gap and a1
+Alternative Locations and Supplemental Application forms
-Aesthetics and Safety

/www.geuhecelloutatl.corn/201 2!08/yesrcell-tower-wm-lower-property.html
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«Noise and Nuisance and notes about Clearwire
Health Effects: Science & Research

Also print out this helpful article on court decisions from the communications law firm of Miller & Van
Eaton {with offices in D.C. and San Francisco) that you ¢an puil and read to realize what rights you
may or may not have in opposing a wireless faciiity in your neighborhood:

hitp. AW rmtlewaneaton.comfconiem,agent’?
page_name:H’%"-‘/oBA'r+IMLA-*Arlicie%-Tower+Siting+Nov+2008 (click the link once you get to this
page).

TALK TO LOCAL REALTORS

When opposing the zoning or construction of a cell tower, it's important to alk to your local real
estate professionals as early in the process as possible. Inform and educate them about the
negative effects on focal property values that cell towers have.

After all, they are required by law to disclose any known environmental hazards in the area of a
home they are selling, either current or future, S0 they are well aware that the disclosures they
make directly affect the price a homebuyer is willing to pay-

Ask for letters of support t0 be sent from the Realtor directly to the county Planning and
Development officials and cc'ed to you and your local media so that you aré educating and
informing as many people as possibie on this issue as early in the process as possible.

It's very important io have your local real ostate professionals back up what the experts repert in
their studies to make your arguments relative to your specific community.

And, don't forget the importance of your neighborhood school on influencing your property vatue.
Here's one local Realtor's take on it hltp!/lucker.patch,com/b!og_posis.'whats-a-huge-factorvin—
calm:latmgymLr—prop@rty-value

HOMEOQWNERS’ ASSOCIATIONS
You can also educate your local homeowners' associations and neighborhood councils about the
negative praperty value effects and have them submit letters.

They may also become great advocales for your cause, helping to spread word of mouth about the
pitfalis of cell towers among the community and showing up in force whenever your group 18 called
upon fo present its side of the issue at a zoning hearing or in front of a committee that must decide
about an application for speciat use of the jand in an ordinarily residential-only zone.

DON'T GWE UP THE FIGHT

This area of the law is still very new and it is expected that many of the cell tower batties will be
over unchartered territory. You are expected to have to go to the judiciary system in some cases as
there is no precedent to lead in either direction. So. do what you can to stand up for your rights! if
you are fighting within the FCC "shot clock” window, you will likely have attorneys' fees refunded as
well. You are not just fighting for yourself, but for all those who wili travel the same path after you.

www.getthecellou\au.com/201 2.’08/yes—cell-tower-wi.ll-lcwer-property,html
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permit that had
been given to
Verizon for the
purpose of
buiding 2
communications
tower in the
Dundas area.

Don't give up. Be respectful, but take
nothing at face value, Use the media to
tell your story if you can get them on your
side. But, focus on your issue, your case
and get your neighbors to unite as it will
affect everyone in sorme way. The more

you can help educate others, the better off Community ...
we will all be in the long tun. Network
tf you have any questions, feel free to Analysis The

vast cost of

email us at
keeping up with

sayn02cei!iowers@yahoo com. We are

. d : demand for
not attorneys nor do we offer advice that : S c S - mobile data is
ehould substitute for the advice from a intensifying the
qualified attorney in this area, but we have been working on this subject for more than a year and _ pressure on
can offer practical input about our own experience that we are willing to share. Sometimes it helps meohile
jus! to know you are not aione and you have people in your corner, operators

‘ capex budgets
. ) . and
And. here in DeKalb County. we started with no one in our corner and, as of July 31, 2012, 75,000 accelerating
voters. a whopping 62%. voted "NO” to celt towers at our schools! Way 1o go DeKalb County! their moves o
S e emmeeemeesmememsesmmsoTToToTISTTTIITIIIIIIT improve iheir
GETthe CELLowAT sl infrastructure
-  this on Good cost base.
+5  Regomme 5 OF R
G+t EOUITEIEN is on Googie . Major
cell phones Cell Tower corruption DeKalb County Georgia HAZMAT t4ealth Risk, human rights agreemenis 1o
Propeity Taxes Propelty Value vote share passive

- . and active cell

9 comments
Sequim

The tower
would provide a
“crucial
{ infrastrucural
need which
1 would further
the goals” of the

Add a comnient as Gina Buntz

county's
Top comments )
comphrehensiv
& plan "which
states the
Meg Russell 2 months age - Shared publicly telecommunicati
Have any respectable attorneys rallied around this cause because we in Raleigh ons network is
North Carolina have a serious problem with the same thing all aver the county! vital to the
. quality of the life
1 - Reply of its citizens,”
: said Eric Quina.
¢Th GETthe CELLOUtATL 2wmonths 2g0 ' a Pierce ...

w7 Most of the lawsuits we have tearned about have been brought by the telecomm
of tower companies against the municipalities for upholding their own zoning
laws. These are certain required steps that must be followed, including a written
explanation for a denial, that the local government must follow in order to

Man rescued

A man has been
safety returned
to the ground

Tim Veronika 4 months ago - Shared publicly after the Kenali

amazing! thanks for sharing! Fire Department
and Kenai

Imp://www,voftexbioshield.com/Laptop—Radialion-Shield_c_% 4 htm! Police found

him stuck in a
1 Reply
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celiular tower on
Redoubt
Avenue Monday
morning. The
man called 911
from the tower

F7 GETthe CELLoutATL 2 months ago
% Glad you found it helpful.

@ Crizzy Plain 2 years ago - Shared pubificly at

a Al the things that we need in this business is really important for us to leamn. We approximately
have to gather these information to ensure that we will keep up on everything that ' 8:27 a.m., said
happen in the market, Now that we are in Property lavestment Portfolio, we have to Wenal Fire Chief
do everything to keep our business staying power and o keep us always successful. Jeff ...

powered
by (RN
1 - Reply

/">, GETthe CELLOUtATL 2 months ago Relevent HUBs
%% Thanks for reading and following this issue. "

- 4 Hubs by
Octoberhillfarm 1 month ago - Shared publicly witlismilier

EF 3 we need some help in upstate new york....any leads would be a great help Sortby: Latest 2

1 - Reply No Hubs written yel!

@- Homes Ulike 7 months ago - Shared sublicly
Thanks for sharing as it is an excellent post wouid love to read your future post.
NP www homesulike‘com/index.php}properties/propertyl'ﬁst?ptype=1 &pfor=1

moarg » HubPages

1 - Reply
f':}‘\ GETthe CELLoutATL 2 months ago Download Petition
¥4 Thank you for reading. More to come! Forms Here!
Want to help? Download and print
several pages of our hardcopy
petition form and collect signatures in
Newer Post Home Older Post your neighborhood.

Blank.getiheceliout. peliticn, formsg

Subscribe to: Post Comments {Atom}

Wy ean gt e [EIEAR

LC R
Pretie el
Schend togurmall
Fus B e

We will never share contact details or
use it for any other purpose than to
provide an accurate accounting of
citizens who have signed in
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opposition to cell towers at our
DeKalb County schools. Scan and
email any completed forms to
sayno2celltowers@yahoo.com.

Copyright

GTCO-ATL 2011 All Rights Reserved.
To report any corrections, contact
sayno2celifowers@yahen cen

The views expressed here are
opinicns and not necessarily shared
by all members of GTCO-ATL. We are
a forum open to discussion of relevent
issues and hope to encourage
transparency, ethics and
accountability among both sides of
any confroversy to ensure decision-
makers are fully prepared 1o render
the best decisions for the health,
safety and progress of Metro-Atlanta
and the surrounding area.

L egal Disclaimer: The information contained in this writlen or electronic communication, and our associated web site(s) and/or blog(s).
is provided as a service 10 the internet community and does not constitute legal advice. We try to provide quality information, but we
make no claims, promises or guarantees about the accuracy, completeness, or adequacy of the information contained in or linked 10
this web site and any associated sites. As legal advice must be tailored to the spacific circumstances of each case, and laws are
constantly changing. nothing provided herein should be used as a substitute for the advice of competent counsel. No person
associaled with Get the Cell Out - Atlanta Chapter, or Save Tucker!is an attorney nor is employed by an atterney.

2011 GTCO-ATL. Watermark template. Powered by Blogget.
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105 Lake Shore Drive
Lake Park, FL 33403

View looking East
from 220 Lake
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Town of Lake Park
Planning and Zoning Board
Meeting Date: March 4, 2016

Staff Report

SPECIAL EXCEPTION APPLICATION FILED BY NZ CONSULTANTS,
INC. FOR THE SPECIAL EXCEPTION USE OF A SUBSTANCE ABUSE
TREATMENT FACILITY TO BE LOCATED IN THE R-2 RESIDENCE

DISTRICT

BACKGROUND INFORMATION:

Applicant:

Site:

Owner of Site:

Net Acreage:

Legal Description:
Current Zoning:

FLUM land use category:

North:
South:
East:
West:

Adjacent Zoning
R-1 Residence District

NZ Consultants [Applicant]

143 Silver Beach Road [Site]

Ashwin Bhatt

.30

KELSEY CITY LTS 21 TO 24 INC BLK 37
R-2 Residence District
Commercial/Residential

Adjacent Existing Land Use
North: Single Family

City of Riviera Beach, R-6 Residence District ~ South: City of Riviera Beach, Single Family

R-2 Residence District
R-2 Residence District

East: Commercial/Residential
West: Commercial/Residential



Town of Lake Park
Planning and Zoning Board
Meeting Date: March 4, 2016




Town of Lake Park
Planning and Zoning Board
Meeting Date: March 4, 2016

Blue outlineds areas are RESIDENTIAL DISTRICTS

S PR

Yellow outlined areas are COMMERCIAL DISTRICTS The Site




Town of Lake Park
Planning and Zoning Board
Meeting Date: March 4, 2016

FIGURE 3: Town Zoning Map
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Town of Lake Park
Planning and Zoning Board
Meeting Date: March 4, 2016

FIGURE 4: Town Future Land Use Map (FLUM)

Lake Park Future Land Use Map
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Town of Lake Park
Planning and Zoning Board
Meeting Date: March 4, 2016

Figure 5: View of Site on Silver Beach Road:




Town of Lake Park
Planning and Zoning Board
Meeting Date: March 4, 2016

SUMMARY OF REQUEST:

The Applicant proposes to open a substance abuse treatment facility whose primary function will
be medical detoxification. The medical detoxification facility will serve up to 12 clients who will
be housed on site while they are treated to during the withdrawal period from substances such as
drugs or alcohol. The facility will only provide the medical detoxification component of treatment
and will not provide rehabilitation, therapy or intensive outpatient treatment. The facility will be
operated by 1 registered nurse and 1 nurse’s assistant at each shift, for a shift of maximum capacity
of two persons. The facility will be staffed 24 hours a day, 7 days a week and the two nurse
practitioners will rotate three, eight hour shifts for a total of 6 employees over a 24 hour period. A
doctor will not be onsite, but is on call should his/her services be required. Since two employees
will be on Staff for every shift, this equates to a total of 14 persons using, working or residing on
Site (patients + Staff) at any one time. The average patient stay is 5 to 7 days.

Existing Conditions

The Site for the special exception use is located in the R-2 Residential District on the north side of
Silver Beach Road between Federal Highway and 2" Street and is approximately 313 feet west of
Federal Highway. The structure at the Site was built in 1975 and has historically served as multi-
family rental housing. The structure currently has three rental units, each having 2 bedrooms and
1 to 2 bathrooms, depending on the floorplan. The Applicant does not propose any additions to the
structure that would expand the footprint, but does propose landscaping improvements and the
conversion of kitchens of two units into offices, pursuant to the Applicant’s Site and floor plans
included with this application.



Town of Lake Park
Planning and Zoning Board
Meeting Date: March 4, 2016

Figure 6: PROPOSED Site Plan
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Figure 8: PROPOSED Floor Plan
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ANALYSIS OF SPECIAL EXCEPTION CRITERIA
The six criteria required for the granting of a Special Fxception and Staff
comments to each are as follows:

Criteria 1
The proposed special exception use is consistent with the goals, objectives, and policies of the Town's
Comprehensive Plan.

Applicable Goals and Objectives:

Staff Comments:

Goal 3.4.1 Ensure that the historic small town character of Lake Park is
maintained, while fostering development and redevelopment that is
compatible with and improves existing neighborhoods and
commercial areas. The Town shall maintain and seek opportunities to
improve its ability to provide: (1) a full range of municipal services;
(2) a diversity of housing alternatives consistent with existing
residential neighborhoods; (3) commercial, industrial and mixed-use
development opportunities that will further the achievement of
economic development goals; and (4) a variety of recreational activities
and community facilities oriented to serving the needs and desires of
the Town. Various land use activities, consistent with these Town
character parameters, will be located to maximize the potential for
economic benefit and the enjoyment of natural and man-made
resources by residents and property owners, while minimizing
potential threats to health, safety and welfare posed by hazards,
nuisances, incompatibles land uses and environmental degradation.

3.4, Objective 1, Policy Land Development Regulations shall be amended as necessary to

1:1{b): contain specific and detailed provisions required to implement the
adopted Comprehensive Plan and which as a minimum:

b. Regulate the use and intensity of land development consistent with
this element to ensure the compatibility of adjacent land uses,

3.4, Objective 1, Policy 1.5:  The Town shall encourage the development and redevelopment of
activities which will substantially increase the tax base while
minimizing negative impacts on natural and historic resources,
existing neighborhoods and development, and adopted Levels of
Service standards.

3.4, Objective 4: The Town shall coordinate with appropriate governments and
agencies to minimize and mitigate potential mutual adverse impacts of
future development and redevelopment activities.

3.4, Objective 5: As a substantially built-out community in an urbanized area, the Town
shall promote redevelopment and infill development in a manner that

11



Town of Lake Park
Planning and Zoning Board
Meeting Date: March 4, 2016

is considerate to existing neighborhoods and uses, the built and
natural environments, and neighboring jurisdictions.

3.4, Objective 5, Policy 5.1:  The Town shall protect, preserve, maintain and improve its core
residential neighborhoods and historic resources, and protect these
areas from physical degradation and the intrusion of incompatible
uses.

3.4, Objective 9, Policy 9.4: A Commercial or multifamily (including duplexes) expansion or
development project that extends to the west more than 175 feet beyond
the Federal Highway frontage line shall only occur through a design-
unified mixed use redevelopment project as defined in the zoning code.
Any such project must have commercial frontage on Federal Highway.

Staff Note: A Substance Abuse Treatment Facility catering to
detoxification and having a live-in component is still a commercial use
that is being proposed to be developed onto the subject Site.

STAFF COMMENTS:
The proposed special exception use is not consistent with the goals, objectives and policies of the Town’s
Comprehensive Plan as follows:

The Town is currently formalizing the regulations for its mixed use zoning overlay district. However,
the Comprehensive Plan already sets the vision for these parcels that extend more than 175 feet west of
Federal Highway under Policy 9.4, which states that under mixed-use scenarios whereby commercial
uses are introduced, these commercial uses should front Federal Highway (Silver Beach Road is not
specified since the vision is to retain its residential character beyond 175 feet west of Federal Highway
so as to allow different types of residential-only types development).

Per Objective 1, Policy 1.1(b) and 1.5, The Town shall regulate the use and intensity of land development
to ensure compatible adjacent land uses and to minimize negative impacts to existing neighborhoods.
The overly transient nature of this proposed special exception use will result in a turnover of Staff,
patients, police activity (please refer to Appendix ‘A’), and may have an increase in ambulatory activity
at the Site that is not consistent with the nature of the surrounding permitted single and multi-family
residential uses. The introduction of this use will result in a degradation of the surrounding residential
neighborhood by increasing the number of persons using, residing or working at the site, and the number
of calls for police services pursuant to the statistical data received by PBSO and enclosed with this agenda
packet as Appendix ‘A’ (PBCFR data is forthcoming). Transient residential uses are allowed in the R-2
Zoning District, however this use is defined as “a dwelling that has a turnover in occupancy of more two
times a year...” and its intent is to accommodate turnover produced by seasonal residential rental units
and other similar residential-type rental properties. In comparison, the proposed special exception use
has a potential occupancy turnover of 624-876 patients per year based on 12 patients having an average
stay of 5-7 days and with a staffing turnover of 6 persons per one 24 hour period, or 2,190 a year. This
scale of turnover in the number of persons residing (for treatment or staff purposes), using or working at
the Site is not compatible with the surrounding permitted residential uses and intensities.
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Per Objectives 4 and 5, the Town is required to communicate with its neighboring jurisdictions regarding
potential land uses that would result in a mutual adverse impact or incompatibility with adjacent land
uses. The Town contacted The City of Riviera Beach regarding the proposed special exception use and
they responded on June 12 and June 29, 2015 in regards to the applicant’s first application for a special
exception use that was later withdrawn. At that time, Riviera Beach responded that they did not support
the proposed special exception use. The Applicant resubmitted an application for a special exception use
on 1/20/2016 and after providing Riviera Beach with the new application, they again stated they did not
approve of the use in their letter dated 2/16/16. Those letters are attached to this report as Appendix ‘B’.
Therefore, the proposed special exception use is inconsistent with Objectives 4 and 5 since it is not
considerate of the Town’s neighboring jurisdiction or the Town’s surrounding permitted residential uses
via the intrusion of an incompatible use. While the City of Riviera Beach does not have authority to
approve or deny the Town’s development applications, Staff does take into consideration their feedback
when reviewing applications for development to remain consistent with these Objectives, per
comprehensive plan Goal 10.4, Objective 5.

FINDING: CRITERIA NOT MET
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Criteria 2:

The proposed special exception is consistent with the land development and zoning regulations and all

Parking
78-145(g)

Paving
78-142(c)(10)(f)
&

Striping

78-142(c)(10)(a)(i):

Parking screening
78-253(1):

Landscaping
78-253(a):
Signage
70-103(5):
Building
Height,
Building Site
Area, Minimum
Floor Area &
Setbacks
78-71(2),(3),
4), & (5):

other portions of this code.
Section 78-142(c)(5)(f) states that if a particular land use is not included within
Section 78-142 that the community development director may assign parking
standards for a similar use. Since this section does not contain specific parking
standards for the term ‘substance abuse treatment facility’ Staff has applied standards
for “convalescent and nursing homes”, the most similar (for parking-related purposes
ONLY given the patient beds/staff environment) use to this proposal.

Parking spaces for this use are calculated as follows:

Requirement Calculation Required
| __parking spaces
One space per four beds Patient Capacity: 12 Beds 3 Spaces

of patient capacity plus Staff (maximum shift: 2 Staff 2 Spaces
one space per employee Persons
at maximum shift

TOTAL 5§

The Site, having 6 total spaces, including one ADA space, meets the minimum
number of required parking spaces.

The Site meets minimum paving standards and does not require repairs; however, the
Site must be restriped in accordance with current dimensional standards of the Land
Development Code (LDC) to be compliant.

» The Applicant will sealcoat and restripe the front parking lot pursuant to Site Plan
submitted on 1/20/16.

The Applicant’s Site plan submitted on 1/20/16 meets screening requirements of

Section 78-253(c).

The Applicant’s Site plan submitted on 1/20/16 meet landscape requirements of

Section 78-253(b).

The Applicant is not proposing signage at the Site: therefore, this section of code is
- not applicable.

The structure at the Site for the proposed special exception use meets the requirements

of the R-2 Zoning District as it relates to building height, building Site area, minimum

floor area, and setbacks.

STAFF COMMENTS:

Criteria 2 is met so long as, if the application is approved, the Applicant improves the Site consistent with
the Site and landscape plans submitted on 1/20/16.

FINDING: CRITERIA MET
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Criteria 3
The proposed special exception use is compatible with the character and use (existing and future) of the
surrounding properties in its function; hours of operation; type and amount of traffic to be generated:
building location, mass, height and setback; and other relevant Jactors peculiar to the proposed special
exception use and the surrounding property.

Zoning & Future Land Use:

_ (Not Satisfied) _ ]
The Site is located in the R-2 Residential District, which is comprised of single and multi-family residences. It
is abutted by the R-1 Residential District to the North, the R-6 Residential District to the South (Riviera Beach’s
Jurisdiction), and the R-2 District to the east and west. This area is comprised solely of residential uses. The
proposed special exception use is not consistent with this zoning district since it is a request for the full operation
of a for-profit business at the Site, which is by nature a commercial activity since it caters to business and not a
private residential use nor does it provide a housing alternative. A substance abuse treatment facility*s detox
component has a live in requirement, but it is not a residential use, rather a treatment component.

While the future land use for the Site is Residential/Commercial, the Comprehensive Plan identifies the intent
for those properties on Silver Beach Road as residential and those fronting Federal Highway as having the ability
to introduce commercial in a mixed-use environment whereby the commercial uses may only front Federal
Highway and have the ability to extend west along Silver Beach Road for 175 feet, per Policy 9.4.

- Further, the comprehensive plan policy 3.4.1 promotes a diversity of housing alternatives consistent with
existing residential neighborhoods. However, the proposed special exception use is a commercial, for profit
business providing clinical services to patients and therefore, is not a residential “housing alternative™. Patients
only remain onsite 5-7 days each, similar to an inpatient treatment facility.

Lake Park, thought to be Florida’s first zoned community, was designed in a manner that separated commercial,
residential, and industrial uses into separate districts. While the original zoning was much smaller, the intent is
still evident today when observing the land use map. While there is always opportunity to introduce more intense
uses, compatibility is key. The map below depicts the division of uses today. There is a strong core residential
district made up primarily of single family and some multi-family housing. Surrounding that core residential
district are the commercial and industrial zoned lands. Public and recreation lands are primarily within the

FEos

Fira Ay REER. e !

residential core, but do exist throughout. Based on this observation it is clear the intent today, and intent of the
Towns Forefather, was to separate commercial uses away from the residential core. This is further evidence that
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this proposal is not consistent with the historical vision of the Town nor with the current zoning since it’s an
application for a commercial special exception use within the residential core.

Hours of
Operation:
(Not Satisfied)

Traffic:
(Not Satisfied)

Location\Mass\
Setbacks\Other:
(Satisfied)

While a component of the proposed special exception use is described as “residential
style”, the proposed special exception use and its hours are still commercial in
nature. The Applicant’s proposed operating hours are 24 hours a day, 7 days a week
during which time 6 staff persons will change shifts three times a day or more, clients
will arrive and depart from the facility (via Staff vehicle) every 5 to 7 days, and other
related deliveries will occur such as food, medical supplies, and any emergencies
requiring ambulatory care. In addition, the need for police assistance is a well-
documented byproduct of this land use (See Appendix ‘A’ — PBSO & PBCFR
Statistics).

' The Applicant submitted a traffic statement to the County who has confirmed that |

the proposed use will not impact the level of service (LOS) for Silver Beach Road.
However, in regard to Criteria 5(c), we look to analyze the amount and flow of traffic
generated by the proposed use and its impact to the neighborhood and existing
permitted uses rather than simply the impact to the LOS. LOS is an engineering
model used to measure and categorize the performance of a street based on its speed,
surrounding density and the number of automobiles that can be moved in a specific
period of time.

The proposed special exception use will generate an increase in traffic that is arriving
and departing from the Site than will a neighboring permitted residential use based
on the turnover of staff, patients, deliveries, ambulatory and police emergencies.
Therefore, the proposed special exception use will have a detrimental impact on
surrounding properties based on the amount and flow of traffic in the vicinity around
the clock.

See Appendix ‘A’ — PBSO & PBCFR Statistics

The proposed special exception use does not propose any modifications to the
location, massing or setbacks of the structure at the Site. The existing structure is a
3 unit multi-family residence, which meets all aforementioned standards.

STAFF COMMENTS:
Staff finds that the proposed special exception use is not compatible with the character and use of the
surrounding properties based on the hours of operation and existing and future land use.

FINDING: CRITERIA NOT MET
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Criteria 4
The establishment of the proposed special exception use in the identified location does not create a
concentration or proliferation of the same or similar type of special exception use, which may be
deemed detrimental to the development or redevelopment of the area in which the special exception
use is proposed to be developed.

STAFF COMMENTS:

While there are no other substance abuse treatment facilities located within a 1,200 foot radius of the
Site, per Town Code Section 78-66, the introduction of a substance abuse treatment facility may lead to
the proliferation of recovery residences, inpatient rehabilitation (aftercare), or other substance abuse
treatment facilities due to the affordability and availability of housing within the Town as compared to
other municipalities. More specifically, the Site is located in an area that already struggles with some
of the lowest property values in Town. Therefore, the proposed special exception use may create a
concentration and proliferation of the same or similar type of special exception use that is detrimental
to the development or redevelopment of the area where it is being proposed.

FINDING: CRITERIA NOT MET
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Criteria 5
The proposed special exception use does not have a detrimental impact on surrounding properties
based on: (a) The number of persons anticipated to be using, residing, or working on the property as
a result of the special exception use; (b) The degree of noise, odor, visual, or other potential nuisance
Jactors generated by the special exception use; and, (c) The effect on the amount and flow of traffic
within the vicinity of the proposed special exception use.

(a) Subsection (a) of Criteria 5 asks that an analysis is performed of the number of persons using,
residing or working at the property where the proposed special exception use is located against
what is normally permitted in that zoning district. Therefore, Staff compared Code Section 78-66,
which regulates the building site area to determine the maximum possible development and persons
using the Site. Regardless of the permitted use, this Site can only sustain the following:

The lot size of the Site is 0.3 acres (13,068 s.f.) for which the existing zoning code allows up to a
three-family dwelling for a maximum of 9 unrelated persons. Whereas the proposed special
exception use, having 14 individuals using, residing (for treatment purposes), or working on the
Site (patients + Staff) exceeds the intent of the lot/area by a 55% increase.

In comparison, nursing and convalescent homes, which is a permitted use (allowed by right), are a
alternative housing option for persons having difficulty being cared for in their home due to a need
for assistance with daily living functions such as dressing, eating, using the restroom, etc. Similarly,
a convalescent home typically provides shorter term care for persons needing physical, speech or
other therapeutic rehabilitation after a surgery or major illness. Both uses, according to various
sources, have an average length of a stay of 835 days for a current ( long term) resident and 270 days
for a discharged patient. The longest stay cited was more than 5 years for Alzheimer patients. (/@
Based on this, a substance abuse home is not a housing alternative, but a for-profit business that is
dissimilar to that of a nursing or convalescent home and provides short-term treatment to individuals
embarking on their journey for recovery, a facility that is more appropriate in a commercial area, or
an area with some commercial immediately surrounding the site.

The proposed special exception use will have a greater turnover of patients and staff: a potential
client turnover of 624-876 persons per year based on 12 patients having an average stay of 5-7 days
and with a staffing turnover of 6 persons per one 24 hour period, or 2,190 a year. The proposed
special exception use has a scale of turnover in the number of persons residing (for treatment or staff
purposes), using or working at the Site is not compatible with the surrounding permitted residential
uses and intensities.

Therefore, the proposed special exception use will have a detrimental impact on surrounding
properties based on the number of persons working, using and residing at the Site because it is not
consistent with the number of persons working, using and residing within a permitted neighboring
use (substance abuse treatment facilities are not a permitted use, but rather a use that is only
permitted by special exception use approval due to its potential incompatibility).

" 0’Quin, Kevin, “Startling Facts About Long-Term Care.” Life Happens 11 March 2015. Accessed 10 March 2016,
https://www.lifehappens.org/blog/startling-facts-about-long-term-care/

2 Dav, Thomas, “About Nursing Homes.” National Care Planning Council Date Unknown. Accessed 10 March 2016,
https://www.longtermcarelink.net/eldercare/nursinghome.htm
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(b) Noise:

Based on the nature of the medical services provided and the known potential for emergencies
requiring police assistance (see Exhibit ‘A’) and the possible increase in ambulatory activity, this
proposed special exception use’s need for police assistance and ambulatory care at the site is not
consistent with the surrounding permitted uses. Having 624-876 patients per year, 2,190 staff
changes per year, and activity and noise generated by ambulances, police, deliveries, and staff
vehicles, the proposed special exception use will generate more noise that other neighboring
permitted uses (i.e. residential uses). Therefore, the proposed special exception use will have a
detrimental impact on surrounding properties based on noise generated activities at the Site.

Odor:
The proposed special exception use will not have a detrimental impact on surrounding properties
based on odor that is generated by the activities on Site.

Visual:
The proposed special exception use will not have a detrimental impact on surrounding properties
based on visual nuisance, :

(¢) The Applicant submitted a traffic statement to the County who confirmed that the proposed use
will not impact the level of service (LOS) for Silver Beach Road. However, in regard to Criteria
5(c), we look to analyze the amount and flow of traffic generated by the proposed use and its impact
to the neighborhood rather than simply the impact to the LOS, which is an engineering model used
to measure and categorize the performance of a street based on its speed, surrounding density and
number of automobiles that can be moved in a specific period of time.

The proposed special exception use will generate an increase in traffic that is arriving and departing
from the Site than will a neighboring residential use based on the turnover of staff, patients,
deliveries, ambulatory and police emergencies. Therefore, the proposed special exception use will
have a detrimental impact on surrounding properties based on the amount and flow of traffic in the

vicinity.

STAFF COMMENTS:

- Staff finds that the proposed special exception use will have a detrimental impact on surrounding
properties based on the number of persons using, residing or working on the property; will have a
detrimental impact on surrounding properties based on the degree of noise; will have a detrimental
impact on surrounding properties based on the effect on the amount and flow of traffic generated by the
use; but will not have a detrimental impact on the surrounding area based on the degree of odor or visual
nuisance created by the proposed special exception use.

FINDING: CRITERIA NOT MET
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Criteria 6
That the proposed special exception use: (a) Does not significantly reduce light and air to adjacent

properties, (b) Does not adversely affect property values in adjacent areas, (c) Would not be a deterrent to

the improvement, development or redevelopment of surrounding properties in accord with existing

regulations, (d) Does not negatively impact adjacent natural systems or public facilities, including parks

(a)

(b)

and open spaces, (e) Provides pedestrian amenities, including, but not limited to, benches, trash
receptacles, and/or bicycle parking.

The proposed special exception use will not reduce light or air to adjacent properties since the
application does not propose any additions or exterior renovations that will alter building height and
mass.

The Applicant submitted a market analysis with its application that was prepared by their consultant,
LRM, Inc. Staff disagrees with the information and findings of that report. Primarily, the report
describes the neighborhood as being bound as follows:

Bayberry Drive to the north, West 37" Street to the south, Federal Highway to the east and 2™ Street

to the west.

The boundary used by LRM, Inc. includes commercial parcels that front Federal Highway, which is not
consistent with the true makeup of the residential core along Silver Beach Road where the Site is
located. The Site is located four parcels west of Federal Highway, or approximately 313 feet, in an area
that is entirely residential in nature. Therefore, the application of the commercial uses fronting and
located on Federal Highway by LRM, Inc. is actually inconsistent with the makeup of Silver Beach
Road, which is a purely Residential area, and not a mix of commercial and residential as their report
states.

Further, the Site is located in the R-2 Residential District, for which the R-2 District has an eastern
boundary of 115 Silver Beach Road, not Federal Highway. Those commercial parcels located along
Federal Highway that were included in the findings by LRM, Inc. are actually located in the C-1
Business District (and applicable Commercial District of Riviera Beach) and not the R-2 Residence
District. Therefore, the actual immediate area boundaries are comprised of a homogenous residential
neighborhood.

Nursing and Convalescent homes are permitted by right in the R-2 District, however, nursing and
convalescent homes are housing alternatives having a longer stay (see Criteria 5(a)) and less resident
turnover than the proposed special exception use which caters to short-term patients that are only onsite
for very short-term treatment purposes. Individuals “move” to nursing and convalescent homes with
the intent to live there and take advantage of certain services that may not be available in a regular
home. Individuals do not “move™ to a treatment facility with the intent to live there, rather their stay is
predetermined by the 5-7 day treatment period. This distinction is important to observe because it speaks
to the increase in transient activity at the proposed Site and the introduction of a commercial treatment
environment rather than a predominantly residential environment of a nursing or convalescent home
which has a longer term stay and “move-in” intent.

Based on this interpretation by Staff, the consultant’s option statement on Page 5, paragraph 4 of “A.
Analysis™ applies (whether a site is owner or tenant occupied) in that: “..the introduction of a
dissimilar land use within a homogenous residential neighborhood consisting solely of owner-
occupied single-family homes may have a detrimental impact...” Since the Site is located in a
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homogenous neighborhood containing only single and multi-family residences, the introduction of this
proposed special exception use could have a negative impact to the neighborhood.

Consequently, linking this to the conclusion in the market analysis, it is possible that the proposed
special exception will negatively affect property values in the surrounding area.

(c) Based on the market analysis submitted by the Applicant, Staff finds the proposed special exception
use will be a deterrent to the improvement, development or redevelopment of surrounding properties
because, per the analysis, “...the introduction of a dissimilar land use within a homogenous residential
neighborhood consisting solely of owner-occupied single-family homes may have a detrimental
impact...”

(d) The proposed special exception use will not have an impact on natural systems or public facilities.

(¢) The proposed special exception use will not include pedestrian amenities, including, but not limited to,
benches, trash receptacles, and/or bicycle parking.

FINDING: CRITERIA NOT MET
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FINDINGS OF FACT - STAFF RECOMMENDATION

This application for a special exception use meets Criteria 2, but does not meet 1, 3, 4, 5 and 6.
Since the application does not meet all 6 Criteria that is required for the granting of a special
exception use, Staff recommends denial. Further, the proposed special exception use is not
consistent with the Comprehensive Plan and thus pursuant to section 163.3194 (1) (a), Florida
Statute, a development order for this use cannot be recommended for approval.

Should the Planning and Zoning Board recommend APPROV AL, staff strongly recommends the
following conditions of approval:

1. The site plan dated 1/20/16 shall be fully adhered to; and,
2. Seacoast Utility Authority will require a review of the change in land use at the Site.

22



Appendix ‘A’
PBSO & PBCFR Statistics

Palm Beach County Sheriff’s Office (PBSO)

Nursing Home and Detox Facility

Palm Beach County Sherift’s Office (PBSO) provided statistics of police activity for two sites in
the County for a period covering one year. One site, Sunrise Detox, a 33 bed detoxification facility
located at 3185 Boutwell Road in Lake Worth, and the second site, Northlake Rehabilitation and
Health, an 85 bed nursing home that is located at 750 Bayberry Drive in Lake Park.

The average number of police activity incidents were similar for both sites (nursing home has 3
times the amount of beds) over the period, but the distinguishing factor, however, is the nature of
the incidents requiring police assistance. PBSO responded to 11 additional categories of calls
that can, according to PBSO, be considered to be a threat or nuisance to the general safety
and welfare of the community immediately adjacent to or nearby the Site. Those categories
of calls are highlighted in red in the table below.

Staff met with Lieutenant Vassalotti on March 22, 2016 to review these statistics and to talk about
the type of police activity and its volume that is associated with a substance abuse treatment
facility, a nursing home, and residential sites. Lieutenant Vassalotti stated that the nature and
volume of calls received from a substance abuse treatment facility is very different and not
comparable to the type of calls received from a nursing home or even a residential site. Further, it
was his opinion that a substance abuse treatment facility was not a compatible use to be located
within a residential neighborhood and should be located in a purely commercial zoning district
because it is not a residence, but a for-profit business that will generate a level of police activity
not consistent with what is found in a residential area.

Police Activity by PBSO
Period March 22, 2015 through March 19, 2016

Sunrise Detox (Detoxification Facility) Northlake Rehabilitation and Health (Nursing Home)
3185 Boutwell Road, Lake Worth - 33 Beds 750 Bayberry Drive, Lake Park — 85 Beds
Type Type of Call Received Number Type Type of Call Received Number
S/13P | Suspicious Person 1 S/31 |Assault 5
S/19 | Misdemeanor 1 S/81 |Verbal Threat 2
S/20 Mentally Disturbed Person 1 S/78 |Obscene/Harassing Phone Call il
S/22 Disturbance S 10-14 Convoy Escort 3
S/22IP | Disturbance in Progress 2 10-38 Roadblock or Obstruction 1
S/30 Theft/Larceny 2 10-63 Business/Residence Check 1
S/36 Fight 1 10-73 Open Gate 3
S/66 Civil Matter 13 S/16A 'Adult Abuse/neglect 5
S/79 Suspicious Incident 2 S/32A Suicide Attempt 1
S/80 Unwanted Guest 4 S/67 Accidental [njury L
S/8 | Missing Person |3 S/68 Police Service Call 8
S/68 Police Service Call 10 S/76 Assist to Another Dept. 4
S/73 Man Down/Sick Person 3 S/84 Welfare Check 2
S/87 Welfare Check 4 10-20 [Location ) 3
S/11 " Abandoned Vehicle 1 10-53 \Coming by Office (paperwork) 1
S176 Assist to Another Dept. 1 10-22 Disregard 7
S/32A Suicide Attempt 3 n/a 911 11
S/14 Information 3 TOTAL 55
10-67 Serving Civil Process 1
n/a 911 4

TOTAL 65
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Residential Properties on Silver Beach Rd.

Staff also requested records of four single and multi-family properties that are adjacent to the Site
of the proposed special exception use to compare with above findings. During the same one-year
period the three multi-family and one single family properties had just two incidents requiring
police assistance that did not appear to be a result of the activity of the actual residents, since both
incidents were burglary of the residence.

Police Actlwty by PBSO
Period March 22, 2015 through March 19, 20i6
L Adjacent Residential Sites
Address - Mfﬁfﬁﬁﬁﬂlfme of Call Received | Number
115 Silver Beach Road  n/a P nfa 0
135 Silver Beach Road ~ §/2IR Burglary - Residence 2
143 Silver Beach Road n/a im0
205 Silver BeachRoad w2 v | 0 ]
i lTOTAL L2

All Sites Comparative Table

P — -

~ Activity by PBCFR
Period March 22, 2015 through March 19, 2016

... . AlSites ..
yL/Name _Address oy . Number
lSmgle Family Remdenhal o ll_5 Silver Beach Roadr » o
Residential Duplex |1,3§§!IVFJ,E}Eaeh,,BQad, o * S
Residential Triplex 1143 Silver BeachRoad ~ = 1 0~ |
Residential Duplex 7!}20§ Silver Beach Road |_ 0 4
ISunrise Detox 3185 Bgutweli Road, Lake Worth ) ! 65 :
[Northlake Rehab Nursmg Home750 iBa\yberry Drive, Lakc Park o { 55 1

Palm Beach County Fire Rescue (PBCFR)

Staff requested call statistics from PBCFR for the same sites and they were not able to able to
release data on private residences due to HIPPA Regulations. At the time this report was released,
Fire Rescue was still preparing a statement regarding the differences in Fire Rescue activity among
single/multi-family homes vs. substance abuse facilities and nursing homes. Based on our verbal
communications, PBCFR indicated there is a difference. Staff hopes to present their official
statement at Planning and Zoning Meeting on April 41",

Conclusion

Sunrise Detox was selected for review because no detox facility existed with the Town and since
it was providing the same or similar services as the proposed special exception use. The nursing
home at 750 Bayberry Dr. was setected because it has one of the lowest bed capacities in the
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County, per the Florida Agency for Health Care Administration (AHCA). While these two samples
both have a higher bed capacity than the proposed special exception use, the data sample does,
however, confirm the comparative type of police activity and the comparative potential volume
that is associated with each land use. While the actual numbers cannot be predicted for this
proposal, and while the total numbers may be lower since the proposal is for a 12 bed facility, it
will be greater than your standard residential or nursing home type of use. PBSO confirmed with
staff that the data they provided regarding the type of calls and volume are all consistent with the
policing needs of this type of facility and they fully anticipate, should it be approved, that the Town
will see an increase in calls for assistance that is consistent with this data. This is also clear when
comparing the sample location statistics to those of single and multi-family residential. PBCFR
statement is also forthcoming.
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Appendix ‘B’
CITY OF RIVIERA BEACH

DEPARTMENT OF COMMUNITY DEVELOPMENT
600 WEST BLUE HERON BLVD. * RIVIERA BEACH, FLORIDA 33404

0FF|EE OF (5611 845-4060 FAX: (561) 845-4038
COMMUNITY DEVELOPMENT

February 16, 2016

Scott Schultz, Planner
Town of Lake Park
535 Park Avenue
Lake Park, FL 33403

RE: 143 Silver Beach Road Site Plan Application
Dear Mr. Schultz:

On February 16, 2016, the City of Riviera Beach received a request from the Town of Lake Park
to provide comments for the proposed special exception application by Ashwin Bhatt at 143 Silver
Beach Road (PCN: 36-43-42-20-01-037-0210) to develop a 24/7 substance abuse treatment facility
onsite. On June 12, 2015, the City provided comments on the proposed special exception
application. The intent of this letter is to inform you that City staff has completed review for the
Ashwin Bhatt’s Special Exception Use Application and confirms the original comments as follow:

o The proposed use is not compatible with and is inconsistent with the adjacent single
family residential future land use and zoning designations. :

o The proposed use is a more intensive use than the existing multi-family units. As such,
the City has a major concern with the increase of traffic along the Silver Beach Road
corridor that will be associated with the proposed substance abuse facility. The City
also has a major concern with the parking needed to support a facility such as a
substance abuse facility on the referenced parcel.

e The proposed use operating a 24/7 facility creates a public safety concern for the
residents in the area.

The City of Riviera Beach is not in support of approving the proposed substance abuse facility
located at 143 Silver Beach Road. Please feel free to contact my office at (561) 845-4060 should
you have any questions regarding this matter.
Siricerely,

ary MZKinney, AICP
Director of Community Development

RIVIERA BEACH, FLORIDA... “The Best Waterfront City In Which To Live, Work & Play.”



Appendix 'B’
CITY OF RIVIERA BEACH

DEPARTMENT OF COMMUNITY DEVELOPMENT
600 WEST BLUE HERON BLVD. * RIVIERA BEACH, FLORIDA 33404
(561} 845-4060 FAX: (561) 845-4038

OFFICE OF
COMMUNITY DEVELOPMENT

June 29, 2015

Scott Schultz, Planner
Town of Lake Park
535 Park Avenue
Lake Park, FL 33403

RE: 143 Silver Beach Road Site Plan Application
Dear Mr. Schultz:

On June 2, 2015, the City of Riviera Beach was requested to provide comments for the proposed
special exception application by Ashwin Bhatt at 143 Silver Beach Road (PCN: 36-43-42-20-01-
037-0210) to develop a 24/7 substance abuse treatment facility onsite. On June 12, 2015, the City
provided comments on the proposed special exception application. On June 23, 2015, the City
received a letter from the applicant Ashwin Bhatt regarding the City’s comments. The intent of
this letter is to inform you that City staff has completed review for the Ashwin Bhatt’s Special
Exception Use Application and confirms the original comments as follow:

o The proposed use is not compatible with and is inconsistent with the adjacent single
family residential future land use and zoning designations.

o The proposed use is a more intensive use than the existing multi-family units. As such,
the City has a major concern with the increase of traffic along the Silver Beach Road
corridor that will be associated with the proposed substance abuse clinic. The City also
has a major concern with the parking needed to support a facility such as a substance
abuse clinic on the referenced parcel.

o The proposed use operating a 24/7 facility creates a public safety concern for the
residents in the area.

The City of Riviera Beach is not in support of approving the proposed substance abuse clinic
located at 143 Silver Beach Road. Please feel free to contact my office at (561) 845-4060 should
you have any questions regarding this matter.

Sincerely,
/Jq L .
Mary McKinney, AICP
Director of Community Development

RIVIERA BEACH, FLORIDA... “The Best Waterfront City In Which To Live, Work & Play.”



Appendix ‘B’
CITY OF RIVIERA BEACH

DEPARTMENT OF COMMUNITY DEVELOPMENT
600 WEST BLUE HERON BLVD. * RIVIERA BEACH, FLORIDA 33404
(561) 845-4060 FAX: (561) 845-4038

OFFICE OF
COMMUNITY DEVELOPMENT

June 12, 2015

Scott Schultz, Planner
Town of Lake Park
535 Park Avenue
Lake Park, FL. 33403

RE: 143 Silver Beach Road Site Plan Application

Dear Mr. Schultz:

On June 2, 2015, the City of Riviera Beach was requested to provide comments for the proposed
special exception application by Ashwin Bhatt at 143 Silver Beach Road (PCN: 36-43-42-20-01-
037-0210) to develop a 24/7 substance abuse treatment facility onsite. The intent of this letter is to
inform you that City staff has completed review for the Ashwin Bhatt’s Special Exception Use
Application. The City is responding to the Special Exception application with the following
comments:

e The proposed use is not compatible with and is inconsistent with the adjacent single
family residential future land use and zoning designations.

o The proposed use is a more intensive use than the existing multi-family units. As such,
the City has a major concern with the increase of traffic along the Silver Beach Road
corridor that will be associated with the proposed substance abuse clinic. The City also
has a major concern with the parking needed t(WS a substance
abuse clinic on the referenced parcel.

o The proposed use operating a 24/7 facility creates a public safety concemn for the
residents in the area.

The City of Riviera Beach is not in support of approving the proposed substance abuse clinic
located at 143 Silver Beach Road. Please feel free to contact my office at (561) 845-4060 should
you have any questions regarding this matter.

Sipgerely,

e

Mary McKinney, AICP
Director of Community Development

RIVIERA BEACH, FLORIDA... “The Best Waterfront City In Which To Live, Work & Play.”



TOWN OF LAKE PARK
COMMUNITY DEVELOPMENT DEPARTMENT

APPLICATION FOR SPECIAL EXCEPTION REVIEW

Applicant/Agent:__ NZ Consultants, Inc.

Address: 1851 W. Indiantown Road, Suite 100, Jupiter, FI. 33458
Telephone: 561-758-2252 Fax:
E-mail: nilsa@nzconsultants.net

__ Owner  _X_ Agent (Attach Agent Authorization Form)

Owner’s Name (if not Applicant)_ Ashwin Bhatt

Address: P.0. Box 10133, West Palm Beach, FL. 33149
Telephone 561-389-7868
E-Mail: Ashwinfour@comeast.net

Property Location: 143 Silver Beach Road

Legal Description: KELSEY CITY LTS 21 TO 24 INC BLK 37

Property Control Number:  36-43-42-20-01-037-0210

Future Land Use:_ Residential and Commercial Zoning:_R-2 Residential District

Acreage: 0.30 Square Footage of Use: 3250

Proposed Use:___Residential Substance Abuse Treatment Facility




Zoning/Existing Use of Adjacent Properties

North: Residential-1 (R-1) South: City of Riviera Beach — Residential 6 (RS-6)

East;  Residential-2 (R-2) West:  Residential-2 (R-2)




PLEASE DO NOT DETACH FROM APPLICATION.
SIGNATURE REQUIRED BELOW.

Please be advised that Section 51-6 of the Town of Lake Park Code of Ordinances provides for the
Town to be reimbursed, in addition to any application or administrative fees, for any

supplementary fees and costs the Town incurs nit he processing development review requests.

These costs may include, but are not limited to, advertising and public notice costs, legal fees,
consultant fees, additional Staff time, cost of reports and studies, NPDES storm water review and
inspection costs, and any additional costs associated with the building permit and the development

review process.

For further information and questions, please contact the Community Development Department at

56-881-3318.

1, ‘)[ S H) ; n % HATT , have read and understand the

regulations above regarding cost recovery.

i , f/M Jis

Property Owng?'Signature Date




TOWN OF LAKE PARK
COMMUNITY DEVELOPMENT DEPARTMENT

AGENT AUTHORIZATION FORM

Owner(s) of Record:

Ashwin D. Bhatt

BEFORE ME, the undersigned authority, personally appeared:

Ashwin D. Bhatt
Property Owner Name

Who first being duly sworn upon Oath and personal knowledge state they are the Owner(s) of
Record of the following described real property:

KELSEY CITY LTS 21 TO 24 INC BLK 371

the street address of which is 143 Silver Beach Road

AND DO HEREBY DESIGNATE:

Name: NZ Consultants, Inc.
Address: 1851 W, Indiantown Road, Suite 100, Jupiter, Florida, 33458
Telephone: 561-758-2252

To act as Authorized Agent, to file Applications and papers with the Town of Lake Park, and to
represent Owner(s) of Record at any Public Hearing regarding the property of interest.

//@//

Owner of Record Signature

Owner of Record Signature

STATE OF FLORIDA
COUNTY OF PALM BEACH

NOTARY PUBL NOTARY STAMP
REVISED 10/30/2013 CECILIA VINEYS

§ Q% Notsry Public, Stal of Florida
Cormiz slora FF 830067

Hy o, mp; Gy 15 o7
LR R




WARRANTY DEED WITH AFFADAVIT




‘THIS INSTRUMENT PREPARED BY AND RETURN TO:
Pamela Van Woerkom

Sage Title & Escrow

2809 Poinsettia Avenue

West Falin Beach, FIL, 3340!
Pm\p@ ppraisers Parcel Identification (Folio) Number: 36-43-42-20-01-037-0210
e

File Qi 1d14-192

N WARRANTY DEED
L3

i
o SPACE ABOVE THIS LINE FOR RECORDING DATA

N
THIS wﬁgﬁ)}mv DEED, made the 3 /1 day of Dacembes , 2014 by Alfred Francois

and Marie D, Fxancois, husband and wife, whose post office address is 424 E. Ilex Drive,
Lake Park, ]is 3403 herein called the Grantors, to Aswin D, Bhatt, a married man, whose
post office addd §§J:)g P.O. Box 10133, West Palm Beach, FL 33419, hereinafter called the
Grantee; (("
(Wherever used hegt:g Y the terms "Grantor” and "Grantee” include all the pariies to this
Instrument and the hefrs, legal representatives and assigns of individuals, and the successors
and assigns of corpom@’d‘s)

&

WITNESSETH: %Efa’;;he Grantors, for and in consideration of the sum of TEN AND
00/100'S ($10.00) Dollarsgid® other valuable considetations, receipt whereof is hercby
acknowledged, hereby granty_barbains, sells, aliens, remises, releases, conveys and confirms
uito the Grantee all that certai rg’ti%jsituate in PALM BEACH County, State of Florida, viz.:
Lots 21, 22, 23 and 24, BlocQ @7/PLAT OF KELSEY CITY (now known as LAKE
PARK) according to the Plat ecg_{dcd in Plat Book 8, Pagc 15 as recorded in the
Public Records of Palm Beach c(rg(ﬁ, , Florida,
)

~
el

ACY
Subjcet to easements, restrictions\;}td ,ﬁsiervations of record and taxes for the year
2015 and thereafter. Quzts

TOGETHER, with all the tencments, hereditaments and appurtenances thereto belonging or in
anywise appertaining,

TO HAVE AND TO HOLD, the sume in fee simple forever.

AND, the Grantors hereby covenant with said Grantee that the Grantors are lawfully seized of
said land in fee simple; that the Grantors have good right and lawful authority to sell and convey
said land, and hereby warrant the title to said land and will defend the same against the lawful
claims of all persons whomsoever; and that said land is free of all encumbrances, except taxes
accruing subsequent to December 31, 2013.

IN WITNESS WHEREOF, the said Grantors have signed and sealed these presents the day and
year first above written.
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Signed, sealed and delivered in the presence of:

Wif‘r\e{sglgw S— AlfeedFrancois’
5

Witness gl\}’};ﬁtcd Name

jand Mﬁ@ﬁﬁ ‘L/Uu/v\o}m(:w\ W —0/7 ‘?){/L{'Mf/m ]

Witnesst#2 Siphatire Matie D, Francols

:':l\
Mo suer iz Jouvaman)
Witness #2 Printcd‘c'l\lagsd 9

E
stareor Eloridlq (.
COUNTY OF (1 I g&%’@h

R
The foregoing instrument was acknogg' dged before me this _B_Edday of
2014 by Alfred Francois and Marie _ ;'—}%ncois who are personally known to me or have

produced ) SAC )8 identification.
Qualenty

SEAL

PAMELA VAN WOERKOM
i MY COMMSSION # B2 875033

3 = EXPIAES: dune 24, 2047
SR Bandad They Phetay Pubfie Undassritery

= i

g

Printed Notary Name
My Commission Expires:
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For AShuin' 0. Rhel’
Ol Bfoo 0Y 44 0re’d

AFFIDAN T

e e ] S

| T ashem' D. Bhelk L is curemt
_ownex 0{ %e, wperrg 43 Silver BMC);

R3340

| Poperk CoolNo. 36434280 010370800

Srebwine Do Bhakd
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LOCATION MAP




Location Map

Subject Property
143 Silver Reach Road




GaryR. N:kohts,CFA i Homestead Exemptuon }‘
Property Apprais_er Ao A I T

L }Palm«Begch dounty A Qx‘

Locauon Address 143 SILVER BEACH RD
Municipality LAKE PARK
Parcel Control Number 36-43-42-20-01-037-0210
Subdivision KELSEY CITY IN PB 8 PGS 15 TO 18, 23,27 & 34 TO 37 INC
| Official Records Book 27392 Page 1699
| Sale Date MAR-2015 |
Legal Description KELSEY CITY LTS 21 TO 24 INC BLK 37

7 Mal“né address

| AR PO BOX 10133
| N
Ll Gl WEST PALM BEACH FL 33419 0133
Sales Date Price OR Book/Page Sale Type Owner i
MAR-2015 $10 27392 / 1699 WARRANTY DEED BHATT ASHWIN D |
DEC-2014 $180,000 27196 / 0998 WARRANTY DEED BHATT ASWIN D }
MAR-1994 $85,000 08185 / 0552 WARRANTY DEED FRANCOIS ALFRED & ;
MAR-1991 $83,000 06746 / 1273 WARRANTY DEED ‘
. FEB-1991 $100 06746 [ 1272 QUIT CLAIM
No Exemption Information Available.
Number of Units 3 *Total Square Feet 3250 Acres 0.30
Useitide 0800 - MULTIFAMILY < 10 Zonin R2 - Multiple Family Residential ( 36-LAKE
UNITS 9 pARK)
Tax Year 2015 ' 2014 2013
Improvement Value $102,955 $85,171 $71,501
Land Value $51,779 $43,150 $43,150
Total Market Value $154,734 $128,321 $114,651
All values are as of January 1st each year
Tax Year 2015 2014 2013
Assessed Value $154,734 $105,807 $96,188 |
Exemption Amount $0 $0 $0
Taxable Value $154,734 $105,807 $96,188 |
Tax Year 2015 2014 2013

Ad Valorem $3,850 $2,838 $2,578
Non Ad Valorem $1,171 $1,180 $1,036




SURVEY




Lor 11 LOT 10 Lor g LoT 8 Lor 7 LOT 6
BLOCK 37 BLOCK 37 BLOCK 37 BLOCK 37 BLOCK 37 BLOCK 37

5 U.E.(P) N POLE
FLP. 3/4"
FiR 12" A . NO L.D.
LR 1/2" AN :
CAP LB6936 83 FOLE 6"9’ NTED T A
(1.1'5,0.7'W) % Blmfl’)ING s |ioa|™ 0-2E
f
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o i m| /
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- g 2 7
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5 143 ol € | X
- oo - - o] < -
o | [{s} g - rfs
(or 20 » 27%, a ol ey f|W  torzs
BLOCK 37 IS _"E w0 3 n e |~ sLock 37
N ,,! hy gy - - o 1 ,1_
- 4127 2._5' J ©
] [ 5 ™
\ . = 22 Ao 36.8° a8 .
E 13.1 G 13.1
E:‘ W Ll 1 M pa ; s - 3 k
3 ¥
0- : - X
Z8 % 3 5
03 ©- 0 P
B $ %
FiR 5/8"| & D,
\ AND CAP | § . D, | FiP. 3/4"
It I\ifi) 1.0. 25" ~25"; 257 25 NO 1D,
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BLOCK 37 . LT ) ]
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AND CAP :g; ,-'.'-.-‘;i'-:;f‘&:_:“':',‘- G
NO 1.D. ASPHALT ROAD'
AVENUE "A"(P):.
VER_BEACH ROAD
765.00' R/W(P)"
SURVEY NOTES:

— NO I.D. DENOTES NO IDENTIFICATION.

—~ THERE ARE FENCES NEAR THE PROPERTY LINES.

~ THERE ARE POLES NEAR THE NORTH PROPERTY LINE.
— THE DRIVE CROSSES THE SOUTH PROPERTY LINE,
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BOUNDARY SURVEY LB #7899

18 A TRUE AND CORRECT REPRESENTATION OF A

SURVEYING, LLC

NOT VALIO WITHOUT AN AUTHENTICATED ELECTRONIC
SIGNATURE AND AUTHENTICATED ELECTRONIC SEAL, S E RV | N G ALL F LO RI DA C O U N T l ES

OR A RAISED EMBOSSED SEAL AND SIGNATURE,

SURVEYORS CERTIFICATE

1HEREBY CERTIFY THAT THIS BOUNDARY SURVEY

Digitaly signed by 6250 N. MILITARY TRAIL, SUITE 102
Clyde 0. Bve CN= Gyl ©. WEST PALM BEACH, L. 33407
M McNeg| Mesc:bs PHONE (561) 640-4800
2014.09. FACSIMILE (561) 640-0576
(SIGNED) 14:16:20 -0400° STATEWIDE PHONE (800} 226-4B07
CLVDE O. McNEAL, PROFESSIONAL SURVEYOR AND MAPPER #2883 STATEWIDE FACSIMILE (800)741-0578

\.




Lots 21 through 24, Block 37, KELSEY CITY, according to the Plat thereof, as recordad in Plat Book 8, Page 15, of the Public Records of PALM BEACH County, Florida.

Community Number: 120212 Panel: 0005 Suffix: B Flood Zone: C Field Work: 9/2/2014

sriified To:
ASHWIN D. BHATT; SAGE TITLE AND ESCROW; FIRST AMERICAN TITLE INSURANCE COMPANY: VELOCITY COMMERCIAL CAPITAL, LLC

Property Address:
143 SILVER BEACH ROAD
LAKE PARK, FL 33403

Survey Number: 212281

]
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STATEWIDE FACSIMILE (800) 741-0576




SPECIAL EXCEPTION USE CRITERIA




Silver Beach Wellness LLC
143 Silver Beach Road
A Residential Medical Detoxification Facility

SPECIAL EXCEPTION USE APPLICATION
STATEMENT OF USE

Addiction recovery usually follows three core steps: detoxification (detox), rehabilitation (rehab), and intensive
outpatient treatment (IOP). All three are crucial steps on the road to recovery. During detox and rehab,
individuals with alcohol and substance dependence are weaned off their addiction. During these stages, the
patients usually live in the facility. 10P helps reintroduce these individuals to the outside world. The treatment
can include therapy sessions, prescription medication, and drug testing. In the IOP phase, patients usually live in
sober homes, also known as recovery residences.

According to the Substance Use and Mental Health Estimates from the 2013 National Survey on Drug Use and
Health: Overview of Findings, “[a]n estimated 24.6 million individuals aged 12 or older were current illicit drug
users in 2013, including 2.2 million adolescents aged 12 to 17. In 2013, 60.1 million individuals aged 12 or older
were past month binge drinkers, including 1.6 million adolescents. Of the estimated 22.7 million individuals aged
12 or older in 2013 who needed treatment for an illicit drug or alcohol use problem, 2.5 million received
treatment at a specialty facility.”

Silver Beach Wellness LLC (proposed facility) will occupy an existing 3-unit residential building (triplex) converted
to a private-pay 12-bed licensed medically supervised residential detoxification facility for individual clients
seeking treatment for alcohol and/or substance dependence.

Silver Beach Wellness LLC is not a rehabilitation or a sober home facility. All care and protocols will be designed
and provided by a board certified physician who will act as the medical director. All clients will reside at the
facility and be monitored 24 hours, 7 days a week.
The average length of stay is 5 to 7 days. The -
patients will not have vehicles, E

The Silver Beach Wellness LLC detox facility will be
licensed and regulated by the Florida Department of
Children and Families (FDCF) under Florida Statutes
Chapter 397 and Florida Administrative Code
(F.A.C) Chapter 65-30. DCF regulates facility
capacity (i.e. number of residents), which, in concert
with  local  zoning requirements, insures
neighborhood  compatibility and  prevents
overcrowding.

Location of Proposed Facility: 143 Silver Beach Rd.
Silver Beach Wellness LLC will provide a service

to individuals seeking treatment for alcohol and/or substance dependence. Individuals recovering from substance
abuse are persons with disabilities under Title Il of the Americans with Disabilities Act of 1990 (42 U.S. C. 12131),
which prohibits discrimination on the basis of disability by public entities.



SPECIAL EXCEPTION USE CRITERIA

1. Please discuss how the Special Exception use is consistent with the goals, objectives, and policies of the
Town's Comprehensive Plan

The proposed Silver Beach Wellness development is a 12-Bed residential medical detoxification facility licensed

by the State of Florida Department of Children and Families (DCF) under Florida Statute 397, Chapter 65D-30. As

indicated in Figure 1, the subject residential detoxification facility located at 143 Silver Beach Road has a Future

Land Use (FLU) designation of Residential and Commercial.

Proposed Silver Beach Wellness

Residential and Commercial
Future Land Use Designation

Figure 1. Future Land Use Map

Silver Beach Rd.

Residential Low Density Future Land Use

The proposed development is consistent with the goals, objectives, and policies of the Town’s Comprehensive
Plan as follows:

FUTURE LAND USE ELEMENT

A. The proposed Silver Beach Wellness LLC development, a residential medical detoxification facility located
in an area with a Residential and Commercial Future Land Use (FLU) designation, is in accordance with
Town Goal Statement 3.4.1 (see below). The proposed development will be located on the block that
serves as a “transitional area” between Federal Hwy. and the Residential Low Density FLU designation
located south of 2" Street on Silver Beach Road. The proposed use is compatible with the existing uses and
will improve the neighborhood. It will contribute to the transitional character between the commercial
nature of Federal Hwy. and the residential neighborhood on Silver Beach Road.

The proposed residential medical detoxification facility will provide important services to disabled
individuals, contribute diversity to existing housing alternatives within a residential neighborhood, and
i i i por e , —_— ]
will strengthen economic development bv'increasing the Town's tax base.
. ;

3.4.1 Town Goal Statement

Ensure that the historic small town character of Lake Park is maintained, while fostering development and
redevelopment that is compatible with and improves existing neighborhoods and commercial areas.
The Town shall maintain and seek opportunities to improve its ability to provide: (1) a full range of
municipal services; (2) a diversity of housing alternatives consistent with existing residential
neighborhoods; (3) commercial, industrial and mixed-use development opportunities that will further
the achievement of economic development goals; and (4} a variety of recreational activities and
community facilities oriented to serving the needs and desires of the Town. Various land use activities,
consistent with these Town character parameters, will be located to maximize the potential for economic
benefit and the enjoyment of natural and man-made resources by residents and property owners, while
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B.

D,

E.

G.

minirizing potential threats to health, safety and welfare posed by hazards, nuisances, incompatible land
uses and environmental degradation.

The proposed development is consistent with Objective 3. The Silver Beach Wellness facility complies with
the required level of service standards.

OBJECTIVE 3: All development orders and permits for future development and redevelopment activities
shall be issued only if public facilities necessary to meet level of service standards are available concurrent
with the impacts of the development. Further, require that alf on-site lands for rights-of-way, easements,
etc., be conveyed to the proper authority prior to final project approval,

The proposed development is consistent with Objective 4. Silver Beach Wellness LLC will provide a service
to disabled individuals seeking treatment for alcohol and/or substance dependence. Individuals recovering
from substance abuse are persons with disabilities under Title [} of the Americans with Disabilities Act of
1990 (42 U.S, C. 12131}, which prohibits discrimination on the basis of disability by public entities.

Objective 4: The Town shall coordinate with appropriate governments and agencies to minimize and
mitigate potential mutual adverse impacts of future development and redevelopment activities,

The proposed development is cansistent with Objective 5. The proposed Silver Beach Wellness facility
contributes to the neighberhood by improving the aesthetics of the existing structure. The proposed
redevelopment enhances the landscaping, lighting, parking area, and the building structure. it will have a
positive impact on surrounding properties,

OBJECTIVE 5: As a substantially built-out community in an urbanized area, the Town shall promote
redevelopment and infill development in amanner that is considerate to existing neighborhoods ana uses,
the buift and natural environments, and neighboring jurisdictions.

The proposed development is consistent with Policy 5.1. Silver Beach Wellness, is compatible with the
Residential and Commercial Future Land Use designation. The proposed facility will extend the type of
services offered by the Town, and it also combines the commercial and residential characteristics that
provide a transition component to the contiguous residential area.

Policy 5.1: The Town shall protect, preserve, maintain and improve jts care residential neighborhoods
and historic resources, and protect these aregs from physical degradation and the intrusion of
incompatible uses.

The proposed development is consistent with Policy 5.2. The Silver Beach Wellness facility provides a
, bositive impact on the neighborhood by improving the aesthetics of the subject underutilized parcel. The
proposed redevelopment enhances the landscaping, lighting, parking area, and the building structure.

Policy 5.2: The Town shall foster the redevelopment of declining neighborhoods, underutilized parcels,
and areas that demonstrate substandard and/or slum and blight conditions.

The proposed development is consistent with Policy 5.3. The Silver Beach Wellness facility is located an
Silver Beach Road one block from Federal Hwy., a key corridor. Silver Beach Road constitutes the southern



- corporate limit of the Town and is classified as a County urban collector. Currently, the Town does not
provide standards for design unified criteria.

. Policy 5.3: The Town shall foster the redevelopment of key corridors and target areas. Compact mixed
use development, defined as a mixture of at least two different land uses in a design-unified, vertically
and or horizontally integrated, pedestrian-friendly environment, should be the preferred form of

" development and redevelopment.

E. The proposed development is consistent with,Bolicyﬂ‘S—SiIVWQa@ Wellness will occupy a currently
underutilized parcel. The subject facility will increase the Tolvn’s tax base while improving the current
conditions of the existing neighborhood. Tha groposed substance abuse treatment facility includes

( structural and landscaping improvements that will have a positive effect on the existing neighborhood.

Policy 1.5: The Town shall encourage the development and redevelopment of activities which will
substantially increase the tax base while minimizing negative impacts on natural and historic resources,
existing neighborhoods and development, and adopted Levels of Service standards.

TRANSPORTATION ELEMENT

The proposed development is consistent with Policy 1.1, 1.3, and 1.4. The Silver Beach Waellness facllity is located
on Silver Beach Road which constitutes the southern corporate limits of the Town and is classified as a County
urban collector,

A trip generation analysis was conducted to predict the impact of the proposed development on AM Peak Hour
and PM Peak Hour conditions, resulting in ane (1) net new peak hour trip for the conversion. The Palm Beach
County Traffic Division has reviewed the Traffic Statement for the subject development pursuant to the Traffic
Performance Standards in Article 12 of the Palm Beach County Unified Land Development Code {ULDC). Based
on the review, the Traffic Division has determined that the subject development meets the Traffic Performance
Standards of Palm Beach County.

The proposed project is in compliance with the Palm Beach County Traffic Performance Standards, and the
Town's Level of Service.

Policy 1.1: The Town hereby adopts the folfowing Level of Service (LOS) standards for each listed facility type:
a. Collector roadways — LOS Standard D

6. Urban Minor Arterial roadways — LOS Standard D

7. Urban Muajor Arterial roadways —~ LOS Standard D

8. Strategic Intermodal System roadways — LOS Standard D.

Policy 1.3: The Town shall adopt o Traffic Performance Standord ordinance for ensuring that adequate roadway
capacity is available or is planned when needed by a development. The Town will continue to utilize the County’s
Traffic Performance Standards.

Policy 1.4: The Town shall review all proposed development and coordinate and cooperate with the responsible
agencies to assure that roadway improvements are planned in accordance with the LOS Standards.



HOUSING ELEMENT

The proposed development is consistent with Objective 3 and Policy 4.3. Silver Beach Wellness LLC will provide
a service to individuals seeking treatment for alcohol and/or substance dependence. Individuals recovering from
substance abuse are persons with disabilities under Title || of the Americans with Disabilities Act of 1990 (42 U.S.
C. 12131), which prohibits discrimination on the basis of disability by public entities.

* Objective 3: Adequate affordable housing, consistent with the current character of the Town shall be provided
Yor the existing population and anticipated population growth, including housing to accommodate the defined
speciafized needs of low and moderate income, elderly or handicapped or displaced residents.”

Policy 4.3: The Town shall enfarce compliance with the Americans with Disabifities Act (ADA) in order to ensure
that persons with disabilities have equal access to housing, employment and services.

2, Please discuss how the proposed Special Exception s consistent with the land development and zoning
regulations and all other portions of the Town of Lake Park Code of Ordinances

The proposed facility is consistent with the land development and zoning regulations. The subject faciiity is
located in the R-2 Zoning District.

Per section 78-66 {1} (m) “By special exception, substance abuse treatment facility that provides room and
board for six or fewer residents, provided that it is not located within a radius of 1,000 feet of another such
existing substance abuse treatment facility; and substance abuse treatment facility that provides room and
board for seven to fourteen residents, provided that it is not focated within a radius of 1,200 feet of another
such existing substance abuse treatment facility, and further provided that the operator of any such facility
obtains a business tax receipt from the town.”

Per the Town’s Code definition “Substance abuse treatment facility means a facility having one or more
service components that are not otherwise permitted by right by the governing zoning district and that
are operated by service providers licensed by the state as defined In F.S. ch. 397.”

The proposed Silver Beach Wellness facility is a conversion of an existing 3-unit residential building (triplex)
to a private-pay 12-bed licensed medically supervised residential detoxification facility for individual clients
seeking treatment for substance abuse.

The proposed treatment facility will be licensed and regulated by the Florida Department of Children and
Families (FDCF) under Fiorida Statutes Chapter 397 and Florida Administrative Code (F.A.C.) Chapter 65-30.
FDCF permits facility capacity (i.e., the number residents), which, in concert with local zoning requirements,
insures: {1) neighborhood compatibility; and (2) prevents overcrowding. Per Section 78-66 within the R-2
residential district, the proposed facility meets the Zoning Code requirements for Parking, Building Height,

Parcel Size, Minimum Floor Area, and Setbacks as follows:

Ma>.<in.1um Maximum N'Iin.imur.n Minimum N '
ZONING Bml_dlng Numb.er of | Building Site Floor Area Minimum Setback Regulatians
Height Stories Area
Front Side Rear
Reguired 30 feet 2 12,000 sq.ft. | 1,980sq.ft. | 30 ft. 10 ft. 7 ft.
Provided 20 feet 1 13,068 sq. ft. | 3,2505sq. ft. | 50ft, 10.4 ft, 11.2 ft,




The proposed development, a Substance Abuse Treatment facility, is a special exception use in the R-2
zoning district. Section 78-142, off-street parking regulations, does not provide standards for this

specific use,.

Per Town Code Sec. 78-142(c)(5) Calculating minimum number of required off-street parking spaces, (f)
Uncertainty or indefiniteness about a land use: If the standard for the number of parking spaces for a
particular land use is not included in this section, the standards for the most nearly comparable land use
shall be applied by the community development director. In making this determination, the community
development director may consult the community development department, and shall consider such
factors as evidence of actual parking demand for similar land uses and such other reliable traffic
engineering and planning information which may be available.

The attached Silver Beach Wellness business plan indicates that the proposed development will be a
private 12-bed medically supervised detoxification facility for individuals seeking treatment for alcohol
and substance dependence. The clients will be transported to and from the facility by a transportation
service. Once admitted, they will reside within and remain on the premises during the duration of their
stay, unless medically necessary to transfer them to outpatient appointments or higher level of care.
The proposed development will not operate as a clinic/hospital where patients might drive themselves
to be treated at the facility. Therefore, the required number of parking spaces should be based on the
use and mode of operation,

In terms of staffing, under state licensure, any detoxification facility with a licensed bed capacity of 1-
15 beds will have one Registered Nurse (R.N.) and one nursing support staff on-site at all times, A
physician must be available 24/7 days per week on-call to address any medical problems and to provide
guidance and support. A Registered Nurse (R.N.) supervisor must also be on call 24/7 days a week. An
R.N. or L.P.N must be on-site 24/7 days per week. There will be two full-time staff on duty at the facility
at all times,

Pursuant to the Town's required parking regulations, and according to Code Sec. 78-142(c)(5), Calculating
minimum number of required off-street parking spaces, (f) Uncertainty or indefiniteness about a land use,
the proposed facility most closely resembles a congregate living facility with respect to parking demand.
Pursuant to Code Sec. 78-145-Supplemental Parking Requirements for Congregate Living facilities: “A
minimum of one parking space shall be provided for each four residents, plus one space for each employee
on the shift of greatest employment.”

The proposed facility has six parking spaces plus one motorcycle parking space. A maximum of three (3)
spaces will be required for 12 residents, leaving three spaces for staff members, There will be a maximum
of two full-time staff members on duty at any time. Furthermore, the patients will be transported to and
from the facility by licensed carriers and will not have their private vehicles at the facility. Thus, ample
parking for visitors and staff is available at the site.

PARKING Minimum 1 Space Minimum 1 Space Total
per 4 Residents per Employee
Required 3 2 5
Provided 3 3 6




3. Please explain how the proposed Special Exception use is compatible with the character and use {existing
and future} of the surrounding properties in is function; hours of operation; type and amount of traffic to
be generated; building location; mass; height and setback; and other relevant factors peculiar to the
proposed Special Exception use and the surrounding property.

The proposed Special Exception use, a residential medical detoxification facility, is compatible with the
character and use {existing and future} of the surrounding properties.

Market Analysis
In compliance with the Town of Lake Park’s requirement for a “market analysis,” the applicant prepared the

attached study “Neighborhood Impact Analysis.” The objective of the analysis is to: (1} define the character
of the “neighborhood” in which the proposed facility is located: and (2) assess the proposed facility's impact
upon the “neighborhoad.”

The surrounding neighborhood {“neighborhood”)} is defined as bounded by Bayberry Drive (north), West 37th
Street in Riviera Beach (south), Federal Highway/Broadway (east), and 2nd Street in Lake Park/Avenue “E” in
Riviera Beach {south}. The 7.2 acre “neighborhood” contains 28 separate properties. Each of the properties
is located on Map 1 and described, using Palm Beach County Property Appraiser data, in Table 1. Using
Table 1, the “neighborhood” is described as follows:

1. Land Use: Single-family residential - 15 (53%); Duplex/triplex residential - 5 (18%); Commercial -5 {18%);
and Vacant — 3 (11%).

2. Residential Tenure: The “neighborhood contains 26 residential units (singte family and multiple family).
Of the 26, five (19%) are currently assigned a homestead exemption by the Palm Beach County Property
Appraiser indicating a high percentage of renter-occupancy.

3. Commercial Uses: Commercial uses consist of the following: Valero Gas/Convenience Store, GL Staffing
Services, Green Touch Industries {vehicle storage racks), DHAKA Gas/Convenience Store, and Drive-thru
Branch Bank {vacated).

4. Recent Sales Activity: Eight residential properties have sold within the “neighborhood” during the past
3 years (2013 - 2015). Of those invelving an “arm’s length” transaction {i.e. sale by warranty deed),
single-family home sales have ranged from $20,000 to $152,500 with an average sale of $59,000 and a
median sale of $48,000. Multiple-family (duplex and triplex} property sales ranged from $53,000 to
$115,000 with an average sale of $85,000 and a median sale of $86,000.

5. Age of Structure: Residential properties in Lake Park (north of Silver Beach Road) were constructed over
a long period of time; from 1926 to 1987, with a majority prior to 1960. Residential properties in Riviera
Beach (south of Silver Beach Road) were all constructed in 1946.

Based upon the above characteristics, the “neighborhood” is described as a mixture of uses, consisting of
owner- and renter-occupied residential units and commercial properties, as opposed to a single use.

From the previous analysis, the “neighborhood” is defined as a mixed-use, as opposed to a homogeneous
area. The basis for this conclusion is a land use mix consisting of renter- and owner-occupied single-family
and multiple-family residential, commercial and vacant properties. Proximity to high impact commercial uses
such as the two proximate gas/convenience stores can have a negative impact upon neighboring residential
property values. Finally, age and condition of proximate structures can have an effect upon neighboring
property values, “Neighborhood” residential structures within the City of Riviera Beach, according to Palm
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Beach County Property Appraiser data, were constructed in 1946. A windshield survey indicates that many
of these structures are in poor condition. Recent sales [Ref: Table 1) of several residential properties within
the $20,000 to 550,000 price range serve to substantiate this observation.

It is concluded that property values are currently affected by the current characteristics of the
“netghborhood,” including its mixed-use nature, traffic volumes and flow, and age and condition of
structures. In terms of the five criteria analyzed, it is further concluded that the proposed facility will not
result in an undesirable use that negatively impacts the “neighborhood,” including property values.
Rather, the general character of the “neighborhood” itself is the principal factor determining property values.

Hours of Operation

The proposed facility will operate 24/7, with a staff of two, working three eight-hour shifts. The impact of
the proposed facility on the surrounding residential properties will not be significantly more intense than
that of a multi-family residence where the occupants might work different shifts, and where visitors and
deliveries would be expected.

Type and Amount of Traffic to be Generated

The proposed development is located on Silver Beach Road which constitutes the southern corporate limit
of the Town. Silver Beach Road is classified as a County urban collector. Clients will be transported to and
from the proposed facility by a transportation service. Once admitted, they will reside within and remain on
the premises during the duration of their stay, untess medically necessary to transfer them to outpatient
appointments or higher level of care.

A trip generation analysis was conducted to predict impact on AM Peak Hour and PM Peak Hour conditions.
The result is one (1) net new peak hour trip for the conversion. The Palm Beach County Traffic Division has
reviewed the Traffic Statement for the subject development pursuant to the Traffic Performance Standards
in Articte 12 of the Palm Beach County Unified Land Development Cade (ULDC). Based on the review, the
Traffic Division has determined that the subject development meets the Traffic Performance Standards of
Palm Beach County.

The proposed project is in compliance with the Palm Beach County Traffic Performance Standards, and the
Town's Leve! of Service.

Building Location, Mass, Height, and Setback
Per Section 78-66, which applies to the R-2 residential district, the proposed facility meets the Zoning Code
requirements for Parking, Building Height, Parcel Size, Minimum Floor Area, and Setbacks as follows:

Maximum Maximum Minimum Minimum
Building Number of | Building Site Minimum Setback Regulations
ZONING : . Floor Area
Height Stories Area
Front Side Rear
Required 30 feet 2 12,000 sq. ft. 1,980 sq. ft. | 30 ft. 10 ft. 7 ft.
Provided 20 feet 1 13,068 sq. ft. 3,250 sq. ft. | SO ft. 10.4 ft. 11.2 ft.




4, Please explain how the establishment of the proposed Special Exception use in the identified location
does not create a concentration or proliferation of the same or similar type of Special Exception use,
which may be deemed detrimental to the development or redevelopment of the area in which the
Special exception use is proposed to be developed.

The proposed Special Exception use, a residential medical detoxification facility, will not create a
concentration or proliferation of the same or simifar type of special exception uses because there are no
other substance abuse treatment facilities in the adjacent residential neighborhood or the commercial area
along Federal Hwy. The proposed facility is in compliance with Code section 78-66 (1) {m) which permits,
by special exception, a substance abuse treatment facility that provides room and board for six or fewer
residents, provided that it is not focated within a radius of 1,000 feet of another such existing substance
abuse treatment facility; and a substance abuse treatment facility that provides room and board for seven
to fourteen residents, provided that it is not located within a radius of 1,200 feet of another such existing
substance abuse treatment facility, and further provided that the operator of any such facifity obtains a
business tax receipt from the town.

Compliance with Code Section 78-66(1){m) will prevent the concentration of substance abuse treatment
facilities in the area. The findings of the market study, the Residential and Commercial Future Land Use
designation, and the R-2 zoning district regulations support the proposed location for a residential medical
detoxification facility. The proposed use is compatible with the character of the neighborhood as was
indicated in the market study (Neighborhood Impact Analysis). inaddition, Criteria 1 presented an extensive
analysis of how the proposed facility is consistent with goals, objectives and policies of the Town's
Comprehensive Plan. Criteria 2 presented a detailed analysis of how the proposed Special Exception use is
consistent with the land development and zoning regulations and all other portions of the Town of Lake Park
Code of Ordinances.

S. Please explain how the Special Exception use does not have a detrimental impact on surrounding
properties based on: (a) The number of persons anticlpated to be using, residing, or working on the
property as a result of the Special Exception use; (b) The degree of noise, odor, visual, or other potential
nuisance factors generated by the Special Exception use; {c} The effect on the amount and flow of traffic
within the vicinity of the proposed Special Exception use.

The proposed Special Exception use, a residential medical detoxification facility, will not have a detrimental
impact on surrounding properties based on:

{a) The number of persons anticipated to be using, residing, or working on the property as a result of the
Special Exception use.

As described in the attached Business Plan, the average stay required for effective treatment at the proposed
facility is between five and seven days. Clients will be transported to and from the facility by a transportation
service. The residents will not be driving or parking private vehicles at the facility, and the mode of transfer
wilt be regulated and supervised by round-the-clock staff, The facility will be a private 12-bed medically
supervised detoxification facility for individuals seeking treatment for alcohol and substance dependence. All
care and protocols will be designed and provided by a board certified physician who will act as the medical
director.

In terms of staffing, under state licensure, any detoxification facility with a licensed bed capacity of 1-15 beds
will have one nurse and one nursing support staff on-site at all times. A physician must he available on-call
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24/7 days per week to address any medical problems and to provide guidance and support. A Registered
Nurse {R.N.) supervisor must also be on call 24/7 days a week. An R.N. or L.P.N must be on-site 24/7 days per
week, There will be two full-time staff on duty at the proposed facility at any given time.

(b} The degree of noise, odor, visual, or other potential nuisance factors generated by the Special Exception
use,

The proposed residential medical detoxification facility will not create noise, odor, or visual nuisances that
impact the character of the neighborhood. As defined in the attached Market Study (Neighborhcod Impact
Analysis), the nature of the neighborhood is a mix of residential (multi- and single- family) and commercial
uses.

Silver Beach Wellness LLC Is not a rehabilitation or a sober home facility. All care and protocols will be
designed and provided by a board certified physician who will act as the medical director. All clients will
reside at the facility and be monitored 24 hours, 7 days a week. Once admitted, they will reside within and
remain on the premises during the duration of their stay, unless medically necessary to transfer them to
outpatient appointments or higher level of care.

In terms of safety, outdoor lighting and monitoring cameras will be installed at the facility in accordance with
Crime Prevention Through Environmental Design (CPTED) principles and as recommended by the Palm Beach
County Sheriff's Office.

(c) The effect on the amount and flow of traffic within the vicinity of the proposed Special Exception use.

The proposed development is located on Silver Beach Road which constitutes the southern corporate limit
of the Town. Silver Beach Road is classified as a County urban collector. Clients will be transported to and
from the proposed facility by a transportation service. Once admitted, they will reside within and remain on
the premises during the duration of their stay, unless medically necessary to transfer them to outpatient
appointments or higher level of care.

A trip generation analysis was conducted to predict impact on AM Peak Hour and PM Peak Hour conditions.
The result is one {1) net new peak hour trip for the conversion. The Palm Beach County Traffic Division has
reviewed the Traffic Statement for the subject development pursuant to the Traffic Performance Standards
in Article 12 of the Palm Beach County Unified Land Development Code (ULDC). Based on the review, the
Traffic Division has determined that the subject development meets the Traffic Performance Standards of
Palm Beach County.

Please explain how the proposed Special Exception use meets the following requirements: {a} does not
significantly reduce light and air to adjacent properties; (b) does not adversely affect property values in
adjacent areas; (¢} would not be deterrent to the improvement, development or redevelopment of
surrounding properties in accord with existing regulations; {d) does or negatively impact adjacent natural
systems of public facilities, including parks and open spaces; and provides pedestrian amenities, including,
but not limited to benches, trash receptacles, and/or bicycle parking.

The proposed Special Exception use, a residential medical detoxification facility, meets the following
requirements:
10



a) Does not significantly reduce light and air to adjacent properties.

Silver Beach Wellness will occupy an existing 3-unit residential building (triplex) converted to a private-pay
12-bed licensed medically supervised residential detoxification facility. The proposed facility is in compliance
with required setbacks and lighting requirements for R-2 zoning. The proposed facility will not reduce light
or air to adjacent properties.

b) Does not adversely affect property values in adjacent areas:

In compliance with the Town of Lake Park requirement for a “market analysis,” the applicant prepared the
attached study “Neighborhood Impact Analysis.” The objective of the analysis is to: {1} define the character
of the “neighborhood” in which the proposed facility is located; and (2), assess the proposed facility's impact
upon the “neighborhood.”

The surrounding neighborhood {“neighborhood”} is defined as bounded by Bayberry Drive (north), West 37th
Street in Riviera Beach (south), Federal Highway/Broadway {east) and 2nd Street in Lake Park/Avenue “E” in
Riviera Beach (south). The 7.2 acre “neighborhood” contains 28 separate properties. Each of the properties
is located on Map 1 and described, using Palm Beach County Property Appraiser data, in Table 1. From Table 1,
the “neighborhood” is described as follows:

1. Land Use: Single-family residential - 15 {53%); Duplex/triplex residential - 5 (18%); Commercial -5 {18%);
and Vacant - 3 (11%).

2. Residential Tenure: The “neighborhood contains 26 residential units {single family and multiple family}.
Of the 26, five (19%) are currently assigned a homestead exemption by the Paim Beach County Property
Appraiser indicating a high percentage of renter-occupancy.

3. Commercial Uses: Commercial uses consist of the following: Valero Gas/Convenience Store, GL Staffing
Services, Green Touch Industries (vehicle storage racks), DHAKA Gas/Convenience Store, and Drive-thru
Branch Bank (vacated).

4. Recent Sales Activity: Eight residential properties have sold within the “neighborhood” during the past
3 years (2013 - 2015). Of those involving an “arm’s length” transaction {i.e. sale by warranty deed),
single-family home sales have ranged from $20,000 to $152,500 with an average sale of $59,000 and a
median sale of $48,000. Multiple-family {duplex and triplex) property sales ranged from $53,000 to
$115,000 with an average sale of $85,000 and a median sale of $86,000.

5. Age of Structure: Residential properties in Lake Park (north of Silver Beach Road) were constructed over
a long period of time; from 1926 to 1987, with a majority prior to 1960. Residential properties in Riviera
Beach (south of Silver Beach Road) were all constructed in 1946.

Based upon the above characteristics, the “neighborhood” is described as a mixture of uses, consisting of
owner- and renter-occupied residential units and commercial properties, as opposed to a single use. From
the previous analysis, the “neighborhood” is defined as a mixed-use, as opposed to a homogeneous area.
The basis for this conclusion is a land use mix consisting of renter- and owner-occupied single-family and
muitiple-family residential, commercial and vacant properties.

Proximity to high impact commercial uses such as the two proximate gas/convenience stores can have a
negative impact upon neighboring residential property values. Finally, age and condition of proximate
structures can have an effect upon neighboring property values. “Neighborhood” residential structures
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within the City of Riviera Beach, according to Palm Beach County Property Appraiser data, were constructed
in 1946. A windshield survey indicates that many of these structures are in poor condition. Recent sales
(Ref: Table 1) of several residential properties within the $20,000 to $50,000 price range serve to
substantiate this observation.

it is concluded that property values are currently affected by the current characteristics of the
“neighborhood,” including its mixed-use nature, traffic volumes and flow, and age and condition of
structures. In terms of the five criteria analyzed, it is further concluded that the proposed facility will not
result in an undesirable use that negatively impacts the “neighborhood,” including property values,
Rather, the general character of the “neighborhood” itself is the principal factor determining property values.

¢) Would not be deterrent to the improvement, development or redevelopment of surrounding properties
in accord with existing regulations

As presented in Criteria 4, the proposed facility is in compliance with Code section 78-66(1)(m) which permits,
by special exception, a substance abuse treatment facility that provides room and board for six or fewer
residents, provided that it is not [ocated within a radius of 1,000 feet of another such existing substance
abuse treatment facility; and a substance abuse treatment facility that provides room and board for seven
to fourteen residents, provided that it is not located within a radius of 1,200 feet of another such existing
substance abuse treatmant facility, and further provided that the operator of any such facility obtains a
business tax receipt from the town,

Based on the market study and compliance with the Residential and Commercial Future Land Use designation
and the R-2 zoning district regulations, the proposed facility will not negatively impact future improvements,
development, or redevelopment of surrounding properties. In fact, aesthetic improvements such as
landscaping, parking lot paving, and painting of the existing structure will have a positive impact on the
surrounding properties and the character of the neighborhood. These improvements will create an incentive
for redevelopment of existing surrounding properties, and contribute to a more attractive environment for
new development.

d) Does not negatively impact adjacent natural systems of public facifities, including parks and open spaces;
and provides pedestrian amenities, including, but not limited to benches, trash receptacles, and/or bicycle
parking:

The proposed Special Exception use, a residential medical detoxification facility, will not impact adjacent
natural systems of public facilities, including parks and open spaces. The additional landscaping and screening
proposed for the facility will enhance the public walkway that abuts the front of the subject property. Silver
Beach Wellness LLC will provide a service to disabled individuals seeking treatment for alcohol and/or
substance dependence. Individuals recovering from substance abuse are persons with disabilities under Title
Il of the Americans with Disabilities Act of 1990 {42 U.S. C, 12131), which prohibits discrimination on the basis
of disability by public entities.
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SILVER BEACH WELLNESS, LLC
143 Silver Beach Road
Lake Park, FL 33403

OBIJECTIVE: Develop a 12-Bed residential medical detoxification facility licensed by the State of Florida
Department of Children and Families (DCF) under Florida Statute 397, Chapter 65D-30.

FACILITY OWNER: Silver Beach Wellness, LLC d/b/a Silver Beach Wellness & Detox
PROPERTY OWNER: Ashwin Bhatt

PROPERTY ADDRESS: 143-147 Silver Beach Road, Lake Park, FL 33403

CONSULTANT: Ash Bhatt, MD

Diplomate, American Board of Addiction Medicine

Diplomate, American Board of Psychiatry and Neurology, Adult Psychiatry
Diplomate, American Board of Psychiatry and Neurology, Child and
Adolescent Psychiatry

OVERVIEW: The facility will be a private 12-bed medically supervised detox for individuals seeking
treatment for alcohol and substance dependence. All care and protocols will be designed and provided
by a board certified physician who will act as the medical director. All clients will reside at the facility
and monitored 24/7 days a week, with an average length of stay of 5-7 days. Clients being admitted wil!
have transportation coordinated to the facility by transportation service. After arriving, they will be
initially triaged by one of the on-site nursing staff for medical stability and suitability for admission. Once
admitted, they will reside within and remain on the premises during the duration of their stay, unless
medically necessary to transfer them to outpatient appointments or higher level of care. They will
receive medical and nursing assessments and evaluation, medical detoxification and stabilization,
education and case management, and discharge planning during the course of their stay. Clients will
benefit from amenities such as nutritious, well-balanced catered in meals, home-like appointed rooms,
and an overall comfortable and caring environment. Clients will participate in group and individual
therapy, with the ability to participate in yoga, relaxation therapies, and educational groups for future
healthy living. Clients seeking treatment are insured and are seeking privacy and confidentiality. The
clients who seek treatment will seek anonymity and will not be transient during their stay at the facility.

LICENSURE: The facility will be licensed by the Florida Department of Children and Families and will
abide by all state and governing laws. The facility will go through a rigorous process of licensing by the
State of Florida that is essential to provide state specific standardized care for our clients.



STAFFING: Under state licensure, any detoxification facility with a licensed bed capacity of 1-15 beds
will have 1 nurse and 1 nursing support on-site at all times. A physician shal! be available 24/7 days per
week on-call to address any medical problems and to provide guidance and support. A nurse supervisar,
R.N., shall also be on call 24/7 days a week. An R.N. or L.P.N shall be on-site 24/7 days per week. At any
given time, there will be two full-time staff on-site.

CLIENT PROFILE: Our clients will have diverse backgrounds, coming from various walks of life,

professions, and socio-economic classes. These are persons seeking help from the cycles of alcohol or
drug dependence, who are seeking medical detoxification treatment to safely and comfortably avoid the
withdrawal symptoms often associated with cessation of their substance. We are not a public facility.
Clients who will be admitted will have the financial means to pay for their services, not originating from
public funds, state or federal programs, Medicaid or Medicare. Our clients will often be employed
individuals or individuals with families who are able to afford their treatment through private
commercial insurance plans or private pay. Our clients will be VOLUNTARY. Clients will not be involuntary
or court-ordered.

WHAT WE ARE NOT: This is not an acute care facility. This is not an inpatient psychiatric facility. This is
not a residential substance abuse rehabilitation facility (defined as for those patients not requiring
detoxification or acute medical services and whose programming, based on the American Society of
Addiction Medicine (ASAM) and the Department of Children and Families (DCF), shall be structured to
serve clients who need a safe and stable living environment in order to develop sufficient recovery skills
for the transition to a less restrictive level of care or reintegration into the general community in
accordance with placement criteria requiring a longer term of care). This is not a partial hospitalization
program (PHP). This is not an intensive outpatient program {IOP). This is not a hospital. This is not a
surgical center. This is not a facility designed to care for individuals who are acutely psychiatrical or
medically unstable. This is not a facility designed to care for the chronic or persistently mentally ill. This
is not a methadone clinic. This is not an ambulatory care center, This is not an outpatient treatment

center. This is not a pain management clinic.

CONSULTANT BACKGRQUND: Dr. Ash Bhatt, MD is a triple-board certified physician licensed in the state
of Florida and Arizona. Dr. Bhatt grew up in South Florida. He is recognized as one of South Florida’s
leaders in psychiatry and addiction treatment. Dr. Bhatt has been working over 12 years in this field and
has served in prominent roles such as the Chief Medical Officer for a nationally recognized behavioral
health organization, overseeing their operations within the state of Florida, also as Medical Director of
multiple inpatient hospital units, detox units and treatment centers, as well as served as academic
teaching faculty at the University of Miami and University of Florida. Dr, Bhatt is also actively involved in
the community, and speaks locally, regionally and nationally regarding education to medical
professionals and layman alike, to erase the negative stigma, discrimination and misconceptions




SILVER BEACH WELLNESS, LLC
143 Silver Beach Road
Lake Park, FL. 33403

associated with addiction and mental illness. Dr. Bhatt currently serves as the national Chief Medical

Officer for a large behavioral health and addictions treatment group which has 8 facilities in the states
of California, Arizona, Utah, and Florida.
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. LAND RESEARCH MANAGEMENT, INC.

ZONING & URBAN PLANNING 2240 PALM BEACH LAKES BLVD. « SUITE 103

MARKET RESEARCH & ANALYSIS WEST PALM BEACH, FLORIDA 33409
ENVIRONMENTAL ASSESSMENTS TEL: (561) 686-2481 » FAX; 681-1551

January 4, 2016

Ashwin Bhatt
P.O. Box 10133
West Palm Beach, FL 33437

Re: "Market” Analysis for the proposed Wellness and Detox facility to be located at 143
Silver Beach Road in the Town of Lake Park, Palm Beach County, Florida.

Dear Mr. Bhatt:

Per our Services Agreement dated December 17, 2015, Land Research Management,
Inc. is pleased to submit the enclosed analysis, entitled: “Silver Beach Wellness LLC
Neighborhood Impacts Analysis”.

The analysis is tailored to meet the Town market study requirement associated with the
Town of Lake Park special exception approval process.

If you have any questions, regarding the analysis, or its conclusions, please contact this
office at: (561) 686-2481.

Respectfully submitted,

itrf Fleisc

J ann, Vice President
Land Research Management, Inc.

encl (1) - Silver Beach Wellness LLC Neighborhood Impacts Analysis



SILVER BEACH WELLNESS LLC NEIGHBORHOOD IMPACTS ANALYSIS
Purpose and Objective

The purpose of this analysis is to meet the Town of Lake Park requirement for a “market
analysis” in support of a proposed residential detoxification facility located at 143 Silver
Beach Road. The objective of the analysis is to: (1) define the character of the
“neighborhood” in which the proposed facility is located; and (2) assess the proposed
facility's impact upon the “neighborhood"”.

Site and Neighborhood Description

The 0.3 acre Subject Site contains an existing residential triplex building constructed in
1975. |n total, the existing building contains 6 bedrooms and 4% bathrooms. The property
fronts on the north side of Silver Beach Road, an Urban Collector roadway, approximately 360
feet west of Federal Highway, an Urban Minor Arterial roadway, in the Town of Lake Park.

The surrounding neighborhood (“neighborhood”) is defined as bounded by Bayberry Drive
(north), West 37" Street in Riviera Bach (south),@derm Highway/Broadway (eastfand 2"
Street in Lake Park/Avenue "E” in Riviera Beach (south). The 7.2 acre "neighborhoo?"contains
28 separate properties. Each of the properties is located on Map 1 and described, using Palm
Beach County Property Appraiser data, in Table 1. From Table 1, the “neighborhood” is
described as follows:

1. Land Use: Single-family residential - 15 (63%); Duplex/triplex residential — 5 (18%);
Commercial — 5 (18%); and Vacant — 3 (11%).

2. Residential Tenure: The “neighborhood contains 26 residential units (single family
and multiple family). Of the 26, five (19%) are currently assigned a homestead exemption by
the Palm Beach County Property Appraiser indicating a high percentage of renter-occupancy.

3. Commercial Uses: Commercial uses consist of the following: Valero
Gas/Convenience Store, GL Staffing Services, Green Touch Industries (vehicle storage racks),
DHAKA Gas/Convenience Store, and Drive-thru Branch Bank (vacated).

4. Recent Sales Activity: Eight residential properties have sold within the “neighborhood”
during the past 3 years (2013 — 2015). Of those involving an "arms length” transaction (i.e. sale
by warranty deed), single-family home sales have ranged from $20,000 to $152,500 with an
average sale of $59,000 and a median sale of $48,000. Multiple-family (duplex and triplex)
property sales ranged from $53,000 to $115,000 with an average sale of $85,000 and a median
sale of $86,000.

Silver Beach Wellness LLC
Impacts Analysis; January 4, 2016 1



Map 1. — Delineation of the Surrounding Neighborhood
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5. Age of Structure: Residential properties in Lake Park (north of Silver Beach Road)
were constructed over a long period of time; from 1926 to 1987, with a majority prior to 1960.
Residential properties in Riviera Beach (south of Silver Beach Road) were all constructed in
1946.

Based upon the above characteristics, the "neighborhood” is described as a mixture of
uses, consisting of owner and renter-occupied residential units and commercial properties, as
opposed to a single use.

Proposed Facility Description

Silver Beach Wellness LLC (facility) is a conversion of an existing 3-unit residential
building (triplex) to a private-pay 12-bed licensed medically supervised residential
detoxification facility for individual clients seeking treatment for alcohol and/or substance
dependence.

The fagility, as opposed to sober homes and halfway houses, will be licensed and regulated
by the Florida Department of Children and Families (FDCF) under Florida Statutes Chapter 397
and Florida Administrative Code (F.A.C.) Chapter 85-30. FDCF permits facility capacity (i.e.
residents), which, in concert with local zoning requirements, insures: (1) neighborhood
compatibility; and (2) overcrowding will not occur.

As part of the licensing process, FDCF requires the following documentation:
Proof of compliance with local land development regulations.

Proof of compliance with fire and safety inspections.

Current Business Tax Receipt (BTR).

Proof of property and liability insurance.

Verification of professional qualifications and background checks of staff.

e i

Proof of financial ability and organizational capacity of the applicant to
operate in compliance with state requirements.

Compliance with the above requirements will insure a compliant, safe and professionally
managed facility.

Clients, referred to the facility by licensed medical providers including hospitals, will
reside within the facility on a 24 hour basis with an average stay of 5 to 7 days. Once
admitted, clients will arrive via transportation services generally supplied another treatment
component provider. Use of the 6 on-site parking spaces by clients for their personal use will
not be permitted during their stay thus eliminating potential vehicular trips and providing
adequate spaces for full-time and an-call staff.

Silver Beach Wellness LLC
Impacts Analysis; January 4, 2016 4



Clients will remain on the premises for the duration of their stay unless it becomes
necessary for delivery to outpatient appointments or an alternative facility providing a
higher level of care. Per state requirements, clients must be visible or accessible to on-
site staff at all times.

In addition to residential accommodations (6 bedrooms and 4% bathrooms),
laundry facilities or services, and three meals per day, the facility will provide stabilization
and detoxification services. Stabilization services, to be detailed in the required daily
schedule, will include supportive counseling, and recreation and education activities.

F.A.C. Chapter 65-30 requires a residential detoxification facility with a licensed capacity of
1-15 beds to have at least one nurse and one nursing support on-site at all times. In compliance
with state requirements, the facility will provide 2 staff members on a 24-hours per day/7 days per
week basis. Daily staffing will consist of three 8-hour shifts (i.e. 6:00 a.m. to 2:00 p.m.; 2:00 p.m.
to 10:00 p.m.; and 10:00 p.m. to 6:00 a.m.). In addition to full-time staff, a physician and
Registered Nurse will be available on-call 24 hours per day/7 days per week to address medical
problems and to provide guidance and support.

Neighborhood Impacts

A. Analysis

There are several negative property characteristics that can create an undesirable land
use and result in negative impacts upon neighborhood property values. The determination of
whether or not a land use is undesirable and result-in-a.negative impact is partially a function of -
the characteristics of the neighborhood itself(For exam/g]é, the introduction of a dissimilar land;
use within a homogeneous residential 'nei&ﬁb‘ﬁTﬁoua consisting solely of owner-occupiec
single-family homes may have a detrimental impact, while the introduction of the same use in a
mixed neighborhood may have signi.ﬁcantly less or no impact. As a result, an initial step in an
impact analysis is to define the characteristics of the neighborhood in which a proposed
development is to be located.

From the previous analysis, the “neighborhood” is defined as a mixed-use, as opposed to
a homogeneous area. The basis for this conclusion is a land use mix consisting of renter and
owner-occupied single-family and multiple-family residential, commercial and vacant properties.
Proximity to high impact commercial uses such as the two proximate gas/convenience stores
can have a negative impact upon neighboring residential property values.

In addition, an urban collector (Silver Beach Road) bisects the “neighborhood” and
encourages higher passing traffic volumes than would normally occur on a local street. It was
observed that substantial vehicle stacking occurs on Silver Beach Road during afternoon peak
hours: often extending from the traffic signal at Federal Highway to the west, past 2™ Street,
temporarily blocking access to the subject site. High passing traffic volumes that impede

Silver Beach Wellness LLC
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access can have a negative effect on adjacent property values.

Finally, age and condition of proximate structures can have an effect upon neighboring
property values. “Neighborhood” residential structures within the City of Riviera Beach,
according to Palm Beach County Properly Appraiser data, were constructed in 1946. A
windshield survey indicates that many of these structures are in poor condition. Recent sales
(Ref: Table 1) of several residential properties within the $20,000 to $50,000 price range serve
to substantiate this observation.

Among the potentially negative characteristics that can result in the proposed facility
being classified as an undesirable land use include overcrowding, inadequate parking, traffic
generation, hours of operation and visual appearance.

1. Overcrowding: The existing building is a residential triplex containing a total
of 6 hedrooms and 4% bathrooms. The proposed detoxification facility will contain 6 bedrooms
(maximum of 12 clients) and 4% bathrooms and comply with Lake Park and Florida Department
of Children and Families requirements. Maximum occupancy of the proposed facility should not
exceed that of the current triplex use.

2. Adequate Parking: Six parking spaces will be provided to accommodate the
needs of the proposed facility. As clients will not be allowed to park their vehicies at the facility,
parking spaces will be used solely by staff and on-call medical professionals when needed. As
staff will consist of two professionals at any given time, the & provided spaces should be
adequate to accommodate needs.

3. Traffic Generation: As clients are not allowed to have personal vehicles on-
site during the duration of their stay, vehicular trips will be generated by sfaff and visiting
medical professionals. Daily staffing will consist of three 8-hour shifts (i.e. 6:00 am. to 2200 p.m;
2:00 p.m. to 10:00 p.m.; and 10:00 p.m. to 6:00 a.m.) and shift changes will occur at off-peak
hours. As a result, peak-hour traffic impacts will likely be less than the current triplex use.

4. Hours of Operation: As a residential facility, hours of operation is not a
serious concern as it is with commercial facilities such as gas/convenience stores. Per Florida
Department of Children and Families requirements, all clients must be visible or accessible to
on-site professional staff at all times.

5. Visual Appearance: The proposed facility must obtain site plan approval from
the Town of Lake Park. During that process, the Town will insure compliance with local codes,
including landscaping, lighting and appearance. The process allows the Town to impose
conditions of approval to specifically address issues of concern. Further, the Town will not
allow signage along the Silver Beach Road frontage. Compliance with Town codes through the
site plan approval process will result in an appearance upgrade to the property.

B. Conclusion

It is concluded that property values are currently affected by the current characteristics of
the “neighborhood”, including its mixed-use nature, traffic volumes and flow, and age and

condition of structures. In terms of the five criteria analyzed, it is further concluded that the

Silver Beach Wellness LLC
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proposed facility will not result in an u_n@i[gglg a2 that n_ega_l(hfly impacts _Vthe
P!

_"neighborhood”, including property values. Rﬁﬂ%,ﬂ general character of the “neighborhood”

itself is the principal factor determining property values '
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January 5, 2016

Ms. Rebecca J. Mulcahy, P.E.
PTC Transportation Consultants
2005 Vista Pkwy, Suite 111

West Paim Beach, FL 33411-6700

RE; Silver Beach Weliness Center
Project #: 151208
TRAFFIC PERFORMANCE STANDARDS REVIEW

Dear Ms. Mulcahy:

The Palm Beach County Traffic Division has reviewed the Traffic Statement for the above
referenced project, dated December 11, 2015, pursuant to the Traffic Performance Standards
in Article 12 of the Palm Beach County Unified Land Development Code (ULDC). The project
involves converting an existing 3-Unit apartment complex to a 12-Bed Detox facility. The
project is summarized as follows:

Municipality: Town of Lake Park
Location: On Silver Beach Rd, W of US 1
PCN #: 36-43-42-20-01-037-0210

Existing Uses: Apartment=3 DU
Proposed Uses: Nursing Home=12 Beds

Access: NA

New Daily Trips: 10

New PH Trips: -3 (0/-3) AM and 1 {0/1) PM
Build-Out: December 31, 2018

Based on the review, the Traffic Division has determined that the traffic study meets the Traffic
Performance Standards of Palm Beach County.

The County traffic concurrency approval is subject to the Project Aggregation Rules set forth in
the Traffic Performance Standards Ordinance.

Please note the receipt of a Traffic Performance Standards (TPS) approval letter does not
constitute the review and issuance of a Palm Beach County Right-of-Way (R/W) Construction
Permit nor does it eliminate any requirements that may be deemed as site related. For work
within Palm Beach Gounty R/W, a detailed review of the project will be provided upon submitial
for a RW permit application. The project is required to comply with all Palm Beach County
standards and may include R/W dedication.

The approval letter shall be valid no longer than one year from date of issuance, unless an
application for a Site Specific Development Order has been approved, an application for a Site
Specific Development Order has been submitied, or the approval letter has been superseded
by another approval letter for the same property.

If you have any questions regarding this determination, please contact me at 561-684-4030 or
email to gbari@pbcgov.org.

Sin,c?rely,

Btig Fonondlans s

Qudzi Bari, P.E.

Professional Engineer - Traffic Division
QAB:sal

ec: Addressee

Marla Tejera, P.E. - Senlor Professional Enginger - Traffic Division
Steve Bohovsky, Technical Assistant JIl - Traftic Division

File:  General - TPS - Mun - Trafic Sludy Review
FATRAFFICVWMTWUNICIPALITIESWWPPROVALSI1201511 51203 - SILVER BEACH WELLNESS CENTER DOCX



PTC

Transportation Consultants
QOOOOQ.OO..O.-OQOC.OO

2005 Vista Parkway, Suite 111

West Palm Beach, FL 33411 -6700

(561) 296-9698 Fax (561) 684633
Certificate of Authorization Number: 7989

December 11, 2015

Ms. Maria Tejera

Palm Beach County Traffic Division
2300 North Jog Road, 3" Floor
West Palm Beach, FL. 33411-3745

Re:  Silver Beach Wellness Center - #PTC15-092

Dear Ms. Tejera:

The purpose of this letter is to provide a traffic statement for the above-referenced project to
determine if the proposed development meets the requirements of Article 12, Traffic Performance
Standards, of the Palm Beach County Unified Land Development Code (ULDC). It is proposed to
convert three residential apartments to a 12-bec detox facility located on Silver Beach Road west of
US 1 in the Town of Lake Park, as shown on Altachment 1. The existing apartment building was

built in 1975, The Property Control Number is 36-43-42-20-01-037-0210. The proposed Buildout
year for the conversion is 2018,

A trip generation analysis is provided on Attachment 2 for the Daily, AM Peak Hour and PM Peak
Hour conditions. There is one (1) net new peak hour trip for the conversion. Because the project
generales fewer than 20 Peak Hour trips, a traffic study is not required. Therefore, the proposed
project is in compliance with the Palm Beach County Traffic Performance Standards,

If you have any questions, please do not hesitate to contact this office,
’Il‘”””’[’
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Tripgen 15-092 12-10-15

12/11/2015
Attachment 2
Silver Beach Wellness Center
Trip Generation
Dajly
Existing Use
ITE Pass-by
Land Use Code| Intensity | Trip Generation Rate (1) Total Trips Trips (1) New Trips
Residential Apartments 220 3 DU 6.65 /DU 20] - 0% 20
TOTAL 20 20
Proposed Use
ITE Pass-by
Land Use Code| Intensity | Trip Generation Rate (1) Total Trips Trips (1) New Trips
Nursing Home / Rehab Center [ 620 12 Beds 2.74 [Bed 33 3] 10% 30
TOTAL 33 3 30
[Net Increase in Tripg 10 |
AM Peak Hour
Existing Use
ITE Total Trips Pass-by New Trips
Land Use Code| Intensity | Trip Generation Rate (1} | In | Out | Total| Trips (1) In | Out | Total
Residential Apartments 220 3 DU [T=10.49 (X) + 3.73 (20/80) 1 4 5[ - 0% 1 4 5
TOTAL 1 4 5 - 1 4 5
Proposed Use
ITE Total Trips Pass-by New Trips
Land Use Code| Intensity | Trip Generation Rate (1) | In | Out | Total | Trips (1) in | Out | Total
Nursing IHome / Rehab Center | 620 12 Beds 0.17 /Bed (69/31) 1 1 20 - 10% 1 1 2
TOTAL 1 1 2| - 1 1 2
[NetIncreaseinTeip] - | )] 3)]
PM Peak Hour
Existing Use
ITE Total Trips Pass-by New Trips
Land Use Code| Intensity Trip Generation Rate (1) In | Out | Total| Trips (1) In | Out | Total
Residential Apartments 220 3 DU 0.62 /DU (65/35) 1 1 2] - 0% 1 1 2
TOTAL 1 1 2 1 1 2
Proposed Use
ITE Total Trips Pass-by New Trips
Land Use Code| Intensity | Trip Generation Rate (1) In | Out | Total| Trips (1) in | Out | Total
Nursing Home / Rehab Center | 620 12 Beds 0.22 /Bed (33/67) 1 2 3] - 10% 1 2 3
TOTAL 1 2 3| - 1 2 3
[NetIncreasein Trip|] - | 1] 1]

(1} Source: Palm Beach County and the Institute of Transportation Engineers (ITE), Trip Generation, Sth Edition.
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Location Address 143 SILVER BEACH RD
Municipality LAKE PARK
Parcel Control Number 36-43-42-20-01-037-0210
Subdivision KELSEY CITY IN PB 8 PGS 15 TO 18, 23, 27 & 34 TO 37 INC
Officlal Records Book 27392 Page 1699
Sale Date MAR-2015
Legal Description KELSEY CITY LTS 21 TO 24 INC BLK 37

Malling address

3 Duhere PO BOX 10133

BHATTAZHWIND WEST PALM BEACH FL. 33419 0133

Sales Date Price OR Book/Page Sale Type Owner

MAR-2015 §10 2739271699  WARRANTY DEED BHATT ASHWIN D

DEC-2014 $180,000 27196 /0998  WARRANTY DEED BHATT ASWIN D

MAR-1994 $85.000  08185/0552  WARRANTY DEED FRANCOIS ALFRED &

MAR-1991 $83.000  06746/1273  WARRANTY DEED

FEB-199) $100  06746/1272  QUIT CLAIM

No Exemption Information Available.

Number of Units 3 *Total Square Feet 3250 Acres 0.30
0800 - MULTIFAMILY <10 ; R2 - Multiple Family Residential { 36-LAKE
Use Code UNITS Zoning PARK )
Tax Year 2015 2014 2013
Improvement Value $102,955 $85,171 $71,501
Land Value $51,779 $43,150 $43,150
Total Market Value $154,734 $128,321 $114,651

All values are as of January 1st each year

Tax Year 2015 2014 2013
Assessed Value : $154,734 $105,807 $96,188
Exemption Arnount $0 to $0
Taxable Value $154,734 $105,807 $96,188

Tax Year 2015 2014 2013
Ad Valorem $3,850 r $2,838 $2,578
Non Ad Valorem $1,07 $1,180 $1,036

Total tax $5,021 54,018 $3,614




Property Detail
Parcel Control Number;

Owners: BHATT ASHWIN D

36434220010370210

Location Address: 143 SILVER BEACH RD

All values are as of January 15t each year

No Details Found

Malling Address: PO BOX 10133,WEST PALM BEACH FL 33419 0133
Last Sale: MAR-2015 Book/Page#: 27392 /1699 Price: $10
Legal Description: KELSEY CITY LTS 21 TO 24 INC BLK 37
2015 Values (Current) 015 Taxes
Improvement Value  $102,955 Ad Valorem 53,850
Land Value 551,779 Non Ad Valorem $1,171
Total Market Value $154,734 Total Tax $5,021
Assessed Value  $154,734 2015 Qualified Exemptions
Exemption Amount $0 No Details Found
Taxable Value $154,734 Applicants

Bulldmg Footprim (Building 1)

7]

TN rzf“w ]

Subarea and Square Footage (Building 1)
Description

BAS BASE AREA 1

FEP FINISHED ENCLOSED PORCH 2

FST FINISHED STORAGE 3

FEP FINISHED ENCLOSED PORCH 4

FST FINISHED STORAGE 5

FEP FINISHED ENCLOSED PORCH 6

FOP FINISHED QPEN PORCH 7

FOP FINISHED OPEN PORCH 8

FOP FINISHED OPEN PORCH 9

Total Square Footage : 3250
Total Area Under Air : 2530

25
]

I

Areasq. l'ootage]

30
90
70
90
30
80
20
20
20

Extra Features
Description

PATIO 114
UTILITY BUILDING 400

Unit may represent the perimeter, squaie feotage, linear
footage, total number or other measuremeant.

Unit

Structural Details (Building 1)

Mo Description

I Exterlor Wall 1 CB STUCCO

2 Year Built 1975

3 Air Condition Desc. NO HTG/AC

4 Heat Type NONE

5. Heat Fuel NONE

6. Bed Rooms 0

7 Full Baths 3

8 Half Baths 0

9. Exterior Wall 2 N/A

10.  Roof Structure GABLE/HIP

11.  Roof Cover ASPH/COMP. SHG.
12, Interior Wall | DRYWALL

13.  Interior Wall 2 N/A

14.  Floor Type | VINYL/ASPH TILE
15.  Floor Type 2 N/A

16. Storles 1

Acres 0.30
MAP

2nd st

w |

f l !
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GARY R. NIKOLITS, CFA PALM BEACH COUNTY PROPERTY APPRAISER www.pbegov.org/PAPA  12/10/2015
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SITE/LANDSCAPING PLAN, AND FLOOR PLAN
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