
 

  

TO:     Nicholas Mimms, P.E., ICMA-CM, City Manager 
 
THROUGH:    Jennifer Hofmeister, AICP, LCAM, Planning Director 
 
FROM:    Brandon C. Creagan, MCRP, LEED Green Associate, Planner 
 
RE:     Application for Zoning Atlas Map Amendment and Phase 1 Site Plan  
    Lawnwood Regional Medical Center Planned Development 

 
BOARD DATE:   December 7, 2020 
 

STAFF REPORT 
 

Property Owner/Applicant: Lawnwood Medical Center Inc 
 PO Box 1504 
 Nashville, TN 37202 
 
Representative: Charles Millar, Kimley-Horn 
 1615 South Congress Ave, Suite 201 
 Delray Beach, FL 33445 
 
Requested Action:   Approval to Rezone two (2) parcels from Office Commercial (C-1) to 

Planned Development (PD) with an underlying zoning of C-1. 
 
Site Location:  1700 South 23rd Street  
 
Parcel IDs:   2416-504-0200-000-2 & 2416-504-0200-030-1 
 
Existing Use:  Hospital 
 
Parcel Size: 22.36 +/- Acres 
 
Current Future Land Use: Institutional (INST) 
 
Current Zoning:  Office Commercial (C-1) 
 
Proposed Zoning: Planned Development (PD) with an underlying zoning of C-1 
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Surrounding FLU: 
 
Surrounding Zoning: 
 
Utilities: FPUA 
 
Staff Analysis 
 
Request 
In accordance with Code Sections 125-133, 125-136, 125-313, and 125-314, the applicant is 
requesting review and approval of a Zoning Atlas Map Amendment, Development Review (Major 
Site Plan), and Design Review for a Planned Development and Phase 1 site plan for the Lawnwood 
Medical Center. The current zoning of the property is Office Commercial (C-1). The applicant is 
seeking to rezone the subject property to Planned Development (PD) with an underlying zoning 
of C-1.  
 
The rezoning was recommended by Planning staff to provide a comprehensive plan of growth 
and allowances for the Lawnwood Medical Center within the confines of the boundaries of the 
subject property. With a Planned Development, the rezoning will be considered to improve and 
upgrade the facilities to better serve the citizens of the City of Fort Pierce and residents of the 
region. A Planned Development allows the Lawnwood Regional Medical Center the ability to 
create a unique Zoning District for expansion with guidance from City Staff. 
 
Master Plan and Site Plan 
The subject Planned Development (PD) is intended to provide a process for the evaluation of the 
hospital as governed by an approved Master Site Plan (MSP). The standards and procedures of 
the MSP are intended to promote flexibility of design and permit planned diversification and 
integration of uses and structures, while at the same time granting the City the authority to 
establish such limitations and regulations as it deems necessary to protect the public health, 
safety and general welfare. In so doing, the PD is generally designed to: 
 

1) Provide for the review and approval of hospital uses as defined within this Section. 
 

2) Allow off-site parcels, regardless of size and proximity, to be incorporated into the PD. 
 

3) Encourage structures which result in an organized, compatible development within and with 
surrounding land uses in density and intensity of use. 
 

4) Allow design flexibility through a more efficient arrangement of structures, utilities, onsite 
circulation, and access. 
 

5) Encourage the preservation of environmental assets and natural amenities as scenic and 
functional open-space areas, when available and reasonable. 
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6) Encourage usable open space by permitting a more concentrated building area, when 
available and reasonable. 

7) Encourage innovative site planning and land development concepts to create an aesthetically 
pleasing and functionally desirable environment while preserving onsite natural elements and 
cultural resources. 
 

8) Promote flexibility and efficiency in site design for more desirable environment for patients 
and staff. 
 

9) Promote development that is adapted to natural features, including wetlands, trees and other 
vegetation and habitat, and which avoids the disruption of natural drainage patterns. 
 

10) Permit site specific requirements based on the unique characteristics of the individual site. 
 

11) Permit site specific limitations where necessary to protect public health, safety, or welfare, or 
for the protection or preservation of lands either internal or external to the planned 
development. 

 
Basic Use Standards 
The PD is designed to allow the applicant to submit a MSP for any use or any mix of hospital 
related uses. The MSP will govern the development of the PD which can be amended from time 
to time. The PD MSP will demonstrate compliance with the following standards: 
 

1) Comprehensive Plan Consistency: Any hospital or medical related uses and structures are 
permitted in this district provided the proposed development is shown to be consistent with the 
goals, objectives and policies of the Comprehensive Plan, and consistent with future land use. 
 

2) Perimeter Building Setbacks: Setbacks at the perimeter of the development shall be a 
minimum of ten (10) feet on all side of the PD. 
 

3) Open space: In the PD development, at least 20 percent of the site shall be devoted to open 
space. Open space includes landscaping, walkways, landscape structures such as terraces, 
planters, natural areas, buffer areas, upland habitats, including those areas of on-site 
preservation. 
 

4) Lot Coverage: The maximum PD lot coverage shall not exceed 60 percent of the overall PD. 
 

5) Impervious Area: The impervious area shall not exceed 80 percent. 
 

6) Parking Stall Size: Parking shall be provided at a ratio of two (2) parking spaces per one (1) bed 
for hospital use and shall be one (1) parking space per 300 square feet of gross floor area for 
medical office buildings. Parking stall size within the PD shall be a minimum of nine (9) feet in 
width by nineteen (19) feet in length. The parking stall size shall be measured from the inside 
edge of the curb or stall. 
 

7) Landscaping: Landscaping plans shall be in accordance with Code Section 123. Interior 
landscape islands shall be located at a minimum of one (1) landscape island per ten (10) 
continuous parking spaces. The interior landscape island shall be a minimum of nine (9) feet in 
width by 19 feet in length as measured from the inside edge of the curb of stall. Interior landscape 
islands shall be added to the existing parking lot per the phasing shown on the master plan. The 
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minimum PD perimeter landscape buffer shall be ten (10) feet in width measured from the 
perimeter of the PD unless otherwise noted on the master plan. 
 

8) Easements: Easements necessary for the orderly extension and maintenance of public utilities 
and/or other special needs may be required as a condition of approval. 
 

9) Building Height: The maximum building height shall not exceed 75 feet from existing grade. 
 

10) Lighting: Photometric requirements for the site shall be in accordance with applicable code 
and be implemented per the master plan phasing. 
 

11) Phasing: As shown on the master plan, the development will consist of a total of five (5) 
phases. 
 

12) Other Standards: The PD will comply with regulations affecting signs referred to in Section 
Chapter 117 and applicable portions of the City's regulations governing subdivisions referred to 
in Chapter 121. 
 

13) Code Compliance: Compliance with minimum code requirements shall be met with each 
phase of development. 
 
The Master Plan for Lawnwood Medical Center is generally bound by South 23rd Street to the 
east, Quincy Avenue to the south, South Lawnwood Circle to the west, and Birth Street (employee 
parking lot) to the north. The subject Master Plan of development involves expansion of the main 
campus that will be completed in five (5) phases.  
 
The five (5) phases of the Master Plan will involve the following: 
 

• Phase 1: The construction of a three (3) story Medical Tower 
 

• Phase 2: A 3rd floor shell build out of the Medical Tower with an Emergency Department 
Addition to the northern portion of the hospital 
 

• Phase 3: A 4th Floor addition to the Medical Tower 
 

• Phase 4: A 5th Floor addition to the Medical Tower 
 

• Phase 5: A Parking Structure. 
 

Additional parking and landscape improvements will be provided with each phase of 
development. Phasing the renovations of the parking will allow the hospital to function 
adequately during each of the phased site improvements. Should it be determined that surface 
parking is not sufficient to accommodate visitors at the main campus, additional parking of 550 
parking spaces will be addressed with the construction of a parking structure during the last 
phase of redevelopment. 
 
Height 
The Lawnwood MSP is proposing a maximum height of 75 feet. The C-1 zoning district, however, 
only allows a building height of 65 feet. The requested additional height is allowed when 
petitioning for a Planned Development Master Plan. The subject Master Plan requests the 
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additional height at Phase 3 with the addition of the 4th Floor addition and continued with the 5th 
Floor addition at Phase 4 of the MSP.  
 
Phase 1 will include a three (3) story, 92,500 square foot addition to the hospital that will provide 
32 new beds. The total height of the medical town at Phase 1 will be 58 feet from existing grade 
at its highest point. The parking requirements for the first phase would be calculated based on 
the number of beds at a ratio of 2 parking spaces per bed in accordance to development 
regulations of this PD. Phase 1 is providing a total number of 278 spaces as 212 spaces will be 
demolished and reconfigured as part of the construction. This will represent a total of 66 new 
spaces.  
 
During the staff review of the project, planning staff and the Lawnwood project development 
team worked together to address any potential parking needs. It was agreed upon that should 
the surface parking not provide adequate parking with the latter phases of development, that a 
parking structure would be constructed during the last phase of development.  
 

PD Development Regulations 

The table below represents the development regulations that the subject Planned Development 

will adhere to regarding setbacks, required landscape buffer, building height, parking ratio, and 

lot coverage.  
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Since the Planned Development also has the underlying zoning of Office Commercial (C-1), any 

regulation that is not explicitly addressed by the PD will be regulated by the C-1 zoning district.  

 

Landscaping 

The landscape plan is consistent with City Code 123-37 and will consist of the following: 

• 88 trees, which will feature the Gumbo Limbo, Ligustrum, Crape Myrtle, and Southern Live 
Oak 

• 30 palm trees, which will feature Pygmy Date Palm, Royal Palm, and the Cabbage Palmetto  

• 986 shrubs  

• Tree Mitigation will not be required onsite pursuant to the Mitigation Table that has been 
provided on page L0.02 of the Tree Disposition Plan.  

 
Design Review 
The City's Design Review guidelines provide approaches to design situations that will contribute 
to the existing and developing character of the City. The intent of the City's design review process 
is not to stifle innovative architecture, but rather to assure respect for and reduce incompatible 
and adverse impacts on the visual experience throughout the City. This may be accomplished 
through respectful interpretation of vernacular building typologies and styles in proposed 
development. Proposed designs should take cues from traditional proportioning systems and be 
synonymous with a chosen style. 
 
It is staff’s professional opinion the proposed design for the medical tower is consistent with the 
built environment as most of the uses are medical uses or office space. The proposed building 
elevation is articulated with varying roof heights and accents. The design of this medical tower 
will allow for at least two (2) more floors to be built on top of it to create a better use of the 
limited spaces that the hospital has available to it to expand on its current site.  
 
Traffic Analysis 
According to the Capacity Analysis application provided by the applicant, the current annual 
average daily traffic (AADT) is 4,483 trips. This also includes 348 AM peak hour trips and 352 PM 
peak hour trips. The proposed zoning change would see the AADT increase to 5,026 trips. That 
would represent a difference of 544 trips. The AM peak trips would be 416 trips a difference of 
68 trips and the PM peak trips would be 429 trips a difference of 77 trips. The traffic report 
provided by the application concludes that the current roadway links are sufficient to 
accommodate the increase in projected traffic to the site.  
 
Standards for Review 
Pursuant to Article IX, City Code of Ordinances, a proposed change of district or text may be 
initiated by the City Commission, the City Planning Board, or by petition of one or more of the 
property owners or affected residents within the area proposed to be changed or affected by 
a change in the district map or text.  
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The following standards must be satisfied per Section 125-136 of the City Code prior to the approval 
of the requested amendment:  
(1) The amendment is consistent with the Comprehensive Plan. 
(2) The amendment will not have an adverse effect on the ability of the City to: 
  a. Satisfy land and water use needs; and 
  b. Meet transportation demands and provide community facilities and services. 
(3) The amendment will promote and protect the public health, safety, and general welfare. 
 
The proposed amendment is consistent with and furthers the Goals, Objectives, and Policies of the 
City’s Comprehensive Plan. The Zoning Atlas Map Amendment promotes and protects the public 
health, safety, and general welfare as the request as proposed is in character with the existing use on 
the property and the current zoning district proposes challenges for the continued development of 
the hospital site. This request allows Lawnwood Regional Medical Center to continue to expand, thus 
creating more capacity to provide a high quality of service to the community.  
 
Technical Review Committee 
All affected City and County Departments have reviewed the proposed Zoning Atlas Map Amendment, 
Development Review, and Design Review applications and have provided conditional approval based 
on compliance with requirements of the City Code and the Comprehensive Plan. The comments 
generated from the technical review and any responses by the applicant have been provided. 
 
Planning Board 
The Planning Board at their meeting on November 10, 2020 voted 6-0 to recommend approval of the 
Zoning Atlas Map Amendment as presented. 
 
Public Notification 

104 letters were sent out to property owners within 500 feet of the subject property for the 
Application for Zoning Atlas Map Amendment. 
 
Staff Recommendation 
The requested Application for Zoning Atlas Map Amendment, Development Review, and Design 
Review meets the criteria specified in Section 125-133, 125-136, 125-313, and 125-314 of the City 
Code, the Comprehensive Plan, and does not adversely affect the public health, safety, convenience 
and general welfare. Therefore, Planning Staff recommends APPROVAL of the proposed Development 
Review & Design Review along with a Rezoning from Office Commercial (C-1) to Planned Development 
(PD) with an underlying zoning of C-1. 
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