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Applicant/Owner: Christus Spohn Health System Corporation 
Legal Description/Location: Being a 22.46-acre tract of land 
encompassing Blocks I, IX, X, and XI, Ocean View Subdivision, Lot 4, 
Block IIA, Ocean View Addition, and Blocks A and B, Bay Front Terrace 
Addition, and portions of abutting rights-of-way on Ocean Drive, Ayers 
Street, Santa Fe Street, Second Street, Third Street, Elizabeth Street, 
and Morgan Avenue. 
Location: Between Ocean Drive and Santa Fe Street and between 
Morgan Avenue and Ayers Street. 
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 From: “RM-3” Multifamily 3 District, “ON” Office District, “CR-1” Resort 
Commercial District, “CG-2” General Commercial District, “CG-2/SP” 
General Commercial District  with a Special Permit for a helipad 

To: “CI” Intensive Commercial District 
Area: 22.46 acres 
Purpose of Request: To bring existing building encroachments into compliance 
with zoning setbacks and to simplify the zoning into a single zoning district on 
the Christus Spohn Hospital Campus 
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 Existing Zoning 
District Existing Land Use Future Land Use 

 
 

Site 

“RM-3” Multifamily 3, 
“ON” Office, “CR-1” 
Resort Commercial, 

“CG-2” General 
Commercial and Special 

Permit (Helipad) 

 
Public/Semi-Public 

Office 
Vacant 

 
Office 

Commercial 
Public/Semi-Public 

 
North 

“ON” Office 
“CR-1” Resort 
Commercial 

Medium Density 
Residential 

Office 

Office 
Commercial 

Public/Semi-Public 

 
South 

 
“RM-1” Multifamily 1 

“ON” Office 

Low Density 
Residential 

Office 
Public/Semi-Public 

Medium Density 
Residential 

Office 
Public/Semi-Public 

 
East 

“RM-3” Multifamily 3 
“CR-1” Resort 
Commercial 

Vacant 
High Density 
Residential 

Park 

High Density 
Residential 
Commercial 

Park 
 

West 

“RM-1” Multifamily 1 
“ON” Office 

“CG-2” General 
Commercial 

 
Office 

Public/Semi-Public 

 
Commercial 
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Area Development Plan: The subject property is located within the plan area 
boundaries of the Southeast Area Development Plan. The Future Land Use 
Map designates the subject property for Public/Semi-Public, Commercial and 
Office uses. The proposed rezoning to the “CI” Intensive Commercial District is 
not consistent with the adopted Future Land Use Map. 
Map No.: 045043 
Zoning Violations: None 
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Transportation and Circulation: The subject property has the following street 
frontages: approximately 350 feet of street frontage along Morgan Avenue and 
1,000 feet of frontage on Ayers Street which are designated as A1 Minor 
Arterial streets with a maximum desirable average daily trips of 15,000 to 
24,000; approximately 1,200 feet of street frontage on Ocean Drive which is 
designated as an A2 Secondary Arterial street with a maximum desirable 
average daily trips of 20,000 to 32,000; approximately 575 feet of street 
frontage on Santa Fe Street, 245 feet of street frontage on Third Street and 
1,000 feet of frontage on Elizabeth Street and all being designated C1 
Collectors with a maximum desirable average daily trips of 1,000 to 3,000. 
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Street 

Urban 
Transportation 

Plan Type 

Proposed 
Section 

Existing 
Section 

Traffic 
Volume 

 
Morgan 

 
“A1” Minor Arterial 95’ ROW 

64’ paved 
60’ ROW 
40’ paved 

6,837 ADT 
(2013) 

Ayers “A1” Minor Arterial 95’ ROW 
64’ paved 

60’ ROW 
40’ paved 

2,782 ADT 
(2014) 

 
Shoreline/Ocean “A2” Secondary 

Arterial 
100’ ROW 
54’ paved 

110’ ROW 
77’ paved 

27,947 
ADT 

(2012) 
 

Santa Fe 
“C1” Minor 
Residential 
Collector 

60’ ROW 
40’ paved 

85’ ROW 
65’ paved 

4,091 ADT 
(2012) 

 
Third 

“C1” Minor 
Residential 
Collector 

60’ ROW 
40’ paved 

60’ ROW 
40’ paved 

 
N/A 

 
Elizabeth 

“C1” Minor 
Residential 
Collector 

60’ ROW 
40’ paved 

73’ ROW 
55’ paved 

 
N/A 

 

Staff Summary: 
 

Requested Zoning: The applicant is requesting a rezoning from the “RM-3” Multifamily 
3 District, “ON” Office District, “CR-1” Resort Commercial District, “CG-2” General 
Commercial District and a “CG-2/SP” General Commercial District with a Special Permit 
for a helipad to the “CI” Intensive Commercial District. 
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Development Plan: The applicant’s development plan is to continue to develop the 
hospital campus as needed.  Overtime, as Christus Spohn acquired property and 
incorporated the property into their campus, a number of zoning districts have come 
with those acquisitions.  By rezoning the property, the applicant will bring existing 
buildings on Ayers Street, Elizabeth Street and Second Street with nonconforming 
setbacks into compliance with the Unified Development Code. Secondly, the applicant 
wishes to simplify the zoning on the property into one zoning district.  The “CI” Intensive 
Commercial District is the least restrictive commercial district in the Unified 
Development Code and contains a standard setback of zero-feet for front, side and rear 
yards, and will bring the existing nonconforming building encroachments into 
compliance. The “CI” District allows billboards, unlimited outside storage, and other 
uses that may not be ideal in the downtown area. 

 
Existing Land Uses & Zoning: The subject property contains four base zoning districts 
plus a special permit for a helipad. The “RM-3” Multifamily 3, “ON” Office and the “CR-1” 
Resort Commercial Districts are located along Ocean Drive.  The “CG-2” General 
Commercial District is located to the west of the zoning districts with frontage on Ocean 
Drive. All four base zoning districts require a 20-foot front yard and a 15-foot corner side 
yard.  A minimum five-foot side yard and 10-foot rear yard is required in the “RM-3” 
Multifamily 3 District while the “ON”, “CR-1” and “CG-2” Districts allow a zero-foot side 
and rear yard.  All four districts require a 1-foot building height to 2-foot horizontal 
setback where multifamily or non-residential building sides or backs up to a single or 
two-family use. Uses on the subject property contain the primary hospital use along with 
accessory surface parking, structural parking, offices, and facility heating and cooling 
infrastructure. 

 
A “SP” Special Permit was issued in 1997, which authorized a helipad, restricted 
maximum building height to five stories and prohibited overflights of less than 500-feet 
above the earth’s surface. The “SP” was issued for a small portion of the hospital 
campus, generally located to the north and west of Ocean Drive and Elizabeth Street. 

 
Regarding surrounding properties, the property to the north is zoned “CR-1” Resort 
Commercial, consisting of a parking lot, and “ON Office, consisting of medium density 
residential uses. To the south is zoned “RM-1” Multifamily 1 with medium density 
residential uses, and “ON” Office consisting of public/semi-public uses. East of the 
subject property is zoned “RM-3” Multifamily District and “CR-1” Resort Commercial 
District and consisting of vacant land, high density residential and park uses. West of 
the subject property is zoned the “RM-1” Multifamily 1 District, “ON” Office District and 
the “CG-2” General Commercial District and containing commercial and public/semi- 
public uses. 

 
AICUZ:  The subject property is not located in one of the Navy’s Air Installation 
Compatibility Use Zones (AICUZ). 

 
Plat Status: The subject property is comprised of multiple platted lots in three different 
subdivisions. Once rezoned, Christus Spohn has indicated that they intend to replat the 
property. Currently, the property cannot be replatted as the existing buildings encroach 
into the zoning setbacks. 
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Comprehensive Plan & Area Development Plan Consistency: The subject property is 
located within the boundaries of the Southeast Area Development Plan (ADP). The 
proposed rezoning to the “CI” Intensive Commercial District is not consistent with the 
adopted Future Land Use Map’s designation of the property as public/semi-public, 
commercial and office uses. 

 
The following are pertinent policies of the Comprehensive Plan and the ADP that 
warrant consideration. 

 
- Infill development should be encouraged on vacant tracts within developed areas 

(Comprehensive Plan, Residential Policy Statement h). 
- Health care facilities should be constructed in areas where they are in demand. 

(Comprehensive Plan, Health Services, Policy Statement a.) 
- Business areas that feature mixed office use and retail activities should be 

encouraged (Comprehensive Plan, Commercial Policy Statement a). 
- Commercial activities which generate large volumes of traffic should have direct 

access to an arterial without having to traverse low-density areas. (Comprehensive 
Plan, Land Use Policy Statement f.) 

- The City should establish development regulations along streets designated as 
scenic corridors, and at points designated for view vistas and gateways. 
Shoreline Boulevard / Ocean Drive are designated as Scenic Corridors. 
(Southeast Area Development Plan, Policy Statement B.11) 

- In reference to Scenic Corridors: Private and public signage of all types should 
have stringent design controls consistent with the tourist and recreational theme of 
the Bayfront. Public signage should be standardized and billboards and portable 
signs should be eliminated; (Southeast Area Development Plan, Policy Statement 
B.11, Design Objective b.) 

 
Department Comments: 
• The rezoning of the property and the subsequent development thereof furthers 

policies pertaining to infill development and redevelopment. 
• The hospital complex contains a helipad on the roof of their hospital building at the 

northwest corner of Elizabeth and Ocean Drive. The Unified Development Code 
conditionally allows a helipad or heliport in a commercial zoning district provided that 
the helicopters shall not exceed 12,500 in gross weight and the heliport does not 
include a fueling facility. 

• A “SP” Special Permit approved in 1985 allowed Christus Spohn Hospital signage to 
encroach into various abutting street rights-of-way.  Review of the site shows that all 
signage encroaching into the street right-of-way has been moved out of the right-of- 
way, which automatically removed the “SP” Special Permit for signs on the City’s 
Official Zoning Map. 

• The “CI” Intensive Commercial District contains a number of differences compared 
with the existing zoning districts.  Several of these differences include: 
o The “CI” District contains no front yard setback requirements and no side or rear 

yard setback unless abutting a residential use, then a 10-foot setback is 
required. 

o The “CI” District allows off-site advertising signs (billboards). 
o The “CI” District allows outside storage. 
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• Along Ocean Drive, a designated scenic corridor, the City has, in the past, required 
zoning districts which contain at least a 20-foot building setback. The “CI” District 
does not require a landscaped building setback. Approval of the “CI” District along 
Ocean Drive will offer less protection of this scenic corridor. 

• In addition to the lack of a building setback in the “CI” District, off-site advertising and 
outside storage uses are permitted and would conflict with the goal of protecting 
Ocean Drive as a scenic corridor. 

• Commercial uses are appropriately located along an arterial roadway. While shown 
on the City’s Existing Land Use map as a public/semi-public use, the hospital has 
similar traffic generating characteristics as a large commercial center. Therefore, the 
hospital is appropriately located with excellent access to the arterial street system. 

• The proposed rezoning could alter the character of the immediate vicinity especially 
the character of Ocean Drive. 

• The proposed rezoning could negatively impact the surrounding properties. 
• In staff’s opinion, the “CI” Intensive Commercial District allows uses that are not 

consistent with the goals of the Comprehensive Plan.  As an alternative, the existing 
“CR-1” Resort Commercial District along the Ocean Drive frontage should be 
expanded to rezone the “RM-3” Multifamily 3 and the “ON” Office Districts and the 
“CG-2” General Commercial District should remain in place. Both the “CR-1” and 
“CG-2” Districts allow medical facilities, including hospital uses and accessory uses 
such as a helipad.  Off-site advertising and outside storage uses are not permitted in 
these two districts.  In addition, approval of an “SP” Special Permit to reduce the 
setback requirements on Elizabeth Street, Ayers Street, and Third Street will 
address the building encroachment issues without losing the 20-foot setback on 
Ocean Drive, a scenic corridor. 

 
Staff Recommendation: 
Denial of the change of zoning from the “RM-3” Multifamily 3 District, “ON” Office 
District, “CR-1” Resort Commercial District, “CG-2” General Commercial District, “CG- 
2/SP” General Commercial District with a Special Permit for a helipad and, in lieu 
thereof, approval of: 

 
Tract 1: “CR-1/SP” Resort Commercial District with a Special Permit allowing a 10-foot 
minimum setback on Elizabeth Street and Ayers Street. (See Tract 1 Exhibit) 

 
Tract 2: “CG-2/SP” General Commercial District with a Special Permit allowing a 15-foot 
setback on Santa Fe Street, a 10-foot minimum setback on Elizabeth Street and Ayers 
Street, and a zero-foot setback on Third Street. (See Tract 2 Exhibit) 
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Number of Notices Mailed – 62 within 200-foot notification area 
4 outside notification area 

 
As of September 19, 2016: 
In Favor – 0 inside notification area 

– 0 outside notification area 

In Opposition – 6 property owners inside notification area 
– 0 outside notification area 

Totaling 3.19% of the land within the 200-foot notification area in opposition. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Attachments: 
1. Map of Tract 1 and Tract 2 
2. Metes and Bounds Description of Tract 1 and Tract 2 
3. Site Plan 
4. Applicant Proposed Setbacks 
5. Existing Building Encroachments Location Map (Existing Zoning & Notice Area) 
6. Application 
7. Public Comments Received (if any) 
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Map of Tracts 1 & 2



TRACT 1 

Commencing, at the intersection of the centerline of Ocean Drive and the centerline of Morgan 
Avenue for the Point of Beginning of a 5.81 Acre tract; 

Thence, South 19° 06’ 16” East, with the centerline of said Ocean Drive, 1246.87 Feet, to the 
centerline of Ayers Street; 

Thence, South 85° 42’ 20” West, with the centerline of Ayers Street, 210 Feet; 

Thence, North 19° 06’ 16” West, 1247.11Feet, to the centerline of Morgan Avenue; 

Thence, North 85° 46’ 14” East, with the centerline of Morgan Avenue, 210 Feet, to the Point of 
Beginning, containing 5.81 Acres (253,118.95 Sq. Ft.) of Land, more or less; 

 
 
 
 

TRACT 2 

Commencing, at the intersection of the centerline of Ocean Drive and the centerline of Morgan 
Avenue; Thence South 85° 46’ 14” West, with the centerline of Morgan Avenue, 210 Feet to the Point of 
Beginning of a 16.65 Acre tract; 

Thence, at a point on the centerline of said Morgan Avenue; 

Thence, South 19° 06’ 16” East, 1247.11 Feet, to the centerline of Ayers Street; 

Thence, South 85° 42’ 20” West, 853.23 Feet, to the centerline of Santa Fe Street; 

Thence, North 19° 06’ 52” West, 623.73 Feet, to the centerline of Elizabeth Street; 

Thence, North 85° 44’ 06” East, with the said centerline of Elizabeth Street, 347.03 Feet, to the 
centerline of Third Street; 

Thence, North 19° 06’ 22” West, with the said centerline of Third Street, 292.34 Feet; 

Thence, North 85° 46’ 14” East, departing the said centerline of said Third Street, 174.24 Feet; 

Thence, North 19° 06’ 22” West, 101.09 Feet; 

Thence, North 85° 46’ 14” East, 173.96 Feet; 

Thence, North 19° 06’ 22” West, 230.77 Feet, to the centerline of the said Morgan Avenue; 

Thence, North 85° 46’ 14” East, 158.39 Feet, with the said centerline of Morgan Avenue, to the Point 
of Beginning, containing 16.65 Acres (725,137.45 Sq. Ft.) of Land, more or less; 

Metes & Bounds Description of Tracts 1 & 2
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LAND USE STATEMENT
	

1. State the purpose of the request and include applicable background information as
to the development plan for the property, i.e., usage of property, number and square
footage(s) of existing and/or proposed building(s)/unit(s), building(s)/unit(s) height,
parking plans/spaces, phasing schedule of development, number of employee(s)
associated with the office, business or industrial development, hours of operation,
modification or demolition plans for existing structure(s), type, area and setback of
signage, etc.

2. Identify the existing land uses adjoining the area of request:

North - __________________________________________________________

South - __________________________________________________________

East - __________________________________________________________

West - __________________________________________________________
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	Staff Summary:
	Department Comments:
	Staff Recommendation:

	Describe the purpose of this request: The owner is requesting a change of zoning from ON, CR-1, CG-2 and RM-3 to CI.  The request is being made to clean up the multiple zonings for the Spohn Shoreline Medical Campus.  The campus is currently under construction to renovate the facilities.  The owner is also re-platting the properties to combine the various tracts they own in order to comply with current UDC requirements.
	Identify the existing land use North of the area of request: Morgan Avenue - CR-1 (Parking)
	Identify the existing land use South of the area of request: Ayers Street - ON (Medical Offices and Spohn Guest House) and RM-1 (Apartments and Parking)
	Identify the existing land use East of the area of request: Ocean Drive - CR1(Vacant) and RM-3 (Condominiums)
	Identify the existing land use West of the area of request: Third Street - CG-2 (Medical Offices)/Santa Fe - ON (Medical Offices) and CG-2(Medical Offices)


