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COMPREHENSIVE INFILL REDEVELOPMENT 
Project Criteria per Section 2-803D 

 
1. The development or redevelopment is otherwise impractical without deviations from use and/or 

development standards set forth in this zoning district. 
 
 The Tourist (T) zoning district lists “Restaurants” as a permitted use in the Flexible 

Standard Development section (Table 2-802). In March 2012, the CDB approved FLD2011-
12046 as a Comprehensive Infill Development for offices and a “nightclub” (Cork& Brew 
Bistro). The Cork & Brew was converted to Sekushi. The site meets all standards for lot 
area, lot width, and height for restaurants. The existing building setbacks have been 
established since the building was constructed in 1953 and therefore cannot be changed. In 
the “T” zoning district a “Zero” foot setback is permitted for front and sides, with the rear 
setback being 10 feet.  Building is 46.6 feet from the rear (west) boundary, yet the rear 
parking lot pavement is only 1.3 feet from this boundary. The height limit for restaurants is 
35-50 feet and the existing building is 13.4 feet height. Condition #5 of FLD2011-12046 
specified that “any increase in the number of outdoor seats in the plan attached to this 
application shall require the approval of the CDB.” Proceeding as a Comprehensive Infill 
redevelopment project is necessary to accommodate the additional outdoor seating in front 
of the restaurant, and the lack of on-site parking.  

  
2. The development or redevelopment will be consistent with the goals and policies of the 

Comprehensive Plan, as well as with the general purpose, intent and basic planning objectives of 
this code, and with the intent and purpose of this zoning district. 

 
 The office pace conversion to restaurant is consistent with the Resort Facilities High (RFH) 

land use designation of the Comprehensive Plan in that restaurants are a permitted 
primary use. Restaurants are also consistent with the Tourist (T) zoning of the property. 
The proposed use will provide additional employment opportunities in close proximity to 
housing. The intent of the Tourist “T” zoning district is to allow for hospitality and services 
that cater to the beach tourists as well as local residents. 

 
 The property is located in the “Destination Resort District’ of Beach by Design. As such, 

the restaurant with its aesthetically pleasing façade and sidewalk seating conforms to the 
goal mentioned in Beach by Design “The preferred form of redevelopment for this area is 
mixed use with resort residential and hospitality uses fronting the beach and retail, 
restaurant, and residential uses fronting North Mandalay Avenue” 

    
3. The development or redevelopment will not impede the normal and orderly development and 

improvement of surrounding properties. 
 
 The re-use of this site to expand in space will not impede development or redevelopment of 

surrounding property. All surrounding property along Mandalay Avenue is currently 
developed with restaurants, motels, Sandpearl Resort, Mandalay Park, a public fire 
station, and residential or commercial uses. All adjacent properties to the north, south and 
west are developed with motels and resorts within the RFH land use category and are also 
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zoned T. The Belle Vista condos on the eastern side of Mandalay Avenue have a Residential 
High (RH) land use and HDR zoning, and are well buffered from Sekushi being over 170 
feet away. The existing property is fully developed, therefore the expansion space of the 
restaurant is the only means of achieving additional seating to meet the needs of the area.  
This will be a benefit to surrounding properties. 

 
4. Adjoining properties will not suffer substantial detriment as a result of the proposed 

development.  
 
 The re-use of this property to expand the existing Sekushi restaurant is compatible with 

adjacent land uses. All surrounding property is currently developed with motel, Sandpearl 
Resort, and restaurant uses that cater to the tourist industry. The proposed expansion 
space will be approximately 170 feet from the Belle Vista condominium that are on the east 
side of Mandalay Avenue which provides a substantial buffer. In addition, the hours of 
operation of Sekushi end at 10PM, and 9PM on Sundays. 

 
5. The proposed use shall otherwise be permitted by the underlying future land use category, be 

compatible with adjacent land uses, will not substantially alter the essential use characteristics of 
the neighborhood; and shall demonstrate compliance with one or more of the following 
objectives: 

 
a. The proposed use is permitted in this zoning district as a minimum standard, flexible 

standard or flexible development use; 
b. The proposed use would be a significant economic contributor to the City’s economic 

base by diversifying the local economy or by creating jobs; 
c. The development proposal accommodates the expansion or redevelopment of an 

existing economic contributor 
d. The proposed use provides for the provision of affordable housing 
e. The proposed use provides for development or redevelopment in an area that is 

characterized by other similar development and where a land use plan amendment and 
rezoning would result in spot land use or zoning designation; 

f. The proposed use provides for the development of a new and/or preservation of a 
working waterfront use 

 
a. The proposed re-use as a restaurant with expanded space is a permitted use in the T 

zoning district. The RFH category allows a maximum floor area ratio (FAR) of 1.0, and 
an ISR of 0.95. The redevelopment will generally follow the bulk regulations for the T 
zoning district with a 0.45 FAR and ISR of 0.95. 

 
b. The proposed use would provide additional jobs. It is not a significant economic 

contributor though. 
 

c. The existing site is not an economic contributor, the proposed expansion will provide 
some jobs. 

 
d. The reuse does not involve affordable housing. 
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e. The area is characterized by predominantly tourist based uses including restaurants, 

motels, Sandpearl Resort and other commercial uses. The re-use as a restaurant with 
rooftop deck is consistent with the underlying RFH land use and T zoning, a land use 
plan amendment or rezoning are not needed. Mandalay Avenue provides a buffer to the 
Belle Vista condominiums to the east. 

 
f. The project does not involve working waterfront uses. 

  
6. Flexibility with regard to use, lot width, required setbacks, height, and off-street parking are 

justified based on demonstrated compliance with all of the following design objectives: 
 

a. The proposed development will not impede the normal and orderly development and 
improvement of the surrounding properties for uses permitted in this zoning district; 

b. The proposed development complies with applicable design guidelines adopted by the 
City; 

c. The design, scale, and intensity of the proposed development supports the established 
or emerging character of an area; 

d. In order to form a cohesive, visually interesting and attractive appearance, the proposed 
development incorporates a substantial number of the following design elements: 

Changes in horizontal building planes 
Use of architectural details such as columns, cornices, stringcourses, pilasters, porticos, 
balconies, railings, awnings, etc. 
Variety of materials and colors 
Distinctive fenestration patterns 
Building stepbacks; and 
Distinctive roof forms 
 

e. The proposed development provides for appropriate buffers, enhances landscape design 
 and appropriate distances between buildings. 

 
a.  The reuse of the site as a restaurant will not impede the development of the 

surrounding properties since they are mostly already developed with restaurant, 
motel or resort uses in the “T” zoning district. 

 
b. NA 

 
c. The scale and intensity is well within the allowable FAR and height limits for 

restaurants. The FAR is 0.45 whereas 0.95 is permitted, and the existing height is 
13.4 feet to the flat roof. 

 
d . In order to form a cohesive, visually interesting and attractive appearance, the 

proposed expansion space within the existing restaurant will continue to incorporate 
the same patterns and colors as it does today. 
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e. The site will be upgraded with a slightly revised rear parking layout, and provides 
 appropriate buffers given the adjoining uses. Due to lack of code compliant parking 
 on-site, the parking for this site will be mostly in the North Beach parking garage on 
 Poinsettia Avenue south of Baymont Street which is within a reasonable walking 
 distance. 
 
 



Page 1 of 3  

BEACH BY DESIGN NARRATIVE 
 

The existing Sekushi restaurant is located in the “Destination Resort District” of Beach by 
Design. The existing restaurant, with its aesthetically pleasing façade and covered sidewalk café 
seating conforms to the goal mentioned in Beach by Design that “The preferred form of 
redevelopment for this area is mixed use with resort residential and hospitality uses fronting the 
beach and retail, restaurant, and residential uses fronting on North Mandalay”. 

 
The existing Sekushi restaurants’ covered café seating along North Mandalay is surrounded by 
existing decorative railings to identify the non-walking portion of the sidewalk, another goal 
included in Beach by Design. 

 
 
The Beach by Design design principles applicable to this project include: 

 

Bulk 
1. To promote development and redevelopment which is in scale with the character and function 

of Clearwater Beach. 
 

The existing one-story Sekushi restaurant with proposed additional outdoor seating is in scale 
with the character and function of Clearwater Beach. Beach by Design guidelines call for 
mixed use redevelopment including retail, restaurant, and residential uses along North 
Mandalay. The existing restaurant conforms with this function. 

 
2. To ensure that the gross density and intensity of development on Clearwater Beach does not 

exceed the capacity of public infrastructure. 
 

The addition of 16 outdoor seats to the existing Sekushi restaurant will not affect the 
capacity of public infrastructure. There will be minimal traffic impact due to the addition 
(see Traffic Assessment for additional information). There is also ample existing parking 
for the site located in the North Beach parking garage within walking distance (see 
Parking Analysis for additional information). 

 
3. To ensure that new development is compatible with existing buildings. 

 
The addition of the outdoor seating is compatible with and does not affect the surrounding 
existing buildings. The existing Sekushi restaurant is compatible with the existing adjacent 
uses and conforms with the Beach by Design guidelines calling for mixed use redevelopment 
including retail, restaurant, and residential uses along North Mandalay. 
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4. To maintain a distinct character on Clearwater Beach. 
 

The design of the existing Sekushi restaurant already creates unique character along North 
Mandalay. The addition of 16 outdoor seating will further reinforce the design character of 
the restaurant by incorporating color and decorative accents to match the existing Sekushi 
façade. 

 
5. To avoid further “walling off” of the Gulf of America and the Intracoastal Waterway with 

“rows” of high-rise buildings. 
 

The existing Sekushi restaurant is a one-story structure. The proposed additional outdoor 
seating does not increase any building height. This is in line with the Beach by Design 
guidelines. 

 

6. To promote diversity in the scale, mass and height of buildings. 
 

The adjacent motel to the north is two stories high, and the Sandpearl Resort to the south is 
nine stories high. The existing one-story Sekushi restaurant will continue to promote diversity 
in the mass and height of surrounding buildings. 

 
7. To ensure that sidewalks are sufficiently wide to allow groups of pedestrians to pass without 

having to walk in the street. 
 

The existing sidewalk fronting Sekushi along North Mandalay is approximately 21’ wide 
from the face of the building, allowing ample space for groups of pedestrians to pass without 
having to walk in the street. The existing covered café seating at the street level extends into 
the public right of way as permitted in the Beach by Design guidelines without obstructing 
the movement of pedestrians along the sidewalk. 

 
8. To ensure that the height of the building is relative to and in scale with the width of public 

places. 
 

The existing one-story Sekushi restaurant remains in scale with the width of public spaces. 
 
 
Design 
1. To ensure aesthetically pleasing architecture in a tropical vernacular 

 
The existing restaurant currently incorporates several design elements to create an 
aesthetically pleasing façade, including multiple building materials (stone and tile), color, 
decorative railings, signage, and an architectural awning. 
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The additional outdoor seating will match the restaurants’ existing design elements and the 
existing Sekushi façade. 

 
2. To create inviting, human scale “places” at the street level of all buildings. 

 
The existing Sekushi restaurant includes covered café seating at the front, street level of the 
building along the pedestrian sidewalk. The addition of outdoor seating will not alter the 
existing human scale “place” at the street level. 

 
3. To promote an integration of form and function 

 
The form / design of the additional outdoor seating incorporates the same color and decorative 
rectangular accents to match the existing Sekushi façade. 

 
4. To create a sense of a “beach community neighborhood” throughout Clearwater Beach 

 
The existing covered café seating, along with additional seating, at the front of the Sekushi 
restaurant invites the public in from the beach and creates a welcoming atmosphere for the 
community to stop in and linger at the restaurant.  

 
5. To use landscape material to differentiate Clearwater Beach from other beach area and 

intensely developed places in Pinellas County 
 

The landscaping on the site is all existing to remain. The additional seating will not alter or 
affect any existing landscaping conditions on the site. 

 
6. To landscape all surface parking areas so that the view of such parking facilities from 

public roads, sidewalks, and other places is determined by landscape material instead of 
asphalt. 

 
The existing parking area serving the building is at the rear of the building and hidden from 
North Mandalay. Additionally, all landscaping on the site is existing to remain. 

 
7. To ensure that the street level of all buildings is pedestrian friendly 

 
The existing sidewalk fronting Sekushi along North Mandalay is approximately 21’ wide 
from the face of the building, allowing ample space for groups of pedestrians to pass without 
having to walk in the street. The existing covered café seating at the street level extends into 
the public right of way as permitted in the Beach by Design guidelines without obstructing 
the movement of pedestrians along the sidewalk. 


