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City of Jacksonville Beach 
  

Regular Meeting Agenda   
   

Board of Adjustment 

11 North Third Street 
Jacksonville Beach, Florida 

 
Wednesday, September 7, 2022  6:00 PM  Council Chambers  
 
MEMORANDUM TO: 
 
Members of the City of Jacksonville Beach Board of Adjustment 
  
The following Agenda of Business has been prepared for consideration and action at a Regular 
Meeting of the Board of Adjustment: 
  

  
CALL TO ORDER 
  
ROLL CALL 
Alexi Gonzalez (Chairperson), Owen Curley (Vice-Chairperson), Dan Elmaleh, John Moreland, Jeff 
Truhlar 
Alternates: Todd Smith, Jennifer Williams 
  
APPROVAL OF MINUTES 
A. Regular Board of Adjustment Meeting held on August 2, 2022 
B. Regular Board of Adjustment Meeting held on August 16, 2022 
  
CORRESPONDENCE 
  
OLD BUSINESS 
  
NEW BUSINESS 
A. Case Number(s): BOA#22-100087 

Applicant: John Atkins, Atkins Builders, Inc. 
Agent: N/A 
Owner: Atkins Builders, Inc. 
Property Address: '0' Horn Street 
Parcel ID: 179928-0000 
Legal Description:  

Lot 12, Block 10, Williams Coastal Boulevard Heights 
Current Zoning: RS-2 
Motion to 
Consider: 

34-337(e)(1)c.2, for a total side yard of 10 feet in lieu of 15 feet minimum to 
allow for construction of a new single-family dwelling 

B. Case Number(s): BOA#22-100088 
Applicant: Ian Alves 
Agent: N/A 
Owner: Ian & Jacqueline Alves 
Property Address: 1709 Riley Street 
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Parcel ID: 179944-0990 
Legal Description: the South ½ of Lots 20 through 24, Block 12, Williams Coastal Boulevard 

Heights 
Current Zoning: RS-2 
Motion to 
Consider: 

34-337(e)(1)e, for lot coverage of 42% in lieu of 35% maximum; and 34-
337(e)(1)g, for an accessory structure setback of 3 feet in lieu of 5 feet 
minimum to allow for construction of a new swimming pool, pool deck and 
patio, accessory shed and walkway at an existing single-family dwelling 

C. Case Number(s): BOA#22-100089 
Applicant: ABC Liquors, Inc. - Phyllis Fitzpatrick 
Agent: KPM Franklin - Ross Galbraith 
Owner: ABC Properties, Ltd. 
Property Address: 608 Beach Boulevard 
Parcel ID: 175453-0000 
Legal Description: Parts of Lots 1 & 2, Block C, Pablo Beach South 
Current Zoning: C-2 
Motion to 
Consider: 

34-343(e)(3)b, for a corner side-yard setback of 7 feet in lieu of 10 feet 
minimum; 34-343(e)5 for lot coverage of 94% in lieu of 85% maximum; 34-
377, for 15 parking spaces in lieu of 47 spaces required; 34-425(b)1, for no 
landscape buffer in lieu of 5 feet required; 34-425(c)1, for no internal 
landscaping for a parking area in lieu of 1 island per 10 spaces required to 
allow for renovation of an existing package liquor store 

D. Case Number(s): BOA#22-100092 
Applicant: Matthew Lents 
Agent: N/A 
Owner: Lents & Associates, PLLC 
Property Address: 1201 3rd Street North 
Parcel ID: 174613-0000 
Legal Description: Lot 12, Block 123, of Northern Portion of Pablo Beach 
Current Zoning: C-1 
Motion to 
Consider: 

34-377, for 6 on-site parking spaces in lieu of 14 required to allow for 
construction of a second story office space addition and a third story 
auxiliary dwelling unit to an existing one-story office building 

E. Case Number(s): BOA#22-100093 
Applicant: Catherine Sturms 
Agent: N/A 
Owner: Catherine Sturms 
Property Address: 983 2nd Street South 
Parcel ID: 176119-0000 
Legal Description: Lot 7, Block 92, Pablo Beach South  
Current Zoning: RM-2 
Motion to 
Consider: 

34-340(e)(3)c.1, for a front yard setback of 7 feet in lieu of 20 feet required; 
34-340(e)(3)c.3, for a rear yard setback of 16 feet in lieu of 30 feet 
minimum, to allow for construction of two new multi-family dwellings and to 
address existing nonconformities 
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PLANNING DEPARTMENT REPORT 
A. The next scheduled meeting is Tuesday, September 20, 2022. There are six scheduled cases. 

 
 

  
ADJOURNMENT 

 

NOTICE 
In accordance with the Americans with Disabilities Act and Section 286.26, Florida Statutes, persons with 
disabilities needing special accommodation to participate in this meeting should contact the City Clerk’s Office at 
(904) 247-6299 no later than one business day before the meeting or by sending an e-mail 
to CityClerk@jaxbchfl.net.  
 
Information concerning the hearing process is available online at www.jacksonvillebeach.org/publichearinginfo 
and a copy is also posted in the City Hall first floor display case. In accordance with Section 286.0114, Florida 
Statutes, any member of the public can attend the public hearing and can be heard on any matter presented 
before the Agency.  Anyone who wishes to provide live public comment should complete a “Speaker Request 
Card” and submit it to the recording secretary prior to the beginning of the meeting.  These forms are available at 
the entrance of the City Council Chambers for your convenience. Speakers will be called to address the Agency 
when specified items are under consideration and will be limited to a maximum of three minutes or less, at the 
discretion of the presiding officer.  
  
Alternatively, written public comment can be submitted in advance and must include the following: (1) First 
Name, (2) Last Name, (3) Address, (4) Public Hearing Date, (5) Specific Agenda Item(s), and (6) Comments. 
 Written public comments may be submitted by one of the following options: (1) Email to the Agency 
Administrator at planning@jaxbchfl.net, (2) Postal mail to Community Redevelopment Agency Administrator - 
Public Comment, 11 3rd Street North, Jacksonville Beach, FL 32250, or (3) Drop off in-person to Planning and 
Development at City Hall. Written comments that include all required information and are received 24 hours in 
advance of the meeting will be distributed to the Agency and attached to the related agenda item before the start 
of the meeting. Written public comments will be read into the record at the appropriate time and will be limited to 
three (3) minutes of reading time. All comments received are public record. 
 
In accordance with Section 286.0105, Florida Statutes, any person desirous of appealing any decision 
reached at this meeting may need a record of the proceedings. Such person 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.  
  
  
  
  
  
  
  
  
  
  
cc: City Manager; City Attorney  

mailto:CityClerk@jaxbchfl.net
http://www.jacksonvillebeach.org/publichearinginfo
mailto:planning@jaxbchfl.net


Minutes of Board of Adjustment Meeting     
held Tuesday, August 2, 2022, at 6:00 P.M., 
in the Council Chambers, 11 North 3rd Street,
Jacksonville Beach, Florida 

CALL TO ORDER 

Vice-Chairperson Owen Curley called the meeting to order at 5:59 P.M.  

ROLL CALL

Chairperson:      Alexi Gonzalez (absent)
Vice-Chairperson:   Owen Curley
Board Members:      Dan Elmaleh Jeff Truhlar John Moreland
Alternates: Todd Smith Jennifer Williams

Senior Planner Christian Popoli, City Attorney Sandra Robinson, and Administrative Assistant Lauren 
Loria were also present. 

APPROVAL OF MINUTES:
It was moved by Mr. Truhlar, seconded by Mr. Moreland, and passed unanimously to approve the following 
minutes: 

 Special Meeting held on July 12, 2022

CORRESPONDENCE: None

OLD BUSINESS:
A. Case Number: BOA#22-100044

Applicant/Owner: First Coast Women’s Services, Inc. - Judy Weber
Property Address: 224 3rd Street North
Parcel ID:  173791-0000

City of Jacksonville Beach Land Development Code Section(s): 34-377 for no additional parking 
spaces in lieu of (7) seven spaces required to allow for the use of the second floor for support offices 
for a medical use on the first floor of an existing commercial building

Mr. Popoli requested a deferral until August 16, 2022. 

Motion:  It was moved by Mr. Moreland and seconded by Mr. Truhlar to postpone 
BOA#22-100044 one final time until August 16, 2022.

Roll Call Vote:      Ayes – John Moreland, Jeff Truhlar, Dan Elmaleh, Todd Smith, Owen Curley

The motion passed unanimously. 

NEW BUSINESS:
A. Case Number: BOA#22-100073

Applicant/Owner: LAS Holdings, LLC - Anthony Simonetta
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Agent: Ryan Wetherhold
Property Address: '0' 9th Avenue North 
Parcel ID:  179215-0025

City of Jacksonville Beach Land Development Code Section(s): 34-337(e)(1)e, for lot coverage 
of 43% in lieu of 35% maximum to allow for construction of a new single-family dwelling.

Ex-Parte Communication: No Board members had ex-parte communication on this item. 

Applicant: Anthony Simonetta, 9th Avenue North, Jacksonville Beach, stated the hardship was a 
substandard lot.

Public Hearing: 
No one came forth to speak on this item. Mr. Curley closed the public hearing.

Motion:  It was moved by Mr. Truhlar, seconded by Mr. Smith, to approve BOA#22-
100073 based on the standards for a variance outlined in Section 34-286 of 
the Land Development Code.

Discussion: None

Roll Call Vote:      Ayes –Jeff Truhlar, Dan Elmaleh, John Moreland, Todd Smith, Owen Curley

The motion passed unanimously. 

B. Case Number: BOA#22-100074
Applicant/Owner Jeanne & Timothy Ballentine
Property Address: 4080 Grande Boulevard
Parcel ID:  181397-0055

City of Jacksonville Beach Land Development Code Section(s): 34-336(e)(1)c.2, for a side yard 
setback of 9 feet in lieu of 10 feet minimum; 34-336(e), for lot coverage of 51% in lieu of 35% 
maximum; and 34-336(e)(1)g, for an accessory structure setback of 3 feet in lieu of 5 feet minimum, 
to rectify existing non-conformities, allow for the retention of a small shed and for construction of 
a small paved area in conjunction with an existing single-family dwelling.

Ex-Parte Communication: No Board members had ex-parte communication on this item. 

Applicant: Jeanne Ballentine, 4080 Grande Boulevard, Jacksonville Beach, stated the hardship was 
a substandard lot. 

A discussion ensued about the proposed site plan, lot coverage, shed, and the palm tree. 

Public Hearing: 
The following spoke in opposition to the item:

 Kelly Carney, 4075 America Avenue, Jacksonville Beach
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Mr. Curley closed the public hearing.

Motion:  It was moved by Mr. Moreland, seconded by Mr. Truhlar to approve 
BOA#22-100074 with the modification of 49.9% lot coverage in lieu of 
requested 50%, based on the standards for a variance outlined in Section 34-
286 of the Land Development Code.

Discussion: 
A discussion continued about shed setbacks. 

Roll Call Vote:      Ayes – Jeff Truhlar, Dan Elmaleh, John Moreland, Owen Curley
Nays – Todd Smith
The motion passed (4-1).

C. Case Number: BOA#22-100076
Applicant/Owner: Terri L. Herber
Property Address: 1211 7th Avenue North
Parcel ID:  177802-0010

City of Jacksonville Beach Land Development Code Section(s): 34-336(e)(1)e, for lot coverage 
of 48% in lieu of 35% maximum to allow for construction of a new shed and to rectify existing non-
conformities at an existing single-family dwelling.

Ex-Parte Communication: No Board members had ex-parte communication on this item. 

Applicant: Terri Herber, 1211 7th Avenue North, Jacksonville Beach, stated the hardship was an 
undersized lot. 

Public Hearing: 
No one came forth to speak on this item. Mr. Curley closed the public hearing.

Motion:  It was moved by Mr. Truhlar, seconded by Mr. Moreland, to approve 
BOA#22-100076 based on the standards for a variance outlined in Section 
34-286 of the Land Development Code.

Discussion: None.

Roll Call Vote:      Ayes – Dan Elmaleh, John Moreland, Jeff Truhlar, Todd Smith, Owen Curley

The motion passed unanimously. 

D. Case Number: BOA#22-100077
Applicant/Owner: Joanne Brousseau
Property Address: 1010 8th Street South
Parcel ID:  176704-0000
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City of Jacksonville Beach Land Development Code Section(s): 34-338(e)(2)f, for lot coverage 
of 47% in lieu of 35% maximum; and 34- 338(e)(2)h, for an accessory setback of 3 feet in lieu of 5 
feet minimum to rectify existing non-conformities and improve required parking at an existing two-
family dwelling.

Ex-Parte Communication: No Board members had ex-parte communication on this item. 

Applicant: Joanne Brousseau, 1010 8th Street South, Jacksonville Beach, stated the hardship was 
a nonconforming lot. 

A brief discussion ensued about the walkway, easement, and property parking.

Public Hearing: 
No one came forth to speak on this item. Mr. Curley closed the public hearing.

Motion:  It was moved by Mr. Truhlar, seconded by Mr. Smith, to approve BOA#22-
100077 based on the standards for a variance outlined in Section 34-286 of 
the Land Development Code.

Discussion:
A brief discussion ensued about the hardship and the parking variance. 

Roll Call Vote:      Ayes – John Moreland, Jeff Truhlar, Dan Elmaleh, Todd Smith, Owen Curley

The motion passed unanimously. 

PLANNING DEPARTMENT REPORT 
The next scheduled meeting is Tuesday, August 16, 2022, at 6:00 P.M. There are six scheduled cases. 

Mr. Popoli noted the initial meeting with the consultant for the Land Development Code and 
Comprehensive Plan review would begin in October. 

ADJOURNMENT
There being no further business, Mr. Curley adjourned the meeting at 6:48 P.M.

Submitted by:  Lauren Loria
 Administrative Assistant

The Minutes were reviewed by Planning & Development. 
Approval:

                                              
            Chairperson

                                  
            Date



Minutes of Board of Adjustment Meeting    
held Tuesday, August 16, 2022, at 6:00 P.M.,  
in the Council Chambers, 11 North 3rd Street,
Jacksonville Beach, Florida 

CALL TO ORDER 

Chairperson Alexi Gonzalez called the meeting to order at 6:00 P.M.  

ROLL CALL

Chairperson:      Alexi Gonzalez     
Vice-Chairperson:   Owen Curley
Board Members:      Dan Elmaleh (absent) Jeff Truhlar (absent) John Moreland
Alternates: Todd Smith Jennifer Williams

Senior Planner Christian Popoli and Administrative Assistant Lauren Loria were also present. 

APPROVAL OF MINUTES:
It was moved by Mr. Curley, seconded by Mr. Moreland, and passed unanimously to approve the following 
minutes: 

 July 19, 2022

CORRESPONDENCE:

Senior Planner Christian Popoli noted an email [on file] was provided on the dais for Case Number: 
BOA#22-100085.

OLD BUSINESS:
A. Case Number: BOA#22-100044 – Previously Deferred

Applicant: Robert Lynn, Future Financial Holdings, LLC
Agent: Lara Diettrich, Diettrich Planning LLC
Owner: First Coast Women’s Services, Inc. - Judy Weber
Property Address: 224 3rd Street North
Parcel ID:  173791-0000

City of Jacksonville Beach Land Development Code Section(s): 34-377 for no additional parking 
spaces in lieu of (7) seven spaces required to allow for the use of the second floor for support offices 
for medical use on the first floor of an existing commercial building.

Ex-Parte Communication: No Board members had ex-parte communication on this item. 

Agent: Lara Diettrich, Diettrich Planning LLC, 1332 Avondale Avenue, stated the hardship was the 
zoning code and use.

Applicant: Robert Lynn, 1649 Landing Way, Neptune Beach, clarified the number of staff and the 
limited number of customers. 
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A discussion ensued about staff parking and building use. 

Public Hearing: 
No one came forth to speak. Ms. Gonzalez closed the public hearing.

Motion:  It was moved by Mr. Curley, seconded by Mr. Smith, to approve BOA#22-
100044 based on the standards for a variance outlined in Section 34-286 of 
the Land Development Code.

Discussion: None

Amended Motion: It was moved by Mr. Curley, seconded by Mr. Smith, to approve BOA#22-
100044 based on the standards for a variance outlined in Section 34-286 of 
the Land Development Code, in condition for business and professional 
office use. 

Roll Call Vote to Amend Original Motion:      Ayes – John Moreland, Owen Curley, Todd Smith,      
Jennifer Williams, Alexi Gonzalez

                  The motion passed unanimously. 

Discussion: None

Roll Call Vote on Amended Motion: Ayes – Owen Curley, Todd Smith, Jennifer 
Williams, Alexi Gonzalez

      Nays – John Moreland

                  The motion passed 4-1.

NEW BUSINESS:
A. Case Number: BOA#22-100080

Applicant/Owner: Amy L. Frank
Property Address: 1125 Owen Avenue
Parcel ID:  179933-0000

City of Jacksonville Beach Land Development Code Section(s): 34-337(e)(1)e, for lot coverage 
of 57% in lieu of 35% maximum to allow for construction of a rear patio and cabana at an existing 
single-family dwelling.

Ex-Parte Communication: No Board members had ex-parte communication on this item. 

Mr. Popoli noted the address was incorrect on the agenda and the correct address was 1125 Owen 
Avenue. 

Applicant: Amy Frank, 1125 Owen Avenue, Jacksonville Beach, stated the hardship was a 
nonconforming lot.
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A brief discussion ensued about the wood decking and a previous variance. 

Public Hearing: 
The following spoke in regards to the variance:

 Kristen Bankert, 1818 Horn Street, Jacksonville Beach
 Rich Tomporowski, 1855 Riley Street, Jacksonville Beach

The following submitted emails in support of the variance:
 Traver Fuska (neighbor, no address provided)
 James Slesinski, 1008 Owen Avenue, Jacksonville Beach
 Anne Wiggins, 1871 Riley Street, Jacksonville Beach
 Beth & Barry Nicol, 1103 Owen Avenue, Jacksonville Beach
 April Mitzel, 1126 Owen Avenue, Jacksonville Beach
 Shawn Dahbour, 1120 Owen Avenue, Jacksonville Beach
 Tammy Bosslet, 2223 Riley Street, Jacksonville Beach
 Casey Reining, 1130 Owen Avenue, Jacksonville Beach
 Bob & Bo Bonenberger, 1047 Owen Avenue, Jacksonville Beach
 Bo Bonenberger, 1047 Owen Avenue, Jacksonville Beach
 Stephen Manz, 1058 Owen Avenue, Jacksonville Beach

Ms. Gonzalez closed the public hearing.

Ms. Frank responded to concerns from the neighbors about runoff. 

A brief discussion ensued about the cabana, pavers, and lot coverage.

Motion:  It was moved by Mr. Curley, seconded by Mr. Smith, to approve BOA#22-
100080 based on the standards for a variance outlined in Section 34-286 of 
the Land Development Code.

Discussion:
A discussion ensued about lot size, coverage, and code.

Roll Call Vote:      Ayes – Owen Curley, John Moreland, Todd Smith, Jennifer Williams, Alexi 
Gonzalez

The motion passed unanimously. 

B. Case Number: BOA#22-100081
Applicant/Owner: Robert G. Bruce
Property Address: 3306 Ocean Drive
Parcel ID:  181752-0005
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City of Jacksonville Beach Land Development Code Section(s): 34-336(e)(1)e, for lot coverage 
of 44% in lieu of 35% maximum; and 34- 373(a)5, for no paved driveway in lieu of a paved 
driveway, to allow for construction of a new single-family dwelling and swimming pool with a 
patio.

Ex-Parte Communication: No Board members had ex-parte communication on this item. 

Applicant: Robert Bruce, 3330 Ocean Drive, Jacksonville Beach, stated the hardship was a 
nonconforming lot. 

Public Hearing: 
No one came forth to speak on this item. Ms. Gonzalez closed the public hearing.

Motion:  It was moved by Mr. Curley, seconded by Mr. Moreland, to approve 
BOA#22-100081 based on the standards for a variance outlined in Section 
34-286 of the Land Development Code, subject to the condition in the staff 
report. 

Discussion: None

Roll Call Vote:      Ayes – John Moreland, Owen Curley, Todd Smith, Jennifer Williams, Alexi 
Gonzalez

The motion passed unanimously. 

C. Case Number: BOA#22-100083
Applicant/Owner: Stephanie Crichton
Agent: Bob Hamil - Henderson Pool Service
Property Address: 3300 1st Street South
Parcel ID:  181542-0000

City of Jacksonville Beach Land Development Code Section(s): 34-336(e)(1)e, for lot coverage 
of 47% in lieu of 35% maximum to allow for construction of a new swimming pool and patio 
attached to an existing single-family dwelling.

Ex-Parte Communication: No Board members had ex-parte communication on this item. 

Agent: Bob Hamil, 725 McCullum Circle, Neptune Beach, stated the hardship was a substandard 
lot.

Public Hearing: 
No one came forth to speak on this item. Ms. Gonzalez closed the public hearing.

Motion:  It was moved by Mr. Curley, seconded by Mr. Moreland, to approve 
BOA#22-100083 based on the standards for a variance outlined in Section 
34-286 of the Land Development Code, subject to lot coverage of 45.5%.
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Discussion: None

Roll Call Vote:      Ayes – John Moreland, Owen Curley, Todd Smith, Jennifer Williams, Alexi 
Gonzalez

The motion passed unanimously. 

D. Case Number: BOA#22-100084
Applicant: Sandifer Design Build
Owner: Rachel G. Grage
Property Address: 23 30th Avenue South
Parcel ID:  181636-0000

City of Jacksonville Beach Land Development Code Section(s): 34-336(e)(1)e, for lot coverage 
of 58% in lieu of 35% maximum; 34- 336(e)(1)c.1, for a front yard setback of 10 feet in lieu of 25 
feet minimum; and 34-336(e)(1)c.2, for a corner side-yard setback of 5 feet in lieu of 10 feet 
minimum to allow for construction of a new two-story uncovered deck attached to an existing single-
family dwelling.

Ex-Parte Communication: No Board members had ex-parte communication on this item. 

Applicant: Lenny Adams, 4788 Hodges Boulevard, Suite 102, Jacksonville, stated the hardship was 
a nonconforming lot. 

A discussion ensued about the deck and setback. 

Rachel Grage, 23 30th Avenue South, Jacksonville Beach, confirmed she spoke to her neighbors, 
and they were in support of the variance.

Ralph Grage, 23 30th Avenue South, Jacksonville Beach, provided additional background on the 
case.

Public Hearing: 
No one came forth to speak on this item. Ms. Gonzalez closed the public hearing.

Motion:  It was moved by Mr. Curley, seconded by Mr. Moreland, to approve 
BOA#22-100084 based on the standards for a variance outlined in Section 
34-286 of the Land Development Code.

Discussion:
A discussion ensued about the lot coverage and whether to condition the setbacks. 

Roll Call Vote:      Ayes – John Moreland, Owen Curley, Todd Smith, Jennifer Williams, Alexi 
Gonzalez

The motion passed unanimously. 
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E. Case Number: BOA#22-100085
Applicant/Owner: 0 2nd Street Acquisition, LLC. - Steven Wacaster
Property Address: '0' 2nd Street South
Parcel ID:  176317-0000

City of Jacksonville Beach Land Development Code Section(s): 34-373(a)(1), for three compact 
parking spaces of 8 feet in width in lieu of 9 feet in width; and 34-377, for 11 parking spaces and 
one bicycle parking area in lieu of 28 spaces required to allow for construction of a new professional 
office building.

Ex-Parte Communication: No Board members had ex-parte communication on this item. 

Applicant: Steven Wacaster, 229 San Juan Drive, Ponte Vedra, stated the hardship was an 
undersized lot. 

Public Hearing: 
No one came forth to speak on this item. 

The following submitted an email [on file] in support of the variance, which was read into the record:
 Frantz Bertrand Adelson, Jacksonville Beach

Ms. Gonzalez closed the public hearing.

Motion:  It was moved by Mr. Curley, seconded by Mr. Smith, to approve BOA#22-
100085 based on the standards for a variance outlined in Section 34-286 of 
the Land Development Code.

Discussion:
A brief discussion ensued about parking. 

Roll Call Vote:      Ayes – Owen Curley, John Moreland, Todd Smith, Jennifer Williams, Alexi 
Gonzalez

The motion passed unanimously. 

F. Case Number: BOA#22-100086
Applicant/Owner: Michael Gruber
Property Address: 1175 1st Avenue North
Parcel ID:  177725-0010

City of Jacksonville Beach Land Development Code Section(s): 34-336(e)(1)e, for lot coverage 
of 38% in lieu of 35% maximum; and 34- 336(e)(1)g, for an accessory structure setback of one foot 
in lieu of 5 feet required to allow for construction of a new accessory shed

Ex-Parte Communication: No Board members had ex-parte communication on this item. 
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Applicant: Michael Gruber, 1175 1st Avenue North, Jacksonville Beach, stated the hardship was 
an undersized lot. 

Public Hearing: 
No one came forth to speak on this item. Ms. Gonzalez closed the public hearing.

Motion:  It was moved by Mr. Curley, seconded by Mr. Moreland, to approve 
BOA#22-100086 based on the standards for a variance outlined in Section 
34-286 of the Land Development Code.

Discussion:
A brief discussion ensued about the property line and lot size.

Roll Call Vote:      Ayes – John Moreland, Owen Curley, Todd Smith, Jennifer Williams, Alexi 
Gonzalez

The motion passed unanimously. 

PLANNING DEPARTMENT REPORT 
The next scheduled meeting is Wednesday, September 7, 2022, at 6:00 P.M. There are six scheduled 
cases.

ADJOURNMENT
There being no further business, Ms. Gonzalez adjourned the meeting at 7:24 P.M.

Submitted by:  Lauren Loria
 Administrative Assistant 

These Minutes were reviewed by Planning & Development. 

Approval:

                                              
            Chairperson

                                  
            Date
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BOA#22-100087 
Zoning: RS-2 
RE:  179928-0000 
Legal:   Lot 12, Block 10, Williams Coastal Boulevard Heights 
Address:  2452 Horn Street 

Request 

 Section(s): 34-337(e)(1)c.2, for a total side yard of 10 feet in lieu of 15 feet minimum 
to allow for construction of a new single-family dwelling 

Existing Conditions 

 The subject property is a legal nonconforming lot of record (circa 1925) located in 
the Low Density Residential future land use category. The property is currently 
zoned Residential Single Family: RS-2.  The subject lot is 25 feet in width and 140 
feet in depth. The overall area is 3,500 square feet.  The subject lot is roughly half 
the area of the minimum lot size of 7,500. Additionally the lot is one third the width of 
the required 75 feet.  The lot was platted in 1925, and a majority of the surrounding 
properties are comprised of multiple lots of the same plat, and it appears this is the 
last stand alone lot on this block.  
 
There have been two previous applications for variances.  BOA#19-100115: for side 
yard setbacks of 10 feet total in lieu of 15 feet required, and 44% lot coverage in lieu 
of 35% for construction of a new single family home and attached swimming pool 
and deck. BOA#21-100059 for side yard setbacks of 10 feet total in lieu of 15 feet 
required, to allow for construction of a new single family home.  
 

Staff Analysis  

 The subject lot is a legally platted lot from 1925, and is a legal nonconforming lot as 
defined in section 34-41: 
Nonconforming lot of record means a lot which conformed to the relevant land use 
standards at the time of the creation of the lot, but which does not comply with 
applicable regulations of the LDC for width and area.  
 
Nonconforming lots are considered buildable under the LDC, though typically 
require relief from the code to do so, as they are typically nonconforming in areas 
such as width or overall area, such as this lot.  This lot is located in the RS-2 zoning 
district, which is predominantly a residential single family home district.  Single 
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family homes are the highest and best use of the property, as the other uses such 
as elementary school, library, cemeteries, golf courses and daycares are not 
feasible or advisable in the middle of a single family block and neighborhood. A 
single family home is the only reasonable use of the property. There are no adjacent 
lots to combine to make a larger lot that could be closer to conforming. The 
proposed home would be 15 feet in width, and 70 feet in depth, and two storied in 
height with a single car garage and a 20 feet deep driveway to accommodate a 
second car. The proposed home will have a year yard setback of 50 feet and has 
requested 5 feet of side yard setbacks on each side property line. The proposed 
overall lot coverage is 33%.  The proposed new home would not be located in any 
flood hazard area. The property is located in the X flood zone.  
 

 

Minimum Dimensional Standards 

 • Minimum lot area: Seven thousand five hundred (7,500) square feet. 
• Minimum lot width: Seventy-five (75) feet at the building line and a minimum 

of thirty-five (35) feet at the street. 
• Minimum yards: 

o Front yard: Twenty (20) feet. 
o Side yard: Fifteen (15) feet in total for both side yards provided that 

no side yards are less than five (5) feet, except when the lot is a 
corner lot. For a corner lot, the side yard on the corner shall be 
twenty (20) percent of the lot width or ten (10) feet, whichever is 
greater, except the side yard is never required to exceed twenty (20) 
feet. 

o Rear Yard: Thirty (30) feet. 
• Floor area: A single family dwelling unit shall contain a minimum of one 

thousand two hundred (1,200) square feet of conditioned living area and a 
one (1) car garage or carport. The garage or carport shall not be included as 
part of the single family dwelling unit's minimum square footage. 

• Maximum lot coverage: Thirty-five (35) percent. 
• Height: Thirty-five (35) feet. 
• Accessory structures: All accessory structures shall be located a minimum of 

five (5) feet from any property line or principal or accessory structures. 
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Review of Criteria 

 1. Special conditions and circumstances exist which are peculiar to the 
parcel of land, building or structure, which are not applicable to other 
parcels of land, structures or buildings in the same zoning district; 
Staff does find that there are circumstances unique to the subject parcel of 
land.  The lot is a legal nonconforming platter lot of record.  The lot is 25 feet in 
width and 3,500 square footage in area. The lot is substandard in both area 
and lot width by half or more.    
 

2. Special circumstances and conditions do not result from the actions of 
the applicant 
Staff does not find that circumstances are a result of the applicant.  The 
subject property is a platted lot of record circa 1925. The property is 
substandard in both width and area.  The applicant is proposing to build a 
single family home with a minimal side yard reduction.  Otherwise the home 
will meet all required lot coverage and setbacks other than the side yard.  
 

3. Granting the variance will not confer upon the applicant any special 
privilege denied by the comprehensive plan and this Code to other 
parcels of land, buildings, or structures, in the same zoning district 
Staff finds that the proposed variance will not confer special privileges. The 
highest and best use of a residential single family lot is to build a single family 
home.  Though the lot is narrow, it is a legally platted lot of record and by code 
is considered buildable. The lot is half the width of many surrounding lots, and 
is the only lot of this size on the block.  Approval of this variance would allow 
the construction of a single family home.  
 

4. Literal interpretation and enforcement of the terms and provisions of this 
Code would deprive the applicant of rights commonly enjoyed by other 
parcels of land in the same zoning district, and would work an 
unnecessary and undue hardship 
Staff does find that literal interpretation of the code would deprive the applicant 
of rights and privileges. The current lot is substantially substandard in both 
width and area.  Failure to grant the variance would deprive the applicant of 
the reasonable use of the property for construction of a single family home, the 
highest and best use of the property.  
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5. Grant of variance is the minimum variance that will make possible the 
reasonable use of the parcel of land, building or structure 
Staff does find that the requested variances are the minimum variance needed 
to accomplish the proposed design.  The request is for the reduction of the 
overall side yard setbacks from a combined of 15 feet to 10 feet.  Under the 
RS-2 standards, any side yard may be 5 feet, but the combined must be 15 
feet.  Additionally the property would have no other reasonable use other than 
that of a single family home.  Denial of the variance would not allow 
reasonable use of the land.  
 

6. Grant of variance will be generally consistent with the purposes, goals, 
objectives, and policies of the comprehensive plan and this Code and will 
not adversely affect adjacent land. 
Staff does find that the request is consistent with the comprehensive plan. The 
applicant is not requesting any deviations from the established future land use 
designation policies and is consistent with the Goals Objectives and Policies of 
the adopted comprehensive plan.  

  

Staff Recommendation  

 Per Section 34-282 of the Land Development Code; based on the provided 
application and analysis stated in this report, The Planning and Development 
Department recommends Approval of BOA#22-100087 
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BOA#22-100088   
Zoning: RS-2 
RE:  179944-0990 
Legal:  South half of lots 20 through 24, Block 12, Williams Coastal Blvd Heights  
Address:  1709 Riley Street 

Request 

 Section(s): 34-337(e)(1)e, for lot coverage of 42% in lieu of 35% maximum; and 34-
337(e)(1)g, for an accessory structure setback of 3 feet in lieu of 5 feet minimum to 
allow for construction of a new swimming pool, pool deck and patio, accessory shed 
and walkway at an existing single-family dwelling 

Existing Conditions 

 The subject property is a portion of four legal nonconforming lots of record (circa 
1925) located in the Low Density Residential future land use category. The property 
is currently zoned Residential Single Family: RS-2.  The subject property is 57 feet 
in width and 127 feet in depth.  The overall area is 7,331 square feet. The lot is 
currently occupied by an existing single family home constructed in 2019.  The lot is 
currently at 36% lot coverage with no approved variance on file.  The home was 
purchased in 2020 by the current owners. The home was constructed with a modest 
rear patio and front walkway along with ribbon strip driveways. Based on the 
submitted design and site plan at the time of construction it appears the 36% lot 
coverage is a result of the survey/ design/ and construction not all matching the 
submitted plans but was not the result of the current owner.  
 

Staff Analysis  

 The subject property is substandard in width and area.  The lot is 57 feet in width 
and 7,331 square feet in area.  The minimum lot width for RS-2 is 75 feet and the 
minimum lot area is 7,500 square feet.  If the lot were a full sized lot, the proposed 
lot coverage would be 39%. Although the applicant has requested an accessory 
setback of 3 feet in lieu of 5 feet, they have not shown a reason on the site plan for 
the request.  After speaking with the applicant, they indicated they may have future 
plans for a paved seating area.  Although they have made the request, they have 
not shown the specific location of the proposed area nor accounted for it in the site 
plan and lot coverage.  Staff would propose approving the current requested lot 
coverage, but deny the request for accessory setback as it is beyond the minimum 
needed for current the request.  
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Minimum Dimensional Standards 

 • Minimum lot area: Seven thousand five hundred (7,500) square feet. 
• Minimum lot width: Seventy-five (75) feet at the building line and a minimum 

of thirty-five (35) feet at the street. 
• Minimum yards: 

o Front yard: Twenty (20) feet. 
o Side yard: Fifteen (15) feet in total for both side yards provided that 

no side yards are less than five (5) feet, except when the lot is a 
corner lot. For a corner lot, the side yard on the corner shall be 
twenty (20) percent of the lot width or ten (10) feet, whichever is 
greater, except the side yard is never required to exceed twenty (20) 
feet. 

o Rear Yard: Thirty (30) feet. 
• Floor area: A single family dwelling unit shall contain a minimum of one 

thousand two hundred (1,200) square feet of conditioned living area and a 
one (1) car garage or carport. The garage or carport shall not be included as 
part of the single family dwelling unit's minimum square footage. 

• Maximum lot coverage: Thirty-five (35) percent. 
• Height: Thirty-five (35) feet. 
• Accessory structures: All accessory structures shall be located a minimum of 

five (5) feet from any property line or principal or accessory structures. 

  

Review of Criteria 

 1. Special conditions and circumstances exist which are peculiar to the 
parcel of land, building or structure, which are not applicable to other 
parcels of land, structures or buildings in the same zoning district; 
Staff does find that there are circumstances unique to the subject parcel of 
land.  The lot is a portion of several legal nonconforming platted lots of record.  
The lot is 57 feet in width and 7,331 square feet in area.  
 

2. Special circumstances and conditions do not result from the actions of 
the applicant 
Staff does not find that circumstances are a result of the applicant.  The lot is 
comprised of portions of lots of record, each originally measuring 25 feet in 
width.  The south portion of four lots were combined to create a buildable lot. 
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The current owner purchased the property in 2020 after the home was 
constructed.  
 

3. Granting the variance will not confer upon the applicant any special 
privilege denied by the comprehensive plan and this Code to other 
parcels of land, buildings, or structures, in the same zoning district 
Staff finds that the proposed variance will not confer special privileges. The 
proposed lot coverage variance is a common request found throughout this 
zoning district and the surrounding neighborhood and will not confer any 
special privilege to this owner not enjoyed by others in the same zoning 
district.  
 

4. Literal interpretation and enforcement of the terms and provisions of this 
Code would deprive the applicant of rights commonly enjoyed by other 
parcels of land in the same zoning district, and would work an 
unnecessary and undue hardship 
Staff does find that literal interpretation of the code would deprive the applicant 
of rights and privileges. Without approval of at least 36% lot coverage, the 
home would be a legal nonconformity based on the current lot coverage at 
time of completion of construction. Additionally, any future expansion or 
addition to the house or property would require a variance and typically 
additions and accessory uses are common rights enjoyed by owners of single 
family homes.   
 

5. Grant of variance is the minimum variance that will make possible the 
reasonable use of the parcel of land, building or structure 
Staff does find that the requested variances are the minimum variance needed 
to accomplish the proposed design.  The requested lot coverage allows for the 
construction of a pool, pool deck and a small patio with walkway as well as an 
enclosed shower and small shed.  Although there was a request for accessory 
setback reduction, as the applicant has not shown reason for this request, staff 
does feel that the approval of the setback reduction does exceed the minimum 
variance request.   
 

6. Grant of variance will be generally consistent with the purposes, goals, 
objectives, and policies of the comprehensive plan and this Code and will 
not adversely affect adjacent land. 
Staff does find that the request is consistent with the comprehensive plan. The 
applicant is not requesting any deviations from the established future land use 
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designation policies and is consistent with the Goals Objectives and Policies of 
the adopted comprehensive plan.  

  

Staff Recommendation  

 Per Section 34-282 of the Land Development Code; based on the provided 
application and analysis stated in this report, The Planning and Development 
Department recommends Approval of BOA#22-100088 in part, with 
consideration for lot coverage only, and denial of the accessory setback 
reduction.  
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BOA#22-100089 
Zoning: C-2 
RE:  175453-0000 
Legal: Parts of Lots 1 through 3 and a closed alley, Block C, Pablo Beach South.   
Address:  608 Beach Boulevard   

Request 

 Section(s): 34-343(e)(3)b, for a corner side-yard setback of 7 feet in lieu of 10 feet 
minimum; 34-343(e)5 for lot coverage of 94% in lieu of 85% maximum; 34-377, for 
15 parking spaces in lieu of 47 spaces required; 34-425(b)1, for no landscape buffer 
in lieu of 5 feet required; 34-425(c)1, for no internal landscaping for a parking area in 
lieu of 1 island per 10 spaces required to allow for renovation of an existing package 
liquor store 

Existing Conditions 

 The subject property is comprised of three lots of record and part of a closed alley 
(circa 1909) located in the Commercial future land use category. The property is 
currently zoned Community Commercial: C-2. The subject property is 152 feet wide 
and 146 feet deep.  The site Is currently occupied by the existing package liquor 
store of ABC fine wine and sprints.  The main structure was built in 1966 and 
predates the existing Land Development Code. The site is not square to Beach 
Boulevard but rather to 6th Street South.  Additionally the structure is not square on 
the lot, turned roughly 10 degrees to the east.  This, in conjunction with the 
building’s size on the subject property leads to a condition where some of the 
existing parking is located in the right of way and backs out onto 6th Street South. As 
the property has been mostly unchanged, there are no approved variances 
associated with this property.  The property was acquired by ABC in 1990, several 
years prior to the adoption of the current comprehensive plan and current LDC.  
 

Staff Analysis  

 The owners of the existing package store wish to renovate and refresh the property.  
Part of that project will include the removal of the existing drive through, and 
enclosing most of that space, converting it into internal space for additional floor 
area.  The overall structure will be renovated internally and externally to bring it into 
line with the owners current design.  The existing structure and associated 
hardscape occupies 94% lot coverage.  Additionally it has less than the required 
parking, and has seven spaces that are not counted towards required parking based 
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on the fact that they are mostly in the City right of way and customers would have to 
back into the street. The applicant is requesting relief from many different 
requirements of the code, to allow for the renovation.  A key point is nothing about 
the site would change with the approval of this variance.  The intent is to renovate 
the interior and exterior, enclosing the drive thru and pushing the exterior wall to 
take a portion of the drive thru lane as part of the main structure.  This would not 
result in significant changes to the property and the request is to mostly address 
existing nonconformities of this older commercial structure and site that predates the 
current code.  

Minimum development and parking standards 

 • Minimum lot area: None. 
• Minimum lot width: None. 
• Minimum yards: 

o Front yard: Ten (10) feet. 
o Side yard: None, except where adjacent to streets. If adjacent to a 

street ten (10) feet, for a corner lot, the side yard on the corner shall 
be ten (10) feet. 

o Rear yard: None. 
o Maximum lot coverage: Eighty-five (85) percent 
o Height: Thirty-five (35) feet. 

• Other professional or business offices: one (1) space per three hundred 
(200) sq. ft. of floor area. 

  

Review of Criteria 

 1. Special conditions and circumstances exist which are peculiar to the 
parcel of land, building or structure, which are not applicable to other 
parcels of land, structures or buildings in the same zoning district; 
Staff does find that there are circumstances unique to the subject parcel of 
land.  The site is zone C-2 and though there are no minimum lot requirements, 
the structure is a legal nonconforming structure based on its’ location, 
setbacks, lot coverage and ability to meet parking and landscaping. The 
structure was originally built in 1966.  
 

2. Special circumstances and conditions do not result from the actions of 
the applicant 
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Staff does not find that circumstances are a result of the applicant.  The 
current owners of the property acquired the structure in 1990, prior to the 
existing LDC, and have not made substantial changes in the time between 
purchase and now. The conditions are pre-existing and not the result of the 
applicant.  Additionally the property was platted in the early 1900s.  
 

3. Granting the variance will not confer upon the applicant any special 
privilege denied by the comprehensive plan and this Code to other 
parcels of land, buildings, or structures, in the same zoning district 
Staff finds that the proposed variance will not confer special privileges. The 
subject site is a package store that has been in this location for over 30 years 
in its current ownership.  As a commercial retail package store, typically 
renovations and exterior refresh are common, and approval of this variance will 
allow the existing structure to be renovated, and would not bestow any special 
privilege.     
 

4. Literal interpretation and enforcement of the terms and provisions of this 
Code would deprive the applicant of rights commonly enjoyed by other 
parcels of land in the same zoning district, and would work an 
unnecessary and undue hardship 
Staff does find that literal interpretation of the code would deprive the applicant 
of rights and privileges. Without relief from the code, the store could continue 
to operate, but could not do a major remodel internally, nor reconfigure the 
drive thru into interior space. This would limit the businesses ability to update 
and maintain the structure and could result in an undue hardship.    
 

5. Grant of variance is the minimum variance that will make possible the 
reasonable use of the parcel of land, building or structure 
Staff does find that the requested variances are the minimum variance needed 
to accommodate the proposed new home.  The existing structure and use as a 
retail package store would not change with the approval of this variance. This 
variance addresses existing nonconformities, and allows for updates and 
renovations to the store.   
 

6. Grant of variance will be generally consistent with the purposes, goals, 
objectives, and policies of the comprehensive plan and this Code and will 
not adversely affect adjacent land. 
Staff does find that the request is consistent with the comprehensive plan. The 
applicant is not requesting any deviations from the established future land use 
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designation policies and is consistent with the Goals Objectives and Policies of 
the adopted Comprehensive Plan. Package Liquor sales is consistent with the 
Community Commercial land use.  

  

Staff Recommendation 

 Per Section 34-282 of the Land Development Code; based on the provided 
application and analysis stated in this report, The Planning and Development 
Department recommends Approval of BOA#22-100089 
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BOA#22-100092 
Zoning: C-1 
RE:  174613-0000 
Legal: Lot 12, Block 123, Pablo Beach North  
Address:  1201 N 3rd Street   

Request 

 Section(s): 34-377, for 6 on-site parking spaces in lieu of 14 required to allow for 
construction of a second story office space addition and a third story auxiliary 
dwelling unit to an existing one-story office building 

Existing Conditions 

 The subject property is comprised of a lot of record, (circa 1913) located in the 
Commercial future land use category. The property is currently zoned Commercial 
Limited: C-1. The Subject lot is 100 feet deep and 62 feet wide, with an overall area 
of 6,250 square feet.  The lot is currently occupied by an existing one story office 
structure.  The existing structure is 1,750 square feet in area, and per the LDC 
section 34-377 they are required to have 6 parking spaces. The applicant is 
proposing to add two additional stories to the structure, thus increasing the square 
footage to 5,250 square feet.  The proposed design would turn the second floor into 
more office area, and the top floor into an accessory dwelling unit, a single dwelling 
unit in association with an existing commercial use as allowed in the C-1 zoning 
district. The proposed additional area would add the requirement for another 6 
spaces for the additional office use and the third story dwelling would add a required 
two spaces.  This increases the total required parking to 14 spaces, one of which 
must be ADA compliant.  
 
There are no previous Variances and no active code enforcement cases.  
 

Staff Analysis  

 The subject lot is an existing office structure owned and operated by a tax 
preparation office. The proposed additions would triple the square footage of the 
structure, but would only double the office space, as the third floor would be used 
and an accessory dwelling unit / residential space. The existing structure is 
conforming to all current zoning codes, even though it was built in 1973.  The 
proposed new additions would mirror the footprint of the existing structure, adding a 
second and third floor on top of the existing structure, thus not adding any additional 
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setback encroachments.  The site currently has six parking spaces, though none are 
currently striped for ADA space designs.  Based on staff’s review, there is enough 
room to turn one of the existing parking spaces into an ADA accessible space.  The 
applicant has stated that they currently only have the ability to serve three 
customers at once and that would not change with the additional office space.  The 
owner has not stated what the total number of employees are.  There are several on 
street parking spaces adjacent to the property that, although do not count towards 
required parking, are available for public use and certainly could and likely are used 
by customers of the existing structure.   

Minimum development and parking standards 

 • Minimum lot area: None. 
• Minimum lot width: None. 
• Minimum yards: 

o Front yard: Ten (10) feet. 
o Side yard: None, except where adjacent to streets. If adjacent to a 

street ten (10) feet, for a corner lot, the side yard on the corner shall 
be ten (10) feet. 

o Rear yard: None. For oceanfront lots, the rear yard shall be the yard 
adjacent to the ocean, or the easterly yard, and the front yard shall 
be the westerly yard, or yard opposite the rear yard.(4)Floor area: 
None.(5)Maximum lot coverage: Eighty-five (85) percent.(6)Height: 
Thirty-five (35) feet. 

• Other professional or business offices: one (1) space per three hundred 
(300) sq. ft. of floor area. 

• Dwelling: (two) 2 spaces per dwelling unit.  

  

Review of Criteria 

 1. Special conditions and circumstances exist which are peculiar to the 
parcel of land, building or structure, which are not applicable to other 
parcels of land, structures or buildings in the same zoning district; 
Staff does not find that there are circumstances unique to the subject parcel of 
land.  The site is zone C-1 and has no minimum lot size requirement, but is 
rather small for any type of commercial use.  As is common in the C-1 zoning 
both north and south on 3rd Street, existing commercial lots are very small and 
difficult to bring into compliance with the current parking demand. Unlike other 
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properties in the area, this structure currently meets the demand for required 
onsite parking based on its current square footage.  
 

2. Special circumstances and conditions do not result from the actions of 
the applicant 
Staff does find that circumstances are a result of the applicant.  The lot is a lot 
of record, platted in 1913.  As the property exists today, it meets the parking 
requirement based on square footage.  The request to add additional square 
footage is the reason for the parking request and is not caused by the existing 
condition of the property.  
 

3. Granting the variance will not confer upon the applicant any special 
privilege denied by the comprehensive plan and this Code to other 
parcels of land, buildings, or structures, in the same zoning district 
Staff finds that the proposed variance will not confer special privileges. 
Throughout the C-1 zoning district, there are many small commercial 
properties in the area that are unable to meet the onsite parking demand 
based on the existing structures. This property is unique in that it currently 
does meet the required parking demand based on its small square footage, but 
it is a common need for existing structures to require parking variances.  
 

4. Literal interpretation and enforcement of the terms and provisions of this 
Code would deprive the applicant of rights commonly enjoyed by other 
parcels of land in the same zoning district, and would work an 
unnecessary and undue hardship 
Staff does find that literal interpretation of the code would deprive the applicant 
of rights and privileges. Without relief from the parking standards in both 
number and design, the viability of many redevelopment projects would be 
unlikely, as most smaller commercial lots cannot accommodate all the require 
infrastructure and not need some relief from the code.   
 

5. Grant of variance is the minimum variance that will make possible the 
reasonable use of the parcel of land, building or structure 
Staff does find that the requested variances are the minimum variance needed 
to accommodate the proposed new home.  The proposed use, as described 
would not have the maximum need for parking required in the LDC, and may 
have less of an impact to on street parking, however, it is unlikely it will have 
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no impact, but the requested relief is the minimum needed to address the three 
story request.    
 

6. Grant of variance will be generally consistent with the purposes, goals, 
objectives, and policies of the comprehensive plan and this Code and will 
not adversely affect adjacent land. 
Staff does find that the request is consistent with the comprehensive plan. The 
applicant is not requesting any deviations from the established future land use 
designation policies and is consistent with the Goals Objectives and Policies of 
the adopted Comprehensive Plan.  

  

Staff Recommendation 

 Per Section 34-282 of the Land Development Code; based on the provided 
application and analysis stated in this report, The Planning and Development 
Department recommends Denial of BOA#22-100092 
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BOA#22-100093 
Zoning: RM-2 
RE:  176119-0000 
Legal:  Lot 7, Block 92, Pablo Beach South  
Address:  983 2nd Street South  

Request 

 Section(s): 34-340(e)(3)c.1, for a front yard setback of 7.6 feet in lieu of 20 feet 
required; 34-340(e)(3)c.3, for a rear yard setback of 16 feet in lieu of 30 feet 
minimum, and 34-377, for one parking space per dwelling unit in lieu of two, to allow 
for construction of two new multi-family dwellings and to address existing 
nonconformities 

Exiting Conditions 

 The Subject property is an existing lot of records (circa 1909) located in the 
Residential Medium Density future land use category, and currently zoned 
Residential Multifamily: RM-2. The property is 50 feet in width and 125 feet in depth, 
with a lot area of 6,250 square feet.  The subject property is in a multifamily zoning 
category and based on gross density can have three units on site.  The subject 
parcel currently has a two unit multifamily structure on site, located near the 
southern property line.  The current property has a front yard setback of 7 feet, with 
the majority of lot vacant to the north.  The rear half of the property is located in the 
AE flood zone and has additional requirements for new construction and 
renovations.  The property has recived several previous variances, one specifically 
for the proposed construction of the two additional multifamily units.  
 
BOA#38-95 for a front yard setback of 4 feet and a side yard setback of 8 feet for a 
front porch. APPROVED 
BOA#26-2003 For side yard of 8.1 feet and a rear yard of 20 feet to allow for the 
construction of 2 additional dwelling units –DENIED 
BOA#19-100119 for a westerly corner side yard of 3 feet and a side yard of 8 feet to 
rectify existing nonconformities and allow for the addition of two new dwellings 
constructed to the rear. APPROVED LIMITED TO SITE PLAN 
BOA#21-100024 for a front yard setback of 8 feet, corner side yard setback of 3 feet 
to rectify nonconformities and allow for the construction of a third floor of the existing 
structure and the construction of two new multifamily units. - DENIED 
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Staff Analysis  

  The proposed request is twofold. The first request is to address all existing 
nonconformities not previously addressed in past variances for the existing 
structure.  The intent is to add an additional story to the existing two unit structure 
and convert it to one unit.  The second part of the request is for a rear yard setback 
reduction to allow for the construction of the two new multifamily units originally 
approved in BOA#19-100119, however upon discussion with the Chief Building 
Official, it was noted that the attaching of these two units to the existing structure, 
based on the location of the AE flood zone, would require the upgrading and 
potentially elevating of the existing structure which isn’t feasible.  As the previous 
variance was tied to the proposed site plan, to simplify the construction the applicant 
is simply asking to detach these two new units so they can be built to current flood 
zone requirements without affecting the existing structure.  As noted in the 
application, the lot is substandard in width.  The proposed design would include 
adequate parking for the two new units with two car garages. Worth noting is the 
maximum lot coverage for multifamily uses in the RM-2 zoning district is 65% and 
the proposed project upon completion would only be at 57% lot coverage.   

Minimum Dimensional Standards 

 Multifamily: 
 

• Minimum lot area: Five thousand (5,000) square feet, plus one thousand 
(1,000) square feet for each unit in excess of two (2), except that the gross 
density shall not exceed forty (40) units an acre. 

• Minimum lot width: Seventy-five (75) feet at the building line and a minimum 
of thirty-five (35) feet at the street. 

• Minimum yards: 
o Front yard: Twenty (20) feet. 
o Side yard: Ten (10) feet for each side yard, except when the lot is a 

corner lot. For a corner lot, the side yard on the corner shall be 
twenty (20) percent of the lot width or ten (10) feet, whichever is 
greater, except the side yard is never required to exceed twenty (20) 
feet. 

o Rear yard: Thirty (30) feet. For oceanfront lots, the rear yard shall be 
the yard adjacent to the ocean, or the easterly yard, and the front 
yard shall be the westerly yard, or yard opposite the rear yard. 

• Floor area: Multiple family dwelling unit shall contain the following minimum 
square feet of conditioned living area excluding garages, carports and 
breezeways. 

o One bedroom unit—Seven hundred (700) square feet. 
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o Two bedroom unit—Nine hundred (900) square feet. 
o Three bedroom unit—One thousand one hundred (1,100) square 

feet. 
• Maximum lot coverage: Sixty-five (65) percent. 
• Height: Thirty-five (35) feet. 

 

  

Review of Criteria 

 1. Special conditions and circumstances exist which are peculiar to the 
parcel of land, building or structure, which are not applicable to other 
parcels of land, structures or buildings in the same zoning district; 
Staff does find that there are circumstances unique to the subject parcel of 
land.  The lot is substandard in both lot width. Additionally the lot is split by the 
flood zone, making the rear of the property meet additional design standards 
that do not affect the existing structure unless the two buildings are attached.  
 

2. Special circumstances and conditions do not result from the actions of 
the applicant 
Staff does not find that circumstances are a result of the applicant.  The lot 
was platted in 1909, and the applicant has ample lot area to build the 
additional two units on the property.  The applicant had previously received 
approval for the additional two units, however the updated flood zones created 
in 2018 and adopted around the time of the first approval have changed the 
circumstances such that the new challenged require the update to the site 
plan.  
 

3. Granting the variance will not confer upon the applicant any special 
privilege denied by the comprehensive plan and this Code to other 
parcels of land, buildings, or structures, in the same zoning district 
Staff does not find that the proposed variance will confer special privileges. 
The applicant is requesting to build two additional units on a lot already 
containing a structure. The RM-2 zoning allows for multifamily units to be 
added to a lot this size, but the limitations created by the lot, flood zones and 
existing structure location create the need for a variance.  This would not 
confer any special privilege.  
 



  
City of Jacksonville Beach ● 11 North Third Street ●Jacksonville Beach FL 32250 

   

Page 4 of 7 September 7, 2022 

4. Literal interpretation and enforcement of the terms and provisions of this 
Code would deprive the applicant of rights commonly enjoyed by other 
parcels of land in the same zoning district, and would work an 
unnecessary and undue hardship 
Staff does find that literal interpretation of the code would deprive the applicant 
of rights and privileges. The applicant can build two additional units on this lot 
by right per the RM-2 zoning district.  The substandard conditions of the lot, 
along with the location of the existing structure cause the need for the variance 
both for the new structure as well as the existing structure, it would be an 
undue hardship to deny the applicant the ability to build, or force them to adapt 
the existing structure to the flood zone that only affect the rear of the structure.  
 

5. Grant of variance is the minimum variance that will make possible the 
reasonable use of the parcel of land, building or structure 
Staff does find that the requested variances are the minimum variance needed 
to accommodate the proposed new home.  The request for the existing 
structure simply rectify all existing nonconformities not specifically addressed 
by past variances to allow for renovations and additions to this building.  The 
rear yard setback reduction is the minimum needed to allow for the separation 
between the existing structure and the two new proposed units.  
 

6. Grant of variance will be generally consistent with the purposes, goals, 
objectives, and policies of the comprehensive plan and this Code and will 
not adversely affect adjacent land. 
Staff does find that the request is consistent with the comprehensive plan. The 
applicant is not requesting any deviations from the established future land use 
designation policies and is consistent with the Goals Objectives and Policies of 
the adopted comprehensive plan.  
 

 

  

Staff Recommendation  

 Per Section 34-282 of the Land Development Code; based on the provided 
application and analysis stated in this report, The Planning and Development 
Department recommends Approval of BOA#22-100093 
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Location Map (property boundaries are reprehensive only) 
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Existing Survey 
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Proposed Site Plan  
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