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City of Jacksonville Beach 
  

Regular Meeting Agenda   
   

Board of Adjustment 

11 North Third Street 
Jacksonville Beach, Florida 

 
Tuesday, October 4, 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 September 7, 2022 
B. Regular Board of Adjustment Meeting held on September 20, 2022 
  
CORRESPONDENCE 
  
OLD BUSINESS 
  
NEW BUSINESS 
A. Case Number(s): BOA#22-100105 

Applicant: Mitchell Tidwell 
Agent: N/A 
Owner: Ryan Walls 
Property Address: 1104 2nd Avenue North 
Parcel ID: 177596-0005 
Legal Description: a parcel or tract of land located in a portion of a parcel of land known as the 

Geer Tract, lying and situated in the Castro Y Ferrer Grant, Section 38, 
Township 2 South, Range 29 East, Duval County Florida 
  

Current Zoning: RS-1 
Motion to 
Consider: 

34-336(e)(1)e, for lot coverage of 40% in lieu of 35% maximum to allow for 
construction of a new swimming pool and deck at an existing single-family 
dwelling 

B. Case Number(s): BOA#22-100107 
Applicant: Sea Cake, LLC. - Austin Towery 
Agent: N/A 
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Owner: Sea Cake, LLC. - Austin Towery 
Property Address: 314 1st Street North 
Parcel ID: 174045-0010 
Legal Description: Lots 7 & 8, Block 32, Pablo Beach North 
Current Zoning: CBD 
Motion to 
Consider: 

34-373(a)(1), for the use of 6 compact parking spaces and one motorcycle 
parking space in lieu of 7 standard spaces for required off street parking; 
34-373(d) for a parking setback of zero feet in lieu of 5 feet minimum 
adjacent to an alley to allow for construction of a new mixed use commercial 
building 

C. Case Number(s): BOA#22-100110 
Applicant: Starr Sanford Design - Christi Elflein 
Agent: Starr Sanford Design - Christi Elflein 
Owner: Graydon & Virginia Mabry 
Property Address: 3015 Ocean Drive 
Parcel ID: 181507-0000 
Legal Description: Lot  3, Block 1, Atlantic Shores Ocean Front Section – Division B  
Current Zoning: RS-1 
Motion to 
Consider: 

34-336(e)(1)(c)3, for a rear yard setback of 25 feet in lieu of 30 feet 
minimum, to allow  for construction of a new single-family dwelling 

D. Case Number(s): BOA#22-100111 DEFERRED TO OCTOBER 18 
Applicant: Neil Roberts 
Agent: N/A 
Owner: Neil Roberts 
Property Address: 1019 24th Street North 
Parcel ID: 179100-0000 
Legal Description: Lot 6, Block 34, Section “A” Jacksonville Beach  
Current Zoning: RS-2 
Motion to 
Consider: 

34-337(e)(1)(e), for lot coverage of 45% in lieu of 35% maximum to rectify 
existing non-conformities and allow for a substantial improvement at an 
existing single-family dwelling 

  
PLANNING DEPARTMENT REPORT 
A. The next scheduled meeting is Tuesday, October 18, 2022. There are five 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 

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


Minutes of Board of Adjustment Meeting    
held Wednesday, September 7, 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 Jeff Truhlar (absent) John Moreland
Alternates: Todd Smith Jennifer Williams (absent)

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

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

 August 2, 2022
 August 16, 2022

CORRESPONDENCE: None

OLD BUSINESS: None 

NEW BUSINESS:
A. Case Number: BOA#22-100087

Applicant/Owner: John Atkins, Atkins Builders, Inc.
Property Address: '0' Horn Street (2452 Horn Street)
Parcel ID:  179928-0000

City of Jacksonville Beach Land Development Code 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.

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

Applicant: John Atkins, 1888 Foss Lane, Jacksonville Beach, stated the hardship was a 
nonconforming lot. He provided handouts to the Board [on file].

A brief discussion ensued about the side setbacks and height limits. 

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

 Olga Goldman, 1046 Owen Avenue, Jacksonville Beach
 Vikki Mesich, 1855 Riley Street, Jacksonville Beach
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 Shawn Dahbour, 1120 Owen Avenue, Jacksonville Beach

The following submitted a speaker card in opposition to the variance but did not wish to speak:
 Rich Tomporowski, 1855 Riley Street, Jacksonville Beach

The following submitted emails [on file] in opposition of the variance:
 April Mitzel, 1126 Owen Avenue, Jacksonville Beach
 Tim and Sharon Pickering, 1102 Theodore Avenue, Jacksonville Beach
 RK Waltz (no address given)
 Ross Gambrell, 1105 Theodore Avenue, Jacksonville Beach
 Tammy Moses, 1105 Theodore Avenue, Jacksonville Beach
 Jennifer O’Neil (no address given)
 Harrison O’Neil (no address given)
 Jac Gamache (no address given)
 Sarah O’Neil (no address given)
 Bob and Belinda Bonenberger (no address given)
 Mack Horton (no address given)
 Claire Elliott (no address given)
 Suzanne O’Neil (no address given)
 J. Satinsky (no full name or address given)
 James Slesinski (no address given)
 Lynn Senkier (no address given)
 Alissa Shaw, 1107 Owen Avenue, Jacksonville Beach
 Veronica Woodyard, 1125 Theodore Avenue, Jacksonville Beach
 John Elrod (no address given)
 Kevin and Sharon Phillips, 1066 Ruth Avenue, Jacksonville Beach
 Amy Frank, 1125 Owen Avenue, Jacksonville Beach
 Tom and Kate Guidry, 2212 Riley Street, Jacksonville Beach
 David and Dori Bridson, 1950 Pullian Street, Jacksonville Beach
 Olga Goldman 1046 Owen Avenue, Jacksonville Beach
 Kim Shine, 1009 Ruth Avenue, Jacksonville Beach
 Josh Kalita (no address given)
 Beth and Barry Nicol (no address given)
 Ivan and Ann Richter, 2030 Horn Street, Jacksonville Beach
 Ursula Elrod, 1781 Horn Street, Jacksonville Beach
 Leslie McMahan, 1110 Owen Avenue, Jacksonville Beach
 Mary Kimball, 2251 Riley Street, Jacksonville Beach

Mr. Atkins responded to concerns from the neighbors.

Additionally, the following spoke in opposition to the variance:
 Stan Farrell, 1105 Theodore Avenue, Jacksonville Beach 

Mr. Atkins addressed the comments.
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Ms. Gonzalez closed the public hearing.

Motion:  It was moved by Mr. Curley, seconded by Mr. Moreland, to deny BOA#22-
100087 based on the testimony and evidence provided the request fails to 
meet standard #2, the special circumstances and condition resulted from the 
applicant.

Discussion:
A discussion ensued about the previous application, use, and lot size. 

Roll Call Vote:      Ayes – John Moreland, Owen Curley, Todd Smith 
Nays – Dan Elmaleh, Alexi Gonzalez

The motion to deny passed 3-2.

B. Case Number: BOA#22-100088
Applicant/Owner Ian & Jacqueline Alves
Property Address: 1709 Riley Street
Parcel ID:  179944-0990

City of Jacksonville Beach Land Development Code 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.

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

Applicant: Ian Alves, 1709 Riley Street, Jacksonville Beach, stated the hardship was a 
nonconforming lot. 

A brief discussion ensued about the accessory structure, pavers, setbacks, and communication with 
neighbors. 

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#22-100088, in part, for the lot coverage of 42% in lieu of 35% 
maximum based on the standards for a variance outlined in Section 34-286 
of the Land Development Code and to deny the accessory structures setback 
of 3 feet as it fails to meet the standards of Special Condition and 
Circumstances resulting in the action of the applicant. 

Discussion: None
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Roll Call Vote:      Ayes – Owen Curley, Dan Elmaleh, John Moreland, Todd Smith, Alexi 
Gonzalez

The motion passed unanimously. 

C. Case Number: BOA#22-100089
Applicant/Owner: ABC Liquors, Inc/ABC Properties, Ltd. - Phyllis Fitzpatrick
Agent: KPM Franklin - Ross Galbraith
Property Address: 608 Beach Boulevard
Parcel ID:  175453-0000

City of Jacksonville Beach Land Development Code 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.

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

Representative: John Kelly, 6300 Hazeltine National Drive, Orlando, stated the hardships of the 
property included: the building was not square to Beach Boulevard, the northeast corner was not 
within 7 feet of the property, and there was limited room for parking spaces.

A discussion ensued about parking, City right of way, and landscaping.

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#22-100089 based on the standards for a variance outlined in Section 
34-286 of the Land Development Code.

Discussion:
A discussion continued about parking. 

Roll Call Vote:      Ayes – Dan Elmaleh, John Moreland, Owen Curley, Todd Smith, Alexi 
Gonzalez

The motion passed unanimously. 

D. Case Number: BOA#22-100092
Applicant/Owner: Lents & Associates, PLLC - Matthew Lents
Property Address: 1201 3rd Street North
Parcel ID:  174613-0000
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City of Jacksonville Beach Land Development Code 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

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

Applicant: The applicant was not present. 

Motion:  It was moved by Mr. Moreland and seconded by Mr. Curley to defer 
BOA#22-100092 until the next meeting.

Voice Vote:      In a voice vote, the motion passed unanimously. 

E. Case Number: BOA#22-100093
Applicant/Owner: Catherine Sturms
Property Address: 983 2nd Street South
Parcel ID:  176119-0000

City of Jacksonville Beach Land Development Code Section(s): 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 non-conformities.

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

Applicant: Catherine Sturms, 983 2nd Street South, Jacksonville Beach, stated the hardship was 
existing nonconformities and a substandard lot. She distributed two additional handouts [on file]. 

A brief discussion ensued about parking and lot coverage. 

Public Hearing: 

The following spoke in support of the variance: 
 Greg Phipps, 127 10th Avenue South, Jacksonville Beach

The following spoke in opposition to the variance:
 David Robold, 123 10th Avenue South, Jacksonville Beach
 John Swindell, 115 10th Avenue South, Jacksonville Beach

The following submitted speaker cards [on file] in opposition to the variance but did not wish to 
speak:

 Sara Robold, 123 10th Avenue South, Jacksonville Beach
 Robert Robold, 123 10th Avenue South, Jacksonville Beach
 Vicki Swindell, 115 10th Avenue South, Jacksonville Beach
 Eric Feldman, 922 1st Street South, #401, Jacksonville Beach
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The following submitted emails [on file] in opposition to the variance:
 Paul & Cecilia Bourjaily, 820 2nd Street South, Unit C, Jacksonville Beach
 Curt Clemens, 1002 2nd Street South, Jacksonville Beach
 Eric Bruder (no address given)
 Robert L. Robold, Sara Robold, Robert W. Robold, and David Robold, 123 10th Avenue 

South, Jacksonville Beach

The following submitted emails [on file] in support of the variance:
 David Gatto, 138 10th Avenue South, Jacksonville Beach
 Lisa and Greg Phipps, 127 10th Avenue South, Jacksonville Beach
 Robert Riggins, 130 10th Avenue South, Jacksonville Beach

Ms. Sturms responded to concerns from the neighbors. Jon Hanna (project builder), 3250 Isabella 
Boulevard, Jacksonville Beach, addressed questions from the Board.

Additionally, the following spoke in opposition to the variance:
 Curt Clemens, 1002 2nd Street South, Jacksonville Beach

A discussion ensued about parking, nonconformities, previous variances, short-term vacation 
rentals, and minimum bedroom square footage.

Ms. Gonzalez closed the public hearing.

Motion:  It was moved by Mr. Curley, seconded by Mr. Moreland, to approve 
BOA#22-100093 based on the standards for a variance outlined in Section 
34-286 of the Land Development Code.

Discussion:
A brief discussion ensued about the parking and the flood zone. 

Roll Call Vote:      Ayes – John Moreland, Owen Curley, Alexi Gonzalez 
Nays – Dan Elmaleh, Todd Smith

The motion passed 3-2.

PLANNING DEPARTMENT REPORT 
The next scheduled meeting is Tuesday, September 20, 2022, at 6:00 P.M. There are six scheduled cases.

ADJOURNMENT
There being no further business, Ms. Gonzalez adjourned the meeting at 8:07 P.M.

Submitted by:  Lauren Loria
 Administrative Assistant 
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The minutes were reviewed by Planning & Development. 

Approval:

                                              
            Chairperson

                                  
            Date



Minutes of Board of Adjustment Meeting    
held Tuesday, September 20, 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 John Moreland
Alternates: Todd Smith (absent) Jennifer Williams 

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

APPROVAL OF MINUTES: None

CORRESPONDENCE: None

OLD BUSINESS:

A. Case Number: BOA#22-100092
Applicant/Owner: Matthew Lents
Property Address: 1201 3rd Street North
Parcel ID:  174613-0000

City of Jacksonville Beach Land Development Code 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.

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

Applicant: Matthew Lents, 1201 3rd Street North, Jacksonville Beach, stated the hardship was the 
need to add additional square footage. 

A discussion ensued about parking and the nature of the business. 

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. Truhlar to approve BOA#22-
100092 based on the standards for a variance outlined in Section 34-286 of 
the Land Development Code.
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Discussion:
A discussion continued about parking, a shared parking agreement, and whether to add a condition.

Motion:  It was moved by Mr. Moreland, seconded by Mr. Curley, to defer BOA#22-
100092 to the November 1, 2022, BOA meeting.

Roll Call Vote:      Ayes – John Moreland, Owen Curley, Jeff Truhlar, Jennifer Williams, Alexi   
Gonzalez

The motion to defer passed unanimously.

NEW BUSINESS:
A. Case Number: BOA#22-100095

Applicant/Owner: Edward Gil
Agent: Steven Ballantyne, Hawkstone Outdoor Design
Property Address: 513 17th Avenue North
Parcel ID:  174864-0000

City of Jacksonville Beach Land Development Code Section(s): 34-336(e)(1)e, for lot coverage 
of 42% in lieu of 35% maximum to allow for construction of a swimming pool deck and patio at an 
existing single-family dwelling.

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

Agent: Steven Ballantyne, 513 17th Avenue North, Jacksonville Beach, stated the hardship was a 
nonconforming lot. 

A discussion ensued about the lot size, lot coverage, and the proposed pool deck.

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. Truhlar to approve BOA#22-
100095 based on the standards for a variance outlined in Section 34-286 of 
the Land Development Code.

Discussion:
A discussion ensued about the deck size.

Roll Call Vote:      Nays – Owen Curley, Jeff Truhlar, John Moreland, Jennifer Williams, Alexi 
Gonzalez

The motion failed unanimously. 
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B. Case Number: BOA#22-100098
Applicant: Peter Hill
Owner: AB 114 12th, LLC, Joseph Eckstein
Property Address: 114 12th Avenue South
Parcel ID:  176220-0000

City of Jacksonville Beach Land Development Code Section(s): 34-340(e)(3)(c)1, for a front 
yard setback of 15 feet in lieu of 20 feet minimum, 34-340(e)(3)(c)2, for a side yard setback of 5 
feet in lieu of 10 feet minimum, and 34-340(e)(3)(c)3, for a rear yard setback of 20 feet in lieu of 
30 feet minimum to allow for construction of a three-unit multi-family structure.

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

Applicant: Peter Hill, 1409 4th Avenue North, Jacksonville Beach, and Michael Pelkey, 1886 Beach 
Avenue, Atlantic Beach, stated the hardship was a nonconforming lot in width. 

Public Hearing: 
The following spoke in support of the variance: 

 Greg Paquin, 127 13th Avenue South, Jacksonville Beach
 Pamela Rama De Padua, 1331 1st Street N, Apt. 504, Jacksonville Beach
 Robert Branley, 127 13th Avenue South, Unit C, Jacksonville Beach 
 Alex Jenkins, 3180 Pulian Court, Jacksonville Beach
 Tom Hilton, 1016 11th Avenue North, Jacksonville Beach
 Mike Atlee, 1031 1st Avenue South, Jacksonville Beach
 Myron Blankenbaker, 105 Evans Drive, Jacksonville Beach
 Tim Nall, 127 13th Avenue South, Jacksonville Beach
 Henry Nally, 3409 Pine Tree Road, Jacksonville Beach

The following spoke in opposition to the variance:
 Joseph Macaluso, 112 12th Avenue South, Jacksonville Beach
 Bruce Wouters, 126 12th Avenue South, Jacksonville Beach

The following submitted speaker cards in support of the variance but did not wish to speak:
 Clay Wallace, 807 15th Avenue South, Jacksonville Beach
 Ann Hill, 105 Evans Drive, Jacksonville Beach
 Lisa Pelkey, 0 Horn Court, Jacksonville Beach

The following submitted emails in opposition to the variance: 
 John and Scotty Rust, 124 12th Avenue South, Jacksonville Beach
 Jeff Wansor, 132 12th Avenue South, Jacksonville Beach
 David Rost, 1224 1st Street South, Jacksonville Beach 

A discussion ensued about the structure design and setbacks.
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Ms. Gonzalez closed the public hearing.

Motion:  It was moved by Mr. Curley, seconded by Mr. Truhlar to approve BOA#22-
100098 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, John Moreland, Owen Curley, Jennifer Williams, Alexi 
Gonzalez

The motion passed unanimously. 

C. Case Number: BOA#22-100100
Applicant/Owner: Eric Kofman
Property Address: 529 11th Avenue North
Parcel ID:  175006-0000

City of Jacksonville Beach Land Development Code Section(s): 34-336(e)(1)(c)2, for a side-yard 
setback of 9 feet on the western side yard in lieu of 10 feet minimum; 34-336(e)(1)d, for no garage 
in lieu of a required one car garage; 34-336(e)(1)e, for lot coverage of 50% in lieu of 35% maximum; 
and 35-376(d) for a parking area setback of zero feet in lieu of 5 feet minimum, to rectify existing 
non-conformities with the primary structure and driveway and to allow for construction of a new 
swimming pool deck at an existing single-family dwelling.

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

Applicant: Eric Kofman and Namrata Chakrabarti, 529 11th Avenue North, Jacksonville Beach, 
stated the hardship was a nonconforming lot and addressed questions from the Board.

A brief discussion ensued about lot coverage and parking.

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

 James Hughes, 526 11th Avenue North, Jacksonville Beach

Ms. Gonzalez closed the public hearing.

Motion:  It was moved by Mr. Curley, seconded by Mr. Truhlar to approve BOA#22-
100100 based on the standards for a variance outlined in Section 34-286 of 
the Land Development Code.

Discussion:
A brief discussion ensued about the driveway, parking, and short-term rentals. 
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Roll Call Vote:      Ayes – John Moreland, Owen Curley, Jeff Truhlar, Jennifer Williams, Alexi 
Gonzalez

The motion passed unanimously. 

D. Case Number: BOA#22-100101
Applicant/Owner: Robert Twigg
Property Address: 517 Patricia Lane
Parcel ID:  175036-0020

City of Jacksonville Beach Land Development Code Section(s): 34-336(e)(1)(c)2, for a side-yard 
setback of 7.5 feet for the western side yard and 9 feet for the eastern side-yard in lieu of 10 feet 
minimum; and 34- 336 (e)(1)e, for lot coverage of 45% in lieu of 35% maximum to allow for 
construction of a new swimming pool deck and to rectify existing nonconformities at an existing 
single-family dwelling.

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

Applicant: Robert Twigg, 517 Patricia Lane, Jacksonville Beach, states the hardship was a 
nonconforming lot and the lot’s irregular shape. 

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

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. Truhlar to approve BOA#22-
100101 based on the standards for a variance outlined in Section 34-286 of 
the Land Development Code.

Discussion:
A brief discussion ensued about the driveway.

Amended Motion: It was moved by Mr. Curley, seconded by Mr. Truhlar, to amend to approve 
BOA#22-100101 for side yard setback for a side-yard setback of 7.5 feet for 
the western side yard and 9 feet for the eastern side-yard in lieu of 10 feet 
minimum; and deny the increase in lot coverage.

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

    The motion passed unanimously. 

Discussion: None
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Roll Call Vote on Amended Motion: Ayes – John Moreland, Owen Curley, Jeff Truhlar, 
Jennifer Williams, Alexi Gonzalez

The amended motion passed unanimously. 

E. Case Number: BOA#22-100102
Applicant/Owner: Steven Boyer
Property Address: 1706 Oakwood Lane
Parcel ID:  179997-7095

City of Jacksonville Beach Land Development Code Section(s): 34-336(e)(1)c.3, for a rear yard 
setback of 20 feet in lieu of 30 feet minimum; and 34-373(d), for a zero-foot driveway setback along 
the south property line in lieu of 5 feet minimum required, to allow for the enlargement and 
enclosure of an existing screened porch attached to an existing single-family dwelling and rectify a 
non-conforming driveway.

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

Applicant: Steven Boyer and Garima Srivastave, 695 A1A N Unit 55, Ponte Vedra Beach, stated 
the hardship was a uniquely shaped lot and a nonconforming driveway. 

A brief discussion ensued about the lot shape. 

Public Hearing: 

The following spoke in opposition to the variance: 
 Joseph Martin, 1778 Oakbreeze Lane, Jacksonville Beach

Mr. Boyer addressed the concerns expressed by Mr. Martin.

Ms. Gonzalez closed the public hearing.

Motion:  It was moved by Mr. Curley, seconded by Mr. Truhlar to approve BOA#22-
100102 based on the standards for a variance outlined in Section 34-286 of 
the Land Development Code.

Discussion:
A discussion ensued about a zero-lot line versus encroachment and the screened porch.

Roll Call Vote:      Ayes – Owen Curley, Jeff Truhlar, John Moreland, Jennifer Williams, Alexi 
Gonzalez 

The motion passed unanimously. 
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PLANNING DEPARTMENT REPORT 
Mr. Popoli stated the joint meeting with the Board and the Planning Commission regarding the Comp 
Plan and Land Development Code will be held on October 27, 2023, at 6:00 P.M. 

The next scheduled meeting is Tuesday, October 4, 2022, at 6:00 P.M. There are four scheduled cases. 

ADJOURNMENT
There being no further business, Ms. Gonzalez adjourned the meeting at 7:53 P.M.

Submitted by:  Lauren Loria
 Administrative Assistant 

The minutes were reviewed by Planning & Development. 

Approval:

                                              
            Chairperson

                                  
            Date
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BOA#22-100105 
Zoning: RS-1 
RE:  177596-0005 
Legal:  38-2S-29E .153 B CASTRO Y FERRER GRANT PT RECD 0/R 18555-2433 
Address:  1104 2nd Avenue North 

Request 

 Section(s): 34-336(e)(1)e, for lot coverage of 40% in lieu of 35% maximum to allow 
for construction of a new swimming pool and deck at an existing single-family 
dwelling 

Existing Conditions 

 The subject property is a legal nonconforming lot of record (circa 1939) located in 
the Low Density Residential future land use category. The property is currently 
zoned Residential Single Family: RS-1.  The subject lot is a portion of an un-platted 
portion of the city, with a meets and bounds legal description.  The lot is a 
nonconforming lot of record based on age, and is recognized as such by the LDC.  
The lot is irregular in shape, but measures 65 feet in width and 102 feet in depth, 
with an overall area of 6,685 square feet. The lot is located in the RS-1 zoning 
district and therefore the lot is substandard in both area and width. The current 
home was constructed in 2013 and was purchased by the current owner in 2018. 
The home and all associated impermeable material on the lot make up 32% lot 
coverage.  The applicant is requesting to install a pool and pool deck in the rear 
yard.  The requested pool deck would increase the lot coverage to 40% 
 
No previous variances, no active code enforcement.  

Staff Analysis  

 The subject lot is an un-platted lot of record that is substandard based on the RS-1 
zoning district standards.  The lot is also irregularly shaped, though this has no 
bearing on the requested variance for lot coverage.  The home was constructed in 
2013, meeting all the required standards for RS-1.  The current lot coverage is 
slightly below the maximum 35% at 32.2%.  The current lot is substandard in lot 
area by almost 3,400 square feet, and is 25 feet too narrow.  If the lot were a 
conforming RS-1 lot with 10,000 square feet of area, the proposed lot coverage 
would be 26% of the existing lot.  
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Minimum Dimensional Standards 

 • Minimum lot area: Ten thousand (10,000) square feet. 
• Minimum lot width: Ninety (90) feet at the building line and a minimum of 

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

o Front yard: Twenty-five (25) feet. 
o Side yard: Ten (10) feet on each side 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 six hundred (1,600) square feet of conditioned living area and a 
one (1) car garage. The garage shall not be included as part of the single 
family dwelling unit's minimum square footage. 

• Maximum lot coverage: Thirty-five (35) percent.  
• 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 subject property is substandard in width and area. The current lot is 
almost 3,400 square feet deficient 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 un-
platted lot of record has existed since 1939, and has been nonconforming in 
area since its creation.  
 

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 
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Staff finds that the proposed variance will not confer special privileges. The 
ability to have accessory uses are a common use allowed in the residential 
zoning districts. Particularly in RS-1, where the lot size would allow for 
accessory uses, the substandard nature of the lot deny the applicant standard 
rights, and do not confer 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. The substandard nature of the lot deprives the owner 
of the right to have an accessory use in their rear yard, something commonly 
enjoyed by owners located in the RS-1 zoning district.      
 

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 increase in lot 
coverage would be below the maximum 35% lot coverage if the lot were of a 
conforming size. The requested variance is the minimum needed to implement 
the proposed design.  
 

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#22-100105 
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Location Map (property boundaries are representative only) 

 

 



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

   

Page 5 of 6 October 4, 2022 
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Proposed Site Plan 
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BOA#22-100107 
Zoning: CBD 
RE:  174045-0010 
Legal:  Lots 7 & 8, Block 32, Pablo Beach North  
Address:  314 1st Street North 

Request 

 Section(s): 34-373(a)(1), for the use of 6 compact parking spaces and one 
motorcycle parking space in lieu of 7 standard spaces for required off street parking; 
34-373(d) for a parking setback of zero feet in lieu of 5 feet minimum adjacent to an 
alley to allow for construction of a new mixed use commercial building 

Existing Conditions 

 The subject property is two legal nonconforming lots of record (circa 1909) located 
in the Commercial Business District future land use category. The property is 
currently zoned Central Business District: CBD.  The subject lot is 125 feet in width 
and 150 feet in depth, with an area of 18,750 square feet. The subject lot is currently 
home to the former Habibi’s restaurant.  The site has been a various number of 
restaurant with a building originally constructed in 1937. The property fronts on First 
Street North.  First Street North is a designated pedestrian oriented street in the 
CBD zoning district standards, which prohibits new driveways onto 1st Street. The 
property has additional frontage on Second Avenue South. The project will consist 
of a complete redevelopment of the property. This will include the demolition of the 
existing structure, and the construction of a new building.  The proposed new 
structure will conform to the CBD standards and provide all the required parking.  
The CBD standards differ greatly from standard commercial design. There are 
specific requirements for minimal setbacks, minimum building frontage, landscaping, 
lot coverage and access.  These standards are listed below, but it’s important to 
note that these requirements are in addition to complicated design standards for 
construction.  

Staff Analysis  

 The proposed redevelopment of Habibi’s has been reviewed by staff from Beaches 
Energy, Public Works, Fire Marshall’s office and Planning and Development.  The 
proposed design meets all the required architectural and design requirements for 
new construction and redevelopment in the CBD zoning district.  The design is 
required to have at least 90% structure frontage on each street.  This means the 
building or the building in combination with knee walls must occupy 90% of the lot 
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adjacent to the rights of way.  Additionally, there are minimal setbacks to encourage 
building up to the street so the structure will engage the sidewalks.  The proposed 
mixed use project will consist of a restaurant and two commercial spaces.  Based on 
the square footage for the project, the applicant has demonstrated they meet the 
required parking space number.  In CBD, a property owner may not request relief 
from the number of parking spaces they must have.  The constrains of the CBD 
standards and the inability to request relief from the parking requirements, the 
proposed deviation in parking space design and reduction in setbacks makes logical 
sense to encourage the redevelopment of this project.   
 
Additionally, the proposed project is located in the Community Redevelopment Area 
(CRA) of the City.  This district is intended to promote the redevelopment of 
downtown and the removal of blighted influences.  The area has a redevelopment 
plan for downtown, and the proposed redevelopment of this property meets the 
following goals of the CRA: 
 

• Eliminate the conditions of blight and prevent the spread of blighting 
conditions. (P.10) 

• Promote standards of high quality in the new development and rehabilitation 
consistent with the desired image of Jacksonville Beach. (p.11) 

• The Community Redevelopment Plan does not seek to impose any single 
architectural or historical style within the Community Redevelopment Area. 
However, styles which are clearly non-indigenous to the region and out of 
character are discouraged. (P. 26) 

• Ground floor uses, particularly retail uses should seek to maintain maximum 
continuity with adjacent sidewalks, and maximum visibility with use of glass 
storefronts. (P. 26) 

 
Given the small nature of the property, and the need to meet all other requirements  
for the CBD standards, as well as helping to further the goals of the CRA, it is the 
opinion of staff that the request is reasonable.  
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Minimum Dimensional Standards 

CBD  
Standards  

  Mixed Use Structure  
  MIN MAX 
LOT REQUIREMENTS     
 Lot Width (ft) 16 300 
 Lot Depth (ft) — 500 
 Lot Size (sf) — 150,000 
 Lot Coverage (%) — 90 
BUILDING ENVELOPE     
 Front Setback (ft) 0 10 
 Side Setback (ft) 0 — 
 Rear Setback (ft) 10 — 
 Frontage Buildout (%)(1) 90 100 
   

 

Parking 
Standards 

Shopping centers: 
  

REQUIREMENT 
 All Zoning Districts, except 

CBD and approved RD 
Districts that are located 
within the boundaries of the 
CBD District 

Within CBD or any approved RD 
Districts that are located within 
the boundaries of the CBD 
District 

 

Up to 399,999 
sq. ft. 

One (1) space per two-hundred 
fifty (250) sq. ft. of floor area. 

One (1) space per five-hundred 
(500) 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 parcel is an existing restaurant space, currently vacant and unable 
to be rehabilitated into a useable space based on assessment by the city’s 
Building Offical. To meet all the requirements of the LDC for the CBD district, a 
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variance is needed.  The hardship in this case is the inability to meet all other 
City standards without relief.    
 

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 
applicant purchased the property in 2021, with the intent of rehabilitant the 
current structure.  It wasn’t until they began renovations that it was clear the 
structure could not be restored, and new construction was the only option.  The 
need to meet the strict standards for redevelopment in the CBD zoning district 
in conjunction with the requirement to meet all parking required, the hardship is 
not the result of actions of the applicant.  
 

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. 
Granting of the variance will allow the applicant to redevelop the property to 
meet all applicable standards save for parking space size and all setbacks.  
The request will further the goals of the CRA.  
 

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 granted by this request, the applicant 
could not meet the design requirements of the LDC for the CBD zoning district.  
This would deprive the applicant of rights otherwise granted to adjoining 
property.   
 

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 restaurant.  The request if very minimal, 
and actually reflects a pattern of development typically available as an option 
for smaller commercial lots in other adjoining city’s, which allow for the use of 
compact spaces and motorcycle parking to meet the parking standards.   The 
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additional setback reduction is also required and minimal since the property 
backs up to an alley.  
 

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 
use of mixed use is consistent with the GOP of the comp plan. Additionally, the 
proposed redevelopment meets Policy LU.1.3 for elimination of blight. 

  

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#22-100107 
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Location Map (property boundaries are representative only) 
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Existing Survey  
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Proposed Site Plan  
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BOA#22-100110 
Zoning: RS-1 
RE:  181507-0000 
Legal:  Lot 3, Block 1, Atlantic Shores, Ocean Front Section, Division B 
Address:  3015 Ocean Drive  

Request 

 Section(s): 34-336(e)(1)(c)3, for a rear yard setback of 25 feet in lieu of 30 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 1983) located in 
the Low Density Residential future land use category. The property is currently 
zoned Residential Single Family: RS-1.  The subject property is 50 feet in width and 
140 feet deep with an area of roughly 7,000 square feet.  The subject property is 
substandard both in width and area.  Ocean front lots are subject to some additional 
standards that exceed that of typical residential construction.  The LDC has 
requirements that are unique to ocean front lots with regards to orientation of the 
rear yard, fence height, etc.  Additionally, beyond LDC requirements, ocean front 
lots also have to through the State of Florida Department of Environmental 
Protection (DEP) for approval as to how close to the water they can build and other 
requirements.  In this case, the DEP has determined that 25 feet in the closest to 
the oceanside of the property the house can be built.  This 25 foot setback is 
common along the oceanside for all houses along Ocean Drive This to create a fair 
use of the viewshed by having no house more easterly than the next.  The subject 
lot was granted variances for lot coverage and side yard setbacks, but only after the 
application was made to DEP did the applicant learn the 25 foot FDEP setback is 
different that the City’s.  
 
BOA#19-100091 for side yard setbacks of 7 feet in lieu of 10 feet, and for 49% lot 
coverage. No active code enforcement.  

Staff Analysis  

 The subject property is an oceanfront residential lot that has been generally 
occupied by a single family residence at least since 1951.  The applicant is 
proposing to build a new single family home, and has received past variances to 
allow for the construction. The applicant applied for their DEP approvals in June of 
this year.  The DEP approved the home construction with a minimum setback of 25 
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based on a distance from the costal construction control line, which resides inland of 
the lot. The goal of the applicant is to reduce the rear yard setback of the LDC 
requirements for RS-1 and have the setbacks match that of the DEP determination.  
This would create a common setback for the houses along this stretch of ocean 
drive, where most of the existing houses are 25 feet off the rear property line.  If the 
house was built at the required 30 foot rear yard setback, it would in fact be further 
inland than the rest of the structures adjacent, unfairly burdening the new 
homeowners.  

Minimum Dimensional Standards 

 • Minimum lot area: Ten thousand (10,000) square feet. 
• Minimum lot width: Ninety (90) feet at the building line and a minimum of 

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

o Front yard: Twenty-five (25) feet. 
o Side yard: Ten (10) feet on each side 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 six hundred (1,600) square feet of conditioned living area and a 
one (1) car garage. The garage shall not be included as part of the single 
family dwelling unit's minimum square footage. 

• Maximum lot coverage: Thirty-five (35) percent.  
• 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 subject property is substandard in width and area. Additionally, the 
property is unique in that it fronts the ocean and has additional criteria it must 
meet both for the LDC and the State of Florida. 
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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 
applicant has made the request based on the fact that both the determination 
by DEP and the existing conditions of the adjacent structures make a 30 foot 
setback an undue burden, both conditions are outside the control of the 
applicant.  
 

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. To the 
contrary, approval of the variance with bring the proposed home design into 
compliance with the surrounding properties by having the same setback, and 
will maintain compliance with the DEP determination.  
 

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. Requiring the applicant to comply with the 30 foot 
setback will make the proposed house be situated behind that of the 
surrounding properties and limit their access to the view shed enjoyed by the 
rest of the properties in the area.       
 

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 applicant has already obtained 
the other variances for aspect of the lot that are nonconforming.  The rear 
setback will resolve the last issue recently discovered, that of the fair use of the 
view shed by allowing this property to be 5 feet closer to the rear property line. 
 

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. 
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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#22-100110 
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