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City of Jacksonville Beach 
  

Regular Meeting Agenda   
   

Board of Adjustment 

 
 

11 North Third Street 
Jacksonville Beach, Florida 

 
Tuesday, March 7, 2023  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), John Moreland, Todd Smith, Jeff 
Truhlar 
Alternates: Matt Metz, Jennifer Williams 
  
APPROVAL OF MINUTES 
  
CORRESPONDENCE 
  
OLD BUSINESS 
  
NEW BUSINESS 
A. Case Number(s): BOA#23-100006 

Applicant: David & Trina Middleton 
Agent: Lavender House Contracting  
Owner: David & Trina Middleton 
Property Address: 824 18th Avenue North 
Parcel ID: 175207-0000 
Legal Description:  Lot 13, Block 4, Beach Homesites Unit Three  
Current Zoning: RS-1 
Motion to 
Consider: 

34-336(e)(1)c.2, for an easterly side yard setback of 9.4 feet and a westerly 
side yard setback of 7.9 feet both in lieu of 10 feet minimum; 34-
336(e)(1)d, for no garage in lieu of a one car garage required and a living 
area of 1,564 square feet in lieu of 1,600 square feet required; and 34-
336(e)(1)e, for lot coverage of 47% in lieu of 35% maximum, to allow for 
the enclosure of an existing one car garage and to rectify existing non-
conformities at an existing single family dwelling 

B. Case Number(s): BOA#23-100007 
Applicant: Audrey Lackie 
Agent: Robert W. Gray 
Owner: Audrey Lackie 
Property Address: 117 2nd Avenue South 
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Parcel ID: 175598-0000 
Legal Description: The East 15.5 feet of Lot 6, and the West 37.5 feet of Lot 7, Block 12, 

Pablo Beach South 
Current Zoning: CBD 
Motion to 
Consider: 

34-345(e)3, for a rear yard setback of 5 feet in lieu of 15 feet minimum, to 
allow for the construction of a new multifamily structure 

C. Case Number(s): BOA#23-100008 
Applicant: 121 Financial Credit Union, Paul Blackstone, COO 
Agent: BGE, Inc., Jennifer Urcan 
Owner: 121 Financial Credit Union 
Property Address: 2017 3rd Street North 
Parcel ID: 175438-0000 
Legal Description: Lots 3 and 4, less and except the South 5.50 feet of Lot 4, Block 203, Elton 

Realty Company’s Replat  
Current Zoning: C-1 
Motion to 
Consider: 

34-377 for zero parking spaces in lieu of three spaces minimum to allow for 
the construction of a drive-up independent teller machine 

D. Case Number(s): BOA#23-100009 
Applicant: Mike Hanna, Hanna Builders 
Agent: N/A 
Owner: Hanna Incorporated 
Property Address: 3090 Sunshine Court 
Parcel ID: 181417-0025 
Legal Description: Lot 12, Block 11, South Beach Replat 
Current Zoning: RS-2 
Motion to 
Consider: 

34-337(e)(1)c.2, for a corner side yard setback of 10 feet in lieu of 13.4 feet 
required; and 34-337(e)(1)e, for lot coverage of 50% in lieu of 35% 
maximum to allow for construction of a new single-family dwelling and 
swimming pool 

E. Case Number(s): BOA#23-100010 
Applicant: Mike Hanna, Hanna Builders 
Agent: N/A 
Owner: Hanna Incorporated 
Property Address: 3228 Sunshine Court 
Parcel ID: 181417-0010 
Legal Description: Lot 9, Block 11, South Beach Replat 
Current Zoning: RS-2 
Motion to 
Consider: 

34-337(e)(1)e, for lot coverage of 50% in lieu of 35% maximum to allow for 
construction of a new single-family dwelling and swimming pool 

F. Case Number(s): BOA#23-100011 
Applicant: Kathy Esfahani 
Agent: Mike Hanna, Hanna Builders 
Owner: KK+A, LLC 
Property Address: 3274 Sunshine Court 
Parcel ID: 181417-0005 
Legal Description: Lot 8, Block 11, South Beach Replat 



Board of Adjustment Agenda March 7, 2023  
 

City of Jacksonville Beach Page 3  

 

Current Zoning: RS-2 
Motion to 
Consider: 

34-337(e)(1)c.1, for a front yard setback of 6 feet in lieu of 20 feet 
minimum; 34-337(e)(1)c.2, for a combined side yard setback of 12 feet in 
lieu of 15 feet minimum; 34-337(e)(1)c.3, for a rear yard setback of 10 feet 
in lieu of 30 feet minimum; and 34-337(e)(1)e, for lot coverage of 50% in 
lieu of 35% maximum to allow for construction of a new single-family 
dwelling and swimming pool 

  
PLANNING DEPARTMENT REPORT 
A. The next scheduled meeting is Wednesday, March 22, 2023. There are four scheduled cases. 
  
COURTESY OF THE FLOOR TO VISITORS 
  
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.  
  
  
  
  
  
  
  

mailto:CityClerk@jaxbchfl.net
http://www.jacksonvillebeach.org/publichearinginfo
mailto:planning@jaxbchfl.net
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cc: Mike Staffopoulos, City Manager; City Attorney  
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BOA#23-100006 
Zoning: RS-1 
RE:  175207-0000 
Legal:  Lot 13, Block 4, Beach Homesites Unit 3  
Address:  824 18th Avenue North  

Request 

 Section(s): 34-336(e)(1)c.2, for an easterly side yard setback of 9.4 feet and a 
westerly side yard setback of 7.9 feet both in lieu of 10 feet minimum; 34-336(e)(1)d, 
for no garage in lieu of a one car garage required and a living area of 1,564 square 
feet in lieu of 1,600 square feet required; and 34-336(e)(1)e, for lot coverage of 47% 
in lieu of 35% maximum, to allow for the enclosure of an existing one car garage 
and to rectify existing non-conformities at an existing single family dwelling 

Existing Conditions 

 The subject property is a legal nonconforming lot of record (circa 1954) located in 
the Low Density Residential future land use category. The property is currently 
zoned Residential Single Family: RS-1.  The subject lot is 70 feet in width and 110 
feet in depth with an overall area of 7,700 square feet. The subject property has an 
existing single family home constructed in 1959. The home has a single car garage, 
as required by the RS-1 zoning district.  The existing home is 1,326 square feet of 
heated and cooled space, with an overall area of 1,752 square feet with all 
additional spaces such as the garage, storage and front porch. The subject property 
currently has a 50 foot deep driveway, several rear wooden decks and a swimming 
pool with limited paving around the pool. There is a small vinyl shed in the rear yard 
as well. The existing structure has nonconforming side yard setbacks, and 
nonconforming lot coverage.  
 
 
No existing code enforcement cases, no previous variances.  
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Staff Analysis  

  The subject property is substandard in both width and area.  The existing home 
was constructed in the 1950s and does not conform to the required RS-1 side yard 
setbacks, lot coverage, or the minimum dwelling size of 1,600 square feet of heated 
and cooled space.  The applicant has proposed to turn the existing garage into both 
new internal living space, as well as storage, and no longer use it as a garage.  The 
applicant has adequate parking space in the existing driveway.  The proposed 
addition of heated and cooled space will bring the home very close to the minimum 
home size required in the RS-1 standards of 1,600 square feet, just 36 square feet 
short. The approval of this variance will rectify many existing nonconformities, 
without any detrimental impact on the surrounding neighborhood. Additionally, the 
proposed alterations will occupy the existing garage space, so the impact on lot 
coverage will be minimal if at all.  As the lot is already over lot coverage, the 
proposed conversion will increase living space without creating other 
nonconformities other than the loss of a formal garage.  

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. 
 



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

   

Page 3 of 7 March 7, 2023 

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 lot is substandard in both area and lot width.  Additionally 
the lot has existing nonconformities that stem from the age of the house, 
having been constructed in 1959.  
 

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.  Though 
the house has been owned by the applicant since 2011, a majority of the 
nonconformities predate the applicant, and likely can be traced back to the 
homes initial construction in 1959. Even elements such as the swimming pool 
and associated decks can be traced back to at least 2004, prior to the 
applicant’s ownership.   
 

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 
ability to renovate and add additions on to a single family home is not a special 
privilege, but rather a common request for older homes in this zoning district. 
Additionally, the proposed enclosure will trade one nonconformity, home size, 
for another, no garage.  
 

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. Strict use of the code would require the applicant to 
keep the existing garage, and explore other ways to add on to the house.  This 
will likely result in additional nonconformities related to lot coverage and 
setbacks.  This would be an undue hardship placed on the applicant.  
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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 accommodate the proposed addition to the exiting property.  As noted 
above, the lot is substandard in area and width.  The approval of the existing 
nonconformities is the bare minimum that could be granted, however, the 
proposed use of the existing garage as the new addition will minimize the need 
for additional nonconformities, by not increasing lot coverage of setback 
encroachments.  
 

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#23-100006 
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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#23-100007 
Zoning: CBD 
RE:  175598-0000 
Legal: West 37 ½ feet of Lot 7, East 15.5 feet of Lot 6 Block 12, Pablo Beach South. 
Address:  117 2nd Avenue South.   

Request 

 Section(s): 34-345(e)3, for a rear yard setback of 5 feet in lieu of 15 feet minimum, 
to allow for the construction of a new multifamily structure 

Existing Conditions 

 The subject property is a lot of record, comprised of portions of two historically 
platted lots, which are portions of the Pablo Beach South Plat (circa 1909) located in 
the Central Business District future land use category. The property is currently 
zoned Central Business District: CBD. The exact date of the lots creation could not 
be determined, it was created prior to 1992, the adoption date of the current LDC, 
and therefore meets the definition of a legal nonconforming lot of record. The 
subject lot is 53 feet in width and 125 feet in depth, with an overall lot area of 6,625 
square feet.  The CBD standards are substantially different from those of the typical 
multifamily zoning districts.  The LDC recognized this area has more density, and 
the dimensional standards reflect this more urban environment.  As noted in the 
standards below, lot coverage is allowed up to 90%.  Additionally, setbacks are 
noted as a minimum and maximum, with more leeway for design and flexibility of 
location on the property.  The rear setback per this zoning district is 15 feet.  The 
subject property currently is a multifamily property with a main single family home 
that previously was divided into several apartments but has now been restored to a 
single dwelling, and a rear structure that is currently an additional dwelling. The 
current location of the rear structure is just over three feet from the rear property 
line. There is a third accessory structure located between the two dwellings.  The 
site currently has no formal off street parking, and parking is achieved in the right of 
way or on grass.  
 
BOA#11-100171 For an east side yard of 5 feet, a front yard of 2 feet  for a two 
story front porch.  
 

Staff Analysis  

 As noted above, the CBD standards are unique among the other districts in the LDC 
when it comes not only to allowed uses, but also the dimensional standards, 
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reflecting a more urban design concept.  As such, setbacks are listed in ranges, as 
are things like lot coverage. The applicant is requesting to remove the existing rear 
structure, along with the exiting accessory structure, and in their place, build a new 
residential dwelling.  The proposed new structure would be multistory, and include 
parking under the structure, which would be accessed from the rear alley.  The 
proposed new structure would meet all the design elements of the CBD standards 
except the rear setback.  The subject property has an existing historic home that is 
very long, and projects into the rear half of the lot, making the placement of the 
second structure challenging.  Additionally the new structure and the existing one 
will share a very similar location, with the new structure encroaching less into the 
rear yard. Additionally with the new construction, the property will now have 
adequate parking for the two dwellings.  

Dimensional Standards 

 Table 1.0, Standards for Lot Types 

  

MULTIFAMILY 
  
RESIDENTIAL 
  
BUILDING 

  MIN MAX 
      
LOT 
REQUIREMENTS     

 Lot Width (ft) 40 300 
 Lot Depth (ft) 100 300 
 Lot Size (sf) 4,000 90,000 
 Lot Coverage (%) — 90 
BUILDING 
ENVELOPE     

 Front Setback (ft) 0 10 
 Side Setback (ft) 0 — 
 Rear Setback (ft) 15 — 
 Frontage Buildout 
(%)(1) 80 100 
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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 site has a primary structure built in 1914, with several additions over 
its life.  The placement of the structure on the property, and the location of the 
second rear structure leaves little room, even with the complete reconstruction 
of the rear structure to accommodate all the required setbacks, as well as 
adequate separation between the two buildings.   
 

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 
primary structure was built in 1914, and the rear second dwelling was originally 
built in 1939. Both structure’s locations make rebuilding within the standards 
difficult without removing both structures.  The applicant purchased the 
property in this condition, and the existing nonconformities predate the current 
LDC 
 

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. Given 
the broad leeway allowed in the CBD district, the property could be built almost 
lot line to lot line with 90% lot coverage.  The proposed rear encroachment 
allows the applicant to add a new dwelling structure while also bringing the 
required parking up to compliance with the minimum standards.  
 

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 rear yard setback, the structure 
would be too close to the primary structure for proper fire and building 
separation, so relief from the rear setback allows the reduction in 
nonconformities with relationship to parking while allowing proper separation 
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between the two structures.   In this case 10 feet 4 inches between the old and 
new.  
 

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 structure.  Based on the liberal standards 
of the CBD district, a rear yard setback is the only standard for which relief is 
needed.  The reduction of 10 feet allows 10 feet of separation between the two 
structures.  
 

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#23-100007 
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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#23-100008 
Zoning: C-1 
RE:  175438-0000 
Legal: Lots 3 & 4, less 5.5 feet south, Block 203, Elton Realty Co’s Replat 
Address:  2017 3rd Street North  

Request 

 Section(s): 34-377 for zero parking spaces in lieu of three spaces minimum to allow 
for the construction of a drive-up independent teller machine 

Existing Conditions 

 The subject property is comprised of two lots of record, (circa 1925) located in the 
Limited Commercial future land use category. The property is currently zoned 
Commercial Limited: C-1. The subject property is 99 feet in depth and 110 feet in 
width, and an overall lot area of 10,890 square feet. The subject parcel is located 
along 3rd Street North, and although is a large commercial lot, has only one 
driveway in and out. As driveways along 3rd are regulated by Florida Department of 
Transportation, previous owners have been unable to acquire a second way in or 
out, which has made development difficult.  Previous owners have attempted to 
develop the parcel for multifamily or townhome uses.  The lack of driveway has 
scuttled all of these previous plans.   
 
PC#18-05 – Townhomes in C-1 
BOA#15-100190- Setbacks in association with townhomes 
PC#15-18 – Townhomes in C-1 
BOA#18-100123 (DENIED) – for setbacks associated with townhomes 
PC#29-19 – Townhomes in C-1 
BOA#19-100189 – Not heard by BOA 
PC#01-22 – Townhomes in C-1 
 

Staff Analysis  

 The subject parcel is a viable commercially zoned lot that has failed to develop as 
multifamily or townhomes for roughly 17 years due to the noted driveway issue 
above.  It has been a vacant parcel at least as far back as 2004.  The proposed use 
for a virtual teller machine is a very low intensity use for the property. The proposed 
use is allowed by right and does not need Conditional Use approval by the Planning 
Commission.  The applicant has proposed a looped drive thru arrangement with a 
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storm water pond in the middle of the loop and the teller machine on the far side 
opposite 3rd Street North. The LDC requires any business to have a minimum of 
three parking spaces. The code clearly did not anticipate a standalone teller 
machine, with no associated bank.  The proposed teller machine will not be 
accessible to anyone walking up, but is raised to accommodate people in cars.  
Therefore the applicant has no need to provide parking.  If parking was to be 
required, they would have to increase lot coverage, and possibly approach the 65% 
limit.  As it stands now, they are well below that threshold.  They drive thru meets all 
required setbacks and design requirements for a one way drive isle.  

Minimum parking standards 

 Sec. 34-377. - Off-street parking space requirements. 
 

• Off-street parking spaces shall be provided in accordance with the following 
minimum standards. Except as provided herein, in no case shall any 
business or office use provide fewer than three (3) off-street parking spaces. 

  

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 special condition that exists on the property is the single and 
centrally located driveway that has consistently led to underutilization of the 
property.  Additionally, the proposed use has no need for parking as there is no 
indoor space or pedestrian related access for someone not in a car.   
 

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 recently purchased the property, and as noted above, the issue has 
been in existence for decades, and was not created by the applicant.  
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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. There 
are several standalone ATM machines located within existing parking lots. 
These machines were not required to install any parking, as they were able to 
take advantage of the existing parking or the retail spaces they are adjacent to.  
Granting this variance will allow the applicant to operate on a level playing field 
with other ATMs in the City.  
 

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. If the applicant was required to construct parking, it 
would increase lot coverage, and put them at a disadvantage as compared to 
other similar uses in the commercial districts.    
 

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 will meet all other 
requirements for setbacks and lot coverage, and only requests relief from the 
parking requirements.     
 

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.  Further the reuse of existing commercial 
structures is furthering the goals of the 2030 Comprehensive Plan.  
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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#23-100008 
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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#23-100009 
Zoning: RS-2 
RE:  181417-0025 
Legal:   Lot 12, Block 11, South Beach Replat 
Address:  3090 Sunshine Court 

Request 

 Section(s): 34-337(e)(1)c.2, for a corner side yard setback of 10 feet in lieu of 13.4 
feet required; and 34-337(e)(1)e, for lot coverage of 50% in lieu of 35% maximum to 
allow for construction of a new single-family dwelling and swimming pool 

Existing Conditions 

 The subject property is a legal nonconforming lot of record (circa 2006) located in 
the Low Density Residential future land use category. The property is zoned 
Residential Single Family: RS-2.  The subject lot approximately 67 feet wide and 95 
feet deep, due to the curved nature of the corner lot, the overall area is slightly 
smaller than the surrounding properties, with an overall area of approximately 6,300 
square feet. Lot 12 was originally part of the “Jacksonville Beach Heights” Plat, 
Block 11 that was platted in 1925.  After the City acquired the seven original lots, 
they were re-platted in 2006 as the “South Beach Replat”. This replat created five 
new lots of record, while also creating Sunshine Court. Sunshine Court was created 
so that the five new lots of record would not have to be accessed from South Beach 
Parkway, which has no other direct residential lot access south of Osceola Avenue 
in the Southend CRA Redevelopment District.  
 
Each of the five new lots were platted at 67 feet wide, and 95 feet deep, with the 
exception of Lot 8 at the south end of Sunshine Court of which some of the lot is lost 
to the cul-de-sac and the subject lot of this application, lot 12, as it is the corner lot 
at the intersection of Sunshine Court and Ponce De Leon Street. The original seven 
lots were 50 feet wide by 120 feet deep. The result of the replat was five new lots 
that were more conforming than the original 7 lots in both area and width, but still 
are considered nonconforming lots of record pursuant to the Land Development 
Code and as such are developable. The lots were recently auctioned off to 
developers with specific deeded requirement for building new single family homes 
on the City platted lots.  The application before you is for the construction of a new 
single family home on one of these lots.  The lots, although replatted, remain 
substandard in width and area for the RS-2 zoning district.  
 
No previous BOA, no active code case. 
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Staff Analysis  

 The subject lot was replatted by the City into the current configuration so there 
would not be driveways onto South Beach Parkway, and the lots would be slightly 
wider than the historic lots.  The lots were recently sold with the intent of requiring 
the construction of new single family homes.  The existing lots are all 67 feet wide 
and 95 feet deep, making them substandard in both lot width and area for the RS-2 
zoning district. The proposed homes will consist of a two story home with a two car 
garage, small walkway and a covered front entry. Were this a full sized lot, the lot 
coverage would be roughly 40%.  The proposed home meets the minimum size 
requirements for a home in RS-2 and does contain a garage.   

 

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 subject lot is substandard in lot width and area.  The subject is also 
unique due to the replatted nature of the lot by the City specifically to make 
them more buildable and attractive to single family home developers. 
Additionally as this is a corner lot it is subject to the corner side yard setback 
and has a smaller area due to the curved nature of the corner of the lot.  
 

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 was created though the replatting of an existing 
nonconforming group of lots by the City.  The owner is required to build a 
single family home as a condition of the purchase. The owner did not 
create the substandard nature of the lot.  
 

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 this variance will further the goals of the Southend CRA district. The 
intent is to have these lots developed as single family homes, and based on 
the substandard nature of the lot, it would not be a special privilege to build a 
home on this lot but rather the only allowable use.  
 

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.  Literal interpretation of the code would deny the applicant to 
build a single family home, for which the lot is zoned, and was a condition of 
the purchase of the lot from the City.  
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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 applicant is requesting an increase in 
lot coverage and a reduction in setbacks to allow for the construction of an 
average sized single family home with a conforming two car garage and rear 
yard amenities including a pavilion and coping only swimming pool, uses likely 
to be requested by a future owner. 
 

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#23-100009 
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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#23-100010 
Zoning: RS-2 
RE:  181417-0010 
Legal:   Lot 9, Block 11, South Beach Replat 
Address:  3228 Sunshine Court 

Request 

 Section(s): 34-337(e)(1)e, for lot coverage of 50% in lieu of 35% maximum to allow 
for construction of a new single-family dwelling and coping only swimming pool 

Existing Conditions 

 The subject property is a legal nonconforming lot of record (circa 2006) located in 
the Low Density Residential future land use category. The property is zoned 
Residential Single Family: RS-2.  The subject lot is 67 feet wide and 95 feet deep, 
with an overall area of approximately 6,365 square feet. Lot 9 was originally part of 
the “Jacksonville Beach Heights” Plat, Block 11 that was platted in 1925.  After the 
City acquired the seven original lots, they were re-platted in 2006 as the “South 
Beach Replat”. This replat created five new lots of record, while also creating 
Sunshine Court. Sunshine Court was created so that the five new lots of record 
would not have to be accessed from South Beach Parkway, which has no other 
direct residential lot access south of Osceola Avenue in the Southend CRA 
Redevelopment District.  
 
Each of the five new lots were platted at 67 feet wide, and 95 feet deep, with the 
exception of Lot 8 at the south end of Sunshine Court of which some of the lot is lost 
to the cul-de-sac and the subject lot of this application, The original seven lots were 
50 feet wide by 120 feet deep. The result of the replat was five new lots that were 
more conforming than the original 7 lots in both area and width, but still are 
considered nonconforming lots of record pursuant to the Land Development Code 
and as such are developable. The lots were recently auctioned off to developers 
with specific deeded requirement for building new single family homes on the City 
platted lots.  The application before you is for the construction of a new single family 
home on one of these lots.  The lots, although replatted, remain substandard in 
width and area for the RS-2 zoning district.  
 
No previous BOA, no active code case. 
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Staff Analysis  

 The subject lot was replatted by the City into the current configuration so there 
would not be driveways onto South Beach Parkway, and the lots would be slightly 
wider than the historic lots.  The lots were recently sold with the intent of requiring 
the construction of new single family homes.  The existing lots are all 67 feet wide 
and 95 feet deep, making them substandard in both lot width and area for the RS-2 
zoning district. The proposed homes will consist of a two story home with a two car 
garage, small walkway and a covered front entry. Were this a full sized lot, the lot 
coverage would be roughly 42%.  The proposed home meets the minimum size 
requirements for a home in RS-2 and does contain a garage.  The home meets all 
required setbacks as well. The applicant is proposing to include rear accessory uses 
such as an outdoor pavilion and coping only swimming pool.  These are uses 
typically requested by future home owners and typically require additional variances.  
 

 

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 subject lot is substandard in lot width and area.  The subject is also 
unique due to the replatted nature of the lot by the City specifically to make 
them more buildable and attractive to single family home developers. The lot is 
undersized by nearly 1,200 square feet, and is too narrow by 8 feet.  
 

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 was created though the replatting of an existing 
nonconforming group of lots by the City.  The owner is required to build a 
single family home as a condition of the purchase. The owner did not 
create the substandard nature of the lot.  
 

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 this variance will further the goals of the Southend CRA district. The 
intent is to have these lots developed as single family homes, and based on 
the substandard nature of the lot, it would not be a special privilege to build a 
home on this lot but rather the only allowable use.  
 

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.  Literal interpretation of the code would deny the applicant to 
build a single family home, for which the lot is zoned, and was a condition of 
the purchase of the lot from the City.  
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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 applicant is requesting an increase in 
lot coverage to allow for the construction of an average sized single family 
home with a conforming two car garage and rear yard amenities including a 
pavilion and swimming pool, uses likely to be requested by a future owner. 
 

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#23-100010 
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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#23-100011 
Zoning: RS-2 
RE:  181417-0005 
Legal:  Lot 8, Block 11, South Beach Replat 
Address:  3274 Sunshine Court 

Request 

 Section(s): 337(e)(1)c.1, for a front yard setback of 6 feet in lieu of 20 feet minimum; 
34-337(e)(1)c.2, for a combined side yard setback of 12 feet in lieu of 15 feet 
minimum; 34-337(e)(1)c.3, for a rear yard setback of 10 feet in lieu of 30 feet 
minimum; and 34-337(e)(1)e, for lot coverage of 50% in lieu of 35% maximum to 
allow for construction of a new single-family dwelling and coping only swimming 
pool 

Existing Conditions 

 The subject property is a legal nonconforming lot of record (circa 2006) located in 
the Low Density Residential future land use category. The property is zoned 
Residential Single Family: RS-2.  The subject lot is generally 82 feet wide and 95 
feet deep along the northern property line and 64 feet along the southern property 
line, with an overall area of approximately 6,600 square feet. The subject property is 
located at the end of Sunshine Court and therefore has a unique shape due to the 
cull-du-sac along the eastern (front) property line. Lot 8 was originally part of the 
“Jacksonville Beach Heights” Plat, Block 11 that was platted in 1925.  After the City 
acquired the seven original lots, they were re-platted in 2006 as the “South Beach 
Replat”. This replat created five new lots of record, while also creating Sunshine 
Court. Sunshine Court was created so that the five new lots of record would not 
have to be accessed from South Beach Parkway, which has no other direct 
residential lot access south of Osceola Avenue in the Southend CRA 
Redevelopment District.  
 
Each of the five new lots were platted at 67 feet wide, and 95 feet deep, with the 
exception of Lot 8 at the south end of Sunshine Court of which some of the lot is lost 
to the cul-de-sac and the subject lot of this application, The original seven lots were 
50 feet wide by 120 feet deep. The result of the replat was five new lots that were 
more conforming than the original 7 lots in both area and width, but still are 
considered nonconforming lots of record pursuant to the Land Development Code 
and as such are developable. The lots were recently auctioned off to developers 
with specific deeded requirement for building new single family homes on the City 
platted lots.  The application before you is for the construction of a new single family 
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home on one of these lots.  The lots, although replatted, remain substandard in 
width and area for the RS-2 zoning district.  
 
No previous BOA, no active code case. 
 

Staff Analysis  

 The subject lot was replatted by the City into the current configuration so there 
would not be driveways onto South Beach Parkway, and the lots would be slightly 
wider than the historic lots.  The lots were recently sold with the intent of requiring 
the construction of new single family homes.  The existing lots are all 67 feet wide 
and 95 feet deep, making them substandard in both lot width and area for the RS-2 
zoning district. The proposed homes will consist of a two story home with a two car 
garage, a covered open air breezeway / patio and a rear swimming pool. These are 
uses typically requested by future home owners and typically require additional 
variances. Were this a full sized lot, the lot coverage would be roughly 43%.  The 
proposed home meets the minimum size requirements for a home in RS-2 and does 
contain a garage.  The unique shape of the lot makes accommodating a standard 
home shape difficult without some encroachment into one or more setbacks.  The 
applicant has proposed to follow the general setback of the other lots along 
Sunshine Court for the front of the proposed structure.  This means the general front 
yard setback is 20 feet, however due to the irregular shape of the lot, a portion of 
the home ends up to 6 feet from the front property line. Additionally, to 
accommodate a garage, the home is designed with a detached garage, connected 
to the main home with an open breezeway.  This has the effect of making the 
garage part of the primary structure which means that it must meet the primary 
structure setbacks, and not the accessory structure setback of 5 feet.  This is why 
there are rear and side yard setback reductions requested.     
 

 

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. 
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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 subject lot is substandard in lot width and area.  The subject is also 
unique due to the replatted nature of the lot by the City specifically to make 
them more buildable and attractive to single family home developers. The lot 
also has a unique shape due to the cull-du-sac at the end of Sunshine Court, 
making the lot more complicated with regards to meeting all required setbacks. 
The curved nature of the front property line means the lot is 31 feet deeper on 
the north property line vs the south.  
 

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 was created though the replatting of an existing 
nonconforming group of lots by the City.  The owner is required to build a 
single family home as a condition of the purchase. The owner did not 
create the substandard nature of the lot.  
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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 this variance will further the goals of the Southend CRA district. The 
intent is to have these lots developed as single family homes, and based on 
the substandard nature of the lot, and particularly its unique shape, it would not 
be a special privilege to build a home on this lot but rather the only allowable 
use.  
 

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.  Literal interpretation of the code would deny the applicant to 
build a single family home, for which the lot is zoned, and was a condition of 
the purchase of the lot from the City.  
 

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 applicant is requesting an increase in 
lot coverage and setbacks to allow for the construction of an average sized 
single family home with a conforming two car garage and rear yard amenities 
including a pavilion and swimming pool, uses likely to be requested by a future 
owner. 
 

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.  
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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#23-100011 
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Location Map (property boundaries are representative only) 
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Proposed Site Plan 
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