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City of Jacksonville Beach 
  

Agenda   
   

Planning Commission 

 
 

11 North Third Street 
Jacksonville Beach, Florida 

 
Monday, November 13, 2023  7:00 PM  Council Chambers 
 
MEMORANDUM TO: 
 
Members of the Planning Commission 
City of Jacksonville Beach, Florida 
  
The following Agenda of Business has been prepared for consideration and action at the Regular Meeting of 
the Planning Commission. 
  

  
CALL TO ORDER 
  
ROLL CALL 
Margo Moehring (Chair), Colleen White (Vice-Chair), Dave Dahl, Justin Lerman, Nicholas Andrews 
Alternates: Justin Henderson, Debbie Cole  
  
APPROVAL OF MINUTES 
A. Minutes for October 23, 2023 Planning Commission meeting 
  
CORRESPONDENCE 
  
DISCLOSURE OF EX-PARTE COMMUNICATIONS 
  
OLD BUSINESS 
  
NEW BUSINESS 
A. PC#  17-23 

APPLICANT: Planning and Development Department 
AGENT: Staff 
SUMMARY OF APPLICATION: Comprehensive Plan Text Amendment to add the Marina 
Mixed Use Land Use Future Land Use Category. 

B. PC#  15-23 
ADDRESS: 2315 Beach Boulevard and Adjacent Properties (Windward Marina) 
OWNER: Windward Jacksonville Beach Owner, LLC 

2999 NE 191st Street Suite 800 
Aventura, FL 33180 

APPLICANT: Windward Jacksonville Beach Owner, LLC 
2999 NE 191st Street Suite 800 
Aventura, FL 33180 

AGENT: Rogers Towers, P.A. 
1301 Riverplace Boulevard Suite 1500 
Jacksonville, FL 32207 

SUMMARY OF APPLICATION: Comprehensive Plan Amendment Application to Amend 
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Future Land Uses at Winward Marina FROM Commercial, Recreation/Open Space, 
Conservation, and Low Density Residential TO Marina Mixed-Use, Recreation/Open Space, 
and Conservation. 

C. PC#  16-23 
ADDRESS: 2315 Beach Boulevard and Adjacent Properties (Winward Marina) 
OWNER: Windward Jacksonville Beach Owner, LLC 

2999 NE 191st Street, Suite 800 
Aventura, FL 33180 

APPLICANT: Windward Jacksonville Beach Owner, LLC 
2999 NE 191st Street, Suite 800 
Aventura, FL 33180 

AGENT: Rogers Towers, P.A. 
1301 Roverplace Boulevard, Suite 1500 
Jacksonville, FL 32207 

SUMMARY OF APPLICATION: Rezoning Application to rezone property from Planned Unit 
Development: PUD, Residential, single-family: RS-1 and Commercial, general: C-2 to Planned 
Unit Development: PUD. 

  
PLANNING DEPARTMENT REPORT 
A. Meetings for November 27th and December 26th are canceled, based on a vote by the 

Commission at their last meeting.  
B. There are two items for the December 11th meeting.  
  
ADJOURNMENT 

 

NOTICE 
In accordance with Section 286.0114, Florida Statutes, any member of the public can attend a public 
hearing and can be heard on any matter presented before the Commission. 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 Commission 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) Case Number, and (6) Comments.  Written 
public comments may be submitted by one of the following options: (1) Email to planning@jaxbchfl.net, (2) 
Postal mail to Planning and Development, Planning Commission - 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 Commission and attached to the related agenda item before the start of the meeting. All 
comments received are public record. 
  
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.  
  

 
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 

mailto:planning@jaxbchfl.net
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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.   
 



Minutes of Planning Commission Meeting    
held Monday, October 23, 2023, at 7:00 P.M.     
in the Council Chambers, 11 North 3rd Street, 
Jacksonville Beach, Florida     

 
CALL TO ORDER: 
The meeting was called to order at 7:00 P.M. by Chair Margo Moehring.
 
ROLL CALL:  
Chairperson:                Margo Moehring 
Vice-Chairperson:        Colleen White  (absent)
Board Members:          David Dahl                            Justin Lerman         Nicholas Andrews
Alternates:             Justin Henderson                 Debbie Cole

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

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

• Regular Planning Commission Meeting held on September 11, 2023

CORRESPONDENCE: None

DISCLOSURE - EX PARTE COMMUNICATION:
No Board Member had ex-parte communication. 

OLD BUSINESS: None

NEW BUSINESS:
(A) PC# 18-23 Conditional Use Application

Owner: H & H ENTERPRISES INK
7880 Gate Parkway, Suite 300
Jacksonville, FL 32256

Applicant: Elaine Ashourian
AMOUREUSES MANAGMNET INC
7880 Gate Parkway, suite 300
Jacksonville, FL 32256

Agent: Randall Whitfield
7880 Gate Parkway, suite 300
Jacksonville, FL 32256

Location: 818 Beach Boulevard

Conditional Use Application for a new restaurant with outdoor seating for a property located in 
the Commercial General: C-2 zoning district, pursuant to Section 34-343(d)(14) of the 
Jacksonville Beach Land Development Code.
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Staff Report:
Mr. Popoli summarized the following report for the record:

The subject property is located along the south side of Beach Boulevard, bordered to the east by 
8th Street South, to the west by 9th Street South, and to the south by Shetter Avenue. The 
property is comprised of 3/4 of the entire block, with one out-parcel at the northwest corner of the 
block adjacent to 9th Street South. The property is the location of Beach Bowl, currently under 
renovation to redevelop the site into a new, more up-scale bowling alley and restaurant. The 
property was granted a series of variances to address existing nonconformites with the structure 
and its placement on the property historically, and to address the lack of extra parking, caused by 
the addition of the new restaurant. The application for variance was granted in February of 2021, 
when the project began. The new design of Beach Bowl includes a large restaurant with a second 
story covered balcony seating area on the northeast corner of the structure. As the
project gets closer to completion, the applicant has requested Conditional Use
approval for the outside seating.

Adjacent uses to the north include Sunrise Surf Shop (retail), which occupies the northwest corner 
of the same block as Beach Bowl on the previously mentioned out-parcel. Additionally, to the 
north, across Beach Boulevard, is a check cashing office, a retail bicycle store, and the BlueWater 
multifamily community. To the east is a small strip commercial center with many tenants, all 
commercial in nature. To the west is a doctor's office. To the south is a mix of uses, including a 
contractor's office, the nonprofit mission house, a car repair facility, and a small multifamily 
structure on the far west of the southern block, farthest from the outside seating area, and 
sheltered from any exposure to the outside seating by the Beach Bowl building itself. 

Based on the location of the building on the lot, the outside seating will be set far back on the lot, 
not immediately adjacent to Beach Boulevard. The design of the outside seating area places it on 
the second story, and it wraps the northeast corner of the structure, half facing Beach Boulevard, 
the other half oriented towards the east, and 8th Street South. The closest adjacent uses to the 
outside seating area will be the Sunrise Surf Shop, which shares the block with Beach Bowl, and 
a multi-tenant commercial center across 8th Street South, to the east. Based on the design, height 
and location of the proposed outside seating area, and the general intense commercial nature of 
the Beach Boulevard corridor, the proposed use for outside restaurant seating should not 
negatively affect the surrounding uses. 

Based on the provided application and analysis stated in this report, The Planning and 
Development Department recommends Approval of PC#18-23.

Agent: Randall Whitfield, 7880 Gate Parkway, Suite 300, Jacksonville, provided background on 
the item. 

A discussion ensued about the outside seating. 

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

• Chris Brown, 820 Shetter Avenue, Jacksonville Beach

Chair Moehring closed the public hearing. 

Mr. Whitfield addressed concerns about parking and noise. 
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Discussion: A discussion ensued about parking, amplified sound, operating hours, the noise 
ordinance, and the bar.

Motion:  It was moved by Mr. Dahl, seconded by Mr. Andrews, to approve #PC 18-
23.

Roll Call Vote:       Ayes – David Dahl, Nicholas Andrews, Justin Lerman, Justin Henderson,     
and Margo Moehring. 

The application was unanimously approved.

PLANNING DEPARTMENT REPORT:
The next scheduled meeting is November 13, 2023. There are three scheduled cases. The 
meetings for November 27 and December 26 do not have any cases scheduled yet. 
 
Motion:  It was moved by Mr. Lerman, seconded by Mr. Henderson, to cancel the 

November 27 and December 26, 2023, meetings. 

Voice Vote:        The motion was unanimously approved. 

Mr. Popoli stated there was a proposed December joint board meeting to review the draft 
Comprehensive Plan. 

ADJOURNMENT:
There being no further business, the meeting adjourned at 7:26 P.M. 

Submitted by:  Lauren Loria 
Administrative Assistant        

 

These minutes were reviewed by Planning & Development. 

 Approval:

                       _____                      
            Chairperson

           _____                      
             Date
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AGENDA ITEM:  
A. 

MEETING DATE:  
November 13, 2023 

PLANNING COMMISSION AGENDA ITEM  
TO: Planning Commission Members 

FROM: Planning and Development Department Staff 

DATE: 09/18/2023 

SUBJECT: PC#17-23 Comprehensive Plan Text Amendment to add the Marina Mixed Use 
Land Use Future Land Use Category.  
 
Staff Report 

 
The following information is provided for your consideration for the following agenda item for the 
upcoming Monday, November 13, 2023 Planning Commission Meeting. 
 
PC#17-23 Comprehensive Plan Text Amendment to add the Marina Mixed Use Land Use Future Land 
Use Category.  
   
OWNER: Not Applicable 
  
APPLICANT: Planning and Development Department  
  
AGENT: Planning and Development Department Staff 
  
LOCATION: Not Applicable 
  
REQUEST: Comprehensive Plan Text Amendment Approval to add a new Marine Mixed-

Use Land Use Future Land Use Category to the adopted Comprehensive Plan.  
  
COMMENTS: The Planning and Development Department has initiated an application for an 

amendment to the text of the 2030 Comprehensive Plan to add a new future land 
use category. The Future Land Use Element of the Comprehensive Plan contains 
policies pertaining to the various commercial land uses including the South Beach 
District, Commercial Professional Office, Commercial Limited, and Commercial 
Services, Central Business District, Community Commercial, and 
Public/Institutional. As part of the on-going updates to the Comprehensive Plan 
and Land Development Code, amendments to the Comprehensive Plan will 
include policies related to residential and industrial land uses as well. 
 
In an effort to support the redevelopment efforts at the beaches only marina, 
including the reconstruction and realignment of Second Avenue North, the 
Planning and Development Department is sponsoring this Comprehensive Plan 
text amendment to add a new future land use category and related policies. The 
Marina Mixed-Use (MMU) future land use category is being created to support the 
marina's mix of water-dependent and water-related uses that support the one 
public access marina that supports the residents and visitors of Jacksonville 



  
  

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

 

Page 2 of 2 
AGENDA ITEM:  
A. 
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Beach and Duval County. 
 
This Planning and Development Department is proposing four new policies that 
will be added to the Future Land Use Element, if approved. These policies would 
address the purpose of the new land use category and the general uses permitted 
in the land use category, the incorporation of residential uses, the location of the 
uses and impacts on natural habitat, and provision of public access. Proposed 
new policies are attached for review. 
 
Upon approval by the City Council, the proposed text amendment will be 
transmitted to the State for official review.  Once approved by the State reviewing 
agency, the amendment will be scheduled to be approved by the City Council 
within the timelines set by Florida Statutes.  

  
ATTACHMENTS:  
1. Comprehensive Plan Text Amendment Application 
2. Future Land Use Element Proposed for Marina Mixed Use Category 
  
 
In accordance with Sec. 286.0105, Fla. Stat., any person who desires to appeal any decision made 
by the commission at this meeting will need a record of the proceedings. For such purpose, he or she 
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. 
 







PROPOSED
Future Land Use Element Proposed for Marina Mixed-Use Category

Policy LU 1.5.15

MARINA MIXED-USE (MMU)

The Marina Mixed-Use land use category is intended to provide for a mix of water-dependent and water 
related uses that support the one public access marina that serves the residents of Duval County and is 
accessible in Jacksonville Beach. 

The Marina Mixed-Use (MMU) land use category is created to provide an appropriate location for both 
recreational and commercial boat storage, water access, and water related commercial uses located on 
the Intracoastal Waterway. Uses allowed in the Marina Mixed-Use land use category include dry boat 
slips, wet boat slips, boat ramps, restaurants, offices, personal and business services, light manufacturing, 
water transportation retail sales, boat repair, storage/warehousing, ancillary marina uses, public and 
private parks, hotels, and townhouses and multiple-family residential and related accessory uses. This 
category permits supporting marina based commercial retail and services.   

Policy 1.5.16

Multi-family development may also be allowed within the Marina Mixed-Use land use category. Land 
development regulations shall include standards for minimum setbacks and buffer zones between 
different types of land uses allowed in this category, as well as locational criteria for such uses. For MMU 
designated parcels, residential densities of up to 15 units per acres are permissible. 

Policy LU 1.5.17

Expanded and new water-dependent and water related mixed uses should be located in areas with the 
least impact on the natural habitat and wild life and shall comply with Policy LU 1.4.11. 

Policy LU 1.5.18

Existing marinas should preserve a public access walkway and public access boat launch and public 
parking.
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AGENDA ITEM:  
B. 

MEETING DATE:  
November 13, 2023 

PLANNING COMMISSION AGENDA ITEM  
TO: Planning Commission Members 

FROM: Planning and Development Department Staff 

DATE: 09/18/2023 

SUBJECT: PC#15-23 Comprehensive Plan Amendment Application to Amend Future Land 
Uses at Winward Marina FROM Commercial, Recreation/Open Space, 
Conservation, and Low Density Residential TO Marina Mixed-Use, 
Recreation/Open Space, and Conservation. 
 
Staff Report 

 
The following information is provided for your consideration for the following agenda item for the 
upcoming Monday, November 13, 2023 Planning Commission Meeting. 
 
PC#15-23 Comprehensive Plan Amendment Application to Amend Future Land Uses at Winward 
Marina FROM Commercial, Recreation/Open Space, Conservation, and Low Density Residential TO 
Marina Mixed-Use, Recreation/Open Space, and Conservation. 
   
OWNER: Windward Jacksonville Beach Owner, LLC 

2999 NE 191st Street Suite 800 
Aventura, FL 33180 

  
APPLICANT: Windward Jacksonville Beach Owner, LLC 

2999 NE 191st Street Suite 800 
Aventura, FL 33180 

  
AGENT: Rogers Towers, P.A. 

1301 Riverplace Boulevard Suite 1500 
Jacksonville, FL 32207 

  
LOCATION: 2315 Beach Boulevard and Adjacent Properties 
  
REQUEST: Small-Scale Land-Use Comprehensive Plan Amendment Approval to Amend 

Future Land Uses at Winward Marina FROM Commercial, Recreation/Open 
Space, Conservation, and Low Density Residential TO Marina Mixed-Use, 
Recreation/Open Space, and Conservation.  

  
COMMENTS: The City of Jacksonville Beach received a Comprehensive Plan Amendment 

application from Windward Jacksonville Beach Owner, LLC, the owner of the 
Winward Marina, located between Beach Boulevard and Second Avenue North. 
Property ownership at the marina is held primarily by Windward Jacksonville 
Beach Owner, LLC, with the City of Jacksonville owning a parking area and one 
boat ramp, and the City of Jacksonville Beach owning a park, the restaurant 
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B. 

MEETING DATE:  
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building and associated parking, and the second boat ramp.   
 
In 2022, Windward Jacksonville Beach Owner, LLC, the City of Jacksonville and 
the City of Jacksonville Beach entered into a Development Agreement to facilitate 
reconstruction and realignment to the north of Second Avenue North, a project 
that is being funded and undertaken by the City of Jacksonville.  The design of the 
reconstructed roadway is being funded by the owner of the marina and 
construction funding has been appropriated by the City of Jacksonville as a future 
Capital Improvement Plan project. 
 
The marina, which is publicly accessible, provides water access for residents and 
visitors to Jacksonville Beach and the beaches via two boat ramps and a kayak 
launch with associated parking. The owners of the marina property have plans to 
expand development at the marina by adding additional commercial buildings and 
commercial uses and multiple-family residential dwelling units. The marina also 
plans to provide additional trailer parking. The road reconstruction and 
reallignment to the north is a part of the long term development plans of the new 
marina owner.  When completed, this will change property boundaries and the 
marina will gain additional property that is currently the right of way for the existing 
alignment of Second Avenue North while providing right-of-way to the City of 
Jacksonville for the new roadway. 
 
As part of the final Development Agreement, Windward is expected to apply for a 
Comprehensive Plan Amendment to change the land use of the property to the 
newly created future land use category of Marina Mixed-Use (MMU), as created 
by the City and approved by the State (pending). The applicant has also submitted 
a companion rezoning application.  Windward is proposing additional future land 
use amendments to their property, as is detailed in the application package and 
shown graphically in Exhibit "A". 
 
The majority of the marina property will change from another future land use to 
Marina Mixed-Use, however, some property will be changed from Low Density 
Residential to Conservation and from Conservation to Recreation/Open Space. 
The end result is an overall increase in property identified as Recreation/Open 
Space and Conservation and a decrease in land identified for Low Density 
Residential Use. This reduces the overall allowable residential density of the 
entirety of the property. 
 
Pursuant to Section 34-182, the Planning Commission and City Council shall 
consider one or more of the following factors in Section 34-182(b) of the Land 
DevelopmentCode: 
 
(1) Changed projections in the comprehensive plan that affect the boundaries of 
the future land use map; 
 

Staff's analysis is that, based on available data, the population of Jacksonville 
Beach has increased and continues to increase at a rate exceeding what was 
projected in the adopted 2030 Comprehensive Plan (2011). This information is 
available from both the U.S. Census Bureau and the University of Florida 



  
  

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

 

Page 3 of 6 
AGENDA ITEM:  
B. 

MEETING DATE:  
November 13, 2023 

Bureau of Economic and Business Research (BEBR).  BEBR has estimated 
that the city's population has grown by approximately 345 people as of 2023 
since the completion of the 2020 census or at a rate of 1.4 percent since 2020. 
Expanding the commercial services available at the marina property and 
providing additional residential units will serve the projected population 
demand in the city and provide infill commercial development to support the 
residents and visitors. 
 

(2) Changed assumptions in the comprehensive plan, including but not limited to 
the fact that growth in the area, in terms of the development of vacant land, new 
development, and the availability of public services has altered the character such 
that the proposed amendment is now reasonable and consistent with the land use 
characteristics; 
 

Staff's analysis is that the proposed future land use amendments serve to 
decrease overall residential land use, increase conservation land use, allow for 
the reconstruction and improvements to Second Avenue North, and 
consolidate future development at the marina property near existing 
commercial uses and away from environmentally sensitive conservation lands. 
Vacant land is minimal in the city, as it is over 90% built out, and infill 
development is supported by the Comprehensive Plan. 
 

(3) Data errors, including errors in mapping, vegetative types and natural features 
in the comprehensive plan; 
 

Staff have not identified any data errors in the Comprehensive Plan, including 
errors with mapping, identification of natural features or development patterns. 
 

(4) New issues that have risen since adoption of the comprehensive plan; 
 

Staff have not identified any new issues that have risen since the adoption of 
the 2030 Comprehensive Plan that are related to this future land use map 
amendment. 
 

(5) Recognition of a need for additional detail or comprehensiveness in the 
comprehensive plan; or 
 

Staff's analysis is that the city and the beaches as a whole only have one 
publicly accessible marina, and vacant land in the city is not available for new 
marinas. New marinas are specifically discouraged by the Comprehensive 
Plan. During discussions with the applicant and legal counsel over the course 
of the last two years, staff proposed creating a new future land use category to 
better support the marina, which would then allow the property classifications 
to be changed. Staff feels that this is a logical and efficient approach to support 
future infill development at the marina. 

 
(6) Data updates. 
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Staff has identified the need for data updates in the Comprehensive Plan, 
however none of the updates are related directly to the proposed future land 
use amendment that is the subject of this application and data and related 
analysis is being updated as part of the overall project to update the city's land 
development regulations.   

 
The proposed future land use changes support and are consistent with the 
following Comprehensive Plan Goals, Objectives and Policies: 
 
Goal LU.1 
Provide for a continued high quality of life in Jacksonville Beach by planning for 
population growth, public and private development and redevelopment, energy 
conservation; and the proper distribution, location, and extent of land uses by type, 
density, and intensity consistent with efficient and adequate levels of services and 
facilities, and the protection of natural and environmental resources. 
 

The proposed land use amendments decrease the amount of land designated 
for residential use, and increase the amount of land designated for 
conservation and recreation/open space while providing for concentrated infill 
commercial development at the marina and the designation of a new county 
recreation facility to the north of the new roadway alignment. It will also 
decrease the overall allowable density of the property. 

 
Policy LU.1.2.2 
An adequate amount of land exists in developed areas or areas being developed 
for neighborhood and general commercial, office and service, lodging, and 
industrial use in the City, or is planned for assembly and redevelopment to meet 
the needs of the projected resident, seasonal and day visitor populations through 
the planning period. Future commercial space needs of this type shall be met 
through in-fill development adjacent to similar uses or through redevelopment in 
designated areas. 
 

This land use amendment supports and assumes the future development of 
vacant property at the marina, clustering development on developable uplands. 

 
Policy LU.1.4.8 
Adequate recreation and open space facilities shall be developed over the 
planning period to provide the adopted level of service for existing and projected 
population in accordance with the goals, objectives, and policies set forth in the 
Recreation and Open Space Element. 
 

The proposed amendments add to the amount of property designated as 
recreation/open space. Part of the approved development agreement is for 
over 100 acres of land north of the new Second Avenue North alignment to be 
deeded from the marina owner to the City of Jacksonville for a passive 
recreation area. 

 
Policy TE 1.2.1 
The City shall continue to work with the City of Jacksonville on the maintenance 
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of local roads and any necessary traffic engineering improvements. 
 

The Development Agreement between the City of Jacksonville, the City of 
Jacksonville Beach and the marina, serves to provide a roadmap for the 
necessary traffic engineering improvements to Second Avenue North. The 
proposed future land use amendments are being requested in conjunction with 
the roadway improvements and realignment.  

 
Policy CM.2.1.2 
Expanded or new water-dependent and water-related uses should be located in 
areas that are least sensitive to environmental alteration and impacts on the 
natural habitat and wildlife. The location of any future marinas proposed within the 
city shall be consistent with the Duval County Marina Siting Plan, upon its 
completion. 
 

The proposed land use amendments allow future development on the existing 
marina site, clustered in existing upland areas that can support development, 
while maintaining sensitive environmental property. 

 
Policy CM.2.3.1 
The City shall not encourage the development of additional marina sites prior to 
full utilization of existing sites (partial policy). 
 

The proposed land use amendments serve to support the one publicly 
accessible marina at the beaches, while encouraging commercial infill and 
mixed-use development at the existing marina site.  

 
Policy CM. 2.3.2 
The City shall support efforts of Duval County towards the acquisition, and 
development for passive recreation, of the salt marsh wetlands lying along the 
east side of Pablo Creek, south of the City’s Bird and Wildlife Sanctuary and north 
of Second Avenue North. 
 

The approved Development Agreement assumes that over 100 acres of 
environmentally sensitive property north of Second Avenue North and south of 
the Jacksonville Beach Bird and Wildlife Sanctuary (over 85 contiguous acres) 
will be deeded to the City of Jacksonville for a passive County park for the 
residents and visitors to the beach to utilize.  

 
Policy RO.1.2.3 
The City shall consider the potential for providing additional outdoor passive 
recreational and educational opportunities when purchasing environmentally 
sensitive lands for use as a public preserve. Such opportunities could include 
nature trails or boardwalks, waterway trails, interpretive displays, educational 
programs, wildlife observation areas, or picnic areas. 
 

The approved Development Agreement assumes that over 100 acres of 
environmentally sensitive property north of Second Avenue North and south of 
the Jacksonville Beach Bird and Wildlife Sanctuary (over 85 contiguous acres) 
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will be deeded to the City of Jacksonville for a passive County park for the 
residents and visitors to the beach to utilize. Such features could include trails, 
boardwalks, additional kayak launches, educational information, and wildlife 
observation areas. 

 
Policy RO.1.4.1 
The City of Jacksonville Beach shall not allow the conversion of park and 
recreational open space areas into other public or private uses, except where the 
public interest overrides the conservation of these lands; and then only after a 
public hearing and demonstration by the City that the converted area will be 
replaced within one year by recreation or open space land of a similar size, 
location, and type of uses. 
 

The applicant is requesting to change some recreation/open space and 
conservation land use to marina mixed-use, but also change over 10 acres of 
low density residential land use to conservation, thus offsetting the conversion.  

 
Staff has reviewed the small-scale land use amendment request against the 
adopted Comprehensive Plan and Land Development Code, and finds that it is 
consistent with both. The proposed land use change would decrease the allowable 
residential density of the overall property and facilitate the future development of 
vacant portions of the marina. Staff recommends Approval of the request.  

  
ATTACHMENTS:  
1. Comprehensive Plan Small Scale Land Use Amendment Windward Marina 
  
 
In accordance with Sec. 286.0105, Fla. Stat., any person who desires to appeal any decision made 
by the commission at this meeting will need a record of the proceedings. For such purpose, he or she 
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. 
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PLANNING COMMISSION AGENDA ITEM  
TO: Planning Commission Members 

FROM: Planning and Development Department Staff 

DATE: 09/18/2023 

SUBJECT: #16-23 Rezoning Application for the Windward Marina Property Staff Report 
 
The following information is provided for your consideration for the following agenda item for the 
upcoming Monday, November 13, 2023 Planning Commission Meeting. 
 
#16-23 Rezoning Application for the Windward Marina Property  
OWNER: Windward Jacksonville Beach Owner, LLC 

2999 NE 191st Street, Suite 800 
Aventura, FL 33180 

  
APPLICANT: Windward Jacksonville Beach Owner, LLC 

2999 NE 191st Street, Suite 800 
Aventura, FL 33180 

  
AGENT: Rogers Towers, P.A. 

1301 Roverplace Boulevard, Suite 1500 
Jacksonville, FL 32207 

  
LOCATION: 2315 Beach Boulevard and Adjacent Properties 
  
REQUEST: Rezoning Approval to rezone property from Planned Unit Development (PUD), 

Commercial, General (C-2) and Residential, single-family (RS-1) to Planned Unit 
Development (PUD) to allow for the redevelopment of the marina, and to 
accommodate the realignment and reconstruction of Second Avenue North. 

  
COMMENTS: The City of Jacksonville Beach received a Rezoning Application from Windward 

Jacksonville Beach Owner, LLC, the owner of the Winward Marina, located 
between Beach Boulevard and Second Avenue North. Property ownership at the 
marina is held primarily by Windward Jacksonville Beach Owner, LLC, with the 
City of Jacksonville owning a parking area and one boat ramp, and the City of 
Jacksonville Beach owning a park, the restaurant building and associated parking, 
and the second boat ramp.   
 
In 2022, Windward Jacksonville Beach Owner, LLC, the City of Jacksonville and 
the City of Jacksonville Beach entered into a Development Agreement to facilitate 
reconstruction and realignment to the north of Second Avenue North, a project 
that is being funded and undertaken by the City of Jacksonville.  The design of the 
reconstructed roadway is being funded by the owner of the marina and 
construction funding has been appropriated by the City of Jacksonville as a future 
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Capital Improvement project. 
 
The marina, which is publicly accessible, provides water access for residents and 
visitors to Jacksonville Beach and the beaches via two boat ramps and a kayak 
launch with associated parking. The owners of the marina property have plans to 
expand development at the marina by adding additional commercial buildings and 
commercial uses and multiple-family residential dwelling units. The road 
reconstruction and reallignment to the north is a part of the long term development 
plans of the new marina owner.  When completed, this will change property 
boundaries and the marina will gain additional property that is currently the right 
of way for the existing alignment of Second Avenue North while providing right-of-
way to the City of Jacksonville for the new roadway. 
 
As part of the final Development Agreement, Windward is expected to apply for a 
Rezoning Application and companion Comprehensive Plan Amendment 
application (PC# 15-23). The proposed rezoing, if approved, would replace the 
existing Planned Unit Development: PUD zoning district at the marina that was 
approved in 2016. The new PUD zoning would allow all the existing and future 
planned commercial uses along with expanded car and boat trailer parking and 
multiple family residential development. 
 
Pursuant to the Land Development Code, the Planning Commission and City 
Council shall apply the standards in section 34-211(c) to the rezoning application 
and apply the standards in Section 34-348(j)3. to the Preliminary Development 
Plan. 
 
Factors in Section 34-211(c) Applicable to Rezoning Applications:  
 
(1) Whether the proposed amendment is consistent with the comprehensive plan; 
 

Staff finds that the proposed amendment is consistent with the goals, 
objectives and policies of the comprehensive plan as identified below. 

 
(2) Whether the proposed amendment is in conflict with any portion of the LDC; 
 

Staff does not find any portions of the proposed rezoning are in conflict with 
any portion of the Land Development Code. 

 
(3) Whether and the extent to which the proposed amendment is consistent with 
existing and proposed land uses; 
 

Staff finds that the proposed rezoning is consistent with existing and proposed 
land uses.  

 
(4) Whether and the extent to which there are any changed conditions that require 
an amendment; 
 

Staff does not find that there are any changed conditions that require an 
amendment.  
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(5) Whether and the extent to which the proposed amendment would result in 
demands on public facilities, and whether and the extent to which the proposed 
amendment would exceed the level of service standards established for public 
facilities in the comprehensive plan; 
 

The applicant has provided correspondence with public facilities and service 
providers identifying that there are adequate public facilities and services 
available for the proposed project and levels of service will not be diminished. 

 
(6) Whether, and the extent to which, zoning district boundaries are not properly 
drawn on the official zoning atlas; 
 

Staff finds that the zoning district boundaries are properly drawn on the official 
zoning atlas.  

 
(7) Whether and the extent to which the proposed amendment would result in 
significantly adverse impacts on the natural environment, including, but not limited 
to, water, air, stormwater management, wildlife, vegetation, wetlands, and the 
natural functioning of the coastal environment; 
 

Staff finds that the proposed rezoning and companion proposed land use 
amendments will result in an increase of land designated as conservation, a 
decrease in land designated as residential, and pursuant to the Development 
Agreement, an increase in land set aside for passive recreation and the 
preservation of wetlands to support the natural function of the Intracoastal 
ecosystem.  

 
(8) Whether and the extent to which the proposed amendment would adversely 
affect the property values in the area; 
 

Staff does not have data available to determine that there would be any 
negative affect on property values in the area. 

 
(9) Whether and the extent to which the proposed amendment would result in a 
logical and orderly development pattern; 
 

Staff finds that the proposed rezoning would result in a logical and orderly 
development pattern, but clustering future development at the marina and 
setting aside land for passive recreation that is contiguous to existing 
conservation land.  

 
(10) Whether it is impossible to find other land in the city for the proposed use in 
a zoning district that permits such use as of right. 
 

Staff finds that there is no other land in the city that would be appropriate for 
new or expanded marina use. 

 
Standards in Section 34-348(j)3 Applicable to the PUD Preliminary 
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Development Plans: 
 
a. Area. There shall be no minimum acreage required. 
 

The project area that is the subject of this application is 32.38 acres, including 
land to be transferred to the applicant. 

 
b. Unified ownership or control. The title to all land that is part of a PUD zoning 
district designation shall be owned or controlled by one person. A person shall be 
considered to control all lands in the PUD either through ownership or written 
consent of the owners of the land to be subject to the conditions and standards of 
the development order for the development plan for the PUD zoning district 
designation. 
 

The project area that is the subject of this application is owned by the Windward 
Marina group. Adjacent property is owned by the City of Jacksonville Beach, 
and the City of Jacksonville, as is outlined in the application and preceding 
Development Agreement.  

 
c. Density. Residential development shall not exceed the maximum densities 
established in the RM-2 zoning district. 
 

The maximum density in the RM-2 zoning district is 40 dwelling units per acre. 
The applicant's rezoning application is proposing a maximum of 15 dwelling 
units per acre, which is a substantial decrease in overall density from what is 
currently permitted on the property. 

 
d. Building height: Thirty-five (35) feet. 
 

The proposed maximum building height of new buildings is 35 feet, in 
compliance with the City's Charter, which, with the exception of the existing 
office building and dry stack storage building that pre-date Section 52 of the 
Charter and may exceed the current height requirement of 35 feet.  

 
e. Access. Safe and adequate access shall be provided to all development, either 
directly or indirectly, by a public right-of-way, private vehicular or pedestrian way 
or a commonly owned easement. City-owned vehicles shall be permitted access 
on privately owned roads, easements and common open spaces in order to 
perform basic municipal services such as fire and police protection and emergency 
service needs of the residents of the PUD. 
 

Safe and adequate access is provided to the property on the south side of the 
basin.  Safe and adequate access will be provided to the property on the north 
side of the basin with the realignment and reconstruction of Second Avenue 
North.  

 
f. Off-street parking and loading. The off-street parking and loading standards for 
the preliminary development plan for PUD shall comply with the requirements of 
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article VIII, division 1. 
 

The property has a variance from 2015 for a reduction in 95 parking spaces 
that will be applied to the PUD based on the provided shared parking analysis. 
Staff has reviewed the application and finds that the project will meet the 
parking requirements for the proposed multiple-family uses and the parking 
requirement for the new commercial site to the north of the basin at the end of 
the new Second Avenue North.  

 
g. Adequate public facilities. There shall be a demonstration that the development 
proposed in the preliminary development plan complies with article X, adequate 
public facilities standards. 
 

The applicant has provided correspondence with public facilities and service 
providers identifying that there are adequate public facilities and services 
available for the proposed project and levels of service will not be diminished. 

 
h. Common recreation and open space. The preliminary development plan shall 
comply with the following common recreation and open space standards. 
 

1. A minimum of twenty (20) percent of the gross land in the development plan 
shall be reserved for common recreation and usable open space. Parking 
areas, street rights-of-way, or minimum yards and spacing between buildings 
shall not be included when determining usable open space. Water bodies 
contained on-site may account for up to fifty (50) percent of the required open 
space. 

 
The project is providing over 20% of the gross land area for common 
recreation and open space.  

 
2. All common open space and recreational facilities shall be included in the 
development plan. Such common open space and recreational facilities shall 
be constructed and fully improved according to the development schedule 
established for each development phase of the development plan. 

 
Recreation and open space facilities and property have been included in 
the development plans.  

 
3. All privately owned common open space shall continue to conform to its 
intended use as specified in the development plan. To ensure that all the 
common open space identified in the development plan will be used as 
common open space, restrictions and/or covenants shall be placed in each 
deed to ensure their maintenance and prohibit the partition of any common 
open space. 

 
4. If common open space is proposed to be maintained through an association 
or nonprofit corporation, such organization shall conform to the following 
standards. 
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i. The association or nonprofit corporation shall be established prior to the 
sale of any lots or units within the development plan for PUD. 

 
ii. Membership in the association or nonprofit corporation shall be 
mandatory for all property owners within the development plan for PUD. 

 
iii. The association or nonprofit corporation shall manage all common open 
space and recreational and cultural facilities that are not dedicated to the 
public; and shall provide for the maintenance, administration and operation 
of such land and any other land within the development plan for PUD not 
publicly owned, and secure adequate liability insurance on the land. 

 
Pursuant to the application, covenants and restrictions will be formed if 
condominiums are offered individually for sale.  At this time, the 
proposed multiple-family dwellings will not be for sale.  

 
i. Compatibility of open spaces. Open space uses shall be designed in a 
compatible manner. 
 

Staff finds that the proposed open spaces have been designed in a compatible 
manner with permitted uses on the property. 

 
j. Compatibility with surrounding land uses. The development proposed in the 
Preliminary Development Plan shall be consistent with the character of 
surrounding land uses. 
 

Staff finds that the proposed mix of uses is compatible with surrounding land 
uses.  

 
k. Beach access. The preliminary development plan shall not diminish existing 
public beach access. 
 

The proposed development does not have any impact on existing public beach 
access. 

 
l. Consistency with comprehensive plan. The preliminary development plan shall 
be consistent with the comprehensive plan. 
 

Staff finds that the preliminary development plan is consistent with the 
Comprehensive Plan as identified in the following section of this staff report.  

 
Comprehensive Plan Consistency 
The proposed rezoning supports and is consistent with the following 
Comprehensive Plan Goals, Objectives and Policies: 
 
Goal LU.1 
Provide for a continued high quality of life in Jacksonville Beach by planning for 
population growth, public and private development and redevelopment, energy 
conservation; and the proper distribution, location, and extent of land uses by type, 
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density, and intensity consistent with efficient and adequate levels of services and 
facilities, and the protection of natural and environmental resources. 
 

The proposed land use amendments decrease the amount of land designated 
for residential use, and increase the amount of land designated for 
conservation and recreation/open space while providing for concentrated infill 
commercial development at the marina and the designation of a new county 
recreation facility to the north of the new roadway alignment. It will also 
decrease the overall allowable density of the property. 

 
Policy LU.1.2.2 
An adequate amount of land exists in developed areas or areas being developed 
for neighborhood and general commercial, office and service, lodging, and 
industrial use in the City, or is planned for assembly and redevelopment to meet 
the needs of the projected resident, seasonal and day visitor populations through 
the planning period. Future commercial space needs of this type shall be met 
through in-fill development adjacent to similar uses or through redevelopment in 
designated areas. 
 

This land use amendment supports and assumes the future development of 
vacant property at the marina, clustering development on developable uplands. 

 
Policy LU.1.4.8 
Adequate recreation and open space facilities shall be developed over the 
planning period to provide the adopted level of service for existing and projected 
population in accordance with the goals, objectives, and policies set forth in the 
Recreation and Open Space Element. 
 

The proposed amendments add to the amount of property designated as 
recreation/open space. Part of the approved development agreement is for 
over 100 acres of land north of the new Second Avenue North alignment to be 
deeded from the marina owner to the City of Jacksonville for a passive 
recreation area. 

 
Policy TE 1.2.1 
The City shall continue to work with the City of Jacksonville on the maintenance 
of local roads and any necessary traffic engineering improvements. 
 

The Development Agreement between the City of Jacksonville, the City of 
Jacksonville Beach and the marina, serves to provide a roadmap for the 
necessary traffic engineering improvements to Second Avenue North. The 
proposed future land use amendments are being requested in conjunction with 
the roadway improvements and realignment. 

 
Policy CM.2.1.2 
Expanded or new water-dependent and water-related uses should be located in 
areas that are least sensitive to environmental alteration and impacts on the 
natural habitat and wildlife. The location of any future marinas proposed within the 
city shall be consistent with the Duval County Marina Siting Plan, upon its 
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completion. 
 

The proposed land use amendments allow future development on the existing 
marina site, clustered in existing upland areas that can support development, 
while maintaining sensitive environmental property. 

 
Policy CM.2.3.1 
The City shall not encourage the development of additional marina sites prior to 
full utilization of existing sites (partial policy). 
 

The proposed land use amendments serve to support the one publicly 
accessible marina at the beaches, while encouraging commercial infill and 
mixed-use development at the existing marina site. 

 
Policy CM. 2.3.2 
The City shall support efforts of Duval County towards the acquisition, and 
development for passive recreation, of the salt marsh wetlands lying along the 
east side of Pablo Creek, south of the City’s Bird and Wildlife Sanctuary and north 
of Second Avenue North. 
 

The approved Development Agreement assumes that over 100 acres of 
environmentally sensitive property north of Second Avenue North and south of 
the Jacksonville Beach Bird and Wildlife Sanctuary (over 85 contiguous acres) 
will be deeded to the City of Jacksonville for a passive County park for the 
residents and visitors to the beach to utilize. 

 
Policy RO.1.2.3 
The City shall consider the potential for providing additional outdoor passive 
recreational and educational opportunities when purchasing environmentally 
sensitive lands for use as a public preserve. Such opportunities could include 
nature trails or boardwalks, waterway trails, interpretive displays, educational 
programs, wildlife observation areas, or picnic areas. 
 

The approved Development Agreement assumes that over 100 acres of 
environmentally sensitive property north of Second Avenue North and south of 
the Jacksonville Beach Bird and Wildlife Sanctuary (over 85 contiguous acres) 
will be deeded to the City of Jacksonville for a passive County park for the 
residents and visitors to the beach to utilize. Such features could include trails, 
boardwalks, additional kayak launches, educational information, and wildlife 
observation areas. 

 
Policy RO.1.4.1 
The City of Jacksonville Beach shall not allow the conversion of park and 
recreational open space areas into other public or private uses, except where the 
public interest overrides the conservation of these lands; and then only after a 
public hearing and demonstration by the City that the converted area will be 
replaced within one year by recreation or open space land of a similar size, 
location, and type of uses. 
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The applicant is requesting to change some recreation/open space and 
conservation land use to marina mixed-use, but also change over 10 acres of 
low density residential land use to conservation, thus offsetting the conversion. 

 
Staff has reviewed the Rezoning request against the Land Development Code and 
adopted Comprehensive Plan, and finds that it is consistent with both. The 
proposed PUD Rezoning would decrease the allowable residential density of the 
overall property and facilitate the future development of vacation portions of the 
marina. Staff recommends Approval of the request. 

  
ATTACHMENTS:  
1. Rezoning Application Windward Marina PUD 
  
 
In accordance with Sec. 286.0105, Fla. Stat., any person who desires to appeal any decision made 
by the commission at this meeting will need a record of the proceedings. For such purpose, he or she 
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. 
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