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City of Jacksonville Beach 
  

Regular Meeting Agenda   
   

Board of Adjustment 

 
 

11 North Third Street 
Jacksonville Beach, Florida 

 
Tuesday, April 2, 2024  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 
Owen Curley (Chairperson), Jeff Truhlar (Vice-Chairperson), John Moreland, Todd Smith, Jennifer 
Williams 
Alternates: Matt Metz, Laura Tierney 
  
APPROVAL OF MINUTES 
A. Meeting minutes for March 20, 2024 
  
CORRESPONDENCE 
  
OLD BUSINESS 
  
NEW BUSINESS 
A. Case Number(s): BOA#24-100146 

Applicant: Jan & John Coarsey 
Agent: Chris Myers 
Owner: Jan & John Coarsey 
Property Address: 544 Marshview Dr 
Parcel ID: 179997-6145 
Legal Description: Lot 28 Block 19, Replat of Marshside 
Current Zoning: RS-1 
Motion to 
Consider: 

Section(s): 34-373(d), for parking area set back of 0ft in lieu of 5ft 
minimum; for replacement of existing concrete driveway to a single-family 
dwelling for property addressed 544 Marshview Dr, RE#179997-6145, 
legally described as  Lot 28 Block 19, Replat of Marshside 

B. Case Number(s): BOA#24-100147 
Applicant: James Wesley Jr 
Agent: N/A 
Owner: James Wesley Jr 
Property Address: 116 N 13th Ave 
Parcel ID: 174649-0000 
Legal Description: West 38 Feet of Lot 4 & 5, Block 132, Pablo Beach North 
Current Zoning: RM-2 
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Motion to 
Consider: 

Section(s): 34-340(e)(1)(c)(2), for a westerly side yard setback of 1.75 feet 
and for an easterly side yard setback of 4 feet in lieu of 10 feet; 34-
340(e)(1)(c)(1),for a front yard setback of 0.5 in lieu of 20 feet minimum; 
34-340(e)(1)(f), for 44.3% lot coverage in lieu of 35% maximum, to address 
nonconformities to a two-family dwelling located at property addressed 
116 N 13th Ave, RE# 174649-0000, legally described as West 38 Feet of 
Lot 4 & 5, Block 132, Pablo Beach North 

  
PLANNING DEPARTMENT REPORT 
  
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.  
 
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 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 may 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 before the start of the 
meeting. All comments received are public record. 
 
In accordance with Section 286.0105, Florida Statutes, any person desirous of appealing any 
decision reached at this meeting may need a record of the proceedings. Such person may need to 
ensure that a verbatim record of the proceedings is made, which record includes the testimony and 
evidence upon which the appeal is to be based.  
 
  
cc: City Manager; City Attorney  
 

mailto:CityClerk@jaxbchfl.net
mailto:planning@jaxbchfl.net


 
Minutes of Board of Adjustment Meeting          
held Wednesday, March 20, 2024, at 6:00 P.M.  
in the Council Chambers, 11 North 3rd Street, 
Jacksonville Beach, Florida

CALL TO ORDER:             
Acting Chair Jennifer Williams called the meeting to order at 6:00 P.M.          
 
CORRESPONDENCE: None

OLD BUSINESS: None

NEW BUSINESS:

A. Case Number: BOA#24-100144
Applicant/Owner: Joseph & Laurie Matsinger
Agent: N/A
Property Address: 930 N 16th Ave
Parcel ID:  175244-0000

City of Jacksonville Beach Land Development Code Section(s): 34-336(e)(1)(c)3, 
for a rear yard setback of 5 feet in lieu of 30 feet minimum; 34-336(e)(1)(c)2, for an east 
side yard setback of 2.8 feet in lieu of 10 feet; 34-336(e)(1)e, for 47.5% lot coverage in 
lieu of 35% maximum; 34-373(d), for a parking area set back of 1.2 feet in lieu of 5 feet 
minimum, for proposed rear additions to a single-family dwelling for property addressed 
930 N 16th Ave, RE# 175244-0000, legally described as Lot 17, Block 6, Beach 
Homesites Unit 3.

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

Ms. Williams noted only four board members were present and the applicant would be 
required to get three votes in favor of the application to be approved, or the applicant 
could choose to defer to another meeting.

Applicant: Joseph Matsinger, 930 North 16th Ave, Jacksonville Beach, stated the 
hardship was a nonconforming lot. 

A discussion ensued about setbacks, a utility easement, and letters of support.  

Public Hearing: 
The following submitted emails in support of the variance:

• Michael Heerema, 923 15th Avenue North, Jacksonville Beach
• Jennifer Davis, 922 16th Avenue North, Jacksonville Beach

Ms. Williams closed the public hearing.

Motion: It was moved by Mr. Metz, seconded by Mr. Moreland, to approve BOA#24-
100144 based on the standards for a variance outlined in Section 34-286 of the Land 
Development Code.

Discussion: A discussion ensued about the undersized lot and lot coverage.
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Roll Call Vote: Ayes – John Moreland, Todd Smith, Jennifer Williams, and Matt Metz

      The motion passed unanimously. 

ROLL CALL:  
Chairperson:        Owen Curley (absent)
Vice-Chairperson:   Jeff Truhlar (absent)
Board Members:           John Moreland              Todd Smith    Jennifer Williams
Alternates:                    Matt Metz   

Planner Danevsky Joseph and Administrative Assistant Lauren Loria were also present.

APPROVAL OF MINUTES:
Motion:  It was moved by Mr. Moreland, seconded by Ms. Williams, and passed unanimously 

to approve the following minutes:
• Regular Board of Adjustment Meeting held on February 21, 2024

PLANNING DEPARTMENT REPORT:
The next scheduled meeting is Tuesday, April 2, 2024, at 6:00 P.M. There are two scheduled 
cases. 

COURTESY OF THE FLOOR TO VISITORS: None.

ADJOURNMENT:
There being no further business, the meeting adjourned at 6:16 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: April 2, 2024

BOARD OF ADJUSTMENT AGENDA ITEM  
TO: Board of Adjustment Members 

FROM: Department of Planning & Development 

DATE: 03/12/2024 

SUBJECT: BOA #24-100146 Staff Report 
 
The following information is provided for your consideration for the following agenda item for the 
upcoming Tuesday, April 2, 2024 Board of Adjustment Meeting. 
 
BOA #24-100146  
ZONING: RS-1 
RE NO.: 179997-6145 
LEGAL: Lot 28 Block 19, Replat of Marshside 
ADDRESS: 544 Marshview Dr 
  
REQUEST: 
Section(s): 34-373(d), for parking area set back of 0ft in lieu of 5ft minimum; for replacement of 
existing concrete driveway to a single-family dwelling for property addressed 544 Marshview Dr, 
RE#179997-6145, legally described as  Lot 28 Block 19, Replat of Marshside 
  
EXISTING CONDITIONS: 
The subject property is a platted lot of record, (circa 1989) located in the Low Density Residential 
future land use category. The property is currently zoned Residential, single-family: RS-1. The subject 
parcel is approximately 90 feet in width and 600 feet on one side and 300 feet on another side in 
depth, with a total area of 44,730 square feet, in which 8,372 square feet may be developed due to 
the jurisdictional wetland line.  The subject parcel is currently occupied by a one-story single-family 
dwelling, concrete driveway/walkway, wood deck, screened porch, and pavers. The subject parcel's 
single-family structure was constructed in 1990, and the structure predates the existing LDC.  
 
The subject parcel is nonconforming due to only having 8,372 square feet available to develop. The 
remaining 38,358 square feet of property are not able to be developed because it is considered 
conservation land. According to Sec. 34-469(d)(2)(a)(2); All undeveloped areas of natural vegetation 
within a fifty-foot strip landward of the salt marsh shall be designated conservation-protected lands 
and shall remain as an undisturbed buffer region providing habitat adjacent to the marsh. Thus, 
conservation-protected wetlands shall be protected from physical and hydrologic alteration. The 
buildable area has a total impervious area of 9.4%. The current driveway is deteriorated and needs 
to be replaced. The previous homeowner installed the driveway over 20 years ago. The applicant will 
not deviate from the current footprint of the driveway. The new driveway will have similar 
measurements and features as the current driveway. The variance is simply for a parking area setback 
of 0ft in lieu of 5ft minimum in order to accommodate backing out of the garage effectively. This will 
also rectify existing nonconformities since the parking area is already encroaching into the side 
setback. 
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STAFF ANALYSIS: 
The subject property was developed in 1990 as a one-story single-family dwelling. The applicant plans 
on removing the current driveway and replacing it within the same footprint as the current driveway. 
Due to the limited buildable area of the lot, adding any structure to the property would cause 
encroachments to setbacks. The parking area currently encroaches into the side yard setback, and 
allowing the applicant to rebuild within the same footprint while rectifying existing nonconformities is 
a reasonable request. The subject property was platted in 1989 and the home was constructed in 
1990, both of which predated the existing LDC. The limited buildable area of this lot is not the fault of 
the applicant along with the nonconforming parking area setback. Not allowing the proposed 
renovation and encroachment on parking setbacks would deprive the applicant of rights and 
privileges, as most of the lots in this neighborhood have conservation land that is protected and not 
able to be built on, and have been granted similar variances. There is a hardship justified by the lot 
being limited in buildable area, and staff would recommend that the application be approved.   
  
MINIMUM DIMENSIONAL STANDARDS: 
•   Minimum lot area: Ten thousand (10,000) square feet. 
•   Minimum lot width: Ninety (90) feet at the building line and a minimum of thirty-five (35) feet at the 
street. 
•   Minimum yards: 

o   Front yard: Twenty-five (25) feet. 
o   Side yard: Ten (10) feet on each side except when the lot is a corner lot. For a corner lot, the 
side yard on the corner shall be twenty (20) percent of the lot width or ten (10) feet, whichever is 
greater, except the side yard is never required to exceed twenty (20) feet. 
o   Rear yard: Thirty (30) feet. 

•   Floor area: A single family dwelling unit shall contain a minimum of one thousand six hundred 
(1,600) square feet of conditioned living area and a one (1) car garage. The garage shall not be 
included as part of the single family dwelling unit's minimum square footage. 
•   Maximum lot coverage: Thirty-five (35) percent. 
•   Accessory structures: All accessory structures shall be located a minimum of five (5) feet from any 
property line or principal or accessory structures. 
  
REVIEW OF CRITERIA: 
1.  Special conditions and circumstances exist which are peculiar to the parcel of land, 
building, or structure which are not applicable to other parcels of land, structures, or buildings 
in the same zoning district. 

Staff does find that there are circumstances unique to the subject parcel of land. The subject parcel 
is limited in developable area due to its proximity to the marsh. There are only 8,372 square feet 
viable to build on. 

 
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 property was developed 
in 1989, and was not designed to the modern LDC requirements.  The applicant purchased the 
property in its current state and will not make any changes to the footprint on 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. Throughout this 
neighborhood, there are many nonconforming properties which have conservation land that cannot 
be built on.  

 
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 cause 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 LDC requirements, the applicant cannot renovate their parking 
area without encroaching on side yard setbacks.  

 
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 variance is the minimum variance needed to accommodate the 
renovated parking area. The proposed variance needed is for a parking area set back of 0ft in lieu 
of 5ft minimum. 

 
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 it 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#24-
100146 
  
ATTACHMENTS: 
1. 24-100146pics 
2. 24-100146 
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MEETING DATE: April 2, 2024

BOARD OF ADJUSTMENT AGENDA ITEM  
TO: Board of Adjustment Members 

FROM: Department of Planning & Development 

DATE: 03/12/2024 

SUBJECT: BOA #24-100147 Staff Report 
 
The following information is provided for your consideration for the following agenda item for the 
upcoming Tuesday, April 2, 2024 Board of Adjustment Meeting. 
 
BOA #24-100147  
ZONING: RM-2 
RE NO.: 174649-0000 
LEGAL: West 38 Feet of Lot 4 & 5, Block 132, Pablo Beach North 
ADDRESS: 116 N 13th Ave 
  
REQUEST: 
Section(s): 34-340(e)(1)(c)(2), for a westerly side yard setback of 1.75 feet and for an easterly side 
yard setback of 4 feet in lieu of 10 feet; 34-340(e)(1)(c)(1), for a front yard setback of 0.5 in lieu of 20 
feet minimum; 34-340(e)(1)(f), for 44.3% lot coverage in lieu of 35% maximum, to address 
nonconformities to a two-family dwelling located at property addressed 116 N 13th Ave, 
RE# 174649-0000, legally described as West 38 Feet of Lot 4 & 5, Block 132, Pablo Beach North 
  
EXISTING CONDITIONS: 
The subject property is a lot of record, (circa 1913) located in the High Density Residential future land 
use category. The property is currently zoned Residential, multiple-family: RM-2. The subject parcel 
is 38 feet in width and 105 feet in depth, with a total area of 3,964 square feet. This lot consists of a 
two-family dwelling and a concrete driveway. The subject parcel's two-family dwelling was constructed 
in 1934. The structure predates the existing LDC. The subject property has many nonconformities. 
There are encroachments on the westerly side at 1.75ft, on the easterly side at 4ft, in the front yard 
at .5, and the property exceeds the maximum lot coverage at 44.3%. The applicant is asking for the 
variance to rectify these nonconformities.  
 
The subject parcel is nonconforming in total lot area. In the RM-2 zoning district, the minimum 
dimensional requirement for total lot area is 6,000 square feet, this property only measures 3,964 
square feet.  Additionally the property is only 38 feet in width, slightly more than half the required 60 
feet. The applicant is asking for a variance for a westerly side yard setback of 1.75 feet and for an 
easterly side yard setback of 4 feet in lieu of 10 feet, for a front yard setback of 0.5 in lieu of 20 feet 
minimum, and for 44.3% lot coverage in lieu of 35% maximum, to address the existing 
nonconformities.  Staff finds that the requested variances are the minimum variances needed to 
accommodate the existing two-family dwelling. The property is undersized and the request is 
consistent with the comprehensive plan.  
  
STAFF ANALYSIS: 
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The subject property was developed in 1934 as a two-story two-family dwelling. The applicant will not 
construct or make any improvements to the land. Allowing for a variance to rectify current 
nonconformities is the minimum variance needed for the reasonable use of the parcel of land. The 
subject property was platted in 1913 and the home was constructed in 1934, which predated the LDC. 
The nonconforming lot is not the fault of the applicant and not allowing the requested variance would 
deprive the applicant of using the subject property to its full extent. There is a hardship justified by the 
lot being a nonconforming lot in total lot area, staff would recommend that the application be 
approved.  
  
MINIMUM DIMENSIONAL STANDARDS: 
•    Minimum lot area: Six thousand (6,000) square feet. 
•    Minimum lot width: Sixty (60) feet at the building line and a minimum of thirty-five (35) feet at the 
street. 
•    Minimum yards: 

o    Front yard: Twenty (20) feet. 
o    Side yard: Ten (10) feet for each side yard, except when the lot is a corner lot. For a corner lot, 
the side yard on the corner shall be twenty (20) percent of the lot width or ten (10) feet, whichever 
is greater, except the side yard is never required to exceed twenty (20) feet. 
o    Rear yard: Thirty (30) feet 

o    Floor area: A two-family dwelling structure shall contain a minimum of one thousand six hundred 
(1,600) square feet of conditioned living area. Each unit within a duplex structure shall contain a 
minimum of eight hundred (800) square feet of conditioned living area excluding garage or carport. 
Wall separation. Two-family dwellings shall contain a two (2) hour fire resistant wall between units. 
o    Maximum lot coverage: Thirty-five (35) percent. 
o    Height: Thirty-five (35) feet. 
o    Accessory structures. All accessory structures shall be located a minimum of five (5) feet from any 
property line or principal or accessory structures. 
  
REVIEW OF CRITERIA: 
1.  Special conditions and circumstances exist which are peculiar to the parcel of land, 
building, or structure which are not applicable to other parcels of land, structures, or buildings 
in the same zoning district. 

Staff does find that there are circumstances unique to the subject parcel of land. The subject 
property is substandard in both total lot area and width. The RM-2 requirement is for a minimum 
lot area of 6,000 square feet and 60 feet in with. This property has a total lot area of 3,964 square 
feet and a width of 38 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 
platted in 1913 and the home was constructed in 1934, which predated the LDC. The 
nonconforming lot nor the building are the fault of the applicant. 

 
3.   Granting the variance will not confer upon the applicant any special privilege denied by the 
comprehensive plan and this Code to other parcels of land, buildings, or structures in the 
same zoning district. 

Staff finds that the proposed variance will not confer special privileges. The lot is extremely 
undersized, and similar properties in this area have been granted similar variances due to similar 
nonconforming characteristics.  
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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 cause 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 LDC requirements, the developed lot will remain nonconforming 
and hinder future projects.  

 
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 existing nonconformities. The proposed variance will allow for a westerly side yard setback of 
1.75 feet and for an easterly side yard setback of 4 feet in lieu of 10 feet, for a front yard setback 
of 0.5 in lieu of 20 feet minimum, for 44.3% lot coverage in lieu of 35% maximum. 

 
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#24-
100147 
  
ATTACHMENTS: 
1. 24-100147pics 
2. 24-100147 
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