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City of Jacksonville Beach 
  

Regular Meeting Agenda   
   

Community Redevelopment Agency 

 
 

11 North Third Street 
Jacksonville Beach, Florida 

 
Monday, April 22, 2024  3:00 PM  Council Chambers 
 

MEMORANDUM TO: 
 
Members of the City of Jacksonville Beach Community Redevelopment Agency 
  
The following Agenda of Business has been prepared for consideration and action at a Regular Meeting of 
the Community Redevelopment Agency: 
  

  
CALL TO ORDER 
  
ROLL CALL 
  
COURTESY OF THE FLOOR TO VISITORS 
  
APPROVAL OF MINUTES 
  
OLD BUSINESS 
  
NEW BUSINESS 
A. PC#  04-24 

ADDRESS: 602 1st Street North 
OWNER: Jax Beach Investment Holding, LLC & Duck Dive, LLC 
APPLICANT: Emily Pierce, Rogers Towers, P.A. 
  
SUMMARY OF APPLICATION: PC# 04-24: Rezoning Application to Rezone property from 
Central Business District: CBD and Redevelopment District: RD to Redevelopment 
District: RD Zoning District, for property located at: 125 5th Ave North, 129 5th Ave North, 
135 5th Ave North, 0 1st St. North, and 602 1st St. North. (Mango’s bar and adjacent property), 
to allow for the redevelopment of the property into a mixed-use restaurant/drinking 
establishment/office/retail project. 

  
ITEMS FOR DISCUSSION 
  
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 
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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 minutes of reading time. All comments received are public 
record. 
 
In accordance with Section 286.0105, Florida Statutes, any person desirous of appealing any 
decision reached at this meeting may need a record of the proceedings. Such person may need to 
ensure that a verbatim record of the proceedings is made, which record includes the testimony and 
evidence upon which the appeal is to be based.  
  
 cc: City Manager; City Attorney  
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CRA AGENDA ITEM  
TO: Community Redevelopment Agency 

FROM: Planning and Development Department 
Christian Popoli | Senior Planner 

DATE: 04/15/2024 

SUBJECT: Rezoning Application to Rezone property from Central Business District: 
CBD and Redevelopment District: RD to Redevelopment District: RD Zoning 
District for property located at: 125 5th Ave North, 129 5th Ave North, 135 5th Ave 
North, 0 1st St. North, and 602 1st St. North. (Mango’s bar and adjacent property), 
to allow for the redevelopment of the property into a mixed-use 
restaurant/drinking establishment/office/retail project.  

 
BACKGROUND 
 
Owner: 
Jointly owned by: 
Jax Beach Investment Holding LLC & Duck Dive LLC   
 
Applicant/Agent: 
Emily G. Pierce 
Rodgers Towers, P.A. 
1301 Riverplace Blvd., Suite 1500 
Jacksonville, FL 32207 
 
Request:  
Rezoning Application to Rezone property from Central Business District: CBD and Redevelopment 
District: RD to Redevelopment District: RD Zoning District for property located at: 125 5th Ave North, 
129 5th Ave North, 135 5th Ave North, 0 1st St. North, and 602 1st St. North. (Mango’s bar and 
adjacent property), to allow for the redevelopment of the property into a mixed-use 
restaurant/drinking establishment/office/retail project. 
 
Staff Analysis: 
The subject property is currently partially occupied by Mangos's Beach Bar, while the remainder to 
the west is occupied by several small multifamily structures and a small office space. The property 
has a split zoning, with the western portion used for multifamily being in the Central Business 
District: CBD zoning district, while the eastern portion is currently in the Redevelopment District: RD 
zoning district. The current RD zoning is for the portion where Mango's is located. The previous RD 
zoning district was created in 2014, and was intended to be the home of Surfer the Bar. Surfer has 
since located to the corner of 1st Street North and 1st Avenue North.   
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In the past three years, Mango's has been working to improve the building they are currently in, with 
internal renovations to provide better bathroom space and better traffic flow for customers. The 
current RD zoning is tied to a very specific site plan and uses, and this has limited the options for 
Mango's to expand beyond the current envelope of the existing building. The first reason of this 
rezoning request is to allow Mango's to expand outside their existing footprint. The owners plan to 
add an addition to the north side of the current structure to accommodate a new men's restroom, as 
well as expand the covered outside patio area to the south and east.   
 
Under the proposed site plan, the western portion of the property between Mango's and 2nd Street 
North would be fully redeveloped, removing the existing multifamily structures, and building a new 
mixed-use structure with a small first floor footprint, and a larger upstairs area.  The design would 
allow for commercial and retail spaces on the first floor, and new restaurant spaces upstairs, with a 
large outside seating area all on the second floor.  The site plan also addresses traffic circulation 
and parking.  Adequate parking to meet the required parking requirement per the LDC will be 
provided on site, and a new traffic circulation pattern will be constructed to limit traffic to and from 
1st Street North, a predominantly pedestrian oriented street, and make the current driveway on 1st 
Street a one-way "in only" access. Most traffic will enter and exit on 5th Avenue North and 2nd 
Street North, as encouraged by the CBD zoning district design standards. Landscaping will be a mix 
of normally planted landscaping and "urban" or potted landscaping, as is an option allowed in the 
CBD standards.  
 
The proposed uses outlined in the written description would include a majority of the permitted and 
conditional uses in the CBD zoning district, but all use would be permitted, and would not require 
conditional approval, but rather the approval of the RD zoning request would serve as approval. 
 There are a number of specifically prohibited uses as well, and these proposed prohibited uses are 
those that would be substantially incompatible with ther surrounding area and are not intended for 
the downtown commercial core at large,  
 
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- 347(i). 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 would be required to meet the City's utility requirements as they relate to pre-
treatment for any food related actives, involving the construction and maintenance of a 
privately owned grease trap and waste grease storage tank. Solid waste would also be stored 
per the City's code requirements. Staff finds that the proposed PUD would not exceed any 
established levels of service. The applicant is proposing a single multiple-user compactor 
facility for all uses on the property. 

 
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. 
Solid waste would also be stored per the City's code requirements. Staff finds that the 
proposed PUD would not exceed any established levels of service. The applicant is 
proposing a single multiple-user compactor facility for all uses on the property. 

 
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 is located within a previously developed area of the 
City, on a lot currently developed with structures and paved parking and driveways. The 
subject site is located in the downtown, which has adequate storm water management 
facilities. Staff finds that there is no expected impact on the natural environment. 

 
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 affects 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 amendment would result in logical development by citing a 
commercial use within an existing developed property within the downtown core, and the use 
of restaurants is one specifically promoted through the recent adoption of the local "J" bill, 
thus not creating any new development patterns, but focusing on redevelopment of previously 
developed and compatible areas. 

 
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. 

Although it is possible to site such uses on any vacant lot within the CBD district, the use of 
RD zoning will allow for the Mango's site to be improved and renovated, and will allow a more 
cohesive mix of uses sharing a single parking lot and solid waste facility.  

 
Pursuant to the Land Development Code, the Planning Commission and City Council shall 
apply the standards in in Section 34- 347(i). to the Preliminary Development Plan.  



 
 
 
 
 
 
 
 

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

Page 4 of 6  AGENDA ITEM: A.
MEETING DATE: April 22, 2024

 
Staff finds that the application's Preliminary Development Plan is consistent with the standards 
outlined in Section 34-347(i) 1 through 13.  Standards include land area, permitted uses, prohibited 
uses, residential density (not applicable), area and setbacks, traffic circulation and parking, off-
street parking and loading, open space (not applicable), signage, landscaping, easements, public 
facilities, and the comprehensive plan. 
 
Comprehensive Plan Consistency 
 
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. 
 

Staff finds the proposed rezoning request will fulfill this land use policy by allowing for 
additional commercial uses in an existing developed commercial area and through the 
redevelopment of an existing commercial lot in the CBD Future Land Use category. 

 
Policy LU.1.2.3 
The intensity of development in areas where in-fill development for commercial, office, service, or 
industrial use is proposed shall conform to the level of intensity on adjacent properties or as 
specified in the adopted Community Redevelopment Plans. A market analysis shall be required to 
accompany any application involving a proposed Future Land Use Map change from a residential 
land use category to a commercial land use category. 
 

No proposed changes to the Future Land Use map are proposed. The proposed mixed-use 
project will be consistent with simpler uses within the CBD future land use category and 
within the surrounding neighborhood. The infill of commercial spaces, with specifically first 
floor commercial uses, internal parking and re-investment of existing structures is supported 
in the Downtown Redevelopment Plan. 

 
Policy LU.1.2.4 
Land development regulations for commercial and industrial areas shall be revised utilizing the 
Standard Industrial Classification system as the basis for recognizing both the similarities and 
differences among the various types of economic activity within the community. The range of 
permitted uses shall be revised, and additional zoning classifications created in necessary to 
acknowledge the performance characteristics of different land uses. 
 

The proposed RD rezoning will provide for a more coordinated approach to redevelopment 
via Council specifically approving a list of permitted uses and allowing for the natural market 
demand to drive the infill development, so long as it conforms to the uses approved and 
encouraged by City Council.  

 
Policy LU.1.2.6 
The City recognizes that urban sprawl; as evidenced by the incidence of "leapfrog" development, 
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strip commercial development, and large expanses of low-density, single dimensional land uses 
presents a fiscally and environmentally unsound urban form. However, in a mature community like 
Jacksonville Beach, development patterns have long been set. Nevertheless, it is the intent of the 
City to enforce its land development regulations in a manner which will discourage the development 
or extension of commercial strips, allow for mixed use development where appropriate, and support 
the redevelopment or revitalization of existing commercial areas. 
 

The proposed mixed use project would encourage a diversity of uses within the downtown 
core, allow for the continued re-investment of existing developed commercial land within the 
fully developed CBD district, help to eliminate blight by redeveloping areas within the 
Downtown CRA, and encourage the use of existing road, water, sewer and storm water 
infrastructure rather than encouraging the extension or increase of existing systems on the 
periphery of the City. 

 
Consistency with the Downtown Redevelopment Plan 
 
The proposed redevelopment project serves to meet the following objectives of the Downtown 
Redevelopment Plan: 

• Eliminate the conditions of blight and prevent the spread of blighted conditions 
• Encourage the core downtown area to develop as the center for cultural, entertainment, and 

community activities within the City. 
• Increase the tax base in the Community Redevelopment Area to assist in financing public 

actions to support redevelopment. 
• Encourage the re-creation of a compact mixed-use core area, oriented to recreation, 

entertainment, specialty retail, tourism and housing. 
• Encourage the development of a mix of actives in the core area including residential, retail, 

hotel and office. 

 
Staff Recommendation 
 
Staff has reviewed the rezoning request against the Land Development Code and adopted 2030 
Comprehensive Plan, and finds that it is consistent with both. The proposed RD Rezoning would 
allow for the redevelopment and expansion of commercial uses within an existing property that is 
currently used for a bar and older multifamily housing stock. The additional uses and new 
commercial structure will help generate more economic growth in the downtown core, and help to 
realize the vision of the Council for a thriving downtown area. Staff recommends approval of the 
request. 
 
FINANCIAL IMPACT 
None 
 
REQUESTED ACTION 
Recommendation of approval, denial, or approval with conditions of the rezoning application.  
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ATTACHMENTS 
1. RD Application 
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