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City of Jacksonville Beach 
  

Agenda   
   

Planning Commission 

 
 

11 North Third Street 
Jacksonville Beach, Florida 

 
Monday, July 28, 2025  6:00 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 
Nicholas Andrews (Chair), Justin Henderson (Vice-Chair), Debbie Cole, Dave Dahl, Margo Moehring 
Alternates: Matthew Filer, Dean Haddock 
  
APPROVAL OF MINUTES 
A. Planning Commission Meeting held on June 23, 2025  
  
CORRESPONDENCE 
  
DISCLOSURE OF EX-PARTE COMMUNICATIONS 
  
OLD BUSINESS 
  
NEW BUSINESS 
A. PC#  11-25 

ADDRESS: 240 3rd Street South 
OWNER: Willard B III & Adine R Nicholson 
APPLICANT: GrowHouse Florida, LLC 
AGENT: Joe Van Rooy 
SUMMARY OF APPLICATION: Conditional Use Application to allow for a Medical Marijuana 
Treatment Center Dispensing Facility located in the Commercial Limited: C-1 zoning district, 
pursuant to Section 34-617(d)(21) of the Jacksonville Beach Land Development Code. 

B. PC#  12-25 
ADDRESS: 1403 3rd Street North 
OWNER: Seahorse Real Estate, LLC 
APPLICANT: Automated Petroleum & Energy Co, Inc. 
AGENT: Carter McKinnon 
SUMMARY OF APPLICATION: Conditional Use Application to allow for the continued use of 
a gasoline service station located in the Commercial Limited: C-1 zoning district, pursuant to 
Section 34-617(d)(2) of the Jacksonville Beach Land Development Code, subject to the 
conditions outlined in section 34-558(n)(1).  

C. PC#  13-25: WITHDRAWN 
ADDRESS: 1011 3rd Street South (Unit 1021) 
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OWNER: Bakkar Investments, LLC 
APPLICANT: Janmesh Patel 
  
SUMMARY OF APPLICATION: Conditional Use Application to allow for packaged liquor 
sales in a convenience store located in the Commercial Limited: C-1 zoning district, pursuant 
to Section 34-617(d)(4) of the Jacksonville Beach Land Development Code. WITHDRAWN 

  
PLANNING DEPARTMENT REPORT 
A. No items for the August 11th meeting, so it will be canceled.  
B. Training is Scheduled for September 22 (9/22) at 6:00 PM, in place of our scheduled meeting.   
  
ADJOURNMENT 

 

NOTICE 
If you are a person with a disability who needs an accommodation to participate in a meeting, you are 
entitled, at no cost to you, to the provision of certain assistance. Please contact the ADA Coordinator by 
phone 904-712-6297 or submit an Accommodation Request to the ADA Coordinator as far in advance of the 
meeting as possible; preferably 7 days but no less than 2 business days, before the meeting. If you are 
hearing or voice impaired, please call Florida Relay at 711 for assistance. 
 
In accordance with Section 286.0114, Florida Statutes, any member of the public may 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 may 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 
made part of the record. 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.   
 

/FormCenter/ADA-21/Accommodation-Request-Form-143
mailto:planning@jaxbchfl.net


Minutes of Planning Commission Meeting       
held Monday, June 23, 2025, 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 Senior Planner Christian Popoli. 

It was moved by Mr. Filer, seconded by Mr. Haddock and passed unanimously to elect Margo 
Moehring to serve as Chair Pro-Tem for the June 23, 2025 meeting.

ROLL CALL:  
Chairperson:                Nicholas Andrews (absent)
Vice-Chairperson:        Justin Henderson (absent)
Board Members:          Debbie Cole (absent)         David Dahl                    Margo Moehring           
Alternates:                   Matthew Filer                      Dean Haddock                    

 
Senior Planner Christian Popoli and Operations Support Specialist I Monica McDaniel were also 
present.

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

• Regular Planning Commission Meeting held on May 27, 2025

It was moved by Mr. Filer, seconded by Mr. Dahl, and passed unanimously to approve the 
following minutes:

• Regular Planning Commission Meeting held on June 9, 2025

CORRESPONDENCE: None

DISCLOSURE OF EX-PARTE COMMUNICATIONS: None

OLD BUSINESS: 
(A) Request By Planning Staff for New Vote on Meeting Times

Motion: It was moved by Mr. Dahl, seconded by Mr. Filer, and passed 
unanimously to amend the meetings to Mondays at 6:00 P.M. 

Discussion: None.

Roll Call Vote:       Ayes – David Dahl, Dean Haddock, Matthew Filer, and Margo Moehring,

The motion was unanimously approved.

NEW BUSINESS:

(A) PC# 10-25 Conditional Use Application

Owner: Iron Oak Real Estate LLC 
2009 Sandpiper Point
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Neptune Beach, FL

Applicant: Anthony Martinez 
Iron Oak Real Estate LLC 
2009 Sandpiper Point
Neptune Beach, FL

Agent: N/A

Location: 133 7th Avenue North

Conditional Use Approval to allow for the reconstruction of a multifamily structure located in the 
Commercial Limited: C-1 zoning district, pursuant to Section 34-617(d)14 (RM-2 Standards) of 
the Jacksonville Beach Land Development Code.

Staff Report: 

Mr. Popoli summarized the following report for the record:

“The subject property is located in the C-1, Commercial Limited zoning district. Under the current 
LDC, as was the case with the previous version, multifamily as a use is conditional in C-1 and 
refers to the RM-1 or RM-2 dimensional standards for design. The structure on the property was 
originally constructed in 1936, and although there are no records from that time, it is the opinion 
of staff that the structure was built originally as either a single-family home, or a two-unit 
multifamily. The property has existed as a multifamily use for many years as a legal nonconformity 
based on its use as a multifamily without a Conditional Use approval. Additionally, there are 
several other design standard-related issues that are currently scheduled to be discussed and 
decided by the Board of Adjustment, through a Variance Application.

The nonconforming nature of the use as multifamily in C-1 without conditional use approval is a 
common condition for many of the older structures within the C-1 zoning district and throughout 
the City. Under the LDC requirements for Conditional Use and Legal nonconformities, when the 
structure is renovated beyond a certain point, it must be brought into compliance. The new owners 
are in the process of renovating the structure and will likely exceed the percentage amount 
threshold for this requirement, which is what brings this application before the Planning 
Commission. They seek to rectify the nonconforming use by seeking approval for multifamily in 
C-1 zoning, even though it has been used that way for decades.

The property is located at the northeast corner of the intersection of 7th Avenue North and 2nd 
Street North. The area, although mostly in the C-1 zoning district, is predominantly comprised of 
multifamily structures, with the exception of directly south of the property, where there are 
multifamily units that share the block with the proposed "Dolphin Depot" project, which is intended 
to be developed as a mixed-use commercial and residential project. To the north, east and west, 
all adjacent properties are multifamily uses.

The subject property is scheduled to be heard at the Board of Adjustment on June 17th to address 
setbacks and parking for the two residential units. The property's size, just under 5,000 square 
feet, at 4,688 square feet, is only large enough for two units, which is how the property is currently 
set up, and prior to interior demolition to prepare for reconstruction. 
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The proposed application is consistent with both the Land Development Code and the 2050 
Comprehensive Plan. 

Based on the application and information included, as well as the reasons outlined in the staff 
memo, the Planning and Development Department recommends Approval of PC# 10-25 for 
multifamily use in a C-1 zoning district.”

Applicant: Anthony Martinez, 2009 Sandpiper Point, Neptune Beach, was sworn in and provided 
background on the item. 

A brief discussion ensued about parking.

Public Hearing:
No one came forth to speak. Chair Pro Tem Moehring closed the public hearing. 

Motion:  It was moved by Mr. Haddock, seconded by Mr. Filer, to approve #PC 10-
25.

Discussion: None.

Roll Call Vote:       Ayes – David Dahl, Dean Haddock, Matthew Filer, and Margo Moehring.

The motion was unanimously approved.

PLANNING DEPARTMENT REPORT:
Mr. Roger Whiting, 1103 2nd Avenue North, Jacksonville Beach, inquired about the May 14, 2025, 
Community Redevelopment Agency meeting minutes. 

Mr. Popoli reminded the Board to complete Form 1 by the deadline.  The next scheduled meeting 
will be held on July 14, 2025. 

ADJOURNMENT:
There being no further business, the meeting adjourned at 7:21 P.M. 

Submitted by:  Monica McDaniel 
Operations Support Specialist I       

  

Minutes reviewed by Planning & Development. 

 Approval:

                                             
            Chairperson

                                 
             Date
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AGENDA ITEM: A.
MEETING DATE: July 28, 2025

PLANNING COMMISSION AGENDA ITEM  
TO: Planning Commission Members 

FROM: Planning and Development Department 
Christian Popoli | Senior Planner.  
  

DATE: 07/15/2025 

SUBJECT: PC#11-25 
Conditional Use Application Staff Report 

 
The following information is provided for your consideration for the following agenda item for the 
upcoming Monday, July 28, 2025 Planning Commission Meeting. 
 
PC#11-25 
Conditional Use Application  
OWNER: Willard B III & Adine Nicholson  

8 San Juan Circlem 
Ponte Vedra Beach, FL 32082 

  
APPLICANT: GrowHouse Florida LLC 

9471 Baymeadows Rd., Ste 103 
Jacksonville, FL 32256 

  
AGENT: Joe Van Rooy 

9471 Baymeadows Rd. Ste 103 
Jacksonville, FL 32256 

  
LOCATION: 240 3rd South Street 
  
REQUEST: Conditional Use Application to allow for a Medical Marijuana Treatment Center 

(MMTC) Dispensing Facility located in the Commercial Limited: C-1 zoning district, 
pursuant to Section 34-617(d)(21) of the Jacksonville Beach Land Development 
Code. 

  
COMMENTS: The subject property is located in the Commercial Limited: C-1 Zoning 

District.  The subject property is located at the southwest corner of the intersection 
of 3rd Street South and 2nd Avenue South.  The property was most recently a 
retail establishment, formerly Salt Life.  
 
The applicant is seeking to open a new Medical Marijuana Treatment Center 
(MMTC) Dispending Facility.  Under the C-1 zoning district uses, a dispensing 
facility is allowed with conditional use approval, and, under state law, is treated no 
differently than a typical commercial pharmacy.  
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The site is currently developed with an existing structure and existing parking with 
landscaping. The proposed use would not change the parking demand 
substantially, and the applicant has committed to adding additional alterative 
parking to address any deficiencies.  This does not affect the use request, but it is 
important to note that there are not any traffic or parking-related issues anticipated 
with this new use. All activities are well-regulated through the state licensing 
process, and all activities will be contained inside the building, as with any other 
retail use.  
 
Surrounding uses include commercial offices to the west and adjacent, a fast food 
establishment to the south and adjacent, a JFRD fire station to the north across 
2nd Avenue North, and office use to the east across 3rd Street. As the use will 
function as a commercial retail establishment, it is not anticipated that the new use 
will be any more intense than the previous use of retail sales.  
 
Based on the provided application and analysis stated in this report, the Planning 
and Development Department recommends Approval of PC#11-25. 

  
ATTACHMENTS:  
1. PC#11-25 Packet 
  
 
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. 
 













  
  

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

 

Page 1 of 2 
AGENDA ITEM: B.
MEETING DATE: July 28, 2025

PLANNING COMMISSION AGENDA ITEM  
TO: Planning Commission Members 

FROM: Planning and Development Department 
Christian Popoli | Senior Planner 
  

DATE: 07/15/2025 

SUBJECT: PC# 12-25 
Conditional Use Application Staff Report 

 
The following information is provided for your consideration for the following agenda item for the 
upcoming Monday, July 28, 2025 Planning Commission Meeting. 
 
PC# 12-25 
Conditional Use Application  
OWNER: Seahorse Real Estate LLC.  

2305 Greenside Ct.  
Ponte Vedra Beach, FL 32082 

  
APPLICANT: Automated Petroleum & Energy, Inc.  

1201 Oakfield Dr. 
Brandon, FL 33511 

  
AGENT: Carter McKinnon 

1635 Old 41 Hwy NW, Ste. 112-361 
Kinnesaw, GA. 30152 

  
LOCATION: 1403 3rd Street North 
  
REQUEST: Conditional Use Application to allow for the continued use of a gasoline service 

station located in the Commercial Limited: C-1 zoning district, pursuant to Section 
34-617(d)(2) of the Jacksonville Beach Land Development Code. 

  
COMMENTS: The subject property is located in the Commercial Limited: C-1 zoning district.  It 

is located on the northeast corner of the intersection of 3rd Street North and 13th 
Avenue North.  The property is currently a commercial gasoline service station, 
with a convenience store, as well as other commercial tenants towards the rear, 
facing 13th Avenue North. The property will be changing to new operators, and 
although fuel service as a use is now a transferable Conditional Use, this property 
has not had Conditional Use approval under the new code, and one is not on file 
for any previous operators. Therefore, a new Conditional Use is required, and if 
approved, will be transferable to the next operator or property owner, unless 
substantial upgrades are made, or another use is requested, at which time it will 
come back to the Planning Commission.  
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The property is currently in operation as a gasoline service station and 
convenience store.  It was originally constructed as a gas station in 1983, though 
it has undergone several renovations throughout the years since, it has been 
continually operated as a gasoline service station and convenience store since its 
construction.  
 
There have been recent code enforcement actions related to this site. However, 
they pertain to a tenent located on the southeast corner of the structure, and are 
not related to the gasoline service station use or convenience store.  Those cases 
have been resolved, and the property is currently in compliance.  
 
Adjacent and surrounding uses include; multifamily to the east within the same 
block and immediately adjacent, commercial sales to the north, within the same 
block, commercial sales to the south, across 13th Avenue North, and office uses 
to the west, across 3rd Street North. The gasoline service station has existed for 
many decades, and has not negatively affected adjacent uses, nor has it created 
a nuisance.  
 
Based on the provided application and the analysis stated in this report, the 
Planning and Development Department recommends Approval of the proposed 
Conditional Use Request, PC#12-25. 

  
ATTACHMENTS:  
1. PC#12-25 Packet 
  
 
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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