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City of Jacksonville Beach 
  

Regular Meeting Agenda   
   

Board of Adjustment 

 
 

11 North Third Street 
Jacksonville Beach, Florida 

 
Tuesday, October 7, 2025  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), Matt Metz, John Moreland, (vacant) 
Alternates: Douglas Dell, Laura Tierney 
  
APPROVAL OF MINUTES 
A. Board of Adjustment Meeting held on August 05, 2025  
  
CORRESPONDENCE 
  
OLD BUSINESS 
  
NEW BUSINESS 
A. Case Number(s): BOA#25-100065 

Applicant: Micheal Rupe 
Agent: N/A 
Owner: Micheal Rupe 
Property Address: 4086 E Seaside Dr  
Parcel ID: 181403-0740 
Legal Description: Lot 45, Ocean Terrace South Beach 
Current Zoning: PUD 
Motion to Consider: Deviation from Ordinance No. 2013-8013, Project Narrative Section II.3.a., 

Accessory Uses and Structures, for an accessory structure setback of 3 feet in lieu 
of 5 feet, to accommodate a pool, for property addressed 4086 E Seaside Dr 
RE# 181403-0740, legally described as Lot 45, Ocean Terrace South Beach 

B. Case Number(s): BOA#25-100066 
Applicant: Sunday Ero, MD 
Agent: Stratum Construction (Matt McCord) 
Owner: Sunday Ero, MD 
Property Address: 214/218 S 7th Ave  
Parcel ID: 176065 0010/176065-0000 
Legal Description: Lot 3, Block 73, Pablo Beach South 
Current Zoning: C-1 
Motion to Consider: Section(s): 34-706.1(e)(1)(h), for a reduction of on-site parking from 6 spaces 

required to two spaces maximum, 34-615(e)(3)(c)(1), for a front yard setback of 
7.5 in lieu of 20 feet minimum, 34-615(e)(3)(c)(2), for a westerly side yard of 6.7 
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feet in lieu of 10 feet minimum for the existing front structure, 34-615(e)(3)(c)(2), 
for a westerly side yard of 1.0 foot in lieu of 10 feet minimum for the rear structure, 
34-615(e)(3)(c)(3), for a rear yard setback of 4.8 feet in lieu of 20 feet minimum for 
the rear structure, 34-702(d), for a parking setback of 1 foot in lieu of 5 feet 
minimum for renovation of an existing multifamily property, contained in two 
nonconforming structures, located at property addressed 214/218 S 7th Ave RE# 
176065 0010/176065-0000, legally described as Lot 3, Block 73, Pablo Beach 
South 

C. Case Number(s): BOA#25-100067 
Applicant: Peter Rowell Jr. & Kristen Wolf Rowell 
Agent: Ian Brown  
Owner: Peter Rowell Jr. & Kristen Wolf Rowell 
Property Address: 1240 N 5th Ave  
Parcel ID: 177751-0010 
Legal Description: Lot 9, Block 3, Pine Grove Unit 2 
Current Zoning: RS-1 
Motion to Consider: Section(s): 34-611(e)(1)(c)(1), for a front yard setback of 18.9 feet in lieu of 25 

feet, 34-611(e)(1)(c)(2), for an easterly side yard setback of 5.4 feet in lieu of 
10 feet, 34-611(e)(1)(c)(2), for a westerly side yard setback of 5.6 feet in lieu of 
10 feet, for various dwelling additions and a swimming pool addition, to an 
existing single-family property, addressed 1240 N. 5th Avenue, RE# 177751-
0010, legally described as Lot 9, Block 3, Pine Grove Unit 2 

D. Case Number(s): BOA#25-100068 
Applicant: Elevate On Track, LLC 
Agent: Mike Sittner 
Owner: Kathy Jaroll  
Property Address: 2007 S 1st St  
Parcel ID: 179381-0000 
Legal Description: Lot 5&6, Block L, Permenter’s R/P Atlantic Camp 
Current Zoning: RM-2 
Motion to Consider: Section(s): 34-615(e)(1)(c)(3), for a front yard setback of 8 feet in lieu of 20 feet, 

34-615(e)(1)(c)(1), for a rear yard setback of 12 feet in lieu of 20 feet, 34-
615(e)(1)(c)(e), for 51.8% and 55.1% primary structure and required driveway lot 
coverage in lieu of 45% maximum, for two new urban single family dwellings , 
located on two nonconforming lots or record property addressed 2007 S 1st St 
RE# 179381-0000, legally described as Lot 5&6, Block L, Permenter’s R/P 
Atlantic Camp 

E. Case Number(s): BOA#25-100069 
Applicant: Hunter Buchanan  
Agent: Hunter Buchanan  
Owner: Preeya Mistry  
Property Address: 124 S 11th Ave C  
Parcel ID: 176211-1008 
Legal Description: Lot 4, Block 112, Pablo Beach 
Current Zoning: RM-2 
Motion to Consider: Section(s): 34-615(e)(3)(c)(1), for a front yard setback of 10 feet in lieu of 20 feet, 

for construction of a second story wood deck extension, to a multi-family dwelling 
property addressed 124 S 11th Ave Unit C RE# 176211-1008, legally described 
as Lot 4, Block 112, Pablo Beach 

F. Case Number(s): BOA#25-100070 
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Applicant: Katy Corbo 
Agent: N/A 
Owner: Katharine Corobo 
Property Address: 964 N 21st St  
Parcel ID: 179218-0200 
Legal Description: Lot 6 and the south ½ of Lot 5, Block 96, SEC “A” Jacksonville Beach   
Current Zoning: RS-2 
Motion to Consider: Section(s): 34-612(e)(1)(c)(2), for an northerly side yard setback of 5 feet in lieu of 

7.5 feet and 12.5 feet total in lieu of 15 feet total, for construction of a one-car 
garage addition, to an existing single-family dwelling for property addressed 964 
N 21st St RE# 179218-0200, legally described as Lot 6 and the south ½ of Lot 5, 
Block 96, SEC “A” Jacksonville Beach  

  
PLANNING DEPARTMENT REPORT 
  
COURTESY OF THE FLOOR TO VISITORS 
  
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 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 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.  
 
cc: City Manager; City Attorney  
 

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


  
Minutes of Board of Adjustment Meeting           
held Tuesday, August 5, 2025, at 6:00 P.M.    
in the Council Chambers, 11 North 3rd Street,  
Jacksonville Beach, Florida 
   
 

 

CALL TO ORDER:                 
Chairperson Curley called the meeting to order at 6:01 P.M.                      
     
ROLL CALL:   
Chairperson:          Owen Curley  
Vice-Chairperson:     Matt Metz (absent)   
Board Members:            John Moreland                  Jeff Truhlar             Jennifer Williams (absent) 
Alternates:                      Laura Tierney                    Douglas Dell 
 
Planner Danevsky Joseph and Operations Support Specialist I Monica McDaniel were also 
present. 
 
APPROVAL OF MINUTES: 
Motion:   It was moved by Mr. Moreland, seconded by Mr. Truhlar, and passed unanimously to 

approve the following minutes: 
• Minutes for July 15, 2025 Meeting 

 
CORRESPONDENCE: None 
 
OLD BUSINESS: None 
 
NEW BUSINESS: 
 
A. Case Number:  BOA#25-100044 

Applicant/Owner:  Terry T. Freeman 
Agent:   N/A 
Property Address:  816 Lincoln Ct 
Parcel ID:    175755-0000 

 
City of Jacksonville Beach Land Development Code Section(s): Section(s): 34-
614(e)(1)(c)(1), for a front yard setback of 17 feet in lieu of 20 feet minimum, 34-
614(e)(1)(c)(3), for a rear setback of 8 feet in lieu of 30 feet minimum, and 34-
614(e)(1)(f), for 60% Impervious Surface in lieu of 50% maximum, all to construct a new 
single-family home, located at property addressed 816 Lincoln Ct RE# 175755-0000, 
legally described as The North 60 feet of The South 120 feet of The East 50 feet of Lot 
6, Block 29, Pablo Beach South. 
 
Ex-Parte Communication:  
No Board members had ex-parte communication on this item. 

 
Applicant: Terry Freeman, 1046 Matthew Way, New Castle, Delaware, stated the 
hardship was a non-conforming lot.  

 
Public Hearing:  
No one came forth to speak. Mr. Curley closed the public hearing.  

 
Motion: It was moved by Mr. Truhlar, seconded by Mr. Moreland, to approve BOA#25-
100044 based on the standards for a variance outlined in Section 34-572 of the Land 
Development Code. 
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Discussion: A brief discussion ensued about the lot size. 
 
Roll Call Vote: Ayes –  John Moreland, Jeff Truhlar, Laura Tierney, Douglas Dell, and 

        Owen Curley. 
 
                        The motion passed unanimously.  

 
PLANNING DEPARTMENT REPORT: 
Board Training will be held Tuesday, September 16, 2025, at 6:00 P.M. The next scheduled 
meeting will be held on Tuesday, October 7, 2025 at 6:00 P.M. 
 
COURTESY OF THE FLOOR TO VISITORS: None 
 
ADJOURNMENT: 
There being no further business, the meeting adjourned at 6:10 P.M.  
 
Submitted by:  Monica McDaniel 

Operations Support Specialist I            
      

 
These minutes were reviewed by Planning & Development.  
 

 Approval: 
 
                                                        
                    Chairperson 

 
                                            

         Date 
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BOARD OF ADJUSTMENT AGENDA ITEM  
TO: Board of Adjustment Members 

FROM: Department of Planning & Development 

DATE: 09/18/2025 

SUBJECT: BOA #25-100065 Staff Report 
 
The following information is provided for your consideration for the following agenda item for the 
upcoming Tuesday, October 7, 2025 Board of Adjustment Meeting. 
 
BOA #25-100065  
ZONING: PUD 
RE NO.: 181403-0740 
LEGAL: Lot 45, Ocean Terrace South Beach 
ADDRESS: 4086 E Seaside Dr  
  
REQUEST: 
Deviation from Ordinance No. 2013-8013, Project Narrative Section II.3.a., Accessory Uses and 
Structures, for an accessory structure setback of 3 feet in lieu of 5 feet, to accommodate a pool. 
  
EXISTING CONDITIONS: 
The subject property consists of a platted lot of record, (circa 2014), located in the South Beach District 
future land use category. The property is currently zoned Planned Unit Development: PUD (Ocean 
Terrace SD). The lot measures 45 feet wide by 101 feet deep with a total lot area of 4,556 square 
feet. The parcel currently contains a two-story single family home. The subject property is a standard 
residential lot, measuring 4,556 square feet, where a minimum of 4,500 square feet is required 
pursuant to the PUD. Due to the small lot size and setback requirements, the ability to construct an 
accessory structure such as a swimming pool is constrained. The applicant seeks relief from the five-
foot accessory structure setback to allow a three-foot setback, thereby accommodating reasonable 
pool construction. 
 
The property is located within a PUD Zoning District (Ocean Terrace), which allows single-family 
residential development to specific criteria, detailed in the project narrative. A single-family home is 
the only allowable use within the PUD, along with appropriate accessory uses and structures, 
including swimming pools.  
 
There are no previous BOA Cases for the subject property. 
  
STAFF ANALYSIS: 
The subject property is standard in total lot area, and measures 4,566 square feet in total, slightly 
above the 4,500 square feet minimum requirement in the PUD zoning district for single-family 
dwellings. The applicant is proposing to build a new swimming pool. Per the applicant, a variance to 
allow the proposed project is a reasonable request, as the applicant cannot construct the proposed 
new swimming pool without encroaching on setbacks. The lot was legally created prior to the adoption 
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of the current Land Development Code. However, the standards for the development of platted lots in 
Ocean Terrace are clearly outlined within the PUD ordinance and project narrative.  
 
The existing lot is an existing condition and not a result of the applicant's action. However, the lot does 
meet the minimum lot size standards within the Planned Unit Development.  Since variance criteria 
do not exist within the PUD ordinance or project narrative, staff has used the standards contained 
within the Land Development Code to review the request against.   
 
Staff finds that the requested variance does not meet the criteria in Section 34-572 of the Zoning 
Code. Therefore, staff recommends denial of the variance request due to a lack of hardship 
demonstrated.  There is reasonable space in the rear yard to construct a swimming pool and maintain 
5-foot setbacks all the way around the property, as is required within the PUD. 
  
MINIMUM DIMENSIONAL STANDARDS: 
Single Family - Lots:  
Minimum lot requirements (width, area, and frontage). The minimum lot requirements (width and area) 
for single family uses are:  
 

• Lot Width: Forty-five (45) feet at the building line.  
• Lot Area: 4,500 square feet.  
• Lot Frontage: Twenty-five (25) feet at the dedicated right-of-way.  
• Maximum lot coverage. Sixty-five percent (65%). 

 
Minimum yard requirements. The minimum yard requirements for all uses and structures are: 
 

• Front-Twenty (20) feet from face of garage to back of right-of-way, fifteen (15) feet from 
house building face to back of right-of-way, and twelve (12) feet from covered porch to back 
of right-of-way. Whether from garage, house building face, or covered porch, the yard shall 
be measured as prescribed in Section 34-391, Jacksonville Beach Code of Ordinances. 

• Side- Five (5) feet, provided that the combined side yards shall not be less than ten (10) feet. 
• Rear-Ten (10) feet to the lot line or the boundary of the Open Space, whichever is applicable. 
• Minimum floor area. A single family dwelling unit shall contain a minim.um 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 height of structure. Thirty-five (35) feet. 
• Accessory Uses and Structures. Five (5) feet from side and rear lot lines. 

  
REVIEW OF CRITERIA: 
1.  There are conditions or circumstances that exist which prevent compliance with site design 
and development standards, or which are unique to the parcel of land, building or structure. 

Staff finds there are no conditions that prevent compliance with site design and development 
standards or are unique to the parcel of land, building or structure. The property is standard in size, 
containing 4,556 square feet where 4,500 square feet minimum is required by the PUD.  
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2.  The conditions or circumstances do not result from actions of the application and would 
not be considered a self-imposed hardship. 

Staff finds that circumstances are a result of the actions of the applicant.  A pool can be 
constructed on the property and maintain the 5-foot setback required in the side and rear. The 
desire to have a larger pool than the property can accommodate does not constitute a hardship.  

3.   There would be no special privileges afforded to the applicant by granting a variance that 
is not available to other parcels of land, building or structures with similar conditions or 
circumstances. 

Staff finds that special privileges will be afforded to the applicant by granting a variance.  
Granting the variance will afford the applicant special privileges, as a pool can be constructed and 
maintain the required 5 foot setbacks.  

 
4.   Strict interpretation and enforcement of the code would deprive the applicant of rights 
commonly enjoyed by other parcels of land and would provide an unnecessary and undue 
hardship. 

Staff finds that interpretation and enforcement of the code would not deprive the applicant of rights 
enjoyed by other parcels of land.  
Strict application of the five-foot accessory structure setback would still allow the property to have 
a pool in the rear yard. 

 
5.  The variance(s) requested, if granted, will make possible a reasonable use of the parcel of 
land, building, or structure. 

Staff finds that the variance(s) requested are not necessary to make possible a reasonable use of 
the parcel of land, building, or structure.  Without the variance, placement of a pool would still be 
feasible, just at a smaller size.   

 
6.  The variance(s) request, if granted, will not result in the creation of a public nuisance. 

Staff finds that the variance(s) will not result in the creation of a public nuisance. 
Granting the variance will not create a public nuisance. The requested setback reduction is minor, 
and the proposed pool will remain in compliance with safety codes and building regulations. The 
request does not introduce traffic, noise, or visual impacts that would adversely affect adjacent 
properties. 

  
STAFF RECOMMENDATION: 
Pursuant Section 34-572 of the Land Development Code, and based on the provided application 
and analysis stated in this report, the Planning and Development Department recommends Denial of 
BOA#25-100065. 
  
ATTACHMENTS: 
1. 25-100065pics 
2. 25-100065 
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BOARD OF ADJUSTMENT AGENDA ITEM  
TO: Board of Adjustment Members 

FROM: Department of Planning & Development 

DATE: 09/18/2025 

SUBJECT: BOA #25-100066 Staff Report 
 
The following information is provided for your consideration for the following agenda item for the 
upcoming Tuesday, October 7, 2025 Board of Adjustment Meeting. 
 
BOA #25-100066  
ZONING: C-1 
RE NO.: 176065 0010/176065-0000 
LEGAL: Lot 3, Block 73, Pablo Beach South 
ADDRESS: 214/218 S 7th Ave  
  
REQUEST: 
Section(s): 34-706.1(e)(1)(h), for a reduction of on-site parking from 6 spaces required to two spaces 
maximum, 34-615(e)(3)(c)(1), for a front yard setback of 7.5 in lieu of 20 feet minimum, 34-615(e)(3)(c)(2), 
for a westerly side yard of 6.7 feet in lieu of 10 feet minimum for the existing front structure, 34-
615(e)(3)(c)(2), for a westerly side yard of 1.0 foot in lieu of 10 feet minimum for the rear structure, 34-
615(e)(3)(c)(3), for a rear yard setback of 4.8 feet in lieu of 20 feet minimum for the rear structure, 34-
702(d), for a parking setback of 1 foot in lieu of 5 feet minimum, for renovation of an existing multifamily 
property, contained in two nonconforming structures. 
  
EXISTING CONDITIONS: 
The subject property consists of a lot of record, (circa 1909), located in the Commercial future land 
use category. The property is currently zoned, Commercial limited: C-1. The combined lots measure 
50 feet wide by 150 feet deep with a total lot area of 6,250 square feet. The parcels currently host a 
one-story single family home and a two-unit multi family structure. The property contains two legal 
nonconforming structures. The applicant proposes to combine the two existing parcels into one 
property with a maximum of three (3) dwelling units. Once combined, the subject parcel will be 6,250 
square feet, which is large enough to meet the minimum lot size for three multifamily units.  A property 
serving as a multifamily use contained in more than one structure on a single lot is a common situation 
in this part of the City with older, previously converted accessory structures. Due to the age of the 
structures, and the fact that one was built originally as an accessory garage that was historically 
converted into a dwelling, there are a number of constraints associated with both structures and their 
location on the property. Both structures encroach into required setbacks and do not meet on-site 
parking requirements. These conditions are legally nonconforming and were inherited by the current 
property owner. 
 
To complete the renovation, multiple variances are needed to rectify the existing non-conformities and 
to reduce required parking to a feasible level, given the site’s constraints. The existing two-unit 
multifamily structure to the north has never had dedicated parking since the garage was converted 
into a dwelling and split from the parent parcel decades ago. The rear parcel with the former garage 
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has a large concrete area adjacent to the structure, which will be dedicated to two parking spaces 
once renovations of the rear structure are designed, as it is unclear whether the current concrete area 
is structurally adequate to support cars, and it may need to be reinforced. However, the location will 
be used for two parking spaces regardless.   
 
The applicant seeks relief for a reduction of on-site parking from 6 spaces required to two spaces 
maximum, for a front yard setback of 7.5 in lieu of 20 feet minimum, for a westerly side yard of 6.7 
feet in lieu of 10 feet minimum for the existing front structure, for a westerly side yard of 1.0 foot in 
lieu of 10 feet minimum for the rear structure, for a rear yard setback of 4.8 feet in lieu of 20 feet 
minimum for the rear structure, for a parking setback of 1 foot in lieu of 5 feet minimum for renovation 
of an existing multifamily property, contained in two nonconforming structures. The platted lot was 
split into two parcels before the adoption of the 2050 Comprehensive Plan and the current LDC. Prior 
to the property split, the two lots made one platted a lot of record. The intent to renovate the existing 
rear structure, and maintain the existing two-unit structure on the north part of the property will help 
maintain the existing charter of the neighborhood, rather than encouraging the tear down and rebuild 
of a new multifamily structure.  This is consistent with the visions, intents and strategies of the 2050 
Comprehensive Plan. 
 
There are no previous BOA Cases for the subject property. 
 
The subject property is scheduled to go before the Planning Commission for conditional use approval 
for multifamily in a C-1 zoning district on October 13th, 2025. 
  
STAFF ANALYSIS: 
A variance to allow the proposed project is a reasonable request, as the applicant cannot renovate 
and rehabilitate the existing units without rectifying the encroachments into the setbacks. There are 
unique conditions due to the placement of two existing nonconforming multifamily structures on a lot 
of record. These conditions prevent compliance with current parking and setback requirements. Strict 
interpretation of the code would prevent renovation or reuse of the existing buildings, depriving the 
applicant of reasonable residential use and causing unnecessary hardship.Staff finds the variances 
are necessary to make possible the reasonable use of the property. Renovation of the existing 
structures will improve the site while maintaining housing stock in the area. The proposed renovation 
not only addresses the unique hardships faced by the property, but also improves the overall 
environment of the neighborhood, without imposing any public nuisance. Additionally, based on the 
size of the rear unit, and the location of alley access, it is likely the rear unit will be more affordable to 
rent, thus adding to the affordable rental stock of this area. Staff finds that the requested variance 
meets the required criteria in Section 34-572 of the Zoning Code. Therefore, staff recommends 
approval of the variance request. 
  
MINIMUM DIMENSIONAL STANDARDS: 
C-1 Zoning with RM-2 Multifamily Standards  

• Minimum lot area: Five thousand (5,000) square feet plus one thousand (1,000) square feet 
for each unit in excess of two (2), except that the gross density shall not exceed twenty (40) 
dwelling units an acre. 

• Minimum lot width: Seventy-five (75) feet at the building line. A minimum of thirty-five (35) feet 
at the street. 

• Minimum yards: 
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o Front yard: Twenty (20) feet. 
o Side yard: Five (5) 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 
fifteen(15) feet. 

o Rear yard: Twenty (20) feet. For oceanfront lots, the rear yard shall be the yard 
adjacent to the ocean, or the easterly yard, and the front yard shall be the westerly 
yard, or yard opposite the rear yard. 

• Minimum floor area: Multi-family dwelling unit shall contain the following minimum square feet 
of conditioned living area excluding garages, carports and breezeways.  1. Studio unit – Four 
Hundred (400) square feet. 
2. One bedroom unit—Six hundred (600) square feet. 
3. Two bedroom unit—Eight hundred (800) square feet. 
4. Three bedroom unit—One thousand (1,000) square feet. 
This square footage requirement shall also apply to units sold as condominiums. 

• Maximum lot coverage: Sixty-five (65) percent. 
• Maximum height: Thirty five (35) feet. 
• Accessory structures: Accessory uses and structures pursuant to Section 34-716: All 

accessory structures shall only be located in a side or rear yard (not forward of the dwelling 
along any street frontage) and set back a minimum of five (5) feet from any property line or 
principal or accessory structures. 

  
REVIEW OF CRITERIA: 
1.  There are conditions or circumstances that exist which prevent compliance with site design 
and development standards, or which are unique to the parcel of land, building or structure. 

Staff finds there are conditions that prevent compliance with site design and development 
standards or are unique to the parcel of land, building or structure. There are conditions unique to 
the subject property that prevent full compliance with current design standards. The property 
contains two existing residential structures that were constructed prior to adoption of present 
zoning requirements. Both buildings encroach into required setbacks, and the lot is physically 
constrained in a way that limits the ability to provide the required number of on-site parking spaces. 
These unique site characteristics make compliance impractical and distinguish the property from 
other parcels within the zoning district. 

 
2.  The conditions or circumstances do not result from actions of the application and would 
not be considered a self-imposed hardship. 

Staff finds that circumstances are not a result of the actions of the applicant.  Both buildings were 
constructed prior to the current zoning code, and the site configuration and parking limitations were 
inherited with the property. The hardship is due to historical development patterns and current 
dimensional standards, not decisions made by the present owner. The owner's choice to purchase 
the rear parcel and combine it with the other helps reduce the impact of the nonconformities of 
both lots and the structures. 

 
3.   There would be no special privileges afforded to the applicant by granting a variance that 
is not available to other parcels of land, building or structures with similar conditions or 
circumstances. 
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Staff finds that special privileges will not be afforded to the applicant by granting a 
variance. Granting the variances will not confer special privileges. Approval simply allows the 
property to continue functioning as a multifamily residence in line with its historic use. Other parcels 
with similar pre-existing conditions may seek comparable relief, and approval in this case does not 
establish advantages unavailable to others in like circumstances.  

 
4.   Strict interpretation and enforcement of the code would deprive the applicant of rights 
commonly enjoyed by other parcels of land and would provide an unnecessary and undue 
hardship. 

Staff finds that interpretation and enforcement of the code would deprive the applicant of rights 
enjoyed by other parcels of land. The literal enforcement of setback and parking requirements 
would prevent the renovation and reuse of the existing structure to the rear, as a single family 
converted from an accessory structure would remain a nonconforming use, and would be held to 
the higher standards for renovation of a nonconforming use. This would deprive the applicant of a 
right commonly enjoyed by other property owners—reasonable residential occupancy of their 
structures—and would create an unnecessary hardship that is not in keeping with the intent of the 
zoning code. 

 
5.  The variance(s) requested, if granted, will make possible a reasonable use of the parcel of 
land, building, or structure. 

Staff finds that the variance(s) requested are necessary to make possible a reasonable use of the 
parcel of land, building, or structure. The requested variances are necessary to make possible the 
continued and reasonable use of the property as a multifamily residential site. Without relief, the 
rear property could not be renovated or occupied in a manner consistent with its historic use and 
the surrounding residential context. 

 
6.  The variance(s) request, if granted, will not result in the creation of a public nuisance. 

Staff finds that the variance(s) will not result in the creation of a public nuisance. The requested 
variances will not create a public nuisance. The nonconformities already exist, and renovation will 
not introduce new adverse impacts. Parking reduction and setback encroachments will not cause 
traffic hazards, noise issues, or other negative effects on adjacent properties. The majority of the 
setback encroachments and lack of parking are existing conditions that date back to the 
construction of the structures on both parcels.  

  
STAFF RECOMMENDATION: 
Per Section 34-572 of the Land Development Code, and based on the provided application and 
analysis stated in this report, the Planning and Development Department recommends Approval of 
BOA#25-100066.  Staff recommends that the Board of Adjustment consider a condition that the 
parking variances only apply to this use, and not future commercial or residential uses on the property. 
  
ATTACHMENTS: 
1. 25-100066pics 
2. 25-100066 
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BOARD OF ADJUSTMENT AGENDA ITEM  
TO: Board of Adjustment Members 

FROM: Department of Planning & Development 

DATE: 09/18/2025 

SUBJECT: BOA #25-100067 Staff Report 
 
The following information is provided for your consideration for the following agenda item for the 
upcoming Tuesday, October 7, 2025 Board of Adjustment Meeting. 
 
BOA #25-100067  
ZONING: RS-1 
RE NO.: 177751-0010 
LEGAL: Lot 12, Block 4, Pine Grove Unit 2 
ADDRESS: Section(s): 34-611(e)(1)(c)(1), for a front yard setback of 18.9 feet in lieu of 25 

feet, 34-611(e)(1)(c)(2), for an easterly side yard setback of 5.4 feet in lieu of 10 
feet, 34-611(e)(1)(c)(2), for a westerly side yard setback of 5.6 feet in lieu of 10 
feet, for various dwelling additions and a swimming pool addition, to an existing 
single-family property, addressed 1240 N. 5th Avenue, RE# 177751-
0010, legally described as Lot 9, Block 3, Pine Grove Unit 2 

  
REQUEST: 
Section(s): 34-611(e)(1)(c)(1), for a front yard setback of 18.9 feet in lieu of 25 feet, 34-
611(e)(1)(c)(2), for an easterly side yard setback of 5.4 feet in lieu of 10 feet, 34-611(e)(1)(c)(2), for a 
westerly side yard setback of 5.6 feet in lieu of 10 feet, for various dwelling additions and a swimming 
pool addition, to an existing single-family property. 
  
EXISTING CONDITIONS: 
The subject property consists of a platted lot of record, (circa 1941), located in the Low Density 
Residential future land use category. The property is currently zoned Residential, single-family: RS-
1. The lot measures 60 feet wide by 110 feet deep with a total lot area of 6,600 square feet. The parcel 
currently contains a one-story single-family home. The subject property is a substandard residential 
lot, measuring 6,600 square feet, where a minimum of 9,000 square feet is required by code. Due to 
the limited lot size and setback requirements, the ability to construct building additions and a 
swimming pool in compliance with current setback requirements is limited. The applicant seeks relief 
from a front yard setback of 18.9 feet in lieu of 25 feet, for an easterly side yard setback of 5.4 feet in 
lieu of 10 feet, and for a westerly side yard setback of 5.6 feet in lieu of 10 feet, to allow improvements 
that are consistent with the residential character of the neighborhood.  
 
Staff finds that the lot and placement of the existing residence create conditions that restrict 
compliance with setback requirements. These circumstances are unique to the parcel and not 
generally applicable to other properties in the zoning district. The conditions are not the result of the 
applicant’s actions. The existing dwelling was constructed prior to current standards, and the lot’s size 
and layout contribute to the hardship.  The additions to the single-family home are the most compatible 
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use. Additionally, one of the proposed additions will be a garage, thus bringing the home more into 
compliance with the RS-1 requirements. Continued investment in the existing single-family home will 
ensure the preservation of the character of the existing neighborhood. This is a critical consideration, 
as continued investment and maintenance of the existing home will ensure continued compatibility 
among neighboring properties, which is essential for preserving the character of the community.  The 
new addition and pool will enhance, rather than detract from, the neighborhood's aesthetic appeal. 
 
There are no previous BOA Cases for the subject property. 
  
STAFF ANALYSIS: 
The subject property is substandard in total lot area, as it measures 6,600 square feet in total, rather 
than the 9,000 square feet minimum requirement in the RS-1 zoning district. Additionally, the lot is 
substandard in width by roughly 30%, creating an additional hardship in meeting the required 
setbacks. A variance to allow the proposed project for pool and building additions is a reasonable 
request, as the applicant cannot construct the proposed project without encroaching on setbacks. 
There are unique conditions due to a substandard lot in both width and total lot area. Strict 
enforcement of the setbacks would deprive the applicant of the opportunity to construct additions and 
a pool that are commonly enjoyed by other homeowners, creating an unnecessary hardship.  
 
Granting the variance does not confer special privileges, but instead allows the property owner to 
make reasonable improvements consistent with other residential properties. The requested variances 
are necessary to enable the reasonable use of the property for residential purposes. Without relief, 
additions and a pool would be infeasible. The applicant worked with licensed Architects to configure 
a site plan that maintains consistency among neighboring properties that is essential in preserving 
the character of the community. 
  
MINIMUM DIMENSIONAL STANDARDS: 
Residential, single-family: RS-1 

• Minimum lot area: 9,000 square feet. 
• Minimum lot width: 90 feet at the building line and a minimum of 35 feet at the street. 
• Minimum yards: 

o Front yard: 25 feet. 
o Side yard: 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 20 percent of the lot width or 10 feet, whichever 
is greater, except the side yard is never required to exceed 20 feet. 

o Rear yard: 30 feet for primary structure and 20 feet for unenclosed covered patios and 
enclosed screen rooms. 

• Minimum floor area: A single-family dwelling unit shall contain a minimum of 1,400 square feet 
of conditioned living area and a 1-car garage. The garage shall not be included as part of the 
single-family dwelling unit's minimum square footage. 

• Maximum lot coverage for primary structure and required driveway: 35 percent. 
• Maximum Impervious Surface: 50 percent. 
• Maximum height: 35 feet. 
• Accessory structures: All accessory structures shall only be located in a side or rear yard (not 

forward of the dwelling along any street frontage) and set back a minimum of five (5) feet from 
any property line or principal or accessory structures.  



  
  

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

 

Page 3 of 4 
AGENDA ITEM: C.
MEETING DATE: October 7, 2025

  
REVIEW OF CRITERIA: 
1.  There are conditions or circumstances that exist which prevent compliance with site design 
and development standards, or which are unique to the parcel of land, building or structure. 

Staff finds there are conditions that prevent compliance with site design and development 
standards or are unique to the parcel of land, building or structure. There are conditions unique to 
the subject property which prevent compliance with current setback standards. The existing single-
family dwelling was constructed under earlier development regulations and is situated in a manner 
that constrains expansion options. The parcel dimensions and current placement of the house limit 
where additions and a swimming pool can reasonably be located without setback relief. These 
factors create circumstances not generally applicable to other parcels in the zoning district. 

 
2.  The conditions or circumstances do not result from actions of the application and would 
not be considered a self-imposed hardship. 

Staff finds that circumstances are not a result of actions of the applicant. The conditions are not 
the result of the applicant’s actions. The location of the existing residence and the applicable code 
requirements predate the current proposal. The hardship arises from the physical configuration of 
the lot and the siting of the dwelling, not from any subdivision, modification, or other voluntary act 
of the applicant. 

 
3.   There would be no special privileges afforded to the applicant by granting a variance that 
is not available to other parcels of land, building or structures with similar conditions or 
circumstances. 

Staff finds that special privileges will not be afforded to the applicant by granting a variance. 
Granting the requested variances will not confer special privileges to the applicant. The relief 
requested is the minimum necessary to allow the construction of modest additions and a pool that 
are common amenities for single-family homes. Other similarly constrained properties may seek 
comparable relief, and approval here does not create an advantage unavailable to others in like 
circumstances. 

 
4.   Strict interpretation and enforcement of the code would deprive the applicant of rights 
commonly enjoyed by other parcels of land and would provide an unnecessary and undue 
hardship. 

Staff finds that interpretation and enforcement of the code would deprive the applicant of rights 
enjoyed by other parcels of land. Strict enforcement of the 25-foot front yard setback and 10-foot 
side yard setbacks would prohibit the applicant from making reasonable improvements to their 
home, including additions and a pool. This would deprive the applicant of opportunities commonly 
enjoyed by other residential property owners, creating an unnecessary and undue hardship. 

 
5.  The variance(s) requested, if granted, will make possible a reasonable use of the parcel of 
land, building, or structure. 

Staff finds that the variance(s) requested are necessary to make possible a reasonable use of the 
parcel of land, building, or structure. The requested variances are necessary to allow the applicant 
to make a reasonable residential use of the property. Without relief, the ability to improve the home 
with additions and a pool would be severely limited, which is inconsistent with the intended use 
and enjoyment of single-family residential properties in the district. 

 
6.  The variance(s) request, if granted, will not result in the creation of a public nuisance. 
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Staff finds that the variance(s) will not result in the creation of a public nuisance. The requested 
variances will not create a public nuisance. The proposed encroachments are minimal in scale, 
will remain compatible with the surrounding neighborhood, and do not create issues of safety, 
visibility, traffic, or noise. The proposed improvements will continue to comply with applicable 
building and safety codes. 

  
STAFF RECOMMENDATION: 
Per Section 34-572 of the Land Development Code, and based on the provided application and 
analysis stated in this report, the Planning and Development Department recommends Approval of 
BOA#25-100067. 
  
ATTACHMENTS: 
1. 25-100067pics 
2. 25-100067 
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BOARD OF ADJUSTMENT AGENDA ITEM  
TO: Board of Adjustment Members 

FROM: Department of Planning & Development 

DATE: 09/18/2025 

SUBJECT: BOA #25-100068 Staff Report 
 
The following information is provided for your consideration for the following agenda item for the 
upcoming Tuesday, October 7, 2025 Board of Adjustment Meeting. 
 
BOA #25-100068  
ZONING: RM-2 
RE NO.: 179381-0000 
LEGAL: Lot 5&6, Block L, Permenter’s R/P Atlantic Camp 
ADDRESS: 2007 S. 1st St  
  
REQUEST: 
Section(s): 34-615(e)(1)(c)(3), for a front yard setback of 8 feet in lieu of 20 feet, 34-615(e)(1)(c)(1), for a 
rear yard setback of 12 feet in lieu of 20 feet, 34-615(e)(1)(c)(e), for 51.8% and 55.1% primary structure 
and required driveway lot coverage in lieu of 45% maximum, for two new urban single family dwellings, 
located on two nonconforming lots or record  
  
EXISTING CONDITIONS: 
The subject property consists of a lot of record, (circa 1925), located in the High Density Residential 
future land use category. The property is currently zoned Residential, multi-family: RM-2. The property 
is 80 feet in width and 65 feet in depth, with an overall lot area of 5,200 square feet. The subject 
property is platted as two lots of record, both 40 feet by 65 feet. The applicant plans on separating the 
existing platted lots, which are 2,600 square feet each, and developing them with one urban single-
family dwelling on each lot. The applicant is seeking relief from the current zoning standards for front 
and rear yard setbacks, as well as lot coverage and Impervious Surface Ration (ISR).  
 
Specifically, the requests are for a front yard setback of 8 feet in lieu of 20 feet minimum, for a rear 
yard setback of 12 feet in lieu of 20 feet minimum, for lot coverage of 51.8% in lieu of 45% maximum 
and for 55.1% ISR in lieu of 60% maximum for each lot. The subject property comprises two existing 
lots of record, which currently contains a single-family dwelling constructed in 1938, prior to the current 
land development code. The lots of record are notably smaller than contemporary lots typically used 
for residential developments. This limitation has significant implications for the ability to develop 
appealing and functional homes. The applicant's request to reduce setbacks and increase lot 
coverage is not out of a desire for special privileges, rather it is motivated by the need to adapt to the 
constraints imposed by the original lot dimensions. The abutting properties to the east have been 
subdivided into three smaller lots, effectively demonstrating successful development under similar lot-
size conditions.  
 
Additionally, properties located to the south and southeast of the subject property have been 
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developed into two single-family homes, further indicating that the proposed adjustments would be 
consistent with existing land use patterns in the area. The proposed lots are undersized at 2,600 
square feet. The nonconforming conditions are not the fault of the applicant. The lots are undersized 
and building any structure would encroach on setbacks and increase lot coverage. The new dwellings 
will take up most of the space on each platted lot. Other properties in this area have been granted 
similar variances to increase lot coverage and encroach on setbacks to accommodate new 
construction. There is a hardship justified by having two nonconforming lots in both width and area. 
 
BOA#149-2003- Approved a front yard setback of 8 feet in lieu of 20 feet, for a rear yard setback of 
20 feet in lieu of 30 feet, and for 51% lot coverage, to allow for a new two-family dwelling. 
 
BOA#25-100020 — Denied for a front yard setback of 10 feet in lieu of 20 feet minimum, for a rear 
yard setback of 5 feet in lieu of 20 feet minimum, For lot coverage of 70% in lieu of 45% maximum, 
for 71% impervious surface in lieu of 60% maximum, 
 
No active code cases. 
  
STAFF ANALYSIS: 
The proposed subject platted lots of record are substandard in total lot area, at 2,600 square feet 
each, rather than the 3,500 square foot minimum requirement in RM-2 for urban single-family zoning. 
The applicant is proposing to build two new urban single-family dwellings. A variance to allow the 
proposed project is a reasonable request, as the applicant cannot construct the proposed new homes 
without exceeding lot coverage and encroaching on required yard setbacks. The size and shape of 
the two lots create unique circumstances that hinder compliance with existing development standards. 
The original dimensions reflect a different era of our land development code that does not 
accommodate our modern standards. The constraints faced by this property are inherent and not a 
result of any actions taken by the applicant. Therefore, these circumstances merit consideration for 
variances in order to enable reasonable, sustainable development. Denying the requested variances 
would unfairly deprive the applicant of rights enjoyed by neighboring parcels. The abutting lots share 
a similar scale and have effectively been reconfigured, thus granting the variance would align this 
property’s potential with that of its neighbors.  
 
The proposed variances do not provide an unfair advantage over similarly situated properties. The 
surrounding lots have been allowed similar modifications that contribute positively to the overall 
neighborhood character. The proposed variances for the front and rear yard setbacks and for lot 
coverage are reasonable and justified by the unique conditions associated with the property. They 
would enable the construction of two new urban single-family homes while ensuring that the resulting 
development is consistent with the character of the neighborhood. Urban single family is the lowest 
intensity use allowed in the RM-2 zoning district, and without relief, the property could not be 
developed for any reasonable use in RM-2. It is recommended that the board approves this request. 
  
MINIMUM DIMENSIONAL STANDARDS: 
Sec. 34-615. Residential, multi-family: RM-2. 
 
Urban single-family. (e)(1) 
Minimum lot area: 3,500 square feet. 
Minimum lot width: 30 feet at the building line  
Minimum yards: 
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Front yard: 20 feet 
Side yard: 5 feet  
Rear yard: 20 feet 
Minimum floor area: A single-family dwelling unit shall contain a minimum of one thousand (1,000) 
square feet of conditioned living area and a one (1) car garage. Garages shall not be included as part 
of the single-family dwelling unit's minimum square footage. Additionally, two spaces shall be provided 
in the driveway. 
Maximum lot coverage for primary structure and required driveway: Forty-five (45) percent. 
Maximum Impervious Surface: 60 percent. 
Maximum height: 35 feet. 
Accessory uses and structures pursuant to Section 34-716: All accessory structures shall only be 
located in a side or rear yard (not forward of the dwelling along a street frontage) and set back a 
minimum of 5 feet from any property line or principal or accessory structures. 
  
REVIEW OF CRITERIA: 
1.  There are conditions or circumstances that exist which prevent compliance with site design 
and development standards, or which are unique to the parcel of land, building or structure. 

Staff find there are conditions that prevent compliance with site design and development standards 
or are unique to the parcel of land, building or structure.  
Yes. Conditions and circumstances exist which prevent the subject property from complying with 
the site design and development standards subject to the requests. These conditions and 
circumstances are unique to the property. Specifically, the Property is composed of two (2) existing 
platted lots of record that are each undersized at 2,600 square feet.  

 
2.  The conditions or circumstances do not result from actions of the application and would 
not be considered a self-imposed hardship. 

Staff finds that circumstances are not a result of actions of the applicant.  
The lot conditions existed prior to lot purchase and were platted in 1925, before the adoption of 
the current LDC. Additionally, as nonconforming lots of record, they are considered to be buildable 
under the LDC.  

 
3.   There would be no special privileges afforded to the applicant by granting a variance that 
is not available to other parcels of land, building or structures with similar conditions or 
circumstances. 

Staff finds that special privileges will not be afforded to the applicant by granting a variance.  
The request to add two new urban single-family dwellings to two nonconforming lots of record 
would not confer a special privilege as compared to other properties in the same zoning district. 
Similar properties have been granted variances for similar projects.  

 
4.   Strict interpretation and enforcement of the code would deprive the applicant of rights 
commonly enjoyed by other parcels of land and would provide an unnecessary and undue 
hardship. 

Staff finds that interpretation and enforcement of the code would deprive the applicant of rights 
enjoyed by other parcels of land.   
If the lot were sized appropriately for the zoning district in which it exists, there would be room to 
accommodate the proposed dwellings without relief from the land development code.  
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5.  The variance(s) requested, if granted, will make possible a reasonable use of the parcel of 
land, building, or structure. 

Staff finds that the variance(s) requested are necessary to make possible a reasonable use of the 
parcel of land, building, or structure.  
The request is to permit two (2) urban single-family dwellings on historic platted lots of record and 
are the minimum necessary to permit any reasonable use of the lots. Urban single family is the 
lowest intensity use in the RM-2 zoning district.  Other lots within the immediate vicinity are smaller 
than the subject lots and include duplexes. 

 
6.  The variance(s) request, if granted, will not result in the creation of a public nuisance. 

Staff finds that the variance(s) will not result in the creation of a public nuisance.  
The requests, if granted, will not create a public nuisance. The requests are to permit the 
development of two (2) urban single-family homes, with each having its own setbacks to buffer 
other uses in the area.  Urban single family is the lowest intensity and most compatible use for the 
area. The homes will provide additional housing in Jacksonville Beach and will replace the old, 
outdated house that is currently on the property. 

  
STAFF RECOMMENDATION: 
Per Section 34-572 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#25-
100068. 
  
ATTACHMENTS: 
1. 25-100068pics 
2. 25-100068 
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BOARD OF ADJUSTMENT AGENDA ITEM  
TO: Board of Adjustment Members 

FROM: Department of Planning & Development 

DATE: 09/18/2025 

SUBJECT: BOA #25-100069 Staff Report 
 
The following information is provided for your consideration for the following agenda item for the 
upcoming Tuesday, October 7, 2025 Board of Adjustment Meeting. 
 
BOA #25-100069  
ZONING: RM-2 
RE NO.: 176211-1008 
LEGAL: Lot 4, Block 112, Pablo Beach 
ADDRESS: 124 S 11th Ave C 
  
REQUEST: 
Section(s): 34-615(e)(3)(c)(1), for a front yard setback of 10 feet in lieu of 20 feet, for construction of a 
second story wood deck extension, to a multi-family dwelling  
  
EXISTING CONDITIONS: 
The subject property consists of a lot of record, (circa 2002), located in the High Density Residential 
future land use category. The property is currently zoned Residential, multifamily: RM-2. The property 
is 50 feet in width and 125 feet in depth, with an overall lot area of 6,250 square feet.  The subject 
property is developed as a three-unit multifamily dwelling. The applicant proposes to extend a second-
story wood deck at the front of the building at Unit C to provide additional outdoor living space for 
residents. Due to the existing building’s siting relative to the lot boundaries, the proposed deck 
extension cannot comply with the required 20-foot front yard setback. The proposed second story 
deck will be consistent with the placement of other residential structures in the neighborhood, many 
of which also exhibit reduced setbacks due to lot depth and historic development patterns. Staff finds 
that the location of the existing multifamily building is in compliance with the current setback standards. 
The extension of the second-story deck will enhance livability without altering the overall residential 
use of the property. 
 
The subject parcel is nonconforming in width, and measures 50 feet rather than the 75 feet minimum. 
In the RM-2 zoning district with multifamily standards, the minimum dimensional requirement for a lot 
is 75 feet in width. The subject parcel is currently conforming in lot area, lot coverage, and other 
setbacks. Staff finds that the requested variance is the minimum variance needed to accommodate 
the new deck.  
 
BOA#47-2001 — Rejected 
 
BOA#22-98- Denied 
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STAFF ANALYSIS: 
The proposed subject lot of record is substandard in width at 50 feet, rather than the 75-foot minimum 
requirement in RM-2 for multifamily zoning. The applicant is proposing to build a second story deck 
to the north of the building. A variance to allow the proposed project is a reasonable request, as the 
applicant cannot construct the proposed new deck without encroaching on required yard setbacks. 
The hardship is not the result of the applicant’s actions. The structure was developed prior to the 
current code, and the existing siting limits the feasibility of adding a deck while meeting current setback 
requirements.  
 
Based on the current setbacks of the lot at the eastern end of the block, the request will still be less 
than the setback of this eastern structure, and would not impinge on the view-shed of the neighboring 
properties, as it will be an open deck, and not an enclosed structure. Granting the variance will not 
confer a special privilege to the applicant. The variance merely allows for the addition of an accessory 
feature that is commonly enjoyed by other residential properties and is consistent with the character 
of the neighborhood. Strict enforcement of the 20-foot front yard setback would deprive the applicant 
of the ability to add functional outdoor living space, which is a reasonable expectation for residential 
dwellings. Multifamily is the highest intensity use allowed in the RM-2 zoning district, and without relief, 
the property could not be developed for any reasonable use in RM-2. It is recommended that the 
board approves this request. 
  
MINIMUM DIMENSIONAL STANDARDS: 
Sec. 34-615. Residential, multi-family: RM-2. 
 
Multi-family dwellings. 
a. Minimum lot area: Five thousand (5,000) square feet, plus one thousand (1,000) square feet for 
each unit in excess of two (2), except that the gross density shall not exceed forty (40) units an acre. 
b. Minimum lot width: Seventy-five (75) feet at the building line and a minimum of thirty-five (35) feet 
at the street. 
c. Minimum yards: 
    1. Front yard: Twenty (20) feet. 
    2. Side yard: Five (5) 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 fifteen (15) feet. 
    3. Rear yard: Twenty (20) feet. For oceanfront lots, the rear yard shall be the yard adjacent to the 
ocean, or the easterly yard, and the front yard shall be the                   westerly yard, or yard opposite 
the rear yard. 
d. Minimum floor area: Multi-family dwelling unit shall contain the following minimum square feet of 
conditioned living area excluding garages, carports and breezeways.  
    1. Studio unit – Four Hundred (400) square feet.  
    2. One bedroom unit—Six hundred (600) square feet.  
    3. Two bedroom unit—Eight hundred (800) square feet.  
    4. Three bedroom unit—One thousand (1,000) square feet. This square footage requirement shall 
also apply to units sold as condominiums.  
e. Maximum lot coverage: Sixty-five (65) percent.  
f. Maximum height: Thirty-five (35) feet.  
g. Accessory uses and structures pursuant to Section 34-716. All accessory structures shall only be 
located in a side or rear yard (not forward of the dwelling along any street frontage) and set back a 
minimum of five (5) feet from any property line or principal or accessory structures. 
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REVIEW OF CRITERIA: 
1.  There are conditions or circumstances that exist which prevent compliance with site design 
and development standards, or which are unique to the parcel of land, building or structure. 

Staff finds there are conditions that prevent compliance with site design and development 
standards or are unique to the parcel of land, building or structure. Because of the existing 
placement of the building, the applicant cannot extend a second-story deck without encroaching 
further into the front yard setback.  

 
2.  The conditions or circumstances do not result from actions of the application and would 
not be considered a self-imposed hardship. 

Staff finds that circumstances are not a result of actions of the applicant.  The hardship is not the 
result of actions by the applicant. The existing structure's location on the lot constrains compliance 
with setback standards for the addition of the deck to the north. The applicant did not create these 
site limitations and is working within the constraints of the existing building footprint. 

 
3.   There would be no special privileges afforded to the applicant by granting a variance that 
is not available to other parcels of land, building or structures with similar conditions or 
circumstances. 

Staff finds that special privileges will not be afforded to the applicant by granting a 
variance. Granting the requested variance will not confer special privileges. The variance allows 
for an addition of a deck to improve livability, which is a feature commonly enjoyed by residential 
dwellings. Other property owners facing similar lot and building placement constraints would be 
eligible to apply for comparable relief. 

 
4.   Strict interpretation and enforcement of the code would deprive the applicant of rights 
commonly enjoyed by other parcels of land and would provide an unnecessary and undue 
hardship. 

Staff finds that interpretation and enforcement of the code would deprive the applicant of rights 
enjoyed by other parcels of land.  Strict enforcement of the 20-foot front yard setback would 
prevent the applicant from constructing a functional outdoor living space consistent with the 
residential character of the area. This would deprive the applicant of a right commonly enjoyed by 
other residential property owners and create an unnecessary hardship that is not aligned with the 
intent of the zoning regulations. 

 
5.  The variance(s) requested, if granted, will make possible a reasonable use of the parcel of 
land, building, or structure. 

Staff finds that the variance(s) requested are necessary to make possible a reasonable use of the 
parcel of land, building, or structure. The requested variance is necessary to make possible a 
reasonable residential use of the property. The extension of the deck will enhance the functionality 
of the dwelling without altering its use or density. Without the variance, the property could not 
accommodate the proposed improvement in a manner consistent with its intended use. 

 
6.  The variance(s) request, if granted, will not result in the creation of a public nuisance. 

Staff finds that the variance(s) will not result in the creation of a public nuisance. Granting the 
variance will not result in the creation of a public nuisance. The proposed deck extension will not 
obstruct sight lines, impede access, or generate impacts such as traffic or noise beyond what is 
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typical for a residential property. The improvement is compatible with the surrounding 
neighborhood and subject to applicable building and safety codes. 

  
STAFF RECOMMENDATION: 
Per Section 34-572 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#25-
100069. 
  
ATTACHMENTS: 
1. 25-100069pics 
2. 25-100069 
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BOARD OF ADJUSTMENT AGENDA ITEM  
TO: Board of Adjustment Members 

FROM: Department of Planning & Development 

DATE: 09/18/2025 

SUBJECT: BOA #25-100070 Staff Report 
 
The following information is provided for your consideration for the following agenda item for the 
upcoming Tuesday, October 7, 2025 Board of Adjustment Meeting. 
 
BOA #25-100070  
ZONING: RS-2 
RE NO.: 179218-0200 
LEGAL: Lots 6 and the south ½ of Lot 5, Block 96, SEC “A” Jacksonville Beach  
ADDRESS: 964 N 21st St  
  
REQUEST: 
Section(s): 34-612(e)(1)(c)(2), for a northerly side yard setback of 5 feet in lieu of 7.5 feet and 12.5 feet 
total in lieu of 15 feet total, for construction of a one-car garage addition, to an existing single-family 
dwelling. 
  
EXISTING CONDITIONS: 
The subject property is an existing, platted lot of record, (circa 1944) located in the Low Density 
Residential future land use category. The property is currently zoned Residential, single-family: RS-
2. The subject parcel is 75 feet in width and 102 feet in depth, with a total area of 7,621 square feet. 
This lot consists of a one-story single-family home. The applicant is requesting a variance from the 
zoning code to allow construction of a one-car garage at an existing single-family dwelling. The subject 
property is developed with a single-family dwelling that was constructed in a location that does not 
maximize the buildable area of the lot. This placement results in 16.6 feet of available space between 
the house and the right (northern) property line, making compliance with the required 15-foot total 
side yard setback infeasible for the addition of a one-car garage.  
 
The applicant proposes to construct a one-car garage to serve the residence. Without a variance, the 
project cannot be accomplished within the available buildable area. The lot’s original layout and the 
siting of the existing dwelling create dimensional constraints not common to other parcels. With only 
16.6 feet available on the north side, compliance with the required 15-foot total setback is not possible 
while constructing a functional garage. Staff finds that the variance is necessary to make possible the 
reasonable use of the property. Construction of a one-car garage will enhance the function of the 
dwelling without altering its residential character or density, and bring the home into compliance with 
the one-car garage requirement. 
 
There are no previous BOA Cases for the subject property. 
 
No Code Violations. 
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STAFF ANALYSIS: 
The subject property was developed in 1976 as a one-story single-family dwelling. The subject 
property currently lacks adequate parking spaces. Adding this one-car garage will enhance the home 
and bring the home into compliance. The new one-car garage will rectify current non-conformities and 
make possible the continued reasonable use of the property. Construction of a one-car garage will 
enhance the function of the dwelling without altering its residential character or density. Staff finds 
that strict enforcement of the side yard setback would deprive the applicant of the ability to construct 
a garage, an accessory structure commonly associated with single-family residential dwellings. This 
would create an undue hardship compared to other properties with standard lot layouts. Granting the 
variance will not confer special privileges. Many single-family properties enjoy the ability to add 
garages, and approval here merely allows the applicant a similar use consistent with neighborhood 
character. The proposed garage will not obstruct visibility, impede access, or introduce adverse 
impacts beyond those typical for residential improvements. 
  
MINIMUM DIMENSIONAL STANDARDS: 
Residential, single-family: RS-2  

• Minimum lot area: 6,000 square feet. 
• Minimum lot width: 50 feet at the building line and a minimum of 35 feet at the street. 
• Minimum yards: 

o Front yard: 20 feet. 
o Side yard: 15 feet in total for both side yards provided that no side yards are less than 

5 feet, except when the lot is a corner lot. For a corner lot, the side yard on the corner 
shall be 20 percent of the lot width or 10 feet, whichever is greater, except the side 
yard is never required to exceed 20 feet. 

o Rear Yard: 30 feet for primary structure and 20 feet for unenclosed covered patios 
and enclosed screen rooms. 

• Minimum floor area: A single-family dwelling unit shall contain a minimum of 1,200 square feet 
of conditioned living area and a 1-car garage. The garage shall not be included as part of the 
single-family dwelling unit's minimum square footage. 

• Maximum lot coverage for primary structure and required driveway: 35 percent. 
• Maximum Impervious Surface: 50 percent. 
• Maximum height: 35 feet. 
• Accessory structures and structures pursuant to Section 34-716. All accessory structures shall 

only be located in a side or rear yard (not forward of the dwelling along a street frontage) and 
set back a minimum of 5 feet from any property line or principal or accessory structures. 

  
REVIEW OF CRITERIA: 
1.  There are conditions or circumstances that exist which prevent compliance with site design 
and development standards, or which are unique to the parcel of land, building or structure. 

Staff finds there are conditions that prevent compliance with site design and development 
standards or are unique to the parcel of land, building or structure. There are unique conditions 
that exist on the subject property which prevent compliance with current setback requirements. 
The existing home was constructed in a location that leaves only 16.6 feet of separation between 
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the structure and the northern property line. This condition, tied to the original layout of the lot and 
the house’s placement, creates dimensional constraints uncommon to other parcels in the district. 

 
2.  The conditions or circumstances do not result from actions of the application and would 
not be considered a self-imposed hardship. 

Staff finds that circumstances are not a result of the actions of the applicant.  The hardship arises 
from the lot’s configuration and the siting of the existing dwelling, both of which predate the current 
request. The applicant did not create the dimensional limitation that now constrain construction 
options. 

 
3.   There would be no special privileges afforded to the applicant by granting a variance that 
is not available to other parcels of land, building or structures with similar conditions or 
circumstances. 

Staff finds that special privileges will not be afforded to the applicant by granting a variance. 
Approval would permit the addition of a one-car garage, which is a typical accessory feature of 
single-family dwellings. Other property owners with similar dimensional constraints could seek 
comparable relief under the same standards. 

 
4.   Strict interpretation and enforcement of the code would deprive the applicant of rights 
commonly enjoyed by other parcels of land and would provide an unnecessary and undue 
hardship. 

Staff finds that interpretation and enforcement of the code would deprive the applicant of rights 
enjoyed by other parcels of land. Strict enforcement of the side yard setback requirement would 
effectively prevent the construction of a garage, thereby depriving the applicant of a reasonable 
residential amenity commonly enjoyed by other property owners. This restriction would create an 
unnecessary and undue hardship. 

 
5.  The variance(s) requested, if granted, will make possible a reasonable use of the parcel of 
land, building, or structure. 

Staff finds that the variance(s) requested are necessary to make possible a reasonable use of the 
parcel of land, building, or structure. The addition of a one-car garage will improve the functionality 
of the dwelling without altering its single-family character or increasing density. Without relief, 
construction of a garage would not be feasible given the existing lot configuration. 

 
6.  The variance(s) request, if granted, will not result in the creation of a public nuisance. 

Staff finds that the variance(s) will not result in the creation of a public nuisance.  The garage will 
be consistent with the residential character of the neighborhood, will comply with building and 
safety codes, and will not obstruct visibility, access, or generate negative impacts on adjoining 
properties. 

  
STAFF RECOMMENDATION: 
Per Section 34-572 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#25-
100070. 
  
ATTACHMENTS: 
1. 25-100070pics 
2. 25-100070 
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