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City of Jacksonville Beach 
  

Regular Meeting Agenda (Amended)   
   

Board of Adjustment 

 
 

11 North Third Street 
Jacksonville Beach, Florida 

 
Tuesday, March 17, 2026  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 
  
ADMINISTER OATHS OF OFFICE 
A. 2nd Alternate Victor Melone 
  
ROLL CALL 
  
APPROVAL OF MINUTES 
  
CORRESPONDENCE 
  
OLD BUSINESS 
  
NEW BUSINESS 
A. Case Number(s): BOA#26-100012 

Applicant: Emily Costas (Dougherty) 
Agent: John Raymer 
Owner: Emily Costas (Dougherty) 
Property Address: 1601 N 6th Ave  
Parcel ID: 177903-0000 
Legal Description: Lot 7, Block 1, Pine Grove Unit 4 
Current Zoning: RS-1 
Motion to Consider: Section(s): 34-611(e)(1)(c)(2), for an easterly side yard setback of 8.1 feet in lieu 

of 10 feet minimum, 34-611(e)(1)(c)(2), for a westerly side yard setback of 7.7 feet 
in lieu of 10 feet minimum, 34-611(e)(1)(c)(1) for a front yard setback of 21 feet in 
lieu of 25 feet minimum, to address existing nonconformities and allow for a 
second story addition, new front addition and front entry porch, to an existing one-
story single-family home, located at property addressed 1601 N 6th Ave RE# 
177903-0000, legally described as Lot 7, Block 1, Pine Grove Unit 4 

B. Case Number(s): BOA#26-100013 
Applicant: Nick Stam 
Agent: Scott Rae 
Owner: Akoumia LLC 
Property Address: 123 S 30th Ave  
Parcel ID: 181643-0000 
Legal Description: Lot 4, Block 7, Atlantic Shores Ocean Front Section- Division C 
Current Zoning: RS-1 
Motion to Consider: Section(s): 34-611(e)(1)(c)(1), for a front yard setback of 16 feet in lieu of 25 

feet, 34-611(e)(1)(c)(2), for a side yard setback of 7.6 feet in lieu of 10 feet, and 
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34-611(e)(1)(e), for maximum lot coverage for primary structure and required 
driveway of 49% in lieu of 35%, for construction of a new single-family home, 
located at property addressed 123 S 30th Ave RE# 181643-0000, legally 
described as Lot 4, Block 7, Atlantic Shores Ocean Front Section- Division C 

C. Case Number(s): BOA#26-100014 
Applicant: Nick Stam 
Agent: Scott Rae 
Owner: Akoumia LLC 
Property Address: 123 S 30th Avenue 
Parcel ID: 181643-0000 
Legal Description: Lot 3, Block 7, Atlantic Shores Ocean Front Section- Division C 
Current Zoning: RS-1 
Motion to Consider: Section(s): 34-611(e)(1)(c)(1), for a front yard setback of 20 feet in lieu of 25 

feet, 34-611(e)(1)(c)(2), for a side yard setback of 5 feet in lieu of 10 feet, 34-
611(e)(1)(c)(3) for a rear yard setback of 20 feet in lieu of 30 feet minimum, and 
34-611(e)(1)(e), for maximum lot coverage for primary structure and required 
driveway of 49% in lieu of 35%, for construction of a new single-family home, 
located at property addressed 123 S 30th Ave RE# 181643-0000, legally 
described as Lot 3, Block 7, Atlantic Shores Ocean Front Section- Division C 

D. Case Number(s): BOA#26-100015 
Applicant: Jeffery & Grace Maxwell 
Agent: N/A 
Owner: Jeffery & Grace Maxwell 
Property Address: 504 S 2nd Street  
Parcel ID: 175963-0000 
Legal Description: The North ½ of Lots 1 and 2, Block 53, Pablo Beach South 
Current Zoning: C-1 
Motion to Consider: Section(s): 34-614(e)(3)(c)(1) for a front yard setback of 3.7 feet in lieu of 20 feet 

minimum, 34-614(e)(3)(c)(2) for an interior corner side yard of 3.9 feet in lieu of 10 
minimum, 34-614(e)(3)(c)(2)for a corner side yard of 4.5 feet in lieu of 10 
minimum, 34-614(e)(3)(c)(3), for a rear yard setback of 5 feet in lieu of 20 feet 
minimum following the RM-1 standards, to address existing nonconformities, and 
to allow for the expansion of the structure to accommodate a second dwelling unit, 
to an existing one-story historic single-family home, located at property 
addressed 504 S 2nd St RE# 175963-0000, legally described as The North ½ of 
Lots 1 and 2, Block 53, Pablo Beach South 

E. Case Number(s): BOA#26-100016 
Applicant: Russell Cox 
Agent: N/A 
Owner: Russell Cox 
Property Address: 803 S 9th Avenue 
Parcel ID: 176614-0000 
Legal Description: The South ½ of Lots 11 and 12, Block 89, Oceanside Park 
Current Zoning: RS-3 
Motion to Consider: Section(s): 34-613(e)(1)(c)(3), for a rear yard setback of 10 feet in lieu of 20 feet, 

34-613(e)(1)(e), for maximum lot coverage for primary structure and required 
driveway of 39% in lieu of 35%, to construct two new townhomes, located at 
property addressed 803 S 9th Ave RE# 176614-0000, legally described as The 
South ½ of Lots 11 and 12, Block 89, Oceanside Park 
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F. Case Number(s): BOA#26-100017 
Applicant: Jaclyn George 
Agent: Greg Nelson 
Owner: Christopher & Jaclyn George  
Property Address: 39 S 33rd Avenue   
Parcel ID: 181533-0000 
Legal Description: The West ½ of Lot 6, Block 4, All of Lots 7 & 8, Block 4, Atlantic shores 
Current Zoning: RS-1 
Motion to Consider: Section(s): 34-611(e)(1)(c)(3), for a rear yard setback of 20 feet in lieu of 30 feet 

minimum, 34-613(e)(1)(h), for an accessory structure setback from main structure 
of 6 inches in lieu of 5 feet minimum, for new pergola and to address existing 
nonconformities, located at property addressed 39 S 33rd Ave RE# 181533-
0000, legally described as the West ½ of Lot 6, Block 4, All of Lots 7& 8, Block 4, 
Atlantic shores 

  
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
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AGENDA ITEM: A.
MEETING DATE: March 17, 2026

BOARD OF ADJUSTMENT AGENDA ITEM  
TO: Board of Adjustment Members 

FROM: Department of Planning & Development 

DATE: 03/05/2026 

SUBJECT: BOA #26-10012 Staff Report 
 
The following information is provided for your consideration for the following agenda item for the 
upcoming Tuesday, March 17, 2026 Board of Adjustment Meeting. 
 
BOA #26-10012  
ZONING: RS-1 
RE NO.: 177903-0000 
LEGAL: Lot 7, Block 1, Pine Grove Unit 4 
ADDRESS: 1601 N 6th Ave  
  
REQUEST: 
Section(s): 34-611(e)(1)(c)(2), for an easterly side yard setback of 8.1 feet in lieu of 10 feet minimum, 34-
611(e)(1)(c)(2), for a westerly side yard setback 0f 7.7 feet in lieu of 10 feet minimum, 34-611(e)(1)(c)(1) 
for a front yard setback of 21 feet in lieu of 25 feet minimum, to address existing nonconformities and allow 
for a second story addition, new front addition and front entry porch, to an existing one-story single-family 
home. 
  
EXISTING CONDITIONS: 
The subject property is located in the Low Density Residential future land use category, and is in the 
Residential, single-family: RS-1 zoning district.  The subject site consists of a single-family lot of 
record, circa 1946.  The property measures 75 feet in width and 100 feet in depth, with an overall lot 
area of 7,500 square feet.  The property is currently occupied by a single-family home, built in 1962. 
The parcel is nonconforming in width and overall lot area. In the Residential, single-family: RS-1 
zoning district, the minimum lot area is 9,000 square feet with a minimum width of 90 feet. This parcel 
does not conform to these standards.   
 
The subject property is developed with an existing one-story, single-family dwelling. The structure was 
constructed prior to the adoption of the current RS-1 zoning district standards. As a result, the existing 
home does not fully conform to the required side yard setback regulations currently established under 
the RS-1 zoning district. The applicant is proposing to construct a second-story addition over a portion 
of the existing structure. The proposed addition will align with the footprint of the existing home and 
will utilize the current side yard setbacks of the structure. The applicant is requesting approval to 
maintain the existing side setbacks for the proposed second-story addition. The existing setbacks are: 
8.1 feet on the east and 7.7 feet on the west. These setbacks were established at the time of the 
home's original construction and do not meet the current RS-1 side yard setback standards. The 
proposed improvements consist of adding a new second floor to a portion of the existing residence. 
The project does not propose any expansion of the existing building's footprint. 
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The nonconforming conditions were inherited by the applicant upon purchase. The applicant cannot 
make any improvements to the existing structure in a logical fashion without expanding the current 
structure. If the applicant were to demolish the dwelling and build a new one, the applicant would still 
have constraints due to the lot’s substandard nature. The request is consistent with a typical single-
family home, in which additions and renovations are common, and will allow the applicant to utilize 
the parcel to its full potential. Staff finds this request consistent with the criteria for approval of a 
variance, and specifically finds this will not create a nuisance, as the applicant will not encroach on 
the required yard setbacks to such an extent that they would negatively affect the neighboring 
property. 
 
There are no previous BOA cases for the subject property. 
 
There are no recorded code enforcement actions on file. 
  
STAFF ANALYSIS: 
The subject property is an existing lot of record platted prior to the current Land Development Code 
(LDC) in 1946. The house was built in 1962, which is also prior to our current LDC.  The second story 
addition will help the functionality of the home, helping the client utilize the home and parcel to its full 
potential. The variance requested is the minimum necessary to allow the applicant to utilize the 
property to complete the proposed addition. Due to the residence being constructed prior to the 
adoption of the current RS-1 zoning requirements, the structure is considered legally nonconforming 
with respect to side setbacks. The applicant did not construct the original home and is seeking to 
maintain the existing building lines while improving the structure.  
 
The proposed addition will utilize the existing side and front setbacks.  Staff notes that the project 
does not intensify the nonconformity by expanding the footprint further into the side setbacks. Instead, 
a second-story addition is proposed directly above the existing structure. The intent of the project is 
to construct a second-story addition to a portion of the existing single-family home in order to increase 
usable living space while maintaining the established footprint of the structure. Staff finds the request 
reasonable, as the proposed addition does not expand the existing nonconforming footprint and 
maintains compliance with the rear setback requirements of the RS-1 zoning district. 
 
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, the 
new second story addition would not have any logical location on the parcel due to its substandard 
size. 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 Zoning Dimensional Standards 

• 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. 
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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.  

  
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 that predate the updated 
2025 Land Development Code, and is substandard in overall size. The parcel dimensions and 
current placement of the house limit where the addition can be constructed, and cannot 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 the actions of the applicant. The conditions are 
not the result of the applicant’s actions. The configuration of the existing parcel and the applicable 
code requirements predate the current proposal. The hardship arises from the physical 
configuration of the lot and the location of the existing structure, 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 second-story addition, which is common 
for single-family homes in that area. 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. 
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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 current LDC would prohibit the applicant 
from making reasonable improvements to their home. 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 the addition 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. 

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#26-100012. 
  
ATTACHMENTS: 
1. 26-100012pics 
2. BOA#26-100012 Application 
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Project Overview 

The Intended Goal In This Project Is To Add A New Second Floor 
To A Portion Of An Existing One Story, Split Level, Concrete Block Home. 

1. Remove Roof Structure From The Entire 35' x 24' Lower Level, But Leave 
The Flat Roof Structure Over The Addition At The Rear Intact. 

2. Remove The Entire 22' Concrete Block Entry Wall At The Front. Pour New
Concrete Slab To Expand the Heated Footprint & Add A New Front Porch

Concrete Slab As Shown On The Foundation Page (Sheet 7). 
3. Frame A New Entry Wall As Shown On The New Floor Plan (Sheet 5) To

Accomodate The New Front Door Location & New Stairs To Access 
The New 2nd Floor & Frame A New Post & Beam Front Porch With A 

Balcony As Shown On The 2nd Floor Plan (Sheet 6). 
4. Install A New Floor Truss System As Shown On The Floor Framing Pion 

(Sheet 8), Frame New 2nd Floor Walls, Deck Over And Frame A New 
Post & Beam Balcony Over The Existing Flat Roof Of The Addition At The 

Rear Of The Structure And Install New Pre Engineered Roof Trusses 
Over All New 2nd Floor Spaces As Shown On The Roof Plan (Sheet 10). 

CONSTRUCTION TYPE, Type 58 
OCCUPANCY CLASS: Group R-3 

2023 FLORIDA BUILDING CODE 8th EDlllON 
2D23 FLORIDA BUILDING CODE RESIDENTIAL EXISTNG 8th EDlllON 
..2.Q.2li.LORIDA ACCESIBJUTY COPE fl BLJI\ PING 
CONSTRUCTION 2023 ADA/APAAG/EHA/EB A 
2023 FIORIDA BIHi PING COPE 8th EDITION GAS COPE 
..NE.eA=.20 2020 NATION Al El EC TR!C COPE 
2023 fl ORIPA B LJII DING COPE 8th EDITION Pl UMB ING 
2023 fl ORIPA FIRE PREYfNTION CODE 8th EDIJION 
2023 fl ORIDA BUii DING CODE 8th EDITION MECHANICAi 
NOTE: All Existing Exterior Wells Are B" Concrete 

Block Unless Noted Otherwise. 
NOTE: All New Exterior Walls Are 2x4 Frame 

Unless Noted Otherwise. 
NOTE: All Angled Wells Are 45 Degrees 

Unless Noted Otherwise. 
NOTE: All Existing Dimensions Are As Derived 

From Either Field Measurements Or 
Existing Drawings And Should Be 
Verified Before Construction Begins. 

NOTE: See B ldr f/ All Floor & Ceiling 
Finishes @ All Exterior Spaces 
Nat Specified. 
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YARIANCE APPLICATION STANDARDS AND CONDITIONS BOA NO. ___ _ 

Section 34-566 

Section 34-572. 

Purpose. Variances arc deviations from the terms of the LDC which would nt b�
contrary to the public interest when owing to special circumstances or conditions, the itera 
enforcement of the provisions of the LDC would result in undue and unnecessary hardship.
Variances shall not be inconsistent with the Comprehensive Plan. It is understood that the 
granting of a variance shall not create a precedence for future requests. 

Standards applicable to all variances. In order to authorize any variance from the terms 
of this code, the Board of Adjustment must find that the following standards have been 
met. To assist the Board in making a finding, please complete the form below. 

Standard Applies? Circumstances/ Explanation 
Yes/No ' 

' 

I (a) There are conditions or circumstances that 
I exist which prevent compliance with site 

yes The home was built before the new zoning 
standards and current setbacks were not met. 

' design and development standards, or which Adding the second floor will use existing home 
are unique to the parcel of land, building or setbacks for sides. front and rear setbacks will 
structure. be conforming to RS-1 zoning 

(b) The conditions or circumstances do not yes Applicant did not buid the home, home was built 
result from actions of the application and before current RS-1 zoning rules 
would not be considered a self-imposed
hardship.

; ( c) There would be no special privileges af- yes Several parcels in this area have had similar 
forded to the applicant by granting a vari- additions 
ance that is not available to other parcels of 
land, building or structures with similar 
conditions or circumstances. 

(d) Strict interpretation and enforcement of the yes Strict enforcement would cause un-due hardship 
code would deprive the applicant of rights for my growing family 
commonly enjoyed by other parcels ofland
and would provide an unnecessary and un-
due hardship.

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

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

PLANNING AND DEVELOPMENT DEPARTMENT 11 NORTH 3"1> STREET PHONE (904) 247-6231 FAX (904) 247-6107 
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TYPE OF CONSTRUCTION 
OCCUPANCY, 
TYPE Of CONSlRUCTION, 
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Project Overview 

The Intended Goal In This Project Is To Add A New Second Floor 
To A Portion Of An Existing One Story, Split Level, Concrete Block Home. 

1. Remove Roof Structure From The Entire 35' x 24' Lower Level, But Leave 
The Flat Roof Structure Over The Addition At The Rear Intact. 

2. Remove The Entire 22' Concrete Block Entry Wall At The Front. Pour New
Concrete Slab To Expand the Heated Footprint & Add A New Front Porch

Concrete Slab As Shown On The Foundation Page (Sheet 7). 
3. Frame A New Entry Wall As Shown On The New Floor Plan (Sheet 5) To

Accomodate The New Front Door Location & New Stairs To Access 
The New 2nd Floor & Frame A New Post & Beam Front Porch With A 

Balcony As Shown On The 2nd Floor Plan (Sheet 6). 
4. Install A New Floor Truss System As Shown On The Floor Framing Pion 

(Sheet 8), Frame New 2nd Floor Walls, Deck Over And Frame A New 
Post & Beam Balcony Over The Existing Flat Roof Of The Addition At The 

Rear Of The Structure And Install New Pre Engineered Roof Trusses 
Over All New 2nd Floor Spaces As Shown On The Roof Plan (Sheet 10). 

CONSTRUCTION TYPE, Type 58 
OCCUPANCY CLASS: Group R-3 

2023 FLORIDA BUILDING CODE 8th EDlllON 
2D23 FLORIDA BUILDING CODE RESIDENTIAL EXISTNG 8th EDlllON 
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2023 fl ORIPA FIRE PREYfNTION CODE 8th EDIJION 
2023 fl ORIDA BUii DING CODE 8th EDITION MECHANICAi 
NOTE: All Existing Exterior Wells Are B" Concrete 

Block Unless Noted Otherwise. 
NOTE: All New Exterior Walls Are 2x4 Frame 

Unless Noted Otherwise. 
NOTE: All Angled Wells Are 45 Degrees 

Unless Noted Otherwise. 
NOTE: All Existing Dimensions Are As Derived 

From Either Field Measurements Or 
Existing Drawings And Should Be 
Verified Before Construction Begins. 

NOTE: See B ldr f/ All Floor & Ceiling 
Finishes @ All Exterior Spaces 
Nat Specified. 
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BOARD OF ADJUSTMENT AGENDA ITEM  
TO: Board of Adjustment Members 

FROM: Department of Planning & Development 

DATE: 03/05/2026 

SUBJECT: BOA #26-100013 Staff Report 
 
The following information is provided for your consideration for the following agenda item for the 
upcoming Tuesday, March 17, 2026 Board of Adjustment Meeting. 
 
BOA #26-100013  
ZONING: RS-1 
RE NO.: 181643-0000 
LEGAL: Lot 4, Block 7, Atlantic Shores Ocean Front Section- Division C 
ADDRESS: 123 S 30th Ave (Lot 4) 
  
REQUEST: 
Section(s): 34-611(e)(1)(c)(1), for a front yard setback of 16 feet in lieu of 25 feet, 34-611(e)(1)(c)(2), for 
a side yard setback of 7.6 feet in lieu of 10 feet, and 34-611(e)(1)(e), for maximum lot coverage for primary 
structure and required driveway of 49% in lieu of 35%, for construction of a new single-family home. 
  
EXISTING CONDITIONS: 
The subject property is located in the Low Density Residential future land use category, and is in the 
Residential, single-family: RS-1 zoning district.  The subject site consists of a single-family home on 
two platted lots of record, circa 1941. The property measures 116 feet in width and 87 feet in depth, 
with an overall lot area of 10,092 square feet. The applicant plans on demolishing the current dwelling 
and subdivide the property back into its original two platted lots of record. Following the subdivision, 
the applicant intends to construct a new single-family residence on each platted lot, as permitted by 
the Land Development Code (LDC). Due to the size and configuration of the original lots, the proposed 
development would not meet certain dimensional requirements of the current RS-1 zoning standards, 
requiring variance approval for front yard setback of 16 feet in lieu of the required 25 feet, side yard 
setback of 7.6 feet in lieu of the required 10 feet, and maximum lot coverage for the primary structure 
and required driveway of 49% in lieu of the permitted 35%. 
 
The subject property was originally platted as two individual lots (Lots 3 & 4) prior to the adoption of 
the current RS-1 zoning standards. Over time, the lots were combined and developed as a single 
residential parcel. The applicant proposes to return the property to its original configuration by 
subdividing the parcel back into its two separate lots of record. As a result, the individual lots will not 
fully conform to current RS-1 dimensional standards. Staff finds that the circumstances affecting the 
property are related to the historic platting pattern and the dimensional limitations associated with the 
original lot configuration. These conditions were not created by the current applicant or property 
owner. 
 
Staff finds this request consistent with the criteria for approval of a variance, and specifically finds this 
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will not create a nuisance, as the applicant will not encroach on the required yard setbacks to such an 
extent that they would negatively affect the neighboring property. The new dwellings will be consistent 
with the neighboring homes, thus bringing the home into parity with neighboring homes. Continued 
investment in the existing single-family home will ensure the preservation of the residential 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 will enhance, rather 
than detract from, the neighborhood. 
 
There are no previous BOA cases for the subject property. 
 
There are no recorded code enforcement actions on file. 
  
STAFF ANALYSIS: 
As noted previously, the subject site is an existing lot of record platted prior to the current Land 
Development Code (1941). The subject property consists of two historic platted lots of record created 
prior to the adoption of current RS-1 development standards. The dimensional limitations associated 
with the lots are not the result of actions taken by the current property owner. Several properties within 
the surrounding neighborhood contain nonconforming lots that have required or will require similar 
variances for residential development. The applicant has proposed a site plan intended to minimize 
the extent of the variances while allowing for the construction of a single-family home.  
 
The proposed development maintains the single-family residential use of the property and is 
consistent with the Low Density Residential future land use designation. The project does not 
introduce a new use and remains compatible with the surrounding residential neighborhood. The 
applicant and project architect have prepared a site plan that seeks to minimize the requested 
variances while accommodating a single-family residential structure consistent with the surrounding 
neighborhood. The proposal reflects an effort to balance the physical constraints of the property with 
the requirements of the City’s Land Development Code. 
  
MINIMUM DIMENSIONAL STANDARDS: 
Residential, Single-family: RS-1 Zoning Dimensional Standards. 

• 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. 
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• 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.  

  
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 that predate the updated 2025 Land Development Code, and is situated in a manner 
that constrains expansion options. The parcel dimensions limit where the dwellings can be 
constructed, and cannot 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 configuration of the existing parcel 
and the applicable code requirements predate the current proposal. The hardship arises from the 
physical configuration of the original lots. 

 
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 new dwellings. 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 current LDC would prohibit the applicant from making reasonable 
improvements to their parcel. 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 two lots with two new dwellings would 
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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. 

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#26-100013. 
  
ATTACHMENTS: 
1. 26-100013pics 
2. BOA#26-100013 Application 
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BOARD OF ADJUSTMENT AGENDA ITEM  
TO: Board of Adjustment Members 

FROM: Department of Planning & Development 

DATE: 03/05/2026 

SUBJECT: BOA #26-100014 Staff Report 
 
The following information is provided for your consideration for the following agenda item for the 
upcoming Tuesday, March 17, 2026 Board of Adjustment Meeting. 
 
BOA #26-100014  
ZONING: RS-1 
RE NO.: 181643-0000 
LEGAL: Lot 3, Block 7, Atlantic Shores Ocean Front Section- Division C 
ADDRESS: 123 S 30th Avenue (Lot 3) 
  
REQUEST: 
Section(s): 34-611(e)(1)(c)(1), for a front yard setback of 20 feet in lieu of 25 feet, 34-611(e)(1)(c)(2), for 
a side yard setback of 5 feet in lieu of 10 feet, 34-611(e)(1)(c)(3) for a rear yard setback of 20 feet in lieu 
of 30 feet minimum, and 34-611(e)(1)(e), for maximum lot coverage for primary structure and required 
driveway of 49% in lieu of 35%, for construction of a new single-family home 
  
EXISTING CONDITIONS: 
The subject property is located in the Low Density Residential future land use category, and is in the 
Residential, single-family: RS-1 zoning district.  The subject site consists of a single-family dwelling 
on two platted lots of record, circa 1941.  The property measures 116 feet in width and 87 feet in 
depth, with an overall lot area of 10,092 square feet. The applicant plans on demolishing the current 
dwelling and subdivide the property back into its original two platted lots of record. Following the 
subdivision, the applicant intends to construct a new single-family residence on each platted lot. Due 
to the size and configuration of the original lots, the proposed development would not meet certain 
dimensional requirements of the current RS-1 zoning standards, requiring variance approval for, front 
yard setback of 20 feet in lieu of the required 25 feet, side yard setback of 7.6 feet in lieu of the 
required 10 feet, for a rear yard setback of 20 feet in lieu of 30 feet minimum, and maximum lot 
coverage for the primary structure and required driveway of 49% in lieu of the permitted 35%. 
 
The subject property was originally platted as two individual lots (Lots 3 & 4) prior to the adoption of 
the current RS-1 zoning standards. Over time, the lots were combined and developed as a single 
residential parcel. The applicant proposes to return the property to its original configuration by 
subdividing the parcel back into its two separate platted lots of record. As a result, the individual lots 
will not fully conform to current RS-1-dimensional standards. Staff finds that the circumstances 
affecting the property are related to the historic platting pattern and the dimensional limitations 
associated with the original lot configuration. These conditions were not created by the current 
applicant or property owner. 
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Staff finds this request consistent with the criteria for approval of a variance, and specifically finds this 
will not create a nuisance, as the applicant will not encroach on the required yard setbacks to such an 
extent that they would negatively affect the neighboring property. The new dwellings will be consistent 
with the neighboring homes, thus bringing the home into parity with neighboring homes. Continued 
investment in the existing single-family home will ensure the preservation of the residential 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 will enhance, rather 
than detract from, the neighborhood's. 
 
There are no previous BOA Cases for the subject property. 
 
There are no recorded code enforcement actions on file. 
  
STAFF ANALYSIS: 
As noted previously, the subject site (Lot 3) is an existing lot of record platted prior to the current Land 
Development Code (1941). The subject property consists of two historic platted lots of record created 
prior to the adoption of current RS-1 development standards. The dimensional limitations associated 
with the lots are not the result of actions taken by the current property owner. Several properties within 
the surrounding neighborhood contain nonconforming lots that have required or will require similar 
variances for residential development. The applicant has proposed a site plan intended to minimize 
the extent of the variances while allowing for the construction of a single-family home.  
 
On Lot 3, the applicant plans on using permeable pavers in order to minimize the lot coverage. The 
proposed development maintains the single-family residential use of the property and is consistent 
with the Low Density Residential future land use designation. The project does not introduce a new 
use and remains compatible with the surrounding residential neighborhood. The applicant and project 
architect have prepared a site plan that seeks to minimize the requested variances while 
accommodating a single-family residential structure consistent with the surrounding neighborhood. 
The proposal reflects an effort to balance the physical constraints of the property with the requirements 
of the City’s Land Development Code. 
  
MINIMUM DIMENSIONAL STANDARDS: 
Residential, Single-family: RS-2 Zoning Dimensional Standards 

• 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. 
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• 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.  

  
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 that predate the updated 2025 Land Development Code, and is situated in a manner 
that constrains expansion options. The parcel dimensions limit where the dwellings can be 
constructed, and cannot 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 configuration of the existing parcel 
and the applicable code requirements predate the current proposal. The hardship arises from the 
physical configuration of the original lots. 

 
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 new dwellings. 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 current LDC would prohibit the applicant from making reasonable 
improvements to their parcel. 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.  
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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 two lots with two new dwellings 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. 

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#26-100014. 
  
ATTACHMENTS: 
1. 26-100014pics 
2. BOA#26-100014 Application 
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BOARD OF ADJUSTMENT AGENDA ITEM  
TO: Board of Adjustment Members 

FROM: Department of Planning & Development 

DATE: 03/05/2026 

SUBJECT: BOA #26-100015 Staff Report 
 
The following information is provided for your consideration for the following agenda item for the 
upcoming Tuesday, March 17, 2026 Board of Adjustment Meeting. 
 
BOA #26-100015  
ZONING: C-1 
RE NO.: 175963-0000 
LEGAL: The North ½ of Lots 1 and 2, Block 53, Pablo Beach South 
ADDRESS: 504 S 2nd St  
  
REQUEST: 
Section(s): 34-614(e)(3)(c)(1) for a front yard setback of 3.7 feet in lieu of 20 feet minimum, 34-
614(e)(3)(c)(2) for an interior corner side yard of 3.9 feet in lieu of 10 minimum, 34-614(e)(3)(c)(2)for an 
corner side yard of 4.5 feet in lieu of 10 minimum, 34-614(e)(3)(c)(3), for a rear yard setback of 5 feet in 
lieu of 20 feet minimum following the RM-1 standards, to address existing nonconformities and to allow for 
the expansion of the structure to accommodate a second dwelling unit, to an existing one-story historic 
single-family home. 
  
EXISTING CONDITIONS: 
The subject property contains an existing historic single-family residence constructed in 1934 on a lot 
platted in 1909. The structure is representative of Jacksonville Beach’s original residential 
development pattern and includes early masonry concrete block construction typical of the period. 
The structure predates the adoption of modern zoning regulations and is therefore considered legally 
nonconforming with respect to setbacks and lot coverage. Due to the age of the building, portions of 
the foundation and structural systems have deteriorated. It requires rehabilitation to ensure the 
continued safety and viability of the structure. The property is located on a corner lot, and the long-
established footprint of the structure, combined with narrow yard areas and masonry construction, 
limits the ability to modify the building to meet current dimensional standards without significant 
structural impacts or demolition. 
 
The applicant proposes to rehabilitate, stabilize, and modernize the existing structure while expanding 
the building to accommodate a second dwelling unit, allowing the property to function as multifamily 
residential, which is a permitted use within the C-1 zoning district subject to Conditional Use approval. 
A companion Conditional Use application is being submitted concurrently.  
 
In order to facilitate the rehabilitation and modest expansion of the existing structure, the applicant is 
requesting the following variances for: a front yard setback of 3.7 feet in lieu of 20 feet minimum, an 
interior corner side yard of 3.9 feet in lieu of 10 feet minimum for a corner side yard of 4.5 feet in lieu 
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of 10 feet minimum, and for a rear yard setback of 5 feet in lieu of 20 feet minimum following the RM-1 
standards. The variances address existing nonconformities and allows for the expansion of the 
structure to accommodate a second dwelling unit. The requested variances are intended to address 
the existing dimensional nonconformities associated with the historic structure and to allow limited 
expansion necessary to accommodate the new accessory dwelling unit. 
 
There are no previous BOA cases for the subject property. 
 
There are no recorded code enforcement actions on file. 
  
  
STAFF ANALYSIS: 
The existing structure was constructed decades prior to the adoption of current zoning regulations 
and has maintained its current placement on the property since that time. As a result, the structure 
does not conform to present-day setbacks and lot coverage requirements. The property’s corner lot 
orientation, narrow yard areas, and historic building footprint significantly constrain redevelopment 
options. Due to the structure’s masonry block construction and historic character, relocating the 
structure or redesigning the building's footprint to meet modern setback requirements would be 
impractical without demolition. The applicant has indicated that the intent of the project is to preserve 
and rehabilitate the historic structure while bringing the property into functional compliance with the 
C-1 zoning district by introducing a second dwelling unit and allowing the property to operate as a 
multifamily residential property.  
 
Special conditions exist on the property due to the historic placement of the structure, the corner lot 
configuration, and the limited yard areas associated with the original development pattern of 
Jacksonville Beach. These conditions constrain the ability to modify the structure in a manner that 
fully complies with current dimensional standards. The proposed design works largely within the 
established footprint of the existing structure and avoids increasing impacts on adjacent properties to 
the greatest extent practicable. The requested variances represent the minimum relief necessary to 
stabilize the structure, complete foundation improvements, and accommodate a modest second 
dwelling unit.     
 
The proposed project supports continued productive use of an existing structure and encourages 
reinvestment within the community. The project promotes preservation of an early 1900s residence, 
improves structural safety, and supports compatible infill development within an established area of 
the City. The applicant is proposing to rehabilitate and expand an existing historic structure that 
predates modern zoning regulations. The requested variances are associated with the historic 
placement and physical constraints of the property and are intended to facilitate structural 
rehabilitation and allow the property to function as a permitted multifamily use within the C-1 zoning 
district. Approval of the requested variances would allow for preservation and reinvestment in a 
historically significant structure while maintaining compatibility with the surrounding area. 
  
MINIMUM DIMENSIONAL STANDARDS: 
C-1 Zoning with RM-1 Standards  

• Minimum lot area: Five thousand (5,000) square feet  
• Minimum lot width: Seventy-five (50) feet at the building line. A minimum of thirty-five (35) feet 

at the street. 
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• Minimum yards: 
o Front yard: 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 
twenty (15) feet. 

o Rear yard: Twenty (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. 

• Maximum lot coverage for primary structure and required driveway: Thirty-five (35) percent. 
• Maximum Impervious Surface: Fifty (50) percent. 
• Maximum height: 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.  
Due to the historic placement of the structure, the corner lot configuration, and the limited yard 
areas associated with the original development pattern of Jacksonville Beach. These conditions 
constrain the ability to modify the structure in a manner that fully complies with current dimensional 
standards. 

 
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 actions of the applicant.  
The dimensional nonconformities associated with the structure were established long before the 
adoption of the current zoning standards and were not created by the current applicant or property 
owner. 

 
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 would not confer a special privilege denied to other properties 
within the C-1 zoning district. Other historically developed properties with similar nonconforming 
conditions may seek comparable relief where appropriate. 

 
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. 
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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 current setback and lot coverage standards would significantly limit the 
ability to rehabilitate or reinvest in the property. Without relief, meaningful structural rehabilitation 
and adaptation of the property for a conforming multifamily use permitted within the district would 
be impractical. Strict application of the code could discourage preservation of the existing historic 
structure. 

 
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 proposed design works largely within the established footprint of the existing structure and 
avoids increasing impacts on adjacent properties to the greatest extent practicable. The requested 
variances represent the minimum relief necessary to stabilize the structure, complete foundation 
improvements, and accommodate a modest second dwelling unit. 

 
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 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#26-100015. 
  
ATTACHMENTS: 
1. 26-100015pics 
2. BOA#26-100015 Application 
 
 













Variance Application: Jeffrey and Grace Maxwell, 504 2nd Street South, Jacksonville Beach, Florida 32250 

The subject property contains an existing historic single-family residence constructed in the early 1900s, is 
representative of Jacksonville Beach's original residential development pattern, and features early concrete block 
construction. Over time, the foundation and structural systems have deteriorated and now require substantial 
rehabilitation to ensure the continued safety and viability of the building. 

The structure predates adoption of modem zoning standards and is therefore legally nonconfonning as to 
setbacks and lot coverage. Its long-established footprint, comer lot orientation, and masonry block construction 
make relocation or redesign to meet cmTent dimensional standards impractical without demolition. Rather than 
remove a historic structure, the Applicant seeks to preserve, stabilize, and modernize the home while adding a 
second dwelling unit so the property may function as multifamily, a pennitted use within the C-1 zoning district. 
A companion Conditional Use application is being submitted concurrently. 

Requested Variances: 
For a front yard setback of 3. 7 feet in lieu of 20 feet minimum, for an interior corner side yard of 3.9 feet in lieu 

of 10 feet minimum, for a comer side yard setback of 4.5 feet in lieu of 12.5 feet minimum, For a rear yard of 5 
feet in lieu of 20 feet minimum, and for lot coverage of 75% in lieu of 65% maximum. The request is to address 

existing nonconfonnities with the existing structure, and to allow for the expansion of the structure to 
accommodate a second dwelling unit, to bring the use into conformity with the C-1 zoning district requirements 
for multifamily, as we cannot expand an existing, historic single family dwelling in C-1. 

Special Conditions. The historic structure's pre-existing placement, narrow yards, and comer configuration 
uniquely constrain the lot and limit confonning expansion opportunities. 

Not Self-Created. The dimensional nonconformities were established decades before current regulations and 
were not created by the Applicant. 

No Special Privilege. Granting the requested variances will not confer any special privilege denied to other 
properties in the C-1 district. The relief allows this historically developed, pre-existing structure to continue and 

be reasonably improved under constraints that are unique to the lot and building. Other similarly situated 
nonconfonning or historic properties with comparable conditions would be eligible for the same relief. The 
request does not seek additional density beyond what is otherwise pennitted in the district, but only the 
minimum dimensional flexibility necessary to rehabilitate the property for a permitted multifamily use. 

Literal Enforcement Hardship. Strict application of current setbacks and lot coverage would effectively prevent 

meaningful reinvestment or expansion of the existing structure and would make it impractical to adapt the 
property to a conforming multifamily use permitted in the C-1 district. Without relief, the property would be 
limited to an aging structure that cannot be modernized or improved. Strict enforcement would effectively 
prevent reinvestment, stmctural rehabilitation, or adaptation of the property and would discourage preservation 
of the historic home. 

Minimum Relief. The design works largely within the established footprint and avoids increasing impacts toward 
adjacent properties. The requested relief is the minimum necessary to stabilize the stntcture, complete foundation 
improvements, and accommodate a modest second unit. 

Consistency with Code Intent. The request supports continued productive use of an existing structure, 
encourages redevelopment and housing opportunities, and furthers Comprehensive Plan goals related to 
preservation and compatible infill development. Approval promotes preservation of an early 1900s residence 
rather than demolition, improves safety and building code compliance, and maintains neighborhood scale and 
character. The project represents reinvestment in an aging property and aligns the use with C-1 zoning through 
multifamily residential. 
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BOARD OF ADJUSTMENT AGENDA ITEM  
TO: Board of Adjustment Members 

FROM: Department of Planning & Development 

DATE: 03/05/2026 

SUBJECT: BOA #26-100016 Staff Report 
 
The following information is provided for your consideration for the following agenda item for the 
upcoming Tuesday, March 17, 2026 Board of Adjustment Meeting. 
 
BOA #26-100016  
ZONING: RS-3 
RE NO.: 176614-0000 
LEGAL: The South ½ of Lots 11 and 12, Block 89, Oceanside Park 
ADDRESS: 803 S 9th Ave  
  
REQUEST: 
Section(s): 34-613(e)(1)(c)(3), for a rear yard setback of 10 feet in lieu of 20 feet, 34-613(e)(1)(e), for 
maximum lot coverage for primary structure and required driveway of 39% in lieu of 35%,to construct two 
new townhomes. 
  
EXISTING CONDITIONS: 
The subject property is located in the Medium Density Residential future land use category, and is in 
the Residential, single-family: RS-3 zoning district.  The subject site consists of a single-family lot of 
record, circa 1922.  The property measures 100 feet in width on the south and 60 in depth, with an 
overall lot area of 6,000 square feet.  The property is currently occupied by a single-family home, built 
in 1958. The subject property consists of the southern half of original Lots 11 and 12, historically 
platted with 50-foot by 125-foot standard lot dimensions typical of Jacksonville Beach development. 
The property has been replatted, resulting in an irregular configuration that is unique compared to 
surrounding parcels in the neighborhood. The surrounding area is primarily developed with single-
family and two-family residential structures.  
 
The applicant proposes to demolish the existing structure and construct two new townhomes with lot 
frontage reoriented toward 8th Street South. The applicant requests variances to accommodate the 
proposed construction, which includes: construction of two townhomes on a uniquely configured lot.  A 
lot coverage of 39% for the house and driveway (less than the maximum allowed 50% under current 
zoning, which allows 35% for house/driveway and 15% for decks, sidewalks, and accessory 
structures). Setbacks less than standard RS-3 requirements due to the irregular lot shape and historic 
replatting. The variances are requested to allow the applicant to construct townhomes compatible with 
the surrounding neighborhood, while avoiding a three-story structure that would meet code but be out 
of scale with adjacent homes. This property has one approved variance for a rear yard setback of 
12.3 feet in lieu of 30 feet. 
 
Staff finds this request consistent with the criteria for approval of a variance, and specifically finds this 
will not create a nuisance, as the applicant will not encroach on the required yard setbacks to such an 
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extent that they would negatively affect the neighboring property. Continued investment in the existing 
single-family home will ensure the preservation of the residential 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. 
 
BZA#42-99 — Approved for a rear yard setback of 12.3 feet in lieu of 30 feet to allow for an addition 
to an existing single family dwelling.  
 
There are no recorded code enforcement actions on file. 
  
STAFF ANALYSIS: 
The subject property is an existing lot of record platted prior to the current Land Development Code 
(LDC) in 1922. The house was built in 1958, which is also prior to our current LDC. Relief from the 
LDC will allow the functionality of the home, helping the client utilize the home and parcel to its full 
potential. The variance requested is the minimum necessary to allow the applicant to utilize the 
property. The subject property’s historic replatting and unique configuration create conditions not 
shared by most other parcels in the neighborhood. If the lots had remained as originally platted (50’ x 
125’), the applicant could construct two townhomes without requiring variances. Strict enforcement of 
the current RS-3 zoning standards would force the construction of a three-story structure with a 5-foot 
setback, which would be visually incompatible with the neighborhood and also create a practical and 
aesthetic hardship for both the property owner and neighboring parcels. The proposed design aligns 
the lot frontage with 8th Street South, improving neighborhood orientation and limits lot coverage to 
39%, below the total maximum allowable, reducing impervious surface impacts. This will provide off-
street parking consistent with Jacksonville Beach requirements, it preserves the neighborhood scale, 
avoids overbuilding, and mitigates potential drainage or flooding impacts. 
 
The proposed project promotes infill development that is compatible with surrounding parcels, 
improves neighborhood aesthetics compared to what would be allowed under strict code enforcement, 
enhances stormwater management, and limits impervious surface coverage below the maximum 
allowed. It also provides a reasonable residential use consistent with the intent of RS-3 zoning. 
 
Approval would support the continued productive use of the parcel, improve the property, and maintain 
neighborhood character. Staff finds that the applicant has demonstrated that the unique lot conditions, 
historic replatting, and neighborhood compatibility considerations justify the requested variances. The 
proposed design represents the minimum necessary relief, aligns with the intent of RS-3 zoning, and 
avoids overbuilding or creating a public nuisance. 
  
MINIMUM DIMENSIONAL STANDARDS: 
Residential, single-family: RS-3 Zoning Dimensional Standards for Townhomes 

• Minimum lot area: Six thousand (6,000) square feet (individual lots shall be a minimum 
of three thousand (3,000) square feet). 

• Minimum lot width: Twenty-five (25) feet at the building line for each unit. 
• Minimum yards. 

• Front yard: Twenty (20) feet. 
• Side yard: Zero (0) for internal. Exterior five (5) feet. 
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• Rear yard: Twenty (20) feet. 
• Minimum floor area: A townhouse dwelling unit shall contain a minimum of eight 

hundred (800) square feet of conditioned living area. A minimum of one car-
garage as required, shall not be included as part of the unit's minimum square 
footage. Additionally, two (2) spaces shall be provided in the driveway. 

• Maximum lot coverage for primary structure and required driveway: Thirty-five (35) 
percent. 

• Maximum height: Thirty-five (35) feet. 
• Impervious surface: Fifty (50) percent. 
• Accessory uses and structures pursuant to section 34-716: All accessory uses 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.  
The lot’s historic replatting and irregular shape create unique constraints that limit the ability to 
develop a conforming structure without variances. 

 
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 unique lot configuration predates the current applicant and was created by historical replatting. 

 
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. 
 
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.  
Other properties in the area with similar constraints have received variances to allow development. 
Approval would allow this parcel to enjoy the same rights as neighboring properties. 

 
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 represent the minimum relief necessary to allow construction of two 

https://library.municode.com/fl/jacksonville_beach/codes/code_of_ordinances?nodeId=PTIICOOR_CH34LADECO_ARTVIISIDEST_DIV2SUST_S34-716ACUSST
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townhomes compatible with the surrounding neighborhood, while meeting off-street parking and 
drainage requirements. 

 
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 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#26-100016. 
  
ATTACHMENTS: 
1. 26-100016pics 
2. BOA#26-100016 Application 
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BOARD OF ADJUSTMENT AGENDA ITEM  
TO: Board of Adjustment Members 

FROM: Department of Planning & Development 

DATE: 03/05/2026 

SUBJECT: BOA #26-100017 Staff Report 
 
The following information is provided for your consideration for the following agenda item for the 
upcoming Tuesday, March 17, 2026 Board of Adjustment Meeting. 
 
BOA #26-100017  
ZONING: RS-1 
RE NO.: 181533-0000 
LEGAL: The West ½ of Lot 6, Block 4, All of Lots 7 & 8, Block 4, Atlantic shores 
ADDRESS: 39 S 33rd Avenue 
  
REQUEST: 
Section(s): 34-611(e)(1)(c)(3), for a rear yard setback of 20 feet in lieu of 30 feet minimum, 34-613(e)(1)(h), 
for an accessory structure setback from main structure of 6 inches in lieu of 5 feet minimum, for new pergola 
and to address existing nonconformities. 
  
EXISTING CONDITIONS: 
The subject property is located in the Low Density Residential future land use category, and is in the 
Residential, single-family: RS-1 zoning district.  The subject site consists of a single-family lot of 
record, circa 1983.  The property measures 150 feet in width by 77 feet in depth, with an overall lot 
area of 11,594 square feet.  The property is currently occupied by a single-family home, built in 1994. 
The parcel itself meets the dimensional requirements of the RS-1 zoning district. However, the 
orientation of the dwelling on the lot is atypical, as the home is oriented toward a corner side yard 
rather than the more typical frontage along 1st Street South. This configuration creates limitations in 
the usable rear yard area and restricts where accessory structures may be located on the property. 
The requested variances are intended to allow placement of the pergola in a location that aligns with 
the existing layout of the residence and to address existing nonconforming conditions related to the 
placement of accessory improvements on the property. 
 
Staff finds this request consistent with the criteria for approval of a variance, and specifically finds this 
will not create a nuisance, as the applicant will not encroach on the required yard setbacks to such an 
extent that they would negatively affect the neighboring property. The proposed pergola location for 
the single-family home is the most compatible location on the property, given the location of the 
dwelling. The pergola addition will be consistent with the neighboring homes, thus bringing the home 
into parity with neighboring homes. Continued investment in the existing single-family home will 
ensure the preservation of the residential 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 will enhance, rather than detract from, the neighborhood's aesthetic 
appeal. 
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There are no previous BOA cases for the subject property. 
 
There are no recorded code enforcement actions on file. 
  
STAFF ANALYSIS: 
The subject property is an existing lot of record platted prior to the current Land Development Code 
(1983). The house was built in 1994, which is also prior to our current Land Development Code.  The 
addition of a pergola will be aesthetically pleasing and enhance the neighborhood and help the client 
utilize the home and parcel to its full potential. The variance requested is the minimum necessary to 
allow the applicant to utilize the property to complete the proposed addition. The fact that the parcel 
was platted in 1983, and considering the dwelling was constructed under the limitations of a previous 
LDC, as well as the home being located at an irregular angle to the property lines, the applicant would 
be limited in their ability to add any additions, mostly due to the design, and how the builder chose to 
maximize the home's dimensions. 
 
Although the parcel is conforming in terms of overall lot size and dimensions, the placement and 
orientation of the dwelling create unusual site constraints. The home was constructed at an irregular 
angle relative to the lot orientation, resulting in a reduced functional rear yard area. If the residence 
were oriented toward 1st Street South, the applicant would be able to place accessory structures on 
the property in a manner that complies with the standard rear yard setback requirements. Due to the 
current orientation of the dwelling, however, the rear yard area is effectively reduced, limiting 
reasonable placement options for accessory structures. Staff notes that the lot was platted prior to the 
adoption of the current Land Development Code, and the nonconforming layout of the dwelling was 
established prior to the current applicant’s ownership of the property. 
 
The proposed improvement is consistent with the RS-1 zoning designation and maintains the 
property’s existing single-family residential use. The pergola accessory structure is a common 
residential improvement and does not introduce any new or incompatible uses to the neighborhood. 
Staff finds that the request is associated with site-specific conditions, was not self-created, and 
represents the minimum relief necessary to allow reasonable use of the property. 
  
MINIMUM DIMENSIONAL STANDARDS: 
Residential, Single-family: RS-1 Zoning Dimensional Standards 

• 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. 
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• 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.  

  
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.  
Special conditions exist on the property due to the irregular orientation of the dwelling relative to 
the lot configuration. This orientation limits the functional rear yard area and restricts the placement 
of accessory structures in locations that would otherwise comply with standard setback 
requirements. 

 
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 unusual placement of the residence and resulting constraints were established at the time the 
home was constructed and were not created by the current applicant. The applicant inherited these 
conditions upon purchasing the property. 

 
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 of the requested variances would not confer a special privilege denied to other property 
owners. Accessory structures and outdoor improvements are common for single-family 
residences, and similarly constrained properties may seek 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 current setback requirements would make placement of the pergola 
addition impractical given the configuration of the existing dwelling and available yard space. Due 
to the age and construction style of the residence, relocating or redesigning the structure to 
accommodate a conforming accessory structure would be infeasible. 

 
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 represent the minimum relief necessary to allow the applicant to construct 
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the proposed pergola and utilize the property in a manner typical of single-family residential 
development. 

 
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 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#26-100017. 
  
ATTACHMENTS: 
1. 26-100017pics 
2. BOA#26-100017 Application 
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