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City of Jacksonville Beach
 

Regular Meeting Agenda  
  

Board of Adjustment

11 North Third Street
Jacksonville Beach, Florida

Tuesday, February 15, 2022 7:00 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
Alexi Gonzalez (Chairperson), Owen Curley (Vice-Chairperson), Dan Elmaleh, John Moreland, Jeff 
Truhlar
Alternates: Todd Smith, Jennifer Williams
 

APPROVAL OF MINUTES
A. Regular Board of Adjustment Meeting held on January 19, 2022
 

CORRESPONDENCE
 

OLD BUSINESS
 

NEW BUSINESS
A. Case Number(s): BOA#21-100191

Applicant: David Merritt
Agent: N/A
Owner: David Merritt
Property Address: 1339 Pinewood Lane
Parcel ID: 178286-0000
Legal Description: Lot 14, Block 2, Ocean Forest Unit One
Current Zoning: RS-1
Motion to 
Consider:

34-336(e)(1)c.1 for a front yard setback of 15 feet in lieu of 25 feet minimum 
to allow for construction of a new single-family dwelling

B. Case Number(s): BOA#21-100198
Applicant: David Rey
Agent: Josh Cockriel, Kimley Horn
Owner: David Rey
Property Address: 1036 Beach Boulevard
Parcel ID: 177310-0010
Legal Description: A Part of Government Lot 6, Section 33, Township 2 South, Range 29 East, 
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Duval County, Florida
Current Zoning: C-2
Motion to 
Consider:

34-377 for a reduction in required parking for 91 spaces in lieu of 108 
spaces required to allow for the substantial renovation of an existing 
commercial retail structure

C. Case Number(s): BOA#22-100002
Applicant: Mark Juliano
Agent: Peter Coalson, Peter Coalson Design for Florida, LLC.
Owner: Robert N. Daniels
Property Address: 1819 12th Avenue North
Parcel ID: 178280-0000
Legal Description: Lot 8, Block 2, Ocean Forest Unit One 
Current Zoning: RS-1
Motion to 
Consider:

34-336(e)(1)c.2, for eastern and western side-yard setbacks of 8.5 feet in 
lieu of 10 feet minimum; and 34-336(e)(1)e, for 42% lot coverage in lieu of 
35% maximum to allow for construction of new additions, a new swimming 
pool and pool deck and to rectify existing non-conformities at an existing 
single family dwelling

 

PLANNING DEPARTMENT REPORT
A. The next scheduled meeting is Tuesday, March 1, 2022. There are three scheduled cases.
 

COURTESY OF THE FLOOR TO VISITORS
 

ADJOURNMENT

NOTICE
In accordance with the Americans with Disabilities Act and Section 286.26, Florida Statutes, persons with 
disabilities needing special accommodation to participate in this meeting should contact the City Clerk’s Office at 
(904) 247-6299 no later than one business day before the meeting or by sending an e-mail 
to CityClerk@jaxbchfl.net. 

Information concerning the hearing process is available online at www.jacksonvillebeach.org/publichearinginfo 
and a copy is also posted in the City Hall first floor display case. In accordance with Section 286.0114, Florida 
Statutes, any member of the public can attend the 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 can be submitted in advance and must include the following: (1) First 
Name, (2) Last Name, (3) Address, (4) Public Hearing Date, (5) Specific Agenda Item(s), and (6) Comments. 
 Written public comments may be submitted by one of the following options: (1) Email to the Agency 
Administrator at planning@jaxbchfl.net, (2) Postal mail to Community Redevelopment Agency Administrator - 
Public Comment, 11 3rd Street North, Jacksonville Beach, FL 32250, or (3) Drop off in-person to Planning and 
Development at City Hall. Written comments that include all required information and are received 24 hours in 
advance of the meeting will be distributed to the Agency and attached to the related agenda item before the start 
of the meeting. Written public comments will be read into the record at the appropriate time and will be limited to 
three (3) minutes of reading time. All comments received are public record.
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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 



Minutes of Board of Adjustment Meeting  
held Wednesday, January 19, 2022, at 7:00 P.M.,
in the Council Chambers, 11 North 3rd Street,
Jacksonville Beach, Florida

CALL TO ORDER 

Chairperson John Moreland called the meeting to order at 7:00 P.M. 

Deputy City Clerk Jodilynn Byrd administered the Oath of Office to the newly appointed Board of 
Adjustment 1st Alternate Todd Smith.

ROLL CALL

Chairperson:           John Moreland 
Vice-Chairperson:   Alexi Gonzalez 
Board Members:      Owen Curley Jeff Truhlar (absent)
Alternates: Dan Elmaleh Todd Smith 

Senior Planner Christian Popoli, City Attorney Sandra Robinson, Deputy City Clerk Jodilynn Byrd, and 
Administrative Assistant Lauren Loria were also present. 

ELECTION OF OFFICERS

A. Election of Chair and Vice-Chair per Section 34-77 of the Land Development Code.

Mr. Moreland opened the floor for nominations for the Chairperson position. 

Motion: It was moved by Mr. Curley, seconded by Mr. Elmaleh, to nominate Alexi Gonzalez for  
Chair. 

Roll Call Vote:     Ayes – Owen Curley, Alexi Gonzalez, John Moreland, Dan Elmaleh
 

                              The motion was unanimously approved.

Motion: It was moved by Mr. Elmaleh, seconded by Ms. Gonzalez, to nominate Owen Curley for 
Vice-Chairperson.

Roll Call Vote:     Ayes – Alexi Gonzalez, Owen Curley, John Moreland, Dan Elmaleh, Todd Smith
 

                              The motion was unanimously approved.

Ms. Gonzalez and Mr. Curley assumed their new positions on the dais. 

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

 January 4, 2022
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CORRESPONDENCE:
Mr. Popoli noted there were copies of emails [on file] for the Board on the dais.  All other correspondence 
was included in the packet. 

OLD BUSINESS: None

NEW BUSINESS:

A. Case Number: BOA#21-100185
Applicant: Starr Sanford Design, Lauren Jagger
Owner: Patrick & Whitney VanMeter
Property Address: 3930 Duval Drive
Parcel ID: 181709-0000

City of Jacksonville Beach Land Development Code Section(s): 34-336(e)(1)c.3, for a rear yard 
setback of 24 feet in lieu of 30 feet minimum; 34-336 (e)(1)e, for lot coverage of 46% in lieu of 
35% maximum; and 34-373(f) for a shell driveway in lieu of a paved driveway to allow for 
construction of a new single-family dwelling.

Applicant: Patrick & Whitney VanMeter, 3930 Duval Drive, Jacksonville Beach, stated the 
hardship was a non-conforming lot size.  She noted the requested lot coverage was the same as the 
existing home.  She said the northern and southern setbacks were the same as the existing property.  
The front yard and side yard setbacks would conform to the zoning requirements.  She 
acknowledged both adjacent neighbors were in support. 

Discussion ensued regarding a small deck and the shell driveway.

Public Hearing: 

The following submitted an email which was read into the record in support of the variance:
 Hobart Walker, 3938 Duval Drive, Jacksonville Beach

Ms. Gonzalez closed the public hearing.

Discussion: None

Motion:  It was moved by Mr. Curley, seconded by Mr. Moreland, to approve 
BOA#21-100185 based on the standards for a variance outlined in Section 
34-286 of the Land Development Code.   

Roll Call Vote:       Ayes – Owen Curley, Alexi Gonzalez, John Moreland, Dan Elmaleh, Todd 
Smith
   

                                         The motion was unanimously approved.
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B. Case Number: BOA#21-100186
Applicant: Collin Spelts
Owner: Collin Spelts & Sze Wai Yan
Property Address: 1612 5th Street South
Parcel ID: 179820-0000

City of Jacksonville Beach Land Development Code Section(s): 34-337(e)(1)c.2, for a northern 
side-yard setback of 2 feet in lieu of 5 feet minimum and a combined side-yard setback of 10 feet 
in lieu of 15 feet minimum; and 34-337(e)(1)e, for lot coverage of 44% in lieu of 35% maximum to 
allow for construction of a new garage addition and driveway to an existing single-family dwelling

Applicant: Collin Spelts, 1612 5th Street South, Jacksonville Beach, noted the hardship was a non-
conforming lot which had been subdivided.  He stated the addition did not affect the northern side, 
only the south.  He noted he would still meet the combined total for minimum setback requirements.  
He also requested a written statement from adjacent neighbors, and they supported the variance. 

Discussion ensued regarding the garage entry and setbacks.

Public Hearing:

The following submitted letters which were read into the record in support of the variance:
 Michael Stephen Fann, 1626 5th Street South, Jacksonville Beach
 Emily J. Moon, 1608 5th Street South, Jacksonville Beach

Ms. Gonzalez closed the public hearing.

Discussion: Discussion ensued regarding the parking garage on the property.

Motion:  It was moved by Mr. Curley, seconded by Mr. Moreland, to approve 
BOA#21-100186 based on the standards for a variance outlined in Section 
34-286 of the Land Development Code.   

Roll Call Vote:       Ayes – Owen Curley, John Moreland, Dan Elmaleh, Todd Smith, Alexi 
Gonzalez
   

                                         The motion was unanimously approved.

C. Case Number: BOA#21-100187
Applicant: Diarmuid Graham
Owner: Diarmuid Graham
Property Address: 2507 Independence Drive
Parcel ID: 181076-1438

City of Jacksonville Beach Land Development Code Section(s): 34-337(e)(1)c.3, for a rear yard 
setback of 17 feet in lieu of 30 feet minimum; and 34-337(e)(1)e, for lot coverage of 40% in lieu of 
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35% maximum to rectify existing non-conformities and allow for construction of a new swimming 
pool and pool deck at an existing single-family dwelling.

Applicant: Diarmuid Graham, 2507 Independence Drive, Jacksonville Beach, stated the hardship 
was the non-conforming lot.  Mr. Graham said his neighbors were in support.

Public Hearing: 

The following submitted emails which were read into the record in support of the variance:
 Kimberly Holter & Gary Sheading, 2505 Independence Drive, Jacksonville Beach
 Jessica K. Wright, adjacent neighbor, Jacksonville Beach

Ms. Gonzalez closed the public hearing.

Discussion: None
                     
Motion: It was moved by Mr. Elmaleh, seconded by Mr. Curley, to approve BOA#21-

100187 based on the standards for a variance outlined in Section 34-286 of 
the Land Development Code.

Roll Call Vote:       Ayes – Owen Curley, John Moreland, Dan Elmaleh, Todd Smith, Alexi 
Gonzalez

The motion was unanimously approved.

D. Case Number: BOA#21-100189
Applicant: Dakota Briggs
Agent: Hunter Faulkner
Owner: American Classic Homes, LLC.
Property Address: 512 1st Street South
Parcel ID:  175951-0000

City of Jacksonville Beach Land Development Code Section(s): A request to rescind previously 
approved variance BOA#21-100040 approved May 18, 2021: City of Jacksonville Beach Land 
Development Code Section(s): 34-338(e)(1)c.1, for a front yard setback of 18 feet in lieu of 20 feet 
required; 34-338(e)(1)c.3 for a rear yard setback of 15.5 feet in lieu of 30 feet minimum; and 34-
338(e)(1)e, for lot coverage of 42% in lieu of 35% maximum to allow for construction of a new 
single-family dwelling.

Agent: Hunter Faulkner, 1 Independent Drive, Suite 1400, Jacksonville, stated the variance was 
approved in May 2021, but a petition was filed by residents of the neighboring development in July 
2021.  He stated the owner would prefer to rescind the variance.  He said the land sat undeveloped, 
and the owner would like to move forward with the building as permitted, without the approved 
variance from May 2021.
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Public Hearing: 

The following spoke in support of the request to rescind previously approved variance BOA#21-
100040:

 Lynn Duncan, 112 5th Avenue South, Jacksonville Beach

Jim Burgener 112 5th Avenue South, Jacksonville Beach, submitted a speaker card, but waived his 
right to speak.

Ms. Gonzales closed the public hearing.

Discussion: Discussion ensued regarding the results of rescinding a variance. 

City Attorney Robinson stated a rescission was like a void, so it never existed, 
and a future property owner could request the same variance.  She confirmed 
any approved variances which preceded the 2021 approved variance would 
still be in place. 

Motion:  It was moved by Mr. Curley, seconded by Mr. Elmaleh, to approve BOA#21-
100189, which rescinds the previously approved variance of BOA#21-
100040 approved May 18, 2021.

Roll Call Vote:  Ayes – Owen Curley, John Moreland, Dan Elmaleh, Todd Smith, Alexi 
Gonzalez

The motion was unanimously approved. 
        

E. Case Number: BOA#21-100190
Applicant/Owner: Michael & Lisa Loiacono
Property Address: 3532 Bay Island Circle
Parcel ID:  180949-1800

City of Jacksonville Beach Land Development Code Section(s): Ordinance 2002-7843 Ocean 
Cay PUD for lot coverage of 49% in lieu of 45% maximum to allow for construction of a new 
swimming pool and pool deck to an existing single-family dwelling.

Applicant: Michael & Lisa Loiacono, 3532 Bay Island Circle Jacksonville Beach, stated the 
hardship was the odd-shaped lot, and the southern part of the lawn was banked against a water 
retention pond.  He noted all five (5) adjacent neighbors were in favor of the variance, and their 
HOA had also approved it.

Discussion ensued about the white river rock, turf, and lot coverage for PUDs.

Public Hearing: No one came before the Board to speak about this application. 

Ms. Gonzalez closed the public hearing.
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Discussion: 

Mr. Curley disclosed he lived behind the property, on the other side of the retention pond, but he 
has not engaged in any ex-parte communications.

Discussion ensued about the 2002 variance exception for PUDs and by what criteria they should 
judge this request. 

Motion:  It was moved by Mr. Curley, seconded by Mr. Elmaleh, to approve BOA#21-
100190, based on the standards of a variance outlined in Section 34-286 of 
the Land Development Code.

Roll Call Vote:          Ayes – Owen Curley, John Moreland, Dan Elmaleh, Todd Smith, Alexi 
Gonzalez

The motion was unanimously approved.

Mr. Moreland stated the agenda excluded Ex-Parte Communications, and he disclosed he had a 
phone conversation with a person associated with the next case. 

Ms. Gonzalez disclosed no ex-parte communications on any of the cases.

Mr. Elmaleh disclosed he had a brief and confusing conversation with Rick Johnston [BOA#21-
100193]. 

F. Case Number: BOA#21-100193
Applicant/Owner: Oceanfront @ 10th, LLC.
Agent: Rick Johnston
Property Address: 22 10th Avenue South
Parcel ID:  176143-0000

Note: This case number was incorrectly listed as BOA#21-100185 in the Staff Report

City of Jacksonville Beach Land Development Code Section(s): 34-340(e)(4)c.1 for a front yard 
setback of 13 feet in lieu of 20 feet minimum; and 34-340 (e)(4)c.3, for a rear yard setback of 10 
feet in lieu of 30 feet minimum, to allow for the conversion of 5 multi-family units into townhomes.

Applicant & Agent: Rick Johnston, 3528 Ocean Drive South, Jacksonville Beach, and Joe Van 
Rooy, 9417 Baymeadows Road, Suite 103, Jacksonville, were sworn in.  Mr. Johnston distributed a 
supplemental packet to the Board via the Clerk [on file].  He stated their intent when they acquired 
the property was to design a hybrid project which was duplicative in use (multi-family, condo, 
townhouse).  They submitted under a multi-family project because they could submit under 
conforming standards and then return for setback variances permitted in RM-2. 

Discussion ensued regarding the project's original intent, regulation for condos, and LDC criteria 
for multi-family and townhomes.
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Public Hearing: 

The following spoke in support of the variance:
 Edward Carlton, 2912 Abaco Lane, Jacksonville Beach 
 Collin Spelts, 1612 5th St. S., Jacksonville Beach 

Ruth Musicante, 1031 1st St. S., #1208, Jacksonville Beach, submitted a speaker card but passed on 
speaking.  She did not indicate whether she was in support or opposition of the variance.

The following spoke in opposition of the variance:
 Leah Tahiry, 1031 1st St. S., Apt. 907, Jacksonville Beach
 Donald Cheng, 1032 1st St. S., Suite 8, Jacksonville Beach
 Bobby Welton, 1032 1st St. S. #2, Jacksonville Beach 
 Steve Wilson, 1031 1st St. S., Jacksonville Beach 

The following submitted a group letter [on file], which was read into the record in support of the 
variance:

 Michael Holmes, 1031 1s St. S., #340, Jacksonville Beach
 Daniel L. Goldbergen, Jacksonville Beach,
 Laura DiMarino, 1031 1st St. S., #501, Jacksonville Beach
 Tammy Eisenmann, 1031 1st St. S., #502, Jacksonville Beach

The following submitted emails, which were read into the record in opposition of the variance:
 Sharon Rowlands, 1031 1st St. S., #204, Jacksonville Beach
 Laura & Tom DiMarino, 1031 1st St. S., #501, Jacksonville Beach
 Rod Restige, Jacksonville Beach
 Edward O’Brien, 110 10th Ave.  S. Jacksonville Beach
 Patrick Ahbad, Jacksonville Beach 

Mr. Curley noted one email was received unsigned and with no address, so it was not read.

Mr. Van Rooy responded the building would stay the same.  He said only the style of the deed would 
change. 

Mr. Johnston thanked the speakers for coming out and apologized for an unclear application.

Discussion ensued regarding the estimated density of occupants and setbacks.

Ms. Gonzalez closed the public hearing.

Discussion: 
Mr. Popoli stated if it was condos or apartments, there could be more units based on pure density.  
He said it was never discussed as townhomes.  He stated if the variance were approved, it would 
still have to go through a final plat process. 
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Discussion ensued about townhouse compliance, future variance requests, and setbacks.

Motion:  It was moved by Mr. Curley, seconded by Mr. Smith, to deny BOA#21-
100193, based on its failure to meet Standard 2 as a result of the actions of 
the applicant. 

Roll Call Vote:          Ayes – Owen Curley, Dan Elmaleh, Todd Smith 
Nays – John Moreland, Alexi Gonzalez

The motion to deny the variance passed 3-2.

PLANNING DEPARTMENT REPORT 
Mr. Popoli stated a training workshop would be held on February 15, 2022.  

The next scheduled meeting was Wednesday, February 2, 2022.  There were three scheduled cases. 

The ethics training would be held on January 28, 2022.

COURTESY OF THE FLOOR TO VISITORS
Ms. Gonzalez extended Courtesy of the Floor to visitors.

 Ruth Musicante, 1031 1st St. South, Jacksonville Beach, stated she was a new resident.  She asked 
about green space and a discussion held at her HOA’s Board meeting.  She expressed concerns 
because her HOA Board said they would have a variance assured if they wanted to turn green space 
into more parking spaces. 

Ms. Gonzalez stated there were no assurances for variances, and everyone had to go through the proper 
process. 

ADJOURNMENT
There being no further business, Ms. Gonzalez adjourned the meeting at 9:30 P.M.

Submitted by:  Lauren Loria 
 Administrative Assistant

These minutes were reviewed by Planning & Development. 

Approval:

                                              
            Chairperson

                                  
            Date
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BOA#21-100191 
Zoning: RS-1 
RE:  178286-0000 
Legal:   Lot 14, Block 2, Ocean Forest Unit 1 
Address:  1339 Pinewood Lane 

Request 

 Section(s): 34-336(e)(1)c.1 for a front yard setback of 15 feet in lieu of 25 feet 
minimum to allow for construction of a new single-family dwelling 

Exiting Conditions 

 The subject property is an existing lot of records (circa 1954) located in the Low 
Density Residential future land use category. The property is currently zoned 
Residential Single Family: RS-1. The property is currently occupied by an older 
single family home, constructed in 1959.  The current home is conforming in lot 
coverage and setbacks. The current home does have a carport, but based on the 
Property Appraiser’s records, does not meet the minimum 1.600 square footage 
requirement, containing roughly 1,032 square feet of air conditioned space. There 
are two active code cases, one related to lot being overgrown and removing existing 
junk from the lot that’s an ongoing case going back to July of 2021, the other is 
related to work without a building permit that is form January 28 of 2022.  
 
Previous Variances: No previous variances found. Existing Code Enforcement Case 
21-00000417, 21-00000562: Current cases include 417 for trash junk and debris, 
which is still active and unresolved as of July 2021, and 562, work without a building 
permit active as of January 28, 2022.  

Staff Analysis  

 The subject property is a conforming lot of record in the RS-1 zoning district. The 
property is roughly 13,000 square feet in area as determined by mapping analysis, 
though an actual area was not provided.  The subject lot, though irregular in shape, 
is capable of supporting a 1600 square foot house with a garage and still meeting all 
required setbacks. The current home is over 50 feet from the rear property line, over 
20 feet from the southern side yard property line and 37 feet from the northern side 
yard property line.  It also is within the 25 foot front yard setback. While it is true the 
lot is irregular in shape, because of its size, it does not create a hardship.  
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Minimum Dimensional Standards 

 • Minimum lot area: Ten thousand (10,000) square feet. 
• Minimum lot width: Ninety (90) feet at the building line and a minimum of 

thirty-five (35) feet at the street. 
• Minimum yards: 
• Front yard: Twenty-five (25) feet. 
• Side yard: Ten (10) feet on each side except when the lot is a corner lot. For 

a corner lot, the side yard on the corner shall be twenty (20) percent of the 
lot width or ten (10) feet, whichever is greater, except the side yard is never 
required to exceed twenty (20) feet. 

• Rear yard: Thirty (30) feet. 
• Floor area: A single family dwelling unit shall contain a minimum of one 

thousand six hundred (1,600) square feet of conditioned living area and a 
one (1) car garage. The garage shall not be included as part of the single 
family dwelling unit's minimum square footage. 

• Maximum lot coverage: Thirty-five (35) percent.  
• Accessory structures: All accessory structures shall be located a minimum of 

five (5) feet from any property line or principal or accessory structures. 

  

Review of Criteria 

 1. Special conditions and circumstances exist which are peculiar to the 
parcel of land, building or structure, which are not applicable to other 
parcels of land, structures or buildings in the same zoning district; 
Staff does not find that there are circumstances unique to the subject parcel of 
land.  The subject lot is a conforming lot of record in the RS-1 zoning district 
and although it does have an irregular shape, that is not unique to this 
neighborhood.  
 

2. Special circumstances and conditions do not result from the actions of 
the applicant 
Staff does find that circumstances are a result of the applicant.  The applicant 
is choosing to design the house so it violates the front setbacks.  The lot is 
large enough to accommodate a house that meets all the minimal dimensional 
standards without the need for a variance. The lot is a platted lot of record that 
was platted with a unique shape.  
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3. Granting the variance will not confer upon the applicant any special 
privilege denied by the comprehensive plan and this Code to other 
parcels of land, buildings, or structures, in the same zoning district 
Staff finds that the proposed variance will confer special privileges. The 
majority of the lots in this neighborhood and specifically on this street are much 
smaller, and are non-conforming.  Granting this variance will give a conforming 
lot additional privilege beyond the advantage they currently have as one of the 
few conforming lots.  
 

4. Literal interpretation and enforcement of the terms and provisions of this 
Code would deprive the applicant of rights commonly enjoyed by other 
parcels of land in the same zoning district, and would work an 
unnecessary and undue hardship 
Staff does not find that literal interpretation of the code would deprive the 
applicant of rights and privileges. The applicant can build a single family home 
on this lot that would meet all dimensional standards without relief from the 
code.  
 

5. Grant of variance is the minimum variance that will make possible the 
reasonable use of the parcel of land, building or structure 
Staff does not find that the requested variances are the minimum variance 
needed to accommodate the proposed new home.  The lot will accommodate a 
legal single family use, which is the highest and best use of this lot.  
 

6. Grant of variance will be generally consistent with the purposes, goals, 
objectives, and policies of the comprehensive plan and this Code and will 
not adversely affect adjacent land. 
Staff does find that the request is consistent with the comprehensive plan. The 
applicant is not requesting any deviations from the established future land use 
designation policies and is consistent with the Goals Objectives and Policies of 
the adopted comprehensive plan.  
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Staff Recommendation  

 Per Section 34-282 of the Land Development Code; based on the provided 
application and analysis stated in this report, The Planning and Development 
Department recommends DENIAL of BOA#21-100191 

Location Map (property boundaries are reprehensive only) 
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Existing Survey 

 

 
 



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

   

Page 6 of 6 February 15, 2022 

Proposed Site Plan 
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BOA#21-100198 
Zoning: C-2 
RE:  177310-0010 
Legal:   Part of Government Lot 6 Recorded Official Record 16804-1699 
Address:  1036 Beach Boulevard 

Request 

 Section(s): 34-377 for a reduction in required parking for 91 spaces in lieu of 108 
spaces required to allow for the substantial renovation of an existing commercial 
retail structure 

Exiting Conditions 

 The subject property is an existing lot of record, with an unknown date of origin.  
The lot can be traced back to 1984, making it a lot of record, but it likely predates 
that specific date.  As it is an unplatted lot, records older than 1984 could not be 
obtained. The property is currently occupied by a large commercial structure built in 
1996.  The structure has been used as a retail sales facility and as an office since 
the early 2000s.  The current site has an existing parking area, landscaping, and 
driveways that appear to date from the time of construction.  
 
Previous Variances: No previous variances found. No open code cases noted.  

Staff Analysis  

  The subject property is in the C-2 zoning district, which has very limited 
dimensional standards.  The existing use is a conforming use based on retail sales 
and office. The existing structure is conforming to dimensional standards, but is non-
conforming in parking spaces. The site was constructed with fewer parking spaces 
than are currently required in 1996.  The applicant is proposing a substantial 
remodel of the structure with changes to the footprint to accommodate the addition 
of a covered drive thru drop off area for donations.  The proposed changes will 
exceed 50% of the structure’s value which would require the property to be brought 
into compliance with all applicable code requirements.  The proposed upgrade will 
make the property more accessible with a third exit for donations onto Shetter 
Avenue.  Additionally the applicant has proposed that the current parking is more 
than adequate to accommodate their customers.  Although a formal parking study 
has not been conducted, staff has observed the parking area is generally 
underutilized during business hours. The current parking has maximized the area 
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available with both parking spaces, landscaping and storm water and the applicant 
cannot physically provide further parking.  Additionally, the Land Development Code 
does not have a specific use that accurately captures Goodwill’s use as a unique 
retail establishment and office.  The best practices proposed by the applicant would 
be a reasonable resource for reviewing parking requirements for this type of use.  

Minimum Standards and Parking Requirements 

 Dimensional Standards 
 

• Minimum lot area: None 
• Minimum lot width: None. 
• Minimum yards: 
• .Front yard: Ten (10) feet. 
• Side yard: None, except where adjacent to streets. If adjacent to a street, ten 

(10) feet. For a corner lot, the side yard on the corner shall be ten (10) feet. 
• Rear yard: None. 
• Floor area: None. 
• Maximum lot coverage: Eighty-five (85) percent. 
• Height: Thirty-five (35) feet. 
• Off-street parking and loading. The off-street parking and loading standards 

for the C-2 zoning district are found in Article VIII, Division 1. 

 Parking 
 

• One Space for each 250 square feet of floor area.  

Review of Criteria 

 1. Special conditions and circumstances exist which are peculiar to the 
parcel of land, building or structure, which are not applicable to other 
parcels of land, structures or buildings in the same zoning district; 
Staff does find that there are circumstances unique to the subject parcel of 
land.  The property is unique in its size and shape, and the existing structure 
and parking currency occupy the maximum amount of space available.  
Additionally the parking standard does not fit the existing use and is 
burdensome, and currently the existing parking is underutilized.  
 

2. Special circumstances and conditions do not result from the actions of 
the applicant 
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Staff does not find that circumstances are a result of the applicant.  The current 
structure and parking was built in 1996.  The applicant acquired the property 
and has operated in this location since 2004.  Additionally the renovation 
proposed will not create additional demand as the use is not changing.  
 

3. Granting the variance will not confer upon the applicant any special 
privilege denied by the comprehensive plan and this Code to other 
parcels of land, buildings, or structures, in the same zoning district 
Staff finds that the proposed variance will not confer special privileges. The 
subject parcel is currently built to the within 5% of maximum lot coverage, but 
that 5% is currently occupied by the existing storm water facility.  The need to 
update and renovate an older building is not a special privilege but a right 
allowed by any property owner. The minimal parking relief would allow an 
update to the structure without negatively impacting the surrounding area.  
 

4. Literal interpretation and enforcement of the terms and provisions of this 
Code would deprive the applicant of rights commonly enjoyed by other 
parcels of land in the same zoning district, and would work an 
unnecessary and undue hardship 
Staff does find that literal interpretation of the code would deprive the applicant 
of rights and privileges. The existing uses are permitted in the C-2 zoning 
district.  The applicant would be able to meet the parking standard but for the 
fact that the existing parking design and building location does not leave room 
to add additional parking spaces.  The ability to renovate an existing structure 
for a legal use is a right enjoyed by all property owners throughout the C-2 
zoning district.  
 

5. Grant of variance is the minimum variance that will make possible the 
reasonable use of the parcel of land, building or structure 
Staff does find that the requested variances are the minimum variance needed 
to accommodate the proposed new home.  The existing building, when 
renovated will require 108 parking spaces, and the applicant is asking for a 
reduction from the required amount to 91 spaces which is all they can provide.  
 

6. Grant of variance will be generally consistent with the purposes, goals, 
objectives, and policies of the comprehensive plan and this Code and will 
not adversely affect adjacent land. 
Staff does find that the request is consistent with the comprehensive plan. The 
applicant is not requesting any deviations from the established future land use 
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designation policies and is consistent with the Goals Objectives and Policies of 
the adopted comprehensive plan.  

  

Staff Recommendation  

 Per Section 34-282 of the Land Development Code; based on the provided 
application and analysis stated in this report, The Planning and Development 
Department recommends APPROVAL of BOA21-100198 
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Location Map (property boundaries are reprehensive only) 
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Existing Survey 
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Proposed Site Plan 
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BOA#22-100002 
Zoning: RS-1 
RE:  178280-0000 
Legal:   Lot 8, Block 2, Ocean Forest Unit 1 
Address:  1819 12th Avenue North  

Request 

 Section(s): 34-336(e)(1)c.2, for eastern and western side-yard setbacks of 8.5 feet 
in lieu of 10 feet minimum; and 34-336(e)(1)e, for 42% lot coverage in lieu of 35% 
maximum to allow for construction of new additions, a new swimming pool and pool 
deck and to rectify existing non-conformities at an existing single family dwelling 

Exiting Conditions 

 The subject property is an existing lot of records (circa 1954) located in the Low 
Density Residential future land use category. The property is currently located in the 
Residential Single Family: RS-1 zoning district. The subject property is a legal 
nonconforming lot that measures 65 feet in width and 110 feet in depth with an area 
of 7,150 square feet. The current home is a one story with a single car garage.  The 
home currently has side yard setbacks of 8.4 feet on the western property line and 
8.5 feet on the eastern property line.  These are less than the required 10 feet in the 
RS-1 zoning district. The home currently meets the front and rear setback but is less 
than the required 1600 square feet in size, measuring 1,200 square feet including 
the garage.  
 
Previous Variances: Variance BOA21-100156 was approved in November of 2021 
for rear side yard setbacks to address existing non-conformities and to allow for a 
rear addition.   

Staff Analysis  

  The subject home and lot are both non-conforming.  The lot is nonconforming in 
both area and width for the RS-1 zoning district.  The home currently has 
nonconforming side yard setbacks on both the east and west.  The proposed 
additions consist of a rear addition that would be within the 30 foot rear setback but 
would add roughly 700 square feet to the rear of the home, bringing the square 
footage in line with the minimum required under the RS-1 dimensional standards.  
Additionally, the applicant is proposing a small addition to the front of the home that 
would restore the existing garage to a useable depth.  Currently the garage is too 
short for use as a parking space.  The front addition would be in compliance with the 
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front yard setback of 25 feet and would add roughly 50 square feet of area to the 
front of the home. All of these additions combines, along with the new pool deck 
would increase the lot coverage to 42%.   

Minimum Dimensional Standards 

 • Minimum lot area: Ten thousand (10,000) square feet. 

• Minimum lot width: Ninety (90) feet at the building line and a minimum of 
thirty-five (35) feet at the street. 

• Minimum yards: 

• Front yard: Twenty-five (25) feet. 

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

• Rear yard: Thirty (30) feet. 

• Floor area: A single family dwelling unit shall contain a minimum of one 
thousand six hundred (1,600) square feet of conditioned living area and a 
one (1) car garage. The garage shall not be included as part of the single 
family dwelling unit's minimum square footage. 

• Maximum lot coverage: Thirty-five (35) percent.  

• Accessory structures: All accessory structures shall be located a minimum of 
five (5) feet from any property line or principal or accessory structures. 

  

Review of Criteria 

 1. Special conditions and circumstances exist which are peculiar to the 
parcel of land, building or structure, which are not applicable to other 
parcels of land, structures or buildings in the same zoning district; 
Staff does find that there are circumstances unique to the subject parcel of 
land.  The property is substandard in width and area. The home currently 
doesn’t meet the dimensional standards for setbacks or minimum square 
footage.  
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2. Special circumstances and conditions do not result from the actions of 
the applicant 
Staff does not find that circumstances are a result of the applicant.  The lot was 
platted in 1954 and the home was built in 1958 and is mostly unchanged since 
construction. The applicant purchased the home in early 2021.  
 

3. Granting the variance will not confer upon the applicant any special 
privilege denied by the comprehensive plan and this Code to other 
parcels of land, buildings, or structures, in the same zoning district 
Staff finds that the proposed variance will not confer special privileges. The 
applicant is proposing to bring the home into compliance with some aspects of 
the dimensional standard but due to the location of the current home on the lot 
and the undersized nature of the lot itself need relief to accomplish their goals 
which are consistent with normal use of a single family lot.  
 

4. Literal interpretation and enforcement of the terms and provisions of this 
Code would deprive the applicant of rights commonly enjoyed by other 
parcels of land in the same zoning district, and would work an 
unnecessary and undue hardship 
Staff does find that literal interpretation of the code would deprive the applicant 
of rights and privileges. The applicant would be able to add onto their house 
and add a pool but for the limitation of the property and the existing 
nonconformities of the home. Additions and accessory uses are common for 
single family homes.  
 

5. Grant of variance is the minimum variance that will make possible the 
reasonable use of the parcel of land, building or structure 
Staff does find that the requested variances are the minimum variance needed 
to accommodate the proposed new home.  The request for side yard setback 
relief is to address existing nonconformities of the historic home.  The lot 
coverage request is minimal to allow the house to be more conforming to other 
dimensional standards that address minimal square footage of single family 
homes.  
 

6. Grant of variance will be generally consistent with the purposes, goals, 
objectives, and policies of the comprehensive plan and this Code and will 
not adversely affect adjacent land. 
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Staff does find that the request is consistent with the comprehensive plan. The 
applicant is not requesting any deviations from the established future land use 
designation policies and is consistent with the Goals Objectives and Policies of 
the adopted comprehensive plan.  
 

 

  

Staff Recommendation  

 Per Section 34-282 of the Land Development Code; based on the provided 
application and analysis stated in this report, The Planning and Development 
Department recommends APPROVAL of BOA22-100002 
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Location Map (property boundaries are reprehensive only) 
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Existing Survey 
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Proposed Site Plan 

 

 

 


















	 CALL TO ORDER
	 ROLL CALL
	 Alexi Gonzalez (Chairperson), Owen Curley (Vice-Ch

	 APPROVAL OF MINUTES
	A. Regular Board of Adjustment Meeting held on Januar
	220119 BOA Minutes LL JB


	 CORRESPONDENCE
	 OLD BUSINESS
	 NEW BUSINESS
	A. Case Number(s):BOA#21-100191Applicant:David Merrit
	BOA21-1000191 Staff Report complete

	B. Case Number(s):BOA#21-100198Applicant:David ReyAge
	BOA21-1000198 Staff Report combined

	C. Case Number(s):BOA#22-100002Applicant:Mark Juliano
	BOA22-100002 Staff Report complete


	 PLANNING DEPARTMENT REPORT
	A. The next scheduled meeting is Tuesday, March 1, 20

	 COURTESY OF THE FLOOR TO VISITORS
	 ADJOURNMENT

