
 

 
 
 

 
AGENDA 

COMMUNITY DEVELOPMENT BOARD MEETING 
September 10, 2025 AT 6:00 PM 

116 FIRST STREET 
NEPTUNE BEACH, FL 32266 

 
 
 

1. Call to Order and Roll Call 
 
2. Pledge of Allegiance 

 
3. Approval of August 13, 2025 Minutes 

 
4. V25-06 Application for variance as outlined in Chapter 27 Article III Division 8 of the Unified Land 

Development Code of Neptune Beach for Linward Development Corp. for the property 1621 5th Street, 
Neptune Beach, Florida (northeastern corner of Lora Street and 5th Street - RE Parcel 173086-0000). 
The applicant requests a variance from Table 27-239 R-3 interior side yard setback to permit the 
construction of a single-family residence with a four foot interior side yard minimum setback in lieu of the 
required seven foot interior side yard setback. The property is in the R-3 zoning district. 

 
5. Florida Senate Bill 180 Legal Discussion  

 
6. Historic Subcommittee Report 
 
7. Code Committee Report 

 
8. Open Discussion  
 
9.  Adjourn 

 
Residents and Board Members attending public meetings can validate their parking at no cost by using the 

parking code  
 

DD14 
 

After 5:00 on the date of the meeting, follow these steps:  
➢ Make sure you are parked in a North Beaches public parking space – we can’t validate valet parking or 

parking in private lots.  
➢ To use a kiosk: Press the Start button and then select 2 to enter your plate and the validation code.  

➢ To use the Flowbird app: Tap the nearest yellow balloon and tap “Park here.” From the payment screen, 
select “Redeem a code” at the top. Confirm your information and tap “Purchase”   

the price will show “Free.” 

City of Neptune Beach 
Community Development Department 

116 First Street   •  Neptune Beach, Florida 32266-6140 
(904) 270-2400  
CDD@NBFL.US 



  

 

 MINUTES 

COMMUNITY DEVELOPMENT BOARD 
                    AUGUST 13, 2025, 6:00 P.M. 

COUNCIL CHAMBERS  
116 FIRST STREET 

NEPTUNE BEACH, FLORIDA 32266 
 

 Pursuant to proper notice a public hearing of the Community Development Board for the City of 
Neptune Beach was held in person on Wednesday August 13, 2025, at 6:00 p.m. in the Council 
Chambers. 

  
Attendance Board members were in attendance:  

 
Greg Schwartzenberger, Chair 
Rene Atayan, Vice-Chair 
Tony Mazzola, Member 
Lynda Padrta, Member  
William Hilton, Member 
Hillary Weatherhead, Member 
Charles Miller, Member 
 

 The following staff members were present: 
Heather Whitmore, Community Development Director 
Paul Waters, City Attorney 
Piper Turner, Code Compliance Supervisor 
Dallas Alvarez, Administrative Assistant 

  

 Coral Messina and Jeff DeAngelis, Alternate Members, were in attendance. Kathy Lahr-David 
was not present.  

  

Call to Order & 
Roll Call 

Chair Schwartzenberger called the meeting to order at 6:00 p.m.  

  
Pledge Pledge of Allegiance. 

  
Minutes Approval of Minutes for the May 14, 2025 meeting. 
  
 Made by    Miller         , seconded by Padrta                            
  
 MOTION:          TO  APPROVE MAY 14, 2025 MINUTES, AS SUBMITTED.  
  
 Roll Call Vote: 
 Ayes:  - Weatherhead, Mazzola, Miller, Padrta, Hilton, Atayan & Schwartzenberger 

 Noes: 0 
  
 MOTION CARRIED 
  
Election  Election of Chair and Vice-Chair for a period of one year.  
  
 Made by Atayan, seconded by Mazzola.                             

 
MOTION:         TO  ELECT MR. SCHWARTZENBERGER AS CHAIR FOR ONE YEAR.  
 
Roll Call Vote: 
Ayes: 7- Weatherhead, Mazzola, Miller, Padrta, Hilton, Atayan & Schwartzenberger 

Noes:  0 
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MOTION CARRIED 

 

  
 Made by Schwartzenberger, seconded by  Weatherhead.                           

 

MOTION:             TO  ELECT  MRS. ATAYAN AS VICE-CHAIR FOR ONE YEAR.  

 

Roll Call Vote: 

Ayes:  7-Weatherhead, Mazzola, Miller, Padrta, Hilton, Atayan & Schwartzenberger 

Noes:  0 

 

MOTION CARRIED 
 

  
 Swearing In City Attorney Waters asked anyone appearing before the board tonight to raise their right hand to be 

sworn in.  
  
Ex Parte Mr. Miller stated he had spoken with the applicant about the  

project. 
 

  
V25-05 
Application for 
Variance  
for front yard 
setback 
 
 
 
SE25-01 
Special 
Exception for  
off-site parking 
 
 
DP25-01 
Preliminary 
Development 
Plan for the 
property known 
as 1102 & 1112 
Third Street 
 

 V25-05: Application for variance as outlined in Chapter 27 Article III Division 8 of the Unified 
Land Development Code of Neptune Beach for 1112 Third Street, LLC for the property 1102 
and 1112 Third Street, Neptune Beach, Florida (RE Parcels 172851-0000 and 172852-0000). 
The applicant requests a variance from Table 27-239 C-1 front yard setback to permit the 
construction of an office building with a +/- 150-foot front yard maximum setback in lieu of the 
required 25-foot yard maximum setback. The property is in the C-1 zoning district. 
 
SE25-01: Application for Special Exception as outlined in Chapter 27 Article III Division 9 of 
the Unified Land Development Code of Neptune Beach for 1112 Third Street, LLC for the 
property 1102 and 1112 Third Street, Neptune Beach, Florida (RE Parcels 172851-0000 and 
172852-0000). The applicants are requesting a special exception for off-site parking in 
accordance with Sec. 27-540 Parking requirements (e) Offsite Parking for an office. The 
property is in the C-1 zoning district. 
 
DP25-01: Application for Preliminary Development Plan as outlined in Chapter 27 Article III 
Division 2 of the Unified Land Development Code of Neptune Beach at 1112 Third Street, LLC 
for the property 1102 and 1112 Third Street, Neptune Beach, Florida (RE Parcels 172851-0000 
and 172852-0000). The applicant requests a Development Plan approval to permit a 27,346 SF 
office building with associated parking and landscaping. The property is in the C-1 zoning 
district. 

  
Background The applicant requests a development plan approval to permit a 27,346 SF office 

building with associated parking and landscaping. The property is in the Commercial- 1 (C-1) 
zoning district and has a Walkable Commercial Corridor comprehensive plan for future land use 
designation. 
 
DP25-01 requires a concurrent review of associated variance V25-05 from Table 27- 239 C-1 
front yard setback to permit the construction of an office building with a +/- 150-foot front yard 
maximum setback in lieu of the required 25-foot yard maximum setback, as well as a 
concurrent review of associated special exception SE25-01 for off-site parking in accordance 
with Sec. 27-540 Parking requirements (e) Offsite Parking. 

  

 The “developers” 1112 Third Street LLC request approval of the attached 

development plan, variance, and special exception for Parkside Office Complex located at 
1102 and 1112 Third Street, Neptune Beach, Florida. The developers propose to construct a 
two-story, 24 foot high, 27,346 SF office building with associated 54 onsite parking spaces and 
landscaping, as well as seven publicly shared parking spaces in the Magnolia Street right-of-
way along the site’s northern boundary, and 13 shared parking spaces in the North Street right-
of-way along the site’s southern boundary and Jarboe Park. 
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The property is shown in attached vicinity maps and is located adjacent to Jarboe Park, lying 
northwest of the intersection of Third Street and Florida Boulevard. The one-acre lot now 
contains two single story office buildings, and an older single-family home. The site’s current 
impervious lot coverage is 70%, composed largely of concrete parking. 
 
The site is bound to the north by multi-family, to the south by Jarboe basketball/baseball 
and single-family homes along Florida Blvd, to east by Third Street and single-family 
homes, and to the west by Jarboe Park and single family 

homes along Florida Blvd. 

 
 

 
 

 The proposed office building will be in a modern architectural style, with large glass 
panes and cantilevered balconies (as indicated in attached elevation renderings). The 
architectural style will be consistent with other offices recently developed along Third 
Street. The proposed office site is oriented with the parking area on the east side of 
the lot abutting Third Street, with the building on the west side of the lot adjacent to 
the park and single-family homes along Florida Boulevard. 
Site building orientation and lighting are designed to minimize glare and prevent light 
intrusion on single family homes to the south and west (see attached lighting plan). 
The office building requires a minimum of 69 parking spaces: however, the developer 
has committed to providing 74 parking spaces and four bicycle parking spaces. As 
stated, the site is served by a total of 74 parking spaces, with 54 onsite parking 
spaces, seven publicly shared parking spaces (including handicap) in Magnolia 
Street right-of-way along the site’s northern boundary, and 13 shared parking spaces 
in North Street right-of-way along the site’s southern boundary and Jarboe Park. 
The parking lot will be densely landscaped with grass and palm hedges and a variety 
of palm, live oak, and magnolia trees (as indicated in attached landscape plans). The 
proposed parking area will replace the site’s existing concrete with pervious pavers to improve 
stormwater management conditions. The site’s post-development 
impervious lot coverage will be reduced 69%. 
The project has been issued a Certificate of Concurrency (attached) for traffic. The 
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project traffic volume will not decrease the current level of service on the immediate 
traffic network. The project will generate approximately 141 net new trips per day. 
Both Florida Boulevard and Third Steet have adequate available traffic capacity to 
permit 141 new trips without a reduction in level of service. 
On July 21, 2025 the Neptune Beach City Council approved a development 
agreement (attached) for Parkside Office Complex to permit 1) a land exchange of 
public right-of-way, 2) 20 public parking spaces and paving improvements in public 
rights-of-way, 3) a shared parking agreement for developer improved parking spaces 
in the right-of-way, and 4) abandonment of a public utility easement. 
 
 

 

 
 On July 21, 2025 the Neptune Beach City Council approved a development 

agreement (attached) for Parkside Office Complex to permit 1) a land exchange of 
public right-of-way, 2) 20 public parking spaces and paving improvements in public 
rights-of-way, 3) a shared parking agreement for developer improved parking spaces 
in the right-of-way, and 4) abandonment of a public utility easement. 

 The City Council agreed to a land swap by vacating a 2,936 SF portion of Magnolia 
Street to be provided to the developer in exchange for the developer giving the City a 
4,318 SF portion of private property to be dedicated to the North Street right-of-way. 
 
The developer commits to repaving the Magnolia Street right-of-way and providing seven 
(one handicap) publicly shared parking spaces adjacent to Jarboe park, as well as 
repave the North Street right-of-way and provide 13 publicly shared parking spaces 
adjacent to the ball fields. 
 
The City granted the developer a shared parking agreement to utilize the 20 newly 
improved public parking spaces as off-site parking to serve the office during regular 
business hours. 
 
Following the City Council’s authorization of this development agreement, the 
developer will return to the City Council to obtain a development order approval and 
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associated off-site parking special exception and setback variance. Furthermore, the 
developer will return to the City Council to request formal execution of the land swap 
and utility easement termination. 
 
Variance 25-05 
As stated, the applicant requests a variance from Table 27-239 C-1 front yard setback 
to permit the construction of an office building with a +/- 150-foot front yard 
maximum setback in lieu of the required 25-foot yard maximum setback. Table 27- 
239 requires that new development in the C-1 corridor along Third Street place 
parking in the rear of the building to allow the building placement setback no more 
than 25 feet from Third Street. 
 
1112 Third Street Parkside Office Complex: V25-05/SE25-01/DP25-01 
August 13, 2025 Community Development Board Staff Report 
6 of 16 
The purpose of the variance is to allow a site and building orientation that minimizes 
light, sound, and aesthetic impacts that a parking area adjacent to a residential 
corridor may present. The building orientation is designed to abate light and noise 
intrusion for the single-family homes to the south and west. 
 
SE25-01 
 
27-540 “Parking Requirements” requires one parking space per 400 square feet of office gross 
floor area. The proposed office building requires a minimum of 69 
parking spaces: however, the developer has committed to providing 74 parking spaces 
with 54 onsite parking spaces and 20 publicly shared parking spaces in the Magnolia 
Street right-of-way and North Street right-of-way. 
 
The City granted the developer a shared parking agreement to utilize those 20 newly 
improved public parking spaces as off-site parking to serve the office during regular 
business hours. The shared parking spaces are an asset that improve accessibility. 
to Jarboe Park and City ball fields. 

The applicant is now  requesting a Special Exception SE25-01 for off-site parking in 
accordance with 27-540 (e) “Parking Requirements” “Off-site parking” to permit 
twenty (20) off-site parking spaces. Section 27-540 (e) “off-site parking” outlines the 
conditions under which an off-site parking special exception may be approved. The 
proposed twenty (20) off-site parking spaces comply with the standards outlined in 
27-540 (e), specifically: 

1. The site has practical difficulty preventing the placement of the required parking 
spaces on the same lot as the premises they are intended to serve. 
2. The off-site parking spaces are located within four hundred (400) feet of the 
premises they are intended to serve. 
3. The off-site parking spaces are located within the same zoning district 
classification as the premises which the parking spaces will serve, or a 
classification allowing business or commercial activities. 
4. The off-site parking spaces are not located in any residential district. 
5. The location of the off-site parking spaces will adequately serve the use for which 
it is intended. 
6. The location of the off-site parking spaces will not create unreasonable: 
i. Hazards to pedestrians 
ii. Hazards to vehicular traffic. 
iii. Traffic congestion 
iv. Interference with access to other parking spaces in the vicinity 
v. Detriment to any nearby use. 
vi. The developer has supplied a written agreement, approved in form 
by the city attorney, assuring the continued availability of the offsite parking facilities for the 
use they are intended to serve. 
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 III. V25-05 FINDINGS: 

 
1. The property has unique and peculiar circumstances, which create an exceptional 
and unique hardship. For the purpose of this determination, the unique hardship 
shall be unique to the parcel and not shared by other property owners in the same 
zoning district. 

a. Applicant Response: The property exhibits unique and peculiar circumstances 
due to its immediate adjacency to the City’s park amenities on the western 
boundary while being bounded by 3rd Street to the east. Unlike other parcels in 
the same zoning district, the rear yard’s proximity to the park creates a 
significant constraint, as placing parking in the rear would disrupt the park’s 
aesthetic and functional value, potentially encroaching on public recreational 
space. This creates an exceptional hardship, as strict adherence to the 25-foot 
front yard setback would force parking into the rear, negatively impacting the 
adjacent public amenity in a way not shared by other properties in the zoning 
district. 
 
b. Staff Response: The site is uniquely situated on a corner abutting single family 
residential to the south and west. The building orientation is designed to abate 
light and noise intrusion for the single-family homes to the south and west. 
 

2. The proposed variance is the minimum necessary to allow the reasonable use of 
the parcel of land. 

a. Applicant Response: The proposed variance to exceed the 25-foot front yard 
setback is the minimum necessary to allow reasonable use of the parcel. By 
relocating parking to the front yard, the development maintains adequate 
parking to support the commercial use while preserving the rear yard to avoid 
conflicts with the adjacent park. The extent of the setback exceedance is limited 
to what is required to accommodate the necessary parking spaces, ensuring 
compliance with the City’s parking requirements without excessive deviation 
from the setback standard. 
 
b. Staff Response: The parcel can reasonably be used today under the current use. 
The requested setback variance is not the minimum necessary to permit use of 
the parcel or building. However, the building orientation is situated to abate 
parking lot light and noise nuisances for residents. 
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3. The proposed variance would not adversely affect adjacent and nearby properties 
or the public in general. 
 

a. Applicant Response: The proposed variance will not adversely affect adjacent 
or nearby properties or the public. The front yard parking area will be designed 
1112 Third Street Parkside Office Complex: V25-05/SE25-01/DP25-01 
August 13, 2025 Community Development Board Staff Report 
8 of 16 with appropriate landscaping, screening, and buffering to minimize visual 
impacts on neighboring properties and the streetscape. Pedestrian and vehicular 
access will be managed to ensure safety, and the preservation of the rear yard 
protects the adjacent park’s functionality and public enjoyment, thereby 
benefiting the community as a whole. 
 
b. Staff Response: The variance will not adversely impact adjacent and nearby 
properties. The variance is requested to abate adverse effects on adjacent and 
nearby properties resulting from the parking and drive area. 
 

4. The proposed variance will not substantially diminish property values in, nor alter 
the essential character of the area surrounding the site. 
 

a. Applicant Response: The variance will not substantially diminish property 
values or alter the essential character of the surrounding area. The variance will 
allow for a substantial improvement to both the subject property and by 
extension, the surrounding parking and park amenities The front yard parking 
will be designed to blend with the commercial district’s aesthetic, incorporating 
high-quality landscaping, low-impact lighting, and compliance with City design 
standards. By preserving the rear yard’s open space adjacent to the park, the 
development maintains the area’s recreational and aesthetic character, 
supporting property values and community identity. 
 
b. Staff Response: The proposed variance will not substantially diminish property 
values in, nor alter the essential character of the area surrounding the site. The 
variance intent is to protect the character of the area. 
 

5. The effect of the proposed variance is in harmony with the general intent of the 
ULDC and the specific intent of the relevant subject area(s) of the ULDC. 
 

a. Applicant Response: The proposed variance is in harmony with the general 
intent of the City’s LDC to promote orderly, safe, and aesthetically pleasing 
development while supporting the specific intent of the commercial zoning 
district to facilitate viable commercial uses. Allowing front yard parking ensures 
the property can be developed for its intended commercial purpose while 
protecting the adjacent park, aligning with the City’s goals of balancing 
development with community welfare and public space preservation. 
 
b. Staff Response: The variance request from the required maximum setback of 25 
feet is in harmony with the general intent of the LDC. 
 

6. The need for the variance has not been created by the actions of the property 
owner or developer nor is the result of mere disregard for the provisions from 
which relief is sought. 
 

a. Applicant Response: The need for the variance arises from the property’s 
unique physical constraints, specifically its adjacency to the City’s park 
amenities to the west, and how the site is bounded by a well-trafficked 3rd 
Street to the east; additionally, it is bound by Magnolia Street to the North and 
North Street to the south (where it plans to implement upgraded parking 
improvements). Thus, this is a function of the site’s configuration and 
circumstances, and not from actions or disregard by the property owner or 
developer. The proximity of the park to the rear of the building (to the west) 
inherently limits the feasible placement of parking, and the variance request is a 
direct response to this site-specific condition rather than a self-imposed hardship 
or intentional deviation from the City’s LDC requirements. 
 
b. Staff Response: The proposed variance request from the required maximum 
setback of 25 feet is not created through the actions of the property owner. Staff 
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recommended the building orientation to protect neighbors. 

7. Granting the variance will not confer upon the applicant any special privilege that 
is denied by the ULDC to other lands, buildings, or structures in the same zoning 
district. 
 

a. Applicant Response: Granting the variance will not confer special privileges 
denied to other properties in the same zoning district. The variance is 
necessitated by the property’s unique configuration and adjacency to the City’s 
park system to the west and to the south, a condition not shared by other parcels. 
Other properties in the zoning district without similar constraints can comply 
with the standard setback and parking requirements, and the variance is tailored 
solely to address the site-specific hardship without providing an undue 
advantage to the applicant. 
 
b. Staff Response: Granting the variance request from the required maximum 
setback of 25 feet would not confer upon the applicant a special privilege that is 
denied by the ULDC to other lands, buildings, or structures in the same zoning 
district. 
 

 IV. SE25-01 FINDINGS: 
1. The proposed use is consistent with the comprehensive plan. 
 

a. Applicant Response: The proposed offsite shared parking arrangement aligns 
with the comprehensive plan’s goals of promoting efficient land use and 
sustainable development. By utilizing shared parking facilities, the project 
optimizes space, reduces the need for excessive parking lot construction, and 
supports the plan’s objectives of fostering walkable, mixed-use communities 
while minimizing urban sprawl. 
 
b. Staff Response: The proposed office building and off-site parking are 
consistent with Comprehensive Plan Walkable Commercial Corridor Land Use 
which states: 
These areas shall include offices, professional services, and retail sales which 
promote and advance walkability, service the routine and daily needs of 
residents, and are compatible with and have no measurable or noticeable 
adverse impacts upon surrounding residential uses. 
 

2. The proposed use would be compatible with the general character of the area, 
considering the population density; the design; density; scale; location, and 
orientation of existing and permissible structures in the area; property values; and 
the location of existing similar uses. 
 

a. Applicant Response: The offsite shared parking facility is compatible with the 
area’s character, as it integrates with the existing population density, design, and 
scale of nearby structures. The parking facility is strategically located near similar 
commercial or mixed-use developments, ensuring it blends with permissible uses 
and maintains property values. Its design respects the aesthetic and functional 
orientation of surrounding buildings, contributing to a cohesive urban environment. 
It will be a mutually beneficial parking arrangement for users of the nearby City 
park amenities and invitees of the business on the subject property. 
 
b. Staff Response: The proposed office is compatible with the general area. 
 

3. The proposed use would not have an environmental impact inconsistent with the 
health, safety, and welfare of the community. 
 

a. Applicant Response: The shared parking arrangement minimizes 
environmental impact by reducing the footprint of new parking infrastructure, 
preserving green spaces and limiting impervious surface runoff. The facility 
complies with stormwater management regulations and incorporates modern-day 
design practices, ensuring no adverse effects on the community’s health, 
safety, or welfare. All developments will meet federal, state and local 
requirements. This is a beneficial community upgrade to 2 parking areas on 2 
City streets that will enhance the overall community spaces in that area of the City. 
 

b. Staff Response: There are no environmental impacts generated by the off-site 
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parking. There are no hazardous materials used for this type of use. The use 
would not have an environmental impact inconsistent with the health, safety, 
and welfare of the community. 
 
4. The proposed use would not generate or otherwise cause conditions that would 
have a detrimental effect on vehicular traffic, pedestrian movement, or parking 
inconsistent with the health, safety and welfare of the community. 
 

a. Applicant Response: The shared parking plan has been designed so as to 
minimize any disruption to that general area, and in fact enhance existing 
City infrastructure. It will not exacerbate vehicular congestion or disrupt 
pedestrian movement. The parking facility is located just adjacent to the subject 
development to the north and to the south, while also adjacent and abutting the 
City’s premier park amenities providing better improved access for the general 
public in that community, with safe pedestrian pathways and crosswalks. Shared 
parking optimizes space by leveraging complementary parking demands (e.g., 
daytime commercial or office uses while complementing general public access 
and park usage), ensuring adequate parking availability without compromising 
community safety or welfare. 
 
b. Staff Response: The parking will not have a detrimental effect on vehicular 
traffic, pedestrian movement, or parking inconsistent with the health, safety and 
welfare of the community. The developer is improving the public right-of-way 
and providing public parking spaces. The City granted the developer a shared 
parking agreement to utilize the newly improved public parking spaces as offsite 
parking because the shared parking spaces are an asset that improve the 
accessibility of Jarboe Park and City ball fields. 
 

5. The proposed use would not have a detrimental effect on the future development 
of the area as allowed in the comprehensive plan. 

a. Applicant Response: The offsite shared parking arrangement supports the 
comprehensive plan’s vision for future development by maximizing land use 
efficiency and preserving space for higher-value uses, such as commercial 
development and public access. The shared parking model encourages 
coordinated development patterns, ensuring that future growth in the area remains 
consistent with planned zoning and land use designations. 
 
b. Staff Response: The proposed use is consistent with other uses in the Walkable 
Commercial Corridor District. The office and shared parking are consistent with 
area and would not have a detrimental effect on the future development as 
allowed in the comprehensive plan. 

 
6. The proposed use would not result in the creation of objectionable or excessive 
noise, light, vibration, fumes, odors, dust or physical activities inconsistent with 
existing or permissible uses in the area. 
 

a. Applicant Response: The offsite shared parking facility is designed to 
minimize disturbances, incorporating features such as shielded lighting to 
prevent glare, noise-reducing development, and proper ventilation. The 
development is designed and will be constructed and maintained according to 
modern-day improved commercial, retail, office standards. The product will be 
a total upgrade to the site both in terms of function and aesthetics. The facility’s 
operations align with existing and permissible uses in the area, ensuring no 
excessive noise, vibration, odors, dust, or physical activities that would disrupt 
the community. 
 
b. Staff Response: The office and shared parking will not result in the creation of 
objectionable or excessive noise, light, vibration, fumes, odors, dust or physical 
activities inconsistent with existing or permissible uses in the area. The office 
and shared parking spaces are an 
 asset that improve the area and accessibility to 
Jarboe Park and City ball fields. 

7. The proposed use would not overburden existing public services and facilities. 
 

a. Applicant Response: The shared parking arrangement does not place undue 
strain on public services or facilities, such as water, sewer, or emergency 
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services. By consolidating parking needs, the project actually reduces the 
demand for new infrastructure, allowing existing public services to adequately 
support the development without requiring costly expansions or upgrades and is 
a valuable amenity to the City without costing the taxpayer. 
 
b. Staff Response: The developer is improving existing public services and 
facilities and providing public parking spaces. The City granted the developer a 
shared parking agreement to utilize the newly improved public parking spaces 
as off-site parking because the shared parking spaces are an asset that improve 
the accessibility of Jarboe Park and City ball fields 

 
8. The proposed use meets all other requirements as provided for elsewhere in this 
Code. 
 

a. Applicant Response: The proposed offsite shared parking plan adheres to all 
relevant provisions of the city’s land development code, including zoning 
regulations, parking standards, and design guidelines. The project has undergone 
a thorough review to ensure compliance with setback requirements, accessibility 
standards, and any additional conditions outlined in the code, as well as any 
necessary agreements for shared parking management. 
b. Staff Response: All provisions of this code are met by the proposed office 
development plan and proposed parking agreement. 

 
V. DP25-01 FINDINGS: 
Sec. 27-82. - Procedures for applying for and issuing preliminary and final development 
orders state the community development board shall conduct a quasi-judicial public hearing 
and shall consider the following factors when issuing a development order: 
 
1. Characteristics of the site and surrounding area, including important natural and 
manmade features, the size and accessibility of the site, and surrounding land uses. 
 

Staff Response: The proposed development plan is consistent with the surrounding 
zoning and uses. The site is surrounded by commercial uses to the north. 
Residentially zoned property borders the site to the south, east, and west. 
The proposed office building will be in a modern architectural style, with large glass 
panes and cantilevered balconies (as indicated in attached elevation renderings). The 
architectural style will be consistent with other offices recently developed along Third 
Street. 
The office site will be densely landscaped to seamlessly integrate into Jarboe Park. 
The parking lot will be densely landscaped with a grass and palm hedge and a variety 
of palm, live oak, and magnolia trees (as indicated in attached landscape plans). The 
site’s building orientation and lighting minimizes glare and prevents light intrusion on 
single family homes to the south and west (see attached lighting plan). 

 
2. Whether the concurrency requirements of article VI of this Code could be met if 
the development were built. 
 

Staff Response: 
Traffic: The project has been issued a Certificate of Concurrency (attached) for 
traffic. The project traffic volume will not decrease the current level of service on the 
immediate traffic network. The project will generate approximately 141 net new trips 
per day. Both Florida Boulevard and Third Steet have adequate available traffic 
capacity to permit 141 new trips without a reduction in level of service. 
Water/Sewer: This project has been issued a water and sewer letter of available from 
City of Neptune Public Works. 
School: Not applicable 
Drainage: A new on-site parking area will be constructed using “permeable” pavers 
to reduce the stormwater runoff leaving the site. A portion of the existing asphalt 
pavement on Magnolia Avenue will be removed as part of this construction. 
Stormwater runoff from the new property will flow into the city-owned ditch system 
by means of a piped collection system. A smaller portion of the runoff from the site 
will continue to flow into the Third Street FDOT system and into the same collection 
system as the remainder of the site. As shown in the attached calculations the 
impervious surface ratio for the proposed development is 69 percent, which is less 
than the existing conditions. Therefore, no additional stormwater treatment 
or retention system is proposed for this development. St. Johns River Water 
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Management District has issued an Environmental Resource Permit Exemption Letter 
(attached). 
3. The nature of the proposed development, including land use types and densities; 
the placement of proposed buildings and other improvements on the site; the 
location, type and method of maintenance of open space and public use areas; the 
preservation of natural features; proposed parking areas; internal traffic 
circulation system, including trails; the approximate total ground coverage of 
paved areas and structures; and types of water and sewage treatment systems. 
 
Staff Response: The proposed development plan is designed to compliment the 
surrounding office corridor, park, and neighborhood. The proposed office building 
site plan complies with density, height, open space, landscaping, lighting, and public 
utility, parking and traffic circulation standards. 
 
4. Conformity of the proposed development with the comprehensive plan, this Code, 
and other applicable regulations. 
 
Staff Response: The office site plan and building are consistent with comprehensive 
plan Walkable Commercial Corridor land use which states: 
These areas shall include offices, professional services, and retail sales which 
promote and advance walkability, service the routine and daily needs of residents, 
and are compatible with and have no measurable or noticeable adverse impacts upon 
surrounding residential uses. 
The proposed development plan for DP25-01 “1112 Third Street Parkside Office 
Complex”, as presented, requires a concurrent review of associated variance V25-05 
from Table 27-239 C-1 front yard setback to permit the construction of an office 
building with a +/- 150-foot front yard maximum setback in lieu of the required 25 
foot yard maximum setback, as well as a concurrent review of associated special 
exception SE25-01 for off-site parking in accordance with Sec. 27-540 Parking 
requirements (e) Offsite Parking. 
 

5. Applicable regulations, review procedures, and submission requirements. 
 

Staff Response: The proposed development plan is designed to compliment the 
surrounding office corridor, park, and neighborhood. The proposed office building 
site plan complies with density, height, open space, landscaping, lighting, and public 
utility, parking and traffic circulation standards. 

 
6. Concerns and desires of surrounding landowners and other persons. 
 

Staff Response: The development order request was noticed as required to property 
owners within 300 feet. A sign was posted on the property according to requirements. 
Staff has not received any comments from the public. 
 

7. Other applicable factors and criteria prescribed by the comprehensive plan, this 
Code, or other law. 
 

Staff Response: The proposed development is designed to compliment the 
surrounding office corridor, park, and neighborhood. The proposed office building 
site plan complies with density, height, open space, landscaping, lighting, and public 
utility, parking, and traffic circulation standards. 
 

VI. STAFF RECOMMENDATION 
Staff recommends approval of variance V25-05 from Table 27-239 C-1 front yard 
setback to permit the construction of an office building with a +/- 150-foot front yard 
maximum setback in lieu of the required 25-foot yard maximum setback as 
requested. 
 
Staff recommends approval of special exception SE25-01 for 20 off-site parking in 
accordance with Sec. 27-540 Parking requirements (e) Offsite Parking. 
Staff recommends approval of the application for development plan DP25-01 “1112 
Third Street Parkside Office Complex” to permit a 27,346 SF office building with 
associated parking and landscaping, as presented. 
 
The developer shall submit a final development plan for review by the City Council. 
The final development plan shall be consistent with the preliminary development 
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Plan shall contain no land uses different than those approved in the preliminary 
development plan. 
 

VII. RECOMMENDED MOTION: 
 

V25-05 
a. I recommend approval of V25-05 

OR 
b. I recommend denial of V25-05 

 
SE25-01 

a. I recommend approval of SE25-01 
OR 

b. I recommend denial of SE25-01 
 

DP25-01 
a. I recommend approval of DP25-01 

OR 
b. I recommend denial of DP25-01 

VIII. Exhibits: 
A. Variance, Special Exception, and Development Order Application 
B. Development Plan 
C. Vicinity Maps 
D. Elevation/Building Renderings 
E. Landscape Plan 
F. Lighting Plan 
G. Certificate of Concurrency and Traffic Analysis 
H. Water and Sewer Service Availability Letter 
I. St. Johns River Water Management District Environmental Resource Permit Exemption 
Letter 
J. Signed Development Agreement with City of Neptune Beach (including shared parking 
agreement) 

 



  
 AUGUST 13, 2025 COMMUNITY DEVELOPMENT BOARD PAGE 13 

 
  

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  



  
 AUGUST 13, 2025 COMMUNITY DEVELOPMENT BOARD PAGE 14 

 
 

 



  
 AUGUST 13, 2025 COMMUNITY DEVELOPMENT BOARD PAGE 15 

 
 

 
 

 



  
 AUGUST 13, 2025 COMMUNITY DEVELOPMENT BOARD PAGE 16 

 
 

 



  
 AUGUST 13, 2025 COMMUNITY DEVELOPMENT BOARD PAGE 17 

 
 

 



  
 AUGUST 13, 2025 COMMUNITY DEVELOPMENT BOARD PAGE 18 

 
 

 



  
 AUGUST 13, 2025 COMMUNITY DEVELOPMENT BOARD PAGE 19 

 
 

 



  
 AUGUST 13, 2025 COMMUNITY DEVELOPMENT BOARD PAGE 20 

 
 

 

  



  
 AUGUST 13, 2025 COMMUNITY DEVELOPMENT BOARD PAGE 21 

 

 

THE APPLICANT AND SURROUNDING PROPERTIES WILL BE NOTIFIED OF THE 
PUBLIC HEARING BY MAIL AND POSTING OF THE PROPERTY THE APPLICANT OR 
HIS/HER AUTHORIZED AGENT MUST BE PRESENT AT THE MEETINGS. 

 
Per 27-163, If a special exception is granted the use or construction, must be 

commenced within twelve (12) months following the date the special exception is 

rendered or the special exception shall expire and be of no further force, validity, 

or effect. 

 

I HEREBY CERTIFY THAT I HAVE READ AND UNDERSTAND THE 

INFORMATION CONTAINED IN THIS APPLICATION. THAT I AM THE 

PROPERTY OWNER WITH AUTHORITY TO MAKE THIS APPLICATION, AND 
THAT ALL THE INFORMATION CONTAINED IN THIS APPLICATION, 

INCLUDING ANY ATTACHMENTSARETRUEANDCORRECTTOTHE BEST 

OF MY KNOWLEDGE. I HEREBY APPLY FOR A SPECIAL EXCEPTION AS 
REQUESTED. 
 

NAME (S) OF PROPERTY OWNER (S) 

1112ThirdStr t,LLC 

 

NAME OF AUTHORIZED AGENT 

Jason Gabriel, Esq./ M. Scott Thomas, Esq. 

 
 

Signature 

 

 
 

3 
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Questions from the board:  
 
TONY MAZZOLA asks about traffic analysis and parking spaces based on sq 
footage of office building.  
HEATHER WHITMORE explains traffic analysis, trips and office volume. There are 
223 existing spaces and will be 271 spaces with proposed project. Florida Blvd and 
Third St have plenty of available capacity for new traffic volume. 
RENE ATAYAN asks about traffic capacity in office buildings verses restaurants, 
bars, etc. 
HEATHER WHITMORE responds that bars and restaurants are prohibited in that 
area. 
RENE ATAYAN states that there should be more bike racks and that may be a 
negotiating point with the builders. 
HEATHER WHITMORE agrees and says the builders will likely address that. 
WILLIAM HILTON addresses the North St and Magnolia parking. Also asks about 
ROW parking to park. 
HEATHER WHITMORE explains the stormwater management plan and permeable 
pavers. 
CHARLES MILLER asks about City Council Development Agreement, the 
easement of the utility area and the size. 
HEATHER WHITMORE responds that it will be 25 ft wide and run the length of 
property.  She shows example in large site plan. 
LYNDA PADRTA asks if city council abandoned the easement. 
HEATHER WHITMORE explains that a land swap will be approved once the 
council approves the development agreement.  
WILLIAM HILTON asks if there is discussion with the city to extend the walking 
path to North St. 
HEATHER WHITMORE answerers no, but the CDB can recommend this to the 
council. 
Attorney JASON GABERIAL introduces himself and the applicant, Mark Hasen, and 
engineer Tripp Means. He acknowledges great staff and efforts on behalf of CONB 
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as a premier example of a public and private partnership.  Explains Variance, 
Special Exception and Development Plan going back to council. 
JASON GABERIAL explains parking, buffer, light spillage, integrity of land swap to 
the north. 4000+ vs 2000+ sq foot swap and purpose. 
GREG SCHWARTZENBERGER asks to run through the visuals. (Extra large site 
plans and posters brought in by the applicant) 
Mark Hasan explains plans for the property they own on North St., land swap, ROW 
and easement on their property.  There are no utilities in the easement.  Applicant 
has agreed to upgrade parking in the area and the CONB benefits by hundreds if 
not thousands of dollars. While going over the posters he highlights the benefits for 
Jarboe Park, parking and the adjacent condos.  He points out that Magnolia and 
North St will be newly paved from Third St extending west to Jarboe Park. As well 
as the Hardwood trees and landscaping for visual appeal. 
CHARLES MILLER asks about Park Drive. 
MARC HASSAN explains that Park Drive has been in place since before Jarboe 
Park or plans of new. 
HILLARY WEATHERHEAD asks about plans for light spillage. Will there be lighting 
in ROW? 
MARC HASSAN responds that building will shield lights on parking lot and that 
downlighting will shine down on the trees located in the parking lot. As of now there 
will be no lighting in ROW. 
RENE ATAYAN asks if there will be a fence erected. 
MARC HASSAN answers yes, a 6’ fence will be built between the new building and 
existing condos. He also states that there will be a pump track. 
LYNDA PADRTA asks what a pump track is. 
HEATHER WHITMORE defines a pump track as a bike path. 
GREG SCHWARTZENBERGER asks for public comments and requests.  There 
are none. 
 
Board Discussion: 
LYNDA PADRTA states that she is comfortable with the concept of the office 
building and improved parking but would like to see a commuting connection 
between the park and new building. 
TONY MAZZOLA states that this project is a win win for him. 
GREG SCHWARTZENBERGER acknowledges C1 uses and development.  Also 
highlights the cooperation between the developer and city on this proposed project.  
RENE ATAYAN appreciates Heather Whitmore and the suggestion to move the 
office building to the back of the property and thinks this project will be a wonderful 
addition the CONB. 
WILLIAM HILTON thinks this development will be great with no reason to not 
approve and hopes that the city council suggests connecting a path to the 
basketball courts and park fields. 
GREG SCHWARTZENBERGER is pleased that the CONB is taking steps to make 
Jarboe Park nicer. 
HILLARY WEATHERHEAD states that this is a great step in the right direction of 
the CONB. 
CHARLES MILLER thanks Heather Whitmore and Piper Turner for the 
presentation.  He hopes having the building as a buffer will lessen the noise for the 
residents in the park and in the adjacent neighborhoods.  
LYNDA PADRTA thanks Heather Whitmore for thinking outside of the box with a 
solution of what could have been a problem. 
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 Chair Schwartzenberger opened the floor for public comments, there being none the public hearing 

was closed.  
  
 Made by Hilton, seconded by Padrta.                             

 
MOTION:          TO  APPROVE VARIANCE V25-05 FOR THE FRONT YARD SETBACK. 

 AS SUBMITTED.  
 
Roll Call Vote: 
Ayes: 7-Weatherhead, Mazzola, Miller, Padrta, Hilton, Atayan & Schwartzenberger 

Noes: 0 
 
MOTION CARRIED 

 

  
 Made by Hilton, seconded by Padrta.                             

 
MOTION:          TO  APPROVE SPECIAL EXCEPTION SE25-01 FOR OFF-SITE PARKING,  

AS SUBMITTED.  
 
Roll Call Vote: 
Ayes:  7- Weatherhead, Mazzola, Miller, Padrta, Hilton, Atayan & Schwartzenberger 

Noes:  0 
 
MOTION CARRIED 

 

  
 Made by Hilton, seconded by Padrta.                             

 

MOTION:    TO  APPROVE THE PRELIMINARY DEVELOPMENT PLAN AND TO RECOMMEND 
APPROVAL OF THE FINAL DEVELOPMENT PLAN TO CITY COUNCIL.   

 

Roll Call Vote: 

Ayes:  7-Weatherhead, Mazzola, Miller, Padrta, Hilton, Atayan & Schwartzenberger 

Noes: 0 

 

MOTION CARRIED 
 

  
 The applicant was informed their application would be forwarded to the City Council Wednesday 

September 3, 2025 at 6:00 p.m. meeting for final approval  and that they must attend this meeting.  
  

 

Historical Committee: 
 
RENE ATAYAN informs everyone that the Historical Review committee has been 
approved and celebrates the new ordinances that will follow.  Asks about applicants 
and the application process. 
HEATHER WHITMORE says 4 applicants but only 3 eligible. 
RENE ATAYAN asks Heather Whitmore to explain what the process will look like 
for homeowners seeking a certificate of appropriateness and determination of 
historical significance. 
HEATHER WHITMORE responds that when an applicant wants to utilize historical 
rights afforded to them with exceptions like age and other criteria that a site plan 
and certificate will need to be present. 
GREG SCHWARTZENBERGER asks if the Building Permit ties to the certificate. 
HEATHER WHITMORE answers yes. 
RENE ATAYAN asks if it takes the step out of coming to the CDB. 
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HEATHER WHITMORE answers yes. 
GREG SCHWARTZENBERGER asks if the Building Department will catch 
historical circumstances for building permits before it gets to the CDB. 
HEATHER WHITMORE gives examples of who may benefit from the Historical 
Board and a resident who has already learned of it and how it changes the 
circumstances of the property. She explains how this will be like other communities 
and it’s standard practice, not variance.  Homeowners will receive an exceptionality 
with certain rights and privileges regarding setbacks, lot coverage and floor plan 
ratio. 
RENE ATAYAN suggests getting the word out to builders and real estate agents 
about the new circumstances regarding historical homes in Neptune Beach. She 
asks about the Sunset Clause and ordinances. (Sunset Clause states that if the 
ordinance isn’t utilized within 18 months from July that it will be repealed) 
WILLIAM HILTON asks if one can sit on both CDB and Historical Committee. 
PAUL WATERS will look into this and check to see if there will be any issues or 
conflict of interest. 
GREG SCHWARTZENBERGER requests that Heather Whitmore share the 
application with the CDB and asks who appoints the committee.  
HEATHER WHITMORE answers that the City Council votes on the committee 
members and the city clerk will accept the applications. 
CORAL MESSINA asks if there is a timeline and deadline. 
HEATHER WHITMORE answers no. 
GREG SCHWARTZENBERGER asks if there are any topics that need to be 
discussed and the response is no.  He welcomes Jeff DeAnglis to his first meeting 
as the new alternate member and thanks him for serving.  
 

 
Open Discussion GS asks if there are any topics that need to be discussed and the response is no.  

He welcomes Jeff DeAnglis to his first meeting as the new alternate member and 
thanks him for serving.  
 
 
 
 
 

  
Adjournment The meeting adjourned at 7:16 p.m. 
  
  
       

                                                                   Chairperson  
ATTEST: 
 
_____________________________     
Dallas Alvarez, Board Secretary 
 

 
 



CITY OF NEPTUNE BEACH – COMMUNITY DEVELOPMENT DEPARTMENT 

 

STAFF REPORT 

 

MEETING DATE:   September 10, 2025 

BOARD/COMMITTEE: Community Development Board 

APPLICATION NUMBER: V25-06 

 ___________________________________________________________________________________  

TO:  Community Development Board 

FROM: Heather Whitmore, AICP, PTP Community Development Director 

DATE: September 5, 2025 

SUBJECT: Variance Request 1621 5th Street (RE Parcel 173086-0000) 

 ___________________________________________________________________________________  

I. BACKGROUND:  

 

Application for variance as outlined in Chapter 27 Article III Division 8 of the 

Unified Land Development Code of Neptune Beach for Linward Development Corp. 

for the property 1621 5th Street, Neptune Beach, Florida (northeastern corner of Lora 

Street and 5th Street - RE Parcel 173086-0000). The applicant requests a variance 

from Table 27-239 R-3 interior side yard setback to permit the construction of a 

single-family residence with a four foot interior side yard minimum setback in lieu of 

the required seven foot interior side yard setback. The property is in the R-3 zoning 

district. 

 

II. DISCUSSION:  

 

The property owner of 1621 5th Street requests a variance from Table 27-239 for the 

east interior side yard to allow a four-foot setback rather than the required seven foot. 

The property is in the R-3 zoning district. The purpose of the request is to construct a 

single-family home. 

 

The existing 13,334 square foot “double lot” is 113 feet wide by 117 feet deep. The 

owner recently demolished the lot’s original 1954 home to subdivide the property into 

two single-family 55’ x 116’ lots. Although the double lot has adequate area and 

dimensions to accommodate two single-family homes, the westernmost frontage 

along 5th Street contains a 25 foot City water main utility easement, thereby making 



50% of the western lot unbuildable. The utility easement contains a water main 

located ten feet east of the western property line. 

 

The applicant has requested a five foot vacation of the 25 foot easement but still 

needs to shift the home site eastward to accommodate a standard +/- 27’ wide home. 

The applicant is therefore requesting a variance on the east interior side yard to allow 

a four-foot setback rather than the required seven foot. The five foot easement 

vacation in conjunction with three foot setback variance, will allow the owner to 

construct a standard-width home on the western lot. 

 

 

 
Figure 1: 1621 5th Street 

 

 



III. FINDINGS: 

 

1. The property has unique and peculiar circumstances, which create an exceptional 

and unique hardship. For the purpose of this determination, the unique hardship 

shall be unique to the parcel and not shared by other property owners in the same 

zoning district. 

a. Applicant Response: On June 6, 1994, the City of Neptune Beach passed an 

ordinance vacating the Easterly 25 feet of 5th St. right of way between South St. 

and Lora St.  They also in the same ordinance retained an easement right over 

the land being vacated.  This easement creates a hardship because it reduces the 

buildable area on this lot to less than 25’ 
 

b. Staff Response: The property is unique in size or peculiar in circumstances. All 

the homes in the R-3 district or along 5th Street do not have a 25 foot utility 

easement. This lot does have unique hardship. 

 

2. The proposed variance is the minimum necessary to allow the reasonable use of 

the parcel of land. 

a. Applicant Response: By reducing the side yard setback from 7’ to 4’ on the 

east side (side opposite the easement) it provides a better opportunity to build on 

the lot. 

b. Staff Response: The requested variance for the side setbacks is the minimum 

necessary to allow for construction of a single-family home expansion. The 

easement conditions are unique.    

 

3. The proposed variance would not adversely affect adjacent and nearby properties 

or the public in general. 

a. Applicant Response: The lot is bordered by 5th St. on the West and by another 

lot owned by the applicant on the East so no adjacent property owners will be 

impacted. 

b. Staff Response: It’s unknown if the proposed variances to the side setbacks 

would negatively impact adjacent and nearby properties or the public in general. 

In staff’s opinion, the variance is minimal to accommodate the hardship.  

 

The proposed variance will not substantially diminish property values in, nor alter the 

essential character of the area surrounding the site. 

a. Applicant Response: Property values will be enhanced.  This property is 

currently occupied by a small house scheduled for demolition.  The new home 

to be constructed will not only create more tax revenue for the City but increase 

market values for the other houses in the area. 



b. Staff Response: It is unknown if the proposed variance would diminish 

property value. The new home would have a similar footprint as existing homes 

in the area.  

 

4. The effect of the proposed variance is in harmony with the general intent of the 

ULDC and the specific intent of the relevant subject area(s) of the ULDC. 

a. Applicant Response: The Unified Land Development Code provides guidelines 

to ensure orderly development.  A minor variance of the type being requested is 

still in harmony with the general intent of the code 

b. Staff Response: The variance request is in harmony with the general intent of 

the LDC. 

 

5. The need for the variance has not been created by the actions of the property 

owner or developer nor is the result of mere disregard for the provisions from 

which relief is sought. 

a. Applicant Response: If there was a way to build on the lot without encroaching 

on the city easement, there would be no need for a variance.  There is nothing 

the current owner did to create the need for the variance. 

b. Staff Response: The variance request for side setbacks is not created through 

the actions of the property owner. The variance is minimal to accommodate the 

hardship presented by the easement.  

 

6. Granting the variance will not confer upon the applicant any special privilege that 

is denied by the ULDC to other lands, buildings, or structures in the same zoning 

district. 

a. Applicant Response: … 

b. Staff Response: Granting the variance request for the side setback would not 

confer upon the applicant a special privilege not granted in the zoning district. 

 

IV. CONCLUSION: Staff recommends approval of the variance request to allow a four-

foot eastern interior side setback rather than the required seven foot as requested.  

 

V. RECOMMENDED MOTION: 
 

a. I recommend approval of V25-06 

 

OR 

 

b. I recommend denial of V25-06  






















