
AGENDA
COMMUNITY DEVELOPMENT BOARD MEETING

April 8, 2026 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 March 11, 2026 CDB Minutes

4. DP26-03: Application for Open-Air Markets as outlined in Chapter 17 Sale Article III. “Temporary Open-Air 
Sales and Markets” of Neptune Beach for Here Tomorrow’s 2nd Annual ECHO Fair at Jarboe Park, Neptune 
Beach, Florida. The applicant requests a permit to hold an open-air market at Jarboe Park on August 22, 
2026.

5. V26-03: Application for variance as outlined in Chapter 27 Article III Division 8 of the Unified Land 
Development Code of Neptune Beach for Fifth Third Bank/BDG Architects for the property currently known 
626 Atlantic Blvd (RE# 172398-0100). The applicant requests a variance from table 27-239 C-3 frontage 
buildout to permit a 30% building frontage in lieu of the required 70% building frontage. The property is in the 
C-3 zoning district.

6. SE26-01: Application for art project as outlined in Chapter 27 Article XV Section 27-596 of the Unified Land 
Development Code of Neptune Beach for Fifth Third Bank/BDG Architects for the property currently known 
626 Atlantic Blvd (RE# 172398-0100). The applicant requests approval for mural. The property is in the C-3 
zoning district.

7. DP26-04: Application for Preliminary Development Plan as outlined in Chapter 27 Article III Division 2 of the 
Unified Land Development Code of Neptune Beach for Fifth Third Bank/BDG Architects for the property 
currently known 626 Atlantic Blvd (RE# 172398-0100). The applicant requests to establish a 1,978 square 
foot bank The property is in the C-3 zoning district.

8. Code Discussion: Sec. 27-330. - Fences, walls and hedges ordinance update

9. Subcommittee Reports

10. Open Discussion 

11. Adjourn

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
March 11, 2026 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 March 11, 2026 
at 6:00 p.m. in the Council Chambers.

Attendance Board members were in attendance:
Rene Atayan, Vice Chair
Charley Miller, Member
William Hilton, Member
Hillary Weatherhead, Member
Kathy Lahr-David, Member
Tony Mazzola, Member
Lynda Padrta, Member

The following staff members were present:
Heather Whitmore, AICP, PTP, Community Development Director
Paul Waters, City Attorney
Blake West, Arborist / Project Manager
Dallas Alvarez, Administrative Assistant
Catherine Ponson, City Clerk

Call to Vice Chair, Rene Atayan called the meeting to order at 6 p.m.
Order & 
Roll Call

Pledge Pledge of Allegiance

Minutes Approval of Minutes for January 14, 2026 meeting.

Made by Hilton, seconded by Padrta.

MOTION: TO APPROVE JANUARY 14,2026 MINUTES, AS SUBMITTED. 

Roll Call Vote:
Ayes: Miller, Hilton, Weatherhead, Atayan, Lahr-David, Mazzola, Padrta
Noes: 0

MINUTES



 
MOTION CARRIED 
 

 
Ex Parte None 
Communication 
 
Swearing In City Attorney Paul Waters asked anyone appearing before the board to be sworn 
in. 
 
 
DP26-02 Heritage Tree Removal as outlined in Chapter 27 Section 27-448. “Champion 

and heritage trees” Unified Land Development Code of Neptune Beach for Brian 
Nicolas for the property 424 Driftwood Rd, Neptune Beach, Florida (RE Parcels 
17855-0000). The applicant requests to remove a 29” Diameter at Breast Height 
Heritage Magnolia in order to build a single family home. The property is in the R-
2 zoning district. 

 
 
BACKGROUND 

The applicant requests a Heritage Tree Removal as outlined in Chapter 27 
Section 27-448. “Champion and heritage trees” Unified Land Development Code 
of Neptune Beach for Brian Nicolas for the property 424 Driftwood Rd, Neptune  
Beach, Florida (RE Parcels 178855-0000). 
 

DISCUSSION 
The applicant requests to remove a 30” Diameter at Breast Height Heritage 
Magnolia in order to build a single family home. Neptune Beach LDC identifies 
Southern Magnolia trees 20” or greater as Heritage Trees.  
 
The 30” Magnolia is one of several trees the applicant seeks to remove to build a 
home.  It is the only heritage tree. Heritage tree is defined by the Neptune Beach 
LDC as any tree that because of its age, size, type, historical association, or 
horticultural value is of special importance to the city.  
 
LDC ARTICLE IX. - Tree Protection and Landscaping (as attached) Section 27-
448 (d) states “The removal, relocation or replacement of any champion or 
heritage trees shall be by community development board approval. The city 
council will approve the removal, relocation or replacement of any heritage or 
champion tree when such removal, relocation or replacement is proposed as part 
of the subdivision approval process.” 
 
In August 2025, the applicant demolished a +/- 1,600 SF home on the subject lot. 
The applicant now requests to remove the 30” Heritage Magnolia to build a 3,500 
SF. Sec. 27-448 states “Champion and heritage trees states “Champion and 
heritage trees shall be considered regulated trees in all areas of the city, and 
their removal shall be strongly discouraged. 
 
The Neptune Beach Comprehensive Plan states, “Future development and 
redevelopment shall preserve the residential character of the City by 1) retaining 
the primarily residential character of Neptune Beach, 2) coordinating densities on 



the Future Land Use Map (FLUM) and the Zoning Map with desirable existing 
conditions, and 3) protecting and preserving the dense tree canopy and coastal 
waterway access.” 

Figure 1: 424 Driftwood Rd

Policy A.1.1.3 states “The City shall continue to enforce its tree protection, 
landscaping, and buffering regulations as well as to protect its right-of- way.”

The Neptune Beach Comprehensive Plan states the City shall protect, conserve, 
and enhance natural features and any other environmental resources including 
wetlands, wildlife habitats, estuarine systems, and surface groundwater 
resources. Policy A.1.1.3 requires the City to “Protect the City’s existing tree 
canopy and implement a street tree program that encourages homeowners and 
businesses to plant more shade trees by committing to maintaining the trees 
once they are planted.”

waterway access.” 

Figure 1: 424 Driftwood Rd



 

I. CONCLUSION:  
The requested tree removal is not consistent with the City’s Land Development 
Code or Comprehensive Plan. 
 
The home can be placed in an alternative location to avoid the tree. The tree 
removal is not necessary to allow the reasonable use of the parcel of land. 
The effect of the tree removal is not in harmony with the general intent of the 
ULDC and the specific intent of the relevant subject area(s) of the ULDC. 
 
The 30” Heritage Magnolia is a unique and peculiar circumstance to this 
property, which creates an exceptional and unique hardship that is not shared by 
other property owners in the same zoning district. 
 
Staff recommends the applicant seek a variance on the front, side, or rear 
setback to allow the same or similar building footprint area.  
Staff recommends denial of the remove a 30” Diameter at Breast Height Heritage 
Magnolia.  
 
The City Arborist Blake West recommends denial of the 30” Diameter at Breast 
Height Heritage Magnolia, as stated in the attached letter. 
Staff further recommends that should this tree be removed or damaged for any 
reason, the applicant shall pay a sum equal to two times one hundred eighty-five 
dollars ($185.00) per caliper inch in accordance with Section 27-452 
Unauthorized removal of or damage to regulated trees, which stated “If a … 
heritage or champion trees as defined in section 27-448, is removed without 
permit, or is altered or damaged such that the likelihood for disease or premature 
death is increased, the tree removal contractor and/or property owner shall pay a 
fine of twice the tree fund fee, as established in section 27-458 per diameter inch 
of the trunk, measured at four and one-half (4½) feet above the ground.” 
 
 

 
Applicant Brian Nicholas (179 San Juan Dr. Ponte Vedra) introduced himself and gave a quick 

history of himself and family.  He told the board about his purchase of 424 Driftwood and the 

dilapidated state it was in.   He explained that he wanted to be closer to his daughter and 

grandchildren who live in the same neighborhood.  Brian went on to say that he had run through 

every scenario for a way he could keep the magnolia tree but due to its proximity that it was 

impossible.  He believed his request to remove the tree to build a single-story home is a 

reasonable one.  When Mr. Nicholas submitted his building plan back in November it didn’t go 

through because of the trees.  Tonight was the first time he had heard anything about a denial or 

modification of the home. 

 

Brian Nicholas presented a Power-point presentation and explained the conditions of property, 

home and trees.  He went into detail about the magnolia tree and its proximity on the property.  

Mr. Nicholas shared the information he had on the root zone and how it would be impossible to 

build a single-story, single-family dwelling on the lot without removing this tree.  He explained 



that at his age he didn’t want a two-story home and recapped that his family lived in the same 

neighborhood.   

Caroline Knight (508 Driftwood) introduced herself as the daughter of Brian Nicholas and gave a 

brief history of her life at the beaches.  She gave examples of the problems and general 

disarray of the house at 424 Driftwood.  She said that she is saddened by some of the 

monstrosities that are being built in the area.  She told the board that she wanted to portray that 

this will be a family home in a neighborhood where people really care. 

Heather Whitmore clarified that she wants everyone to have their house and doesn’t want to 

deny someone the ability to have their house.  The role of staff is to speak for the code and 

justice of the tree.  She went on to say that unfortunately any home built on the property would 

likely be in the critical root zone. 

Arborist / Project Manager, Blake West recognized that the tree is a major obstacle.  He 

acknowledged the applicant for being good with his permits.  He stated that in his position he is 

tasked with speaking for the trees and feels no amount of mitigation can replace it. Blake stated 

that it is best to keep with the code and keep the tree and goes on to share about the tree 

facilitating migratory birds. 

Attorney Paul Waters asked about possible alternatives. 

Heather Whitmore suggested a variance and moving the house.  She explained that regardless 

the root zone will be challenged.   

Blake West answered that the critical root zone extends out approximately 30 ft. 

Rene Atayan asked about compaction. 

Blake West answered that about 80% of damage is done on the first pass. 

William Hilton asked for clarification on Home Rule.  What are the applicant rights? 

Blake West answered that an arborist can make a TRAQ report if the tree were damaged and it 

could come down. 

Heather Whitmore further explained that the reason this issue has come before the board is 

because this tree is a heritage tree and it is healthy. 

Charley Miller wanted to know what the average life span of this type of tree. 

Blake West answered between 100-120 years but there isn’t any hard science due to most 

being cut down.    

Kathy Lahr-David asked about planting additional trees to replace the one that is being taken 

down. 

Heather Whitmore explained that there is a two for one planting rule and it’s double for heritage 

trees.  She stated that it is virtually impossible to plant your way out of this scenario.  



Tony Mazzola had questions about the front yard setback and wanted to know what size house 

could be built and not be in the root zone. 

Heather Whitmore answered that the home footprint that is proposed right now would not fit. 

Lynda Padrta asked Blake West if he felt like the demo work that had been done on the property 

could have impacted the tree root system already. 

Blake West responded that he wasn’t there to see the work done but probably not. 

Rene Atayan asked the applicant about the home demo and possible damage to the tree. 

Applicant Brian Nicholas explained the demo process that took place and how the excavator did 

not deviate from the footprint of the home during the tear down. 

Attorney Paul Waters asked if anyone else from the public wanted to speak and no one 

responded. 

Caroline Knight (508 Driftwood) highlighted her love for her community and how environmentally 

conscious they are.  She went on to say that she appreciates Blake West advocating for the 

birds and preserving their space. 

Rene Atayan appreciated Ms. Knight’s comments and believed that all intent is important and 

went on to say that decisions made by the board are going to outlive all of us and they must be 

deliberate with all decisions made because they will persist for generations.  She spoke of the 

code and code re-write.  She said the time spent on the tree portion was intensive.  Rene 

shared a story about a resident whose contractor incurred very substantial fees for trees that 

were taken down without a permit.  Rene Atayan then asked Blake West what native trees he 

would recommend if the magnolia tree were to be cut down. 

Blake West recommended a holly tree because it produces berries and is good for migratory 

birds but said the oak trees are the keystone species of tree for birds. 

William Hilton asked staff and council if the applicant would have to pay per caliber inch for the 

tree if the tree is removed. 

Heather Whitmore responded that it is up to the board. 

Paul Waters told the board that they can approve, deny or approve with conditions.  

Heather Whitmore explained that if they were to go with the planting scenario that the total 

caliber of tree would need to be determined, where trees would be planted and species would 

need to be considered.  

William Hilton talked about tree replacement code 27.447 and said it seemed reasonable. He 

said he may approve removing the tree, paying the highest fee and requiring at least two 4 inch 

caliber shade or ornamental trees on property or city right of way.  

Heather Whitmore specified that per standard code she requires every lot have one shade tree 

per 5000 sq ft. This lot would require 2-3 trees. 



Rene Atayan stated that the overall goal is to do what’s best for the neighborhood and 

community. 

Brian Nicholas explained the lot size and how the heritage magnolia tree sits in the middle of the 

property.  His home building options are limited to keep out of the 30 ft radius of the tree. 

Tony Mazzola was disappointed that the applicant hadn’t met with an architect to see if 

something could be built on the property that would allow the tree to stay.   

Rene Atayan continued the applicant’s explanation of the tree location with proximity to the lot 

lines.   

Heather Whitmore confirmed that it’s impossible to build the home with its current footprint on 

the property and not disturb the tree.  It is possible to build on the lot but it would need to be a 

much smaller house.  

William Hilton questioned council and staff about the variance test. The variance that would 

come before the board would be bound by the test. How would that work since the applicant 

demo’ d the house before the heritage tree was discovered?  

Heather Whitmore stated that the code does not provide guidance for evaluating heritage trees.  

She reminded the room that the board has treated heritage tress as hardships in the past.  

Charlie Miller asked if it was possible to table this matter and go back to the architect to get 

feasibility of same square footage house fitting on this lot.  He then asked about trees being 

planted somewhere else other than city rights-of-way, such as parks. 

Heather Whitmore answered yes, the trees can be planted somewhere other than applicants’ 

property which code provides options for the board to make that decision.  The code is not 

specific that it must be city owned but it’s implied.  

William Hilton said everyone wants to save the tree and the applicant has done everything to 

follow the right procedure by coming to the board.  He felt that the board had the ability to grant 

or deny this application with conditions.  Mr. Hilton suggested paying double the rate and adding 

2 or 4 additional trees than what is required by code. 

Rene Atayan asked the applicant if he would be willing to work with an arborist to replant trees. 

Brian Nicholas asked what the requirement would be if tree wasn’t a heritage tree in the middle 

of the lot. 

Rene Atayan answered that the city of Neptune Beach respects its property owners and 

property rights.  She followed by explaining that we have a code for a reason such as your lot 

and this tree which requires you to get a variance of some sort.  The code specifically protects 

heritage trees. Brian Nicholas asked what his requirements would be to receive a variance.  He 

stated that he applied for his building permit in November and it was denied because they 

needed a tree survey.  He went on to talk about the magnolia tree noted in the tree survey and 

his timeline to start building.  He said he was taken back that he couldn’t build his single-family 

home and doesn’t know mitigating facts. 



William Hilton told the applicant that often people will bring in experts such as architects or 

arborists to help the applicant with their case. 

Rene Atayan explained that they cannot be caviler about decisions that are made nor can they 

open the city to litigation by not following process and procedure and adhering to the code.  

Hillary Weatherhead said that there may be some ways to build a smaller footprint or different 

shape home but stay in setbacks and she acknowledged that the applicant would incur more 

expenses. 

William Hilton followed by saying that after hearing the testimony from the applicant and Blake 

West that there is a strong possibility that the root system will be damaged in some way with the 

new construction which would make another bad situation to have to remove a big tree around 

the house.  He explained that they could make a move to approve the removal of the tree with 

conditions for the applicant or table the motion.  

Charley Miller asked if staff were available to put the conditions into writing that same night. 

William Hilton responded by reading through the code as a guide and asked about tree species. 

Rene Atayan read through some options and sizes for tree replacement. 

Applicant Brian Nicholas asked if the motion got tabled would that mean that it will take another 

month before a decision is made about building a single-family residence in the neighborhood. 

William Hilton asked staff if people pay or replace the tress. 

Heather Whitmore answered that code offers a combination of the two options but generally 

people pay because it’s easier to pay their way out verses planting their way out. 

William Hilton suggested that they offer the applicant the option to pay the tree mitigation fee 

along with replanting. 

Rene Atayan said she would need the property owner to pay the fee and accept the arborist 

recommendations on tree additions, placement, size and species. 

Paul Waters suggested putting in a penalty clause and time limit into agreement. 

Heather Whitmore said that she can’t give permits on a promise and a whim. The condition of 

getting the building permit would be to pay the mitigation fee and adhere to a tree planting plan. 

William Hilton suggested two times $185 per caliber inch plus two 4” caliver tree w/ 8 ft height. 

Heather Whitmore told them that they would need an approved tree planting plan. 

Rene Atayan agreed with William Hilton and would ask for a well thought out professionally 

drawn-out plan as well as a penalty condition. 

Lynda Padrta was amenable to that and pointed out 9 other trees that will be removed and 

considered when deciding what should be planted. 

Rene Atayan said that all the trees and canopy will be removed from the property. 



Blake West informed the board that clear cutting property is prohibited by code and a $5000 

fine. 

Heather Whitmore responded that some of the trees are sick, dead or dying and most are not 

protected. She simplified for the board the breakdown in protected verses none protected trees 

as well as the sick trees.   

Tony Mazzola said he wasn’t sold on the idea but that he could live with it. 

Kathy Lahr-David expressed that she didn’t see any other option for the applicant and she’s on 

board with adding new trees. 

Rene Atayan told the applicant that he may or may not ask his architect to come up with other 

plans after the fines are added and he may have to compromise. 

Brian Nicholas reiterated he didn’t want to keep incurring more costs with architects and 

arborists and asked how to move forward and what the parameters are.  

Rene Atayan answered that the motion will give the applicant clarity and will be methodical.  

She pointed out William Hilton, Attorney Paul Waters, Arborist Blake West and Community 

Development Director Heather Whitmore and explained that they would come up with the 

motion. 

Attorney Paul Waters recommended five minutes for William Hilton, Heather Whitmore, Blake 

West and himself to work on a motion to propose to board members. 

Rene Atayan called for a brief recess and reconvened meeting at 8:01pm 

William Hilton motioned to allow the removal of the magnolia tree based on the following 

conditions.  The applicant must pay two times $185 per caliber inch in accordance with section 

27.452.  In addition to what’s required by the building permit, applicant must plant four 4” caliber 

trees recommended by city arborist or some other approved alternative designation of those 

four as approved by the city arborist.  Applicant must pay the fee and the planting plan must be 

done when applying for the building permit.  The plantings must be on the applicant’s property 

unless approved otherwise by the city arborist.  The plantings must be done before the 

certificate of occupancy is issued. The certificate of occupancy will only be given once all 

requirements are met. 

William Hilton then asked the applicant if that was clear and worked for him. 

Applicant Brian Nicholas answered yes and very clear. 

 
MOTION: TO APPROVE DP26-02 MOTION AS STATED  
 

The board approved the removal of the heritage tree with the following conditions: 
 

1) $370 per caliper inch tree mitigation which is $11,100 for a 30” tree, to be paid prior to 
building permit issuance 



2) Plant onsite shade trees as required by the Land Development Code, which is three 4” 
shade trees, with building permit issuance 

3) Plant an additional four 4” shade trees (onsite or offsite shade trees) to the satisfaction 
of the City Arborist, with building permit issuance 

4) All trees must be planted prior to Certificate of Occupancy 
5) Certificate of Occupancy only issued upon the satisfactions of all conditions  

 
   

Made by Hilton, seconded by Weatherhead. 
 

Roll Call Vote: 
Ayes: Miller, Hilton, Weatherhead, Atayan, Lahr-David, Padrta 
Noes: Mazzola 
 
MOTION CARRIED 

 
 
Sub 
Committee Rene Atayan reported on the historical preservation board getting their first 

application last month and saving the first house from 1937.  She said they are 
getting a lot more interest and she’s glad to see the residents using the board as 
a tool. 

 
Open 
Discussion Heather Whitmore informed the board about updating their tags for the new 

parking system. 
 
Adjourn 8:09pm 
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CITY OF NEPTUNE BEACH – COMMUNITY DEVELOPMENT DEPARTMENT

STAFF REPORT
MEETING DATE: April 8, 2026
BOARD/COMMITTEE: Community Development Board
APPLICATION NUMBER: DP26-03

___________________________________________________________________________________

TO: Community Development Board

FROM: Heather Whitmore, AICP, PTP Community Development Director

DATE: April 3, 2026

SUBJECT: DP26-03: Here Tomorrow’s 2nd Annual ECHO Fair at Jarboe Park Open-Air 
Market

___________________________________________________________________________________

I. BACKGROUND:

Application for Open-Air Markets as outlined in Chapter 17 Sale Article III. 
“Temporary Open-Air Sales and Markets” of Neptune Beach for Here Tomorrow’s 2nd 

Annual ECHO Fair at Jarboe Park, Neptune Beach, Florida. The applicant requests a 
permit to hold an open-air market at Jarboe Park on August 22, 2026.

II. DISCUSSION:

Article III. Temporary Open-Air Sales And Markets Sec. 17-37. Requirement of plans 
and specifications states (code attached): 

“Prior to the issuance by the city manager of a permit for any open-air market, it 
shall be necessary for the person or persons, or any other entity seeking to have the 
open-air market, to submit to the community development board plans and 
specifications showing layout, site plan, parking plan, traffic control and
ingress/egress plans, floor requirements, height of displays, restroom facilities, 
liability insurance; procedures to protect against insects or rodents; procedures 
relating to cleanliness; maintenance and disposal of debris or garbage, including 
dumpster requirements; signage; construction or electrical and other utility 
requirements, including portable water, and any other information required by the 
community development board. 
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The community development board shall have the authority to place any and all 

appropriate restrictions on the operation of an open-air market.  

The community development board shall conduct a hearing on the application for 

the open-air market and shall forward its recommendations on the application to 

the city manager.” 
 

 
Figure 1: 405 Jarbore Park 
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III. FINDINGS: 

 
1. Specifications showing layout, site plan, parking plan, traffic control and 

ingress/egress plans: 
Site plan attached, as provided by applicant showing layout, site plan, parking 
plan, traffic control and ingress/egress plans.  

2. Floor requirements:  
Placement of tents & tables (staked or weighted to ground) at Resource Fair 
Placement of tents & tables (staked or weighted to ground) at Mindful Market 
Placement of activities (may include tables placed onto ground) 

 
3. Height of displays and Signage:  

Yard sign standard 1.5 x 2ft & banner dimensions (8ft W x 3ft H) - use cord to 
hang from the two trees directly behind the Jarboe Park sign. Pipe & Drape to 
hang banner (~10ft W x 8ft H) 
Resource Fair & Mindful Market: Vendors to be instructed that signs must not be 
taller than 10' in height 

4. Restroom facilities:  
Restrooms located at Neptune House 

5. Procedures to protect against insects or rodents; procedures relating to cleanliness; 
maintenance and disposal of debris or garbage, including dumpster requirements;  

All staff & volunteers will be directed to dispose of all waste (their own & others’) 

into garbage cans throughout the event. Vendors will agree to follow all procedures, 
including those listed herein related to cleanliness & protection against 
insects/rodents. Volunteer Team to walk park at close of event to collect any & all 
remaining trash/waste throughout park. 
 
Rented garbage units (7) will be placed throughout the park the morning of the 
event (7/8am) 
Rented garbage units (7) will be removed from the park at the end of the event 
(2/3pm) 
All garbage to be disposed of into the dumpster unit at 910 3 St. (Here Tomorrow’s 

facility across from Jarboe Park) 
Placement/specifications of garbage units (& dumpster): See page 6 

6. Construction or electrical and other utility requirements, including portable water: 

Electricity from Neptune House for speakers/music. Water fountain at Neptune 
House to be available in addition to provided water bottles. 
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IV. CONCLUSION: Staff recommends approval of Here Tomorrow’s 2nd Annual ECHO 

Fair at Jarboe Park on August 22, 2026. Colin Moore, Park’s Director, and Blake West, 
City Arborist, have reviewed and approved plan as attached. 

 

V. RECOMMENDED MOTION: 
 

a. I recommend approval of DP26-03 
 
OR 
 

b. I recommend denial of DP26-03 



PART II - CODE OF ORDINANCES 
Chapter 17 - SALES 

ARTICLE III. TEMPORARY OPEN-AIR SALES AND MARKETS 
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ARTICLE III. TEMPORARY OPEN-AIR SALES AND MARKETS1 

Sec. 17-33. Generally. 

The provisions of subsection 27-227(b)(21) relating to retail sales shall be inapplicable to open air sales and 
markets.  

(Ord. No. 2000-04, § 1, 8-7-00) 

Sec. 17-34. Open-air markets. 

Open-air markets are defined as areas in which vendors sell flowers, plants, plant materials, fruits, produce, 
vegetables and other non-commercially processed food items and hand-crafted items which are made by the 
vendor or the vendors' immediate family, only under the permits issued under this chapter and who do not sell 
those items exclusively in compliance with the licensing and building regulations relating to permanent business 
establishments.  

(Ord. No. 2000-04, § 1, 8-7-00; Ord. No. 2022-03, § 1(Exh. A), 8-1-22) 

Sec. 17-35. Location of open-air sales and markets. 

Open-air sales and markets shall be operated exclusively on private property within the central business 
district and the C-1, C-2, and C-3 commercial districts and special events at Jarboe Park, all by permit only.  

(Ord. No. 2000-04, § 1, 8-7-00; Ord. No. 2003-17, § 1, 12-1-03; Ord. No. 2008-06, § 1, 6-16-08; Ord. No. 2022-03, § 
1(Exh. A), 8-1-22) 

Sec. 17-36. Open-air market area. 

This chapter and its sections are intended to be utilized for the purpose of establishing an open-air market 
area, in which there may be numerous stalls, display or sales locations for the items listed above on private 
property within the central business district, and the C-1, C-2, and the C-3 commercial districts and Jarboe Park.  

(Ord. No. 2000-04, § 1, 8-7-00; Ord. No. 2003-17, § 2, 12-1-03; Ord. No. 2008-06, § 2, 6-16-08; Ord. No. 2022-03, § 
1(Exh. A), 8-1-22) 

Sec. 17-37. Requirement of plans and specifications. 

Prior to the issuance by the city manager of a permit for any open-air market, it shall be necessary for the 
person or persons, or any other entity seeking to have the open-air market, to submit to the community 
development board plans and specifications showing layout, site plan, parking plan, traffic control and 

 

1Editor's note(s)—Ord. No. 2022-03, § 1(Exh. A), adopted Aug. 1, 2022, amended the title of Art. III to read as 
herein set out. The former Art. III was entitled "Open Air Sales and Markets."  
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ingress/egress plans, floor requirements, height of displays, restroom facilities, liability insurance; procedures to 
protect against insects or rodents; procedures relating to cleanliness; maintenance and disposal of debris or 
garbage, including dumpster requirements; signage; construction or electrical and other utility requirements, 
including portable water, and any other information required by the community development board. The 
community development board shall have the authority to place any and all appropriate restrictions on the 
operation of an open-air market. The community development board shall conduct a hearing on the application for 
the open-air market and shall forward its recommendations on the application to the city manager.  

(Ord. No. 2000-04, § 1, 8-7-00; Ord. No. 2010-14, § 1, 9-7-10; Ord. No. 2022-03, § 1(Exh. A), 8-1-22) 

Sec. 17-38. Permit. 

No person, either alone or jointly with another, or any entity of any nature, shall conduct any open-air sales 
without having first obtained a permit to do so from the city manager. Subsequent to the review by the 
community development board set forth above, this permit may be issued to the owner of the private property 
within the central business district, the C-1, C-2, and C-3 commercial districts and Jarboe Park on which the open-
air market is to be located under such terms and conditions as the city manager deems appropriate.  

(Ord. No. 2000-04, § 1, 8-7-00; Ord. No. 2003-17, § 3, 12-1-03; Ord. No. 2008-06, § 3, 6-16-08; Ord. No. 2010-14, § 
2, 9-7-10; Ord. No. 2022-03, § 1(Exh. A), 8-1-22) 

Sec. 17-39. Compliance with permit requirements. 

All private property owners and vendors within the market area shall comply with all requirements of the 
permit. Failure to comply with any other such requirements may result in the closing of that vendor's stand or 
location or, if necessary, the market area.  

(Ord. No. 2000-04, § 1, 8-7-00) 

Sec. 17-40. Protection against insects or rodents. 

Effective measures by the person, persons or entity that receives a permit for the market area shall be taken 
to protect against the entrance into the market area and the breeding or presence in the area of insects or 
rodents.  

(Ord. No. 2000-04, § 1, 8-7-00) 

Sec. 17-41. No live birds or animals. 

No live birds or animals shall be allowed in any of the market area used for the sales by the vendors; 
provided guide dogs accompanying blind persons may be permitted in these areas.  

(Ord. No. 2000-04, § 1, 8-7-00) 

Sec. 17-42. Disposal of garbage and debris. 

The private property owner issued the permit and all vendors shall dispose of their garbage and debris on a 
daily basis by a means acceptable to the city manager.  

(Ord. No. 2000-04, § 1, 8-7-00) 
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Sec. 17-43. Construction and electrical elements. 

Any construction or electrical elements shall be in accordance with the permit requirements or, if applicable, 
the Code requirements of Neptune Beach.  

(Ord. No. 2000-04, § 1, 8-7-00) 

Sec. 17-44. Maintain cleanliness. 

All parts of the market area and its premises shall be kept neat, clean and free of litter and debris.  

(Ord. No. 2000-04, § 1, 8-7-00) 

Sec. 17-45. Hours of operation. 

The market area shall be limited to Saturday mornings and the hours of operation being from 8:00 a.m. to 
5:00 p.m.  

(Ord. No. 2000-04, § 1, 8-7-00; Ord. No. 2003-17, § 4, 12-1-03; Ord. No. 2008-06, § 4, 6-16-08) 

Sec. 17-46. Waiver of licenses and fees. 

Any licenses and fees which might otherwise be required by the city for the operation of the market area are 
hereby waived for vendors and the person, persons or any other entity issued a permit to operate the market area.  

(Ord. No. 2000-04, § 1, 8-7-00) 

Sec. 17-47. Seasonal sales. 

(a) For-profit and nonprofit entities may have Christmas tree sales in the commercial C-3 district with the 
written permission of the owner of the property. A for-profit entity must have a local business tax receipt 
issued by the city beginning operation. The sale of Christmas trees may take place from the Tuesday before 
Thanksgiving to November to December 24th.  

(b) Nonprofits may have three (3) seasonal fundraising sales per calendar year, on their property that is in a 
residential district.  

(Ord. No. 2008-13, § 1, 10-20-08) 

Sec. 17-48. Food trucks/mobile vendors. 

Food trucks and/or mobile vendors serving items consumable or useable by animals may be permitted by the 
city manager as set forth herein.  

(1) Jarboe Park and/or city property. 

 a. Food trucks may be allowed in Jarboe Park and/or city property as permitted by the city manager 
or designee, subject to the requirements below.  

b. The operation of food trucks shall not be permitted on city streets.  
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c. The daily operation of food trucks shall not be permitted in city rights-of-way, or private 
property.  

d. Food trucks shall not be permitted on the beach or on city beach access points.  

(2) Residential districts and commercial districts. 

 a. Food trucks shall only be permitted in residential zoning districts and commercial districts at 
special or catered events with appropriate permits.  

1. A catered event is defined as where a property owner hosting a private special event pays 
the food truck operator or owner for the service and no individual "walk-up" sales occur.  

2. A special event shall be defined as an occasional or periodic gathering hosted, sponsored, 
or authorized by a property owner. The frequency and uniqueness of the proposed event 
shall be considered by the city manager in reviewing an application.  

3. The food truck may only operate at the private special event during the approved hours of 
the event, including set-up and take-down times.  

4. Food trucks in commercial areas should be parked in such a way as to not cause traffic 
problems, and when possible, positioned on property hosting the special event.  

(3) Standard permit requirements. 

 a. The following requirements must be met for the operation of food trucks:  

1. Submittal of a completed and approved application form by the property owner.  

2. Proof of liability insurance held by the food truck owner for at least one million dollars 
($1,000,000.00).  

3. Proof of inspection by the Duval County Health Department of the food truck within the 
last six (6) months.  

4. Proof of a valid Neptune Beach business tax receipt.  

5. Food trucks at special events are required to submit a fire safety plan with their application 
and must pass a fire inspection once the event is set up. Furthermore, they may be closed 
by the police department, fire marshal, or the building official for safety issues, violation of 
the permit, or violation of other city ordinances.  

6. The applicant shall pay the required fees set forth by city council resolution.  

(4) A food truck shall be defined as a vehicle, trailer or other similar mobile food unit equipped with 
facilities for cooking and/or preparing and selling food and/or other items for human or animal 
consumption or use.  

(Ord. No. 2014-18, § 1, 10-6-14; Ord. No. 2015-01, § 1, 3-2-15; Ord. No. 2018-05, § 1, 10-1-18; Ord. No. 2022-03, § 
1(Exh. A), 8-1-22) 

Secs. 17-49—17-70. Reserved. 

 



Ingress
Egress

Dumpster to be used
for trash/waste

Parking

Overview Site Map
ECHO Fair - Jarboe Park - 8/22/26

(overflow parking)

Overflow/Backup Space
Overflow space for market vendors
or activities, if needed

Resource Fair & Mindful Market
Local non-profits, mental health resources,
& community organizations to host tables
for service awareness & information
AND
Open-Air Market for local artists, makers,
& businesses to host booths for sales of
goods/services

Games & Activities
Area for outdoor games & wellness
activities (Ex: cornhole, 4-square,
scavenger hunt, use of playground &
basketball court, etc.)

Food Trucks
Aprx. 4 food trucks set up in
this area offering food/drink
options

Neptune House
Restrooms, coolers with
water, indoor games, space
to rest from the heat, etc.

Set-Up 7am - 10am
Event 10am - 2pm

Clean-Up 2pm - 4pm

(Full Fair & Market Map on pg 3)

(Full Activity Map on pg 5)

(Full Utilities Map on pg 6)

1

Full Signage Map on pg2

Additional information on pg7

d

Parkingrk

(overflflf ow parking)



EVENT
PARKING

EVENT
PARKING

additional overflow
parking: 910 3 St Lot
(Here Tomorrow lot)

rd

Banner (8ft W x 3ft H) - use cord to
hang from the two trees directly

behind the Jarboe Park sign

Orange Border = Standard
Yard Sign (~3ft height)
staked into the ground

Pipe & Drape to hang banner (~10ft W x 8ft H)

CHALK on sidewalk
(encouraging messages,

arrows to different
areas of the event)

Parking, Yard Sign, Banner, Ground Site Map
ECHO Fair - Jarboe Park - 8/22/26

2

EVENT
PARKINGPARKINGP



3Resource Fair & Mindful Market Site Map
ECHO Fair - Jarboe Park - 8/22/26

x50

Ratio should be correct, tents = 10ft

Resource Tables (15)

Resource Tables (15)

Market Vendors (12)

Resource Tables /
Market Vendors
(As-Needed) (8)

(welcome tent)

(welcome tent)

5)Resoourcee Tabbles (155)

(As N



4Potential Overflow Site Map
ECHO Fair - Jarboe Park - 8/22/26

extra activity space:
use of existing pavilions,

potentially a small number of tents
or tables to facilitate activities

extra activity space:
use of existing pavilions,

potentially a small number of tents
or tables to fafaf cilitate activities
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Activities Site Map

ECHO Fair - Jarboe Park - 8/22/26



Utilities Map
ECHO Fair - Jarboe Park - 8/22/26

All rented trash cans (total = 7)
will be 32G plastic cans
(see picture below)

All trash cans will be placed in
the park around 7-8AM and
removed from the park no
later than 3PM by our
volunteer team

Neptune House:

6



Additional Required Information:
Floor specifications

Placement of tents & tables (staked or weighted to ground) at Resource Fair: See page 4
Placement of tents & tables (staked or weighted to ground) at Mindful Market: See page 3
Placement of activities (may include tables placed onto ground): See page 5
Placement of yard signs (staked into ground): See page2
Chalking of sidewalks (see placement on page 2)

Height of	displays
Yard sign & banner dimensions: See page 2
Resource Fair & Mindful Market: Vendors to be instructed that signs must not be taller than 10' in height

Procedures to	protect	against	rodents	or	insects
All staff & volunteers will be directed to dispose of all waste (their own & others’) into garbage cans throughout the event.
Vendors will agree to follow all procedures, including those listed herein related to cleanliness & protection against insects/rodents.

Procedures relating	to	cleanliness
All staff & volunteers will be directed to dispose of all waste (their own & others’) into garbage cans throughout the event.
Volunteer Team to walk park at close of event to collect any & all remaining trash/waste throughout park.
Vendors will agree to follow all procedures, including those listed herein related to cleanliness & protection against insects/rodents.

Maintenance &	disposal	of	garbage,	including	dumpster	requirements
Rented garbage units (7) will be placed throughout the park the morning of the event (7/8am)
Rented garbage units (7) will be removed from the park at the end of the event (2/3pm)
All garbage to be disposed of into the dumpster unit at 910 3  St. (Here Tomorrow’s facility across from Jarboe Park)rd

Placement/specifications of garbage units (& dumpster): See page 6

Construction or	electrical	and	other	utility	requirements,	including	portable	water
Electricity from Neptune House for speakers/music
Water fountain at Neptune House to be available in addition to provided water bottles

Terms to	be	provided	to	all	volunteers,	staff,	&	vendors	to	ensure	compliance	with	procedures:
Tents may be staked or weighted to the ground. Any displays should not exceed 10' in height.
Please dispose of all food/drinks; do not leave anything out & open that may attract insects/pests.
All trash/waste must be removed or disposed of before leaving the park.

7
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CITY OF NEPTUNE BEACH – COMMUNITY DEVELOPMENT DEPARTMENT

STAFF REPORT
MEETING DATE: April 8, 2026
BOARD/COMMITTEE: Community Development Board
APPLICATION NUMBER: V26-03/SE26-01/DP26-04

___________________________________________________________________________________

TO: Community Development Board

FROM: Heather Whitmore, AICP, Community Development Director

DATE: April 3, 2026

SUBJECT: V26-03/SE26-01/DP26-04– 626 Atlantic Blvd (RE# 172398-0100) Fifth Third 
Bank

V26-03: Application for variance as outlined in Chapter 27 Article III Division 8 of the Unified 
Land Development Code of Neptune Beach for Fifth Third Bank/BDG Architects for the property 
currently known 626 Atlantic Blvd (RE# 172398-0100). The applicant requests a variance from 
table 27-239 C-3 frontage buildout to permit a 30% building frontage in lieu of the required 70% 
building frontage. The property is in the C-3 zoning district.

SE26-01: Application for art project as outlined in Chapter 27 Article XV Section 27-596 of the 
Unified Land Development Code of Neptune Beach for Fifth Third Bank/BDG Architects for the 
property currently known 626 Atlantic Blvd (RE# 172398-0100). The applicant requests approval 
for mural. The property is in the C-3 zoning district.

DP26-04: Application for Preliminary Development Plan as outlined in Chapter 27 Article III 
Division 2 of the Unified Land Development Code of Neptune Beach for Fifth Third Bank/BDG 
Architects for the property currently known 626 Atlantic Blvd (RE# 172398-0100). The applicant 
requests to establish a 1,978 square foot bank The property is in the C-3 zoning district.
______________________________________________________________________________
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I. BACKGROUND:

The applicant requests a development plan approval to permit a 1,978 square foot bank 
building with associated parking, drive thru, and landscaping. The property is in the
Commercial-3 (C-3) zoning district and has a Commercial-II comprehensive plan 
future land use designation. DP26-04 requires a concurrent review of associated 
variance V26-03 from Table 27-239 C-3 Primary Street Frontage Buildout to permit 
the construction of a +/- 30 foot wide office building in lieu of the required 70 foot
building width, as well as a concurrent review of associated special exception SE26-01 
for a mural in accordance with Section 27-596 Art Project.

The proposed bank will be located at the former Kentucky Fried Chicken site. The 
property is shown in attached vicinity maps and is located adjacent to Seminole 
Shoppes Public Plaza, lying south of Atlantic Blvd. The 16,552 SF lot is 100’ wide and 

165’ deep. The site’s current impervious lot coverage is 70%, composed largely of 
concrete parking. The current 3,114 SF, 39’ wide fast food restaurant will be 
demolished. 

II. DISCUSSION:

The applicants representing Fifth Third bank requests to build a one-story, 20 foot high,
1,978 SF bank building with associated nine (9) onsite parking spaces and landscaping. 

Figure 1: 626 Atlantic Blvd
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The 1,978 SF bank building requires five (5) parking spaces based on one per 400/SF 
code minimum. The site will have nine (9) parking spaces total, as well as a drive-thru 
with a stacking and bypass lane. 

The parking lot will be densely landscaped with a grass and evergreen hedge, and a 
variety of elm, live oak, cypress, and red maple 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 68%.

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 198 trips per day, which is a 
1,300 net reduction in daily trip volume down from the 1,468 trips generated by a 3,000 
SF fast food drive thru restaurant.

Figure 2: 626 Atlantic Blvd Fifth Third Development Plan
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Variance V26-03

As stated, the applicant requests a variance from Table 27-239 C-3 Primary Street 
Frontage Buildout to permit the construction of a +/- 30 foot wide office building in 
lieu of the required 70 foot building width. The proposed building is approximately 30
feet wide and 60 feet deep.

The purpose of the variance is to rebuild on similar footprint as the existing building to 
allow adequate parking and drive through lane area. The site’s 100’ narrow width,
combined with parking and driveway requirements leave only a narrow building pad 
area.

Special Exception SE26-01

The applicant requests to approval of associated special exception SE26-01 for a mural 
in accordance with Section 27-596 Art Project, to allow an original Ernesto Maranje
mural on the southern and west exterior walls (as shown below).

Figure 3: 626 Atlantic Blvd Fifth Third Mural
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Sec. 27-596 (a) - Art project states:  
 

“Proposed art projects must apply for a public art permit with the building 

department on the forms provided by the city and pay any associated permit fees 

before being placed on the community development board agenda. Any proposed 

art project in the commercial districts that in the opinion of a majority of the 

community development board is found to be public art that enhances the 

commercial district may be recommended to the city council for its approval. If 

approved by the city council, such an art project will be permitted as long as it is 

maintained in good condition. The city council may place conditions for approval 

on the proposed project. Any such art project which deteriorates over time shall be 

removed by the applicant at the sole discretion of the city council. The city manager 

or designee will determine if the application is complete before setting a date for 

the community development board to consider the application.” 

 

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 unique hardship is a result of the rectangular shape of 

the property. While the square footage of the property is 16,406 square feet which 
confirms the minimum lot size of 15,000 SF the width of the street frontage is 
narrow at 100 foot wide. 
 

b. Staff Response: The site is deep and narrow. The existing driveway and parking 
access easement cannot be adjusted, therefore the building layout options limit 
site orientation to require the shown north/south configuration.  

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

parcel of land. 
 

a. Applicant Response:  The proposed variance is necessary minimum based on the 
required parking sidewalk and drive lanes used to maneuver around the building. 
 

b. Staff Response: The parcel can reasonably be used today under the current use 
without a variance. The requested building lot frontage variance is not the 
minimum necessary to permit use of the parcel or building. The building 
orientation is to allow driveway and parking accessibly on a lot with an existing 
access easement configuration.  

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

or the public in general. 
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a. Applicant Response: The proposed variance will not adversely affect adjacent 

properties or the public in general because the previous use of a fast food 
restaurant has a very similar configuration of parking sidewalk and Dr. lanes 
around the building. 

 
b. Staff Response: The variance will not adversely impact adjacent and nearby 

properties.  

 
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 proposed variance will enhance the character of 
property values because of the existing condition as an abandoning fast food 
restaurant. The proposed branch bank will be comprised of new construction new 
exterior lighting and security cameras which contribute to a safer environment as 
compared to the existing conditions. 

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 will allow a similar redevelopment of the site. 
 

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 harmonious building features include scale proportion 
colors materials and lighting. 

b. Staff Response: The variance request from the required building frontage is not 
in conflict 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 it the result of mere disregard for the provisions from which 
relief is sought. 

a. Applicant Response: The need for the variance as a result of the existing 
conditions. It is simply not feasible to construct a 70 foot wide building on a 100 
foot wide property. 

b. Staff Response: The site's existing configuration and driveway and access 
easement limit the orientation options for the building. 

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. 
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a. Applicant Response: The existing conditions of the vacant fast food restaurant 
is not conforming to the 70% rule therefore granting at the proposed variance 
would simply maintain existing property configuration. 
 

b. Staff Response: Granting the variance 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. The site's existing configuration and 
driveway and access easement limit the orientation options for the building.  

 

IV. SE26-01 FINDINGS: 
 
Sec. 27-596 (b) - Art project states: In making their decisions, both the community 
development board and city council shall determine: 

 
1. That the proposed art project will enhance the aesthetic beauty of the area of its 

proposed location; 
 

The proposed mural is proposed specifically to enhance the aesthetic beauty of the 
area. 

 
2. That the artist is capable of completing the work in accordance with the plan 

submitted as part of the application; 
 

The artist has presented a clear installation outline and has experience preparing 
similar murals. 

 
3. That the information in the application regarding the durability and expected 

maintenance of the proposed art project is correct;  
 

The artist has prepared a materials list with exterior paint and varnish in order to 
provide long term durability and maintenance. 

 
4. That the materials to be used and the manner of application will not require 

excessive maintenance by its owner. 
 

The artist has prepared a materials list with exterior paint and varnish in order to 
provide long term durability and maintenance. 
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V. DP26-04 FINDINGS: 
 

Sec. 27-82. - Procedures for applying for and issuing preliminary and final development orders 
state the community development board shall conduct a quasijudicial 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.  

The proposed development plan is consistent with the surrounding zoning and uses. 
The site is surrounded by commercial uses on all sides.  
The proposed building will be in a modern architectural style. The bank site will be 
densely landscaped with a grass and evergreen hedge, and a variety of elm, live oak, 
cypress, and red maple trees. The proposed mural is provided to enhance the beauty of 
the building to contribute to the site’s aesthetic impact.  

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

development were built.  

Traffic: The project has been issued with 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 198 trips per day, 
which is a 1,300 net reduction in daily trip volume down from the 1,468 trips generated 
by a 3,000 SF fast food drive thru restaurant. 
 
Water/Sewer: This project has been issued with 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 concrete and 
“permeable” pavers to reduce the stormwater runoff leaving the site. St. Johns River 
Water Management District has issued an Environmental Resource Permit. 

 
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.  
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The proposed development plan is designed to be compatible with the surrounding area. 
The proposed bank building site plan complies with density, height, setback, open 
space, landscaping, lighting, public utility, parking and traffic circulation standards.  
 

4. Conformity of the proposed development with the comprehensive plan, this Code, 
and other applicable regulations.  

The office site plan and building are consistent with comprehensive plan Commercial-
II land use which states:  
These areas shall include offices, professional services, and retail sales that serve the 

City and surrounding communities. 

As stated, the applicant requests a variance from Table 27-239 C-3 Primary Street 
Frontage Buildout to permit the construction of a +/- 30 foot wide office building in 
lieu of the required 70 foot building width.  
The purpose of the variance is to rebuild on similar footprint as the existing building to 
allow adequate parking and drive through lane area. The site’s 100’ narrow width, 

combined with parking and driveway requirements leave only a narrow building pad 
area. 
 

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

The proposed development plan is designed to be compatible with the surrounding area. 
The proposed bank building site plan complies with density, height, setback, open 
space, landscaping, lighting, public utility, parking and traffic circulation standards. 
 

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

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.  

The proposed development plan is designed to be compatible with the surrounding area. 
The proposed bank building site plan complies with density, height, setback, open 
space, landscaping, lighting, public utility, parking and traffic circulation standards. 

  



   
V26-03/SE26-01/DP26-04: 626 Atlantic Blvd Fifth Third Bank  

April 8, 2026 Community Development Board Staff Report 
10 of 11 

 

VI. STAFF RECOMMENDATION   
 

Staff recommends approval of variance V26-03 from Table 27-239 C-3 Primary Street 
Frontage Buildout to permit the construction of a +/- 30 foot wide office building in 
lieu of the required 70 foot building width. 
  
Staff recommends approval associated special exception SE26-01 for a mural in 
accordance with Section 27-596 Art Project. 
 
Staff recommends approval of the application for development plan DP26-04 to 
establish a 1,978 square foot bank. 

 
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 Plan 
shall contain no land uses different than those approved in the preliminary 
development plan. 

 
VII. RECOMMENDED MOTION: 

 
V26-03 
 
a. I recommend approval of V26-03 

 
OR 
 

b. I recommend denial of V26-03 

 
SE26-01 

 
a. I recommend approval of SE26-01 

 
OR 
 

b. I recommend denial of SE26-01 

 

DP26-04 

 
a. I recommend approval of DP26-04 

 
OR 
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b. I recommend denial of DP26-04 

 
 

VIII. Exhibits: 
 
A. Table 27-239 
B. Variance, Special Exception, and Development Order Application 
C. Development Plan 
D. Elevations 
E. Landscape Plan 
F. Mural Project Description  
G. Certificate of Concurrency and Traffic Analysis 
H. Water and Sewer Service Availability Letter 
 



 

 

Table 27-239  

  R-1  R-2  R-3  R-41  R-52  C-1  
 

C-2  C-3  CBD2  
NC  

Overlay  
RC  

Overlay  

  Single-Family Residential  

Single/  
Two-

Family 
Res.  

Multi- 
Family14  

 
Commercial  

 Single/  
Two-

PFamily 
Res.  

Building Height      

Max. Height3  28’  28’  28’  28’  28’  35’   35’  35’  35’  35’   28’  

Max. Stories  2  2  2  2  2  3   3  3  3  3   2  

Density (dwelling units divided by gross site area in acres - du/a)      

Max. Density 
(du/a)  5  5  5  10  17  -   -  -  10  -   10  

Setbacks      

Front Yard4  25’ min. 20’ min.  15’ min.  Flexible5 30’ min.  10’ min. 25’ max.   25’ min.  15’ min. 30’ 
max.  

0’ min.6 

10’ max.  
5’ min. 15’ 

max.  
 10’ min.  

25’ max.  
Rear Yard  30’ min. 25’ min.  25’ min.  Flexible5 30’ min.  10’ min.   15’ min.  20’ min.  5’ min.  10’ min.   15’ min.  

Side Yard 
(Internal)  10’ min. 

10% of 
lot width 
(7’min.)  

10% of 
lot width 
(7’min.)  

7’ min.7  25’ min.  5’ min.  
 

15’ min.  5’ min.  0’ min  0’ min.  
 

7’ min.7  

Side Yard 
(Street)  15’ min. 10’ min.  10’ min.  8’ min.  25’ min.  10’ min. 25’ max.   20’ min.  10’ min.  

25’ max.  
5’ min.  

15’ max. 
10’ min. 25’ 

max.  
  8’ min.  

25’ max.  
Frontage Buildout      

Primary Street  -  -  -  -  -  70% min.8   70% min.  70% min.  -  

Lot Dimensions/Size      

Min. Lot Area 
(SF.)  12,000  10,000  5,000  4,356  -  7,500   10,000  15,000   -  7,500   4,35610  



 

 

Max. Lot Area 
(SF)  -  -  -  15,000  -  -   -  -  -  -   15,000  

Min. Lot Width 
(FT)  100’  85’  50’  50’  200’  60’   80’  100’  -  50’   50’11  

Max. Lot 
Coverage  50%  50%  50%  50%  35%  70%   70%  75%  85%   70%   50%9  

Additional      

Max. Building 
Floor Area (sq.  
ft.)12  

-  -  -  -  -  30,000  
 

60,000  60,000  25,000  20,000  
 

-  
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1 The minimum R-4 and RC Overlay lot dimensions in this table are superseded by the actual dimensions of smaller lots if those lots were lawfully platted and 
recorded prior to December 2, 2019, in the Office of the Clerk of the Circuit Court of Duval County, Florida.  

2 Any single/two-family homes or multifamily structures in CBD shall comply with the development standards for the RC overlay.  
3 For lots in the R-1 zoning district that have a minimum lot size of twelve thousand (12,000) square feet and one hundred (100) feet lot width as measured at the 

building line parallel to the front face of the house and perpendicular to the primary side yard, thirty-five (35) feet of maximum building height will be permitted, so 
long as the primary roof structure is built at a minimum five-twelfths roof pitch, and not to exceed two (2) stories of living area.  

4 More specific front yard setbacks shall apply in locating new structures around the following road segments: Penman Road, Seagate Avenue, and Florida Boulevard 
(See subsection 27-231(b).)  

5 The front and rear yard setbacks may be flexible in that both measurements must total thirty-five (35) feet; however, neither can measure less than the fifteen (15) 
feet.  

6 New developments built to the front lot line will need to be cleared by public works first to ensure there are no infrastructure conflicts. 7 Duplexes comprised of two 
attached homes shall be exempt from the interior side setback where the units meet.  

8 Lots less than 120’ wide may have a reduced minimum frontage buildout of 60% in order to accommodate side yard parking.  
9 Additionally, 25% of the overall site, or half of the required pervious area, must be comprised of greenspace.   
10 Min. lot area for duplexes shall be 8,500 square feet, or 4,356 square feet for each unit if divided into two fee simple lots.   
11 Min. lot width for duplexes that have been divided into two fee simple lots of 40’ each prior to December 2, 2019 shall be deemed conforming.  
12 No standalone building shall exceed the maximum floor area shown. Additional information can be found in Section 27-237.  
13 Lots bounded by more than two streets may elect no more than two primary streets. All other streets shall meet the setback and frontage requirements for secondary 

streets. In these unique cases there may not be a rear yard.  
14 Multifamily residences on lots less than one-half acre shall only utilize a maximum of 70% lot coverage.  
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BDG ARCHITECTS
400 N Ashley Dr Ste 600
Tampa, Florida 33602

P: 813.323.9233
F: 813.323.9238
www.bdgllp.com

SITE DATA

0 ' 40 ' 80'

SCALE

SITE ADDRESS: 626 ATLANTIC BOULEVARD
NEPTUNE BEACH, FLORIDA 32266

PIN: 172398-0100

BUILDING AREA: 3,114 SF BUILDING

ZONING: COMMERCIAL C-3

SITE AREA: 16,483 SF / 0.38 AC

EXISTING USE: RESTAURANT WITH DRIVE-THRU

FUTURE USE: BANK WITH DRIVE THRU

PARKING DATA

BANK PARKING REQUIRED: 1 SPACE PER 400 SF OF G.F.A.
3,114 SF x (1 / 400 SF) =   8 SPACES

TOTAL PARKING PROVIDED: STANDARD PARKING  =   8 SPACES
ACCESSIBLE PARKING  =   1 SPACE
TOTAL PARKING PROVIDED =   9 SPACES

PARKING SPACE SIZE: 9' x 20' MINIMUM

LANDSCAPE REQUIREMENTS: REQUIRED  

LANDSCAPE BUFFER - FRONT (ATLANTIC BLVD.) =  10'
LANDSCAPE BUFFER - SIDE (EAST) =    0'
LANDSCAPE BUFFER - SIDE (WEST) =    0'
LANDSCAPE BUFFER - REAR (SOUTH) =    0'

BUILDING REQUIREMENTS: REQUIRED

BUILDING SETBACK - FRONT (ATLANTIC BLVD.) =   15' MIN. / 30' MAX.  
BUILDING SETBACK - SIDE (EAST) =     5'     

          BUILDING SETBACK - SIDE (WEST) =     5'     
BUILDING SETBACK - REAR (SOUTH) =   20'

LEGEND

PROPOSED CURB

SETBACK/BUFFER

PROPOSED CONCRETE LESS THAN 6"

PROPOSED CONCRETE 6" OR GREATER

NEW ASPHALT PAVEMENT

PROPERTY LINE

EXISTING TO REMAIN

EXISTING CONCRETE TO REMAIN

PROPOSED CURB AND GUTTER

NEW MILL AND OVERLAY

NEW PERVIOUS CONCRETE





















CONSTRUCTION PLANS FOR:

PROPERTY OWNER:
KOLA LLC
626 ATLANTIC BOULEVARD
NEPTUNE BEACH, FLORIDA 32266

PROPERTY DEVELOPER:
FIFTH THIRD BANK
MD 10ATA1 CORP FAC
38 FOUNTAIN SQUARE PLZ
CINCINNATI, OHIO 45202-3102
PH: (513) 579-5203

SURVEYORS:
EBI SURVEYING
1304 WEST FLETCHER AVENUE
TAMPA, FLORIDA 33612
PH: (813) 886-6080
CONTACT: THOMAS SERBU
EMAIL: THOMAS@EBISURVEY.COM

CIVIL ENGINEER:
INFINITY ENGINEERING GROUP, LLC
1208 EAST KENNEDY BOULEVARD
SUITE 230
TAMPA, FLORIDA 33602
PH: (813) 434-4770
CONTACT: NISIT SAPPARKHAO

ARCHITECT:
BDG ARCHITECTS
400 N ASHLEY DRIVE
SUITE 600
TAMPA, FLORIDA 33602
PH: (813) 323-9233
CONTACT: NATHALIA GARCIA-RIOS

LANDSCAPE ARCHITECT:
PATRICK D. CUNNINGHAM, LLC
519 SAPPHIRE DRIVE
SARASOTA, FLORIDA 34234
PH: (561) 352-7687
CONTACT: PATRICK CUNNINGHAM
EMAIL: PCUNNINGHAM.LLC@GMAIL.COM

NEPTUNE BEACH
626 ATLANTIC BOULEVARD

NEPTUNE BEACH, FLORIDA 32266

IEG JOB NO. 15-423.00

INFINITY ENGINEERING
GROUP, LLC

1208 East Kennedy Boulevard
Suite 230

Tampa, Florida 33602
[p]: 813.434.4770
[f]: 813.445.4211

www.iegroup.net
FL Cert. of Auth. No. 27889

PROJECT TEAM

Know what's below.

Call before you dig.

PARCEL ID: 172398-0100
DUVAL COUNTY, FLORIDA
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EXISTING BUILDING  AND DUMPSTER ENCLOSURE TO BE DEMOLISHED/REMOVED

EXISTING CONCRETE/SIDEWALK TO BE REMOVED

EXISTING CURB AND GUTTER TO BE REMOVED

EXISTING SIGNS TO BE REMOVED

EXISTING SANITARY PIPE AND STRUCTURE TO BE REMOVED UP TO THE MANHOLE.

PREPARE PAVEMENT FOR MILL AND OVERLAY.

EXISTING TRANSFORMER TO REMAIN.

EXISTING WATER BACK FLOW PREVENTERS, METERS AND SERVICE LINES TO BE REMOVED AND REPLACED.
SEE UTILITY PLAN SHEET C04.01.

EXISTING GAS METER AND ASSOCIATED UTILITIES TO BE REMOVED.

EXISTING ELECTRICAL UTILITY STRUCTURE TO BE REMOVED.

EXISTING FIRE HYDRANT TO BE RELOCATED. SEE UTILITY PLAN SHEET C04.01.

EXISTING STORM STRUCTURES TO REMAIN.

1
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4

5

6

7

8

9

10

11

12

LEGEND

DEMOLITION NOTES

KEYED NOTES

1. CONTRACTOR TO ESTABLISH AND PROPERLY FLAG PROPERTY LINES PRIOR TO DEMOLITION.

2. ALL ABOVE AND BELOW GROUND HARDWARE, EQUIPMENT AND MATERIALS TO BE DISPOSED OF IN ACCORDANCE WITH
LOCAL MUNICIPALITY REQUIREMENTS.

3. UTILITIES TO BE PLUGGED SHALL BE FILLED WITH A MINIMUM 1.0 CUBIC FT. OF NON SHRINK GROUT OR AS OTHERWISE
APPROVED BY ENGINEER.

4. TREES SHOWN TO REMAIN SHALL MAINTAIN PROTECTIVE BARRIERS DURING DEMOLITION.  THESE BARRIERS SHALL BE
IN ACCORDANCE WITH CURRENT LOCAL MUNICIPALITY STANDARDS.

5. THE CONTRACTOR SHALL COORDINATE THE REMOVAL OF EXISTING UTILITIES WITH THE OWNER OF SAID UTILITY.  THIS
SHALL INCLUDE BUT NOT BE LIMITED TO WATER, SEWER, GAS, CABLE TV, POWER AND TELEPHONE.

6. THE CONTRACTOR SHALL UTILIZE SUITABLE EROSION CONTROL DURING DEMOLITION, SEE "EROSION & SEDIMENT
CONTROL DETAILS".

7. THE CONTRACTOR SHALL LOCATE ALL EXISTING UTILITIES PRIOR TO DEMOLITION AND WILL BE RESPONSIBLE FOR THE
DAMAGE OF ANY ON-SITE OR OFF-SITE UTILITIES THAT ARE NOT A PART OF THIS PROJECT OR ARE NOT IDENTIFIED TO
BE REMOVED.

8. ALL DISTURBED AREA WITH THE RIGHT OF WAY WILL BE RESTORED TO ORIGINAL OR BETTER CONDITION BY GRADING
AND SODDING THE AREA DISTURBED.

CONTRACTOR TO INSTALL TREE BARRICADES SURROUNDING ALL TREES TO REMAIN. IRRIGATE ALL LANDSCAPING AS NEEDED.

TREE NOTE:

PROPERTY LINE

EXISTING TO REMAIN

EXISTING CONCRETE TO REMAIN

EXISTING GRADE ELEVATION

EXISTING TO BE REMOVED

EXISTING ASPHALT/CONCRETE TO BE REMOVED

EXISTING GASgas

EXISTING SANITARYsan

EXISTING TELEPHONEtel

EXISTING UNDERGROUND ELECTRICue

EXISTING OVERHEAD LINEoh

TREE BARRIER LINE

EXISTING WATERwm

EXISTING CONTOUR

EXISTING SIDEWALK/CONCRETE TO BE REMOVED

428.33
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DEMOLITION PLAN
Know what's below.

Call before you dig.

SCALE:

0 ' 20' 40 ' 60 '

SCALEPLAN VIEW AS NOTED
-

EXISTING ASPHALT TO BE MILLED
TO A DEPTH OF 1-INCH

EXISTING PAVERS TO BE REMOVED

DEMOLITION QUANTITIES

ASPHALT MILLING = 2,687 SF

CONCRETE = 7,626 SF

CURB =      40 LF

GUTTER =      42 LF



18" oak

13" palm

15" palm
15" tree 15" tree

10" palm

9" palm

9" palm

9" palm

9" palm
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9" palm

9" palm

9" PALM
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8" palm

8" palm

9" palm
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existing one
 story building

FIFTH THIRD
1,978 SF

FFE = 10.50

(8) STANDARD
SPACES
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ATLANTIC BOULEVARD
PUBLIC R/W 100' - ASPHALT PAVEMENT WIDTH VARIES

99.88'

R8'

10.2'

R38'

15' MINIMUM
BUILDING SETBACK

30' MAXIMUM
BUILDING SETBACK

ACCESS EASEMENT

5' BUILDING SETBACK

5' BUILDING SETBACK

20'
BUILDING SETBACK

10'
LANDSCAPE BUFFER

10'
LANDSCAPE BUFFER

10'
LANDSCAPE BUFFER

R12'

R18'

14.3'

R3'

12'

10.5'

2.2'
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'
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20' 5'
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12' 14.2'10'36.1'
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28
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8
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29
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st
st

SITE PLAN GENERAL NOTES

KEYED NOTES
NEW BUILDING AND TRASH ENCLOSURE (SEE ARCHITECTURAL PLANS)

NEW PERVIOUS CONCRETE. SEE DETAILS SHEET C05.01.

NEW 6" CONCRETE PAVEMENT. SEE DETAILS, SHEET C05.01.

NEW ASPHALT PAVEMENT. SEE DETAILS, SHEET C05.01.

NEW 4" CONCRETE SIDEWALK, SEE PLAN FOR WIDTH. SEE DETAILS, SHEET C05.01.

NEW 18" CURB AND GUTTER. SEE DETAILS, SHEET C05.01.

NEW 6" X 18" CURB. SEE DETAILS, SHEET C05.01.

NEW WHEEL STOP (TYPICAL OF 9). SEE DETAILS, SHEET C05.01.

NEW BICYCLE RACK. SEE DETAILS, SHEET C05.01.

NEW DETECTABLE WARNING. SEE DETAILS, SHEET C05.01.

NEW 6-INCH "WHITE" PARKING/AISLE STRIPE (CONTINUOUS PAINT)

NEW ACCESSIBLE PARKING SPACES AND ACCESS AISLE. SEE DETAILS, SHEET C05.01.

NEW 24-INCH "WHITE" STOP BAR (CONTINUOUS PAINT).

5-FOOT WIDE CROSSWALK, 12-INCH "WHITE" STRIPE @ 36" O.C. (CONTINUOUS PAINT).

NEW "WHITE" DIRECTIONAL ARROW (CONTINUOUS PAINT)

NEW ACCESSIBLE PARKING SIGN. SEE DETAILS, SHEET C05.02.

NEW 30" R1-1 "STOP" SIGN. SEE DETAILS, SHEET C05.02.

NEW 30" R1-1 "STOP" SIGN (TYPICAL OF 2). SEE DETAILS, SHEET C05.02.

NEW EXPANSION JOINT. SEE DETAILS, SHEET C05.01.

NEW CONTROL JOINT. SEE DETAILS, SHEET C05.01.

NEW 10" DRIVE-THRU CURB. SEE DETAILS SHEET C05.01.

NEW ADA RAMP. SEE DETAILS, SHEET C05.01.

NEW AREA LIGHT POLE.

NEW ASPHALT MILL/OVERLAY. SEE NOTES, THIS SHEET FOR SPECIFICATION.   SEE GRADING PLAN & DETAILS, SHEETS
C03.01 & C05.01.

NEW ID SIGN (DESIGNED AND PERMITTED BY OTHERS).

EXISTING TRANSFORMER TO REMAIN.

RELOCATED FIRE HYDRANT.

NEW PROPOSED STORMWATER POND.

NEW BOLLARD (TYPICAL OF 3). SEE DETAILS SHEET C05.02.

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

29

1. ALL DIMENSIONS SHOWN ARE TO FACE OF CURB.  BUILDING DIMENSIONS ARE TO FACE OF BUILDING.

2. EXISTING IMPROVEMENTS SHOWN ARE TAKEN FROM THE SURVEY.

3. BUILDING AND SIDEWALK DIMENSIONS ARE TO OUTSIDE EDGE OF WALL

4. ALL TIES TO THE PROPERTY LINE ARE BASED ON THE SURVEY.

5. ALL CURB RADIUS ARE 3' UNLESS OTHERWISE NOTED

LEGEND

PROPOSED CURB

SETBACK/BUFFER

PROPOSED CONCRETE LESS THAN 6"

PROPOSED CONCRETE 6" OR GREATER

NEW ASPHALT PAVEMENT

1. CONTRACTOR TO RE-GRADE SURROUNDING GRADE ELEVATION AND RE-SOD AS
NEED TO MEET PROPOSED TOP OF SIDEWALK ELEVATIONS.

2. CONTRACTOR SHALL REPLACE ALL DISTURBED LANDSCAPING TO MATCH
EXISTING.

3. CONTRACTOR SHALL TIE INTO EXISTING IRRIGATION SYSTEM AND EXTEND NEW
DRIP IRRIGATION AS REQUIRED TO ACCOMMODATE NEW CONSTRUCTION.

LANDSCAPE NOTE

PROPERTY LINE

EXISTING TO REMAIN

EXISTING CONCRETE TO REMAIN

PROPOSED CURB AND GUTTER
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SITE PLAN

SCALE:

0 ' 20' 40 ' 60 '

SITE DATA

SITE ADDRESS: 626 ATLANTIC BOULEVARD
NEPTUNE BEACH, FLORIDA 32266

PIN: 172398-0100

BUILDING AREA: 1,978 SF BUILDING

ZONING: COMMERCIAL C-3

SITE AREA: 16,483 SF / 0.38 AC

EXISTING USE: RESTAURANT WITH DRIVE THRU

FUTURE USE: BANK WITH DRIVE THRU

PARKING DATA

BANK PARKING REQUIRED: 1 SPACE PER 400 SF OF G.F.A.
1,978 SF x (1 / 400 SF) =   5 SPACES

TOTAL PARKING PROVIDED: STANDARD PARKING  =   8 SPACES
ACCESSIBLE PARKING  =   1 SPACE
TOTAL PARKING PROVIDED =   9 SPACES

PARKING SPACE SIZE: 9' x 20' MINIMUM

DRIVE THROUGH QUEUE: FIVE CARS STACKING

LOADING ZONE: *NOTE-FINANCIAL  INSTITUTIONS DO NOT USE 
LOADING ZONES FOR SECURITY PURPOSES 
DELIVERY TRUCK WILL PARK DIRECTLY IN FRONT 
OF MAIN ENTRANCE.

LANDSCAPE REQUIREMENTS: REQUIRED  

LANDSCAPE BUFFER - FRONT (ATLANTIC BLVD.) =  10'
LANDSCAPE BUFFER - SIDE (EAST) =  10' (VEHICULAR USE)
LANDSCAPE BUFFER - SIDE (WEST) =    0'
LANDSCAPE BUFFER - REAR (SOUTH) =  10' (VEHICULAR USE)

BUILDING REQUIREMENTS: REQUIRED

BUILDING SETBACK - FRONT (ATLANTIC BLVD.) =   15' MIN. / 30' MAX.  
BUILDING SETBACK - SIDE (EAST) =     5'     

          BUILDING SETBACK - SIDE (WEST) =     5'     
BUILDING SETBACK - REAR (SOUTH) =   20'

REQUIRED BUILDING FRONTAGE BUILDOUT =   60.00 LF (60% MIN.)
PROVIDED BUILDING FRONTAGE BUILDOUT =   27.94 LF*
*VARIANCE WILL BE REQUIRED*

FLOOD ZONE:

DESCRIBED PROPERTY LIES IN FLOOD ZONE "X", PER FEMA RATE MAP 
NO. 12031C0409J EFFECTIVE DATE NOVEMEBER 2, 2018.

Know what's below.

Call before you dig.

SCALEPLAN VIEW AS NOTED
-

1. ALL ASPHALT AS SPECIFIED ON PLANS TO BE MILLED TO A DEPTH OF 1-INCH .  PROPOSED ASPHALT OVERLAY
ELEVATIONS BE FLUSH/EQUAL WITH TOP OF GUTTER, AT DRIVEWAY APRONS, AT THE EDGE OF PROPOSED CONCRETE
DRIVE THROUGH SLAB, AND UTILITY TOPS.

2. THERE ARE SEVERAL AREAS WITHIN THE PAVEMENT AREA TO BE OVERLAYED THAT HAVE DEGRADED OVER TIME TO A
DEPTH GREATER THAN 1-INCH.  ADDITIONAL ASPHALT DEPTH SHALL BE ADDED AS NEEDED TO ALLOW FOR POSITIVE
DRAINAGE.

3. CONTRACTOR TO ENSURE EXISTING PAVEMENT DRAINAGE PATTERN IS MAINTAINED UNLESS OTHERWISE SPECIFIED ON
THE PLANS AND NOTATED WITH NEW HIGH POINT, SURFACE SWALE, AND/OR PAVEMENT ELEVATIONS.

ASPHALT MILLING AND OVERLAY NOTEACCESSIBILITY DETAIL                                                                SCALE: 1" = 10'

SEE ACCESSIBILITY
DETAIL THIS SHEET
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BRANCH
1,978 SF

FFE = 10.0'
VAT

DUMPSTER
ENCLOSURE

50-FT. RADIUS AT ATM
PER FLORIDA STATUTES
655.962 & 655.965
(SEE SHEET LP.02.01)

60-FT. RADIUS
PROTECTION ZONE AT
WALK-UP

UTILITY

NIGHT
DEPOSIT

ATLANTIC BOULEVARD
PUBLIC R/W 100' (ASPHALT PAVING WIDTH VARIES)

UN
D

ER
G

RO
UN

D
 U

TIL
ITI

ES
U. UTILITIES

U. UTILITIES

OVERHEAD / UNDERGROUND UTILITIES

9" SABAL10

19" SABAL

2 9" SABAL

8" SABAL11

8" SABAL12

9" SABAL13

9" SABAL14

9" SABAL15

9" SABAL16

8" SABAL17

9" SABAL18

9" SABAL19

9" SABAL20

9" SABAL21

10" SABAL22
10" OAK23

13" DATE24

18" OAK 25

BIKE
RACK

NORTH BUFFER
10-FT. WIDE
(1) CANOPY TREE / 15 LF
3" HT. HEDGE 3-YEARS AFTER
INSTALL

 I.
D

.S
IG

N

103 SF

98 SF

48 SF

30 SF

100 SF

52 SF

58 SF

43 SF

EAST BUFFER
10-FT. WIDE
(1) CANOPY TREE / 15 LF
3" HT. HEDGE 3-YEARS AFTER
INSTALL

SOUTH BUFFER
10-FT. WIDE
(1) CANOPY TREE / 15 LF
3" HT. HEDGE 3-YEARS AFTER
INSTALL
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LIGHT
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POST
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LIGHT
POST

LIGHT
POST

43 SF

55 SF

77 SF

B
.F

.P
.

B
.F

.P
.

67 SF

125 SF

67 SF

ACCESS EASEMENT

1
0

.0
' L

A
N

D
SC

A
P

E
B

U
FF

ER

10.0' LANDSCAPE
BUFFER

1
0

.0
' L

A
N

D
SC

A
P

E
B

U
FF

ER

5.0'

3.0'

SCALE

0 ' 20' 40 ' 60 '

SCALEPLAN VIEW 1" = 20'
-

LP01.01

LANDSCAPE PLAN

Plant List

REQUIRED/
PERMITTED PROVIDED

TREES: 27 TREES 27 TREES
INCLUDES (20) SHADE TREES

(7) ORNAMENTAL TREES

PALMS - - 7 PALMS

SHRUBS - - 358 SHRUBS

OTHER PLANTS - - 306 PLANTS

NATIVE
TREES/PALMS = 35 PLANTS - - 26 PLANTS (74%)
SHRUBS/GC = 685 PLANTS - - 278 PLANTS (40%)

DROUGHT TOLERANT PLANTS
TREES/PALMS = 35 PLANTS - - 35 PLANTS (100%)
SHRUBS/GC = 685 PLANTS - - 685 PLANTS (100%)

DIVERSITY OF PLANTINGS
TREES = 27 (MAX. 50%) MAX. 13 TREES 7 TREES (TD)

Overall

General Notes

Key
N

Landscape Requirements
REQUIRED/
PERMITTED PROVIDED

TOTAL PROJECT AREA 16,483 SF (0.38 AC.)
LANDSCAPE AREA (MIN. 20%) 3,297 SF 5,312 SF (32%)

LANDSCAPE BUFFERS

NORTH - ATLANTIC BLVD - (OVERHEAD UTILITIES) 100 LF
MIN. 10' WIDE 
TREES = 1 TREE / 15-FT.. 7 TREES 7 TREES
VISUAL SCREEN - - 34 SHRUBS

3-FT. HT. @ 3-YEARS AFTER INSTALL
EAST 165 LF

MIN. 10' WIDE 
TREES = 1 TREE / 15-FT.. 11 TREES 11 TREES
VISUAL SCREEN - - 54 SHRUBS

3-FT. HT. @ 3-YEARS AFTER INSTALL
SOUTH 100 LF

MIN. 10' WIDE 
TREES = 1 TREE / 15-FT.. 7 TREES 7 TREES
VISUAL SCREEN - - 36 SHRUBS

3-FT. HT. @ 3-YEARS AFTER INSTALL

VEHICLE USE AREA (VUA) 7,389 SF
TERMINAL ISLANDS  

TREES = 1 TREE/ 300 SF = 2 TREES 2 TREES

SEAL

PROJECT INFORMATION BLOCK
JOB #
DATE:
DRAWN BY:
CHECKED BY:

SHEET TITLE

SHEET NUMBER

400 N Ashley Drive,
Suite. 600
Tampa, FL 33602

P:  813 - 323 - 9233
Lic. #: AA - 0003590
W: www.bdgllp.com

BYISSUE DATE DESCRIPTION
PDC 02.17.26 ISSUE FOR PERMIT

PDC
PDC

bdg
architects

PATRICK D.
CUNNINGHAM, LLC

   land planning
   landscape architecture

519 Sapphire Drive
Sarasota, FL 34234

(561) 352-7687

pc
un

ni
ng

ha
m

.L
LC

@
gm

ai
l.c

om

PATRICK D. CUNNINGHAM
FL REG. NO. LA0001669

THIS ITEM HAS BEEN ELECTRONICALLY SIGNED AND SEALED BY (PATRICK D.
CUNNINGHAM) ON THE DATE AND/OR TIME STAMP SHOWN USING A DIGITAL
SIGNATURE. PRINTED COPIES OF THIS DOCUMENT ARE NOT CONSIDERED SIGNED
AND SEALED AND THE SIGNATURE MUST BE VERIFIED BY A 3RD PARTY CERTIFICATE
AUTHORITY ON ANY ELECTRONIC COPY.FAC 61G15-23.004

1208 East Kennedy Boulevard
Suite 230

Tampa, Florida 33602
[p]: 813.434.4770
[f]: 813.445.4211

www.iegroup.net
FL Cert. of Auth. No 27889

INFINITY ENGINEEING
GROUP, PLLC

DATE

IEG JOB NO. 15-423.00

11/11/25
250633

62
6 

A
TL

A
N

TIC
 B

O
UL

EV
A

RD
N

EP
TU

N
E 

BE
A

C
H,

 F
LO

RI
D

A
 3

22
66

FI
FT

H 
TH

IR
D

 B
A

N
K

N
EP

TU
N

E 
BE

A
C

H



st
st

st
st

st

SA
N

SA
N

SA
N

SAN SAN

st
st

st
st

san san san san

san

sa
n

sa
n

sa
n

sa
n

sa
n

sa
n

sa
n

sa
n

sa
n

st
st

st
st

st

LP

ue ue ue ue ue ue ue ue ue ue ue

W
W FIFTH THIRD

BRANCH
1,978 SF

FFE = 10.0'

9" SABAL10

19" SABAL
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13" DATE24

18" OAK 25
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TREE INVENTORY PLANN

ON-SITE TREES (TO REMAIN / PROTECTED)

NO. TREE SPECIES * DBH ACTION
(INCH)

  
1 SABAL PALM 9 " TO REMAIN - PROTECTED
2 SABAL PALM 9 " TO REMAIN - PROTECTED

TOTALS: 18 " (2) SABAL PALMS

OFF-SITE TREES (TO REMAIN - PROTECT AS NEEDED)

NO. TREE SPECIES DBH ACTION
(INCH)

10 SABVAL PALM 9 " TO REMAIN
11 SABAL PALM 8 " TO REMAIN
12 SABAL PALM 8 " TO REMAIN
13 SABAL PALM 9 " TO REMAIN
14 SABAL PALM 9 " TO REMAIN
15 SABAL PALM 9 " TO REMAIN
16 SABAL PALM 9 " TO REMAIN
17 SABAL PALM 8 " TO REMAIN
18 SABAL PALM 9 " TO REMAIN
19 SABAL PALM 9 " TO REMAIN
20 SABAL PALM 9 " TO REMAIN
21 SABAL PALM 9 " TO REMAIN
22 SABAL PALM 10 " TO REMAIN
23 OAK 10 " TO REMAIN
24 DATE PALM 13 " TO REMAIN
25 OAK 18 " TO REMAIN

TOTALS: 156 " (16) TREES

PLEASE NOTE:
THE EXISTING TREE INFORMATION TO INCLUDE LOCATION, SPECIES AND CANOPY
DRIP LINE HAS BEEN TAKEN FROM A VARIETY OF SOURCES SUCH AS THE CERTIFIED
SURVEY, GOOGLE EARTH, SITE OBSERVATIONS, AND SITE PHOTOGRAPHS,  AND
RELIED ON BY THE LANDSCAPE ARCHITECT.

KEY

EXISTING TREE/PALM TO BE REMOVED

EXISTING TREE/PALM I.D. TAG
DBH & COMMON NAME

EXISTING TREE/PALM TO REMAIN

EXISTING OFF-SITE TREE/PALM

TPZ - TREE PROTECTION ZONE

23" OAK
100

TYPICAL TREE PROTECTION DETAIL

General Notes
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LANDSCAPE
DETAILS

TYPICAL TREE PLANTING DETAIL

TYPICAL SHRUB/ GROUNDCOVER PLANTING DETAIL

TYPICAL TREE GUYING DETAIL TYPICAL PLANT SPACING DETAIL

CLEAR TRUNK WITHIN SIGHT TRIANGLE DETAIL
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BDG ARCHITECTS
400 N Ashley Dr Ste 600
Tampa, Florida 33602

P: 813.323.9233
F: 813.323.9238
www.bdgllp.com

SITE DATA

0 ' 40' 80'

SCALE

SITE ADDRESS: 626 ATLANTIC BOULEVARD
NEPTUNE BEACH, FLORIDA 32266

PIN: 172398-0100

BUILDING AREA: 1,978 SF BUILDING

ZONING: COMMERCIAL C-3

SITE AREA: 16,483 SF / 0.38 AC

EXISTING USE: RESTAURANT WITH DRIVE THRU

FUTURE USE: BANK WITH DRIVE THRU

PARKING DATA

BANK PARKING REQUIRED: 1 SPACE PER 400 SF OF G.F.A.
1,978 SF x (1 / 400 SF) =   5 SPACES

TOTAL PARKING PROVIDED: STANDARD PARKING  =   8 SPACES
ACCESSIBLE PARKING  =   1 SPACE
TOTAL PARKING PROVIDED =   9 SPACES

PARKING SPACE SIZE: 9' x 20' MINIMUM

DRIVE THROUGH QUEUE: FIVE CARS STACKING

LOADING ZONE: *NOTE-FINANCIAL  INSTITUTIONS DO NOT USE 
LOADING ZONES FOR SECURITY PURPOSES 
DELIVERY TRUCK WILL PARK DIRECTLY IN FRONT 
OF MAIN ENTRANCE.

LANDSCAPE REQUIREMENTS: REQUIRED  

LANDSCAPE BUFFER - FRONT (ATLANTIC BLVD.) =  10'
LANDSCAPE BUFFER - SIDE (EAST) =  10' (VEHICULAR USE)
LANDSCAPE BUFFER - SIDE (WEST) =    0'
LANDSCAPE BUFFER - REAR (SOUTH) =  10' (VEHICULAR USE)

BUILDING REQUIREMENTS: REQUIRED

BUILDING SETBACK - FRONT (ATLANTIC BLVD.) =   15' MIN. / 30' MAX.  
BUILDING SETBACK - SIDE (EAST) =     5'     

          BUILDING SETBACK - SIDE (WEST) =     5'     
BUILDING SETBACK - REAR (SOUTH) =   20'

REQUIRED BUILDING FRONTAGE BUILDOUT =   60.00 LF (60% MIN.)
PROVIDED BUILDING FRONTAGE BUILDOUT =   27.94 LF*
*VARIANCE WILL BE REQUIRED*

FLOOD ZONE:

DESCRIBED PROPERTY LIES IN FLOOD ZONE "X", PER FEMA RATE MAP 
NO. 12031C0409J EFFECTIVE DATE NOVEMEBER 2, 2018.

APPROVAL SIGNATURE

LEGEND 

PROPOSED CURB

SETBACK/BUFFERPROPOSED CONCRETE LESS THAN 6"

PROPOSED CONCRETE 6" OR GREATER

NEW ASPHALT PAVEMENT

PROPERTY LINE

EXISTING TO REMAIN

EXISTING CONCRETE TO REMAIN

PROPOSED CURB AND GUTTER

NEW MILL AND OVERLAY

NEW PERVIOUS CONCRETE

BUILDING MURAL



City of Neptune Beach

Certificate of Concurrency 

January 29, 2026

Project Name: Third Bank Neptune Beach

Project Address: 626 Atlantic Boulevard, Neptune Beach, Florida 32266

Project Description: 1,900 square foot office building 

The proposed development is not exempt from concurrency requirements. An assessment of project-related 
impacts and an assessment of public potable water, sanitary sewer, and transportation capacity has been 
conducted. Based on this assessment, there is available capacity for all public facilities for project-related 
impacts in accordance with Land Development Code Chapter 27: Article VI Section 27-352, “Criteria for 
satisfaction of concurrency requirements”. The facilities needed to meet the adopted level of service standards 
are in place at the time a development order is issued. If a development fails to commence in good faith within 
one (1) year from the date the development order is issued, the concurrency certificate shall be null and void.

Heather Whitmore, AICP, PTP
Community Development Director
City of Neptune Beach
Community Development Department
116 1st Street
Neptune Beach, FL 32266



Fast-Food Restaurant with Drive-Through Window
(934)

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA
On a: Weekday

Setting/Location: General Urban/Suburban
Number of Studies: 71

Avg. 1000 Sq. Ft. GFA: 3
Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GFA
Average Rate Range of Rates Standard Deviation

467.48 98.89 - 1137.66 238.62

Data Plot and Equation
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Study Site Average Rate

Fitted Curve Equation: Not Given R²= ****

Trip Gen Manual, 11th Edition Institute of Transportation Engineers
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Drive-in Bank
(912)

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA
On a: Weekday

Setting/Location: General Urban/Suburban
Number of Studies: 19

Avg. 1000 Sq. Ft. GFA: 6
Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GFA
Average Rate Range of Rates Standard Deviation

100.35 32.67 - 408.42 68.62

Data Plot and Equation
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Study Site Average Rate

Fitted Curve Equation: Not Given R²= ****

Trip Gen Manual, 11th Edition Institute of Transportation Engineers
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CITY OF NEPTUNE BEACH 
CITY COUNCIL MEETING 

STAFF REPORT 
 

AGENDA ITEM: Ordinance Chapter 27 Article V Section 27.330 SECTION 27.330 – FENCES, 
WALLS AND HEDGES,  ARTICLE V - ACCESORY STRUCTURES AND 
USES: Fence height code update  

SUBMITTED BY: Heather Whitmore, AICP,PTP Community Development Director 

DATE: April 6, 2026 

BACKGROUND: Land Development Code Updates to Bring Before Council for approval 
Section 27.330- Article V- Chapter 27, restricts the height of residential 
fences in certain areas to six (6) feet. The proposed ordinance increases 
the height restriction of those fences in side and rear yards from six (6) 
feet to eight (8) feet. 
 
First Read: April 6, 2026 
Community Development Board Feedback: April 8, 2026 
Second Read: April 20, 2026 

BUDGET: NA 

RECOMMENDATION: Approve first reading, forward to second reading for approval and adoption.  

ATTACHMENT: 1. Ordinance 
2. Business Impact Statement  
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SPONSORED BY: 
COUNCILMAN TIM 
HORVATH 
  

 
 

 ORDINANCE NO. 2026-___ 

A BILL TO BE ENTITLED 
 

AN ORDINANCE OF THE CITY OF NEPTUNE BEACH, FLORIDA, 
AMENDING THE CODE OF ORDINANCES - SECTION 27.330 – 
FENCES, WALLS AND HEDGES,  ARTICLE V - ACCESORY 
STRUCTURES AND USES, CHAPTER 27- UNIFIED LAND 
DEVELOPMENT REGULATIONS; PROVIDING CODIFICATION, 
CONFLICTS, SEVERABILITY, AND PROVIDING AN EFFECTIVE DATE. 

WHEREAS, Section 27.330- Article V- Chapter 27, restricts the height of 
residential fences in certain areas to six (6) feet ; and 

 
WHEREAS, It is in the best interest of the City and the citizens of Neptune Beach 

to increase the height restriction of those fences from six (6) feet to eight (8) feet. 
 

NOW, THEREFORE, BE IT ENACTED BY THE CITY COUNCIL ON BEHALF OF 
THE PEOPLE OF THE CITY OF NEPTUNE BEACH, FLORIDA that: 
 

SECTION 1. The Code of Ordinances, City of Neptune Beach, Florida are hereby 
amended in accordance with Exhibit “A”, which is hereby incorporated into this Ordinance. 
The text amendments are as follows: (strikethrough text shall mean deletions and 
underlined / highlighted text shall mean additions): 
 

SECTION 2: Codification. The provisions of this Ordinance shall become and be 
made a part of the Code of Ordinances of the City of Neptune Beach, Florida and the 
sections of this Ordinance may be renumbered or re-lettered to accomplish such intention 
and the word “Ordinance”, or similar words, may be changed to “Section,” “Article”, or 
other appropriate word; provided, however, that Sections Three, Four, Five, and Six shall 
not be codified.  
 

SECTION 3. Conflict. All ordinances, resolutions, official determinations, or parts 
thereof previously adopted or entered by the City or any of its officials and in conflict with 
this ordinance are repealed to the extent inconsistent herewith. 
 

SECTION 4. Severability. If a Court of competent jurisdiction at any time finds any 
provision of this Ordinance to be unlawful, illegal, or unenforceable, the offending 
provision shall be deemed severable and removed from the remaining provisions of this 
Ordinance which shall remain in full force and intact. 
 

SECTION 5. Effective Date. This ordinance shall immediately take effect upon 



Ord. No. 2026-___ Page 2

second reading and approval.

PASSED AND ADOPTED by the City Council of the City of Neptune Beach, 
Florida, this ___ day of __________, 2026.

VOTE RESULTS OF FIRST READING: (Date ___________)

Mayor Cori Bylund ____    
Vice Mayor Nia Livingston ____
Councilor Josh Messinger            ____
Councilor Brent Rogers ____
Councilor Tim Horvath ____

VOTE RESULTS OF SECOND READING: (Date ___________)

Mayor Cori Bylund ____    
Vice Mayor Nia Livingston ____
Councilor Josh Messinger            ____
Councilor Brent Rogers ____
Councilor Tim Horvath ____

Cori Bylund, Mayor

ATTEST:

Catherine Ponson, City Clerk

Approved as to form and content:

Paul Waters, City Attorney



EXHIBIT “A” 
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Sec. 27-330. Fences, walls and hedges. 

(a) Fences, walls or hedges may be located in all front, side and rear yard setback areas, subject to the following 
conditions:  

(1) Height of fences, walls or hedges. Fences, walls or hedges shall not exceed four (4) feet in height when 
placed in the front yard, six (6) eight (8) feet in height when placed in the side yard, and six (6) eight (8) 
feet in height when placed in the rear yard. In the event that a rear yard of a residentially zoned 
property abuts commercially zoned property, an eight-foot fence for only the rear yard may be 
constructed with the approval of the city manager, or designee. If a building is situated on the lot 
closer to the front setback line than the currently required setback, the fence shall not exceed four (4) 
feet in height forward of the front building line (refer to Figure 27-330-2). For anyone except public 
government agencies, proposed fences shall meet these height standards.  

(2) Any fence located adjacent to a public right-of-way or private road shall be placed with the finished 
side facing that right-of-way. In residential zoning districts, fences, walls, or hedges shall not exceed six 
six (6) eight (8) in height when placed in exterior side yards abutting a principal arterial (third street). 
Such fences or walls are encouraged to meet higher quality construction standards in order to provide 
genuine sound attenuation. Such fences or walls shall be erected at least three (3) feet inward from the 
property line and shall be landscaped on the exterior (highway) side by the property owner using 
evergreen or other perennial plants.  

(3) Fences designed to have airflow, such as shadow box or lattice style fences are to be encouraged to 
allow for the free flow of breezes. Picket, shadow box and other decorative style fences in keeping with 
the character and context of the neighborhood are encouraged; chain-link fences are generally 
discouraged.  

(4) No fence, wall, hedge, or other plantings greater than three (3) feet in height shall be located in the 
clear visibility triangle on corner lots or in such a way to block the line of sight for motorized vehicles 
leaving driveways. The vision triangle area shall be determined as follows:  

a. Corner lot visibility triangle. Means a triangular area including that portion of the public right-of-
way and any corner lots within the adjacent curb lines, or roadway edge if no curb is present, and 
a diagonal line intersecting such curb lines at points thirty-five (35) feet back from their 
intersection (such curb lines being extended if necessary to determine intersection point). For 
corner lots fronting arterial roads, the setback distance for the two (2) points shall be fifty (50) 
feet from their intersection.  

b. Driveway visibility triangle. Means a triangular area extending ten (10) feet along the driveway 
edge and the sidewalk edge, from the point where the driveway meets the sidewalk, and within a 
diagonal line connecting those two (2) points. If no sidewalk is present, the vision triangle shall 
mean the area extending fifteen (15) feet along the driveway edge and the curb line, or roadway 
edge if no curb is present, from the point where the driveway meets the curb, and within a 
diagonal line connecting those two (2) points. For driveways intersecting arterial roads the 
triangle shall extend thirty (30) feet in both directions.  
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(5) No fence, wall, hedge, or other plantings shall be constructed or installed in such a manner as to 
interfere with drainage on the site. 

(6) Fence posts shall be resistant to decay, corrosion, and termite infestation. The posts must also be 
pressure-treated for strength and endurance. 

(7) Fences installed on the ocean side of ocean front lots shall not exceed four (4) feet in height within the 
required front setback. 

(8) All replacement fences must meet current zoning requirements. 

(9) The use of barbed-wire and razor wire is prohibited by section 8-4 in all zoning districts. 

(10) All fences shall be maintained in a good state of repair and structurally sound condition, including, but 
not limited to, painting and repainting; replacement of missing, decayed, corroded, or damaged 
component parts, and keeping level. Failure to maintain and repair fences may result in the fence being 
declared a nuisance and abated in accordance with the provisions of chapter 28 of this Code. 
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(b) Point of reference for measurement. The point of reference for determining the height of a fence, wall or 
hedge shall be the natural lay of the land along the fence, wall or hedge.  

(c) Height exemption for public agencies. A fence required for safety and protection of hazard by a public agency 
may not be subject to the height limitations above. Approval to exceed minimum height standards may be 
given to public agencies by the city upon receipt of satisfactory evidence of the need to exceed height 
standards for safety/security.  

(Ord. No. 2004-10, § 1, 10-4-04; Ord. No. 2004-15, § 1, 9-20-04; Ord. No. 2005-10, § 1, 5-2-05; Ord. No. 2014-02, § 
1, 3-3-14; Ord. No. 2016-10, § 1, 8-1-16; Ord. No. 2022-03, § 1(Exh. A), 8-1-22) 
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