
AGENDA
BOARD OF ADJUSTMENT

REGULAR MEETING
JANUARY 15, 2020

5:00 PM
CITY HALL COMMISSION CHAMBERS

204 ASH STREET
FERNANDINA BEACH, FL 32034

1. CALL TO ORDER / ROLL CALL / DETERMINATION OF QUORUM
   

2. PLEDGE OF ALLEGIANCE
   

3. APPROVAL OF MEETING MINUTES
   

  3.1 December 18, 2019 Regular Meeting
     

4. NEW BUSINESS
   

 
4.1 BOA 2019­12: WestRock CP, LLC, 600 N 8th Street 

Variance from LDC Section 3.03.03(B)(1) requesting a reduction to the twenty­five foot wetland 
buffer requirement for the wood chip reclaim system constructed in 2018. (Quasi­Judicial) 

     

 

4.2 BOA 2019­13: Passero Associates, LLC, agent for South Shore CRE, 700 Airport Road
Variance from LDC Section 4.03.02 Standards for Development in the Airport Overlay, specifically 
the minimum building setback shall be 25 feet from any adjacent ground lease boundary. (Quasi­
Judicial)

     

5. BOARD BUSINESS
   

6. STAFF REPORT
   

7. PUBLIC COMMENT
   

8. ADJOURNMENT
   

NEXT BOA REGULAR MEETING IS SCHEDULED FOR FEBRUARY 19, 2020.
 

All members of  the public  are  invited  to be present  and be heard.  Persons with disabilities  requiring 
accommodations  in  order  to  participate  in  this  program or  activity  should  contact  (904)  310‐3115 or 
through the Florida Relay Services at 711 at least 24 hours in advance to request such accommodations.



All  interested  parties may  appear  at  said meeting  and  be  heard  as  to  the  advisability  of  any  action, 
which may be  considered with  respect  to  such matter.  For  information  regarding  this matter,  please 
contact the Planning Department (904) 310‐3135.
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MINUTES
BOARD OF ADJUSTMENT

 REGULAR MEETING
DECEMBER 18, 2019 

1. CALL TO ORDER – 5:01 pm 

ROLL CALL / DETERMINATION OF QUORUM 

MEMBERS PRESENT:
                Matt Miller (Chair) Marcy Mock        
                Steven Papke Barry Hertslet 
                Mark Gleason (Alt 2)                                             Steven Cook (Alt 1)
                Tisha Dadd 
        

  MEMBERS ABSENT:
   

 OTHERS PRESENT
 Tammi Bach, City Attorney
 Jacob Platt, City Planner
 Samantha Rogic, Recording Secretary

City Attorney Bach presented the Quasi-Judicial procedures. There were no questions from the audience. 
                       

2. APPROVAL OF MINUTES

2.1 October 17, 2019 Regular Meeting 

ACTION TAKEN: A motion was made by Member Hertslet, seconded by Member Dadd, to 
approve the minutes as presented. 

Vote upon passage of the motion was taken by ayes and nays, and being all ayes, carried. 

3. NEW BUSINESS

3.1 BOA 2019-11: TERESA PRINCE, TOMASSETTI & PRINCE, AGENT FOR JOHN M. 
COTNER, 425 S 13TH STREET  
VARIANCE from LDC Table 4.02.03(E) ‘Standards for Building heights and Setbacks’ to reestablish 
building setbacks for four town home lots. (Quasi-Judicial)

Mr. Platt presented the Staff Report and noting that all 6 criteria had been met, recommended approval. 

Teresa Prince of Tomassetti & Prince, agent to the owner, provided information and details specific to 
the request. 

Alvaro Pertuz, 96776 Soap Creek Drive, President of the Habitat Board of Fernandina, explained the 
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importance of fee simple town homes rather than a condo association. 

Selma Jackson, 425 S 13th Street, inquired on how the project might affect his property. 

Phyllis Jackson, 425 S 13th Street, wondered if a fence would be constructed between her property and 
the subject property and voiced concerns 

Betsy Huben, 4615 Philips Manor Pl, inquired on how the setbacks would be changing. 

The Board discussed accessory structures present in the front yard setback on the site plan. Ms. Prince 
explained that the encroaching accessory structures would be removed. 

ACTION TAKEN: A motion was made by Member Dadd, seconded by Member Hertslet to 
approve BOA case number 2019-11 with the condition that the accessory buildings facing Vernon 
and S 13th will not be allowed; AND that the BOA make the following findings of fact and 
conclusions of law part of the record: That BOA case 2019-11, with condition, is substantially 
compliant with the Comprehensive Plan and Land Development Code to warrant approval at this 
time; and that BOA case number 2019-11 meets the following criteria for granting a variance: 
special conditions, special privilege, literal interpretations, minimum variance, general harmony, 
and public interest and the reasons for my findings are: in agreement with Staff. 

Vote upon passage of the motion was taken by ayes and nays and being all ayes, carried. 

4. BOARD BUSINESS

Board Members requested the Pledge of Allegiance be added to future agendas. 

5. STAFF REPORT  

6. PUBLIC COMMENT 

7. ADJOURNMENT – 6:02 pm

 ___________________________________ ___________________________________
Samantha Rogic, Recording Secretary Matt Miller, Chair
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Case Number 

 
2019-12 

Meeting Date January 15, 2020 
 

Owner/Applicant WestRock CP, LLC 

Property Location: 600 N 8th Street 
Parcel Number: 00-00-31-1860-0000-0000 

 
Requested action: 

 
VARIANCE from LDC Section 3.03.03(B) Buffering requirements for 
development adjacent to wetlands or natural waterbodies. 
1. All new development and redevelopment adjacent to jurisdictional 
wetlands or surface water bodies shall be required to provide a buffer 
zone of native vegetation at least twenty-five (25) feet wide around 
wetlands and fifty (50) feet from natural water bodies to prevent 
erosion, retard runoff, and provide areas for habitat. All new 
construction that is a water dependent or water related use within the 
CRA and I-W zoning is exempt from the required buffers established 
by this Section; and 

 
 
 
 
 
Current zoning: 

2. This setback shall be required for any development, except docks 
or piers which have received a permit from the Florida DEP, SJRWMD, 
or the USACOE and are compliant with standards found in section 
3.01.03 
 
I-2 

FLUM land use category: Industrial       

Existing uses on the site: Manufacturing  

      
All required application materials have been received.  All fees have been paid.  All required 
notices have been made. 
 

I. SUMMARY OF REQUEST AND BACKGROUND INFORMATION: 
 

The WestRock mill permitted a wood chip reclaim system with the City and other applicable 
agencies in 2018. As required, the mill coordinated the wetland delineation with the Army Corp of 
Engineers (ACE), Florida Department of Environmental Protection (FDEP), and the St. John’s River 
Water Management District (SJRWMD).  
 
The City’s LDC requires a twenty-five foot wetland buffer zone of native vegetation as compared 
to the SRJWMD twenty-five foot average with a fifteen foot minimum. 
 
A key component to the chip stacker design is a retaining wall supporting the fill used to build the 
stacker. It also ensures that stormwater is contained on site, preventing runoff and erosion into the 
wetlands. The majority of the retaining wall has been built within City’s wetland protection zone, 
resulting in the need for an after the fact variance. 

 

BOARD OF ADJUSTMENT STAFF REPORT 
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II. CONSISTENCY WITH THE COMPREHENSIVE PLAN: 

 
The following Comprehensive Plan statements are applicable in this case: 

• Wetland Transition Area – An ecological transition zone from uplands to wetlands which is 
an integral portion of the wetlands ecosystem, providing temporary refuge for wetlands 
fauna during high water episodes, critical habitat for animals dependent upon but not 
resident in wetlands, and slight variations of wetland boundaries over time due to 
hydrologic or climatologic effects; and a sediment and storm water control zone to reduce 
the impacts of development upon wetlands and wetlands species. Wetland transition areas 
are commonly protected through the use of buffer requirements. POLICY REFERENCES: 
5.08.03 (pg. 5-15), 5.08.09 (pg. 5-16), 5.08.10 (pg. 5-16) 

• Environmentally Sensitive Lands/Areas – Any land area and/or water resources that may 
be determined to contain naturally occurring and relatively unaltered flora, fauna, or 
geologic conditions. Environmentally sensitive lands may include historical and 
archaeological resources, wetlands, wetland transition areas, estuarine shoreline areas; 
100-year floodplains, open space, dune systems, wildlife habitat, and aquifer recharge 
areas. POLICY REFERENCES: 1.02.04 (pg. 1-3), 1.02.05 (pg. 1-3), 1.03 (pg. 1-6), 1.07.11 
(pg. 1-17), 1.07.12 (pg. 1- 18), 1.09.04 (pg. 1-22), 2.03.09 (pg. 2-6), 5.08.03 (pg. 5-15), 
5.08.08 (pg. 5-16), 5.08.13 (pg. 5-17), 5.14.01 (pg. 5-24), 5.14.04 (pg. 5-24), 5.14.07 
– 5.14.09 (pg. 5-25), 6.05.02 (pg. 6-5), 6.05.03 (pg. 6-5), 6.06.01 (pg. 6-5), 6.06.04 (pg. 
6-5), 7.04.10 (pg. 7-6) 

• Buffer – Land area and landscaping provided to separate a use which may have a negative 
impact on an adjacent use or natural resource. Buffers may include physical barriers, 
vegetated berms, hedges, landscape cover, walls, fences and land area with dense 
vegetation and tree canopies. POLICY REFERENCES: 1.02.05 (pg. 1-3), 1.02.09 (pg. 1-5), 
1.07.11 (pg. 1- 17), 1.07.12 (pg. 1-18), 1.07.13 (pg. 1-18), 1.09.07 (pg. 1-22), 1.10.01 
(pg. 1-22), 2.03.09 (pg. 2-6), 2.13.05 (pg. 2-23), 4.02.05 (pg. 4-3), 4.05.16 (pg. 4-9), 
5.04.10 (pg. 5-7), 5.05.12 (pg. 5-9), 5.08.07 (pg. 5-15), 5.08.09 (pg. 5-16), 5.10.01 (pg. 
5-18), 5.10.05 (pg. 5-19), 5.11.09 (pg. 5-21), 7.04.10 (pg. 7-6), 9.03.02 (pg. 9-2), 
9.03.03 (pg. 9-2) 

• Policy 1.02.07 – The City shall implement the Fernandina Beach Comprehensive Plan in a 
manner that acknowledges private property rights. 

• Policy 1.02.10 – The City shall protect privacy and access to light, air, and open space. 
The City shall consider regulations such as building placement on a site, building design, and 
building orientation as one means to achieve this policy. 

• OBJECTIVE 5.08. WETLANDS PROTECTION AND PRESERVATION - The City shall direct 
incompatible land uses away from wetlands, and shall protect and preserve wetlands from 
physical and hydrologic alterations, in order to maintain the following functions: natural 
biological functions, including food chain production; general habitat; nesting, spawning, 
rearing, and resting sites for aquatic or land species; natural drainage systems impacting 
sedimentation patterns, salinity distribution, flushing characteristics, current patterns, and 
other environmental characteristics; shielding other areas from wave action, erosion, or storm 
damage; storage areas for stormwater and flood waters; natural recharge areas; and 
natural water filtration processes that serve to purify water. 

• Policy 5.08.03 - The delineation of any wetlands on any proposed development shall be 
determined prior to the issuance of development orders which permit site alteration. The 
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City’s land development regulations shall require that any application for a local 
development order for sites containing wetlands shall include wetland delineation. A 
delineation of the upland wetland boundary shall be established based upon an on-site 
field survey by a professional biologist or registered engineer provided by the applicant 
and coordinated with the SJRWMD, the DEP, and/or the U.S. Army Corps of Engineers. The 
delineation and determination of these areas shall be in accordance with SJRWMD rules 

• Policy 5.08.06 - The City shall protect wetlands from impacts of adjacent development, 
and shall ensure through regulations included in the Land Development Code: a. Proper 
siting of development structures and infrastructure, including clustering of development 
away from wetlands; b. Location of buffer zones of native vegetation around wetlands and 
surface water bodies to prevent erosion, retard runoff, and provide habitat; and c. Setback 
of buildings and other structures from wetlands and water bodies. 

• Policy 5.08.08 - In instances in which development is proposed that is adjacent to a wetland, 
the boundary of a wetland transition area shall be established by an on-site field survey 
by a professional biologist or registered engineer provided by the applicant and 
coordinated with the SJRWMD, the DEP, and/or the U.S. Army Corps of Engineers. The City 
shall maintain land development regulations which ensure that the transition area provides 
a buffer between wetlands and upland development. Such buffer shall ensure existing 
vegetation is not disturbed; where new vegetation is required, plants or ground cover native 
or appropriate to a wetlands transition area shall be used. 

• Policy 5.08.09 - The Land Development Code shall be updated to prohibit the following 
uses within the wetland transition areas: a. Industrial uses; b. Sanitary landfills; c. 
Wastewater treatment facilities; d. Animal feedlots; e. Incinerators; f. Petroleum or pesticide 
storage facilities; g. Above-ground or below-ground pipes for pollutants or contaminants, 
excluding pipes carrying treated stormwater runoff or wastewater effluent; h. Septic tanks; 
i. Any land use that stores, handles, or generates hazardous material or waste; j. Removal, 
excavation, or disturbance of the soil; k. Dumping or filling with any material; l. Erection of 
structures; m. Placement of pavements; n. Destruction of plant life which would alter the 
existing pattern of vegetation; and o. Placement of any portion of a development project. 
 
 

III. CONSISTENCY WITH THE LAND DEVELOPMENT CODE: 
 

Variance procedures and criteria are set forth in sections 10.02.01 through 10.02.04. 

• Section 10.02.01(B) states that the BOA may authorize a variance from the design and 
improvement standards of the LDC, except for areas within the Historic District Overlay, the 
CRA Overlay, or as limited by 10.02.01(D), where the requirements of Section 10.02.00 
are met. 

• Section 10.02.01(C) states that the City Commission may take action to authorize a variance 
request from LDC section 4.02.02 for properties which are contained within the 
Comprehensive Plan defined “Job Opportunity Areas,” but only for properties located on 
the west side of North or South Fletcher Avenues. The City Commission shall hear such 
variance requests in accordance with the provisions for variances as set forth in Chapter10. 

• Section 10.02.02(B) states that the applicant for a variance has the burden of proof of 
demonstrating that the variance application complies with each of the requirements of 
Section 10.02.02(A).  
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• Section 10.02.04 sets forth the application requirements. This application includes 
information necessary for the BOA to make the required findings.  

• Section 10.02.01(C) sets forth the limitations on the grant of a variance: 
1. A variance shall not be granted which authorizes a use that is not permissible in the 

zoning district in which the property subject to the variance is located. 
2. A variance shall not be granted which authorizes any use or standard that is prohibited 

by the City’s Comprehensive Plan. 
3. No nonconforming use of adjacent lands, structures, or buildings in the same zoning 

district, and no permitted use of land, structures, or buildings in other zoning districts, 
shall be considered grounds for the authorization of a variance. 

4. A variance shall not change the requirements for concurrency. 
5. A variance shall not be granted to permit the use of a single media peonia for the 

construction of a dwelling unit. 
6. A variance shall not be granted if the evidence submitted by an applicant is a 

demonstration of financial hardship or economic considerations. 
7. A variance shall not be granted for procedure or process components of this Land 

Development Code.  
8. A variance shall not be granted to deviate from LDC section 4.02.02 to combine two 

(2) or more lots which would result in a lot width greater than 100 feet for lots or parcels 
that abut Ocean Avenue, North Fletcher Avenue, or South Fletcher Avenue.    

9. A variance shall not be granted which authorizes the filling of wetlands prohibited by 
LDC Section 3.03.03(A) and Comprehensive Plan Policy 5.08.04. 

10. No variance shall be granted to exceed the maximum building height of 35 feet for a 
building on any lot within 800 feet of the mean high water line of the Atlantic Ocean 
under LDC section 4.02.03(D), table 4.02.03(E), specifically note 1  

 
Staff’s review of this application finds it is not subject to any of these limitations and can 
therefore be considered by the Board. 
 
In order for an application for a variance to be approved or approved with conditions, the BOA shall 
make a positive finding regarding each of the following provisions:   

 
Consistent 
with 
Criteria? 

 
 
All questions must be answered in the affirmative for staff to recommend approval 
of a variance. Negative answers must be addressed in the findings. 

 
 
 
 

☒ Yes 

☐ No 

1. Special Conditions:  Special conditions and circumstances do exist which are 
peculiar to the land, structure, or building involved and which are not applicable 
to other lands, structures, or buildings in the same zoning district.  Special 
conditions or circumstances do not result from actions of the applicant and are 
not based on a desire to reduce development costs. 
 

Yes. The mill was constructed in 1938 and the location of the newly 
constructed chip stacker was designed and built in a location that supports the 
modern-day operation of the mill. The SJRWMD allows of a twenty-five-foot 
average buffer with a fifteen foot minimum requirement which the design 
meets. Policy 5.08.08 states that buffers shall ensure existing vegetation is not 
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disturbed, but where required, appropriate, native vegetation shall be used. 
WestRock has prepared a planting plan which will establish a twenty-five-foot 
buffer zone of native vegetation in conjunction with the retaining wall.  
 

 
 
 

☐ Yes 

☒ No 

2. Special Privilege:  Granting the variance does confer upon the applicant a special 
privilege that is denied by the Land Development Code to other lands, structures, 
or buildings in the same zoning district. 
 

No. While the SJRWMD allows for an average buffer, the City’s code requires 
a consistent twenty-five-foot buffer from delineated wetlands with exemptions 
for docks and piers which have received the applicable approvals.  
   

 
 
 

☐ Yes 

☒ No 

 
3. Literal Interpretation:  Literal interpretation of the provisions of the Land 

Development Code would not deprive the applicant of rights commonly enjoyed 
by other properties in the same zoning district.   

 
No. The City’s wetland buffer zone is more stringent and takes precedent over 
the SRJWMD’s requirement. The chip stacker plans that were submitted to the 
City did not clearly show the retaining wall and did not include a wetland 
delineation. Consideration could be given to the “buffer” definition in the LDC, 
which states, “a landscaped area which may include walls, fences, berms, 
trees, shrubs, hedges, ground cover, and other plant materials. However, the 
City also defines “Wetland Protection Zone,” “means the jurisdictional 
wetland and the land area within twenty-five-feet of the wetland boundary.  
 

 
 

  ☒ Yes 

  ☐ No 

4. Minimum Variance:  The variance requested is the minimum variance needed that 
will make possible the reasonable use of the land, structure, or building.  

 
Yes. The requested variance would recognize unique circumstances associated 
with the operation of a modern mill facility. As well as the fact that the City’s 
LDC does not specifically define a “wetland buffer.” “Buffer” in the 
Comprehensive Plan is defined as, “Land area and landscaping provided to 
separate a use which may have a negative impact on an adjacent use or 
natural resource. Buffers may include physical barriers, vegetated berms, 
hedges, landscape cover, walls, fences and land area with dense vegetation 
and tree canopies.”  
 

 
 

☐ Yes 

☒  No 

5. General Harmony:  Granting the variance will not be in harmony with the general 
intent and purpose of the Land Development Code and Comprehensive Plan.    

 
No. Objective 5.08 of the City’s Comprehensive Plan directs development 
away from wetlands with supporting policies to do so through wetland buffers 
which are implemented in the LDC. The City defined Wetland Protection Zone 
is that the land area within twenty-five-feet of a wetland boundary.     
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☒ Yes 

☐  No 

6. Public Interest:  Granting the variance is compatible with surrounding properties, 
will not cause injury to the area involved, or otherwise be detrimental to the public 
health, safety, welfare or environment.  

 
Yes. The chip stacker and associated retaining wall that WestRock constructed 
allows the mill to modernize its facility in a design that is compatible with the 
facilities operation. While a hard twenty-five-foot wetland buffer is required 
by the City’ LDC, the project does comply with the SJRWMD average buffer 
requirement. As approved by the SJRWMD it appears to be consistent with 
their permitting guidance and therefore will not adversely impact the 
wetlands. Westrock has proposed to reestablish the twenty-five-foot buffer 
zone with native vegetation   
 

 
V. ANALYSIS: 
  

The variance requested is consistent/inconsistent with the criteria for granting a 
variance as follows: 

 
 Consistent Inconsistent 

1. Special Conditions X  

2. Special Privilege  X 

3. Literal Interpretations  X 

4. Minimum Variance X  

5. General Harmony  X 

6. Public Interest X  

 
The applicant appears to meet criteria one, four, and six, but does not meet criteria 
two, three, or five; therefore, staff must recommend denial.  
 
Although this is an after the fact variance which staff has recommended denial, the 
board may wish to consider that “Wetland buffer” is not clearly defined in the 
Comprehensive Plan or Land Development Code. “Buffer” is defined in the 
Comprehensive Plan as, “Land area and landscaping provided to separate a use 
which may have a negative impact on an adjacent use or natural resource. Buffers 
may include physical barriers, vegetated berms, hedges, landscape cover, walls, 
fences and land area with dense vegetation and tree canopies.  
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VI. MOTION TO CONSIDER: 
  
I move to approve or deny BOA case number 2019-12; AND I move that the BOA make 
the following findings of fact and conclusions of law part of the record:  That BOA case 
2019-12, as presented, is or is not substantially compliant with the Comprehensive Plan 
and Land Development Code to warrant approval at this time; and that BOA case 
number 2019-12 meets or does not meet the following criteria for granting a variance: 
special conditions, special privilege, literal interpretations, minimum variance, general 
harmony, and public interest and the reasons for my findings are: 
 
                                Meets                  Does Not Meet                   Reason for Finding 

 

Special 
Conditions                     ______                    ___________                   ________________________ 

 

Special 
Privilege                        ______                    ___________                   ________________________ 

 

Literal 
Interpretations              ______                    ___________                   ________________________ 

 

Minimum 
Variance                        ______                    ___________                   ________________________ 

 

General 
Harmony                       ______                    ___________                   ________________________ 

 

Public 
Interest                           ______                    ___________                   ________________________ 

 
 

 
Jacob M. Platt 
City Planner 
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Case Number 

 
2019-13 

Meeting Date January 15, 2020 
 

Owner/Applicant COFB: Proposed Lease Agreement with SouthShore CRE, Inc./Passero 
Associates, LLC represented by Christopher Nardone  

Property Location: Airport Road 
Parcel Number: 06-2N-28-0000-0001-0000 

 
Requested action: 

 
VARIANCE from LDC Section 4.03.02 Standard for Development in the 
Airport Overlay – Architecture and Building Design Standards for 
Development on the Airport as adopted by reference in the LDC. 
 

 
 
 
Current zoning: 

Specifically – Setbacks: The minimum building setback shall be twenty-
five-feet from any adjacent ground lease boundary.  
 
I-A 

FLUM land use category: Industrial       

Existing uses on the site: Aviation related  

      
All required application materials have been received.  All fees have been paid.  All required 
notices have been made. 
 

I. SUMMARY OF REQUEST AND BACKGROUND INFORMATION: 
 

The requested action is to reduce the building setback for the three-unit box hangar from twenty-
five-feet, to seven feet, on the north and west side of the building. During the pre-application 
discussion with the City’s Technical Review Committee, an existing twelve-inch watermain was 
identified on the west side of the proposed leasehold. The proposal location seeks to reduce 
adverse impacts to the existing watermain as recommended by the City’s Utilities Department, and 
work with the existing dry pond to the north.  
 
The twenty-five-foot building setback in the design standards appears to support the National Fire 
Protection Association (NFPA) fifty-foot clear area separation for hangar buildings. The applicant 
has proposed a means of fire protection allowed by the NFPA for instances where clear area 
requirements can not be met.  
 
The Airport Advisory Commission unanimously recommended approval of the proposal at their 
November 14th, 2019 regular meeting. 
 
 
 
       
 

 

BOARD OF ADJUSTMENT STAFF REPORT 
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II. CONSISTENCY WITH THE COMPREHENSIVE PLAN: 
 

The following Comprehensive Plan statements are applicable in this case: 
 

• Policy 1.02.07 – The City shall implement the Fernandina Beach Comprehensive Plan in a 
manner that acknowledges private property rights. 

• Policy 1.02.10 – The City shall protect privacy and access to light, air, and open space. 
The City shall consider regulations such as building placement on a site, building design, and 
building orientation as one means to achieve this policy. 

• OBJECTIVE 4.08 - AIRPORT It is the goal of the Fernandina Beach Municipal Airport to 
provide a safe, attractive and well-maintained airport facility; to support the economic 
development of our community; to be responsive to the business and recreational needs of 
our residents, neighbors, visitors and users; to operate in an efficient, self-sustaining and 
prudent manner; and to be in compliance with all applicable federal, state and local 
regulations. 

• Policy 4.08.01 - The City shall coordinate with the Federal Aviation Administration (FAA), 
the Florida Department of Transportation, the St. Johns Water Management District, the 
Florida Fish and Wildlife Conservation Commission and the Department of Environmental 
Protection, as may be required, regarding master planning for the airport and for the 
placement and specifications of structures and facilities. 

• Policy 4.08.02 - The airport shall maintain a Federal Aviation Administration (FAA) 
approved airport master plan. 

• Policy 4.08.03 - The City shall promote financial independence of the Fernandina Beach 
Municipal Airport through: a. Preparing periodic updates to the airport development plan; 
b. Development of a long-range capital improvements program consistent with financial 
capacity; and c. Development of an operations and maintenance program compatible with 
financial resources. 
 

III. CONSISTENCY WITH THE LAND DEVELOPMENT CODE: 
 

Variance procedures and criteria are set forth in sections 10.02.01 through 10.02.04. 

• Section 10.02.01(B) states that the BOA may authorize a variance from the design and 
improvement standards of the LDC, except for areas within the Historic District Overlay, the 
CRA Overlay, or as limited by 10.02.01(D), where the requirements of Section 10.02.00 
are met. 

• Section 10.02.01(C) states that the City Commission may take action to authorize a variance 
request from LDC section 4.02.02 for properties which are contained within the 
Comprehensive Plan defined “Job Opportunity Areas,” but only for properties located on 
the west side of North or South Fletcher Avenues. The City Commission shall hear such 
variance requests in accordance with the provisions for variances as set forth in Chapter10. 

• Section 10.02.02(B) states that the applicant for a variance has the burden of proof of 
demonstrating that the variance application complies with each of the requirements of 
Section 10.02.02(A).  

• Section 10.02.04 sets forth the application requirements. This application includes 
information necessary for the BOA to make the required findings.  

• Section 10.02.01(C) sets forth the limitations on the grant of a variance: 
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1. A variance shall not be granted which authorizes a use that is not permissible in the 
zoning district in which the property subject to the variance is located. 

2. A variance shall not be granted which authorizes any use or standard that is prohibited 
by the City’s Comprehensive Plan. 

3. No nonconforming use of adjacent lands, structures, or buildings in the same zoning 
district, and no permitted use of land, structures, or buildings in other zoning districts, 
shall be considered grounds for the authorization of a variance. 

4. A variance shall not change the requirements for concurrency. 
5. A variance shall not be granted to permit the use of a single media peonia for the 

construction of a dwelling unit. 
6. A variance shall not be granted if the evidence submitted by an applicant is a 

demonstration of financial hardship or economic considerations. 
7. A variance shall not be granted for procedure or process components of this Land 

Development Code.  
8. A variance shall not be granted to deviate from LDC section 4.02.02 to combine two 

(2) or more lots which would result in a lot width greater than 100 feet for lots or parcels 
that abut Ocean Avenue, North Fletcher Avenue, or South Fletcher Avenue.    

9. A variance shall not be granted which authorizes the filling of wetlands prohibited by 
LDC Section 3.03.03(A) and Comprehensive Plan Policy 5.08.04. 

10. No variance shall be granted to exceed the maximum building height of 35 feet for a 
building on any lot within 800 feet of the mean high water line of the Atlantic Ocean 
under LDC section 4.02.03(D), table 4.02.03(E), specifically note 1  

 
Staff’s review of this application finds it is not subject to any of these limitations and can 
therefore be considered by the Board. 
 
In order for an application for a variance to be approved or approved with conditions, the BOA shall 
make a positive finding regarding each of the following provisions:   

 
Consistent 
with 
Criteria? 

 
 
All questions must be answered in the affirmative for staff to recommend approval 
of a variance. Negative answers must be addressed in the findings. 

 
 
 
 

☒ Yes 

☐ No 

1. Special Conditions:  Special conditions and circumstances do exist which are 
peculiar to the land, structure, or building involved and which are not applicable 
to other lands, structures, or buildings in the same zoning district.  Special 
conditions or circumstances do not result from actions of the applicant and are 
not based on a desire to reduce development costs. 
 

Yes. An existing 12” watermain passes through the site along the western side 
of the proposed hangar units which was identified during the City’s Technical 
Review Committee process. The reduction in building setback is sought in 
order to reduce possible adverse impacts to the watermain and work with the 
existing dry pond on the north side of the proposed hangar. 
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☒ Yes 

☐ No 

2. Special Privilege:  Granting the variance does not confer upon the applicant a 
special privilege that is denied by the Land Development Code to other lands, 
structures, or buildings in the same zoning district. 
 

Yes. The location of the existing watermain warrants a reduction in building 
setback to allow for the reasonable development of the hangar project. The 
twenty-five-foot leasehold setback furthers (NFPA) clear area requirements 
between hangars. To fulfill this requirement, the applicant has proposed a 3-
hour fire rated wall to meet fire protection requirements as allowed by the 
NFPA. 
   

 
 
 

☒ Yes 

☐ No 

 
3. Literal Interpretation:  Literal interpretation of the provisions of the Land 

Development Code would deprive the applicant of rights commonly enjoyed by 
other properties in the same zoning district.   

 
Yes. The setback is intended to provide clear area protection between 
adjoining hangars. However, the NFPA allows for other means of protection 
which the applicant has proposed. The site plan was reviewed and approved 
by the Airport Advisory Commission (AAC) at their November 14, 2019 
regular meeting. 
  

 
 

  ☒ Yes 

  ☐ No 

4. Minimum Variance:  The variance requested is the minimum variance needed that 
will make possible the reasonable use of the land, structure, or building.  

 
Yes. The request allows for the reasonable construction of the hangars 
consistent with the airport’s Master Plan and the Airport Layout Plan, as 
approved by the AAC.  
 

 
 

☒ Yes 

☐  No 

5. General Harmony:  Granting the variance will be in harmony with the general 
intent and purpose of the Land Development Code and Comprehensive Plan.    

 
Yes. The site plan has been reviewed and approved by the AAC for 
consistency with the Master Plan and Airport Layout Plan. The reduction in 
building separation will be satisfied by as allowed by the FBC and NFPA. 
 

 
 

☒ Yes 

☐  No 

6. Public Interest:  Granting the variance is compatible with surrounding properties, 
will not cause injury to the area involved, or otherwise be detrimental to the public 
health, safety, welfare or environment.  

 
Yes. Reducing the building setback on the north and west side of the proposed 
hangar will not cause injury to the area involved, or otherwise be detrimental 
to the public health, safety, welfare or environment.  
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V. ANALYSIS: 
  

The variance requested is consistent/inconsistent with the criteria for granting a 
variance as follows: 

 
 Consistent Inconsistent 

1. Special Conditions X  
2. Special Privilege X  

3. Literal Interpretations X  

4. Minimum Variance X  

5. General Harmony X  

6. Public Interest X  

 
The applicant appears to meet all six criteria; therefore, staff recommends approval.  

 
 

VI. MOTION TO CONSIDER: 
 I move to approve or deny BOA case number 2019-13; AND I move that the BOA make 
the following findings of fact and conclusions of law part of the record:  That BOA case 
2019-13, as presented, is or is not substantially compliant with the Comprehensive Plan 
and Land Development Code to warrant approval at this time; and that BOA case 
number 2019-13 meets or does not meet the following criteria for granting a variance: 
special conditions, special privilege, literal interpretations, minimum variance, general 
harmony, and public interest and the reasons for my findings are: 
 
                                Meets                  Does Not Meet                   Reason for Finding 

 

Special 
Conditions                     ______                    ___________                   ________________________ 

 

Special 
Privilege                        ______                    ___________                   ________________________ 

 

Literal 
Interpretations              ______                    ___________                   ________________________ 

 

Minimum 
Variance                        ______                    ___________                   ________________________ 

 

General 
Harmony                       ______                    ___________                   ________________________ 

 

Public 
Interest                           ______                    ___________                   ________________________ 

 
 
 

Jacob M. Platt, City Planner 











 
SYNOPSIS LETTER OF REASONS FOR REQUEST 

 
The proposed development and site plan of the three Unit Box Hangar Building at Fernandina Beach 
Municipal Airport has been reviewed by the Airport Advisory Commission during its November 14, 2019 
Regular AAC meeting. The AAC unanimously recommended approval of the proposal to construct three 
shared wall row hangars as was submitted to TRC. 
 
The airport’s “Architectural and Building Design Standards for Development on the Airport” require 
under “Leasehold Size” that “4. Individually built hangars shall have a minimum 25 foot setback on each 
side or side of outbuilding (from whichever structure may extend out furthest) to establish the side yard 
and minimum leasehold area unless one side abuts the runway restriction line.” The request for variance 
is for two sides to be reduced from 25’ to 7’. In the rear of the building the request for a 7’ leasehold 
setback that is along the existing Dry Pond’s modified top of bank. The purpose for the leasehold to be 
there is because the Dry Pond is not just for this development only and therefore can not be included in 
the leasehold. On the side of the proposed building however there is an existing hangar 15’ East of the 
proposed building. NFPA 409 allows for a reduction of the clear area if fire protection is utilized. The 
proposed hangar building will be 15’ from an existing adjacent hangar with a proposed 3-hour fire 
barrier to meet NFPA requirements. The positioning of this hangar follows a recommendation from the 
Pre-TRC meeting where the utility department expressed concern about a structure being built in close 
proximity to an existing 12” watermain and hydrant West of the development. The AAC unanimously 
recommended approval to allow for placement of the three shared wall row hangar development in this 
location, contingent upon concurrence from the City of Fernandina Beach Fire Marshall. Therefore, a 
request is also for a 7’ leasehold along the side of the proposed building.   
 
This development meets other components of the airport’s architectural standards and is consistent 
with the airport’s Master Plan and Airport Layout Plan.  
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LAND DEVELOPMENT CRITERIA

 

LAND USE CATEGORY (FUTURE LAND USE): INDUSTRIAL

ZONING DISTRICT: 1A

TOTAL LEASE HOLD ACREAGE: 0.26 ACRES

TOTAL LEASE HOLD SQUARE FOOTAGE: 11,109 S.F.

IMPERVIOUS SURFACE RATIO:

7,213 S.F. IMPERIOUS SURFACE / 11,109 S.F. TOTAL SITE

          EQUALS: 64.9% PROPOSED IMPERIOUS SURFACE - PER LDC

PERMISSIBLE MAX. IMPERVIOUS SURFACE RATIO = 75% PER

LDC AIRPORT MIN. TOTAL GROSS LANDSCAPE AREA = 20%

FLOOR AREA RATIO:

4451 S.F. FLOOR AREA / 11,109 S.F. TOTAL SITE EQUALS

40.0% PROPOSED FLOOR AREA RATIO  -

PER LDC PERMISSIBLE MAX. FLOOR AREA RATIO = 50%

TOTAL NUMBER OF PARKING SPACES:

2 PARKING SPACES PROVIDED - PER LDC 0.5 PARKING

SPACES PER 1 BOX HANGAR UNIT

TOTAL NUMBER OF PERVIOUS PARKING SPACES:

2 PARKING SPACES PROVIDED - PER LDC 75% OF PARKING

SPACES SHALL USE PERVIOUS PARKING MATERIALS

2 PERVIOUS PARKING SPACES PROVIDED - 100%

TOTAL TREES ON SITE CRITERIA:

PER AIRPORT LDC - FOR SAFETY REASONS NO NEW TREES

SHALL BE PERMITTED WITHIN THE AIR OPERATIONS AREA.

PLAT BOOK SECTION TOWNSHIP RANGE: 06 - 2N - 28 - 0000 - 0001 -0000

SUMMARY BLOCK

FBC 2010 & NFPA 409 2011
OCCUPANCY CLASSIFICATION: GROUP S-1  MODERATE - HAZARD STORAGE

SPECIAL OCCUPANCY REQUIREMENTS: AIRCRAFT HANGAR

TYPE OF CONSTRUCTION:   TYPE II B  &  TYPE II (000)   UNPROTECTED / UN-SPRINKLERED

ALLOWABLE BLDG HGT & AREA PER FBC: 55' HGT      2 STORY      17,500 S.F.

AIRCRAFT HANGAR GROUP PER NFPA: GROUP III

ALLOWABLE DOOR/BLDG HGT & AREA PER NFPA:  28' ACCESS DR HGT   1 STORY  12,000 S.F.

ALLOWABLE BLDG HGT PER FAA PART 77 FROM RUNWAY 13-31:  100' HGT

ALLOWABLE BLDG HGT PER AIRPORT DEVELOPMENT CODE:  45' HGT

REQUIRED SEPARATION OF OCCUPANCIES PER FBC: NOT REQUIRED

MAXIMUM FIRE AREA ALLOWABLE PER FBC & NFPA: 12,000 S.F.

FIRE SEPARATION DISTANCE FOR EXTERIOR WALLS PER FBC:  x > 30' = 3 FIRE RATING

MINIMUM BLDG SEPARATION REQUIRED BETW. BLDGS PER NFPA: 50'

SEPARATION OF INCIDENTAL ACCESSORY OCCUPANCIES PER FBC:   1 HOUR

ROOF COVERINGS SHALL BE LISTED AS PER NFPA: CLASS C OR BETTER

EXPOSED INTERIOR INSULATION PER FBC: THERMAL/ACOUSTICAL INSUL CLASS A ONLY

OIL SEPARATOR REQUIRED PER FBC: SINGLE LEASE SPACE EXCEEDING 2000 S.F.

CODE RESEARCH
 

TOTAL EACH HANGAR BUILDING SQUARE FOOTAGE: 1,455 S.F.

TOTAL HANGAR CLUSTER BUILDINGS SQUARE FOOTAGE: 4,451 S.F.

TOTAL HANGAR BUILDING HEIGHT: +/- 20'-3" HGT    1 STORY

MAXIMUM SINGLE LEASE SPACE UNIT: 1,455 S.F.

NEAREST BUILDING & PROPERTY LINE: x > 15'

ULTIMATE DESIGN WIND SPEEDS, Valt FOR RISK CATEGORY II BUILDINGS

BASIC WIND SPEED: 130 MPH

EXPOSURE CATEGORY: "C"

WIND IMPORTANCE FACTOR: 1.0

BUILDING CATEGORY: ENCLOSED

WIND BORNE DEBRIS REGION REQUIREMENTS ARE NOT APPLICABLE

REFER TO STRUCTURAL DRAWINGS

PROVIDED

WIND LOADS DESIGN CRITERIA

IF THERE IS A DISCREPANCY BETWEEN ARCHITECTURAL AND ENGINEERING SPECIFICATIONS
OR DRAWINGS, THEN ENGINEERING SHALL BE FOLLOWED UNLESS ARCHITECTURAL DESIGN IS
AFFECTED: THEN CONTACT ENGINEER IN ANY CASE OF DISCREPANCY, CONTACT ARCHITECT
FOR DIRECTION.
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