
 
AGENDA (*AMENDED) 

PLANNING ADVISORY BOARD 
REGULAR MEETING 
DECEMBER 13, 2023 

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 Approval of Minutes from the City Commission + Planning Advisory Board Joint Workshop from 
October 25, 2023. 

      
  3.2 Approval of Minutes from the Regular Meeting of September 13, 2023. 
      
4. OLD BUSINESS 
    

  

4.1 PAB 2023-0043 -  ELIZABETH MOORE, AGENT FOR PLLUMI INVESTMENTS LLC, 766 
KENNETH COURT 
Request for annexation and re-assignment of the Nassau County future land use map category and 
zoning district from Medium Density Residential, Residential Mixed to City of Fernandina Beach 
Medium Density Residential (MDR) and Residential Low Medium (RLM) zoning district for property 
totaling approximately 0.92 acres of land.  

      
5. NEW BUSINESS 
    
6. BOARD BUSINESS 
    

  6.1 *Board discussion: 
Minimum acreage requirements to establish a PUD. 

      
7. STAFF REPORT 
    
8. PUBLIC COMMENT 
    
9. ADJOURNMENT 
    
NEXT PAB REGULAR MEETING IS SCHEDULED FOR JANUARY 10, 2024. 
  
 

 
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 the City Clerk at (904) 310-3115 or TTY/TDD 711 (for the 
hearing or speech impaired). 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 

FERNANDINA BEACH CITY COMMISSION & 

PLANNING ADVISORY BOARD WORKSHOP 

OCTOBER 25, 2023 

6:00 PM 

CITY HALL COMMISSION CHAMBERS 

204 ASH STREET 

FERNANDINA BEACH, FL 32034 

 
1. CALL TO ORDER 6:00 PM 

2. ROLL CALL 

 

PRESENT 

City Commissioners: Mayor Bradley Bean, Vice-Mayor David Sturges, Commissioner Chip Ross, 

Commissioner Darron Ayscue, Commissioner James Antun (joined in at 6:05) 

 

Planning Advisory Board Members: 

Victoria Robas (Chair), Peter Stevenson (Vice-Chair), Mark Bennett, Barbara Gingher, John Boylan, Richard 

Doster, Nick Gillette 

 

Absent: 

PAB Member John Boylan. 

 

Others Present: 

Ty Ross, City Manager 

Tammi Bach, City Attorney 

Daphne Forehand, City Planner 

Kelly Gibson, Planning & Conservation Deputy Director 

Sylvie McCann, Recording Secretary  

3. PLEDGE OF ALLEGIANCE 

4. PRESENTATION 

4.1 Planning Advisory Board (PAB) Chair Robas will provide an introduction and brief presentation 

related to PAB progress on City Commission direction to clarify Land Development Code 

Sections 

1.03.04 and 1.03.05. 

 

Mayor Bean quickly noted that he, along with Vice-Mayor Sturges and Commission Ayscue, met with State 

Senator Yarborough and State Representative Dean Black during the Nassau Delegation meeting regarding 

important issues in Fernandina Beach. He then introduced Chair Robas. 

 

Chair Robas welcomed all present and asked that public comments be limited to 3 minutes. She then explained 

the reason behind the request for this joint meeting with the City Commission regarding Code Sections 1.03.04 

and 1.03.05 and the PAB’s interpretation of these codes. She defined the roles of the PAB members as a 

recommending body to the City Commission. She then explained that the Board wants a clear understanding 
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and a consensus from the City Commission directive regarding the potential review and changes to the process 

and language for these codes.  

  

Chair Robas pointed out FS 163.3174(4)(C) regarding Local Planning Agency and emphasized the section 

stating that the local planning agency (i.e. Board) “makes recommendations to the governing body as to the 

consistency of the proposal with the adopted comprehensive plan, or element or portion thereof…”. 

 

She continued by stating that Staff provided the PAB with what is considered a consensus of the request from 

the City Commission into drafted language which the Board has had trouble interpreting. Chair Robas then 

explained that with the help of Staff, three (3) flowcharts were created to help interpret the current and proposed 

processes. 

 

Chair Robas then presented a flowchart showing the current process relating to Comprehensive Policy 1.05.04, 

and LDC Section 1.03.03 and 4.02.01(J)(4). Mayor Bean asked about the caption “if the lot qualify” and asked 

the meaning of the word “qualify”. Ms. Gibson, Planning & Conservation Deputy Director, explained that the 

word “qualify” means that there is sufficient land area and width to support the lot separation without creating 

non-conformities.  

 

Mr. Bennett commented that when speaking of a parcel, which is defined by the Property Appraiser, it means 

one (1) parcel. He spoke of the words “parcel and lot” but also the fact that parcels and lots while carrying 

meanings of size and numbers, also carry the character of the property. Member Doster spoke of the 

fundamental rule of interpretation intended in this case and pointed out that the original writers of these codes 

during these times may have used the word parcel incorrectly, but with the intention for the interpretation to 

include character of the property. Mayor Bean opined on the intent of the language back in 2006 when that 

section of code was written. 

 

Mr. Bennett provided an example with a property at 315 N. 3rd Street, corner of Alachua and spoke of the 

possibility of separating some of these lots and the impact it would have on the character of the neighborhood. 

Member Gillette provided some insight into this property being Zoned R-2, and that back in the days, 50 feet 

lots could have acceptable width to build on at that time. 

 

Mayor Bean spoke of LDC Section 1.03.05 pertaining to lots only, not parcels. A discussion ensued about 

building requirements on these lots, the impact on the neighborhood, and current requirements already in place 

for owners to submit requests to deviate from this code to being presented to in front of Boards. He also noted 

that these processes all provide required notification to adjacent residents. Vice-Mayor Sturges commented that 

he believes that existing lots stand on their own and aren’t defined or impacted by zoning or how they are joined 

into parcels. 

 

Member Stevenson offered his personal experience and spoke of the development of a family property on First 

Avenue. Commissioner Ross spoke of the role of the PAB being one of providing recommendations to the City 

Commission according to their directive. Further discussion ensued about the clarification of the process of 

receiving a clear direction from the City Commission. Member Bennett stated that historically he always 

worked with a tangible document and would like to receive one from the Commission. 

 

Ms. Bach noted that a document was given to the PAB board members during their September 2023 meeting, 

and Member Doster expressed some thoughts that some PAB members were under the impression that they 

were asked to wordsmith this document and reiterated that they are a recommendation board and do not rewrite 

codes. 

 

Commissioner Ayscue commented that although this subject matter is a very sensitive one, there should be 

healthy discussions taking place between the Commission and the PAB, who acts as an advisory board, and that 

these discussions should take place in order for the Board to clearly understand the City Commission’s request 

and provide the best recommendation. 

 

At this time, 3 flowcharts were handed out to all Commissioners and Board Members, one depicting the current 
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process of underlying lot restoration, one proposed process of underlying lot restoration by Commissioner 

Sturges, and one proposed process of underlying lot restoration by Commissioner Ayscue. 

 

Chair Robas proceeded to explain the flowchart proposed by Commissioner Sturges showing a proposed lot 

separation process. Member Gillette brought up parking requirements and availability if 25 ft lots are developed.  

Members noted that a provision about parking could be added. Chair Bean voiced that he would have to think 

about the intent of removing a pool to allow separating a lot. Commissioner Sturges opined that a pool is an 

accessory not a permanent development item.  

 

Chair Robas then moved to explain the flowchart proposed by Commissioner Ayscue. Commissioner Ayscue 

explained his thoughts on the elimination of restoring 25 ft lots of record by proposing that the size of 

underlying lots could be set to a minimum width of 50 ft, if an owner wishes to remove structures and 

improvement in order to develop those underlying lots. Chair Robas voiced a concern in both proposed 

flowcharts where owners could go directly to the Property Appraiser to restore lots of records, this without 

providing adjacent property owners with public notice.  

 

At this point, Commissioner Ross provided 2 slides showing an example of some lots on Dade Street and N. 3rd 

Street and the related sale values of one parcel vs. sales values of separated lots. He said that this is the main 

reason why owners and developers are looking at restoring lots of records. He also emphasized the 

consequences of these type of development creates the sizeable loss of the tree canopy. 

 

Public Hearing was then opened. 

 

Taina M. Christner, 406 Beech Street, voiced doubt about the process of restoration of 25 ft underlying lots 

without going to the BOA.  She also commented that plats are mostly established by annexation. She did like 

Commissioner Ayscue’s proposal but still thinks all changes should be presented to the BOA. 

 

Teresa Schelhorn, 725 Barrington Drive, voiced concern about these developments creating removal of huge 

mature trees. She also spoke of the increase in traffic and over development impacting wetlands and sensitive 

areas. 

 

Kim Wolford, 1315 Broome Street, asked about a previously owned property and the impact on restoration of 

underlying lots if there was a request for a change in frontage. Ms. Gibson gave some insight and commented 

that this would involve other sections of the code. 

 

Lauree Hemke, 751 Barrington Drive, currently on the board of Conserve Nassau, commented that over the 

years there has been a history of investment of character in the writings of the Comprehensive Plan, this by the 

consistent sharing of information throughout the process. She then noted that with the flowcharts not being part 

of the packet, citizens did not have the luxury to analyze them and provide proper feedback, which in her 

opinion failed to show transparency and character in the process. 

 

Margaret Kirkland, 1377 Plantation Point Drive, commented on the impact of code changes decisions on 

neighborhoods in relation to their character and compatibility, she also spoke of the impact on owners of 

adjacent properties, especially the financial impact. She also touched on the fact that these change in character 

decisions are also being made within the Historic District with the addition of townhomes. 

 

Sandy Kerry, 1255 Forrest Drive, spoke of requirements from LDC Section 11.01.08 which she had already 

brought up during a previous PAB meeting. She noted that the following should be provided before an 

amendment to the code is proposed: consistency of the proposed amendment with the Comprehensive Plan, 

justification for the proposed amendment, and posting notices of code changes according to 11.02.01. She 

expressed concern about this particular change of code review being rushed and that this is not about clarifying 

the code but a change to the code. 

 

Orlando Avila, 236 N. 14th Street, owns a large parcel which holds 8 underlying lots and spoke as an owner, 

stating his right to separate his lots as he pleases. He also spoke of the focus of current development now has 
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moved from building large homes to smaller homes. He asked the Commission and Board Members to consider 

owners’ right to develop their property as they wish. 

 

Michael Spino, 317 S. 5th Street, downtown resident, spoke of the historic interpretation of restoration of 

underlying lots. He encouraged all to continue the task of clarifying these sections of the code. He also voiced 

support for the proposal from Commissioner Ayscue. 

 

Mayor Bean proposed that the Commissioners provide to Staff, as a consensus of the majority, clarified 

directive for the PAB members to review in time for the December 12, 2023, PAB meeting. 

 

5. DISCUSSION 

5.1 Review and discuss Land Development Code Sections 1.03.04 and 1.03.05 revisions. 
 

6. PUBLIC COMMENT 

7. ADJOURNMENT 8:00 PM 

 

 

 

 

___________________________________  __________________________________________ 

Sylvie McCann, Recording Secretary   Bradley M. Bean, Mayor 

 

       __________________________________________ 

       Victoria Robert, Chair 
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MINUTES 

PLANNING ADVISORY BOARD 

REGULAR MEETING 

SEPTEMBER 13, 2023 

5:00 PM 

CITY HALL COMMISSION CHAMBERS 

 

1. CALL TO ORDER: 5:00 PM  

 

ROLL CALL / DETERMINATION OF QUORUM 

 

MEMBERS PRESNT  

Victoria Robas (Chair)  Peter Stevenson (Vice-Chair) 

Barbara Gingher                     John Boylan     

Richard Doster         Nick Gillette  

Mark Bennett  

 

MEMBERS ABSENT  

None 

 

2. PLEDGE OF ALLEGIANCE 

Led by Member Doster. 

 

3. APPROVAL OF MEETING MINUTES 

 

3.1 Approval of Minutes for the Regular Meeting of August 9, 2023. 

 

A Motion was made by Vice Chair Stevenson, seconded by Member Gingher, to approve the Minutes as 

presented. 

 

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

 

4. OLD BUSINESS: 

 

No old business items were presented.   

 

5. NEW BUSINESS 

 

5.1  PAB 2023-0047 - JON LASSERRE, AGENT FOR INTACT CONSTRUCTION MGMT 

GROUP, 2194 SADLER ROAD - Request for Voluntary Annexation, Future Land Use Map 

amendment, Zoning Map amendment, and Preliminary Plat 
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Ms. Forehand provided a staff report and brief background of the request for an application for Voluntary 

Annexation, Future Land Use of Mixed Use for zoning district of MU-1 and the preliminary plat to create a 

twelve-lot townhome subdivision. Ms. Forehand indicated the request is consistent with the City’s 

Comprehensive Plan and LDC and provided the timing for future public hearings. 

 

Chair Robas and Vice Chair Stevenson had questions concerning drainage associated with the project. 

Applicant/Agent, Jon Lasserre, indicated reliance on the staff report. Applicant/Agent, Asa Gillette, provided 

comments to address concerns raised.  

 

Vice-Chair Stevenson asked questions concerning placement of electric utilities. Mr. Gillette clarified that the 

utilities would be underground.  

 

Member Doster asked why the project needed to be annexed into the City. Mr. Gillette indicated it is to 

receive City water and wastewater services.   

 

Chair Robas offered thanks for the work associated with the prepared tree mitigation and requested clarification 

on mitigation calculations.   

 

Member Doster asked, “Do we want twelve townhomes in the City?” and noted the townhomes, as illustrated, 

are bland and lack charm. He feels we should be asking, “What do we get out of this and how are we better?” 

 

Chair Robas asked Ms. Forehand to clarify the rationale behind using the Mixed Use/MU-1 land use and zoning 

district. Ms. Forehand explained that the transitional Mixed-Use district offers a buffer between more intensive 

commercial and adjoining residential within the surrounding area.  

 

Chair Robas opened the floor to public comments.  

 

Jack Imber, 1003 Broome Street, expressed distrust of the situation and suspicion, noting this feel like a “sales 

job”.  

 

Chair Robas asked Ms. Forehand to clarify whether the proposed development was affordable housing. Ms. 

Forehand provided a response related to the Live Local Act and noted the proposed development is not an 

affordable housing request.  

 

David Coalson, 111 S. 4th Street, inquired why staff has previously indicated that the City does not advocate 

moving from commercial to residential. 

 

Sharon Couch, resident of Pirates Bay, supports the proposed development because it is a much better option than 

the prior concept. She indicated concern with the driveway at unit eleven and asked that as many trees as possible 

be saved.   

 

Taina Christner, 406 Beech Street, noted that in accordance with 112.3143 Florida Statute it appears that Member 

Gillette should recuse himself. City Attorney Bach noted that Member Gillette’s participation is limited to 

answering questions.   

 

Bryn Byron, 1438 S. Fletcher Avenue, stated the island is losing touch with the idea of balanced growth. Too 

much residential and not enough commercial to reduce the burden on the taxpayers. 

 
ACTION TAKEN: A motion was made by Member Bennett, seconded by Vice Chair Stevenson to recommend 

approval of PAB case 2023-0047 to the City Commission as per the Staff recommendation; AND that PAB case 2023-
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0047 as presented is sufficiently compliant with the Comprehensive Plan and Land Development Code and 

applicable Florida Statutes to be approved at this time.   

 

 

Vote upon passage of the motion was taken by ayes and nays and was as follows:  

 

 Member Bennet:   Aye 

 Vice Chair Stevenson: Aye 

 Member Gingher:   Aye 

 Member Boylan:  Aye 

Member Doster:  Nay 

Chair Robas:   Aye 

 

Motion Carried.  

 

5.2 PAB 2023-0048 - ELIZABETH MOORE, AGENT FOR OAKS OF AMELIA LLC, LOT 

30 AMELIA ROAD - Request for Voluntary Annexation, Future Land Use Map Amendment, and 

Zoning Map Amendment 

 

City Planner Forehand provided a staff report detailing compliance with the City’s Comprehensive 

Plan, Land Development Code, and applicable Florida Statutes to annex into the City, and assign the 

Low Density Residential Land Use and R-1 Zoning District.  

 

Lillian Crotts, 2943 Amelia Road, expressed concern about tree removal.  

 

John Watson, 2825 Amelia Road, provided a history of the property.  

 
ACTION TAKEN: A motion was made by Vice Chair Stevenson, seconded by Member Bennett, to recommend 

approval of PAB case 2023-0048 to the City Commission as per the Staff recommendation; AND that PAB case 2023-

0048 as presented is sufficiently compliant with the Comprehensive Plan and Land Development Code and 

applicable Florida Statutes to be approved at this time.   

 

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

 

6. BOARD BUSINESS 

 

6.1 Discussion of direction provided to the PAB and Planning Staff by the City Commission at 

its regular meeting on Tuesday, September 5, 2023, to consider Land Development Code 

(LDC) Text Amendments to Sections 1.03.04 and 1.03.05 to clarify what actions combine 

originally platted lots of record as a single development site. 

 

Ms. Forehand and Ms. Gibson explained the current code Sections as they are written now.  Members 

also noted that they are an advisory board and that healthy discussion with citizens and between 

members can help provide a recommendation which could also differ from information provided by 

Staff. 

 

Jack Imber, 1003 Broome Street, offered comments about the definition and meaning of these 

Sections of code which always meant what it was intended to mean originally. He voiced that this 

sudden need to change the meaning of these sections is based on the City Commission having a clear 

agenda.  
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Member Gillette questioned the appropriateness of tackling this topic if it involved subdivision 

standards, given the Tringali lawsuit. City Attorney Bach provided some insight regarding the current 

request regarding the City Commission’s direction on a clarification request regarding these sections 

of code. 

 

The board agreed to discuss the topic in depth at a workshop on September 27, 2023, at 3:00 PM.   

 

Taina Christner, 406 Broome Street, suggested that “conditioned space” be defined further. She asked 

about how many more lots could be created in results from these LDC text amendments, and also 

requested that the board rely on a Conserve Nassau consultant. 

 

David Coalson, 111 S. 4th Street, questioned the ethics of City Commissioner/Vice Mayor Sturges 

in discussing it at all.  

 

Member Bennett addressed Staff that in order to make an informed decision he may need to see all 

LDC Section 1.03.05 language and background information as well as an outline of the City 

Commissions’ expectations. Member Stevenson presented some scenarios of lots holding several 

underlying lots of records, while others suggested being provided with more of these scenarios and 

examples. Ms. Gibson asked the Board to send her their request for documentation as soon as 

possible. 

 

6.2 Discussion of direction provided to the PAB and Planning Staff by the City Commission at 

its regular meeting on Tuesday, September 5, 2023, meeting to consider Comprehensive Plan 

and LDC amendments to remove the term "floodplain" from the definition of "Net Density." 

 

This item was addressed indirectly during item 7.1. 

 

7. STAFF REPORT 

 

7.1.  *Discussion/ Next Steps for LDC Text Amendments related to multi-family housing 

standards, Planned Unit Development (PUD) standards, and minimum parking 

standards 

 

Ms. Forehand commented on possible future LDC Text Amendment related to Multi-Family 

Standards in relation to the Live Local Act. Ms. Bach commented that a number of additional 

meetings and workshops could take place and suggested that a stop-time be established for these 

future meetings and workshops. Members discussed this topic and decided that workshops should be 

limited to 3 hours and that during Regular Meetings, each speaker be limited to 3-5 minutes of 

comments. 

 

Ms. Forehand noted that the concerns voiced by the board members regarding some of the LDC 

Sections can be addressed during the actual LDC rewrite/revision that will take place next year.  She 

also spoke about the number of current hot issues needed attention and wanting the Board to establish 

some priorities. 

 

*Update on LDC Codification in MuniCode  

  

 Ms. Forehand noted that the LDC Codification in MuniCode is still in progress. 

 

*Vulnerability Assessment Workshop Rescheduled for Monday, September 18, 2023, 

from 5-7PM at Peck Center. 
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 Ms. Gibson noted the new date and time for the Vulnerability Assessment Workshop. 

 

8. PUBLIC COMMENT 

 

There were no parties wishing to speak. 

9. ADJOURNMENT 7:48PM 

 

 

 

 

 

____________________________________  _______________________________________ 

Kelly Gibson, Recording Secretary    Victoria Robas, Chair 
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APPLICATION & SURROUNDING AREA INFORMATION: 
 

OWNER/APPLICANT: Pllumi Investments LLC 
AGENT: Elizabeth Moore 
REQUESTED ACTION: Voluntary Annexation, Assignment of a Future Land Use Map Category of Medium 

Density Residential (MDR) and Residential Low Medium (RLM) Zoning District 
LOCATION: 766 Kenneth Court (3 parcels) 

00-00-30-0320-0003-0000 
00-00-30-0320-0002-0000 
00-00-30-0320-0001-0000 

CURRENT ZONING: Nassau County Residential Mixed 
CURRENT LAND USE: Nassau County Medium Density 
EXISTING USES ON SITE: Vacant 
PROPERTY SIZE Approximately 0.92 Acres of Land 
 
ADJACENT 
PROPERTIES: 

 
Direction 
 

 
Existing Use(s) 

 
Year 
Built 
 

 
Zoning 

 
FLUM 

 
NASSAU COUNTY North SF Home 1989 Residential Mixed Medium Density 

 
NASSAU COUNTY 
 

South Office Buildings Varies Commercial 
Intensive Commercial 

 
WITHIN CITY LIMITS East Office Buildings  2020 C-1 General 

Commercial 
 
NASSAU COUNTY West SF Home 2003 Residential Mixed Medium Density 

*** All required application materials have been received. All fees have been paid. All required notices have been made. All copies of 
required materials are part of the official record and have been made available on the City’s website, the City Clerk’s Office and at the 
Planning and Conservation Office. *** 

 
SUMMARY OF REQUEST AND BACKGROUND INFORMATION: 
The applicant, Elizabeth Moore, agent for owner, Pllumi Investments, LLC, has submitted a request for voluntary 
annexation and seeks the assignment of a City Future Land Use Map (FLUM) Category of Medium Density 
Residential and a Zoning District of Residential Low Medium (RLM) for three parcels of land situated off 
Kenneth Court.  Previously, a single-family home on one of the sites has been demolished, leaving the 
properties vacant. The parcel is contiguous to the municipal boundary along the eastern side. 
 
In accordance with Comp Policy 1.02.04, the proposed RLM zoning and Medium Density FLUM should be 
assessed based on the type and density of surrounding uses. The existing lots along Kenneth Court, at 100 feet, 
do not align with the proposed RLM zoning, which allows a minimum 50-foot lot width and a maximum density 
of 6 dwelling units per acre. The density of surrounding uses, specifically the Nassau County Residential Mixed 

APPLICATION FOR VOLUNTARY ANNEXATION, LAND USE AND ZONING 
766 KENNETH COURT 

https://library.municode.com/fl/nassau_county/codes/code_of_ordinances?nodeId=APXALADECO_ORDINANCE_NO._97-19NACOFL_ART10REMIRM
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zoning requiring a minimum lot width of 75 feet and a maximum density of 3 dwelling units per acre, further 
emphasizes the incompatibility of the proposed RLM zoning. 
 
Considering various development scenarios, including the proposed Residential Low Medium (RLM), Mixed-Use 
(MU-1), and R-1 Low Density Residential, several key considerations have been taken into account: 
 
Residential Low Medium (RLM): 
The proposed RLM zoning, designed for low- to medium-density single-family homes with a maximum density 
of 6 dwelling units per acre, contrasts with the existing allowance of 3 dwelling units per acre. The 50-foot 
minimum lot width requirement presents challenges, given the broader widths in the surrounding areas (100 
feet along Kenneth Court, 75 feet in Barrington, and 75 feet in County lots to the east with a maximum density 
of 3 to 4 dwelling units per acre). This misalignment raises concerns about compatibility and suitability. 
 
Delving into the underlying motivation for the requested action – which is the extension of water and 
wastewater services. The property owner, in choosing to bring the property into the City, seeks the support of 
City services to facilitate new development and redevelopment. This decision involves a trade-off, as the owner 
could potentially develop three lots on septic in the county without ever bringing the property into the City. 
 
Considering this trade-off, the community must assess the benefits of extending services against the associated 
costs. While developing in the City aligns with broader goals, it introduces additional costs for the property 
owner. The property owner may be hesitant to bear these additional costs, especially if they can achieve their 
development goals within the county. The board should thoroughly examine long-term implications, potential 
missed opportunities for future annexations, and the overall impact on the community. Understanding these 
dynamics is crucial for a balanced decision that aligns with community goals and the broader context of land 
development. 

 
Mixed-Use (MU-1): 
MU-1 permits a higher density of 8 dwelling units per acre and accommodates various housing types. The 
consideration for MU-1 zoning stems from its alignment with the encouragement of mixed-use development 
(Comprehensive Plan Policy 1.02.06c). Given the property's proximity to commercial zones, including 
commercial-intensive land in Nassau County to the south, Commercial (C-2) to the far west, and Commercial (C-
1) to the east, exploring mixed-use transitional areas was a viable option.  
 
However, this option may not align well with the existing low-density residential character of Kenneth Court, 
given its larger lot widths and the desire to maintain stability and character (Comprehensive Plan Policies 
1.02.06a, 1.02.06d, and 1.07.04). The potential for conflicting with the neighborhood's ambiance makes MU-1 
zoning less suitable for this specific context. 
 
Low Density Residential (R-1): 
R-1 zoning, emphasizing single-family detached homes on individual lots, aligns exceptionally well with 
protecting the character and stability of existing residential areas, such as Kenneth Court in alignment with 
Objective 1.06 and Policy 1.06.06. In addition, Low Density Residential FLUM allows for a maximum of 4 
dwelling units per acre, which more closely aligns with the existing FLUM at 3 dwelling units per acre. 
 
Therefore, considering the surrounding uses, lot widths, and density in the vicinity, as well as the consideration 
of alternative scenarios, staff recommends the PAB endorse R-1 zoning and Low Density Residential FLUM 
instead of the requested RLM zoning and Medium Density FLUM.  
 

https://www.nassaucountyfl.com/DocumentCenter/View/22439/12--2030-Future-Land-Use-Element-Effective-1-16-22
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R-1, Low Density Residential emerges as the most suitable option, aligning with the established character and 
stability of the area, ensuring a smooth transition in residential densities, and recognizing and being sensitive to 
the unique features of the surrounding neighborhood, and a strong alignment with various Comprehensive Plan 
and Land Development Code policies: 

• Growth Management (Objective 1.02. and Policy 102.02, 1.02.03 
• Decisions on amendments to the FLUM must be based on an analysis of the suitability and compatibility 

of the proposed use, based on factors such as the type and density or intensity of surrounding uses. 
(1.02.04) 

• Protecting the Integrity and Stability of Established Residential Areas (1.02.06a) 
• Assuring Smooth Transition in Residential Densities (1.02.06b) 
• Recognizing and Being Sensitive to the Character and Form of Surrounding Neighborhoods (1.02.06d) 
• The City shall implement the Fernandina Beach Comprehensive Plan in a manner that acknowledges 

private property rights. (1.02.07) 
• The City shall protect privacy and access to light, air, and open space. (1.02.10) 
• Community Character and Urban Design Standards (Objective 1.06 and Policy 1.06.06) 
• Low Density Residential Designation (Policy 1.07.04) 
• Level of Service (LOS) Standards (Objective 4.01. and Policy 4.01.01) 
• Low Density Residential (R-1) (LDC 2.01.03) 
• Density and Housing Types in Base Zoning Districts (LDC 4.01.01) 
• Design Standards for Lots (LDC 4.02.01(J)) 

 
By adhering to these policies, the recommended R-1 zoning ensures the development not only fits into the 
existing fabric of the community but also contributes positively to its stability, diversity, and overall well-being. 
 
This is a voluntary annexation of property as compliant with all applicable Florida Statutes and the City’s 
Municipal Code. The annexation area is compact, does not create an “enclave”, and represents a logical 
extension of the municipal boundary. The area is a logical extension of urban development, and any 
development or redevelopment can achieve full compliance with the City’s Land Development Code and 
Comprehensive Plan. The City can serve this property and meet or exceed all levels of service required by 
Comprehensive Plan policies referenced herein. 

 
 

CONCLUSION AND STAFF RECOMMENDATIONS: 
Staff recommends approval of the voluntary annexation, with the assignment of the Low Density Residential 
(LDR) FLUM category, and R-1 Zoning District. Following the recommendation of the Planning Advisory Board 
(PAB), the application will move forward to the City Commission in the form of three separate ordinances at a 
public hearing anticipated for January 2024.  
 
MOTION TO CONSIDER: 
I move to recommend (approval or denial) of PAB case number 2023-0043 to the City Commission requesting 
that a Voluntary Annexation, Assignment of the Medium Density Residential (MDR) land use category, and 
Residential Low Medium (RLM) zoning district for 3 parcels of land located at 766 Kenneth Court  be (approved 
or denied) and that PAB case 2023-0043, as presented, (is or is not) sufficiently compliant with the 
Comprehensive Plan and Land Development Code to be approved at this time. 
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Respectfully submitted, 

  
Daphne Forehand, Planner I 

 
EXHIBIT A: CITY OF FB SURROUNDING ZONING & FLUM 
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EXHIBIT B: NASSAU COUNTY ZONING & FLUM 
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Planning Advisory Board (PAB) Application
USE THIS FORM TO Request actions to affect changes to property (zoning changes, annexations, allowable uses,
subdivisions).

Fees

Once application is submitted it will be reviewed for completeness. Once verified complete, an invoice will be emailed to
the applicant.

Zoning Map Amendment (≤ 10 acres $2,500 / > 10acres $5,000)

Land Use Map Amendment (≤ 10 acres $2,500 / > 10acres $5,000)

LDC Text Amendment ($1,500)

Comp Plan Amendment ($5,000)

Subdivision Plat – Preliminary (≤ 20 units $3,000 / > 20 units $5,000)

Subdivision Plat – Final ($1,500)

Vacation of R.O.W. ($3,500)

Small Cell Outside R.O.W. (per application) ($500)

Voluntary Annexation ($2,000)

Development of Regional Impact: Amend Development Order ($1,500)

New Telecommunications Structure ($2,000)

Revision to each PAB Application - 1/2 cost of original application fee (To offset additional display ad fee)

2023 Submission Deadlines + Meetings Calendar

PAB 2023

IMPORTANT NOTES

Pre-Application Meeting

To guide you through the process and ensure that your application is understood and properly processed, you’ll need to meet
with a City Planner prior to submitting your application. Completed applications are due 30 days prior to the Planning Advisory
Board meeting date.

Please see the Land Development Code (LDC) for detailed information:

LDC Text Amendment – see LDC Section 11.01.08.

Preliminary Subdivision Plat – see LDC Section 11.01.05.

Final Subdivision Plat – LDC Section 11.01.05.

Zoning Map Changes – See LDC Section 11.01.07.

The LDC is available for review at

www.fbfl.us/LDC

Application Requirements

A complete application filed at least forty-five (45) days before the date of the Planning Advisory Board’s public
hearing;

Proof of Ownership (copy of deed or tax statement);

A current survey of the property (no older than two years);

If applying as an agent, Owner’s Authorization for Agent Representation form needs to be signed/ notarized and
included in application;

A detailed letter of intent stating the following:

o The consistency of the proposed amendment(s) or action(s) with the City’s Comprehensive Plan.

o A justification for the proposed amendment(s) or action(s).

Have you met with a planner for a pre-application meeting?* What was the date of your pre-application meeting?*

If you have yet to have a pre-application meeting, please choose a date and time to schedule your meeting now. Every Tuesdays are
reserved for pre-application appointments.*

PROPERTY INFORMATION
Property information can be found at the Nassau County Property Appraiser’s Website → Map Search

Site Address*

766 Kenneth Court

City*

Fernandina Beach

State*

FL

Zip*

32034

Print

Planning Advisory Board (PAB) - Submission #11848

Date Submitted: 6/28/2023

Yes 6/15/2023

mm/dd/yyyy hh:mm am/p

http://www.fbfl.us/LDC
https://www.nassauflpa.com/


Parcel ID #(s)*

00-00-30-0320-0003-0000; 00-00-30-0320-0001-0010; 00-00-30-0320-0001-0020; 00-00-30-0320-0002-0010; 00-00-30-
0320-0002-0020; 00-00-30-0320-0003-0010

Lot*

1, 2, 3

Block*

n/a

Subdivision*

Kenneth Court

Zoning District* Future Land Use Designation*

REVIEW TYPE*

Zoning Map Amendment ≤ 10 acres

Zoning Map Amendment > 10 acres

LDC Text Amendment

Comp Plan Amendment

Subdivision Plat – Preliminary ≤ 20 units

Subdivision Plat – Preliminary > 20 units

Subdivision Plat – Final

Vacation of R.O.W.

Voluntary Annexation

Revision to PAB Application

OWNER OF RECORD
As recorded with the Nassau County Property Appraiser

First Name*

Pllumi Investments LLC

Last Name*

n/a

Company (if applicable)

Mailing Address*

525 Wetherby Lane

City*

St. Augustine

State*

FL

Zip*

32092

Telephone Number*

9049624227

Email Address*

toddbates1@yahoo.com

OWNER'S AGENT
If other than owner. If an agent will be representing the owner, an Owner’s Authorization For Agent Representation form must
be included

First Name

Elizabeth

Last Name

Moore

Mailing Address

1617 San Marco Boulevard

City

Jacksonville

State

Florida

Zip

32207

Telephone Number

9044796425

E-mail Address

beth.moore@si-law.com

PROJECT INFORMATION

Previous Planning/Zoning Approvals

None. An application was previously submitted on 11/2/2022 but has been withdrawn and is being resubmitted.

Summary of Request (more detailed information to be provided in required letter of intent)*

The Property is located within unincorporated Nassau County, zoned Residential Mixed and designated with future land use
of Medium Density. This application seeks to annex the Property into the City of Fernandina Beach, to zone it as Low-Medium
Density Residential (RLM), and to designate the future land use as Medium Density Residential. The owner intends to
redevelop the Property with six single family residences on approximately 50-foot lots.

Certification*

By signing below, I certify that the information contained in this application is true and correct to the best of my
knowledge at the time of the application.

I acknowledge that I understand and have complied with all of the submittal requirements and procedures.

I/We understand that the City Staff may install a Notice of Hearing sign on the property 14 days before the scheduled heating and
that the sign must only be removed after the hearing by City Staff, unless, the applicant or property owner brings the Notice of
Hearing back to City Hall.

Applicant First Name*

Elizabeth

Applicant Last Name*

Moore

Today's Date* Upload Supporting Documentation*

Owners Authorization for Agent Representation (executed).pdf

City of FB logo NEW
Reflex

Upload 2

Proof of Ownership
(General Warranty Deed)
OR Book 2568 Page
1996.pdf

Upload 3

Survey (766 Kenneth
Court).pdf

Upload 4

Voluntary Annexation
Agreement, Petition for
Annexation.pdf

R-2 Medium Density Residential

6/28/2023



DEPARTMENT OF PLANNING & CONSERVATION
204 Ash Street | Fernandina Beach, Florida 32034 | 904 310-3480 | www. fbfl.us/planning



 
 
 

 
 
 
 
 

ELIZABETH A. MOORE 
SODL & INGRAM PLLC 
1617 SAN MARCO BOULEVARD 
JACKSONVILLE, FLORIDA 32207 
BETH.MOORE@SI-LAW.COM 
P: 904-479-6425 
F: 904-347-2738 
SI-LAW.COM 

December 5, 2023 
 
 
VIA Email (kgibson@fbfl.org)  

City of Fernandina Beach 
Department of Planning & Conservation 
Attn: Kelly Gibson, AICP 
204 Ash Street 
Fernandina Beach, Florida 32034 

 

RE: Letter of Intent – 766 Kenneth Court 

Dear Ms. Gibson: 

The undersigned and this law firm represent Pllumi Investments LLC, the owner of property 
located at 766 Kenneth Court.  The Property consists of three 100-foot lots1 located within 
unincorporated Nassau County, zoned as Residential Mixed and designated as future land use of 
Medium Density.  The Property is presently vacant.  

The accompanying application seeks to annex the Property into the City of Fernandina Beach, to 
zone it as Low-medium Density Residential (RLM), and to designate the future land use as 
Medium Density Residential.  The justification for these proposed actions is to allow the owner 
to connect to City utilities and to redevelop these parcels in accordance with the RLM zoning.  
These proposed actions are consistent with the City’s Comprehensive Plan for the following 
reasons:  

 Objective 4.02 (Wastewater Treatment Systems) and Policies 4.02.01, 4.02.03 

This objective provides for the City to limit the use of septic tanks by extending wastewater lines 
as necessary. Put plainly in Policy 4.02.03, “[n]o new septic tanks will be permitted” in the City. 
The proposed annexation will meet the goals of this Public Facilities Element of the 
Comprehensive Plan by preventing the use of septic tanks on the Property by making City 
facilities available.   

 
1 The Property had previously been divided into six lots by the County Property Appraiser’s 
Office due to miscommunication and confusion around the City’s annexation process.  The 
Property was reverted back to its prior configuration, and then administratively separated into the 
three underlying lots of record.   

mailto:kgibson@fbfl.org
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 Objective 1.04. (Redevelopment and Infill Development) and Policy 1.04.01 

Objective 1.04 directs the City to “reduce blight and encourage redevelopment of underutilized 
areas and inefficient land use patterns.”  This proposed project will help accomplish this 
objective as an infill development near the Amelia Island Parkway and 14th Street corridors.  
The Property is in a predominantly mixed-use area, including property immediately to the south 
zoned “Commercial Intensive” by the County.   

 Objective 3.01 (Housing Supply and Demand) and Policy 3.01.02 

Under Objective 3.01, the City shall ensure that adequate sites are available to “meet the 
established demand, or until complete build-out of developable properties.”  The City shall also 
encourage the private sector to “provide a suitable mixture and number of housing units” to meet 
existing and future demand.  

 Objective 1.06 (Community Character) and Policy 1.06.04 

This objective strives for the City to protect and promote quality of life to “encourage re-use, 
infill and new development.”  The City, through its regulations, is mandated to “allow and 
encourage a range of housing patterns.”  Moreover, community character is reflected not only in 
lot sizes, but also in “house sizes, site placement, height, architectural features and existing 
vegetation.” The proposed RLM zoning will encourage house sizes and features that are more 
consistent with the surrounding housing on Kenneth Court.  

 Objective 1.03 (Natural Resource Protection) 

Under this objective, the City shall direct “development densities and intensities to those areas 
having the greatest capacity for absorbing development . . . .”  Here, the Property will add 
density to an existing mixed commercial/residential area, thereby decreasing the need to build 
housing in currently undeveloped areas.  Furthermore, the Property does not contain any 
environmentally sensitive areas. 

In sum, we believe the proposed annexation, zoning, and land use designation of the Property is 
consistent with the City’s Comprehensive Plan provides an appropriate transition with the 
surrounding area and uses.   

Please contact me if you have any questions or need additional information.  Thank you for your 
time and consideration.   

Sincerely, 

 
Elizabeth A. Moore, Esq. 
 
Cc: Daphne Forehand (dforehand@fbfl.org)  

mailto:dforehand@fbfl.org
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