
 
BOARD OF ADJUSTMENT MEETING 

CITY OF ST. PETE BEACH 

 
155 Corey Avenue 

St. Pete Beach, FL 33706 
  

Wednesday, April 26, 2023 
2:00 PM 

 
 
 

Call to Order  
Pledge of Allegiance  

Roll Call 
 

REGULAR  MEETING 
 
1. Approval of the Agenda -  

 
Action Request: Motion to approve the April 26, 2023 agenda. 

2. Audience Comments - 
If you wish to address the Board, please fill out a speaker' s card and provide it to the City 
Clerk. Once you are called, please come to the podium and state your name and address for 
the record. Comments shall be limited to 3 minutes.  

  
3.  Approval of Minutes  
  a. Approval of Minutes - March 29, 2023  
4. Action Items -  
  a. Appointment of Officers 2023-24  

Sec. 22-39. - Election of officers; conduct of meetings. 
(a) The board of adjustment shall annually, at the first meeting held following the 
appointment of members, organize by electing a chairman and vice-chairman and such 
other officers as may be necessary from among its members. 
 
Current Chair Paul Skipper; Vice Chair Vacant 
Requested Actions: 
Motion to APPOINT ____ as the Committee Chair for 2023-2024. 
Motion to APPOINT ____ as the Committee Vice Chair for 2023-2024. 

  b. Case No. 23004 – 8720 Gulf Blvd.  
Practical Difficulty Variance; Greg and Michelle Olson request to retain existing fencing 
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that exceeds the permitted maximum height of 4 feet within the waterfront yard (LDC Sec. 
6.15). 

  c. Case No. 23018 – 2007 Pass-a-Grille Way  
Unnecessary and Undue Hardship Variance; Charles Collom for Collom Properties, LLC 
requests removal of existing 6' high fencing and installation of 8' high fencing that exceeds 
maximum permitted height of 4' within waterfront and secondary front yards (LDC Sec. 
6.15). 

  d. Case No. 23022 – 550 Corey Ave.  
Unnecessary and Undue Hardship Variance; Gulf Coast Heating and AC, LLC for KAO 
Capital Partners Florida, LLC requests to install elevated mini-split ac systems for 4 units 
that do not meet the location requirements (LDC Sec. 39.5(g)) and 8 units that do not meet 
required side and rear yard setbacks of 10' with 3'2" to 4' provided (LDC 30.8(a)). 

5. Adjournment - Next meeting to be held on 5/31/2023 -  
 
 
 
APPEAL: In accordance with 286.0105, Florida Statute (Notices of meetings and hearings must advise 
that a record is required to appeal), if a person decides to appeal any decision made by this committee, 
board, agency, or commission with respect to any matter considered at this meeting or hearing, he or she 
will need a record of the proceedings, and that, for such purpose, he or she may need to ensure that a 
verbatim record of the proceedings is made, which record includes the testimony and evidence upon which 
the appeal is to be based. 
 
AMERICANS WITH DISABILITIES ACT (ADA): In accordance with the Americans with Disabilities 
Act and Florida Statutes, if any person with a disability defined by the ADA needs special accommodation 
to participate in this proceeding, then not later than two business days prior to the proceeding, he or she 
should contact City Hall at (727) 367-2735. 
 

The public is cordially invited to attend this meeting. 
All agenda material is available for review at City Hall or www.stpetebeach.org. 
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CITY OF ST. PETE BEACH 
DRAFT BOARD OF ADJUSTMENT MEETING MINUTES  

March 29, 2023   2:00 P.M. 
 

PRESENT: Paul Skipper, Chair  
Sandie Lyman, Vice Chair 
Michael Bomar, Member  
Denise Chase, Member 

 
EXCUSED:  Dan Small, Member 
   
STAFF PRESENT: Kristin Coman, Senior Planner  

Brandon Berry, Senior Planner 
Matthew McConnell, Assistant City Attorney 

 Ginny Bodkin, Deputy City Clerk 
 
Chair Skipper called the meeting to order at 2:00 PM and led the Pledge of Allegiance. The Deputy 
Clerk swore in all individuals who would be speaking on agenda items.  
 
1. Approval of the Agenda – Assistant City Attorney Matthew McConnell explained that 
the Appointment of Officers will be continued to the April meeting after all appointments have 
been made. 
 
Motion: Member Bomar moved, and Vice Chair Lyman seconded to continue the 
Appointment of Officers to the April meeting. 
 
Motion:  Member Chase moved, and Member Bomar seconded the approval of the agenda 
with the change; the motion passed unanimously.  
 
2. Audience Comments – There were no general audience comments. 
 
3. Approval of Minutes - a. Workshop and Regular Minutes 1/25/2023 
 
Motion:   Vice Chair Lyman moved, and  Member Bomar seconded the approval of the 
January 25, 2023 Workshop and Regular minutes as presented.  The motion passed 
unanimously. 
 
Mr. McConnell explained that the minutes of the January 25th Workshop can serve as an outline 
of procedure for quasi-judicial hearings; he is working on a legal memo to file for the Clerk to 
disperse to the members. 
 
4. Action Items  
 
a. Election of Officers 2023-24   

 
Item continued to the April meeting.  
 
b. Case No. 23006 - 285 42nd Ave. Practical Difficulty Variance; Pamela and Paul Stein 
requests to construct 18.5’ x 18’, 11’ high detached garage that will not meet required 10’ 
secondary front yard setback with 3.5’ 
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Senior Planner Kristin Coman presented the exhibits (including proof of posting) and details of 
this variance request. Her presentation is part of the meeting record. She explained the need for 
two variances – front and rear setbacks. She reviewed variance conditions and staff comments and 
asked that the applicant provide their own testimony.  Staff found the request reasonable and 
recommended approval with one condition – that the applicant submit an As-Built Plan prior to 
issuance of a Certificate of Occupancy.  No communication was received for or against the request.  
 
Applicant Paul Stein appeared and provided testimony regarding his request. He provided some 
additional photographs. He testified that the staff recommendations were acceptable to him. Ms. 
Coman added that the building materials should be consistent with what is already present. Mr. 
Stein testified that the storage buildings will be removed and will be adding landscaping. He had 
received 22 signatures in support of his project. 
 
There was no additional audience comment. The Chair opened Board discussion.  
 
The members testified that they had no ex-parte communications with the applicant or regarding 
the application. 
 
Motion:  Member Chase moved, and Vice Chair Lyman seconded to approve the variance 
for with staff recommended conditions for Case No. 23006 to construct an 18.5' x 18' x 11' 
high detached garage that will not meet the required 10' secondary front yard setback with 
3.5' proposed and required 20' rear yard setback with 7' proposed; the motion carried 4-0. 

 
c. Case No. 23013 - 200 1st Ave.  Unnecessary and Undue Hardship Variance; James 
Manfuso for Point Pass-a- Grille Inc. requests to construct aluminum fence on southern seawall 
that exceeds the permitted maximum height of 4’ within waterfront yard where 20’ setback is 
required (LDC Sec. 6.15). 

 
Ms. Coman presented the exhibits (including proof of posting) and details of this variance request. 
Her presentation is part of the meeting record. She reviewed the conditions and added that the case 
was reviewed by the Technical Review Committee who suggested they contact Turtle Trackers 
for comment on the work proposed. Staff found the request reasonable and recommended approval 
with the condition the fence be of an open design similar to the one proposed by the applicant. 
 
One letter in favor and one against the application were received. 
 
Jim Manfuso, owner/representative at the subject property and Treasurer of the Point Pass-a-Grille 
Inc. Association appeared and provided testimony on the reasons for the request. Mr. McConnell 
ascertained that Mr. Manfuso had authority to appear.  
 
There was no additional audience comment. The Chair opened Board discussion. The applicant 
representative testified that there will be a gate in the fence and answered Board questions. 
 
The members testified that they had no ex-parte communications with the applicant or regarding 
the application. 
 
Motion:  Member Chase moved, and Vice Chair Lyman seconded to approve the variance 
for Case No. 23013 to construct an aluminum fence on southern seawall that exceeds the 
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permitted maximum height of 4’ within a waterfront yard where 20’ setback is required, 
with staff recommendation that the fence be of an open design similar to the one proposed 
by the applicant; the motion carried 4-0. 
 
d. Case No. 23012 - 135 44th Ave. Unnecessary and Undue Hardship Variance; Brian Leach 
and Karen Didden requests to retain existing residential storage building of 128 sq. ft. that exceeds 
the maximum of 80 sq. ft. permitted (LDC Sec. 6.13(b)(5)). 
 
Ms. Coman presented the exhibits (including proof of posting) and details of this variance request. 
Her presentation is part of the meeting record. She reviewed the staff comments contained in the 
presentation. Staff found the request reasonable and recommended approval. No communication 
for or against the request was received. 
 
Applicant Brian Leach of 135 44th Avenue appeared and provided testimony and reasons for the 
request. The Chair asked questions regarding gutters. 
 
There was no additional audience comment. The Chair opened Board discussion.  
 
The members testified that they had no ex-parte communications with the applicant or regarding 
the application. 
 
Motion:  Member Chase moved, and Member Bomar seconded to approve the variance for 
Case No. 23012 to retain an existing residential storage building of 128 sq. ft. that exceeds 
the maximum of 80 sq. ft. permitted as proposed; the motion carried 4-0. 
 
e. Case No. 23015 - 250 Isle Dr.  Practical Difficulty Variance; Elizabeth and Scott Sinatra 
requests to construct 22’ x 22’, <20' high attached garage that will not meet required 20’ front yard 
and 20’ secondary front yard setback with 16’ and 10’proposed (LDC Sec. 8.7(a)(1-2)). 
 
Ms. Coman presented the exhibits (including proof of posting) and details of this variance request. 
Her presentation is part of the meeting record. She detailed the setback requests and zoning table. 
She reviewed practical difficulty variance conditions and staff comments contained in the 
presentation. Staff found the request reasonable and recommended approval with the condition 
that the Applicant submit a sealed As-Built Plan prior to issuance of a Certificate of Occupancy.  
Two letters of objection were received. 
 
Applicant Liz Sinatra of 250 Isle Drive appeared and testified with reasons for the request and 
explained the reason for the two garage doors. 
 
There was no additional audience comment. The Chair opened Board discussion.  
 
The members testified that they had no ex-parte communications with the applicant or regarding 
the application. 
 
Motion:  Member Chase moved, and Vice Chair Lyman seconded to approve the variance 
for Case No. 23015 to construct a 22’ x 22’, <20' high attached garage that will not meet the 
required 20’ front yard and 20’ secondary front yard setback with 16’ and 10’ proposed, 
with the staff recommended condition that the applicant shall submit sealed As-Built Plan 
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noting all setbacks and ISR calculation and approved by Zoning prior to the issuance of a 
Certificate of Occupancy/Final Inspection; the motion carried 4-0. 
 
f. Case No. 23016 - 7501 75th Ave. Unnecessary and Undue Hardship Variance; Grant 
McLaughlin, PJ Callaghan Company for BoyleNPoint, LLC requests to reduce the size of a 
required 75th Ave frontage buffer from eight to five feet (LDC Sec. 22.7(a)(1)) and construct a 
new building in the Downtown Redevelopment District that lacks a corner entrance (LDC Sec. 
39.3(e)(1)).  

 
Senior Planner Brandon Berry presented the exhibits (including proof of posting) and details of 
this variance request. His presentation is part of the meeting record. An updated request was 
received on 3/28/23 which addressed the comments of the Technical Review Committee, which 
he reviewed. Two variances are requested – a corner entrance and a private landscaping buffer. He 
reviewed variance conditions, criteria and comments. Staff found the request reasonable and 
recommended three conditions for approval as outlined in the presentation. 
 
No communication for or against the application were received. 
 
Grant Mclaughlin of PJ Callaghan Company, 3251 Morris St. N., St. Petersburg, appeared and 
testified regarding the reasons for the variance request. 
 
There was no additional audience comment. The Chair opened Board discussion. The members 
asked additional questions of staff. Mr. McConnell commented on demolition. 
 
The members testified that they had no ex-parte communications with the applicant or regarding 
the application. 
 
Motion: Member Chase moved, and Vice Chair Lyman seconded to approve the variance 
for Case No. 23016 with the three conditions outlined in the staff report; the motion carried 
4-0. 
 
Following the action items, the members briefly discussed going back to paper agenda packets for 
ease of viewing them during meetings. 
 
5.        Adjournment – The next meeting 4/26/23. 
 
Vice Chair Lyman adjourned the meeting at  3:17 PM. 

 
These minutes will be considered for approval at the April 26, 2023 Board of Adjustment meeting. 
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City of St. Pete Beach· 155 Corey Avenue, St. Pete. Beach, Florida 33706 727-367-2735 · www.stpetebeach.org 

 

PLANNING DEPARTMENT 
 

Date:  April 10, 2023 

To:  Board of Adjustment 

Re:  Staff Findings Report 
  Practical Difficulty Variance  
  Address: 8720 Gulf Blvd. 

Parcel Number: 25-31-15-78264-105-0060 
Greg and Michelle Olson 
Variance Case No: 23004 
 

Prepared by: Kristin Coman, Senior Planner 
 
Hearing Date: 4/26/2023 
 

Please be advised that staff has received and reviewed the following items submitted in support of the 
application: 

1. Completed Practical Difficulty Variance application forms.  
2. Boundary Survey prepared by John C. Brendla & Assoc., Inc., dated 8/18/14, last revised 6/1/16 

consisting of 1 sheet showing existing site improvements. 
3. Boundary Survey prepared by John C. Brendla & Assoc., Inc., dated 8/18/14, last revised 6/1/16 

consisting of 1 sheet showing existing site improvements and existing fence height and length. 
4. Color photo print serving as application supplement indicating length of fence sections, no date 

provided.  
 

Staff offers the following comments for the Board’s consideration: 

Site Description/Surrounding Land Uses 

The subject site is a 7,771 sq. ft. (approx. 0.18 acre) parcel located at 8720 Gulf Blvd. known as parcel 
number 25-31-15-78264-105-0060 and legal description of ST PETERSBURG BEACH NORTH UNIT NO. 7 
BLK 105, LOT 6 & RIP RTS within the AE-Elevation 11 flood zone.  The property is located in the RU-1, 
Residential zone; RU on the future land map and contains a single-family residence constructed in 2016 
according to the Pinellas County Property Appraiser.  It is surrounded by single-family uses to the north, 
south, east and Blind Pass to the west.  The waterfront site is improved with a three-story dwelling with 
rear paver patio with inground pool and dock with boat lift.   
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Figure 1: Aerial Photography 

 
Source:  Pinellas County Property Appraiser 

Figure 2: Zoning Map 

 
Source: City of St. Pete Beach Official Zoning Map Page 1 of 15, dated 7/20/2012 

 

Request 

The applicant requests to retain existing fencing that exceeds permitted maximum height of 4 feet 
within the waterfront yard along southern property line (LDC Sec. 6.15). 

  

Site 

Site 
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Analysis 

1. New variance(s) required: 
a. Fences and Walls, maximum height permitted: where constructed height of 5’5” exceeds the 4’ 

maximum height permitted in a waterfront yard.  

Figure 3: Zoning Table 

Fences and Walls – (LDC Sec. 6.15) 8720 Gulf Blvd. 

 Required Existing  Proposed 

Height (Max.), Waterfront Yard 4’ 5’5”-5’2”*  
(along southern property line) 

5’5”-5’2” (v) 

*Denotes existing non-conformity       

(v) = Variance required       
 

Figure 4: Site Plan with Existing Fencing (N.T.S.) 

 

Additional Comments 

The Applicant should provide testimony regarding the necessity for the requested variances.   

The Board has standards of review for a practical difficulty variance and must make a positive finding 
with regards to the provisions located in Division 3 of the Land Development Code in order to grant the 
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variance(s).  The applicant should be prepared to provide their own testimony by answering the 
following items 1-4 in addition to staff comments below: 

1. How substantial the variance is in relation to the requirement sought to be varied; 
o Staff finds the applicant is requesting a fence height in the range of 5’2”-5’5” for 

approximately 13’6” length of fencing where a maximum of 4’ high is permitted, 1.4’ higher 
than permitted.   

o Staff finds the applicant is requesting a fence height greater than 4’ for 13’6” of the 20’ 
setback requirement, representing a variance of 67.5% from the required standard of the 20’ 
length. 

2. Whether an adverse change will be produced in the character of the neighborhood; 
o It should be noted that the staff observed that substantial landscaping currently exists 

extending to the seawall on both adjacent lots to the north and south of the subject property 
creating a natural “wall” with a height greater than 4’.   It does appear that the lots adjacent 
to the subject property are unique with such heavy vegetation, but the existing portion of the 
non-conforming fence along the southern property line does not appear to impede 
waterfront views. 

3. Whether the difficulty can be obviated by some method feasible for the applicant to pursue 
other than by a variance; and 
o The existing non-conforming fence panels can possibly be removed and replaced with 4’ or 

additional 3’6” high panels to make it conform.  The installation method of the panels and 
posts is unknown; the applicant may be able to share such information and whether they 
could be easily removed and replaced in close proximity with the dense vegetation. 

4. Whether, in view of the manner in which the difficulty arose, the interest of justice will be 
served by allowing the variance. 

o Staff finds the interest of justice will be served in the granting of this variance. There is a 
6’4” length of 42” high existing fencing installed from the seawall to the west, meeting 
the height requirement where a maximum of 48” is permitted. It was noted during the 
site visit the paver patio containing the lounge chairs is within the non-conforming 
section of 6’ high fencing and is located approximately 22” from the fence providing 
privacy.  

Other: 

• The applicants should provide background to the Board as to the timeframe when the fence was 
installed without the benefit of a permit and status of ownership at the time. 

•  The applicants should discuss the need for the greater height and if any alternatives were 
considered and reasoning as to the height of fencing as installed.  
 

Recommendation 

Staff find the request is reasonable given the existing conditions of the lot and will not have an adverse 
impact on the neighborhood.  Staff recommends approval with the following condition(s): 

• Applicant is limited to a maximum fence height of 5’5” as currently constructed, beginning 6’4” 
from the rear property line to 20’ setback along the southern property line only.  Any portions of 
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fencing located from the rear property line to 6’4” shall be in compliance with the LDC, with 
maximum height of 4’.     

Should the board look favorably on the application, the applicant should be advised that any variance 
granted hereunder shall expire one (1) year from the date of the development order providing such 
variance, unless a building permit for the construction authorized by such variance is obtained within 
such time and said building permit has not expired prior to the completion of construction in accordance 
therewith. 

Respectfully submitted, 
 

 
 
Kristin Coman 
Senior Planner 
 
 
Cc: Greg and Michelle Olson, Application via email (mgiddings777@hotmail.com) 
  Matthew McConnell, Board of Adjustment Attorney  
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City of St. Pete Beach· 155 Corey Avenue, St. Pete. Beach, Florida 33706 727-367-2735 · www.stpetebeach.org 

 

PLANNING DEPARTMENT 
 

Date:  April 10, 2023 

To:  Board of Adjustment 

Re:  Staff Findings Report 
  Unnecessary and Undue Hardship Variance  
  Address: 2007 Pass-a-Grille Way 

Parcel Number: 18-32-16-68634-000-0020 
Charles Collom for Collom Properties, LLC  
Variance Case No: 23018 
 

Prepared by: Kristin Coman, Senior Planner 
 
Hearing Date: 4/26/2023 
 

Please be advised that staff has received and reviewed the following items submitted in support of the 
application: 

1. Completed Unnecessary and Undue Hardship application form.  
2. Boundary Survey with Topography and Improvements prepared by John C. Brendla and Assoc., 

Inc. dated 10/5/22, consisting of 1 sheet. 
3. Enlarged portion of Boundary Survey with Topography and Improvements prepared by John C. 

Brendla and Assoc., Inc. dated 10/5/22, consisting of 1 sheet showing proposed fence location 
and height. 

4. Fence estimate prepared by A-1 Fence dated 8/1/22.  
5. Hand drawn diagram of proposed fence measurements including height and length, consisting of 

1 sheet, no date provided. 
 

Staff offers the following comments for the Board’s consideration: 

Site Description/Surrounding Land Uses 

The subject site is a 13,283 sq. ft. (approx. 0.30 acre) parcel located at 2007 Pass-a Grille Way known as 
parcel number 18-32-16-68634-000-0020 and legal description of PHILLIPS DIVISION REV MAP N 115FT 
OF THAT UNNUMBERED TRACT LYING E OF BLK I BETWEEN E R/W OF FLORIDA AVE (NKA PASS-A-GRILLE 
WAY) & WATER within portions of the AE-Elevation 9 and AE-Elevation 10 flood zone.  The property is 
located within the CG-1, Commercial District; CG on the future land map and contains a restaurant use, 
Red, White and Booze, consisting of approximately 3,666 square feet that was constructed in 1979 
according to the Pinellas County Property Appraiser.  It is a corner, waterfront parcel located on the 
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Pass-a-Grille Channel with single family residential across the water to the east, 21st Ave. and single 
family residential to the north, another commercial restaurant, The Wharf, to the south and commercial 
use to the west.  The particular location of the property where the fencing is currently located and to be 
replaced is detailed in Figure 3 below. 

 Figure 1: Aerial Photography 

 
Source:  Pinellas County Property Appraiser 

Figure 2: Zoning Map 

 
Source: City of St. Pete Beach Official Zoning Map Page 13 of 15, dated 7/20/2012 

 

  

Site 

Site 
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Request 

The applicant requests removal and replacement of existing 6’ high wood fence and installation of 8' 
high wooden shadowbox fencing that exceeds maximum permitted height of 4' within waterfront and 
secondary front yards (LDC Sec. 6.15). 

Analysis 

1. New variance required: 
a. Fences and Walls, maximum height permitted: where proposed height of 8’ exceeds the 4’ 

maximum height permitted in waterfront and secondary front yard. 

Fences and Walls- (LDC Sec. 6.15) 1 Pass-a-Grille Way 

 Permitted Existing  Proposed 
Height (Max.), Waterfront Yard, 25’ 4’  6’* 8’(v) 
Height (Max.), Front Yard, Secondary, 25’ 4’  6’* 8’(v) 
*Denotes existing non-conformity  
(v) = Variance required       

       
 

Figure 3: Enlarged Portion of Boundary Survey with Fence Location (N.T.S.) 
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Additional Comments 

The Applicant should provide testimony regarding the necessity for the requested variances.   

The Board has standards of review for a hardship variance and must make a positive finding with regards 
to the provisions located in Division 3 of the Land Development Code in order to grant the variance(s).  
The applicant should be prepared to provide their own testimony by answering the following items 1-8 
in addition to staff comments below: 

1. Special conditions and circumstances exist which are peculiar to the land, structure, or building 
involved, and which are not applicable to other lands, structures, or building in the same zoning 
district; 
o The property is a waterfront corner property which contains a decorative wall with Vina Del 

Mar signage installed within the 21st Ave right of way.  The current fence, approximately 
5’11” high begins at the termination of the wall which is 5’7” high.  In addition, the roadway 
elevates creating a bridge to access Vina Del Mar neighborhood.  Staff acknowledges that 
this combination creates a topographical condition unique to this specific property. 

o Along the southern property line, the adjacent owner and the applicant appear to share the 
existing fencing providing screening for storage and utility areas for the neighboring 
property.  The fencing also provides a deterrent for access from the seawall from one 
property to the other and clear delineation of parking areas. 

2. The special conditions and circumstances do not result from the actions of the applicant or a 
prior owner of the property; 
o During the site visit, staff recognized that the existing fence along the southern property line 

showed signs of damage and decay after many years and has been somewhat maintained, 
with portions of fencing missing and appearing beyond repair.   

o The applicant purchased the property with the current fencing which appears to have been 
damaged.  The area behind the fencing along 21st Ave., it was noted that portions of the 
fencing have been reinforced to remain upright.  Staff finds that the specific conditions and 
circumstances are not the result of the actions of the applicant or a prior owner of the 
property. 

3. Literal interpretation of the provisions of the Land Development Code deprives the applicant of 
rights commonly enjoyed by other properties in the same zoning district under the terms of the 
Land Development Code and results in unnecessary and undue hardship on the applicant; 
o Staff find that a literal interpretation of the provisions of the Land Development Code will not 

generally deprive the applicant of rights commonly enjoyed by other properties in the same 
zoning district and will not result in unnecessary and undue hardship on the applicant. 

4. The hardship has not been deliberately or knowingly created or suffered to establish a use or 
structure which is not otherwise consistent with the comprehensive plan or the Land 
Development Code, nor will it permit and increase in development density; 
o In reviewing historical imagery, the current fencing appears to be present on site and in the 

location from as far back as 2007.  Staff find that this request will not establish a use not 
permitted in the district or increase density.   

5. An applicant’s desire or ability to achieve greater financial return or maximum financial return 
from his property does not constitute hardship; 
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o Staff does not find that a desire to achieve greater financial return forms the basis of the 
hardship for this request.  The applicant is proposing to replace the existing fencing for 
safety and aesthetics of the area. 

6. Granting the variance application conveys the same treatment to the applicant as to the owner 
of other lands, building, or structures in the same zoning district; 
o The Board must consider variances on a case-by-case basis. The applicant relayed that the 

adjacent property with a similar use and within the same zone would be utilized by both 
properties for safety of its patrons and separation of the parking facilities for each property.   

7. The requested variance is the minimum variance that makes possible the reasonable use of the 
land, building, or structure; and 
o Staff finds that the replacement of the fencing in the same location is minimal, but the 

request for the additional height especially along 21st Ave. not as easily justified.  
8. The requested variance is in harmony with the general intent and purpose of the comprehensive 

plan and the Land Development Code, is not injurious to the neighborhood or otherwise 
detrimental to the public safety and welfare, is compatible with the neighborhood, and will not 
substantially diminish or impair property values within the neighborhood. 
o Staff finds that it is not anticipated to cause injury to the neighborhood, public safety, or 

welfare, and is generally compatible with the neighborhood because the fencing establishes 
an increase in safety and effective screening of areas. 

Other: 

• Applicant should provide testimony regarding purpose and need for the installation of the 
fencing, with focus on the height especially along the frontage of 21st Ave. with the additional 
2’1” of height proposed and variation of height from the top of the masonry wall where there 
currently is a smooth transition from wall to fencing.  

• The applicant’s estimate described wooden shadowbox panels.  Applicant should discuss any 
changes to the proposed fencing in terms of style, color etc.   

• Testimony should be provided detailing the installation of the fencing and if it is intended to be 
placed on top of the existing seawall or any installation of gates is proposed. 

• At the time of the site visit, the applicant indicated interest in constructing a 4’ high fence from 
the front property line 25’ to the east then beginning the 8’ high fence as shown on the plan.  
While this portion of 4’ high fence will meet code compliance requirements, the applicant 
should describe this in information presented to the board, providing an overview of intended 
improvements. 

Recommendation 

Staff finds the request is reasonable given the topographical condition and features unique to this 
specific property and the replacement of the existing fencing with the additional height will not have an 
adverse impact on the neighborhood except for the proposed 8’ high fencing along 21st Avenue and it is 
recommended that it may be replaced with fencing no greater than 6’.   Staff recommends approval 
with the following conditions: 

1. Fencing along 21st Avenue shall not exceed 6’ in height where 4’ is permitted and 8’ is proposed. 
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Should the board look favorably on the application, the applicant should be advised that any variance 
granted hereunder shall expire one (1) year from the date of the development order providing such 
variance, unless a building permit for the construction authorized by such variance is obtained within 
such time and said building permit has not expired prior to the completion of construction in accordance 
therewith. 

 
Respectfully submitted, 

 
Kristin Coman 
Senior Planner 
 
 
Cc: Charles Collom, Collom Properties, LLC, Applicant via email (jrcmoo@aol.com) 
 Matthew McConnell, Board of Adjustment Attorney  
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Memo To: Board of Adjustment 

From:  Kristin Coman, Senior Planner  

Re:  CERTIFICATE OF COMPLETENESS 

Date:  3/29/23 

  

Please be advised that on this date, the following application has been deemed complete and will be 
scheduled for the Board of Adjustment agenda on the next available hearing of April 26, 2023. 

Variance Case Number: 23022 
Application Type:  Hardship Variance 
Owner:  KAO Capital Partners Florida, LLC 
Applicant/Agent: Gulf Coast Heating & AC, LLC  
Parcel Number:  36-31-15-77994-056-0030 
Address:  550 Corey Ave., St. Pete Beach, FL  33706 
Zone: TC-1  

Submittal Documents: 
1. Completed Unnecessary and Undue Hardship application form.  
2. Boundary Survey prepared by First Choice Surveying, Inc. dated 2/21/2020, consisting of 1 sheet. 
3. Enlarged portion of Boundary Survey prepared by First Choice Surveying, Inc. dated 2/21/2020, 

consisting of 5 sheets, showing proposed 15 mini-split air conditioning system locations and 
heights. 

4. Sheet E-1, Electrical Plan prepared by Vandin Calitu dated 7/29/22, consisting of 1 sheet.  
5. Spec Sheet for 12k BTU Wall Mounted Heat Pump System 
6. Spec Sheet for 24k BTU Wall Mounted Heat Pump System 

 
The application and submittal documents will be forwarded to the following agents for review and/or 
comment: 

City/Board Professionals: 

� Board of Adjustment Attorney via email 
� City Engineer 

� TRC Committee via email 
� City Manager 

Board Members: 

� Paul Skipper, Chair 
� Sandie Lyman, Vice Chair 
� Michael Bomar 

� Denise Chase 
� Dan Small 

 
 
Cc: Gulf Coast Heating & AC, LLC, Applicant via email (info@gulfcoast.ac) 

KAO Capital Partners Florida, LLC, Owner via email (kaocapitalpartnes@gmail.com) 
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City of St. Pete Beach· 155 Corey Avenue, St. Pete. Beach, Florida 33706 727-367-2735 · www.stpetebeach.org 

 

PLANNING DEPARTMENT 
 

Date:  April 11, 2023 

To:  Board of Adjustment 

Re:  Staff Findings Report 
  Unnecessary and Undue Hardship Variance  
  Address: 550 Corey Ave. 

Parcel Number: 36-31-15-77994-056-0030 
Gulf Coast Heating & AC, LLC for KAO Capital Partners Florida, LLC  
Variance Case No: 23022 
 

Prepared by: Kristin Coman, Senior Planner 
 
Hearing Date: 4/26/2023 
 

Please be advised that staff has received and reviewed the following items submitted in support of the 
application: 

1. Completed Unnecessary and Undue Hardship application form.  
2. Boundary Survey prepared by First Choice Surveying, Inc. dated 2/21/2020, consisting of 1 sheet. 
3. Enlarged portion of Boundary Survey prepared by First Choice Surveying, Inc. dated 2/21/2020, 

consisting of 5 sheets, showing proposed 15 mini-split air conditioning system locations and 
heights. 

4. Sheet E-1, Electrical Plan prepared by Vandin Calitu dated 7/29/22, consisting of 1 sheet.  
5. Spec Sheet for 12k BTU Wall Mounted Heat Pump System 
6. Spec Sheet for 24k BTU Wall Mounted Heat Pump System 

 
Staff offers the following comments for the Board’s consideration: 

Site Description/Surrounding Land Uses 

The subject site is a 10, 957 sq. ft. (approx. 0.25 acre) parcel located at 550 Corey Ave. known as parcel 
number 36-31-15-77994-056-0030 and legal description of ST PETERSBURG BEACH REPLAT BLK 56, LOTS 3 
AND 4 within portions of the AE-Elevation 10 flood zone.  The property is located within the TC-1, Town 
Center Core District; TC-1 on the future land map and contains an apartment use, consisting of 14 units 
that were constructed in 1951 according to the Pinellas County Property Appraiser.  It is a corner parcel 
located on the intersection of Corey Ave. and Coquina Way with apartment use to the east and west, tri-
plex to the south and retail center to the north.  The location of the property is detailed in Figure 3 
below. 
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 Figure 1: Aerial Photography 

 
Source:  Pinellas County Property Appraiser 

Figure 2: Zoning Map 

 
Source: City of St. Pete Beach Official Zoning Map Page 3 of 15, dated 7/20/2012 

 

Request 

The applicant requests to install 15 elevated mini-split ac systems for 7 units that do not meet the 
location requirements (LDC Sec. 39.5(g)) and 8 units that do not meet required side and rear yard 
setbacks of 10' with 3'2"-4' provided (LDC 30.8(a)). 

Analysis 

1. New variances(s) required: 
a. LDC Sec. 39.5(g) - General operational and aesthetic requirements: All other mechanical 

equipment must be behind or on top of the building and screened from public view through use 
of a parapet wall or through landscaping.  Of the proposed 15 units, 7 are located within the 
front, secondary front or rooftop. 

Site 

Site 
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b. LDC 30.8(a) – Minimum side and rear yard setback of 8 units where a minimum of 10’ is 
required, 3'2"-4' proposed. 

Figure 3: Zoning Table 

Setbacks - (LDC Sec. 30.8) 550 Corey Ave. 

 Required Proposed 
Side Yard Setback (Min.) 10’ 4’(v) 
Rear Yard Setback (Min.) 10' 3’2”(v) 
*Denotes existing non-conformity  
(v) = Variance required   

 

Figure 4: Enlarged Portion of Boundary Survey with Mini-Split Location (N.T.S.) 

 

Additional Comments 

The Applicant should provide testimony regarding the necessity for the requested variances.   

The Board has standards of review for a hardship variance and must make a positive finding with regards 
to the provisions located in Division 3 of the Land Development Code in order to grant the variance(s).  
The applicant should be prepared to provide their own testimony by answering the following items 1-8 
in addition to staff comments below: 
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1. Special conditions and circumstances exist which are peculiar to the land, structure, or building 
involved, and which are not applicable to other lands, structures, or building in the same zoning 
district; 
o The property was constructed in 1951 according to the Pinellas County Property Appraiser 

and currently has non-conforming side and rear setbacks.  The “L shaped” layout of the 
buildings frames the inground pool located in the middle of the property and is unique to the 
surrounding area.   

2. The special conditions and circumstances do not result from the actions of the applicant or a 
prior owner of the property; 
o During the site visit, Staff was informed that the owner recently purchased the property in 

2022 and in the process of renovation planning it was discovered that the proposed 
improvement with the installation of the units required variance relief. 

3. Literal interpretation of the provisions of the Land Development Code deprives the applicant of 
rights commonly enjoyed by other properties in the same zoning district under the terms of the 
Land Development Code and results in unnecessary and undue hardship on the applicant; 
o Staff find that a literal interpretation of the provisions of the Land Development Code will 

generally deprive the applicant of rights commonly enjoyed by other properties in the same 
zoning district and Staff find that denying a variance to the setback may be a hardship on the 
applicant due to the location of the existing building, current renovation, and limitation for 
complete shielding of the proposed equipment. 

4. The hardship has not been deliberately or knowingly created or suffered to establish a use or 
structure which is not otherwise consistent with the comprehensive plan or the Land 
Development Code, nor will it permit and increase in development density; 
o Staff find that this request will not establish a use not permitted in the district or increase 

density, provided clarification is offered on the difference in the number of 15 units proposed 
and 14 living units on record.   

5. An applicant’s desire or ability to achieve greater financial return or maximum financial return 
from his property does not constitute hardship; 
o Staff does not find that a desire to achieve greater financial return forms the basis of the 

hardship for this request.  The applicant is proposing to replace the current wall units with 
more energy efficient units for tenants. 

6. Granting the variance application conveys the same treatment to the applicant as to the owner 
of other lands, building, or structures in the same zoning district; 
o The Board must consider variances on a case-by-case basis. Even within the same zoning 

district, each variance request has a different set of circumstances and variables. Therefore, 
the granting of one variance does not confer such allowances on another property. 

7. The requested variance is the minimum variance that makes possible the reasonable use of the 
land, building, or structure; and 
o Staff finds that the locations of the installation of the units must meet the requirements of 

screening and the current non-conforming setbacks do not allow for compliance with the 
code and provide the ability modernize a structure constructed in 1951.  

8. The requested variance is in harmony with the general intent and purpose of the comprehensive 
plan and the Land Development Code, is not injurious to the neighborhood or otherwise 
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detrimental to the public safety and welfare, is compatible with the neighborhood, and will not 
substantially diminish or impair property values within the neighborhood. 
o Staff finds that it is not anticipated to cause injury to the neighborhood, public safety, or 

welfare, and is generally compatible with the neighborhood while enhancing the aesthetics 
of the area with the proposed landscape screening and providing viable rental units. 

Other: 

• The plans submitted indicate the installation of 15 units, where there is a total of 14 living units.  
The applicant should provide information if one living unit is being provided 2 units or reason for 
the discrepancy. 

• At the time of the site visit, staff were informed that areas along the southern property line such 
as the low concrete wall and other hardscape materials may be removed should the variance be 
granted.  Applicant should present/confirm this information to the board. 

• LDC Sec.39.5(g) requires that equipment on top of the building be screened from public view.  
The applicant should provide details on if any screening of the 3 proposed roof-mounted units 
will be installed and/or the proposed distance the roofline edge along Corey Ave. 

• Provided the existing wall mounted units are to be removed; how does the applicant intend to 
address those areas?  

Recommendation 

Staff finds the request is reasonable given the existing conditions of the lot and will not have an adverse 
impact on the neighborhood.  Staff recommends approval with the following condition(s): 

1. Landscaping plan shall be submitted and approved by the Planning Department at the time of 
permitting for the proposed planting installation at the frontages along Corey Ave. and Coquina 
Way in addition to locations along the eastern property line. 

Should the board look favorably on the application, the applicant should be advised that any variance 
granted hereunder shall expire one (1) year from the date of the development order providing such 
variance, unless a building permit for the construction authorized by such variance is obtained within 
such time and said building permit has not expired prior to the completion of construction in accordance 
therewith. 

 
Respectfully submitted, 

 
Kristin Coman 
Senior Planner 
 
 
Cc: Gulf Coast Heating & AC, LLC, Applicant via email (info@gulfcoast.ac) 

KAO Capital Partners Florida, LLC, Owner via email (kaocapitalpartnes@gmail.com) 
 Matthew McConnell, Board of Adjustment Attorney  
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