
 
BOARD OF ADJUSTMENT MEETING 

CITY OF ST. PETE BEACH 

 
155 Corey Avenue 

St. Pete Beach, FL 33706 
  

Wednesday, December 20, 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 December agenda. 

2. Audience Comments - 
Comments shall be limited to 3 minutes for general or agenda items. Please complete and 
submit a comment card to the Clerk. 

  
3.  Approval of Minutes  
  a. November 29, 2023 Meeting  
4. Action Items -  
  a. Case No. 23089 - 311 N. Tessier Dr.  

Practical Difficulty Variance; Jerome and Julia Zibrida request to construct a front 
covered front porch and open staircase that does not meet the required front yard setback 
of 20' (porch) and 17' (open staircase) with 14'4" and 9'4" proposed (LDC Sec. 8.7(a)(1) and 
LDC Sec. 6.22(b)).   

5. Adjournment - Next meeting to be held on January 31, 2024 -  
 
 
 
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 
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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. 

Page 2 of 40



DRAFT BOARD OF ADJUSTMENT MINUTES  
November 29, 2023 – 2:00 P.M.  

Commission Chambers 
 
 

PRESENT:    Paul Skipper, Chair 
Michael Bomar, Vice Chair 
Denise Chase, Member 
BJ Lawson, Member 
Dan Small, Member 

 
STAFF PRESENT: Kristin Coman, Senior Planner; Matthew McConnell, Assistant City                 

Attorney; Ginny Bodkin, Deputy City Clerk   
 
Chair Skipper called the meeting to order at 2:00 P.M. 
  
1.   Approval of the Agenda  - Member Lawson asked to add a discussion item on being a resident 
advocate while also serving on a board. 
 
Motion:  Member Lawson moved, and Member Chase seconded the approval of the 
November 29, 2023 agenda with the change; the motion carried unanimously by a voice vote.     
 
2.   Audience Comments – There were no comments. 
 
3.   Approval of Minutes – October 25, 2023 Meeting 
 
Member Chase moved, and Member Lawson seconded approval of the October 25, 2023 
meeting minutes as presented; the motion carried unanimously. 
 
4.   Action Items 
 

a. Case No. 23060 - 2005 Gulf Way (continued from 10/25/23);  Practical Difficulty 
Variance; Sam Angelides, Angelides Builders for Andrea Crowe requests to 
construct a 10' x 36' elevated rear addition that will not meet the required 20' rear 
yard setback with 9.9' proposed (LDC 11.7(a)(4)) 
 

Assistant City McConnell explained that this case was previously heard in its entirety on 10/25/23, 
including staff’s complete application review and public comment. There was a split vote of 2/2 
and the case was continued to allow some members time to do site visits and additional research. 
He advised the Board of their options to either resume the hearing back at the deliberation phase 
or reopen to review again and public comment again. Mr. McConnell asked the members to declare 
any ex-parte communication. Members Small, Chase and Lawson declared that they had visited 
the site and the alley; Chair Skipper declared that he had watched the entire recording of the 
previous hearing. By consensus the Board decided to resume the hearing at the deliberation point 
and forego the re-presentation and public comment.   
 
The Chair opened Board deliberation. Member Lawson explained two hypothetical  ideas that he 
had after visiting the site and navigating the alley without difficulty: 1 – would the applicant be 
willing to improve the setback by two feet, taking the expansion down by two feet (he referred to 
meeting packet page 23) and 2 – would the applicant be willing to put a perpetual restriction on  
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Board of Adjustment 
November 29, 2023 
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the deed that no further expansion up or out until the setbacks are brought back into compliance. 
Mr. McConnell commented that height is a permitted right. 
 
Applicant Dan Crowe of 2005 Gulf Way appeared and asked questions regarding a deed 
restriction. Mr. McConnell explained that the property is already non-conforming, so it would need 
to be restored all the way back to its original conformity. Plans from the meeting packet were 
displayed with consideration of reducing the setback by 2 feet; the plans are part of the meeting 
record. Discussion continued on the current 3” non-conforming setback. Attorney McConnell 
expressed that he would be more comfortable with a condition to the variance than a perpetual 
restriction, particularly in the Pass-A-Grille Overlay. The owner would be comfortable with the 
restriction while he owns the property.   
 
Ms. Coman pointed out that the house was built in 2001 and the surrounding homes are of varying 
ages. The Board further discussed deed restrictions.  
 
Member Bomar moved, and Member Small seconded to approve the variance for Case No. 
23060 as originally presented at the October meeting, to include the conditions that the 
addition be constructed as per the plan submitted and may not be later enclosed or lower 
level infill permitted without obtaining a subsequent variance, and include the  installation 
and maintenance of an outdoor grade convex reflective safety mirror for the alleyway to 
allow for enhanced visibility and increased safety; the motion carried 4-1 with Member 
Chase voting no. 
 

b.  Case No. 23075 - 8050 Coquina Way: Practical Difficulty Variance; Jonas Araujo, 
SmartPavers, Inc., for Steven Sewell requests installation of a circular driveway 
that exceeds the maximum impervious surface ratio (ISR) of .70 permitted with 
.82 proposed (LDC Sec. 8.12). 

 
Senior Planner Kristin Coman presented the information for this Practical Difficulty Variance 
request. Her presentation included photographs, zoning, zoning table, survey, property description, 
hearing notices, variance criteria, staff analysis and staff comments; the presentation is part of the 
meeting record. Ms. Coman noted that the property is unique in that asphalt is under the rocks in 
the front. The zoning table increases current impervious surface ratio (ISR) for that reason. The 
applicant should provide testimony regarding the asphalt removal and ground cover, landscaping, 
and/or irrigation. 
 
The staff recommendation was to approve the variance with the condition that the applicant will 
complete installation and landscaping in conformance with LDC Sec. 22.4 and 22.10 with 
landscape and zoning inspections completed prior to the issuance of a Final Inspection or 
Certificate of Occupancy (COP). One letter of support was received. No ex-parte communication 
was declared. 
 
Applicant Steve Sewell of 8050 Coquina Way appeared and provided testimony about the 
property. He explained drainage issues and the need to remove the asphalt and the creation of plant 
beds and irrigation which will better conform with the other properties.  
 
Josh Wilhelm 8051 Coquina Way spoke in favor of the project. No one was present in objection. 
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The Chair closed public comment and opened Board deliberation.  
 
Member Chase moved and  Member Small seconded to approve the variance for Case No. 
23075 with the condition that the applicant will complete installation of landscaping in 
conformance with LDC Sec. 22.4 and 22.10 with landscape and zoning inspections completed 
and approved prior to the issuance of a Final Inspection or Certificate of Occupancy; the 
motion passed unanimously.  
 
5.   Items for Discussion –  
 

a. Approved Meeting Dates for 2024 
 
Ms. Coman discussed optional dates for May and June as two members expressed their 
unavailability. Following discussion, the dates chosen were Wednesday, May 15th at 2:00 PM and  
Thursday, June 20th at 2:00 PM, as all indicated that they were available. 
 
Member Bomar moved and Member Chase seconded to approve the new May and June 2024 
Board meeting dates as well as the rest of the year; the motion passed unanimously by a voice 
vote. 
 

b. Added item – Resident Advocacy and Board Membership –  
 
Member Lawson explained that although he has enjoyed serving on this Board, he has become less 
comfortable recently, and the City Attorney made a point at the last City Commission that he feels 
strongly that he prefers that residents not be advocates for issues while serving on community 
boards. Additionally, his wife is a registered lobbyist for and Executive Director of  the Protect St. 
Pete Beach advocacy group. Member Lawson offered his resignation from the Board effective 
immediately. Attorney McConnell and the other members appreciated Member Lawson’s 
transparency and understood his reasoning.   
                
6.   Adjournment – The next meeting is scheduled for December 20, 2023 
 
Member Chase moved and Member Small seconded to adjourn the meeting at 2:52 PM. 
 
 
These minutes will be considered for approval at the December 20, 2023 Board of Adjustment 
meeting.  
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BOARD OF ADJUSTMENT MEETING 
CITY OF ST. PETE BEACH 

 
Agenda Report 

 
Action Request:  Motion to APPROVE Case No. 23089 to permit the 

construction of a front covered front porch and open 
staircase that does not meet the required front yard setback of 
20' (porch) and 17' (open staircase) with 14'4" and 9'4" 
proposed, with the staff recommendation of the following 
condition(s) should apply:   
 

• Applicant shall submit a sealed As-Built Plan 
noting all setbacks and Impervious Surface Ratio 
(ISR) calculation and approved by Zoning prior 
to the issuance of a Final Inspection or 
Certificate of Occupancy. 

• Gutters and downspouts shall be installed as 
necessary. 

  
  
Strategic Objective: 

 

  
Date:  December 20, 2023 
  
Prepared By:  Kristin Coman, Senior Planner 
  
Through:  Jennifer McMahon, Chief Operating Officer 
  
Summary of Issue:  Practical Difficulty Variance; Jerome and Julia Zibrida 

request to construct a front covered front porch and 
open staircase that does not meet the required front 
yard setback of 20' (porch) and 17' (open staircase) with 
14'4" and 9'4" proposed (LDC Sec. 8.7(a)(1) and LDC 
Sec. 6.22(b)).   

  
Funding:  n/a 
  
Attachments:  1. 23089 - 311 N. Tessier Dr. - Certificate of 

Completeness with Submittal Documents 
2. 23089 - 311 N. Tessier Dr. - Staff Report 
3. 23089 - Letters Received as of 12.11.23 
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City of St. Pete Beach· 155 Corey Avenue, St. Pete. Beach, Florida 33706 727-367-2735 · www.stpetebeach.org 
 

Memo To: Board of Adjustment 
From:  Kristin Coman, Senior Planner  
Date:  11/7/2023 
Re:  CERTIFICATE OF COMPLETENESS 
  

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 December 20,2023. 

Variance Case Number: 23089 
Application Type:  Practical Difficulty Variance 
Owner:  Jerome and Julia Zibrida  
Applicant/Agent: Same 
Parcel Number:  18-32-16-94158-001-0770 
Address:  311 N. Tessier Dr., St. Pete Beach, FL  33706 
Zone: RU-1  

Submittal Documents: 
1. Completed Practical Difficulty Variance application form. 
2. Boundary Survey prepared by John C. Brendla & Assoc., Inc. dated 11/12/19, consisting of 1 

sheet. 
3. Plan Set prepared by b1 Design Studio, multiple dates, consisting of 11 sheets containing site 

plan dated 10/7/23, floor plans and elevations. 
4. ISR informational package which includes completed ISR worksheet consisting of 5 pages. 

 
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 
� Code Enforcement Manager via email 

� TRC Committee via email 
� City Manager 

Board Members: 

� Paul Skipper, Chair 
� Michael Bomar, Vice Chair 
� Denise Chase 

� BJ Lawson 
� Dan Small 

 
 
Cc: Jerome and Julia Zibrida, Applicant/Owner via email (zibrida@aol.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:  December 8, 2023 

To:  Board of Adjustment 

Re:  Staff Findings Report 
  Practical Difficulty Variance  
  Address: 311 N. Tessier Dr. 

Parcel Number: 18-32-16-94158-001-0770 
Jerome and Julia Zibrida  
Variance Case No: 23089 
 

Prepared by: Kristin Coman, Senior Planner 
 
Hearing Date: 12/20/2023 
 
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 11/12/19, consisting of 1 sheet. 
3. Plan Set prepared by b1 Design Studio, multiple dates, consisting of 11 sheets containing site plan 

dated 10/7/23, floor plans and elevations. 
4. ISR informational package which includes completed ISR worksheet consisting of 5 pages. 

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

Site Description/Surrounding Land Uses 

The subject site is a 8,403 sq. ft. (approx. 0.19 acre) parcel located at 311 N. Tessier Dr. known as parcel 
number 18-32-16-94158-001-0770 and legal description of VINA-DEL-MAR SEC 2 PAGE 1 BLK 1, LOT 77 
within the AE-Elevation 9 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 1995 according to the Pinellas 
County Property Appraiser.  It is surrounded by single-family uses to the east, south, west and to the 
north across the canal.  The waterfront site is located on a canal south of the Pinellas Bayway and is 
improved with a two-story dwelling with circular driveway, 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 14 of 15, dated 7/20/2012 

 

Request 

The applicant proposes requests construct front covered front porch and open staircase that does not 
meet the required front yard setback of 20' (porch) and 17' (open staircase) with 14'4" and 9'4" 
proposed (LDC Sec. 8.7(a)(1) and LDC Sec. 6.22(b)).  This request is part of a larger renovation project of 
the existing dwelling that includes installation of an interior elevator and covered porch with open stairs 
at the front and a rear elevated second floor addition for a lounge and balcony area with staircase. 

  

Site 

Site 
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Analysis 

1. New variance(s) required as a result of the proposed construction: 
a. Required front yard setback (porch): where 20’ is required and 14’4” is proposed LDC Sec. 

8.7(a)(1).  The applicant is proposing to encroach an additional 5’8” into the required front yard 
setback with the proposed covered front porch. 

b. Required front yard setback (open staircase): where 17’ is required and 9’4” is proposed LDC 
Sec. 6.22(b).  The applicant is proposing to encroach an additional 7’8” into the required front 
yard setback with the open staircase. 

Figure 3: Zoning Table 
Detached, Single-
Family Residential 

311 N. Tessier Dr. 

  RU-1 Required Existing  Proposed 
Lot Area (Min.) 7,000 sq. ft. 8,403 sq. ft. no change 
Front Yard Setback-
Porch (Min.) 20' 21.43’ 14'4”(v) 

Front Yard Setback-
Open Staircase (Min.) 17' n/a 9'4”(v) 

Side Yard Setback 
(Min.) 

6.8’  
(The lesser of 10% 
of lot width or 7') 

13.49', west 
6.92’, east no change 

Rear Yard Setback 
(Min.) 20' 55' no change 

ISR (Max.) 0.70 0.64 0.65 

Height (Max.) 35' not provided, dwelling is 
currently two-story 

not provided, dwelling is 
currently two-story 

*Denotes existing non-conformity    
(v) Variance required       
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Figure 4: Survey showing proposed new addition and open staircase (N.T.S.) 

 

Figure 5: Enlarged portion of survey with proposed new addition and staircase (N.T.S.) 
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Figure 6: Proposed Front Elevation 

 

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 
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 14’4” front yard setback where 20’ is required, 

representing a variance of 28% from the required standard. 
o Staff finds the applicant is requesting a 9’4” front yard setback for the proposed open stairs 

where 17’ is required, representing a variance of 45% from the required standard. 
2. Whether an adverse change will be produced in the character of the neighborhood; 

o Staff finds that no adverse change will be produced in the character of the neighborhood.  
The dwelling is located on a street which contain one- and two-story dwellings which have a 
variety of driveway layouts, and it would not appear that the setbacks proposed to be out of 
character with the neighborhood. 

3. Whether the difficulty can be obviated by some method feasible for the applicant to pursue 
other than by a variance; and 
o The current dwelling is located close to the front yard setback requirement of 20’ with 21.43’ 

provided.  The applicant is changing the orientation of the second floor entry stairs from 
being parallel to the dwelling to perpendicular to allow for safer access to the second floor of 
the dwelling which necessitates the need for setback relief. 

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. The request is 

reasonable, while installing compliant stairs and increasing the home’s aesthetic integrity.  
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Other: 

• The applicant should provide an overview of the proposed project, including the front and rear 
additions and any additional improvements that may include but not limited to driveway 
modifications or landscape changes and the limitations in using the existing staircase.  

• Provide clarification on how the elevator would be accessible from the ground floor. 
• The applicant should discuss the proposed changes to the materials of the exterior of the home 

with regards to color or roofing. 
• Staff observed that it did not appear that the dwelling does not currently have gutters and 

downspouts.  The proposed covered porch contains a hip roof design which does not entirely 
cover the proposed stairs and could create issues for those using the stairs during bad weather.  
Installation of gutters and downspouts would direct the water away from the stairs and prevent 
any safety issues in addition to protecting the porch area from excess moisture and providing 
proper drainage. The rear addition also contains a hip roof and would protect the paver patio 
below. 

Recommendation 

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

• Applicant shall submit a sealed As-Built Plan noting all setbacks and ISR calculation and 
approved by Zoning prior to the issuance of a Final Inspection or Certificate of Occupancy. 

• Gutters and downspouts shall be installed as necessary. 

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: Jerome and Julia Zibrida, Applicant/Owner via email (zibrida@aol.com) 
 Matthew McConnell, Board of Adjustment Attorney  
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Leters Received 
Case No. 23089, 311 N. Tessier Dr. 
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