
 
BOARD OF ADJUSTMENT MEETING 

CITY OF ST. PETE BEACH 
COMMISSION CHAMBERS 

 
155 Corey Avenue 

St. Pete Beach, FL 33706 
  

Wednesday, August 28, 2024 
2:00 PM 

 
 
 

Call to Order  
Pledge of Allegiance  

Roll Call 
 

REGULAR  MEETING 
 
1. Approval of the Agenda -  

 
Action Request: Motion to approve the August 28, 2024 agenda. 

2. Audience Comments - 
Comments shall be limited to 3 minutes for general or agenda items. Public comment on 
agenda items will be allowed when that item is called. Please complete and submit a public 
comment card to the Clerk. 

  
3.  Approval of Minutes  
  a. Meeting Minutes June 20, 2024  
4. Action Items -  
  a. Case No. 24040 - 3112 Pass-a-Grille Way  

Unnecessary and Undue Hardship Variance: Vivian Herald on behalf of PAGSUP LLC 
requests installation of a 34"x52" frame sign, with sign face of 8 SF, approximately 102" 
(8.5 feet) from grade, projecting/hanging sign under the eave of the existing building along 
the Pass-a-Grille Way frontage (LDC Sec. 26.19).  

  b. Case No. 24046 - 6390 2nd Palm Point  
Practical Difficulty Variance: Amy Rebecca and Nicholas Laffler request to construct an 
in-ground swimming pool of approximately 21’x17' with 9’x6' spa and 20’x9' sun shelf that 
is elevated less than two feet above grade and proposed to be installed 5’ from the 
southeastern side property line where 7’ is required (LDC Sec. 6.13.(c)(1)c.1.).  
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  c. Case No. 24047 - 402 39th Ave.  
Practical Difficulty Variance: Sam Angelides, ASPBS LLC on behalf of SPBN LLC requests 
additional relief for the rear yard setback of the recently constructed 2-car detached garage 
(22’ x 24’), which does not meet the previously approved 15’ setback (BOA Case No. 
22018), now measuring at 14.5’ existing after construction (LDC Sec. 6.13(a)(2)).  

  d. Case No. 24048 - 0 Gulf Blvd. [Parcel #07-32-16-51660-000-0011] Gulf 
Beach Water Booster Station  
Unnecessary and Undue Hardship Variance: Christopher Baggett of Wright-Pierce for 
Pinellas County Utilities requests to construct a new building in the Community 
Redevelopment District without providing either of the two required energy and 
environmental design standards (LDC Sec. 39.9.).  

  e. Case No. 24042 – 3700 Gulf Blvd. [Parcel #07-32-16-21852-028-0001]  
Preliminary Plat: Ely Payne of Baysite Engineering LLC for SMILEYS SNACK SHACK-ST 
PETE BEACH INC requests preliminary plat approval to replat the subject property to four 
fee-simple parcels proposed for residential townhouses, with remaining land held in 
common homeowners’ association ownership.  

5. Item(s) for Discussion -  
  
  a. Board Procedures  

During the April 24, 2024 Board of Adjustment meeting, the Board Attorney requested a 
discussion on board procedures. 

6. Adjournment -  
 
 
 
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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DRAFT BOARD OF ADJUSTMENT MINUTES  
June 20, 2024 – 2:00 P.M.  
Commission Chambers 

 
 

PRESENT:    Denise Chase, Vice Chair 
Kathy Garchow, Member 
Joe Moholland, Member 
Dan Small, Member 

 
ABSENT: Michael Bomar, Chair 
 
STAFF PRESENT: Kristin Coman, Community Development Director; Matthew McConnell, 

Assistant City Attorney (via Zoom); Ginny Bodkin, Deputy City Clerk; 
Brandon Berry, Senior Planner   

 
 
Vice Chair Chase called the meeting to order at 2:00 P.M. 
  
1.   Approval of the Agenda -   
 
Ms. Coman reported that the Board Procedures item from the May meeting will be moved to the 
July or August agenda.  
 
Motion:  Member Moholland moved, and Member Small seconded the approval of the June 

20, 2024 agenda as presented; the motion carried unanimously. 
 
2.   Audience Comments – There were no comments. 
 
3.   Approval of Minutes – May 15, 2024 
 
Motion:    Member Garchow moved, and Member Moholland seconded the approval of the 

May 15, 2024 meeting minutes as presented; the motion carried unanimously. 
 
The Deputy Clerk duly swore in all those present who would be testifying. 
 
4.   Action Items 
 

a. Case No. 24026 - 104 21st Ave.      
Unnecessary and Undue Hardship Variance: Michael Kan on behalf of Polar Foundation 
requests installation of new portion of driveway that would exceed the maximum 20' width 
permitted with 40' proposed (LDC Sec. 23.11(b)(2)).  
 

The Board members individually declared their ex-parte communications and research, including 
walking or driving by the property. Member Moholland is familiar with the Applicant and had 
spoken to him regarding matters other than this request. 
 
Community Development Director Kristin Coman reviewed a presentation of the request for this 
variance. Her presentation included photos, zoning, site plan, request details, existing conditions, 
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Board of Adjustment 
June 20, 2024 
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surveys, proof of noticing, variance criteria, and staff comments. Her presentation is part of the 
meeting record.  
 
Staff found that the proposed variance does not advance the purposes of LDC Sec. 1.1 and granting 
variances from the applicable LDC section, Sec. 23.11(b)(2) would be of substantial detriment and 
impair the intent and purpose of the zoning code and recommended denial. Applicant submission 
of a sealed As-Built Survey noting the driveway width and ISR calculation to receive approval by 
Zoning prior to the issuance of a Final Inspection/COO is recommended, should the Board decide 
to approve. No letters were received for or against the application. 
 
Applicant Michael Kan appeared with his own presentation and testified regarding the project, use, 
and application of City codes. His presentation is part of the meeting record. Some of his photos 
of similar, nearby double garaged homes were included in the meeting packet. Mr. Kan testified 
that the project would not be encroaching on setbacks. 
 
The Board members asked questions of the Applicant and Ms. Coman.  
 
Residents Robert Czyszczon and Mark Cicarelli spoke in favor of the variance. There being no 
further comment, the Board deliberated. 
 
Motion:   Member Moholland moved, and Member Small seconded to approve the variance 

for Case No. 24026 with the modification that the driveway be no wider than the 
West corner of the Applicant’s house; the motion died 2-2.         

 
  Member Garchow moved to approve the variance for Case 24026 as applied for; 

Vice Chair Chase seconded. The motion failed 1-3 with members Moholland, 
Garchow and Vice Chair Chase voting no. 

 
  Member Moholland moved to approve Case 24026 with the condition that the 

driveway be no wider than the West corner of the Applicant’s small garage. There 
was no second; the  motion died. 

 
  Member Garchow moved to deny the variance for Case 24026 as the required 

criteria has not been met. Vice Chair Chase seconded and the motion carried 4-0. 
 

b. Case No. 24034 - 3601 Casablanca Ave. 
Practical Difficulty Variance: Mike and Kimberly Clarke request to install a 12' diameter 
pool of 52 inches in height at a 4’setback from the rear property line where 20’ is required 
(LDC Sec. 6.13.(c)(1)b.).  

 
The Board members individually declared their ex-parte communications and research, which 
included walking and driving by the property.   
 
Senior Planner Brandon Berry reviewed a presentation of the request, which is part of the meeting 
record. He reviewed photos, zoning, variance request details, survey, proof of required noticing, 
and staff comments.   
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Staff found the request will not have an adverse impact on the neighborhood and recommended 
approval with the following conditions: 1) Approval is granted for an above-ground pool of 12’ 
diameter and 52 inches height to be located four feet from the rear property line. Any request to 
install a pool structure of greater area or height, or with additional features such as waterfalls or 
diving boards, at this location shall require a subsequent variance. 2) The Applicant shall maintain 
the three installed areca palms, or other landscaping of similar opacity, in the planted location for 
the life of the pool. A letter in favor of the variance was included in the meeting packet. 
 

 Applicant Mike Clarke appeared and testified regarding the request and the adjacent properties. 
He had no objection to the complying with the requested conditions. 
 
The Board asked questions of the Applicant regarding the palm tree screening. There was no 
comment for or against the variance. Comment was closed and the Board deliberated. 
 
Motion:   Member Moholland moved, and Member Small seconded to approve the 

variance for Case No. 24024 with the staff recommended conditions; the motion 
carried unanimously.     

 
c. Case No. 24030 - 0 Gulf Blvd (Gulf Beach Water Booster Station)  

Unnecessary and Undue Hardship Variances: Michael Hoffman of Wright-Pierce, Inc. for 
Pinellas County Utilities requests a four-part variance to: a) Exceed the 20-foot maximum 
front yard setback along 45th Ave, with 43 feet provided (LDC Sec. 38.9.); b) Reduce the 
buffer along the eastern property line from six feet to 4’-3” (LDC Sec. 22.7.(b)(1)); c) 
Eliminate the requirement that the street-level facade be at least 50% transparent, with 0% 
provided (LDC Sec. 39.7.); and, d) Reduce, along the western, southern and northern sides, 
the percentage of the façade that must be covered with architectural decoration or windows 
below the 60% minimum, with approximately 40% provided along the Gulf Boulevard 
(west) façade, and 0% provided along the southern and northern façades (LDC Sec. 
39.8.(b)).   

 
The Board members individually declared their ex-parte communications and research, which 
included walking the property. 
 
Mr. Berry reviewed the staff presentation for this request, which is part of the meeting record. The 
presentation included zoning, a survey, proposed site plan, request details, proof of required 
noticing, photographs, and staff comments. The water tower will remain. 
 
Staff found the request is reasonable and will not have an adverse impact on the neighborhood. 
The request results from the Applicant’s attempt to mitigate challenges of the site posed by 
remaining existing development, and modern stormwater and utility requirements, as well as 
mitigate future wind and storm impacts that may result in additional hardships to the site or 
community. Staff recommended approval with two (2) conditions: 1) The portion of the eastern 
side buffer for which a variance is requested shall contain at least the density of landscaping shown 
on the landscaping plan dated 04/30/2024, along with a hedge of at least two feet in height at time 
of planting; 2) To mitigate visual impact along the western side of the structure compared with the 
present development, the Applicant shall prioritize landscaping as follows: a. Preservation of 
existing mature trees; b. Installation of canopy or understory trees that will not impact the sidewalk, 
building, or inhibit drainage facilities; c. Installation of palms, crepes myrtle or other landscaping. 
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Mr. Berry explained that if approved, the Applicant will move on to the building permit stage. 
 
Michael Hoffman of Wright-Pierce Environmental Engineers (with Chris Baggett) appeared on 
behalf of the Applicant and reviewed the history of the property and testified to some of the needs 
for the operation of the water booster station and compliance. They estimated a timeline of 2 ½ 
years to complete. 
 
The Board asked questions of the Applicant.  
 
Resident Robert Czyszczon spoke in favor of the project but against oak trees and cabbage palms 
in the landscaping. Mr. Berry confirmed that the Board could request a condition to landscaping. 
Mr. Hoffman testified that the Applicant would be willing to consider landscape changes, but 
attention must be paid to root systems. He showed the newest landscaping plan; they would try to 
balance concerns with the oak trees, but they would need to confer with the County. The new 
landscaping plan is part of the meeting record. 
 
The Board deliberated. 
 
Motion:   Member Garchow moved, and Member Moholland seconded to approve the 

variance for Case No. 24030 based on the updated landscaping plan submitted 
today; the motion carried unanimously. 

 
5.   Adjournment – The next meeting is scheduled for July 31, 2024.  
 
Ms. Coman reported that she is currently holding two incomplete applications, therefore the July 
meeting may be cancelled. She will keep the Board updated. 
 
Member Moholland moved, and Member Small seconded adjournment at 4:00 PM. 
 
These minutes will be considered for approval at the July 31 or August 28, 2024  Board of 
Adjustment meeting.  
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BOARD OF ADJUSTMENT MEETING 
CITY OF ST. PETE BEACH 

COMMISSION CHAMBERS 
 

Agenda Report 
 
Action Request:  Motion to APPROVE Case No. 24040 with 

recommended conditions. 
  
Strategic Objective: 

 

  
Date:  August 28, 2024 
  
Prepared By:  Kristin Coman, Community Development Director 
  
Through:  

 

  
Summary of Issue:  Unnecessary and Undue Hardship Variance: Vivian 

Herald on behalf of PAGSUP LLC requests installation 
of a 34"x52" frame sign, with sign face of 8 SF, 
approximately 102" (8.5 feet) from grade, 
projecting/hanging sign under the eave of the existing 
building along the Pass-a-Grille Way frontage (LDC 
Sec. 26.19).  

  
Funding:  n/a 
  
Attachments:  1. 24040 - 3112 Pass-a-Grille Way, Certificate of 

Completeness and Submittal Documents 
2. 24040 - 3112 PAG Way, Staff Report 
3. 24040 - Letters Received as of 08.20.24 
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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:  August 16, 2024 

To:  Board of Adjustment 

Re:  Staff Findings Report 
  Unnecessary and Undue Hardship Variance  
  Address: 3112 Pass-a-Grille Way 

Parcel Number: 07-32-16-60948-000-0010 
Vivian Herald for PAGSUP LLC 
Variance Case No: 24040 
 

Prepared by: Kristin Coman, Community Development Director 
 
Hearing Date: 8/28/2024 
 

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

1. Completed Unnecessary and Undue Hardship Variance package with associated forms. 
2. Boundary Survey prepared by Murphy’s Land Surveying, Inc., dated 12/22/2022, consisting of 1 

sheet. 
3. Photo package submitted by applicant, consisting of 15 sheets with no dates provided. 
4. Proposed sign schematic, consisting of 2 sheets, A-1 and A-15. 

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

Site Description/Surrounding Land Uses 

The subject site is a 4,243 sq. ft. (approx. 0.09 acre) parcel located at 3112 Pass-a-Grille Way known as 
parcel number 07-32-16-60948-000-0010 and legal description of NORTH PASS-A-GRILLE REPLAT OF BLK 
12 LOT 1 within portions of the AE-Elevation 9 flood zone.  The property is located within the RM, 
Residential District and PAG, Pass-a-Grille Overlay Districts; RM on the future land map and contains a 
commercial use of retail and real estate office as per issued Business Tax Receipt.  The building is 
approximately 2,222 square feet that was constructed in 1925 according to the Pinellas County Property 
Appraiser.  In 2007, the property was included on the local historic registry and designated as a local 
historic property #33.  It is a corner parcel located at the intersection of Pass-a-Grille Way and 32nd Ave. 
with single family residential use to the south, 32nd Ave. and condominium complex to the north, alley 
and single family residential to the west, Pass-a-Grille Way and condominium use to the east.   
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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 11 of 15, dated 7/20/2012 

Prior Approvals/Background 

City records contain information that a Certificate of Appropriateness and FEMA variance amendment 
was granted for substantial improvement associated with concrete landing and stairs addition in 2019.  
 
  

Site 

Site 
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Request 

The applicant requests installation of a 34"x52" frame sign, with sign face of 8 SF, approximately 102" 
(8.5 feet) from grade, projecting/hanging sign under the eave of the existing building along the Pass-a-
Grille Way frontage (LDC Sec. 26.19) 

Technical Review Committee 

During the Technical Review Committee review of the variance submittal held 7/17/24, there were Code 
Enforcement and Planning & Zoning/Transportation comments that were discussed with the applicant, 
and it was agreed that any non-compliant signs currently on the site including A-frame signs and LED 
window signage will be removed and that no illumination of the sign is proposed. 

Historic Preservation Board 

The Historic Preservation Board reviewed the variance submittal on 8/1/24 as per LDC Sec. 28.14 and 
provided a recommendation of approval with staff recommendations that sign not to be illuminated and 
removal of all non-conforming signs.  

Analysis 

1. New variance required: 
a. Sign type not permitted (LDC Sec. 26.17): Projecting/hanging sign is not a permitted sign type 

within the RM District within the PAG Overlay District. 

Figure 3: Proposed sign schematic  
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Figure 4: Front Elevation showing location of proposed sign  

 

Figure 5: Sample of historical photographs provided by applicant of the prior sign 

 

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 
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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 commercial use of the property has been operated since 1933 according to the applicant 
who has provided several pictures as evidence of the use of the property which was included on 
the local historic registry in 2007.  

2. The special conditions and circumstances do not result from the actions of the applicant or a 
prior owner of the property;  

o The sign that previously existed on the site while non-conforming was removed from its location 
for a period exceeding the allowable timeframe of 90 days as permitted by LDC Sec. 26.2, 
abandoned or discontinued sign definition. 

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 In reviewing the types of permitted signs, Staff finds the corner lot and location of sidewalk in 
front of the site to not be favorable to install a freestanding sign as it may impede sight lines 
which could affect pedestrian and traffic safety.  Installation of a wall sign may also be difficult 
due to the architectural design of the building which includes expansive windows along the front 
and wraps around a portion of the sides of the building limiting the sign to be located towards 
the base of the building.   

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 The request is for the installation of a sign which is permitted, the proposed sign is not a 
permitted type and will not increase development density.  

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 a sign which meets the maximum square 
footage permitted and provides site identification.  

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. There are no other commercial uses 
in close proximity within the same zoning district and 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.  
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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 installation of a sign smaller than the previous sign, while meeting maximum 
permitted square footage and in the same general location is minimal, also lessening visual 
clutter and maintains sight lines.  

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, 
or impair property values within the neighborhood.  

Other Comments: 

1. The applicant should provide further testimony as to the hardship faced in terms of installing 
signs in compliance with the sign types permitted under Land Development Code Sec. 26.27 for 
the RM zoning district in which the property is located. 

Recommendation 

Staff find the request is reasonable as the sign is not excessively sized and in character with the sign in 
place at the time of the structure’s placement on the local registry.  Staff also finds the request results 
from the applicant’s attempt to install a sign that meets the maximum square footage permitted while 
the site layout and architecture of the building provide challenges in the sign types permitted.  

Should the applicant provide information to satisfy the Board that substantial and competent evidence 
has been provided and look favorably on the application on the relief request, the Board may want to 
consider the following conditions: 

1. Any installation of signage as part of this proposal or any future signage may not be internally 
illuminated. 

2. Removal of all signs that were installed without permits be removed which include the LED 
window and A frame signs. 

3. In the event of forecasted inclement weather which includes excessive/high winds, the sign is to 
be removed temporarily so as to not cause damage to the surrounding area or building. 

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. 

  

Page 36 of 121



Page 7 of 7 
 

Respectfully submitted, 

 
Kristin Coman 
Community Development Director 
 
 
Cc: Vivian Herald for PAGSUP LLC, Applicant via email (info@techtravel.com) 
 Matthew McConnell, Board of Adjustment Attorney  
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BOARD OF ADJUSTMENT MEETING 
CITY OF ST. PETE BEACH 

COMMISSION CHAMBERS 
 

Agenda Report 
 
Action Request:  Should applicant provide adequate additional 

testimony as requested by Staff: 
 
"Motion to approve variance case 24046 with four 
conditions as recommended by Staff." 

  
Strategic Objective: 

 

  
Date:  August 28, 2024 
  
Prepared By:  Brandon Berry, Senior Planner 
  
Through:  Kristin Coman, Community Development Director 
  
Summary of Issue:  Practical Difficulty Variance: Amy Rebecca and 

Nicholas Laffler request to construct an in-ground 
swimming pool of approximately 21’x17' with 9’x6' spa 
and 20’x9' sun shelf that is elevated less than two feet 
above grade and proposed to be installed 5’ from the 
southeastern side property line where 7’ is required 
(LDC Sec. 6.13.(c)(1)c.1.).  

  
Funding:  N/A 
  
Attachments:  1. 24046 Staff Report 

2. Certificate of Completeness with Submittal 
Documents - Case #24046 
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PLANNING DEPARTMENT 
 

Date:  August 14, 2024 

To:  Board of Adjustment 

Re:  Staff Findings Report 

  Practical Difficulty Variance  

  Address: 6390 2nd Palm Pt 

Parcel Number: 31-31-16-90738-001-0010 

Amy Rebecca and Nicholas Laffler 

Case No: 24046 

 

Prepared by: Brandon Berry, Senior Planner 

 

Hearing Date: August 28, 2024 

 

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

application: 

1. Completed Practical Difficulty Variance application form last amended 7/16/2024 and 
submittal documents. 

2. Boundary Survey prepared by Kenneth Osbourne, PSM, of Target Surveying, LLC, sealed and 
dated June 15, 2023, consisting of two sheets. 

3. Site plan CAD drawing, prepared by owner, last updated 7/16/2024, showing proposed 
improvements. 

4. Site plan CAD drawing on survey overlay, prepared by owner, last updated 7/16/2024, 
showing proposed improvements. 

 

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

Site Description/Surrounding Land Uses 

The subject site is an 85x100’ (8,500 sq. ft.) parcel comprised of one complete platted lot located at 6390 

2nd Palm Pt, known as parcel number 31-31-16-90738-001-0010 and legal description THREE PALMS POINT 

UNIT 5 BLK 1, LOT 1 within the AE-Elevation 10 flood zone. The property is located in the RU-1 zone; RU 

on the future land use map and contains a single-family residence constructed in 1968. Additionally, in 

the rear of the lot, the property contains a detached shed and garage. The property abuts single family 

residences to the southwest and southeast, 64th Ave to the northwest, and 2nd Palm Pt to the northeast. 

Page 46 of 121

http://www.stpetebeach.org/


Page 2 of 6 
 

The property owner was cited for unpermitted work on the lot and residence in late 2023 (Case# 

20230518) and early 2024 (Case #20240077), during which it was determined that the applicant required 

a permit for groundcover improvements. In the process of the applicant obtaining permits, Staff 

discovered that a substantial portion of the lot was asphalted beneath a layer of rock, ending up with a 

property that had an impervious surface ratio (ISR) approaching 100% where a maximum of 70% is 

permitted. The applicant made front yard improvements that removed a portion of the asphalt and 

placing turf above, bringing the lot into compliance with the minimum ISR requirement. However, the lot 

does not currently meet the City’s requirement for vegetative groundcover, which is required to comprise 

24% of the overall lot area. 

As of late July 2024, the applicant has obtained all necessary permits and there are no active code cases 

for the subject property. 

Figure 1: Aerial Photography 

  

Source:  Pinellas County Property Appraiser 

 

 

 

 

 

Site 
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Figure 2: Zoning Map 

 

Source: City of St. Pete Beach Official Zoning Map Page 5 of 16, dated 7/20/2012 

Request 

Request to construct an in-ground swimming pool of approximately 20x17' with 9x6' spa and 20x9' sun 

shelf that is elevated less than two feet above grade and proposed to be installed five feet from the 

southern side property line where seven feet is required (Land Development Code Section 6.13.(c)(1)c.1.). 

Figure 3: Zoning Table 
Detached, Single-Family 
Residential 

6390 2nd Palm Pt 

  Required Existing  Proposed 

Pool       

Side yard setback, Pool, 
elevated-greater than 2’ from 
grade 

7’ N/A 5’ (v) 

Rear yard setback, Pool, 
elevated-greater than 2’ from 
grade 

5’ N/A 5’ 

*Denotes existing non-conformity      
(v) = Variance required       

 

 

Site 
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Figure 4: Portion of Boundary Survey showing proposed construction location (N.T.S.) 

 

 

Additional Comments 

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

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; 

The applicant is requesting a 5’ setback from the side lot line to the in-ground pool where 7’ is 

required, representing a variance of 29% to the standard. Although the property abuts two 

other private residential lots to the southwest and southeast, the property has a rear setback 

relationship with the property to the southwest due to how the Land Development Code treats 

front and rear yards on corner lots, meaning the 5’ setback proposed at this location is 

compliant with Code standards. Only a variance to the southeast (side) setback is necessary. 

 

2. Whether an adverse change will be produced in the character of the neighborhood; 

 

Proposed 

pool location 

5’ side setback 

(7’ required) 
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Staff does not find there would be an adverse impact on the neighborhood. The applicant will 

maintain a 5’ setback with both abutting residential lots, which is the minimum separation 

provided in the Code for pools relative to other private properties. As the proposal comprises more 

than ten percent of the lot area, the applicant will also be required to bring the entire lot into 

compliance with the City’s greenspace standards, which they are demonstrating on the site plan. 

Doing so should have a positive impact on the amount of runoff produced by the lot, particularly 

in the rear of the property around the pool due to the existing asphalt base. 

  

3. Whether the difficulty can be obviated by some method feasible for the applicant to pursue 

other than by a variance; and 

The applicant could reduce the size of the pool, although it appears that moving the pool closer to 

the home is not viable due to construction requirements. At 570 square feet, the pool is larger than 

the pools on abutting properties, albeit the overall deck area including the pool is the same size or 

smaller, and both abutting properties have significantly more area at the rear of the lot than the 

subject property for future pool improvements. The applicant states that the difficulty could only 

be obviated through forfeiting of the desired spa and sun shelf dimensions, and later states that 

the proportion of their property comprised of pool is equal or lesser than another that was recently 

permitted in the neighborhood. Staff reviewed the permit cited and agrees with the assessment of 

the cited pool, but finds the subject pool with spa and sunshelf to be a larger proportion of the lot 

than stated by the applicant. 

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

served by allowing the variance. 

 

The request is reasonable, and Staff finds the interest of justice will be served by allowing the 

variance. Staff does not find that a two-foot additional encroachment of the pool will cause 

concerns for abutting property owners, and may in fact improve local conditions due to the 

substantial removal of asphalt from this area of the lot. The improvements will maintain the 

required two-foot setback of decking from the neighbor’s property line, and appear to reasonably 

contend with setbacks caused by the existing building placement that preceded the current zoning 

code. 

Other: 

• The applicant should discuss any plans for vegetation and irrigation, if known at this stage. 

 

Recommendation 

Staff finds the request will not have an adverse impact on the neighborhood, but seeks additional 

testimony from the applicant regarding the need for the two-foot encroachment of the pool relative to 

any difficulty that may be imposed by a smaller sun shelf or spa. It appears, from Staff calculations, that 

the pool with spa and sunshelf will be larger in terms of total square footage than others in the immediate 

vicinity, although Staff recognizes that the lot is more constrained than many others due to the building 

placement and two frontages. 
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Should the applicant provide adequate testimony for the difficulty caused by reducing the size of the sun 

shelf or spa, Staff recommends approval with the following conditions: 

1) The applicant shall fully irrigate any vegetative area of the lot required by this approval. 

2) Groundcovers or sods chosen for vegetative areas of the lot shall be selected to be Florida friendly 

as certified by the UF Florida Friendly Plant Guide or another publication of similar regard. 

3) The applicant shall fully remove the asphalt beneath any area of the lot to be vegetated, which 

shall be documented through photos provided as part of the pool permit’s zoning inspection 

record. 

4)  The applicant shall utilize an infiltration trench, permeable pavers, or another technique to 

capture deck runoff between the pool deck and property line of both abutting neighbors. 

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, 

  

 

 

Brandon Berry 

Planner 

 

Cc: Nick and Amy Laffler, Owners/Applicants, via email (archbayllc@gmail.com)  

Board of Adjustment Attorney  
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Memo To: Board of Adjustment 
From:  Brandon Berry, Senior Planner  
Date:  7/16/2024 
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 September 28, 2024. 

Variance Case Number: 24046 
Application Type:  Practical Difficulty Variance 
Owner: Nick and Amy Laffler  
Applicant/Agent: Same 
Parcel Number:  31-31-16-90738-001-0010 
Address:  6390 2nd Palm Pt., St. Pete Beach, FL  33706 
Zone: RU-1  

Submittal Documents: 
1. Completed Practical Difficulty Variance application form last amended 7/16/2024 and submittal 

documents. 
2. Boundary Survey prepared by Kenneth Osbourne, PSM, of Target Surveying, LLC, sealed and 

dated June 15, 2023, consisting of two sheets. 
3. Site plan CAD drawing, prepared by owner, last updated 7/16/2024, showing proposed 

improvements. 
4. Site plan CAD drawing on survey overlay, prepared by owner, last updated 7/16/2024, showing 

proposed improvements. 

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: 

� Michael Bomar, Chair 
� Denise Chase, Vice Chair 
� Kathy Garchow 

� Joe Moholland 
� Dan Small 

 
 
Cc: Nick and Amy Laffler, Owners, via email (archbayllc@gmail.com)  
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BOARD OF ADJUSTMENT MEETING 
CITY OF ST. PETE BEACH 

COMMISSION CHAMBERS 
 

Agenda Report 
 
Action Request:  Motion to approve Case No. 24047 as proposed. 
  
Strategic Objective: 

 

  
Date:  August 28, 2024 
  
Prepared By:  Kristin Coman, Community Development Director 
  
Through:  

 

  
Summary of Issue:  Practical Difficulty Variance: Sam Angelides, ASPBS 

LLC on behalf of SPBN LLC requests additional relief 
for the rear yard setback of the recently constructed 2-
car detached garage (22’ x 24’), which does not meet 
the previously approved 15’ setback (BOA Case No. 
22018), now measuring at 14.5’ existing after 
construction (LDC Sec. 6.13(a)(2)).  

  
Funding:  n/a 
  
Attachments:  1. 24047 - 402 39th Ave., Certificate of 

Completeness with Submittal Docs 
2. 24047 - 402 39th Ave., Staff Report 
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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, Community Development Director  
Date:  7/12/2024 
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 August 28, 2024. 

Variance Case Number: 24047 
Application Type:  Practical Difficulty Variance 
Owner:  SPBN LLC  
Applicant/Agent: Sam Angelides, ASPBS LLC 
Parcel Number:  07-32-16-07506-005-0010 
Address:  402 39th Ave., St. Pete Beach, FL  33706 
Zone: RU-1  

Submittal Documents: 
1. Completed Practical Difficulty Variance application form and documents. 
2. Boundary Survey prepared by Compass Surveying, Inc. dated 1/19/2023, consisting of 1 sheet. 

 

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: 

� Michael Bomar, Chair 
� Denise Chase, Vice Chair 
� Kathy Garchow 

� Joe Moholland 
� Dan Small 

 
 
Cc: Sam Angelides, ASPBS LLC, Applicant via email (angelidesbuilders@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:  August 18, 2024 

To:  Board of Adjustment 

Re:  Staff Findings Report 
  Practical Difficulty Variance  
  Address: 402 39th Ave. 

Parcel Number: 07-32-16-07506-005-0010 
Sam Angelides, ASPBS LLC for SPBN LLC 
Variance Case No: 24047 
 

Prepared by: Kristin Coman, Community Development Director 
 
Hearing Date: 8/28/2024 
 
Please be advised that staff has received and reviewed the following items submitted in support of the 
application: 

1. Completed Practical Difficulty Variance application form and documents. 
2. Boundary Survey prepared by Compass Surveying, Inc. dated 1/19/2023, consisting of 1 sheet. 

 

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

Site Description/Surrounding Land Uses 

The subject site is a 9,646 sq. ft. (approx. 0.22 acre) parcel located at 402 39th Ave. known as parcel 
number #06-32-16-09594-001-0010 and legal description of BELLE VISTA POINT 1ST ADD BLK E, LOT 1 
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 1958 according to the Pinellas 
County Property Appraiser.  It is surrounded by single-family uses to the north, south, east, and west.  
The corner property is improved with a one-story dwelling with recently constructed detached garage 
with driveway, inground pool and patio area.
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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 12 of 15, dated 7/20/2012 

 

Site 

Site 
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Request 

The applicant requests additional relief for the rear yard setback of the recently constructed 2-car 
detached garage (22’ x 24’), which does not meet the previously approved 15’ setback (BOA Case No. 
22018), now measuring at 14.5’ existing after construction (LDC Sec. 6.13(a)(2)). 

Prior Approvals/Background 

This property was formerly the recipient of the variance(s) shown by year and description below. 
 
2022 (Case No. 22018) Practical Difficulty Variance to construct a garage (22-feet x 24-feet) 
which will encroach 7-feet and 10-feet respectively into the required 20-foot front (secondary) setback 
and an encroachment of 5-feet into the required 20-foot rear yard setback (LDC Sec. 8.7(a)(2) and (4)).  
See requests in connection with Case No. 22018 below: 
 
Figure 3: Case No. 22078 –Staff Report 

Structure Yard Permitted Setback Proposed Setback Variance 
Percentage 

Garage Front (secondary) 20’ 10’ 35-50% 

Garage Rear 20’ 15’ 25% 
 
2022 (Case No. 22078) Practical Difficulty Variance to construct a 22’ x 24’ two-car detached garage with 
a 20’ x 20’ covered porch with a proposed height of 15’ which exceeds the 12’ maximum height 
permitted. (LDC Sec. 6.13(2)(b)) 
It should be noted the nonconforming setbacks were approved in connection with Case No. 22018, 
however, the proposed height as defined by the LDC may not have been considered in the prior 
application. 
See requests in connection with Case No. 22078 below: 

Figure 4: Case No. 22078 –Staff Report 
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Figure 5: Case No. 22018-Development Order 
 

 

 

Figure 6: Case No. 22078-Development Order 
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Figure 7: Case No. 22078-Site Photo, Prior to Construction 

 

Figure 8: Case No. 24047-Site Photo 

Site visit completed on 8/16/24 to obtain photos of the constructed garage. 
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Figure 9: Case No. 24047-As-Built Survey (N.T.S.) 

 

Figure 10: Zoning Table 

Residential Accessory Structure-
Detached Garage (LDC Sec. 6.13(a)(2)) 

403 39th Ave. 

 Required Approved Constructed 
Secondary Front Yard Setback (Min.) 20’ 10’ 10’ 
Rear Yard Setback (Min.) 20’ 15’ 14.5’(v) 
*Denotes existing non-conformity       
(v) = Variance required       

 

Additional Comments 

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

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 The applicant was granted relief for a rear setback of 15 feet.  Upon submission of the 

required as-built survey staff found that 14.5 feet was the constructed rear yard setback, a 
difference of 6”.   

2. Whether an adverse change will be produced in the character of the neighborhood; 
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o Staff finds the request reasonable, keeping with the character of the neighborhood with the 
configuration and design that exists.  

3. Whether the difficulty can be obviated by some method feasible for the applicant to pursue 
other than by a variance; and 
o Staff finds that there are limitations for modification to the structure to meet the approved 

15’ requirement. 
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 As-Built 

survey shows the garage as constructed, only a portion of the exterior wall is located within 
the required distance as the rear corner of the garage has a 15.2’ setback. 

Other: 

• Applicant should discuss any issues that surfaced during or post construction that resulted in the 
detached garage not to be built as per the prior approval. 

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 as proposed.  

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 
Community Development Director 
 
Cc: Sam Angelides, ASPBS LLC, Owner/Applicant via email (angelidesbuilders@gmail.com) 
  Matthew McConnell, Board of Adjustment Attorney  
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BOARD OF ADJUSTMENT MEETING 
CITY OF ST. PETE BEACH 

COMMISSION CHAMBERS 
 

Agenda Report 
 
Action Request:  "Motion to approve case 24048 as requested." 
  
Strategic Objective: 

 

  
Date:  August 28, 2024 
  
Prepared By:  Brandon Berry, Senior Planner 
  
Through:  Kristin Coman, Community Development Director 
  
Summary of Issue:  Unnecessary and Undue Hardship Variance: 

Christopher Baggett of Wright-Pierce for Pinellas 
County Utilities requests to construct a new building in 
the Community Redevelopment District without 
providing either of the two required energy and 
environmental design standards (LDC Sec. 39.9.).  

  
Funding:  N/A 
  
Attachments:  1. 24048 Variance Staff Report 

2. 24048 - Certificate of Completeness with 
Submittal Documents 
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PLANNING DEPARTMENT 
 

Date:  August 14, 2024 

To:  Board of Adjustment 

Re:  Staff Findings Report 

  Unnecessary and Undue Hardship Variance  

  Address: 0 Gulf Blvd (Pinellas County Water Booster Station) 

Parcel Number: 07-32-16-51660-0000-011 

Christopher Baggett of Wright-Pierce for Pinellas County Utilities 

Variance Case No: 24048 

Prepared by: Brandon Berry, Senior Planner 

 

Hearing Date: August 28, 2024 

 

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

application: 

1. Completed unnecessary and undue hardship variance application and supporting documents, 
submitted July 9, 2024.  

2. Boundary, Topographic and Tree Survey prepared by Echo UES, Inc., signed by Thomas P 
Young Jr, PSM, dated 03/25/2024, consisting of four sheets. 

3. Amended responses to variance criteria and staff questions, submitted July 12, 2024. 
 

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

Site Description/Surrounding Land Uses 

The subject site is an approximately 0.78 acre parcel located at 0 Gulf Blvd. known as parcel number 07-

32-16-51660-000-0011 and legal description of LIDO BEACH SUB THAT PART OF TRACT A DESC AS COM 

AT SE COR OF TRACT A TH N88DW 113.63FT TO POB TH N02DE 191.5FT TH N88DW 203FT(S) TO E R/W LN 

OF GULF BLVD TH S14DE 199FT (S) TO SW COR OF TRACT A TH S88DE 149.99FT TO POB within the AE-

Elevation 10 flood zone.  The property is located in the AC – Activity Center zone; AC on the future land 

map and presently consists of an approximately 9,800 square foot water tank, which will remain through 

construction, and an approximately 900 square foot one-story building, which is proposed for demolition 

in favor of the two-story building that is the subject of this request. 

The existing tank and associated facility service St. Pete Beach, Tierra Verde, and Ft. De Soto Park, 

maintaining water pressure and drinking water quality for customers. The facility has existed in its present 
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developed form since the 1960s, which is considered “pre-Flood Insurance Rate Map” as the City had not 

at the time been formally entered into FEMA’s floodplain management program and the development 

preceded the Flood Disaster Protection Act of 1973. As the facility is nearing the end of its usable lifespan 

according to the applicant, the County is seeking to replace the facility with one that will improve water 

pressure and significantly elevate critical components above the 100-year floodplain, creating a building 

that significantly reduces susceptibility to wind and flooding. The large tank will remain. 

The project received four variances earlier this year pertaining to landscaping buffers, building setbacks, 

and required design criteria. These variances all pertained to the site layout or preliminary architectural 

design, which are addressed under the site plan. At the time of drafting this report, the site plan is 

approaching issuance. The applicant is applying for the subject variance in anticipation of submitting a 

building permit application for the construction of the new building, during which the review of the 

subject criteria is required. 

The applicant attended Technical Review Committee on August 8th to discuss the subject request. There 

were no comments of significance shared by any department. 

Figure 1: Aerial Photography 

 

 

Source:  Pinellas County Property Appraiser 

Site 
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Figure 2: Zoning Map 

 

Source: City of St. Pete Beach Zoning Map 

Figure 3: Future Land Use Map 

 

Source: City of St. Pete Beach Future Land Use Map 

  

Site 

Site 
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Request 

The applicant is requesting a variance to Land Development Code (LDC) Sec. 39.9.:  

Sec. 39.9. Energy and environmental design—New construction and major renovation. 

(a) All development and redevelopment projects in the Community Redevelopment District shall be required 

to obtain certification for at least two of the eight standards listed below, as appropriate and applicable to the 

type of construction: 

(1) Certification by the Florida Green Building Coalition provided the site consists of more than one 

building and will meet the qualifications of a development. For more information go to 

www.floridagreenbuilding.org. 

(2) Certification by the U.S. Green Building Council, LEED-NC (Leadership in Energy and Environmental 

Design — New Construction), Green Building Rating System for New Construction and Major 

Renovation. For more information go to www.leedbuilding.org. 

(3) Certification by the Florida Green Building Coalition — High Rise Residential Standard for all new 

residential construction exceeding three stories in height. 

(4) Certification by the Florida Green Building Coalition — Residential Standard Certification for all new 

residential construction three stories or less in height. 

(5) Certification by the U.S. Green Building Council, LEED-hotels and Green Building Rating System for 

all new temporary lodging use construction. 

(6) Certification by the U.S. Green Building Council, LEED-EB (Leadership in Energy and Environmental 

Design — Existing Buildings), or Green Building Rating System for Existing Buildings for existing 

buildings that are located on a buildable site that is partially being redeveloped. For more information 

go to www.usgbc.org. 

(7) Certification by the U.S. Green Building Council, LEED-CS (Leadership in Energy and Environmental 

Design — Commercial Interiors), Green Building Rating System for Commercial Interiors for 

commercial interior space. For more information go to www.usgbc.org. 

(8) Designated by the Florida Department of Environmental Protection as a Florida Green Lodge for all 

temporary lodging construction that is existing, new or undergoes a major renovation. For more 

information, go to http://www.dep.state.fl.us/greenlodging/. 

Particularly, the applicant is requesting to construct the new two-story pump building without providing any 

of the required green building standards. 

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; 

The City’s energy and environmental design standards are largely oriented toward commercial 

and lodging development or redevelopment projects. The subject development is nearly the 

opposite, housing critical drinking water equipment and other facilities that do not have any direct 

public access and require only limited access from County staff. Some of the best planning 

practices that tend to accompany such lodging and commercial projects, such as access to transit, 

bicycle facilities, and placing new development within other highly-developed areas, is sensible 

and awards LEED points, but are not beneficial in a community sense for the subject development. 

This is a unique circumstance that is peculiar to the subject development but not emblematic of 

most development promoted or permitted within the zoning district. 

The subject project maintains the large water tank that buttresses the new pump station building. 

At roughly 10,000 square feet in size, or 25% of the site area, the tank occupies the center of the 

site and appears to prevent other points-awarding activities, such as environmental restoration 

credits. Were tank redevelopment undertaken as a requirement of this project, it would pose a 

significant expense and may disrupt City services to a much greater extent than the subject 

development. 

Through the application the applicant also provides strong and logical support for the inability of 

the development to achieve points in other categories, such as water conservation due to internal 

requirements, inability of the site to support on-site renewable energy generation, and well-being 

metrics like acoustic performance. Other credits that are typically oriented toward occupied 

buildings, like interior lighting and views, while potentially achievable, are not beneficial to the 

project as a largely unoccupied building. Additional windows, openings, and other quality of life 

improvements that can assist with the natural heating or cooling of a building also potentially 

pose points of weakness to a building that is designed to significantly exceed the base floodplain 

management requirements enforced by the City. There are direct and widespread public benefits 

to ensuring the building remains substantially safe from flooding long into the future, the 

magnitude of which drastically exceeds most new development projects in the City. 

2. The special conditions and circumstances do not result from the actions of the applicant or a 

prior owner of the property; 

The accompanying site plan and construction comprises a partial site redevelopment and is 

primarily intended to meet modern station requirements as well as substantially reinforce the on-

site facilities from flooding and other natural disasters. The conditions creating these 

circumstances do not result from the applicant. The applicant is responding to future threats to 

the facility, some of which appear to be at odds with the requirements requested for waiver under 

this variance. 

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; 
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The subject redevelopment project is unlike most cases of development or redevelopment where 

a private entity seeks a use for either personal fulfillment or income generation. The maintenance 

of facilities on the site are essential to providing safe and reliable drinking water to residents of St. 

Pete Beach and surrounding neighborhoods. While it may be viable to fully redevelop the site with 

facilities that achieve the City’s energy requirements, doing so would come at a significant public 

expense and potentially with significant disruption to water service. This could result in hardship 

to the applicant and, by extension, the public. 

The applicant refers to the energy and conservation standards as redundant in the narrative 

provided with the application. Staff finds that in a typical development scope, enforcement of 

these standards would be of direct benefit to both the public and the site itself, as increased 

development impacts from visitors, energy and water use, and stormwater impact, would be at 

least partially mitigated by LEED and other requirements. However, in the subject case, the 

applicant states that they have already made encompassing efficiency and sustainability 

improvements regardless of the achievement of the listed energy and environmental design 

standards. 

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; 

Government buildings and public facilities are permitted uses in the subject zoning district. The 

subject site has been used for potable water production purposes for decades. 

5. An applicant’s desire or ability to achieve greater financial return or maximum financial return 

from his property does not constitute hardship; 

The variances are, in part, a request to save money from what the applicant calls redundancies 

introduced by requiring particular elements of qualifying programs within the building design. 

However, this is a public building. Not achieving LEED or similar certification does not result in 

additional benefits to the applicant or owner. 

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; 

The Board must consider variances on a case-by-case basis.  

The subject development is fundamentally different from most other uses and structures that 

are permitted in the zoning district, in that the building is not held out to the public or 

consistently accessed by its owners or employees but still serves a critical public purpose. The 

use of the structure, its operational requirements, and the limited extent to which the site is 

being redeveloped all contribute to distinct treatment of the facility compared with others in 

the same zoning district.  

The building is required to consistently operate at a particular level of service, and according 

to the applicant the contributing requirements are at odds with the City’s energy efficiency 

requirements that exceed those found in the Florida Building Code. Many of the LEED and 

other standards that are directly aimed at greater walkability, wellness for visitors or staff, or 
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other pertinent criteria are not able to be realized in the subject project due to the infrequency 

at which the structure is accessed. The applicant is providing general community benefits, 

including a wider sidewalk along Gulf Blvd, in furtherance of the City’s goals. These benefits 

generally align with the City’s promotion of green building standards in the Community 

Redevelopment District, but do not directly meet the requirements of the Code. 

7. The requested variance is the minimum variance that makes possible the reasonable use of the 

land, building, or structure; and 

The requirements of LDC Sec. 39.9. as written are either met or not met, but there are hundreds 

of individually-contributing criteria to earning LEED or another qualifying certification. The 

applicant appears to be meeting some of these criteria, such as providing for retention basins 

on the site, and reducing the parking footprint. Staff finds the application justification 

sufficient to justify that the request is generally the minimum variance viable. 

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. 

Staff finds the request to be in harmony with the overall intent of the Comprehensive Plan and 

Land Development Code, which promote the public safety and health that a more resilient 

facility would provide. Of the eight listed energy and environmental design criteria, only one 

appears to be directly available to the subject development, particularly LEED for new 

construction. Other standards are either oriented toward commercial or lodging development, 

or intended for sites with multiple buildings being redeveloped. This limits the applicant to a 

significantly greater degree than, for instance, a lodging facility operator, where particular 

certifications like the green lodging program are more oriented toward operational 

improvements such as recycling programs and employee education that do not require 

significant development investment. 

Staff does not find the request will be injurious to the neighborhood, otherwise detrimental to 

the public safety and welfare, or will diminish property values. The facility is a necessary public 

service and some of the unachieved criteria the applicant requests a waiver to would not serve 

the intended purpose of the building. The applicant is providing for some of the local priority 

improvements, such as additional public lighting and a wider sidewalk along Gulf Boulevard, 

that assist with achieving City goals.  

Other: 

• The applicant should speak to any sustainability measures undertaken by the County that may 

not be apparent through the narrative or relevant to the LEED certification criteria. 

• The applicant should address how the project would proceed if the variance was partially or fully 

denied. 

• Timetables for construction should be addressed, if known. 
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Technical Review Committee Meeting Comments from February 16, 2024  

 

Staff met on August 7, 2024 to discuss this request. No substantive comments were shared. 

 

 

Recommendation 

 

Staff finds the request is reasonable and that the applicant has adequately addressed the criteria as they 

pertain to the subject development. The limited scope of the redevelopment, heighted need for facility 

reliability, lack of public access or consistent staff use that would benefit from the quality of life-oriented 

LEED credit-granting improvements, and inclusion of some of the City’s priorities such as an expanded 

sidewalk and pedestrian-scale lighting, all contribute to the recommendation. While it may be viable to 

completely redevelop the site and achieve at least the one green building criteria Staff has identified as 

relevant to the subject property, it is likely to come at significant public expense and potential disruption 

to critical facilities. 

 

Staff finds the applicant has adequately addressed required unnecessary and undue hardship criteria and 

recommends approval. 

 

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, 

 

 

Brandon Berry 

Senior Planner 

 

 

Cc: Christopher Baggett of Wright-Pierce, Inc., Applicant via email (christopher.baggett@wright-

pierce.com) 

 Tom Menke of Pinellas County Utilities, Owner, via email (tmenke@pinellas.gov)  

 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 

Memo To: Board of Adjustment 

From: Brandon Berry, Senior Planner  

Date: 8/1/2024 

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 September 28, 2024. 

Variance Case Number: 24048 

Application Type:  Unnecessary and Undue Hardship Variance 

Owner: Pinellas County Utilities 

Applicant/Agent: Christopher Baggett of Wright-Pierce 

Parcel Number:  07-32-16-51660-000-0011 

Address:  0 Gulf Blvd, St. Pete Beach, FL  33706 

Zone: AC 

Submittal Documents: 

1. Completed unnecessary and undue hardship variance application and supporting documents,
submitted July 9, 2024.

2. Boundary, Topographic and Tree Survey prepared by Echo UES, Inc., signed by Thomas P
Young Jr, PSM, dated 03/25/2024, consisting of four sheets.

3. Amended responses to variance criteria and staff questions, submitted July 12, 2024.

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: 

 Michael Bomar, Chair

 Denise Chase, Vice Chair

 Kathy Garchow

 Joe Moholland

 Dan Small

Cc: Christopher Baggett of Wright-Pierce, Inc., Applicant via email (christopher.baggett@wright-

pierce.com)

Tom Menke of Pinellas County Utilities, Owner, via email (tmenke@pinellas.gov)

Matthew McConnell, Board of Adjustment Attorney

x x

x
x
x

x
x
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Requested Variance and Findings 
Requested Site Plan Land Development Code Variances 

 
1. This project is required to comply with two of the eight listed green building standards in LDC Sec. 

39.9. Based upon the building classificaƟon, of the eight it appears only LEED-NC, LEED for interiors, 
and FGBC cerƟficaƟon are available to the structure. While this cerƟficaƟon will not be required unƟl 
the building permit stage, please be aware of this requirement. AlternaƟve cerƟficaƟons or best 
pracƟces can only be considered under a variance, as staff has no discreƟon to waive these 
requirements. 

 
Green Building Standards Background  
 
The United States Green Building Council (USGBC) was founded in 1993 and created the Leadership in 
Energy and Environmental Design (LEED) cerƟficaƟon program. The Florida Green Building CoaliƟon 
(FGBC) was founded in 2000 and created the FGBC cerƟficaƟon program. These organizaƟons were 
founded to promote the inclusion of sustainability/green building pracƟces into building design. During 
this era, the Florida Building Commission did not focus on the inclusion of sustainability/green building 
pracƟces into the Florida Building Code (FBC).  

The City of St. Pete Beach (City) appears to have originally adopted Land Development Code (LDC) 
SecƟon 39.9 – Energy and environmental design – New construcƟon and major renovaƟon in 2008. The 
current version of LDC SecƟon 39.9 requires new and major renovaƟon projects within the City’s 
community redevelopment district to comply with two of the eight listed green building standards. 
According to City’s Comprehensive Plan, LDC 39.9 was developed in response to the below ciƟzen input: 

Residents have expressed a need and desire to create a more environmentally friendly 
sustainable community that will improve the quality of life for residents and visitors by requiring 
the City to iniƟate an applicaƟon with the Florida Green Building CoaliƟon for cerƟficaƟon as a 
Florida Green City and establishing goals, objecƟves and policies promoƟng Green pracƟces and 
strategies for redevelopment that will be implemented through the City’s land development and 
building regulaƟon..(Comprehensive Plan, SecƟon I, Item 7) 

Due to the increased focus on green building pracƟces in the industry, the Florida Building Commission 
began incorporaƟng green building pracƟces into the FBC around 2012. The most notable modificaƟons 
occurred in the 2017 and the 2020 ediƟons of the FBC. The 2017 ediƟon of the FBC incorporated 
principals emphasizing energy efficiency, indoor air quality, and the use of sustainable building materials. 
The 2020 ediƟon of the FBC focused on increased energy efficiency requirements, improved water 
conservaƟon measures, and the promoƟon of renewable energy sources. These modificaƟons were 
developed to support Florida’s unique environmental needs while promoƟng sustainability in new 
construcƟon and major renovaƟons. 

Gulf Beach Water Booster StaƟon Improvements Project 
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The Gulf Beach Water Booster StaƟon (GBWBS) provides potable water to its service area for drinking 
and fire protecƟon purposes. Its service area extends from the City of St. Pete Beach to Fort De Soto 
Park. The GBWBS is owned and operated by Pinellas County (County) and was originally placed in service 
around 1968. The County is currently upgrading the GBWBS. The upgrades will increase pump and 
power reliability, which will minimize the likelihood and duraƟon of temporary reduced potable water 
service. This will be accomplished by replacing deteriorated pumps and equipment, providing a standby 
pump, and providing a standby emergency generator. The upgrades will also increase the facility’s 
resiliency to major disaster events (e.g., a major flood event), which will minimize the likelihood and 
duraƟon of long-term reduced potable water service. This will be accomplished by replacing the exisƟng 
pump building with a new pump building that is designed for current code requirements including wind 
and flood loads. 

Since the new pump building will house criƟcal equipment needed to maintain full potable water service 
within its service area, it is considered an essenƟal building that must remain operaƟonal during and 
aŌer a major disaster event (e.g., a major flood event). Consequently, the new pump building must be 
designed to meet more stringent code related wind and flood load requirements than most commercial 
and municipal buildings in the same zoning district. For instance, the new pump must be designed to 
withstand flood loads associated with FEMA’s 500-year flood event, at a minimum, in addiƟon to code 
related wind load requirements. To provide a higher level of protecƟon and resiliency than required by 
code, the County established the design flood elevaƟon for the new pump building at 18.8’ NAVD88, 
which exceeds FEMA’s 500-year flood elevaƟon of 14.6’ NAVD88. This higher flood elevaƟon is based on 
the County’s more conservaƟve 500-year flood elevaƟon, determined through detailed watershed and 
coastal studies, and an allowance for sea level rise.  

Due to the coastal environment and the significant wind loads and the significant flood depth and loads 
that the new pump building must resist, suitable construcƟon materials and selecƟons of exterior 
components are limited. The new pump building will be an unoccupied structure in which internal 
equipment will be monitored and controlled remotely. Its design incorporates green building pracƟces to 
the extent reasonable. Furthermore, due to the limited space on the exisƟng site and maintenance 
vehicle access needs, the new pump building will be located where the exisƟng building is located. 

Unlike most commercial and municipal buildings within St. Pete Beach’s redevelopment district, there is 
liƩle flexibility to adjust the design of the new pump building to make it more sustainable and energy 
efficient beyond what is included in the current design due to the above requirements and constraints. 
Furthermore, a significant porƟon of the potenƟal credits included in the LEED-NC and the FGBC 
cerƟficaƟon programs are not applicable or aƩainable for this project. Please note that LEED for interiors 
would not be applicable since the complete pump building is being replaced. 

The City developed its Green Building Standards to create a more environmentally friendly sustainable 
community that will improve the quality of life for residents and visitors (Comprehensive Plan, SecƟon I, 
Item 7). Since the GBWBS is closed to the City’s residents and visitors, it will primarily improve the 
quality of life for the City’s residents and visitors by: 
 

 providing potable water service within its service area for drinking and fire protecƟon purposes 
with increased reliability, and  

 increasing potable water service resiliency to major disaster events (e.g., a major flood event). 
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The new pump building design meets or exceeds applicable FBC requirements and incorporates green 
building pracƟces. Some of the green building pracƟces incorporated into the design include: 

 Pre-Design AcƟviƟes 
o Climate-related risk management planning 
o Emergency preparedness 

 Design AcƟviƟes 
o Enhanced resilience to natural disasters and weather events 
o Improved pump and power reliability 

 Planned ConstrucƟon AcƟviƟes 
o Erosion and sedimentaƟon control plan 
o Regional materials, majority sourced within 500 miles 

 Architectural and Structural Components 
o No urea formaldehyde carpeƟng on floor or wall coaƟngs with VOC content 
o Roofing will meet Energy Star requirements, which includes use of reflecƟve roof 

covering 
o Recycled content in concrete 
o Sound aƩenuaƟon to reduce exterior noise levels associated with equipment operaƟons 

 Mechanical and Process Components 
o High efficiency water booster pumps and motors to reduce energy use and operaƟonal 

costs 
o High efficiency fans and motors to reduce energy use and operaƟonal costs 
o High-efficiency heat pumps are uƟlized for space cooling, providing an energy-efficient 

soluƟon that is adaptable to the specific needs of the building 
o Control systems for the HVAC equipment allows for improved performance management 

and energy savings 
o Low flow plumbing fixtures to conserve water, reduce environmental impacts, and 

provide economic savings 
 Electrical Components 

o Energy efficient LED lighƟng to reduce energy use and operaƟonal costs 
o Localized control of lighƟng to ensure lights do not remain on when maintenance 

workers are no longer present 
 
As discussed previously, there is liƩle flexibility to adjust the current design to make the building more 
sustainable and energy efficient. Only two (LEED-NC cerƟficaƟon and FGBC cerƟficaƟon) of the eight 
green building standards listed in LDC SecƟon 39.9 are applicable to the new pump building. However, 
for reasons discussed above pursuing green building cerƟficaƟons will not produce addiƟonal 
meaningful increases in the sustainability or energy efficiency of the new pump building beyond what is 
included in the current design. The County has coordinated with the City in an effort to make sure that 
the proposed pump building aestheƟcs preserve the current art deco theme and the core character of 
the community. The project appears to saƟsfy the underlying intent of the ciƟzen input summarized in 
SecƟon I, Item 7 of the Comprehensive Plan (i.e., to create a more environmentally friendly sustainable 
community that will improve the quality of life for residents and visitors), which led to the development 
of LDC SecƟon 39.9. For these reasons, the County requests a variance from having to pursue and obtain 
green building cerƟficaƟons for this project.  
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Findings Necessary for Granting a Request 
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 buildings in the same 
zoning district: 

Because the new pump building will house criƟcal equipment needed to maintain full potable water 
service within its service area for drinking and fire protecƟon purposes, it is considered an essenƟal 
building that must remain operaƟonal during and aŌer major disaster events (e.g., a major flood event). 
Consequently, the new pump building must be designed to meet more stringent code related wind and 
flood load requirements than most commercial and municipal buildings in its zoning district. The new 
pump building design already incorporates green building pracƟces to the extent pracƟcal and meets 
design constraints and stringent requirements. Unlike most commercial and municipal buildings within 
the same zoning district, there is liƩle flexibility to adjust the design of the new pump building to make it 
more sustainable and energy efficient beyond what is included in the current design. Pursuing green 
building cerƟficaƟons will not produce addiƟonal meaningful increases in the sustainability or energy 
efficiency of the new pump building. For these reasons, the County requests a variance from having to 
pursue and obtain green building cerƟficaƟons for an essenƟal unoccupied building. 

2.    The special conditions and circumstances do not result from the actions of the applicant or a 
prior owner of the property: 

The GBWBS was placed in service around 1968. The exisƟng building houses criƟcal equipment needed 
to maintain full potable water service within its service area and is not capable of withstanding a major 
flood event. The GBWBS requires updaƟng to replace deteriorated equipment, to improve pump and 
power reliability, and to improve its resiliency to major disaster events (e.g., a major flood event).  

The site constraints and the advancement of building codes for essenƟal buildings, which limit the 
flexibility to adjust the design of the new pump building to make it more sustainable and energy efficient 
beyond what is included in the current design, have not resulted from the acƟons of the County. 

In addiƟon, GBWBS’s increased vulnerability to flood events from increased sea level rise have not 
resulted from the acƟons of the County. Sea level rise is predominately a result of thermal expansion due 
to the heaƟng of the ocean and the addiƟon of water mass associated with ice-mass loss from the ice 
sheets and glaciers according to Global and Regional Sea Level Rise Scenarios for the United States, 
NOAA, 2022. 

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: 

Other buildings in the zoning district are not essenƟal buildings that house criƟcal equipment needed to 
maintain full potable water service for drinking and fire protecƟon purposes. The design constraints and 
stringent requirements and the green building pracƟces already incorporated into the design of this 
specific essenƟal building effecƟvely render pursuit of green building cerƟficaƟons a redundant acƟvity 
that will not produce addiƟonal meaningful benefits.  
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4.    The hardship has not been deliberately or knowingly created or suƯered to establish a use or 
structure which is not otherwise consistent with the Comprehensive Plan or the Land Development 
Code, nor will it permit an increase in development density: 

The hardship was not deliberately created or suffered, nor does it permit an increase in development 
density as the proposed impervious surface raƟo and floor area raƟo do not exceed the maximum 
allowed and the essenƟal building is unoccupied. 

5.    An applicant's desire or ability to achieve greater financial return or maximum financial return 
from his property does not constitute hardship: 

The County is not a for-profit enƟty. The County has undertaken this project to enable the GBWBS to 
conƟnue to saƟsfy the drinking and fire protecƟon needs of its service area with greater reliability and to 
be resilient to major disaster events. The variance is being requested for the following reasons: 

 Due to the design constraints and stringent requirements for this normally unoccupied essenƟal 
pump building, it is unlikely that the pump building will achieve cerƟficaƟon. Furthermore, 
pursuing green building cerƟficaƟon will not meaningfully increase the project’s sustainability or 
energy efficiency beyond what is already included in the design.  

 For the above reasons, invesƟng the significant Ɵme and effort required to pursue green building 
cerƟficaƟon will not yield meaningful benefits. 

The below table presents the results of a high-level evaluaƟon to determine if the pump build is likely to 
achieve LEED BD+C: New ConstrucƟon cerƟficaƟon. The below table includes six of the nine LEED BD+C: 
New ConstrucƟon categories, the “Total PotenƟal Points” and the “Not Likely Achievable Points” for the 
six categories, and primary reasons for the “Not Likely Achievable Points”. The “Total PotenƟal Points” for 
all nine categories is 110. The minimum number of points required for cerƟficaƟon is 40.  This means 
that the total “Not Likely Achievable Points” for all nine categories cannot exceed 70 points (110 point - 
40 points). Note that the total “Not Likely Achievable Points” for the six categories presented in the 
below table is 71 points. This means that without considering the other three categories, the pump 
building would not achieve cerƟficaƟon. EvaluaƟon of the other three categories would yield addiƟonal 
“Not Likely Achievable Points”. Furthermore, the difference between the “Total PotenƟal Points” and the 
“Not Likely Achievable Points” only represents the “PotenƟally Achievable Points”. It is possible that a 
porƟon of the “PotenƟally Achievable Points” would not be achieved.  

 

Category 

Total 
PotenƟal 

Points 

Not Likely 
Achievable 

Points Comment(s) 
LocaƟon and 
TransportaƟon 

16 11 Some primary reasons for the “Not Likely Achievable 
Points” are presented below: 

 High-Priority and Equitable Development 
Credit: This intent of this credit is to build the 
economic and social vitality of communiƟes, 
encourage project locaƟon in areas with 
development constraints and promote the 
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ecological, cultural, and community health of 
the surrounding area while understanding the 
needs and goals of exisƟng residents and 
businesses. Due to reuse of the exisƟng site, 
the purpose of this essenƟal pump building, 
and the credit requirements, acquiring points 
under this credit is unlikely.   

 Access to Quality Transit and Bicycle FaciliƟes 
Credits: The pump building is normally 
unoccupied. Maintenance staff periodically visit 
the site from remote locaƟons and bring 
equipment/tools with them to perform work. 
Due to travel distances and the need to 
transport equipment/tools, maintenance staff 
must use County vehicles instead of public 
transit services or bicycles.  

 Electric Vehicle Credit: The County’s 
maintenance vehicles are not electric. 

Sustainable 
Sites 

10 4 Primary reasons for the “not likely achievable points” 
are presented below: 

 Protect or Restore Habitat Credit: The intent of 
this credit is to conserve exisƟng natural areas 
and restore damaged areas to provide habitat 
and promote biodiversity.  Due to size of the 
essenƟal building, the size of exisƟng tank, 
access needs, stormwater needs, the size of the 
overall property, and the credit requirements, 
acquiring points under this credit is unlikely.   

 Open Space Credit: The intent of this credit is 
to create exterior open space that encourages 
interacƟon with the environment, social 
interacƟon, passive recreaƟon, and physical 
acƟviƟes. The building is normally unoccupied. 
Maintenance staff occasionally visit the 
building. When maintenance staff complete 
their work, they leave the site and proceed to 
their next assignment. Due to the credit 
requirements and the purpose of the building, 
acquiring points under this credit is unlikely.   

 Heat Island ReducƟon Credit: It is unlikely that 
the off-room porƟon of the credit would be 
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achieved due to the size of property (0.7 acres), 
the size of the exisƟng 2-million-gallon tank, 
the access needs, and design requirements. 

Water Efficiency 11 10 Some primary reasons for the “Not Likely Achievable 
Points” are presented below: 

 Indoor Water Use ReducƟon Credit: Indoor 
water use consists of analyzer flow streams and 
domesƟc water. The analyzer flow steams are 
for monitoring water quality and will be set at 
their minimum required rates. The domesƟc 
water serves as the supply for a low-flow toilet, 
a low-flow sink, and hose bibbs for period 
maintenance purposes. DomesƟc water use will 
be low because it should only occur during 
periodic site visits by maintenance staff. For 
these reasons, there is virtually no opportunity 
to reduce indoor water use beyond a baseline 
value. 

 Outdoor Water Use ReducƟon Credit: Outdoor 
water use consists of landscape irrigaƟon. The 
proposed landscaping has been coordinated 
with the City and is not extensive. The irrigaƟon 
system design will prevent over irrigaƟon. In 
addiƟon, irrigaƟon must comply with the 
applicable watering restricƟons. For these 
reasons, there is liƩle opportunity to reduce 
outdoor water use beyond a baseline value. 

 OpƟmize Process Water Use Credit: The intent 
of this credit is to conserve low-cost potable 
water resources used for mechanical processes 
(such as for cooling) while controlling, 
corrosion and scale in the condenser water 
system. No water is used for mechanical 
processes, therefore there is nothing to 
opƟmize. 

Energy and 
Atmosphere 

33 28 Some primary reasons for the “Not Likely Achievable 
Points” are presented below: 

 Renewable Energy Credit: The essenƟal pump 
building must have a sufficient and reliable 
power supply. Power will be supplied by Duke 
Energy and an on-site emergency standby 
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generator. Designing and construcƟng an on-
site renewable energy system is not a viable 
opƟon. 

 OpƟmize Energy Performance Credit: Energy 
efficient mechanical and pumping equipment 
and operaƟons, which are compliant with 
design constraints and requirements, are 
already included in the project. OpƟmizaƟon of 
these energy efficient systems is unlikely to 
yield addiƟonal meaningful benefits.    

 Enhanced Commissioning Credit: Enhanced 
commissioning is not part of this project as it is 
unlikely to yield addiƟonal meaningful benefits. 

 Advanced Energy Metering Credit: Power will 
not be monitored at intervals of one hour or 
less. 

Indoor 
Environmental 
Quality 

16 13 Some primary reasons for the “Not Likely Achievable 
Points” are presented below: 

 Various Indoor Air Quality Credits: Points are 
typically awarded for exceeding minimum 
prerequisites. The intent of these credits is 
generally to promote the comfort, health, 
producƟvity, and wellbeing of the occupants. 
This pump building is normally unoccupied. 
The design sufficiently promotes the comfort, 
health, producƟvity, and wellbeing of the 
maintenance staff that periodically visit the site 
for short duraƟons. Providing more robust 
systems would only make sense if the pump 
building was regularly occupied.  

 Daylight and Quality Views Credits: This is an 
essenƟal pump building that must remain 
operaƟonal during major disaster events. The 
pump building is designed to withstand 
significant wind and flood load forces. For this 
reason, there are no windows associated with 
dry floodproofed room below the design flood 
elevaƟon and a minimum number of windows 
above the design flood elevaƟon. The pump 
building is normally unoccupied. Maintenance 
staff periodically visit the site for short 
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duraƟons. When maintenance staff complete 
their on-site work, they leave the site and 
proceed to their next work assignment. There 
is liƩle Ɵme for maintenance staff to enjoy 
quality views. 

 Interior LighƟng Credit:  The associated criteria 
are for regularly occupied spaces. The pump 
building is normally unoccupied. 

 AcousƟc Performance Credit: The intent of this 
credit is to provide workspaces and classrooms 
that promote occupants’ well-being, 
producƟvity, and communicaƟons through 
effecƟve acousƟc design. This essenƟal pump 
building is normally unoccupied and will house 
pumping equipment and generators. 
Maintenance staff periodically visit the site for 
short duraƟons. Providing more robust systems 
would only make sense if the pump building 
was regularly occupied. Hearing protecƟon is 
to be used in certain rooms (such as the 
generator room). 

InnovaƟon 6 5 Some primary reasons for the “Not Likely Achievable 
Points” are presented below: 

 InnovaƟon Credit: The points under this credit 
typically involve going beyond LEED 
requirements and using cuƫng-edge 
technology, sustainability pracƟces, or design 
strategies. To pursue points under this credit, 
comprehensive and convincing documentaƟon 
must be developed. The LEED review process 
for this credit is rigorous and submiƩed 
documentaƟon is scruƟnized. This is not a 
research project. The purpose of this project is 
to upgrade the GBWBS to enable it to conƟnue 
to saƟsfy the drinking and fire protecƟon needs 
of its service area with greater reliability and to 
be resilient to major disaster events. 
Considering these factors, obtaining a 
significant amount of points for this credit is 
unlikely.   

Total 92 71   
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6.    Granting the variance application conveys the same treatment to the applicant as to the owner 
of other lands, buildings, or structures in the same zoning district: 

Requiring applicants, parƟcular for-profit enƟƟes, to pursue green building cerƟficaƟons is an effecƟve 
way of making sure that sustainability and energy efficiency concepts are included in the design of 
buildings. EssenƟal buildings that must remain operaƟonal during and aŌer major disaster events are 
held to higher standards than non-essenƟal buildings. The specific building associated with this variance 
applicaƟon is an essenƟal building that houses criƟcal equipment needed to maintain full potable water 
service for drinking and fire protecƟon purposes. The level of resiliency to major disaster events, a 
central sustainability concept, integrated in the building design is significant. In addiƟon, other green 
building pracƟces are incorporated into the design to the extent reasonable. The design constraints and 
stringent requirements for this specific essenƟal building effecƟvely render pursuit of green building 
cerƟficaƟons a redundant acƟvity that will not produce addiƟonal meaningful benefits. GranƟng the 
variance applicaƟon will not result in a lowering of standards. Equal treatment will be maintained by 
other applicants either pursuing green building cerƟficaƟons in accordance with LDC SecƟon 39.9 or 
agreeing to comply with the stringent requirements included in the design of this essenƟal building, 
which is a significant capital investment. 

7.    The requested variance is the minimum variance that makes possible the reasonable use of the 
land, building, or structure: 

The requested variance is the minimum needed to make reasonable use of the new pump building, 
without undertaking a redundant acƟvity that will not produce addiƟonal meaningful benefits. 

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. 

The requested variance is not injurious to the neighborhood or otherwise detrimental to the public 
safety and welfare. In addiƟon, the requested variance does not result in a lowering of standards. The 
design constraints and stringent requirements for this specific essenƟal building effecƟvely render 
pursuit of green building cerƟficaƟons a redundant acƟvity. The requested variance simply eliminates an 
acƟvity that has been rendered redundant and will not produce addiƟonal meaningful benefits. 

This project appears to saƟsfy the underlying intent of the ciƟzen input summarized in SecƟon I, Item 7 
of the Comprehensive Plan (i.e., to create a more environmentally friendly sustainable community that 
will improve the quality of life for residents and visitors), which led to the development of LDC SecƟon 
39.9. Since the GBWBS is closed to the City’s residents and visitors, it will primarily improve the quality of 
life for the City’s residents and visitors by: 

 providing potable water service for drinking and fire protecƟon purposes with increased 
reliability, and  

 increasing potable water service resiliency to major storm events. 
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This project also contributes to the City’s Green Mission Statement of protecting and conserving water 
resources; constructing energy efficient and healthy buildings; creating environmentally sensitive site 
and building design; recycling construction materials and debris; making building, planning and site 
design decisions that recognize the complexities and environmental sensitivities of our coastal 
environment and its vulnerability to storms. (Comprehensive Plan, Future Land Use Element, Green 
Mission Statement). 

In addiƟon, the increase in potable water service reliability and resiliency to major disaster events 
offered by this project helps to maximize the potenƟal for economic benefit resulƟng from the tourist 
trade (Comprehensive Plan, Future Land Use Plan Element, Goal 2). 
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BOARD OF ADJUSTMENT MEETING 
CITY OF ST. PETE BEACH 

COMMISSION CHAMBERS 
 

Agenda Report 
 
Action Request:  “Motion to recommend approval of Preliminary Plat 

24042 with one recommended Staff condition to the 
City Commission.” 

  
Strategic Objective: 

 

  
Date:  August 28, 2024 
  
Prepared By:  Brandon Berry, Senior Planner 
  
Through:  Kristin Coman, Community Development Director 
  
Summary of Issue:  Preliminary Plat: Ely Payne of Baysite Engineering 

LLC for SMILEYS SNACK SHACK-ST PETE BEACH 
INC requests preliminary plat approval to replat the 
subject property to four fee-simple parcels proposed for 
residential townhouses, with remaining land held in 
common homeowners’ association ownership.  

  
Funding:  N/A 
  
Attachments:  1. Preliminary Plat 24042 Staff Report 

2. Preliminary Plat Plan 
3. Owner's Authorization 
4. Application 
5. Survey 
6. Technical Review Committee Comments 
7. Transmittal Letter 
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Board of Adjustment Hearing – August 28, 2024 

 

 
PLANNING DIVISION 
PRELIMINARY PLAT 
STAFF REPORT TO THE 
CITY OF ST. PETE BEACH BOARD OF ADJUSTMENT 

CASE NO.:  24042  HEARING DATE:  August 28, 2024 
APPLICANT/AGENT: Baysite Engineering LLC for SMILEYS SNACK SHACK – ST 

PETE BEACH INC  
PREPARED BY:   Brandon Berry, Senior Planner 
 
This application is a request for Preliminary Plat approval: 
 

REQUEST: 

Replat of the existing described portion of DON CE-SAR PLACE BLK G 
into four fee-simple parcels to be utilized for townhouse (attached-single 
family) development, with remaining land outside the parcels held in 
common homeowner’s association ownership.  

LOCATION: 
3700 Gulf Blvd; Parcel ID #07-32-16-21852-028-0001; DON CE-SAR 
PLACE BLK G, E'LY 110FT OF BLK G LESS E 10FT FOR RD R/W. 

ACREAGE: Approximately 0.39 acres (16,956 sq. ft.)  

EXISTING LAND 
USE 

RFM – Resort Facilities Medium on the Zoning and Future Land Use 
Maps 

SURROUNDING 
FUTURE LAND 

DESIGNATIONS: 

North – RFM – Resort Facilities Medium 
South – 37th Ave & RM – Residential Medium 
East – Gulf Blvd & BR – Bayou Residential 
West  –  RU – Residential Urban 

SURROUNDING 
ZONING MAP 

DESIGNATIONS: 

North – RFM – Resort Facilities Medium 
South – 37th Ave & RM – Residential District 
East – Gulf Blvd & BR – Bayou Residential 
West – RU-2 – Residential District 

SURROUNDING 
EXISTING USES: 

North – Three-unit condominium 
South – Three-unit residence 
East – Temporary lodging development 
West – Single-family residences 

 
 
BACKGROUND 
 

The property currently contains a vacant former restaurant that was constructed in 2011. 
Previously the land was vacant for a number of years following the demolition of a ten-
unit motel and restaurant that operated at the site until 2003. 
 
The site was the subject of a variance request in early 2024 pertaining to front and rear 
building setbacks, which was granted with a condition that the structure be constructed 
as developed in renderings and plans submitted with the request. At the time the applicant 
had proposed an identical building layout and design as the current proposal, but 
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proposed to instead operate the units as lodging. The current proposal instead requests 
to utilize the four townhouses as residences. 
 
The subject plat is not currently permittable in final form under the Land Development 
Code (LDC), as the LDC requires the proposed individual fee-simple parcels that are 
shown as comprising the walls of the unit and a portion of the exterior contain no more 
than 70% coverage of any impervious surface. Units 2 and 3 on the plat contain an 
estimated 85% impervious coverage. The applicant has applied for associated Case 
#24041 to amend the text of the Land Development Code to allow for the greenspace 
calculation to take place at the overall parcel level rather than at the level of the individual 
parcels as currently required. 
 
ANALYSIS 
 
The lot is sufficiently sized to support up to five residential units; the applicant is proposing 
four. The development will require an eight-foot landscaping buffer along the east side, 
five feet along the south side, and ten feet along the west side, which the plat shows 
adequate space to accommodate. A proposed underground stormwater system is shown 
under the driveway at the Gulf Boulevard frontage of the site, and no above-ground 
retention or detention facilities are proposed. The building overlay on the plat depicts the 
setbacks granted to the applicant through a variance in February 2024. No further 
variances are proposed. 
 
As the land area outside of the four residential fee-simple parcels is to be owned in 
common, the site does not need the internal access easements for each unit owner that 
would be required if the entire lot were subdivided and under fee-simple ownership. The 
site retains an existing 5’ easement along the northern property boundary, and additional 
easements, if necessary, will be sought during the final plat process. The applicant is not 
proposing or required to provide any public roadways or other improvements on the 
subject land. There is a private roadway, located in the proposed homeowner’s 
association parcel, that connects 37th Avenue with the proposed residences’ garages. 
 
The applicant has been notified that a preliminary maintenance covenant or document of 
similar legal authority is required at the time of final plat application. This document is 
intended to ensure that maintenance of the remainder of the parcel owned in common is 
jointly borne by the four owners of the individual units, such that any liens placed on the 
parcel are the responsibility of the unit owners. 
 
FINDINGS 
 
Staff finds the proposed preliminary plat meets the minimum standards and is in general 
compliance with the Land Development Code as proposed for modification by the applicant, as 
well as general platting administrative procedures. The applicant is aware that they will need to 
retain the services of a surveyor to prepare the final plat, if the preliminary plat is approved, in 
compliance with Chapter 177 of Florida Statutes. 
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RECOMMENDATION 
 
Staff recommends recommending approval of Preliminary Plat #24042 to the City Commission 
with one condition: 
 

1) The approval of the preliminary plat is contingent upon the final approval and adoption of 
the proposed language found in Land Development Code Text Change Case #24041. 
Should the case be denied, the approval of this preliminary plat is null and void. 

 
RECOMMENDED MOTION 
 
“Motion to recommend approval of Preliminary Plat 24042 with one recommended Staff condition 
to the City Commission.” 
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PRELIMINARY
PLAT PLAN

C-1.0

Feet1:360

60300 15

EXISTING SITE AREA

TOTAL PROPETY AREA

EX BUILDING 1,431 SF±

EX ASPHALT & SIDEWALK 8,803 SF±

EX IMPERVIOUS TOTAL 10,234 SF± (60%)

EX OPEN SPACE (PERVIOUS) 6,722 SF± (40%)

4,668 SF± 

3,679 SF±

6,696 SF± (39%)

10,260 SF± (61%)

PROP BUILDING

PERMEABLE DRIVEWAYS

PROP IMPERVIOUS TOTAL

PROP SITE AREA

UTILITIES

PINELLAS COUNTY WATER

CITY OF ST PETE BEACHSEWER

10,234 SF± - 6,696 SF± = - 3,538 SF IMPERVIOUS DIFFERENCE

LEGAL DESCRIPTION:

PER SURVEY:

THE PART OF BLOCK "G" OF DON CE-SAR PLACE, ACCORDING TO THE
PLAT THEREOF AS RECORDED IN PLAT BOOK 13, PAGE(S) 15-20,
INCLUSIVE, OF THE PUBLIC RECORDS OF PINELLAS COUNTY, FLORIDA,
MORE PARTICULARLY DESCRIBED AS FOLLOWS: STARTING AT THE
INTERESECTION OF THE NORTHERLY BOUNDARY OF 37TH STREET
(FORMERLY KNOW AS SEVILLE STREET) AND THE WESTERLY BOUNDARY
OF GULF BOULEVARD (FORMERLY KNOWN AS PASS-A-GRILLE WAY AND
FLORIDA AVE.), SAID POINT BEING OTHERWISE DESCRIBED AS THE
SOUTHEASTERLY CORNER OF SAID BLOCK "G", AS A POINT OF
BEGINNING; RUN THENCE WESTERLY ALONG THE SOUTH BOUNDARY OF
SAID BLOCK "G", A DISTANCE OF 110 FEET TO A POINT; THENCE RUN
NORTHERLY PARALLEL TO THE EAST BOUNDARY LINE OF SAID BLOCK "G"
TO A POINT ON THE NORTH BOUNDARY LINE OF SAID BLOCK "G" A
DISTANCE OF 178 FEET MORE OR LESS; THENCE EASTERLY ALONG THE
NORTHERLY BOUNDARY OF SAID BLOCK "G" TO THE INTERSECTION OF
THE NORTHERLY BOUNDARY OF SAID BLOCK "G" AND THE WESTERLY
BOUNDARY OF GULF BOULEVARD (FORMERLY KNOW AS PASS-A-GRILLE
WAY AND FLORIDA AVE.), SAID POINT BEING OTHERWISE DESCRIBED AS
THE NORTHEASTERLY CORNER OF SAID BLOCK "G", A DISTANCE OF
122.26 FEET MORE OR LESS; THEN SOUTHERLY ALONG THE EASTERLY
BOUNDARY OF SAID BLOCK "G", TO THE POINT OF BEGINNING;

LESS THAT PORTION LYING WITHIN 40 FEET OF THE SURVEY LINE OF
STATE ROAD NO. 699, SECTION 15100, AS SAID SURVEY LINE IS
FURTHER DESCRIBED IN DEED TO THE STATE OF FLORIDA, FILED APRIL
11, 1962, AND RECORDED IN OFFICIAL RECORDS BOOK 1402, PAGE 12,
PUBLIC RECORDS OF PINELLAS COUNTY, FLORIDA;

ALSO LESS THAT PORTION LYING WITHIN THE FOLLOWING METES AND
BOUNDS DESCRIPTION: BEGIN ON THE EASTERLY EXTENSION OF THE
NORTHERLY BOUNDARY OF LOT 9, BLOCK 4, SAID SUBDIVISION, AT A
POINT 140.02 FEET EASTERLY OF THE WESTERNMOST CORNER OF SAID
LOT 9, RUN THENCE NORTH 10°20'31" WEST, 50.00 FEET; THENCE SOUTH
79°40'20" WEST 40 FEET TO A POINT OF BEGINNING; CONTINUE THENCE
SOUTH 79°40'29" WEST, 6 FEET; THENCE NORTH 34°39'59" EAST, 8.49
FEET; THENCE SOUTH 10°20'31" EAST, 6 FEET TO THE POINT OF
BEGINNING.
.

SPB SUNSET VILLAS
A REPLAT OF THE PART OF BLOCK "G" OF DON CE-SAR PLACE, ACCORDING TO THE PLAT THEREOF
AS RECORDED IN PLAT BOOK 13, PAGE(S) 15-20, INCLUSIVE, OF THE PUBLIC RECORDS OF PINELLAS

COUNTY, FLORIDA, MORE PARTICULARLY DESCRIBED AS PER THE LEGAL DESCRIPTION BELOW:
PARCEL ID: 07-32-16-21852-028-0001  ADDRESS: 3700 GULF BLVD, ST PETE BEACH

LOCATION MAP
NOT TO SCALE

PROJECT LOCATION

Site Data Table
ST.PETE BEACH, FLORIDA

PARCEL ID & ADDRESS 3700 GULF BLVD, ST PETE BEACH

FLU RFM: RESORT FACILITIES MEDIUM

ZONING RFM

CURRENT USE VACANT - RESTAURANT, CAFETERIA

PROPOSED USE SINGE FAMILY ATTACHED

MAX DENSITY 30 UNITS PER ACRE

PROPOSED DENSITY 4 UNITS

BUILDING SETBACKS FRONT = 43 FT

SIDE YARD = 10 FT

SIDE YARD: TEN PERCENT OF THE LOT WIDTH;

REAR YARD = 16.8 FT 

PARKING REQUIRED SINGLE FAMILY ATTACHED 

2 SPACES/UNIT 

PROPERTY AREA 0.39 AC (16,956 SF±)

PARKING PROPOSED 2 GARAGE SPACES PER UNIT

07-32-16-21852-028-0001 

MAX ISR 0.70

MAX BUILDING HEIGHT

30% = 5,086 SFMIN GREEN SPACE

50 FEET

SECONDARY FRONT YARD =  25 FT

30 * 0.39 = 11.7 UNITS

FEMA FLOODPLAIN COASTAL AE - ELEVATION 9

MAP 12103C0278H - EFF. 8/24/2021

6,300 SF± GREEN PROPOSED

PROJECT AREA

+ 1 GUEST SPACE

MINIMUM TEN FEET = 0.10 * 90 FT = 9 FT 

0.39 AC (16,956 SF±)

PROP ASPHALT & SIDEWALK & POOL 2,028 SF±

PROPOSED PERVIOUS

= 3,538 SF REDUCTION

PROPOSED USE: SINGLE FAMILY ATTACHED
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PROP BUILDING

PERMEABLE DRIVEWAYS

PROP IMPERVIOUS TOTAL

PROP SITE AREA

UTILITIES

PINELLAS COUNTY WATER
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10,234 SF± - 6,696 SF± = - 3,538 SF IMPERVIOUS DIFFERENCE

LEGAL DESCRIPTION:

PER SURVEY:

THE PART OF BLOCK "G" OF DON CE-SAR PLACE, ACCORDING TO THE
PLAT THEREOF AS RECORDED IN PLAT BOOK 13, PAGE(S) 15-20,
INCLUSIVE, OF THE PUBLIC RECORDS OF PINELLAS COUNTY, FLORIDA,
MORE PARTICULARLY DESCRIBED AS FOLLOWS: STARTING AT THE
INTERESECTION OF THE NORTHERLY BOUNDARY OF 37TH STREET
(FORMERLY KNOW AS SEVILLE STREET) AND THE WESTERLY BOUNDARY
OF GULF BOULEVARD (FORMERLY KNOWN AS PASS-A-GRILLE WAY AND
FLORIDA AVE.), SAID POINT BEING OTHERWISE DESCRIBED AS THE
SOUTHEASTERLY CORNER OF SAID BLOCK "G", AS A POINT OF
BEGINNING; RUN THENCE WESTERLY ALONG THE SOUTH BOUNDARY OF
SAID BLOCK "G", A DISTANCE OF 110 FEET TO A POINT; THENCE RUN
NORTHERLY PARALLEL TO THE EAST BOUNDARY LINE OF SAID BLOCK "G"
TO A POINT ON THE NORTH BOUNDARY LINE OF SAID BLOCK "G" A
DISTANCE OF 178 FEET MORE OR LESS; THENCE EASTERLY ALONG THE
NORTHERLY BOUNDARY OF SAID BLOCK "G" TO THE INTERSECTION OF
THE NORTHERLY BOUNDARY OF SAID BLOCK "G" AND THE WESTERLY
BOUNDARY OF GULF BOULEVARD (FORMERLY KNOW AS PASS-A-GRILLE
WAY AND FLORIDA AVE.), SAID POINT BEING OTHERWISE DESCRIBED AS
THE NORTHEASTERLY CORNER OF SAID BLOCK "G", A DISTANCE OF
122.26 FEET MORE OR LESS; THEN SOUTHERLY ALONG THE EASTERLY
BOUNDARY OF SAID BLOCK "G", TO THE POINT OF BEGINNING;

LESS THAT PORTION LYING WITHIN 40 FEET OF THE SURVEY LINE OF
STATE ROAD NO. 699, SECTION 15100, AS SAID SURVEY LINE IS
FURTHER DESCRIBED IN DEED TO THE STATE OF FLORIDA, FILED APRIL
11, 1962, AND RECORDED IN OFFICIAL RECORDS BOOK 1402, PAGE 12,
PUBLIC RECORDS OF PINELLAS COUNTY, FLORIDA;

ALSO LESS THAT PORTION LYING WITHIN THE FOLLOWING METES AND
BOUNDS DESCRIPTION: BEGIN ON THE EASTERLY EXTENSION OF THE
NORTHERLY BOUNDARY OF LOT 9, BLOCK 4, SAID SUBDIVISION, AT A
POINT 140.02 FEET EASTERLY OF THE WESTERNMOST CORNER OF SAID
LOT 9, RUN THENCE NORTH 10°20'31" WEST, 50.00 FEET; THENCE SOUTH
79°40'20" WEST 40 FEET TO A POINT OF BEGINNING; CONTINUE THENCE
SOUTH 79°40'29" WEST, 6 FEET; THENCE NORTH 34°39'59" EAST, 8.49
FEET; THENCE SOUTH 10°20'31" EAST, 6 FEET TO THE POINT OF
BEGINNING.
.

SPB SUNSET VILLAS
TEXT CHANGE SITE PLAN

PARCEL ID: 07-32-16-21852-028-0001  ADDRESS: 3700 GULF BLVD, ST PETE BEACH

LOCATION MAP
NOT TO SCALE

PROJECT LOCATION

Site Data Table
ST.PETE BEACH, FLORIDA

PARCEL ID & ADDRESS 3700 GULF BLVD, ST PETE BEACH

FLU RFM: RESORT FACILITIES MEDIUM

ZONING RFM

CURRENT USE VACANT - RESTAURANT, CAFETERIA

PROPOSED USE SINGE FAMILY ATTACHED

MAX DENSITY 30 UNITS PER ACRE

PROPOSED DENSITY 4 UNITS

BUILDING SETBACKS FRONT = 43 FT

SIDE YARD = 10 FT

SIDE YARD: TEN PERCENT OF THE LOT WIDTH;

REAR YARD = 16.8 FT 

PARKING REQUIRED SINGLE FAMILY ATTACHED 

2 SPACES/UNIT 

PROPERTY AREA 0.39 AC (16,956 SF±)

PARKING PROPOSED 2 GARAGE SPACES PER UNIT

07-32-16-21852-028-0001 

MAX ISR 0.70

MAX BUILDING HEIGHT

30% = 5,086 SFMIN GREEN SPACE

50 FEET

SECONDARY FRONT YARD =  25 FT

30 * 0.39 = 11.7 UNITS

FEMA FLOODPLAIN COASTAL AE - ELEVATION 9

MAP 12103C0278H - EFF. 8/24/2021

6,300 SF± GREEN PROPOSED

PROJECT AREA
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PROPOSED USE: SINGLE FAMILY ATTACHED
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MEMORANDUM 
  
To:  Baysite Engineering LLC for Smiley’s Snack Shack Inc. 
  
From: Brandon Berry, Planner 
 Community Development Department 
 City of St. Pete Beach - (727) 363-9229 

 
Date: July 15, 2024 
 
Re:  Preliminary Plat #24042 - request to replat the subject property to four fee-simple parcels with 

remaining land held in common homeowners association ownership. 
 

 
The City’s Technical Review Committee will meet on July 17, 2024 at 10:00 AM to discuss the following 
comments regarding the application. Additional comments may be shared at the meeting. 

 

Public Works:   
 
Code of Ordinances Sec. 98-130.2(3): The proposed subdivision lies within a flood hazard area and shall 
comply with the site improvement and utilities requirements of City of St. Pete Beach Code of 
Ordinances, Chapter 98, Article V, Division 12. 
 

Building:   
 
Comments have not been shared, but may be shared at the meeting. 

Code Enforcement:   
 
No comments. 

Recreation:  

Comments have not been shared, but may be shared at the meeting. 

Fire:  

No comments. 
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2 
 

Planning & Zoning/Transportation: 

 

1. Staff is currently researching whether the proposed fee simple subdivision, where the majority 

of the open space resides in a co-owned tract, is permissible under the current code. If it is not, 

you may wish to amend the request made under Case #24041 to request alteration of LDC Sec. 

24.9.(b), as follows. Both can be processed by staff at the same public hearing. 

“Notwithstanding the provisions of section 24.8(f), the minimum width of an individual unit 

within a single-family attached development shall be 16 feet, and when subdivided into separate 

lots, the maximum lot coverage for an individual lot shall be 70 percent.” 

Should such a request be approved, Staff anticipates requiring a covenant or other document 

ensuring that future lot combination or subdivision be contingent upon adequate retention of 

minimum permeable surface and open space requirements. 

2. Prior to final plat, the applicant shall provide a draft covenant or document of similar legal 

assurance that the open space and access tract shall be maintained by the owners of the four fee-

simple residential parcels proposed for the development, and that failure to maintain the tract 

in accordance with current or relevant future City requirements shall enable the City to take 

enforcement action against all of the current and future owners of residential units within the 

development. Once approved, this covenant shall be signed and recorded prior to Certificate of 

Occupancy, noting application to all future owners and assigns. 

3. The final plat must be prepared in accordance with F.S. 177.011-177.151. The City does not have 

a licensed surveyor on staff and will need to utilize a consultant for review, the costs of which 

shall be collected prior to final plat hearing before City Commission. 

4. Due to required covenants and individual parcel sizes within the development, this proposed 

subdivision will not be eligible for administrative parcel reconsolidation. The entire subject 

property must be replatted prior to issuance of a development permit for any future 

redevelopment proposed. This includes modification of the size or location of parcels shown on 

the final plat. 

5. You may proceed with final plat recording if approved, at your own risk. However, you may wish 

to consider recordation and final hearing following initial site development to ensure that the 

parcel lines align with the development’s exterior or party walls to prevent what could be costly 

corrections.  

6. Show proposed townhome unit dimensions on preliminary plat sheet C2.0. This should be 

provided in a callout box if difficult to read on the current sheet. 
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BAYSITE ENGINEERING LLC 
2054 Central Avenue, St. Petersburg, Florida 33712 – 813.679.9918 

June 5th, 2024 
 
St. Pete Beach 
155 Corey Avenue 
St. Pete Beach, FL 33706 
 
Re:  Transmittal Letter – 3700 GULF BLVD Residences – Prelim Plat  

Folio: 07-32-16-21852-028-0001 
Address: 3700 GULF BLVD, ST.PETE BEACH 
 
 

To Whom It May Concern,  
 
Please see attached Prelim Plat package for the 3700 Gulf Blvd project for review and approved by St. 
Pete Beach. 
 
Subject project located at 3700 Gulf Bvld, St. Pete Beach, includes the redevelopment of a vacant 
property with a restaurant building with associated parking into 4 single family attached residences. 
Existing building and parking to be demolished.  

Project includes approved setback variance #24003 and a Text Change Amendment application which 
will be submitted concurrently.   

Included in this package are the following documents: 
• Preliminary Plat 
• Survey  
• Owner Authorization for Agent (signed) 
• Administrative Guidelines for Subdivisions (signed) 

 
Please feel free to call with any questions or if any additional information is needed.  
 
Respectfully,  
 
Baysite Engineering, LLC. 

 
P. Ely Payne, P.E.   
Principal  
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