
 

PLANNING & ZONING BOARD MEETING AGENDA 

October 06, 2025 at 4:00 PM 

Council Chambers – 340 Ocean Drive and YouTube 

 

 

NOTICE: If any person decides to appeal any decision of the Town Council at this meeting, he or she 

will need a record of the proceedings and for that purpose, he or she may need to ensure that a verbatim 

record of the proceedings is made, such record includes the testimony and evidence upon which the 

appeal is to be based. The Town does not prepare or provide such record. Persons with disabilities 

requiring accommodations in order to participate in the meeting should contact Caitlin E. Copeland-

Rodriguez, Town Clerk, at least 48 hours in advance to request such accommodations. 

 

The meeting will be broadcast live on The Town of Juno Beach YouTube page and can be viewed any 

time at: https://www.youtube.com/@townofjunobeach477/streams 

 

HOW CITIZENS MAY BE HEARD: Members of the public wishing to comment publicly on any 

matter, including items on the agenda may do so by: Submitting their comments through the Public 

Comments Webform at: https://www.juno-beach.fl.us/towncouncil/webform/public-

comments#_blank (all comments must be submitted by Noon on day of Meeting). Please be advised that 

all email addresses and submitted comments are public record pursuant to Chapter 119, Florida Statutes 

(Florida Public Records Law); make a comment in-person; or participate from a remote location using 

Zoom – please contact the Town Clerk at ccopeland@juno-beach.fl.us by Noon on the day of the 

meeting to receive the Meeting ID and Access Code. (Please note that all members participating via 

Zoom must login at least 15 minutes prior to the meeting and will be muted upon entry until Public 

Comments is called). 

 

*Please note that the Zoom meeting will lock for public comments at 4:00pm and no other entries will 

be permitted. 

 

All matters listed under Consent Agenda, are considered to be routine by the Town Council and will be 

enacted by one motion in the form listed below. There will be no separate discussion of these items. If 

discussion is desired, that item will be removed from the Consent Agenda and will be considered 

separately. 
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CALL TO ORDER 

PLEDGE ALLEGIANCE TO THE FLAG 

ADDITIONS, DELETIONS, SUBSTITUTIONS TO THE AGENDA 

COMMENTS FROM THE TOWN ATTORNEY AND STAFF 

COMMENTS FROM THE PUBLIC 

All Non-Agenda items are limited to three (3) minutes. Anyone wishing to speak is asked to complete a 

comment card with their name and address prior to the start of the meeting as well as state their name 

and address for the record when called upon to speak (prior to addressing the Board). The Board will 

not discuss these items at this time. Comments needing a reply will be referred to Staff for research; a 

report will be forwarded to The Board; and citizens will be contacted. 

CONSENT AGENDA 

1. Planning & Zoning Board Meeting Minutes for September 15, 2025 

BOARD ACTION/DISCUSSION ITEMS 

2. Appearance Review – 421 N. Juno Lane 

COMMENTS FROM THE BOARD 

ADJOURNMENT 
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PLANNING & ZONING BOARD MEETING MINUTES 

September 15, 2025 at 4:00 PM 

Council Chambers – 340 Ocean Drive and YouTube 

PRESENT:  MICHAEL STERN, CHAIR 

    JIM FERGUSON, VICE CHAIR 

    JAMES EHRET, BOARDMEMBER 

    JONATHAN BUTLER, BOARDMEMBER 

    BRIAN COLE, BOARDMEMBER 

    CAROL RUDOLPH, ALTERNATE BOARDMEMBER 

 

ALSO PRESENT:  FRANK M. DAVILA, DIRECTOR OF PLANNING & ZONING 

    LEONARD RUBIN, TOWN ATTORNEY 

    CAITLIN COPELAND-RODRIGUEZ, TOWN CLERK 

    STEPHEN MAYER, PRINCIPAL PLANNER 

 

AUDIENCE: 36 
 

CALL TO ORDER – 4:00PM 

PLEDGE ALLEGIANCE TO THE FLAG 

ADDITIONS, DELETIONS, SUBSTITUTIONS TO THE AGENDA - None 

COMMENTS FROM THE TOWN ATTORNEY AND STAFF 

PRESENTATIONS 

1. Presentation by PBC ERM on Juno Dunes Natural Area (See attached presentation.) 

COMMENTS FROM THE PUBLIC 

All Non-Agenda items are limited to three (3) minutes. Anyone wishing to speak is asked to complete a 

comment card with their name and address prior to the start of the meeting as well as state their name 

and address for the record when called upon to speak (prior to addressing the Board). The Board will 

not discuss these items at this time.  

Public Comments Opened at 4:23pm. 

Public Comment Closed at 4:24pm. 

 

CONSENT AGENDA 

2. Planning & Zoning Board Meeting Minutes for July 7, 2025 

   MOTION: Ferguson/Butler made a motion to approve the consent agenda. 
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  ACTION: The motion passed unanimously. 

 

BOARD ACTION/DISCUSSION ITEMS (A public comment period was provided for each item below.) 

3. The Waterford Major Amendment (See attached presentations.) 

 MOTION: Ferguson/Ehret made a motion to recommend approval of the request for a Major 

Site Plan Amendment to a Special Exception Planned Unit Development (PUD) for the 

reconfiguration and modification of the existing senior living facility community, subject to the 

conditions outlined in staff’s memorandum to the Town Council. 

 ACTION: The motion passed unanimously. 

4. Appearance Review – 451 Ocean Drive (See attached presentation.) 

 MOTION: Ferguson made a motion to approve the application for appearance review for the 

proposed to the single-family residence located at 451 Ocean Drive. 

  

Chair Stern passed the gavel and seconded the motion. 

  

ACTION: The motion passed 3-2 with Boardmember Ehret and Boardmember Cole opposed. 

 

COMMENTS FROM THE BOARD - None 

 

ADJOURNMENT 

Chair Stern adjourned the meeting at 6:16pm. 

 

______________________________ ______________________________ 

Michael Stern, Chair    Caitlin Copeland-Rodriguez, Town Clerk 
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• Bond referendums passed 

1991 & 1999

• > 31,000 acres

• 37 natural areas

• Juno Dunes is largest tract of  

Atlantic Coastal Ridge Scrub
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Our Mission: Acquire, preserve and protect environmentally 
sensitive lands in Palm Beach County and protect wildlife and 

endangered species on such lands.
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• Acquisition 1992-1999

• County owns 203 acres 
with conservation 
easements & FCT 
contributed matching 
funds for oceanfront tract

• 30 acres leased from 
Florida Inland Navigation 
District until 2032 with 
10-year renewal

• 336 acres leased from the 
state until 2047
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• Diversity of habitats with 
scrub being dominant

• Many rare and/or 
endemic plant & animal 
species

• < 2% of scrub left in PBC 

• ~50% of plants in scrub 
are endemic

• 667 plant species & 324 
animal species have been 
documented 9
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• 3 beach renourishments 

• Maritime hammock 
restoration

• FIND mangrove & seagrass 
restoration

• ICW shoreline stabilization 

• Mesic flatwoods restoration 

• Hydrologic restoration 
north & south of Donald 
Ross Rd
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• There are 14 
management units 
within the natural 
area; they are also 
considered “burn 
units”
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• A multi-phase, initial invasive/nonnative plant removal program 
began in 1997 and was completed in 2002 

• Site is now in maintenance condition (coverage of invasive plant 
species does not exceed 1 percent of canopy or understory layer)

• Annual sweeps have been conducted since 2002
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• Juno Dunes is on a 
maintenance control 
schedule 

• <5% invasive species 
coverage 

• Yearly full site sweeps
• Quarterly weedy species 

aka Hotspot treatments 
• Nuisance vine 

management, yearly 
removal and follow-up 
maintenance 
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• Between 2010 & 2025: 
mechanical reduction 
methods were used for 
upland restoration, WUI 
maintenance and 
prescribed fire preparation
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• Ten prescribed burns to 
date between 2000 & 2022

• 234.25 total acres

• Urban location dictates 
extremely narrow weather 
conditions in which 
prescribed burning may 
take place.  Mechanical 
fuel reduction may be 
used as a surrogate for fire
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• Four wildfires have 
occurred on the site. The 
largest being 8.6 acres in 
March 2022
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• East side of the site (east 
of US-1) opened to the 
public in August 2001 and 
the west side opened in 
April 2004

• 4.1-miles of natural-
surfaced hiking trails

• 0.6-miles of accessible 
paved nature trails

• JUD receives between 
1,000 – 2,000 visitors a 
month – this year we are 
on target to have >18,000 
visitors 21
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The Waterford Planned Unit 

Development (PUD)/Special 

Exception (SE)
Major Modification to PUD/SE

Planning and Zoning Board

September 15, 2025
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Development Proposal

• Special Exception – the approved use (Assisted 

Living Facility) is a special exception in the 

Professional Office Zoning District. There is no 

modification to the uses, but the special exception 

status remains

• Reconfigure approved Memory Care/Assisted Living 
and Independent Living Building

• Break into two buildings (one with Memory Care, one with 
Independent Living)

• Reduce the height of the Independent from seven stories 
to three stories

• Increase the height of the Memory Care from three stories 
to four stories, stepping down to three on the south side 

near Pleasant Drive residential lots

• Reduction of number of total beds from 638 beds to 
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Development Proposal

• Additional pedestrian connectivity around 
reconfigured buildings

• Removal of traffic circulation around the 
building and in the 2022 approved 50-foot rear 

setback, adjacent to Pleasant Drive residential

• Reduction of the 50-foot rear setback to 30 feet 
(min. required 25 ft)

• Reduction of parking spaces provided from 453 to 
380 spaces

• Applicant is requesting approval of a Parking Study, 
which demonstrates demand is 195 parking spaces. Code 

requires 345. 
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Work Area

50’ 

SB

3-story 

bldg.
7-story 

bldg.
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30’ 

SB
30’ 

SB

50’ 

SB

3-story 

bldg.4-story 

bldg.Parking

Work Area
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Elevations

Independent Living Building 

(South of Lake)

Memory Care Building (North of 

Lake)

34

Item #1.



Landscaping

Southern Property line, adjacent to Pleasant 

Drive Residences

Add 5’ High Clusia

Hedge along this 

width

Add 5’ High Clusia Hedge 

along this width
Preserve Existing Mature 

Trees in this location

Existing Vegetation on 

eastern side of Lake Feature 

(Pond)
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Staff Recommendations

• Additional/modified Conditions of Approval from 2022 
Approval:

• There shall be no parking within the Town’s Right-
of-Way (i.e. Universe Blvd.) and the Pleasant Drive 
ROW. 

• The applicant shall provide a modified landscape 
plan showing an enhanced landscaping buffer along 
the southern property line along the residences of 
Pleasant Drive, to consists of a minimum 5’ high 
Clusia hedge row along the entire length of the 
residential lots.

• Prior to Town Council approval, the applicant shall 
provide a modified tree disposition plan (sheets LD-
1.00, and LD-1.04) and Landscape Plan, preserving 
and keeping to the maximum extent practicable the 
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Applicant’s Presentation
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The Waterford
Site Plan Amendment & 
Special Exception
Planning Board
September 15, 2025

39

Item #1.



PROJECT LOCATION

Subject Site
15.95 acres

PLEASANT DR.

UNIVERSE BLVD.
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Site Plan Amendment & Special Exception

• Site Plan Amendment to modify the approved site plan package. 

• Special Exception to allow for the reconfiguration of  the approved development.

• There are no Variances or special considerations requested in this proposal. 

APPLICATION REQUESTS 41
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Presenter Notes
Presentation Notes
Founded in Juno Beach in 1982. 

Strong Occupancy but missing ‘Continuum of Care’ facilities.

Currently provides services to:
241 ILF residents 
60 SNF residents 
Additional seniors from outside the campus who are being provided outpatient therapy. 

Maintaining previous approved Memory Care and Assisted Living component

Reconfiguration of Independent Living component.




Existing Future Land Use

HDR
HIGH DENSITY 
RESIDENTIAL 

(UP TO 22 DU/AC)

COM 
COMMERCIAL

MODR
MODERATE DENSITY 

RESIDENTIAL 
(UP TO 15 DU/AC)

COM 
COMMERCIAL

LDR
LOW DENSITY RESIDENTIAL 

(UP TO 5 DU/AC) MR-5
MEDIUM RESIDENTIAL

5 UNITS PER ACRE
(UNINCORPORATED PBC) 

LR-1 LOW RESIDENTIAL
 1 UNIT PER ACRE

(UNINCORPORATED PBC) 

CH/8 COMMERCIAL HIGH 
WITH AN UNDERLYING 

HR-8
(UNINCORPORATED PBC) 

CH/8
COMMERCIAL
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Existing Zoning

PUD/CO
PLANNED UNIT DEVELOPMENT/ 

COMMERCIAL OFFICE

CO
COMMERCIAL 

OFFICEPUD/RM-2
PLANNED UNIT DEVELOPMENT/ 
RESIDENTIAL MULTIPLE FAMILY - 

MODERATE DENSITY

CO
COMMERCIAL OFFICE

RS-1
RH – Residential High

UNINCORPORATED PBC 

RS – Single Family Residential
UNINCORPORATED PBC 

RH
RESIDENTIAL MULTIPLE FAMILY 

HIGH DENSITY

CG COMMERCIAL 
GENERAL

(UNINCORPORATED PBC) 

RH – Residential High
UNINCORPORATED PBC 

CG
COMMERCIAL GENERAL 
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Previously Approved Site Plan- 2022

Renovated 1-Story 
Skilled Nursing

New 7-Story Residential
Living Apartments

New 3-Story
Assisted Living /

Memory Care

New 1-Story 
Duplexes

New 3-Story
Residential

Living Apartments

Building Mass Moved to 
Hwy 1 Frontage

Parking Structure Moved 
Beneath the Building

New / Renovated
Residential
Commons

Renovated
Wellness / Pool

PLEASANT RIDGE  
HOA

PLEASANT RIDGE  
HOA
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Re-Design Summary

• Interior modifications to commons and lobby area (Building A)

• Building reconfiguration (Buildings B and H)

• Reduction in overall number of beds from 638 to 578

• Density reduction from 16.71 DU/AC to 15.15 DU/AC

• Reduction of building height 

• Improved pedestrian connectivity

• Modification to open space areas
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Site Plan

SITE DATA
Acreage: 15.95 AC
Proposed Use: No change
Density/Intensity: 15.15 units/AC
Building Height: 
Max. 12-stories (existing)
Proposed Building B – 51 feet (3 stories)
Proposed Building H – 64 feet (3 & 4 stories)

B

H
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Site Plan & Appearance Review Standards

Sec. 34-116.a Site Plan Criteria

Is in conformity with the comprehensive plan and is not detrimental to the neighboring land use;

Has an efficient pedestrian and vehicular traffic system, including pedestrian, bicycle, and automotive linkages and proper means 
of ingress and egress to the streets;

Has adequate provision for public services, including, but not limited to, access for police, fire and solid waste collection;

Complies with the provisions of chapter 20, article III, regarding potable water, sanitary sewer, solid waste, drainage, recreation 
and open space, and road facilities;

Is planned in accordance with natural characteristics of the land, including, but not limited to, slope, elevation, drainage patterns 
(low areas shall be used for lakes or drainage easements), natural vegetation and habitats, and unique physical features;

Preserves environmental features and native vegetation to the maximum extent possible, and complies with the Environmentally 
Sensitive Lands Ordinance;

Protects estuarine areas when concerning marina siting, drainage plans, alteration of the shoreline, provisions for public access 
and other concerns related to water quality and habitat protection;

Complies with all sections of this chapter.

47

Item #1.



Site Plan & Appearance Review Standards

Sec. 34-116.b Appearance Review Criteria
Is of an architectural style representative of or reflecting the vernacular of Old Florida style which is indigenous to the town and 
which is commonly known and identified by its late Victorian (Key West Cracker), Spanish revival (Mediterranean), Modern (early 
to mid-20th century), or combination thereof style of architecture.

Is of a design and proportion which enhances and is in harmony with the area…

Elevator and stairwell shafts and other modern operations and features of a building shall be either completely concealed or shall 
incorporate the elements of the architectural style of the structure; rooftop equipment and elevator and mechanical penthouse 
protrusions shall be concealed; and parking garages and other accessory structures shall be designed with architectural features 
and treatments so that they are well proportioned and balanced and in keeping with the architectural style of the principal 
structure;

Shall have all on-site structures and accessory features (such as but not limited to light fixtures, benches, litter containers, 
including recycling bins, traffic and other signs, letter boxes, and bike racks) compatible in design, materials, and color;

Shall have a design in which buildings over 40 feet in height shall appear more horizontal or nondirectional in proportion rather 
than vertical, accomplished by the use of architectural treatments as described in these criteria;

Shall locate and design mechanical equipment with architectural treatments so that any noise or other negative impact is 
minimized;

Complies with the town's community appearance standards (see article IV, division 14 of this chapter).
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Density
• The proposed density is compliant with the designated town density requirements. 
• The proposed program has a reduction on total units from the previously approved amendment.

Design Compliance

Existing Building Height Proposed Building Height

Existing Tower (to remain) – 121 feet (12 stories)
Previous Approved Building – 90 feet ( 7 stories)

Building B – 51 feet (3 stories)
Building H – 64 feet (3 & 4 stories)

Required Landscape Buffer Proposed Landscape Buffer

5 feet wide Ranges from 15 to 20 feet

Building Height

Access 
• No new access points proposed as part of the applications.
• Three access points to the Campus are from Universe Blvd.

Buffering

Setbacks
Required By Code Current Proposal

Front 30 feet 30 feet
Side 10 feet 28 feet (US Highway 1)
Rear (Classified as Front) 15 feet (Based on PUD Reduction)* 17 feet

30 feet at Independent Living Building
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Traffic
• The Proposal meets the Traffic Performance Standards of Palm Beach County. 

Design Compliance 50
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Parking

Design Compliance

• Parking Required by Code

• Parking Provided

• Parking Demand by ITE Manual
Component Requirement Quantity (Spaces) 
Independent Living Unit (290 units/478 beds) 1 Sp./0.48 Units 140
Assisted Living (24 units/Beds) 1 Sp./0.55 Beds 13.2
Memory Care (16 units/beds) 1 Sp./0.55  Beds 8.8
Skilled Nursing (60 units/beds) 1 Sp./0.55  Beds 33

Total 195

Component Requirement Quantity (Spaces) 
Independent Living Unit (290 units/478 beds) 1 Sp./1 Unit 290
Assisted Living (24 Units/Beds) Resident (1 Sp./4 beds) 6
Memory Care (16 Units/Beds) Resident (1 Sp./4 beds) 4
Skilled Nursing (60 Units/Beds) Resident (1 Sp./4 beds) 15
Staff 1 Sp./3 staff @ 114 staff* 38

Total 353
*24 hours/8 hour shifts = 3

Parking Type Quantity (Spaces)  
Proposed Surface Spaces 341
Proposed Garage Spaces 39
Handicap Spaces (Included in total) 8 

Total 380
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Parking

Operations-based Parking Demand Study
Parking Requirements: Lifespace Proposal
• Lifespace has long-term experience with resident’s auto ownership ratios and parking utilization

• Long sales period, extended permitting and remodeling timelines keeps level of occupancy when 
performing well at 90-93%

• Many of our residents do not own cars (Lifespace FL communities – 56%, 65% & 68%)
• To adequately address likely parking lot performance, parking stalls exceeding the count defined by the 

parking study are being provided

Parking Requirements: Special Circumstances
• Parking management plan will be put in place to identify unused reserved spaces and re-sign as visitor 

spaces during term of apartment’s vacancy
• Majority of spaces will be 9.5-10’ wide to facilitate easier access

Design Compliance 52
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Design Compliance 53
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Previous Site Rendering

Previously Proposed 
3 & 7-Story AL/MC/RLB

Existing Residential 
Living Tower 

Pleasant
Ridge

HOA

Duplex Units
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Proposed Site Rendering

Proposed 3 & 4
Story IL Units

Existing Residential 
Living Tower 

Pleasant
Ridge HOA

Duplex Units

Proposed 3 Story 
AL/MC Units
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Building Elevations 56
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Building Elevations 57
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Building Elevations 58
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Conditions of Approval 59
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Staff Recommendation 

Staff Assessment: Staff recommends that the Planning and 
Zoning Board consider the Request for a Major Site Plan 
Amendment to a Special Exception Planned Unit Development 
(PUD) for the  reconfiguration and modification of the existing 
senior living facility community, subject to the conditions 
outlined above, and provide a recommendation to the Town 
Council. 
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The Waterford
Site Plan Amendment & 
Special Exception
Planning Board
September 15, 2025
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451 Ocean Drive
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Building Plans
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Landscape Plans
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Lot Considerations
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● Total Proposed Building Footprint is 4,262 Square Feet
○ Equating to 32.1% lot coverage, 2.9% less than the maximum lot coverage restriction

● As seen on the previous slides, great consideration has been given to privacy 
to the Western and Northern Neighbors, since no neighbors are to the East.

● Decreased privacy concerns from neighboring lots by not creating a living 
structure above the garage on the East, eliminating any windows on the 2nd 
floor north side of the primary bedroom, as well as no sidewalk on the east 
side of the lot.

● Greatly enhancing the landscaping to provide privacy and to increase visual 
appeal to the community.  Excess expense of $100,000 plus.
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Community Statistics
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● The Majority of the homes are built between 1959-1974
● The total square foot average of the homes are 2,969 sq ft
● Homes approved to build in the comparisons from 2004-2025, 

excluding the subject property, are averaging 5,386 square feet.
● The newly approved to build homes are 370 Apollo at 5,255 sq ft 

and having a .39 FAR and 401 Diana Lane at 5,421 sq ft and 
having a .55 FAR.

● The homes NOT being considered as a comparable due to a 
zoning difference, but are of like build, are 381 Ocean Drive, total 
land 11,264.62 sq ft, total building sq ft of 6,715 and 571 Ocean 
Drive total land 10,053 sq ft, total building sq ft of 9138.
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Lot Sizes of Homes Within the Proximity of the Subject Property
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Reasons to Approve
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Testimonial From The Architect
“The Mass of this building is broken up to created a thoughtful and interesting facade.

What distinguishes this design from the large, boxy modern houses we’ve seen approved in the past is the way the 
massing has been carefully broken down into distinct, readable volumes. Rather than presenting a single monolithic block, 
this home is composed of interlocking forms that step forward and back, creating depth, shadow, and interest.

The garage wing, for example, is set apart and steps forward, giving hierarchy and balance while allowing the entry volume 
to stand as a focal point. The central two-story glass element framed by vertical columns adds proportion and anchors the 
composition, while the interplay of horizontal rooflines and vertical openings ensures that no single element overwhelms 
the whole.

Material choices further reinforce this balance. The use of lighter stucco against darker stone creates contrast that clearly 
defines volumes and prevents the home from reading as one large mass. This creates a relationship between the different 
parts of the building that is both harmonious and dynamic.

Overall, the design provides variety, articulation, and a more human scale, avoiding the flatness and bulkiness that have 
sometimes characterized more box-like modern houses. This approach results in a home that feels refined, approachable, 
and visually balanced within its setting.”
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● The proposed build complies with ALL setbacks, height restrictions and lot 
coverage.

● Architecture and style have been carefully considered to include stone, 
scored stucco, banded stucco, and recessed elements.

● We have worked closely with the Town of Juno Beach Staff to outline 
elements and mindful changes to provide the Architectural Review Board 
positive consideration of the application. Such as, providing additional 
landscaping, mindful orientation of the second story, and diversity of building 
materials to provide visual interest.
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AGENDA ITEM 
 

Meeting Name: Planning & Zoning Board 

Meeting Date: October 6, 2025 

Prepared By: Stephen Mayer 

Item Title: Appearance Review – 421 N. Juno Lane 

 

DISCUSSION: 

The Town has received an application for Appearance Review from Mitch and Sam Miller, representing 

Village Architects (“Agent”) on behalf of Bart Collins, representing Juno 421 LLC (“Applicants and 

Owners”) for the property located at 421 N. Juno Lane (“Property”). The Property is zoned Residential 

Single Family (RS-2) with a Future Land Use classification of Low Density Residential (LDR) (up to 5 

DU/AC). The existing vacant lot is 0.16 acres or +/- 6,975 square feet in area. The location of the property 

is shown in the aerial photo below: 
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Rendering of Proposed new home at 421 N. Juno Lane 

Staff note: please refer to the architectural elevations in your packet for the most accurate depiction of 

the facade 

 

The Applicant is seeking to demolish the exiting home and construct a new two-story home at a total of 

3,921 square feet, not including lanais or balcony space. The total footprint is 2,434 (34.9% lot coverage), 

thereby just under the maximum lot coverage of 35%.  Section 34-116(3) (b) (items 2 through 7) of the 

Town’s Zoning Code requires the Planning and Zoning Board (acting as the Appearance Review Board) 

to determine whether the proposed addition meets the criteria below. For the Board’s review and 

consideration, staff has provided the following analysis of the Appearance Review Criteria (staff response 

is in bold).  

Due to the pre-emptions of Section 163.3202 F.S, staff does not review and will not make any 

comments regarding Section 34-116.(3)(b) item 1, which is entirely related to architectural style. 

Appearance Review Criteria 

 

1. Is of an architectural style representative of or reflecting the vernacular of Old Florida style 

which is indigenous to the town and which is commonly known and identified by its late 

Victorian (Key West Cracker), Spanish revival (Mediterranean), Modern (early to mid-20th 

century), or combination thereof style of architecture. Summarized briefly, common features 

of the vernacular of Old Florida style that identify the Victorian (Key West Cracker), and 

Spanish revival (Mediterranean) architectural style include wood or concrete block with 

stucco siding; simple pitched roofs; tile, metal, or asphalt roofs; ornate details such as but not 

limited to exposed soffits, individualized vent and louver shapes, reliefs, and detailed window 
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and door treatments; lush landscaping with private yards; and use of porches, balconies and 

patios. Common features of the vernacular of Old Florida Style that identify the Modern 

(early to mid-20th century) architectural style include clean geometric lines, often at right 

angles; an emphasis on function; materials such as glass, steel, iron, and concrete; and the use 

of natural light though large and expansive windows;  

 

As it is pre-empted by Section 163.3202, F.S. staff offers no comment or analysis on the Building 

Design Element components of the proposed home as defined by the statute. 

  

2. Is of a design and proportion which enhances and is in harmony with the area. The 

concept of harmony shall not imply that buildings must look alike or be of the same style. 

Harmony can be achieved through the proper consideration of setback, scale, mass, bulk, 

proportion, overall height, orientation, site planning, landscaping, materials, and 

architectural components including but not limited to porches, roof types, fenestration, 

entrances, and stylistic expression. For the purpose of this section, the comparison of 

harmony between buildings shall consider the preponderance of buildings or structures 

within 300 feet from the proposed site of the same zoning district; 

 

The area of the lot is +/-6,975 square feet, or 0.16 acres, and the proposed lot coverage ratio would be 

34.9%, which complies with the Town’s Zoning Code requirement for lot coverage per Section 34-268. 

The proposed home is a two-story building. In the backup materials provided, page S2 indicates how 

applicants have provided a review of the residential structures in the context of the property. Using data 

from the Property Appraiser’s Office, staff has created the following table summary for the Board’s 

review: 

 

Address Year 
Built 

Lot Total 
Square Feet 

(acres) 

Tower 
Feature 

Lot Size to Total 
Square Feet 

Ratio  

Total Square 
Feet 

Square Feet 
Under Air 

Story 

440 N Juno Lane 1976 6,970 (.16) No .461 3,214 2,363 2 

450 N Juno Lane 1951 6,534 (.15) No .256 1,674 1,366 1 

470 N Juno Lane 1951 6,970 (.16) No .237 1,650 1,236 1 

401 Zenith Lane 1953 8,276 (.19) No .235 1,944 1,600 1 

481 N Juno Lane 1988 10,890 (.25) No .272 2,960 2,482 2 

471 N Juno Lane 1953 10,018 (.23) No .324 3,246 2,700 1 

461 N Juno Lane 2017 6,970 (.16) No .556 3,877 2,327 2 

441 N. Juno Lane 1953 9,583 (.22) No .145 1,385 1,045 1 

421 N. Juno 

Lane 
1959 6,970 (.16) No 

 

.254 1,772 

 

1,469 1 
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Proposed No  

.563 

3,921  

3,539 

 

2 

401 N Juno Lane 2018 8,276 (.19) Yes .544 4,503 3,185 2 

391 N Juno Lane 1959 6,970 (.16) No .337 2,349 1,823 1 

371 N. Juno Lane 1957 10,018 (.23) No .222 2,224 1,740 1 

401 Ocean Drive 1971 5,227 (.12) No .333 1,738 1,618 1 

380 N Juno Lane 1957 6,970 (.16) No .227 1,581 1,581 1 

390 N. Juno Lane 1959 6,970 (.16) No .238 1,661 1,289 1 

420 N Juno Lane 1957 6,970 (.16) No .459 3,199 2,747 2 

430 N Juno Lane 1959 6,970 (.16) No .490 3,414 2,638 2 

461 Jupiter Lane 1962 9,147 (.21) No .281 2,571 2,045 1 

441 Jupiter Lane 1958 7,405 (.17) No .364 2,694 1,952 1 

431 Jupiter Lane 1965 8,276 (.19) No .350 2,895 1,812 1 

411 Jupiter Lane 1956 8,276 (.19) No .193 1,594 1,202 1 

391 Jupiter Lane 1956 8,276 (.19) No .189 1,565 1,461 1 

381 Ocean Drive 2020 11,325 (.26) Yes .465 5,262 4,177 2 

390 Jupiter Lane 2025 8,370 (.19) Yes .604 5,059 4,618 2 

410 Jupiter Lane 1983 9,147 (.21) No .393 3,592 2,601 2 

430 Jupiter Lane 2024 8,276 (.19) No .578 4,780 4,190 2 

440 Jupiter Lane 1956 9,147 (.21) No .261 2,383 1,543 1 

460 Jupiter Lane 1976 9,147 (.21) No .239 2,184 1,736 1 

Average   10% .340 2,889 2,162 36% 

Figures in Red are the highest in the range, figures in Green are the lowest in the range.  

The bold figures are the subject property. 

Study Area Summary Statistics: FAR Range is .145 to .604. FAR Average = .340 

TOTAL Sq. Ft. Range = 1,565 to 5,262 square feet. TOTAL Square Foot Average = 2,889 square feet 
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Staff’s response: According to the table above, the proposed two-story home would result in a 

new home inside the range of the total square footage for the study area. The proposed square 

footage (3,921 Square Feet) would be 1,341 square feet smaller than the largest existing home in 

the study area, which is at 5,262 square feet located at 381 Ocean Drive.  The proposed home is 

1,032 square feet larger than the average square footage of the homes in the study area. 

3. Elevator and stairwell shafts and other modern operations and features of a building shall be 

either completely concealed or shall incorporate the elements of the architectural style of the 

structure; rooftop equipment and elevator and mechanical penthouse protrusions shall be 

concealed; and parking garages and other accessory structures shall be designed with architectural 

features and treatments so that they are well proportioned and balanced and in keeping with the 

architectural style of the principal structure;  

Staff’s response: All modern operations and features of the building are completely concealed. There 

are no roof top equipment, elevator or mechanical penthouse protrusions being proposed. Due to the 

pre-emption of Section 163.3202, F.S, staff have not reviewed the architectural features of the 

accessory structures.  

4. Shall have all on-site structures and accessory features (such as, but not limited to, light fixtures, 

benches, litter containers, including recycling bins, traffic and other signs, letter boxes, and bike 

racks) compatible in design, materials, and color;  

Staff’s response: The review of design, materials and color are pre-empted by Section 163.3202, F.S 

and will not be reviewed by staff. Staff notes that a privacy fence and front yard pool are being 

requested by separate permits. 

5. Shall have a design in which buildings over 40 feet in height shall appear more horizontal or 

nondirectional in proportion rather than vertical, accomplished by the use of architectural treatments as 

described in these criteria;  

Staff’s response: The review of design for buildings over 40 feet is not applicable as the height of 

the building is under 40 ft. In addition, the review of design is pre-empted by Section 163.3202, F.S. 

- 

6. Shall locate and design mechanical equipment with architectural treatments so that any noise or 

other negative impact is minimized.  

Staff’s response: All mechanical equipment shall be screened from view, as required by code. Staff 

will not review architectural treatments as their review is pre-empted by Section 163.3202, F.S.  

Harmony 

Harmony means a quality which produces an aesthetically pleasing whole as in an arrangement of varied 

architectural and landscape elements. Harmony can be achieved through the proper consideration of scale, 

mass, bulk, proportion, height, orientation, site planning landscaping, materials and architectural 

components including but not limited to porches, roof types, fenestration, entrances, and stylistic 

expression.  

Scale means the proportions of a building in relation to its surroundings, particularly other buildings in 

the surrounding context.  
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Staff’s response: Please note that 64% of the existing homes in the study area are one-story 

structures. In addition, the home located immediately to the east is a two-story home with a tower 

feature and the home to the west is a one-story home. The three homes located across the street are 

two-story homes, please refer to the applicants’ pictures (surrounding properties). 

Mass means the relationship and sizes between different volumes of a building or structure.  

Staff’s response: As mentioned, the total gross square footage for the other structures in the study 

area ranges between 1,565 to 5,262 square feet square feet (not including the subject house) with the 

average size being 2,889 square feet.  The proposed structure is 3,921 total gross square feet. 

Therefore, the mass of the proposed single-family home is within the range.  

Bulk means the overall size and volume of a building or structure.  

Staff’s response: The proposed structure on 421 N. Juno Lane is a total of 3,921 gross square feet, 

which is within the range of the homes in the study area. The Floor Area Ratio of the total gross area 

of the building to the lot size is .563, which is below the maximum FAR in the study area (.604)  

Proportion means the visual effect of relationship of one portion to another or of a portion to the whole. 

or of one thing to another.  

Staff’s response: Based upon the submitted plans, staff summarizes the front and rear (street facing) 

facades with the following windows, doors and garages:  

 The front façade (22’ tall by 48’5” wide) 

o One door (8’ tall by 8’8” wide, including casement windows) 

o One French door 8’ tall by 5’ wide) 

o Two first-story windows (8’ tall by 5’ 2” wide each) 

o Three first-story windows side by side by side (5’11” tall by 2’8” each) 

o One second-story triple window (6’ tall by 8’1” wide), and 

o Two second-story windows (6’tall by 2’6” wide each)  

 The rear façade (22’ tall by 48.5” wide) 

o One-car garage door (8’ tall by 7’10” wide)  

o One recreational garage door (8’ tall by 5’11” wide) 

o One first-story French door (8’ tall by 5’3” wide) 

o One first-story window (6’ tall by 5’8” wide) 

o Two second-story French doors (8’2” tall by 5’ wide each) 

o One second-story French door (8’2” tall by 8’8” wide), and  

o One second-story window (5’11” tall and 8’ wide).    

Height. The height limitations for RS-2 is two-stories and 30 feet. 

Staff’s response: The proposed two-story building is 30’in height. This is the maximum code allows. 

36% of the study area are two story buildings, including the adjacent neighbor (401 N Juno Lane) to 

this property.  

Orientation. Where the building is located on the site and the presence of privacy features. 

Staff’s response: The applicant has designed a residence on a through lot, utilizing Diana Lane for a 

rear loaded driveway to a garage in the rear yard at the minimum 10-foot rear setback. They also 

desire to locate a pool in the front yard along N. Juno Lane at the minimum 15-foot front setback. 

The side setbacks are at 6 feet and 9 feet for a total minimum of 15 feet. They have indicated to staff 

that they desire to provide the mandatory 5-foot safety fence around the pool and robust landscaping 

to conceal the pool from N. Juno Lane. They are also proposing a 3-foot-high picket fence in the front 

yard. 
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Site Planning. The provision of open space. 

Staff’s response: The applicant is providing 3,524 square feet of open space, or 50.5%. As mentioned 

above, the applicant is utilizing the through lot to provide rear loaded access to a garage, using the 

minimum 10-foot setback. They also provide a front yard pool at a minimum of 15 feet and 5 feet 

from the side yard line. 

Landscaping. The provision of landscaping. 

Staff’s response: Single-Family homes are exempt from the Town’s Landscape Requirements as 

indicated in Section 34-1080. The applicant has indicated to staff that they intend to provide 

landscaping in the front and rear yards. Please note that fences located in the front yard are required 

to have continuous landscaping on the street side.  

Materials and Architectural components. 

Staff’s response: The review of materials and architectural styles are not permitted due to Section 

163.3202, F.S. 

RECOMMENDATION: 

Staff recommends that the Planning and Zoning Board review the information that has been provided, and 

consider approval or denial or approval with modifications, considering constructing a new two-story 

home at a total of 3,921 square feet. 

 

ATTACHMENTS:  

421 N. Juno Lane Appearance Review Application and Backup Material 
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421 N Juno Ln - Front
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421 N Juno Ln - Back
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421 N Juno Ln - Side
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Homes within 300 ft
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401 N Juno Ln (next door east)
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441 N Juno Ln (next door west)
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420 N Juno Ln
Across the street to 

the east

430 N Juno Ln
Directly across the 

street

440 N Juno Ln
Across the street to 

the west
106

Item #2.



470 Diana Ln
Across the street to 

the west

411 Diana Ln directly 
across the street to 

the east
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401 Diana Ln
Approved new residence across the street
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