
 

 

PLANNING COMMISSION MEETING 

AGENDA 
Monday, April 01, 2024 at 6:00 PM 

Commission Chambers, 300 Municipal Drive, 

Madeira Beach, FL 33708 
 

The Board of Commissioners of the City of Madeira Beach, Florida will meet in the Patricia Shontz Commission 

Chambers at City Hall, located at 300 Municipal Drive, Madeira Beach, Florida to discuss the agenda items of City 

Business listed at the time indicated below. Meetings will be televised on Spectrum Channel 640 and YouTube 

Streamed on the City’s Website. 

 

1. CALL TO ORDER 

2. ROLL CALL 

3. PUBLIC COMMENT 

Public participation is encouraged. If you are addressing the Planning Commission, step to the 

podium and state your name and address for the record. Please limit your comments to three (3) 

minutes and do not include any topic that is on the agenda. 

Public comment on agenda items will be allowed when they come up. 

For any quasi-judicial hearings that might be on the agenda, an affected person may become a party 

to this proceeding and can be entitled to present evidence at the hearing including the sworn 

testimony of witnesses and relevant exhibits and other documentary evidence and to cross-examine 

all witnesses by filing a notice of intent to be a party with the Community Development Director, not 

less than five days prior to the hearing. 

4. APPROVAL OF MINUTES 

A. Approval of Minutes 

5. NEW BUSINESS 

A. Redevelopment Planning Application RDV 2024-02 13117 4th St. E 

6. OLD BUSINESS 

7. ADMINISTRATIVE/STAFF PRESENTATION 

A. John's Pass Village Zoning 
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8. PLANNING COMMISSION DISCUSSION 

9. NEXT MEETING 

Next meeting is scheduled for Monday, May 6, 2024 at 6:00 p.m. 

10. INFORMATIONAL MATERIALS 

11. ADJOURNMENT 

One or more Elected or Appointed Officials may be in attendance. 

Any person who decides to appeal any decision of the Planning Commission with respect to any matter 

considered at this meeting will need a record of the proceedings and for such purposes 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. The law does not require the minutes to be transcribed verbatim; 

therefore, the applicant must make the necessary arrangements with a private reporter or private 

reporting firm and bear the resulting expense. In accordance with the Americans with Disability Act and 

F.S. 286.26; any person with a disability requiring reasonable accommodation to participate in this 

meeting should call Jenny Rowan, Community Development Director at 727-391-9951, ext. 244 or email 

a written request to jrowan@madeirabeachfl.gov. 

2

mailto:jrowan@madeirabeachfl.gov


THE CITY OF MADEIRA BEACH, FLORIDA 

LOCAL PLANNING AGENCY / PLANNING COMMISSION 

Madeira Beach City Hall, Patricia Shontz Commission Chambers 

300 Municipal Drive, Madeira Beach, FL  33708 

www.madeirabeachfl.gov | 727.391.9951 

March 4, 2024 - MINUTES 

 

1. CALL TO ORDER  

 

First Vice Chair Chuck Dillon called the meeting to order at 6:00 PM 

 

2. ROLL CALL 

 

Members in Attendance: 

Commissioner LaRue  

 Commissioner Ghovaee 

 Commissioner Dillon  

Commissioner Noble 

            Commissioner Connolly 

 

    

Members Absent: 

Commissioner Meager 

Chairman Wyckoff 

 

Staff Representatives: 

Jenny Rowan, Community Development Director 

Al Carrier, Community Development Contract Engineer 

Andrew Morris, Long Range Planner 

Lisa Scheuermann, Program Coordinator/Board Secretary 

Nancy Meyer, City Attorney’s Office 

 

3. PUBLIC COMMENTS 

 

Commissioner Dillon opened the floor to public comment on any topics not related to items 

on the agenda.  

 

No residents came forward. 

 

4. APPROVAL OF MINUTES 

 

Minutes from the February meeting were approved unanimously. 
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5. NEW BUSINESS  

A. SP 2024-01 Don’s Dock Site Plan  

 

Attorney Nancy Meyer read the quasi-judicial procedure. She then asked if any of the 

commissioners have had any ex parte communications with the applicant. Hearing none, 

she asked if any of the commissioners have any conflicts of interest with the applicant. 

Hearing none, the staff was instructed to proceed. 

Jenny Rowan presented.  

Ms. Rowan stated that staff has met with applicant and that the applicant has conducted a 

neighborhood meeting as required. They also received a variance granted by the Special 

Magistrate. 

Ms. Rowan reviewed the requirements and stated that the application met required 

criteria with the exception of one setback issue which can be easily resolved and a solid 

waste disposal issue, and staff recommends approval with conditions that these issues be 

met. 

The presentation concluded and people were invited to the podium to speak. Bill Karnes, 

the applicant, came forward. He said he purchased the property about a year ago and 

referenced past and current use of the dock.  He stated that current users will relocate to 

Tarpon and the new restaurant will be Key West style and fit in with John’s Pass Village. 

He asked for questions.  

He then introduced the architect, Dennis Lang, and Shawn Cashen from Gulf Coast 

Consulting. 

Commissioner Ghovaee asked if the property is going to be able to meet the setback and 

FEMA requirements. Mr. Karns responded that they will meet all flood requirements. 

Commissioner Ghovaee responded that he thinks this will be a great addition. 

Commissioner Connolly said that he loves the front of the building and wants to dress up 

the street side to look just as good. The architect said that it’s just in the rendering stage 

right now. They are looking to be cohesive with the front of the building. Commissioner 

Connoly then stated that he wants palm trees.  Mr. Lang added that there will be green 

spaces where there are hardscapes now.  

Bill Karnes addressed parking lots and waterlines. H stated that he replaced waterlines at 

his own expense to prevent leaks and keep water going to his buildings. He also said that 

parking lots will be developed some time in the future. 

Commissioner Connolly asked why they are putting another restaurant in the village and 

Mr. Karns responded that they want to level up the dining experience in JPV.  

Discussion followed with Commissioner Noble stating that he would like the street side 

of the restaurant to match the character of the village with signs. Bill Karnes went over 
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the building site and showed which areas will have views, etc. Different methods of décor 

were suggested by various commission members.  

Mr. Lang said he will work to include architectural elements for decoration, etc. 

Discussion continued regarding the current uses of the dock and what will be relocated 

and what will still be available.  

The floor was again opened to public comment. 

A resident came forward and stated that this is a welcome addition to the village and long 

overdue. He recommended decorating the exterior with large fish models. 

 

Vice Chair Dillon called for a motion to approve Site Plan 2024-01 

 

Commissioner Ghovaee makes a motion to approve Site Plan 2024-01 with the condition 

of resolving the dumpster and setback issues. 

 

Commissioner Noble Seconded the motion. 

Roll was called and the motion passed unanimously. 

 

 

6. OLD BUSINESS: 

There was no old business. 

 

7. ADMINISTRATIVE/STAFF PRESENTATION 

 

Jenny Rowan stated that the John’s Pass Village Plan was approved by the county and now 

it goes to BOC.  

 

She also mentioned that we are moving forward with our Master Plan with Kimly Horn. 

 

8. PLANNING COMMISSION DISCUSSION 

 

There was no discussion. 
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9. NEXT MEETING 

 

The next meeting is scheduled for April 1, 2024, at 6:00 PM.   

 

 

10. ADJOURNMENT 

 

Commissioner Dillon adjourned the meeting at 6:41 PM. 

 

Respectfully submitted: 

 

______________________________________  __________________  

____________________________    ___________________ 

 

Chuck Dillon, First Vice Chairman     Date 

 

  

________________________________           ___________________ 

  

Lisa Scheuermann, Board Secretary     Date 
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Memorandum 

Meeting Details: April 1, 2024 – Planning Commission Meeting 

Prepared For: Planning Commission 

Staff Contact: Madeira Beach Community Development Department 

Subject:  John's Pass Village Activity Center Zoning Workshops 

 

 

Background 

      On March 13, 2024, the City of Madeira Beach Board of Commissioners approved adopting 

Ordinance 2023-01 (John’s Pass Village Activity Center Plan) and Ordinance 2023-02 (Amending 

FLUM to add John's Pass Village Activity Center).  These ordinances updated the Madeira Beach 

Comprehensive Plan and Future Land Use Map.  Ordinance 2023-01 and Ordinance 2023-02 did 

not change the Land Development Regulations in the Madeira Beach Code of Ordinances or 

amend the Madeira Beach Zoning Map. The Madeira Beach Code of Ordinances Land 

Development Regulations and Madeira Beach Zoning Map must be amended within one (1) year 

of the adoption of the John’s Pass Village Activity Center Plan and amendment to the City’s Future 

Land Use Map.  In early 2024, the Community Development Department conducted a round of 

public workshops to get feedback from the community and has more planned in April.       

Discussion  

      There are various potential options for adopting the Land Development Regulations for the 

John’s Pass Village Activity Center. One option to implement the John’s Pass Village Activity 

Center Plan could be to adopt a John’s Pass Village Activity Center Zoning Designation on the 

Madeira Beach Zoning Map and have a Character Districts map in the Land Development 

Regulations. The Land Development Regulations for the John’s Pass Village Activity Center Plan 

would be located in an appendix chapter of the Madeira Beach Code of Ordinances. The appendix 

chapter would include each Character District within the John’s Pass Village Activity Center Plan 

Zoning Designation. Each Character District will include requirements for setbacks, height, 
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impervious surface ratio, architectural features, and buffering requirements.  Attached to this 

memo are tables of the current zoning setbacks and heights, the existing 

minimum/maximum/average building setbacks, highest building heights, and potential setbacks 

and heights for each Character District. All the “proposed” height and setbacks are subject to 

change based on research, input from city staff (Fire, Public Works, Building, Planning), public 

input, and input from public meetings. This is meant for a starting point for discussion. 

Fiscal Impact 

N/A 

Recommendation(s) 

To continue to engage the public with public workshops and write up ordinances to adopt the 

land development regulations to support implementing the John’s Pass Village Activity Center 

Plan. 

Attachments/Corresponding Documents 

Summary Table of current zoning, existing built, and potential proposed height, and setbacks. 

Existing Zoning for John’s Pass Village Map 

John’s Pass Village Activity Center Character District Map 
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John’s Pass Village Zoning 

All the “proposed” height and setbacks are subject to change based on research, input from city staff (Fire, Public Works, 

Building, Planning), public input, and input from public meetings. This is meant for a starting point for discussion. 

Areas that are left blank are blank because staff is still gathering data. Numbers in red indicate a potential change.  

Character District Existing Zoning Category  

Existing Height in Land 

Development Regulations 

(Measured From DFE) 

On the Ground 

highest building 

(Measured from 

at grade) 

Proposed Height 

(Measured From DFE) 

Boardwalk  
C-2, John's Pass Marine 

Commercial  
34 Feet  3 stories  34' or 44' 

Commercial Core C-1, Tourist Commercial 34 Feet  
61' / 6 story 

garage 
60' 

John's Pass Resort 
R-3, Medium Density 

Multifamily Residential  
44 Feet  

6 stories (1 floor 

parking, 5 

habitable floors) 

60' 

Low Intensity Mixed Use 
R-3, Medium Density 

Multifamily Residential  
44 Feet  44' above DFE 44' 

Traditional Village  C-1, Tourist Commercial 34 Feet  2 stories 34’ or 44' 

Transitional  

C-3, Retail Commercial 

Commercial Uses: 34 Feet                                         

Multifamily/Tourist 

Dwelling Units: 44 Feet 

 6 Stories (1 floor 

parking, 5 

habitable floors) 

44', and/or 60' with an 

acre of land  

C-4, Marine Commercial  34 Feet  

7 Stories (2 floor 

of parking, 5 

habitable floors) 

R-3, Medium Density 

Multifamily Residential  
44 Feet  

6 Stories (1 floor 

parking, 5 

habitable floors)  

R-2, Low Density 

Multifamily Residential  

30 Feet to eave line/40 feet 

to the top of the roof  

6 Stories (1 floor 

parking, 5 

habitable floors)  

20

Item 7A.



 PD, Planned Development 

“At a maximum, be 

designed to reflect the 

average intensity, height, 

and massing of the 

development pattern on 

surrounding property of 

similar zoning and use.” 

7 Stories (1 floor 

parking, 5 

habitable floors, 

1 floor rooftop 

amenities) 

 

*Height in the Code is measured from Design Flood Elevation (DFE) 

*Sec. 110-430. Height regulations. 

(b) Permitted exception to height regulations. Chimneys, cooling towers, elevators, bulkheads, fire towers, stairways, protective 
railings, gas tanks, steeples, water towers, ornamental towers or spires, amateur radio towers or necessary mechanical 
appurtenances, may be erected as to their height in accordance with existing or hereafter adopted ordinances of the 
municipality, provided no tower other than a church spire or such noncommunication tower of a public building shall exceed 20 
feet above the maximum allowable building height limit or 20 feet above the main building roof if the roof is below the 
maximum allowable building height. For reasons of architectural aesthetics the owner may appeal to the local planning agency, 
and if the architectural design is endorsed by the local planning agency, the owner may petition the special magistrate for a 
variance from the 20-foot height limitation. No tower shall be used as a place of habitation.  
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Setbacks with multiple numbers are either dependent on lot width or use. 

  

Character District Existing Zoning Category  Existing Setbacks (Code) 
On the Ground Setbacks 

(most minimal)/avg 
Proposed Setbacks 

Boardwalk  
C-2, John's Pass Marine 

Commercial  

Front: 20'   Rear: None   

Side:5' one side 
Front:    Rear:     Side: 

Front: 10'   Rear: None   

Side: none 

Commercial Core C-1, Tourist Commercial 
Front : none   Rear: 25'   

Side: 10' one side 
Front:    Rear:     Side: 

Front: none or if higher 

than x stories/feet a x' 

setback    Rear: 20'     Side: 

John's Pass Resort 
R-3, Medium Density 

Multifamily Residential  

Front: 20-25' Rear: CCCL-

25' Side:5-10' 

Front:    Rear: CCCL     

Side: 

Front: 20 Rear: CCCL-25' 

Side:5-10' 

Low Intensity Mixed Use 
R-3, Medium Density 

Multifamily Residential  

Front: 20-25' Rear: CCCL-

25' Side:5-10' 

Front:14' /24'    Rear:4' 

/28'     Side:2' /6' 

Front:    Rear:18'     

Side:7-10' 

Traditional Village  C-1, Tourist Commercial 
Front : none   Rear: 25'   

Side: 10' one side 

Front:0' /7'    Rear: 0' /17'     

Side: 0' /9' 

Front:0'   Rear:18'      

Side: 0' 

Transitional  

C-3, Retail Commercial 
Front : 25'   Rear: 10-18'   

Side: 10-20' 

Front:    Rear:     Side: 
Front:    Rear:10-18'     

Side: 10-20' 
C-4, Marine Commercial  

Front : 25'   Rear: 18'   

Side: 10-20' 

R-2, Low Density 

Multifamily Residential  

Front:20'   Rear: 25'   

Side: 5-12' 

R-3, Medium Density 

Multifamily Residential  

Front: 20-25' Rear:CCCL-

25' Side:5-10' 

Front: 2'/ 20'    Rear: 

CCCL     Side: 3'/ 7' 

Front: 20' Rear: CCCL     

Side: 5-10' 
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Other Potential Design Requirements or Guidelines in Boardwalk, Commercial Core, and Traditional Village.  

All requirements listed are subject to change based on research, input from city staff (Fire, Public Works, Building, 

Planning), public input, and input from public meetings. This is meant for a starting point for discussion. 

 Mechanical units, HVAC, and exhaust and supply fans located in a visually inconspicuous area of the building, 

such as shielded on the roof and not visible from public ROW. 

 Structured parking designed in a way to blend in to the built environment. 

 Utility meters that are visible from the public ROW shall be located in the most inconspicuous location on the 

building, if the services must be located in a prominent visual location, screening with an enclosure or painted to 

match the predominant façade color. 

 Window and door shutters appropriate for the size of window or door.  

 Guidance on exterior wall materials. 

 Garbage enclosures.  
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