ST.JOHNS COUNTY
Planning & Zoning Agency
Regular Meeting Minutes

County Auditorium
500 San Sebastian View

Thursday, June 04, 2026, 1:30:00 PM

MEMBERS PRESENT:

Dr. Richard A. Hilsenbeck, District 3, Chair
Judy Spiegel, District 3, Vice Chair
Gregory Matovina, District 1

Chuck Labanowski, District 2

Henry F. Green, District 5

Robert Olson, District 5

MEMBERS ABSENT:
Meagan Perkins, District 4

STAFF PRESENT:

Jacob Smith, Planning Division Manager
Lex Taylor III. Deputy County Attorney
Marie Colee, Assistant Program Manager
Jennifer Gutt, Planning Coordinator

e  Meeting called to order by Dr. Hilsenbeck.
e Pledge of Allegiance
e Reading of the Public Notice statement by Ms. Spiegel.
e Approval of Agency Minutes: 05/07/2026 and 05/21/2026
o Motion by Mr. Olson, seconded by Ms. Spiegel, (Motion carries 6/0: Absent: Ms. Perkins) to
approve PZA minutes 5/7/2026 with two changes; in Item 1 remove the second Mr. (mr)
Mulligan, and remove exparte was disclosed in Item 6.
o Motion by Ms. Spiegel and seconded by Mr. Labanowski (Motion carries 6/0: Absent: Ms.
Perkins) to approve PZA minutes 5/21/2026.
e  Staff (Mr. Taylor) requested Items 7 and 8 Wellhead Protections be tabled and moved to PZA July 9 meeting.
o Motion by Mr. Matovina, seconded by Mr. Labanowski, (Motion carries 6/0: Absent Ms.
Perkins) to move COMPAND 26-01 Wellhead Protection Adoption Hearing and LDCA 25-07
Wellhead Protection to PZA meeting July 9%, 2026.

Public Comments: None

AGENCY ITEMS

1. MAJMOD 2026-02 Ashford Mills PUD

Request for Major Modification to the Ashford Mills PUD (Ord. 2006-119, as amended) to modify the Master
Development Plan (MDP) Text and Map, specifically for the designated commercial use property located at the
intersection of Shearwater Parkway and County Road 210 West; (Parcel #009945-0100). This item was continued
from May 21, 2026, Planning and Zoning Agency Hearing to allow the applicant to develop a traffic study.



Ex parte was disclosed by Agency members.
Mr. Mark Shelton presented overview of the application.

Mr. Jack Holsberg presented the traffic study information as requested at the previous PZA hearing. The traffic study
compared interconnectivity versus no interconnectivity.

Agency clarification regarding gopher tortoises on site in which none were identified in the initial study.
Public Comment: None

Additional Agency discussion occurred regarding the development and increasing the flow and efficiency of traffic.
Further discussion occurred regarding CDD signage concerns and having a single-story building, yet CDD was in
favor.

Motion by Mr. Matovina, second by Mr. Labanowski, (Motion carries 6/0: Absent: Ms. Perkins) to
recommend approval for MAJMOD 2026-02 Ashford Mills PUD to modify the Master Development Plan
(MDP) Text and Map, specifically for the designated commercial use property located at the intersection of
Shearwater Parkway and County Road 210 West; (Parcel #009945-0100).

2. MINMOD 2026-06 Holey Ballz Pickleball & Event Center

Request for a Minor Modification to the IGP Commerce Center Planned Unit Development (Ordinance 2019-69) to
allow for the on-site sale and consumption of Alcoholic Beverages in conjunction with a Commercial Recreation
facility, specifically located at 190 Thomas Industry Way.

Ex parte communication was disclosed.
Mr. Toby Luttropp presented details pertaining to the Minor Modification request.

Agency requested clarification on the building by Court 9. Applicant confirmed it is not part of the pickleball area.
That it is separate. Discussion occurred regarding customers having ability to cross into the open parking lot with
alcoholic beverages versus confining the alcohol to inside one building.

Public Comment:
e Frances Gertler questioned if there is a difference between a liquor license or beer and wine license for picket
ball courts compared to bowling alleys or top golf.

Additional Discussion: None

Motion by Mr. Matovina, seconded by Mr. Green (Motion carries 6/0: Absent: Ms. Perkins) to approve
MINMOD 2026-06 Holey Ballz Pickleball & Event Center based on 6 findings of fact and 6 conditions as
provided in the Staff Report.

Discussion with Staff and Agency members was undertaken regarding a request by the applicant to have a transferable
condition in which the Agency declined to adjust the motion.

3. COMM 2025-72 Agricultural Center Drive (warehouse)

Request for a Minor Modification to the IGP Commerce Center Planned Unit Development (Ordinance 2019-69) to
allow for the on-site sale and consumption of Alcoholic Beverages in conjunction with a Commercial Recreation
facility, specifically located at 190 Thomas Industry Way.

Ex parte communication was disclosed.



Mr. Matt Lahti presented details pertaining to the Commercial Plans request.

Agency clarification and discussion regarding future intended use of the site, parking and road planning around CR
208. Staff confirmed there are no current capital improvement projects scheduled for SR 208.

Public Comment: None
Additional Discussion: None

Motion by Mr. Matovina, seconded by Mr. Labanowski, (Motion carries, 6/0, Absent: Ms. Perkins) to
approve COMM 2025-72 Agricultural Center Drive (warehouse) based on two findings of fact and one
condition pursuant to ordinance 1987-01 as provided in the Staff Report.

4. SUPMIN 2026-01 Carter Mobile Home

Request for a Special Use Permit, pursuant to Section 2.03.08 of the Land Development Code, to allow for the
placement of a Manufactured/Mobile Home in Residential, Single-Family (RS-3) zoning, specifically located at 1015
West 15th Street.

Ex parte communication was disclosed.

Mr. Trennis Carter presented details pertaining to the Special Use Permit request.
Agency clarification and discussion regarding elevation work for placement.
Public Comment: None

Additional Discussion: None

Motion by Ms. Spiegel, seconded by Mr. Labanowski (Motion carries 6/0: Absent Ms. Perkins) to approve
SUPMIN 2026-01 Carter Mobile Home based on 8 findings of fact and 11 conditions as provided in the Staff
Report.

5.ZVAR 2026-06 507 Third Street

A request for a Zoning Variance to Section 6.01.03.E.3 of the Land Development Code to allow for a Front Yard
setback of fifteen (15) feet in lieu of the required twenty-five (25) feet to accommodate construction of a single-family
dwelling in Residential, Single-Family (RS-3) zoning.

Ex parte communication was disclosed.
Mr. Miller presented details pertaining to the Zoning Variance request.

Agency clarification and discussion regarding who owns the parcels and discussion regarding the hardship.
Discussions regarding the relief being requested versus the currently existing structures as well as tree removal during
building a new home.

Public Comment:
e Kevin Partel: Opposes.
e Maureen O’Connor: Opposes.
e Joan McCutcheon, Realtor. Explained, the new owners of Lots 7 and 9 are going to build a new single-family
home and combine the two lots into one lot.
e Katie Brower: Has no problem with a one-story house for Lots 7 and 9 but does not support vacation rentals.



Additional discussion occurred amongst Agency members and the applicant regarding setbacks for Lot 8 and
proposed locations of the homes on Lot 8 and Lot 9. Applicant explained the hardship for the owner of Lot 8 who
requests the setback to be 15 feet in order to build a family home. Explained this home will need to front Third
Street as Bay Street no longer exists.

Motion by Mr. Matovina, seconded by Mr. Green (Motion fails 3/3: Dissenting: Mr. Olson, Ms. Spiegel, Mr.
Labanowski; Absent: Ms. Perkins) to approve ZVAR 2026-06 507 Third Street based on six (6) findings of
fact and six (6) conditions as provided in the Staff Report.

6. MAJMOD 2023-11 Canopy Shores

Request for a Major Modification to the St. Augustine Shores PUD (ORD. 1974-16, as amended) to convert the
allowed use for approximately 2.8 acres of land from Business to Single Family Residential in order to provide for
nine (9) single-family lots, specifically located at the northeast corner of Shores Boulevard and Christina Drive.

Ex parte communication was disclosed.
Mr. Napier presented details pertaining to the Major Modification request.

Agency discussion regarding LAMP purchasing as this was considered a property for LAMP acquisition. Discussions
regarding preservation and how the site plan allows for retention of the natural land. Discussion occurred regarding
deed restrictions. Applicant confirmed there had been extensive geotechnical tests undertaken.

Public Comment:
e Deb Scoggin: Designated Speaker: 5 Minutes: Opposes.
e  Sarah Mills: Opposes.
e  Sue Chitwood: Opposes.
e Francis Gertler: Opposes.
e Sandra Harding: Opposes.

Additional discussion occurred between Agency members and the applicant regarding allowed square footage for
commercial as well as the required setbacks and buffers.

Motion by Mr. Green, seconded by Mr. Labanowski, (Motion carries 5/1: Dissent: Dr. Hilsenbeck: Absent
Ms. Perkins) to recommend approval of MAJMOD 2023-11 Canopy Shores based on 6 findings of fact as listed
in the Staff Report and add a condition that a stem wall foundation be used for the homes and that the rear
setback complies with the Land Development Code.

7. COMPAMD 26-01 Wellhead Protection Adoption Hearing. Since the original St. Johns County Land
Development Code in 1999 and Comprehensive Plan, significant technological and regulatory advancements have
been made related to wellhead protection. Based on increased density in the County and its need for future well sites,
SJCUD proposes to bring the County Comp Plan and Land Development code into compliance with State law and
alignment with current best practices. This Comprehensive Plan Amendment was sent to the State for Review. This
is the second reading and public hearing of the proposed Comp Plan Amendment. If approved to proceed through
the public hearing process, the Comp Plan Amendment will be sent to the State for recommendations.

Staff (Mr. Taylor) requested this item be tabled and moved to PZA July 9 meeting.
8. LDCA 25-07 Wellhead Protection. Since the original St. Johns County Land Development Code in 1999 and

Comprehensive Plan, significant technological and regulatory advancements have been made related to wellhead
protection. Based on increased density in the County and its need for future well sites, SJCUD proposes to bring the



County Comp Plan and Land Development code into compliance with State law and alignment with current best
practices. This is the first reading and public hearing of the proposed Land Development Code Amendments that
correspond with COMP Plan Amendment 2026-01 on Wellhead Protection goals and regulations.

Staff (Mr. Taylor) requested this item be tabled and moved to PZA July 9 meeting.

e  Staff Reports: None. Next hearing is June 18", 2026.
e Agency Reports: None.
e Meeting Adjourned by Dr. Hilsenbeck at 3:56pm
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