
MINUTES OF THE DECEMBER 14, 2017 
REGULAR MEETING 

GREEN COVE SPRINGS PLANNING AND ZONING BOARD 
 

 
 
CALL TO ORDER 
 
The regularly scheduled meeting of the Green Cove Springs Planning and Zoning Board was held on 
Thursday, December 14, 2017 in the City Council Chambers, 321 Walnut Street, Green Cove Springs, 
Florida. 
 
Chairman Francis called the meeting of the Planning and Zoning Board to order at 5:00 p.m. 
 
ROLL CALL 
 
Board Members Present:  Marilyn Haddock (5:10 p.m.) 

Robert Lewis  
 Sara Spurrier 
     Ed Gaw, Vice Chairman 

Henrietta Francis, Chairman 
  

 
Staff Members Present:  L.J. Arnold, III, City Attorney 

Janis Fleet, Development Services Director 
     Micah O’Shields, Development Services Rep.  
 
Board Members Absent:   None 
 
Staff Members Absent:  Danielle Judd, City Manager 
 
     BOARD BUSINESS 
 
A MOTION WAS MADE BY BOARD MEMBER LEWIS TO APPROVE MINUTES FROM THE 
FOLLOWING MEETINGS MAY 23, 2017; JUNE 22, 2017; AUGUST 3, 2017 AND OCTOBER 5, 
2017. .  THE MOTION WAS APPROVED BY THE FOLLOWING ROLL CALL: AYES – BOARD 
MEMBERS LEWIS, SPURRIER, VICE CHAIRMAN GAW AND CHAIRMAN FRANCIS.  MOTION 
PASSES 4-0. 
   

PUBLIC HEARING 

       
201700802 - AN ORDINANCE OF THE CITY OF GREEN COVE SPRINGS, FLORIDA 
REZONING FOR 1.79 ACRES OF PROPERTY LOCATED 500 MYRTLE AVENUE, IDENTIFIED 
AS TAX ID # 018174-000-00, MORE PARTICULARLY DESCRIBED ATTACHMENT “A” FROM 
R-1 TO PUD, PLANNED UNIT DEVELOPMENT, SPECIFICALLY DESCRIBED IN 
ATTACHMENT “B” WRITTEN DESCRIPTION AND ATTACHMENT “C”: SITE PLAN; 
PROVIDING FOR SEVERABILITY; REPEALER; AND SETTING AN EFFECTIVE DATE. 
 
Ms. Fleet introduces the item.  She explains that a revised site plan had been submitted 
reconfiguring the lots to ensure there were no potential flag lots.  The applicant has submitted a 
demolition permit to remove the existing structures from the lot.  This parcel is 1.79 acres and the 
applicant has proposed dividing the property into three lots.   
 
Ms. Fleet discussed that the PUD allows for flexibility.  The PUD provides for three lots with a 
common area jointly maintained by the property owners.  It will allow for two riverfront lots and one 
lot on Myrtle Ave.  The proposed development is compatible with the surrounding area.  The density 
in the PUD is in excess of what’s allowed in R-1 zoning district and size of the individual lots is also 
larger than the R-1 minimum lot size.  This proposal is consistent with the comprehensive plan.  
RLD, Residential Low Density allows for not more than four dwelling units per acre.  
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Ms. Fleet explained that for each PUD there is an ordinance to which three items are attached.  
There is first a legal description, Attachment A; the written description, Attachment B and finally the 
site plan, Attachment C. If there were any changes to any of Attachments once approved by Council 
the applicant would have to come back through this process again and rezone the property.  
 
She explained the written description provides details for the zoning classification the applicant is 
creating for the property.  The uses allowed would be single family residential and home 
occupations.  If one of the owners of these properties would like to run a business from their home, 
by right they may do so, but must still comply with the requirements of a home occupation.  
  
Included in the PUD are the minimum lot areas and setback requirements for building restrictions. 
The applicant has included his landscape requirements, retention, and utilities.  City utilities will be 
provided.  Credit will be given waiver for one impact fee water, wastewater and school,  since there 
is one home currently on the site, the other two lots will be responsible for paying the impact fees.  
 
Ms. Francis asked the board if there had been any Exparte Communication in regards to the PUD, 
to which no members responded.   
 
Ms. Spurrier asked the applicant how many buildings would be demolished. Mr. Gladding 
responded that he would be demolishing the main house, the three car carport with attached shed, 
and one additional shed along with the fences and sidewalks.  His intention is to demolish 
everything with the exception of the existing well house and asphalt driveway.  The applicant states 
he has begun clearing old trees and brush to which he will be replacing with new landscaping.   
 
Ms. Spurrier inquired as to how many homes, Mr. Gladding stated he intends on building three 
houses on the site.  
 
Mr. Lewis stated that every parcel of comparable size of this has at least two homes on it, so this 
isn’t any different.  This PUD falls into the same land use in the area and he has no problem with 
the proposed PUD..  
 
Mr. Gaw asked if he needed to disqualify himself.  To which Mr. Arnold responded no, the law 
allows for him to declare a conflict if he has one and fill out any necessary forms.  He added the 
law also states that the decision for or against would have to provide for special private gain or loss 
with regards to this PUD.  He discussed similar cases.  If this PUD had any effect if would be to all 
of the surrounding area, not just to Mr. Gaw. Therefore, he believes no conflict is present.  This 
however is a personal decision.  Your participation is not a violation of the statue.  
   
Mr. Gaw asked if the well was going to be shared.  Mr. Gladding explained that all three lots would 
be connected to city water and the well would be kept for irrigation purposes.  Ms. Fleet added that 
it is a requirement in our comprehensive plan for new homes to be connected to city water and 
sewer.  
 
Mr. Gaw asked if there are limitations on the number of vehicles in the common area.  Ms. Fleet 
responded that he hasn’t included that but if the board would like the written description to be 
revised to limit the number.  Ms. Fleet added that no RV parking would be permitted to be parked 
in the driveway as this is not permitted within the City.  
 
Mr. Gaw asked if the construction of the homes would include garages.  Ms. Fleet stated that all 
new homes are required to have a garage and the applicant has not asked for an exception with 
regarding to this.   Mr. Gaw questioned whether the driveway would be unregulated other than the 
agreement between the three owners.  Ms. Fleet responded and stated that if the board wishes 
that no additional structures be built on the property that can also be added.  Mr. Gladding replied 
that each home would have its own two car garage and driveway therefore no additional structures 
would be built.   He stated that his intent of the common area is just to preserve existing driveway 
and not have to fully pave a new one.  Mr. Gaw clarified with the applicant that this driveway would 
be ingress and egress for all three houses.  Mr. Gladding responded that the existing driveway will 
be ingress and egress for all homes and not a storage or parking area.  
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Mr. Gaw asked about a historic easement that he was told exists on this property.  Mr. Arnold 
responded that he is not the title company or the surveyor but he is the former owner of the property 
Mr. Gaw now owns that is beside Mr. Gladding’s property and that no recorded easement was in 
his title work.  The applicant would be aware of any such easement as it would be in his title policy.  
Mr. Arnold added that there was discussion at some point about this historical easement you’ve 
made reference to but nothing was ever executed or recorded.  Mr. Gladding advised the board 
that nothing has showed up in his warranty deed and he offered to get a copy of that to Ms. Fleet.   
 
Mr. Gladding clarified for Ms. Spurrier that there will be once entrance for all three homes.  
 
Ms. Francis expressed what a beautiful piece of property this is.  She inquired about the columns 
at the entrance and if those would be remaining and which way the three homes would face on this 
property.  Mr. Gladding acknowledged that he will be keeping the columns, repairing and painting 
them to keep something from the original home.  He explained that the front of the home on the 
two river front lots will face Myrtle Ave and the single non-river front lot will face the river because 
of the orientation of the garages.  
 
Mr. Gaw asked if all owners will have repairing rights to the dock.  Mr. Arnold added that there was 
an old dock there.  They have the right to put a dock there but would have to get it approved.  Mr. 
Gladding advised the board that he only intends on putting one common dock.  
 
Ms. Haddock inquired as to who the contractor would be.  The applicant advised that Evan 
Douglass out of Starke will be the contractor.  He will be doing the demolition and building of the 
retaining wall in the back as the hurricane washed away much of the bank.   
 
Mr. Arnold advised that only Donald Gladding’s signature is on the application, he requested that 
Mr. Gladding’s wife is also on the deed and asks that as a condition of the vote and prior to going 
to council that Mrs. Gladding sign the application because she is also on the deed.  
 
 
A MOTION WAS MADE BY BOARD MEMBER LEWIS TO RECOMMEND TO CITY COUNCIL 
THE ADOPTION OF AN ORDINANCE REZONING 1.79 ACRES OF PROPERTY LOCATED AT 
500 MYRTLE AVENUE, IDENTIFIED AS TAX ID# 018174-000-00, FROM R-1 TO PUD, 
PLANNED UNIT DEVELOPMENT.  THE MOTION WAS APPROVED WITH THE CONDITION OF 
THE APPLICANT’S  WIFE SIGN THE APPLICATION BY THE FOLLOWING ROLL CALL: AYES 
– BOARD MEMBERS HADDOCK, LEWIS, SPURRIER, VICE CHAIRMAN GAW AND 
CHAIRMAN FRANCIS.  MOTION PASSES 5-0. 
 
 
201700845 - SPECIAL EXCEPTION TO ALLOW A HOME OCCUPATION FOR A LAWN CARE 
SERVICE BUSINESS AT 510 N. HIGHLAND AVENUE. 
 
Ms. Fleet introduced the item.  She referenced the City Code Section 102-415, which includes the 
following conditions for all home occupations. A home occupation shall be allowed in a bona fide  
dwelling unit, subject to the following requirements: 
 
1. No person other than members of the family residing on the premises shall be 
    engaged in such occupation. 
2. The use of the dwelling unit for the home occupation shall be clearly incidental and 
    subordinate to its use for residential purposes by its occupants, and shall under no 
    circumstances change the residential character of the structure. 
3. There shall be no change in the outside appearance of the building or premises, 
    or other visible evidence of the conduct of such home occupation, other than one 
    sign not exceeding one square foot in area. 
4. No home occupation shall occupy more than 20 percent of the first floor area of the residence. 
5. No traffic shall be generated by such occupation in greater volumes than would 
    normally be expected in a residential neighborhood. 
6. No equipment, tools, or process shall be used in such a home occupation which 
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    creates interference to neighboring properties due to noise, vibration, glare, fumes, 
    odors, or electrical interference. In the case of electrical interference, no 
    equipment or process shall be used which creates visual or audible interference in 
    any radio, telephone, or television receivers off the premises or causes fluctuations 
    in line voltage off the premises. 
7. Fabrication of articles commonly classified under the terms arts and handicrafts 
    may be deemed a home occupation, subject to the other terms and conditions of 
    this definition and providing no retail sales are made at the home. 
8. Outdoor storage of materials shall not be permitted. 
9. A home occupation shall be subject to all applicable city local business tax receipt 

    requirements, fees, and other business taxes. 

 
Ms. Fleet explained to the board that a Special Exception only comes before the board and doesn’t 
go to council.  Ms. Fleet added to the record that Mr. Plummer is the son of the property owner Ms. 
Velma Ziegler and he resides in this home.  Additionally, Ms. Fleet put to the record that Mr. 
Plummer has another location where he stores his equipment.   
 
Ms. Spurrier verified with Mr. Plummer that this is a lawn care business.  She asked if this is his 
current occupation to which he replied it was.  
 
Ms. Haddock asked Mr. Plummer what his specialty in landscaping is.  He works on properties that 
look terrible and beautifies them.  He responded that he does routine maintenance and specialty 
seasonal clean ups, leaf clean up in the fall and trimming & pruning in the spring.  He also provides 
garage cleaning services to clients as needed.   
 
Mr. Gaw inquired as to how long Ms. Ziegler owned the property to which she replied 20 years.  
Additionally, he asked Mr. Plummer how long he had been in the lawn care business and how many 
crews he runs.  Mr. Plummer stated he had been providing lawn care services since 2013, running 
one crew normally and two in the summer, with an occasional three crews when mulching is being 
done.  His crews total between four and twelve guys depending on how busy he is.  
 
Mr. Gaw asked about how many trailers Mr. Plummer had.  Ms. Fleet responded stating no trailers 
are permitted to be stored on the property.   
 

A MOTION WAS MADE BY BOARD MEMBER HADDOCK TO APPROVE 201700845, A 
SPECIAL EXCEPTION TO ALLOW A HOME OCCUPATION AT 510 NORTH HIGHLAND 
AVENUE, WITH COMPLIANCE TO SECTION 102-415 OF THE CITY CODE. THE REQUEST 
MEETS THE REQUIREMENTS OF THE SPECIAL EXCEPTION CRITERIA IN SECTION 90-281 
OF THE MUNICIPAL CODE.  THE MOTION WAS APPROVED BY THE FOLLOWING ROLL 
CALL AYES-: AYES – BOARD MEMBERS HADDOCK, LEWIS, SPURRIER, VICE CHAIRMAN 
GAW AND CHAIRMAN FRANCIS.  MOTION PASSES 5-0. 
 

 
Mr. Arnold asked that in reference to the first item on the agenda that Mr. Gladding furnish a 
recorded copy of the deed.   
 
Ms. Fleet discussed moving the meetings from Thursday to Tuesday beginning in 2018.   Ms. Fleet 
researched and could not find anything in the Charter that would prevent the meetings from being 
changed.   It would not interfere with council meetings as they meet the 1st and 3rd Tuesday of the 
month with the exception of January when they move it back.  Ms. Fleet feels this change will help 
applicants process move a little faster.    
 
A MOTION WAS MADE BY BOARD MEMBER HADDOCK TO AFFIRM THE MEETINGS BEING 
MOVED FROM THE FOURTH THURSDAY TO THE FOURTH TUESDAY OF THE MONTH.  AS 
PROVIDED IN THE PACKET.  THE MOTION WAS APPROVED BY THE FOLLOWING ROLL 
CALL: AYES – BOARD MEMBERS HADDOCK, LEWIS, SPURRIER, VICE CHAIRMAN GAW 
AND CHAIRMAN FRANCIS.  MOTION PASSES 5-0. 
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    BOARD COMMENTS 
 
Ms. Haddock informed the board that American Cruise lines has recently docked at our pier twice.  
We have seven scheduled for 2018. 
 
Mr. Lewis mentioned that American Cruise lines is trying to put in a paddle boat.  Ms. Haddock 
advised there was one down at the pier being repaired that used to belong to Debbie Reynolds.  It 
was purchased by a gentlemen after it was taken down the river and partially sunk.  Ms. Haddock 
added that this paddle boat is such an interesting piece of history for Green Cove.  
 
Ms. Spurrier mentioned that so many in Orange Park and Fleming Island are unaware of what the 
history of Green Cove Springs is.   
 
Mr. Gaw went on to say that the undeveloped property in Green Cove Springs as the real estate 
market continues to improve those lots will afford other homes and developments to continue to 
accelerate in their pace.  Higher density areas such as the river and areas like this surrounding the 
park are what the future holds for Green Cove Springs.  
 
Mr. Lewis mentions that there was a sail boat that was here from New Zeeland, the visitors had 
only planned on being here 3-4 days but stayed two weeks because they liked the area.  And 
another came in from California both of which came through the Panama Canal.  People like these 
that tour will make recommendations to like-minded people which will bring more recognition to our 
area.  Mr. Lewis mentioned how many people Spring Park brings in from Fleming Island, Orange 
Park and Middleburg that didn’t know it was here.   

STAFF COMMENTS 
 
Ms. Fleet advised the board that the Clay Theater was sold to the Vallencourts.  She had recently 
met with the architect and developer for the theater.  They intend on doing interior renovations to 
flatten the floors, remove seating.  The theater will be used as a wedding and party venue.  They 
plan on adding on in the parking area to make some bridal suites and handicap accessible 
restrooms.   
 
Behind the theater is a piece of property, you will see a sign St. Elmo’s Square, nothing is official 
at this time, they are just marketing it.  The intent is to put restaurants, retail and an ice cream shop. 
 
The Pyramid property is under contract.  That may come before you in February as a PUD and 
PUD rezoning for condos and townhouses.   
 
She also advised that there has been movement with St. John’s Housing Partnership and Clay 
Finance Authority to create affordable housing off 16 on site of the mobile home park across from 
the junior high.   

ADJOURNMENT 
 

There being no further business to come before the Planning and Zoning Board, this meeting was 
adjourned at 5:47 p.m.  

 
 
City of Green Cove Springs, Florida 
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       Henrietta Francis, Chairman 
 
 
 

      
Janis K. Fleet, AICP 
Development Services Director 


