
 

BOARD OF ADJUSTMENT MEETING
March 27, 2025

5:00 PM
Administration Building,

4th Floor, BCC Meeting Room, 477 Houston Street,
Green Cove Springs, FL 32043

CALL TO ORDER

APPROVAL OF MINUTES

Board of Adjustment Meeting Minutes February 27, 2025.

PUBLIC COMMENT

PUBLIC HEARINGS

1. Public Hearing to Consider BOA 25-0003
A request to consider a reduction of setbacks from 20 feet to 5 feet

PUBLIC COMMENT

ADJOURNMENT

In accordance with the Americans with Disabilities Act, any person needing a
special accommodation to participate in this matter should contact the Clay County
ADA Coordinator by mail at Post Office Box 1366, Green Cove Springs, FL 32043, or
by telephone at number (904) 269-6347 no later than three (3) days prior to the
hearing or proceeding for which this notice has been given. Hearing impaired
persons can access the foregoing telephone number by contacting the Florida
Relay Service at 1-800-955-8770 (Voice), or 1-800-955-8771 (TDD).
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BOARD OF ADJUSTMENT MEETING MINUTES
February 27, 2025

5:00 PM
Administration Building,

4th Floor, BCC Meeting Room, 
477 Houston Street, 

Green Cove Springs, FL 32043

CALL TO ORDER

Present: Keith Hadden, Chairman
Tom Goldsbury, Vice-Chairman
Nykki Van Hof
Brandon Ludwig 

Absent: Brian Kraut
Staff Present: Assistant County Attorney Jamie Hovda 

Zoning Chief Jenni Bryla        

Chairman Keith Hadden called the meeting to order at 5:00 pm. 

APPROVAL OF MINUTES

Board of Adjustment Meeting Minutes January 23, 2025.

Brandon Ludwig made a motion for approval for the January 23, 2025, BOA meeting
minutes, seconded by Vice-Chairman Tom Goldsbury, which carried 4-0.

PUBLIC COMMENT

Chairman Keith Hadden opened the floor for public comment at 5:00 pm.

Hearing no comments, Chairman Keith Hadden closed the public comment at 5:00 pm. 

PUBLIC HEARINGS

1. Public Hearing to consider BOA 25-0001.
A. Variance to the Clay County Land Development Code, Article III, Section 3-6(d)
(1) to allow for the placement of an accessory structure in the side or front yard of a
parcel in the Single-Family Residential Zoning District (RA).

B. Variance to the Clay County Land Development Code, Article III, Section 3-
16(b)(1)(ii)(b) to allow for the accessory structure to exceed the primary dwelling
with setbacks less than 15 feet from the side and rear yard of a parcel within the
Single-Family Residential Zoning District (RA).
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Items 1 and 2 can be seen at www.claycountygov.com/government/clay-county-tv-
and-video-archive/Board of Adjustment/February 27, 2025, beginning at 00:52 and
ending at 14:38. Below is a summary of the discussion and the vote for this agenda
item.
 
Jenni Bryla, Zoning Chief, presented a PowerPoint presentation for the public hearing to
consider BOA-25-0001, as identified above, and BOA-25-002, as identified below, for a
requested variance. See Attachment A. 
 
Andrew McCooey, 328 Hollywood Forest Drive, Fleming Island, Florida, addressed the
Board to provide more details and information regarding the requested variance and
answer questions from the Board. 
 
There were questions and discussions regarding the picture provided, placement of the
structure, view of the home from the street, tree line and landscape buffers, survey
provided, and whether the home had a garage now.
 
Chairman Keith Hadden opened the floor for the public hearing at 5:12 pm. 
 
Hearing no comments, Chairman Keith Hadden closed the public hearing at 5:12 pm.  
 
Vice-Chairman Tom Goldsbury commented on reasons to support the request
and made a motion for approval of BOA-25-0001, seconded by Nykki Van Hof, which
carried 4-0.
 
 

2. Public Hearing to consider BOA 25-0002.
Variance to the Clay County Land Development Code, Article III, Section 3-6(d)(1)
to allow for the placement of an accessory structure in the side or front yard of a
parcel in the Single-Family Residential Zoning District (RA).

The presentation and discussion for item 2 were done in item 1.
 
Chairman Keith Hadden opened the floor for the public hearing at 5:14 pm. 
 
Hearing no comments, Chairman Keith Hadden closed the public hearing at 5:14 pm.  
 
Brandon Ludwig made a motion for approval of BOA-25-0002, seconded by Vice-
Chairman Tom Goldsbury, which carried 4-0.
 

PUBLIC COMMENT

Chairman Keith Hadden opened the floor for public comment at 5:14 pm.
 
Hearing no comments, Chairman Keith Hadden closed the public comment at 5:14 pm.  
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ADJOURNMENT

Jenni Bryla, Zoning Chief, mentioned that there is one item for next month's meeting that
is to be held on March 27, 2025, at 5:00 pm.
 
Hearing no further business, Chairman Keith Hadden adjourned the meeting at 5:15 pm.

Attest:  
  
_____________________________________   _____________________________________
Committee Chairman Recording Deputy Clerk
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Attachment  
“A” 

BOA-25-0001 
BOA-25-0002 
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BOARD OF ADJUSTMENT

BOA-25-0001 & BOA – 25-0002
Public Hearing

February 27, 2025
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APPLICATION INFORMATION

Applicant: Andrew & Caroline McCooey

Location: 328 Hollywood Forest Drive Fleming Island, Fla. 32003

Request: Article III, Section 3-6(d)(1) of the Land Development Code 
requires all lands within the RA, RB, RC, RD, RE and PUD zoning districts, no 
accessory structure may be located within the side or front yard.  BOA 25-0001 -
Request is to allow for a boat garage approximately 750 sf to be placed in the 

west front side yard. BOA 25-0002 – Request is to allow for a vehicular garage 
approximately 416 sf to be placed in the west side yard adjacent to the existing 

home. 
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Aerial
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Background

 The parcel is located on the southside of Hollywood Forest Drive, east of Pine Avenue and west of Harvey 
Grant Road and is 1.8 acres in size. According to information from the County Property Appraiser’s Office, 
the property is a lot of record, listed on the Harvey Grant Plat of the area.  

 The McCooey’s purchased the property in 2022, however, the home on the parcel was built in 1972, in its 
current location with septic drain field and well located in the rear of the property.   

 The parcel’s zoning district is RA and fronting on Hollywood Forest Drive with approximately a 211’ 
setback off the front property line.  The RA district requires a minimum front setback of 40 ft.  The 
property is in the Rural Fringe Land Use District and has a substantial floodway that runs across the 
southern ¼ of the property.  

 The Applicant desires to put the accessory boat garage close to the front of the home to access the 
existing driveway.  Although this would technically be the Applicants front yard, the placement of the 
existing home with more than 5 times the required setback, the garage should not be visually 
accessible from the road.  

 The majority of the parcel is substantially wooded along Hollywood Forest Drive and placement of the 
accessory structure to the rear of the property would have a detrimental impact on the floodway and 
the wastewater infrastructure on the property.  
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Lot Configuration
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Conditions for a Variance
That 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.

The subject property structure was built in 1972 in its current configuration.  The property also has a Floodway 
running from west to east along the southern ¼ of the property.  These two facts are specific to this parcel and 
are not applicable to any other lands in the area.

That the special conditions and circumstances do not result from the actions of the applicant.  

The placement of the home and the location of the Flood way are not the result of actions by the Applicant.

That granting the variance requested will not confer on the applicant any special privilege that is 
denied by this ordinance to other lands, buildings, or structures in the same zoning district.  

The granting of the variance will confer on the Applicant a privilege denied to other properties in the RA 
zoning district by allowing an accessory structure in the west side front yard.  However, in most cases the 
structures along the street are built at the 40’ required front setback.  The proposed structure is planned 
to be constructed approximately 100’ off the road.
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Conditions for a Variance

That literal interpretation of the provisions of the ordinance would deprive the applicant of rights 
commonly enjoyed by the other properties in the same zoning district under the terms of the 
ordinance, and would work unnecessary and undue hardship on the applicant. 
The literal interpretation of the ordinance would not deprive the Applicant of rights commonly enjoyed by other 
property owners RA zoning district.   However, the existing location of the structure and the location of the 
driveway, in addition to the FEMA Floodway render this particular parcel with unique circumstances that would 
make it improbable for the accessory structure to be placed in the rear yard of the property.  

That the variance granted is the minimum variance that will make possible the beneficial use of the land, 
building or structure.  

The requested variance is to allow for an accessory structure to be placed in the Applicant’s west side front 
yard.  The requested location is the minimum variance to be able to undertake an accessible location for the 
Applicant’s accessory equipment.  
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Conditions for a Variance

That the granting of the variance will be in harmony with the general intent and purposes of these 
ordinances and that such variance will not be injurious to the area involved or otherwise detrimental to the 
public welfare.  

The granting of the variance will allow for the accessory structure to be placed adjacent to the front of the 
existing home, approximately 211’ setback from the front property line.  The granting of the variance would be 
in harmony with the general intent and purpose of the Code.  Granting of the variance should not be injurious 
or otherwise detrimental to the public welfare, as the structure will be placed approximately 105’ off the front 
property line, behind vegetation.

 Recommendation
Staff finds that the requested variance to allow for an accessory structure in the front yard is consistent with 
the intent of the Land Development Code based on the distance the existing home is setback off the road; 
these special circumstances exist which are not a result of an action by the Applicant. Staff recommends 
approval of the request to allow an accessory structure adjacent to the home in the front yard in the RA zoning 
district.
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QUESTIONS
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Agenda Item

BOARD OF ADJUSTMENT

 Clay County Administration Building
Thursday, March 27  5:00 PM

TO: The Board of Adjustment DATE: 2/28/2025
  
FROM: Jenni Bryla, Zoning
Chief
  
SUBJECT: A request to consider a reduction of setbacks from 20 feet to 5 feet
  
AGENDA ITEM TYPE:  

BACKGROUND INFORMATION:
The parcel is located on the northeast side of Gatorbone Road, east of Brightwater Drive and
north of County Road 352 and is 1.03 acres in size. According to information from the County
Property Appraiser’s Office, the property is a lot of record, listed on the Gatorbone Plat of the
area. 

Planning Requirements:
Public Hearing Required (Yes\No):
Yes

Hearing Type: First Public Hearing

Initiated By:Applicant

Christopher Moody

ATTACHMENTS:

Description Type Upload
Date File Name

Staff
Report for
BOA-0003

Cover
Memo 3/21/2025 Staff_Report_25-0003_Draft_jbada.pdf

application Backup
Material 3/21/2025 MOODY_APPLICATION_FOR_ZONING_v1_(2)ada.pdf

Backup
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Survey Material 3/21/2025 SURVEY_250219_105521_v1_ada.pdf
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BOA 25-0003 
 

 

 

 

 

Article III, Section 3-13(f)(5) to reduce the minimum side setback from 20 feet to 5 feet.  

 to allow for side setbacks of 5’. 

BOA Application #25-0003 Staff Report  Copies of the application 
are available at the Clay County Administrative Offices, 
3" floor, located at 477 Houston Street, Green Cove Springs, 
Fl 32043  Applicant Information  Owner: Christopher Moody 
Address: 4488 Tarragon Avenue Phone: (904) 505-8437 
Middleburg, Fla. 32068 Email: cmoody.rgm@gmail.com 
 Property Information  Parcel ID: 11-08-23-001317-000-00 
Address: 7029 Gatorbone Road Zoning: 
Single Family Residential (RA) Keystone Heights, Fla. 32656 
Land Use:  Agricultural/Residential(AR)  Commission District: 
4 (B. Condon) BOA Date: March 27, 2025  Land Development 
Code Requirement Article 111, Section 3-13(f)(5) to 
reduce the minimum side setback from 20 feet to 5 feet.  Applicant 
Request Variance to the Clay County Land Development 
Code to allow for side setbacks of 5ﾰ.
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BOA 25-0003 
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BOA 25-0003 
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BOA 25-0003 
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BOA 25-0003 
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SURVEYORS CERTIFICATE
I HEREBY CERTIFY THAT THIS BOUNDARY SURVEY IS A TRUE AND
CORRECT REPRESENTATION OF A SURVEY PREPARED UNDER MY
DIRECTION. NOT VALID WITHOUT AN AUTHENTICATED ELECTRONIC
SIGNATURE AND AUTHENTICATED ELECTRONIC SEAL,OR A RAISED
EMBOSSED SEAL AND SIGNATURE.
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