
 

  

 

City of Tarpon Springs, Florida 
Board of Adjustment 
324 East Pine Street 

Tarpon Spring, Florida 34689 
(727) 938-3711 

http://www.ctsfl.us/agenda.htm 

   
BOARD OF ADJUSTMENT AGENDA 

WEDNESDAY, SEPTEMBER 24, 2025 
6:30 PM - CITY HALL AUDITORIUM  

1. CALL TO ORDER   
2. ROLL CALL   
3. QUASI-JUDICIAL ANNOUNCEMENT AND SWEARING IN OF SPEAKERS   
4. APPLICATION(S)   
 a. #25-52  

Variance to allow a nonconforming lot of record to be built upon. 
Location: Eastside of Eunice Dr. approximately 211 feet south of the Bayshore Dr. 
intersection (Lot 17 of Ferguson's Estates Blk 2) 

 b. #25-53 
Variance to allow an accessory dwelling unit (ADU) to exceed the maximum allowable size. 
Location: 1601 Richard Ervin Parkway 

 c. #25-58 
Variance to reduce the required side street and rear yard setbacks for the purpose of 
constructing a single-family home. 
Location: 100 Shore Drive 

5. APPROVAL OF MINUTES   
 a. August 27, 2025 

6. BOARD AND STAFF COMMENTS   
7. ADJOURNMENT   
  

If a person decides to appeal any decision made by the Board of Adjustment with respect to any matter considered 
at this meeting or hearing, they will need a record of the proceedings and that, for such purpose, they 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. You are invited to attend the meeting to express your views or to present facts in 
regard to the case. Written comments may be addressed to the Planning & Zoning Department, P.O. Box 5004, 
Tarpon Springs, Florida, 34688-5004, and will become part of the records. All documents submitted with the 
applications are on file and available for inspection in the Planning & Zoning Department, City Hall. Further 
information may be obtained from the Planning & Zoning Department, (727) 942-5611 or by email to 
pmcneese@ctsfl.us. Said hearing may be continued from time-to-time pending adjournment. Any person with a 
disability requiring reasonable accommodation in order to participate in this meeting should call (727) 942-5611 or 
email a written request to akeen@ctsfl.us. 
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CITY OF TARPON SPRINGS 
BOARD OF ADJUSTMENT 

[SEPTEMBER 24, 2025] 
 

STAFF REPORT 

 
Application No. / Project Title: #25-52 (Beath) 

Staff:    Allie Keen, AICP, Principal Planner 

Applicant / Owner:  Echo Sheppard / Andrew Beath 

Property Size:   +/- 9,750 square feet 

Current Zoning:   R-100 (Single Family Residential) 

Current Land Use:  RL (Residential Low) 

Location / Parcel ID: Eastside of Eunice Dr. approximately 211 ft. south of the Bayshore Dr. 
Intersection / 11-27-15-27612-002-0110 

 
BACKGROUND SUMMARY: 
The applicant is requesting variance approval to allow the construction of a single family home on a 
nonconforming lot of record. The property is approximately 9,750 square feet in area, 250 square feet smaller 
than required in the R-100 zoning district. The property meets the minimum lot width and depth. 
 
PRELIMINARY STAFF RECOMMENDATION: 
Based on the evidence available at the time this report was prepared, staff would recommend approval  of the 
nonconforming lot of record, with the following condition: 

1. At the developer’s expense, Eunice Drive will be extended to the full width of the property and built to 
the minimum city standards at the time the property develops. 

 
LAND DEVELOPMENT CODE CONSIDERATIONS: 
District Intent: The single family districts are established to provide for detached dwellings in a variety of 
districts, with a full range of dimensional and density standards compatible with the established development 
of the area.  
 
Development Standards: Per Land Development Code (LDC) Section 24.02(B), if at any time the owner of a 
nonconforming lot of record owns unimproved land, the lots shall be combined to meet the minimum 
requirements. 
 
CURRENT PROPERTY INFORMATION:  

Use of Property: Vacant 

Site Features: Trees and vegetation. 

Vehicle Access: This property fronts the unimproved Eunice Drive right-of-way.  
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SURROUNDING ZONING & LAND USE: 

 Zoning: Land Use: 

North: R-100 (Single Family Residential) RL (Residential Low) 

South: R-100 (Single Family Residential) RL (Residential Low) 

East: R-100 (Single Family Residential) RL (Residential Low) 

West: R-100 (Single Family Residential) RL (Residential Low) 

 
PLANNING CONSIDERATIONS: 
When considering this application, the following general site conditions, planning concepts, and other facts 
should be noted: 

1. The applicant is requesting the Board of Adjustment to recognize the subject property as a buildable 
legal nonconforming lot of record for the purpose of constructing a new single-family home on the 
property. 

2. The following history is of relevance to the proposed variance request: 
a. The subject property was originally platted in 1953, as a part of the Ferguson’s Estates 

Subdivision, specifically Lot 17 of Block 2. The property was originally zoned R-1AA (One 
Family District), which required a minimum lot area of 7,500 square feet and lot width of 50 
feet. At this time, the subject property was conforming with the minimum requirements. 

b. The subject property remained in the R-1AA zoning district until 1976, when a new land 
development code went into effect and placed the property into the R-100 district, which 
required a minimum lot area of 10,000 square feet, lot area of 75 feet, and lot depth of 100 
feet. The property became nonconforming at that time because it did not meet the minimum 
lot width. 

c. In 1990, the current Land Development Code went into effect, and the property remains in 
the R-100 district. The property meets the minimum lot width and depth, but not the 
minimum 10,000 square foot lot area. The property is approximately 9,750 square feet. 

3. Per LDC Section 24.02(B), if at any time the owner of a nonconforming lot of record owns adjoining 
unimproved land, the lots shall be combined to meet the minimum requirements. According to the 
Pinellas County Property Appraiser, the subject property (Lot 17) has been in common ownership with 
the adjacent property to the east (Lot 11) since 1995. Although the subject property and the adjacent 
property are under common ownership, the existing home on Lot 11 (built in 1955) meets the 
required R-100 rear setback from the shared property line. Therefore, the construction of the existing 
home took place prior to the two lots going into common ownership and the home did not rely on the 
subject site in order to develop. 

4. The subject site fronts the unimproved right-of-way of Eunice Drive. If the Board approves the 
nonconforming lot request, Eunice Drive will be required to be extended along the entire frontage of 
the property at the time the lot develops. The extension of the roadway will be required to meet 
minimum city standards and be at the expense of the developer.  
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REVIEW STANDARDS / PROVISIONAL FINDINGS OF FACT: 
Section 215.02.5 of the Land Development Code provides that the Board of Adjustment shall grant no variance 
unless certain standards are met and proven by competent substantial evidence. These standards, along with 
planning staff’s provisional findings of fact are provided below: 
 
1. The lot consists of at least one entire lot of record on the effective date of this Code. 
 

Provisional Findings:  The subject property was originally platted in 1953 as a part of the Ferguson’s Estates 
Subdivision as a separate conforming lot of record prior to the effective date of the current Land 
Development Code. Based upon evidence available when this report was prepared, staff is of the opinion 
that this standard has been met. 
 

2. The lot was not created in violation of a previous zoning ordinance. 
 

Provisional Findings:  At the time the subject site was platted, the property met the lot standards for the R-
1AA zoning district which only required a minimum lot area of 7,500 square feet. Therefore, the property 
was not created in violation of a previous zoning ordinance.  Based upon evidence available when this 
report was prepared, staff is of the opinion that this standard has been met. 
 

3. The lot was not combined with a neighboring lot under common ownership in order to allow the existing 
improvements on the neighboring developed lot to meet applicable setbacks. 

 
Provisional Findings:  The subject site (Lot 17), which is currently undeveloped, has been under common 
ownership with the adjacent property to the east (Lot 11) since 1995. According to the provided survey, 
the existing home, which was built in 1955, on the adjacent property meets the minimum rear setback for 
the R-100 zoning district from the shared property line. Therefore, the existing home was constructed prior 
to these two properties going into common ownership and the home did not rely on the subject site in 
order to develop. Based upon evidence available when this report was prepared, staff is of the opinion that 
this standard has been met. 

 
PUBLIC CORRESPONDENCE: 
Notices were sent to property owners within 500 feet of the subject property; a legal notice was published in 
the Tampa Bay Times; and the property was posted. Staff has not received any responses to these notices. 
 
ATTACHMENTS: 
1. Staff Presentation 
2. Application & Nonconforming Lot Addendum 
3. Survey 
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REQUEST
• Nonconforming Lot of Record

• LDC Section 24.02(B) – If at any time the owner 
of a nonconforming lot of record owns 
adjoining land, the lots shall be combined to 
meet the minimum lot requirements.

• R-100 District
• Min. Lot Area = 10,000 sqft
• Min. Lot Depth = 75 feet
• Min. Lot Width = 100 feet

• Subject Property
• Lot Area = +/- 9,750 sqft
• Lot Depth = 130 feet
• Lot Width = 75 feet

• Owner: Andrew Beath
• Applicant: Echo Sheppard

• Requesting variance approval to allow a 
nonconforming lot of record (Lot 17) that is under 
common ownership with an adjacent property 
(Lot 11) to be separate buildable lot.

BAYSHORE DR.

BAYSHORE DR.

Lot 17Lot 17
(Subject (Subject 

Property)Property)

Lot 11Lot 11
EUN

ICE DR.
EUN

ICE DR.
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SITE HISTORY
• 1953 – Originally platted as a part of the Ferguson’s 

Estates Subdivision (Lot 17 of Block 2). The property was 
zoned R-1AA and conformed to the minimum lot 
standards.

• 1976 – New LDC went into effect, placing the property 
into the R-100 district, which required a min. lot area of 
10,000 sqft.,lot width of 75 ft., and lot depth of 100 ft. 
The lot became nonconforming in lot area.

• 1990 – Current LDC, property remains in the R-100 
district and continues to be nonconforming in lot area.

• Common Ownership – Lots 17 & 11 (east) have been in 
common ownership since 1995 according to PCPAO 
records.
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SURVEY
R-100 Setback Requirements:

• Min. Front Setback = 25 feet

• Min. Side Setback= 10 feet, total 25 feet

• Min. Rear Setback = 30 feet

SITESITE
Existing Home 

(Built 1955)

45.5’
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UNIMPROVED EUNICE DRIVE

• Eunice Dr. will be required to be extended 
the entire frontage of the property at the 
time the lot develops.

• Extension must meet minimum city 
standards and will be at the expense of 
the developer. 

BAYSHO
RE DR.

BAYSHO
RE DR.

SITESITE

EUN
ICE DR.

EUN
ICE DR.

Unimproved ROWUnimproved ROW
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REVIEW STANDARDS – NONCONFORMING LOT OF RECORD

1) The lot consists of at least one entire lot of record on the effective date of this 
Code.

2) The lot was not created in violation of a previous zoning ordinance.

3) The lot was not combined with a neighboring lot under common ownership in 
order to allow the existing improvements on the neighboring developed lot to 
meet applicable setbacks.

Staff Recommended Condition of Approval: At the developer’s expense, Eunice 
Drive will be extended to the full width of the property and built to the minimum 
city standards at the time the property develops.
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INSTRUCTIONS
Please complete the application fully and then DOWNLOAD (print button) the form to submit. This application, with
all supporting materials and applicable application addendums, must be submitted DIGITALLY through the Planning
and Zoning goPost portal. If a project requires multiple application types, please complete this form only once and
upload it into each separate application type in goPost. 

To verify which addendums apply to your project download the Application Addendum Checklist (PDF).

Prior to proceeding to public hearing an application must be deemed complete.  All required application fees (see Fee
Schedule (PDF)) must be paid prior to the application being scheduled for Technical Review Committee (TRC).
Fees can be paid in person or mailed.

Property Owner(s) Name*

Andrew Beath 

Property Owner(s) Email*

Andrew.Earthways@gmail.com

Property Owner(s) Address*

1642 SEABREEZE DR, Tarpon springs 34689

Property Owner(s) Phone*

3107450986

Applicant(s) Name (If different than owner)

Echo Sheppard 

Applicant(s) Email

Echo.empyreandream@gmail.com

Applicant(s) Address

700s Florida Ave , tarpon springs 34689

Applicant(s) Phone

7274945198

General Planning Application

https://www.ctsfl.us/FormCenter/Print?formID=56&Preview=YES&Save=False&savedProgressID= 8/15/25, 10:43 AM
Page 1 of 5
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Agent/Representative (If applicable)

First and Last Name

Agent/Representative Email

Email Address

Agent/Representative Address

Street, City, State, and Zip Code

Agent/Representative Phone

Phone Number

Application Type (Check all that apply)*

Annexation

Conditional Use

Development Agreement

Discussion Item

Future Land Use
Amendment

HPB, Certificate of
Appropriateness

HPB, Designation of
Historic Property

HPB, Economic Hardship
Exemption

HPB, Petition for Removal

Planned Development,
Concept

Planned Development,
Final

Planned Development,
Preliminary

Plat, Final

Plat, Minor

Rezoning

Sidewalk Cafe

Sidewalk Waiver

Site Plan/Subdivision

Temporary Use*

Vacation, Plat or Property

Vacation, Right-of-Way

Variance

Variance, After-the-Fact

Variance, De Minimis

Variance, FAR/ISR
Adjustment

Variance, Nonconforming
Lot

https://www.ctsfl.us/FormCenter/Print?formID=56&Preview=YES&Save=False&savedProgressID= 8/15/25, 10:43 AM
Page 2 of 5
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*Temporary Use Dates

Dates Requested

Project Name*

Bayshore Drive Lot Split 

Tax Parcel ID(s)*

11-27-15-27612-002-0110

Look Up Parcel ID

Project Location

743 Bayshore Dr

Flood Zone

Zone X

Zone AE

Zone VE

Not if a Flood Zone

https://www.ctsfl.us/FormCenter/Print?formID=56&Preview=YES&Save=False&savedProgressID= 8/15/25, 10:43 AM
Page 3 of 5
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Coastal High Hazard Area
(CHHA)

Yes, property is in the
CHHA

No, property not in the
CHHA

Site Acreage*

0.442 AC

Base Flood Elevation (BFE)

Elevation(s)

Current Land Use*

RS (Residential Suburban)
(Choices are
alphabetized) 
Lookup Land Use

Current Zoning*

R-100 (Single Family Residential)
(Choices are alphabetized)

Lookup Zoning

Proposed Land Use

RS (Residential Suburban)
(If applicable)

Proposed Zoning

R-100 (Single Family Residential)
(If applicable)

Summary / Purpose of Request*

Looking to split lot , with that 1 of the lots will have a variance on square footage of the property. The other lot
will be up to standards

Electronic Signature Agreement*

I Agree

By checking the "I Agree" box below, you acknowledge that 1) this form and other applicable application
addendums will not be signed in the sense of a traditional paper document, 2) by signing in this alternate manner,
you authorize your signature on these forms to be valid and binding to the same force and effect as a handwritten
signature, and 3) the information included in and with these forms are completely true and correct to the best of
your knowledge.

Electronic Signature*

Echo Sheppard 

Date*

8/15/2025

https://www.ctsfl.us/FormCenter/Print?formID=56&Preview=YES&Save=False&savedProgressID= 8/15/25, 10:43 AM
Page 4 of 5
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Electronic Signature
I, as the property owner or as an authorized representative of the property owner, authorize the filing of this application
and will allow the Planning and Zoning Department staff to visit this property if necessary for the purpose of analyzing
this request. Further, I will allow a public notice sign (if required) to be placed and remain on the property until the
processing of the request is complete.

Electronic Signature*

Echo Sheppard 

Date*

1. Click the 'Print Only' button below.

2. Your form will open in a new tab.

3. Right click on your mouse and select 'Print'.

4. Choose to print to 'PDF'.

5. Save the form in your desired location.

Steps to Download Form

Need help? Give the Planning Department a call at 727-942-5611.

8/15/2025

https://www.ctsfl.us/FormCenter/Print?formID=56&Preview=YES&Save=False&savedProgressID= 8/15/25, 10:43 AM
Page 5 of 5
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INSTRUCTIONS
Please complete this form fully and DOWNLOAD (print button) to submit with the associated development
application. Applications must be submitted DIGITALLY through the Planning and Zoning goPost portal.

Project Name*

Bayshore Drive Lot Split 

Project Location*

743 Bayshore Dr

Current Zoning*

R-100 (Single Family Residential)
Choices are Alphabetized
Lookup Zoning

Lot Dimension Standards
Refer to  Section 25.00 for zoning district lot standards.

Required Lot Area*

 10,000 square feet

Existing Lot Area*

9750

Required Lot Width*

 75 feet

Existing Lot Width*

78.7

Required Lot Depth

100 feet

Existing Lot Depth*

130

Nonconforming Lot Application Form

LDC

https://www.ctsfl.us/FormCenter/Print?formID=66&Preview=YES&Save=False&savedProgressID=2 6/5/25, 1:12 PM
Page 1 of 3
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Board of Adjustment (BOA) Review Standards
Per  Section 215.02.2, the Board of Adjustment may only grant a variance to allow a nonconforming lot of record
to be built upon if the following standards are met and proven by competent substantial evidence.

Please review each standard (numbered 1 through 3) on the following pages and provide a justification on how
your request meets each standard.

Standard:
The lot consists of at least one entire lot of record on the effective date of this Code. (Explain when the lot was created
and provide a copy of the plat, if possible, from the Pinellas County Property Appraiser or Clerk's Public Records.)

Justification:*

11-27-15-27612-002-0110

Plat 17 and 11 are currently one property and we are requesting to split them again, the variance is that each
lot would consist of 9,750 square feet. Depth and width both adhere to code

Standard:
The lot was not created in violation of a previous zoning ordinance. (Explain when the lot was separated, platted or
subdivided.)

Justification:*

The lot has not been split yet

Standard:
The lot was not combined with a neighboring lot under common ownership in order to allow the existing improvements
on the neighboring developed lot to meet applicable setbacks. (If the neighboring property is developed, does the
structure meet the minimum setbacks from the shared property line if the properties were split?)

Justification:*

The current home meets the minimum set back, once split the home will still meet the minimum.

Electronic Signature Agreement*

I Agree

By checking the "I Agree" box below, you as the property owner/applicant/agent agree and acknowledge that 1)
this form will not be signed in the sense of a traditional paper document, 2) by signing in this alternate manner, you
authorize your signature on this form to be valid and binding to the same force and effect as a handwritten
signature, and 3) the information included in and with this form is completely true and correct to the best of your
knowledge.

LDC

https://www.ctsfl.us/FormCenter/Print?formID=66&Preview=YES&Save=False&savedProgressID=2 6/5/25, 1:12 PM
Page 2 of 3
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Electronic Signature*

Echo K Sheppard 

Date*

1. Click the 'Print Only' button below.

2. Your form will open in a new tab.

3. Right click on your mouse and select 'Print'.

4. Choose to print to 'PDF'.

5. Save the form in your desired location.

Steps to Download Form

Need help? Give the Planning Department a call at 727-942-5611.

6/5/2025

https://www.ctsfl.us/FormCenter/Print?formID=66&Preview=YES&Save=False&savedProgressID=2 6/5/25, 1:12 PM
Page 3 of 3
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CITY OF TARPON SPRINGS 
BOARD OF ADJUSTMENT 

[SEPTEMBER 24, 2025] 
 

STAFF REPORT 

 
Application No. / Project Title: #25-53 (Kerdemelidis) 

Staff:    Allie Keen, AICP, Principal Planner 

Applicant / Owner:  Yiannis Kerdemelidis / Miltiadis Kerdemelidis 

Property Size:   +/- 1.13 acres 

Current Zoning:   R-100 (Single Family Residential) 

Current Land Use:  RL (Residential Low) 

Location / Parcel ID:  1601 Richard Ervin Parkway / 08-27-16-20430-000-0110 

 

BACKGROUND SUMMARY: 
The applicant is requesting variance approval to allow the construction of a 1,900 square foot accessory 
dwelling unit (ADU) on the subject property, which is 800 square feet larger than permitted based on the size 
of the proposed primary dwelling. 
 
PRELIMINARY STAFF RECOMMENDATION: 
Based on the evidence available at the time this report was prepared, staff would recommend denial of this 
request. Although the subject site is unique in comparison to surrounding residential properties and typical R-
100 lots and the structure meets the standards for an accessory use/structure, it is of staff’s opinion that the 
proposed ADU could be reduced in size to meet the size limitations, while still providing reasonable living 
accommodations for the applicant’s family members. 
 
LAND DEVELOPMENT CODE CONSIDERATIONS: 
District Intent: The single family districts are established to provide for detached dwellings in a variety of 
districts with a full range of dimensional and density standards compatible with the established development 
of the area.  
 
Development Standards: Per Land Development Code (LDC) Section 71.01(1), an accessory dwelling unit 
cannot exceed 600 square feet or 20% of the floor area of the primary structure, whichever is greater. 
 
CURRENT PROPERTY INFORMATION:  

Use of Property: Vacant (proposed single family home) 

Site Features: Trees and vegetation 

Vehicle Access: This property gains access from Richard Ervin Parkway. 
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SURROUNDING ZONING & LAND USE: 

 Zoning: Land Use: 

North: 
R-100 (Single Family Residential) 
RPD (Residential Planned Development  – 
Savannah Pointe Subdivision) 

RL (Residential Low) 

South: R-100 (Single Family Residential) RL (Residential Low) 

East: RPD (Residential Planned Development – 
Savannah Pointe Subdivision) RL (Residential Low) 

West: R-100 (Single Family Residential) RL (Residential Low) 

 
PLANNING CONSIDERATIONS: 
When considering this application, the following general site conditions, planning concepts, and other facts 
should be noted: 

1. The applicant is proposing to construct a new 5,500 square foot single family home and a 1,900 square 
foot accessory dwelling unit (ADU) on the subject property. Per LDC Section 71.01(1), an ADU cannot 
exceed 600 square feet or 20% of the floor area of the primary structure, whichever is greater. Based 
on the proposed size of the home, the applicant would be permitted to construct an ADU up to 1,100 
square feet in size.  

2. An ADU is permitted on a property with a single family dwelling in all residential districts. An ADU 
helps to provide increased housing opportunities and affordable options throughout the city. These 
structures are intended to be clearly accessory and incidental to the primary home on the property.  

3. Per LDC Section 71.01, in addition to the maximum size, the following standards apply to ADUs: 
a. Only one unit per parcel of ownership is permitted. 
b. The primary dwelling must be owner-occupied. 
c. All setbacks and lot coverage provisions must be met. 
d. Separate metered utility connections for the ADU are not permitted. 
e. A recorded restrictive covenant that outlines compliance with these requirements must be 

provided with the building permit. 
4. The applicant provided a conceptual site plan that shows both the primary and accessory dwelling 

units. According to this site plan, both structures comply with the minimum R-100 setbacks and share 
one driveway access from Richard Ervin Parkway.  

5. The minimum lot size in the R-100 district is 10,000 square feet. The subject property is approximately 
1.13 acres in size. This is significantly larger than required and than most residential properties in the 
surrounding area, except for one property across the street, which is approximately 1.3 acres in size. 
Due to the size of the property, the applicant could opt to subdivide the property into 2 lots to build 
one home on each lot. This would require a full subdivision process because this property has already 
been subdivided from the adjacent property to the west (All Saints Episcopal Church property).  

6. The applicant indicated that the accessory unit is intended to provide housing for aging family 
members, which is why keeping the site as one property with shared amenities and services is 
preferred. Aside from the shared driveway, from the street these two proposed structures have the 
appearance of two homes due to the proposed site layout and lot orientation along Richard Ervin 
Parkway as if they were on two separate lots. 

7. Per LDC Section 36.00(B), an accessory use or structure complies with the following standards: 
a. It is clearly incidental to, customarily found in association with, and serves the primary use. 
b. It is subordinate in purpose, area, and extent to the primary use served. 
c. Contributes to the comfort, convenience, or necessity of the primary use served. 
d. It is located on the same lot, tract, or property as the primary use. 
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Although the proposed ADU exceeds the maximum size permitted, it will still meet with the standards 
for an accessory use and structure because it will be smaller than the primary dwelling, located on the 
same property, share a utility meter, and is intended to contribute to the convenience of the primary 
use by providing housing for aging family of the owner in a nearby structure. 

8. Providing a mix of housing options that meets the needs of the existing and future population is a goal 
of the Housing Element of Comprehensive Plan (Goal H1). One way the Housing Element supports 
housing options is through the development of accessory dwelling units. Specifically, Policy H.1.1.2, 
recommends a variety of potential LDC amendments, including increasing the maximum ADU size 
limitation. This will likely be a provision that is reviewed and considered during the next update to the 
LDC.  

 
REVIEW STANDARDS / PROVISIONAL FINDINGS OF FACT: 
Section 215.02(B) of the Land Development Code provides that the Board of Adjustment shall grant no variance 
unless certain standards are met and proven by competent substantial evidence. These standards, along with 
planning staff’s provisional findings of fact are provided below: 
 
1. The need for the requested variance arises out of the physical surroundings, shape, topographical 

conditions, or other physical or environmental conditions that are unique to the specific property 
involved, and which do not apply generally to property located in the same zoning district. 

 
Provisional Findings:  The subject property is approximately 1.13 acres in size, which is significantly larger 
than required in the R-100 zoning district and most residential properties in the surrounding areas. The 
proposed 5,500 square foot primary dwelling and 1,900 square foot ADU can be accommodated while still 
meeting the minimum district setbacks because of the property’s size, shape and orientation along the 
street.    Based upon evidence available when this report was prepared, staff is of the opinion that this 
standard has been met. 
 

2. The conditions or special circumstances peculiar to the property have not been self-created or have 
resulted from an action by the applicant or with prior knowledge or approval of the applicant.  

 
Provisional Findings:  The special circumstances of the property (size, shape, and orientation) have not 
been self-created, however, the proposed ADU could be reduced in size to comply with the standards of 
the LDC notwithstanding of the property conditions.  Based upon evidence available when this report was 
prepared, staff is of the opinion that this standard has not been met. 
 

3. Literal enforcement of the requirements of the City of Tarpon Springs’ Comprehensive Land 
Development Code would have the effect of denying the applicant of reasonable use of the property, or 
legally conforming buildings or other structures, and the requested variance is the minimum variance 
that will make possible the reasonable use of the property. 

 
Provisional Findings:  Literal enforcement of the ADU standards would necessitate the ADU to be 
redesigned and reduced in size to meet the size limitations. The applicant would still be permitted to have 
a reasonably sized ADU on the property.  Based upon evidence available when this report was prepared, 
staff is of the opinion that this standard has not been met. 
 

4. Granting the variance will not confer any special privilege that is not allowed for other lands, buildings 
or structures in the same zoning district; no variance will be granted that extends to the applicant a use 
of property that is not commonly enjoyed by other persons in similar circumstances. 
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Provisional Findings:  ADUs are intended to be accessory and incidental to the primary dwelling on the 
property, however, the code recognizes that with larger homes a larger ADU would be acceptable. 
Therefore, the code allows for the 20% calculation to be considered. The subject property is unique in that 
it is significantly larger than most R-100 properties elsewhere in the immediate area and in the city. 
Therefore, in addition to being able to accommodate a larger primary dwelling it can also accommodate 
the proposed ADU while still meeting all other applicable standards of the LDC, including setbacks and the 
standards and intent of an accessory use and structure. Further, ADUs are permitted on properties with 
single family dwellings in all residential districts. Granting approval of the requested variance would not 
extend special privilege to the applicant that is not commonly enjoyed by others in similar circumstances.  
Based upon evidence available when this report was prepared, staff is of the opinion that this standard has 
been met. 
 

5. Granting the variance will not substantially diminish property values in the surrounding area, 
substantially interfere with, or injure the rights of others whose property would be affected by approval 
of the variance, alter the essential character of the neighborhood, or create a nuisance. 

 
Provisional Findings:  Due to the size of the subject property, it could potentially be subdivided into two 
lots to allow for the construction of a home on each lot. Aside from the shared driveway, from the street 
these two proposed structures would have the appearance of two homes based on the proposed site 
layout and lot orientation along Richard Ervin Parkway as if they were on two separate lots. Further, all 
other ADU standards will be met, including the primary dwelling being owner occupied and shared utility 
meters. Approval of the requested variance is not expected to substantially diminish property values in the 
surrounding area.  Based upon evidence available when this report was prepared, staff is of the opinion 
that this standard has been met. 

 
PUBLIC CORRESPONDENCE: 
Notices were sent to property owners within 500 feet of the subject property; a legal notice was published in 
the Tampa Bay Times; and the property was posted. Staff has not received any responses to these notices. 
 
ATTACHMENTS: 
1. Staff Presentation 
2. Application & Variance Addendum 
3. Conceptual Site Plan 
4. Survey 
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LOCATION & CONTEXT

SITE

LAKESIDE DR.

LAKESIDE DR.

R-100

RPD

R-100

KEYSTONE RD.

KEYSTONE RD.

WATERBERRY DR.

WATERBERRY DR.

LAKE TARPON LAKE TARPON 

LEXINGTON PL.
LEXINGTON PL.

RICHARD ERVIN PKWY.

RICHARD ERVIN PKWY.
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REQUEST
• #25-53 – Accessory Dwelling Unit (ADU) Size

• Permitted = 1,100 sqft.
• Proposed = 1,900 sqft.

• Applicant/Agent: Yiannis Kerdemelidis

• Owner: Miltiadis Kerdemelidis

• Variance request to allow an ADU that exceeds the 
maximum size permitted based on the size of the 
proposed primary dwelling.

RICHARD ERVIN PKWY.

RICHARD ERVIN PKWY.

SITESITE
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LDC 71.01 – Accessory Dwelling Units (ADUs)

• Permitted w/Single Family Dwelling in ALL 
residential districts.

• Max. Size: 600 sqft. or 20% of floor area of 
primary dwelling, whichever is greater.
• Proposed Home = 5,500 sqft.
• Permitted ADU = 1,100 sqft. (20%)
• Proposed ADU = 1,900 sqft.

• Additional ADU Standards:
• Only 1 ADU per parcel.
• Primary dwelling must be owner-occupied.
• All setbacks & lot coverage provisions must 

be met.
• Separate metered utility connections for 

ADU are not permitted.
•  Restrictive covenant required.

REQUEST RICHARD ERVIN PKWY.

RICHARD ERVIN PKWY.

Proposed ADU

Proposed 
Primary 

Dwelling
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PLANNING CONSIDERATIONS
Property Size

• Min. R-100 Lot Size = 10,000 sqft.

• Subject Property = 1.13 acres

• Due to the size of the property, the applicant 
could opt to subdivide the property into 2 lots 
to build one home on each lot. This would 
require a full subdivision process.

• ADU is intended to provide housing for aging 
family members, which is why keeping the site 
as one property with shared amenities and 
services is preferred.

View from Richard Ervin Parkway

• Aside from the shared driveway, the proposed 
layout and lot orientation along the street 
gives the appearance of two homes on 
separate lots.

SITESITE

RICHARD ERVIN PKWY

RICHARD ERVIN PKWY

KEYSTONE RD

KEYSTONE RD

WATERBERRY DR

WATERBERRY DR

LAKESIDE AVE

LAKESIDE AVE
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PLANNING CONSIDERATIONS
LDC Section 36.00(B) - Accessory Uses & Structures must be:

• Clearly incidental to, customarily found in association with, and serve the primary 
use.

• Subordinate in purpose, area, and extent to the primary use.
• Contributing to the comfort, convenience, or necessity of the primary use.
• Located on the same lot, tract, or property as the primary use. 

Comprehensive Plan – Housing Element

• Policy H1.1.2 supports the idea of increasing the maximum accessory dwelling unit 
size to increase housing options and affordability.

• Revisions to ADU standards will likely be reviewed and considered during the next 
LDC update.
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REVIEW STANDARDS - VARIANCE
1) The need for the requested variance arises out of the physical surroundings, shape, 

topographical conditions, or other physical or environmental conditions that are unique to the 
specific property involved, and which do not apply generally to property located in the same 
zoning district.

2) The conditions or special circumstances peculiar to the property have not been self-created or 
have resulted from an action by the applicant or with prior knowledge or approval of the 
applicant.

3) Literal enforcement of the requirements of the City of Tarpon Springs’ Comprehensive Land 
Development Code would have the effect of denying the applicant or reasonable use of the 
property, or legally conforming buildings or other structures, and the requested variance is the 
minimum variance that will make possible the reasonable use of the property.

4) Granting the variance will not confer any special privilege that is not allowed for other lands, 
buildings or structures in the same zoning district; no variance will be granted that extends to 
the applicant a use of a property that is not commonly enjoyed by other persons in similar 
circumstances.

5) Granting the variance will not substantially diminish property values in the surrounding area, 
substantially interfere with, or injure the rights of others whose property would be affected by 
approval of the variance, alter the essential character of the neighborhood, or create a 
nuisance.

Page 31 of 86



8/17/25, 6:08 PMTarpon Springs, FL

Page 1 of 4https://www.ctsfl.us/FormCenter/Print?formID=56&Preview=YES&Save=False&savedProgressID=

INSTRUCTIONS
Please complete the application fully and then DOWNLOAD (print button) the form to submit. This application, with all
supporting materials and applicable application addendums, must be submitted DIGITALLY through the Planning and
Zoning goPost portal. If a project requires multiple application types, please complete this form only once and upload it into
each separate application type in goPost. 

To verify which addendums apply to your project download the Application Addendum Checklist (PDF).

Prior to proceeding to public hearing an application must be deemed complete.  All required application fees (see Fee
Schedule (PDF)) must be paid prior to the application being scheduled for Technical Review Committee (TRC). Fees
can be paid in person or mailed.

Property Owner(s) Name*

miltiadis Kerdemelidis 

Property Owner(s) Email*

milty@haloindustrial.com

Property Owner(s) Address*

165 Athenian Way, Tarpon Springs, FL 34689

Property Owner(s) Phone*

7279466560

Applicant(s) Name (If different than owner)

First and Last Name / Entity Name

Applicant(s) Email

Email Address

Applicant(s) Address

Street, City, State, and Zip Code

Applicant(s) Phone

Phone Number

Agent/Representative (If applicable) Agent/Representative Email

General Planning Application

CITY

ARPON

CITYOFTARPONSPRINGS

324E.PineStreet,TarponSprings,FL34689
(727)942-5611/planning@ctsfl.us
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Agent/Representative (If applicable)

Yiannis Kerdemelidis 

Agent/Representative Email

yianni@haloindustrial.com

Agent/Representative Address

Street, City, State, and Zip Code

Agent/Representative Phone

7279461429

Application Type (Check all that apply)*

Annexation

Conditional Use

Development Agreement

Discussion Item

Future Land Use
Amendment

HPB, Certificate of
Appropriateness

HPB, Designation of
Historic Property

HPB, Economic Hardship
Exemption

HPB, Petition for Removal

Planned Development,
Concept

Planned Development,
Final

Planned Development,
Preliminary

Plat, Final

Plat, Minor

Rezoning

Sidewalk Cafe

Sidewalk Waiver

Site Plan/Subdivision

Temporary Use*

Vacation, Plat or Property

Vacation, Right-of-Way

Variance

Variance, After-the-Fact

Variance, De Minimis

Variance, FAR/ISR
Adjustment

Variance, Nonconforming
Lot

*Temporary Use Dates

Dates Requested

Project Name*

1700 Keystone Project

Tax Parcel ID(s)*

08-27-16-20430-000-0110

Look Up Parcel ID

Project Location
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Flood Zone

Zone X

Zone AE

Zone VE

Not in a Flood Zone

Coastal High Hazard Area
(CHHA)

Yes, property is in the
CHHA

No, property not in the
CHHA

Site Acreage*

1.139 a

Base Flood Elevation (BFE)

Elevation(s)

Current Land Use*
RLM (Residential Low Medium)

(Choices are alphabetized) 
Lookup Land Use

Current Zoning*
R-100 (Single Family Residential)

(Choices are alphabetized)

Lookup Zoning

Proposed Land Use
RU (Residential Urban)

(If applicable)

Proposed Zoning
R-100 (Single Family Residential)

(If applicable)

Summary / Purpose of Request*

Requesting a variance to allow an accessory dwelling unit that exceeds the maximum size permitted under LDC
Section 71.01(1). Based on the size of the primary dwelling (5,500 sq. ft.), the code allows an accessory dwelling
unit of up to 1,100 sq. ft. The proposed unit is 1,900 sq. ft., requiring a variance of an additional 800 sq. ft.

Electronic Signature Agreement*

I Agree

By checking the "I Agree" box below, you acknowledge that 1) this form and other applicable application addendums
will not be signed in the sense of a traditional paper document, 2) by signing in this alternate manner, you authorize
your signature on these forms to be valid and binding to the same force and effect as a handwritten signature, and 3) the
information included in and with these forms are completely true and correct to the best of your knowledge.

Electronic Signature*

Miltiadis Kerdemelidis 

Date*

Electronic Signature
I, as the property owner or as an authorized representative of the property owner, authorize the filing of this application and

8/17/2025
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will allow the Planning and Zoning Department staff to visit this property if necessary for the purpose of analyzing this
request. Further, I will allow a public notice sign (if required) to be placed and remain on the property until the processing of
the request is complete.

Electronic Signature*

Miltiadis Kerdemelidis 

Date*

1. Click the 'Print Only' button below.

2. Your form will open in a new tab.

3. Right click on your mouse and select 'Print'.

4. Choose to print to 'PDF'.

5. Save the form in your desired location.

Steps to Download Form

Need help? Give the Planning Department a call at 727-942-5611.

8/17/2025
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INSTRUCTIONS
Please complete this form fully and DOWNLOAD (print button) to submit with the associated development application.
Applications must be submitted DIGITALLY through the Planning and Zoning goPost portal.

Project Name*

1700 Keystone Project

Project Location*

1700 KeyStone Rd. Tarpon Springs, Fl 34688

Variance Requested*

71.01,25.02

Provide the Land Development Code ( ) Section(s)
reference that the variance is being requested from.

Summary of Request*

We respectfully submit this request for a zoning
variance to allow the construction of a detached
dwelling unit measuring approximately 1,900 square
feet on the subject property, which also includes a
5,500 square foot main building.

The proposed unit will be located within the required
property setbacks as defined by local zoning
regulations and will maintain the architectural integrity
and character of the surrounding neighborhood. The
purpose of this request is to provide additional living
space to support multi-generational housing and aging
parents, enhancing both the usability and long-term
utility of the neighborhood and community—without
negatively impacting neighboring properties or the
broader community.We kindly request your
consideration of this variance based on the following:

The proposed unit will comply with all setback
requirements.

The unit will be subordinate in size to the primary
structure.

The design will be compatible with both the main
structure and nearby homes.

Thank you for your time and consideration.

Variance Application Form

LDC
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Please describe the project and how it varies from the . 
(e.g., A side setback variance reduction from the required 10
feet to 7 feet for the purpose of constructing an addition
onto an existing home)

Board of Adjustment (BOA) Review Standards
Per  Section 215.02(B), the Board of Adjustment may only grant a variance when the following standards are
determined to be met and proven by competent substantial evidence.

Please review each standard (numbered 1 through 5) on the following pages and provide a justification on how your
request meets each standard. 

a. Preservation of a protected or native tree(s), but not an invasive(s), as defined in Sections 133 and 134 of the , may be
considered as a relevant environmental condition. (If there are protected trees or native trees on the property, they could be
considered a physical hardship if their preservation results in the need for the variance.)

b. Location of the property in the Historic District may be considered as a unique physical condition. However, any variance
applied for within the Historic District shall be found to be compatible with the character of the properties within the Historic
District before any variance may be granted. (If the need for the variance is in response to the property being in the Historic
District, it could be considered a physical hardship.)

Standard:
The need for the requested variance arises out of the physical surroundings, shape, topographical conditions, or other
physical or environmental conditions that are unique to the specific property involved, and which do not apply generally to
property located in the same zoning district. (What are the physical hardships on the property that prevent you from meeting
the requirements of the code?)

Justification:*

This property is not located in a historic district, and no protected trees will be removed as part of this variance.

Standard:
The conditions or special circumstances peculiar to the property have not been self-created or have resulted from an action by
the applicant or with prior knowledge or approval of the applicant. (Is the variance in response to an action or situation in
which you created? e.g. You installed a pool at the minimum setbacks, which prevents you from constructing a screen
enclosure.)

Justification:*

No, the variance is not in response to a situation created by the applicant.

Standard:
Literal enforcement of the requirements of the Code will have the effect of denying the applicant reasonable use of the
property, or legally conforming buildings or structures, and the requested variance is the minimum variance that will make

LDC

LDC

LDC
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property, or legally conforming buildings or structures, and the requested variance is the minimum variance that will make
possible the reasonable use of the property. (Does the variance result in reasonable use of the property and its structures?)

Justification:*

Yes, the requested variance allows for reasonable use of the property and its structures, while maintaining
compliance to the greatest extent feasible.

Standard:
Granting the variance will not confer any special privilege that is not allowed for other lands, buildings, or structures in the
same zoning district; no variance will be granted that extends to the applicant a use of property that is not commonly enjoyed
by other persons in similar circumstances. (Would approval of the variance request result in special privilege that is not
commonly enjoyed by other properties within the same district?)

Justification:*

No, approval of this variance would not result in any special privilege not commonly enjoyed by other properties
within the same zoning district.

Standard:
Granting the variance will not substantially diminish property values in the surrounding area, substantially interfere with, or
injure the rights of others whose property would be affected by the approval of the variance, alter the essential character of
the neighborhood, or create a nuisance. (Would approval of this request have an adverse effect on surrounding properties?)

Justification:*

No, approval of this request will not have an adverse effect on surrounding properties.

Electronic Signature Agreement*

I Agree

By checking the "I Agree" box below, you as the property owner/applicant/agent agree and acknowledge that 1) this
form will not be signed in the sense of a traditional paper document, 2) by signing in this alternate manner, you
authorize your signature on this form to be valid and binding to the same force and effect as a handwritten signature,
and 3) the information included in and with this form is completely true and correct to the best of your knowledge.

Electronic Signature*

Miltiadis Kerdemelidis

Date*

1. Click the 'Print Only' button below.

2. Your form will open in a new tab.

Steps to Download Form

7/9/2025
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CITY OF TARPON SPRINGS 
BOARD OF ADJUSTMENT 

[SEPTEMBER 24, 2025] 
 

STAFF REPORT 

 
Application No. / Project Title: #25-58 (Arnauts) 

Staff:    Allie Keen, AICP, Principal Planner 

Applicant / Owner:  100 Shore, LLC 

Property Size:   +/- 8,088 square feet 

Current Zoning:   R-100 (Single Family Residential) 

Current Land Use:  RU (Residential Urban) 

Location / Parcel ID:  100 Shore Drive / 10-27-15-15678-000-0360 

 

BACKGROUND SUMMARY: 
The applicant is proposing to build a new single family home and requesting variance approval of the following: 

1. Reduce the side street setback to 10 feet, 5 feet less than required. 
2. Reduce the total side yard setback to 20 feet, 5 feet less than required. 
3. Reduce the rear yard setback to 15 feet, 15 feet less than required. 
 

These same requests were previously granted back in 2019 and 2020 in association with the same proposed 
project (see more details under ‘Planning Considerations’). Per Land Development Code Section 215.02(J), 
typically a variance expires after 2 years from the date of issuance, unless a building permit has been issued 
and is kept active. A building permit has been issued (#20-3072), however, at this time, the applicant is 
requesting to change contractors. This requires the submittal of a new permit application which in turn causes 
the variances to expire and why the current application is before the Board of Adjustment for review. 
 
PRELIMINARY STAFF RECOMMENDATION: 
Based on the information available at the time this report was prepared staff recommends approval of the side 
street and rear yard setback variance requests. 
 
LAND DEVELOPMENT CODE CONSIDERATIONS: 
District Intent: The single family residential districts are established to provide for detached dwellings in a 
variety of districts with a full range of dimensional and density standards compatible with the established 
development of the area.  
 
Development Standards: Per LDC Section 25.02(D)(6), the minimum side street setback is 15 feet and the 
minimum rear yard setback if 30 feet in the R-100 zoning district. 
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CURRENT PROPERTY INFORMATION:  

Use of Property: Vacant 

Site Features: There are no significant site features. The applicant has installed an 
electrical T-Pole for construction of the new home.  

Vehicle Access: This property fronts both Shore Drive and Tallahassee Drive. 

 
SURROUNDING ZONING & LAND USE: 

 Zoning: Land Use: 

North: R-100 (Single Family Residential) RL (Residential Low) 

South: R-100 (Single Family Residential) RL (Residential Low) 

East: R-100 (Single Family Residential) RL (Residential Low) 

West: LC (Land Conservation) R/OS (Recreation/Open Space) 

 
PLANNING CONSIDERATIONS: 
When considering this application, the following general site conditions, planning concepts, and other facts 
should be noted: 

1. The applicant is proposing to construct a new 3-bedroom, single family home that is approximately 
1,500 square feet on the subject property.   

2. Per LDC Section 25.02(D)(6), the R-100 zoning district requires a minimum side street setback of 15 
feet, total side yard setback of 25 feet, and rear yard setback of 30 feet. The applicant is requesting to 
reduce the side street setback to 10 feet,  the total side yard setback to 20 feet, and the rear yard 
setback to 15 feet. 

3. The subject property is an irregularly shaped lot, that was originally created in 1924 as a part of the 
H.L. Clark Subdivision (Lot 36), predating the city’s first land development code which went into effect 
in 1944. The R-100 district requires a minimum lot width of 75 feet and minimum lot area of 10,000 
square feet. The subject property is legally nonconforming because it is only 8,088 square feet in area 
and has an average lot width of 57 feet, with only 24 feet of frontage on Shore Drive. 

4. The property is located at the corner of Shore Drive and Tallahassee Drive. The property’s two street 
frontages, which require larger setbacks, and triangular shape create limitations on development of 
the property.  

5. There have been several past variance requests before the Board of Adjustment in association with 
the proposed project. The following outlines the timeline and history of these requests: 

a. November 19, 2014 (Application #14-46): The applicant originally requested to reduce the 
side setback to 5 feet, side street setback to 10 feet, and the total side setback to 15 feet. The 
Board denied this request. 

b. March 25, 2015 (Application #15-17): The layout of the home was revised and the applicant 
applied for a new variance request to only reduce the rear yard setback to 20 feet, 10 feet 
less than required. The Board approved this request. 

c. May 24, 2017 (Application #17-40): Per LDC Section 215.02(J), variances are only valid for 2 
years unless a building permit is issued and kept active. The applicant was unable to obtain 
the building permit within 2 years of the previous variance approval, therefore the applicant 
reapplied for the same request to reduce the rear yard setback to 20 feet. The Board 
approved this request. 
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d. May 22, 2019 (Application #17-40 Extension): Per LDC Section 215.02(K), the Board of 
Adjustment may grant one 6-month extension of a variance approval. This extension was 
requested by the applicant and granted.  

e. October 23, 2019 (Application #19-121): The applicant modified the home design to reduce 
the overall footprint; however, the new design resulted in a new variance request to reduce 
the rear setback to 15 feet and side street setback to 12 feet, 11 inches. The Board approved 
the new request. 

f. June 24, 2020 (Application #20-63): The applicant returned to the Board to further reduce the 
side street setback to 10 feet, 5 feet less than required. The request was due to a change in 
the Florida Building Code regarding wind loading requirements that required a wall thickness 
in excess of the previous plans. This slightly increased the overall footprint of the structure. 
The Board approved the request. 

g. June 10, 2022 (Building Permit #20-3072): A building permit was issued for the proposed 
project compliant with the approved variances (15 foot rear setback and 10 foot side street 
setback). This permit has received extensions from the Building Official over the past few 
years and remained active, therefore the variances have not expired. This permit will remain 
active until October 17, 2028. 

h. Current Situation: The applicant has constructed an electrical t-pole to build the home; 
however, construction of the physical structure has not yet started. At this time, the applicant 
is requesting to change contractors on his approved building permit. This requires the 
submittal of a new permit application which in turn causes the previously approved variances 
to expire because it has been more than 2 years. The current application is for the same 
setbacks that were approved under Applications #19-121 and #20-63. The proposed site plan 
has not changed from what was approved under Building Permit #20-3072. 

 
REVIEW STANDARDS / PROVISIONAL FINDINGS OF FACT: 
Section 215.02(B) of the Land Development Code provides that the Board of Adjustment shall grant no variance 
unless certain standards are met and proven by competent substantial evidence. These standards, along with 
planning staff’s provisional findings of fact are provided below: 
 
1. The need for the requested variance arises out of the physical surroundings, shape, topographical 

conditions, or other physical or environmental conditions that are unique to the specific property 
involved, and which do not apply generally to property located in the same zoning district. 

 
Provisional Findings:  The need for the variance is due to the property, which was created prior to the city’s 
zoning regulations, being smaller in lot area and width than what would be required under the current 
requirements of the R-100 zoning district. Further, the subject property’s irregular shape results in unique 
challenges to develop typical single family residence.  Based upon evidence available when this report was 
prepared, staff is of the opinion that this standard has been met. 
 

2. The conditions or special circumstances peculiar to the property have not been self-created or have 
resulted from an action by the applicant or with prior knowledge or approval of the applicant.  

 
Provisional Findings:  The legal nonconforming property was originally platted in 1924, prior to the current 
zoning regulations being in place and prior to the applicant obtaining ownership of the property. Based 
upon evidence available when this report was prepared, staff is of the opinion that this standard has been 
met. 
 

3. Literal enforcement of the requirements of the City of Tarpon Springs’ Comprehensive Land 
Development Code would have the effect of denying the applicant of reasonable use of the property, or 
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legally conforming buildings or other structures, and the requested variance is the minimum variance 
that will make possible the reasonable use of the property. 

 
Provisional Findings:  The nonconforming, irregularly shaped lot is approximately 1,900 square feet smaller 
and 50 feet narrower along Shore Drive than required under the current regulations. The reduced setback 
requests are directly in response to the nonconforming lot standards and the shape of the property and 
are the minimum necessary to develop the property with a single family home that is comparable to 
homes elsewhere in the district. Based upon evidence available when this report was prepared, staff is of 
the opinion that this standard has been met. 
 

4. Granting the variance will not confer any special privilege that is not allowed for other lands, buildings 
or structures in the same zoning district; no variance will be granted that extends to the applicant a use 
of property that is not commonly enjoyed by other persons in similar circumstances. 

 
Provisional Findings:  The property is located in a single family residential area. Granting approval of the 
requested variances will allow for the construction of a single family home that is comparable to others in 
the immediate area on a nonconforming lot with significant development constraints. Based upon evidence 
available when this report was prepared, staff is of the opinion that this standard has been met. 
 

5. Granting the variance will not substantially diminish property values in the surrounding area, 
substantially interfere with, or injure the rights of others whose property would be affected by approval 
of the variance, alter the essential character of the neighborhood, or create a nuisance. 

 
Provisional Findings:  The reduced setbacks allow for the construction of a single family home on a 
nonconforming lot of record in a predominately residential area. The home’s orientation along Shore Drive 
is consistent with neighboring properties and the living area is modestly sized at approximately 1,500 
square feet which is comparable to other homes in the area. Approval of the variance requests is not 
expected to substantially diminish property values nor alter the residential character of neighborhood.  
Based upon evidence available when this report was prepared, staff is of the opinion that this standard has 
been met. 

 
PUBLIC CORRESPONDENCE: 
Notices were sent to property owners within 500 feet of the subject property; a legal notice was published in 
the Tampa Bay Times; and the property was posted. Staff has not received any responses to these notices. 
 
ATTACHMENTS: 
1. Staff Presentation 
2. Application & Variance Addendum 
3. Supporting Materials (Exhibit List) 

a. Exhibit A – Site Plan (Building Permit #20-3072) 
b. Exhibit B – Elevation Survey 
c. Exhibit C – Current FEMA Map 
d. Exhibit D – Neighborhood Aerial 
e. Exhibit E – Neighborhood Site Comparison 
f. Exhibit F – 1716 Tallahassee Side Stairs Setbacks 
g. Exhibit G – Warranty Deed 
h. Exhibit H – Quit Claim Deed 
i. Exhibit I – Written Consent 
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LOCATION & CONTEXT

SITE
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SHORE DR.
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REQUEST
• Reduced Side Street Setback

• Proposed = 10 feet
• Required = 15 feet

• Reduced Total Side Yard Setback
• Proposed = 20 feet
• Required = 25 feet

• Reduced Rear Yard Setback
• Proposed = 15 feet
• Required = 30 feet

• Applicant/Agent: Rudy Arnauts
• Owner: 100 Shore, LLC

• Variance request to allow reduce the side 
street, total side yard, and rear yard setbacks 
for the purpose of constructing a new single-
family home.

SITESITE

TALLAHASSEE DR.TALLAHASSEE DR.

SHORE DR.

SHORE DR.
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SITE PLAN
R-100 Minimum Setbacks:

• Side Street:
• Required = 15 ft
• Proposed = 10 ft

• Side Yard:
• Required = 10 ft, total 25 ft
• Proposed = 10 ft min., total 20 ft

• Rear Yard:
• Required = 30 ft
• Proposed = 15 ft 10’

15’

10’
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NONCONFORMING LOT
R-100 Lot Standards:

• Min. Lot Area:
• Required = 10,000sqft.
• Site = 8,088 sqft.

• Min. Lot Width:
• Required = 75 ft
• Site = Avg. 54’; 24’ frontage on Shore Dr.

• Min. Lot Depth:
• Required = 100 ft
• Proposed = 150 ft
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• Nov. 19, 2014 (App. #14-46) – Request to reduce side setback to 5’, side street to 10’, and total side yard 
setback to 15’. Variance Request Denied.

• Mar. 25, 2015 (App. #15-17) – Layout redesigned, new variance request submitted to only reduce rear 
yard setback to 20’. Variance Approved.

• May 24, 2017 (App. #17-40) – Building permit was not issued within 2 years, therefore previous variance 
expired. Applicant reapplied for the same request to reduce the rear yard setback to 20’. Variance 
Approved.

• May 22, 2019 (App. #17-40 Extension) – BOA approved a 6-month extension (as allowed by LDC).

• Oct. 23, 2019 (App. #19-121) – Home design modified to reduce overall footprint. New variance request 
to reduce the rear yard setback to 15’ and side street to 12’ 11”. Variance Approved.

• June 24, 2020 (App. #20-63) – Applicant returned to BOA to request to further reduce the side street 
setback to 10’ due to a change in the FBC requiring thicker walls. Variance Approved.

• June 10, 2022 (Building Permit #20-3072) – Permit issued compliant with approved variances (10’ side 
street and 15’ rear yard). Building Official has issued extensions over the past few years and the permit has 
remained active, therefore variance remain active. Permit remains active until Oct. 17, 2028.

• Current Situation – Change of contractor requires new building permit application, which results in 
existing variances expiring. Proposed application and site plan is the same as previously approved.

VARIANCE HISTORY
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REVIEW STANDARDS - VARIANCE
1) The need for the requested variance arises out of the physical surroundings, shape, 

topographical conditions, or other physical or environmental conditions that are unique to the 
specific property involved, and which do not apply generally to property located in the same 
zoning district.

2) The conditions or special circumstances peculiar to the property have not been self-created or 
have resulted from an action by the applicant or with prior knowledge or approval of the 
applicant.

3) Literal enforcement of the requirements of the City of Tarpon Springs’ Comprehensive Land 
Development Code would have the effect of denying the applicant or reasonable use of the 
property, or legally conforming buildings or other structures, and the requested variance is the 
minimum variance that will make possible the reasonable use of the property.

4) Granting the variance will not confer any special privilege that is not allowed for other lands, 
buildings or structures in the same zoning district; no variance will be granted that extends to 
the applicant a use of a property that is not commonly enjoyed by other persons in similar 
circumstances.

5) Granting the variance will not substantially diminish property values in the surrounding area, 
substantially interfere with, or injure the rights of others whose property would be affected by 
approval of the variance, alter the essential character of the neighborhood, or create a 
nuisance.
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INSTRUCTIONS

Please complete the application fully and then DOWNLOAD (print button) the form to submit. This application, with all

supporting materials and applicable application addendums, must be submitted DIGITALLY through the Planning and

Zoning goPost portal. If a project requires multiple application types, please complete this form only once and upload it into

each separate application type in goPost. 

To verify which addendums apply to your project download the Application Addendum Checklist (PDF).

Prior to proceeding to public hearing, an application must be deemed complete and all required application fees (see Fee

Schedule (PDF)) must be paid prior to the public hearing. Fees can be paid in person or mailed.

Property Owner(s) Name*

100 Shore, LLC

Property Owner(s) Email*

rudy@zenlofts.com

Property Owner(s) Address*

2339 Silvermoss Drive, Wesley Chapel FL 33544

Property Owner(s) Phone*

813 525 8049

Applicant(s) Name (If different than owner)

First and Last Name / Entity Name

Applicant(s) Email

Email Address

Applicant(s) Address

Street, City, State, and Zip Code

Applicant(s) Phone

Phone Number

Agent/Representative (If applicable)

First and Last Name

Agent/Representative Email

Email Address

General Planning Application
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Agent/Representative Address

Street, City, State, and Zip Code

Agent/Representative Phone

Phone Number

Annexation

Conditional Use

Development Agreement

Discussion Item

Future Land Use
Amendment

HPB, Certificate of
Appropriateness

HPB, Designation of Historic
Property

HPB, Economic Hardship
Exemption

HPB, Petition for Removal

Planned Development,
Concept

Planned Development, Final

Planned Development,
Preliminary

Plat, Final

Plat, Minor

Rezoning

Sidewalk Cafe

Sidewalk Waiver

Site Plan/Subdivision

Temporary Use*

Vacation, Plat or Property

Vacation, Right-of-Way

Variance

Variance, After-the-Fact

Variance, De Minimis

Variance, FAR/ISR
Adjustment

Variance, Nonconforming
Lot

Application Type (Check all that apply)* *Temporary Use Dates

Dates Requested

Project Name*

100 Shore - Reaffirmation Request of Active Variances under Permit 20-3072

Tax Parcel ID(s)*

10-27-15-15678-000-0360

Look Up Parcel ID

Project Location

100 Shore Drive, Tarpon Springs FL 34689

Zone X

Zone AE

Zone VE

Not if a Flood Zone

Flood Zone

Yes, property is in the
CHHA

No, property not in the
CHHA

Coastal High Hazard Area
(CHHA)

Site Acreage*

0.18 acres / 8,088 sq ft
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Base Flood Elevation (BFE)

AE12

Current Land Use*

(Choices are alphabetized) 

Lookup Land Use

Current Zoning*

(Choices are alphabetized)

Lookup Zoning

Proposed Land Use

(If applicable)

Proposed Zoning

(If applicable)
RL (Residential Low) R-100 (Single Family R -- Select One -- -- Select One --
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Summary / Purpose of Request*

General Planning Application – 100 Shore Drive

This submission seeks reaffirmation of the two variances currently incorporated into active Building Permit No. 20-
3072, valid through October 17, 2028, for a single-family residence at 100 Shore Drive, Tarpon Springs, FL. The
request stems solely from the need to change the primary contractor, an action that—under Tarpon Springs Code—
requires a new permit, unlike 99.4% of Florida jurisdictions.

Both the side yard setback reduction (25 ft to 20 ft combined, due to a 15 ft to 10 ft side-street variance) and the rear
yard setback reduction (30 ft to 15 ft for a privacy overhang only) have previously been reviewed, recommended for
approval by planning staff, and officially granted—first under Variance 19-121 and subsequently under Variance 20-
63. These variances remain active and are not sought as new requests but rather as a procedural reaffirmation.

Key points supporting the minimum relief granted include:

- At only 24 ft of frontage width, the lot is 68% narrower than the required 75 ft minimum width under the R-100
zoning regulations.
- The lot is also significantly smaller than neighboring parcels (see Exhibit E: Neighborhood Site Comparison Table).
At 8,088 sq ft, it is approximately 19% smaller than the required 10,000 sq ft minimum lot size.

- The required angled orientation matching the homes on Shore Drive creates further spatial hardship.

- The requested variances impact only privacy screen outcroppings, not the bulk / living space of the structure.

- Interior bedroom sizes (especially the widths) barely meet minimum livability standards.

- The rear neighbor (1716 Tallahassee) has an exterior stair encroaching approximately 11.5 ft from our shared lot
line, from which the Applicant is respectfully requesting reaffirmation of the 15 ft setback as per the Building Permit
20-3072 Approved Site plan. This 15 ft setback from the 100 Shore rear lot line pertains only to the very outer tip of
an open square privacy screen, not livable space.

Legal Justification

Florida case law supports the renewal of active variances in situations where government procedural mandates
force a new permit for reasons unrelated to the project’s physical or legal characteristics:
• *Kasper v. City of Coconut Creek*, 681 So.2d 859 (Fla. 4th DCA 1996)
• *City of Miami v. Franklin D. Glazer Trust*, 94 So. 3d 569 (Fla. 3d DCA 2012)
• *Edewaard v. City of Jacksonville Beach*, 308 So.3d 1279 (Fla. 1st DCA 2020)
• *Boynton v. State*, 566 So.2d 1345 (Fla. 1st DCA 1990)

Each confirms that once a discretionary land use decision is rendered and vested through formal permit issuance, it
may not be revisited due to ministerial processes like contractor re-assignment. Under Florida case precedent, a
variance does not lapse due to administrative technicalities.

Therefore, this submission seeks no new exceptions, but rather ministerial reaffirmation of already-established rights
under the same Tarpon Spring Code criteria, which have not changed since the active variances were granted.

It is also important to note that the Tarpon Springs Building Department previously allowed the Applicant to switch
general contractors on this very same project (Permit No. 20-3072) via a simple email notification. This prior action
underscores the ministerial nature of contractor assignment and the absence of any zoning implication when the
underlying project scope remains unchanged.

Referenced Exhibits:

• Exhibit A – 100 Shore Building Permit 20-3072 Approved Site Plan

• Exhibit B – 100 Shore Elevation Survey
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• Exhibit C – 100 Shore current FEMA Map.

• Exhibit D – 100 Shore Neighborhood Aerial

• Exhibit E – 100 Shore Neighborhood Site Comparison Table

• Exhibit F – East Neighbor 1716 Tallahassee Side Stairs Photo

• Exhibit G – Rudy Arnauts Purchase Warranty Deed

• Exhibit H – Rudy Arnauts to 100 Shore LLC Quit Claim Deed

• Exhibit I – Written Consent for 100 Shore LLC

I Agree

Property Owner Electronic Signatures Agreement*

By checking the "I Agree" box below, you as the property owner agree and acknowledge that 1) this application will

not be signed in the sense of a traditional paper document and 2) by signing in this alternate manner, you authorize

yours and the other signatures on this application to be valid and binding to the same force and effect as a

handwritten signature.

Property Owner Electronic Signature*

Rudy L. Arnauts

Date*

Property Owner Electronic Signature

I authorize the filing of this application and will allow the Planning and Zoning Department staff to visit this property if

necessary for the purpose of analyzing this request. Further, I will allow a public notice sign (if required) to be placed and

remain on the property until the processing of the request is complete.

Property Owner Electronic Signature*

Rudy L. Arnauts

Date*

Applicant / Agent Authorization

The individual named below is authorized to provide subject matter on the application contained herein on behalf of the

property owner. The applicant/agent is authorized to discuss the application with city staff verbally or in person and to

appear and represent the application at any public hearing.

Applicant/Agent Electronic Signature

Rudy L. Arnauts

Date

7/15/2025

7/15/2025

7/15/2025
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1. Click the 'Print Only' button below.

2. Your form will open in a new tab.

3. Right click on your mouse and select 'Print'.

4. Choose to print to 'PDF'.

5. Save the form in your desired location.

Steps to Download Form

Need help? Give the Planning Department a call at 727-942-5611.
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INSTRUCTIONS

Please complete this form fully and DOWNLOAD (print button) to submit with the associated development application.

Applications must be submitted DIGITALLY through the Planning and Zoning goPost portal.

Project Name*

100 Shore - Reaffirmation Request of Active Variances under 
Permit 20-3072

Project Location*

100 Shore Drive, Tarpon Springs FL 34689

Variance Requested*

Section 25.02(D)(6) Single Family Residential District R-100 
Dimensional Regulations

Provide the Land Development Code ( ) Section(s)

reference that the variance is being requested from.

Variance Application Form

LDC
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Summary of Request*

Variance Continuity Justification – 100 Shore Drive.

Summary and Purpose:

This request respectfully seeks reaffirmation of two
previously approved and still-active setback variances,
already incorporated into Building Permit #20-3072,
which remains valid through October 17, 2028. No
modifications to the approved site plan or building
design are proposed.

The need for this application arises solely from a
procedural, ministerial requirement of the City of Tarpon
Springs to file a new building permit when the primary
contractor is changed. This procedural step—rare
among Florida jurisdictions—triggers the need to
reaffirm zoning entitlements that are already in effect
and relied upon.

This submission does not introduce new design
elements or request additional relief. It simply seeks to
preserve the integrity and continuity of the already-
vetted and approved variance conditions, which remain
necessary to construct a modest, code-compliant
residence on a very constrained legal lot of record.

See Exhibit A – Building Permit 20-3072 showing
variance incorporation.

Site-Specific Context:

• Lot size: 8,088 sq ft (19% below the R-100 minimum
of 10,000 sq ft)

• Lot width: only 24 ft at the street frontage – 68% less
than the required 75 ft minimum under R-100 zoning.

• Shape: Triangular and irregular; legally non-
conforming since 1924.

• Visibility: Prominent corner lot with pedestrian
exposure on Shore Dr and Tallahassee Dr

• Orientation: Building footprint must angle to align with
the neighborhood pattern

Due to the above factors, minor relief was previously
granted for two elements:

1. Reduction of the side-street setback from 15 ft to 10
ft (for privacy screen walls only) and combined side
yard setback to 20 ft.

2. Reduction of the rear setback from 30 ft to 15 ft (for a
privacy overhang—not for enclosed or habitable space)
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Chronology and Efforts to Minimize Relief:

• Variance #19-121 (Approved October 23, 2019):
Reduced rear setback to 15 ft and side street setback to
12'11"; granted by unanimous BOA vote with staff
recommendation for approval.

• Variance #20-63 (Approved June 24, 2020): Further
reduced side-street setback to 10 ft and combined side
yard to 20 ft; which is necessary to maintain minimal
habitable functional space and ensure privacy for a
home on a public-facing corner.

These two approvals demonstrate a deliberate effort to
limit variances to only what is the bare essential for
reasonable use. The floor plan includes three modest
bedrooms—two of which measure only 10.5 ft in width
—resulting in a total interior livable footprint of just
~1,490 sq ft, well within the scale of the neighborhood
and immediately adjacent properties.

Neighborhood Compatibility:

• The property at 1716 Tallahassee includes a staircase
set back ~11.5 ft from the rear lot line.

• Aerial imagery and tabular comparison confirm that
100 Shore is both significantly smaller and considerably
narrower than all surrounding lots.

• Design, scale and orientation are consistent with
adjacent homes and neighborhood patterns.

• Exhibit D – 100 Shore Neighborhood Aerial

• Exhibit E – 100 Shore Neighborhood Site Comparison
Table

Satisfaction of the Five Variance Criteria (LDC
§215.02(B)):

1. **Exceptional lot conditions** exist in size, shape,
and frontage.

2. **Hardship is not self-created**; the plat predates
modern zoning by nearly 100 years.

3. **The requested relief is the minimum necessary**,
as confirmed by phased variance history.

4. **No special privilege** is conferred, and comparable
setbacks exist nearby.

5. **No adverse impacts** to public health, safety, or
welfare; design is compatible and modest.
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Each of these findings was documented by City
planning staff and affirmed in prior approvals.

Legal Basis Supporting Continuity of Relief:

Florida law provides robust support for reaffirming
zoning entitlements already granted and lawfully
incorporated into an active building permit.

Relevant supporting authority includes:

• City of Jacksonville Beach v. Coastal Dev., 788 So. 2d
204 (Fla. 2001): Variances attach to the land and
remain enforceable barring a material change.

• City of Miami v. Frankel, 363 So. 2d 51 (Fla. 3d DCA
1978): Previously granted entitlements are not to be
disturbed absent changed circumstances.

• Smith v. City of Jacksonville, 556 So. 2d 1380 (Fla. 1st
DCA 1990): Validly issued zoning approvals cannot be
arbitrarily rescinded.

• Florida Constitution, Article I, Section 9: Guarantees
protection of property rights and due process.

These precedents support reaffirming the current
variances, which were lawfully issued, fully vetted, and
remain integrated into Permit #20-3072. The need to
confirm them again is procedural in nature and arises
from a ministerial requirement related only to contractor
substitution—not from a change in the land, zoning, or
design.
Please describe the project and how it varies from the 

. 

(e.g., A side setback variance reduction from the required 10

feet to 7 feet for the purpose of constructing an addition onto

an existing home)

Board of Adjustment (BOA) Review Standards

Per  Section 215.02(B), the Board of Adjustment may only grant a variance when the following standards are

determined to be met and proven by competent substantial evidence.

Please review each standard (numbered 1 through 5) on the following pages and provide a justification on how your

request meets each standard. 

LDC

LDC
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a. Preservation of a protected or native tree(s), but not an invasive(s), as defined in Sections 133 and 134 of the , may

be considered as a relevant environmental condition. (If there are protected trees or native trees on the property, they could

be considered a physical hardship if their preservation results in the need for the variance.)

b. Location of the property in the Historic District may be considered as a unique physical condition. However, any

variance applied for within the Historic District shall be found to be compatible with the character of the properties

within the Historic District before any variance may be granted. (If the need for the variance is in response to the property

being in the Historic District, it could be considered a physical hardship.)

Standard:

The need for the requested variance arises out of the physical surroundings, shape, topographical conditions, or other

physical or environmental conditions that are unique to the specific property involved, and which do not apply generally to

property located in the same zoning district. (What are the physical hardships on the property that prevent you from meeting the

requirements of the code?)

Justification:*

Variance Criterion 1: Physical Hardship / Unique Lot Conditions

🔹 Prior Staff Recommendation for Approval – Variance 20-63:
“The 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 is a
corner lot that is nonconforming in terms of both lot width and lot area for the R-100 district. Due to its small size,
triangular shape, and the presence of two front yards, the buildable area is significantly limited compared to other
conforming lots in the same district.”
________________________________________

🔹 Strengthened Justification (Updated for 2025 Application Context):

The subject property at 100 Shore Drive suffers from a convergence of unique and compounding physical hardships,
which are not shared by other parcels in the R-100 zoning district.

• Irregular Lot Shape: The triangular configuration severely restricts buildable footprint, especially when conforming
to required setbacks on three sides, including two “front yards.”

• Substandard Lot Size: At just 8,088 sq ft, the parcel falls well below the 10,000 sq ft minimum required for the R-
100 zoning category.

• Narrow Lot Width: The street-facing lot width measures only 24 feet, drastically less than typical neighboring lots,
limiting functional design layout.

• Required Angled Orientation: In order to align with the existing pattern of development along Shore Drive, the
residence must be positioned at an angle—further constraining usable space and making conformance with
standard setbacks geometrically infeasible.

• Environmental & Privacy Concerns: The corner location is highly visible to and used by pedestrian traffic; the
variances apply only to non-habitable privacy features (walls and overhangs) that are essential for reasonable
enjoyment of the home.
These conditions combine to create a unique hardship unrelated to any action of the Applicant. Without the
previously granted and now reaffirmed setback relief, any development consistent with neighborhood scale and
character would be physically impossible.

LDC
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Standard:

The conditions or special circumstances peculiar to the property have not been self-created or have resulted from an

action by the applicant or with prior knowledge or approval of the applicant. (Is the variance in response to an action or

situation in which you created? e.g. You installed a pool at the minimum setbacks, which prevents you from constructing a screen

enclosure.)

Justification:*

Variance Criterion 2: Hardship Not Self-Created
🔹 Prior Staff Recommendation for Approval – Variance 20-63:

“The conditions or special circumstances peculiar to the property have not been self-created or resulted from any
action of the Applicant. The unique lot shape, size, and orientation existed prior to the Applicant’s purchase of the
property.”

🔹 Strengthened Justification (Updated for 2025 Application Context):

The hardship is entirely inherent to the lot and was not created by the Applicant. The following facts support this:

✅ Platted in 1924: The property’s irregular triangular shape and substandard size and width were established
nearly a century ago and long before adoption of the current R-100 zoning standards.

✅ Legally Nonconforming Dimensions: The lot has always been below current minimum width and area
requirements. The Applicant did not divide or alter the lot in any way.

✅ Angled Footprint Necessitated by Neighborhood Design: To maintain continuity with existing homes on Shore
Drive, the orientation of the building footprint was determined by pre-existing neighborhood patterns—not by
Applicant preference.

✅ Prior Approvals Incorporated into Permit: The variances were already vetted and granted twice—first under
Variance 19-121, then modified slightly under Variance 20-63, both of which were formally approved by the City and
incorporated into Building Permit 20-3072.

In fact, the only reason these reaffirmations are required is due to the City’s own unique administrative rule requiring
a new permit to change general contractors—a purely procedural event wholly unrelated to any Applicant action or
change to the physical site or design.

This context is reinforced by the City’s own prior allowance (via email) of a contractor change on the same permit,
highlighting that the Applicant has at all times acted in good faith and relied on precedent and official City approvals.

Standard:

Literal enforcement of the requirements of the Code will have the effect of denying the applicant reasonable use of the

property, or legally conforming buildings or structures, and the requested variance is the minimum variance that will make

possible the reasonable use of the property. (Does the variance result in reasonable use of the property and its structures?)
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Justification:*

Variance Criterion 3: Denial of Reasonable Use Absent Variance / Minimum Relief Required

🔹 Prior Staff Recommendation for Approval – Variance 20-63:

“Literal enforcement of the provisions of this Code would deprive the Applicant of rights commonly enjoyed by other
properties in the same zoning district. The requested variances are the minimum necessary to allow development of
a single-family residence on this uniquely constrained lot.”
________________________________________

🔹 Strengthened Justification (Updated for 2025 Application Context):

Without the requested variances, no viable or reasonably sized single-family residence could be built on the subject
property. Enforcement of standard R-100 setbacks would deny the Applicant the same basic residential use that is
presumed by-right under zoning and enjoyed by all neighbors.

Key factors supporting this finding:

• ✅     Buildable Footprint Severely Restricted: Enforcing both the standard 30 ft rear setback and the 15 ft side street 
setback would leave an unbuildable core, especially on a triangular, 24 ft wide lot with an angled orientation 
required to match neighborhood pattern.

• ✅     Non-Habitable Features Only: The rear and side setback relief pertains only to privacy screen overhangs and 
foundation walls. The main structure remains within the buildable envelope. The closest the outer tip of habitable 
space is located from the rear lot line is 23.75 ft. The living space of the neighbor’s home to the East is set back 
21.64 ft from our dividing lot line, indicating an almost perfect balance in site placement.

• ✅     Minimum Relief Sought Through Two-Step Variance Process: The Applicant first secured Variance 19-121 for 
more conservative setback relief. When it proved insufficient to fit even a modest three-bedroom home, Variance
20-63 was sought and granted to allow for only the bare minimum additional relief.

• ✅     Modest Room Dimensions: The final plan results in a 12 ft master bedroom width, and secondary bedrooms of 
only 10.5 ft, which is the absolute minimum standard for livability and marketability.

• ✅     Neighborhood Comparisons Show Disparity: All neighboring properties exceed 10,000 sq ft with greater width 
and depth (see Exhibit H). Without these variances, 100 Shore would be the only lot in the area effectively rendered 
undevelopable under current code.
The requested variances are narrowly tailored to preserve essential privacy and livability without granting any undue
advantage or overbuild. They enable only reasonable, code-aligned residential use on a site that would otherwise be
functionally sterilized by the zoning envelope.

Standard:

Granting the variance will not confer any special privilege that is not allowed for other lands, buildings, or structures in the

same zoning district; no variance will be granted that extends to the applicant a use of property that is not commonly

enjoyed by other persons in similar circumstances. (Would approval of the variance request result in special privilege that is not

commonly enjoyed by other properties within the same district?)
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Justification:*

Variance Criterion 4: No Special Privilege Granted

🔹 Prior Staff Recommendation for Approval – Variance 20-63:
“The variance requested would not confer upon the applicant any special privilege that is denied to other lands,
buildings, or structures in the same zoning district. The property’s unique shape and size, in conjunction with the
dual front yard designation, substantially limit the buildable area of the site. Similar variances have been granted
under comparable circumstances.”
________________________________________

🔹 Strengthened Justification (Updated for 2025 Application Context):

The Applicant is not requesting any use, density, or design advantage beyond what is already commonly enjoyed by
neighboring properties in the R-100 zoning district. In fact, the relief sought is solely to achieve parity with the
surrounding residential context—not superiority.

Supporting points:

• ✅   Use and Structure Remain Fully Code-Compliant: The proposed residence is a single-family detached home, 
matching both the intended zoning use and the pattern of development along Shore Drive and Tallahassee Drive.

• ✅   Privacy Features Only Intrude on Setbacks: The variances apply to privacy wall foundations and rear 
overhangs—not enclosed living space. These architectural features are permitted elsewhere by right as balconies, 
and their structural extension to grade does not confer additional use.

• ✅   Surrounding Homes Already Benefit from More Favorable Conditions: Neighboring homes are situated on 
larger and wider lots, many of which permit greater design flexibility without variances. In contrast, 100 Shore 
requires variances to merely accommodate a modest three-bedroom layout.

• ✅   Established Precedent: Variances 19-121 and 20-63 were both previously granted after staff recommendation 
for approval and public hearing and were relied upon by the Applicant to obtain Building Permit 20-3072 at 
considerable time and expense.

• ✅   Nearby Encroachments Exceed Those Requested: A neighboring home at 1716 Tallahassee has a permanent 
exterior stair located approximately 11.5 feet from the shared lot line—demonstrating that comparable or greater 
setbacks are already tolerated and approved nearby (see Exhibit F).

Approving the requested reaffirmation does not create a special class or unique right—it simply preserves the 
longstanding intent to allow a fair and feasible use of this particular lot as permitted under Building Permit 20-3072.

Standard:

Granting the variance will not substantially diminish property values in the surrounding area, substantially interfere with,

or injure the rights of others whose property would be affected by the approval of the variance, alter the essential

character of the neighborhood, or create a nuisance. (Would approval of this request have an adverse effect on surrounding

properties?)

7/15/25, 11:06 AM Tarpon Springs, FL
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Justification:*

Variance Criterion 5: No Adverse Impact on Surrounding Properties

🔹 Prior Staff Recommendation for Approval – Variance 20-63:
“Granting the variance will not substantially diminish property values in the surrounding area or alter the essential
character of the neighborhood. The proposed structure is compatible with adjacent residential uses and maintains
the single-family character of the district.”
________________________________________
🔹 Strengthened Justification (Updated for 2025 Application Context):

The requested variances will have no negative impact on surrounding properties in terms of value, character, or
rights—and in fact serve to enhance consistency and privacy within the neighborhood.

Supporting points:

• ✅      Compatible Scale and Use: The proposed home is a single-family residence consistent in use, architectural 
scale, and setback rhythm with adjacent homes. No change in zoning use or intensity is proposed.

• ✅      Preservation of Privacy for Neighbors: The minor setback intrusions are for privacy screen structures only—
not living spaces—providing an added buffer that protects rather than invades the visual or physical space of 
adjacent lots.

• ✅      Elevated Architectural Standards: The home design reflects high-quality materials and site responsiveness, 
which can strengthen surrounding property values rather than diminish them.

• ✅      Clear Public Benefit through Lot Utilization: Approving the reaffirmed variances enables completion of a 
long-permitted project, preserving neighborhood stability by avoiding an undeveloped, irregular lot.   Applicant 
also invested in removing utility poles and rerouting wires underground.   In addition, Applicant will invest 
considerable funds to bring sewer lines up from Gulf Road, which can then by tapped into by neighbors.

• ✅      Essential Character of Shore Drive Maintained: The angled orientation of the structure, limited site 
coverage, and corner-lot landscape design all preserve the cohesive, walkable, residential feel of this established 
neighborhood.
There is no credible basis for concern about nuisance, depreciation, or neighborhood disruption. These variances 
support completion of a previously approved, compatible project—using setbacks already vetted and affirmed.

I Agree

Electronic Signature Agreement*

By checking the "I Agree" box below, you as the property owner/applicant/agent agree and acknowledge that 1) this

form will not be signed in the sense of a traditional paper document, 2) by signing in this alternate manner, you

authorize your signature on this form to be valid and binding to the same force and effect as a handwritten signature,

and 3) the information included in and with this form is completely true and correct to the best of your knowledge.

Electronic Signature*

Rudy L Arnauts

Date*

7/15/2025

7/15/25, 11:06 AM Tarpon Springs, FL
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1. Click the 'Print Only' button below.

2. Your form will open in a new tab.

3. Right click on your mouse and select 'Print'.

4. Choose to print to 'PDF'.

5. Save the form in your desired location.

Steps to Download Form

Need help? Give the Planning Department a call at 727-942-5611.

7/15/25, 11:06 AM Tarpon Springs, FL
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EXHIBIT LIST 

 

 

• Exhibit A – 100 Shore Building Permit 20-3072 Approved Site Plan 

 

• Exhibit B – 100 Shore Elevation Survey 

 Please note the survey has the old VE Flood zone designations by FEMA.   This does 
not impact the reaffirmation of the active variances request as only the site dimensions are 
relevant. 

  

• Exhibit C – 100 Shore current FEMA Map. 

 The current Flood zone designation is AE12.   As the site is located West of the LMWA 
line, the extra 5 ft in roofline height is allowed as it is in a VE zone. 

 

• Exhibit D – 100 Shore Neighborhood Aerial 

 

• Exhibit E – 100 Shore Neighborhood Site Comparison Table 

 

• Exhibit F – East Neighbor 1716 Tallahassee Side Stairs Photo  

 

• Exhibit G – Rudy Arnauts Purchase Warranty Deed 

 

• Exhibit H – Rudy Arnauts to 100 Shore LLC Quit Claim Deed 

 

• Exhibit I – Written Consent for 100 Shore LLC 

 

Page 69 of 86



Base 

Living Space

//

//

//

//

//

//

// X

SIDE WALK

TALLAHASSEE DR
PALM AVE (P)

SHORE  DRIVE

12,981 sq ft

163.33'
90

.21
'

136.19'

PORCH

SIDE WALK

 24.10'

38.39'

9.00'

20.77'

21.64'

2.6
7'

0.57'

LOT 36, H. L. CLARK'S SUBDIVISION, AS SHOWN ON THE PLAT
THEREOF, RECORDED IN PLAT BOOK 6, PAGE 64, PUBLIC 
RECORDS OF PINELLAS COUNTY, FLORIDA

11.04'

45.22'

11.88'

33.29'

13.00'
2.00'

2.00'

68.14'

1623 sq ft

15.00'

28.82'

23.75'

20.33'

37.12'10.00'

10
.00

'

25.77'

Living Space

24.00'

52
.00

'
6.0

0'

18
.00

'

40
.00

'

Base

1248 sq ft

PORCH

11.40'
3.00'

3.40'

PORCH

PORCH

PORCH

PORCH

15
.67

'

25
.67

SITE PLAN

LOT 37

10,903 sq ft
LOT 35

11.40'

17.64'

49.80'
62.28'

8,088 sq ft
LOT 36

10.41'

10.41' Base 
Living Space

1491 sq ft

TARPON SPRINGS BUILDING PERMIT 20-3072 APPROVED SITE PLAN

12'

OPEN

Page 70 of 86

AutoCAD SHX Text_216
N



Page 71 of 86



Exhibit C 100 Shore Current FEMA map 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Site is to the West of the Limit of Moderate Wave Action (LMWA) line 
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Exhibit D 100 Shore Neighborhood Aerial 
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Address Lot Width Square Footage % of Min 10 K Lot Size

112 Shore 75 ft 13,978 139.78%

108 Shore 71.2 ft 10,537 105.37%

104 Shore 75 ft 12,981 129.81%

100 Shore 24 ft 8,088 80.88%

1716 Tallahassee 75 ft 10.903 109%

Exhibit E – 100 Shore Neighborhood Site Comparison Table
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Exhibit F – East Neighbor 1716 Tallahassee Side Stairs  
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Page 1 of 2 
VENERABLE LAW 
315 SOUTH PLANT AVENUE 
TAMPA, FLORIDA 33606 
813.284.4727 
 

WRITTEN CONSENT IN LIEU OF A SPECIAL MEETING OF 
THE MANAGER OF 

100 SHORE, LLC  

(a Florida limited liability company) 
as of July 21, 2021 

 
 The undersigned, being the sole manager (the “Manager”) of 100 Shore, LLC, a Florida 
limited liability company (the “Company”), hereby adopt the following resolutions by written 
consent, in lieu of holding a formal meeting regarding the same pursuant to pursuant to the 
provisions of Sections 605.04073, Florida Statutes, and the Operating Agreement of the Company, 
and all requirements pertaining to the time, manner and place of same, as well as all notice 
requirements relating thereto, are hereby waived.   
 

WHEREAS, the Manager wishes to appoint persons to be officers of the Company 
as permitted under Section 9 of the Company Operating Agreement; and 
 
WHEREAS, the Manager appoints Rudy L. Arnauts as President and Dara G. 

Durland as Vice President; and  
 
WHEREAS, the Manager has deemed it to be in the best interests of the Company 
to accept the appointment of the President and Vice President as officers of the 
Company.  
 
NOW, THEREFORE, BE IT RESOLVED, that Rudy L. Arnauts is the Company 
President and Dara G. Durland is the Company Vice President; and be it further 
 
RESOLVED, that the President and Vice President are authorized signatories (the 
“Authorized Signatory”), in their capacity as officers of the Company, be and 
hereby are authorized to execute and deliver, in the name of and on behalf of the 
Company, to take any and all actions which in their discretion may deem to be 
necessary or desirable to carry out the needs of the Company; and be it further 

 
RESOLVED, that the signature of the Authorized Signatory of the Company, on 
any documents and instruments executed in connection therewith or pursuant 
thereto shall be conclusive evidence of its authority to execute and deliver such 
instruments or documents. 
 

This Written Consent may be executed in separate counterparts, each of which shall be deemed 
to be an original and all of which taken together shall constitute one and the same agreement.  
This Written Consent may be executed and delivered by means of a facsimile machine or by .pdf, 
.tif, .gif, .jpeg or similar attachment to an electronic mail message any copy hereof executed and 
delivered in any such manner shall be treated in all manner and respects as an original and shall 
be considered to have the same binding legal effect as if it were the original signed version thereof 
delivered in person.  

[Signature page to follow] 

DocuSign Envelope ID: 21DE6CEB-205A-47BC-8F4F-D8102AD46F0EDocuSign Envelope ID: 9DB864A2-7773-43D2-96F7-1BF3D812163C
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VENERABLE LAW 
315 SOUTH PLANT AVENUE 
TAMPA, FLORIDA 33606 
813.284.4727 
 

 IN WITNESS WHEREOF, this Written Consent of the Manager of the Company is 
effective as of the date stated above. 

 
MANAGER:  

 
Double Destiny Investments, LLC 
 
By:   

 
 
 
I hereby accept the title of President and shall abide by the Operating Agreement and laws of 
the State of Florida pertaining to this title. 
 
 
        

Rudy L. Arnauts 
 

 
 

 
I hereby accept the title of Vice President and shall abide by the Operating Agreement and 
laws of the State of Florida pertaining to this title. 
 
 
        

Dara G. Durland 
 
        
 
 

 
 
 
 
 
 

[Signature Page to Written Consent in Lieu of a Special Meeting of the Manager of  
100 Shore, LLC] 

 

DocuSign Envelope ID: 21DE6CEB-205A-47BC-8F4F-D8102AD46F0EDocuSign Envelope ID: 9DB864A2-7773-43D2-96F7-1BF3D812163C
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Board of Adjustment – August 27, 2025 
Page 1 of 4 

 

Minutes 
Board of Adjustment 

City of Tarpon Springs, Florida  
August 27, 2025 

 

  

The Board of Adjustment of the City of the City of Tarpon Springs, Florida met in the City Hall 
Auditorium/Commission Chambers, 324 E Pine Street, on Wednesday, August 27, 2025, at 6:30 PM with 
the following present: 
 

Member Robert Wood 
Member Jacqui Turner 
Vice-Chairperson Timothy Grossman 
Chairperson Joanne Reich 

 
ABSENT/EXCUSED: Member Karl Fuchs 
 
ALSO PRESENT: Allie Keen, AICP, Principal Planner 
                              Daniel P. Lewis, Board Attorney 
                              Kimberly Creighton, Board Secretary 

1. CALL TO ORDER   
The Chairperson called the meeting to order at 6:30 P.M. 

 

2. ROLL CALL   
The Board Secretary called the roll. 

 

3. QUASI-JUDICIAL ANNOUNCEMENT AND SWEARING IN OF SPEAKERS   
The Board Attorney read the Quasi-Judicial Announcement and swore in all who wished to testify.  He 
asked if there was any ex-parte communication; there was none. 

 

4. APPLICATION(S)   
 

 

 a. #25-51 - Ullestad 
Variance to reduce the required side yard setback for the purpose of constructing an 
addition onto an existing home. 
Location: 696 Chesapeake Drive 

Staff: 
Mrs. Keen gave background information, referred to the findings-of-fact listed below, and indicated 
that, based on the information available at the time this report was prepared, staff recommended 
approval of this request. 
Findings-of-Fact: 

1. The need for the variance was due to the property being narrower than required under the R-
100 standards and the layout of the existing home. Although the proposed addition did not 
meet the minimum side setback, it replaced an existing storage room that further encroached 
the side yard.  Based upon evidence available when this report was prepared, staff was of the 
opinion that this standard was met. 
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2. The special circumstances were not self-created. The property, like other properties along 
Chesapeake Drive, were not platted as a part of a subdivision and did not meet the minimum 
R-100 lot width requirements. The property had been in existence since at least 1962 when the 
home was constructed, prior to when the applicant obtained ownership of the property and 
when the current Land Development Code went into effect.  Based upon evidence available 
when this report was prepared, staff was of the opinion that this standard was met. 
3. Literal enforcement of the dimensional standards limited development on the property due 
to the existing improvements and the nonconforming lot width. Allowing the reduction of the 
minimum required side yard setback did not confer any special privilege and the requested 
variance was the minimum needed to provide for reasonable use of the property with the 
proposed addition. Based upon evidence available when this report was prepared, staff was of 
the opinion that this standard was met. 
4. Granting approval of reduced side yard setbacks for properties with nonconforming lot 
widths was common elsewhere in the R-100 district. Additionally, the proposed addition 
reduced the current nonconforming setback of the storage room by approximately 1.5 feet, 
and the location of the addition was over 80 feet from the street.  Based upon evidence 
available when this report was prepared, staff was of the opinion that this standard was met. 
5. The proposed addition lessened the existing nonconforming storage room and was setback 
over 80 feet from the street. Approval of the requested variance was not expected to 
substantially diminish property values nor adversely impact surrounding properties.   Based 
upon evidence available when this report was prepared, staff was of the opinion that this 
standard was met. 
 
Applicant: 
Amy Ullstad, 696 Chesapeake Drive, noted that the addition was intended to provide 
accessibility for her sister. She further noted that the carport that was on the house was 
enclosed, and the front door was moved. 
 
Public: 
Barbara Hoffman, 216 George Street S, noted that she wanted to ensure that the email that 
Mr. Hoffman wrote was entered into the record. 
 
MOTION: Vice-Chairperson Grossman 
SECOND: Member Turner 
 
to approve Application 25-51 as presented. 
 
Vote on Motion – Upon roll call vote, the motion passed as follows: 
 
Yes: Member Wood 
         Member Turner 
         Vice-Chairperson Grossman 
         Chairperson Reich 
No: None 
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 b. #25-54 - Luscier 
Variance to allow a dock to extend further than one-half (1/2) the waterfront width of the 
property for the purpose of modifying the existing dock. 
Location: 1542 Riverside Drive 

Staff: 
Mrs. Keen gave background information, referred to the findings-of-fact listed below, and noted that 
based on the evidence available at the time this report was prepared, staff recommended approval of 
the dock length variance request. 
Findings-of-Fact: 
1. The LDC limited private docks’ length based on the amount of water frontage the property had. Due 
to the water depth at this location, it warranted the dock to extend further than permitted. Although 
the length of the dock exceeded what was permitted for this particular property, it was consistent with 
other docks in the immediate area. The unique physical configuration of this lot and the water depth at 
this location resulted in the need for the variance.  Based upon evidence available when this report was 
prepared, staff was of the opinion that this standard was met. 
2. The conditions peculiar to the property were not self-created and the need for the variance was due 
to the water depth at this location. In order to comply with Pinellas County Water and Navigation 
regulations, the proposed dock needed to extend to the proposed 105 feet to allow for safe watercraft 
navigation and to avoid seagrass beds.  Based upon evidence available when this report was prepared, 
staff was of the opinion that this standard was met. 
3. The proposed additional dock length was directly in response to the water depth at this location and 
requirements of Pinellas County. The requested variance was the minimum necessary to extend the 
dock to be usable and it was consistent with the neighboring property.  Based upon evidence available 
when this report was prepared, staff was of the opinion that this standard was met. 
4. Granting the dock length variance allowed for the extension of an existing docking facility for a 
waterfront property that was comparable to others in the immediate area. Other properties in similar 
situations would also need to meet the minimum water depth requirements, regardless of the 
limitations of the property’s waterfront width. Typically, adjacent property owners can provide 
statements of no objection allowing these deviations. However, the unique circumstances of the 
adjacent property to the west necessitated the variance request. The additional dock length did not 
confer any special uses or privileges to the applicant that were not commonly enjoyed by other 
property owners in similar circumstances.   Based upon evidence available when this report was 
prepared, staff was of the opinion that this standard was met. 
5. Approval of the dock length variance did not substantially diminish property values in the 
surrounding area, nor alter the essential character of the waterfront neighborhood. The proposed 
dock, although longer than permitted for the width of the property, was similar to other docks within 
the immediate area and accommodated the necessary water depth for safe navigation.  Based upon 
evidence available when this report was prepared, staff was of the opinion that this standard was met. 
Applicant: 
Lee Luscier, 1542 Riverside Drive, noted that his neighbor David was there with him. He further noted 
that they were working together to get their docks because Pinellas County required them to get a 
topographic survey of the water depth, and he hoped that the Board would approve the request. 
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MOTION: Member Turner 
SECOND: Member Wood 
 
to approve Application 25-54 as presented. 
 
Vote on Motion – Upon roll call vote, the motion passed as follows: 
 
Yes: Member Wood 
        Member Turner 
        Vice-Chairperson Grossman 
        Chairperson Reich 
No: None  

 

5. APPROVAL OF MINUTES   
 

 

 a. July 23, 2025, Minutes for Approval 

MOTION: Vice-Chairperson Grossman 
SECOND: Member Wood 
 
to approve minutes from the July 23, 2025, meeting. 
 
Vote on Motion – Upon roll call vote, the motion passed as follows: 
 
Yes: Member Wood 
        Member Turner 
        Vice-Chairperson Grossman 
        Chairperson Reich 
No: None 
  

 

6. BOARD AND STAFF COMMENTS   
Mrs. Keen noted that the city was inviting the Board to a workshop to work on the downtown plan, and 
she hoped they would attend. She further noted that there were three applications for the September 
24, 2025, BOA Meeting, and that the link to the YouTube videos of the meeting were available on the 
city's website.  

 

7. ADJOURNMENT   
The Chairperson adjourned the meeting at 07:11 PM. 
 
 
 
 
____________________________________________ 
Chairperson 
 
*Secretary’s Note: The preceding are action minutes and are not the official meeting record. 
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