
Planning & Zoning Agenda 

 August 10th, 2026 

Regular Meeting 6:00 P.M. 



CITY OF APALACHICOLA 
PLANNING AND ZONING BOARD 

REGULAR MEETING 

Monday, August 10th, 2026 

City Meeting Room – 74 6th Street 

Agenda 

Regular Meeting: 6:00 PM 

1. Approval of July 13th, 2026 regular meeting minutes. 

2. Review, Discussion and Decision for Fence. (R-2) @ 164 13th Street. Block 139 

Lot 2. Owner: Jeannie Walker; Contractor: Self. 

3. Review, Discussion and Decision for Certificate of Appropriateness & Fence.   

(R-1) @ 110 14th Street. Block 93 Lot 3. Owners: Mark McVey and Carol 

Cavallrao; Contractor: Big Scrimpin’. 

4. Review, Discussion and Decision for Accessory Structure. (R-2) @ 197 14th 

Street. Block 140 Lots 6-7. Owners: Michael and Constance Sams; Contractor: 

WaterLife Pools. 

5. Review, Discussion and Decision for New Construction (Residential). (R-2) 300 

24th Avenue. Block 229 Lots 9-10. Owner: Keturah Washington; Contractor: 

Byrdson Services. 

6. Review, Discussion and Decision for Parking Plan & Sidewalk Seating Layout. 

(C-1) @ 25 Avenue D. Part of Block E-2 Lots 1-3. Owner: Star Step Capital 

Florida Properties LLC.; Contractor: N/A. 

7. Review, Discussion and Decision for Certificate of Appropriateness. (RF) @ 125 

Water Street. Wharf Lots 15-16. Owner: Apalachicola Ventures LLC.; Contractor: 

GeoFlora Group LLC. 



8. Review, Discussion and Decision for New Construction (Non-Residential). (C-4) 

@ 01-09S-08W-8330-0000-00I1. Block M Lots 1-3, 18-20, Part of Lots 4 and 17. 

Owner: City of Apalachicola; Contractor: Arris General Contractors. 

 

Other/New Business: 

1. P&Z Board Member Feedback Questionnaire. 

Outstanding/Unresolved Issues: 

 

 

 

Motion to adjourn the meeting. 



July 13th 

Meeting Minutes



 

 

CITY OF APALACHICOLA 

PLANNING AND ZONING BOARD 

REGULAR MEETING 

Monday, July 13th, 2026 

City Meeting Room – 74 6th Street 

Minutes 

Attendance: Joe Taylor, Jim Bachrach, Lee McLemore, Myrtis Wynn, Elizabeth Milliken, 

Greg Golgowski, Ashley Leonard, alternate (non-voting) 

Regular Meeting: 6:00 PM 

1. Approval of June 8th, 2026 regular meeting minutes. 

a. Motion to approve by Jim Bachrach; 2nd by Greg Golgowksi – all in favor, 

motion carried. 

2. Review, Discussion and Decision for Accessory Structure. (R-1) @ 27 Myrtle 

Avenue. Neels Addition Block 8 Lot 16. Owners: Al and Donna Ingle; Contractor: 

Self. 

a. Al Ingle, Owner – Present. Explained the difference between the required 

front yard inside versus outside the Historic District  

b. Greg Golgowksi asked whether the two existing structures in this area of 

the property will be replaced with the new construction. Owner did not 

clearly confirm whether these structures would stay or be removed. 

c. Motion to approve by Jim Bacahrach; 2nd by Lee McLemore – all in favor, 

motion carried. 

3. Review, Discussion and Decision for Fence. (R-1) @ 226 Center Street. Neels 

Addition Block 8 Lot 5 less south 76’. Owner: Emily Spear; Contractor: Self / 

TBD. 

a. Emily Spear, Owner – Not present.  

b. Motion to approve on the condition that any fencing running past the front 

façade of the house must not exceed 4’ in height and must use the same 

material as the existing fence by Greg Golgowski; 2nd by Jim Bachrach – 

all in favor, motion carried. 



 

 

4. Review, Discussion and Decision for Fence. (R-2) @ 224 17th Street. Block 123 

Lot. Owner: Carolina Narine; Contractor: Big Scrimpin’. 

a. Owner, Carolina Narine – Present. No comment or questions for the 

Board. Contractor also present, no comment or questions for the Board. 

b. Motion to approve by Jim Bachrach; 2nd by Lee McLemore – all in favor, 

motion carried. 

5. Review, Discussion and Decision for New Construction (Residential). (R-2) @ 

228 17th Street. Block 123 Lot 5. Owner: RG Building and Framing Inc.; 

Contractor: Self. 

a. Contractor – Present. Greg Golgowksi asked if it would be possible to 

keep the 20” pine in the front center of the lot by modification of the site 

plan. Contractor confirmed it was not possible but explained that new 

trees may be replanted to replace those removed. 

b. Motion to approve by Myrtis Wynn; 2nd by Jim Bachrach – all in favor, 

motion carried. 

6. Review, Discussion and Decision for Certificate of Appropriateness and Parking 

Plan. (C-1) @ 155 Commerce Street. Block G-1 Lots 12-13. Owner: Waddell 

Family Apalachicola Historical Preservation Society Inc.; Contractor: Galloway 

Construction Inc. 

CERTIFICATE OF APPROPRIATENESS 

a. Jim Waddell, Representative – Present. Stated that, historically, the 

awnings covered the entire sidewalk. The columns currently proposed are 

in the middle of the sidewalk. The intent is to revise the elevation to show 

the column placed on the edge of the sidewalk. The encroachment would 

be from the back of the curb to the property line, covering the columns and 

the awning overhang entirely. This was not pursued further with the City 

Commission at the July 7th meeting, as the elevation needs to be revised. 

i. Greg Golgowski stated that the Code objects to obstructions in the 

sidewalk, and that many buildings in Apalachicola have a very 

similar overhang. 



 

 

b. Greg Golgowski also asked how much of the original structure would be 

retained, as it is in very bad shape currently. Representative stated that 

the corrugated metal siding from the original building will be reused for the 

exterior of the new building. Additionally, the line, grade, walls, and 

finished floor elevation will be retained. However, much of the existing 

structure is not built to current Code standards and will have to be redone 

accordingly. The finished structure will look like the old building, especially 

the front elevation facing Commerce Street. 

c. City Attorney summarized discussion and decision from the July 7th City 

Commission meeting. The canopy shown on the submitted elevations can 

be reviewed and approved for a Certificate of Appropriateness. The City 

Commission will provide final approval or denial for the encroachment 

over the sidewalk. 

d. Motion to approve the certificate of appropriateness by Greg Golgowski; 

2nd by Lee McLemore – all in favor, motion carried. 

PARKING PLAN 

e. Jim Waddell, Representative. Summarized the changes to the submitted 

material following the June 8th Board meeting. 20 total spaces will be 

required for the interior and exterior of the building. The previous request 

was for 19. He also discussed the impact of the historic and current 

landscape on parking in Apalachicola. Right-of-way widths on the original 

City plat from the 1800s are incredibly wide considering the lack of 

automobiles at that time. Today it would be nearly impossible to provide 

off-street parking on narrow 30’ wide lots. Parking for lots like these must 

be on the street itself or on other property. Very few or none of the 

buildings downtown have enough parking to support the current use. For 

example, the parking spaces in front of buildings are intended for the 

residential use on the second floor. The commercial use on the ground 

flood relies on other street parking. Additionally, though Commerce Street 

is narrow and lacks a sidewalk, it may be possible to utilize parallel 

parking on both sides of the street depending on how the width of the 



 

 

travel lanes is measured. Lastly, the vacant lot adjacent to the subject lots 

cannot be utilized for parking as the Owners have a different plan for it. 

f. City Attorney discussed the examples of the Gibson Inn and the Yacht 

Club. The subject lots together have 60’ of frontage on the street and 

therefore can claim three on-street parking spaces. In the case of the 

above examples, on-street parking adjacent to the applicant’s property 

was allowed to be claimed/utilized for the parking plan. The historic 

structure parking waiver accounts for up to 8 additional spaces. Any 

remaining spaces can be paid for in accordance with Sec. 111-294 parking 

mitigation. Lastly, he noted it is not the fault of the applicant that the street 

is narrow. 

g. Elizabeth Milliken asked about the two new parking lots proposed for this 

area. Neither the City Attorney nor the Planner could provide additional 

details. 

i. Jim Bachrach asked if either of those two parking lots existed today, 

would there be any issue approving the parking plan as proposed? 

City Planner stated that as they are within 500 ft. of the subject 

property, so potentially no, there would not be an issue. City 

Attorney added there may be an issue with double-counting parking 

spaces for multiple different businesses in the same parking lot, 

especially if the parking lot in question is publicly, not privately, 

owned. At the same time, the parking available in these lots is not 

used all the time by every business in a given area. He also stated 

that though there is certainly room for improvement in the existing 

parking regulations, the City must interpret and enforce them as 

written. 

1. Lee McLemore noted that this is a very underutilized area of 

the City, and there is a lot of empty space accordingly. The 

existing parking lot is almost never full, except during 

holidays or other special events. The commercial district 



 

 

should be drawn back to that area, to improve the local tax 

base. 

ii. City Attorney stated that a business cannot claim City parking 

without paying parking mitigation. The only way around this would 

be to make an agreement with the City, wherein a portion of the 

City’s parking lot is dedicated to that specific business. He clarified 

that the Board will approve the parking plan, and the City 

Commission will decide on the historic structure parking waiver. 

h. Representative stated that he isn’t confident that the historic structure 

parking waiver will be approved. As a result, and to make sure the grant 

deadline is met, he is willing to reduce the total number of required spaces 

from 20 to 12. All of the exterior tables and chairs will be removed, and the 

number of staff working on shift will also be reduced by half. Between the 

three spaces immediately adjacent to the property and the historic 

structure parking waiver, the remaining spaces will be accounted for with 

paid mitigation. The Owner can reapply in the future for additional exterior 

tables and chairs. Representative stated that he is willing to do so 

because the intent behind this project is not to make money with this 

business, but to preserve the legacy of his family which built the waterfront 

district. 

i. The City Attorney stated that the City’s parking regulations have put 

the Board in this position of requiring applicants to reduce the 

number of tables/chairs, or else pay into the mitigation fund. Unless 

this project is different from others (i.e., the Gibson Inn or the Yacht 

Club), the Board should not hold it to a different standard or make 

concessions which were not given to past projects. 

1. Lee McLemore asked who these parking lots are being built 

for, if not for local businesses to use. City Attorney stated 

that if the City grants the historic structure parking waiver to 

a maximum of 8 spaces, it is as if those spaces no longer 

exist. Instead, those future customers will park in the City 



 

 

parking lots. Parking mitigation dollars are further used to 

build and maintain City parking lots. 

i. Joe Taylor asked for confirmation that the Owner can request to amend 

the parking plan in the future for additional outdoor tables and seating. 

i. City Attorney confirmed this is possible, and summarized the 

modified parking plan as follows: 

1. 3 spaces on Commerce Street (60’ of street frontage; 20’ = 1 

parking space). 

2. Up to 8 spaces waived using the historic structure parking 

waiver. 

3. All remaining spaces addressed with paid parking mitigation. 

The total number of spaces requested is 12. 

j. Greg Golgowski asked why the existing street parking on Commerce 

Street cannot be utilized. Joe Taylor stated that the Board must follow 

established past precedent. 

k. Motion to approve a parking plan for 12 spaces as described above in 

(i)(i), and to support positive consideration for the issuance of the historic 

structure parking waiver by the City Commission by Jim Bachrach; 2nd by 

Elizabeth Milliken – all favor, motion carried. 

Other/New Business: 

1. Overview of current stormwater management requirements and permitting 

process. 

a. Planner summarized the prepared agenda item and asked for comments 

or feedback from the Board. 

b. Joe Taylor stated one common problem is that fill has already been placed 

on the property before it comes to the Board. Additionally, he noted that in 

the past there have been issues with neighbors and flooding, prompting 

the Board to require the submission of engineered stormwater plans. In 

complex situations like these, there should be a clear option for the Board 

to request engineered stormwater plans. 



 

 

c. City Attorney stated that in the past during disputes, no one has been 

required to submit a plan up to the standards of NWFWMD, for example. 

Depending on the best management practice chosen for the site, different 

levels of engineering and technical expertise must be utilized. He further 

stated that single-family lot owners cannot be expected to treat stormwater 

runoff from neighbor’s properties or adjacent roads. 

i. Joe Taylor clarified that there are certain elements on certain lots 

that the Board does not have the technical capacity to review. 

ii. City Attorney stated that in such cases engineered stormwater 

documents can be requested for review by the City’s engineer. 

d. Dennis Winterringer, Attendee. Commented on existing issues in the City’s 

permitting process: the involvement of other external reviewers is not 

easily verified, and accordingly it is difficult to know whether steps or tasks 

outlined in the Land Development Code are completed properly. For 

example, the Building Inspector may review only for compliance with the 

Florida Building Code and not necessarily the fill and lot grading 

requirements of the City’s Code. Finally, he noted that it is the Board’s 

responsibility to determine which BMP is best for a specific piece of 

property based on the existing and proposed environmental conditions. 

e. Elizabeth Milliken stated that there are numerous historic streams around 

Apalachicola; these areas would never have been considered buildable in 

the past. However, these are the only remaining lots yet to be developed. 

Neighbors adjacent to these lots experience flooding problems when they 

are eventually improved. 

i. City Attorney stated that in the past property owners simply filled in 

their lots without any permits. 

ii. Lee McLemore commented that many properties in the 

Apalachicola area were filled with oyster shells. 

f. Alexandria (76 Avenue G), Attendee. Commented that she lives in a 

historic home surrounded by other historic homes. The property across the 

street is essentially surrounded by a moat after it rains. These property 



 

 

owners intend to fill in their lot to fix this flooding problem, which in turn 

has created tension with other adjacent property owners. She stated that 

those who can afford to fix their flooding problems can and will; in the 

process this creates new problems for others who have to pay for a 

solution of their own. 

i. Joe Taylor added that the City has submitted a series of grant 

applications to address stormwater problems. While it may take 

time to benefit from these applications, this demonstrates the City is 

aware of the problem and actively working on it. 

g. City Attorney and Planner summarized the potential issue created by SB 

180’s prohibition against changes to the Land Development Code or 

Comprehensive Plan which may be considered more restrictive or 

burdensome to property owners.  

h. Greg Golgowski requested that the Planner prepare a pamphlet or 

handout summarizing the City’s stormwater requirements which might be 

posted on the City’s website as a resource for developers and property 

owners. 

i. The Board requests that the City Commission consider allowing the Board 

to conduct a workshop on the topic of clarifying the existing stormwater 

requirements in the Land Development Code. 

2. Appointment of a new Chair from the full-time members. 

a. Joe Taylor expressed desire for the new Chair to gain experience running 

the meetings before the longest serving Board members leave in the 

coming months. 

b. Jim Bachrach, the current Vice Chair, stated that he has served as Chair 

twice in the past, and has served on the Board for more than eight years. 

He is not interested in serving as Chair again. 

c. City Attorney explained that the role of the Chair is largely to facilitate 

meetings. The Chair typically does not make motions and shares input at 

the end of any discussion amongst the other members. 



 

 

d. Lee McLemore stated that Greg Golgowski always comes to prepared to 

the Board’s meeting. 

e. Christopher Aitken (76 Avenue G), Attendee. Commented that he applied 

to serve on the Board and wanted to see how the meetings are run. 

f. Motion to appoint Greg Golgowksi as the new Chair of the Planning and 

Zoning Board by Jim Bachrach; 2nd by Elizabeth Milliken – all in favor, 

motion carried. 

3. Workshop to discuss revisions to the current commercial parking 

requirements. 

a. In light of the above discussion concerning the parking plan for 155 

Commerce Street, the Board requests that the City Commission consider 

allowing the Board to conduct a workshop on this topic. 

 

Outstanding/Unresolved Issues: 

1. Attorney update on P&Z Board term length and composition issue following June 

16th City Commission workshop. 

a. The amendment to the existing ordinance will eliminate the school board 

member. The board will have seven members, and one alternate member. 

Members will be able to serve two consecutive four-year terms. After two 

years off, the member can be nominated to serve again. 

b. The City Commission will review a draft of this ordinance in August. This 

will not be considered the first reading of the ordinance; the ordinance will 

not go into effect until later this year. 

 

 

Motion to adjourn the meeting by Lee McLemore; 2nd by Jim 

Bachrach. All in favor – meeting adjourned at 8:03 PM. 



Fence

164 13th Street



 



 



 



 



STAFF FINDINGS REPORT 
 

PROPERTY OWNER: Jeannie Walker 

AGENT (if applicable): N/A 

PROPERTY ADDRESS (if available): 164 13th Street 

→ Block 139 Lot 2 

PARCEL ID: 01-09S-08W-8330-0139-0020 

HISTORIC DISTRICT: No 

CORNER LOT: No 

ACREAGE: -- 

ZONING DISTRICT: R-2 Multifamily Residential 

WETLANDS: No 

FLOODPLAIN: “X” 

DESCRIPTION OF PROJECT:   

→ Installation of a new 6’ white vinyl privacy fence around the sides of existing single-
family home. 

STAFF FINDINGS: 

Code of Ordinances: 

→ Section 111-288(e).  
o Requirements apply to all zoning districts and the historic district. 

a. Application for approval of any new fence or material alteration of 
an existing fence must be made in the same manner as for 
authorization of a building permit with a full description of materials 
to be used, dimensions and placement clearly stated on the plans. It 
is not necessary for a landscape architect or engineer to draw or sign 
and seal the plans. 
b. Fences shall be erected on the lot of the applicant and shall not 
extend into a public right-of-way. Fences  may be erected within the 
required setback area (i.e., area between the front, side, and rear 
property lines and the front, side, and rear setback lines). 
c. A fence may abut but shall not be located on any property line. 



o All residential districts. 
 No fence or wall in excess of four feet (48 inches) in height shall be 

allowed in the front yard (for corner lots, the two sides of the lot 
paralleling the two street). 

• The proposed fence will not be located in the front yard. 
 A fence extending from the side of a principal structure to the side lot 

line shall attach to the structure no closer to the front lot line than 
where the facade (not including any covered front porch, uncovered 
porch, uncovered steps, and uncovered balconies) is located. These 
fences shall not exceed six feet (72 inches) in height. 

• The proposed fence will be attached to the principal structure 
(via a gate on each side) and will be 6’ in height. 

 No fence or wall in excess of six feet (72 inches) in height shall be 
allowed in side and/or rear yards. These fences may begin from the 
rear of the principal structure facade. 

 All fence construction, repair and replacement of any section or 
portion thereof must be consistent with the remaining fence on the 
property. The intent of this section is to ensure that all fencing erected 
on a property is uniform and consistent in construction and 
appearance. 

 

RECOMMENDATION: Approval. 



Certificate of Appropriateness 

& Fence

110 14th Street



Mark McVey and Carol Cavallaro

6268 Whittondale Drive

Tallahassee FL 32312
850-528-5916

X

Big Scrimpin’

770-374-4377

110 14th Street
Apalachicola 32320

01-09S-08W-8330-0093-0030 93 3
X

X

MAM/CHC



Ace Hardware Pressure Treated Posts 
and Fence Boards

Remove existing 4’ chain link fence.  Install 6’ wood plank fence around
back yard only.  Attached drawing shows location and details.







Chain Link Fence Removed



6’ Wood Fence



STAFF FINDINGS REPORT 
 

PROPERTY OWNER: Mark McVey and Carol Cavallaro 

CONTRACTOR (if applicable): Big Scrimpin’ 

PROPERTY ADDRESS (if available): 110 14th Street 

→ Block 93 Lot 3 

PARCEL ID: 01-09S-08W-8330-0093-0030 

HISTORIC DISTRICT: Yes 

CORNER LOT: No 

ACREAGE: -- (~6,000 SF) 

ZONING DISTRICT: R-1 Single-family Residential  

WETLANDS: No 

FLOODPLAIN: “X” 

DESCRIPTION OF PROJECT:   

→ Removal of an existing 4’ chain link fence and replacement with 6’ wood privacy 
fence in the rear yard. 

STAFF FINDINGS: 

Code of Ordinances: 

→ Section 111-288(e).  
o Requirements apply to all zoning districts and the historic district. 

a. Application for approval of any new fence or material alteration of 
an existing fence must be made in the same manner as for 
authorization of a building permit with a full description of materials 
to be used, dimensions and placement clearly stated on the plans. It 
is not necessary for a landscape architect or engineer to draw or sign 
and seal the plans. 
b. Fences shall be erected on the lot of the applicant and shall not 
extend into a public right-of-way. Fences  may be erected within the 
required setback area (i.e., area between the front, side, and rear 
property lines and the front, side, and rear setback lines). 
c. A fence may abut but shall not be located on any property line. 



o All residential districts. 
 A fence extending from the side of a principal structure to the side lot 

line shall attach to the structure no closer to the front lot line than 
where the facade (not including any covered front porch, uncovered 
porch, uncovered steps, and uncovered balconies) is located. These 
fences shall not exceed six feet (72 inches) in height. 

 No fence or wall in excess of six feet (72 inches) in height shall be 
allowed in side and/or rear yards. These fences may begin from the 
rear of the principal structure facade. 

• The proposed 6’ fence will begin from the rear of the principal 
structure and will enclose the rear yard. 

 All fence construction, repair and replacement of any section or 
portion thereof must be consistent with the remaining fence on the 
property. The intent of this section is to ensure that all fencing erected 
on a property is uniform and consistent in construction and 
appearance. 

 

RECOMMENDATION: Approval on the condition that the fence must be installed entirely 
within the applicant’s lot. 



Accessory Structure

197 14th Street



JF







Site Location
Sams Residence

Lot 6 & 197 14th St
Apalachicola Fl, 32320

N

Overall Parcel Location 
Source: Franklin Co Prop Appraiser

Scale: Not to Scale
Date: April 2026

Page: 1

Property owner’s home



Site Location
Sams Residence

Lot 6 & 197 14th St
Apalachicola Fl, 32320

N

Overall Parcel Location 
Source: Franklin Co Prop Appraiser

Scale: Not to Scale
Date: July 2026

Page: 2

Property owner’s home



Site Location
Sams Residence

Lot 6 &197 14th St
Apalachicola Fl, 32320

Site Plan 
Source: Roddenberry & Assoc

Scale: Not to Scale
Date: July 2026

Page: 4

From Waterlife Pools (FL 
Pool Contractor):
Pool- 884 SQ FT
Apron- 396 SQ FT

Total SQ FT-: 1,280

Existing Pole Barn

Proposed Pool

Proposed Paver Pool Deck



STAFF FINDINGS REPORT 
 

PROPERTY OWNER: Michael and Constance Sams 

AGENT (if applicable): N/A 

CONTRACTOR: WaterLife Pools (Jeff Fisher) 

PROPERTY ADDRESS (if available): 197 14th Street 

→ Block 140 Lots 6-7 

PARCEL ID: 01-09S-08W-8330-0140-0070 

HISTORIC DISTRICT: No 

CORNER LOT: Yes 

ACREAGE: -- (~12,000 SF) 

ZONING DISTRICT: R-2 Multifamily Residential 

WETLANDS: No 

FLOODPLAIN: “X” 

DESCRIPTION OF PROJECT:   

→ Construction of 884 SF accessory pool with associated 396 SF apron on improved 
parcel. 

STAFF FINDINGS: 

Code of Ordinances: 

→ Section 111-269. R-2 Multifamily Residential. 
o Development standards: 

 Minimum lot size: 
• Single-family & home occupations: 6,000 SF (60’ x 100’). 

 Minimum building size: 
• Single-family: 800 SF. 

 Minimum building setbacks: 
• Front: 15 ft. 

o Proposed greater than 15’. 
• Side (interior): 7½ ft. each side, or any combination on each 

side that equals at least 15 ft. No such setback shall be less 
than 5 ft. 



• Side (corner): 15 ft. 
o Proposed greater than 15’. 

• Rear: 25 ft. (principal structure); 5 ft. (accessory structure). 
 Maximum building restrictions: 

• Lot coverage: 40% or 4,800 SF 
o Existing: 3,451 SF 
o Proposed: 1,280 SF. 
o Total: 4,731 SF or 39.43% 

• Building height: 35 ft. 
o Applicable regulations: 

 In residential districts, and on any lot used for residential purposes, 
no accessory structure shall be located in required front yards. 

• The proposed accessory pool will be outside of the required 15’ 
front yard setback and behind the front façade of the existing 
single-family home. 

 

RECOMMENDATION: Approval. 



New Construction 

(Residential) 

300 24th Avenue
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GENERAL NOTES:

LEGAL DESCRIPTION:
LOTS 9 & 10, BLOCK 229, OF GREATER APALACHICOLA, IN APALACHICOLA, FRANKLIN COUNTY,
FLORIDA, ACCORDING TO THE PLAT THEREOF AS RECORDED IN BOOK M, PAGE 437, OF THE
PUBLIC RECORDS OF FRANKLIN COUNTY, FLORIDA.

PREPARED EXCLUSIVELY FOR: DEWBERRY
PROPERTY LOCATED AT: 300 24TH AVE.
PROGRAM PROJECT NUMBER: FL-2324-913500

FBPE REG. #: 35043 / FBPLS REG. #: LB8499

PERMIT SURVEY

12005 DELANY ROAD LA MARQUE,  TEXAS 77568 409-354-5925

LEGEND

WOOD FENCE
CHAIN-LINK
IRON FENCE
PIPELINE
BUILDING LINE
EASEMENT LINE
OVERHEAD POWER

LINES SURVEYED
LINES NOT SURVEYED

WOOD
DECK

COVERED

CONCRETE
BRICK

ASPHALT

GRAVEL

I HEREBY CERTIFY THAT THE ATTACHED "BOUNDARY SURVEY"  WAS
CONDUCTED UNDER MY SUPERVISION ON 05/18/2026, PREPARED UNDER MY

DIRECTION AND IS TRUE AND CORRECT TO THE BEST OF MY KNOWLEDGE AND
BELIEF, AND THAT THE SURVEY MEETS THE STANDARDS OF PRACTICE SET FORTH

BY THE FLORIDA BOARD OF PROFESSIONAL SURVEYORS AND MAPPERS PURSUANT
TO CHAPTER 5J-17, FLORIDA ADMINISTRATIVE CODE PURSUANT TO SECTION 472.027.

DATE
5/26/26

THIS SURVEY HAS BEEN ELECTRONICALLY SIGNED AND SEALED BY: JAMES M. POWERS,
PSM ON THE DATE ADJACENT TO THE STAMP UNDER THE RULES AND PROVISIONS SET

FORTH UNDER CHAPTER 5J-17 AND 472 FLORIDA ADMINISTRATIVE CODE.

JAMES M. POWERS
PSM LS 7356

STATE OF FLORIDA

= AERIAL EASEMENT
= AIR CONDITIONER
= BUILDING
= BUILDING LINE
= CATCH BASIN
= CHORD BEARING
= CURB AND GUTTER
= CENTERLINE
= CHAIN LINK FENCE
= CORRUGATED METAL PIPE
= CONTROL NOT FOUND
= CONCRETE
= CONCRETE POST
= CORRUGATED PLASTIC PIPE
= DEED
= DRAINAGE EASEMENT
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= FINISH FLOOR ELEVATION
= LENGTH
= MEASURED
= MANHOLE
= MONUMENT
= NORTH
= NATURAL GROUND
= NUMBER
= NAIL AND DISK
= NO IDENTIFICATION NUMBER
= NOT TO SCALE
= OFFICIAL RECORDS BOOK
= MINUTE OR FEET
= SECOND OR INCH
= PLAT
= PAVEMENT
= PLAT BOOK
= POINT OF COMPOUND CURVE
= POINT OF CURVATURE
= PAGE
= PROFESSIONAL LAND SURVEY
= PUBLIC LAND SURVEY SYSTEM
= POINT OF INTERSECTION
= POINT OF BEGINNING
= POINT OF COMMENCEMENT
= POINT OF TERMINATION
= POINT OF REVERSE CURVE
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= POLYVINYL CHLORIDE PIPE
= RADIUS OR RECORD OR RANGE
= REINFORCED CONCRETE PIPE
= REGISTERED PROFESSIONAL LAND SURVEYOR
= RIGHT OF WAY
= SOUTH
= SECTION
= STORM SEWER EASEMENT
= SANITARY SEWER
= SANITARY SEWER EASEMENT
= SQUARE FEET
= TANGENT OR TOWNSHIP
= TEMPORARY BENCHMARK
= TO BE SET
= UTILITY EASEMENT
= WEST
= WITH
= WOOD FENCE
= WATER LINE EASEMENT
= MORE OR LESS

PVC
R
RCP
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SEC
STM.S.E.
SS
S.S.E.
SF
T
T.B.M.
T.B.S.
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W
W/
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±

MAIL BOX(MB)

FIRE HYDRANT(FH)

SANITARY MANHOLE(SAN.M.H.)

STORM MANHOLE(S.M.H.)

LIGHT POLE(LP)

WATER WELL(WW)

CLEAN OUT(CO)

POWER POLE(PP)

UTILITY POLE(UP) SATELLITE DISH(SD)

TRAFFIC SIGNAL POLE(TSP)

COMMUNICATIONS BOX(CB)

GAS METER(GM)

WATER METER(WM)

WATER VALVE(WV)

SEPTIC TANK(ST)

ELECTRIC BOX(EB)

WATER HEATER(WH)

ELECTRIC METER(EM)

FOUND MONUMENT

SPOT ELEVATION(SE)
BOUNDARY POINT(BP)

1. EXAMINATION OF THE ABSTRACT OF THE TITLE WILL HAVE TO BE MADE TO DETERMINE RECORD INSTRUMENTS IF ANY,
AFFECTING THE PROPERTY.
2.   LOCATION AND IDENTIFICATION OF UNDERGROUND ENCROACHMENTS OR UTILITIES ON AND/OR ADJACENT TO THE PROPERTY
WERE NOT SECURED AS SUCH INFORMATION WAS NOT REQUESTED
3.   NO SEARCH OF PUBLIC RECORDS HAS BEEN MADE (BY THIS OFFICE) FOR ACCURACY AND OR OMISSIONS.
4.   THIS CERTIFICATION IS ONLY FOR THE LANDS AS DESCRIBED, IT IS NOT A CERTIFICATION OF TITLE, ZONING, EASEMENTS, OR
FREEDOM FROM INCUMBRANCES, "TITLE" ABSTRACT NOT REVIEWED.
5.   THERE MAY BE ADDITIONAL RESTRICTIONS THAT ARE NOT SHOWN ON THIS SURVEY THAT MAY BE FOUND IN THE PUBLIC
RECORDS OF THIS COUNTY.
6.   THIS SURVEY HAS BEEN PREPARED FOR THE EXCLUSIVE USE OF ENTITIES NAMED HEREON AND THE CERTIFICATION DOES NOT
EXTEND TO ANY UNNAMED PARTY.
7.   DIMENSIONS, BEARINGS OR ANGLES INDICATED HEREIN ARE MEASURED AND ARE THE SAME AS PLAT VALUES UNLESS
OTHERWISE INDICATED.
8.   ALL RIGHTS OF WAYS SHOWN ARE PUBLIC UNLESS OTHERWISE NOTED
9.   WE HAVE REVIEWED THE "FLOOD INSURANCE RATE MAP", COMMUNITY PANEL NO. 12037C0507G, EFFECTIVE DATE 10/10/2024,
AS PUBLISHED BY FEDERAL EMERGENCY MANAGEMENT AGENCY. OUR REVIEW OF THIS MAP INDICATES THAT THIS PARCEL OF
LAND LIES WITHIN ZONE, (X-SHADED), WHICH IS "AREAS OF 0.2% ANNUAL CHANCE FLOOD HAZARD".

10.   UTILITY FACILITIES WITHIN UTILITY EASEMENTS NOT NOTED AS VIOLATIONS, DRIVEWAYS OR PORTIONS THEREOF WITHIN
ROADWAYS NOT NOTED AS VIOLATIONS OR ENCROACHMENTS.
11.   THE LEGAL DESCRIPTION WAS FURNISHED BY THE CLIENT
12.   THIS DRAWING IS PROPERTY OF COBALT ENGINEERING & INSPECTIONS,LLC AND CANNOT BE REPRODUCED WITHOUT
WRITTEN CONSENT
13.   THE ELEVATION INFORMATION SHOWN HEREON (IF ANY)  IS RELATIVE TO THE NORTH AMERICAN VERTICAL DATUM,
(N.A.V.D.), OF 1988 UNLESS OTHER WISE NOTED
14.   BENCHMARK USED:  FPRN
15.   PROPERTY CORNERS SHOWN AS SET HEREON ARE ESTABLISHED BY COBALT ENGINEERING & INSPECTIONS FIRM # LB8499
16.   COORDINATES & BEARINGS SHOWN ARE RELATIVE TO THE NORTH AMERICAN DATUM OF 1983/90 AS BASED ON THE STATE
OF FLORIDA'S D.O.T. FLORIDA PERMANENT REFERENCE NETWORK (F.P.R.N.) A GPS/GNSS REFERENCE NETWORK.
17.   UNLESS IT BEARS THE SIGNATURE AND THE ORIGINAL SEAL OF A FLORIDA LICENSED PROFESSIONAL SURVEYOR  AND
MAPPER, THIS DRAWING SKETCH, PLAT OR MAP IS FOR INFORMATIONAL PURPOSES ONLY AND IS NOT VALID.
18.   BUILDING SETBACKS ARE SHOWN ACCORDING TO LOCAL ORDINANCE, PLEASE VERIFY WITH JURISDICTIONAL ENTITY
19.   ACCURACY OF HORIZONTAL CONTROL:(FOR EXPECTED USE OF LAND AS DEFINED BY (5J-17)) THE FIELD MEASUREMENTS
VERIFIED BY CALCULATIONS OF A CLOSED GEOMETRIC FIGURE BASED UPON FIELD INFORMATION TAKEN IN THE FIELD BY
TOTAL STATION AND OR GPS.
         ___ COMMERCIAL/HIGH RISK     LINEAR: 1 FOOT IN 10,000 FEET
         ___ SUBURBAN                LINEAR: 1 FOOT IN 7,500 FEET
         ___ RURAL                   LINEAR: 1 FOOT IN 5,000 FEET

X
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Franklin County, FL

Developed by

Parcel ID 01-09S-08W-8330-0229-0090
Sec/Twp/Rng 1-9S-8W
Property Address  300 24TH AVE 

APALACHICOLA

Alternate ID  08W09S01833002290090
Class MOBILE HOME
Acreage n/a

Owner Address  WASHINGTON KETURAH  
300 24TH AVENUE  
APALACHICOLA, FL 32320

District 3
Brief Tax Description BL 229 LOTS 9-10

(Note: Not to be used on legal documents)

Date created: 7/27/2026 

Last Data Uploaded: 7/27/2026 7:10:20 AM

67 ft

Overview

Legend 

Parcels

City Labels



 



STAFF FINDINGS REPORT 
 

PROPERTY OWNER: Keturah Washington 

AGENT (if applicable): Karen Saweg 

CONTRACTOR: Byrdson Services LLC (James Griffin) 

PROPERTY ADDRESS (if available): 300 24th Avenue 

→ Block 229 Lots 9-10 

PARCEL ID: 01-09S-08W-8330-0229-0090 

HISTORIC DISTRICT: No 

CORNER LOT: No 

ACREAGE: -- (~6,000 SF) 

ZONING DISTRICT: R-3 Mobile Home Residential 

WETLANDS: No 

FLOODPLAIN: “X” 

DESCRIPTION OF PROJECT:   

→ Demolition of an existing mobile home and new construction of a site-built single-
family home. 

STAFF FINDINGS: 

Code of Ordinances: 

→ Section 111-270. R-3 Mobile Home Residential. 
o Development standards: 

 Minimum lot size: 
• Single-family & home occupations: 6,000 SF (60’ x 100’). 

 Minimum building size: 
• Single-family: 800 SF. 

 Minimum building setbacks: 
• Front: 15 ft. 

o Proposed 43.5’. 
• Side (interior): 7½ ft. each side, or any combination on each 

side that equals at least 15 ft. No such setback shall be less 
than 5 ft. 



o Proposed 5’ and 6.4’.  
• Rear: 25 ft. (principal structure); 5 ft. (accessory structure). 

o Proposed greater than 25’. 
 Maximum building restrictions: 

• Lot coverage: 40% or 2,400 SF. 
o Existing: ~354 SF 
o Proposed: 1,281 SF. 
o Total: 1,635 SF 

• Building height: 35 ft. 
o Applicable regulations: 

 In residential districts, and on any lot used for residential purposes, 
no accessory structure shall be located in required front yards. 
 

→ Section 111-288(i). Parking Requirements. 
o There shall be provided at the time of the erection of any principal building or 

structure parking space with adequate provisions for ingress and egress no 
less than the following space requirements. 
 Dwelling. One parking space for each dwelling unit or room for rent. 

• No dedicated parking space is currently provided on the site, 
and the submitted plans do not include a dedicated parking 
space. 

o Required off-street parking will be provided either on the same parcel of land 
as the principal building or structure or on a separate parcel located within 
500 feet of the principal building or structure. 

 

RECOMMENDATION: Approval, on the condition that one parking space must be provided 
on the subject parcel. 



Parking Plan & 

Sidewalk Seating Layout 

25 Avenue D









 

Exterior Seating Layout 

(Proposed)









Cooler

Bar

Interior layout
- Walk in cooler
- Bar
- 8 Bar stools

ChairsChairs

Interior Layout Approved in March 2024



Deck (existing)

Table 1

Table 2

Patio Layout
- Deck (14’x18’)
- Uncovered space (14’x20’)

- Two 8’ tables 

Rear Exterior Layout Approved in March 2024



Facade Improvements
- Exterior signage 

(3’x10’)
- Building face is 

24”5’x17’3” (423sqft)
- Two Roll Up 

Overhead Doors 
(8’x7’)



​ ​ ​ ​ ​ ​ ​ ​ ​ ​ ​ July 29, 2026 

 
 
To Whom It May Concern: 
 
In regards to the Oyster City Brewing Company business located at 25 Avenue D in 
Apalachicola, attached is support materials that show the interior and patio layout that was 
originally approved by the Planning and Zoning Committee at the time of construction in 2024. 
Included in the approved seating plan was eight bar stools for the interior and two tables on the 
back patio.  
 
Following construction, we opted not to put the two tables on the patio as previously planned. 
The unsightly state of disarray of the adjacent property required us to put a fence on our 
property to block the view of the neighboring property, which then created a smaller patio area 
that would not accommodate space for the two tables we originally planned.  
 
In exchange for the two tables on the patio, we are now looking to put two slender high top bar 
structures out in front of the building with a total of 7 bar stools. While heavy and sturdy, the bar 
top structures will be moveable in order to ensure that any access needed to the water and 
utilities located underground at the curb in this area is maintained at all times (as opposed to 
securing the bar structures into the ground where they would be set in place). The drawing 
included in our agenda submission includes dimensions for the bar top and its location, which 
we designed to maintain well beyond ADA requirements when it comes to keeping the sidewalk 
area clear in front of the building. The bar stools will be brought in daily upon closing and out 
back out at opening the following day.  
 
We look forward to discussing these plans and ultimately providing additional seating area for 
people to enjoy in downtown Apalachicola!  
 
 
Best Regards, 
 
Carrie Poole  
Regional Manager 
Oyster City Brewing Company 
850-510-9469 
carrie.poole@mbtw.beer  

mailto:carrie.poole@mbtw.beer


STAFF FINDINGS REPORT 
 

PROPERTY OWNER: Star Step Capital Florida Properties 

AGENT (if applicable): Carrie Poole 

CONTRACTOR: N/A 

PROPERTY ADDRESS (if available): 25 Avenue D 

→ Part of Block E-2 Lots 1-3 

PARCEL ID: 01-09S-08W-8330-00E2-0021 

HISTORIC DISTRICT: Yes 

CORNER LOT: No 

ACREAGE: -- 

ZONING DISTRICT: C-1 General Commercial Downtown 

WETLANDS: No 

FLOODPLAIN: Mixed “X” and “AE” 

DESCRIPTION OF PROJECT:   

→ Parking plan and exterior bar seating on the sidewalk fronting on Avenue D. 

STAFF FINDINGS: 

Code of Ordinances: 

→ Section 36-55. [Sidewalk] Permits. 
o No private property shall be allowed to be placed, positioned, maintained or 

remain on the sidewalks, streets, right-of-way or public property in the city 
downtown commercial area except by permit. Business owners may apply 
for a permit as set forth in this article which shall, as a minimum, require the 
following, with other requirements to be specified by resolution of the city 
commission: 
 Items must not exceed nor be placed in an area in excess of 36 inches 

in depth from the front edge of the business property out into the 
sidewalk, and in any event, a minimum of at least 48 inches from the 
street edge of the sidewalk toward the business property shall remain 
clear (of private items or commercial activity or operations) for 
pedestrian traffic at all times. Business owners receiving permits 



under this article are responsible to clean and maintain all items of 
private property in the permitted area and ensure that they are safe 
and attractive for use by the public. Items on the permitted area must 
be owned by and relate directly to the commercial activities of the 
adjacent permitted business. All permits issued will also require an 
encroachment agreement with the city on terms required by the city. 

→ Section 111-273. C-1 General Commercial Downtown. 
o Development standards: 

 Minimum lot size: 
• Principal uses: Platted lot of record platted prior to 1991. 

o Usually 2,400 SF (30’ x 80’). 
o Existing plats may not be subdivided to create smaller 

lots.  
 Minimum building size: 

• Single-family: 800 SF. 
 Minimum building setbacks: 

• Front: 0 ft. 
• Side (interior lot): 0 ft. 
• Side (corner lot): 0 ft. 
• Rear: 0 ft. 

 Maximum building restrictions: 
• Lot coverage: 80%. 
• Building height: 35 ft. 
• Building footprint: 8,500 SF for a single commercial 

development. 
o Applicable regulations: 

 All required off-street parking will be provided either on the same 
parcel of land as the principal building or structure or on a separate 
parcel located within 500 feet of the principal building or structure. 

 
→ Section 111-288(i). Parking Requirements. 

o There shall be provided at the time of the erection of any principal building or 
structure parking space with adequate provisions for ingress and egress no 
less than the following space requirements. When calculating the required 

o number of parking spaces, fractional numbers of spaces go to the next whole 
number. 
 Drinking Establishments. One off-street parking space for each two 

persons at work on peak shifts (1:2), plus one for each two tables for 
service (1:2), plus one for each four stools at the service counter (1:4). 

• Seating approved in 2024: 



o 8 bar stools (interior) = 2 parking spaces. 
o 2 tables (rear exterior) = 1 parking space. 

• Seating currently utilized: 
o 8 bar stools (interior) = 2 parking spaces. 

• Additional seating requested in 2026: 
o 7 bar stools (front exterior) = 2 parking spaces. 

 Substitute 2 tables (never utilized) for 4 of the 
requested front exterior bar stools. Current 
request therefore requires mitigation of 1 parking 
space instead of 2. 

o Required off-street parking will be provided either on the same parcel of land 
as the principal building or structure or on a separate parcel located within 
500 feet of the principal building or structure. 
 

→ Section 111-294. Parking Mitigation. 
o This section allows developers to substitute payments toward off-site 

parking for on-site parking in C-1, C-4, and RF districts. 
o Mitigation may be used to offset up to half of the required parking spaces for 

a development. The other half must be met by on-site or approved off-site 
requirements as established in this Code, unless otherwise referenced for 
historic structures or development on one lot as identified in section 111-
288(i)(11) or (12). 
 The fee shall be calculated by multiplying the number of required 

parking spaces for the principal buildings, structures, or uses to be 
provided for designated city parking areas by the rate of $5,000.00 per 
required parking space. The rates are intended to offset the city's 
reasonable cost to construct new parking facilities of each type, and 
to maintain them for a period of 30 years. 

o All proposed parking mitigation contributions shall be placed in the parking 
mitigation fund, which shall be used exclusively to establish parking to serve 
nonresidential uses in the commercial districts. 

 

RECOMMENDATION: Approval on the condition that the stools and bar top cannot exceed 
nor be placed in an area in excess of 36 inches in depth from the front edge of the business 
property out into the sidewalk; 48 inches from the street edge toward the business property 
must remain clear at all times. 



Certificate of Appropriateness  

125 Water Street



 
City of Apalachicola Planning & Zoning 

Application for Development/Site Plan Approval 

Official Use Only 

Date Received: _________ 

Meeting Date: __________ 

Fees Due:  _____________ 

Date Fees Paid: _________ 

OWNER INFORMATION CONTRACTOR INFORMATION 

Owner _________________________________________ 

Address ________________________________________ 

City _______________________ State _____ Zip ______ 

Phone _________________________________________ 

Contractor Name _________________________________ 

State License # ___________ City License # ___________ 

Email __________________________________________ 

Phone __________________________________________ 

PROJECT TYPE 

          New Construction                                                                                    Fence 

 

    Addition                                                                                                    Accessory Structure 

 

           Alteration/Renovation                                                                              Certificate of Appropriateness                

 

           Relocation                                                                                                 Other __________________________ 

                                                                                                                             

           Demolition                                                                                                  

 

PROPERTY INFORMATION 

Street Address (911 Address): ________________________________________________________________ 

City & State: ________________________________ Zip: ______________ 

Parcel ID #: _____________________________________________ Block: ______________ Lot: _________ 

Zoning District: _____________      [     ] Historic District     [     ] Non-Historic District 

FEMA Flood Zone: _____________ 

OFFICIAL USE ONLY 

Certificate of Appropriateness Required?  Y / N 

Setback Requirements of Property: 

Front: ______ Rear: ______ Side: ______  

Corner Lot? Y /N       Street Sides: ______ 

Lot Coverage:_________ 

STAFF NOTES/RECOMMENDATIONS: 

 

 

 

 

___________________________________________ 

This development request has been approved for a 

Certificate of Appropriateness (if applicable), zoning, 

land use, and development review by the City of 

Apalachicola Planning & Zoning Board and a 

building permit is authorized to be issued. 

 

 
City Staff 

 

________________________________ 

Date Approved 

 

NOTE: This is a conceptual approval through the City based on our Land Development Code (LDC.) Please be 

aware that other documentation may be required by the Building Official.  

            
______________ 

Applicant Initial 

Apalachicola Ventures LLC
1928 Executive Park Dr

Statham GA 30666
850-832-9376

Joseph Drew Robertson (GeoFlora Group, LLC)

CGC1534033 24-176

drew@geofloragroup.com/office@geofloragroup.com

850-745-4226/850-210-9257

Apalachicola Fl 32320
01-09s-08w-8330-0000-0150/01-09s-08w-8330-0000-0160

VE EL 13
RF

Roof Line Modification

125 Water Street
Wharf Lot 15 & 16

JDR



Describe the proposed project and materials. Describe the proposed project in terms of size, affected 

architectural elements, materials, and relationship to the existing structure(s). 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

 

PROJECT SCOPE MANUFACTURER PRODUCT DESCRIPTION FL PRODUCT 

APPROVAL # 

Siding    

Doors    

Windows    

Roofing    

Trim    

Foundation    

Shutters    

Porch/Deck    

Fencing    

Driveways/Sidewalks    

Other    

 

NOTE: Please have a site plan prepared to turn in with your application. At minimum, the site plan 

needs to contain: a North arrow, surrounding streets, lot lines, lot dimensions, setbacks, current 

structure dimensions, proposed structure dimensions, fence locations, and fence heights. Applications 

requiring a Certificate of Appropriateness will also need to submit renderings/elevations of any 

proposed structures and note the materials proposed. More information may be requested by City Staff. 

Reopen Boss Oyster Restaurant.  Upgrade windows and any door to Florida Approved with Impact Glass

SCOPE for P&Z: Approval request to modify roof between both two story buildings for better archtectural symmetry.

Metal siding to remain or be reused.  Metal roof to remain on large Boss Building.  Replace roof & trusses on burnt building.



CERTIFICATION 

By signing below, I certify that the information contained in this application is true and correct to the 

best of my knowledge at the time of application. I acknowledge that I understand and have complied 

with all of the submittal requirements and procedures and have read and understand the following: 

 

1. I/We hereby attest to the fact that the above supplied property address(es), parcel numbers(s), 

and legal description(s) is(are) the true and proper identification of the area of this petition.  

2. I/We authorize staff from the City of Apalachicola to enter onto the property in question during 

regular business hours in order to take photos which will be placed in the permanent file.  

3. I/We understand that the COA review time period will not commence until the application is 

deemed complete by staff and may take up to 10 business days to process. I further understand 

that an incomplete application submittal may cause my application to be deferred to the next 

posted deadline date.  

4. I/We understand that, for Board review cases, an agenda and staff report (if applicable) will be 

available on the City’s website approximately one week before the Planning & Zoning Board 

Meeting.  

5. I/We understand that the approval of this application by the Planning & Zoning Board or staff in 

NO way constitutes approval of a Building Permit for Construction from the City of 

Apalachicola Building Department.  

6. I/We understand that all changes to the approved scope of work stated in a Certificate of 

Appropriateness or Development Order application have to be approved by the P&Z Board 

before work commences on those changes. Making changes that have not been approved can 

result in a Stop Work Order being placed on the entire project and additional fees/penalties.  

7. I/We understand that any decision of the P&Z Board may be appealed to the City Commission 

within 30 days after the decision by the P&Z Board; otherwise, the decision will be final. 

8. I/We understand that a Certificate of Appropriateness is only valid for one year after issuance. 

They are renewable for six months without cause if requested, and for an additional six months 

upon showing of good cause by the applicant. The applicant must submit all requests for 

extensions in writing and provide appropriate support documents to City Staff, if needed. 

9. I/We understand that P&Z Board approval is permission to obtain a permit for work and 

installation as indicated. I certify that all work will be performed to meet standards of all laws 

regulating construction in this jurisdiction.  

10. I/We understand that there will be no issuance of a Certificate of Appropriateness without the 

property owner obtaining Homeowner’s Association approval (if required) prior to the P&Z 

Board Meeting and/or before the beginning of an work and in no way authorizes work that is in 

violation of any association rules or regulations.  

 

 

________________________   ___________________________________ 

       DATE      SIGNATURE OF APPLICANT 

 

 

 

2026-07-22



Site Location
Boss Oyster Restaurant

 125 Water Street 
Apalachicola Fl, 32320

N

Overall Parcel Location 
Source: Franklin Co Prop Appraiser

Scale: Not to Scale
Date: July 2026

Page: 1

125 Water St (North to south):
2-Story Board & Batten Building, Frog level Stucco Building,
 and 2 Story Metal Boss Oyster building)

N



Site Location
Boss Oyster Restaurant

 125 Water Street 
Apalachicola Fl, 32320

N

Aerial West Elevation
Source: GeoFlora Group Photo

Scale: Not to Scale
Date: July 2026

Page: 2

125 Water St (Boss Oyster, Frog level and 2 story building)



Site Location
Boss Oyster Restaurant

 125 Water Street 
Apalachicola Fl, 32320

N

Area of Interest for P&Z
Source: GeoFlora Group Photo

Scale: Not to Scale
Date: July 2026

Page: 3

P&Z Area of Interest:
Proposed Roof line Modification



Site Location
Boss Oyster Restaurant

 125 Water Street 
Apalachicola Fl, 32320

N

Area of Interest for P&Z
Source: GeoFlora Group Photo

Scale: Not to Scale
Date: July 2026

Page: 4

P&Z Area of Interest:
Proposed Roof line Modification



Site Location
Boss Oyster Restaurant

 125 Water Street 
Apalachicola Fl, 32320

N

Proposed Roof Style Modification
West Elevation

Source: GeoFlora Group Photo
Scale: Not to Scale

Date: July 2026
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Site Location
Boss Oyster Restaurant

 125 Water Street 
Apalachicola Fl, 32320

N

Proposed Roof Style Modification
East Elevation

Source: GeoFlora Group Photo
Scale: Not to Scale

Date: July 2026

Page: 6

P&Z Area of Interest:
Proposed Roof line Modification



Floodplain Variance Approved 5-0 at June 3, 2025
City Commission Meeting



STAFF FINDINGS REPORT 
 

PROPERTY OWNER: Apalachicola Ventures LLC 

AGENT (if applicable): N/A 

CONTRACTOR: GeoFlora Group LLC (Drew Robertson)  

PROPERTY ADDRESS (if available): 125 Water Street 

→ Wharf Lots 15 and 16 

PARCEL ID: 01-09S-08W-8330-0000-0160 and 01-09S-08W-8330-0000-0150 

HISTORIC DISTRICT: Yes 

CORNER LOT: No 

ACREAGE: -- (~14,000 SF) 

ZONING DISTRICT: RF Riverfront District 

WETLANDS: No 

FLOODPLAIN: “VE” 

DESCRIPTION OF PROJECT:   

→ Modify the roof line between two of the three Boss Oyster buildings to (1) improve 
architectural cohesion and to (2) connect the second stories of the two buildings for 
pedestrian traffic. 

STAFF FINDINGS: 

Code of Ordinances: 

→ Section 101-8. Definitions. 
o Nonconforming building means any building or structure which existed 

lawfully at the time it was permitted, but that does not comply with the 
current regulations of the zoning district or the adopted comprehensive plan 
land use designation in which it is located. 
 The structure does not conform with the maximum commercial 

building footprint requirement of Section 111-277. 
 

→ Section 109-22. Administration. 
o Preservation of historic buildings within all zones in the historic district. 

A building or structure classified as historic or any appurtenance related 



thereto, including, but not limited to, stone walls, fences, light fixtures, steps, 
paving and signs shall only be moved, reconstructed, altered or maintained 
in a manner that will preserve the historical and architectural character of 
the building, structure or appurtenance thereto. 
 125 Water Street is listed on the Florida Master Site File Apalachicola 

Cultural Resource Roster. 
o Visual compatibility factors. Within historic district, new construction and 

existing buildings and structures and appurtenances thereof which are 
moved, reconstructed, materially altered or repaired shall be visually 
compatible with buildings, squares, and places to which they are visually 
related. 
 

→ Section 111-277. RF Riverfront District. 
o Development standards: 

 Minimum lot size: 
• Principal uses other than residential: 3,500 SF (50’ x 70’) 

 Minimum building size:  N/A for nonresidential development. 
 Minimum building setbacks: 

• Other [non-residential] principal uses: 
o Front: 0 ft. 
o Side: 5 ft. 

 May be reduced to 0 ft. on one side, see 
ordinance. 

o Rear: 10 ft. from the river. 
 Maximum building restrictions: 

• Lot coverage: 80% or 11,200 SF 
• Building height: 35 ft. 
• Building footprint: 8,500 SF for a single commercial 

development. 
o Total “under roof” area following proposed modification 

will be 9,967 SF (decreased from 10,850 SF). 
o Applicable regulations: 

 No outdoor storage of waste or materials, other than oyster shells 
used in seafood processing, machine maintenance or solid waste 
shall occur within 50 feet of the Apalachicola River; and no discharge 
of such waste and materials shall occur into the river. 

 All structures, with the exception of pile supported uninhabitable 
water-dependent structures such as docks, shall be setback a 
minimum of ten feet from the river and no impervious surfaces shall 
be placed within the setback. 



 In order to minimize stormwater contamination, all roof covering must 
be constructed of tin (metal) clay tile, slate, untreated wood, or a 
comparable material which will not contaminate runoff from the roof. 
No asbestos, asphalt or other petroleum-based material shall be 
used. 
 

→ Section 111-322. Historic and nonhistoric nonconforming structures. 
o Repairs, alterations, and additions necessary for the preservation, 

restoration, and rehabilitation of a nonconforming structure may be 
permissible when authorized by the architectural review board in the form of 
a certificate of appropriateness, provided the structure is a documented 
historic structure. 
 125 Water Street is listed on the Florida Master Site File Apalachicola 

Cultural Resource Roster. 
o Expansion of historic and nonhistoric, nonconforming structures. The 

intent of this section is not to permit either historic or nonhistoric 
nonconforming structures to be enlarged upon, expanded, or extended, 
except as allowed through the variance process at section 101-61(2). Existing 
nonconformities of a structure shall not be used as grounds for adding other 
structures prohibited elsewhere in the same district. 

 

RECOMMENDATION: Approval, on the condition that the roof line modification must be 
deemed necessary for the preservation, restoration, or rehabilitation of the building by the 
Board. 



New Construction 

(Non-Residential) 

01-09S-08W-8330-0000-00I1



City of Apalachicola Planning & Zoning 

Application for Development/Site Plan Approval 

Official Use Only 

Date Received: _________ 

Meeting Date: __________ 

Fees Due:  _____________ 

Date Fees Paid: _________ 

OWNER INFORMATION CONTRACTOR INFORMATION 

Owner _________________________________________ 

Address ________________________________________ 

City _______________________ State _____ Zip ______ 

Phone _________________________________________ 

Contractor Name _________________________________ 

State License # ___________ City License # ___________ 

Email __________________________________________ 

Phone __________________________________________ 

PROJECT TYPE 

New Construction          Fence 

   Addition           Accessory Structure 

Alteration/Renovation       Certificate of Appropriateness    

Relocation          Other __________________________ 

Demolition  

PROPERTY INFORMATION 

Street Address (911 Address): ________________________________________________________________ 

City & State: ________________________________ Zip: ______________ 

Parcel ID #: _____________________________________________ Block: ______________ Lot: _________ 

Zoning District: _____________      [     ] Historic District     [     ] Non-Historic District 

FEMA Flood Zone: _____________ 

OFFICIAL USE ONLY 

Certificate of Appropriateness Required?  Y / N 

Setback Requirements of Property: 

Front: ______ Rear: ______ Side: ______  

Corner Lot? Y /N       Street Sides: ______ 

Lot Coverage:_________ 

STAFF NOTES/RECOMMENDATIONS: 

___________________________________________ 

This development request has been approved for a 

Certificate of Appropriateness (if applicable), zoning, 

land use, and development review by the City of 

Apalachicola Planning & Zoning Board and a 

building permit is authorized to be issued. 

City Staff 

________________________________ 

Date Approved 

NOTE: This is a conceptual approval through the City based on our Land Development Code (LDC.) Please be 

aware that other documentation may be required by the Building Official.  

______________ 

Applicant Initial 

City of Apalachicola

1 Bay Avenue

Apalachicola
FL 32320

850-653-9319

Arris General Contractors

CGC1528335

j.p.griffin@arrisgci.com

850-954-2424

Informational Kiosk

Apalachicola, FL 32320

01-09S-08W-8330-0000-00I1
Municipal

Yes

M, L, K, Wharf 1-3, 18-20, pr 4 and 17
1-5, 17-20, pr6 and 16
10-11, pr 9 and 12
37-39 and I



Describe the proposed project and materials. Describe the proposed project in terms of size, affected 

architectural elements, materials, and relationship to the existing structure(s). 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

PROJECT SCOPE MANUFACTURER PRODUCT DESCRIPTION FL PRODUCT 

APPROVAL # 

Siding 

Doors 

Windows 

Roofing 

Trim 

Foundation 

Shutters 

Porch/Deck 

Fencing 

Driveways/Sidewalks 

Other 

NOTE: Please have a site plan prepared to turn in with your application. At minimum, the site plan 

needs to contain: a North arrow, surrounding streets, lot lines, lot dimensions, setbacks, current 

structure dimensions, proposed structure dimensions, fence locations, fence heights, and the location, 
size and species of protected trees (refer to tree permit for a list of protected trees). Applications

requiring a Certificate of Appropriateness will also need to submit renderings/elevations of any proposed 

structures and note the materials proposed. More information may be requested by City Staff. 

Installation of a 10' x 10' metal roof informational kiosk. The kisok will be a stop at the begening of the 220 mile long
Big Bend Scenic byway containing history related to Apalachicola and information about the senic byway. This is one of 
32 sites stretching from Apalachicola to St. Marks. Agreements for this small road side structure were made 

with the City of Apalachicola in 2016.

10' x 10' Metal roof
open air structure 

1832.8McElroy Metal



CERTIFICATION 

By signing below, I certify that the information contained in this application is true and correct to the 

best of my knowledge at the time of application. I acknowledge that I understand and have complied 

with all of the submittal requirements and procedures and have read and understand the following: 

1. I/We hereby attest to the fact that the above supplied property address(es), parcel numbers(s), 
and legal description(s) is(are) the true and proper identification of the area of this petition.

2. I/We authorize staff from the City of Apalachicola to enter onto the property in question during 
regular business hours in order to take photos which will be placed in the permanent file.

3. I/We understand that the COA review time period will not commence until the application is 
deemed complete by staff and may take up to 10 business days to process. I further understand 
that an incomplete application submittal may cause my application to be deferred to the next 
posted deadline date.

4. I/We understand that, for Board review cases, an agenda and staff report (if applicable) will be 
available on the City’s website approximately one week before the Planning & Zoning Board 
Meeting.

5. I/We understand that the approval of this application by the Planning & Zoning Board or staff in 
NO way constitutes approval of a Building Permit for Construction from the City of 
Apalachicola Building Department.

6. I/We understand that all changes to the approved scope of work stated in a Certificate of 
Appropriateness or Development Order application have to be approved by the P&Z Board 
before work commences on those changes. Making changes that have not been approved can 
result in a Stop Work Order being placed on the entire project and additional fees/penalties.

7. I/We understand that any decision of the P&Z Board may be appealed to the City Commission 
within 30 days after the decision by the P&Z Board; otherwise, the decision will be final.

8. I/We understand that a Certificate of Appropriateness is only valid for one year after issuance. 
They are renewable for six months without cause if requested, and for an additional six months 
upon showing of good cause by the applicant. The applicant must submit all requests for 
extensions in writing and provide appropriate support documents to City Staff, if needed.

9. I/We understand that P&Z Board approval is permission to obtain a permit for work and 
installation as indicated. I certify that all work will be performed to meet standards of all laws 
regulating construction in this jurisdiction.

10. I/We understand that there will be no issuance of a Certificate of Appropriateness without the 
property owner obtaining Homeowner’s Association approval (if required) prior to the P&Z 
Board Meeting and/or before the beginning of an work and in no way authorizes work that is in 
violation of any association rules or regulations.

11. I/We understand that the City of Apalachicola will never request a P&Z fee greater than 
the amount(s) outlined in the adopted fee schedule, nor will the City of Apalachicola 
request fee payment be made by wire transfer. Please contact City Hall directly with any 
questions regarding fee payment.

________________________ ___________________________________ 

       DATE SIGNATURE OF APPLICANT 

7/23/26





 



02/17/26.
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Management District who agrees to accept title and manage the Project Site. 

4. In the event that the Project Site is damaged or destroyed or title to the Project Site, or 
any part thereof, is taken by any governmental body through the exercise or the threat of the exercise 
of the power of eminent domain, the Recipient shall deposit with PCT any insurance proceeds or any 
condemnation award and shall promptly commence to rebuild, replace, repair or restore the Project 
Site in such manner as is consistent with the Agreement. PCT shall make any such insurance 
proceeds or condemnation award moneys available to provide funds for such restoration work. In 
the event that the Recipient fails to commence or to complete the rebuilding, repair, replacement or 
restoration of the Project Site after notice from FCT, FCT shall have the right, in addition to any 
other remedies at law or in equity, to repair, restore, rebuild or replace the Project Site so as to 
prevent the occurrence of a default hereunder. 

Notwithstanding any of the foregoing, FCT shall have the right to seek specific performance of any 
of the covenants and restrictions of this Agreement concerning the construction and operation of the 
Project Site. 

VI. MANAGEMENT OF PROJECT SITE 

1. The Project Site shall be managed only for the conservation, protection and 
enhancement of natural and historical resources and for compatible passive, natural resource-based 
public outdoor recreation, along with other related uses necessary for the accomplishment of this 
purpose. The proposed uses for the Project Site are specifically designated in the Management Plan 
approved by FCT. 

2. The Recipient shall ensure that the future land use designation assigned to the Project 
Site is for a category dedicated to open space, conservation or outdoor recreation uses, as 
appropriate. If an amendment to the applicable comprehensive plan is required, the amendment shall 
be proposed at the next comprehensive plan amendment cycle available to the Recipient. 

3. The Recipient shall ensure, and provide evidence thereof to FCT, that all activities 
under this Agreement comply with all applicable local, state, regional and federal laws and 
regulations, including zoning ordinances and the adopted and approved comprehensive plan for the 
jurisdiction, as applicable. Evidence shall be provided to FCT that all required licenses and permits 
have been obtained prior to the commencement of any construction. 

4. The Recipient shall, through its agents and employees, prevent the unauthorized use 
of the Project Site or any use thereof not in conformity with the Management Plan approved by FCT. 

5. FCT staff or its duly authorized representatives shall have the right at any time to 
inspect the Project Site and the operations of the Recipient at the Project Site. 

6. All buildings, structures, improvements and signs shall require the prior written 

DRC\06-048-Ff 6 
5/2/2007 4 

Inst:2007002852 Date:05/23/2007 Time:15:57 
Ooc Stamp-Deed : 22099,00 
____ DC,Marcia Johnson,FRANKLIN County 8:936 P:754 
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STAFF FINDINGS REPORT 
 

PROPERTY OWNER: City of Apalachicola 

AGENT (if applicable): N/A  

CONTRACTOR: Arris General Contractors (John Griffin) 

PROPERTY ADDRESS (if available): N/A (Waterfront Trail Park next to Scipio Creek Marina) 

→ Block M Lots 1-3, 18-20, Part of Lots 4 and 17 
o Structure proposed for Block M Lots 18-20, approximately. 

→ Block L Lots 1-5, 17-20, Part of Lots 6 and 16 
→ Block K Lots 10-11, Part of Lots 9 and 12 
→ Wharf Lots 37-39 and I 

PARCEL ID: 01-09S-08W-8330-0000-00I1 

HISTORIC DISTRICT: No 

CORNER LOT: Yes 

ACREAGE: 2.39 acres or ~104,108 SF 

ZONING DISTRICT: C-4 Riverfront Commercial and RF Riverfront District 

→ Project area is entirely within the C-4 Riverfront Commercial District 

WETLANDS: Freshwater forested/shrub 

FLOODPLAIN: “AE” 

DESCRIPTION OF PROJECT:   

→ Construction of a 10’ x 10’ metal pergola (“informational kiosk”) on concrete slab, 
as part of the Big Bend Scenic Byway. 

o Authorized through prior agreement with City of Apalachicola in 2016. 

STAFF FINDINGS: 

CODE OF ORDINANCES: 

→ Section 111-276 C-4 Riverfront Commercial. 
o District intent. The provisions of the C-4 district are intended to provide for 

the economic needs of the city residents by accommodating a variety of 
commercial land used along the Apalachicola River waterfront. This district 
accommodates certain upper floor residential and bed and breakfast 



applications, but these uses must accept existing commercial uses in the 
district and accept overall general commercial noise, traffic, smells, etc. 
(nuisances notwithstanding). No stand-alone, single-family dwelling shall be 
allowed. 
 Per declaration of restrictive covenants recorded in the deed 

associated with this property (book/page 0936/0748, Franklin County 
Clerk of Court): “The Project Site shall be managed only for the 
conservation, protection and enhancement of natural and historical 
resources and for compatible passive, natural resource-based public 
outdoor recreation, along with other related uses necessary for the 
accomplishment of this purpose” (pg. 4).  

• Also see highlighted section of agenda packet. 
o Development standards: 

 Minimum lot size: 
• Principal uses: Platted lot of record platted prior to 1991. 

o Usually 2,400 SF (30’ x 80’). 
o Existing plats may not be subdivided to create smaller 

lots.  
 Minimum building size: N/A for nonresidential construction. 
 Minimum building setbacks: 

• Front: 0 ft, or the minimum distance required to provide 
elevated access to the building. 

o It is the intent of this district that all new construction 
be flush with the front lot line to encourage walking 
traffic. 

• Side: 5 ft. 
o May be reduced to 0 ft. provided appropriate fire safety 

standards are met. 
• Rear: 0 ft, or the balance between what is necessary to set 

back on the front and still meet a 20’ overall setback from 
front/rear. 

 Maximum building restrictions: 
• Lot coverage: 65%. 
• Building height: 35 ft. 
• Building footprint: 8,500 SF for a single commercial 

development. 
o Applicable regulations: 

 Commercial development requires a department of environmental 
regulation permitted stormwater management plan. 



 All required off-street parking will be provided either on the same 
parcel of land as the principal building or structure or on a separate 
parcel located within 500 feet of the principal building or structure. 

 Unless otherwise specified, special exceptions shall comply with 
development standards for principal uses. 

 Within the special waterfront district setback buffer (20-foot setback 
from the state waters/wetlands, ten feet in RF district), the only 
development allowed shall consist of docks, pervious walkways or 
elevated walkways. This setback shall otherwise consist of a natural 
vegetation buffer. 

→ Section 115-1. City requirements. 
o Certain types of residential and commercial development trigger State 

stormwater permitting permits depending on size and type of proposed 
development. As an area of critical state concern, the city has adopted more 
stringent stormwater standards than State requirements. 
 Non-residential. Applications for all non-residential development 

exempt from State permitting pursuant to Rule 62-330 Fl. 
Administrative Code for more than 4,800 square feet must provide a 
stormwater management system by an engineer to provide for 
treatment for a 24-hour 25-year event. 

• This non-residential development proposes covering only 100 
square feet of a 100,000 square foot parcel. 

COMPREHENSIVE PLAN: 

→ Policy 1.6. No habitable development shall occur within 20 feet of the waters or 
wetlands of the state unless located within the riverfront district and then only after 
a stormwater management plan has been submitted and approved by the State 
Department of Environmental [Protection], if applicable, and the local planning 
board. Docks, pervious walkways and elevated walkways may be permitted to allow 
access to the water. 

o The proposed structure will not be habitable. 
→ Policy 2.2. The City's land use regulations shall prohibit high density development 

adjacent to sensitive wetlands areas, and shall prohibit destruction of wetlands 
vegetation without mitigation. 

o The proposed development is not high density. 
 

RECOMMENDATION: Approval. 



Member Feedback 
Questionnaire



Name: ________________________________   Date: _____________ 
  Return on or by September 14, 2026! 
 

1 
 

Apalachicola Planning and Zoning Board  
Member Feedback Questionnaire 

 
1. What essential information should new P&Z Board members know about the 

Board? (e.g., its role and responsibilities, meeting structure, policies and 
procedures, etc. Refer to attached code excerpts as needed.) 

 

 

 

 

 

 

 

 

 

 

2. Is there any additional supporting material or information which would aid you in 
your decision making, if it were to be included with applications or staff reports? 
Would you like to see this for all applications, or only certain types? (e.g., new 
construction only, non-residential only, etc.) 

 

 

 

 

 

 

 

 



 

2 
 

3. Are there areas of the City’s Code of Ordinances which you believe require 
amendment or modification? If so, for what purpose? (e.g., for clarity, to create 
stricter policies, to add new incentives, etc.) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

4. Do you have any other suggestions which could improve the overall P&Z review and 
approval process? 



PART II - CODE 
Chapter 2 - ADMINISTRATION 

ARTICLE II. - BOARDS AND COMMISSIONS 
DIVISION 1. PLANNING AND ZONING BOARD 

 
 

 
Apalachicola, Florida, Code of Ordinances    Created: 2026-07-01 11:24:17 [EST] 
(Supp. No. 6) 

 
Page 1 of 3 

DIVISION 1. PLANNING AND ZONING BOARD 

Sec. 2-37. Created; title. 

A local planning agency is hereby created to establish and implement comprehensive planning programs to 
guide and control future development in the city. The local planning agency shall be called the city planning and 
zoning board.  

(Code 1976, § 2-33; Ord. No. 76-2, § 1, 6-10-1976; Ord. No. 84-6, 9-6-1984) 

Sec. 2-38. Membership. 

The planning and zoning board is to consist of seven regular members, none of whom will be elected officials 
or city employees. Six of the members will be appointed by the city commission and one member will be 
appointed by the school board. The school board appointee will be ex officio and non-voting.  

(Code 1976, § 2-34; Ord. No. 76-2, § 2, 6-10-1976; Ord. No. 84-6, 9-6-1984) 

Sec. 2-39. Terms; vacancies; compensation. 

The terms of the members shall be four years. Any vacancy in membership shall be filled for the unexpired 
term by the governing body that appointed the member whose position is vacant. The city council shall have the 
authority to remove any member for cause, upon written charges, after a public hearing. All members shall serve 
without compensation, but may be reimbursed for actual expenses incurred in connection with their official duties.  

(Code 1976, § 2-36; Ord. No. 76-2, § 4, 6-10-1976; Ord. No. 84-6, 9-6-1984) 

Sec. 2-40. Officers. 

The planning and zoning board shall select from its regular members a chairperson and a vice-chairperson. 
Should the chairperson be unable to attend a meeting, the vice-chairperson shall preside.  

(Code 1976, § 2-37; Ord. No. 76-2, § 5, 6-10-1976) 

Sec. 2-41. Meeting time. 

The planning and zoning board shall hold regular meetings at least once each month at a time and location to 
be designated by the board. The time and location of the meeting shall be public information and available from 
the city clerk's office. Special meetings may be held at any time upon call of the chairperson and 12 hours' written 
notice to the members.  

(Code 1976, § 2-38; Ord. No. 76-2, § 6, 6-10-1976; Ord. No. 84-6, 9-6-1984) 
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Sec. 2-42. Responsibility for comprehensive plan; oversight; consideration of plan by city. 

The city assigns to the planning board:  

(1) The general responsibility for the conduct of the comprehensive planning program and the preparation 
of the comprehensive plan or elements or portions thereof as defined and outlined in the Community 
Planning Act (F.S. § 163.3161 et seq.);  

(2) The review and updating of the approved comprehensive plan as time and events dictate;  

(3) The coordination of elements of the plan as approved with other concerned governmental entities; and  

(4) The review of all request for changes to the zoning map to include notifications and public hearings 
along with recommendations to the city commission for approval or disapproval of the requested 
change. This recommendation shall include a statement as to whether or not the requested change is 
consistent with the approved comprehensive plan.  

(Code 1976, § 2-40; Ord. No. 76-2, §§ 8-10, 18, 19, 6-10-1976; Ord. No. 84-6, 9-6-1984) 

Sec. 2-43. Public hearings. 

The planning and zoning board shall have the authority to hold public hearings.  

(Code 1976, § 2-41; Ord. No. 76-2, § 11, 6-10-1976) 

Sec. 2-44. Review of zoning regulations. 

The planning and zoning board shall initiate a review of the provisions of zoning regulations and ordinances.  

(Code 1976, § 2-42; Ord. No. 76-2, § 12, 6-10-1976) 

Sec. 2-45. Rules of order. 

All meetings of the planning and zoning board shall be governed procedurally by Robert's Rules of Order, 
Newly Revised, (11th edition).  

(Code 1976, § 2-43; Ord. No. 76-2, § 13, 6-10-1976) 

Sec. 2-46. Public participation. 

The city and planning and zoning board are charged with establishing public participation in the planning 
process. Public participation shall be encouraged by advance notice in a newspaper of general circulation in the 
area where any meeting will be held.  

(Code 1976, § 2-44; Ord. No. 76-2, § 14, 6-10-1976) 

Sec. 2-47. Funding. 

(a) The city may provide funds for salaries, fees and expenses necessary in the conduct of the work of the 
planning and zoning board, and establish a schedule of fees to be charged by the board.  
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(b) A resolution shall be adopted by the city showing where the funds shall be appropriated by the city for the 
planning and zoning board. The planning and zoning board has the authority to accept fees, grants, state or 
federal grants, state or federal loans, and other sources, provided that acceptance of loans must be 
approved by the city.  

(Code 1976, § 2-45; Ord. No. 76-2, § 15, 6-10-1976) 

Sec. 2-48. Removal of members. 

Any regular member of the planning and zoning board who fails to attend three consecutive meetings may 
be removed by the city. No regular member shall be removed unless for good cause, or as provided herein.  

(Code 1976, § 2-47; Ord. No. 76-2, § 17, 6-10-1976) 

Secs. 2-49—2-69. Reserved. 
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Sec. 101-60. Planning and zoning board. 

The planning and zoning board of the city, established and organized pursuant to the provisions of sections 
2-37 to 2-38, Code of Ordinances, shall act to guide and control future development in the city through its review 
and implementation of the comprehensive plan adopted for the city, and where necessary, shall act to recommend 
to the governing body such changes in the plan as may from time to time be required. The power and duties of the 
board, in addition to those contained in the referenced authority shall also provide for the following:  

(1) Review and approve plans for construction, alteration and demolition of all development located or to 
be located within the city limits.  

(2) The intake of documents which require the recommendation of the board.  

(3) The review of those matters referred to the board and scheduling of public meetings for the purpose of 
reviewing such documents.  

(4) The transmittal to appropriate governmental agencies and entities, the recommendations of either the 
city's planning staff or the board where such is required by this Code.  

(5) Internal procedures required to carry out the intent of this Code.  

(6) The role and responsibilities of the board as the architectural review board for the city.  

(7) The review and approval of site plans where required by this Code.  

(8) The review and approval of stormwater management plans where required by this Code.  

(9) Pursuant to the policies regarding quasi-judicial hearing requirements adopted by the city on file in the 
clerk's office, the review and disposition of requests for special exceptions consistent with the 
provisions of the Schedule of District Regulations and in harmony with the purpose and intent served 
by this Code. A conditional use may be allowed in a district by special exception. In deciding such 
questions as are involved in the determination of when special exceptions should be granted and any 
appropriate conditions and safeguards attached thereto, the board:  

a. Shall find that such grant will not adversely affect the public interest.  

b. May prescribe appropriate conditions and safeguards in conformity with the standards set forth 
in this Code, the Code of Ordinances, the comprehensive plan adopted for the city, and any other 
applicable land development regulation adopted by the governing board.  

c. May prescribe a reasonable time limit within which the action for which the special exception 
was granted shall be commenced, completed or both.  

d. Shall confer with the city commission prior to permit approval on all impact developments.  

1. Requests for special exceptions shall be made in writing to the building inspector, stating 
fully the nature of the use or structure for which the exception is being sought. Such 
application, along with all documentation and support material necessary in the 
consideration of the requests, shall be presented to the board staff for preliminary review 
and recommendations.  

2. Public notice shall be given of a public hearing and written notice thereof shall be given to 
the owner or his authorized agent and, insofar as practicable, to owners of abutting 
properties and other properties directly affected by the request. In cases where property in 
question is adjacent to the city limits, the county planning department shall be notified of 
the proposed special exception. All hearings shall be open to the public and provide 
opportunity to any party who may wish to appear in person, or by agent or attorney. 
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Applicants may be required to assume such reasonable costs in connection with requests 
as may be determined by the board through action in setting of fees to be charged.  

3. When, in the finding of the board the granting of a special exception is consistent with the 
intent and purpose served by the particular zoning district for which the exception is 
sought and all other applicable provisions of this Code, the board shall notify the applicant 
in writing by certified mail of the decision and of any questions and safeguards attached 
thereto. The granting of a special exception by the board shall not confer upon the 
applicant any expressed authority to proceed with any development not specifically 
permitted or for which no permit has been issued pursuant to division 3 of this article.  

(10) The discharge of any requirements or responsibility assigned or deemed necessary by the governing 
body for the proper administration of this Code, the Code of Ordinances, or the comprehensive plan 
adopted for the city, including the procedures to be used in the consideration of any proposed changes 
in the status of nonconforming uses and structures, where permitted by the Code.  

(LDC, art. III, § A(2); Ord. No. 2008-01, 5-6-2008) 

 



PLANNING & ZONING 

APPLICATION FOR DEVELOPMENT APPROVAL 

1. Any construction that alters/changes lot coverage, or visual appearances in the Historic District, must go through

Planning & Zoning (e.g., new construction, building renovations and additions, new or materially altered fencing,

sheds, decks, etc.) for development approval. This entire packet needs to be filled out and complete to be accepted,

reviewed, and placed on a P&Z meeting agenda.

2. Submit a completed application with a site plan showing surrounding streets, lot lines, lot dimensions, setbacks,

current and proposed lot coverage, and the location, size and species of protected trees, if applicable. Also submit
elevation photos showing what the proposed construction will look like, including materials to be used, especially
if your property is in the Historic District. No building permit will be issued and no work can begin before

Planning & Zoning has given approval to permit.

3. All P&Z Application for Permit forms including all attachments, must be received at least TEN (10) BUSINESS

days prior to the scheduled P&Z meeting or it will be scheduled on the agenda for the following meeting

date, no exceptions. The application and/or a representative should be present at the scheduled meeting – if a

representative is not present for questions, then your agenda item may be tabled until the next monthly meeting.

4. Planning & Zoning Application (development order) & Certificate of Appropriateness Fees (historic district):

Residential New Construction $200.00 

Residential Accessory Structure/Additional Lot 

Coverage 

$50 

Residential Fence (New or Altered) $50
Commercial New Construction 

• Less than 5,000SF; 2 Acres or 3 Units

• 5,000-20,000SF; 2-5 Acres or 4-24 Units

• 20,001-100,000SF; 5-10 Acres or 25-100 Units

• Over 100,001SF; over 10 Acres or 100 Units

$450 

$1,000 

$2,000 

$3,000 

Commercial/Multifamily Accessory Structures, 

including decks & pools, any lot coverage 

$250 

Commercial Review Subsequent to 2 plan Reviews $300 

per 

review 

Commercial/Multifamily New & Replacement Fence $100 

Payment must be submitted at time of application for P&Z approval. All submissions are reviewed by the City Planner. City Staff 

and/or the Planning & Zoning Board may require additional information necessary to determine if the application complies with the 

provision of the City’s Land Development Code. 

UPCOMING 2026 P&Z MEETING DATES:

January 12th

February 9th

March 9th

April 13th

May 11th

June 8th

July 13th

August 10th

September 14th

October 12th

November 9th

December 14th

Meetings take place at 74 Sixth Street in the City Meeting Room at 6:00 PM!

Residential Certificate of Appropriateness 

• New Construction

• Accessory Structure, Addition,

Remodel

• Fence

• Other

$75 

$40 

$25 

$25 

Commercial/Multifamily 

• New Construction

• Accessory Structure, Addition,

Remodel

• Fence

• Sign

• Other

$150 

$80 

$50 

$50 

$50 

Brianna Williams
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Rectangle

Brianna Williams
Rectangle

Brianna Williams
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Owners, Builders, Developers 

PLASE NOTE: 

1. If the proposed development is located within the City’s Historic District; a Certificate of

Appropriateness from the City’s Planning & Zoning Board and Architectural Review

Committee is necessary before any permitting can take place.

2. Required site plan elements and the Development Order/Certificate of Appropriateness

applications are due 10 BUSINESS DAYS prior to the scheduled monthly meeting (second

Monday of each month) of the Planning & Zoning Board.

3. Residential site plan approvals are valid for one year after issuance. If a building permit is not 
obtained within a year after receiving P&Z approval, the applicant must re-apply and receive P&Z 
approval again. (Commercial site plan approvals are valid for two years.)

4. After you have received your Planning & Zoning Approval and/or Certificate of Appropriateness, 
whichever applies, take all development documents to the Building Department at 1 Bay Avenue, 
Apalachicola to apply for your building permit. A P&Z Development Order  Application is not a 
building permit application – there will be building permit forms to fill out. Building permit 
issuance and all inspections will be coordinated with the Building Department Clerk. Please be 
advised that additional documentation may be required by the Building Department. Please email 
buildingdept@cityofapalachicola.com or call City Hall at (850) 653-7592 with any permitting 
questions.

5. Land Development regulations can be found on the City of Apalachicola website @

www.cityofapalachicola.com or on Municode @ library.municode.com/fl/apalachicola.

6. Please note that if any plants or materials (concrete, gravel, etc.) are placed in the City Right of 
Way there is a possibility of removal at no expense to the City.

It is our intent to save you time and money in your plan preparation! The City of Apalachicola Planning

& Zoning Board is a seven-member citizen board that also sits as the City’s Architectural Review Board. 

Our responsibilities include protecting the historical character of the City. By working with the Planning 

& Zoning Board to obtain a Certificate of Appropriateness, your development will not only proceed 

more smoothly, but will also enhance the City’s architectural integrity and historical character of 

Apalachicola. 

For assistance with planning and zoning questions, contact:
Brianna Williams
bwilliams@arpc.org
(850) 312-3910

Thank you, 

PLANNNG & ZONING BOARD 

CITY OF APALACHICOLA 

mailto:buildingdept@cityofapalachicola.com
http://www.cityofapalachicola.com/
mailto:brobinson@cityofapalachicola.com


City of Apalachicola Planning & Zoning 

Application for Development/Site Plan Approval 

Official Use Only 

Date Received: _________ 

Meeting Date: __________ 

Fees Due:  _____________ 

Date Fees Paid: _________ 

OWNER INFORMATION CONTRACTOR INFORMATION 

Owner _________________________________________ 

Address ________________________________________ 

City _______________________ State _____ Zip ______ 

Phone _________________________________________ 

Contractor Name _________________________________ 

State License # ___________ City License # ___________ 

Email __________________________________________ 

Phone __________________________________________ 

PROJECT TYPE 

New Construction          Fence 

   Addition           Accessory Structure 

Alteration/Renovation       Certificate of Appropriateness    

Relocation          Other __________________________ 

Demolition  

PROPERTY INFORMATION 

Street Address (911 Address): ________________________________________________________________ 

City & State: ________________________________ Zip: ______________ 

Parcel ID #: _____________________________________________ Block: ______________ Lot: _________ 

Zoning District: _____________      [     ] Historic District     [     ] Non-Historic District 

FEMA Flood Zone: _____________ 

OFFICIAL USE ONLY 

Certificate of Appropriateness Required?  Y / N 

Setback Requirements of Property: 

Front: ______ Rear: ______ Side: ______  

Corner Lot? Y /N       Street Sides: ______ 

Lot Coverage:_________ 

STAFF NOTES/RECOMMENDATIONS: 

___________________________________________ 

This development request has been approved for a 

Certificate of Appropriateness (if applicable), zoning, 

land use, and development review by the City of 

Apalachicola Planning & Zoning Board and a 

building permit is authorized to be issued. 

City Staff 

________________________________ 

Date Approved 

NOTE: This is a conceptual approval through the City based on our Land Development Code (LDC.) Please be 

aware that other documentation may be required by the Building Official.  

______________ 

Applicant Initial 



Describe the proposed project and materials. Describe the proposed project in terms of size, affected 

architectural elements, materials, and relationship to the existing structure(s). 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

PROJECT SCOPE MANUFACTURER PRODUCT DESCRIPTION FL PRODUCT 

APPROVAL # 

Siding 

Doors 

Windows 

Roofing 

Trim 

Foundation 

Shutters 

Porch/Deck 

Fencing 

Driveways/Sidewalks 

Other 

NOTE: Please have a site plan prepared to turn in with your application. At minimum, the site plan 

needs to contain: a North arrow, surrounding streets, lot lines, lot dimensions, setbacks, current 

structure dimensions, proposed structure dimensions, fence locations, fence heights, and the location, 
size and species of protected trees (refer to tree permit for a list of protected trees). Applications

requiring a Certificate of Appropriateness will also need to submit renderings/elevations of any proposed 

structures and note the materials proposed. More information may be requested by City Staff. 



CERTIFICATION 

By signing below, I certify that the information contained in this application is true and correct to the 

best of my knowledge at the time of application. I acknowledge that I understand and have complied 

with all of the submittal requirements and procedures and have read and understand the following: 

1. I/We hereby attest to the fact that the above supplied property address(es), parcel numbers(s), 
and legal description(s) is(are) the true and proper identification of the area of this petition.

2. I/We authorize staff from the City of Apalachicola to enter onto the property in question during 
regular business hours in order to take photos which will be placed in the permanent file.

3. I/We understand that the COA review time period will not commence until the application is 
deemed complete by staff and may take up to 10 business days to process. I further understand 
that an incomplete application submittal may cause my application to be deferred to the next 
posted deadline date.

4. I/We understand that, for Board review cases, an agenda and staff report (if applicable) will be 
available on the City’s website approximately one week before the Planning & Zoning Board 
Meeting.

5. I/We understand that the approval of this application by the Planning & Zoning Board or staff in 
NO way constitutes approval of a Building Permit for Construction from the City of 
Apalachicola Building Department.

6. I/We understand that all changes to the approved scope of work stated in a Certificate of 
Appropriateness or Development Order application have to be approved by the P&Z Board 
before work commences on those changes. Making changes that have not been approved can 
result in a Stop Work Order being placed on the entire project and additional fees/penalties.

7. I/We understand that any decision of the P&Z Board may be appealed to the City Commission 
within 30 days after the decision by the P&Z Board; otherwise, the decision will be final.

8. I/We understand that a Certificate of Appropriateness is only valid for one year after issuance. 
They are renewable for six months without cause if requested, and for an additional six months 
upon showing of good cause by the applicant. The applicant must submit all requests for 
extensions in writing and provide appropriate support documents to City Staff, if needed.

9. I/We understand that P&Z Board approval is permission to obtain a permit for work and 
installation as indicated. I certify that all work will be performed to meet standards of all laws 
regulating construction in this jurisdiction.

10. I/We understand that there will be no issuance of a Certificate of Appropriateness without the 
property owner obtaining Homeowner’s Association approval (if required) prior to the P&Z 
Board Meeting and/or before the beginning of an work and in no way authorizes work that is in 
violation of any association rules or regulations.

11. I/We understand that the City of Apalachicola will never request a P&Z fee greater than 
the amount(s) outlined in the adopted fee schedule, nor will the City of Apalachicola 
request fee payment be made by wire transfer. Please contact City Hall directly with any 
questions regarding fee payment.

________________________ ___________________________________ 

       DATE SIGNATURE OF APPLICANT 
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