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I. CALL TO ORDER 

II. R1 SETBACK AMENDMENTS 

1. R1 Setback Amendments 

(Requested by Valerie Manning, City Clerk) 

III. ADJOURNMENT  

Website Address – www.hollyhillfl.org (City Clerk) 

  

NOTICE – If any person decides to appeal any decision of the City Commission at this meeting, he/she will need a record of the proceedings 
and, for that purpose, he/she may need to ensure that a verbatim record of the proceedings is made, which record includes the testimony and 

evidence upon which the appeal is to be based.  The City does not prepare or provide such a record. 

 

 

For special accommodations, please notify the City 

Clerk’s Office at least 72 hours in advance.  (386) 248-

9441 
 

Help for the hearing impaired is available through the 

Assistive Listening System.  Receivers can be obtained 

from the City Clerk’s Office. 

 

In accordance with the Americans with Disabilities Act (ADA), persons needing a special accommodation to participate in the Commission 

proceedings should contact the City Clerk’s Office no later than three (3) days prior to the proceedings.  

 

http://www.hollyhillfl.org/
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 1065 Ridgewood Ave Department: City Clerk 

 Holly Hill, FL  32117 Category: Workshop Item 
  Prepared By: Valerie Manning 

 SCHEDULED Initiator: Valerie Manning 

 Sponsors:  
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R1 Setback Amendments 
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STAFF REPORT 
City of Holly Hill 

Community Development Department 
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Board of Planning and Appeals 

Agenda Item 
 

 

 
 
INTRODUCTION: The Board of Planning and Appeals has been reviewing 
proposals to amend the regulations governing front yard setbacks in the R-1 
zoning classification.  The Board discussed the issue at both the January and 
February meetings, and this report is intended to provide additional data for the 
discussion. 
 
BACKGROUND: The staff has attached the previous BOPA reports dated 
October 5, 2015 and February 1, 2015.  The October report presents the findings 
from our review of existing conditions and suggestions of potential options for 
Board consideration.  The February memo presents proposed language and 
additional analysis on two options; reduced setbacks for the secondary front yard 
on corner properties and the averaging of setbacks where existing units sit 
forward of the minimum required front yard setback.  This report provides 
proposed language for an averaging process to serve as a starting point for 
discussion. 
 
DISCUSSION: Should the Board wish to pursue an averaging program, staff is 
suggesting that Section 114-33 Scope be amended to include a new paragraph 
four.  Attachment A presents the proposed amendment.  This amendment would 
be accompanied by a definition of block face which is the area between 
intersecting streets on the same side of the street.  Please note that the draft 
language does not include a decision on several issues that we discussed at the 
February meeting including: 
 

 Should the waiver apply to all residential districts or just the R-1 zone?  
(The option is limited to R-1.) 

 

DATE: March 7, 2016 

SUBJECT: R-1 Front Yard Setbacks 

APPLICANT: City of Holly Hill 

NUMBER:  

PLANNER: Thomas Harowski, AICP 

2.1.b
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STAFF REPORT 
City of Holly Hill 

Community Development Department 
 

2 | P a g e  
 

 Should there be a minimum percentage of lots with violations of the front 
yard setback to initiate the averaging process?  (No minimum is 
proposed.) 

 

 Should the resulting setback adjustment round fractional portions of a 
foot?  (No rounding is proposed.) 

 
The proposal may be modified for any or all of these conditions.  We assume that 
an applicant for a building permit desiring to use the setback waiver would be 
required to provide survey data showing the actual building setback for all 
principal structures within the block face. 
 
During our discussion at the February meeting, it was pointed out that using an 
ongoing average could result in a gradual reduction of the front yard setback as 
new, closer structures are averaged with current existing structures.  One option 
suggested was that the averaging process be done once for each block face and 
that first average would essentially become the new fixed setback for that block. 
 

 
RECOMMENDATION: Continue discussion of proposed revisions to the code 
and direct staff as appropriate. 
 
 
 

2.1.b
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ATTACHMENT A 

 
Sec. 114-33. Scope. 
The regulations set out in this chapter shall apply uniformly to all premises. 
(1) Zoning affects all premises.  No premises shall hereafter be used or occupied, and 

no principal building or accessory structure shall be hereafter erected, constructed, 
moved or altered, except in conformity with this chapter.   

(2) Interpretation of permitted uses and structures.  A requested use or structure that is 
not expressly permitted in a classification shall be prohibited in that classification.   

(3) Applicability of yard, lot coverage, floor area and building height requirements.  
Every principal or accessory structure to be erected upon a lot shall meet all yard, 
lot coverage, floor area and building height requirements of its classification unless 
otherwise expressly permitted by this subpart.  

(4) Exception to yard requirements: The front yard setback requirements of the R-1 
zoning classification shall not apply on any lot where the average setback of existing 
buildings located within the same block face and same zoning district is less than 
the minimum required setback.  In such cases, the setback on such lot may be less 
than the required setback but no less than the average of the existing buildings 
within the stated block face.  

(5) Multiple use of required space prohibited.  No part of a yard, or other required open 
space, or of the off-street parking or loading spaces for one structure, shall be 
included as part of a yard, open space or off-street parking or loading space 
requirements for any other structure.   

(6) Reduction of lot area or width.  No lot existing on the effective date of the ordinance 
from which this chapter is derived shall be reduced in area and width below the 
minimum requirements of its classification, except lots made up of combinations of 
nonconforming lots (refer to section 114-34(a)(1)) or cluster subdivision lots (refer to 
the definition of cluster subdivisions).   

 

2.1.b

Packet Pg. 7

A
tt

ac
h

m
en

t:
 R

-1
 R

es
id

en
ti

al
 S

et
b

ac
k 

A
n

al
ys

is
  (

13
65

 :
 R

1 
S

et
b

ac
k 

A
m

en
d

m
en

ts
)



1 | P a g e  

 

 

STAFF REPORT 
City of Holly Hill 

Community Development Department 

DATE: MAY 10, 2016 

SUBJECT: SINGLE-FAMILY ZONE SETBACK REQUIREMENTS 

APPLICANT: CITY OF HOLLY HILL 

PLANNER: THOMAS HAROWSKI, AICP 

INTRODUCTION:  After a series of variance applications were received for relief 
from front yard setbacks in the R-1 zoning classification, the Board of Planning and 
Appeals asked staff to review the current R-1 setbacks to determine if revisions 
should be suggested to the City Commission.  The staff prepared a series of 
reports that were considered by the BOPA at meetings beginning in late 2015 and 
concluded that changes should be recommended for the City Commission’s 
consideration.  The discussion eventually included the R-2 and R-3 residential 
districts with regard to corner lots. 

The Board of Planning and Appeals recommendation is to reduce the minimum 
front yard setback in R-1 from 35 to 30 feet and to add a new yard classification of 
Side Corner Yard for R-1, R-2 and R-3 with recommended minimum yard 
requirements of 18-feet for R-1 and 15 feet for R-2 and R-3. 

 

BACKGROUND: The Board of Planning and Appeals considered variance 
requests in 2015 seeking relief from the front yard setback requirements in the R-
1 zone.  While the BOPA ultimately recommended the relief, which was granted 
by the City Commission, the cases in question were decided more on equity 
considerations rather than the strictest hardship criteria.  The BOPA asked staff to 
prepare information to allow the Board to discuss the current regulations and 
determine if changes to the rules might be appropriate. 

The Initial Study 

The staff undertook a comprehensive review of all R-1 zoned properties to 
determine how many of these properties failed to meet the current front yard 
setbacks.  The current setback is 35-feet and on corner properties the front yard 
setback applies to all yards abutting a public roadway.  To be compliant a corner 
lot would have to meet a 35-foot setback from both roads. 

On October 5, 2015 the staff presented the initial report to the BOPA.  (A copy of 
this report is attached.)  Within the limits of the data available, the study showed 
that approximately 50% of the R-1 zoned properties do not meet the minimum 

2.1.c
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setback requirements.  A map of the compliant and non-compliant properties is 
provided as well.  The report lays out a series of potential options: 

1. Blanket reduction of the required setback 
2. Create a lesser corner lot setback for one street-front yard 
3. Use an averaging process based on actual development to get a consistent 

frontage in a given block 
4. Rezone some properties from R-1 to R-2 or R-3 where lot sizes are smaller 
5. Make no change and allow the variance process to address setbacks on a 

case-by-case basis 

Detail of Selected Options 

Following this discussion, the BOPA asked staff to prepare a more detailed 
analysis of two options; creating a side corner lot and using an averaging process.  
This information was presented in a report dated February 1, 2016 (copy attached).  
This report offers a definition of a side-corner yard and a schedule of proposed 
setbacks for the side-corner yard.  While this information is in the attached report, 
the definition and suggested schedule are repeated here for ease of reference. 

           A proposed definition is as follows: 

On a corner lot the street on which the property is addressed is considered 
the front yard for determination of setbacks, and the yard adjacent to the 
secondary street shall be the side corner yard.  For properties abutting 
Riverside Drive, the yard adjacent to Riverside Drive shall always be 
considered the front yard. 

 

TABLE OF PROPOSED YARD REQUIREMENTS 

YARD R-1 R-2 R-3 

Front 30 30 25 

Side Corner 18 15 15 

Side 10 8 7.5 

Rear 30 20 20 

 

Side corner yards were maintained at about 60% of the minimum front yard 
requirement which yields a corner side yard that is approximately twice the width 
of a standard interior side yard. 

 

The BOPA spent a significant amount of time discussing an averaging process 
which is used in a number of communities with older development that pre-dates 

2.1.c

Packet Pg. 9

A
tt

ac
h

m
en

t:
 R

-1
 R

es
id

en
ti

al
 S

et
b

ac
k 

S
tu

d
y 

C
o

m
m

is
si

o
n

 R
ep

o
rt

  (
13

65
 :

 R
1 

S
et

b
ac

k 
A

m
en

d
m

en
ts

)



3 | P a g e  

 

current zoning.  The intent of this process is to allow the setback to be fixed based 
on the setbacks of existing development within a block or within a given distance 
of road frontage.  The goal is to use this process to create a setback line that is 
relatively consistent along a given stretch of buildings without relying on a minimum 
setback.  The BOPA asked for a more detailed proposal on the averaging process 
which was presented in a report dated March 7, 2016 (copy attached).  Ultimately 
the BOPA elected to abandon the use of the averaging process based on its 
complexity and less certain results. 

  

DISCUSSION:  After several months of meetings and considering the research 
staff was able to provide, the Board offered the recommendation summarized 
above.  The Board did believe that some action to modify the R-1 setbacks is 
appropriate to forestall future variance requests and to make it easier to construct 
additions, replacement units and in-fill housing development.  The 
recommendation responded to two trends that emerged from the data. 

 

 For properties fronting on Riverside Drive, the level of incursion into the 
required front yard tended to be smaller for many units than for R-1 
properties on other streets.  A reduction in the minimum front yard setback 
from the current 35 feet to the proposed 30 feet would make more properties 
conforming without measurably changing the character of development 
along Riverside Drive.  This change would also benefit other R-1 units in 
the City, but probably to a lesser degree. 

 Many of the violations noted along Riverside Drive and elsewhere in R-1 
zoned areas arise from corner lots where one yard is compliant, but the 
second front yard is not.  The creation of a side corner lot with a lesser 
minimum setback will make more of these properties conforming.  For 
properties fronting on Riverside Drive, the Riverside Drive yard must always 
be considered the front yard by definition.  This regulation will also help 
preserve the existing character of the housing along Riverside Drive.  The 
smaller yard is about 60% of the primary front yard and about twice the size 
of the interior side yard.  The BOPA thought this concept should be 
extended to the R-2 and R-3 zoning classifications as well. 

With older communities such as Holly Hill where a substantial portion of the 
housing stock was developed before comprehensive zoning was applied, there will 
be a significant number of non-conforming situations.  The Board of Planning and 
Appeals believes the recommendation presented here will help ease some of 
these nonconforming situations and reduce the number of variances that property 
owners may be required to seek. 

RECOMMENDATION:  Consider the Board of Planning and Appeals 
recommendation: 

2.1.c
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To reduce the minimum front yard setback in R-1 from 35 to 30 feet and to add 
a new yard classification of Side Corner Yard for R-1, R-2 and R-3 with 
recommended minimum yard requirements of 18-feet for R-1 and 15 feet for R-
2 and R-3. 

 

To add the following definition of side-corner lot: 

On a corner lot the street on which the property is addressed is considered the 
front yard for determination of setbacks, and the yard adjacent to the secondary 
street shall be the side corner yard.  For properties abutting Riverside Drive, 
the yard adjacent to Riverside Drive shall always be considered the front yard. 

 

2.1.c

Packet Pg. 11

A
tt

ac
h

m
en

t:
 R

-1
 R

es
id

en
ti

al
 S

et
b

ac
k 

S
tu

d
y 

C
o

m
m

is
si

o
n

 R
ep

o
rt

  (
13

65
 :

 R
1 

S
et

b
ac

k 
A

m
en

d
m

en
ts

)



2.1.d

Packet Pg. 12

A
tt

ac
h

m
en

t:
 O

ct
. 5

, 2
01

5 
- 

R
1 

S
et

b
ac

k 
A

n
al

ys
is

 S
ta

ff
 R

ep
o

rt
  (

13
65

 :
 R

1 
S

et
b

ac
k 

A
m

en
d

m
en

ts
)



2.1.d

Packet Pg. 13

A
tt

ac
h

m
en

t:
 O

ct
. 5

, 2
01

5 
- 

R
1 

S
et

b
ac

k 
A

n
al

ys
is

 S
ta

ff
 R

ep
o

rt
  (

13
65

 :
 R

1 
S

et
b

ac
k 

A
m

en
d

m
en

ts
)



2.1.d

Packet Pg. 14

A
tt

ac
h

m
en

t:
 O

ct
. 5

, 2
01

5 
- 

R
1 

S
et

b
ac

k 
A

n
al

ys
is

 S
ta

ff
 R

ep
o

rt
  (

13
65

 :
 R

1 
S

et
b

ac
k 

A
m

en
d

m
en

ts
)



2.1.d

Packet Pg. 15

A
tt

ac
h

m
en

t:
 O

ct
. 5

, 2
01

5 
- 

R
1 

S
et

b
ac

k 
A

n
al

ys
is

 S
ta

ff
 R

ep
o

rt
  (

13
65

 :
 R

1 
S

et
b

ac
k 

A
m

en
d

m
en

ts
)



2.1.e

Packet Pg. 16

A
tt

ac
h

m
en

t:
 F

eb
. 1

, 2
01

6 
- 

R
1 

S
et

b
ac

ks
 S

ta
ff

 R
ep

o
rt

  (
13

65
 :

 R
1 

S
et

b
ac

k 
A

m
en

d
m

en
ts

)



2.1.e

Packet Pg. 17

A
tt

ac
h

m
en

t:
 F

eb
. 1

, 2
01

6 
- 

R
1 

S
et

b
ac

ks
 S

ta
ff

 R
ep

o
rt

  (
13

65
 :

 R
1 

S
et

b
ac

k 
A

m
en

d
m

en
ts

)



2.1.e

Packet Pg. 18

A
tt

ac
h

m
en

t:
 F

eb
. 1

, 2
01

6 
- 

R
1 

S
et

b
ac

ks
 S

ta
ff

 R
ep

o
rt

  (
13

65
 :

 R
1 

S
et

b
ac

k 
A

m
en

d
m

en
ts

)


	Agenda Packet
	I. Call to Order
	1. Roll Call

	II. R1 Setback Amendments
	1. 1365 : R1 Setback Amendments
	Printout: 1365 : R1 Setback Amendments
	a. Planning - R-1 Steback Study Compliance Properties Map
	b. R-1 Residential Setback Analysis
	c. R-1 Residential Setback Study Commission Report
	d. Oct. 5, 2015 - R1 Setback Analysis Staff Report
	e. Feb. 1, 2016 - R1 Setbacks Staff Report


	III. Adjournment 

	Appendix
	2.1 · 1365 : R1 Setback Amendments
	2.1.a · Planning - R-1 Steback Study Compliance Properties Map
	2.1.b · R-1 Residential Setback Analysis
	2.1.c · R-1 Residential Setback Study Commission Report
	2.1.d · Oct. 5, 2015 - R1 Setback Analysis Staff Report
	2.1.e · Feb. 1, 2016 - R1 Setbacks Staff Report



