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Meeting Date: October 5, 2015 

 

  

SPECIAL EXCEPTION APPLICATION FILED BY JOE BRACKNEY FOR 
THE SPECIAL EXCEPTION USE OF A JETSKI SALES, SERVICE AND 

RENTAL SHOP LOCATED IN THE C-1 BUSINESS DISTRICT 

 

BACKGROUND INFORMATION: 
 

Applicant: Joe Brackney [Applicant] 
Site: 131 Federal Highway [Site] 
Owner of Site: Leasing of South Florida, Inc. 
Net Acreage: .26 
Legal Description: KELSEY CITY LTS 13 TO 15 INC /LESS CO RD R/W/ 

& W 70 FT OF LTS 32 TO 34INC BLK 114 
Current Zoning: C-1 Business District 
FLUM land use category: Commercial Residential 

 

Adjacent Zoning Adjacent Existing Land Use 
North: C-1 Business District North: Commercial Residential 
South: C-1 Business District South: Commercial Residential 

East: R-2A Residential District East: Commercial Residential 
West: C-1 Business District West: Commercial Residential 
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FIGURE 1: Aerial View 
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FIGURE 2: Town Zoning Map 
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FIGURE 3: Town Future Land Use Map (FLUM) 
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SUMMARY OF REQUEST: 
 

The Applicant proposes to establish a Jet Ski sales, repair and rental shop located at 131 Federal 
Highway. Repair services include routine maintenance, such as oil changes and tune-ups, and 
mechanical services including engine, carburetor and jet rebuilds. The retail portion of the business 
is conducted online and does not generate on site visits by the general public. Visitors to the shop 
are limited to distributers, suppliers, and delivery services such as FedEx or UPS.  

The Applicant will conduct all jet ski services within the designated indoor garage area and will 
store the jet ski’s on outdoor storage racks located in the rear yard. Onsite parking is also provided 
in the rear of the building at 4 total spaces and 1 ADA space located in the front yard. Operating 
hours will be Monday through Friday 8:00am to 4:00pm and customers seeking service by JetTek 
are provided with a pick-up and drop-off service by a JetTek employee; customers are not 
permitted to drop off or pickup their jet skis. The facility is approximately 2,030 square feet and 
will be comprised as follows: 

Room Size 
Office space 200 Square Feet 
Mechanics shop 928 Square Feet 
Show room   450 Square Feet 
Miscellaneous areas including hallways, closets, and bathrooms 452 Square Feet 

 
Existing Conditions 

The site for the special exception use is located in the Commercial-1 (C-1) Business District along 
the east side of Federal Highway between Silver Beach Road and Cypress Drive. The C-1 Zoning 
District encompasses parcels in this area along both sides of Federal Highway and the site abuts 
the Residential-2A (R-2A) Zoning District to its east. The site is dimensioned at approximately 
75’ by 150’ and has one primary structure that was constructed in 1957. The site has been vacant 
for several years. 
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Figure 4: Panoramic view of site: 
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Figure 5: Panoramic view from site facing Federal Highway to the east: 
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ANALYSIS OF SPECIAL EXCEPTION CRITERIA 
The six criteria required for the granting of a Special Exception and staff 

comments to each are as follows: 
 

Criteria 1 
The proposed special exception use is consistent with the goals, objectives, and policies of the Town's 

Comprehensive Plan. 
 
Applicable Goals and Objectives: 
 
Chapter 3 Future Land Use, Objective 1, Policy 
1.1: 

j. Encourage redevelopment, renewal or 
renovation, that maintains or improves existing 
neighborhoods and commercial areas; 
l. Facilitates the achievement of economic 
development, historic preservation, resource 
preservation, and other key goals. 

Chapter 3 Future Land Use, Objective 5: As a substantially built-out community in an 
urbanized area, the Town shall promote 
redevelopment and infill development in a 
manner that is considerate to existing 
neighborhoods and uses, the built and natural 
environments, and neighboring jurisdictions. 

 

 
STAFF COMMENTS 
The proposed special exception use is consistent with the Comprehensive Plan since it will improve an 
existing commercial area with associated site improvements; facilitate economic development in and 
around the Town’s marina district; and, is making use of an existing property that is currently not utilized 
and had been vacant for several years.  
 
FINDING: CRITERIA MET 
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Criteria 2: 
The proposed special exception is consistent with the land development and zoning regulations and 

all other portions of this code. 
 

Parking 
78-145(g) 

The proposed special exception use will require 5 parking spaces inclusive of 1 ADA 
space as follows: 
 

Requirement Justification/calculation Required parking 
spaces 

One space for each 500 
square feet of enclosed 
gross floor area. 

Office, reception and 
customer area is 
approximately 300 
square feet. The 
remainder of indoor 
square footage is 
dedicated to the 
mechanics shop and 
storage. 

1 parking space 

One space per each 4,500 
square feet of outdoor 
sales display and rental 
area. 

There is not an outdoor 
sales display or rental 
area. 

0 parking spaces 

One space per service bay. There is one service bay 
in the building.  

1 parking space 

One space per employee of 
the shift of largest 
employment. 

There are three 
employees at shift of 
largest employment. 

3 parking spaces 

TOTAL 5 PARKING SPACES
 

 Approval of this application is conditioned on the applicant providing 5 onsite 
parking spaces inclusive of 1 ADA space per the proposed site plan.   

 
Circulation  

78-
142(c)(10)(a) 

 

The Town engineer reviewed the proposed site plan for traffic circulation and found 
that it does not comply with best practices from an engineering point of view. 
Specifically, that the drive aisle and ingress to the rear yard located on the north side 
of the building is very narrow and is immediately adjacent the building. He 
recommended that access to the rear parking lot be closed to the public and used only 
by staff who will be experienced at maneuvering the corner.  
 
 Approval of this application is conditioned on the applicant providing valet 

parking to any visitors. Pursuant to their proposed site plan, a valet area on the 
north side of the building and a cross access agreement with 139 Federal 
Highway is required. The valet area will also serve as the temporary parking zone 
for couriers making deliveries to the site. 
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Paving 

 78-
142(c)(10)(f)  

& 
Striping  

78-
142(c)(10)(a)(i): 

 

The site does not meet minimum paving standards since there are multiple 
deteriorated areas that require patching, a new sealcoat finish and restriping across 
the entire site. Drive aisles, directional signage and valet areas are also required to 
be striped. The implementation schedule, due to associated costs, is staged as 
follows: 
 

Completion Date: Description of work 
October 23rd Patching, sealcoat and striping of the front yard. 
October 31st Patching, sealcoat and striping of the northern side yard.
November 6th Patching, sealcoat and striping of the southern side yard 

and rear parking lot. 
 
 Approval of this application is conditioned on the applicant providing necessary 

parking lot improvements.  
 

Parking 
screening  
78-253(1): 

 

Rear yard parking lot: 
The rear parking lot is visible from the street at each corner of the building and 
because there is no opportunity to add landscaped screening of this area staff is 
requiring that the entrance and exit gates to the rear yard be screened with mesh 
fabric.    
 
Front yard parking space: 
Town Code requires screening of parking that is adjacent to a right of way with a 
minimum landscape buffer of 5 feet wide; however, the ADA parking space and its 
loading area will not allow for this since there is limited space in this area. 
 
 Approval of this application is conditioned on the applicant installing mesh 

screening to the rear yard entrance and exit gates pursuant to the proposed site 
plan.  

 
Landscaping  
78-253(a): 

Due to the dimensions of the parcel and position of the building, the site for the 
proposed special exception use has minimal opportunity to add landscaping since the 
areas to the north and south of the building are the designated drive aisles and the 
areas to the east and west of the building are designated parking areas. There is 
opportunity, however, for landscaping in the front yard within the planting bed.   
 
 Approval of this application is conditioned on the applicant installing 

landscaping in the front yard planting bed that includes, but is not limited to, 
groundcover and hedges from the Towns list of approved plant species pursuant 
to the proposed site plan.  
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Fencing 
78-112(b): 

 

Commercial lots that abut a residential district are required to have a 6 foot masonry 
wall along the abutting property lot line. The site for the proposed special exception 
use complies with this requirement since there is an existing 6’ masonry wall along 
the property line abutting the R-2A Zoning District. This existing wall serves as a 
visual and noise buffer from the commercial corridor. 
 

Signage 
70-103(5): 

The site has a non-conforming pole sign located along Federal Highway that must 
be removed. The applicant’s plan proposes removal of this freestanding sign and 
installation of wall signs on the western and southern elevations.   
 
 Approval of this application is conditioned on the applicant removing the non-

conforming pole sign and applying for sign permits to install the desired wall 
signage.  

 
Building 
Height, 

Building 
Site Area, 
Minimum 
Floor Area 
& Setbacks 

78-71(2),(3), 
(4), & (5): 

The site for the proposed special exception use meets the requirements of the C-1 
Zoning District as it relates to building height, building site area, minimum floor 
area, and setbacks.  

 
STAFF COMMENTS: 
Staff finds that this application for a special exception use is consistent with land development and 
zoning regulations of Criteria 2 with the implementation of the following requirements pursuant to the 
proposed site plan SP-1: 
 

1. Provide the required 5 parking spaces inclusive of 1 ADA space onsite;   
2. provide a designated valet parking area in the northern side yard for customers and define this 

area using striping and signage. A cross access agreement with 139 Federal Highway shall be 
executed; 

3. provide parking lot improvements to the entire site that includes patching all deteriorated paved 
areas, applying a new seal coat finish, and striping the parking stalls, drive aisles, and drive aisle 
directional signals; 

4. install mesh fabric to the rear yard entrance and exist gates so that the parking and storage area 
is sufficiently screened from public view; 

5. install landscaping in the front yard planting bed that includes, but is not limited to, a 
groundcover and hedges from the Town’s list of approved plant species; and,  

6. remove the non-conforming pole sign and submit a sign permit application to the Community 
Development Department for the desired wall signage. 

 
FINDING: CRITERIA MET 
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Criteria 3 
The proposed special exception use is compatible with the character and use (existing and future) of 

the surrounding properties in its function; hours of operation; type and amount of traffic to be 
generated; building location, mass, height and setback; and other relevant factors peculiar to the 

proposed special exception use and the surrounding property. 
 
Zoning & Future 
Land Use: 

The proposed special exception use is compatible with the character and use of the 
C-1 Business District since this Zoning District promotes general commercial 
activities such as the professional services proposed by the applicant. The proposal 
is also compatible with the site’s future land use designation of Commercial 
Residential. 

Hours of 
Operation: 

Operating hours of the proposed special exception use is consistent with the 
surrounding properties. The facility proposes to operate between the hours 8:00-
4:00pm Monday through Friday. It is also complimentary with the abutting R-2A 
Residential District, since the site will not be active after 4pm or on any weekends.

Traffic: The proposed special exception use is compatible with the character and use of 
surrounding properties as it relates to traffic generation since the proposed business 
will generate minimal traffic. The applicant estimates that they service 2 jet skis 
per week with an average turnaround time of 3 days. This may generate an average 
of 4 trips per week or 16 per month, counting arrivals and departures of each trip. 
In addition, there is no on site retail, customers do not pick up/drop off ski’s and 
staff is limited to three individuals.  

Location\Mass\ 
Setbacks: 

The proposed special exception use does not propose any new building or structural 
renovations to the existing structure. The existing building on site is compatible 
with the character and use of the surrounding properties.  

 
STAFF COMMENTS: 
Staff finds that the proposed special exception use is compatible with the character and use of the 
surrounding properties.  
 
CRITERIA MET 
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Criteria 4 
The establishment of the proposed special exception use in the identified location does not create a 
concentration or proliferation of the same or similar type of special exception use, which may be 

deemed detrimental to the development or redevelopment of the area in which the special exception 
use is proposed to be developed. 

 
The site is located on the eastern side of Federal Highway between Cypress Drive and Silver Beach 
Road.  On this block face there are two existing vehicle sales/service establishments. One business, “1 
Stop Scooter Shop”, is located to the north of the site at 139 Federal Highway and provides sales and 
service of scooters, and the other business, “South Florida Yatchs” is located at 211 Federal Highway 
and sells boats and yatchs.  
 

 
 
Town Code, Section 78-71(2)(g)(1), states that vehicle sales, rental, and repair shops cannot be located 
“within 500 feet of the same use, i.e. sales to sales, rentals to rentals, etc.”  While the location of the 
proposed special exception use is located within 500 feet of (1) a scooter sales shop and (2) a boat/yatch 
sales/service shop, each of the three sites will sell, service or rent a different recreational vehicle. 
 
STAFF COMMENTS: 
The proposed special exception use will not create a concentration or proliferation of the same or similar 
type of special exception use that is detrimental to the development or redevelopment of the area where 
it is being proposed.  
 
FINDING: CRITERIA MET 

211  139  131 
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Criteria 5 
The proposed special exception use does not have a detrimental impact on surrounding properties 

based on: (a) The number of persons anticipated to be using, residing, or working on the property as 
a result of the special exception use; (b) The degree of noise, odor, visual, or other potential nuisance 

factors generated by the special exception use; and, (c) The effect on the amount and flow of traffic 
within the vicinity of the proposed special exception use. 

 
(a) The proposed special exception use will not have a detrimental impact on surrounding properties 

based on the number of persons working at the site since only three individuals are employed by 
the applicant or based on the number of individuals using the site since the applicant has no onsite 
retail component.  

(b) Noise:  
The proposed special exception use will not have a detrimental impact on surrounding properties 
based on noise generated from jet ski engines as long as those vehicles are not turned on, run or 
otherwise tested outdoors. Code Section 78-2(g)(2) prohibits the testing or repair of jet ski’s outside 
of its designated building and staff is reinforcing this provision with an added condition of approval.
 
 No work or running of a jet ski engine shall be conducted outdoors and if the engine must be 

run indoors, other than turning it on to confirm that a repair was successful, it must first be 
transported to a body of water for testing. The bay doors must also remain closed at all times, 
except when a vehicle is moved between the garage and the parking lot. 

 
Odor: 
The proposed special exception use will not have a detrimental impact on surrounding properties 
based on odor that is generated by the activities on site. Since no jet ski engines are allowed to be 
run at the site there will be no engine exhaust that may cause an odor nor are there other activities 
of the proposed business that will generate any odors. 
 
Visual: 
The proposed special exception use will not have a detrimental impact on surrounding properties 
based on visual nuisance since the rear parking lot and storage area will be screened from public 
view along Federal Highway and since the abutting residential lot to the east is heavily landscaped 
along the shared lot line.  

Residential Use at 126 Lake Shore Drive 
That abuts 131 Federal Highway 
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(c) The proposed special exception use will not have a detrimental impact on surrounding properties 
based on the amount and flow of traffic in the vicinity of the site since there is no onsite retail 
component, since customers personally do not visit or pick up and drop off their vehicles, and since 
only three individuals will occupy the site during business hours. 

 
STAFF COMMENTS: 
Staff finds that the proposed special exception use will not have a detrimental impact on surrounding 
properties based on the number of persons using, residing or working on the property; the degree of 
noise, odor or visual nuisance; and, the effect on the amount and flow of traffic generated by the use. 
 
FINDING: CRITERIA MET 
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Criteria 6 
That the proposed special exception use: (a) Does not significantly reduce light and air to adjacent 

properties, (b) Does not adversely affect property values in adjacent areas, (c) Would not be a 
deterrent to the improvement, development or redevelopment of surrounding properties in accord with 

existing regulations, (d) Does not negatively impact adjacent natural systems or public facilities, 
including parks and open spaces, (e) Provides pedestrian amenities, including, but not limited to, 

benches, trash receptacles, and/or bicycle parking. 
  
 
(a) The proposed special exception use will not reduce light or air to adjacent properties since the 

application does not propose any additions or exterior renovations that will alter building height 
and mass. 

(b) The proposed special exception will not affect property values in the surrounding area and will 
actually compliment the marina.  

(c) The proposed special exception use will not be a deterrent to the improvement, development or 
redevelopment of surrounding properties.  

(d) The proposed special exception use will not have an impact on natural systems or public facilities 
since jet skis will not be washed or painted on site. 

(e) n/a  
 
FINDING: CRITERIA MET 
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FINDINGS OF FACT 
 

Staff finds that this application for a special exception use meets each of the six criteria required 
for the granting of a special exception use. Staff recommends approval with the following 
conditions: 

1. Site shall be improved pursuant to plan SP-1 received and dated by the Department of 
Community Development on July 8, 2015. 

2. A cross access agreement with 139 Federal Highway shall be executed and shall be 
received and approved by the Town Attorney prior to issuance of a Business Tax Receipt 
(BTR). 

3. Site is required to be improved by patching all deteriorated paved areas; applying a new 
seal coat finish; and striping the parking stalls, drive aisles, drive aisle directional signals, 
and valet areas pursuant to site plan SP-1 and prior to the issuance of the BTR. 

4. Remove the non-conforming pole sign and submit a sign application to the Community 
Development Department for the desired wall signage; and, 

5. no work shall be performed on jet skis, namely, running, revving, testing or starting of a 
jet ski engine outdoors at any time. The garage bay doors must remain closed at all times 
except when a vehicle is moved between the rear yard and garage. If a vehicle must be 
run/tested, except for turning the engine on and off to confirm it operates, it must first be 
transported to a body of water. 
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