
BOA, Narrative Statement 
Project Address: 1144 S Ocean Drive, Fort Pierce, FL 34949 

Applicant: Douglas Hixson 

Prepared By: Roger Templeman, CAD-Con Design 

Date: 06-03-25 

Project Description: 
The applicant proposes the vertical expansion of an existing legally non-conforming four-
unit residential structure located at 1144 S Ocean Drive. The project includes the addition of 
a third and fourth floor, while maintaining the total number of dwelling units at four. The 
first (ground) floor, which is currently habitable, will be converted entirely into parking and 
non-habitable storage, in accordance with floodplain regulations. 
 
A structural superstructure with driven piles will be constructed around the existing 
building to support the new floors and enhance the building’s resilience to flooding and 
storm-related hazards. The design intent is to strengthen the structure while improving 
safety, sustainability, and long-term compliance with current codes. 

Variance Justification: 
• No Increase in Dwelling Units: 

The total number of residential units will remain at four, consistent with the existing legal 
non-conforming use. This maintains the established density and does not add to the 
residential intensity of the property. 

• Flood Mitigation and Resiliency Measures: 

The structure is located in a high-risk coastal flood zone. In accordance with Florida 
Administrative Code 62B-33 and local amendments, the project is designed to elevate 
habitable space above the 100-year storm elevation requirement of 17.0 ft NAVD88. 
- The existing first-floor slab is at 8.19 ft NAVD88. 
- With a floor-to-floor height of 10 ft, the new habitable second floor will be approximately 
18.19 ft NAVD88, meeting and exceeding code requirements. 
- The project includes flood vents, breakaway walls, and no living space on the ground floor, 
further reinforcing its compliance with floodplain regulations. 

• Minimal Footprint Modification: 

While a small footprint increase may occur to accommodate the structural supercolumns 
and balconies, no significant expansion of the building envelope is proposed. These changes 
are structurally necessary and do not alter the fundamental land use or setbacks. 

• Improved Parking and Access: 

Converting the ground floor into parking enhances compliance with parking requirements 
and ensures all required spaces are met within the site. 
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• No Increase in Impervious Area: 

The site will not see an increase in impervious surface. No new drainage burdens will be 
created, and the City staff has confirmed that no concurrency review or conceptual drainage 
plan is required at this time. 

Conclusion: 
This proposal improves the safety, sustainability, and code compliance of an existing non-
conforming structure without increasing density or altering land use. The vertical 
expansion supports the City’s resiliency goals and sets a precedent for flood-conscious 
redevelopment in vulnerable coastal areas. The applicant respectfully requests approval of 
the requested variance to proceed with this essential upgrade. 

Please note: The interior floor plans provided are conceptual and subject to refinement 
following variance approval. This application strictly seeks approval for vertical expansion of 
the existing structure through the addition of a third and fourth floor. There will be no 
increase in the total number of dwelling units or any change in use. 

The proposed configuration includes converting the current ground floor into enclosed garage 
space with integrated flood vents and breakaway wall sections, in full compliance with 
floodplain regulations. The second floor will maintain two residential units, while the third 
and fourth floors will each contain one unit. An elevator is proposed to provide access to all 
levels. 

 



1144 S Ocean Drive – Variance Criteria Response Sheet 
Plan Number: PZVAR2025-00004 
Applicant: Roger Templeman, Cad-Con Design 
Date: June 16, 2025 

Sec. 125-100 – Criteria for Granting Variances 
1. (1) Special conditions and circumstances exist which are peculiar to the land, structure or 

building involved and which are not applicable to other lands, structures or buildings in the same 
zoning district: 

The subject property contains a legally non-conforming four-unit structure located within a high-risk 
coastal VE flood zone. Its location, combined with its substandard lot size and age of construction, 
presents unique challenges not typically encountered by newer or conforming structures in the area. 
These factors make modern compliance with current floodplain elevation standards uniquely 
burdensome. 

2. (2) The special conditions and circumstances do not result from the actions of the applicant: 

The existing non-conforming structure and its location in a designated coastal flood zone predate the 
applicant’s involvement. No action by the applicant has contributed to the conditions requiring the 
variance; instead, the variance is a response to updated code and flood resilience standards. 

3. (3) The literal interpretation of the provisions of the zoning ordinance would deprive the 
applicant of rights commonly enjoyed by other properties in the same zoning district under the 
terms of the ordinance and would result in unnecessary and undue hardship on the applicant: 

Strict adherence to current zoning limitations would prevent vertical expansion necessary to meet 
FEMA and state-required base flood elevation, effectively barring redevelopment and adaptation. 
This would deprive the applicant of the reasonable ability to improve safety, longevity, and code 
compliance, which are rights commonly exercised by other property owners with more conforming 
sites. 

4. (4) The variance granted is the minimum variance that will make possible the reasonable use of 
the land, building or structure: 

The requested variance is limited strictly to the addition of two floors—no change in use, dwelling 
unit count, or building footprint is proposed. This approach allows for elevation above flood levels 
while preserving the existing residential use and is the minimum relief necessary to reasonably adapt 
the structure. 

5. (5) The granting of the variance will be in harmony with the general intent and purpose of the 
ordinance codified in this section and such variance will not be injurious to the area involved or 
otherwise detrimental to the public welfare: 

The project enhances public safety and environmental resilience without increasing density or 
impervious surface area. It is consistent with the city’s vision for flood-conscious redevelopment and 
supports long-term neighborhood stability by replacing vulnerable ground-floor living areas with 
code-compliant parking and elevating all habitable space. 
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EXISTING Key Property Data
Lot Size: 0.29 Acres (12,632 SF)
Finished Area (Under Air): 3,648 SF
Gross Sketched Area: 4,368 SF
Building Type: Multi-Family (4 units)
Construction Type: Concrete Block Stucco (CB Stucco)
Year Built: 1973
Stories (Existing): 2 Stories
Roof Structure: Mansard, Fiberglass Shingles
Wind Speed Requirement: 160–170 mph (Hurricane Zone)
Zoning & Building Code Parameters
Maximum Building Height (R-4A): 45 feet above grade
Permitted Density (Base): 8 units per acre
Bonus Density (if qualified): Up to 9 units per acre with
approved landscaping/environmental upgrades
Front Yard Setback: 25 feet (10 feet for townhome
developments)
Side Yard Setback (Standard): 6 feet (10 feet for multifamily
developments)
Side Yard Setback (Corner Lot): 15 feet
Rear Yard Setback (Standard): 15–20 feet based on use
Lot Coverage Maximum (Base Building): 40% (50% for
townhome, 45% for multifamily)

PRELIMINARY DESIGN NOTES
PROJECT ADDRESS: 1144 S OCEAN DRIVE, FORT PIERCE,
FL 34949
PARCEL ID: 2401-810-0006-000-6
ZONING: R-4A HUTCHINSON ISLAND MEDIUM
DENSITY RESIDENTIAL

PROJECT SUMMARY:
PROPOSED ADDITION OF 3RD AND 4TH FLOORS
ABOVE EXISTING 2-STORY STRUCTURE.
INDEPENDENT STRUCTURAL EXOSKELETON SYSTEM
TO SUPPORT NEW FLOORS — NOT RELYING ON
EXISTING BUILDING FOR STRUCTURAL LOADS.
3RD. & 4TH. FL. SUNROOM W/ 4TH FL SWIM SPA
EXTENDING 20' TOWARD THE OCEAN.
FIRST-FLOOR GARAGE TO BE FLOOD-COMPLIANT
WITH BREAKAWAY WALLS AND FLOOD VENTS.
ADA-COMPLIANT ELEVATOR FOR ACCESS TO ALL
FLOORS.
ARCHITECTURAL STYLE INSPIRED BY FRANK LLOYD
WRIGHT'S USONIAN DESIGNS — MODERN, NATURAL
MATERIALS, CLEAN LINES.

DESIGN CONSIDERATIONS FOR CITY REVIEW:
MAX BUILDING HEIGHT COMPLIANCE: 45 FEET
TOTAL HEIGHT INCLUDING ROOFTOP FEATURES.
FLOOD ZONE COMPLIANCE (FEMA): FIRST FLOOR
NON-HABITABLE WITH BREAKAWAY WALLS.
COASTAL CONSTRUCTION CONTROL LINE (CCCL):
REAR EXTENSION IMPACT ON SETBACKS AND
COASTAL PERMITTING.
FIRE AND LIFE SAFETY: SPRINKLERS, EGRESS, RATED
STAIRWELLS, ADA ELEVATOR.

CONSTRUCTION PHASING: EXISTING 2ND FLOOR TO
REMAIN OCCUPIED DURING CONSTRUCTION.

UTILITY COORDINATION: REVIEW
OVERHEAD/UNDERGROUND UTILITIES AFFECTING
CONSTRUCTION.

PURPOSE OF PRELIMINARY SUBMISSION:
CONFIRM HEIGHT, SETBACKS, AND STRUCTURAL
APPROACH.
REVIEW FLOOD AND COASTAL COMPLIANCE.
DISCUSS FIRE SAFETY AND ADA REQUIREMENTS.
RECEIVE FEEDBACK ON CANTILEVERED
SUNROOM/SWIM SPA CONCEPT.
CLARIFY PERMIT AND REVIEW PROCESS WITH CITY
AND ALL DEP.

20'

PROPOSED
REAR 3RD & 4TH FL DECK

2'
4'

36'-2"

INDEPENDENT STRUCTURAL
EXOSKELETON SYSTEM TO

SUPPORT NEW FLOORS

25.11'
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