
 
 

GROWTH MANAGEMENT DEPARTMENT STAFF REPORT 
VILANO BEACH TOWN CENTER OVERLAY DISTRICT 

January 10, 2024  Public Meeting 
VBTCDR 2023-04 – 165 Vilano Road Restaurant (Snappers) 

 

 

 
To:   North Coastal Design Review Board 
Staff:   Teresa Bishop, AICP, Planning Manager  
Date:    January 3, 2024 
 
Applicant:  Nathan Stuart, Fish House Holdings, LLC 
   233 Rivershore Lane 
   St. Augustine, FL 32084 
    
Location:  165 Vilano Road  
FLUM:   TCMUD 
Zoning:  TCMU 
 
 
Applicable Land Development Code Standards:  Section 3.10 – Vilano Beach Town Center Overlay District. 
 
Summary of Request: Applicant is requesting design approval to renovate and add an expansion to the existing 
building.     
 
DRB Review:  Applicant is requesting design approval to renovate and add an expansion to the existing building.     
 
Staff Review 
Planning Division: The applicant is requesting DRB review to expand and renovate the existing building located at 165 
Vilano Road, planned for a restaurant.  According to the application, the property was used as a restaurant over the past 
30-50 years.  The historic nature of the building was considered as the applicant was proposing the changes and submitted 
a proposal for Landmark status.   The building and its proposed improvements were recommended approval by the 
Cultural Resource Review Board for Landmark designation. This designation will be heard by the Board of County 
Commissioners on February 6, 2024.  The building and the proposed improvements have elements of the Art Deco 
architectural style, which is acceptable for the Vilano Beach Town Center. Overall, it appears the design components are 
compatible with the character of the Vilano Beach Town Center.  
 
Building Type  
Type II, commercial building.  Art Deco is an acceptable style.  
 
Architectural Style 
Art Deco is an acceptable style; however, at this writing, an independent Architectural Study has not been completed.   
 
Color and Material Options 
The Applicant has provided a color pallet and building materials for the DRB consideration and approval.  The renderings 
show the details and use of the colors and materials  throughout the project.  The colors and materials appear consistent 
with the Vilano Beach Town Center.  
 
 

http://www.sjcfl.us/Planning/media/LDC/Article-III.pdf
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Signage  
The applicant has proposed eight sign types for the building.  The applicant needs to condense these signs for compliance 
with the LDC.  The Snappers sign ( Sign 4) and the Ice Cream Main Sign (Sign 2) appear consistent with LDC Section 
3.10.05.I.3.c, for two identity signs on one façade; however, the ice cream cone design (Sign 1) and Ice Cream identity sign 
(Sign 3) needs to be incorporated into the Ice Cream main sign and not be stand-alone.  The building identity, main 
restaurant brand (Signs 4 and 5) need to be incorporated into one sign for compliance with the Code.  The DRB will need 
to provide if the Menu Board (Sign 7) and the Sidewalk Teaser (Sign 8) are consistent with the Land Development Code, 
as  Section  3.10.05.I does not appear to address this type of signage.  Signage colors, materials, and renderings were not 
provided with this application.  
 
Parking 
The proposed site plan provides eight parking spaces are being provided.  Section 3.10.05.J.1 of the LDC requires in part, 
there shall be a minimum of 2 off street parking spaces per 1,000 square feet of non-residential space….  At this time, the 
applicant has not provided the square footage of the building or depicted the parking spaces on the site plan.  The site 
plans shows stabilized grassed parking area, with no spaces.   The 1st Floor Plan proposes over 100 seats within the dining 
area, open deck, bar, sushi bar, and event area.  The applicant should provide adequate parking; however, the Land 
Development Code allows for no or reduce parking if restoring a historic structure.  
 
Land Development Code Section 3.10.10 provides incentives for property owners who restore and preserve a qualified 
historic structure.  Section 3.10.10.A.3 allows for an elimination of parking requirements for Commercial/Retail/Office 
uses, if buildable property is under 30,000 square feet.  The subject property is 16,232 square feet in size and the applicant 
requested Landmark designation for the building the proposed improvements.  The proposed Landmark designation was 
recommended for approval by the Cultural Resource Review Board at their regular December 11, 2023 meeting.  The 
Board of County Commissioners will make the final determination, which is currently scheduled for February 6, 2024. 
Should the Board of County Commissioners approve the Landmark designation, the building and the property are eligible 
for Section 3.10.10.A.3, resulting in no parking being required for the proposed restaurant.   
 
Landscape 
The Landscape Plan currently does not comply with the LDC.  Landscaping will need to be reviewed by the DRB in 
future.  
 
Applicable Code Sections: 
Section 3.10.04.A.4.  The existing building appears to be Building Type II, Commercial.   
  
Section 3.10.04.A.8.  HVAC shall be screened in accordance with this section and will be reviewed with the construction 
plan review. 
 
Section 3.10.04.A.9.  Transmission, phone and cable boxes will be placed in the rear of the development and decorated in 
a manner compatible with the architectural style of the building.  These utility elements are not shown on the site plan. 
The DRB may want to ask the applicant to provide where such utility elements are located and how those are screened. 
 
Section 3.10.04.A.10.  Chain-length, barbed wire or similar fencing is not proposed with this plan.  
 
Section 3.10.04.A.11.  The applicant provided a lighting plan showing wall mounted light features, recessed uplight, 
recessed step light, and pennant drum features. The applicant did not provide pictures of these light features.   In addition, 
all exterior and interior lighting at the site shall meet the provisions of Section 4.01.09 of the Land Development Code for 
the protection of marine turtles.  
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Section 3.10.04.A.12 & 13.  Pedestrian accessways and streetscape elements were provided with the construction plans 
and may require modification for compliance with the Land Development Code.  
  
Section 3.10.04.A.14.   Balconies, windows and porches are provided in the renderings and elevation drawings for your 
review.   
 
Section 3.10.04.A.15.  There are no drive-in facilities.  
 
Section 3.10.04.A.16.  Signage plans were submitted.  Please see above staff comments; additional review may be required 
by the DRB.  
 
Section 3.10.04.A.17.  Accessways, driveways and access points are shown on the site plan.   
 
Section 3.10.04.A.18.   Gas station is not proposed. 
  
Section 3.10.05.A-F Site Development Criteria.  The existing building appears to be Building Type II, Commercial.   
   
Section 3.10.05.G. Architectural Standards.   Three styles are allowed within the Vilano Beach TCMU, Art Deco, Art 
Moderne, or Florida Vernacular also known as Old Florida Beach.  The DRB must approve new buildings and renovations 
according to these styles. The DRB shall consider: 
 
1. expert testimony regarding the authenticity of the architectural design, 
2. documented patterns for Art Deco, Art Moderne, or Florida Vernacular, 
3. the aesthetics of the proposed building or renovation, 
4. its contribution to the objectives of the VBTC Overlay District.  
 
The building and the proposed improvements have elements of the Art Deco architectural style, which is acceptable for 
the Vilano Beach Town Center. Overall, it appears the design components are compatible with the character of the Vilano 
Beach Town Center. 
 
Section 3.10.05.J. Parking.   As provided above, parking does not appear sufficient.  
 
Section 3.10.05.L. Landscape.    Landscaping, buffering and screening is proposed according to the LDC and TCMU 
regulations. The landscape site plan provided does not comply with the LDC.    
 
Section 3.10.08.B. Required Pre-application Meeting.   A Pre-Application with the DRB Meeting was not held. The 
applicant provided a community meeting was held October 18, 2023 at 4:00 PM at the Holiday Inn Express – Vilano Beach.  
 
Section 3.10.08.C.  Application and Permitting Requirements.  The applicant submitted the required documents for DRB 
review, which include the following: 
  
Pictures of Existing Building, Site Conditions, Aerial 
1st Floor Plan 
Site Plan (submitted 12/12/2023) 
Landscape and Irrigation Plan (currently not in compliance with the LDC requirements) 
Rooftop Plan 
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Renderings 
North, West, East, South Elevation 
Building Section 
3D Renderings 
Material and Color Chart 
Lighting and Signage Details (currently not in compliance with LDC requirements) 
Fenestration Ratio Analysis 
Lighting Plan 
Application 
 
CORRESPONDENCE 
Staff has not received any phone calls or letters regarding the proposal as of the writing of this Staff Report.  
 
SUGGESTED ACTION TO APPROVE 
The Design Review Board may consider a motion to approve VBTCDR 2023-04  - 165 Vilano Road Restaurant 
(Snappers) as described within the application, provided: 
 

• The request complies with Section 3.10 of the St. Johns County Land Development Code, and is consistent with 
the intent and purpose of the Overlay District. 

 
SUGGESTED ACTION TO DENY 
The Design Review Board may consider a motion to deny,  VBTCDR 2023-04  - 165 Vilano Road Restaurant (Snappers) 
as described within the application, provided: 
 

• The request does not comply with Section 3.10 of the St. Johns County Land Development Code. 
 
The Board may consider additional conditions and findings.  
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