
 

Agenda 
City of Cocoa 

Board of Adjustment Regular Meeting 
 

July 15, 2026 
6:00 PM 

65 Stone Street, Cocoa, FL 32922  

 

 
I. Opening Matters:  

 1. Pledge of Allegiance 

 2. Roll Call 

II. Approval of Agenda and Minutes:  

 1. Agenda: Regular Meeting of July 15, 2026. 

III. Old Business: 

IV. New Business: 

 1. PZ26-0700004 - 800 N Fiske Fence Height Waiver 

V. Other Business: 

VI. Next Meeting Date: Wednesday, August 19th, 2026, at 6:00 pm at 65 Stone 
Street in Cocoa, FL.  

VII. Adjournment:  

  

General Notice Information: 
This is a public meeting.  Interested parties are hereby advised that they may appear at said 
meeting and be heard.  The facility wherein this public meeting will be held is accessible to the 
physically handicapped.  In accordance with the Americans With Disabilities Act, persons 
needing assistance to participate in any of these proceedings should contact the City Clerk of 
the City of Cocoa, listed below, at least 48 hours prior to the meeting:  Monica Arsenault, City 
Clerk, 65 Stone Street, Cocoa, by telephone at (321) 433-8488 or via email 
at marsenault@cocoafl.gov. 
 
Pursuant to Section 286.0105, Florida Statutes, the City hereby advises the public that if a 
person decides to appeal any decision made by the BOA, P&Z Board/LPA or City Council with 
respect to any matter considered at its meeting or hearing, that person will need a record of the 
proceedings and for such purpose, affected persons may need to assure that a verbatim record 
of the proceedings is made, and such record shall include the testimony and evidence upon 
which the appeal is to be based.  This notice does not constitute consent by the City for the 
introduction or admission into evidence of otherwise inadmissible or irrelevant evidence, nor 
does it authorize challenges or appeals otherwise not allowed by law. 
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The BOA or PZ Board/LPA meeting may include the attendance of one (1) or more members of 
the Cocoa City Council who may or may not participate in the Board discussions held at this 
public hearing. The BOA, PZ Board/LPA and City Council reserve the right to continue or 
postpone hearings to a certain date without re-advertising.  
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BOARD OF ADJUSTMENT AGENDA ITEM 
 
Memo Date: 07/02/2026 
Agenda Date: 7/15/2026 
Prepared By: Breanna Earley, Assistant City Clerk 
Through: Stockton Whitten, City Manager 
Requested Action: Approve the July 15, 2026 Regular Board of Adjustment 

meeting agenda as written or with amendments. 
 

BACKGROUND: 
N/A 
 
PRIORITY AREA CONNECTION: 
 
 
BUDGETARY IMPACT: 
N/A 
 
PREVIOUS ACTION: 
N/A 
 
RECOMMENDED MOTION: 
Approve the July 15, 2026 Regular Board of Adjustment meeting agenda as written or 
with amendments. 
 

Page 3 of 53



 

Agenda   

City of Cocoa   
     Board of Adjustment Agency Special Meeting  

July 15th, 2026, 6:00 PM  
65 Stone Street, Cocoa, FL  32922  

 

I.  Opening Matters:  
1.   Call to Order 
2.   Pledge of Allegiance 
3.   Roll Call 

II.   Approval of Agenda and Minutes:  
1. Agenda: Special Meeting of July 15th, 2026. 
2. Minutes: Regular Meeting of July 1st, 2026. 

III.  Old Business:  

IV.  New Business:  

 

PZ 26–00700004 – WAIVER – 800 N Fiske Blvd Fence Height 

CONSIDERATION OF A WAIVER REQUEST, from Article XIII, section 5—Visual Screens (fences, walls, 
hedges) to increase the height of a fence from 6’ to 8’ in a residential zone. The property is identified as 
800 N Fiske, Cocoa, Florida. 

 

V.   Other Business:  

VI. Next Meeting Date (Regular meeting): Wednesday, August 19th, 2026, at 6:00 pm at 65 Stone Street 
in Cocoa, FL.  

VII.  Adjournment:  
 
 

General Notice Information: 

This is a public meeting. Interested parties are hereby advised that they may appear at said meeting and be heard. The 

facility wherein this public meeting will be held is accessible to the physically handicapped. In accordance with the Americans 

With Disabilities Act, persons needing assistance to participate in any of these proceedings should contact the City Clerk of 

the City of Cocoa, listed below, at least 48 hours prior to the meeting: Monica Arsenault, City Clerk, 65 Stone Street, Cocoa, 

by telephone at (321) 433-8488 or via email at marsenault@cocoafl.gov. 

Pursuant to Section 286.0105, Florida Statutes, the City hereby advises the public that if a person decides to appeal any 

decision made by the BOA, P&Z Board/LPA or City Council with respect to any matter considered at its meeting or hearing, 

that person will need a record of the proceedings and for such purpose, affected persons may need to assure that a verbatim 

record of the proceedings is made, and such record shall include the testimony and evidence upon which the appeal is to be 

based. This notice does not constitute consent by the City for the introduction or admission into evidence of otherwise 

inadmissible or irrelevant evidence, nor does it authorize challenges or appeals otherwise not allowed by law. 

The BOA or PZ Board/LPA meeting may include the attendance of one (1) or more members of the Cocoa City Council 

who may or may not participate in the Board discussions held at this public hearing. The BOA, PZ Board/LPA and City Council 

reserve the right to continue or postpone hearings to a date certain without re-advertising. 
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Public Participation Information: 

Members of the public may view the meeting agenda, ordinances, project applications, supporting documents, and staff 

reports on the City’s website at the following link prior to attending or commenting: 

City of Cocoa meeting calendar at https://www.cocoafl.gov/291/20338/City-Meetings 

Documents pertaining to the above may also be inspected at the Community Services Department between 8:00 a.m. and 

5:00 p.m., Monday through Friday, or by phoning (321) 433-8480. 

Interested persons may submit their written comments or questions prior to the meeting through Email at 

cityclerk@cocoafl.gov or via E-comments through the online agenda at the link above. Any electronic comments submitted 

will be made part of the meeting record. 

Viewing In Real Time. Interested persons are encouraged to view and listen to the hearings live by  accessing the meetings 

at the following internet address: 

City of Cocoa meeting calendar at https://www.cocoafl.gov/291/20338/City-Meetings 

However, the City is not responsible for technical difficulties that may occur while attempting to view or listen to the 

meeting on the internet. 

 

Special Information for Quasi-Judicial Hearings: 

Any person that (1) can demonstrate that they may suffer special damages different in kind and degree from that of the general 

public at large; and (2) wishes to present factual or expert witnesses and/or evidence at the quasi-judicial hearing is highly 

encouraged to immediately contact Lucilene Ribeiro, Planner, at (321) 433-8535 or, to make proper arrangements for 

presentation of witnesses and/or evidence.  All witnesses should be identified and all evidentiary documents and exhibits that 

are intended to be distributed to the BOA, P&Z/LPA and City Council should be submitted to Ms. Ribeiro via email or mail at 

least three (3) days prior to the hearing. 
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BOARD OF ADJUSTMENT AGENDA ITEM 
 
Memo Date: 07/02/2026 
Agenda Date: 7/15/2026 
Prepared By: Stockton Whitten, City Manager 
Through: Jennifer Webster, Senior Planner 
Requested Action: Consideration of a waiver request, from Article XIII, section 5—

Visual Screens (fences, walls, hedges) to increase the height of 
a fence from 6’ to 8’ in a residential zone. The property is 
identified as 800 N Fiske, Cocoa, Florida. 

 
BACKGROUND: 

Project No.: PZ26-00700004 

Applicant (Installer): Mariana Glaubius, 321 Rocket Fence, Cocoa, FL 

Owner/Developer: 800 N Fiske Condo Association, Inc., Romy Smith, Representative 

Subject Location: 800 N Fiske Blvd, Cocoa, FL 32922 

Future Land Use Designation:          Medium Density Residential 
Zoning District:                                   RU-2-15 (Multi-Family) 
Existing Land Use:                              Crestview Villas Apartments 
Council District:                                  District 2, Councilman Lavander Hearn   
 
Requested Action: Consideration of a waiver request from Appendix A, Zoning, Article XIII, 
Section 5 to waive the six (6)-foot maximum height requirement in the RU-2-15 (Multi-Family) 
Zoning District in order to allow an eight (8)-foot tall fence to be replaced on the north and south 
sides of the property.  
 
Overview of Surrounding Area: 
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Notice Provided: Notice of the public hearing was provided by publishing in the 
newspaper on June 30, 2026, and mailers to property owners within 500 feet. As of the 
date of this report, there have been no questions or objections to the waiver request.  
 

I. Project Information and History 

The property is the 7.19 acre, 128-unit, Crestview Village Apartments built in 1964. 
Currently there exists a combination of an 8’ chain-link fence and an 8’ wooden fence 
on the north, east, and south sides of the property. Portions of the wooden fence are 
either deteriorated or missing (see Attachment 2- Photos). The complex has 
experienced some crime related activity due partly to the condition and instability of the 
fence. The applicant is requesting to replace it with a total of 1025’ of stockade wood 
fence along the property line: approximately 402.05’ on the north side, and 
approximately 576.41’ on the south side. The 8’ fence is intended to be a security 
measure, preventing trespassers easy access.  

In 1992, the property received a variance to allow an 8’ fence on the east side of the 
property and for a 230’ segment of the property line on the north side. The justification 
for the variance was that the property had been subject to various burglaries, car thefts, 
and trespassing at that time. (See Attachment 4, p. 13, 1992 Variance Package). The 
1025’ length of fence requested to be replaced includes the segment that already has a 
variance. Therefore, the requested waiver is for 795’ (1025’-230’) of fence, as shown in 
Attachment 3 - Survey Sketch of Fence. 

In 2008, the property received Planning and Zoning approval for a Minor Site Plan 
Amendment (PZ08-00200024) which included an 8’ aluminum fence and gate across 
the front of the property, which has since been removed. The owner has expressed 
interest in having the front gates replaced at a later date. (Aside from the segments 
approved in 1992 and 2008, the City does not have a permit record of the remaining 
existing fence.) 

 In November of 2025 the applicant applied for a building permit to replace the 1025’ of 
wood fence (Permit No. BC25-000531). The permit was denied due to the 6’ maximum 
code requirement. Per Appendix A, ART XIII, Sec. 5 Visual Screens, for Multi-Family 
Residential, 10 or more dwelling units, the front, side and rear yard maximum heights 
for a fence is 6’. 

After the permit was denied, staff recommended the applicant request an 
Administrative Waiver, which allows the City Manager to consider and administratively 
approve a waiver request, which in the case of fences, allows an increase in height to 
no more than two (2) feet. For Administrative Waivers, the applicant must show that the 
request is consistent with the public interest, does not adversely affect surrounding 
properties or the general welfare, and does not undermine the intent of the Code 
(Appendix A, ART XVII, Sec. 9). The applicant was unable to obtain the required 
approval affidavits from the abutting property owners. Thus, the decision for the 
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applicant to bring their request before the Board of Adjustment.  

II. Waiver Analysis – Initial and Secondary Criteria 

Per Appendix A, Article XVII, Section 8 (C), the Board shall only grant a waiver if it 
positively makes the following findings, based on competent substantial evidence:  
  
 (1) Initial finding. The Board of Adjustment shall first find that the need for the 
proposed waiver arises out of the physical surroundings, shape, topographical 
condition, or other physical or environmental conditions that are unique to the 
specific property involved.  

Staff Finding:  The applicant stated that their “client has requested to extend the 
height of the fence to deter crime.” However, per the required criteria, there are no 
physical surroundings, topographical conditions, or other physical or environmental 
characteristics that are unique to the property. It has no irregular or uneven elevations 
and has a symmetrical, rectangular shape. The conditions are not unusual to this area 
of Cocoa. Staff feels that the applicant does not meet the necessary initial criteria of a 
physical constraint or hardship.  

Although staff determined the initial physical hardship criteria was not met, there were 
other factors analyzed in the remaining criteria.  

(2) If the Board of Adjustment makes a positive finding in section 8(C)(1) above, 
the Board shall make a positive finding on each of the following before granting a 
waiver:  
  
 a. There are practical or economic difficulties in carrying out the strict letter of 
the regulation.  

Staff Finding: Strict application of the regulation would not create practical or 
economic difficulties for the applicant. Conversely, an 8’ foot fence is more costly than a 
6’ foot fence and would be considered an investment in the property’s security.  

b. The waiver request is not based exclusively upon a desire to reduce the cost 
of developing the applicant's property.  

Staff Finding: The property is already developed as multi-family apartments. The 
request to replace the fence is considered an improvement expenditure towards crime 
prevention and the security of the existing property.  

c. The proposed waiver will not substantially increase congestion on 
surrounding public streets, the danger of fire, or other hazard to the public.  

Staff Finding: Staff feels the proposed waiver will not increase congestion on 
surrounding public streets or create any additional hazards to the public. Conversely, 
the fence would contribute to the Crestview residents’ safety. The requested waiver is 
limited to vertical fencing and does not impact traffic flow, ingress/egress points, or site 

Page 8 of 53



circulation. As a crime deterrent the extended fence could result in a reduction of crime-
related activity. 

d. The Waiver will not substantially diminish property values in, nor alter the 
essential character of, the area surrounding the applicant's property. 

Staff Finding: The waiver request is not anticipated to diminish property values in the 
area, nor is it anticipated to substantially alter the essential character of the surrounding 
property. With the fence being a replacement of an existing 8’ fence, the character will 
remain the same. 

e. The effect of the proposed Waiver is in harmony with the general intent of the 
Cocoa Comprehensive Plan and Code and the specific intent of the relevant 
subject area(s) of the Code.  

Staff Finding: The proposed waiver is consistent with the general intent of the City’s 
Comprehensive Plan and Land Development Code with regard to Neighborhood 
Protection and Redevelopment, and with the Land Development Code with regard to 
property maintenance and preventing nuisances: 

COMPREHENSIVE PLAN 

GOAL 1.1: Create and maintain a broad range of land use activities that 
maximize the City's potential as a growth center while protecting the public health, 
safety, welfare, and appearance through the thoughtful planned use and 
development of the land and public facilities.  
  
 Objective 1.1.4: Redevelopment. The City shall encourage redevelopment of 
areas that are exhibiting evidence of decline (i.e., disproportionate number of 
vacant, dilapidated and/or substandard structures) [...] through maintaining land 
development regulations that contain standards and procedures to encourage 
redevelopment where desirable. 

Objective 1.1.5: Neighborhood Protection. The City shall ensure that additional 
growth and development will be respectful of established neighborhoods that 
define much of the City’s character. 
  
 Objective 1.2.2: Image and Identity. The City shall maintain and update its vision 
for the City’s urban form as needed. 

LAND DVELOPMENT CODE 

Chapter 6 BUILDINGS, CONSTRUCTION AND PROPERTY REGULATIONS, 
ART III PROPERTY MAINTENANCE STANDARDS, Division 3 - Nuisances (b)(4) 
& (14) 

It shall constitute a nuisance for any person, to whom this article is applicable, to 
permit one (1) or more of the following conditions to exist on real property within 
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the city: 

(4) Maintenance of any structure or grounds, visible from any property, in a 
defective, deteriorated, or unrepaired condition which is either: 

a. Unsightly and interferes with the reasonable enjoyment of property by 
neighbors; 

b. Detrimentally affects property values in the surrounding neighborhood; or 

c. Which is otherwise dangerous to the health, comfort, safety, convenience or 
general welfare. 

(14) Any other condition or use that constitutes a nuisance to the public which is 
continually or repeatedly maintained, the abatement of which would be in the best 
interest of the health, safety, and welfare of city residents. 

III. Waiver Analysis – Fences and Walls 

In addition to the initial and standard criteria above, when the waiver is related to a 
fence or wall, the board shall also consider the following. 

(1) Safety and visual impact concerning the subject property, adjacent 
properties, streets, alleyways and water bodies. 

Staff Response: No adjacent properties, streets, alleyways or water bodies will be 
blocked in as a result of the fence replacement. The replacement intends to improve 
safety. 

(2) Visual impact on adjacent properties, streets, alleyways and water bodies.  

 Staff Response: The proposed fence is replacing an existing, deteriorated wood fence 
on the north and south sides of the property. The east side has an existing 8’ chain-link 
fence that does not obstruct the view to Bracco Pond on the east. 

 (3) Design in relation to other structures on the same lot, adjacent properties, 
and the neighborhood. 

Staff Response: The fence will be an 8’ stockade wood fence, the style of which is 
typical to other properties in the neighborhood. 

(4) Impact on ingress and egress if applicable. 

Staff Response: With the replacement fence being on the north and south sides of the 
property, the entrance off of Fiske Blvd on the west side will not be blocked.  

(5) Screening, buffering or separation of any nuisance or hazardous features. 

Staff Response: The intent of the fence is not to visually screen or buffer any 
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hazardous features, but to improve the safety, health and welfare of the residents. 

CONCLUSION 

Although staff acknowledges the fact that the waiver request for the 8’ fence is intended 
to address the concerns of crime-related activity in the community, the applicant did not 
demonstrate that the property has unique physical surroundings, topographical 
conditions, or other physical or environmental characteristics, as required by Appendix 
A, Article XVII, Section 8(C). Because staff found that the initial threshold criteria for 
granting a waiver has not been met, staff cannot recommend approval of the requested 
waiver. However, the applicant is permitted to replace 230’ of 8’ fencing, as defined in 
the 1992 Variance. 
 
 
PRIORITY AREA CONNECTION: 
Economic and Community Development  
 
BUDGETARY IMPACT: 
N/A 
 
PREVIOUS ACTION: 
June 1992: Property received a variance for an (8) foot fence for the east side of the 
property and 230’ westward of the northeast fence corner. 
 
RECOMMENDED MOTION: 
Staff recommends that the Board DENY this waiver request from Article XIII, Section 
5—Visual Screens (fences, walls, hedges) to increase the height of a fence from 6’ to 8’ 
in a residential zone for the property located at 800 N Fiske, Cocoa, Florida. 
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Planning and Zoning 

a 65 Stone Street 
i.) Pe, Cocoa, Florida 32922 

City Manager’s Office 

Board of Adjustment 
Waiver Application 

Phone: (321) 433-8535 

Fax: (321) 433-8543 
E-mail: cocoaplanning@cocoafl.gov 
Web: = http://www.cocoafl.org 

This form is divided into steps, which will help you prepare your application, 
provide supplemental items, and prepare for the Board of Adjustment 
hearing. A pre-application mecting with Staff is recommended. 

Please TYPE or PRINT this application neatly. 

For Office Use Only - Date Received 

~
 

Stamp Only When Application is Fully Complete 

1. Request: 
TO INCREASE THE FENCE HEIGHT FROM 6' TO 8' IN A RESIDENTIAL ZONE 

2. Applicable City Code Section(s): WAIVER FROM ARTICLE 13 SEC 5 -VISUAL SCREENS 

3. Applicant Information: * NOTE: Applicant is the main contact, who must attend the meeting! 

Company (if pplicable); 321 Rocket Fence 

Name: Mariana Glaubius ; 

Mailing Address: 5320 Fan Palm Ave 

City, a State, BL. Zip Code: _32927, 
Phone#: 321-298-4876 Ras dt a 

Mobile #: Em ali 

4. Property Owner Information: * Check here if same as Applicant > [i 

* If more than one owner, attach additional sheet with names and addresses. 

Company (if applicable): __ 800 North Fiske Condominium Association INC 

Name: Romy Smith 7 - 

Mailing Address: $505 N. Atlantic Ave Suite 207 __ 

City: Cocoa Beach State: Fl Zip Code: _ 32931 

Phone #: 321-784-8011 Fax #: ‘ 

Mobile #: ce E-mail: ee steep psoentowestas Ss 

Rey. 3-19-2024 - Page 1 of 7 - 
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Planning & Zoning 

65 Stone Street • Cocoa, FL 32922 

PHONE: (321) 433-8535 

  

 

 

COURTESY NOTICE OF PUBLIC HEARING 

TO PROPERTY OWNERS WITHIN 500 FEET OF THE SUBJECT SITE 
 

321 Rocket Fence, on behalf of the 800 North Fiske Condominium Association INC, is petitioning the Board of 

Adjustment for the following item: 

 

800 N Fiske Fence Height Waiver 

Consideration of a waiver request, from Article XIII, section 5—Visual Screens (fences, walls, hedges) to 

increase the height of a fence from 6’ to 8’ in a residential zone. The property is identified as 800 N Fiske, 

Cocoa, Florida. 

 

The Board of Adjustment will hold a public hearing on this request at 6:00 pm on Wednesday, July 15, 2026, in 

the City of Cocoa Council Chambers located at 65 Stone Street, Cocoa, Florida.  All interested parties are invited 

to attend and will be heard if desired.  

 

General Notice Information: 

This is a public meeting. Interested parties are hereby advised that they may appear at said meeting and be 

heard. The facility wherein this public meeting will be held is accessible to the physically handicapped. In 

accordance with the Americans With Disabilities Act, persons needing assistance to participate in any of these 

proceedings should contact the City Clerk of the City of Cocoa, listed below, at least 48 hours prior to the 

meeting: Monica Arsenault, City Clerk, 65 Stone Street, Cocoa, by telephone at (321) 433-8488 or via email at 

marsenault@cocoafl.gov. 

Pursuant to Section 286.0105, Florida Statutes, the City hereby advises the public that if a person decides to 

appeal any decision made by the BOA, P&Z Board/LPA or City Council with respect to any matter considered at 

its meeting or hearing, that person will need a record of the proceedings and for such purpose, affected 

persons may need to assure that a verbatim record of the proceedings is made, and such record shall include 

the testimony and evidence upon which the appeal is to be based. This notice does not constitute consent by 

the City for the introduction or admission into evidence of otherwise inadmissible or irrelevant evidence, nor 

does it authorize challenges or appeals otherwise not allowed by law. 

The BOA or PZ Board/LPA meeting may include the attendance of one (1) or more members of the Cocoa City 

Council who may or may not participate in the Board discussions held at this public hearing. The BOA, PZ 

Board/LPA and City Council reserve the right to continue or postpone hearings to a date certain without re-

advertising. 

 

Page 25 of 53



 

 

Stay Connected:   www.CocoaFL.org     

 

Public Participation Information: 

Members of the public may view the meeting agenda, ordinances, project applications, supporting 

documents, and staff reports on the City’s website at the following link prior to attending or commenting: 

• City of Cocoa meeting calendar at https://www.cocoafl.gov/291/20338/City-Meetings 

Documents pertaining to the above may also be inspected at the Community Services Department between 

8:00 a.m. and 5:00 p.m., Monday through Friday, or by phoning (321) 433-8400. 

Interested persons may submit their written comments or questions prior to the meeting through Email at 

cityclerk@cocoafl.gov or via E-comments through the online agenda at the link above. Any electronic 

comments submitted will be made part of the meeting record. 

Viewing In Real Time. Interested persons are encouraged to view and listen to the hearings live by  accessing 

the meetings at the following internet address: 

• City of Cocoa meeting calendar at https://www.cocoafl.gov/291/20338/City-Meetings 

However, the City is not responsible for technical difficulties that may occur while attempting to view or  listen 

to the meeting on the internet. 
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remove and install 1025' of 8' tall wood stockade Fence
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