
TSANTILAS
#23-58

Planning & Zoning Board Meeting – November 20, 2023

Board of Commissioners Meeting – December 5, 2023



• Resolution #2023-41 – Conditional Use (#23-58)

• Location: 427 East Tarpon Avenue

• Property Size: +/- 0.34 acres (14,800 square feet)

• Current Land Use: CRD (Community Redevelopment District)

• Current Special Area Plan: Downtown Gateway Character District

• Current Zoning: T4a Residential + Retail/Office Transect

• Proposed Use of Property – Hotel

• Existing Inn (owner occupied)

• Existing parking on site

• 8 guest rooms each with bathroom

• Common kitchen, laundry and living room

• Applicant/Owner: Jenny Tsantilas / 9200 49th Street LLC
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REVIEW CRITERIA – CONDITIONAL USE

1) Conformance with the Land Development Code (LDC). This is an existing built property located 
in the City’s Special Area Plan.  The property conforms to the Smartcode and other LDC 
requirements.  The Smartcode encourages access to the rear alley when available.  Access to 
the rear alley should be restored. 

2) The proposed use is appropriate to the property in question and compatible with the area. 
The proposed project of a small hotel is appropriate in the Downtown Gateway Character 
District and is generally compatible with the area.  The Board should consider the 
appropriateness of the conversion from an owner-occupied inn to a hotel with no on-site 
manager.  Of particular concern are the proposed use of a common areas by the guests 
including a full kitchen.  This management model deviates somewhat from a strict hotel setup. 

3) The use is consistent with the Comprehensive Plan. The property is located in the City’s Special 
Area Plan Downtown Gateway Character District.  The proposed density of 8 rooms is compliant 
with that district and the project is otherwise compliant with the Comprehensive Plan.

4) The use will not adversely impact historical or environmental resources. The property is 
located in the City’s National Register Historic District.  The project will maintain the historic 
integrity of the structure on site and provide for continued adaptive reuse of this former single 
family residence.  Rear alley access should be restored to conform with the Historic District’s 
Design Review Guidelines Manual standards.



REVIEW CRITERIA – CONDITIONAL USE

5) The use will not adversely affect adjoining property values. The operation of the hotel is not 
expected to have a discernible affect on property values.  The Board should satisfy itself that 
sufficient measures are in place to prevent adverse impacts.

6) The use will not adversely impact nor exceed the City’s capacity to serve with public facilities. 
The property is currently served with City facilities.  The increase from 7 rooms to 8 rooms is 
well under the allocated density of 15 rooms and able to be served.  The Board should satisfy 
itself that there is minimal potential for undue burden on City resources (e.g., law enforcement) 
under the proposed hotel management model.

7) The use shall provide for efficient and orderly development. The project continues the 
appropriate adaptive reuse of a historic property that is served by existing infrastructure. 

8) The public health, safety, and welfare shall be observed with any reasonable conditions 
necessary. The proposed project is not expected to adversely affect the public health, safety, 
and welfare and will be required to meet all applicable building and fire codes.  It is noted that 
upon application for a local business tax receipt, the Fire Marshal will visit the property to 
confirm compliance with current fire code requirements.



PRELIMINARY STAFF RECOMMENDATION

Resolution #2023-41

Staff is concerned with potential issues that may arise particularly from use of the 
common areas of the building’s interior without an on-site manager.  Staff 
recommends that the Board consider the information and take action on 
Resolution 2023-41.  Should the Board grant approval, the following five (5) 
conditions are recommended:

1. A local business tax receipt is required.
2. No more than eight (8) guest rooms are allowed with no more than two (2) 

persons per room,
3. The rear alley access shall be restored per Resolution 2000-23.  A permit for the 

rear alley access driveway shall be obtained.  The completed driveway shall 
receive a final inspection approval prior to approval of a local business tax 
receipt for the use.



PRELIMINARY STAFF RECOMMENDATION
Resolution #2023-41: Recommended conditions (continued):
4. The property owner or designee (hereafter, “responsible party”) shall be 

available in a timely manner to respond to inspections, complaints, or other 
problems related to the use of the property.  The duties of the responsible 
party are to:
a. Provide daily 24-hour availability by telephone at the posted phone number 

to handle any issues arising from the hotel use,

b. Provide daily 24-hour site response following notification from an occupant, 

owner, law enforcement, or city official to address issues related to the hotel 

use,

c. Be authorized to receive service of any legal notice on behalf of the owner 

for any violations of City laws, ordinances, or the terms on this conditional 

use,

d. Otherwise regularly monitor the hotel property to assure compliance with 

City laws, ordinances, and the terms of this conditional use.



PRELIMINARY STAFF RECOMMENDATION
Resolution #2023-41: Recommended conditions (continued):
5. The owner must provide an affidavit that the following has been prominently 

posted at the main entrance door, each guest room, and in the kitchen:

a. The name, address and phone number of the responsible party,

b. The maximum allowable occupancy of the hotel in accordance with the terms 

of this conditional use,

c. The maximum number of vehicles that can be parked in the designated 

parking area in accordance with the terms of this conditional use,

d. The noise standard in accordance with the terms of this conditional use, 

e. The days of trash pickup and recycling, and,

f. The location of the nearest hospital.

Public Notice: Required public notice was provided.  There was one 
inquiry but no response comments to the notices.



PLANNING AND ZONING BOARD RECOMMENDATION
Resolution #2023-41

The Planning and Zoning Board heard this item at their regular meeting of 
November 20, 2023 with six members in attendance.  The Board voted 
unanimously to recommend approval of the Conditional Use with staff 
recommended conditions under Resolution 2023-41.  

There was no public comment.
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CITY OF TARPON SPRINGS 
PLANNING & ZONING BOARD / BOARD OF COMMISSIONERS 

[NOVEMBER 20, 2023 / DECEMBER 5, 2023] 
 

STAFF REPORT 
November 29, 2023 

 
Application No. / Project Title: #23-58 (Tsantillas) 

Staff:    Patricia L. McNeese, AICP, Planning Supervisor 

Applicant / Owner:  Jenny Tsantilas / 9200 49th Street LLC 

Property Size:   +/- 0.34 acres (14,800 square feet) 

Current Zoning:   T4a Residential + Retail/Office Transect 

Current Character District: Downtown Gateway Character District 

Current Land Use:  CRD (Community Redevelopment District) 
    SAP (Special Area Plan) 

Location / Parcel ID:  427 East Tarpon Avenue / 12-27-15-90000-000-0180 

 

BACKGROUND SUMMARY: 
The applicant is seeking conditional use approval to allow a hotel in the T4a Residential + 
Retail/Office Transect.  The property is currently operating as an owner-occupied Inn with eight (8) 
guest rooms.  The applicant is requesting use of the property as a hotel for up to eight (8) guests. 
 
PRELIMINARY STAFF RECOMMENDATION: 
A small “boutique” type hotel is appropriate for this area of the City in the Special Area Plan.  
However, the management model deviates somewhat from a strict hotel setup by allowing shared 
use of common areas by guests, including a full kitchen, laundry and living room, with no on-site 
manager.  The applicant has provided a description of the management framework and availability of 
the management team.  This information helps to mitigate concerns to some extent.  However, the 
Board should satisfy itself that there are sufficient assurances in place to prevent undue burden on 
City resources and any potential adverse impacts on neighboring properties.  Staff recommends that 
the Board of Commissioners review the information below and take action on Resolution 2023-41 to 
approve, approve with conditions, or deny.  If the Board adopts Resolution 2023-41, the following 
minimum conditions are recommended: 
 

1. A local business tax receipt is required. 
2. No more than eight (8) guest rooms are allowed with no more than two (2) persons per 

room. 
3. The rear alley access shall be restored per Resolution 2000-23.  A permit for the rear alley 

access driveway shall be obtained.  The completed driveway shall receive a final inspection 
approval prior to approval of a local business tax receipt for the use. 
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4. The property owner or designee (hereafter, “responsible party”) shall be available in a timely 

manner to respond to inspections, complaints, or other problems related to the use of the 
property.  The duties of the responsible party are to: 
a. Provide daily 24-hour availability by telephone at the posted phone number to handle any 

issues arising from the hotel use, 
b. Provide daily 24-hour site response following notification from an occupant, owner, law 

enforcement, or city official to address issues related to the hotel use, 
c. Be authorized to receive service of any legal notice on behalf of the owner for any 

violations of City laws, ordinances, or the terms on this conditional use, 
d. Otherwise regularly monitor the hotel property to assure compliance with City laws, 

ordinances, and the terms of this conditional use. 
5. The owner must provide an affidavit that the following has been prominently posted at the 

main entrance door, each guest room, and in the kitchen: 
a. The name, address and phone number of the responsible party, 
b. The maximum allowable occupancy of the hotel in accordance with the terms of this 

conditional use, 
c. The maximum number of vehicles that can be parked in the designated parking area in 

accordance with the terms of this conditional use, 
d. The noise standard in accordance with the terms of this conditional use,  
e. The days of trash pickup and recycling, and, 
f. The location of the nearest hospital. 

 
PLANNING AND ZONING BOARD RECOMMENDATION: 
The Planning and Zoning Board heard this item at their regular meeting of November 20, 2023 with 
six members in attendance.  The Board voted unanimously to recommend approval of the 
Conditional Use with staff recommended conditions under Resolution 2023-41.  There was no public 
comment. 
 
CURRENT PROPERTY INFORMATION:  

Use of Property: Inn 

Site Features: Main building, parking area 

Vehicle Access: This property gains access from Tarpon Avenue and a rear alley 

 
SURROUNDING ZONING & LAND USE: 

 Zoning: Land Use: 

North: RO (Residential Office) R/OG (Residential/Office General) 

South: T4a (Residential + Retail/Office) CRD (Community Redevelopment District) 

East: T4a (Residential + Retail/Office) CRD (Community Redevelopment District) 

West: T4a (Residential + Retail/Office) CRD (Community Redevelopment District) 
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PLANNING CONSIDERATIONS: 
When considering this application, the following general site conditions, planning concepts, and 
other facts should be noted: 

1. The applicant is proposing to convert an existing owner-occupied inn use to a hotel use with 
off-site management.  Per Table 4F of the SmartCode (Transect-Based Infill Code for the 
Sponge Docks and Community Redevelopment Area), a hotel is allowable by conditional use.  

2. An “inn” is defined as a lodging type, owner-occupied, typically offering 6 to 12 bedrooms, 
permitted to serve breakfast in the mornings to guests.  A “hotel” is a group of lodging units 
exceeding 12 units that may provide services for dining, meeting and recreation (Section 6.1, 
Smartcode). 

3. The proposed use is generally appropriate in the Downtown Gateway Character District of 
the Special Area Plan.  The district is “intended to promote mixed use residential 
development to support the retail along Tarpon Ave.”  The block and corridor surrounding 
the subject property consists of a mix of residential types (single and multi-family) and office 
uses east of Grosse Avenue.  From Grosse Avenue to Ring Avenue, the Downtown Gateway 
adds retail and restaurant uses along the Tarpon Avenue corridor. 

4. The property is a contributing structure in the National and Local Historic Districts and 
continues to maintain its historic architectural integrity as it has undergone adaptive reuse 
from its original single family residential use. 

5. A conditional use approval for the existing inn was adopted under Resolution 2000-23 
(CU#00-02) on May 2, 2000 for a lodging facility in the Residential Office (RO) zoning district.  
The inn use was approved for six guest rooms with the owner/manager occupying the 
seventh bedroom and offered a “continental breakfast only with no cooking facilities in the 
guest rooms.”  Resolution 2000-23 was approved with the following conditions: 
a. Compliance with the Fire Marshal’s letter dated April 5, 2000. 
b. That the paving of 7 parking spaces and the connection to the rear alley be completed by 

September 4, 2000. 
6. The rear alley access driveway required by Resolution 2000-23 was installed and in place 

until approximately 2019 when it was sodded over and fenced with a 12-foot gate to the rear 
alley.  The alley is paved and heavily used by businesses and residents on this block for 
access, parking and waste disposal.  Nine (9) paved parking spaces broken up by two 
unvegetated landscape islands currently exist on the property. 

7. The hotel use proposes eight (8) individual bedroom/bathroom guest units.  The Downtown 
Gateway Character District allows a hotel density of 45 units/acre or up to 15 rooms.  The 
applicant has proposed an occupancy limit of two guests per room. 

8. The structure is sprinkler-protected with smoke alarms, installed for the existing inn. 
9. The applicant has provided information regarding the management framework for this use.  

Highlights include: 
a. Remote on-line and phone bookings and check-in, 
b. 24-hour contact information for management/maintenance staff, 
c. On-site cameras and noise monitors, 
d. Daily visits by management/maintenance staff, 
e. Set of “house rules” provided to guests and postings to provide emergency information 

for guests and for emergency responders, 
f. Use of common full kitchen by up to 16 guests, regulated through provision of “house 

rules,” 
g. Provision of a limited number of bicycles and kayaks for guest use.  
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REVIEW STANDARDS / PROVISIONAL FINDINGS OF FACT: 
Section 209.01 of the Tarpon Springs Land Development Code (LDC) states that the Board shall not 
grant a conditional use unless certain standards are met and proven by competent substantial 
evidence. These standards, along with planning staff’s provisional findings of fact are provided 
below: 
 
1. Conformance with the requirements of the Land Development Code.  
 

Provisional Findings:  The project is located in the Downtown Gateway Character District of the 
City’s Special Area Plan (SAP), and in the T4a Residential + Retail/Office Transect of the Transect 
Infill Code (Smartcode).  The project’s density is compliant with the SAP.  The current parking 
provision is also consistent with Smartcode requirements.  The Smartcode requires use of rear 
alleys for access when they are available.  This alley is improved with paving and regularly used 
by adjacent properties.  Further, Resolution 2000-23 approving the inn required use of the rear 
alley for access.  The rear alley access should be restored.  All other property features are 
compliant with the Land Development Code. 
 

2. The use to which the property may be put is appropriate to the property in question and is 
compatible with existing and planned uses in the area. 

 
Provisional Findings:  The property is currently operating as an inn which is a use allowed by right 
in the T4a transect.  The characteristics of the hotel operation will be very similar to the current 
use with the exception of the on-site manager.  The building is a contributing structure in the 
City’s Local and National Historic Districts.  The proposal of a small “boutique” type hotel in the 
City’s downtown area (also located in the SAP and Community Redevelopment Area (CRA)) is 
appropriate.  The location fronting on Tarpon Avenue, the main mixed use downtown corridor, is 
ideal for this type of use and consistent with the intent of the Downtown Gateway Character 
District: 

“The Downtown Gateway Character District is focused on Tarpon Ave. which is the 
main street for the CRA.  The suggested uses for this district are intended to promote 
mixed use residential development to support the retail along Tarpon Ave.” 

 
The use is compatible with the existing mix of residential, office and retail uses along this 
corridor.  The scale of the use (8 guest rooms) has had no apparent conflicts with the existing 
residential uses to the rear during the operation of the existing inn.  The change to a hotel 
operation of the building is also expected to be consistent with those adjacent residences with 
no significant adverse impacts. 
 
With respect to the appropriateness of the use, staff does have concerns with the operation of 
the hotel itself mainly due to the common amenities being used by multiple guests including a 
full kitchen and laundry facility.  This type of setup is more commonly encountered in a bed and 
breakfast, inn, or boarding house, and is commonly controlled by an on-site owner/manager.  
The applicant’s management of this arrangement is primarily through the notification and 
posting of “house rules” and through the availability of the off-site staff to respond quickly to any 
issues.  Staff is concerned with the potential for undue burden on City resources (law 
enforcement, etc.) and adequate safety measures for the guests (including any children).  The  



CITY OF TARPON SPRINGS 
PLANNING & ZONING DEPARTMENT 

 
#23-58 
Tsantillas 
Page 5 of 6 

 
Board should consider whether this management arrangement is sufficient to handle any 
potential issues of concern to the City. 
 

3. The conditional use is consistent with the goals, objectives and policies of all Elements of the 
City Comprehensive Plan. 

 
Provisional Findings:  The property is located in the Community Redevelopment District Future 
Land Use Map (FLUM) category.  It is located in the City’s Special Area Plan (SAP) Downtown 
Gateway Character District.  As described above in Criterion 2, the proposal of a small hotel is 
very appropriate for this area subject to the appropriateness of the proposed hotel management 
style discussed above in Criterion 2. 
 

4. The conditional use will not result in significant adverse impacts to the environment or 
historical resources. 
 
Provisional Findings:  This property is located in the City’s National and Local Historic Districts.  
There is no proposal to make structural alterations on the property.  The continued adaptive 
reuse of this structure, originally a single family residence, is consistent with the Historic District 
standards, and, with the continued viability and integrity of this contributing building.  The City’s 
Historic District Design Review Guidelines Manual (DRGM) and the City’s Smartcode require the 
use of rear alleys for vehicular access when such are available.  The rear alley is improved with 
paving and available to serve this property.  Vehicular access connection was required under 
Resolution 2000-23 for the existing inn.  The connection has since been removed and it should be 
restored.  The property is not located within an environmentally sensitive area. 
 

5. The conditional use will not adversely affect adjoining property values. 
 
Provisional Findings:  The change in operation of the property from an inn to a hotel with the 
same number of rooms, is not expected to have any discernible effect on property values.  The 
Board should satisfy itself that there are sufficient measures in place to ensure that the hotel 
management and operation does not result in chronic adverse impacts to the neighborhood. 
 

6. The conditional use will not adversely impact nor exceed the capacity or the fiscal ability of the 
City to provide available public facilities, including transportation, water and sewer, solid 
waste, drainage, recreation, education, fire protection, library service and other similar public 
facilities. 

 
Provisional Findings:  The property is currently served with all City facilities.  The current density 
of seven rooms will increase to eight rooms, but is still well under the allocated density of 15 
rooms.  If approval is granted, staff recommends a condition memorializing the applicant’s 
proposal of eight rooms with a 16-person limit at full hotel occupancy.   
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7. The conditional use shall provide for efficient and orderly development considering the impact 

upon growth patterns and the cost to the City to provide public facilities.  
 
Provisional Findings:  The project represents efficient and orderly development by continuing the 
adaptive reuse of a contributing historic structure in the City’s downtown core that is already 
served with City facilities.   
 

8. The public health, safety, and welfare shall be observed with any reasonable conditions 
necessary.  
 
Provisional Findings:  The proposed project is not expected to adversely affect the public health, 
safety, and welfare and will be required to meet all applicable codes.  It is noted that upon 
application for a local business tax receipt, the Fire Marshal will inspect the property to confirm 
continued compliance with current codes.    

 
TECHNICAL REVIEW COMMITTEE (TRC) REVIEW: 
The Technical Review Committee (TRC) reviewed this project at their meeting of June 1, 2023.  The 
applicant submitted additional information in response to TRC comments and the application was 
subsequently deemed complete and ready for further processing. 
 
PUBLIC CORRESPONDENCE: 
Notices were sent to property owners within 500 feet of the subject property. Staff received one 
inquiry regarding the potential for a boarding house operation at this site. 
 
ATTACHMENTS: 
1. Staff Presentation 
2. Draft Resolution #2023-41 
3. Applicant Slide Presentation/Narrative 
4. Survey 
5. Site Plan 
6. Resolution 2000-23 





















































































T
E

R
M

IN
U

S
 S

U
R

V
E

Y
IN

G

SURVEYING
TERMINUS 

LLC.

T
E

R
M

IN
U

S
 S

U
R

V
E

Y
IN

G

Survey not valid without the electronic signature
and seal of a Florida Surveyor & Mapper

MICHAEL P MOONEY 

2023.04.10 07:23:11 

-04'00'











 

1 
 

RESOLUTION NO. 2023-41 
 

A RESOLUTION OF THE BOARD OF COMMISSIONERS OF THE CITY 
OF TARPON SPRINGS, FLORIDA, APPROVING APPLICATION #23-58 
REQUESTING CONDITIONAL USE APPROVAL TO ALLOW FOR A 
HOTEL WITHIN AN EXISTING BUILDING AT 427 EAST TARPON 
AVENUE, IN THE T4A RESIDENTIAL + RETAIL/OFFICE TRANSECT 
OF THE SPECIAL AREA PLAN; PROVIDING FOR FINDINGS; 
PROVIDING FOR CONDITIONS; AND PROVIDING FOR AN 
EFFECTIVE DATE. 
 

WHEREAS, the City of Tarpon Springs has received an application for a 
Conditional Use to allow for a hotel within the existing building on property 
located at 427 East Tarpon Avenue in the T4a (Residential + Retail/Office) 
transect of the Special Area Plan; and, 

 
WHEREAS, Table 4F of the Transect-Based Infill Code for the Sponge  

Docks and Community Redevelopment Area allows hotels within the T4a 
transect zone by conditional use; and, 
 

WHEREAS, the Planning and Zoning Board held a public hearing on this 
application at its meeting of November 20, 2023; and, 
 
 WHEREAS, the Board of Commissioners must approve, deny or approve 
subject to conditions, each application for conditional use approval; and, 
 

WHEREAS, written legal notice of this action has been provided in 
accordance with Article XII of the Comprehensive Zoning and Land Development 
Code. 
 

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF 
COMMISSIONERS OF THE CITY OF TARPON SPRINGS, FLORIDA, THAT: 
 
SECTION 1: FINDINGS 
 
Application #22-58 meets the criteria for approving a Conditional Use as set forth 
in Section 209.01 of the Land Development Code.   
 
SECTION 2: CONDITIONAL USE APPROVAL    
 
Application #22-58 under Resolution 2023-41, requesting Conditional Use 
approval to allow a hotel within the existing building at 427 East Tarpon Avenue 
in the T4a transect is approved with the following conditions: 
 

1. A local business tax receipt is required. 
2. No more than eight (8) guest rooms are allowed with no more than two (2) 

persons per room. 
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3. The rear alley access shall be restored per Resolution 2000-23.  A permit 
for the rear alley access driveway shall be obtained.  The completed 
driveway shall receive a final inspection approval prior to approval of a 
local business tax receipt for the use. 

4. The property owner or designee (hereafter, “responsible party”) shall be 
available in a timely manner to respond to inspections, complaints, or 
other problems related to the use of the property.  The duties of the 
responsible party are to: 
a. Provide daily 24-hour availability by telephone at the posted phone 

number to handle any issues arising from the hotel use, 
b. Provide daily 24-hour site response following notification from an 

occupant, owner, law enforcement, or city official to address issues 
related to the hotel use, 

c. Be authorized to receive service of any legal notice on behalf of the 
owner for any violations of City laws, ordinances, or the terms on this 
conditional use, 

d. Otherwise regularly monitor the hotel property to assure compliance 
with City laws, ordinances, and the terms of this conditional use. 

5. The owner must provide an affidavit that the following has been 
prominently posted at the main entrance door, each guest room, and in 
the kitchen: 
a. The name, address and phone number of the responsible party, 
b. The maximum allowable occupancy of the hotel in accordance with the 

terms of this conditional use, 
c. The maximum number of vehicles that can be parked in the designated 

parking area in accordance with the terms of this conditional use, 
d. The noise standard in accordance with the terms of this conditional 

use,  
e. The days of trash pickup and recycling, and, 
f. The location of the nearest hospital. 

 
SECTION 3:  EFFECTIVE DATE 
 
This Resolution shall be effective upon adoption in the manner provided by law. 
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