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August 5, 2026 

VIA CAMINO ONLINE PORTAL 
To: City of Pompano Beach   
Planning and Zoning Department  
100 West Atlantic Blvd  
Pompano Beach, FL 33060  
 

 RE:  Narrative – Variance Request 
  Address: 3200 Dover Road, Pompano Beach, FL 33062 
  Parcel ID: 484329050810 

To Whom It May Concern,  

 This firm represents the owners (collectively, the “Applicants”) of the property located at 
3200 Dover Road, Pompano Beach, FL 33062 (the “Property”). This narrative is offered in tandem 
with the variance application submitted by the Applicants to explain the circumstances upon which 
a variance from Section 155.4303(P)(3)(b) of the City of Pompano Beach’s Municipal Code of 
Ordinances (the “Code”) is requested. Specifically, the Applicants seek a variance from Section 
155.4303(P)(3)(b), which governs the required street side lot line setbacks that must be maintained 
for any proposed attached garage structure. 

Property Information and Project Details 

The approximately 0.32-acre Property is located at the terminus of Dover Road and N. 
Riverside Drive and is situated on a canal with direct access to the Intracoastal Waterway. The 
Property is within the City of Pompano Beach (the “City”) Single-Family Residence (RS-2) zoning 
district and is subject to the development standards in Section 155.3203. 

 Although the Property fronts Dover Road, it also abuts N. Riverside Drive along its west 
property line. Pursuant to Section 100.01(A)(2)(b) of the Code, entitled “Minimum Right-of-
Way,” the minimum required width of rights-of-way for residential streets such as N. Riverside 
Drive is fifty (50) feet. As a result, the Property does not have a standard square or rectangular lot 
configuration. Instead, the lot is irregularly shaped and resembles a boot, as illustrated below. 
Together, these conditions limit the buildable area and influence where potential improvements 
may be placed in accordance with Code requirements. 
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The Applicants are proposing to construct an attached two-story addition to the current 
single-family structure. The first floor will be an expansion of the principal structure and will be 
utilized as a five-hundred ninety-two (592) square foot garage. This expansion will transform the 
present one-car garage into a two-car garage that is separated by a support beam and stem walls in 
the front.

Stacked directly on top of the garage addition will be an eight-hundred forty-eight (848) square 
foot accessory dwelling unit. This unit will include a bedroom, kitchenette, and bathroom and will 
function as a mother-in-law suite that is expressly permitted by right within RS-2 zoning districts. 
§ 155.4303(A)(1)-(3), Code.

The second-floor accessory dwelling unit will only be accessed through an interior
stairwell located at the rear of the newly expanded garage which will also have an entry way to 
access the backyard area. The principal structure expansion (the garage) and the accessory 
dwelling unit will be collectively referred to as the “Addition”. The proposed Addition will 



 

3 
Abrams Law Firm, P.A.          888 SE 3rd Ave., Suite 400, Fort Lauderdale, FL 33316        954-332-2358 

 
 

measure approximately sixteen (16) feet in width by forty-five (45) feet in length. See Site Plan, 
Exhibit A. 

 In accordance with RS-2 zoning district regulations, the Property must comply with the 
minimum following setback requirements: Front Yard – 25 feet, Street Side Yard – 15 feet, 
Setback from a Waterway or Canal – 25 feet, and Interior Side Yard – 7.5 feet. However, because 
the Applicants are intending to construct a garage, the structure is subject to following more 
restrictive setbacks set forth in Sec. 155.4303(P)(3)(b) of the Code which states, “A garage or 
carport, including attached and unattached, shall be located at least 20 feet from the street side lot 
line." 

 Currently, the Property meets all the required setbacks; however, the proposed Addition 
would encroach into the required west street side yard setback. Accordingly, the Applicants are 
requesting a variance of up to fifteen (15) feet to permit the proposed Addition. The requested 
variance is not uniform along the length of the proposed Addition. As previously noted, the 
Property is an irregular shaped lot, and the greatest encroachment would occur at the northern end 
of the Addition, where the west property line is closest to the proposed structure. As the west 
property line angles away from the residence toward the south, the required variance progressively 
decreases because the distance between the proposed Addition and the property line increases.  

Review Standards 

The Code provides that “[t]he purpose of a Variance is to allow certain deviations from 
standards of this Code when the landowner demonstrates that, owing to special circumstances or 
conditions beyond the landowner's control (such as exceptional topographical conditions or the 
narrowness, shallowness, or shape of a specific parcel of land), the literal application of the 
standards would result in undue and unique hardship to the landowner and the deviation would not 
be contrary to the public interest. Variances are to be sparingly exercised and only in rare instances 
and under exceptional circumstances to relieve undue and unique hardships to the landowner. No 
change in permitted uses or increases in maximum allowable density may be authorized by 
variance.” § 155.2420(A), Code.  

Per Section 155.2420(D) of the Code, a variance application shall be approved only upon 
a finding that there is “competent substantial evidence” in the record that all of the following 
standards are met:  

 (a) There are extraordinary and exceptional conditions (such as topographic 
conditions, narrowness, shallowness, or the shape of the parcel of land) 
pertaining to the particular land or structure for which the Variance is 
sought, that do not generally apply to other lands or structures in the 
vicinity;  

(b) The extraordinary and exceptional conditions referred to in paragraph 
a., above, are not the result of the actions of the landowner;  
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(c) Because of the extraordinary and exceptional conditions referred to in 
paragraph a., above, the application of this Code to the land or structure for 
which the Variance is sought would effectively prohibit or unreasonably 
restrict the utilization of the land or structure and result in unnecessary and 
undue hardship;

(d) The Variance would not confer any special privilege on the landowner 
that is denied to other lands or structures that are similarly situated; 

(e) The extent of the Variance is the minimum necessary to allow a 
reasonable use of the land or structure;

(f) The Variance is in harmony with the general purpose and intent of this 
Code and preserves its spirit;

(g) The Variance would not adversely affect the health or safety of persons 
residing or working in the neighborhood, be injurious to property or 
improvements in the neighborhood, or otherwise be detrimental to the 
public welfare; and

(h) The Variance is consistent with the comprehensive plan.”

The Applicants respectfully submit that each of the above criteria is met. 

(a) There are extraordinary and exceptional conditions (such as topographic conditions, 
narrowness, shallowness, or the shape of the parcel of land) pertaining to the particular land 
or structure for which the Variance is sought, that do not generally apply to other lands or 
structures in the vicinity.

The Applicants request approval of the variance because of the extraordinary and 
exceptional conditions that are particular to the Property. Here is a photograph of the Property 
compared to the adjacent lots: 
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As is shown above, the Property does not have a standard square or rectangular shape that 
is typical of the neighboring lots. The Property is the only property in that photograph with a boot-
shaped lot. The following paragraphs provide a history of the Property and how its shape has 
changed over time. 

When the Property was formally platted in 1946, its configuration was consistent with the 
surrounding properties and maintained a general rectangular shape. See Plat, Exhibit B. At that 
time, N. Riverside Drive, formerly known as Del Faro Drive, extended to the canal. The Property 
maintained this original configuration when the existing single-family residence was constructed 
in 1955. 

The Property’s configuration did not change until 1991, when the City adopted an 
ordinance abandoning a portion of N. Riverside Drive, which is attached hereto: see Ordinance, 
Exhibit C. This action added land to both the Property and the property to the west, creating the 
Property’s current boot-shaped configuration. The abandonment occurred twenty-one (21) years 
before the Applicants purchased the Property in 2012. 

Because the remaining portion of N. Riverside Drive abutting the Property is still actively 
used as a right of way, the Applicants are unable to request that the City abandon this area, and the 
City cannot lawfully do so. Therefore, the Applicants must adhere to Section 100.01(A)(2)(b) of 
the Code. This provision in the Code states that because N. Riverside Drive is a residential street, 
the width shall not be less than fifty (50) feet. Although the Property appears to be wider, the swale 
area contributes to the ROW width requirement and is not actually owned by the Applicant and 
therefore is not buildable area. § 100.40(B), Code (explaining that swales are included in right-of-
way). 

This ROW requirement is in addition to the RS-2 development standards, including the 
applicable twenty (20) foot garage setback requirement, with which the Property must comply. 
Together, these requirements limit the improvements that the Applicants are permitted to make on 
the Property. 

Along with the conditions outlined above that predate the Applicants’ ownership, the 
Applicants’ setback requirements are specific to corner lots that abut a street. If the Property were 
situated between two residential lots and not N. Riverside Drive, for example, then any new 
developments would follow the interior side yard setback that is seven and a half (7.5) feet. 
Because the Property is on a corner lot and adjacent to a street, it is obligated to follow the street 
side yard setback at fifteen (15) feet, which is not generally applicable to most of the neighboring 
properties within the vicinity. Moreover, the Code mandates that garage additions that are 
constructed on street side lots must have a setback of twenty (20) feet, which is five (5) extra feet 
due to the use and the Property’s location on a corner lot which is also not generally applicable. 

(b) The extraordinary and exceptional conditions referred to in paragraph a., above, are not the 
result of the actions of the landowner 
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The extraordinary and exceptional conditions referred to in paragraph (a) are not self-
created and are not the result of any action by the Applicants. The conditions stem from the ROW 
abandonment by City ordinance in 1991, attached hereto as Exhibit C and described in more detail 
above, and Code regulations that were adopted well before the Applicants purchased the Property. 

In addition, the Applicants have also modified the proposed Addition design to reduce its 
size in effort to minimize the extent of the requested variance while still allowing for the 
development of the desired structure.

(c) Because of the extraordinary and exceptional conditions referred to in paragraph a., above, 
the application of this Code to the land or structure for which the Variance is sought would 
effectively prohibit or unreasonably restrict the utilization of the land or structure and result 
in unnecessary and undue hardship.

Because of the extraordinary and exceptional conditions affecting the Property, including 
the lot shape and the increased street side yard setback resulting from an adjacent ROW, strict 
application of the Code would significantly restrict the Applicants’ ability to construct the 
Addition.

There is no other feasible location on the Property to construct the proposed Addition 
without encroaching upon another required setback. The Applicants are proposing an Addition 
that is aligned with and flush with the principal building to maintain a functional and cohesive 
residential design. As depicted in the Broward County Property Appraiser’s illustration below, the 
existing structure is already located at the minimum required fifteen (15) foot setback per the RS-
2 zoning regulations, leaving no opportunity to expand the residence without requiring additional 
relief from applicable Code requirements.

15 feet from Property Line Inwards

Alternative placement of the proposed improvement would not eliminate the hardship 
created by the Property’s constraints. For example, a detached accessory structure could only 
potentially be placed at the southwest portion of the Property, which would also encroach into the 
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required rear setback and require relief through a variance. Even with complete redesign that 
staggers the Addition from the principal structure will result in rear setback encroachments. There 
is no feasible location on the Property where the Applicants can construct the proposed Addition 
while complying with all Code requirements. 

Therefore, strict application of the Code would unreasonably restrict the utilization of the 
Property and result in unnecessary and undue hardship.  

(d)  The Variance would not confer any special privilege on the landowner that is denied to 
other lands or structures that are similarly situated. 

Granting the requested variance would not confer a special privilege upon the Applicants 
that is denied to other similarly situated properties. Rather, the requested relief is necessary to 
address the unique physical characteristics of the Property while allowing the Applicants to 
construct an Addition to the Property.  

The Board has previously approved variances to setback requirements for residential 
improvements where the applicable variance criteria were satisfied. For example, in 1995, the 
owners of the property located at 2307 N. Riverside Drive, Pompano Beach, FL 33062, were 
granted relief from the required 7.5-foot side yard setback to construct a second-story addition. 
The same property also received approval for a variance from the required twenty-five (25) feet 
front yard setback to accommodate a garage addition, and a variance to maintain a twenty-two (22) 
foot rear setback rather than twenty-five (25) feet. See Exhibit D. These prior approvals 
demonstrate the Board's consistent application of the variance process to residential properties 
where site-specific circumstances warranted relief.  

Likewise, the Applicants seek only the minimum relief necessary to reasonably utilize their 
Property in light of its unique dimensional constraints. Granting the requested variance would 
therefore be consistent with the Board's prior actions and would not confer a special privilege 
unavailable to other similarly situated property owners. 

(e) The extent of the Variance is the minimum necessary to allow a reasonable use of the land 
or structure 

The extent of the requested variance of fifteen (15) feet to the required twenty (20) foot 
setback is at minimum necessary to allow reasonable use of the Property and accommodate the 
proposed Addition. The Applicants are not requesting relief beyond what is absolutely necessary 
to address the constraints created by the Property’s irregular shape and the street side yard setback 
requirement. 

Although the Applicants are requesting a variance of up to fifteen (15) feet, the requested 
relief is limited to only a portion of the proposed Addition. As outlined above, the greatest 
encroachment occurs only at the northern end of the proposed Addition, where the irregularly 
shaped west property line is closest to the structure. As the west property line angles away from 
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the residence towards the south, the encroachment progressively increases while the required 
variance progressively decreases.  

 Furthermore, the Applicants have modified the proposed design to reduce the size of the 
Addition in an effort to minimize the extent of the requested variance while still allowing for a 
reasonable residential improvement. The requested variance represents the minimum relief 
necessary to allow reasonable use of the Property. 

(f) The Variance is in harmony with the general purpose and intent of this Code and preserves 
its spirit 

The Applicants have intentionally designed the Addition in a way that is consistent and 
harmonious with the purpose and intent of the Code. The Addition is a residential improvement to 
an existing single-family residence within the RS-2 zoning district and is consistent with the 
established residential character of the surrounding neighborhood. The requested variance does 
not change the permitted use of the Property, increase residential density, or introduce a use that 
is incompatible with the surrounding area. 

The purpose of the setback requirement is to promote orderly development and maintain 
appropriate separation between structures. As noted above, the ROW abutting the Property is 
required to have a fifty (50) foot minimum width which also includes the swale area that is adjacent 
to the Property. This swale provides an approximate fifteen (15) foot grassy area that creates 
additional visual separation between the Property and the adjacent ROW.  

 Even though the Addition will encroach upon the setback by fifteen (15) feet, the overall 
separation between the Addition, ROW, and neighboring Property will remain consistent with the 
intent of the setback requirements. 

Alongside this, the Board previously recognized that limited setback relief for residential 
improvements may be appropriate where site-specific conditions warrant such relief. For example, 
the neighboring property located at 2307 N. Riverside Drive received a variance to construct their 
second story addition at four point four (4.4) feet setback opposed to the required seven point five 
(7.5) feet side setback. Both the Applicants’ variance request and the previously approved variance 
seek relief from the applicable setback requirements. The City has previously determined that a 
reduction in the required setback was appropriate under comparable circumstances. The 
neighboring property’s variance approval is attached hereto as Exhibit D. The reduction is 
consistent with the general purpose and intent of the Code, and is consistent with relief given to 
neighboring property owners in the past. 

(g) The Variance would not adversely affect the health or safety of persons residing or working 
in the neighborhood, be injurious to property or improvements in the neighborhood, or 
otherwise be detrimental to the public welfare 
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The proposed Addition will not adversely affect the health or safety of persons residing or 
working in the neighborhood, or be injurious to property or improvements in the neighborhood, or 
otherwise be detrimental to the public welfare. 

The Addition is a simple addition to the existing residential structure and does not introduce 
a new use, increase the density, or create impacts beyond those typically associated with residential 
development. The Property is located at the end of the intersecting streets (Dover Road and N. 
Riverside Drive) and is situated along the canal, which limits through traffic. The Addition will 
not create additional traffic or safety concerns. 

The proposed improvements will help beautify the Property and the surrounding area 
through the installation of new trees within the Property. The potential location of the proposed 
trees is represented on the site plans, see Exhibit A. 

(h) The Variance is consistent with the comprehensive plan 

The requested variance is consistent and does not conflict with the goals, objectives, and 
policies of the City’s Comprehensive Plan. 

The Comprehensive Plan promotes a range of residential development forms, including 
flexible setback arrangements. Policy 01.07.04 directs the City, through ongoing updates to its 
land development regulations, to consider various housing types and residential lots "including 
single family, cluster homes, zero lot line, staggered setbacks and zipper lots, coach houses, 
townhouses, stacked townhouses, courtyard buildings, terraced buildings and sculptured towers." 
Because the Plan expressly contemplates reduced and non-standard setbacks such as zero lot line 
and staggered setbacks, the requested reduced setback, which will allow new development on the 
Property, is consistent with the Plan's intent. The mother-in-law suite addition allows for more 
efficient use of an already-developed property in an established neighborhood, consistent with 
urban infill principles. This maximizes utilization of existing infrastructure rather than sprawling 
development in accordance with the Comprehensive Plan. 

Conclusion 

 The Applicants respectfully request a variance from Section 155.4303(P)(3)(b) of the 
Code, that requires a minimum side street yard setback of twenty (20) feet from the lot line to the 
proposed garage addition. The Applicant is proposing to develop an Addition which is permitted 
within the Code, to the single-family residence that would encroach on the required setback, 
necessitating a fifteen (15) foot variance on the west side of the Property. All other development 
standards can be met. Moreover, the request is not a result of an action made by the Applicants. 
The Property abuts a public ROW that was partially abandoned that contributed to the irregular 
shape of the Property. Granting the variance is consistent with requests that have been previously 
made and is not considered a special privilege.  
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The proposed Addition is harmonious with the surrounding areas and will not adversely 
affect the surrounding neighborhood. The Applicant is willing to accommodate additional trees on 
the Property to promote greenery that is aesthetically and environmentally pleasing.  

Thank you in advance for your time and attention to this matter. If you have any questions, 
or if I may be of assistance, my office is available by phone or e-mail at your convenience.   

 

 Sincerely,  
 
/s/ Ryan A. Abrams     
Ryan A. Abrams, Esq. 
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