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July 7, 2021 

 

Zoning Board of Appeals (“Board”) 

100 West Atlantic Blvd. 

Pompano Beach, FL. 33060 

 

RE: Special Exception Narrative 

Second Chance Recover Housing, Inc. (the “Applicant”) 

2781 NE 2nd Ave, Pompano Beach, FL. 33064 (the “Property”) 

 

Dear Board Members, 

 

Please accept this document as a justification letter and narrative in support of the Applicant’s 

application for Special Exception pursuant to Section 155.2406 of the City’s Zoning Code.1 The 

Applicant respectfully seeks to use the Property as a “Family Community Residence,” (the 

“Intended Use”) as that term is defined under 155.4202(H)(2). The Intended Use is consistent with 

single family use in the area and will fulfill a need for long term (1+ year) living arrangement for 

people with disabilities.  The supportive interrelationship between residents will be an essential 

component and is intended to emulate a single functional family.   

 

INTENDED USE AND COMPATIBILITY 

 

A Family Community Residence is defined in the Code as a “community residence that provides 

a relatively permanent living arrangement for people with disabilities where, in practice and under 

its rules…does not limit how long a residence may live there.  The intent is for residents to live in 

a family community residence on a long-term basis.”  The Applicant seeks to use the Property for 

permanent housing for a small group of individuals (nine or less) who are recovering from 

substance abuse. The individuals will live as a single functional family and will support each other 

in recovery.  The use will strictly be residential, and no services will be provided.  It will emulate 

and be the same in all relevant respects as neighboring single-family residences.2 

 
1 This narrative replaces the previous version submitted on April 28, 2021.   

 
2 The FHA's reasonable accommodation requirement requires cities to ensure that zoning restrictions of 

residential uses do not discriminate against persons based solely on a handicap, such as drug or alcohol 

addiction and provides a reasonable accommodation if needed to ensure equal treatment. Schwarz v. City of 

Treasure Island, 544 F. 3d 1201 (11th Cir. 2008) (holding that accommodation of zoning is required if it did 

not take out an essential component of the zoning scheme, and the city could not disallow halfway house when 

the zoning allowed multi-family apartments). 
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The future land use map designation for this location is Residential Low. The Future Land Use 

Element of the City’s Comprehensive Plan recognizes a need for “Special Residential Facilities” 

for individuals requiring treatment, care, rehabilitation or education.  Such facilities provide a 

“family living environment including supervision and care necessary to meeting the physical, 

emotional and social needs of the individuals.”  (Future Land Use Element, p 131).  The 

Comprehensive Plan expressly permits these uses “within the residential land use category.”  (p. 

131).  Second Chance Recovery Housing meets this recognized need by providing long term, 

permanent housing for individuals who are rehabilitating from drug and/or alcohol addiction. 

 

The Property complies with all applicable zoning standards. Pursuant to Section 155.4202(H)(3), 

with the Property’s RS-3 Zoning, a family community residence is allowed by right when:  

 

(i) it is at least 660 linear feet from the closest existing community residence housing four 

or more individuals or recovery community as measured from the nearest property line 

of the proposed community residence to the nearest property line of the closest existing 

community residence; and 

 

(ii) The operator or applicant is licensed or certified by the State of Florida to operate the 

proposed community residence, has certification from an appropriate national 

accrediting agency, or has been recognized or sanctioned by Congress to operate the 

proposed residence such as Oxford Home.  

 

SPECIAL EXCEPTION CRITERIA 

 

The City has informed the Applicant that the Property is located approximately 467 feet from an 

existing Community Residence located at 2701 NE 1st Terrace (“2701”). See Exhibits A and B.  

If true, the Property will require a special exception approval pursuant to 155.4202(H)(3)(i), above. 

 

It is important to note that 2701 is categorized on the owner’s business tax receipt and zoning use 

certificate application as an “assisted living facility” by the City.  See Exhibit C.  The Applicant 

respectfully disputes Staff’s determination that the other use at the 2701 is a community residence.  

Under the Definitions section of the Code, “Assisted Living Facilities…are not community 

residences.” 

 

In any event, the Applicant’s use of the Property satisfies the criteria applicable when only distance 

is at issue.   There are two (2) applicable criteria set forth in Sec. 155.2406 E. I, each addressed 

separately below. 

 

a. The applicant demonstrates that the proposed community residence will not interfere with the 

normalization and community integration of the residents of any existing community residence 

or recovery community and that the presence of other community residences or recovery 

communities will not interfere with the normalization and community integration of the 

residents of the proposed community residence, and 
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The proposed use is generally no different in appearance than other single-family homes in the 

community.  See Exhibit D.  Individuals reside there long term as their primary home.  The only 

relevant distinction is the status of persons living there – recovering from substance abuse 

disorders.  Recovering substance abusers are persons with disabilities and are protected under the 

Fair Housing Act and the ADA.  They are required to be treated the same as any other single-

family use in the RS-3 zoning district. 

 

The use of this Property as a Family Community Residence will not interfere with the other 

residence at 2701.  The other residence is on a different block and street.  Even if they were right 

next to each other, the respective uses are not incompatible or conflicting.  Mona’s Group Home 

is a group home for mentally and physically disabled persons (See Exhibit C) whereas the 

Intended Use of the Property is for individuals recovering from substance abuse.  There is no 

apparent conflict here.  These uses could not have any conceivable negative impact on each other.   

  

b. The applicant demonstrates that the proposed community residence in combination with any 

existing community residences and/or recovery communities will not alter the residential 

character of the surrounding neighborhood by creating an institutional atmosphere or by 

creating or intensifying an institutional atmosphere or de facto social service district by 

concentrating or clustering community residences and/or recovery communities on a block 

face or in a neighborhood. 

The Property will continue to function in a manner which is consistent and compatible with the 

general character of the surrounding lands and permitted uses. As a family community residence, 

the Property houses persons needing treatment and/or rehabilitation services in a manner consistent 

with familial residential living. 

 
The Property is located in an RS-3 Zone, which explicitly allows for family community residences. 

The Property as currently used is virtually indistinguishable from the surrounding residences. The 

character of the home will remain consistent and will in no way negatively impact the general 

character of the neighborhood. The Intended Use will not alter the residential character of the 

surrounding neighborhood because a community residence is a residential use, as expressly stated 

in the Code.  The Property will continue to maintain safe ingress and egress, as well as traffic flow. 

The safety of the community’s streets will be maintained at its current level.  

 

Because the Property caters to the long-term residential living, it has the look and feel of a single-

family home and does not stand out of its surroundings. The residents are respectful of their home 

and the neighborhood, and do not congregate in sight of the neighbors and do not create an 

institutional feel. There have been no incidents with the neighbors, there is no litter or refuse in or 

around the Property and the Property, generally, conforms with the surrounding community.  

 

The other alleged community residence within 660 feet, Mona’s Group Home, similarly looks just 

like a normal single-family home.  See Exhibit E.  There is no risk of creating an institutional 

atmosphere when the use appears just like any other single-family home.  Given the familial living 

environment with these uses, there will not be any appearance of clustering of community 

residences. 
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CONCLUSION 

 

As noted, the Property currently houses residents in need of the rehabilitation in a supportive 

setting. There have been no issues with the Property or the residents – the Property as currently 

used blends into the community at large. For the duration of the time the Property has been used 

as a family community residence it has functioned similarly to a residential home in both character 

and appearance. The intensity and density of the Property will not change and will have the same 

impact as all other residences within the community. 

 

The Property is well-maintained and well kept, and the granting of a special exception will have 

no negative impact on the neighboring lands. The neighboring lands will see no reduction in either 

property value or use if the special exception is granted.  

 

At the time of this writing, the Applicant has submitted an application to the Florida Association 

of Recovery Residences (“FARR”) for certification. The application for FARR certification is 

expected to be granted very soon. As such, the Applicant expects to become compliant with 

155.4202(H)(3)(ii) by the time this matter is heard by the Board or very soon thereafter.  The 

applicant would consent to make FARR certification a condition of approval by the Board.  

 

For the above reasons, is respectfully requested that the Board grant the Applicant’s application 

for Special Exception. 

 

Sincerely, 

 

        /s/ Ryan Abrams 

        Ryan Abrams, Esq. 

        FOR THE FIRM 

  



 
 

EXHIBIT A 



From: Daniel Keester
To: Ryan Abrams; Scott Reale
Cc: Martha Lawson; Tania LaFrance
Subject: RE: Special Exception Application for Second Chance Recover Housing, Inc.
Date: Thursday, May 20, 2021 4:08:49 PM
Attachments: image006.png

Ryan, the Single-family home that is less than 660 feet away is “Mona’s Group Home.”  Although, the
BTR classification is an “Assisted Living Facility,” that is not an “assisted living facility” as defined in
the City’s Zoning code.  There are some single-family homes that have been issued BTR’s as “Assisted
Living Facilities,” but the BTR Categories do not always align with the zoning use definition.  The
“community residential homes” that are fewer than 14 residences identified in the state statute,
licensed by the various state agencies of Florida, fall under the category of the “Community
Residence.” 
 
I hope this helps.  If you’d like to discuss, or have any additional questions, please let us know. 
 
 

Please be advised the hours of operation for City Hall is: Monday – Thursday, 7 AM – 6 PM. 
 

From: Ryan Abrams <rabrams@abrams-law.com> 
Sent: Thursday, May 20, 2021 3:39 PM
To: Scott Reale <Scott.Reale@copbfl.com>; Daniel Keester <Daniel.Keester@copbfl.com>
Cc: Martha Lawson <Martha.Lawson@copbfl.com>; Tania LaFrance <tania@abrams-law.com>
Subject: RE: Special Exception Application for Second Chance Recover Housing, Inc.
 
Hi Scott and Daniel,
 
I wanted to follow up regarding this special exception application.  I recall hearing that the other
property that is within 650 FT of the 2781 property is an ALF.  Is that accurate?
 
Sincerely,
 
Ryan A. Abrams, Esq.
Founder and Managing Attorney 
Abrams Law Firm, P.A.
888 SE 3rd Ave., Suite 400
Fort Lauderdale, FL 33316
Office: 954-332-2358
Direct: 954-406-0280
Cell: 305-775-5958
Email: rabrams@abrams-law.com

mailto:Daniel.Keester@copbfl.com
mailto:rabrams@abrams-law.com
mailto:Scott.Reale@copbfl.com
mailto:Martha.Lawson@copbfl.com
mailto:tania@abrams-law.com
http://pompanobeachfl.gov/
mailto:rabrams@abrams-law.com



 
 

EXHIBIT B 





 
 

EXHIBIT C 



Home

Contact Us

About This Site

Medicaid Waivers

Provider Search

User Guide
Acronyms and Terms

Service Descriptions

Source of Information

Supporting Organizations

Related Links

Provider Information

Provider: METTHEN, INC
MONA'S GROUP HOME, JONADAV 
GROUP HOME

Address: 5031 HERON CT
COCONUT CREEK FL 33073

County: Broward
APD Region: Southeast
Review Date: 12/14/2020

Overall Performance Score: 88.6 %
Life Skills Development 1 

(Companion): Not reviewed

Residential Habilitation
Standard: 91.8 %

Background Screening: 7/7
Staff Training : 42/45

Health and Safety: 7/9

New Search

© 2005 - 2021 Sponsored by Delmarva Foundation and 
the State of Florida Agency for Health Care Administrationalth Care Administration

in cooperation with Agency for Persons with Disabilities

Page 1 of 1Provider Information

6/28/2021https://flddresources.qlarant.com/ProviderInformation.aspx?providerID=16002696281167...



























 
 

EXHIBIT D 















Sent from my iPhone



VIEW ACCROSS THE STREET FROM 2781 NE 2 ST



 
 

EXHIBIT E 



2701 NE 1ST TERR
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