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Orange Park, Florida 

April 19, 2016 

The meeting of the Orange Park Town Council was called to order in the Town Hall Council 

Chambers at 7 p.m. with Mayor Gary Meeks presiding.   

Other Councilmen present were Vice-Mayor Eugene Nix, Councilman J.B. Renninger, 

Councilman Scott Land, and Councilman Steve Howard. Also in attendance were Town Manager 

Jim Hanson, Economic and Community Development Director Stephen Smith, Interim Fire Chief 

Al Barker, Police Chief Gary Goble, Town Planner Tony Robbins, Attorney Sam Garrison of 

Kopelousos, Bradley & Garrison and Town Clerk Sarah Campbell.  

The invocation was given by Councilman Land followed by the Pledge of Allegiance. 

 PROCLAMATION IN SUPPORT OF LABORATORY WEEK 

Councilman Howard moved to approve the proclamation in support of Laboratory Week.  Vice-

Mayor Nix seconded the motion which passed 5 to 0.  

AUDIENCE COMMENTS 

Mr. Kenny Radwanski, 2061 Azalea Lane, gave a tribute to John Nelson, who recently passed 

away.   He congratulated Chief Barker on his appointment to Fire Chief for the Town and Mr. 

Smith for being appointed as the new Economic and Community Development Director.   

Ms. Sandra Staudt-Killea, 2537 Holly Point Road West, stated recent comments made by the 

Council calling non-profits freeloaders was inappropriate.  She stated many non-profits consist of 

service organizations, sports club, hospitals and churches.   

Mr. Frank Ricketts, 2253 Marcia Court, stated he has concerns regarding administrative oversight.  

He stated the Moosehaven PUD application was unsigned, undated and incomplete.  He questioned 

how the PUD advanced this far with its incompleteness.  He stated in March 2012 he brought up 

the validity of ordinance 02-12 due to the lack of public notice.  He questioned Moosehaven’s 

water and sewer usage and recommended they be audited.   

APPROVAL OF MINUTES FROM THE SPECIAL MEETING DATED MARCH 29, 2016 

Councilman Renninger moved to approve the minutes of the special meeting dated March 29, 

2016.  Councilman Howard seconded the motion which passed 5 to 0. 

APPROVAL OF MINUTES FROM THE REGULAR MEETING DATED APRIL 5, 2016 

Councilman Renninger moved to approve the minutes from the regular meeting dated April 5, 

2016.  Councilman Howard seconded the motion which passed 5 to 0. 
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PUBLIC HEARING AND SECOND READING OF AN ORDINANCE REZONING 

MOOSEHAVEN PROPERTY FROM RG-1, CG, AND CPO TO PUD 

Mayor Meeks stated emails received from residents have been read and will be considered.   

Mayor Meeks stated he received correspondence from Ms. Emily Pierce, lawyer for the applicant, 

which stated they were requesting a two week deferral.  He stated the Council has three options.  

They can move forward with the PUD hearing, accept the deferral or send it back to the Planning 

and Zoning Board.  

Vice-Mayor Nix questioned why the Council would accept the deferral for something they have 

not heard yet.  He asked about the proper procedure for public hearings and reading of ordinances.  

He stated if there are changes to an ordinance, it should go back for a first reading. 

Attorney Garrison stated this was not a standard ordinance.  It is regarding land use.  Three public 

hearings are required; the first one at the Planning and Zoning Board and two at the Council level.  

He stated based on the Land Development Regulations, the Council has authority to defer by 

majority vote. 

Attorney Garrison stated a PUD allows for conditions to be placed.  He stated if Council deems an 

application has had a substantive change to it, and not a condition that is added for normal approval 

of a PUD, then the application can go back to the Planning and Zoning Board for a hearing and 

then would come back to Council.   

Vice-Mayor Nix stated that the application is very different and should go back to the Planning 

and Zoning Board and start the process over. 

Mayor Meeks stated the deferral was requested to give more time to Council to understand the 

conditions already presented.   

Ms. Pierce stated she was under the impression that Council wanted more time to review the 

conditions, which is why the deferral was requested.   

Councilman Renninger asked if the two additions to the PUD were substantive or conditions.   

Ms. Pierce stated one of the conditions was to reduce the size of signage on Kingsley Avenue.  The 

other was to change the height from 55 feet to only 3 stories, regardless of height.  It only places 

conditions on the PUD; they are non-substantive.   

Mr. Hanson stated the comments that the staff had were addressed early last week and reflected in 

the staff report.  He stated the most recent set of comments came in last night and staff did not 

have adequate time to address them.   
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Vice-Mayor Nix stated the document was not the same as the one submitted to the Planning and 

Zoning Board.  He stated the applicant should resubmit the PUD to the Planning and Zoning Board.   

Attorney Garrison stated if Council decides to send it back to the Planning and Zoning Board, 

there has to be at least 15 days to send out a public notice for the hearing.  There would then need 

to be notice for the Town Council hearings.  He stated if the Council decides to send it back to the 

Planning and Zoning Board, then that decision needs to be made tonight.   

Councilman Land moved to defer for two weeks, bringing it back at the May 3 meeting.  

Councilman Renninger seconded the motion.   

Councilman Renninger stated that the Planning and Zoning Board did not vote on it due to a lack 

of a second on the motion.  He stated the Board abdicated responsibility and passed it on to 

Council.  He stated if it is sent back to the Board, the same situation may happen again.   

The motion to defer for two weeks, bringing it back at the May 3 meeting, failed 1 to 4 with 

Councilman Land assenting. 

Councilman Howard made a motion to move forward tonight with the PUD.  Vice-Mayor Nix 

seconded the motion which passed 4 to 1 with Councilman Renninger dissenting.   

Councilman Renninger moved for a second reading, by title only, of an ordinance rezoning 

Moosehaven property from RG-1, CG and CPO to PUD.  Vice-Mayor Nix seconded the motion 

which passed 5 to 0.  Ms. Campbell read the ordinance into the record, by title only, as follows: 

AN ORDINANCE REZONING THE HEREINAFTER 

DESCRIBED PROPERTY FROM RESIDENTIAL, GENERAL 

(RG-1), COMMERCIAL, GENERAL (CG) AND 

COMMERCIAL, PROFESSIONAL OFFICE (CPO) TO 

PLANNED UNIT DEVELOPMENT (PUD) AS DEFINED AND 

CLASSIFIED UNDER THE ZONING CODE; PROVIDING 

CONDITIONS; PROVIDING AN EFFECTIVE DATE 

 

Ms. Emily Pierce, 1301 Riverplace Boulevard, stated she has John Capes, the Executive Director 

of Moosehaven and Michele Agee, the engineer, with her tonight.  They will speak and she will 

wrap up the presentation after them.   

 

Mr. John Capes, 1522 River Road, gave a presentation on the history of Moosehaven.  He stated it 

has been part of the Orange Park Community since 1922.     

 

Mr. Capes stated there were previous suggestions made about rezoning Moosehaven to a PUD.  

During 2005-2007 Moosehaven was in financial trouble and the entire fraternity was in jeopardy.  

He stated when he started working at Moosehaven in 2007 he realized the whole operations system 

had to change significantly.  He stated he cut some of the costs, but his main focus was bringing in 
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more revenue.  He focused only on rezoning one portion of the campus.  He could not focus on the 

entirety of the campus, because he did not know the future of it.  He had to make sure Moosehaven 

was stabilized first.   

 

Mr. Capes stated the CRO was problematic and lost a contract with Publix due to it.  But the CRO 

did assure that for the future the operations on campus could continue. 

 

Mr. Capes stated he realized later on that the PUD would be a better option.  He stated the conditions 

that were made are based on the response of the public and Council.   He stated a PUD is a 

negotiating process on both sides.  

 

Mr. Capes stated he does not want to change the community, River Road or the nature of the 

operations at Moosehaven.  He stated he is happy to hear any reasonable considerations. 

 

Ms. Michele Agee, 1329 Kingsley Avenue, stated Moosehaven is a different kind of community; it 

is not your typical residential community.  Moosehaven is a community for the elderly to live their 

remaining years gracefully.  Moosehaven provides many phases of care.  The PUD would allow 

residents to transition from one home to another.  

 

Ms. Agee stated that Moosehaven owns all their utilities, roads, sidewalks and land.  She stated 

they own all their water and sewer lines.  If one breaks, they do not call the Town of Orange Park 

to fix it; Moosehaven is responsible for the maintenance.    

 

Ms. Agee stated a PUD is being sought because Moosehaven has non-conforming uses to a normal 

residential district.   She stated the CRO will allow for a lot, but the CRO is about to be done away 

with, so the non-conforming uses will no longer be compliant.   

 

Ms. Pierce requested Mr. Robbins discuss the criteria for the PUD. 

 

Mr. Robbins discussed the seven performance criteria from the staff report.   

 

Mayor Meeks asked how the non-conforming uses came to be.  Mr. Robbins stated it dates back to 

his predecessors.  He stated the only other time that he has had interaction with Moosehaven was 

when they requested rezoning for the commercial property along Park Avenue.  He stated some of 

the uses on Moosehaven predate the Zoning Code.   

 

Mayor Meeks asked what happens to the non-conforming uses if the CRO goes away.  Mr. Robbins 

stated the PUD ordinance will be the Zoning Code for Moosehaven.  If something is not addressed 

in the PUD, then the Land Development Regulations would take effect.   

 

Vice-Mayor Nix stated that Brandon Place and everything thereafter has gone to site plan review.   

 

Vice-Mayor Nix asked about the public recreation spaces.  Mr. Robbins stated they are not shown 

on the map.  They are referenced in the written description.  They refer to events and activities that 

are allowed in the PUD.   
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Councilman Howard questioned why the roads and ponds are not shown on the map.  Mr. Robbins 

stated the map is not for site plan review; it does not have to illustrate topography, elevations and 

ponds.  He stated last Friday afternoon at 5:30 he received another set of changes and expressed his 

reservations to staff about going forward tonight because the map was incomplete and did not have 

street names. 

 

Ms. Pierce provided Council with a traffic study and reviewed the nine conditions received from 

public and staff input.   

 

Vice-Mayor Nix asked if they were aware that the Environmental Quality Board denied the sign 

application two years ago.  Mr. Pierce stated she was not aware of that.  She stated the sign condition 

can be removed or new conditions can be drafted. 

 

Mayor Meeks opened the public hearing. 

 

Ms. Ida Ihle, 738 River Road, requested denial of the PUD.  She stated her main concern is with 

the future of River Road, from Kingsley Avenue to Stiles Avenue.   

 

Mr. Tom Williams, 640 River Road, stated the application is flawed and should be denied and the 

applicant can come back in a year with a better plan.   

 

Mr. Michael Harrell, 2099 Winterbourne Drive, stated he is glad Moosehaven is requesting a zoning 

change because it shows what their true intentions are for the future use and development of the 

property.  He stated he is concerned with the PUD and that it will cause endless construction.   

 

Ms. Pat Alters, 2199 Astor Street, read a letter on Mr. Hugh O’Connell’s behalf; he was out of the 

country.  The letter stated Mr. O’Connell is against the PUD.   

 

Dr. Clive Raynor, 145 River Road, asked what the current zoning and uses would be for the 

commercial strip down Park Avenue if the PUD is not granted.  

 

Ms. Evie Howard, 1224 River Road, stated she opposes the PUD.  She finds no sense in needing a 

PUD.  It will disturb the tranquility of the Town.  She stated the PUD will increase residents and 

workers at Moosehaven, which will cause a burden on the Town’s infrastructure.   

 

Ms. Pierce made a blanket objection on Moosehaven’s non-profit status.  She stated it is not one of 

the criteria for the PUD and would violate equal protection if their non-profit status was part of the 

Council’s review.   

 

Ms. Karrie Massee, 2143 Astor, stated that Moosehaven has taken advantage of the Town for too 

long.   

 

Ms. Karen Raymond, 319 River Road, stated she is opposed to the PUD and other people in the 

Town need to be considered and not just Moosehaven. 
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Ms. Barbara Davidson, 2710 Holly Point Road West, stated it is not the same Moosehaven that she 

remembers when she first moved to Orange Park.  She stated she does not have a problem with 

Moosehaven’s mission, but is concerned with non-members getting residential benefits.  She urged 

the Council to not proceed with the PUD.   

 

Mr. Michael Wallwork, 1516 Plainfield Avenue, stated he opposes the PUD.  He stated over time, 

he thinks their plans will change.  He stated that while walking down River Road, he has been told 

to move on by Moosehaven representatives.  He questioned who manages the sewage treatment at 

Moosehaven. He stated he does not see a creative design.   

 

Mr. Frank Ricketts, 2253 Marcia Court, stated it is his understanding that the Town of Orange Park 

maintains River Road.  He questioned what would happen if there are restrictions not listed in 

document.   

 

Mr. John Bartholomew, 930 River Road, stated he sent a letter to Council regarding his feelings on 

the PUD.  He stated that Ms. Pierce had mentioned that the conditions were minor and adjustable, 

however when he spoke with Mr. Robbins on a previous occasion, Mr. Robbins stated that if the 

conditions were adopted then they would be irreversible and the law.  He stated if Council approves 

the PUD, then they need to define how many stories and feet a building can be. 

 

Mr. Steve Hollod, 2639 Holly Point Road West, stated he is opposed to the PUD.  He stated the 

Town needs to proceed with eminent domain along River Road.     

 

Mr. Richard Horton, 1313 Orange Circle South, asked how the Town and residents benefit from 

the approval of the PUD.  

 

Mr. Jim Hawkinson, 844 River Road, stated if he has a pothole in his driveway or issues with his 

plumbing, he does not call the Town.  He maintains his own property.  He stated the PUD is being 

sought because it is a unique piece of property.  It is easy for a PUD to be misused.  He stated every 

piece of property is unique.  He stated there are other nursing homes, medical centers, 

condominiums and assisted living centers in the area.  Moosehaven is larger than the others, but is 

not unique.  He questioned how many private residences are on the property and their taxable status. 

 

Mr. Kris Zepp, 2246 Kensington Lane, asked if Moosehaven has the ability to close River Road or 

if it is Town property.  Mayor Meeks stated Moosehaven cannot shut it down. 

 

Mr. Ricketts stated he submitted his opening remarks to Council and the Clerk for the record.  He 

stated Moosehaven was going to use one of the residential properties on Orange Circle for 

commercial access onto the Moosehaven property, according to the PUD plan.  He stated there is 

an ordinance that would prevent that.   

 

Ms. Davidson stated ordinance 2.05.05 states that any residentially owned property may not be used 

to access any other type of property.   
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Mayor Meeks closed the public hearing.   

 

Ms. Pierce stated that if the PUD is approved, it will decrease the number of residential units and 

will include age restrictions on rseidents.  The PUD will also decrease the building height along 

River Road.  She stated with the CRO they are able to do nursing homes and Alzheimer’s centers.  

If the CRO goes away, these uses will be non-conforming.  The PUD will place limits on 

commercial buildings.  She stated Orange Circle will not be used to access Moosehaven, it will 

only be used for employees to access and maintain the homes on Orange Circle.  The PUD is needed 

to allow for the uses they have on Moosehaven.  The Town is not giving up control of the site plan; 

what is not in the PUD falls back on the LDR.  She stated the experts found that the PUD meets 

criteria.  She asked the Council to not consider Moosehaven’s non-profit status.   

 

Mayor Meeks stated the CRO has only been in effect for 10 years and questioned how the CRO 

being removed would affect Moosehaven. 

 

Ms. Pierce addressed Mr. Raynor’s question and stated that under the current zoning, commercial 

property is allowed along Park Avenue.   

 

Mr. Capes addressed the comments about sewage treatment on Moosehaven.  He stated they treat 

their stormwater, but the Town treats the sewage.  He stated he pays all water and sewage fees as 

billed.   

 

Mr. Capes stated in previous years, the Town administration, Council and residents asked him to 

seek a PUD and now it is being challenged.  He is seeking the PUD in order to protect his services 

and assets.   He stated if a storm comes through and damages one of his properties, without the 

PUD or CRO in effect, it would be hard for him to rebuild.   

 

Mr. Capes stated he can only speak on what has happened since 2007 to present.  He stated he has 

followed the Town’s process, but the process has changed along the way.   

 

Mr. Capes stated that the PUD says the census will be capped at 400.  He stated they were the ones 

that proposed that.   

 

Mr. Capes stated that “City of Contentment” is Moosehaven’s trademark and motto and has been 

around since the 1930s.   

 

Councilman Land asked how many entrances Moosehaven has off of River Road.  Mr. Capes stated 

there are two entrances.  One entrance is for his house.  There is another entrance by the pavilion 

but there is no roadway and is only used for events.   

 

Councilman Land asked what the function of the Kingsley sign was.  Mr. Capes stated it is a 

subdivision sign and will help visitors find the correct gate off Kingsley to enter.  He stated he is 

willing to negotiate the size and type of the sign if that is a major issue.     
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Ms. Pierce stated they cannot close River Road and the only reason that was added to the conditions 

was because there were concerns.   

 

Ms. Pierce stated the PUD would cap the number of residents at 400, not units.   

 

Vice-Mayor Nix stated if the CRO goes away and the PUD is not granted, then it just goes back to 

the way it was.  He stated he does not believe Orange Circle will be an exit only.   He stated he 

agrees that there needs to be a height restriction on buildings. 

 

Councilman Renninger stated the property is and will be commercial, regardless.  He stated 

Moosehaven’s non-profit status is an IRS issue, not the Town’s.  He stated water and sewage 

treatment is part of everyone’s bill.  He stated the Town maintains River Road.  He stated there are 

not many Moosehaven residents that have cars; there are three cars internally and few from Brandon 

Place that have vehicles.  He stated Orange Circle is not relevant to the conversation.  He stated 

Brandon Place is not taxed and the residents are members of the Moose.  He stated that we cannot 

look at how things used to be; the times have changed.  

 

Councilman Land stated he is looking at what the PUD will change.  He stated the commercial 

portions of the campus will be the same, with or without the PUD, however the PUD does add more 

restrictions.  He stated Moosehaven agreed to the height of buildings being three stories.  Recently, 

a PUD was passed on an assisted living facility on Kingsley Avenue that could have three story 

buildings that are up to 55 feet high.  He stated the PUD will not change the water or tax fees.  He 

stated the only difference he sees with the PUD that will change is that ancillary commercial uses 

will be allowed in the residential portions.  He stated his main concern is with the LED sign on 

Kingsley.  He stated if something is not discussed in the PUD, then the Zoning Code would apply.  

 

Councilman Howard asked if an email sent in by Councilman Land’s neighbor was placed in the 

record.  

 

Attorney Garrison stated any correspondence given to Town staff will be preserved.   

 

Vice-Mayor Nix addressed the question on how the PUD would benefit Town residents.  He stated 

he has received many emails and phone calls from residents and not one was in favor of the PUD.  

He stated the citizens have spoken and they do not want the PUD.  He stated he did meet in a Town 

Hall meeting with 20-30 residents, at their request, but did not meet with the applicant.   

 

Councilman Howard stated that he met with Moosehaven representatives.  He stated he is not 

related to Ms. Evie Howard. 

 

Councilman Renninger stated he also met with Moosehaven representatives.   

 

Councilman Renninger asked if the PUD is denied, what alternatives Moosehaven will have.  

Attorney Garrison stated based on the Land Development Regulations there is a one year bar on 

any subsequent rezoning applications.   
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Mayor Meeks stated he met with Moosehaven representatives.  

 

Councilman Land stated he meet with Moosehaven representatives and had a couple subsequent 

phone calls with Ms. Agee to clarify questions that he had.   

 

Mayor Meeks asked if the PUD is passed, what does the Town relinquish control over.  Mr. Robbins 

stated if the PUD is approved, any additions that Moosehaven wants to add to their campus will 

need to go to site plan review.   

 

Mayor Meeks asked if staff compared the application to the existing Land Development 

Regulations.  He stated staff did not give a recommendation for approval or denial, only stated that 

the application complied with the Land Development Regulations. Mr. Robbins stated that was 

correct. He stated they also looked at the Comprehensive Plan.  He stated staff decided it complied 

with both, after staff pushed back at the applicant and asked for more restrictions and controls.  

 

Councilman Land asked if auxiliary uses added are only for the use of Moosehaven residents.  Mr. 

Robbins stated that is correct.  Pod A is the only piece that can commercially cater to the public.    

 

Councilman Land asked where the PUD was most lenient.  Mr. Robbins stated the parking ratios 

are more lenient.  He stated most of the clientele on Moosehaven do not drive.  He stated they have 

insisted on there being more open space between commercial buildings and to have more greenery.   

 

Councilman Renninger asked what Mr. Robbins’ concerns were with the late conditions.  He stated 

it was with the water and sign conditions.  They came in late on Friday and Monday before the 

Council meeting and he did not have adequate time to review them.    

 

Ms. Pierce stated the PUD will have additional restrictions that would not otherwise be there.   

 

Mr. Robbins stated it will lock in certain uses.  It will allow commercial leasing along Park Avenue 

which will have individual water meters.  There will be no closure to River Road.  There are 

development alternatives that could be worse.  

 

Councilman Land made a motion to approve an ordinance rezoning Moosehaven property from 

RG-1, CG, and CPO to PUD, as amended based on the proposed conditions including changing 

400 units to 400 residents and removing the sign on Kingsley Avenue.  Councilman Renninger 

seconded the motion.  

 

Vice-Mayor Nix stated the water issue needed to be discussed.   

 

Councilman Land stated the water issue does not affect the PUD.   

 

Mr. Hanson stated that the water conditions came from staff.  They discussed and supported the 

conditions.  He did not share that with Mr. Robbins. 
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The motion to approve an ordinance rezoning Moosehaven property from RG-1, CG, and CPO to 

PUD, as amended based on the proposed conditions including changing 400 units to 400 residents 

and removing the sign on Kingsley Avenue, failed 1 to 4 with Councilman Land assenting.  

 

ADJOURNMENT 

Councilman Renninger moved to extend the meeting beyond 10:00 p.m.  Councilman Land 

seconded the motion which failed 3 to 2, with Councilman Howard and Vice-Mayor Nix 

dissenting.  A super majority is needed to extend the length of the meeting. 

The meeting was adjourned at 10:00 p.m.   


