
 

 

NUISANCE ABATEMENT BOARD 
February 18, 2026 

 
CALL TO ORDER – 3 p.m. 

 
ROLL CALL 

JD Arbuckle 
John Quirk III 

Ryan Duke 

Cyle Rickner 
Elena Giarratano 

Alonzo Thompson 

Daniel Price 

 
 

Approval of Minutes – January 21, 2026 
 

SWEAR IN WITNESSES 
 
 

RECONSIDERATION 
 
2025-005 815 N. Mass Ave. 
815 N Mass Ave LLC 

 
CALL FOR ADJOURNMENT 

 



MINUTES
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Nuisance Abatement Board 
January 21, 2026 

The Nuisance Abatement Board met in the City Commission Chambers.  Members John Quirk 
III (Chair), Daniel Price, Alonzo Thompson, Elena Giarratano, Ryan Duke, JD Arbuckle, and 
Cycle Rickner were present. Assistant City Attorney Alex Landback, Police General Counsel 
David Carmichael, and Deputy City Clerk Heather Bradman were present. 

Chair John Quirk called the meeting to order at 3:00 p.m.  

Deputy City Clerk Heather Bradman called the roll for attendance. 

Election of Officers 

Per administrative policy, each board or committee shall elect a chairperson annually, and no 
member may serve more than two consecutive terms as chairperson. The vice chair shall be 
elected at the same time. 

Motion: Member Daniel Price moved to nominate John Quirk as Chair and Alonzo 
Thompson as Vice Chair. Member Elena Giarratano seconded.  

Chair John Quirk asked for further nominations. There were none.  

Action: Chair John Quirk called for the vote and the motion was carried unanimously. 

Approval of Minutes – September 17, 2025 

Motion: Member Daniel Price moved to approve the minutes. Member Elena Giarratano 
seconded.  

Chair John Quirk asked for further comments. There were none.  

Action: Chair John Quirk called for the vote and the motion was carried unanimously. 

Swear in Witnesses - None 

New Complaints – None 

General Counsel David Carmichael introduced himself to the Board. He explained that while 
there are no new cases to report for this meeting, LPD has addressed several ongoing cases. 
Of those, two were resolved favorably after outreach to the landlords, and one was resolved 
after the landlord successfully evicted the tenant and abated the nuisance. 

Mr. Carmichael also noted that in future meetings he will be able to provide more detailed case 
updates, including Case #2025-005 (815 North Massachusetts Avenue). 

Reconsideration 

Case #2025-005; 815 North Massachusetts Avenue  
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This case is not being reconsidered at this time. Due to pending litigation, LPD is unable to move 
forward with closing the property. The property owners have retained legal counsel, and a 
settlement is currently being negotiated, with the possibility of a mutually agreeable resolution. 
The owners have paid their fines1 and have begun addressing some of the proposed sanctions 
discussed during the September 17, 2025, hearing. 

General Counsel David Carmichael noted that in cases involving landlords and tenants, imposed 
fines often have a greater impact than property abatement. In discussions with Assistant City 
Attorney Alex Landback, he suggested that potential updates to the Nuisance Abatement 
Ordinance could include allowing imposed fines to become liens, with the possibility of 
foreclosure. 

Board Member Elena Giarratano inquired about ownership determination for 823 West 5th Street 
(Case #2025-006). It was explained that the property was inherited by approximately seven 
siblings. One owner is currently incarcerated, while another brother is not. Serving all owners 
simultaneously has been challenging. The brother who is not incarcerated indicated that probate 
proceedings had been initiated. Further investigation revealed that a probate estate was opened 
four years ago but later became inactive. The brother is now working to revive the process and 
has initiated an administrative probate. Once the court issues a ruling, LPD anticipates that only 
one individual will need to be served. Despite informal evictions and boarding of the property, 
individuals continue to gather at the location for nuisance-related activities. 

Board members and staff will reconvene in the City Commission conference room immediately 
following this meeting for a training session. 

The meeting adjourned at 3:15 p.m. 

1 It was discovered after the meeting that the fine has not yet been paid. 
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Board Training 
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The Nuisance Abatement Board met in the City Commission Conference Room.  
Members John Quirk III (Chair), Daniel Price, Alonzo Thompson, Elena Giarratano, Ryan 
Duke, JD Arbuckle, and Cycle Rickner were present. Assistant City Attorney Alex 
Landback, Police General Counsel David Carmichael, City Clerk Kelly Koos, Deputy City 
Clerk Heather Bradman, and Assistant to the City Clerk Trish Edwards were present 
along with members of the Lakeland Police Department. 

The training session began at 3:25 p.m. 

Overview of Public Hearing 

Alex Landback began by explaining the nuisance abatement process: 

• Board receives complaint.  Officers will present their case.

• Property owners have opportunity to tell their side.

• The Board will accept public comments.

• Board decides if evidence meets required criteria.  Does the evidence support a
finding of a nuisance that needs to be abated?  The Board then has 2 decisions:

1. Does a public nuisance exist?
2. What remedies will abate the nuisance?

The Board must first find if there is a nuisance. The Board must decide in the form of a 
motion to find that a nuisance does or does not exist.  After the finding, the board may 
enter an order to require the owner to adopt procedures to abate the nuisance or the 
Board may enter an order to immediately close the property.  When the owner sues the 
City it keeps the City from closing the property.  There may be other paths to bring 
compliance.  The goal is compliance. 

NAB Powers & Authority: 

• Impose a fine

• Require payment of costs

• Fine becomes a lien

• Foreclose on lien

For property/premises not owner-occupied: 

• The owner shall have a reasonable time in which to abate the nuisance before
the board imposes the fine.

• All time during which the owner has had actual notice of the nuisance shall be
considered in determining a reasonable time.

• If requested by the owner, members of the police department will provide
testimony in any action brought to abate the nuisance.
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A rental property that is declared a nuisance under this section may not be abated if: 

• The nuisance was committed by someone other than the property owner, and;

• The property owner commences rehabilitation of property within 30 days after
property is declared a nuisance, and;

• The property owner completes rehabilitation within a reasonable time thereafter.

Abatement as the Central Objective 

Concept - Least-Restrictive Means Approach 
What is the least restrictive remedy that is reasonably likely to eliminate the nuisance? 

Bifurcating the Process: 

• Phase 1 - Determination of Public Nuisance

• Phase 2 - Remedy & Abatement;  Under phase 2 if the owner has not done work
towards compliance, then the board may want to consider closure.

David Carmichael explained bifurcating the process makes this more flexible.  The 
bifurcation process may allow the first order to be completed more quickly and get 
compliance underway more quickly.  By not going for closure right away, it will allow a 
quick order to find a nuisance exists and requiring compliance right away. 

The City is not reinventing the wheel on this.  We are observing best practices of other 
cities.  The police officers are going to observe how other cities deal with problem 
apartment complexes. 

Bifurcating the process also supports closure later because it shows the city gave every 
opportunity for the owner to come into compliance. 

The Board discussed the complexity of abating a nuisance in a multi-family location. 

David Carmicheal explained the need for a legal eviction.  The tenant moving out is not 
the same as a legal eviction. 

Officer Mike Hammersla explained if the owner does not evict the tenant, they can come 
back and that would be dangerous to any new tenant.  A terminated lease will work in 
place of an eviction.  They are always looking for evidence to show compliance. 

Lieutenant Joe Parker explained: 

• What established residency

• Trespassing those who are causing the problems

• When the owner/lessee reinvites someone who has been trespassed, the next
step is probably closure

CPTED - Crime Prevention Through Environmental Design 
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The Police Department offers CPTED evaluations for free. 

Bifurcating the Process 

Phase 1: Determination of Public Nuisance 
Whether the City has met its burden 
Whether the statutory and ordinance criteria are satisfied 
Making clear findings of fact based on evidence in the record 

Phase 2: Remedy & Abatement 
The nature and severity of the nuisance 
The owner’s level of knowledge and involvement 
Steps taken to mitigate conditions 
Practical feasibility and enforceability 
Whether graduated or conditional remedies are appropriate 

Orders should be specific, measurable, and directly tied to the conditions 
identified in the findings. 

Tenant occupied properties generate a diversion.  CPTED is a diversion.  The police 
handle the diversion process prior to bringing a case to the Nuisance Abatement Board.  
The owner/lessee’s noncompliance is what triggers a Nuisance Abatement hearing.  
When the case goes before the board, the police will make a recommendation.  The 
board can do a diversion or a closure.  The Board makes the decision to move forward 
based on the facts presented. 

David Carmichael explained the finding of a nuisance loops in other government 
agencies.  Business owners could lose their liquor license if they have a NAB complaint. 

Sunshine Law & Public Records Law 

Alex Landback explained the Board member’s responsibility. 

• No discussion on existing or potential cases outside of a public hearing.

• No email/text message discussions.  Those are outside of the Sunshine.

• No side conversations in the hearing.  Speak into the microphone.

• Decisions based on evidence presented at the hearing.

• Board members are expected to vote unless they have a financial conflict.  They
are encouraged to reach out to Mr. Landback in advance if they have a conflict.
They will have to file a Voting Conflict form with the City Clerk.

The training session ended at 5:09 p.m. 



2025-005 815 N. Mass. Ave.
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