
 

Planning & Architectural Review Board Regular Meeting Agenda 
 
Tuesday, August 5, 2025 at 5:30 PM 
 
City Commission Chambers – 105 S. 2ND Street, Flagler Beach, FL 32136  

All meeting items will be continued until meeting is complete.  
1. Call the meeting to order 

2. Pledge of Allegiance 

3. Roll Call / Determination of Quorum 

4. Approve Minutes 

 a. July 15, 2025 Meeting Minutes 

5. Old Business 

6. New Business 

 a. Application PCON25-0002: Conceptual Site Plan – A proposed, 2513 SQFT two-story, mixed-use building. The ground floor 
proposes two (2) retail spaces ~686 SQ FT per commercial space; a 2-car garage with exterior stairs that lead to a three (3) 
bedroom, two (2) bath dwelling unit.   
Parcel ID No.: 01-12-31-1100-00050-0050 
FLUM: Commercial 
Zoning District: Tourist Commercial 
Owner: Gaspar Family Holding Three LLC, 908 N Central Avenue, Flagler Beach, FL 32136  
Applicant: Gaspar Family Holding Three LLC, 908 N Central Avenue, Flagler Beach, FL 32136; 
Representative: Joseph Pozzuoli Architect, P.A., 314 Moody Boulevard, Flagler Beach, FL 32136 

 b. Application PVAR25-0002: Variance – Applicant is requesting a variance from the Land Development Code, Article II, Section 
2.04.02. Design Guidelines, Location (2) and (5).  Applicant requests relief from the land development code minimum 
standards for a two-way drive requiring eighteen feet (18’) for a two-way drive for commercial use to a twelve-foot (12’) 
lane for a two-way commercial use drive.    
Parcel ID No.: 01-12-31-1100-00050-0050 
FLUM: Commercial 
Zoning District: Tourist Commercial 
Owner: Gaspar Family Holding Three LLC, 908 N Central Avenue, Flagler Beach, FL 32136  
Applicant: Gaspar Family Holding Three LLC, 908 N Central Avenue, Flagler Beach, FL 32136; 
Representative: Joseph Pozzuoli Architect, P.A., 314 Moody Boulevard, Flagler Beach, FL 32136 

7. Other Business 

8. City Planner Report 

9. Board Comments 

10. Adjournment 
RECORD REQUIRED TO APPEAL: In accordance with Florida Statute 286.0105 if you should decide to appeal any decision the 
Commission makes about any matter at this meeting, you will need a record of the proceedings. You are responsible for providing 
this record. You may hire a court reporter to make a verbatim transcript. The City is not responsible for any mechanical failure of 
the recording equipment. In accordance with the Americans with Disabilities Act, persons needing assistance to participate in any 
of these proceedings should contact the City Clerk at (386) 517-2000 ext 233 at least 72 hours prior to the meeting. The City 
Commission reserves the right to request that all written material be on file with the City Clerk when the agenda item is submitted. 
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Planning & Architectural Review Board Special 
Meeting Minutes 
 
Tuesday, July 15, 2025 at 5:30 PM 
 
City Commission Chambers – 105 S. 2ND Street, Flagler Beach, 
FL 32136 

 

 
1. Call the meeting to order 

 
Chair Suzie Johnston called the meeting to order at 5:30 p.m. 

2. Pledge of Allegiance 
 
Chair Suzie Johnston led the Pledge of Allegiance. 

3. Roll Call / Determination of Quorum 
 
Present: Paul Mykytka, Barbara Revels, Suzie Johnston, Lisa Smith, Boudie Estberg 
 
Absent: Joann Soman, Scott Chappuis 
 
Staff Present: Acting City Attorney Hollie New, City Planner Lupita McClenning and Secretary 
Michele Ficocello 

4. Approve Minutes 

 a. June 3, 2025 Meeting Minutes 
 
Motion by Lisa Smith, seconded by Boudie Estberg to approve meeting minutes. The motion 
carried unanimously. 

5. Old Business 
 
None 

6. New Business 

 a. ORDINANCE NO. 2025-09: COMPREHENSIVE PLAN AMENDMENT AN ORDINANCE OF THE 
CITY COMMISSION OF THE CITY OF FLAGLER BEACH, FLORIDA,  AMENDING ITS 
COMPREHENSIVE PLAN TO ADOPT AND INCORPORATE THE UPDATED WATER FACILITIES 
SUPPLY WORK PLAN AS REQUIRED BY 163.3177, FLORIDA STATUTES; PROVIDING FOR THE 
ADOPTION OF AMENDMENTS TO THE CITY'S COMPREHENSIVE PLAN TO IMPLEMENT THE 
UPDATED WATER FACILITIES SUPPLY WORK PLAN; PROVIDING FOR ADOPTION OF UPDATED 
POLICIES WITHIN THE COMPREHENSIVE PLAN PUBLIC FACILITIES ELEMENT; PROVIDING FOR 
ADOPTION OF AMENDMENTS TO THE CAPITAL IMPROVEMENT ELEMENT PROVIDING FOR 
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UPDATED FIVE-YEAR SCHEDULE OF CAPITAL IMPROVEMENTS; PROVIDING FOR 
TRANSMITTAL TO THE STATE LAND PLANNING AGENCY, DEPARTMENT OF ECONOMIC 
OPPORTUNITY; PROVIDING THE REPEAL OF LAWS IN CONFLICT; PROVIDING FOR 
SEVERABILITY; PROVIDING FOR AN EFFECTIVE DATE. 
 
Acting City Attorney Hollie New presented the item.  Board comments included confirming 
the ordinance was previously before the PAR Board.  There were no comments from the 
public.  Barbara Revels made a motion to approve item 6a.; Lisa Smith seconded.  Motion 
passed unanimously after a roll call vote.         
 
  

 b. ORDINANCE NO. 2025-10: AN ORDINANCE OF THE CITY COMMISSION OF THE CITY OF 
FLAGLER BEACH, FLORIDA,  AMENDING THE CITY’S COMPREHENSIVE PLAN TO INCORPORATE 
AND MAKE REFERENCE TO CERTAIN STATE LEGISLATION INCLUDING THE STATE’S ADOPTION 
OF AND AMENDMENTS TO THE LIVE LOCAL ACT AND OTHER STATE LEGISLATION RELATED 
TO AFFORDABLE HOUSING, ENERGY RESOURCES, AND RESILIENCY; PROVIDING FOR 
TRANSMITTAL TO THE STATE LAND PLANNING AGENCY, DEPARTMENT OF ECONOMIC 
OPPORTUNITY; PROVIDING THE REPEAL OF LAWS IN CONFLICT; PROVIDING FOR 
SEVERABILITY; PROVIDING FOR AN EFFECTIVE DATE. 
 
Acting City Attorney Hollie New presented the item.  The Board’s comments included 
confirming the ordinance was previously before the PAR Board and clarification on the 
attached FAQ.  There were no comments from the public.  Barbara Revels made a motion to 
approve item 6b.; Lisa Smith seconded.  Motion passed unanimously after a roll call vote.          

 c. ORDINANCE NO. 2025-11: AN ORDINANCE OF THE CITY OF FLAGLER BEACH, FLORIDA, 
AMENDING THE COMPREHENSIVE PLAN TO ADD A PROPERTY RIGHTS ELEMENT; PROVIDING 
FOR CONFLICTS, SEVERABILITY, AND AN EFFECTIVE DATE. 
 
Acting City Attorney Hollie New presented the item.  The Board’s comments included 
confirming the ordinance was previously before the PAR Board.  Discussion ensued related 
to affordable housing, property rights vs. property value, density vs. intensity, the property 
rights element contained in the Comprehensive Plan and the proposed ordinance aligning 
with state legislation.  There were no comments from the public.  Lisa Smith made a motion 
to approve item 6c.; Paul Mykytka seconded.  Motion passed unanimously after a roll call 
vote.          

7. Other Business 
 
None 

8. City Planner Report 
 
The City Planner provided an action plan update on the mobility study.  The study is scheduled for 
completion and adoption in March 2026.  Discussion ensued related to the definition of a mobility 
study, the study providing possible solutions to the downtown parking concerns, the upcoming 
October external stakeholders coordination vs. the community workshop and data collection.  The 
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City Planner stated a separate study is being conducted to address the parking concerns.  Public 
comment was opened.  Commissioner Rick Belhumeur’s comments included clarification on 
parties working on the study and if the study included multimodal forms of transportation.   

9. Board Comments 
 
The Board welcomed a new member, Paul Mykytka. 

10. Adjournment 
 
Motion by Boudie Estberg to adjourn the meeting.  Chair Johnston adjourned the meeting at 
5:58pm. 
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Staff Report 
 
Planning & Architectural Review Board Regular 
Meeting 
 
August 5, 2025 

 

 
To:  Planning & Architectural Review Board 
From:  Lupita McClenning, Planner 
Meeting Date:  August 5, 2025 
Item Name:  Application PCON25-0002: Conceptual Site Plan – A proposed, 2513 

SQFT two-story, mixed-use building. The ground floor proposes two (2) 
retail spaces ~686 SQ FT per commercial space; a 2-car garage with 
exterior stairs that lead to a three (3) bedroom, two (2) bath dwelling 
unit.   
Parcel ID No.: 01-12-31-1100-00050-0050 
FLUM: Commercial 
Zoning District: Tourist Commercial 
Owner: Gaspar Family Holding Three LLC, 908 N Central Avenue, Flagler 
Beach, FL 32136  
Applicant: Gaspar Family Holding Three LLC, 908 N Central Avenue, 
Flagler Beach, FL 32136; 
Representative: Joseph Pozzuoli Architect, P.A., 314 Moody Boulevard, 
Flagler Beach, FL 32136 

 
Background:  
In February of 2025 applicant for the owner attended the Technical Review Committee (TRC) 
meeting to gather technical feedback on a proposed 2513 SQFT two-story, mixed-use building. 
The ground floor proposes two (2) retail spaces ~686 SQ FT per commercial space; a 2-car 
garage with exterior stairs that lead to a three (3) bedroom, two (2) bath dwelling unit.   
The property owner of the subject property owns the abutting property to the west. In order to 
for the proposed development to meet required space for parking and maneuverability for 
ingress/egress of vehicles parked in the rear, the property owner provided XX feet of the 
abutting property to the subject property. 
 
Fiscal Impact: 
N/A 
 
Staff Recommendation: 
The proposed shared access drive of 6’ on the subject property and 6’ on the abutting 
commercial lot to the north do not meet minimum requirements for shared drive access for 
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commercial properties as prescribed in the land development code.  
The concept plan for the proposed development at 907 N Oceanshore is recommended to be 
denied. The proposed two-way drive access with 6’ from each lot does not meet the minimum 
requirement of 12’ for each lot as specified in the LDC Section 02.02.04. The insufficient width 
of the proposed shared driveway impacts safety and traffic flow, creating a potential safety 
hazard by hindering safe vehicle ingress and egress. The applicant is encouraged to revise the 
plan to comply with required standards.   
 
Attachments: 
1. Concept Plan PCON25-0002 907 Oceanshore Blvd_STAFF FINDINGS 
2. APPLICATION_PCON25-0002_FINAL 
3. CORRECTED_SITE PLANS 907 N OCEAN SHORE 
 

Page 6 of 89



 

City of Flagler Beach 
 
 

Planning & Zoning Department 
 

 
Date: July 27, 2025  
 
To: Planning and Architectural Review Board (PARB) 
 
From: Lupita McClenning, City Planner 
 Presented to PARB by Bill Freeman, City Engineer 
 
RE: 907 N Oceanshore Blvd., Flagler Beach, FL  

Conceptual Site Plan PCON25-0002  
 
Land Use Data 

Applicant:  Joseph Pozzuoli, Architect 
Owner: Gaspar Family Holdings 
 
Property 
Address: 907 N Oceanshore Blvd., Flagler Beach, FL  
   
Parcel ID: 01-12-31-1100-00050-0050  

.14 of an acres – vacant/undeveloped land 
 
Zoning: Tourist Commercial  
Overlay: Downtown Mixed-Use Overlay  
 
FLUM:  Commercial  
 
Background:  

In February of 2025 applicant for the owner attended the Technical Review Committee (TRC) 
meeting to gather technical feedback on a proposed 2513 SQFT two-story, mixed-use building. 
The ground floor proposes two (2) retail spaces ~686 SQ FT per commercial space; a 2-car garage 
with exterior stairs that lead to a three (3) bedroom, two (2) bath dwelling unit.   

The property owner of the subject property owns the abutting property to the west. In order to 
for the proposed development to meet required space for parking and maneuverability for 
ingress/egress of vehicles parked in the rear, the property owner provided XX feet of the abutting 
property to the subject property.   

Design Guidelines    
The Design Guidelines establish three (3) planning areas within the designated Downtown area 
based on existing land uses, zoning classifications, desired development characteristics and 
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geographic locations. The three (3) areas represent distinct character districts. The character 
areas are as follows: 

(1) Downtown Mixed-Use District—Provides general guidelines for commercial and mixed-
use areas in the Downtown Core excluding the parcels located along the Oceanshore 
Boulevard. 

(2) Downtown A1A Core Retail Corridor—Provides design guidelines for properties located 
along the A1A Corridor. 

(3) Residential Neighborhoods—Includes general design guidelines for new 
developments/renovations of residential areas in the Downtown. 

These guidelines define the physical character of each area through the establishment of site 
planning and architectural design standards based on the community's desired vision for its 
aesthetic character.  

Ordinance 2015-05 

Ordinance 2015-05 further extended the Mixed-Use District to North 11th Street for properties 
lying within the Tourist Commercial District adjacent to Oceanshore Blvd. The Downtown Mixed-
Use District contains varying types of lot sizes and configurations. 

B. General Requirements: 

a. Mixed Use Building Authorization: The city shall permit, as a principal permitted use as a 
mixed use building wherein the property of interest exhibits a General Commercial or 
Tourist Commercial zoning designation, and lies within the Mixed-Use District.  

b. Mixed Use Building District Development Requirements: 

1. All new buildings shall subscribe to the following adopted character area district 
development standards as established in the adopted Downtown Design Guidelines. 

a. Downtown Mixed-Use District  

b. Downtown AJA Retail Corridor 

c. Residential Neighborhoods 

C. Development Requirements - All requests for mixed use development shall be subject to the 
following: 
i. Site Plan Review - Planning and Architectural Review Board and City Commission. 

ii. Shall include a residential component together with those permitted commercial uses 
listed in SECTION 4. Section 2.04.02.12 C., as provided in this ordinance.  

iii. The mix of commercial and residential uses for all new development shall be limited to 
the same building, with commercial uses limited to the first floor below the residential 
component use(s).  
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iv. The commercial floor area should not exceed fifty percent (50%) of the gross floor area 
of the building.  

v. The mix of residential and commercial uses shall be designed to minimize to the greatest 
extent practical the potential detrimental influence of commercial uses on the residential 
uses.  

vi. Locate entranceways to minimize noise intervention between the residential and 
commercial use(s).   

vii. Sound Attenuation - The use of soundproofing materials to assure sound minimization 
between the commercial and residential use(s) shall be provided. Sound Transmission 
classification technical data must be submitted at the time of Site Plan Review application 
and incorporated with the Building Permit application. A minimum Sound Transmission 
Classification (STC) rating of fifty (50) is required. 

Land Development Code 
Parking and ingress/egress requirements for commercially zoned properties is challenging for 
commercial properties, including commercial lots along A1A/Oceanshore Blvd., which were 
taken under consideration in the City’s established Design Guidelines. 

Section 2.04.02 
The City of Flagler Beach Land Development Regulations address the parking and landscaping 
requirements for each zone district and use. All buildings and land uses, including a change, 
expansion or renovation of a building or change in land use, shall provide parking areas in 
accordance with the Schedule of Off-Street Parking Requirements, Section 2.06.02.1.  

Service, Refuse and Delivery Design 
Location 

1. Service, refuse, and delivery areas should be located to the rear of the buildings with 
convenient vehicular access, unless facing a single-family residence or the front of 
another building; in which case service areas shall be shielded from view of adjacent 
buildings. 

2. Locate trash storage, loading, and truck parking so as to minimize visibility from the 
street/sidewalk and building entrances. Avoid locating service and loading areas along 
important view corridors and pedestrian traffic areas. 

Scope 

The Downtown Mixed-Use District contains varying types of lot sizes and configurations ranging 
from parcels fronting the arterial roads and secondary streets to interior lots and vacant lots 
covering the entire blocks. The development proposals should be evaluated on a site-specific 
level because of the variations in lot sizes and orientation and the unique conditions presented 
by each individual parcel. The following lot configurations have been taken into consideration 
in the development of design guidelines for the Downtown Mixed-Use District: 
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1. Interior Lots—fifty (50) feet by one hundred (100) feet 
2. Corner Lots 
3. Frontage along major arterial roads (Moody Boulevard) 
4. Redevelopment opportunities at block level 

Off-Street Parking 
Within the Downtown Mixed-Use District and Downtown A1A Mixed-Use District, a 
combination of off-street parking and on-street parking in accordance with the Schedule of Off-
Street parking requirements, the Combined Use Ordinance and the Downtown Master Plan 
Parking Plan is permitted to satisfy the parking requirements. On-street parking shall not 
exceed forty (40) percent of required off-street parking. 

Location 
1. On-street parking shall be provided along the perimeter of the development parcel, on 

the public right-of-way. N/A See 02.06.05 

2. Street or sidewalk areas may not be used for off-street parking purposes. Individual 
ingress and egress drives extending across the public sidewalks and curbs and 
connecting the off-street parking spaces to the public street areas shall not exceed a 
maximum of twelve (12) feet for a one-way drive and eighteen (18) feet for a two-way 
drive. 

3. Required off-street parking should be located on the same parcel as the uses served. 

4. Off-street parking shall be limited to the sides or rear of the building(s) and screened 
from street view with appropriate perimeter landscape material per Section 5.04.02, 
Criteria for parking lots and vehicular use, Land Development Regulations. No off-street 
parking shall be located between a building and the adjacent street frontage.  

5. Joint common access drives and shared parking provisions are encouraged for two (2) 
or more contiguous interior lots owned exclusively or under separate ownership to 
enhance two-way access thereby decreasing access width from fifteen (15) feet to 
twelve (12) feet for each lot. 

TC — TOURIST COMMERCIAL The provisions of this district are to provide for uses to serve tourist 
needs in the community. The primary uses are intended for commercial uses for lodging, dining 
establishment(s), and minor retail establishments which primarily serve tourist(s) and other 
visitors to the city. 
Section 2.06.05 provides for special requirements of Tourist Commercial in several areas of the 
city. 
Permitted Uses  
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1. Motels and hotels. 
2. Bed and breakfast inns. 
3. Restaurants. 
4. Gift shops. 
5. Convenience commercial uses such as: 
a. Beauty or barber shops. 
b. Laundromat, laundry and dry-cleaning     
pick-up stations. 
c. Newsstands or bookstores. 
6. Off-street parking and loading. 

7. Commercial recreational entertainment 
facilities. 
8. Boat and marine supply sales. 
9. Marinas. 
10. Resort dwellings. 
11. Resort condominiums. 
12. Mixed Use Buildings within the defined 
Downtown A1A Retail Corridor (See Note 
11. Section 2.04.02.9, Zoning Schedule II.) 
13. All principal uses permitted in MDR 
District. 

Special Exceptions 
1. Temporary structures including carnivals, circuses and other temporary commercial 

amusement activities and religious gatherings for special events of a temporary nature 
with the city commission establishing the period for which such events shall begin and 
end. 

2. Professional Offices.  
3. Mixed use building — Conversion of existing buildings within the Downtown Mixed-Use 

District and Downtown A1A Retail Corridor.  
4. Convenience commercial uses such as: food, grocery, drug, or convenience stores.  
5. Marinas allowing liveaboard vessels for residential uses.  
6. Farmer's Markets. NOTE: All special exception uses are subject to Section 2.03.0, Section 

2.06.01 and additional specific requirements as noted.  
7. Private, social, recreational or fraternal clubs or organizations.  
8. Churches, synagogues or other houses of worship. 

 
Sec. 2.06.05. - Provisions to commercial uses on State Highway A1A which abut Central Avenue. 
For commercial uses in the TC or MDR districts along A1A which continue through to Central 
Avenue and face or abut residential districts, the following provisions shall apply: 

Section 2.06.05.1 Buffer zone. 
Within the rear yard setback, a fifteen-foot buffer zone shall be provided. Such buffer zone 
shall be treated with adequate fencing material and landscaping to block glare from the uses, 
including lights of automobiles, from reaching the residential areas. In addition, landscaping 
shall be provided and maintained which will enhance the character of the residential areas. 

Section 2.06.05.2 Automotive access. 
In no case shall automotive access to such lots be provided from Central Avenue. All 
automotive access for guests, residents or customers shall be provided from state road A1A. 
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Section 2.06.05.3 Service vehicle access. 

All service access, including that for trash removal, shall be provided from A1A and such service 
or loading and unloading areas shall not be provided in the rear yard setback area. 

Section 2.06.05.5 [Commercial/multi-family uses onA1A/SR 100]. 
For commercial land uses fronting on A1A or S.R. 100, the following provision shall apply: 

Section 2.06.05.6 Site plan review. 
All commercial development defined in Section 2.06.05 shall meet the requirements of Section 
2.06.06. 
 
Compliance with the Comprehensive Plan 
B. Land Use Element  

Mixed Use 
The mixed-use designation provides for land that could support a variety of urban land uses, 
including commercial and office facilities, and medium density residential. Mixed use 
development shall be served by central water and sewer systems. The types, sizes, densities 
and intensity of land uses in this classification are outlined below: 

Type of Use: Commercial professional office, business office, and medium density residential 
uses are permitted in this category. Industrial processing, manufacturing, and animal research 
facilities are not permitted. It is anticipated that the land use in this category will be principally 
commercial, with residential uses of between 15% and 30% of the land use mix encouraged, 
but location, community context and site characteristics may be considered in determining the 
mix of allowable uses appropriate for a site. 

Intensity of Each Use: In order to maintain adequate open space and control the intensity of 
uses in this classification, the maximum allowable impervious surface for each use shall be 65%. 
Maximum building height is three stories, 35 feet. 

Density of Use: The residential component within this classification provides for a density of 
five to 18 residential units per acre. 

Policy A.1.1.2 

The City shall maintain Land Development Regulations (LDRs), which contain the specific and 
detailed provisions that are necessary to implement the adopted Comprehensive Plan, 
including related development control ordinances. 

Policy A.1.1.3 
The LDRs shall address the location and extent of land uses in accordance with the categories, 
densities, and intensities of land uses contained in this Element and depicted on the Future 
Land Use Map. 
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Planning Staff Recommendation 

The proposed shared access drive of 6’ on the subject property and 6’ on the abutting 
commercial lot to the north do not meet minimum requirements for shared drive access for 
commercial properties as prescribed in the land development code.  

The concept plan for the proposed development at 907 N Oceanshore is recommended to be 
denied. The proposed two-way drive access with 6’ from each lot does not meet the minimum 
requirement of 12’ for each lot as specified in the LDC Section 02.02.04. The insufficient width 
of the proposed shared driveway impacts safety and traffic flow, creating a potential safety 
hazard by hindering safe vehicle ingress and egress. The applicant is encouraged to revise the 
plan to comply with required standards.  
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Staff Report 
 
Planning & Architectural Review Board Regular 
Meeting 
 
August 5, 2025 

 

 
To:  Planning & Architectural Review Board 
From:  Lupita McClenning, Planner 
Meeting Date:  August 5, 2025 
Item Name:  Application PVAR25-0002: Variance – Applicant is requesting a 

variance from the Land Development Code, Article II, Section 2.04.02. 
Design Guidelines, Location (2) and (5).  Applicant requests relief from 
the land development code minimum standards for a two-way drive 
requiring eighteen feet (18’) for a two-way drive for commercial use to 
a twelve-foot (12’) lane for a two-way commercial use drive.    
Parcel ID No.: 01-12-31-1100-00050-0050 
FLUM: Commercial 
Zoning District: Tourist Commercial 
Owner: Gaspar Family Holding Three LLC, 908 N Central Avenue, Flagler 
Beach, FL 32136  
Applicant: Gaspar Family Holding Three LLC, 908 N Central Avenue, 
Flagler Beach, FL 32136; 
Representative: Joseph Pozzuoli Architect, P.A., 314 Moody Boulevard, 
Flagler Beach, FL 32136 

 
Background:  
In February of 2025 applicant for the owner attended the Technical Review Committee (TRC) 
meeting to gather technical feedback on a proposed two-story, mixed-use building with 
approximately 2513 SQFT per floor. The ground floor proposes two (2) retail spaces and a 2-car 
garage with exterior stairs that lead to a three (3) bedroom, two (2) bath dwelling unit.   
Variance Request  
Design Guidelines Section 02.04.02 (2) and (5)  
Applicant is requesting a variance from the Land Development Code, Article II, Section 2.04.02. 
Design Guidelines, Location (2) and (5) 
(2) - Individual ingress and egress drives extending across the public sidewalks and curbs 
connecting the off-street parking spaces to the public street areas shall not exceed a maximum 
of twelve (12) feet for a one-way drive and eighteen (18) feet for a two-way drive.  
Applicant requests relief from the land development code minimum standards for a two-way 
drive requiring eighteen feet (18’) for a two-way drive for commercial use to a twelve-foot (12’) 
lane for a two-way commercial use drive.    
(5) - Joint common access drives and shared parking provisions are encouraged for two (2) or 
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more contiguous interior lots owned exclusively or under separate ownership to enhance two-
way access thereby decreasing access width from fifteen (15) feet to twelve (12) feet for each 
lot. 
Applicant requests relief from the land development code minimum standards for a joint 
common access drive on a contiguous interior commercial lot decreasing the land development 
code minimum standards for a two-way access from twelve feet (12’) on each lot to six feet (6’) 
on each lot. 
 
Fiscal Impact: 
N/A 
 
Staff Recommendation: 
The request to permit a twelve-foot (12’) shared drive designed for single-family residential use 
does not meet the standards for "practical difficulty" or "undue hardship." Granting the 
variance for twelve-foot (12’) drive for commercial use negatively impacts public safety, traffic 
flow, and surrounding neighborhood.   
The Planning and Architectural Review Board, (PARB) and City Commission must also determine 
if the variance request is consistent with the goals and policies of the zoning code, including the 
specific regulations regarding driveways and access management along State Road A1A.  
 
Staff recommends the Planning and Architectural Review Board recommend to the City 
Commission to deny the variance based on the following conditions:  
1.    An economic disadvantage or a desire for convenience is not sufficient to demonstrate 
undue hardship. According to Florida case law, a variance cannot be granted for self-created 
hardships. A hardship must be unique to the property; not conditions and standards applicable 
to other properties that are similarly zoned (tourist commercial with a mixed-use overlay.)  
2.    The reduction in shared-drive driveway access for use by two contiguous commercial 
properties poses a safety risk on State Road A1A, potentially impacting traffic flow, sight 
distance, with a high possibility of congestion for vehicles entering and existing the properties 
sharing the driveway access.  
3.    Reduced driveway access could increase the risk of accidents, especially for pedestrians and 
vehicles turning in and out of the property. Vehicles entering or exiting A1A simultaneously 
from either commercial property leads to unsafe traffic flow.   
4.    The applicant bears the burden of proof to justify the need for the variance by providing 
supporting documentation including a traffic study demonstrating the unique circumstance and 
the impact of denying the variance request. If applicant fails to provide sufficient evidence, the 
variance request can justifiably be denied.  
5.    FDOT Access Management Standards govern access to the state highway system, including 
State Road A1A.  Although the City’s Land Development Code reduces the width requirements 
for a shared drive access from fifteen-feet (15’) to twelve-feet (12’) on each lot, FDOT access 
management standards requires a twenty-four-foot (24’) drive access for commercial uses. 
 
Attachments: 
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1. VARIANCE_PVAR25_0002_ 907 N Oceanshore Blvd_Staff Findingsv2 
2. APPLICATION_PVAR25-0002_FINAL 
3. Mailing List_300 FT 
4. 25-00252F Legal Ad Affidavit 
5. SURVEYS 
6. CORRECTED_SITE PLANS 907 N OCEAN SHORE 
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City of Flagler Beach 
 
 
 

Planning & Zoning Department 

 
Date: July 17, 2025  
 
To: Planning and Architectural Review Board (PARB) 
 
From: Lupita McClenning, City Planner 
 Presented to PARB by Bill Freeman, City Engineer 
 
RE: 907 N Oceanshore Blvd., Flagler Beach, FL  

Request for a Variance PVAR25-0002 
 
Land Use Data 

Applicant:  Joseph Pozzuoli, Architect 
Owner: Gaspar Family Holdings 
 
Property 
Address: 907 N Oceanshore Blvd., Flagler Beach, FL  
   
Parcel ID: 01-12-31-1100-00050-0050  

.14 of an acres  
 
Zoning: Tourist Commercial  
Overlay: Downtown Mixed-Use Overlay  
 
FLUM:  Commercial  
 
Background:  

In February of 2025 applicant for the owner attended the Technical Review Committee (TRC) 
meeting to gather technical feedback on a proposed two-story, mixed-use building with 
approximately 2513 SQFT per floor. The ground floor proposes two (2) retail spaces and a 2-car 
garage with exterior stairs that lead to a three (3) bedroom, two (2) bath dwelling unit.   

Variance Request  

Design Guidelines Section 02.04.02 (2) and (5)  

Applicant is requesting a variance from the Land Development Code, Article II, Section 2.04.02. 
Design Guidelines, Location (2) and (5) 

(2) - Individual ingress and egress drives extending across the public sidewalks and curbs 
connecting the off-street parking spaces to the public street areas shall not exceed a 
maximum of twelve (12) feet for a one-way drive and eighteen (18) feet for a two-way 
drive.  
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Applicant requests relief from the land development code minimum standards for a two-way 
drive requiring eighteen feet (18’) for a two-way drive for commercial use to a twelve-foot (12’) 
lane for a two-way commercial use drive.    

(5) - Joint common access drives and shared parking provisions are encouraged for two 
(2) or more contiguous interior lots owned exclusively or under separate ownership to 
enhance two-way access thereby decreasing access width from fifteen (15) feet to 
twelve (12) feet for each lot. 

Applicant requests relief from the land development code minimum standards for a joint 
common access drive on a contiguous interior commercial lot decreasing the land 
development code minimum standards for a two-way access from twelve feet (12’) on each 
lot to six feet (6’) on each lot.  

Planning and Architectural Review Board Section 8.05.13  

The Planning and Architectural Review Board (PARB) may recommend to grant variances only 
upon finding that the request meets the six standards set forth in Appendix A, Land Development 
Regulations, Section 8.05.13. 

In advocating any variance, the Planning and Architectural Review Board may prescribe 
appropriate conditions and safeguards in conformity with this ordinance. Violation of such 
conditions and safeguards, when made a part of the terms under which the variance is 
advocated, shall be deemed a violation of this ordinance.  

The Planning and Architectural Review Board may prescribe a reasonable time limit within 
which the action for which the variance is required shall be begun or completed or both. Under 
no circumstances except as permitted above shall the Planning and Architectural Review Board 
advocate a variance to permit use not generally or by special exception permitted in the zoning 
district involved or any use expressly or by implication prohibited by the terms of this ordinance 
in the zoning district. 

No nonconforming use of neighboring lands, structures or buildings in the same zoning district, 
and no permitted use of lands, structures or buildings in other zoning districts shall be 
considered grounds for the advocation of a variance. 

Staff Analysis Appropriate Conditions and Safeguards Section 8.05.13 

1. That special conditions and circumstances exist which are peculiar to the land, structure 
or building involved and which are not applicable to other structures or buildings in the 
same zoning district.  
a. No special conditions or circumstances exist which are peculiar to the land 

which are not applicable to other commercial buildings in the same zoning 
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district. Other commercial properties on A1A are required to meet the 
standards including those lots platted at 50’ along S. Oceanshore/A1A. 

b. A1A is a state road and FDOT requirements for driveways are more stringent 
than the City’s land development code. FDOT requires commercial properties 
have a two-way access and be a minimum of twenty-four feet (24’).  

2. That the special conditions and circumstances do not result from the actions of the 
applicant. 
a. The circumstances are the result from the actions of the applicant/owner due 

to the building size of the proposed project. The size of the project does not 
accommodate a two-way drive width.  

b. The Land Development Code encourages and makes concession for by joint 
access drives by decreasing the two-way access width from fifteen-feet (15’) 
to twelve-feet (12’) on each lot.  

3. That granting the variance requested will not confer on the applicant any special privilege 
that is denied by this ordinance to other lands, buildings or structures in the same zoning 
district. 

a. The granting of this variance confers special privileges which is denied to 
other commercial property in the same zoning district.  

4. That literal interpretation of the provisions of this ordinance would deprive the applicant 
of rights commonly enjoyed by other properties in the same zoning district under the 
terms of this ordinance and would work unnecessary and undue hardship on the 
applicant.  

a. The granting of variance does not deprive the applicant of rights enjoyed 
by other properties in the same zoning district.  

5. That the variance granted is the minimum variance that will make possible the 
reasonable use of the land, building or structure, 

a. The minimal granting of a variance will not make possible the 
reasonable use of the land as a smaller commercial structure and/or 
mixed-use building can be built to accommodate a two-way joint 
commercial drive.  

6. That the grant of the variance will be in harmony with the general intent and purpose of 
this ordinance, and that such variance will not be injurious to the area involved or 
otherwise detrimental to the public welfare. 

a. The project proposes a joint/shared drive contiguous with the commercial 
property to the north with each commercial lot providing 6’ drive 
easement to be utilized as two-way drive. The commercial property to the 
north is listed on the property appraiser’s site as a restaurant/café use. 
Both commercial properties utilizing a one-way twelve-foot (12’) drive for 
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ingress/egress onto A1A, Oceanshore Blvd is potentially injurious or 
otherwise detrimental to the public.  

 
Planning Staff Recommendation 
The request to permit a twelve-foot (12’) shared drive designed for single-family residential use 
does not meet the standards for "practical difficulty" or "undue hardship." Granting the variance 
for twelve-foot (12’) drive for commercial use negatively impacts public safety, traffic flow, and 
surrounding neighborhood.   
The Planning and Architectural Review Board, (PARB) and City Commission must also determine 
if the variance request is consistent with the goals and policies of the zoning code, including the 
specific regulations regarding driveways and access management along State Road A1A.  
 
Staff recommends the Planning and Architectural Review Board recommend to the City 
Commission to deny the variance based on the following conditions:  

1. An economic disadvantage or a desire for convenience is not sufficient to demonstrate 
undue hardship. According to Florida case law, a variance cannot be granted for self-
created hardships. A hardship must be unique to the property; not conditions and 
standards applicable to other properties that are similarly zoned (tourist commercial with 
a mixed-use overlay.)  

2. The reduction in shared-drive driveway access for use by two contiguous commercial 
properties poses a safety risk on State Road A1A, potentially impacting traffic flow, sight 
distance, with a high possibility of congestion for vehicles entering and existing the 
properties sharing the driveway access.  

3. Reduced driveway access could increase the risk of accidents, especially for pedestrians 
and vehicles turning in and out of the property. Vehicles entering or exiting A1A 
simultaneously from either commercial property leads to unsafe traffic flow.   

4. The applicant bears the burden of proof to justify the need for the variance by providing 
supporting documentation including a traffic study demonstrating the unique 
circumstance and the impact of denying the variance request. If applicant fails to provide 
sufficient evidence, the variance request can justifiably be denied.  

5. FDOT Access Management Standards govern access to the state highway system, 
including State Road A1A.  Although the City’s Land Development Code reduces the width 
requirements for a shared drive access from fifteen-feet (15’) to twelve-feet (12’) on each 
lot, FDOT access management standards requires a twenty-four-foot (24’) drive access 
for commercial uses.   
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