
 

Planning & Architectural Review Board Regular Meeting 
Agenda 
 
Tuesday, November 4, 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. October 7, 2025 Meeting Minutes 

5. Old Business 

6. New Business 

 a. Application PVAR26-0001: Variance - 202 S. Daytona Avenue. Applicant is requesting a variance from 
Appendix A — Land Development Regulations, Article II, Section 2.04.02.12. Drive-through type businesses 
are prohibited in Downtown General Commercial, Mixed Use Overlay. Financial institutions with a drive-
through component are only permitted by Special Exception in the Highway Commercial District.  
Parcel ID No.: 12-12-31-4500-00500-0010 
FLUM:  Commercial 
Zoning District: General Commercial / Mixed Use Overlay District 
Owner/Applicant: Barwick Banking Company, 101 Marina Cove Drive, Saint Augustine, FL 32080 

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 
Regular Meeting Minutes 
 
Tuesday, October 7, 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: Barbara Revels, Scott Chappuis, Suzie Johnston, Paul Mykytka, Joann Soman  
 
Absent: Lisa Smith, Boudie Estberg 
 
Staff Present: City Attorney Drew Smith, City Planner Lupita McClenning and Secretary Michele 
Ficocello 

4. Approve Minutes 

 a. September 2, 2025 Meeting Minutes 
 
A motion to approve the meeting minutes was made by Barbara Revels, seconded by Scott 
Chappuis. The motion carried unanimously. 

5. Old Business - None  

6. New Business 

 a. PAN25-0001 Ordinance 2025-21 (Veranda Bay): AN ORDINANCE OF THE CITY COMMISSION 
OF THE CITY OF FLAGLER BEACH, FLORIDA, TO ANNEX PROPERTY TO BE INCLUDED WITHIN 
CITY LIMITS OF THE CITY OF FLAGLER BEACH; PROVIDING FOR THE ANNEXATION OF 
APPROXIMATELY 210.70 ACRES OF PROPERTY; PROVIDING FOR ANNEXATION IN 
ACCORDANCE WITH THE VOLUNTARY ANNEXATION PROVISIONS OF SECTION 171.044, 
FLORIDA STATUTES; PROVIDING FOR ANNEXATION OF REAL PROPERTY/AMENDMENT OF 
CORPORATE/CITY LIMITS; PROVIDING FOR RIGHTS AND PRIVILEGES RESULTING FROM 
ANNEXATION UPON LAND USES; PROVIDING FOR EFFECT ON A VALOREM TAXES; 
PROVIDING FOR EFFECT ON BUSINESSES AND OCCUPATIONS; PROVIDING FOR EFFECT ON 
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BUSINESSES AND OCCUPATIONS; PROVIDING FOR CONFLICTS, SEVERABILITY AND AN 
EFFECTIVE DATE. 
 
Chair Johnston inquired about the presentation process for all agenda items.  City Attorney 
Smith clarified the City Planner would provide a consolidated presentation.  Barbara Revels 
made comments related to the agenda packet being provided too late for the volume of 
material required to review, updates to the agenda packet were provided the day before the 
meeting and two members of the Board are absent.  Barbara Revels made a motion to 
postpone all agenda items to a date and time certain with workshops being included prior to 
the meeting.  Board discussion ensued.  Scott Chappuis seconded the motion.  The Applicant 
provided comments.   Board discussion continued.  Public comment was opened, and 
comments were received from John Tanner, R.J. Santore, Caleb Hathaway, Applicant Ken 
Belshe, Melanie Thomson, Linda Burge, Lori Ottlein and Rob Rotten.  Public comment was 
closed.  Board discussion continued related to possible dates for a special PAR Board 
meeting.  Barbara Revels amened the motion to table all items on the agenda to a date and 
time certain of Wednesday, October 15, 2025, at 5:30pm in the City Commission Chambers.  
Scott Chappuis seconded the amended motion. 
 
Roll Call: Scott Chappuis, Yea; Barbara Revels, Yea; Paul Mykytka, Nay; Joann Soamn, Nay; 
Chair Suzie Johnston, Nay.  The motion failed to pass three (3) to two (2). 
 
City Planner Lupita McClenning provided a history of the project along with a power point 
presentation for items 6a, 6b. and 6c.  Board discussion and inquiries ensued during the 
presentation.  The Applicant, Ken Belshe and his representatives, Michael Chiumento, Parker 
Mynchenberg and Jay Livingston provided comments throughout the presentation.  City 
Attorney Smith provided clarity related to processes throughout the presentation.  The 
Applicant and his representatives provided a history of the project along with a power point 
presentation.  Public comment was opened, and comments were received from John Tanner, 
Flagler County Attorney Sarah Spector, Caleb Hathaway, James Fisk, Dawn Lynch, RJ Santore, 
Melonie Thomson and Matt Hathaway.  Public comment was closed.  The Applicant’s 
representatives provided further comments in response to public comment.  Further Board 
discussion ensued with the Applicant.   
 
Chair Johnston passed the gavel to Vice-Chair Chappuis.  Chair Johnston made a motion to 
recommend approval of item 6a., Joann Soman seconded.  Roll Call: Scott Chappuis, Nay; 
Barbara Revels, Nay; Paul Mykytka, Nay; Joann Soamn, Nay; Chair Suzie Johnston, Yea.  The 
motion failed to pass four (4) to one (1). 
 
Joann Soman made a motion to recommend disapproval of item 6a., Paul Mykytka 
seconded.  Roll Call: Scott Chappuis, Yea; Barbara Revels, Yea; Paul Mykytka, Yea; Joann 
Soamn, Yea; Chair Suzie Johnston, Nay.  The motion passed four (4) to one (1). 
  

 b. PFLUMA25-0001 Ordinance 2025-23 (Veranda Bay): AN ORDINANCE OF THE CITY 
COMMISSION OF THE CITY OF FLAGLER BEACH, FLORIDA, AMENDING THE 
COMPREHENSIVE PLAN FUTURE LAND USE MAP DESIGNATION FOR APPROXIMATELY 
233.92 ACRES OF CERTAIN REAL PROPERTY WITH ACCOMPANYING TEXT POLICY 
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AMENDMENT TO VOLUNTARILY LIMIT DEVELOPMENT TO A MAXIMUM OF 377 
RESIDENTIAL UNITS, A MAXIMUM OF 16,200 SQUARE FEET OF NON-RESIDENTIAL USES, A 
MAXIMUM OF 150 MARINA BERTHS PROVIDING FOR SEVERABILITY; PROVIDING FOR 
CONFLICTS; AND PROVIDING FOR AN EFFECTIVE DATE. 
 
Barbara Revels made a motion to recommend disapproval of item 6b., Paul Mykytka 
seconded. 
 
Roll Call: Scott Chappuis, Yea; Barbara Revels, Yea; Paul Mykytka, Yea; Joann Soamn, Yea; 
Chair Suzie Johnston, Nay.  The motion passed four (4) to one (1). 
  

 c. PRZ 25-0001 Ordinance 2025-24 (Veranda Bay MPDA): AN ORDINANCE OF THE CITY 
COMMISSION OF THE CITY OF FLAGLER BEACH, FLORIDA, AMENDING THE OFFICIAL 
ZONING MAP DESIGNATION FOR APPROXIMATELY 234 ACRES OF CERTAIN REAL 
PROPERTY; PROVIDING FOR SEVERABILITY; PROVIDING FOR CONFLICTS; AND PROVIDING 
FOR AN EFFECTIVE DATE 
 
Barbara Revels made a motion to recommend disapproval of item 6c., Scott Chappuis 
seconded. 
 
Roll Call: Scott Chappuis, Yea; Barbara Revels, Yea; Paul Mykytka, Yea; Joann Soamn, Yea; 
Chair Suzie Johnston, Nay.  The motion passed four (4) to one (1).  

 d. PAN25-0002 ORDINANCE 2025-22 (Summertown): AN ORDINANCE OF THE CITY 
COMMISSION OF THE CITY OF FLAGLER BEACH, FLORIDA, TO ANNEX PROPERTY WITHIN 
CITY LIMITS OF THE CITY OF FLAGLER BEACH; PROVIDING FOR THE ANNEXATION OF 
APPROXIMATELY 514.06 ACRES OF PROPERTY TO BE INCLUDED WITHIN THE CITY LIMITS 
OF FLAGLER BEACH; PROVIDING FOR ANNEXATION IN ACCORDANCE WITH THE 
VOLUNTARY ANNEXATION PROVISIONS OF SECTION 171.044, FLORIDA STATUTES; 
PROVIDING FOR ANNEXATION OF REAL PROPERTY/AMENDMENT OF CORPORATE/CITY 
LIMITS; PROVIDING FOR RIGHTS AND PRIVILEGES RESULTING FROM ANNEXATION UPON 
LAND USES; PROVIDING FOR EFFECT ON A VALOREM TAXES; PROVIDING FOR EFFECT ON 
BUSINESSES AND OCCUPATIONS; PROVIDING FOR EFFECT ON BUSINESSES AND 
OCCUPATIONS; PROVIDING FOR CONFLICTS, SEVERABILITY AND AN EFFECTIVE DATE.  
 
Board discussion ensued related to items 6d., 6e. and 6f.  The Applicant’s representatives 
provided comments and requested feedback.  The Applicant waived the right to provide 
further presentations.  Board discussion continued with the Applicant and his 
representatives.  Public comment was opened for items 6d., 6e. and 6f. and comments were 
received from Dawn Lynch and R. J. Santore.  Public comment was closed.  Further Board 
discussion ensued. 
 
Paul Mykytka made a motion to recommend disapproval of item 6d., Barbara Revels 
seconded. 
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Roll Call: Scott Chappuis, Yea; Barbara Revels, Yea; Paul Mykytka, Yea; Joann Soamn, Yea; 
Chair Suzie Johnston, Yea.  The motion passed unanimously.  
  

 e. PFLUMA25-0002 ORDINANCE 2025-25 (Summertown): AN ORDINANCE OF THE CITY 
COMMISSION OF THE CITY OF FLAGLER BEACH, FLORIDA, AMENDING THE 
COMPREHENSIVE PLAN FUTURE LAND USE MAP DESIGNATION FOR APPROXIMATELY 
544.97 ACRES OF CERTAIN REAL PROPERTY; WITH ACCOMPANYING TEXT POLICY 
AMENDMENT TO VOLUNTARILY LIMIT DEVELOPMENT TO A MAXIMUM 1,640 RESIDENTIAL 
UNITS, A MAXIMUM OF 640,000 SQUARE FEET OF NON-RESIDENTIAL USES AND A 
MAXIMUM OF 250 HOTEL ROOMS, PROVIDING FOR SEVERABILITY; PROVIDING FOR 
CONFLICTS; AND PROVIDING FOR AN EFFECTIVE DATE. 
 
Paul Mykytka made a motion to recommend disapproval of item 6e., Barbara Revels 
seconded. 
 
Roll Call: Scott Chappuis, Yea; Barbara Revels, Yea; Paul Mykytka, Yea; Joann Soamn, Yea; 
Chair Suzie Johnston, Yea.  The motion passed unanimously.  
  

 f. PRZ25-0002 ORDINANCE 2025-26 (Summertown): AN ORDINANCE OF THE CITY 
COMMISSION OF THE CITY OF FLAGLER BEACH, FLORIDA, AMENDING THE OFFICIAL 
ZONING MAP DESIGNATION FOR APPROXIMATELY 545.54 ACRES OF CERTAIN REAL 
PROPERTY; PROVIDING FOR SEVERABILITY; PROVIDING FOR CONFLICTS; AND PROVIDING 
FOR AN EFFECTIVE DATE 
 
Paul Mykytka made a motion to recommend disapproval of item 6f., Barbara Revels 
seconded. 
 
Roll Call: Scott Chappuis, Yea; Barbara Revels, Yea; Paul Mykytka, Yea; Joann Soamn, Yea; 
Chair Suzie Johnston, Yea.  The motion passed unanimously.   

7. Other Business - None 

8. City Planner Report - None 

9. Board Comments - None 

10. Adjournment 
 
A motion to adjourn the meeting was made by Scott Chappuis, seconded by Paul Mykytka. The 
motion carried unanimously.  Chair Johnston adjourned the meeting at 9:30pm.  
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Staff Report 
 
Planning & Architectural Review Board Regular 
Meeting 
 
November 4, 2025 

 

 
To:  Planning & Architectural Review Board 
From:  Lupita McClenning, Planner 
Meeting Date:  November 4, 2025 
Item Name:  Application PVAR26-0001: Variance - 202 S. Daytona Avenue. Applicant 

is requesting a variance from Appendix A — Land Development 
Regulations, Article II, Section 2.04.02.12. Drive-through type 
businesses are prohibited in Downtown General Commercial, Mixed 
Use Overlay. Financial institutions with a drive-through component are 
only permitted by Special Exception in the Highway Commercial 
District.  
Parcel ID No.: 12-12-31-4500-00500-0010 
FLUM:  Commercial 
Zoning District: General Commercial / Mixed Use Overlay District 
Owner/Applicant: Barwick Banking Company, 101 Marina Cove Drive, 
Saint Augustine, FL 32080 

 
Background:  
This parcel is located on the SW corner of S. Daytona Avenue and 2nd St. The property is 
50X150, 7500 SQ FT lot. A demolition permit was approved in June 2025. The applicant 
submitted plans for a 3-story commercial building with a one-way, one-lane, drive-through for a 
financial institution. The applicant is requesting a variance from the Land Development Code, 
Article II, Section 2.04.02. Design Guidelines, Drive-through type businesses that have a drive-in 
component as part of their operation are a prohibited use. Financial institutions with a drive-
through component are only permitted by Special Exception in the Highway Commercial 
District. 
 
Fiscal Impact: 
N/A 
 
Staff Recommendation: 
The request to permit a drive-through does not meet Section 8.05.01, standards for "undue 
hardship." The granting of variance does not deprive the applicant of rights enjoyed by other 
properties in the same zoning district. An updated set of plans for a commercial structure 
without a drive-through component were submitted for TRC review on 10/16/2025. The 
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proposed updated plans meet with land development regulations and design guidelines. The 
Downtown Mixed-use district prioritizes the public realm and encourages street-level 
pedestrian activity. Allowing a drive-through in the downtown area runs counter to the goals of 
the Mixed-use District as drive-throughs contribute to auto-oriented designs and lifestyles. Staff 
recommends the Planning and Architectural Review Board recommend to the City Commission 
to deny the variance to allow a drive-through in the Downtown Mixed-use district. 
 
Attachments: 
1. VARIANCE_PVAR26_0001_ 202 S Daytona Ave_Findings 
2. APPLICATION_VARIANCE_PVAR26-0001 
3. Legal Ad Affidavit 
4. SURVEY_VARIANCE_PVAR26-0001 
5. SITE PLANS_VARIANCE_PVAR26-0001 
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City of Flagler Beach 
P.O. Box 70 ● 116 3rd Street South 

Flagler Beach, Florida 32136 
Phone (386) 517-2000 ● Fax (386) 517-2016 

 

Planning & Zoning Department 

 
Date: October 22, 2025   
 
To: Planning and Architectural Review Board (PARB) 
 
From: Lupita McClenning, City Planner 
 
RE: 202 S. Daytona Avenue, Flagler Beach, FL  

Request for a Variance PVAR25-0002 

 

Land Use Data 

Applicant:  Joseph Pozzuoli, Architect 
Owner: Barwick Banking Company 
 
Property 
Address: 202 S. Daytona Avenue, Flagler Beach, FL  
   
Parcel ID: 12-12-31-4500-00500-0010 

.19 of an acre 
 
FLUM:  Commercial  
 
Zoning: General Commercial  
Overlay: Downtown Mixed-Use Overlay  
 
Section 2.04.02 The urban design goals for the Downtown Mixed Use Overlay district are: 

1. Enhance the pedestrian scale environment while retaining the eclectic beach town 
character.  

2. Develop strong linkages between the residential neighborhoods and the Downtown. 

3. Create a harmonious character that incorporates the City's historical and cultural 
heritage.  

4. Provide flexible site development principles while maintaining a high level of aesthetic 
element.  

5. Maintain a sense of connection with the traditional single-family houses while 
accommodating a mix of residential and beach oriented commercial uses. 
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Building Design 
The built environment is vital in maintaining an area's visual integrity and unique character. 
Traditionally sized and smaller scaled buildings help to establish a pedestrian scale and also 
maintain the character of the Downtown. The guidelines in this section are applicable to 
properties located in the Downtown Mixed-Use Overlay District. 
Guidelines 

1. All new development, additions and/or renovations should reflect the traditional 
development patterns and strive to encourage an efficient pedestrian oriented 
environment. 

2. New buildings should incorporate a clear division between street level and upper 
floors through a change of architectural elements, materials, and/or color. 

 

Background:  

A demolition permit for existing building on 202 S. Daytona was approved June 2025.   

Proposal 

Applicant attended the Technical Review Committee (TRC) meeting to gather technical feedback 

for:  

• a three-story commercial building  

• a one-way, one-lane drive-through for a bank  
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• ground floor proposes a 2,010 SQFT, with 2,313 SQFT of offices each for the 2nd floor and 

3rd floors.  

• Open covered areas include 897 SQFT on the ground floor, and 542 SQFT of open 

balconies on the 2nd and 3rd floors.  

Variance Request  

Section 02.04.02   

Applicant is requesting a variance from the Land Development Code, Article II, Section 2.04.02. 

Design Guidelines, Drive-through type businesses that have a drive-in component as part of their 

operation is a prohibited use.   

Applicant requests relief from the land development code minimum standards to allow for a 

one-way, one-lane drive through.   

Financial institutions with a drive-through component are only permitted by special exception 

in Highway Commercial district.  

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.  
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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 

district. No commercial properties within the Downtown Mixed Use Overlay 

district are permitted to have a drive-through component.  

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 to 

develop the property with a drive-through component.  

b. The applicant recently submitted a revised set of plans to the TRC eliminating 

the drive-through and replacing with two (2) walk-up ATM’s.  Eliminating the 

drive-through component eliminated the request to remove existing ROW 

public parking to accommodate an additional curb cut for egress of the drive-

through along S. Daytona Avenue  

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 mixed-use overlay 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.  

b. A 3-story commercial structure without a drive-through component 

was submitted for review at the TRC on 10/16/2025 which can be 

built in accordance with land development regulations and design 

guidelines.  

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 drive-through in the heart of the downtown mixed-

use district. The code and guidelines prescribe pedestrian-scale 

developments, with strong linkages between neighborhood and 
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downtown, maintaining a sense of connection among mix of residential 

and beach oriented commercial uses.   

b. A drive-through in the heart of downtown with pedestrian activity is 

potentially injurious or otherwise detrimental to the public.  

 

Planning Staff Recommendation 

The request to permit a drive-through does not meet the standards for "practical difficulty" or 

"undue hardship." Granting the variance for a drive-through undermines the guidelines and code 

for a mixed-use district and negatively impacts public safety, pedestrian activity in the downtown 

and surrounding neighborhood.   

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 (general commercial 

with mixed-use overlay.)  

2. Sites with drive-throughs can have several features that detract from a pedestrian-

oriented streetscape. The drive-through component poses a safety risk, potentially 

impacting pedestrian flow, with a high possibility of congestion for vehicles entering and 

exiting the drive-through.  

  

3. The Downtown Mixed-use district prioritizes the public realm and encourages street-

level pedestrian activity. Allowing a drive-through in the downtown area would run 

counter to the goals of the Mixed-use district as drive-throughs contribute to auto-

oriented designs and lifestyles.  

 
4. The applicant bears the burden of proof to justify the need for the variance by providing 

supporting documentation including a 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.  

 
The applicant did not demonstrate how a drive-through would or would not present 

negative land use and/or transportation impacts on the surrounding area including: 

 

• off-site queuing that could block the sidewalk, bike lane, or traffic lane;  

• drive-throughs contribute directly to air pollution via vehicle idling that occurs 

as customers await service in a one-way drive;  
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• noise from drive through speakers can negatively impact residential neighbors;  

• Additionally, consumers increasingly use self-service digital apps for many low-

level routine financial transactions which reduces the need for drive-throughs 

and provides institutions with opportunity to focus on high-value services like 

mortgages and financial planning (which are not done in a drive-through 

scenario).   
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