
 

Planning & Architectural Review Board Regular Meeting Agenda 
 
Tuesday, January 6, 2026 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. November 4, 2025 Meeting Minutes 

5. Old Business 

6. New Business 

 a. Ordinance No. 2026-XX. An Ordinance of the City of Flagler Beach, Florida, Amending the Land Development Regulations, 
Section 2.06012 "Rental Units" of Appendix "A," "Land Development Regulations;" Amending the Process and Schedule for 
Fire Inspections of Resort Dwellings and Resort Condominiums; Providing for Conflict; Providing for Codification; Providing 
for Severability; and Providing for an Effective Date. 

 b. Special Exception Application PSPE26-0001: Parcel ID No. 12-12-31-4500-00380-0030; Applicant: Jason and Samantha Clark; 
Request for a Special Exception Use to build a two-family dwelling in the Low-Density Residential Zoning District. 

 c. Final Site Plan Application PMS26-0001: Barwick Bank, 202 S. Daytona Ave.; Parcel ID: 12-12-31-4500-00500-0010; 
Applicant: Barwick Bank Company; Request for final site plan approval to construct a three-story commercial bank building 
in the General Commercial and CRA Overlay Downtown Mixed-Use Zoning District. 

 d. Ordinance No. 2025-29. An Ordinance of the City of Flagler Beach, Florida, Relating to the Land Development Regulations; 
Amending the Code of Ordinances to Add Section 8.06.01 to Appendix "A," "Land Development Regulations." Establishing a 
Process for the Review of Reasonable Accommodation Requests for Certified Recovery Residences Pursuant to Florida 
Statutes Section 397.487; Providing for Conflict; Providing for Codification; Providing for Severability; and Providing for an 
Effective Date.  

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. 

 

Page 1 of 69



 

Planning & Architectural Review Board 
Regular Meeting Minutes 
 
Tuesday, November 4, 2025 at 5:30 PM 
 
City Commission Chambers – 105 S. 2ND Street, Flagler Beach, 
FL 32136 

 

 
1. Call the meeting to order 

 
Acting Chair Scott Chappuis called the meeting to order at 5:30 p.m. 

2. Pledge of Allegiance 
 
Acting Chair Scott Chappuis led the Pledge of Allegiance. 

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

4. Approve Minutes 

 a. October 7, 2025 Meeting Minutes 
 
A motion to approve the meeting minutes was made by Joann Soman, seconded by Barbara 
Revels. The motion carried unanimously. 
  

5. Old Business 
 
None 
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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 
 
City Planner Lupita McClenning presented the item and staff findings.  The applicant and 
their representative, Joseph Pozzuoli, were present and spoke before the Board.  Mr. 
Pozzuoli provided updated plans at the meeting (attached to the minutes).  Board discussion 
ensued and included potential for changing the Code to allow a drive-thru, parking, 
maintaining downtown business district character and a golf cart drive-thru.  
 
Lisa Smith made a motion to recommend denial of item 6a. based on none of the six (6) 
criteria being met; Joann Soman seconded.  Public comment was opened.  No public 
comment was received.  Motion passed unanimously after a roll call vote.     

7. Other Business 
 
Secretary Michele Ficocello provided the 2026 PAR Board Meeting schedule (attached to 
minutes). 

8. City Planner Report 
 
City Planner Lupita McClenning reported that the mobility study plan is priority.  

9. Board Comments 
 
Joann Soman commented the October meeting agenda was too full.  Board discussion ensued and 
included limited time to review documents.  Ms. McClenning clarified that the analysis for 
Veranda Bay was completed last year and the time has been spent to bring the City into 
compliance with the State. 

10. Adjournment 
 
A motion to adjourn the meeting was made by Joann Soman, seconded by Barbara Revels. The 
motion carried unanimously.  Acting Chair Chappius adjourned the meeting at 5:56pm. 
 
  

Page 3 of 69



  

  

Page 4 of 69



 

Page 5 of 69



 

Staff Report 
 
Planning & Architectural Review Board Regular 
Meeting 
 
January 6, 2026 

 

 
To:  Planning & Architectural Review Board 
From:  Steve Cox, Fire Chief 
Meeting Date:  January 6, 2026 
Item Name:  Ordinance No. 2026-XX. An Ordinance of the City of Flagler Beach, 

Florida, Amending the Land Development Regulations, Section 2.06012 
"Rental Units" of Appendix "A," "Land Development Regulations;" 
Amending the Process and Schedule for Fire Inspections of Resort 
Dwellings and Resort Condominiums; Providing for Conflict; Providing 
for Codification; Providing for Severability; and Providing for an 
Effective Date. 

 
Background:  
Short-term rental properties have become an increasingly common form of lodging within the 
City of Flagler Beach, accommodating residents, visitors, and seasonal guests. Unlike traditional 
owner-occupied dwellings, short-term rentals experience frequent occupant turnover, varying 
levels of familiarity with the property, and increased use of cooking, heating, and electrical 
systems. These factors elevate the potential risk for fire incidents and life-safety emergencies. 
 
Fire inspections of short-term rental properties are conducted to ensure compliance with 
applicable fire codes, life-safety standards, and local ordinances. The primary objective of these 
inspections is to reduce the risk of fire, ensure early detection and warning, provide safe means 
of egress, and protect occupants, neighboring properties, and responding emergency 
personnel. 
 
By implementing a standardized inspection process for short-term rentals, the Flagler Beach 
 Fire Department promotes a consistent level of safety. This program supports community risk 
reduction efforts, enhances public safety, and ensures that property owners meet their 
responsibility to provide a safe environment for occupants while operating a short-term rental 
within the jurisdiction. 
 
Fiscal Impact: 
The implementation of a short-term rental fire inspection program is expected to have a 
minimal to neutral fiscal impact on the Flagler Beach Fire Department and the City of Flagler 
Beach when supported by a cost-recovery inspection fee. Inspections will be conducted by the 
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existing Flagler Beach Fire Department Inspector as part of normal fire prevention and life-
safety operations.  
 
The program is anticipated to generate modest recurring revenue sufficient to cover inspection 
labor, administrative processing, and enforcement activities. No additional staffing, apparatus, 
or capital expenditures are anticipated at this time. 
 
From a broader perspective, the program may result in long-term cost avoidance by reducing 
the likelihood and severity of fire incidents, minimizing emergency response demands, property 
loss, and potential liability exposure to the City. Enhanced compliance with fire and life-safety 
standards supports community risk reduction goals while maintaining fiscal responsibility. 
 
Staff Recommendation: 
Staff recommends the Planning and Architectural Review Board recommend to the City 
Commission to approve. 
 
Attachments: 
1. Ordinance 2026-XX_STR Fire Inspections 
2. FBFD - Pre-inspection Guide_SHORT TERM RENTAL 
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1 ORDINANCE NO. 2026-____ 
2  
3 AN ORDINANCE OF THE CITY OF FLAGLER BEACH, 
4 FLORIDA, AMENDING THE LAND DEVELOPMENT 
5 REGULATIONS, SECTION 2.06.12 “RENTAL UNITS” OF 
6 APPENDIX “A,” “LAND DEVELOPMENT 
7 REGULATIONS;” AMENDING THE PROCESS AND 
8 SCHEDULE FOR FIRE INSPECTIONS OF RESORT 
9 DWELLINGS AND RESORT CONDOMINIUMS; 

10 PROVIDING FOR CONFLICTS; PROVIDING FOR 
11 CODIFICATION; PROVIDING FOR SEVERABILITY; AND 
12 PROVIDING AN EFFECTIVE DATE. 
13  
14  WHEREAS, Section 206.12 of the Land Development Regulations currently provides for 
15 annual self-inspection by operators of Resort Dwellings and Resort Condominiums; and 
16  
17  WHEREAS, in order to best protect the public health, safety, and welfare, the City 
18 Commission has considered a recommendation to adopt a more formal annual inspection process 
19 ensuring Resort Dwellings and Resort Condominiums maintain compliance with the National Fire 
20 Protection Association Fire Code and the Life Safety Code. 
21  
22  NOW THEREFORE, BE IT ENACTED BY THE CITY OF FLAGLER BEACH 
23 FLORIDA: 
24  
25  Section 1. The findings set forth in the recitals above are adopted and fully incorporated 
26 herein by reference. 
27  
28  Section 2. Appendix “A,” Article 2, Section 2.06.12, “Rental Units,” of the City of Flagler 
29 Beach Code of Ordinances, is hereby amended as follows (Note: additions indicated by 
30 underscore; deletions indicated by strikethrough; and text that shall remain unaltered that is not 
31 reproduced here is indicated by ellipses (***)): 
32  

33 Sec. 2.06.12. Rental units. 

34 (1) Applicability. This section shall be applicable to the rental of all dwelling units within the 
35 City of Flagler Beach, but shall not apply to hotels, motels, resorts, long-term rentals, or bed 
36 and breakfast inns as defined in F.S. § 509.242. This section shall not be taken to authorize 
37 the establishment or operation of resort dwellings.  
38  
39 * * * 
40   
41 (e)  At the time an initial application for a Resort Dwelling/Resort 

42 Condominium Rental Permit is submitted to the City, the City shall schedule an 
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43 inspection of the rental property by the Fire Marshall Fire Inspector or his 

44 designee. The City shall also provide the owner with a Resort Dwelling 

45 Compliance Regulations Worksheet Pre-Inspection Short-Term Rental 

46 Checklist. Within thirty days prior to the date a Resort Dwelling/Resort 

47 Condominium Rental Permit expires, each owner shall perform an annual 

48 self-inspection of the rental property and complete the Compliance Regulations 

49 Worksheet. The Completed Compliance Worksheet shall be provided to the 

50 City upon application for a renewal of the Resort Dwelling/Resort 

51 Condominium Rental Permit. 

52 One year after the initial fire safety inspection, the Resort Dwelling/Resort 

53 Condominium Rental Permit will be placed on an annual reinspection schedule 

54 by the Fire Inspector.  All Resort Dwelling/Resort Condominium Rental 

55 Permits are required to pass an annual fire safety reinspection in order to maintain 

56 compliance under the National Fire Protection Association (NFPA) Fire Code 1 

57 and Life Safety Code 101. The City Commission may, by resolution, adopt an 

58 initial fire safety inspection fee to be paid upon application for a Resort 

59 Dwelling/Resort Condominium Rental Permit and an annual fire safety 

60 reinspection fee to be paid yearly upon reinspection for a Resort 

61 Dwelling/Resort Condominium Rental Permit. 

62  
63 Section 3. Conflicts. All ordinances or parts of ordinances in conflict with this ordinance 
64 are hereby repealed to the extent of such conflict. 
65  
66 Section 4. Codification. The City Planner shall cause the Code of Ordinances of the City 
67 of Flagler Beach to be amended as provided by this Ordinance and may renumber, re-letter, and 
68 rearrange the codified parts of this Ordinance if necessary to facilitate the finding of the law.  
69  
70 Section 5. Severability. Should any word, phrase, sentence, subsection, or section be held 
71 by a court of competent jurisdiction to be illegal, void, unenforceable, or unconstitutional, then 
72 that word, phrase, sentence, subsection, or section so held shall be severed from this Ordinance 
73 and all other words, phrases, sentences, subsections, or sections shall remain in full force and 
74 effect. 
75  
76 Section 6. Effective Date. This Ordinance shall become effective immediately upon its 
77 passage and adoption. 
78  
79  PASSED ON FIRST READING THIS ____DAY OF _____________________ 2026. 
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80  
81 PASSED AND ADOPTED THIS ____ DAY OF ______________________, 2026.  
82  
83 CITY OF FLAGLER BEACH, FLORIDA 
84  
85 ____________________________________ 
86 Patti King, Mayor 
87 ATTEST:       
88  
89 ____________________________   
90 Penny Overstreet, City Clerk  
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Flagler Beach Fire Department 

Pre-Fire Inspection Checklist for Short Term Rentals 

Prepare for your upcoming fire safety inspection – Know what we look for! 

(Based on current NFPA 1 Fire Code & NFPA 101 Life Safety Codes) 

 

GENERAL SAFETY 

• Property address numbers clearly visible from the street (minimum 4" high, contrasting 
color). 

• Electrical panels accessible with at least 30" of clearance. 
• No extension cords used as permanent wiring; UL-listed power strips only. 
• Good housekeeping, no excessive storage, trash, or combustibles. 
• Ceiling is complete, no missing or damaged tiles. 
• Smoke alarms installed in every bedroom, outside each sleeping area, and on each floor 

level. 
• Carbon monoxide alarms installed where fuel-burning appliances or attached garages 

are present. 
• All detectors tested and functioning properly. 

EXITS & EGRESS 

• All sleeping rooms have a secondary means of escape (window or door). 
• Exit doors open easily from the inside without keys or tools. 
• Exit routes are clear, unobstructed, and at least 36” wide. 
• Exterior stairs, porches, and decks are in good condition and well lit. 
• Exit signs and emergency lighting function properly (if required). 

FIRE EXTINGUISHERS 

• At least one multi-purpose (2A:10B:C) extinguisher on each floor. 
• Mounted 3.5–5 ft from floor, easily accessible, and fully charged. 
• Inspected and tagged within the past 12 months by a certified technician. 
• Owner/host performs visual check monthly. 

SMOKE & CARBON MONOXIDE ALARMS 

• Smoke alarms less than 10 years old, with test button working. 
• CO alarms installed per manufacturer instructions and tested monthly. 
• Interconnected alarms (hardwired or wireless) where required. 

KITCHEN FIRE SAFETY 

• Stove area clear of combustibles (towels, paper, curtains, etc.). 
• Working fire extinguisher within 30 ft of cooking area. 
• Range hood, filters, and cooking surfaces kept clean and grease-free. 
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HEATING & ELECTRICAL 

• Heating appliances and water heaters properly vented and maintained. 
• Portable space heaters (if any) are UL listed and automatically shut off if tipped. 
• No overloaded outlets or daisy-chained power strips. 
• Portable heaters kept at least 3 ft from combustibles. 
• Electrical cords in good condition — no frays or exposed wires. 

OUTSIDE AREAS 

• BBQ grills kept at least 10 ft from the structure and not used on balconies. 
• Propane tanks secured upright and stored safely. 
• Fire pits and outdoor fireplaces operated per city regulations. 
• Driveway and access routes clear for emergency vehicles. 

FIRE SAFETY INFORMATION 

• Emergency contact numbers posted near main exit. 
• Property address and evacuation map posted in a visible location. 
• Guests are informed of emergency exits and fire extinguisher locations. 
• Fire department access key or lockbox available (if required). 

DOCUMENTATION 

• Fire inspection records and service tags (alarms, extinguishers, sprinklers if applicable). 
• Proof of compliance with Flagler Beach STR registration and inspection requirements. 

AFTER YOUR INSPECTION 

• If any issues are found, a written report will be provided with a timeline for correction. 
• Re-inspections are typically scheduled within 30 days. 
• Failure to correct violations may result in fines or suspension of STR approval. 

Tips for Success: 

• Walk through your property using this checklist before scheduling inspection. 
• Test alarms and extinguishers regularly. 
• Keep exits clear and visible at all times. 
• Contact us if you have questions — we’re here to help! 

 

            Questions? 

Flagler Beach Fire Department – Fire Prevention Division 
320 S Flagler Ave, Flagler Beach, FL 

(386)-293-4795 
BAdams@fbfire.org 

                 *Written as of 10/8/25* 
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Staff Report 
 
Planning & Architectural Review Board Regular 
Meeting 
 
January 6, 2026 

 

 
To:  Planning & Architectural Review Board 
From:  Lupita McClenning, Planner 
Meeting Date:  January 6, 2026 
Item Name:  Special Exception Application PSPE26-0001: Parcel ID No. 12-12-31-

4500-00380-0030; Applicant: Jason and Samantha Clark; Request for a 
Special Exception Use to build a two-family dwelling in the Low-Density 
Residential Zoning District. 

 
Background:  
The intent of the applicant is to develop a duplex in Low Density Residential zoning district 
allowed by Special Exception. 
 
Fiscal Impact: 
N/A 
 
Staff Recommendation: 
Staff recommends the Planning and Architectural Review Board recommend to the City 
Commission to approve the special exception allowing for two-family dwelling in the Low-
Density Residential zoning district in accordance with Section 2.06.01 (1 through 7); as the use 
meets the applicable regulations governing the district where the proposed two-family dwelling 
is to be located. 
 
Attachments: 
1. Final_City Planner Report_Staff Report_Findings_Special Exception 
2. Application 
3. Survey 
4. Preliminary Site Plan 
5. Rendering 
6. Uses_Surrounding Properties 
7. Affidavit of Publication 
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STAFF  REPORT /  F INDINGS 

 
To: Planning and Architectural Review Board 
 
From: Lupita McClenning, City Planner 
 
Date: December 18, 2025 for January 2026 Regular Meeting 
 
Re: Findings / Staff Report Special Exception 
 
Applicant(s):  Jason and Samantha Clark  
  421 N. Daytona Ave 
  Flagler Beach, FL 32136  
 
Intent:  The intent of the applicant is to develop a duplex in Low Density Residential 

zoning district allowed by Special Exception    
 
Property  Jason and Samantha Clark  
  421 N. Daytona Ave 
   Flagler Beach, FL  
 
Land Use and Parcel Information 

Parcel ID: 12-12-31-4500-00380-0030 
FLUM:  Low Density Residential  
Zoning: Low Density Residential 
Overlay: CRA Overlay Residential Neighborhood 

The Design Guidelines establish three (3) planning areas within the designated Downtown 
area, based on existing land uses, zoning classifications, desired development characteristics 
and geographic locations. The three (3) areas represent distinct character districts of the 
Downtown that create a functional whole, each emulate the design guidelines, and goals of 
the Community Redevelopment Agency. 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.  

 

City of Flagler Beach 
       Planning & Zoning Department 
       P.O. Box 70 * 800 S Daytona Ave. 
       Flagler Beach, FL 32136 
       www.cityofflaglerbeach.com 
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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. 

Special Uses 
There are certain uses and features which, because of their unique characteristics, cannot 
be distinctly classified or regulated in a particular district without consideration in each case 
of the impact of such uses and features upon neighboring uses and the surrounding area, 
compared with the public need for them at particular locations. 
Special exception uses, as described in Schedule One of the Land Development Code, shall 
be permitted only upon authorization of the City Commission after review by the Planning 
and Architectural Review Board (PARB).  In recommending approval or denial of the use, the 
PARB shall provide findings and recommendations on whether requirements of Section 
2.06.01 (1. Through 7.) are met as well as other comments the PARB thinks will assist the 
City Commission in the determination of whether to grant the use. 

 

Findings Required for Approval Section 2.06.01  

1. That the use is a permitted special use as set forth in Schedule One. 

Section 2.04.02.8. Zoning Schedule One Land Use Controls. 

a. Private, social, recreational or fraternal clubs or organizations. 
b. Churches, synagogues or other houses of worship. 
c. Public or private schools including day care centers. 
d. Public administrative and service facilities. 
e. Two-family dwellings. 
f.  See Section 2.07.00 for PUD. 

NOTE: All special exception uses are subject to Section 2.03.00, Section 2.06.01 and 
additional specific requirements as noted. 

Finding: The use is identified as a permitted special use in the City of Flagler Beach Land 
Development Code, Schedule One #6 - Two-family dwellings.  

2. That the use is so designed, located, and proposed to be operated that the public 
health, safety, welfare, and convenience will be protected. 

Finding: The use including design, location, and proposed does not compromise the 
protection of public health, safety, welfare nor convenience.  
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3. That the use will not cause substantial injury to the value of other property in the 
neighborhood where it is to be located. 

Finding: The use does not cause injury to the value of other property in the neighborhood.  

4. That the use will be compatible with adjoining development and the proposed 
character of the district where it is to be located. 

Finding: The use is compatible with adjoining development as surrounding properties are 
two-family dwellings units.  

5. That the adequate landscaping and screening is provided as required herein, or 
otherwise required. 

Finding: The proposed two-family dwelling unit complies with Design Guidelines, CRA 
Residential Neighborhood.  

6. That adequate off-street parking and loading is provided and ingress and egress is 
so designed as to cause minimum interference with traffic on abutting streets. 

Finding: The off-street parking, ingress and egress are designed to standards and not 
causing interference with traffic on abutting streets.  

7. That the use conforms with all applicable regulations governing the district where 
located. 

Finding:  The use conforms with applicable regulations governing the district as it relates 
to minimum density, setbacks, building height, max impervious surface, and parking.   

Criteria 
The proposed special use for two-family dwelling in Low Density Residential zoning district 
meets the requirements of Section 2.06.01 (1 through 7). Additionally, staff determines that 
satisfactory provision of the following factors have been met by the petitioner:  

• The special use is found to be in compliance with all elements of the City of Flagler 
Beach Comprehensive Plan.  

• Ingress and egress to the property and proposed use with particular reference to 
pedestrian safety and convenience, traffic flow and control, are satisfactorily met.  

• Off-street parking area is satisfactorily met.  
• Utilities, with reference to location, availability and compatibility are satisfactorily 

met. 
• General compatibility with adjacent properties and other property in the district is 

satisfactorily met.  
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• The change suggested is not out of scale with the needs of the neighborhood or City 
of Flagler Beach.  

• Infill development helps revitalize by building on vacant or underused land within 
existing areas, offering benefits including using existing infrastructure, increasing 
housing diversity, and promoting walkable, vibrant neighborhoods with access to 
amenities. It enhances community connectivity and sustainability by making better use 
of land and services already in place.  

Commencement of a special exception occurs upon the issuance of a building permit. 
Parking for a church  

Findings/Recommendation 

Staff recommends the Planning and Architectural Review Board recommend to the City 
Commission to approve the special exception allowing for two-family dwelling in the Low-
Density Residential zoning district in accordance with Section 2.06.01 (1 through 7); as the 
use meets the applicable regulations governing the district where the proposed two-family 
dwelling is to be located. 
 
Attachments:  

Application  
Survey 
Preliminary Site Plan 
Rendering  
Surrounding Properties & Uses 
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Staff Report 
 
Planning & Architectural Review Board Regular 
Meeting 
 
January 6, 2026 

 

 
To:  Planning & Architectural Review Board 
From:  Lupita McClenning, Planner 
Meeting Date:  January 6, 2026 
Item Name:  Final Site Plan Application PMS26-0001: Barwick Bank, 202 S. Daytona 

Ave.; Parcel ID: 12-12-31-4500-00500-0010; Applicant: Barwick Bank 
Company; Request for final site plan approval to construct a three-story 
commercial bank building in the General Commercial and CRA Overlay 
Downtown Mixed-Use Zoning District. 

 
Background:  
The applicant is requesting final site plan approval to construct a three-story, commercial bank 
building in the General Commercial and CRA Overlay Downtown Mixed-Use Zoning District. 
 
Fiscal Impact: 
N/A 
 
Staff Recommendation: 
Staff recommends the Planning Architectural Review Board recommend to the City Commission 
to approve Final Site Plan for Barwick Bank on the condition that SJRWMD review and approve 
stormwater requirements. 
 
Attachments: 
1. Staff Findings_Barwick Bank Company_FINAL 
2. Application_Barwick Bank_PMS26-0001 
3. Site Plan_Barwick Bank_PMS26-0001 
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Final Site Plan: Application # PMS26-0001 Barwick Bank Company 

P a g e  1 | 4 

 

City of Flagler Beach 

800 South Daytona Avenue 

Flagler Beach, Florida 32136 

Phone 386-517-2000 Ext. 257 

 

To: Planning and Architectural Review Board (PARB) 

From: Lupita McClenning, City Planner 

Date: December 18, 2025  

RE: Barwick Bank Final Master Site Plan PMS26-0001 

Applicants: Joseph Pozzuoli, Architect 

Project: Barwick Bank Company 

Address:  202 S. Daytona 
Flagler Beach, FL 32137 

Parcel ID: 12-12-31-4500-00500-0010 

Area:  8,252 SQFT 

Parcel Description 

Property:  .19 acres, vacant, undeveloped land  

FLUM:   General Commercial    

Zoning: General Commercial (GC)  
  CRA Overlay Downtown Mixed-Use 
 
Existing  
Conditions:  Vacant parcel  
 
Intent:  3 story 35’ Height Commercial Building 
  Height top of parapet 41’ 

Total area 8,065 sq.ft.   
6,112 sq.ft. under A/C  

   
1st floor total area 2,917 sq.ft. 

  2nd floor total area 2,576 sq.ft. 
  3rd floor total area 2,572 sq.ft. 
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Final Site Plan: Application # PMS26-0001 Barwick Bank Company 

P a g e  2 | 4 

 

The Design Guidelines establish three (3) planning areas within the designated Downtown area, based 
on existing land uses, zoning classifications, desired development characteristics and geographic 
locations. The three (3) areas represent distinct character districts of the Downtown that create a 
functional whole, each emulate the design guidelines, and goals of the Community Redevelopment 
Agency. 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. 

Sec. 8.05.05. - Minimum site improvements 

All site development plans shall reflect the installation of all improvements required in this Code, in a 
manner consistent with standards of this Code.  

Improvements include stormwater management systems, utilities, parking, and loading areas, lighting, 
sidewalks, and landscaping and buffering, and any other facility required by this Code.  

 Sec. 2.06.06.06 - Site planning design principles. 

Utilities.  

Existing infill development 

Sec 2.02.02 - Parking Off-Street Parking 

Off-street vehicle parking shall be provided as specified section 2.06.02.1.  

Parking lots shall be placed to the side or rear of buildings where possible. 

Parking lot landscaping shall be provided as specified in subsection2.06.02.1(6); and 

Parking lots shall be connected to all building entrances by means of internal pedestrian walkways. 

In all districts and in connection with every use there shall be provided, at the time any building is 
constructed off-street parking space in accordance with the requirements as set forth herein.  

Size and access—An off-street parking space shall consist of a parking space having minimum 
dimensions of ten (10) feet in width by twenty (20) feet in length for the parking of each automobile, 
exclusive of access drives or aisles thereto. Minimum width for the maneuvering of an automobile into 
a parking space shall be in conformance with this ordinance. The parking plan must be so arranged 
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Final Site Plan: Application # PMS26-0001 Barwick Bank Company 

P a g e  3 | 4 

 

that each automobile may be placed and removed from the property without the necessity of moving 
any other automobile to complete the maneuver. 

Street or sidewalk areas may not be used for off-street parking purposes as herein defined.  
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 twenty-four (24) feet for a two-way drive. The number and placement of such 
drives is to be subject to the approval of the planning and architectural review board before being 
installed. 

Occupancy Load 150 persons 

1 space for every 350 sq.ft.  

8,065 sq.ft/350 = 23 parking spaces 

8,065/800 *1.33 = 14 spaces required  

7 spaces provided on site   

6 standard spaces + 1 ADA  

16 spaces Parking Pool  

Section 05.04 - Landscape  

Landscaping Parking Areas 

Landscaping—All parking areas shall be properly screened, landscaped, and lighted in accordance with 
Section 5.04.00 Landscaping/Trees. 

Lighting Parking Lots. 

All parking lots and vehicular use areas shall be well lighted. 

Lighting is to be designed not only from the standpoint of safety and resistance to vandalism, but for 
visual effect. It should avoid any annoyance to the neighbors from brightness or glare. Low lights of a 
modest scale can be used along with feature lighting emphasizing plants, trees, barriers, entrances 
and exits. The fixtures are to be selected not only for their functional value but for their aesthetic 
qualities. They are to be considered furniture of the parking lot visible both day and night. 

Sidewalks - Pedestrian circulation 

To ensure safe, direct, and convenient pedestrian circulation, all multifamily developments shall 
contain a system of pathways designed based on the standards below: 

The pathway system shall extend throughout the development site, and connect to all future phases 
of development, adjacent public parks and commercial uses, and the public sidewalk system; within 
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the development shall provide safe, reasonably direct connections between dwelling units and 
parking areas, recreational facilities, storage areas, and common areas; 

Where pathways are parallel and adjacent to a driveway or street (public or private), they shall be 
raised six (6) inches and curbed or separated from the driveway/street by a minimum five (5) foot 
strip with bollards, a landscape berm, or other physical barrier; 

Pedestrian pathways shall be separated a minimum of six (6) feet from all building facades with 
residential living areas on the ground floor, except at building entrances; 

Where pathways cross a parking area, driveway, or street ("crosswalk"), they shall be clearly marked 
with contrasting paving materials, humps/raised crossings, or painted striping; and 

Pathway surface shall be concrete, asphalt, brick/masonry pavers, or other durable firm surface, at 
least five (5) feet wide, and shall conform to federal Americans with Disabilities Act (ADA) 
requirements. 

Per Section 8.05.05 - Minimum Site Improvements – improvements include stormwater management 
systems, utilities, parking, and loading areas, lighting, sidewalks, and landscaping and buffering, and 
ingress/egress roadway improvements.  

FINDINGS 

Staff recommends the Planning Architectural Review Board recommend to the City Commission to 
approve Final Site Plan for Barwick Bank on the condition that SJRWMD review and approve 
stormwater requirements.  
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Staff Report 
 
Planning & Architectural Review Board Regular 
Meeting 
 
January 6, 2026 

 

 
To:  Planning & Architectural Review Board 
From:  Lupita McClenning, Planner 
Meeting Date:  January 6, 2026 
Item Name:  Ordinance No. 2025-29. An Ordinance of the City of Flagler Beach, 

Florida, Relating to the Land Development Regulations; Amending the 
Code of Ordinances to Add Section 8.06.01 to Appendix "A," "Land 
Development Regulations." Establishing a Process for the Review of 
Reasonable Accommodation Requests for Certified Recovery 
Residences Pursuant to Florida Statutes Section 397.487; Providing for 
Conflict; Providing for Codification; Providing for Severability; and 
Providing for an Effective Date.  

 
Background:  
Chapter 2025-182, Laws of Florida, which was formerly known as Senate Bill 954, establishes 
new regulatory requirements for certified recovery residences in Florida, effective July 1, 2025. 
Pursuant to Section 397.487, Florida Statutes, "By January 1, 2026, the governing body of each 
county or municipality shall adopt an ordinance establishing procedures for the review and 
approval of certified recovery residences within its jurisdiction. The ordinance must include a 
process for requesting reasonable accommodations from any local land use regulation that 
serves to prohibit the establishment of a certified recovery residence." These facilities, 
commonly known as sober homes, offer structured, supportive living environments for 
individuals recovering from substance-use disorders. Typically operated as group living 
arrangements, recovery residences can present zoning and land use challenges related to 
occupancy limits, neighborhood compatibility, and use classifications. In the 2025 legislative 
session, the Florida Legislature passed Senate Bill 954, which requires local governments to 
adopt an ordinance to establish a process for applicants seeking reasonable accommodations 
from land use regulations that serve to prohibit the establishment of a certified recovery 
residence. On June 25, 2025, Governor DeSantis approved Senate Bill 954, and Senate Bill 954 
was codified into law as Chapter 2025-182. The proposed LDC amendment complies with the 
statutory requirements of Section 397.487, Florida Statutes. 
 
An applicant shall not be entitled to a reasonable accommodation if the requested 
accommodation is incompatible with surrounding uses and structures in the zoning district, is 
not substantially similar to surrounding uses and structures expressly permitted in the zoning 
district, and the city has not otherwise routinely waived the applicable ordinance, rule,  policy, 
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practice or procedure. A requested increase in density shall not be considered reasonable 
accommodation.   The applicant shall demonstrate that the proposed accommodation does not 
impose an undue financial or administrative burden on the city. 
 
Fiscal Impact: 
No fiscal impacts are anticipated. 
 
Staff Recommendation: 
On December 11, 2025, the City Commission approved this ordinance on first reading. Staff 
recommends approval of Ordinance 2025-29. 
 
Attachments: 
1. ORDINANCE NO. 2025-29 
2. Affidavit of Publication 
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1 ORDINANCE NO. 2025-29 
2  
3 AN ORDINANCE OF THE CITY OF FLAGLER BEACH, 
4 FLORIDA, RELATING TO THE LAND DEVELOPMENT 
5 REGULATIONS; AMENDING THE CODE OF 
6 ORDINANCES TO ADD SECTION 8.06.01 TO APPENDIX 
7 “A,” “LAND DEVELOPMENT REGULATIONS,” 
8 ESTABLISHING A PROCESS FOR THE REVIEW OF 
9 REASONABLE ACCOMMODATION REQUESTS FOR 

10 CERTIFIED RECOVERY RESIDENCES PURSUANT TO 
11 FLORIDA STATUTES SECTION 397.487; PROVIDING FOR 
12 CONFLICTS; PROVIDING FOR CODIFICATION; 
13 PROVIDING FOR SEVERABILITY; AND PROVIDING AN 
14 EFFECTIVE DATE. 
15  
16  WHEREAS, Section 397.487(15)(a), Florida Statutes, mandates that each municipality 
17 and county in the State of Florida must adopt an ordinance establishing procedures for the review 
18 and approval of certified recovery residences; and 
19  
20  WHEREAS, Section 397.487(15)(a), Florida Statutes, further mandates the inclusion 
21 within such ordinance of a process for requesting reasonable accommodations from any local land 
22 use regulation that serves to prohibit the establishment of a certified recovery residence; and 
23  
24  WHEREAS, Section 397.487(15)(b), Florida Statutes, provides that the regulation of the 
25 establishment of certified recovery residences must be consistent with the Fair Housing 
26 Amendments Act of 1988 (42 U.S.C. §§ 3601 et seq.) and Title II of the Americans with 
27 Disabilities Act (42 U.S.C. §§ 12131 et seq.); and 
28  
29  WHEREAS, the City of Flagler Beach Planning and Zoning Board held a public hearing, 
30 with all required public notice, to provide recommendations to the City Commission on this 
31 Ordinance to amend the Land Development Code and recommend that the City Commission adopt 
32 the Ordinance; and 
33  
34  WHEREAS, adoption of this Ordinance ensures that the City of Flagler Beach complies 
35 with Section 397.487(15), Florida Statutes, and that the best interest of the publicpublic health, 
36 safety, and welfare is served. 
37  
38  NOW THEREFORE, BE IT ENACTED BY THE CITY OF FLAGLER BEACH 
39 FLORIDA: 
40  
41  Section 1. The findings set forth in the recitals above are adopted and fully incorporated 
42 herein by reference. 
43  
44  Section 2. Appendix “A,” Article 8, Section 8.06.01, “Requests for Accommodations by 
45 Certified Recovery Residences” of Appendix “A” to the City of Flagler Beach Code of Ordinances, 
46 is hereby created to read as follows (Note: additions indicated by underscore; deletions indicated 
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47 by strikethrough; and text that shall remain unaltered that is not reproduced here is indicated by 
48 ellipses (***)): 
49  
50 8.06.01. - REQUESTS FOR ACCOMMODATIONS BY CERTIFIED RECOVERY 
51 RESIDENCES. 
52  
53 (A) Purpose and applicability. The purpose of this section is to establish procedures for 
54 review and approval of reasonable accommodation requests to the City’s land use and 
55 zoning ordinances, rules, regulations, policies, and procedures that may prohibit 
56 establishment of certified recovery residences pursuant to section 397.487, Florida 
57 Statutes. Facilitating reasonable accommodation requests ensures that individuals with 
58 a disability and/or handicap have equal opportunity to use and enjoy dwellings, 
59 buildings or structures, or to provide accessibility in another manner, as provided by 
60 the Federal Fair Housing Amendments Act (42 U.S.C. §§ 3601 et seq. (“FHA”) and 
61 Title II of the Americans with Disabilities Amendments Act (42 U.S.C. §§ 12131 et 
62 seq. (“ADA”). For purposes of this section, a “disabled” person is an individual who 
63 qualifies as disabled and/or handicapped under the FHA and/or ADA. Any person who 
64 is disabled (or qualifying entities) may request a reasonable accommodation with 
65 respect to the City’s Land Development Code, Code of Ordinances, rules, regulations, 
66 policies, or procedures as provided by the FHA and the ADA pursuant to the procedures 
67 set out in this section. 
68  
69 (B) Applicant. Any person who is disabled or a provider of services to disabled individuals 
70 qualifying for a reasonable accommodation, collectively referred to as “Applicant” in 
71 this subsection, may request a reasonable accommodation to the City’s land use and 
72 zoning ordinances, rules, regulations, policies, and procedures that prohibit 
73 establishment of certified recovery residences. It is the responsibility of the Applicant 
74 to establish that they, or those who are being provided recovery services, are protected 
75 individuals under the FHA and/or ADA by demonstrating that the proposed 
76 accommodation is reasonable and necessary to afford the Applicant, or those who are 
77 being provided services, an equal opportunity to use and enjoy a residential dwelling. 
78  
79 (C) Application Procedure. A request for reasonable accommodation shall be made to the 
80 City Planner. An application for reasonable accommodation must, at a minimum, 
81 provide the following: 
82  
83 (1) Name and contact information of the Applicant or the Applicant’s authorized 
84 representative; 
85 (2) Property address and parcel identification number of where the reasonable 
86 accommodation is being requested. If the Applicant is not the owner of the 
87 property, then the contact information for the owner and an owner’s 
88 authorization form is also required; 
89 (3) A description of the accommodation and the specific regulation(s) and/or 
90 procedures from which the accommodation is sought; 
91 (4) Reasons the accommodation may be necessary for the Applicant or those who 
92 are being provided services; 
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93 (5) A description of the qualifying disability or handicap; 
94 (6) A certification signed by the Applicant stating: I CERTIFY UNDER 
95 PENALTY OF PERJURY THAT THE INFORMATION PROVIDED IN 
96 THIS REQUEST IS TRUE AND CORRECT. I UNDERSTAND THAT IF I 
97 KNOWINGLY PROVIDE FALSE INFORMATION WITH THIS REQUEST, 
98 MY REQUEST SHALL BECOME NULL AND VOID; 
99 (7) A verification of disability status form executed by someone with personal 

100 knowledge of the Applicant’s, or those who are being provided services’, 
101 disability, such as a medical or social services professional; 
102 (8) Any additional information or documentation the Applicant feels is necessary 
103 to supplement the request for reasonable accommodation. 
104 (9) Signature of the Applicant and date. 
105  
106 The City Planner will date-stamp the application upon receipt and notify the Applicant, 
107 in writing, within 30 days if additional information is required. The Applicant must 
108 provide the additional information within 30 days. Failure of the Applicant to provide 
109 a response within 30 days will result in the application being denied, unless the 
110 Applicant requests an extension of time in writing. 
111  
112 (D) Review. Within 60 days of receiving a completed application, the City Planner, or 
113 designee, shall review the request for reasonable accommodation and make a 
114 determination consistent with the FHA and/or ADA, after considering all of the 
115 following: 
116  
117 (1) Whether the Applicant has established that they are protected under the FHA 
118 and/or ADA by demonstrating that they or those being provided recovery 
119 services, are handicapped or disabled, as defined in the FHA and/or ADA. To 
120 do this, the following must be shown: 
121  
122 (a) A physical or mental impairment which substantially limits one (1) or 
123 more major life activities; 
124 (b) That they are regarded as having such impairment; and 
125 (c) A record of having such impairment. 
126  
127 (2) Whether the requested accommodation is reasonable and necessary to afford 
128 the Applicant an equal opportunity to use and enjoy the dwelling, building or 
129 structure, or provides accessibility in another manner. 
130 (3) Whether the requested accommodation would impose an undue financial or 
131 administrative burden on the City. 
132 (4) Whether the requested accommodation would require a fundamental alteration 
133 in the nature of the land use and zoning regulations of the City. 
134  
135 If the City Planner, or designee, finds that the requested accommodation will impose 
136 an undue financial or administrative burden on the City or will require a fundamental 
137 alteration in the nature of the City’s land use and zoning regulation, they may consider 
138 whether an alternative reasonable accommodation exists which would effectively meet 
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139 the disability-related need. An alternative reasonable accommodation may be the 
140 requested accommodation with conditions. In conducting the review, the City Planner, 
141 or designee, may make a site visit to the property where the reasonable accommodation 
142 is being requested. 
143  
144 (E) Determination. Once review of the request is complete, the City Planner, or designee, 
145 will make a determination in writing to: 
146  
147 (1) Approve the reasonable accommodation request in whole or in part, with or 
148 without conditions; or 
149 (2) Deny the reasonable accommodation request, in accordance with state and 
150 federal law, and state the objective evidence-based reasons for denial and 
151 identify any deficiencies or actions necessary for reconsideration. 
152  
153 The written determination by the City Planner, or designee, shall also include the 
154 Applicant’s right and method to appeal the determination. If the written determination 
155 is not issued within 60 days after receipt of the completed application, the reasonable 
156 accommodation request is deemed approved unless the parties agree in writing to a 
157 reasonable extension of time. 
158  
159 (F) Appeals. Applicant shall have 30 days from the date of the City Planner or designee’s, 
160 written determination to appeal the determination or any conditions included therein, 
161 to the City Planner. Appeals must be made in writing and include the name of the 
162 Applicant, address and contact information, a written summary of the reason for the 
163 appeal, and an explanation of why the determination or condition is in error. Appeals 
164 shall be submitted to the City Planner. The City Planner shall issue a final decision on 
165 the appeal within 45 days of submitting the appeal to City Planner. 
166  
167 (G) No Fee. There shall be no fee imposed by the City for the reasonable accommodation 
168 request process outlined in this section. 
169  
170 (H) Stay of Enforcement. While a request for reasonable accommodation, or its appeal, is 
171 pending, the City will not enforce any applicable land use and zoning ordinances, rules, 
172 regulations, policies, and procedures against the Applicant. 
173  
174 (I) Expiration of Approvals. Approval of requests for reasonable accommodation shall 
175 expire within one hundred eighty (180) days if not implemented. 
176  
177 (J) Revocation of Reasonable Accommodation. Any reasonable accommodation received 
178 shall be deemed revoked if the Applicant or the property upon which the 
179 accommodation is granted is found in violation of any conditions of the approval 
180 granting the reasonable accommodation by a court of law or by the special magistrate 
181 hearing code enforcement cases. Failure to obtain state certification or a required state 
182 license, or failure to maintain state certification or a required state license or alternate 
183 certification permitted by this section, shall result in revocation of the reasonable 
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184 accommodation and cessation of operations within sixty (60) days of termination of the 
185 license or certification. 
186  
187 (K) Confidential Information. Should the information provided by the Applicant to the City 
188 include medical information or records, including records indicating the medical 
189 condition, diagnosis, or medical history of the disabled individual(s), such individual(s) 
190 may, at the time of submitting such medical information, request that the City, to the 
191 extent allowed by law, treat such medical information as confidential information of 
192 the disabled individual(s). 
193  
194 (L) General Provisions. The following general provisions are applicable to all reasonable 
195 accommodation requests: 
196  
197 (1) The Applicant may apply for a reasonable accommodation on their own behalf 
198 or may be represented at all stages of the reasonable accommodation process 
199 by an attorney, legally appointed guardian, or other person designated by 
200 Applicant as a power of attorney. 
201 (2) In the event that a reasonable accommodation is granted, the Applicant shall 
202 continue to comply with any and all other applicable building and/or permitting 
203 processes required by the City’s Code of Ordinances and Land Development 
204 Code and all other state and federal laws. 
205 (3) A reasonable accommodation is specific to the Applicant and does not run with 
206 the subject property. 
207  
208 Section 3. Conflicts. All ordinances or parts of ordinances in conflict with this ordinance 
209 are hereby repealed to the extent of such conflict. 
210  
211 Section 4. Codification. The City Planner shall cause the Code of Ordinances of the City 
212 of Flagler Beach to be amended as provided by this Ordinance and may renumber, re-letter, and 
213 rearrange the codified parts of this Ordinance if necessary to facilitate the finding of the law.  
214  
215 Section 5. Severability. Should any word, phrase, sentence, subsection, or section be held 
216 by a court of competent jurisdiction to be illegal, void, unenforceable, or unconstitutional, then 
217 that word, phrase, sentence, subsection, or section so held shall be severed from this Ordinance 
218 and all other words, phrases, sentences, subsections, or sections shall remain in full force and 
219 effect. 
220  
221 Section 6. Effective Date. This Ordinance shall become effective immediately upon its 
222 passage and adoption. 
223  
224  PASSED ON FIRST READING THIS ____DAY OF _____________________ 2025. 
225  
226 PASSED AND ADOPTED THIS ____ DAY OF ______________________, 20265.  
227  
228 CITY OF FLAGLER BEACH, FLORIDA 
229  
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230 ____________________________________ 
231 Patti King, Mayor 
232 ATTEST:       
233  
234 ____________________________   
235 Penny Overstreet, City Clerk   
236  
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