
 

Planning & Architectural Review Board Regular Meeting Agenda 
 
Tuesday, May 5, 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. April 7, 2026 Meeting Minutes 

5. Old Business 

 a. Final Site Plan Application PMS26-0002: Flagler Beach Vacation Rentals, 1708 S. Ocean Shore Blvd.; Parcel ID: 18-12-32-
2750-00030-0030; Applicant: Theodore Barnhill; Request for final site plan approval to construct a three-story, eight-unit, 
oceanfront vacation rental apartment building in the Tourist Commercial Zoning District. 

6. New Business 

 a. Application PCPA26-0002. Ordinance 2026-10.  An Ordinance of the City Commission of the City of Flagler Beach, Florida, 
amending the Comprehensive Plan Future Land Use Map designation for approximately 0.116 acres of certain real property; 
providing for conflicts; providing for severability; and providing an effective date 

 b. Application PRZ26-0002. Ordinance 2026-11.  An Ordinance of the City Commission of the City of Flagler Beach, Florida, 
amending the Official Zoning Map designation for approximately 0.116 acres of certain real property; providing for conflicts; 
providing for severability; and providing an effective date 

 c. Site Plan Application PMS26-0003: House of Crego, 2205 N. Ocean Shore Blvd.; Parcel ID: 36-11-31-5630-00020-0110 ; 
Applicant: Brent and Evelyn Crego; Request for site plan approval to construct a mixed-use building in the Tourist 
Commercial Zoning District. 

7. Other Business 

8. City Planner Report 

 a. Legislative Updates 

 b. Project Updates 

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, April 7, 2026 at 5:30 PM  

 

 
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, Joann Soman, Lisa Smith, Rick Belhumeur   
 
Absent: Paul Mykytka 
 
Staff Present: City Attorney Drew Smith, City Planner Lupita McClenning and Secretary Michele 
Ficocello 

4. Approve Minutes 

 a. March 10, 2026 Meeting Minutes 
 
A motion to approve the meeting minutes was made by Joann Soman, seconded by Rick 
Belhumeur. The motion carried unanimously.   

5. Old Business - None 

6. New Business 

 a. Ordinance 2026-07. An Ordinance of the City Commission of the City of Flalger Beach, 
Florida, amending the City of Flagler Beach Code of Ordinances, Chapter 12, Impact Fees, to 
rename Chapter 12 as Impact and Mobility Fees, to amend Section 12-1 adopting the 
Mobility Plan and Mobility Fee Technical Report; to amend Section 12-2 Definitions; to 
amend Sect 12-3 to incorporate Mobility Fee Funds; to establish Sec 12-10 Mobility Fees; to 
establish Section 12-11 Mobility Fee Determination; providing for codification, conflicts, 
severability, and an effective date; and for other purposes. 
 
Ms. McClenning welcomed Rick Belhumeur to the PAR Board.  City Planner Lupita 
McClenning presented the item and staff report.  Lauren Rushing, NUE Urban Concepts 
Project Manager, spoke before the Board and provided a PowerPoint presentation.  Board 
discussion ensued and included the history of previous parking initiatives, state road 
upgrades and funding sources, mixed-use building fee calculator, prohibition for a drive thru 
on beachside, inquiry related to the inclusion of the recently annexed Veranda Bay and 
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Summertown Developments in the mobility study, mobility impact fees potentially hindering 
commercial development, the process for potential future amendments to the impact fees, 
the length of time for a mobility study to be completed, the importance of fluidity and 
flexibility in the mobility plan, the applicability of impact fees to additions and 
redevelopment, how previously paid impact fees are incorporated when calculating the 
newly adopted impact fees relating to redevelopment.  Public comment was opened.  Lori 
Hag, 1702 S. Central Avenue, spoke before the Board related to the revenue fund.  No 
further public comments were received.        
 
Rick Belhumeur made a motion to recommend approval of item 6a.; Lisa Smith seconded.  
Motion passed unanimously after a roll call vote. 
  

 b. Ordinance 2026-06. Application PCPA26-0001. An Ordinance of the City Commission of the 
City of Flagler Beach, Florida, amending the Comprehensive Plan Future Land Use Map 
Designation for approximately 2.943 acres of certain real property with Flagler County Parcel 
ID 29-12-32-0000-01010-0010 generally located interior to the property known as the Ocean 
Palm Golf Course; providing for severability; providing for conflicts; and providing for an 
effective date. 
 
City Planner Lupita McClenning presented the item and staff report.  Board discussion was 
opened.  No comments were received.  Public comment was opened.  No public comments 
were received.        
 
Rick Belhumeur made a motion to recommend approval of item 6b.; Joann Soman seconded.  
Motion passed unanimously after a roll call vote.  

7. Other Business – None 

8. City Planner Report 
 
Ms. McClenning requested the Board consider a workshop before the next meeting to include 
discussion on grey area ordinances and potential amendments.  A consensus was reached by the 
Board to hold a one-hour workshop prior to the May 5, 2026, meeting.  Discussion ensued related 
to PAR Board Member terms and the Secretary will follow up with the Board to confirm.  Lisa 
Smith inquired if her contact information had been updated and the Secretary will confirm.    

9. Board Comments 
 
Board discussion ensued and included the recent Suntrail presentation as it relates to the mobility 
study, the mobility impact fees become effective ninety (90) days after adoption and fees are 
collected at the issuance of a building permit.   

10. Adjournment 
 
A motion to adjourn the meeting was made by Rick Belhumeur; seconded by Joann Soman.  Chair 
Johnston adjourned the meeting at 6:34pm.  
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Staff Report 
 
Planning & Architectural Review Board Regular Meeting 
 
May 5, 2026 

 

 
To:  Planning & Architectural Review Board 
From:  Lupita McClenning, Planner 
Meeting Date:  May 5, 2026 
Item Name:  Final Site Plan Application PMS26-0002: Flagler Beach Vacation Rentals, 

1708 S. Ocean Shore Blvd.; Parcel ID: 18-12-32-2750-00030-0030; 
Applicant: Theodore Barnhill; Request for final site plan approval to 
construct a three-story, eight-unit, oceanfront vacation rental 
apartment building in the Tourist Commercial Zoning District. 

 
Background:  

The applicant made editions to the original site plan design by adding dormers to the design in 
accordance with Design Guidelines for all new construction, and relocating the parking area 
from the rear to the front of the lot, with access off A1A. The project includes:  

• 3-story, eight (8) one (1) bedroom vacation rental/hotel  

• Building 2,558 SQFT. 

• Building height 34’1/2”  

• Ten (10) 10x20 parking spaces including 1 ADA w/access off A1A 

• 24’ wide commercial access off A1A  

 
 
 
Fiscal Impact: 
New Commercial Development with applicable impact, concurrency fees and ad valorem taxes.  
 
Staff Recommendation: 

PARB recommend that the City Commission approve the site plan for 1708 S. Flagler Ave., as it’s 
in compliance with permitted uses prescribed in Tourist Commercial. The site plan reflects the 
installation of all improvements required in Section 8.05.02 Site Plan Approval and in 
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compliance with the Comprehensive Plan.  
 
 
Attachments: 
1. Staff Report 1708 S. Oceanshore Blvd_Amended Site Plan 
2. Amended Site Plan 1708 S. Oceanshore Blvd.  
3. Application_1708 S Oceanshore Blvd. 
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City of Flagler Beach 
800 South Daytona Avenue  

Flagler Beach, Florida 32136 

Phone 386-517-2000 Ext. 257 

 

 

To: Planning Architectural Review Board, City of Flagler Beach, FL 

From: Lupita McClenning, City Planner 

Date: April 28, 2026 

RE: Staff Report – 1708 S. Oceanshore Blvd – Amended Site Plan  

 
Applicant:  Theodore Barnhill 

PO Box 390 
Flagler Beach, FL 32136 

 
Project  
Address: 1708 N. Oceanshore Blvd 
  Flagler Beach, FL 32136 
 
Parcel ID: 18-12-32-2750-00030-0030  
Zoning: Tourist Commercial 
FLUM:  General Commercial 
 
Overlay: None 
 
Existing  
Condition: 8,631 SQFT vacant, undeveloped lot fronting N. Oceanshore Blvd.  
 
Surrounding  
Properties: Property to the north is a vacant, undeveloped lot zoned Tourist Comme (TC)  

Property to the east is Hwy A1A Oceanfront  
Property to the south is zoned TC with adjacent use listed as multi-family   
Property to the west is an existing, unimproved right-of-way, alley which abuts single 
family residential (SFR) district 

 
SUMMARY BACKGROUND SITE PLAN 
In accordance with Section 2.02.02, the proposed parking area for guests was originally designed in the 
rear with access from the unimproved ROW alley; and included two parking spaces for primary access 
from A1A. The PARB recommended that the City Commission approve the site plan with the condition 
that the unimproved alley be stabilized and/or meet the City’s standards for improved alleys.  
 
The City Commission voted that the applicant return to the PARB Board with an amended design for the 
parking area to be in the front with access from A1A.   
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Project Description  
The applicant made editions to the design by adding dormers and relocated the parking plan from the 
rear to the front of the lot, with access off A1A.  

• 3-story, eight (8) one (1) bedroom vacation rental/hotel  

• Building 2,558 SQFT. 

• Building height 34’1/2”  

• Ten (10) 10x20 parking spaces including 1 ADA w/access off A1A 

• 24’ wide commercial access off A1A  

Definitions Section 2.02.00 

Hotel—Shall mean a public lodging establishment consisting of one (1) or more buildings including 
accessory uses properly licensed by the State of Florida which offers facilities such as: 

a. Eating and drinking facilities. 
b. One (1) or more recreation facilities. 
c. Off-street parking for each unit. 
d. Rental units exiting into internal corridors. 
e. Sleeping room with or without cooking facilities. 
f. No intention of long-term occupancy. 
g. Recognized as a hotel in the community in which it is situated, or by the industry. 

 

Section 2.04.02.8 Tourist Commercial   

The proposed project meets the permitted uses in Tourist Commercial as prescribed in Section 2.04.02.8  

1. Motels and hotels. 

2. Bed and breakfast inns. 

3. Restaurants. 

4. Gift shops. 

5. Convenience commercial uses such as: 

Beauty or barber shops. 

Laundromat, laundry and dry-cleaning pick-up stations. 

Newsstands or bookstores. 
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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. 

13. All principal uses permitted in MDR District. 

Section 8.05.02 Site Plan Approval  

A major site plan is required for (c) new non-residential buildings or structures; and (h) parking lots 

containing more than seven (7) automobile parking spaces.  

Section 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.  

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

B. Easements and miscellaneous dedications.   

Sec. 6.00.11. – Stormwater Management. 

Prepared in accordance with the performance and design standards specified in the city's 
adopted stormwater management ordinance, and in compliance with Section 9.04.02 Stormwater 
Design Criteria, consistent with regulations and policies of the St. Johns River Water Management 
District (SJRWMD) and the Florida Department of Environmental Protection (FDEP).  
 
Sec. 2.06.06.06 - Site planning design principles. 

A. Purpose: Site planning and project design shall address the potential impacts on existing and planned 

adjacent uses. Project designs shall apply best practices as they relate to traffic planning, services (e.g. 

sanitation) and deliveries (if applicable), access, parking, circulation, traffic and pedestrian safety, light 

and glare, noise, odors, and security. 

Compliance 

The proposed vacation rental/hotel is compliant with applicable land development code and meets 

Policy A.1.1.3 and Policy 1.4.4 of the Comprehensive Plan.  

 

Staff Recommendation  

PARB recommend that the City Commission approve the site plan for 1708 S. Flagler Ave as it’s in 
compliance with permitted uses prescribed in Tourist Commercial; and site plan reflects the installation 
of all improvements required in Section 8.05.02 Site Plan Approval.   
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Staff Report 
 
Planning & Architectural Review Board Regular Meeting 
 
May 5, 2026 

 

 
To:  Planning & Architectural Review Board 
From:  Lupita McClenning, Planner 
Meeting Date:  May 5, 2026 
Item Name:  Application PCPA26-0002. Ordinance 2026-10.  An Ordinance of the 

City Commission of the City of Flagler Beach, Florida, amending the 
Comprehensive Plan Future Land Use Map designation for 
approximately 0.116 acres of certain real property; providing for 
conflicts; providing for severability; and providing an effective date 

 
Background:  

The applicant requests a small-scale FLUM amendment from Low Density to Commercial to 
allow for redevelopment of the site as a parking area to support a proposed seafood, steak 
restaurant and fish market adjacent to the site (108 S. 12th St., and 1104 S. Oceanshore Blvd.). 
 The proposed surface parking area at 1115 S Central Ave yields approximately 12 parking 
spaces.  
 
 
Fiscal Impact: 
Commercial ad valorem vs residential ad valorem 
 
Staff Recommendation: 

Approve the small-scale FLUM amendment from Low Density to Commercial on the condition it 
will help meet parking requirements for the proposed development; that minimum 
construction standards for surface parking lots be applied; and neighborhood concerns, if any 
be mitigated.  
 
 
Attachments: 
1. Staff Report 1115 S. Central Avenue_Amend FLUM from Low Density to Commercial 
2. FLUM Amend Ord - Golden Magnolia Marine (04.27.2026) 
3. Existing_Proposed FLUM Maps 
4. Supporting Maps 
5. 1115 S. Central Ave -Boundary Survey  
6. Application PCPA26-0002 
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City of Flagler Beach 
800 South Daytona Avenue  

Flagler Beach, Florida 32136 

Phone 386-517-2000 Ext. 257 

 

To: Planning Architectural Review Board, City of Flagler Beach, FL 

From: Lupita McClenning, City Planner 

Date: April 28, 2026 

RE: Staff Report – 1115 Central Avenue – Small Scale FLUM Amendment PCPSA 26-0002 

 
Applicant:  Zev Cohen & Associates, Inc. 

300 Interchange Blvd. 
Ormond Beach, FL 32174 

 
Project  1115 Central Avenue 
Address: Flagler Beach, FL 32136 
 
Parcel ID: 12-12-31-4500-00180-0061  
Zoning: Single-Family Residential (SFR) 
FLUM:  Low Density 
Overlay: A1A retail corridor 
Proposed    
FLUM:  Commercial  
 
Existing  +/-5,000 SQFT vacant, undeveloped corner lot  
Condition:   
 
Surrounding  Property to the north is zoned Single Family Residential (SFR) 
Properties: Property to the south abuts ROW 12th St. S.   

Property to the east is zoned General Commercial (GC) 
Property to the west is ROW Central Ave abutting (SFR) district 
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Project Description  
The applicant requests a small-scale FLUM amendment from Low Density to Commercial to allow for 
redevelopment of the site as a parking area to support a proposed seafood, steak restaurant and fish 
market adjacent to the site (108 S. 12th St., and 1104 S. Oceanshore Blvd.).  
 
The proposed surface parking area at 1115 S Central Ave yields approximately 12 parking spaces.  
 
Section 2.04.02.12 
Should the small-scale FLUM be approved legislatively, and become part of a future proposed 
redevelopment project, all new construction shall subscribe to the appropriate adopted character area 
district development standards extended to S. 13th St. in accordance with Ordinance 2015-05: 

• Downtown A1A retail corridor  

Additionally, the City has implemented minimum construction standards for surface parking that shall 

apply.  

Potential benefits: 

• Helps meet demand-driven parking needs. 

• Enables business creation and fosters redevelopment of existing sites. 

• Improves a vacant lot already used for surface parking without minimum applicable standards 
for stormwater runoff, erosion, lighting, landscaping, etc.  

• FLUM and Zoning amendments to permit parking allow for optimal land utilization, organized 
parking, and allow for enhanced drainage or infrastructure. 

Neighborhood Considerations 

• Encroachment of commercial use on adjacent residential neighborhood can potentially spark 
strong opposition from neighbors. 

Summary  

The total SQFT of the proposed seafood steak restaurant is unknown. The formula for required parking 

based on occupancy and square footage for a restaurant is as follows: 1000 SOFT/ 15 = 67 max 

occupancy/ 4 people = 17 parking spaces.  

The total SQFT for the fish market is unknown.  

On-site parking for the proposed development (including adjacent GC properties) potentially yields 24 

parking spaces.  

Staff Recommendation  

PARB recommend that the City Commission approve the small-scale FLUM amendment from Low 
Density to Commercial on the condition it will meet parking requirements for the proposed 
development; that minimum constructions standards for surface parking lots be applied; and 
neighborhood concerns, if any be mitigated.   
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ORDINANCE 2026-10 
 

AN ORDINANCE OF THE CITY COMMISSION OF THE CITY 
OF FLAGLER BEACH, FLORIDA, AMENDING THE 
COMPREHENSIVE PLAN FUTURE LAND USE MAP 
DESIGNATION FOR APPROXIMATELY 0.116 ACRES OF 
CERTAIN REAL PROPERTY; PROVIDING FOR 
CONFLICTS; PROVIDING FOR SEVERABILITY; AND 
PROVIDING AN EFFECTIVE DATE. 

  

WHEREAS, Fla. Stat. § 163.3161 et seq., known as the Community Planning Act, requires 
municipalities within the State to establish and maintain Comprehensive Plans to guide and manage 
future development; and  
 

WHEREAS, the City Commission of the City of Flagler Beach adopted the City’s 2035 
Comprehensive Plan (Ordinance No. 2018-1), which includes a Future Land Use Map (“FLUM”), 
and has since approved subsequent amendments thereto pursuant to and consist with the procedures 
set forth in Fla. Stat. § 163.3184; and 
 

WHEREAS, the City of Flagler Beach desires to amend the Future Land Use designation of 
certain property located within the City’s boundaries from Low Density Residential to Commercial; 
and  
 

WHEREAS, on May 5, 2026, the City of Flagler Beach Planning and Architectural Review 
Board, acting as the City’s Local Planning Agency, conducted a public hearing to consider the 
proposed FLUM amendment and recommended APPROVAL of same; and  
 

WHEREAS, on ______________ _____, 2026, and ______________ _____, 2026, the City 
Commission held duly noticed public hearings on the proposed FLUM amendment and, upon 
thorough and complete consideration and deliberation, approved and adopted said amendment; and  
 

WHEREAS, the FLUM amendment set forth in this Ordinance complies with the 
requirements of the Community Planning Act, the State Comprehensive Plan as set forth in Fla. Stat. 
Chapter 187, as well as other applicable law, and is consistent with the goals, objectives, and policies 
and the overall land use plan outlined in the City’s Comprehensive Plan; and 

 
WHEREAS, the City Commission reaffirms the City’s commitment to enacting and 

implementing sound growth management practices within the City of Flagler Beach; and 
 

WHEREAS, the City Commission finds that this Ordinance is in the best interest of the 
health, safety, and welfare of the citizens of Flagler Beach. 
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 NOW, THEREFORE, BE IT ORDAINED BY THE CITY COMMISSION OF THE 
CITY OF FLAGLER BEACH AS FOLLOWS: 
 
 SECTION 1. Legislative and Administrative Findings. The above recitals are hereby 
adopted as the legislative and administrative findings of the City Commission of the City of Flagler 
Beach.  
 
 SECTION 2.  Future Land Use Map Amended. The Future Land Use Map designation for 
the approximately 0.116-acre subject area generally located 1115 Central Ave S., Flagler Beach, 
Florida 32136, as legally described in Exhibit A and depicted in Exhibit B, attached hereto, is 
amended from Low Density Residential to Commercial. 
 
 SECTION 3.  Conflicts. All ordinances or parts of ordinances in conflict herewith are hereby 
repealed.  
 

SECTION 4.  Severability. If any section, subsection, sentence, clause, phrase, or provision 
of this Ordinance is held to be unconstitutional or otherwise invalid by a court of competent 
jurisdiction, such unconstitutionality or invalidity shall not be construed as to render unconstitutional 
or invalid the remaining provisions of this Ordinance. 

  
SECTION 5.  Effective Date. In accordance with Fla. Stat. § 163.3184(3)(c)(4), the effective 

date of the Comprehensive Plan amendment established by this Ordinance shall be thirty-one (31) 
days after the State land planning agency notifies the City that the Plan amendment package is 
complete. If timely challenged, the Plan amendment shall become effective on the date the State land 
planning agency or the Administration Commission, as defined in Fla. Stat. § 163.3164, enters a final 
order finding the Plan amendment in compliance with Fla. Stat. § 163.3184. No development orders, 
development permits, or land uses which are dependent on the Plan amendment herein may be issued 
or commence before the Plan amendment has gone into effect. 
 

APPROVED on first reading after a duly noticed public hearing on the _______ day of 
______________ 2026.   
 

ADOPTED on second reading after a duly noticed public hearing on this _______ day of 
______________ 2026.   
 
       CITY OF FLAGLER BEACH, FLORIDA, 
       CITY COMMISSION 
 
       ___________________________________ 
       Patti King, Mayor 
ATTEST: 
 
_______________________________ 
Penny Overstreet, City Clerk 
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Ordinance 2026-10 

 

EXHIBIT A 
Subject Property 

 
 
Parcel ID: 12-12-31-4500-00180-0061 
 
Address: 1115 Central Ave S., Flagler Beach, FL 32136 
 
Legal Description:  
 
South ½ of Lot 6 and South 1/2 of Lot 7, Block 18, PLAT OF MOODY’S SUBDIVISION, 
according to the map or plat thereof, as recorded in Plat Book 1, Page 24, of the Public Records of 
Flagler County, Florida. 
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EXHIBIT B 

Subject Property 
 
 

 

SUBJECT 

PROPERTY
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City of Flagler Beach
NOTICE OF PUBLIC

HEARING
 

Applications have been submitted to rezone the subject property from Single Family

Residential (SFR-R1) Zoning District to the General Commercial (GC) Zoning

District, and to amend the Future Land Use Map designation of the property from

Low Density to Commercial. The subject property is identified by the Flagler County

Property Appraiser as Parcel ID No. 12-12-31-4500-00180-0061 pictured in Exhibit

A.

 

Application PRZ26-0002, ORDINANCE 2026-11: AN ORDINANCE OF THE CITY

COMMISSION OF THE CITY OF FLAGLER BEACH, FLORIDA, AMENDING

THE OFFICIAL ZONING MAP DESIGNATION FOR APPROXIMATELY 0.116

ACRES OF CERTAIN REAL PROPERTY; PROVIDING FOR CONFLICTS;

PROVIDING FOR SEVERABILITY; AND PROVIDING AN EFFECTIVE DATE

 

Application PCPA26-0002, ORDINANCE 2026-10: AN ORDINANCE OF THE

CITY COMMISSION OF THE CITY OF FLAGLER BEACH, FLORIDA,

AMENDING THE COMPREHENSIVE PLAN FUTURE LAND USE MAP

DESIGNATION FOR APPROXIMATELY 0.116 ACRES OF CERTAIN REAL

PROPERTY; PROVIDING FOR CONFLICTS; PROVIDING FOR SEVERABILITY;

AND PROVIDING AN EFFECTIVE DATE.

 

A PUBLIC HEARING IS SCHEDULED TO BE HELD AT CITY HALL, 105 S. 2N°

STREET, FLAGLER BEACH, FLORIDA AS FOLLOWS:

 

PLANNING AND ARCHITECTURAL REVIEW BOARD: TUESDAY, MAY 5, 2026,

AT 5:30 P.M.

 

FIRST READING CITY COMMISSION: THURSDAY, MAY 14, 2026, AT 5:30 PM

OR SOON THEREAFTER.

 

SECOND READING CITY COMMISSION: THURSDAY, MAY 28, 2026, AT 5:30

PM OR SOON THEREAFTER.

 

ALL INTERESTED PARTIES ARE INVITED TO ATTEND.

 

PLEASE DIRECT ANY QUESTIONS TO THE CITY OF FLAGLER BEACH AT 386-

517-2000 EXT. 231.

 

The public hearings may be continued to a future date or dates. The times and dates of

any continuances of a public hearing shall be announced during the public hearing

without any further published notice. The request will be heard at 5:30 PM, or as soon

thereafter as possible, in the City Commission Chambers located at 105 South Second

Street, Flagler Beach, Florida.

 

If a person decides to appeal any decision made with respect to any matter considered

at the above referenced hearings, he/she will need a record of the proceedings. For

such purposes, it may be necessary to ensure that a verbatim record of the proceedings

is made, which record includes the testimony and evidence upon which the appeal is

to be based.

 

In accordance with the Americans with Disabilities Act, persons needing assistance to

participate in any of these proceedings should contact the City Clerk's Office at 386-

517-2000 Ext. 233 at least 48 hours prior to the meeting. For further information

about this request, please call the Planning & Zoning Department at (386) 517-2000

Ext. 231. More detailed information may be inspected by the public at the Planning &

Zoning Department, 800 S. Daytona Avenue, Flagler Beach, during office hours. 

 

EXHIBIT A

7763-342640

Apr. 23, May. 7, 14, 2026
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Staff Report 
 
Planning & Architectural Review Board Regular Meeting 
 
May 5, 2026 

 

 
To:  Planning & Architectural Review Board 
From:  Lupita McClenning, Planner 
Meeting Date:  May 5, 2026 
Item Name:  Application PRZ26-0002. Ordinance 2026-11.  An Ordinance of the City 

Commission of the City of Flagler Beach, Florida, amending the Official 
Zoning Map designation for approximately 0.116 acres of certain real 
property; providing for conflicts; providing for severability; and 
providing an effective date 

 
Background:  

The applicant requests a zoning amendment from Single Family Residential to General 
Commercial to allow for redevelopment of the site as a parking area to support a proposed 
seafood, steak restaurant and fish market adjacent to the site (108 S. 12th St., and 1104 S. 
Oceanshore Blvd.) The proposed surface parking area at 1115 S Central Ave yields 
approximately 12 parking spaces.  
 
 
Fiscal Impact: 
Commercial impact fees and ad valorem taxes. 
 
Staff Recommendation: 

PARB recommend that the City Commission approve the small-scale FLUM amendment from 
Single Family Residential to General Commercial on the condition it will meet parking 
requirements for the proposed development; that minimum constructions standards for 
surface parking lots be applied; and that neighborhood concerns, if any, be mitigated.  
 
 
Attachments: 
1. Staff Report 1115 S. Central Avenue_Amend Zoning from SFR to GC 
2. Rezoning Ord - Golden Magnolia Marine (v1)(04.27.2026) 
3. Existing_proposed Zoning Maps 
4. Aerial Map 
5. Application PRZ26-0002 
6. 342640_City of Flagler Beach_Palm Coast Observer_FL_2026-04-13 
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City of Flagler Beach 
800 South Daytona Avenue  

Flagler Beach, Florida 32136 

Phone 386-517-2000 Ext. 257 

 

To: Planning Architectural Review Board, City of Flagler Beach, FL 

From: Lupita McClenning, City Planner 

Date: April 28, 2026 

RE: Staff Report – 1115 Central Avenue – Small Scale Zoning Amendment PRZ 26-0002 

 
Applicant:  Zev Cohen & Associates, Inc. 

300 Interchange Blvd. 
Ormond Beach, FL 32174 

 
Project  1115 Central Avenue 
Address: Flagler Beach, FL 32136 
 
Parcel ID: 12-12-31-4500-00180-0061  
Zoning: Single-Family Residential (SFR) 
FLUM:  Low Density 
Overlay: A1A retail corridor 
Proposed    
Zoning: General Commercial  
 
Existing  +/-5,000 SQFT vacant, undeveloped corner lot  
Condition:   
 
Surrounding  Property to the north is zoned Single Family Residential (SFR) 
Properties: Property to the south abuts ROW 12th St. S.   

Property to the east is zoned General Commercial (GC) 
Property to the west is ROW Central Ave abutting (SFR) district 

Page 56 of 189



2 

 

Project Description  
The applicant requests a small-scale zoning amendment from Single Family Residential to General 
Commercial to allow for redevelopment of the site as a parking area to support a proposed seafood, 
steak restaurant and fish market adjacent to the site (108 S. 12th St., and 1104 S. Oceanshore Blvd.).  
 
The proposed surface parking area at 1115 S Central Ave yields approximately 12 parking spaces.  
 
Section 2.04.02.12 
Should the small-scale zoning be approved legislatively, and become part of a future proposed 
redevelopment project, all new construction shall subscribe to the appropriate adopted character area 
district development standards extended to S. 13th St. in accordance with Ordinance 2015-05: 

• Downtown A1A retail corridor  

Additionally, the City has implemented minimum construction standards for surface parking that shall 

apply.  

Potential benefits: 

• Helps meet demand-driven parking needs. 

• Enables business creation and fosters redevelopment of existing sites. 

• Improves a vacant lot already used for surface parking without minimum applicable standards 
for stormwater runoff, erosion, lighting, landscaping, etc.  

• FLUM and Zoning amendments to permit parking allow for optimal land utilization, organized 
parking, and allow for enhanced drainage or infrastructure. 

Neighborhood Considerations 

• Encroachment of commercial use on adjacent residential neighborhood can potentially spark 
strong opposition from neighbors. 

Summary  

The total SQFT of the proposed seafood steak restaurant is unknown. The formula for required parking 

based on occupancy and square footage for a restaurant is as follows: 1000 SOFT/ 15 = 67 max 

occupancy/ 4 people = 17 parking spaces.  

The total SQFT for the fish market is unknown.  

On-site parking for the proposed development (including adjacent GC properties) potentially yields 24 

parking spaces.  

Staff Recommendation  

PARB recommend that the City Commission approve the small-scale zoning amendment from Single 
Family Residential to General Commercial on the condition it will meet parking requirements for the 
proposed development; that minimum constructions standards for surface parking lots be applied; and 
neighborhood concerns, if any be mitigated.   
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ORDINANCE 2026-11 
 

AN ORDINANCE OF THE CITY COMMISSION OF THE 
CITY OF FLAGLER BEACH, FLORIDA, AMENDING THE 
OFFICIAL ZONING MAP DESIGNATION FOR 
APPROXIMATELY 0.116 ACRES OF CERTAIN REAL 
PROPERTY; PROVIDING FOR CONFLICTS; PROVIDING 
FOR SEVERABILITY; AND PROVIDING AN EFFECTIVE 
DATE. 

 
 WHEREAS, the City Commission of the City of Flagler Beach, as the governing body of 
the City, is authorized and empowered pursuant to the authority vested in Fla. Stat. Chapter 163 
and Chapter 166 and the City of Flagler Beach Land Development Regulations, to consider 
applications relating to zoning and; and 
 
 WHEREAS, the City of Flagler Beach is in receipt of a request to amend the City’s 
Official Zoning Map for the property described herein; and  
 
 WHEREAS, the above-referenced property is presently zoned Single-Family Residential 
(SFR) and the request is to have the property rezoned as General Commercial (GC); and 
  
 WHEREAS, the request is in accord with the Future Land Use Map designation of the 
subject property, and is compliant with all applicable Objectives and Policies of the City of Flagler 
Beach Comprehensive Plan; and  
 
 WHEREAS, the Planning and Architectural Review Board has recommended the City 
Commission change the Official Zoning Map to reflect a new designation for the subject property 
as General Commercial; and  
 
 WHEREAS, the City Commission has considered the findings in the staff report and the 
following findings of fact:  

1. The rezoning is consistent with the purposes, goals, objectives, and policies of the City 
of Flagler Beach Comprehensive Plan;  

2. The rezoning is compatible with the City’s Land Development Regulations and is 
generally consistent with the uses and character of the surrounding land and in the 
vicinity of the land proposed for rezoning;  

3. The rezoning will result in a logical, timely, and orderly development pattern; and 

4. The staff report has demonstrated sufficient justification that there are changed 
circumstances that would require the rezoning request. 
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 NOW, THEREFORE, BE IT ORDAINED BY THE CITY COMMISSION OF THE 
CITY OF FLAGLER BEACH AS FOLLOWS: 
 
 SECTION 1. Legislative and Administrative Findings.  The above recitals are hereby 
adopted as the legislative and administrative findings of the City Commission of the City of Flagler 
Beach.  
 
 SECTION 2.  Official Zoning Map Amended. The approximately 0.116-acre subject 
area generally located at 1115 Central Ave S., Flagler Beach, Florida 32136, with Flagler County 
Tax Parcel ID No. 12-12-31-4500-00180-0061, as legally described in Exhibit A attached hereto, 
is hereby amended from the City of Flagler Beach designation of Single-Family Residential (SFR) 
to General Commercial (GC).  
 
 SECTION 3. Conflicts. All ordinances or parts of ordinances in conflict herewith are 
hereby repealed.  
 

SECTION 4. Severability. If any section, subsection, sentence, clause, phrase, or 
provision of this Ordinance is held to be unconstitutional or otherwise invalid by a court of 
competent jurisdiction, such unconstitutionality or invalidity shall not be construed as to render 
unconstitutional or invalid the remaining provisions of this Ordinance. 

  
SECTION 5. Effective Date. This Ordinance shall take effect immediately upon passage 

as provided by law.  
 

APPROVED on first reading after a duly noticed public hearing on the _______ day of 
______________ 2026.   
 

ADOPTED on second reading after a duly noticed public hearing on this _______ day of 
______________ 2026.   
 
 
       CITY OF FLAGLER BEACH, FLORIDA 
       CITY COMMISSION 
 
       ___________________________________ 
       Patti King, Mayor 
 
ATTEST: 
 
_______________________________ 
Penny Overstreet, City Clerk 
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Ordinance 2026-11 

 

EXHIBIT A 
Subject Property 

 
 
Parcel ID: 12-12-31-4500-00180-0061 
 
Address: 1115 Central Ave S., Flagler Beach, FL 32136 
 
Legal Description: 
 
South ½ of Lot 6 and South 1/2 of Lot 7, Block 18, PLAT OF MOODY'S SUBDIVISION, 
according to the map or plat thereof, as recorded in Plat Book 1, Page 24, of the Public Records of 
Flagler County, Florida. 
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Information

Date Submitted: 4/13/2026

Case Number: n/a

Defendant: City of Flagler Beach NOTICE OF PUBLIC HEARING-ORDINANCE 2026-11

ID: 342640

County: Flagler

Run Dates: 4/23/2026, 5/7/2026, 5/14/2026

Newspaper: Palm Coast Observer

-- Frequency: Weekly [Thursday]

Sale Date:

Cost: $695.01

Customer Name: City of Flagler Beach

Notice Text:

City of Flagler Beach
NOTICE OF PUBLIC HEARING

 
Applications have been submitted to rezone the subject property from Single Family Residential (SFR-R1) Zoning District to the General Commercial (GC) Zoning District, and to amend the Future Land Use Map
designation of the property from Low Density to Commercial. The subject property is identified by the Flagler County Property Appraiser as Parcel ID No. 12-12-31-4500-00180-0061 pictured in Exhibit A.
 
Application PRZ26-0002, ORDINANCE 2026-11: AN ORDINANCE OF THE CITY COMMISSION OF THE CITY OF FLAGLER BEACH, FLORIDA, AMENDING THE OFFICIAL ZONING MAP
DESIGNATION FOR APPROXIMATELY 0.116 ACRES OF CERTAIN REAL PROPERTY; PROVIDING FOR CONFLICTS; PROVIDING FOR SEVERABILITY; AND PROVIDING AN
EFFECTIVE DATE
 
Application PCPA26-0002, ORDINANCE 2026-10: AN ORDINANCE OF THE CITY COMMISSION OF THE CITY OF FLAGLER BEACH, FLORIDA, AMENDING THE COMPREHENSIVE
PLAN FUTURE LAND USE MAP DESIGNATION FOR APPROXIMATELY 0.116 ACRES OF CERTAIN REAL PROPERTY; PROVIDING FOR CONFLICTS; PROVIDING FOR SEVERABILITY;
AND PROVIDING AN EFFECTIVE DATE.
 
A PUBLIC HEARING IS SCHEDULED TO BE HELD AT CITY HALL, 105 S. 2N° STREET, FLAGLER BEACH, FLORIDA AS FOLLOWS:
 
PLANNING AND ARCHITECTURAL REVIEW BOARD: TUESDAY, MAY 5, 2026, AT 5:30 P.M.
 
FIRST READING CITY COMMISSION: THURSDAY, MAY 14, 2026, AT 5:30 PM OR SOON THEREAFTER.
 
SECOND READING CITY COMMISSION: THURSDAY, MAY 28, 2026, AT 5:30 PM OR SOON THEREAFTER.
 
ALL INTERESTED PARTIES ARE INVITED TO ATTEND.
 
PLEASE DIRECT ANY QUESTIONS TO THE CITY OF FLAGLER BEACH AT 386-517-2000 EXT. 231.
 
The public hearings may be continued to a future date or dates. The times and dates of any continuances of a public hearing shall be announced during the public hearing without any further published notice. The
request will be heard at 5:30 PM, or as soon thereafter as possible, in the City Commission Chambers located at 105 South Second Street, Flagler Beach, Florida.
 
If a person decides to appeal any decision made with respect to any matter considered at the above referenced hearings, he/she will need a record of the proceedings. For such purposes, it may be necessary to ensure
that a verbatim record of the proceedings is made, which record includes the testimony and evidence upon which the appeal is to be based.
 
In accordance with the Americans with Disabilities Act, persons needing assistance to participate in any of these proceedings should contact the City Clerk's Office at 386-517-2000 Ext. 233 at least 48 hours prior to
the meeting. For further information about this request, please call the Planning & Zoning Department at (386) 517-2000 Ext. 231. More detailed information may be inspected by the public at the Planning & Zoning
Department, 800 S. Daytona Avenue, Flagler Beach, during office hours. 
 

EXHIBIT A
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7763-342640
Apr. 23, May. 7, 14, 2026
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Shipment Confirmation
Acceptance Notice

Shipment Date:________________________________________________

	Shipped From:

	 Name:________________________________________________

	 Address:________________________________________________

	 City:________________________________________________

	 State:________   ZIP+4®________________________________

Note to Mailer: The labels and volume associated to 
this form online, must match the labeled packages being 
presented to the USPS® employee with this form.

Type of Mail Volume

Priority Mail Express®*

Priority Mail®

First-Class Package Service®

Returns

International*

Other

Total

*Start time for products with service guarantees will begin when mail arrives at the local Post Office™ and 
items receive individual processing and acceptance scans.

  B. USPS Action

  A.  Mailer Action

USPS EMPLOYEE: Please scan upon pickup or receipt of mail. 
Leave form with customer or in customer’s mail receptacle.

PS Form 5630, September 2016      PSN 7530-08-000-4335

04/10/2026

CITY OF FLAGLER BEACH

105 S 2ND ST

FLAGLER BEACH

FL 32136

64

64

Note to RSS Clerk:
1.  Home screen > Mailing/Shipping > More
2.  Select Shipment Confirm
3.  Scan or enter the barcode/label number from PS Form 5630
4.  Confirm the volume count message by selecting Yes or No
5.  Select Pay and End Visit to complete transaction

USPS SCAN AT ACCEPTANCE

92750901193562000069848642

9275 0901 1935 6200 0069 8486 42
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Name and Address of Sender Check type of mail or service

Affix Stamp Here
(for additional copies of this receipt).
Postmark with Date of Receipt.

£ 	Adult Signature Required £ 	Priority Mail Express

£ 	Adult Signature Restricted Delivery £ 	Registered Mail

£ 	Certified Mail £ 	Return Receipt for 
Merchandise£ 	Certified Mail Restricted Delivery

£ 	Collect on Delivery (COD) £ 	Signature Confirmation

£ 	Insured Mail 
£ 	Priority Mail

£	 Signature Confirmation 
Restricted Delivery

USPS Tracking/Article Number Addressee (Name, Street, City, State, & ZIP Code™) Postage (Extra  
Service) 

Fee

Handling 
Charge

Actual Value  
if Registered

Insured 
Value

Due 
Sender if 

COD

ASR  
Fee

ASRD 
Fee

RD 
Fee

RR 
Fee

SC  
Fee

SCRD 
Fee

SH 
Fee

Total Number of Pieces 
Listed by Sender

Total Number of Pieces 
Received at Post Office

Postmaster, Per (Name of receiving employee)

PS Form 3877, January 2017  
PSN 7530-02-000-9098

Complete in Ink Privacy Notice: For more information on USPS privacy policies, visit usps.com/privacypolicy.
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CITY OF FLAGLER BEACH
105 S 2ND ST
FLAGLER BEACH FL 32136 X

(Page 1 of 8)
JobId: 6735562

64

1. 9214 8901 9403 8366 3435 08 12-12-31-4500-00550-0040 0.57 5.30 2.82

1212 SOUTH DAYTONA AVENUE LLC

3699 SE 80TH AVENUE

NEWBERRY FL 32669

2. 9214 8901 9403 8366 3435 15 12-12-31-4500-00190-0011 0.57 5.30 2.82

A1A OCEANSHORE LLC

5 ST ANDREW COURT

PALM COAST FL 32164

3. 9214 8901 9403 8366 3435 22 12-12-31-4500-00230-0040 AMENDOLA MARINE LIFE ESTATE 0.57 5.30 2.82

1212 S CENTRAL AVENUE FLAGLER BEACH FL 32136

4. 9214 8901 9403 8366 3435 39 12-12-31-4500-00230-0030  ANDERSON MARK E & JULIE A 0.57 5.30 2.82

BRUCE  H&W 6132 NORTHRIDGE HILLS DR BRIGHTON MI 48116

5. 9214 8901 9403 8366 3435 46 12-12-31-4500-00790-0490 0.57 5.30 2.82

ANNIS BETTY H

2826 MONDAUI DR

ROCKLEDGE FL 32955

6. 9214 8901 9403 8366 3435 53 12-12-31-4500-00190-0250 BACK SHARON  M TRUSTEE PO BOX 0.57 5.30 2.82

1375 FLAGLER BEACH FL 32136

7. 9214 8901 9403 8366 3435 60 12-12-31-4500-00180-0090 0.57 5.30 2.82

BCC PROPERTIES LLC

PO BOX 418

FLAGLER BEACH FL 32136

8. 9214 8901 9403 8366 3435 77 12-12-31-4500-00230-0060 0.57 5.30 2.82

BEACHTIME LLC

PO BOX 2288

BUNNELL FL 32110
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CITY OF FLAGLER BEACH
105 S 2ND ST
FLAGLER BEACH FL 32136 X

(Page 2 of 8)
JobId: 6735562

64

9. 9214 8901 9403 8366 3435 84 12-12-31-4500-00230-0051 0.57 5.30 2.82

BLANDFORD JULIE MICKLE

1214 S CENTRAL AVENUE

FLAGLER BEACH FL 32136

10. 9214 8901 9403 8366 3435 91 12-12-31-4500-00230-0010 0.57 5.30 2.82

BUDMAN ROBERT D & THUY VY NGUYEN H&W

12228 REEDPOND DR W

JACKSONVILLE FL 32223

11. 9214 8901 9403 8366 3436 07 12-12-31-4500-00180-0040  BURBRINK LYNDA BAND JOSEPH R 0.57 5.30 2.82

BURBRINK  JTWROS PO BOX 695 FLAGLER BEACH FL 32136

12. 9214 8901 9403 8366 3436 14 12-12-31-4500-00190-0190 BUTLER MICHAEL L & SANDRA  E 0.57 5.30 2.82

H&W 1720 S CENTRAL AVE FLAGLER BEACH FL 32136

13. 9214 8901 9403 8366 3436 21 12-12-31-4500-00230-0230  CLARK LIZBETH A & THOMAS S 0.57 5.30 2.82

CLARK  W&H 1207 S DAYTONA AVE FLAGLER BEACH FL 32136

14. 9214 8901 9403 8366 3436 38 12-12-31-4500-00240-0230 COMMUNITY MEMORIAL  CHURCH INC 0.57 5.30 2.82

PO BOX 1512 FLAGLER BEACH FL 32136

15. 9214 8901 9403 8366 3436 45 12-12-31-4500-00240-0151 0.57 5.30 2.82

CURRENT OWNER

1111 S DAYTONA AVE

FLAGLER BEACH FL 32136

16. 9214 8901 9403 8366 3436 52 12-12-31-4500-00190-0180  CUSON JOSEPH T & MARGARET J 0.57 5.30 2.82

H&W LIFE ESTATE  1221 S CENTRAL AVE FLAGLER BEACH FL

32136
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CITY OF FLAGLER BEACH
105 S 2ND ST
FLAGLER BEACH FL 32136 X

(Page 3 of 8)
JobId: 6735562

64

17. 9214 8901 9403 8366 3436 69 12-12-31-4500-00540-0080 0.57 5.30 2.82

DALE ALLEN JOHNSON LIFE ESTATE

1012 S DAYTONA AVENUE

FLAGLER BEACH FL 32136

18. 9214 8901 9403 8366 3436 76 12-12-31-4500-00190-0260  EGGERT IRIS CLAXTON LIFE 0.57 5.30 2.82

ESTATE C/O LIZ RUBEIS  2563 SW 87TH DR STE 10

GAINESVILLE FL 32608

19. 9214 8901 9403 8366 3436 83 12-12-31-4500-00550-0010 0.57 5.30 2.82

GARCIA FRANCISCO J & DAYMARA GOMEZ H&W

12882 SW 184TH TERRACE

MIAMI FL 33177

20. 9214 8901 9403 8366 3436 90 MULTI PARCEL IDS 0.57 5.30 2.82

GOLDEN MAGNOLIA MARINE INC

1 HARGROVE GRADE STE 2

PALM COAST FL 32137

21. 9214 8901 9403 8366 3437 06 12-12-31-4500-00160-0080 0.57 5.30 2.82

HAGMAN THOMAS V & LINDA L H&W

914 S OCEAN SHORE BLVD

FLAGLER BEACH FL 32136

22. 9214 8901 9403 8366 3437 13 12-12-31-4500-00240-0100 HALL LONNIE C JR TRUSTEE  1100 0.57 5.30 2.82

S CENTRAL AVE FLAGLER BEACH FL 32136

23. 9214 8901 9403 8366 3437 20 12-12-31-4500-00180-0060 HARRELL  MICHELLE & REBECCA 0.57 5.30 2.82

LYNNE JUSTICE & KRISTINA FOSTER  TRUSTEES 106

BARRINGTON COURT FLETCHER NC 28732

24. 9214 8901 9403 8366 3437 37 12-12-31-4500-00170-0060 HODOVANCE DEREK & HEATHER RAE 0.57 5.30 2.82

H&W 112 S 11TH STREET FLAGLER BEACH FL 32136
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JobId: 6735562

64

25. 9214 8901 9403 8366 3437 44 12-12-31-4500-00230-0050  HUGHES PAM & DANA E DUNN & 0.57 5.30 2.82

JILL A ROGERS MADAMBA JTWROS  1216 SO CENTRAL AVE

FLAGLER BEACH FL 32136

26. 9214 8901 9403 8366 3437 51 12-12-31-4500-00190-0030 0.57 5.30 2.82

JAI HANUMAAN LLC

1224 S OCEANSHORE BLVD

FLAGLER BEACH FL 32136

27. 9214 8901 9403 8366 3437 68 12-12-31-4500-00230-0200 KELLY DANIEL E & ALBERTA  J 0.57 5.30 2.82

1215 S DAYTONA AVE FLAGLER BEACH FL 32136

28. 9214 8901 9403 8366 3437 75 12-12-31-4500-00240-0110  KIMBLE JOHN & THERESA ANN H&W 0.57 5.30 2.82

1102  SOUTH CENTRAL AVENUE FLAGLER BEACH FL 32136

29. 9214 8901 9403 8366 3437 82 12-12-31-4500-00240-0200 0.57 5.30 2.82

LAFFERTY GWENDOLYN J

1011 S DAYTONA AVENUE

FLAGLER BEACH FL 32136

30. 9214 8901 9403 8366 3437 99 12-12-31-4500-00190-0230 0.57 5.30 2.82

LAROCHELLE ERIK J

68 HIGH STREET

STRATHAM NH 03885

31. 9214 8901 9403 8366 3438 05 12-12-31-4500-00240-0040 LARSON GLENN M & CHRISTINE  J 0.57 5.30 2.82

H&W 912 S CENTRAL AVE FLAGLER BEACH FL 32136

32. 9214 8901 9403 8366 3438 12 12-12-31-4500-00230-0020 0.57 5.30 2.82

LITTLE TYLER F & EVELYN O

1204 S CENTRAL AVE

FLAGLER BEACH FL 32136
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33. 9214 8901 9403 8366 3438 29 12-12-31-4500-00230-0070 0.57 5.30 2.82

LOFTUS KEITH B

1222 S CENTRAL AVE

FLAGLER BEACH FL 32136

34. 9214 8901 9403 8366 3438 36 12-12-31-4500-00230-0041 0.57 5.30 2.82

LOPER MARK G & CHUNMEI ZHAO TRUSTEES

1210 S CENTRAL AVE

FLAGLER BEACH FL 32136

35. 9214 8901 9403 8366 3438 43 12-12-31-4500-00240-0070 0.57 5.30 2.82

MARIANI FRANK JR

1014 S CENTRAL AVE

FLAGLER BEACH FL 32136

36. 9214 8901 9403 8366 3438 50 12-12-31-4500-00240-0080 0.57 5.30 2.82

MARTIN DALE L

1016 S CENTRAL AVE

FLAGLER BEACH FL 32136

37. 9214 8901 9403 8366 3438 67 12-12-31-4500-00180-0050 MONTGOMERY CALVIN & BRENDA K 0.57 5.30 2.82

LIFE ESTATE 12499 OLIVE TRAIL PLYMOUTH IN 46563

38. 9214 8901 9403 8366 3438 74 12-12-31-4500-00190-0010 0.57 5.30 2.82

OCEANSIDE COTTAGES LLC

1204 S OCEANSHORE BLVD

FLAGLER BEACH FL 32136

39. 9214 8901 9403 8366 3438 81 12-12-31-4500-00800-0510 0.57 5.30 2.82

OCEANSIDE COTTAGES LLC

1204 S OCEANSHORE BLVD

FLAGLER BEACH FL 32136

40. 9214 8901 9403 8366 3438 98 12-12-31-4500-00550-0030 OCONNELL ROBERT J & KAREN  J 0.57 5.30 2.82

OCONNELL H&W 292 ROUTE 385 CATSKILL NY 12414
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41. 9214 8901 9403 8366 3439 04 12-12-31-4500-00230-0190 0.57 5.30 2.82

PACE CLARK B & JESSE N H&W

6943 N OCEANSHORE BLVD

PALM COAST FL 32137

42. 9214 8901 9403 8366 3439 11 12-12-31-4500-00240-0060  PANOS ROSA C & NICOLE M 0.57 5.30 2.82

MARCELLI JTWROS  1012 S CENTRAL AVE FLAGLER BEACH FL

32136

43. 9214 8901 9403 8366 3439 28 12-12-31-4500-00230-0210 0.57 5.30 2.82

PARKER SANDRA L

PO BOX 659

FLAGLER BEACH FL 32136

44. 9214 8901 9403 8366 3439 35 12-12-31-4500-00190-0210 0.57 5.30 2.82

PATEL MANHARLAL

1224 S OCEANSHORE BLVD

FLAGLER BEACH FL 32136

45. 9214 8901 9403 8366 3439 42 12-12-31-4500-00540-0120 0.57 5.30 2.82

RECTOR JACQUELYN M

1104 S DAYTONA AVE

FLAGLER BEACH FL 32136

46. 9214 8901 9403 8366 3439 59 12-12-31-4500-00170-0040 0.57 5.30 2.82

SCHMITTINGER DIANE LIFE ESTATE

111 10TH ST S

FLAGLER BEACH FL 32136

47. 9214 8901 9403 8366 3439 66 12-12-31-4500-00540-0100 0.57 5.30 2.82

SCOTT BOBBY H & DEBORAH G H&W

1020 S DAYTONA AVE

FLAGLER BEACH FL 32136

48. 9214 8901 9403 8366 3439 73 MULTI PARCEL IDS 0.57 5.30 2.82

SEAGROVE BEACH INVESTMENTS LLC

2574 S OCEAN SHORE BLVD

FLAGLER BEACH FL 32136
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49. 9214 8901 9403 8366 3439 80 12-12-31-4500-00540-0110 SHONKWILER JEFFERY W &  BETH 0.57 5.30 2.82

ANN H&W PO BOX 2450 FLAGLER BEACH FL 32136

50. 9214 8901 9403 8366 3439 97 12-12-31-4500-00230-0240 SMITH SAMUEL J & KIMBERLY  L 0.57 5.30 2.82

H&W 1201 S DAYTONA AVE FLAGLER BEACH FL 32136

51. 9214 8901 9403 8366 3440 00 12-12-31-4500-00540-0140 SPEAR ROBERT W & CECILE M H&W 0.57 5.30 2.82

LIFE ESTATE PO BOX 1543 FLAGLER BEACH FL 32136

52. 9214 8901 9403 8366 3440 17 12-12-31-4500-00240-0170 0.57 5.30 2.82

SPRAGUE KAREN J & JEFFREY GEORGE H&W LIFE ESTATE

1105 S DAYTONA AVENUE

FLAGLER BEACH FL 32136

53. 9214 8901 9403 8366 3440 24 12-12-31-4500-00240-0190  STEFLIK DANIEL M & LAURIE JO 0.57 5.30 2.82

TRUSTEES 1010  1 2 SOUTH CENTRAL AVENUE FLAGLER BEACH

FL 32136

54. 9214 8901 9403 8366 3440 31 12-12-31-4500-00240-0050  STEFLIK DANIEL M & LAURIE JO 0.57 5.30 2.82

H&W TRUSTEES  1010 1/2 S CENTRAL AVE FLAGLER BEACH FL

32136

55. 9214 8901 9403 8366 3440 48 12-12-31-4500-00540-0130 0.57 5.30 2.82

SULLIVAN ANNE MARIE

24 MEDWAY AVENUE

CONGERS NY 10920

56. 9214 8901 9403 8366 3440 55 12-12-31-4500-00240-0150 0.57 5.30 2.82

SWEENEY HELEN ANN

1703 LOWER 4TH AVE NORTH

JACKSONVILLE BEACH FL 32250
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57. 9214 8901 9403 8366 3440 62 12-12-31-4500-00230-0090 TIMOTHY  M BENNETT AND DEBORAH 0.57 5.30 2.82

G BENNETT FAMILY REVOCABLE LIV  1228 S CENTRAL AVENUE

FLAGLER BEACH FL 32136

58. 9214 8901 9403 8366 3440 79 12-12-31-4500-00160-0060 0.57 5.30 2.82

TJS RENTAL OF FLAGLER LLC

PO BOX 1600

FLAGLER BEACH FL 32136

59. 9214 8901 9403 8366 3440 86 12-12-31-4500-00170-0050 0.57 5.30 2.82

VIDES LOURDES M - TRUSTEE

113 S 10TH ST

FLAGLER BEACH FL 32136

60. 9214 8901 9403 8366 3440 93 12-12-31-4500-00240-0140 0.57 5.30 2.82

WADSWORTH GAIL TRUSTEE

PO BOX 838

FLAGLER BEACH FL 32136

61. 9214 8901 9403 8366 3441 09 12-12-31-4500-00190-0240 0.57 5.30 2.82

WILLISS ADAM J & ELISABETH H&W

1203 S CENTRAL AVENUE

FLAGLER BEACH FL 32136

62. 9214 8901 9403 8366 3441 16 12-12-31-4500-00230-0080 0.57 5.30 2.82

WILSON CHRISTOPHER & JENNIFER H&W

1224 SOUTH CENTRAL AVENUE

FLAGLER BEACH FL 32136

63. 9214 8901 9403 8366 3441 23 12-12-31-4500-00190-0220 0.57 5.30 2.82

WILSON ROBINSON ENTERPRISES LLC

1010 SE 24TH STREET

OCALA FL 34471

64. 9214 8901 9403 8366 3441 30 12-12-31-4500-00240-0130  YORK GENEROSO S & SANDRA L H 0.57 5.30 2.82

EDMUNDS JTWROS  1110 S CENTRAL AVENUE FLAGLER BEACH FL

32136
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Staff Report 
 
Planning & Architectural Review Board Regular Meeting 
 
May 5, 2026 

 

 
To:  Planning & Architectural Review Board 
From:  Lupita McClenning, Planner 
Meeting Date:  May 5, 2026 
Item Name:  Site Plan Application PMS26-0003: House of Crego, 2205 N. Ocean 

Shore Blvd.; Parcel ID: 36-11-31-5630-00020-0110 ; Applicant: Brent 
and Evelyn Crego; Request for site plan approval to construct a mixed-
use building in the Tourist Commercial Zoning District. 

 
Background:  
Project Description from the applicant’s submittal includes a site plan for a mixed-use 
consisting of a +/-600 SQ FT retail shop on the first floor; three (3) +/-813.2 SQFT residential 
living areas including 3 bedrooms, 4 bath, laundry facilities, kitchen on the 2nd floor; 3rd floor 
rooftop area w/powder room; a ground level 2-car garage with access from Central Ave; and 
commercial parking off A1A. The proposed mixed-use project is outside the Downtown Mixed-
Use Overlay Boundary Map. The proposed mixed-use project is outside the A1A Retail Corridor 
Character District Boundary Map and the Mixed-Use Overlay District. 
 
Fiscal Impact: 
Upon approval, the City receives relevant impact and building fees and ad valorum taxes. 
 
Staff Recommendation: 
The proposed mixed-use project is outside the Downtown Mixed-Use Overlay Boundary Map. 
The proposed mixed-use project is outside the A1A Retail Corridor Character District Boundary 
Map and the Mixed-Use Overlay District. Per Section 2.06.05.1, 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 provision shall apply in accordance with Section 2.06.05.2 — 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. PARB recommend that 
the City Commission deny the site plan and request the applicant submit plans in compliance 
with permitted uses in TC or MDR as noted in Section 2.04.02.8. 
 
 
 
Attachments: 
1. Staff Report 2205 N Oceanshore Blvd 
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2. 2205 N OCEAN SHORE BLVD_04012026-compressed 
3. Digitally S&S Survey 
4. APPLICATION_PMS26-0003 
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City of Flagler Beach 
800 South Daytona Avenue  

Flagler Beach, Florida 32136 

Phone 386-517-2000 Ext. 257 

 

 

To: Planning Architectural Review Board, City of Flagler Beach, FL 

From: Lupita McClenning, City Planner 

Date: April 28, 2026 

RE: Staff Report – 2205 N. Oceanshore Blvd - Site Plan  

 
Applicant:  Brent and Evelyn Crego  

133 Bridgeport Rd 
Daytona Beach Shores, FL 32118133  

 
Project  
Address: 2205 N. Oceanshore Blvd 
  Flagler Beach, FL 32136 
 
Parcel ID: 36-11-31-5630-00020-0110 
Zoning: Tourist Commercial 
FLUM:  General Commercial 
 
Overlay: None 
 
Existing  
Condition: Vacant, undeveloped lot fronting N. Oceanshore Blvd  
 
Surrounding  
Properties: Properties to the north include five (5) residential homes; two (2) vacant lots; and one 

(1) commercial property.  Properties abutting the subject property to the south include 
a multi-tenant commercial building with professional services/office, retail, and a coffee 
shop.  

 
SITE PLAN 
 
Project Description from the applicant’s submittal includes a site plan for a mixed-use consisting of a +/-
600 SQ FT retail shop on the first floor; and three (3) +/-813.2 SQFT residential living areas including 3 
bedrooms, 4 bath/ laundry facilities, kitchen on the 2nd floor; and a roof top area with bathroom; and a 
ground level 2 car garage.  
 
The proposed parking spaces for the residential component are at the rear with access from Central 
Avenue; and the proposed commercial parking spaces are at the front with access off A1A.   
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Section 2.04.02.7.1 Downtown Mixed-Use Overlay 

The proposed mixed-use project is outside of the Downtown Mixed-Use Overlay Boundary Map. The 
Downtown Mixed-Use Overlay is defined by the CRA Boundary to the north, South 5th Street to the 
south, Flagler Avenue to the west, and properties east of Central Avenue, half a block west of A1A form 
the eastern extent.  

 

 

Section 2.04.02.12 Mixed-use Building Regulations  

The proposed mixed-use project is outside of the A1A Retail Corridor Character District Boundary Map 
and the Mixed-Use Overlay District. 

 B. General requirements.  

a. Mixed use building authorization. The city shall permit, as the principal permitted use of 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 described as follows:  

By the CRA boundary to the north, and having been further extended to North 11th Street for properties 
lying within the Tourist Commercial District adjacent to Oceanshore Blvd., Flagler Avenue to the west, 
South 5th Street to the south, and an eastern extent which begins at South 5th Street, extends to South 
9th Street along Central Avenue to include all property lying one-half (½) block west of A1A, and having 
been further extended to South 13th Street for properties lying within the general commercial district 
and tourist commercial district adjacent to Oceanshore Blvd.  
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Section 2.06.05.1 Commercial Uses in TC or MDR along A1A 

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. 

 

Section 2.04.02.8 TC - Tourist Commercial 
Permitted Uses  

 

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 Two. 
13. All principal uses permitted in MDR District.  
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Section 2.04.02.8 Medium Density Residential  
 

PRINCIPAL USES PERMITTED in MDR District 

1. Single-family dwellings. 

2. Two-family dwellings. 

3. Townhouse dwellings. 

4. Multifamily dwellings. 

5. Parks and recreational facilities. 

6. Essential public services and facilities. 

7. Community residential homes in accordance with chapter 419, F.S. 

 

Staff Recommendation  

Staff recommends the PARB deny the site plan and request the applicant submit a site plan in accordance 
with permitted uses for Tourist Commercial, Section 2.04.02.8; and/or submit site plan in accordance 
with permitted uses in Medium Density Residential as noted in district standards Section 2.04.02.8.   

And/or PARB recommend that the City Commission deny the site plan and request that the applicant 
submit a site plan in accordance with permitted uses as prescribed in Tourist Commercial and/or 
Medium Density Residential.  
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GENERAL NOTES
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THE GENERAL CONTRACTOR MUST HAVE OPERATING FAX MACHINE AND A TELEPHONE
ON THE JOB SITE AT ALL TIMES.

ALL WORK SHALL BE IN STRICT ACCORDANCE WITH THE BEST WORKMANSHIP
PRACTICES OF THE CONSTRUCTION TRADE.  ARCHITECT RESERVES THE RIGHT TO
REJECT A MATERIAL OF WORK, WHICH DOES NOT CONFORM TO THESE STANDARDS.

ALL WORK SHALL BE IN ACCORDANCE WITH THE FLORIDA BUILDING CODE AND  OTHER
APPLICABLE LOCAL AND NATIONAL CODES.

ALL MATERIALS FURNISHED ON THE SITE SHALL BE NEW AND STORED IN SUCH A
MANNER AS TO PROTECT THEM FROM THE ELEMENTS.  GENERAL CONTRACTOR SHALL
KEEP THE SITE CLEAN AND FREE OF DEBRIS AT ALL TIMES DURING THE
CONSTRUCTION PERIOD.

THESE PLANS MAY BE USED ONLY UNDER SUCH CONDITIONS IN WHICH ALL
APPLICABLE SAFETY LAWS, RULES AND REGULATIONS ARE BEING OBSERVED.
COMPLIANCE IS THE SOLE RESPONSIBILITY OF THE GENERAL CONTRACTOR.

THE GENERAL CONTRACTOR SHALL PROVIDE ALL LABOR, MATERIALS, SUPPLIES,
EQUIPMENT AND SERVICES TO INCLUDE BUT NOT LIMITED TO GENERAL
CONSTRUCTION, ELECTRICAL, PLUMBING AND MECHANICAL WORK REQUIRED FOR
COMPLETE AND OPERATIONAL JOB AS SHOWN AND/OR INDICATED ON THESE
DRAWINGS.

THE GENERAL CONTRACTOR  IS RESPONSIBLE FOR COORDINATION AND ALL WORK
PROVIDED BY SUBCONTRACTORS OF THE VARIOUS TRADES.

SUBSTITUTIONS OR "APPROVED EQUALS" PRODUCTS SHALL BE LISTED AND APPROVED
BY ARCHITECT.  ALL MATERIALS SHALL BE ORDERED IN TIMELY FASHION AND WILL NOT
CONSTITUTE REASON FOR SUBSTITUTION.  DELAYS FOR MATERIALS WILL BE SOLE
RESPONSIBILITY OF THE CONTRACTOR.

THE ARCHITECT SHALL BE PROVIDED WITH SAMPLES, SUBMITTALS, SHOP DRAWINGS,
FOR FIXED AND OPERABLE HURRICANE SHUTTERS, MILLWORK, FIREPLACE, WINDOWS
AND DOORS, AND TRUSSES, ETC. THE DRAWINGS ARE FOR CONSTRUCTION. THE
DIMENSIONS MAY VARY DO TO THE CONSTRUCTION PROCESS AND FIELD CONDITIONS.
ALL DIMENSIONS MUST BE FIELD VERIFIED PRIOR TO FABRICATION.

ON-SITE VERIFICATION OF ALL DIMENSIONS AND CONDITIONS SHALL BE THE
RESPONSIBILITY OF THE CONTRACTOR.  NOTED DIMENSIONS TAKE PRECEDENCE OVER
SCALE.  DIMENSIONS MAY VARY ON SITE DUE TO THE CONSTRUCTION PROCESS AND
FIELD CONDITIONS.  DRAWINGS ARE NOT TO BE SCALED IN THE FIELD.  ANY
DISCREPANCIES SHALL BE REPORTED TO THE ARCHITECT AT ONCE BEFORE
PROCEEDING. CONTRACTOR SHALL BE RESPONSIBLE FOR WORK WHICH PROCEEDS
WITHOUT DO COURSE AND COORDINATION.

THE GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR ALL PERMITS, FEES,
LICENSES AND TAXES, RELATED TO WORK.

SURFACES TO BE PAINTED SHALL BE FILLED, SEALED AND SANDED AS REQUIRED.
COLORS TO BE SELECTED BY THE ARCHITECT.  FOUR TEST SAMPLES SHALL BE MADE,
PRIOR TO EXECUTION OF WORK.  THE ARCHITECT SHALL ALSO SELECT COLORS OF
READY-BUILT PRODUCTS.

ALL INTRUSION PREVENTING DEVISES, SHALL CONFORM TO CHAPTER 36 OF THE
FLORIDA BUILDING CODE.

GENERAL CONTRACTOR SHALL BE RESPONSIBLE THAT ARCHITECTURAL, STRUCTURAL,
ELECTRICAL, MECHANICAL DRAWINGS ARE EMPLOYED SIMULTANEOUSLY IN THE
CONSTRUCTION OF THIS PROJECT.  ANY DISCREPANCIES SHALL BE REPORTED TO THE
ARCHITECT IMMEDIATELY.

NO DEVIATIONS OF THESE PLANS ARE ALLOWED EXCEPT WITH WRITTEN CONSENT OF
THE ARCHITECT.

BEFORE SUBMISSION OF BID, THE GENERAL CONTRACTOR SHALL VISIT THE SITE AND
BECOME FAMILIARIZED WITH THE EXISTING CONDITIONS.

1.

2.

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

13.

14.

15.

16.

18.

20.

21.

22.

23.

LAWFUL AND PROPER DISPOSAL OF ALL WASTE MATERIAL SHALL BE THE
RESPONSIBILITY OF THE GENERAL CONTRACTOR.

GENERAL CONTRACTOR SHALL TAKE SPECIAL PRECAUTIONS AND COORDINATE WITH
THE OWNER THAT THE BUILDING IS SECURE AT ALL TIMES DURING THE CONSTRUCTION
PERIOD.  GENERAL CONTRACTOR SHALL COORDINATE CONSTRUCTION SCHEDULE
WITH OWNER AND HIS SECURITY SERVICES PRIOR TO CONSTRUCTION START.
AND BLOCKING TO FIRE TREATED.

24.

25.

26.

27.

28.

29.

30.

31.

32.

33.

34.

36.

35.

37.

17.

LOCATION MAP 
N

INDEX OF DRAWINGS: OWNER:

ARCHITECT:

ENGINEER:

CONTRACTOR:

LEGAL DESCRIPTION:

GENERAL CONTRACTOR SHALL INSTALL A FIRST AID KIT AT JOB SITE IN A READILY
ACCESSIBLE LOCATION.

CONTRACTOR SHALL PROVIDE 8"X 8" CONCRETE LINTEL OVER ALL OPENINGS NOT
COVERED BY PROPER TIE BEAM OR OTHER HEADER.

ALL FIXED GLASS WINDOWS ARE TO HAVE SIZES VERIFIED IN THE FIELD.

ALL CEILING HEIGHTS ARE REFERENCED FROM NEAREST FINISH FLOOR ELEVATION.
ALL BEARING ELEVATIONS ARE BASED ON 0'-0" (REFERENCED ELEVATION)

BATHROOM FLOORS AND BASE TO BE OF IMPERVIOUS MATERIAL AS PER SECT. 1408.2
(B) F.B.C.

TOILET ROOMS SHALL COMPLY WITH SECT. 1405.2B F.B.C.

ALL WATER CLOSETS, LAVORATORIES, SHOWERHEADS, AND SINKS SHALL COMPLY
WITH TABLE 46-R2 F.B.C.

ALL GYPSUM BOARD PARTITIONS SHALL BE TAPED AND SANDED SMOTH WITH NO
VISIBLE JOINTS.  PATCH AND REPAIR SURFACES WHERE REQUIRED.  ALL SURFACES
SHALL BE ALIGNED.

ALL PARTITIONS ARE DIMENSIONED FOR STUD FACE TO STUD FACE UNLESS
OTHERWISE NOTED.  ALL DIMENSIONS MARKED "CLEAR" OR "HOLD" SHALL BE
MAINTAINED AND SHALL ALLOW FOR THICKNESSES OF ALL WALL FINISHES, U.O.N. AND
MUST BE ACCURATLY MAINTAIN WITH A MINIMUN VARIATION OF 1/8".

DIMENSIONS MARKED + MEANS A TOLERANCE NOT GREATER OR SMALLER THAN 2"
INCHES FROM INDICATED DIMENSION, U.O.N. VERIFY FIELD.  IN CASE OF CONFLICT
NOTIFY ARCHITECT'S OFFICE FOR CLARIFICATION.

ALL DIMENSIONS TO THE EXTERIOR WINDOWS WALL ARE TO THE INSIDE FACE OF SILL
U.O.N.

ALL EXPOSED GYPSUM BOARD EDGES TO HAVE METAL EDGE TRIM.

ALL WORK ERECTED AND PLUMBING INSTALLED SHALL BE LEVEL, SQUARE, AND TRUE
AND IN PROPER ALIGNMENT.

"ALIGN" MEANS TO ACCURATELY LOCATE FINISHED FACES IN THE SAME PLANE.

REFER TO REFLECTED CEILING PLANS FOR SOFFITS, CEILING HEIGHTS AND PLENUM
BARRIERS LOCATIONS.

REFER TO POWER AND EQUIPMENT PLANS, AND REFLECTED CEILING PLANS FOR
LOCATION OF SWITCHES, OUTLETS AND THE LIKE TO BE REMOVED, PATCH & REPAIR
PARTITIONS TO MATCH ADJACENT SURFACE AND FINISH.

DIMENSIONS, LOCATING DOORS ARE TO BE INSIDE EDGE OF JAMB U.O.N.

ALL MILLWORK TO BE FASTENED TO THE PARTITON. PROVIDE BLOCKING FOR ALL
MILLWORK NOT SUPPORTED BY SLABS OR ABOVE 4'-0" HEIGHT. ALL CONCEALED
LUMBER AND BLOCKING TO FIRE TREATED.

19. ANY DEMOLITION SHALL BE IN STRICT ACCORDANCE WITH THE STRUCTURAL
ENGINEERING REQUIREMENTS.  REFER TO SHORING AND DEMOLITION PLANS ON THE
STRUCTURAL SHEETS.  SPECIAL CARE SHALL BE TAKEN DURING THE DEMOLITION AND
CONSTRUCTION PERIOD, THAT NO DAMAGE WILL OCCUR TO ANYTHING IN EXISTING
AREAS WHICH ARE INTENDED TO REMAIN.

38.    COORDINATE SCHEDULE AND BARRICADES WITH MALL MANAGEMENT.

39.    REMOVE ALL DEBRIS FROM PREMISES ON A DAILY BASIS AND PLACE IN A
         CONSTRUCTION DUMPSTER.

40.    ALL ITEMS TO BE HUNG FROM TOP CORD OR STEEL JOISTS AND NOT FROM
         METAL DECKS NOR CEILING TILE OR GRIDS.

41.    ANY OUTDOOR FURNITURE, OUTDOOR PAINTING, OUTDOOR LETTERING, ETC.
         TO BE COORDINATED WITH THE MALL, TO MEET THEIR CRITERIA.

42.    PROVIDE NAMEPLATE ON ROOF TOP A/C UNIT IF NOT CURRENTLY LABELLED.

43.     NO PVC PIPING TO BE PERMITTED.

44.     ALL SIGNAGE TO BE UNDER A SEPERATE PERMIT, SHOP DRAWINGS TO BE
          SUBMITTED TO MALL FOR APPROVAL.

NEW SINGLE FAMILY
CREGO RESIDENCE

2205 N OCEAN SHORE BLVD.
FLAGLER BEACH, FL 32136
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LOCATION MAP
N.T.S.

N
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A-051

LAND USE MAP
N.T.S.

N

SEE BLOW UP ABOVE
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25'-4"
REAR SETBACK

40'-8"
FRONT SETBACK

REAR PAVERED
DRIVEWAY
= 760  sq. ft

FRONT PAVERED
DRIVEWAY

= 1.456  sq. ft

24
'-0

1 16
"

5'-0"
SETBACK
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SETBACK
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BUILDING DEPTH

40'-0"
BUILDING LENGTH

50'-0"

40'-0"

5'-0"
BAL.
PROJ.
ABV.

5'-0"
BAL.
PROJ.
ABV.

LOT. SQ. FEET TOTAL                                               = 5,795 S.F
MIN 30  % PERCENT OF LOT (PERVIOUS)             = 1,738 S.F

                                              BLDG FOOT PRINT                         = 2,000 S.F
                                             REAR PARKING AREA                     =1,307 S.F
                                            FRONT  PARKING AREA                  =   748 S.F

                                           PERVIOUS AREA               =1,740 S.F

SITE PLAN
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A-100

PROPOSED SITE PLAN
SCALE: 1/16" = 1'-0"

N

ZONING CODE

USE: VACANT LOT

LOT AREA:

LOT COVERAGE BREAKDOWN

EXISTING: PROPOSED:

PROPOSED:EXISTING:

PROPERTY ADDRESS:
2205 N OCEAN SHORE BLVD
FLAGLER BEACH, FL 32136
FOLIO: 36-11-31-5630-00020-0110

5,795 Sq.Ft.

TOURIST COMMERCIAL

EXISTING TO REMAIN

PROPERTY INFORMATION

ZONING DATA

TOTAL LOT AREA:

TOTAL PERVIOUS AREA: >1,738 Sq.Ft (30%)

TOTAL IMPERVIOUS AREA:

ALLOWED: PROPOSED:

<4,057 Sq.Ft (70%)

REQUIRED:

N/A

>30%

<70%

BUILDING FOOTPRINT:

TOTAL LOT COVERAGE:

EXISTING:

2,000 Sq.Ft ( 30%)

PROPOSED:

(30% MAX LOT COVERAGE ALLOWED
FOR 2 STORY STRUCTURES)

2,400 Sq.Ft ( 34%)N/A

N/A

4,055 Sq.Ft (70%)

1,740 Sq.Ft (30%)

5,795 Sq.Ft. 5,795 Sq.Ft.

NOTE:

PROPERTY INFORMATION

PROPERTY LINE ON SITE PLAN.

“PROPOSED 5-FOOT SET BACK IS CONTINGENT UPON THE REMOVAL OF NON-CONFORMING
NEIGHBOR ENCROACHMENTS (AC UNITS / STAIRS) CURRENTLY (2201 N OCEAN SHORE BLVD)
IS UNDER CITY CODE ENFORCEMENT INVESTIGATION CASE NUMBER #EEN26-0136 AND
#EEN26-0141 (BPIC) BUREAU OF PUBLIC INFORMATION AND COMPLAINT FORMS.”

LIFE SAFETY / FIRE PLAN ON THE SOUTH SIDE WALL FACING 2201 N OCEAN SHORE BLVD.

“FIRE SEPARATION DISTANCE (FSD) CALCULATED TO PROPERTY LINE. NEIGHBORING
MECHANICAL EQUIPMENT AT 2201 N OCEAN SHORE BLVD IS CURRENTLY  IN VIOLATION OF
SIDE SETBACK CODES AND IS NOT A PERMANENT FIXTURE TO BE USED FOR (FSD)
CALCULATIONS.”  OWNER DESIGN AT 2205 N OCEAN SHORE BLVD FOLLOWS STANDARD TRC
SETBACK OWNER IS NOT RESPONSIBLE FOR THE NEIGHBORS UNCORRECTED VIOLATIONS.”

BALCONY OVERHANG:    400 Sq.Ft ( 4%)N/A

FRONT(EAST)

REAR (WEST)

SIDE (NORTH)

SIDE (SOUTH)

REQUIRED:

25'-0"

10'-0"

5'-0"

5'-0"

HEIGHT 35'-0"

PROPOSED:SETBACKS

TOTAL BUILDING AREA 4,752 Sq.Ft

AREAS

40'-8"

25'-4"

5'-0"

5'-0"

32'-0"

FIRST FLOOR: 2,000 Sq.Ft

SECOND FLOOR: 2,400 Sq.Ft

ROOF TOP: 352 Sq.Ft
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A-201

PROPOSED GROUND FLOOR PLAN
SCALE: 3/8" = 1'-0"

N

Legend of Materials

Symbols
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A-202

PROPOSED SECOND FLOOR PLAN
SCALE: 3/8" = 1'-0"

TERMITE PROTECTION NOTE:

PROVIDE TERMITE PROTECTION PER 2023 F.B.C. 1816
TERMITE PROTECTION SHALL BE PROVIDED BY
REGISTERED TERMITICIDES OR OTHER APPROVED METHODS
OF TERMITES PROTECTION LABELED FOR USE AS A
PREVENTIVE TREATMENT TO THE CONSTRUCTION.
FOLLOWING COMPLETION OF WORK THE COMPANY SHALL
SUBMIT TO THE BUILDING OFFICIAL A LETTER STATING:
THE BUILDING HAS RECEIVED A COMPLETED TREATMENT
FOR THE PREVENTION OF SUBTERRANEAN TERMITES.
TREATMENT IS IN ACCORDANCE WITH RULES AND LAWS
ESTABLISHED BY THE FLORIDA DEPARTMENT OF
AGRICULTURE AND CONSUMER SERVICES.

DAMPROOFING AND WATERPROOFING AS PER 2023 F.B.C.
1805 PROVIDE 6-MIL, NON-POLYETHYLENE VAPOR
BARRIER BELOW SLAB ON FILL (LAP SHEETS MINIMUM 6"
AND SEAL WITH MANUFACTURER'S SPECIFIED TAPE, TAPE
ALL PENETRATIONS) ALL SLAB REINFORCEMENT SHALL
BE SUPPORTED ON CHAIRS OR CONCRETE BRICKS.

SECOND FLOOR PLAN:

UNDER A/C: 1,800 SQFT
BALCONIES: 600 SQFT

TOTAL SECOND FLOOR:
2,400 SQFT

BUILDING AREA

FIRST FLOOR: 2,000 SQFT
SECOND FLOOR: 2,400 SQFT
ROOF TOP PLAN: 352 SQFT

TOTAL BUILDING AREA:
4,752 SQFT

NOTE:
1) ALL INTERIOR FACE OF C.M.U. WALL TO BE FINISHED
WITH 1/2" G.W.B. ON 7/8" METAL FURRING OR 1x2 P.T.
WOOD FURRING AT 16" O.C.
2) ALL INTERIOR ROOMS FLOOR BASEBOARD SHALL BE
OF WHITE PAINTED WOOD
3) INTERIOR FINISH OF WALLS AND CEILINGS SHALL BE
CLASS A, B, OR C (N.F.P.A.)
4) FLOOR FINISH, BATHROOMS FINISH AND COLORS TO
BE CONSULTED WITH OWNER OR INTERIOR DESIGN.
5) BATHROOM CABINET TO BE SELECTED BY OWNER.
CABINET MANUFACTURER TO COORDINATE WITH
OWNER AND TO SUBMIT SHOP DRAWINGS TO OWNER
FOR APPROVAL.
6) OWNER TO COORDINATE WITH BATHROOM FIXTURES
CONSULTANT FOR FIXTURE SELECTION.
7) KITCHEN CABINETS TO BE SELECTED BY OWNER.
CABINET MANUFACTURER TO COORDINATE WITH
OWNER AND TO SUBMIT SHOP DRAWINGS TO OWNER
FOR APPROVAL.
8) ALL BATHROOMS AND BEDROOMS PARTITIONS SHALL
HAVE 3 1/2" SOUND BATT INSULATION IN CAVITY
BETWEEN STUDS
9) ALL BATHROOMS TOLIETS TO BE WALL HUNG
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A-203

PROPOSED ROOF TOP PLAN
SCALE: 3/8" = 1'-0"

TERMITE PROTECTION NOTE:

PROVIDE TERMITE PROTECTION PER 2023 F.B.C. 1816
TERMITE PROTECTION SHALL BE PROVIDED BY
REGISTERED TERMITICIDES OR OTHER APPROVED METHODS
OF TERMITES PROTECTION LABELED FOR USE AS A
PREVENTIVE TREATMENT TO THE CONSTRUCTION.
FOLLOWING COMPLETION OF WORK THE COMPANY SHALL
SUBMIT TO THE BUILDING OFFICIAL A LETTER STATING:
THE BUILDING HAS RECEIVED A COMPLETED TREATMENT
FOR THE PREVENTION OF SUBTERRANEAN TERMITES.
TREATMENT IS IN ACCORDANCE WITH RULES AND LAWS
ESTABLISHED BY THE FLORIDA DEPARTMENT OF
AGRICULTURE AND CONSUMER SERVICES.

DAMPROOFING AND WATERPROOFING AS PER 2023 F.B.C.
1805 PROVIDE 6-MIL, NON-POLYETHYLENE VAPOR
BARRIER BELOW SLAB ON FILL (LAP SHEETS MINIMUM 6"
AND SEAL WITH MANUFACTURER'S SPECIFIED TAPE, TAPE
ALL PENETRATIONS) ALL SLAB REINFORCEMENT SHALL
BE SUPPORTED ON CHAIRS OR CONCRETE BRICKS.

ROOF TOP PLAN:

STAIRS: 208 SQFT
POWDER: 60 SQFT
COVERED BBQ: 84 SQFT

TOTAL ROOF TOP:
352 SQFT

BUILDING AREA

FIRST FLOOR: 2,000 SQFT
SECOND FLOOR: 2,400 SQFT
ROOF TOP PLAN: 352 SQFT

TOTAL BUILDING AREA:
4,752 SQFT

NOTE:
1) ALL INTERIOR FACE OF C.M.U. WALL TO BE FINISHED
WITH 1/2" G.W.B. ON 7/8" METAL FURRING OR 1x2 P.T.
WOOD FURRING AT 16" O.C.
2) ALL INTERIOR ROOMS FLOOR BASEBOARD SHALL BE
OF WHITE PAINTED WOOD
3) INTERIOR FINISH OF WALLS AND CEILINGS SHALL BE
CLASS A, B, OR C (N.F.P.A.)
4) FLOOR FINISH, BATHROOMS FINISH AND COLORS TO
BE CONSULTED WITH OWNER OR INTERIOR DESIGN.
5) BATHROOM CABINET TO BE SELECTED BY OWNER.
CABINET MANUFACTURER TO COORDINATE WITH
OWNER AND TO SUBMIT SHOP DRAWINGS TO OWNER
FOR APPROVAL.
6) OWNER TO COORDINATE WITH BATHROOM FIXTURES
CONSULTANT FOR FIXTURE SELECTION.
7) KITCHEN CABINETS TO BE SELECTED BY OWNER.
CABINET MANUFACTURER TO COORDINATE WITH
OWNER AND TO SUBMIT SHOP DRAWINGS TO OWNER
FOR APPROVAL.
8) ALL BATHROOMS AND BEDROOMS PARTITIONS SHALL
HAVE 3 1/2" SOUND BATT INSULATION IN CAVITY
BETWEEN STUDS
9) ALL BATHROOMS TOLIETS TO BE WALL HUNG
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PROPOSED ROOF TOP PLAN
SCALE: 3/8" = 1'-0"

ROOF TOP PLAN:

STAIRS: 208 SQFT
POWDER: 60 SQFT
COVERED BBQ: 84 SQFT

TOTAL ROOF TOP:
352 SQFT

BUILDING AREA

FIRST FLOOR: 2,000 SQFT
SECOND FLOOR: 2,400 SQFT
ROOF TOP PLAN: 352 SQFT

TOTAL BUILDING AREA:
4,752 SQFT

CEILING RECESSED SPOTLIGTH

EXHAUST FAN

JUNTON BOX

LEGEND

8" C.M.U. WALL

DROPPED CEILING

PARTITION

ELECTRICAL PANEL

TELEVISION OUTLET

LED STRIP

Page 100 of 189



ELEV. (+) 14'-6"
TOP OF 2ND FLOOR
TERRACE FINISH FLOOR

ELEV. (+) 25'-0"
TOP OF ROOF

ELEV. (+) 0'-0"
GROUND FLOOR

11
'-
0"

1'-
10
"

11
'-
0"

1'-
6"

ELEV. (+) 34'-11"
TOP OF ROOF

9'
-1
1"

35
'-
3"

METAL RAILING @ 42"

METAL RAILING @ 36"

FRONT ELEVATION

A-401

S  E  A  L

C
R

E
G

O
 R

E
S

ID
E

N
C

E

T  I  T  L  E     O  F     S  H  E  E  T

R
  
E

  
V

  
I 
 S

  
I 
 O

  
N

  
S

N
O

.
D

A
T
E

R
E

M
A

R
K

S

0  F               S  H  E  E  T

S H E E T     N U M B E R

26-100

P  R  O  J  E  C  T     N  O.

03/06/2026

I  S  S  U  E      D  A  T  E

2 2 0 0  N. C OM M E R C E  P A R K W A Y  ,   S U I T E #200

W E S T O N ,  F L   3 3 3 2 6  ( 9 5 4 ) 2 2 8 - 2 4 0 0 (T)   (9 5 4 ) 9 0 3 - 7 5 0 3 (F)

ADOLFO LOPEZ, AIA
LIC#0016093
SIMJA DESIGNERS

2
2
0
5
 N

 O
C

E
A

N
 S

H
O

R
E

 B
L
V

D

N
E

W
 S

IN
G

L
E

 F
A

M
IL

Y

F
L
A

G
L
E

R
 B

E
A

C
H

, 
F
L
 3

2
1
3
6

1

A-401

FRONT (NORTH) ELEVATION
SCALE: 3/8" = 1'-0"

Page 101 of 189



ELEV. (+) 14'-6"
TOP OF 2ND FLOOR
TERRACE FINISH FLOOR

ELEV. (+) 25'-0"
TOP OF ROOF

11
'-
0"

1'-
10
"

11
'-
0"

1'-
6"

ELEV. (+) 34'-11"
TOP OF ROOF

9'
-1
1"

35
'-
3"

5/8" SMOOTH STUCCO

5/8" SMOOTH STUCCO

SIDE ELEVATION

A-402

S  E  A  L

C
R

E
G

O
 R

E
S

ID
E

N
C

E

T  I  T  L  E     O  F     S  H  E  E  T

R
  
E

  
V

  
I 
 S

  
I 
 O

  
N

  
S

N
O

.
D

A
T
E

R
E

M
A

R
K

S

0  F               S  H  E  E  T

S H E E T     N U M B E R

26-100

P  R  O  J  E  C  T     N  O.

03/06/2026

I  S  S  U  E      D  A  T  E

2 2 0 0  N. C OM M E R C E  P A R K W A Y  ,   S U I T E #200

W E S T O N ,  F L   3 3 3 2 6  ( 9 5 4 ) 2 2 8 - 2 4 0 0 (T)   (9 5 4 ) 9 0 3 - 7 5 0 3 (F)

ADOLFO LOPEZ, AIA
LIC#0016093
SIMJA DESIGNERS

2
2
0
5
 N

 O
C

E
A

N
 S

H
O

R
E

 B
L
V

D

N
E

W
 S

IN
G

L
E

 F
A

M
IL

Y

F
L
A

G
L
E

R
 B

E
A

C
H

, 
F
L
 3

2
1
3
6

1

A-402

SIDE (EAST) ELEVATION
SCALE: 3/8" = 1'-0"

Page 102 of 189



ELEV. (+) 14'-6"
TOP OF 2ND FLOOR
TERRACE FINISH FLOOR

ELEV. (+) 25'-0"
TOP OF ROOF

11
'-
0"

1'-
10
"

11
'-
0"

1'-
6"

ELEV. (+) 34'-11"
TOP OF ROOF

9'
-1
1"

35
'-
3"

5/8" SMOOTH STUCCO

5/8" SMOOTH STUCCO

SIDE ELEVATION

A-402

S  E  A  L

C
R

E
G

O
 R

E
S

ID
E

N
C

E

T  I  T  L  E     O  F     S  H  E  E  T

R
  
E

  
V

  
I 
 S

  
I 
 O

  
N

  
S

N
O

.
D

A
T
E

R
E

M
A

R
K

S

0  F               S  H  E  E  T

S H E E T     N U M B E R

26-100

P  R  O  J  E  C  T     N  O.

03/06/2026

I  S  S  U  E      D  A  T  E

2 2 0 0  N. C OM M E R C E  P A R K W A Y  ,   S U I T E #200

W E S T O N ,  F L   3 3 3 2 6  ( 9 5 4 ) 2 2 8 - 2 4 0 0 (T)   (9 5 4 ) 9 0 3 - 7 5 0 3 (F)

ADOLFO LOPEZ, AIA
LIC#0016093
SIMJA DESIGNERS

2
2
0
5
 N

 O
C

E
A

N
 S

H
O

R
E

 B
L
V

D

N
E

W
 S

IN
G

L
E

 F
A

M
IL

Y

F
L
A

G
L
E

R
 B

E
A

C
H

, 
F
L
 3

2
1
3
6

1

A-403

SIDE (WEST) ELEVATION
SCALE: 3/8" = 1'-0"
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RENDERING

A-402

S  E  A  L

C
R

E
G

O
 R

E
S

ID
E

N
C

E

T  I  T  L  E     O  F     S  H  E  E  T

R
  
E

  
V

  
I 
 S

  
I 
 O

  
N

  
S

N
O

.
D

A
T
E

R
E

M
A

R
K

S

0  F               S  H  E  E  T

S H E E T     N U M B E R

26-100

P  R  O  J  E  C  T     N  O.

03/06/2026

I  S  S  U  E      D  A  T  E

2 2 0 0  N. C OM M E R C E  P A R K W A Y  ,   S U I T E #200

W E S T O N ,  F L   3 3 3 2 6  ( 9 5 4 ) 2 2 8 - 2 4 0 0 (T)   (9 5 4 ) 9 0 3 - 7 5 0 3 (F)

ADOLFO LOPEZ, AIA
LIC#0016093
SIMJA DESIGNERS

2
2
0
5
 N

 O
C

E
A

N
 S

H
O

R
E

 B
L
V

D

N
E

W
 S

IN
G

L
E

 F
A

M
IL

Y

F
L
A

G
L
E

R
 B

E
A

C
H

, 
F
L
 3

2
1
3
6

Page 105 of 189



24
'-0

1 16
"

12345678910111213141516171819

20

21

22

23

24

N
O

R
T

H
 O

C
E

A
N

 S
H

O
R

E
 B

O
U

LE
V

A
R

D

N
O

R
T

H
 C

E
N

T
R

A
L 

A
V

E
N

U
E

PAVERED DRIVEWAY PAVERED DRIVEWAY

CRUSHED SHELL

CRUSHED SHELL

CRUSHED SHELL

CRUSHED SHELL

CRUSHED SHELL

CRUSHED SHELL

LANDSCAPE PLAN

L-100

S  E  A  L

C
R

E
G

O
 R

E
S

ID
E

N
C

E

T  I  T  L  E     O  F     S  H  E  E  T

R
  
E

  
V

  
I 
 S

  
I 
 O

  
N

  
S

N
O

.
D

A
T
E

R
E

M
A

R
K

S

0  F               S  H  E  E  T

S H E E T     N U M B E R

26-100

P  R  O  J  E  C  T     N  O.

03/06/2026

I  S  S  U  E      D  A  T  E

2 2 0 0  N. C OM M E R C E  P A R K W A Y  ,   S U I T E #200

W E S T O N ,  F L   3 3 3 2 6  ( 9 5 4 ) 2 2 8 - 2 4 0 0 (T)   (9 5 4 ) 9 0 3 - 7 5 0 3 (F)

ADOLFO LOPEZ, AIA
LIC#0016093
SIMJA DESIGNERS

2
2
0
5
 N

 O
C

E
A

N
 S

H
O

R
E

 B
L
V

D

N
E

W
 S

IN
G

L
E

 F
A

M
IL

Y

F
L
A

G
L
E

R
 B

E
A

C
H

, 
F
L
 3

2
1
3
6

1

L-100

LANDSCAPE PLAN
SCALE: 3/16" = 1'-0"

N

                                              BUILDING

PAVERS
CRUSHED SHELL

LEGEND

Page 106 of 189



N 66° 44' 25"    E 116.00'    (M)

150.00'   (P)

150.00'   (P)

S 66° 44' 25"    W 116.00'    (M)

S
 2

3°
 1

5'
 3

5"
   

 E
   

  5
0.

00
'

S
 2

3°
 1

5'
 3

5"
   

 E
   

  5
0.

00
'

6
' V

IN
N
YL

 F
EN

C
E

C
O

R
N
ER

 F
EN

C
E

O
N
 L

IN
E 

±

C
O

A
S
TA

L 
C
O

N
S
TR

U
C
TI

O
N

C
O

N
TR

O
L 

LI
N
E

N
 2

3°
 3

3'
 3

6"
   

 W
   

  1
05

4.
05

'

3/L 3/L

3/L3/L

3/
L

3/
L

N
O

R
T

H
 O

C
E

A
N

 S
H

O
R

E
 B

O
U

LE
V

A
R

D
O

C
E

A
N

 S
H

O
R

E
 B

O
U

LE
V

A
R

D
 (

P
LA

T
)

(A
P

P
A

R
E

N
T

   
10

0'
 P

U
B

LI
C

 R
/W

)
(A

LS
O

 K
N

O
W

N
 A

S
 S

T
A

T
E

 R
O

A
D

 A
-1

-A
)

N
O

R
T

H
 C

E
N

T
R

A
L 

A
V

E
N

U
E

C
E

N
T

R
A

L 
A

V
E

N
U

E
 (

P
LA

T
)

(5
0'

 P
U

B
LI

C
 R

/W
)

C
/LC

/L

  S
et

ba
ck

  S
et

ba
ck

20'-0"35'-0"

17
18

19

RETENTION AREA W/
EXILFILTRATION BELOW
ELEV. TO MEET REQ.

Side Setback

Side Setback

24'-0"

5'
-0

"

5'-0"5'
-0

"

11
12

13
14 1415

20'-0"

30
'-0

" 40'-0"

5'-0"

5'-8"

1s
t f

lo
or

 s
te

pb
ac

k

1s
t f

lo
or

 s
te

pb
ac

k

50'-0" 25'-0"50'-0"

AD
A 

PA
R

KI
N

G

  PARKING

34'-0"

5'
-0

"
20

'-0
"

15
'-0

"

20'-0"

4'-11"

  P
AR

KI
N

G

12
'-0

"
5'

-0
"

RETENTION AREA W/
EXILFILTRATION BELOW
ELEV. TO MEET REQ.

5'
-0

"
7'

-1
"

10
'-0

"
10

'-1
1"

20'-0"

14
'-1

1"
24

'-0
"

11
'-1

"

50
'-0

"50'-0"

5'-0"

  S
et

ba
ck

1s
t f

lo
or

 s
te

pb
ac

k

  S
et

ba
ck

1s
t f

lo
or

 s
te

pb
ac

k

30'-0"

5'-0"5'-0"

(F
D

O
T 

)
5

' F
LA

R
E

(F
D

O
T 

)
5

' F
LA

R
E

5'-0" 5'-0"
5'-0"

5'-0"

12345678910111213141516171819

20

21

22

23

24

UP

6'-0"

10
'-0

"

  REAR PARKING

FR
O

N
T 

PA
R

KI
N

G

50'-00" X 40'-0"  BLDG FOOT PRINT      =   2.000 S.F
15'-00" X 40'-0"  COMMERCIAL 1st         =     600 S.F
35'-00" X 40'-0"  RESIDENTIAL  1st        =   1.400 S.F
60'-00" X 40'-0"  RESIDENTIAL  2nd       =   2.400 S.F

TOTAL  COMMERCIAL      =   600 S.F
TOTAL  RESIDENTIAL    =   3.800 S.F

LOT. SQ. FEET TOTAL                                               = 5,795 S.F
MIN 30  % PERCENT OF LOT (PERVIOUS)             = 1,738 S.F

                                              BLDG FOOT PRINT                         = 2,000 S.F
                                             REAR PARKING AREA                     =1,307 S.F
                                            FRONT  PARKING AREA                  =   748 S.F

                                           PERVIOUS GREEN AREA                =1,740 S.F

S  E  A  L

N
E

W
 R

E
S

ID
E

N
C

E

T  I  T  L  E     O  F     S  H  E  E  T

R
  
E

  
V

  
I 
 S

  
I 
 O

  
N

  
S

N
O

.
D

A
T
E

R
E

M
A

R
K

S

2
2
0
5
 O

c
e
a

n
 S

h
o

re
 B

lv
d

.

0  F               S  H  E  E  T

S H E E T     N U M B E R

P  R  O  J  E  C  T     N  O.I  S  S  U  E      D  A  T  E

2 2 0 0  N. C OM M E R C E  P A R K W A Y  ,   S U I T E #611
W E S T O N ,  F L   3 3 3 2 6  ( 9 5 4 ) 2 2 8 - 2 4 0 0 (T)   (9 5 4 ) 9 0 3 - 7 5 0 3 (F)

 A SIMJA DESIGN
BUILD PROJECT

F
la

g
le

r 
B

e
a

c
h

, 
F
lo

ri
d

a

LI
M

IT
A

TI
O

N
 O

F 
LI

A
B

IL
IT

Y
 C

LA
U

S
E

: T
o 

th
e 

fu
lle

st
 e

xt
en

t p
er

m
itt

ed
 b

y 
la

w
, t

he
 to

ta
l l

ia
bi

lit
y,

 in
 th

e 
ag

gr
eg

at
e,

 o
f C

on
su

lta
nt

, C
on

su
lta

nt
's

 o
ffc

er
s,

 d
ire

ct
or

s,
 p

ar
tn

er
s,

 e
m

pl
oy

ee
s,

 a
ge

nt
s,

 a
nd

 s
ub

co
ns

ul
ta

nt
s,

 to
 C

lie
nt

, a
nd

 a
ny

on
e 

cl
ai

m
in

g 
by

, t
hr

ou
gh

, o
r u

nd
er

 C
lie

nt
 fo

r a
ny

 c
la

im
s,

 lo
ss

es
, c

os
ts

, o
r d

am
ag

es
 w

ha
ts

oe
ve

r a
ris

in
g

ou
t o

f, 
re

su
lti

ng
 fr

om
, o

r i
n 

an
y 

w
ay

 re
la

te
d 

to
 th

is
 P

ro
je

ct
 o

r A
gr

ee
m

en
t f

ro
m

 a
ny

 c
au

se
 o

r c
au

se
s,

in
cl

ud
in

g 
bu

t n
ot

 li
m

ite
d 

to
 n

eg
lig

en
ce

, p
ro

fe
ss

io
na

l e
rr

or
s 

an
d 

om
is

si
on

s,
 s

tri
ct

 li
ab

ili
ty

, b
re

ac
h 

of
 c

on
tra

ct
, o

r b
re

ac
h 

of
 w

ar
ra

nt
y,

 s
ha

ll 
no

t e
xc

ee
d 

th
e 

to
ta

l c
om

pe
ns

at
io

n 
re

ce
iv

ed
 b

y 
C

on
su

lta
nt

 o
r $

10
,0

00
 w

hi
ch

ev
er

 is
 g

re
at

er
.

1

C-100

WATER, SEWER, PAVING AND DRAINAGE PLAN
SCALE: 1/8" = 1'-0"

N

WTR, SWR, PAVING & DRNG

C-100

Page 107 of 189



Page 108 of 189



Page 109 of 189



Page 110 of 189



Page 111 of 189



Page 112 of 189



Page 113 of 189



Page 114 of 189



Page 115 of 189



Page 116 of 189



Page 117 of 189



        

ENROLLED 

CS/CS/HB 1389, Engrossed 1  2026 Legislature 

 

 

 

CODING: Words stricken are deletions; words underlined are additions. 

hb1389 -03-er 

Page 1 of 23 

F L O R I D A  H O U S E  O F  R E P R E S E N T A T I V E S 

 

 

 

      1 

An act relating to affordable housing; amending ss. 2 

125.01055 and 166.04151, F.S.; requiring counties and 3 

municipalities, respectively, to authorize multifamily 4 

and mixed-use residential uses as allowable uses for 5 

specified property; providing requirements for certain 6 

proposed developments; specifying that certain 7 

proposed developments shall not exclude an assemblage 8 

of certain parcels; providing for the expiration of 9 

certain provisions; prohibiting counties and 10 

municipalities, respectively, from restricting the 11 

height of certain proposed developments through other 12 

dimensional means and from requiring certain setbacks 13 

or stepbacks; revising the definitions of the terms 14 

"commercial use" and "industrial use"; revising 15 

applicability; providing retroactive applicability; 16 

authorizing applicants for certain proposed 17 

developments to notify the county or municipality, as 18 

applicable, by a specified date of intent to proceed 19 

under certain provisions; requiring counties and 20 

municipalities to allow certain applicants to submit 21 

revised applications, written requests, and notices of 22 

intent to account for changes made by the act; 23 

amending s. 196.1978, F.S.; creating a definition for 24 

"multifamily project"; revising a specified finding 25 
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that a taxing authority must make in order to elect 26 

not to exempt certain property from certain ad valorem 27 

taxation; authorizing certain property owners in a 28 

multifamily project to apply for and continue to 29 

receive an exemption; amending s. 333.03, F.S.; 30 

providing an exception to the inapplicability of 31 

certain provisions; amending s. 760.22, F.S.; revising 32 

the definition of the term "person"; amending s. 33 

760.26, F.S.; revising a prohibition on discriminatory 34 

practices in land use decisions and in permitting of 35 

development to include housing that is affordable; 36 

amending s. 760.35, F.S.; waiving the state's 37 

sovereign immunity for certain causes of action based 38 

upon housing discrimination; providing applicability; 39 

amending s. 420.615, F.S.; authorizing a local 40 

government to provide a density bonus incentive to 41 

landowners who make certain real property donations to 42 

assist in the provision of affordable housing for 43 

military families; requiring the Office of Program 44 

Policy Analysis and Government Accountability to 45 

evaluate the efficacy of using mezzanine finance and 46 

the potential of tiny homes for specified purposes; 47 

requiring the office to consult with certain entities; 48 

requiring the office to submit a certain report to the 49 

Legislature by a specified date; providing an 50 
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effective date. 51 

 52 

Be It Enacted by the Legislature of the State of Florida: 53 

 54 

 Section 1.  Paragraphs (a), (d), (n), and (o) of subsection 55 

(7) of section 125.01055, Florida Statutes, are amended to read: 56 

 125.01055  Affordable housing.— 57 

 (7)(a)1.  A county must authorize multifamily and mixed-use 58 

residential as allowable uses in any area zoned for commercial, 59 

industrial, or mixed use;, and in portions of any flexibly zoned 60 

area such as a planned unit development permitted for 61 

commercial, industrial, or mixed use; on property owned by a 62 

county, municipality, or school district; and on property that 63 

is more than 3 acres in size and owned by a religious 64 

institution, as defined in s. 170.201(2), which has contained a 65 

house of public worship for at least 10 years before the 66 

proposed development, regardless of the underlying zoning, if at 67 

least 40 percent of the residential units in a proposed 68 

multifamily development are rental units that, for a period of 69 

at least 30 years, are affordable as defined in s. 420.0004. 70 

Notwithstanding any other law, local ordinance, or regulation to 71 

the contrary, a county may not require a proposed multifamily 72 

development to obtain a zoning or land use change, special 73 

exception, conditional use approval, variance, transfer of 74 

density or development units, amendment to a development of 75 
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regional impact, or comprehensive plan amendment for the 76 

building height, zoning, and densities authorized under this 77 

subsection. For mixed-use residential projects, at least 65 78 

percent of the total square footage must be used for residential 79 

purposes. The county may not require that more than 10 percent 80 

of the total square footage of such mixed-use residential 81 

projects be used for nonresidential purposes. A proposed 82 

development on property owned by a county, municipality, or 83 

school district must be within the geographic boundaries of the 84 

respective county, municipality, or school district, and the 85 

respective county, municipality, or school district must be a 86 

party to the application for the proposed development. A 87 

proposed development on property owned by a religious 88 

institution must be applied for by both the applicant and the 89 

religious institution, and the house of public worship must 90 

continue to operate on the property after the proposed 91 

development is constructed. 92 

 2.  A multifamily or mixed-use residential development 93 

proposed under this section shall not exclude an assemblage of 94 

parcels under common ownership or control separated by no more 95 

than 15 feet of land and limited to public pedestrian access. 96 

This subparagraph expires July 1, 2030. 97 

 (d)1.  A county may not restrict the height of a proposed 98 

development authorized under this subsection below the highest 99 

currently allowed, or allowed on July 1, 2023, height for a 100 
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commercial or residential building located in its jurisdiction 101 

within 1 mile of the proposed development or three stories, 102 

whichever is higher. A county may not restrict height below the 103 

height authorized under this paragraph through other dimensional 104 

means, such as establishing setbacks or stepbacks by height, or 105 

require setbacks or stepbacks that are more restrictive than the 106 

minimum permitted in the proposed development. For purposes of 107 

this paragraph, the term "highest currently allowed height" does 108 

not include the height of any building that met the requirements 109 

of this subsection or the height of any building that has 110 

received any bonus, variance, or other special exception for 111 

height provided in the county's land development regulations as 112 

an incentive for development. 113 

 2.  If the proposed development is adjacent to, on two or 114 

more sides, a parcel zoned for single-family residential use 115 

which is within a single-family residential development with at 116 

least 25 contiguous single-family homes, the county may restrict 117 

the height of the proposed development to 150 percent of the 118 

tallest building on any property adjacent to the proposed 119 

development, the highest currently allowed, or allowed on July 120 

1, 2023, height for the property provided in the county's land 121 

development regulations, or three stories, whichever is higher, 122 

not to exceed 10 stories. For the purposes of this paragraph, 123 

the term "adjacent to" means those properties sharing more than 124 

one point of a property line, but does not include properties 125 
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separated by a public road. 126 

 3.  If the proposed development is on a parcel with a 127 

contributing structure or building within a historic district 128 

which was listed in the National Register of Historic Places 129 

before January 1, 2000, or is on a parcel with a structure or 130 

building individually listed in the National Register of 131 

Historic Places, the county may restrict the height of the 132 

proposed development to the highest currently allowed, or 133 

allowed on July 1, 2023, height for a commercial or residential 134 

building located in its jurisdiction within three-fourths of a 135 

mile of the proposed development or three stories, whichever is 136 

higher. The term "highest currently allowed" in this paragraph 137 

includes the maximum height allowed for any building in a zoning 138 

district irrespective of any conditions. 139 

 (n)  As used in this subsection, the term: 140 

 1.  "Commercial use" means activities associated with the 141 

sale, rental, or distribution of products or the performance of 142 

services related thereto. The term includes, but is not limited 143 

to, such uses or activities as retail sales; wholesale sales; 144 

rentals of equipment, goods, or products; offices; restaurants; 145 

public lodging establishments as described in s. 509.242(1)(a); 146 

food service vendors; sports arenas; theaters; tourist 147 

attractions; and other for-profit business activities. A parcel 148 

zoned to permit such uses by right without the requirement to 149 

obtain a variance or waiver is considered commercial use for the 150 

Page 123 of 189



        

ENROLLED 

CS/CS/HB 1389, Engrossed 1  2026 Legislature 

 

 

 

CODING: Words stricken are deletions; words underlined are additions. 

hb1389 -03-er 

Page 7 of 23 

F L O R I D A  H O U S E  O F  R E P R E S E N T A T I V E S 

 

 

 

purposes of this section, irrespective of the local land 151 

development regulation's listed category or title. The term does 152 

not include home-based businesses or cottage food operations 153 

undertaken on residential property, public lodging 154 

establishments as described in s. 509.242(1)(c), or uses that 155 

are accessory, ancillary, incidental to the allowable uses, or 156 

allowed only on a temporary basis. Recreational uses, such as 157 

golf courses, tennis courts, swimming pools, and clubhouses, 158 

within an area designated for residential use are not commercial 159 

use, irrespective of how they are operated. Farms and farm 160 

operations as those terms are defined in s. 823.14(3) and uses 161 

associated therewith, including the packaging and sale of 162 

products raised on the premises, are not commercial use. 163 

 2.  "Industrial use" means activities associated with the 164 

manufacture, assembly, processing, or storage of products or the 165 

performance of services related thereto. The term includes, but 166 

is not limited to, such uses or activities as automobile 167 

manufacturing or repair, boat manufacturing or repair, junk 168 

yards, meat packing facilities, citrus processing and packing 169 

facilities, produce processing and packing facilities, 170 

electrical generating plants, water treatment plants, sewage 171 

treatment plants, and solid waste disposal sites. A parcel zoned 172 

to permit such uses by right without the requirement to obtain a 173 

variance or waiver is considered industrial use for the purposes 174 

of this section, irrespective of the local land development 175 
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regulation's listed category or title. The term does not include 176 

uses that are accessory, ancillary, incidental to the allowable 177 

uses, or allowed only on a temporary basis. Recreational uses, 178 

such as golf courses, tennis courts, swimming pools, and 179 

clubhouses, within an area designated for residential use are 180 

not industrial use, irrespective of how they are operated. Farms 181 

and farm operations as those terms are defined in s. 823.14(3) 182 

and uses associated therewith, including the packaging and sale 183 

of products raised on the premises, are not industrial use. 184 

 3.  "Mixed use" means any use that combines multiple types 185 

of approved land uses from at least two of the residential use, 186 

commercial use, and industrial use categories. The term does not 187 

include uses that are accessory, ancillary, incidental to the 188 

allowable uses, or allowed only on a temporary basis. 189 

Recreational uses, such as golf courses, tennis courts, swimming 190 

pools, and clubhouses, within an area designated for residential 191 

use are not mixed use, irrespective of how they are operated. 192 

 4.  "Planned unit development" has the same meaning as 193 

provided in s. 163.3202(5)(b). 194 

 (o)  This subsection does not apply to: 195 

 1.  Airport-impacted areas as provided in s. 333.03. 196 

 2.  Property defined as recreational and commercial working 197 

waterfront in s. 342.201(2)(b) in any area zoned as industrial. 198 

 3.  The Wekiva Study Area, as described in s. 369.316. 199 

 4.  The Everglades Protection Area, as defined in s. 200 
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373.4592(2). 201 

 5.  Areas subject to land development regulations, as 202 

defined in s. 163.3164, which are in existence before July 1, 203 

2026, and are intended to retain the open character of land, 204 

including, but not limited to, open space districts, open space 205 

recreation districts, open use estate districts, open use rural 206 

districts, and park and open space districts. 207 

 6.  Any area of critical state concern, as designated in 208 

ss. 380.055, 380.0551, 380.0552, 380.0553, and 380.0555. 209 

 7.  Any portion of a property encumbered by a recorded 210 

conservation easement, as defined in s. 704.06(1). 211 

 Section 2.  Paragraphs (a), (d), (n), and (o) of subsection 212 

(7) of section 166.04151, Florida Statutes, are amended to read: 213 

 166.04151  Affordable housing.— 214 

 (7)(a)1.  A municipality must authorize multifamily and 215 

mixed-use residential as allowable uses in any area zoned for 216 

commercial, industrial, or mixed use;, and in portions of any 217 

flexibly zoned area such as a planned unit development permitted 218 

for commercial, industrial, or mixed use; on property owned by a 219 

county, municipality, or school district; and on property that 220 

is more than 3 acres in size and owned by a religious 221 

institution, as defined in s. 170.201(2), which has contained a 222 

house of public worship for at least 10 years before the 223 

proposed development, regardless of the underlying zoning, if at 224 

least 40 percent of the residential units in a proposed 225 
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multifamily development are rental units that, for a period of 226 

at least 30 years, are affordable as defined in s. 420.0004. 227 

Notwithstanding any other law, local ordinance, or regulation to 228 

the contrary, a municipality may not require a proposed 229 

multifamily development to obtain a zoning or land use change, 230 

special exception, conditional use approval, variance, transfer 231 

of density or development units, amendment to a development of 232 

regional impact, amendment to a municipal charter, or 233 

comprehensive plan amendment for the building height, zoning, 234 

and densities authorized under this subsection. For mixed-use 235 

residential projects, at least 65 percent of the total square 236 

footage must be used for residential purposes. The municipality 237 

may not require that more than 10 percent of the total square 238 

footage of such mixed-use residential projects be used for 239 

nonresidential purposes. A proposed development on property 240 

owned by a county, municipality, or school district must be 241 

within the geographic boundaries of the respective county, 242 

municipality, or school district, and the respective county, 243 

municipality, or school district must be a party to the 244 

application for the proposed development. A proposed development 245 

on property owned by a religious institution must be applied for 246 

by both the applicant and the religious institution, and the 247 

house of public worship must continue to operate on the property 248 

after the proposed development is constructed. 249 

 2.  A multifamily or mixed-use residential development 250 
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proposed under this section shall not exclude an assemblage of 251 

parcels under common ownership or control separated by no more 252 

than 15 feet of land and limited to public pedestrian access. 253 

This subparagraph expires July 1, 2030. 254 

 (d)1.  A municipality may not restrict the height of a 255 

proposed development authorized under this subsection below the 256 

highest currently allowed, or allowed on July 1, 2023, height 257 

for a commercial or residential building located in its 258 

jurisdiction within 1 mile of the proposed development or three 259 

stories, whichever is higher. A municipality may not restrict 260 

height below the height authorized under this paragraph through 261 

other dimensional means, such as establishing setbacks or 262 

stepbacks by height, or require setbacks or stepbacks that are 263 

more restrictive than the minimum permitted in the proposed 264 

development. For purposes of this paragraph, the term "highest 265 

currently allowed height" does not include the height of any 266 

building that met the requirements of this subsection or the 267 

height of any building that has received any bonus, variance, or 268 

other special exception for height provided in the 269 

municipality's land development regulations as an incentive for 270 

development. 271 

 2.  If the proposed development is adjacent to, on two or 272 

more sides, a parcel zoned for single-family residential use 273 

that is within a single-family residential development with at 274 

least 25 contiguous single-family homes, the municipality may 275 
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restrict the height of the proposed development to 150 percent 276 

of the tallest building on any property adjacent to the proposed 277 

development, the highest currently allowed, or allowed on July 278 

1, 2023, height for the property provided in the municipality's 279 

land development regulations, or three stories, whichever is 280 

higher, not to exceed 10 stories. For the purposes of this 281 

paragraph, the term "adjacent to" means those properties sharing 282 

more than one point of a property line, but does not include 283 

properties separated by a public road or body of water, 284 

including manmade lakes or ponds. For a proposed development 285 

located within a municipality within an area of critical state 286 

concern as designated by s. 380.0552 or chapter 28-36, Florida 287 

Administrative Code, the term "story" includes only the 288 

habitable space above the base flood elevation as designated by 289 

the Federal Emergency Management Agency in the most current 290 

Flood Insurance Rate Map. A story may not exceed 10 feet in 291 

height measured from finished floor to finished floor, including 292 

space for mechanical equipment. The highest story may not exceed 293 

10 feet from finished floor to the top plate. 294 

 3.  If the proposed development is on a parcel with a 295 

contributing structure or building within a historic district 296 

which was listed in the National Register of Historic Places 297 

before January 1, 2000, or is on a parcel with a structure or 298 

building individually listed in the National Register of 299 

Historic Places, the municipality may restrict the height of the 300 
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proposed development to the highest currently allowed, or 301 

allowed on July 1, 2023, height for a commercial or residential 302 

building located in its jurisdiction within three-fourths of a 303 

mile of the proposed development or three stories, whichever is 304 

higher. The term "highest currently allowed" in this paragraph 305 

includes the maximum height allowed for any building in a zoning 306 

district irrespective of any conditions. 307 

 (n)  As used in this subsection, the term: 308 

 1.  "Commercial use" means activities associated with the 309 

sale, rental, or distribution of products or the performance of 310 

services related thereto. The term includes, but is not limited 311 

to, such uses or activities as retail sales; wholesale sales; 312 

rentals of equipment, goods, or products; offices; restaurants; 313 

public lodging establishments as described in s. 509.242(1)(a); 314 

food service vendors; sports arenas; theaters; tourist 315 

attractions; and other for-profit business activities. A parcel 316 

zoned to permit such uses by right without the requirement to 317 

obtain a variance or waiver is considered commercial use for the 318 

purposes of this section, irrespective of the local land 319 

development regulation's listed category or title. The term does 320 

not include home-based businesses or cottage food operations 321 

undertaken on residential property, public lodging 322 

establishments as described in s. 509.242(1)(c), or uses that 323 

are accessory, ancillary, incidental to the allowable uses, or 324 

allowed only on a temporary basis. Recreational uses, such as 325 
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golf courses, tennis courts, swimming pools, and clubhouses, 326 

within an area designated for residential use are not commercial 327 

use, irrespective of how they are operated. Farms and farm 328 

operations as those terms are defined in s. 823.14(3) and uses 329 

associated therewith, including the packaging and sale of 330 

products raised on the premises, are not commercial use. 331 

 2.  "Industrial use" means activities associated with the 332 

manufacture, assembly, processing, or storage of products or the 333 

performance of services related thereto. The term includes, but 334 

is not limited to, such uses or activities as automobile 335 

manufacturing or repair, boat manufacturing or repair, junk 336 

yards, meat packing facilities, citrus processing and packing 337 

facilities, produce processing and packing facilities, 338 

electrical generating plants, water treatment plants, sewage 339 

treatment plants, and solid waste disposal sites. A parcel zoned 340 

to permit such uses by right without the requirement to obtain a 341 

variance or waiver is considered industrial use for the purposes 342 

of this section, irrespective of the local land development 343 

regulation's listed category or title. The term does not include 344 

uses that are accessory, ancillary, incidental to the allowable 345 

uses, or allowed only on a temporary basis. Recreational uses, 346 

such as golf courses, tennis courts, swimming pools, and 347 

clubhouses, within an area designated for residential use are 348 

not industrial use, irrespective of how they are operated. Farms 349 

and farm operations as those terms are defined in s. 823.14(3) 350 
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and uses associated therewith, including the packaging and sale 351 

of products raised on the premises, are not industrial use. 352 

 3.  "Mixed use" means any use that combines multiple types 353 

of approved land uses from at least two of the residential use, 354 

commercial use, and industrial use categories. The term does not 355 

include uses that are accessory, ancillary, incidental to the 356 

allowable uses, or allowed only on a temporary basis. 357 

Recreational uses, such as golf courses, tennis courts, swimming 358 

pools, and clubhouses, within an area designated for residential 359 

use are not mixed use, irrespective of how they are operated. 360 

 4.  "Planned unit development" has the same meaning as 361 

provided in s. 163.3202(5)(b). 362 

 (o)  This subsection does not apply to: 363 

 1.  Airport-impacted areas as provided in s. 333.03. 364 

 2.  Property defined as recreational and commercial working 365 

waterfront in s. 342.201(2)(b) in any area zoned as industrial. 366 

 3.  The Wekiva Study Area, as described in s. 369.316. 367 

 4.  The Everglades Protection Area, as defined in s. 368 

373.4592(2). 369 

 5.  Areas subject to land development regulations, as 370 

defined in s. 163.3164, which are in existence before July 1, 371 

2026, and are intended to retain the open character of land, 372 

including, but not limited to, open space districts, open space 373 

recreation districts, open use estate districts, open use rural 374 

districts, and park and open space districts. 375 
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 6.  Any area of critical state concern, as designated in 376 

ss. 380.055, 380.0551, 380.0552, 380.0553, and 380.0555. 377 

 7.  Any portion of a property encumbered by a recorded 378 

conservation easement, as defined in s. 704.06(1). 379 

 Section 3.  The amendments made by this act to ss. 380 

125.01055(7)(n) and 166.04151(7)(n), Florida Statutes, are 381 

intended to be remedial and clarifying in nature and apply 382 

retroactively to January 1, 2024.   383 

 Section 4.  An applicant for a proposed development 384 

authorized under s. 125.01055(7), Florida Statutes, or s. 385 

166.04151(7), Florida Statutes, who submitted an application, a 386 

written request, or a notice of intent to use such provisions to 387 

the county or municipality and which application, written 388 

request, or notice of intent has been received by the county or 389 

municipality, as applicable, before July 1, 2026, may notify the 390 

county or municipality by July 1, 2026, of its intent to proceed 391 

under the provisions of s. 125.01055(7), Florida Statutes, or s. 392 

166.04151(7), Florida Statutes, as they existed at the time of 393 

submittal. A county or municipality, as applicable, shall allow 394 

an applicant who submitted such an application, written request, 395 

or notice of intent before July 1, 2026, the opportunity to 396 

submit a revised application, written request, or notice of 397 

intent to account for the changes made by this act.   398 

 Section 5.  Paragraphs (a) and (o) of subsection (3) of 399 

section 196.1978, Florida Statutes, are amended to read: 400 

Page 133 of 189



        

ENROLLED 

CS/CS/HB 1389, Engrossed 1  2026 Legislature 

 

 

 

CODING: Words stricken are deletions; words underlined are additions. 

hb1389 -03-er 

Page 17 of 23 

F L O R I D A  H O U S E  O F  R E P R E S E N T A T I V E S 

 

 

 

 196.1978  Affordable housing property exemption.— 401 

 (3)(a)  As used in this subsection, the term: 402 

 1.  "Corporation" means the Florida Housing Finance 403 

Corporation. 404 

 2.  "Multifamily project" shall include a development 405 

authorized under this subsection that is held under common 406 

ownership or control, approved and developed in compliance with 407 

the same site plan approval or development agreement or order, 408 

but shall exclude individual detached single-family residences, 409 

as well as parcels separated by more than 200 feet of land. 410 

 3.2.  "Newly constructed" means an improvement to real 411 

property which was substantially completed within 5 years before 412 

the date of an applicant's first submission of a request for a 413 

certification notice pursuant to this subsection. 414 

 4.3.  "Substantially completed" has the same meaning as in 415 

s. 192.042(1). 416 

 (o)1.  Beginning with the 2025 tax roll, a taxing authority 417 

may elect, upon adoption of an ordinance or resolution approved 418 

by a two-thirds vote of the governing body, not to exempt 419 

property under sub-subparagraph (d)1.a. located in a county 420 

specified pursuant to subparagraph 2., subject to the conditions 421 

of this paragraph. 422 

 2.  A taxing authority must make a finding in the ordinance 423 

or resolution that annual housing reports the most recently 424 

published by the Shimberg Center for Housing Studies Annual 425 
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Report, prepared pursuant to s. 420.6075, identify identifies 426 

that a county that is part of the jurisdiction of the taxing 427 

authority is within a metropolitan statistical area or region 428 

where, for each of the previous 3 years, the number of 429 

affordable and available units in the metropolitan statistical 430 

area or region is greater than the number of renter households 431 

in the metropolitan statistical area or region for the category 432 

entitled "0-120 percent AMI." 433 

 3.  An election made pursuant to this paragraph may apply 434 

only to the ad valorem property tax levies imposed within a 435 

county specified pursuant to subparagraph 2. by the taxing 436 

authority making the election. 437 

 4.  The ordinance or resolution must take effect on the 438 

January 1 immediately succeeding adoption and shall expire on 439 

the second January 1 after the January 1 in which the ordinance 440 

or resolution takes effect. The ordinance or resolution may be 441 

renewed prior to its expiration pursuant to this paragraph. 442 

 5.  The taxing authority proposing to make an election 443 

under this paragraph must advertise the ordinance or resolution 444 

or renewal thereof pursuant to the requirements of s. 50.011(1) 445 

prior to adoption. 446 

 6.  The taxing authority must provide to the property 447 

appraiser the adopted ordinance or resolution or renewal thereof 448 

by the effective date of the ordinance or resolution or renewal 449 

thereof. 450 
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 7.  Notwithstanding an ordinance or resolution or renewal 451 

thereof adopted pursuant to this paragraph, property in a 452 

multifamily project that received an exemption pursuant to sub-453 

subparagraph (d)1.a. before the adoption or renewal of such 454 

ordinance or resolution may continue to receive such exemption 455 

for each subsequent consecutive year that the same owner or each 456 

successive owner applies for and is granted the exemption. 457 

 8.  Notwithstanding an ordinance or a resolution or a 458 

renewal thereof adopted pursuant to this paragraph, the owner of 459 

a property in a multifamily project that was issued a building 460 

permit on or after July 1, 2026, for the development of the 461 

multifamily project within 4 years before the effective date of 462 

such ordinance or resolution may apply for and be granted the 463 

exemption under sub-subparagraph (d)1.a. after meeting the 464 

requirements of this subsection and may continue to receive such 465 

exemption for each subsequent consecutive year that the same 466 

owner or each successive owner applies for and is granted the 467 

exemption. 468 

 Section 6.  The amendments made by this act to s. 196.1978, 469 

Florida Statutes, first apply to the 2027 property tax roll.   470 

 Section 7.  Subsection (5) of section 333.03, Florida 471 

Statutes, is amended to read: 472 

 333.03  Requirement to adopt airport zoning regulations.— 473 

 (5)  Sections 125.01055(7) and 166.04151(7) do not apply to 474 

any of the following, unless the respective application is 475 
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approved by the governing body of the airport: 476 

 (a)  A proposed development near a runway within one-477 

quarter of a mile laterally from the runway edge and within an 478 

area that is the width of one-quarter of a mile extending at 479 

right angles from the end of the runway for a distance of 10,000 480 

feet of any existing airport runway or planned airport runway 481 

identified in the local government's airport master plan. 482 

 (b)  A proposed development within any airport noise zone 483 

identified in the federal land use compatibility table or in a 484 

land-use zoning or airport noise regulation adopted by the local 485 

government. 486 

 (c)  A proposed development that exceeds maximum height 487 

restrictions identified in the political subdivision's airport 488 

zoning regulation adopted pursuant to this section. 489 

 Section 8.  Subsection (8) of section 760.22, Florida 490 

Statutes, is amended to read: 491 

 760.22  Definitions.—As used in ss. 760.20-760.37, the 492 

term: 493 

 (8)  "Person" includes one or more individuals, 494 

corporations, partnerships, associations, labor organizations, 495 

legal representatives, mutual companies, joint-stock companies, 496 

trusts, unincorporated organizations, trustees, trustees in 497 

bankruptcy, receivers, and fiduciaries, agencies, governmental 498 

entities, and other legal or commercial entities. 499 

 Section 9.  Section 760.26, Florida Statutes, is amended to 500 
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read: 501 

 760.26  Prohibited discrimination in land use decisions and 502 

in permitting of development.—It is unlawful to discriminate in 503 

land use decisions or in the permitting of development based on 504 

race, color, national origin, sex, disability, familial status, 505 

or religion, or, except as otherwise provided by law, based on 506 

the source of financing of a development or proposed 507 

development, including, but not limited to, financing of a 508 

development or on a proposed development for housing that is 509 

affordable as defined in s. 420.0004. 510 

 Section 10.  Subsection (4) of section 760.35, Florida 511 

Statutes, is amended to read: 512 

 760.35  Civil actions and relief; administrative 513 

procedures.— 514 

 (4)  If the court finds that a person has engaged in a 515 

discriminatory housing practice has occurred, it must shall 516 

issue an order prohibiting the practice and providing 517 

affirmative relief from the effects of the practice, including 518 

injunctive and other equitable relief, actual and punitive 519 

damages, and reasonable attorney fees and costs. In accordance 520 

with s. 13, Art. X of the State Constitution, the state, for 521 

itself and its agencies or political subdivisions, waives 522 

sovereign immunity for a cause of action based upon the 523 

application of this section. Such waiver is limited only to 524 

actions brought under this section. 525 
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 Section 11.  Subsection (1) of section 420.615, Florida 526 

Statutes, is amended to read: 527 

 420.615  Affordable housing land donation density bonus 528 

incentives.— 529 

 (1)  A local government may provide density bonus 530 

incentives pursuant to the provisions of this section to any 531 

landowner who voluntarily donates fee simple interest in real 532 

property to the local government for the purpose of assisting 533 

the local government in providing affordable housing, including 534 

housing that is affordable for military families receiving the 535 

basic allowance for housing. Donated real property must be 536 

determined by the local government to be appropriate for use as 537 

affordable housing and must be subject to deed restrictions to 538 

ensure that the property will be used for affordable housing. 539 

 Section 12.  The Office of Program Policy Analysis and 540 

Government Accountability (OPPAGA) shall evaluate the efficacy 541 

of using mezzanine finance, or second-position short-term debt, 542 

to stimulate the construction of owner-occupied housing that is 543 

affordable as defined in s. 420.0004(3), Florida Statutes, in 544 

this state. OPPAGA shall also evaluate the potential of tiny 545 

homes in meeting the need for affordable housing in this state. 546 

OPPAGA shall consult with the Florida Housing Finance 547 

Corporation and the Shimberg Center for Housing Studies at the 548 

University of Florida in conducting its evaluation. By December 549 

31, 2027, OPPAGA shall submit a report of its findings to the 550 
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President of the Senate and the Speaker of the House of 551 

Representatives. Such report must include recommendations for 552 

the structuring of a model mezzanine finance program.   553 

 Section 13.  This act shall take effect July 1, 2026. 554 
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CHAPTER 2026-7

Committee Substitute for Committee Substitute for
Committee Substitute for House Bill No. 399

An act relating to land use and development regulations; amending ss.
125.022 and 166.033, F.S.; requiring the amount of application fees
associated with development permits or orders to reasonably relate to
certain costs; requiring such fees to be published on the county’s or
municipality’s fee schedule, respectively; prohibiting such fees from being
based on certain costs or valuations; amending s. 163.31777, F.S.;
requiring public schools interlocal agreements to address reasonable
access to certain public easements and public rights-of-way; creating s.
163.31803, F.S.; providing legislative intent; defining the term “large
destination resort”; requiring local governments to administratively
approve applications for minor special exceptions or variances submitted
by large destination resorts that meet certain requirements; defining the
term “minor special exception or variance”; providing for the expiration of
specified provisions; creating s. 163.31804, F.S.; prohibiting the condition-
ing of a local government permit or other approval for a facility that
processes compost on a specified requirement; authorizing a local
government to require certain landowners to supply certain turnouts;
prohibiting a local government from requiring the purchase of additional
property for a specified purpose; prohibiting local governments from
revoking existing permits for such facilities under certain circumstances;
amending s. 163.3194, F.S.; requiring local government comprehensive
plans and land development regulations to include factors for assessing
the compatibility of certain residential uses; requiring land development
regulations to incorporate measures for mitigating or minimizing poten-
tial incompatibility; requiring local government staff to meet certain
requirements before recommending denial of certain applications on
compatibility grounds; prohibiting a local government from denying
certain applications on compatibility grounds if the applicant has
proposed certain measures; providing an exception; requiring the denial
of an application to specify with particularity certain information;
authorizing a local government’s approval of an application to include
certain requirements or conditions; providing applicability; providing
construction; amending s. 553.382, F.S.; prohibiting residential manu-
factured buildings from being denied a building permit for placement on
certain lots; requiring that certain housing units continue to meet certain
requirements; requiring housing units located on a mobile home lot to be
taxed in a specified manner and be subject to payments to a specified fund;
creating s. 553.385, F.S.; defining the terms “local government” and “off-
site constructed residential dwelling”; requiring off-site constructed
residential dwellings to be permitted as of right in certain zoning districts;
prohibiting local governments from adopting or enforcing regulations that
treat off-site constructed residential dwellings in a specified manner;
providing construction; providing requirements for compatibility and
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design standards; prohibiting a local government from regulating or
restricting off-site constructed residential dwellings based on certain
information; prohibiting a local government from adopting or enforcing
certain ordinances, regulations, and policies; requiring local government
regulations to be reasonable and uniformly enforced; providing effective
dates.

Be It Enacted by the Legislature of the State of Florida:

Section 1. Effective January 1, 2027, subsection (9) of section 125.022,
Florida Statutes, is renumbered as subsection (10), and a new subsection (9)
is added to that section to read:

125.022 Development permits and orders.—

(9) The amount of any application fee associated with a development
permit or development order must reasonably relate to the direct and
reasonable indirect costs associated with the review, processing, and final
disposition of the application and must be published on the county’s fee
schedule. The fee may not be based on a percentage of construction costs, site
costs, or project valuation.

Section 2. Effective January 1, 2027, subsection (9) of section 166.033,
Florida Statutes, is renumbered as subsection (10), and a new subsection (9)
is added to that section to read:

166.033 Development permits and orders.—

(9) The amount of any application fee associated with a development
permit or development order must reasonably relate to the direct and
reasonable indirect costs associated with the review, processing, and final
disposition of the application and must be published on the municipality’s
fee schedule. The fee may not be based on a percentage of construction costs,
site costs, or project valuation.

Section 3. Effective January 1, 2027, paragraph (j) is added to subsection
(2) of section 163.31777, Florida Statutes, to read:

163.31777 Public schools interlocal agreement.—

(2) At a minimum, the interlocal agreement must address the following
issues:

(j) Reasonable access, where available, to public easements and public
rights-of-way which may be necessary for the siting, construction, expan-
sion, or improvement of public school facilities, including charter schools,
consistent with adopted level-of-service standards, school concurrency
requirements, and applicable public facilities planning requirements.

Section 4. Section 163.31803, Florida Statutes, is created to read:

Ch. 2026-7 LAWS OF FLORIDA Ch. 2026-7
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163.31803 Large destination resorts.—

(1) It is the intent of the Legislature to promote and sustain national and
international tourism to this state by encouraging the ongoing maintenance,
renewal, renovation, and improvement of large destination resorts. The
Legislature finds that a uniform, statewide approach is necessary to avoid
inconsistent local regulation that impedes improvements and to ensure
predictability and timeliness in the development and improvement of
qualifying large destination resorts.

(2) As used in this section, the term:

(a) “Large destination resort” means a public lodging establishment as
defined in s. 509.013 that is comprised of at least 5 contiguous acres owned
and controlled by the same business entity, containing at least 500 guest
rooms, and that has had an average occupancy rate of at least 70 percent in
the past 3 years.

(b) “Minor” means a special exception or variance that applies to no more
than 20 percent of the total area of the parcel.

(3) A local government must administratively approve, without further
action by the local government or any quasi-judicial or administrative
reviewing body, any application for a minor special exception or variance
submitted by a large destination resort for the maintenance, modification, or
refurbishment of an existing structure or site that is not a contributing
structure which is listed in the National Register of Historic Places, provided
such changes are consistent with the existing permitted or accessory uses in
the land use category of the local government comprehensive plan or zoning
district in which the structure or site is located at the time the large
destination resort applies for a building permit or any other permit with
respect to the changes.

(4) This section expires July 1, 2031.

Section 5. Section 163.31804, Florida Statutes, is created to read:

163.31804 Permits or other approval for facilities that process compost.

(1) A local government permit or other approval for a facility that
processes compost as defined in s. 576.011 may not be conditioned on a
requirement to purchase additional property to expand the footprint of an
existing privately owned road, but, where possible, the landowner may be
required to supply turnouts for emergency vehicles. The local government
may not require that additional property be purchased in order to provide
such turnouts.

(2) An existing permit for a facility that processes compost as defined in
s. 576.011 may not be revoked by the local government if such activity is
regulated through and in compliance with applicable implemented best
management practices, interim measures, or regulations adopted as rules

Ch. 2026-7 LAWS OF FLORIDA Ch. 2026-7
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under chapter 120 by the Department of Environmental Protection, the
Department of Agriculture and Consumer Services, or a water management
district as part of a statewide or regional program.

Section 6. Effective January 1, 2027, subsection (7) is added to section
163.3194, Florida Statutes, to read:

163.3194 Legal status of comprehensive plan.—

(7)(a) Local government comprehensive plans and land development
regulations must include factors for assessing the compatibility of allowable
residential uses within a residential zoning district and future land use
category.

(b) Land development regulations must incorporate measures for
mitigating or minimizing potential incompatibility.

(c)1. Before recommending denial of an application for rezoning,
subdivision, or site plan approval on compatibility grounds, local govern-
ment staff must identify with specificity each area of incompatibility and
may recommend mitigation measures to the applicant.

2. If the applicant has proposed mitigation measures, the local govern-
ment may not deny an application on compatibility grounds unless the
denial includes written findings stating that the proposed mitigation
measures are inadequate and that feasible mitigation measures do not exist.

3. A denial of an application on compatibility grounds must specify with
particularity the area or areas of incompatibility, including applicable
standards and an explanation of any mitigation measures considered and
declined by the applicant, or the basis for determining that feasible
mitigation measures do not exist. References to “community character” or
“neighborhood feel” are not sufficient, in and of themselves, to support a
denial of an application on compatibility grounds.

4. A local government’s approval of an application may include require-
ments or conditions to mitigate or minimize compatibility concerns.

(d) This subsection does not apply to any of the following:

1. Compatibility between uses in different future land use categories,
including rural, agricultural, conservation, open space, mixed-use, indus-
trial, or commercial use.

2. Applications for development within planned unit developments or
master planned communities.

3. Applications for development within historic districts designated
before January 1, 2026.

Ch. 2026-7 LAWS OF FLORIDA Ch. 2026-7
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(e) This subsection does not require approval of an application that is
otherwise inconsistent with the applicable local government comprehensive
plan or land development regulations.

Section 7. Effective January 1, 2027, section 553.382, Florida Statutes, is
amended to read:

553.382 Placement of certain housing.—Notwithstanding any other law
or ordinance to the contrary, in order to expand the availability of affordable
housing in this state, any residential manufactured building that is certified
under this chapter by the department may not be denied a building permit
for placement be placed on a mobile home lot in a mobile home park, on any
lot in a recreational vehicle park, or in a mobile home condominium,
cooperative, or subdivision. Any such housing unit placed on a mobile home
lot is a mobile home for purposes of chapter 723 and, therefore, all rights,
obligations, and duties under chapter 723 apply, including the specifics of
the prospectus. However, a housing unit subject to this section may not be
placed on a mobile home lot without the prior written approval of the park
owner. Any such housing unit must continue to meet all requirements
associated with the permit allocation system of the Florida Keys Area of
Critical State Concern designated pursuant to s. 380.0552. Each housing
unit located on a mobile home lot and subject to this section shall be taxed as
a mobile home under s. 320.08(11) and is subject to payments to the Florida
Mobile Home Relocation Fund under s. 723.06116.

Section 8. Effective January 1, 2027, section 553.385, Florida Statutes, is
created to read:

553.385 Zoning of off-site constructed residential dwellings; parity.—

(1) As used in this section, the term:

(a) “Local government” means a county or municipality.

(b) “Off-site constructed residential dwelling” means:

1. A manufactured building, as defined in s. 553.36, intended for single-
family residential use; or

2. A manufactured home, as defined in s. 320.01(2)(b),

which is constructed, in whole or in part, off site and is treated as real
property.

(2)(a) An off-site constructed residential dwelling must be permitted as
of right in any zoning district where single-family detached dwellings are
allowed.

(b) A local government may not adopt or enforce any zoning, land use, or
development regulation that treats an off-site constructed residential
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dwelling differently or more restrictively than a single-family, site-built
dwelling allowed in the same zoning district.

(c) This section does not prohibit a local government from applying
generally applicable architectural, aesthetic, design, setback, height, or bulk
standards, provided such standards are applied uniformly to all single-
family dwellings in the same zoning district.

(d) Compatibility or design standards must be reasonable, may not have
the effect of excluding off-site constructed residential dwellings, and, if
adopted, must apply equally to single-family, site-built dwellings. Such
standards are limited to:

1. Roof pitch.

2. Minimum square footage of livable space.

3. Type and quality of exterior finishing materials.

4. Foundation enclosure.

5. Existence and type of attached structures.

6. Building setbacks, lot dimensions, and orientation.

(e) A local government may not regulate or restrict an off-site con-
structed residential dwelling based solely on:

1. The method of construction;

2. The location of construction; or

3. The presence of components constructed off site.

(3) A local government may not adopt or enforce any ordinance,
regulation, or policy that conflicts with this section or s. 553.38, or that
has the effect of excluding off-site constructed residential dwellings. Any
such ordinance, regulation, or policy is void and unenforceable as applied to
off-site constructed residential dwellings.

(4) Local government regulations must be reasonable and uniformly
enforced without distinction as to housing type.

Section 9. Except as otherwise expressly provided in this act, this act
shall take effect upon becoming a law.

Approved by the Governor March 27, 2026.

Filed in Office Secretary of State March 27, 2026.

Ch. 2026-7 LAWS OF FLORIDA Ch. 2026-7
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      1 

An act relating to local land planning and 2 

development; amending ss. 125.022 and 166.033, F.S.; 3 

requiring each county and municipality, respectively, 4 

of a specified size to create and implement a program 5 

for the purpose of making development preapplication 6 

consultation services available at an applicant's 7 

request; providing that specified provisions may not 8 

be construed to affect or require the modification of 9 

certain county or municipality programs that make 10 

available the same or substantially similar 11 

development preapplication consulting services if such 12 

county or municipality's program existed before a 13 

specified date; limiting such preapplication 14 

consultation services to applications for certain 15 

permits; authorizing a county or municipality to use a 16 

qualified contractor or qualified contractor firm to 17 

fulfill specified preapplication services 18 

requirements; specifying minimum requirements for a 19 

development preapplication consultation services 20 

program; requiring a county or municipality to take 21 

certain actions if an applicant chooses to use the 22 

development preapplication consultation services 23 

program; requiring a county or municipality to 24 

approve, approve with conditions, or deny an 25 
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applicant's completed application within a specified 26 

timeframe; requiring that an application be deemed 27 

approved by operation of law without conditions and 28 

proceed in a specified manner if a county or 29 

municipality fails to make a certain determination 30 

within a specified timeframe; providing construction; 31 

specifying that certain requirements apply if an 32 

applicant for a development permit or development 33 

order is not eligible for, does not request, or elects 34 

not to use the county's or municipality's 35 

preapplication consulting services program; creating 36 

s. 163.3169, F.S.; defining terms; requiring a local 37 

government to establish a registry of a specified 38 

number of qualified contractors or qualified 39 

contractor firms to conduct certain preapplication 40 

services; prohibiting a qualified contractor or 41 

qualified contractor firm from having a conflict of 42 

interest; authorizing an applicant to use a qualified 43 

contractor that is not on the registry if a conflict 44 

of interest exists; authorizing a local government to 45 

enter into a certain agreement with another local 46 

government under certain circumstances; prohibiting a 47 

local government from adding its own employees to the 48 

registry; authorizing an applicant to retain a 49 

qualified contractor or qualified contractor firm of 50 
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his or her choosing for preapplication consultation 51 

services under certain circumstances; prohibiting a 52 

local government from conditioning, denying, or 53 

delaying an applicant's selection or use of a 54 

qualified contractor or qualified contractor firm; 55 

specifying that the applicant is responsible for all 56 

fees and costs associated with using a qualified 57 

contractor of his or her choice; requiring a local 58 

government to make certain resources available if an 59 

applicant uses a qualified contractor or qualified 60 

contractor firm of his or her choosing to perform 61 

preapplication consultation services; providing an 62 

exception; providing construction; providing that 63 

specified requirements relating to the use of 64 

qualified contractors or qualified contractor firms to 65 

perform development preapplication consultation 66 

services do not apply to certain property identified 67 

within a permit application; providing applicability; 68 

providing construction; amending s .177.071, F.S.; 69 

authorizing a governing body to use a specified 70 

registry to supplement local government staff 71 

resources; prohibiting a local government from 72 

creating, establishing, or applying any additional 73 

local procedure or condition for the administrative 74 

approval of a plat or replat which is inconsistent 75 
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with specified provisions; authorizing the 76 

administrative authority to receive and act upon 77 

certain financial assurances; providing requirements 78 

for a local government's acceptance of certain 79 

financial assurances; amending s. 177.073, F.S.; 80 

revising the definition of the term "applicant"; 81 

requiring the governing body of certain local 82 

governments and counties to include certain 83 

developments in a program that expedites the process 84 

for issuing building permits for planned unit 85 

developments or phases of a community or subdivision; 86 

specifying automatic actions in the event the local 87 

government fails to adopt, update, or modify a certain 88 

program by a specified date; defining the term 89 

"conflict of interest"; providing construction; 90 

requiring a governing body to create a two-step 91 

application process for stabilized access roads that 92 

can support emergency vehicles; revising requirements 93 

for such application process; authorizing an applicant 94 

to use a qualified contractor for land use approvals 95 

under certain circumstances; authorizing a governing 96 

body to use the qualified contractor registry 97 

established pursuant to this act to supplement staff 98 

resources; deleting provisions prohibiting the use of 99 

a qualified contractor with a conflict of interest; 100 
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defining the term "approved plans"; providing 101 

construction; prohibiting a local government from 102 

conditioning, delaying, withholding, or denying the 103 

issuance of certain permits under certain 104 

circumstances; providing applicability; providing 105 

construction; authorizing a local government to waive 106 

a certain bond requirement under certain 107 

circumstances; revising the circumstances under which 108 

an applicant has a vested right in a preliminary plat; 109 

providing an effective date. 110 

 111 

Be It Enacted by the Legislature of the State of Florida: 112 

 113 

 Section 1.  Section 125.022, Florida Statutes, is amended 114 

to read: 115 

 125.022  Development permits and orders; development 116 

preapplication consulting services program required.— 117 

 (1)(a)  By January 1, 2027, each county with a population 118 

of 75,000 or greater shall create and implement a program for 119 

the purpose of making available development preapplication 120 

consultation services at an applicant's request. This subsection 121 

may not be construed to affect or require the modification of a 122 

county program that makes available the same or substantially 123 

similar development preapplication consulting services to an 124 

applicant for a development permit or development order, 125 
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including a program that requires mandatory preapplication 126 

meetings for specified types of developments, if such county 127 

program exists on or before July 1, 2026. 128 

 1.  The preapplication consultation services authorized in 129 

this subsection are limited to those applications for permits as 130 

defined in s. 163.3169. 131 

 2.  The county may use a qualified contractor or a 132 

qualified contractor firm as defined in s. 163.3169 to fulfill 133 

the preapplication consultation services required in this 134 

subsection. 135 

 (b)  A development preapplication consultation services 136 

program must, at minimum, provide all of the following: 137 

 1.  The minimum information that must be submitted in an 138 

application for a permit as defined in s. 163.3169. 139 

 2.  The review and precertification of completeness of the 140 

application and all related documents, including site 141 

engineering plans or site plans or their functional equivalent, 142 

or plats, and their compliance with all relevant existing land 143 

development regulations. 144 

 (c)  If an applicant chooses to use the development 145 

preapplication consultation services program, the county, upon 146 

receipt of the proposed development application, shall confirm 147 

receipt, verify completeness, and issue a written notification 148 

to the applicant indicating that all required information has 149 

been submitted, or specify in writing with particularity any 150 
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deficiencies in the application, within 5 business days. If the 151 

application is deficient, the applicant has 30 days to address 152 

the deficiencies by submitting the required additional 153 

information. If the county fails to issue the written 154 

notification within 5 business days, the application is deemed 155 

complete by operation of law without conditions, and the county 156 

must process the application as required in paragraph (d). 157 

 (d)1.  Upon receipt of the applicant's completed 158 

application, the county must process the application for final 159 

action and must approve, approve with conditions, or deny the 160 

application within 45 days after submission of a complete 161 

application, except the county may not review again those plans 162 

specified in subparagraph (b)2. 163 

 2.  If the county fails to take final action to approve, 164 

approve with conditions, or deny the application within 45 days, 165 

the applicant shall notify the county in writing. If the county 166 

fails to respond within 10 days, the application is deemed 167 

approved by operation of law without conditions, and the 168 

applicant is entitled to proceed with the proposed activity or 169 

development as though the county had granted unconditional 170 

approval. Approval pursuant to this subparagraph may not be 171 

construed to relieve the applicant of the obligation to comply 172 

with all other applicable federal, state, and local laws, 173 

regulations, and ordinances. 174 

 (2)  If an applicant for a development permit or 175 
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development order is not eligible, does not request, or elects 176 

not to use the county's development preapplication consulting 177 

services program pursuant to subsection (1), all of the 178 

following requirements shall apply: 179 

 (a)(1)  A county shall specify in writing the minimum 180 

information that must be submitted in an application for a 181 

zoning approval, rezoning approval, subdivision approval, 182 

certification, special exception, or variance. A county shall 183 

make the minimum information available for inspection and 184 

copying at the location where the county receives applications 185 

for development permits and orders, provide the information to 186 

the applicant at a preapplication meeting, or post the 187 

information on the county's website. 188 

 (b)1.(2)  Within 5 business days after receiving an 189 

application for approval of a development permit or development 190 

order, a county shall confirm receipt of the application using 191 

contact information provided by the applicant. Within 30 days 192 

after receiving an application for approval of a development 193 

permit or development order, a county must review the 194 

application for completeness and issue a written notification to 195 

the applicant indicating that all required information is 196 

submitted or specify in writing with particularity any areas 197 

that are deficient. If the application is deficient, the 198 

applicant has 30 days to address the deficiencies by submitting 199 

the required additional information. 200 

Page 154 of 189



        

ENROLLED 

CS/CS/CS/HB 927, Engrossed 1  2026 Legislature 

 

 

 

CODING: Words stricken are deletions; words underlined are additions. 

hb927 -04-er 

Page 9 of 40 

F L O R I D A  H O U S E  O F  R E P R E S E N T A T I V E S 

 

 

 

 2.  For applications that do not require final action 201 

through a quasi-judicial hearing or a public hearing, the county 202 

must approve, approve with conditions, or deny the application 203 

for a development permit or development order within 120 days 204 

after the county has deemed the application complete. 205 

 3.  For applications that require final action through a 206 

quasi-judicial hearing or a public hearing, the county must 207 

approve, approve with conditions, or deny the application for a 208 

development permit or development order within 180 days after 209 

the county has deemed the application complete. 210 

 4.  Both parties may agree in writing or in a public 211 

meeting or hearing to an extension of time, particularly in the 212 

event of a force majeure or other extraordinary circumstance. An 213 

approval, approval with conditions, or denial of the application 214 

for a development permit or development order must include 215 

written findings supporting the county's decision. 216 

 217 

The timeframes contained in this paragraph subsection do not 218 

apply in an area of critical state concern, as designated in s. 219 

380.0552. The timeframes contained in this paragraph subsection 220 

restart if an applicant makes a substantive change to the 221 

application. As used in this paragraph subsection, the term 222 

"substantive change" means an applicant-initiated change of 15 223 

percent or more in the proposed density, intensity, or square 224 

footage of a parcel. 225 
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 (c)1.(3)(a)  When reviewing an application for a 226 

development permit or development order that is certified by a 227 

professional listed in s. 403.0877, a county may not request 228 

additional information from the applicant more than three times, 229 

unless the applicant waives the limitation in writing. 230 

 2.(b)  If a county makes a request for additional 231 

information and the applicant submits the required additional 232 

information within 30 days after receiving the request, the 233 

county must review the application for completeness and issue a 234 

letter indicating that all required information has been 235 

submitted or specify with particularity any areas that are 236 

deficient within 30 days after receiving the additional 237 

information. 238 

 3.(c)  If a county makes a second request for additional 239 

information and the applicant submits the required additional 240 

information within 30 days after receiving the request, the 241 

county must review the application for completeness and issue a 242 

letter indicating that all required information has been 243 

submitted or specify with particularity any areas that are 244 

deficient within 10 days after receiving the additional 245 

information. 246 

 4.(d)  Before a third request for additional information, 247 

the applicant must be offered a meeting to attempt to resolve 248 

outstanding issues. If a county makes a third request for 249 

additional information and the applicant submits the required 250 
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additional information within 30 days after receiving the 251 

request, the county must deem the application complete within 10 252 

days after receiving the additional information or proceed to 253 

process the application for approval or denial unless the 254 

applicant waived the county's limitation in writing as described 255 

in subparagraph 1. paragraph (a). 256 

 5.(e)  Except as provided in subsection (4) subsection (7), 257 

if the applicant believes the request for additional information 258 

is not authorized by ordinance, rule, statute, or other legal 259 

authority, the county, at the applicant's request, shall proceed 260 

to process the application for approval or denial. 261 

 (d)(4)  A county must issue a refund to an applicant equal 262 

to: 263 

 1.(a)  Ten percent of the application fee if the county 264 

fails to issue written notification of completeness or written 265 

specification of areas of deficiency within 30 days after 266 

receiving the application. 267 

 2.(b)  Ten percent of the application fee if the county 268 

fails to issue a written notification of completeness or written 269 

specification of areas of deficiency within 30 days after 270 

receiving the additional information pursuant to subparagraph 271 

(c)2. paragraph (3)(b). 272 

 3.(c)  Twenty percent of the application fee if the county 273 

fails to issue a written notification of completeness or written 274 

specification of areas of deficiency within 10 days after 275 
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receiving the additional information pursuant to subparagraph 276 

(c)3. paragraph (3)(c). 277 

 4.(d)  Fifty percent of the application fee if the county 278 

fails to approve, approves with conditions, or denies the 279 

application within 30 days after conclusion of the 120-day 280 

timeframe specified in subparagraph (b)2. or the 180-day 281 

timeframe specified in subparagraph (b)3. subsection (2). 282 

 5.(e)  One hundred percent of the application fee if the 283 

county fails to approve, approves with conditions, or denies an 284 

application 31 days or more after conclusion of the 120-day 285 

timeframe specified in subparagraph (b)2. or the 180-day 286 

timeframe specified in subparagraph (b)3. subsection (2). 287 

 288 

A county is not required to issue a refund if the applicant and 289 

the county agree to an extension of time, the delay is caused by 290 

the applicant, or the delay is attributable to a force majeure 291 

or other extraordinary circumstance. 292 

 (e)(5)  When a county denies an application for a 293 

development permit or development order, the county shall give 294 

written notice to the applicant. The notice must include a 295 

citation to the applicable portions of an ordinance, rule, 296 

statute, or other legal authority for the denial of the permit 297 

or order. 298 

 (3)(6)  As used in this section, the terms "development 299 

permit" and "development order" have the same meaning as in s. 300 
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163.3164, but do not include building permits. 301 

 (4)(7)  For any development permit application filed with 302 

the county after July 1, 2012, a county may not require as a 303 

condition of processing or issuing a development permit or 304 

development order that an applicant obtain a permit or approval 305 

from any state or federal agency unless the agency has issued a 306 

final agency action that denies the federal or state permit 307 

before the county action on the local development permit. 308 

 (5)(8)  Issuance of a development permit or development 309 

order by a county does not in any way create any rights on the 310 

part of the applicant to obtain a permit from a state or federal 311 

agency and does not create any liability on the part of the 312 

county for issuance of the permit if the applicant fails to 313 

obtain requisite approvals or fulfill the obligations imposed by 314 

a state or federal agency or undertakes actions that result in a 315 

violation of state or federal law. A county shall attach such a 316 

disclaimer to the issuance of a development permit and shall 317 

include a permit condition that all other applicable state or 318 

federal permits be obtained before commencement of the 319 

development. 320 

 (6)(9)  This section does not prohibit a county from 321 

providing information to an applicant regarding what other state 322 

or federal permits may apply. 323 

 Section 2.  Section 163.3169, Florida Statutes, is created 324 

to read: 325 
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 163.3169  Using qualified contractors in development order 326 

preapplication review.— 327 

 (1)  DEFINITIONS.—As used in this section, the term: 328 

 (a)  "Applicant" means a person or legal entity having a 329 

legal or equitable ownership interest in real property, or an 330 

authorized agent acting on behalf of such person or entity, 331 

which applies for a land development approval from the local 332 

government pursuant to this section. 333 

 (b)  "Application" means a properly completed and submitted 334 

request for a permit, as defined herein, on behalf of an 335 

applicant which includes an affidavit from a qualified 336 

contractor as required by this section. The term does not 337 

include plans or permits as reviewed under s. 553.791. 338 

 (c)  "Conflict of interest" has the same meaning as in s. 339 

112.312 and includes conflicts of interest recognized under 340 

applicable licensing or certification standards applicable to 341 

the qualified contractor. 342 

 (d)  "Development services office" means the entity, 343 

office, division, or department of a local government which is 344 

responsible for reviewing applications for compliance with the 345 

local government's land development regulations and other 346 

applicable federal, state, and local requirements. This office 347 

may be substantively identical to or housed within the local 348 

government's planning and zoning department. 349 

 (e)  "Development services official" means the individual 350 
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in the development services office of the governing jurisdiction 351 

who is responsible for the direct regulatory administration or 352 

supervision of the review and approval process required to 353 

indicate compliance with applicable land development 354 

regulations. The term includes any duly authorized designee of 355 

such person. This individual may be the executive director of 356 

the governing body of a local government or the division 357 

director of the local government's planning and zoning 358 

department. 359 

 (f)  "Final plat" has the same meaning as in s. 177.073. 360 

 (g)  "Governing body" has the same meaning as in s. 361 

163.3164. 362 

 (h)  "Land development regulations" has the same meaning as 363 

in s. 163.3164, but excludes building permits and plans subject 364 

to s. 553.791. 365 

 (i)  "Local government" means: 366 

 1.  A county that has 75,000 or more residents, but does 367 

not include a county subject to s. 380.0552; or 368 

 2.  A municipality that has 10,000 or more residents. 369 

 (j)  "Permit" means an authorization, approval, or grant by 370 

a local governing body which authorizes the development of land 371 

for any site plan or development plan approval, or any 372 

subdivision approval, as defined in this section. 373 

 (k)  "Plans" has the same meaning as in s. 177.073. 374 

 (l)  "Plat or replat" has the same meaning as in s. 375 
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177.031(14). 376 

 (m)  "Preapplication review" means the analysis of a permit 377 

conducted by a qualified contractor to ensure compliance with a 378 

comprehensive plan, chapter 177, and applicable land development 379 

regulations, and which is part of the application as authorized 380 

under this section. 381 

 (n)  "Preliminary plat" has the same meaning as in 177.073. 382 

 (o)  "Qualified contractor" means the individual or firm 383 

that has demonstrated knowledge of and experience with the types 384 

of permits or development approvals specified in this section. 385 

The term includes, but is not limited to, any of the following: 386 

 1.  An engineer or engineering firm licensed under chapter 387 

471. 388 

 2.  A surveyor or mapper, or a surveyor's or mapper's firm, 389 

licensed under chapter 472. 390 

 3.  An architect or architecture firm licensed under part I 391 

of chapter 481. 392 

 4.  A landscape architect or a landscape architecture firm 393 

registered under part II of chapter 481. 394 

 5.  A planner certified by the American Institute of 395 

Certified Planners with at least 5 years of relevant government 396 

experience or at least 10 years of experience as an urban 397 

planner if not certified. 398 

 (p)  "Qualified contractor firm" means a business 399 

organization, including a corporation, partnership, business 400 
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trust, or other legal entity, which offers services under this 401 

section to the public through licensees who act as agents, 402 

employees, officers, or partners of the firm. A person who is 403 

licensed as an engineer under chapter 471; a surveyor or mapper 404 

licensed under chapter 472; an architect licensed under part I 405 

of chapter 481; a landscape architect licensed under part II of 406 

chapter 481; or who is certified by the American Institute of 407 

Certified Planners with at least 5 years of relevant government 408 

experience, or at least 10 years of relevant experience as an 409 

urban planner if not certified, may act as a qualified 410 

contractor for an agent, employee, or officer of the qualified 411 

contractor firm. 412 

 (q)  "Site plan or development plan approval" means a site 413 

development proposal, or its functional equivalent, including a 414 

modification to an existing development approval, which is 415 

expressly designated by the local government for administrative 416 

review and approval by local government staff or a designated 417 

administrative official, without the requirement of approval by 418 

an appointed review board or a governing body and which does not 419 

materially increase density, intensity, traffic, infrastructure 420 

demand, environmental impacts, or significant offsite impacts, 421 

and therefore does not require full site plan review or 422 

discretionary policy review. The term includes approvals or 423 

permits governed by objective, nondiscretionary standards that 424 

are designated by the local government for administrative 425 
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approval by local government staff or an administrative official 426 

and which also includes, but is not limited to approvals or 427 

permits related to trees, signs, landscaping, and minor 428 

modifications. 429 

 (r)  "Subdivision approval" or its functional equivalent, 430 

including a modification, means an administrative review process 431 

applicable to the division of land into a limited number of lots 432 

which does not create new public streets or require significant 433 

public infrastructure improvements and does not materially 434 

increase development impacts. The term applies only to approvals 435 

expressly designated by the local government for administrative 436 

review and approval by local government staff or a designated 437 

administrator without the requirement of approval by an 438 

appointed review board or a governing body. A subdivision 439 

qualifies under this definition if it involves a number of lots 440 

as specified by the local government, complies with all 441 

applicable zoning, dimensional, access utility, and 442 

environmental standards, and can be served by existing public 443 

facilities or approved private systems, allowing the subdivision 444 

to be reviewed for compliance with objective standards of land 445 

development code and approved by local government staff or a 446 

designated administrative official without requiring 447 

discretionary policy determinations. 448 

 (2)  REGISTRY.— 449 

 (a)  By January 1, 2027, a local government shall establish 450 
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a registry of at least four qualified contractors or two 451 

qualified contractor firms which the governing body shall use to 452 

supplement the local government's staff resources in ways 453 

determined by the governing body upon the written request by an 454 

applicant for fulfilling: 455 

 1.  The preapplication consultation services for permits 456 

under s. 125.022(1) and s. 166.033(1); 457 

 2.  The requirements of s. 177.073 for processing and 458 

expediting the review of an application for a preliminary plat 459 

or any plans related to such application; or 460 

 3.  The requirements of s. 177.071 requiring the 461 

administrative approval of a plat or replat. 462 

 (b)  A qualified contractor or a qualified contractor firm 463 

on the registry which is hired pursuant to this section may not 464 

have a conflict of interest. If a prohibitive conflict of 465 

interest exists, the applicant may use an otherwise qualified 466 

contractor. 467 

 (c)  A local government may enter into an agreement with 468 

another local government for the purpose of using public 469 

employees who meet the requirements for a qualified contractor 470 

to satisfy the minimum numerical requirements for qualified 471 

contractors for the registry. A local government may not add its 472 

own employees to its own registry. 473 

 (d)  If a local government fails to establish or maintain 474 

the registry, an applicant may, at its sole discretion, retain a 475 
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qualified contractor or a qualified contractor firm of the 476 

applicant's choosing to provide preapplication consultation 477 

services, provided that the selected qualified contractor or 478 

qualified contractor firm does not have a conflict of interest. 479 

If a conflict of interest is identified after selection, the 480 

applicant must promptly replace the qualified contractor or 481 

qualified contractor firm with one that has no conflict of 482 

interest. 483 

 (e)  The local government may not condition, deny, or delay 484 

the applicant's selection or use of such qualified contractor or 485 

qualified contractor firm, and the applicant is responsible for 486 

all fees and costs associated with the qualified contractor or 487 

qualified contractor firm used in this manner. 488 

 (f)  If an applicant uses a qualified contractor or a 489 

qualified contractor firm for such purpose, the local government 490 

must provide access to public records and information reasonably 491 

necessary to perform preapplication consultation services. This 492 

paragraph does not authorize the disclosure of records that are 493 

confidential or exempt from public inspection or copying under 494 

chapter 119 or any other applicable law, and access to such 495 

records is provided only to the extent permitted by law. This 496 

paragraph may not be construed to require a local government to 497 

violate the licensing terms of proprietary software or related 498 

vendor agreements. 499 

 (3)  APPLICABILITY; HISTORIC PRESERVATION.— 500 
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 (a)  This section does not apply to an application for a 501 

permit if the property that is the subject of the application 502 

is: 503 

 1.  Individually listed in the National Register of 504 

Historic Places or is a contributing property within a National 505 

Register-listed historic district; 506 

 2.  Designated as a local historic landmark, historic 507 

resource, or part of a locally designated historic district 508 

under a duly adopted local historic preservation ordinance; or 509 

 3.  Subject to binding historic preservation review or 510 

approval under federal, state, or local law, including review by 511 

a local historic preservation board or commission. 512 

 (b)  If an application encompasses multiple parcels or 513 

improvements, this subsection applies only to the portion of the 514 

application that relates to property described in paragraph (a). 515 

This subsection may not be construed to prohibit the use of a 516 

qualified contractor for the portions of an application that do 517 

not involve the property listed in paragraph (a). 518 

 Section 3.  Section 166.033, Florida Statutes, is amended 519 

to read: 520 

 166.033  Development permits and orders; development 521 

preapplication consulting services program required.— 522 

 (1)(a)  By January 1, 2027, each municipality with a 523 

population of 10,000 or greater shall create and implement a 524 

program for the purpose of making available development 525 
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preapplication consultation services at an applicant's request. 526 

This subsection may not be construed to affect or require the 527 

modification of a municipal program that makes available the 528 

same or substantially similar development preapplication 529 

consulting services to an applicant for a development permit or 530 

development order, including a program that requires mandatory 531 

preapplication meetings for specified types of developments, if 532 

such municipal program exists on or before July 1, 2026. 533 

 1.  The preapplication consultation services authorized in 534 

this subsection are limited to those applications for permits as 535 

defined in s. 163.3169. 536 

 2.  The municipality may use a qualified contractor or a 537 

qualified contractor firm as defined in s. 163.3169 to fulfill 538 

the preapplication consultation services required in this 539 

subsection. 540 

 (b)  A development preapplication consultation services 541 

program must, at minimum, provide all of the following: 542 

 1.  The minimum information that must be submitted in an 543 

application for a permit as defined in s. 163.3169. 544 

 2.  The review and precertification of completeness of the 545 

application and all related documents, including site 546 

engineering plans or site plans or their functional equivalent, 547 

or plats, and their compliance with all relevant existing land 548 

development regulations. 549 

 (c)  If an applicant chooses to use the development 550 
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preapplication consultation services program, the municipality, 551 

upon receipt of the proposed development application, shall 552 

confirm receipt, verify completeness, and issue a written 553 

notification to the applicant indicating that all required 554 

information has been submitted, or specify in writing with 555 

particularity any deficiencies within 5 business days. If the 556 

application is deficient, the applicant has 30 days to address 557 

the deficiencies by submitting the required information. If the 558 

municipality fails to issue the written notification within 5 559 

business days, the application is deemed complete by operation 560 

of law without conditions, and the municipality must process the 561 

application as required in paragraph (d). 562 

 (d)1.  Upon receipt of the applicant's completed 563 

application, the municipality must process the application for 564 

final action and must approve, approve with conditions, or deny 565 

the application within 45 days after submission of a complete 566 

application, except the municipality may not review again those 567 

plans specified in subparagraph (b)2. 568 

 2.  If the municipality fails to take final action to 569 

approve, approve with conditions, or deny the application within 570 

the 45 days, the applicant shall notify the municipality in 571 

writing. If the municipality fails to respond within 10 days, 572 

the application is deemed approved by operation of law without 573 

conditions, and the applicant is entitled to proceed with the 574 

proposed activity or development as though the municipality had 575 
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granted unconditional approval. Approval pursuant to this 576 

subparagraph may not be construed to relieve the applicant of 577 

the obligation to comply with all other applicable federal, 578 

state, and local laws, regulations, and ordinances. 579 

 (2)  If an applicant for a development permit or 580 

development order is not eligible, does not request, or elects 581 

not to use the municipality's development preapplication 582 

consulting services program pursuant to subsection (1), all of 583 

the following requirements shall apply: 584 

 (a)(1)  A municipality shall specify in writing the minimum 585 

information that must be submitted for an application for a 586 

zoning approval, rezoning approval, subdivision approval, 587 

certification, special exception, or variance. A municipality 588 

shall make the minimum information available for inspection and 589 

copying at the location where the municipality receives 590 

applications for development permits and orders, provide the 591 

information to the applicant at a preapplication meeting, or 592 

post the information on the municipality's website. 593 

 (b)1.(2)  Within 5 business days after receiving an 594 

application for approval of a development permit or development 595 

order, a municipality shall confirm receipt of the application 596 

using contact information provided by the applicant. Within 30 597 

days after receiving an application for approval of a 598 

development permit or development order, a municipality must 599 

review the application for completeness and issue a written 600 
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notification to the applicant indicating that all required 601 

information is submitted or specify in writing with 602 

particularity any areas that are deficient. If the application 603 

is deficient, the applicant has 30 days to address the 604 

deficiencies by submitting the required additional information. 605 

 2.  For applications that do not require final action 606 

through a quasi-judicial hearing or a public hearing, the 607 

municipality must approve, approve with conditions, or deny the 608 

application for a development permit or development order within 609 

120 days after the municipality has deemed the application 610 

complete. 611 

 3.  For applications that require final action through a 612 

quasi-judicial hearing or a public hearing, the municipality 613 

must approve, approve with conditions, or deny the application 614 

for a development permit or development order within 180 days 615 

after the municipality has deemed the application complete. 616 

 4.  Both parties may agree in writing or in a public 617 

meeting or hearing to an extension of time, particularly in the 618 

event of a force majeure or other extraordinary circumstance. An 619 

approval, approval with conditions, or denial of the application 620 

for a development permit or development order must include 621 

written findings supporting the municipality's decision. 622 

 623 

The timeframes contained in this paragraph subsection do not 624 

apply in an area of critical state concern, as designated in s. 625 
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380.0552 or chapter 28-36, Florida Administrative Code. The 626 

timeframes contained in this paragraph subsection restart if an 627 

applicant makes a substantive change to the application. As used 628 

in this paragraph subsection, the term "substantive change" 629 

means an applicant-initiated change of 15 percent or more in the 630 

proposed density, intensity, or square footage of a parcel. 631 

 (c)1.(3)(a)  When reviewing an application for a 632 

development permit or development order that is certified by a 633 

professional listed in s. 403.0877, a municipality may not 634 

request additional information from the applicant more than 635 

three times, unless the applicant waives the limitation in 636 

writing. 637 

 2.(b)  If a municipality makes a request for additional 638 

information and the applicant submits the required additional 639 

information within 30 days after receiving the request, the 640 

municipality must review the application for completeness and 641 

issue a letter indicating that all required information has been 642 

submitted or specify with particularity any areas that are 643 

deficient within 30 days after receiving the additional 644 

information. 645 

 3.(c)  If a municipality makes a second request for 646 

additional information and the applicant submits the required 647 

additional information within 30 days after receiving the 648 

request, the municipality must review the application for 649 

completeness and issue a letter indicating that all required 650 
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information has been submitted or specify with particularity any 651 

areas that are deficient within 10 days after receiving the 652 

additional information. 653 

 4.(d)  Before a third request for additional information, 654 

the applicant must be offered a meeting to attempt to resolve 655 

outstanding issues. If a municipality makes a third request for 656 

additional information and the applicant submits the required 657 

additional information within 30 days after receiving the 658 

request, the municipality must deem the application complete 659 

within 10 days after receiving the additional information or 660 

proceed to process the application for approval or denial unless 661 

the applicant waived the municipality's limitation in writing as 662 

described in paragraph (a). 663 

 5.(e)  Except as provided in subsection (4) subsection (7), 664 

if the applicant believes the request for additional information 665 

is not authorized by ordinance, rule, statute, or other legal 666 

authority, the municipality, at the applicant's request, shall 667 

proceed to process the application for approval or denial. 668 

 (d)(4)  A municipality must issue a refund to an applicant 669 

equal to: 670 

 1.(a)  Ten percent of the application fee if the 671 

municipality fails to issue written notification of completeness 672 

or written specification of areas of deficiency within 30 days 673 

after receiving the application. 674 

 2.(b)  Ten percent of the application fee if the 675 
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municipality fails to issue written notification of completeness 676 

or written specification of areas of deficiency within 30 days 677 

after receiving the additional information pursuant to 678 

subparagraph (c)2. paragraph (3)(b). 679 

 3.(c)  Twenty percent of the application fee if the 680 

municipality fails to issue written notification of completeness 681 

or written specification of areas of deficiency within 10 days 682 

after receiving the additional information pursuant to 683 

subparagraph (c)3. paragraph (3)(c). 684 

 4.(d)  Fifty percent of the application fee if the 685 

municipality fails to approve, approves with conditions, or 686 

denies the application within 30 days after conclusion of the 687 

120-day timeframe specified in subparagraph (b)2. or the 180-day 688 

timeframe specified in subparagraph (b)3. subsection (2). 689 

 5.(e)  One hundred percent of the application fee if the 690 

municipality fails to approve, approves with conditions, or 691 

denies an application 31 days or more after conclusion of the 692 

120-day timeframe specified in subparagraph (b)2. or the 180-day 693 

timeframe specified in subparagraph (b)3. subsection (2). 694 

 695 

A municipality is not required to issue a refund if the 696 

applicant and the municipality agree to an extension of time, 697 

the delay is caused by the applicant, or the delay is 698 

attributable to a force majeure or other extraordinary 699 

circumstance. 700 
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 (e)(5)  When a municipality denies an application for a 701 

development permit or development order, the municipality shall 702 

give written notice to the applicant. The notice must include a 703 

citation to the applicable portions of an ordinance, rule, 704 

statute, or other legal authority for the denial of the permit 705 

or order. 706 

 (3)(6)  As used in this section, the terms "development 707 

permit" and "development order" have the same meaning as in s. 708 

163.3164, but do not include building permits. 709 

 (4)(7)  For any development permit application filed with 710 

the municipality after July 1, 2012, a municipality may not 711 

require as a condition of processing or issuing a development 712 

permit or development order that an applicant obtain a permit or 713 

approval from any state or federal agency unless the agency has 714 

issued a final agency action that denies the federal or state 715 

permit before the municipal action on the local development 716 

permit. 717 

 (5)(8)  Issuance of a development permit or development 718 

order by a municipality does not create any right on the part of 719 

an applicant to obtain a permit from a state or federal agency 720 

and does not create any liability on the part of the 721 

municipality for issuance of the permit if the applicant fails 722 

to obtain requisite approvals or fulfill the obligations imposed 723 

by a state or federal agency or undertakes actions that result 724 

in a violation of state or federal law. A municipality shall 725 
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attach such a disclaimer to the issuance of development permits 726 

and shall include a permit condition that all other applicable 727 

state or federal permits be obtained before commencement of the 728 

development. 729 

 (6)(9)  This section does not prohibit a municipality from 730 

providing information to an applicant regarding what other state 731 

or federal permits may apply. 732 

 Section 4.  Paragraphs (c) and (d) are added to subsection 733 

(1) of section 177.071, Florida Statutes, to read: 734 

 177.071  Administrative approval of plats or replats by 735 

designated county or municipal official.— 736 

 (1) 737 

 (c)  A governing body and its designated administrative 738 

authority shall use, upon the written request of the applicant, 739 

the registry established in s. 163.3169 to supplement local 740 

government staff resources in ways determined by the governing 741 

body for processing and expediting the requirements of this 742 

section. 743 

 (d)  A local government may not create, establish, or apply 744 

any additional local procedure or condition for the 745 

administrative approval of a plat or replat under this section 746 

which is inconsistent with this section or s. 177.091. If 747 

infrastructure financial assurances are required as a condition 748 

of plat or replat approval, the administrative authority 749 

designated in paragraph (a) must receive and act upon the 750 
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proposed assurance. The local government shall accept commonly 751 

used forms of financial assurance, including performance bonds, 752 

letters of credit, and escrow agreements, provided that the 753 

assurance is in a form reasonably acceptable to the local 754 

government and issued by a financially responsible issuer 755 

meeting objective, uniformly applied standards. Local government 756 

review of such financial assurance shall be limited to verifying 757 

that the amount, form, and issuer satisfy the requirements of s. 758 

177.091(8) and (9) and the local government's uniformly applied 759 

standards, and may not be used to unreasonably delay approval. 760 

If the assurance is deficient, the local government must provide 761 

written notice of deficiencies within 10 business days. 762 

 Section 5.  Paragraph (a) of subsection (1), paragraphs (a) 763 

and (b) of subsection (2), paragraph (a) of subsection (3), 764 

subsection (4), paragraphs (b) and (c) of subsection (6), and 765 

subsection (8) of section 177.073, Florida Statutes, are 766 

amended, and paragraph (d) is added to subsection (2) of that 767 

section, to read: 768 

 177.073  Expedited approval of residential building permits 769 

before a final plat is recorded.— 770 

 (1)  As used in this section, the term: 771 

 (a)  "Applicant" means a homebuilder or developer who files 772 

an application with the local governing body to identify the 773 

percentage of planned homes, or the number of building permits, 774 

that the local governing body must issue for a residential 775 

Page 177 of 189



        

ENROLLED 

CS/CS/CS/HB 927, Engrossed 1  2026 Legislature 

 

 

 

CODING: Words stricken are deletions; words underlined are additions. 

hb927 -04-er 

Page 32 of 40 

F L O R I D A  H O U S E  O F  R E P R E S E N T A T I V E S 

 

 

 

subdivision or one or more phases in a multiphased planned 776 

community, subdivision, or planned community. 777 

 (2)(a)  By October 1, 2024, the governing body of a county 778 

that has 75,000 residents or more and any governing body of a 779 

municipality that has 10,000 residents or more and 25 acres or 780 

more of contiguous land that the local government has designated 781 

in the local government's comprehensive plan and future land use 782 

map as land that is agricultural or to be developed for 783 

residential purposes shall create a program to expedite the 784 

process for issuing building permits for residential 785 

subdivisions or one or more phases in a multiphased planned 786 

community, subdivision, or planned communities in accordance 787 

with the Florida Building Code and this section before a final 788 

plat is recorded with the clerk of the circuit court. The 789 

expedited process must include an application for an applicant 790 

to identify the percentage of planned homes, not to exceed 50 791 

percent of the residential subdivision or a planned community, 792 

or the number of building permits that the governing body must 793 

issue for the residential subdivision or planned community. The 794 

application or the local government's final approval may not 795 

alter or restrict the applicant from receiving the number of 796 

building permits requested, so long as the request does not 797 

exceed 50 percent of the planned homes of the residential 798 

subdivision or planned community or the number of building 799 

permits. This paragraph does not: 800 
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 1.  Restrict the governing body from issuing more than 50 801 

percent of the building permits for the residential subdivision 802 

or planned community. 803 

 2.  Apply to a county subject to s. 380.0552. 804 

 (b)  Subject to the requirements under paragraph (6)(b), a 805 

governing body that had a program in place before July 1, 2023, 806 

to expedite the building permit process, need only update its 807 

their program to approve an applicant's written application to 808 

issue up to 50 percent of the building permits for the 809 

residential subdivision or planned community in order to comply 810 

with this section. This paragraph does not restrict a governing 811 

body from issuing more than 50 percent of the building permits 812 

for the residential subdivision or planned community. 813 

 (d)1.  If a governing body fails to adopt a program under 814 

paragraph (a) or paragraph (c), or fails to update or modify an 815 

existing program as required under paragraph (b), by the 816 

applicable statutory deadline, the following will apply without 817 

further action or approval by the governing body and 818 

notwithstanding any conflicting local requirement: 819 

 a.  The applicant has an unconditional, self-executing 820 

right to use a qualified contractor of the applicant's choosing, 821 

within the scope of the contractor's professional licensure and 822 

as authorized under this section, to perform technical review 823 

and certification necessary to support the issuance of up to 75 824 

percent of the building permits for the residential subdivision 825 
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or planned community, including one or more phases thereof, 826 

before the final plat is recorded, provided the qualified 827 

contractor does not have a conflict of interest. For the 828 

purposes of this paragraph, the term "conflict of interest" has 829 

the same meaning as in s. 112.312. 830 

 b.  The governing body, local building official, and any 831 

local government staff may not condition, delay, limit, 832 

restrict, obstruct, or deny the applicant's use of a qualified 833 

contractor under this paragraph. This paragraph does not 834 

prohibit a local government from applying neutral, generally 835 

applicable requirements relating to procurement, contracting, 836 

insurance, indemnification, conflict-of-interest review, 837 

credential verification, recordkeeping, or public safety, 838 

provided such requirements do not materially impair or frustrate 839 

the applicant's ability to use a qualified contractor as 840 

authorized by this paragraph. Any local requirement that 841 

directly conflicts with this paragraph is preempted to the 842 

extent of the conflict. 843 

 c.  The qualified contractor may perform all technical 844 

review services within the scope of his or her licensure and 845 

qualifications which are necessary to obtain such building 846 

permits as specifically authorized under this section, including 847 

preparing, reviewing, and submitting permit applications and 848 

supporting plans, specifications, and documents, and providing 849 

signed and sealed documents when required by law. The local 850 
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building official must accept such submissions when prepared and 851 

sealed by the qualified contractor as meeting any local 852 

requirement that the submission be prepared or reviewed by local 853 

government staff, and must review and issue the permits in 854 

accordance with the Florida Building Code and applicable state 855 

law. This paragraph does not limit the authority of the local 856 

building official to review such submission by a qualified 857 

contractor for compliance with the Florida Building Code and 858 

applicable state law, to identify deficiencies, or to approve or 859 

deny the permit in accordance with the law. 860 

 d.  The governing body and the local building official may 861 

not unreasonably require the applicant or the qualified 862 

contractor to use a local government registry, rotation, or 863 

shortlist, or any other selection or vetting process, which has 864 

the effect of denying or materially delaying the applicant's use 865 

of a qualified contractor under this section. 866 

 e.  The unconditional right provided by this paragraph 867 

becomes effective immediately upon the governing body's failure 868 

to meet the applicable deadlines in paragraph (a) or paragraph 869 

(c), continues in effect unless and until the governing body has 870 

adopted or updated a program fully compliant with this section, 871 

and may not be limited, impaired, or applied retroactively to 872 

reduce the number or percentage of building permits the 873 

applicant may obtain or is eligible to obtain under this 874 

paragraph. 875 
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 2.  This paragraph may not be construed to limit or impair 876 

the authority of the local building official to enforce the 877 

Florida Building Code, the Florida Fire Prevention Code, or 878 

other applicable state laws and local laws of general 879 

application in reviewing and issuing building permits; however, 880 

the governing body and the local building official may not 881 

impose any additional local procedures, prerequisites, or 882 

substantive standards on the applicant or the qualified 883 

contractor which have the effect of conditioning, delaying, 884 

restricting, or denying the use of a qualified contractor as 885 

authorized by this paragraph. 886 

 (3)  A governing body shall create: 887 

 (a)  A two-step application process for the adoption of a 888 

preliminary plat, and for stabilized access roads that can 889 

support emergency vehicles, inclusive of any plans, in order to 890 

expedite the issuance of building permits under this section. 891 

The application must allow an applicant to identify the 892 

percentage of planned homes or the number of building permits 893 

that the governing body must issue for the residential 894 

subdivision, or planned community, or one or more phases of a 895 

multiphased planned community or subdivision. 896 

 (4)(a)  An applicant may use a private provider or 897 

qualified contractor in the same manner as provided in pursuant 898 

to s. 553.791 to expedite the application process for building 899 

permits after a preliminary plat is approved under this section. 900 

Page 182 of 189



        

ENROLLED 

CS/CS/CS/HB 927, Engrossed 1  2026 Legislature 

 

 

 

CODING: Words stricken are deletions; words underlined are additions. 

hb927 -04-er 

Page 37 of 40 

F L O R I D A  H O U S E  O F  R E P R E S E N T A T I V E S 

 

 

 

 (b)  A governing body shall, upon the written request of 901 

the applicant, use the qualified contractor registry established 902 

in s. 163.3169 establish a registry of at least three qualified 903 

contractors whom the governing body may use to supplement staff 904 

resources in ways determined by the governing body for 905 

processing and expediting the review of an application for a 906 

preliminary plat or any plans related to such application. A 907 

qualified contractor on the registry who is hired pursuant to 908 

this section to review an application, or any part thereof, for 909 

a preliminary plat, or any part thereof, may not have a conflict 910 

of interest with the applicant. For purposes of this paragraph, 911 

the term "conflict of interest" has the same meaning as in s. 912 

112.312. 913 

 (6)  The governing body must issue the number or percentage 914 

of building permits requested by an applicant in accordance with 915 

the Florida Building Code and this section, provided the 916 

residential buildings or structures are unoccupied and all of 917 

the following conditions are met: 918 

 (b)  The applicant provides proof to the governing body 919 

that the applicant has provided a copy of the approved 920 

preliminary plat, along with the approved plans, to the relevant 921 

electric, gas, water, and wastewater utilities. For purposes of 922 

this paragraph, the term "approved plans" means plans approved 923 

for design and permit review and does not include, and may not 924 

be construed to require or imply, any certification, 925 
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attestation, or confirmation of the completion of construction 926 

of any subdivision or planned community infrastructure, or 927 

improvements depicted in, referenced by, or required under such 928 

plans, except for the construction of the minimum access and 929 

roadway improvements required by the Florida Fire Prevention 930 

Code for fire department access and operations, such as a 931 

stabilized roadway for emergency access. No other subdivision or 932 

planned community infrastructure or improvements may be required 933 

to be constructed as a condition of building permit issuance or 934 

approval authorized under this section. 935 

 1.  A local government may not condition, delay, withhold, 936 

or deny the issuance of any building permit authorized under 937 

this section on: 938 

 a.  The actual completion, substantial completion, or 939 

physical installation of any subdivision or planned community 940 

infrastructure, or improvements identified in the approved 941 

preliminary plat or approved plans; 942 

 b.  The submission, acceptance, or approval of any 943 

certification of completion or similar documentation, including, 944 

but not limited to, certificates of completion or substantial 945 

completion, engineer's or architect's certifications of 946 

completion, as-built or record drawings, pressure or compaction 947 

test results, utility acceptance letters, service availability 948 

letters, or similar confirmations of finished construction or 949 

readiness for service; or 950 
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 c.  Compliance with an environmental condition which is not 951 

required by its land development regulations, a local government 952 

comprehensive plan, a regulatory covenant or similar recorded 953 

instrument, a decision or order by a local zoning board or other 954 

quasi-judicial board, or by state law or federal law to obtain a 955 

building permit. 956 

 2.  This prohibition applies notwithstanding any ordinance, 957 

resolution, policy, practice, permit condition, concurrency or 958 

proportionate-share requirement, interlocal agreement, utility 959 

policy or standard, or other local requirement to the contrary. 960 

 3.  This paragraph may not be construed to prohibit a local 961 

government from requiring documentation strictly necessary to 962 

demonstrate compliance with the Florida Fire Prevention Code as 963 

a condition of issuing building permits; however, such 964 

documentation may not require the physical completion of the 965 

subdivision or planned community infrastructure, or improvements 966 

beyond what is expressly required to satisfy the Florida Fire 967 

Prevention Code. 968 

 969 

This paragraph may not be construed to relieve an applicant from 970 

completing or installing any infrastructure or improvements as a 971 

condition of issuance of a certificate of occupancy. 972 

 (c)  The applicant holds a valid performance bond for up to 973 

130 percent of the necessary improvements, as defined in s. 974 

177.031(9), that have not been completed upon submission of the 975 
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application under this section. For purposes of a master planned 976 

community as defined in s. 163.3202(5)(b), a valid performance 977 

bond is required on a phase-by-phase basis. For purposes of this 978 

section, a local government may waive the bond requirement in 979 

this paragraph through its program or on a case-by-case basis 980 

upon request of the applicant. 981 

 (8)  For purposes of this section, an applicant has a 982 

vested right in a preliminary plat that has been approved by a 983 

governing body for the earlier of at least 5 years or if all of 984 

the following conditions are met: 985 

 (a)  The applicant relies in good faith on the approved 986 

preliminary plat or any amendments thereto. 987 

 (b)  The applicant incurs obligations and expenses, 988 

commences construction of the residential subdivision or planned 989 

community, and is continuing in good faith with the development 990 

of the property. 991 

 Section 6.  This act shall take effect July 1, 2026. 992 
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