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SUBJECT: QUASI-JUDICIAL – Application #3339 – Request to amend Special 
Exception for 14 Townhomes to allow 16 Single Family Detached Lots in the R/C 
(Residential/limited commercial) District at 6645 North Oceanshore Boulevard.  Parcel 
#37-10-31-1550-00000-0220; 3.87+/- acres. Owner:  Consolidated Capital Funding II, 
LLC/Applicant: Michael D. Chiumento, III, Esquire (Project # 2022120002).  
 
DATE OF MEETING:  March 20, 2023 
 
OVERVIEW/SUMMARY: This request is quasi-judicial in nature and requires 
disclosure of ex parte communication.  The request is for approval of an amendment 
to the Special Exception to change the approval for 14 townhomes to 16 residential lots 
in the R/C (Residential/limited commercial) zoning district: 

 

 
 

On December 1, 2022, Michael D. Chiumento, III, Esquire, submitted an application to 
amend the Special Exception for 14 townhomes in the R/C (Residential/limited 
commercial) District.  The R/C District formerly allowed a Special Exception for multi-
family projects not to exceed 8 units per acre.  Based on available information, the special 
exception was ultimately approved for 14 townhomes to be constructed on the subject 
property.   
 
The Technical Review Committee reviewed this request as part of its January 18, 2023 
meeting; comments were addressed through the February 6, 2023 response from Michael 
D. Chiumento, III, Esquire, to the Technical Review Committee comments.  The Scenic 
A1A PRIDE Committee reviewed this request as part of their October 28, 2022 meeting.  
The Committee’s report is attached.  The Planning and Development Board reviewed this 
request at its February 14, 2023 regular meeting.  The Planning and Development Board 
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unanimously recommended approval of the request, subject to the conditions outlined 
below. 
 
Public comments (in order of appearance): 

Name Address Comments 
Courtney VandeBunte 5 Debra Ln. Insurance, dunes 
Carol Scott 38 San Carlos Dr. Dangerous road, dune erosion, oil 
Ronnie Wilson 15 San Jose Dr. MSHOA sewer extension, dune berm 
Charles Beeman 6525 Old A1A Previous approval for 5-6 houses, CCCL 
Jon Steele 6545 Old A1A Shallow water table 
Sallee Arnoff 24 Audubon Ln. Development approvals, density 
Mark Kowalski 11 Wendi Ln. Dangerous road, drinking water 
Dennis Clark 5784 N. OSB Density, sewer extension 
Marius Timis 6580 N. OSB Water, evacuation plans, sewage 
Elizabeth Kowalski 11 Wendi Ln. Asked Board to visit subject parcel 

 
Public notice has been provided for this application according to Flagler County Land 
Development Code Section 2.07.00.   
 
This agenda item is: 
__X__ quasi-judicial, requiring disclosure of ex-parte communication; or 
_____ legislative, not requiring formal disclosure of ex-parte communication. 
 
OPTIONS FOR THE BOARD:  The Board of County Commissioners may: 
Approve Application #3339, approving the project-specific dimensional requirements for 
the development of 16 detached single-family lots, approving the extension of wastewater 
service by the Matanzas Shores Owner’s Association in accordance with Section 30-
33(g) of the County Code, and concurring with the Planning and Development Board’s 
finding that all the special exception criteria as listed in the guidelines at Land 
Development Code Section 3.07.03.F have been met for the amendment to single family 
detached lots at 6645 N. Oceanshore Boulevard (Parcel #40-10-31-1550-00000-0220), 
subject to the following conditions: 
a. that the Owner satisfy any outstanding conditions related to the 2006 Planning Board 

determination; the 2008 Settlement Agreement; and the 2008 Planning Board 
determination, as applicable;  

b. that the Project connect to central sewer as provided through the Matanzas Shores 
Owner’s Association system (the executed Wastewater Treatment Service License 
Agreement is attached); 

c. that the Owner provides the County with the 15 foot wide pedestrian easement for a 
public dune walkover; 

d. that the Owner consents to a dune restoration easement in favor of the County;  
e. that the North and West perimeter buffers be augmented so as to create an opaque 

barrier of natural vegetation a minimum of six (6) feet in height within five (5) years of 
the commencement of development of the parcel;  
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f. that the Project is designed with a cul-de-sac with a minimum fifty (50) foot turning 
radius and the secondary means of ingress and egress is stabilized with an all weather 
surface sufficient to accommodate emergency service vehicles; and 

g. that the Owner present the Site Plan to the A1A Scenic PRIDE Committee for their 
review and comment prior to Site Plan approval by the County.  

 
Deny Application #3339, denying the project-specific dimensional requirements for the 
development of 16 detached single-family lots, denying the extension of wastewater 
service by the Matanzas Shores Owner’s Association in accordance with Section 30-
33(g) of the County Code, and/or not concurring with the Planning and Development 
Board’s finding that all the special exception criteria as listed in the guidelines at Land 
Development Code Section 3.07.03.F have not been met for the amendment to single 
family detached lots at 6645 N. Oceanshore Boulevard (Parcel #40-10-31-1550-00000-
0220) for the amendment to single family detached lots at 6645 N. Ocean Shore 
Boulevard (Parcel #40-10-31-1550-00000-0220). 
 
Continue Application #3339, on the basis that additional information is needed from staff 
or the applicant.  Based on the presentation and the public hearing, the Board does not 
have sufficient information to be able to render a decision on the amendment to the 
special exception request.  Continuing the special exception request to a time and date 
certain will provide an opportunity for staff or the applicant to provide additional 
information. 
 
ATTACHMENTS: 
1. Technical Staff Report 
2. Engineering Concept Plan sheet 
3. Application and supporting documents 
4. Wastewater Treatment Service License Agreement 
5. TRC comments 
6. Applicant’s response to TRC comments  
7. Scenic A1A PRIDE Committee review letter 
8. Draft Planning and Development Board February 14, 2023 meeting minutes (in part) 
9. Public notice 
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Application/Project #:  3339/2022120002 

Address:  6645 North Oceanshore Boulevard 

Owner:  Consolidated Capital Funding II, LLC 

Applicant:  Michael D. Chiumento, III, Esquire 

Parcel #:  40-10-31-1550-00000-0220 

Parcel Size:  3.87+/- acres 

Legal Description: 
Lot 22 and a portion of Lot 21 of Dupont Estates, Map Book 3, Page 17, Public Records 
of Flagler County, Florida and fully described in Official Records Book 1354, Page 1881, 
Public Records of Flagler County, Florida.  (Parcel Number: 40-10-31-1550-00000-0220). 

Existing Zoning and Land Use Classification: 
Zoning:  R/C (Residential/limited commercial) District 
Land Use:  Mixed Use: Low Intensity/Low-Medium Density 

Future Land Use Map Classification/Zoning of Surrounding Land: 
North: Mixed Use: Low Intensity/Low-Medium Density/R/C (Residential/limited 

commercial) District 
East:   Atlantic Ocean 
South: Mixed Use: Low Intensity/Low-Medium Density/R/C (Residential/limited 

commercial) District 
West: North Oceanshore Boulevard (a/k/a State Road A1A); Mixed Use: Low 

Intensity/Low-Medium Density/R/C (Residential/limited commercial) District 

Land Development Code Sections Affected:  Land Development Code (LDC) Sections 
3.03.13, R/C (Residential/limited commercial) District and 3.07.03.F, Procedure for 
variances and special exceptions, Section 3.03.13.D., Permitted Special Exceptions in 
the R/C (Residential/limited commercial) District, and Section 3.07.03(F), Special 
Exception Guidelines.  

Summary of Request:  Consolidated Capital Funding II, LLC, successfully achieved an 
approved special exception (following a settlement agreement) for 14 three story 
townhomes and now wants to amend that approval for 16 detached single-family 

Attachment 1
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residential lots.  According to Property Appraiser records, the subject parcel is 
undeveloped.   
 
The subject property is located northeast of the intersection with North Oceanshore 
Boulevard and Old A1A.  The site consists of a total project area of 3.87+/- acres.  Access 
to the property is from North Oceanshore Boulevard.  The resulting authorization for the 
14 townhome units built upon a series of 19 conditions: six from the October 10, 2006 
Planning Board meeting; six from the 2008 Settlement Agreement; and seven from the 
September 9, 2008 Planning Board meeting.  While most of the conditions were submittal 
or schedule related – especially those that resulted from the 2008 Settlement Agreement 
– there were additional conditions that remain in effect.  For the most part, the submittal 
for the 16 residential lots fails to specifically address the status of these conditions as it 
relates to the present 16 lot request.  Nonetheless, staff has attempted to review the 
submittal to the Special Exception guidelines based on the submitted conceptual plan 
(see below), along with the previously prescribed 19 conditions (presented in the next 
attachment).   
 
Two points of specific public interest are being met through the proposed project: the 
Owner has agreed to provide a 15 foot wide pedestrian access easement to the County 
along the South boundary line of the parcel for a future beach walkover; and the Owner 
will consent to the County’s dune easement as part of this Project, filling an important 
void in the County’s coastal dune project. 
 
Special Exception Guideline Analysis:   
As provided in FCLDC subsection 3.07.03.F, the Planning and Development Board shall 
hear and decide upon requests for special exceptions as authorized by land 
classifications. The Board may approve, with conditions, requests which are in harmony 
with the intent and purpose of the regulations. In making its determination, the Board shall 
be guided by the following: 
 
1. Ingress to and egress from the property shall provide for automotive and 

pedestrian safety and convenience, shall not unduly interfere with traffic flow and 
control, and shall provide access in case of fire or catastrophe. 
 
Applicant Analysis:  [No narrative response received.] 
 
Staff Analysis:  The project has an internal sidewalk system for the residents which 
alco connects to the sidewalk along the East side of the North Oceanshore Boulevard 
right-of-way.  The Project also dedicates a 15 foot wide public pedestrian access 
easement from the North Oceanshore Boulevard sidewalk to the Atlantic Ocean for a 
future dune walkover which is one of the goals and objectives of the County (public 
beach access). 
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2. Offstreet parking and loading areas shall be provided as required, shall take into 

account relevant factors in subsection 1. preceding, and shall be located to minimize 
economic, noise, glare or odor effects on adjacent and nearby properties. 
 
Applicant Analysis:  [No narrative response received.] 
 
Staff Analysis:  Each resident has a garage and sufficient off-street parking for two 
additional vehicles. 
 

3. Refuse and service areas shall be located with consideration for relevant factors in 
subsections 1. and 2. preceding. 
 
Applicant Analysis:  [No narrative response received.] 
  
Staff Analysis:  Refuse is intended to by streetside adjacent to the homes.  No 
common refuse or service areas are proposed. 
 

4. The proposed use shall be compatible with the availability and location of utility 
services, whether public or private. 
 
Applicant Analysis:  [No narrative response received.] 
 
Staff Analysis:  
a. Over the past two (2) years, the Owner, the County and the Matanzas Master HOA 

worked on amending the County code to ensure and permit the MHOA to provide 
wastewater service rather than the previously allowed septic fields. This effort was 
at the expense of the Owner. 

b. As for potable water, the City of Palm Coast has a service adjacent to the site and 
will be the provider. 

c. All other utilities are available and satisfied.  
 

5. Screening and buffering shall be provided which preserves or improves compatibility 
and harmony of use and structure between the proposed use and adjacent and 
nearby properties, according to the type, dimensions and character of the proposed 
use. 
 
Applicant Analysis:  [No narrative response received.] 
 
Staff Analysis:   
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a. This property was a mobile home park and RV site for decades. This property and 
the two adjacent properties have very little vegetation and virtually no hardwood 
trees. What once existed was destroyed during previous storms. 

b. The adjacent properties have very little vegetation. The proposed use has a 
generous landscape plan on all sides buffering the right of way and adjacent 
property. Such buffer was reviewed and coordinated with the assistance of 
residents in the Hammock as indicated in the A1A Scenic PRIDE Committee’s 
letter of support. 

c. Along the North Oceanshore Boulevard right of way (West parcel line of the 
Project), the Project provides for a landscape buffer averaging more than forty (40) 
feet with a minimum of the minimum code requirement of twenty-five (25) feet.  In 
some areas the landscape buffer exceeds 100 feet. 

 
6. Signs and exterior lighting, if any, shall maintain traffic safety and minimize glare 

and economic effects on adjacent and nearby properties. 
 
Applicant Analysis:  [No narrative response received.] 
 
Staff Analysis:  All lighting shall comply with the County’s Land Development Code. 
Most importantly the lighting shall protect species inclusive of marine sea turtles. A 
lighting plan will be reviewed by the County during the Site Plan process. 
 

7. Required yards and open spaces shall be provided. 
 
Applicant Analysis:  [No narrative response received.] 
 
Staff Analysis:  The dimensional standards for the Project including open space are 
provided on the proposed plans.  It is noted that the previous allowance for multi-family 
relied on the R-3 standards in the LDC.  For a transition to detached single-family lots, 
no dimensional standards are provided other than those presently listed in the R/C 
zoning district for residential development. 
 

8. The height of structures shall be in harmony with that of adjacent and nearby uses 
and structures. 
 
Applicant Analysis:  [No narrative response received.] 
 
Staff Analysis:  The height of all structures shall not exceed that permitted by the 
County’s Land Development Code and is set at 35 feet. 
 

9. The economic effect of the proposed use on adjacent and nearby properties shall be 
positive. 
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Applicant Analysis: [No narrative response received.] 
 
Staff Analysis:   
a. The adjacent properties are vacant or set to be demolished. The residential units 

proposed in this Project are anticipated to sell (according to the Owner) for more 
than $850,000 up to $1,200,000. In addition, the Project is in harmony with the 
existing homes in the general vicinity. 

b. Given that the Owner will provide public beach access, the Owner asserts this 
public amenity with increase the value of all residences in the community. 

 
Dimensional Requirements: 
The R/C zoning district previously referenced utilizing the R-3 requirements for its 
approved Special Exception multi-family developments: 
 

Criteria 

R-3 
(R/C Multi-Family) 

LDC Sec. 
3.03.09.01.D. 

R/C 
(Single Family 

Dwellings) 
LDC Sec. 3.03.13.E. 

Project 
(as submitted) 

Min. site size One acre N/A N/A 
Max. density 8 units/acre N/A N/A 
Min. lot area 2,000 s.f.1 9,000 s.f. 2,800 s.f. 
Min. lot width 20 feet2 75 feet 40 feet 

Min. front yard 
setback 

25 feet3 
35 feet11 

25 feet12 

20 feet13 
20 feet 

Min. rear yard setback 20 feet4 20 feet 10 feet 
Min. side yard setback 
(interior) 

No minimum5 7.5 feet 5 feet 

Min. side yard setback 
(abutting street) 

25 feet6 25 feet N/A 

Min. spacing between 
buildings 

30 feet N/A N/A 

Max. building height 35 feet7, 45 feet8 35 feet 35 feet 
Project perimeter 
setback 

50 feet9 N/A N/A 

Max. lot coverage  35% 60% 
Min. pervious area 30% 30% 40%14 

Min. living area 650 s.f. 1,000 s.f. 800 s.f.15 

Min. land area for 
recreational uses 

5%10 N/A N/A 
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Notes: 1. In the R-3 zoning district, the minimum lot area is per dwelling unit. 

2. In the R-3 zoning district, the minimum lot width is per dwelling unit. 

3. In the R-3 zoning district, the minimum front yard setback is per dwelling unit on separately 

platted lots within the same project. 

4. In the R-3 zoning district, the minimum rear yard setback is per dwelling unit on separately 

platted lots within the same project. 

5. In the R-3 zoning district, the minimum interior side yard setback is per dwelling unit on 

separately platted lots within the same project.  No minimum side yard setback is listed. 

6. In the R-3 zoning district, the minimum side yard setback (abutting street) is per dwelling 

unit on separately platted lots within the same project. 

7. In the R-3 zoning district, the maximum building height is 35 feet if located within 100 feet 

of the project perimeter. 

8. In the R-3 zoning district, the maximum building height is 45 feet if located more than 100 

feet from the project perimeter. 

9. In the R-3 zoning district, no structures shall be located within 50 feet of the project’s 

perimeter (except parking areas) and 25 feet of this area shall be used for a vegetative 

buffer. 

10. In the R-3 zoning district, a minimum of 5 percent of the total developed area is to be used 

for recreational uses. 

11. In the R/C zoning district, for single-family dwellings, the minimum front yard setback for 

principal structures is 35 feet where the property depth exceeds 100 feet.  
12. In the R/C zoning district, for single-family dwellings, the minimum front yard setback for 

principal structures is 25 feet where the property depth is 100 feet or less. 

13. In the R/C zoning district, for single-family dwellings, the minimum front yard setback for 

principal structures is 20 feet for ocean front lots. 

14. For the project, the minimum pervious are is listed as 40%, while the “maximum site 

impervious surface ratio” is listed as 31%, listed as 0.75 acres of lot impervious area and 

0.47 acres of roadway impervious area. 

15. For the project, the “minimum floor area” is listed as 800 s.f.  

  
As provided, the project is larger that the minimum lot area and width as compared to the 
R-3 requirements, but smaller than the requirements in the R/C district for single-family 
development.   
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Future Land Use Map 
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Zoning Map 
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Flood Zone 
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 Soils 
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Wetlands 
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CONDITIONS STATUS STAFF COMMENT 
Site Development Plan approval meeting all 
development criteria of the Flagler County Land 
Development Code, including but not limited to, 
Scenic A1A Corridor Overlay requirements,  
Marine Sea Turtles, etc. (from 10/10/2006 
Planning Board meeting) 

Conceptual Site Plan has been submitted as part of 
this request 

N/A 

Present the Site Development Plan to the Scenic 
A1A Scenic PRIDE Committee (from 10/10/2006 
Planning Board meeting) 

The Conceptual Site Plan has been reviewed by the 
Scenic A1A PRIDE Committee 

N/A 

Return to the Planning Board with the site plan 
and letter from A1A Scenic PRIDE Committee (from 
10/10/2006 Planning Board meeting) 

The February 14, 2023 Planning and Development 
Board meeting satisfies this condition as it relates 
to this iteration of the Project 

N/A 

Receipt of all permits from other regulatory 
agencies having jurisdiction (from 10/10/2006 
Planning Board meeting) 

Unclear if this condition has been satisfied Other agency permits should be submitted 

Recordation of the Dedication of Restricted 
Covenant regarding Development Entitlements 
dated July 12, 2006, signed by Colonial Land 
Company of Flagler County, Inc. and Consolidated 
Capital Funding II, LLC in the Public Records of 
Flagler County, Florida (from 10/10/2006 Planning 
Board meeting) 

This should have been completed Staff to verify 

Wastewater removal be permitted by DEP (from 
10/10/2006 Planning Board meeting) 

Connection to Matanzas Shores Master HOA 
system satisfies this condition 

Permits will be issued as necessary for the actual 
extension work 

The County shall permit the Owner to amend the 
Applications to provide for an alternative 
conceptual site plan (the “Amended 
Application”)(from the 2008 Settlement 
Agreement)  

This is assumed to have occurred previously N/A 

Within ten (10) days of he BOCC’s approval and 
execution of this Agreement the Owner shall file 
with the Court a Dismissal of the Petition (from the 
2008 Settlement Agreement) 

This is assumed to have occurred previously N/A 
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CONDITIONS STATUS STAFF COMMENT 
Within thirty (30) days of filing the dismissal of the 
Petition the Owner shall submit to the County its 
Amended Application (from the 2008 Settlement 
Agreement) 

This is assumed to have occurred previously N/A 

Within sixty (60) days from the Owner filing the 
Amended application the County Planning Board 
shall hear the amended application (from the 2008 
Settlement Agreement) 

This is assumed to have occurred previously N/A 

The Owner shall submit the Amended Application 
to the Scenic A1A Pride for further review and 
comment (from the 2008 Settlement Agreement) 

This is assumed to have occurred previously N/A 

The Planning Board shall hold a public hearing 
consistent with the County’s Comprehensive Plan 
and LDC to review the Amended Application and 
render its decision consistent with the LDC (from 
the 2008 Settlement Agreement) 

This occurred; the Planning Board reviewed the 
request and added additional conditions (see 
below) 

N/A 

All project signage will comply with the 
dimensional and location requirements of Sec. 
7.03.06, LDC, with sign color regulated in the A1A 
Scenic Corridor by Sec. 7.02.04.6., LDC (from 
9/9/2008 Planning Board meeting) 

Will be required, Site Plan will demonstrate 
compliance 

N/A 

All project lighting will comply with Sec. 6.05.05 of 
the LDC (from 9/9/2008 Planning Board meeting) 

Site Plan will depict lighting and each lot’s 
development will include a statement of 
compliance along with installation of lighting that 
meets these requirements 

N/A 

The western and northern landscape buffers 
shielding the parking from public view will be 
composed of landscaping providing a minimum of 
eighty percent (80%) opacity after maturity, and 
that native plants will be used (from 9/9/2008 
Planning Board meeting) 

This is not being met by the current Conceptual 
Site Plan; the current Plan does not satisfy this 
requirement 

Amend the Plan to demonstrate compliance with 
this condition 

The Scenic A1A PRIDE Committee will be provided 
an opportunity to review the final site plans, 
landscape plans, and signage plan and provide 
comments to the County (from 9/9/2008 Planning 
Board meeting) 

The Conceptual Site Plan has been reviewed by 
Scenic A1A PRIDE Committee; this condition 
contemplates additional reviews yet to come 

Complete as needed 
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CONDITIONS STATUS STAFF COMMENT 
Upon connection of the project to central sanitary 
sewer, that the drainfield area will remain as 
recreational open space (from 9/9/2008 Planning 
Board meeting) 

The current Conceptual Site Plan does not switch 
this area to recreational open space 

Amend the Plan to demonstrate compliance with 
this condition 

Should funds become available, that the power 
lines along A1A in front of the development be 
moved underground (from 9/9/2008 Planning 
Board meeting) 

No funds (other than Owner/Developer funds) 
have been identified for this work; A1A Scenic 
Overlay requirements call for underground utilities 

Encourage transitioning powerline in this area to 
be placed underground due to proximity to 
Atlantic Ocean  

The turning radius for fire and garbage trucks 
meets the necessary criteria for turning (from 
9/9/2008 Planning Board meeting) 

Undetermined To be determined through successive review steps 
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FLAGLER COUNTY 

TECHNICAL REVIEW COMMITTEE COMMENTS 

MEETING DATE: 1 / 18 / 2023 

REQUEST FOR AN AMENDMENT TO APPROVED SPECIAL EXCEPTION IN THE R/C 
(RESIDENTIAL/LIMITED COMMERCIAL) DISTRICT 

APPLICANT:  MICHAEL D. CHIUMENTO, III, ESQUIRE 
OWNER: CONSOLIDATED CAPITAL FUNDING II, LLC 

Distribution date: January 13, 2023 

Project #: 2022120002 

Application #: 3339 

Attached are departmental comments regarding your submittal to Flagler County for the above 
referenced project. Any questions regarding any of the comments should be addressed 
to the department providing the comment. 

Flagler County Building Department 386-313-4002

Flagler County Planning Department 386-313-4009

Flagler County Development Engineering 386-313-4082

Flagler County General Services (Utilities) 386-313-4184

County Attorney 386-313-4005

Flagler County Fire Services 386-313-4258

E-911 GIS Specialist 386-313-4274

Environmental Health Department 386-437-7358

Flagler County School Board 386-586-2386
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REVIEWING DEPARTMENT: BUILDING DEPARTMENT 
1. No comments at this time 
 
REVIEWING DEPARTMENT: COUNTY ATTORNEY 
1. The owner has not satisfied all of the conditions listed in the 2016 vesting 

determination letter, inclusive of the Settlement Agreement.  The applicant should 
address these specific conditions within a narrative response (to be presented to the 
Board as part of this request) reflecting why one condition was adhered to while 
another was omitted. 

 
REVIEWING DEPARTMENT: DEVELOPMENT ENGINEERING 
1. FDOT ROW, driveway connection permit is required from the FDOT. 

 
2. FDOT ROW, utility connection permit is required from the FDOT. 

 
3. FDOT ROW, drainage connection permit is required from the FDOT. 

 
4. The zoning on the property is R/C.  Per LCD 3.03.13 E, the dimensional requirements 

for single family dwellings, must be met. 
 

5. Show lot sq. footage on the site plan. 
 

6. It appears that the setbacks do not meet the requirements for the R/C zoning district. 
 

7. Why does the driveway have the curve at the ROW and not make the straight 
approach to the ROW? 
 

8. Provide a will serve letter from the utility provider. 
 

9. Show the proposed utility connections. 
 

10. Address the provision of sidewalks. 
 

11. Provide the location of site signage. 
 

12. Provide the site lighting and the striping and signage. 
 

13. Are there an amenities proposed? 
 

REVIEWING DEPARTMENT: E-911 STAFF 
1. No comments at this time. 
 
REVIEWING DEPARTMENT: ENVIRONMENTAL HEALTH DEPT 
1. No comments or objections providing wastewater service is not provided by onsite septic 

system. 
 
REVIEWING DEPARTMENT: FIRE INSPECTOR 
1. What is the building height and the side yard setbacks? 
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REVIEWING DEPARTMENT: PLANNING DEPARTMENT 
1. The switch from 14 townhome units to 16 single family detached lots is problematic in that 

there are no dimensional requirements that the County can apply to the applicant’s plan.  In the 
least, a data table should be added to the plan sheet (“Concept Plan-1”) to identify dimensional 
requirements inclusive of minimum setbacks and maximum lot coverage so that Growth 
Management staff has the ability to review future permitting for compliance with this approval. 
 

2. The applicant should review the Special Exception guidelines at LDC Sec. 3.07.03.F to ensure 
that the submittal satisfies the guidelines. The applicant should provide a narrative response to 
each of the nine guidelines to accompany (and make reference to) the plan sheet to show how 
the guidelines are being met.  This should also refer to any considerations included following 
the A1A Scenic PRIDE Committee’s review of the project, and the applicant’s efforts to comply 
with the A1A Scenic Corridor Overlay District requirements. 
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Scenic A1A PRIDE
Promoting Rational Integration of Development & 

Environment 

October 31, 2022 

Adam Mengel 
Flagler County Growth Management 
1769 E. Moody Blvd, Bldg 2 
Bunnell, FL  32110 

Solitude Project – 6645 N Ocean Shore Blvd 

Dear Mr. Mengel, 

The Scenic A1A PRIDE reviewed the Solitude project on 10/28/2022. The attached 
conceptual plan shows 16 single family dwellings on 3.87 acres. The homes are specified to be 
three stories and no more than 35 feet in height with 5-foot side setbacks. There is an open 
question whether the special exception allows smaller than the minimum size lots in the R/C 
district. 

A public beach access on the south side of the property will be maintained by the 
homeowners association. Conditions for wastewater service from Matanzas Shores OA require 
renewing the dunes. We understand that a left turn lane may be required due to the entrance 
location just south of the merging of four lanes down to two. 

Recommendations from Scenic A1A PRIDE include the following. 
 Short-term rentals will be prohibited in the HOA covenants.
 A 40-foot landscape buffer along A1A with primarily native plants is required with

eighty percent opacity after maturity.
 A1A PRIDE would like to review the final site plans, landscape plans, and signage plan

before submission to the Planning Board.
 The stormwater pond area will include some picnic tables and/or recreational facilities.
 Power lines along A1A in front of the development be buried if economically feasible.

Sincerely, 

Dennis Clark, Chair 
SCENIC A1A PRIDE 
5784 N. Oceanshore Blvd, Palm Coast, FL 32137 

c.c. Michael Chiumento III (michael3@legalteamforlife.com)
Scenic A1A PRIDE Board 
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Flagler County, FL Property Appraisers Office

Application #3339
Modification of Special Exception

Developed by

Date created: 1/18/2023
Last Data Uploaded: 1/18/2023 8:15:07 AM

422 ft

Overview

Legend

Parcels

Roads

Streams and Rivers



Parcelld OwnerName 

08-10-31-0000-01020-0010 TIMIS MARIUS 

17-10-31-0000-01010-0000 TIITF/DIV REC & PARKS 

37-10-31-1550-00000-0220 CONSOLIDATED CAPITAL 

38-10-31-1200-00010-0230 PATELLA GERARD 

08-10-31-0000-01020-0000 HANSFORD HAL SMITH 

37-10-31-3780-00000-0010 SMITH TRICIA S 

37-10-31-3780-00000-00GO KB HOME JACKSONVILLE, LLC 

37-10-31-3725-00000-00BO MATANZAS SHORES OWNERS ASSN 

37-10-31-1600-00090-0000 6656 OCEANSHORE BLVD LLC 

37-10-31-1550-00000-0210 6656 OCEANSHORE BLVD LLC 

37-10-31-1550-00000-0175 6656 OCEANSHORE BLVD LLC 

Application #3339 

Modification of Approved Special Exception 

OwnerAddressl 

% DEP, DIVISION OF STATE LANDS 

OwnerAddress2 

237 N HIDDEN TREE DRIVE 

3900 COMMONWEALTH BLVD MAIL STATION 108 

PO BOX 1509 

6653 N OCEANSHORE BLVD 

22 OCEAN DRIVE 

& GARY WILLIAM BLAYLOCK JTWROS 3 LAS CASITAS BOULEVARD 

10475 FORTUNE PKWY, STE 100 

110 E. COLLECTORS ROAD 

6565 OLD AlA 

6565 OLD AlA 

6565 OLD AlA 

OwnerAddress3 OwnerCitySt2ip 

ST AUGUSTINE, FL 32086 

TALLAHASSEE, FL32399 

SANFORD, FL 32772 

PALM COAST, FL 32137 

ST AUGUSTINE, FL 32080 

PALM COAST, FL 32137 

JACKSONVILLE, FL 32256 

PALM COAST, FL 32137 

PALM COAST, FL 32137 

PALM COAST, FL 32137 

PALM COAST, FL 32137 

ch owner on 1/31/2023 for the Planning Dev Bd meeting on 2/14/2023 at 6:00 pm and BCC hearing on 3/20/2023 at 5:30 p.m. 

Gina Lemon, Development Review Planner Ill 








