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Wednesday, October 17, 2018     5:30 PM COMMUNITY WING OF CITY HALL

RULES OF CONDUCT:

>Public comment will be allowed consistent with Senate Bill 50, codified at the laws of Florida, 2013 – 227, creating Section 286.0114,
Fla. Stat. (with an effective date of October 1, 2013). The public will be given a reasonable opportunity to be heard on a proposition
before the City’s Planning & Land Development Regulation Board, subject to the exceptions provided in
§286.0114(3), Fla. Stat.

>Public comment on issues on the agenda or public participation shall be limited to 3 minutes.

> All public comments shall be directed through the podium. All parties shall be respectful of other persons’ ideas and opinions.
Clapping, cheering, jeering, booing, catcalls, and other forms of disruptive behavior from the audience are not permitted.

>If any person decides to appeal a decision made by the Planning and Land Development Regulation Board with respect to any matter
considered at such meeting or hearing, he/she may want a record of the proceedings, including all testimony and evidence upon which
the appeal is to be based. To that end, such person will want to ensure that a verbatim record of the proceedings is made.

>If you wish to obtain more information regarding Planning and Land Development Regulation’s Agenda, please contact the
Community Development Department at 386-986-3736.

>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 386-986-3713 at least 48 hours prior to the meeting.

>The City of Palm Coast is not responsible for any mechanical failure of recording equipment

>All pagers and cell phones are to remain OFF while the Planning and Land Development Regulation Board is in session.

A Call to Order and Pledge of Allegiance

B Roll Call and Determination of a Quorum

C Approval of Meeting Minutes

1 MINUTES FOR OCTOBER 3, 2018 PLANNING AND LAND DEVELOPMENT REGULATIONS 
BOARD MEETING
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D Public Hearings

2 STORQUEST SPECIAL EXCEPTION FOR MINI-WAREHOUSES, OFFICE STORAGE AND SELF-
STORAGE IN THE COM-2 ZONING DISTRICT AT 3895 OLD KINGS ROAD NORTH, 
APPLCATION NO. 3782

3 A SPECIAL EXCEPTION TO PERMIT A SANDWICH SHOP IN LIGHT AND WAREHOUSE 
INDUSTRIAL (IND- 1) ZONING AT 4490 US HIGHWAY 1 SUITE 101.

4 A SPECIAL EXCEPTION REQUEST FOR AUTOMOTIVE PARTS IN GENERAL COMMERCIAL 
(COM-2) ZONING AT 4835 PALM COAST PARKWAY NW.

5 REQUEST FOR TIER 2  TECHNICAL SITE PLAN APPROVAL FOR THE PALMS AT 
TOWNCENTER MULTIFAMILY PROJECT, APPLICATION 3726.

6 SUNSHINE LAW PRESENTATION

E Board Discussion and Staff Issues

F Adjournment
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City of Palm Coast, Florida
Agenda Item

Agenda Date: October 17, 2018

Department PLANNING Amount
Item Key 4521 Account 

#

Subject MINUTES FOR OCTOBER 3, 2018 PLANNING AND LAND DEVELOPMENT 
REGULATIONS BOARD MEETING

Background :

Recommended Action :
Approve as presented
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Minutes 

PLANNING AND LAND 
DEVELOPMENT 

REGULATIONS BOARD 
MEETING 

 
Chair James A. Jones 
Vice Chair Glenn Davis 
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Board Member Pete Lehnertz 
Board Member Jake Scully 

Board Member Clinton Smith 
School Board Rep David Freeman 

City Hall 
160 Lake Avenue 

Palm Coast, FL 32164 
www.palmcoastgov.com 

          

Wednesday, October 3, 2018                                                                                                                    5:30 PM  COMMUNITY WING OF CITY HALL 
 
RULES OF CONDUCT: 
 
>Public comment will be allowed consistent with Senate Bill 50, codified at the laws of Florida, 2013 – 227, creating Section 286.0114, 
Fla. Stat. (with an effective date of October 1, 2013). The public will be given a reasonable opportunity to be heard on a proposition 
before the City’s Planning & Land Development Regulation Board, subject to the exceptions provided in 
§286.0114(3), Fla. Stat. 
 
>Public comment on issues on the agenda or public participation shall be limited to 3 minutes. 
 
> All public comments shall be directed through the podium. All parties shall be respectful of other persons’ ideas and opinions. 
Clapping, cheering, jeering, booing, catcalls, and other forms of disruptive behavior from the audience are not permitted. 
 
>If any person decides to appeal a decision made by the Planning and Land Development Regulation Board with respect to any matter 
considered at such meeting or hearing, he/she may want a record of the proceedings, including all testimony and evidence upon which 
the appeal is to be based. To that end, such person will want to ensure that a verbatim record of the proceedings is made. 
 
>If you wish to obtain more information regarding Planning and Land Development Regulation’s Agenda, please contact the 
Community Development Department at 386-986-3736. 
 
>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 386-986-3713 at least 48 hours prior to the meeting. 
 
>The City of Palm Coast is not responsible for any mechanical failure of recording equipment 
 
>All pagers and cell phones are to remain OFF while the Planning and Land Development Regulation Board is in session. 
 
 
 
A Call to Order and Pledge of Allegiance 

 
Chair Jones called the October 3, 2018 meeting of the Planning and Land 
Development Regulation Board (PLDRB) to order @ 5:30PM.  

 
B Roll Call and Determination of a Quorum 

 
Present and responding to roll call: 
Mr. Smith 
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Mr. Dolney 
Mr. Jones 
Mr. Scully 
Mr. Davis 
Mr. Freeman 
 
Absent: 
Mr. Lehnertz 
Mrs. Lucas  

 
C Approval of Meeting Minutes 

 
1 MEETING MINUTES OF THE SEPTEMBER 18, 2018 PLANNING AND LAND 

DEVELOPMENT REGULATION BOARD MEETING  
 

 
Pass 
Motion made to approve as presented  made by Board Member Smith and 
seconded by Board Member Dolney 

 
Approved - 5 - Vice Chair Glenn Davis, Board Member Christopher Dolney, 
Chair James Jones, Board Member Jake Scully, Board Member Clinton Smith 

 
D Public Hearings 

 
2 AN AMENDMENT TO THE PALM COAST PARK DEVELOPMENT OF REGIONAL 

IMPACT DEVELOPMENT ORDER TO ENTITLE AN ADDITIONAL 1,000 DWELLING 
UNITS, TO ADD CONDITIONS TO ADDRESS THE ADDITIONAL DWELLING UNITS 
AND PERMIT MIXED USES ON TRACTS A&13A  
 

 
Mr. Ray Tyner, Planning Manager, introduced item # 2 and #3 as they will be 
presented together but voted on separately, he also provided background to the 
PLDRB members and the audience what the Development of Regional Impact 
and Master Planned Developmentand review process from various outside 
agencies along with future reviews as the project moves ahead.  He also 
introduced Mr. Jose Papa and Mr. Bill Hoover Senior Planners who gave a 
presentation which is attached to these minutes. 
 
Planning Board Member Mrs. Lucas arrived @ 5:34PM. 
 
Mr. Michael Chiumento, representing the applicant, introduced himself and was 
available to answer questions and clarified that these applications are not just an 
addition of 1000 residential units it is a conversion of retail from approximately 
1.5 million square feet to 1.3 million square feet and the adding of the 
equivilancy of 1000 units.  He further clarified that is a swap not simply an 
addition of units.  
 
Mr. Freeman addressed the school board concurrency issue (as outlined in his 
letter which is attached to these minutes) in regard to availability of space in the 
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schools.  Mr. Chiumento did address this issue referencing the existing Interlocal 
Agreement (ILA) which addresses school concurrency, highlighting that this 
issue is more appropriately addressed during the final site plan or final plat 
review and that State Statute and the ILA does address other solutions that may 
be more appropriate. In addition there is not a school capacity issue throughout 
the district just at the elementary school level which would serve this location.   
 
Discussion ensued among the PLDRB members and staff about the appropriate 
timing for concurrency testing.  
 
Mrs. Lucas asked Mr. Freeman about how far out is the school concurrency plan 
and a discussion ensued. Mr. Freeman clarified that they (Flagler School District) 
abides by the ILA and clarified that the Flagler School District looks at 
concurrency when the applicant submits the final plat (or site plan).  
 
Mr. Dolney asked Mr. Freeman about school preference choices among parents 
and if the school board is looking at changing school modeling.  Mr. Freeman 
said that their is school choice at this time.  Mr. Freeman indicated that the 
Flagler School District is using the  K8 model and in light of the recent school 
security issues is not looking at other models at this time..    
 
Chair Jones clarified that busing is not provided outside the local school with 
regard to parent's choice. 
 
Mr. Smith discussed with staff and Mr. Chiumento regarding the rezoning to 
commercial 2 zoning for tract 22 and that only a gas station with a convenience 
store and a restaurant are being approved within this parcel.  
 
Vice Chair Davis questioned whether the concurrency with the school district 
issue is in writting. Chair Jones said the  answer is the Development Order.   
Also he questioned the traffic issues given that US 1 is a state road.  Mr. Papa 
clarified that this wouldn't be the time, the traffic and school situation would be 
addressed in the site plan and plat process.  Mr. Papa also clarifief that Florida 
Department of Transportation would be involved in the traffic report when 
produced. 
 
Chair Jones asked for clarification on the location of the high density multifamily 
housing being located in tract A and 13A.  Mr. Papa indicated that is the only 
change being requested at this time. 
 
Chair Jones opened the meeting to public comment @ 6:11PM 
 
Mr. Alan Peterson, 125 Westrobin Ln., addressed the PLDRB members and is 
not favor of this application and felt it is detrimental to the Public Interest. He is 
concerned about the increase to residential units by reducing large scale retail, 
significantly declining retail in that area. Thus forcing traffic to the Palm Coast 
Pkwy. as this would be the only alternative to the reduced retail in the area.  
 
Ms. Lorie Savoca, 69 Buttermill Dr., asked for clarification to Tract 22 being that 
this parcel is limited to a gas station with a convenience store and a restaurant 
with the requested rezoning to Commercial 2. 
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Chair Jones closed the meeting to public comment @ 6:17PM. 
 
 
Mr. Smith and Vice Chair Davis quesitoned the neutrality of the impact to traffic 
counts with this change and  Mr. Papa clarified the reduction equivilance is 
based on a traffic study developed speciffically for Palm Coast Park DRI. Mr. 
Smith also clarified that there is still over 1.2 million square feet of retail space 
available after this change.  

 
Pass 
Motion made to approve as presented with staff's recommendations made 
by Board Member Dolney and seconded by Board Member Scully 

 
Approved - 6 - Vice Chair Glenn Davis, Board Member Christopher Dolney, 
Chair James Jones, Board Member Jake Scully, Board Member Clinton Smith, 
Board Member Sybil Dodson-Lucas 

 
3 ORDINANCE NO. 2018-XX APPROVING THE SECOND AMENDMENT TO THE 

PALM COAST PARK MASTER PLANNED DEVELOPMENT (MPD) DEVELOPMENT 
AGREEMENT  
 

 
This item was addressed under agenda item #2.  

 
Pass 
Motion made to approve as presented with staff's recommendations made 
by Board Member Dolney and seconded by Board Member Dodson-Lucas 

 
Approved - 6 - Vice Chair Glenn Davis, Board Member Christopher Dolney, 
Chair James Jones, Board Member Jake Scully, Board Member Clinton Smith, 
Board Member Sybil Dodson-Lucas 

 
E Board Discussion and Staff Issues 

 
Chair Jones clarified that there is an October 17, 2018 PLDRB business 
meeting.  

 
F Adjournment 

 
Motion made that the meeting be adjourned by Mr.Dolney and the motion was 
seconded by Mr. Smith. 
 
The meeting was adjourned at 6:24PM. 
 
Respectfully Submitted by: 
Irene Schaefer, Recording Secretary  

 
4 ATTACHMENTS  
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City of Palm Coast, Florida
Agenda Item

Agenda Date: October 17, 2018

Department PLANNING Amount
Item Key 4526 Account 

#

Subject STORQUEST SPECIAL EXCEPTION FOR MINI-WAREHOUSES, OFFICE 
STORAGE AND SELF-STORAGE IN THE COM-2 ZONING DISTRICT AT 3895 
OLD KINGS ROAD NORTH, APPLCATION NO. 3782

Background : Request:
A request for a Special Exception in the General Commercial (COM-2) Zoning District to allow 
for Mini-warehouses, Office Storage and Self-Storage uses. The StorQuest self-storage facility 
is proposed on a vacant 5.00+/- acres site at 3895 Old Kings Road North, which is located on 
the west side of Old Kings Road North about 1,000 feet north of Matanzas Woods Parkway. 
The project’s preliminary site plan shows it to be comprised of four self-storage buildings 
totaling 57,303 square feet plus 51 exterior storage spaces for recreational vehicles and boats. 
Analysis:
This is a Special Exception for a self-storage facility in the General Commercial (COM-2) Zoning 
District. To the south and west are adjacent COM-2 properties where a medium-sized 
commercial shopping center is proposed on the east side of the I-95 Interchange with Matanzas 
Woods Parkway.  The self-storage facility will complement the retail uses at the planned 
shopping center and assist in providing services to residents and small businesses located in 
the northern portion of Palm Coast.

The preliminary site plans shows the intensity of the facility will be located internally within the 
project and very well buffered by attractive buildings, masonry walls, and landscaping. 
Essentially, all of the garage doors for the self-storage facility will open internally to the project 
and the exterior storage spaces for boats and recreational vehicles have been located at the 
rear of the facility. The closest residential home site to the nearest proposed building is about 
650 feet away and this home site will also be about 1150 feet away from the closest exterior 
boat/recreational vehicle storage space. 

Planning staff finds the proposed self-storage facility compatible with the neighboring properties 
as long as reasonable conditions can be imposed on the facility to ensure it remains a good 
neighbor. If the Special Exception is approved by the PLDRB then Planning staff will bring 
StorQuest’s Tier II - Technical Site Plan back to the PLDRB at a future meeting for final review.

Recommended Action : Planning staff recommends that the Planning and Land Development 
Regulation Board find the StorQuest Special Exception for a self-storage facility in the COM-2 
Zoning District, Application No. 3782 consistent with the Comprehensive Plan and approve it 
subject to the following conditions:

1. Outdoor vehicle storage services are limited to operable boats, automobiles, pickups,
vans, trailers, and recreational vehicles. Storage services shall not be provided for any
heavy duty trucks, semi-tractor trailers, dump trucks, full-size buses, shipping
containers, or large construction equipment.
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2. Onsite manufacture, assembly or disassembly of materials, and vehicle repair and 
maintenance are prohibited. Storage units shall not be used for workshops, offices or 
any recreational or residential use.

3. An onsite business for the sale, leasing or rental of boats, recreational vehicles, trucks, 
trailers, or construction related equipment is prohibited. 

4. All vehicles and boats being stored shall be limited to the designated boat/recreational 
storage spaces and shall not extend into or occur within driving lanes or other non-
designated storage areas.

5. A business shall not use storage units for retail display and/or sale of merchandise.

6. No individual business signage shall be visible from the exterior of any storage unit 
except for the storage business itself.

7. Approval of a Technical Site Plan, Site Development Permit, building permits, and all 
other developmental permits required by the Land Development Code.
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Application # 3782

1

COMMUNITY DEVELOPMENT DEPARTMENT

STAFF REPORT FOR STORQUEST - APPLICATION # 3782

PLDRB ON OCTOBER 17, 2018

OVERVIEW

Project # 2018100014
Applicant: The William Warren Group, Attention: Kendall Jones, Tampa, FL
Property 
Description:

A 5.00+/- acre tract, described as Nottinham Phase II, Parcel A, as recorded in 
OR Book 1920 Page 569, Public Records of Flagler County.

Property Owner:  Giovanni and Nicola Caruso
FLUM Designation:  Mixed Use
Zoning 
Designation:

General Commercial (COM-2) 

Current Use: Vacant commercial land 
Property Tax ID:   25-10-30-4626-00000-00A0
Property Location: 3895 Old Kings Road North (1,000’ north of Matanzas Woods Parkway)
Requested Action: Special Exception for Mini-warehouses, Office Storage and Self-Storage as 

allowed in the General Commercial (COM-2) Zoning District
Recommendation: Approval

ANALYSIS

REQUESTED ACTION

A request for a Special Exception in the General Commercial (COM-2) Zoning District to allow Mini-
warehouses, Office Storage and Self-Storage. The StorQuest self-storage facility is proposed on a vacant 
5.00+/- acres at 3895 Old Kings Road North, which is located on the west side of Old Kings Road North 
about 1,000 feet north of Matanzas Woods Parkway. The project’s site plan shows it to be comprised of 
four self-storage buildings totaling 57,303 square feet plus 51 exterior storage spaces for recreational 
vehicles and boats. 

BACKGROUND/SITE HISTORY

Section 3.03.02 of the City Code identifies allowable uses within nonresidential and mixed use zoning 
districts.  Table 3-4 lists Mini-warehouses, Office Storage and Self-Storage under the Warehousing 
category as only being allowed in the General Commercial (COM-2) District via approval of a Special 
Exception.  Mini-warehouses, Office Storage and Self-Storage are also permitted as a matter of right within 
the High Intensity Commercial (COM-3) District.  
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Application # 3782

2

The William Warren Group has a purchase contract for the subject property conditioned that the appropriate 
development approvals can be obtained to construct a self-storage facility including boat and recreational 
vehicle exterior storage spaces on this parcel. The site is currently vacant and primarily covered with pine 
trees.

LAND USE AND ZONING INFORMATION

USE SUMMARY TABLE:
CATEGORY: EXISTING: PROPOSED:

Future Land Use Map (FLUM) Mixed Use No change proposed

Zoning District General Commercial (COM-2) No change proposed

Use Vacant Self-storage facility

Primary Access Old Kings Road North No change proposed

SURROUNDING ZONING AND LAND USES:

  NORTH: FLUM: Mixed Use

Zoning: Commercial (COM-2)

Use: Vacant

  SOUTH: FLUM: Mixed Use

Zoning: Commercial (COM-2)

Use:                   Vacant

  EAST: FLUM:             Greenbelt 

Zoning: Public/Semi-Public

 Use: County ROW

  WEST:             FLUM:   Mixed Use

Zoning:              Commercial (COM-2) 

Use: Vacant

SITE DEVELOPMENT REQUIREMENTS

The site development standards for this Special Exception will be governed by the standards for General 
Commercial (COM-2) properties, as shown below:
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3

LDC Dimensional Criteria Zoning 
District

Provided

Min. Lot Size 20,000 SF 217,800 SF

Min. Lot Width 100 ft. 240 ft.

Min. Front (East) Setback 25 ft. 25 ft.

Min. Rear (West) Setback 10 ft. 391 ft.

Min. Front/Side (North)  
Setback

25 ft. along 
ROW /10 ft. 

for side 25 ft.

Min. Side (South) Setback 10 ft. 25 ft.

Max. Building Height 100 ft. 26 ft.

Max. Impervious Surface 
Ratio (ISR) 0.70 0.61

 

ANALYSIS BASED ON UNIFIED LAND DEVELOPMENT CODE CHAPTER 2 SECTION 2.05.05  

The Unified Land Development Code, Chapter 2, and Part II, Section 2.05.05 states: When reviewing a 
development order application, the approval authority shall determine whether sufficient factual data was 
presented in order to render a decision. The decision to issue a development order shall be based upon 
the following, including but not limited to:

A. The proposed development must not be in conflict with or contrary to the public interest;

Staff Finding: The proposed self-storage facility is not in conflict with or contrary to the public interest since 
the use is appropriately located adjacent to a planned retail area designed to serve both residents and 
travelers without any impacts dispersing out from the non-residential projects onto nearby residential 
neighborhoods. The COM-2 Zoning District is intended to provide sufficient areas for general commercial 
and office uses to meet community-wide demand for retail, services, businesses, and employment 
opportunities.

B. The proposed development must be consistent with the Comprehensive Plan and the provisions of this 
LDC;

Staff Finding: The request is consistent with the following objectives and policies of the Comprehensive 
Plan.  (Note that not all chapters of the Comprehensive Plan are applicable to this request.)

 Chapter 1 Future Land Use Element:  

-Objective 1.1.4 - Promote compact and contiguous development, a mixture of land uses, and 
discourage urban sprawl.

-Policy 1.1.4.5 – Land use patterns will be required to be efficient and not disproportionately 
increase the cost of providing and maintaining public facilities, as well as providing housing and 
transportation strategies that will foster energy conservation.

Staff Findings: The proposed self-storage facility site allows a self-storage facility for residents 
and businesses located in the northern portion of Palm Coast. The storage facility would be 
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4

provided at the northeast corner of a proposed medium-sized commercial shopping center located 
on the north side of Matanzas Woods Parkway, east of the Interchange with I-95. The proposed 
self-storage use is consistent with the range of non-residential development expected nearby the 
Matanzas Woods Parkway and I-95 Interchange.   

-Policy 1.4.2.1 The City shall provide an appropriate balance of commercial, retail, office, and 
industrial land uses on the FLUM to balance jobs and housing.

Staff Findings: The site is located in the Mixed Use FLUM designation that represents existing 
and future mixed use corridors and employment centers throughout the City.  This designation is 
intended to provide general retail, business/professional services, offices, and appropriately 
located light industrial uses.  The Mixed Use designation also offers opportunities for residents to 
work, shop, and perform a range of daily activities within reasonably close proximity to their 
residential dwellings.

C. The proposed development must not impose a significant financial liability or hardship for the City;

Staff Findings: Should the applicant be granted a Special Exception, no significant financial liability or 
hardship will be created for the City as all services are already available with sufficient capacity at this 
location. A traffic statement was submitted with the application that shows the self-storage facility will 
generate 10 AM Peak Hour trips, 10 PM Peak Hour trips, and 120 weekday daily trips. The applicant will 
also be required to pay for all applicable impact fees.  

D. The proposed development must not create an unreasonable hazard, or nuisance, or constitute a threat 
to the general health, welfare, or safety of the City’s inhabitants;

Staff Finding:    Approving a Special Exception for a self-storage facility where the intensity of the facility 
is located internally within the project and very well buffered by attractive buildings, masonry walls, and 
landscaping will not create anything approaching an unreasonable hazard, or nuisance, or constitute a 
threat to the general health, welfare, or safety of the City’s inhabitants. Essentially, all of the garage doors 
for the self-storage facility will open internally to the project. The closest residential home site to the nearest 
proposed building is about 650 feet away and this home site will also be about 1150 feet away from the 
closest exterior boat/recreational vehicle storage space. 

E. The proposed development must comply with all other applicable local, state and federal laws, statutes, 
ordinances, regulations, or codes;

Staff Finding: A Technical Site Plan will need to be submitted by the applicant. Since the Technical Site 
Plan has over 50,000 square feet of proposed building area it will be a Tier II that will also be reviewed by 
the PLDRB. All businesses must comply with the requirements of the LDC and all other applicable local, 
state and federal laws, statutes, ordinances, regulations and codes. 

ANALYSIS BASED ON UNIFIED LAND DEVELOPMENT CODE CHAPTER 2 SECTION 2.07.03 
 

The Unified Land Development Code, Chapter 2, Part II, Sec. 2.07.03 states: “No application for a special 
exception use shall be approved unless the Planning and Land Development Regulation Board finds that 
the request meets the findings listed in Subsection 2.05.05 and the following:”

A. Is consistent with the specific requirements for that particular use as set forth in this LDC;

Staff Finding:  The proposed location will be on a site that will be developed under all applicable 
development standards of the LDC including specific standards for the General Commercial (COM-2) 
Zoning District and new specific standards in Chapter 5 for the screening of self-storage and 
boat/recreational vehicle storage facilities.  A Technical Site Plan will need to be submitted by the applicant. 
Since the Technical Site Plan has over 50,000 square feet of proposed building area it will be a Tier II that 
will also be reviewed by the PLDRB.
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B. Meets the concurrency requirements of this LDC;

Staff Finding: The site and building will need to meet all applicable concurrency provisions in the LDC as 
it goes through the permitting process.

C. Is compatible with the surrounding neighborhoods and promotes the value of surrounding land, 
structures or buildings.  

Staff Finding: As conditioned in staff’s recommendation of approval, the proposed use will be compatible 
with existing and expected futures uses of the neighboring area.

a. Compatibility shall be further reviewed in light of the following components:

Architectural design; Planning staff has done a preliminary review of the 
architectural building elevations and found them 
acceptable. They will be reviewed more thoroughly at 
the time of Technical Site Plan review.

Fencing and screening, landscaping; The City Landscape Architect has done a preliminary 
review of these standards and found them acceptable 
once some mid-story plants are added along the wall. 

Noise reduction, sign and light control; No noise, or lighting impacts are anticipated at this 
location based on the site plan layout. Signage will be 
addressed in accordance with Chapter 12 of the ULDC.

Storm drainage, sanitation collection; The applicant’s project engineer has designed a 
stormwater system that will be reviewed by the City and 
SJRWMD during the Technical Site Plan process. The 
applicant must comply with other applicable regulations 
for solid waste disposal by contracting with a private 
carrier. 

Police and fire protection; Fire standards were preliminarily reviewed for the site 
plan and found acceptable. They will also be reviewed 
during the building permit review process. No 
significant fire or police risk is anticipated by this use.

On and off-site traffic control This project will have minimal impact on the City’s 
arterial roadway system as it will only generate 10 AM 
Peak Hour, 10 PM Peak Hour, and 120 Daily Weekday 
Trips. 

Off-street parking and loading; and The interior vehicular design area being provided will 
be analyzed in detail during the Technical Site Plan 
process.

Other matters relevant to assuring that 
the proposed development site fosters 
desirable conditions and compatibility 
with the existing environment.

In Planning staff’s recommendation are conditions staff 
recommends to ensure the self-storage facility remains 
compatibility with neighboring properties.

Summary Finding: The applicant has found a location that is consistent and compatible with the 
surrounding developments as long as Planning staff’s conditions of approval are followed. The project will 
provide a needed storage service within the northeast area of Palm Coast that currently has no other nearby 
storage facilities. Presuming the Special Exception is approved by the PLDRB, Planning staff will bring the 
Tier II - Technical Site Plan back to a future meeting of the PLDRB for final review.
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PUBLIC PARTICIPATION

Unified Land Development Code Chapter 2, Part II, Section 2.07 requires that applicants notify adjacent 
property owners of the PLDRB meeting date at least 14 days in advance of the public hearing.  The required 
letter notifications to the adjacent property owners were sent via Certified Mail by October 3, 2018. Neither 
the LDC nor state law requires signs to be posted or newspaper ads to be placed. Additionally, no 
Neighborhood Meeting is required for Special Exception applications. The Planning division did not receive 
any communications from members of the public regarding this application.

RECOMMENDATION

Planning Staff recommends that the Planning and Land Development Regulation Board (PLDRB) approve 
Application No. 3782 to allow a Special Exception for Mini-warehouses, Office Storage and Self-Storage 
based on the following conditions.

1. Outdoor vehicle storage services are limited to operable boats, automobiles, pickups, vans, trailers, 
and recreational vehicles. Storage services shall not be provided for any heavy duty trucks, semi-
tractor trailers, dump trucks, full-size buses, shipping containers, or large construction equipment.

2. Onsite manufacture, assembly or disassembly of materials, and vehicle repair and maintenance 
are prohibited. Storage units shall not be used for workshops, offices or any recreational or 
residential use.

3. An onsite business for the sale, leasing or rental of boats, recreational vehicles, trucks, trailers, or 
construction related equipment is prohibited. 

4. All vehicles and boats being stored shall be limited to the designated boat/recreational storage 
spaces and shall not extend into or occur within driving lanes or other non-designated storage 
areas.

5. A business shall not use storage units for retail display and/or sale of merchandise.

6. No individual business signage shall be visible from the exterior of any storage unit except for the 
storage business itself.

7. Approval of a Technical Site Plan, Site Development Permit, building permits, and all other 
developmental permits required by the Land Development Code.
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*ALTERNATE LIMEROCK BASE COURSE:  6" CRUSHED CONCRETE
(LBR=130) MIN OF 98% MODIFIED PROCTOR MAX DENSITY PER AASHTO
T-180 (4" LIFTS)

* ALTERNATE 12" STABILIZED SUBBASE:  6" LIMEROCK (LBR=100) MIN
OF 98% MODIFIED PROCTOR MAX DENSITY PER AASHTO T-180 OR 6"
CRUSHED CONCRETE (LBR=130) MIN OF 98% MODIFIED PROCTOR MAX
DENSITY PER AASHTO T-180.

*ALTERNATE PAVEMENT TO ASPHALT IS CONCRETE PAVEMENT

LEGEND
TYPE 'F' CURB

CONCRETE
PAVEMENT

6" CONCRETE (3,000 P.S.I. @ 28 DAYS) (APPROVED FDOT MIX DESIGN)
12" COMPACTED  SUBGRADE (LBR 40) MIN OF 98% MODIFIED PROCTOR
MAX DRY DENSITY PER ASTM D1557, AASHTO T-180 (6" LIFTS)
CONTROL JOINT SPACING PER FDOT INDEX 305
SEE DETAILS, SHEET No. 14

1. PAINTED PAVEMENT MARKINGS SHALL BE APPLIED AFTER PAVEMENT SURFACE HAS CURED. SURFACE
SHALL BE FREE OF FINE SAND AND DEBRIS PRIOR TO APPLICATIONS.

2. APPLY PAINTED PAVEMENT MARKINGS AT LAST STAGE OF CONSTRUCTION AFTER LANDSCAPE
PLANTINGS ARE INSTALLED.

3. PAINT SHALL BE SHERWIN WILLIAMS LOW-VOC ACRYLIC PRO PARK PAINT, APPLY PER MANUFACTURER'S
RECOMMENDATIONS. REFER TO DRAWINGS FOR LOCATIONS OF SPECIFIC COLORS.

4. ALL REFLECTIVE PAVEMENT MARKERS ARE TO BE PLACED IN ACCORDANCE WITH FDOT STANDARD
INDEX NO. 17352.

5. ALL SIGNS SHALL BE PLACED IN ACCORDANCE WITH INDEX NO. 17301 AND THE "MANUAL ON UNIFORM
TRAFFIC CONTROL DEVICES FOR STREETS AND HIGHWAYS".

6. LOCATION OF SIGNS IS APPROXIMATE ONLY AND IS SUBJECT TO CHANGE AS DIRECTED BY THE
ENGINEER.

7. FOR ADDITIONAL DETAILS SEE INDEX NO. 11860, 17302, 17344 AND 17346.

8. ALL TRAFFIC CONTROL SIGNS SHALL BE FABRICATED USING 3M BRAND "SCOTCHLITE" SHEETING
(ENGINEER GRADE) ON MINIMUM .08 GA ALUMINUM BLANKS. ALL 36"x48" SIGNS SHALL BE .100 GA
MINIMUM AND SHALL BE INSTALLED USING 3"x12" ROUND ALUMINUM POST. ALL STOP SIGNS SHALL BE
36" OCTAGON INSTALLED ON 12.3 LBS/FT "U" CHANNEL POST RAIL STEEL ONLY OR 3"x12' ROUND
ALUMINUM POSTS. "U" CHANNEL POSTS MAY BE USED FOR SIGNS SMALLER THAN 36"x36". ALL SPEED
LIMIT SIGNS SHALL BE 24"x30".

PAVEMENT MARKING NOTES:

1. CITY OF PALM COAST BUILDING PERMITS ARE REQUIRED FOR BUILDING, DUMPSTER ENCLOSURE, LIGHT
POLES, SCREEN WALLS AND MONUMENT SIGNS. CONTRACTOR SHALL BE RESPONSIBLE FOR SUBMITTING
APPROPRIATE INFORMATION (ENGINEERING, SPECIFICATIONS, SHOP DRAWINGS, ETC.).

2. ALL DIMENSIONS AND TIES ARE TO THE EDGE OF PAVEMENT AND OUTSIDE FACE OF BUILDING.

3. ALL IMPROVEMENTS SHALL BE STAKED  FOR CONSTRUCTION BY MEANS OF DIGITAL COORDINATES BY
SURVEYOR UTILIZING GEODETIC TOTAL STATION OR GPS. SCALING OF DRAWINGS FOR PURPOSES OF
STAKING ARE AT THE SURVEYOR'S RISK.

4. THE CONTRACTOR SHALL COORDINATE WITH THE EXISTING ADJACENT BUSINESSES TO ENSURE THERE IS
NO DISRUPTION TO THEIR RESPECTIVE OPERATIONS.

5. THE CONTRACTOR AT ITS OWN DISCRETION SHALL MAINTAIN THE CONSTRUCTION SITE SECURE FROM
TRESPASS.

6. SOD ALL DISTURBED AREAS IN RIGHT-OF-WAY WITH BAHIA SOD.

7. BUILDING SPRINKLED.

GENERAL  NOTES:
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20'

5' 12'

6" WHITE (TYP)

6" BLUE STRIPE

5' UNIVERSAL SYMBOL OF
ACCESSIBILITY

HANDICAP PARKING SIGN
(TYPICAL) (SEE DETAIL,
SHEET No. 13)

6" WHITE STRIPE

(3) 6" WHITE DIAGONAL
STRIPS   (60°) EQUALLY
SPACED PER AISLE

HANDICAP PARKING STRIPING
SCALE: 1" = 10'

(UNIVERSAL SPACES PER
FLORIDA ADA)

SIDEWALK FLUSH
WITH PAVEMENT

5' SIDEWALK

33
'

33
'

30'

30
' E
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9'

18
'

R3'

6' TALL  FENCE WITH 20' SLIDING
SECURITY ACCESS GATE WITH
KNOX PADLOCK OR SOS SYSTEM
(CONTRACTOR TO CONFIRM EXACT
LENGTH)
24" STOP BAR
(THERMOPLASTIC)

24" STOP BAR WITH 4'
PAVEMENT MESSAGE "STOP"
(THERMOPLASTIC)

DUMPSTER
ENCLOSURE (12'x12')

6" SOLID WHITE LINE
(TYPICAL)

6" SOLID WHITE LINE
(TYPICAL)

WHITE DIRECTIONAL
ARROW (TYPICAL)

PARCEL ID#: 26-10-30-0000-01020-0060
OWNER: CITY OF PALM COAST
160 LAKE AVENUE
PALM COAST, FL 32164
ZONING: COM-2 (VACANT COMMERCIAL)

PARCEL ID#: 26-10-30-0000-01020-0050
OWNER: ROBERT W CONSER JR & ANNA M GALLO
250 PALM COAST PKWY NE, STE 607
PALM COAST, FL 32137
ZONING: COM-2 (VACANT COMMERCIAL)
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22,000 SF STORMWATER POND
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'

10' LANDSCAPE
BUFFER

10' LANDSCAPE
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'
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'

10' LANDSCAPE
BUFFER

10'

6' TALL SCREEN WALL
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 NEWKIRK ENGINEERING, INC. 
 CIVIL ENGINEERING - TRANSPORTATION - CEI - LANDSCAPE ARCHITECTURE 

 1230 N US HWY 1, SUITE 3, ORMOND BEACH, FLORIDA 32174       386-872-7794 
 
 October 3, 2018 
 
Re: Notice of Upcoming Planning and Land Development Regulation Board Hearing on 

Property Located at 3895 Old Kings Road North, Palm Coast, Florida 32137 
 Parcel ID:  25-10-30-4626-00000-00A0 
 
Dear Neighboring Property Owner: 
 
This letter is to advise you of a proposed public hearing for a Special Exception that if approved 
by the Palm Coast Planning and Land Regulation Board would allow a proposed StorQuest 
Express self-storage facility to be developed on vacant land located at 3895 Old Kings Road North, 
Palm Coast (Parcel ID: 25-10-30-4626-00000-00A0).  Attached is a site plan drawing, 
architectural building elevations and site aerial photo of the proposed StorQuest Express so that 
you can more easily see what is planned for construction.  

The proposed Special Exception is located on land zoned “COM-2” General Commercial and the 
Self-Storage is only allowed in the “COM-2” General Commercial with review and approval of a 
Special Exception by the Planning and Land Development Regulation Board. 

The Planning and Land Development Regulation Board will hold the public hearing on the 
proposed Special Exception on October 17, 2017 at 5:30 p.m., or as soon thereafter as possible, in 
the Council Chambers in the Community Wing of City Hall located at 160 Lake Avenue, Palm 
Coast, Florida. 
 
If you have any questions or comments you may call our office at (386) 872-7794 or send me an 
email at harry@newkirk-engineering.com requesting such information. Additionally, you may 
contact the City of Palm Coast Planning Department at 386-986-3736 for additional information 
on this public hearing.  
 
Sincerely, 
 
NEWKIRK ENGINEERING, INC. 
 
 
 
 
Harry Newkirk, PE No. 62971 
CEO of Newkirk Engineering, Inc. 
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PARCEL ID: 25-10-30-4626-00000-00D1. 

OWNER: 

Matanzas Holdings LLC 

4540 Southside Blvd #202 

Jacksonville, FL 32216 

PARCELID:26-10-30-0000-01020-0060 

OWNER: 

City Of Palm Coast 

160 Lake Avenue 

Palm Coast, FL 32164 

PAR~ELID:26-10-30-0000-01020-0050 

OWNER: 

Conser, Robert W Jr & 
Anna M Gallo Jtwros 

250 Palm Coast Pkwy NE 
Ste #607, 193 

Palm Coast, FL 32137 

PARCELID:42-10-30-3210-00000-00BO 

OWNER: 

Lra Hammock Beach LLC 

200 Ocean Crest Drive 

Palm Coast, FL 32137 

PARCEL ID: 25-10-30-4626-00000-00BO 

OWNER: 

Matanzas Holdings LLC 

4540 Southside Blvd, Ste 202 

Jacksonville, FL 32216 

26



' LI') 
t ru 
rn 
.:r-

Cl 
er 
ru 
I"- $ 

~Extra~~s~e~rv~ice=s~&nF~ees::::-;~~h~ec7kbox,:----a~~~q.:,~ 

rt 
Cl 
Cl 
Cl 

D Return Receipt (hardcopy) 

D Return Receipt (electronic) 

0 Certified Mail Rastr!cted Delivery $ -~~IM-l>-
0 Adult Signature Required $ --c-1--1--'".u.+-­

O Adult Signature Restricted Delivery 

Cl Postage 
LI') $1.42 
.:r- ~$~-=-=--------.-------~~---l 
n $Total Postage and FrJ' • 62 ' 

1 

, .... . ,. 

I"- ·. . ... ·~ 
rt Sent To ~ ll) ·· ~~~: _ _ _ 

Cl sbftfJJcrApf-R5_J)pf!JS.l:-__Q_~~h--~~------------------ -------
I"- t~8--B~-0 ___ Cs_e~t ____ Q[\_~-----------~-------------

. a.S>r rt.., ~1..\2 :-'\ 

Cl 
l"­
rn 
.:r-

In 
Cl 
Cl 
Cl 

Cl Postage 
LI') $1.42 
.:r­
rt 

.:r­
cr. 

$ 
Total Postage and Fees 
$ $7.62 

1 ~ lll!mJlmllmmn!:mmlmlmlll:~lll~mll!lmilllll. 

Extra Services & Fees (check box, add ti 
0 Return Receipt (hardcopy) $ --~~~-
0 Return Receipt (electronic) 

D Certified Mall Restricted Delivery $ -il-_...r:-+-tt-+'~- 1 
D Adult Signature Required $ -~t---t'ff+--
0 Adult Signature Restricted Delivery $ 

Cl Postage 
$1.42 LI') 

.:r­
r-=t 

ru 
rn 
rn 
.:r-

Cl 

*otal Postage and Fees : - ~./201 
$ $7.62 ur. s 

- . ",~· 

.U.S. Postal Service™ · . 
'CERTIFIED .MAIL® RECEIPT 
Domestic Mall Only .. ~ · "' 

0- Certified Mail Fee $ 7 4 r ru $ . ...., • ·-' 

I"- Extra Services & Fees (check box, add 

M 0 Return Receipt (hardcopy) $ -it--"-"'....._..:..:.a;,,,.,...,,_J 

Cl 0 Return Receipt (electronic) $ --f---f'.l. ........ ""'ft-IH-

Cl 0 Certified Mall Restricted Delivery $ _...,_...,...,...............__ 

Cl 0 Adult Signature Required $ --\\-~t--t-tt+--
0 Adult Signature Restricted Delivery $ 

27



City of Palm Coast, Florida
Agenda Item

Agenda Date : October 17, 2018

Department Amount
Item Key 4435 Account 

#

Subject A SPECIAL EXCEPTION TO PERMIT A SANDWICH SHOP IN LIGHT AND 
WAREHOUSE INDUSTRIAL (IND- 1) ZONING AT 4490 US HIGHWAY 1 SUITE 
101

Background :
Section 3.03.02, Table 3-4 of the City’s Unified Land Development Code identifies allowable 
uses as listed within nonresidential and mixed-use districts.  Table 3-4 specifies that a sandwich 
shop (and other similar eateries) require a Special Exception approval within the Light and 
Warehousing Industrial (IND-1) zoning.  The basis for such requirements are largely to maintain 
a City’s industrial base, which contributes to the City’s economy and employment base.

Given the fact that the preponderance of the subject tract is already dedicated to industrial uses, 
as well as adjacent and planned future development currently under construction, the 
introduction of a sandwich shop is supportable as a complementary to the existing uses onsite 
by serving the daily needs of those that visit and work onsite and in the surrounding area. 

The proposed use also is compatible with the expansive mixed-use character of US 1.  US 1 is 
one of the City’s major roadway corridors.  This roadway is a major arterial, with a mixed 
character, well equipped to provide current and future retail, restaurant, personal service and 
office opportunities as the City continues to grow and develop.

The applicant is seeking to offer a service and benefit to nearby businesses and workers in the 
area, and those that pass through the area by providing good quality “take out” food, 
sandwiches and subs. The applicant has experience in the restaurant business and sees this 
location as underserved, with a growing demand and need of this type service. 

Recommended Action :
Planning Staff recommends that the Planning and Land Development Regulation Board 
(PLDRB) approve Application No. 3373 to allow a Special Exception for a “Sandwich Shop” in 
Light Warehousing and Industrial (IND-1) zoning. 
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Application # 3773

1

COMMUNITY DEVELOPMENT DEPARTMENT
STAFF REPORT FOR APPLICATION #3773

October 17, 2018

OVERVIEW

Project # 2010070006
Applicant: Jason Sultan
Property Description:  Sand Lake subdivision, lot 1, 5.0 acre & Lot 2 5. AC OR 900 PG 

1673 OR 1056 PG 1131-CD
Property Owner:  Tearoc of Florida Inc.
FLUM designation:  Mixed Use
Zoning designation: Light and Warehousing Industrial (IND-1)
Current Use: Vacant
Property Tax ID:   22-11-30-5545-00000-0010 (limited to 1000 SF footprint, Ste. 101)
Property Location: 4490 US Hwy 1, Suite 101 
Requested Action: Special Exception for Sandwich Shop, as required with Light 

Warehousing and Industrial (IND-1) zoning
Recommendation: Approval

ANALYSIS

REQUESTED ACTION

Approve a Special Exception to allow a sandwich shop within Light Warehousing and Industrial 
(IND-1 zoning) at 4490 US HWY 1, Suite 101.   

BACKGROUND/SITE HISTORY

Section 3.03.02, Table 3-4 of the City’s Unified Land Development Code identifies allowable uses 
as listed within nonresidential and mixed-use districts.     Table 3-4 specifies that a sandwich shop 
(and other similar eateries) require a Special Exception approval within the Light and 
Warehousing Industrial (IND-1) zoning.  These other associated uses include cafeterias, coffee 
and donut shops, snack bars, delicatessens and bakeries when located within an IND-1 zoning 
district.

The rationale behind such restrictions are related to the importance of industrial districts as 
generators of the City’s economic and employment base.  Industrial districts are infrastructure 
intensive and generally focused on warehousing, repair, service industries and other similar 
production and contracting uses.  Oftentimes, the price per square foot to rent industrial is less 
than that of retail.  As a result, there is a bonafide public interest in ensuring that sufficient acreage 
and tenant space be available for industrial-related uses.
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Application # 3773

2

Given the fact that the preponderance of the subject tract is already dedicated to industrial uses, 
as well as adjacent and planned future development currently under construction, the introduction 
of a sandwich shop is supportable as a complementary to the existing uses onsite by serving the 
daily needs of those that visit and work onsite and in the surrounding area.

The proposed use also is compatible with the expansive mixed-use character of US 1.  US 1 is 
one of the City’s major roadway corridors.  This roadway is a major arterial, with a mixed 
character, well-equipped to provide current and future retail, restaurant, personal service and 
office opportunities as the City continues to grow and develop.

The applicant’s September 27, 2018 Letter to the Planning Land Development Regulation Board 
states the intention of the application. The applicant is seeking to offer a service and benefit to 
nearby businesses and workers in the area, and those that pass through the area by providing 
good quality “take out” food, sandwiches and subs. The applicant has experience in the restaurant 
business and sees this location as underserved, with a growing demand and need of this type of 
service.

If approved, the applicant will open the “Knuckle Sandwich Shop” in a 1000 SF tenant space 
referred to as Suite 101. 

LAND USE AND ZONING INFORMATION
USE SUMMARY TABLE:

CATEGORY: EXISTING: PROPOSED:

Future Land Use Map 
(FLUM) Mixed Use No change proposed

Zoning District
Industrial and Light 
Warehousing No change proposed

Overlay District  NA NA

Use Vacant Sandwich Shop

Acreage 

1000 SF, Suite 101 on a
5 acre site, with 6 
existing buildings & 
future development 
planned. 

No change proposed to 
existing building 
configuration.

Primary Access  US Hwy 1   US Hwy 1

Total Unit Size 1000 SF, Ste 101  1000 SF, Ste 101
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SURROUNDING ZONING AND LAND USES:
   

ANALYSIS BASED ON UNIFIED LAND DEVELOPMENT CODE CHAPTER 2 SECTION 
2.05.05
  

The Unified Land Development Code, Chapter 2, and Part II, Section 2.05.05 states: When 
reviewing a development order application, the approval authority shall determine whether 
sufficient factual data was available to render a decision. The decision to issue a development 
order shall be based upon the following, including but not limited to:

A. The proposed development must not be in conflict with or contrary to the public interest;

Staff Finding: The proposed sandwich shop use will serve the existing and nearby area 
businesses, as well as those residents that commute and pass through the area.   

If approved, the project must comply with all applicable requirements of the City’s Building and 
Fire Codes.   

B. The proposed development must be consistent with the Comprehensive Plan and the 
provisions of this LDC;

Staff Finding: The request is consistent with the following objectives and policies of the 
Comprehensive Plan.   

Chapter 1 Future Land Use Element:  
 Objective 1.1.4 - Promote compact and contiguous development, a mixture of land 

uses, and discourage urban sprawl.

 Policy 1.1.4.5 – Land use patterns will be required to be efficient and not 
disproportionately increase the cost of providing and maintaining public facilities, as 
well as providing housing and transportation strategies that will foster energy 
conservation.

Staff Finding: The Mixed Use corridor designation offers the residents and visitors to Palm 
Coast an array of retail, professional office and personal services opportunities and uses.    The 
proposed use is consistent with the developing needs of a growing transportation corridor.  US 
Hwy 1 is a growing urban corridor offering services to urban and rural residents and 
commuters.

 Goal 1.4 – Economic Development – Pursue an economic development program to 
expand (the City’s) economic base and to provide adequate, diverse employment and 
business opportunities.

LOCATION     FLUM ZONING
NORTH Residential Duplex (DPX)
SOUTH Mixed Use General Commercial  (COM-2)  

EAST Mixed Use General Commercial (COM-2)
WEST Mixed Use General Office (OFC-2)
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 Objective 1.4.2 – Create Employment Centers and Jobs

 Policy 1.4.2.1 The City shall provide an appropriate balance of commercial, retail, office, 
and industrial land uses on the FLUM to balance jobs and housing.

Staff Finding: The site is located in Mixed Use FLUM designation that represents existing and 
future mixed-use corridors and employment centers throughout the City.  The purpose of the 
mixed-use designation is to provide a range of general retail, services and office uses to the 
surrounding businesses and residents.  The mixed-use designation also offers opportunities 
for residents to work, shop, and perform a range of daily activities near to home or work within 
reasonably close proximity to residential dwellings.

Small businesses, along with a mix of professional services and development, are an economic 
driver for local jobs and a favorable business climate. Although this request is located in 
industrial zoning, the impact of a 1000 SF retail type use is de minimis in nature.

  C. The proposed development must not impose a significant financial liability or hardship for 
the City.

Staff Finding: The applicant is responsible for complying with applicable land development, 
permits and building codes related to this change of uses.  

Therefore, should the Special Exception be approved no significant financial liability or 
hardship will be created for the City.  

 Chapter 5 - Infrastructure (Water, Sewer, Drainage, Aquifer Recharge, Waste 
Disposal) Element:  

Staff Findings:  The City of Palm Coast serves the development with water and sewer. 
The City does not anticipate providing any upgrades to its system in order to provide 
service for the Special Exception.

The proposed use is within an existing “flex-use” building. Stormwater and drainage are 
already provided for. 

D. The proposed development must not create an unreasonable hazard, or nuisance, or 
constitute a threat to the general health, welfare, or safety of the City’s inhabitants;

Staff Finding:    Approving a Special Exception for a “sandwich shop” in a Mixed Use 
corridor is consistent with the intent of the corridor and will not in itself create an 
unreasonable hazard, or nuisance, or constitute a threat to the general health, welfare, or 
safety of the City’s inhabitants.  

E. The proposed development must comply with all other applicable local, state and 
federal laws, statutes, ordinances, regulations, or codes;

Staff Finding: Any business on-site must comply with the requirements of all other 
applicable local, state and federal laws, statutes, ordinances, regulations and codes. 
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ANALYSIS BASED ON UNIFIED LAND DEVELOPMENT CODE CHAPTER 2 SECTION 
2.07.03 

 

The Unified Land Development Code, Chapter 2, Part II, Sec. 2.07.03 states: “No application for 
a special exception use shall be approved unless the Planning and Land Development Regulation 
Board finds that the request meets the findings listed in Subsection 2.05.05 and the following: 

A. Is consistent with the specific requirements for that particular use as set forth in this 
LDC;

Staff Finding:  The proposed location is at 4490 US Hwy 1, Suite 101.  Currently,  the 
site is vacant    This approval will allow a new business to operate offering  food and 
sandwiches and subs, serving nearby businesses, workers,  residents and those that 
pass through the area.  

B. Meets the concurrency requirements of this LDC;

Staff Finding: The tenant space is currently vacant.  The location is within an existing 
“flex space” structure.

C. Is compatible with the surrounding neighborhoods and promotes the value of 
surrounding land, structures or buildings.  

Staff Finding:  The proposed use is within an existing building.  The introduction of a 
food related use in this predominantly industrial location would serve existing and 
nearby businesses and workers, as opposed to additional vehicle trips in search of a 
bite to eat.  

a. Compatibility shall be further  reviewed in light of the following components:

Architectural design; The proposed building is existing and is the 
proposed tenant space. 

Fencing and screening, 
landscaping;

No change is proposed to the exterior of the 
building so no landscaping review will be needed.  

Noise reduction, sign and light 
control;

The location of this use is within an industrial area 
so no impact is anticipated.  

Hours of the store will be those of conventional 
retail stores. 

Signage also will be addressed in accordance with 
Chapter 12 of the ULDC. 

Storm drainage, sanitation 
collection;

The proposed location of this business is within an 
existing flex space structure.  The City does not 
provide sanitation. Since there is already existing 
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development onsite, this service has been 
established.  

Police and fire protection; The City does not provide police services so no 
review was made.  As with all businesses, a fire 
inspection will be required.

On and off-site traffic control The proposed location is within an existing 
structure and development.  No change is 
proposed to the site as a result of this application.

Off-street parking and loading; and Primary access to the site will be US Hwy 1. No 
parking concerns are anticipated.

Other The applicant’s letter to the Planning Board 
establishes the intent of the application – to serve 
existing and area wide businesses and residents 
and those that pass by the area by offering quality 
food.

SUMMARY

US Hwy 1 is suitable for the mix of uses as it continues to grow and develop concurrent with the 
City’s growth.  US Hwy 1 is an industrial and mixed-use corridor where the surrounding 
businesses, workers and residents can benefit by the introduction of a quality eating opportunity.

 PUBLIC PARTICIPATION

Unified Land Development Code Chapter 2, Part II, Section 2.07 requires only that the applicant 
notify adjacent property owners of the PLDRB meeting date 14 days in advance of the public 
hearing.  The required letter notifications to the adjacent property owners were sent via Certified 
Mail, on or before September 28, 2018. Neither the ULDC nor state law requires signs to be 
posted, or newspaper ads to be placed. Additionally, no Neighborhood Meeting is required for 
Special Exception applications. 

To date, the Planning division did not receive any adverse communications from adjacent 
businesses or members of the public regarding this application.

RECOMMENDATION

Planning Staff recommends that the Planning and Land Development Regulation Board (PLDRB) 
approve Application No. 3373 to allow a Special Exception for a “Sandwich Shop” in Light 
Warehousing and Industrial (IND-1) zoning. 
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NOTIFICATION AFFIDAVIT for VARIANCE / S P E C I A L E X C E P T I O N 

COUNTY OF FLAGLER X 
STATE OF FLORIDA X 

Before me this day of 5'^\^A&£^ , 20 personally appeared 

' J Q S G ' M SU [ ^ n \^ who after providing 

as identification and 

who did, _did not take an oath, and who being duly sworn, deposes and says as follows: 

"I have read and fully understand the provisions of this instrument." 

Each abutting property owner (as defined in the Unified Land Development Code) of the 
boundary lines of Application # , has been mailed a letter by certified mail at least 
fourteen (14) calendar days before the hearing date notifying them of the date, time, and place 
of the Planning & Land Development Regulation Board (PLDRB) hearing; and 

No other documentation was provided in the envelope with the notification letter. 

Signature of Responsible Party 

Printed Name 

^.c; ei-waQ^- hex a 

S^Mi- CATHERINE CARNEIRO t '^<^^'-
Notary Public • Statp nf FlnriHa | 

Name of Acknowledger (Typed, Printei ' ^ f - ^ ^ ^ D ^ T ' ^ ' " ' ™ * 204107 f 
Cc/mm. Expires Apr 5, 2022 f 

Bonded through National Notary Assn. f 

This document, once executed, must be returned to a Land Development Technician in the City 
of Palm Coast Community Development Department at least seven (7) days prior to the hearing 
date. Failure to provide document by that time will result in the application not being placed on 
the agenda for a public hearing. 
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September 27, 2018

RE: Request for Special Exception; Application No. 3773

Dear Sir or Madam,

The Community Development Department, in accordance with Section 2.05.03 of the City 
of Palm Coast Unified Land Development Code herein advises you that:

A request for a Special Exception to allow a sandwich shop in Industrial-1 zoning has been 
made by JASON SULTAN of Palm Coast Section 22, Block 0, Lot 0010, Tax Parcel ID No.: 
22-11-30-5545-00000-0010, located at 4490 US HWY 1, Suite 101.

This request is to be heard before the Planning and Land Development Regulation Board 
(PLDRB).  You are hereby notified that a public hearing, required by law, will be held at the 
Palm Coast City Hall Community Wing, 160 Lake Avenue, Palm Coast, Florida, on 
Wednesday, October 17,2018 beginning at 5:30 pm or as soon thereafter as possible.

You are welcome to attend and express your opinion or place concerns in writing and mail 
them to the address listed below on this letter.

Cordially,

IDA MEEHAN
Project Manager

NOTE:  Pursuant to Section 286.0105 of Florida Statutes the City of Palm  Coast Community Development 
Department hereby notifies all interested persons that if a person decides to appeal any decision made by the 
PLDRB with respect to any matter considered at such meeting or hearing, he or she may need to ensure that a 
verbatim record of the proceeding is made, which record includes the testimony and evidence upon which the 
appeal is based.  In accordance with the Americans with Disabilities Act, persons needing assistance to 
participate in these proceedings should contact Angela Tagliamonte at 386-986-3736 at least 48 hours prior to 
the hearing.  To obtain the decision of this hearing, please contact the Planning Division the day after the 
above public hearing during the afternoon.
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1 20180^'^ 8:00pm® 
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BUNNELL, FL 32110 

Get Updates \ / 

Text & Email Updates ^ 

Tracking History 
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Your item was delivered to an individual at the address at 12:48 pm on 
October 1, 2018 in BUNNELL, FL 32110. 
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In Transit to Next Facility 

September 29, 2018. 8:22 pm 
Arrived at USPS Regional Facility 

LAKE MARY FL DISTRIBUTION CENTER 

September 29. 2018. 12:05 am 
Departed USPS Regional Facility 

ORLANDO FL DISTRIBUTION CENTER 
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ORLANDO FL DISTRIBUTION CENTER 
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BUNNELL, FL 32110 

September 28. 2018. 8:40 am 
USPS in possession of item 
BUNNELL, FL 32110 

Product Information 

See Less / \ 

Can't find what you're looking for? 

Go to our FAQs section to find answers to your tracking questions. 
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City of Palm Coast, Florida
Agenda Item

Agenda Date: October 17, 2018

Department PLANNING Amount
Item Key 4188 Account 

#

Subject A SPECIAL EXCEPTION REQUEST FOR AUTOMOTIVE PARTS IN GENERAL 
COMMERCIAL (COM-2) ZONING AT 4835 PALM COAST PARKWAY NW.

Background :
Section 3.03.02, Table 3-4 of the City’s Unified Land Development Code identifies allowable 
uses within nonresidential and mixed-use districts.   The Table specifies that Automotive Parts 
requires a Special Exception within General Commercial (COM-2) zoning.  Automotive Parts is 
designated as a separate use in Table 3-4 under Retail Sales and Services.  In General 
Commercial (COM-2), the zoning of the subject tract, Special Exception approval is required to 
permit Automotive Parts.

The proposed use is compatible with the expansive mixed use character of Palm Coast 
Parkway NW.  Palm Coast Parkway NW is one of the City’s major road corridors.  This roadway 
is largely built-out, urban in nature, consisting of a variety of retail, restaurant, personal service 
and office uses that support the extensive residential uses in the area.   

If approved, the applicant will construct a 7,402 SF automotive parts store with 27 parking 
spaces.  The current concept plan depicts the proposed automotive parts store as being an 
O’Reilly.  

Section 5.02.04 of the ULDC requires the use of joint driveways and/or cross access easements 
in order to minimize the number and maximize the spacing of access connections. At the time of 
this report, the applicant is requesting a “left in left out” entrance onto Palm Coast Parkway NW.  
The City has concerns with the placement and design of the proposed entrance onto Palm 
Coast Parkway NW, and is recommending a different placement of the entrance.  See 
Recommendation #4.

The application, if approved, also will require a nonstatutory lot split and administrative 
Technical Site Plan approval.  Access and easements and are reviewed under these processes.

Recommended Action :
Approve a Special Exception to allow Automotive Parts within General Commercial (COM-2 
zoning) at 4835 Palm Coast Parkway NW, subject to the following conditions:

1) Future development for this use be limited to up to a 7500 SF building consistent with
the applicant’s concept plan.

2) Any proposed use of this Special Exception shall have Technical Site Plan approval.
3) This Special Exception approval excludes onsite automotive repairs.
4) A left in will only be permitted at the property line between Lot-12 and Lot-11 with the

ability for an additional left out after further traffic analysis with a Master Site plan or
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comprehensive traffic study considering buildout of Lot-10, Lot-11, Lot12 and Lot 13 is 
submitted and considered.
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Application # 3740

1

COMMUNITY DEVELOPMENT DEPARTMENT
STAFF REPORT FOR APPLICATION #3740

October 17, 2018

OVERVIEW

Project # 2018080049 
Applicant: Hutton St 17, LLC.
Property 
Description:

Lots 3 & 4, Parcel 1 Amended Plat of Belle Terre, Section-13, 
Reserved Parcel  Block - N, MB 27, Page 57, Public Records of 
Flagler County;

Property Owner:  Green Coast LLC 
FLUM designation:  Mixed Use
Zoning designation: General Commercial (COM-2) 
Current Use: Vacant
Property Tax ID:   14-11-30-5538-00000-0120
Property Location: 4835 Palm Coast Parkway NW  
Requested Action: Special Exception for Automotive Parts as required in General 

Commercial (COM-2) zoning
Recommendation: Approval with conditions.

ANALYSIS

REQUESTED ACTION

Approve a Special Exception to allow Automotive Parts within General Commercial (COM-2 
zoning) at 4835 Palm Coast Parkway NW, subject to the following conditions:

1) Future development for this use be limited to up to a 7500 SF building consistent with the
applicant’s concept plan.

2) Any proposed use of this Special Exception shall have Technical Site Plan approval.
3) This Special Exception approval excludes onsite automotive repairs.
4) A left in will only be permitted at the property line between Lot-12 and Lot-11 with the

ability for an additional left out after further traffic analysis with a Master Site plan or
comprehensive traffic study considering buildout of Lot-10, Lot-11, Lot12 and Lot 13 is
submitted and considered.
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Application # 3740

2

BACKGROUND/SITE HISTORY

Section 3.03.02, Table 3-4 of the City’s Unified Land Development Code identifies allowable uses 
within nonresidential and mixed-use districts.   The Table specifies that Automotive Parts requires 
a Special Exception within General Commercial (COM-2) zoning.  

Automotive Parts is designated as a separate use in Table 3-4 under Retail Sales and Services.  
In General Commercial (COM-2), the zoning of the subject tract, Special Exception approval is 
required to permit Automotive Parts.

The proposed use is compatible with the expansive mixed use character of Palm Coast Parkway 
NW.  Palm Coast Parkway NW is one of the City’s major road corridors.  This roadway is largely 
built-out, urban in nature, consisting of a variety of retail, restaurant, personal service and office 
uses that support the extensive residential uses in the area.   

The applicant’s June 28, 2018 Letter to the Planning Land Development Regulation Board, states 
that the applicant is seeking to meet the growing community-wide demand for retail, services, 
businesses and employment opportunities.

If approved, the applicant will construct a 7,402 SF automotive parts store with 27 parking spaces. 
The current concept plan depicts the proposed automotive parts store as being an O’Reilly.  

Access Issue/Basis for Recommendation #4

At the time of the staff report, the applicant’s request is to obtain a two- way access point onto 
Palm Coast Parkway NW, and a proposed joint use, two way access point onto Bridgehaven 
Drive.  The proposed “left in” and “left out” onto Palm Coast Parkway NW is approximately 150 
feet away from the intersection of Bridgehaven and Palm Coast Parkway NW.

The concern is that the applicant’s proposed “left out” access onto Palm Coast Parkway NW is 
too close to the intersection and generally not consistent with the City’s design requirements for  
joint use access and cross access easements. The applicant’s traffic study shows that 20% of 
traffic will head north, crossing two lanes of Palm Coast Parkway traffic.  Adjoining future 
development, under the proposed concept plan, will add more trips to this difficult traffic 
movement.  

Staff is recommending that the proposed two way access point onto Palm Coast Parkway NW be 
located east of the site plan concept plan site on the existing parcel lot line and that the access 
be shared with the adjoining lot to the east.  This is consistent with the City’s “joint use” access 
design requirements and will allow future access to be shared in a more centralized way by the 
adjacent parcel on Palm Coast Parkway NW, as well as any additional future development on the 
subject parcel. 

This is consistent with S5.02.04 of the ULDC that states “when nonresidential developments are 
proposed to front on public streets, the City shall require the use of joint driveways and/or cross 
access easements in order to minimize the number and maximize the spacing of access 
connections.  Whenever cross-access corridors or coordinated or joint parking designs are 
provided to accommodate access management, each applicant for development approval shall 
provide such easements or agreements as may be necessary to ensure that adjoining properties 
shall be appropriately connected in order to implement a unified system allowing general cross- 
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3

access to and from the other properties in the affected area.  Such easements or agreements 
shall be recorded in the Public Records of Flagler County and shall constitute a covenant running 
with the land.”

The application, if approved, also will require a nonstatutory lot split and administrative Technical 
Site Plan approval.  Easements are reviewed under these processes.

LAND USE AND ZONING INFORMATION
USE SUMMARY TABLE:

CATEGORY: EXISTING: PROPOSED:

Future Land Use Map 
(FLUM) Mixed Use No change proposed

Zoning District
General Commercial 
(COM-2) No change proposed

Overlay District Palm Coast Parkway Palm Coast Parkway

Use Vacant
 Automotive Parts – Retail 
Sales and Services.

Acreage 2.7 acres (entire parcel)
1.05 acres (proposed 
concept plan)

Primary Access none
 Palm Coast Parkway NW  & 
Bridgehaven Drive

Total Unit Size  NA SF 7,402 SF

SURROUNDING ZONING AND LAND USES:

   

ANALYSIS BASED ON UNIFIED LAND DEVELOPMENT CODE CHAPTER 2 SECTION 
2.05.05
  

The Unified Land Development Code, Chapter 2, and Part II, Section 2.05.05 states: When 
reviewing a development order application, the approval authority shall determine whether 
sufficient factual data was available to render a decision. The decision to issue a development 
order shall be based upon the following, including but not limited to:

LOCATION     FLUM ZONING
NORTH Residential Duplex (DPX)
SOUTH Mixed Use General Commercial  (COM-2)  

EAST Mixed Use General Commercial (COM-2)
WEST Mixed Use General Office (OFC-2)
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A. The proposed development must not be in conflict with or contrary to the public interest;

Staff Finding: The proposed automotive parts use is not inconsistent with the surrounding 
office, retail, service-related character of the Palm Coast Parkway mixed-use corridor.  

If approved, the project must comply with all applicable requirements of the City’s Building and 
Fire Codes, the Land Development Code and the Comprehensive Plan.  In addition, the 
applicant will be required to secure TIER 1 Technical Site Plan approval to proceed.   

B. The proposed development must be consistent with the Comprehensive Plan and the
provisions of this LDC;

Staff Finding: The request is consistent with the following objectives and policies of the 
Comprehensive Plan.   

Chapter 1 Future Land Use Element:  
 Objective 1.1.4 - Promote compact and contiguous development, a mixture of land

uses, and discourage urban sprawl.

 Policy 1.1.4.5 – Land use patterns will be required to be efficient and not
disproportionately increase the cost of providing and maintaining public facilities, as
well as providing housing and transportation strategies that will foster energy
conservation.

Staff Finding: The Mixed Use corridor designation offers the residents and visitors to Palm 
Coast an array of retail, professional office,   and personal services opportunities and uses. 
The existing development along Palm Coast Parkway NW   reflects an established mix of retail 
and services, bounded by well-established residential uses to the north and south.   The 
proposed use is consistent with the developing needs of a growing transportation corridor.  

 Goal 1.4 – Economic Development – Pursue an economic development program to
expand (the City’s) economic base and to provide adequate, diverse employment and
business opportunities.

 Objective 1.4.2 – Create Employment Centers and Jobs

 Policy 1.4.2.1 The City shall provide an appropriate balance of commercial, retail, office,
and industrial land uses on the FLUM to balance jobs and housing.

Staff Finding: The site is located in Mixed Use FLUM designation that represents existing and 
future mixed-use corridors and employment centers throughout the City.  The purpose of the 
mixed-use designation is to provide a range of general retail, professional services and offices.  
The mixed-use designation also offers opportunities for residents to work, shop, and perform 
a range of daily activities near to home or work within reasonably close proximity to residential 
dwellings.

Small businesses, along with a mix of professional services and development, are an economic 
driver for local jobs and a favorable business climate.

C. The proposed development must not impose a significant financial liability or hardship for
the City.
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Staff Finding: The applicant is responsible for complying with applicable land development, 
permits and building codes related to improvements

Therefore, should the Special Exception be approved no significant financial liability or 
hardship will be created for the City.  

 Chapter 5 - Infrastructure (Water, Sewer, Drainage, Aquifer Recharge, Waste
Disposal) Element:

Staff Findings:  The City of Palm Coast serves the development with water and sewer. 
The City does not anticipate providing any upgrades to its system in order to provide 
service for the Special Exception.

Stormwater and drainage will be addressed as part of TIER 1 Technical Site Plan 
Approval.  The proposed site plan depicts stormwater and detention treatment to the rear 
of the lot, which will also serve as a buffer.  

D. The proposed development must not create an unreasonable hazard, or nuisance, or
constitute a threat to the general health, welfare, or safety of the City’s inhabitants;

Staff Finding:    Approving a Special Exception for Automotive Parts in a General 
Commercial (COM-2) zoning district within a Mixed Use corridor will not in itself create an 
unreasonable hazard, or nuisance, or constitute a threat to the general health, welfare, or 
safety of the City’s inhabitants.  

E. The proposed development must comply with all other applicable local, state and
federal laws, statutes, ordinances, regulations, or codes;

Staff Finding: Any business on-site must comply with the requirements of all other 
applicable local, state and federal laws, statutes, ordinances, regulations and codes. 

ANALYSIS BASED ON UNIFIED LAND DEVELOPMENT CODE CHAPTER 2 SECTION 
2.07.03 

 The Unified Land Development Code, Chapter 2, Part II, Sec. 2.07.03 states: “No application for 
a special exception use shall be approved unless the Planning and Land Development Regulation 
Board finds that the request meets the findings listed in Subsection 2.05.05 and the following: 

A. Is consistent with the specific requirements for that particular use as set forth in this
LDC;

Staff Finding:  The proposed location is 4835 Palm Coast Parkway NW.  Currently
the site is vacant    Approval of this special exception will allow a new business to be
constructed offering automotive part sales.

B. Meets the concurrency requirements of this LDC;

Staff Finding: The property currently is vacant.  Any concurrency requirements will be
reviewed as part of the TIER 1 Technical Site Plan process.

C. Is compatible with the surrounding neighborhoods and promotes the value of
surrounding land, structures or buildings.
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Staff Finding: The proposed concept plan demonstrates a level of functionality with 
respect to meeting the City’s code.  More detail would be required and reviewed during 
the TIER 1 Technical Site Plan review.  Development of this site is required to meet 
all applicable ULC requirements including Chapter 12- Signs, and Chapter 13- 
Architectural Design Requirements.

a. Compatibility shall be further  reviewed in light of the following components:

Architectural design; The proposed building will be reviewed at site plan 
for consistency with Chapter 13 of the ULDC.  The 
applicant understands that the City’s standards 
may not permit a number of common franchise 
prototypes and that the City has architectural, 
including materials and color requirements.  

Fencing and screening, 
landscaping;

The subject site will comply with the City’s 
landscaping requirements in Chapter 11 of the 
ULDC.

Noise reduction, sign and light 
control;

The retail nature of this store will be for automotive 
parts, but will not include any onsite repairs.
Hours of the store will be those of conventional 
retail stores. Signage also will be addressed in 
accordance with Chapter 12 of the ULDC. 

Storm drainage, sanitation 
collection;

Storm drainage will be addressed during site plan 
review.  

Police and fire protection; The City does not provide police services so no 
review was made.  Fire standards will be 
addressed as part of the TIER 1 Technical Site 
Plan process.

On and off-site traffic control Sidewalk connectivity will be addressed as part of 
TIER 1 Technical Site plan review. 

Off-street parking and loading; and Primary access to the site will be via Palm Coast 
Parkway NW. and Bridgehaven Drive.   The onsite 
parking standards will meet the requirements of 
Chapter 5 ULDC. At the time of this report, there 
is an issue related to the design and placement of 
the Palm Coast Parkway NW entrance.

Other The applicant’s letter to the Planning Board 
establishes the intent recognizes the growth 
occurring in the City and the need for this 
proposed retail site.
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SUMMARY

This portion of Palm Coast Parkway is suitable for the retail sales of automotive parts and other 
specialized forms of retail.  Palm Coast Parkway is a mixed-use corridor where the surrounding 
residents have a reasonable expectation of nearby services and retail opportunities. If approved, 
staff will work with the applicant to ensure the TIER 1 Technical Site Plan meets all of the 
applicable ULDC requirements.

PUBLIC PARTICIPATION

Unified Land Development Code Chapter 2, Part II, Section 2.07 requires only that the applicant 
notify adjacent property owners of the PLDRB meeting date 14 days in advance of the public 
hearing.  The required letter notifications to the adjacent property owners were sent via Certified 
Mail, on or before September 20, 2018. Neither the ULDC nor state law requires signs to be 
posted, or newspaper ads to be placed. Additionally, no Neighborhood Meeting is required for 
Special Exception applications. 

To date, the Planning Division did not receive any adverse communications from adjacent 
businesses or members of the public regarding this application.

RECOMMENDATION

Planning Staff recommends that the Planning and Land Development Regulation Board (PLDRB) 
approve Application No. 3740 to allow a Special Exception for Automotive Parts within General 
Commercial (COM-2 zoning subject to conditions:

1) Future development for this use be limited to up to a 7500 SF building consistent with the
applicant’s concept plan.

2) Any proposed use of this Special Exception shall have Technical Site Plan approval.
3) This Special Exception approval excludes onsite automotive repairs.
4) A left in will only be permitted at the property line between Lot-12 and Lot-11 with the

ability for an additional left out after further traffic analysis with a Master Site plan or
comprehensive traffic study considering buildout of Lot-10, Lot-11, Lot12 and Lot 13 is
submitted and considered.
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Bohler Engineering FL, LLC 
3820 Northdale Blvd., Suite 300B 

Tampa, FL 33624 
PHONE 813.812.4100 

CIVIL AND CONSULTING ENGINEERS • PROJECT MANAGERS • SURVEYORS • ENVIRONMENTAL CONSULTANTS • LANDSCAPE ARCHITECTS 
WWW.BOHLERENGINEERING.COM 

August 20, 2018 

Planning and Land Development Regulation Board 
City of Palm Coast 
160 Lake Avenue 
Palm Coast, FL 32164 

Project Name: O’Reilly – Palm Coast Parkway & Bridgehaven Drive 
Parcel Number:  14-11-30-5538-00000-0120 

Dear Members of the Planning and Land Development Regulation Board, 

On Behalf of HUTTON ST 17, LLC, the Applicant, we are pleased to submit the enclosed application for a Special 
Exception. The Applicant is proposing the construction of a 7,402 SF O’Reilly Auto Parts Retail building, access 
driveways, at-grade parking and on-site utility connections.  The project is located at the southwest corner of the 
intersection of Palm Coast Parkway (West Bound) and Bridgehaven Drive in Palm Coast, FL; which lies within the 
Palm Coast Parkway Overlay Zone and is Zoned COM-2. The site is presently vacant/undeveloped.   

The purpose of the COM-2 (General Commercial) District is to provide areas for general commercial and office uses 
to meet the community-wide demand for retail, services, business, and employment opportunities. The proposed 
O’Reilly Auto Parts project will not only meet the retail automotive parts needs of the surrounding community but 
also will comply with the zoning and overlay requirements for this site. 

As stated above, enclosed and attached is the Special Exception application along with Site Plans and supporting 
documentation.  We ask that you please review the enclosed submission for consideration of approval.  Should you 
have any questions or would like to discuss the project at any time during your review, please contact us at (813) 
812-4100.

Sincerely, 

BOHLER ENGINEERING  

Ben F. Prewitt, P.E. 
Project Manager 

cc: File 
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CONFORM TO THE REQUIREMENTS FOR RAMP DESIGN (HANDRAILS, CURBS,
LANDINGS). NO RAMP SHALL EXCEED AN 8% RUNNING SLOPE OR 2% CROSS SLOPE.

4. IN THE CASE THAT A NEW SIDEWALK WILL BE CONSTRUCTED IN THE RW OF A SITE
THE RUNNING SLOPE OF THE SIDEWALK SHALL NOT EXCEED 5% AND THE CROSS
SLOPE SHALL NOT EXCEED 2%. THIS STANDARD APPLIES TO CROSS WALKS IN THE
DRIVEWAY AS WELL AND WILL REQUIRE SPECIAL ATTENTION DURING STAKING TO
MAKE SURE THE 2% CROSS SLOPE IS MET IN THE CROSS WALK.

5. IT WILL BE THE RESPONSIBILITY OF THE GENERAL CONTRACTOR TO ENSURE THAT
THE HANDICAP PARKING SPACES, ACCESSIBLE ROUTES, AND
SIDEWALKS/CROSSWALKS ARE CONSTRUCTED TO MEET ADA REQUIREMENTS.

6. ANY REQUIREMENTS LISTED ABOVE THAT CAN NOT BE MET SHALL BE BROUGHT TO
THE ENGINEER’S ATTENTION IMMEDIATELY. ANYTHING NOT BUILT TO THE ABOVE
STANDARDS WILL REQUIRE REMOVAL AND REPLACEMENT OF THE NON COMPLIANT
AREAS AT THE GENERAL CONTRACTORS COST.

ADA ACCESSIBILITY NOTES:

SITE DATA:

1. ALL DIMENSIONS SHOWN ARE AT FACE OF CURB, UNLESS OTHERWISE NOTED. B/C
INDICATES DIMENSION IS TO BACK OF CURB.

2. ALL RADII DIMENSIONS ARE 3' TO FACE OF CURB UNLESS OTHERWISE NOTED.

3. ALL PAVEMENT MARKINGS AND SIGNAGE SHALL BE IN ACCORDANCE WITH THE
"MANUAL ON UNIFORM TRAFFIC CONTROL DEVICES FOR STREETS AND HIGHWAYS,"
LATEST EDITION; AND CITY OF PALM COAST LAND DEVELOPMENT CODE.

4. FREE STANDING SIGNAGE SHOWN FOR REPRESENTATIONAL PURPOSES ONLY, AND
SHALL BE PERMITTED SEPARATELY.

5. THE PROPERTY SHOWN HEREON APPEARS TO LIE IN FLOOD ZONE "X" ACCORDING TO
THE FLOOD INSURANCE RATE MAP # 12035C0136E, COMMUNITY: CITY OF PALM COAST,
EFFECTIVE JUNE 6, 2018.

6. A RIGHT OF WAY PERMIT WILL BE REQUIRED FOR ALL WORK WITHIN THE PUBLIC
RIGHT OF WAY. SPECIFIC STIPULATIONS OR CONDITIONS WILL BE IMPOSED AT THE
TIME OF PERMIT APPLICATION.

4. CONSTRUCTION PLAN APPROVAL DOES NOT EXEMPT THE CONTRACTOR FROM
OBTAINING THE REQUIRED BUILDING, ELECTRICAL, PLUMBING AND MECHANICAL
PERMITS.  THESE INCLUDE BUT ARE NOT LIMITED TO ANY STRUCTURE, SIGN, WALL,
ENCLOSURE OR SCREENING, ETC

5. IN THE EVENT THE PROJECT IS TERMINATED PRIOR TO CONSTRUCTION COMPLETION,
THE PROJECT SHALL BE BROUGHT TO GRADE, SEEDED AND ALL DEBRIS AND
MATERIALS SHALL BE HAULED OFF-SITE AND DUMPED AT A STATE OF FLORIDA
APPROVED FACILITY.

6. ANY DAMAGED SIDEWALK OR CURB  WITHIN THE FDOT R.O.W. SHALL BE REMOVED
AND REPLACED.

7. ALL DISTURBED AREAS WITHIN THE FDOT R.O.W. WILL BE SODDED.

8. STANDARD INDICES REFER TO THE LATEST VERSION OF FDOT "ROADWAY AND
TRAFFIC DESIGN STANDARDS"

9. THE SCORED CONCRETE WILL MATCH THE SCORED CONCRETE LOCATED IN THE
COMMON AREAS.

SITE NOTES:

PARCEL ID / STRAP NUMBER

SITE ADDRESS SEC PALM COAST PARKWAY AND BRIDGEHAVEN DR.
PALM COAST, FLORIDA 32137

TOTAL SITE AREA 117,449 S.F (2.70 AC)
LEASE AREA 46,074 SF (1.05 AC)

EXISTING BUILDING AREA 0 SF
EXISTING GREEN SPACE 117,449 SF (2.70 AC) 100% OF TOTAL
EXISTING IMPERVIOUS AREA 0 SF (0 AC) 0% OF TOTAL

PROPOSED BUILDING AREA 7,402 SF (0.16 AC)
PROPOSED GREEN SPACE 19,639 SF (0.45 AC) 43% OF TOTAL
PROPOSED CONC. & PAVING AREA 19,033 SF (0.44 AC)
TOTAL IMPERVIOUS AREA 26,435 SF (0.60 AC) 57% OF TOTAL

REQUIRED PARKING SPACES RETAIL  (1.0 SPACE / 250 S.F. GFA) = 76 SPACES

PROVIDED PARKING SPACES 88 SPACES (INCLUDING 4 ADA SPACES)

REQUIRED BICYCLE PARKING (REQUIRED AUTO SPACES 81 - 100) = 5 BICYCLE SPACES
PROVIDED BICYCLE PARKING 5 SPACES

TYPICAL PARKING STALL SIZE 9' X 18' (12' X 18' ADA)

JURISDICTION CITY OF PALM COAST

EXISTING ZONING

EXISTING FLUM

FAR 0.15

BUILDING HEIGHT REQUIREMENTS 100 FT MAX

BUILDING HEIGHT PROPOSED

LANDSCAPE BUFFER REQUIREMENTS
NORTH 35 FT
EAST 10 FT
SOUTH 10 FT
WEST 35 FT

BUILDING SETBACK REQUIREMENTS
NORTH 10 FT
EAST 10 FT
SOUTH 10 FT
WEST 25 FT

MONUMENT SIGN REQUIRED SETBACK 10 FT

LEGEND:
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INTRODUCTION 

The purpose of this report is to provide the Minor Traffic Review for the property located south of 

Palm Coast Parkway NW and east of Bridgehaven Drive in City of Palm Coast, Florida, as shown 

in Figure 1.   

PROJECT DESCRIPTION 

The project is proposed to be develop for up to 7,402 square feet of auto parts sales.  The site 

is currently vacant.  The access for the project is proposed to be the following: 

 One (1) left-in/left-out access to Palm Coast Parkway NW

 One (1) full access to Bridgehaven Drive.

A conceptual site plan is included in the Appendix of this report. 

ESTIMATED DAILY PROJECT TRAFFIC 

The trip rates utilized in this report were obtained from the latest computerized version of “OTISS” 

which utilizes the Institute of Transportation Engineers’ (ITE) Trip Generation, 10th Edition, 2017, as 

its database.  Based on these trip rates, it is estimated that the proposed project will attract 

approximately 410 daily trip ends, as shown in Table 1. 

Studies contained in the ITE Trip Generation Handbook, 3rd Edition, indicate that a percentage of 

the project trips already exist on the adjacent roadways – passerby capture.  Therefore, the new 

daily trip ends attracted to the proposed project would be 234 trip ends, as shown in Table 1. 
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Figure 1. Project Location 
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Table 1. Estimated Daily Project Traffic 

Daily
ITE Trip Passerby New Daily

Land Use LUC Size Ends (1) Capture (2) Trip Ends

Auto Parts Sales 843 7,402 SF 410 176 234

(1) Source:  ITE Trip Generation, 10th Edition, 2017.

(2) Source: ITE Trip Generation Handbook, 3rd Edition. ‐ 43%
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ESTIMATED AM PEAK HOUR PROJECT TRAFFIC 

Again, based on data contained in the ITE Trip Generation, 10th Edition, the proposed project would 

attract approximately 19 trip ends during the AM peak hour with 10 inbound and 9 outbound, as 

shown in Table 2. 

As previously stated, studies contained in the ITE Trip Generation Handbook, 3rd Edition, indicate 

that a percentage of the project trips already exist on the adjacent roadways – passerby capture. 

Therefore, the new AM peak hour trip ends attracted to the proposed project would be 11 trip 

ends with 6 inbound and 5 outbound, as shown in Table 2. 

ESTIMATED PM PEAK HOUR PROJECT TRAFFIC 

Again, based on data contained in the ITE Trip Generation, 10th Edition, during the PM peak hour, 

the proposed project would attract approximately 36 trip ends during the PM peak hour with 17 

inbound and 19 outbound, as shown in Table 3 

As previously stated, studies contained in the ITE Trip Generation Handbook, 3rd Edition, indicate 

that a percentage of the projects trips already exist on the adjacent roadways – passerby capture. 

Therefore, the new PM peak hour trip ends attracted to the proposed project would be 21 trip 

ends with 10 inbound and 11 outbound, as shown in Table 3. 
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Table 2. AM Peak Hour Project Traffic 

ITE
Land Use LUC Size In Out Total In Out Total In Out Total

Auto Parts Sales 843 7,402 SF 10 9 19 4 4 8 6 5 11

(1) Source:  ITE Trip Generation, 10th Edition, 2017.

(2) Source: ITE Trip Generation Handbook, 3rd Edition. - 43%

Trip Ends (1)
AM Peak Hour Passerby

Capture (2)
New AM Peak Hour

Trip Ends
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Table 3. PM Peak Hour Project Traffic 

ITE
Land Use LUC Size In Out Total In Out Total In Out Total

Auto Parts Sales 843 7,402 SF 17 19 36 7 8 15 10 11 21

(1) Source:  ITE Trip Generation, 10th Edition, 2017.

(2) Source: ITE Trip Generation Handbook, 3rd Edition. ‐ 43%

Trip Ends (1)
PM Peak Hour Passerby

Capture (2)
New PM Peak Hour

Trip Ends
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ANALYSIS PERIOD 

This analysis will include the PM peak hour. 

PROJECT TRIP DISTRIBUTION / ASSIGNMENT 

The following distribution of the PM peak hour trip ends was based on the existing traffic and 

development patterns with hand assignment to the local network: 

• 50% to and from the east (via Palm Coast Parkway NW)

• 30% to and from the west (via Palm Coast Parkway SW)

• 20% to and from the north (via Bridgehaven Drive).

Table 4 shows the distribution of the PM peak hour new project trip ends.  Figure 2 illustrates the 

new project trip ends on the adjacent roadway network for the PM peak hour. 
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Table 4. Estimated Peak Hour Project Traffic Distribution 

Time
Period In Out In Out In Out In Out

PM 5 6 3 3 2 2 10 11

Total West (30%)East (50%) North (20%)
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Figure 2. Peak Hour New Project Traffic 
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LINK ANALYSIS 

A link analysis was conducted for the following segments: 

 Palm Coast Parkway SW (eastbound) from Pine Lakes Parkway to Belle Terre Parkway 

 Palm Coast Parkway NW (westbound) from Belle Terre Parkway to Pine Lakes Parkway.  

Table 5 presents the results of the analysis.  According to results shown in the table, there currently 

is excess capacity along all segments and operate at Level of Service C.  With the addition of the 

project traffic, it is estimated that all segments should continue to operate at Level of Service C, as 

shown in Table 5. 
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Table 5. Peak Season Link Analysis 

 

 

 

2017
Peak Hour Peak Hour

Link LOS Two-way Two-way Project Available LOS with
Roadway From To No. Standard Capacity (1) Traffic (2) Traffic Capacity Project Trips

Palm Coast Pkwy SW (EB) Pine Lakes Pkwy Belle Terre Pkwy 2815 EB D 1,895 954 6 935 C

Palm Coast Pkwy NW (WB) Belle Terre Pkwy Pine Lakes Pkwy 2810 WB D 1,895 1,665 5 225 C

(1) Source: FDOT LOS Tables
                    (39,000 - 10%) x 0.6)) x .09 = 1,895

(2) Source: City of Palm Coast AADT and assuming 9% of daily occurs during the PM peak hour.
                    Palm Coast Pkwy SW (EB): 10,600 x 0.09 = 954 
                    Palm Coast Pkwy NW (WB): 18,500 x 0.09 = 1,665
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7/2/2018 Print Preview

https://itetripgen.org/projectstudy/printpreview?guid=3e2afe10573dd05518715a647d5266d6 1/2

Analysis Name : Daily
Project Name : OReillys - Palm Coast No :
Date: 7/2/2018 City:
State/Province: Zip/Postal Code:
Country: Client Name:
Analyst's Name: Edition: ITE-TGM 10th Edition

Land Use Independent
Variable Size Time Period Method Entry Exit Total

843 - Automobile Parts
Sales (General
Urban/Suburban)

1000 Sq. Ft. GFA 7.41 Weekday Average  
55.34

205 
50%

205  
50%

410

Land Use Entry
Reduction Adjusted Entry Exit Reduction Adjusted Exit

843 - Automobile Parts Sales 0 % 205 0 % 205

Land Use External Trips Pass-by% Pass-by Trips Non-pass-by
Trips

843 - Automobile Parts Sales 410  43 176 234

Weekday
Landuse No deviations from ITE.

 
Methods No deviations from ITE.

 
External Trips 843 - Automobile Parts Sales (General Urban/Suburban)

ITE does not recommend a particular pass-by% for this case.
 

PERIOD SETTING

TRAFFIC REDUCTIONS

EXTERNAL TRIPS

ITE DEVIATION DETAILS

SUMMARY
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7/2/2018 Print Preview

https://itetripgen.org/projectstudy/printpreview?guid=3e2afe10573dd05518715a647d5266d6 2/2

Total Entering 205
Total Exiting 205
Total Entering Reduction 0
Total Exiting Reduction 0
Total Entering Internal Capture Reduction 0
Total Exiting Internal Capture Reduction 0
Total Entering Pass-by Reduction 88
Total Exiting Pass-by Reduction 88
Total Entering Non-Pass-by Trips 117
Total Exiting Non-Pass-by Trips 117
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7/2/2018 Print Preview

https://itetripgen.org/projectstudy/printpreview?guid=978fa102c9ae0dd537b5530d6d0a0e11 1/2

Analysis Name : AM Peak Hour
Project Name : OReillys - Palm Coast No :
Date: 7/2/2018 City:
State/Province: Zip/Postal Code:
Country: Client Name:
Analyst's Name: Edition: ITE-TGM 10th Edition

Land Use Independent
Variable Size Time Period Method Entry Exit Total

843 - Automobile Parts
Sales (General
Urban/Suburban)

1000 Sq. Ft. GFA 7.41 Weekday, Peak
Hour of Adjacent
Street Traffic,
One Hour
Between 7 and 9
a.m.

Average  
2.59

10 
53%

9  
47%

19

Land Use Entry
Reduction Adjusted Entry Exit Reduction Adjusted Exit

843 - Automobile Parts Sales 0 % 10 0 % 9

Land Use External Trips Pass-by% Pass-by Trips Non-pass-by
Trips

843 - Automobile Parts Sales 19  43 8 11

Weekday, Peak Hour of Adjacent Street Traffic, One Hour Between 7 and 9 a.m.
Landuse No deviations from ITE.

 
Methods No deviations from ITE.

 
External Trips 843 - Automobile Parts Sales (General Urban/Suburban)

ITE does not recommend a particular pass-by% for this case.
 

PERIOD SETTING

TRAFFIC REDUCTIONS

EXTERNAL TRIPS

ITE DEVIATION DETAILS
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7/2/2018 Print Preview

https://itetripgen.org/projectstudy/printpreview?guid=978fa102c9ae0dd537b5530d6d0a0e11 2/2

Total Entering 10
Total Exiting 9
Total Entering Reduction 0
Total Exiting Reduction 0
Total Entering Internal Capture Reduction 0
Total Exiting Internal Capture Reduction 0
Total Entering Pass-by Reduction 4
Total Exiting Pass-by Reduction 4
Total Entering Non-Pass-by Trips 6
Total Exiting Non-Pass-by Trips 5

SUMMARY
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7/2/2018 Print Preview

https://itetripgen.org/projectstudy/printpreview?guid=21fdfc4b829ce15ca36182ab16f4aac7 1/2

Analysis Name : PM Peak Hour
Project Name : OReillys - Palm Coast No :
Date: 7/2/2018 City:
State/Province: Zip/Postal Code:
Country: Client Name:
Analyst's Name: Edition: ITE-TGM 10th Edition

Land Use Independent
Variable Size Time Period Method Entry Exit Total

843 - Automobile Parts
Sales (General
Urban/Suburban)

1000 Sq. Ft. GFA 7.41 Weekday, Peak
Hour of Adjacent
Street Traffic,
One Hour
Between 4 and 6
p.m.

Average  
4.91

17 
47%

19  
53%

36

Land Use Entry
Reduction Adjusted Entry Exit Reduction Adjusted Exit

843 - Automobile Parts Sales 0 % 17 0 % 19

Land Use External Trips Pass-by% Pass-by Trips Non-pass-by
Trips

843 - Automobile Parts Sales 36  43 15 21

Weekday, Peak Hour of Adjacent Street Traffic, One Hour Between 4 and 6 p.m.
Landuse No deviations from ITE.

 
Methods No deviations from ITE.

 
External Trips No deviations from ITE.

 

PERIOD SETTING

TRAFFIC REDUCTIONS

EXTERNAL TRIPS

ITE DEVIATION DETAILS

86



7/2/2018 Print Preview

https://itetripgen.org/projectstudy/printpreview?guid=21fdfc4b829ce15ca36182ab16f4aac7 2/2

Total Entering 17
Total Exiting 19
Total Entering Reduction 0
Total Exiting Reduction 0
Total Entering Internal Capture Reduction 0
Total Exiting Internal Capture Reduction 0
Total Entering Pass-by Reduction 7
Total Exiting Pass-by Reduction 8
Total Entering Non-Pass-by Trips 10
Total Exiting Non-Pass-by Trips 11

SUMMARY
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Link 1997 2002 2004 2006 2008 2011 2013 2015 2017

Number Link Description

Belle Terre Parkway

1200 Matanzas Woods Parkway to Bird of Paradise Drive 6,000         3,800        4,700         7,700         5,300         6,200         7,400         8,600         6,600         

1205 Bird of Paradise Drive to Pine Lakes Parkway -             3,800        11,000       15,000       12,000       11,000       15,300       14,800       14,100       

1210 Pine Lakes Parkway to Bellaire Drive 10,500       10,500      12,500       16,000       13,000       13,000       15,800       15,700       14,700       

1215 Bellaire Drive to Palm Coast Parkway(WB) -             15,500      17,000       20,500       15,000       16,500       18,700       18,000       17,400       

1220 Palm Coast Parkway (WB) to Palm Coast Parkway (EB) 9,500         14,000      17,500       18,500       9,300         23,000       18,500       23,000       24,700       

1225 Palm Coast Parkway (EB) to Cypress Point Parkway 11,500       12,000      15,000       21,000       14,000       19,500       21,300       20,700       21,100       

1230 Cypress Point Parkway to Pine Lakes Parkway 17,500       26,000      30,000       41,500       31,000       26,000       32,400       34,700       34,000       

1240 Pine Lakes Parkway to Parkview Drive (S) 1,300         16,000      22,500       33,000       21,000       21,000       24,000       25,000       26,300       

1245 Parkview Drive (S) to White View Parkway -             16,000      20,500       40,000       20,500       18,000       24,200       24,900       22,800       

1250 White View Parkway to Rymfire Drive - Northbound 10,000       14,500      18,500       25,500       18,500       19,500       22,200       23,900       23,500       

1252 Rymfire Drive to Royal Palms Parkway - northbound -             13,500      17,500       26,000       20,000       23,500       25,100       26,000       25,700       

1254 Royal Palms Parkway to East Hampton Boulevard -             14,500      19,500       25,500       22,000       19,000       24,000       25,500       25,400       

1260 East Hampton Boulevard to SR 100 8,800         13,000      12,000       21,500       19,000       20,500       24,100       22,800       22,000       

Belle Terre Blvd.

1263 SR 100 to Zebulas Trail -             6,800        5,300         6,000         5,900         4,900         5,400 6,700 8,400

1265 Zebulas Trail to Zaun Trail -             3,400        5,300         4,700         5,900         4,800         6,200 5,600 6,600

1270 Zaun Trail to Citation Parkway -             2,500        3,300         3,700         4,700         3,200         3,500 5,200 4,000

1275 Citation Parkway to US 1 -             1,700        3,500         4,200         4,200         2,900         3,600 3,600 3,800

Bird of Paradise Drive

2420 Matanzas Woods Parkway to Birchwood Drive -             700            1,000         1,000         1,600         2,100         2,200 2,100 2,900

2430 Birchwood Drive to Belle Terre Parkway -             3,000        2,400         1,500         2,800         3,000         4,100 4,000 3,000

Bulldog Drive

4300 SR 100 to Central Avenue -             -            -             -             -             1,700         1,700 2,900 2,800

Central Avenue

4400 Belle Terre Parkway to Market Avenue -             -            -             -             -             4,700         4,900 5,400 3,200

4410 Market Avenue to Lake Avenue -             -            -             -             -             2,600         2,200 2,800 3,500

4420 Lake Avenue to Landings Blvd. -             -            -             -             -             2,600         2,200 2,800 3,600

4430 Landings Blvd to Park Street -             -            -             -             -             2,300         2,300 2,800 3,300

4440 Park Street to Bulldog Drive -             -            -             -             -             2,600         2,300 2,900 3,100

4450 Bulldog Drive to Brookhaven Drive -             -            -             -             -             1,300         1,500 1,900 2,300

4460 Brookhaven Drive to Town Center Blvd. -             -            -             -             -             1,600         1,500 1,600 1,900

Citation Parkway

3312 Belle Terre Parkway to Laguna Forest Lane -             500            500            900            700            400            200 500 600

3315 Seminole Woods Parkway to Sesame Boulevard -             500            1,000         2,700         1,900         2,500         2,900 2,500 3,000

Club House Drive

1300 Palm Harbor Parkway to Palm Coast Parkway (WB) 2,300         2,400        4,200         4,000         2,400         2,800         2,900 3,600 3,400

1310 Palm Coast Parkway (WB) to Palm Coast Parkway (EB) 3,300         3,900        3,600         5,100         3,200         2,800         3,100 3,100 3,400

Colbert Lane

3105 Palm Coast Parkway (WB) to Palm Coast Parkway (EB) -             3,700        4,000         4,300         3,600         4,800         5,100 4,600 5,500

3110 Palm Coast Parkway (EB) to Waterside Parkway (N) 3,200         5,100        6,300         7,000         6,100         5,800         6,900 7,100 7,900

3120 Waterside Parkway (N) to Waterside Park (S) -             4,200        4,800         4,900         4,200         4,100         4,800 4,600 5,500

3125 Waterside Park (S) to South Park Road -             3,800        5,500         5,400         4,300         4,700         5,300 5,000 6,300

3130 South Park Road to Roberts Road -             -            5,200         5,400         4,200         4,700         5,200 5,200 6,200

3135 Roberts Road to SR 100 -             -            5,200         5,400         4,200         3,300         3,500 4,200 4,500

Cypress Point Parkway

4200 Belle Terre Parkway to Pine Cone Drive -             15,500      17,000       30,500       18,500       15,500       19,500 17,100 19,000

4205 Pine Cone Drive to Cypress Edge (S) -             14,000      17,000       20,500       16,500       14,500       16,100 17,000 18,100

4210 Cypress Edge (S) to Cypress Edge (N) - eastbound -             14,000      17,000       20,500       16,500       11,500       17,200 16,500 16,900

4215 Cypress Edge (N) to Palm Coast Parkway - eastbound -             20,500      21,500       29,500       16,500       24,500       30,100 28,300 31,100

Farmsworth Drive

2716 Old Kings Road to Florida Park Drive -             1,400        3,000         1,800         1,500         1,800         2,000 2,200 1,700

Farragut Drive

2717 Old Kings Road to Florida Park Drive -             900            900            1,400         800            500            260 370 400

Fleetwood Drive

2714 Old Kings Road to Florida Park Drive -             2,500        2,500         2,500         900            1,200         920 950 1,000

Florida Park Drive

2090 Palm Harbor Parkway to Forest Hill Drive -             4,800        4,500         6,900         5,100         4,900         5,400 5,500 5,700

2100 Forest Hill Drive to Fleetwood Drive -             5,400        5,400         7,200         5,100         5,700         6,300 6,400 6,600

2105 Fleetwood Drive to Farragut Drive -             5,400        7,500         7,600         5,100         7,000         7,800 8,000 8,100

2110 Farragut Drive to Palm Coast Parkway (WB) 8,800         10,000      7,500         11,000       7,300         8,600         8,500 8,900 8,100

2120 Palm Coast Parkway (WB) to Palm Coast Parkway (EB) 4,400         5,400        3,200         6,300         4,900         4,500         5,200 6,300 5,600

Forest Grove Drive

4000 Old Kings Road (W) to Old Kings Road (E) 900            1,100        1,800         2,400         3,400         2,900         3,500 3,900 -

4010 Old Kings Road (E) to Palm Harbor Parkway -             500            1,300         1,300         3,200         3,600         4,700 4,100 -

Frontier Drive

2712 Old Kings Road to Florida Park Drive -             2,800        4,000         3,000         2,100         1,400         1,400 1,900 1,800

Hargrove Grade Road

3707 US 1 to Otis Stone Hunter Road -             3,000        3,000         3,100         1,900         2,400         3,500 5,100 3,400

I-95 (SR 9)

251 Palm Coast City Limit to Palm Coast Parkway 34,500       43,000       54,500       45,500       51,000       45,500       45,000 46,000 49,500

292 Palm Coast Parkway to SR 100 47,500       52,500       63,500       46,500       60,000       64,500       63,200 67,300 63,700

255 SR 100 to Old Dixie Highway 43,500       53,500       67,500       54,000       67,000       67,000       39,000 44,500 47,000

Lakeview Boulevard

3925 London Drive to Matanzas Woods Parkway -             -            2,100         2,500         1,900         2,500         3,200 3,000 3,500

Market Avenue

4600 Belle Terre Parkway to Central Avenue -             -            -             -             -             200            280 360 500

AADT

CITY OF PALM COAST AVERAGE ANNUAL DAILY TRAFFIC (AADT)
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Matanzas Woods Parkway

2400 US 1 to Belle Terre Parkway 1,100         2,100        3,000         6,200         5,200         3,700         4,500 4,800 4,000

2410 Belle Terre Parkway to Bird of Paradise Drive 500            700            900            1,600         3,600         4,000         4,700 5,200 8,200

2415 Bird of Paradise Drive to I-95 SB -             -            -             -             4,100         4,500         5,100 5,900 10,700

2416 I-95 SB to I-95 NB -             -            -             -             4,100         4,500         5,100 5,900 10,100

2417 I-95 NB to Old Kings Rd Extension -             -            -             -             4,100         4,500         5,100 5,900 9,300

2418 Old Kings Rd Extension to Old Kings Rd/Matanzas HS Entrance -             -            -             -             4,100         4,500         5,100 5,900 6,800

Old Kings Road

2700 US 1 to Princess Place Preserve Entrance 200            200            200            400            1,500         1,700         1,900 2,600 1,400         

2702 Princess Place Preserve Entrance to Forest Grove Drive -             200            1,200         400            1,600         1,700         2,000 2,700 1,300         

2705 Forest Grove Drive to Farmsworth Drive -             2,700        2,100         6,600         4,000         5,000         3,600 6,500 4,900         

2707 Farmsworth Drive to Frontier Drive -             2,700        5,200         6,800         6,800         6,800         8,000 8,900 8,600         

2710 Frontier Drive to Fleetwood Drive 3,400         9,300        8,700         11,000       9,300         9,700         10,500 12,300 11,600       

2715 Fleetwood Drive to Farragut Drive 10,000       9,300        12,000       16,500       12,000       11,500       12,600 15,000 13,700       

2720 Farragut Drive to Palm Coast Parkway 20,000       15,500      14,000       18,500       14,500       15,000       15,600 15,600 18,700       

2730 Palm Coast Parkway to Utility Drive 4,400         6,600        6,200         6,900         6,900         7,200         8,400 9,600 10,700       

2735 Utility Drive to Oak Trails Boulevard -             4,300        4,300         6,200         5,400         4,700         7,300 7,800 9,000         

2740 Oak Trails Boulevard to Hidden Lakes Entrance 1,800         3,400        3,500         5,500         4,700         5,400         6,700 7,800 8,400         

2743 Hidden Lakes Entrance to Town Center Boulevard 1,800         3,400        3,500         5,500         4,700         5,400         6,700 7,800 8,700         

2745 Town Center Boulevard to SR 100 -             3,400        3,500         5,500         3,900         4,800         6,500 6,800 8,900         

2750 SR 100 to Palm Coast City Limit 3,400         3,900        4,100         3,800         3,600         8,000         8,400 8,500 7,600         

Palm Coast Parkway

2800 US 1 to Pine Lakes Parkway 7,700         9,600        11,500       12,000       14,000       9,900         10,400 12,300 12,700

Palm Coast Parkway (Eastbound)

2815 EB Pine Lakes Parkway to Belle Terre Parkway 6,600         9,000        9,400         9,300         8,700         9,900         10,200 10,800 10,600

2825 EB Belle Terre Parkway to Cypress Point Parkway 11,500       15,000      15,500       30,500       14,500       18,000       16,300 17,600 17,000

Palm Coast Parkway (Westbound)

2810 WB Belle Terre Parkway to Pine Lakes Parkway 6,900         15,000      15,500       18,000       14,500       16,000       17,700 18,800 18,500

2820 WB Cypress Point Parkway to Belle Terre Parkway 11,500       8,600        9,200         10,500       8,200         9,700         9,800 9,700 10,100

Palm Coast Parkway

2826 Cypress Point Parkway to I-95 South Bound Ramps 17,000       42,500      42,500       49,500       39,000       42,000       42,600 - 47,900

2827 I-95 South Bound Ramps to I-95 North Bound Ramps 34,500       42,500      45,000       49,000       40,500       39,000       41,600 - 45,400

2830 I-95 North Bound Ramps to Old Kings Road 36,500       44,500      41,000       49,000       38,000       40,000       42,600 - 42,100

Palm Coast Parkway (Eastbound)

2845 EB Old Kings Road to Florida Park Drive 11,000       12,000      14,500       13,000       13,500       14,000       15,000 - 12,900

2855 EB Florida Park Drive to Club House Drive 8,300         10,500      10,500       13,000       12,000       10,000       11,800 12,600 12,500

2865 EB Club House Drive to Colbert Lane 6,500         8,200        11,000       13,000       5,800         8,900         9,500 10,300 9,900

2875 EB Colbert Lane to Palm Harbor Parkway 3,800         5,700        4,500         8,900         5,300         5,100         6,000 6,300 7,300

Palm Coast Parkway (Westbound)

2870 WB Palm Harbor Parkway to Colbert Lane 3,300         4,400        4,900         6,400         5,100         5,800         6,000 7,100 7,500

2860 WB Colbert Lane to Club House Drive 5,800         7,400        7,900         12,500       8,100         6,500         9,400 9,700 9,600

2850 WB Club House Drive to Florida Park Drive 9,000         10,500      10,500       12,000       10,000       10,000       11,800 11,500 11,800

2840 WB Florida Park Drive to Old Kings Road 9,800         13,000      13,000       22,500       12,500       15,000       15,400 - 14,600

Palm Coast Parkway (Hammock Dunes Parkway)

2880 EB Palm Harbor Parkway to SR A1A 6,000         6,400        8,700         9,100         7,700         11,000       10,400 12,000 12,500

Palm Harbor Parkway

2890 Old Kings Rd/Matanzas HS Entrance to Cris Lane - - - - - - - - 5,200

2895 Cris Lane to Fellowship Drive - - - - - - - - 5,300

2900 Forest Grove Drive to Florida Park Drive 1,500         3,100        3,300         1,200         3,400         5,100         4,900 5,700 7,100

2910 Florida Park Drive to Club House Drive 4,500         3,400        3,300         3,900         7,400         4,600         4,400 6,900 4,700

2920 Club House Drive to Palm Coast Parkway 3,600         4,400        5,200         4,500         4,000         4,900         5,200 5,400 5,100

Pine Lakes Parkway

3000 Belle Terre Parkway (N) to Palm Coast Parkway 1,700         2,100        2,900         4,000         2,800         3,500         3,600 4,500 4,300

3002 Palm Coast Parkway to Commerce Boulevard -             7,100        8,000         10,000       8,400         8,400         9,000 9,500 9,500

3010 Commerce Boulevard to White Mill Drive 9,800         7,100        4,000         10,500       5,200         5,700         8,500 5,000 6,500

3020 White Mill Drive to Belle Terre Parkway (S) -             6,500        4,600         5,300         3,600         6,400         12,300 12,800 8,300

Ravenwood Drive

3911 White View Parkway to Rymfire Drive -             1,400        2,700         3,900         2,200         4,200         4,500 4,800 5,200

Royal Palms Parkway

3200 US 1 to Rymfire Drive 600            1,200        3,500         5,200         4,200         4,000         5,400 6,300 6,600

3210 Rymfire Drive to Belle Terre Parkway -             1,900        2,200         2,800         3,100         3,600         5,200 5,700 5,900

3212 Belle Terre Parkway to Town Center Boulevard -             -            -             -             -             2,100         7,000 8,000 8,900

Rymfire Drive

3215 Royal Palms Parkway to Ravenwood Drive -             800            1,900         3,600         3,200         3,300         3,300 4,000 4,000

3225 Ravenwood Drive to Belle Terre Parkway -             1,400        2,800         4,200         4,400         4,700         5,000 5,700 5,700

Seminole Woods Parkway

3325 SR 100 to Ulaturn Place 1,500         2,000        3,100         5,700         5,400         5,700         7,600 8,900 10,100

3300 Ulaturn Place to Citation Parkway -             1,200        2,600         4,100         4,100         4,600         5,500 7,400 8,500

3310 Citation Parkway to Sesame Boulevard -             900            1,600         3,000         2,700         4,500         4,000 4,500 5,200

3305 Sesame Boulevard to US 1 -             1,200        2,400         3,700         3,600         3,700         4,200 5,000 5,500

Sesame Boulevard

3320 Seminole Woods Parkway to terminus -             700            1,900         3,600         3,300         1,100         1,300 1,000 1,300

State Road 100

3560 John Anderson Drive to Colbert Lane -             14,500      11,000       26,000       14,500       16,500       17,500 20,300 21,100

3550 Colbert Lane to Tuscany Blvd. -             19,500      17,500       18,500       13,500       17,500       18,200 21,200 22,600

3540 Tuscany Blvd. to Old Kings Road -             19,500      17,500       18,500       13,500       17,500       18,500 21,800 22,500

3530 Old Kings Road to I-95 1,600         19,500      17,500       23,000       21,000       23,000       25,700 27,700 31,100

3525 I-95 to Memorial Medical Parkway 16,000       25,000      19,500       24,500       18,500       27,500       31,200 30,700 27,900

3520 Memorial Medical Pkwy to Seminole Woods Parkway 13,500       25,000      19,500       24,500       18,500       25,000       28,400 28,900 28,200

3515 Seminole Woods Pkwy to Bulldog Drive -             19,500      23,000       29,000       18,000       23,000       27,000 27,400 28,100

3510 Bulldog Drive to Landings Blvd. 4,100         19,500      18,500       28,000       19,500       24,500       29,700 29,500 26,900

3505 Landings Blvd. to Belle Terre Parkway -             19,500      18,500       28,000       19,500       23,500       26,100 25,000 25,800

3500 Belle Terre Parkway to Palm Coast City Limits 9,300         14,500      18,500       15,500       11,500       16,000       17,900 19,600 17,200

90



Town Center Blvd.

4100 SR 100 to Hospital Drive -             -            -             -             -             4,400         3,800 5,400 5,600

4110 Hospital Drive to Central Avenue -             -            -             -             -             5,400         4,000 5,100 5,800

4120 Central Avenue to Lake Avenue -             -            -             -             -             3,800         4,400 5,100 5,700

4130 Lake Avenue to Royal Palm Parkway -             -            -             -             -             3,500         4,300 5,000 5,400

4140 Royal Palm Parkway to Old Kings Road -             -            -             -             -             5,400         6,900 7,800 9,500

US1 (SR5)

3700 St. Johns County Line to Old Kings Road -             6,500        4,500         9,500         9,100         9,400         11,300 12,300 11,800

3702 Old Kings Road to Matanzas Woods Parkway 4,200         6,600        4,500         11,500       7,900         8,100         10,000 9,700 10,400

3705 Matanzas Woods Parkway to Palm Coast Parkway 6,600         5,500        8,500         7,900         7,300         7,600         8,900 10,000 10,200

3710 Palm Coast Parkway to White View Parkway 7,000         11,000      15,000       13,500       12,500       11,500       13,000 14,600 15,500

3720 White View Parkway to Royal Palms Parkway 9,900         14,000      15,000       19,000       12,500       12,000       14,400 15,300 15,700

3725 Royal Palms Parkway to Espanola Road 8,400         14,500      18,000       18,500       14,500       15,500       15,200 17,200 18,100

101 Palm Coast City Limit to Belle Terre Parkway 9,500         11,000      11,500       18,000       10,500       15,000       10,200 11,600 11,700

3750 Belle Terre Parkway to CR 304 9,300         11,000      14,000       18,000       13,500       15,000       12,700 13,300 13,500

3755 CR 304 to Seminole Woods Parkway 9,700         11,500      14,500       18,500       14,000       18,500       12,700 14,600 13,300

235 Seminole Woods Parkway to Palm Coast City Limit 8,200         11,000      19,000       19,000       15,500       16,500       13,400 15,300 14,500

White Mill Drive

3915 Pine Lakes Parkway to White View Parkway -             2,000        2,400         3,100         2,400         3,000         3,300 3,600 4,100

White View Parkway

3920 US 1 to White Mill Drive -             3,000        4,100         7,400         5,400         5,000         5,300 5,700 6,500

3910 White Mill Drive to Belle Terre Parkway -             3,200        3,800         5,700         4,700         6,300         6,100 6,400 7,600

3900 Belle Terre Parkway to Pritchard Drive 600            1,400        2,000         4,300         1,700         2,800         2,900 3,400 3,800

EB = Eastbound; WB = Westbound; SB = Southbound; NB = Northbound; E = East; W= West; S= South; N= North
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September 20, 2018

RE: Request for Special Exception; Application No. 3740

Dear Sir or Madam,

The Community Development Department, in accordance with Section 2.05.03 of the City 
of Palm Coast Unified Land Development Code herein advises you that:

A request for a Special Exception to allow automotive part sales in the General Commercial 
(COM-2) zoning district has been made by Green Coast LLC of Palm Coast Section 14, 
Block 00000, Lot 0120, Tax Parcel ID No.: 14-11-30-5538-00000-0120, generally located 
at southeastern corner of Bridgehaven Drive and Palm Coast Parkway NW.  The address 
is 4835 Palm Coast Parkway NW.

This request is to be heard before the Planning and Land Development Regulation Board 
(PLDRB).  You are hereby notified that a public hearing, required by law, will be held at the 
Palm Coast City Hall Community Wing, 160 Lake Avenue, Palm Coast, Florida, on 
Wednesday, October 17, 2018 beginning at 5:30 pm or as soon thereafter as possible.

You are welcome to attend and express your opinion or place concerns in writing and mail 
them to the address listed below on this letter.

Cordially,

Project Manager

NOTE:  Pursuant to Section 286.0105 of Florida Statutes the City of Palm  Coast Community Development 
Department hereby notifies all interested persons that if a person decides to appeal any decision made by the 
PLDRB with respect to any matter considered at such meeting or hearing, he or she may need to ensure that a 
verbatim record of the proceeding is made, which record includes the testimony and evidence upon which the 
appeal is based.  In accordance with the Americans with Disabilities Act, persons needing assistance to 
participate in these proceedings should contact Angela Tagliamonte at 386-986-3736 at least 48 hours prior to 
the hearing.  To obtain the decision of this hearing, please contact the Planning Division the day after the 
above public hearing during the afternoon.

page 1 of 1
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07-11-31-5052-00000-0010  Oph Storage 17 (Fl) LLC
C/O Paradigm Tax - Ess #8440 
PO Box 800729 
Dallas, TX 75380 

14-11-30-5986-00000-0001 
 

Westpointe Plaza Condominium
Common Area 
Dec Rec OR 1381 Pg 140 
2007 Tax Roll 

14-11-30-5538-00000-0110 
 

Bridgehaven Group LLC
6 Flamingo Court 
Palm Coast, FL 32137 

14-11-30-5538-00000-0100 
 

Bridgehaven Group LLC
6 Flamingo Court 
Palm Coast, FL 32137 

14-11-30-5538-00000-0130 
 

Bridgehaven Group LLC
6 Flamingo Court 
Palm Coast, FL 32137

07-11-31-7013-00050-0010 Norris Linda R
PO Box 28596 
Jacksonville, FL 32226 

07-11-31-7013-00050-0020 
 

Hsu Robert &
Rachel G C Hsu Trustees 
2300 Cedarfield Pkwy Apt 403
Richmond, VA 23233 

 

07-11-31-7013-00050-0040 Briskey James C III &
Christina Chandradat Jtwros 
14 Bren Mar Lane 
Unit A 
Palm Coast, FL 32137 

07-11-31-7013-00050-0050 
 

Bruno Steven W
60 Saw Mill Rd 
Putnam Valley, NJ 10579 

07-11-31-7013-00050-0060 
 

Barbosa Joaquim Trustee
& Arthur Pinto 
65 Boston Lane 
Palm Coast, FL 32137 

 

08/20/2018 01:59 pm IP:[10.10.250.10] Packet No: 12634 COPC RECEIVED: 8/22/2018 10:05:45 AM
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City of Palm Coast, Florida
Agenda Item

Agenda Date: October 17, 2018

Department PLANNING Amount
Item Key 4192 Account 

#

Subject REQUEST FOR TIER 2  TECHNICAL SITE PLAN APPROVAL FOR THE PALMS 
AT TOWNCENTER MULTIFAMILY PROJECT.

Background :
This is a proposed site plan for the Urban Core area of Town Center.  The Town Center Urban 
Core area is planned as the MPD’s downtown, the City’s downtown, with the vision of Town 
Center becoming an increasingly regional area of significance in the future.  The emphasis for 
the Urban Core of Town Center is urban and mixed use in nature, with a blend of residential, 
commercial, pedestrian and civic uses.

The applicant has submitted for a Tier 2 Technical Site Plan review for an 88- unit multifamily 
development on approximately 9.12 acres of land located south of Central Avenue and east of 
Bulldog Drive in the Urban Core portion of the Town Center Master Planned Development. .

This application offers the opportunity to create a unique, urban residential living option in the 
Urban Core of Town Center.  This application is also the first proposed project in the City’s 
newly- created Innovation District.  Urban and residential style development is key to creating 
the long term mixed- use fabric and style of living anticipated for Town Center.

The proposed development consists of three 3- story apartment buildings and one clubhouse, 
as well as other onsite amenities, including a pool, dog park, and volleyball area.  This 
development is also the first residential application for the Urban Core area of Town Center.

The project is considered a “Moderate” (Tier 2) development, which requires approval by the 
Planning and Land Development Regulation Board (PLDRB).  

Recommended Action :
Staff recommends that the PLDRB approve the Palms at Town Center, an 88-unit TIER II 
Technical Site Plan. The approval of this Application No. 3726 is subject to compliance with the 
remaining site plan comments (Attachment A), Site Development Permit and all applicable City 
Codes and requirements.
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October 04, 2018

HTG PALMS, LLC
3225 AVIATION AVE, 6TH FLOOR
COCONUT GROVE, FL 33133

RE: Comment Letter for LOTS 12 & 13 /TRACT 4A/ THE PALMS AT TOWN CENTER 
PHASE II, TECHNICAL SITE PLAN TIER 2; 2nd Submittal
Application: 3726

Dear Mr. Zummon,

Thank you for your recent application submittal. Staff has reviewed your documents, however; due to 
circumstances noted on the enclosed correspondence, your application cannot be approved at this 
time.The following list below is a list of staff comments based on the 2nd submittal application.  

If you desire to proceed, kindly resubmit the appropriate documents as follows:

     •  Upload a revised set of  signed / sealed plans to include revision dates.
     •  Upload  signed / sealed plans and documents in PDF format. (Follow on-line directions)        
     •  Upload letter noting each comment and the manner in which each comment has been     
        addressed. When resubmitting denote any changes (by bubbling them) to address or     
        clarify the issues noted. In some instances, a clarification may suffice.

It is recommended that you contact Irene Schaefer, 386-986-3749 to schedule a TRX meeting to discuss 
comments or you can resubmit when prepared to resubmit your application documents.  

If you have any questions concerning the comments noted, please contact me at 386-986-(    ).

Sincerely,

IDA MEEHAN,
Project Manager

Attachment: Staff Comments
Landscape Markups

Copy: Ray Tyner, Planning Manager 
TRX Team
Owner: PALM COAST HOLDINGS INC ALLETE GENERAL ACCOUNTING, 30
 W SUPERIOR STREET, ATTN:  JAKE MILLER, DULUTH, MN  55803
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page 2 of 2

Staff Comments 2nd Submittal

Reviewing Department Comments

ENGIN1 - CITY ENGINEERING 386-986-4771

Comments:
Held By: MPEEL 
1.  Published speed limit is 25.  Design speed limit indicated in the MPD is 20.  Site triangles 
indicate that you do not meet clear site distance because of on-street parking.  How is this being 
addressed?

PLLA - PLANNING LANDSCAPE ARCHITECT  (386-986-3736)
Comments:
Held By: BDAWSON 
See marked up landscape comments on the followning sheets: 

L100, L300, L301, L400, L401, L402, L403, E1.03, E1.04

UD1 - UTILITY DEPARTMENT 386-986-3794

Comments:
Held By: CJOHNSON 
1.Fees, agreements and FDEP permits shall be complete prior to issuance of the Site 
Development permit 
2.Shift the blow-offs out from under the parking lot. Label the water service sizes. Include the 2 
inch water service connection detail, meter manifold detail, drop manhole detail. 
3.Need to add an additional cleanout on the sewer service lateral to building 3 due to the length. 
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WButler
Text box
See comments on landscape plan for grading in this area due to required sidewalk

WButler
Arrow

WButler
Text box
Need at least 2' of level grade adjacent to sidwalk before slope begins

WButler
Arrow

WButler
Arrow

WButler
Arrow



08/07/2018 08:05 am IP:[10.10.250.10] Packet No: 12158
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BDawson
Text box
Adjust hatching of VUA landscape islands to align with curbs.



Indicate on plans the landscape islands that will require the structural soil detail (landscape islands less than 300 sf. with shade trees.)  Or make islands larger.



Provide (1) bicycle parking spot for every (20) vehicle parking spaces. (9) required, (6) currently provided. Suggest adding a few to the amenity building area.



Provide lighting with photometrics.





BDawson
Text box
VUA Calculation: 

(VUA x 10%)/165 = required credits

(43 credits required)



Adjust chart to show credits based on shade tree (2 credits), understory tree (1 credit) or cluster of three palm trees (1.5 credits.)



Provide totals at the bottom of the chart.
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BDawson
Text box
Show continuation of sidewalk. Adjust grading as needed to not conflict with its location.  This sidewalk needs to extend to the northern corner of parcel #07-12-31-0650-000A0-0004 

BDawson
Arrow

BDawson
Text box
Landscape Buffer C

10' width, Shade Tree: 1/50', Short Screen

Provide temporary buffer.

BDawson
Distance Measurement
Distance:

90.16 ft

BDawson
Text box
75' maximum shade tree spacing within buffer.  Could use a cluster of 3 Sabal palms here to substitute for the shade tree, but shift to allow for requested sidewalk connection.

BDawson
Arrow

BDawson
Text box
Use consistent symbol for existing elm trees.

BDawson
Arrow

BDawson
Arrow

BDawson
Text box
Show all landscape buffer lines on plan and dimension them.

BDawson
Text box
utility conflict

BDawson
Arrow

BDawson
Text box
Label FPL transformer and provide medium screen plantings around them. (typ. of all.)-Coordinate with Breahana Bean of FPL and note where access point is located.

BDawson
Arrow

BDawson
Text box
utility conflict

BDawson
Arrow

BDawson
Arrow

BDawson
Text box
utility conflict

BDawson
Arrow

BDawson
Text box
utility conflict

BDawson
Arrow

BDawson
Text box
Landscape Buffer C

10' width, Shade Tree: 1/50', Short Screen (can shift buffer shrubs up to parking lot instead of putting in buffer)

BDawson
Rectangle

BDawson
Rectangle

BDawson
Text box
Shift trees slightly to ensure there is no conflict w/ signage.

BDawson
Arrow

BDawson
Arrow

BDawson
Cloudy

BDawson
Cloudy

BDawson
Cloudy

BDawson
Cloudy

BDawson
Cloudy

BDawson
Cloudy

BDawson
Text box
Provide separation detail between the two different types of sod.

BDawson
Arrow

BDawson
Text box
Provide some variation of material in rear layer of foundational plantings to allow for larger material in areas of blank walls.

BDawson
Arrow

BDawson
Arrow

BDawson
Text box
Provide some variation of material in rear layer of foundational plantings to allow for larger material in areas of blank walls.

BDawson
Arrow

WButler
Text box
All terminal landscape VUA islands require either a shade tree (300 square foot minimum area) a group of 3 Sabal palms or an understory tree 65 gallon size minimum (150 square foot minimum) unless structural soil is used to meet the Town Center 150 sf min requirement.

WButler
Arrow

WButler
Text box
Some of the VSS shrubs have circles with dots, some do not have dots-need to be consistent

WButler
Arrow

WButler
Arrow

WButler
Arrow

WButler
Arrow

WButler
Text box
Buffer must be continuous without gaps

WButler
Arrow

WButler
Arrow

WButler
Text box
Buffer must be continuous without gaps

WButler
Arrow

WButler
Arrow

WButler
Arrow

WButler
Text box
Need foundation plantings to credit for short screen buffer plants

WButler
Arrow

WButler
Arrow

WButler
Text box
Need foundation plantings to credit for short screen buffer plants

WButler
Arrow

WButler
Arrow

WButler
Text box
Buffer type C needed but since the 10' buffer is actually in the water, the buffer needs to shift to the top of bank behind the buildings.  Provide foundation shrubs as indicated in comments and 1 shade tree for every 50 lineal feet

WButler
Arrow

WButler
Text box
Show and label existing street lights along Bulldog Drive

WButler
Arrow

WButler
Text box
Need to label existing trees in these areas 

WButler
Arrow

WButler
Arrow

WButler
Text box
If the rectangle is pool equipment, the shrubs around it need to be 7-gallon 30" tall

WButler
Arrow

WButler
Text box
To make these open breezeways more accessible to the front sidewak, need to remove a few of the shrubs and make a sidewalk connection (typical all breezeways)

WButler
Arrow

WButler
Text box
GENERAL SIDEWALK NOTE

Per the Master Plan Agreement for Town Center, the sidewalks in the Urban Core need to be a minimum of 12' wide, so need to provide this and adjust contour grading and tree plantings to accomodate this.  Trees can be placed in tree grates and other pedestrian amenities such as planters, benches and foundation plantings utilized. The sidewalk that fronts the lake can have the width reduced to 6.5'.
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BDawson
Text box
Add City of Palm Coast Standard Tree Protection fencing detail.



Add City of Palm Coast Tree Planting details for loactions that utilize structural soil.
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BDawson
Text box
24" ht.

BDawson
Arrow

BDawson
Text box
Provide City of Palm Coast Tree Protection Fencing Detail.

WButler
Text box
Specify container or B&B size

WButler
Arrow
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W 30" R.C.P. INVERT = 21.03'

NW 30" R.C.P. INVERT = 20.83'

DRAINAGE MANHOLE

RIM = 28.42'

W 30" R.C.P. INVERT = 21.42'

E 30" R.C.P. INVERT = 21.00'

STANDING WATER

DRAINAGE MANHOLE

RIM = 28.88'

SE 30" R.C.P. INVERT = 21.35'

BOTTOM OF STRUCTURE = 21.47'

STANDING WATER

DRAINAGE MANHOLE

RIM = 28.49'

S 36" R.C.P. INVERT = 22.70'

BOTTOM OF STRUCTURE = 22.39'

DRAINAGE MANHOLE

RIM = 30.32'

BOTTOM OF STRUCTURE = 19.56'

FULL OF WATER

DRAINAGE MANHOLE

RIM = 30.22'

BOTTOM OF STRUCTURE = 22.17'

FULL OF WATER

SANITARY MANHOLE

RIM = 29.70'

E 8" PVC INVERT = 19.65'

N 8" PVC INVERT = 19.67'

W 8" PVC INVERT = 19.56'

SANITARY MANHOLE

RIM = 29.52'

W 8" PVC INVERT = 19.88'

S 6" PVC INVERT = 19.85'

N 6" PVC INVERT = 19.90'

SANITARY MANHOLE

RIM = 30.40'

S 8" PVC INVERT = 19.16'

W 8" PVC INVERT = 19.06'

N 8" PVC INVERT = 19.18'

E 8" PVC INVERT = 19.13'

SANITARY MANHOLE

RIM = 29.88'

E 8" PVC INVERT = 17.89'

W 8" PVC INVERT = 17.71'

SANITARY MANHOLE

RIM = 30.58'

GREATER THAN 12' DEEP

SANITARY MANHOLE

RIM = 29.93'

GREATER THAN 12' DEEP

SANITARY MANHOLE

RIM = 28.95'

SANITARY MANHOLE

RIM = 28.42'

BOTTOM OF STRUCTURE = 16.02'

DRAINAGE MANHOLE

RIM = 29.83'

BOTTOM OF STRUCTURE = 22.22'

FULL OF WATER

UPLAND BUFFER

PLAT BOOK 35, PAGE 63
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CURB INLET
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FULL OF WATER
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7" MYRTLE

FOUND MAG NAIL & DISK,

TOMOKA ENG LB# 2232

SITE BENCHMARK

SET NAIL AND DISC

ELEVATION = 28.28' (NGVD29)

SITE BENCHMARK

SET NAIL AND DISC

ELEVATION = 29.51' (NGVD29)
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FOUND 4"X4" CMON & DISK,

TOMOKA ENG

PRM LB# 2232

FOUND 4"X4" CMON & DISK,

TOMOKA ENG

PRM LB# 2232

TOWN CENTER PHASE 2

LOT 12

PLAT BOOK 35, PAGE 63

PARCEL ID: 06-12-31-5825-00000-0140

OWNER - PALM COAST HOLDINGS INC

TOWN CENTER PHASE 2

LOT 14

PLAT BOOK 35, PAGE 63
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POINT OF BEGINNING

PARCEL "A"

NORTHEAST CORNER LOT 13, PLAT

BOOK 35, PAGE 63
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LINE LOT 13

EASTERLY BOUNDARY LINE LOT 13
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LINE LOT 13

PARCEL "A"

2.969 ACRES
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1. THIS SURVEY IS NOT VALID WITHOUT THE SIGNATURE AND ORIGINAL RAISED SEAL OF THE FLORIDA LICENSED

SURVEYOR AND MAPPER LISTED BELOW.

2. NO UNDERGROUND UTILITIES, FOUNDATIONS, OR IMPROVEMENTS, IF ANY, HAVE BEEN LOCATED EXCEPT AS

SHOWN.

3. THE PROPERTY LINES SHOWN ON THIS PLAN ARE BASED UPON AN ACTUAL FIELD SURVEY CONDUCTED BY

VHB, INC. IN JANUARY 2018 AND FROM DEEDS AND PLANS OF RECORD.

4. THE EXISTING CONDITIONS SHOWN ON THIS PLAN ARE BASED UPON AN ACTUAL ON-THE-GROUND

INSTRUMENT SURVEY PERFORMED BY VHB, INC. IN JANUARY 2018.

5. THE HORIZONTAL DATUM IS BASED IN THE NORTH AMERICAN DATUM OF 1983 (NAD 83), PROJECTED TO THE

FLORIDA STATE PLANE COORDINATE SYSTEM, EAST ZONE, 2011 ADJUSTMENT.  A SINGLE CONTROL POINT

WAS ESTABLISHED FROM REDUNDANT G.N.S.S. MEASUREMENTS UTILIZING THE FLORIDA DEPARTMENT OF

TRANSPORTATION CORRECTION NETWORK (F.P.R.N.). THE POSITION WAS VERIFIED BY OBTAINING TWO PLUS

HOURS OF STATIC MEASUREMENTS, WHICH WERE POST PROCESSED BY THE NATIONAL GEODETIC SURVEY

SOFTWARE OPUS.

6. THE LAND DESCRIPTION HEREON WAS PROVIDED WITHIN THE COMMITMENT FOR TITLE INSURANCE BY OLD

REPUBLIC NATIONAL TITLE INSURANCE COMPANY, COMMITMENT NUMBER: 508243, COMMITMENT DATE:

OCTOBER 18, 2017 AT 11:00 PM.  PROVIDED BY THE CLIENT.  THE SAME WAS USED TO IDENTIFY EXISTING

EXCEPTIONS TIED TO THE PROPERTY.

7. THE FOLLOWING DOCUMENTS WERE USED DURING THE CREATION OF THIS SURVEY:

TOWN CENTER PHASE 2, PLAT BOOK 35, PAGE 63 OF THE PUBLIC RECORDS OF FLAGLER COUNTY, FLORIDA.

8. EVIDENCE OF RECENT EARTH MOVING WORK WAS NOT OBSERVED DURING THE PROCESS OF CONDUCTING

THE FIELD WORK.

9. EVIDENCE OF STREET OR SIDEWALK CONSTRUCTION WAS NOT OBSERVED DURING THE PROCESS OF

CONDUCTING THE FIELD WORK.

10. NO INFORMATION PERTAINING TO WETLANDS WAS PROVIDED TO THIS SURVEYOR.

11. NO INFORMATION PERTAINING TO OFFSITE EASEMENTS OR SERVITUDE WERE PROVIDED TO THIS SURVEYOR.

12. ACCORDING TO THE FEDERAL EMERGENCY MANAGEMENT AGENCY (FEMA), FLOOD INSURANCE RATE MAP

(FIRM), MAP NUMBER 12035C0230D, EFFECTIVE DATE 07/17/2006, THIS SITE IS WITHIN: ZONE X - AREAS OF

0.2% ANNUAL CHANCE FLOOD; AREAS OF 1% ANNUAL CHANCE FLOOD WITH AVERAGE DEPTHS OF LESS

THAN 1 FOOT OR WITH DRAINAGE AREAS LESS THAN 1 SQUARE MILE; AND AREAS PROTECTED BY LEVEES

FROM 1% ANNUAL CHANCE FLOOD.

13. VERTICAL INFORMATION SHOWN IS BASED ON A CLOSED LOOP LEVEL RUN FROM THE FLORIDA

DEPARTMENT OF TRANSPORTATION BENCHMARK: 7398A4031 - A 4"X4" CONCRETE MONUMENT WITH

F.D.O.T. BRASS DISC STAMPED "7398A 4031 BM"  ELEVATION = 28.061' (NGVD29)

14. A ZONING  REPORT OR LETTER WAS NOT PROVIDED TO THE SURVEYOR BY THE CLIENT.

6. Reservations in favor of the State of Florida, as set forth in the deed from the Trustees of the Internal Improvement Fund of the State of Florida,

recorded in Deed Book 30, Page 346, and Release of Right of Entry as recorded in O.R. Book 750, Page 115, Public Records of Flagler County, Florida.

(BLANKET)

7. Restrictions, conditions, reservations, easements, and other matters contained on the Plat of Town Center Phase Two, as recorded in Plat Book 35,

Page 63, Public Records of Flagler County, Florida. (NOT A SURVEY MATTER)

8. Development Order as stated in Letter recorded in O.R. Book 1384, Page 217, Public Records of Flagler County, Florida.  (BLANKET)

9. Utility Agreement for Water and Wastewater Service recorded in O.R. Book 1326, Page 920, Public Records of Flagler County, Florida.

(NO DOCUMENT PROVIDED)

10. Covenants, conditions and restrictions recorded December 2, 2003, in O.R. Book 1014, Page 1951, Public Records of Flagler County, Florida.

(AS SHOWN)

11. Town Center Multi-Use Easement Agreement between City of Palm Coast, FPL and Town Center CDD, recorded in O.R. Book 1463, Page 448, Public

Records of Flagler County, Florida (NOT A SURVEY MATTER)

12. Conservation Easement recorded in O.R. Book 1212, Page 1812, together with Joinder recorded in O.R. Book 1274, Page 1389, Public Records of

Flagler County, Florida. (BLANKET)

13. Partial Non-Exclusive Assignment and Assumption of Declarants Rights recorded in O.R. Book 1752, Page 497; Notice of Rule Adoption recorded in

O.R. Book 1752, Page 502, as amended in O.R. Book 2180, Page 552, Public Records of Flagler County, Florida; and Partial Release of Notice of Rule

Adoption recorded in O.R. Book 2055, PG 125, Public Records of Flagler County, Florida. (BLANKET)

14. Blanket Drainage Easement Agreement recorded in O.R. Book 1259, Page 1391, Public Records of Flagler County, Florida. (AS SHOWN PER PLAT)

15. All matters contained on the Plat of Town Center Phase 2, as recorded in Plat Book 35, Pages 63 through 68, inclusive, Public Records of Flagler

County, Florida. (AS SHOWN PER PLAT)

16. Utility Agreement for Water and Wastewater Service recorded in O.R. Book 1326, Page 920, Public Records of Flagler County, Florida.

(DOES NOT CALL TO THESE LOTS)

17. Blanket Drainage Easement Agreement recorded in O.R. Book 1259, Page 1391, Public Records of Flagler County, Florida. (BLANKET)

18. All matters contained on the Plat of Town Center Phase 2, as recorded in Plat Book 35, Pages 63 through 68, inclusive, Public Records of Flagler 

County, Florida. (AS SHOWN PER PLAT)

19. Utility Agreement for Water and Wastewater Service recorded in O.R. Book 1326, Page 920, Public Records of Flagler County, Florida. (BLANKET)

DATE OF PLAT OR MAP:

          ELI J. DONALDSON, P.S.M.

                         PROFESSIONAL SURVEYOR AND MAPPER

                          FLORIDA LICENSE NO. 6984

       To: Housing Trust Group, LLC, a Florida limited liability company

This is to certify that this map or plat and the survey on which it is based were made in accordance

with the 2016 Minimum Standard Detail Requirements for ALTA/NSPS Land Title Surveys, jointly

established and adopted by ALTA and NSPS, and includes Items 1-6, 8, 11, 13-14, and 18-19 of

Table A thereof. The fieldwork was completed on January 2018.

ALTA/NSPS

Land Title Survey

358 & 470 Bulldog Drive

Palm Coast, FL 32164
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LOT 12 and LOT 13, Town Center Phase 2, according to the map or plat thereof as recorded in Plat Book 35, Page

63, Public Records of Flagler County, Florida.

LESS and EXCEPT;

PARCEL "A"

A portion of said LOT 13, Town Center Phase 2. Said parcel being more particularly described as follows:

BEGIN at the northeast corner of said LOT 13; thence run along the easterly boundary line of said LOT 13, South

22° 45' 35" West, 116.09 feet to the point of curvature of a curve to the left, having a radius of 124.61 feet and a

central angle of 025° 11' 01"; thence continue along said easterly boundary line and the arc of said curve a distance

of 54.77 feet to the point of  reverse curvature of a curve to the right, having a radius of 100.00 feet and a central

angle of 025° 11' 14"; thence continue along said easterly boundary line and the arc of said curve a distance of

43.96 feet to the point of reverse curvature of a curve to the left, having a radius of 221.50 feet and a central angle

of 006° 02' 45"; thence continue along said easterly boundary line and the arc of said curve a distance of 23.37

feet; thence leaving said easterly boundary line, run North 67° 14' 25" West, 566.88 feet, to a point on the westerly

boundary line of said LOT 13, said point also being on a non-tangent curve concave southeasterly, having a radius

of 787.50 feet, a central angle of 001° 41' 49" and a chord of 23.32 feet that bears North 21° 54' 41" East; thence

along said westerly boundary line and the arc of said curve a distance of 23.32 feet to the point of tangency;

thence continue along said westerly boundary line, North 22° 45' 35" East, 186.68 feet to the point of curvature of a

curve to the right, having a radius of 25.00 feet and a central angle of 090° 00' 00"; thence leaving said westerly

boundary line, run along the arc of said curve a distance of 39.27 feet to the point of tangency, also being a point

on the northerly boundary line of LOT 13; thence along said northerly boundary line, South 67° 14' 25" East, 519.65

feet to the POINT OF BEGINNING.

Said parcel contains 2.969 Acres, more or less.

ED4-16-18LOT SPLIT AS SHOWN BY PARCEL "A" 1
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Text box
Revise survey with correct existing tree call outs. Refer to landscape architect's plans.



 

Planning Land Development Regulation Board
 October 17, 2018

OVERVIEW          
              
Project Name: The Palms at Town Center
Application Number: 3726
Applicant: HTG Palms, LLC
Agent: Singhofen & Associates
Property Description: Vacant Land
Property Owner: Florida Landmark Communities LLC
Location: Central Ave. and Bulldog Drive                                                                                                                    
Real Estate ID #:                  06-12-31-5825-00000-0120, 06-12-31-5825-00000-0130 (portion)
Current FLUM designation:  DRI-Mixed Use
Current Zoning designation:   Master Planned Development (MPD)
Current Use:                        Vacant
Size of subject property:       9.12 +/- acres 
                   
 
REQUESTED ACTION:
To obtain Planning and Land Development Regulation Board (PLDRB) approval for the Palms 
at Town Center, an 88-unit multifamily development requiring Tier 2 Technical Site Plan Review 
application.  

ANALYSIS

This is a proposed site plan for the Urban Core area of Town Center.  The Town Center Urban 
Core area is planned as the MPD’s downtown, the City’s downtown, with the vision of Town 
Center becoming an increasingly regional area of significance in the future.  The emphasis for 
the Urban Core of Town Center is urban and mixed use in nature, with a blend of residential, 
commercial, pedestrian and civic uses.

The applicant has submitted for a Tier 2 Technical Site Plan review for an 88- unit multifamily 
development on approximately 9.12 acres of land located south of Central Avenue and east of 
Bulldog Drive in the Urban Core portion of the Town Center Master Planned Development. .

This application offers the opportunity to create a unique, urban residential living option in the 
Urban Core of Town Center.  This application is also the first proposed project in the City’s 
newly- created Innovation District.  Urban and residential style development is key to creating 
the mixed use fabric and style of living anticipated for Town Center.

The proposed development consists of three 3- story apartment buildings and one clubhouse, 
as well as onsite amenities, including a pool, dog park, and volleyball area.  This development is 
also the first residential application for the Urban Core area of Town Center.
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Application 3726

The project is considered a “Moderate” (Tier 2) development, which requires approval by the 
PLDRB.  

SITE DEVELOPMENT PLAN SUMMARY: 

 TOTAL SITE ACREAGE:      9.12 +/- acres

 TOTAL WETLAND & BUFFER  1   +/- acres

 NUMBER OF NEW BUILDINGS:   3 multifamily buildings and one clubhouse.

 TOTAL UNITS: 88 units

 MAXIMUM HEIGHT:          80 ft. (27’6” proposed)
 
 MAXIMUM IMPERVIOUS 95% (66% net proposed)
      COVERAGE

BACKGROUND

The property under development review is 9.12 acres part of Parcel # 06-12-31-5825-00000-
0120 & 06-12-31-5825-00000-0130.  The property is zoned Master Planned Development and 
the FLUM is DRI-Mixed Use. The project is designed based on the proposed parcel 
reconfiguration to create a commercial tract to the north along Central Avenue.  Access to the 
project is proposed via two existing curb cuts on Bulldog Drive.

The site plan depicts three 3 story multifamily apartments and a clubhouse.  Other onsite 
amenities shown on the site plan include a pool, a dog park, playground, a volleyball court and a 
fitness path.

LAND USE AND ZONING INFORMATION
The following tables summarize the general existing and proposed land use and zoning 
information:

USE SUMMARY TABLE
CATEGORY: EXISTING: PROPOSED:
Future Land Use Map 
(FLUM)

DRI-Mixed Use DRI-Mixed Use

Zoning District Master Planned Development Master Planned Development

Use Vacant land 88-unit

Acreage 9.12 +/- acres 9.12 +/- acres

Proposed Building
Square Footage

Vacant Building 1 – 29,070 SF
Building 2 – 24, 468 SF
Building 3 – 38,283 SF
Clubhouse -4,545 SF
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Access None Via two existing curb cuts on 
Bulldog Drive.

SURROUNDING ZONING AND FLUM CATEGORIES

Direction FLUM Category Zoning District
North  DRI- Mixed Use  Town Center MPD

South   Mixed Use  MPD

East  DRI- Mixed Use  Town Center MPD

West  Institutional  Public/ Semi - Public

SITE DEVELOPMENT REQUIREMENTS: 

Site development for the property must be in accordance with the requirements of the City of 
Palm Coast Unified Land Development Code, and must comply with the city’s Comprehensive 
Plan as well as Building Codes.  The following tables summarize the basic development 
standard requirements and corresponding proposed development criteria, with which the 
application complies:

SITE DEVELOPMENT REQUIREMENTS

Criteria (per LDC) Required Provided
Min. Lot Size 2,000 sq. ft. 9.17 acres
Min. Lot Width    25 ft. 566.88 +/- ft.
Max. Impervious Coverage  95  66 % net
Max. Bldg. Height 50 ft.  32’ 8’’ft.         
Min. Building Setbacks Front:    12 ft.

Rear:      0 ft.
Street Side: 12 ft.
Side:      0 ft. 

Front: 15’   
Rear:  15’
Side:   20’  
Side :  20’ 

Parking Spaces (min.): 
 82 units x .75 spaces per unit
    

167
 

 167. including 29 
parking canopy spaces 
per Ordinance # 2018-
18.

TECHNICAL SITE PLAN PROCESS
The Technical Site Plan review application process is specified in Chapter 2, Section 2.11 of the 
Unified Land Development Code (LDC). This review process is intended to ensure that site 
development takes place in an orderly and efficient manner through a process that provides 
adequate review based on the size and complexity of the proposed development. The purpose 
of final site plan review is to ensure compliance with all development regulations. The review is 
based on conformance to Code. Once a Development Order is issued, the developer may file 
construction plan. Approval of the construction plans and technical specifications represents the 
final development order. Therefore, approval of a Site Plan Development Order authorizes an 
applicant to apply for a building permit.
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The application incorporates a review/approval process coordinated by and thru City staff, and 
the Planning and Land Development Review Board (PLDRB) and in some instances, the City 
Council based upon the scale of development. As provided in Table 2-1 of Sec. 2.04 of the 
LDC, residential projects with 41 to 100 units are classified as Moderate projects, thus the scale 
of this development requires approval from the PLDRB. 

ANALYSIS BASED ON UNIFIED LAND DEVELOPMENT CODE CHAPTER 2, SECTION 2.05.05 

Prior to approval of a Development Order for the Technical Site Plan, the proposed project must 
be evaluated for conformance with the requirements of LDC Chapter 2, Section 2.05.05, which 
provides criteria that must be met to issue approval. The proposed project has been evaluated 
against the review criteria as directed by the LDC, which states: When reviewing a development 
order application, the approval authority shall determine whether sufficient factual data was 
presented in order to render a decision. The decision to issue a development order shall be 
based upon the following, including but not limited to:

A. The proposed development must not be in conflict with or contrary to the public 
interest;

Planning Staff Finding: The proposed development is not in conflict with or contrary to the 
public interest, as the specified land use is consistent with the City’s LDC and Comprehensive 
Plan and the Urban Core requirements of the Town Center MPD. 

It is staff’s general understanding that the existing inventory of available multifamily options 
does not meet current market demand for the workforce needs of this community. 

The proposed multifamily project can potentially serve as a catalytic development for the newly-
created Town Center Innovation District.

In addition, the proposed site plan design, amenities, open space and attractiveness of the 
facility indicate that it will be a high quality development, fully in compliance with the City’s 
codes and ordinances.

B. The proposed development must be consistent with the Comprehensive Plan and the 
provisions of this LDC;

Planning Staff Finding: The request is consistent with the Comprehensive Plan. The following 
are a applicable goals, policies and objectives that the project supports:

 Comprehensive Plan Chapter 1, Future Land Use Element, Goal 1.1:  Preserve 
the character of residential communities, prevent urban sprawl and protect open 
space and environmental resources, while providing a mix of land uses, housing 
types, services, and job opportunities in mixed use centers and corridors.
 

 Comprehensive Plan Chapter 1, Future Land Use Element, Objective 1.1.1 (C) 
Mixed Use:  This FLUM designation represents existing and future mixed use 
corridors and employment centers throughout the City that provide general retail, 
professional services and office.  A blending of residential uses and institutional 
uses is also allowed in this designation. The Mixed Use designation is intended to 
provide opportunities for residents to work, shop, engage in recreational activities, 
and attend school and religious activities in reasonable proximity to residential 
dwellings.
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 Comprehensive Plan Chapter 1, Future Land Use Element, Goal 1.3: Adequate 
Public Facilities and Concurrency: The City shall ensure that public facilities and 
services are adequate to provide for the health, safety, and welfare of the public 
and are provided concurrent with the impacts of development.

 Chapter 2-Transportation Element: Goal 2.2 Increased Interconnectivity; 
Policy 2.2.2.1 – Through the development review process, the City shall ensure 
that developers construct connections that link residential areas, recreational 
facilities, and commercial developments to reduce traffic on collector and arterial 
roadways.  

 Chapter 2-Transportation Element: Goal 2.2 Increased Interconnectivity; 
Policy 2.2.2.4 – The City shall continue to enforce requirements for bicycle and 
pedestrian interconnectivity between residential developments and adjacent 
commercial developments as a means of reducing traffic on collector and arterial 
roadways.

 Chapter 3-Housing Element: Objective 3.4.1 Diversity in Housing 
Opportunities; Policy 3.4.1.1 – Through the FLUM and zoning district regulations 
of the LDC, the City shall make provisions to supply land that can be developed 
with various types of residential uses, including single-family homes of various 
sizes, duplexes, multi-family dwellings, and residential units in mixed use 
developments.

 Town Center MPD – Town Center will function as an urban center for the City, 
Flagler County and the surrounding area.

 Town Center MPD – Will include sites for a combination of mixed uses, including 
the following: retail, office, governmental, civic, cultural, lodging, food service, 
institutional, entertainment, outdoor public gatherings, residential apartments and 
other  living opportunities.

C. The proposed development must not impose a significant financial liability or 
hardship for the City; 

Planning Staff Findings: The proposed development does not impose a significant financial 
liability or hardship for the City.  The project will meet the MPD and the City’s concurrency 
requirements.

D. The proposed development must not create an unreasonable hazard, or nuisance, or 
constitute a threat to the general health, welfare, or safety of the City’s inhabitants;

Planning Staff Finding:  The proposed development poses no unreasonable hazard, nuisance, 
nor does it constitute a threat to the general health, welfare, or safety of the City’s inhabitants. 
All improvements will be newly constructed and/or developed in compliance with the relevant 
LDC, Building Code and other agency requirements. 

E. The proposed development must comply with all other applicable local, state and 
federal laws, statutes, ordinances, regulations, or codes;

109



                                           

Application 3726

Planning Staff Finding: The applicant has submitted or shall submit plans and permit 
applications as required to the various agencies having jurisdiction, and shall meet all 
requirements of other applicable local, state and federal laws, statutes, ordinances, regulations 
and codes.

PUBLIC PARTICIPATION
No Neighborhood meeting or public notice was required for this application. 

SUMMARY OF FINDINGS

After review and evaluation of the proposed project for conformance with the requirements of 
the City of Palm Coast LDC and Comprehensive Plan, staff finds that the proposed 
development meets the requirements of TIER 2 Technical Site Plan approval subject to several 
outstanding site plan comments that must be addressed prior to the issuance of a Development 
Order.   

RECOMMENDATION

Staff recommends PLDRB approve the Palms at Town Center, an 88-unit TIER II Technical Site 
Plan. The approval of this Application No. 3726 is subject to compliance with the remaining site 
plan comments (Attachment A), Site Development Permit and all applicable City Codes and 
requirements.
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City of Palm Coast, Florida
Agenda Item

Agenda Date: October 17, 2018

Department PLANNING Amount
Item Key 4495 Account 

#

Subject SUNSHINE LAW PRESENTATION

Background :
City of Palm Coast legal counsel, Katie Reischmann will give a refresher to the Planning and 
Land Development Regulation Board members regarding the State of Florida’s Sunshine Law 
and its requirements.

Recommended Action :
Presentation only
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Government in the Sunshine Issues

Catherine Reischmann
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Open Meetings Law
A. What does the law say?

It applies to any gathering of two (2) or more members of the same 
board, committee, commission or council to discuss some matter which 
will foreseeably come before that board, committee, commission or 
council for action. The Government-in-the-Sunshine Law applies to all 
discussions or deliberations as well as the formal action by a board, 
committee or commission. The law, in essence, is applicable to any 
gathering, whether formal or casual, of two (2) or more members of the 
same board, committee or commission to discuss some matter on which 
foreseeable action will be taken by the public board or commission. 
There is no requirement that a quorum be present for a meeting to be 
covered under the law. Communications between board, commission or 
committee members can occur in many ways: orally in person, orally 
over a telephone, by writings, through e-mails, through conduit 
individuals, or by any other means. The Law provides that debates or 
discussions on issues should occur at open meetings noticed as required 
by law, not in letters, etc. – to whoever directed or at non-noticed 
meetings.

1
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In  essence,  the  “Open Meetings  Law”  (or  “Government-in-the-
Sunshine Law”) of the State of Florida requires that:

1) meetings of boards or commissions must be open to the public; 
2) reasonable notice of such meetings must be given, and 
3) minutes of the meeting must be taken.  
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Interpretation of Statute 
1. Inconsistent with Plain wording

a. The word “meetings” does not necessarily mean there has to be a meeting.

b. There really does not have to be a board or commission for the law to 
apply. 

c. The words “at which official acts are to be taken” does not really mean 
that any action has to be taken in order for a violation of the Sunshine 
Law to exist.
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2. Arguably the statute could be rephrased to state:
Any communication between two members of the same board on any 

matter which may reasonably or foreseeably come in front of the  board must 
take place at a time and place of which the public  has reasonable notice  and 
location where the public has reasonable access.  
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Mandatory Voting Exceptions:
a. An exception to the voting 
requirement  exists  only  when  the 
member  has  a  possible  conflict  of 
interest.  

b.  Another  exception  was  recently 
adopted and applies  to quasi-judicial 
proceedings where  the member must 
abstain  “to  assure  a  fair  proceeding 
free from potential bias or prejudice.” 
Fla. Stat. 286.012.
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May restrictions be placed on the presence of 
recording devices?  No, unless the devices are 
unreasonably disruptive.  The Courts have 
reasoned that cameras and no disruptive 
recording devices aid in making an accurate 
report to the members of the public who could 
not be present.
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Meetings of  the staff of commissions, boards or committees 
are not ordinarily subject to the Sunshine Laws.   However, a 
staff  member  loses  his  identify  as  staff  while  serving  on  a 
commission,  board  or  committee which  has  been  delegated 
authority normally held by the governing body.
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Government in the Sunshine

Ø Board members may call upon staff members for factual information and 
advice without being subject to the Sunshine Law.  However, the staff 
cannot be used as a liaison between committee members to conduct a de 
facto meeting of the committee.  For example, Mr. Tyner could meet with 
individual Board members, but cannot circulate information and thoughts 
of the individual Board members to other members.
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Does the Sunshine Law require an item be 
agendaed in order to take action?  

No, but sometimes procedural rules do.
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Can  a  board  limit  public 
participation? 

Yes .   However,  under  the 
Right to Speak Act, Fla. Stat. 
286.0114,  the public  now has 
a  right  to  be  heard  on  all 
“propositions”  before  the 
Board. The right to speak must 
be  provided  during  the 
decision  making  process  and 
within  “reasonable  proximity 
in  time” before  final action  is 
taken. 
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2005 Attorney General List of Don’ts

Do not talk about matters during recesses.

Do not talk about matters before meetings. 

Do not talk about matters after meetings. 
Do not talk about matters between meetings 
(even at City Hall). 
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2005 Attorney General List of Don’ts

Do not whisper to another member or pass notes to 
another member during a meeting.
Do not talk about public business at social settings.
Do not talk about votes, hearings, actions AFTER the 
public meetings as these matters may come back in 
different contexts. 133



Government in the Sunshine

Ø Boards may not take action on nor engage in private discussion of board 
business via written correspondence, emails, text messages, or other 
electronic communications (Facebook).

Ø Email communication of information from one board member to another 
may not violate the Sunshine Law if there is no interaction related to the 
report, but circulating “position statements” is highly discouraged and 
may pose other procedural due process concerns.
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Sanctions for Violation of Sunshine Law
1. Criminal

a. Any public officer who knowingly 
violates the Sunshine Law is guilty of 
a misdemeanor of the second degree, 
punishable as provided in Section 
775.082, Section 775.083 or Section 
775.084, Fla. Stat. (jail, fines, 
surcharges, etc.).

2. Civil
a. Any public officer who violates any 

provision of this section is guilty of a 
non-criminal infraction, punishable by 
fine not exceeding $500.00.

b. Local governments may also be 
required to pay attorney’s fees on 
behalf of those who enforce the 
Sunshine Laws.
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3. Validity of Actions Taken in Violation of Sunshine Law.
a. The violation makes  the action void ab initio .   No  resolution,  rule or 

formal action shall be considered binding except as taken or made at an 
open meeting.  For  example,  a  zoning  ordinance was  declared  invalid 
because of Sunshine Law violations by a citizen’s planning committee.  
Also, a contract for the purchase of real estate was held non-binding.

b.  The violation can be cured by reconsidering the matter at a later 
  public meeting, however the meeting must include a full debate and 
  a public hearing. The Board must take “independent final action”, not 
  just perfunctory action. 
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Example of Violation
August 2011: A member of the Florida Keys Mosquito Control 
District pleaded guilty to a non-criminal violation of the Open 
Meetings Law. Joan Lord-Papy, a five term commissioner, must 
pay $250 fine along with $270 in court costs. 

Lord-Papy was charged after responding to an email from a 
fellow commissioner discussing interview dates for district 
director applicants. The original email, sent by Commissioner 
Jack Bridges, included a warning that other commissioners 
should not reply to avoid violating the Open Meetings Law.
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Violations
• For  example,  the  circulation  of  written  memoranda 

seeking  the  concurrence  of  other  members  is  a 
violation.

• Additionally, the Laws are applicable where a single member of a committee or 
board has been delegated authority  to negotiate on behalf of  the commission, 
committee or board and does so without holding a public meeting.

• Sunshine  Law  is  not  violated  by 
attendance  of  all  members  at  a 
“candidates' night” as long as the board 
members don’t speak among themselves 
about government issues.

• Remember  sometimes  just  being  seen  speaking  together  can  give  rise  to 
suspicion, so use caution.
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Public Records
1. Definition.  Section  119.011  defines  public  records  as  all  documents, 

papers, letters, maps, books, tapes, photographs, films, sound recordings or 
other  material,  regardless  of  physical  form  or  characteristics,  made  or 
received pursuant to law or ordinance or in connection with  the transaction 
of official business by any agency.

2.   Includes:  
a. Anything in writing.

b. Tapes and recordings.

c. Photographs and film.

d. Emails and texts and computer data storage (including citizens’ email addresses).
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What are the procedures for production?

a. Public has the right to inspect records for free.  Public also has a right to 
copy  the records, but agency can charge for that.

b. The requestor can remain anonymous by sending an email request.  The request 
can be oral.  Anyone can make a request, even if the purpose is 

monetary gain or partisan politics.

c. The documents must be produced “within a reasonable time”, to allow time to 
review for exempt or confidential information.  Many governments have 

been  penalized for delay.
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What are the procedures for production?

d. There’s no objection for an “overbroad” request.  Requests can be made 
throughout litigation and can tie up staff.

e. Government must state the legal basis for refusing to provide a document or a 
part of a document.
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Email/Text Receipt and Retention
Emails  and  texts  made  or  received  in  connection  with  official  business  are  public 
records  and  subject  to  disclosure  in  the  absence  of  a  specific  statutory  exemption.   
Emails and texts are also subject to the statutory restrictions on the destruction of public 
records  requiring  records  be  retained  for  a  certain  period of  time. Email  addresses  of 
constituents are also public records, necessitating a disclosure statement on City emails. 
Any City related email or text received on personal computers should be forwarded to 
the City Clerk or to Commissioners’ City email address for proper retention. 
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Doubts
When in doubt about whether a document  is public record, 
give or forward the document to the City Clerk or Irene. 
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Penalties for failure to comply
a. If a requestor files suit, and a court determines that the agency unlawfully 

refused to provide records or a timely basis, then the plaintiff is 
entitled to  attorney’s fees.

b. Attorney’s fees are also awarded where access is denied in good faith but it 
turns out the documents are not exempt from disclosure.  In a recent 

case, a  county  quickly  responded  to  a  request  by  stating  the  county  would 
provide  the  records,  but  then  delayed  complying  with  the  request,  and  the 
plaintiff  was entitled to attorney’s fees.

c. An agency that misplaced the request was also dinged with attorney’s fees.

d. In addition to attorney’s fees, a public officer who knowingly violates the 
statutes is subject to suspension and removal or impeachment and is guilty of a 
misdemeanor of the first degree.  A violation of Chapter 119 is a noncriminal 
infraction, punishable by a fine not exceeding $500.
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Code of Ethics (Chpt. 112, F.S.) 

Ø Cannot solicit or accept anything of value, such as a gift, loan, favor, or 
service given for the purpose of influencing votes or actions.

Ø Cannot do business with one’s own agency – to and from
Ø Cannot use position to secure a special privilege or benefit
Ø Cannot hold conflicting employment or contractual relationship
Ø Cannot misuse privileged information
Ø Cannot appoint, employ, promote, or advance relatives
Ø Cannot vote on any measure which would inure to the special private gain
Ø Must disclose personal interests, financial interest, clients represented, 

contributions and honoraria
Ø Penalties include removal from office, censure, restitution and civil 

penalty up to $10,000
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Voting Conflicts (Sec. 112.3143, F.S.)

Ø No municipal or other local public officer shall vote in an official capacity upon any measure 
which would inure to his or her special private gain or loss OR to the special private gain or 
loss of:
Ø A principal by whom the officer is retained (e.g., employer or clients)
Ø To the parent organization or subsidiary of a corporate principal by which the officer is retained.
Ø A relative or business associate of the officer (father, mother, son, daughter, husband, wife, brother, 

sister, father-in-law, mother-in-law, son-in-law, daughter-in-law; but may extent broader to other 
relatives such as brother-in-law if the benefit would impact a relative such as sister).  (Note that 
measure affecting relative’s employer may also create a conflict)

Ø Special private gain or loss – economic benefit or harm
Ø Before the vote is taken, officer shall publicly state to the Board the nature of the 

interest in the matter from which he or she is abstaining and within 15 days after the 
vote occurs, disclosure the nature of the interest as a public record in a memorandum 
filed with the person responsible for recording the minutes of the meeting, who shall 
incorporate the memorandum into the minutes

Ø No appointed officer shall PARTICIPATE in any manner that would inure to the special 
private gain or loss of any of  the persons or entities listed above without first disclosing 
the nature of the interest.

Ø If interest is not given to person responsible for recording minutes BEFORE the meeting, 
disclosure must be made orally at the meeting when it becomes known that a conflict exists.  
Memorandum must be filed 15 days after.
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