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● Public Participation shall be in accordance with Section 286.0114 Florida Statutes. 
● Public comment on issues on the agenda or public participation shall be limited to 3 minutes. 
● Other matters of concern may be discussed as determined by Committee during the meeting. 
● If you wish to obtain more information regarding the 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 ADA Coordinator at 386-986-2570 at least 48 hours prior to the meeting. 
● It is proper meeting etiquette to silence all electronic devices, including cell phones while meeting is in session. 
● The City of Palm Coast is not responsible for any mechanical failure of recording equipment. 
● Any person who decides to appeal any decision with respect to any matter considered at this meeting will need a 

record of the proceedings, and for such purpose, may need to hire a court reporter to ensure that a verbatim record 
of the proceedings is made, which record includes the testimony and evidence upon which the appeal is to be 
based. 

 
NOTICE: This meeting is being live streamed on the City of Palm Coast YouTube channel and audio recorded for public 
record and transparency. 

 
 
A. CALL TO ORDER AND PLEDGE OF ALLEGIANCE 
 
B. ROLL CALL AND DETERMINATION OF A QUORUM 
 
C. APPROVAL OF MEETING MINUTES 
 

1. MEETING MINUTES OF THE MARCH 18, 2026 BUSINESS MEETING AND THE APRIL 
15, 2026 WORKSHOP MEETING OF THE PLANNING AND LAND DEVELOPMENT 
REGULATION BOARD (PLDRB) 

 
D. PUBLIC HEARING 
 

2. LAKEVIEW ESTATES COMPREHENSIVE PLAN AMENDMENT - APPLICATION # 5576 
 

3. LAKEVIEW ESTATES MPD AMENDMENT - APPLICATION # 5575 
 
E. MEMBERS DISCUSSION AND STAFF ISSUES 
 

http://www.palmcoast.gov/


 

 
 

F. ADJOURNMENT 
 
 
 



City of Palm Coast, Florida
Agenda Item

Agenda Date: May 20, 2026 Agenda Item: C.1

Department COMMUNITY DEVELOPMENT
Division PLANNING

Amount
Org/Account # 

Subject: MEETING MINUTES OF THE MARCH 18, 2026 BUSINESS MEETING AND THE APRIL 
15, 2026 WORKSHOP MEETING OF THE PLANNING AND LAND DEVELOPMENT REGULATION 
BOARD (PLDRB)

Presenter: Irene Schaefer, Administrative Coordinator

Attachments: 
1. Meeting minutes of the March 18, 2026 PLDRB Business meeting
2. Meeting minutes of the April 15, 2026 PLDRB Workshop meeting

Background: 

Recommended Action:  
APPROVE AS PRESENTED
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● Public Participation shall be in accordance with Section 286.0114 Florida Statutes. 
● Public comment on issues on the agenda or public participation shall be limited to 3 minutes. 
● Other matters of concern may be discussed as determined by Committee during the meeting. 
● If you wish to obtain more information regarding the 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 ADA Coordinator at 386-986-2570 at least 48 hours prior to the meeting. 
● It is proper meeting etiquette to silence all electronic devices, including cell phones while meeting is in session. 
● The City of Palm Coast is not responsible for any mechanical failure of recording equipment. 
● Any person who decides to appeal any decision with respect to any matter considered at this meeting will need a 

record of the proceedings, and for such purpose, may need to hire a court reporter to ensure that a verbatim record 
of the proceedings is made, which record includes the testimony and evidence upon which the appeal is to be 
based. 

 
NOTICE: This meeting is being live streamed on the City of Palm Coast YouTube channel and audio recorded for public 
record and transparency. 

 
 

A. CALL TO ORDER AND PLEDGE OF ALLEGIANCE 
 

Chair Shank called the March 18, 2026 Planning and Land Development Regulation Board 
(PLDRB) meeting to order at 5:30pm. 

 
B. ROLL CALL AND DETERMINATION OF A QUORUM 

 
Present and responding to roll call were: 
Chair Shank 
Vice Chair Albano 
Board Member Hilton 
Board Member Stancel 
School Member Devina 

 
Excused: 
Board Member Ferguson 
Board Member Nicholson 
Board Member Decker 

http://www.palmcoast.gov/


Board Member Gross 
 
 
 

C. APPROVAL OF MEETING MINUTES 
 

1. MEETING MINUTES OF THE PLANNING AND LAND DEVELOPMENT REGULATION 
BOARD FEBRUARY 18, 2026 BUSINESS MEETING MINUTES MARCH 4, 2026 
WORKSHOP MEETING MINUTES 

 
Motion by Vice Chair Albano and Seconded by Mr. Hilton to approve as presented the 
Planning and Land Development Regulation Board Business meeting Minutes for 
February 18, 2026. 

 
Motion by Mr. Hilton and Seconded by Chair Shank to approve as presented the Planning 
and Land Regulation Board Workshop meeting minutes for March 4, 2026. 

 
Passed 
Motion made to Approve as presented for the February 18, 2026 Business Meeting 
Minutes by Vice Chair Albano and seconded by Board Member Hilton 

 
Approved – Board Member Hung Hilton, Board Member Dana Mark Stancel, Chair 
Sandra Shank, Vice Chair James Albano 

Passed 
Motion made to Approve as presented for the March 4, 2026 Workshop Meeting 
Minutes by Board Member Hilton and seconded by Chair Shank 

 
Approved – Board Member Hung Hilton, Board Member Dana Mark Stancel, Chair 
Sandra Shank, Vice Chair James Albano 

 
D. PUBLIC HEARING 

 
2. PALM COAST LANDINGS AT TOWN CENTER LOT 5 TECHNICAL SITE PLAN - TIER 2, 

APPLICATION # 6484 
 

Mr. Michael Hanson, AICP, Senior Planner, gave a presentation which is attached to this 
record. 
 
Mr. Brandon Reynolds representing the applicant, Palm Coast LLC, gave a presentation 
which is attached to this record. 

 
Chair Shank opened this item to public comment at 5:43 pm and seeing no one approach 
the podium she closed this item to public comment at 5:44pm. 
 
Passed 
Motion made to Approve as presented as the Planning and Land Development 
Regulation Board (PLDRB) members find the project in compliance with the Town 
Center Master Planned Development, Land Development Code, and the 
Comprehensive Plan, and approve the Technical Site Plan -Tier 2, Application #6484 
by Vice Chair Albano and seconded by Board Member Hilton 
 



Approved – Board Member Hung Hilton, Board Member Dana Mark Stancel, Chair 
Sandra Shank, Vice Chair James Albano 

 
3. U-HAUL STORAGE FACILITY - PALM COAST TECHNICAL SITE PLAN - TIER 3, 

APPLICATION # 5979 
 

Mr. Michael Hanson, AICP, Senior Planner, gave a presentation which is attached to this 
record. 
 
Mr. Jimmy Jones with JB Pros representing the applicant gave a presentation which is 
attached to this record. 

 
Chair Shank opened this item to public comment at 5:56 pm and seeing no one approach 
the podium he closed this item to public comment at 5:57pm. 
 
Passed 
Motion made to The PLDRB recommends that the City Council approve this 
application, Technical Site Plan – Tier 3 U-Haul Storage Facility- Palm Coast, as the 
project is in compliance with the Land Development Code and the Comprehensive 
Plan. by Board Member Stancel and seconded by Vice Chair Albano 

 
Approved – Board Member Hung Hilton, Board Member Dana Mark Stancel, Chair 
Sandra Shank, Vice Chair James Albano 

 
 

4. SHOPPES OF PALM COAST LOT 5 SPECIAL EXCEPTION - APPLICATION # 6576 
 

Mr. Dylan Rodriguez, Planner, gave a presentation which is attached to this record. 
 

Mr. Hilton inquired about stacking and parking in this area. Mr. Rodriquez responded that an 
intensive review will be done during the Technical Site Plan review. Based on current plan 
submittal this area is over parked, and parking will not be an issue. 

 
Chair Shank inquired regarding vehicles be stored overnight. Mr. Stansel responded that 
most times vehicles kept overnight are locked in the bays. 

 
Chair Shank opened this item to public comment at 6:11pm and seeing no one approach 
the podium she closed this item to public comment at 6:12pm. 
 
Passed 
Motion made to PLDRB members voted to approve as presented the Special 
Exception to allow Vehicle Repair in the General Commercial (COM-2) zoning district 
as the project is consistent with the City's Comprehensive Plan and Land 
Development Code by Board Member Hilton and seconded by Board Member Stancel 

 
Approved – Board Member Hung Hilton, Board Member Dana Mark Stancel, Chair 
Sandra Shank, Vice Chair James Albano 
 
 
 

 



5. ORDINANCE FIRST AMENDMENT TO THE FIFTH AMENDMENT OF THE PALM COAST 
PARK MASTER PLANNED DEVELOPMENT (MPD) AGREEMENT - APPLICATION # 
6431 

 
Ms. Estelle Lens, AICP, Senior Planner, gave a presentation which is attached to this 
record. 
 
Attorney Michael Chiumento and Mr. Bob Porter with DR. Horton representing the applicant 
gave a presentation which is attached to this record. They shared a photo of a current 
project being built in Dallas, TX. 

 
Discussion ensued between PLDRB members, Mr. Jeremiah Blocker, PLDRB Attorney, Mr. 
Nguyen, and Mr. Chiumento regarding a potential voting conflict with Vice Chair Albano. It 
was determined that there was no conflict because Vice Chair Albano was not involved in 
this project. 

 
Vice Chair Albano wanted to break up the number of units to a maximum 15 in a row along 
with some type of landscaping between the rows. Mr. Porter explained with the current 
reductions this request may be hard to achieve and while keeping the current number of 
units and make it affordable. 
 
Mr. Stansel wanted to know the price range of the units. Mr. Porter was not sure at this 
time but guessed the smallest units would be around $300,000. He can’t promise because 
he doesn’t have final cost for development. 

 
Vice Chair Albano and Chair Shank asked if this development would have a Community 
Development District (CDD) or a Home Owners Association (HOA) and if so who would 
manage them. Mr. Porter explained this project would have a both CDD and a managed 
HOA . 
 
Discussion ensued between the PLDRB members and Mr. Porter regarding lack of 
amenities available within the community while charging CDD and/or HOA fees. 

 
Further discussion ensued between the PLDRB members, Mr. Porter and Mr. Chiumento 
regarding unit pricing for affordability and construction costs. 

 
Chair Shank opened this item to public comment at 6:51pm and seeing no one approach 
the podium she closed this item to public comment at 6:52pm. 
 
Passed 
Motion made to The PLDRB members recommended that the City Council approve 
the proposed First Amendment to the Fifth Amendment to the Palm Coast Park 
Master Planned Development application # 6431as it is consistent with the 
Comprehensive Plan with the following conditions: 
Condition 1 – no more than twelve (12) contiguous houses before landscape break of 
20’ 
Condition 2 – add a small community amenity such as a playground. by Vice Chair 
Albano and seconded by Board Member Hilton 

 
Approved – Board Member Hung Hilton, Board Member Dana Mark Stancel, Vice 
Chair James Albano 
Denied – Chair Sandra Shank 



 
E. MEMBERS DISCUSSION AND STAFF ISSUES 

 
PLDRB members discussed city issues on the affordability of housing and a lack of response from 
administration on handling this problem. Requested inviting City Council members to come to a 
P:DRB meeting where smaller tier developments are being discussed. Thereby allowing the City 
Council to see the task PLDRB has regarding development projects. Staff agreed to follow up on 
the feasibility of this request. 

 
PLDRB members discussion needing to review our alternates’ and members’ attendance in an 
attempt to ensure that all meetings have a voting quorum. Therefore, if a member has to recuse 
themselves from voting on an item the vote can still occur. 

 
F. ADJOURNMENT 

 
Motion made to approve by Mr. Stancel and seconded by Mr. Hilton. The meeting was adjourned at 
7:09pm. 
Respectfully Submitted by: Jacqueline Gonzales, Recording Secretary 
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● Public Participation shall be in accordance with Section 286.0114 Florida Statutes. 
● Public comment on issues on the agenda or public participation shall be limited to 3 minutes. 
● Other matters of concern may be discussed as determined by Committee during the meeting. 
● If you wish to obtain more information regarding the 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 ADA Coordinator at 386-986-2570 at least 48 hours prior to the meeting. 
● It is proper meeting etiquette to silence all electronic devices, including cell phones while meeting is in session. 
● The City of Palm Coast is not responsible for any mechanical failure of recording equipment. 
● Any person who decides to appeal any decision with respect to any matter considered at this meeting will need a 

record of the proceedings, and for such purpose, may need to hire a court reporter to ensure that a verbatim record 
of the proceedings is made, which record includes the testimony and evidence upon which the appeal is to be 
based. 

 
NOTICE: This meeting is being live streamed on the City of Palm Coast YouTube channel and audio recorded for public 
record and transparency. 

 
 
A. CALL TO ORDER AND PLEDGE OF ALLEGIANCE 
 

Vice Chair Albano called the April 15, 2026 Planning and Land Development Regulation Board 
(PLDRB) workshop meeting to order at 5:30pm. 

 
B. ROLL CALL AND DETERMINATION OF A QUORUM 
 

Present and responding to roll call were: 
  
 Vice Chair Albano 
 Board Member Nicholson 
 Board Member Ferguson 
 Board Member Stancel 
 Board Member Decker 
 School Board Representative Divina 
  
 Excused: 
 Chair Shank 

http://www.palmcoast.gov/


 

 
 

 Board Member Gross  
 Board Member Hilton 

 
C. PUBLIC HEARING 
 

1. PRESENTATION ON PROPOSED AMENDMENTS TO CHAPTER 2-REVIEW 
AUTHORITY, ENFORCEMENT AND PROCEDURES 

 
Mr. Jose Papa, AICP, Senior Planner, gave a presentation which is attached to this record.  
See excerpt for discussion items/suggestions shown below:  
PLDRB 
Workshop 4 
15 26 

Member Comment Staff Response Q/A - Q/C 

Chapter 2 - Review Authority, Enforcement and Procedures 

2.05.02a 
Mr. Decker questioned the word 
prior to being heard and/or 
scheduled. 

Jose explained 
the wording as 
schedule referring 
to the internal 
schedule.  

  

    

Recommendation 
to strike the word 
scheduled to 
avoid confusion.  

  

2.05.02a 
Explanation of the waiver must 
be in writing- per Mr. Decker/Mr. 
Stancel 

Ms. Nicholson 
stated that if you 
held a previous 
neighborhood 
meeting than a 
request to waive 
must in writing. 

  

  
Chair Albano requested 
guidelines for neighborhood 
meeting - guidelines/agenda 

This is related to 
the Lakeview 
Estates 
neighborhood 
meeting 4 14 26 

  

  

Ms. Nicholson asked about 
remote access to the 
neighborhood meetings being 
added to the guidelines (virtual). 

Phong suggested 
looking into 
streaming without 
the zoom live 
comment option. 

  

2.05.2b 

Phong brought up the option to 
add an exception if there are no 
residential homes or 
commercial properties within the 
500', neighborhood meeting 
could be not be held.  

    

2.05.2c 
Mr. Decker asked if it would be 
possible to host 2 neighborhood 
meetings. 

Ms. Nicholson 
commented that 
may be more 
difficult than live 
streaming one 

  



 

 
 

meeting. 

2.05.04d Spell out the LUA - Land Use 
Administration - Mr. Decker     

   
 Chair Albano opened this item to public comment at 6:33pm. Seeing no one approach the 
podium he closed this item to public comment at 6:34pm. 

 
2. PRESENTATION ON PROPOSED AMENDMENTS TO CHAPTER 12 – SIGNS AND 

ADVERTISING - OF THE LAND DEVELOPMENT CODE, INCLUDING INTRODUCTION 
OF REGULATIONS TO ALLOW DIGITAL SIGNAGE 

 
Ms. Estelle Lens, AICP, Senior Planner gave a presentation along with assistance of Alisha 
Mobley, Site Development Coordinator 1, this presentation is attached to this record. See 
excerpt for discussion items/suggestions shown below:  
PLDRB 
Workshop 
4 15 26 

Member Comment Staff Response Q/A - Q/C 

Chapter 12 - Signs and Advertising  

  

Estelle clarified that 
the name and type 
of road is called out 
in the proposed 
code. 

    

  

Estelle clarified that 
signs cannot 
regulate message, 
we can only regulate 
the location, size,  
and # of signs. 

    

  

Mr. Decker asked 
about enforcement 
of a vehicle with a 
digital sign on a non-
city road. He 
suggested a 
city/county traffic 
code otherwise legal 
violations. He 
suggested adding a 
vehicle with a digital 
sign while parked. 

    

  

Chair Albano 
questioned the 
interruption does it 
include food trucks - 
Mr. Decker 
suggested 
postponing vehicle 
signage. 

    

  Chair Albano 
conservatory own     



 

 
 

the property and his 
is wondering if there 
is a provision for off 
site signs. 

12.05.02c
.6.b 

Mr. Decker asked 
about "open" neon 
sign facing the road. 
Limit window signs 
neon to signs facing 
the road. 

    

  

Chair Albano asked 
about 
"enforcement".  
Discussion of the 
process.  

    

  

Chair Albano 
suggested that a 
residential property 
within 300 ft - should 
shut the sign off 
after the business 
closes. 

    

 
 Chair Albano opened this item to public comment at 7:15pm. Seeing no one approach the 
podium he closed this item to public comment at 7:16 pm. 

 
D. MEMBERS DISCUSSION AND STAFF ISSUES 
 

none 
 
E. ADJOURNMENT 
 

Motion made to approve by BM Nicholson and seconded by BM Decker. The meeting was 
adjourned at 7:13pm. Respectfully Submitted by: Irene Schaefer, Recording Secretary 
   

 
 
 



City of Palm Coast, Florida
Agenda Item

Agenda Date: May 20, 2026 Agenda Item: D.2

Department COMMUNITY DEVELOPMENT
Division PLANNING

Amount
Org/Account # 

Subject: LAKEVIEW ESTATES COMPREHENSIVE PLAN AMENDMENT - APPLICATION # 5576

Presenter: Michael Hanson, A.I.C.P, Senior Planner

Attachments: 
1. Lakeview FLUM Ordinance
2. Lakeview FLUM Staff Report
3. Business Impact Estimate
4. Map Series
5. Cover Letter, Application, Corporate Identification, Owner's Authorization
6. Applicant FLUM Analysis, Traffic Study, Environmental Report
8. Survey Sketch and Title Opinion
9. Public Notice Documentation
10. Recorded MPD Ordinance/Development Agreement

Background: 

Request: This Future Land Use Map (FLUM) amendment has a companion Master Planned Development 
(MPD) Agreement amendment requesting the subject ±20-acre site be rezoned to permit General 
Commercial (COM-2) uses limited to a maximum height of 35 feet. Additionally, the COM-2 uses will be 
limited to not permit special exceptions for mini-warehouses, office warehouses, or self-storage on the site. 
The MPD amendment also requests changes to other tracts within the MPD which do not affect the FLUM 
amendment.

Michael Chiumento III of Chiumento Law, as agent for Matanzas GC Palm Coast LLC, is proposing to 
redesignate a ±20-acre portion of vacant land located on the east side of US Highway 1, approximately 
±3,300 feet north of its intersection with Matanzas Woods Parkway from Greenbelt to Mixed Use in order for 
the applicant to develop a ±20 acre portion of Tract 9 for commercial uses. 

Background: This property was previously developed and operated as part of the now defunct Grand Club 
Matanzas Golf Course, which permanently closed in 2007. At that time the property was zoned MPD with 
land designated as Greenbelt or Conservation. The current property owner purchased the former golf course 
in 2019. In January 2021, the City Council approved the Lakeview Estates Master Planned Development 
Agreement during a public hearing. The overall development (±280.6 acres) was assigned residential 
entitlements for 272 dwelling units under the Greenbelt designations density of one dwelling unit (du) per 



acre, and ±8.3 acres of institutional uses (meeting the Public Semi-Public zoning district) on Tract 9 after an 
environmental assessment reduced ±4.3 acres of potential land to be conserved to ±0.2 acres.

Since then, the developer has received approvals for 200 single-family residential units in Tract 1; 12 single-
family residential units scattered on Tract 1, 2, 4, and 7; and most recently 9 single-family residential units on 
Tract 10. This results in the overall project maintaining residential entitlements for 51 dwelling units.

In 2024, the applicant requested the proposed FLUM amendment and companion MPD amendment. The 
proposed FLUM amendment would redesignate a ±20-acre portion of Tract 9 to Mixed Use. Mixed use allows 
a density of 15 du per acre. It is advisable to include a site-specific limiting policy to ensure that the FLUM 
amendment does not create more density for the overall development than currently permitted. With this in 
place, and the development of the 20-acre tract as commercial uses, the remaining overall density entitlement 
for the project will be 39 du per acre.

This application has taken a significant amount of time as staff waited on multiple resubmittals from the 
applicant in order to make a complete application. Staff had originally requested a Transportation Impact 
Analysis (TIA) for the FLUM amendment area, which the applicant has requested through City Administration 
the ability to defer submitting the TIA until the Technical Site Plan application to develop Tract 9 for 
commercial uses. In place of the analysis that the TIA would bring, the applicant has requested a site-specific 
limiting policy that caps the maximum daily trips of the subject area to what is currently allowed by the most 
intense use allowed in the Greenbelt FLUM designation.

The applicant hosted a neighborhood meeting as required by Unified Land Development Code (LDC) Section 
2.05.02 at 5:30 p.m. Tuesday April 14th, 2026, in the cafeteria of Indian Trails Middle School. The applicant 
also met the public notice requirements of LDC Section 2.05.03. The neighborhood meeting had 
approximately 125 attendees. Since then, staff has been contacted by several of the surrounding residents 
with clarifying questions about the applicant’s requests.

PROPOSED COMPREHENSIVE PLAN TEXT AMENDMENT 

To facilitate the requested map amendment while protecting infrastructure capacity, staff recommends the 
adoption of the following site-specific limiting policy to the Future Land Use Element (FLUE): Policy 1.1.2.5 
- For the 20-acre portion of Tract 9 of Lakeview Estates MPD, identified as Parcel ID No. 07-11-31-7037-
0RP0A-0002 and legally described in Ordinance 2026- XX, designated as Mixed Use on the Future Land 
Use Map, development shall be subject to the following limitations: 

1. Intensity Cap: Non-residential development shall generate no more than 1,815 PM Peak Hour trips, 
as determined by the latest edition of the ITE Trip Generation Manual and be capped in building height 
to no higher than 35 feet. 

2. Density Cap: Residential density shall be capped to producing no more than one dwelling unit per 
acre.

This is a quasi-judicial item, please disclose any ex parte communication.



Recommended Action:  
STAFF RECOMMENDS THAT THE PLANNING AND LAND DEVELOPMENT REGULATION BOARD 
(PLDRB) FIND APPLICATION #5576 CONSISTENT WITH THE COMPREHENSIVE PLAN AND 
RECOMMEND THAT CITY COUNCIL APPROVE THE FLUM AMENDMENT FROM GREENBELT TO 
MIXED USE, SUBJECT TO THE CONCURRENT ADOPTION OF FLUE POLICY 1.1.2.5 LIMITING THE 
SITE'S DEVELOPMENT POTENTIAL.
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ORDINANCE NO. 2026-_______ 

COMPREHENSIVE PLAN AMENDMENT TO LAKEVIEW ESTATES 

APPLICATION NO. 5576 

 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF PALM COAST, 

FLORIDA, PROVIDING FOR THE AMENDMENT OF THE CITY OF PALM 

COAST 2050 COMPREHENSIVE PLAN, AS AMENDED, PURSUANT TO 

SECTION 163, FLORIDA STATUTES; AMENDING THE FUTURE LAND USE 

MAP (FLUM) DESIGNATION FOR A ±20 ACRE PORTION OF TRACT 9 OF 

CERTAIN REAL PROPERTY DESCRIBED AS TAX PARCEL IDENTIFICATION 

NUMBER 07-11-31-7037-0RP0A-0002, GENERALLY LOCATED ON THE EAST 

SIDE OF US HIGHWAY 1 APPROXIMATELY ±3,300 FEET NORTH OF ITS 

INTERSECTION WITH MATANZAS WOODS PARKWAY AND BEING MORE 

PARTICULARLY DESCRIBED IN ATTACHED EXHIBIT A, FROM GREENBELT 

TO MIXED USE; PROVIDING FOR CONFLICTS, CODIFICATION, 

SEVERABILITY, AND AN EFFECTIVE DATE. 

 

WHEREAS, the City Council of the City of Palm Coast enacted Ordinance 2025-06, adopting the 

City of Palm Coast 2050 Comprehensive Plan which includes the City of Palm Coast Future Land Use Map 

(FLUM), which Plan and FLUM have been amended from time-to-time; and  

 

WHEREAS, Section 163.3161 et seq., Florida Statutes established the Community Planning Act; 

and 

 

WHEREAS, Section 163.3184, Florida Statutes, establishes a process for adoption of 

comprehensive plans or plan amendments amending the future land use designation of property; and 

 

WHEREAS, MATANZAS GC PALM COAST LLC, a Florida limited liability company 

(“Owner”) is the Owner of the property further described in “Exhibit A”; and 

 

WHEREAS, the Owner is has requested to amend the future land use designation of the property 

described in Exhibit A from City of Palm Coast Future Land Use Designation of Greenbelt to City of Palm 

Coast Future Land Use Designation of Mixed Use; and 

 

WHEREAS, the City of Palm Coast Planning and Land Development Regulation Board (PLDRB) 

acting as the City’s Local Planning Agency, considered the proposed map amendments at a public hearing 

on May 20, 2026, and voted to recommend Approval of the proposed Comprehensive Plan Amendment; 

and  

 

WHEREAS, on June 6, 2026, and July 17, 2026 the City of Palm Coast City Council held public 

hearings on this Comprehensive Plan amendment after due public notice and upon thorough and complete 

consideration and deliberation, adopted the proposed Comprehensive Plan amendment; and 

 

WHEREAS, the Comprehensive Plan amendments adopted by this Ordinance complies with the 

requirements of the Community Planning Act, the State Comprehensive Plan as set forth in Chapter 187, 
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Florida Statutes, as well as other applicable law, and is consistent with the goals, objectives, and policies 

and the overall land use plan of the City’s Comprehensive Plan; and   

 

WHEREAS, the City Council of the City of Palm Coast hereby reaffirms its commitment to the 

goal of enacting and implementing sound growth management practices within the City; and  

 

WHEREAS, the City Council of the City of Palm Coast finds that this Ordinance is in the best 

interests of the health, safety, and welfare of the citizens of Palm Coast. 

 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF PALM COAST, 

FLORIDA, THAT THE FUTURE LAND USE MAP IS AMENDED AS FOLLOWS: 

 

SECTION 1. LEGISLATIVE AND ADMINISTRATIVE FINDINGS. 

 

The above recitals (whereas clauses) are hereby adopted as the legislative and administrative 

findings of the City Council of the City of Palm Coast. 

 

SECTION 2. FUTURE LAND USE MAP AMENDED.   

 

The ±20-acre portion of Tract 9 of certain real property described as tax parcel identification number 

07-11-31-7037-0RP0A-0002, generally located on the east side of US Highway 1 approximately ±3,300 

feet north of its intersection with Matanzas Woods Parkway and being more particularly described in 

attached Exhibit A, is hereby amended from the City of Palm Coast Future Land Use Designation of 

Greenbelt to the City of Palm Coast Future Land Use Designation of Mixed Use. 

 

SECTION 3. CONFLICTS.  

 

All ordinances or parts of ordinances in conflict herewith are hereby repealed.  

 

SECTION 4. CODIFICATION.  

 

It is the intention of the City Council of the City of Palm Coast, Florida, and it is hereby ordained 

that the provisions of this Ordinance shall become and be made a part of the Code of Ordinance of the City 

of Palm Coast, Florida; that the Sections of this Ordinance may be renumbered or re-lettered to accomplish 

such intention; that the word, “Ordinance” may be changed to Section,” “Article,” or other appropriate 

word. 

 

SECTION 5. SEVERABILITY.  

 

If any section, subsection, sentence, clause, phrase or provision of this Ordinance is held to be 

unconstitutional or otherwise invalid by a court of competent jurisdiction, such unconstitutionality or 

invalidity shall not be construed as to render unconstitutional or invalid the remaining provision of the 

Ordinance. 
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SECTION 6. EFFECTIVE DATE.  

 

The effective date of this plan amendment, if the amendment is not timely challenged, shall be 31 

days after the state land planning agency notifies the local government that the plan amendment package is 

complete. If timely challenged, this amendment shall become effective on the date the state land planning 

agency or the Administration Commission enters a final order determining this adopted amendment to be 

in compliance. No development orders, development permits, or land uses dependent on this amendment 

may be issued or commence before it has become effective. If a final order of noncompliance is issued by 

the Administration Commission, this amendment may nevertheless be made effective by adoption of a 

resolution affirming its effective status, a copy of which resolution shall be sent to the state land planning 

agency.  

 

 

APPROVED on the first reading after due public notice and hearing this 16th day of June, 2026. 

 

ADOPTED on the second reading after due public notice and hearing this 7th day of July, 2026. 

 

 

ATTEST:     CITY OF PALM COAST, FLORIDA 

 

_________________________  ______________________________ 

Kaley Cook, City Clerk   Michael Norris, Mayor 

 

 

APPROVED AS TO FORM AND LEGALITY 

 

__________________________ 

MARCUS DUFFY, CITY ATTORNEY 
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EXHIBIT A 

LEGAL DESCRIPTION 
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EXHIBIT B 

AMENDED FUTURE LAND USE MAP 

 

                                   

 



 

 
 

COMMUNITY DEVELOPMENT DEPARTMENT 
COMPREHENSIVE PLAN AMENDMENT STAFF REPORT 

PLANNING AND LAND DEVELOPMENT REGULATION BOARD 
 PUBLIC HEARING ON MAY 20, 2026 

 
OVERVIEW 

Application Number: 5576 
Applicant:   Michael Chiumento III, Esq. Chiumento Law, agent for owner 
Property Description: The east side of US Highway 1, approximately ±3,300 feet north of its 

intersection with Matanzas Woods Parkway 
Property Owner:    Matanzas GC Palm Coast LLC 
Parcel ID #:   07-11-31-7037-0RP0A-0002, 07-11-31-7037-0RP0A-0011 
Current FLUM:   Greenbelt 
Current Zoning:   Lakeview Estates Master Planned Development (MPD) – Tract 9 
Current Use:   Vacant 

Size of Property:    ±280.6 acres Overall (±32.5 acres Tract 9)   

Requested Action:   Future Land Use Map (FLUM) amendment from the Greenbelt land use 
designation to the Mixed Use land use designation for a ±20-acre portion 
of Tract 9 with a site specific limiting policy capping the maximum PM 
peak hour trips, and the maximum density. 

ANALYSIS 

REQUESTED ACTION 

This Future Land Use Map (FLUM) amendment has a companion Master Planned Development 
(MPD) Agreement amendment requesting the subject ±20-acre site be rezoned to permit General 
Commercial (COM-2) uses limited to a maximum height of 35 feet. Additionally, the COM-2 uses 
will be limited to not permit special exceptions for mini-warehouses, office warehouses, or self-
storage on the site. The MPD amendment also requests changes to other tracts within the MPD 
which do not affect the FLUM amendment. 

Michael Chiumento III of Chiumento Law, as agent for Matanzas GC Palm Coast LLC, is 

proposing to redesignate a ±20-acre portion of vacant land located on the east side of US 

Highway 1, approximately ±3,300 feet north of its intersection with Matanzas Woods Parkway 
from Greenbelt to Mixed Use in order for the applicant to develop a ±20 acre portion of Tract 9 for 
commercial uses. 
 
BACKGROUND/SITE HISTORY 

This property was previously developed and operated as part of the now defunct Grand Club 
Matanzas Golf Course, which permanently closed in 2007. At that time the property was zoned 
MPD with land designated as Greenbelt or Conservation. The current property owner purchased 
the former golf course in 2019. In January 2021, the City Council approved the Lakeview Estates 
Master Planned Development Agreement during a public hearing. The overall development 
(±280.6 acres) was assigned residential entitlements for 272 dwelling units under the Greenbelt 
designations density of one dwelling unit (du) per acre, and ±8.3 acres of institutional uses 
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(meeting the Public Semi-Public zoning district) on Tract 9 after an environmental assessment 
reduced ±4.3 acres of potential land to be conserved to ±0.2 acres. 

Since then, the developer has received approvals for 200 single-family residential units in Tract 
1; 12 single-family residential units scattered on Tract 1, 2, 4, and 7; and most recently 9 single-
family residential units on Tract 10. This results in the overall project maintaining residential 
entitlements for 51 dwelling units.  

In 2024, the applicant requested the proposed FLUM amendment and companion MPD 
amendment. The proposed FLUM amendment would redesignate a ±20-acre portion of Tract 9 
to Mixed Use. Mixed use allows a density of 15 du per acre. It is advisable to include a site specific 
limiting policy to ensure that the FLUM amendment does not create more density for the overall 
development than currently permitted. With this in place, and the development of the 20-acre tract 
as commercial uses, the remaining overall density entitlement for the project will be 39 du per 
acre. 

 

This application has taken a significant amount of time as staff waited on multiple resubmittals 
from the applicant in order to make a complete application. Staff had originally requested a 
Transportation Impact Analysis (TIA) for the FLUM amendment area, which the applicant has 
requested through City Administration the ability to defer submitting the TIA until the Technical 
Site Plan application to develop Tract 9 for commercial uses. In place of the analysis that the TIA 
would bring, the applicant has requested a site specific limiting policy that caps the maximum 
daily trips of the subject area to what is currently allowed by the most intense use allowed in the 
Greenbelt FLUM designation.  

 

The applicant hosted a neighborhood meeting as required by Unified Land Development Code 
(LDC) Section 2.05.02 at 5:30 p.m. Tuesday April 14th, 2026, in the cafeteria of Indian Trails 
Middle School. The applicant also met the public notice requirements of LDC Section 2.05.03. 
The neighborhood meeting had approximately 125 attendees. Since then, staff has been 
contacted by several of the surrounding residents with clarifying questions about the applicant’s 
requests. 

 
DENSITY/INTENSITY AND POPULATION 
 
Note: The analysis for comprehensive plan map amendments takes into consideration the 
maximum development potential under the current and proposed FLUM categories and 
represent the theoretical maximum development potential within the land use category.  
 
The tables below show a comparison should the project area be zoned and developed for 
residential or nonresidential use between the current future land use designation of Greenbelt 
and the proposed future land use designation of Mixed Use. It is unlikely for the theoretical 
maximum in either residential density or nonresidential intensity to be achieved as the current 
existing MPD Development Agreement (DA) does not permit residential development as a use 
type and the maximum height is limited to 35 feet, which may affect some nonresidential uses 
from being able to go vertical.  
 
The maximum residential development potential is depicted in Table 1. Greenbelt allows a 
maximum density of 1 du per acre. Therefore, the 20-acre portion of Tract 9 allows for maximum 
density of 20 du. As the Mixed Use designation allows for up to 15 du per acre, which could create 
an additional residential unit entitlement of 280 du, staff recommends a site specific limiting policy 
that caps the residential density to a maximum of 1 du per acre (as currently allowed under 
Greenbelt). 
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Table 2 depicts the maximum nonresidential potential based on the existing Greenbelt future land 
use designation and the proposed Mixed Use future land use designation. Greenbelt allows a 
maximum floor area ratio of 0.30, while Mixed Use allows a maximum floor area ratio of 0.55. This 
indicates a theoretical net increase of 217,800 square feet of developable intensity. 
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PUBLIC FACILITIES AVAILABILITY /IMPACT ANALYSIS (BASED ON THEORETICAL 
YIELD OF MAXIMUM DEVELOPMENT POTENTIAL) 

Objective 1.1.3-Evaluation of Amendments to the FLUM 
Review proposed amendments to the Future Land Use Map (FLUM) based upon environmental 
conditions, the availability of facilities and services, school capacity, compatibility with surrounding 
uses, and other generally accepted land use planning principles. 
Policy 1.1.3.2 - At a minimum, infrastructure availability and capacity, specified as follows, shall 
be considered when evaluating proposed FLUM amendments: 
 

A. Existing and future capacity of roadways based on functional classifications and best 
available data for traffic modeling.  For the purposes of evaluating capacity, roadway 
improvements programmed in the FDOT 5-year Work Plan or listed in either the City or 
the County 5-year Capital Improvement Program shall be considered. 

B. Large-scale, high-intensity commercial projects shall be concentrated at intersections of 
the following arterials 

C. Existing and future availability and capacity of central utility systems. 
D. Availability and capacity of receiving watercourses and drainage systems to convey 

design storm events. 
 
PUBLIC FACILITIES CAPACITY/IMPACT ANALYSIS 
The analysis for comprehensive plan map amendments takes into consideration the theoretical 
maximum development potential under the current and proposed land use category and 
represents the theoretical maximum development potential within the existing and proposed land 
use categories. Based on an analysis of the development potential under the existing and 
proposed FLUM, the proposed amendment will result in an increase on the potential impact on 
public facilities (transportation, water, and sewer). Once a specific development is proposed for 
the site, a more detailed review of the development impacts on public facilities will be conducted.  
 

 
The results of the net impact analysis are shown on Table 3, and are summarized below: 
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Transportation 
The proposed FLUM amendment to Mixed Use from Greenbelt for the 20-acre site will have a 
potential maximum increase of 18,101 P.M. peak hour trips based on the theoretical maximum 
floor area ratio (FAR) and the most intense land use found under the Institute of Traffic Engineers 
(ITE) Trip Generation Manual 12th Edition, land use type 732: United States Post Office. ITE Land 
Use Type yields a maximum 83.11 P.M. peak hour trip per 1,000 square feet. This land type use 
is allowed in both the PSP and COM-2 land uses. The reason for the difference between the 
existing and proposed FLUM designations is that the Mixed Use FLUM designation allows a FAR 
of 0.55, while the Greenbelt FLUM designation allows a maximum FAR of 0.30. 
  
Normally at this stage an application proposing over 1,000 daily trips or 100 p.m. peak hour trips 
would have to include a Transportation Impact Analysis (TIA) with their application. The TIA 
analyzes the potential impact of the trips distributed across the right-of-way system. The applicant 
requested to the City Administration that the project be allowed to proceed with the application 
without this document. Due to that City staff and Florida Department of Transportation staff were 
unable to review and analyze the requested TIA for this staff report. Instead based on City 
Administration determination this document is being deferred until the project is ready to submit 
a potential Technical Site Plan application as the applicant has not finalized what kind of uses 
that they plan to develop. As a means to minimize the potential traffic impact to US-1 of the FLUM 
amendment, the applicant proposed a site specific limiting policy capping the maximum daily trips 
of the site to the maximum amount allowed under the Greenbelt FLUM designation. 
 
Potable Water 
The City’s analysis for nonresidential potable water at this stage is based on a rate of 17 gallons 
per day (GPD) divided by every 100 square feet of development. Since the FAR for the Mixed 
Used FLUM designation is 0.55 as opposed to the Greenbelt’s FAR limit of 0.3, the proposed 
FLUM amendment will have a potential maximum net increase in demand for potable water of 
±0.037 million gallons per day (MGD). As part of the Technical Site Plan review process, the 
property owner and/or developer will need to coordinate with the City of Palm Coast Utility 
Department to determine the appropriate engineering requirements (size of water line, pump 
stations, etc.) for potable water service. The potential approval of the FLUM amendment does not 
create a reservation of capacity, as that is typically handled at the Technical Site Plan stage based 
on the actual need for a proposed development. 

Wastewater 
The City’s analysis for nonresidential potable water at this stage is based on a rate of 10 (GPD) 
divided by every 100 square feet of development. The proposed FLUM amendment will have a 
potential maximum net increase in demand for sanitary sewer treatment of ±0.0218 MGD. As part 
of the technical site plan review process, the property owner and/or developer will need to 
coordinate with the City of Palm Coast Utility Department to determine the appropriate 
engineering requirements (size of sewer line, lift stations, etc.) for wastewater service. The 
potential approval of the FLUM amendment does not create a reservation of capacity, as that is 
typically handled at the Technical Site Plan stage based on the actual need for a proposed 
development. 

Solid Waste 

There is no LOS requirement for solid waste for non-residential development since the developer 
will be required to provide their own solid waste provider.  

Public Recreation and Open Space  

There is no projected demand from the proposed amendment since it is likely to be developed for 
non-residential uses. 
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Public Schools  

There is no projected demand from the proposed amendment since it is likely to be developed for 
non-residential uses. 

Stormwater 
N/A. Stormwater treatment facilities are reviewed for consistency with the adopted level of service 
(LOS) during Technical Site Plan review. 
 
ENVIRONMENTAL/CULTURAL RESOURCES ANALYSIS 
Objective 1.1.3-Evaluation of Amendments to the FLUM 
Review proposed amendments to the Future Land Use Map (FLUM) based upon environmental 
conditions, the availability of facilities and services, school capacity, compatibility with surrounding 
uses, and other generally accepted land use planning principles. 
Policy 1.1.3.1- At a minimum, the following environmental factors shall be evaluated each time 
FLUM amendments are proposed: 

A. Topography and soil conditions including the presence of hydric soils. 
B. Location and extent of floodplains and the Coastal Planning Area, including areas subject 

to seasonal or periodic flooding. 
C. Location and extent of wetlands, certain vegetative communities, and protected wildlife 

species. 
D. Location and extent of other environmentally sensitive features. 
E. Proximity to wellfields and aquifer recharge areas. 
F. Impacts to potable water supply. 

 
A. TOPOGRAPHY AND SOIL CONDITIONS  
 
The analysis area is vacant and vegetated. The area is a former golf course fairway.  The site is 
bounded by US-1 to the west, and a residential neighborhood commonly known as the “L” section 
of Palm Coast.  According to the Environmental report dated April 2021 by Atlantic Ecological 
Services, LLC., the subject area for Tract 9 does contain ±0.02 acres of jurisdictional wetlands, 
±1.86 acres of isolated wetlands, and ±4.62 acres of surface water. The wetlands detailed in the 
applicant’s environmental assessment reflect the boundaries that were delineated in the field 
pursuant to state and federal guidelines (Chapter 62-340 F.A.C. and the 1987 Corps of Engineers 
Wetlands Delineation Manual). Further description of these features may be found in the Section 
C. Vegetative Communities.   
 
As detailed within the Environmental report, the Soils Map indicates the following soil types within 
the site: 11 - Myakka fine sand; 13 – Immokalee fine sand; 8 – Hicoria, Riviera, and Gator soils, 
depressional; 29 - Udarents; moderately wet, and 30 – Pits.  
 

Analysis: There are no indicators of unique topographical reliefs or soils that would be 
affected by the FLUM change.     
 
FINDING: It is not anticipated that the proposed FLUM change from Greenbelt to Mixed 
Use will negatively impact the local topography or prevent the proposed development 
permissible within the FLUM designation. 
 

B. FLOODPLAINS 
 
Federal Emergency Management Agency’s (FEMA), Flood Insurance Rate Map (FIRM) source 
indicates that portions of the subject property lie within a Special Flood Hazard Area (SFHA) with 
“A” Zone designation. Portions of the properties lie outside of the SFHA and has a designation of 
a “X” Zone.    
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Analysis:  Compensatory storage will be required for any floodplain impacts as well as a 
Letter of Map Change to establish a Base Flood Elevation during the Technical Site Plan 
application prior to development. 
 
FINDING:  It is not anticipated that the proposed FLUM change will negatively impact the 
function of a SFHA as compensatory storage will be required.   
 

C. VEGETATIVE COMMUNITIES 
 

According to the Environmental report, the uplands onsite are classified as a mix of golf course – 
remnant (FLUCCS 182) and pine flatwoods (FLUCCS 411). The area not formerly maintained as 
the golf course area include: A canopy that is dominated by slash pine (Pinus elliottii) with some 
Chinese tallow (Sapium sebiferum), live oak (Quercus virginiana), laurel oak (Quercus laurifolia), 
and loblolly bay (Gordonia lasianthus) located within the uplands, but at much less coverage. The 
understory is dominated by a thick cover of saw palmetto (Serenoa repens). Other species found, 
but at a much lesser extent, include wax myrtle (Myrica cerifera), gallberry (Ilex glabra), yaupon 
holly (Ilex vomitoria), bushy broom grass (Andropogon glomeratus), blackberry (Rubus spp.), 
Greenbriar (Smilax spp.), Bahia grass (Paspalum notatum), cogon grass (Imperata cylindrica), 
and bracken fern (Pteridium aquilinum). The remnant fairways, greens, and associated 
components of the derelict Matanzas Golf Course include a mix of turf grass, ruderal weeds, 
landscape plants and trees, parking, and associated structures. 

 
Analysis: As mentioned in the topography section, there are some wetlands located on 
the site and any impacts will need to be permitted through St. Johns River Water 
Management District (SJRWMD) and/or the Florida Department of Environmental 
Protection (FDEP).  
 
FINDING:  It is not anticipated that the proposed FLUM amendment will negatively affect 
the vegetative communities. During the Technical Site Plan phase of development, the 
developer will be required to submit a threatened and endangered species report and 
wetland delineation with UNAM scores.   
 

D. PROTECTED SPECIES DISTRIBUTION/ WILDLIFE UTILIZATION 
 
The submitted environmental report states that no gopher tortoise burrows were observed on-
site; however, that the potential existence of gopher tortoise burrows exists within the uplands. 
A 100 percent gopher tortoise survey by a Florida Fish and Wildlife Conservation Commission 
(FWC) Authorized Gopher Tortoise Agent will be required 90 days prior to construction. If any 
gopher tortoise burrows are observed onsite, additional gopher tortoise permitting, and 
relocation may be required. The Environmental report further states that the following animals 
have a low to high likelihood of occurrence: American alligator, Kirtland’s warbler, Eastern 
indigo snake, Little blue heron, Tri-colored heron, Southeastern American kestrel, Gopher 
tortoise, Florida sandhill crane, Southern bald eagle, Wood stork, Florida black bear. 

 
Analysis:  While the applicant’s submitted environmental report did not observe any of 
the listed species, it states that there is potential for the listed wildlife species to utilize the 
property. It is interconnected to other vacant land making the site easier to access for 
some of the listed species. Wildlife utilization may change over time due to various factors.  
To ensure that the referenced species and any potentially occurring species in the future, 
the Unified Land Development Code (Section 10.04.03.A, LDC) requires that a listed 
species study is performed by a Qualified Environmental Professional (QEP) during the 
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technical site plan application.  Further, a study is valid for one year for the property that 
was investigated to capture any changes in wildlife utilization.   
 
FINDING:  The proposed FLUM amendment will not change the need to relocate any 
potential gopher tortoise discovered prior to any development activities or need for the 
listed species study. These needs remains no matter the FLUM designation and are 
required prior to any site clearing.  

 

E. GROUNDWATER RESOURCE PROTECTION 
 
According to City maintained data, the nearest production well is not within 500 feet of the 
site. The site is not located within the Secondary Protection Zone or the Primary Protection 
Zone as defined by Section 10.03.02.B, LDC.   
 

Analysis:  The amendment is not within an aquifer recharge area or within a wellhead 
protection zone(s).  
 
FINDING:  The proposed land use change is not anticipated to impact groundwater 
resources.    

 
F. HISTORICAL RESOURCES 
 

A preliminary review of the Florida Master Site File (FMSF) was completed through the 
Division of Historical Resources (DHR) and the State Historic Preservation Officer (SHPO) for 
the subject property and included with the applicant’s environmental report. One known 
archaeological resource and one resource group were adjacent to the subject property. US 
Highway 1 (FL00291) is listed as a linear resource by DHR. No significant impacts to US 
Highway 1 are anticipated. Davis’ Store (FL00248) is listed as an archaeological resource. 
This resource was identified as part of the Palm Coast Park DRI. The resource is no longer in 
existence and is not eligible for further evaluation. 
 

Analysis:  As there were not any FMSFs found on site, it is unlikely that the proposed 
FLUM amendment will impact any historical or cultural resources. 

 
FINDING:  Any finding of architectural and cultural resources during the site plan review 
or construction process will require compliance with LDC and state rules for protecting 
such resources including stopping construction while further investigation is conducted. 

 
LAND USE COMPATIBILITY ANALYSIS 
 
Policy 1.1.3.3 – At a minimum, compatibility with proximate uses and development patterns shall 
be considered when evaluating proposed FLUM amendments. “Compatibility” shall be as defined 
in Section 163.3164(9), Florida Statutes. 

A. This policy shall not be construed to mean that different categories of uses are inherently 
incompatible. This policy is intended to promote the use of transitional areas where 
densities and intensities can be appropriately scaled. 
B. Buffers are encouraged as an effective means of transition between areas where there 
is a greater difference between densities and intensities of the existing and proposed 
developments. 
C. Impacts to the health, safety, and welfare of surrounding residents shall be considered. 
D. An analysis shall be conducted of the proposed development, and how that will interface 
with existing abutting development, if approval is granted. 
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E. Neighborhood character shall be preserved and promoted by working toward 
maintaining 

 
Surrounding Future Land Use Map Designations: 
North:  DRI-Mixed Use; Conservation; Agriculture & Timberlands (Flagler County) 
South:  Residential 
East:  Residential; Greenbelt; Agriculture & Timberlands (Flagler County) 
West:  DRI-Mixed Use 
 
Surrounding Zoning Districts: 
North:  PSP; COM-2; Rural Estate (EST-2); MPD; Agriculture (Flagler County) 
South:  Single-Family Residential (SFR) Zones 1-3; Preservation; Heavy Commercial (COM-3) 
East:  SFR-2; SFR-3 
West:  MPD 
 
Surrounding Property Existing Uses: 
North:  Self-storage; residential; warehouse; vacant lands  
South:  Residential  
East:  Residential, Interstate 95 
West:  Residential, US Highway 1 
 
The proposed project area is adjacent to the east side of US-1. The existing developmental 
pattern following US-1 has land designated mixed-use adjacent to the US-1 right-of-way. Further 
given the increased residential development in the area, the potential expansion of commercial 
uses that the applicant intends with the proposed language within their companion MPD 
amendment application would potentially reduce longer trip ends for nearby residents to access 
commercial uses when developed. 
 
 
CONSISTENCY WITH COMPREHENSIVE PLAN 
In addition to being consistent with Objective 1.1.3 and Policy 1.1.3.3 which establishes the 
criteria for review of Future Land Use Map Amendments as provided in the previous section. The 
proposed amendment is consistent with the following policies in the Comprehensive Plan: 
 
Policy 1.1.3.3 – At a minimum, compatibility with proximate uses and development patterns shall 
be considered when evaluating proposed FLUM amendments.  

 
A. This policy shall not be construed to mean that different categories of uses are inherently 
incompatible. This policy is intended to promote the use of transitional areas where densities 
and intensities can be appropriately scaled. 
 
Analysis: As discussed in the section titled “Land Use Compatibility Analysis”, the 
proposed designation of the subject property to Mixed Use is compatible with existing and 
on-going development patterns along the US-1 corridor near the Matanzas Woods Parkway 
intersection. The applicant’s proposal to only designate a 20-acre portion of Tract 9 as 
Mixed Use, leaves a remaining strip of Greenbelt, which according to the applicant’s 
proposed MPD amendment is intended to remain as a view protection zone for the existing 
residents living on London Drive. 
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Policy 1.3.1.3 - The City shall encourage development to locate in the areas where public 
facilities, infrastructure, and services are available. Where there are deficiencies and where 
appropriate, the City shall require the developer to provide or extend the facilities as necessary 
to accommodate development provided such provision or extension is consistent with state law. 
Applicable impact fees shall be used by the City consistent with State law to offset the costs of 
the City providing facilities. 
 
Analysis: The proposed amendment is consistent with Policy 1.3.1.3. The location of the 
subject property is adjacent to US-1, which serves as a principal arterial linking the 
northwest portion of the City to the remainder of the City. There are existing water and 
sewer lines along the US-1 corridor. Consistent with the policy, the developer will be 
responsible for extending any facilities as necessary.   
 
Policy 5.1.3.2 – The City shall designate urban densities or intensities on the Future Land Use 
Map only in areas that have sufficient existing or planned capacity for potable water facilities and 
wastewater facilities where connection is available consistent with Policies 1.1.1.2 and 1.1.3.2. 
For the purposes of this Plan, any residential density exceeding one (1) dwelling unit per acre 
shall be deemed to be an urban density. 
 
Analysis: The proposed FLUM amendment to Mixed Use at this location is consistent with 
Comprehensive Plan policy to create urban densities or intensities in areas that have 
sufficient existing or planned capacity for potable water and wastewater facilities. 
 
Policy 5.2.2.3 – The City shall designate urban densities or intensities on the Future Land Use 
Map only in areas that have sufficient existing or planned capacity for sanitary sewer facilities and 
where connection is available as set forth in State law and City regulations. The City shall 
minimize the use of septic tanks in accordance with the provisions of Objective 5.2.3 and policies 
implementing that objective. For the purpose of this Plan, any residential density exceeding one 
(1) dwelling unit per acre shall be deemed to be an urban density. 
 
Analysis: The proposed FLUM amendment to Mixed Use land use designation is consistent 
with Comprehensive Plan policy above to designate urban densities or intensities in areas 
that have sufficient existing or planned capacity for sanitary sewer facilities. 
 
 
PROPOSED COMPREHENSIVE PLAN TEXT AMENDMENT 
 
To facilitate the requested map amendment while protecting infrastructure capacity, staff 
recommends the adoption of the following site-specific limiting policy to the Future Land Use 
Element (FLUE): Policy 1.1.2.5 - For the 20-acre portion of Tract 9 of Lakeview Estates MPD, 
identified as Parcel ID No. 07-11-31-7037-0RP0A-0002 and legally described in Ordinance 2026-
XX, designated as Mixed Use on the Future Land Use Map, development shall be subject to the 
following limitations: 

1. Intensity Cap: Non-residential development shall generate no more than 1,815 PM Peak 
Hour trips, as determined by the latest edition of the ITE Trip Generation Manual and be 
capped in building height to no higher than 35 feet. 

2. Density Cap: Residential density shall be capped to producing no more than one dwelling 
unit per acre. 
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RECOMMENDATION 
  
Staff recommends that the Planning and Land Development Regulation Board (PLDRB) find 
Application #5576 consistent with the Comprehensive Plan and recommend that City Council 
approve the FLUM amendment from Greenbelt to Mixed Use, subject to the concurrent adoption 
of FLUE Policy 1.1.2.5 limiting the site's development potential. 

 



 
 

THE CITY OF PALM COAST 

160 LAKE AVENUE 

PALM COAST, FL 32164 

 

 

BUSINESS IMPACT ESTIMATE 

PURSUANT TO F.S. 166.041(4) 

 

Meeting Date:  June 16, 2026 

Ordinance Number:  2026-XX 

Posted To Webpage:  May 13, 2026 

 

This Business Impact Estimate is given as it relates to the proposed ordinance titled:  

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF 

PALM COAST, FLORIDA, PROVIDING FOR THE AMENDMENT 

OF THE CITY OF PALM COAST 2050 COMPREHENSIVE PLAN, 

AS AMENDED, PURSUANT TO SECTION 163, FLORIDA 

STATUTES; AMENDING THE FUTURE LAND USE MAP (FLUM) 

DESIGNATION FOR A ±20 ACRE PORTION OF TRACT 9 OF 

CERTAIN REAL PROPERTY DESCRIBED AS TAX PARCEL 

IDENTIFICATION NUMBER 07-11-31-7037-0RP0A-0002, 

GENERALLY LOCATED ON THE EAST SIDE OF US HIGHWAY 

1 APPROXIMATELY ±3,300 FEET NORTH OF ITS 

INTERSECTION WITH MATANZAS WOODS PARKWAY AND 

BEING MORE PARTICULARLY DESCRIBED IN ATTACHED 

EXHIBIT A, FROM GREENBELT TO MIXED USE; PROVIDING 

FOR CONFLICTS, CODIFICATION, SEVERABILITY, AND AN 

EFFECTIVE DATE. 

 

The sections below are not required to be completed if the ordinance involves any one of the 

following types of regulations. Please check if applicable:  

__ 1. Ordinances required for compliance with federal or state law or regulation; 

__ 2. Ordinances relating to the issuance or refinancing of debt;  

__ 3. Ordinances relating to the adoption of budgets or budget amendments, including revenue 

sources necessary to fund the budget;  



__ 4. Ordinances required to implement a contract or an agreement, including, but not limited to, 

any federal, state, local, or private grant, or other financial assistance accepted by a municipal 

government;  

__ 5. Emergency ordinances;  

__ 6. Ordinances relating to procurement; or 

X  7. Ordinances enacted to implement the following:  

a. Development orders, and development agreements, and development permits, as those 

terms are defined in S 163.3164, and development agreements, as authorized by the Florida 

Local Government Development Acts SS. 163.3220-163.3243;  

 b. Comprehensive Plan amendments and land development regulation amendments 

initiated by an application by a private party other than the county; 

__ c. Sections 190.005 and 190.046;  

__ d. Section 553.73, relating to the Florida Building Code; or  

__ e. Section 633.202, relating to the Florida Fire Prevention Code.  

 

Part I. Summary of the proposed ordinance and statement of public purpose:  

This ordinance implemented to amend development agreements relating to the subject parcels has 

been initiated from a private party other than the City and therefore exempt from addressing the 

following sections. 

ECONOMIC IMPACT ON BUSINESS 

a. Estimated number of businesses impacted: Not applicable. 

b. Types of businesses affected: Not applicable. 

Estimated direct economic impact: Not applicable. 

Negative impact: Not applicable. 

Compliance Costs: Not applicable. 
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GENERAL - APPLICATION 
 

 DATE  

APPLICATION TYPE  

 
 

PROJECT NAME  

LOCATION OF SUBJECT PROPERTY   

( PHYSICAL ADDRESS) 
 

PROPERTY APPRAISER’S 

 PARCEL NUMBER 
 

LEGAL DESCRIPTION  

SUBDIVISION NAME  

SECTION  BLOCK  LOT  

PROPERTY ACRES   PROPERTY  SQ FT  

FUTURE LAND USE  

MAP DESIGNATION 
 EXISTING ZONE DISTRICT  

OVERLAY DISTRICT  

COMMUNITY PANEL NUMBER  MAP PANEL DATE  

FLOOD ZONE  

PRESENT USE OF PROPERTY  

DESCRIPTION OF REQUEST / PROPOSED DEVELOPMENT (MAY ATTACH ADDITIONAL SHEETS) 

 

PROPOSED NUMBER OF LOTS  IS THERE EXISTING MORTGAGE?  

10/23/2023

FUTURE LAND USE AMENDMENT SMALL SCALE

Lakeview Estates 

398 LAKEVIEW BLVD PALM COAST FL 32164

07-11-31-7037-0RP0A-0002
277.40 ACRES ALL OF RESERVE PARCELS, A,B,C,D,E & PT OF VACATED PC SEC 38, OR 47 PG 273 & PT OF VACATED PC SEC 37,OR 538 PG 1611 (EX .0626 AC OF RP E,OR 479/577) OR 550 PG 1626(MATANZAS GOLF COURSE OR 1118/827 OR 1842/1869 OR 2029/137 OR 2354/1028  

SECTION 37-LAKEVIEW

07 0RP0A 0002

32.69 1423976

GREENBELT MPD

A

MASTER PLANNED DEVELOPMENT

Lakeview Estates Comp Plan Amendment

No

120684 06/06/2018



   

 

 

             

 

OWNER APPLICANT / AGENT 
Name: Name: 

Mailing Address: Mailing Address: 

Phone Number: Phone Number: 

E-mail Address: E-mail Address: 

MORTGAGE HOLDER ENGINEER OR PROFESSIONAL 
Name: Name: 

Mailing Address: Mailing Address: 

Phone Number: Phone Number: 

E-mail Address: E-mail Address: 

ARCHITECT TRAFFIC ENGINEER 
Name: Name: 

Mailing Address: Mailing Address: 

Phone Number: Phone Number: 

E-mail Address: E-mail Address: 

SURVEYOR LANDSCAPE ARCHITECT 
Name: Name: 

Mailing Address: Mailing Address: 

Phone Number: Phone Number: 

E-mail Address: E-mail Address: 

ATTORNEY  
Name:  

Mailing Address:  

Phone Number:  

E-mail Address:  

 

APPLICANT / OWNER'S AFFIDAVIT: I certify that all the foregoing information is accurate and that all work will 
be done in compliance with all applicable laws regulating construction and zoning 
 

APPLICANT / OWNER’S ELECTRONIC SUBMISSION STATEMENT: Under penalty of perjury, I declare 
that all the information contained in this development application is true and correct. By signing this Electronic 
Submission Form, I consent to use electronic communications, electronic records, and electronic signatures 
rather than paper documents for the form(s) provided on this web site. I understand that my electronic signature 
is legally binding, as stated by 2016 Florida Statutes Title XXXIX Chapter 668 Section 50 

 

  Signature of Property Owner or Applicant  

 
 

 

MATANZAS GC PALM COAST LLC MICHAEL D. CHIUMENTO III

UNIT 1111 200 OCEAN CREST DRIVE PALM COAST, FL  32137 145 CITY PLACE SUITE 301 PALM COAST, FL  32164

(386) 445-8900 (386) 445-8900

MICHAEL3@LEGALTEAMFORLIFE.COM CMCNEIL@LEGALTEAMFORLIFE.COM

MICHAEL CHIUMENTO III

http://www.flsenate.gov/Laws/Statutes/2016/668.50
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FLORIDA

FLAGLER

Alexander Ustilovsky

Manager 

Matanzas GC Palm Coast, LLC

Florida

Rezoning Application & Comp Plan Amendment Application

See attached Exhibit "A"

Alexander Ustilovsky, Manager of Matanzas GC Palm Coast, LLC

23

3rd October

Alexander Ustilovsky, as Manager of Matanzas GC Palm Coast, LLC
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LAKEVIEW ESTATES MPD TRACT 9 FLUM AMENDMENT 
 

PROJECT OVERVIEW 
 
Matanzas GC Palm Coast ,LLC, a Florida Limited Liability Company ( the “Owner”) is the owner 
of approximately 32 acres of vacant land located at Tract 9 of subject property as depicted on 
Proposed Zoning/FLUM Plan. 
 
The owner is requesting to amend the Future Land Use Map to change the Property’s Future 
Land Use Designation from Greenbelt to Mixed Use. The current Zoning is MPD and proposed 
change to approximately 20 acres Commercial. The owner agrees to limit the proposed 
commercial development to 250,000 sf of interior commercial space with 35 ft building height 
limitation. The owner further agrees to provide 100 ft. VPZ  to accommodate community 
drainage and provide a buffer along the western boundary with existing single family homes. 
See Exhibit B Tract 9 for illustration. 
 

DATA AND ANALYSIS 
 

PROOF OF OWNERSHIP / PROPERTY INFORMATION 
The Original Recorded Warranty Deed, Boundary Survey and Legal Description are included as 
part of the application. The Development Timetable is to be determined. 
 
AGENT AUTHORIZATION 
The agent authorization is included. 
 
DENSITY AND POPULATION 

EXISTING      PROPOSED 
          8.3 acres PSP                                                                   20 acres Commercial                                           
Estimated 108,465 sf buildings ( FAR.30)                        Estimated 250,000 sf  (FAR .286)  
                                             
          CHANGE 141,535 sf Commercial 
 
PUBLIC FACILITIES AVAILABLITY 

POTABLE WATER 
EXISTING      PROPOSED 

     PSP Uses 108,465 sf                                             250,000 sf commercial 
Churches 36,000 sf  / 7,200 gpd                         Banks  30,000 sf / 5,625 gpd 
Schools    36,000 sf / 17,500 gpd                        Offices  70,000 sf / 11,900 gpd 
Assisted Living  36,465 sf / 13,500 gpd              Retail   150,000 sf / 25,500 gpd         
                      Total GPD    38,200 gpd                                       Total GPD   43,025  
    CHANGE 4,825 GPD 
 



 
 
 
 WASTEWATER 
 EXISTING      PROPOSED 
        PSP Uses 108,465 sf                                                     Commercial 250,000 sf 
Churches 36,000 sf / 7,200 gpd                         Banks  30,000 sf / 5,625 gpd                          
Schools    36,000 sf / 14,000 gpd                       Offices  70,000 sf / 7,000 gpd                          
Assisted Living  36,465 sf / 8,856 gpd               Retail 150,000 sf/ 15,000 gpd                                           
Total GPD 30,056 gpd                                                         Total GPD   27,625 gpd 
 
    CHANGE  -2,431 GPD 
 
 SOLID WASTE 
 EXISTING      PROPOSED 
          PSP 108,465                                                              250,000 sf commercial 
Churches  36,000 sf / 245 ppd                Banks   30,000 sf / 936 ppd 
Schools     36,000 sf / 252 ppd                 Offices   70,000 sf / 420 ppd 
Assisted Living  36,465 sf / 387 ppd  Retail    150,000 sf / 3,750 ppd 
                        Total PPD  884 ppd                                             Total PPD   5,106 
 
    CHANGE  4,222 PPD 
 
 RECREATION 
 EXISTING      PROPOSED 
    PSP 108,465 sf    NA                                                 250,000 sf commercial   NA 
 
   
 
 PUBLIC SCHOOLS 
 EXISTING         PROPOSED 
   108,465 sf PSP       NA                                         250,000 sf commercial    NA 
 
   
 
 



 

 
1450 W. Granada Blvd., Suite 2  Ormond Beach, FL 32174  Phone 386.257.2571  Fax 386.257.6996 

www.ltg-inc.us 

Via Email: (micheal3@LegalTeamForLife.com) 
 

Ref: 6602.01 

TECHNICAL MEMORANDUM 

To:  Micheal D. Chiumento III, Chiumento Law 
 

From:  Kady L. Dearing, PE 
 

Subject:   Matanzas Woods Tract 9 – Comprehensive Plan Amendment (CPA) and Rezoning 
Traffic Impact Analysis (RTIA) 

      

Date:  December 18, 2025 

 

INTRODUCTION 

LTG, Inc. (LTG) has been retained by Matanzas GC Palm Coast, LLC, to prepare a traffic analysis in 
support of a Future Land Use (FLU) change and proposed rezoning for Matanzas Woods Tract 9. The 
parcel (Tract 9) consists of approximately 32.58 total acres and is a part of the Lakeview Estates Master 
Planned Development (MPD) Agreement between the City of Palm Coast and Matanzas GC Palm Coast, 
LLC. The purpose of this analysis is to modify the existing MPD to allow commercial land use. The subject 
property is located on the east side of US 1 and north of Matanzas Woods Parkway, in the City of Palm 
Coast, Florida. Figure 1 shows the location of the project relative to the surrounding roadway network. 
 
COMPREHENSIVE PLAN AMENDMENT (CPA) & PROPOSED REZONING 

The CPA is required to revise the existing FLU from Greenbelt to Mixed Use for the 32.58-acre property. It 
should be noted that according to the existing MPD, only 8.3 acres are able to be developed. 
 

The site has an existing FLU designation of Greenbelt, which allows a maximum of 1 dwelling per acre 
(DU/AC), resulting in a total of 8 dwelling units; represented by Single-Family Detached Housing (ITE code 
210) or institutional uses meeting the Private/Semi-Public (PSP) Zoning District standards. The purpose of 
PSP is to provide areas for government owned facilities, religious institutions, civic buildings, educational 
institutions, etc. The maximum Floor Area Ratio (FAR) for the PSP District is 0.30, which results in 108,464 
square-feet of institutional land use. The highest potential trip generator under this designation has been 
identified as United States Postal Services (ITE code 732).   
 

Due to the nature of the MPD, both options were examined to determine the highest trip-generating use for 
the existing FLU designation. The daily, AM and PM peak-hour trip generation for the existing future land 
uses were determined using the Institute of Transportation Engineers (ITE) document, Trip Generation 
Manual, 12th Edition and are presented in Table 1, below. 
 

Table 1 
Existing FLU & Zoning Trip Generation 

Matanzas Woods PUD, Tract 9  

Time 
Period Land Use 

ITE 
LUC Trip Rate Equation Quantity (X) 

Percent 
Entering 

Percent 
Exiting 

Trips 
Entering 

Trips 
Exiting 

Total 
Trips (T) 

Daily 
Single Family Residential 210 T = 8.07(X) + 265.45 8 DU 50% 50% 165 165 330 

United States Postal Services 732 T = 319.08(X) 108.46 KSF 50% 50% 17,305 17,304 34,609 

AM Peak-
Hour 

Single Family Residential 210 T = 0.67(X) + 5.59 8 DU 27% 73% 3 8 11 

United States Postal Services 732 T = 19.03(X) + 25.66 108.46 KSF 52% 48% 1,087 1,003 2,090 

PM Peak-
Hour 

Single Family Residential 210 Ln(T)=0.92Ln(X)+0.33 8 DU 62% 38% 6 3 9 

United States Postal Services 732 T = 16.73(X) 108.46 KSF 51% 49% 926 889 1,815 
 

As shown in Table 1, the existing Greenbelt FLU designation results in a maximum total of 34,609 daily, 

2,090 AM peak-hour, and 1,815 PM peak-hour trips. 
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The applicant is requesting that the developable area be increased from 8.3 acres to 20 acres under a 
Mixed-Use FLU designation, as described in the City of Palm Coast Comprehensive Plan, as a General 
Commercial (COM-2) Zoning District. The Mixed-Use FLU, under this zoning designation, has a maximum 
FAR of 0.40, resulting in a maximum of 348,480 square-feet of mixed commercial land use. A combination 
of commercial land uses, as allowable under the COM-2 zoning designation, was used to estimate the 
highest trip-generating potential for the site. The total trip generation for the proposed future land use is 
shown in Table 2, below.  

Table 2 
Proposed FLU & Zoning Trip Generation 

Matanzas Woods PUD, Tract 9  

Time 
Period Land Use 

ITE 
LUC Trip Rate Equation Quantity (X) 

Percent 
Entering 

Percent 
Exiting 

Trips 
Entering 

Trips 
Exiting 

Total 
Trips 

(T) 

Daily 

United States Postal Service 732 T = 319.08(X) 20.00 KSF 50% 50% 3,191 3,191 6,382 

Shopping Plaza (w/ Supermarket) 821 T = 136.41(X) - 2680.46 135.48 KSF 50% 50% 7,900 7,900 15,800 

Home Improvement Superstore 862 T = 30.65(X) 150.00 KSF 50% 50% 2,299 2,299 4,598 

High-Turnover (Sit-Down) 
Restaurant 

932 T = 103.75(X) 18.00 KSF 50% 50% 934 934 1,868 

Fast-Food Restaurant  934 T = 448.12(X) 20.00 KSF 50% 50% 4,481 4,481 8,962 

Coffee/Donut Shop  937 T = 600.50(X) 5.00 KSF 50% 50% 1,502 1,501 3,003 

Total: 348.48 KSF   20,307 20,306 40,613 

AM 
Peak-
Hour 

United States Postal Service 732 T = 19.03(X) + 25.66 20.00 KSF 52% 48% 211 195 406 

Shopping Plaza (w/ Supermarket) 821 T = 3.54 (X) 135.48 KSF 60% 40% 288 192 480 

Home Improvement Superstore 862 T = 1.50(X) 150.00 KSF 57% 43% 128 97 225 

High-Turnover (Sit-Down) 
Restaurant 

932 T = 8.97(X) 18.00 KSF 55% 45% 89 72 161 

Fast-Food Restaurant 934 T = 33.24(X) 20.00 KSF 51% 49% 339 326 665 

Coffee/Donut Shop  937 T = 85.41(X) 5.00 KSF 51% 49% 218 209 427 

Total:  348.48  KSF  1,273 1,091 2,364 

PM 
Peak-
Hour 

United States Postal Service 732 T = 319.08(X) 20.00 KSF 51% 49% 171 164 335 

Shopping Plaza (w/ Supermarket) 821 T = 8.58 (X) 135.48 KSF 49% 51% 569 593 1,162 

Home Improvement Superstore 862 T = 2.28(X) 150.00 KSF 57% 43% 195 147 342 

High-Turnover (Sit-Down) 
Restaurant 

932 T = 9.18(X) 18.00 KSF 61% 39% 101 64 165 

Fast-Food Restaurant 934 T = 31.60(X) 20.00 KSF 52% 48% 329 303 632 

Coffee/Donut Shop  937 T = 39.0(X) 5.00 KSF 50% 50% 98 97 195 

Total: 348.48 KSF  1,463 1,368 2,831 

 
As shown in Table 2, the proposed Mixed-Use FLU has the potential to result in 40,613 daily, 2,364 AM 
peak-hour, and 2,831 PM peak-hour trips. 
 

The trip difference between the existing and the proposed future land use designations is determined by 
subtracting trips generated by the existing designation from the trips generated by the proposed 
designation. The results are presented in Table 3. 
 

Table 3 
Trip Generation Comparison 
Matanzas Woods PUD, Tract 9  

Period  Existing Proposed Trip Difference 

Daily 34,609 40,613 6,004 Increase 

AM Peak-Hour 2,090 2,364 274 Increase 

PM Peak-Hour 1,815 2,831 1,016 Increase 

 
As shown in Table 3, this results in an overall trip increase of 6,004 daily trips (17.3%), 274 a.m. peak 
hour trips (13.1%), and 1,016 p.m. peak hour trips (56.0%).   
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CONCLUSION  

This study was conducted to evaluate the impact of the proposed FLU and rezoning for a 32.58-acre parcel 
within the Lakeview Estates Master Planned Development, known as Tract 9. The proposed CPA will 
amend the current FLU designation from Greenbelt to Mixed Use. The rezoning will revise the zoning 
designation from Public/Semi-Private (PSP) to General Commercial (COM-2). The maximum developed 
area will also increase from 8.3 acres to 20 acres.  
 
When evaluating the difference between the existing and proposed potential development scenarios for 
the proposed change, the trip generation comparison results in a trip increase of 6,004 daily trips (17.3%), 
274 a.m. peak hour trips (13.1%), and 1,016 p.m. peak hour trips (56.0%).  
 

Transportation concurrency and any potential mitigation required to offset deficiencies caused by the project 
will be assessed at the time a site plan application is filed with the City of Palm Coast.  
 

 

 

 

I affirm, by affixing my signature below, that the findings contained herein are, to my knowledge, accurate 

and truthful and were developed using current procedures standard to the practice of professional 

planning. 

 

Name : Kady L. Dearing, PE           

 

Signature:                                  

 

Date:   December 18, 2025                

kady
Stamp
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1.0 PROJECT INTRODUCTION 
 
The Matanzas Woods Golf Course property is located within the City of Palm Coast, 
Flagler County, Florida, in a portion of Sections 21, 22, 27, & 28, Township 10 South, 
Range 30 East. The project area is approximately 275.96 acres in total size. The proposed 
project is identified as Flagler County Parcel ID # 07-11-31-7037-ORPOA0002.  The 
subject property is generally located north of Matanzas Woods Parkway, east of US 
Highway 1, west of Interstate 95, and south of lands associated with the Palm Coast Park 
DRI. The property consists of an abandoned golf course within the City of Palm Coast. 
Please see the attached Location Map and Aerial Map within Appendix I for details.  The 
latitude and longitude coordinates for the approximate center of the project are 29.615 
North and -81.281 West, as determined via Google Earth. 
 
The applicant for the project is: 
 Matanzas GC Palm Coast, LLC 

Attn: Mr. Alex Ustilovsky  
200 Ocean Crest Drive, Unit # 1111 
Palm Coast, FL 32137 

 
The subject property was previously permitted as a golf course within St. Johns River 
Water Management District MSSW# 4-035-0003A. The golf course has been closed 
since 2007. 
 
Atlantic Ecological Services (AES) conducted an Environmental Assessment (EA) on the 
Matanzas Woods Golf Course property (herein referred to as the subject property). The 
subject property was reviewed to determine habitat type’s present, boundaries of habitat 
types, presence of or the potential for protected species, wildlife utilization of the site and 
other environmental constraints noted during the site visits.  This EA report discusses the 
methods used to conduct the EA, the results thereof and includes several supplementary 
figures. 
 
Mr. Jody Sisk of AES performed the wetland and protected species review on the subject 
property.  Mr. Sisk currently holds certifications from the City of Palm Coast as a 
Qualified Environmental Professional, including Gopher Tortoise Agent (#19567), 
Wetlands (#19568), and Listed Species (#19569). 
 
2.0  EXISTING SITE CONDITIONS 
 
The subject property consists of disturbed uplands, wetlands, and surface water ponds 
associated with the former golf course. The uplands consist of remnant pine flatwoods 
and golf course, and the wetlands consists of multiple hardwood forested systems, mixed 
hardwood/pine systems, freshwater marsh, and surface water ponds. 
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The communities and land use areas were categorized according to the Florida 
Department of Transportation (FDOT) (1991) Florida Land Use, Cover and Forms 
Classification System (FLUCFCS). The communities and land uses observed and 
delineated on the subject property are described in detail below and are shown on the 
attached Habitat Map. 
 
2.1 Uplands 
 
Golf Course - Remnant (FLUCCS 182) – Approximately 133.95 acres of the property 
exists as the remnant fairways, greens, and associated components of the Matanzas Golf 
Course.  These areas exist as a mix of turf grass, ruderal weeds, landscape plants and 
trees, parking, and associated structures. 
 
Pine Flatwoods (FLUCCS 411) – The remaining uplands, not included in the managed 
golf course area, found on the subject property are considered remnant pine flatwoods. 
They were part of the ITT pine plantation prior to the opening of the golf course in the 
1980’s. Evidence of remnant row planting was identified across the site. This habitat 
community s approximately 98.24 acres in total size.  The canopy is dominated by slash 
pine (Pinus elliottii).  Some Chinese tallow (Sapium sebiferum), live oak (Quercus 
virginiana), laurel oak (Quercus laurifolia), and loblolly bay (Gordonia lasianthus) are 
also located within the uplands, but at much less coverage. The understory is dominated 
by a thick cover of saw palmetto (Serenoa repens).  Other species found, but at a much 
lesser extent, include wax myrtle (Myrica cerifera), gallberry (Ilex glabra), yaupon holly 
(Ilex vomitoria), bushy broom grass (Andropogon glomeratus), blackberry (Rubus spp.), 
greenbriar (Smilax spp.), bahia grass (Paspalum notatum), cogon grass (Imperata 
cylindrica), and bracken fern (Pteridium aquilinum). 
 
2.2 Wetlands  
 
Mixed Wetland Hardwoods (FLUCCS 617) – Multiple mixed hardwood wetland 
systems are located on the subject property totaling approximately 0.2 acres. These 
wetlands consist primarily of a canopy of red maple (Acer rubrum), Chinese tallow, 
laurel oak, and loblolly bay. The understory includes dahoon holly (Ilex cassine), wax 
myrtle and saw palmetto. 
 
Cypress (FLUCCS 621) – Multiple small, isolated cypress depressions totaling 2.97 
acres are located on the subject property.  These systems are dominated by cypress 
(Taxodium spp.).  Other species include red maple, slash pine, and dahoon holly. 
 
Wetland Mixed Forest (FLUCCS 630) – Multiple mixed hardwood and pine wetlands 
are located on the subject property. The wetland mixed forest communities combined 
equal approximately 15.09 acres in total area on the subject property. The canopy is 
dominated by red maple, sweetgum (Liquidambar styraciflua), cypress, Chinese tallow, 
laurel oak, loblolly bay, and slash pine. The understory includes dahoon holly, wax 
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myrtle, saw palmetto, shiny lyonia (Lyonia lucida), gallberry, and herbaceous species 
such as Virginia chain fern (Woodwardia virginica), beakrush (Rhynchospora spp.), and 
yellow-eyed grass (Xyris spp.). 
 
Freshwater Marsh (FLUCCS 641) – One freshwater marsh is located on the subject 
property totaling approximately 5.33 acres.  The marshes are dominated by St. Johns wort 
(Hypericum fasciculatum), maidencane (Panicum hemitomon), torpedo grass (Panicum 
repens), Carolina willow (Salix caroliniana), red root (Lacnanthes caroliniana), and 
primrose willow (Ludwigia peruviana). 
 
2.3 Surface Waters 
 
Ponds (FLUCCS 530) – Approximately 20.18 acres of the subject property exists as 
surface water ponds associated with the former golf course. 
 
3.0 SOILS 
 
A discussion of each soil type present on the subject property is documented below.  
Please see the attached Soils Map within Appendix I for the location of each soil type. 
 
Wabasso fine sand (4) – This very deep, nearly level, poorly drained soil is in broad 
flatwood areas. Individual areas of this soil are irregular in shape and range from 4 to 200 
acres. The seasonal high water table is at a depth of 6 to 18 inches for as much as 3 
months during most years. It recedes to a depth of more than 40 inches during dry 
periods. 
 
Hicoria, Riviera, and Gator soils, depressional (8) – This is a very deep, nearly level, 
poorly drained soil found in depressions in the flatwoods.  Individual areas are circular to 
irregular in shape and range from 3 to 1,500 acres.  The undrained areas of this map unit 
are ponded, as much as 24 inches of water is above the surface for 6 months or more 
except during extended dry periods. 
 
Myakka fine sand (11) – This is a very deep, nearly level, very poorly drained soil that is 
in broad flatwood areas.  The areas range from 5 to 500 acres. The seasonal high water 
table is at a depth of 6 to 18 inches for 1 to 4 months of the year.  It is at a depth of 10 to 
40 inches for more than 6 months of the year. 
 
Placid, Basinger, and St. Johns soil, depressional (12) – These are very deep, poorly 
drained soils which are present in depressions along flatwoods. Undrained areas are 
ponded for long periods. They range from 3 to 400 acres in size. In most years, undrained 
areas are ponded for more than 6 months, and the seasonal high water table is as much as 
2 feet above the surface. 
 
Immokalee fine sand (13) – This is a poorly drained, nearly level soil on broad flats and 
low knolls in flatwoods. Mapped areas of this soil range from 5 to 600 acres.  The 
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seasonal high water table is at a depth of 6 to 18 inches for 2 months and at 10 to 40 
inches during periods of lower rainfall in most years under natural conditions. During 
extended dry periods, the water table recedes to a depth of more than 40 inches. 
 
Valkaria-Smyrna Complex (18) – This is a very deep, nearly level, poorly drained soil on 
flatwoods. Areas in this soil are irregular and range from 40 to 300 acres. The seasonal 
high water table is at a depth of 6 to 18 inches for 1 to 4 months of the year. It is at a 
depth of 10 to 40 inches or more during extended dry periods. 
 
Vakaria fine sand (19) – This is a very deep, nearly level, poorly drained soil on low 
broad flats and in sloughs connecting depressions. Areas in this soil are irregular and 
range from 5 to 100 acres in size. The seasonal high water table is at a depth of 0 to 6 
inches for 2 to 6 months of the year. 
 
Smyrna fine sand (21) – This is a very deep, poorly drained soil which is present in nearly 
level flatwoods areas. They range from 4 to 400 acres. The seasonal high water table is at 
a depth of 6 to 18 inches for 1 to 4 months during wet seasons and at 10 to 40 inches for 
more than 6 months. 
 
Uderants, moderately wet (29) – This map unit consists of heterogeneous soil material 
that was removed from other soils and used in land-leveling operations as fill material.  
Uderants do not have an orderly sequence of soil layers. This soil makes up the areas 
which were excavated and filled during the construction of the city drainage system in the 
1970’s. 
 
Pits (30) – This map unit consists of excavated areas from which soil and geologic 
material was removed for use mainly in road construction and as fill material. 
 
Pomona fine sand (40) – This very deep, poorly drained, nearly level soil is in the broad 
flatwood areas. Individual areas are irregular in shape and range from 80 to 400 acres in 
size. The seasonal high water table is at a depth of 6 to 18 inches for 1 to 3 months and is 
at a depth of 10 to 40 inches for more than 6 months in most years. 
 
4.0 WETLANDS AND SURFACE WATERS 
 
4.1 Methods and Jurisdiction 
 
The wetlands on the subject property fall under the regulatory jurisdiction of the Florida 
Department of Environmental Protection (federal 404), St. Johns River Water 
Management District (state) and the City of Palm Coast (local).  The criteria used to 
determine the presence of the boundaries of wetlands and surface waters were in 
accordance with Chapter 62-340 F.A.C.  Approximately 23.57 acres of wetlands, 20.18 
acres of surface water ponds, and 0.84 acres of surface water ditches are located on the 
subject property.  Please see the attached Wetland Map within Appendix I.   
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Multiple wetlands onsite could be considered isolated and therefore not jurisdictional to 
the State 404 Program. Due to the isolated nature of Wetlands 2-4, 8-12, and 14-16, it is 
not anticipated each will meet the requirements to be considered Waters of the United 
States (WotUS). 
 
4.2 Wetland Quality, Impacts, and Mitigation 
 
The wetlands onsite are of moderate quality.  The City of Palm Coast will require a 25’ 
average/15’ minimum upland buffer due to the quality of wetland. The wetland onsite 
was assessed utilizing the City of Palm Coast Wetland Quality Assessment Methodology 
(WQAM). Please see Appendix II for the attached WQAM worksheets. 
 
If wetland impacts are proposed the wetland mitigation could be completed through 
onsite wetland preservation/enhancement or wetland creation, or through the purchase of 
mitigation credits from the Fish Tail Swamp Wetland Mitigation Bank or the Brick Road 
Wetland Mitigation Bank.  The project and the proposed mitigation are located within the 
Matanzas River and Pellicer Creek basin (Basin 9). Both mitigation banks listed above 
have available credits within the basin. 
 
5.0 WILDLIFE OBSERVATIONS 
 
Wildlife observations, both direct and indirect, were made throughout the course of the 
site investigation.  A list of species observed is provided in the following table: 
 

Table 5.1 Wildlife species observed on the Matanzas Woods Golf Course Property in Flagler County, 
Florida. 
 
Taxon Common Name                          Scientific Name            Protected* 
 
Birds 
 
 
 
 
 
 
 
 
 
 
Mammals 

 
Black vulture 
Carolina wren 
 
Common grackle 
Grey catbird 
Northern mockingbird 
Great blue heron 
White ibis 
Wood stork 
Tri-colored heron 
 
 
Nine-banded armadillo 
Racoon 
Feral pig 
White-tailed deer 
 
 
 

 
Coragyps atratus 
Thryothorus 
ludovicianus 
Quiscalus quiscula 
Dumetella carolinensis 
Mimus polyglottos 
Ardea herodias 
Eudocimus albus 
Mycteria americana 
Egretta tricolor 
 
 
Dasypus novemcinctus 
Procyon lotor 
Sus scrofa 
Odocoileus virginianus 
 
 

 
No 
No 
 
No 
No 
No 
No 
No 
Yes 
Yes 
 
 
No 
No 
No 
No 
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6.0  PROTECTED SPECIES 
 
Prior to visiting the site, a background literature search was conducted to compile a list of 
state and federally protected animal and plant species that could occur on the subject 
property. The three primary sources of literature reviewed include the Florida Fish and 
Wildlife Conservation Commission’s (FWC) Florida’s Endangered Species, Threatened 
Species, And Species of Special Concern, the United States Fish and Wildlife Service’s 
(FWS) Threatened and Endangered Species System (TESS) database, and the Florida 
Department of Agriculture and Consumer Services (FDACS), Division of Plant 
Industry’s (DPI) Notes on Florida’s Endangered and Threatened Plants. During the site 
reconnaissance, observations or evidence of protected species and the likelihood of 
occurrence of each protected species were noted.  Further review was completed 
following the habitat mapping and descriptions.  
 
6.1 Protected Wildlife Species 
 
The protected animal species with at least some likelihood of occurrence are listed in 
Table 6.1.1, below. The likelihood of occurrence of each species is noted in the table and 
those species with at least a moderate likelihood of occurrence are discussed following 
the table.  
 
Table 6.1.1: Protected wildlife species with the potential to occur on the Matanzas Woods Golf Course 
Property in Flagler County, Florida. 
 

Common 
Name 

Agency Listing Likelihood 
of 
Occurrence 

 
Species Name 

FWC FWS/NMFS 
Habitat 

Alligator 
mississippiensis 

American 
alligator 

 T(S/A) Low Various aquatic habitats 

Dendroica 
kirtlandii 

Kirtland's 
warbler 

E E Low Migrant, utilizing various 
terrestrial and palustrine 
habitats 

Drymarchon corais 
couperi 

Eastern 
indigo snake 

T T Mod Wide variety of habitats 

Egretta caerulea Little blue 
heron 

T  High Marshes, ponds, lakes, 
meadows, streams & 
mangroves 

Egretta tricolor Tri-colored 
heron 

T  High Marshes, ponds, lakes, 
meadows, streams & 
mangroves 

Falco sparverius 
paulus 

Southeastern 
American 
kestral 

T  Mod Wide variety of open 
habitats 

Gopherus 
polyphemus 

Gopher 
tortoise 

T CS Mod Sandhills, scrub, 
hammocks, dry prairies, 
flatwoods, & ruderal 

Grus canadensis 
pratensis 

Florida 
sandhill crane 

T  Mod Shallow wetlands, 
freshwater marshes and wet 
prairies 

Haliaeetus Southern bald  BGEPA Mod Coasts, rivers and large 
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leucocephalus 
Mycteria 
americana 

eagle 
Wood stork 

 
E 

 
E 
 
 

 
Obs 

lakes in open areas 
Marshes, swamps, streams 
and mangroves 

Ursus americanus 
floridanus 

Florida black 
bear 

  Mod Variety of forested 
landscapes 

 
 
Those species listed as having a moderate likelihood of occurrence or higher in Table 6.1 
are listed as such due to presence of suitable habitat. 
 
Long-legged waders have a high likelihood of occurrence onsite due to the marsh and 
surface water ponds found on the subject property. This includes the little blue heron 
(Egretta caerulea), snowy egret (Egretta thula), tricolored heron (Egretta tricolor), and 
white ibis (Eudocimus albus).   It is anticipated these species utilize the wetlands onsite 
for foraging and roosting.  No wading bird rookeries are known or were identified on or 
near the subject property.  Any modifications to the existing surface water ponds would 
include creation of stormwater ponds. Therefore, this project is not likely to adversely 
affect any wading bird populations. 
 
While no wood storks (Mycteria americana) were observed on the subject property, 
wood storks have been observed routinely throughout the area.  No nesting rookeries 
were observed.  The project site is not located within a Core Foraging Area (CFA) for 
wood storks. Therefore, this project is not likely to adversely affect the wood stork 
population. 
 
Florida sandhill cranes (Grus canadensis pratensis) are routinely observed in the area.  
No sandhill cranes were observed on the subject property during the onsite surveys.  The 
marsh wetland and littoral zones of the surface water ponds onsite are considered 
potential for nesting.  No nests or signs of nesting activity were identified. Prior to 
construction of the site a Florida sandhill crane nest survey should be completed to 
determine if any nesting pairs are utilizing the site. 
 
The FWC’s Eagle Nest Locator website was queried for data regarding documented 
southern bald eagle (Haliaeetus l. leucocephalus) nests in the project vicinity. The 
southern bald eagle is protected under the Bald and Golden Eagle Protection Act 
(BGEPA). Development guidelines are required for any proposed projects with 330 feet 
for urban areas and 660 feet for non-urban areas.  No active bald eagle nests are located 
within 2 miles of the project area.  No bald eagle nests were observed on the subject 
property or adjacent to its boundaries.  Therefore, this project is not likely to adversely 
affect the southern bald eagle.   
 
The southeastern American kestrel (Falco sparverius paulus) is listed as a Species of 
Special Concern by the FWC.  The subject property provides habitat which could be 
conducive to utilization and nesting by the southeastern American kestrel.  It is 
recommended that southeastern American kestrel surveys be completed prior to 
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development of the site. The surveys should be conducted in accordance with guidelines 
set forth within the publication Ecology and Habitat Protection Needs of the southeastern 
American kestrel (Falco sparverius paulus) on large-scale development sites in Florida. 
 
A preliminary gopher tortoise (Gopherus polyphemus) burrow survey was conducted on 
the subject property.  The gopher tortoise survey was conducted in accordance with the 
techniques outlined in the publication, Ecology and Habitat Protection Needs of Gopher 
Tortoise (Gopherus polyphemus) Populations Found on Lands Slated for Development in 
Florida.  The gopher tortoise, listed as Threatened by the FWC, is a key component in 
the determination of habitat suitability for other protected species because of the large 
number of other animals that will use tortoise burrows for one or more of their life 
requisites.  No potentially occupied gopher tortoise burrows were identified.  Prior to 
construction an updated 100% gopher tortoise survey should be completed. 
 
The eastern indigo snake (Drymarchon corais couperi), has a moderate likelihood to 
occur on the subject property due to the habitats identified.  The species is a gopher 
tortoise commensal species due to its association and utilization of gopher tortoise 
burrows for their life requisites.  Prior to construction a 100% gopher tortoise survey will 
be completed. 
 
The American alligator (Alligator mississippiensis) is listed as Threatened by the FWS.  
Best Management Practices (BMP’s) should be followed in the case of any individual 
American alligator entering the project area during construction will be provided ample 
space to allow the animal to exit the construction zone. Through this management 
technique, the project is not likely to adversely affect the American alligator. 
 
Florida black bear (Ursus americanus floridanus) have been observed in the vicinity of 
the subject property along US Highway 1. No signs of Florida black bears were identified 
on the subject property. Any proposed project for development should adhere to the 
Florida Bear Smart Communities program.  If the development criteria are adhered to 
then the project is not anticipated to adversely affect the Florida black bear. 
 
No other protected species are anticipated to utilize the subject property. 
 
6.2 Protected Plant Species 
 
The protected plant species with some potential to occur on the subject property are listed 
in Table 6.2.1, below.  

 
Table 6.2.1: Protected plant species with the potential to occur on the Matanzas Woods Golf Course 
property, in Palm Coast, Flagler County, Florida. 

Species Name Common Name Agency Listing 
Likelihood 
of Habitat 

  FDACS FWS Occurrence  
Asclepias 
viridula 

Southern milkweed T  Low Pine flatwoods at wetland 
margins 
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Calopogon 
barbatus 

Bearded grass pink T  Low Wet pine flatwoods, bogs 

Calopogon 
multiflorus 

Many-flowered 
grass pink 

E  Low Pine flatwoods, esp. recently 
burned 

Encyclia 
tampensis 

Butterfly orchid CE  Low Mangrove, cypress and 
hardwood swamps; 
hammocks 

Epidendrum 
conopseum 

Greenfly orchid CE  Low Moist hammocks, cypress 
and hardwood swamps; 
epiphytic 

Helianthus 
carnosus 

Lakeside sunflower E  Low Wet flatwoods 

Lilium catesbaei Catesby's lily T  Low Moist pine flatwoods and 
savannahs 

Lycopodiella 
cernua 

Nodding clubmoss CE  Low Wet pinelands 

Nemastylis 
floridana 

Fall-flowering ixia; 
celestial lily 

E  Low Swamps, marshes and wet 
pine flatwoods 

Osmunda 
cinnamomea 

Cinnamon fern CE  Obs Wet woods and swamps 

Osmunda regalis Royal fern CE  Obs Wet woods and swamps 
Platanthera 
blephariglottis 

Large white fringed 
orchid 

T  Low Marshes, and wet, open, 
grassy areas 

Platanthera flava Southern tubercled 
orchid;gypsy-
spikes 

T  Low Cypress and hardwood 
swamps 

Platanthera 
nivea 

Snowy orchid; bog 
torch 

T  Low Wet pine flatwoods 

Pogonia 
ophioglossoides 

Rose pogonia T  Low Marshes and wet, pine 
flatwoods 

Sarracenia minor Hooded 
pitcherplant 

T  Low Wet, open, acid pinelands 
and bogs 

Spiranthes 
brevilabris var. 
floridana 

Florida ladies' 
tresses 

E  Low Pine flatwoods 

Spiranthes 
laciniata 

Lace-lip ladies' 
tresses 

T  Low Marshes and cypress swamps 

Spiranthes 
longilabris 

Long-lip ladies' 
tresses 

T  Low Marshes and wet pine 
flatwoods 

Spiranthes 
tuberosa 

Little ladies' 
tresses; little pearl 
twist 

T  Low Pine flatwoods 

Zephyranthes 
atamasca 

Rain lily T  Low Wet pine flatwoods and 
meadows 

Zephyranthes 
simpsonii 

Simpson's zephyr 
lily 

T  Low Wet pine flatwoods and 
meadows 

E= Endangered; T= Threatened; CE= Commercially Exploited 
 
No federally protected plant species are expected to occur on the subject property. 
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7.0 CULTURAL RESOURCES 
 
A preliminary review of the Florida Master Site File (FMSF) was completed through the 
Division of Historical Resources (DHR) and the State Historic Preservation Officer 
(SHPO) for the subject property. One known archaeological resource and one resource 
group were adjacent to the subject property. US Highway 1 (FL00291) is listed as a linear 
resource by DHR.  No significant impacts to US Highway 1 are anticipated.  Davis’ Store 
(FL00248) is listed as an archaeological resource.  This resource was identified as part of 
the Palm Coast Park DRI.  The resource is no longer in existence and is not eligible for 
further evaluation. Please see Appendix III for correspondence from the Florida Master 
Site File.  The project is not anticipated to affect any cultural resources. 
 
8.0 SUMMARY 

 
The Matanzas Woods Golf Course property is located within the City of Palm Coast, 
Flagler County, Florida. The subject property consists disturbed upland, wetland, and 
surface water habitats. The property is approximately 275.96 acres in total size. 
 
Multiple wetlands totalling approximately 1.86 acres and surface waters totaling 
approximately 23.57 acres were delineated on the subject property. In addition to the 
wetlands, approximately 20.18 acres of surface water ponds, and 0.84 acres of surface 
water ditches are located on the subject property.  The wetlands on the subject property 
are all considered moderate quality and would therefore require a 25’ average/15’ 
minimum upland buffer by the City of Palm Coast.  If wetland impacts are proposed the 
wetland mitigation could be completed through onsite wetland preservation/enhancement 
or wetland creation, or through the purchase of mitigation credits from the Fish Tail 
Swamp Wetland Mitigation Bank or the Brick Road Wetland Mitigation Bank.     
 
The subject property provides potential habitat for a multitude of protected wildlife 
species.  Further specific species surveys are recommended prior to construction of the 
project.  Specific surveys for the gopher tortoise, Florida sandhill crane, and southeastern 
American kestrel should be completed. 
 
No federally protected flora species are anticipated on the subject property. 
 
No known cultural resources are anticipated on or adjacent to the subject property.  
Therefore, no impacts to cultural resources is anticipated due to development of the 
property.  
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Parcel - 275.96 ac.
Soil

4 - Wabasso fine sand
8 - Hicoria, Riviera, and Gator soils, depressional
11 - Myakka fine sand
12 - Placid, Basinger, and St. Johns soils, depressional
13 - Immokalee fine sand

18 - Valkaria-Smyrna complex
19 - Valkaria fine sand
21 - Smyrna fine sand
29 - Udarents, moderately wet
30 - Pits
40 - Pomona fine sand
99 - Water
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Parcel - 275.96 ac.

182: Golf Course - 133.95 ac.
411: Pine Flatwoods - 98.24 ac.
530: Surface Water - 20.18 ac.
617: Mixed wetland hardwoods - 0.20 ac.
621: Cypress - 2.97 ac.
630: Wetland forested mixed - 15.09 ac.
641: Freshwater marshes - 5.33 ac.
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Surface Water - 20.18ac.
Ditch - 0.84 ac.
Jurisdictional Wetland - 13.76 ac. 
Isolated Wetland - 9.81 ac.
Parcel - 275.96 ac.
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April 2, 2026 

 

 RE: Lakeview Estates  

  Matanzas GC Palm Coast, LLC  

  Parcel Identification Number: 07-11-31-7037-0RP0A-0002 

      07-11-31-7037-0RP0A-0011 

      07-11-31-7037-0RP0A-0140 

 

To Whom It May Concern: 

 
Matanzas GC Palm Coast, LLC, a Florida limited liability company is the owner of approximately 182 acres 

located in the L Section of Palm Coast (formerly known as the Matanzas Golf Course) and as further 

demonstrated on the attached map identified on Exhibit “A”.  

 

Currently, the owner has an application into the City of Palm Coast for the First Amendment to the Master 

Planned Development Agreement. The intent of the application to amend is to allow for development on Tract 

3 and amend the allowed uses on Tract 8 along U.S. Highway 1.  This Amendment will also incorporate the 

dedication by the developer to the City of a park.  This request is consistent with the City’s comprehensive plan 

and land development regulations.   

 

As required by City Code, we will be having a neighborhood meeting on Tuesday, April 14, 2026 at 6:00 p.m. 

at the Cafeteria (Room 511 & 512) of Indian Trails Middle School, 5505 Belle Terre Parkway, Palm Coast, 

Florida 32137 (see attached Exhibit “B” with directions on how to enter the school) to answer any of your 

questions.  It is open to the public. 

 

Sincerely yours, 

 
Michael D. Chiumento III 
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EXHIBIT “B” 

 

Enter at northern gate of Indian Trails and park in the Sigma Parking lot.   
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April 30, 2026 

 

 

City of Palm Coast  

160 Lake Avenue 

Palm Coast, FL 32164 

Via E-Mail Only  

 
 RE: Lakeview Estates  

  Matanzas GC Palm Coast, LLC  

  Parcel Identification Number: 07-11-31-7037-0RP0A-0002 

      07-11-31-7037-0RP0A-0011 

      07-11-31-7037-0RP0A-0140 

 

Dear Sir or Madam: 

 

On Tuesday, April 14, 2026 the Applicant, Matanzas GC Palm Coast, LLC conducted a 

neighborhood information meeting held at the Cafeteria (Room 511 & 512) of Indian Trails Middle 

School, 5505 Belle Terre Parkway, Palm Coast, Florida 32137.  As noted by the attached sign-in 

sheet, more than fifty (50) people from the public attended.  Present at the meeting were myself, 

applicant representative and City Planner.   

 
During the neighborhood meeting, the attendees asked several questions regarding the aforementioned 

application.  Below is a reproduction of those questions/concerns and the Applicant’s response in 

italics directly beneath the question.   

 

• Will this project increase density beyond what is currently allowed or expected? 

The rezoning request is being evaluated in accordance with the City’s Comprehensive Plan and 

Land Development Code. Any proposed density will remain within the parameters established or 

approved through the rezoning process and will not exceed what is ultimately authorized by the 

City. 

• How will existing viewshed protections be preserved or modified? 

Site design will take into account applicable buffering, setbacks, and landscaping requirements to 

help preserve visual character. Any modifications to existing viewshed conditions would be subject 
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to City review and compliance with adopted standards. 

• Are any structures or improvements planned directly adjacent to or behind my 

property? 

Specific site layout details are still being refined. Future development plans will comply with all 

required setbacks, buffering, and compatibility standards to ensure appropriate transitions 

between uses. 

• Which parcels or tracts are proposed for development, and what are their current 

designations? 

The rezoning application identifies the subject parcels under consideration. All current and 

proposed land use and zoning designations are documented in the application materials submitted 

to the City for review. 

• Will you commit to continued investigation and remediation of any arsenic or 

environmental contamination issues? 

Any environmental concerns will be addressed in accordance with applicable state and federal 

regulations. Appropriate assessments and, if necessary, remediation efforts will be conducted to 

ensure the property meets required safety standards. 

• Do you intend to convey any remaining portions of the property to the City of Palm 

Coast?  

There are no commitments at this time regarding conveyance of additional property. Any such 

action would be coordinated with the appropriate governing agencies if it becomes relevant. 

• Will any undeveloped portions of the property be placed into a permanent 

conservation easement? 

The potential for conservation areas or easements will be evaluated as part of the overall 

development planning process and in coordination with City requirements and environmental 

considerations. 

• How will utilities (water, sewer, stormwater, electric) be extended and managed for 

this development? 

Utility infrastructure will be designed and constructed in coordination with the City and relevant 

service providers. All systems will meet applicable capacity, design, and regulatory requirements. 

• What analysis has been performed regarding potential impacts on surrounding 

property values? 

Property value impacts are influenced by a variety of market factors. The project will be designed 

to meet City standards and compatibility requirements, which are intended to support orderly and 

beneficial development. 

• Do you dispute or acknowledge concerns that the project may negatively affect 

nearby property values? 

We understand that property value concerns are important to residents. While outcomes can vary, 

the project will adhere to City regulations and design standards intended to promote compatibility 

and protect community character. 

• Will there be new or modified access points to U.S. Highway 1, and how will traffic 

be managed? 

Access and traffic circulation will be evaluated through required traffic studies and coordinated 

with the appropriate transportation agencies. Any improvements or modifications will be subject 

to agency approval. 

• What measures will be implemented to address flooding or stormwater impacts in the 

area? 

Stormwater management systems will be designed in accordance with local and state regulations 
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to ensure proper drainage, retention, and water quality treatment, minimizing impacts to 

surrounding properties. 

• How will local wildlife and habitat displacement be addressed? 

Environmental features and habitat considerations will be evaluated during the planning process. 

Development will comply with applicable environmental regulations and incorporate mitigation 

measures where required. 

• What provisions are being made for school transportation and student safety? 

The project will coordinate with the local school district regarding transportation needs. Roadway 

and pedestrian infrastructure will be designed to meet safety standards applicable to school 

access. 

• How will anticipated population increases affect school capacity and overcrowding? 

School capacity is managed by the local school district. Any impacts will be addressed through 

the district’s planning processes, and applicable impact fees or requirements will be met. 

• What impact will this project have on local taxes or assessments? 

The project is expected to contribute to the local tax base. Any applicable impact fees or 

assessments will be paid in accordance with City and County requirements. 

• What is the timeline for development of any proposed park or recreational facilities? 

If recreational amenities are included, their timing will be aligned with the overall development 

phasing plan and subject to City review and approval. 

• Who will be responsible for funding, constructing, and maintaining the park? 

Responsibility for funding, construction, and maintenance will be determined as part of the 

development approvals and may involve the developer, a homeowners’ association, or other 

entities as approved by the City. 

 
Sincerely,  

 

 
 

Michael D. Chiumento III 

Attorney  

MDC/cm  

 

















































































































































City of Palm Coast, Florida
Agenda Item

Agenda Date: May 20, 2026 Agenda Item: 
D.3

Department COMMUNITY DEVELOPMENT
Division PLANNING

Amount
Org/Account # 

Subject: LAKEVIEW ESTATES MPD AMENDMENT - APPLICATION # 5575

Presenter: Michael Hanson, A.I.C.P, Senior Planner

Attachments: 
1. Lakeview Estates MPD Ordinance
2. Lakeview Estates 1st Amendment to MPD Amendment
3. Lakeview Estates Proposed Conceptual Site Plan
4. Lakeview Estates MPD Staff Report
5. Business Impact Estimate
6. Map Series
7. Applicant's Cover Letter, Application, Corporate ID, Owner's Authorization, Title Opinion
8. Applicant's Analysis, Environmental Report, Proposed Conceptual VPZ Exhibit
9. Public Notice Documentation
10. Lakeview Estates Recorded MPD Ordinance

Background: 

Request: The applicant proposes to amend the existing Lakeview Estates Master Planned Development 
(MPD) Development Agreement (DA) in order to: 

• Add the ability for the developer to site Single-Family Residential (SFR-2) sized residential lots to 
Tract 3 with access limited to Lakeview Boulevard.

• Add the ability for the developer to site stormwater ponds to Tract 3, Tract 6, Tract 7.
• Replace the ability for the developer to site (Multifamily Residential) MFR-1 and SFR-1 sized 

residential lots to Tract 8 with the ability to site a City Park site. It also reduces the minimum 150 feet 
setback from any existing single-family platted lot on Tract 8 to 100 feet.

• Replace the ability for the developer to site ±8.3 acres of Public Semi-Public (PSP) with ±20 acres of 
General Commercial (COM-2) uses, limited to a maximum of 35 feet, and providing emergency 
access from US Highway 1 to London Drive. Further the COM-2 uses are limited to not allow a special 
exception for mini-warehouses, office warehouses, or self-storage. Note: the proposed use of 20 
acres as COM-2 is based on the potential approval of a related Future Land Use Map (FLUM) 
Amendment application, and if developed for commercial uses would reduce the overall remaining 
residential entitlements from 51 to 39 dwelling units.



• Reduce the existing View Protection Zone (VPZ) on Tract 3 to 50 feet and on Tract 10 from 150 feet 
to 100 feet. The VPZ depth for tract 4 is defined as 50 feet. The proposed text adds the requirement 
for enhanced screening and additional plantings to the satisfaction of the Land Use Administrator 
(LUA) or their designee to shield the view of adjacent residential properties within VPZs. 

Add the ability of residential property owners within the MPD with lots with a size of 10,000 or greater square 
feet to be able to construct a garage for recreational vehicles as an accessory use to lots with a principal 
dwelling unit, subject to maximum impervious surface and building setbacks.
 

Background: The subject property was developed as the 18-hole Matanzas Woods Golf Course by ITT and 
opened in 1985. The golf course permanently closed in 2007. In April 2019, Matanzas GC Palm Coast, LLC 
purchased the property. The initial City Zoning Map in 1999/2000 showed the subject property having the 
Flagler County zoning designation of Urban Single-Family Residential (R-1B). Flagler County’s Land 
Development Code (LDC) has the R-1B Zoning District which allowed for single-family residential homes and 
also recreational areas that are accessory to residential developments. The R-1B zoning district allowed for 
up to 3 units per acre. In 2004 the City adopted its Comprehensive Plan and designated the subject property 
as Greenbelt on the Future Land Use Map (FLUM). The Greenbelt designation reduced the overall density 
on the subject property to 1 unit per acre. 

On July 5, 2005, the City Council adopted the initial chapters of our Land Development Code (Ordinance No. 
2005-33) which created the Golf Course Community (GCC) Zoning District. The GCC Zoning District allowed 
density of one home/per acre and also setup significant standards for the redevelopment of any golf course 
areas into residential uses. These guidelines, located in section 3.03.04.J of our LDC, were added to minimize 
adverse impacts to abutting single family residential zoned areas. On October 21, 2008, the City Council 
adopted Ordinance 2008-23 which implemented the City’s first complete Land Development Code and also 
converted the Golf Course Community (GCC) Zoning District to MPD without a DA.

On January 19, 2021, the City Council approved Ordinance 2021-01 which rezoned the existing MPD to add 
the existing DA at the applicant’s request during public hearing. The previous rezoning application had 
significant public participation at all facets of the rezoning process from the neighborhood meeting, which 
drew approximately 250 to 350 residents the two Planning and Land Development Board (PLDRB) meetings 
drawing approximately 50 to 60 residents and 30 to 35 residents respectively.

Project Description: The property owner using clustering provisions of the LDC, the overall acreage of the 
project, and a field verified conservation area of ±0.2 acres ended up with residential entitlements of ±272 
dwelling units (du). To date, 221 lots have received varying levels of approval (Preliminary and Final plats) 
between Tracts 1, 2, 4, 7, and 10 resulting in the project retaining 51 residential entitlements. The applicant’s 
requested MPD DA Amendment relies on the potential approval of their requested FLUM amendment and 
has the effect of reducing the remaining residential entitlements from 51 du to 39 du due to the planned 
development of ±20 acres of COM-2 uses on Tract 9.

• The applicant is proposing to site the remaining 39 residential entitlements on Tract 3, which would 
require the approval of the MPD DA amendment and subsequent platting applications by the 
applicant. The vision that the applicant provided was that these lots would be designed to be ±10,000 
square feet or larger to make use of their proposed language for recreational vehicle garages, but at 



a minimum size lots meeting the Unified Land Development Code (LDC) requirements of the SFR-2 
zoning district, which requires 7,500-square-foot lots which are compatible with the existing platted 
single-family residential lots found on nearby Lee Drive. 

• The DA provides language for siting additional stormwater retention ponds in Tracts 3, 6, and 7, which 
supports the City’s recent effort to add additional stormwater retention in the area by vacating 
Learning Lane and Leaf Lane.

• The applicant is also requesting to amend the allowed use on tract 8 to convey the city a site for a 
future City park at no cost and not subject to park impact fee credits.

• Additionally, the applicant is requesting to permit ±20 acres of COM-2 uses on a portion of Tract 9 
adjacent to US Highway 1.
 

Public Participation:  The applicant hosted a neighborhood meeting as required by Unified Land Development 
Code (LDC) Section 2.05.02 at 5:30 p.m. Tuesday April 14th, 2026, in the cafeteria of Indian Trails Middle 
School. The applicant also met the public notice requirements of LDC Section 2.05.03. The neighborhood 
meeting had approximately 125 attendees. Applicant submitted documentation summarizing the 
neighborhood meetings that has been attached to the agenda item. Since then, staff has been contacted by 
several members of the public requesting clarifying information pertaining to public hearing dates or to access 
to application materials, which staff has provided. The applicant has met their public notice requirements.

This is a quasi-judicial item, please disclose any ex parte communication.

Recommended Action:  
THE PLANNING AND LAND DEVELOPMENT REGULATION BOARD MAY DETERMINE THAT THE 
PROPOSED MPD AMENDMENT (APPLICATION NO. 5575) IS CONSISTENT WITH THE 
COMPREHENSIVE PLAN AND RECOMMEND APPROVAL TO THE CITY COUNCIL CONDITIONED ON 
THE APPROVAL OF ITS COMPANION FLUM AMENDMENT (APPLICATION NO. 5576) OR DETERMINE 
THAT THE APPLICATION IS NOT CONSISTENT WITH THE COMPREHENSIVE PLAN AND 
RECOMMEND DENIAL TO THE CITY COUNCIL.



ORDINANCE NO. 2026-_______ 

FIRST AMENDMENT TO THE LAKEVIEW ESTATES MASTER PLAN 

DEVELOPMENT AGREEMENT 

APPLICATION NO. 5575 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF PALM COAST, 

FLORIDA, AMENDING THE LAKEVIEW ESTATES MASTER PLAN 

DEVELOPMENT AGREEMENT, AS  ESTABLISHED IN SECTION 2.09 OF THE 

CITY OF PALM COAST UNIFIED LAND DEVELOPMENT CODE, FOR ±280.6 

ACRES OF CERTAIN REAL PROPERTY PREVIOUSLY KNOWN AS THE 

MATANZAS GOLF COURSE AND DESCRIBED AS TAX PARCEL 

IDENTIFICATION NUMBERS  07-11-31-7037-0RP0A-0002, 07-11-31-7037-

0RP0A-0011, AND 07-11-31-7037-0RP0A-0140, GENERALLY LOCATED 

BETWEEN 0.5 TO 1.25 MILES NORTH OF MATANZAS WOODS PARKWAY, 

WEST OF INTERSTATE 95, AND EAST OF US HIGHWAY 1, AND BEING MORE 

PARTICULARLY DESCRIBED IN ATTACHED EXHIBIT A; MODIFYING 

PERMITTED USES ON TRACTS: 3, 6, 7, 8, AND 9; CONDITIONALLY 

PERMITTING RECREATIONAL VEHICLE GARAGES FOR ALL TRACTS; 

PROVIDING FOR SEVERABILITY, CONFLICTS; AND AN EFFECTIVE DATE. 

WHEREAS, the City of Palm Coast (“City”), as the governing body of the City, pursuant to the 

authority vested in Chapter 163 and Chapter 166, Florida Statutes, and the City of Palm Coast Unified Land 

Development Code, is authorized and empowered to consider applications relating to zoning; and  

WHEREAS, MATANZAS GC PALM COAST LLC, a Florida limited liability 

company (“Owner”) is the Owner of the property further described in “Exhibit A” and have entered 

into the Development Agreement as recorded in Official Records Book 2530, Pages 1215 through 1265 of 

the public records of Flagler County, Florida (“Development Agreement”); and 

WHEREAS, the Owner has requested to amend the Development Agreement in order to modify 

permitted uses and provide for some revised developmental standards Lakeview Estates MPD; and 

WHEREAS, the notice and public hearing requirements, as provided for in Chapter 2 (Review 

Authority, Enforcement, and Procedures) of the City of Palm Coast Unified Land Development Code 

(Ordinance No. 2008-23) have been satisfied; and 

WHEREAS, the City Council of the City of Palm Coast held duly noticed public hearings on the 

proposed amendment set forth hereunder and considered findings and advice of staff, citizens, and all 

interested parties submitting written and oral comments and supporting data and analysis, and has 

considered the evidence and testimony presented by the applicant and other interested parties, the 

recommendations of the various City reviewing departments, and the recommendation of the Planning and 

Land Development Regulation Board (PLDRB) at its regularly scheduled meeting conducted on May 20, 

2026, and after complete deliberation, the City Council hereby finds the requested change consistent with 

the City of Palm Coast Comprehensive Plan, and that sufficient, competent and substantial evidence 

supports the proposed amendment set forth hereunder; and 
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WHEREAS, the City Council of the City of Palm Coast hereby finds that this Ordinance serves a 

legitimate government purpose and is in the best interests of the public health, safety, and welfare of the 

citizens of Palm Coast, Florida. 

NOW, THEREFORE, IT IS HEREBY ORDAINED BY THE CITY OF PALM COAST, 

FLORIDA: 

SECTION 1. LEGISLATIVE AND ADMINISTRATIVE FINDINGS.  

The above recitals (whereas clauses) are hereby adopted as the legislative and administrative 

findings of the City Council.  

SECTION 2. MPD AMENDMENT. 

The Palm Coast City Council, pursuant to the Land Development Code of the City of Palm Coast 

hereby enacts this Ordinance amending the Development Agreement, attached hereto as “Exhibit B”, for 

the property generally located between 0.5 to 1.25 miles north of Matanzas Woods Parkway, west of 

Interstate 95, and east of US Highway 1 legally described in “Exhibit A” attached hereto.   

SECTION 3. SEVERABILITY.  

It is hereby declared to be the intention of the City Council that the sections, paragraphs, sentences, 

clauses and phrases of this Code are severable, and if any phrase, clause, sentence, paragraph or section of 

this Code shall be declared unconstitutional by the valid judgment or decree of a court of competent 

jurisdiction, such unconstitutionality shall not affect any of the remaining phrases, clauses, sentences, 

paragraphs and sections of this Code. 

SECTION 4. CONFLICTS.   

All Ordinances or parts of Ordinances in conflict with this Ordinance are hereby repealed. 

SECTION 5. EFFECTIVE DATE.   

This Ordinance shall become effective immediately upon its passage and adoption. 
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APPROVED on the first reading after due public notice and hearing this 6th day of June, 2026. 

ADOPTED on the second reading after due public notice and hearing this 7th day of July, 2026. 

ATTEST: CITY OF PALM COAST, FLORIDA 

_____________________________ ______________________________ 

Kaley Cook, City Clerk Michael Norris, Mayor 

APPROVED AS TO FORM AND LEGALITY: 

______________________________ 

Marcus Duffy, City Attorney 
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EXHIBIT “A” 

LEGAL DESCRIPTION 
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Prepared by: 

Michael D. Chiumento III, Esq. 

Chiumento Law, PLLC 

145 City Place, Suite 301 

Palm Coast, FL 32164 

 

Return to: 

City of Palm Coast, City Clerk 

160 Lake Avenue 

Palm Coast, FL 32164 

 

 

 

LAKEVIEW ESTATES  

FIRST AMENDMENT TO THE  

MASTER PLANNED DEVELOPMENT AGREEMENT 

 

 THIS, FIRST AMENDMENT TO THE MASTER PLANNED DEVELOPMENT 

AGREEMENT, (hereinafter referred to as the “Amendment”) is made and executed this _____ 

day of ____________________, 2026, by and between the CITY OF PALM COAST, a Florida 

municipal corporation (herein referred to as the “City”), whose address is 160 Lake Avenue, Palm 

Coast, Florida 32164 and MATANZAS GC PALM COAST, LLC, a Florida limited liability 

company (herein referred to from time-to-time as the “Owner” regardless of whether singular or 

plural ownership status) whose address is 200 Ocean Crest Drive, Unit 1111, Palm Coast, Florida 

32137.   

 

RECITALS 

1. On or about January 19, 2021, the City approved the Lakeview Estates Master Planned 

Development Agreement (the “MPD”).  

2. Pursuant to the citizen survey dated June 19 and 20, 2021, City desires to own, permit and 

develop a park for the residents of Palm Coast.  

3. The Owner desires to convey to the City sufficient lands for purpose of a park and amend 

the PUD to allow for areas of the property to be developed consistent with the present 

densities and intensities. 
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4. The City and Owner enter into this Amendment to the MPD to achieve their respective 

goals and objectives. 

5. The City of Palm Coast City Council (“City Council”) has considered the evidence and 

testimony presented by the applicant and other interested parties, the recommendations of 

City staff, and the recommendation of the PLDRB, which voted   ____ to recommend 

approval at their regularly scheduled meeting conducted on _______, 2026; and  

6. The City Council held duly noticed public hearings on the proposed zoning change set 

forth hereunder and considered findings and advice of staff, citizens, and all interested 

parties submitting written and oral comments and supporting data and analysis, and after 

complete deliberation, hereby finds the requested change consistent with the City of Palm 

Coast Comprehensive Plan and that sufficient, competent, and substantial evidence 

supports the zoning change set forth hereunder; and  

7. The City Council hereby finds that this Ordinance serves a legitimate government purpose 

and is in the best interests of the public health, safety, and welfare of the citizens of Palm 

Coast, Florida.  

NOW THEREFORE, it is resolved and agreed by and between the City and the Owner that 

the Owner’s application for an Amendment to the MPD is approved, and the parties agree to the 

following:  

 

FINDINGS OF FACT:   

(a) The aforementioned recitals are taken as true, incorporated herein by reference and 

made a material part of this Amendment.   

(b) This Amendment is consistent with (1) the State’s Comprehensive Plan as set forth in 

Chapter 187, Florida Statutes and (2) the City’s Comprehensive Plan.   

(c) The public hearing to consider this Amendment was properly noticed and held by the 

City Council pursuant Florida State law and the City’s Land Development Code.   

CITY COMMUNITY PARK:  

At no cost to the City and not subject to City Park Impact Free Credits, the Owner shall convey 

to the City approximately fifteen (15) acres on a tract of land (the “City Park Site”) as generally 
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depicted on Amended Conceptual Site Plan (Ex. “A”) which replaces the Conceptual Site Plan in 

the MPD. Said conveyance shall take place within one hundred twenty (120) days of execution of 

this Amendment.  The conveyances of lands pursuant to the Amendment shall be free from all 

encumbrances except easements, reservations, and restrictions acceptable to each other, together 

with all appurtenances pertaining to the conveyance. Owner will prepay taxes for the year of 

closing pursuant to Fla. Stat. 196.295. and all special assessments which may have been levied or 

certified prior to closing on the City Park Site. Sixty (60) days before Closing, the Owner will 

cause the title company of its choice to issue and deliver to City ALTA title commitments to issue 

a policy in the amount of the assessed value of the City Park Site, accompanied by one copy of 

each document supporting any exceptions to the title commitment. The Owner will execute a 

standard form owner's affidavit and such other affidavits as may be reasonably required by the 

City, the Title Company, or the Closing Agent. The Owner will also execute an Affidavit of interest 

in Real Property pursuant to Fla. Stat. 286.23. The Owner will execute affidavits declaring that the 

City Park Site does not currently contain any Hazardous Substances in violation of any applicable 

environmental laws or regulations, including but not limited to Section 103 of the Comprehensive 

Environmental Response, Compensation and Liability Act. 42 U.S.C. Section 9601 et seq. any 

"super lien" laws, any super fund laws, or similar federal or state laws, or any successor statutes 

("Environmental Laws"), nor to Owner's knowledge has any clean-up of their properties occurred 

pursuant to the Environmental Laws which could give rise to liability to reimburse any 

governmental authority for the costs of such clean-up or result in a lien or encumbrance.  

SECTION 4 PROJECT DESCRIPTION.  

Section 4 “Project Description” of the MPD Development Agreement shall be deleted in 

its entirety and replaced with the following:   
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 The Subject Property has two three (3) Comprehensive Plan FLUM designations, 

Greenbelt on approximately 260276.3 +/- acres, Mixed Use (20 +/-acres) and Conservation on 

approximately 4.3.19 +/- acres.  The current MPD zoning on the property will be maintained and 

this Development Agreement shall govern all development on the Subject Property as defined 

herein.  Consistent with the Comprehensive Plan and the Greenbelt FLUM, residential units may 

be developed at one unit per acre.  Institutional uses proposed on Greenbelt FLUM acreage shall 

be deducted from the one-unit per acre residential unit calculations.  The project proposes 208.3 

+/- acres of GreenbeltMixed Use  FLUM for institutionalcommercial uses within the Tract 

9Greenbelt FLUM.  As a result, 2680 residential units are permitted to be clustered within the 

remaining 2680.0 +/- acres of Greenbelt FLUM at the Owner’s discretion.  The Owner may 

develop a residential and institutionalcommercial development as depicted on the Lakeview 

Estates Conceptual Master Plan, attached hereto as Exhibit “B” and as further defined herein 

(“Project”).  Exhibit “B-1” through Exhibit “B-8”  further define the project and illustrate 

allowable uses within each Tract.  The uses on each Tract (shall be as follows which are consistent 

with the Conceptual Site Plan:   

TRACT USE LDC Designation to be used 

for Development Standards 

purposes only 

1 Uses on this tract will be single-family 

residential homes along with View Protection 

Zones (VPZ), wetland preservation, 

stormwater pond creation, and community 

amenities including exterior storage of boats 

and RVs exclusively for residents residing in 

the community that will be totally screened 

from view from off-site properties, Lakeview 

Boulevard and London Drive. 

SFR-1 

2 Uses on this tract primarily consist of View 

Protection Zones, wetlands, natural buffers, 

and stormwater ponds.  In addition, the 

property is limited to single family residential 

SFR-2 and P&G 
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dwellings, view protection zones, natural 

buffers, and stormwater ponds.   

3 Uses on this tract primarily consist of single-

family residential homes, View Protection 

Zones, wetlands, natural buffers, and 

stormwater ponds.This tract is designated as 

View Protection Zones, and natural buffers. 

SFR-2 or P&G 

4 Uses on this tract primarily consist of View 

Protection Zones/conservation, and wetlands. 

The property is limited to single family 

residential dwellings.  

SFR-2 and P&G 

5 This Tract is designated as a View Protection 

Zone/conservation. 

P&G 

6 Uses on this tract primarily consist of View 

Protection Zones, wetlands, natural buffers, 

and stormwater ponds.This Tract is designated 

as a View Protection Zone 

P&G  

7 Uses on this tract primarily consist of View 

Protection Zone, wetlands, natural buffers, 

stormwater retention, and an existing pond, and 

single-family residential dwellings.  The 

property is limited to single family residential 

dwellings.  

SFR-2 and P&G 

8 Use of this Tract is limited to townhouses, 

single-familya City Park, View Protection 

Zones, and existing pond.  FLUM areas 

designated Conservation shall be field verified 

prior to development and the boundaries 

between the Greenbelt and Conservation areas 

shall be modified accordingly on the FLUM. 

MFR-11, SFR-1 and  

P&G 

9 Use of this Tract will be limited to 8.320 acres 

of institutional commercial uses meeting the 

PSP COM-2 zoning standards except the 

maximum building height shall be 35 feet and 

there shall be a minimum View Protection 

Zone of 15000 feet in width along its eastern 

property line where it abuts the rear of all 

existing platted residential lots.  All remaining 

areas include View Protection Zones, new and 

existing ponds, and natural buffers. This Tract 

shall also provide Emergency access to US 

Highway 1 from London Drive. 

PSP COM-2 & P&G 

10 Use of this Tract is limited to single family 

residential units with View Protection Zones.   

SFR-2 
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1There is a height limitation of thirty-five (35) feet for townhouses, a minimum living area of 1,000 

sq. ft. with at least a one-car garage per unit and a minimum setback of 150’ from all existing 

single-family platted lots imposed on this use. 

 

 1. TRACT 1: Tract 1 shall be permitted to develop into a single family detached 

residential community consistent with the City’s SFR-1 and SFR-2 zoning district standards and 

as depicted on the Conceptual Plan.  This community will contain its own private amenities which 

may include a club house, pools, activities room, exercise trails and self-storage of boats and 

recreational vehicles limited to residents use only.  It shall have two (2) entrances onto Lakeview 

Drive.  Stormwater ponds will be developed on site to contain all runoff as required by Federal, 

State and City rules.  In the areas that abut existing residential platted lots, a View Protection Zone 

(“VPZ”) will be required (See Section 10.7).  Prior to application for Subdivision Master Plan or 

Site Plan Approval, an applicant shall ensure that the VPZ is designed in such a fashion that it 

maintains the Lot Owners’ view of the Subject Property consistent with the City’s Land 

Development Code (LDC).  Also prior to the above-mentioned application, an applicant shall 

demonstrate that Tract 1 is or shall be free from environmental hazards and safe for human 

occupation as regulated by Federal, State and local law including, but not limited to, the Florida 

Department of Environmental Protection (“FDEP”).  The existing golf course maintenance 

building may be utilized during construction of the residential community on Tract 1 but shall be 

removed prior to completion of the infrastructure for the residential community.   

 2. TRACT 2: Tract 2 shall be maintained as a VPZ except for the area depicted on 

Exhibit “B-2” Tract Plan for single family residential lots.  The single family residential area shall 

be developed consistent with the SFR-2 zoning district standards as provided herein.  As a 

condition of approval of these lots, a VPZ shall be provided to specifically address the adjacent 

existing single-family platted lots.  Stormwater retention is allowed. 
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 3. TRACT 3: Tract 3 is designated as fifty (50) foot VPZ, SFR-2, P&G,  and 

natural buffers, and stormwater retention. Moreover, development of Tract 3 shall be limited to 

include two (2) access points and shared driveway to Lakeview Blvd. The VPZ shall use enhanced 

screening adding additional planting, to include use of canopy trees, understory trees, and 

shrubbery, to shield the view of adjacent residential properties. The enhanced screening shall be to 

the satisfaction of the Land Use Administrator or their designee.  

 4. TRACT 4: Tract 4 shall be mostly preserved as a natural area through the use 

of VPZs and Conservation Easements over existing wetlands.  The on-site wetlands are intended 

to be preserved and, if impacted, avoidance and minimization techniques will be required pursuant 

to Federal, State and local law.  Consistent with Exhibit “B-4” Tract Plan, some single-family 

residential lots may be developed consistent with SFR-2 zoning designation standards, however 

they will be required to provide a fifty (50) foot VPZ if behind existing platted residential lots.   

 5. TRACT 5: Tract 5 shall be a VPZ. No development shall be permitted on Tract 

5. 

 6. TRACT 6: Tract 6 shall be a VPZ and stormwater.   

 7. TRACT 7: Tract 7 shall be maintained as a fifty (50) foot VPZ except for the 

areas depicted on Exhibit “B-6” Tract Plan for single family residential lots, or stormwater 

retention.  The single family residential areas shall be developed consistent with the SFR-2 zoning 

district and shall provide a VPZ behind existing platted residential lots.  The VPZ shall use 

enhanced screening adding additional planting, to include use of canopy trees, understory trees, 

and shrubbery, to shield the view of adjacent residential properties. The enhanced screening shall 

be to the satisfaction of the Land Use Administrator or their designee. 
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 8. TRACT 8: Tract 8 shall be permitted to be developed consistent with the City 

Park site described on Page 3, the development standard for the LDC zoning classification of MFR-

1 but limited to townhousesP&G.  Single-family homes could also be developed using the SFR-1 

standards.  Notwithstanding said designation, nNo development on this tract shall exceed thirty-

five (35) feet in height.  All townhouse development on Tract 8 shall be set back a minimum of 

150 100 feet from any existing single-family platted lot.  The existing pond shall be preserved for 

the benefit of adjacent property owners.  The area designated Conservation on the FLUM can be 

field verified by the Owner through all applicable governmental agencies and areas designated as 

uplands may be reclassified to Greenbelt on the FLUM and then utilized for residential purposes.   

 9. TRACT 9: The easterly 150 100 feet of Tract 9 that is located behind existing 

residential platted lots located along the westerly side of London Drive shall be maintained as a 

VPZ to ensure protection of natural areas. This VPZ shall use enhanced screening adding 

additional planting, to include use of canopy trees, understory trees, and shrubbery, to shield the 

view of adjacent residential properties. The enhanced screening shall be to the satisfaction of the 

Land Use Administrator or their designee.  Stormwater areas are also permitted on Tract 9.  PSP 

(institutional) General Commercial uses consistent with the COM-2 zoning designation with a 

height limit of 35 feet will be permitted on 208.3 acres of the remaining area.  Special Exceptions 

for mini-warehouses, officer warehouses, or self-storage shall not be authorized. Prior to making 

any application for development, the Owner shall prepare a conceptual site plan and hold a 

neighborhood meeting consistent with the requirements of the LDC.  Any development application 

for Tract 9 shall require final action by the PLDRB.  A stabilized emergency access from London 

Drive shall be provided through the tract to US Highway 1. 
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 10. TRACT 10: Tract 10 shall be permitted to develop single family detached 

residential units consistent with the LDC SFR-2 zoning district standards.  Additionally, a VPZ is 

required to be provided as shown on the Exhibit “B-8” Tract Plan.   

 11. In addition to the above, Tracts 1, 8 and 9 of the Project shall be integrated internally 

and externally by a series of pedestrian pathways and roadways and developed in conformance 

with the LDC and this Development Agreement.   

 12. All commons areas, VPZ, stormwater ponds and natural areas shall be maintained 

by a POA or third party determined acceptable to the City.   

 12.  All lots greater than 10,000 square feet shall have the right to construct RV  garages 

so long as such are ancillary to a residential dwelling unit and consistent with the LDC. Lot sizes 

that are at least 10,000 square feet in size shall be capable of accommodating RV garages.  RV 

garage types are detached RV garages, regular garages with an attached bay, or garages that are 

part of the house’s main structure.  Garages that are detached from the principal structure shall be 

designed and constructed so that the roof and exterior walls of the garage are of similar 

architecture, materials, and colors as the exterior of the principal structure.  All garages types may 

exceed the height of the first story of the principal dwelling unit.  RV garages may exceed the 30 

foot depth and 500 square foot limitation in the LDC, but shall be limited to not be larger than 50 

percent of the living area of the principal dwelling unit.   

 

GENERAL CONDITIONS OF THIS AMENDMENT: 
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(a) Except as provided herein, all other terms of the MPD DA shall remain in full force 

and effect.  The provisions of this Amendment shall bind and inure to the benefits of 

the parties hereto, their heirs, executors, administrators, successors and assigns.   

(b) In the event of a conflict between the terms of this Amendment and the MPD DA, the 

terms of this Amendment shall govern.  

(c) The Owner hereby represents to the City that all required joinders and consents have 

been obtained and set forth in properly executed form on this Amendment.  Unless 

otherwise agreed to by the City, all liens mortgages and encumbrances not satisfied or 

released of record must be subordinated to the terms of this Amendment.  It is the 

responsibility of the Owner to ensure that said subordination occur in a form and 

substance acceptable to the City Attorney prior to the City’s execution of this 

Amendment.   
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IN WITNESS, WHEREOF, the City of Palm Coast and the Owners have caused this 

Amendment to be duly executed by its duly authorized representative(s) as the date first above 

written.   

 

WITNESSES: 

 

___________________________________ 

Print Name: 

 

___________________________________ 

Print Name: 

“OWNER” 

MATANZAS GC PALM COAST, LLC, a 

Florida limited liability company 

 

By:_________________________________ 

    Alexander Ustilovsky, Manager  

 

 
 

 

STATE OF FLORIDA 

COUNTY OF FLAGLER 

 

 The foregoing instrument was acknowledged before me this ______ day of ____________, 

2026, by Alexander Ustilovsky, as Manager of Matanzas GC Palm Coast, LLC, a Florida Limited 

Liability Company, who is personally known to me or who has produced 

___________________________ as identification.   

 

    

             

____________________________________ 

       NOTARY PUBLIC 
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       CITY OF PALM COAST, FLORIDA 

 

 

       ____________________________________ 

       Michael Norris, Mayor 

 

ATTEST: 

 

____________________________________ 

Kaley Cook, City Clerk  

 

 

APPROVED AS TO FORM AND LEGALITY: 

 

 

____________________________________ 

Marcus Duffy  

City Attorney  

 

 

STATE OF FLORIDA 

COUNTY OF FLAGLER 

 

 The foregoing instrument was acknowledged before me this ______ day of 

_______________________, 2026 by Michael Norris, Mayor of the City of Palm Coast, who is 

personally known to me or who has produced _____________________________ as 

identification.   

 

 

      

____________________________________ 

       NOTARY PUBLIC 
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TRACT 1

LAKEVIEW ESTATES TRACT PLAN
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TRACT 2

LAKEVIEW ESTATES TRACT PLAN

AMENDMENT TRACT 2

REVISED
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LAKEVIEW ESTATES TRACT PLAN

AMENDMENT TRACT 3
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REVISED
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TRACT 4

LAKEVIEW ESTATES TRACT PLAN

AMENDMENT TRACT 4

LIMIT OF 3 LOTS

LIMIT OF 3 LOTS

REVISED

TRACT 3
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TRACT 5
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NO AMENDMENT TRACT 5
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NO AMENDMENT TRACT 7
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COMMUNITY DEVELOPMENT DEPARTMENT 
STAFF REPORT FOR LAKEVIEW ESTATES MPD AMENDMENT PLANNING 

AND LAND DEVELOPMENT REGULATION BOARD  
PUBLIC HEARING ON MAY 20, 2026 

OVERVIEW 

Application Number: 5575 
Applicant:   Michael Chiumento III, Esq. Chiumento Law, agent for owner 
Property Description: Generally located between 0.5 to 1.25 miles north of Matanzas Woods 

Parkway, west of Interstate 95, and east of US Highway 1 
Property Owner:    Matanzas GC Palm Coast LLC 
Parcel ID #:   07-11-31-7037-0RP0A-0002, 07-11-31-7037-0RP0A-0011, 07-11-31-

7037-0RP0A-0011 
Current FLUM: Greenbelt 
Current Zoning:  Lakeview Estates Master Planned Development (MPD) 
Current Use:  Partially developed 
Size of Property:   ±280.6 acres 
Requested Action: Amend the Lakeview Estates MPD Development Agreement to modify 

permitted uses on Tracts: 3, 6, 7, 8, and 9; conditionally permit 
recreational vehicle garages for all tracts. 

ANALYSIS 

REQUESTED ACTION 

The applicant proposes to amend the existing Lakeview Estates Master Planned Development 
(MPD) Development Agreement (DA) in order to:  

• Add the ability for the developer to site Single-Family Residential (SFR-2) sized
residential lots to Tract 3 with access limited to Lakeview Boulevard.

• Add the ability for the developer to site stormwater ponds to Tract 3, Tract 6, Tract 7.

• Replace the ability for the developer to site (Multifamily Residential) MFR-1 and SFR-1
sized residential lots to Tract 8 with the ability to site a City Park site. It also reduces the
minimum 150 feet setback from any existing single-family platted lot on Tract 8 to 100
feet.

• Replace the ability for the developer to site ±8.3 acres of Public Semi-Public (PSP) with
±20 acres of General Commercial (COM-2) uses, limited to a maximum of 35 feet, and
providing emergency access from US Highway 1 to London Drive. Further the COM-2
uses are limited to not allow a special exception for mini-warehouses, office
warehouses, or self-storage. Note: the proposed use of 20 acres as COM-2 is based on
the potential approval of a related Future Land Use Map (FLUM) Amendment
application, and if developed for commercial uses would reduce the overall remaining
residential entitlements from 51 to 39 dwelling units.
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• Reduce the existing View Protection Zone (VPZ) on Tract 3 to 50 feet and on Tract 10 
from 150 feet to 100 feet. The VPZ depth for tract 4 is defined as 50 feet. The proposed 
text adds the requirement for enhanced screening and additional plantings to the 
satisfaction of the Land Use Administrator (LUA) or their designee to shield the view of 
adjacent residential properties within VPZs.  

• Add the ability of residential property owners within the MPD with lots with a size of 
10,000 or greater square feet to be able to construct a garage for recreational vehicles 
as an accessory use to lots with a principal dwelling unit, subject to maximum 
impervious surface and building setbacks. 

 
BACKGROUND/SITE HISTORY 

The subject property was developed as the 18-hole Matanzas Woods Golf Course by ITT and 
opened in 1985. The golf course permanently closed in 2007. In April 2019, Matanzas GC Palm 
Coast, LLC purchased the property. The initial City Zoning Map in 1999/2000 showed the 
subject property having the Flagler County zoning designation of Urban Single-Family 
Residential (R-1B). Flagler County’s Land Development Code (LDC) has the R-1B Zoning 
District which allowed for single-family residential homes and also recreational areas that are 
accessory to residential developments. The R-1B zoning district allowed for up to 3 units per 
acre. In 2004 the City adopted its Comprehensive Plan and designated the subject property as 
Greenbelt on the Future Land Use Map (FLUM). The Greenbelt designation reduced the overall 
density on the subject property to 1 unit per acre.  

 

On July 5, 2005, the City Council adopted the initial chapters of our Land Development Code 
(Ordinance No. 2005-33) which created the Golf Course Community (GCC) Zoning District. The 
GCC Zoning District allowed density of one home/per acre and also setup significant standards 
for the redevelopment of any golf course areas into residential uses. These guidelines, located 
in section 3.03.04.J of our LDC, were added to minimize adverse impacts to abutting single 
family residential zoned areas. On October 21, 2008, the City Council adopted Ordinance 2008-
23 which implemented the City’s first complete Land Development Code and also converted the 
Golf Course Community (GCC) Zoning District to MPD without a DA. 

 

On January 19, 2021, the City Council approved Ordinance 2021-01 which rezoned the existing 
MPD to add the existing DA at the applicant’s request during public hearing. The previous 
rezoning application had significant public participation at all facets of the rezoning process from 
the neighborhood meeting, which drew approximately 250 to 350 residents the two Planning 
and Land Development Board (PLDRB) meetings drawing approximately 50 to 60 residents and 
30 to 35 residents respectively. 

 
PROJECT DESCRIPTION 
 
The property owner using clustering provisions of the LDC, the overall acreage of the project, 
and a field verified conservation area of ±0.2 acres ended up with residential entitlements of 
±272 dwelling units (du). To date, 221 lots have received varying levels of approval (Preliminary 
and Final plats) between Tracts 1, 2, 4, 7, and 10 resulting in the project retaining 51 residential 
entitlements. The applicant’s requested MPD DA Amendment relies on the potential approval of 
their requested FLUM amendment and has the effect of reducing the remaining residential 
entitlements from 51 du to 39 du due to the planned development of ±20 acres of COM-2 uses 
on Tract 9. 
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• The applicant is proposing to site the remaining 39 residential entitlements on Tract 3, 
which would require the approval of the MPD DA amendment and subsequent platting 
applications by the applicant. The vision that the applicant provided was that these lots 
would be designed to be ±10,000 square feet or larger to make use of their proposed 
language for recreational vehicle garages, but at a minimum size lots meeting the 
Unified Land Development Code (LDC) requirements of the SFR-2 zoning district, which 
requires 7,500-square-foot lots which are compatible with the existing platted single-
family residential lots found on nearby Lee Drive.  

• The DA provides language for siting additional stormwater retention ponds in Tracts 3, 6, 
and 7, which supports the City’s recent effort to add additional stormwater retention in 
the area by vacating Learning Lane and Leaf Lane.  

• The applicant is also requesting to amend the allowed use on tract 8 to convey the City a 
site for a future City park at no cost and not subject to park impact fee credits. 

• Additionally, the applicant is requesting to permit ±20 acres of COM-2 uses on a portion 
of Tract 9 adjacent to US Highway 1. 

 
LAND USE AND ZONING INFORMATION 

 
SURROUNDING LAND USES: 

 
NORTH:  FLUM:  DRI-Mixed Use; Conservation; Agriculture & Timberlands      

   (Flagler County) 
Zoning: PSP; COM-2; Rural Estate (EST-2); MPD; Agriculture 

(Flagler County) 
 

EAST:   FLUM:  Residential; Greenbelt; Agriculture & Timberlands    
    (Flagler County) 

Zoning: SFR-2; SFR-3 
 

SOUTH:  FLUM:  Residential 
Zoning: SFR-2; SFR-3 

 
WEST:             FLUM:  DRI-Mixed Use 

Zoning: MPD 
 

 
VPZ Guidelines LDC Section 3.03.04(J) 
 
The City approved its first city wide zoning and complete LDC in 2008, which eliminated the Golf 
Course Community (GCC) Zoning District. However, regulations related to future development 
within the previous GCC Zoning District remained in the LDC. The term and utilization of VPZ 
was established within the Lakeview Estates MPD DA that was adopted in 2021 to be 
consistent with the Land Development Code regulations related to development in former GCC 
Districts.  
Section 3.03.04(J) of the LDC provides the following redevelopment criteria:  
J. Existing golf course communities. Existing golf courses communities located within the former 
Golf Course Communities (GCC) District seeking to add residential units must comply with the 
standards established for the Master Planned Development (MPD) District. In addition, the 
development shall utilize the following guidelines in order to minimize adverse impacts on any 
abutting single-family residentially zoned areas.  
1. Existing direct golf course views from the rear yards of all existing, platted lots located within 
any residentially zoned districts directly abutting the site shall be maintained. Peripheral (i.e. 
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side) views from these existing rear yards may be impacted by new development and new 
development may be visible from existing development.  
2. Existing golf course views from existing platted lots located within any residentially zoned 
area located across a right-of-way or a water body from the site shall be maintained to the 
maximum extent practical.  
3. Multifamily uses shall be surrounded by fairways, clubhouse, and/or other golf course 
facilities to buffer single-family areas within the same development. The multifamily uses shall 
not be located within 150 feet from any existing, platted lots located within a residentially zoned 
area. 
  
The LDC does not quantify the depth or thickness of the VPZ. More than likely it was not 
quantified since both factors (width of VPZ and amount of vegetative screening) affect the 
quality of a VPZ. Based on subsection 1, it is clear, that new development does not need to be 
completely out of view and may be visible from existing properties. 
 
The applicant’s draft MPD DA has requested modifications to several Tract’s VPZs. While the 
applicant is able to make the requests, staff worked with the applicant to add the following 
provision: “The VPZ shall use enhanced screening adding additional planting, to include use of 
canopy trees, understory trees, and shrubbery, to shield the view of adjacent residential 
properties. The enhanced screening shall be to the satisfaction of the Land Use Administrator or 
their designee”. The applicants proposed VPZ changes are summarized as follows:  

• Tract 3 – defining depth of VPZ to 50 feet.  

• Tract 4 - defining depth of VPZ to 50 feet.  

• Tract 7 – defining depth of VPZ to 50 feet. 

• Tract 9  - reducing the defined VPZ depth from 150 feet to 100 feet. 
 
ANALYSIS BASED ON UNIFIED LAND DEVELOPMENT CODE, CHAPTER 2, SECTION 
2.05.05 
 
The Unified Land Development Code, Chapter 2, 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 MPD amendment ultimately would reduce the remaining 
residential entitlements from 51 to 39 remaining du on the subject property as ±20 acres would 
be slotted for commercial development adjacent to US Highway 1. The development of COM-2 
uses would be compatible with the commercial development pattern along the US Highway 1 
corridor, and depending on potential end users could provide needed commercial services to 
the northwest portion of the City which ultimately could reduce trip ends to Palm Coast Parkway. 
The conveyance of Tract 8 as a City park site without requiring the City to buy the land or for 
park impact fee credits is a benefit to the neighborhood. The proposed residential uses on Tract 
3 adjacent to Lakeview Boulevard are likely the most significant impact to the surrounding 
neighborhood; however, the minimum sizes of the proposed residences would match the 
existing residential neighborhood’s zoning of SFR-2. The applicant’s request to be able to site 
recreational vehicle garages as an accessory use on any residential lot 10,000 or more square 
feet has the potential to reduce the need of residents with recreational vehicles or boats from 
having to utilize private off-site storage options. Allowing more tracts to support stormwater 
retention may have a positive effect for the overall neighborhood regarding stormwater and 
drainage. The neighborhood meeting did have ±125 individuals attend, so there is clearly a 
vested interest by the public in the proposed MPD DA amendment; however, due to the nature 
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of the neighborhood meeting and its technical limitations, it is difficult to gauge consensus on 
the public’s interest. 
 
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 Comprehensive Plan. The following policies 
are provided for elaboration: 

 

• Chapter 1 Future Land Use Element (FLUE):   
 

Policy 1.1.1.2 The future land use designations shall permit the zoning districts listed 
and generally described in the following table. The maximum densities and intensities for 
each future land use designation and zoning district are also included in the table…….. 
 
The maximum allowable density for residential uses within the Greenbelt designation is 
one (1) unit per acre after subtracting lands that are designated for non-residential uses. 
The proposed COM-2 use requires the associated FLUM amendment, as those uses are 
more intense than what the Greenbelt designation requires; however, the compact area 
requested to be designated as Mixed Use follows the character of the developmental 
pattern exhibited along the US Highway 1 commercial corridor. 
 
Policy 1.1.2.3 In order to allow for clustering of residential units to create rural 
communities and minimize the need for extensive infrastructure, the Greenbelt land use 
designation may include MPDs or PRDs having lot sizes of less than one (1) acre with 
common open spaces provided that the development’s overall density does not exceed 
one (1) unit per acre.  
 
The residential component of the MPD DA does not exceed a density of one dwelling 
unit per acre. Nonresidential components are subtracted from the overall residential land 
to ensure that additional density is not created. With the associated FLUM amendment, 
a site specific limiting policy is provided which ensures that designating the proposed 
±20-acre commercial site does not create density entitlements consistent with the 
normal Mixed Use designation in effort to ensure compliance with this policy and the 
overall character of the development. 
 
-Objective 1.1.4 – Discourage Urban Sprawl – Promote compact and contiguous 
development, a mixture of land uses, and discourage urban sprawl. 
 
The project site is a bifurcated pocket of land that was previously utilized as a golf 
course. The proposed FLUM amendment and MPD DA amendment ultimately reduce 
the remaining density of the project area and keep the development compacted 
minimizing sprawl. Additionally supporting a variety of land uses – residential, 
stormwater, park land, commercial development support the applicability of this FLUE 
policy. 
 
-Policy 1.3.1.3 – The City shall encourage development to locate in the areas where 
public facilities, infrastructure, and services are available. Where there are deficiencies 
and where appropriate, the City shall require the developer to provide or extend the 
facilities as necessary to accommodate development. Applicable impact fees shall be 
used by the City consistent with State law to offset the costs of the City providing 
facilities. 
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The proposed MPD amendment does not expand into areas which are currently not 
served by public facilities or infrastructure. During the subsequent platting or Technical 
Site Plan applications, the developer shall be subject to the cost of connecting to 
municipal services. 
 
Other supporting Comprehensive Plan policies include: 
 
Policy 1.1.2.1 - Permitted uses within a mixed use development shall follow those 
allowed within the corresponding zoning districts associated with the Future Land Use 
designation. Deviations from the land development regulation standards may be 
permissible in order to promote and encourage creatively planned projects and in 
recognition of special geographical features, environmental conditions, economic issues, 
or other unique circumstances. 
 
Policy 3.3.2.4 – An analysis of compatibility is required when a new non-residential use 
is proposed to locate next to existing residential uses. Compatibility analyses during 
Land Use Amendments, Zoning Amendments, or Site Plan applications may include, but 
are not limited to, review of the following circumstances and attributes of the new 
development in comparison to the existing development pattern within a 500 foot vicinity 
of the parcel boundary of the subject parcel proposed for development or 
redevelopment:  

a. A comparison of lot sizes, intensity, and/or density to understand potential trip 
generation of the new use. 
b. Location in proximity of a collector or arterial roadway, or a transit stop to 
determine vehicle miles traveled of the new development that may impact 
existing residential uses. 
c. A comparison of the scale of the building envelope(s) including floor area ratio 
and height. 
d. Locations of ingress and egress, and whether or not there are multiple 
alternate roadways for access to the new development. 
e. Hours of operation of a non-residential use. 
f. Any creation of noise, smoke, glare, fumes, aromas, or other potential nuisance 
generating activities. 
g. Installation of vegetative buffers, and setback provisions provided with the plan 
for development. 
h. Any nuisance abatement provisions of the new development. 

  
In review of the criteria listed in Policy 3.3.2.4, staff finds that the proposed MPD DA 
amendment provides a ±20-acre site for COM-2 uses on the western portion of Tract 9. 
This is adjacent to US Highway 1, and the applicant provides language for emergency 
access to the residential neighborhood. The height is capped to 35 feet which is the 
maximum building height of a single-family residence per the LDC, and they propose a 
100-foot VPZ with enhanced vegetative screening to the satisfaction of the LUA. The 
impacts of any potential use will be analyzed during the Technical Site Plan stage for 
potential incompatibility of hours of operation, and creation of potential nuisance 
generating activities. The applicant has already requested a site-specific limiting policy 
capping the maximum trips to what could potentially be constructed under the current 
MPD DA and FLUM designation. Additionally, Tract 8 is being conveyed to the City for a 
future City park site. City parks are generally considered compatible with residential 
development; however, these criteria will be analyzed upon the development of a 
potential City park in the future. 
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Staff Finding: Its staff’s opinion that the applicant’s request is not totally consistent with the 
following sections of the Unified Land Development Code (LDC): 
  
Section 3.03.04.J.1. Existing direct golf course views from the rear yards of all existing, platted 
lots located within any residentially zoned districts directly abutting the site shall be maintained. 
Peripheral (i.e. side) views from these existing rear yards may be impacted by new development 
and new development may be visible from existing development. 
  
Staff finds that the applicant has not provided evidence and reasonable assurances that the 
existing direct golf course views have been maintained throughout the entire project.  
 
Section 3.03.04.J.2. Existing golf course views from existing platted lots located within any 
residentially zoned area located across a right-of-way or a water body from the site shall be 
maintained to the maximum extent practical. 
 
The existing golf course views across a right-of-way or a water body in staff’s opinion are not 
being maintained consistently throughout the entire project. That said, the proposed language in 
the MPD DA amendment requiring the developer to provide enhanced vegetative screening to 
the satisfaction of the LUA helps the existing residents from being visually impacted by the 
proposed developments. 
 
C. The proposed development must not impose a significant financial liability or hardship for the 
City; 
 
Staff Finding:  Potable water and sewer services are available nearby to serve the project. The 
developer will be required to pay applicable impact fees to ensure that the City does not have a 
financial liability for the project. 
  
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:  The project already has approved residential entitlements to support a total of 
272 du on the site. The proposed MPD Amendment reduces the overall density of the project 
area by reducing the residential entitlements 260 units. At this time 221 residential entitlements 
have been used. Additionally, it provides land for a public park site, and language to require 
emergency access to US Highway 1. At this time the proposed amendment does not create by 
itself an unreasonable hazard; however, during the platting process, City review staff shall 
evaluate the proposed project to ensure compliance with all applicable code requirements. 
 
E. The proposed development must comply with all other applicable local, state and federal 
laws, statutes, ordinances, regulations, or codes. 
 
Staff Finding: The subject property will be required to comply with the MPD Development 
Agreement, City’s Land Development Code (LDC), Comprehensive Plan, and the requirements 
of all other applicable local, state and federal agencies throughout the development process.  
 
ANALYSIS BASED ON UNIFIED LAND DEVELOPMENT CODE, CHAPTER 2, SECTION 
2.09.04  
 
The Unified Land Development Code, Chapter 2, Part II, Sec. 2.09.04 states: “The Planning and 
Land Development Regulation Board and City Council shall consider the following criteria, in 
addition to the findings listed in Subsection 2.05.05, when reviewing a master planned 
development application”: 
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A.  Consistency with all adopted elements of the Comprehensive Plan and whether it 
furthers the goals and objectives of the Comprehensive Plan.  

 

Staff Finding: The proposed application remains consistent with and will further the goals 
and objectives of the Comprehensive Plan. 

 

B. Consistency with the general intent of the LDC. 

 

Staff Finding:  The development standards in the MPD remain generally consistent with 
the standards established by the LDC. 

 

C. Degree of departure of the proposed development from surrounding areas in terms of 
character and density/intensity. 

 

Staff Finding:  The proposed changes will not cause the MPD Agreement to further depart 
from customary standards in the LDC. 

 

D. Compatibility within the development and relationship with surrounding neighborhoods.  

 

Staff Finding: The proposed uses are similar to existing developments. The neighborhood 
of the Matanzas Woods area includes SFR-1, SFR-2, SFR-3 and MFR-1 zoning districts. 
The proposed development is compatible with those zoning districts. In addition, a 
neighborhood park is compatible with the residential uses found in the area. The height 
limitation on tract 9 and enhanced vegetative buffers within the VPZ areas help to ensure 
compatibility with the existing neighborhood. Furthermore, staff’s VPZ recommendation 
helps to ensure compatibility with adjacent existing properties. 

 

E. Adequate provision for future public education and recreation facilities, transportation, 
water supply, sewage disposal, surface drainage, flood control, and soil conservation as 
shown in the development plan.  

 

Staff Finding: As required by the LDC, future development applications will be analyzed in 
further detail to determine if there is adequate public infrastructure capacity to serve the 
development. Other public service needs will also be reviewed in more detail as the 
development review progresses. For example, future applications for development will 
require further environmental analysis, utility agreements, coordination with Flagler 
Schools, etc. before approval. The subject project will be required to pay applicable impact 
fees to accommodate its impact on the public infrastructure and services. 

 

F. The feasibility and compatibility of development phases to stand as independent 
developments. 

 

Staff Finding: The developer has not shown any specific phasing of the project. However, 
various tracts within the MPD are situated where they can adequately be developed 
independently through the platting process. 

 

G. The availability and adequacy of primary streets and thoroughfares to support traffic to 
be generated within the proposed development.  
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Staff Finding: The applicant previously submitted a Transportation Impact Study when the 
application was heard in 2021 that demonstrated that all roadways within the study area 
with the project’s traffic included will operate at the City’s adopted level of service. This 
amendment reduces the overall density of the MPD and the applicant has requested a site-
specific limiting policy to cap the amount of traffic on Tract 9 to what is currently allowed. 
The applicant did not provide an updated Transportation Impact Analysis (TIA) with this 
application after making a request to City Administration, so staff is unable to evaluate the 
proposed distribution on US Highway 1 for the ±20-acre commercial site. An updated TIA 
shall be required during the Technical Site Plan stage of Tract 9’s commercial development 
for further review. 

 

H. The benefits within the proposed development and to the general public to justify the 
requested departure from standard development requirements inherent in a Master 
Planned Development District classification.  

 

Staff Finding: The MPD DA amendment reduces residential density, provides additional 
stormwater, a City park site without cost to the City, and commercial uses along US 
Highway 1’s expanding commercial corridor which could ultimately reduce trip ends to other 
areas of the City when developed. This project is consistent with the requirements of an 
MPD to provide a public benefit. 

 

I. The conformity and compatibility of the development with any adopted development 
plan of the City of Palm Coast. 

 

Staff Finding: The request adds more commercially designated land to the City and results in a 
minor reduction of density of the MPD. The proposed uses are similar to the existing residential 
neighborhood and do not request a reduction in lot sizes from the existing adjacent 
neighborhood. The proposed height limitation helps ensure compatibility with the existing 
residential land uses, and although the VPZ areas are reduces in width from the approved MPD 
DA, the language for enhanced vegetative screening helps buffer existing land uses from those 
within the MPD. 
 

J. Impact upon the environment or natural resources. 

 

Staff Finding: The landowners will be required to submit all applicable environmental 
reports or studies as required by the LDC during subsequent development. These studies 
will include environmental resource assessments, cultural resources, soil and groundwater 
analyses, stormwater calculations, floodplain analysis, and threatened and endangered 
species studies as applicable during the site plan or platting process for any new project 
within the MPD.  

 

K. Impact on the economy of any affected area.  

 
Staff Finding: The residents that will inhabit these new homes will have a positive impact on 
State and local income including permit and impact fees, taxes, and other sources. The project 
will also provide a significant number of constructions jobs, which should have a positive direct 
and indirect impact on the local economy. Further the applicant’s analysis of the commercial 
development at Tract 9 estimates that ±250,000 gross square feet could be developed which 
will enhance the City’s nonresidential tax base. 
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PUBLIC PARTICIPATION 
 

The applicant hosted a neighborhood meeting as required by Unified Land Development Code 
(LDC) Section 2.05.02 at 5:30 p.m. Tuesday April 14th, 2026, in the cafeteria of Indian Trails 
Middle School. The applicant also met the public notice requirements of LDC Section 2.05.03. 
The neighborhood meeting had approximately 125 attendees. Applicant submitted 
documentation summarizing the neighborhood meetings that has been attached to the agenda 
item. 

Since then, staff has been contacted by several members of the public requesting clarifying 
information pertaining to public hearing dates or to access to application materials, which staff 
has provided. The applicant has met their public notice requirements. 
 
RECOMMENDATION 
 
The Planning and Land Development Regulation Board may determine that the proposed MPD 
Amendment (Application No. 5575) is consistent with the Comprehensive Plan and recommend 
approval to the City Council conditioned on the approval of its companion FLUM Amendment 
(Application No. 5576) or determine that the application is not consistent with the 
Comprehensive Plan and recommend denial to the City Council. 



 
 

THE CITY OF PALM COAST 

160 LAKE AVENUE 

PALM COAST, FL 32164 

 

 

BUSINESS IMPACT ESTIMATE 

PURSUANT TO F.S. 166.041(4) 

 

Meeting Date:  June 16, 2026 

Ordinance Number:  2026-XX 

Posted To Webpage:  May 13, 2026 

 

This Business Impact Estimate is given as it relates to the proposed ordinance titled:  

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF 

PALM COAST, FLORIDA, AMENDING THE LAKEVIEW 

ESTATES MASTER PLAN DEVELOPMENT AGREEMENT, AS  

ESTABLISHED IN SECTION 2.09 OF THE CITY OF PALM 

COAST UNIFIED LAND DEVELOPMENT CODE, FOR ±280.6 

ACRES OF CERTAIN REAL PROPERTY PREVIOUSLY KNOWN 

AS THE MATANZAS GOLF COURSE AND DESCRIBED AS TAX 

PARCEL IDENTIFICATION NUMBERS  07-11-31-7037-

0RP0A-0002, 07-11-31-7037-0RP0A-0011, AND 07-11-31-7037-

0RP0A-0140, GENERALLY LOCATED BETWEEN 0.5 TO 1.25 

MILES NORTH OF MATANZAS WOODS PARKWAY, WEST OF 

INTERSTATE 95, AND EAST OF US HIGHWAY 1, AND BEING 

MORE PARTICULARLY DESCRIBED IN ATTACHED EXHIBIT 

A; MODIFYING PERMITTED USES ON TRACTS: 3, 6, 7, 8, AND 

9; CONDITIONALLY PERMITTING RECREATIONAL VEHICLE 

GARAGES FOR ALL TRACTS; PROVIDING FOR 

SEVERABILITY, CONFLICTS; AND AN EFFECTIVE DATE. 

 

The sections below are not required to be completed if the ordinance involves any one of the 

following types of regulations. Please check if applicable:  

__ 1. Ordinances required for compliance with federal or state law or regulation; 

__ 2. Ordinances relating to the issuance or refinancing of debt;  



__ 3. Ordinances relating to the adoption of budgets or budget amendments, including revenue 

sources necessary to fund the budget;  

__ 4. Ordinances required to implement a contract or an agreement, including, but not limited to, 

any federal, state, local, or private grant, or other financial assistance accepted by a municipal 

government;  

__ 5. Emergency ordinances;  

__ 6. Ordinances relating to procurement; or 

X  7. Ordinances enacted to implement the following:  

a. Development orders, and development agreements, and development permits, as those 

terms are defined in S 163.3164, and development agreements, as authorized by the 

Florida Local Government Development Acts SS. 163.3220-163.3243;  

 b. Comprehensive Plan amendments and land development regulation amendments 

initiated by an application by a private party other than the city; 

__ c. Sections 190.005 and 190.046;  

__ d. Section 553.73, relating to the Florida Building Code; or  

__ e. Section 633.202, relating to the Florida Fire Prevention Code.  

 

Part I. Summary of the proposed ordinance and statement of public purpose:  

This ordinance implemented to amend development agreements relating to the subject parcels 

has been initiated from a private party other than the City, and therefore exempt from addressing 

the following sections. 

ECONOMIC IMPACT ON BUSINESS 

a. Estimated number of businesses impacted: Not applicable. 

b. Types of businesses affected: Not applicable. 

Estimated direct economic impact: Not applicable. 

Negative impact: Not applicable. 

Compliance Costs: Not applicable. 
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GENERAL - APPLICATION 
 

 DATE  

APPLICATION TYPE  

 
 

PROJECT NAME  

LOCATION OF SUBJECT PROPERTY   

( PHYSICAL ADDRESS) 
 

PROPERTY APPRAISER’S 

 PARCEL NUMBER 
 

LEGAL DESCRIPTION  

SUBDIVISION NAME  

SECTION  BLOCK  LOT  

PROPERTY ACRES   PROPERTY  SQ FT  

FUTURE LAND USE  

MAP DESIGNATION 
 EXISTING ZONE DISTRICT  

OVERLAY DISTRICT  

COMMUNITY PANEL NUMBER  MAP PANEL DATE  

FLOOD ZONE  

PRESENT USE OF PROPERTY  

DESCRIPTION OF REQUEST / PROPOSED DEVELOPMENT (MAY ATTACH ADDITIONAL SHEETS) 

 

PROPOSED NUMBER OF LOTS  IS THERE EXISTING MORTGAGE?  

10/23/2023

REZONING MASTER PLANNED DEVELOPMENT

Lakeview Estates

398 LAKEVIEW BLVD PALM COAST FL 32164

07-11-31-7037-0RP0A-0002
277.40 ACRES ALL OF RESERVE PARCELS, A,B,C,D,E & PT OF VACATED PC SEC 38, OR 47 PG 273 & PT OF VACATED PC SEC 37,OR 538 PG 1611 (EX .0626 AC OF RP E,OR 479/577) OR 550 PG 1626(MATANZAS GOLF COURSE OR 1118/827 OR 1842/1869 OR 2029/137 OR 2354/1028  

SECTION 37-LAKEVIEW

07 0RP0A 0002

132.46 5769958

GREENBELT MPD

A

MASTER PLANNED DEVELOPMENT

Amendment to MPD 

No

120684 06/06/2018



   

 

 

             

 

OWNER APPLICANT / AGENT 
Name: Name: 

Mailing Address: Mailing Address: 

Phone Number: Phone Number: 

E-mail Address: E-mail Address: 

MORTGAGE HOLDER ENGINEER OR PROFESSIONAL 
Name: Name: 

Mailing Address: Mailing Address: 

Phone Number: Phone Number: 

E-mail Address: E-mail Address: 

ARCHITECT TRAFFIC ENGINEER 
Name: Name: 

Mailing Address: Mailing Address: 

Phone Number: Phone Number: 

E-mail Address: E-mail Address: 

SURVEYOR LANDSCAPE ARCHITECT 
Name: Name: 

Mailing Address: Mailing Address: 

Phone Number: Phone Number: 

E-mail Address: E-mail Address: 

ATTORNEY  
Name:  

Mailing Address:  

Phone Number:  

E-mail Address:  

 

APPLICANT / OWNER'S AFFIDAVIT: I certify that all the foregoing information is accurate and that all work will 
be done in compliance with all applicable laws regulating construction and zoning 
 

APPLICANT / OWNER’S ELECTRONIC SUBMISSION STATEMENT: Under penalty of perjury, I declare 
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April 3,2024 

Bill Hoover 
Senior Planner 
City of Palm Coast 
160 Lake Avenue 
Palm Coast, Florida 32164 
 
 
RE: Matanzas MPD Revision Application 
       Analysis Review per Subsection 2.05.05 and 2.06.03 of the LDC 
 
Dear Mr. Hoover, 
 
The following is a summary of Review Findings 
 

2.05.05  LDC 

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

  The proposed rezoning will provide commercial and office uses to meet community 
  demand for retail, services, business and employment opportunities. 
 
 B The proposed development must consistent with Comprehensive Plan and provisions of this  
   LDC 
  The Rezoning provides needed public services and revenues based on projected  
  population and employment growth. 
 
 C. The proposed development must not impose a significant financial liability or hardship for  
      the City. 
  The Rezoning will not impose significant financial liability or hardship for the City 
  The project will enhance the City by improved community wide drainage improvements 
  for Matanzas neighborhood area. 
 
 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: and 
 
  The development will create a perpetual buffer to the east adjacent to existing  
                               residential properties. 
  The western portion of the property is proposed commercial development 
  adjacent to, and accessed  from, US Rt. 1  
 
 
 
 
 



 
 E. The proposed development must comply with all other applicable local, state, and federal 
      laws, statutes, ordinances, regulations, or codes. 
 
  The development of the property will comply with all local, state, and federal laws 
  statutes, ordinances regulations, or codes. 
 
2.06.03  LDC 
 

A. Whether it is consistent with all adopted elements of the Comprehensive Plan and whether 
It furthers the goals and objectives of the Comprehensive Plan. 
 The Rezoning provides attractive job opportunities with superbly designed 
 commercial area while providing for the diverse needs of the citizens. 
 

B. Its impact on environmental or natural resources. 
The Rezoning provides for over 6 acres of natural buffers adjacent to existing residential  
and US 1 road frontage. 

 
C. Its impact on the economy of any affected area. 

The Rezoning from PSP  (Public Semi Public) to Com 2 (General Commercial) 
Will provide general commercial and office uses to meet community demand 
for retail, services, business and employment opportunities. 

 

D. Its impact upon necessary governmental services such as schools, sewage disposal, 
Potable water, drainage, fire and police protection, solid waste, or transportation systems. 
 The Rezoning will have not have adverse impact on schools, sewage disposal, potable,    
       drainage, fire Protection, solid waste or transportation systems. 
 

               
 E  Any changes in circumstances or conditions affecting the area. 
 The continued residential growth in the area will be enhanced with services 
 provided by the proposed Rezoning. 

 
F  Compatibility with proximate uses and development patterns, impacts to the health, safety,  
    And welfare of the surrounding residents. 
 The proposed Rezoning with the implementation of proposed buffers protects the   

                              health safety,and welfare of the surrounding residents. 
 
G. Whether it accomplishes a legitimate public purpose. 

 The Rezoning provides legitimate public purpose by providing community  
 needs for services as growth continues. 
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1.0 PROJECT INTRODUCTION 
 
The Matanzas Woods Golf Course property is located within the City of Palm Coast, 
Flagler County, Florida, in a portion of Sections 21, 22, 27, & 28, Township 10 South, 
Range 30 East. The project area is approximately 275.96 acres in total size. The proposed 
project is identified as Flagler County Parcel ID # 07-11-31-7037-ORPOA0002.  The 
subject property is generally located north of Matanzas Woods Parkway, east of US 
Highway 1, west of Interstate 95, and south of lands associated with the Palm Coast Park 
DRI. The property consists of an abandoned golf course within the City of Palm Coast. 
Please see the attached Location Map and Aerial Map within Appendix I for details.  The 
latitude and longitude coordinates for the approximate center of the project are 29.615 
North and -81.281 West, as determined via Google Earth. 
 
The applicant for the project is: 
 Matanzas GC Palm Coast, LLC 

Attn: Mr. Alex Ustilovsky  
200 Ocean Crest Drive, Unit # 1111 
Palm Coast, FL 32137 

 
The subject property was previously permitted as a golf course within St. Johns River 
Water Management District MSSW# 4-035-0003A. The golf course has been closed 
since 2007. 
 
Atlantic Ecological Services (AES) conducted an Environmental Assessment (EA) on the 
Matanzas Woods Golf Course property (herein referred to as the subject property). The 
subject property was reviewed to determine habitat type’s present, boundaries of habitat 
types, presence of or the potential for protected species, wildlife utilization of the site and 
other environmental constraints noted during the site visits.  This EA report discusses the 
methods used to conduct the EA, the results thereof and includes several supplementary 
figures. 
 
Mr. Jody Sisk of AES performed the wetland and protected species review on the subject 
property.  Mr. Sisk currently holds certifications from the City of Palm Coast as a 
Qualified Environmental Professional, including Gopher Tortoise Agent (#19567), 
Wetlands (#19568), and Listed Species (#19569). 
 
2.0  EXISTING SITE CONDITIONS 
 
The subject property consists of disturbed uplands, wetlands, and surface water ponds 
associated with the former golf course. The uplands consist of remnant pine flatwoods 
and golf course, and the wetlands consists of multiple hardwood forested systems, mixed 
hardwood/pine systems, freshwater marsh, and surface water ponds. 
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The communities and land use areas were categorized according to the Florida 
Department of Transportation (FDOT) (1991) Florida Land Use, Cover and Forms 
Classification System (FLUCFCS). The communities and land uses observed and 
delineated on the subject property are described in detail below and are shown on the 
attached Habitat Map. 
 
2.1 Uplands 
 
Golf Course - Remnant (FLUCCS 182) – Approximately 133.95 acres of the property 
exists as the remnant fairways, greens, and associated components of the Matanzas Golf 
Course.  These areas exist as a mix of turf grass, ruderal weeds, landscape plants and 
trees, parking, and associated structures. 
 
Pine Flatwoods (FLUCCS 411) – The remaining uplands, not included in the managed 
golf course area, found on the subject property are considered remnant pine flatwoods. 
They were part of the ITT pine plantation prior to the opening of the golf course in the 
1980’s. Evidence of remnant row planting was identified across the site. This habitat 
community s approximately 98.24 acres in total size.  The canopy is dominated by slash 
pine (Pinus elliottii).  Some Chinese tallow (Sapium sebiferum), live oak (Quercus 
virginiana), laurel oak (Quercus laurifolia), and loblolly bay (Gordonia lasianthus) are 
also located within the uplands, but at much less coverage. The understory is dominated 
by a thick cover of saw palmetto (Serenoa repens).  Other species found, but at a much 
lesser extent, include wax myrtle (Myrica cerifera), gallberry (Ilex glabra), yaupon holly 
(Ilex vomitoria), bushy broom grass (Andropogon glomeratus), blackberry (Rubus spp.), 
greenbriar (Smilax spp.), bahia grass (Paspalum notatum), cogon grass (Imperata 
cylindrica), and bracken fern (Pteridium aquilinum). 
 
2.2 Wetlands  
 
Mixed Wetland Hardwoods (FLUCCS 617) – Multiple mixed hardwood wetland 
systems are located on the subject property totaling approximately 0.2 acres. These 
wetlands consist primarily of a canopy of red maple (Acer rubrum), Chinese tallow, 
laurel oak, and loblolly bay. The understory includes dahoon holly (Ilex cassine), wax 
myrtle and saw palmetto. 
 
Cypress (FLUCCS 621) – Multiple small, isolated cypress depressions totaling 2.97 
acres are located on the subject property.  These systems are dominated by cypress 
(Taxodium spp.).  Other species include red maple, slash pine, and dahoon holly. 
 
Wetland Mixed Forest (FLUCCS 630) – Multiple mixed hardwood and pine wetlands 
are located on the subject property. The wetland mixed forest communities combined 
equal approximately 15.09 acres in total area on the subject property. The canopy is 
dominated by red maple, sweetgum (Liquidambar styraciflua), cypress, Chinese tallow, 
laurel oak, loblolly bay, and slash pine. The understory includes dahoon holly, wax 
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myrtle, saw palmetto, shiny lyonia (Lyonia lucida), gallberry, and herbaceous species 
such as Virginia chain fern (Woodwardia virginica), beakrush (Rhynchospora spp.), and 
yellow-eyed grass (Xyris spp.). 
 
Freshwater Marsh (FLUCCS 641) – One freshwater marsh is located on the subject 
property totaling approximately 5.33 acres.  The marshes are dominated by St. Johns wort 
(Hypericum fasciculatum), maidencane (Panicum hemitomon), torpedo grass (Panicum 
repens), Carolina willow (Salix caroliniana), red root (Lacnanthes caroliniana), and 
primrose willow (Ludwigia peruviana). 
 
2.3 Surface Waters 
 
Ponds (FLUCCS 530) – Approximately 20.18 acres of the subject property exists as 
surface water ponds associated with the former golf course. 
 
3.0 SOILS 
 
A discussion of each soil type present on the subject property is documented below.  
Please see the attached Soils Map within Appendix I for the location of each soil type. 
 
Wabasso fine sand (4) – This very deep, nearly level, poorly drained soil is in broad 
flatwood areas. Individual areas of this soil are irregular in shape and range from 4 to 200 
acres. The seasonal high water table is at a depth of 6 to 18 inches for as much as 3 
months during most years. It recedes to a depth of more than 40 inches during dry 
periods. 
 
Hicoria, Riviera, and Gator soils, depressional (8) – This is a very deep, nearly level, 
poorly drained soil found in depressions in the flatwoods.  Individual areas are circular to 
irregular in shape and range from 3 to 1,500 acres.  The undrained areas of this map unit 
are ponded, as much as 24 inches of water is above the surface for 6 months or more 
except during extended dry periods. 
 
Myakka fine sand (11) – This is a very deep, nearly level, very poorly drained soil that is 
in broad flatwood areas.  The areas range from 5 to 500 acres. The seasonal high water 
table is at a depth of 6 to 18 inches for 1 to 4 months of the year.  It is at a depth of 10 to 
40 inches for more than 6 months of the year. 
 
Placid, Basinger, and St. Johns soil, depressional (12) – These are very deep, poorly 
drained soils which are present in depressions along flatwoods. Undrained areas are 
ponded for long periods. They range from 3 to 400 acres in size. In most years, undrained 
areas are ponded for more than 6 months, and the seasonal high water table is as much as 
2 feet above the surface. 
 
Immokalee fine sand (13) – This is a poorly drained, nearly level soil on broad flats and 
low knolls in flatwoods. Mapped areas of this soil range from 5 to 600 acres.  The 
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seasonal high water table is at a depth of 6 to 18 inches for 2 months and at 10 to 40 
inches during periods of lower rainfall in most years under natural conditions. During 
extended dry periods, the water table recedes to a depth of more than 40 inches. 
 
Valkaria-Smyrna Complex (18) – This is a very deep, nearly level, poorly drained soil on 
flatwoods. Areas in this soil are irregular and range from 40 to 300 acres. The seasonal 
high water table is at a depth of 6 to 18 inches for 1 to 4 months of the year. It is at a 
depth of 10 to 40 inches or more during extended dry periods. 
 
Vakaria fine sand (19) – This is a very deep, nearly level, poorly drained soil on low 
broad flats and in sloughs connecting depressions. Areas in this soil are irregular and 
range from 5 to 100 acres in size. The seasonal high water table is at a depth of 0 to 6 
inches for 2 to 6 months of the year. 
 
Smyrna fine sand (21) – This is a very deep, poorly drained soil which is present in nearly 
level flatwoods areas. They range from 4 to 400 acres. The seasonal high water table is at 
a depth of 6 to 18 inches for 1 to 4 months during wet seasons and at 10 to 40 inches for 
more than 6 months. 
 
Uderants, moderately wet (29) – This map unit consists of heterogeneous soil material 
that was removed from other soils and used in land-leveling operations as fill material.  
Uderants do not have an orderly sequence of soil layers. This soil makes up the areas 
which were excavated and filled during the construction of the city drainage system in the 
1970’s. 
 
Pits (30) – This map unit consists of excavated areas from which soil and geologic 
material was removed for use mainly in road construction and as fill material. 
 
Pomona fine sand (40) – This very deep, poorly drained, nearly level soil is in the broad 
flatwood areas. Individual areas are irregular in shape and range from 80 to 400 acres in 
size. The seasonal high water table is at a depth of 6 to 18 inches for 1 to 3 months and is 
at a depth of 10 to 40 inches for more than 6 months in most years. 
 
4.0 WETLANDS AND SURFACE WATERS 
 
4.1 Methods and Jurisdiction 
 
The wetlands on the subject property fall under the regulatory jurisdiction of the Florida 
Department of Environmental Protection (federal 404), St. Johns River Water 
Management District (state) and the City of Palm Coast (local).  The criteria used to 
determine the presence of the boundaries of wetlands and surface waters were in 
accordance with Chapter 62-340 F.A.C.  Approximately 23.57 acres of wetlands, 20.18 
acres of surface water ponds, and 0.84 acres of surface water ditches are located on the 
subject property.  Please see the attached Wetland Map within Appendix I.   
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Multiple wetlands onsite could be considered isolated and therefore not jurisdictional to 
the State 404 Program. Due to the isolated nature of Wetlands 2-4, 8-12, and 14-16, it is 
not anticipated each will meet the requirements to be considered Waters of the United 
States (WotUS). 
 
4.2 Wetland Quality, Impacts, and Mitigation 
 
The wetlands onsite are of moderate quality.  The City of Palm Coast will require a 25’ 
average/15’ minimum upland buffer due to the quality of wetland. The wetland onsite 
was assessed utilizing the City of Palm Coast Wetland Quality Assessment Methodology 
(WQAM). Please see Appendix II for the attached WQAM worksheets. 
 
If wetland impacts are proposed the wetland mitigation could be completed through 
onsite wetland preservation/enhancement or wetland creation, or through the purchase of 
mitigation credits from the Fish Tail Swamp Wetland Mitigation Bank or the Brick Road 
Wetland Mitigation Bank.  The project and the proposed mitigation are located within the 
Matanzas River and Pellicer Creek basin (Basin 9). Both mitigation banks listed above 
have available credits within the basin. 
 
5.0 WILDLIFE OBSERVATIONS 
 
Wildlife observations, both direct and indirect, were made throughout the course of the 
site investigation.  A list of species observed is provided in the following table: 
 

Table 5.1 Wildlife species observed on the Matanzas Woods Golf Course Property in Flagler County, 
Florida. 
 
Taxon Common Name                          Scientific Name            Protected* 
 
Birds 
 
 
 
 
 
 
 
 
 
 
Mammals 

 
Black vulture 
Carolina wren 
 
Common grackle 
Grey catbird 
Northern mockingbird 
Great blue heron 
White ibis 
Wood stork 
Tri-colored heron 
 
 
Nine-banded armadillo 
Racoon 
Feral pig 
White-tailed deer 
 
 
 

 
Coragyps atratus 
Thryothorus 
ludovicianus 
Quiscalus quiscula 
Dumetella carolinensis 
Mimus polyglottos 
Ardea herodias 
Eudocimus albus 
Mycteria americana 
Egretta tricolor 
 
 
Dasypus novemcinctus 
Procyon lotor 
Sus scrofa 
Odocoileus virginianus 
 
 

 
No 
No 
 
No 
No 
No 
No 
No 
Yes 
Yes 
 
 
No 
No 
No 
No 
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6.0  PROTECTED SPECIES 
 
Prior to visiting the site, a background literature search was conducted to compile a list of 
state and federally protected animal and plant species that could occur on the subject 
property. The three primary sources of literature reviewed include the Florida Fish and 
Wildlife Conservation Commission’s (FWC) Florida’s Endangered Species, Threatened 
Species, And Species of Special Concern, the United States Fish and Wildlife Service’s 
(FWS) Threatened and Endangered Species System (TESS) database, and the Florida 
Department of Agriculture and Consumer Services (FDACS), Division of Plant 
Industry’s (DPI) Notes on Florida’s Endangered and Threatened Plants. During the site 
reconnaissance, observations or evidence of protected species and the likelihood of 
occurrence of each protected species were noted.  Further review was completed 
following the habitat mapping and descriptions.  
 
6.1 Protected Wildlife Species 
 
The protected animal species with at least some likelihood of occurrence are listed in 
Table 6.1.1, below. The likelihood of occurrence of each species is noted in the table and 
those species with at least a moderate likelihood of occurrence are discussed following 
the table.  
 
Table 6.1.1: Protected wildlife species with the potential to occur on the Matanzas Woods Golf Course 
Property in Flagler County, Florida. 
 

Common 
Name 

Agency Listing Likelihood 
of 
Occurrence 

 
Species Name 

FWC FWS/NMFS 
Habitat 

Alligator 
mississippiensis 

American 
alligator 

 T(S/A) Low Various aquatic habitats 

Dendroica 
kirtlandii 

Kirtland's 
warbler 

E E Low Migrant, utilizing various 
terrestrial and palustrine 
habitats 

Drymarchon corais 
couperi 

Eastern 
indigo snake 

T T Mod Wide variety of habitats 

Egretta caerulea Little blue 
heron 

T  High Marshes, ponds, lakes, 
meadows, streams & 
mangroves 

Egretta tricolor Tri-colored 
heron 

T  High Marshes, ponds, lakes, 
meadows, streams & 
mangroves 

Falco sparverius 
paulus 

Southeastern 
American 
kestral 

T  Mod Wide variety of open 
habitats 

Gopherus 
polyphemus 

Gopher 
tortoise 

T CS Mod Sandhills, scrub, 
hammocks, dry prairies, 
flatwoods, & ruderal 

Grus canadensis 
pratensis 

Florida 
sandhill crane 

T  Mod Shallow wetlands, 
freshwater marshes and wet 
prairies 

Haliaeetus Southern bald  BGEPA Mod Coasts, rivers and large 
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leucocephalus 
Mycteria 
americana 

eagle 
Wood stork 

 
E 

 
E 
 
 

 
Obs 

lakes in open areas 
Marshes, swamps, streams 
and mangroves 

Ursus americanus 
floridanus 

Florida black 
bear 

  Mod Variety of forested 
landscapes 

 
 
Those species listed as having a moderate likelihood of occurrence or higher in Table 6.1 
are listed as such due to presence of suitable habitat. 
 
Long-legged waders have a high likelihood of occurrence onsite due to the marsh and 
surface water ponds found on the subject property. This includes the little blue heron 
(Egretta caerulea), snowy egret (Egretta thula), tricolored heron (Egretta tricolor), and 
white ibis (Eudocimus albus).   It is anticipated these species utilize the wetlands onsite 
for foraging and roosting.  No wading bird rookeries are known or were identified on or 
near the subject property.  Any modifications to the existing surface water ponds would 
include creation of stormwater ponds. Therefore, this project is not likely to adversely 
affect any wading bird populations. 
 
While no wood storks (Mycteria americana) were observed on the subject property, 
wood storks have been observed routinely throughout the area.  No nesting rookeries 
were observed.  The project site is not located within a Core Foraging Area (CFA) for 
wood storks. Therefore, this project is not likely to adversely affect the wood stork 
population. 
 
Florida sandhill cranes (Grus canadensis pratensis) are routinely observed in the area.  
No sandhill cranes were observed on the subject property during the onsite surveys.  The 
marsh wetland and littoral zones of the surface water ponds onsite are considered 
potential for nesting.  No nests or signs of nesting activity were identified. Prior to 
construction of the site a Florida sandhill crane nest survey should be completed to 
determine if any nesting pairs are utilizing the site. 
 
The FWC’s Eagle Nest Locator website was queried for data regarding documented 
southern bald eagle (Haliaeetus l. leucocephalus) nests in the project vicinity. The 
southern bald eagle is protected under the Bald and Golden Eagle Protection Act 
(BGEPA). Development guidelines are required for any proposed projects with 330 feet 
for urban areas and 660 feet for non-urban areas.  No active bald eagle nests are located 
within 2 miles of the project area.  No bald eagle nests were observed on the subject 
property or adjacent to its boundaries.  Therefore, this project is not likely to adversely 
affect the southern bald eagle.   
 
The southeastern American kestrel (Falco sparverius paulus) is listed as a Species of 
Special Concern by the FWC.  The subject property provides habitat which could be 
conducive to utilization and nesting by the southeastern American kestrel.  It is 
recommended that southeastern American kestrel surveys be completed prior to 
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development of the site. The surveys should be conducted in accordance with guidelines 
set forth within the publication Ecology and Habitat Protection Needs of the southeastern 
American kestrel (Falco sparverius paulus) on large-scale development sites in Florida. 
 
A preliminary gopher tortoise (Gopherus polyphemus) burrow survey was conducted on 
the subject property.  The gopher tortoise survey was conducted in accordance with the 
techniques outlined in the publication, Ecology and Habitat Protection Needs of Gopher 
Tortoise (Gopherus polyphemus) Populations Found on Lands Slated for Development in 
Florida.  The gopher tortoise, listed as Threatened by the FWC, is a key component in 
the determination of habitat suitability for other protected species because of the large 
number of other animals that will use tortoise burrows for one or more of their life 
requisites.  No potentially occupied gopher tortoise burrows were identified.  Prior to 
construction an updated 100% gopher tortoise survey should be completed. 
 
The eastern indigo snake (Drymarchon corais couperi), has a moderate likelihood to 
occur on the subject property due to the habitats identified.  The species is a gopher 
tortoise commensal species due to its association and utilization of gopher tortoise 
burrows for their life requisites.  Prior to construction a 100% gopher tortoise survey will 
be completed. 
 
The American alligator (Alligator mississippiensis) is listed as Threatened by the FWS.  
Best Management Practices (BMP’s) should be followed in the case of any individual 
American alligator entering the project area during construction will be provided ample 
space to allow the animal to exit the construction zone. Through this management 
technique, the project is not likely to adversely affect the American alligator. 
 
Florida black bear (Ursus americanus floridanus) have been observed in the vicinity of 
the subject property along US Highway 1. No signs of Florida black bears were identified 
on the subject property. Any proposed project for development should adhere to the 
Florida Bear Smart Communities program.  If the development criteria are adhered to 
then the project is not anticipated to adversely affect the Florida black bear. 
 
No other protected species are anticipated to utilize the subject property. 
 
6.2 Protected Plant Species 
 
The protected plant species with some potential to occur on the subject property are listed 
in Table 6.2.1, below.  

 
Table 6.2.1: Protected plant species with the potential to occur on the Matanzas Woods Golf Course 
property, in Palm Coast, Flagler County, Florida. 

Species Name Common Name Agency Listing 
Likelihood 
of Habitat 

  FDACS FWS Occurrence  
Asclepias 
viridula 

Southern milkweed T  Low Pine flatwoods at wetland 
margins 
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Calopogon 
barbatus 

Bearded grass pink T  Low Wet pine flatwoods, bogs 

Calopogon 
multiflorus 

Many-flowered 
grass pink 

E  Low Pine flatwoods, esp. recently 
burned 

Encyclia 
tampensis 

Butterfly orchid CE  Low Mangrove, cypress and 
hardwood swamps; 
hammocks 

Epidendrum 
conopseum 

Greenfly orchid CE  Low Moist hammocks, cypress 
and hardwood swamps; 
epiphytic 

Helianthus 
carnosus 

Lakeside sunflower E  Low Wet flatwoods 

Lilium catesbaei Catesby's lily T  Low Moist pine flatwoods and 
savannahs 

Lycopodiella 
cernua 

Nodding clubmoss CE  Low Wet pinelands 

Nemastylis 
floridana 

Fall-flowering ixia; 
celestial lily 

E  Low Swamps, marshes and wet 
pine flatwoods 

Osmunda 
cinnamomea 

Cinnamon fern CE  Obs Wet woods and swamps 

Osmunda regalis Royal fern CE  Obs Wet woods and swamps 
Platanthera 
blephariglottis 

Large white fringed 
orchid 

T  Low Marshes, and wet, open, 
grassy areas 

Platanthera flava Southern tubercled 
orchid;gypsy-
spikes 

T  Low Cypress and hardwood 
swamps 

Platanthera 
nivea 

Snowy orchid; bog 
torch 

T  Low Wet pine flatwoods 

Pogonia 
ophioglossoides 

Rose pogonia T  Low Marshes and wet, pine 
flatwoods 

Sarracenia minor Hooded 
pitcherplant 

T  Low Wet, open, acid pinelands 
and bogs 

Spiranthes 
brevilabris var. 
floridana 

Florida ladies' 
tresses 

E  Low Pine flatwoods 

Spiranthes 
laciniata 

Lace-lip ladies' 
tresses 

T  Low Marshes and cypress swamps 

Spiranthes 
longilabris 

Long-lip ladies' 
tresses 

T  Low Marshes and wet pine 
flatwoods 

Spiranthes 
tuberosa 

Little ladies' 
tresses; little pearl 
twist 

T  Low Pine flatwoods 

Zephyranthes 
atamasca 

Rain lily T  Low Wet pine flatwoods and 
meadows 

Zephyranthes 
simpsonii 

Simpson's zephyr 
lily 

T  Low Wet pine flatwoods and 
meadows 

E= Endangered; T= Threatened; CE= Commercially Exploited 
 
No federally protected plant species are expected to occur on the subject property. 
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7.0 CULTURAL RESOURCES 
 
A preliminary review of the Florida Master Site File (FMSF) was completed through the 
Division of Historical Resources (DHR) and the State Historic Preservation Officer 
(SHPO) for the subject property. One known archaeological resource and one resource 
group were adjacent to the subject property. US Highway 1 (FL00291) is listed as a linear 
resource by DHR.  No significant impacts to US Highway 1 are anticipated.  Davis’ Store 
(FL00248) is listed as an archaeological resource.  This resource was identified as part of 
the Palm Coast Park DRI.  The resource is no longer in existence and is not eligible for 
further evaluation. Please see Appendix III for correspondence from the Florida Master 
Site File.  The project is not anticipated to affect any cultural resources. 
 
8.0 SUMMARY 

 
The Matanzas Woods Golf Course property is located within the City of Palm Coast, 
Flagler County, Florida. The subject property consists disturbed upland, wetland, and 
surface water habitats. The property is approximately 275.96 acres in total size. 
 
Multiple wetlands totalling approximately 1.86 acres and surface waters totaling 
approximately 23.57 acres were delineated on the subject property. In addition to the 
wetlands, approximately 20.18 acres of surface water ponds, and 0.84 acres of surface 
water ditches are located on the subject property.  The wetlands on the subject property 
are all considered moderate quality and would therefore require a 25’ average/15’ 
minimum upland buffer by the City of Palm Coast.  If wetland impacts are proposed the 
wetland mitigation could be completed through onsite wetland preservation/enhancement 
or wetland creation, or through the purchase of mitigation credits from the Fish Tail 
Swamp Wetland Mitigation Bank or the Brick Road Wetland Mitigation Bank.     
 
The subject property provides potential habitat for a multitude of protected wildlife 
species.  Further specific species surveys are recommended prior to construction of the 
project.  Specific surveys for the gopher tortoise, Florida sandhill crane, and southeastern 
American kestrel should be completed. 
 
No federally protected flora species are anticipated on the subject property. 
 
No known cultural resources are anticipated on or adjacent to the subject property.  
Therefore, no impacts to cultural resources is anticipated due to development of the 
property.  
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Palm Coast 

 
LegalTeamForLife.com 

 
Ormond Beach 

 

  
April 2, 2026 

 

 RE: Lakeview Estates  

  Matanzas GC Palm Coast, LLC  

  Parcel Identification Number: 07-11-31-7037-0RP0A-0002 

      07-11-31-7037-0RP0A-0011 

      07-11-31-7037-0RP0A-0140 

 

To Whom It May Concern: 

 
Matanzas GC Palm Coast, LLC, a Florida limited liability company is the owner of approximately 182 acres 

located in the L Section of Palm Coast (formerly known as the Matanzas Golf Course) and as further 

demonstrated on the attached map identified on Exhibit “A”.  

 

Currently, the owner has an application into the City of Palm Coast for the First Amendment to the Master 

Planned Development Agreement. The intent of the application to amend is to allow for development on Tract 

3 and amend the allowed uses on Tract 8 along U.S. Highway 1.  This Amendment will also incorporate the 

dedication by the developer to the City of a park.  This request is consistent with the City’s comprehensive plan 

and land development regulations.   

 

As required by City Code, we will be having a neighborhood meeting on Tuesday, April 14, 2026 at 6:00 p.m. 

at the Cafeteria (Room 511 & 512) of Indian Trails Middle School, 5505 Belle Terre Parkway, Palm Coast, 

Florida 32137 (see attached Exhibit “B” with directions on how to enter the school) to answer any of your 

questions.  It is open to the public. 

 

Sincerely yours, 

 
Michael D. Chiumento III 
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EXHIBIT “B” 

 

Enter at northern gate of Indian Trails and park in the Sigma Parking lot.   
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Ormond Beach 

 

 
April 30, 2026 

 

 

City of Palm Coast  

160 Lake Avenue 

Palm Coast, FL 32164 

Via E-Mail Only  

 
 RE: Lakeview Estates  

  Matanzas GC Palm Coast, LLC  

  Parcel Identification Number: 07-11-31-7037-0RP0A-0002 

      07-11-31-7037-0RP0A-0011 

      07-11-31-7037-0RP0A-0140 

 

Dear Sir or Madam: 

 

On Tuesday, April 14, 2026 the Applicant, Matanzas GC Palm Coast, LLC conducted a 

neighborhood information meeting held at the Cafeteria (Room 511 & 512) of Indian Trails Middle 

School, 5505 Belle Terre Parkway, Palm Coast, Florida 32137.  As noted by the attached sign-in 

sheet, more than fifty (50) people from the public attended.  Present at the meeting were myself, 

applicant representative and City Planner.   

 
During the neighborhood meeting, the attendees asked several questions regarding the aforementioned 

application.  Below is a reproduction of those questions/concerns and the Applicant’s response in 

italics directly beneath the question.   

 

• Will this project increase density beyond what is currently allowed or expected? 

The rezoning request is being evaluated in accordance with the City’s Comprehensive Plan and 

Land Development Code. Any proposed density will remain within the parameters established or 

approved through the rezoning process and will not exceed what is ultimately authorized by the 

City. 

• How will existing viewshed protections be preserved or modified? 

Site design will take into account applicable buffering, setbacks, and landscaping requirements to 

help preserve visual character. Any modifications to existing viewshed conditions would be subject 
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to City review and compliance with adopted standards. 

• Are any structures or improvements planned directly adjacent to or behind my 

property? 

Specific site layout details are still being refined. Future development plans will comply with all 

required setbacks, buffering, and compatibility standards to ensure appropriate transitions 

between uses. 

• Which parcels or tracts are proposed for development, and what are their current 

designations? 

The rezoning application identifies the subject parcels under consideration. All current and 

proposed land use and zoning designations are documented in the application materials submitted 

to the City for review. 

• Will you commit to continued investigation and remediation of any arsenic or 

environmental contamination issues? 

Any environmental concerns will be addressed in accordance with applicable state and federal 

regulations. Appropriate assessments and, if necessary, remediation efforts will be conducted to 

ensure the property meets required safety standards. 

• Do you intend to convey any remaining portions of the property to the City of Palm 

Coast?  

There are no commitments at this time regarding conveyance of additional property. Any such 

action would be coordinated with the appropriate governing agencies if it becomes relevant. 

• Will any undeveloped portions of the property be placed into a permanent 

conservation easement? 

The potential for conservation areas or easements will be evaluated as part of the overall 

development planning process and in coordination with City requirements and environmental 

considerations. 

• How will utilities (water, sewer, stormwater, electric) be extended and managed for 

this development? 

Utility infrastructure will be designed and constructed in coordination with the City and relevant 

service providers. All systems will meet applicable capacity, design, and regulatory requirements. 

• What analysis has been performed regarding potential impacts on surrounding 

property values? 

Property value impacts are influenced by a variety of market factors. The project will be designed 

to meet City standards and compatibility requirements, which are intended to support orderly and 

beneficial development. 

• Do you dispute or acknowledge concerns that the project may negatively affect 

nearby property values? 

We understand that property value concerns are important to residents. While outcomes can vary, 

the project will adhere to City regulations and design standards intended to promote compatibility 

and protect community character. 

• Will there be new or modified access points to U.S. Highway 1, and how will traffic 

be managed? 

Access and traffic circulation will be evaluated through required traffic studies and coordinated 

with the appropriate transportation agencies. Any improvements or modifications will be subject 

to agency approval. 

• What measures will be implemented to address flooding or stormwater impacts in the 

area? 

Stormwater management systems will be designed in accordance with local and state regulations 
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to ensure proper drainage, retention, and water quality treatment, minimizing impacts to 

surrounding properties. 

• How will local wildlife and habitat displacement be addressed? 

Environmental features and habitat considerations will be evaluated during the planning process. 

Development will comply with applicable environmental regulations and incorporate mitigation 

measures where required. 

• What provisions are being made for school transportation and student safety? 

The project will coordinate with the local school district regarding transportation needs. Roadway 

and pedestrian infrastructure will be designed to meet safety standards applicable to school 

access. 

• How will anticipated population increases affect school capacity and overcrowding? 

School capacity is managed by the local school district. Any impacts will be addressed through 

the district’s planning processes, and applicable impact fees or requirements will be met. 

• What impact will this project have on local taxes or assessments? 

The project is expected to contribute to the local tax base. Any applicable impact fees or 

assessments will be paid in accordance with City and County requirements. 

• What is the timeline for development of any proposed park or recreational facilities? 

If recreational amenities are included, their timing will be aligned with the overall development 

phasing plan and subject to City review and approval. 

• Who will be responsible for funding, constructing, and maintaining the park? 

Responsibility for funding, construction, and maintenance will be determined as part of the 

development approvals and may involve the developer, a homeowners’ association, or other 

entities as approved by the City. 

 
Sincerely,  

 

 
 

Michael D. Chiumento III 

Attorney  

MDC/cm  
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