
City of Palm Coast, Florida
Agenda Item

Agenda Date: March 20, 2019

Department PLANNING Amount
Item Key 6179 Account 

#

Subject REQUEST FOR MASTER SITE PLAN APPROVAL FOR AMERICAN VILLAGE A 
PROPOSED 96 UNIT MULTIFAMILY PROJECT, APPLICATION 3888.

Background :
The applicant has submitted Application #3888, Master Site Plan aka “American Village” a 96-
unit multi-family development generally located 1 mile east of Belle Terre Parkway and ½ mile 
north of White View Parkway. More specifically, it is located on an 8.01+/- acre site zoned MFR-
2 that is south of Pritchard Drive and east of President Lane. Approval of a Master Site Plan 
development authorizes the applicant to administratively submit for Technical Site Plan for up to 
96 multi-family project units located on the interior MFR-2 portion of American Village. 

Recommended Action :
Planning staff recommends that the Planning and Land Development Regulation Board 
(PLDRB) approve Application #3888, Master Site Plan aka “American Village” a 96-unit multi-
family development subject to meeting all Land Development Code (LDC) standards for a 
Technical Site Plan.
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Planning Land Development Regulation Board
March 20, 2019

OVERVIEW          
              
Project Name: American Village Master Site Plan
Application Number: 3888
Applicant/agent: Dickinson Consulting, Inc.
Property Owner: Hammock Real Estate, LLC
Location: East of President Lane and south of Pritchard Drive                                                                                                     
Parcel ID #:                  07-11-31-7024-00200-0010
Current FLUM designation:  Residential
Current Zoning designation:   MFR-2 
Current Use:                        Vacant
Size of subject property:       16.91 acres (total of entire American Village Project)

8.01 +/- acres (Master Site Plan portion of project - the interior 
portion of the project with existing multi-family zoning (MFR-2)                   

 
REQUESTED ACTION:
The applicant has requested the Planning and Land Development Regulation Board (PLDRB) 
review and approve Application #3888, Master Site Plan aka “American Village” a 96-unit multi-
family development generally located 1 mile east of Belle Terre Parkway and ½ mile north of 
White View Parkway. More specifically, it is located south of Pritchard Drive and east of 
President Lane. Approval of a Master Site Plan development authorizes the applicant to 
administratively submit for Technical Site Plan for up to 96 multi-family project units located on 
the interior MFR-2 portion of American Village. 

ANALYSIS

This application is a proposed Master Site Plan for only the multi-family portion of American 
Village. The Planning Land Development Regulation Board (PLDRB) reviewed and approved 
the Subdivision Master Plan for the entire 16.91+/- acre American Village on November 15, 
2017.  

The Subdivision Master Plan delineated two distinct residential areas within the American 
Village project, each of which are approximately 8 acres.  The perimeter of the project, zoned 
SFR-1, has been subdivided into 45 single-family lots. The 45 single-family lots front on a 
proposed private road referred to as Green Circle (Tract E) on the plat.  The proposed Green 
Circle roadway establishes the boundary for the Master Site Plan application and also the 
demarcation between the existing single-family residential and multi-family residential areas.

The interior MFR-2 portion of the site includes three proposed building areas for multi-family 
development which include a master stormwater area for American Village.  
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Since the Subdivision Master Plan approval, the owners of American Village have filed 
applications #3720 and #3883.  Application #3720 included the preliminary plat for the project.  
This approval has allowed infrastructure to be installed to serve the single-family and multi-
family portions of the site.  This infrastructure includes a private road, utilities and a stormwater 
management system. Application #3883 is for the final plat.

The applicant has submitted for a Master Site Plan approval for a 96-unit multi-family 
development. If the PLDRB approves the Master Site Plan, the applicant will follow with an 
administrative Technical Site Plan approval that will require detailed engineering drawings.

Since the number of multi-family units is below the 100-unit threshold, the Master Site Plan is 
considered a “Moderate” (Tier 2) development, requiring review and approval by the PLDRB.

SITE DEVELOPMENT PLAN SUMMARY: 

 TOTAL SITE ACREAGE:     8.01 +/- acres (Master Site Plan area)

 TOTAL WETLAND & BUFFER  NA

 NUMBER OF NEW BUILDINGS:   Three 4-story buildings

 TOTAL UNITS: 96 multi-family units

LAND USE AND ZONING INFORMATION
The following table summarizes the general existing and proposed land use and zoning data:

SURROUNDING ZONING AND FLUM CATEGORIES

Direction FLUM Category Zoning District
North   Residential  SFR-1 then SFR-2 & SFR-3

South   Residential  SFR-1 then PSP

East   Residential  SFR-1 then SFR-2 & SFR-3

West   Residential  SFR-1 then SFR-2 & SFR-3

SITE DEVELOPMENT REQUIREMENTS: 

Site development must be in accordance with the requirements of the City of Palm Coast Land 
Development Code, the Comprehensive Plan and the latest Building Codes.  The following 
tables summarize the basic development standard requirements and corresponding proposed 
development criteria, with which the application complies:

SITE DEVELOPMENT REQUIREMENTS FOR MFR-2
Criteria (per LDC) Required Provided
Minimum Lot Size    4 acres  8.01 acres
Maximum Density  12 units/acre 11.98 units/acre
Maximum Impervious Coverage  70%  63%
Maximum Building Height  60 ft.  60 feet or less
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Minimum Building Setbacks Front:    25 ft.
Rear:     20 ft.
Interior side: 10 ft. 
Street side:   20 ft.

55 ft. 
55 ft.  
NA
55 ft. 

Minimum Parking (Per Building)
10 one bedroom  units x 1.5 spaces 
per unit = 15 spaces
22 two bedroom units x 2 spaces 
per unit = 44 spaces 
    

 
59 total spaces 

 
27 exterior spaces +
32 garage spaces =
59 total spaces

MASTER SITE PLAN PROCESS
The Master Site Plan application process is specified in Section 2.10 of the Unified Land 
Development Code (LDC). This review process is intended to ensure that site development 
takes place in an orderly and efficient manner through a process that provides adequate review 
based on the size and complexity of the proposed development. Master Site Plan review and 
approval establishes the viability of a development thereby, allowing a project to proceed to the 
Technical Site Plan process.

This application incorporates a review/approval process coordinated by and through City staff, 
and the PLDRB. As provided in Table 2-1 of Sec. 2.04 of the LDC, residential projects between 
41 and 100 units are classified as Moderate projects, which requires approval from the PLDRB. 

Section 2.10.04 of the LDC establishes the review criteria for a Master Site Plan as detailed 
below.

 Review Criteria                       Comments
1. Logic of design The Master Site Plan proposed for multi-family 

development illustrates a proposed “age restricted” 
condominium project consisting of three buildings on 
three buildable areas surrounded by a stormwater 
system that also acts as a water feature. The buildings 
would each be 4-stories in height.

2. Internal Consistency   The Master Site Plan is designed as one unified, 
integrated project with the single-family portion of 
American Village.  Multi-family residents will be able to 
utilize amenities from three areas reserved for amenities 
in the single- family residential portion of the project.

3. Impact on neighboring sites This multi-family project will be surrounded by the 45 
single-family home sites within the overall project. This 
will allow the impacts of the multi-family units to be 
primarily contained within American Village.

4. Internal vehicle and pedestrian 
connectivity

The Master Site Plan portion of the project will be 
integrated with the single-family residential portion of the 
project.  They will share an internal private road, two 
roadway access points, and internal sidewalks.

5.  Public benefit from the project The project will allow for a wider diversity of housing 
opportunities to be available in Palm Coast.
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ANALYSIS BASED ON UNIFIED LAND DEVELOPMENT CODE CHAPTER 2, SECTION 2.05.05 

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

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

Planning Staff Finding: As conditioned in the staff recommendation, the proposed 
development is not in conflict with or contrary to the public interest, as the specified land use is 
consistent with the City’s LDC and Comprehensive Plan.  

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

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

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

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

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

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

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

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

Planning Staff Finding: For the project to proceed, the applicant is required to submit a 
Technical Site Plan, building   plans and permit applications as required to the various agencies 
having jurisdiction, and shall meet all requirements of other applicable local, state and federal 
laws, statutes, ordinances, regulations and codes.
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 PUBLIC PARTICIPATION

A neighborhood information meeting was held on December 12, 2018 at Buddy Taylor 
Elementary School.  Approximately sixty residents were notified.  Twenty-one persons are on 
record as having attended the neighborhood information meeting. At this neighborhood 
information meeting (NIM) residents had major concerns and questions about the existing sewer 
service to their neighborhood. Planning staff notified the neighboring residents who provided 
their contact information at the NIM of this PLDRB meeting. 

SUMMARY OF FINDINGS

After review and evaluation of the proposed project for conformance with the requirements of 
the City of Palm Coast LDC and Comprehensive Plan, staff finds that the proposed Master Site 
Plan can meet the requirements for approval, provided all of staff’s recommended conditions of 
approval are met. The Master Site Plan process recognizes that up to 25% cumulative design 
change may be necessary after further engineering.

RECOMMENDATION

Planning staff recommends that the Planning and Land Development Regulation Board 
(PLDRB) approve Application #3888, Master Site Plan aka “American Village” a 96-unit multi-
family development subject to meeting all the Land Development Code (LDC) standards for a 
Technical Site Plan.
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VICINITY MAP

SOIL MAP

MYAKKA FINE

SAND (11)

PRITCHARD

DRIVE

PROJECT

SITE

BUDDY TAYLOR

MIDDLE SCHOOL

I-95

PALM COAST, FLORIDA

PALM COAST UTILITY

2 UTILITY DRIVE

PALM COAST, FL 32137

PH: (386) 986-2360

PALM COAST UTILITY

2 UTILITY DRIVE

PALM COAST, FL 32137

PH: (386) 986-2360

UTILITY PROVIDERS

WATER

SEWER

TRAFFIC ENGINEER

CIVIL ENGINEER LANDSCAPE ARCHITECTURE

OWNER / PROJECT CONSULTANTS

SURVEYOR
ENVIRONMENTAL CONSULTANT

KUHAR SURVEYING & MAPPING, LLC.

1501 RIDGEWOOD AVENUE

SUITE 205

HOLLY HILL, FL 32117

PH: (386) 295-8051

EMAIL:  INFO@KUHARSURVEYING.COM

DICKINSON CONSULTING, INC.

33 OLD KINGS ROAD N

SUITE 1

PALM COAST, FL 32137

PH: (386) 931-2853

EMAIL: DICKINSONCI@AOL.COM

HAMMOCK REAL ESTATE

DEVELOPMENT, LLC

200 OCEAN CREST DRIVE

PALM COAST, FL 32137

PH: (917) 805-8649

EMAIL:  ALEXUSTILOVSKY@GMAIL.COM

BUCKHOLZ TRAFFIC

3585 KORI ROAD

JACKSONVILLE, FL 32257

PH: (904) 886-2171

EMAIL:  JWBUCKHOLZ@AOL.COM

OWNER / DEVELOPER

EVERGREEN ENGINEERING GROUP, INC.

250 PALM COAST PARKWAY NE

SUITE #607, PMB128

PALM COAST, FL 32137-8225

PH: (386) 931-1202

EMAIL: MICHAEL@BEEBEASSOCIATES.COM

ATLANTIC ECOLOGICAL SERVICES, INC.

217 GALLICIA AVENUE

ST. AUGUSTINE, FL 32086PH: (386) 566-2733

PHONE: (904) 347-9133

EMAIL: JODY@ATLANTICECO.COM

LEGAL DESCRIPTION

BLOCK 20, PINE GROVE, SECTION24, PALM COAST, A SUBDIVISION

ACCORDING TO THE PLAT THEREOF DESCRIBED IN PLAT BOOK 8,

PAGES 39 THROUGH 53, INCLUSIVE, LESS AND EXCEPT THAT

PORTION DESCRIBED IN OFFICIAL RECORDS BOOK 225, PAGE 870,

OF THE PUBLIC RECORDS OF FLAGLER COUNTY, FLORIDA.

PROPOSED SITE DATA PER ZONING

SITE AREA

SF LOT AREA (45 UNITS)

MF TRACT A (96 UNITS)

= 736,600 SF

=  387,684 SF

=  348,916 SF

=    100.00 %

=  12 DU /AC (THIS APPLICATION)

=  5 DU / AC (PREVIOUS APPLICATION)

=  16.91 Ac

=  8.01 Ac

=  8.9 Ac

16.91 ACRES (SFR-1 = 8.84 AC) (MFR-2 = 8.01 AC)

PROPERTY ACREAGE

ZONING
FUTURE LAND USE

SFR-1 & MFR-2
RESIDENTIAL

35'BUILDING HEIGHT:

NAOPEN SPACE:

10'REAR SETBACK:

SIDE (STREET) SETBACK:

5'SIDE (INTERIOR) SETBACK:

IMPERVIOUS SURFACE AREA

 SFR-1 MFR-2

.75 .70  

NA

25' / 55'

10'

60' 

FRONT SETBACK: 20' 25' / 55'

15' 25' / 55'

N/AFLOOR AREA RATIO (FAR):

N/A
VEHICLE USE AREA (VUA):

NUMBER OF UNITS: 45 96

NA

N/A

PARKING DATA MULTI FAMILY PER BUILDING

PARKING REQUIRED:  32 UNITS  = 177 SPACES

1 BEDROOM UNITS: 10 @ 1.5 SPACES PER = 15 SPACES REQUIRED

07-11-31-7024-00200-0010

TAX PARCEL I.D. NUMBER(S)

FLOOD ZONE

FLOOD ZONE : FLOOD ZONE ‘X’ MAP # 12035C0137E & 12035C0139E EFFECTIVE DATE JUNE 6,2018

SOIL DATA

MYAKKA FINE SAND (11)

SITE INFORMATION

2 BEDROOM UNITS:  22 @ 2 SPACES PER = 44 SPACES REQUIRED

GARAGE PARKING:  = 32 GARAGE SPACES

SITE PARKING PROVIDED:  29 SPACES

MINIMUM LIVING AREA:

LOT WIDTH:

LOT SIZE:

50' 100'

6,000 SF 2,500 SF

1,200 SF 650 SF

PROPOSED SITE DATA

AMERICAN VILLAGE

CONCEPTUAL MASTER SITE PLAN

ARCHITECTURE PLANNING 

Z PROEKT

1809 EMMONS AVE

BROOKLYN NY

NEW YORK 11235

PH: (718) 934-2322

EMAIL: ZPROEKT@GMAIL.COM

C
O

N
C

EP
TU

A
L 

M
A

ST
ER

PREVIOUS APPLICATION THIS APPLICATION

For City Use

TOTAL PROVIDED PER BUILDING: 32 GARAGES, 27 SITE = 59 TOTAL PARKING
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FUTURE 32 UNIT BUILDING
PER L.D.C. TYPICAL AT

TECHNICAL SITE PLAN PHASE.

LIMITS OF
EASEMENT
PER PLAT

32 UNIT CONDO BUILDING

EXISTING CITY
LIFT STATION

TRACT C RECREATION
AREA: 5775 SF .13 ACRES

TRACT D RECREATION
AREA: 5419 SF .13 ACRES

*ENTRY PER
PREVIOUS APPROVAL

TRACT B RECREATION
AREA: 21986 SF .50 ACRES
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SFR-2
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SFR-3

PSP

PSP

PSP

IMPROVEMENTS TO MEET L.D.C. AT
TECHNICAL SITE PLAN.

IMPROVEMENTS TO MEET L.D.C. AT
TECHNICAL SITE PLAN.
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FUTURE 32 UNIT BUILDING
PER L.D.C. TYPICAL AT

TECHNICAL SITE PLAN PHASE.

6 FT PRIVACY FENCE
TYPICAL

*LANDSCAPE PER

PREVIOUS APPROVAL

PER ULD C 3.05.02C

MFR 2 = 8.01 ACRES
6.36 AC / 277,041 SF

EASEMENT 2.036 AC.
88,687 SF

* PREVIOUS APPOVALS:

DEVELOPMENT ORDER APPROVAL SUBDIVISION
MASTER PLAN  #2017080055  APP.3398  12.12.17

SUBDIVISON PRELIMINARY PLAT DEVELOPMENT
ORDER #2017080055.
APP 3475   5/7/18
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