
City of Palm Coast, Florida
Agenda Item

    Agenda Date: February 3, 2026

Department COMMUNITY DEVELOPMENT Amount  
Division PLANNING Account #  

Subject:  EASTHAMPTON MASTER PLANNED DEVELOPMENT (MPD) AMENDMENT - 
APPLICATION #6302

Presenter:  Michael Hanson, AICP, Senior Planner

Attachments:  
1. Presentation
2. Ordinance
3. MPD Development Agreement Amendment
4. Settlement Agreement Amendment
5. Staff Report
6. Map Series
7. Cover Letter, Application, Authorization
8. Applicant Analysis, Traffic Memo, School Concurrency Letter
9. Public Participation – Neighborhood Meeting and Placard Documentation
10. Recorded MPD and Settlement Agreements
11. Boundary Survey and Title Opinion
12. Business Impact Estimate

Background:  
This is a quasi-judicial item, please disclose any ex parte communication
Request: James Stowers, Esquire, as agent for CP and HG Residential Lots LLC (a 
subsidiary of ICI Homes), is proposing to amend the CP and HG Residential Lots LLC MPD. 
The proposed MPD Amendment would:

 Increase residential entitlements from the existing 58 dwelling units to 71 units, 
resulting in an increase of 13 dwelling units. 

 Reduce the minimum lot size of 8,250 square feet to 5,500 square feet.
 Reduce the minimum internal lot width from 60 feet to 50 feet and reduce the 

minimum lot width on the north and west perimeter lots from 80 feet to 60 feet.
 Reduce the minimum side interior building setback from 7.5 feet to 5 feet and the 

minimum side street setback from 15 feet to 10 feet.
As this MPD is resultant of a Settlement Agreement, the request also amends the maximum 
number of residential units the MPD may have from 58 dwelling units to 71 units and 
replaces the attached concept plan with the updated proposed concept plan.
Background: The City adopted the 2020 Comprehensive Plan on April 6, 2004, which 
redesignated the land from Flagler County Residential-Low Density (which allowed 1-3 
units/acre) to City Greenbelt (which allows 1 unit/acre). The pending property owner at that 
time (MHK of Volusia, Inc., a subsidiary of ICI Homes) filed a challenge to the state’s 
Department of Community Affairs on June 29, 2004. The litigation was filed with the Division 
of Administrative Hearings, Case # 04-2265GM. In June 2009, MHK of Volusia County Inc. 



transferred ownership to the current owner CP and HG Residential Lots LLC (another 
subsidiary of ICI Homes).  Based on the outcome of that challenge, CP and HG Residential 
Lots LLC and the City reached a Settlement Agreement (attached) that is dated March 20, 
2012. This agreement resulted in a land swap to protect existing wetlands, a rezoning, and 
limited the residential entitlements for the land to 58 dwelling units. The property was 
rezoned to MPD on the same day as the Settlement Agreement and the Development 
Agreement is attached. 
If City Council approves the requested MPD Amendment, an amendment to the Settlement 
Agreement will be necessary. Section 11 allows for amendment to the Settlement 
Agreement based on mutual consent of CP and HG Residential Lots LLC and the City of 
Palm Coast. The draft Settlement Agreement and Development Agreements have been 
attached as part of the overall agenda item.

Project Description: The property owner requests to increase the residential density from 58 
dwelling units (DU) to 71 DU, which is an increase of 13 DU (or 22.4 percent). The existing 
gross density of the property owner’s land is 1.56 DU per acre. The requested increase 
would create an overall gross density of 1.91 DU per acre.

The existing MPD DA requires the northerly and westerly perimeter lots to have an 80-foot 
lot width by a 110-foot depth, while internal lots are allowed a 60-foot lot width by a 110-foot 
depth. The request to modify perimeter lot width to 60 feet and internal lot width to 50 feet 
results in lots that are 25 and 16.7 percent narrower than currently allowed, respectively.
The reduction in internal and side street setbacks (7.5 and 15 feet respectively) to five feet 
and 10 feet result in a narrowing of spacing between the proposed residences of 33.33 
percent and places corner lots the same 33.33 percent closer to a side street.

Public Participation:  The applicant hosted a neighborhood meeting as required by LDC 
Section 2.05.02 at 5:30 p.m. on Thursday November 20, 2025, in the conference room of the 
Hilton Garden Inn Hotel. The applicant also met the public notice requirements of LDC 
Section 2.05.03. 47 members of the public signed the sign-in sheet for the neighborhood 
meeting hosted by the applicant. City staff attended to be on-site to address process related 
questions and counted approximately ±55 individuals, not including the three representatives 
from the developer and City staff. Documentation summarizing the neighborhood meeting 
has been attached to the agenda item. Staff additionally received two emails from the public 
requesting access to application materials on November 5, 2025, which staff provided on the 
same day. Staff has not received further public participation at this time.

Planning and Land Development Regulation Board: The Planning and Land Development 
Regulation Board reviewed this application at its regularly scheduled meeting at 5:30 PM on 
December 17th, 2025, and unanimously found it out of compliance with the Comprehensive 
Plan and recommended denial to the City Council.

Recommended Action:  
THE CITY COUNCIL MAY DETERMINE THAT THE PROPOSED MPD AMENDMENT 
(APPLICATION NO. 6302) IS CONSISTENT WITH THE COMPREHENSIVE PLAN AND 
APPROVE THE APPLICATION OR DETERMINE THAT THE PROPOSED MPD 
AMENDMENT IS NOT CONSISTENT WITH THE COMPREHENSIVE PLAN AND DENY 
THE APPLICATION.



City Council
 Public Hearing February 3, 2026

Easthampton MPD Amendment 
CP and HG Residential Lots LLC

AR # 6302

Staff Presentation: 
Michael Hanson, AICP, Senior Planner



Application 
Background

• Owner: CP and HG Residential Lots LLC
• Applicant: James A. Stowers, Esq. of ICI Homes
• Subject Property: 17 Easthampton Boulevard
• Location: West side of Easthampton Boulevard 

approximately ±165 feet south of its intersection 
with Eric Drive.

• Request: Amend the CP and HG Residential 
Lots LLC Master Planed Development (MPD) 
Development Agreement and Settlement 
Agreement between CP and HG Residential 
Lots LLC and the City of Palm Coast to increase 
the number of residential entitlements and 
reduce the minimum dimensional requirements.



Aerial Maps



Future Land 
Use and 

Zoning Maps



Background & 
History

• The City adopted the 2020 Comprehensive Plan on April 6, 2004, 
which redesignated the land from Flagler County Residential-Low 
Density (which allowed 1-3 units/acre) to City Greenbelt (which 
allows 1 unit/acre). 

• The pending property owner at that time (MHK of Volusia, Inc., a 
subsidiary of ICI Homes) filed a challenge to the state’s Department 
of Community Affairs on June 29, 2004. The litigation was filed with 
the Division of Administrative Hearings, Case # 04-2265GM. 

• In June 2009, MHK of Volusia County Inc. transferred ownership to 
the current owner CP and HG Residential Lots LLC (another 
subsidiary of ICI Homes).  

• Based on the outcome of that challenge, CP and HG Residential 
Lots LLC and the City reached a Settlement Agreement (attached) 
that is dated March 20, 2012. This agreement resulted in a land 
swap to protect existing wetlands, a rezoning, and limited the 
residential entitlements for the land to 58 dwelling units. The 
property was rezoned to MPD on the same day as the Settlement 
Agreement and the Development Agreement is attached.



Applicant’s
Request

The property owners are requesting to amend the existing 
CP and HG Residential Lots LLC MPD Development 
Agreement (DA) in order to: 

• Increase residential entitlements from the existing 
58 dwelling units to 71 units, resulting in an increase 
of 13 dwelling units. 

• Reduce the minimum lot size of 8,250 square feet to 
5,500 square feet.

• Reduce the minimum internal lot width from 60 feet 
to 50 feet and reduce the minimum lot width on the 
north and west perimeter lots from 80 feet to 60 
feet.

• Reduce the minimum side interior building setback 
from 7.5 feet to 5 feet and the minimum side street 
setback from 15 feet to 10 feet.



Surrounding 
Land Uses



Existing 
Concept Plan



Proposed 
Concept Plan



Master 
Planned 

Development
LDC Sec. 2.05.05 
Criteria Analysis

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

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

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

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;

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



Master 
Planned 

Development
LDC Sec. 2.09.04 
Criteria Analysis

A. Consistency with all adopted elements of the Comprehensive Plan 
and whether it furthers the goals and objectives of the 
Comprehensive Plan.

B. Consistency with the general intent of the LDC.
C. Degree of departure of the proposed development from 

surrounding areas in terms of character and density/intensity.
D. Compatibility within the development and relationship with 

surrounding neighborhoods.
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.

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



Master 
Planned 

Development
LDC Sec. 2.09.04 
Criteria Analysis

(continued)

G. The availability and adequacy of primary streets and thoroughfares 
to support traffic to be generated within the proposed 
development.

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. 

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

J. Impact upon the environment or natural resources.
K. Impact on the economy of any affected area.



Master 
Planned 

Development
Findings Summary

• The project currently has entitlements for 58 
dwelling units already, the amendment adds 13 
dwelling units,

• The requested MPD amendment meets the 
developmental criteria of LDC Sections 2.05.05 and 
2.09.04,

• Due to the entitlement limitation imposed the 
current Settlement Agreement, amending the MPD 
would require an amendment to the Settlement 
Agreement as the MPD shall remain consistent.



Public 
Participation

• The applicant hosted a neighborhood meeting as 
required by LDC Section 2.05.02 at 5:30 p.m. on 
Thursday November 20, 2025, in the conference room 
of the Hilton Garden Inn Hotel. The applicant also met 
the public notice requirements of LDC Section 2.05.03. 
47 members of the public signed the sign-in sheet for 
the neighborhood meeting hosted by the applicant. City 
staff attended to be on-site to address process related 
questions and counted approximately ±55 individuals, 
not including the three representatives from the 
developer and City staff.

• Staff additionally received two emails from the public 
requesting access to application materials on November 
5, 2025, which staff provided on the same day. Staff has 
not received further public participation at this time.



Zoning Map 
Amendment
PLDRB Meeting

The Planning and Land Development Regulation 
Board reviewed this application at its regularly 
scheduled meeting at 5:30 PM on December 17th, 
2025, and unanimously found it in out of compliance 
with the Comprehensive Plan and recommended 
denial to City Council.



Master 
Planned 

Development
Council Action

The City Council may determine that the proposed 
MPD Amendment (Application No. 6302) is 
consistent with the Comprehensive Plan and 
approve the application or determine that the 
proposed MPD Amendment is not consistent with 
the Comprehensive Plan and deny the application.



Next Steps

• The application will come before the City 
Council for consideration during a second 
reading of the proposed ordinance amending 
the CP & HG Residential Lots LLC 
Development Agreement and Settlement 
Agreement by the City Council for final action.

• The developer will subsequently be required go 
through the platting process prior to 
constructing the site.



Staff is available for any questions and 
the applicant’s team is in attendance.

Thank you.
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ORDINANCE 2026-__
FIRST AMENDMENT TO THE CP AND HG RESIDENTIAL LOTS LLC 
MASTER PLAN DEVELOPMENT AGREEMENT APPLICATION 6302

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF PALM 
COAST, FLORIDA, AMENDING THE CP AND HG RESIDENTIAL 
LOTS LLC MASTER PLAN DEVELOPMENT AGREEMENT, AS 
ESTABLISHED IN SECTION 2.09 OF THE CITY OF PALM COAST 
UNIFIED LAND DEVELOPMENT CODE, FOR ±37.17 ACRES OF 
CERTAIN REAL PROPERTY DESCRIBED AS TAX PARCEL 
IDENTIFICATION NUMBERS 07-11-31-7034-0A0T2-0000 AND 07-11-
31-7034-0A0T2-0010, GENERALLY LOCATED ON THE WEST SIDE 
OF EASTHAMPTON BOULEVARD APPROXIMATELY ±165 FEET 
SOUTH OF ITS INTERSECTION WITH ERIC DRIVE AND BEING 
MORE PARTICULARLY DESCRIBED IN ATTACHED EXHIBIT A; 
ADDING 13 MAXIMUM DWELLING UNITS; AMENDING MINIMUM 
DIMENSIONAL STANDARDS; 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, CP AND HG RESIDENTIAL LOTS, LLC, a Florida limited liability 

company (“Owner”) is the Owner of the property further described in “Attachment A” and 

have entered into the Development Agreement as recorded in Official Records Book 1862, 

Pages 1690 through 1716 of the public records of Flagler County, Florida (“Development 

Agreement”); and

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

order to increase residential units from 58 to 71, and provide for some revised development 

standards for the CP and HG Residential Lots LLC MPD; and

WHEREAS, the Owner and City have entered into a Settlement and Commitment 

Agreement as recorded in the Official Records Book 1860, Pages 1029 through 1041 of the 

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

WHEREAS, the Settlement Agreement limits the maximum residential units to 58, 

and allows for the mutual amendment of both the Owner and the City; and
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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 December 17, 2025, 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

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 and Settlement Agreement, attached hereto as “Attachment B” 

and “Attachment C”, for the property generally located on the west side of Easthampton 

Boulevard approximately ±165 feet south of its intersection with Eric Drive legally 

described in “Attachment 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 
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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.

APPROVED on the first reading after due public notice and hearing this 3rd day of 

February 2026.

ADOPTED on the second reading after due public notice and hearing this 17th day 

of February 2026.

ATTEST: CITY OF PALM COAST

_________________________________ __________________________

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

A PARCEL OF LAND BEING A PORTION OF RESERVED PARCELS "T-1" AND "T-
2", ACCORDING TO THE SUBDIVISION MAP EASTHAMPTION SECTION 34-PALM 
COAST, RECORDED IN MAP BOOK 11, PAGES 30 THROUGH 49, OF THE PUBLIC 
RECORDS OF FLAGLER COUNTY, FLORIDA, BEING MORE PARTICULARLY 
DESCRIBED AS FOLLOWS:BEGIN AT THE NORTHEAST CORNER OF RESERVED 
PARCEL "T-1" AS SHOWN ON SAID SUBDIVISION MAP EASTHAMPTON 
SECTION 34; THENCE SOUTH 01°10'35" EAST ALONG THE WEST RIGHT-OF-WAY 
LINE OF EASTHAMPTON BOULEVARD, A DISTANCE OF 645.00 FEET; THENCE 
DEPARTING SAID WEST RIGHT-OF-WAY LINE OF EASTHAMPTION 
BOULEVARD, SOUTH 88°49'25" WEST, 167.38 FEET; THENCE NORTH 39°10'59" 
WEST, 5.43 FEET; THENCE NORTH 21°06'05 WEST, 19.65 FEET; THENCE NORTH 
67°31'01" WEST, 5.59 FEET; THENCE SOUTH 88°49'25" WEST, 78.02 FEET; THENCE 
SOUTH 84°47'27" WEST, 77.85 FEET; THENCE SOUTH 64°47'37" WEST, 70.43 FEET; 
THENCE SOUTH 07°17'17" EAST, 22.24 FEET; THENCE SOUTH 05°17'27" WEST, 
48.95 FEET; THENCE SOUTH 10°56'47" WEST, 53.81 FEET; THENCE SOUTH 
07°01'23" EAST, 47.23 FEET; THENCE NORTH 88°11'13" EAST, 47.68 FEET; THENCE 
SOUTH 58°50'25" EAST, 43.79 FEET; THENCE SOUTH 12°00'37" EAST, 47.04 FEET; 
THENCE SOUTH 33°32'23" WEST, 57.28 FEET; THENCE SOUTH 00°06'53" WEST, 
51.21 FEET; THENCE SOUTH 18°42'53" EAST, 59.12 FEET; THENCE SOUTH 
19°10'07" EAST, 61.42 FEET; THENCE SOUTH 40°54'14" WEST, 42.14 FEET; 
THENCE SOUTH 18°06'39" WEST, 47.87 FEET; THENCE SOUTH 24°22'38" WEST, 
64.46 FEET; THENCE SOUTH 16°13'48" WEST, 56.02 FEET; THENCE SOUTH 
01°37'18" WEST, 58.74 FEET TO A POINT ON THE SOUTH LINE OF SAID 
RESERVED PARCEL T-2; THENCE ALONG THE SOUTHERLY LINE OF RESERVED 
PARCEL "T-2", SOUTH 88°37'21" WEST, 1208.10 FEET TO THE EASTERLY LINE OF 
BLOCK 152, SAID PLAT OF EASTHAMPTON-SECTION 34 AND A POINT ON A 
NON-TANGENT CURVE, CONCAVE NORTHWESTERLY, HAVING A CENTRAL 
ANGLE OF 88°59'32" AND RADIUS OF 225.00 FEET WITH A CHORD BEARING 
NORTH 44°07'35" EAST, 315.39 FEET; THENCE IN A NORTHEASTERLY 
DIRECTION ALONG SAID EAST LINE OF BLOCK 152 AND THE ARC OF SAID 
CURVE, 349.47 FEET TO A POINT OF TANGENCY; THENCE CONTINUE ALONG 
SAID EAST LINE OF BLOCK 152 AND ITS NORTHERLY EXTENSION THEREOF, 
NORTH 00°22'11" WEST, 1133.94 FEET TO THE SOUTHERLY LINE OF BLOCK 160, 
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SAID SUBDIVISION MAP EASTHAMPTION SECTION-34, PALM COAST; THENCE 
ALONG SAID SOUTHERLY LINE OF BLOCK 160, NORTH 88°49'25" EAST, 1375.06 
FEET TO THE POINT OF BEGINNING.
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EXHIBIT “B”
AMENDED MPD DEVELOPMENT AGREEMENT
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EXHIBIT “C”
AMENDED SETTLEMENT AGREEMENT
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FIRST AMENDMENT 
TO

CP AND HG RESIDENTIAL LOTS LLC 
SETTLEMENT AND COMMITMENT 

AGREEMENT

THIS FIRST AMENDMENT to the Settlement and Commitment Agreement (the "First 
Amendment") is made effective as of this__ day of 2026, by and between the CITY OF PALM COAST, a 
Florida municipal corporation (the "City") and CP AND HG RESIDENTIAL LOTS LLC, a Florida limited 
liability company, whose address is 2379 Beville Road, Daytona Beach, FL 32119 (the "Developer").

WHEREAS, the CP AND HG Residential Lots LLC Settlement and Commitment Agreement was 
recorded on March 23, 2012, in Official Records Book 1860, Page 1029, of the public records of Flagler 
County, Florida (the "Original Agreement"); and

WHEREAS, the Developer desires to modify the Original Agreement in order to increase the 
density limitation on the number of residential units; and

WHEREAS, any amendment to the provisions within the Original Agreement shall be made by 
formal amendment and executed by the original parties; and

WHEREAS, the City and the Developer desire to amend the Original Agreement as further detailed
below.

AMENDMENT

NOW, THEREFORE, in consideration of the premises and by virtue of authority as hereinabove set 
forth, the Original Agreement is amended as follows:

1. Recitals. The foregoing recitals are correct and are incorporated herein by reference.

2. Amendment(s) to Original Agreement.
(a). Subsection 5(I)(c) titled Residential Units of the Original Agreement is hereby modified 
as provided below, additions to the text are shown as double underlined, deletions to the text 
are shown as stricken:

Residential Units. The Developer shall not seek more than fifty-eight (58) seventy-one (71) single 
family residential dwelling units in the MPD.

(b). Exhibit "A" attached hereto shall fully replace Exhibit C to the Original Agreement.

3. Modification. Except as specifically modified herein, the Original Agreement shall remain in 
full force and effect in accordance with its terms. In the event of conflict between the terms and 
provisions of the Original Agreement and this First Amendment, this First Amendment shall 
control.
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IN WITNESS WHEREOF, the City and Developer have caused this First Amendment to be 
duly executed as of the date first above written.

Witnessed by: CP AND HG RESIDENTIAL LOTS LLC,
a Florida limited liability company

Name:  _ 
Address: _

Name:  _ 
Address: _

Charlene B. Irland 
Vice-President

STATE OF FLORIDA COUNTY 
OF VOLUSIA

The foregoing instrument was acknowledged before me by means of [ ] physical presence or [ ] 
online notarization on this day of ,2026 by Charlene B. Irland, as Vice-
President of CP and HG Residential Lots LLC, a Florida limited liability company. She is personally 
known to me or produced  as identification.

{Notary Seal must be affixed} _______________________________________
(Signature of Notary)

_______________________________________
(Print Name of Notary Public) 
Notary Public, State of Florida

My Commission Expires: ______
Commission No.: ________________________
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ATTEST: CITY OF PALM COAST,
a Florida municipal corporation

Kaley Cook, City Clerk By: ____ 
   Michael Norris, Mayor

APPROVED AS TO FORM AND 
LEGALITY:

Marcus Duffy, City Attorney

STATE OF FLORIDA COUNTY 
OF FLAGLER

The foregoing instrument was acknowledged before me by means of [ ] physical presence or [ ] 
online notarization on this   day of ,2026 by Michael Norris, as Mayor of 
the City of Palm Coast, Florida who is personally known to me.

{Notary Seal must be affixed} _______________________________________
(Signature of Notary)

_______________________________________
(Print Name of Notary Public) 
Notary Public, State of Florida

My Commission Expires:  
Commission No.: _______________________
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EXHIBIT “A”
[CONCEPTUAL MASTER SITE PLAN]



 

 
 

COMMUNITY DEVELOPMENT DEPARTMENT 
STAFF REPORT FOR CP AND HG RESIDENTIAL LOTS LLC MPD AMENDMENT 

CITY COUNCIL  
PUBLIC HEARING ON FEBRUARY 3, 2026 

 

OVERVIEW 
Application Number: 6302 
Applicant:   James A. Stowers, Esq. of ICI Homes 
Property Description: West side of Easthampton Boulevard approximately ±165 feet south of 

its intersection with Eric Drive. 
Property Owner:    CP and HG Residential Lots LLC 
Parcel ID #:   07-11-31-7034-0A0T2-0010, 07-11-31-7034-0A0T2-0000 
Parcel Address:  17 Easthampton Boulevard 
Current FLUM:   Greenbelt 
Current Zoning:   CP and HG Residential Lots LLC MPD 
Current Use:   Vacant 
Size of Property:    ±37.17 acres   
Requested Action:   Amend the CP and HG Residential Lots LLC Master Planed 

Development (MPD) Development Agreement and Settlement 
Agreement between CP and HG Residential Lots LLC and the City of 
Palm Coast to increase the number of residential entitlements and 
reduce the minimum dimensional requirements. 

 
ANALYSIS 
REQUESTED ACTION 
The property owners are requesting to amend the existing CP and HG Residential Lots LLC 
MPD Development Agreement (DA) in order to:  

• Increase residential entitlements from the existing 58 dwelling units to 71 units, resulting 
in an increase of 13 dwelling units.  

• Reduce the minimum lot size of 8,250 square feet to 5,500 square feet. 

• Reduce the minimum internal lot width from 60 feet to 50 feet and reduce the minimum 
lot width on the north and west perimeter lots from 80 feet to 60 feet. 

• Reduce the minimum side interior building setback from 7.5 feet to 5 feet and the 
minimum side street setback from 15 feet to 10 feet. 

 
BACKGROUND/SITE HISTORY 
The City adopted the 2020 Comprehensive Plan on April 6, 2004, which redesignated the land 
from Flagler County Residential-Low Density (which allowed 1-3 units/acre) to City Greenbelt 
(which allows 1 unit/acre). The pending property owner at that time (MHK of Volusia, Inc., a 
subsidiary of ICI Homes) filed a challenge to the state’s Department of Community Affairs on 
June 29, 2004. The litigation was filed with the Division of Administrative Hearings, Case # 04-
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2265GM. In June 2009, MHK of Volusia County Inc. transferred ownership to the current owner 
CP and HG Residential Lots LLC (another subsidiary of ICI Homes).  Based on the outcome of 
that challenge, CP and HG Residential Lots LLC and the City reached a Settlement Agreement 
(attached) that is dated March 20, 2012. This agreement resulted in a land swap to protect 
existing wetlands, a rezoning, and limited the residential entitlements for the land to 58 dwelling 
units. The property was rezoned to MPD on the same day as the Settlement Agreement and the 
Development Agreement is attached.  
If City Council approves the requested MPD Amendment, an amendment to the Settlement 
Agreement will be necessary. Section 11 allows for amendment to the Settlement Agreement 
based on mutual consent of CP and HG Residential Lots LLC and the City of Palm Coast. The 
draft Settlement Agreement and Development Agreements have been attached as part of the 
overall agenda item. 
 
PROJECT DESCRIPTION 
 
The property owner requests to increase the residential density from 58 dwelling units (DU) to 
71 DU, which is an increase of 13 DU (or 22.4 percent). The existing gross density of the 
property owner’s land is 1.56 DU per acre. The requested increase would create an overall 
gross density of 1.91 DU per acre. 
 
The existing MPD DA requires the northerly and westerly perimeter lots to have an 80-foot lot 
width by a 110-foot depth, while internal lots are allowed a 60-foot lot width by a 110-foot depth. 
The request to modify perimeter lot width to 60 feet and internal lot width to 50 feet results in 
lots that are 25 and 16.7 percent narrower than currently allowed, respectively. 
 
The reduction in internal and side street setbacks (7.5 and 15 feet respectively) to five feet and 
10 feet result in a narrowing of spacing between the proposed residences of 33.33 percent and 
places corner lots the same 33.33 percent closer to a side street. 
 
LAND USE AND ZONING INFORMATION 

 
USE SUMMARY TABLE: 

CATEGORY: EXISTING: PROPOSED: 
Future Land Use Map 
(FLUM) Greenbelt Greenbelt 

Zoning District MPD MPD 

Use Vacant Land Vacant Land 

Acreage  ±37.17 acres ±37.17 acres  
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SURROUNDING LAND USES: 
 

NORTH:  FLUM:  Residential, Greenbelt 
Zoning: Single-Family Residential (SFR-2 & SFR-3), Parks & 

Greenways (P&G) 
 

EAST:   FLUM:  Residential, Greenbelt  
Zoning: Single-Family Residential (SFR-2 & SFR-3), Parks & 

Greenways (P&G) 
 

SOUTH:  FLUM:  Bunnell Single Family- Low 
Zoning: Planned Unit Development 

 
WEST:             FLUM:  Residential, Bunnell Single Family- Low 

Zoning: Single-Family Residential (SFR-2 & SFR-3), Bunnell 
Planned Unit Development 

 
 
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 adds 13 DU to the site’s existing 58 DU 
entitlements resulting in a maximum of 71 entitlements. This is not a significant increase. This 
increases the gross density from 1.56 DU/acre to 1.91 DU/acre. The density is still less than the 
maximum gross density when under county Future Land Use Map (FLUM) designation and 
zoning which would have allowed a maximum density of up to three DU/acre. The surrounding 
residential development under City FLUM and zoning allows for between four to five DU/acre. 
That said at the neighborhood meeting for the initial MPD amendment there was approximately 
190 individuals in attendance speaking out against the original MPD. Staff had the applicant 
conduct a neighborhood meeting for this MPD Amendment on November 20, 2025. At that 
neighborhood meeting approximately 60 individuals from the public appeared. Staff noted a 
mixture of opinion by the public with concerns of potential of over development based on impact 
to existing infrastructure and misconceptions thinking that the project proposed extending 
Easthampton Boulevard south to SR-100. 
 
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:   

 
-Policy 1.1.1.3 – Measured on a citywide, or cumulative basis, the following density and 
intensity limitations shall be placed on the FLUM designations: Greenbelt - A maximum 
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of 50% of the total land area within this FLUM designation (citywide) may be zoned or 
developed at a density equal to or greater than one (1) unit per acre. 
 
Greenbelt typically allows a maximum of 1 DU/ acre. The above referenced policy 
supports the ability to exceed that density limitation, which is reinforced by the 
Settlement Agreement and previous density that was allowed by Flagler County’s 
Residential-Low Density FLUM designation (which allowed 1-3 DU/acre) prior to the 
adoption of the 2020 Comprehensive Plan. The surrounding residential land use FLUM 
designation is Residential which based on the adjacent SFR-2 and SFR-3 zoning allows 
for between four to five DU/acre. 
 
-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 contiguous pocket of land that was previously approved for 58 
residential dwellings. The proposed amendment keeps the new density on site and helps 
to reduce urban sprawl. 
 
-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. 
 
The proposed MPD amendment does not expand into areas which are currently not 
served by infrastructure. The attached concept plan proposes a lift station in the 
northeast of their development. During the Preliminary Plat process, the applicant will 
have to ensure that the facilities are adequate to serve the proposed development. City 
review staff will evaluate the plans at that point to determine if any additional 
improvements are necessary to support the project.  

 
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 58 DU on 
the site. The proposed MPD Amendment adds an additional 13 DUs on the site to bring the 
overall total to 71 DU on a 37.17-acre site. The additional number of units is a low increase. The 
proposed amendments to the MPD DA reduce the internal side setbacks to five feet. This would 
equate to a minimum 10-foot separation of building structures as required by the Florida Fire 
Prevention Code. At this time the proposed conceptual plan or minor increase of density 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. 
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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 Settlement Agreement, 
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”: 
 
A.  Consistency with all adopted elements of the Comprehensive Plan and whether it 
furthers the goals and objectives of the Comprehensive Plan.  
 
Staff Finding: As previously stated, the proposed application is consistent with the 
Comprehensive Plan. 
 
B. Consistency with the general intent of the LDC. 
 
Staff Finding:  The standards established in the CP and HG Residential Lots LLC MPD 
were found to be consistent with the general intent of the LDC when approved. The 
proposed amendment makes the perimeter lots match the SFR-2 lot width. The requested 
lot size is slightly smaller at 5,500 square feet than a typical single-family residential zoning 
district in the LDC; however, the applicant purports that the purpose the reduction is to 
reduce the overall building footprint to minimize impact to the adjacent wetland area. There 
are provisions for clustering to protect wetlands and other common open space. The LDC 
will require the conveyance of such to a homeowner’s association or similar entity during 
the platting process to ensure its preservation. As such this meets the general intent of the 
LDC. 
 
C. Degree of departure of the proposed development from surrounding areas in terms of 
character and density/intensity. 
 
Staff Finding:  The adjacent Residential FLUM designation and SFR-2 & SFR-3 zoning 
districts allows a maximum range of four to five DU/acre. The previous County FLUM would 
have allowed a maximum density of three DU/acre. The proposed gross density of this 
project with 71 DU is 1.91 DU/acre.  Therefore, from a density perspective, the project has 
a substantially lower density than other adjacent residential properties. The adjacent 
neighborhood is largely zoned SFR-3 and some pockets of SFR-2 which require lots to be a 
minimum of 10,000 square feet and 7,500 square feet respectively. The proposed 
dimensional standards of this MPD would allow lots ranging from 6,600 square feet on the 
perimeter, and 5,500 square feet on the internal lots. This further reduces the current MPD 
DA’s minimum requirement of 8,250 square feet. Its worth noting that there is 25-foot 
vegetative buffer on the northerly and western perimeter along with an additional ±25-foot 
drainage easement on the northerly buffer that provides additional buffering and screening 
from the existing properties. It is worth noting that the LDC does not require perimeter 
landscape buffers between residential developments, so this MPD goes beyond the general 
requirement. The proposed amendment does not modify the buffer requirements. 
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D. Compatibility within the development and relationship with surrounding neighborhoods.  
 
Staff Finding: As stated in the previous criteria, the proposed MPD Amendment proposes 
smaller lot sizes then what the currently approved MPD allows. However, as mentioned the 
LDC does not typically require residential to residential landscape buffering. As this MPD 
provides perimeter buffering adjacent to the SFR-3 and SFR-2 lots, it provides a transitional 
buffer between the larger existing lots and the proposed lot sizes. The developer proposes 
to keep the exterior lots larger than the internal lots providing for a further transition from 
the existing adjacent lots to the internal lots. 
 
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 this project submits for a Preliminary Plat, a concurrency analysis will be 
required to determine the adequacy of available infrastructure to serve the project. The 
applicant has already reached out to Flagler Schools to evaluate school concurrency and 
shall be required to mitigate school concurrency during the platting process. 
 
F. The feasibility and compatibility of development phases to stand as independent 
developments. 
 
Staff Finding: This developer proposes to build the entirety of the project in one phase. 
 
G. The availability and adequacy of primary streets and thoroughfares to support traffic to 

be generated within the proposed development.  
 
Staff Finding: The project is accessed via Easthampton Drive. Easthampton Drive is the 
sole access to the surrounding neighborhood. The project was previously approved during 
an MPD rezoning to allow for 58 DU on the site. The increase traffic from 13 additional units 
would provide a minor increase to the traffic volume on Easthampton Drive. Public 
participation received during the neighborhood meeting and public hearings for the original 
rezoning to MPD and during the recent neighborhood meeting indicated a strong desire that 
Easthampton Drive is not punched through to SR-100. Incidentally the land owned past the 
terminus of Easthampton is held by a third party that is not affiliated with this project. The 
City is in the works of attempting to secure a stabilized emergency secondary access to 
provide emergency vehicles access within the surrounding “E” section for use during a 
potential emergency; however, that is outside the scope of this project.  
 
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 approved MPD was drafted based on discussion and input received by 
the surrounding community at the time in 2012 that explicitly did not want any type of 
recreation such as a neighborhood park. The proposed MPD Amendment does not further 
provide additional public benefit that has been included with this project. Per discussions 
with the applicant although there is an increase in the number of units, the lot sizes are 
smaller resulting in a smaller footprint than the approved MPD plans, additionally the 
redesigned concept plan reduces impact to existing wetlands on site.  
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I. The conformity and compatibility of the development with any adopted development 
plan of the City of Palm Coast. 

 
Staff Finding: The request is a minor increase to the density of the approved MPD’s DA. It is 
similar in scope to other residential MPDs.  
 
J. Impact upon the environment or natural resources. 
 
Staff Finding: The project meets the LDC in compliance to protecting natural resources. 
 
K. Impact on the economy of any affected area.  
 
Staff Finding: The proposed project will provide jobs during construction of the project and 
provide housing for residents. 
 
PUBLIC PARTICIPATION 
 
The applicant hosted a neighborhood meeting as required by LDC Section 2.05.02 at 5:30 p.m. 
on Thursday November 20, 2025, in the conference room of the Hilton Garden Inn Hotel. The 
applicant also met the public notice requirements of LDC Section 2.05.03. 47 members of the 
public signed the sign-in sheet for the neighborhood meeting hosted by the applicant. City staff 
attended to be on-site to address process related questions and counted approximately ±55 
individuals, not including the three representatives from the developer and City staff. 
 
Documentation summarizing the neighborhood meeting has been attached to the agenda item. 
 
Staff additionally received two emails from the public requesting access to application materials 
on November 5, 2025, which staff provided on the same day. Staff has not received further 
public participation at this time. 
 
PLANNING AND LAND DEVELOPMENT REGULATION 
 
The Planning and Land Development Regulation Board reviewed this application at its regularly 
scheduled meeting at 5:30 PM on December 17th, 2025, and unanimously found it out of 
compliance with the Comprehensive Plan and recommended denial to the City Council. 
 
RECOMMENDATION 
 
The City Council may determine that the proposed MPD Amendment (Application No. 6302) is 
consistent with the Comprehensive Plan and approve the application or determine that the 
proposed MPD Amendment is not consistent with the Comprehensive Plan and deny the 
application. 
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August 8, 2025 

 
City of Palm Coast 
Attn: Michael Hanson 
Project Manager   
160 Lake Avenue 
Palm Coast, FL 32164 

 
RE: East Hampton Master Planned Development 

(MPD) Amendment, AR Application Number 
#6302 

 
Dear Mr. Hanson: 
 
Enclosed herein please find the City of Palm Coast’s Land Development Code analysis related to a 
proposed development order application. As you know, the East Hampton Master Planned 
Development was originally approved by the City of Palm Coast in 2012 and the property continues 
to have an existing and valid development order in place. With this application, we respectfully request 
review of a proposed amendment to the East Hampton Master Planned Development for such reasons 
as further discussed below. Please do not hesitate to reach out with any questions. We look forward to 
working with you on this amendment.  

 
 

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; 

 
The East Hampton MPD was approved by the City of Palm Coast in 2012. This 
amendment is to slightly modify the density and design criteria to better suit the 
current plans for the property. As such, the proposed modification to the MPD is not 
in conflict with, or contrary to, the public interest as the MPD was previously approved 
and this amendment does not modify the uses proposed for the site, which was and 
continues to be residential in nature, similar to the surrounding uses. 

 
B. The proposed development must be consistent with the Comprehensive Plan 

and the provisions of the LDC; 
 

The East Hampton MPD was approved by the City of Palm Coast in 2012. This 
amendment is to slightly modify the density and design criteria to better suit the 
current plans for the property. As such, the MPD continues to be consistent with the 
Comprehensive Plan and complies with all applicable standards in the Land 
Development Code.  

 



 

 

 

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

Chapter 1 Future Land Use Element: 
 

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

 
This is an approved project adjacent to other areas with similar types of housing, which will 
discourage urban sprawl. This application represents an amendment to the approved 
project to slightly update certain standards within the MPD.  

 
-Policy 1.1.4.2 – The Master Planned Development (MPD) zoning district shall allow 
residential housing types to be developed within existing residential development. Potential 
areas for MPDs are strategically located throughout the City to promote infill development 
and to maximize vehicular and pedestrian accessibility. 

 
The property subject to the MPD will provide for a neighborhood community of 
residences with access to community amenities. 

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

 
The existing and approved MPD is consistent with the above policy as the proposed 
residential community is located within an area of existing residential neighborhoods 
that are already serviced by nearby schools, grocery stores and gas stations thereby 
taking advantage of facilities servicing local areas. 

 
-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. 

The existing MPD was previously approved and located in an area where public 
facilities, infrastructure, and services already exist. 

 
C. The proposed development must not impose a significant financial liability or 

hardship for the City. 
 

All proposed development within the MPD will be required to pay applicable impact 
fees which will ensure the City does not have a financial liability for this 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. 

 
The project will not create issues that will threaten the City’s inhabitants as the proposed land 
use 



 

 

 

will be buffered from neighboring properties by appropriate landscape buffers as 
required in the LDC, and the project is a compatible use in the area.  

 
E. The proposed development must comply with all other applicable local, state and 

federal laws, statutes, ordinances, regulations, or codes. 
 

This existing MPD complies, and the amendment to the same will continue to comply 
with, the development standards of the City’s Land Development Code, the 
Comprehensive Plan, and the requirements of all other applicable agencies throughout 
the development process. 

 
ANALYSIS BASED ON UNIFIED LAND DEVELOPMENT CODE, CHAPTER 2, 
SECTION 2.09.04 

 
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 
the Master Planned Development Application. 

 
A. Consistency with all adopted elements of the Comprehensive Plan and whether it furthers 

the goals and objectives of the Comprehensive Plan. 
 

As previously stated, the proposed application, which is an amendment to an approved 
development order, is consistent and furthers the goals and objectives of the 
Comprehensive Plan, which provides for cohesive residential development, compatible 
with existing surrounding uses.  

 
B. Consistency with the general intent of the LDC. 

 
The standards established in the amendment to the MPD are consistent with the 
general intent of the LDC. 

 
C. Degree of departure of the proposed development from surrounding areas in terms of 

character and density/intensity. 

The standards established in the amendment to the MPD are consistent with the general 
intent of the LDC.  

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

The proposed amendment to the MPD is compatible with the neighboring properties, which 
are also residential in nature. 

 
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. 

 
As noted, this project was already previously approved and at such time, it was 
determined that public infrastructure was adequate to serve the project. This 
amendment to the MPD will evolve through the same process to ensure the adequacy 
of available infrastructure to serve the project. 



 

 

 

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

 
The project will be platted and as such, ensures that a cohesive approach is taken in terms of 
developing portions of each phase, as may be applicable.  

 
G. The availability and adequacy of primary streets and thoroughfares to support traffic to be 

generated within the proposed development. 
 

Based on approval of the previous MPD, and traffic information to date, there is sufficient 
capacity to handle the project’s traffic. 

 
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. 

 
This is a modification to an existing approved development order to allow minor 
modifications to the design of the lots and unit count to provide for unified and optimal 
development for additional residential capacity in a growing area of Palm Coast.  

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

the City of Palm Coast. 
 

The approved MPD and amendment to the same is compatible with the City’s future 
land use and development standards.  
 
J. Impact upon the environment or natural resources. 

 
The amendment to the MPD does not further impact natural resources.  

K. Impact on the economy of any affected area. 
 

The amendment to the MPD itself does not impact the economy any more than the 
original approved MPD already provided for in terms of jobs during the construction 
of the project and providing quality housing for residents as well as an increased tax 
base for the City. 

 
 
 
 
 
Sincerely, 
 
Richard D. Smith 
Vice President of Development 



  

Walsh Traffic Engineering                                                                                                
285 Palmetto Springs Street, DeBary, Florida  32713 
www.walshtraffic.com                                                                                                                                        Phone: 386.668.0062 
 

MEMORANDUM 
 
To:    Mr. Phong Nguyen, PTP – Senior Planner, City of Palm Coast 

From:   Mr. Chris J. Walsh, P.E. 

Date:    August 18, 2025 

Subject:   Easthampton Trip Generation Evaluation – Palm Coast, Florida 

 

Walsh Traffic Engineering, LLC (Walsh Traffic) has been retained to conduct a trip generation analysis 
relative to the proposed Easthampton housing development to be located on Easthampton Boulevard just 
south of Eric Drive in Palm Coast, Florida (see Site Location Map below).  This property is already 
approved for 58 single-family detached dwelling units.  However, it is now proposed to develop 71 units.  
The purpose of this memorandum is to demonstrate that the trip generation potential for the proposed 
development increase is below the City’s/River to Sea TPO’s trip thresholds for requiring a formal traffic 
impact analysis.   
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Trip Generation 
 
A trip generation analysis was conducted using trip generation rates and equations from ITE’s Trip 
Generation Manual, 11th Edition.  Based on Land Use Code 210 (Single-Family Detached Housing), the 
proposed increase in units is projected to generate 125 total daily trips, 10 total AM peak-hour trips (3 in, 7 
out) and 12 total PM peak-hour trips (7 in, 5 out).   
 

Trip Generation Difference for Easthampton 
 

 
 
Per the River-to-Sea TPO’s TIA Guidelines, a TIA is required for developments generating 1,000 or more 
two-way daily external trips on a weekday or 100 or more peak hour two-way external trips.  Based on the 
trip generation analysis above, the trips associated with the proposed additional 13 residential units are 
well below these thresholds.   
 
You may contact us at (386) 801-5682 should you have any questions. 
 
 
 
 

  

Daily

In Out Total
Single-Family Detached (Approved) 210 58 DU 306 305 611
Single-Family Detached (Proposed) 210 71 DU 368 368 736

Trip Increase 62 63 125

AM Peak Hour

In Out Total
Single-Family Detached (Approved) 210 58 DU 11 34 45
Single-Family Detached (Proposed) 210 71 DU 14 41 55

Trip Increase 3 7 10

PM Peak Hour

In Out Total
Single-Family Detached (Approved) 210 58 DU 38 22 60
Single-Family Detached (Proposed) 210 71 DU 45 27 72

Trip Increase 7 5 12

Land Use ITE Land 
Use Code Intensity Total Trips

ITE Land 
Use CodeLand Use Intensity Total Trips

Land Use ITE Land 
Use Code Intensity Total Trips

THIS DOCUMENT HAS BEEN DIGITALLY SIGNED AND SEALED BY: 
 
 
 
 
 
ON THE DATE ADJACENT TO THE SEAL 
 
PRINTED COPIES OF THIS DOCUMENT ARE NOT CONSIDERED SIGNED AND SEALED AND 
THE SIGNATURE MUST BE VERIFIED ON ANY ELECTRONIC COPIES 
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Michael Hanson, A.I.C.P

From: Beth Miller <bmiller@icihomes.com>

Sent: Tuesday, December 2, 2025 4:09 PM

To: Michael Hanson, A.I.C.P

Cc: Dick Smith; Phong Nguyen, PTP

Subject: RE: [External] RE: East Hampton

Follow Up Flag: Follow up

Flag Status: Flagged

Afternoon.  The placard has been posted at East Hampton.  See attached picture 

 
Have a great day and make it count! 

 

Thank you,  

Beth Miller   



2

Execu�ve Administra�ve Assistant - Land Development  

ICI HOMES  ǀ  2379 Beville Road  ǀ  Daytona Beach, FL  32119  

Direct:  386.236.4161  ǀ  bmiller@icihomes.com  ǀ  www.ICIHomes.com 

 
This email contains PRIVILEGED AND CONFIDENTIAL informa�on intended only for the use of the addressee(s) named above.  If you are not the intended 

recipient of this email, or an authorized employee or agent responsible for delivering it to the intended recipient, you are hereby no�fied that any 

dissemina�on or copying of this email is strictly prohibited.  If you have received this email in error, please no�fy us by reply email and delete this email 

from your records.  Thank you for your coopera�on. 

  

Disclaimer regarding Uniform Electronic Transac�ons Act ("UETA") (Florida Statutes Sec�on 668.50):  If this communica�on concerns nego�a�on of a 

contract or agreement, UETA does not apply to this communica�on; contract forma�on in this maCer shall occur only with manually-affixed original 

signatures on original documents. 

 

From: Michael Hanson, A.I.C.P <MHanson@palmcoastgov.com>  

Sent: Wednesday, November 26, 2025 12:22 PM 

To: Beth Miller <bmiller@icihomes.com> 

Cc: Dick Smith <dsmith@icihomes.com>; Phong Nguyen, PTP <PNguyen@palmcoastgov.com> 

Subject: [External] RE: East Hampton 

 

Thanks Beth and Dick.  

 

I’ve cc’d Phong our Planning Manager so he’s tracking you sent the neighborhood meeting documentation in the mail. 

I’ll be out of the o�ice/country next week so I won’t be reachable, but I will be back in the o�ice on December 8th, 

2025. 

I’m working on the sta� report for PLDRB, once its finished and goes through a review I’ll get a copy sent to you once 

the agenda gets finalized as well. 

 

Thanks again and have a Happy Thanksgiving. 

 

Michael Hanson, A.I.C.P  

Senior Planner  

160 Lake Avenue 
Palm Coast, FL  32164 

 

Tel: 386-986-3787  

www.palmcoast.gov
 

 

           

 

 

  

How are we doing? 
Let us know below. 
PalmCoast.gov/feedback
   

 

 

From: Beth Miller <bmiller@icihomes.com>  

Sent: Wednesday, November 26, 2025 11:58 AM 

To: Michael Hanson, A.I.C.P <MHanson@palmcoastgov.com> 

Cc: Dick Smith <dsmith@icihomes.com> 

Subject: East Hampton 
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Afternoon.  A hard copy of the attached is in the mail to you per the LDC requirements.  Dick Smith picked up the 

placard and will post on Monday and we will send you a picture. 

  
Have a great day and make it count! 

  

Thank you,  

Beth Miller   

Execu�ve Administra�ve Assistant - Land Development  

ICI HOMES  ǀ  2379 Beville Road  ǀ  Daytona Beach, FL  32119  

Direct:  386.236.4161  ǀ  bmiller@icihomes.com  ǀ  www.ICIHomes.com 

 
This email contains PRIVILEGED AND CONFIDENTIAL informa�on intended only for the use of the addressee(s) named above.  If you are not the intended 

recipient of this email, or an authorized employee or agent responsible for delivering it to the intended recipient, you are hereby no�fied that any 

dissemina�on or copying of this email is strictly prohibited.  If you have received this email in error, please no�fy us by reply email and delete this email 

from your records.  Thank you for your coopera�on. 
  
Disclaimer regarding Uniform Electronic Transac�ons Act ("UETA") (Florida Statutes Sec�on 668.50):  If this communica�on concerns nego�a�on of a 

contract or agreement, UETA does not apply to this communica�on; contract forma�on in this maCer shall occur only with manually-affixed original 

signatures on original documents. 
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August 22, 2025 
 
 
City of Palm Coast 
Attn: Michael Hanson 
Project Manager   
160 Lake Avenue 
Palm Coast, FL 32164 
 
 

TITLE OPINION PURSUANT TO SECTION 177.041, FLORIDA STATUTE 
 
 

Re: East Hampton, a planned development 
 
Dear Mr. Hanson: 
 
 On behalf of CP and HG Residential Lots, LLC, a Florida limited liability company (owner of 
the subject property), the undersigned, an attorney authorized and licensed to practice law in the State 
of Florida, has been asked to furnish a title opinion with respect to those lands described above.   
 
 For rendering the opinion set forth herein, the undersigned has examined the following: 
 
 Plat letter prepared by Old Republic National Title Insurance Company dated August 12, 2025, 
with a search through date of July 7, 2025, File No. 19070021 (see legal description contained in 
Exhibit “A”). 
 

Based upon an examination of said title evidence, it is the opinion of the undersigned that the 
record title to the property described on Exhibit “A” is vested in the name of CP and HG Residential 
Lots, LLC, a Florida limited liability company, subject to: 

 
1. DECLARATION OF COVENANTS AND RESTRICTIONS BY ITT COMMUNITY 

DEVELOPMENT CORPORATION RECORDED IN OR 47 PAGE 275, OF THE PUBLIC 
RECORDS OF FLAGLER COUNTY, FLORIDA. 

 
2. AMENDMENT TO RESTRICTIVE COVENANTS AND EASEMENTS BY ITT 

COMMUNITY DEVELOPMENT CORPORATION RECORDED IN OR 48 PAGE 231, OF 
THE PUBLIC RECORDS OF FLAGLER COUNTY, FLORIDA. 

 
3. AMENDMENT TO RESTRICTIVE COVENANTS AND EASEMENTS BY ITT 

COMMUNITY DEVELOPMENT CORPORATION RECORDED IN OR 81 PAGE 560, OF 
THE PUBLIC RECORDS OF FLAGLER COUNTY, FLORIDA. 

 
4.  2ND AMENDMENT TO RESTRICTIVE COVENANTS AND EASEMENTS BY ITT 

COMMUNITY DEVELOPMENT CORPORATION RECORDED IN OR 95 PAGE 254, OF 
THE PUBLIC RECORDS OF FLAGLER COUNTY, FLORIDA. 
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5. 3RD AMENDMENT TO RESTRICTIVE COVENANTS AND EASEMENTS BY ITT 

COMMUNITY DEVELOPMENT CORPORATION RECORDED IN OR 100 PAGE 9, OF 
THE PUBLIC RECORDS OF FLAGLER COUNTY, FLORIDA. 

 
6. AMENDMENT TO RESTRICTIVE COVENANTS AND EASEMENTS BY ITT 

COMMUNITY DEVELOPMENT CORPORATION RECORDED IN OR 119 PAGE 620, OF 
THE PUBLIC RECORDS OF FLAGLER COUNTY, FLORIDA. 

 
7. AMENDMENT TO RESTRICTIVE COVENANTS AND EASEMENTS BY ITT 

COMMUNITY DEVELOPMENT CORPORATION RECORDED IN OR 218 PAGE 594, OF 
THE PUBLIC RECORDS OF FLAGLER COUNTY, FLORIDA. 

 
8. AMENDMENT TO RESTRICTIVE COVENANTS AND EASEMENTS BY ITT 

COMMUNITY DEVELOPMENT CORPORATION RECORDED IN OR 278 PAGE 447, OF 
THE PUBLIC RECORDS OF FLAGLER COUNTY, FLORIDA. 

 
9. COVENANTS BY ITT COMMUNITY DEVELOPMENT CORPORATION RECORDED IN 

OR 130 PAGE 19, OF THE PUBLIC RECORDS OF FLAGLER COUNTY, FLORIDA. 
 

10. QUIT CLAIM DEED FROM BY ITT COMMUNITY DEVELOPMENT 
CORPORATION  TO THE BOARD OF COMMISSIONERS OF FLAGLER COUNTY, 
FLORIDA, RECORDED IN OR 331 PAGE 531, OF THE PUBLIC RECORDS OF FLAGLER 
COUNTY, FLORIDA. 
 

11. QUIT CLAIM DEED FROM PALM COAST UTILITY CORPORATION TO THE BOARD 
OF COMMISSIONERS OF FLAGLR COUNTY, FLORIDA, RECORDED IN OR 331 PAGE 
535, OF THE PUBLIC RECORDS OF FLAGLER COUNTY, FLORIDA. 
 

12. ORDINANCE 2007-06 BY THE CITY OF BUNNELL RECORDED IN OR 1539 PAGE 895, 
OF THE PUBLIC RECORDS OF FLAGLER COUNTY, FLORIDA. 
 

13. SETTLEMENT AND COMMITMENT AGREEMENT BY CP AND HG RESIDENTIAL 
LOTS, LLC., AND CITY OF PALM COAST RECORDED IN OR 1860 PAGE 1029, OF THE 
PUBLIC RECORDS OF FLAGLER COUNTY, FLORIDA. 

 
14. MASTER PLAN DEVELOPMENT AGREEMENT BY CP AND HG RESIDENTIAL LOTS, 

LLC., AND CITY OF PALM COAST RECORDED IN OR 1862 PAGE 1690, OF THE 
PUBLIC RECORDS OF FLAGLER COUNTY, FLORIDA. 

 
15. SPECIAL WARRANTY DEED FROM ITT COMMUNITY DEVELOPMENT 

CORPORATION TO PALM COAST COMMUNITY SERVICE CORPOATION 
RECORDED IN OR 458 PAGE 6, OF THE PUBLIC RECORDS OF FLAGLER COUNTY, 
FLORIDA. 
 

16. DECLARATION OF CONSENT BY ITT COMMUNITY DEVELOPMENT 
CORPORATION  RECORDED IN OR 641 PAGE 980, OF THE PUBLIC RECORDS OF 
FLAGLER COUNTY, FLORIDA. 
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17. QUIT CLAIM BILL OF SALE FROM ITT COMMUNITY DEVELOPMENT 

CORPORATION TO FLORIDA WATER SERVICES CORPORATION RECORDED IN OR 
641 PAGE 1048, OF THE PUBLIC RECORDS OF FLAGLER COUNTY, FLORIDA. 
 

18. RELEASE OF DEED RESTRICTIONS BY ITT COMMUNITY DEVELOPMENT 
CORPORATION  RECORDED IN OR 1000 PAGE 1530, OF THE PUBLIC RECORDS OF 
FLAGLER COUNTY, FLORIDA. 
 

19. NOTICE RELATING TO RECORDING OF PALM COAST/ PALMCOAST SERVICE 
CORPORATION AGREEMENT TO TRANSFEROF FUNCTION AND AUTHORITY 
RECORDED IN OR 1482 PAGE 451, OF THE PUBLIC RECORDS OF FLAGLER 
COUNTY, FLORIDA. 

 
20. NOTICE OF MUNICIPAL LIEN FOR UTILITY FEES RECORDED IN OR 2819 PAGE 

1728, OF THE PUBLIC RECORDS OF FLAGLER COUNTY, FLORIDA. 
 

21. SUBDIVISION PRELIMINARY PLAT DEVELOPMENT ORDER APPROVAL EAST 
HAMPTON MPD SUBDIVISION PLAT RECORDED IN OR 2595 PAGE 1016, OF THE 
PUBLIC RECORDS OF FLAGLER COUNTY, FLORIDA. 

 
22. ASSIGNMENT OF EASEMENT FROM ITT COMMUNITY DEVELOPMENT 

CORPORATION TO LOWE/PALM COAST INC., RECORDED IN OR 679 PAGE 537, OF 
THE PUBLIC RECORDS OF FLAGLER COUNTY, FLORIDA. 

 
23. IRREVOCABLE PROXY BETWEEN ITT COMMUNITY DEVELOPMENT 

CORPORATION  AND COMMONWEALTH PALM COAST CORPORATION 
RECORDED IN OR 550 PAGE 1701, OF THE PUBLIC RECORDS OF FLAGLER 
COUNTY, FLORIDA. 

2024 Taxes are PAID under tax ID 07-11-31-7034-0A0T2-0000. No 
delinquent taxes. 

2024 Taxes are PAID under tax ID 07-11-31-7034-0A0T2-0010. No 
delinquent taxes. 

 
The foregoing opinion is rendered solely for the purpose of complying with Section 177.041 of the 
Florida Statutes, and may not be relied upon by, and is not for the benefit of any person or legal 
entity other than the City of Palm Coast, Florida. 
 

 
Very truly yours, 
 

Nika K. Hosseini 
 
Nika K. Hosseini, Esquire 
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Easthampton Parcel 
Legal Description 
EXHIBIT “A” 
 
 
Parcel 362.01 Southerly portion of Reserved Parcel “T-2” Section 34 
 
A parcel of land being a portion of Reserved Parcel “T-2” according to the subdivision map 
Easthampton Section 34, Palm Coast, Recorded in Map Book 11, Pages 30 through 49, of the Public 
Records of Flagler County, Florida, being more particularly described as follows: 
 
A point of reference begin the Northeast corner of Reserved Parcel “T-1” according to said 
subdivision map of Easthampton Section 34, thence South 01˚10’35” East along the west right-of-
way line of Easthampton Boulevard a distance of 461.25 feet to the Point of Beginning of this 
description, thence continue South 01˚10’35” East a distance of 890.74 feet, thence departing 
Easthampton Boulevard South 88˚37’21” West along the southerly line of Reserved Parcel “T-2” a 
distance of 1615.25 feet to a point on a curve, thence Northeasterly 349.47 feet along the arc of a 
curve to the left (concave Northeasterly) having a central angle of 88˚59’32”, a radius of 225.00 feet, 
a chord bearing of North 44˚07’35” and a cord distance of 315.39 feet to a point of tangency, thence 
North 00˚22’11” West a distance of 674.64 feet, thence North 88˚49’25” East, a distance of 1381.55 
feet to the Point of Beginning. 
 



THE CITY OF PALM COAST
160 LAKE AVENUE

PALM COAST, FL 32164

BUSINESS IMPACT ESTIMATE
PURSUANT TO F.S. 166.041(4)

Meeting Date:  February 3, 2026
Ordinance Number:  2026-XX
Posted To Webpage:  December 9th, 2025

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 CP AND HG 
RESIDENTIAL LOTS LLC MASTER PLAN DEVELOPMENT 
AGREEMENT, AS  ESTABLISHED IN SECTION 2.09 OF THE 
CITY OF PALM COAST UNIFIED LAND DEVELOPMENT CODE, 
FOR ±37.17 ACRES OF CERTAIN REAL PROPERTY 
DESCRIBED AS TAX PARCEL IDENTIFICATION NUMBERS 07-
11-31-7034-0A0T2-0000 AND 07-11-31-7034-0A0T2-0010, 
GENERALLY LOCATED ON THE WEST SIDE OF 
EASTHAMPTON BOULEVARD APPROXIMATELY ±165 FEET 
SOUTH OF ITS INTERSECTION WITH ERIC DRIVE AND BEING 
MORE PARTICULARLY DESCRIBED IN ATTACHED EXHIBIT 
A; ADDING 13 MAXIMUM DWELLING UNITS; AMENDING 
MINIMUM DIMENSIONAL STANDARDS; 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.


