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residents from driving through the KB Homes community. The multi-family community also has 
an exclusive exit for its residents onto Whiteview Parkway that also has an entrance at this 
access point but is limited to emergency vehicles only.

Since the number of multi-family units is above the 100-unit threshold, the Master Site Plan is 
considered a “Major” (Tier 3) development, requiring review and recommendation by the 
PLDRB followed by review and final determination by the City Council. If the City Council 
approves the Master Site Plan, the applicant can follow with a Technical Site Plan application 
with administrative review of detailed engineering drawings.

SITE DEVELOPMENT PLAN SUMMARY: 

 PROJECT ACREAGE:     18.84 +/- acres 

 NUMBER OF NEW BUILDINGS:   One clubhouse and 14 residential buildings

 TOTAL UNITS: 316 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   Mixed Use MPD 

South   Residential DPX

East   Residential DPX

West   Mixed Use MPD 

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 MPD (MFR-2 USES)
Criteria (per MPD or LDC) Required Provided
Minimum Lot Size 4 acres 18.84 +/- acres
Maximum Density 11.14 units/acre 10.9 units/acre
Maximum Impervious Coverage 70% 46%
Maximum Building Height 
Minimum living area

60 ft.
650 s.f.

45.67 ft.
650 s.f. minimum

Minimum Building Setbacks
Front:      25 ft.
Rear:       20 ft.
Int. Side: 10 ft. 

25 ft. minimum 
20 ft. minimum
10 ft. minimum
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Minimum Parking 
316 x 1.66 spaces/Unit*
Plus clubhouse at 1 per 250 s.f.  
Total spaces including garages 
316 units x 33% with garages    
Surface spaces
Including ADA designated parking

*Per approved Parking Flexibility Study

 
525 residential spaces
+19 clubhouse spaces
544 total spaces 
106 garage spaces 
438 surface spaces
  20 spaces
  

 
525 residential spaces
+19 clubhouse spaces
544 total spaces
108 garage spaces
436 surface spaces
  20 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, 
the PLDRB, and the City Council as applicable. As provided in Table 2-1 of Sec. 2.04 of the 
LDC, residential projects over 100 units are classified as Major projects, which require review 
and recommendation from the PLDRB, and with final review and determination by the City 
Council. 

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 community consisting of ten 3-
story, 30-unit multi-family buildings and four 2-story, 4-
unit carriage home buildings. Most of the units are inside 
a perimeter ring road that allows most residents to walk 
or bike within the community with minimal interference 
from motor vehicles.

2. Internal Consistency   The Master Site Plan is designed for the multi-family 
development of the Whiteview MPD and previously the 
205-lot single-family subdivision of the Whiteview MPD 
commenced development.

3. Impact on neighboring sites This multi-family project is very well located as the 205-
narrow lot KB Homes single-family home project was 
developed with this multi-family project in mind and also 
the future park site that is adjacent to both communities 
was figured into the Whiteview MPD layout. Additionally, 
across White Mill Drive and Whiteview Parkway is DPX 
Zoning.

4. Internal vehicle and pedestrian 
connectivity

Pedestrian accessways will allow future residents to walk 
and bicycle throughout the site using sidewalks and also 
travel to public trails along Pine Lakes Parkway and 
Whiteview Parkway.

5.  Public benefit from the project The project will allow for a wider diversity of housing 
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opportunities to be available in Palm Coast which will 
provide housing for elderly residents and also for 
younger residents working in jobs that provide essential 
and key services to all Palm Coast residents.

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: The proposed development is not in conflict with or contrary to the 
public interest, as the specified land use is consistent with the Whiteview MPD Agreement, the 
City’s LDC and the 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 1 – Land Use Element:  Goal 1.1 - Preserve the character of residential 
communities, prevent urban sprawl and protect open space and environmental 
resources, while providing a mix of land uses, housing types, services, and job 
opportunities in mixed use centers and corridors. Allowing multi-family uses on this 
infill site will combat urban sprawl by utilizing land that is located east of US 1 and 
reasonably close to numerous commercial and institutional services. During the 
MPD Rezoning, the multi-family component assisted in allowing the current 
property owner to agree to grant the City a deed for an approximate 9-acre future 
park site by utilizing the density credits for the park site for this multi-family project. 
Additionally, these multi-family homes will allow a broader mix of housing types in 
Palm Coast where a preponderance of available homes are single-family detached 
homes. Multi-family land uses compared to single-family home sites, also allow a 
significantly better opportunity for preserving open space and protecting 
environmentally sensitive areas. 

 Chapter 1 – Land Use Element:  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. Public services are already available 
to serve the site and should have adequate capacity for doing so. Additionally, 
multi-family homes with fewer exterior walls than detached single-family homes will 
be significantly more energy efficient. 
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 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.  Approval of this multi-family Master Site Plan will allow the 
developer to move forward with developing multi-family homes in an area that 
predominantly has single-family and two-family uses but with sufficient buffering 
and screening between the subject property and these lower density neighboring 
properties. 

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.

 PUBLIC PARTICIPATION

A neighborhood information meeting was held in the initial step of the development process 
which was during the MPD Rezoning process for the Whiteview Land MPD. 

SUMMARY OF FINDINGS

After review and evaluation of the proposed project for conformance with the requirements of 
the Whiteview Land MPD, the City of Palm Coast LDC and Comprehensive Plan, staff finds that 
the proposed conceptual Master Site Plan can meet the requirements for approval. The Master 
Site Plan process recognizes that up to 25% cumulative design change may be allowed after 
further engineering.

RECOMMENDATION

Planning staff recommends that the Planning and Land Development Regulation Board find this 
in compliance with the Comprehensive Plan and recommend approval to City Council for 
Application #5216, Whiteview Multi-Family a Master Site Plan for 316 homes so the developer 
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may apply for a Technical Site Plan that would need to meet all applicable development 
requirements and subject to the following conditions.

1. The applicant’s traffic engineer shall submit AM and PM Peak Hour turn lane analyses 
for the Whiteview Land MPD’s access onto Pine Lakes Parkway at least ten days prior 
to the City Council meeting date.
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Reserved for Recording Information:

Prepared By:
Community Development Department
City of Palm Coast
160 Lake Avenue, Suite 135
Palm Coast, FL 32164

Return To:
City Clerk
City of Palm Coast
160 Lake Avenue, Suite 225
Palm Coast, FL 32164

CITY OF PALM COAST
DEVELOPMENT ORDER

APPROVAL
WHITEVIEW MULTI-FAMILY APARTMENTS MASTER SITE PLAN

On April 4, 2023, The City of Palm Coast issued this Development Order relating to and 
touching and concerning the following described property:

(The aforementioned property description has been provided to the City of Palm Coast by 
the owner of the aforedescribed property.)

FINDINGS OF FACT

Property Owner: MIRAL CORP
4370 LA JOLLA VILLAGE DR, STE 650 
SAN DIEGO, CA 92122

Project Name: WHITEVIEW MULTI-FAMILY APARTMENTS

Application: MASTER SITE PLAN

Project No. 2022080216

Application No. 5216

Requested Master Site Plan Approval:
Parcel Nos:  23-11-30-6060-00000-00G0 & 23-11-30-6060-00000-00K0
Acreage:  18.84 +/-
Zoning:  MPD (with MPD-2 uses)
Proposed Use: Residential Apartments
Proposed Number of Units: One Clubhouse, 14 Residential Buildings and 316 Multi-Family 
Units.

The Development Approval sought is consistent with the City of Palm Coast 
Comprehensive Plan and will be developed consistent with and in compliance to applicable 
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land development regulations and all other applicable regulations and ordinances as set 
forth in the Code of Ordinances of the City of Palm Coast.

The Owners have expressly agreed to be bound by and subject to the development 
conditions and commitments stated below and have covenanted and agreed to have such 
conditions and commitments run with, follow and perpetually burden the aforedescribed 
property.

ORDER

NOW, THEREFORE, IT IS ORDERED AND AGREED THAT:

(1) The aforementioned application for Development Approval is GRANTED.
(2) All development of the property shall fully comply with all of the codes and 

ordinances in effect in the City of Palm Coast at the time of issuance of a development order 
and/or development permit, including but not limited to, all impact fee ordinances.

(3) The conditions upon this development approval and the commitment made as to this 
development approval, which have been accepted by and agreed to by the Owner of the 
property, is as follows:

Comments to be addressed at Technical Site Plan

TRAFFIC ENGINEER-PHONG NGUYEN - (386) 986-3779 - PNGUYEN@PALMCOASTGOV.COM   
Per the Whiteview Subdivision Plat D.O. dated July 17, 2020, additional conditions section requires 
“that any new Development Order application, including the multi-family tract or the commercial tract, 
the applicant shall submit a new traffic study.” The original intent of this condition is to assess total 
project turning movement counts at both access drives for traffic entering and exiting the project in 
order to determine site access needs. Since then, the Whiteview Multi Family subdivision has 
applied for development and provided a new traffic study evaluating the access needs for the MF 
entrance onto White Mill Dr and the proposed SF subdivision is gated so no direct access from the 
MF onto Pine Lakes Pkwy; however, this traffic study only evaluate the impacts of the MF 
development but not addressing the Single Family subdivision impacts, especially the SF entrance 
onto Pine Lakes Pkwy. The original SF entrance distribution of 40.7% to 4% does not reflect actual 
local distribution as indicated in the recent traffic turning movement counts for Pine Lakes Pkwy at 
White Mill Dr as conducted for the Whiteview MF development. 
Please provide an addendum in term of a Technical Memo to evaluate the build-out conditions for 
the 205 single family (SF) units by KB Homes to determine site access needs for the SF entrance 
onto Pine Lakes Pkwy. The City’s concern is that the westbound left turn lane may be warranted by 
the SF subdivision at build-out. Since no residents currently occupied the SF subdivision in order to 
collect turning movement counts at the SF entrance, please use the recent turning movement counts 
for the intersection of Pine Lakes Pkwy at White Mill Dr and use the same percentage distribution to 
evaluate the SF site access needs.

FLAGLER COUNTY SCHOOL BOARD: DAMARIS RAMIREZ - (386)986-3750 - 
DRAMIREZ@PALMCOASTGOV.COM 
Owner shall coordinate with Flagler County School Board, if applicable, in accordance with the 
Interlocal Agreement to address school concurrency and finalize mitigation schedule impact for 
students for this project prior to issuance of a Technical Site Plan with Master Plan DO.

Request City Council Approval Subject to the following:
1. The applicant's traffic engineer shall submit the Technical Memo mentioned above for the AM and
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PM Peak Hour turn lane analyses for the Whiteview MPD's access onto Pine Lakes Parkway at least
ten days prior to the City Council meeting date.

(4) This Development Order touches and concerns the aforedescribed property and the 
conditions, commitments and provisions of this Development Order shall perpetually burden, 
run with and follow the said property and be a servitude upon and binding upon said 
property unless released in whole or part by action of the City of Palm Coast by virtue of a 
document of equal dignity herewith.  The Owners have expressly covenanted and agreed to 
the provision and all other terms and provisions of this Development Order.

(5) The terms and provisions of this Order are not severable and in the event any portion 
of this Development Order shall be found to be invalid or illegal then the entire Development 
Order shall be null and void.

Done and Ordered on the date first written above.

As approved and authorized for execution by the City of Palm Coast Planning and 
Land Development Regulation Board on April 4, 2023.

Attest: CITY OF PALM COAST, FLORIDA

_________________________________ _______________________________
Virginia Smith, City Clerk David Alfin, City Mayor

_____Sign and Record
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Development Order Affidavit

OWNER'S CONSENT AND COVENANT:

Project Name: WHITEVIEW MULTI-FAMILY APARTMENTS

Project No.: 2022080216
Application Type: MASTER SITE PLAN
Application No.: 5216

COMES NOW, MIRAL CORP, the Owner on behalf of itself and its successors, assigns and 

transferees of any nature, whatsoever, and consents to and agrees with the covenants to perform and 

fully abide by the provisions, terms, and conditions, and commitments set forth in this Development 

Order. Affiant states that he/she accepts the findings, as outlined in this Development Order, and further 

states that he/she has neither paid nor promised any person, firm or corporation any discount, rebate, 

commission, or refund for the purpose of securing the said Development Order for WHITEVIEW MULTI-

FAMILY APARTMENTS:

MIRAL CORP

4370 LA JOLLA VILLAGE DR, STE 650 

                            SAN DIEGO, CA 92122

_________________________________

Authorized Signer

ACKNOWLEDGEMENT

STATE OF ___________________

COUNTY OF _________________

The foregoing instrument was acknowledged before me, by means of _ physical presence or  _ online 

notarization, this _____ day of _________________, 2023, by ___________________________ of MIRAL 

CORP who is personally known to me or has produced  ______________ (type of identification) as identification 

and did/did not take an oath.

WITNESS my hand and official seal in the County and State last aforesaid this _____ day of 

________________________, 2023.

_______________________________

Notary Public
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Resolution 2023-____
Page 1 of 2

RESOLUTION 2023-____ 
WHITEVIEW MULTI-FAMILY APARTMENTS MASTER SITE PLAN

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF PALM 
COAST, FLORIDA, APPROVING APPLICATION #5216 
WHITEVIEW MULTI-FAMILY APARTMENTS MASTER SITE 
PLAN; PROVIDING FOR SEVERABILITY; PROVIDING FOR 
CONFLICTS; PROVIDING FOR IMPLEMENTING ACTIONS AND 
PROVIDING FOR AN EFFECTIVE DATE.

WHEREAS, on August 30, 2022, Application No. 5216, (hereinafter “the 

application”) was submitted by Miral Corp to the City of Palm Coast Community 

Development Department for approval of a residential Master Site Plan for 316 apartments 

on 18.84 +/- acres of land located at the northwest corner of White Mill Drive and Whiteview 

Parkway; and

WHEREAS, the City staff has reviewed the development proposal and has 

determined that it is in accordance with the codes, ordinances and land development 

regulations of the City; and

WHEREAS, the Planning and Land Development Regulation Board held a public 

hearing on the application at a meeting on March 15, 2023, and determined it is in 

compliance with the Comprehensive Plan and recommended approval to the City Council 

by a ____ vote; and

NOW, THEREFORE, BE IT RESOLVED by the City of Palm Coast, Flagler 

County, Florida:

SECTION 1.  APPROVAL APPLICATION/FINDINGS.  

 (a). The City Council hereby approves the application for Whiteview Multi-Family 

Apartments Master Site Plan for a 316-unit apartment community located at the northwest 

corner of White Mill Drive and Whiteview Parkway and hereby authorizes the Mayor of the 

City of Palm Coast to execute the Development Order.

(b). The development approval sought under and pursuant to the application is 

consistent with the City of Palm Coast Comprehensive Plan and development of the property 

will be subject to and consistent with and in compliance with applicable land development 
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Resolution 2023-____
Page 2 of 2

regulations and all other applicable regulations and ordinances as set forth in the Code of 

Ordinances of the City of Palm Coast.

SECTION 2. SEVERABILITY.  It is hereby declared to be the intention of the City 

Council that the sections, paragraphs, sentences, clauses and phrases of this Resolution are 

severable, and if any phrase, clause, sentence, paragraph or section of this Resolution 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 Resolution.

SECTION 3. CONFLICTS.  All resolutions or parts of resolutions in conflict with 

this Resolution are hereby repealed.

SECTION 4. IMPLEMENTING ACTIONS.  The City Manager, or designee, is 

hereby authorized to take any actions necessary to implement the action taken in this 

Resolution. 

SECTION 5. EFFECTIVE DATE.  This Resolution shall become effective 

immediately upon its passage and adoption.

DULY PASSED AND ADOPTED by the City Council of the City of Palm Coast, 

Florida, on this ____ day of __________ 2023.

CITY OF PALM COAST, FLORIDA

ATTEST: DAVID ALFIN, MAYOR

VIRGINIA A. SMITH, CITY CLERK

Approved as to form and legality

NEYSA BORKERT, ESQ
CITY ATTORNEY
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19'-11"2ND LEVELBRG
21'-7 3/4"3RD LEVELSUBFLOOR

30'-8 7/8"3RD LEVELBRG

31'-8 7/8"3RD LEVEL
FALSE BRG

2 BUILDING MIX 3.3 1/8" = 1'-0"
EXTERIOR ELEVATION - RIGHT

8'-1 1/8"UTILITY
BRG
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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?  

08/29/2022

MASTER SITE PLAN

WHITEVIEW MULTI-FAMILY

23-11-30-6060-00000-00G0, 23-11-30-6060-00000-00K0
WHITEVIEW VILLAGE PHASE I MB 40 PG 46 TRACT "G" (16.03 AC) FUTURE DEVELOPMENT  

23 00000 00G0

18.84 820670

316 UNIT MULTI-FAMILY PROJECT

No

74



   

 
 

             

 

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  

 
 

 

MIRAL CORP CURT M. WIMPEE

STE 650 4370 LA JOLLA VILLAGE DR SAN DIEGO, CA  92122 10475 FORTUNE PKWY SUITE 101 JACKSONVILLE, FL  32256

(470) 719-2303 (904) 647-5383

MLIGHT@ALLIANT-INC.COM KLIGUORI@ALLIANT-INC.COM

CURT WIMPéE
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