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Subject: ORDINANCE 2023-XX A FLUM AMENDMENT FOR 375+/- ACRE AREA 
FROM COUNTY DESIGNATION OF RESIDENTIAL LOW DENSITY/RURAL 
ESTATE AND CONSERVATION TO CITY OF PALM COAST DESIGNATION 
OF RESIDENTIAL AND CONSERVATION WITH POLICY TO LIMIT 
DEVELOPMENT TO 850 UNITS 

Presenter: Jose Papa, AICP, Senior Planner 

Attachments: 
1. Presentation 
2. Ordinance 
3. Staff Report 
4. Location Map 
5. Current FLUM 
6. Current Zoning Map 
7. Proposed FLUM 

Background:
This is a legislative item. 

The subject area of this amendment is a total 375.6+/- acre site located 3 miles south of State 
Road 100 on the westside of Seminole Woods Blvd. The application includes a proposed 
Future Land Use Map (FLUM) amendment for recently annexed 330.8+/- acre area (which 
was adopted by City Council at their August 15, 2023, meeting) from its current Flagler County 
designations of Residential Low Density/Rural Estate and Conservation to City of Palm Coast 
designations of Residential and Conservation. There is an additional 44.8+/- acre parcel with 
a current designation of City Residential that will be part of the Cascades Planning Area and 
will be subject to a site-specific policy to limit development in the Planning Area to 850 
dwelling units. 

In addition to the Comprehensive Plan Amendment, there is a companion zoning map 
amendment for the subject area to amend the current Flagler County designations of Planned 
Unit Development, & New Rural Communities to City of Palm Coast designation of Single 
Family Residential-1, Multi-Family Residential-2, and Preservation. 

In 2005 (while the entire subject area was within unincorporated Flagler County), the FLUM 
designation for the Cascades was amended to its current Flagler County designations of 
Residential Low Density/Rural Estate and Conservation. After approval of the FLUM 
amendment a PUD Agreement was approved by Flagler County in 2005 (called the Cascades 
at Grand Landings). The PUD agreement covered an area of 696+/- acres and permitted 416 
single-family residential units along with 20,000 sq. ft. clubhouse and other recreational 
amenities. As part of the FLUM and PUD agreement approval, approximately 354 acres of 
mainly wetlands and environmentally sensitive areas was transferred to Flagler County in 
2005. No development commenced within the Cascades PUD area. 
The proposed amendment was reviewed for the following: 
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• Analysis of the proposed amendment’s impacts on public facilities and
infrastructure. Consistent with the required analysis to compare the proposed land 
use designation with the existing land use designation, staff compared the current 
maximum potential development (using the approved PUD entitlements-416 dwelling 
units) against the proposed potential development (850 dwelling units) to determine 
impacts on public facilities and infrastructure. The proposed amendment will have an 
increase on the demand for services and infrastructure. Consistent with the 
development process outlined in the Land Development Code, a concurrency 
determination will be conducted during the site plan/platting process. Any deficiency 
found in the infrastructure system may require the developer to pay a proportionate 
share of the improvements necessary to address the deficiency. 

• Impacts on the environmental/cultural resources. The proposed amendment will 
not have impacts on any significant environmental or cultural resources. A small 
section of the subject area is within Flood Zone A, any development within this area 
will require compensatory storage within the same defined floodplain’s hydrologic sub 
basin as the placement of the fill pursuant to section 10.02.11B Land Development 
Code. 

There are no other identifiable impacts to the environmental and cultural resources in 
the subject area as analyzed in the staff report. 

Finally, it is important to note that the proposed amendment will designate 67+/- acres 
as Conservation on the FLUM. This is consistent with Comprehensive Plan Policies 
6.1.9.9 and 6.1.10.6, all optimal quality wetlands that are larger than 10 acres or are 
connected to a system that is larger than 10 acres are to be designated as 
Conservation on the Future Land Use Map. 

• Compatibility with surrounding land uses. The proposed FLUM designations are 
generally consistent with the surrounding properties. 

Finally, the proposed amendment is consistent with comprehensive plan policies regarding: 

• Directing development where existing infrastructure is available, and 

• Designation of wetland systems and other environmentally sensitive land as 
Conservation on the FLUM. 

Planning and Land Development Regulation Board (PLDRB) Public Hearing
The PLDRB held a public hearing on August 20 regarding this application. Members of the 
public spoke to express concerns about stormwater impacts and buffering from potential 
multi-family development. A PLDRB Board member spoke regarding concerns about the 
increase in impact from the proposed development. The PLDRB voted 4-1 to recommend 
approval of the proposed amendment. 

Recommended Action: 
THE PLANNING AND LAND DEVELOPMENT REGULATION BOARD (PLDRB) FINDS
APPLICATION NO. 5109 CONSISTENT WITH THE COMPREHENSIVE PLAN AND 
RECOMMENDS THAT CITY COUNCIL APPROVE THE FLUM AMENDMENT FROM 
RESIDENTIAL LOW DENSITY/RURAL ESTATE & CONSERVATION (FLAGLER COUNTY
DESIGNATIONS) TO RESIDENTIAL & CONSERVATION (CITY OF PALM COAST
DESIGNATIONS). ALONG WITH A SITE-SPECIFIC POLICY TO LIMIT DEVELOPMENT
ON THE SUBJECT AREA TO 850 DWELLING UNITS 
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