
 
 

The CITY OF DAYTONA BEACH 
                                                                REDEVELOPMENT DIVISION 

POST OFFICE BOX 2451 
 DAYTONA BEACH, FLORIDA 32115-2451 

PHONE (386) 671-8180 
                                                                                                                                           FAX (386) 671-8187  

AGENDA 
DOWNTOWN REDEVELOPMENT BOARD 

Tuesday, January 4, 2022 - 12:00 P.M. 
 

City Commission Chambers - City Hall 
_______________________________________________________ 
NOTICE – Pursuant to Section 286.0105, Florida Statutes, if any person decides to appeal any decision 
made by this Board at this public meeting, such person will need a record of the proceedings and, for that 
purpose, such person may need to ensure that a verbatim record of the proceedings is made, which record 
includes the testimony and evidence upon which the appeal is to be based.  The City does not prepare or 
provide such a record. 

In accordance with the Americans with Disabilities Act (ADA), persons with a disability needing a special 
accommodation to participate in the Board meeting should contact the City Clerk’s Office, 301 S. 
Ridgewood Ave, Room 210, Daytona Beach, FL 32114, Ph: (386) 671-8023, Email: clerk@codb.us not 
later than 72 hours prior to the proceedings.  If you are hearing or voice impaired contact the relay operator 
at 1-800-955-9771. 
_______________________________________________________ 

1. Call to Order  

2. Roll Call 

3. Approval of the minutes:  July 23, 2021 Special Meeting 

4. Rezoning to Planned Development-Redevelopment (PD-RD) - Framework 
Downtown, DEV2021-134 (Quasi-Judicial Hearing) 

A request by Robert A. Merrell III, Esquire, Cobb Cole, on behalf of Framework Group, 
LLC, to rezone a total of 3.5± acres of property from Redevelopment Downtown - 
Riverfront Mixed Use (RDD-4) to Planned Development-Redevelopment (PD-RD) to 
allow the construction of a multifamily residential complex located generally at the 
southwest corner of Beach Street and Michigan Avenue. 

5. Public Comments  

6. Board Comments 

7. Adjournment 

 

 

For special accommodations, 
please notify the City Clerk's 
Office at least 72 hours in 
advance. (386) 671-8023 

 

 

 

Help for the hearing impaired 
is available through the 
Assistive Listening System. 
Receivers can be obtained 
from the City Clerk's Office. 



DOWNTOWN REDEVELOPMENT BOARD 
MINUTES 

Tuesday, July 23, 2021 
 
 

A special meeting of the Downtown Redevelopment Board was held Friday, July 
23, 2021, at 12:00 p.m. in the Commission Chambers, 301 S. Ridgewood 
Avenue, Daytona Beach, Florida.  The following people were present: 
 
Board Members Present 
 
Mr. Pete Zahn, Chair 
Mr. Tibor Benke 
Ms. Sheryl Cook 
Mr. John Kamchan 
 
Board Members Absent 
 
Mr. Kenneth Hunt 
Mr. Jake Nicely  
Ms. Freddie Smith-Friend 
Ms. Cathy Washington (Planning Board Representative) 
 
Staff Members Present 
 
Mr. Reed Berger, Redevelopment Director 
Mr. Ben Gross, Deputy City Attorney 
Ms. Becky Groom, Board Secretary 
 
 
1. Call to Order 
 

Mr. Zahn called the meeting to order at 12:00 p.m.   
 
2. Roll Call 
 

Ms. Groom called the roll and noted members present as stated above.   
 
3. Approval of the Minutes 
 
 Board Action: 
 

A motion was made by Ms. Cook, seconded by Mr. Kamchan, to approve 
the minutes of the April 6, 2021 Downtown Redevelopment Board meeting 
as presented.  The motion carried (4-0). 

 



4. Wall Graphic – 230 S. Beach Street 
 

A request by Wendy Wen, property owner, to apply wall graphics to the 
south wall of the building located at 230 S. Beach Street 
 
Staff Presentation: 
 
Reed Berger, Redevelopment Director, presented the staff report which 
was included as part of the packet.  Mr. Berger stated the property owner 
is requesting to place graphics on the south wall of the Bourbon on Beach 
property, which was never opened.  Mr. Berger stated the new owner 
wants to put a wall graphic on the structure. 
 
Applicant Presentation: 
 
Wendy Wen, 2200 N. Atlantic Avenue, Unit 1001, Daytona Beach, Florida 
stated she is the new owner of the building.  Ms. Wen stated she feels 
there is a need for art culture in the city.  Ms. Wen stated the site is 
proposed to be an art gallery with a wine and coffee bar.  Ms. Wen stated 
the artist, Gregory Grant, plans to move his art gallery from its current 
location in Ormond Beach to the 230 S. Beach Street location.  Ms. Wen 
stated the mural will beautify the area and will include historic city scenes. 
 
Gregory Grant, 571 Leway Trail, Ormond Beach, Florida stated he plans 
to relocate his art gallery from Ormond Beach and plans to open Galerie 
Elan at 230 S. Beach Street.  Mr. Grant stated the work will be done in 
Van Gogh style based on the Starry Night painting.  Mr. Grant stated the 
gallery will have 3 or 4 classrooms as well as displays from various artists.  
Mr. Grant stated famous artists will be placed on the mural and the mural 
will include local historical figures.  Mr. Grant stated the work will be 
expensive and he will be seeking sponsorships for the cost of the mural.   
 
Mr. Benke asked if the outside seating is pre-approved by the City. 
 
Mr. Gross stated the city allows outdoor seating through a sidewalk café 
license. 
 
Mr. Grant stated he plans to have a café inside and if the operator 
chooses to have outdoor seating, it is permitted. 
 
Mr. Berger stated vehicular traffic will be prohibited in Federal Alley.  Mr. 
Berger stated staff will work on signage for the rear parking lot.   
 
Ms. Cook asked if traffic will be stopped now on Federal Alley or will staff 
wait until the artist starts the work. 
 



Mr. Berger stated he will wait until we have the first signed café permit and 
then action will be taken to close the alley to vehicular traffic. 
 
Public Comments: 
 
John Nicholson, 413 N. Grandview, Daytona Beach, Florida stated he is 
not fond of Van Gogh’s painting but having this downtown will be 
advantageous. 
 
Board Comments: 
 
Ms. Cook stated she is excited about the project. 
 
Mr. Zahn stated he agrees with Ms. Cook’s comments and looks forward 
to the work being done. 
 
Mr. Kamchan stated he feels the photo-realistic figures in the mural will be 
a draw. 
 
Mr. Benke asked if there are any copyright concerns using the Van Gogh 
painting as a background. 
 
Mr. Gross stated the art is in the public domain. 
 
Board Action: 
 
A motion was made by Ms. Cook, seconded by Mr. Kamchan, to approve 
Wall Graphic – 230 S. Beach Street, in accordance with the staff report as 
presented.  The motion carried (4-0). 
 

5. Staff Report 
 
 Mr. Berger stated there is a food truck rally in the downtown this evening. 
 

Mr. Berger stated since there are no scheduled items for the next meeting 
planned for August 3, 2021, the meeting will be cancelled. 

 
6. Public Comments 
 
 There were no public comments. 
 
7. Board Comments 
 
 There were no Board comments. 
 
8. Adjournment 



 
 There being no further business, the meeting was adjourned. 
 
 
 
________________________________  __________________________ 
 
Pete Zahn, Chair     Becky Groom, Board Secretary 
 



 

          (Quasi-Judicial Hearing) 
 

Rezoning - Planned Development-Redevelopment 
         DEV2021-134 

                 Framework Downtown 
 
STAFF REPORT  
 

DATE: December 30, 2021 
TO: Downtown Redevelopment Board Members 

FROM: Reed Berger, Redevelopment Director 
 
PROJECT REQUEST   
A request by Robert A. Merrell III, Esquire, Cobb Cole, on behalf of Framework Group, LLC, to 
rezone a total of 3.5± acres of property from Redevelopment Downtown - Riverfront Mixed Use 
(RDD-4) to Planned Development-Redevelopment (PD-RD) to allow the construction of a 
multifamily residential complex. 
PROJECT LOCATION  
The subject property is located generally at the southwest corner of Beach Street and Michigan 
Avenue directly west of Riverfront Park and the Halifax River.  Aerial view of property follows. 
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The current zoning on the property is Redevelopment Downtown - Riverfront Mixed Use (RDD-
4). The current Future Land Use (FLU) designation on the property is High Intensity Mixed Use. 
The surrounding zoning and land use classifications are illustrated in the table below and the 
accompanying map series. 
Table 1:  Land Use and Zoning  

PROJECT DESCRIPTION 
 
The property subject to the Planned Development Redevelopment (PD-RD) rezoning request 
includes several properties that have been assembled by the applicant.  Most of the properties 
contain vacant storefronts that were previously used for motorcycle sales and related retail sales. 
On December 15, 2021 the City of Daytona Beach Community Redevelopment Agency and City 
Commission approved the Framework Downtown Redevelopment Incentive Grant Agreement to 
support the proposed development of a minimum of 290 residential units, 500 space parking 
garage, and associated site amenities. The proposed six-story residential complex is expected to 
replace the blighted buildings along Beach Street and become a significant catalyst attracting 
hundreds of new residents and office workers to the Downtown in close proximity to the new 
Brown & Brown corporate campus and the upgraded Riverfront Park. 

 Existing Uses Future Land Use 
Designation Zoning Classification 

Site All Out Powersports 
Vacant Storefronts  High Intensity Mixed Use  Redevelopment Downtown - Riverfront 

Mixed Use (RDD-4) 

North 
Barney’s Leather 
The Fishin’ Hole 

Residential 
High Intensity Mixed Use  

Redevelopment Downtown - Riverfront 
Mixed Use (RDD-4) 

Residential/Professional (RP)  

South Brown & Brown HQ High Intensity Mixed Use 
Planned Development-Redevelopment 

(PD-RD) 

East Riverfront Park Parks Recreational Planned Development-General (PD-G) 

West 
Brown & Brown HQ  

City Lift Station 
Stewart Marchman Housing 

High Intensity Mixed Use 
Level 2 Residential 

Planned Development-Redevelopment 
(PD-RD) 

Redevelopment Downtown – 
Commercial (RDD-3) 

EXISTING 

PROPOSED 
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PROJECT ANALYSIS   
 
Review of and the decision on a Planned Development rezoning application shall be based on the 
proposed zoning reclassification and PD Plan/Agreement’s compliance with the review standards 
in Section 3.4.D.3, Site-Specific Zoning District Map Amendment Review Standards, and the 
General Standards All Planned Development Zoning Districts in Section 4.8.B of the LDC. 
 
GENERAL PLANNED DEVELOPMENT DISTRICT PURPOSES 
 
The Planned Development (PD) districts are established and intended to encourage innovative 
land planning and site design concepts that support a high quality of life and achieve a high 
quality of development, environmental sensitivity, energy efficiency, and other City goals and 
objectives by: 

a. Reducing or diminishing the inflexibility or uniform design that sometimes results 
from strict application of zoning and development standards designed primarily for 
individual lots; 
b. Allowing greater freedom in selecting the means of providing access, open space, and 
design amenities; 
c. Allowing greater freedom in providing a well-integrated mix of residential and 
nonresidential land uses in the same development, including a mix of housing types, lot 
sizes, and densities; 
d. Providing for efficient use of land resulting in smaller networks of utilities and streets 
and thereby lowering development and housing costs; and 
e. Promoting quality design and environmentally sensitive development that respects 
surrounding established land use character and respects and takes advantage of a site’s 
natural and man-made features, such as trees, wetlands, surface waters, floodplains, and 
historic features. 
 
D. Planned Development - Redevelopment (PD-RD). 
1. Purpose. The Planned Development - Redevelopment (PD-RD) District is established 
and intended to provide the planning and design flexibility needed to accommodate 
urban infill and high-intensity mixed-use development and encourage the use of 
innovative and creative design that will achieve high quality urban design and a high 
level of energy efficiency and environmental sensitivity, and otherwise contribute to the 
City's goals and objectives for its Redevelopment Areas. 

 
Site-Specific Zoning District Map Amendment Review Standards 

 
In determining whether to adopt or deny a proposed Site-Specific Zoning District Map 
Amendment, the City shall consider the following: 
 
a. Whether the applicant has provided, as part of the record of the public hearing on the 
application, competent substantial evidence that the proposed amendment: 

 
i. Is consistent with and furthers the goals, objectives, and policies of the 
comprehensive plan and all other applicable City-adopted plans; 
The Future Land Use (FLU) designation on the property is High Intensity Mixed Use 
which is intended to support urban residential, commercial and other uses up to a floor 
area ratio of 10.  
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The City’s Comprehensive Plan encourages in Policy 1.1.12 the creation of revitalization 
strategies and development standards to support the redevelopment of Downtown 
Daytona Beach with an emphasis on urban residential, office, shopping, and 
entertainment. The proposed rezoning for urban residential is compatible with the 
existing High Intensity Mixed Use FLU designation. 
The Downtown / Ballough Road Redevelopment Plan, amended in 2010, is focused on 
the Downtown area’s role as the regional center of commerce, recreation and culture. The 
strategic priority of the plan is to leverage Downtown’s riverfront setting and unique 
collection of amenities to strengthen Downtown’s position for residential, business and 
visitor development.  The plan contains policies to encourage mixed use and pedestrian 
oriented development.   
The Framework Downtown proposal is supported by the Redevelopment Plan’s 
“Strategic Priorities” as restated below: 

 
“A key to strengthening Downtown/Ballough Road's position as a residential, 
business and visitor address is to leverage its riverfront setting and unique 
collection of amenities to create a differentiated experience that showcases the 
advantages of living, working and visiting Downtown/Ballough Road. Preserving 
and enhancing the riverfront experience as well as promoting public access to a 
range of uses and activities offers a distinct competitive advantage that is the 
foundation for the Downtown/Ballough Road redevelopment strategy. The 
Redevelopment Plan is based on urban planning principles that encourage mixed 
use, mixed income and pedestrian-oriented development. 
 
The market positioning and place-making strategies guiding the Redevelopment 
Plan are based on adding and clustering uses to create a set of sub-district 
experiences that, taken together, create economic synergies that will revitalize 
Downtown/Ballough Road. In order to build momentum, capitalize on current 
market opportunities and leverage strengths to incubate demand in niche markets, 
the Downtown/Ballough Road strategy should focus on the following:   
 
Leverage the river and other locational advantages to expand the mix of housing 
offered [in the] Downtown/Ballough Road [area].” 

 
The Redevelopment Plan includes the following “Recommendation Highlights” 
applicable to the applicant’s proposal. 

 
“In light of current market conditions, the public sector must continue to play a 
lead role in expanding and facilitating the development of amenities and services 
that will attract visitors and promote Downtown/Ballough Road living. 
 
Downtown/Ballough Road's most viable short-term market opportunity is the 
potential residential development of properties that have prime riverfront views. 
New river view housing can be a catalyst for promoting Downtown/Ballough 
Road neighborhood revitalization and stabilization. Anchoring the Beach Street 
retail area on both the north and south ends have the highest priority for this use. 
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Future Downtown/Ballough Road land uses will displace existing grade parking 
and require strategically locating deck parking as well as utilizing existing 
restricted garages for shared public parking.” 
 

The following Redevelopment Plan Goals support the proposed development. 
 
Goal 1. Facilitate private and public cooperative efforts to achieve appropriately 
scaled, aesthetically pleasing, and environmentally sensitive new development;  
 
Goal 3. To stimulate and attract private investment in the Redevelopment Area by 
increasing business and employment opportunities; improving services for 
residents, Downtown/Ballough Road workers and tourists; expanding public 
access to recreational and educational activities; and improving the City's tax 
base. 

 
The following Redevelopment Plan Policies also support the proposed development. 

 
Policy 5.1.1 Preserve Downtown/Ballough Road's unique river setting by 
implementing a balanced riverfront land use program that is consistent with the 
recommended Future Land Use plan map of the Redevelopment Plan.  

Policy 5.1.3 Encourage appropriately scaled residential projects on land that is 
strategically located to take advantage of marina access and river views as well as 
proximity to existing marina housing and Downtown/Ballough Road amenities. 

Policy 5.1.4 Encourage infill housing projects that help to revitalize and stabilize 
existing neighborhoods as well as promote affordable and mixed income housing 
opportunities. 

Policy 5.1.5 Encourage mixed-use projects that cluster compatible land uses and 
share infrastructure requirements. 

Policy 5.3.3 Ensure that new riverfront and river view housing is appropriately 
scaled and compatible in design consistent with reasonable efforts to vary heights 
and massing and reflecting a high standard of design and workmanship. 

Policy 5.4.1 Consider public incentives, including tax increment financing, to 
close economic gaps and mitigate start-up risks that must be addressed in order to 
guide development consistent with the Redevelopment Plan; and 

Policy 5.4.14 Encourage public/private partnership projects using tax increments 
and other revenues as the public share; and 

The request is consistent with the goals and policies of adopted Downtown / Ballough 
Road Redevelopment Area Plan.  

 
ii. Is not in conflict with any portion of this Code; 
Development standards for a PD District must comply with the development standards of 
Article 6: Development Standards, and Article 7: Subdivision Standards, or any 
modifications of those standards established in the PD Plan (Attachment A) and the PD 
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Agreement. The applicant has requested the following modifications to these standards, 
as detailed below, in order to accommodate the proposed multifamily development. If the 
requested modifications are granted, approval of the proposed PD agreement will not be 
in conflict with the LDC. 
 
Development Standards  
 
The applicant has proposed a maximum of 110 dwelling units per acre. The LDC limits 
density within the RDD-4 zoning district to 40 dwelling units per acre. 
 
The applicant proposes that 40% of the property have a maximum front setback of 30 
feet. The LDC requires a maximum front setback of 15 feet.  This waiver is intended to 
allow greater flexibility in the design of the building to maximize views of the park and 
river from the residential units and create a open space for landscaping and plazas. 
 
The applicant proposes a waiver of all other setbacks within the development and 
proposes to match the setbacks shown in the proposed PD plan. The applicant has noted 
that in areas where the setback is not met, street trees and landscaped plazas will be used 
to screen any parking area from pedestrian view. 
 
The applicant proposes a waiver from the LDC requirement that restricts driveways to the 
rear of site and has provided a proposed elevation (Attachment B) showing the location of 
screened parking within the property and location of access to the site. 
 
Signage  
The applicant is requesting a waiver from the permitted signage for a multifamily 
complex under the LDC to allow two monument signs to each have a maximum sign area 
of 100 square feet per sign with a maximum height of twenty (20) feet.  The LDC 
currently allows two monument signs with a combined sign area for each subdivision or 
multifamily complex not to exceed 32 square feet, provided, however, that the Planning 
Board may approve an increase in combined sign area up to 64 square feet on finding that 
signage for the subdivision or multifamily complex is part of a landscaped entrance 
feature and that the entrance feature is in keeping with the overall character of the area.  
 
Parking  
The applicant is proposing to provide parking for the multifamily residential uses at a 
ratio of 1.5 versus the 2.0 spaces/unit required by LDC Section 6.2.C.3.  
 
LDC Section 3.3.W allows for an Administrative Adjustment of 20% of the required off 
street parking to be permitted by Staff. The LDC also allows for a reduction of 10% for 
uses located within 1,000 square feet of a bus or rapid transit stop (LDC Section 6.2.G.1), 
and a reduction of 5% for developments that provide bicycle parking spaces and shower 
facilities on site (LDC Section 6.2.G.4).  
 
The administrative reductions for the parking could provide a 35% reduction in the 
required parking which would be the equivalent parking ratio of 1.3 spaces/unit, which is 
less than the 1.5 spaces/unit requested by the applicant. 
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The Applicant is also requesting that 20% of the parking required for the site may be 
provided through compact parking spaces, with a minimum dimension of 8 ½ feet x 17 
feet. 
 
Landscaping  
The Applicant proposes a minimum tree preservation of 1.5 caliper inches of tree for 
every 2,500 square feet of lot area. The LDC requires that 6 caliper inches of trees are 
preserved on site for every 2,500 square feet of lot area.  The applicant notes that this 
modification would allow for flexibility in design and accommodate the urban nature of 
the site. The applicant is also proposing that palm trees be allowed to meet the tree 
preservation requirements at a one-to-one exchange ratio for tree materials that are 
consistent with the conceptual architectural elevations proposed for the development.  
 
Additionally, the applicant is requesting that the building perimeter landscaping not be 
required where the building edge is located within 15 feet of the property boundary, but 
would require a minimum of five feet of landscaping between the building edge and 
property perimeter.  
 
iii. Addresses a demonstrated community need; 
The applicant has provided a Modifications/Benefit letter (Attachment C) that details the 
proposed public benefits to the project and addresses the standard for a demonstrated 
community need.   
 
iv. Is compatible with existing and proposed uses surrounding the subject land, and 
is the appropriate zoning district for the land; 
The proposed use of the property is compatible with the existing and proposed uses on 
surrounding lands. 

 
v. Would result in a logical and orderly development pattern; 
The standards established in the PD Agreement together with the provisions applicable to 
the LDC would result in a logical and orderly development pattern for the subject 
property.  
 
vi. Would not adversely affect the property values in the area; 
There is no indication that the proposed development will adversely affect the property 
values in the area. 
 
vii. Would result in development that is adequately served by public facilities 
(roads, potable water, wastewater, solid waste, storm water, schools, parks, police, 
and fire and emergency medical facilities); and 
The City’s Technical Review Team (TRT) has reviewed the proposed development plan 
and offers no objections to the rezoning request. 
 
viii. Would not result in significantly adverse impacts on the natural environment—
including, but not limited to, water, air, noise, storm water management, wildlife, 
vegetation, wetlands, and the natural functioning of the environment; and 
Adverse environmental impacts are not anticipated with the approval of this request. 
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b. If the applicant demonstrates that the proposed amendment meets the criteria in 
subparagraph [a] above, whether the current zoning district designation accomplishes a 
legitimate public purpose.  

 
 

Planned Development Zoning Districts Review Standards 
Before approving a PD zoning district classification, the City Commission shall find the 
application for the PD zoning district, as well as the PD Plan/Agreement included as part of the 
application, comply with the following standards:   
 
1. PD Plan/Agreement 
The PD Plan/Agreement includes a general concept plan for development on the subject site 
(Attachment A) which includes identification of proposed vehicle access points, parking areas, 
development areas, site improvements, and landscaping.  The applicant has requested 
modifications to the LDC in conjunction with the proposed development plan for the property, as 
detailed earlier in this report and in the Modifications/Benefit letter (Attachment C).  
 
2. Consistency with City Plans 
If adopted by the City Commission, the PD zoning district designation and the PD 
Plan/Agreement will be consistent with the Comprehensive Plan. 
 
3. Compatibility with Surrounding Areas 
The proposed development plan meets compatibility standards for the property perimeters.  The 
applicant has conducted a neighborhood meeting as required by the LDC.  A summary of the 
neighborhood meeting prepared by the applicant is attached (Attachment D). 
 
4. Development Phasing Plan 
The applicant has proposed a completion schedule for the development in Section 11 of the PD 
Agreement as follows: 

 
B.  Application shall be submitted for all construction permits for the development, or for 
the first phase of a phased development, within 5 years of the approval of this Agreement 
by the City Commission. The filing of an appeal of the land development order by any 
person shall toll the time for permitting until final resolution of the appeal. If 
development is phased, application for construction permits for subsequent phases shall 
be submitted within 7 years from the date of initial approval.  
  
C.  Construction of phase one shall be substantially complete within 8 years of the 
approval of this Agreement. Construction of any other phase must be substantially 
complete within 20 years of the initial approval of this Agreement.   
 
D.  One 12-month extension of the scheduled application or completion dates may be 
permitted as a minor modification to this Agreement.  

 
5. Conversion Schedule 
Not applicable. 
 
6. On-Site Public Facilities 
Not applicable. 
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7. Uses 
The following mixture of uses are permitted within the Property, subject to compliance with the 
Use-Specific Standards set forth in Article 5 of the LDC and the modified use standards for the 
RDD-4 zoning districts, as modified herein:  
  

Household Living Uses – such uses shall be oriented towards Beach Street.  
 Multifamily Dwelling  
 Multifamily Complex 

 
8. Densities/Intensities  
The applicant has proposed a maximum density of 110 dwelling units per acre. The RDD-4 
zoning district does not require a maximum floor area ratio for residential development. 
 
9. Dimensional Standards 
The PD Agreement provides the following criteria shall apply to development on the property: 
 

(1) Maximum building height:  180 ft.   
Development shall meet the following requirements to qualify for the 
building height exemption provided herein:   

i. Significant views of the Halifax River shall be provided or 
maintained, and the impact on views of the river from 
existing buildings shall be minimized. 

ii. Urban design elements shall be provided that include 
textured materials for paving and walls, landscaping, 
lighting, water features such as fountains and ponds, and 
site furniture such as benches, trash receptacles, and 
drinking fountains. 

(2) Minimum building setbacks: N/A – setbacks shall be consistent with the 
PD Plan attached as Exhibit B.  

(3) Maximum front yard setback – 40% of the property shall meet a maximum 
front yard setback of 30’, as illustrated on the Conceptual Elevation for 
the property. This setback shall not apply to internal drive aisles.  

(3) Maximum individual building size: N/A; 
(4) Maximum building coverage:  N/A; 
(5) Minimum open space: N/A; 
(6) Maximum impervious surface area:  N/A; 
(7) Maximum density: 110 dwelling units per acre. 
(8) Minimum lot size: 10,000 sq. ft.  
(9) Minimum individual living unit area: 1 BR 450 sq. ft.; 2 BR 550 sq. ft.; 3 

BR 700 sq. ft.; 4+ BR 900 sq. ft.  
 
10. Development Standards 
All development in a PD district shall comply with the development standards of Article 6: 
Development Standards, and Article 7: Subdivision Standards, or any modifications of those 
standards established in the PD Plan/Agreement as consistent with City plans, the objective of 
the particular type of development standard, the purpose of the particular PD district, and any 
additional limitations or requirements set forth in Sections 4.8.C and 4.8.D for the particular type 
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of PD district. The applicant has requested modifications to the requirements in the LDC as 
summarized below. 
Development Standards  
 
The applicant has proposed a maximum of 110 dwelling units per acre. The LDC limits density 
within the RDD-4 zoning district to 40 dwelling units per acre. 
 
The applicant proposes that 40% of the property have a maximum front setback of 30 feet. The 
LDC requires a maximum front setback of 15 feet.  This waiver is intended to allow greater 
flexibility in the design of the building to maximize views of the park and river from the 
residential units and create a open space for landscaping and plazas. 
 
The applicant proposes a waiver of all other setbacks within the development and proposes to 
match the setbacks shown in the proposed PD plan. The applicant has noted that in areas where 
the setback is not met, street trees and landscaped plazas will be used to screen any parking area 
from pedestrian view. 
 
The applicant proposes a waiver from the LDC requirement that a multifamily complex be 
oriented towards Beach Street and restrict driveways to the rear of site, and has provided a 
conceptual elevation (Attachment B) showing the location of screened parking within the 
property and location of a rear access to the site. 
 
Signage  
The applicant is requesting a waiver from the permitted signage for a multifamily complex under 
the LDC to allow two monument signs to each have a maximum sign area of 100 square feet per 
sign with a maximum height of twenty (20) feet.  The LDC currently allows two monument 
signs with a combined sign area for each subdivision or multifamily complex not to exceed 32 
square feet, provided, however, that the Planning Board may approve an increase in combined 
sign area up to 64 square feet on finding that signage for the subdivision or multifamily complex 
is part of a landscaped entrance feature and that the entrance feature is in keeping with the 
overall character of the area.  
 
Parking  
The applicant is proposing to provide parking for the multifamily residential uses at a ratio of 1.5 
versus the 2.0 spaces/unit required by LDC Section 6.2.C.3.  
 
LDC Section 3.3.W allows for an Administrative Adjustment of 20% of the required off street 
parking to be permitted by Staff. The LDC also allows for a reduction of 10% for uses located 
within 1,000 square feet of a bus or rapid transit stop (LDC Section 6.2.G.1), and a reduction of 
5% for developments that provide bicycle parking spaces and shower facilities on site (LDC 
Section 6.2.G.4).  
 
The administrative reductions for the parking could provide a 35% reduction in the required 
parking which would be the equivalent parking ratio of 1.3 spaces/unit, which is less than the 1.5 
spaces/unit requested by the applicant. 
 
The Applicant is also requesting that 20% of the parking required for the site may be provided 
through compact parking spaces, with a minimum dimension of 8 ½ feet x 17 feet. 
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Landscaping  
The Applicant proposes a minimum tree preservation of 1.5 caliper inches of tree for every 2,500 
square feet of lot area. The LDC requires that 6 caliper inches of trees are preserved on site for 
every 2,500 square feet of lot area.  The applicant notes that this modification would allow for 
flexibility in design and accommodate the urban nature of the site. The applicant is also 
proposing that palm trees be allowed to meet the tree preservation requirements at a one-to-one 
exchange ratio for tree materials that are consistent with the conceptual architectural elevations 
proposed for the development.  
 
Additionally, the applicant is requesting that the building perimeter landscaping not be required 
where the building edge is located within 15 feet of the property boundary, but would require a 
minimum of five feet of landscaping between the building edge and property perimeter.  
 
RECOMMENDATION 
 
Provided all requested LDC modifications are approved, Staff recommends approval of the 
Framework Downtown Planned to rezone a total of 3.5± acres of property from Redevelopment 
Downtown - Riverfront Mixed Use (RDD-4) to Planned Development-Redevelopment (PD-RD) 
to allow the construction of a multifamily residential complex. 
 
A majority vote of the Downtown Redevelopment Board members present and voting are 
required to recommend approval to the Planning Board and City Commission. 
 
The item is tentatively scheduled to be heard by the Planning Board on January 27, 2022 and by 
the City Commission for first reading on March 2, 2022, and for second reading on March 16, 
2022 (public hearing). 
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 December 30, 2021  
VIA HAND DELIVERY 

 
Dennis L. Mrozek 
Planning Director 
City of Daytona Beach 
301 S. Ridgewood Avenue, Room 240 
Daytona Beach, FL  32114 
 
 
 Re: Framework Downtown - Rezoning/Planned Development – DEV2021-134 - 

Modifications and Benefits Letter 
 

Dear Dennis: 
 
 As you know, it is the Firm’s pleasure to represent Framework Group, LLC (the 
“Applicant”) with respect to the redevelopment and rezoning to Planned Development - 
Redevelopment (PD-RD), of the property which is the subject of DEV2021-134 (the “Property”). 
The Applicant intends to develop the Property into a residential project that will provide additional 
housing opportunities in the downtown core of the City. The Daytona Beach Land Development 
Code (LDC) requires Planned Development rezoning applicants to provide a letter detailing any 
and all code waivers needed to construct their project, as well as the public benefits of the project 
which are proposed to compensate for the needed waivers. 

 
We recognize the importance of the standards contained in the City's LDC and have made 

every commercial reasonable effort to bring forward a project consistent with the LDC. However, 
in this case, the project requires certain minor LDC waivers which are balanced against many 
significant public benefits. 
 
Public Benefit    
 
 This project aims to develop an underutilized area of Downtown Daytona Beach by 
providing a residential development that will promote growth and economic investment within the 
area. The development, which will include provide additional housing stock within the downtown 
area, will be one part of an ongoing effort to revitalize the Downtown redevelopment area to create 
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a walkable, thriving downtown space within the City of Daytona Beach. Paired with the planned 
improvements for the Esplanade Riverfront Park Project, Project Delta, Burgoyne Downtown, and 
the construction of the Brown & Brown Headquarters, this project will provide necessary 
infrastructure and support to promote steady growth.  
 
 The residential project will provide much needed housing opportunities within a growing 
downtown area. Multi-family residential areas within downtown will promote internal capture and 
trip reduction as individuals find themselves within walking distance of their homes, workplaces, 
and other shopping and dining opportunities. Residents will be able to use the proposed parking 
garage along with the potential for public users, reducing the number of vehicles on the roads as 
pedestrian-oriented development continues to grow. Further, the proposed residential areas will 
provide an increased tax base within the City of Daytona Beach that will help reduce the overall 
tax cost to residents and provide necessary funding for city improvements. The increase in tax base 
as a result of this development will be substantial. 
 

The proposed project also promotes the following goals and objectives of the City’s 
Comprehensive Plan:  

• Future Land Use Element, Policy 1.6.1 The redevelopment land development 
regulations and program budgets shall reflect regulatory and financial incentives to 
encourage (re)location in the Redevelopment Areas. 

• Redevelopment Element, GOAL 1. To encourage public and private cooperative 
efforts that result in: the creation of environmentally and economically sound and 
aesthetically pleasing new development and rehabilitated projects; the stimulation 
and attraction of private investment in redevelopment areas; increased employment 
opportunities, better service to residents and tourists; and improvements in the tax 
base consistent with the adopted Redevelopment Area Plans. 

• Redevelopment Element, Objective 1.1. Regulatory Controls and Incentives. 
Through regulatory controls and incentives, encourage investment in new 
development and rehabilitation that will improve assessed property values by 3% 
per year, and maintain a minimum of 85% building occupancy in the City’s 
Redevelopment Areas. 

• Redevelopment Element, Policy 1.2.1. Encourage public/private partnership 
projects using tax increment and other revenues as the public share. 

• Redevelopment Element, Policy 1.1.12. Update the Downtown and Ballough Road 
Area Redevelopment Area Plan to provide revitalization strategies, development 
standards, and public infrastructure improvements to support and enhance the area 
with an emphasis on urban residential, office, shopping and entertainment. 
(Ordinance #09-278) 
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• Redevelopment Element, Policy 1.2.5. Continue to facilitate public and/or private 
redevelopment projects identified in Redevelopment Implementation Plans. 

• Redevelopment Element, Policy 1.2.7. Develop policies for use of TIF funds to 
encourage targeted new development in each of the redevelopment areas. 
(Ordinance #09-278) 

• Redevelopment Element, Policy 1.2.9 Develop strategies for land assemblage in 
targeted areas and provide economic incentives to encourage public / private 
partnerships. (Ordinance #09-278) 

• Redevelopment Element, Policy 1.3.1. Adopt and implement a master plan for the 
improvement of the Downtown waterfront that creates a balance between passive 
and active water-related uses that take advantage of the riverfront setting; 
establishes Downtown as an Arts, Culture and Recreation destination for the region 
with Jackie Robinson Ballpark, News Journal Performance Arts Center, Halifax 
Marina, and the Manatee Island Environmental Learning Center as key features; 
creates a sense of place with complimentary uses and strengthened connection 
between the retail district and the river; enhances the overall public realm of the 
riverfront with additional plazas and public spaces; identifies passive park and 
recreational opportunities that link with regional and national recreational trails for 
linear park development for the residents of downtown; and emphasizes greater use 
and public access to the Halifax River, water taxis, cultural and historic sites in 
Riverfront Park and City Island. (Ordinance #09-278) 

• Redevelopment Element, Objective 1.4. Infrastructure Improvements Through 
infrastructure improvements, encourage investment in new development and 
rehabilitation that will improve assessed property values by 3% per year, and 
maintain a minimum of 85% building occupancy in the City’s redevelopment areas. 

• Redevelopment Element, Policy 1.4.3. Through public/private partnerships and the 
TIF Capital Budget construct additional public and private parking to accommodate 
development and improve the access to and image of existing public parking areas 
through lighting, signage and landscaping. 

• Redevelopment Element, Policy 1.5.10. Development within the TCEA will 
become more pedestrian-oriented. The City promotes revitalization by improving 
pedestrian access through the provision of mixed land uses, parking controls, 
increased public transportation and increased pedestrian-oriented public spaces 
(such as parks and plazas). 
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• Housing Element, Objective 1.1 New Construction Assist the private sector in 
providing the necessary additional housing units to support the planning horizon 
population projection. 

• Capital Improvement Element, GOAL 1 To undertake capital improvements 
necessary to keep its present public facilities in good condition and to accommodate 
new development, within sound fiscal practices. 

• Conservation Element, Policy 1.5.2. As redevelopment occurs along the Halifax 
River, special efforts should be made to place first floor elevations above the 
floodplain. 

The proposed development is also consistent with the following strategic priorities stated 
in the Downtown/Ballough Road Redevelopment Area Plan: (i) leveraging of the Halifax River 
and other locational advantages to expand the mix of housing within the Downtown and Ballough 
Road Redevelopment Areas, and (ii) targeting infrastructure improvements in a manner that 
strengthens the appeal of these Redevelopment Areas, along with being consistent with the 
following recommendation highlights included in the Downtown/Ballough Road Redevelopment 
Area Plan: 

• In light of current market conditions, the public sector must continue to play a lead 
role in expanding and facilitating the development of amenities and services that 
will attract visitors and promote Downtown/Ballough Road living. 

• Downtown/Ballough Road's most viable short-term market opportunity is the 
potential residential development of properties that have prime riverfront views. 
New river view housing can be a catalyst for promoting Downtown/Ballough Road 
neighborhood revitalization and stabilization. Anchoring the Beach Street retail 
area on both the north and south ends have the highest priority for this use. 

• Improving Downtown/Ballough Road's image is increasingly important as more 
focus is placed on the overall resident, worker and visitor experience. To this end, 
further implementation must continue to focus on district identification, streetscape 
enhancements, signage and way finding improvements. 

• Efforts must continue to focus on economic incentives required to attract the type 
of investment and private development desired. The consolidation of city services 
and other civic uses can be an opportunity to attract private investment and seed a 
potential public/private real estate venture. Public intervention to consider will 
include actions such as: leveraging public land disposition proceeds; special codes 
to encourage adaptive re-use; property tax incentives; gap financing; and 
infrastructure cost sharing models. 
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• The Redevelopment Plan is intended to insure that public intervention has a market 
focus that encourages private investment, long-term public benefit, and positions 
Downtown/Ballough Road to develop as a place that has increasing competitive 
advantages for business, residents and visitors. The motivation for businesses to 
invest in expanding or relocating to an area is driven by decision-maker's 
assessment of true long-term competitive advantages. 

• Developing a Master Storm Water Management Plan, phasing implementation, 
sharing costs, and environmental compliance are key issues that must be addressed 
or future development will be constrained or prevented. 

• Future Downtown/Ballough Road land uses will displace existing grade parking 
and require strategically locating deck parking as well as utilizing existing restricted 
garages for shared public parking. 

In addition, the proposed project is consistent with the following goals and objectives of 
the Redevelopment Area Plan: 

•   Redevelopment Goals, Goal 1. Facilitate private and public cooperative efforts to 
achieve appropriately scaled, aesthetically pleasing, and environmentally sensitive 
new development; and 

•   Redevelopment Goals, Goal 3. To stimulate and attract private investment in the 
Redevelopment Area by increasing business and employment opportunities; 
improving services for residents, Downtown/Ballough Road workers and tourists; 
expanding public access to recreational and educational activities; and improving 
the City's tax base. 

•   Policy 5.1.1 Preserve Downtown/Ballough Road's unique river setting by 
implementing a balanced riverfront land use program that is consistent with the 
recommended Future Land Use plan map of the Redevelopment Plan.  

•   Policy 5.1.3 Encourage appropriately scaled residential projects on land that is 
strategically located to take advantage of marina access and river views as well as 
proximity to existing marina housing and Downtown/Ballough Road amenities. 

•   Policy 5.1.4 Encourage infill housing projects that help to revitalize and stabilize 
existing neighborhoods as well as promote affordable and mixed income housing 
opportunities. 

•   Policy 5.1.5 Encourage mixed-use projects that cluster compatible land uses and 
share infrastructure requirements; and 
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•    Policy 5.1.8 Develop a master strategy for addressing long-term parking, storm 
water management and related infrastructure requirements to accommodate future 
Downtown/Ballough Road growth consistent with the Redevelopment Plan. 

•  Policy 5.1.9 Encourage the strategic integration of civic and cultural uses in order 
to generate more traffic and activity along the Beach Street retail core, strengthen 
the connection between the retail district and the river, and enhance the district's 
sense of place. 

•   Policy 5.3.3 Ensure that new riverfront and river view housing is appropriately 
scaled and compatible in design consistent with reasonable efforts to vary heights 
and massing and reflecting a high standard of design and workmanship. 

•   Policy 5.4.1 Consider public incentives, including tax increment financing, to close 
economic gaps and mitigate start-up risks that must be addressed in order to guide 
development consistent with the Redevelopment Plan; and 

•   Policy 5.4.14 Encourage public/private partnership projects using tax increments 
and other revenues as the public share; and 

•   Section 5.6 Infrastructure & Streetscape Objective. Utilize infrastructure 
improvements to encourage private investment in new development and 
rehabilitation consistent with the Redevelopment Plan. This will improve assessed 
property values, retain jobs, create new jobs, and expand the tax base. 

Waivers   
 
We have identified the need for waivers from the following LDC requirements:  
 
Development Standards  
 
 The land development code limits density within the applicable zoning districts to 40 
dwelling units per acre. The applicant proposes that the density requirement be modified to a 
maximum of 110 dwelling units per acre. The increased density will allow for greater flexibility 
in development within the property, and will allow for the continued growth and expansion of the 
City of Daytona Beach.  
 
 The land development code sets forth a maximum front setback of 15 ft. within the 
applicable zoning districts. The applicant requests that this requirement be modified to allow for 
40% of the property to meet a maximum front setback of 30 feet. The applicant understands the 
purpose of this requirement is to promote Urban design with a zero lot-line approach to building 
location – in support of this goal, the Applicant is requesting to waive the requirement for all other 
setbacks within the development to match the proposed PD plan. While the applicant hopes to 
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achieve an urban edge throughout the development, the proposed modification will allow for 
greater pedestrian spaces and landscaping areas within the development. In areas where the setback 
is not met, street trees and landscaped plazas will be used to screen any parking area from 
pedestrian view, and to promote walkability among the front edges of the property.  
 
 Further, the LDC requires that multifamily complex will be oriented towards Beach Street 
and restricts driveways to the rear of site. The Applicant has provided a conceptual elevation which 
shows the location of screened parking within the Property and is requesting a waiver from the 
requirement for restricted access drives. The proposed elevation also includes a rear access to the 
site, which the Applicant is requesting a waiver to allow.  
 
Signage  
 
 The Applicant is requesting a waiver from the permitted signage for a multifamily complex 
under the LDC. The LDC provides for two monument signs with a combined sign area for each 
subdivision or multifamily complex not to exceed 32 square feet—provided, however, that the 
Planning Board may approve an increase in combined sign area up to 64 square feet on finding 
that signage for the subdivision or multifamily complex is part of a landscaped entrance feature, 
and that the entrance feature is in keeping with the overall character of the area. The Applicant is 
requesting a waiver to allow for the monument signs to each have a maximum sign area of 100 
square feet per sign, with a maximum height of twenty (20) feet.  
 
Parking  
 
 The Applicant is requesting to provide parking for the multifamily residential uses within 
the project at a ratio of 1.5 spaces/unit. The City’s LDC allows for an Administrative Adjustment 
of 20% of the required off street parking to be permitted by City Staff within redevelopment zoning 
districts under LDC Section 3.3.W. The LDC also allows for a reduction of 10% for uses located 
within 1,000 square feet of a bus or rapid transit stop under LDC Section 6.2.G.1., and a reduction 
of 5% for developments that provide bicycle parking spaces and shower facilities on site under 
LDC Section 6.2.G.4. The Applicant believes these standards are applicable to the proposed 
project and would allow an administrative reduction for the parking by 35%, or to a ratio of 1.3 
spaces/unit – the Applicant is requesting a parking standard of 1.5 spaces/unit, based on the needs 
of the residents within the project balanced with the internal capture and walkable design of the 
project in its current location, and the proximity to other transit systems. The Applicant is also 
requesting that 20% of the parking required for the site may be provided through compact parking 
spaces, with a minimum dimension of 8 ½ feet x 17 feet. 
 
Landscaping  
 
 The LDC requires that 6 caliper inches of trees are preserved on site for every 2,500 square 
feet of lot area. The Applicant is requesting a waiver from this requirement to allow for a minimum 
tree preservation of 1.5 caliper inches of tree for every 2,500 square feet of lot area. The proposed 
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modification will allow for flexibility in design and accommodate the urban nature of the site. The 
Applicant is also requesting that palm trees be allowed to meet these requirements at a 1 to 1 
exchange ratio for tree materials, in order to bring forward the typical landscaping product that is 
included as a part of the conceptual architectural elevations for the site.  
 
 Further, the LDC requires certain perimeter and building landscaping within the property 
associated with development of a multifamily complex or dwelling. Building perimeter 
landscaping shall not be required where the building edge is located within 15 feet of the property 
boundary. A minimum of five feet of landscaping shall be provided between the building edge and 
property perimeter. The Applicant intends to provide landscaping and beautification of the site 
through the site plan approval process.  
 

Sincerely, 
 
 
 
Robert A. Merrell III 
Direct Dial (386) 323-9263 
Email Rob.Merrell@CobbCole.com 
Fax (386) 944-7955 

RAM:JLG/ddl 
Enclosures 
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	Downtown Board minutes 210723
	Framework Downtown PD-RD Rezoning - Staff Report
	(Quasi-Judicial Hearing)
	Rezoning - Planned Development-Redevelopment
	DEV2021-134
	Framework Downtown
	Review of and the decision on a Planned Development rezoning application shall be based on the proposed zoning reclassification and PD Plan/Agreement’s compliance with the review standards in Section 3.4.D.3, Site-Specific Zoning District Map Amendmen...
	The applicant has proposed a completion schedule for the development in Section 11 of the PD Agreement as follows:
	B.  Application shall be submitted for all construction permits for the development, or for the first phase of a phased development, within 5 years of the approval of this Agreement by the City Commission. The filing of an appeal of the land developme...
	C.  Construction of phase one shall be substantially complete within 8 years of the approval of this Agreement. Construction of any other phase must be substantially complete within 20 years of the initial approval of this Agreement.
	D.  One 12-month extension of the scheduled application or completion dates may be permitted as a minor modification to this Agreement.

	The following mixture of uses are permitted within the Property, subject to compliance with the Use-Specific Standards set forth in Article 5 of the LDC and the modified use standards for the RDD-4 zoning districts, as modified herein:
	Household Living Uses – such uses shall be oriented towards Beach Street.
	Multifamily Dwelling
	(1) Maximum building height:  180 ft.
	Development shall meet the following requirements to qualify for the building height exemption provided herein:
	(2) Minimum building setbacks: N/A – setbacks shall be consistent with the PD Plan attached as Exhibit B.
	(3) Maximum front yard setback – 40% of the property shall meet a maximum front yard setback of 30’, as illustrated on the Conceptual Elevation for the property. This setback shall not apply to internal drive aisles.
	(3) Maximum individual building size: N/A;
	(4) Maximum building coverage:  N/A;
	(5) Minimum open space: N/A;
	(6) Maximum impervious surface area:  N/A;





