
   
The City of Daytona Beach 

AGENDA 
Planning Board Meeting  

6:00 PM - Thursday, September 26, 2024 
City Commission Chambers 

Website: www.codb.us 
   

Page  
1. CALL TO ORDER   
2. ROLL CALL   
3. APPROVAL OF MINUTES   
 3.A. Approval of the Minutes of the September 12, 2024 Planning Board 

Meeting will be provided at the October 24th meeting.  

 

 
4. NEW ITEMS   
 4.A. Terrace Avenue Homes Bring Hope PD-G Rezoning and Preliminary-Plat 

DEV2024-211 & DEV2024-436 (Quasi-Judicial Hearing) 
A request by Jessica Gow, Esquire, Cobb Cole, on behalf of Homes 
Bring Hope LLC, to rezone 0.74± acres of property from Single-Family 
Residential 5 (SFR-5) to Planned Development-General (PD-G), to 
allow for an affordable single-family residential development. This 
request also includes a preliminary plat for the Terrace Avenue 
subdivision. The property is generally located on the southeast corner of 
Bellevue Avenue and Terrace Avenue Intersection.  
4A - Terrace Ave Homes Bring Hope PD-G Staff Report 

4 - 34 

 
 4.B. Halifax Townhomes - Preliminary-Plat DEV2024-306 (Quasi-Judicial 

Hearing) 
A request by Steven R. Buswell, PE, of Parker Mynchenberg & 
Associates, on behalf of Daytona Lux Development, LLC, to approve a 
preliminary plat on 39.4 ± acres of land, for the development of a 220-
unit multi-family fee simple townhome development, to include an 
amenity center, common space, drainage easements and tree 
preservation. the property is generally located west of Clyde Morris 
Boulevard, east of Williamson and south of LPGA.  
4B - Halifax Townhomes Project Oasis Phase 3 

35 - 49 

 
 4.C. Dowling Court York Street - Right-of-Way Vacation DEV2024-420 (Quasi-

Judicial Hearing) 
50 - 77 
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A request by Jessica Gow, Cobb Cole, on behalf of the property owners, 
to vacate the Dowling Court and York Court rights-of-way, to combined 
with the adjacent properties to allow for a mixed-use development. The 
property is generally located southeast of the North Ridgewood Avenue 
and Bay Street intersection.  
4C - Dowling CT York CT ROW 

 
 4.D. 1st Amendment Project Delta West - Planned Development-

Redevelopment (PD-RD) DEV2022-174 (Quasi-Judicial Hearing) 
A request by Jessica Gow, Cobb Code, on behalf of Accent Daytona 
Beach, LP, and 125 US 1, LLC, (property owners) for a rezoning request 
for the 1st amendment to the Project Delta West Planned Development-
Redevelopment (PD-RD) Agreement to incorporate an additional 0.86 
acres of property zoned Redevelopment Downtown-Commercial (RDD-
3) into the PD-RD for a total of ± 6.86 acres and to revise the PD 
Agreement and PD Plan for a proposed mixed-use development. The 
property is generally located southeast of the intersection of Bay Street 
and Ridgewood Avenue.  
4D - 1st Amendment Delta West 

78 - 131 

 
 4.E. Tomoka Townhomes Parcel B - Site Plan DEV2023-063 (Quasi-Judicial 

Hearing) 
A request by Charlie Potter, PE - AVID Group, on behalf of Tomoka 
Town Center 3, LLC, to approve a major site plan to construct an 82-unit 
residential Townhouse community on 7.22 ± acres, with utility, 
stormwater drainage and other site-related improvements. The property 
is generally located at the intersection of Williamson and Cornerstone 
Boulevard.  
4E - Tomoka Townhomes Parcel B 

132 - 155 

 
 4.F. Bayless Digital Billboards - Land Development Code Text Amendment 

DEV2024-304 (Legislative Hearing) 
A request by Robert A. Merrell III and Jessica Gow, Cobb Cole, on 
behalf of Peter Costanza, Lamar Advertising, to amend the Land 
Development Code (LDC), Section 6.10.J.2.C.iii., to allow an existing 
nonconforming billboard along West International Speedway Blvd. and 
within 500 feet of Bayless Blvd. to be removed and replaced with a 
digital billboard at the same location.  
4F - Bayless Digital Billboard 

156 - 161 

 
 4.G. Planned Development Extension Process - Land Development Code Text 

Amendment DEV2024-591 (Legislative Hearing) 
A request by the Growth Management and Planning Department, 
Planning Division, to amend Article 3 (Review Process), Section 3.4.F 
(Planned Development), of the Land Development Code (LDC), to limit 
PD extension requests to only PD Agreements that have not yet 

162 - 164 
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expired.  
4G - Extension Process to PD Text Amendment 

 
5. OTHER BUSINESS 

  
a. Downtown/Ballough Road Redevelopment Area Board Report 
  
b. Midtown Redevelopment Area Board Report 
  
c. Beachside Redevelopment Area Board Report 
  
d. Affordable Housing Advisory Committee (AHAC) Report 
  
e. Public Comments 
  
f. Staff Comments 
  
g. Board Members Comments  

 

 
6. ADJOURNMENT  
  
NOTICES - Pursuant to Section 286.0105, Florida Statutes, if any person decides to appeal any decision made 
by the Planning 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. 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. 

 

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. 

  
In accordance with the Americans with Disabilities Act (ADA), persons with a disability needing a special 
accommodation to participate in the Planning Board meeting should contact the City Clerk's Office, 301 S. 
Ridgewood Ave, Room 210, Daytona Beach, FL 32114, Telephone: 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 
7-1-1 or 1-800-955-8771. 
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          Agenda Item 4A (Quasi-Judicial Hearing) 
Planned Development - General Rezoning & Preliminary Plat 

      DEV2024-211 & DEV2024-436 
                 Terrace Avenue – Homes Bring Hope PD 

 
STAFF REPORT 

MEETING DATE: September 26, 2024, Planning Board 

REPORT DATE: September 17, 2024 

SUBJECT: DEV2024-211 & DEV2024-436 Terrace Avenue – Homes Bring Hope 
PD-G Rezone & Preliminary Plat 

APPLICANT: Jessica Gow, Esq., Cobb Cole 

OWNER: Homes Bring Hope, LLC 

STAFF: Danalee Petyk, AICP, Senior Planner 

SUMMARY OF REQUEST 
 
This request is for a rezone of ± 0.74 acres of land from Single-Family Residential-5 (SFR-5) 
to Planned Development-General (PD-G) for a six (6) lot affordable single-family residential 
subdivision. The affordable housing will be provided for individuals and families with income at 
80% or below of the Area Median Income (AMI), adjusted for family size. The request also 
includes the associated preliminary plat for the Terrace Ave subdivision.  
 
As part of the PD-G rezoning, the applicant has requested the following waivers and LDC 
modifications: 
 

• Modify the single-family lot dimensional standards for lot width, building coverage, and 
setbacks 

• Reduce the required roadway width from 24 feet to 16 feet internal to the development 
 
A majority vote by the Planning Board members present and voting is required to forward a 
recommendation to the City Commission. The item is tentatively scheduled to be heard by the 
City Commission for 1st reading on November 6, 2024, and for 2nd reading on November 20, 
2024.   
 
Staff recommendation: Staff recommends the Planning Board forward the rezone of ± 0.74 
acres from Single-Family Residential-5 (SFR-5) to Planned Development-General (PD-G) and 
the Preliminary Plat for the Terrace Ave subdivision to the City Commission with a 
recommendation of approval.   

Agenda Item #4.A.
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SITE INFORMATION 
Location: Southeast corner of the Bellevue Avenue and Terrace 

Avenue intersection 
Parcel No(s): 5339-03-84-0040 

Property Size: ± 0.74 acres 

Existing Zoning: Single-Family Residential-5 (SFR-5) 

Existing Future Land Use: Level 2 Residential (L2-R) 

Adjacent Land Use and Zoning: Existing uses listed in the table below are not intended to 
be an all-inclusive list, but a general summary of types of uses near the subject property.  

 

 
Aerial View of the Property 

 Existing Use(s) Future Land Use  
Designation 

Existing Zoning  
Classification 

Site Vacant L2-R SFR-5 

North (Across Bellevue 
Ave) 

Single-Family 
Residential L1-R SFR-5 

South Single-Family 
Residential L2-R MFR-20 

East  Single-Family 
Residential L2-R MFR-20 

West (Across Terrace Ave) Daytona 
Memorial Park  Cemetery SFR-5 

Agenda Item #4.A.
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PROJECT DESCRIPTION 
The applicant proposes to rezone ± 0.74 acres of vacant property to allow for the development 
of an affordable single-family residential subdivision. The subdivision will be developed with six 
(6) lots with rear access to an internal private alley. The subdivision will have landscape buffers 
and a stormwater pond. The property will be developed as a certified Affordable Housing 
Project under Section 6.22, Land Development Code (LDC), which requires the property to be 
maintained as affordable for a minimum period of ten (10) years. The affordable housing will 
be provided for individuals and families with income at 80% or below of the Area Median Income 
(AMI), adjusted for family size. 
 
The general development plan for the single-family use on the property is shown in Attachment 
A.   
 
Concurrent with the rezoning request, the applicant has submitted a preliminary plat for the 
Terrace Ave subdivision, as shown in Attachment B. This subdivision plat will create the six (6) 
single-family detached lots with a separate tract and easements for common area and 
associated infrastructure facilities.  
 
PROJECT ANALYSIS – PLANNED DEVELOPMENT REZONING   

According to Section 3.4.D.3, Site-Specific Zoning District Amendment Review Standards, 
Land Development Code (LDC), the City shall consider the criteria below when determining 
whether to adopt or deny a proposed Site-Specific Zoning District Map Amendment. In addition, 
the City Commission must find applications for a PD zoning district classification in compliance 
with Section 4.8.B, General Standards for All Planned Development Districts, LDC, before 
approving said PD zoning district classification.  The analysis of the proposed Planned 
Development – General zoning classification is below. 
 
Site-Specific Zoning District Map Amendment Review Standards 

 
Per Section 3.4.D.3, LDC, 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 property has a Level 2 Residential (L2-R) future land use designation, which allows 
up to 20 dwelling units per acre of residential uses. The Level 2 residential area can be 
used as transitional areas between more intensive urban uses and less intensive uses. 
The proposed single-family subdivision is consistent with the allowable uses of the L2-
R future land use designation of the property.  
 
Staff finds the proposed rezone is consistent with the L2-R FLU designation and meets 
this criterion. 

Agenda Item #4.A.
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ii. Is not in conflict with any portion of this Code. 
 
The development standards for a PD District must comply with Article 6: Development 
Standards and Article 7: Subdivision Standards in the LDC; any modifications of those 
standards must be established in the PD Plan (Attachment A) and the PD Agreement. 
The applicant has requested modifications to these standards, as detailed below and in 
the attached Waiver & Benefits Letter (Attachment C).   
 
LDC Modifications & Project Details 
 
o Dimensional Lot Standards – The applicant has requested a waiver from Section 

4.2.B, LDC, to revise the dimensional standards for single-family residential 
developments to allow for flexibility in design and layout. The waiver includes 
modifications from the setback, lot width, and building coverage standards. The 
proposed modifications are detailed in the table below: 
 
Dimensional Standard LDC Requirement 

(SFR-5) 
Proposed PD 
Modification 

Lot width 50’ 30’ 
Front yard setback 25’ 15’ 
Side yard setback 7.5’ 5’ 
Building lot coverage 35% 60% 

 
Section 4.8, LDC, requires proposed PD rezonings to establish minimum lot 
standards within the PD Agreement. The other dimensional standards proposed are 
detailed later in this report. 
 

o Streets – The applicant has requested a waiver from Section 7.2.D, LDC, to reduce 
the standard pavement width for two-way roadways for a local street from 24 feet to 
16 feet. The proposed subdivision layout shows this roadway will be a rear-access 
private alley within an access easement over the residential lots. As the intent is for 
the alley to be for local traffic only and will function as a private driveway, Staff does 
not object to this reduction.  
 

If the requested LDC modifications are granted, the proposed PD agreement will be 
consistent with the LDC, and the proposed amendment will meet this criterion. 

 
iii.  Addresses a demonstrated community need; 
 
The applicant has provided a Waiver & Benefits Letter (Attachment C) which details the 
proposed public benefits to the project and addresses the standard for a demonstrated 
community need.  Per the applicant, this project is intended to provide affordable housing 
to the community. The Waiver & Benefits Letter details the requested modifications to 
the LDC, as identified above, in exchange for the public benefits enumerated in the letter. 
 
Staff does not object to the applicant’s demonstration they meet this criterion. 

 

Agenda Item #4.A.
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iv. Is compatible with existing and proposed uses surrounding the subject land, 
and is the appropriate zoning district for the land; 
 
The subject property is situated between existing single-family residential lots to the 
north, east, and south, and the Daytona Memorial Park cemetery to the west. The 
surrounding single-family lots vary in width from 50 feet to 160 feet. The proposed 
smaller lots with this development serves as a transition between the cemetery and the 
single-family neighborhoods. As such, the proposed use is compatible with the existing 
developments in the area and with the Level 2 Residential FLU designation on the 
property.  
 
The property has an existing SFR-5 zoning classification which allows the development 
of a single-family residential development within the bounds of the LDC requirements. 
The proposed PD-G zoning district proposes the same use with the necessary waivers 
and development standards to accommodate this specific project. As the uses of the 
PD-G are consistent with the existing zoning, it would be considered appropriate.  
 
Staff finds the proposed amendment is compatible with the existing and proposed uses 
surrounding the subject land and the requested PD-G zoning district is appropriate; 
therefore, the rezone meets this criterion. 
 
v. Would result in a logical and orderly development pattern; 
 
The standards proposed in the PD Agreement and the LDC would result in a logical and 
orderly development pattern for the property and the surrounding area. Staff finds the 
proposed amendment meets this criterion. 

 
vi. Would not adversely affect the property values in the area; 
 
Staff does not find any indication the proposed development plan will adversely affect 
the property values in the area. The proposal is development of a vacant site with uses 
similar in scope and character with the surrounding area. The amendment meets this 
criterion. 
 
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 PD Agreement acknowledges approval of the rezoning does not constitute a 
Concurrency Certificate as required by the LDC. The applicant will be required to 
separately obtain a Concurrency Certificate and, where applicable, enter into a 
proportionate fair share agreement, prior to approval of a final plat for the proposed 
development.  
 
Staff has reviewed the requested development for impacts to public facilities as part of 
the rezoning and offers no objection to the proposed uses and the conceptual 
development plan. 
 

Agenda Item #4.A.
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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 
 
The development is required to go through the final plat and site plan review process 
and provide environmental assessments and appropriate permitting from environmental 
agencies. Staff does not find any indication the development would result in significant 
adverse impacts to the natural environment. The PD rezoning meets this criterion. 
 

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.  
 
The existing zoning on the property is Single-Family Residential-5 (SFR-5) which is consistent 
with the L2-R future land use designation on the property. The SFR-5 zoning district is primarily 
intended to accommodate single-family residential developments. The applicant proposes to 
rezone the property to a PD to accommodate an affordable single-family subdivision with six 
(6) lots. The PD rezoning will result in a more constrained single-family development with 
affordable housing for the community.  
 
Planned Development Zoning Districts Review Standards 
 
The City Commission must find applications for a Planned Development (PD) zoning district 
classification in compliance with the standards outlined in Section 4.8.B, General Standards for 
All Planned Development Districts, LDC, before approving said PD zoning district classification 
The analysis of the proposed PD, including the PD Agreement and Plan, is below. 
 
1. PD Plan/Agreement 
 
The PD Plan/Agreement includes an overall development plan for the property, as shown in 
Attachment A. The applicant has also requested modifications to the LDC in conjunction with 
the proposed development plan for the property, as stated earlier in this report and in the 
submitted Waiver & Benefits Letter (Attachment C). The PD Plan/Agreement complies with the 
standards of this subsection. 
 
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 is compatible with the surrounding residential areas. The PD 
Agreement provides for appropriate buffers and establishes development criteria to provide for 
transition to the surrounding area based on the primary use proposed. 
  

Agenda Item #4.A.
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4. Development Phasing Plan 
 
The development is not proposed to be phased but the PD Agreement does allow for phasing 
to occur if desired. The construction permits for the initial development of the property must be 
submitted within two (2) years of the approval of the PD Agreement, with substantial completion 
within four (4) years of approval. 
  
5. Conversion Schedule 
 
The PD is proposed for only single-family uses; therefore, the conversion schedule between 
residential uses is not applicable. 
 
6. On-Site Public Facilities 
 
The development will provide on-site public facilities as required to accommodate the uses 
proposed. The facilities will be reviewed at final plat and site plan and the applicant will obtain 
the appropriate City, State, or federal permits as applicable.  
 
7. Uses 
 
The following uses are proposed as permitted uses on the property per the PD Agreement. All 
uses are subject to compliance with the use-specific standards in Article 5 of the LDC.  The 
uses provided here is a general summary of the proposed uses in the PD Agreement; additional 
requirements or conditions may be applicable to the uses as stated in the PD Agreement and 
LDC. 
 

o Residential Uses 
Single-family detached dwelling* (*the Property shall be developed as a certified 
Affordable Housing Project under Section 6.22 of the City’s LDC. The property shall be 
maintained as Affordable Housing for a period of 10 years, subject to the terms and 
conditions of a deed restriction in a form acceptable to the City.) 

 
8. Densities/Intensities 
 
The applicant proposes a maximum density of 9 dwelling units per acre. No non-residential 
uses are proposed on the property. 
 
9. Dimensional Standards 
 
The following lot development criteria shall apply to the property: 
 

o Maximum building height: 35’ 
o Minimum building setbacks: 

- Front: 15’ 
- Side: 5’ 
- Street Side: 15’ 
- Rear: 25’ 

o Maximum building coverage: 60% 

Agenda Item #4.A.
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o Minimum open space: 20% 
o Maximum impervious surface area: 80% of overall site 
o Maximum density: 9 dwelling units per acre (du/ac) 
o Minimum lot width: 30’ 
o Minimum lot depth: 125’ 
o Minimum lot size: 3,750 sq. ft. 
o Minimum living unit area: 900 sq. ft. 
o Minimum space between buildings: 10’ 

 
10. Development Standards 
 
All development in a PD district shall comply with the development standards in 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, LDC. 
 
Neighborhood Meeting 
 
The applicant conducted a neighborhood meeting on June 24, 2024, as required by the LDC. 
A summary of the neighborhood meeting prepared by the applicant is in Attachment D.  
 
PROJECT ANALYSIS – PRELIMINARY PLAT  
 
According to Section 3.4.K.3, Major Subdivision Preliminary Plat, LDC, a preliminary plat for a 
major subdivision, as defined by the LDC, requires review and recommendation by the Planning 
Board with a final review and decision by the City Commission. The basis of the decision by 
the City Commission shall be the preliminary plat’s compliance with the review standards in 
Section 3.4.K.3.c, LDC. The analysis of the proposed preliminary plat is below. 
 
Major Subdivision Preliminary Plat Review Standards 

 
Per Section 3.4.K.3.c, LDC, an application for a Major Subdivision Preliminary Plat shall be 
approved only on a finding there is competent substantial evidence in the record that the 
proposed subdivision and associated development complies with: 
 
i. The standards in Article 7: Subdivision and Infrastructure 

 
Staff has found the proposed preliminary plat is compliant with all lot dimensions, access, and 
infrastructure requirements outlined in Article 7 of the LDC and the proposed Terrace Avenue 
– Homes Bring Hope PD Agreement. 
 
ii. Applicable standards in Article 6: Development Standards 

 
Staff has found the proposed preliminary plat is compliant with the standards outline in Article 
6 of the LDC and the proposed Terrace Avenue – Homes Bring Hope PD Agreement.  
 

Agenda Item #4.A.
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The property is subject to final plat review. Several minor comments must be addressed prior 
to approval of the final plat but do not affect the overall layout or scope of the preliminary plat. 
 
iii.  All other applicable standards in this Code 

 
Staff has found the proposed preliminary plat is compliant with all other applicable standards 
in the LDC and the proposed Terrace Avenue – Homes Bring Hope PD Agreement. 
 
iv.  All requirements or conditions of any prior applicable development orders 

 
The proposed preliminary plat is subject to the proposed Terrace Avenue – Homes Bring Hope 
PD Agreement and the requirements related to subdivision and lot standards. The preliminary 
plat is in compliance with the proposed PD Agreement. 
 
v. All other applicable City regulations 

 
Staff has found the proposed preliminary plat is compliant with all other applicable City 
regulations. 
 
A development order approving a Major Subdivision Preliminary Plat authorizes the submittal 
of an application for approval of a Final Plat for the subdivision or an approved phase of the 
subdivision, in accordance with the LDC. Final Plats require approval from the City Commission 
only. The Final Plat empowers the subdivision of land; however, it does not act as a site plan 
approval.  
 
A development order approving a Major Subdivision Preliminary Plat shall automatically expire 
if an application for approval of a Final Plat for the subdivision, or an approved phase of the 
subdivision, is not submitted within two years after the date of the development order, or an 
extension of this time period that is authorized in accordance with the LDC. 
 
RECOMMENDATION 
 
Staff recommends the Planning Board forward the rezone of ± 0.74 acres from Single-Family 
Residential-5 (SFR-5) to Planned Development-General (PD-G) and the Preliminary Plat for 
the Terrace Ave subdivision to the City Commission with a recommendation of approval. 
 
A majority vote by the Planning Board members present and voting is required to forward a 
recommendation to the City Commission. 
 
The item is tentatively scheduled to be heard by the City Commission for 1st reading on 
November 6, 2024, and for 2nd reading on November 20, 2024.   

Agenda Item #4.A.
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This map was developed and produced
by the City of Daytona Beach GIS. The map is provided
for reference only and are not intended to show map
scale accuracy or all inclusive map features.
As indicated, the accuracy of the map has not been
verified and it should be used for informational purposes
only.  Map discrepancies should be brought to the
attention of City Engineering and or Development
Services.

D
oc

um
en

t P
at

h:
 C

:\U
se

rs
\is

am
x\

C
ity

 o
f D

ay
to

na
 B

ea
ch

\In
fo

rm
at

io
n 

Te
ch

no
lo

gy
 -

 G
IS

\M
ap

S
er

ie
s\

D
E

V
20

24
-2

11
 a

nd
 D

E
V

20
24

-4
36

\D
E

V
20

24
-2

11
 a

nd
 D

E
V

20
24

-4
36

.a
pr

x

CURRENT LAND USE

µ
1 inch = 200 feet

FOCUS AREA
DEV2024-211 & DEV2024-436
HOMES BRING HOPE PD-G
REZONING AND PRE-PLAT
CURRENT LAND USE MAP

A
genda Item

 #4.A
.

Page 15 of 164



G
R

E
E

N
W

A
Y

 P
L

O
W

A
S

S
O

 S
T

STERLING PL

BELLEVUE AV

TE
R

R
A

C
E

 A
V

G
R

E
E

N
W

A
Y

 P
L

O
W

A
S

S
O

 S
T

STERLING PL

BELLEVUE AV

TE
R

R
A

C
E

 A
V

PD-G

MFR-20

SFR-5

City of Daytona Beach Map disclaimer:

This map was developed and produced
by the City of Daytona Beach GIS. The map is provided
for reference only and are not intended to show map
scale accuracy or all inclusive map features.
As indicated, the accuracy of the map has not been
verified and it should be used for informational purposes
only.  Map discrepancies should be brought to the
attention of City Engineering and or Development
Services.

CURRENT ZONING PROPOSED ZONING

FOCUS AREA

D
oc

um
en

t P
at

h:
 C

:\U
se

rs
\e

va
ns

on
e\

C
ity

 o
f D

ay
to

na
 B

ea
ch

\In
fo

rm
at

io
n 

Te
ch

no
lo

gy
 -

 G
IS

\M
ap

S
er

ie
s\

D
E

V
20

24
-2

11
 a

nd
 D

E
V

20
24

-4
36

\D
E

V
20

24
-2

11
 a

nd
 D

E
V

20
24

-4
36

.a
pr

x

PD-G

µ

1 inch = 200 feet 1 inch = 200 feet

DEV2024-211 & DEV2024-436
HOMES BRING HOPE PD-G
REZONING AND PRE-PLAT
CURRENT AND PROPOSED

ZONING MAP

SFR-5

MFR-20

PD-G

A
genda Item

 #4.A
.

Page 16 of 164



ATTACHMENT AAgenda Item #4.A.

Page 17 of 164



A
TTA

C
H

M
EN

T B
Agenda Item #4.A.

Page 18 of 164



T
E

R
R

A
C

E
 

A
V

E
. 

S
U

B
D

I
V

I
S

I
O

N
 

A
 PARTIAL REPLAT OF TH

AT 
U

N
N

A
M

E
D

 LOT, 
BELLEVUE PARK

 REPLAT N
O.2 RECORED IN

 
M

A
P

 B
OOK

 27, 
PAG

E 
144 

ALSO BEIN
G 

A
 PORTION

 OF BLOCK
 84, 

TITLED J.B. 
H

IGBEE'S PROPERTY, 
DEED B

OOK
 "o", 

PAG
E 487, 

LYIN
G N

ORTH
 OF TERRACE 

SECTION
 39-

TOW
N

SH
IP 

15 
S

O
U

T
H

-
R

A
N

G
E

 35 
EAST, 

CITY OF DAYTON
A 

B
E

A
C

H
, 

V
O

L
U

S
IA

 
C

O
U

N
T

Y
, 

FLORIDA 
A

V
E

N
U

E
 

POINT OF COMMENCEMENT 
NWB ��

�:
O

F
 �

 
MAP BOOK 27, PG 144. 

T
RA

C
T

"B
" 

R
IG

H
T O

F W
AY & AC

C
ESS 

B
E

L
L

E
V

U
E

 A
V

E
N

U
E

 
(50' R

IG
H

T O
F W

AY) 

BEG
INN

ING 
N64"52'50"E 

160.54' 

127
S

q 
F

e
et�

 
POINT OF 

�
 

SOUTH RIGHT OF W.8._
Y Qf

 BELLVLJ
E A�

UL
 -

-
-

-
-

24 42 ' 
=
 

, 
10

0
 98' 

II 
I 

35
14' 

-
-

-
-

• 
• 

(C) 

�
 

10 00 UTILITY 
64"52"50 

48
8.13 

�
 

�
--

-
-

-
-

-
-

E� S�
�

T__
-

-
-

-
-

-
-

-
-

-
-

-
-

�
-

-
-

t
-

-
-

-
-

-
-

-
-

-

U
N

P
LATTED

 

t: 
I ll-

88'39'14" 
517

1 S
q 

F
e

e
t 

1
c::t

1 
11 

I R=
25.0

0' 
0.12 Acres 

I 
m 

I L=
38.68' 

: 
0-J

 
/1

 CB=
N2

0"33'12
HE 

I
 f-----

2.00' 
'!

 ( ! CH=
34.94' 

s 66"13'35" W 
125.37' 

i 
0_ 

I 
C

 
I 

E
 

I 

�
 ;

 
370 �6

9 s��r �!
e

t 
2 

� i
o_ i ! 

S 66
°13'35" W 

125.37' 
i\ .! 

� � 
ZY J "

 
0

 
<,j

 
o _ 

ti 
I 

37
61 S

q. F
e

e
t 

0.09 Acres 
3 

I 
�

-
I 

z
�

 
I 

l>
 

I 
�

Z
 

�
I 

- �
 

I 
z

 
rn

 
)> 

\'..,;!
I 

::;; 
Vil N

 
• 

;;c
 

-i,,.
I 

:=i
1 

�
 

-....J
 > m

 --1
 

�-: 
� 

8.: 
� 

� � � t � 
:i

i 
z

 
I 

�
 

:
_gi

 �)> g ()
 

I�
 

!
:#.

�
·

-a
m

-I
 

,I_
 

I 
S 55·13'35" W 

125.37' 

37
61 S

q. 
Fe

et 
0.09 Acres 

4 
I 

�
 

IN
 

ffi
ir

�
-cn

► 

,,5 
,_ Il l 

�
 

-
�

 �
 

:: 

"'
I 

�
I 

:E
1 ·1 I I I I 

..,.
 

�
 

c
Z

 

� 
�: 

g �
l§

 
·1 

=<
�

 
: 

� 
: 

� 
�

�
I -

-
+-

-
-

-
-

-
-

-
-

-
-

-
-

-
-

-
-

-
-

-
-

-,-
�

�
 

S 66
°13'35" W 

125.37' 
! 

M
�

 
�

 
I 

�
rrl

 
�

 
I 

-<
:::o

 
z

 
v-J

I 
:::o

�
(..,J

 
...,�

,,,I 
�

c
 

�
 

-I
�

 
0

 

�
�

 

37
61 S

q. 
F

e
et 

5
0.09 Ac res 

�
:r!

 
I 

I 
�� 

' 
S 66"13'35" W 

125.37' 

'1
,;;

 
I 

: 
�

 
�

 
i

 f--
2.00' 

�
�

 
c..

l 
47

39 S
q. 

Feet 
6

0.1
1 Acres 

l"T"l
.J>.

 
(.,,J

 
9J

1 

�
�

-
�

 
�

I 
:z

�
 

-...J
 

·1 
�

 
-

I 

I 

N:1764522.40 
E:644596.87 

1, 1 
35.14' 

�
 �;�

::���
�

2
 

_
_

 J._
 _

_
_

_
_

_
_

_
_

_
_

 1!1 21 5-1 4£: 0'-;;;
;;;;

::;:;
;n-;

.
,.

o:s
;,-

L-
-

NOl
ffi11

'Rli
'TI;

iEJ
�

�
6

-
,

 

P
R
E
P
A
R
E
D
 
B
Y
: 

S
L

IG
E

R
 

&
 

A
S

S
O

C
IA

T
E

S
, 

IN
C

. 
P

R
O

FE
S

S
IO

N
A

L
 

L
A

N
D

 
S

U
R

VE
Y

O
R

S
 

J921 NOVA ROAD 
PORT ORANGE, FL 32127 

(386) 761-5385 
LICENSED BUSINESS CERTIFICATION NO. 3019 

I
 

564•52,50-w
 

160.54' 
NORTIHERL Y LINE OF LANDS 

DESCRIBED IN PARCEL 2 
OfFIC

IAL RECORDS BOOK 7752, 
PAGE 0515 

P
LATTED

 
BLO

C
K

84 
J B H

IG
BEES D

AYTO
N

A 
D

EED
 BO

O
K

 "L", P
G

 704 

M
A

P
 

B
O

O
K

: 
P

A
G

E
: 

-
-

-
-

GRAP
H

IC 
SCALE

 

0 
20 

40 
60 

�
-
-

I 
( 

IN FEET ) 
1 

in
ch

 = 20 ft 

/
 

A
B

B
R

E
V

I
A

T
I

O
N

S
 

'\
 

' 
DELTA OR CENTRAL ANGLE 

R 
RADIUS 

L 
A

R
C

 
L

E
N

G
T

H
 

CB 
CHORD BEA

RING 
C 

CHORD LENGTH 
LB 

L
IC

E
N

S
E

D
 

B
U

S
IN

E
S

S
 

LS 
LA

N
D

 
S

U
R

VEY
O

R
 

R/W 
RIGHT OF WAY 

ORB 
OFF

ICIAL RECORDS BOOK 
P

G
 

PAGE 
C.A. 

C
O

M
M

O
N

 
AR

EA 
SJRWMD 

ST. JOHNS RIVER 
W

A
T

ER
 MANAGEMENT DISTRICT 

D.E. 
DR

AJN
AG

E 
EA

S
EM

EN
T 

'-
U.E. 

UTILITY
 EASEMENT 

LE
GEN

D
 

■
 DENOTES PERMANENT REFERENCE MONUt.1ENT 4�X4" 

CONCRETE MONUMENT STAMPED PRM LB 3019. 
8,

 DENOTES NAIL & CAP STAMPED PCP LB.3019. 

I 
DENOTES PC / PT 

P
LATTED

 
BLO

C
K

84 
J B H

IG
BEES D

AY
TO

N
A 

D
EED

 BO
O

K
 0, PA

G
E 487 

I 
S

H
E

E
T 

2

,/
 

OF 
2

A
TTA

C
H

M
EN

T B
Agenda Item #4.A.

Page 19 of 164



Scott W. Cichon 
Robert A. Merrell III 
John P. Ferguson 
Mark A. Watts 
Heather Bond Vargas 
Michael J. Woods 
Raymond L. Schumann 
Kathleen L. Crotty 
Michael O. Sznapstajler 
Matthew S. Welch 
Robert E. Doan 
William A. Rice 
Douglas J. Collins 
Sara E. Glover 
Holly W. Zitzka  

Daytona Beach • DeLand 

231 North Woodland Boulevard 

DeLand, Florida 32720 

(386) 736-7700 | CobbCole.Com

Jessica L. Gow 
Nika K. Hosseini 
Sydney V. Cichon 
Baylee D. Bunyard 
Anne M. Kehrli 
Alanna V. Smith 

OF COUNSEL 
Larry D. Marsh 

William M. Cobb (1881-1939) 

Thomas T. Cobb (1916-2004) 
W. Warren Cole, Jr. (1926-2008) 

 July 18, 2024 

VIA ELECTRONIC SUBMITTAL 

Dennis L. Mrozek 

Planning Director  

City of Daytona Beach   

301 S. Ridgewood Avenue, Room 240 

Daytona Beach, FL 32114 

Re: Modification & Benefits Letter - DEV2024-211 

Terrace Avenue – Homes Bring Hope PD-G Rezoning 

Dear Mr. Mrozek: 

As you may know, Cobb Cole has the pleasure of representing Homes Bring Hope, LLC 

(“Applicant”) in connection with their application for rezoning to a Planned Development - 

General (PD-G) for the property located along Terrace Avenue in Daytona Beach, Florida.  The 

Developer is requesting a rezoning to a Planned Development in order to allow the development 

of an certified affordable housing community. As required by the City of Daytona Beach’s Land 

Development Code (“LDC”), this letter will detail the public benefits of the development as well 

as the proposed LDC modifications.  

Development Summary/Public Benefits. The project will develop an existing, vacant lot on 

the Property as a six (6) unit affordable housing development that is specifically designed to assist 

a large, underserved population of the Daytona Beach community. The project will provide much 

needed housing targeted specifically to residents with financial constraints. Homes Bring Hope is 

a FBH Community Organization that is committed to fighting homelessness, unemployment and 

poverty within our community by providing the opportunity for income-constrained individuals to 

achieve homeownership. We believe that creating the opportunity for homeownership provides for 

the security and stability that residents in our community need in order to empower them to rise 

above financial hardship with key community support.  

We understand that providing for an array of housing types, across the socio-economic 

spectrum, is a leading goal of the City, and we hope to help meet this goal with the proposed 

project. In addition, the nature of this development will foster economic development within the 

area and result in an increased ad valorem tax base for the City of Daytona Beach.  

LDC Modifications. The Applicant recognizes the importance of the standards set forth in 

the LDC and has made every reasonable effort to bring forward a project consistent with the LDC. 
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City of Daytona Beach 

DEV2024-211 

However, the general application of the LDC, which is designed to apply on a single project basis, 

would constrain the potential development and limit the ability to create a cohesive and well-

planned project. As more particularly described below, the project requires certain minor code 

waivers to allow for flexibility in design and development, which are balanced against the public 

benefits of the proposed development.  

Article 4, Section 4.2 – Residential Base Zoning Districts 

Section 4.2 of the LDC provides standards for the typical development of single-family 

housing. We are requesting modifications from these requirements to allow for flexibility in design 

and layout that will result in additional affordable housing units being developed within the 

property. The typical front yard setback for residential development is 20’ – we are requesting a 

15’ front setback to allow for the development of an alley-loaded product with driveway locations 

in the rear of the lot. We are also requesting a modification to the minimum lot width from 50’ to 

30’ to allow the development product shown on the conceptual layout – as a result of the narrower 

lot sizes, we are requesting to modify the side setback from 7.5” to 5”, and to allow an updated 

building coverage from 35% to 60% to allow larger living spaces within the proposed lots.  

Article 7, Section 7.2.D – Streets 

Section 7.2.D. of the LDC sets forth a standard pavement width for two-way roadways 

within a local street to be 24 feet in width. For the rear access roadway within the development, 

the Applicant is requesting a modification to a width of 16 feet. The rear roadway acts as an alley-

type roadway to access the rear garage and entries of the proposed homes, and adequate sized 

roadways for actual transit opportunities exist adjacent to the project. The alley-design is for local 

traffic only and provides a private driveway type access to the proposed homes.  

****** 

This project will provide additional residential opportunities to a demographic that sorely 

needs it. Through the Planned Development process, the Applicant will be able to bring a well-

planned and visually pleasing development that meets the requirements and policies of the 

Comprehensive Plan. The Applicant respectfully requests approval of the Planned Development-

General zoning and the proposed modifications.  

Should you have any questions or concerns, please do not hesitate to contact me. 

Sincerely, 

Jessica L. Gow 
Direct Dial (386) 323-9225 

Email Jessica.Gow@CobbCole.com 

Fax (386) 323-9206 

ATTACHMENT CAgenda Item #4.A.

Page 21 of 164

mailto:Jessica.Gow@CobbCole.com


ATTACHMENT DAgenda Item #4.A.

Page 22 of 164



ATTACHMENT DAgenda Item #4.A.

Page 23 of 164



ATTACHMENT DAgenda Item #4.A.

Page 24 of 164



ATTACHMENT DAgenda Item #4.A.

Page 25 of 164



ATTACHMENT D
Agenda Item #4.A.

Page 26 of 164



ATTACHMENT D
Agenda Item #4.A.

Page 27 of 164



ATTACHMENT DAgenda Item #4.A.

Page 28 of 164



ATTACHMENT DAgenda Item #4.A.

Page 29 of 164



ATTACHMENT DAgenda Item #4.A.

Page 30 of 164



ATTACHMENT DAgenda Item #4.A.

Page 31 of 164



ATTACHMENT DAgenda Item #4.A.

Page 32 of 164



ATTACHMENT DAgenda Item #4.A.

Page 33 of 164



ATTACHMENT D
Agenda Item #4.A.

Page 34 of 164



Agenda Item 4B (Quasi-Judicial Hearing) N Williamson Blvd 

Major Subdivision Preliminary Plat 

DEV2024-306 

Halifax Townhomes, Project Oasis - Phase 3 

STAFF REPORT 

DATE: September 18, 2024 

TO: Planning Board Members 

FROM: Luke Rinkus, Planner 

SUMMARY OF REQUEST 

A request by Steven R. Buswell, PE, of Parker Mynchenberg & Associates on behalf of Daytona 
Lux Development, LLC (property owner), to approve a preliminary plat for the development of 
220-unit multi-family fee simple townhome development including an amenity center, common
space, drainage easements and tree preservation areas on 39.44 ± acres ofland. See attachment A.

Staff recommendation: Staff finds the proposed Major Subdivision Preliminary Plat meets the 
review standards in Sections 3.4.K.3.b., Land Development Code. Staff recommends the 
Planning Board approve the Major Subdivision Preliminary Plat for Halifax Townhomes to 
allow for the construction of a 220-unit multi-family townhome development on± 39.44 acres. 

Project Purpose 

The purpose of a subdivision plat review under the City's Land Development Code (LDC), is to 
determine whether a proposed subdivision's layout complies with applicable provisions of the 
LDC relating to such design-oriented issues as lot dimensional requirements, orientation, and 
shape; street and sidewalk widths, location, and external connectivity; functionality of drainage 
system; and location of public utilities serving the subdivision. 

A development order approving a Major Subdivision Preliminary Plat authorizes the submittal of 
an application for approval of a Final Plat for the subdivision or an approved phase of the 
subdivision, in accordance with the LDC. The proposed Major Subdivision Preliminary Plat 
(Attachment A) will allow the applicant to move forward with the Final Plat approval process, 
which is required before the subdivision of land (whether improved or unimproved). 

SITE INFORMATION 

Location: West of Clyde Morris Blvd, east of Williamson and south of LPGA 

Parcel No(s): 521000000024 

Property Size: ±39.44 acres 

Existing Zoning: Planned Development - General (PD-G) 

Existing Future Land Use: Mixed Use 
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DEV2024-306 Project Oasis - Phase 3 Major Subdivision Preliminary Plat Page 2 

Existing uses listed below are not intended to be an all-inclusive list, but a general summary of 

types of uses near the subject property. 

Table 1: Land Use and Zoning 

Existing Uses 
Future Land Use Existing Zoning 

Designation Classification 

Site Vacant Undeveloped Mixed Use PD-G 

North Mixed Use Mixed Use PD-G 

South Nursing Home General Industry M3 

East 
Multifamily and 

General Industry PD-G 
Residential 

West Multifamily MU PD-G 

PROJECT DESCRIPTION 

Platting of a 220-unit multi-family fee simple townhome development including an amenity 
center with one (1) lot for future development. The roadways are proposed to be private. The pump 
station will be public. All flood plain impacts/ mitigation and tree preservation are consistent with 
the overall Oasis PD. 

Major Subdivision Preliminary Plat Review Standards 

An application for a Major Subdivision Preliminary Plat shall be approved only on a finding there 
is competent substantial evidence in the record that the proposed subdivision and associated 
development complies with: 

i. The standards in Article 7: Subdivision and Infrastructure;

Staff has found this Preliminary Plat is compliant with all lot dimensions, access, and
infrastructure requirements outlined in Article 7 of the Land Development Code (LDC) and
the Project Oasis Planned District Agreement.

ii. Applicable standards in Article 6: Development Standards;

Staff has found this Preliminary Plat is compliant with the standards of the LDC, Article 6:
Development Standards and the Project Oasis Planned District Agreement.

Prior to approval of the Final Plat, the following conditions must be satisfied:
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DEV2024-306 Project Oasis - Phase 3 Major Subdivision Preliminary Plat 

• Surveys need to be Signed and sealed per F.A. C. 51-17. 05.

iii. All other applicable standards in this Code;

Page 3 

Staff has found this Preliminary Plat is compliant with all other applicable standards in The
City's Land Development Code and the Project Oasis Planned District Agreement.

iv. All requirements or conditions of any prior applicable development orders; and

The subject Preliminary Plat has been reviewed by staff and found to be consistent with the
Project Oasis Planned District Agreement. The minimum width, depth and lot area size of
each proposed lot meets the standards previously approved by the City Commission as a part
of the PD Rezoning.

v. All other applicable City regulations.

Staff has found the Preliminary Plat is in compliance with all applicable City regulations.
Therefore, approval of the subject Preliminary Plat will allow the applicant to move forward
with the Final Plat approval process.

The City's Technical Review Team (TRT) has reviewed the proposed Major Subdivision 
Preliminary Plat and has found it to be compliant with the subdivision requirements in the LDC 
& the Project Oasis Planned District Agreement. 

Major Subdivision Preliminary Plat plans must be reviewed by the Planning Board prior to City 
Commission action. A development order approving a Major Subdivision Preliminary Plat 
authorizes the submittal of an application for approval of a Final Plat for the subdivision of an 
approved phase of the subdivision. Final Plats require approval from the City Commission only. 
The Final Plat empowers the subdivision of land; however, it does not act as a site plan approval. 

A development order approving a Major Subdivision Preliminary Plat shall automatically expire 

if an application for approval of a Final Plat for the subdivision, or an approved phase of the 
subdivision, is not submitted within two years after the date of the development order, or an 
extension of this time period that is authorized in accordance with the LDC. 

RECOMMENDATION 

Staff recommends approval of the Major Subdivision Preliminary Plat for the Project Oasis 
Planned District Agreement - Phase 3 project to allow 220 lots on 39.44 ± acres of land west of 
Clyde Morris Boulevard, south ofLPGA Boulevard and east of Williamson Boulevard. 

A majority vote of the Planning Board members, present and voting, is required to recommend 
approval to the City Commission. 
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          Agenda Item 4C (Legislative Hearing) 
Right-of-Way Vacation 

         DEV2024-467 
            Dowling Court and York Court Rights-of-Way Vacation 

 
STAFF REPORT 

MEETING DATE: September 26, 2024, Planning Board 

REPORT DATE: September 12, 2024 

SUBJECT: DEV2024-420 Dowling Court and York Court Rights-of-Way Vacation 

APPLICANT: Jessica Gow, Cobb Cole 

STAFF: Danalee Petyk, AICP, Senior Planner 

SUMMARY OF REQUEST 
 
A request by Jessica Gow, Cobb Cole, on behalf of the property owners, to vacate the Dowling 
Court and York Court rights-of-way, generally located southeast of the North Ridgewood 
Avenue and Bay Street intersection. 
 
Both the Dowling Court and York Court rights-of-way are improved and provide access to 
properties internal to the site. Once vacated, the rights-of-way will be converted to acreage and 
combined with the adjacent properties.  
 
The properties surrounding and including the rights-of-way to be vacated are under review for 
a concurrent amendment to the Project Delta West Planned Development-Redevelopment. If 
the subject rights-of-way are vacated and the amendment to the PD is approved, the properties 
will be reconfigured and combined with the rights-of-way to be redeveloped with a mixed-use 
project. 
 
According to Section 3.4.AA.3.g, Right-of-Way Vacation, Land Development Code (LDC), a 
Right-of-Way Vacation requires review and recommendation by the Planning Board with final 
decision by the City Commission following a public hearing. A majority vote by the Planning 
Board members present and voting is required to recommend approval of the right-of-way 
vacation. 
 
Staff recommendation: Staff recommends approval of the requested vacate of the Dowling 
Court right-of-way of the of the Dowling Court plat, as recorded in Map Book 18, Page 105, in 
the public records of Volusia County, Florida, and the requested vacate of the York Court right-
of-way of the Map of Subdivision of Lots 5 & 6, according to Hodgemans Map of Daytona, 
Florida, plat as recorded in Map Book 16, Page 144, in the public records of Volusia County, 
Florida; with the condition Lots 7, 8, and 9 of the Dowling Court Subdivision be combined with 
the parcel to the east prior to the adoption of the Dowling Court vacate.  
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DEV2024-420 Dowling Court and York Court Rights-of-Way Vacation 

Page 2 of 5 
 

PROJECT DESCRIPTION & BACKGROUND  
 
Jessica Gow, Cobb Cole, on behalf of the property owners, has requested to vacate the public 
rights-of-way known as Dowling Court of the Dowling Court Plat (“Dowling Court subdivision”) 
and York Court of the Map of Subdivision of a Part of Lots 5 & 6 Block 8, according to 
Hodgemans Map of Daytona, Florida Plat aka Cross subdivision (“York Court subdivision”). 
Copies of the original plats are provided in Attachment C for reference. 
 
Dowling Court is adjacent to Lots 1 through 5 of the Dowling Court subdivision to the south and 
Lots 6 through 9 of the Dowling Court subdivision to the north. The right-of-way abuts another 
property to the north at 125 N Ridgewood Avenue which was not part of the original Dowling 
Court plat. The subject right-of-way is improved and was constructed to provide access to the 
lots created with the Dowling Court subdivision as they did not directly front Ridgewood Avenue. 
Over time, many of the platted lots were combined with other parcels, and only Lots 7 through 
9 remain as is without direct access to another existing, improved right-of-way. The sketch of 
description of the Dowling Court right-of-way to be vacated is provided in Attachment A and an 
aerial showing the requested vacate area and the boundary of the original platted subdivision 
is below. 
 

 
Aerial View of Dowling Court Right-of-Way Vacate Area 

 
York Court is adjacent to Lots 4 through 6 of the York Court subdivision to the west and Lots 1 
through 3 of the York Court subdivision to the east. The subject right-of-way is improved and 
was constructed to provide access and parking to the York Court subdivision. These lots have 
since been combined with other parcels, all of which have access to another existing, improved 
right-of-way. The sketch of description of the York Court right-of-way to be vacated is provided 
in Attachment B and an aerial showing the vacate area and the boundary of the original platted 
subdivision is below. 
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Page 3 of 5 
 

 
Aerial View of York Court Right-of-Way Vacate Area 

 
The developers of the Accent Daytona project have obtained most of the properties within the 
block, including the original platted lots from each subdivision abutting the rights-of-way to be 
vacated. These properties, including the rights-of-way to be vacated, are under review for a 
rezone to amend the Project Delta West Planned Development-Redevelopment (DEV2022-
174), to be heard concurrently with this request. If the subject rights-of-way are vacated and 
the rezone is approved, the properties will be combined and re-developed with a mixed-use 
development including commercial, office, and multi-family residential.  
 
PROJECT ANALYSIS   

According to Section 3.4.AA.3.g, Right-of-Way Vacation, Land Development Code (LDC), a 
Right-of-Way Vacation requires review and recommendation by the Planning Board with final 
decision by the City Commission following a public hearing.  
 
Right-of-Way Vacation Review Standards 

 
Per Section 3.4.AA.4, LDC, an application for vacation of a public street right-of-way shall be 
approved only on a finding there is competent substantial evidence in the record that the 
proposed vacation meets the review standards as follows: 
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a. The right-of-way is not now, or in the foreseeable future, needed for a public purpose 

for the City or its inhabitants; 
 

The Dowling Court right-of-way is improved and provides the sole legal access Lots 7, 8, and 
9 of the Dowling Court subdivision which are currently separate vacant parcels. The York Court 
right-of-way is also improved; however, it does not provide sole legal access to any currently 
existing parcels. The properties directly abutting York Court have direct access to the 
surrounding rights-of-way including North Ridgewood Avenue, North Palmetto Avenue, and 
Bay Street. While the vacation would eliminate necessary access for the three aforementioned 
platted lots abutting Dowling Court, these three lots, along with several of the other parcels, are 
all under common ownership or are part of the proposed amendment to the Delta West Planned 
Development-Redevelopment, and, once redeveloped, would not be needed for a public 
purpose. However, to ensure access is not being eliminated to any property, Staff recommends 
the vacate be conditioned to require these three lots be combined with the parcel to the east 
prior to the adoption of the Dowling Court vacation.  
 
All utility providers have provided letters of no objection to the proposed rights-of-way vacate. 
The letters of no objection are provided in Attachment D. 
 
b. Vacation of the right-of-way is consistent with the comprehensive plan. 
 
The Dowling Court and York Court rights-of-way are not designated in the City’s 
Comprehensive Plan nor do any of the other policies related to rights-of-way apply. This 
vacation request is consistent with the Comprehensive Plan.  
 
Effect of Right-of-Way Vacation 
 
Per Section 3.4.AA.6, LDC, approval of the total vacation of a public street right-of-way and 
recording of a survey showing the vacation shall extinguish any right or title the City has or may 
have in or to the area vacated. Any right or title to such area shall be released to the owners of 
abutting properties in such pro rata proportions, to such extent, and in such manner as provided 
by State law. 
 
The platted York Court right-of-way is located between properties owned by two separate 
entities. The property abutting the southwest corner of the York Court right-of-way is owned by 
125 US 1 LLC and the property abutting the remainder of York Court is owned by Accent 
Daytona Beach LP. Both property owners are part of the proposed Accent Daytona 
development.  
 
Once vacated, the York Court right-of-way will be converted to acreage and split amongst the 
two property owners with the property owned by 125 US 1 LLC (Parcel ID 5339-01-08-0050) 
to receive a portion of the southwest corner of the vacated right-of-way and the property owned 
by Accent Daytona Beach LP (Parcel ID 5339-01-08-0020) to receive the remainder.  
 
Once the lot combination is completed and the right-of-way is vacated, Dowling Court will be 
converted to acreage and combined in its entirety with the property located to the south, east, 
and northeast of the vacate.  
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RECOMMENDATION 
 
Staff recommends approval of the requested vacate of the Dowling Court right-of-way of the of 
the Dowling Court plat, as recorded in Map Book 18, Page 105, in the public records of Volusia 
County, Florida, and the requested vacate of the York Court right-of-way of the Map of 
Subdivision of Lots 5 & 6, according to Hodgemans Map of Daytona, Florida, plat as recorded 
in Map Book 16, Page 144, in the public records of Volusia County, Florida; with the condition 
Lots 7, 8, and 9 of the Dowling Court Subdivision be combined with the parcel to the east prior 
to the adoption of the Dowling Court vacate. 
 
A majority vote by the Planning Board members present and voting is required to recommend 
approval to the City Commission. 
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09/11/2023 

Sean Meade, E.I. 
Project Engineer 
ZEV COHEN & ASSOCIATES, INC. 
300 Interchange Blvd., Suite C 
Ormond Beach, FL 32174 

RE:  Letter of No Objection:  ROW Vacate of Dowling Ct. and York Ct., City of Daytona Beach 

Dear Mr. Meade,  

Peoples Gas System, Inc., has reviewed the request and has no objection to the vacation of the above-
mentioned rights-of-way.  

Please feel free to contact me at 813-228-1627 or via email at imorales@tecoenergy.com if you have any 
questions or concerns.  

Sincerely, 

Isabel M. Morales 
Real Estate Services 
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A NEXTera ENERGY Company 

September 21, 2023 

Zev Cohen & Associates Inc. 
300 Interchange Blvd Ste. C 
Ormond Beach, FL, 32174 

Dear Sean Meade, 

This letter is in response to your request for the release of a platted road right-of-
way.   

In meeting with your request, FPL has no objection to releasing our rights in the road 
right-of-way known as “Dowling Ct and York Ct” in Plat Book 2, Page 82 of the 
Public records of Volusia County .   

The release is restricted to the following description: Parcel Numbers: 
533901080012, 533901080020, 533901080022, 533901080060, 533901080061, 
533901080064, 533911000080, 533912000010, 533912000070, 533912000080, 
533912000090, 533901080042, 533901080050.  

Should you have any questions or concerns, please do not hesitate to contact 
Greyson Malone at 386-322-3418. 

Sincerely, 

Joshua Zehnder 
Engineering Lead 

Florida Power & Light Company, 3000 Spruce Creek Rd, Port Orange, FL 32128 
Phone: 386-322-3425, Fax: Fax Number 
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717 US-301, Tampa, Florida 33619 

Scott Adams 
300 Interchange Blvd. | Suite C  
Ormond Beach, FL. 32174 
P: 386-677-2482 | F: 386-677-2505 
sadams@zevcohen.com | www.zevcohen.com 

Attn: Scott Adams 

RE: No Objection to Vacate within Limits of Roadways: PROPOSED RIGHT OF WAY 
VACATION OF YORK STREET 

Dear Mr. Adams, 

Please see response to your request below. 

1. As such, Crown Castle has no objection to your request to vacate the area noted on the
supporting documentation provided by yourself. Crown Castle does not have facilities
residing within York Street / Court, Volusia County, FL.

2. If the information provided is erroneous in any way, please notify us immediately and
consider this letter of no objection rescinded.

3. Our closest facilities reside on the pole line and in an underground state, within the within
the east and west ROW of Ridgewood Ave. If the vacate affects these facilities in any
manner, consider this letter of no objection rescinded.

Sincerely, 

CHRIS PERKINS 
Operations Manager 

CROWN CASTLE FIBER 
717 US-301, Tampa, Florida 33619 

ATTACHMENT DAgenda Item #4.C.

Page 68 of 164

mailto:sadams@zevcohen.com
https://nam12.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.zevcohen.com%2F&data=05%7C01%7CPatricia.Morata%40crowncastle.com%7C840a549375a145c1751a08dac8e19863%7C3c614fdd671142aea368f96ab9460598%7C0%7C0%7C638043169149662507%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000%7C%7C%7C&sdata=M96yR0LqWGd%2BTe46%2F1aYfziv9d%2BZ%2F8m1kbzuCtOr8Rk%3D&reserved=0


717 US-301, Tampa, Florida 33619 

Scott Adams 
300 Interchange Blvd. | Suite C  
Ormond Beach, FL. 32174 
P: 386-677-2482 | F: 386-677-2505 
sadams@zevcohen.com | www.zevcohen.com 

Attn: Scott Adams 

RE: No Objection to Vacate within Limits of Roadways: PROPOSED RIGHT OF WAY 
VACATION OF A PORTION DOWLING COURT SUBDIVISION 

Dear Mr. Adams, 

Please see response to your request below. 

1. As such, Crown Castle has no objection to your request to vacate the area noted on the
supporting documentation provided by yourself. Crown Castle does not have facilities
residing within Dowling Court, Volusia County, FL.

2. If the information provided is erroneous in any way, please notify us immediately and
consider this letter of no objection rescinded.

3. Our closest facilities reside on the pole line and in an underground state, within the within
the east and west ROW of Ridgewood Ave. If the vacate affects these facilities in any
manner, consider this letter of no objection rescinded.

Sincerely, 

CHRIS PERKINS 
Operations Manager 

CROWN CASTLE FIBER 
717 US-301, Tampa, Florida 33619 

ATTACHMENT DAgenda Item #4.C.

Page 69 of 164

mailto:sadams@zevcohen.com
https://nam12.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.zevcohen.com%2F&data=05%7C01%7CPatricia.Morata%40crowncastle.com%7C840a549375a145c1751a08dac8e19863%7C3c614fdd671142aea368f96ab9460598%7C0%7C0%7C638043169149662507%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000%7C%7C%7C&sdata=M96yR0LqWGd%2BTe46%2F1aYfziv9d%2BZ%2F8m1kbzuCtOr8Rk%3D&reserved=0


To: 
Scott Adams 
ZEVCOHEN 
Mailing:300 Interchange Blvd, Suite C 
Ormond Beach, FL 32174 
Phone: 386-677-2482 
Email: sadams@zevcohen.com  

November 22, 2022 

This is a “Letter of No Objection” to the requested vacation of plat “additional area” 
indicated on Bay St, Dowling CT, and York Ct located on property between International 
Speedway and Bay St. in Daytona Beach, Florida.  Please accept this letter as 
notification.   

RE: See Attached Documents 

..\Documents\LEGAL DESCRIPTION-PROPOSED ROW VAC BAY STREET.DOCX 

..\Documents\LEGAL DESCRIPTION-PROPOSED ROW VAC DOWLING COURT.DOCX 

..\Documents\LEGAL DESCRIPTION-PROPOSED ROW VAC YORK COURT.DOCX 

..\Documents\600-028-BNDY-ROW-VAC-DOWLING.PDF 

..\Documents\600-028-BNDY-ROW-VAC-BAY.PDF 

..\Documents\600-028-BNDY-ROW-VAC-YORK.PDF 

Sincerely,  
Darrell Broom 
AT&T Engineer  
1500 Herbert St  
Port Orange, FL 32129 
c. (404) 285-0458
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          Agenda Item 4D (Quasi-Judicial Hearing) 
Planned Development-Redevelopment (PD-RD) Amendment 

         DEV2022-174 
                1st Amendment to the Project Delta West PD-RD 

 
STAFF REPORT 

MEETING DATE: September 26, 2024, Planning Board 

REPORT DATE: September 17, 2024 

SUBJECT: DEV2022-174 1st Amendment to the Project Delta West PD-RD 

APPLICANT: Jessica Gow, Cobb Cole 

OWNER: Accent Daytona LP & 125 US 1 LLC 

STAFF: Danalee Petyk, AICP, Senior Planner 
Phebe Fuqua, Redevelopment Project Manager 

SUMMARY OF REQUEST 
 
This rezoning request is the 1st Amendment to the Project Delta West Planned Development-
Redevelopment (PD-RD) Agreement to incorporate an additional 0.86 acres of property 
currently zoned Redevelopment Downtown-Commercial (RDD-3) into the PD-RD for a total of 
± 6.86 acres and to revise the PD Agreement and PD Plan for a proposed mixed-use 
development with commercial retail, office, and multi-family residential with workforce housing. 
The amendment to the PD includes the following modifications and additions: 
 

• Incorporate 0.86 acres of property currently zoned Redevelopment Downtown-
Commercial (RDD-3) into the PD-RD. 

• Revise the PD Plan to incorporate the additional property and update the proposed 
development layout 

• Modify the required parking section to incorporate the requested waivers 
• Allow for clustering of building perimeter landscaping 
• Replace the sign program with a new sign program  
• Replace the arborist report exhibit with an updated arborist report 

 
As part of this amendment, the applicant has requested the following waivers and Land 
Development Code (LDC) modifications: 
 

• Reduce the required parking ratio from 2 spaces per dwelling unit to 1.19 spaces per 
dwelling unit 

• Allow for 30% of the parking spaces to be provided as compact spaces 
• Remove the prohibition for advertising of off-site signs for uses on separate parcels but 

still within the PD boundary 
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This PD Amendment is contingent upon vacation of the Dowling Court and York Court rights-
of-way, heard concurrent with this request (DEV2024-420).  
 
The property is within the Downtown Redevelopment Area. Pursuant to the requirements of the 
Land Development Code, Section 3.3.G - Advisory Board Review and Recommendation, the 
request is subject to review by the Downtown Redevelopment Board. The request was 
presented at the Downtown Redevelopment Board meeting held September 10, 2024. The 
Board voted 5 – 0 to recommend approval of this request. The summary staff report, which was 
revised for accuracy following the meeting, and the draft minutes from the September 10, 2024, 
meeting are provided as Attachment F. 
 
A majority vote by the Planning Board members present and voting is required to forward a 
recommendation to the City Commission. The item is tentatively scheduled to be heard by the 
City Commission for 1st reading on November 6, 2024, and for a 2nd reading on November 20, 
2024.  
 
Staff recommendation: Staff supports the Downtown Redevelopment Board’s 
recommendation for approval and finds the requested rezone meets the criteria in Sections 
3.4.D.3 and 4.8.B, Land Development Code. Staff recommends the Planning Board forward 
the 1st amendment to the Project Delta West Planned Development-Redevelopment (PD-RD) 
Agreement to incorporate an additional 0.86 acres of property currently zoned Redevelopment 
Downtown-Commercial (RDD-3) into the PD-RD for a total of ± 6.86 acres and to revise the PD 
Agreement and PD Plan to the City Commission with a recommendation of approval. 
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SITE INFORMATION 
 
Location: Southeast corner of the Ridgewood Avenue and Bay Street 

intersection 
Parcel No(s): 5339-01-08-0012, 5339-01-08-0020, 5339-01-08-0022, 

5339-01-08-0060, 5339-01-08-0061, 5339-01-08-0064, 
5339-11-00-0080, 5339-12-00-0010, 5339-12-00-0070, 
5339-12-00-0080, 5339-12-00-0090, 5339-01-08-0042, 
5339-01-08-0050 

Property Size: ± 6.86 acres 

Existing Zoning: Project Delta West PD-RD and Redevelopment Downtown-
Commercial (RDD-3) 

Existing Future Land Use: High Intensity Mixed Use (HI INT MU) 

Adjacent Land Use and Zoning: Existing uses listed in the table below are not intended to 
be an all-inclusive list, but a general summary of types of uses near the subject property. 

 

 

 Existing Use(s) Future Land Use  
Designation 

Existing Zoning  
Classification 

Site Vacant, Office HI INT MU PD-RD, RDD-3 

North (across Bay St) Residential Mixed-Use HI INT MU, 
COMM-MU RDD-2, RDD-3 

South (across Intl 
Speedway Blvd) Commercial Mixed-Use HI INT MU RDD-2, RDD-3 

East (across 
Palmetto Ave) Mixed-Use HI INT MU PD-RD, RDD-2 

West (across 
Ridgewood Ave) 

Commercial, Public 
Park COMM-MU M1, RDD-3 
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Aerial View of the Property 

 
PROJECT DESCRIPTION AND HISTORY  
The original Planned Development-Redevelopment (PD-RD) for Project Delta West was 
approved in 2019 to allow for a mixed-use commercial project with a grocery store, luxury 
apartments, parking garage, restaurant, and retail. Prior to the original rezone approval, the 
properties were developed with several buildings including a church. These buildings have 
since been demolished and the properties are currently vacant. The development proposed 
with the 2019 rezone never moved forward and the properties were sold in 2021 to Accent 
Daytona Beach LP.   
 
The applicant is requesting the 1st amendment to the Project Delta West PD-RD to incorporate 
two (2) additional parcels currently owned by 125 US 1 LLC and developed with a multi-story 
office building and parking lot. The amendment will also revise the development program for a 
mixed-use project with multi-family residential, a new commercial building, and the existing 
office building.  
 
The multi-family residential component of the proposed development program is for 304 
apartment units of which a portion will be allocated for affordable housing. The final number of 
units for affordable housing will be negotiated with the City, but as of the writing of this staff 
report, approximately 50 units will be for workforce housing and 2 units will be reserved for first 
responders to be awarded through a lottery system. Workforce housing is provided for 
individuals and families with income at 120% or below the Area Median Income (AMI), adjusted 
for family size. 
 
The changes proposed to the PD Agreement to accommodate the revised development 
program are as follows: 
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- Incorporate 0.86 acres of property currently zoned Redevelopment Downtown-
Commercial (RDD-3) into the PD-RD – The amendment will add an additional 0.86 acres 
of property which is currently developed with a multi-story office building and associated 
parking. The office building will remain, and the parking will be reconfigured with the 
overall development. 
 

- Revise the PD Plan to incorporate the additional property and update the proposed 
development layout – The amendment includes an updated PD plan to reflect the 
proposed changes in the development program. The revised PD plan and an 
architectural rendering of the multifamily building are shown in Attachment A. 

 
- Modify the required parking section to incorporate the requested waivers – The applicant 

has revised the language of the parking section of the PD Agreement to incorporate the 
waivers they are requesting for a reduced parking ratio for multifamily uses and compact 
parking. The waiver requests are detailed later in this report.  
 

- Allow for clustering of building perimeter landscaping – The applicant has revised the 
language of the landscape section of the PD Agreement to allow for building perimeter 
landscaping to be clustered and for up to 30% of the building perimeter landscaping to 
be relocated to other areas internal to the site, so long as the planting quantity is being 
met. 
 

- Replace the sign program with a new sign program – The amendment will replace the 
existing sign program in the PD with a new sign program. The original sign program 
included standards for all uses in the entire property with maximum sign copy areas 
dedicated to each building. As the development program has changed, the sign program 
requires corresponding changes. The new sign program sets standards for multifamily 
uses and incorporates the waiver requested for off-site signage. All other signage will 
be governed by the LDC. The signage plan is shown in Attachment B. 
 

- Replace the arborist report exhibit with an updated arborist report – The amendment will 
replace the arborist report exhibit in the PD Agreement with an updated arborist report 
which reflects the current status of the historic and specimen trees on site. The existing 
PD Agreement allows for the removal of the historic and specimen trees on the property, 
consistent with the arborist report, so long as the tree preservation and replacement 
requirements of the LDC are met. 

 
The amendment is contingent upon the vacation of the Dowling Court and York Court rights-
of-way which will be converted to acreage and combined with the other properties to 
accommodate the development. 
 
PROJECT ANALYSIS   

According to Section 3.4.D.3, Site-Specific Zoning District Amendment Review Standards, 
Land Development Code (LDC), the City shall consider the criteria below when determining 
whether to adopt or deny a proposed Site-Specific Zoning District Map Amendment. In addition, 
the City Commission must find applications for a PD zoning district classification in compliance 
with Section 4.8.B, General Standards for All Planned Development Districts, LDC, before 
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approving said PD zoning district classification.  The analysis of the proposed Planned 
Development – Redevelopment zoning classification is below. 
 
Site-Specific Zoning District Map Amendment Review Standards 

 
Per Section 3.4.D.3, LDC, 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 proposed amendment does not change the overall intent of the existing PD; 
therefore, it remains consistent with the Comprehensive Plan. 
 
ii. Is not in conflict with any portion of this Code. 
 
The development standards for a PD District must comply with Article 6: Development 
Standards and Article 7: Subdivision Standards in the LDC; any modifications of those 
standards must be established in the PD Plan and the PD Agreement. With this 
amendment to the PD, the applicant has requested three (3) modifications to these 
standards, as detailed below and in the attached Waiver & Benefits Letter (Attachment 
C).   

 
LDC Modifications & Project Details 
 
o Parking – The applicant has requested two waivers from the requirements of Section 

6.2, LDC, regarding parking on the property, detailed as follows: 
 

o Parking Ratio – The applicant has requested a modification from Section 
6.2.C.1 – Minimum Number of Off-Street Parking Spaces, LDC, to reduce the 
number of required parking spaces per multi-family dwelling unit from 2 
spaces to 1.19 spaces. The applicant has provided a parking study justifying 
the requested reduction (Attachment D). Per the parking study, the reduction 
is justified as the development is primarily one bedroom units, additional 
parking and transit options are available in the immediate vicinity, and bicycle 
parking will be provided on site. To further accommodate the reduced parking 
request, the developer proposes to add additional on-street parking along Bay 
Street and Palmetto Avenue as shown on the revised PD Plan (Attachment 
A) 
 

o Compact Spaces – The applicant has requested a modification from Section 
6.2.H.1.a – Dimensional Standards for Parking Spaces and Aisles, LDC, to 
allow for up to 30% of the required parking be provided as compact parking 
spaces. The required parking dimension is 9’ wide by 19’ long for 
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perpendicular parking spaces; the compact spaces would be 8.5’ wide by 17’ 
long.  
 

o Off-site Signage – The applicant has requested a waiver from Section 6.10.E.1.g – 
Prohibited Signs, LDC, to remove the restriction for off-site signage to allow 
advertising of uses which are still within the PD boundaries, but on separate lots, on 
the same sign.  

 
If the requested LDC modifications are granted, the proposed PD agreement will be 
consistent with the LDC, and the proposed amendment will meet this criterion 
 
iii.  Addresses a demonstrated community need; 
 
The applicant has provided a Waiver & Benefits Letter (Attachment C) which details the 
proposed public benefits to the project and addresses the standard for a demonstrated 
community need. The Waiver & Benefits Letter details the requested modification to the 
LDC, as identified above, in exchange for the public benefits enumerated in the letter. 
 
Staff does not object to the applicant’s demonstration they meet this criterion. 

 
iv. Is compatible with existing and proposed uses surrounding the subject land, 
and is the appropriate zoning district for the land; 
 
The proposed amendment does not change the overall intent of the existing mixed-use 
PD. The additional acreage to be incorporated into the PD is an existing office 
development and will remain as such; therefore, the amendment is compatible with the 
surrounding land uses. 
 
v. Would result in a logical and orderly development pattern; 
 
The standards proposed in the PD Agreement and the LDC would result in a logical and 
orderly development pattern for the property and the surrounding area. Staff finds the 
proposed amendment meets this criterion. 

 
vi. Would not adversely affect the property values in the area; 
 
The proposed amendment does not change the overall intent of the existing mixed-use 
PD; therefore, Staff does not have any indication there will be an adverse impact on 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 proposed amendment does not change the overall potential impacts of the existing 
PD and the existing office development; therefore, Staff has no objection in relation to 
the impacts to public facilities. 
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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 
 
The development is required to go through the site plan review process and provide 
environmental assessments and appropriate permitting from environmental agencies. 
Staff does not find any indication the development would not result in significant adverse 
impacts to the natural environment. The amendment meets this criterion. 
 

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.  
 
The existing zoning on the property is the Project Delta West Planned Development – 
Redevelopment (PD-RD) and Redevelopment Downtown-Commercial (RDD-3), both of which 
are consistent with the HI INT MU future land use designation on the property. The existing PD 
is currently vacant and the 0.86 acres of property with RDD-3 zoning is developed with a multi-
story office building. The applicant proposes to incorporate the additional 0.86 acres of RDD-3 
zoned property into the Project Delta West PD-RD to create a more cohesive mixed-use 
development within the block. 
 
Planned Development Zoning Districts Review Standards 
 
Amendments to Planned Developments shall be reviewed in accordance with the additional 
review standards outlined in Sections 4.8.B.2 and 3 for review of planned development districts. 
The analysis of the proposed amendment with these standards is below.  
 
2. Consistency with City Plans 
 
If adopted by the City Commission, the amendment to the PD Agreement will be consistent 
with the Comprehensive Plan. 
 
3. Compatibility with Surrounding Areas 
 
The proposed amendment to the PD Agreement would modify the development program 
without changing the overall intent of the previously approved mixed-use PD; therefore, the 
amendment would not change the compatibility with the surrounding area.  
 
Neighborhood Meeting 
 
The applicant conducted a neighborhood meeting on June 23, 2023, as required by the LDC. 
A summary of the neighborhood meeting prepared by the applicant is in Attachment E.  
 
Redevelopment Board 
 
The property is within the Downtown Redevelopment Area. Pursuant to the requirements of the 
Land Development Code, Section 3.3.G - Advisory Board Review and Recommendation, the 
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request is subject to review by the Downtown Redevelopment Board. The request was 
presented at the Downtown Redevelopment Board meeting held September 10, 2024. The 
Board voted 5 – 0 to recommend approval of this request. The summary staff report, which was 
revised for accuracy following the meeting, and the draft minutes from the September 10, 2024, 
meeting are provided as Attachment F. 
 
RECOMMENDATION 
 
Staff supports the Downtown Redevelopment Board’s recommendation for approval and finds 
the requested rezone meets the criteria in Sections 3.4.D.3 and 4.8.B, Land Development 
Code. Staff recommends the Planning Board forward the 1st amendment to the Project Delta 
West Planned Development-Redevelopment (PD-RD) Agreement to incorporate an additional 
0.86 acres of property currently zoned Redevelopment Downtown-Commercial (RDD-3) into 
the PD-RD for a total of ± 6.86 acres and to revise the PD Agreement and PD Plan to the City 
Commission with a recommendation of approval. 
 
A majority vote by the Planning Board members present and voting is required to forward a 
recommendation to the City Commission. 
 
The item is tentatively scheduled to be heard by the City Commission for 1st reading on 
November 6, 2024, and for 2nd reading on November 20, 2024. 
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 September 18, 2024 

VIA ELECTRONIC DELIVERY  
Dennis L. Mrozek 
Planning Director 
City of Daytona Beach 
301 S. Ridgewood Avenue, Room 240 
Daytona Beach, FL  32114 

Re: First Amendment to Project Delta West – DEV2022-174 
Modifications and Benefits Letter 

Dear Dennis: 

As you know, it is this Firm’s pleasure to represent Accent Daytona Beach, LP (“Property 
Owner”) in connection with development of property located at 118 N. Palmetto Ave., Daytona 
Beach, FL 32114 (the “Property”). The Property was previously approved for a mixed-use 
development known as Project Delta, including the provision of multifamily uses to encourage 
pedestrian activity downtown. The Property is undergoing an amendment to the Planned 
Development to detail the development proposal for the multifamily project. 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  

The Property Owner has been diligently pursuing development approvals for the site to 
permit construction of the proposed 286 unit multifamily residential development proposed for the 
Property (the “Project”). A fiscal and economic impact analysis was recently completed for the 
Project, which concluded that the proposed development would create permanent economic 
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activities that will generate $51,000,000 in gross annual economic output on an annual basis to the 
local economy. The development is expected to contribute an additional $55,000,000 in ad 
valorem taxable value for the Property, in comparison to its current value of approximately 
$900,000.  

As individuals move to the area to live in the proposed multi-family project, there will be 
an increase in local spending by new residents across multiple business sectors, resulting in an 
economic output of 349 total jobs and $16,000,000 in wages and salaries, each and every year. 
The current buildout of the property is estimated at a capital cost of $70,000,000 in improvements 
that will raise the taxable value of the site and surrounding areas.  

In review of this request, we have analyzed the applicable provisions of the City’s 
Comprehensive Plan, along with the redevelopment plan applicable to the Property, and have 
determined that the proposed project is consistent with the following goals, objectives, and policies 
contained therein: 

• 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 1.1.12. 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)

• 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).

• 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.
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• 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 Project is 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.

• 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.

Waivers  

We have identified the need for waivers from the following LDC requirements:  

Article 6, Section 6.2 –Parking  

The Applicant is requesting a modification to allow a reduced parking ratio for multifamily 
development within the site, based on a review of surrounding parking needs and similar projects 
situated in other areas. Section 6.2 of the LDC sets forth certain requirements for minimum off-
street parking. The Applicant is requesting that a multifamily residential parking ratio of 1.19 
parking spaces per dwelling unit be applied for the property. The Applicant is also requesting a 
modification to allow thirty percent (30%) of the parking spaces to be provided as compact parking 
spaces at a minimum parking space dimension of 8.5’ x 17’. 
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Article 6, Section 6.10 – Signage 

Section 6.10.E.1.g. prohibits off-site signs that contain commercial messages not related to 
the site, or advertise goods, products, services, or facilities not available or located on the site, or 
direct persons to a different location from where the sign is installed. As the parcels will be master 
planned for a mixed-use development, this modification is required to allow master signage to be 
located on one parcel while advertising multiple uses or sites. 

We look forward to working with you on this matter. If there is any further information we 
can provide to assist in review, please do not hesitate to reach out.  

Sincerely, 

Jessica Gow, Esq. 
Direct Dial (386) 323-9225 
Email Jessica.Gow@CobbCole.com 
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Westplan Investors 

Accent Daytona Beach, LP 
3715 Northside Parkway, NW 
Bldg 400, Suite 375 

Atlanta, GA 30327 
04/04/2024 

City of Daytona Beach 

Planning and Development Department 

301 S Ridgewood Ave 

Daytona Beach, FL 32114 

Dear Members of the Planning and Development Department, 

Re: Request to Lower Minimum Parking RaƟo for Accent Daytona Beach 

We write to request a reducƟon in the minimum parking raƟo for our new apartment development at 

the corner of PalmeƩo Ave and Bay St from the current 2.0 spaces per residenƟal unit to a more pracƟcal 

1.2 spaces per unit. This would result in 364 on‐site spaces, for the 304 unit project. Below, we elaborate 

on our jusƟficaƟons for this request. 

Predominately One‐Bedroom Units 

Over two‐thirds of our development comprises of one‐bedroom units. These units typically require 

fewer parking spaces compared to two‐bedroom and three‐bedroom units due to lower occupancy. 

Therefore, we propose that a raƟo of 1.2 parking spaces per unit would adequately serve our 

community. 

AddiƟonal Offsite Parking 

The property is adjacent to Bay Street and PalmeƩo Ave and the office building owned by Jack White, 

which collecƟvely offer an addiƟonal 115 off‐site parking spaces. Including these spaces brings our total 

number of parking spaces to 479, resulƟng in a parking raƟo to 1.58 spaces per unit, even exceeding the 

reduced requirement we propose. 
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Code Ordinance SupporƟng Lower Parking Minimums 

Transit Accessibility.  

The City staff may authorize up to a ten percent reducƟon in the minimum number of off‐street 

parking spaces required by Table 6.2.C.1, Minimum Number of Off‐Street Parking Spaces, for uses 

located within 1,000 feet of a bus or rapid transit stop. Our project is located within 1,000 feet of a 

bus stop and we plan to encourage residents use of public transportaƟon, therefore our project is in 

compliance for a 10% transit accessibility reducƟon. 

Special FaciliƟes for Bicycle Commuters. 

 The City staff may authorize up to a five percent reducƟon in the minimum number of off‐street 

parking spaces required by Table 6.2.C.1. Our project includes thirty‐five bicycle spaces and 

therefore is in compliance for a 5% Bicycle Commuter reducƟon. 

Expert Opinions on Parking Requirements 

Kimley Horn 

The naƟonal civil engineering firm Kimley Horn has developed a Park+ Model aimed at right‐sizing 

parking. Their studies show that similar markets, such as St. Petersburg, Florida, require only 0.44 

parking spaces per apartment unit. 

Donald Shoup 

Donald Shoup, a UCLA urban planning professor and the naƟon’s leading researcher on parking since 

1975, recommends abolishing parking minimums. His work points out that such minimums oŌen result 

in an oversupply of parking, contradicƟng sustainable urban development objecƟves. 

Similar Project from Our Porƞolio 

Nolensville Pike Project 

Our recent project next to Nashville's new MLS stadium, now called Braxton Music City, successfully 

operates with a parking raƟo of 1.19 spaces per unit. This project has been recognized with the Award of 

Excellence for the 2023 Build Tennessee Awards by the Associated General Contractors of America. 

Precedents from Other Florida CiƟes  

*Code citaƟons are from the respecƟve city’s code of ordinances unless otherwise noted.
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Clearwater 

Clearwater allows legal on‐street parking to subsƟtute for required off‐street parking under specific 

condiƟons, effecƟvely reducing the parking raƟo. It also allows for a payment in lieu of parking in the 

downtown district. 

Code reference: SecƟon 3‐1404, SecƟon B‐303 table 3 

Fort Lauderdale 

The city has lowered parking minimums to 1 space per housing unit in the City Center and Arts and 

Sciences Districts. 

Code reference: SecƟon 47‐20.2 table 3 

Fort Meyers 

In certain downtown districts, Fort Meyers permits a reducƟon of required parking spaces between 33‐

50%. 

Code reference: SecƟon 118.8.5(d), SecƟon 118.8.1 diagram 7. 

Fort Pierce 

Fort Pierce offers a payment in lieu of parking, and no off‐street parking is required in the Downtown 

Business and Entertainment District. They also allow a 25% reducƟon in parking requirements in the 

Peacock Arts District for new developments. 

Code reference: secƟon 125‐315(4b),  secƟon 125‐315(4c), secƟon 125‐315(5)  

Jacksonville 

There are no parking minimums in the downtown overlay district. 

Code reference: SecƟon 656.361.6.2 (k2a) 

Key West 

Key West allows for one parking space per unit in their historic district. 

Code reference: secƟon 108‐572(2a) 
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Miami 

Miami allows for 1 parking space per unit for mixed use development in special districts and also allows 

for a payment in lieu of parking requirement. 

Code reference: secƟon 602.12, secƟon 617.5, secƟon 621.4, secƟon 35‐220 

Miami Beach 

In CD‐2 zones, one parking space per unit is mandated. ExempƟons apply for properƟes within 1,500 

feet of public transit or parking garages. In MXE zones, the requirement is also one space per unit, with 

the same exempƟons for proximity to transit or garages. For RM1 and RM2 zones, one parking space is 

required per unit, applicable only to units sized between 550 and 1,600 square feet. 

Code reference: SecƟon 130‐31(c), SecƟon 130‐31(e1), mulƟple other references throughout secƟon 130 

Orlando 

ProperƟes in downtown parking zone A are not subject to minimum required off street parking. 

ProperƟes in downtown parking zone B are required to have 1 parking space per unit, and a maximum of 

2 per unit. 

Code reference: secƟon 61.342(a) 

Pensacola 

1 space per unit is required normally, however, off‐street parking is not required in the HC‐1 and HC‐2 

districts. Also, off‐street parking is not required in the dense business area for residenƟal land uses. 

Shared parking is allowed to saƟsfy off‐street parking requirements under certain circumstances. 

Code reference: secƟon 12‐4‐1, secƟon 12‐4‐1(4), secƟon 12‐4‐1(j) 

Punta Gorda 

Within the City Center Zoning District, the city has established a Parking ExempƟon area. In this area, 

buildings with a footprint below 10,000 square feet are not required to provide parking for uses on site. 

Code reference: chapter 26 secƟon 10.6 

Sarasota 
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For mulƟ‐family dwelling units specifically designated as affordable to households with an income at or 

below 120 percent of the Area Median Income (AMI), a single parking space per unit is required. 

Similarly, in the zoning districts of DTNE, DTE, DTC, and DTB, the parking requirement is set at one space 

per unit. 

Code reference: secƟon VII‐206(8), secƟon VII‐203 

St Petersburg 

In 2022 St. Petersburg eliminated minimum parking requirements for residenƟal housing units in the 

downtown core that have 750 square feet or less. They also reduced minimum parking requirements for 

affordable housing units, ADUs, bicycle parking, and other properƟes located within 660 feet of a high‐

frequency transit route. 

Code reference: SecƟon 16.10.020.1, secƟon 16.40.090.3.2(c). 

West Palm Beach 

West Palm Beach has reduced parking minimums and parking maximums in the CBD and other special 

districts. There are no parking minimums in the Okeechobee Business district. There is no parking 

minimum for microunits in the CBD. 

Code reference: secƟon 94‐111, secƟon 94‐111 (table IV‐9)  

Panama City 

Sites located in the DTD zoning district, lots less than or equal to 10,000 square feet, buildings 

constructed prior to 1945, and buildings less than five stories in height are exempt from the minimum 

parking requirements. 

Code reference: SecƟon 104‐33(e4) 

Gainesville 

The city council recently voted to eliminate parking mandates for all uses citywide. 

Code reference: ordinance No. 211262 

Kissimmee 

The Downtown district in Kissimmee is exempt from off‐street parking requirements. 

Code reference: secƟon 14‐7‐21 

ATTACHMENT DAgenda Item #4.D.

Page 103 of 164



Winter Haven 

Since 2000, Winter Haven has exempted all land uses within its Downtown Commercial zoning district 

from parking requirements. 

Code reference: secƟon 21‐142 (b) 

Stuart 

Stuart has no parking requirements in the Old Downtown District and offers a payment in lieu of parking 

for up to three required spaces. 

Code reference: secƟon 3.01.00, Ord. No. 1978‐04, § 1, 6‐28‐04 

Conclusion 

Given these consideraƟons: 

1. Our unit mix is predominantly one‐bedroom units requiring less parking.

2. Proximity to a bus stop allows residents to use public transportaƟon.

3. We are providing bicycle parking, suitable for our downtown locaƟon.

4. We are located in the Downtown Redevelopment Zone which should receive special design

consideraƟons, consistent with the policies of other Florida city’s treatment of their culturally

and economically significant downtown districts.

We firmly believe that reducing the parking minimum for our development will not only meet our 

funcƟonal requirements but also align with the parking policies of various Florida ciƟes aiming to 

promote urban development. 

We appreciate your consideraƟon and are open to further discussions. 

Sincerely, 

MaƩ Ross 

Investment Associate 

Accent Daytona Beach LP 
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Memorandum 

BB 
OLE 

Daytona Beach • Deland 

Post Office Box 2491 

Daytona Beach, Florida 32115-2491 

(386) 255-8171 

CobbCole.com 

To: Dennis Mrozek, Planning Director, City of Daytona Beach 

From: Deborah D. LaCroix, CLA 

Date: June 23, 2023 

Client/Matter#: First Amendment to Project Delta West Planned District 
DEV2022-174 

Subject: Neighborhood Meeting Summary- June 14, 2023 

A neighborhood meeting was held in the meeting room of the Fairfield Inn and Suites, 1820 
Checkered Flag Boulevard, Daytona Beach, FL on June 14, 2023 at 6:00 p.m. 

Jessica Gow, Matthew Mo1ton, Brad Johnson, Chris Kacena, Kris Rowley and Debi LaCroix were 
in attendance to explain the request. Several interested citizens attended the meeting. See the 
attached sign-in sheet. 

Ms. Gow gave an overview of the request to the interested neighbors. 

Ms. Ruby asked regarding the plan for parking in the middle of the development. Ms. Gow 
explained that the proposed garden style apartments presented an urban edge. 

Ms. Ruby asked regarding the parking ratio. Ms. Gow explained that the current plan shows about 
1.1 spaces per unit. 

Ms. Ruby asked regarding the potential for a grocery store onsite. Ms. Gow explained that the 
cwTent plan does not contemplate a grocery store, although the zoning document still permits that 
use for future redevelopment. Some attendees noted that there are not enough rooftops to suppmt 
the use. Ms. Smiley indicated that there used to be a grocery store downtown. 

Mr. Guerra asked regarding the size of the outparcel and whether that would be big enough for a 
grocery store. Ms. Gow explained that it was probably more suitable for office or smaller retail 
uses. 

Mr. Cevallos asked regarding the potential for ground floor retail and 2nd floor residential to be 
incorporated into the development. Mr. Morton and Ms. Gow explained that that concept was not 
contemplated for this development, and that it was a challenge to establish is typical multifamily 

047570-001 : DLACR/DLACR: 02535276.DOCX; 2 
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DOWNTOWN REDEVELOPMENT BOARD
MINUTES

Tuesday September 10th 2024

The regular meeting of the Downtown Redevelopment Board was held on Tuesday September 10th, 
2024, at 12:00 p.m. The meeting was held in the City Commission Chambers, Daytona Beach City Hall, 
301 S. Ridgewood Avenue, Daytona Beach, Florida. The following People were present: 

Board Members Present: 
Mr. Kenneth Hunt, Chair  
Mr. Pete Zahn, Vice Chair 
Mr. John Kamchan 
Ms. Sheryl Cook 
Mr. Javier Benavente 

Board Members Absent: 
Mr. Jake Nicely 
Mr. Tibor Benke 
Mr. James Newman 

Staff Members Present: 
Mr. Ken Thomas, Redevelopment Director 
Mr. Anthony Jackson, Deputy City Attorney 
Ms. Michele Toliver, Redevelopment Project Manager 
Mrs. Angela Armstrong, Redevelopment Project Manager 
Ms. Phebe Fuqua, Redevelopment Project Manager 
Mrs. Mandana Carry, Office Specialist III 

1. Call to Order
Mr. Hunt called the meeting to order at 12:02 p.m.

2. Roll Call
Mrs. Carry called roll and noted members present as stated above.

3. Pledge of Allegiance
The Pledge of Allegiance was stated by the board.

4. Approval of Minutes
A motion was made to approve the minutes from August 6th, 2024, by Mr. Zahn, seconded by
Ms. Cook. The motion was carried 5-0.
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5. Police Report

Captain Nikolow presented the police report covering August 15th to September 4th . He submits
these reports every two weeks to the chief, who then sends them to the city manager. He also
noted that they are still waiting for the county's programs to start tracking statistics and
conducting special analysis.

During this period, the district responded to 1,774 calls, wrote 315 reports, made 44 felony and
93 misdemeanor arrests, conducted 412 traffic stops, issued 323 tickets, and completed 355
field interview cards and 42 courtesy cards. They also towed 29 vehicles, responded to 53
crashes, made 3 DUI arrests, and handled 24 city ordinance violations. There were 19 arrests for
trespassing in parks, 24 for domestic violence, 4 aggravated assaults, and 5 burglaries (3 of which
led to arrests). Of the 4 car break-ins, one resulted in an arrest. He reported no major crimes
during this time, which is positive for the area.

Officers continued monitoring parks and the area under the bridge for quality-of-life issues,
leading to 32 arrests. They also monitored the Jackie Robinson Bridge during games and events,
resulting in 11 arrests. The police are working with Walgreens, The Speedway, and Ridgewood to
install "No Trespassing" signs, though panhandling enforcement has been challenging.

At the Heritage Inn, the police collaborated with code enforcement to address violations.
Lieutenant Harris contacted Ms. Fuqua to explore city grants for bringing the property into
compliance. Recent operations led to 3 felony arrests, 1 misdemeanor arrest, and warrant
checks for tenants.

A recent traffic initiative focused on school zones and pedestrian safety, resulting in 163 traffic
stops and 141 citations. Officers also addressed a beachside complaint on North Halifax.

Upcoming events include Trucktoberfest, Biketoberfest, and Bethune-Cookman University's
homecoming, for which they are planning increased staffing and overtime. They're still awaiting
confirmation on whether the pep rally will be held at Jackie Robinson Stadium.

Ms. Cook asked whether the current numbers were higher or lower compared to the past.
Captain Nikolow responded that the area hasn't experienced many major crimes during his
tenure. He noted that most issues are related to quality-of-life concerns. He also mentioned that
the security company has been a valuable support to the police department.

6. Presentations

6. A. Delta West/Accent Daytona

Mr. Mrozek mentioned that the agenda needed to be amended because the item under 
discussion was a request to rezone, which requires an amendment to an existing Planned 
Development. 
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Mr. Benavente made a motion to amend the agenda to include the item for a public hearing, 
which was seconded by Ms. Cook. The motion was carried 5-0. 

6. B.  400 S Beach Street-Framework

Ms. Fuqua gave an update on the Framework project, specifically regarding the 400 S Beach 
Street apartments. She noted that in December 2021, the City of Daytona Beach CRA and the 
City Commission approved the Framework Downtown Redevelopment Incentive Agreement. By 
March 2022, the City Commission also approved the Framework Downtown Planned District 
Agreement and PD-RD rezoning. The site has since been cleared for redevelopment, with plans 
for 350 dwelling units and parking in compliance with the Land Development Code. The building 
design meets city thoroughfare and PD standards. 

As of January 4, 2022, the Downtown Redevelopment Board recommended the project for 
approval. Philip Smith, President of Framework Group, LLC, announced that they decided to 
scrap the phased development plan, speeding up the overall timeline for both the start and 
completion of the project. 

Jessica Gow from Cobb Cole confirmed that the project renderings have not changed. She 
explained that they recently held a groundbreaking for the demolition of the former buildings on 
the site. The project is part of an incentive agreement with the city, offering a tax rebate 
program through the CRA. However, if Framework couldn’t complete the construction and the 
lender had to step in, the incentive agreement would not be transferable to the lender. They 
worked with the city's legal team to amend this agreement, which was approved by the City 
Commission about a month ago. Now, with financing in place and permits issued, foundations 
are being poured. Ms. Gow stated that the estimated construction timeline is 12-18 months, 
with some staggered certificates of occupancy. 

6. C. Daytona Beach Fire Headquarters

Ms. Fuqua provided an update on the proposed fire station, which will be located on Ridgewood, 
with the back of the building on Seagrave. Mr. Zahn asked about the next steps for the project. 
Ms. Fuqua explained that they are finalizing the site plan, with only minor modifications needed 
before moving forward to break ground. 

Mr. Mrozek added that the site plan for the fire station had already been approved by the City 
Commission as part of a public use permit, and the requirement for the plan to go before 
redevelopment boards was waived because the site falls within two different redevelopment 
areas. The site plan was approved based on staff review, so it won’t return to the board. A $10 
million grant has been secured to assist with the project. While no specific timeline for 
completion is available, the estimate is a couple of years. 
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The project engineer shared that a pre-construction meeting was held the day before. They plan 
to start construction after getting the final building permit and funding approval from the City 
Commission in early October. The construction is expected to take 16-18 months, with the fire 
station likely opening in early 2026. 

6. D. Quasi-Judicial Hearing Accent Daytona/Delta West Development Plan

Ms. Fuqua presented a request to rezone 10.2 acres from Planned Development-Redevelopment 
(PD-RD) to support a mixed-use development, which will include residential, retail, and 
workforce housing. The proposal involves vacating the rights-of-way for York Court and Dowling 
Court to make room for 300 units, with some allocated for workforce housing at 120% of the 
Area Median Income and housing for first responders. The development also features enhanced 
landscaping along Ridgewood Avenue, along with parking additions on Bay Street and Palmetto 
Avenue. A public hearing with the City Commission will be scheduled alongside the right-of-way 
vacation. 

Staff determined that the proposed rezoning complies with sections 3.4D.3 and 4.8.B of the Land 
Development Code. They recommend that the Downtown Redevelopment Board forward the 
rezoning request to the City Commission with a recommendation for approval. The 10.2-acre 
property is located at the intersection of Ridgewood Avenue and International Speedway 
Boulevard. 

The area is currently zoned PD-RD, with a future designation for mixed-use development. Nearby 
land uses include residential mixed-use to the north (RD PD2), commercial mixed-use to the 
south (RD-D3), and commercial/residential mixed-use to the east (PD-RD). To the west is a public 
park within the RD-D3 zone. 

The proposal includes several waivers, particularly for building height, parking ratios, and road 
modifications, which are considered justified and necessary for the project. The allocation of 
workforce and first responder housing is still under negotiation with the developer. The project 
aligns with the city's goals of providing affordable and moderate-income housing and fostering 
an inclusive residential environment. The development is also consistent with surrounding 
residential and commercial areas and is expected to enhance the vibrancy of the area by 
increasing foot traffic and supporting local commerce. 

Staff recommends that the Downtown Redevelopment Board forward the rezoning request to 
the City Commission with a recommendation for approval. 

Mr. Benavente asked about the impact of vacating Dowling Court on the office building at the 
northeast corner of Dowling Court and Ridgewood, specifically how it would affect the property 
owner. Mr. Mrozek confirmed that discussions with the business owner are still ongoing. 
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Ms. Gow clarified that the property in question is 6.86 acres, not 10.2 acres as previously stated, 
with 0.3 acres including Jack White’s office building. Mr. White has been consulted and is 
involved in the rezoning amendment. She corrected that there is no waiver for building height 
since it was already approved in the original development plan. 

The amendment focuses on three main goals: 

1. Revising the signage for the multifamily development to 1,120 square feet, with future
commercial development following the Land Development Code.

2. Addressing parking needs by improving Palmetto Avenue and adding on-street parking. Over
two-thirds of the proposed units will be one-bedroom, with one parking space per bedroom.
Additionally, 115 more parking spaces are available within a block of the site.

3. Promoting alternative transportation by lowering the parking ratio, as the project targets
residents who may not need a car due to the downtown location.

Mr. Benavente then asked if the city has tools to incentivize future retail development. Ms.
Fuqua confirmed that discussions are ongoing to provide incentives for boosting commerce in
the area.

Mr. Brown expressed that he's been working for over two years to bring a grocery store
downtown but has found that vendors are waiting for the population to increase. He believes
the proposed project will help achieve that goal.

Mr. Benavente suggested that a pedestrian bridge would improve safety when crossing
International Speedway Boulevard. Ms. Gow mentioned that there is already a crosswalk at
Beach Street and ISB, but it’s rarely used due to the high speed of traffic, making people afraid to
cross.

John Nicholson, 413 N Grandview Avenue, raised concerns about redevelopment. He noted that
there were plans to build a private building behind McKay’s, but the inclusion of housing—
specifically HUD housing—was insisted upon. Mr. Nicholson argued that people in HUD housing
typically don’t have the disposable income to support nearby restaurants and businesses,
making redevelopment challenging. He also mentioned missed opportunities for apartments and
a parking garage in the same location, which the mayor opted to convert into HUD housing. Mr.
Nicholson warned against placing low-income residents in redevelopment areas, as it may hinder
progress. He also criticized open parking in downtown as a waste of valuable land and urged
caution in planning for empty spaces.

Mr. Zahn made a motion, seconded by Mr. Kamchan, to forward the rezoning of the 6.86 acres
from PD-RD to PD-RD to the planning board and the city commission with a recommendation for
approval. The motion was carried 5-0.
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7. Staff Reports

7. A. Public Works Report

Ms. Fuqua presented the public works report, noting it included updates on projects that the 
board had inquired about. She emphasized that this was just a portion of the public works' 
ongoing projects and encouraged the board to request more detailed information on specific 
projects in advance if needed. 

Mr. Benavente asked for an update on the bridge being constructed to the library and its 
expected completion date. Ms. Fuqua mentioned she was unsure but would find out. He also 
inquired if special events would block access to the electric vehicle charging station on Magnolia. 
Ms. Fuqua explained that the only event that may affect it is the closure of Magnolia every first 
Friday. However, she pointed out that there’s a Blink app to notify users of alternative charging 
stations, including one at city hall. 

Ms. Cook requested an update on the Jackie Robinson project. Ms. Fuqua confirmed that ground 
was broken two weeks ago and promised to keep providing updates. 

Ms. Cook also raised concerns about flooding issues on Palmetto, Magnolia, and Beach Street, 
pointing out how cars were submerged, and people had to drive the wrong way to exit 
Downtown. She stressed that if no action is taken, they could face significant problems during 
hurricanes. She asked whether new buildings would be required to have their properties raised. 
Ms. Fuqua responded that any new development must adhere to FEMA reports on base flood 
elevation. Developers must go through a Technical Review Team process to address these 
concerns before proceeding. She assured the board that staff was aware of the flooding issues, 
and many business owners had reported them via the SeeClickFix app, prompting staff to 
respond. She also mentioned efforts to be proactive, such as adding flood signage in vulnerable 
areas. 

7. B. Code Enforcement Report

Mark Jones, the code enforcement supervisor, gave an informal report on their efforts along the 
Ridgewood corridor. His team is working on maintaining the appearance of businesses, including 
tasks like painting, signage, and landscaping. They have a dedicated group of inspectors focusing 
on commercial properties, noting improvements such as the enhanced appearance of the Dollar 
General store. 

Ms. Cook inquired about a sign posted on May 14th at the old Ritzy building, questioning why it’s 
still there with no visible progress. Mr. Jones explained that their procedure involves sending 
certified mail to the property owner. If the mail is not accepted, they post a notice on the 
building. If no action is taken after a certain period, the issue goes to a hearing.  
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Ms. Cook mentioned she had contacted the building’s realtor and noted that while work is 
ongoing in the back, the front windows are deteriorating and look unappealing compared to 
other properties. Mr. Jones promised to investigate further. 

Ms. Fuqua asked Mr. Jones about the flags, signage, and banners on medians, which had been a 
concern. Mr. Jones responded that their standard procedure is to remove such items from the 
medians. He advised reporting these issues via SeeClickFix or by calling the code compliance 
number. He also noted that sometimes removed signs are put back in place. 

7. C. Downtown Security Report

Ms. Fuqua provided an update on the security report, noting that security personnel are serving 
as ambassadors to enhance their role in providing resources and support. They are diligently 
taking notes and including them in their daily reports to staff. She announced an emergency 
contact number for the Downtown CRA Shops of Daytona Beach: 904-889-0883. This number is 
intended for emergency use only. For more serious issues that might require arrests, she 
emphasized the importance of calling 911. 

7. D. Redevelopment Project Manager Report

Ms. Fuqua provided updates on several initiatives. The Triage Program currently has over 50 
applicants. This program is designed to assess and support businesses by identifying areas where 
they need help. She also announced a meet-and-greet event for program participants, which will 
facilitate networking and attract additional members. 

Applications for outdoor seating are now being accepted, and two restaurants are already in the 
process. She encouraged other businesses interested in outdoor seating to apply to ensure 
compliance. There is also a grant program available to help cover some of the costs of enhancing 
outdoor seating. She noted that some business owners have not yet responded and that the 
grace period for compliance will soon end. 

Ms. Fuqua also discussed upcoming events, noting that information can be found on both the 
city and DDA websites. She encouraged everyone to review the strategic plan for downtown and 
Ballough and to highlight or ask questions about specific aspects if needed. 

Additionally, Mr. Benavente requested that security reports be sent via email only, in order to 
reduce paper waste. 

8. Public Comments

John Nicholson, 413 N Grandview Avenue, expressed his concerns and suggestions regarding
downtown development. He highlighted that the city is investing $30 million into City Island,
while Hyatt Brown is contributing $37 million to Beach Street.
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However, he noted that this investment creates a gap in the middle of downtown, as Beach 
Street will extend only to Main Street, leaving a void. 

Mr. Nicholson urged the board to push for improvements to City Island to ensure that it 
complements the downtown area's development. He proposed planting large trees to create a 
well-established park and make the area more appealing. Additionally, he stressed the need to 
plan and enhance the streetscapes from Mason Avenue to the Marina, which he believes looks 
terrible at present. 

He also recommended that the city acquire riverfront properties to develop them, creating more 
attractions and activities throughout downtown to make the area more vibrant and engaging. 

9. Board Comments

Mr. Zahn emphasized the need for precise language in recommendations to prevent confusion
and ensure clarity, expressing frustration with the lack of clear wording.

Mr. Jackson clarified that there is no public notice requirement for the redevelopment board to
consider in this particular situation.

10. Adjournment

The meeting was adjourned at 1:54 p.m.

_____________________________      _____________________________ 
Mr. Kenneth Hunt, Chair        Ms. Chernecia Stuart, Board Secretary 

ATTACHMENT FAgenda Item #4.D.

Page 128 of 164



Agenda Item: Quasi-Judicial Hearing 
Planned Development-General (PD-G) Rezoning 
DEV2022-174 
Delta West Accent Daytona PD 

STAFF REPORT 

MEETING DATE: TBD (Planning Board) 

REPORT DATE: September 17, 2024 

SUBJECT: DEV2022-174 Delta West Accent Daytona PD-G Rezoning 

APPLICANT: Delta West Development LLC 

OWNER: Delta West Development LLC 

STAFF: Phebe Fuqua, Redevelopment Project Manager 

SUMMARY OF REQUEST 

This request is for a rezoning of  ±6.86 acres of land from PD-RD to Planned Development-
General (PD-RD) to facilitate a mixed-use development consisting of commercial retail, 
workforce housing, and public amenities. The proposed development will include: 

• 50 workforce housing units (120% AMI).
• 2 housing units for first responders, to be awarded through a lottery.
• Enhanced landscaping along Ridgewood Avenue.
• Commercial spaces to support local retail.
• Vacating of right-of-ways for York Court and Dowling Court as part of the

development process. 

The developer wishes to proceed to public hearings pending the completion of the right-of-way 
vacation for York Court and Dowling Court. 

Staff Recommendation: Staff finds that the requested rezone complies with the requirements of 
Sections 3.4.D.3 and 4.8.B of the Land Development Code (LDC). Staff recommends the 
Planning Board forward the rezoning of  ±6.86 acres from Commercial (C) and Residential-20 
(R-20) to Planned Development-General (PD-G) to the City Commission with a 
recommendation of approval. 

SITE INFORMATION 

Location: Intersection of Ridgewood Avenue and International Speedway Boulevard 

Parcel No(s): 5339-01-08-0012, 5339-01-08-0020, 5339-01-08-0022, 5339-01-08-0060, 5339-
01-08-0061, 5339-01-08-0064, 5339-11-00-0080, 5339-12-00-0010, 5339-12-00-0070, 5339-12-
00-0080, 5339-12-00-0090, 5339-01-08-0042, 5339-01-08-0050
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Property Size:  ±6.86 acres 

Existing Zoning: Commercial (C) and Residential-20 (R-20) 

Existing Future Land Use: Mixed-Use 

Adjacent Land Use and Zoning: 

Location Existing Use Future Land Use Existing Zoning 
North Residential Mixed-Use R-20 
South Commercial Mixed-Use C 
East Commercial/Residential Mixed-Use C/R-20 
West Public Park N/A P 

PROJECT DESCRIPTION AND HISTORY 

The Delta West Accent Daytona project proposes a mixed-use development on the subject 
property, incorporating residential, commercial, and workforce housing elements. The 
development is designed to align with the broader goals of the Downtown CRA redevelopment 
plan. Key components of the project include: 

• 50 workforce housing units (30 units at 120% AMI) as part of Phase 1.
• 2 housing units specifically designated for first responders, to be awarded

through a lottery process. 
• Additional landscaping along the Ridgewood corridor, enhancing the streetscape

and promoting walkability. 
• The development will support local businesses through the inclusion of retail

spaces in Phase 2. 

As part of the request, the applicant seeks to vacate the rights-of-way for York Court and 
Dowling Court to enable cohesive development of the site. A public hearing will proceed upon 
successful vacation of these rights-of-way. 

PROJECT ANALYSIS 

1. Site-Specific Zoning District Map Amendment Review Standards

According to Section 3.4.D.3 of the Land Development Code (LDC), the City shall consider the 
following criteria when determining whether to adopt or deny the proposed amendment: 

a. Consistency with the Comprehensive Plan
The project is consistent with the goals and objectives of the City’s Comprehensive Plan,
particularly with the Mixed-Use Future Land Use designation. It furthers the goals of increasing
affordable housing options, enhancing public spaces, and promoting commercial growth.

b. Compliance with the Land Development Code
The project includes requested modifications to standard LDC requirements, such as increased
building height, adjusted parking ratios, and additional landscape requirements. These
modifications have been justified and will not adversely affect the surrounding community.
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c. Addressing Community Needs
This project addresses a critical community need by providing workforce housing and affordable
living spaces. Additionally, the inclusion of two housing units for first responders contributes to
the city’s efforts to support essential workers.

d. Compatibility with Surrounding Uses
The proposed development is compatible with the surrounding uses, which include residential,
commercial, and recreational properties. The project will serve as a catalyst for economic
development in the downtown CRA area, promoting foot traffic and enhancing the local
economy.

e. Logical and Orderly Development Pattern
The development plan is consistent with the city’s vision for the downtown CRA. The phased
approach ensures that development progresses in a structured manner, contributing to an
orderly pattern of growth.

f. Impact on Property Values
Staff does not anticipate any negative impact on property values in the area. The introduction of
new housing and commercial opportunities is likely to positively influence property values and
the local economy.

g. Public Facilities
The development will be served by existing public infrastructure, including roads, water,
wastewater, and stormwater facilities. The developer will be required to secure necessary
permits and agreements to ensure that the project does not overburden public facilities.

h. Environmental Impact
The developer is required to undergo the site plan review process, which will include
environmental assessments. Staff has not identified any significant adverse environmental
impacts associated with the proposed development.

RECOMMENDATION 

Staff finds that the requested rezoning complies with the applicable criteria outlined in Sections 
3.4.D.3 and 4.8.B of the LDC. Staff recommends that the Planning Board forward the rezoning 
of  ±6.86 acres PD-RD to Planned Development-General (PD-RD) to the City Commission with 
a recommendation of approval. 
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Agenda Item 4E (Quasi-Judicial Hearing) 
Major Site Plan Approval 

          DEV2023-063 
Parcel B – Townhomes @ Tomoka Town Center 

 
 
 

        
STAFF REPORT 

MEETING DATE: September 26, 2024, Planning Board 

REPORT DATE: August 28, 2024 

SUBJECT: DEV2023-063 Parcel B - Townhomes 

APPLICANT: Charlie Potter, PE - AVID Group 

AVID Jeffrey W. Preston – Tomoka Town Center 3, LLC 

STAFF: Paula M. Long, Planner 

SUMMARY OF REQUEST 
 
This request is for the approval of a major site plan to construct an 82-unit residential 
Townhouse community on 7.22 ± acres zoned as Planned Development – General (PD-G). 
 
According to Section 3.4.I.2.b, Site Plan, Land Development Code (LDC), a Major Site Plan 
approval is required by the Planning Board, if the project is 20,000 square feet or more of gross 
floor area.  The basis of the decision by the Planning Board shall be the site plan’s compliance 
with the review standards in Section 3.4.I.5, LDC and the Tomoka Town Center Planned District 
(PD) Agreement. 
 
A majority vote by the Planning Board members present and voting is required to approve the 
Major Site Plan. 
 
Staff recommendation: Staff finds the proposed Major Site Plan meets the review standards 
in Sections 3.4.I.5, Land Development Code. Staff recommends the Planning Board approve 
the Major Site Plan for Parcel B Townhomes @ Tomoka Town Center to allow for the 
construction of an 82-unit residential Townhouse community on 7.22 ± acres of land.  
 
SITE INFORMATION 
 

Location: At the intersection of Williamson and Cornerstone Boulevards.  

Parcel No(s): 521010000010 

Property Size: 7.22± acres 

Existing Zoning: PD-G 

Existing Future Land Use: Mixed-Use (MU) 
Adjacent Land Use and Zoning: Existing uses listed in the table below are not intended to 
be an all-inclusive list, but a general summary of types of uses near the subject property. 
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DEV2023-063 Parcel B – Townhomes @ Tomoka Town Center Major Site Plan 

Page 2 of 5 
 

 

 
Aerial View of the Property 

 
 
 
 
 

  
 

  
  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
PROJECT DESCRIPTION  
The Major Site Plan proposes the construction of an 82-unit residential Townhouse community 
with utility, stormwater drainage and site-related improvements. 
 
The proposed site plan for the property is shown in Attachment A.   

 Existing Use(s) Future Land Use  (FLU) 
Designation 

Existing Zoning  
Classification 

Site Vacant MU PD-G 

North Vacant MU PD-G 

South Residential  MU PD-G 

East Vacant MU PD-G 

West Commercial/ 
Entertainment MU PD-G 
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DEV2023-063 Parcel B – Townhomes @ Tomoka Town Center Major Site Plan 

Page 3 of 5 
 

PROJECT ANALYSIS   
According to Section 3.4.I.2.b, Site Plan, Land Development Code (LDC), a Major Site Plan approval 
is required by the Planning Board, if the project is 20,000 square feet or more of gross floor 
area.  The basis of the decision by the Planning Board shall be the site plan’s compliance with 
the review standards in Section 3.4.I.5, LDC and the Tomoka Town Center Planned District 
(PD) Agreement. The analysis of the proposed site plan is below. 
 
Major Site Plan Review Standards 

 
Per Section 3.4.I.5, LDC, an application for a Major Site Plan shall be approved only on a 
finding there is competent substantial evidence in the record that the proposed development 
meets the review standards as follows: 
 
a. Is consistent with the Comprehensive Plan. 

 
The subject property has a Future Land Use (FLU) designation of MU, which allows for the 
residential.  The proposed aforementioned use is consistent with the Comprehensive Plan. The 
Comprehensive Plan’s Neighborhood S policy is satisfied for density maximum being 20 
dwelling units per acre (du/ac).  
 
The proposed development is consistent with the Comprehensive Plan and meets this review 
standard. 

 
 

b. Complies with the applicable district, use, and intensity and dimensional standards 
of this Code. 
 
The site plan for the development, shown in Attachment A, has been reviewed by the City’s 
Technical Review Team (TRT) for compliance with the applicable provisions in the Tomoka 
Town Center PD (PD) Agreement and as detailed in the LDC. The TRT has determined the 
site plan complies with the use, intensity, and dimensional standards of the LDC and PD. The 
proposed development meets this review standard.  
 
c. Complies with the applicable development standards of this Code (Article 6). 
 
The site plan has been reviewed by the City’s TRT for compliance with requirements of the 
LDC & PD.  Prior to issuance of a site plan approval letter for the project, the following 
conditions must be met: 

• All technical comments in connection with the Survey must be resolved. 
• Final Site Plan documents will reflect resolution of all technical comments. 

 
The details of the site plan are described as follows. 
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DEV2023-063 Parcel B – Townhomes @ Tomoka Town Center Major Site Plan 

Page 4 of 5 
 

Site Details 
  
Site Navigation: 

• Vehicle Connections – The project includes two vehicle ingress/egress access 
point connections on Cornerstone and Williamson Boulevards.       

• Pedestrian Connection – Internal sidewalk system connects to both 
Cornerstone and Williamson Boulevards at the ingress/egress points. 

 
Parking Space Calculations satisfies the LDC & the PD as detailed below: 
 

 
Lot Development Criteria (‘*’ & ‘**’ criteria amended by the 1st & 2nd Amendments to the Tomoka Town 

Center Planned Development Agreement.) 

Required  Proposed  
82 units x 2 parking spaces/unit =164 spaces   

   Driveways & Garage 164 
   Common Area 15 

  Total 179 

Lot Specifications:    
Total Project Area: 314,590 SF 7.22 ± Acres  

 Required  Proposed 
    
Number of Units: Maximum 118  82 
Density du/ac.: Maximum 144  82 
Maximum Building Height: 95’ * 29.5’ 
    
Minimum Building Setbacks:    

East (Williamson Blvd.) – Scenic Thoroughfare Overlay 
(STO): 50’  59’ 

South (Access Road): 0’  19’ 
North (Cornerstone Blvd.): 15’  15’ 

West Access: 0’  12’ 
Minimum Landscape Buffers:    

East (Williamson Blvd.) – Scenic Thoroughfare Overlay 
(STO): 50’  50’ 

South (Access Road): 3’  3’ 
North (Cornerstone Blvd.): 10’  10’ 
West (Cornerstone Blvd): 3’  3’ 

    
Open Space: 10% ** 55.10% 

    

Proposed Lot Coverage 
Description: SF  SF % 
     

Building: 88,068    
Pavement/Concrete/Other Impervious: 61,035    

Vehicle Use Area (VUA): 53,196 Impervious Area: 202,299 64.31% 
Total Impervious Area: 202,299 Pervious Area: 112,291 35.69% 

  Total Project Area: 314,590 100.00% 
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DEV2023-063 Parcel B – Townhomes @ Tomoka Town Center Major Site Plan 

Page 5 of 5 
 

Building Design 
 

• The proposed buildings and site configuration is consistent with the use.  The 
proposed architectural design is provided in Attachment B. 

 
• Landscaping – The detailed landscape plan for the project, shown in Attachment 

C, has been reviewed for compliance with the LDC, as well as the PD, and is 
found to be acceptable.  

 
d. Complies with all other applicable standards in this Code. 
 
City Staff has reviewed the proposed site plan and has found it in compliance with all other 
applicable standards of the in the LDC and the PD. 
 
e. Complies with all requirements or conditions of any prior applicable development 

orders. 
 
There are no applicable development orders on this property. 
 
f. Is issued a Concurrency Certificate in accordance with Section 3.4.Z.2.b, 

Concurrency Certificate Determination Procedure. 
 
 
A concurrency application has been submitted and reviewed by staff as part of this application. 
Staff has found the application to be acceptable. 
 
 
RECOMMENDATION 
 
Staff finds the proposed Major Site Plan meets the review standards in Sections 3.4.I.5, Land 
Development Code and the Tomoka Town Center Planned District Agreement. Provided all 
conditions are satisfied, Staff recommends the Planning Board approve the Major Site Plan for 
Parcel B Townhomes @ Tomoka Town Center to allow for the construction of an 82-unit 
residential Townhouse community on 7.22 ± acres of land.  
 
A majority vote by the Planning Board members present and voting is required to approve the 
Major Site Plan. 
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132841.87 S.F.

CORNERSTONE BOULEVARD
(80' R/W)(MB 50, PG 102-103)

W
ILLIAM

SON BOULEVARD
(R/W

 VARIES)

CORNERSTONE BOULEVARD
(80' R/W)(MB 50, PG 102-103)

W
ILLIAM

SON BOULEVARD
(R/W

 VARIES)

4-PLEX (FARM
HOUSE)

BUILDING 4
BUILDING AREA =

 4,204 SF
FFE =

 28.20

8-PLEX (FARM
HOUSE)

BUILDING 1
BUILDING AREA =

 8,402 SF
FFE =

 27.90

8-PLEX (FARM
HOUSE)

BUILDING 2
 BUILDING AREA =

 8,402 SF
FFE =

 27.90

8

1+
00

2+
00

3+
00

4+
00

3+00 3+82

4+704+00

4-PLEX (FARM
HOUSE)

BUILDING 6
BUILDING AREA =

 4,204 SF
FFE =

 27.90

4-PLEX (FARM
HOUSE)

BUILDING 5
BUILDING AREA =

 4,204 SF
FFE =

 27.90

STA. 1+
88.34 STREET A =

STA. 3+
82.31 STREET D

STA. 4+
30.59 STREET A =

STA. 4+
69.76 STREET E

50' BUILDING
SETBACK AND
LANDSCAPE

BUFFER

10'
LANDSCAPE

BUFFER

15'
BUILDING
SETBACK

CLUBHOUSE

3
1

1

1
11

24" W
HITE STOP BAR

INDEX 711-001, TYP.

CR-C
CR-C

TYPE D CURB

TYPE D CURB

TYPE D C
TYPE D
CURB

10'
BUFFER

12'5'

9'
TYP.

19'
TYP.

24'

24'
24'

5'
CONC
S/W

15'

12'

20'

59'

36.1'

19'
24'

36.4'
16.9'

24'

19'

59'

5'
CONC S/W

5

5

5

5

5

5'
CONC S/W

7'
CONC
S/W

7'
CONC
S/W

FIRE LANE W
/SIGN

(NO PARKING), TYP.
SEE DETAILS

36.4'

15.5'

24.1' 24.7'

36.7'

36.7'

27.6'

36.4'

SEE ARCHITECTURAL PLANS
FOR DRIVEW

AY AND
GARAGE DIM

ENSIONS

C

CR-G

6

TYPE III BARRICADE

TYPE III BARRICADE

CR-G
LIGHT POLE, TYP.,
SEE LIGHTING PLAN
(W

LS-17030) FOR DETAILS

5

6" W
HITE, 5' W

IDE CROSSW
ALK, TYP.

10'x2.33' M
ONUM

ENT SIGN,
SEE DETAIL ON SHEET 12A

132841.87 S.F.

CORNERSTONE BOULEVARD
(80' R/W)(MB 50, PG 102-103)

W
ILLIAM

SON BOULEVARD
(R/W

 VARIES)

CORNERSTONE BOULEVARD
(80' R/W)(MB 50, PG 102-103)

W
ILLIAM

SON BOULEVARD
(R/W

 VARIES)

4-PLEX (FARM
HOUSE)

BUILDING 4
BUILDING AREA =

 4,204 SF
FFE =

 28.20

8-PLEX (FARM
HOUSE)

BUILDING 1
BUILDING AREA =

 8,402 SF
FFE =

 27.90

8-PLEX (FARM
HOUSE)

BUILDING 2
 BUILDING AREA =

 8,402 SF
FFE =

 27.90

8

1+
00

2+
00

3+
00

4+
00

3+00 3+82

4+704+00

4-PLEX (FARM
HOUSE)

BUILDING 6
BUILDING AREA =

 4,204 SF
FFE =

 27.90

4-PLEX (FARM
HOUSE)

BUILDING 5
BUILDING AREA =

 4,204 SF
FFE =

 27.90

STA. 1+
88.34 STREET A =

STA. 3+
82.31 STREET D

STA. 4+
30.59 STREET A =

STA. 4+
69.76 STREET E

50' BUILDING
SETBACK AND
LANDSCAPE

BUFFER

10'
LANDSCAPE

BUFFER

15'
BUILDING
SETBACK

CLUBHOUSE

3
1

1

1
11

24" W
HITE STOP BAR

INDEX 711-001, TYP.

CR-C
CR-C

TYPE D CURB

TYPE D CURB

TYPE D C
TYPE D
CURB

10'
BUFFER

12'5'

9'
TYP.

19'
TYP.

24'

24'
24'

5'
CONC
S/W

15'

12'

20'

59'

36.1'

19'
24'

36.4'
16.9'

24'

19'

59'

5'
CONC S/W

5

5

5

5

5

5'
CONC S/W

7'
CONC
S/W

7'
CONC
S/W

FIRE LANE W
/SIGN

(NO PARKING), TYP.
SEE DETAILS

36.4'

15.5'

24.1' 24.7'

36.7'

36.7'

27.6'

36.4'

SEE ARCHITECTURAL PLANS
FOR DRIVEW

AY AND
GARAGE DIM

ENSIONS

C

CR-G

6

TYPE III BARRICADE

TYPE III BARRICADE

CR-G
LIGHT POLE, TYP.,
SEE LIGHTING PLAN
(W

LS-17030) FOR DETAILS

5

6" W
HITE, 5' W

IDE CROSSW
ALK, TYP.

10'x2.33' M
ONUM

ENT SIGN,
SEE DETAIL ON SHEET 12A

0'

1" =
 20'

20'
40'

9/6/2024
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THESE PLANS MAY NOT BE COPIED AND/ OR MODIFIED WITHOUT WRITTEN PERMISSION FROM AVID GROUP®  COPYRIGHT 2013
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SHEE
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TNO



PROJ. #:

PROJ. MANAGER:

DATE:

NOT VALID
WITHOUT ORIGINAL

SIGNATURE BY A
REGISTERED

PROFESSIONAL
AVID GROUP®

 COA 6139, LB 7345

5A

2980041

C. POTTER

HORIZONTAL CONTROL PLAN 1

PARCEL B TOWNHOMES @
TOMOKA TOWN CENTER
CITY OF DAYTONA BEACH, FLORIDA

TOMOKA TOWN CENTER 3, LLC

---- ---- ----1
---- ---- ----2
---- ---- ----3
---- ---- ----4
---- ---- ----5
---- ---- ----6
---- ---- ----7
---- ---- ----8
---- ---- ----9
---- ---- ----10
---- ---- --------

M
ATCHLINE - SEE SHEET 5C

MATCHLINE - SEE SHEET 5B

DAYTONA BEACH
ID #

 DEV2023-063

06/18/2020
09/06/2024
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M
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32841.87 S.F.

6-PLEX (FARM
HOUSE)

BUILDING 3
BUILDING AREA =

 6,316 SF
FFE =

 27.90

8-PLEX (FARM
HOUSE)

BUILDING 7
BUILDING AREA =

 8,402 SF
FFE =

 27.90

6+
58

5+
00

6+
00

4+704+00

3+132+00 3+00

8-PLEX (FARM
HOUSE)

BUILDING 8
BUILDING AREA =

 8,402 SF
FFE =

 27.90

STA. 6+
57.73 STREET A =

STA. 2+
52.56 STREET F

50' BUILDING
SETBACK AND
LANDSCAPE

BUFFER

3'
LANDSCAPE

BUFFER

MAJORCA AVE

KELOWNA TRAIL

SANTORINI W
AY

W
ILLIAM

SON BOULEVARD
(R/W

 VARIES)

3' BUFFER

1
1

1
1

24" W
HITE STOP BAR

INDEX 711-001, TYP.

CR-C
CR-C

TYPE D CURB
TYPE D
CURB

TYPE D
CURB

24'

24'

24'

24'

5'
CONC S/W

20'

59'

59'

59.1'

88.6'

34.1'

34.2'

68.2'

22.9'

4'

TYPE F CURB

TIE IN TO EX. CURB

5

5

5

FIRE LANE W
/SIGN

(NO PARKING), TYP.
SEE DETAILS

36.7'

33.8'
36.4'

36.4'36.4'

27.6'

PUM
P STATION W

ITH
4' HIGH CHAIN LINK
FENCE AND GATE,
SEE DETAILS

SEE ARCHITECTURAL PLANS
FOR DRIVEW

AY AND
GARAGE DIM

ENSIONS

CR-G

CR-G

CR-G

LIGHT POLE, TYP.,
SEE LIGHTING PLAN
(W

LS-17030) FOR DETAILS

6

6" W
HITE, 5' W

IDE CROSSW
ALK, TYP.

9/6/2024
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DATE DESCRIPTION BY

TNO



PROJ. #:

PROJ. MANAGER:

DATE:

NOT VALID
WITHOUT ORIGINAL

SIGNATURE BY A
REGISTERED

PROFESSIONAL
AVID GROUP®

 COA 6139, LB 7345

5B

2980041

C. POTTER

HORIZONTAL CONTROL PLAN 2

PARCEL B TOWNHOMES @
TOMOKA TOWN CENTER
CITY OF DAYTONA BEACH, FLORIDA

TOMOKA TOWN CENTER 3, LLC

---- ---- ----1
---- ---- ----2
---- ---- ----3
---- ---- ----4
---- ---- ----5
---- ---- ----6
---- ---- ----7
---- ---- ----8
---- ---- ----9
---- ---- ----10
---- ---- --------

0'

1" =
 20'

20'
40'

M
ATCHLINE - SEE SHEET 5D

DAYTONA BEACH
ID #

 DEV2023-063
MATCHLINE - SEE SHEET 5A
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A
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7

6-PLEX (FARM
HOUSE)

BUILDING 13
BUILDING AREA =

 6,316 SF
FFE =

 27.90

6-PLEX (FARM
HOUSE)

BUILDING 14
BUILDING AREA =

 6,316 SF
FFE =

 27.90

4-PLEX (FARM
HOUSE)

BUILDING 9
BUILDING AREA =

 4,204 SF
FFE=

28.20

8

1+
00

4+
31

1+
00

2+
00

3+
00

4+
00

1+00 2+00

1+00 2+00 3+00

4-PLEX (FARM
HOUSE)

BUILDING 11
BUILDING AREA =

 4,204 SF
FFE =

 27.90

4-PLEX (FARM
HOUSE)

BUILDING 10
BUILDING AREA =

 4,204 SF
FFE =

 27.90

STA. 1+
88.67 STREET C =

STA. 1+
00.00 STREET D

3'LANDSCAPEBUFFER

3'
LANDSCAPE

BUFFER

M
YKONOS W

AY

KELOWNA TRAIL

MILAN TRAIL

STA. 4+
30.92 STREET C =

STA. 1+
87.53 STREET E

CLUBHOUSE
1,880 SF

FFE =
 27.9

PALM
ERO BLVD

CORNERSTONE BOULEVARD
(80' R/W)(MB 50, PG 102-103)

6" W
HITE, 5' W

IDE CROSSW
ALK, TYP.

3
1

1

1

1

1

24" W
HITE STOP BAR
INDEX 711-001

24" W
HITE STOP BAR

INDEX 711-001

CR-D

CR-D

TYPE D CURB

TYPE D CURB

TYPE D CURB

TYPE D CURB

TYPE D
CURB

TYPE D
CURB

3' BUFFER

72.4'

12'5'12'
9'

TYP.

19'
TYP.

9'
TYP.

19'
TYP.

24'

26.3'

24'

24'

5'
CONC S/W

19'

17.4'

12'

19.3'

12'

12'

34.6'

19'

116'

19'

36.3'

24.1'

16.9'
24'

36.3'

CR-G

3

FIRE LANE W
/SIGN

(NO PARKING), TYP.
SEE DETAILS

5

5

5

5
5

5

5

18.8'

21.3'

6' HIGH BUFFER W
ALL

7'
CONC
S/W

S/W

7'
CONC
S/W

5'
CONC
S/W

5'
CONC
S/W

35.4'

36.2

35.4'

36.3'
24.1'

20.6'

8.8' 15.5'

SEE ARCHITECTURAL PLANS
FOR DRIVEW

AY AND
GARAGE DIM

ENSIONS

CR-G

CR-G

CR-G

CR-G

CR-G

6

TYPE III BARRICADE

TYPE III BARRICADE

6
30 LF, 2' HIGH STRUCTURAL RETAINING

W
ALL W

ITH 4' BUFFER W
ALL ATOP - TO BE

DESIGNED BY STRUCTURAL ENGINEER

6' HIGH BUFFER W
ALL

LIGHT POLE, TYP.,
SEE LIGHTING PLAN

(W
LS-17030) FOR DETAILS

LIGHT POLE, TYP.,
SEE LIGHTING PLAN

(W
LS-17030) FOR DETAILS

10'x2.33' M
ONUM

ENT SIGN,
SEE DETAIL ON SHEET 12A
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4+
19

1+
00

2+
00

3+
00

4+
31

1+00 2+00 3+00

1+00

4-PLEX (FARM
HOUSE)

BUILDING 12
BUILDING AREA =

 4,204 SF
FFE =

 27.90

4-PLEX (FARM
HOUSE)

BUILDING 15
BUILDING AREA =

 4,204 SF
FFE =

 27.90

STA. 1+
00.00 STREET B =

STA. 3+
17.20 STREET E

STA. 3+
27.14 STREET B =

STA. 1+
00.00 STREET F

3'
LANDSCAPE

BUFFER

PALM
ERO BLVD

KELOWNA TRAIL

3' BUFFER

1

24" W
HITE STOP BAR

INDEX 711-001

1
1

1

24" W
HITE STOP BAR

INDEX 711-001

CR-D

TYPE D
CURB

TYPE D
CURB

TYPE D
CURB

TYPE D
CURB

3' BUFFER

79.8'

24'

24'

24'

5'
CONC S/W

34.2'

68.2'

20.7'

20'

18.9'

19.9'

19.9'

19.86'
66.6'

TIE IN TO EX. CURB

TIE IN TO
EX. PVT

TYPE F CURB

TIE IN TO EX. CURB

CR-G

5

5

5

5'
CONC
S/W

FIRE LANE W
/SIGN

(NO PARKING), TYP.
SEE DETAILS

18.7'

36.2'

36.2'

SEE ARCHITECTURAL PLANS
FOR DRIVEW

AY AND
GARAGE DIM

ENSIONS

CR-G

CR-C

6

6" W
HITE, 5' W

IDE CROSSW
ALK, TYP.
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7

6-PLEX (FARM
HOUSE)

BUILDING 13
BUILDING AREA =

 6,316 SF
FFE =

 27.90

6-PLEX (FARM
HOUSE)

BUILDING 14
BUILDING AREA =

 6,316 SF
FFE =

 27.90

4-PLEX (FARM
HOUSE)

BUILDING 9
BUILDING AREA =

 4,204 SF
FFE=

28.20

8

4-PLEX (FARM
HOUSE)

BUILDING 11
BUILDING AREA =

 4,204 SF
FFE =

 27.90

4-PLEX (FARM
HOUSE)

BUILDING 10
BUILDING AREA =

 4,204 SF
FFE =

 27.90
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VEHICULAR USE AREA OPEN SPACE
10%

 OF VUA (50,030)
   5,003+

 S.F.
50,030 X 10%

 =
 5,003 S.F.

BUILDING PERIM
ETER AREA - 4 Unit (8)

BUILDING PERIM
ETER X 5'

273' X 5'=
 1,367 S.F.

  1,367+
 S.F.

REQUIRED
PROVIDED

LANDSCAPE CALCULATIONS 

SCENIC THOROUGHFARE OVERLAY
3.5 CANOPY TREES/40' 

   59 TREES
677'/40' x 3.5 =

 59 TREES

PLANT LIST

ULM
US ALATA

QUERCUS VIRGINIANA

M
UHLENBERGIA CAPILLARIS

SCHEFFLERA ARBORICOLA 'TRINETTE'
TRECHELOSPERM

UM
 ASIATICUM

 'TRICOLOR'  

W
INGED ELM

LIVE OAK

M
UHLY GRASS

DW
ARF VAR. SCHEFFLERA

TRICOLOR JASM
INE

2.5" CAL. 10' HT.  
2.5" CAL. 10' HT. X 4' SPD.

3 GAL 14" X 14" 48" O.C.

3 GAL. 14" X 14", 36" O.C.
1 GAL. FULL, 24" O.C.

    4
    20

103

   99
   240 

TREES

ARGENTINE BAHIA
SOD

TBD
SOD

BOTANICAL NAM
E

COM
M

ON NAM
E

SIZE
QTY.

SYM
.

SHRUBS & GROUNDCOVERS

UA QVM
C

SATA

PINUS ELLIOTTI
SLASH  PINE

2.5" CAL. 10' HT.  
   21

PE

PLUM
BAGO AURICULATA 'ROYAL CAPE' TM

ROYAL CAPE PLUM
BAGO

3 GAL. 18" HT., 36" O.C. 
   202

PA

LAGERSTROEM
IA INDICA

CRAPE M
YRTLE 'M

USKOGEE'
1.5" CAL. 3 TRUNK M

IN. 8' HT. X 4' SPD.
    19

LI

3.5 UNDERSTORY TREES/80' 
   30 TREES

677'/80' X  3.5 =
 30 TREES

STO UNDERSTORY COVERAGE
BUFFER AREA =

 12,852 S.F.
   5,528 S.F.

12,852 X 1/3 =
 5,284 S.F. UNDERSTORY

STO FLOW
ERING PLANT COVERAGE

BUFFER AREA =
 12,852 S.F.

    3,217 S.F.
12,852 X 1/4 =

 3,213 S.F. FLOW
ERING PLANTS

BUILDING PERIM
ETER TREES

BUILDING PERIM
ETER X 5'

273' L.F./50 =
 5 TREES

   5 TREES

GENERAL REQUIREM
ENTS

M
INIM

UM
 3 PLANT SPECIES PER PLANTING AREA

 PROVIDED

M
INIM

UM
 90%

 OF PARKING SPACES TO BE
 100%

 OF PARKING SPACES ARE
W

ITHIN 80' OF A TREE TRUNK
 W

ITHIN 80' OF A TREE TRUNK

1,000 S.F.
1,500 S.F.

CANOPY AREA

1,000 S.F.

   250 S.F.

M
INIM

UM
 15%

 OF TOTAL SITE AREA
TO BE SHADED
313,358 x 15%

 =
 47,004 S.F.

108,000 S.F.

SHADE AREA REQUIREM
ENT

M
INIM

UM
 25%

 OF REQUIRED LANDSCAPE AREA
27,597 S.F. X 25%

 =
 6,899 S.F.

 7,698+
 S.F.

SHRUB/GROUNDCOVER  PLANTING

JUNIPERUS SILICICOLA 
SOUTHERN RED CEDAR

2.5" CAL. 10' HT.  
    17

JS
   250 S.F.

NERIUM
 OLEANDER 'PETITE PINK'

PETITE PINK OLEANDER
3 GAL. 14" HT., 36" O.C.

  27
NOP

M
AX 25%

 OF REQUIRED TREES
225 X 25%

 =
 56 TREES

 30 TREES, 13%
M

AX PALM
 TREES

LANDSCAPE YARD

CORNERSTONE BUFFER
5 TREES/100'

   22 TREES
439'/100' x 5 =

 22 TREES

M
AGNOLIA GRANDIFLORA 'LITTLE GEM

'
LITTLE GEM

 M
AGNOLIA

1.5" CAL. 8' HT.  
    25

M
G

   250 S.F.

Irrigation
a.

Perm
anent underground irrigation system

s shall be provided for all landscape areas, except preserved areas of existing vegetation. The City
m

ay allow
 a tem

porary irrigation system
 for landscape areas that utilize drought tolerant plant m

aterials as identified in the plant list w
hich

m
ay be obtained in the developm

ent services departm
ent.

b.
The irrigation system

 shall supply appropriate am
ounts of w

ater for all plant m
aterials according to their w

ater needs w
ithout overw

atering or
undue w

ater loss. Overspraying onto vehicular or pedestrian areas is prohibited. Separate zones shall be provided for turf and non turf areas.
A m

oisture or rain sensor to autom
atically shut off the system

 shall be provided to prevent unnecessary w
atering.

c.
Sprinkler heads on the sam

e circuits shall have m
atched precipitation rates. Pressure com

pensating devices or heads shall be used to prevent
excessive loss of w

ater from
 dissipation by w

inds w
here anticipated. Sprinkler heads shall be spaced so that spray patterns overlap by at least

75 percent.
d.

M
icro-irrigation system

s are encouraged to efficiently w
ater plant m

aterials w
hile reducing the dem

and on w
ater resources.

e.
M

ain irrigation pipelines shall be buried w
ith a m

inim
um

 cover of 1.5 feet. All other lines shall have a m
inim

um
 cover of one foot. All pipe and

w
iring under paving shall be placed in schedule 40 PVC sleeves or the equivalent and shall be placed at least 1.5 feet below

 finished grade for
the full length of the pavem

ent. All heads shall be set plum
b and securely in place. Heads on risers of one foot or greater above grade shall

be rigidly secured using an angle iron stake and tw
o stainless steel clam

ps. Risers shall not exceed the height of the adjacent plants and shall
be schedule 40 PVC or equivalent m

aterial painted a perm
anent flat green or black color. All risers shall be set six inches in from

 adjacent
curbs or paved areas.

BUILDING PERIM
ETER AREA - 6 Unit (3)

BUILDING PERIM
ETER X 5'

361' X 5'=
 1,807 S.F.

  1,807+
 S.F.

BUILDING PERIM
ETER TREES

BUILDING PERIM
ETER X 5'

361' L.F./50 =
 7 TREES

   7 TREES

BUILDING PERIM
ETER AREA - 8 Unit (4)

BUILDING PERIM
ETER X 5'

449' X 5'=
 2,247 S.F.

  2,247+
 S.F.

BUILDING PERIM
ETER TREES

BUILDING PERIM
ETER X 5'

449' L.F./50 =
 9 TREES

   9 TREES

4 UNIT CANOPY AREA (8)

TREES
TREE TYPE

SIZE
QTY

PALM
10' C.T. HT.

    2

CANOPY AREA

  4,000 S.F.
ACCENT TREE

1.5" CAL. 8' HT.  
    5

  8,000 S.F.

6 UNIT CANOPY AREA (3)

TREES
TREE TYPE

SIZE
QTY

PALM
10' C.T. HT.

    2

CANOPY AREA

 1,500 S.F.
ACCENT TREE

1.5" CAL. 8' HT.  
    7

 5,250 S.F.

8 UNIT CANOPY AREA (4)

TREES
TREE TYPE

SIZE
QTY

PALM
10' C.T. HT.

    2

CANOPY AREA

  2,000 S.F.
ACCENT TREE

1.5" CAL. 8' HT.  
    9

  9,000 S.F.

TOTAL

    16
    32

TOTAL

     6
   21

TOTAL

      8
    36

VIBURNUM
 OBOVATUM

W
ALTER'S VIBURNUM

3 GAL. 24" HT., 36" O.C.
   472

VO

SHEET 5A
SHEET 5B

SHEET 5C
SHEET 5D

M
AP KEY

UNIT PLANT LIST

ABELIA X GRANDIFLORA

FEIJOA SELLOW
IANA

PITTOSPORUM
 TOBIRA 'VARIEGATA'

GLOSSY ABELIA

PINEAPPLE QUAVA
VARIEGATED PITTOSPORUM

3 GAL. 14" HT., 36" O.C.

3 GAL. 14" HT., 36" O.C.
3 GAL. 14" HT., 36" O.C.

ACCENT TREES 
BOTANICAL NAM

E
COM

M
ON NAM

E
SIZE

QTY.

SHRUBS 

CERCIS CANADENSIS
EASTERN REDBUD

1.5" CAL. 8' HT.  

PLUM
BAGO AURICULATA 'ROYAL CAPE' TM

ROYAL CAPE PLUM
BAGO

3 GAL. 14" HT., 36" O.C. 

LAGERSTROEM
IA INDICA

CRAPE M
YRTLE 'M

USKOGEE'
1.5" CAL. 3 TRUNK M

IN. 8' HT. X 4' SPD.
ILEX VOM

ITORIA
YAUPON HOLLY

1.5" CAL. 3 TRUNK M
IN. 8' HT. X 4' SPD.

NERIUM
 OLEANDER 'PETITE PINK'

PETITE PINK OLEANDER
3 GAL. 14" HT., 36" O.C.

M
AGNOLIA GRANDIFLORA 'LITTLE GEM

'
LITTLE GEM

 M
AGNOLIA

1.5" CAL. 8' HT.  

VIBURNUM
 OBOVATUM

W
ALTER'S VIBURNUM

3 GAL. 14" HT., 36" O.C.

PALM
 TREES SABAL PALM

ETTO
SABAL PALM

6'  C.T. HT.  
 30

ILEX VOM
ITORIA 'SCHILLINGS'

JUNIPERUS CONFERTA
TRECHELOSPERM

UM
 ASIATICUM

 'TRICOLOR'  

DW
ARF YAUPON HOLLY

BLUE PACIFIC JUNIPER
TRICOLOR JASM

INE

1 GAL FULL, 24" O.C.

1 GAL. FULL, 24" O.C.
1 GAL. FULL, 24" O.C.

DW
ARF SHRUBS & GROUNDCOVERS 

CARISSA M
ACROCARPA 'EM

ERALD BLANKET'
DW

ARF NATAL PLUM
1 GAL. FULL, 24" O.C.

RAPHIOLEPIS INDICA
DW

ARF INDIAN HAW
THORN

1 GAL. FULL, 24" O.C.

LIRIOPE 'EVERGREEN GIANT'
E.G. LIRIOPE

1 GAL. FULL, 24" O.C.

CODE NOTES:
VEHICULAR USE LANDSCAPE REQUIREM

ENTS:
1. ALL LANDSCAPE ISLANDS UNDER 400 SF HAVE BEEN LANDSCAPED
2. ALL LANDSCAPE ISLANDS CONTAIN A TREE. ALL PARKING SPACES ARE W

ITH IN 80' OF A TREE.
3. ALL LANDSCAPE ISLANDS ARE GREATER THAN 140 SF
4. THERE ARE NO M

ORE THAN 15 PARKING SPACES BETW
EEN LANDSCAPE ISLANDS.

5. LANDSCAPE ISLANDS ACCOUNT F0R A M
IN.  OF 10%

 OF THE PAVED AREA
6. FOR AREAS SUBJECT TO VUA REQUIREM

ENTS,  AN EVERGREEN HEDGE M
UST FORM

 A CONTINUOUS, VISUAL, OPAQUE SCREEN.

PERIM
ETER LANDSCAPE REQUIREM

ENTS:
1. REFER TO PLANS
2. CYPRESS TREES SHALL BE RESTRICTED TO NO M

ORE THAN 10%
 OF THE M

ATERIAL M
IX FOR STO BUFFERS

AND SHALL ONLY BE LOCATED ON INTERIOR SITES W
ITHIN STO BUFFERS.

BUILDING PERIM
ETER AREA - Clubhouse

BUILDING PERIM
ETER X 5'

224' X 5'=
 1,120 S.F.

  1,120+
 S.F.

BUILDING PERIM
ETER TREES

BUILDING PERIM
ETER X 5'

224' L.F./50 =
 5 TREES

   5 TREES

CLUBHOUSE CANOPY AREA (1)

TREES
TREE TYPE

SIZE
QTY

CANOPY AREA

ACCENT TREE
1.5" CAL. 8' HT.  

    5
  8,000 S.F.

TOTAL

     5

DAYTONA BEACH
ID #

 DEV2023-063
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Agenda Item 4.F. (Legislative Hearing) 

Land Development Code Text Amendments 

DEV2024-304 

Amending Article 6.10 of the LDC 
 

 

STAFF REPORT 

DATE: September 20, 2024 

TO:  Planning Board Members 

FROM: Dennis Mrozek, AICP, Planning Director 

 

PROJECT REQUEST 

 

A request by Robert A. Merrell III and Jessica Gow, Cobb Cole, on behalf of Peter Costanza, 

Lamar Advertising, to amend the Land Development Code (LDC), Section 6.10.J.2.C.iii., to allow 

an existing nonconforming billboard along West International Speedway Blvd. and within 500 feet 

of Bayless Blvd. to be removed and replaced with a digital billboard at the same location.  

 

PROJECT DESCRIPTION 

 

The applicant is seeking approval of an amendment to the LDC that would allow the owner of the 

existing static billboard on the property at the southwest corner of Bayless Blvd. and West 

International Speedway Blvd (W. ISB) to be removed and replaced with a digital billboard. Digital 

billboard replacement requires the removal of four existing billboards located within the City. 

 

BACKGROUND 

 

In December 2015, the City Commission approved an LDC text amendment which allowed digital 

billboards in the City with certain requirements.  The amendment allowed existing conforming 

static billboards to be replaced with a digital billboard, provided four existing billboard faces were 

removed within the City. The amendment also included several locations along W. ISB with 

nonconforming static billboards to also qualify as an allowable location for a digital billboard 

replacement. These qualifying locations were within 500 feet of the centerlines of Nova Road, 

Clyde Morris Blvd., and Williamson Blvd. The goal of the amendment that allowed digital 

billboard replacement included the reduction of the number of existing billboards in the City, 

improving aesthetics of I-95 and City thoroughfares, and allowing for emergency announcements 

or alerts to be displayed on a moment’s notice on the digital billboard. In April 2019, the City 

Commission approved an additional LDC text amendment to the allowable digital billboard 

replacement locations by removing the Clyde Morris Blvd. location and adding the Fentress Blvd. 

location.  
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Bayless/W.ISB Static Billboard 

 

Bayless/W.ISB Static Billboard 

 

  
Fentress/W.ISB Digital Billboard Nova/W.ISB Digital Billboard 

 

The static billboards at Nova Road and Fentress Blvd. have been replaced with digital billboards, 

in accordance with all LDC requirements. The addition of the digital billboards at Fentress Blvd. 

and Nova Road have included the removal of billboards on Mason Avenue and E. ISB on the 

beachside. 

 

PROPOSED LDC TEXT CHANGE 

 

The applicant is seeking approval of the following proposed text amendment for Article 6, 

Section 6.10.J.2.c.iii of the Land Development Code to permit a digital billboard along W. ISB 

and within 500 feet of Bayless Blvd.  Proposed additions to the LDC are shown in underlined 

format below. 

J.  Sign Types and General Standards. The following types of signs are permitted in various 

zoning districts. Wherever permitted, a sign shall meet these general standards and any 

additional standards or restrictions established in the sign schedule for the district in which it 

is located.  

2.  Billboards Permitted Only Along Certain Arterial Streets.  

c.  Digital billboards shall be permitted in accordance with the following conditions, 

and shall comply with the standards set forth in Section 6.10.J.2.b, except as modified 

below:  

iii.  Location. Digital billboards permitted in accordance with the exchange 

provisions of Section 6.10.J.2.c.i may be constructed only in the following 

locations:  
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(a)  Digital billboards may be located anywhere billboards are permitted in 

accordance with Section 6.10.J.2.b.  

(b)  An existing billboard along I-95 which is non-conforming due to setbacks 

or spacing may be removed and replaced with a digital billboard in the same 

location.  

(c) An existing non-conforming billboard located along West International 

Speedway Boulevard and within 500 feet of the centerline of Nova Road, 

Fentress Boulevard, Bayless Boulevard, or Williamson Boulevard may be 

removed and replaced with a digital billboard in the same location. 

 

AMENDMENT ANALYSIS 

 
Text Amendment Review Standards 

The purpose of Section 3.4.B.1 is to provide a uniform means for amending the text of this Code 

whenever the public necessity, convenience, general welfare, comprehensive plan, or appropriate 

land use practices justify or require doing so.  

The advisability of amending the text of this Code is a matter committed to the legislative 

discretion of the City Commission and is not controlled by any one factor. In determining whether 

to adopt or deny the proposed text amendment, the City Commission shall weigh the relevance of 

and consider whether and the extent to which the proposed amendment. The applicant has also 

provided a response to the criteria below, which can be found in Attachment A. 

 

a. Is consistent with the comprehensive plan; 

 

Staff has reviewed the request for consistency with the comprehensive plan and offers 

no objections. 

 

b. Is in conflict with any provision of this Code or the Code of Ordinances; 

 

Existing non-conforming billboards in the City are permitted to exist provided they are 

not altered or expanded. The City Commission approved an LDC text amendment that 

allowed certain locations of billboards in the City the ability to replace an existing static 

billboards with a digital billboard.  

 

The proposed amendment will allow the current static billboard at Bayless Blvd. to be 

replaced with a digital billboard in accordance with LDC standards for digital billboard 

replacement. Should this request be approved by the City Commission, the 

modification would not conflict with the LDC. 

 

c. Is required by changed conditions; 

 

The proposed text amendment is required to allow a non-conforming billboard along 

W. ISB and within 500 feet of the centerline of Bayless Boulevard to be converted to 

a digital billboard, provided all LDC requirements are met. 
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d. Addresses a demonstrated community need; 

 

Per the LDC, digital billboard permittees shall display emergency announcements or 

alerts (e.g. Amber Alerts, Silver Alerts and Evacuation Alerts) on the digital billboard 

at no charge on an as-needed basis as determined by the City. 

 

e. Is consistent with the purpose and intent of the zoning districts in this Code, 

or would improve compatibility among uses and would ensure efficient 

development within the city; 

 

An existing non-conforming digital billboard is currently located north of West ISB 

and is within 500 feet of the centerline of Bayless Boulevard. Existing non-conforming 

billboards may be removed and replaced with a digital billboard in the same location 

and height (Sec.6.10.J.2.c.iv.b).   

 

f. Would result in a logical and orderly development pattern; and 

 

The proposed LDC text amendment will create a logical and orderly development 

pattern by providing a regulation for the location and placement of digital billboards. 

 

g. Would 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. 

 

Staff does not anticipate any environmental impacts with the proposed LDC text 

amendment. 

 

RECOMMENDATION 

 

Permitting digital billboards within the City is a policy matter ultimately decided by the City 

Commission after a recommendation by the Planning Board. Staff supports the Board’s 

recommendation.  

 

An affirmative vote of the majority of Planning Board members present and voting shall be 

required to recommend approval to the City Commission.  

 

This item is tentatively scheduled to be heard by the City Commission for first reading on 

November 6, 2024, and for second reading on November 20, 2024 (Public Hearing). 
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LDC TEXT AMENDMENT NARRATIVE CRITERIA 

SECTION 3.4.B.3. 

a. Is the LDC Text Amendment consistent with the Comprehensive Plan?

The Application is consistent with the Comprehensive Plan and allows for advertising

in an appropriate number and scale within the City of Daytona Beach to support

commercial businesses and allow for the sharing of information.

b. Is the LDC Text Amendment in conflict with any provision of the LDC or the Code of

Ordinances?

The Application is not in conflict with any provision of the LDC or the Code of

Ordinances.

c. Is the LDC Text Amendment required by changed conditions?

The Application is consistent with changing billboard technology to deliver messages

to drivers through changeable electronic copy that is appropriately scaled to ensure

delivery of information without creating a distraction to motorists.

d. Does the LDC Text Amendment address a demonstrated community need?

The Application is consistent with changing billboard technology to deliver messages

to drivers through changeable electronic copy that is appropriately scaled to ensure

delivery of information without creating a distraction to motorists.

e. Is the LDC Text Amendment consistent with the purpose and intent of the zoning districts

in the LDC, or would it improve compatibility among uses and ensure efficient

development within the City?

The Application is consistent with the purpose and intent of the zoning districts in the

LDC and will improve compatibility by upgraded billboard technology and delivering

messages to drivers without distraction.

f. Would the LDC Text Amendment result in a logical and orderly development pattern?

The Application is consistent with the Comprehensive Plan and allows for advertising 

in an appropriate number and scale within the City of Daytona Beach to support 

commercial businesses and allow for the sharing of information.  
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g. Would the LDC Text Amendment result in significantly adverse impacts on the natural 

environment, including but not limited to water, air, noise, stormwater management, 

wildlife, vegetation, wetlands or the natural functioning of the environment? 

The Application will not adversely affect or impact the natural environment. 
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Agenda Item 4G (Legislative Hearing) 

 Land Development Code Text Amendment 

     DEV2024-591 

Section 3.4.F. Planned Development Extension Process 

STAFF REPORT 

DATE:  September 20, 2024 

TO: Planning Board Members 

FROM: Dennis Mrozek, AICP, Planning Director 

AMENDMENT REQUEST 

A request by the Growth Management and Planning Department, Planning Division, to amend 

Article 3 (Review Process), Section 3.4.F (Planned Development), of the Land Development 

Code (LDC), to limit PD extension requests to only PD Agreements that have not yet expired. 

AMENDMENT DESCRIPTION 

Staff is seeking approval to amend the Land Development Code (LDC) to limit requests for 

extensions to the timetable for development within a Planned Development (PD) Agreement to 

only those PD Agreements that have not already expired. Currently, requests to extend a PD 

Agreement (whether expired or not expired) can be approved by the City Commission at a single 

hearing, without review of the Planning Board. But if approved, this LDC amendment would 

require property owners requesting to extend expired PD Agreements to apply for an amendment 

to the PD through the rezoning process. This process requires the property owner to make a 

formal application to the City to rezone the property, conduct a neighborhood meeting, be 

reviewed by staff and the Planning Board (and Redevelopment Board, if applicable), then 

approved by the City Commission at a public hearing.  

PROPOSED AMENDMENT 

The following is the proposed change to the LDC. Proposed additions are shown below in 

underline:  

Section 3.4.F. Planned Development. 

***[omitted text not affected by this amendment]*** 

8. Lapse; Extension. Except as provided below, Approval of the classification of land to

a PD zoning district does not lapse, but approval of the PD Plan/Agreement shall

automatically lapse if an application for a Major Subdivision Preliminary Plat, Minor
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Subdivision Plat, or Site Plan (Major or Minor) for any part of the development described 

by the approved PD Plan/Agreement is not submitted within two years after approval of 

the Planned Development, or any other expiration period approved as part of the PD 

Plan/Agreement. The City Commission may extend the two-year expiration period set 

forth above, or other expiration periods set forth in the PD Plan/Agreement, by resolution 

for good cause shown; provided, however, that a request for an extension of any such 

expiration period must be made before the period lapses.  If a PD Plan/Agreement lapses, 

the owner of the PD-zoned land may apply to amend the PD zoning classification to 

incorporate a new PD Plan/Agreement (see paragraph 10 below) or apply to reclassify the 

site to another base or PD district. Alternatively, The City may administratively rezone 

the lands or any portion thereof, consistent with requirements of law. 

***[omitted text not affected by this amendment]*** 

 

AMENDMENT ANALYSIS 

 
Text Amendment Review Standards 

The purpose of Section 3.4.B.1 is to provide a uniform means for amending the text of this Code 

whenever the public necessity, convenience, general welfare, comprehensive plan, or appropriate 

land use practices justify or require doing so.  

The advisability of amending the text of this Code is a matter committed to the legislative 

discretion of the City Commission and is not controlled by any one factor. In determining 

whether to adopt or deny the proposed text amendment, the City Commission shall weigh the 

relevance of and consider whether and the extent to which the proposed amendment: 

a. Is consistent with the comprehensive plan; 

          The proposed text amendment is consistent with the comprehensive plan. 

 
b. Is in conflict with any provision of this Code or the Code of Ordinances; 

The proposed amendment would not be in conflict with the LDC and Code of Ordinances 

if adopted by the City Commission.  
 

c. Is required by changed conditions; 

The proposed amendment would require expired PD Agreements to be reviewed through 

a formal rezoning process. This process includes staff analysis of the proposed uses and 

development standards established in the PD. Older PD Agreements would be analyzed 

for current development patterns around the property, in addition to compatibility of the 

surrounding land uses.  

 
d. Addresses a demonstrated community need; 

The change allows the Planning Board the ability to review and make recommendations 

to the City Commission on PD extension requests that are more appropriate with current 

development patterns. 

 
e. Is consistent with the purpose and intent of the zoning districts in this Code, or 

would improve compatibility among uses and would ensure efficient development 

within the city; 
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Older and expired PD Agreements will be reviewed for current development patterns in 

the surrounding area. Compatibility among uses would be re-evaluated and addressed 

through the rezoning process.  

 

f. Would result in a logical and orderly development pattern; and 

Review of older and expired PD Agreements with current uses and development patterns 

would result in logical and orderly development patterns. 

 
g. Would 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. 

Staff does not anticipate any adverse environmental impacts with the proposed 

amendment. 

 

RECOMMENDATION 

 

Staff recommends approval of the request to amend the Land Development Code to limit PD 

extension requests to only PD Agreements that have not yet expired.  

 

A majority vote by the Planning Board members present and voting is required to recommend 

approval to the City Commission. The item is anticipated to be heard by the City Commission 

for a first reading on November 6, 2024, and for second reading on November 20, 2024. 
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