
   
The City of Daytona Beach 

AGENDA 
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6:00 PM - Thursday, June 26, 2025 
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 _ Planning Board Meeting held at 301 S. 

Ridgewood Avenue, Daytona Beach, FL 32114.  
3A - PB Draft Minutes 05222025 

4 - 9 

 
4. NEW ITEMS   
 4.A. Pearl Beach Club Planned Development – General (PD-G) Rezoning - 

DEV2024-573 (Quasi-Judicial Hearing) 
A request by Robert A. Merrell III, Esq., Cobb Cole, on behalf of Daytona 
Beach 1299, LLC (property owner) to rezone 2.2± acres of property from 
Tourist Accommodations (T-1) to Planned Development-General (PD-G), for 
the development of a hotel. The property is located at 1299 S Atlantic Avenue.  
4A -Pearl Beach Club PD 

10 - 109 

 
 4.B. Florida Logistics Center Large-Scale Comprehensive Plan Amendment 

(LSCPA) - DEV2024-379 (Legislative Hearing) 
A request by Jessica Gow, Esq., of Cobb Cole & Associates, on behalf 
of FL P40, LLC (the property owner), for approve a Large-Scale 
Comprehensive Plan Amendment (LSCPA). The amendment proposes 
changing the future land use designation of a 276.5± acres of property 
from Existing Potential Parks (EX-PP), General Industrial (GI), 
Interchange Commercial (IC), Level 1 Residential (L1-R), Mixed Use 
(MU), and Office Transition (OT) to Mixed Use (MU). It also includes 
amendments to the Neighborhood R development policies to allow up to 
6,000,000 square feet of office and light industrial uses, 100,000 square 
feet of retail, and up to 1,500 residential units (approximately 5.4 units 
per acre). The property is generally located south of Beville Road and 
west of Williamson Boulevard. The applicant is also requesting to 
rezone the site to Planned Development–General (PD-G).  

110 - 184 
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4B - Florida Logistics LSCPA 

 
 4.C. Florida Logistics Center - Planned Development-General (PD-G) 

Rezoning - DEV2024-378 (Quasi-Judicial Hearing) 
A request by Jessica Gow, Esq., of Cobb Cole & Associates, on behalf 
of FL P40, LLC (the property owner), to rezone 276.5± acres of property 
from Agricultural (AG) to Planned Development–General (PD-G) to 
accommodate a regional industrial park and associated mixed-use 
development. The property is generally located south of Beville Road 
and west of Williamson Boulevard.  
4C - Florida Logistics Rezoning 

185 - 239 

 
 4.D. Drury Hotel Planned Development – General (PD-G) Rezoning - DEV2025-

066 (Quasi-Judicial Hearing) 
A request by Robert A. Merrell III, Esq., Cobb Cole, on behalf of Drury 
Development Corporation (property owner) to rezone 4.6± acres of 
property from Tourist / Highway Interchange (T-5) to Planned 
Development-General (PD-G), for the development of a hotel. The 
property is located at 2600 and 2610 West International Speedway 
Boulevard.  
4D - Drury Hotel PD 

240 - 292 

 
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 - Board needs to select a representative for Downtown 
Redevelopment Board. 
  
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. 

Page 2 of 292



 

 

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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MINUTES 

 
REGULAR MEETING – PLANNING BOARD 

 
May 22, 2025 

 
Minutes of the Regular Meeting of the Planning Board for the City of Daytona Beach, Florida, held on 
Thursday, May 22, 2025, at 6:00 p.m. in the Commission Chambers, City Hall, 301 South Ridgewood 
Avenue, Daytona Beach, Florida. 

 
1. Call to Order 
 
 Mr. McLean, Chair, called the meeting to order. 
 
2. Roll Call 
 
 Board Members Present: 
 Tony Barhoo    Present 
 Josephine Callis   Present 

Michael McLean   Present  
Milverton Robinson   Present  
Tony Servance   Present 
Cathy Washington   Present  
Vernon Weatherholtz   Present  

  
 Also Present: 
 

Dennis Mrozek, Planning Director 
David Russell, City Attorney 
Danalee Petyk, Senior Planner 
Luke Rinkus, Planner 
Luci Brito, Office Specialist 
 

3. Approval of the Minutes -  April 24, 2025 
 

Approval of the Minutes of the April 24, 2025, Planning Board Meeting held at City Hall, 301 
South Ridgewood Avenue, Daytona Beach, Florida. 
 
A motion was made by Mr. Barhoo, seconded by Mr. Weatherholtz to approve the minutes with 
corrections.  The motion carried (7-0) with the breakdown as follows: 
 
Tony Barhoo    Yes 

 Josephine Callis   Yes 
Michael McLean   Yes 
Milverton Robinson   Yes 
Tony Servance   Yes  
Cathy Washington   Yes  
Vernon Weatherholtz   Yes 
 

Agenda Item #3.A.
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4. Items 
 

A. 660 Mason Avenue - Planned Development–General (PD-G) Rezoning DEV2023-333 
(Quasi-Judicial Hearing) 
 
A request by Patrick Kennedy on behalf of 340 Marion, LLC (property owner) to rezone 2.33± 
acres of property from Business Automotive (BA) and Single-Family Residential-5 (SFR-5) to 
Planned Development General (PD-G), to bring an existing development into compliance and 
allow for commercial or multifamily uses on the property. 
. 
Staff Presentation: 
 
Danalee Petyk , Senior Planner presented the staff report which was included as part of the packet. 
A request by Patrick Kennedy on behalf of 340 Marion, LLC (property owner) to rezone 2.33± 
acres of property from Business Automotive (BA) and Single-Family Residential-5 (SFR-5) to 
Planned Development General (PD-G), to bring an existing development into compliance and 
allow for commercial or multifamily uses on the property. The property is located at 660 Mason 
Avenue. 
 
Mr. Robinson would like to see landscaping added to the site. 
 
Ms. Petyk advised that the applicant has plans to add landscaping to the perimeter of the building. 
 
Applicant Presentation: 
 
Patrick Kennedy, 673 3rd  Avenue, Palatka, Fl. on behalf of 340 Marion L.L.C.  was present to 
answer questions. 
 
Mr. Robinson wanted to know what type of business would be opening on this site. 
 
Mr. Kennedy stated he was not sure what the applicant had in mind for the future of the property. 
 
Mr. Weatherholtz stated he heard the building was being condemned.  
 
Mr. Kenedy advised he had not heard of any condemnation issues with the building. He stated 
the building would be brought up to code. 

 
A motion was made by Mr. Barhoo, seconded by Ms. Washington, to approve A. 660 Mason 
Avenue - Planned Development–General (PD-G) Rezoning DEV2023-333. The motion carried 
(6-1) with the breakdown as follows: 
 
Tony Barhoo    Yes 

 Josephine Callis   Yes 
Michael McLean   Yes 
Milverton Robinson   Yes 
Tony Servance   Yes  
Cathy Washington   Yes  
Vernon Weatherholtz   Nay 
 

Agenda Item #3.A.
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B. Madison Oaks - Planned Development–General (PD-G) Rezoning  DEV2024-166 (Quasi-
Judicial Hearing) 
 
A request by Jessica Gow, Esq., Cobb Cole, on behalf of First Core 92425, LLC (property owner) 
to rezone 4.98± acres of property from the Madison Oaks Residential Planned Unit Development 
to Planned Development-General (PD-G), for the development of a 32-unit townhouse 
subdivision. 
 
Staff Presentation: 
 
Danalee Petyk , Senior Planner presented the staff report which was included as part of the packet. 
A request by Jessica Gow, Esq., Cobb Cole, on behalf of First Core 92425, LLC (property owner) 
to rezone 4.98± acres of property from the Madison Oaks Residential Planned Unit Development 
to Planned Development-General (PD-G), for the development of a 32-unit townhouse 
subdivision. The property is located south of Madison Avenue, north of North Street, east of the 
terminus of Margaret Drive. 
 
Applicant Presentation: 
 
Rob Merrell Esq., Cobb Cole, on behalf of First Core 92425, LLC (property owner). Was present 
to answer any questions.  

  
 Mr. McLean asked if the modification to the lot and building size was necessary. 
 

Mr. Merrell stated to work around the trees some things had to be changed such as lot and building 
size. The applicant also wants to allow for a lot of common spaces within the site. 

  
Mr. Barhoo wanted to know how much of an impact the surrounding neighborhood can expect 
once construction begins. 
 
Mr. Merrell stated the traffic impact is obvious due to the addition of 32 units. He stated the 
applicant has worked out the drainage and traffic impacts. Even though that is not normally done 
at this stage of approval. 
 
Mr. Weatherholtz wanted to know the dimensions of the driveways. He is concerned about 
vehicles parking on the street. 
 
Jake Stare 300 Interchange Blvd. Ormond Beach on behalf of the applicant. He stated all the units 
will have a one car garage and a driveway of about 25 feet for a second vehicle. 
 
Mr. Weatherholtz wanted to know if the retention ponds had an outflow. 
 
Chris Stare, 300 interchange Blvd, Ormond Beach on behalf of the applicant stated they did have 
an outflow in the retention ponds. 
 
Tom Hill Sr., 1061 North Street, is against the project. 
 
Jenny Nazak, 501 Harvey Avenue, is in favor of the project. 
 

Agenda Item #3.A.
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Mary Ann Harvey, 1071 Madison Avenue, is against the project. 
 
Josephine Pope, 1080 Margaret Drive, is against the project. 
 
John Nicholson, 413 N. Grandview Avenue, is in favor of the project. 
 
Mr. Merrell stated this development is not rental apartments or affordable housing. These will be 
individually owned townhomes.  
 
Board Action: 

A motion was made by Mr. Barhoo, seconded by Mr. Weatherholtz, to approve Madison Oaks - 
Planned Development–General (PD-G) Rezoning  DEV2024-166. The motion carried (7-0) with 
the breakdown as follows: 

Tony Barhoo    Yes 
Josephine Callis   Yes 
Michael McLean   Yes 
Milverton Robinson   Yes 
Tony Servance   Yes  
Cathy Washington   Yes  
Vernon Weatherholtz   Yes 

C. West Speedway Preliminary Plat DEV2024-694 (Quasi-Judicial Hearing) 

A request by Daniel La Rosa of Lenar Homes LLC, on behalf of Malcom Jones III of LPGA 
Venture Holdings, LLC, to approve a preliminary plat for 162 lots for single family homes. This 
will include all stormwater, road and utility infrastructure. The site is 78.83± acres located north 
of W International Speedway Blvd and south of Grande Champion Blvd.  
 
Staff Presentation: 
 
Luke Rinkus, Planner, presented the staff report which was included as part of the packet. A 
request by Daniel La Rosa of Lenar Homes LLC, on behalf of Malcom Jones III of LPGA Venture 
Holdings, LLC, to approve a preliminary plat for 162 lots for single family homes. This will 
include all stormwater, road and utility infrastructure. The site is 78.83± acres located north of W 
International Speedway Blvd and south of Grande Champion Blvd.  
 
Mr. Barhoo asked what the standard lot size was in our Code. 
 
Mr. Mrozek stated 50 foot is a standard lot size. But on this project these lot sizes were approved 
in the PD Agreement. 
 
Board Action: 
 
A motion was made by Mr. Barhoo, seconded by Ms. Washington to approve West Speedway 
Preliminary Plat DEV2024-694. The motion carried (7-0) with the breakdown as follows: 
 
Tony Barhoo    Yes 

Agenda Item #3.A.
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 Josephine Callis   Yes 
Michael McLean   Yes 
Milverton Robinson   Yes 
Tony Servance   Yes  
Cathy Washington   Yes  
Vernon Weatherholtz   Yes 
 

D. Facilitate Affordable and Inclusive Housing - Land Development Code Text Amendment 
DEV2025-221 (Legislative Hearing) : 
 
Item continued till next month. 
 

E. Standards for Specific Principal Uses - Land Development Code Text Amendment 
DEV2025-299 (Legislative Hearing) 
 
A request by the Growth Management and Planning Department, Planning Division, to amend 
Sections 5.2.B.18 & 5.2.B.24 of the Land Development Code (LDC) to clarify kitchen equipment 
requirements for establishments serving alcohol and to remove prohibitions for advertising and 
signage allowances for hotel or motel accessory uses. 
 
Staff Presentation:  
 
Dennis Mrozek, Planning Director, presented the staff report which was included as part of the 
packet. A request by the Growth Management and Planning Department, Planning Division, to 
amend Sections 5.2.B.18 & 5.2.B.24 of the Land Development Code (LDC) to clarify kitchen 
equipment requirements for establishments serving alcohol and to remove prohibitions for 
advertising and signage allowances for hotel or motel accessory uses 
. 
John Nicholson, 413 N. Grandview Avenue, is against this text amendment. 
Board Action: 
 
A motion was made by Mr. Barhoo, seconded by Mr. Weatherholtz to approve Standards for 
Specific Principal Uses - Land Development Code Text Amendment DEV2025-299. The motion 
carried (7-0) with the breakdown as follows: 
   
Tony Barhoo    Yes 
Josephine Callis   Yes 
Michael McLean   Yes 
Milverton Robinson   Yes 
Tony Servance   Yes  
Cathy Washington   Yes  
Vernon Weatherholtz   Yes 

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 

Agenda Item #3.A.
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F. Staff Comments 
G. Board Members Comments 

  
6.  Adjournment 
 
There being no further business, the meeting was adjourned. 7:38 p.m. 
 
 
 
 
_______________________________                         _____________________________ 
 
Michael McLean, Chair     Luci Brito, Secretary 
 
 

Agenda Item #3.A.
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          Agenda Item 4A (Quasi-Judicial 
Hearing) Planned Development - General 

Rezoning       DEV2024-573 
Pearl Beach Club PD 

STAFF REPORT 
MEETING DATE: June 26, 2025, Planning Board 

REPORT DATE: June 13, 2025 

SUBJECT: DEV2024-573 Pearl Beach Club PD-G Rezone 

APPLICANT: Robert A. Merrell III, Esq., Cobb Cole 

OWNER: Daytona Beach 1299, LLC 

STAFF: Danalee Petyk, AICP, Senior Planner 

SUMMARY OF REQUEST 

This request is for a rezone of ± 2.2 acres of land from the Tourist Accommodations (T-1) to 
Planned Development – General (PD-G) for the development of a hotel. 

As part of the PD-G rezoning, the applicant has requested the following waivers and Land 
Development Code (LDC) modifications: 

• Waiver from typical setbacks for a development in the Tourist Accommodation (T-1)
zoning district

• Waiver to allow the advertising (signage) of restaurants within hotels

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 August 6, 2025, and for 2nd reading on August 20, 2025.   

Staff recommendation: Staff 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 rezone 
of ± 2.2 acres from Tourist Accommodations (T-1) to Planned Development – General (PD-G) 
to the City Commission with a recommendation of approval.  

Agenda Item #4.A.
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SITE INFORMATION 
Location: 1299 S Atlantic Avenue 
Parcel No(s): 5309-38-01-0010 

Property Size: ± 2.2 acres 

Existing Zoning: Tourist Accommodations (T-1) 

Existing Future Land Use: Tourist Accommodations (TA) 

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  TA T-1 

North  Hotel TA T-1 

South Hotel TA T-1 

East Atlantic Ocean N/A N/A 

West (across S Atlantic Ave) Retail Retail T-4 

Agenda Item #4.A.
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PROJECT DESCRIPTION 
The applicant proposes to rezone ± 2.2 acres of vacant property from Tourist Accommodations 
(T-1) to Planned Development – General (PD-G) to allow for the development of a 24-story 
hotel. The hotel development will include a parking garage and restaurant located within the 
building.  
 
The general development plan for the hotel use on the property is shown in Attachment A.   
 
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 Tourist Accommodations (TA) future land use designation, which is 
an area composed primarily of accommodations for short-term visitors with a floor area 
ratio not to exceed 3.0. The proposed hotel will comply with the maximum FAR. The use 
and intensity proposed are consistent with the Tourist Accommodations future land use 
designation of the property.  

 
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 two (2) modifications to these 
standards, as detailed below and in the attached Waiver & Benefits Letter (Attachment 
B).   
 
LDC Modifications & Project Details 
o Lot Development Criteria – The applicant has requested a waiver from Section 4.5.B, 

LDC, to revise the side setback dimensional standards for developments in the T-1 

Agenda Item #4.A.
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DEV2024-573 Pearl Beach Club PD-G Rezoning 
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zoning designation. The LDC establishes the side setback in the T-1 district as 15 ft 
plus 6 in. for every foot of height of the building over 35 ft. With the proposed height 
of the building, this would require a side setback of approximately 87.5 ft. The 
applicant is requesting the waiver to allow the side setback to range from 25 ft to 60 
ft. 
 
Section 4.8, LDC, requires proposed Planned Developments to establish minimum 
lot standards within the PD Agreement including setbacks. 
 

o Signage – The applicant has requested a waiver from Section 5.2.B.24.b.ii, LDC, 
which prohibits the outside advertising and signage for accessory uses, including 
restaurants, located within the hotel. This waiver would allow the development’s 
signage to include advertising of the restaurant use. 
 
A text amendment to the Land Development Code to revise this signage prohibition 
is under review with City Commission and is scheduled for public hearings in July 
2025. If the text amendment is adopted, this waiver will not be necessary and 
advertising of the restaurant use would be permitted. As such, staff does not object 
to the waiver request. 

 
iii.  Addresses a demonstrated community need; 
 
The applicant has provided a Waiver & Benefits Letter (Attachment B) 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 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. 
 
iv. Is compatible with existing and proposed uses surrounding the subject land, 
and is the appropriate zoning district for the land; 
 
The proposed hotel use is located in the Tourist Accommodations area along the east 
side of A1A which has developments of similar scope and character. The development 
is compatible with the existing and proposed uses in the surrounding area. 
 
The property has an existing T-1 zoning classification which allows the development of 
a hotel. 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. The 
proposed architectural renderings showing the design of the building are in Attachment 
C. 
 
 
 

Agenda Item #4.A.
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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 zoning for 
tourist accommodations; 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 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 site plan 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 use and the development plan. 
 
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 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 Tourist Accommodations (T-1) which is consistent with 
the TA future land use designation on the property. The T-1 zoning district is primarily intended 
for visitor accommodation uses including accessory uses, retail, and restaurants. The applicant 
proposes to rezone the property to a PD to accommodate a 24-story hotel and incorporate the 
requested waivers and development standards. 
 
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 

Agenda Item #4.A.
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DEV2024-573 Pearl Beach Club PD-G Rezoning 
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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 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 tourist accommodation 
area. 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. 
 
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 development of the property must be 
submitted within five (5) years of the approval of the PD Agreement, with substantial completion 
within ten (10) years of approval.  
 
5. Conversion Schedule 
The PD proposes only “hotel or motel” uses; therefore, a residential conversion schedule is not 
necessary. 
 
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 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 are 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 Hotel or Motel with accessory uses typically associated with hotel developments 
including restaurants and hotel bars/lounges 

o Temporary Factory-Fabricated Transportable Building with a maximum duration of 24 
months. 
 

8. Densities/Intensities 
The applicant proposes a maximum Floor Area Ratio of 3.0 which is the maximum intensity 
permitted by the Tourist Accommodations (TA) future land use designation on the property. 
 
 

Agenda Item #4.A.
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DEV2024-573 Pearl Beach Club PD-G Rezoning 
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9. Dimensional Standards 
The following lot development criteria shall apply to the property: 
 

o Maximum building height: 24 stories – 285’ provided that six stories shall be dedicated 
at least 50% to parking or vehicular maneuvering area 

o Minimum lot area: 53,000 sq. ft. 
o Minimum lot width: 205’ 
o Minimum lot depth: 265’ 
o Minimum building setbacks: 

- Front (South Atlantic Ave): 25’ 
- Side (North, South):25’ * (*south setback 60’ at widest portion) 
- Rear (East): 75’ 

o Maximum building coverage: 26% 
o Minimum open space: 35% 
o Maximum floor area ratio: 3.0 
o Maximum top elevation for above ground parking garage: 80’ above ground level 

 
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 January 27, 2025, as required by the 
LDC. A summary of the neighborhood meeting prepared by the applicant is in Attachment D.  
 
RECOMMENDATION 
 
Staff 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 rezone of ± 2.2 acres 
from Tourist Accommodations (T-1) to Planned Development-General (PD-G) 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 August 
6, 2025, and for 2nd reading on August 20, 2025.   

Agenda Item #4.A.
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OF COUNSEL 
Larry D. Marsh 
Ira Halfond 

William M. Cobb (1881-1939) 
Thomas T. Cobb (1916-2004) 
W. Warren Cole, Jr. (1926-2008) 

 December 19, 2024 

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

Re: Pearl Beach Club – Planned Development Rezoning – DEV2024-573 - 
Modifications and Benefits Letter 

Dear Dennis: 

As you know, it is the Firm’s pleasure to represent Daytona Beach 1299, LLC (the 
“Applicant”) with respect to the requested Planned Development Rezoning of the property located 
along Atlantic Avenue in Daytona Beach, Florida which is the subject of DEV2024-573 (the 
“Property”). The Applicant intends to rezone the property to allow development of a hotel use for 
the site and supporting retail. 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 Pearl Beach Club is envisioned as a landmark development that seamlessly integrates 
luxury, functionality, and sustainability in the heart of Daytona Beach. Set along the oceanfront, 
this hotel will redefine coastal hospitality, offering a harmonious blend of modern architecture and 
thoughtful design, catering to a diverse clientele seeking an elevated experience. This narrative 
reflects the guiding principles behind the design, ensuring the project aligns with the community’s 
character, environmental considerations, and the needs of future users. 
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The Pearl Beach Club goes beyond compliance by integrating innovative design features such as 
vertical green walls, rooftop garden spaces, and extensive use of drought-tolerant native plant 
species. These enhancements contribute to environmental sustainability, improve the visual appeal 
of the property, and provide additional green spaces for guests and the community. 
 
Contextual Integration - The Pearl Beach Club is designed to complement and enhance the 
natural beauty of Daytona Beach. The building’s orientation optimizes ocean views for guests 
while minimizing visual and environmental impact on the surrounding area. Its architectural 
language draws inspiration from the fluidity of the ocean, with sleek, wave-like contours and a 
façade of glass, metal, and concrete that reflects the changing hues of the sky and sea.  The 
building’s lower levels are thoughtfully scaled to connect with the pedestrian experience. A series 
of welcoming spaces—restaurants, retail outlets, and a stop-and-go food area—will foster 
community engagement and create a vibrant streetscape. 
 
Program and Features - The Pearl Beach Club has been designed to meet the needs of today’s 
discerning travelers while accommodating long-term operational efficiency. Guest amenities range 
from a proposed state of the art spa and wellness center, sun decks, and fine dining opportunities. 
Ground-floor retail space will offer curated shopping experiences for guests and locals alike. 
 
Sustainability and Resilience - Environmental stewardship is a cornerstone of The Pearl Beach 
Club’s design. Sustainable materials, energy-efficient systems, and advanced construction 
techniques will ensure the building minimizes its environmental footprint. Key sustainability 
features include: 
 

• Energy-efficient glazing and insulation to reduce heat gain. 
• A water management system to minimize runoff and optimize water use. 
• Landscaping with native and adaptive plant species to reduce irrigation needs. 

The building’s structural design considers coastal conditions, incorporating resilient materials and 
construction methods to withstand storms and flooding. Elevated entry points and critical 
infrastructure placement will ensure safety and functionality during adverse weather events. 
 
Community Impact - The Pearl Beach Club is more than just a hotel; it is envisioned as a 
community asset. By incorporating public amenities such as accessible retail and dining options, 
the project will create a destination for both visitors and residents. Careful planning of traffic flow, 
parking solutions, and pedestrian pathways will ensure minimal disruption to the surrounding area, 
while enhancing accessibility and convenience for guests and locals alike.  Additionally, the 
project will generate significant economic benefits, including job creation and increased tourism 
revenue for Daytona Beach. 
 
The Pearl Beach Club aspires to set a new standard for oceanfront hospitality in Daytona Beach. 
Its design is rooted in a deep respect for its environment and community, while offering guests an 
unparalleled experience of luxury and comfort. This project promises to be a landmark destination 
that enhances the skyline and contributes to the city’s cultural and economic vitality. 
 
Compliance with City Vision - The proposed development is consistent with the following Goals, 
Objectives, and Policies of the City’s Comprehensive Plan: 
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Policy 1.4.3 Although light industrial development is highest priority, the City shall also assist 
in the development of high quality family tourist/entertainment complexes; i.e. resort hotels, 
amusement parks, marinas, performing arts theaters, and other cultural facilities by 
maintaining appropriate development incentives. 
 
Policy 2.2.1 The City shall maintain a high priority for redevelopment projects on the waterfront 
to include resort hotels (and related uses) on the ocean and marinas (and related uses) on the 
river. 
 
Goal 2 TOURISM Increase the number of tourists visiting, staying longer, and spending more 
dollars in the City through more family friendly activities, quality hotel, convention and meeting 
spaces, attractions, recreational and competitive sports activities. 
 
Objective 2.1 Increase from the previous year the number of tourists visiting, staying longer and 
spending more dollars based on data to be provided by the Convention and Visitors Bureau. The 
number of tourists shall be increased through more family friendly activities, new construction 
and/or rehabilitation of quality convention and hotel space, parks, entertainment variety, 
attractions and themed areas, expansion of recreational and competitive sports activities and 
venues, and by facilitating the effective marketing of area assets and cultural activities. 
 
Policy 2.1.3 The City shall promote new construction and/or rehabilitation of parking areas, 
quality hotels, attractions, convention facilities and meeting spaces. 
 
Waivers   
 
We have identified the need for waivers from the following LDC requirements:  
 
Article 4 - Setbacks 
 
 The Applicant has reviewed the request compared to a typical development in the T-1 
Tourist Accommodation zoning district. The T-1 zoning district sets forth a side setback that is 
calculated using an equation (15 ft + 6 in per foot of height >55 ft), which would require a 
calculated setback of approximately 87.5’ (based on current layout) resulting from the proposed 
height and levels dedicated to parking. The Applicant is requesting a modification from this 
requirement to allow a setback of 60 feet per building side.  
 
Article 5.2.B.24.b.ii. – Accessory Uses  
 
 The LDC notes that restaurants within hotels shall not be advertised on separate signage, 
and should be intended primarily to serve hotel guests. While the restaurant will be primarily used 
to serve and entertain guests of the hotel, the Applicant is requesting the ability to provide signage 
noting the restaurant for use by the public.  
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 Please do not hesitate to contact me if you have any questions.  Your consideration in this 
matter is greatly appreciated. 

Sincerely, 
 
 
Jessica Gow 
Direct Dial (386)323-9226 
Email: Jessica.Gow@cobbcole.com 
Fax (386) 323-9206 
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          Agenda Item 4B (Legislative Hearing) 
Large Scale Comprehensive Plan Amendment  

         DEV2024-379 
        Florida Logistics Center LSCPA 

 

STAFF REPORT 

MEETING DATE: June 26, 2025 Planning Board 

REPORT DATE: June 18, 2025 

SUBJECT: DEV2024-379 Florida Logistics Center LSCPA 

APPLICANT: Jessica Gow, Esq. Cobb Cole and Associates 

OWNER: FL P40, LLC 

STAFF: Emilio A. O’Brien, Senior Planner 

SUMMARY OF REQUEST 

Jessica Gow, Esq. of Cobb Cole & Associates, on behalf of FL P40, LLC (the property owner), 
requests approval of a Large Scale Comprehensive Plan Amendment (LSCPA). The LSCPA 
proposes changing the Future Land Use Map (FLUM) designation of the 276.5± acre site from 
Existing Potential Parks (EX-PP), General Industrial (GI), Interchange Commercial (IC), Level 
1 – Residential (L1-R), Mixed Use (MU), and Office Transition (OT) to entirely Mixed Use (MU). 
Associated changes to the Neighborhood “R” development policies would limit development on 
the site to no more than 6,000,000 square feet of office and light industrial uses, 100,000 square 
feet of retail uses, and 1,500 residential units (approximately 5.4 dwelling units per acre). The 
overall development would also be restricted to generating no more than 3,000 external P.M. 
peak hour vehicle trips. Separately, the applicant is requesting to rezone the site to Planned 
Development – General (PD-G). 

Staff recommendation: Staff finds that the Large-Scale Comprehensive Plan Amendment 
(LSCPA) is consistent with the Comprehensive Plan, does not represent urban sprawl, and the 
City has available capacity to accommodate the projected demand on available water and 
sewer services. 
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SITE INFORMATION 

Location: The subject site is generally located south of Beville Road, 
west of Williamson Boulevard. 

Parcel No: 523500000010, 620200000060, 6202000062, 
620100000015 

Property Size: ± 276.5 acres 

Existing Zoning: Agricultural (AG) 

Existing Future Land Use: Existing Potential Parks (EX-PP), General Industrial (GI), 
Interchange Commercial (IC), Level 1 – Residential (L1-R), 
Mixed Use (MU), and Office Transition (OT) 

 
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 
(see map series). 

 

 
 
 
 
 
 
 
 
 
 
 
 

 Existing Use 
Future Land Use 

Designation 
Existing Zoning 
Classification 

Site Agriculture, Grazing 
EX-PP, GI, IC, 

L1-R, MU, OT 
AG 

North 
Andros Isles Apartments, Mobil Gas 

Station, RaceTrac Gas Station, 
Vacant Commercial 

IC 
PD-G (Andros Isles 

Villages), T-5 

South Vacant Residential L1-R 
AG, PD-G (Walkers 

Green) 

East Pelican Bay GOLF,  L1-R PD-G (Pelican Bay) 

West Agriculture, Grazing, Interstate MU PD-G (Waypoint) 
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Aerial View of the Subject Site 

 

PROJECT DESCRIPTION  

Proposed Amendment to the Future Land Use Map   

The subject site comprises approximately 276.5 acres, for which the applicant has proposed 
an amendment to the City's Comprehensive Plan as follows: 

Change the Future Land Use Map designation from Existing Potential Parks (EX-PP), General 
Industrial (GI), Interchange Commercial (IC), Level 1 – Residential (L1-R), Mixed Use (MU), 
and Office Transition (OT) to Mixed Use (MU) for the entire site. 

Proposed Amendment to Neighborhood R, revising Issue (b), Policy (1), (4), (6), (7) & (8) 

(b) Issue: The large undeveloped area south of Beville Road, between I-95 and Williamson 
Boulevard, provides an opportunity for major development to service the interstate. This 
development must consider the need for preserving and protecting the existing Pelican 
Bay neighborhood. 

(1) Policy: Properties in this corridor shall provide interconnectivity through a 
north-south connector roadway. Major internal streets located within the Walker’s 
Green Development, including both the north-south collector road and east-west roads 
connecting this road to Williamson Boulevard, shall be subject to significant landscaping 
on adjacent lots, “parkway” design principles (meandering route, variable medians, and 
significant median and edge landscaping), low monument signage (5 foot maximum 
overall height) and interesting pavement treatments (such as brick pavers). 

(2) Policy: Uses shall be designed and oriented to reduce visibility of service areas 
(loading, mechanical equipment) from major external and internal routes. 
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(3) Policy: Pedestrian linkages between adjoining uses shall be enhanced. 

(4) Policy: Building architecture located within the Walker’s Green Development 
(including scale, color, and style) shall be coordinated. Architectural styles would be 
similar to that demonstrated by the ICI-Gale development at the intersection of Beville 
Road and Williamson Boulevard (southeast quadrant). (Ordinance #09-278) 

(5) Policy: Individual projects shall be coordinated through planned development 
zoning: subdivision platting shall be used to coordinate development of infrastructure, 
including the major internal road network. Access to individual properties shall be 
coordinated – not every parcel will be permitted access to the major internal road 
network. (Ordinance #09-278) 

(6) Policy: Uses in the interchange commercial area shall be limited to retail uses 
associated with the traveling public, as well as hotels, motels, restaurants, and other 
uses directly related to the needs of travelers. Truck stops shall be prohibited. Large 
retail establishments oriented to local consumers shall also be prohibited. Within this 
interchange area there shall be a sub-area extending south of a line lying 800± 
feet south of, and parallel to, the southerly line of the Beville Road right-of-way in 
which retail uses shall be restricted to a FAR of 0.25 and office uses shall be 
restricted to a FAR of 0.50. 

(7) Policy: Billboards on the property shall be removed at the time of development 
approval. 

(8) (7) Policy: Uses shall be limited to the scale and intensity, which can be supported 
by the internal road systems, as well as by the capacity of intersections with the major 
road system (specifically Beville Road and Williamson Boulevard). This must be 
demonstrated before zoning changes or development orders can be approved. 

Proposed Amendment to Neighborhood R, creating Issue (g), Policy (1) 

(g)      Issue: The Florida Logistics Center Planned District is located in an appropriate 
location for mixed-use development. 

(1) Policy: For the 276.5± acre property known as the “Florida Logistics Center 
Planned District” and subject to DEV2024-378, nonresidential development, 
including office/office support and light industrial uses, shall be limited to 
6,000,000 square feet, and potential retail uses shall be limited to 100,000 square 
feet. Residential density shall be limited to 1,500 residential units. Overall 
development within the site shall not exceed the generation of 3,000 external P.M. 
peak hour vehicle trips. 
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PROJECT ANALYSIS   

Neighborhood Input 

A neighborhood meeting for the proposed development was held on August 28, 2024, at 6:00 
p.m. at the Daytona Autograph Hotel, 1870 Victory Circle, Daytona Beach, FL 32114. Seven 
(7) of the applicant’s representatives and eighteen (18) interested residents attended. Several 
neighbors expressed concern about potential traffic impacts on Williamson Boulevard from the 
proposed project. The development team explained the proposed cap limiting development to 
3,000 P.M. peak hour trips, compared to over 37,000 trips supported by the current Future 
Land Use composition. Mark Watts, of Cobb Cole & Associates, informed the residents that 
Volusia County is designing the expansion of Williamson Boulevard from Madeline Avenue 
northbound to Beville Road and assured the residents that the development team is 
coordinating with the County to support the widening project. The construction of the Williamson 
Boulevard widening is funded and expected to commence before the project’s impacts. Jessica 
Gow, of Cobb Cole, stated that access review and configuration will be coordinated with the 
City, County, and FDOT. When asked about the project timeline, Ms. Gow indicated that if 
approved, initial construction activities could begin within approximately 12 to 18 months. 

(See Neighborhood meeting summary in CPA Package Attachment A) 

School Concurrency  

The Volusia County School District did not issue a standard finding of adequate capacity for 
the proposed increase in residential density. Instead, the District recommended that 
discussions be initiated among all parties to evaluate options for timely planning and 
construction of adequate school capacity, and to determine if a Capacity Enhancement 
Agreement (CEA) could be negotiated. 

Subsequently, the Developer, the School Board, and the City have negotiated a tri-party School 
Capacity Enhancement Agreement. The School Board has since approved the agreement, 
which acknowledges that the proposed development may exacerbate existing school 
overcrowding. To mitigate this impact, the Developer has agreed to make a Capacity 
Enhancement Payment based on the final number of dwelling units approved through the final 
site plan or plat. This payment will be calculated using the then-current school impact fee rate, 
and will be due upon the issuance of a development order including those dwelling units. 

The agreement clarifies that this payment does not reserve school capacity, and any Certificate 
of School Concurrency will be conditioned upon performance of the agreement. Funds received 
through the agreement will be applied by the School Board to improve school capacity as 
needed to accommodate the projected student population generated by the development. 

The City Commission is anticipated to consider final approval of the School Capacity 
Enhancement Agreement concurrently with the second reading of the Large-Scale 
Comprehensive Plan Amendment and Planned Development Rezoning ordinances. 

(See School Adequate Capacity No Finding of Adequate Capacity Letter Attachment B and 
School Capacity Enhancement Agreement Attachment C) 
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Impact Analysis 

Urban services necessary to serve this site and the concurrency process requires that 
adequate capacity be available for development prior to the approval of final development 
orders.   

The following are results for water, wastewater and traffic impacts that could be generated by 
the property by the most intense land use allowed under the current land use map designation 
and the proposed land use change.  Detailed data and analysis are in the attached project 
analysis provided by the applicant. 

(See Concurrency Analysis in CPA Package Attachment A) 

The City’s potable water treatment plant servicing this site has sufficient capacity (24.0 MGD) 
to accommodate the proposed Future Land Use designation. The current maximum daily flow 
is 14.6 MGD, with a reserve of 2.29 MGD. The proposed amendment results in a theoretical 
decrease of 6.82 MGD, indicating no significant impact. 

The City’s wastewater treatment plant servicing this site has sufficient capacity (15.0 MGD) to 
accommodate the proposed Future Land Use designation. The current maximum daily flow is 
11.5 MGD, with a reserve of 2.57 MGD. The proposed amendment results in a theoretical 
decrease of 6.82 MGD, indicating no significant impact. 

The current future land use generates 393,779 average daily trips (ADT) and 37,866 P.M. peak-
hour trips. The proposed future land use map amendment’s ADT is undetermined. However, 
the applicant is voluntarily capping the development at 3,000 P.M. peak-hour trips, resulting in 
a theoretical net decrease of 34,866 P.M. peak-hour trips compared to the maximum allowed 
under the current Future Land Use designations. 

Consistency with the Urban Sprawl Rule 

(I) Directs or locates economic growth and associated land development to geographic areas 
of the community in a manner that does not have an adverse impact on and protects natural 
resources and ecosystems. 

Response: The proposed development guides economic growth by grouping homes together 
and placing industrial and commercial buildings near major roads. This approach minimizes 
sprawl and concentrates development in appropriate geographic areas. Environmental 
protection is ensured through comprehensive wetland impact assessments and mitigation via 
regionally significant mitigation banks, floodplain compensation, and required surveys and 
permits for protected species like gopher tortoises and bald eagles. These measures 
collectively ensure that growth and land development occur in a manner that avoids adverse 
impacts and actively protects natural resources and ecosystems. 

(II) Promotes the efficient and cost-effective provision or extension of public infrastructure and 
services. 

Response: The proposed development helps provide public services like water, sewer, and 
roads in a smart and cost-effective way by focusing growth in an area that already has these 
services. The City’s water and wastewater plants have enough capacity to handle the changes 
from the new land uses, and the plan will actually reduce the overall demand compared to what 
was allowed before. The applicant is also working with Volusia County and FDOT on road 
improvements, including a planned widening of Williamson Boulevard, to handle more traffic. 
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This coordinated approach leverages existing infrastructure investments and minimizes the 
need for extensive new public facilities, consistent with the Comprehensive Plan goals for 
sustainable growth and infrastructure management. 

(III) Promotes walkable and connected communities and provides for compact development 
and a mix of uses at densities and intensities that will support a range of housing choices and 
a multimodal transportation system, including pedestrian, bicycle, and transit, if available. 

Response: The proposed mixed-use development is designed to create a walkable and 
connected community. It will have internal roads and landscaped streets that make it easy and 
safe for people to move between commercial, industrial, retail, and residential areas. If built, 
the clustered apartments will offer different types of housing and help transition between 
different land uses. The development’s compact design allows for well-planned infrastructure 
and limits direct road access, making land use more efficient and reducing urban sprawl. While 
public transit depends on local services, the site’s location near major highways supports future 
options for different types of transportation. Overall, this project encourages a connected and 
walkable community with a mix of housing and transportation choices that fits well with the 
City’s Comprehensive Plan. 

(IV) Promotes conservation of water and energy. 

Response: The project is designed to save water and energy by using modern building 
methods and systems that reduce waste. This helps protect natural resources and lowers costs 
for everyone. 

(V) Preserves agricultural areas and activities, including silviculture, and dormant, unique, and 
prime farmlands and soils. 

Response: N/A 

(VI) Preserves open space and natural lands and provides for public open space and recreation 
needs. 

Response: Open space will be provided within the proposed development to help preserve 
natural lands 

(VII) Creates a balance of land uses based upon demands of the residential population for the 
nonresidential needs of an area. 

Response: The proposed development establishes a balanced land use framework that 
addresses the diverse needs of the residential population by integrating nonresidential uses 
such as commercial, office, and industrial spaces. This balance provides convenient access 
to employment, services, and amenities, supporting sustainable community growth and 
enhancing quality of life. Additionally, the new housing near major thoroughfares aligns with 
urban trends, as residents increasingly seek convenient access to mixed-use environments 
that combine living, working, and recreational opportunities. 

(VIII) Provides uses, densities, and intensities of use and urban form that would remediate an 
existing or planned development pattern in the vicinity that constitutes sprawl or if it provides 
for an innovative development pattern such as transit-oriented developments or new towns as 
defined in s. 163.3164. 

Response: N/A 
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The proposed amendment promotes a development pattern and urban form that achieves six 
of the preceding eight general policies. Accordingly, the proposed amendment exceeds the 
urban sprawl standards set forth in Section 163.3177(6)(a)(9)(b), Florida Statutes. 

Consistency with the Comprehensive Plan Goals, Objectives and Policies 

Objectives and Policies of the Comprehensive Plan that are relevant to this application are 
listed below: 

Future Land Use Element 

Goal 1: To achieve a future land use pattern that provides for sufficient supply of land to meet 
growth demands, ensures that land uses are located in a rational and efficient manner, and 
promotes economic development. 

Response: The proposed development will provide commercial, industrial, and residential uses 
that support both existing and planned growth in the area, aligning with the City’s goals for 
rational land use and economic development. 

Objective 1.5 Residential. The City shall maintain an adequate supply of residential land 
which will provide a wide range of housing opportunities. 

Response: The proposed mixed-use development will support the City’s continued growth by 
providing a variety of housing opportunities and allowing for a mix of uses that promote internal 
capture and efficient land use. 

Policy 1.5.1: Ensure a surplus of available undeveloped residential land for both single-family, 
multi-family housing opportunities by providing a variety of residential zoning districts on 
undeveloped property throughout the City. 

Response: This Comprehensive Plan Amendment is consistent with Policy 1.5.1 by creating 
opportunities for a variety of uses, including both multi-family and single-family residential 
housing. The property is currently vacant and underutilized, and the proposed development will 
introduce diverse housing options to Daytona Beach, helping to meet the needs of different 
income levels and household types. By allowing a range of residential housing types, including 
clustered multifamily units, the project supports a surplus of available residential land and 
provides the flexibility needed to accommodate future housing demands. 

Objective 2.3 Infrastructure: Adequate public water, sewer and drainage shall be provided 
for 100 percent of new developments; existing infrastructure deficiencies will be corrected to 
the extent that is financially feasible. 

Response: The proposed development will provide adequate public water, sewer, and 
drainage infrastructure for all new construction. It includes system looping to improve utility 
reliability and will address existing infrastructure deficiencies as financially feasible. 
Additionally, residents will pay impact fees to offset demand on system capacity. This approach 
supports the City’s goals for reliable utilities and sustainable growth. 

Policy 2.3.5: All requests for development shall be reviewed to ensure that the potential impact 
of the proposed development does not degrade water supply capacity and public facility 
capacity, and that the appropriate department and/or provider is notified. A building permit or 
development order shall not be granted if adequate capacity is not available. 

Response: The potential impact of the proposed development will not degrade water supply 
capacity and public facility capacity. 
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Transportation Element 

Goal 1: To promote safe and efficient traffic circulation serving existing and future land uses. 

Policy 1.8.4: In the review of new developments, the City shall give particular  attention: 

• Use of curved streets and traffic calming 

• Discouragement of single-family residential lots fronting on collector or arterial streets. 

• Requiring adequate buffering  between residential uses and major roadways. 

Response: The proposed development addresses traffic circulation and urban design through 
“parkway” design principles outlined in Neighborhood R Policy (1), featuring meandering 
routes, variable medians, and significant landscaping that promote curved streets and effective 
traffic calming to enhance safety and reduce speeds. It also discourages single-family lots from 
fronting directly on collector or arterial roads by coordinating access and circulation through 
planned development zoning (Policy 5), which limits direct parcel access to major roads and 
supports an internal street network that improves traffic flow and provides residential buffering. 
Furthermore, the project ensures adequate buffering between residential uses and major 
roadways by requiring substantial landscaping on adjacent lots, implementing low monument 
signage, and emphasizing protection of nearby neighborhoods like Pelican Bay through open 
space preservation. These design elements collectively contribute to a safe, efficient, and 
visually appealing development aligned with the City’s Comprehensive Plan. 

Housing Element 

Goal 1: To assure the availability of sound and affordable housing for all current and future 
residents of Daytona Beach. 

Objective 1.1: New Construction Assist the private sector in providing the necessary 
additional housing units to support the planning horizon population projection. 

Response: The proposed development will assist the private sector in providing the necessary 
additional housing units to support the City of Daytona Beach’s planning horizon population 
projection. This LSCPA allows for up to 1,500 residential units (approximately 5.4 dwelling units 
per acre), which will contribute significantly to the City’s housing supply. By designating the 
entire site as Mixed Use (MU) and enabling a mix of office, light industrial, retail, and residential 
uses, the development supports a balanced, sustainable community that addresses both 
housing and employment needs. 

Policy 1.1.1: Utilize the Future Land Use Map and zoning map to assure a continued supply 
of vacant, underutilized or redevelopable land designated for a diversity of housing types 
including single-family, multi-family and manufactured housing.  

Response: This request to amend the Future Land Use Map will contribute to the overall supply 
of developable land that will be designated for a range of housing options and support uses. 
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RECOMMENDATION 

Staff finds that the Large-Scale Comprehensive Plan Amendment (LSCPA) is consistent with 
the Comprehensive Plan, does not represent urban sprawl, and that the City has sufficient 
capacity to accommodate the projected demand on water and sewer services. Based on staff’s 
analysis and review, staff recommends approval of the proposed Future Land Use Map 
amendment—from Existing Potential Parks (EX-PP), General Industrial (GI), Interchange 
Commercial (IC), Level 1 – Residential (L1-R), Mixed Use (MU), and Office Transition (OT) to 
Mixed Use (MU)—for approximately 276.5 acres. Staff also recommends approving the 
amendments to Neighborhood “R,” including the creation of Issue (g), which limits residential 
density and commercial/industrial intensity, and caps the overall development’s external PM 
peak-hour trip generation at 3,000 vehicle trips. 

A majority vote of the Planning Board members present and voting is required to make a 
recommendation on this policy matter to the City Commission. 

This item is tentatively scheduled for first reading and transmittal to the City Commission on 
August 6, 2025. The second reading and public hearing will be scheduled at the next available 
City Commission meeting following reviews by the Florida Department of Commerce 
(FloridaCommerce) and the Volusia Growth Management Commission (VGMC). 
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FLORIDA LOGISTICS CENTER 

DAYTONA BEACH 
Large Scale Comprehensive Plan 

Amendment 

 
1. APPLICANT INFORMATION 

 

1.1 Applicant Name and Address     

  
 FL P40, LLC 

 259 Bill France Blvd 

 Daytona Beach, FL 32114 
 

1.2 Primary Contact for Applicant     

 

Matthew Cucolo 

VeeCor Property Management  

C/O Cobb Cole Law Firm  

(386) 323-9226 

 

1.3 Applicant's Authorized Representatives 

 

 Jessica Gow, Esquire     Dwight M. Durant, P.E., President 

 Cobb Cole      Zev Cohen & Associates, Inc. 

 One Daytona Boulevard, Suite 600   300 Interchange Blvd.  

 Daytona Beach, FL 32114    Ormond Beach, FL  32174 

 Office:  386/323-9226     Office:  386/677-2482 

 Fax:  386/785-1549     Fax:  386/677-2505 

 Jessica.Gow@CobbCole.com    ddurant@zevcohen.com  

 

2. Property Information 

 

2.1 Nature of Applicant's Interest     

 

 Applicant is the owner of the Property and intends to develop the property as mixed use 

development inclusive of commercial, industrial and retail opportunities, focused around the 

provision of industrial uses located in close proximity to the I-4/I-95 interchange. This Project will 

provide for greater industrial and commercial activation of a key transportation node with the 

community and allow for economic growth and development in an important community corridor.   

 

2.2 Size of Property and Survey 

 

 The size of the Property is approximately 276.75 +/- acres.  See the copy of the Survey 

attached as Exhibit "A". 
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2.3 Legal Description 

 

 See Legal Description included in Exhibit A and copies of Property Appraiser Information 

Card and Warranty Deeds attached as Exhibit "B".  

 

2.4 Parcel Identification Number:  

 

 The Property consists of four (4) parcels. The parcel identification numbers are as follows: 

523500000010; 620200000060; 620200000062; and 620100000015.  

 

2.5 General Location       

 

 The Property is generally located in the City of Daytona Beach, generally south of Beville 

Road, between Interstate-95 and Williamson Boulevard. See Location Map attached as Exhibit 

"C".   

 

2.6 Access + Frontage            

 

 Street access and vehicular circulation will be provided via public and/or private rights of 

way within the Property.  The Property has legal access along Williamson Boulevard.    

 

3. Land Use Information 

 

3.1 Aerial Photography          

 

 See Exhibit "D", attached. 

 

3.2 Existing Development          

 

 The Property is currently undeveloped vacant land. 

 

3.3 Current Zoning           

 

 The current zoning designation is Agricultural.  See Existing Zoning Map attached as 

Exhibit "E".  Applicant submitted an application to re-zone the property to Planned Development 

– General (PD-G) concurrently with this application to allow for development of mixed uses on 

the Property, which is consistent with the City's Comprehensive Plan, as amended herein. 

3.4 Future Land Use Map Designation        

 

 The current FLU designation is Interchange Commercial, Mixed Use, General Industrial, 

Office Transition, Level 1 Residential, and Existing Potential Parks. See Current Future Land Use 

Map attached as Exhibit "F." 

 

3.5 Proposed Future Land Use Map Designation        
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 The proposed FLU designation is "Mixed Use” See Proposed Future Land Use Map 

attached as Exhibit "G". 

 

3.6 Proposed Neighborhood Policies  

 

Proposed Neighborhood R Development Policy Revisions 

 

(b) Issue: The large undeveloped area south of Beville Road, between I-95 and Williamson 

Boulevard, provides an opportunity for major development to service the interstate. This 

development must consider the need for preserving and protecting the existing Pelican Bay 

neighborhood. 

 

(1) Policy: Properties in this corridor shall provide interconnectivity through a north-south 

connector roadway. Major internal streets located within the Walkers Green Development, 

including both the north-south collector road and east-west roads connecting this road to 

Williamson Boulevard, shall be subject to significant landscaping on adjacent lots, “parkway” 

design principles (meandering route, variable medians, and significant median and edge 

landscaping), low monument signage (5 foot maximum overall height) and interesting pavement 

treatments (such as brick pavers). 

 

(2) Policy: Uses shall be designed and oriented to reduce visibility of service areas (loading, 

mechanical equipment) from major external and internal routes.  

 

(3) Policy: Pedestrian linkages between adjoining uses shall be enhanced. 

  

(4) Policy: Building architecture located within the Walkers Green Development  (including scale, 

color, and style) shall be coordinated. Architectural styles would be similar to that demonstrated 

by the ICI-Gale development at the intersection of Beville Road and Williamson Boulevard 

(southeast quadrant). (Ordinance #09-278)  

 

(5) Policy: Individual projects shall be coordinated through planned development zoning: 

subdivision platting shall be used to coordinate development of infrastructure, including the major 

internal road network. Access to individual properties shall be coordinated – not every parcel will 

be permitted direct access to the major internal road network. (Ordinance #09-278)  

 

(6) Policy: Uses in the interchange commercial area shall be limited to retail uses associated with 

the traveling public, as well as hotels, motels, restaurants, and other uses directly related to the 

needs of travelers. Truck stops shall be prohibited. Large retail establishments oriented to local 

consumers shall also be prohibited. Within this interchange area there shall be a sub-area extending 

south of a line lying 800± feet south of, and parallel to, the southerly line of the Beville Road right-

of-way in which retail uses shall be restricted to a FAR of 0.25 and office uses shall be restricted 

to a FAR of 0.50. (think this is our site) 

 

(7) Policy: Billboards on the property shall be removed at the time of development approval. 
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(8) Policy: Uses shall be limited to the scale and intensity, which can be supported by the internal 

road systems, as well as by the capacity of intersections with the major road. This must be 

demonstrated before zoning changes or development orders can be approved. 

 

Proposed New Neighborhood R Development Policy 

 

(g) Issue: The Florida Logistics Center Planned District is located in an appropriate location 

for mixed use development. 

 

(1) Policy: For the 276.5 +/- acre property known as the “Florida Logistics Center Planned 

District” and subject to DEV2024-378, nonresidential development, including office/office 

support and light industrial uses, shall be limited to 6,000,000 square feet, and potential 

retail uses shall be limited to 100,000 square feet. Residential density shall be limited to 

1,500 residential units. Overall development within the site shall not exceed the generation 

of 3,000 external P.M. peak hour vehicle trips.  

 

4. Consistency and Compatibility       

 

4.1 Consistency with Plan Goals, Policies and Objectives of the Daytona Beach 

Comprehensive Plan        

 

The proposed amendment is consistent with several of the Goals, Policies and Objectives 

of the Comprehensive Plan, as outlined below.  This amendment will allow development of the 

property to allow for additional mixed uses within a growing sector of the City.  In addition to 

these factors, the amendment is also consistent with the following provisions of the Daytona Beach 

Comprehensive Plan: 

 

Future Land Use Element 

 

Goal 1:  To achieve a future land use pattern that provides for sufficient supply of land to meet 

growth demands, ensures that land uses are located in a rational and efficient manner, and promotes 

economic development. 

 

Response:   The proposed development will provide commercial and industrial opportunities 

to support the existing and planned residential and commercial developments within the area, 

while also providing an additional employment base within the City. The project will be focused 

around the provision of industrial uses located in close proximity to the I-4/I-95 interchange, which 

allows for a direct connection to the State’s commercial transportation network.  

 

Objective 1.2.1: The Land Development Code shall be maintained in a manner that will cause 

future major traffic generators to be located in close proximity to thoroughfares, which have the 

capacity to carry the additional traffic generated by such developments. All future rezoning shall 

be consistent with this policy. 

 

Response:   The proposed development will provide mixed uses, focused around a proposed 

industrial use, in close proximity to an interchange of two interstate roadway systems within our 

ATTACHMENT AAgenda Item #4.B.

Page 127 of 292



 5 

community. The interchange allows for the convenient transportation of goods and allocation of 

services.   

 

Objective 1.3 Commercial Land: The City’s supply of commercial land shall be sufficient to 

accommodate both local demand and the demand for regional facilities, since the City of Daytona 

Beach is the central city in Halifax metropolitan area. 

 

Response:   The proposed development will provide additional industrial and commercial use 

opportunities that will support both local and regional demands. The property is currently allocated 

for a variety of use types, and the proposed change will allow for the orderly master development 

of the Property.  

 

Policy 1.4.1 The City shall provide industrially zoned vacant land available with full urban services 

in greater amounts than previous markets have absorbed. 

 

Response:  The proposed industrial development is surrounded by comprehensive urban 

services that are existing and in place to support the proposed industrial operations and attract 

potential businesses. 

 

 4.2 Consistency with the Urban Sprawl Rule       

 

 Section 163.3177(6)(a)(9)(b), Florida Statutes, provides that plan amendments shall be 

determined to discourage the proliferation of urban sprawl if they incorporate a development 

pattern or urban form that achieves four or more of the following: 

 

(I) Directs or locates economic growth and associated land development to geographic areas 

of the community in a manner that does not have an adverse impact on and protects natural 

resources and ecosystems. 

 

 Response:  The project is adjacent to residential properties and if residential uses are 

developed, will cluster residential uses in a rational manner while providing commercial 

and light industrial uses that support job creation for residents. The proposed industrial and 

commercial uses are located in close proximity to major roadways and an interchange, 

located uses in the correct locations to support economic growth and development.  

 

(II) Promotes the efficient and cost-effective provision or extension of public infrastructure and 

services. 

 

 Response:  Public infrastructure is in place to provide support to the proposed 

development, as outlined in Section 5 of this document.  

 

(III) Promotes walkable and connected communities and provides for compact development and 

a mix of uses at densities and intensities that will support a range of housing choices and a 

multimodal transportation system, including pedestrian, bicycle, and transit, if available. 
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 Response:  The mixed use nature of the proposed development will allow for a mix of 

uses that will complement one another and allow for interconnectivity between different 

use types.  

  

(IV) Promotes conservation of water and energy. 

 

 Response:  The project will be designed to current building standards to ensure proper 

conservation of water and energy.  

 

(V) Preserves agricultural areas and activities, including silviculture, and dormant, unique, and 

prime farmlands and soils. 

 

 Response: N/A 

 

(VI) Preserves open space and natural lands and provides for public open space and recreation 

needs. 

 

 Response:  Open space will be provided within the proposed development.   

 

(VII) Creates a balance of land uses based upon demands of the residential population for the 

nonresidential needs of an area. 

 

 Response:  This project will help provide a range of mixed uses within the area to 

complement the continued growth in this sector of the City. Further, this project will 

provide additional housing with close proximity to major thoroughfares as more 

individuals find themselves located near mixed-use developments in the area.  

 

(VIII) Provides uses, densities, and intensities of use and urban form that would remediate an 

existing or planned development pattern in the vicinity that constitutes sprawl or if it 

provides for an innovative development pattern such as transit-oriented developments or 

new towns as defined in s. 163.3164. 

 

 Response:  N/A  

 

The proposed amendment promotes a development pattern and urban form that achieves 

six of the preceding eight general policies.  Accordingly, the proposed amendment exceeds the 

urban sprawl standards set forth in Section 163.3177(6)(a)(9)(b), Florida Statutes.  

 

4.3 Land Use Compatibility Analysis                

 

The proposed amendment seeks to amend a 276.75 +/- acre portion of the Daytona Beach 

FLU Map to the Mixed Use FLU provided for in the Comprehensive Plan.  The proposed 

amendment will not negatively alter the character that exists in the area at the present time.  The 

amendment is intended to allow for improved planning and coordination for development of the 

Property.   
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The uses contemplated by this amendment and permitted through the future rezoning of 

the Property are consistent with the existing development in the vicinity of the Property.  As further 

detailed in Section 5 below, the proposed amendment allows the development of the Property in a 

manner consistent with the Comprehensive Plan. For an overview of the FLU consistency, please 

refer to the existing and proposed FLU maps attached as Exhibits "F" and "G", respectively.  

 

5. Concurrency Analysis  

 

5.1 Traffic Data and Analysis  

 

Please see the attached “Exhibit H” traffic memorandum, prepared by Lassiter 

Transportation Group. 

 

5.2 Sanitary Sewer Data and Analysis 

5.2.1 Sewer Facilities 

 

The City of Daytona Beach Waste Water Treatment Plant that will accommodate the waste 

from this project is located at 3651 LPGA Boulevard.  This plant has a capacity of 15 MGD. The 

current maximum monthly average annual daily flow is 11.5 MGD with 2.57 MGD of outstanding 

flow commitments.    

 

5.2.2 Sanitary Sewer Demand from the Current FLUM Designation   

 

The current sanitary sewer demand is calculated as follows using the Florida 

Administrative Code, Chapter 64E-6.008 and the City of Daytona Beach recommended standards: 

 

Table 5.2.2 - Current FLUM Sanitary Sewer Demand 

 

Type of Unit Area  
Building 

Area/Number of Seat 
Per Capita Flow 

Total Average 

Daily Flow  

Peak hour flow 

Peak=3 

General 

Industrial 
49 acres 990 employees 15 GPD/EMPLOYEE 14,850 GPD 44,550 GPD 

 

Interchange 

Commercial 
37 acres 396,832 sf .10 GPD/SF 39,683 GPD 119,049 GPD 

 

 

Level 1 

Residential 
53 acres 423 Units 300 GPD/UNIT 127,032 GPD 381,096 GPD 

 

 

Mixed Use 64.5 acres 8,419,712 sf .10 GPD/SF 841,971 GPD 2,525,914 GPD 

 

 

Potential 

Public Park 
3.5 acres .00 sf 300.00 GPD/SF  GPD  GPD 

 

 

Office 

Transition 
69.5 acres 9,070,499 sf .15 GPD/SF 1,360,575 GPD 4,081,724 GPD 

 

 

Totals N/A N/A 2,384,111GPD 7,152,334GPD  
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276.5 

acres  

   

1. Flow estimates per Florida Administrative Code 64E-6.008 

2. This scenario was considered in order to maximize the property and demand that the 

current FLUM will allow.  

 

5.2.3 Sanitary Sewer Demand from the Proposed FLUM Designation  

 

Table 5.2.3 - Proposed FLUM Sanitary Sewer Demand 

 

 

Type of Unit 
Building 

Area/Number of Seat 
Per Capita Flow 

Total Average Daily 
Flow  

Peak hour flow 

Peak=3 

General 

Office 
250,000 sf .15 GPD/SF 37,500 GPD 112,500 GPD 

 

Industrial 

Park 
4,800 employees 15 GPD/EMPLOYEE 72,000 GPD 216,000 GPD 

 

 

Totals N/A N/A 109,500GPD 328,500GPD 

 

 

   

1. Flow estimates per Florida Administrative Code 64E-6.008 

2. This scenario was considered in order to maximize the property and demand that the 

current FLUM will allow.  

 

5.2.4 Change in Sanitary Sewer Usage 

  

The proposed FLUM decreases the possible peak sewer requirements of the site by 

approximately 6.82 MGD. 

 

5.2.5 Impacts on LOS 

 

  In conclusion, there will be no significant impact to the current level of service 

considering that the anticipated flow is decreased.  

 

5.3 Potable Water Data and Analysis  

 

5.3.1 Potable Water Facilities 

 

The City of Daytona Beach’s Water Treatment Plant is located at 3651 LPGA Boulevard.  

The capacity of the plant is 24 MGD.  The current maximum monthly average daily flow is 14.6 

MGD with 2.29MGD of outstanding flow commitments.  

 

5.3.2 Potable Water Demand from the Current FLUM Designation 
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The current potable water demand is calculated as follows utilizing the Florida  

Administrative Code 64E-6.008 (Standard Engineering Practice utilizes sewer flows to represent 

estimated water demands) and the City of Daytona Beach recommended standards. 

 

     Table 5.3.2 - Current FLUM Potable Water Demand  

 

Type of Unit Area  
Building Area/Number 

of Seat 
Per Capita Flow 

Total Average 

Daily Flow  

Peak hour flow 

Peak=3 

General 

Industrial 
49 acres 990 employees 15 GPD/EMPLOYEE 14,850 GPD 44,550 GPD 

Interchange 

Commercial 
37 acres 396,832 sf .10 GPD/SF 39,683 GPD 119,049 GPD 

Level 1 

Residential 
53 acres 423 Units 300 GPD/UNIT 127,032 GPD 381,096 GPD 

Mixed Use 64.5 acres 8,419,712 sf .10 GPD/SF 841,971 GPD 2,525,914 GPD 

Potential 

Public Park 
3.5 acres .00 sf 300.00 GPD/SF  GPD  GPD 

Office 

Transition 
69.5 acres 9,070,499 sf .15 GPD/SF 1,360,575 GPD 4,081,724 GPD 

Totals 276.5 acres N/A N/A 2,384,111GPD 7,152,334GPD 

   

1. Flow estimates per Florida Administrative Code 64E-6.008 

2. This scenario was considered in order to maximize the property and demand that the 

current FLUM will allow.  

 

 

5.3.3 Potable Water Demand from the Proposed FLUM Designation 

 

Table 5.3.3A - Proposed FLUM Potable Water Demand   

Type of Unit 
Building Area/Number 

of Seat 
Per Capita Flow 

Total Average Daily 
Flow  

Peak hour flow 

Peak=3 

General Office 250,000 sf .15 GPD/SF 37,500 GPD 112,500 GPD 

Industrial Park 4,800 employees 15 GPD/EMPLOYEE 72,000 GPD 216,000 GPD 

Totals N/A N/A 109,500GPD 328,500GPD 

 
   

1. Flow estimates per Florida Administrative Code 64E-6.008 
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2. This scenario was considered in order to maximize the property and demand that the 

current FLUM will allow.  

 

 5.3.4 Change in Potable Water Usage 

 

The proposed FLUM decreases the possible peak potable requirements of the site by 

approximately 6.82 MGD. 

 

5.3.5 Impacts on LOS 

 

  In conclusion, there will be no significant impact to the current level of service 

considering that the anticipated flow is decreased.  

 

5.4 Stormwater Data and Analysis 

 

The property is currently a pasture with wetlands and a few trees scattered throughout. The 

property abuts woods and wetlands on the south side and an apartment complex on the north side. 

The surface drainage is generally flat, with the drainage eventually ending up in the adjacent 

wetlands. These Wetlands will eventually flow to the B-19 canal and the Tomoka River. Once 

entering the B-19 canal, it flows to the ultimate outfall, the Spruce Creek River. 

 

 Existing drainage patterns will be maintained and all calculations will comply with the 

current rules specified by the St. Johns River Water Management District and the City of Daytona 

Beach.  The project will attenuate and treat the storm water for the mean annual and 25-year/24-

hour rain event and be developed in accordance with Local, State, and Federal rules and 

regulations. 

 

 

5.5 Solid Waste Data and Analysis 

 

The nearest solid waste landfill is Volusia County’s Tomoka Farms Road Landfill.  It will 

not reach capacity until the year 2052.  The proposed FLU designation and development will not 

adversely affect the capacity of the landfill 

 

 

5.6 Wellfield Protection Zones   

 

The subject site is not located within a wellfield protection zone 

 

5.7 Reclaimed Water  

 

The subject site is serviced by a reclaimed water line located along Williamson Boulevard, 

if extended, or will obtain a connection along Beville Road.  

 

6. Environmental Analysis  
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Please see the attached Environmental Assessment relating to environmental data for the 

site, prepared by Zev Cohen and Associates. 

 

7. Conclusion  

 

The proposed amendment is consistent with the City of Daytona Comprehensive Plan as 

detailed herein.  The amendment will permit the efficient integration of planning and management 

of the Property.  The proposed amendment will ensure that the subsequent rezoning of the Property 

will not include any inconsistent uses with those currently anticipated throughout this area.  The 

amendment will allow for mixed use development in an appropriate location where it will be 

properly buffered and compatible with surrounding uses.   
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EXHIBIT H 

 

TRAFFIC MEMORANDUM 
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1450 W. Granada Blvd., Suite 2  Ormond Beach, FL  32174  Phone 386.257.2571  Fax 386.257.6996 

www.ltg-inc.us 

Via email: jfox@alcamocap.com; sshah@alcamocap.com  

 
Ref: 6020.01 
 

TECHNICAL MEMORANDUM 
 
To:  Johnathan Fox and Shesh Shah, FL P40, LLC 
 
From:  Matthew West, AICP 
 
Subject: Florida Logistics Center - Comprehensive Plan Amendment (CPA) 

Port Orange, FL  
 
Date:  October 16, 2024 
 
INTRODUCTION 

LTG, Inc. (LTG) has been retained by FL P40, LLC (the CLIENT) to conduct traffic engineering and transportation 
planning services on behalf of the proposed future land use change for the 276-acre Florida Logistics Center Mixed 
Use Development. The proposed future land use Comprehensive Plan Amendment (CPA) will change the future 
land use designation for the property currently consisting of Interchange Commercial (36.44 acres), Existing 
Potential Park (3.33 acres), Mixed Use (64.43 acres), General Industrial (48.38 acres), Office Transitional (69.41 
acres), and Level-1 Residential (52.93 acres) to entirely Mixed Use. The subject property is located east of I-95, 
west of Williamson Boulevard and south of Beville Road in the City of Daytona Beach in Volusia County, Florida. 
Figure 1 shows a map of the project site a breakdown of the land uses. 
 
The methodology and procedures used in this analysis are consistent with the guidelines for the CITY and the River 
to Sea Transportation Planning Organization (R2CTPO). Please note that the development scenarios are based on 
the existing FLU and a capped development potential agreed to by the CLIENT. A site development specific traffic 
impact analysis (TIA) will be conducted and submitted at the time of concurrency review for a specific site plan 
approval. 
 
TRIP GENERATION FOR THE EXISTING, PROPOSED FLU DESIGNATION, AND PROPOSED ZONING  

The trip generation was determined using the Institute of Transportation Engineers (ITE) document, Trip Generation 
Manual, 11th Edition. The total daily, AM, and PM peak hour trips for the existing and proposed FLU designations 
are shown in Tables 2 and 4, respectively.  
 

First, the existing General Industrial, Interchange Commercial, Level-1 Residential, Mixed Used, Potential Public 
Park, and Office Transition designations were examined. Please note, the Interchange Commercial land use is 
limited by a neighborhood policy that limits office land uses to a floor area ratio (FAR) of 0.5 and retail land uses to 
0.25 FAR. Table 1 demonstrates the allowable densities and maximum allowable square footage for each of the 
existing land uses. 
 

Table 1 

Existing FLU Program 

Florida Logistical Center – CPA 

Land Use Acreage Density Permitted 

General Industrial 48.68 0.7 FAR 1,484,351 SF 

Interchange Commercial 36.44 0.25 FAR 396,832 SF 

Level 1 Residential 52.93 8 DU/AC 423 DU 

Mixed Use 64.43 3.0 FAR 8,419,712 SF 

Potential Public Park 3.33 NA NA 3.3 AC 

Office Transition 69.41 3.0 FAR 9,070,499 SF 
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Single Family Detached (ITE LUC code 210), Industrial Park (ITE LUC code 130), Shopping Center (ITE LUC code 
820), Public Park (ITE LUC 411), and General Office Building (ITE LUC code 710) were utilized as the highest trip-
generating uses for the existing FLU. As indicated in Table 2, the existing FLU would generate 393,779 daily, 
17,083 AM peak hour, and 37,866 PM peak hour trips. 
 

Table 2 

Existing FLU Total Gross Trip Generation 

Florida Logistics Center – CPA 

Time 
Period FLU Land Use LUC Trip Rate Equation Size Units 

Percent 
Entering 

Percent 
Exiting 

Trips 
Entering 

Trips 
Exiting 

Total 
Trips 

Daily 

General Industrial Industrial Park 130 T=3.37(X) 1484.35 KSF 50% 50% 2,501 2,501 5,002 

Interchange 
Commercial 

Shopping Center 820 T=37.01(X) 396.83 KSF 50% 50% 7,344 7,344 14,687 

Level 1 
Residential 

Single-Family 
Detached Housing 

210 Ln(T)=0.92Ln(X)+2.68 423.44 DU 50% 50% 1,903 1,904 3,807 

Mixed Use Shopping Center 820 T=37.01(X) 8419.71 KSF 50% 50% 155,807 155,807 311,614 

Potential Public 
Park 

Public Park 411 T=0.64(X)+88.46 3.30 Acres 50% 50% 46 46 91 

Office Transition 
General Office 

Building 
710 Ln(T)=0.87Ln(X)+3.05 9070.50 KSF 50% 50% 29,289 29,290 58,578 

Totals: 196,890 196,892 393,779 

AM  
Peak-
Hour 

General Industrial Industrial Park 130 T=0.89(X) 1484.35 KSF 81% 19% 1,070 251 1,321 

Interchange 
Commercial 

Shopping Center 820 T=0.84(X) 396.83 KSF 62% 38% 206 127 333 

Level 1 
Residential 

Single-Family 
Detached Housing 

210 LN(T)=0.91Ln(X)+0.12 423.44 DU 25% 75% 69 208 277 

Mixed Use Shopping Center 820 T=0.84(X) 8419.71 KSF 62% 38% 4,385 2,688 7,073 

Potential Public 
Park 

Public Park 411 T=0.02(X) 3.30 Acres 59% 41% 0 0 0 

Office Transition 
General Office 

Building 
710 Ln(T)=0.86Ln(X)+1.16 9070.50 KSF 88% 12% 7,109 970 8,079 

Totals: 12,839 4,244 17,083 

PM  
Peak-
Hour 

General Industrial Industrial Park 130 T=0.34(X) 1484.35 KSF 22% 78% 111 394 505 

Interchange 
Commercial 

Shopping Center 820 T=3.40(X) 396.83 KSF 48% 52% 648 702 1,349 

Level 1 
Residential 

Single-Family 
Detached Housing 

210 Ln(T)=0.94Ln(X)+0.27 423.44 DU 63% 37% 243 143 386 

Mixed Use Shopping Center 820 T=3.40(X) 8419.71 KSF 48% 52% 13,741 14,887 28,627 

Potential Public 
Park 

Public Park 411 T=0.11(X) 3.30 Acres 55% 45% 0 0 0 

Office Transition 
General Office 

Building 
710 Ln(T)=0.83Ln(X)+1.29 9070.50 KSF 17% 83% 1,190 5,810 7,000 

Totals: 15,933 21,936 37,866 

 

Next, the maximum development potential of the proposed Mixed Use FLU designation was examined. The 

applicant is voluntarily capping the development program at 3,000 p.m. peak-hour project trips.  

Finally, the existing zoning designation was examined for the property. Currently, the property has Agricultural 
zoning (AG). Based on the City’s description of AG zoning, “the purpose of the Agricultural district is to 
accommodate the current use of land in the City for agricultural activities (farming, Silviculture, plant nurseries, 
greenhouse operations, feeding stations) and conservation uses (parks, game preserves, historic sites). It 
may also be used as a holding zone for lands that may be suitable for urban development in the future.” The 
maximum allowable density for AG is 1 dwelling per 5 acres, permitting a maximum of 55 dwelling units. Single 
Family Detached Housing (ITE LUC 210) was utilized as the highest trip-generating use. As indicated in Table 
3, the proposed maximum buildout development program permitted by the existing zoning would generate 
582 daily, 43 AM peak hour, and 57 PM peak hour trips. 
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Table 3 

Existing Zoning Trip Generation 

Florida Logistics Center – CPA 

Time 
Period Zoning Land Use LUC Trip Rate Equation Size Units 

Percent 
Entering 

Percent 
Exiting 

Trips 
Entering 

Trips 
Exiting 

Total 
Trips 

Daily 

Agricultural 
Single-Family Detached 

Housing 
210 

Ln(T)=0.92Ln(X)+2.68 55.00 DU 50% 50% 291 292 582 

AM Peak-
Hour 

LN(T)=0.91Ln(X)+0.12 55.00 DU 25% 75% 11 33 43 

PM Peak-
Hour 

Ln(T)=0.94Ln(X)+0.27 55.00 DU 63% 37% 36 21 57 

 

  

TRIP GENERATION COMPARISONS  

The trip difference between the existing Future Land Uses currently assigned to the site and proposed Mixed Use 
designation, and the existing zoning designation is shown in Table 4.  

Table 4 

Difference in Trip Generation 

Florida Logistics Center – CPA 

Time Period 
Existing 

FLU 
Existing 
Zoning 

Proposed 
FLU/Zoning 

Daily 393,779 582 - 

PM Peak Hour 37,866 57 3,000 

 
CONCLUSION 
The study was conducted to evaluate the potential impact the proposed CPA would have on area roadways. When 
evaluating the difference between the existing City FLU, the proposed City FLU, and the zoning potential maximum 
development scenarios, it should be noted that the requested FLU is far below the potential trip generation of the 
existing City FLU assigned to the property.  The trip generation of the existing City zoning is shown for informational 
purposes only. 
 

 
I affirm, by affixing my signature below, that the findings contained herein are, to my knowledge, accurate and 
truthful and were developed using current procedures standard to the practice of professional planning. 
 
Name:   Matthew West       
   
Signature:        
 
Date:     October 16, 2024 
 
 
Cc: Jessica Gow, Cobb Cole (jgow@cobbcole.com)  

Kirsten Fawcett, LTG, Inc. (kfawcett@ltg-inc.us) 
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EXHIBIT I 

 

ENVIRONMENTAL ANALYSIS 
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Mr. Patrick Woods 

c/o FL P40 

Alcamo Capital, LLC 

259 Bill France Blvd 

Daytona Beach, FL 32114 
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 Zev Cohen & Associates  

300 Interchange Blvd., Suite C 

Ormond Beach, FL 32174 

(386) 677-2482 
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1.0  PROJECT INFORMATION

The proposed FL P40 project site is approximately 276.5 acres and located at the southeast 
corner of Interstate-95 and Beville Road in Daytona Beach, Florida (Aerial Map). This project is 
bordered by South Williamson Boulevard to the east, I-95 to the west, undeveloped forests to the 
south, and Beville Road to the north. The project site is located in Section 2 and 35, Township 16 
and 15 South, Range 32 East in the City of Daytona Beach, Volusia County, Florida (Location 
Map). The latitude and longitude coordinates for the approximate center of the project are 29° 8’ 
57.73”N, 81° 4’ 1.29”W (Quadrangle Map).

The applicant for the project is: 
Jonathan Fox
c/o FL P40
Alcamo Capital, LLC
259 Bill France Boulevard
Daytona Beach, FL 32114

The biologist for this project is: 
Mallory Tatum 
Zev Cohen and Associates, Inc.
300 Interchange Boulevard, Suite C
Ormond Beach, FL 32174
(386) 677-2482

The FL P40 proposed project site is located between Williamson Boulevard and I-95 N, south of 
Andros Isles Apartments. The proposed project area consists of forested and non-forested 
uplands and a variety of wetland systems including improved pastures, cypress dominated 
wetlands, and pine flatwoods wetlands. The proposed project will be developed as an industrial 
warehouse facility with associated infrastructure including roadways, parking areas, utilities, 
floodplain compensating storage areas, and stormwater management systems. 

Zev Cohen & Associates, Inc. (ZCA) Environmental Department staff conducted an 
Environmental Assessment (EA) of the subject property over multiple site visits.  The EA 
included a site review to determine habitat types present on site, identify wetland and surface 
waters, and documented the potential of occurrence of federal and state protected species.  This 
EA report discusses survey methodology, results, and supplementary materials.
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2.0        Soils

A review of the soil types present was conducted to characterize the existing conditions on the 
proposed property. The soil review used soil surveys conducted by the United States Department 
of Agriculture (USDA) and Natural Resources Conservation Services (NRCS). Data are 
presented in accordance to Official Soil Series Descriptions (Soils Map).

0 – Open Water: Several open surface waters occur onsite that are currently used for agricultural 
operations or borrow pits. 

20 – EauGallie Fine Sand: This nearly level, poorly drained soil is found in broad flatwoods. 
The surface is 9 inches thick with the upper 4 inches is black fine sand, and the lower 5 inches is 
very dark gray fine sand. The subsurface layer is gray fine sand about 12 inches thick. The water 
table fluctuates within 10 inches of the surface for periods of 1 to 4 months in most years and is 
within 40 inches for more than 6 months. The available water capacity is low with slow runoff 
and rapid permeability in the surface to moderately rapid in the subsoil. 

49 – Pomona fine sand: A majority of the site contains this poorly drained, nearly level soil 
occurs in low, broad areas within the flatwoods. The water table is within a depth of 10 inches 
for 1 to 3 months and within 40 inches for about 6 months during most years. The available 
water capacity is medium, permeability is rapid to about 18 inches, moderate from 18 to 33 
inches, rapid from 33 to 50 inches, and moderate from 50 to 60 inches. Drainage is slow, but if 
artificial drainage is provided it is generally good.

50 – Pomona Fine Sand, depressional: This poorly drained, nearly level soil occurs in 
depressions, in poorly defined sloughs, and on broad low flats within the flatwoods. Typically, 
the surface layer is black fine sand about 7 inches thick with a subsurface layer of gray fine sand 
about 7 inches thick. The water table fluctuates from 6 inches above the soil surface to within a 
depth of 10 inches for 4 to 8 months during most years. After the driest season, usually late 
spring, the water table may briefly fall to a depth of 40 inches. The available water capacity is 
medium with rapid permeability except in the weakly cemented sandy loam subsoil where it is 
moderate. Internal drainage is impeded by the high water table. 

51 – Pomona-St Johns Complex: This soil consists of nearly level, poorly drained Pomona and 
St. Johns soils that are covered with standing water for long periods. These soils occur in 
drainageways and broad depressions in flatwoods. The St. Johns soil is mostly in slightly lower 
positions surrounded by the Pomona soil. The Pomona soil makes up about 60% of each area 
with a surface layer of black fine sand 5 inches thick and dark gray sand 8 inches thick. The 
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Pomona soil has a high water table that rises as much as 10 inches above the soil surface in wet 
periods. The soil is almost always saturated within 10 inches of the surface in summer, fall, and 
winter. The available water capacity is medium with rapid permeability. The St Johns soil makes 
up 30% of each area with a surface layer 7inches thick of black fine sand and 3 inches thick of 
very dark gray sand. The St. Johns high water able is similar to the Pomona soil in that it can rise 
as much as 10 inches above the surface and is always saturated within 10 inches in summer, fall, 
and winter.

53 – Pomona-Placid Complex: This soil contains nearly level, poorly drained Pompano soils 
and very poorly drained Placid soils in depressions in the flatwoods. The Pompano soil is slightly 
higher and surrounds the Placid soils. The Pompano fine sand makes up 55% of each area and 
has a surface layer of dark gray fine sand about 7 inches thick. The Pompano soil has a high 
water table less than 6 inches above the soil surface or is saturated within 10 inches of the 
surface in summer and fall. Frequently, this soil is covered with standing water during the wet 
seasons. The permeability is very rapid with very low water capacity. The Placid fine sand 
makes up 25% of each area and has a surface layer 11 inches thick of black fine sand and 4 
inches thick of very dark gray fine sand. The Placid soil is similar to the Pompano fine sand in 
that the water table is less than inches above the surface or saturated within 10 inches of the 
surface during summer, fall, and winter. It is also frequently covered by standing water in the 
wet seasons. It has rapid permeability with high water capacity in the upper 20 inches and low 
below.

60 – Smyrna Fine Sand:  This poorly drained, nearly level sandy soil occurs in broad areas in 
flatwoods, low-lying areas adjacent to depressions, and low areas within sandhills. Typically, the 
surface layer is black or very dark gray fine sand about 4 inches thick with a subsurface about 13 
inches thick of gray fine sand. In most years the water table is within 10 inches of the surface for 
1 to 4 months and between 10 and 40 inches for more than 6 months. In rainy seasons, it rises to 
the surface for brief periods. Most areas are affected by artificial drainage. Permeability is 
moderate to moderately-rapid in the subsoil and rapid in others.

3.0 VEGETATIVE COMMUNITY AND LAND USE DESCRIPTIONS

The subject property consists of a variety of forested and non-forested uplands and wetlands 
(Habitat Map). The land use for the subject property was classified in accordance with the 
Florida Department of Transportation (FDOT) (1999) Florida Land Use, Cover and Forms 
Classification System (FLUCCS). The communities, land use and soil types observed on the 
subject property are described in detail below.
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211 – Improved Pastures (129.04 ac) – a majority of the western half of the property is active 
pasture with livestock. The habitat has an open canopy with very scattered slash pine (Pinus 
elliottii) and a groundcover dominated by broomsedge (Andropogon virginiucs) and Bahia grass 
(Paspalum notatum) 

213 – Woodland Pasture (1.87 ac) – This habitat is interspersed among the active improved 
pasture with livestock and has a canopy dominated by slash pine with a scattered understory of 
saw palmetto (Serenoa repens). The groundcover is dominated by Bahia grass. 

411 – Pine Flatwoods (62.91 ac) – Open upland forested habitat characterized by a dominant 
canopy of slash pine, with cabbage palm (Sabal palmetto), Southern red cedar (Juniperus 
virigniana), and Southern Magnolia (Magnolia grandiflora). The sub-canopy and shrub layers 
are fairly open and consist of southern red cedar, live oak (Quercus virginiana), southern 
magnolia, water oak (Quercus nigra), laurel oak (Quercus laurifolia), and yaupon holly (Ilex 
vomitoria). The groundcover consists of dense saw palmetto, with gallberry (Ilex glabra), 
American beauty berry (Callicarpa americana), thistle (Cirsium spp.), Caesar weed (Urena 
lobata), ragweed (Ambrosia artemisiifolia), yaupon holly, bracken fern (Pteridium aquilinum), 
dogfennel (Eupatorium capillifolium), and milkweed (Asclepias curvassavica).

510 – Streams and Waterways (8.96 ac) – These are ditches and swales that connect throughout 
the pastures and flow south offsite. These contain sparse areas of soft rush (Juncus effusus), 
Mermaid weed (Proserpinaca pectinata), and Bahia grass.

534 – Reservoirs < 10 acres (9.49 ac) – There are a few man-made ponds that were created prior 
to 1984 but after 1973.   

621 – Cypress (32.7 ac) – This habitat is dominated by bald cypress (Taxodium distichum), 
tupelo (Nyssa biflora), slash pine, dahoon holly (Ilex cassine), and hackberry (Celtis 
occidentalis) on the fringes of this habitat. The subcanopy consists of laurel oak, cabbage palm, 
swamp bay (Persea palustris), red maple (Acer rubrum), wax myrtle (Morella cerifera), and 
water oak. The groundcover is fairly open but contains St. John’s wort (Hypericum cistifolium), 
broomsedge, soft rush, and swamp fern (Blechnum serrulatum). 

625 – Hydric Pine Flatwoods (2.79 ac) – This habitat has a canopy dominated by slash pine with 
a sparse subcanopy of cabbage palm, fetterbush (Lyonia lucida), and wax myrtle. The 
groundcover is open with pine straw and sparse wiregrass (Aristida strcita), hatpins (Eriocaulon 
decangulare), saw palmetto, and sawgrass (Cladium jamaicense). 
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643 – Wet Prairies (18.7 ac) – There are wet prairies both in the pastures and small areas on the 
east side of the property. The wet prairies within the pastures have an open canopy and 
subcanopy with a groundcover dominated by broomsedge, Bahia grass, sparse soft rush, and 
hatpins. The wet prairies along the property boundary to the east have a canopy of slash pine, 
with a subcanopy of wax myrtle, dahoon holly, and cabbage palm. The groundcover consists of 
St. John’s wort, duck potato (Sagittaria lancifolia), Virginia chain fern (Woodwardia virginica), 
royal fern (Osmunda regalis), pickerel weed (Pontederia cordata), hatpins, gallberry, fetterbush, 
and broomsedge. Both of these areas are utilized by livestock on the property. 

4.0       WETLANDS AND SURFACE WATERS

The criteria used to determine the presence of the boundaries of wetlands and surface waters 
were in accordance with Chapter 62-340 F.A.C. and the 1987 Corps of Engineers Wetlands 
Delineation Manual.

There are approximately 53.75 acres of forested and wet prairie wetlands and 18.45 acres of 
surface waters onsite (Wetland & Surface Water Map). Zev Cohen and Associates, Inc. 
delineated the onsite wetlands using pink “WETLAND DELINEATION” tape. Their limits have 
not been professionally surveyed nor have they been inspected by the appropriate regulatory 
agencies. Their limits are subject to change following agency inspections with St. Johns River 
Water Management District (SJRWMD) and Us Army Corps of Engineers (USACE). 

4.1 WETLAND AND SURFACE WATER IMPACTS 

The project proposes a total of 45.88 acres of direct wetland impacts, 17.94 acres of surface 
water impacts, and 1.9 acres of secondary wetland impacts (Wetland Impact Map). A 100’ 
setback was used to calculate the secondary impacts on the proposed impacts where a minimum 
15’/25’ average upland buffer could not be maintained. 

Wetland Name Habitat Type Size (ac) Impact Area (ac)
W-1 621 2.26 2.26
W-2 643 0.18 0.18
W-3 621 4.44 4.44
W-4 621/643 6.41 6.41
W-5 621 0.27 0
W-6 621 0.01 0
W-7 621 0.09 0
W-8 621 0.09 0
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W-9* 621 2.68 0
W-10* 621/643 9.37 4.78
W-11 621 0.12 0.12
W-12 621 0.09 0.09
W-13 625 0.08 0.08
W-16 625 1.4 1.4
W-18 643 0.18 0.18
W-19 643 0.37 0.37
W-20 643 0.08 0.08

W-14A 625 0.37 0.37
W-17 621 6.95 6.95
W-21 625/643 3.64 3.64
W-15 621/643 0.70 0.7

W-13A 625 0.03 0.03
W-23 643 0.77 0.77
W-25 643 0.52 0.52
W-24 643 4.09 4.09
W-29 643 3.70 3.7
W-22 643 3.41 3.41
W-28 643 0.27 0.27
W-27 643 1.18 1.18

Total 53.75 45.88
*Wetland considered WOTUS

4.2 ELIMINATION AND REDUCITON OF IMPACTS 

In considering alternative site plans and site analysis, with respect to the elimination and 
reduction of wetland impacts, the provision in Section 10.2.1 of the St. Johns River Water 
Management Applicant Handbook Volume I has been met, while only one provision needs to be 
met. This section states that the SJRWMD will not require the applicant to implement practicable 
design modifications to reduce or eliminate impacts when:

“The ecological value of the functions provided by the area of wetland or other surface water to 
be adversely affected is low, based on the site specific analysis using the factors in subsection 
10.2.1.2, and the proposed mitigation will provide greater long term ecological value than the 
area of wetland or other surface water to be adversely affected,” OR “The applicant proposes 
mitigation that implements all or part of a plan that provides regional ecological value that 
provides greater long term ecological value than the area of wetland or other surface water to 
be adversely affected.”
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A majority of the project area has been utilized as a pasture for cattle grazing since 
approximately 1970, and still operates as land with active cattle grazing. The rest of the site is a 
mixture of upland and wetland pine flatwoods and cypress domes. The cattle have access to all 
areas within the property boundary and have caused degradation of the wetland habitats through 
their continued use. 

This property will be developed to support the growing businesses, home builders, and other 
community needs as designated by the company/individual operating out of the industrial facility 
proposed for development. Given the surrounding development, existing zoning and future land 
use, this site is not an ideal property to preserve wetlands for long term conservation. 

Since this entire property is within the floodplain, floodplain compensation is required at a 1-to-1 
ratio. A majority of the development for the roads, parking, buildings, and infrastructure are 
proposed within the uplands. Approximately 50% of the proposed wetland impacts for this 
project are associated with floodplain compensation and stormwater retention as required by the 
City of Daytona Beach. 

All mitigation for this project will be purchased from a regionally significant mitigation bank, 
which have been documented and verified to provide equal and/or greater habitat with better than 
or equal to ecological value than those on the project area. 

4.3 USACE 404 WOTUS WETLANDS 

It is expected that Wetlands 9 and 10, along with some of the surface waters will be 404 
jurisdictional under current Rapanos/Sackett ruling utilized by the USACE. These wetlands will 
need to be reviewed by USACE staff to determine if they are WOTUS or not. If they are 
determined to be WOTUS, an Individual Permit (IP) application will need to be submitted to 
USACE for permitting and joint mitigation credits will need to be purchased to offset impacts to 
those specific wetlands. If they are not deemed WOTUS, no additional USACE permitting will 
be required. 

4.4 WETLAND MITIGATION 

A total of 45.88 acres of wetland impacts, and 1.9 acres of secondary impacts are proposed for 
the overall project. The secondary impacts were assessed based on a 100’ setback from the 
impacts area where a minimum 15’/25’ average upland buffer could not be maintained. All 
wetlands are jurisdictional to the SJRWMD, however, only wetlands 9 and 10 are considered 
WOTUS and will require federal mitigation credits to offset the proposed impacts. Based on the 
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UMAM estimates there is a functional loss of 21.64 credits (UMAM Table). These UMAM 
values were determined based on the current and past land use of the property (cattle grazing) 
given the conditions of the habitats that exist onsite (Wetland UMAM Map). These impacts 
will be mitigated by purchasing mitigation credits from a regionally significant mitigation bank 
that serves this basin (Basin 17): Farmton Mitigation Bank, Port Orange Mitigation Bank, Lake 
Swamp Mitigation Bank, Webster Creek Mitigation Bank, and Tiger Bay Mitigation Bank.

The wetland impacts that will require federal credits for mitigation total 4.78 acres of direct 
impact and 1.9 acres of secondary impacts, which are associated with Wetland 10. These will be 
purchased as joint (state & federal) credits from a regionally significant mitigation bank totaling 
approximately 2.82 credits. All other direct wetland impacts (41.1 ac) will be offset through the 
purchase of offsite state-only credits, totaling approximately 18.83 credits. 

5.0 PROTECTED SPECIES

Prior to the initial site survey, a preliminary literature review was conducted to compile a list of 
federal or state protected wildlife species that might occur on-site. Database resources utilized 
included: the U.S. Fish and Wildlife Service’s Information for Planning and Consultation (IPAC) 
System, the Florida Fish and Wildlife Conservation Commission (FWC) Florida’s Endangered 
Species, Threatened Species, and Species of Special Concern, the FWC Bald Eagle Nest Locator, 
and the Florida Department of Agriculture and Consumer Services (FDACS). 

5.1 Protected Wildlife Species 

The federal and state protected species with the potential to occur within the project site are 
listed below in Table 1. The site was determined to include potentially suitable habitat for gopher 
tortoises, which is a state protected species.  

Table 1. Protected wildlife species with the potential to occur on the subject property, in Volusia County, Florida September 21, 2024.

Agency Listing

Species Name Common Name FWC/USFWS
Likelihood of
Occurrence Habitat

Amphelocoma coerulescens Florida scrub-jay FT Low Scrub, Xeric

Antigone canadensis pratensis Florida sandhill crane ST Low Open wetlands, prairies

Drymarchon corais couperi Eastern indigo snake FT Low Wide variety of habitats

Egretta caerulea Little blue heron ST Low Shallow water bodies in FL

Egretta tricolor Tricolored heron ST Low Coastal ponds, marshes, swamps

Falco sparverius paulus Southeastern American kestrel ST Low Open habitats with scattered trees
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Gopherus polyphemus Gopher tortoise ST Low Sandhills, scrub, flatwoods

Haliaeetus leucocephalus Bald eagle BE Low Common adjacent to water

Mycteria americana Wood stork FT Low Shallow open waters

Picoides borealis Red-cockaded woodpecker FE Low Mature pine forests with regular burn 

Pituophis melanoleucus Florida pine snake FT Low Upland areas adjacent to wetlands

Platalea ajaja Roseate spoonbill ST Low Coastal ponds, marshes, swamps

Puma concolor coryi Florida panther FE Low Wide variety of habitats

Sciurus niger shermani Sherman's fox squirrel SSC Low Longleaf pine-turkey oak sandhills
FE= Federally Endangered; FT= Federally Threatened; ST= State Threatened SSC= Species of Special Concern BE= Bald and Golden Eagle 
Protection Act

Gopher tortoise (Gopherus polyphemus) – The gopher tortoise is a state-designated Threatened 
Species due to habitat loss associated with development.  Gopher tortoises require uplands that 
have a high enough elevation to allow for the construction of underground burrows that would 
not be below the groundwater table. These conditions are present on the subject property. Other 
commensal species do utilize these burrows such as the Gopher frog (Lithobates capito), Florida 
mouse (Podomys floridanus), and the Eastern indigo snake (Drymarchon couperi). A 100% 
gopher tortoise survey will need to be performed prior to any construction activities. If any 
gopher tortoise burrows are identified on site, burrow excavation and tortoise relocation will be 
required prior to construction for all identified burrows and a gopher tortoise relocation permit 
will need to be obtained from FWC.

Bald Eagle (Haliaeetus leucocephalus) - In 2007, the USFWS removed the Bald Eagle from the 
list of federally endangered and threatened species. They were additionally removed from the 
FWC’s imperiled species list in 2008. Bald Eagles are no longer protected under the Endangered 
Species Act, however, they are still protected under the Bald and Golden Eagle Protection Act. 
This act restricts development adjacent to known Bald Eagle nests.

During our multiple site visits two bald eagle nests were observed onsite. They are located in the 
northwest portion of the property and adjacent to Wetland 17 (Bald Eagle Nest Map). Eagle 
Nest 1 has been documented as being active and occupied, while Eagle Nest 2 has been 
determined to be dilapidated and not active nor occupied. An Incidental Take Permit with the US 
Fish and Wildlife Service (USFWS) has been applied for in order to impact Eagle Nest 2 and 
reduce/maintain a 100’ buffer around Eagle Nest 1. 
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5.2 Wildlife Survey

Multiple site inspections were conducted in February and March of 2022 to determine the 
potential presence of protected species and identify wildlife utilization on-site.  No protected 
species were observed during the site inspection.  

During the inspections the site was reviewed for potential gopher tortoise habitat. The habitat 
onsite does offer the potential for gopher tortoises to exist onsite. However, no tortoise burrows 
or tortoises were identified during the site inspections.  The site will require a final 100% gopher 
tortoise survey within 90 days of construction by an Authorized Gopher Tortoise Agent.  If any 
gopher tortoise burrows are identified during the final survey, a Gopher Tortoise Relocation 
Permit will be required in addition to excavation of the burrows and relocation of all tortoises to 
an approved gopher tortoise recipient site.

There were two previously unidentified bald eagle nests observed onsite in the northwest portion 
of the property. 

6.0 SUMMARY

An Environmental Assessment has been conducted on the FL P40 project site located in Daytona 
Beach, Florida. The assessment focused on biological and ecological regulatory issues, namely 
wetland and wetland impacts, 404 jurisdiction, and protected species. The wetlands will need to 
be reviewed and approved by SJRWMD and the USACE. 

There are approximately 53.75 acres of forested and wet prairie wetlands and 18.45 acres of 
surface waters onsite. These wetlands, however, will need to be reviewed and verified by the 
SJRWMD and USACE. There are 45.88 acres of direct wetland impacts, 17.94 surface water 
impacts, and 1.9 acres of secondary wetland impacts proposed for this project. Based on the 
approximate UMAM values there is a functional loss of 21.64 credits. 

The proposed project is not likely to adversely affect any protected species or require any 
additional permitting beyond the potential gopher tortoise relocation permit and the bald eagle 
monitoring/incidental take permit. A 100% gopher tortoise survey will be required 90 days prior 
to any construction activities, if any burrows are observed they will need to be relocated after 
acquiring a Gopher Tortoise Relocation Permit from FWC.
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OpenStreetMap contributors, and the GIS User Community

Location Map
FPL Lot 40

Daytona Beach, FL10,000 0 10,0005,000 Feet
Path: Z:\PROJECTS\2021\21034 FL P40 Amazon\Location Map.mxd
Date Saved: 5/15/2024 Created by: ghayworth

Info:

Boundary (276 ac)

´

300 Interchange Blvd
Ormond Beach, FL 32174

ph 386-677-2482

Sources: Esri, HERE, Garmin, USGS,
Intermap, INCREMENT P, NRCan, Esri
Japan, METI, Esri China (Hong Kong),
Esri Korea, Esri (Thailand), NGCC, (c)
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Source: Esri, Maxar, Earthstar Geographics, and the GIS User Community,
Copyright:© 2013 National Geographic Society, i-cubed

USGS Quadrangle Map
FPL Lot 40

Daytona Beach, FL2,500 0 2,5001,250 Feet
Path: Z:\PROJECTS\2021\21034 FL P40 Amazon\Quad Map.mxd
Date Saved: 5/15/2024 Created by: ghayworth

Info:

Boundary (276 ac)

´

300 Interchange Blvd
Ormond Beach, FL 32174

ph 386-677-2482
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Soils Map
FPL Lot 40

Daytona Beach, FL750 0 750375 Feet
Path: Z:\PROJECTS\2021\21034 FL P40 Amazon\Soils Map.mxd
Date Saved: 5/15/2024 Created by: ghayworth

Info:

Project Boundary (276 ac)
Soil Type

8 BASINGER FINE SAND; DEPRESSIONAL
20 EAUGALLIE FINE SAND
31 MALABAR FINE SAND
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53 POMPANO-PLACID COMPLEX
60 SMYRNA FINE SAND
WATER

´
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Habitat Map
FPL Lot 40

Daytona Beach, FL750 0 750375 Feet
Path: Z:\PROJECTS\2021\21034 FL P40 Amazon\Habitat Map.mxd
Date Saved: 5/15/2024 Created by: ghayworth

Info:

Project Boundary (276 ac)
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Eagle Nest 2

Source: Esri, Maxar, Earthstar Geographics, and the GIS User Community

Bald Eagle Nest Map
FPL Lot 40

Daytona Beach, FL750 0 750375 Feet
Path: Z:\PROJECTS\2021\21034 FL P40 Amazon\Eagle Nest Map.mxd
Date Saved: 5/15/2024 Created by: ghayworth

Info:

Boundary
[b Field Verified Bald Eagle Nest Locations

Primary Protection Zone (330')
Secondary Protection Zone (660') ´

300 Interchange Blvd
Ormond Beach, FL 32174
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School Board of Volusia County 

Mrs. Jessie Thompson, Chair 
Ms. Jamie M. Haynes, Vice Chair 

Mr. Ruben Colón 
Ms. Donna Brosemer 
Ms. Krista Goodrich 

Carmen J. Balgobin, Ed.D 
Superintendent of Schools 

School Adequate Capacity Determination 
No Finding of Adequate Capacity Letter 

December 19, 2024 

Ms. Jessica L. Gow, Esq 
Cobb Cole 
1 Daytona Blvd 
Daytona Beach, FL 32114 

RE : Florida Logistics Center PD – City of Daytona Beach 
School Concurrency Case # 24-11-26-001-A 

Ms. Gow: 

The County Charter requires any Comprehensive Plan Amendment or Rezoning that allows 
increased residential density to be effective only when adequate public schools can be timely 
planned and constructed to serve the projected increase in student population. The district 
uses this requirement as the guiding principle behind the school adequate capacity review. 

District staff reviewed the information for the proposed project known as Florida Logistics 
Center PD associated with 288.77 +/- acres of property located at or near the intersection of 
S Williamson Blvd and Beville Rd within Daytona Beach city limits. The proposed project 
would provide one thousand five hundred (1,500) single family homes. 

The district uses a county wide Student Generation Rate (SGR) of (0.258) per single family 
dwelling unit to calculate projected students. By applying the SGR to the use types in Table 
1 below, the project could generate three hundred eighty-seven (387) full time students. 

Table 1 

UNIT TYPE SGR UNIT COUNT STUDENTS 
GENERATED 

Single Family Dwelling Unit 0.258 1,500 387 
Multifamily Dwelling Unit 0.137 0 0 
Manufactured Home Dwelling Unit 0.052 0 0 
Total 1,500 387 

When performing an adequate capacity review, district staff evaluates the effects of the 
proposed change compared to any remaining permanent capacity within the impacted 
schools, up to 100%, Table 2 (next page). The projected increase in student population may 
be over 100% if there are plans to serve increased student population in that planning area 
within the long-term planning horizon. A finding of adequate capacity may be issued in either 
case. 

FACILITIES SERVICES 
3750 OLSON DRIVE  DAYTONA BEACH, FL 32124 

PHONE: (386) 947-8786  FAX (386) 506-5056 

An Equal Opportunity Employer 

ATTACHMENT BAgenda Item #4.B.

Page 166 of 292



 
 

   
 

 

  
            

          

   

  

 

 
  
 

 
 

 

 

 
 
 

      

      

  
  

    

     
 

   
  

       
     

 

  

         
   

   
   

 

   

  
 

 
      

       

 
     

 
   

   

         
   

   
   

 

   

  
 

      
        

      
 
 

     
      

     
        

   
  

 
 
 
 

Florida Logistics Center PD – City of Daytona Beach Page 2 of 3 
December 19, 2024 

Table 2 

Schools 
SY 2024/25 
Enrollment 

% of Permanent 
Capacity 

Plans for Capacity 
Increase Long-

Term 

Traditional K-12 
students 
projected 

Palm Terrace 
Elementary 690 153% No 166 

Silver Sands Middle 1,207 138% No 96 

Halifax CSA 
(Atlantic High) 

1,209 118% No 118 

Other 7 

The student projections generated by this project will increase the existing percentage above 
100% permanent capacity at all school levels. As the concurrency service areas (CSAs) for 
Palm Terrace Elementary and Silver Sands Middle are at or over 115% for level of service 
(LOS) standards, secondary capacity reviews are required (Tables 3 and 4). 

Secondary  Elementary  Capacity Review  
Table 3 

Schools Adopted LOS SY 2024/25
Enrollment 

Existing
LOS w/ Adq 

Students 
Generated by 

Request 
Result 
LOS 

Palm Terrace 
Elementary 115% 690 129% 166 153% 

Turie T. Small 
Elementary 115% 587 70% - 70% 

Elementary CSA 
Average 111% 

Secondary Middle Capacity Review 
Table 4 

Schools Adopted LOS SY 2024/25
Enrollment 

Existing
LOS w/ Adq 

Students 
Generated by 

Request 
Result 
LOS 

Silver Sands Middle 115% 1,207 129% 96 138% 
Campbell Middle 115% 962 101% - 101% 
Middle CSA Average 120% 

Secondary capacity reviews evaluate whether there is sufficient capacity available in 
adjacent CSAs. In this case, the CSAs for Turie T. Small Elementary and Campbell Middle 
have been identified as a valid adjacencies per the policies and conditions established by 
the School Board. Unfortunately, while the average LOS of 111% for both elementary 
schools falls below mitigation thresholds, the average LOS of 120% for both middle 
schools is well above mitigation thresholds. 

FACILITIES SERVICES 
3750 OLSON DRIVE  DAYTONA BEACH, FL 32124 

PHONE: (386) 947-8786  FAX (386) 506-5056 

An Equal Opportunity Employer 
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Florida Logistics Center PD – City of Daytona Beach Page 3 of 3 
December 19, 2024 

The school district therefore recommends that all parties begin discussions to evaluate 
options such that adequate school capacity can be timely planned and constructed to 
serve the anticipated students associated with this proposed project, and to determine if 
a Capacity Enhancement Agreement can be negotiated based on these discussions. 

No student reservations have been made at this time. 

Should you need additional information, please contact me at (386) 947-8786, extension 
50802. 

Sincerely, 

James F. Roberts 
Specialist, Planning & GIS 
CC: Carmen J. Balgobin, Ed.D, Superintendent of Schools 

Ron Young, Director of Planning & Construction 
Robert J. Voges, Ed.S, Planning Coordinator 
Douglas M, Gutierrez, AICP, Planning Manager, City of Daytona Beach 

FACILITIES SERVICES 
3750 OLSON DRIVE  DAYTONA BEACH, FL 32124 

PHONE: (386) 947-8786  FAX (386) 506-5056 

An Equal Opportunity Employer 
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Prepared by:  
Jessica Gow, Esq.  
Cobb Cole Law Firm  
One Daytona Blvd., Ste 600 
Daytona Beach, FL 32114 
 
AFTER RECORDING RETURN TO: 
Facilities Department  

VOLUSIA COUNTY SCHOOL DISTRICT 
3750 Olson Drive  
Daytona Beach, FL 32124  

 
SPACE ABOVE THIS LINE FOR RECORDING DATA 

 
SCHOOL CAPACITY ENHANCEMENT AGREEMENT 

File #___________VCSB 
Project Name: Florida Logistics Center 

 
THIS SCHOOL CAPACITY ENHANCEMENT AGREEMENT ("Agreement"), is made by 

and between THE SCHOOL BOARD OF VOLUSIA COUNTY, FLORIDA, a public corporate body 
organized and existing under the Constitution and laws of the State of Florida, whose address is 200 
N. Clara Avenue, DeLand, Florida 32721 ("School Board"), CITY OF DAYTONA BEACH, a 
Florida municipal corporation ("City"), whose address is 301 South Ridgewood Avenue, Daytona 
Beach, FL 32114,  AND FL P40, LLC, hereinafter referred to as the "Developer", whose address is 
259 Bill France Blvd., Daytona Beach, FL 32114 (the “School Board,” “City,” and “Developer” may 
be referred to collectively herein as the “Parties”) effective as of the date of execution by the last of 
the parties to this Agreement ("Effective Date"). 
 

WITNESSETH: 
 

WHEREAS, Developer is the current landowner of certain property located in Volusia 
County, Florida, more particularly described in Exhibit "A" attached hereto and by this reference 
made a part hereof, hereinafter referred to as the "Property"; and 

 
WHEREAS, Developer is the authorized agent for pending amendments to the Future Land Use 

classification and zoning under consideration by the City of Daytona Beach (“City”); and 
 

WHEREAS, current zoning for the Property is Agricultural and the current Future Land Use 
classification for the Property is Interchange Commercial, Mixed Use, General Industrial, Office 
Transition, Level 1 Residential, and Existing Potential Parks; and  
 

WHEREAS, the Developer is seeking to amend the Future Land Use classification to Mixed 
Use, with a site-specific limitation to 1,500 residential units and to amend the zoning designation to 
the Florida Logistics Center Planned District Agreement (the “Florida Logistics Center PD”); and 
 

WHEREAS, the number of new dwellings that the City may actually approve, or that 
Developer may actually be able to develop on the Property will not exceed 1,500 dwellings based on 
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a site-specific neighborhood policy in the City of Daytona Beach’s comprehensive plan; and 
 

WHEREAS, it is further recognized that following the approval of the Florida Logistics 
Center PD, the Developer will be required to apply for and receive approval of a final site plan or 
final plat from the City of Daytona Beach, which plat or site plan will determine the exact number of 
dwellings which may be constructed on the Property, and which number may be fewer but not more 
than the 1,500 maximum number of dwellings allowable by the approved Florida Logistics Center 
PD for the Property; and 
 

WHEREAS, the School Board recognizes that overcrowded conditions will adversely 
affect the educational services provided at any given school and it is the School Board's belief 
that an increase in the number of dwellings permitted for construction on the Property may 
further exacerbate adverse conditions on public school facilities within Volusia County, Florida; 
and 
 

WHEREAS, in order to allow the School Board to have sufficient capacity to accommodate, 
in a timely manner, the demand created by the impact of the students to be generated from the 
residential density associated with the approval of the Future Land Use classification amendment and 
development of the new dwellings on the Property, Developer has agreed to provide a capacity 
enhancement payment to the School Board upon the issuance of a development order by the City 
authorizing the development of the Property with the new dwellings; and 
 

WHEREAS, the amount of the capacity enhancement payment described herein will be based 
upon the actual number of residential dwelling units permitted for construction pursuant to the final 
site plan or final plat, as more particularly set forth below. 
 

NOW, THEREFORE, in consideration of the premises, the mutual covenants contained 
herein, and other good and valuable considerations, the receipt and sufficiency of which are hereby 
acknowledged, the parties hereto, intending to be legally bound hereby agree as follows: 
 
1. Recitals. The foregoing recitals to this Agreement are hereby incorporated by reference 
and made a part of this Agreement. 

 
2.  The City shall maintain the site specific neighborhood policy in the City’s Future Land Use 
Element of its Comprehensive Plan, pursuant to the Developer initiated Future Land Use 
Amendment, providing that the number of dwellings on the Property shall not exceed 1,500 
dwellings.  
 
3. Developer’s Obligation for School Capacity Enhancement Payment. The Developer shall pay 
to the School Board, without protest, upon the issuance of a development order for a final site plan 
or final plat, whichever occurs first, and which development order includes dwellings, a capacity 
enhancement payment in the amount equal to the number of dwellings as set forth on the final 
approved site plan or final plat, multiplied by the then-current school impact fee as adopted by or in 
accordance with County Ordinance in effect at time of issuance of the development order for such 
final plat or final site plan approval (the “School Capacity Enhancement Payment”).  
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4. Effect of School Capacity Enhancement Agreement.  The School Board and Developer 
acknowledge that the purpose of this Agreement is to provide for sufficient capacity to accommodate 
the increased demand for school capacity created as a result of the residential density associated with 
the change in the Future Land Use classification and the proposed development of the new dwellings 
on the Property.  Upon final approval and execution of this Agreement by all Parties, and recording 
hereof, the School Board shall issue a Finding of Adequate School Capacity and acknowledge to the 
City that, as a result of the terms of this Agreement, adequate school capacity exists to support the 
City’s approval of the proposed future land use amendment with the above-referenced location 
specific neighborhood policy for the Property, limiting the number of dwellings to 1,500.  The 
Developer acknowledges and agrees that the issuance of a Finding of Adequate School Capacity by 
the School Board does not result in a reservation of student stations for the students that will be 
generated by development of the Florida Logistics Center PD and that any certificate of School 
Concurrency to be issued under Section 613, Volusia County School Board Policies, shall be 
conditioned upon performance of this Agreement by Developer. 
 
5. School Capacity Enhancement Payment.  Upon and within ten (10) days after the issuance of 
a development order for the final site plan or final plat for the Property, which final development 
order permits development of or plats lots for dwellings, and as a condition of the commencement of 
construction, the Developer shall remit the School Capacity Enhancement Payment to the School 
Board. The School Capacity Enhancement Payment must be made no later than five (5) years from 
the date of this Agreement or, at the School Board’s option, the School Board may terminate this 
Agreement by giving notice of termination to Developer at their respective aforesaid addresses and, 
upon such termination, the terms and conditions of the Agreement shall expire and be of no further 
force or effect.   
 
6. Acknowledgments. Developer acknowledges that the payment of the School Capacity Mitigation 
Payment does not release the Developer from payment of any other development or building related fees, 
including school impact fees or such other school related fees as may be prescribed by law, except that payment 
of the School Capacity Enhancement Payment shall be a credit against the amount of  any school impact fee 
in effect at the time of certificate of occupancy of each dwelling constructed on the Property.   
 
The School Board, by accepting the School Capacity Enhancement Payment, acknowledges and 
agrees that it will apply the funds received from the Developer as it deems reasonably appropriate to 
provide or enhance the availability of school capacity in terms of available student stations to serve 
the anticipated student population generated by the development of the Property in accordance with 
the  Future Land Use Map amendment. 
 
The Developer acknowledges and agrees that in the event the Property is not developed in accordance 
with the unit limitations set forth in the above-referenced location specific notation, this Agreement 
must be amended to address the increase in the proposed student population that will be generated by 
the development of the Property. Provided however, Developer acknowledges and agrees the required 
capacity enhancement arising from allowing additional dwellings may not necessarily be limited to 
prepayment of impact fees. 
 
7. Waiver. Developer hereby waives any right, on their individual behalf and on behalf of their 
heirs, successors and assigns, to contest the City’s authority to discontinue the City’s power and 
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authority to discontinue the process for any approvals for the Property, upon Developer's breach of 
accordance with the terms set forth in this Agreement. Developer represents and warrants to City and 
School Board that this Agreement has been entered into freely and voluntarily, without coercion, 
duress, or undue influence, and with full understanding and awareness of the circumstances, 
consequences and ramifications of such a waiver. 
 
8. Term and Survival.  This Agreement shall remain in full force and effect unless and until it is 
terminated by the School Board. Provided, however, if the City has not voted to approve the proposed 
future land use amendment within one (1) year of the Effective Date of this Agreement, the 
Agreement shall terminate unless the Agreement is extended to a specified date by mutual agreement 
of the Parties hereto. 
 
9. Binding Nature of this Agreement. This Agreement shall inure to the benefit of the Parties 
hereto and the Property, and shall be binding upon any person, firm, or corporation that may become 
a subsequent owner, successor in interest or assign, directly or indirectly, of the Property or any 
portion thereof. 
 
10 Venue and Attorney Fees. In the event of any claim, action, litigation or proceeding under this 
Agreement, venue shall be in Volusia County, State of Florida, and each party shall be responsible 
for their own attorney’s fees.  
 
11. Amendment.  Amendments to this Agreement will only be in writing, signed by all Parties.  
 

12. Counterparts. This Agreement may be executed in one or more counterparts, each of which 
shall be deemed to be an original but all of which together shall constitute one and the same 
instrument. The electronic (i.e., facsimile or email) transmittal or delivery of a fully executed copy 
of this Agreement shall be deemed valid as if a fully executed original copy of this Agreement was 
transmitted or delivered. 

 
13. Interpretation. The Parties agree that nothing in this Agreement shall be interpreted to restrict 
the School Board's authority to determine school attendance zones. Further, the Parties 
acknowledge each Party has participated in the drafting of this Agreement and it shall not be 
construed in favor of any Party. 

 
14. Notices. All notices, demands, requests, consents, approvals, and other communications 
(collectively, “Notices”), required or permitted to be given hereunder, shall be in writing and 
sent by facsimile (or by email or by similar device) or by either: (i) registered or certified air 
mail, postage prepaid, return receipt requested; or, (ii) special delivery service (e.g., Federal 
Express, UPS, etc.); addressed to the Party to be so notified as follows:  
 
 If to Developer, to:  _____________________________ 
    _____________________________ 
    _____________________________ 
    _____________________________ 
 
 with a copy to: Cobb Cole 
    Mark A. Watts, Esq.  
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    231 N. Woodland Boulevard 
    DeLand, FL 32720 
    Phone: 3876-736-7700 
    Email:  Mark.Watts@cobbcole.com 
 
 If to School Board: ____________________________ 
    School Board of Volusia County  
    3750 Olson Drive 
    Daytona Beach, FL 32124 
    Phone: 386-947-8786 
    Fax:  386-947-5847 
    Email: ______________________ 
 
 with a copy to: Landis Graham French, P.A. 
    F.A.(Alex) Ford, Jr., Esq.  
    145 E. Rich Avenue 
    Suite C 
    DeLand, FL 32724 
    Phone: 386-734-3451 
    Fax:  386-736-1350 
    Email: aford@landispa.com 
 

  If to City:   City Attorney 
     Benjamin Gross, Esq.  
     301 S. Ridgewood Avenue 
     Daytona Beach, FL 32114 
     Phone: 386-671-8040 
     Email: grossb@codb.us  

 
 
The address or party to whom notice shall be sent may be changed at any time by either party by 
delivery of Notice to the other. 
 
15. Entire Agreement. This Agreement constitutes and contains the entire agreement and 
understanding of the Parties with respect to the subject matter hereof and it may be modified only by 
a written document executed by all Parties hereto. The Parties hereby acknowledge there are no 
representations, understandings, agreements, terms or conditions not contained or referred to in this 
Agreement and that this Agreement supersedes any prior written or oral agreements, representations, 
or inducements.  
 
16. Recordation runs with the land. Within ten (10) days of full execution hereof, this Agreement 
shall be recorded in the Public Records of Volusia County, Florida by School Board, at Developer’s 
expense.  This Agreement shall bind Developer, School Board and City, their respective heirs, 
successors and assigns, and shall be deemed to be a burden on and run with the Property. 
 
17.  School Attendance Areas. The Parties agree that nothing in this Agreement shall be interpreted 
to restrict the School Board’s sole authority to determine school attendance areas. Pursuant to Section 
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612, Volusia County School Board Policies, the needed capacity improvements, as determined by the 
implemented School Concurrency program, will be placed in the School Board’s Five-Year Work 
Plan no later than the time of approval by the City of a final site plan or final plat for the Property. 
 

IN WITNESS WHEREOF, the parties have executed this Agreement the day and year 
as set forth below. 
 
 
Witnesses      THE SCHOOL BOARD OF  

VOLUSIA COUNTY, FLORIDA  
 
____________________________________ By: ____________________________ 
Witness 1 - Signature      Signature 
 
___________________________________        ____________________________ 
Witness 1 – Printed Name     Printed Name   
 
Address:____________________________  Date: _________________ 
___________________________________ 
 
 
____________________________________   
Witness 2 – Signature 
____________________________________ 
Witness 2 – Printed Name 
 
Address:_____________________________ 
____________________________________ 
 
STATE OF FLORIDA  
COUNTY OF ________________ 
 
              The foregoing instrument was acknowledged before me by means of ☐ physical presence or ☐ 
online notarization, this ____ day of __________, 2025, by ________________________________, as 
______________________ of The School Board of Volusia County, Florida, on behalf of the school board, 
who □ is personally known to me; or who □ has produced  ______________________________ as 
identification.  
                
[seal]       NOTARY PUBLIC: 

  
Sign: _____________________________ 
 
Print: _____________________________  
 
My Commission Expires:  ____________ 
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Signed, sealed and delivered in the presence of: 
 
__________________________________ 
Witness 1 
__________________________________ 
Print Name of Witness 1 
 
Address:__________________________ 
_________________________________ 

CITY OF DAYTONA BEACH, a Florida 
municipal corporation 
 
______________________________ 
Derrick L. Henry, Mayor 
 

 
 
__________________________________ 
Witness 2 
__________________________________ 
Print Name of Witness 2 

Attest 
By:  _________________________ 
 
_____________________________ 
Deric C. Feacher, City Manager 
 

 
 Address: ___________________________ 
 ___________________________________ 
 
STATE OF FLORIDA 
COUNTY OF VOLUSIA 
 

The foregoing instrument was acknowledged before me by means of ☐ physical presence 
or ☐ online notarization, this _____day of _________, 2025 by Derrick L. Henry, Mayor of the 
City of Daytona Beach, Florida, a Florida municipal corporation, on behalf of the City, who is 
personally known to me and did not take an oath. 
 

NOTARY PUBLIC: 
  
Sign: _____________________________ 
 
Print: _____________________________  
 
My Commission Expires:  ____________ 

 
Approved as to form by: 
_____________________________ 
Benjamin Gross, Esquire 
City Attorney 
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Witnesses 

�---

Witness 1 - Printed Name 

Witness 2 - Signature 
St.+-G-51+-St-JA l+­

Witness 2 - Printed Name 

STATE OF FLORIDA l'-.J.Q vJ -:f---<?r s---e '-tJ

COUNTY OF U(\_� D (\ 

DEVELOPER 

FL P40, LLC

./

-/J 
By:CZ� 

Signature 

lc.rei 3. Cc1«:,' bas ,l-e.:: 
Lara Basile, Manager

The foregoing instrument was acknowledged before me by means of �ysical presence or □ online 
notariz.ation, this I 2-,n,-. day of M t>- rt IA , 2025, by /_,:,. ·' N { U' A e,. - (? � f ),.JL , as 
),A vi-r\ ti� of FL P40, LLC, on behalfofthe company, who Eris personally known to me; 
or who □ has produced ____________ as identification. 

[seal] NOTARY PUBLIC: 

Sign: 

Print: 

My Commission Expires: :J J/lJl r, '2-,oc. (o
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          Agenda Item 4C (Quasi-Judicial Hearing) 
Planned Development-General (PD-G) Rezoning 

         DEV2024-378 
                 Florida Logistics Center PD 

 

STAFF REPORT 

MEETING DATE: June 26, 2025, Planning Board 

REPORT DATE: June 18, 2025 

SUBJECT: DEV2024-378 Florida Logistics Center PD-G Rezoning 

APPLICANT: Jessica Gow, Esq. Cobb Cole and Associates 

OWNER: FL P40, LLC 

STAFF: Emilio A. O’Brien, Senior Planner 

SUMMARY OF REQUEST 

Jessica Gow, Esq. of Cobb Cole & Associates, on behalf of FL P40, LLC (the property owner), 
requests approval to rezone a 276.5± acre site from Agricultural (AG) to Planned Development–
General (PD-G) to accommodate a regional industrial park and associated mixed-use 
development. 

As part of the PD-G rezoning, the applicant has requested the following waivers and LDC 
modifications: 

• Landscaping – Requesting that no landscape islands or perimeter landscaping be 
required where the primary use of the parking area is for truck or trailer parking, staging, 
or storage. 

• Signage – Requesting approval of a uniform sign program to allow cohesive, district-
wide signage. Signage on the property shall comply with the Business District Sign 
Schedule in the Land Development Code (LDC), except as otherwise provided in the 
sign program established in the PD Agreement. 

Staff recommendation: Staff finds that the requested rezoning of ±276.5 acres from 
Agricultural (AG) to Planned Development – General (PD-G), including the requested Land 
Development Code waivers and modifications, meets the criteria outlined in Sections 3.4.D.3 
and 4.8.B of the Land Development Code. Staff recommends the Planning Board forward the 
rezoning application for the Florida Logistics Center PD to the City Commission with a 
recommendation of approval. 
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SITE INFORMATION 

Location: The subject site is generally located south of Beville Road, 
west of Williamson Boulevard. 

Parcel No(s): 523500000010, 620200000060, 6202000062, 
620100000015 

Property Size: ± 276.5 acres 

Existing Zoning: Agricultural (AG) 

Existing Future Land Use: Existing Potential Parks (EX-PP), General Industrial (GI), 
Interchange Commercial (IC), Level 1 – Residential (L1-R), 
Mixed Use (MU), and Office Transition (OT) 
 

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 
(see map series). 
 

 
 
 
 
 
 
 
 
 
 
 
 
 

 Existing Use(s) 
Future Land Use 

Designation 
Existing Zoning 
Classification 

Site Agriculture, Grazing 
EX-PP, GI, IC, 

L1-R, MU, OT 
AG 

North 
Andros Isles Apartments, Mobil Gas 

Station, RaceTrac Gas Station, 
Vacant Commercial 

IC 
PD-G (Andros Isles 

Villages), T-5 

South Vacant Residential L1-R 
AG, PD-G (Walkers 

Green) 

East Pelican Bay GOLF,  L1-R PD-G (Pelican Bay) 

West Agriculture, Grazing, Interstate MU PD-G (Waypoint) 
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Aerial View of the Subject Site 

 

PROJECT DESCRIPTION  

The subject property comprises approximately ±276.5 acres of vacant, undeveloped land. The 
applicant is requesting a rezoning from Agricultural (AG) to Planned Development – General 
(PD-G), specifically identified as the Florida Logistics Center PD. This rezoning will enable the 
development of a regional industrial park with supporting commercial and residential uses. 

Comprehensive Plan Amendment 

To support the rezoning, a concurrent Large-Scale Comprehensive Plan Amendment (LSCPA) 
has been submitted to revise the Future Land Use Map (FLUM) designation. The amendment 
proposes converting the current designations—Existing Potential Parks (EX-PP), General 
Industrial (GI), Interchange Commercial (IC), Level 1 – Residential (L1-R), Mixed Use (MU), 
and Office Transition (OT)—to Mixed Use (MU) for the entire site, accommodating the proposed 
range of uses. 

A development cap will be implemented to limit traffic impacts, restricting the project to no more 
than 3,000 external P.M. peak hour vehicle trips. This cap corresponds to a maximum of: 

• 6,000,000 sq. ft. of office and light industrial uses 

• 100,000 sq. ft. of retail space 

• Up to 1,500 residential units (approximately 5.4 units/acre) 

Approval of this PD rezoning is contingent upon approval of the referenced LSCPA. 
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Planned Development Overview 

The PD Plan is conceptual, allowing flexibility in final site layout and land use distribution based 
on market conditions. Development will occur in multiple phases and must comply with the 
standards in the PD Agreement. Required infrastructure—including underground utilities, 
internal roadways, and stormwater systems—must meet all applicable city and regulatory 
standards. 

Site Design and Maintenance 

Parking, landscaping, and buffering will conform to the City’s Land Development Code (LDC). 
A Property Owner’s Association (POA) will maintain common areas, including amenities and 
landscaping. Architectural standards will ensure a unified, high-quality design, including 
consistent materials and appropriate screening of service/loading areas. 

Environmental and Regulatory Compliance 

The development will adhere to environmental regulations, including wetland preservation, 
floodplain management, and tree protection. Compliance must be demonstrated during site 
plan review and permitting. 

Signage  

Signage will follow a customized program allowing for monument, wall, project identification, 
and electronic display signs. Existing billboards may remain but cannot be reconstructed or 
replaced if substantially damaged or destroyed. See proposed sign program below: 

 

Additional Provisions 

• Parcels within the property are not required to have a minimum frontage along improved 
roadways, provided adequate access is established per the PD Agreement. 

• A cross-access road connecting the north and south of the property will be constructed, 
following the typical section included in the PD Plan (Attachment A). While its location 
may vary, the typical section must remain consistent. 

• Tandem parking is allowed for residential units if spaces are dedicated to the same unit. 

• If any part of the property used to meet required landscaping or tree preservation 
standards is taken or dedicated to the County for right-of-way or stormwater, that portion 
will still be credited toward meeting LDC requirements, and no replacement planting or 
mitigation will be required. 

• No parking lot islands or building perimeter landscaping or tree preservation are required 
for areas primarily used for truck/trailer parking, staging, or storage. 
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PROJECT ANALYSIS   

According to Section 3.4.D.3, Site-Specific Zoning District Amendment Review Standards, 
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 is located within an area targeted for industrial and mixed-use development 
as outlined in the City of Daytona Beach Comprehensive Plan. The proposed Planned 
Development-General rezoning aligns with key Comprehensive Plan objectives, 
including Objective 1.2.1, which encourages locating major traffic generators near 
thoroughfares with adequate capacity; Objective 1.3, supporting commercial land 
sufficient to meet local and regional demand; and Policy 1.4.1, emphasizing the 
availability of industrially zoned land with full urban services. The development’s focus 
on industrial uses near the interchange of two interstate corridors supports economic 
growth and regional transportation connectivity. Therefore, staff finds the proposed 
rezoning consistent with and furthering the goals and policies of the Comprehensive 
Plan. 

In support of the rezoning, the applicant has submitted a concurrent Large-Scale 
Comprehensive Plan Amendment (LSCPA) application to re-designate the site’s Future 
Land Use to entirely Mixed Use (MU). Approval of the LSCPA is required prior to 
approval of the rezoning. 

ii. Is not in conflict with any portion of this Code. 

The applicant has requested specific Land Development Code (LDC) waivers, including 
tandem parking for residential uses, reduced landscaping requirements for truck/trailer 
parking areas, and a uniform signage program for cohesive site-wide signage. These 
requests are minor modifications intended to enhance design flexibility while balancing 
public benefits. The waivers do not conflict with the overall intent of the LDC but rather 
provide reasonable accommodations to support a master-planned industrial 
development. Staff finds the amendment, including the requested waivers, is not in 
conflict with the Code. 

LDC Modifications & Project Details 

o Vehicular Use Area Landscaping – The applicant requests a waiver for parking lot 
islands and building perimeter landscaping in areas primarily used for truck or trailer 
parking, staging, and storage, to avoid landscaping in storage areas. 
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o Signage – The Applicant requests a waiver from the LDC to allow for a uniform sign 
program across the entire property, as set forth in the PD Agreement. Under this 
request, the amount and type of signage on the property will generally conform to 
the Business District Sign Schedule specified in the LDC, except where modified by 
the custom sign standards established in the PD Agreement. 

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 project responds to a regional market demand for industrial uses within the City, 
consistent with City policies to provide industrial land with urban services. It supports 
economic development, creates job opportunities, and increases the City’s ad valorem 
tax base, benefiting the local community and broader metropolitan area. 

iv. Is compatible with existing and proposed uses surrounding the subject land, 
and is the appropriate zoning district for the land; 

The property is located near existing industrial and production uses, and the proposed 
regional industrial park complements these land uses. The Planned Development-
General zoning allows flexibility to accommodate mixed uses while ensuring 
compatibility. Its location near interstate corridors further supports the appropriateness 
of the zoning district. 

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

The master planned approach enabled through the Planned Development process 
allows cohesive and orderly development, avoiding piecemeal or incompatible uses. The 
development benefits from existing infrastructure and urban services, and the requested 
LDC waivers provide necessary flexibility for a coordinated site design. 

vi. Would not adversely affect the property values in the area; 

The development is expected to positively influence property values by introducing well-
planned industrial and commercial uses that support local economic growth and job 
creation. The use is compatible with surrounding industrial areas and enhances the 
area’s attractiveness for future investment. 

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 site is served by comprehensive urban services, including water, wastewater, solid 
waste, stormwater management, and emergency services. Its proximity to major 
roadways supports transportation needs. The PD agreement ensures compliance with 
infrastructure and public facility requirements. 

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 

An environmental assessment for the site identified a substantial area of wetlands and 
surface waters, with proposed impacts affecting a significant portion of these resources, 
including some secondary wetlands. The estimated functional loss has been quantified 
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using an established assessment method. All impacts will require appropriate regulatory 
approvals. 

The project is unlikely to adversely affect protected species; however, a comprehensive 
survey for certain wildlife species is required prior to construction. If any protected 
species or their habitats are identified, appropriate relocation or mitigation measures will 
be implemented under the necessary permits. Monitoring and incidental take permits for 
other sensitive species may also be required. 

Although the project involves considerable wetland impacts, regulatory oversight and 
mitigation measures are in place to minimize environmental harm. Therefore, the 
proposed rezoning is not expected to result in significant adverse environmental 
impacts. 

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 proposed Planned Development-General zoning with approved LDC modifications 
better accommodates a master-planned, mixed-use industrial park that aligns with City 
goals, enhances economic development opportunities, and provides public benefits, 
thus accomplishing a legitimate public purpose. 

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 B). The PD 
Plan/Agreement is in compliance 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 areas. The 
waiver/benefit letter notes that the project’s industrial uses are appropriately scaled and 
located to support the City’s growth and complement existing industrial and production 
uses nearby. Additionally, the site’s proximity to major interstate corridors supports its 
function as a regional industrial park, fitting well within the existing land use pattern. The 
plan also allows for a mixture of uses, including potential commercial and residential, 
which aligns with the broader community development goals in the area. 
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4. Development Phasing Plan 

Subdivision platting will likely be utilized to coordinate infrastructure and the internal road 
network. This implies that the development will be subdivided and constructed in stages 
to ensure proper coordination of roads, utilities, and access. Therefore, while a detailed 
phasing schedule is not specified, the plan supports a phased and platted approach to 
development. 

5. Conversion Schedule 

N/A 

6. On-Site Public Facilities 

The proposed development will provide on-site public facilities necessary to 
accommodate the uses proposed. The project includes infrastructure improvements for 
water, sewer, and drainage systems, ensuring adequate capacity and service reliability. 
It also incorporates internal road networks designed for efficient traffic circulation, with 
coordinated access and landscaping to support safe and functional public spaces. 

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 are 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 Permitted Principal Uses 
 Agricultural Uses 

- Existing agricultural operations located within the Property may be 
permitted to continue until such time that the portion of the Property used 
for such use is redeveloped for a separate principal use. These uses may 
include grading or creation of pastures to support agricultural uses. 

 Commercial Uses 
- Office Uses 

1. Business service offices 
2. Contractor’s office 
3. Professional services offices 
4. Other office facility 

- Business Support Service Uses 
1. Business service center 
2. Conference or training center 
3. Employment agency 
4. Parcel services 
5. Telephone call center 
6. Travel agency 

- Retail Sales and Service Uses 
1. Antique store 
2. Art gallery 
3. Art, craft, music, dance, photography, or martial arts studio school 
4. Bank or financial institution with or without drive-through service 
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5. Book or media shop 
6. Cigar lounge 
7. Convenience store (and accessory car wash as permitted use) 
8. Drug store or pharmacy with or without drive-through service 
9. Florist shop 
10. Furniture or appliance store 
11. Gift shop or stationary store 
12. Grocery store 
13. Home and building supply center 
14. Jewelry store 
15. Large retail sales establishment 
16. Lawn care, pool, or pest control service 
17. Personal and household goods repair establishment 
18. Personal services establishment (including massage, general spa 

services, health club) 
19. Shopping center 
20. Other retail sales establishment 

- Motor Vehicle Sales and Service Uses 
1. Fleet service repair 
2. Parking lot (as a principal use) 

 Industrial Uses (See limitations in Attachment C) 
- Warehouse and Freight Movement Uses 

1. Warehouse, storage and distribution 
2. Self-storage/mini-warehouse facility (including Boat/RVV storage, as 

an accessory use) 
3. Building, heating, plumbing, or electrical contractor’s storage yard 
4. Carpet cleaning or dyeing facility 
5. Educational, scientific, or industrial research and development 
6. Research, design, and development laboratories related to racing 

industry 
7. Parts, manufacturing, and assembly facilities relating to racing industry 
8. Electric motor repair, machine shop, or tool repair shop 
9. General industrial services 
10. Metal-working, welding, plumbing, gas, steam, or water pipe fitting 
11. Motion picture studio 
12. Printing or other similar reproduction facility 
13. Repair of scientific or professional instruments 
14. Woodworking 
15. Bakery 
16. Brewery, winery, or distillery 
17. Cabinet or furniture manufacturing 
18. Craft distillery 
19. Hydroponic garden facility 
20. Manufacturing, assembly, or fabrication, light (including datacenters 

and similar uses) 
21. Outdoor storage (as a principal use) 
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 Institutional Uses 
- Utility Uses 

1. Solar energy collection system (as a principal use) 
2. Utility use, major 
3. Utility use, minor 

 Residential Uses 
- Household Living Uses 

1. Multifamily dwelling 
2. Multifamily complex 
3. Upper story dwelling (above nonresidential use) 

8. Densities/Intensities  

Maximum residential units 1,500 = 5.42 dwelling units per acre 

9. Dimensional Standards 

The following lot development criteria shall apply to the property: 

o Lot Development Criteria 
 Industrial Uses 

- Maximum building height: 100’ 
- Maximum F.A.R.: 3.0 
- Minimum lot area: 5,000 sq. ft. 
- Minimum lot width: 50’ 
- Minimum lot depth: 100’ 
- Minimum perimeter building setbacks: 

1. Side: 7.5’ 
2. Front: 25’ 
3. Rear: 25’ 
4. Internal: 0’ 

- Maximum building coverage: 70% 
- Minimum open space: 20% 
- Maximum impervious surface area: 80% 
- Slopes within any dry retention and wet detention pond(s) shall be 4:1 

without a fence. 
- Dry and/or wet retention areas shall count toward the minimum open 

space requirement, provided they support passive recreation uses by 
providing access and pedestrian elements such as paths or benches. 

 Residential Uses 
- Maximum building height: 50’ 
- Maximum Density: 1,500 units 
- Minimum lot area: 5,000 sq. ft. 
- Minimum lot width: 50’ 
- Minimum lot depth: 100’ 
- Minimum perimeter building setbacks: 

1. Side: 7.5’ 
2. Front: 25’ 
3. Rear: 25’ 

- Minimum building spacing: 
1. 40 ft front-to-front, front-to-rear, or front-to-side 
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2. 25 ft side-to-side 
- Maximum building coverage: 70% 
- Minimum open space: 20% 
- Maximum impervious surface area: 80% 
- Slopes within any dry retention and wet detention pond(s) shall be 4:1 

without a fence. 
- Dry and/or wet retention areas shall count toward the minimum open 

space requirement, provided they support passive recreation uses by 
providing access and pedestrian elements such as paths or benches. 

 Commercial Uses 
- Maximum building height: 50’ 
- Maximum F.A.R.: 3.0 
- Minimum lot area: 5,000 sq. ft. 
- Minimum lot width: 50’ 
- Minimum lot depth: 100’ 
- Minimum perimeter building setbacks: 

5. Side: 7.5’ 
6. Front: 25’ 
7. Rear: 25’ 
8. Internal: 0’ 

- Maximum building coverage: 70% 
- Minimum open space: 20% 
- Maximum impervious surface area: 80% 
- Slopes within any dry retention and wet detention pond(s) shall be 4:1 

without a fence. 
- Dry and/or wet retention areas shall count toward the minimum open 

space requirement, provided they support passive recreation uses by 
providing access and pedestrian elements such as paths or benches. 

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 August 28,2024, as required by 
the LDC. A summary of the neighborhood meeting prepared by the applicant is in 
Attachment D. 
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RECOMMENDATION 

Staff finds that the requested rezoning of ±276.5 acres from Agricultural (AG) to Planned 
Development – General (PD-G), including the requested Land Development Code 
waivers and modifications, meets the criteria outlined in Sections 3.4.D.3 and 4.8.B of 
the Land Development Code. The proposed rezoning is consistent with and furthers the 
goals, objectives, and policies of the Comprehensive Plan, supports a demonstrated 
community need, and is compatible with surrounding uses. The Planned Development 
designation will facilitate a cohesive, master-planned industrial park with mixed-use 
components that align with City plans and promote orderly development. 

Staff recommends the Planning Board forward the rezoning application for the Florida 
Logistics Center PD, encompassing ±276.5 acres generally located south of Beville 
Road and west of Williamson Boulevard, to the City Commission with a recommendation 
of approval. 

A majority vote by Planning Board members present and voting is required to forward a 
recommendation to the City Commission. 

This item is tentatively scheduled for first reading and transmittal to the City Commission 
on August 6, 2025. The second reading and public hearing will be scheduled at the next 
available City Commission meeting following reviews by the Florida Department of 
Commerce (FloridaCommerce) and the Volusia Growth Management Commission 
(VGMC) for the associated LSCPA. 
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October 28, 2024  

 

VIA HAND DELIVERY 

Mr. Dennis Mrozek 

Planning Director  

City of Daytona Beach   

301 S. Ridgewood Avenue, Room 240 

Daytona Beach, FL 32114 

 

 Re: Waiver & Benefits Letter  

Florida Logistics Center Planned Development-General Rezoning  

 

Dear Mr. Mrozek: 

 

 As you know, Cobb Cole has the pleasure of representing FL P40, LLC (Applicant”) in 

connection with their application for Planned Development-General rezoning on their property 

located along Williamson Boulevard in Daytona Beach, Florida (the “Property”). The Applicant 

intends to develop the property for industrial uses, with the potential for supporting commercial or 

residential use types. 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 existing, vacant lots on 

the Property for a potential mixture of uses, centered around the proposed development of a 

regional industrial park. This proposed development will foster economic development within the 

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

a range of industrial use opportunities in an appropriate scale and location to support the projected 

growth of our City. This use complements the location of the Property at the intersection of two 

major interstate corridors and will help fill a market demand and complement surrounding 

industrial and production uses. The proposed project is also consistent with the following land use 

policies and objectives:  

 

Objective 1.2.1: The Land Development Code shall be maintained in a manner that will cause 

future major traffic generators to be located in close proximity to thoroughfares, which have the 

capacity to carry the additional traffic generated by such developments. All future rezoning shall 

be consistent with this policy. 

 

Response:   The proposed development will provide mixed uses, focused around a proposed 

industrial use, in close proximity to an interchange of two interstate roadway systems within our 
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community. The interchange allows for the convenient transportation of goods and allocation of 

services.   

 

Objective 1.3 Commercial Land: The City’s supply of commercial land shall be sufficient to 

accommodate both local demand and the demand for regional facilities, since the City of Daytona 

Beach is the central city in Halifax metropolitan area. 

 

Response:   The proposed development will provide additional industrial and commercial use 

opportunities that will support both local and regional demands. The property is currently allocated 

for a variety of use types, and the proposed change will allow for the orderly master development 

of the Property.  

 

Policy 1.4.1 The City shall provide industrially zoned vacant land available with full urban services 

in greater amounts than previous markets have absorbed. 

 

Response:  The proposed industrial development is surrounded by comprehensive urban 

services that are existing and in place to support the proposed industrial operations and attract 

potential businesses. 

 

 LDC Modifications. The Applicants recognize the importance of the standards set forth in 

the LDC and have made every reasonable effort to bring forward a project consistent with the 

LDC. 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 

master 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 6, Section 6.2 – Off-street Parking   

 

Section 6.2.C.1. of the Land Development Code sets forth required parking for different 

use types. The Applicant is requesting that tandem parking be permitted for residential uses within 

the Planned Development, provided that such spaces are dedicated for use by the same residential 

unit. 

 

Section 6.4.D of the Land Development Code requires Vehicular Use Area Landscaping 

to be installed within the property. The Applicant is requesting that no parking lot islands or 

building perimeter landscaping shall be required where the primary use for the parking lot is truck 

or trailer parking, staging, and storage. This request is to allow the applicant to avoid landscaping 

areas that will be used primarily for storage functions.  

 

Article 6, Section 10 – Signage  

 

The Applicant is requesting a waiver from the LDC to allow for a uniform sign program for the 

property, as set forth in the PD Agreement, including the ability to provide off-site signage 

benefitting the properties located within the Planned District. The Applicant is requesting a 

uniform sign program to allow for a cohesive signage program across the site, in lieu of applying 

individual zoning district sign schedules. 

****** 
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This project will provide additional industrial use opportunities, which will support the 

growing residential and professional development in the area. 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 Applicants respectfully 

request 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 Gow, Esq. 
Direct Dial (386) 323-9225 
Email Jessica.Gow@CobbCole.com 
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          Agenda Item 4D (Quasi-Judicial Hearing) 
Planned Development - General Rezoning 

      DEV2025-066  
                 Drury PD 

 
STAFF REPORT 

MEETING DATE: June 26, 2025, Planning Board 

REPORT DATE: June 17, 2025 

SUBJECT: DEV2025-066 Drury PD-G Rezone  

APPLICANT: Robert A. Merrell III, Esq., Cobb Cole 

OWNER: Daytona Beach 1299, LLC 

STAFF: Danalee Petyk, AICP, Senior Planner 

SUMMARY OF REQUEST 
 
This request is for a rezone of ± 4.6 acres of land from the Tourist / Highway Interchange (T-5) 
to Planned Development – General (PD-G) for the development of a hotel and restaurant. 
 
As part of the PD-G rezoning, the applicant has requested the following waivers and Land 
Development Code (LDC) modifications: 
 

• Waiver from typical dimensional standards for a development in the Tourist / Highway 
Interchange (T-5) zoning district including lot width, lot depth, and setbacks. 

• Waiver from the minimum parking requirements to allow specific parking ratios based 
on phasing of the restaurant and hotel construction and the final complete development 
and to reduce the minimum parking space size required. 

• Waivers from the required landscaping including modifications to the property perimeter 
landscape strips/buffers and the building perimeter landscaping. 

• Waiver to increase the maximum allowable wall signage for 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 August 6, 2025, and for 2nd reading on August 20, 2025.   
 
 
Staff recommendation: Staff 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 rezone 
of ± 4.6 acres from Tourist / Highway Interchange (T-5) to Planned Development – General 
(PD-G) to the City Commission with a recommendation of approval.   
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SITE INFORMATION 
Location: 2600 and 2610 West International Speedway Boulevard 
Parcel No(s): 5222-01-04-0060 

Property Size: ± 4.6 acres 

Existing Zoning: Tourist / Highway Interchange (T-5) 

Existing Future Land Use: Retail (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 Retail (Vacant)  R T-5 

North  Office R T-5 

South Hotel R T-5 

East (across ISB) Retail R T-4 

West Multi-Family 
Residential R T-5 
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PROJECT DESCRIPTION & HISTORY 
The applicant proposes to rezone ± 4.6 acres of vacant property from Tourist / Highway 
Interchange (T-5) to Planned Development – General (PD-G) to allow for the development of 
a hotel and restaurant. The property previously had the standalone Haverty’s furniture store 
and Miller’s Ale House, both of which recently closed and relocated; the buildings on site are 
currently vacant. The hotel development proposes to remove the furniture store building and 
construct a hotel, an outparcel for a standalone restaurant, parking, and landscaping.  
 
The general development plan for the hotel use on the property is shown in Attachment A.   
 
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 Retail (R) future land use designation, which is an area composed 
primarily of retail establishments, but typically containing other commercial uses 
including amusements located in planned zoning districts. The floor area ratio shall not 
exceed 3.0. The proposed hotel will comply with the maximum FAR and is a typical 
commercial use located in retail areas. The use and intensity proposed are consistent 
with the Retail future land use designation of the property.  

 
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 modifications to these standards, as 
detailed below and in the attached Waiver & Benefits Letter (Attachment B).   
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LDC Modifications & Project Details 
o Lot Development Criteria – The applicant has requested a waiver from Section 4.5.E, 

LDC, to revise the lot size and setbacks standards for developments in the T-5 zoning 
designation. The waiver includes modifications from the lot width, lot depth, and 
setbacks standards, specific to each proposed use. The proposed modifications are 
detailed in the table below: 

o  
Dimensional 
Standard 

LDC Requirement 
(T-5) 

Proposed PD 
Modification - 
Hotels 

Proposed PD 
Modification – 
Restaurants or 
Retail 

Lot Width 175 ft n/a – Will meet 
code 

100 ft 

Lot Depth 225 ft n/a – Will meet 
code 

100 ft 

Front Setback 20 ft n/a – Will meet 
code 

5 ft 

Side Setback 15’ + 4” per foot of 
height over 35’ (32 ft 
for hotel; 20 ft other 
uses) 

15 ft 5 ft 

Rear Setback 15’ + 4” per foot of 
height over 35’ (32 ft 
for hotel; 20 ft other 
uses) 

50 ft n/a – Will meet 
code 

 
Section 4.8, LDC, requires proposed Planned Developments to establish minimum 
lot standards within the PD Agreement including setbacks. 
 

o Parking – The applicant has requested a waiver from Section 6.2.C.1, LDC, which 
establishes the minimum parking standards based on the proposed use. A “hotel or 
motel” use requires 1 parking space per guest room + 1 parking space per 15 guest 
rooms and a “restaurant” use requires 1 parking space per 50 sq. ft. of customer 
service area per the LDC. In lieu of meeting the LDC parking minimums, the applicant 
has submitted a parking study (Attachment C) and proposes to provide an overall 
parking minimum total of 0.51 parking spaces per guest room for the hotel and 1 
parking space per 50 sq. ft. of customer service area for a restaurant.  
 
As part of the waiver request, the applicant also establishes the parking calculations 
in the event the project is phased. If the hotel is constructed first, the parking will be 
provided at a ratio of 0.82 parking spaces per guest room. If the restaurant is 
constructed first, the parking will be provided at a ratio of 1 parking space per 50 sq. 
ft. of customer service area. When both are operational, the minimum ratio 
established above of 0.51 parking spaces per guest room for the hotel and 1 parking 
space per 50 sq. ft. of customer service area for a restaurant. To ensure adequate 
parking for the restaurant when both the hotel and restaurant are operational, the 
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applicant has established a maximum customer service area for a restaurant to 8,300 
sq. ft. 
  
The applicant has also requested a waiver from Section 6.2.H.1, LDC, to reduce the 
minimum parking size required for a 90° parking space from 9 ft x 19 ft to 9 ft x 18 ft.  
  

o Landscaping – The applicant has requested a waiver from Sections 6.4.C.1 and 
6.4.C.2, LDC, regarding the minimum landscape strips and building perimeter 
landscaping to accommodate the proposed development layout. The specific 
waivers and modifications requested are described below per the layout proposed 
on the PD Plan shown in Attachment A. 
 

- Along the North property line where the hotel use is proposed, the LDC 
requires 5’ perimeter landscape strip. The applicant also proposes a 5’ 
perimeter landscape strip, but requests accessory uses be allowed within the 
landscape area which the LDC does not permit. 
 

- Along the South property line where the restaurant use is proposed, the LDC 
requires a 5’ perimeter landscape strip and landscaping around any building 
perimeter. The applicant proposes a 5’ perimeter landscape strip, but requests 
if a building is located within 10’ of the property line, then no building perimeter 
landscaping be required along that building façade. The applicant also 
proposes the landscape be phased according to the landscape plan shown in 
Attachment D, where the property perimeter landscaping around the 
restaurant is only required to be installed when the restaurant is constructed. 

 
- Where the property abuts Indigo Drive, the East property line, the LDC 

requires an 8’ landscape strip where the parking areas are proposed and a 5’ 
landscape strip where the building is proposed in addition to any required 
building perimeter landscaping. The applicant proposes a 5’ landscape strip 
along this entire property boundary, and, similar to the South property line, 
requests if a building is located within 10’ of the property line, then no building 
perimeter landscaping be required along that building façade. The applicant 
also proposes the landscape be phased with the restaurant, the same as the 
South property line described above. In addition, the applicant proposes to 
plant only understory trees within this landscape strip/buffer and will reallocate 
the shade trees required to the rear property line, and the required shade trees 
may also be met through any replacement trees planted for specimen tree 
mitigation.  

 
- For the West property line which abuts residential, a Type D buffer would be 

required per Section 6.6.C, LDC. The applicant proposes a 5’ landscape 
buffer width here, which per the LDC would require a 6’ tall opaque wall and 
20 evergreen shrubs per 100 linear feet of property line. The applicant 
requests a waiver from the wall requirement to allow a 6’ tall opaque fence to 
be installed instead.  
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For the required tree plantings, the applicant proposes a modification to Section 
6.4.E.1.b.vi, LDC, to allow small trees planted in pairs to substitute a required 
shade tree in addition to the palm trees planted in pairs allowed by the LDC. This 
substitution may not satisfy more than 25% of the required shade trees. The PD 
Agreement also establishes plantings may be located outside of the minimum 
buffer width so long as they are located within 15’ of the buffer location. 

 
o Tree Preservation – As part of the PD Agreement, the applicant has established the 

tree preservation and mitigation requirements they will follow. Per Section 6.15, LDC, 
if a property has between 5.1 and 8 specimen trees per acre, a minimum of 50% of 
the specimen trees must be preserved. As the applicant may not meet this 
preservation requirement through solely preservation of specimen trees, the 
applicant proposes to meet it through a combination of tree preservation, 
replacement tree plantings, and payment of the fee in lieu of, all of which are 
allowable per the LDC.  
 

o Signage – The final waiver requested by the applicant is from Section 6.10.K.4, LDC, 
which establishes the maximum signage allowed in the T-5 zoning classification. Per 
the LDC, wall signs in the T-5 district are capped at 120 square feet in total area for 
the entire property. As the development proposes a mix of uses and multiple 
buildings where 120 square feet would be insufficient, the applicant is requesting a 
waiver to allow a wall sign on each elevation of the hotel and additional signage for 
the restaurant/retail use. The proposed sign plan is shown in Attachment E and is 
detailed below: 

 
- Hotel – Wall Signs  

o East Elevation – 187.5 sq. ft. sign area 
o All other elevations – 155 sq. ft. sign area each 
o Total cumulative sign area for hotel of 652.5 sq. ft. 

 
- Restaurant – Wall Signs 

o North Elevation – 120 sq. ft. 
o East Elevation – 180 sq. ft. 
o South Elevation – 180 sq. ft. 
o Total cumulative sign area for restaurant of 480 sq. ft. 

 
iii.  Addresses a demonstrated community need; 
 
The applicant has provided a Waiver & Benefits Letter (Attachment B) 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 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. 
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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 proposed hotel use is located in a primarily commercial area at the interchange of 
Interstate 95 and West International Speedway Boulevard. The development in the area 
is a wide mix of commercial uses including other hotels, retail, office, and restaurants of 
a similar scope and character. The development is compatible with the existing and 
proposed uses in the surrounding area. 
 
The property has an existing T-5 zoning classification which allows the development of 
a hotel and a restaurant. 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.  
 
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 zoning for 
tourist and highway interchange uses; 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 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 use and the development plan. 
 
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 
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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 result in significant adverse 
impacts to the natural environment as it is an existing, developed site formerly used as 
a furniture store. 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 Tourist / Highway Interchange (T-5) which is consistent 
with the Retail future land use designation on the property. The T-5 zoning district is to provide 
for tourist-serving development near highway interchanges; it is to accommodate primarily 
visitor accommodation uses, plus restaurants and bars that serve visiting tourists, as well as 
other office and retail sales and service uses. The applicant proposes to rezone the property 
to a PD to accommodate a hotel and restaurant development and incorporate the requested 
waivers and development standards. 
 
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 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 retail and commercial 
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. 
 
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 development of the property must be 
submitted within five (5) years of the approval of the PD Agreement, with substantial completion 
within eight (8) years of approval.  
 
5. Conversion Schedule 
The PD proposes only commercial uses; therefore, a residential conversion schedule is not 
necessary. 
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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 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 are 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 Visitor Accommodation Uses 
-Hotel or motel 
 

o Eating and Drinking Establishments 
- Restaurant with drive-in service 
- Restaurant with drive-through service 
- Restaurant without drive-in or drive-through service 
- Specialty eating or drinking establishment 

 
o Business Support Service Uses 

-Business Service Center 
-Travel Agency 
 

o Office Uses 
-Business services offices 
-Professional services offices 
 

o Retail Sales and Service Uses 
-Art gallery 
-Art, crafts, music, dance, photography, or martial arts studio/school 
-Bank or financial institution with or without drive-through service 
-Book or media shop 
-Florist shop 
-Furniture or appliance store 
-Gift shop or stationary store 
-Jewelry store 
-Lawn care, pool, or pest control service 
-Personal and household goods repair establishment 
-Personal services establishment 
-Other retail sales and service establishment 
 

8. Densities/Intensities 
The applicant proposes a maximum Floor Area Ratio of 3.0 which is the maximum intensity 
permitted by the Retail (R) future land use designation on the property. 
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9. Dimensional Standards 
The following lot development criteria shall apply to the property: 
 

o Maximum building height: 85’ Hotel; 50’ all other uses 
o Minimum lot area: 39,375 sq. ft. Hotel; 10,000 sq. ft. all other uses 
o Minimum lot width: 175’ Hotel; 100’ all other uses 
o Minimum lot depth: 225’ Hotel; 100’ all other uses 
o Minimum building setbacks: 

- North (Side): 15’ 
- South (Side): 5’ 
- East (Front): 20’ Hotel; 5’ all other uses 
- West (Rear): 50’ 
- Internal: 0’ 

o Lot Coverage: 60% 
o Maximum floor area ratio: 3.0 

 
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 March 31, 2025, as required by the LDC. 
A summary of the neighborhood meeting prepared by the applicant is in Attachment E.  
 
RECOMMENDATION 
 
Staff 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 rezone of ± 4.6acres 
from Tourist / Highway Interchange (T-5) to Planned Development-General (PD-G) 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 August 
6, 2025, and for 2nd reading on August 20, 2025.   
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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 
Andrew C. Grant 
Matthew S. Welch 
Edward H. Thompson 
Robert E. Doan 
William A. Rice 
Douglas J. Collins 
Sara E. Glover 
Holly W. Zitzka  
Jessica L. Gow 

Daytona Beach • DeLand 
One Daytona Boulevard, Suite 600 

Daytona Beach, Florida 32114 
(386) 255-8171 | CobbCole.Com

 
Sydney V. Cichon 
Anthony E. Aguanno 
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) 

June 2, 2025 
VIA HAND DELIVERY 
Dennis L. Mrozek 
Planning Director 
City of Daytona Beach 
301 S. Ridgewood Avenue, Room 240 
Daytona Beach, FL  32114 

Re: Drury – Planned Development Rezoning - DEV2025-066 
Modifications and Benefits Letter 

Dear Dennis: 

It is this Firm's pleasure to represent Drury Development Corporation (the “Owner”) with 
respect to the requested Planned Development-General Rezoning on their property located at 
2600-2610 West International Speedway Boulevard, Daytona Beach, FL which is the subject of 
DEV2025-066 (the “Property”). The Owner intends to rezone the Property to allow for a hotel 
project with supporting retail/restaurant uses (the “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 commercially reasonable effort to bring forward 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 proposed Project offers a valuable opportunity to enhance the City’s hospitality 
infrastructure by delivering lodging and dining services at a highly visible and strategic location. 
The Property is located just off Interstate-95 and International Speedway Boulevard, positioning 
it at the main entry point to the City's primary tourist area. Located in close proximity to the 
renowned Speedway and nearby beaches, the Property is ideally positioned to serve the steady 
flow of visitors drawn to the City each year by these major attractions. The Project responds 
directly to the City's growing demand for high-quality accommodations and convenient amenities, 
particularly in this key area where hotel offerings remain limited despite consistent tourism 
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activity. The introduction of the Project in this location will also generate lasting employment 
opportunities within the City and serve as a catalyst for increased economic activity among 
surrounding businesses. 
 

Drury Development Corporation  is a privately held, family-owned and operated real estate 
development company that owns, develops, designs, and builds Drury hotels. The Drury family of 
companies owns and operates over 150 hotel properties in 27 states after more than 52 years. The 
company prides itself on delivering exceptional guest experiences, a distinction that has earned it 
18 J.D. Power awards for Highest Overall Guest Satisfaction in its hotel segment and the top hotel 
brand on Forbes' 2024 Customer Experience All-Stars. The company has also been recognized by 
Newsweek as one of America’s Greatest Workplaces for Diversity and by Forbes as one of 
America’s Best Midsize Employers. The proposed hotel (the “Hotel”) will offer best in class 
amenities, including an outdoor pool, meeting facilities, fitness center, complimentary breakfast, 
evening reception known as 5:30 Kickback® and a lobby food and beverage concept known as 
Kitchen+Bar equipped with a full-service bar with a limited food menu.  

 
The Project also includes an outparcel retail/restaurant use that will provide a convenient 

and accessible dining option for guests staying at the hotel as well as the local community. The 
Owner’s current intent is to secure a long-term ground lease with an experienced restaurant 
operator, ensuring high-quality service and a consistent dining presence within the development. 
This amenity not only serves hotel guests but also enhances the surrounding area by contributing 
to the overall activation and appeal of the site. 

 
Waivers  

 
LDC Section 4.5 – Tourist Base Zoning  
 
 The LDC allows for custom development criteria to be set forth in a Planned District 
Agreement. However, it is helpful to identify the modifications from the underlying base zoning 
district to the proposed standard, which we have set forth herein based on the underlying T-5 
zoning district:  
 
Lot width and depth – The Applicant is requesting a modification to allow a minimum lot 
dimension of 100’ x 100’ for the proposed retail/restaurant use. This lot size is standard in other 
business based zoning districts, although the T-5 zoning district sets forth a lot size of 175’ x 225’. 
The combination of hotel and retail/restaurant use creates synergistic parking opportunities for the 
proposed project with peak parking demand times varying across the two land uses. Therefore, the 
lot size for the retail/restaurant use promotes shared parking onto the hotel lot and eliminates the 
need for a larger retail/restaurant lot which would otherwise be required in a standalone 
retail/restaurant project.   
 

1. Setbacks – The Applicant is requesting a uniform setback program for the Planned District 
to allow for orderly development of the two proposed uses. The T-5 zoning district 
typically requires a 20’ front setback and a calculated side setback equal to 15’ plus 4 
inches for every foot of height above 35’ for the structures. The Applicant is intending to 
meet the front setback for the Hotel use and is requesting a 5’ setback for the 
retail/restaurant use to allow for flexibility in its building placement. The Property is 
situated along Indigo Drive (“Indigo”) with over 100’ between Indigo and the right of way 
of International Speedway Boulevard (“ISB”), making visibility from the major 
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thoroughfare and viability a challenge compared to other retail/restaurant projects along 
ISB. The placement  of the retail/restaurant building closer to Indigo, but still well-spaced 
from ISB, will assist in viability of a restaurant in this location. The Applicant is also 
requesting a revision to the side setbacks to provide a 15’ north setback for the Hotel and 
a 5’ south  setback for the retail/restaurant location, but the Applicant is enhancing the rear 
setback to 50’, which is almost 20’ in excess of what the Hotel  would require under the 
underlying zoning district and is intended to act as a buffer to adjacent residential users.  

 
LDC Section 6.2 – Parking  
 

The LDC sets forth certain minimum off-street parking spaces for different use types, and 
the City’s Code allows for an Applicant to establish the minimum off-street parking space 
requirement based on a parking demand study prepared by the applicant that estimates parking 
demand based on the recommendations of the Institute of Traffic Engineers (ITE) or other 
acceptable source of parking demand data, and that includes relevant data collected from uses or 
combinations of uses that are the same or comparable to the proposed use in terms of density, 
scale, bulk, area, type of activity, and location. The Applicant has provided a parking demand 
study that shows parking for the Hotel use within the Property, including typical accessory uses 
within the hotel structure, shall be provided at a minimum of 0.82 parking spaces per hotel guest 
room until such time as the Hotel and restaurant uses are both operating.  

 
In the event the Project is phased and the restaurant use is constructed first, parking for the 

restaurant uses within the Property shall be provided per the LDC at a minimum of one (1) parking 
space per 50 sq. ft. of restaurant customer service area until such time as the Hotel and restaurant 
uses are both operating. When both uses are operational the total minimum parking within the 
Project to accommodate both uses will be the sum of 0.51 parking spaces per hotel guest room 
plus one (1) space per 50 sq. ft. of restaurant customer service area. To ensure parking demand for 
the restaurant (when operating simultaneously with the Hotel), the maximum customer service 
area of the restaurant shall be limited to 8,300 sq. ft.  The restriction on the maximum customer 
service area of the restaurant does not affect nor impose any other restrictions on the restaurant, 
including but not limited to, total building square footage. The Applicant is also clarifying the 
minimum parking dimension of a parking space of 9’x18’, which is a standard parking dimension 
used across the Drury portfolio of properties. Building larger parking stalls results in a lower 
quantity of overall spaces, impacts the parking count, and thus limiting the variety, size, and 
quantity of potential restaurant operators, while also decreasing greenspace compared to an 
equivalent parking count using smaller spaces.  
 
LDC Section 6.4 and 6.15 – Landscaping and Tree Preservation 
  
 The LDC provides for certain landscaping and tree preservation requirements that are being 
modified slightly for this site to accommodate the proposed development program. The Applicant 
is requesting a modification to the typical perimeter landscaping buffer/strip standards set forth in 
the LDC as further detailed in the Planned District Agreement, and providing the following: 
 

1. Perimeter buffers have been set forth in the PD Agreement to illustrate 5’ buffers on the 
north, south, and east property boundaries, provided that accessory uses may be located 
within the north buffer as illustrated on the PD Plan, and that where there is a building 
within 10’ of the property boundary, the building shall not be required to provide both a 
property perimeter and building perimeter landscape buffer.  Shade trees typically located 

ATTACHMENT BAgenda Item #4.D.

Page 257 of 292



City of Daytona Beach 
DEV2025-066 
 

 

within the east buffer may be reallocated to the rear of the site to assist with visibility and 
viability of the retail/restaurant lot and provide additional screening from adjacent 
residential uses. The Applicant is clarifying that pairs of palm trees or shade trees may be 
used to replace up to 25% of the shade trees required, and that some of the perimeter buffer 
may be installed upon development of the retail/restaurant outparcel.  

2. Where a type D buffer would typically require installation of an opaque wall, the Applicant 
is requesting that an opaque fence may be utilized to meet this requirement.  The  Applicant 
has increased the rear setback to provide additional spacing from uses within the Property 
and the reallocation of additional shade trees within this area will assist in further screening. 

 
Article 6, Section 6.10 – Signage  
 

The Applicant is requesting modifications to the allowable signage permitted within the 
site. Section 6.10.K.4 . sets forth signage allowances for Tourist districts, and allows for ground 
signage up to 120 sq. ft. ,and wall signage up to 120 sq. ft. per parcel. The Applicant is requesting 
to defer to the LDC for all signage except wall signage. For wall signage, the Applicant is 
requesting wall signage for each elevation of the Hotel, with a maximum sign area of 187.5 sq. ft. 
on the east hotel elevation and a maximum sign area of total wall sign area not to exceed 652.5 sq. 
ft. for the hotel use and 480 for the restaurant/retail user. Given the Hotel’s size, scale, and 
orientation towards I-95 and ISB, the proposed signage is proportionately sized to adequately 
advertise and direct guests to the Hotel. The conceptual renderings are included within the Planned 
District Agreement. Given the additional setback from ISB created by Indigo, the visibility and 
viability of the retail/restaurant lot are challenged in comparison to other retail/restaurant lots along 
ISB. Therefore, the quantity and size of the proposed retail/restaurant signage are necessary to the 
long-term health and success of the retail/restaurant.  
 
 

Sincerely, 
 
 
Jessica L. Gow 
Direct Dial (386) 323-9226 
Email Jessica.Gow@CobbCole.com 
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To: Dennis Mrozek 

From: Alanna V. Smith, Esq. 

Date: April 15, 2025 

Client/Matter #: DEV2025-066 – Drury Planned Development-General Rezoning 

Subject: Neighborhood Meeting Summary – March 31, 2025 

 A neighborhood meeting was held at the Fairfield Inn & Suites located at 1820 Checkered Flag 
Blvd., Daytona Beach, FL 32114, on March 31, 2025, at 6:00 p.m. 

Rob Merrell and Alanna Smith from Cobb Cole were in attendance to explain the request. Randy 
Hudak and Spencer Kershaw from Zev Cohen were in attendance on behalf of engineering, and 
Kirsten Fawcett was in attendance on behalf of Lassiter Transportation Group. Jared Barbee, Brent 
Ricketts, and Mark Kohl were also in attendance on behalf of the property owner. One interested 
resident attended the meeting to review the request. See the attached sign-in sheet. 

Mr. Barbee provided an overview of the request to rezone the site to a Planned Development 
(“PD”) for the development of a proposed 7-story, 180-room Drury hotel, along with an outparcel 
restaurant with the intent of securing a long-term ground lease with a restaurant operator. The 
development team presented a graphic depicting the site plan and renderings to illustrate the 
proposed layout. 

The resident in attendance asked the development team what attracted them to Daytona for the 
project. Mr. Barbee explained that the hotel will feature amenities, including complimentary 
breakfast and evening receptions with food and beverages, which cater to the leisure-driven 
travelers visiting Daytona’s attractions, including the beach and speedway events. Mr. Barbee also 
highlighted the site's prime location along ISB and I-95, positioning it at the gateway to the tourist 
corridor. The resident agreed. 

The resident also asked about specific features of the proposed hotel, including whether it will 
offer suites and whether there will be a restaurant within the hotel. Mr. Barbee explained that the 
hotel will offer a number of suite-style rooms that include living quarters and a second bedroom 
for guests. He also stated that the hotel will include a full-service lobby bar, called Kitchen+Bar, 
that will offer a limited food menu, while the intent with the outparcel restaurant will be to secure 
a more full-service restaurant operation. 

Mr. Merrell provided a brief overview of the rezoning process, explaining that the request is 
currently undergoing staff review and then will be scheduled for public hearings where it will 
appear first before Planning Board followed by two City Commission readings. 

 

Daytona Beach • DeLand
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The resident in attendance stated that he was very pleased with the proposed layout and location 
of the project and expressed enthusiasm for its arrival to the area. 

We have included the list of the property owners to whom we sent the Invitation to the 
Neighborhood Meeting, and a copy of the Invitation. 

 

Thank you. 
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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 
Edward H. Thompson 
Robert E. Doan 
William A. Rice 
Douglas J. Collins 
Sara E. Glover 
Holly W. Zitzka  

Jessica L. Gow 

Daytona Beach • DeLand 

One Daytona Boulevard, Suite 600 

Daytona Beach, Florida 32114 

(386) 255-8171 | CobbCole.Com

Sydney V. Cichon 
Anthony E. Aguanno 
Baylee D. Bunyard 
Anne M. Kehrli 
Alanna V. Smith 

OF COUNSEL 
Larry D. Marsh 
Ira Halfond 

William M. Cobb (1881-1939) 

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

March 20, 2025 

INVITATION TO NEIGHBORHOOD MEETING 

Dear Neighbor: 

The law firm of Cobb Cole has the pleasure of representing Drury Development 

Corporation (“Owner”), in connection with their application for a PD Rezoning on the property 

located along 2600-2610 West International Speedway Blvd., Daytona Beach, FL as shown on the 

attached map.  The owner intends to redevelop the site to allow for development of a Drury-

branded hotel and a supporting retail/restaurant use. 

As neighbors to the proposed development, we would like to invite you to discuss the 

project on Monday March 31, 2025, at 6:00 p.m. at the Fairfield Inn & Suites, 1820 Checkered 

Flag Blvd., Daytona Beach, FL 32114. 

You may provide written comments or questions regarding this request by email to 

Tequila.nelson@CobbCole.com or by letter to Tequila Nelson, Cobb Cole, One Daytona 

Boulevard, Suite 600, Daytona Beach, FL 32114.  Please include your name, address, and 

contact information in your correspondence.  A copy of any correspondence received prior 

to the meeting will be included in the summary of the meeting provided to the City of 

Daytona Beach. 

We look forward to seeing you at this meeting if you are interested in discussing this 

amendment to the existing project. 

Sincerely, 

Jessica Gow for 

Rob Merrell 
Direct Dial (386) 323-9226 
Email Jessica.Gow@CobbCole.com 

Fax (386) 323-9207

JLG/tmn 
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RI CK2 LLC 
%REALTY INCOME CORP
11995 EL CAMINO REAL
SAN DIEGO, CA 92130

DRURY DEVELOPMENT CORPORATION 
13075 MANCHESTER RD STE 200
ST LOUIS, MO 63131

EMBASSY INVESTMENTS XI  LLC 
45 SETON TR
ORMOND BEACH, FL 32176

COUNTY OF VOLUSIA 
123 W INDIANA AVE
DELAND, FL 32720

NEW CAR WASH LLC 
1389 PEACHTREE ST
ATLANTA, GA 30309

ANABI REAL ESTATE DEVELOPMENT LLC 
1450 N BENSON AVE UNIT A
UPLAND, CA 91786

2655 INTL SPEEDWAY LLC 
15429 N FLORIDA AVE
TAMPA, FL 33613

TH DAYTONA BEACH 2595 IS LLC 
3000 OLYMPIC BLVD STE 2120
SANTA MONICA, CA 90404

SPEEDWAY95 LLC % WILLIAM EDMISTON
PO BOX 130
LAKE FOREST, IL 60045

ROOT RIVERFRONT PARTNERS LP LTD % ROOT R...
275 CLYDE MORRIS BLVD
ORMOND BEACH, FL 32174

FINKLESTEIN MAX J 
6280 LAKEVIEW RD
LENOIR CITY, TN 37772

EAST COAST WAFFLES INC 
5986 FINANCIAL DR
NORCROSS, GA 30071

LIFE VILLAGE LLC 
745 S NOVA RD
ORMOND BEACH, FL 32174

DANZA OF DAYTONA LLC 
4526 SHANEWOOD CT
ORLANDO, FL 32827

DAYTONA 418 MANAGEMENT AND INVESTMENT L...
15 ALBEMARLE PL
YONKERS, NY 10701

INTERNATIONAL SPDWY SQ LTD 
30 S MERIDIAN ST STE 1100
INDIANAPOLIS, IN 46204

ROOT RIVERFRONT PARTNERS LP LTD %ROOT R...
275 CLYDE MORRIS BLVD
ORMOND BEACH, FL 32174

LAMACHYS VILLAGE AT INDIGO LAKES INC 
119 VILLAGE PARK DR UNIT 100
DAYTONA BEACH, FL 32114

BALAJIO LLC 
90 PROFESSIONAL BLVD
DAYTONA BEACH, FL 32114

Print using Adobe® Reader®'s "Actual size" setting
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