
 

 
 

 

          Agenda Item 6 (Quasi-Judicial Hearing) 
 

Rezoning - Planned Development-General 

         DEV2016-129 

                 Daytona Mitsubishi PD 

 

STAFF REPORT  
 

DATE: July 20, 2017 

TO: Planning Board Members 

FROM: Dennis Mrozek, AICP, Planning Manager 

 

PROJECT REQUEST   

 

A request by Mark Dowst, Mark Dowst & Associates, Inc., on behalf of Richard Nisbett, Triple 

Diamond Real Estate, LLC, to rezone 4.3± acres of land located at 900 N. Nova Road from 

Residential/Professional (RP) and Business Automotive (BA) to Planned Development-General 

(PD-G) to allow for an automotive dealership. 

 

PROJECT LOCATION  

 

The subject site is located at the northwest corner of Nova Road and Brentwood Drive. The 

property had been previously development and includes an existing building on site (previously 

AT&T Building). The site is currently zoned RP (Residential Professional) and BA (Business 

Automotive) and has the current future land use designation of Retail. Adjacent land uses and 

zoning classifications are illustrated in the following table and are also shown in the 

accompanying maps. 

 

Table 1:  Land Use and Zoning 

 Existing Uses 
Existing Future Land 

Use Designation 
Existing Zoning Classification 

Site 
Developed & 

Vacant 
Retail 

RP (Residential Professional) & 

BA (Business Automotive) 

North Auto Dealership Retail 
RP (Residential Professional) & 

BA (Business Automotive) 

South Retail Retail BR-2 (Business Retail-2) 

East Auto Dealership Retail BA (Business Automotive) 

West Auto Dealership Retail RP (Residential Professional) 
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Subject property facing north from Brentwood Drive 

 

 
Subject property facing west from Nova Road 

 
PROJECT DESCRIPTION  

 

The applicant is requesting to rezone this property to Planned Development-General to allow 

for the redevelopment of the existing site for an automotive dealership use and associated site 

improvements. The initial phase of the development plan includes modifying the existing two-

story office building, which has been vacant for over two years, to allow for automotive sales & 

service and related uses. The proposed development plan also includes a carwash/lube/detail 

building at the rear of the property in a second phase.  

 

GENERAL PLANNED DEVELOPMENT DISTRICT PURPOSES 

The Planned Development (PD) districts are established and intended to encourage innovative 

land planning and site design concepts that support a high quality of life and achieve a high 

quality of development, environmental sensitivity, energy efficiency, and other City goals and 

objectives by: 

a. Reducing or diminishing the inflexibility or uniform design that sometimes results 

from strict application of zoning and development standards designed primarily for 

individual lots; 

b. Allowing greater freedom in selecting the means of providing access, open space, and 

design amenities; 

c. Allowing greater freedom in providing a well-integrated mix of residential and 

nonresidential land uses in the same development, including a mix of housing types, lot 

sizes, and densities; 



Daytona Mitsubishi – PD-G Rezoning Page 3 

d. Providing for efficient use of land resulting in smaller networks of utilities and streets 

and thereby lowering development and housing costs; and 

e. Promoting quality design and environmentally sensitive development that respects 

surrounding established land use character and respects and takes advantage of a site’s 

natural and man-made features, such as trees, wetlands, surface waters, floodplains, 

and historic features. 

 

PROJECT ANALYSIS   

 

Review of and the decision on a Planned Development application shall be based on 

compliance of the proposed zoning reclassification and PD Plan/Agreement with the review 

standards in Section 3.4.D.3, Site-Specific Zoning District Map Amendment Review Standards, 

and the standards for the proposed type of PD district in Section 4.8, Planned Development 

Zoning Districts. 

 
Site-Specific Zoning District Map Amendment Review Standards 

 

In determining whether to adopt or deny a proposed Site-Specific Zoning District Map 

Amendment, the City shall consider: 

 

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 included in the PD Rezoning application has the comprehensive plan land 

use designations of Retail, which anticipates and allows the proposed uses on the site. 

The proposed land use designation can support the proposed uses on the site and 

proposed development standards are consistent with the Comprehensive Plan. 

 

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

Development standards for a PD District must comply with the development standards 

of Article 6: Development Standards and Article 7: Subdivision Standards or any 

modifications of those standards established in the PD Plan/Agreement (Attachment A). 

The applicant has proposed modifications to these standards shown below, which is 

detailed later in this report. Approval of the PD rezoning application with the proposed 

modifications would not be in conflict with any portions of the LDC if approved by the 

City Commission. 

 

1. Landscaping 

a. Section 6.4.C.2 (Building perimeters) – Modification to allow a 

reduction in the minimum building perimeter landscape requirement. 

b. Section 6.4.D.2 (Property perimeters) – Modification to allow a 

reduction in minimum width of landscaping for property perimeter. 

c. Section 4.9.D – (Scenic Thoroughfare Overlay) – Modification to 

required material counts in required STO buffer. 

2. Section 6.10 (Signage) – Modification to Business District sign standard to 

allow a larger monument sign than permitted. 
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3. Section 6.12 – (Building Design Standards) – Modification to minimum building 

design standard for development along major City thoroughfare (Nova Rd.). 

 

iii. Addresses a demonstrated community need; 

The applicant has provided a Modification/Benefit letter that details public benefits and 

addresses the standard for a demonstrated community need (Attachment B). A summary 

from the project architect is also included, which details building features and LDC 

modifications requested. 

 

iv. Is compatible with existing and proposed uses surrounding the subject land, 

and is the appropriate zoning district for the land; 

The proposed use of the property is compatible with the surrounding existing uses. The 

subject property is adjacent to an auto dealership use to the north, west and east (across 

Nova Road), and there are existing commercial uses to the south (across Brentwood 

Drive). The proposed automobile sales and service uses are compatible with the 

surrounding uses in the area. 

 

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

Because the site has been previously developed, the applicant has requested 

modifications to current LDC development standards to allow for the redevelopment of 

the site. These modifications include changes to minimum landscaping and building 

design standards. Remaining standards established in the PD Agreement and the LDC 

are expected to result in a logical and orderly development pattern for the subject 

property.  

 

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

Staff does not have any indication the proposed development would have an adverse 

effect 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 rezoning approval does not constitute a Concurrency 

Certificate. During the site plan review process for the development, the applicant will 

be required to separately obtain a Concurrency Certificate, where required. 

 

An on-site stormwater retention facility will be constructed in conjunction with the 

development. The stormwater retention facility will be maintained at a level consistent 

with the standards of the St. Johns River Water Management District. Collection and 

transmission facilities shall be located pursuant to the approved site plan, or site plans 

approved for individual lots or structures.  

 

Staff has reviewed the requested development for impacts to public facilities and offers 

no objection to the proposed uses or 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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Staff does not anticipate any adverse environmental impacts with the approval of this 

request. 

 

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.  

 

Automobile uses are permitted in the portion of the site that is currently zoned BA, but is not 

permitted in the portion of the site currently zoned RP. The rezoning of the property is required 

to allow the proposed uses on the entire site.  

 

Planned Development Zoning Districts Review Standards 

 

Before approving a PD zoning district classification, the City Commission shall find the 

application for the PD zoning district, as well as the PD Plan/Agreement included as part of the 

application, comply with the following standards: 

 

1. PD Plan/Agreement 

The PD Plan/Agreement includes a development plan for the subject site. This includes 

identification of proposed vehicle access points, development area, parking areas, common 

areas, landscaping and site improvements.  

 

Signage 

Signage for the Planned Development shall be permitted as provided in the Sign Plan 

(Attachment C) and the standards established in the PD Agreement. These standards include: 

 

A. Ground Signs: 

 One ground sign located on Nova Road consisting of a 10’10” 

wide x 12’8” high cabinet (137.2 sf) on a 17’4” base with a total 

overall height of 30’ (shown). 

 One ground sign located on Brentwood Drive consisting of a 8’9 

13/16” wide x 7’ 4 7/16” high cabinet (64.98 sf) with a support 

pole and has a total overall height of 35’.  

B. Wall Signs: 

 14’10” wide x 4’0” high wall sign (59.3 sf) 

 17’4” wide x 4’0” high wall sign (69.3 sf) 

 9’4” wide x 3’0” high canopy sign (28 sf) 

 5’5” wide x 4’7” high wall sign (24.8 sf) 

 6’6” wide x 2’0” high wall sign (13 sf) 

C. Directional Signs: 

 Two 4’3” wide x 1’9” high panels on support posts with an 

overall height of 4’0”. 

 

The applicant has requested a modification to the maximum height of the proposed monument 

sign fronting Nova Road (shown above). The LDC restricts heights of monument signs to 8 

feet. The applicant has requested a height of 30 feet.  
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Landscaping 

Landscaping shall be provided consistent with the PD Landscape Plan found in Attachment A.  

The applicant has requested three modifications to the minimum landscape standards in the 

LDC. The modifications are requested to accommodate existing, mature trees on site and to 

allow for maximum use of the existing developed site. Modifications to LDC landscape 

standards include: 

 

 Replace required five foot landscape strip around building perimeter with enlarged 

landscape areas in some areas and wider decorative paver areas in other locations. The 

use of wider pedestrian areas is intended to accommodate pedestrian use of the 

automotive sales site. 

 Reduce minimum property perimeter landscape strip along Brentwood Drive from eight 

feet to as narrow as 5.5 feet. This is an existing condition on the site and allows current 

parking to remain as designed. Required minimum LDC landscape material counts will 

be met.  

 Incorporate two existing Live Oaks (29” and 24”) into the scenic thoroughfare buffer 

landscape design by reducing the number of required shade trees. Additional small trees 

are provided to prevent overcrowding of current, mature trees in the buffer. 

 

Any landscape issue not addressed by the PD Landscape Plan shall be compliant with the LDC 

landscape provisions. Final review of landscaping shall be addressed at site plan approval. 

 

Building Design 

The applicant has provided building elevations as part of the PD rezoning application 

(Attachment D). A summary of the building design elements has also been provided from the 

project’s architect which details how the building meets, or doesn’t meet, required standards in 

the LDC (Attachment B). Because the building is existing, certain building design elements 

have not been met. These include change in planes for building walls and roof line. These 

modifications to the minimum design standards have been request by the applicant. 

 

2. Consistency with City Plans 

If adopted by the City Commission, the PD zoning district designation and the PD 

Plan/Agreement will be consistent with the comprehensive plan. 

 

3. Compatibility with Surrounding Areas 

The proposed development plan meets compatibility standards for the property perimeters. The 

applicant has conducted a neighborhood meeting, as required by the LDC. A summary of the 

neighborhood meeting prepared by the applicant is attached (Attachment E). 

 

4. Development Phasing Plan 

An application shall be submitted for all construction permits for the first phase of the 

development within 18 months of the approval of the PD Agreement by the City Commission. 

Construction of phase one shall be substantially complete within 5 years of the approval of this 

Agreement. Construction of the carwash/detail/lube building (phase two) is required within 10 

years of the approval of the PD Agreement. 

 

5. Conversion Schedule 

Not applicable. 
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6. On-Site Public Facilities 

No onsite public facilities are proposed. 

 

7. Uses 

The PD Agreement identifies the following permitted uses for the subject property: 

 Automobile sales and service 

 Automobile parts sales and installation 

 Car wash 

 Sales and rental of light vehicles and light recreation vehicles 

 Tire sales and mounting 

 Business services offices 

 

8. Densities/Intensities 

Maximum Density:  3 FAR (based on current Retail land use) 

 

9. Dimensional Standards 

Maximum building height: 35 ft.  

Minimum setbacks   

Side yard setback:   7.5 ft. 

Front yard setback:  25 ft. 

Rear yard setback:  25 ft. 

Minimum open space:   20% 

Maximum impervious surface area: 80%  

Maximum building coverage:  35% 

Slopes within any dry retention pond(s) shall be 4:1 without a fence  

Dry retention pond(s) shall count toward open space requirements 

  

10. Development Standards 

All development in a PD district shall comply with the development standards of Article 6: 

Development Standards, and Article 7: Subdivision Standards, or any modifications of those 

standards established in the PD Plan/Agreement as consistent with City plans, the objective of 

the particular type of development standard, the purpose of the particular PD district, and any 

additional limitations or requirements set forth in Sections 4.8.C and 4.8.D for the particular 

type of PD district. 

Proposed Modifications 

1. Landscaping 

a. Section 6.4.C.2 (Building perimeters) – Modification to allow a reduction in 

the minimum building perimeter landscape requirement. 

b. Section 6.4.D.2 (Property perimeters) – Modification to allow a reduction in 

minimum width of landscaping for property perimeter. 

c. Section 4.9.D – (Scenic Thoroughfare Overlay) – Modification to required 

material counts in required STO buffer. 

2. Section 6.10 (Signage) – Modification to Business District sign standard to allow a 

larger monument sign than permitted. 

3. Section 6.12 – (Building Design Standards) – Modification to minimum building 

design standard for development along major City thoroughfare (Nova Rd.). 
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RECOMMENDATION 

Should all LDC modification requested be approved, staff concludes the application to rezone 

4.3± acres of land located at 900 N. Nova Road from Residential/Professional (RP) and 

Business Automotive (BA) to Planned Development-General (PD-G) to allow for an 

automotive dealership be approved. 

 

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

September 6, 2017 and for second reading on September 20 (public hearing). 

 

A majority vote of the Planning Board members present and voting are required to recommend 

approval to the City Commission. 
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536 N. HALIFAX AVENUE, SUITE 100 • DAYTONA BEACH, FL 32118 

PHONE (386) 258-7999 • FAX (386) 257-4310 • MDAENG.COM  

 

 

 

July 21, 2017 

 

Mr. Dennis Mrozek 

Principal Planner 

City of Daytona Beach 

301 S. Ridgewood Avenue, Room 240 

Daytona Beach, FL 32115 

 

Re:  Modification and Benefits of the Daytona Mitsubishi Planned District Agreement 

 LDC Modification and Public Benefits 

 DEV 2016-129 

 

Dear Dennis: 

 

 I have the pleasure of representing Triple Diamond Real Estate LLC. The subject property is 

the old ATT building site located at the NW corner of Nova Road and Brentwood Drive. Triple 

Diamond Real Estate intends to redevelop this property into an automobile sales and service faculty. 

This letter will outline the code waivers being requested to construct this project and the public 

benefits of the development.  

 

 Project Summary: It is critically important to the vitality and appearance of the city to 

eliminate the inventory of vacant buildings and non-maintained properties, especially along major 

thoroughfares in Daytona Beach. This project partly accomplishes this goal by redeveloping a vacant 

40,000 sf building on a 4.29 acre site at 900 North Nova Road. This site has been vacant for 

approximately 2.5 years due to the larger size of the building and site making it especially difficult to 

reuse. This project will refurbish the existing building including substantial exterior architectural 

enhancements, pedestrian paver surfaces and re-landscaping. The transition of this property to 

automotive use will complement the existing car dealerships to the north and east of the property. 

The project is also expected to create 25 to 30 permanent new jobs with an annual payroll of 

approximately $1,100,000.00. There are a number of constraints associated with reuse and 

revitalization of this existing site that require modifications to redevelop.  

 

Requested Modification and Administrative Approvals 

 

 1. Modification from LDC Section 6.4(C)2 regarding “Building Perimeters”.  The 

LDC requires the following: 

 

a. Provide 5’ continuous landscape areas next to building.   

 

The Developer proposes the following: 

 

a. Replace 5’ required perimeter building landscaping in selected areas with enlarged 

perimeter landscaping in some areas and wider decorative paver pedestrian surfaces in 

Attachment B
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MARK DOWST AND ASSOCIATES, INC. 

536 N. HALIFAX AVENUE, SUITE 100 • DAYTONA BEACH, FL 32118 

PHONE (386) 258-7999 • FAX (386) 257-4310 • MDAENG.COM  

others to facilitate the transition from office building to automotive use with automotive 

product display.  

  

2. Modification from LDC Section 4.9(D) regarding “Scenic Thoroughfare Overlay 

(STO) District”.  The LDC requires the following within the 25’ Nova Road scenic 

buffer: 

 

a. Preservation of healthy trees 

b. Provision of 12 shade trees. 

c. Provision of 6 small trees. 

 

 The Developer proposes the following: 

 

a. Preserve the 2 largest exceptional trees consisting of a 29” Love Oak and a 24” 

Live Oak and supplement with additional trees to provide the equivalent of 7 

shade trees arranged in an attractive manner. This will prevent crowding of the 2 

exceptional trees preserved.  

b. Provide 6 small trees. 

c. Remove 4 smaller Laurel Oaks 

 

In addition, the developer proposes to retain a total 23 specimen trees onsite in lieu of 

17 required and install 3 signature palms consisting of Sylvester Palms at the 3 

building corners visible from the street to accent the building.  

 

3. Modification from LDC Section 6.4.D.2 regarding “Perimeter Landscaping Strip”.  

The LDC requires the following:  

 

a. Provide a minimum 8’ width adjacent to Brentwood Drive.  

 

The Developer proposes the following:  

 

a. Provide a buffer along Brentwood Drive ranging from a minimum of 5.50’ to 

8.41’ to accommodate the existing parking lot since providing the required 

buffer would impact the 37 existing parking spaces.  

 

4. Modification from LDC Section 6.10 regarding “Signage”.  Waivers are requested 

from the following cited LDC sections: 

 

  Section 6.10, District Sign Schedule:  

  Business Districts (BP, BR-1, BR-2, BA and OP) 

 

 The Developer proposes the following non-compliant sign features: 

 

1. One (1) monument sign on Nova Road with a 137.26 sf sign cabinet on a 

207.6 sf sign base with an overall height of 30’ and one (1) ground directional 

sign with a 7.44 sf sign cabinet in lieu of 2 – 120 sf,  35’ max height ground 

signs allowed or 2-8’ high monument signs. 
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536 N. HALIFAX AVENUE, SUITE #100  DAYTONA BEACH, FL 32118 

TELEPHONE (386) 258-7999 • FACSIMILE (386) 257-4310 

 

January 12, 2017       Via Email: MrozekD@codb.us 

                                  

Dennis Mrozek, AICP, LEED AP                

The City of Daytona Beach 

Planning & Development 

301 South Ridgewood Avenue, Room 240 

Daytona Beach, FL 32114 

 
RE:  DEV2016-129 - 900 N. Nova Road Rezoning – Summary of Neighborhood Meeting 

         MDA #1366 

 
Dear Mr. Mrozek: 

 

 This letter is to summarize the neighborhood meeting which was held on Thursday, 

January 5, 2017 at 6pm in the parking lot of 900 N. Nova Road, Daytona Beach, FL 32117. The 

property was posted with two (2) fluorescent yellow placards thirteen (13) days prior to the 

meeting. Mail notifications were mailed first class fourteen (14) days prior. No residents came to 

the meeting therefore no comments were received. 

 

 

Sincerely, 

 

MARK DOWST & ASSOCIATES, INC. 

 

 
 

Mark S. Dowst, P.E. 

President 

 
msd/ac  

 

 

Attachment E



Attachment E



Attachment E



Neighborhood Meeting
January 5, 2017 at 6:00 p.m.

900 N. Nova Road, Daytona Beach, FL 32117
(386) 258-7999

Dear Sir/Madam:

 You are invited to a neighborhood meeting regarding a request by Mark Dowst &
Associates, Inc. on behalf of Allen Morris, vice president of Hammond Venture, Inc., the
general partner of RLC, Ltd., a Florida Limited Partnership to rezone 900 N. Nova Road,
Daytona Beach, from both RP (Residential/Professional) and BA (Business Automotive)
zones to solely BA.

PROJECT SITE

 The meeting is being held to allow interested persons to listen to an overview of the
project and ask questions. The neighborhood meeting will be held at the project location,
900 N. Nova Road, Daytona Beach on Thursday, January 5, 2017 at 6:00 p.m.
 Please feel free to contact Mark Dowst by phone at (386) 258-7999 or email at
mdowst@mdaeng.com should you have any questions. Thank you.
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