
 

 
 

 

          Agenda Item 9 (Quasi-Judicial Hearing) 
 

Rezoning - Planned Development-General 

         DEV2017-072 

                 Williamson Crossing PD 

 

STAFF REPORT  
 

DATE: September 8, 2017 

TO: Planning Board Members 

FROM: Dennis Mrozek, AICP, Planning Manager 

 

PROJECT REQUEST   

 

A request by Robert A. Merrell III, Esq., Cobb Cole, on behalf of Scott Bullock, Indigo 

Development LLC, to rezone 21± acres of land located at Williamson Boulevard and LPGA 

Boulevard from General Industrial (M3) to Planned Development-General (PD-G), to allow for 

a mixed use development. 

 

PROJECT LOCATION  

 

The subject property is generally located south of LPGA Boulevard and east of Williamson 

Boulevard. The site is currently vacant and undeveloped. The property is zoned M3 (General 

Industrial) and has a current future land use designation of Mixed Use. 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 
Vacant & 

Undeveloped 
Mixed Use General Industrial (M3) 

North 
Office (across 

LPGA Blvd.) 
Mixed Use 

Planned Development-General 

(PD-G) & Residential Professional 

(RP) 

South 
Vacant & 

Undeveloped 
Mixed Use General Industrial (M3) 

East 
Vacant & 

Undeveloped 
Mixed Use General Industrial (M3) 

West 

Office (across 

Williamson 

Blvd.) 

Mixed Use 
Planned Development-General 

(PD-G) 
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LPGA Blvd. facing South 

 
PROJECT DESCRIPTION  

 

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

for multiple uses, including commercial, office, institutional and residential uses. The full 

development is approximately 21± acres and is currently vacant and undeveloped. 

Development of the property may occur in a single phase, or in multiple phases. The subject 

site is adjacent to the RaceTrac LPGA PD, which is directly on the southeast corner of LPGA 

Blvd. and Williamson Blvd. The RaceTrac LPGA PD was approved by the City Commission in 

September 2013, and is currently in the building permit phase of the development process. 

 

The proposed Williamson Crossing Planned Development is intended to allow for a number of 

different types of uses and a fluid development plan. This flexibility will allow the site to be 

developed as the market dictates. The limited modifications to LDC standards will ensure 

development is consistent with the City’s Land Development Code (LDC) minimum standards 

for parking, building design, signage, etc. 

 

GENERAL PLANNED DEVELOPMENT DISTRICT PURPOSES 

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

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

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

objectives by: 

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

from strict application of zoning and development standards designed primarily for 

individual lots; 

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

design amenities; 

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

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

sizes, and densities; 

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

and thereby lowering development and housing costs; and 

e. Promoting quality design and environmentally sensitive development that respects 

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

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

and historic features. 
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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 designation of Mixed Use. The proposed uses on the site are consistent with the 

Mixed Use land use designation. 

 

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

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

of the Land Development Code. The applicant has proposed no modifications to these 

standards. 

 

iii. Addresses a demonstrated community need; 

The applicant has not provided a Modification/Benefit letter that details public benefits 

and addresses the review standards for a demonstrated community need per Section 

3.4.D.3. and 3.4.F.4. 

 

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

and is the appropriate zoning district for the land; 

The applicant has requested a wide range of uses to be permitted for the property. The 

proposed uses of the property are listed in this report under Planned Development 

Zoning Districts Review Standard, #7.  LPGA Blvd. and Williamson Blvd. include 

multiple existing and proposed commercial and residential uses. The subject property is 

immediately adjacent to an approved RaceTrac gas station and is across the street from 

existing office uses and potential commercial and residential uses.  

 

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

Standards established in the PD Agreement and the LDC would result in a logical and 

orderly development pattern for the subject property.  

 

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

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

effect on the property values in the area. 
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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 each proposed phase of the 

development, the applicant will be required to separately obtain a Concurrency 

Certificate or, where applicable, to enter into a proportionate fair share agreement. No 

curb cuts or driveways will be approved at this time. 

 

Water and sewer service shall be provided by the City of Daytona Beach.  All utilities 

constructed by the developer for the purpose of serving the property shall be constructed 

underground. Developer will also provide easements and grants for the installation, 

maintenance and upkeep of the public utilities including water, sewer, reclaim water, 

electrical and telephone, as well as cable television and fiber, if available.  Water, sewer, 

and stormwater infrastructure must be constructed to current City standards and 

consistent with the PD Agreement. Off-site utility infrastructure improvements, at the 

cost of the developer may be required for site plan approval. 

 

The stormwater retention and/or detention facilities will be maintained at a level 

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

Florida Department of Transportation. Collection and transmission facilities shall be 

located pursuant to an approved site plan, or site plans approved for individual lots or 

structures. 

 

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

the exception of curb cuts or driveways shown on the PD Plan, offers no objection to the 

proposed 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 

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.  

 

The current zoning designation is General Industrial (M3), which is intended to accommodate 

only industrial type uses. The Future Land Use of the property is Mixed Use, which permits a 

wide range of use types. The current zoning at this location does not allow all the uses 

proposed.   

 

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: 
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1. PD Plan/Agreement 

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

identification (Attachment A) of proposed vehicle access points, development area, parking 

areas, common areas, landscaping and site improvements.  

 

Landscaping 

Landscaping shall be consistent with the requirements of the LDC. Final review of landscaping 

shall be addressed at site plan approval. 

Minimum Perimeter Landscape Buffers:  

Williamson Blvd.:  50 ft.  

LPGA Blvd.:   50 ft.  

 

Signage 

The location and dimensions of the signage on the property shall be consistent with the 

applicable LDC requirements for commercial and multifamily/residential uses, as appropriate. 

Signage for commercial uses shall comply with the permitted signage in the BR-2 zoning 

district and for multifamily uses (Attachment B).   

 

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 proposed comprehensive plan change. 

 

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 C). 

). 

 

4. Development Phasing Plan 

Development of the Property may occur in multiple phases, but is not required. Phases may be 

developed in any order and the sizing and configuration of the phases may change consistent 

with the PD Agreement. Although the order, sizing and configuration of phases may be 

modified, each proposed phase shall be required to install all necessary infrastructure, including 

all necessary easements and dedications, in order to stand alone, with the support of previously 

built phases. Each phase shall be built so as to be consistent with applicable City standards and 

the PD Agreement. Permits for development of phases or sub-phases may be submitted for 

approval through the City’s final Site Plan processes. 

 

5. Conversion Schedule 

Not applicable. 

 

6. On-Site Public Facilities 

No onsite public facilities are proposed. 

 

7. Uses 

The following uses are permitted within the Property, subject to compliance with the Use 

Specific Standards set forth in Article 5, LDC: 

 Adult daycare center 

 Animal Grooming 

 Antique store 
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 Art gallery 

 Art, crafts, music, dance, photography, or martial arts studio/school 

 Assisted living facility 

 Bank or financial institution with drive-through service 

 Bank or financial institution without drive-through service 

 Bar or lounge  

 Book or media shop 

 Boutique Bar  

 Brewpub  

 Business service center 

 Business services offices 

 Check cashing service 

 Child care facility 

 Cigar lounge 

 Cinema  

 Club or Lodge 

 College or university 

 Conference or training center 

 Continuing care retirement community 

 Contractor's office 

 Convenience store  

 Drug store or pharmacy without drive-through service 

 Dry cleaning or laundry drop-off establishment 

 Duplex  

 Duplex Subdivision 

 Employment agency 

 Florist shop 

 Gift shop or stationery store 

 Grocery store 

 Hospice residential facility 

 Hotel or motel 

 Jewelry store 

 Large retail sales establishment 

 Liquor or package store 

 Meat, poultry, or seafood market 

 Medical or dental clinic/office 

 Medical or dental lab 

 Multifamily dwelling  

 Multifamily complex 

 Newspaper or magazine publishing 

 Nightclub  

 Nursing home facility 

 Other indoor recreation/entertainment use  

 Other retail sales and service establishment 

 Personal services establishment  

 Private school with fewer than 20 students 

 Private school with 20 or more students 
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 Professional services office 

 Public school 

 Radio or television studio 

 Restaurant with drive-in service 

 Restaurant with drive-through service 

 Restaurant without drive-in or drive-through service 

 Secondhand retail shop  

 Shopping center  

 Specialty eating or drinking establishment  

 Telecommunications facility, collocated on existing structure other than 

telecommunications tower 

 Telecommunications facility, collocated on existing telecommunications tower 

 Telecommunications tower, monopole up to 90 feet high 

 Telecommunications tower, monopole more than 90 but no more than 180 feet high 

 Townhouse Subdivision 

 Travel agency 

 Upper story dwelling (above nonresidential use) 

 Utility use, minor 

 Vocational or trade school 

 

8. Densities/Intensities 

Maximum floor area ratio:  3 

Maximum residential density: 25 du/acre 

 

9. Dimensional Standards 

 

Commercial Development Criteria 

The following development criteria shall apply to all commercial uses on the property:  

   

Minimum Open Space    20% 

Maximum Floor to Area Ratio (FAR) per lot  3.0 

Maximum Density     25 du/ac 

Maximum Building Height    50 ft. 

Minimum Lot Depth     100 ft. 

Minimum Lot Width     25 ft. (minimum two lots, contiguous) 

Minimum Building Setbacks: 

 (a) Front Yard  25 ft. (50 feet min. fronting LPGA and/or Williamson) 

 (b) Side Yard   7.5 ft.  

 (c) Street Side Yard 15 ft.  

 (d) Rear Yard  10 ft.  

Minimum Building Separation    20 ft.  

Maximum Impervious Area     80% 

  

Residential Development Criteria 

The following development criteria shall apply to all residential uses on property:  

 

Minimum Lot Area    

Multi-family Dwellings/Complexes 2,500 sf. 

  Minimum Lot Depth 100 ft. 
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  Minimum Lot Width 25 ft. (Townhome with party wall or zero lot line product) 

Maximum Lot Coverage   50%  

Maximum Density    25 du/ac 

Minimum Open Space   20% per lot  

Maximum Impervious Space    80%     per lot 

Minimum Building Setbacks: 

 North Boundary (LPGA)  50 ft. 

 South Boundary   20 ft. 

 East Boundary    10 ft.  

 West Boundary (Williamson)  50 ft. 

Minimum Building Separation  

 Front-to-Front    50 ft. 

 Front-to-Rear    50 ft. 

 Front-to-Side    25 ft. 

 Side-to-Side    25 ft. 

 Maximum Building Height  50 ft.     

 

10. Development Standards 

All development in a PD district shall comply with all development standards in the Land 

Development Code, or any modifications of those standards as established in the PD 

Plan/Agreement, be 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. 

 

RECOMMENDATION 

Staff concludes the application to rezone 21± acres of land located at Williamson Boulevard 

and LPGA Boulevard from General Industrial (M3) to Planned Development-General (PD-G), 

to allow for a mixed use development and associated site improvements be approved, 

conditioned on an acceptable traffic review resolving any outstanding concerns. 

 

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

November 1, 2017 and for second reading on November 15 (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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