
Agenda Item 4 (Legislative Hearing) 
 

Large Scale Comprehensive Plan Amendment  

DEV2017-148 

Project Beta 

Staff Report 

DATE: March 22, 2018 

TO: Planning Board Members  

FROM: Doug Gutierrez, AICP, Senior Planner 

PROJECT REQUEST 

A request by Robert A. Merrell III, Esq., Cobb Cole, on behalf of John P. Albright, 

Consolidated-Tomoka Land Co., for approval of a Large Scale Comprehensive Plan Amendment 

(LSCPA).  

PROJECT DESCRIPTION 

Proposed Amendment to the Future Land Use Map and Neighborhood “S”.  The parcel 

consists of 14.65± acres which the applicant proposes changing the Future Land Use Map 

designation from Level 3 Residential to General Industrial and limit the Floor Area Ratio (FAR) 

to 0.6.  

The applicant requests to amend the Future Land Use Map designation for the property in order 

to develop as heavy industrial, light industrial, office uses and other uses permitted under general 

industrial and limit the FAR to 0.6.  The site is generally located north of Dunn Avenue and 

West of Mason Avenue is currently undeveloped.  

PROJECT ANALYSIS  

The adjacent land uses and zoning classifications for the parcels are illustrated in the following 

table. This parcel is outlined on the attached location and aerial maps (Attachment A).  

Table 1:  Land Use and Zoning 

 
Existing Uses 

Existing Future Land 

Use Designation 
Existing Zoning Classification 

Site Undeveloped Level 3 Residential MFR-20 

North Undeveloped General Industry MFR-20  

South Indigo Lakes Level 1 Residential MFR-20 

East Carolina Club Level 3 Residential MFR-20 

West Undeveloped Level 3 Residential 

General Industry 

PD-G 

 

Conformance with Comprehensive Plan  

The applicant has requested that the Future Land Use Element future land use designation for 

this property be amended from Level 3 - Residential to General Industry.  Policy 1.1.2 describes 

the General Industry designation as shown below.   

Policy 1.1.2 General Industry. An area generally containing industrial, office, and service 

related activities of a larger scale and serving regional and national markets. In 

addition, amusements located in planned zoning districts may be permitted. 

Floor area ratio not to exceed 0.7.   



DEV2017-148: Large Scale Comp Plan Amendment – Project Beta  Page 2 

Neighborhood “S” 

(k) Issue:  The undeveloped property located north of Dunn Avenue on either side of Mason 

Avenue, Having a Volusia County Parcel Identification Number of 5215-00-00-0063, is located 

in close proximity to a number of major thoroughfares. 

(1) Policy: In an effort to reduce the effects of development on these roadways, development on 

the property shall have a maximum FAR of 0.60. 

Neighborhood Input 

The neighborhood meeting was held at the Holiday Inn Daytona Beach LPGA in their 

conference room at 137 Auto Mall Circle, Daytona Beach, FL on February 15, 2018, the 

applicant summary stated that the meeting was well attended and the only concern was regarding 

recent flooding the had experienced on their property. (Neighborhood meeting summary 

Attachment B).  

Impact Analysis 

Urban services necessary to serve this site and the concurrency process requires that adequate 

capacity be available for new development prior to the approval of final development orders.  

The current Future Land Use designation of Level 3 Residential allows for a density of 40 

dwelling units per acre (DU/AC). The proposed Future Land Use of General Industry allows a 

FAR of 0.7 and no residential density.  The proposed amendment to Neighborhood “S” will 

reduce the FAR to 0.6. 

The following are results for water, waste water 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.  The detailed data and analysis are in the attached project analysis 

provided by the applicant (Attachment C). 

The City’s potable water treatment plant has sufficient capacity (24.0 MGD) to accommodate the 

proposed Future Land Use designation.  The current maximum daily flow is 15.15 MGD and the 

proposed amendment results in a net decrease in demand of 175,800 GPD.   

The City’s waste water treatment plant servicing this site has sufficient capacity (15.0 MGD) to 

accommodate the proposed Future Land Use designation.  The current maximum monthly annual 

daily flow is 8.8 MGD and the proposed amendment results in a net decrease in demand of 

175,800 GPD.   

The current future land peak hour trip generation is 248 trips. The proposed Future Land Use 

Map amendment and Neighborhood “S” amendment peak hour trip generation is 247 trips will 

result in a net decrease of 1 daily trip from the maximum allowed by the current land use.  

Urban Sprawl 

In general terms and as directed by Florida Statutes and rules of the Florida Administrative Code, 

key urban sprawl indicators include leapfrog development, premature development, and 

development that does not make efficient use of urban services.  Local governments are 

responsible for ensuring that their actions do not further urban sprawl.   This amendment does 

not represent leapfrog development.  It is located in an area of general industrial, conservation 

and residential uses with existing urban services that may be suitable for development.  This 

amendment does not represent premature development. Central water and sewer services have 

the capacity to serve the subject property and the property is accessible through the existing road 

network. The traffic generation calculations presented in this staff report indicates average daily 

trips will decrease if the proposed amendment is approved.   
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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. 

Policy 1.2.1 Traffic: The Land Development Code shall be maintained in a manner that 

will cause future major traffic generators to be located in close proximity with 

thoroughfares, which have the capacity to carry the additional traffic generated by such 

developments.  All future rezoning shall be consistent with this policy. 

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. 

Policy 1.3.2 Through site plan and plat reviews, traffic generated from future commercial 

and industrial development shall be directed away from residential areas. 

Objective 1.4 Economic Base: Achieve a diversification of the City's economic base so 

that light industrial and business employment and other clear basic economic activities 

will have increased 10% by the year 2015. 

Transportation Element 

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

uses. 

Objective 1.7 Future Land Use Controls: Maintain a land use pattern that supports and 

is compatible with the function of the roadway system that is designed to serve it. Higher 

trip generators are to be located adjacent to and at the intersections of arterial roadways 

with lower trip generators located adjacent to collector and local streets. 

Objective 1.8 Residential Impacts: No street improvements shall adversely impact 

single-family areas. 

Economic Element 

Goal 2 Business and Employment: Retain, expand and attract industries, companies and 

businesses that provide high paying jobs with benefits for residents and that would create 

opportunities for business spin-offs and expansions, particularly those that would 

establish the City of Daytona Beach as a center for high technology design. 

Objective 1.1 Retain, expand and attract industries, businesses and jobs, particularly in 

the City’s targeted industries, such that the area average annual wage increases from the 

previous year. 

Targeted Industries include: telecommunications, environmentally clean manufacturing, 

information technology, medical products, treatment and technology, boating, marine 

production and supplies, automotive and speed related sports industry i.e. motor sports, 

golf, tennis, aviation and related events. 

Policy 1.1.1 Increase the percentage of higher paying industries and jobs such that the 

average annual wage increases from the previous year. 
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Policy 1.1.2 Increase the number of industries, business and jobs in the identified 

Targeted Industries such that the average annual wage increases from the previous year. 

Policy 1.1.8 The EDAB shall encourage development of pre-permitted “shovel ready” 

building sites. 

Policy 1.1.9 Facilitate and support opportunities for business spin-offs, expansions and/or 

recruitment particularly in Targeted Industries. 

Policy 1.1.10 Encourage Volusia County and the Chamber to pursue opportunities to add 

targeted industries and high paying jobs in the City. 

RECOMMENDATION 

Staff finds that the large scale amendment is consistent with the Comprehensive Plan, does not 

represent urban sprawl and the City has available capacity to serve the demand on available 

water and sewer.  

Based on staff analysis and review, the proposed Future Land Use Map amendment from Level 3 

Residential to General Industry and amendment to Neighborhood “S” adding Issue (k) and 

Policy (1), limiting the FAR to 0.6 appears to meet criteria for the proposed amendment.  

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

approval, approval with conditions or denial of this policy matter to the City Commission. 
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ATTACHMENT “A” 

Map Series 
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City of Daytona Beach Map disclaimer:
These maps were developed and produced
by the City of Daytona Beach GIS. They are provided
for reference only and are not intended to show map
 scale accuracy or all inclusive map features.
As indicated, the accuracy of the map has not been
verified and it should be used for informational purposes
only.  Any possible discrepancies should be brought to
the attention of City Engineering and or Development
Services.  
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ATTACHMENT “B” 

February 15, 2018 Neighborhood Meeting Summary 
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ATTACHMENT “C” 

Applicant’s Project Analysis 
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