
 

 
 

 

          Agenda Item 5 (Quasi-Judicial Hearing) 
 

Rezoning - Planned Development-General 

         DEV2017-149 

                 Project Beta PD-G 

 

STAFF REPORT  
 

DATE: March 13, 2018 

TO: Planning Board Members 

FROM: Dennis Mrozek, AICP, Planning Manager 

 

PROJECT REQUEST   

 

A request by Robert A. Merrell III, Esquire, Cobb Cole, on behalf of Consolidated- Tomoka Land Co. 

and Indigo Development LLC, to rezone 47.03± acres of land located north of Dunn Avenue and east 

and west of Mason Avenue from Multifamily Residential 20 (MFR-20) and Planned Development-

General (PD-G) to Planned Development-General (PD-G) for the development of various industrial 

and office uses. 

 

PROJECT LOCATION  

 

The subject property is generally located north of Dunn Avenue and east & west of the Mason Avenue 

extension. The site is currently vacant and undeveloped. The property owner has also submitted a 

concurrent application to amend the land use designation for a portion of the property from Level 3 

Residential to General Industrial. Zoning and Land Use designations are illustrated in the following 

table and are also shown in the accompanying maps. 

 
Table 1:  Land Use and Zoning 

 

 Existing Uses 
Future Land Use 

Designation 
Existing Zoning Classification 

Site Vacant Undeveloped 
General Industrial &  

Level 3 Residential 

Multifamily Residential 20 

(MFR-20) & Planned 

Development-General (PD-G) 

North 
Industrial/Warehouse 

Distribution 
General Industrial 

Planned Development-General 

(PD-G) 

South 
Multifamily  

(across Dunn Avenue) 

Level 1 Residential &  

Level 3 Residential 

Multifamily Residential 20 

(MFR-20) 

East Multifamily & Industrial 
General Industrial &  

Level 3 Residential 

Multifamily Residential 20 

(MFR-20) & Planned 

Development-General (PD-G) 

West 
Industrial/Warehouse 

Distribution (Trader Joe’s) 

General Industrial &  

Level 3 Residential 

Planned Development-General 

(PD-G) 
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PROJECT DESCRIPTION  

 

The applicant is requesting to rezone this property to Planned Development-General for the purpose of 

providing ready sites for the development of various industrial and office uses. The full development is 

approximately 47± acres and includes proposed industrial uses in addition to office and storage uses to 

support the proposed permitted uses. Portions of the property have been identified as stormwater areas. 

 

The applicant is required to submit site plan applications with each phase of development to 

demonstrate compliance with the LDC and the PD Agreement, in addition to meeting all concurrency 

requirements for the phased development.  

 

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. 

 

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; 
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The property included in the PD Rezoning application currently has the comprehensive plan 

land use designations of General Industrial and Level 3 Residential, but the property owner has 

submitted a concurrent application to amend the Level 3 Residential portions of the subject 

property to the land use designation to General Industrial. General Industrial land uses are areas 

generally contain industrial, office and service related activities of a larger scale and serving 

regional and national markets. Floor area ratio within General Industrial land use designation 

cannot exceed .7 FAR. This designation can support the proposed uses on the site.  

 

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 (Attachment A) and PD Agreement. The applicant 

has proposed modifications to these standards listed below, which are detailed later in this 

report. Approval of the PD rezoning application with modifications would not be in conflict 

with any portions of the LDC. 

 

1. Section 6.2.C (Minimum Number of Off-Street Parking Spaces) – Modification to allow 

a reduction in the number of parking spaces required for the proposed uses. 

2. Section 6.4 (Clustering of Landscaping) – Modifications to minimum requirement for 

building, perimeter and parking lot landscaping to accommodate proposed industrial 

uses. Required landscape materials to be transferred to other locations within the PD 

District. 

3. Section 4.9.D (Scenic Thoroughfare Landscape Buffer) – Modification to allow an 

average of 50 foot buffer width, to be reduced to not less than 25 feet. 

4. Section 6.12.C (Building Design Standards) – Modification to building design standards 

for buildings visible from major City thoroughfares. 

5. Section 6.8 (Fences, Walls and Hedges) – Modifications to maximum permitted height 

of fencing. 

6. Section 6.10.K.3 (Industrial Sign Schedule) – Modifications to permitted signage in 

Industrial Zoning Districts. 

 

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).  

 

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 land use designations. 

Section 6.12.C.4 of the LDC addresses site design and architectural standards for all new 

development on major City thoroughfares (Mason Avenue & Dunn Avenue). The applicant has 

proposed alternative building design standards identified in the PD Agreement and analyzed 

later in this report.  

 

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.  
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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 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 vehicular driveway/access 

points are approved as part of this rezoning request. 

 

Water, sewer, reclaim water infrastructure must be constructed to current City standards and 

consistent with this Agreement.  Offsite extensions for water, sewer and reuse shall be provided 

as required. Offsite utility infrastructure to support the project will be determined at the time of 

site plan. The Utilities Department has provided the following conditions of approval for the 

PD Rezoning application: 

1. The wastewater demands that were provided are greater than the design capacity 

of the lift station. Upgrades to the lift station and force main are required.  

2. The design and upgrade of lift station 105, which includes upsizing of the 6" force 

main is a requirement of the planned development.  Add language to Section 6B 

of the PD detailing this requirement.  

3. Include language in the PD that limits flows of the development to the design of 

the future lift station. If any user exceeds the allotted design capacity, additional 

upgrades will be required at the cost of the developer. 

 

Staff has reviewed the requested development for impacts to public facilities as part of the 

rezoning. Provided the above conditions are adhered to, staff 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 

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 subject property includes two zoning designations; Planned Development-General (PD-G), which 

included industrial uses, and Multifamily Residential 20 (MFR-20), which was intended to 

accommodate multifamily development. The current zoning of MFR-20 is not consistent with the 

proposed use and is not consistent with the General Industrial land use designation. The flexibility 

provided by the PD-G rezoning allows for greater development potential specific to the proposed uses.  
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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 potential vehicle access points, development area, parking areas, stormwater locations and general 

site improvements (Attachment A).  

 

Landscaping 

Landscaping shall be provided consistent with the LDC unless otherwise provided by the PD 

Agreement.  Clustering of typical landscape requirements shall be permitted so long as the net total 

landscape material as required herein is still met, including requirements related to interior parking lot 

and parking lot islands. Additionally, building perimeter landscape materials may be relocated to the 

perimeter of the Property so long as the total area does not materially decrease from the City 

Requirements. Coordination of landscaping shall be addressed at Site Plan; however, the following 

landscape buffers shall be required for the Property’s overall periphery:  

 

Minimum Perimeter Landscape Buffers:  

 Dunn Avenue.: The total buffer shall achieve an average width of 50 feet but at no point 

shall the buffer be less than 25 feet. The buffer shall include the landscape material 

required for a full 50-foot buffer.  

 Mason Avenue: The total buffer shall achieve an average width of 50 feet but at no point 

shall the buffer be less than 25 feet. The buffer shall include the landscape material 

required for a full 50 foot buffer.  

 All other Perimeters: 10 ft. 

 

Fencing 

The LDC restricts maximum height of fencing to six feet. The applicant proposes an increase in 

maximum fence height to nine feet, which would allow for adequate security for the proposed uses. 

Any fencing installed along the Mason or Dunn property perimeter will be required to be behind the 

required landscape buffer. 

 

Parking 

The number of off-street parking spaces required shall be calculated consistent with the end use of the 

building and sufficient to support the maximum number of employees and guests anticipated to be 

present at the site at any given time. Where the building area for the end use is proposed at less than 

70% industrial, the parking shall be calculated consistent with the requirements of the LDC. However, 

where the building area for the end use is proposed at 70% or more industrial, the parking shall be 

calculated consistent with the needs of the industrial use, as permitted by the LDC, but no less than 0.5 

spaces per 1,000 square feet of building area.  Parking areas shall be generally consistent with 

Attachment A. 

 

Building Design Standards 

All buildings and accessory structures shall be consistent with a common architectural theme. The 

theme shall be established by harmoniously coordinating the general appearance of all buildings and 
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accessory structures, including but not limited to: exterior wall finishes or materials; roof styles, slopes, 

and materials; colors; and architectural details and ornamentation. 

All structures shall complement one another and shall convey a sense of quality and permanence. False 

or real windows shall be provided on all elevations visible from public right of way in sufficient size 

and number to complement the proportions of the building. 

 

Construction of buildings shall not be required to comply with the provisions of section 6.12.C. of the 

LDC as specifically modified to the following standards: 

 

 Reveal/paint wall design patterns will be provided to break up long walls. 

 Glazing or similar treatments will be provided at proportional spacing to be 

consistent with the wall design patterns. 

 Roof wall lines will be staggered at various locations to provide interest.  

 Any roof mounted equipment visible from the street shall be painted the same 

color as the exterior walls.  

 Truck courts shall be screened to the greatest extent reasonably possible taking 

advantage of the main thoroughfare street frontage landscape buffers.  

 

Signage 

Signage for planned districts is provided for in the development agreement, in accordance with the 

nature of the uses and similarity of the uses to those permitted in other districts. The applicant has 

identified the Industrial Zoning District sign schedule as a base for the proposed signage for the PD, 

but with the following increase in signage: 

 

Each parcel shall be permitted signage equal to twice the amount generally permitted by 

the LDC for Industrial Districts.  

 

While staff agrees that allowing more signage than would normally be permitted in Industrial Districts 

may be appropriate because of the possible uses and PD location, allowing “…signage equal to twice 

the amount generally permitted by the LDC for Industrial Districts” could be excessive. Staff is 

recommending the following conditions of approval to the signage standards for the Project Beta PD:  

 

Permitted = Currently Permitted in Industrial Districts 

Staff = Staff Recommended Signage in PD Agreement 

Sign Type 
Max Number of 

Signs per Parcel 

Total Maximum SF 

Sign Area per Parcel 
Maximum Sign Height 

 Permitted Staff Permitted Staff Permitted Staff 

Ground Sign 

(Monument) 
1 2 

1 SF per 1 linear 

ft. of lot frontage, 

up to 120 SF 

No Change 8 Feet 
No 

Change 

Wall n/a n/a 
2 SF per 1 linear 

ft. of lot frontage, 

up to 200 SF 

2 SF per 1 linear ft. 

of lot frontage, up 

to 300 SF 
n/a n/a 

Roof (per M3) n/a n/a 
2 SF per 1 linear 

ft. of lot frontage, 

up to 200 SF 

No Change n/a n/a 

Projecting 

(per M3) 
1 1 

1 SF per 2 linear 

ft. of lot frontage 
No Change n/a n/a 
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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 and the proposed land use designation. 

 

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 

The applicant has proposed the following completion schedule for the proposed development: 

 

Application shall be submitted for construction permits for the initial development of the 

Property within five (5) years of the approval of this Agreement by the City Commission. 

The filing of an appeal of the land development order by any person shall toll the time for 

permitting until final resolution of the appeal. If development is phased, application for 

construction permits for subsequent phases shall be submitted within ten (10) years from 

the date of initial approval. 

  

Construction of initial development shall be substantially complete within eight (8) years 

of the approval of this Agreement. Construction of any subsequent phase shall be 

substantially complete within fifteen (15) years of the initial approval of this Agreement.   

 

5. Conversion Schedule 

Not applicable. 

 

6. On-Site Public Facilities 

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

constructed underground.  Owner or 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, reclaim water 

infrastructure must be constructed to current City standards and consistent with this Agreement.  

Upgrades to existing city pump station may be required and will be evaluated at site plan approval. 

Offsite extensions for water, sewer and reuse shall be provided as required and will be determined at 

the time of site plan.  

 

7. Uses 

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

 Building, heating, plumbing or electrical contractor's storage yard 

 Educational scientific, or industrial research and development 

 Electric motor repair, machine shop, or tool repair shop 

 General industrial services  

 Heavy equipment sales, rental, or storage 

 Leather-working or upholstery establishment 

 Motion Picture studio 

 Printing of other similar reproduction facility 

 Repair or scientific or professional instruments 
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 Bakery 

 Bottling plant 

 Brewery, winery, or distillery 

 Business services offices 

 Cabinet or furniture manufacturing 

 Contractor's office 

 Craft distillery 

 Fish hatchery   

 Food processing (without slaughtering) 

 Hydroponic garden facility 

 Industrial Services 

 Manufacturing, assembly, or fabrication, heavy  

 Manufacturing, assembly, or fabrication, light 

 Moving and storage facility 

 Other office facility 

 Professional services offices 

 Showroom wholesale 

 Truck or freight terminal 

 Vegetable or fruit packing 

 Warehouse, distribution 

 Warehouse, storage 

 

The following accessory uses are permitted on the Property, subject to LDC use specific standards for 

accessory uses: 

 Business and Professional Services (offered in support of manufacturing and warehouse 

uses, limited to no more than 30% of total building square footage) 

 Retail Sales (offered as accessory to manufacturing uses) 

 Food Preparation, Cooking, Processing and Assembly 

 Fleet fueling station and truck maintenance and support facility, including outside parking 

of tractor trailers 

 Fuel/oil/bottled gas distribution 

 Liquid or compressed natural gas or propane fueling facility for fleet use only 

 

8. Densities/Intensities 

 Planned Development District maximum floor area ratio:  0.35  

 

9. Dimensional Standards 

 Maximum building height – 50 feet  

 Maximum building coverage – 45% 

 Minimum building separation: 20 Feet 

 Minimum open space – 20% 

 Maximum impervious surface area – 80% 

 Building Setbacks: 

 Side – 10 Feet 

 Front – 50 Feet 

 Rear – 10 Feet 
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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. Section 6.2.C (Minimum Number of Off-Street Parking Spaces) – Modification to allow 

a reduction in the number of parking spaces required for the proposed uses. 

2. Section 6.4 (Clustering of Landscaping) – Modifications to minimum requirement for 

building, perimeter and parking lot landscaping to accommodate proposed industrial uses. 

Required landscape materials to be transferred to other locations within the PD District. 

3. Section 4.9.D (Scenic Thoroughfare Landscape Buffer) – Modification to allow an 

average of 50 foot buffer width, to be reduced to not less than 25 feet. 

4. Section 6.12.C (Building Design Standards) – Modification to building design standards 

for buildings visible from major City thoroughfares. 

5. Section 6.8 (Fences, Walls and Hedges) – Modifications to maximum permitted height of 

fencing. 

6. Section 6.10.K.3 (Industrial Sign Schedule) – Modifications to permitted signage in 

Industrial Zoning Districts. 

 

RECOMMENDATION 

 

Should all LDC modifications requested be approved, staff finds the project is consistent with the 

Comprehensive Plan and recommends approval with stated conditions of the application to rezone 

47.03± acres of land located north of Dunn Avenue and east & west of Mason Avenue from 

Multifamily Residential 20 (MFR-20) and Planned Development-General (PD-G) to Planned 

Development-General (PD-G). 

 

The item is tentatively scheduled to be heard by the City Commission for first reading on May 2, 2018.  

Second reading (public hearing) date is tentative based on outside agency review of the Land Use 

Amendment. 

 

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

approval to the City Commission. 
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