
 

 
 

 

          Agenda Item 12 (Quasi-Judicial Hearing) 
 

Rezoning - Planned Development-General 

         DEV2017-131 

                 Minto Tomoka Parcel A PD-G 

 

STAFF REPORT  
 

DATE: June 22, 2018 

TO: Planning Board Members 

FROM: Dennis Mrozek, AICP, Planning Director 

 

PROJECT REQUEST   

 

A request by Robert A. Merrell III, Esquire, Cobb Cole, on behalf of Scott Bullock, Consolidated-

Tomoka Land Co., to rezone 1,618± acres of land located west of Interstate 95 and south of West 

Granada Boulevard/State Road 40 from “County” Rural Agriculture (A-2) and Resource Corridor 

(RC) to “City” Planned Development-General (PD-G) to develop up to 3,250 dwelling units with 

amenities and up to 200,000 square feet of commercial uses. 

 

PROJECT LOCATION  

 

The 1,618± acre subject property is 

currently vacant and undeveloped and is 

located west of Interstate 95, south of 

West Granada Boulevard/State Road 40 

and just north of the approved Minto 

Parcel B – Latitudes development. The 

subject property borders both Volusia 

County and Ormond Beach 

jurisdictions to the north and east.  

 

This property subject to the rezoning is 

immediately north of, and adjacent to, 

the Minto Tomoka Parcel B Planned 

Development, also known as Latitudes 

Margaritaville (see Figure 1). Minto 

Tomoka Parcel B was approved by the 

City Commission in April 2016 and is 

currently under development. Portions 

of Parcel B - Phase 1 residential area 

have been completed.  

 

 

Figure 1 - Minto Parcel A directly north of Minto Parcel B 
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The property and the adjacent Future Land Use (FLU) and Zoning classifications are generally 

described in the following table and in the attached maps:  

 

Table 1:  Land Use and Zoning 

 Existing Uses 
Existing Future Land Use 

Designation 

Existing Zoning 

Classification 

Site Undeveloped Low Intensity Urban (LIU) County A2 & RC 

North 

(Includes 

Volusia 

County and 

Ormond 

Beach) 

Breakaway 

Trails/Tuscany 

Undeveloped 

Low Density Residential (LDR) 

Suburban Low Density Res 

(SLDR) 

General Commercial (GC) 

Open Space/Conservation 

(OS/C) 

R-3 

SR 

B-2 

South Minto Parcel B Low Intensity Urban (LIU) PD-G 

East Undeveloped 
County Low Intensity Urban 

(LIU) 
County A2 & RR1 

West Undeveloped Low Intensity Urban (LIU) County A2 & RC 

 

PROJECT DESCRIPTION 

 

The applicant is requesting to rezone the subject property from Volusia County Rural Agriculture 

(RA) and Resource Corridor (RC) to Planned Development – General (PD-G). The purpose of the 

rezoning is to allow for a planned, mixed-use development to include the following: 

 Up to 3,250 residential units (age restricted to 55+) 

o Single Family Dwellings 

o Single Family Paired Villas 

o Multifamily Dwellings 

o Residential amenities with amenity center 

 Up to 200,000 square feet of commercial uses 

 Stay and Play Getaway Rentals 

 

The property owner has submitted an application amending the text of the Neighborhood V Issues 

and Policies of the Comprehensive Plan to permit an increase in density for a portion of the subject 

property and limit the non-residential uses to 200,000 square feet. That application is currently in 

the public hearing process and is pending approval. The proposed rezoning would be consistent 

with the proposed comprehensive plan text amendment, if approved by the City Commission.  

 

The property owner has also submitted a concurrent application to voluntarily annex 2.13± acres of 

land at the northeast portion of the Minto Parcel A property. The parcel is approximately 45 feet 

wide and 2100 feet long and is adjacent to an existing public right-of-way. The property subject to 

the annexation is included in the PD rezoning application submitted for approval. 
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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; 

The property owner has submitted an application to amend the text of the Neighborhood V 

Issues and Policies of the Comprehensive Plan to permit an increase in density for a portion 

of the subject property and limit the non-residential uses to 200,000 square feet. That 

application is currently in the public hearing process and is pending approval. The proposed 

rezoning would be consistent with the proposed comprehensive plan text amendment, if 

approved.  

 

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 
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Agreement. The applicant has proposed modifications to these standards listed below, 

which are detailed later in this report. Approval of the PD rezoning application by the City 

Commission with the proposed modifications would not be in conflict with any portions of 

the LDC. 

 

1. Section 7.1.A.6 (Lot Shapes) – Allowance for flag shaped lots and narrower lot width 

minimums to permit smaller lots associated with single family villa dwelling units. 

2. Section 7.2.E (Sidewalks) – Modification to the requirement sidewalks are installed 

on both sides of every street. Request would require sidewalks only on a single side 

of each street with the development. 

3. Section 4.2.B (Lot and Building Standards) – Requested modifications to minimum 

lot and building standards for single family dwellings to accommodate development 

of smaller lots associated with an active adult community. 

4. Section 6.10 (Signage) – Modifications to LDC standards for number of signs and 

landscape entrance features, maximum combined sign area, and maximum sign 

height. 

5. Section 5.4.C.8.e (Model Homes) – Request to increase the number of model homes 

permitted within the project area at one time. 

6. Section 6.13.D (Internal Street Connectivity) – Reduce Maximum Connectivity Index 

Score from 1.7 to 1.3. 

7. Section 5.2.B.27.a (Outdoor Storage) – Modification to LDC standard by permitting 

materials and/or equipment to exceed height of the required installed fence or wall. 

 

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 rezoning to allow the proposed residential and commercial uses is consistent 

with the existing development patterns of the surrounding properties. 

 

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. Development of the residential 

properties will require Plat review by staff and approval from the City Commission. Future 

commercial development will also require site plan applications to be reviewed by staff and 

approved by the Planning Board, where applicable.  

 

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 the rezoning approval does not constitute a Concurrency 

Certificate. During the platting and site plan review process for any phase of the 
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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. 

 

Utilities 

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

Ormond Beach pursuant to the Interlocal Agreement. All utilities shall be constructed by 

Developer, as generally depicted on the Master Utility Plan (Attachment A). The developer 

will ensure that reclaim water, if available, is provided to the property in the manner that is 

most beneficial to the property and development and such reclaim water shall be used for 

purposes of irrigation. Developer shall be permitted to relocate such utilities so long as the 

relocation is otherwise consistent with the PD Agreement and the applicable provisions of 

the LDC. The use of private wells and septic tanks are prohibited. 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 reclaim water infrastructure must be 

constructed to current City standards and consistent with this Agreement. Looping to the 

20" water main within Tournament Drive through the Minto development is required to 

connect the water system to Tymber Creek Road. Additionally, looping of water mains 

within cul-de-sacs or dead-end mains may be required for water quality purposes. 

 

Roads 

The applicant has submitted a concurrent Land Use Amendment application that would 

adjust the threshold for construction of the extension of Tymber Creek Road and to include 

proposed language to remove the requirements to construct Hand Avenue and Stagecoach 

Road.  The proposal includes the extension of Tournament Drive in revised County Right-

Away Agreement with the following condition: 

 

The applicant is in the process of revising the County Right-Away Agreement for Tymber 

Creek Road and Tournament Drive. This is required to be fully executed and recorded prior 

to scheduling the transmittal of the Large Scale Comprehensive Plan amendment with the 

City Commission. 

 

The roadway network depicted in Conceptual Development Plan in Attachment A, with the 

exception of Tymber Creek Road, shall be private roads.  The roadway classification for all 

roadways except Tymber Creek Road will be determined upon the application of Site Plan 

or Plat for any portion of the property where a roadway currently depicted on the Conceptual 

Development Plan is included.  In the event that additional emergency access is required, it 

may be provided via a gated, stabilized base that may be covered with grass.  Any future 

access points are dependent on receiving the necessary permits from the appropriate city, 

state and county agencies. 

 

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 

Development of the property shall comply with the LDC tree preservation requirements.  

Developer shall comply with all applicable rules, statutes, and regulations pertaining to 

wetlands and protected wildlife species, including but not limited to the rules and permitting 
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requirements of the St. Johns River Water Management District and the rules and permitting 

requirements of the Florida Game and Freshwater Fish Commission concerning gopher 

tortoises. The conservation areas on the property may be utilized as part of the open space 

calculation and are available for recreational and other passive uses in accordance with a St. 

Johns River Water Management District permit. 

 

The Property contains approximately 549± acres of wetland area, which are depicted on 

Composite Exhibit B in Attachment A.  Developer shall obtain a St. Johns River Water 

Management District permit to develop the property.  Developer may impact wetlands to 

the extent permitted by the St. Johns River Water Management District for this project.  

Wetlands shall count towards the open space requirements of the PD.  Wetlands will also 

be available for passive uses.  Development on the property shall comply with the wetland 

buffer requirements of the St. Johns River Water Management District. Developer shall 

reasonably maximize the use of clustering of residential units to minimize impacts to 

wetlands. 

 

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 designations are “County” Rural Agriculture (A-2) and Resource Corridor (RC). 

These County zoning designations limit the development potential for the subject property. The 

flexibility provided by the PD-G rezoning allows for greater development potential specific to the 

proposed uses.  

 

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, common areas, 

site improvements and landscaping (Attachment A).  

 

Subdivision and Platting 

Platting for the property will be determined by the timing of project development.  No certificates 

of occupancy shall be issued for any building until a Final Plat or Site Plan is approved and 

recorded. Developer shall meet the requirements for access points during each phase of 

development and may be permitted to meet this requirement through the use of temporary access 

points which shall be identified on the Final Engineering Plans for the corresponding phase of 

development.  

 

Connectivity 

The project shall contain a system of golf cart pathways, as generally shown on Exhibit B in 

Attachment A. This is intended to provide connections between local roads and allow access via 

golf cart between the residential, commercial, and recreational areas within the property without 

the need to use an automobile.  To the extent that any golf cart pathways are shown on Exhibit B, 
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they are for illustrative purposes only. The golf cart pathways shall comply with federal, state and 

local statutes and regulations.  The golf cart pathways shall be permitted to cross Tymber Creek 

Road at grade or otherwise, as permitted and approved by Volusia County. 

 

Developer shall be required to construct sidewalks on at least one side of all streets in the 

subdivision property and at least five feet wide. However, sidewalks may be developed on both 

sides of the street as determined by the Developer. Because the LDC requires sidewalks on both 

sides of all right-of-ways, this request is a modification to the LDC standards. This request is 

consistent with Minto Parcel B development standards. 

 

The applicant is requesting to reduce Maximum Connectivity Index Score from 1.7 to 1.3. This 

index score is a measurement of street and pedestrian connection points in a community. The higher 

the score, the greater the number of connections. The LDC required a minimum score of 1.7 for 

Planned Developments, but a minimum score of 1.3 for residential districts. Because the 

development is primarily residential, the applicant is seeking to maintain the minimum score for 

residential districts of 1.3. 

 

City Facility 

Developer is required by the City to dedicate land to the City to permit the creation of a fire station 

to support the property. The property shall be dedicated to the City upon completion of a roadway 

that will access the public facility property and approval of the City's site plan for the facility. In 

the event that land is dedicated to the City, the Developer shall be entitled to impact fee credits 

consistent with the applicable section of the Comprehensive Plan. 

 

Parking 

Parking standards for all nonresidential uses shall be determined during Site Plan or Plat approval 

and shall be governed by the LDC.  Residential development may include two car garages.  There 

shall be at least two parking spaces for each residential dwelling unit. No on-street parking shall be 

permitted. Golf carts may be parked in garages or residential driveways, so long as they do not 

block access to the sidewalks or roads. 

 

Recreation and Parks 

Recreational uses shall be provided as generally depicted in the Recreational/Parks & Landscape 

Plan in Attachment A, but may be relocated so long as the relocation is otherwise consistent with 

the PD Agreement and the LDC.  The recreational uses include neighborhood parks and active 

recreational facilities that may or may not be open to the general public.  The on-site active 

recreation may include parks, swimming pools, ballfields and courts (with or without lights), 

walking and hiking trails, greenways, golf cart paths and picnic areas.  Passive recreation adjacent 

to wetlands and conservation areas may include unpaved trails and paths, golf cart paths, covered 

shelters and pavilions, picnic areas, elevated boardwalks, informational displays and viewing areas, 

rails and fences, and trail furniture.  Additionally, boardwalks are permitted within wetlands as 

passive park areas, in accordance with a St. Johns River Water Management District permit. 

 

Landscaping 

Landscaping shall be provided consistent with the Recreational/Parks & Landscape Plan in 

Attachment A. Any landscape issue not addressed by the Landscape Plan shall be compliant with 

the LDC landscape provisions.  Landscape buffer widths may vary as long as landscape material 

and total area does not materially decrease from City requirements.   Clustering of typical landscape 



Minto Parcel A – PD-G Rezoning  Page 8 

requirements shall be permitted so long as the required net total landscape material is still met.  

Spacing between clusters shall not exceed 200 feet in length.  Prototypical landscape plans for the 

residential properties can be found in Attachment C. 

 

Coordination of landscaping for commercial uses shall be addressed at Site Plan review; however, 

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

 

Minimum Perimeter Landscape Buffers: 

West Granada Boulevard/ FL 40: 50 ft. 

Tymber Creek Road:   25 ft. 

All Other Property Perimeters: 10 ft. 

 

Signage 

The following signage is proposed as part of the PD rezoning application.  

 

Residential 

Ground signage located at the primary entrance to the project (SR 40) shall have a maximum height 

of 15' with a maximum signage area of 160 square feet, per sign.  A maximum of two gateway signs 

shall be permitted for the primary entrance.  Ground signage shall have a minimum setback of 10' 

from the right-of-way so long as any applicable FDOT sight triangle criteria are met. An entrance 

feature may be designed in conjunction with the entrance signage or it may occur separately. 

 

Signage located along Tymber Creek Road at the neighborhood entrance shall have a maximum 

height of 12' and a maximum signage area of 100 square feet. A maximum of two signs meeting 

these requirements shall be permitted per each of the neighborhood entranceways along Tymber 

Creek Road.  If only one sign is used at an entrance, the total square footage allowance for both 

signs may be utilized within the copy area of the single sign. 

 

An entrance feature shall have a maximum height of 35' as measured from the base of the entrance 

feature. An entrance feature shall have a minimum setback of 10' from the right-of-way so long as 

any applicable FDOT sight triangle criteria are met. Walls, architectural icons, water features, 

landforms, landscaping or other effects which announce and signify arrival are permitted for the 

signage on the property.  Where a sign is incorporated in an entrance feature, the sign height shall 

be measured from the bottom to the top of the sign copy area. 

 

Commercial 

One monument sign with a maximum signage area not to exceed 320 square feet and a maximum 

height of 20’, as measured from the base of the sign, shall be shared amongst the entire commercial 

property. Additional signage may be permitted based on lot frontage, not to exceed a maximum 

height of 8'.  All commercial signage shall have a minimum 250 feet separation from residential 

signage. Commercial signage not addressed shall be permitted based on standards of the LDC for 

Business districts. 

 

Model Homes 

Model homes of each product type may be constructed within the project as part of and during the 

installation of the subdivision infrastructure (see Attachment D). Because of the size and scale of 

the development, the applicant has requested a maximum total of fifteen model homes to be 
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permitted at any time as part of the development. Because the LDC limits the maximum number of 

model homes to three, a modification the LDC standard is required. 

 

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. Wildfire 

protection access will be consistent with the Wildfire Protection Plan in Attachment A. 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 

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

 

The buildout of the development of the Property as identified herein is scheduled to occur over a 

twenty-five (25) year period from the approval of this Agreement by the City Commission. Timing 

for Site Plan and Plat submittals will be dictated by market conditions.  The deadline for submittal 

of the initial Site Plan or Plat for Phase I of the project is twelve years.  

 

Development of the property is intended to occur in multiple phases.  While the Future 

Development Master Plan generally provides the anticipated order of phased development of the 

property, phases may be developed in any order and the sizing and configuration of the phases may 

change at the discretion of the Developer.  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 or Plat processes.  Developer may grade 

and clear the road rights-of-way, easements, and stormwater improvements prior to plat or Site Plan 

approval of the lots within a future phase, so long as such grading and clearing is done pursuant to 

a valid permit from the St. Johns River Water Management District.  

 

Developer intends to construct Tymber Creek Road in multiple phases.  Phase 1 may include 

construction of Tymber Creek Road from the northerly access point for Parcel B to the first 

(southerly) entrance to the residential units in the development of Parcel A. Construction of this 

road may include additional access points as determined by the Developer so long as any additional 

access point complies with the applicable requirements of the LDC and the Volusia County Land 

Development Code. 

 

5. Conversion Schedule 

Not applicable. 

 

6. On-Site Public Facilities 

Water and sewer service shall be provided by the City of Daytona Beach and the City of Ormond 

Beach pursuant to the Interlocal Agreement. Owners will also provide easements and grants for the 
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installation, maintenance and upkeep of the public utilities including water, sewer, electrical and 

telephone, as well as cable television.   

 

7. Uses 

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

compliance with any applicable Use-Specific Standards referenced in Article 5, LDC. Permitted 

Use definitions can be found in Attachment F. 

 

Residential Uses 

Single-Family Dwellings* 

Single-Family Paired Villas 

Multifamily Residential (as limited by Table 1, herein) 

Model Dwellings 

Stay and Play Getaway Rentals (Limited to rentals by Developer) 

Welcome Center 

Neighborhood Support Uses 

Community Recreational Vehicle and Boat Storage** 

 

*In the event that the LDC policies related to Other Accommodations, specifically short-

term rentals, are revised by the City, the Developer shall be permitted to rent single family 

residential units consistent with the revisions. 

**This use shall be permitted only on the "outparcel" as identified on Sheet B2 of 

Attachment A. Because outdoor storage cannot exceed the height of the required screening 

fence or wall, the applicant has requested a modification to LDC standards to allow height 

of the outdoor storage materials or equipment to exceed the fence/wall height. 

 

The project is considered "housing for older persons" pursuant to Section 760.29(4), Florida 

Statutes (2017), and 42 U.S.C.A. § 3607(b)(2)(C) of the Federal Fair Housing Act (2017).  As such, 

all dwelling units shall be subject to deed restrictions attached to all sales contracts and 

acknowledged by signature and date by the seller and purchaser, prohibiting the permanent 

occupancy by a resident under the age of fifty-five.  Such deed restrictions must be recorded and 

be irrevocable for a period of at least thirty years. 

 

Commercial Uses  

Art Galleries 

Art Supply Stores 

Banks and Financial Institutions with or without Drive Through Service 

Barber, Beauty and Skin Care Shops 

Bars 

Bicycle Stores 

Bookstores 

Boutique Bars 

Brewpubs 

Clothing/Shoe Stores 

Coffee Shops 

Computer Stores 

Convenience Stores (excluding storage, distribution or sale of gasoline or diesel fuel) 

Dairy Stores 
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Dance School 

Drug Stores with or without Drive Through Service 

Dry Cleaners 

Electronics Stores and Electronic Repair Stores  

Florists 

Fitness and/or Aerobic Studio Spaces 

Furniture Stores 

Golf Cart Sales, Leasing, Storage and Repair 

Grocery Stores 

Hardware Stores 

Health Spas 

Hobby/Handicraft Shops 

Jewelry Stores 

Liquor or Package Store 

Lounges 

Museums 

Optical Goods Store 

Other Indoor Recreation/Entertainment Uses 

Other Retail Sales and Services 

Personal and Household Goods Repair Establishments 

Personal Services Establishment 

Restaurants with and without Drive Through Service 

Sales or Rental of Light Vehicles and Light Recreation Vehicles 

Shoe Repair Shops 

Special Eating or Drinking Establishments 

Specialty Food Stores 

Tailors and Seamstresses 

Telephone Stores 

Travel Agencies 

 
8. Densities/Intensities 

Land Use Maximum Units 

Residential 3,250 dwelling units 

Commercial 200,000 square feet 

 

9. Dimensional Standards 

 

Residential Development Criteria 
 

Dwelling 

Type 

Minimum 

Lot Area 

(sq. ft.) 

Minimum 

Lot Depth 

(ft.) 

Minimum 

Lot 

Width* 

(ft.) 

Maximum 

Building 

Coverage 

Minimum 

Open 

Space 

Minimum Building 

Setback (ft.) 
Maximum 

Building 

Height (ft.) Front Side Rear 

Single Family 5,500 110 50 70% 20% 20 5 5 35 
Single Family 

Paired Villa** 
7,700 110 70 70% 20% 20 5 5 35 

Multifamily 2,500*** 100 
25  

 
70% 20% 20 5 5 40 
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*Table 1 lists the development criteria for one Single Family Paired Villa building, or two lots.  The minimum lot width 

for the two lots is 70 feet, or a minimum of 35 feet for each individual lot the building covers.  

**Amounts listed, other than lot width and square footage, are per dwelling unit 

***Minimum building setback from Tymber Creek Road is 50 ft. (excluding auxiliary structures such as guard 

gatehouse and project signage). 

 

Specialty Setbacks, Residential 

AC/Heating Units 1.5 feet 

Patio 5 feet 

Swimming Pool/Pool Deck 5 feet 

Pool Enclosure 5 feet 

Pool Pumps 1.5 feet 

Accessory Structures 5 feet 

Generators/Other Mechanical Equip. 1.5 feet 

Eaves 3 feet 

 

Commercial Development Criteria 

 

Natural Open Space 25% of total area 

Maximum Building Coverage 50% of total area 

Maximum Impervious Surface Area 85% 

Maximum Building Height 50 feet 

Minimum Lot Depth 100 feet 

Project Minimum Building Setbacks 

SR 40 50 feet 

Tymber Creek Road 50 feet 

Internal Roadways 10 feet 

All Other Property Perimeters 10 feet 

Wetland Buffers As Permitted by SJRWMD 

 

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. 

LDC Modifications Requested 

1. Section 7.1.A.6 (Lot Shapes) – Allowance for flag shaped lots and narrower lot width 

minimums to permit smaller lots associated with single family villa dwelling units. 

2. Section 7.2.E (Sidewalks) – Modification to the requirement sidewalks are installed on both 

sides of every street. Request would require sidewalks only on a single side of each street 

with the development. 

3. Section 4.2.B (Lot and Building Standards) – Requested modifications to minimum lot and 

building standards for single family dwellings to accommodate development of smaller lots 

associated with an active adult community. 

4. Section 6.10 (Signage) – Modifications to LDC standards for number of signs and landscape 

entrance features, maximum combined sign area, and maximum sign height. 
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5. Section 5.4.C.8.e (Model Homes) – Request to increase the number of model homes 

permitted within the project area at one time. 

6. Section 6.13.D (Internal Street Connectivity) – Reduce Maximum Connectivity Index Score 

from 1.7 to 1.3. 

7. Section 5.2.B.27.a (Outdoor Storage) – Modification to LDC standard by permitting materials 

and/or equipment to exceed height of the required installed fence or wall. 

 

RECOMMENDATION 

Should the accompanying Comprehensive Plan application be approved and all LDC modifications 

requested be accepted, staff recommends approval of the application to rezone 1,618± acres of land 

located west of Interstate 95 and south of West Granada Boulevard/State Road 40 from “County” 

Rural Agriculture (A-2) and Resource Corridor (RC) to “City” Planned Development-General (PD-

G) to develop up to 3,250 dwelling units with amenities and up to 200,000 square feet of 

commercial uses. 

 

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

1, 2018. The second reading (public hearing) will be scheduled for the City Commission pending 

transmittal of the accompanying Comprehensive Plan 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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B1 COVER SHEET

                 ZEV COHEN & ASSOC., INC.

                                  ORMOND BEACH, FL., 32174

                                  CONTACT: DWIGHT DURANT, P.E.

                                  (386) 677-2482

                                  300 INTERCHANGE BLVD

                                  CONTACT:  DAVID A. WILLIAMS, P.S.M., R.P.L.S.

                 SURVEYOR:

N

                 ATTORNEY:   

                                  CONTACT: ROB MERRELL, ESQUIRE

149 SOUTH RIDGEWOOD AVE. SUITE 700

DAYTONA BEACH, FL  32114

COBB AND COLE

(386) 323-9263

N

LIU

FUTURE LAND USE MAP

SCALE: 1" = 4,000'

ZONING MAP

SCALE: 1" = 4,000'

B2

                 ENGINEERING:

                 PLANNING &

                 LANDSCAPE

ARCHITECTURE: 

SHEET INDEX

                 GEOPOINT SURVEYING, INC.

                                  TAMPA, FL., 33605

                                  (813) 248-8888

                                  1403 E. 5TH AVENUE

                                  CONTACT:  JOHN TOWNSEND, P.E.

DONALD W. MCINTOSH & ASSOCIATES, INC.

                                  WINTER PARK, FL. 32789

                                  (407) 644-4068

                                  2200 PARK AVENUE NORTH

OVERALL DEVELOPMENT PLAN

                                  CONTACT:  BRIAN POHL, P.E.

UNIVERSAL ENGINEERING

                                  SOUTH DAYTONA, FL. 32119

                                  (386) 756-1105

                                  911 BEVILLE ROAD, SUITE C

SOILS

ENGINEERING:

                                  CONTACT: MARK AUSLEY 

BIOTECH CONSULTING, INC.

                                  ORLANDO, FL. 32803

                                  (407) 894-5969

                                  3125 E. SOUTH ST. 

ENVIRONMENTAL:

SITE DATA: 

PROPERTY AREA: 1,614.34 AC.

EXISTING ZONING: A-2 & RC(VOLUSIA COUNTY)

UTILITIES: WATER AND SANITARY

SEWER SERVICE

PROVIDED BY CITY OF

DAYTONA BEACH AND

ORMOND BEACH

EXISTING LAND USE:

PROPOSED LAND USE:

LOW INTENSITY URBAN

LOW INTENSITY URBAN

PROPOSED ZONING: PD-G

                                  CONTACT: DUTCH NEUWEILER

MINTO COMMUNITIES - FLORIDA

                                  TAMPA, FL. 33610

                                 (813) 342-3837 

                                  4042 PARK OAKS BLVD., SUITE 450

DEVELOPER:

                                  CONTACT: JOHN ALBRIGHT 

CONSOLIDATED TOMOKA

                                  DAYTONA BEACH, FL. 32117

                                  (386) 274-2202

                                  1530 CORNERSTONE BLVD.

OWNER:

OVERALL DEVELOPMENT DATA

STORMWATER

DEVELOPMENT AREA±1,614 AC

TOTAL WETLANDS PRESERVED

MAX. RESIDENTIAL
3,250 UNITS

MAX. COMMERCIAL200,000 SF

OPEN SPACE SET ASIDE (WETLANDS PRESERVED + STORMWATER)
±679 AC

N

B3 MASTER STORMWATER PLAN

ENGINEERING

±182 AC

±497AC

SITESITE

3

A2

LIU

PID NUMBERS: 26-14-31-00-00-0020, 27-14-31-00-00-0020,

34-14-31-00-00-0010,35-14-31-00-00-0010,

36-14-31-00-00-0250,36-14-31-00-00-025A,

01-15-31-00-00-0010,01-15-31-00-00-0020,

06-15-32-00-00-0020,06-15-32-00-00-0030

                                  CONTACT: R. SANS LASSITER, P.E.

LTG ENGINEERING & PLANNING

                                  ORMOND BEACH, FL. 32174

                                 (386) 257-2571

1450 W. GRANADA BLVD, SUITE 2

TRAFFIC :

RC
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RESIDENTIAL DEVELOPMENT CRITERIA

DWELLING TYPE

MINIMUM LOT

AREA (SQ. FT.)

5,500

8,250

MINIMUM LOT

DEPTH (FT.)

110

110

MINIMUM LOT

WIDTH (FT.)

50

70

MAXIMUM

LOT

COVERAGE

70%

70%

MINIMUM

BUILDING SETBACK (FT.)

FRONT SIDE REAR

20

20

5

5

5

5

MAXIMUM

BUILDING HT. (FT.)

35

35

MIN.

OPEN

SPACE

20%

20%

2

2,500
100

25

70%

20% 20 5 5 40

3

1. TABLE 1 LISTS THE DEVELOPMENT CRITERIA FOR ONE SINGLE-FAMILY PAIRED VILLA BUILDING, OR TWO LOTS. 

THE MINIMUM LOT WIDTH FOR THE TWO LOTS IS 70 FT, OR A MINIMUM OF 35 FT FOR EACH INDIVIDUAL LOT THE BUILDING COVERS.

2. AMOUNTS LISTED ARE PER DWELLING UNIT

3. RESIDENTIAL MINIMUM BUILDING SETBACKS FROM TYMBER CREEK ROAD IS 50FT. (EXCLUDING AUXILIARY STRUCTURES SUCH AS

    GUARD GATEHOUSE AND PROJECT SIGNAGE).

COMMERCIAL LOT COVERAGE

USE TOTAL

MAXIMUM BUILDING COVERAGE
50% OF TOTAL SITE

MINIMUM OPEN SPACE
25%

NOTES:

1.) SLOPES WITH ANY DRY RETENTION POND(S) SHALL BE 4:1 WITHOUT A FENCE.

2.) DRY RETENTION POND(S) SHALL COUNT TOWARD OPEN SPACE REQUIREMENTS.

3.) ALL PHASING IS CONCEPTUAL AND FINAL PHASING WILL BE PROVIDED WITH SITE PLAN.

MAXIMUM BUILDING HEIGHT
50'

MINIMUM LOT DEPTH
100'

SIGNAGE KEY

WETLAND

WETLAND

WETLAND

WETLAND

WETLAND

WETLAND

ENTRANCE TO BREAKAWAY TRAILS
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GATEWAY SIGNAGE AND ENTRANCE FEATURES. SIGNAGE

LOCATED AT THE PRIMARY ENTRANCE TO PROJECT (SR40)

SHALL HAVE A MAXIMUM HEIGHT OF 15 FEET WITH A MAXIMUM

SIGNAGE AREA OF 160 SQUARE FEET. A MAXIMUM OF TWO

GATEWAY SIGNS SHALL BE PERMITTED FOR THE PRIMARY

ENTRANCE. AN ENTRANCE FEATURE MAY BE DESIGNED IN

CONJUNCTION WITH THE ENTRANCE SIGNAGE OR IT MAY

OCCUR SEPARATELY. THE ENTRANCE FEATURE SHALL HAVE A

MAXIMUM HEIGHT OF 35' AS MEASURED FROM THE BASE OF THE

ENTRANCE FEATURE. AN ENTRANCE FEATURE SHALL HAVE A

MINIMUM SETBACK OF 10' FROM THE RIGHT-OF-WAY SO LONG

AS ANY APPLICABLE FDOT SIGHT TRIANGLE CRITERIA ARE MET.

B
THOROUGHFARE NEIGHBORHOOD ENTRANCE SIGN. SIGNAGE

LOCATED ALONG TYMBER CREEK ROAD AT THE NEIGHBORHOOD

ENTRANCE SHALL HAVE A MAXIMUM HEIGHT OF 12' AND A

MAXIMUM SIGNAGE AREA OF 100 SQUARE FEET. THE SIGN SHALL

HAVE A MINIMUM SETBACK OF 10' FROM THE RIGHT-OF-WAY SO

LONG AS ANY APPLICABLE FDOT SIGHT TRIANGLE CRITERIA ARE

MET.
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TYMBER CREEK RD TO L.P.G.A.

TYMBER CREEK RD

RIGHT OF WAY

MULTIMODAL TRAIL

ALONG TYMBER CREEK ROAD.

PROPOSED LOCATION OF

2± ACRES OF LAND DEDICATED

FOR FUTURE FIRE STATION.
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COMMERCIAL SIGNAGE. ONE MONUMENT SIGN WITH A MAXIMUM

SIGNAGE AREA NOT TO EXCEED 320 SQUARE FEET AND A

MAXIMUM HEIGHT OF 20', AS MEASURED FROM THE BASE OF THE

SIGN, SHALL BE SHARED AMONGST THE ENTIRE COMMERCIAL

PROPERTY. ADDITIONAL SIGNAGE MAY BE PERMITTED BASED ON

LOT FRONTAGE, NOT TO EXCEED A MAXIMUM HEIGHT OF 8'.

COMMERCIAL SIGNAGE NOT DISCUSSED HEREIN SHALL BE

PERMITTED PURSUANT TO THE REQUIREMENTS OF THE LDC

FOR BUSINESS DISTRICTS.
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1

EXISTING UNIMPROVED

ROADWAY EXTENDING FROM

TOURNAMENT DRIVE TO BE

USED FOR EMERGENCY

ACCESS AND FIRE BREAK

APPROX. LOCATION SHOWN.

EXISTING PAVED FPL ACCESS

ROAD TO BE USED FOR

EMERGENCY ACCESS

30' WILDFIRE PROTECTION

ZONE WITH EMERGENCY

ACCESS TYP.

30' WILDFIRE
PROTECTION

ZONE

NATURAL
VEGETATION

50' WILDFIRE
PROTECTION AREA

POINT OF FURTHEST VERTICAL STRUCTURE

(I.E. POOL ENCLOSURE, HOUSE)

75% TREE CROWN
CLOSURE

14' EMERGENCY VEHICLE ACCESS

WITHIN THE WILDFIRE PROTECTION

ZONE

NATURAL
VEGETATION

PROPOSED VERTICAL

STRUCTURE

(HOME OR POOL ENCLOSURE)

NOTE:
1. REAR LOT LINE LOCATION MAY VARY WITHIN THE WILDFIRE PROTECTION ZONE OR PROTECTION AREA..
2. 14' EMERGENCY ACCESS PATH IS ALLOWED TO TRAVEL ANYWHERE WITHIN THE 30' WILDFIRE PROTECTION ZONE AS TERRAIN AND

VEGETATION ALLOW.
3. THE WILDFIRE PROTECTION ZONE SHALL BE MAINTAINED AT LEAST ANNUALLY TO INSURE THE 14' PATH IS PASSABLE FOR

EMERGENCY VEHICLES.
4. WILDFIRE PROTECTION ZONE TREE CANOPIES SHALL BE THINNED BY PRUNING OF BRANCHES SO THAT THERE IS NO MORE THAN 75%

CROWN CLOSURE WITHIN WILDFIRE PROTECTION ZONE.
5. TREES SHALL BE REMOVED AS NECESSARY FROM THE WILDFIRE PROTECTION ZONE FOR 14' EMERGENCY VEHICLE ACCESS.

PROPOSED
COMMERCIAL AREA

AMENITY
CENTER

OUTPARCEL

OUTPARCEL

COMMERCIAL

AMENITY CENTER

POND

RESIDENTIAL AREA

UPLANDS AREA

WETLANDS AREA

LEGEND

30' WILDFIRE PROTECTION

AREA PROVIDED BY FPL

ACCESS ROAD AND

PROPOSED RIGHT-OF-WAY

30' WILDFIRE PROTECTION

ZONE WITH EMERGENCY

ACCESS TYP.

NOTE:
1. NOTE FPL EASEMENT HAS BEEN CLEARED AND IS MAINTAINED.

PROPOSED LOCATION OF

2± ACRES OF LAND DEDICATED

FOR FUTURE FIRE STATION.

ADDITIONAL ACCESS AND

WILDFIRE PROTECTION

PROVIDED BY MAINTAINED

FPL EASEMENT AND

IMPROVED PATH

SEE EXHIBIT G1 FOR

PROPOSED SECTION

PROPOSED FUTURE

TOURNAMENT DRIVE

ALIGNMENT AND

FUTURE

EMERGENCY

ACCESS AND FIRE

BREAK
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5'

VARIES

2'

4'
12'

1/4"/FT

2'

12'

4'
VARIES

R/W

1/4"/FT

50' OR 60' RIGHT OF WAY

2% SLOPE

 max.

TYPICAL ROADWAY/UTILITY SECTION

NOTE:
1. A SINGLE SIDEWALK WILL BE CONSTRUCTED ALONGSIDE ROADWAYS AND LOTS.
SEE TYPICAL ROADWAY SECTION FOR DETAILS.
2. LOOPED WATER & RECLAIMED MAINS ARE REQUIRED BETWEEN PHASES.
CONNECTIONS BETWEEN PHASES TO BE DETERMINED DURING THE SUBDIVISION DESIGN.
3. ALL SIZES OF WATER, FORCE, RECLAIMED, AND SANITARY SEWER MAINS TO BE
DETERMINED DURING THE SUBDIVISION DESIGN AND AS APPROVED BY THE CITY.
4. FINAL LOCATION OF SERVICE BOUNDARY WILL BE BASED ON PHASING (+/- 750 FEET)
5. UTILITY SYSTEMS WILL BE DESIGNED IN ACCORDANCE WITH THE CITY OF DAYTONA
BEACH STANDARDS IN ACCORDANCE WITH THE INTERLOCAL AGREEMENT, AS
RECORDED IN OFFICIAL RECORDS BOOK 7363, PAGE 2539 VOLUSIA COUNTY.
6. UPON BUILD OUT PROJECT WILL BE COMPLIANT WITH LDC 6.13.1.3, AND INDIVIDUAL
PHASES WILL COMPLY WITH LDC 6.13.1.3 THROUGH UTILIZATION OF TEMPORARY AND
PERMANENT ACCESS POINTS.

GRANADA BLVD (SR 40) ACCESS - UTILITIES TO CONNECT TO EXISTING UTILITIES
(WATER AND SANITARY FORCE MAIN) PROVIDED BY THE CITY OF ORMOND BEACH

PROPOSED LIFT STATION LOCATION (C)

PROPOSED LIFT STATION LOCATION (B)

PROPOSED LIFT STATION LOCATION (A)

PROPOSED LIFT STATION LOCATION (F)

PROPOSED LIFT STATION LOCATION (E)

PROPOSED LIFT STATION LOCATION (H)

PROPOSED LIFT STATION LOCATION (I)
PROPOSED LIFT STATION LOCATION (J)

PROPOSED LIFT STATION LOCATION (K)

PROPOSED LIFT STATION LOCATION (L)

PROPOSED LIFT STATION LOCATION (G)

TYMBER CREEK ROAD ACCESS - CITY OF DAYTONA
BEACH UTILITIES TO CONNECT TO EXISTING RECLAIM,
WATER, AND SANITARY FORCE MAIN ALONG TYMBER
CREEK ROAD
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GRANADA BLVD (SR 40) - OPTIONAL POINT OF CONNECTION TO CITY OF ORMOND
BEACH RECLAIM.
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PHASE LINE

FUTURE CONNECTIONS
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UPLANDS AREA

WETLANDS AREA

LEGEND

PROPOSED LIFT STATION LOCATION (D)
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Exhibit F
Parcel A - Architectural Elevations

Paired Villa
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Exhibit F
Parcel A - Architectural Elevations

50’ Lot
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Exhibit F
Parcel A - Architectural Elevations

60’ Lot
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