
 

 
 

 

          (Quasi-Judicial Hearing) 
 

Rezoning - Planned Development-Redevelopment 

         DEV2018-084 

                 Brown & Brown Headquarters 

 

STAFF REPORT  
 

DATE: August 3, 2018 

TO: Downtown Redevelopment Board Members 

FROM: Jason Jeffries, AICP, Project Manager 

 

PROJECT REQUEST   

A request by Robert A. Merrell III, Esquire, Cobb Cole, on behalf of Brown & Brown Realty,  

City of Daytona Beach and et al, to rezone 14.92± acres of land located at 300 block of N. 

Beach St. from Downtown Redevelopment–Commercial (RDD-3) and Residential Professional 

(RP) to Planned Development-Redevelopment (PD-RD) to facilitate development of a 

corporate headquarters. 

PROJECT LOCATION  

The subject property is located (see Attachment A for the site location and aerial map series) on 

the west side of the 300 block of North Beach Street (between Dr. Mary McLeod Bethune 

Blvd. and Mullally St.). The subject site is a vacant commercial property. The adjacent land 

uses and zoning classifications for the parcels are illustrated in the following table.  

Table 1:  Land Use and Zoning 

 
Existing Uses 

Existing Future Land 

Use Designation 
Existing Zoning Classification 

Site 

Vacant Commercial Land 

Multi-Family Residential 

Place of Worship 

Single-Family Residential 

Multi-Family Residential 

High Intensity Mixed Use 

Redevelopment Downtown – 

Commercial (RDD-3)  

Residential / Professional (RP) 

North 

Vacant Commercial 

Vacant Residential Land 

Single-Family Residential 

Multi-Family Residential 

High Intensity Mixed Use 

Level 2 Residential 

Redevelopment Downtown – 

Commercial (RDD-3) 

Redevelopment Downtown – 

Riverfront Mixed Use (RDD-4) 

Residential / Professional (RP) 

South Motorcycle Sales & Service High Intensity Mixed Use 

Redevelopment Downtown – 

Commercial (RDD-3) 

Redevelopment Downtown – 

Riverfront Mixed Use (RDD-4) 

East Riverfront Park Parks and Recreation 
(PD-G) Planned Development - 

General 

West 
Single-Family Residential 

Multi-Family Residential 
High Intensity Mixed Use Residential / Professional (RP) 
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PROJECT DESCRIPTION & BACKGROUND  
 

The applicant is proposing the construction of a new, 10-story office building in the 300 block 

of North Beach Street in the Downtown Redevelopment Area (see Attachment B for the PD 

Plan).  The new office building will accommodate the relocation of existing business 

operations from other locations in the country to Daytona Beach. The new facility and 

associated relocated jobs will: 

 Revitalize 14 acres of Downtown real estate that has been vacant since the relocation of 

Massey Motors and Lloyd Buick / Cadillac. 

 Provide $35 million in new construction and land value in connection with the new 

building. 

 Result in at least 600 new jobs locating into Downtown with average annual salaries of 

over $41,300. 

The project site is located in the 300 block of North Beach Street between Dr. Mary McLeod 

Bethune Boulevard and Mullally Street. The project site along Beach Street is currently vacant 

commercial property (site of the former auto dealerships). The applicant has purchased 

properties to the west of the former auto dealerships that contain existing single family, multi-

family and a place of worship.  

The former auto dealership site was previously approved with a Residential Planned Unit 

Development (RPUD) with two 22-story, 510 unit condominium buildings with a parking 

garage. The Beach Street Condo RPUD was later rezoned to RDD-3 (Commercial) and RP 

(Residential Professional). 

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. 

 
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; 
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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. 

 

D. Planned Development - Redevelopment (PD-RD). 

1. Purpose. The Planned Development - Redevelopment (PD-RD) District is 

established and intended to provide the planning and design flexibility needed to 

accommodate urban infill and high-intensity mixed-use development and encourage the 

use of innovative and creative design that will achieve high quality urban design and a 

high level of energy efficiency and environmental sensitivity, and otherwise contribute 

to the City's goals and objectives for its Redevelopment Areas. 

 

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 applicant has provided a public benefit letter (Attachment C) regarding the 

consistency of constructing a corporate headquarters in Downtown with the City’s 

Comprehensive Plan and the adopted Downtown / Ballough Road Redevelopment Plan. 

The City’s Comprehensive Plan encourages in Policy 1.1.12 the creation of 

revitalization strategies and development standards to support the redevelopment of 

Downtown Daytona Beach with an emphasis on urban residential, office, shopping, and 

entertainment.  

The Downtown / Ballough Road Redevelopment Plan, amended in 2010, with the intent 

to strengthen Downtown’s role as the regional center of commerce, recreation and 

culture. The strategic priority of the plan is to leverage Downtown’s riverfront setting 

and unique collection of amenities to strengthen Downtown’s position for residential, 

business and visitor development.  The plan contains policies to encourage mixed use 

and pedestrian oriented development.   

The following plan objectives and policies are applicable to this request: 

 

DOWNTOWN / BALLOUGH ROAD REDEVELOPMENT PLAN 

 

5.1 - Land Use Objective 

Annually complete at least one project that adds, mixes and clusters uses to 

create a critical mass of pedestrian-oriented experiences that are linked to each 

other in a manner that strengthens Downtown/Ballough Road's appeal as a 

business residential address and differentiated visitor destination. 
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Policy 5.1.1  Preserve Downtown/Ballough Road's unique river setting by 

implementing a balanced riverfront land use program that is 

consistent with the recommended Future Land Use plan map of 

the Redevelopment Plan 

Policy 5.1.5  Encourage mixed use projects that cluster compatible land uses 

and share infrastructure requirements. 

Policy 5.1.10  Through regulatory controls and incentives, encourage 

investment in new development and rehabilitation that by 2007 

will improve assessed property values by 3% per year, create new 

jobs by 10% a year and maintain a minimum of 85% building 

occupancy in the City's Redevelopment Areas. 

Policy 5.1.12 Implement redevelopment category rezonings as requested to 

induce and enhance developments that are consistent with 

redevelopment plans and neighborhood policies. 

 

5.4  Economic Development Objective 

Target public intervention and economic incentives to encourage private 

investment in new development and rehabilitation that will improve property 

values, promote Downtown/Ballough Road housing, retain jobs, create new 

jobs, and expand the tax base consistent with the Redevelopment Plan and the 

regional economic development strategy Utilize land use controls and incentives 

to encourage investment in new development and rehabilitation that is consistent 

with the Redevelopment Plan intent and Comprehensive Plan policies and 

procedures. 

 

Policy 5.4.3  Target aggressive public intervention to attract strategically 

important businesses (i.e. tourism, technology, research and 

development) and clusters of sizable employers. 

 

The request is consistent with the goals and objectives of adopted Downtown / Ballough 

Road Redevelopment Area Plan.  

 

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

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

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

modifications of those standards established in the PD Plan/Agreement. The applicant is 

proposing the following modifications to these standards (Attachment C):  

 Building Perimeter Landscaping: the applicant proposes to relocate the required 

building perimeter landscaping to other locations in the property. The applicant 

will not propose any reduction in the required landscaping and the overall 

landscape materials on the property will meet LDC landscape standards.   

 Tree Protection Zones: the applicant is requesting the tree protection zone during 

construction be reduced by 50%. 

 Tree Preservation: the applicant is requesting the removal of 10 historic trees, 

which requires City Commission approval.  
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 Tree Mitigation: the applicant is requesting that the tree mitigation not be 

required for trees to improved City rights-of-way or easements. The applicant 

will instead install additional landscape material above what is required by the 

LDC. 

 Wall Height: the applicant is requesting the wall surrounding the chiller plant be 

increased to 12 feet from the required 6 feet. 

 Sidewalks: the applicant requests the required pedestrian walkway width in a 

commercial area be reduced from seven feet to five feet.  

 Maximum Signage: the applicant is requesting to increase the total of 12 signs 

for the project site from the 6 signs allowed for the site.  The project will have a 

total of 8 wall signs, 2 canopy signs and 2 monument signs for both phases.   

 Wall Signs: the applicant is requesting to increase the maximum wall sign area 

of 5,728 sq. ft. per building from the 100 sq. ft. permitted. The wall sign area 

will be proportional to the size and scale of the buildings as depicted in the 

attached architectural elevations.  

 Monument Signs: the applicant is requesting to increase the maximum 

monument sign area to 128 sq. ft. from the 120 sq. ft. permitted and increase the 

monument sign height to 16 ft. from the 8 ft. permitted. The monuments signs 

will be constructed to as depicted in the attached architectural elevations.  

 Canopy Signs: the applicant is requesting to allow canopy signs with a total sign 

area of 84 sq. ft.  The canopy sign area will be proportional to the size and scale 

of the buildings as depicted in the attached architectural elevations. 

 Construction Signs: the applicant is requesting to allow construction signage that 

exceeds the total sign area of 32 sq. ft. as depicted in the attached construction 

sign drawings. 

 

iii. Addresses a demonstrated community need; 

The applicant has provided a Modifications/Benefit letter that addresses public benefits 

and addresses the standard for a demonstrated community need (Attachment C).  

 

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

and is the appropriate zoning district for the land; 

The applicant is requesting to allow the construction of a 10 story commercial office 

building. The PD Agreement will allow office use and compatible accessory uses. A 

complete list of proposed uses is detailed later in this report. The office use is a 

compatible use in the High Intensity Mixed Use land use and compatible with the 

surrounding Downtown commercial uses to the north and south of the project site. The 

PD plan includes landscape buffers to the single-family residential uses to the west of 

the project site.  

 

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. The development standards for the 

site remain the same as those required in the RDD-3 zoning district. 
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vi. Would not adversely affect the property values in the area; 

The construction of a 10 story office building will have a positive 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 City’s Technical Review Team (TRT) has reviewed the proposed development plan 

and offers no objections to the rezoning request. 

 

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 

Adverse environmental impacts are not anticipated 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 Downtown Redevelopment- Commercial (RDD-3), which is 

to accommodate a range of commercial uses, particularly large-scale mixed-use developments, 

and to achieve a high quality of design and signage; and Residential / Professional (RP), which 

is to provide for transitional uses that serve as a buffer between single-family residential 

neighborhoods and commercial uses, including single-family dwellings, duplexes and duplex 

subdivisions, townhouse subdivisions, and multifamily dwellings and complexes, as well as 

small-scale office development for business and professional services.  The application is 

consistent with and furthers the goals, objectives, and policies of the City’s Comprehensive 

Plan and the adopted Downtown / Ballough Road Redevelopment Plan. The application to 

allow, through a PD Plan, the construction of corporate headquarters (commercial office 

building) on commercial property that has been vacant for more than 10 years will accomplish a 

legitimate public purpose.  

 

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 general development plan for the subject site, as provided 

for in the LDC. This includes identification of proposed vehicle access points, potential 

development area within building setbacks, and minimum landscape buffer widths. The PD 

Plan is attached in Exhibit B.  
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Signage 

Any proposed signage will comply with the following for all phases:   

 

Sign Type Total 

Number 

Maximum  

Per Phase 

Total        Sign 

Area Per 

Phase 

Maximum 

Single Sign 

Maximum 

Height 

Wall  8 4 4,960 sf.  1,240 sf.   20 ft. 

Monument 2 n/a 256 sf. 128 sf. 16 ft. 

Canopy 2 1 168 sf. 84 sf.  3 ft.  

 

The PD Plan allows temporary signage during site preparation and construction, for any phase 

of development and will be consistent with the signage in Exhibit B.  

 

Public Right of Ways 

The PD Plan includes the vacation of Wisconsin Place, portions of First Avenue and portions of 

San Juan Avenue as part of the development of the site. An application for the street vacation 

has been submitted and is being reviewed concurrently and is expected to be approved at the 

same time as this PD agreement.   

 

Landscaping Requirements Landscaping will be consistent with Exhibit B and include the use 

of pedestrian plazas. Clustering of typical landscape requirements will be permitted along the 

building perimeter so long as the net total landscape material as required is met.    

 

Utilities The applicant is proposing to relocate the existing City utility lift station from the 

southwest corner of Mullally Street and Daytona Street to the northwest corner. The new lift 

station is an off-site utility infrastructure improvement to support the project from the PD. Once 

the new lift station is complete, the city owned property on the southwest corner will be 

transferred to the applicant.  

 

Structures The proposed buildings will be designed to be consistent Redevelopment Design 

Standards.  All structures will complement one another and convey a sense of quality and 

permanence. Some materials generally considered to be "low grade," such as exposed steel and 

polished concrete, and will be permitted for use in the construction of buildings on the property 

to the extent that they promote a contemporary, streamline, and aesthetically pleasing design 

intended to reflect architectural and style trends of the time. The architect’s rendering of the 

proposed commercial office building is consistent with Redevelopment Design Standards (see 

attachment B for building rendering). The applicant’s letter regarding the consistency with 

Redevelopment Design Standards is included with the staff report (Attachment D).  

 

2. Consistency with City Plans 

The PD zoning district designation and the PD Plan/Agreement will be consistent with the 

comprehensive plan, if adopted by the City Commission. 

 

3. Compatibility with Surrounding Areas 

Development along the perimeter of a PD district shall be compatible with adjacent existing or 

proposed development. The proposed development plan meets compatibility standards. 
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4. Development Phasing Plan 

The project proposes the following phasing:   

 

Application shall be submitted for all construction permits for the development, or for the first 

phase of a phased development, within one (1) year. The development may be phased and 

subsequent phases shall be completed within fifteen (15) years. Construction of phase one shall 

be substantially complete within five (5) years of the approval of the Site Plan.  

 

5. Conversion Schedule 

Not applicable. 

 

6. On-Site Public Facilities 

The project proposes public walkways. See Attachment B.   

 

7. Uses 

The following are the proposed uses in the PD Plan:   
 

Utility use, minor 

Business services offices 

Professional services offices 

Other office facility 

 

The following accessory uses are permitted:  

 

Restaurant without drive-in or drive-through service 

Specialty eating or drinking establishment 

Conference or training center 

Other indoor recreation center 

Parking deck or garage  

 

8. Densities/Intensities (Pedestrian Oriented Land Use) 

The PD Agreement includes references to the existing F.A.R. of 3.0 for RDD-3 and does not 

propose any modification or increases to these intensity standards. 

 

9. Dimensional Standards 

The PD Agreement includes references to the existing lot and building dimensions for RDD-3 

and does not propose any modification or increases to these dimensional standards. 

 

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.  
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Neighborhood Meeting 

The applicant has conducted two neighborhood meetings to review this project with all 

interested parties. A summary of the neighborhood meetings was submitted by the applicant for 

review (Attachment E). 

 

RECOMMENDATION 

 

Staff recommends the approval of the application to rezone 14.92± acres of land located at the 

300 block of N. Beach St. from Downtown Redevelopment–Commercial (RDD-3) and 

Residential Professional (RP) to Planned Development-Redevelopment (PD-RD) to facilitate 

development of a corporate headquarters.    

 

The item is tentatively scheduled to be heard by the Planning Board on August 23, 2018 and by 

the City Commission for first reading on September 5, 2018 and for second reading on 

September 19, 2018 (public hearing). 
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10748 Deerwood Park Blvd South 
Jacksonville, FL 32256 

O 904-256-
2500 

F 904-256-
2501 

rsandh.com 
 
 
 

 

RS&H, Inc. 
FL Cert. Nos. 5620•AAC001886•IB26000956•LCC000210 

July 23, 2018 
 
Mr. Dennis L. Mrozek 
Planning Director 
City of Daytona Beach 
301 S. Ridgewood Avenue, Room 240 
Daytona Beach, FL  32114 
  
RE:  Brown & Brown Headquarters  

Planned Development-Redevelopment 
DEV2018-094 

 
Dear Mr. Mrozek, 
 
Please find below our response for the above referenced project for a comment on section 
related to REDEVELOPMENT by Mr. Jason Jefferies for “Item 10” asking for an architect's 
statement on how the building meets Redevelopment Design Standards.  

The Brown & Brown Headquarters meets the Redevelopment Design Standards by responding to 
intent of each element. We have designed an appropriate scaled building for the large site with 
prominent frontage to Beach Street and the adjacent open space of the riverfront park and 
Halifax River. The Headquarters and future building are sited to place open parking lots, building 
service functions and a future parking structure to the rear of the building. Landscape and open 
space fronts the public streets. We have designed the headquarters building to transition from 
the adjacent blocks current less intensive development with open space to the north and south.  

The form of the building is not a monolithic box. Visual interest is incorporated into the design of 
the headquarters with a large street-facing two pieced curving glass façade sitting on a podium 
of precast and glass. The two curved glass facades divide the frontage into two parts appropriate 
scaled and establish a rhythmic pattern of glass modules along the facades. The two curved 
façades are set above a one-story building podium appropriate in scale to the street experience 
and is glassy and open to allow views to the street and out to the park and waterfront. This 
provides continuity of pedestrian movement along Beach Street.  
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The glassy façade provides significant views for all occupants on every floor with dramatic views 
of the waterfront park and Atlantic Ocean beyond. The developments architecture, signage, and 
materials are of high quality and not in conflict with adjoining structures. Building materials of 
glass and precast promote a sense of permanence, a modern style and appropriate detail. The 
rooftops at the podium and tower roof are designed to be useable outdoor space. 

The development also enhances the pedestrian experience of Beach Street using landscaping, 
terracing and curved elements. This helps to soften the street experience of the five-foot 
elevation change from the required floodplain headquarters elevation of the first floor to the 
existing Beach Street elevation.  

If you need any additional information, or have any questions, please feel free to contact me. 

Kind Regards, 

 

John Pehling, AIA, Vice President 
FL Reg. No. AR 0012695 
 
 
CC: Project File 
      U:\P\501-0539-000 Brown & Brown HQ\DOCS\D-Correspondence\D.3 Agencies & Permitting 
      Rachel Pringle - Cobb & Cole 
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