
AGENDA
PLANNING COMMISSION
CITY OF PORT ORANGE

Meeting Date: Thursday, October 27, 2016 Time: 5:30 PM
Type of Meeting: Regular Location: Council Chambers

City Hall, 1000 City Center Circle

  A. CALL TO ORDER 

     1.  Pledge of Allegiance
     2.  Silent Invocation
     3.  Roll Call

  B. DISCUSSION/ACTION 

     4.  Consideration of Minutes

    

5.  Case No. 16­90000007
VARIANCE/3658 NOVA ROAD

A request for variances from the Land Development Code (LDC) to reduce the 
Nova Road, Herbert Street, and Clara Street rights­of­way landscape buffer, 
reduce the Nova Road building setback, reduce the parking space width, and 
allow phased construction of the required site improvements. If the variances are 
approved, the property owner plans to redevelope the existing building and site to 
comply with the LDC.  

Staff Contact: Penelope Cruz (386) 506­5671/pcruz@port­orange.org

    

6.  Case No. 16­90000008
VARIANCE/WESTPORT RESERVE SUBDIVISION
South side of Town West Boulevard, between Coraci Boulevard and Tomoka 
Farms Road

A request for a variance from the Land Development Code (LDC) to allow a 
wetland buffer no less than 15 feet in width and an average width of 25 feet in lieu 
of a static 25­foot wetland buffer required by the LDC. If the variance request is 
approved, the property owner intends to subdivide the subject property into single 
family lots and provide a wetland buffer no less than 15 feet in width and an 
average width of 25 feet adjacent to the wetland areas to be preserved.

Staff Contact: Gwen Perney (386) 506­5673/gperney@port­orange.org



Planning Commission Meeting
Thursday, October 27, 2016
Page 2 of 3

    

7.  Case No. 16­50000003
REPLAT AND PLANS OF THE WESTPORT RESERVE 
SUBDIVISION/WESTPORT RESERVE PHASE 2C
South side of Town West Boulevard, west of Coraci Boulevard

A request for approval of the Replat of Tract H of the Westport Reserve 
Subdivision. If approved, the applicant intends to subdivide the +/­ 7.46 acres into 
28 single­family lots and tracts for tree preservation, stormwater retention, and 
open space and construct the required subdivision infrastructure and 
improvements.

Staff Contact: Gwen Perney (386) 506­5673/gperney@port­orange.org

    

8.  Case No. 16­20000002
SMALL­SCALE COMPREHENSIVE PLAN FUTURE LAND USE 
AMENDMENT/CRACKER CREEK PLANNED UNIT DEVELOPMENT
1815 Taylor Road

A request to amend the Comprehensive Plan Future Land Use (FLU) Map to 
change the FLU designation of +/­ 7.5 acres from Public/Institutional to 
Office/Residential Transition 

Staff Contact: Penelope Cruz (386) 506­5671/pcruz@port­orange.org

    

9.  Case No. 16­40000005
FIRST AMENDMENT TO THE CRACKER CREEK PLANNED UNIT 
DEVELOPMENT MASTER DEVELOPMENT AGREEMENT AND CONCEPTUAL 
DEVELOPMENT PLAN
1815 Taylor Road

A request to amend the Cracker Creek Planned Unit Development (PUD) Master 
Development Agreement (MDA) and Conceptual Development Plan (CDP) to 
establish development requiremnts for an Assisted Living Facility (ALF) and 
Memory Care Facility.

Staff Contact: Penelope Cruz (386) 506­5671/pcruz@port­orange.org

  C. OTHER BUSINESS 

     10. Development Activity Report
     11. Commissioner Comments
     12. Staff Comments

  D. PUBLIC COMMENTS 

  E. ADJOURNMENT 
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ANY PERSON WHO DECIDES TO APPEAL ANY DECISION MADE BY THE PLANNING COMMISSION WILL NEED A 
RECORD OF THE PROCEEDINGS, AND FOR SUCH PURPOSE HE OR SHE MAY NEED TO ENSURE AT HIS OR HER 
OWN  EXPENSE  FOR  THE  TAKING  AND  PREPARATION  OF  A  VERBATIM  RECORD  OF  ALL  TESTIMONY  AND 
EVIDENCE OF THE PROCEEDINGS UPON WHICH THE APPEAL  IS TO BE BASED. NOTE:   IF YOU ARE A PERSON 
WITH A DISABILITY WHO NEEDS ANY ACCOMMODATION IN ORDER TO PARTICIPATE IN THIS PROCEEDING, YOU 
ARE ENTITLED,  AT NO COST TO YOU,  TO THE PROVISION OF CERTAIN ASSISTANCE.   PLEASE CONTACT THE 
CITY  CLERK  FOR  THE  CITY  OF  PORT  ORANGE,  1000  CITY  CENTER  CIRCLE,  PORT  ORANGE,  FLORIDA  32129, 
TELEPHONE NUMBER 386­506­5563, WITHIN 2 WORKING DAYS OF YOUR RECEIPT OF THIS NOTICE OR 5 DAYS 
PRIOR TO THE MEETING DATE; IF YOU ARE HEARING OR VOICE IMPAIRED, CONTACT THE RELAY OPERATOR AT 
1­800­955­8771. 



PLANNING COMMISSION MEETING MINUTES  
CITY OF PORT ORANGE  

1000 CITY CENTER CIRCLE  
COUNCIL CHAMBERS  
SEPTEMBER 22, 2016 

  
THE REGULAR MEETING OF THE PLANNING COMMISSION of the City of Port 
Orange was called to order by Commissioner John Junco at 5:30 p.m.  

  
Pledge of Allegiance  

  
Silent Prayer  

  
ROLL CALL:             Present:              Lance Green 
        John Junco  

      Newton White   
     Mike Arminio 

Frank Crooks 
       Thomas Jordan 

Maria Mills-Benat  
 

Also Present:           Matthew Jones, Deputy City Attorney 
Kelly McQuillen, Assistant City Clerk  

 

DISCUSSION/ACTION  

 

     4.  Consideration of Minutes 

 

Motion to approve the minutes of August 

25, 2016 as presented was made by 

Commissioner Arminio, and Seconded 

by Commissioner Jordan. Motion carried 

unanimously by roll call vote. 

 

     5.  Case No. 16-90000005 - SUBDIVISION VARIANCE/870 TAYLOR ROAD 

 

A request for a subdivision variance from Chapter 5, Section 2(b)(3)(a) of the Land 

Development Code (LDC), to waive the requirement for the submittal of a plat and 

development plan to subdivide a 7.88-acre parcel into two lots. If the subdivision 

variance request is approved, the applicant is proposing to apply for a minor subdivision 

to create two lots on a 7.88-acre parcel of land. 

 

Staff Contact:  Tim Burman (386) 506-5675/tburman@port-orange.org 
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Tim Burman, Planner, provided details of the application and answered questions of 

Commissioners.  Applicant, Joe Hopkins, Civil Engineer Performance Group, spoke to 

Commissioners and answered questions. 

 

Sammy Sheehan, resident, asked about a buffer between the two lots. He stated 

concerns about possible fire hazards and wildlife.   

 

James West, representing the neighbors across the street located at 870 Taylor Road, 

stated concerns about competition as they are also kennel owners. 

 

Discussion ensued about fire hazard.  Mr. Burman explained that there was a 

discussion with the Fire Department and was assured that there is no concern about 

being able to access the area. 

 

Motion to recommend approval of Case 

No. 16-90000005 to the City Council 

was made by Commissioner Arminio, 

and Seconded by Commissioner White. 

Motion carried unanimously by roll call 

vote with Commissioner Green voting 

no. 

 

     6.  Case No. 16-90000006 - VARIANCE/420 BAYWOOD CIRCLE 

 

A request for a variance from Chapter 17, Section 27 of the Land Development Code 

(LDC) to allow a 50-foot rear building setback in lieu of the required 82-foot rear building 

setback required by the LDC. If the variance is approved, the property owners are 

proposing to construct a detached garage on the subject property. 

 

Staff Contact:  Tim Burman (386) 506-5675/tburman@port-orange.org 

 

Tim Burman, Planner, provided details of the application and answered questions of 

Commissioners.   

 

Applicants, Ronald and Roseanne Rossi of 420 Baywood Circle, provided details and 

answered questions of Commissioners. 

 

Motion to recommend approval of Case 

No. 16-90000006 to the City Council 

was made by Commissioner Arminio, 

and Seconded by Commissioner 
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Jordan. Motion carried unanimously by 

roll call vote. 

 

     7.  Case No. 16-25000004 - MORATORIUM/TATTOO PARLORS  

 

A 9-month moratorium on the issuance of development orders, building permits, zoning 

verification letters, and zoning approvals for business tax receipts for the operation of 

tattoo parlors within the City of Port Orange.  

 

Staff Contact: Tim Burman (386) 506-5675/tburman@port-orange.org 

 

Mr. Burman provided details of the application and answered questions of 

Commissioners. 

 

Citizen, Jack Goldey of 736 Pringle Road, asked if the code can updated and asked 

why there needs to be a moratorium.  Chairman Junco stated that they are trying to 

collect data studies to unify new regulations since tattoo parlors are becoming more 

popular. 

 

Motion to recommend approval of Case 

No. 16-25000004 to the City Council 

was made by Commissioner White and 

Seconded by Commissioner Mills-

Benat.  Motion carried unanimously by 

roll call vote. 

 

 OTHER BUSINESS  

 

     8.  Development Activity Report 

 

Commissioners asked Staff questions relating to ongoing projects. Mr. Burman 

answered their questions. 

 

  9.  Commissioner Comments – Matthew Jones, Assistant City Attorney, read 
Form 8B-EFF, Memorandum of Voting Conflict for County, Municipal, and Other Local 
Public Officers regarding a prior voting conflict between Commissioner Green and Paytas 
Homes. 
 

  10. Staff Comments - Wayne Clark, Community Development Director, stated that 

his staff is undermanned due to recent vacant positions.  He explained that they are 

trying to handle the workload as it has increased.   
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PUBLIC COMMENTS  

 

Citizen, Jack Goldey of 736 Pringle Road, stated he would like the Planning Commission 
to consider ethics in exploiting land to develop it.  He explained that there is a barrier ridge 
that protects people from hurricanes. 
 
ADJOURNMENT:  6:56 p.m. 
 
 
               
               

              
        

         Chairman John Junco 
 
 



STAFF REPORT 
Variances/ Chapter 6, Section 3(a) and Section 7(f); 
Chapter 12, Section 6; Chapter 13, Section 3; and 
Chapter 17, Section 27 of the Land Development 
Code (LDC) 
CASE NO. 16-90000007 

      
 
REQUEST:  Variances from the LDC to reduce the parking space width, 

landscape buffer width, front building setback, and allow for 
phased construction for a property in the Highway 
Commercial zoning district. 

 

LOCATION: 3658 Nova Road (Figure 1) 
 

OWNER: Mialki Brothers, LLC 
  

APPLICANT: Harry Newkirk, Newkirk Engineering Inc. 
  

STAFF RECOMMENDATION:  Approval 
 

STAFF CONTACT:  Penelope Cruz, Principal Planner (386) 506-5671 
 

PLANNING COMMISSION DATE:  October 27, 2016 
   

 
PROPERTY OVERVIEW  
The subject property is ±1.43 acres 
and is located on the northwest 
corner of Herbert Street and Nova 
Road. The site is developed as 
Giuseppe’s, a ±4,470 square-foot 
restaurant (Figure 2) and was 
previously a truck stop.  
 
DISCUSSION 
The property owner is proposing to 
redevelop the site with a ±7,132 
square-foot restaurant along with 
associated site improvements.  
 

The Land Development Code (LDC) 
requires a site to be brought up to 
current code standards when it is 
redeveloped. The site upgrades 
include, but are not be limited to, 
stormwater retention, landscaping 
and buffers, irrigation, signage and 
architectural design. Staff has 
worked with the property owner on 
identifying the necessary site 
upgrades and minimizing the variances being requested. 

Figure 1: Location Map 

 

Figure 2: Existing Building 
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Redevelopment of this infill property would be an improvement for this site, as well as add 
to the improvement of the overall Herbert Street/Nova Road intersection area with a 
building that will meet current architectural codes, improved landscape buffering, and 
controlled access points for traffic management. However, to support redevelopment on 
infill sites variances or flexibility in development regulations are typically necessary for 
sites with restrictions to redevelop. A redeveloped structure with associated site 
improvements will add to the number of redevelopment projects that have lately been 
proposed at this intersection and will enhance the aesthetics and vitality of the area. 
 
Figure 3: Proposed Architectural Elevations 

 
 

 
 
According to the proposed site plan, the redevelopment of the site requires five (5) 
variances. The variances being requested are listed below: 

1. Reduce the required width for the parking spaces from 10’ to 9’ [Ch. 12, Sec. 6 of 
the LDC]. 

2. Reduce the roadway landscape buffer for Herbert Street and Clara Street from 10’ 
to 5’ [Ch. 13, Sec. 3 of the LDC];  

3. Reduce the roadway landscape buffer for Nova Road from 20’ to 2.5’ along 
building and 1’ along the covered dining area [Ch. 13, Sec. 3 of the LDC]; 

4. Reduce the building setback along Nova Road from 20’ to 2.5’ [Ch. 17, Sec. 27 of 
the LDC]; and 

5. Allow phased construction of the site and a Certificate of Completion to be issued 
before all of the required site improvements are inspected and accepted by the 
City [Chapter 6, Section 3(a) and Section 7(f) of the LDC]. 

 
Parking Space Width 
The LDC requires the width of a parking space be a minimum of 10’. The parking space 
width is proposed to be 9’. The reduced width is requested to help provide the required 
number of parking spaces for the proposed use. The proposed 9’ width is consistent with 
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the other cities in the area and with many of the Master Development Agreements 
approved by the City for commercial developments within Port Orange (Pavilion, Altamira, 
Riverwalk Riverboat and Marina, and Port Orange Gateway). 
 

 Parking Space Width Requirement for 
Standard Parking Spaces 

Proposed in Variance 9’ 

Port Orange 10’ 

New Smyrna Beach 10’ 

Daytona Beach 9’ 

Ormond Beach 9’ 

Deland 9’ 

South Daytona 9’ 

Daytona Beach Shores 9’ 

 
Landscape Buffers 
The LDC requires a 20’ wide landscape buffer along Nova Road and a 10’ wide landscape 
buffer along Herbert Street, Clara Street, and Gordon Street. The intent of the landscape 
buffer requirements is to ensure quality landscape design, minimize the impact of 
adjoining differing land uses, and maintain and enhance an attractive environment within 
the city. The applicant is proposing to install a 20’ wide buffer except for the ±131’ lineal 
feet where the existing building created an area where the width is limited to 2.5’ and the 
±46’-lineal feet where the outdoor dining area creates an area where the width is limited 
to 1-foot within the property boundary. The landscape buffer along Herbert Street and 
Clara Street is proposed to be 5’ in lieu of the required 10’ landscape buffer. Currently, 
there is no landscaping along Nova Road and Gordon Street, one understory tree along 
Herbert Street, and eight existing trees 
along Clara Street. According to the 
applicant, the landscape material for the full 
buffer widths will still be planted within the 
proposed buffers. Although none of the 
proposed buffers meet code requirements, 
the proposed landscape buffers will be an 
improvement to existing conditions. 
 
Figure 5: Draft Landscape Plan 
 

 

5’ buffer 

10’ buffer 20’ buffer 

10’ buffer 

1’ buffer 

Figure 4: Existing Conditions – No Landscaping 
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Building Setback 
The existing building was constructed in 1959. After the taking of right-of-way by the State 
in 1996 for the widening of Nova Road, the building became a non-conforming structure 
that encroaches into the required 20’ front building setback of the Highway Commercial 
(HC) zoning district. The building is in generally good condition, but is situated 2.5’ from 
the front property line. The requested variances are specific to the location of the existing 
building. In order to redevelop the site and comply with all of the requirements of the LDC, 
the existing building would need to be demolished. 
 

Figure 5: Existing Building Footprint         Proposed Building Footprint 

 
 

Phased Construction 
If the variance request is approved, the applicant/owner, will adhere to the phasing plan 
which will govern the timing and sequence of the site improvements while the existing 
restaurant is remodeled (Exhibit A). According to the applicant, the first phase will include 
the new kitchen, the new dumpster enclosure, and completion of site work in the southern 
portion of the site, including the employee parking and landscaping in this area. The 
second phase will include the central portion of the site which will be under construction 
with the building remodeling that includes the new entrance and parking and landscaping 
in this area. The third phase will include the completion of the remaining building 
remodeling and site improvements from the main access driveway on Nova Road to the 
north property line, including all the landscaping for this phase and the removal of old 
driveway cuts. The phasing plan provides for eighteen (18) months from the issuance of 
the Approved for Construction Plans for completion of all improvements. 
 

Figure 6: Phased Construction 

 
 

Phased construction of the site and building is requested because the owner has stated 
that existing restaurant needs to remain open during construction. Allowing for a 
Certificate of Completion to be issued as each phase is completed and before all of the 
required site improvements are inspected and accepted by the City would allow for a 

Nova Road Nova Road 
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transition into the new and remodeled portions of the building while the remainder of the 
building is remodeled. 
 
REVIEW OF VARIANCE CRITERIA  
Chapter 19, Section 1, of the LDC, lists the review criteria that are used to determine 
whether the variances requested should be granted.  These criteria, accompanied by 
staff’s comments, are listed below.  
 

a)  Special conditions and circumstances exist which are peculiar to the land, structure 
or building involved, and which are not applicable to other lands, structure or 
buildings in the same zoning district.  

 
The existing building was constructed in 1959. After the taking of over 70 feet of 
additional right-of-way by the State in 1996 for the widening of Nova Road, the 
building became a non-conforming structure that encroaches into the front building 
setback. 
 
The subject property is the only through lot in the Highway Commercial zoning 
district, bound on all four sides by a roadway. A property boundary adjacent to a 
roadway requires a larger landscape buffer than if the property boundary was 
adjacent to another commercial property.  

 
b) The special conditions and circumstances are not result of actions of the property 

owner. 
 

The special conditions and circumstances are not result of actions of the property 
owner, who purchased the property in 1997. The existing building was constructed 
in 1959 and met the 20-foot building setback at that time. After the taking of 
additional right-of-way by the State in 1996 for the widening of Nova Road, the 
building became a non-conforming structure that encroaches 17.5 – 18.5 feet into 
the front building setback.  
 
The applicant stated that the requested 5’ landscape buffer reduction along 
Herbert Street is due to the additional land that is required by the LDC for the 
ultimate Herbert Street right-of-way for future intersection improvements. In 
addition, the subject property is the only through lot in the Highway Commercial 
zoning district, bound on all four sides by a roadway.  

 
c) Literal interpretation and enforcement of the land development code regulation 

would deprive the property owner of rights commonly enjoyed by other properties 
in the same zoning district under terms of the development code, and would work 
unnecessary and undue hardship on the property owner. 

 

Literal interpretation of the LDC would not deprive the property owner of rights 
commonly enjoyed by other properties within the same zoning district.  As part of 
the development approval process, all properties are required to be brought into 
compliance with the current development requirements of the LDC when there is 
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a change in use, when a property is vacant for six months or more, or when it is 
redeveloped.  
 
The intent of the landscape buffer requirements is to ensure quality landscape 
design, minimize the impact of adjoining differing land uses, and to maintain and 
enhance an attractive environment within the city. The proposed landscape buffers 
create a separation between adjacent uses, enhance the proposed site design, 
and represent an improvement to the appearance of this part of the City. 
 
The setback of the existing building is a result of the Nova Road widening in 1996. 
The requested 5’ landscape buffer reduction along Herbert Street is due to the 
additional land that is required by the LDC for the ultimate Herbert Street right-of-
way along for future intersection improvements. The proposed building expansion 
and redevelopment would create a safer customer environment with the main 
entrance on the east side of the building rather than on the Nova Road side. 
 
According to the Owner, the phased construction is required in order to minimize 
the time that the existing restaurant is closed. Allowing for a Certificate of 
Completion to be issued before all of the required site improvements are inspected 
and accepted by the City would allow for a transition into the new and remodeled 
portions of the building while the remainder of the building is rememodeled. This 
type of phasing has previously been approved and implemented for businesses 
such as Ravenwood Veterinary Clinic, The Fraternal Order of the Eagles Lodge, 
Hawthorne Groves Apartments, and Whitepalm Apartments.  

 
d) The variances, if granted, are the minimum variances necessary to make possible 

the reasonable use of the land, building or structure. 
 
The site could be redeveloped to comply with the requirements of the LDC; 
however, this would require demolition of large portions the existing building, 
closure of the existing business while the site and building are redeveloped, and 
changes to the proposed site design.   
 
Staff has worked with the owner on the proposed site plan to reduce the overall 
number variances needed and to minimize the variances being requested.  

 
e) Granting of the variances requested will not confer on the property owner any 

special privilege that is denied by the development code to other lands, buildings 
or structures in the same zoning district. 
 

All properties developed or redeveloped within the City are required to meet the 
development requirements of the LDC or secure variances from said requirements.  

 

f) The granting of the variances will be in harmony with the general intent and 
purpose of this code, and will not be injurious to the surrounding properties or 
detrimental to the public welfare. 
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The LDC is generally focused on regulating new “green field” development rather 
than infill redevelopment. Typically infill redevelopment projects require flexibility 
or variances in development regulations to allow underutilized properties to 
redevelop. 
 
The owner is proposing to redevelop the subject property while minimizing the time 
that the existing restaurant is closed. The landscape material for the full buffer 
widths will still be planted within the proposed buffers and the proposed landscape 
buffers will be an improvement to existing conditions. A 9’ parking space width is 
common in this region.  The setback of the existing building is a result of the Nova 
Road widening in 1996 and the proposed building expansion and remodeling 
would create a safer customer environment with the main entrance on the east 
side of the building rather than on the Nova Road side. 
 
Although the proposed project does not bring the site into full compliance with the 
current code, the proposed redevelopment will improve the existing conditions. 
The variances, if granted, would enable the property to be redeveloped in a 
manner that would enhance the appearance of the site. 
 

g) The variance represents a reasonable disposition of a claim brought under the Bert 
J. Harris Private Property Rights Protection Act, chapter 95-181, Laws of Florida, 
that a development order of the city has unreasonably burdened the applicant’s 
property, based upon the recommendations of the special master appointed in 
accordance with the act, or the order of a court as described in the act. 
 

The variance requested is not based upon a claim brought under the Bert J. Harris 
Private Property Rights Protection Act. 

 

RECOMMENDATION 
Based on the findings of this report, staff recommends approval of the variances 
requested with the condition that the same level of architectural treatment must be 
provided as depicted in the proposed renderings submitted for staff review with the 
variance application. 
 

ATTACHMENTS 
Exhibit A -   Phasing Plan 

 



CONDITIONS OF VARIANCE APPROVAL FOR PHASING OF IMPRIVEMENTS 

Giuseppe’s Steel City Pizza 
3658 Nova Road, Port Orange, FL 32129 

 

 
PURPOSE. These conditions are intended to establish the proper sequence and 
completion dates of Phases I, II, and III and the requirements for occupancy of the 
business establishment prior to the final completion of all planned improvements on the 
Subject Property. 
 
As illustrated on the proposed site plan, the developer proposes to expand and remodel 
the existing restaurant and redevelop the subject property with associated site 
improvements. Upon completion of improvements in each Phase described below, the 
Developer shall obtain a Certificate of Completion to use the remodeled area of the 
building. 
 
1.  DESCRIPTION OF PHASES; 
 

A. Phase I. The Developer shall complete the site and building 
improvements as generally depicted on Exhibit “A” including, but not limited to, 
the new kitchen including exterior architectural improvements, the new dumpster 
enclosure, and completion of site work in the southern portion of the site, 
including the employee parking and landscaping in this area. 

 
B. Phase II. The central portion of the site will be under construction with the 
building remodeling as generally depicted on Exhibit “A” including, but not limited 
to, the new entrance and remodeling of the existing building area including 
exterior architectural improvements, and parking and landscaping in this area.  

 
C. Phase III. Completion of the remaining building remodeling including all 
exterior architectural improvements and site improvements as generally depicted 
on Exhibit “A” including, but not limited to, the site improvements from the main 
access driveway on Nova Road to the north property line, including all the 
landscaping for this phase and the removal of old driveway cuts. 

 
D. Prior to the issuance of a Certificate of Completion to allow for the use of 
the remodeled building during Phase III, the Developer shall request a Final Site 
Inspection upon completion of all site improvements. At the end of each Phase 
the Developer shall submit a punch list and certified cost estimate for the 
remaining site improvements. 

 
E. Developer shall submit a financial guarantee in the amount of 110% of the 
approved cost estimate for the completion of the Phase III improvements to the 
City of Port Orange, Florida in the form of a standby irrevocable letter of credit. 
The letter of credit shall be issued by a financial institution acceptable to the City. 
The term of the letter of credit shall be for such period of time as is determined to 
be reasonable for the completion of the Phase III improvements but shall be not 
less than ninety (90) days. The Developer agrees to a maximum time for 

Exhibit A



completion of Phase III of eighteen (18) months from the issuance of the 
Approved for Construction Plans. 

 
G. The Developer shall attempt to complete each Phase within four to six 
months. 

 
2.  PHASE COMPLETION OF THE DEVELOPMENT PLAN 
  
 A. Plan Approval. At the time the project is to commence, a set of 

engineered plans will have been prepared and submitted for review/approval by 
the City staff for each phase submitted. The set of plans (showing each of the 
phases) shall be reviewed by the City Staff to ensure compliance with the 
elements of these conditions and to ensure compliance with the Land 
Development Code and other applicable codes. The City shall review all 
engineered plans in accordance with the processes and turn-around times 
spoken to in the LDC. Each Phase may be occupied pursuant to satisfactorily 
passing its respective final inspections/re-inspections. 

 
B. Responsibility and Expense. The Developer shall undertake the 
construction and maintenance of all improvements required by the approved site 
plan and these conditions at the Developer’s sole cost and expense. 

 
C. Conceptual Nature of Exhibits. At the time of this Variance, the 
engineered site plans have not been approved and stamped as “Approved for 
Construction.” City and Developer agree that the improvements depicted by site 
plans when stamped and approved for construction on file with the City, and the 
attachments to these conditions, all being made a part hereof by reference, may 
require modification in order to comply with the applicable codes and regulations 
governing the phased improvements. Minor modifications not in conflict with 
these conditions may be approved by the City Administrative Official. The City 
Administrative Official’s approval shall be required in writing. 

 
 
3.  DEFAULT 
  
 A. Notice of Default. The Developer agrees that in the event improvements 

are not completed as outlined herein or by amendments hereto, the City shall 
issue a notice of default to the record title owner and the developer of record on 
this project. 

 
B. Failure to Resolve Default. In the event the parties fail to reach an 
amicable resolution of the default condition within 30 days after the expiration of 
time allowed within which an amendment may be requested, the City Manager 
shall have the right to refer this matter to a code inspector for analysis and 
prosecution before the code enforcement board. The Developer agrees to and 
does hereby waive any claim that the City is estopped from making now or 
hereafter or to which it may not otherwise be entitled with respect to the 
enforcement of the City of Port Orange Land Development Code effective as of 
the date of the Variance. 
 

Exhibit A



 
C. Code Enforcement Action. In the event the Subject Property is not brought 
into compliance, the code enforcement board shall have jurisdiction to enforce 
the provisions of Code of Ordinances Section 14-313, and other municipal 
ordinances for which the code inspector deems a violation exists on the Subject 
Property. 

 
4. OCCUPANCY.  The Developer shall have the obligation to obtain necessary 
Certificates of Occupancy upon completion of all major work (consistent with these 
conditions) that requires permit review/approval, and the right to seek satisfactory 
resolution of all deficiencies as noted by the inspections. 
 
5. CONFLICTS. In the event of a conflict between the terms and provisions of the 
exhibits and the textual provisions of these conditions, the textual provisions of these 
conditions shall control. In the event of a conflict between the terms and provisions of 
these conditions and the City’s ordinances, the requirements of those conditions shall 
control. If the conditions fail to address a particular subject or requirements, the 
applicable City ordinances in effect at the time which these conditions were adopted 
shall control. 
 
6. WAIVER. The Owner, Developer, and their respective officers, employees, heirs, 
successors and assigns, hereby waive, release and forever discharge the City and the 
City’s officers, employees and agents from all actions or causes of action, or other 
suits, in law or in equity, whether now known or later discovered, which an Owner and 
Developer may have against the City in connection with or resulting from actions taken 
or omissions made by the City in connection with these conditions, or the City’s power 
to enforce or failure to enforce these conditions or any failure by the City to act under 
these conditions. 
 
7. INDEMNIFICATION/HOLD HARMLESS. The Developer covenants and agrees 
to defend, indemnify and hold harmless the City, its officers, employees and agents, 
from and against third party claims, damages, losses and expenses, including 
reasonable attorneys’ fees and costs, arising out of, resulting from, or in any way 
connected with the condition of the Subject Property, the City’s issuance of or failure to 
issue any development permits, the exercise of the City’s power to enforce these 
conditions to the Subject Property. 
 
8. MISCELLANEOUS TERMS 
  
 A. Interpretation. In the even the Developer is aggrieved by any decision of 

any City Official interpreting the terms of these conditions, the Developer may 
appeal the decision directly to the City Council. The appeal shall be filed in 
writing with the City Manager. Upon receipt of such appeal the City Manager 
shall place the appeal on the next available City Council agenda established by 
his office after the notice of appeal is received. 

  
 B. Time Limits. If for any unforeseen circumstances a given phase is not 

completed within the time limits indicated herein, then such failure shall 
constitute a default by the Developer. 
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STAFF REPORT 
REPLAT OF TRACT H OF THE WESTPORT RESERVE 

SUBDIVISION & SUBDIVISION PLANS (PHASE 2C) 
CASE NO.  16-50000003 
 

 

 

REQUEST: Approval of the Replat of Tract H of the Westport Reserve 
Subdivision and Subdivision Plans for Phase 2C 

 

LOCATION: South of Town West Boulevard west of Royal Palm PUD 
Subdivision and east of Tomoka Farms Road (Figure 1) 

 

OWNER: Edge Cove LLC 
 

APPLICANT: Jonathan Claber, Edge Cove LLC 
 

STAFF RECOMMENDATION:  Approval 
 

STAFF CONTACT:  Gwen Perney (386) 506-5673 
 

PLANNING COMMISSION DATE: October 27, 2016  
   

 

DISCUSSION: 
The applicant requests approval of the Westport Reserve Subdivision Replat of Tract H. 
If approved, the applicant intends to replat the 7.46-acre Tract H of the Westport 
Reserve Subdivision into a 28 lot single-family subdivision and tracts for tree 
preservation, stormwater retention, and open space. The subject property is located 
south of Town West Boulevard, between the Royal Palm PUD subdivision and Tomoka 
Farms Road.  
 
         Figure 1. Location Map for Westport Reserve Subdivision Replat - Phase 2C  
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The subject property is zoned “PC-A” (Planned Community Agriculture) Neighborhood 
District and has a Future Land Use designation of Planned Community No. 1. The PC-
A Neighborhood zoning district is intended to accommodate a variety of standard 
suburban housing types at varying densities. Single-family, two-family, and multi-family 
housing are all permitted uses in this zoning district. 
 

Based on the approved densities in the Neighborhood District, the maximum number of 
dwelling units that could be constructed is 3,148. If Phase 2C is approved, 100 acres in 
the Neighborhood District would remain vacant (Westport Reserve Phase 3 and 4); 
however, conceptual subdivision plans prepared by the property owner indicate the 
remaining land will be developed with +/- 199 single-family homes. As a result, when 
the Neighborhood District area is fully built out, it will have less than half of the 
maximum number of dwelling units it was planned for in the early 2000s (see Table 1 
on Page 2). 
 

Table 1. Neighborhood District Allowed & Developed Densities 

Subdivisions in 
Neighborhood 

District Year 

Number of 
Approved or 

Proposed 
Dwelling 

Units 
Development 

Size (acres) 

Developed 
Density 

DU/Acre 

Max 
Density 
per Acre 

Max 
Number of 
Dwelling 

Units 
Allowed 

Coquina Cove Ph 1 2005 332 85 3.91 4 340 

 Port Orange 
Plantation Ph 1 

2004 90 33.4 2.69 8 267 

Port Orange 
Plantation Ph 2 

2005 104 28.3 3.67 8 226 

Port Orange 
Plantation Ph 3 

2006 53 17.5 3.03 4 70 

Port Orange 
Plantation Ph 4-
Village C 

2014 49 15.7 3.12 16 251 

Hawks Preserve Ph 1 
& 2 

2016 189 81 2.33 16 1,296 

Westport Reserve 
Subdivision (Ph 2A, 
2B, 2C, and 3*) 

2016 573 148.7 3.85 4 594 

Westport Reserve 
Subdivision (Ph 4)** 

N/A 78 25.7 N/A 4 102 

Total N/A 1,468 435.3 3.37 N/A 3,148 

* 452 dwelling units are in Phase 2A, 2B, and 2C. Phase 3 is under design but conceptual plans estimate 

an addition 121 single-family units. Phase 3 will require submittal of a development application and 
review by the Planning Commission and City Council.  

**Phase 4 of Westport Reserve Subdivision is under design but conceptual plans estimate 78 single-

family units. Phase 4 will require submittal of a development application and review by the Planning 
Commission and City Council.  

 

The replat and subdivision plans have been designed according to the requirements of 
the City’s Land Development Code (LDC) and the dimensional standards outlined in the 
PC-A neighborhood-zoning district of the LDC.  
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The following subdivision improvements will be constructed before or simultaneously 
with the development of the first lot: 
 

 Access onto Town West Blvd. and stub-out for future connection to adjacent tracts; 
 Water, sewer, and reclaimed water infrastructure; 
 Public local streets (Santa Rosa Court and Estero Loop) within the subdivision; 
 Stormwater drainage infrastructure; 
 Sidewalks and streetlights along Santa Rosa Court and Estero Loop; and 
 20’ landscape buffer with 3’ tall berm and decorative split-rail fence along Town 

West Blvd. 

 

CONCURRENCY REVIEW: 
Public facilities and services, such as roads, public infrastructure, schools, and 
recreational facilities are currently available to serve the proposed 28 residential lots. 
Any future phases will be separately evaluated for concurrency at the time of 
subdivision review. The following discussion summarizes the impacts the proposed 
development will have on the public facilities and services. 

 
Water, Sewer, Reclaimed Water: 
The proposed phase will be served by potable water, sanitary sewer, and reclaimed 
water. All lots will be provided with stub-outs for utilities, and the developer will construct 
potable water, sanitary sewer, and reclaimed water lines in accordance with the utility 
plan for this project. 
 
Staff from the Public Utilities Department have worked with the applicant to master 
design the utilities for this area to ensure that adequate capacity will exist and that 
correct connections will be provided for future development of the project to the west of 
this phase. 
 
Stormwater Drainage: 
The City’s adopted level-of-service standard for stormwater drainage requires that all 
new retention/detention facilities be able to treat and convey the runoff from the 25-
year, 24-hour storm event without causing flooding or pollution of receiving 
waterbodies. In addition, there must be no net loss of stormwater retention function as a 
result of development; therefore, the subdivision property must have the same ability to 
store and discharge water after development as it does before development occurs. 
 
Recreation and Open Space: 
According to the City’s 2015 Concurrency Management Report, the City is not deficient 
in any of the recreational facilities categories and there are sufficient facilities to support 
the additional population from this subdivision phase. 
 
School Capacity: 
The Volusia County School District determined that the adopted level of service will be 
met and capacity exists in the schools for the estimated students to be generated by 
the proposed subdivision. 
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Transportation: 
A slight increase in the number of vehicular trips on Town West Boulevard will result 
with the proposed development of this property. Based on the ITE Trip Generation 
Manual, 9th Edition, the proposed development could generate an additional 28 p.m. 
peak hour trips and an additional 267 daily trips. According to the latest traffic counts for 
Town West Boulevard, there is roadway capacity for the traffic that could be generated 
by the proposed development of the subject property (Table 1. – Page 4).  
 
Table 1. Town West Blvd. Capacity 

Roadway Segment Adopted 
Level-of-
Service 

Maximum 
Capacity 

Vehicles 
per Day 

Remaining 
Capacity 

V/C Ratio 

Town West Blvd. (Tomoka 
Farms Rd. to Coraci Blvd.) 

E 17,900 2,742 15,158 0.15 

Town West Blvd. (Coraci 
Blvd. to Williamson Blvd.) 

E 17,900 5,985 11,915 0.33 

* City of Port Orange Public Works – April 2016 
**  Volume/Capacity (V/C) Ratio – Volume-Demand-to-Capacity Ratio compares roadway demand (vehicle volumes) with 

roadway supply (carrying capacity). A V/C ratio of 1.00 indicates the roadway is operating at its capacity. 
 

The subject property is located in the 1,200-acre master planned area called Planned 
Community-Agricultural (PC-A).  In 2001/2002, the City established specific maximum 
unit per acre densities for the PC-A for areas designated for residential uses and 
intensities (square-footage) for areas designated for non-residential uses. Roadway 
network improvements (collector roads, intersection improvements, turn lanes, sufficient 
right-of-way etc.) to support the planned development were also established.  
 
The proposed subdivision phase is located within the Neighborhood District of the PC-
A, which consists of residential uses with maximum densities from 4 units per acre to 16 
units per acre.  As the Neighborhood District has developed over the past ten years, the 
required roadway improvements (Coraci Blvd, McGinnis Blvd, Town West Blvd., Town 
West/Williamson intersection, and turn lanes) to support the planned residential density 
have been built but the residential density developed or planned is less than originally 
planned in 2001/2002.  
 
Based on the approved densities in the Neighborhood District, the maximum number of 
dwelling units that could be constructed is 3,148. If Phase 2C is approved, 100 acres in 
the Neighborhood District would remain vacant (Westport Reserve Phase 3 and 4); 
however, conceptual subdivision plans prepared by the property owner indicate the 
remaining land will be developed with +/- 199 single-family homes. As a result, when 
the Neighborhood District area is fully built out, it will have less than half of the 
maximum number of dwelling units it was planned for in the early 2000s (see Table 1 
on Page 2). 
 
Consistency with the Comprehensive Plan: 
The subject property has a FLU designation of Planned Community No. 1 on the City’s 
Future Land Use Map. According to the Comprehensive Plan, the maximum gross 
residential density for the 148.7-acre overall PC-A area is four units/acre. With the 
addition of 28 single-family lots along with the 360 approved multi-family units and 64 
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approved single-family lots, the overall density for the 148.7-acre area is currently 3.04 
units per acre. The development of the proposed single-family home subdivision is 
consistent with the intent of the FLU designation and permitted uses in the PC-A 
Neighborhood zoning district. 

 

RECOMMENDATION: 
Staff recommends approval of the Replat of Tract H of the Westport Reserve 
Subdivision and Subdivision Plans for Phase 2C, subject to the following: 
1. Approval of the variance to allow the width of the wetland buffer be an average 

of 25’ with a minimum width of 15’. If the variance is not approved the subdivision 
replat and plans will need to be revised prior to City Council to show a static 25’ 
wetland buffer; and  

2. Addressing labeling and formatting comments on the subdivision replat prior to 
City Council.  

 

ATTACHMENT: 
1. Subdivision Plans for Phase 2C  
2. Replat of Tract H of the Westport Reserve Subdivision 































































































   
 
 
 
 
 
 

 

REQUEST:  Change the Comprehensive Plan Future Land Use 
(FLU) designation for ±7.5 acres from 
Public/Institutional to Office/Residential Transition.  

 

LOCATION: 1815 Taylor Rd. (Figure 1 - Location Map) 
 

APPLICANT: Antares of Port Orange, LLC 
 

OWNER: Robert and Jill Williams 
  

STAFF RECOMMENDATION:    Approval 
 

STAFF CONTACT:   Penelope Cruz, Principal Planner (386) 506-5671  
 

PLANNING COMMISSION DATE:  October 27, 2016 
   
 

INTRODUCTION 
The subject property (Parcel A) is ±9.7-acres and is part of the ±56-acre Cracker Creek 
PUD. The proposed amendment is to change the Future Land Use (FLU) designation 
from Public/Institutional to Office/Residential Transition for ±7.5-acres (amendment 
area) of the ±9.7-acre “Parcel A” property. The ±7.5-acre amendment area is generally 
located on the south side of Taylor Road, north of the entrance to Cracker Creek. The 
remaining ±2.2-acres are not included in the proposed FLU amendment and would 
retain the current Conservation FLU designation.  
 

Figure 1 – Location Map 

 
 

If the proposed FLU Amendment is approved, the applicant intends to amend the 
Cracker Creek PUD Master Development Agreement (MDA) and Conceptual 

 

STAFF REPORT 
Small-Scale Comprehensive Plan Future Land Use 
Amendment/Cracker Creek  

CASE NO.  16-20000002 

Parcel A 
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Development Plan (CDP) to establish the framework to develop an Assisted Living 
Facility (ALF) and Memory Care Facility on “Parcel A”. The applicant then intends to 
submit a site plan to develop a ±112,095 square foot ALF and Memory Care Facility. 
The proposed development of an ALF and Memory Care Facility is consistent with the 
proposed Office/Residential Transition Future Land Use designation which allows for 
the development of office and institutional uses 
 

DISCUSSION 
The following discussion will examine the proposed amendment, the impacts of the 
proposed amendment, and the existing environmental conditions. 
 

PROPERTY OVERVIEW 
The subject property (“Parcel A”) is currently undeveloped and part of the existing 
Cracker Creek PUD. The surrounding land use, Future Land Use, and Zoning are 
identified in Table 1. The current adopted and proposed FLU designation for the subject 
property and the current FLU designation of the adjacent properties is identified on 
Exhibit A. The current zoning classification of the subject property (PUD) and the 
adjacent properties is identified on Exhibit B. 
 

Table 1. Surrounding Land Uses and Zoning 
Direction Existing Land 

Use 
FLU Designation Zoning District 

North Vacant Volusia County Urban Low Intensity  Volusia County A-2 
(Rural Agriculture) 

South Single-family  Volusia County Urban Low Intensity  Volusia County A-2  

East Vacant Conservation PUD 

West (across Taylor rd.) Single-family Volusia County Urban Low Intensity  Volusia County A-2  

 

PROPOSED AMENDMENT 
The proposed amendment is to change the FLU designation for ±7.5 acres from 
Public/Institutional to Office/Residential Transition. The following tables identify the 
current adopted and proposed FLU designations by acreage (Table 2) and maximum 
allowable intensity (Table 3). 
 

Table 2. Current & Proposed Future Land Uses – Acreage by Category 

  
Current FLU 

(acres) 
Proposed FLU 

(acres) 
Net Change in FLU 

(acres) 

Public/Institutional 7.5 0 - 7.5 

Office/Residential Transition 0 7.5 +7.5 

TOTAL ACREAGE 7.5 7.5    0 

 

Table 3. Current & Proposed Future Land Uses – Maximum Density/Intensity by Category 

  

Current 
FLU  

Proposed 
FLU  

Net Change 
in FLU  

Proposed 
Development 

(Actual) 

Net Change 
(Based on 

Actual Sq.Ft.) [ theoretical max sq.ft.* ] 

Public/Institutional (FAR 0.2) 65,340 0 -65,340 0 -65,340 

Office/Residential Transition 
(FAR 1.5) 

0 490,050* +490,050 +112,095 +112,095 

TOTAL 65,340 490,050 +424,710 +112,095 +46,755 

Notes: FAR is Floor Area Ratio, which is the total covered area on all floors of all buildings on a certain 
lot divided by the total area of the lot.  
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The proposed ALF and Memory Care Facility is a permitted use in the current and 
proposed FLU designation. The request to change the FLU designation from 
Public/Institutional to Office/Residential Transition is the Floor Area Ratio (FAR). The 
current FLU designation has a maximum FAR of 0.2 and would allow for a maximum of 
65,340 sq.ft. to be developed on Parcel A. The requested FLU designation has a FAR 
of 1.5 and would allow for a theoretical maximum of up to 490,050 sq. ft. The actual ALF 
and Memory Care Facility is proposed to be approximately 112,095 sq.ft., which is 23% 
of the allowable FAR (or a ±0.35 FAR). 
 

INFRASTRUCTURE IMPACT ASSESSMENT 
In accordance with standard practice from the Florida Department of Economic 
Opportunity (DEO) and other review agencies, an impact comparison analysis of the 
proposed amendment has been completed based upon the theoretical maximum 
development potential under the currently adopted future land use designation versus 
the proposed designation. The following seven public facilities and services were 
examined (Table 4): 
 

 1.  Transportation   5.  Stormwater Drainage 
 2.  Sanitary Sewer   6.  Recreation 
 3.  Potable Water   7.  Schools 
 4.  Solid Waste 
 

Table 4. Impact Analysis (Theoretical Max.) 

Development 
Variable 

Current 
Future Land Use 

(Theoretical Max.) 

Proposed 
Future Land Use 

(Theoretical Max.) 

Net Change 
(Theoretical 

Max.) 

Proposed 
Development 

(Actual) 

Net Change 
(Based on 

Actual 
Sq.Ft.) 

Square-footage 65,340 490,050 +424,710 112,095 +46,755 

P.M. Peak Hour 
Trips/Daily Trips2 

66/497 495/3,724 +429/+3,227* 113/852 +47/+355* 

Sanitary Sewer 
(gallons/day)3 

6,534 49,005 +42,471 11,210 +4,676 

Potable Water 
(gallons/day)4 

6,534 49,005 +42,471 11,210 +4,676 

Solid Waste 
(lbs./day)5 

653 4,901 +4,247 1,121 +468 

Stormwater 
Drainage6 

- 
addressed with site 

plan 
- 

addressed with 
site plan 

- 

Recreation/Open 
Space7 

- n/a  - n/a  - 

 

 Notes: 
 1. Population:     2.25 persons per household (per 2010 Census)   
 2. Transportation:   7.6 Daily Trips per 1,000 sq.ft; 1.01 P.M. Peak Hour Trips per 1,000 sq.ft., 

Nursing Home (620), ITE Trip Generation Manual, 9th Edition  
   *The overall Cracker Creek PUD property has a trip limitation cap of 1,815 

Average Daily Trips in the Comprehensive Plan. 
 3. Sanitary Sewer:   1/10 gallon per square foot per day of non-residential development 
 4. Potable Water:   1/10 gallon per square foot per day of non-residential development 
       5.    Solid Waste 10 lbs. per 1,000 square feet of non-residential development per day 
 6. Stormwater Drainage:  LOS standard = 25 year, 24 hour event. Drainage system will be designed to 

meet the requirements of the Land Development Code. 
 7. Rec. & Open Space: 7 acres/1,000 persons (0.007 acres/person); n/a for non-residential 

development 

 

The proposed amendment results in increased impacts to public infrastructure based on 
theoretical maximum impact analysis. 
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TRANSPORTATION 
An increase in the number of daily trips and P.M. peak hour trips is likely as a result of 
the proposed FLU amendment. Based on the Institute of Transportation Engineers (ITE) 
Trip Generation Manual, 9th Edition, the proposed Office/Residential Transition FLU 
designation could generate an additional 429 P.M. peak hour trips and an additional 
3,227 daily trips based on the theoretical maximum development analysis. However, 
based on the proposed development of Parcel A as an 112,095 sq.ft. ALF and Memory 
Care Facility, the proposed use is anticipated to generate 113 PM peak hours trips and 
852 daily trips.  In addition, there is a policy in the City’s Comprehensive Plan that limits 
the 56-area Cracker Creek PUD properties to a daily trip cap limit of 1,815 daily trips.  
As site plans are submitted for development of the Cracker Creek PUD properties staff 
will track the daily trips associated with each development to verify compliance with the 
trip cap.  
 

Transportation Mobility Element, Policy 3.2.4: The City shall limit trips from 
Cracker Creek [parcel numbers 6330-00-00-0160; 6330-00-00-0180; 6330-00-
00-0170; 6225-03-00-0070] to 1,815 Average Daily Trips, so as to not create a 
significant impact on the Volusia County thoroughfare network and State 
roadway facilities. 

 

According to the latest traffic counts for Taylor Road, there is capacity on this roadway 
for traffic estimated to be generated by future development of this property as an ALF 
and Memory Care Facility.  
  
Taylor Road Segments Adopted Level-

of-Service 
Standard 

Maximum 
Capacity 

Vehicles 
per Day 

Remaining 
Capacity 

Volume to 
Capacity 

Ratio 

Tomoka Farms Rd. to 
Spruce Creek Blvd 

E 17,050 8,910 8,140 52.26% 

Spruce Creek Blvd. to 
Crane Lakes Blvd 

E 17,050 11,440 5,610 67.10% 

Crane Lakes Blvd. to 
Summertrees Rd. 

E 17,050 15,370 1,680 90.15% 

Summertrees Rd. to 
Williamson Blvd. 

E 37,970 15,560 22,410 40.98% 

Williamson Blvd. to I-95  E 47,560 40,210 7,350 84.55% 

Source: Volusia County 2015 Traffic Counts 
 

No deficiencies have been identified on the existing and future roadway network in this 
area in the short term (2020) or the long-term (2030). The Applicant has identified in the 
First Amendment to the Cracker Creek MDA that additional right-of-way to be dedicated 
to Volusia County for widening of Taylor Road. The additional right-of-way will be 
dedicated to Volusia County at the time Parcel A is developed. 
 

SANITARY SEWER 
The City has available sewer capacity to accommodate the proposed land use change. 
The City’s adopted level-of-service (LOS) standard for sanitary sewer is 1/10 gallon per 
square foot per day of non-residential development. Using this standard, the proposed 
FLU designation would theoretically generate a net increase 6,534 gallons of waste 
water per day.  
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POTABLE WATER 
The City has available well and Consumptive Use Permit (CUP) capacity to serve the 
proposed land use change (Exhibit C). The City’s adopted LOS standard for potable 
water is 1/10 gallon per square foot per day of non-residential development. Using this 
standard, the proposed FLU designation would theoretically demand a net increase of 
6,534 gallons of potable water per day.  
 

SOLID WASTE COLLECTION 
There is available capacity at the landfill to address the City’s solid waste disposal needs. 
Solid waste generated within the City of Port Orange is delivered to the Volusia County 
landfill, a 3,000-acre Class I landfill with a projected life span to the year 2050. The City’s 
adopted LOS standard for solid waste is 10 lbs. per 1,000 square feet of non-residential 
development per day. Using this standard, the proposed FLU designation would 
theoretically generate a net increase of 4,247 pounds per day of solid waste.  
 

STORMWATER DRAINAGE 
There is no anticipated impact to the City’s drainage system from the proposed land use 
change. Stormwater management in the City of Port Orange deals with both quality and 
quantity. The City’s adopted LOS standard for stormwater is the 25-year, 24-hour storm 
event. More specifically, the stormwater facilities must be capable of treating and 
conveying the runoff from such a storm without causing flooding of adjacent properties 
or polluting any receiving water bodies. In addition, the Comprehensive Plan and Land 
Development Code require that there be no net loss of stormwater retention function as 
a result of development.  In other words, a given parcel must have the same ability to 
store and discharge water after development as it does before development occurs. Any 
future development of the property will be required to address stormwater retention on 
the property in accordance with these City standards.  
 

RECREATION AND OPEN SPACE 
There is no anticipated impact to the City’s recreational facilities or parkland from the 
proposed FLU amendment. The development of this property with non-residential uses 
would not require additional parkland or recreation facilities. Nonetheless, according to 
the City’s 2015 Concurrency Management Report, the City has an excess of 73 acres of 
parkland beyond the currently adopted level-of-service requirement. 
 

SCHOOLS 
The Volusia County School District determined that the proposed development of an 
ALF and Memory Care Facility is exempt from School Concurrency review (Exhibit D). 
 

ENVIRONMENTAL CONDITIONS 
The amendment area is classified as upland habitat, specifically Sand Pine 
communities. The only identified potential development constraint would be the 
presence of the gopher tortoise along the southern property line of Parcel A. Any 
subsequent development will be required to comply with all federal, state, regional and 
local regulations pertaining to the protection and preservation of valuable environmental 
resources. 
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REVIEW CRITERIA AND STAFF FINDINGS 
 

1. Consistency with the City’s Comprehensive Plan. 
 

Staff finding: The proposed FLU amendment is generally consistent with the 
pertinent Goals, Objectives, and Policies of the City’s Comprehensive Plan. The 
proposed FLU category meets the locational criteria for the Office/Residential 
Transition FLU designation of being located along arterial roads, adjacent to 
commercial nodes, light industrial/heavy commercial areas, and residential 
areas, to provide for an appropriate mix of uses along arterial roadways as a 
means to keep intensive commercial uses at major intersections. All public 
facilities have adequate capacity to accommodate the proposed amendment.  

 
2. Compatibility with land use designations for adjacent parcels and neighborhoods.  
 

Staff finding: The proposed FLU amendment is compatible with the adjacent 
properties. Compatibility is defined in the Comprehensive Plan as a condition in 
which dissimilar land uses can co-exist in relative proximity to one another in a 
stable fashion over time, such that neither use is unduly negatively impacted by 
the other. The subject property is located on a principal arterial roadway (Taylor 
Road) and is adjacent to single-family homes to the west (across Taylor Road) 
and south, vacant land proposed to be developed as a house of worship to the 
north, and vacant land designated Conservation to the east that is part of the 
Cracker Creek PUD (see Table 1 – page 2).  
 

3. Impacts on public facilities/infrastructure/services.  
 

Staff finding: The proposed amendment is anticipated to have no impact on 
recreation and public school facilities and increase impacts on roadways, potable 
water, sanitary sewer, and solid waste; however, capacity exists to serve the 
projected increases. In addition, there is a policy in the City’s Comprehensive 
Plan that limits the overall 56-area Cracker Creek PUD properties to a daily 
vehicular trip cap limit of 1,815 daily trips.  As site plans are submitted for 
development of the Cracker Creek PUD properties staff will track the daily 
vehicular trips associated with each development to verify compliance with the 
trip cap. 

 
4. Whether the amendment increases the clearance time for evacuation of the 

population in the Hurricane Vulnerability Zone above twelve hours.  
 

Staff finding: The subject property does not lie within the Hurricane Vulnerability 
Zone. The proposed amendment will not negatively impact the clearance time for 
evacuation of the population in the Hurricane Vulnerability Zone. 

 
5.  Whether the amendment discourages the proliferation of urban sprawl. 
 

 Staff finding: The proposed amendment will not encourage sprawl. The 
amendment area is adjacent to existing development, with access to existing 
infrastructure.  
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PUBLIC NOTICE 
In September 2016, staff posted the property notifying the public of the proposed 
amendment. The proposed amendment has also been advertised in the New-Journal 
pursuant to Florida Statues. 
 

STAFF RECOMMENDATION 
Staff recommends approval of the request to change the FLU designation of ±7.5 acres 
from Public/Institutional to Office/Residential Transition, and authorizing staff to send 
the amendment to the required review agencies.  
 

ATTACHMENTS: 
Exhibit A –  Current and Proposed Future Land Use  
Exhibit B –  Zoning 
Exhibit C –  SJRWMD Potable Water Availability Worksheet 
Exhibit D –  School District Review Letter 
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COUNTY

COUNTY

Spruce Creek Fly-Inn

COUNTY

COUNTY

Current Future Land Use Proposed Future Land Use

Crane Lakes PUD Crane Lakes PUD

Subject Property Subject Property

Spruce Creek Fly-Inn

Tay
lor

 Rd.

Tay
lor

 Rd.

Public/Institutional
Conservation
Rural Transition (0-2 Units/Acre)
Suburban Residential (2-4 Units/Acre)

Urban Medium Density Residential (4-8 Units/Acre)
Office/Residential Transition (Up to 10 Units/Acre)
Commercial
VC ENVIRONMENTAL SYSTEMS CORRIDOR

VC RURAL
VC URBAN LOW DENSITY
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Exhibit B- Zoning

Subject Property
Parcel A

Cracker Creek PUD

GPU Government/Public Use
A Agriculture
R-8SF Single Family Residential
PUD Planned Unit Development
PCD Planned Commercial Development
CC Community Commercial
Volusia County RC

VC Agriculture
VC Conservation & Forestry
VC Resource Corridor
VC Rural Residential
VC Rural Mobile Home
VC Rural Planned Unit Development
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ylo

r R
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St. Johns River Water Management District 
Potable Water Availability Worksheet 

This worksheet is for use by local governments submitting 
comprehensive plan amendments to determine the availability of 
potable water resources to serve proposed development. 
Instructions and St. Johns River Water Management District 
(SJRWMD) staff contact information are attached. 
 

 

1.  General Information 
Date: September 2016 Case No. 16-20000002(Cracker Creek ALF and Memory Care Facility)  
Contact name:Penelelope Cruz/ Kenny Ho, P.E.  Phone:386-506-5671  E-mail: 
pcruz@port-orange.org  
Local government:City of Port Orange  
Potable water supplier:City of Port Orange  

 
2.  Infrastructure Information 

Water treatment plant permit number: 3641044  Permitting agency: FDEP  
Permitted capacity of the water treatment plant(s):15million gallons a day (mgd) 
Total design capacity of the water treatment plant(s): 15mgd 
Are distribution lines available to serve the property? Yes  No  

If not, indicate how and when the lines will be provided:        
       

Are reuse distribution lines available to serve the property? Yes  No  
If not, indicate if, how and when the lines will be provided:        
       

 
3.  SJRWMD Consumptive Use Permit (CUP) Information 

CUP number: 8595  Expiration date: 6/1/22  
Total CUP duration (years): 20  
CUP allocation in last year of permit: 8.97 MGD (annual average)  
Current status of CUP:  In compliance  Not in compliance  
Allocations to other local governments: Ponce Inlet  as a whole sale customer; Daytona 
Beach Shores & Volusia County are partially served as retail customers; No specific water 
usage amount has been recorded or agreed for these local goverments  
Reserved capacity: 0.013 MGD (Based on a estimated 77 ELUs that are permitted but 
unbuilt  at 180 GPD/ELU.)  Total committed capacity built and unbuilt is 7.11 MGD - based 
on  39,509 ELUs at 180 GPD/ELU.  

 
4.  Consumptive Use Analysis  Designate mgd   or mgy  

A. Current year CUP allocation: 8.50 
B. Consumption in the previous calendar year:   5.94 
C. Reserved capacity  or growth projection   (check the one used): 0.18 
D. Projected consumption by proposed comprehensive plan amendment areas  0 
E. Amount available for all other future uses (A – B – C – D = E): 2.38 

Exhibit C
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If the amount in E is zero or a negative number, explain how potable water will be made 
available for future uses: Please note for "C"  - the growth projection is based a historical 
growth rate of 0.15 MGD - 0.18 MGD calculated from monthly operating reports data 
(MORs, DEP form 17.1.122 (40)) of the City's Garnsey Water Plant.  
 
  
       
       
 

This worksheet is available electronically at http://www.sjrwmd.com/programs/outreach/local_gov/ 
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STAFF REPORT 
First Amendment to the Cracker Creek PUD Master Devlopment 
Agreement and Conceptual Development Plan 

CASE NO.  16-40000005 
 

REQUEST:  To approve the First Amendment to the Cracker Creek 
PUD Master Development Agreement (MDA) and 
Conceptual Development Plan (CDP)  

 

APPLICANT:  Antares of Port Orange, LLC 
 

PROPERTY OWNER: Robert and Jill Williams 
 

LOCATION:   1815 Taylor Rd. (Figure 1 - Location Map) 
 

STAFF CONTACT:   Penelope Cruz, Principal Planner (386) 506-5671 
 

STAFF RECOMMENDATION:  Approval 
 

PLANNING COMMISSION DATE:   October 27, 2016     
   
 
 

INTRODUCTION 
The applicant proposes to modify the Cracker Creek PUD Master Development 
Agreement (MDA) and Conceptual Development Plan (CDP) to establish the framework 
for the development of an Assisted Living Facility (ALF) and Memory Care Facility that 
provides fulltime long-term care to individuals who, by reason of advanced age, chronic 
illness or infirmity, are unable to care for themselves. If approved, the applicant intends 
to develop the parcel located at 1815 Taylor Road (Parcel A) as an ALF and Memory 
Care Facility with associated site improvements.  
 

The Cracker Creek PUD is located on the south side of Taylor Road and north of Spruce 
Creek (Figure 1 - Location Map).  
 

Figure 1. Location Map 
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CONSISTENCY WITH COMPREHENSIVE PLAN  
The applicant has applied to change the Future Land Use (FLU) designation of ±7.5 acres 
of the overall 56-acre PUD property from Public/Institutional to Office/Residential 
Transition. The proposed amendment to the MDA and CDP is consistent with the type of 
land use and intensity allowed by the City of Port Orange FLU designation proposed for 
the property.  
 
General infrastructure capacity for the proposed FLU amendment of the ±7.5 acres was 
evaluated with the FLU amendment (Case No. 16-20000002). There is a policy in the 
City’s Comprehensive Plan (Transportation Mobility Element, Policy 3.2.4) that limits the 
overall 56-area Cracker Creek PUD properties to a daily trip cap limit of 1,815 daily trips. 
As site plans are submitted for development of the Cracker Creek PUD properties staff 
will track the daily trips associated with each development to verify compliance with the 
trip cap. A detailed review of water, sewer, reclaimed water, stormwater, and traffic for 
the proposed development of a ±112,095 square-foot ALF and Memory Care Facility will 
be evaluated when the site plan is submitted for the subject property. 
 
DEVELOPMENT PROPOSAL 
If approved, the amendment to the original MDA and the CDP (Exhibit 1) will provide the 
regulatory framework for the development of the “Parcel A” and extend the timeframe that 
all structures within the PUD need to connect to City sewer. The following discussion will 
focus on the significant aspects of the amendment to the original MDA and CDP such as 
the use, size and development impacts. 
 
General Layout 
The Conceptual Development Plan (CDP) for this amendment shows the general lot 
layout for the proposed ALF and Memory Care Facility (Figure 1 of the Staff Report and 
Exhibit C of the MDA). The general site layout and improvements associated with this 
amendment will comply with the requirements of the Land Development Code (LDC), 
original MDA, and the 1st Amendment.  
 
Figure 2. Cracker Creek PUD CDP for Parcel A 

 

Building Envelope 
(Actual Footprint to be 

Determined w/ Site Plan) 
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Roadway and Access 
Access to the proposed development will be provided to Taylor Road from the existing 
Cracker Creek driveway and a new driveway at the north property boundary. As part of 
the site improvements to Parcel A, the existing dirt driveway will be paved from Taylor 
Road to the secondary access drive of the facility.  The MDA also requires dedication of 
land to Volusia County for the ultimate 120-foot right-of-way for Taylor Road prior to 
approval of the site plan for Parcel A. The land to be dedicated for the Taylor Road right-
of-way is shown on the CDP. The widening of Taylor Road is currently on the County’s 
Unfunded Needs List, which means it is not in the 5-year Work Plan, but would likely get 
funded prior to projects on the Long Term Plan List (possibly within 10 -15 years). 
 

Traffic 
Based on the ITE Trip Generation Manual, 9th Edition, the proposed development of a 
±112,095 square-foot ALF and Memory Care Facility could generate ±113 p.m. peak hour 
trips and ±852 daily trips1. According to the latest traffic counts for Taylor Road, there is 
sufficient roadway capacity for the traffic that could be generated by the proposed 
development of the subject property. The site plan for this property will be required to 
comply with the concurrency management requirements in the City’s LDC. 
 
Table 1. Roadway Capacity 

Roadway Segment: 
Taylor Road 

Adopted Level-of-
Service Standard 

Maximum 
Capacity 

Vehicles 
per Day 

Remaining 
Capacity 

Volume to 
Capacity Ratio 

Tomoka Farms Rd. to 
Spruce Creek Blvd 

E 17,050 8,910 8,140 52.26% 

Spruce Creek Blvd. to 
Crane Lakes Blvd 

E 17,050 11,440 5,610 67.10% 

Crane Lakes Blvd. to 
Summertrees Rd. 

E 17,050 15,370 1,680 90.15% 

Summertrees Rd. to 
Williamson Blvd. 

E 37,970 15,560 22,410 40.98% 

Williamson Blvd. to I-95 
(at Dunlawton Ave.) 

E 47,560 40,210 7,350 84.55% 

Source: Volusia County 2015 Traffic Counts 
 

Tree Preservation, Landscaping, and Wetlands 
The proposed development will comply with the tree preservation, landscaping and 
wetland protection requirements of the LDC. This includes the preservation of 15% of the 
square-footage of the overall PUD for the protection of existing trees and perimeter 
buffers. The wetland area on the east side of Parcel A will remain, as depicted on the 
CDP. No wetland impacts are anticipated. Any wetland impacts identified during site plan 
review will require permitting and appropriate mitigation through St. Johns water 
Management District. 
 

Potable Water, Sanitary Sewer, and Reclaimed Water 
The proposed development will comply with the requirements of the LDC for 
improvements related to water, sewer, and reclaimed water. Potable water, sanitary 
sewer and reclaimed water lines are available and connections will be made from Taylor 
Road. 

                                            
1 7.6 Daily Trips per 1,000 sq.ft; 1.01 P.M. Peak Hour Trips per 1,000 sq.ft., Nursing Home (620), ITE Trip 
Generation Manual, 9th Edition 
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Stormwater Management 
Stormwater will be retained as generally depicted on the CDP. The City’s Comprehensive 
Plan and Land Development Code require that there be no net loss of stormwater 
retention function as a result of development. As a result, a given parcel must have the 
same ability to store and discharge water after development as it does before 
development occurs. The future development will be required to address stormwater 
retention on the property in accordance with City standards.  
 
Schools 
The Volusia County School District determined that the proposed development of an ALF 
and Memory Care Facility is exempt from School Concurrency review.  
 
Architecture 
The architecture of the buildings and accessory structures on Parcel A will be designed 
with a common architectural theme and comply with LDC requirements, such as exterior 
color, screening of mechanical equipment, and providing full architectural treatment on 
all visible sides. A formal review of the architecture design will occur during the site plan 
review process to verify compliance with the MDA and LDC. 
 
POLICY ISSUES 
The PUD zoning district allows an applicant to request deviations from the Land 
Development Code (LDC) as part of the approval process for an amendment to a Master 
Development Agreement or Conceptual Development Plan (CDP) for a Planned Unit 
Development (PUD). 
 

1. Sidewalk along Taylor Road:  The applicant has requested that the requirement 
to construct a 5-foot sidewalk along Taylor Road on Parcel A and a sidewalk 
connection from the proposed building to the Taylor Road right-of-way be waived.  
According to the LDC, a 5-foot sidewalk is required with the development of Parcel 
A along with a sidewalk from the building to the sidewalk located in the right-of-
way.  
 
According to the applicant, the request to not install the sidewalk is based on 
current conditions and the future widening plans for Taylor Road by Volusia 
County. There are currently no sidewalks on the south side of Taylor Road to 
connect to (until the east side of Summertrees Rd.), so a side walk on the Cracker 
Creek frontage would not connect to anything.  Volusia County staff has stated 
that the County will construct the sidewalk as part of their future widening of Taylor 
Road.   

 
2. Parcel Frontage for Driveways: The access drives and parking lot layout shown 

on the Conceptual Development Plan will be developed in compliance with the 
requirements of the LDC, with the exception of the minimum lot frontage for two 
points of access. The LDC requires the roadway frontage on Taylor Road be 500 
feet in order to have two driveways. Parcel A has 450 feet of roadway frontage. 
The width and setback for the proposed driveway will be designed as required by 
the LDC and MDA.  
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According to the project engineer, the 450 feet of frontage meets Volusia County 
standards and is sufficient for the two proposed access drives onto Taylor Road 
and the design of the driveways will provide adequate separation. Volusia County 
has jurisdiction of Taylor Road. For this segment of Taylor Road, Volusia County 
requires a minimum of 335’ of frontage for a parcel to have two points of access 
with 100’ separation between the two driveways. According to the applicant, there 
have been preliminary discussions with Volusia County about having two points of 
access but an official application has not been made. If the PUD amendment was 
approved, the property owner would still need approval from Volusia County to 
construct the additional driveway. 
 
The main entrance to the building will be oriented towards Taylor Road.  According 
to the applicant, the proposed driveway at the north end of Parcel A will serve as 
the main access drive for employees, visitors, and clients of the facility.  The 
existing driveway, located at the south end of Parcel A will continue to serve as the 
main driveway to access the existing Cracker Creek business and a secondary 
driveway to the ALF for deliveries and emergency vehicles.    

 
3. Parking Ratio: The applicant has proposed a parking ratio of 1 space per 4 beds 

and 1 space per employee on the largest shift for an Assisted Living Facility (ALF) 
and 1 space per 10 beds and 1 space per employee on the largest shift for a 
Memory Care Facility instead of the LDC required parking ratio of 1 space per 2 
beds and 1 space per employee on the largest shift.  
 
The applicant’s proposed parking ratio requires 32 parking spaces be provided for 
the proposed 128 bed ALF, 5 parking spaces for the proposed 50 bed Memory 
Care Facility, and 40 parking spaces for the proposed 40 employees on the largest 
shift, for a total of 77 required parking spaces (78 provided on the CDP). The 
requested reduction in parking spaces amounts to 52 less parking spaces than 
required by City code (129 spaces). The proposed parking ratio is similar to other 
comparison cities (Table 2). 
 
Table 2. Parking Ratio Comparison 

 Assisted Living 
Facility Parking 

Memory Care 
Facility Parking 

Employee 
Parking 

Total Parking 

ITE Manual 64 25 52 141 

Port Orange  64 25 40 129 

Proposed per MDA 32 5 40 77 

Ormond Beach  32 5 40 77 

DeLand 32 13 - 45 

New Smyrna Beach 43 17 20 80 

 
The existing LDC parking requirements for ALF was last updated in 1996. The 
applicants have stated that the proposed parking ratio will provide sufficient 
parking for an ALF and Memory Care Facility based on the typical traffic generated 
by this use. The Institute of Transportation Engineers (ITE) Parking Generation 
Manual, 4th edition (2010) indicates that the average parking ratio for the proposed 
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facility is between 0.5 spaces per bed and 1.3 spaces per employee, which is 
slightly higher than the LDC requirement. 
 
According to the applicant, the proposed parking ratio will provide a sufficient 
number of parking spaces for the proposed ALF and Memory Care Facility 
because the parking is mainly for visitors and employees. According to the 
applicant, only 5% to 10% of ALF residents drive and none of the Memory Care 
residents drive or own a vehicle.  

 
4. Building Height: For the PUD zoning category, the Land Development Code 

(LDC) requires a maximum building height of the most similar conventional zoning 
category (LDC, Ch. 17, Sec. 27). The applicant has applied to change the Future 
Land Use (FLU) designation of a portion of Parcel A to Office/Residential 
Transition (ORT). The proposed amendment to the MDA and CDP is required to 
be consistent with the type of land use and intensity allowed by this proposed FLU 
designation. The nearest conventional zoning category that is consistent with the 
ORT FLU designation is the Office/Residential Transition (ORT) zoning category. 
The ORT zoning category has a maximum building height of 45 feet. The LDC also 
allows decorative architectural features on the top of a building to be above the 
maximum height limit established for a zoning category. The additional height 
allowed by the LDC ranges between 5 feet to 20 feet for architectural features such 
as chimneys, cupolas, mechanical rooms, belfries, and spires.  
 
The MDA allows for a maximum building height of 59 feet for Parcel A. According 
to the applicant, the maximum building height is for decorative architectural 
features. According to the applicant, the additional height is needed so the features 
can be designed to be proportional to the building’s height. The proposed building 
will meet the 45-foot height requirement of the nearest like conventional zoning 
catgory and under the current code could have 10-foot tall decorative architectural 
features on the roof making the overall height of the building and decorative 
architectural features allowed 55 feet.  
 
The applicants are requesting that additional height for decorative architectural 
features be 14 feet instead of 10 feet, for an overall maximum height of 59 feet. 
The applicant is proposing the development of a three-story ALF and Memory Care 
Facility with decorative architectural features. An example of the ALF and Memory 
Care Facility to be development by the applicant, Antares of Port Orange, LLC, in 
the City of Ormond Beach is depicted in Figure 3. 
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Figure 3. Antares of Ormond Beach 

  
 

 
 

5. Off-site Signage for Cracker Creek: The applicant is requesting to have an off-
site sign on Parcel A to identify the Cracker Creek use (outdoor venue, watercraft 
rental, boat tours, and camping). According to the LDC, off-site signage is any sign 
that directs attention to a business not conducted or available on the premises 
where their sign is located. According to the applicant, the off-site signage is 
requested due to the configuration of the properties within the PUD and to 
advertise on Taylor Road. 
 

The proposed off-site sign would be located along Taylor Road, near the existing 
access drive at the west end of Parcel A. The sign would identify the Cracker Creek 
business located on the PUD properties, east of Parcel A. The proposed sign could 
have up to 48 square feet and will conform to all LDC requirements (height, design, 
landscaping, visual clearance, setback, etc.). 
 

According to the applicant, the off-site signage is being requested due to the 
configuration of the property layout for the PUD (see Figure 1). The business 
located on the properties behind Parcel A would not have any frontage on Taylor 
Road. The intent of the sign is to alert customers traveling on Taylor Road of the 
Cracker Creek business. 
 

6. Connection to Sewer: The Land Development Code (LDC) requires that a 
property must connect to sanitary sewer within one year of availability. The MDA 
states that connection to City sewer for the remainder of the PUD (beyond Parcel 
A) is required within 5 years from the execution of MDA amendment. 
 

The MDA requires that potable water, reclaimed water, and sewer lines for Parcel 
A will be designed and built with the development of the ALF and Memory Care 
Facility consistent with the LDC. The 5 year window for connection to sewer for the 

Flat 
Roof 34’ 

Ridge of Decorative 
Chimney 59’ 
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remainder of the PUD is a continuation of what was previously approved with the 
initial adoption of the Cracker Creek PUD for the phased development of the 
overall PUD. 

 
 

OUTSTANDING TECHNICAL COMMENTS: 
The Staff Development Review Committee (SDRC) has reviewed this project and there 
are no outstanding technical comments other than the policy issues identified in that 
section of this report. 
 
 
RECOMMENDATION 
Staff recommends approval of the First Amendment to the Cracker Creek PUD Master 
Development Agreement and Conceptual Development Plan, subject to the following: 

1. Approval of the Future Land Use amendment (Case No. 16-20000002);  
2. Approval of the Policy Issues; and 
3. Review and approval of the MDA and CDP by the City Attorney’s Office for legal 

form and content. 
 
 
ATTACHMENTS 
Exhibit A –  Current and Proposed Future Land Use  
Exhibit B –  Zoning 
Exhibit C –  First Amendment to the Cracker Creek PUD Master Development   
  Agreement and Conceptual Development Plan  
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COUNTY
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Spruce Creek Fly-Inn
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Current Future Land Use Proposed Future Land Use

Crane Lakes PUD Crane Lakes PUD

Subject Property Subject Property

Spruce Creek Fly-Inn
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 Rd.
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lor

 Rd.

Public/Institutional
Conservation
Rural Transition (0-2 Units/Acre)
Suburban Residential (2-4 Units/Acre)

Urban Medium Density Residential (4-8 Units/Acre)
Office/Residential Transition (Up to 10 Units/Acre)
Commercial
VC ENVIRONMENTAL SYSTEMS CORRIDOR

VC RURAL
VC URBAN LOW DENSITY
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Exhibit B- Zoning

Subject Property
Parcel A

Cracker Creek PUD

GPU Government/Public Use
A Agriculture
R-8SF Single Family Residential
PUD Planned Unit Development
PCD Planned Commercial Development
CC Community Commercial
Volusia County RC

VC Agriculture
VC Conservation & Forestry
VC Resource Corridor
VC Rural Residential
VC Rural Mobile Home
VC Rural Planned Unit Development
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Exhibit C 
 

First Amendment to the  
Cracker Creek PUD Master Development Agreement  

and Conceptual Development Plan 

 



FIRST AMENDMENT TO THE 

CRACKER CREEK PUD 

MASTER DEVELOPMENT AGREEMENT 

 

This Agreement, is entered into by and between the City of Port Orange, a Florida 

municipal corporation whose address is 1000 City Center Circle, Port Orange, FL 32129 

(hereinafter the “City”) and Antares of Port Orange, LLC, a Florida Limited Liability Company 

Whose Address is 4348 Southpoint Blvd., Suite 101, Jacksonville, FL 32116, (the “Developer”) 

and Robert L. Williams and Jill M. Williams and Jill M. Williams as Successor Trustee Under 

Instrument dated November 23, 1998, (collectively the “Owner”) shall constitute the first 

amendment to the Cracker Creek PUD Master Development Agreement hereinafter referred to 

the First Amendment. 

 

WHEREAS, the Owner developed certain real property (the “Property”) located in Port 

Orange, Florida more particularly described in Exhibit “A”, as a private enterprise known as 

Cracker Creek. 

 

WHEREAS, The Owner and the City previously entered into a Master Development 

Agreement to accommodate the development of the Cracker Creek PUD recorded in Official 

Records Book 6201, Page 4612, the Public Records of Volusia County Florida which included 

the Property.  

 

WHEREAS, the Owner recently entered into a purchase agreement with the Developer 

for the parcel of land located adjacent to Taylor Road herein after referred to as “Parcel A”, more 

particularly described in Exhibit “B”.   

 

WHEREAS, there is an amendment to the City’s Comprehensive Plan that change the 

Future Land Use designation for a portion of the Cracker Creek PUD. The amendments to the 

City’s Comprehensive Plan impact the Cracker Creek PUD so that there are increases to the 

allowed uses and intensity for approximately 7.5-acre portion of “Parcel A” of the Cracker Creek 

PUD; and 
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WHEREAS, the Master Development Agreement and Conceptual Development Plan for 

the Cracker Creek PUD need to be amended to incorporate the changes resulting from the 

Future Land Use Amendment and the development of an Assisted Living Facility and Memory 

Care Facility; and 

 

WHEREAS, The Cracker Creek PUD Master Development Agreement recorded in O.R. Book 

6201, Page 4618, shall continue in full force and effect except with respect to those matters 

specifically amended by this First Amendment.  With respect to those matters specifically 

amended, this First Amendment shall govern. 

 

WHEREAS, the Owners desire to amend the Cracker Creek PUD Master Development 

Agreement and Conceptual Development Plan subject to the terms and conditions set forth 

herein. 

 

NOW THEREFORE, the City and the Owner hereby agree as follows: 

 

1. The recitals stated above are true and correct and are incorporated herein by reference. 

2. Paragraph 3 of the original MDA, “DEVELOPMENT AGREEMENT AND CONCEPTUAL 

DEVELOPMENT PLAN” is hereby amended to read as follows:  

The City Council has reviewed the Cracker Creek PUD and determined that the uses proposed 

by the development are consistent with the City’s Comprehensive Plan.  Further, City has 

determined that all public infrastructure facilities and service have sufficient capacity to serve 

this development; or, those improvements necessary to bring facilities up to the adopted level of 

service will be in place or otherwise accommodated for concurrent with the impacts of this 

development. 

 Development of the Property shall be controlled by the terms and provisions of the 

original Master Development Agreement (“Original MDA”), the original Conceptual 

Development Plan (“Original CDP”), attached as Exhibit “B” to the Original MDA, this First 

Amendment to the Original MDA, and the Revised Conceptual Development Plan, prepared by 

Allen Engineering and dated September 21, 2016, referenced herein as Exhibit “C” and depicts 

the revised planned layout of “Parcel A” and the required force main extensions within the 

“Property”. (“Revised CDP”).  The Original CDP generally depicts the planned layout of streets, 

buildings and other planned features or improvements to the Property.  Collectively, the 

Original MDA, the Original CDP, First Amendment to the Master Development Agreement and 



the Revised Conceptual Development Plan for “Parcel A” may be referred to as the "Plan". In 

the event of a conflict between the terms and provisions of the First Amendment and the 

graphic illustrations of the Revised Conceptual Development Plan (Exhibit “C”) for “Parcel A”, 

the First Amendment shall control. If the First Amendment is silent regarding a particular 

subject or requirement, such silence shall not be construed as a conflict with the Conceptual 

Development Plan. Except as otherwise provided in this First Amendment, in the event of a 

conflict between the terms and provisions of the Plan and the City's ordinances, the 

requirements of the Plan shall control. If the Plan fails to address a particular subject or 

requirements, the requirements of the applicable City ordinance(s) in effect at the time of 

development plan approval shall control. The parties acknowledge that compliance with the 

City's Land Development Code may necessitate modification of the Conceptual Development 

Plan. In the event modification to comply with the LDC is required, and the modifications to the 

Conceptual Development Plan are not in conflict with the textual provisions of the Original 

MDA and any City ordinances not superseded by this First Amendment, the modifications shall 

be deemed "minor" and may be approved without formal amendment of this First Amendment. 

Minor modifications shall require the City Administrative Official's written approval. If the 

Developer is not satisfied with the suggested resolution of any problem or the decision by the 

City Administrative Official categorizing the modification as minor or major, the Developer may 

appeal the decision to the Planning Commission. Appeals from the Planning Commission may 

be made to the City Council. 

3. Paragraph 4A of the original MDA, “USE” is hereby amended to read as follows: 

 The Property shall be used for outdoor recreational and related commercial uses and 

single family residential uses.  Specific uses may include conference centers/clubhouse, lodging 

(which can include bed and breakfasts, camping, recreational vehicle camping and 

bunkhouses), recreational uses, non-motorized boat launches, motorized boat tours, restaurants 

(including beer and wine sales and concession sales), outfitter shops, picnic facilities, 

recreational trails (for motorized and non-motorized vehicles and horse), domesticated animals 

and livestock with related facilities, and uses related and incidental to the above permitted uses 

that are approved by the Administrative official.  In addition, the following uses are permitted on 

Parcel “A” only:  Assisted Living Facility and Memory Care Facility that provides full time long-

term care to individuals who, by reason of advanced age, chronic illness or infirmity, are unable 

to care for themselves. This type of facility shall be licensed by the Florida Department of Health 



and Rehabilitative Services and meet their criteria, pursuant to Florida Statue. Accessory uses 

to an Assisted Living Facility and Memory Care Facility shall include but not limited to restaurant, 

hair salon, bar that service alcohol and liquor, medical offices, outdoor amenities such as 

gazebos, patios, garden and outdoor activities area.  All accessory uses are limited to residents 

and guest of residents.  

4. Paragraph 4C of the original MDA, “DIMENSIONAL REQUIREMENTS” is hereby amended 

to read as follows: 

Building dimensions and configurations within the PUD are generally depicted on the 

Original CDP.  The specific layout of trails and other recreational areas is approximate and 

flexibility in the layout and design of such areas shall be encouraged to preserve and 

emphasize the unique environmental features of the Property.  Except as set forth herein, 

building sizes may vary from those depicted generally on the Original CDP.   

The dimensional requirements for “Parcel A” are as follows: 

  a. Front Building Setback – 25 feet    

  b. Rear  Building Setback – 20 feet 

  c. Side Building Setback – 20 feet 

  d. Open Space – 30% 

  e. Building Coverage – 30% 

  f. Lot Width – 350 feet 

  g. Lot Area – 9 acres 

5. Paragraph 4D of the original MDA, “NUMBER OF UNITY/DENSITY” is hereby amended to 

read as follows: 

Density and intensity of the “Property” shall be limited to the underling Future Land Use 

designations and the total number of primitive campground spaces shall not exceed fifty 

(50) units.  Bed and Breakfast and bunkhouse facilities shall provide for no more than 

twenty-five (25) units.  Single family residential development shall be limited to a total of 

five (5) units.  Recreation vehicle camping spaces shall be limited to twenty-five (25) 

spaces.  



Density and intensity of “Parcel A” shall be limited to the underling Future Land Use 

designations  

6. Paragraph 4E of the original MDA “MAXIMUM BUILDING HEIGHT” is hereby amended to 

read as follows: 

 The maximum building height requirement for the Property is 35 ft. except as 

otherwise stated herein.  The maximum building height for “Parcel A” only is 59 feet. 

7. Paragraph 4J of the original MDA, “PARKING,” is hereby amended to read as follows: 

 Except as otherwise stated herein, required parking shall be provided in accordance 

with the LDC.  Grass parking areas may be provided as depicted on the CDP.  The parking 

requirements on “Parcel A” shall be provided in accordance with the LDC except for the 

following uses: 

a. Assisted Living Facility is 1 space/4 beds and 1 space per employees on largest 

b. Memory Care Facility is 1 space/10 beds and 1 space per employees on largest 

shift. 

8. Paragraph 5 of the original MDA, “ARCHITECTURAL STANDARDS AND REVIEW” is 

hereby amended to read as follows: 

a. The architectural appearance of the project shall be eclectic, but shall generally exhibit 

a “Florida Cracker” style. Architectural style elements shall be reviewed and approved 

by the City for compliance with the architectural standards in the LDC.  A sample of the 

Florida Cracker” style is attached to the Original MDA as Exhibit “C.” 

b. Signage for the “Property” including “Parcel A” shall be in compliance with the LDC 

unless modified herein. 

c. One (1) off-site monument sign shall be permitted on “Parcel A” for Cracker Creek.  The 

off-site monument sign shall be in compliance with the LDC 

 

9. Paragraph 8 of the original MDA, “SANITARY WASTE, STORMWATER, POTABLE 

WATER, AND RECLAIMED WATER” is hereby amended to read as follows: 

  It is anticipated that the Developers will ultimately extend water and sewer lines to 

serve the PUD Property in the development authorized herein.  Potable water lines already 

serve portions of the PUD Property and will be extended as the PUD is developed.  Sanitary 



sewer is currently private onsite septic systems.  

a. Potable water, reclaimed water, and sewer lines for the “Property” including “Parcel A” 

shall be designed and built in compliance with all applicable City laws, ordinances, 

resolutions and regulations. 

b. For “Parcel A”, the public force main will need to be stubbed out to the western property 

line. The force main along the existing access road will be a public force main designed 

to City standards at the time of site plan submittal for” Parcel A”. 

c. The “Property” can continue to use septic systems but within (5) five years of the 

execution of the First Amendment a public sewer force main shall be installed to serve 

the “Property” and all structures on the “Property” shall connect to the public sewer 

within one (1) year of sewer becoming available.  

d. Stormwater retention/detention facilities to service the “Property” including “Parcel A” 

shall be designed and built in conformance all applicable Federal, State and local laws, 

ordinances, resolutions and regulations, including the environmental provisions thereof. 

10. Paragraph 9 of the original MDA, “ROADS, SIDEWALKS,” is hereby amended to read as 

follows: 

a. Roads, drives, and sidewalks within the Development shall be private, unless joint 

access is provided by separate agreement with the City.  Existing access easement is 

recorded in the Volusia County Clerk of Court records at OR Book 4849, Page 975. 

b. Construction of a 5’ sidewalk along the Taylor Road frontage of “Parcel A” is not 

required with the development of “Parcel A” 

c. The minimum distance between two-way access points on “Parcel A” is 350 feet. The 

minimum distance is measured between the centerlines of the two-way access points. 

d. Dedication of land to Volusia County for the ultimate 120-foot right-of-way for Taylor 

Road shall be required prior to issuance of a site plan Development Order for “Parcel 

A”. Land to be dedicated toward Taylor Road right-of-way is shown on the 1st 

Amendment CDP. 

 

11. Paragraph 13 of the original MDA, “EXPIRATION,” is hereby amended to read as follows:  

 Development of the Cracker Creek PUD shall commence within two (2) years from 

the effective date of this First Amendment as defined in paragraph 14 of the Original MDA.  

Failure to comply with the schedule set out above shall cause this Original MDA, as 



amended herein, to lapse unless the schedule is modified by mutual agreement of the 

Developers and the City.  Development shall be as defined by the LDC.  Development shall 

be defined by the LDC. 

12. All the provisions of the Original MDA shall remain in full force and effect and shall be 

supplemented for the matters specifically amended herein by this First Amendment. The Original 

Master Development Agreement shall survive the execution of this First Amendment. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



IN WITNESS WHEREOF, the parties have executed this Amendment to the MDA Agreement by and 

through their duly authorized representatives, on the respective dates below. 

 

WITNESSES:      CITY OF PORT ORANGE, a Florida 

       Municipal Corporation 

 

       By:        

        Allen Green, Mayor 

         

Printed Name 

 

      

 

      

Printed Name 

 

       Attest       

        Robin Fenwick, Deputy City Clerk 

      

Printed Name 

 

      

 

      

Printed Name 

 

STATE OF FLORIDA 

COUNTY OF VOLUSIA 

 

The foregoing instrument was acknowledged before me this   day of   , 2016, by 

Allen Green, Mayor of the CITY OF PORT ORANGE, FLORIDA, a Florida Municipal Corporation, on 

behalf of the City.  He is personally known to me and did not take an oath. 

 

              

       Notary Public, State of Florida at Large 
       Printed Name, Commission Seal and Term Expiration Date 

STATE OF FLORIDA 

COUNTY OF VOLUSIA 

 

The foregoing instrument was acknowledged before me this   day of   , 2016, by  

   , City Clerk of the CITY OF PORT ORANGE, FLORIDA, a Florida Municipal 

Corporation, on behalf of the City.  He is personally known to me and did not take an oath. 

 

              

       Notary Public, State of Florida at Large 
       Printed Name, Commission Seal and Term Expiration Date 



       DEVELOPER: 

WITNESSES: Antares of Port Orange, LLC, a Florida Limited 

Liability Company 

 

       By: ALMC Property Investments, LLC, a  

Printed Name        Florida Limited Liability Company, its 

        Manager 

 

       By: JRBD Partners, LLC, a Florida Limited 

Printed Name        Liability Company, its Manager 

 

 

       By:         

        Dennis Devenport, Manager 

 

       Date:     , 2016 

 

STATE OF      

COUNTY OF      

 

 The foregoing instrument was acknowledged before me this   day of   , 2016, 

by Dennis Devenport, Manager of Antares of Port Orange, LLC, a Florida Limited Liability Company.  

He   is personally known to me OR   produced        as 

identification. 

 

 

 

               

        Notary Public, State of Nevada 
        Printed Name, Commission Seal and Term Expiration Date 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



       OWNER: 

 

Robert L. Williams and Jill M. Williams, Husband 

and Wife 

 

 

        

Robert L. Williams  

 

        

Jill M. Williams 

 

STATE OF      

COUNTY OF      

 

 The foregoing instrument was acknowledged before me this   day of   , 2016, 

by Robert L. Williams and Jill M. Williams, Husband and Wife.  They      are personally known to 

me OR   produced        as identification. 

 

 

 

               

        Notary Public, State of Florida at Large 
        Printed Name, Commission Seal and Term Expiration Date 

 









  

CITY OF PORT ORANGE 

MONTHLY DEVELOPMENT ACTIVITY REPORT 
 

 

 

 

 

 

 

 

 

 

 

 

 
 

      VyStar Credit Union – 750 Dunlawton Ave. 
      

 
CITY COUNCIL 
allen green, mayor 
drew bastian, vice mayor    PLANNING COMMISSION 
bob ford, councilman     john junco, chairperson 
donald burnette, councilman    lance green, vice chairperson 
scott stiltner, councilman    michael arminio, commissioner 
jake johansson, city manager     darrel bofamy, commissioner 
       thomas jordan, commissioner 

maria mills-benat, commissioner 
newton white, commissioner 
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RESIDENTIAL AND
NON-RESIDENTIAL
DEVELOPMENT PROJECTS

UPDATE: OCTOBER 20, 2016

Residential
A   Crane Lakes Golf & Country Club
B   Golf Homes at Cypress Head
C   Hawks Preserve, Phase I
D   Hawks Preserve, Phase II
E   Hawks Preserve Amenity Center
F   King's Landing, Phase I
G  The Pinnacle PUD, Phase II
H   The Sanctuary at Westport
I    Westport Reserve, Phase 2B
J   Westport Reserve, Phase 2C
Non-Residential
1    Altamira Shopping Village
2    Atlantic Marine
3    Auto Sales Lot
4    Badcock Furniture & More
5    Charles Street Center
6    Clark Prof. Center & Wedding Chapel PCD
7    Coraci Sports Park - Pop Warner Field
8    Cracker Creek PUD - MDA Amendment
9    Cumberland Farms (Nova Road)
10  Cumberland Farms (Palmetto Pointe)
11  Elite Plaza
12  Faris Car Wash
13  Hunter Building
14  Journey's End Tiki Bar and Grill
15  Little C's Custom (fka Florida Truck Sales)
16  Port Hole Retail Center
17  Ravenwood Veterinary Hospital expansion
18  Riverwalk Marina & Riverboat PCD
19  Riverwalk Condo & Point Restaurant
20  Riverwalk Park, Phase1B
21  Spruce Creek Center
22  Virginia Industrial Park
23  Vystar Credit Union
24  Waffle House - Nova Rd.
25  Waffle House - Taylor Rd.

RIDGEWOODAVE

FLEASTCO ASTRR

New Project Change In Status
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RESIDENTIAL DEVELOPMENT PROJECTS Update: October 20, 2016
= addition to the development activity report = change of status to a particular project

MAP ID Project Location Description Comments
Case No./ 
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A

Construction of a second 

driveway into the site, 

additonal 8 mobile home lots, 

storage area for the golf 

course, pickle ball courts, and 

associated site improvements

X Awaiting resubmittal
16-82000003

PGC

B 52 townhomes on ±6.62 acres X X DO issued 4/18/16
15-80000009

GKP

C
123 single-family lots on ±57 

acres
X X X - X X Under construction

14-50000006

16-52000001

PGC

D
66 single-family lots on ±23 

acres
X X X -

DO modification issued 

6/16/16

14-50000007

16-52000002

PGC

E

696 SF amenity center 

building with swimming pool, 

restrooms, and associated site 

improvements on 0.54 acres

X X X -
Pre-construction meeting 

held 9/22/16

16-80000009

PGC

F
19 single-family lots on ±32.15 

acres of the total 82.2 acres
X Awaiting resubmittal

16-50000004

TPB

Phase II, D. O. 

Modification

64 single-family lots on ±29.72 

acres
X X X

Pre-construction meeting 

held 9/13/16

15-52000001

PGC

1st Amendment to the 

MDA & CDP

Expand the boundary of the 

subdivision, increase total 

number of single-family lots to 

150, modify stormwater 

retention area, and 

construction of a stabilized 

emergency access

X
Tentatively scheduled for 

CC 2nd reading 11/15/16

16-40000004

PGC

H
360 multi-family apartment 

units on ±33.63 acres
X X X X X X Under construction

16-80000001

GKP

I
64 single-family lots on 

±140.85 acres
X X X - X X Under construction

16-50000002

GKP

J
28 single-family lots on ±7.46 

acres
X Under review

16-50000003

GKP

Status

Crane Lakes Golf & Country Club / site plan 

modification
1780 Taylor Rd.

Hawks Preserve Amenity Center / site plan 5200 Bear Corn Run

King's Landing, Phase I / subdivision 5931  Hensel Rd.

G
E. side of Williamson Blvd. / W. of I-

95, S. of Martin Dairy Rd.

Golf Homes at Cypress Head / site plan
S. side of Airport Rd. between 

Cypress Head and Waters Edge

E. side of Coraci Blvd, N. of Town 

West Blvd.

Westport Reserve, Phase 2C / subdivision

S. side of Town West Blvd., W. of 

Coraci Blvd., E. of Tomoka Farms 

Rd.

Westport Reserve, Phase 2B / subdivision

S. side of Town West Blvd., W. of 

Coraci Blvd., E. of Tomoka Farms 

Rd.

E. side of Coraci Blvd, N. of Town 

West Blvd.

Hawks Preserve, Phase I / subdivision

(fka Port Orange Plantation, Phase IV A & B)

Hawks Preserve, Phase II / subdivision 

(fka Port Orange Plantation, Phase IV D & E)

The Sanctuary at Westport, Phase 2A / site plan

S. side of Town West Blvd., W. of 

Coraci Blvd., E. of Tomoka Farms 

Rd.

The Pinnacle PUD
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Commercial 

Subdivision Replat

5-lot commercial subdivision replat of +/- 27 

acres
X On hold

14-50000001

TPB

Crosby Property / 

site plan

4,500 SF retail building on 1.24 acres with 

associated site improvements
X On hold

14-80000014

TPB

2

16,910 SF building for boat sales and boat 

repair and areas for outdoor boat storage for 

Atlantic Marine along with associated site 

and off-site improvements

X X X X X X Under construction

14-80000006

BP #16-0813

TPB

3
800 SF auto sales building with associated 

site improvements on 0.76 acres
X X DO issued 9/9/16

16-80000008

GKP

4
18,000 SF retail building along with 

associated site improvements on 1.37 acres
X X

Pre-construction 

meeting held 10/3/16

16-80000006

BP #16-3668

PGC

5

Redevelopment of a 0.60 acre property 

including a 3,625 SF building and associated 

site improvements

X Under review
16-82000004

BRK

MDA Amendment

5th Amendment to the Master Development 

Agreement and Conceptual Development 

Plan to provide permitted uses and 

dimensional requirements

X Under review
16-40000006

GKP

Replat
Replat of subject property as a 6-lot 

subdivision
X Under review

16-50000005

GKP

7

Modifications to an existing football field 

including the construction of permanent 

grandstands with press box, storage 

facilities, restrooms, shelter pavilions, and 

associated site improvements

X X X X X X
Awaiting request for 

final inspection

15-82000002

BP #15-2549

GKP

8

Amendment to the Master Development 

Agreement and Conceptual Development 

Plan to add Assisted Living Facility to the list 

of permitted uses on 9.75 acres

X
Scheduled for PC 

10/27/16

16-20000002

16-40000005

PGC

9

Demolition of a 15,000 SF building (Booth's 

Bowery) and construction of a 5,000 

convenience store and 10 fueling dispensers 

and associated site improvements on 1.35 

acres

X X DO issued 8/31/16
16-80000004

GKP

10

4,952 SF convenience store with 8 fueling 

dispensers and associated site 

improvements on 1.44 acres

X DO issued 9/23/16

16-80000002

BP #16-2288

GKP

6 5111 & 5131 Ridgewood Ave.
Clark Professional Center & 

Wedding Chapel PCD

Cumberland Farms (Nova Rd./Herbert St.) (Fka 

Booth's Bowery) / site plan
3657 Nova Rd.

Cracker Creek PUD / 1st Amendment to the MDA & 

CDP
1815 Taylor Rd.

Status

1790 Dunlawton Ave.

1

1736 Dunlawton Ave.

Altamira Shopping Village

520 Dunlawton Ave. (619, 621, 

627, & 631 Lemon St.

630 & 632 Ruth St.)

5164 Ridgewood Ave.Auto Sales Lot / redevelopment

Charles Street Center / redevelopment 3670 Ridgewood Ave.

Atlantic Marine / site plan

Coraci Sports Park, Pop Warner field / site plan 

modification
5200 Coraci Blvd.

Cumberland Farms (Palmetto Pointe) / site plan 3803 Clyde Morris Blvd.

Badcock Furniture & More / site plan 4610 Clyde Morris Blvd.
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Status

1790 Dunlawton Ave.

1 Altamira Shopping Village

11
9,912 SF medical office building and 

associated site improvements on 1.5 acres
X Awaiting resubmittal

16-80000011

GKP

12
3,000 SF 4-bay car wash building and 

associated site improvements on 0.95 acres
X

DO pending approval 

of minor subdivision

16-80000007

16-55000002

BP #16-4046

PGC

13
Redevelopment of a 0.57 acre property 

including a 5,132 SF warehouse building and 

associated site improvements

X X X
Pre-construction 

meeting held 10/18/16

16-80000005

BP #16-2573

PGC

14
6,000 SF restaurant and associated site 

improvements on 1.4 acres
X Awaiting resubmittal

16-80000010

BRK

15

Redevelopment of a 0.68 acre commercial 

property into a car/truck sales lot with 

associated site improvements

X X X X X X X X Complete
15-80000006

PGC

16
Redevelopment of an existing 5,562 SF 

bar/retail store with associated site 

improvements on 0.50 acres

X X X
Pre-construction 

meeting held 10/05/16

15-80000010

GKP

17
Expansion of the veterinary hospital to 

include an 8,500 SF fenced dog run area, 

parking, and associated site improvements

X X X
Pre-construction 

meeting held 10/20/16

16-82000001

GKP

18
Riverwalk Marina and 

Riverboat PCD 

Restatement of 

MDA & CDP

Restatement of the MDA & CDP to state the 

framework for development of 2 residential 

condominium buildings, a restaurant on the 

point, 58-slip marina, linear park with 20-foot 

wide path, multi-purpose dock building, off-

site signage along Dunlawton and 

Ridgewood and associated site 

improvements

X X - - - - - -
Approved by CC on 

9/20/16

16-40000003

TPB

Subdivision Replat
Replat of subject property as an 8-lot 

subdivision
X X - - - - - -

Approved by CC on 

9/20/16

16-50000001

TPB

Site plan

Development of 2 residential condominium 

buildings, a restaurant on the point, 58-slip 

marina, linear park with 20-foot wide path, 

multi-purpose dock building, off-site signage 

along Dunlawton and Ridgewood and 

associated site improvements

X
Awaiting 2nd 

resubmittal

16-80000003

TPB

Journey's End Tiki Bar and Grill / site plan 5800 Journey's End Way

Elite Plaza / site plan 3821 Woodbriar Tr.

Little C's Custom (fka Florida Truck Sales) / 

redevelopment
5536 Ridgewood Ave.

Hunter Building / redevelopment 59 Dunlawton Ave.

Riverwalk Condominium & 

Point Restaurant

East and West sides of Halifax Dr. 

between Ocean Ave. and Herbert 

St.

East and West sides of Halifax Dr. 

between Ocean Ave. and Herbert 

St.

The Port Hole Retail Center 930 Herbert St.

Ravenwood Veterinary Hospital Expansion / site 

plan
4542 Clyde Morris Blvd.

Faris Car Wash / redevelopment 5476 Ridgewood Ave.

19
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Status

1790 Dunlawton Ave.

1 Altamira Shopping Village
20

Riverwalk Park / new 

construction
Phase 1B

Playground, splash park, picnic facilities, 

pavilions, shade structures, additional 

restrooms, concession building, portion of 

the boardwalk, event lawn, parking, and the 

southern portion of the 12' wide trailway, 

along with associated site improvements

X X X - X X Under construction
15-80000005

PGC

21
Modifications to a parking lot for an existing 

shopping center with associated site 

improvements on 3.99 acres

X X X X X X X
1st Final inspection 

held 9/20/16

14-82000008

GKP

22
5 building office/warehouse complex with 

associated site improvements
X X X X X X

Building permits issued 

for 531 & 535 Virginia 

Ave.

01-80000019

TPB

23

4,000 SF bank with 5 drive-thru lanes on 2.5 

acres with associated on-site and off-site 

improvements

X X X X X X Under construction

14-80000010

15-82000003

16-82000002

BP #16-0370

GKP

24
1,875 SF restaurant with associated site 

improvements on 0.80 acres
X X

Pre-construction 

meeting held 9/22/16

15-80000007

BP #15-2908

GKP

25
1,875 SF restaurant with associated site 

improvements on 0.92 acres
X X X X X X X X Complete

15-80000008

BP #15-2907

GKP

3459 Ridgewood Ave.

515 Virginia Ave.Virginia Industrial Park / new construction

Waffle House Nova Rd. / new construction

Waffle House Taylor Rd. / new construction

3740 Nova Rd.

1633 A Taylor Rd.

Vystar Credit Union / new construction 750 Dunlawton Ave

4020 Nova Rd.Spruce Creek Center / site plan modification
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ROADWAY DEVELOPMENT PROJECTS REPORT Update: October 20, 2016

Description Jurisdiction Status

Construction to widen I-95 from SR44 to I-

4/SR400 from 4 lanes to 6 lanes
FDOT

Under construction / 49% Complete

Est. completion 04/2018

Construct an 5'-wide sidewalk on the south 

side of Madeline Ave., the west side of 

McDonald Rd., and the south side of Charles 

St. from Sugar House Dr. to 6th St.

City/TPO 100% plans and bid package submitted to FDOT

Intersection improvement
Volusia 

County/TPO
Intersection open for use

Extension of Williamson Blvd. as a 4-lane 

divided roadway from Airport Rd. to Pioneer 

Trail

Developer/

Volusia County
Under construction / Est. completion 12/2016

Construct a 5' to 8'-wide sidewalk along the 

east/south side of Victoria Gardens Blvd. from 

Clyde Morris Blvd. to Appleview Way

City/TPO Survey complete; Design in progressVictoria Gardens Blvd. Sidewalk

S. Willamson Blvd. Extension

Project

I-95 Widening

Pioneer Trail at Turnbull Bay Road

McDonald Road Sidewalk
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