
 

A G E N D A  
ORMOND BEACH PLANNING BOARD 

Regular Meeting 
 

 
 
April 11, 2013   7:00 PM 
City Commission Chambers 
22 South Beach Street 
Ormond Beach, FL 

 
PURSUANT TO SECTION 286.0105, FLORIDA STATUTES, IF ANY PERSON DECIDES TO `APPEAL ANY DECISION MADE BY 
THE PLANNING BOARD WITH RESPECT TO ANY MATTER CONSIDERED AT THIS PUBLIC MEETING, THAT PERSON WILL 
NEED A RECORD OF THE PROCEEDINGS AND FOR SUCH PURPOSE, SAID PERSON MAY NEED TO ENSURE THAT A 
VERBATIM RECORD OF THE PROCEEDING IS MADE, INCLUDING THE TESTIMONY AND EVIDENCE UPON WHICH THE 
APPEAL IS TO BE BASED. 

 
PERSONS WITH A DISABILITY, SUCH AS A VISION, HEARING OR SPEECH IMPAIRMENT, OR PERSONS NEEDING OTHER 
TYPES OF ASSISTANCE, AND WHO WISH TO ATTEND CITY COMMISSION MEETINGS OR ANY OTHER BOARD OR COM-
MITTEE MEETING MAY CONTACT THE CITY CLERK IN WRITING, OR MAY CALL 677-0311 FOR INFORMATION REGARDING 
AVAILABLE AIDS AND SERVICES. 

I. ROLL CALL 
II. INVOCATION 
III. PLEDGE OF ALLEGIANCE  
IV. NOTICE REGARDING ADJOURNMENT  

THE PLANNING BOARD WILL NOT HEAR NEW ITEMS AFTER 10:00 PM UNLESS AUTHORIZED BY A 
MAJORITY VOTE OF THE BOARD MEMBERS PRESENT.  ITEMS WHICH HAVE NOT BEEN HEARD 
BEFORE 10:00 PM MAY BE CONTINUED TO THE FOLLOWING THURSDAY OR TO THE NEXT REGULAR 
MEETING, AS DETERMINED BY AFFIRMATIVE VOTE OF THE MAJORITY OF THE BOARD MEMBERS 
PRESENT (PER PLANNING BOARD RULES OF PROCEDURE, SECTION 2.7). 

V. APPROVAL OF THE MINUTES:  February 14, 2013 and March 14, 2013. 
VI. PLANNING DIRECTOR'S REPORT 
VII. PUBLIC HEARINGS   

A. PBD 13-006:  1102 West Granada Boulevard, Capital Telecom, Planned 
Business Development Rezoning 
This is a request by Lauralee G. Westine, Esq., agent for Capital Telecom 
(applicant) and Shah Industries, Inc. (property owner) for a rezoning from B-8 
(Commercial) to (PBD) Planned Business Development at 1102 West Granada 
Boulevard, Volusia County parcel number 4220-21-00-00C0.   The rezoning 
application seeks to add a 150’ monopine camouflaged telecommunications 
tower to the rear of the property behind the shopping center building.  The 
rezoning would maintain the uses and dimensional standards of the B-8 
(Commercial) zoning district.   
 
 
 

[04.11.2013 Planning Board Agenda.docx]  



Planning Board Agenda                                                                                                                                                                                           Page 2 

[04.11.2013 Planning Board Agenda.docx]  

B. PP 13-050:  Salh Subdivision, Preliminary Plat 
This is a request by Stanley P. Holle, Architect (applicant), on behalf of the 
property owner Malkit Salh, for preliminary plat approval of the Salh 
subdivision, a three lot subdivision, to be located at the northwest corner of 
Hand Avenue and South Ridegwood Avenue. The site is located in the R-3 
(Single-Family Medium Density) zoning district.   

 
C. M 12-140:  Designation of Granada Brownfield Area 

This is a request by Selby Realty, Inc. on behalf of MDSS, Inc., property 
owner, to designate the property located at 200 East Granada Boulevard as a 
Brownfield Area.  Selby Realty, Inc. has also requested that the City of 
Ormond Beach consider Brownfield designation for all of the beachside 
properties location with the Ormond Beach Community Redevelopment Area.   
  

VIII. OTHER BUSINESS 

IX. MEMBER COMMENTS 

X. ADJOURNMENT       
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STAFF REPORT 
City of Ormond Beach 

Department of Planning 

 
INTRODUCTION:  

This is a request by Lauralee G. Westine, Esq., agent for Capital Telecom (applicant) 
and Shah Industries, Inc. (property owner) for a rezoning from B-8 (Commercial) to 
(PBD) Planned Business Development at 1102 West Granada Boulevard, Volusia 
County parcel number 4220-21-00-00C0.   The rezoning application seeks to add a 150’ 
monopine camouflaged telecommunications tower to the rear of the property behind the 
shopping center building.  The rezoning would maintain the uses and dimensional 
standards of the B-8 (Commercial) zoning district. 

BACKGROUND: 
The subject property is designated as “General Commercial” on the City’s Future Land 
Use Map (FLUM), and is classified as B-8 (Commercial) on the City’s Official Zoning 
Map.  Site maps and pictures are included in EXHIBIT A.  The adjacent FLUM 
designations and zoning classifications are illustrated in the following table: 

 Current Land Uses Future Land Use 
Designation Zoning 

North Trails North Forty 
Subdivision (across 

SR40) 

“Medium Density 
Residential” 

R-4 (Single Family 
Cluster and Townhouse) 

South Trails South Forty “Medium Density 
Residential” 

R-4 (Single Family 
Cluster and Townhouse) 

East Bank and 
Fishermen Landings 

“Office/Professional” & 
“Medium Density 

Residential” 

B-10 (Suburban 
Boulevard) 

West Retail and offices “General Commercial” 
and Office/Professional” 

B-8 (Commercial) and B-
10 (Suburban Boulevard) 

 

DATE: April 4, 2013 
SUBJECT: 1102 West Granada Boulevard, Capital Telecom, Rezoning 

APPLICANT: Lauralee G. Westine, Esq., agent for Capital Telecom 
(applicant) and Shah Industries, Inc. (property owner) 

NUMBER: PBD 13-06 
PROJECT PLANNER: Steven Spraker, AICP, Senior Planner 
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Project area: 
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The project conducted a pre-submittal community meeting at Hooligan’s restaurant on 
July 16, 2012.  The meeting was designed to introduce the applicant to residents and 
business in the area.  As required by the City’s Land Development Code, a community 
meeting was held on January 9, 2013 to discuss the application.  The applicant sent out 
notices to property owners within 600’ of the site.    

PROJECT DESCRIPTION:  The subject property is at the intersection of Clyde Morris 
Boulevard and West Granada Boulevard.  The commercial center was developed as 
part of the Trails South Forty in the early 1980’s and is now divided into four parcels that 
include (1) gas station (2) the subject property with retail and restaurant uses (3) 
Colonial Bank and (4) Bodez by Tasso.  Each parcel has separate ownership.  To the 
south of the South Forty Trail roadway are residential duplexes.   
 
 
 
 
 
 
 

 

 

 

 

 

The application seeks to place a 150’ camouflaged monopine telecommunications tower 
between the rear of the shopping center building and South Forty Trail.  There is no 
other site construction proposed.  The project would be required to re-landscape the 
subject property to the maximum extent practical.   

ANALYSIS:          
According to Chapter 2, Article II, Section 2-36 of the Land Development Code the 
purpose of the Planned Business Development zoning district 

“is to establish regulatory standards for controlling the location of 
comprehensively planned business centers accessible to arterial roadways.  The 
PBD is intended to incorporate a flexible management policy which incorporates 
urban design amenities, including streetscape improvements, and fosters 
innovative master planning in the design and development of commercial centers.  
The PBD district provides a diversified mix of permitted, conditional, and special 

 

1 

2 

3 4 
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land uses and higher standards of land planning and site design than are available 
under conventional zoning categories.” 

One goal of the Planned Business Development is to “provide for a coherent and visually 
attractive physical environment through the creation of focal points and vistas, as well as 
coordination and consistency of architectural styles, landscaping designs and other elements of 
the building environment.” 

Within the B-8 zoning district, camouflaged telecommunications towers are allowed as a 
conditional use with final approval by the Site Plan Review Committee (SPRC) provided 
all required conditions are met.  During the initial review process of different sites within 
the Granada Boulevard area, two issues were identified and expressed to the applicant 
by City staff.  The first issue was that the subject property was an existing non-
conforming developed site and the addition of another use would require the site to be 
brought up to the current Land Development Code standards to the maximum extent 
practical per Section 2-64 of the Land Development Code.  The SPRC applied this 
standard to the camouflaged telecommunications tower that was constructed to 1 South 
Old Kings Road to bring the site landscaping up to the current Land Development Code 
requirements.  The second issue was that the proposed 150’ camouflaged 
telecommunications tower has a required 300’ setback to residentially zoned property.  
The proposed setback to the residentially zoned district was 183’ and would require a 
setback waiver of 117’.  The maximum tower height allowed based on the 183’ setback 
would be 91’.   It was indicated to Capital Telecom in May 2012 that staff would not 
recommend approval of variances for either of these issues. 
Within EXHIBIT B, the applicant has provided two letters that detail how the subject 
property was selected.  The executive summary details the various sites that were 
researched based on the target area identified by AT&T.  Five sites were considered 
including Tomoka Elementary School and Tomoka United Methodist Church.   All the 
sites were eliminated based on either unwilling property owners and/or the inability to 
meet the conditions for the location of camouflaged telecommunications tower.  In a 
letter from a Radio Frequency (RF) Design Engineer, it is stated that the search area 
was determined by coverage and capacity enhancements needed within the City of 
Ormond Beach.  The stated that the existing tower at 1 South Old Kings Road is too 
close to an existing AT&T service at North Yonge Street and Selden Avenue.  The RF 
Design Engineer concluded that there are no other facilities, in the proper location and 
at the required height, which will provide the coverage and meet the capacity needs of 
our customers and the residents of this area.   
In reviewing the information provided by the RF Design Engineer, the issues are 
capacity and an inadequate hand off radius, not coverage.  There is adequate 
coverage.  The cellular signal strength is represented in -dBm: the power ratio in 
decibels of the measured power referenced to one milliwatt.  City staff does not 
understand why a lower microcell site could not boost the dBm and address the 
capacity issues identified along West Granada Boulevard between Nova Road and 
Chelsea Place.  A three dBm increase represents doubling the power.  Combining a 
new micro cell site with co-locating on the T-Mobile 1 South Old Kings Road cell site 
should allow the reusing of the allocated frequencies thereby addressing capacity as 
well as enhancing the hand off radius.  The useful dBm range is somewhere between -
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70 dBm to -120 dBm and the smaller the reception strength the worse the signal. So -70 
dBm is much better than -110 dBm.The current best signal is -80 to -90 or between 3 to 
4 bars on a cell phone.  AT&T converts the reception signal strength to a number 
between 0-5, which means 5 bars equates to excellent reception and 0 bars means 
almost no reception.  The table below equates dBm to signal quality using AT&T‘s 
conversion: 
 
 
 
 
 
 
 
It is staff’s belief that there are alternatives to providing service through more tall towers.  
The code requires co-location as the first option.  Nothing in the application indicates a 
micro cell site combined with a co-located site won’t work other than an RF Engineer 
stating that the “best” alternative for AT&T is the cell site at Clyde Morris Boulevard and 
West Granada Boulevard.  There are five major carriers that serve the Ormond Beach 
area.  If each carrier’s best location is to be a litmus test for location, Ormond Beach will 
see many more 150+ foot towers.     
Planned Business Development Determinations 

1. Setback to a residential district.  Section 2-57.T.3 of the Land Development 
Code requires a 200’ or 200% of the height of the tower, whichever is greater for 
all residential zoning districts.  The proposed tower height is 150’ and would 
require a 300’ setback to any residential zoning district.  The subject property 
abuts a residential zoned area along South Forty Trail and the proposed setback 
is 183’.  The rezoning application seeks a reduction of the 300’ setback to 183’ 
or a variance of 117’.   

The Planned Business Development standards allow staff to waive up to 20% of 
a setback standard. Additional waivers beyond 20% would need to be approved 
by the City Commission as part of the rezoning application.   

2. Conformance to site standards.  The site is an existing non-conforming 
developed site per Section 2-64 of the Land Development Code.  The site was 
developed in the 1980’s and has non-conforming landscape buffers, setbacks 
and stormwater retention.  Section 2-64.B.2 of the Land Development Code 
states:   

“It is the intent of the site plan review process that, to the maximum extent 
practical, nonconforming sites be improved to meet current ordinance 
requirements including, but not limited to, those for parking, driveways, paved 
surfaces, stormwater retention, buffers, landscaping and fencing/screening.” 

Reception Strength (dBm) AT&T’s Signal Quality 

-75 or greater 5 
-83 to -74 4 
-95 to -82 3 

-105 to -94 2 
-110 to -104 1 
-111 or less 0 
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Section 2-64.B.2 of the Land Development Code states:   

 Minor deviations from the strict interpretation of site development standards 
may be allowed, if complete conformity cannot be achieved due to site area, 
lot configuration, or the location of existing buildings. The process for review 
and approval shall be as follows: 
a. the Site Plan Review Committee for permitted uses. 

      b. the City Commission, after a public hearing by the Planning Board, for Special Exception    
or planned developments.  

The primary non-conformance is the site landscaping.  The subject property is 
within the Greenbelt/Gateway Overlay District that requires a 36’ landscape 
buffer along West Granada Boulevard and Clyde Morris Boulevard.  The site has 
existing parking that limits the ability to create landscape areas.  Along West 
Granada Boulevard, the existing landscape buffer area is approximately 5’ with 
three landscape islands.   Along Clyde Morris Boulevard, the existing landscape 
buffer is 20’ with four landscape islands.   

Public Benefits: 
Section 2-36.H.3 of the Land Development Code states the following: 

Applications for a PBD rezoning shall provide a minimum of two of the listed 
public benefits listed below or propose alternative public benefits which are 
acceptable to the City Commission.  For each variance requested, an additional 
two public benefit items shall be required 

The application has provided a letter detailing how the project provides public benefits 
which is attached in EXHIBIT B.  In summarizing the applicant’s letter, the following are 
listed as public benefits: 

1. Planting of additional mature landscape material.  The project proposes to plant 
additional trees that are a larger caliper size than required by the Land 
Development Code; 

2. Increase buffer width along South Forty Trail.  The project proposes to use the 
existing vegetation and have an increased 20’ landscape buffer where the Land 
Development Code requires a 10’ landscape buffer; and 

3. Enhanced E911 service.  The applicant’s letter states the proposed monopine 
tower seeks to enhance and support the wireless services in the City of Ormond 
Beach. 

It is important to note that tower builders do not have the same protection under Section 
704 of Telecommunication Act of 1996 as personal service carriers, common carrier 
wireless services, commercial mobile radio services, unlicensed wireless services, 
cellular, enhanced specialized mobile radio, specialized mobile radio or paging.  
Consequently, the City has the obligation and flexibility to craft telecommunications 
regulations that addresses limitations on location, numbers, heights, and visibility while 
understanding that the very same resident and business who do not want a cell site 
beside them also demands better cell service for personal and business use.   
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CONCLUSION:  
In considering an application for a Planned Business Development, the Planning Board 
may recommend to approve, approve with conditions, or disapprove on the extent to 
which the development offers site amenities above that normally found for permitted 
uses in the district with regard to the following: 
a) Building form, architecture and appropriateness of materials with regard to 

long-term maintenance, relation to the surrounding neighborhood, and 
aesthetics. Architectural drawings shall be approved as part of the 
Development Order and adhered to in all development phases.   
The application is solely for the installation of a 150’ camouflaged monopine 
telecommunications tower and there are no architectural modification proposed for 
the existing building.  The architectural drawing of the tower is included in EXHIBIT 
C. 

b) Landscaping and related site amenities.  
The site is a non-conforming existing developed site and the width of the landscape 
buffers along West Granada Boulevard and Clyde Morris Boulevard are less than 
the code requirements.  The landscape plan does demonstrate that the project 
exceeds the planting material requirements.  For example, the subject property 
requires 131 trees and the plan proposes 178 or an additional 47 tree credits.  In the 
review of the plan, staff does believe that the applicant has sought to bring up the 
site to the maximum extent practical without removing parking areas. 

c) Mitigation of off-site impacts.  
The telecommunication tower is a conditional use in the B-8 zoning district.  One 
condition is the setbacks from residential areas which is 300’.  The placement of the 
150’ camouflaged monopine telecommunications tower within the setback will have 
off-site impacts to the residentially zoned property.  Based on the height of the 
tower, there is no mitigation for this type of structure.   

d) Overall lighting plan, particularly in relation to aesthetics and glare.  
The application is solely for the installation of a 150’ camouflaged monopine 
telecommunications tower and there are no modifications to the site lighting.  The 
applicant has provided a determination of no hazard to air navigation and that 
marking and lighting are not necessary for aviation safety. 

e) Overall signage plan, particularly related to aesthetics and readability.  
The application is solely for the installation of a 150’ camouflaged monopine 
telecommunications tower and there is no signage proposed.     

CRITERIA FOR APPROVAL:  There are certain criteria that must be evaluated before 
a Planned Business Development amendment can be approved.  According to 
Chapter 1, Article I, Section 1-15.C.3 of the Land Development Code, the Planning 
Board shall consider the following when making its decision: 
1. The proposed development conforms to the standards and requirements of 

this Code and will not create undue crowding beyond the conditions normally 



PBD 13-06, Planned Business Development April 4, 2013 
1102 West Granada Boulevard, Capital Telecom, Rezoning Page 8 

[04.11.13 PB Report, 1102 West Granada Boulevard.docx] 

permitted in the zoning district, or adversely affect the public health, safety, 
welfare or quality of life.   
The application for the 150’ camouflaged monopine telecommunications tower does 
not comply with the required setbacks from a residentially zoned district.  The 
setback is required to be 300’ and the tower is located at 183’, requiring a variance 
of 117’.  The applicant seeks to utilize the Planned Business Development process 
to allow the waiver of the residential tower setback.   The Trails South Forty 
subdivision and this area of West Granada Boulevard have been carefully developed 
to allow an integration of commercial, office and residential uses.   It is staff’s belief 
that the tower within the setback will adversely affect the aesthetics and quality of life 
of the abutting residential area.  The Planned Business Development rezoning 
process does provide the ability to alter required setbacks with the approval by the 
City Commission.      

2. The proposed development is consistent with the Comprehensive Plan. 
The property is designated as “Commercial” on the City’s Future Land Use Map 
(FLUM).  The directive text of the Comprehensive Plan states,  

“A multi-use land use category to provide for the sales of retail goods and services, 
high density multi-family, professional offices and services, and restaurants, 
depending on the range of population to be served and the availability of transit.” 

The tower use is consistent with the Comprehensive Plan based on the allowed use 
as a conditional use in the B-8 zoning district.  The key issue is the inability to meet 
the required setback to the residential district.  The City Commission does have the 
ability to modify the setbacks through the Planned Business Development process 
after review by the Planning Board. 

3. The proposed development will not adversely impact environmentally 
sensitive lands or natural resources, including but not limited to water bodies, 
wetlands, xeric communities, wildlife habitats, endangered or threatened 
plants and animal species or species of special concern, wellfields, and 
individual wells. 
The subject property is currently a non-conforming developed site.  There are no 
environmentally sensitive lands or natural resources.  Additionally the property does 
not have any wetlands or protected animal species on-site.  There are no impacts to 
environmentally sensitive lands. 

4. The proposed use will not substantially or permanently depreciate the value of 
surrounding property; create a nuisance; or deprive adjoining properties of 
adequate light and air; create excessive noise, odor, glare, or visual impacts 
on the neighborhood and adjoining properties. 
Telecommunications towers have visual impacts to wherever they are placed.  The 
City’s regulations seek to camouflage towers and to establish setbacks from major 
roadways and residential districts based upon height.  The City has permitted two  
camouflaged monopine telecommunications towers that have met all the conditions 
contained within the Land Development Code, including required community 
meetings.  As stated to Capital Telecom in May 2012, staff does not believe that this 
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site is acceptable for a 150’ telecommunications tower.  Staff believes that the 
camouflaged monopine telecommunications tower will have a negative visual impact 
on the residential neighborhood and adjoining properties.       

5. There are adequate public facilities to serve the development, including but 
not limited to roads, sidewalks, bike paths, potable water, wastewater 
treatment, drainage, fire and police safety, parks and recreation facilities, 
schools, and playgrounds. 
There are adequate public facilities to serve the proposed camouflaged monopine 
telecommunications tower. The site is developed and there is no additional impact 
expected to roads, water, sewer, public safety, recreational facilities, or schools.  
The applicant’s letter state that the proposed camouflaged monopine 
telecommunications tower would enhance the communications necessary for 
emergencies.                

6. Ingress and egress to the property and traffic patterns are designed to protect 
and promote motorized vehicle and pedestrian/bicycle safety and conveni-
ence, allow for desirable traffic flow and control, and provide adequate access 
in case of fire or catastrophe. This finding shall be based on a traffic report 
where available, prepared by a qualified traffic consultant, engineer or planner 
which details the anticipated or projected effect of the project on adjacent 
roads and the impact on public safety. 
The application is solely for the installation of a 150’ camouflaged monopine 
telecommunications tower and there are no traffic or access impacts.      

7. The proposed development is functional in the use of space and aesthetically 
acceptable. 
The proposed site plan is functional.  As stated earlier, there is a concern regarding 
the aesthetic and visual impact of the tower to the surrounding residential properties.     

8. The proposed development provides for the safety of occupants and visitors. 
The proposed development shall comply with all building standards and state and 
federal permitting and would be safe for individuals within the shopping center.           

9. The proposed use of materials and architectural features will not adversely 
impact the neighborhood and aesthetics of the area. 
There is no proposed building and the application is solely for the 150’ camouflaged 
monopine telecommunications tower.  This criteria is not applicable.             

10. The testimony provided at public hearings. 
This application has not been heard and no public testimony has been provided.   

RECOMMENDATION:  

OPTIONS:  Staff identified the following possible options in the review of the rezoning 
application. 

1. Deny the rezoning application.  The rezoning application does not comply with 
the requirements for a setback from residentially zoned property at 200% of the 
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tower height or 300’ in this application.  The applicant has not demonstrated to 
Planning staff’s satisfaction that there are no alternatives to the proposed height 
of 150’ and the impacts to abutting residential areas.  Staff does understand that 
the applicant is a tower builder and as such, their interest is in building towers 
and having space available for potential future carriers.  Carriers want to provide 
the best service but they want to provide it at the least cost.   For this application, 
it may be less expensive to rent a space on a tower than provide an individual 
micro cell site along with leasing a space on the tower at 1 South Old Kings 
Road.   The review criteria for planned developments contained in the Land 
Development Code does not include the cost as a criterion of providing 
telecommunications towers.  As stated earlier, staff believes that the applicant 
has provided landscaping upgrades to the non-conforming site to the maximum 
extent practical to introduce an additional use.  This option would cite criterion 1, 
4, and 7 as basis for denial.  There has yet to be any testimony at a public 
hearing and this criterion may or may not be applicable.  

2. Approve the rezoning application.  This option would approve the application 
as submitted and allow the requested setback waiver to the residentially zoned 
property. If there is a desire to approve the application, the Planning Board would 
need to approve the following: 
a. A setback waiver abutting the residentially district of 117’ to the required 300’ 

setback, with the setback at 183’;   
b. That the site and landscape plan have improved the existing non-conforming 

developed site to the maximum extent practical, per Section 2-64 of the Land 
Development Code; and 

c. Maintain the uses and dimensional standards of the B-8 zoning district.  
3. Approve a modified height that is closer to the required setback.  This 

option would seek to modify the requested setback waiver by reducing the overall 
height of the tower.  With a smaller tower height, the required residential setback 
decreases.  Based on the setback of 183’, the height of the tower would be 
allowed to be 91’.  This option would seek to negotiate an alternative tower 
height between what is allowed at 91 and the requested height of 150’.  

It is expected that the application will be reviewed by the City Commission on May 21, 
2013 (1st reading) and June 4, 2013 (2nd reading). It is recommended that the Planning 
Board recommend DENIAL of PBD 13-06 to add a 150’ monopine camouflaged 
telecommunications tower to the rear of the property behind the shopping center 
building.  

 

Exhibits: 
Exhibit A: Site maps and pictures 
Exhibit B: Applicant provided letters and photo simulations 
Exhibit C: Site plans 
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pictures 
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Balloon represents tower height, looking from 
South Forty TrailSouth Forty Trail



Balloon represents tower height, looking from 
Granada BoulevardGranada Boulevard



Existing landscape buffer along South Forty TrailExisting landscape buffer along South Forty Trail



Balloon represents tower height looking fromBalloon represents tower height, looking from 
Clyde Morris Boulevard
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Applicant Provided 
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Exhibit C 
 

Site plans 



























STAFF REPORT 
City of Ormond Beach 

Department of Planning  
 

DATE: April 4, 2013 

SUBJECT: Salh Subdivision 

APPLICANT: Stanley P. Holle, Architect  on behalf of the property owner 
Malkit Salh 

NUMBER: 13-50 

PROJECT PLANNER: Steven Spraker, AICP, Senior Planner 

INTRODUCTION:  Stanley P. Holle, Architect (applicant), on behalf of the property 
owner Malkit Salh, requests preliminary plat approval of a Salh subdivision, a three lot 
subdivision, to be located at the northwest corner of Hand Avenue and South 
Ridegwood Avenue. The site is located in the R-3 (Single-Family Medium Density) 
zoning district.  
BACKGROUND:  The subject property is located at 438 South Ridgewood Avenue and 
was previously approved for a lot split from one lot to two lots on September 20, 2012 
by the Site Plan Review Committee (SPRC).  The lot split conditions do not allow the 
further subdivision of land within 3 years of SPRC approval.  The applicant is seeking to 
create a third lot and a plat is required.  While the application is a plat, it has the 
characteristicts of a lot split where all of the infrastructure, including roads, water, sewer, 
and utilities exist to serve the property.  The subdivision will be similar to the lot layout 
on the south side of Hand Avenue directly across from the subject property. 
ANALYSIS:  The project site is shown on aerial photograph below: 
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SITE 
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The site is designated “Low Density Residential” on the City’s Future Land Use Map 
and is zoned R-3 (Single-Family Medium Density).  Adjacent land uses and zoning are 
as follows: 

 Current Land 
Uses 

Future Land Use 
Designation Zoning 

West Residential “Medium Density 
Residential” 

R-3 (Single-Family Medium 
Density) 

East Residential “Low Density Residential” R-3 (Single-Family Medium 
Density) 

North Residential “Low Density Residential” R-3 (Single-Family Medium 
Density) 

South Residential “Low Density Residential” R-3 (Single-Family Medium 
Density) 

 
The R-3 zoning district allows lot dimensions of 75’ in width by 100’ in depth for areas 
that have established street patterns and lot configurations of 7,500 square feet.  The lot 
dimensions are proposed as follows: 
Lot 1:  105.91’ by 145.38 or 15,397.20 square feet.  
Lot 2: 79.42’ by 105.30’ or 8,362.93 square feet. 
Lot 3: 79.42’ by 105.30’ or 8,362.93 square feet. 
Each lot shall require building permits for site construction.  During the permitting 
process, the site shall be required to provide details of stormwater management, 
driveway access, house location, and pay required impact fees.   
The preliminary plat is required to be approved by the City Commisison after review and 
recommendation of the Planning Board.  The final plat is approved by the City 
Commission.  The application is seeking only preliminary plat approval at this time and 
is working towards completing the final plat.  
CONCLUSION:   
There are certain criteria that must be evaluated before a Preliminary Plat can be 
approved.  According to Article I of the Land Development Code, The Planning Board 
shall consider the following in making its recommendation: 
(1) Conformance to the standards and requirements of this Code. 
 The Site Plan Review Committee has reviewed the proposed Preliminary Plat and it 

is consistent with the Land Development Code.   
(2) Consistency with the Comprehensive Plan. 

The property is designated “Low Density Residential” on the City’s Future Land Use 
Map and is zoned R-3 (Single-Family Medium Density).  The proposed Preliminary 
Plat is consistent with the land use designation and the zoning classification of the 
property. 
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(3) Any impacts on environmentally sensitive lands or natural resources, 
including but not limited to water bodies, wetlands, xeric communities, wildlife 
habitats, endangered or threatened plants and animal species or species of 
special concern, wellfields, and individual wells. 

 The subject property is within a developed area of the City and no impacts to 
environmentally sensitive lands are proposed.  

(4) Noise, odor, glare or visual impacts on the neighborhood and adjoining 
properties. 

 The plat will not create noise, odor, glare or other adverse impacts on adjacent 
properties. 

(5) Adequacy of public facilities to serve the development, including but not 
limited to roads, sidewalks, bike paths, potable water, wastewater treatment, 
drainage, fire and police safety, parks and recreation facilities, schools, and 
playgrounds. 

 There are adequate public utilities to serve the proposed three lot subdivision. 
(6) On- and off-site traffic impacts, pedestrian safety and adequate access and 

egress for City service and emergency vehicles. 
 The proposed Preliminary Plat provides for safe access on and off the site. As 

proposed, the development will not have an adverse impact on area roadways; there 
is adequate capacity on area roadways to support the development.   

(7) Use of space from a functional and aesthetic perspective. 
 The proposed Preliminary Plat is consistent with the form and function of existing 

adjacent residential developements.  
(8) Safety of occupants and visitors. 
 The safety of occupants and visitors will not be impacted and are addressed in the 

site plan application. 
(9) Proposed use of materials and architectural features in relationship to 

neighborhood character and aesthetic considerations. 
Lots will be developed individually and the City does not regulate residential 
architectural deign for lots not located within a Planned Residential Development. 

 
RECOMMENDATION:  It is recommended that the Planning Board APPROVE the 
preliminary plat for the Salh subdivision.  
 



Exhibit A 
 

Site Maps 



 

 

Lot 1, 438 South Ridgewood Avenue. Looking at intersection of Hand 
Avenue and South Ridgewood Avenue. 

Lots 2 and 3, looking westward along Hand Avenue. 
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STAFF REPORT 
City of Ormond Beach 

Department of Planning 
 
 

DATE: April 1, 2013 
SUBJECT: M 12-140 Designation of Granada Brownfield Area  

APPLICANT: Selby Realty, Inc. on behalf of MDSS, Inc., property owner 
(200 E. Granada Blvd.) 

PROJECT PLANNER: S. Laureen Kornel, AICP, Senior Planner 

 
INTRODUCTION:  This is a request by Selby Realty, Inc. on behalf of MDSS, Inc., 
property owner, to designate the property located at 200 East Granada Boulevard 
as a Brownfield Area (Exhibit A – Letter from Selby Realty, Inc. dated March 12, 
2013).  Selby Realty, Inc. has also requested that the City of Ormond Beach 
consider Brownfield designation for all of the beachside properties location with the 
Ormond Beach Community Redevelopment Area.  This agenda item is being 
presented to the Planning Board as a public hearing item pursuant to the Board’s 
authority outlined in Section 1-15 C.1.c. of the Land Development Code. 

BACKGROUND:  In June 2011, the City Commission, pursuant to a property 
owner’s request, authorized staff to examine the feasibility of designating an area 
and conduct a series of outreach public workshops to provide information about 
Florida’s Brownfields Redevelopment Program and the City’s intention to designate 
the Granada Brownfield Area.  There was a maximum effort to inform affected 
property owners and the city held three workshops.  The Granada Brownfield Area 
consisting of 421 acres or 380 parcels was designated by resolution on January 6, 
2012 (Resolution 2012-02). 
In addition to the request by Selby Realty, Inc., staff has also identified an area 
consisting of ±151 acres or ±70 properties east of the existing Brownfield Area 
generally from Beach Street, across the Granada Bridge extending to the Ocean as 
an additional redevelopment opportunity (Exhibit B – Map of Granada Brownfield 
Area).  The proposed area generally includes those properties within the designated 
Downtown Community Redevelopment Area.  Since the Brownfields Program does 
not provide for any benefit to residential properties, all residentially zoned properties 
were excluded from the proposed expansion. 
DISCUSSION:  An analysis of properties within the proposed area revealed that the 
area consists primarily of a variety of commercial businesses including retail, 
personal, business and professional offices and services.  The city’s Economic 
Development Office has recommended that the City expand the currently 
designated area since there are some properties sitting vacant that are 
economically underutilized.  By expanding the existing Granada Brownfield Area, to 
include the proposed area, property owners will be able to take advantage of 
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incentives on the federal, state and local levels to facilitate much needed 
redevelopment.   
Designation Criteria 
In defining the boundaries of the proposed expansion area, staff looked at existing 
conditions and zoning that could benefit from the Brownfields Program.  In addition, 
staff considered the following criteria:  

1. Whether the Brownfield area warrants economic development and has a 
reasonable potential for such activities; 

2. Whether the proposed area to be designated represents a reasonably 
focused approach and is not overly large in geographic coverage; 

3. Whether the area has potential to interest the private sector in participating in 
rehabilitation; and 

4. Whether the area contains sites or parts of sites suitable for limited 
recreational open space, cultural or historical preservation purposes. 

Overall, the area for the proposed Brownfield designation fits the criteria used to 
determine areas to be designated. 
Just as was the case with past Brownfield designations in Ormond Beach, the 
Brownfields Program is voluntary and not regulatory.  The City is not proposing to 
change land use or zoning on any of the properties located within the proposed 
expansion area.  A Brownfield designation according to Florida Statute 376 is a 
formalized process involving a resolution, 2 public hearings and informational 
meetings. The public hearing before the Planning Board serves as one of those 
required public hearings.  A final public hearing will tentatively be held before the City 
Commission in December.   
 
Financial Incentives Brownfield Area designations offer three financial incentives 
that are available to all property owners within the designated area regardless 
whether environmental issues exist or not on a site.  These incentives include: 

1.  A tax credit of up to $2,500 for each new job above the first five jobs created 
within the designated area; 

2. A sales tax credit on building materials purchased to construct a housing 
project or mixed-use project in the designated area; and 

3.  A last resort loan guarantees from 50% to 75% of a total loan. 
All these incentives are offered through Enterprise Florida.  The one time job bonus 
is an 80/20 cost sharing with the State.  The State provides $2,000 and the City 
provides $500. 
In addition to the three incentives provided for area designation, individual sites with 
environmental issues have a host of other benefits such as liability and legal 
protection for the property owner and lender, and voluntary cleanup tax credits.  
There are also federal benefits that are available, including grants and the 
Brownfield Federal Tax Incentive that allows environmental clean-up costs to be to 
be fully deducted in the same year they occur. 



April 1, 2013 
Page 3 

[Granada Brownfield Expansion Staff Report] 

Advisory Board Requirement 
In accordance with Florida Statutes, an advisory board was established earlier in 
2012.  The recently established Brownfield Advisory Board, whose purpose is to 
advise the City Commission on Brownfields and redevelopment within the designated 
Brownfields, met on November 13, 2012, to review this item.  A board member raised 
the question of including submerged lands within the proposed boundaries.  The 
Board, in a unanimous vote voted to recommend approval of the expansion.  The 
proposed boundaries were later refined to exclude submerged lands in the Intracoastal 
waterway as it was not staff’s intention to originally include submerged lands.  
 
Public Outreach 
A maximum effort was made to inform affected property owners by sending out 
flyers to each property owner located in the proposed Granada Brownfield 
expanded area.  An advertised public workshop explaining the program was held on 
October 24, 2012.  One member of the public attended the workshop.  There was 
no objection to the proposed Brownfield expansion. 
 
CONCLUSION: After reviewing the enabling Statute and operating program 
guidelines, it is clear that the area proposed for expansion meets the Florida 
Brownfield Program designation criteria.  There are currently two Brownfield 
designations within the City of Ormond Beach.  Staff received no correspondence from 
property owners with properties in the proposed expansion area objecting to their 
property being included in the designation; therefore no property has been deleted 
from the original list of properties.  A final public hearing will tentatively be held before 
the City Commission in May 2013. 

   
RECOMMENDATION: It is recommended that the Planning Board recommend to the 
City Commission that the Granada Brownfield Area be expanded to include properties 
generally located within the downtown redevelopment district east of the Halifax River 
spanning from Beach Street across the Granada Bridge to the Atlantic Ocean in 
accordance with FS 376. 

 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

EXHIBIT 1 
 

Letter from Selby Realty, Inc. dated  
March 12, 2013 





 
 
 
 
 
 
 
 
 
 

EXHIBIT 2 
 

Granada Economic Opportunity Proposed 
Brownfield Area Map 
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