
  

 
 
 GROWTH AND RESOURCE MANAGEMENT DEPARTMENT 
 PLANNING AND DEVELOPMENT SERVICES DIVISION  
 CURRENT PLANNING ACTIVITY 
 123 W.  Indiana Avenue, DeLand, FL 32720 
 (386) 736-5959 
 
 

 
 
PUBLIC HEARING: May 9, 2017 – Planning and Land Development Regulation 

Commission (PLDRC) 
 
CASE NO: Z-17-026 
 
SUBJECT: Request to terminate the Daytona Beach International Airport 

Corporate Center MPUD Development Agreement and 
rezone the property from Mixed-Use Planned Unit 
Development (MPUD) to Airport Property (AP) 

  
LOCATION: North side of Beville Road, 1.1 miles east of I-95, Daytona 

Beach 
 
APPLICANT/OWNER: Volusia County 
 
STAFF: Michael E. Disher, AICP, Planner III  
  
 
 
I. SUMMARY OF REQUEST 
 
The Volusia County Aviation & Economic Resources Department and the Growth & 
Resource Management Department are proposing to terminate the Daytona Beach 
International Airport Corporate Center MPUD Development Agreement and rezone the 
subject property from Mixed-Use Planned Unit Development (MPUD) to Airport Property 
(AP).  The 95.2-acre property, also known as the DBIA Technology Park, is located on 
the north side of Beville Road, 1.1 miles east of I-95 and immediately south of the Daytona 
Beach International Airport (DBIA).  The rezoning is proposed in conjunction with two 
related ordinances:  1) an amendment to Note No.  3 on the Future Land Use Map 
concerning 226 acres located on the north side of Beville Road; and 2) an amendment to 
the permitted uses of the AP zoning classification to include aeronautical and high-tech 
uses now permitted in the MPUD.  If approved, the proposed rezoning and related 
ordinances will establish consistent permitted uses and zoning requirements across the 
entire airport property owned and operated by Volusia County to better accommodate 
potential future economic development opportunities related to the airport.   
 
Staff Recommendation:  Forward to the county council for final action with a 
recommendation of approval. 
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II. SITE INFORMATION 
1.  Location: North side of Beville Road, 1.1 miles east of I-95 
2.  Parcel Number: 5225-00-00-0050 and 5236-00-00-0020 
3.  Property Size: ± 95.2 acres  
4.  Council District: 2  
5.  Zoning: Mixed- Use Planned Unit Development (MPUD)  
6.  Future Land Use:  Public/Semi-Public (PSP) 
7.  ECO Map:   No 
8.  NRMA Overlay:  No 
9.  Adjacent Zoning and Land Use: 

 
10.  Maps 
 

       
 
 
 
 
 
 
 
 
 
 
 
           
 

         
 
 

ZONING MAP                                      FUTURE LAND USE MAP 
 
  

DIRECTION ZONING FUTURE LAND USE CURRENT USE 

North AP PSP Vacant 

East AP PSP Vacant 

South 
City AG and 

M3 

City Government/ 
Institution and 

Office/Transition 

Pasture, municipal fire 
station and water 
treatment plant 

West City M3 
Halifax Activity  

Center Industrial and 
City Mixed-Use 

Vacant, pasture, and 
temporary special event 

parking 

SUBJECT 
PROPERTY 

SUBJECT 
PROPERTY 

Page 2 of 31



  

III. OVERVIEW AND BACKGROUND 
 
The subject property consists two parcels (80.7 acres and 14.5 acres) owned by Volusia 
County, situated within the southerly portion of the ±1,400-acre Daytona Beach 
International Airport (DBIA) property.  The property is located between Bellevue Avenue 
to the north and Beville Road to the south.  The property is vacant and wooded except 
for the 14.5-acre 
piece, which has 
been cleared and 
graded to augment 
the 100-year flood-
plain compensation 
needs of the airport.   
 
The southern entry 
point to the property 
is from Pelican Bay 
Drive, which has 
recently been ex-
tended north from 
Beville Road and 
stubbed out at the 
southern property 
line. A City of 
Daytona Beach fire 
station and water 
treatment plant lie just to the south of the property on the north side of Beville Road.  
Beville Road is designated by Daytona Beach as a Scenic Thoroughfare and falls within 
the City’s Scenic Thoroughfare Overlay (STO) zone [LDC Sec 4.9.D]. 
 
The property is part of the DBIA Development of Regional Impact (DRI).  The DRI, 
including the subject MPUD, is located within the municipal limits of the City of Daytona 
Beach.  A 1989 interlocal agreement between the City of Daytona Beach and the county 
authorizes the county to administer planning, zoning, development, and permitting for the 
DBIA property.  Between 2006 and 2013, the county amended the future land use and 
zoning of the entire airport property – except for the subject property – from city to county 
designations.  The future land use designation of the subject property is now Public/Semi-
Public. 
 
The subject 95.2-acre property was rezoned to MPUD in 2008 to facilitate development 
of a high-tech office and industrial park.  The project, also known as the DBIA Technology 
Park, coincided with an amendment to the DBIA DRI providing for up to 608,000 square 
feet of building space and making available 5,308 vested daily vehicle trips from the DRI.  
Resolution #2008-91 approving the rezoning and development agreement is attached for 
reference.  As a county-initiated economic development project, the county committed to 
construct the necessary infrastructure improvements, such as drainage, internal access 
roads and utilities.  A new internal roadway was to have been extended through the center 
of the property, connecting Beville Road to Bellevue Avenue.  The approved development 
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agreement provided for the county to retain ownership of the property and lease tracts for 
development at various sizes, depending on the need of the end user.  The agreement 
was originally set to expire if final site development plans were not submitted within five 
years after approval. In 2013, the county subsequently approved a minor amendment to 
the development agreement removing the expiration period.  
 
It was also in 2013 that the county created the Airport Property (AP) zoning classification 
to implement comprehensive plan policies concerning airport zoning and development.  
The county rezoned all of the airport property to AP except for the subject MPUD.  The 
county now seeks to terminate the MPUD Development Agreement while adding certain 
permitted uses from the MPUD to the AP classification.  Having the entire airport property 
under a single zoning category is anticipated to remove zoning complications for potential 
development opportunities on the 95.2-acre property and adjacent county-owned airport 
lands. 
  

Looking north from Beville Road 
 
 
IV. ANALYSIS AND REVIEW CRITERIA 

 
The MPUD business park was conceived as a mixed, high-tech, light industrial park and 
office/business park that would benefit from proximity to the international airport.  The 
type of permitted uses allowed within the MPUD are: general offices, corporate 
headquarters, distribution centers, light manufacturing uses, and such high-tech uses as 
research laboratories, software and hardware development, computers and electronics, 
aviation and aerospace.  It also includes the full range of industrial uses allowed in the 
Industrial Park (I-4) zoning classification.  Ancillary commercial uses are also allowed 
serving the business and industrial uses.   
 
The AP zoning classification was created to permit uses unique to the airport terminal and 
related operations like air freight facilities, aircraft manufacturers, and flight schools. It was 
also intended to enhance economic viability and development potential of the “non-airside” 
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(or “landside) properties owned by the airport.  Such properties include the restaurants 
and hotels north of the airport terminal on International Speedway Boulevard, as well as 
larger vacant, undeveloped tracts south of the airport runways between Bellevue Avenue 
and Beville Road.  The AP classification specifically does not include many of the industrial 
uses in the I-4 classification that do not relate to airport operations and are not appropriate 
in the vicinity of an airport.  Through a separate ordinance, the county is proposing to add 
the high-tech, aeronautic, and aerospace uses to the AP zoning classification. 
 
ZONING AMENDMENT CRITERIA 
Section 72-414(e) of the zoning code includes the following criteria for review of rezoning 
applications:  
 
(1)  Whether it is consistent with all adopted elements of the comprehensive plan. 
 
Like the rest of the airport property, the subject property is designated Public/Semi-Public 
on the Future Land Use Map.  The Public/Semi-Public (PSP) land use category is 
described as follows:  
 

Public/Semi-Public (PSP) - Lands  that  are  owned,  leased,  or  operated  by  a government 
entity or publicly regulated corporations, except for federal, state, and local passive recreation 
areas which are included under the Conservation designation.  This designation includes 
educational institutions, both public and private and private nonprofit organizations.  Ancillary 
commercial, industrial and office shall be allowed subject to land being maintained in public 
ownership.  Such public/private ventures such as office, industrial and commercial shall be 
limited to a fifty-five percent Floor Area Ratio (0.55 FAR). 
 
Because of the impracticality of locating all public support uses or facilities, some uses will not 
be shown on the Future Land Use Map, but are allowed under the various urban and non-
urban designations, unless specifically excluded.  These uses include: local streets, schools, 
neighborhood and community public parks, fire stations, police stations, and public or semi-
public utilities.  In some instances, these particular uses cover large areas and will be indicated 
on the Future Land Use Map.  Public uses that do not need the minimum acreage required by 
the particular Future Land Use designation it is located in, will contain sufficient land area to 
house the intended use. 

 
According to the future land use/zoning consistency matrix, the AP classification is 
consistent with the Public/Semi-Public future land use designation. 
 
The Comprehensive Plan contains the following specific policies applicable to the 
proposed rezoning request: 

 
Future Land Use Element 
 

1.3.1.19: New development near public airports shall consider compatibility with the airports 
existing and future operations.  Volusia County shall develop appropriate Land 
Development Regulations to help facilitate compatibility between public airports 
and their associated properties and the affected areas surrounding the airport. 
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Transportation Element 
 

2.1.2.10: Volusia County shall continue to monitor development in and around the Daytona 
Beach International Airport for incompatible land uses. 

 
2.1.8.5: Development within the Daytona Beach International Airport Technology Park 

shall be consistent with Resolution 2006-230 approved on November 16, 2006 by 
the County Council amending the adopted development order for the Daytona 
Beach International Airport Development of Regional Impact. 

 
Intergovernmental Coordination Element 
 

14.1.2.9: The County will coordinate with the City of Daytona Beach on future development 
plans for the Daytona Beach International Airport to promote a joint vision for the 
area and satisfy any "gateway" standards established by the city.   

 
The proposed rezoning to AP is consistent with these policies. 

 
(2)  Its impact upon the environment or natural resources. 
 
The subject property contains wetlands and lies within the 100-year flood zone.  These 
environmental constraints will have an impact on the actual amount of the project area 
that can be developed.  There are two large wetland areas planned to be protected with 
required upland buffers. 
 
The 14.5-acre tract on the south side of the subject property has been cleared and 
excavated to provide compensatory floodplain storage to offset floodplain impacts 
elsewhere in the basin.   Specific floodplain management requirements are set forth in 
the County’s Land Development Code and will be followed with any future development 
of the property. 
 
Future development will be also required to demonstrate compliance with environmental 
provisions of the Land Development Code during the final site plan process, including 
wetland and buffer avoidance, minimization, mitigation, and permitting; as well as 
specimen tree preservation, area tree preservation, and removal and replacement 
requirements.  Site plan modifications and/or additional information may be requested at 
that time. 
 
 (3)  Its impact upon the economy of any affected area. 
 
The DBIA is a significant economic asset in Volusia County.  The AP zoning classification 
allows both airside and landside uses to maximize its economic development potential.  
If the two companion ordinances are also approved, then high-tech, aeronautical, and 
aerospace uses will still be allowed on the subject property after it is rezoned.  Together, 
the three ordinances are intended to better position the airport to accommodate potential 
future economic development opportunities related to aeronautical uses.  Rezoning and 
future development of the property are thus expected to provide a positive economic 
impact on the area.   
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(4)  Notwithstanding the provisions of division 14 of the Land Development Code 
[article III], its impact upon necessary governmental services such as schools, 
sewage disposal, potable water, drainage, fire and police protection, solid waste or 
transportation systems. 
 
The property is within the City of Daytona utility service area.  Sewer service is directly 
available, although water service must be extended from the south side of Beville Road.   
Fire, police, and solid waste collection services are available to the property.  The 
rezoning will not increase the impact on transportation systems since many of the uses 
from the MPUD are proposed to be transferred to the AP classification.  There should be 
no net difference based on the permitted uses. 
 
(5)  Any changes in circumstances or conditions affecting the area. 
 
There have been no changes in circumstances or conditions affecting the surrounding 
area. 
 
(6)  Any mistakes in the original classification. 
 
There are no mistakes in the property’s current zoning classification.  However, the 
creation of the AP zoning classification in 2013 and the proposed text amendment to the 
AP permitted uses will make the subject MPUD unnecessary and redundant.   
 
(7)  Its effect upon the use or value of the affected area. 
 
The requested rezoning is consistent with the adjacent properties already zoned AP.  The 
net effect of the uses will not change if the companion AP text amendment transferring 
select permitted uses is approved.  As such, the rezoning is unlikely by itself to have an 
impact on the use or value of the affected area.   
 
(8)  Its impact upon the public health, welfare, safety, or morals. 
 
If the rezoning is approved, any future development will be required to comply with 
requirements of Land Development Code and Zoning Code, including those related to 
landscaping, buffering, non-residential design, zoning, concurrency, infrastructure 
design, stormwater management, tree preservation, environmental protection, etc.  As 
per Intergovernmental Coordination Element Policy 14.1.2.9 and requirements of the AP 
zoning classification, future development shall comply with the City of Daytona Beach’s 
scenic corridor standards along Beville Road.  As such, the proposed change in zoning 
classification will have no negative impacts on the public health, welfare, safety, or morals 
of the neighborhood.   
 
 
V. STAFF RECOMMENDATION 
 
Staff finds the requested rezoning to be consistent with the comprehensive plan, subject 
to the specified criteria for considering a rezoning application.  Therefore, staff 
recommends that the PLDRC forward the request to terminate the Daytona Beach 
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International Airport Corporate Center MPUD Development Agreement and rezone the 
subject property from Mixed-Use Planned Unit Development (MPUD) to Airport Property 
(AP) to the county council with a recommendation of approval. 
 
   
VI. ATTACHMENTS 

 
 Order and Resolution 
 2008 DBIA Corporate Center MPUD Development Agreement  
 Map Exhibits 

 
 

VII. AUTHORITY AND PROCEDURE 
 
Pursuant to Section 72-414, the county council shall hold a public hearing after due public 
notice on all recommendations from the commission.  It may accept, reject, modify, return, 
or seek additional information on those recommendations.  No approval of a rezoning 
application shall be made unless, upon motion, four members of the county council 
concur.  The county council will thereafter forward its decision to the applicant. 
 
Any new information presented at the planning and land development regulation 
commission for any application will be grounds to continue an application to the next 
planning and land development regulation commission.  Applicants shall inform and 
provide staff with the new information prior to the planning and land development 
regulation commission. 
 
Any new information presented at the county council meeting not previously presented to 
the planning and land development regulation commission for any application will be 
grounds to return an application to the planning and land development regulation 
commission for further review.  Applicants shall inform and provide staff with the new 
information prior to the council meeting. 
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RESOLUTION 2017-____ 

 
A RESOLUTION OF THE COUNTY COUNCIL OF 
VOLUSIA COUNTY, FLORIDA, AMENDING THE 
OFFICIAL ZONING MAP OF VOLUSIA COUNTY, 
FLORIDA, BY CHANGING THE ZONING 
CLASSIFICATION OF CERTAIN HEREIN 
DESCRIBED PROPERTY FROM MPUD TO AP; 
PROVIDING AN EFFECTIVE DATE. 

 
WHEREAS, in accordance with Chapter 72, Article II, Section 72-414 of Volusia 

County Code of Ordinance, as amended, the Volusia County Council held public 
hearings after due public notice on June 15, 2017 and July 20, 2017 on the application 
of County of Volusia, owners, Zoning case Z-17-026, for an amendment to the Official 
Zoning Map of Volusia County; NOW THEREFORE, 
 

BE IT RESOLVED BY THE COUNTY COUNCIL OF VOLUSIA COUNTY, FLORIDA, 
IN OPEN MEETING DULY ASSEMBLED IN THE THOMAS C. KELLY 
ADMINISTRATION CENTER, DELAND, FLORIDA, ON THIS 20TH DAY OF JULY A.D. 
2017, AS FOLLOWS: 
 

SECTION I:  In accordance with Volusia County Zoning Ordinance, as amended, the 
Volusia County Council hereby amends the Official Zoning Map of Volusia County, 
Florida, from Mixed Use Planned Unit Development (MPUD) zoning classification to the 
Airport Property (AP) zoning classification, on the following described real property: 

 

 25-15-32 W 1/2 OF SW 1/4 PER OR 4076 PG 4428-4429 
and 

36-15-32 N OF BEVILLE RD MEAS 1350.98 ON S/LINES & 420.39 FT ON E/L & 
1334.73 ON N/L PER OR 4968 PG 1767 

 Parcel No(s).: 5225-00-00-0050 and 5236-00-00-0020 
 

SECTION II: The amendment of the Official Zoning Map is subject to a large scale 
comprehensive plan amendment, Ordinance 2017-12. Upon the effective date of Ordinance 
2017-05, the Zoning Enforcement Official is hereby directed to amend the Official Zoning Map of 
Volusia County in conformity with Section I of this Resolution. If Ordinance 2017-12 does not 
become effective, this Resolution is null and void. 

 
SECTION III: This Resolution shall take effect immediately upon its adoption. 
 
DONE AND ORDERED IN OPEN HEARING THIS 20TH DAY OF JULY, A.D. 2017. 

 
 

COUNTY COUNCIL 
 VOLUSIA COUNTY, FLORIDA 
 
 

ATTEST: _______________________   BY: _______________________ 
James T. Dinneen     Ed Kelley 
County Manager     County Chair 
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