
The Department of Planning and Development Services 

                City Hall l 16 Colomba Road l DeBary, FL 32713 

 Development Review Committee (DRC) Meeting 

Tuesday, November 7th, 2023 – 9:30 AM 

DRC AGENDA 
1. CALL TO ORDER 
2. ROLL CALL 
3. APPROVAL OF MINUTES 

 DRC meeting on October 17th, 2023 
4. NEW BUSINESS 

 Case # 23-03-MAJPUD-Tailwinds Commercial; First Review, Applicant is 
requesting a recommendation for a Major PUD Amendment for part of the Glen 
Abbey PUD, located on the southeast corner of U.S. Highway 17-92 and North 

Pine Meadow Drive, to permit a self-storage facility, a restaurant, and a drive-
through oil change, and to provide for development standards therein. 

5. ADDITIONAL BUSINESS: 
6. DISCUSSION: 
7. ADJOURNMENT: 

DISTRIBUTION: 
Technical Review Staff: 

 Steven Bapp, AICP, Growth Management Director - Planning and Zoning (SBapp@DeBary.org) 

 Joseph Barker, AICP, Senior Planner - Planning and Zoning (JBarker@DeBary.org) 

 Kayla Burney, Planning Technician - Planning and Zoning (KBurney@DeBary.org) 

 Kevin Hare, Construction Manager (KHare@DeBary.org) 

 Amy Long, Deputy Public Works Director (ALong@DeBary.org) 

 Chad Qualls, Public Works Superintendent (CQualls@DeBary.org) 

 Robert Scott, Orange City Fire Department (RScott@ourorangecity.com) 

 Merylene Thomas, CNU-A, Senior Planner - Planning and Zoning (MThomas@DeBary.org) 

 Richard Villasenor, City Engineer (RVillasenor@DeBary.org) 

 Steve Wood, Building Inspector (Buildingofficial@DeBary.org) 

 E-Sciences, Environmental Management Consultant (troberts@res.us) 

 Fishback Dominick, Legal Consultant (DLangley@fishbacklaw.com) 

 Stanley Group, Transportation Consultant (KingTanya@stanleygroup.com) 

 SurvTech Solutions, Surveying Consultant (rfowler@survtechsolutions.com) 

 Volusia County Utilities, Utilities (ErinReed@volusia.org) 

 

PLEASE NOTE:  Each DRC project on the agenda will take approximately 30 minutes 
unless otherwise noted. 

 
APPLICANT(S): Please plan to attend the DRC meeting to discuss your project and review the 

comments with reviewers. Individuals with disabilities needing assistance to participate in any of 
these proceedings should contact the City Clerk at least three (3) working days in advance of the 

meeting date and time at (386) 601-0219. 



City of DeBary 

Development Review Committee Meeting 

October 17, 2023 - MINUTES 
 

CALL TO ORDER: 
The meeting of the City of DeBary Development Review Committee was called to order 

by Richard Villasenor, City Engineer, at 9:33 am. 

 

DRC MEMBERS PRESENT: 
Richard Villasenor, City of DeBary 

Joseph Barker, City of DeBary 

Christopher Karl, Orange City Fire Department 

 

OTHERS PRESENT:  
Kayla Burney, City of DeBary 

Phyllis Butlien, City of DeBary 

Shari Simmans, City of DeBary 

Mark Watts, Cobb-Cole 

 

APPROVAL OF MINUTES:   
Joseph Barker made a motion to approve the October 3, 2023 DRC Meeting Minutes, 

seconded by Christopher Karl. The motion was approved by a 3-0 vote. 

 

NEW BUSINESS:   

 

Tailwinds Residential PUD Amendment     Project # 23-04-MAJPUD-Tailwinds Residential 
 

Mark Watts of Cobb-Cole, a representative for the applicant, Kimaya, LLC, came forward to 

speak. 

 

Mr. Watts asked for further information about what the City desires in regard to capital 

improvements in the project’s vicinity. Chairman Villasenor stated this comment is in regard to the 

East Highbanks Road right-turn lane. Mr. Watts stated the right-of-way has been set aside. Mr. 

Villasenor stated the City can manage the improvements in the existing right-of-way, but that 

surveys of the area will need to be done for this to be confirmed. Mr. Watts stated these 

improvements can be part of the proportionate fair share agreement. 

 

Mr. Villasenor also noted a project to extend an 8-foot sidewalk along East Highbanks Road. 

 

Mr. Watts made note of the existing Future Land Use boundary, where part of the tract of land is 

designated Residential/Low-Density without falling any discernible boundaries. He stated he 

believes the discrepancy does not exceed the 600-foot buffer prescribed in the Comprehensive 

Plan’s Future Land Use Element. Joseph Barker stated Staff’s study of the boundary indicates the 

project is within that 600-foot buffer. 

 

Mr. Watts asked if the City desires the applicant to coordinate with VOTRAN with regard to a bus 

stop in the area. Mr. Villasenor stated some coordination will be necessary to confirm what 

facilities, if any, are needed for this project. 

 

Mr. Watts stated he believes they have submitted a preliminary concurrency review to the Volusia 

County School Board. 

 



 

 

Mr. Watts stated they will create specific development standards for the project since it does not 

meet the development standards of the R-7 zoning classification.  

 

Mr. Watts asked if the City would prefer a development agreement be drafted for this PUD 

amendment.  Mr. Barker stated they will reach out to the City Attorney. 

 

Christopher Karl had no comments. 

 

Mr. Villasenor had no additional comments. 

 

Mr. Barker made note of the City Attorney’s comments. 

 

The item was continued to a future DRC meeting. 

 

ADJOURNMENT: 
 

The meeting was adjourned at 9:49 AM. 



  

 

 

 

DRC 11/7/2023 

Subject Case # 23-03-MAJPUD-Tailwinds Commercial 

Applicant: Kimaya, LLC 

 

 

Application Summary: 

 

The applicant is requesting review of a major PUD amendment to the Swallows Golf and Country 

Club (Glen Abbey) PUD, located on the southeast corner of U.S. Highway 17/92 and North Pine 

Meadow Drive. The proposed amendment amends the permitted uses for the subject property to 

include a drive-through oil change, a restaurant, and a self-storage facility, and provides for 

development standards. 

 

Planning & Zoning 

Joseph Barker, AICP, Senior Planner 

 

Comprehensive Plan Review: 
 

In reviewing the application (proposed project), staff has reviewed it against the policies contained 

within the City’s Comprehensive Plan (Plan) to determine whether or not the proposed project is 

consistent with the Plan, as required by Florida Statute 163.3194, and Section 1-2(b)(1) of the 

City’s Land Development Code. 

 

Economic Development 

 

The goal of the City’s Economic Development element is to facilitate the stable, on-going 

development of the economy of the City, while making wise use of resources, including man-made 

resources, natural resources, and human resources. 

 

Objective 3.3 requires the City to carry out certain policies to help achieve its development and 

redevelopment objectives by directing community facility improvements to serve employment 

areas and non-residential uses. 

 The City will ensure that streets and roads serving employment areas are constructed to 

standards sufficient to safely serve trucks. Where necessary, consideration will be given to 

adequate pavement thickness and width, curves, setbacks to pedestrian areas and landscaping, 



  

 

 

 

accessibility to parking and loading areas, and similar issues. Consideration must be given to the 

impact the proposed project will have on these elements. 

 

Management of Natural Resources 

 

The goal of the City’s Management of Natural Resources element is to facilitate the proper 

management of natural resources through their appropriate conservation, protection and use, 

consistent with the desired growth and development of the community to ensure the highest 

environmental quality possible. 

 

Objective 4.2 requires the City to carry out a program of activities to properly manage wetlands 

so as to maintain the natural functions of wetlands while ensuring the appropriate growth and 

development of the community. Please see comments from Environmental Management. 

 

Objective 4.4 requires the City to carry out a program of activities to properly manage habitats and 

vegetative communities so as to maintain these resources and their natural functions while ensuring 

the appropriate growth and development of the community. 

 Policy 4.402 states the City, in reviewing land development activities and managing habitat 

areas for threatened and endangered species, will consider special measures which may be 

necessary to prevent adverse impacts. Please see comments from Environmental Management. 

 

Future Land Use 

 

The goal of the City’s Future Land Use element of the Plan is to facilitate the development and 

use of land, including permanent open space, in an organized arrangement which supports the 

appropriate development of the overall community, including an efficient multi-modal 

transportation system that enhances the well-being of the City’s residents and businesses. 

 

Objective 5.4 requires the City to base land use and development decisions on its adopted Future 

Land Use Map. 

 The subject property is classified as Commercial/Retail (C/R). This classification provides 

for commercial retail and service uses, as well as the uses and activities permitted in the 

Commercial/Office (C/O) classification. The purpose and intent of this land use is to identify 

locations for a variety of commercial uses including neighborhood and community shopping 

centers, convenience stores, retail sales, highway oriented commercial and other commercial 



  

 

 

 

services. There is an outparcel between the storage building and the restaurant. What is the 

intended use for this outparcel? 

 Policy 5.403(b)(3) states areas in this land use classification will be well designed from the 

perspective of pedestrians and bicyclists. The Valvoline may conflict with this policy, due to its 

auto-centric nature, as it abuts the corner of the intersection and the meandering trail along 

North Pine Meadow Drive. A use more beneficial to pedestrians would better meet the 

requirements of this policy. 
 Policy 5.403(b)(4) states commercial developments in close proximity to residential areas 

will be buffered from them so as to reduce the adverse impacts of noise and unsightliness. Internal 

areas will also be well landscaped and signage will be maintained in a modest and coordinated 

manner. Pedestrian and bicycle connections between new retail commercial development and 

redevelopment and adjacent residential land uses commercial land uses shall be encouraged. This 

development will need to be buffered from the residential portions of the Swallows Golf & 

Country Club to the east. Please note the landscaping and signage will need to be able to 

meet the standards of the Land Development Code. Will there be any pedestrian and bicycle 

connections between this development and the adjacent residential area? 

 

Objective 5.5 states the City has established a set of land development regulations to implement 

and support the provisions of the Plan. 

 Policy 5.505 requires the City, when making any decision regarding the approval of a 

development, to consider certain elements, including how a development will affect the 

appearance of the overall community, vis-à-vis good design, orderly pattern of development, and 

compatibility with the development of nearby areas. A Valvoline being on the southeast corner 

of U.S. Highway 17-92 and North Pine Meadow Drive may negatively affect the appearance 

of the area. Near the intersection there is an existing monument sign for Glen Abbey, which 

may not contrast well with the Valvoline being seen behind it as opposed to the trees it is 

currently back dropped against. The appearance of the North Pine Meadow streetscape 

adjacent to the Valvoline could also be negatively affected if proper mitigation measures are 

not taken.  

 

Transportation 

 

The goal of the City’s Transportation element is to facilitate the development of a safe, cost-

effective, coordinated, connected, energy efficient, multimodal transportation system for the 



  

 

 

 

movement of people and goods to benefit the social, economic and physical development of the 

City and to reduce greenhouse gas emissions and vehicle miles of travel. 

 

Objective 6.1 requires the City to carry out a program of activities to facilitate the provision of a 

cost-effective, safe, convenient, and energy efficient multimodal transportation system. 

 Policy 6.103 establishes a regulatory level of service (LOS) to be used to determine 

whether facilities are adequate to serve new development. U.S. Highway 17-92’s minimum LOS 

is as determined by the Florida Department of Transportation (FDOT), and the local street system’s 

(e.g., North Pine Meadow Drive) LOS is a D as defined by FDOT. In order for a final 

development order to ultimately be issued for the proposed project, the current LOS for the 

affected roadways and how this project will affect the LOS must be determined. Please note 

that if the proposed major PUD amendment is approved, that will not act as a guarantee that 

existing facilities will be adequate at the time a final development order application is 

submitted. Please see Policy 6.704 for potential remedies if the LOS is insufficient. 
 

Objective 6.2 requires the City to carry out a program of activities to coordinate the transportation 

system with the future land uses policies on this Plan, and to ensure that population densities, 

housing and employment patterns, land use patterns, and the management of important natural 

features are consistent with transportation modes and services proposed to serve these areas. 

 Policy 6.201 states the City, when making zoning changes, will consider the need for new 

transportation facilities necessitated by the potential development, as well as the resources which 

can be reasonably expected to support new facilities not previously contemplated. Please see 

comments from Transportation. 
 

Objective 6.7 requires the City to reduce emphasis on transportation system improvements that 

favor the use of single-occupancy vehicles as the primary means of transportation. 

 Policy 6.709 suggests locating and configuring parking in ways that will not interrupt street 

frontages. Consideration should be given to this policy in the design of the site layout. 

 

Public Facilities Infrastructure 

 

The goal of the City’s Public Facilities Infrastructure element is to facilitate the development of 

adequate public infrastructure to serve the appropriate growth and development of the City, and 

with appropriate consideration to managing important natural resources. Please see comments 

from Volusia County Utilities and Environmental Management. 



  

 

 

 

 

For all other elements of the Plan not discussed in this report, the project has been determined to 

be consistent with those elements. 

 

Land Development Code Review: 
 
The proposed project has been reviewed against the provisions of the City’s Land Development 

Code (LDC). 

 

Zoning 

 

The subject property is zoned PUD (Swallows Golf and Country Club). Thus, the project is subject 

to the zoning regulations prescribed in Volusia County Resolution # 1978-96, specifically the 

Swallows Golf and Country Club Development Agreement (DA). This PUD is commonly referred 

to as “Glen Abbey” and will be referenced as such herein. 

 

Section 1 of the DA requires Glen Abbey to be developed in accordance with the Community 

Development Plan (CDP). The subject property is Commercial Area # 2 in the DA. Currently, the 

only uses permitted in Commercial Area # 2 are retail sales and services, hence the proposed 

amendment. The development regulations being proposed for this project are those of the B-4 

(General Commercial) zoning classification, as provided for in LDC Chapter 3, Article III, 

Division 3, Section 3-102(d). Compliance with these regulations will need to be confirmed 

during review for any final development orders. 
 

PUD Regulations 

 

LDC Chapter 3, Article III, Division 3, Section 3-108 provides for regulations and standards for 

PUDs. 

 

Section 3-108(b)(5)c.1 provides for information required to be provided for in the PUD 

preliminary plan. Please provide the following information on the conceptual plan: 

 

 Name, address, and telephone number of the developer, professional project 

engineers, architects and planners; 



  

 

 

 

 Approximate location, size and description of open spaces, landscaped areas, or 

buffers; and 

 The general topography and physical conditions of the site, including features such 

as water bodies, wooded areas, wetland areas, vegetation types, soils, 100-year 

floodplain areas, and steep grades or depressions on the site. 

 

Section 3-108(b)(5)c.2 provides for information required to be provided in the DA. Because the 

proposed amendment is a major PUD amendment, it must be reviewed and processed in the manner 

provided for new PUDs, which includes a DA. Please draft and submit a DA. 

 

Supplementary Regulations 

 

In addition to the development standards of the proposed amendment, LDC Chapter 3, Article III, 

Division 4 contains supplementary regulations. 

 

Section 3-129(5) provides for minimum off-street parking. Automobile service stations require 2 

parking spaces for each grease rack/working bay. Restaurants (Types A and B) require 1 space per 

4 seats or 1 for each 200 square feet of gross floor area (GFA), plus 1 space for each employee on 

the largest shift. Self-storage facilities require 1 space for every 10 storage cubicles/units. In order 

to determine compliance with Section 3-129(5), the applicable data must be provided. 
 Section 3-129(8) provides for minimum off-street loading spaces. Restaurants and 

commercial storage facilities both require off-street loading spaces. Please delineate the location 

of these loading spaces on the conceptual plan. 
 Section 3-129(1) provides for required bicycle parking. Restaurants are required to provide 

parking spaces for bicycles. Please delineate the location of these spaces on the conceptual 

plan. 
 

Landscaping and Buffer Standards 

 

LDC Chapter 5, Article I provides for landscaping and buffer standards. These regulations are 

intended to promote the health, safety, and welfare of existing and future residents and visitors of 

the City by establishing minimum standards for the design, installation, and maintenance of 

landscaping, and by establishing standards for the development of adequate buffers between 

adjacent or nearby dissimilar uses within the corporate limits of the City. 

 



  

 

 

 

Section 5-4(2), Table I provides for minimum buffer yards and screening. Commercial uses 

adjacent to single-family residential use/zoning must have a buffer width of 30 feet, with the 

screening being masonry wall and landscaping. The design shown in the conceptual plan would 

fail to meet this requirement. 
 

Gateway Corridor Standards 

 

LDC Chapter 5, Article V provides for standards for the development of the Gateway Corridor, 

which includes U.S. Highway 17-92. 

 

Section 5-123 provides for architectural standards in the Gateway Corridor. Please note these 

standards must be met for a development order to be issued for any structures. 

 

Section 5-124 provides for a minimum 20-foot landscape buffer along the Gateway Corridor. It 

would appear parts of the project’s frontage fails to meet this requirement, including the 

storage building. 
 

Section 5-128(1) provides for site and building standards for self-storage facilities fronting the 

Gateway Corridor. Please note self-storage facilities shall be a mixed-use development with a 

portion of the first floor being an additional office, restaurant, or retail and sales. The 

entrance of the additional use(s) shall be from the front façade of the principal structure. 

Access to the individual storage units are only to be provided from interior spaces. Last, 

there shall be no outdoor storage allowed. 

 

 

Public Works Department 

Amy Long, Deputy Public Works Director 

 

No comments have been received. 

 

 

Fire Services 

Robert Scott, Fire Marshal 

 

No comments have been received. 



  

 

 

 

Engineering 

Richard Villaseñor, P.E., City Engineer 
 

No comments. 

 

 

Building Department 

Steve Wood, Building Official 

 

No comments have been received. 

 

 

Volusia County Utilities 

Erin Reed, PhD, P.E., Water & Utilities Senior Engineer 

 

VCU has reviewed the submittal and has the following comments: 

  

1. Adjacent to the site, Volusia County Utilities owns and maintains a 10” diameter potable 

water main along the southern right-of-way of N. Pine Meadow Drive, a 6” diameter force 

main along the northern right-of-way of N. Pine Meadow Drive, and an 8” diameter 

reclaimed water main within 150-feet feet from the subject site.  The reclaimed water main 

currently terminates at the intersection of N. Pine Meadow Drive and Spring Glen Drive. 

2. Please visit Volusia County Water Resources & Utilities’ website to obtain the most recent 

(2023) Standard Details, Specifications, and a list of approved materials including piping, 

fittings, valves, meters, etc. for water, sewer, and reclaimed infrastructure. 

https://www.volusia.org/services/public-works/water-resources-and-utilities/utility-

engineering.stml 

3. Payment of the county’s utility development fees is required before utility service will be 

provided. The county’s impact fee schedule and commercial water/sewer service 

application are available online at: https://www.volusia.org/services/public-works/water-

resources-and-utilities/utility-engineering.stml 

 

 

 

 

https://www.volusia.org/services/public-works/water-resources-and-utilities/utility-engineering.stml
https://www.volusia.org/services/public-works/water-resources-and-utilities/utility-engineering.stml
https://www.volusia.org/services/public-works/water-resources-and-utilities/utility-engineering.stml
https://www.volusia.org/services/public-works/water-resources-and-utilities/utility-engineering.stml


  

 

 

 

Legal Review 

Dan Langley, Fishback-Dominick 

 

Please see redline version of proposed ordinance. 

 

 

Environmental Management 

Tom Roberts, Regional Science Manager, RES 

 

1. Per the proposed Concept Plan by Kimley Horn, this project may impact jurisdictional 

wetlands and will require an Environmental Resource Permit from the St. John’s River 

Water Management District. If wetlands are impacted, a 404 Permit from the Florida 

Department of Environmental Protection and a wetland alteration permit from the City of 

DeBary may be required. Please provide a Biological Report that addresses these issues. 

2. This site has the potential for the occurrence of state and federal listed species. Please 

address the potential for protected species in the Biological Report. 

3. The tree survey prepared by Charles Rob Defoor does not identify trees that meet specimen 

or historic classification. Please provide a table in the landscape plan that identifies trees 

which meet specimen or historic classification. Additionally, please provide the proposed 

tree mitigation calculations. 

4. Please provide a landscape plan which clearly labels which trees are slated for removal or 

preservation, where the vegetative buffer is to be located, as well as any planting and 

irrigation plans. 

 

 

Transportation 

Tanya King, PE, Senior Transportation Engineer, Stanley Group 
 

1. In Table 1, Trip Generation, the Unit column for the Retail use should be KSF and DU. 

Please make this correction.  

2. In Table 1, Trip Generation, the PM peak hour trip generation for Retail (LUC 8220) is 

incorrect. Please appropriately apply the trip generation equation or the trip average rate 

based on the R-squared value. If the R-square value is 0.70 or higher, then use the equation, 

but if it is less than 0.70 then use the average rate. The Daily Trip generation is correct.  



  

 

 

 

3. In Table 1, Trip Generation, the LUC used for the Quality Service Restaurant (QSR) is 

incorrect. The LUC used 973 is for a Coffee/Donut Shop with Drive-Through. This use 

does not fall under the category of (QSR). Please revise. 

4. In Table 1, Trip Generation, the PM peak hour trip generation is incorrect based on LUC 

937. Please appropriately apply the proper LUC for the restaurant designation and 

appropriately apply the trip generation equation or the trip average rate based on the R-

squared value; if the R-square value is 0.70 or higher, then use the equation, but if it is less 

than 0.70 then use the average rate if appropriate.  

5. In Table 1, Trip Generation, the PM peak hour trip generation is incorrect for LUC 151 

Mini Warehouse. Please appropriately apply the trip generation equation or the trip average 

rate based on the R-squared value; if the R-square value is 0.70 or higher, then use the 

equation, but if it is less than 0.70 then use the average rate if appropriate.  

6. Please provide the ITE Trip Generation sheets for the restaurant and Retail uses and revise 

the analysis based on these changes. 

 

 

***END OF COMMENTS*** 

 

A written response to each of the above comments will be required when revisions are re-submitted 

to the City. Please be advised that additional comments may be forthcoming after a review of the 

revised plan set has been completed. 

If you should have any questions, please feel free to contact me at 386-601-0203.  

 

Steven Bapp, AICP 

Sbapp@debary.org 

Director of Growth Management 

City of DeBary 
























