
City of Bunnell, Florida
Agenda Item No. 4.

Document Date: 2/22/2025
Department: Community Development
Subject: SE 2023-08 Requesting a modification to an approved special

exception for the Phoenix Crossings development.
Property Address: N Bay Street
Zoning Designation: L-1 / R-3B
Future Land Use Designation: Industrial / Multifamily
Agenda Section: New Business

ATTACHMENTS:
Description Type
Zoning Map Exhibit
Modified Development Plan Layout Plans
Approval Letter for Previous Special Exception. Exhibit

Summary/Highlights:

This is a request to modify an approved special exception for the Phoenix Crossings
development. The special exception was previously granted by the PZA Board on April 21, 2020.
 
In accordance with local notification procedures, notice detailing the date, time, and location were
mailed to adjacent property owners within 300 feet of the subject property, within the City limits, on
March 10, 2025. Notice was published in the Observer Local News on March 20, 2025.

Background:

The applicant, Sandra Shank, applied for a modification to her approved special exception (Case
No. PZA 2020-07) in conjunction with major site plan approval. The reason for this modification is
to modify the development plan that was approved as part of the special exception. The approved
special exception permits a mixed-use development on Parcel ID's: 10-12-30-0850-02130-0030,
10-12-30-0850-02680-0000, and 10-12-30-0850-02490-0020 within the R3-B and L-1 zoning
districts. The following uses are authorized under the special exception:

1. Multi-family
2. Administrative Offices
3. Chapel
4. Gym/Fitness Center
5. Medical and Therapeutic Services
6. Library with computer lab



7. Park
8. Fair Market Rate Rent Housing
9. 120% of Median Income Rent Housing

10. 80% of Median Income Rent Housing
11. 50% of Median Income Rent Housing
12. 30% of Median Income Rent Housing
13. Elderly Housing
14. Homelessness Housing
15. Veterans Housing

 
The updated development plan layout is derived from the major site plan submitted and reviewed
by the Technical Review Committee for consistency with the City's Land Development
Regulations. The approved uses are consistent with the R-3B zoning district for which the uses are
to reside in (See attached zoning map). 

Staff Recommendation:

Approve the Phoenix Crossings special exception modification to the approved development plan
for Parcels 10-12-30-0850-02130-0030, 10-12-30-0850-02680-0000, and 10-12-30-0850-02490-
0020 with the following condition to ensure consistency with Land Development Code:
 

1. This special exception use shall run with the land and may be transferrable should the
ownership of the property ever change only if the new owner continues the use of the
property as allowed under this special exception. If under any circumstance the use of the
property changes beyond what is allowed within this special exception, this special exception
shall become null and void.

 
If motioned for approval, please state along the lines of "I make a motion to approve the
special exception modification with staff's conditions."

If motioned for denial, please state along the lines of "I make a motion to deny the special
exception modification for the subject property" and state the reason for denial.

*The Planning, Zoning and Appeals Board has the ability and authority to amend the conditions
or apply more than what staff has recommended*

City Attorney Review:

Approved for agenda 



Zoning Map 
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City of Bunnell, Florida
Agenda Item No. 5.

Document Date: 2/22/2025
Department: Community Development
Subject: MJSP 2023-15 Requesting approval of the major site plan for

the Phoenix Crossings project, located off of North Bay Street.
Property Address: N Bay Street
Zoning Designation: L-1 / R-3B
Future Land Use Designation: Industrial / Multifamily
Agenda Section: New Business

ATTACHMENTS:
Description Type
Phoenix Crossings Major Site Plan Sheets C001 - C002A Plans
Phoenix Crossings Major Site Plan Sheets C002B - C004 Plans
Phoenix Crossings Major Site Plan Sheets C005 - C007 Plans
Phoenix Crossings Major Site Plan Sheets C008 - C009A Plans
Phoenix Crossings Major Site Plan Sheets C009B - C011 Plans
Phoenix Crossings Major Site Plan Sheets C012 - C014 Plans
Phoenix Crossings Major Site Plan Sheets C015 - C017 Plans
Phoenix Crossings Major Site Plan Sheets C018 - C020 Plans
Phoenix Crossings Major Site Plan Sheets C021 - C023 Plans
Phoenix Crossings Major Site Plan Sheets C024 - C025 Plans
Phoenix Crossings Landscaping Plan Sheets LA-1 through LA-3 Plans
Phoenix Crossings Landscaping Plan Sheets LA-4 through LA-5 Plans

Summary/Highlights:

This is a request for major site plan approval for the Phoenix Crossings development on 8.03+/-
acres of land. The request for approval includes the following:

Phoenix Crossings Major site plan civil set Sheets C001 - C025
Phoenix Crossings Landscaping Plan Sheets LA-1 - LA-5

Background:

The applicant, Abundant Life Ministries-Hope House, Inc., has requested major site plan approval
for a development that spans 8.03+/- acres of land located within three Parcel ID's: 10-12-30-
0850-02130-0030, 10-12-30-0850-02680-0000, and 10-12-30-0850-02490-0020. The
development consists affordable multifamily housing with amenities to support and service the



community within. The development is permitted by a special exception granted in April 21, 2020
and will contain the following uses:

1. Multi-family
2. Administrative Offices
3. Chapel
4. Gym/Fitness Center
5. Medical and Therapeutic Services
6. Library with computer lab
7. Park
8. Fair Market Rate Rent Housing
9. 120% of Median Income Rent Housing

10. 80% of Median Income Rent Housing
11. 50% of Median Income Rent Housing
12. 30% of Median Income Rent Housing
13. Elderly Housing
14. Homelessness Housing
15. Veterans Housing

 
Staff and the Technical Review Committee have reviewed the submitted plans and material in
accordance with the City's Land Development Code, Comprehensive Plan, and other applicable
federal, state, and local regulations. The plans have received all applicable staff and TRC member
sign-offs and is deemed to meet the requirements listed within the City's land development
regulations and is consistent with the City's 2035 Comprehensive Plan. There are some
outstanding comments that are not major and have been placed as conditions of approval. The
applicant will be required to satisfy these conditions prior to a building permit being issued.
 
In accordance with Section 22-3(e) in the Land Development Code, the Planning, Zoning and
Appeals Board shall consider each major site plan application and shall base its decision on
the use, size and dimension regulations for the respective zoning district, the site review
standards established herein and all other applicable land development regulations, and
comprehensive plan policies. The planning, zoning, and appeals board may impose conditions
on-site plan approvals which ensure compliance with all applicable land development
regulations and comprehensive plan policies.

Staff Recommendation:

Approve the major site plan for the Phoenix Crossings development with the following conditions
to ensure consistency with the City's land development regulations:
 

1. The development agreement addressing concerns regarding ingress/egress, rights-of-way,
stormwater management, potable water and sewer must be approved and executed by the
City Commission prior to any building permits being issued.

2. Please obtain and provide to the City a St. Johns River Water Management District (SJRWMD)
Environmental Resource Permit as necessary for the proposed construction with regards to
stormwater management. The SJRWMD permit shall be provided to the City prior to the issuance
of any building permits.

3. On sheet C014, revise "Palm Harbor Parkway" to "North Bay Street" under sequence of
major activities.



4. On sheet C006, the dead-end sign at the entrance point from Elkin Street into Phoenix Way
was provided but was incorrectly placed on Elkin Street at the end of Elkin Street. Please
place the dead-end sign within Phoenix Way and the entry point to Phoenix Way. 

5. On Sheets C012 and C013, Provide the City with a 30’ wide Sanitary Sewer Easement with
labeled metes and bounds describing the easement and tying to a property corner for the
existing 15” gravity sanitary sewer which crosses parcel 10-12-30-0850-02130-0030 in a
west to east direction. Please call out the proposed 30’ wide Easement, with metes and
bounds description, within the Civil Plan set on plan sheets C007 and C0012. The applicant
shall also provide the metes and bounds easement in a recordable format, as approved by
the City, and recorded in the Clerk of Court of Flagler County, Florida, after which a copy is to
be provided to the City.

6. The alley ways and right-of-way located within the subject parcels must be vacated prior to
the issuance of any building permits.

7. All land and/or easements must be donated or executed with the proper instruments, as
described herein and in the development agreement, prior to the release of the site plan
pursuant to Section 22-7 in the Land Development Code.

 
If motioned for approval, please state along the lines of "I make a motion to approve the major
site plan application MJSP 2023-15 for the Phoenix Crossings development with staff's
conditions."
 
If motioned for denial, please state along the lines of "I make a motion to deny the major site
plan application MJSP 2023-15 for the Phoenix Crossings development" and state the
reason for denial.
 
*The Planning, Zoning and Appeals Board has the ability and authority to amend the conditions
or apply more than what staff has recommended*
 

City Attorney Review:

Approved for agenda 
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NON-POROUS
SOIL

6" DIAMETER
DRAINAGE CHANNEL PLANTING MIXTURE

PL
AN

TI
NG

 D
ET

AI
L

V
A

R
IE

S
 -

 S
E

E

LAWN

BARK MULCH
DETAIL
SEE PLANTING
TREE OR SHRUB

6" TOPSOIL

ROOTBALL

SOIL
POROUS

NOT TO SCALE

DO NOT CUT CENTRAL LEADER

BLACK WELLINGTON 1/2"  WIDE
NYLON TAPE

3"  MULCH LAYER, GRADE "A"

REMOVE BURLAP FROM TOP HALF OF
THE ROOT BALL

BACKFILL WITH NATIVE SOIL

EXISTING SUBSOIL

MINIMUM 2" x 4" x 24" P.T.  PINE
WOOD STAKE OR #5 RE-BAR 2'-0" LONG.
POSITION TO SECURELY STABILIZE TREE

4" EARTHEN WATERING RING

TOP OF BACKFILL SOIL IS
90% OF ROOT BALL HEIGHT.

TRUNK FLARE VISIBLE

ROOT
BALL

(*)
PLANTING HOLE SHALL BE 2X THE
 DIAMETER OF THE ROOT BALL

*

TOP-MOST ROOT IN
ROOT BALL AT THE SURFACE

FINISHED
GRADE

ROOT BALL
(*)

TOP OF ROOT BALL 10%
ABOVE LANDSCAPE SOIL.

BACKFILL WITH NATIVE SOIL

EXISTING SUBSOIL

IRRIGATION DEVICE

MULCH COVERING EDGE OF
ROOT BALL NOT PILED ON TOP.

MULCH

NEVER PLACE ANY SOIL OVER THE ROOT BALL. THE ROOT BALL SHOULD BE POSITIONED IN THE HOLE SHALLOW ENOUGH SO THE FINISHED
GRADE OF THE BACKFILL SOIL DOES NOT REACH THE TOP. IN OTHER WORDS, LEAVE THE TOP FEW INCHES OF THE ROOT BALL SIDES
EXPOSED TO THE AIR. MULCH WILL COVER THE REMAINING COUPLE INCHES. THE TOP OF THE ROOT BALL SHOULD BE SEVERAL INCHES
HIGHER THAN THE SURROUNDING LANDSCAPE SOIL. BE SURE THAT WHEN YOU ARE FINISHED PLANTING, THERE IS NO SOIL OVER THE
ROOT BALL. SOIL (AS WELL AS THICK MULCH LAYERS MORE THAN 3 INCHES DEEP) OVER THE ROOT BALL CAN PREVENT WATER AND AIR
FROM ENTERING THE ROOT BALL. YOU SHOULD BE ABLE TO SEE THE TOP-MOST ROOT ORIGINATING FROM THE TRUNK AT THE SOIL
SURFACE OR WITHIN THE TOP INCH OF SOIL IN THE ROOT BALL. THE TRUNK FLARE SHOULD BE VISIBLE.

MULCH SHOULD COVER ONLY THE EDGE OF THE ROOT BALL, SINCE THICK LAYERS OVER THE ROOT BALL CAN KEEP THE TRUNK TOO
MOIST OR TOO DRY AND CAN CAUSE OTHER PROBLEMS. LOCATE THE IRRIGATION DEVICE SO IT DELIVERS WATER DIRECTLY TO THE ROOT
BALL. THERE IS USUALLY NO NEED TO WATER AREAS OUTSIDE THE ROOT BALL. NO AMENDMENTS OF ANY KIND ARE NECESSARY IN THE
BACKFILL SOIL, BECAUSE EXTENSIVE RESEARCH CLEARLY SHOWS THAT THEY TYPICALLY DO NOT NOT INCREASE THE SURVIVAL, NOR
GROWTH AFTER PLANTING. NO SOIL BERM IS NEEDED IF TREES WILL BE IRRIGATED WITH A LOW-VOLUME DEVICE. PLACE THE BERM AT
THE EDGE OF THE ROOT BALL IF THE ROOT BALL IS FINER TEXTURE THAN THE BACKFILL SOIL. THIS WILL HELP INSURE THAT WATER
PERCOLATES INTO THE ROOT BALL.

EQUAL

EQUAL

TRIANGULAR 

NOTE: IN MOST CASES, TRIANGULAR SPACING
IS PREFERRED. USE SQUARE SPACING ONLY
IN SMALL RECTILINEAR AREAS.

SQUARE SPACING

EQ
U

AL

TYPICAL CURB AND GUTTER

DISTANCE TO CENTERLINE WILL
 VARY ACCORDING TO SPECIES

AND HABITAT OF GROWTH SO
THAT MATURE PLANTS WILL NOT

 OVER LAP ONTO SIDEWALK,
STRUCTURES, PAVED AREAS, ETC.

DISTANCE BETWEEN PLANTS SHOULD BE
FAR ENOUGH TO ALLOW PLANTS TO REACH
MATURE SIZE WITHOUT INTERFERING WITH
GROWTH OF ADJACENT PLANT MATERIALS

SPACING OF PLANTS
AS INDICATED ON PLANTING PLAN

SIDEWALK

SPACING

*

*

*

BLACK WELLINGTON 1/2"
WIDE NYLON TAPE

BLACK WELLINGTON 1/2"  WIDE NYLON TAPE

BLACK WELLINGTON 1/2"
WIDE NYLON TAPE

REINFORCED RUBBER HOSE

60 

DETAIL

PLAN

2"x 4"x 2'-0" P.T. PINE
WOOD STAKE OR #5
RE-BAR 2'-0" LONG

MINIMUM 2" x 4" x 2' x 0" P.T.  PINE
WOOD STAKE OR #5 RE-BAR 2'-0" LONG.
POSITION TO SECURELY STABILIZE TREE

120

120

ROOT BALL

TREE PIT

120

* PLANTING HOLE SHALL BE 2X
  THE DIAMETER OF THE ROOT BALL

1

ROOT BALL

EXISTING SUBSOIL

BACKFILL WITH NATIVE SOIL

SPACING AS
PER PLANS

LIMIT OF SOD LINE - ALL SOD
TO BE LAID AS PER DRAWINGS

(SEE LANDSCAPE PLAN)

PLANT MATERIAL SHALL NOT BE PRUNED
PRIOR TO INSTALLATION - AFTER PLANT

 HAVE BEEN INSTALLED, EACH PLANT SHALL
BE PRUNED FOR UNIFORMITY

3"  MULCH LAYER SHALL COVER
ONLY THE EDGE OF THE ROOTBALL

ROOT BALL SHALL BE 1"-2"
HIGHER THAN FINISHED GRADE

WHEN PLANTED.
FINISHED GRADE

* PLANTING HOLE SHALL BE
2X THE DIAMETER OF THE

ROOT BALL.

(*)

6

AT POINT OF SUPPORT
BURLAP TO TRUNK
WRAP 5 LAYERS OF

3(2"x4") WOOD BRACER

TOPSOIL MIXTURE

EXISTING SUBSOIL

3

2

7

2

PLAN

x

8
SECTION

NOT TO SCALE

NOT TO SCALE

PARKING SPACE

SHRUBS/GROUND COVER

120° APPART

3" BELOW GRADE.
SUCH AS SAND, BURIED
SOFT SOIL CONDITIONS
2"x4"x12" FOOT PAD FOR

1/3 HEIGHT OF TRUNK

2"x4"x6" TO TRUNK AS
WIRE 3 WOOD CLEATS

SUPPORT FOR BRACERS

3" MULCH SAUCER

AS NEEDED

3"

4

1

1

x

ACCESS DRIVE

CURB

MULCH

TREE

STRIPS
PALMS WITH BURLAP

TIE HEADS OF CABBAGE
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