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City of Ormond Beach 
  

Special City Commission Meeting 
  

City Hall Commission Chambers 
  

22 South Beach St., Ormond Beach FL 32174  
  

 December 23, 2025, 9:00 AM 
 

 
Jason Leslie, Mayor 
Lori Tolland, Zone 1 
Travis Sargent, Zone 2 
Kristin Deaton, Zone 3 
Harold Briley, Zone 4 
 

____________________________________________________________________________ 
 

Agenda 
 

   
1. CALL TO ORDER 
   
2. RESOLUTIONS 
  

 

  
 
A1. 

Live Local Act, Opt Out Exemption 
 
RESOLUTION NO. 2025-200A: A RESOLUTION MAKING A FINDING PURSUANT 
TO SECTION 196.1978(3)(O), FLORIDA STATUTES, BASED UPON THE 2025 
SHIMBERG CENTER FOR HOUSING STUDIES ANNUAL REPORT; ELECTING TO 
NOT EXEMPT CERTAIN PROPERTIES LOCATED WITHIN THE CITY OF ORMOND 
BEACH FROM AD VALOREM TAXATION UNDER THE LIVE LOCAL ACT SUBJECT 
TO THAT FINDING; PROVIDING FOR THE PRESERVATION OF EXISTING 
EXEMPTIONS; AUTHORIZING THE EXECUTION OF ALL DOCUMENTS 
INCIDENTAL THERETO; AND SETTING FORTH AN EFFECTIVE DATE. (OPTION 1) 

   
 A2. RESOLUTION NO. 2025-200B: A RESOLUTION MAKING A FINDING PURSUANT 

TO SECTION 196.1978(3)(O), FLORIDA STATUTES, CONDITIONED ON THE 
RELEASE OF 2025 SHIMBERG CENTER FOR HOUSING STUDIES ANNUAL 
REPORT; ELECTING TO NOT EXEMPT CERTAIN PROPERTIES LOCATED WITHIN 
THE CITY OF ORMOND BEACH FROM AD VALOREM TAXATION UNDER THE LIVE 
LOCAL ACT SUBJECT TO THAT FINDING; PROVIDING FOR THE PRESERVATION 
OF EXISTING EXEMPTIONS; AUTHORIZING THE EXECUTION OF ALL 
DOCUMENTS INCIDENTAL THERETO; AND SETTING FORTH AN EFFECTIVE 
DATE. (OPTION 2) 

   
   
3. ADJOURNMENT 
 
____________________________________________________________________________ 

 
 

Website Address – www.ormondbeach.org 
 

NOTICE – Pursuant to Section 286.0105 of the Florida Statutes, if any person decides to appeal any decision made by the City 
Commission with respect to any matter considered at this public meeting, such person will need a record of the proceedings and for 
such purpose, such person may need to ensure that a verbatim record of the proceedings is made, including the testimony and 
evidence upon which the appeal is to be based. 
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For special accommodations, please notify the City 
Clerk’s Office at least 72 hours in advance. 
Phone: 386-610-0400  

Help for the hearing impaired is available through the 
Assistive Listening System.  Receivers can be 
obtained from the City Clerk’s Office. 

 
In accordance with the Americans with Disabilities Act (ADA), 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 committee meeting may contact the 
City Clerk’s Office in writing, or may call 386-610-0400 for information regarding available aids and services. 
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City of Ormond Beach  

City Commission Agenda 

Staff Report 
 

 

 

Agenda Date December 23, 2025 Item No 2.A. 

Section RESOLUTIONS Category Consent - Resolution 

Subject Live Local Act, Opt Out Exemption 

Recommended 
Action 

If the Shimberg Center for Housing Studies Annual Report has been 
published, staff recommends APPROVAL of the first resolution (25-200A). If 
the annual report is not available, then this resolution cannot be approved. 
 
If the Shimberg Center for Housing Studies Annual Report has not been 
published, staff recommends APPROVAL of the conditional resolution (25-
200B) that preserves the "opt-out" option based on the annual report 
concluding that sufficient affordable housing exists in Volusia County.  
 
A two-thirds vote of the City Commission is required to approve the 
resolution.  

Strategic Goal Transportation & Community Development - Other 
 

Department 
Staff Contact  

Planning & Building 
Steven Spraker, Planning Director 

 

Summary 

This is an administrative request to approve a resolution to “opt-out” of the tax exemption 
associated with the Florida Live Local Act in Florida Statue 196.1978 (3)(o)2. This section states: 
"A taxing authority must make a finding in the ordinance or resolution that the most recently 
published Shimberg Center for Housing Studies Annual Report, prepared pursuant to s. 
420.6075, identifies that a county that is part of the jurisdiction of the taxing authority is within a 
metropolitan statistical area or region where the number of affordable and available units in the 
metropolitan statistical area or region is greater than the number of renter households in the 
metropolitan statistical area or region for the category entitled “0-120 percent AMI.”  
 
As of the date this agenda item was prepared, the 2025 Shimberg Center for Housing Studies 
Annual Report had not been released. Therefore, this item includes two possible resolutions. The 
first resolution assumes that the Shimberg Center for Housing Studies Annual Report has been 
published prior to the meeting report, and Volusia County qualifies for the “opt-out” of the tax 
exemption. If the Shimberg Center for Housing Studies Annual Report was not published by 
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December 23, 2025, the City Commission is not able to approve this resolution. 

The second resolution makes a conditional finding that the Shimberg Center for Housing Studies 
Annual Report will confirm that Deltona-Daytona Beach- Ormond Beach, FL MSA, which includes 
Volusia County, has a surplus of affordable and available units for households in the “0-120 
percent AMI” category relative to the number of renter households in the same category. If the 
Shimberg Center for Housing Studies Annual Report, once published, does not confirm the 
finding, the resolution shall be voided.   

A resolution must be passed prior to January 1st and provided to the Volusia County Property 
Appraiser’s Office to effectively “opt-out” for the next tax year. Last year, the City Commission 
adopted Resolution 24-217, opting out of 2025. If approved and executed, staff will forward the 
resolution to the Volusia County Property Appraiser. 

Financial Impact 

Florida Statutes allow the “opt-out” exemption for tax authorities that meet certain thresholds as 
determined by the Shimberg Annual Report. Failure to “opt out” where eligible would lead to the 
loss of property tax revenue if a qualifying project is constructed. 

Citizen Impact 

The “opt-out” Florida Statutes regulations allow local governments to collect the same tax 
revenue as existed prior to the legislation. The land development exemptions regarding height 
and density would still be applicable for qualifying Live Local Act projects. 

Attachments 

1. 25-200A Live Local (P25-0178G)
2. 25-200B Live Local
3. 23332 - 2025 Update Live Local Analysis Ormond Beach FINAL
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RESOLUTION NO. 2025-200A 

A RESOLUTION MAKING A FINDING PURSUANT TO 
SECTION 196.1978(3)(o), FLORIDA STATUTES, BASED 
UPON THE 2025 SHIMBERG CENTER FOR HOUSING 
STUDIES ANNUAL REPORT; ELECTING TO NOT EXEMPT 
CERTAIN PROPERTIES LOCATED WITHIN THE CITY OF 
ORMOND BEACH FROM AD VALOREM TAXATION UNDER 
THE LIVE LOCAL ACT SUBJECT TO THAT FINDING; 
PROVIDING FOR THE PRESERVATION OF EXISTING 
EXEMPTIONS; AUTHORIZING THE EXECUTION OF ALL 
DOCUMENTS INCIDENTAL THERETO; AND SETTING 
FORTH AN EFFECTIVE DATE. 
 
 

 WHEREAS, Section 196.1978(3)(o), Florida Statutes, authorizes a taxing 

authority, upon adoption of a resolution by a two-thirds vote of its governing body, to elect not to 

exempt property from ad valorem taxation under Section 196.1978(3)(d)1.a., Florida Statutes, 

provided specific findings are made by the taxing authority and certain conditions are met; and 

WHEREAS, Section 196.1978(3)(o) requires a taxing authority to make a 

finding in the resolution that the most recently published Shimberg Center for Housing Studies 

Annual Report, prepared pursuant to Section 420.6075, Florida Statutes, identifies that a county 

within the taxing authority’s jurisdiction is part of a metropolitan statistical area or region where 

the number of affordable and available units exceeds the number of renter households in the 

category entitled “0-120 percent AMI”; and 

WHEREAS, on December 27, 2024, the City Commission adopted Resolution 

2024-217 by a two-thirds vote at a special meeting electing to opt-out of providing the Live 
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Local Property Tax Exemption based upon the Shimberg Annual Report and desires to renew 

such resolution for the 2026 tax roll pursuant to Section 196.1978(3)(o)(4), Florida Statutes, and 

WHEREAS, the 2025 Shimberg Center for Housing Studies Annual Report 

(“Report”) was published in December 2025 and provided the data necessary for the City 

Commission (“Commission”) of the City of Ormond Beach (“City”) to determine that the 

statutory conditions have been met for electing not to exempt property from ad valorem 

taxation under Section 196.1978(3)(d)1.a., Florida Statutes; and 

WHEREAS, the City intends to adopt this resolution to meet the statutory deadline, 

now therefore, 

 BE IT RESOLVED BY THE CITY COMMISSION OF THE CITY OF 

ORMOND BEACH, FLORIDA, THAT:  

 SECTION ONE. The above recitals are true and correct and are incorporated 

herein by reference. 

SECTION TWO.  The City Commission hereby makes a finding, pursuant to 

Section 196.1978(3)(o), Florida Statutes, that the Report confirms that Deltona-Daytona Beach- 

Ormond Beach, FL MSA, which includes Volusia County, has a surplus of affordable and 

available units for households in the “0-120 percent AMI” category relative to the number of 

renter households in the same category. 

SECTION THREE. The City elects not to exempt properties eligible for the 80 

to 120 Tax Exemption under Section 196.1978(3)(d)1.a., Florida Statutes, and directs the 
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Volusia County Property Appraiser not to grant such exemptions for the 2026 tax roll or for any 

subsequent tax year during which this Resolution remains in effect, unless such exemption was 

granted prior to the adoption of this Resolution. 

SECTION FOUR. This Resolution does not impact a property owner of a 

multifamily project which was granted an exemption pursuant to Section 196.1978(3)(d)1.a., 

Florida Statutes, prior to the adoption of this Resolution. Such property owner may continue to 

receive the exemption for each subsequent consecutive year that the property owner applies for 

and is granted the exemption. 

SECTION FIVE. This Resolution shall take effect on January 1, 2026. 
 
SECTION SIX. This Resolution shall expire on January 1, 2027, unless renewed 

by the City Commission in accordance with Section 196.1978(3)(o), Florida Statutes. 

SECTION SEVEN. This Resolution has been duly advertised in accordance 

with Section 50.011(1), Florida Statutes. A copy of this Resolution shall be provided to the 

Volusia County Property Appraiser prior to January 1, 2026. 

SECTION EIGHT. If any provision of this Resolution or its application is held 

invalid, the invalidity does not affect other provisions or applications that can be given effect 

without the invalid provision or application, and to this end, the provisions of this Resolution 

are declared severable. 
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APPROVED AND AUTHENTICATED by a two-thirds vote on this 23rd  

day of December, 2025. 

  

 ______________________________ 
 JASON LESLIE 
 Mayor 
 
ATTEST: 
 
 
 
_____________________________ 
SUSAN CARROLL DAUDERIS 
City Clerk 
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RESOLUTION NO. 2025-200B 

A RESOLUTION MAKING A FINDING PURSUANT TO 
SECTION 196.1978(3)(o), FLORIDA STATUTES, 
CONDITIONED ON THE RELEASE OF 2025 SHIMBERG 
CENTER FOR HOUSING STUDIES ANNUAL REPORT; 
ELECTING TO NOT EXEMPT CERTAIN PROPERTIES 
LOCATED WITHIN THE CITY OF ORMOND BEACH FROM 
AD VALOREM TAXATION UNDER THE LIVE LOCAL ACT 
SUBJECT TO THAT FINDING; PROVIDING FOR THE 
PRESERVATION OF EXISTING EXEMPTIONS; 
AUTHORIZING THE EXECUTION OF ALL DOCUMENTS 
INCIDENTAL THERETO; AND SETTING FORTH AN 
EFFECTIVE DATE. 
 

 WHEREAS, Section 196.1978(3)(o), Florida Statutes, authorizes a taxing 

authority, upon adoption of a resolution by a two-thirds vote of its governing body, to elect not to 

exempt property from ad valorem taxation under Section 196.1978(3)(d)1.a., Florida Statutes, 

provided specific findings are made by the taxing authority and certain conditions are met; and 

WHEREAS, Section 196.1978(3)(o) requires a taxing authority to make a 

finding in the resolution that the most recently published Shimberg Center for Housing Studies 

Annual Report, prepared pursuant to Section 420.6075, Florida Statutes, identifies that a county 

within the taxing authority’s jurisdiction is part of a metropolitan statistical area or region where 

the number of affordable and available units exceeds the number of renter households in the 

category entitled “0-120 percent AMI”; and 

WHEREAS, on December 27, 2024, the City Commission adopted Resolution 

2024-217 by a two-thirds vote at a special meeting electing to opt-out of providing the Live 

Local Property Tax Exemption based upon the Shimberg Annual Report and desires to renew 

such resolution for the 2026 tax roll pursuant to Section 196.1978(3)(o)(4), Florida Statutes, and 
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WHEREAS, the 2025 Shimberg Center for Housing Studies Annual Report 

(“Report”) is expected to be published in December 2025 and would provide the data necessary 

for the City Commission (“Commission”) of the City of Ormond Beach (“City”) to determine 

whether the statutory conditions have been met for electing not to exempt property from ad 

valorem taxation under Section 196.1978(3)(d)1.a., Florida Statutes; and 

WHEREAS, the City intends to adopt this resolution to meet the statutory 

deadline, while expressly making the required finding conditioned upon confirmation from the 

Report, now therefore, 

   BE IT RESOLVED BY THE CITY COMMISSION OF THE CITY OF 

ORMOND BEACH, FLORIDA, THAT:  

 SECTION ONE. The above recitals are true and correct and are incorporated 

herein by reference. 

SECTION TWO.  The City Commission hereby makes a conditional finding, 

pursuant to Section 196.1978(3)(o), Florida Statutes, that the Report will confirm that Deltona-

Daytona Beach- Ormond Beach, FL MSA, which includes Volusia County, has a surplus of 

affordable and available units for households in the “0-120 percent AMI” category relative to the 

number of renter households in the same category. This finding is expressly contingent upon the 

data contained in the Report. If the Report does not confirm the required surplus, this finding 

shall be voided, and this Resolution shall take no effect and be null and void.  

SECTION THREE.  Subject to the conditional finding described in Section 

Two, the City elects not to exempt properties eligible for the 80 to 120 Tax Exemption under 
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Section 196.1978(3)(d)1.a., Florida Statutes, and directs the Volusia County Property Appraiser 

not to grant such exemptions for the 2026 tax roll or for any subsequent tax year during which 

this Resolution remains in effect, unless such exemption was granted prior to the adoption of 

this Resolution. 

SECTION FOUR. This Resolution does not impact a property owner of a 

multifamily project which was granted an exemption pursuant to Section 196.1978(3)(d)1.a., 

Florida Statutes, prior to the adoption of this Resolution. Such property owner may continue to 

receive the exemption for each subsequent consecutive year that the property owner applies for 

 and is granted the exemption. 
 

SECTION FIVE. This Resolution shall take effect on January 1, 2026, 

conditioned upon the data in the Report confirming the City’s finding. If the Report does not 

confirm the finding, the finding shall be voided, and this Resolution shall take no effect and be 

deemed null and void.  

SECTION SIX. This Resolution shall expire on January 1, 2027, unless renewed 

by the City Commission in accordance with Section 196.1978(3)(o), Florida Statutes. 

SECTION SEVEN. This Resolution has been duly advertised in accordance 

with Section 50.011(1), Florida Statutes. A copy of this Resolution shall be provided to the 

Volusia County Property Appraiser prior to January 1, 2026. 

SECTION EIGHT. If any provision of this Resolution or its application is held 

invalid, the invalidity does not affect other provisions or applications that can be given effect 

without the invalid provision or application, and to this end, the provisions of this Resolution 

are declared severable. 
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APPROVED AND AUTHENTICATED by a two-thirds vote on this 23rd day 

of December, 2025. 

 

 ______________________________ 
 JASON LESLIE 
 Mayor 
 
ATTEST: 
 
 
 
_____________________________ 
SUSAN CARROLL DAUDERIS 
City Clerk 
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I. SCOPE OF ANALYSIS 
 

The accuracy of this analysis is subject to available information known, 
discovered, or presented at the time of research.  
 

 

 

A. OUR RESPONSIBILITY: 

1. Review the key provisions and regulations of the Live Local Act.  
2. Develop a summary of the Live Local Act highlighting critical provisions of 

the law that preempt or modify local land use decision-making. 
3. Review land use & zoning maps provided by City staff identifying vacant 

and developed commercial, industrial, and mixed-use properties.  
4. Review acreage provided by the City staff of available vacant and 

developed land designated for commercial, industrial, and mixed-use 
purposes. 

5. Evaluate the distribution of commercial, industrial, and mixed uses 
properties. 

6. Identify the potential density impacts of development and redevelopment 
under the Live Local Act. 

7. Identify potential impacts on the surrounding area for those properties 
potentially impacted by Live Local Act developments.  

8. Consider if other development standards (not exempted in The Live Local 
Act) should be amended/modified to mitigate any substantial impacts 
identified in Task 7. 

9. Prepare a brief report summarizing the findings of the review. 
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II. EXECUTIVE SUMMARY 
 

The Live Local Act, initially passed during the 2023 legislative session, restricts the City 
of Ormond Beach’s authority to control the location of residential housing within the 
City. Prior to the adoption of the Live Local Act, the City had complete discretion to 
direct new housing to areas planned for residential growth with compatible land uses 
and in accordance with long-held planning principles. The following is a list of the most 
impactful provisions of the law to the City of Ormond Beach: 

1. A City must authorize Live Local Act developments of multi-family and 
mixed-use residential in any area zoned for commercial, industrial, or mixed 
uses.  

2. Administrative (i.e. City staff) approval for Live Local Act development 
projects is required. These requests do not go before the City Commission 
or the City’s Planning Board for consideration.  

3. The highest density allowed in the City, 32-units per acre, is the density 
permitted for Live Local Act developments.  
a. The gross number of dwelling units possible across the City using the 

Live Local Act is 83,488 dwelling units for 2,609 acres of developed and 
vacant qualifying lands. If 5% of this land were developed using the Live 
Local Act, 4,160 dwellings units are possible on 130 acres.  

b. At an average of 2.25 people per household, this could increase the 
City’s population by 187,848 residents (100%) or 9,360 residents (5%). 

4. A City may not restrict the floor area ratio (FAR) of a development below 

150% of the highest currently allowed FAR on any developable land. 

Ormond Beach’s highest currently allowed FAR is 1.5, and at 150%, the 

allowable FAR for Live Local Act developments is 2.25.  

5. A City may not restrict the height below the highest allowed for either 
commercial or residential development within the jurisdiction, within one 
mile of the proposed development, or three stories, whichever is higher. 
The maximum height allowed in Ormond Beach is 75 feet.  

6. A City may restrict the height of a development if it is adjacent to, on two 

or more sides, a parcel zoned for single-family residential use, within a 

single-family residential development with at least 25 contiguous single-

family homes to the following options, whichever is highest: 

a. 150% of the tallest building on any adjacent property; or, 

b. the highest currently allowed height of the property; or, 

c. three stories. 
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7. The Live Local Act states developers can qualify for a 75% property tax 
exemption if they rent 40% of units to people whose annual household 
income "is greater than 80% but not more than 120% of the median annual 
adjusted gross income for households within the metropolitan statistical 
area."  
a. To qualify for a 100% tax exemption, the units would need to be rented 

to people whose median income doesn't exceed the 80% median 
annual adjusted gross income.  

b. The median income for the Deltona-Daytona Beach-Ormond Beach 
metropolitan area is $82,800, according to the Florida Housing Finance 
Corporation as of April 1, 2024.  

c. The 80% to 120% income range for a one-person household is $46,400 
to $69,600. Based on rent limits as outlined by the U.S. Department of 
Housing and Urban Development, a one-bedroom apartment could be 
rented for between $1,243 and $1,864 to qualify as an eligible 
affordable housing unit for a Live Local development. 

d. According to Rent.com as of May 5, 2024, the average rent in Ormond 
Beach for a one-bedroom apartment is $1,200. 

e. Based upon average rent rates in Ormond Beach, the City would lose at 
least 75% and up to 100% of expected property tax revenue from Live 
Local Act developments meant to provide affordable housing to an area 
in which the rent average falls within the affordable housing range.  

 

8. The airport exception, which includes airport noise zones, runway extension 
areas, and airport overlay districts, has an impact on preventing the use of 
Live Local Act provisions around these areas in the City (see appendix for 
maps depicting these areas.  
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9. The parking exceptions created by the 2024 addition to the Live Local Act 
do not apply to Ormond Beach. The City has its own parking reductions 
built into their code in designated areas the City deemed appropriate.  

III. 2023 LIVE LOCAL ACT SUMMARY; SB 102 

A. DISCRETIONARY PROVISIONS (SECTION 166.04151(6), F.S.): 

The Live Local Act allows local governments to approve the development of 
housing on any parcel zoned for commercial and industrial use. To qualify the 
development must have at least 10 percent of the units must be affordable to 
households with incomes up to 120% of the area median income. Affordable 
means monthly rents or monthly mortgage payments including taxes, 
insurance, and utilities do not exceed 30 percent of the household median 
adjusted gross annual income.  
 

B. MANDATORY PROVISIONS:  

The Live Local Act (LLA) preempts local governments from regulating the use, 
density, or height of a proposed affordable housing multifamily or mixed-use 
residential project on a property that is zoned for commercial, industrial, or 
mixed use. To qualify the development must have at least 40% of its units 
reserved as affordable for households with incomes up to 120% of the area 
median income for at least 30 years. If the proposed development is mixed use, 
65% of its gross floor area must be residential.      

More specifically the provisions of Section 166.0415(1) require the following:         

1. A City must authorize multi-family and mixed-use residential in any area 
zoned for commercial, industrial, or mixed uses.  

2. A City may not require zoning or land use changes, special exceptions or 
conditional use approvals, variances, or comprehensive plan amendments 
for height, zoning, or density.  

3. A City may not limit the density of a development below the highest density 
allowed in the jurisdiction where residential density is allowed.  

4. A City may not restrict the height below the highest allowed for either 
commercial or residential development within the jurisdiction, within one 
mile of the proposed development, or three stories, whichever is higher.  

5. A City must administratively approve – without public hearings or meetings 
– if the regulations applicable to multifamily development are met 
(including, but not limited to, setbacks and parking) and consistency with the 
comprehensive plan, except for density, height, and land use. 

6. The Live Local Act requires local governments to consider reduced parking 
for developments meeting the 40% Requirement, if the proposed 
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development is within a ½ mile of a major transit stop that is accessible from 
the proposed development. 

IV. 2024 LIVE LOCAL ACT SUMMARY; SB 328 & 
SB 7074 (Pending Governor Signature)  

A.      DISCRETIONARY PROVISIONS (SECTION 166.04151(7)&(8)F.S.): 

1. A City must “consider” reducing parking for developments within ¼ mile of 
a transit stop, as defined in the City’s land development code, and the transit 
stop is accessible from the development. 

2. A City may still grant a bonus, variance, conditional use, or other special 
exception to height, density, or floor area ratio above what is required by the 
Live Local Act.  
 

B. DISCRETIONARY PROVISIONS (SECTION 196.1978(3)(o)F.S.): 

1. Beginning with the 2025 tax roll, a tax authority may elect upon adoption of 
an ordinance or resolution approved by a two-thirds vote of the governing 
body, not to exempt property located in a county specified pursuant to the 
latest Shimberg Center for Housing Studies Annual Report for a county that 
is part of the jurisdiction of the taxing authority, that the number of 
affordable and available units in the county is greater than the number of 
renter households in the county for natural persons or families who meet the 
specified income limitations. This ordinance or resolution is only good for 
one year and must be readdressed by ordinance or resolution annually. 

2. Volusia County and the municipalities located within are not currently 
eligible to use this exemption according to the latest Shimberg Center for 
Housing Studies Annual Report. 

 

C. MANDATORY PROVISIONS:  

1. A City may not restrict the floor area ratio (FAR) of a development below 

150% of the highest currently allowed FAR on any developable land. 

2. A City may not limit the density of a development below the highest 
currently allowed density allowed in the jurisdiction where residential 
density is allowed.  
a. The term “highest current allowed” for FAR, Density, and height does not 

include any developments having received any bonus, variance, or 
special exception as an incentive for development.  

3. A City may restrict the height of a development if it is adjacent to, on two or 

more sides, a parcel zoned for single-family residential use, within a single-
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family residential development with at least 25 contiguous single-family 

homes to the following options, whichever is highest: 

a. 150% of the tallest building on any adjacent property; or, 

b. the highest currently allowed height of the property; or, 

c. three stories. 

4. A City must administratively approve – without public hearings or meetings 
– if the regulations applicable to multifamily development are met 
(including, but not limited to, setbacks and parking) and is “otherwise 
consistent with the comprehensive plan,” except for density, FAR, height, and 
land use. 

5. A City must reduce parking requirements by at least 20% if the development: 
a. Is located within ½ mile of a major transportation hub (i.e. transit station 

served by public transit with a mix of other transportation options) 
accessible from the development.  

b. Has available parking (on-street parking and parking lots/garages 
available for use by residents) within 600 ft of the development.  
i. However, a City may not require available parking to compensate for 

the reduced parking requirement.  
6. A City is required to eliminate parking requirements for a mixed-use 

residential development if the development is located in an area identified 
as a transit-oriented development/area by the City.  
a. A development located in a transit-oriented development/area must be 

developed as a mixed-use development.  
7. These special, Live Local Act development regulations do not apply to 

airport-impacted areas as provided in F.S. 333.03 and recreation and 
commercial working waterfronts in F.S. 342.201(2)(b) in any area industrial 
zoned. More specifically, these do not apply to: 
a. A development near a runway within ¼ mile laterally from the runway 

edge and within an area the width of ¼ mile extending at right angles 
from the end of the runway for 10,000 feet of any existing airport runway 
or planned airport runway identified in the local government’s airport 
master plan.   

b. A development within any airport noise zone identified in the federal 
land use compatibility table or in a land-use zoning or airport noise 
regulation adopted by the local government.  

c. A development exceeding maximum height restrictions identified in the 
political subdivision’s airport zoning regulation adopted pursuant to this 
section. 

d. Recreational and commercial working waterfront parcels industrially 
zoned. “Recreational and commercial working waterfront” means a 
parcel or parcels of real property that provide access for water-
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dependent commercial activities or provide access for the public to the 
navigable waters of the state. 

8. Any development authorized under the Live Local Act must be treated as a 
conforming use into the future even after the Act expires in 2033. If at any 
point the development violates the affordability period of 30 years, the 
development must be allowed a reasonable time to rectify, and if not 
resolved the development must be treated as a nonconforming use.  
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V. 2025 LIVE LOCAL ACT SUMMARY; SB 1730 

A. UPDATED DEFINITIONS 
1. Introduced new definitions for key terms – e.g. “commercial use”, “industrial 

use” & “mixed use”. 
2. Properties zoned for wholesale sales, equipment rentals and other for-profit 

business activities are to be considered commercial uses. 
3. Clarified that the definition of planned unit developments (PUDs) as used in 

the LLA is the same definition used in Chapter 163 Part II Growth Policy; County 
and Municipal Planning; Land development regulation. 

B. APPLICABILITY AND SCOPE 
1. Expanded the applicability to planned unit developments (PUDs) permitted for 

commercial, industrial or mixed use. 
2. Local governments are prohibited from requiring more than 10 percent of the 

total square footage of a mixed-use Live Local project to be used for 
nonresidential purposes. 

3. Density, height and floor area ratio allowances cannot be lower than the 
highest allowed entitlements as of July 1, 2023. 

4. These are the updated terms: 
 
a.  “Planned unit development” or “master planned community” means an area 
of land that is planned and developed as a single entity or in approved stages 
with uses and structures substantially related to the  character of the entire 
development, or a self-contained development in which the subdivision and 
zoning controls are applied to the project as a whole rather than to individual 
lots. 
 
b.  “Commercial use” means activities associated with the sale, rental, or 
distribution of products or the performance of services related thereto. The 
term includes, but is not limited to, such uses or  activities as retail sales; 
wholesale sales; rentals of equipment, goods, or products; offices; restaurants; 
public lodging establishments as described in s. 509.242(1)(a); food 
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service vendors; sports arenas; theaters; tourist attractions; and other for-profit 

business activities. A parcel zoned to permit such uses by right without the 

requirement to obtain a variance or  waiver is considered commercial use 

for the purposes of this section, irrespective of the local land development 

regulation’s listed category or title. The term does not include home-based 

businesses or cottage food operations undertaken on residential property, 

public lodging establishments as described in s. 509.242(1)(c), or uses that are 

accessory, ancillary, incidental to the allowable uses, or allowed only on a 

temporary basis. Recreational uses, such as golf courses, tennis courts, 

swimming pools, and clubhouses, within an area designated for residential use 

are not commercial use, irrespective of how they are operated.  

 

c. "Industrial use" means activities associated with the manufacture, assembly, 

processing, or storage of products or the performance of services related 

thereto. The term includes, but is not limited to, such uses or activities as 

automobile manufacturing or repair, boat manufacturing or repair, junk yards, 

meat packing facilities, citrus processing and packing facilities, produce 

processing and packing facilities, electrical generating plants, water treatment 

plants, sewage treatment plants, and solid waste disposal sites. A parcel zoned 

to permit such uses by right without the requirement to obtain a variance or 

waiver is considered industrial use for the purposes of this section, irrespective 

of the local land development regulation's listed category or title. The term 

does not include uses that are accessory, ancillary, incidental to the allowable 

uses, or allowed only on a temporary basis. Recreational uses, such as golf 

courses, tennis courts, swimming pools, and clubhouses, within an area 

designated for residential use are not industrial use, irrespective of how they 

are operated.  

 

d. “Mixed use” means any use that combines multiple types of approved land 

uses from at least two of the residential use, commercial use, and industrial use 

categories. The term does not  include uses that are accessory, ancillary, 

incidental to the allowable uses, or allowed only on a temporary basis. 

Recreational uses, such as golf courses, tennis courts, swimming  pools, and 

clubhouses, within an area designated for residential use are not mixed use, 

irrespective of how they are operated. 

C. RELIGIOUS INSTITUTIONS PROVISION 

1. The 2025 Live Local Act now allows local governments to permit affordable 

housing on properties with houses of worship, regardless of zoning. Local 
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governments can choose to participate. If the local government chooses, 

developers can now move forward without rezoning the property.  

2. Religious Institution as defined in s. 170.201(2), means "any church, 

synagogue, or other established physical place for worship at which nonprofit 

religious services and activities are regularly conducted and carried on…” 

3. There are 36 houses of worship within the City, occupying a cumulative area of 

226.37acres. If these parcels were developed at the maximum allowable 

density of 32-units per acre, the total yield would be 7,244 units. However, 

given the area of the parcels already developed with a house of worship and 

associated structures, it’s highly unlikely that this maximum yield would be 

attainable.  

4. At an average of 2.25 people per household, this could potential increase the 

City’s population by 16,299 residents.  

5. If only 5% of the potential population increase is realized, the population 

increase would be 815 new residents.  

D. ADMINISTRATIVE APPROVAL PROCESSES 

1. Clarifies that qualifying developments must receive administrative approval 

without further action from quasi-judicial or administrative boards or reviewing 

bodies if the project complies with local LDC for multifamily development & 

Comp Plan (except for density) 

2. Local governments may not require an amendment to a Development of 

Regional Impact (DRI) for LLA projects.  

E. HISTORIC PROPERTIES: DEMOLITIONS AND HEIGHT LIMITS 

1. Local governments must approve demolitions for qualifying developments that 

meet all regulations without further board or commission review. However, if 

the site has a historic building listed in the National Register of Historic Places 

(before Jan. 1, 2000) or is within a listed historic district, the government may 

require compliance with local architectural design rules (e.g., façade 

replication) as long as these do not change the project’s height, floor area ratio, 

or density. 

2. Parcels that contains a contributing structure or building within a historic 

district listed in the National Register of Historic Places before January 1, 2000, 

or is on a parcel with a structure or building individually listed in the National 

Register of Historic Places, may be restricted to the highest building height 

currently allowed, or allowed on July 1, 2023, within a reduced radius of ¾ 

mile. 
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F. SINGLE-FAMILY RESIDENTIAL: PROTECTION INCREASE - HEIGHT 

1. LLA projects, adjacent on two or more sides to single-family residential with at 

least 25 contiguous homes, are now restricted to a maximum 10 stories, 

irrespective of taller adjacent heights or zoned heights within 1-mile.  Adjacent 

now excludes properties separated by a body of water and public roads. 

2. For proposals adjacent to, on two or more sides, a parcel zoned for single-

family residential use within a single-family neighborhood with at least 25 

contiguous single-family homes, local governments may restrict the height of 

the proposed development to 150 percent of the tallest building on any 

property adjacent to the proposed development, the highest currently allowed 

(or allowed on July 1, 2023) or three stories, whichever is higher, but not more 

than 10 stories. 

G. ENVIRONMENTAL PROTECTIONS: PROTECTION INCREASE 

1. In addition to prohibition against LLA projects in airport-impact areas (Fla. Stat. 

333.03) and recreational or commercial working waterfront (Fla. Stat. 

342.201(2)(b) in any area zoned industrial, LLA shall also now be prohibited in 

the Wekiva Study Area and the Everglades Protection Area. 

H. PARKING REQUIREMENTS 

1. Requires local governments to reduce parking requirements by 15 percent for 

developments within a quarter-mile of a transit stop, half-mile of a major 

transportation hub or with available parking within 600 feet. 

I. CIVIL ACTIONS AND MORATORIA 

1. Expedites civil actions filed against local governments for violating the Live 

Local Act and caps attorney fees and costs at $250,000. The amendments allow 

a county to enforce a building moratorium against developments that qualify 

under the Live Local Act for no more than 90 days in any three-year period 

after the county has prepared an assessment of affordable housing in the 

business impact estimate for the ordinance imposing such a moratorium. 

J. ANNUAL REPORTING FOR LOCAL GOVERNMENTS 

1.  Requires local governments to provide annual reports on litigation, proposed 
or approved projects, and other relevant data to the state land planning 
agency. 
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VI. IMPACTS TO ORMOND BEACH     

A. DEVELOPED LANDS  
1. COMMERCIAL: 2,267 Acres 

a. Planned Business Developments are included in the updated 2025 
amendments to the Live Local Act. The City has 642 acres zoned Planned 
Business Development, which consist of both vacant and developed 
parcels.  

b. If built out to the maximum density of 32-units per gross acre, 72,544 
dwelling units could be permitted. At an average of 2.25 people per 
household, this could increase the City’s population by 163,224 
residents.  

c. If only 5% of the possible acreage was used (86 acres) for Live Local Act 
development, 3,627 dwelling units could be permitted. At an average of 
2.25 people per household, this could increase the City’s population by 
8,161 residents. 

 

 

2. INDUSTRIAL: 477 Acres 
a. If built out to the maximum density of 32-units per gross acre, 15,264 

dwelling units could be permitted. At an average of 2.25 people per 
household, this could increase the City’s population by 34,344 residents.  

b. If only 5% of the possible acreage was used (23 acres) for Live Local Act 
development, 736 dwelling units could be permitted. At an average of 
2.25 people per household, this could increase the City’s population by 
1,656 residents. 
 

3. TOTAL DWELLING UNIT AND POPULATION INCREASES: 
a. The gross number of dwelling units possible for developed lands is 

87,808 dwelling units. If 5% of this land were developed (137 acres) using 
the Live Local Act, 4,384 dwellings units are possible.  

b. At an average of 2.25 people per household, this could increase the 
City’s population by 197,568 residents (100%) or 9,864 residents (5%). 

 
• Notes:  

o These numbers do not include City owned parcels.  
o 2.25 average people per household is sourced from July 31, 2023, U.S. 

Census data for Ormond Beach.  
o Calculations rounded down to the nearest whole number.  
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B. VACANT LANDS  
1. COMMERCIAL: 268 Acres.  

a. If built out to the maximum density of 32-units per gross acre, 8,576 
dwelling units could be permitted. At an average of 2.25 people per 
household, this could increase the City’s population by 19,296 residents.  

b. If only 5% of the possible acreage was used (13 acres) for Live Local Act 
development, 416 dwelling units could be permitted. At an average of 
2.25 people per household, this could increase the City’s population by 
936 residents. 

 
2. INDUSTRIAL: 139 Acres 

a. If built out to the maximum density of 32-units per gross acre, 4,448 
dwelling units could be permitted. At an average of 2.25 people per 
household, this could increase the City’s population by 10,008 residents. 

b. If only 5% of the possible acreage was used (6 acres) for Live Local Act 
development, 192 dwelling units could be permitted. At an average of 
2.25 people per household, this could increase the City’s population by 
432 residents. 
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3. MIXED-USE (Planned Mixed Use Development Zoning only): 2,919 Acres 

a. Mixed-use zoning is permitted via planned development zoning only and 
will now qualify for Live Local Act developments. If built out to the 
maximum density of 32-units per gross acre, the maximum yield would 
be a cumulative total of 93,408 units.  
b. At an average of 2.25 people per household, this could increase the 

City’s population by 210,168 residents (100%) or 10,508 residents 

(5%). 

 
4. TOTAL DWELLING UNIT AND POPULATION INCREASES: 

a. The gross number of dwelling units possible for vacant lands (3,326 
acres) is 106,432 dwelling units. If 5% of this land were developed (166 
acres) using the Live Local Act, 5,312 dwellings units are possible.  

b. At an average of 2.25 people per household, this could increase the 
City’s population by 239,472 residents (100%) or 11,952 residents (5%). 
 

• Notes:  
o These numbers do not include City owned parcels.  
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o 2.25 average people per household is sourced from July 31, 2023, U.S. 
Census data for Ormond Beach.  

o Calculations rounded down to the nearest whole number.  

C. COMBINED DEVELOPED AND VACANT LAND IMPACTS 

1. The gross number of dwelling units possible across the City using the Live 
Local Act is 194,240 dwelling units for 6,070 acres of developed and vacant 
qualifying lands. If 5% of this land were developed using the Live Local Act, 
9,728 dwellings units are possible on 304 acres.  

2. At an average of 2.25 people per household, this could increase the City’s 
population by 436,040 residents (100%) or 21,888 residents (5%). 

 

D. PARKING 

1. 600 FEET AVAILABLE PARKING: The City must reduce parking by 15% (on-

street parking and parking lots/garages available for use by residents) within 

600 feet of the development. Previously, SB 328 required a 20% reduction if 

a development had available parking within 600 feet of the development, 
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including on-street parking or is within one-half mile of a major 

transportation hub accessible by safe, pedestrian-friendly means.  

a. After coordination with City staff, no public parking is available for use by 

residents for residential purposes. As such, the City will not currently be 

required to abide by this Live Local Act provision.  

b. The City’s Land Development Code currently has section 3-27(a)(7) 

stating: “To recognize the availability of transit, on-site parking 

requirements outside of the Downtown Redevelopment Area shall be 

reduced by fifteen percent (15%) for all development and redevelopment 

along a recognized Multi-Modal Corridor. City staff identifies Votran 

routes as Multi-Modal Corridor.  

c. The City’s Land Development Code currently has section 3-27(a)(8) 

stating: Downtown Overlay District parking reductions:  

i. Downtown District. Due to transit availability, and the existence of on-

street parking and public parking lots in the Downtown District, the 

first two thousand (2,000) square feet of floor area for any building 

within the River District shall be exempt from the minimum parking 

requirements as calculated in section 3-26. 

ii. Uptown and Beachside Districts: Due to transit availability, the 

minimum parking requirements as calculated in section 3-26 may be 

reduced by fifteen percent (15%). 

 

E. AIRPORT EXCEPTIONS  
1. 10,000 FEET RUNWAY: Parcels near a runway within ¼ mile laterally from the 

runway edge and within an area the width of ¼ mile extending at right angles 

from the end of the runway for 10,000 feet of any existing airport runway or 

planned airport runway identified in the local government’s airport master 

plan (depicted below). 
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2. AIRPORT OVERLAY DISTRICT: Developments located within the City’s 
Airport Overlay District are not subject to Live Local Act regulations 
(depicted below). 
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VII. RECOMMENDATIONS 

A.      ORDINANCE REVISION 

1. Add specific provisions of the Live Local Act into the land development code 
to address the conflict between local and state regulations, as well ensuring 
developments associated with the Live Local Act are considered conforming 
uses.  
a. The City of Ormond Beach previously addressed the Live Local Act by 

incorporating the law directly into their Land Development Code and 
stating planned developments, planned development-redevelopments, 
and golf courses are exempt from provisions of the Live Local Act. With 
the 2025 amendments, the City will need to modify the Land 
Development Code since planned developments are no longer exempt.  
However, the City must decide whether to include or exempt properties 
developed with houses of worship.  

b. The City handled the Live Local Act affordability requirement by requiring 
a 40-year term Declaration of Covenants and Restrictions/Land Use 
Restriction Agreement (LURA). Ormond Beach requires a Live Local Act 
project to post the property using a poster provided by the City including 
a reference to the Live Local Act and affordable housing.  
 

2. The following are a few examples of other local governments’ previous 
actions to address the Live Local Act within their own jurisdictions: 
 
a. Orange County passed a resolution to adopt standard operating 

procedures (SOP) for addressing the Live Local Act to include listing 
planned developments as not eligible for Live Local Act developments. 
This SOP also requires a LURA documenting the project’s affordability.  

b. The City of Winter Park addressed the Live Local Act by incorporating the 
law directly into their Land Development Code by clearly defining the law 
and how it applies to the City of Winter Park. The City imposed their own 
fines of $5,000 per day against a developer who fails to meet affordability 
requirements as agreed upon via a required affidavit. The City also 
imposed architectural requirements associated by the Orange Avenue 
Overlay District requiring approval from the Orange Avenue Overlay 
Appearance Review Advisory Board.  

c. The City of Tampa created a Live Local Act development application with 
an associate application fee of $2,642.00 plus $111 per acre or portion 
thereof.   

3. Examples of these ordinances, a resolution, and an application are included 
in the Appendix. 
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B.      PUBLISHING 
1. The Live Local Act requires the City to update and electronically publish the 

inventory of publicly owned properties which may be appropriate for 

affordable housing development. 

2. The Live Local Act requires local governments to maintain a publicly written 
policy outlining procedures for expediting building permits and 
development orders for affordable housing projects. 

 

C.      INCENTIVISE MULTI-FAMILY ZONED AREAS  
1. Based upon average rent rates in Ormond Beach, the City would lose at 

least 75% and up to 100% of expected property tax revenue from Live Local 

Act developments meant to provide affordable housing to an area in which 

the rent average falls within the affordable housing range.  

2. Consider creating additional incentives to encourage affordable housing 

developments in multi-family areas in accordance with the City’s Future 

Land Use and Zoning Maps. Density bonuses and/or reduced site 

development standards for affordable housing could encourage these 

developments to build in traditionally compatible areas and preserve the 

expected and needed property tax revenue for both Volusia County and 

the City of Ormond Beach. 
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