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Introduction
The view from our major roads is the most common way residents see their community
and the means by which visitors decide if it is worth stopping to visit. An aesthetically
pleasing road corridor can be a source of community pride and can attract new residents
and business to the community. Publicly-owned road rights-of-way are the places that
communities can most directly control and improve. The physical city we live in today is
an accumulation of material investment choices over an extended period of time. The
appearance and function of our road corridors is a reflection of this investment and the
care and wisdom of all the people who have ever lived here.
The Ridgewood Corridor Plan study area is approximately 2.86 miles from Dunlawton
Avenue south to the Rose Bay Bridge. Ridgewood Avenue is mostly built out with a
variety of businesses and older residential homes randomly mixed along the corridor.
After the extension of Dunlawton Avenue west from Nova Road to I-95 in the late 1970s,
Ridgewood Avenue experienced a gradual decline as through traffic moved to I-95 and
the prevailing development focus moved westward.
The current character of Ridgewood Avenue is that of an aging, 1960s, auto-oriented
strip with mostly local, mom and pop businesses catering to local customers of
low/medium income, with occasional uses that are not ideally located on a mid to higher
grade commercial corridor (e.g. outdoor storage, auto repair, tattoo, contractor’s yard).
Due to current zoning, it is the only realistic corridor in the City to put equipment rentals,
boat sales, pawn shops, mobile home sales, etc. (i.e. there are zoning restrictions
everywhere else). This has resulted in a seemingly random scattering of more intense
light industrial-like uses among traditional retail uses, with low density residential
directly abutting the rear of these sites.
The existing development pattern is economically challenging with the majority of the
sites and buildings being developed prior to 1980 and therefore not meeting current
development requirements. The majority of the corridor is made up of small lots, with
inadequate parking, landscaping and drainage, old structures that do not meet current
building codes and fractured ownership. The road is carrying less than half of the traffic
it was designed for and the traffic volume has been decreasing over the past ten years.
Less traffic means fewer customers. The only national chains along the 2.86-mile
corridor are Dollar General and Hardees. Recent new development has been beneficial,
but it fits within the existing general character and is not going to be a catalyst for major
upgrades to the overall corridor and types of businesses located in the area. The current
market and demographics of the area are also not driving a substantial improvement of
the existing development or redevelopment.
It will be a great challenge to make this corridor more attractive because there are few
easy and inexpensive solutions when it comes to quality redevelopment of established
areas without the private market driving it. The Ridgewood Corridor Plan attempts to
balance strategies for an ideal future with practical strategies that have a realistic chance
to be implemented in the next five to ten years. The citizens of Port Orange clearly would
like to improve the unattractive nature and economic strength of the roadway. However,
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change to decades of market preferences and regulatory standards that created the current
situation will most likely be gradual.

Purposes of the Plan
This Plan provides strategies to encourage private investment and redevelopment within
the Ridgewood Corridor that will:
• lead to a more attractive appearance,
• improve its economic position, and
• minimize activities that discourage investment.
The Plan helps implement the City’s Vision by strengthening the economic and fiscal
impact of commercial development along the corridor. The Plan supports and enhances
the Comprehensive Plan by providing more specific policy guidance for future
development proposals and long-term capital expenditures.

Ridgewood Avenue History
The Ridgewood Corridor Plan study area
from Dunlawton Avenue to the Rose Bay
Bridge is 2.86 miles long and is statemaintained. In 1904 Ridgewood Avenue was
constructed as a shell road connecting to
Daytona. In 1915 the Dixie Highway was
constructed and Ridgewood Avenue (and the
south part of Riverside Drive) became part of
the Dixie Highway. The Dixie Highway was
extended south over Rose Bay in 1926. Then
in 1927 the U.S. Route System was created
and Ridgewood Avenue changed from the
Dixie Highway to U.S. Route 1. In 1957,
Ridgewood Avenue was widened to the
current 4-lanes. Most of the commercial
development along Ridgewood Avenue
occurred between the 1950s to the early
1970s. After the extension of Dunlawton
Avenue to I-95 in the late 1970s, Ridgewood
Avenue experienced a gradual decline as
traffic moved to the interstate and the
prevailing development focus moved
westward where there were larger lots, more
traffic/customers, and more affluent
customers.
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Existing Conditions Analysis
Assessing the Challenge
There are several challenges to improving the corridor based on the existing conditions,
including existing land use and zoning provisions, physical constraints and infrastructure
deficiencies, aesthetics, and socio-economic conditions. It is important to have a realistic
assessment of the challenges the community faces to in order to develop effective
strategies to successfully improve the corridor.

Physical Constraints, Land Use and Zoning
Ridgewood Avenue (from the Dunlawton Avenue intersection south to the Rose Bay
Bridge) is substantially built out, with the only prominent vacant land located at the
southeast corner of the Dunlawton/Ridgewood intersection and by Burgoyne
Road/Farmbrook Road (4.24 acres). Approximately 14% of the total road frontage
properties (totaling 20 acres) are either vacant or have abandoned buildings (57% vacant
lots; 43% vacant buildings).
The land use pattern along the Ridgewood
Avenue corridor is primarily commercial in
nature, with some older single-family
residential homes randomly scattered
throughout the corridor. There are a number
of residential neighborhoods located
immediately behind or adjacent to the
commercial development along the road
frontage. Zoning along the road reflects the
land use patterns with approximately 80
percent zoned Ridgewood Development - a
commercial zoning category, Planned
Commercial Development, Community
Commercial, and Neighborhood Commercial. Only about 16 percent of the corridor is
zoned residential or Planned Unit Development.
Commercial uses along Ridgewood Avenue are currently predominantly community
scale (i.e. they serve the general shopping need of the area within a ±2-mile radius) and
almost all of the regional traffic on the road is through traffic to neighboring cities or the
beach. The only regional draws are special events at local biker bars, the flea market, and
boat/RV sales businesses. The existing commercial uses are generally: outdoor sales
(auto/boat/RV/sheds; 19%), retail (13%), office (12%), and warehouse/ manufacturing/
processing/ contractor’s yard (10%). The proposed Riverwalk development, just north of
the corridor plan study area, was planned as a regional mixed-use node that would attract
substantial activity to the area. This project has not yet been developed and there may be
substantial changes to the development concept that reduce the regional attractions.
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The existing development pattern is economically
challenging with the majority of the sites and
buildings being developed prior to 1980 and therefore
not meeting current building codes (e.g. accessibility
and egress), requirements for parking (quantity and
design), landscaping (e.g. buffer widths), drainage
(i.e. developed prior to requirements to address
quantity and quality of stormwater discharge), and/or
architecture. Several properties are below current
Base Flood Elevation, requiring fill dirt and possibly
expensive retaining walls to develop or redevelop. In
addition, the small lot sizes1 make it even more
challenging to comply with current development
requirements.
There has been scattered redevelopment along the
roadway in recent years, but because it has not
occurred in a concentrated area, it has not changed
the overall character of the road. Notable changes in
the past ten years or so include the Clark Properties
Corporate Building, Tavern and Chapel in the
Garden, Meeker Plaza, W.W. Gay Mechanical
Contractor, Dollar General, Sam’s Fresh Produce,
and the Masci office building.
The City is the second largest owner of land with
street frontage on Ridgewood Avenue (4.03% of
street frontage land) after Clark Properties (4.86%);
so any improvements to these public facilities further
the redevelopment goals of the area. Examples of City
facility redevelopment projects include Fire Station
No. 1 and the Port Orange Adult Activity Center.
There are several redevelopment opportunities along
the corridor to capitalize on the proximity to the
Halifax River, primarily centered around the
following intersecting roads:
1. Dunlawton Avenue to Meeker Place;
2. Commonwealth Boulevard to Niver Street;
3. Vacant land across from Burgoyne Road/Farmbrook Road; and
4. The Rose Bay Mobile Home Park (south end of US-1, adjacent to Rose Bay).
However, existing market area demographics, fragmented ownership, challenges to meet
current code requirements, potential neighborhood opposition, and the current character
and unattractive appearance may limit redevelopment opportunities.

1

There are ±250 lots in total. The average lot size is approximately ½-acre. Approximately 150 lots are less
than a ½-acre in size, and 66 lots are over 1-acre.
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Transportation
Traffic Volume
Ridgewood Avenue is a four-lane major arterial road with both landscaped and concrete
medians. The entire roadway within the study area functions at a level of service (LOS)
of B (see Appendix for LOS by roadway segment). The road is handling approximately
half of the traffic it was designed for with a capacity of 36,700 cars a day and a 2010
volume of 17,950 (i.e. a volume to capacity ratio of 49%). The volume to capacity ratio
has dropped from closer to 60% just ten years ago.
Driveways
Ridgewood Avenue, from Dunlawton Avenue to the Rose Bay Bridge, has a total of 224
driveways with an average of 78 driveways per mile. For comparison purposes,
Dunlawton Avenue has an average of approximately 15 driveways per mile. Most of the
commercial businesses on Ridgewood Avenue have their own driveways and are not
internally connected. Therefore, vehicles and pedestrians cannot access multiple
developments without having to use Ridgewood Avenue. This increases the number of
short trips customers have to make between nearby businesses and increases traffic
conflicts with turning vehicles on the roadway and at intersections. Also, there are a
large number of nonstandard driveways (i.e. they do not meet the minimum 24’ or
maximum 30’ width requirement). However, there are only three traffic signals along the
2.86-mile corridor, which allows for generally free flowing traffic. Although, when
traffic is free flowing and moving relatively fast it is difficult to turn into a narrow
driveway without slowing down traffic and creating the potential for rear-end collisions.
Sidewalks & Crosswalks
Most of the corridor (99%) has sidewalks on both
sides of the street, except for the southernmost
section (Farmbrook Road to Rose Bay Bridge)
where there is 73% sidewalk coverage. The majority
of the missing sidewalks will
be installed by FDOT at no
cost to the City during the
US-1 resurfacing project
(FY14 or later). There are
two sidewalk gaps that the
FDOT stated would not be
included in the resurfacing
project, including the area
south of Kirby Place, on the
Asphalt south
east side of US-1, where
of Kirby Pl.
Drainage south of E. Magnolia Ave.
there is a walkable asphalt
strip (±102’ long), and in front of the property on the south side of E. Magnolia where
there is a drainage ditch in the right-of-way (±60’ long).
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There are only three pedestrian crosswalks within the 2.86 mile study area. The lack of
crosswalks, roadway width and high speeds are major challenges for pedestrians
attempting to cross Ridgewood Avenue.
Public Transit
Ridgewood Avenue, from Dunlawton
Avenue to the Rose Bay Bridge, has a total
of 29 bus stops and two bus routes. Nineteen
of these bus stops are between Dunlawton
Avenue and Warnock Place. There are no
bus shelters. The buses typically stop about
once an hour. However, additional FDOT
funding becomes available in 2012 that will
enable Votran to increase the bus route
frequency along US-1 to 30 minutes for
three to four years starting in 2013. This
increased route frequency may only extend as far south as Dunlawton Avenue and
possibly to Nova Road if feasible.
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Aesthetics
Most of Ridgewood Avenue is generally
unattractive due to:
• the lack of landscaping,
• numerous pole signs,
• poor screening of outdoor sales areas,
• several metal buildings and other
inexpensive older buildings that lack
character and have not been well
maintained.
There is no pattern to the size and scale of
development, which creates a haphazard
look. This is typical for US-1 throughout
Florida and consistent with most of the ±45mile stretch of the corridor within Volusia
County.
Within the study area there are:
• overhead power lines on both sides of
the street,
• older buildings in poor condition,
• a lack of street front landscaping due
to no irrigation and shallow lot depths
(i.e. very small front yards due to road
widening),
• no irrigation in the median for
landscaping for most of the study
area, and
• light industrial and outdoor sales uses.
The area between Katherine Street and Kirby
Place is more attractive with landscaping in
the median and some newer buildings.
There is no easy and low-cost solution to
substantially improve the appearance of the
corridor. The current market and
demographics of the area are not driving a
substantial improvement of the aesthetics.
The more recent higher quality developments
that were built or planned during the high growth years of the early 2000s (e.g. the Clark
Properties Corporate Building and Tavern and Chapel in the Garden, Meeker Plaza, and
the Masci office building) will be a challenge to duplicate in the current economy, and
the momentum they may have created to initiate more improvement along the corridor
has been lost during the economic recession. Without market-driven changes or
substantial public investment, aesthetics are not likely to noticeably improve.
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Socio-Economic
Typical regulatory approaches to corridor improvement such as elimination of pole signs,
stricter architectural standards and up-zoning for mixed-use or higher density
development can be controversial. Many land owners and developers have made
investment decisions based on current standards. The economic market guiding
development in this area is not densely populated and affluent enough to ensure high
returns on investment under different, higher quality standards. The key real estate asset
is the proximity and possible access to the waterfront. Creating connections to the river
may be essential to drawing reinvestment and customers from more affluent areas.
However, this approach will not be easy because any major developments connecting
Ridgewood to the river will probably draw opposition from adjacent residents concerned
about the impacts of noise, traffic, etc.
There are multiple owners along the corridor and no one major land owner to work with
(i.e. no “champion” for change). The demographics of the surrounding area show a lack
of disposable income and density to attract higher-end retail. Riverwalk has not been built
to help the area with collateral benefits of a regional draw. The Clark Properties prerecession effort stalled after substantial initial success and was not able to be a catalyst
for others along the corridor. These factors make it difficult to attract new investment
along the corridor and are a key reason why there are few national chains along the
corridor and most businesses are local, small-scale, and geared to the low-moderate
income group.
It is very difficult to find any funding in this economy to attract new investment with
reductions trickling down from Federal and State budgets to local budgets. Expansion of
the Community Redevelopment Area (CRA) is not preferred by community leaders
because there is no obvious potential for major Tax Increment Financing (TIF) money
without a substantial corridor upgrade. The Community Development Block Grant
(CDBG) annual revenue is limited (± $200,000 and decreasing annually) and there are
competing needs for these funds (i.e. Safe Routes to School improvements), but there
may be opportunities to allocate some of these funds to acquire property for regional
drainage and other infrastructure improvements, open space, and removal of blight (see
Appendix H).
Traditional strategies for public investment to enhance corridor aesthetics are costly and
substantially less feasible. For example, the cost of burying unattractive overhead power
lines is substantial along major roads and the cost to install and maintain attractive
landscaped medians and parks is high. Without financing tools such as tax increment
financing or state and federal grants and revenues, the people of Port Orange would have
to fully pay for many of these improvements. US-1 is not the City’s primary commercial
corridor, so there is competition for money and attention from other corridors such as
Dunlawton, Williamson, Nova, and Clyde Morris. Focusing this level of our limited
resources on this section of roadway is not likely a top priority for our residents that do
not live or work in the area.
The Florida Department of Transportation (FDOT) has provided funding for road
improvements in the area (typically traffic improvements – widening and resurfacing)
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and ongoing partnerships will be necessary when funding opportunities are available.
Other communities, such as South Daytona, Ormond Beach, and Daytona Beach Shores
partnered with FDOT for landscaping, streetscaping, and/or utility improvements. These
improvements were partially funded with grants applied for through the local
Transportation Planning Organization (TPO), as well as maintenance agreements with
FDOT. Many times these grants require a percentage of matching funds or upfront
payment of the improvements with reimbursement by the FDOT. However, the City
cannot expect FDOT to fully fund all desired improvements to Ridgewood Avenue.
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Community Input
During the Spring and Summer of 2011,
City staff met with the residents of Harbor
Point, Harbor Oaks, and Halifax
Dr./Riverside Dr., the Chamber of
Commerce, and various Ridgewood
business owners. The purpose of these
meetings was to establish a common
understanding of the existing conditions on
Ridgewood Avenue in the study area and
hear the community’s opinions about the
future of the corridor.
There was a general consensus on
eliminating unattractive “grandfathered”
conditions (i.e. legal non-conforming
conditions such as the appliance store with
outdoor storage) and improving the
screening of outdoor display areas, not allowing typical industrial uses such as a
“contractor’s yard” as a permitted use along Ridgewood, improving the landscaping
throughout the corridor, slowing traffic for safety and better visibility for businesses
without causing congestion, cleaning-up the lower-end motels/hotels and reducing crime.
The people at the meetings ranked preferred improvements to appearance of the corridor
as: 1) underground power
Underground power lines
25%
lines, 2) landscaping in
Landscaping
in
medians
19%
medians, and 3) shade trees.
Shade trees
16%
When asked how they
Street lights
13%
would pay for the selected
Repair existing sidewalks
10%
improvements the most
Crosswalks
10%
popular options were a cityFill sidewalk gaps
4%
Bicycle lane
3%
wide tax increase and
Repaving streets
1%
expanding the Community
Reduce roadway back to 2‐lanes
0%
Redevelopment Area
Bus shelters
0%
(CRA) for Tax Increment
0%
5%
10% 15% 20% 25% 30%
Financing (TIF) revenue.
In February 2012, City staff held a
public workshop at the Adult
Activity Center to review the first
draft of strategies proposed for the
Corridor Plan. Residents and
Ridgewood business owners were
in attendance, most of whom had
attended a prior public input
meeting. The workshop attendees
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were generally in favor of the draft strategies proposed. The participants also expressed a
desire to find ways to encourage national chain stores to develop along US-1, for the City
to provide matching façade and interior improvement grants, to create a more unified
character for the corridor and a less cluttered appearance, and to explore a City Council
policy shift to focus Community Redevelopment Area (CRA) money in a concentrated
area of the CRA south of Dunlawton Ave.
The draft plan was provided to the City Council, the Planning Commission, the Chamber
of Commerce, and the corridor plan e-mail group and was posted on-line for public
review in August 2012. A workshop on the draft plan was held with the City Council on
September 25, 2012 and the Planning Commission on September 27, 2012. The City
Council held another meeting on the draft plan at the Riverside Pavilion on October 30,
2012. Revisions based on the input at these meetings have been included into this
document.
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Strategy Approach
The main objectives of the Plan are to improve the corridor by:
Making it more attractive,
Improving its economic position, and
Minimizing activities that discourage investment.
Each corridor improvement strategy is intended to help achieve one or more of these
objectives. As directed by Council, the Draft Plan includes strategies that can be
implemented in the short-term at little to no cost to maintain the current character of the
roadway and prevent decline. In order to be prepared for the long-term recovery of the
economy, the Plan also includes opportunistic strategies that can be implemented over
several years as conditions improve and grant funding and other resources become
available. The long-term strategies are an optional approach at this time, intended to
enable the City to leverage State and Federal funds and to support private development
investment consistent with the Plan.
Implementing the initial short-term strategies allows the community to take gradual steps
towards the ideal future at little to no cost. However, failure to eventually fund and
implement the opportunistic strategies may have long-term negative impacts. The
community will need to be willing to support changes or accept the possible
consequences of inaction including lack of private investment and decline of the
commercial areas along Ridgewood.
This Plan will not make the Ridgewood Corridor perfect and it is not reasonable to expect
that everything must happen according to the Plan for it to be successful. The Plan is
intended to ensure the choices we make now and in the future will methodically improve
the Ridgewood Corridor.

These symbols are used throughout the strategies sections of
the Plan to help identify which of these Plan objectives each
strategy is intended to help achieve.
Making it more attractive,
Improving its economic position, and
Minimizing activities that discourage investment.
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Short-term Corridor Enhancement Strategies
Traditional strategies for public investment to enhance corridor aesthetics are costly and
not as feasible in the current economic climate. Without financing tools such as tax
increment financing or state and federal grants and revenues, the people of Port Orange
could have to fully pay for many of these improvements. Ridgewood is not the City’s
primary commercial corridor, so there is competition for money and attention from other
corridors such as Dunlawton, Williamson, Nova, and Clyde Morris. Focusing this level of
our limited resources on this section of roadway is not likely a top priority for our
residents that do not live or work in the area.
Recent new development in the area has been beneficial, but it has mostly been consistent
with the existing character of Ridgewood and has not been a catalyst for major upgrades
to the overall corridor and types of businesses located in the area. The current market and
demographics of the area are also not driving a substantial improvement of the existing
development or redevelopment. It will be a great challenge to make this corridor more
attractive because there are few easy and inexpensive solutions when it comes to quality
redevelopment of established areas when there is limited private market investment.
The short-term Ridgewood Avenue corridor enhancement strategies include guidance for
practical, lower cost capital investment and regulatory changes. The strategies are
intended to encourage redevelopment that strengthens the local economy and makes the
road more attractive. Implementing the initial short-term strategies allows the community
to take gradual steps towards the ideal future at minimal cost.
Significantly improving Ridgewood Avenue in this manner is not likely and noticeable
improvements may take many years and will require patience and cooperation with
private landowners, the Florida Department of Transportation (FDOT), and the
Transportation Planning Organization (TPO). The Plan recognizes that it has taken time
for Ridgewood Avenue to evolve into what it is today and that changes will take time to
implement and will not occur overnight.
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Strategies for Regulatory Changes
1. Encourage combination of lots: There are several small lots along the corridor.
There are ±250 lots in total. The average lot size is approximately ½-acre.
Approximately 150 lots are less than a ½-acre in size, and 66 lots are over 1-acre.
These small lot sizes make it more challenging to comply with current
development requirements. The City should encourage the combination of lots
through procedural simplifications for shared infrastructure (parking and
drainage) and the phasing of site and architecture improvements.
2. Eliminate “Grandfathered” Conditions:
Create a phased schedule to end nonconforming “grandfathered” conditions
(retail outdoor storage, etc.).
3. Amend RD Zoning District to limit some
uses: The Ridgewood Development (RD)
zoning district is a very broad category
with a wide range of commercial and
light industrial uses permitted. Some of
the permitted uses are intense in terms of
noise and storage of materials, and could
discourage new investment in other areas.
Ridgewood generally functions as a
service corridor (vs. high-quality retail or
dining, regional shopping, etc.); however,
some of the existing permitted uses are
very intense even for the current
character of the corridor.
Ridgewood Avenue can retain its service corridor character, but the RD zoning
district should be revised to remove the more industrial-oriented uses. For
example, a contractor’s yard and storage is not consistent with the general
character of the corridor. This use should be removed as a permitted use in the RD
zoning district. This will make the existing construction yard a legal nonconforming use that cannot expand and will prevent other such uses along the
corridor.
In addition, several of the motels along
the corridor have significant criminal
activity including drugs and prostitution.
Although many establishments are
classified as motels, they rent out rooms
as efficiency apartments on a weekly,
monthly, and even yearly basis. There is mismatched furniture left outside,
carpets and laundry hanging outside to dry, and dogs and cats roaming around.
The “tenants” are not just staying a night or two - they have made these motels
December 2012
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more of a home and leave their personal effects outdoors. This causes unsightly
buildings to look even worse than they already do.
Currently, motels and hotels are grouped together as a permitted use. Motel
should be defined separate from hotels enabling motels to be removed as a
permitted use in the RD zoning district, while allowing hotels and bed-andbreakfast inns.
4. Ridgewood Avenue Landscape Buffer: Provide assistance to install landscape
buffers along the Ridgewood Avenue right-of-way in areas that were developed
before they were annexed or required by code.
a. Landscape buffer design templates. The City should prepare and adopt
landscape design options for the landscape buffer along the Ridgewood
Avenue right-of-way. City staff can work with landscape installation
professionals to obtain price estimates for each design option to reduce the
cost of hiring design professionals and the uncertainty of installation costs.
b. Amend the City policy of not issuing potable water irrigation meters for the
Ridgewood Corridor. Maintaining the required landscaping for non-residential
developments is challenging because reclaimed water is not available along
the corridor and the City no longer issues potable water irrigation meters.
Although there are private wells for irrigation along the corridor, they are
shallow wells that contain high salt and mineral content that can ultimately
destroy the vegetation. Drilling deep wells is often cost prohibitive for
property owners. Extending reclaimed water to this area would be a very
expensive capital investment for the city. Potable water lines already exist
along both sides of the roadway and there is potable water capacity to support
future growth. This policy would only apply to the Ridgewood Corridor.
c. Replace the requirement for landscape buffers along Ridgewood Avenue that
mandates materials that are of a flowering, colored or variegated variety, to
also allow drought tolerant landscaping.
d. Create a simplified permitting process to install landscape buffers.
5. Architecture Standards: The city-wide
architecture requirements provide for quality
developments throughout the City without
limiting a development to one architecture
style (i.e. only Florida Vernacular). The
architecture requirements within the Town
Center CRA restrict architectural options and
can add additional cost and challenges to
redevelopment. Within the study area, the
Town Center CRA extends from Dunlawton
Ave. to just south of Norman Street. The
Land Development Code should be amended to remove the architecture limitation
of only Florida Vernacular within the Town Center CRA area of the study area.
6. Flexible Parking Requirements: Providing parking that meets current code
requirements is one of the biggest hurdles for redevelopment in this area. The
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existing parking has generally worked well for existing older, smaller, lowertraffic businesses, but when there is a change of use or abandonment the next
tenant/owner is required to bring the parking to code and the quantity and design
often do not work. The Land Development Code should be revised to provide
more flexibility in the quantity and design of parking.
The use of alternative surfaces such as recycled concrete, aggregate concrete,
paver blocks, or other semi-pervious material should be allowed for all properties
along the corridor. Currently the Land Development Code only allows this for
properties in the Ridgewood Development District south of Fleming Avenue.
Shared parking with required cross-access easements would also provide some
relief. Currently the code requires off-site or shared parking to be approved
through a special exception. In order to reduce the time and cost required to
process such a request, the code should be amended to provide some limited
options for shared-parking in the study area to be reviewed and approved
administratively with shared parking studies.
7. Brownfield Designation: Explore designating the Ridgewood Corridor as a
Brownfield Area. Brownfields are real properties where expansion, reuse, or
redevelopment may be complicated by real or perceived environmental
conditions. Brownfields do not necessarily have to be contaminated. The object of
the designation is to rejuvenate abandoned, vacant, or underused properties and
utilize them to their greatest potential. It is an incentive-driven program with
financial incentives for redevelopment and liability relief when cleaning up any
discovered contamination. A Brownfield designation opens the door to federal,
state, and local incentives that might not otherwise be available, including job
creation bonuses. Within a designated Area, any individual site has the ability to
access certain Brownfield incentives without the cumbersome separate
qualification process (e.g. the job creation bonus program; sales tax refund on
building material when at least 20% of the square footage of the development is
set aside for low-income and moderate-income housing; Florida corporate income
tax credit; loan guarantee program; clean-up liability protection).
8. Flexibility for Small-scale Special Events: The Code of Ordinances should be
amended to provide flexibility for small-scale special events to increase activity in
the area outside of bike and race weeks. This would include reducing application
and vendor fees, creating more designated “city-wide” event periods to encourage
property owners to participate at the same time (e.g. a week during
winter/holidays, spring, end of summer, etc.), and improving the marketing of
event opportunities.
9. Targeted Code Enforcement: The City has on-going, targeted code enforcement
sweeps of the corridor. These sweeps of the corridor concentrate efforts to
produce immediate and visible positive impacts in high priority areas. Over time,
this on-going strategy is intended to shift negative perceptions about the corridor.
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10. Expedited Review: Provide expedited review of development applications for new
development or redevelopment along the corridor as a means of encouraging
more national and local businesses.
11. Façade Grants: Provide local match grants for exterior improvements or low
interest exterior improvement loans for desired uses or targeted business.
12. Interior Improvement Grants: Provide local match grants for interior
improvements or low interest interior improvement loans for desired uses or
targeted business to be used to assist with the cost of renovating or upfitting
tenant spaces in existing buildings.
13. Demolition Grants: Provide local match grants or low interest loans for
demolition of existing structures that are not feasible to be reused or properties
with a history of code enforcement or crime problems.
14. Landscaping Grants: Provide local match grants or low interest loans for the
installation of landscape buffers along the Ridgewood Avenue right-of-way on
existing sites that do not have them.
15. Property Database: City staff will work with local realtors and property owners to
create a database of all key available properties with staff “consultant-like”
technical support on what is needed to redevelop/renovate each property and what
incentives may be available.
16. Unifying Character: Work with the businesses and residents along the corridor to
develop options for creating a less cluttered appearance, including the mix, scale,
and type of uses along the corridor, among other things, in order to have a more
unified character for the corridor.
17. Impact Fee Credit Bank: Explore the development of an Impact Fee Credit Bank,
where excess credits, obtained through demolition of existing development,
acquisition of previously developed properties by the City, or otherwise, is
banked and can be redistributed as an incentive to new development or
redevelopment projects in accordance with the City’s economic development
objectives.
18. Public Facilities. Continue to maintain and invest in public facilities located along
the corridor to promote a sense of community and place and encourage
redevelopment along the corridor.
19. Community Development Block Grant (CDBG)funds: Explore the feasibility of
utilizing CDBG funds to acquire property for regional drainage and other
infrastructure improvements, open space, and removal of blight.
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Strategies for Capital Improvements
The following short-term capital improvement strategies include improvements that
could be budgeted to allow the City to better capitalize on the Florida Department of
Transportation (FDOT) US-1 resurfacing project which is scheduled to start construction
in FY14 or later.
1. Median refurbishment: In June 2011, the City Council approved a median
refurbishment plan that was intended to simplify the design of median
landscaping, minimize maintenance and irrigation costs, maximize appeal within
physical constraints, add impact to gateway areas, and allow for phased
implementation, while complying with FDOT design standards.
Any landscape project proposed on a state highway system is eligible for a
Landscape Discretionary Grant. These funds pay 100% of the landscape
installation, but sod and irrigation are not covered. A landscape project can be a
stand-alone project and does not have to be associated with an active roadway
project.
FDOT does look at scheduling to make sure a landscape project does not go in
before a scheduled roadway project. The Ridgewood resurfacing project from
Fleming Avenue to Harbor Road is scheduled to start in FY14 or later and last
about 8 months. That could put the initial phase of the landscape project for the
Ridgewood Corridor in FDOT’s 2014-2015 FY cycle of grants (July 1, 2014 –
June 30, 2015). The City can submit a grant request at any time and currently
there are funds available in the 2014-2015 cycle.
In the short-term while FDOT is resurfacing
the roadway, the City should install the
irrigation conduit and wells. The actual design
and installation of the irrigation and
landscaping is included in the long-term
strategies to allow for each phase of the
project to benefit from the FDOT Landscape
Discretionary Grants.
Phase 1:
• Install three wells and piping to
provide an irrigation source to all
medians south of Fleming Ave.
• Well locations have been identified
• Continue to coordinate irrigation
conduit with design plans for the
FDOT resurfacing project
Estimated Cost: Phase 1 will require a cost
participation agreement with the FDOT to
install the conduit for the future irrigation
pipes during the FDOT resurfacing project (FY14 or later). Open cut installation
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of approximately 4,500 linear feet of 4” PVC conduit will cost approximately
$30/linear foot for a total of $135,000. The average cost for each well is
approximately $6,000 (for a total of approximately $18,000).
2. Fill sidewalk gaps: There is 99% sidewalk coverage on both sides of the street
except for Section 4 (Farmbrook Road to Rose Bay Bridge) where the sidewalk
coverage drops to 73%.
Estimated Cost: Approximately $13/linear foot (2,200 feet needed for a total of
approximately $28,600). The majority of the missing sidewalks will be installed
by FDOT at no cost to the City during the US-1 resurfacing project (FY14 or
later). There are two sidewalk gaps (one is ±102’ and the other ±60’ in length)
that the FDOT stated would not be included in the resurfacing project (see
Existing Conditions Analysis, Transportation, Sidewalks & Crosswalks).
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Measures - Short-term Strategies
Below is an initial list of measures to gauge the impact of the strategies, in accomplishing
the objectives of the Plan: making it more attractive; improving its economic position,
and minimizing activities that discourage investment.
During the five-year review and update of the Plan, some of the strategies and measures
should be refined to provide more specific definitions of success and may be changed
once there is a better idea of what is possible and there is more understanding of the
recovery from the global economic recession that began in 2008.
This Plan will not make the Ridgewood Corridor perfect and it is not reasonable to expect
that everything must happen according to the Plan for it to be successful. The Plan is
intended to ensure the choices we make now and in the future will methodically improve
the Ridgewood Corridor.
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Number of new development and redevelopment projects
Tax base increase from redevelopment over base tax level
Decrease number of abandoned structures
Number of dilapidated or deteriorated structures renovated or removed
Decrease in code enforcement violations
Increase in cross-connections and shared parking
Reduction in total driveways
Reduce average time of project submittal to site construction approval compared
to standard review of similar sized project
Percentage of properties available for redevelopment included in the property
database
Number of real estate transactions, developments, and prospects using the
property database
Number of lot combinations
Number of small-scale special events
Number of alternative surface parking lots
Decrease in non-conforming “grandfathered” conditions
Increase in percentage of street frontage with landscape buffers
Redevelopment or demolition of existing motel properties
Increase in exterior improvements and utilization of façade grants
Increase in interior improvements and utilization of interior improvement grants
Number of properties with a history of code enforcement or crime problems
removed through the utilization of demolition grants
Improvement in public and private property landscaping and utilization of
landscaping grants
Number of brownfield redevelopment projects that contribute to an increase in the
property tax base over that of the previous use
Decrease in the number of Part One crimes
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OPTIONAL
Long-term Opportunistic Strategies

December 2012

23

RIDGEWOOD CORRIDOR PLAN

Optional Long-term Opportunistic Strategies
The following section includes long-term, opportunistic strategies that can be
implemented as the economy recovers and grant funding and other resources become
more readily available. Under these strategies, the City could work to leverage other State
and Federal funds (construction projects, CDBG, etc.) or to support private development
investment consistent with the Plan. This section of the plan represents the more
traditional strategies for public investment to enhance corridor aesthetics that are costly
and although they may not be feasible in the short-term, they are included in the Plan to
provide direction, priorities, and to increase future opportunities for success.
Failure to eventually fund and implement these opportunistic strategies may have longterm negative impacts. The community will need to be willing to support these changes
or accept the possible consequences of inaction including lack of private investment,
decline of the Ridgewood Corridor commercial areas, and possible negative impacts to
nearby residential areas.
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Strategies for Regulatory Changes
1. Incentives: As funding is available, the City could provide incentives to
encourage redevelopment through the combination of small lots or addition of an
adjacent small lot to an existing development.
a. Refund development review application fees (Planning and Engineering)
once a significant milestone has been reached, such as getting a
Development Order (D.O) or a Certificate of Occupancy (C.O.).
b. Refund City transportation and fire/rescue impact fees once a C.O. is
issued.
c. Provide fill dirt that may be available from city construction projects to
properties on the east side of Ridgewood Avenue, to aide in bringing these
properties to the required base flood elevation, in order to facilitate
redevelopment. Many of the lots in the study area, especially the east side
of Ridgewood Avenue, were built at approximately 2 – 4 foot elevations
several years ago when that was permitted. Redevelopment requires
raising the elevation to 10 feet to meet current floodplain requirements.
Typical cost for fill dirt to raise the elevation for an average lot size of a
½-acre would be approximately $28,000 - $40,0002 or more. In addition to
bringing properties to the required base flood elevation, an even bigger
challenge is meeting grades at the adjacent non-redeveloped properties.
Once brought up to the required elevation, the finished floors of a
redeveloped property would be approximately 4 feet above Ridgewood
Ave. and approximately 5 - 6 feet above the adjacent non-redeveloped
properties. A developer could spend twice the amount on retaining walls
than they would on the fill dirt. These additional costs could make
redevelopment along the corridor not practical/feasible. The City should
attempt to provide dirt for free or at a lower than market rate cost in order
to facilitate redevelopment. This would not be just an incentive to
businesses to have lower redevelopment costs; it is also a disaster
mitigation improvement that helps the community by raising existing,
legal buildings out of the floodplain so that the overall community does
not end up with increased insurance cost associated with future storm
damage.
d. Provide a regional drainage system for the corridor to provide a
stormwater solution for the area and facilitate redevelopment by allowing
small lots to be more fully developable.
2. Interior Improvement Grants: Explore the feasibility of establishing a local match
grant program for interior improvements or low interest interior improvement
loans for desired uses or targeted business to be used to assist with the cost of
renovating or upfitting tenant spaces in existing buildings.

2

Assumes a ½-acre lot, requiring approximately 4,000 cubic yards of fill. At $7 per cubic yard, the cost is
$28,000. At $10 per cubic yard, the cost is $40,000.
December 2012

25

RIDGEWOOD CORRIDOR PLAN
Strategies for Zoning Changes
1. Waterfront Linkage Zones: Create four
waterfront linkage zones to capitalize on
the proximity to the Halifax River by:
connecting to the river to create
destinations, increasing public access to
the Halifax River and waterfront uses, and
creating view corridors from Ridgewood
Avenue to the Halifax River.
The proximity to the Halifax River is the
key characteristic that makes the
Ridgewood corridor unique. Creating
connections to the river may be essential to
drawing reinvestment and customers from
more affluent regions. Creating these
waterfront linkage zones throughout the
corridor could lead to reinvestment and
redevelopment of the areas between the
zones. Without this significant change, any improvement to the corridor will
probably be in the form of the recent small incremental redevelopment.
Proposed Waterfront Linkage Zones:
a. Zone 1(North) - Dunlawton to Meeker
• 7.75 acres;
• 17 parcels – various owners
(Galbreath owns 5 parcels)
• commercial uses & residential
(zoning: 4 acres RD, 1.2 acres CC,
2.5 acres NP)
• Opportunities: Proximity to
Dunlawton Avenue; Motivated
existing property owner –
“champion”; “activate” Riverwalk
area; location closer to adjacent
higher income areas
• Challenges: Potential opposition
from internal and adjacent singlefamily residential homeowners;
multiple owners and existing
development
• Regulatory Changes: This will require a future land use (FLU) amendment
to change the FLU of 3 parcels (1.35 total acres) from Urban Low Density
Residential (4-8 units/acre) to Commercial or the entire area to Mixed Use
Center. A new waterfront zoning category may also need to be created and
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applied to the area to better focus the uses and redevelopment of the area.
These FLU and zoning changes would be done administratively without any
cost to the property owners to provide a greater incentive for change.
b. Zone 2 (Middle) – Commonwealth to Niver
• Total - 14.96 acres
• 21 parcels - various owners; (2
owners for 10.42 acres);
• residential & commercial uses
(zoning: 4.82 acres RMH, 3.86 acres
NP, 1.65 acres R-7SF, and 4.64 acres
RD)
(1) Section 2a (Commonwealth to
Warnock)
• 6.70 acres
• 6 parcels - 3 owners (1 owner for
5.93 acres)
• residential & commercial uses, but
primarily residential (zoning: 4.82
acres RMH, 0.69 acres R-7SF, and
1.20 acres RD)
• Opportunities: one owner controls
88% of the land area; 2 roadway connections to the waterfront; signalized
intersection at Commonwealth Boulevard
• Challenges: Potential opposition from internal and adjacent single-family
residential homeowners; multiple owners; surrounding demographics –
concentration of low- to moderate income population; existing development;
mobile home notification and relocation process in State law
• Regulatory Changes: This will require a future land use (FLU) amendment
to change the FLU of 3 parcels (3.42 total acres) from Urban Low Density
Residential (4-8 units/acre) and/or Office/Residential Transition to
Commercial or Mixed Use Center. A new waterfront zoning category may
also need to be created and applied to the area to better focus the uses and
redevelopment of the area. These FLU and zoning changes would be done
administratively without any cost to the property owners to provide a greater
incentive for change.
(2) Section 2b (Warnock to Niver)
• 8.26 acres
• 15 parcels - 9 owners (1 owner for 4.50 acres)
• residential & commercial uses (zoning: 3.86 acres NP, 0.96 acres R-7SF,
and 3.44 acres RD)
• Opportunities: one owner for 6 parcels and 54% of the land area; 2
roadway connections to the waterfront
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• Challenges: Potential opposition from internal and adjacent single-family
residential homeowners; multiple owners; surrounding demographics concentration of low- to moderate income population; existing development
• Regulatory Changes: This will require a future land use (FLU)
amendment to change the FLU of 6 parcels (4.82 total acres) from Urban
Low Density Residential (4-8 units/acre) and Office/Residential
Transition to Commercial or Mixed Use Center. A new waterfront zoning
category may also need to be created and applied to the area to better focus
the uses and redevelopment of the area. These FLU and zoning changes
would be done administratively without any cost to the property owners to
provide a greater incentive for change.
c. Zone 3 (Middle) – across from
Burgoyne/Farmbrook Rd.
• 4.24 acres
• 2 parcels – one owner
• Vacant and zoned PUD
• Opportunities: one property owner;
vacant land
• Challenges: Not located at a natural
node/intersection; potential opposition
from adjacent single-family residential
homeowners; surrounding
demographics – concentration of lowto moderate income population
• Regulatory Changes: This will require
a future land use (FLU) amendment to
change the FLU of 3.64 acres of the
overall 4.24 acres from
Office/Residential Transition to Commercial or the entire area to Mixed Use
Center. A new waterfront zoning category may also need to be created and
applied to the area to better focus the uses and redevelopment of the area.
These FLU and zoning changes would be done administratively without any
cost to the property owners to provide a greater incentive for change.
d. Zone 4 (South) - Rose Bay Mobile
Home Park
• 1.14 acres
• 1 parcel/owner
• Opportunities: one property owner;
waterfront location
• Challenges: Mobile home
notification and relocation process in
State law; potential opposition from
adjacent single-family residential
homeowners; surrounding
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demographics – concentration of low- to moderate income population
• Regulatory Changes: This will require a future land use (FLU)
amendment to change the FLU from Urban Low Density Residential (4-8
units/acre) to Commercial or Mixed Use Center. The property may also
need to be rezoned from Residential Mobile Home (RMH) to a commercial
zoning category or a new waterfront zoning category. These FLU and
zoning changes would be done administratively without any cost to the
property owners to provide a great incentive for change.
2. Redevelopment of Port Orange Plaza:
Port Orange Plaza is a 59,653 sq.ft.
shopping center, located at a key
gateway of the City, with 12 tenant
spaces (as apportioned in 2012).
Developed in 1966, it is an aging, Lshaped shopping center with lowerrent general retail and personal
service tenants.
a. Work with property owners and
the Chamber of Commerce to
encourage a tenant mix that
would invigorate the shopping
center and encourage reinvestment.
b. The subject property was rezoned by the City in 1979 to Planned
Commercial Development (PCD), but a Master Development Agreement
(MDA) was never adopted to implement the zoning. The City should work
with the property owners and the owners of the four smaller adjoining
properties that front on Dunlawton Ave. to add these properties to the Port
Orange Plaza PCD and develop and adopt an MDA for the cohesive
development/redevelopment of the properties.
c. Work with the property owner and the owners of the four smaller adjoining
properties that front on Dunlawton Ave. to create opportunities for shared
parking, drainage and cross-access.
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Strategies for Capital Improvements
1. Gateway Sign: Install a gateway sign Prepared by Don Bell Signs
at southern end of corridor to create
a welcoming environment and
hometown feel, be a source of
community pride, and help form a
positive first impression for visitors
to the City. Entrance signs are part
of the City Vision Statement under
the Goal of Community Character.
This improvement is included in the
FY12-17 Capital Improvement
Program (CIP) but is not funded. One of the proposed location options for a
gateway sign in the CIP is on Ridgewood Avenue in the median north of the Rose
Bay Bridge. The signs would be constructed to meet the current Land
Development Code requirements for freestanding signs in terms of maximum sign
area, height, lighting, and aesthetic quality. Any associated landscaping will be of
drought-tolerant quality to minimize future maintenance.
Estimated Cost: Approximately $20,000
2. Regional Drainage Solution: Providing drainage facilities required for
redevelopment of many of the small lots along the corridor can be a significant
hurdle. The city should consider constructing a regional drainage system for the
corridor to provide a stormwater solution for the area and facilitate redevelopment
by allowing small lots to be more fully developable.
The existing drainage system consists of numerous collection systems with outfall
connections to either the Halifax River or to the B-23 Canal which is located just
west and parallel to Ridgewood Avenue. The existing drainage system should be
utilized to the greatest extent possible within the proposed improvements to limit
costs. However, these existing systems do not encourage a regional drainage
system retrofit due to the linear nature and slope of the region and the numerous
outfall connections. Also, this area is in close proximity of the Halifax River and
the neighboring communities are subject to periods of high water tables and
flooding above the street levels which limit the options for stormwater treatment.
There may be opportunities to retrofit areas beyond this region that discharge
stormwater to the same general outfall point. The City could apply for offsetting
credits toward the Ridgewood Corridor through these off-site improvements.
Estimated Cost: Regional Drainage Master Plan $110,000, plus strategic property
acquisitions, construction costs, and maintenance costs.
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3. Improve Street Lighting: There are approximately 78 street lights (i.e. cobra-head
style street lights attached to utility poles) from Dunlawton Avenue to the Rose
Bay Bridge (35 on the west side of the road, 43 on the east side). There are no
street lights on the west side of the road from Kirby Place until just north of E.
Bayshore Drive. From around E. Bayshore Drive south to the Rose Bay Bridge
there is not much lighting on either side of the road. Additional street lights
should be generally provided at all intersections, and at least every 300 feet along
both sides of the street. Approximately 26 new street lights should be installed to
provide adequate lighting, as a lower cost/interim solution in lieu of or until such
time that the full-scale streetscape improvement (see Long-term Capital
Improvement Strategy 6 below) with decorative walk lights can be implemented.
Estimated Cost: Approximately $5,500 per light or $143,000 for 26 lights, plus
electricity and maintenance costs. The City usually receives a flat rate of
approximately $7 per light for electricity and maintenance costs of standard street
lights.
4. Bus stop shelters: Improve bus stops by
providing bus stop shelters. There are 29 bus
stops from Dunlawton Avenue to the Rose Bay
Bridge. The initial focus should be to install bus
shelters at the bus stops with the highest use
(i.e. Church St., Commonwealth Blvd., and
Niver St.).
Estimated Cost: Approximately $5,570 each, or $16,710 for the three most used
bus stop locations.
5. Trash receptacles at bus stops: Trash receptacles are
among the most common elements of street furniture. In
general, the number of trash receptacles should be
based on a specific pedestrian use and reviewed on a
block-by-block basis. Where there are bus stops, there
are usually drink cans, cigarettes, and food trash on the
ground. Along the Ridgewood corridor, food trash was
observed near several bus stops during the data
collection process.
Only two of 29 bus stop locations currently have trash
receptacles. The initial focus should be to install trash receptacles adjacent to the
bust stops with the highest use (i.e. Church St., Commonwealth Blvd., and Niver
St.). The installation location should be coordinated to accommodate efficient
trash removal. The City should pursue an agreement with Votran or the Waverly
Group (bus bench advertising company) to empty the receptacles as part of the
overall maintenance of the bus stop areas. This is not part of Votran’s current
practice and they do not have funds budgeted for maintenance of bus stop areas.
The Waverly Group inspects the bus stops weekly and could empty the trash
receptacles as part of this inspection.
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Estimated cost: Each trash receptacle costs approximately $200 each, or $600 for
the three most used bus stop locations; Operating costs to empty the trash
receptacles should be coordinated with Votran or the Waverly Group as part of
the maintenance of the bus stop areas.
6. Streetscape: Streetscape improvements are often regarded as a way for the public
sector to contribute to the revitalization of an area. Streetscape technically could
be anything between the edge of the curb, if there is one, to the private property
line. Sidewalks, street benches, landscaping, street lighting, and other amenities
all may comprise part of the streetscape.
a. Underground utilities: The primary
advantages of underground utility lines
are aesthetics (i.e. reducing visual
clutter) and overall improved
reliability. Underground circuits
eliminate the need for most tree
trimming maintenance, eliminate
vehicular crashes with utility poles
(although there still could be crashes
with transformer boxes and street lights), reduce some electrical hazards,
and reduce extensive restoration efforts after major storms. Investing in
improving the appearance of older commercial areas is one of the most
common strategies to attract new business and may help stimulate
economic development. Improved appearance benefits business, and
minimizing the visual impact of utilities can be a major strategy to
beautify and revitalize an area.
Estimated Cost: Approximately $1,730,000 per mile (based on a
“ballpark” estimate from FPL). In 2007, the Public Service Commission
approved FPL’s 25% Governmental Adjustment Factor (G.A.F.) waiver
for local government sponsored projects. In order to be eligible for the
G.A.F. waiver (reduction in overall project costs) a project must meet a
series of criteria (e.g. minimum conversion area of 3 pole line miles).
Based on a preliminary review, the study area would not qualify for the
G.A.F. waiver; however, it may qualify if additional pole line miles were
added.
b. Median refurbishment: In June 2011, the City Council approved a median
refurbishment plan that was intended to simplify the design of median
landscaping, minimize maintenance and irrigation costs, maximize appeal
within physical constraints, add impact to gateway areas, and allow for
phased implementation, while complying with FDOT design standards.
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Any landscape project proposed on a state highway system is eligible for a
Landscape Discretionary Grant. These funds pay 100% of the landscape
installation, but sod and irrigation
US-1
are not covered. A landscape project
can be a stand-alone project and
does not have to be associated with
an active roadway project
Estimated Cost: A phased median
refurbishment project is proposed
that would keep City expenditures at
or below $200,000 per year. These
improvements are expected to occur
over a period of several years, if the
City pursues this approach and
allocates funding for the
improvements not covered by the
FDOT Landscape Discretionary
Grants.

Nova Rd.

Example landscape design

Phase 1: See Short-term strategies (Page 21)
Phase 2:
• Design irrigation and landscape plans for medians between Fleming
Ave. to the Rose Bay Bridge
• Apply for a FDOT Landscape Discretionary Grant for medians
between Farmbrook Rd. to Rose Bay Bridge
Phase 3:
• Construct irrigation and install median landscaping between
Farmbrook Rd. to the Rose Bay Bridge
• Apply for a FDOT Landscape Discretionary Grant for medians
between Niver St. and Farmbrook Rd.
Phase 4:
• Construct irrigation and install median landscaping between Niver St.
and Farmbrook Rd.
• Apply for a FDOT Landscape Discretionary Grant for medians
between Fleming Ave. to Niver St.
Phase 5:
• Construct irrigation and install median landscaping between Fleming
Ave. to Niver St.
c. Street trees/landscaping: Street trees, along with formal patterns of
flowering shrubs, groundcovers, and decorative grasses, should be planted
at strategic locations to highlight adjacent properties and to avoid conflicts
December 2012

33

RIDGEWOOD CORRIDOR PLAN
with underground utilities. The landscape materials should be designed to
create shade and a consistent rhythm pattern.
Any landscape project proposed on a state highway system is eligible for a
Landscape Discretionary Grant. These funds pay 100% of the landscape
installation, but sod and irrigation are not covered. A landscape project
can be a stand-alone project and does not have to be associated with an
active roadway project.
Estimated cost: A phased street tree/landscaping project is proposed that
keeps City expenditures at or below $200,000 per year. These
improvements are expected to occur over a period of several years, if the
City pursues this approach and allocates funding for the improvements not
covered by the FDOT Landscape Discretionary Grants.
Phase 1:
• Design plans for phased irrigation and street trees/landscaping
• Apply for a FDOT Landscape Discretionary Grant for first section of
the corridor
Phase 2 and Future Phases:
• Construct irrigation and install street trees/landscaping for first section
of the corridor
• Apply for a FDOT Landscape Discretionary Grant for next section of
the corridor
d. Decorative street lights: Decorative LED street lighting should be
installed along the corridor.
The City may also want to consider
installing decorative solar LED street
lights. Decorative solar LED lights
are an efficient means to provide
lighting and continuous power
without utility lines. They provide
cost savings by eliminating the need
to trench wires, the recurring cost of
power bills after installation, and the
LED lamps have approximately four
times the life expectancy of other
lamps. Examples of some cities and
counties in Florida that already have
decorative solar street lights include
Cape Canaveral, Bradenton Beach, Jupiter, Port St. Lucie, Lighthouse
Point, Manatee County, and Martin County.
Estimated cost: Electric decorative LED street lights cost approximately
$1,375 per pole and approximately $2,000 per pole for installation.
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Approximately 100 poles would be needed for the 2.86-mile corridor
study area, for a total cost for electric decorative street lights of
approximately $137,500 for the poles and $200,000 for installation. Based
on current rates, the on-going power and maintenance bill is
approximately $7 per month per pole.
Decorative solar LED street lights cost approximately $8,061 per pole and
approximately $1,000 - $1,500 per pole for installation. A lower
illumination decorative solar LED walk light would cost approximately
$5,800 per pole and approximately $700 - $1,200 per pole for installation.
Approximately 100 poles would be needed for the 2.86-mile corridor
study area, for a total cost for solar LED street lights of approximately
$806,100 for the poles and $100,000 - $150,000 for installation.
7. Sidewalk connections on side streets: Better connect the neighborhoods adjacent
to the corridor by providing sidewalks along side streets. Approximately 82% of
the adjacent side streets do not have sidewalks. However, the initial focus should
be in key nodes or activity areas along Ridgewood Avenue (see bolded streets
below), such as the proposed waterfront linkage zones (see zoning strategy #1), as
development and redevelopment occurs.
Ridgewood Side Street Sidewalk Connection Inventory
West Side of US 1
East Side of US 1
North Side of Street South Side of Street North Side of Street South Side of Street
Side Street Name
Dunlawton Avenue
5'
8'
5'
6'
Church Street
none
none*
NA
NA
Meekers Place
5'
none
none
none
Oak Street
none
5'
NA
NA
Fox Place
none
none*
none
5'
White Place
none
none*
none
none
Carlton Place
NA
NA
none
none
Fleming Avenue
5'
none
none
none
Norman Street
NA
NA
none
none
Rogers Place
none
none
NA
NA
Orange Blvd./Isabelle
none*
none*
NA
NA
Katherine Street
NA
NA
none
none
Howes Street
none
5’
NA
NA
Kirby Place
5’
NA
4'
none
Crowell Street
none
none
NA
NA
Clark Place
NA
NA
none
none
Commonwealth Avenue
none
8'
none
none
Warnock Place/Fitzgerald Place
none
none
none
none
Winifred Place
NA
NA
none
none
Niver Street
none
5'
none
none
Turton Street
none
none
NA
NA
Burgoyne Road
none
none
none
none
Farmbrook Road
none
none
NA
NA
Seminole Street
NA
NA
none
none
East Bayshore Drive
NA
NA
none
none
Poinciana Avenue
none
none
NA
NA
Main Street
NA
NA
4'
none
Nova Road
6'
8'
NA
NA
Palm Avenue
none
none
NA
NA
Magnolia Avenue
none
none
none
none
Bayshore Drive
none
none
none
none
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* Sidewalk project proposed as part of a CDBG funding program for Safe Routes to School.

Estimated Cost: Approximately $13/linear foot; approximately $224,900 for
eastside only
8. Crosswalks: Currently, there are only three crosswalks (to cross Ridgewood
Avenue) within the 2.86 mile study area. These crosswalks are located at the
signalized intersections at Dunlawton Avenue, Commonwealth Boulevard, and
Nova Road. The three existing signalized crosswalks and intersections within the
three proposed waterfront linkage zones could be enhanced during the Florida
Department of Transportation (FDOT) resurfacing of US 1, which is scheduled to
occur in FY14 or later (design began FY12). The FDOT has approved enhanced
pedestrian crosswalks in other communities as part of their current US 1
resurfacing projects.
Enhanced crosswalks add an extra level of safety, functionality and value for
pedestrians, motorists, and the community. They also provide traffic management
and traffic calming features. Textured pavement or thermoplastic materials are
products approved by FDOT for use on their roads; they come in a variety of
colors and patterns, while withstanding exposure to our climate and higher traffic
volumes.
In addition, the City should adopt a policy to provide additional standard or
enhanced crosswalks along the corridor as new signals are installed (when
warranted) and possibly at mid-block crossings adjacent to the proposed
waterfront linkage zones (see zoning strategy #1).
Estimated Cost: In other communities, FDOT agreed to include the enhanced
crosswalks, at their cost, as part of the resurfacing project. However, FDOT has
recently stated that they will no longer cover the cost of enhanced crosswalks as
part of their resurfacing project costs, but will allow them to be installed by the
city during the project. It is estimated that each enhanced crosswalk could cost
approximately $30,000 (i.e. approximately $10 per square foot) if installed during
the resurfacing project. If installed after the resurfacing on existing pavement the
cost could increase (±5,000 to a total of ±$35,000 per crosswalk) if milling and
repaving is required. FDOT also requires a Memorandum of Maintenance
Agreement for future maintenance purposes. A condition of the agreement
requires the community to have the crosswalk surface tested periodically to insure
the surface continues to meet friction performance for skid resistance standards
and resists deformation to traffic. If the material fails the friction test or other
FDOT specifications, the local government could be responsible for replacing the
roadway surface. It could cost approximately $35,000 per intersection to mill and
repave the entire intersection. However, the product company provides a warranty
for the product and process and has stated they provide localized or spot repairs.
9. Pilot Rain Barrel Program: Maintaining the required landscaping for nonresidential developments is challenging because reclaimed water is not available
along the corridor and the City no longer issues potable water irrigation meters.
December 2012
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Unless there is an active well on a property, potable water is the only irrigation
option from Dunlawton Avenue to Fleming Avenue. There is no irrigation from
Fleming Avenue southward (aside from private wells). Where wells are available,
they are shallow wells that tend to cause problems with hard mineral deposits and
in some cases salt intrusion.
The City should initiate a pilot rain barrel program for non-residential properties
along the Ridgewood Corridor to facilitate the irrigation required to maintain
landscaping. The water savings from using stored rainwater rather than municipal
or well water can be substantial over a period of time. A rain barrel can also help
reduce the amount of water that may settle around the foundation of a building.
Storing rainwater also aids in the reduction of stormwater runoff, which can lead
to reduced erosion and levels of pesticides and fertilizers in stormwater ponds and
natural water bodies.
Other cities implementing similar programs are addressing budget issues by
requiring pre-orders for the barrels (e.g. Winchester, KY and Angola, IN). The
City could place information regarding the program in a City or Chamber of
Commerce newsletter, direct mailing to business owners, and on the City website.
This would allow the City to gauge interest first and then have a deadline for the
pre-order money to be due prior to placing the order. Some cities, such as
Lexington, KY, have sold an entire truck load within one day.
Estimated Cost: Approximately $42/barrel if ordered in bulk (±300 barrels).
Comparable decorative rain barrels usually run around $100 market rate.
Alternatively, the City could explore grant opportunities to purchase the rain
barrels and provide them to Ridgewood business owners for free.
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Measures – Long-term Opportunistic Strategies
Below is an initial list of measures to gauge the impact of the strategies, in accomplishing
the long-term objectives of the Plan: making it more attractive; improving its economic
position, and minimizing activities that discourage investment.
None of the long-term strategies are expected to be implemented in the initial 5-year
period after plan adoption, unless City Council elects to enact a major transformation
through substantial capital improvements approach. However, during the five-year
review and update of the Plan, these strategies and measures may be revised or enhanced
once there is a better idea of the recovery from the global economic recession that began
in 2008.
This Plan will not make the Ridgewood Corridor perfect and it is not reasonable to expect
that everything must happen according to the Plan for it to be successful. The Plan is
intended to ensure the choices we make now and in the future will methodically improve
the Ridgewood Corridor.
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Number of new development and redevelopment projects
Tax base increase from redevelopment over base tax level
Decreased abandoned structures
Number of dilapidated or deteriorated structures renovated or removed
Decrease in code enforcement violations
Changed Future Land Use and rezoned land to create Waterfront Activity Areas
Number of desired uses/targeted businesses (i.e. restaurant and entertainment
uses, water-based businesses, professional offices, eco-tourism)
Number of “A” or “B-grade” commercial businesses
Increased bus ridership
Number of rain barrels used for irrigation
Miles per linear feet of the corridor with upgrades to the streetscape including:
underground utilities, street lighting, bus stop shelters, trash receptacles at bus
stops, median landscaping, and street trees.
Amount of monetary investment in capital improvements
Substantial improvement in the overall quality of the corridor (appearance and
quality of businesses)
Decrease in the number of Part One crimes
Decrease in vehicular and pedestrian traffic accidents due to improved lighting,
pavement markings, and signage
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Appendix A: Existing Conditions
Corridor Sections
The Ridgewood Corridor Plan study area from Dunlawton Avenue
to the Rose Bay Bridge is 2.86 miles long. The corridor was divided
into four sections for the purpose of data collection. The four
sections are as follows:
¾ Section 1 – Dunlawton Avenue to Fleming Avenue
¾ Section 2 – Fleming Avenue to Warnock Place
¾ Section 3 – Warnock Place to Farmbrook Road
¾ Section 4 – Farmbrook Road to Rose Bay Bridge

Note: All maps were prepared by the City of Port
Orange GIS Department in 2011.
December 2012
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Section 1
_________________________________________

Dunlawton Avenue to
Fleming Avenue
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Section 1 – Dunlawton Avenue to Fleming Avenue
A. Land Use and Zoning
• Varied uses
• Zoning is primarily Ridgewood Development (RD), Planned Commercial Development (PCD), and Government/Public
Use (GPU)
• Commercial uses include: the Port Orange Plaza, restaurants, auto repair, auto sales, motels, retail, personal services, a gas
station, City Fire Station No. 1, and the Port Orange Adult Activity Center
B. Transportation
• Four travel lanes
• Some concrete and some landscaped medians with median cuts
• Some on-street parking
• Sidewalks on both side of street
• 63 driveways
• 1 signal
• 9 bus stops
C. Aesthetics
• Mostly block buildings with pitch shingle or metal roofs
• Some Florida Vernacular architecture, as required within the Port Orange Town Center CRA area
• Some Mediterranean architecture
• Structures were mostly built before 1980
• This section has the most buildings that were built from 1980 – present
• Approximately 42 detached signs
• No street trees
• Wooden utility poles present along road, unscreened
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Section 2
_________________________________________

Fleming Avenue to
Warnock Place

December 2012

43

RIDGEWOOD CORRIDOR PLAN

December 2012

44

RIDGEWOOD CORRIDOR PLAN
Section 2 – Fleming Avenue to Warnock Place
A. Land Use and Zoning
• Varied uses
• Zoning is primarily Ridgewood Development (RD), Planned Commercial Development (PCD), and Residential Mobile
Home (RMH)
• Commercial uses include: retail, light manufacturing, lodges, motels, bars, landscaping/nursery, personal services, tattoo
shop, RV/Boat sales and outdoor storage, auto sales, flea market, and the Clark Properties Corporate Building, Tavern, and
Chapel
B. Transportation
• Four travel lanes
• Some concrete and some landscaped medians with median cuts
• Some on-street parking
• Sidewalks on both side of street
• 67 driveways
• 1 signal
• 10 bus stops
C. Aesthetics
• Residential block, brick, or siding finish with pitch roofs, some two-story, some converted to commercial use
• Block buildings with pitch shingle or metal roof
• Some metal buildings
• Some open-air structures (e.g. pavilions, tikis)
• Structures were mostly built before 1980
• Approximately 24 detached signs
• No street trees
• Wooden utility poles present along road, unscreened
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Section 3
_________________________________________

Warnock Place to
Farmbrook Road
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Section 3 – Warnock Place to Farmbrook Road
A. Land Use and Zoning
• Varied uses
• Zoning is primarily Ridgewood Development (RD) and Planned Unit Development (PUD); The PUD zoned area is 4.24
acres of vacant land without a Master Development Agreement (MDA) to implement the PUD zoning
• Commercial uses include: car wash, auto sales, boat sales, marina, landscape/nursery, contractor’s yard and storage, bar,
and multi-tenant plazas
B. Transportation
• Four travel lanes
• Landscaped medians with median cuts; landscaping in poor condition
• Some on-street parking
• Sidewalks on both side of street
• 51 driveways
• No signals
• 5 bus stops
C. Aesthetics
• Mostly block buildings with pitch roofs (some tile roofs, some flats roofs)
• Some metal buildings with stucco finish
• Some mobile home offices
• Some multi-tenant buildings
• One building that looks like a boat
• Structures were mostly built before 1980, with the majority built in the 1970s
• Approximately 15 detached signs
• No street trees
• Wooden utility poles present along road, unscreened
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Section 4
_________________________________________

Farmbrook Road to
Rose Bay Bridge
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Section 4 – Farmbrook Road to Rose Bay Bridge
A. Land Use and Zoning
• Varied uses
• Zoning is primarily Ridgewood Development (RD), R-7 Single Family Residential (R-7SF), and Residential Mobile Home
(RMH)
• Commercial uses include: offices, gas station, auto sales, RV sales, bars, motels, convenience store, restaurants, and
personal services
• Most residential uses of all sections of the study area
B. Transportation
• Four travel lanes
• Landscaped medians with median cuts; landscaping in poor condition
• Only 2 on-street parking spaces
• Sidewalks on both side of street
• 43 driveways
• 1 signal
• 5 bus stops
C. Aesthetics
• Residential houses, some converted to commercial uses
• Mobile homes
• Block buildings with varied roof styles
• Some Craftsman architecture
• Structures were mostly built between the 1940s – 1960s
• Approximately 23 detached signs
• No street trees
• Wooden utility poles present along road, unscreened
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Appendix B: Inventories
1.

Zoning Inventory (2011)

Zoning Percentages

Area
1. Dunlawton
Ave. to Fleming
Ave.
2. Fleming Ave.
to Warnock Pl.
3. Warnock Pl.
to Farmbrook
Rd.
4. Farmbrook
Rd. to Rose Bay
Bridge (S. City
Limits)
Percent of
Road Length

December 2012

Ridgewood
Development
(RD)

Planned
Commercial
Development
(PCD)

67.76%

13.20%

3.56%

68.84%

17.00%

86.17%

Community
Commercial
(CC)

Neighborhood
Commercial
(NC)

Single
Family
Residential
(R‐7SF )

Single
Family
Residential
(R‐8SF )

Residential
Mobile
Home
(RMH)

Government
/Public Use
(GPU)

Planned Unit
Development
(PUD)

0.00%

13.23%

0.00%

0.00%

0.00%

0.00%

2.25%

100%

0.00%

0.00%

0.00%

0.00%

0.82%

0.00%

12.02%

1.31%

100%

0.00%

0.00%

0.00%

0.00%

12.06%

0.00%

1.78%

0.00%

0.00%

100%

56.74%

0.00%

0.00%

1.78%

0.00%

0.00%

27.85%

0.00%

13.63%

0.00%

100%

70.14%

8.27%

0.98%

0.38%

3.63%

2.90%

6.13%

0.43%

6.18%

0.98%

100%
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Preservation
(NP)

Total

RIDGEWOOD CORRIDOR PLAN

Development Pattern Summary
Area
1. Dunlawton Ave. to Fleming Ave.

2. Fleming Ave. to Warnock Pl.
3. Warnock Pl. to Farmbrook Rd.
4. Farmbrook Rd. to Rose Bay Bridge
(S. City Limits)

Vacancies
Area
1. Dunlawton Ave. to Fleming Ave.
2. Fleming Ave. to Warnock Pl.
3. Warnock Pl. to Farmbrook Rd.
4. Farmbrook Rd. to Rose Bay Bridge
(S. City Limits)

December 2012

Summary
Mostly commercial and public/quasi‐public uses. Structures were mostly built before 1980. This
section has the most buildings that were built from 1980 ‐ present. Second highest incidence of
vacancies.
Mostly commercial and residential uses. Structures were mostly built before 1980. This section has the
most buildings that were built from 1980 ‐ present. Highest incidence of vacancies.
Mostly commercial uses. Some multi‐tenant buildings. Structures were mostly built before 1980, with
the majority built in the 1970s.
Commercial, residential, and public/quasi‐public uses. Structures were most built between 1940s ‐
1960s.

Vacant Lot
7
7
3

Vacant Building
4
7
6

3

4
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2. Traffic Management Inventories (2011)
Driveway Curb‐Cuts and Medians
Area
1. Dunlawton Ave. to Fleming Ave.
2. Fleming Ave. to Warnock Pl.
3. Warnock Pl. to Farmbrook Rd.
4. Farmbrook Rd. to Rose Bay Bridge
(S. City Limits)

Driveways

Distance Between
Driveways

63

70

67

77

51

77

43

89

Driveways/Mile Medians
Some concrete and some landscaped
90
with median cuts
Some concrete and some landscaped
85
with median cuts
Landscaping in poor condition with
73
median cuts
Landscaping in poor condition with
64
median cuts

Pedestrian and Transit Inventory
Area
1. Dunlawton Ave. to Fleming Ave.
2. Fleming Ave. to Warnock Pl.
3. Warnock Pl. to Farmbrook Rd.
4. Farmbrook Rd. to Rose Bay Bridge
(S. City Limits)
Total

December 2012

Bus
Stops

Signals

9

1

10

1

5

0

5

1

29

3

Sidewalk inventory
Westside (SB) 3,660 ft.
Total: 7,408 ft.
Eastside (NB) 3,748 ft.
Westside (SB) 4,149 ft.
Total: 8,248 ft.
Eastside (NB) 4,099 ft.
Westside (SB) 3,692 ft.
Total: 7,340 ft.
Eastside (NB) 3,648 ft.
Westside (SB) 3,315 ft.
Total: 5,061 ft.
Eastside (NB) 1,746 ft.
28,057 ft.
5.3 miles
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Sidewalk
Coverage
99%
99%
99%
72%
93%
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3. Aesthetic Inventory (2011)
Billboards and Signs
Area
1. Dunlawton Ave. to Fleming Ave.
2. Fleming Ave. to Warnock Pl.
3. Warnock Pl. to Farmbrook Rd.
4. Farmbrook Rd. to Rose Bay Bridge
(S. City Limits)

Architecture Summary
Area
1. Dunlawton Ave. to Fleming Ave.

2. Fleming Ave. to Warnock Pl.

3. Warnock Pl. to Farmbrook Rd.

4. Farmbrook Rd. to Rose Bay Bridge
(S. City Limits)

December 2012

Billboards
0
0
0

Detached Signs
42
24
15

Signs / Mile
60
30
21

1

23

34

Summary
Mostly block buildings with pitch shingle or metal roofs
Some Florida Vernacular architecture, as required within the Port Orange Town Center CRA area
Some Mediterranean architecture
Residential block, brick, or siding finish with pitch roofs, some two‐story, some converted to commercial
use
Block buildings with pitch shingle or metal roof
Some metal buildings
Some open‐air structures (pavilions, tikis)
Mostly block buildings with pitch roofs (some tile roofs, some flats roofs)
Some metal buildings with stucco finish
Some mobile home offices
One building that looks like a boat
Residential house, some converted to commercial use
Mobile homes
Block buildings with varied roof styles
Some Craftsman architecture
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Street Trees and Utility Poles and Lines
Area
1. Dunlawton Ave. to Fleming Ave.
2. Fleming Ave. to Warnock Pl.
3. Warnock Pl. to Farmbrook Rd.
4. Farmbrook Rd. to Rose Bay Bridge (S. City Limits)

December 2012

Street Trees
None
None
None
None

Utility Poles and Lines
Both sides of road wooden
Both sides of road wooden
Both sides of road wooden
Both sides of road wooden
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Appendix C: Traffic Operations
(2011)
General information
Area
1. Dunlawton Ave. to Fleming Ave. 1
2. Fleming Avenue to Warnock Pl. 2
3. Warnock Pl. to Farmbrook Rd. 2
4. Farmbrook Rd. to Rose Bay Bridge (S. City Limits) 3

% Traffic Growth 2000‐2009
‐18%
‐41.50%
‐41.50%
‐16.40%

Through Travel Lanes
4
4
4
4

1 =FDOT Count Station 5057; 2 =FDOT Count Station 152; 3 =FDOT Count Station 13

Current Pavement Widths
Area
1. Dunlawton Ave. to Fleming Ave.
2. Fleming Ave. to Warnock Pl.
3. Warnock Pl. to Farmbrook Rd.
4. Farmbrook Rd. to Rose Bay Bridge (S. City Limits)

Width (feet)
40
40
40
40 and 28

General Speed Information
Area
1. Dunlawton Ave. to Fleming Ave.
2. Fleming Ave. to Warnock Pl.
3. Warnock Pl. to Farmbrook Rd.
4. Farmbrook Rd. to Rose Bay Bridge (S. City Limits)

Posted Speed Limit (mph)
40 and 45
45
45
45
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Existing Ridgewood Avenue Segment Level of Service (LOS)

Area
1. Dunlawton Ave. to Fleming Ave.1
2. Fleming Ave. to Warnock Pl.2
3. Warnock Pl. to Farmbrook Rd.2
4. Farmbrook Rd. to Rose Bay Bridge (S. City Limits)3

Adopted
LOS
D
D
D
D

Peak Hour Peak
Direction
Capacity at
Adopted LOS
1,960
1,960
1,960
1,960

Existing
Directional
Volume
NB
SB
992
1111
736
824
736
824
1012
1132

Existing LOS
NB
SB
B
B
B
B
B
B
B
B

1 =FDOT Count Station 5057; 2 =FDOT Count Station 152; 3 =FDOT Count Station 13

General Volumes and Capacities
Area
1. Dunlawton Ave. to Fleming Ave.1
2. Fleming Ave. to Warnock Pl.2
3. Warnock Pl. to Farmbrook Rd.2
4. Farmbrook Rd. to Rose Bay Bridge (S. City Limits)3

Daily Volume (2009)
20,500
15,200
15,200
20,900

1 =FDOT Count Station 5057, 2 =FDOT Count Station 152, 3 =FDOT Count Station 13
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Capacity
36,700
36,700
36,700
36,700

Volume/Capacity Ratio
0.559
0.414
0.414
0.569
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Public Transit System
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Appendix E: Capital Improvement Costs
Item
Cost Estimate
Short-term (1-5 years)
Sidewalk
$13/linear foot
upgrades/gap filling
Median
±$6,000 per well
refurbishment:
Phase 1
±$30/linear foot
open cut
installation of 4”
PVC conduit
Long-term
Gateway sign
Strategic property
acquisitions to help
with stormwater and
public spaces
Regional Drainage
Master Plan and upstream/off-site
solutions
Street light
improvements
Bus shelters

TBD

$5,500 per light
$5,570 each

Crosswalks

$30,000 each

Side street sidewalks

$13/linear foot

December 2012

±$18,000 for the three
wells
±$135,000 for open cut
installation of ±4,500
linear feet of 4” PVC
conduit

Not Available

Plan: $110,000

$200 each

Median
refurbishment:
Phases 2 - 5

$28,600 total

$20,000

Trash cans at bus
stops

Streetscape
Underground power

Comments

$1,730,000 per
mile
$200,000 or less
annually

Included in FDOT resurfacing
project
Phase 1 will require a cost
participation agreement with the
FDOT to install the conduit for
the future irrigation pipes during
the FDOT resurfacing project
(Design FY 13; Construction FY
14 or later). (Contingent on
funding in CIP)
To be located on Ridgewood
Avenue in the median north of
the Rose Bay Bridge
The cost of property acquisition
will depend on real estate values
at the time of purchase.
Plus future design, engineering
and construction costs; Key
element for long-term
substantive redevelopment

$143,000 total for 26
lights
$16,710 for the 3 most
used stops
$161,530 for all 29 stops
$600 for 3
$5,400 for 27 bus stops +
operating to empty
$90,000 for three
signalized intersections
$224,900 total for east
side only
$4,947,800 total

Public Works install
Public Works install/Enter into
an agreement with Votran or the
Waverly Group to empty trash
cans
Requires a maintenance
agreement with FDOT

With the 25% G.A.F. waiver the
cost may be reduced to
$1,297,500 per mile for a total
cost of $3,710,850
Phased project; FDOT
Landscape Discretionary Grants
to pay 100% of the landscape
installation; City fund to cover
design, sod and irrigation
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Item
Street
trees/landscaping

Cost Estimate
$200,000 or less
annually

Decorative street
lights

Electric:
±$1,375/pole
and
±$2,000/pole for
installation
Solar:
±$8,061/pole
and ±$1,000 $1,500/pole for
installation

December 2012

Comments
Phased project; FDOT
Landscape Discretionary Grants
to pay 100% of the landscape
installation; City fund to cover
design, sod and irrigation
Electric: ±$137,500 for
100 poles and $200,000
for installation; Based on
current rates, the on-going
power and maintenance
bill is approximately
$7/month/pole
Solar: ±$806,100 for 100
poles and $100,000 $150,000 for installation
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Appendix F: Summary of the City of South Daytona’s
US-1 Streetscape Project
Project Description
The project was initiated by the City of South Daytona City Council in February of 2006.
The city incorporated the following sustainable design elements into the project: LED
streetlights, reclaimed water lines in the median for city and business connections and
drought tolerant landscaping. Safety features were also included in the design, taking into
consideration pedestrians, bicyclists and motorists through the addition of wider
sidewalks, marked bike lanes and bus pull-offs.
The streetscape project consists of three sections located within the City’s Community
Redevelopment Area (CRA). Section A is the only section permitted for construction
with Sections B and C of U.S. 1 being planned for the future. Section A is approximately
1 mile in length or 1/3 the length of the total CRA corridor. Section A of this project
included two (2) main construction phases. Phase I, completed in 2009, involved
undergrounding of all utilities, installation of reclaimed water lines in the medians,
median landscape lighting, mast arm signals at three (3) intersections and
design/permitting of the second phase of the project.
Phase II construction, completed in 2012, consisted of construction of new curbing,
removal and replacement of driveways, permanent removal of unused curb cuts, roadway
milling and resurfacing, removal of on-street parking, addition of marked 5-foot bike
lanes on the roadway, installation of decorative brick sidewalk, landscaping and bus-pulloffs. This was an extensive effort that required city staff to work with each property
owner individually, focusing on the long-term economic benefits to the businesses that
would result from improving the aesthetics of the corridor in order to get their support for
the changes.
Funding
Section A Phase I was funded through capital improvement notes in the amount of $6.5
million and an FDOT LAP grant for mast arms in the amount of $250,000. Section A
Phase II was funded through another FDOT LAP grant (stimulus funding) totaling
$4,500,000 applied for through the local Transportation Planning Organization (TPO).
This allowed the city to complete this section of the project without any city
expenditures.
Problem Solving
This project was constructed using a “field design” technique. Due to the age of the
corridor, there were many unique challenges encountered for each property. A “typical
section” approach would not have worked for this project. The project manager worked
with the construction contractor daily, on-site, to problem solve and make necessary
adjustments for each parcel while staying consistent to the design of the streetscape.
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Another challenge included light poles that were historically placed at the front of the
curb and the sidewalks located at the rear of the right-of-way. In many cases, sidewalks
were connected to a parking lot where parking was then located within the right-of-way.
During construction the project manager was able to reclaim the right-of-way by placing
new LED streetlights at the back of the sidewalk and relocating decorative sidewalks to
the front of the curb. The reversal of the lighting and sidewalks were intended to reduce
visual distractions thereby enhancing safety within the corridor. This was, in part,
possible by acquiring easements at the very beginning of the project, allowing enough
right-of-way for undergrounding utilities, placement of streetlights and bus pull-off areas.
The city was able to get the needed easements at no cost by promoting of the value of
undergrounding the utilities to each business owner.
The most important goal set by the project manager was keeping all business access
points open during construction. The city committed to keeping at least one access entry
point open at each business and also committed to having each entry completed within
two business days. In order to overcome this challenge, the project manager utilized a
special mix of concrete that cures within a 48 hour period. As a result, the city received
zero complaints during the construction process.
Before

December 2012

After
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Appendix G: Neighborhood Maintenance Rating Map
The Neighborhood Maintenance Rating Map is intended to identify which neighborhoods
are well maintained or are declining in quality from the market segment they were
originally developed for. For example, a neighborhood would be identified as “below
average” (i.e. purple color) if it was originally developed as an entry-level, owneroccupied, single-family neighborhood that was once well maintained, and now has
transitioned to rental houses that are generally not well maintained and there are
numerous Code Enforcement cases in the neighborhood.
The greatest concentration of “below average” and ‘failing” neighborhoods are adjacent
to Ridgewood Avenue in the study area. There are a few exceptions: the area east of
Ridgewood Ave., from Dunlawton Ave. to Fleming Ave., Harbor Point, and Harbor Oaks
are all identifies as “average”, and the area east of Ridgewood Ave., from Katherine St.
to Commonwealth Blvd. is identified as “above average”.
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Appendix H: CDBG Eligible Areas
The Community Development Block Grant (CDBG) program is
administered nationally by the U. S. Department of Housing and
Urban Development (HUD). Federal monies are awarded
annually to cities and counties based upon a formula for
activities designed to improve the quality of life within
communities by providing decent, safe and sanitary housing, a
suitable living environment, and expanding economic
opportunities. Primary beneficiaries of CDBG funds must be low and moderate-income
households. These are defined as a family whose annual income does not exceed 80% of
the median income for the area. The CDBG program is authorized under Title 1 of the
Housing and Community Development Act of 1974, Public Law 93-383, as amended; 42
U.S.C.-5301 et seq. The City of Port Orange became a CDBG entitlement community in
2006.
CDBG activities selected by a community for
implementation must further the national objectives of
improving the quality of life for low and moderate
income persons; aid in the prevention or elimination of
slum and blight; and meet a need having a particular
urgency. Based upon a five year Consolidated Plan
adopted locally, communities may use CDBG funds
that are allocated to them for the following: acquisition
of land and/or buildings; disposition of land or
buildings; installation or construction of a public
facility; clearance and demolition; housing services;
homeownership assistance; rehabilitation of properties;
code enforcement; historic preservation; lead-based
paint testing, evaluation, reduction and clearance;
public services; economic development and planning
and administration.
The entire Ridgewood Corridor and adjacent
neighborhoods are within a CDBG eligible area – both
sides of the roadway up to Commonwealth Boulevard,
then only on the west side for the remainder of the
corridor going south to the Rose Bay Bridge. The City’s
CDBG annual revenue is limited (± $200,000 and
decreasing annually) and there are competing needs for
these funds (i.e. Safe Routes to School improvements),
but there may be opportunities to allocate some of these
funds to acquire property for regional drainage and
other infrastructure improvements, open space, and
removal of blight.
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Appendix I: Summary of the FDOT/VTPO US-1
Corridor Improvement Program
In an effort to maximize the effectiveness of existing corridors and recognize changing
local conditions, the Florida Department of Transportation (FDOT) along with the
Volusia Transportation Planning Organization (VTPO) is implementing a series of
corridor improvement studies that will provide an assessment of some of the primary
transportation corridors in the area. The corridor improvement program considers all
modes of travel and includes the review and documentation of existing conditions and
issues that impact mobility along the corridor.
US-1 in Volusia County is one of the corridors identified in this effort to help improve
the safety and operational efficiencies of the transportation system and help create a more
comfortable environment for all users. The US-1 Corridor Improvement Program in
Volusia County began in 2011, with Phase I completed in April 2012, and Phase II
scheduled to begin in Fall 2012. The FDOT/VTPO US-1 Corridor Improvement Program
is expected to be completed in late 2013.
Phase I concluded with the identification of multi-modal transportation improvements
along US-1 from the Brevard County line to I-95 in Ormond Beach. Phase I involved
coordination with stakeholders that included one on one interviews, interactive
workshops and a detailed review process to define the projects that most support the
current goals and objectives of the corridor as defined by the stakeholders. Although
there is a desire from the communities along US-1 to improve pedestrian, bicycle and
transit travel along (and across) US-1, the way these modes would be served are
conceived in different ways throughout the corridor (e.g. bicycle travel may be planned
as a bike lane in some areas of US-1 and a multi-modal trail/sidewalk along US-1 in other
areas). Phase II is intended to determine the most effective way to have US-1 serve all
users and modes of transportation along the corridor, and across the corridor.
The focus of Phase II of the FDOT/TPO US-1 Corridor Improvement Plan addresses
items that are primarily part of the City’s Ridgewood Corridor Plan – Long-term
Opportunistic Strategies. The results of Phase II are expected to help refine the City’s
long-term strategies as they are evaluated and possibly revised during the five-year
review.
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Appendix J: Summary of Existing Ridgewood
Development District Incentives and CRA Grants
To encourage investment along the city's original main street, a series of flexible
development requirements were established in the late 1990’s for all properties zoned
Ridgewood Development (RD).
Alternative Surfaces [Chapter 12, section 6(f)(3)]
For properties in the Ridgewood development district south of Fleming Avenue, the City
allows the use of alternative surfaces such as recycled concrete, aggregate concrete, paver
blocks, or other semi-pervious material for off-street parking and vehicular use areas
(excluding driveway aprons and handicapped parking spaces).
Signs [Chapter 15, sections 3(f), 5(b)(5), 6(b), 6(d), 7(c)(1)(b) and 7(c)(2)(c)]
In order to accommodate signage for structures having the variety of setbacks, lot sizes
and unique dimensional circumstances existing along Ridgewood Avenue, the special
provisions were established to provide alternatives to the general sign regulations.
However, they are not applicable for properties located within the Port Orange Town
Center.
• Higher maximum height for freestanding signs (14 feet vs. typical 8 feet)
• Provisions for reduced right-of-way setback where dimensional limitations restrict
sign placement
• One projecting sign is allowed for existing buildings with a front setback of less
than ten feet in lieu of freestanding signage (not allowed for businesses elsewhere
in the City except in the PC-A zoning district)
• Up to 100 percent of permitted wall sign area may be transferred from the
building front to the building sides (not allowed for businesses located elsewhere
in the City)
• Administrative variance provision for some requirements to accommodate the
variety of uses and types of developments within the Ridgewood Development
District (businesses located elsewhere in the City must go through the standard
variance process)
• More days during which temporary banners and wall signs may be permitted (45
days anytime throughout the year vs. only for grand openings, special events with
a special event permit, or during race weeks, bike week, and spring break)
• Up to 100 percent of allowable wall sign area may be comprised of changeable
copy (not allowed for businesses located elsewhere in the City)
• Up to 50 percent of allowable freestanding sign area may be comprised of
changeable copy (25 percent for businesses located elsewhere in the City)
• Nonconforming signs may be permitted to remain past the compliance deadline
established by code in accordance with section 8 of this chapter
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Zoning [Chapter 17, sections 25 and 27]
The Ridgewood Development (RD) District zoning allows a wide variety of uses
including office, commercial, warehouse/ storage, and limited industrial uses.
Phasing of required site improvements [Chapter 20, section 2(e)]
For all business and multifamily properties with direct frontage on Ridgewood Avenue
(regardless of zoning); for all properties with industrial zoning located east of Clyde
Morris Boulevard; or for all property located within the Port Orange Town Center and
Eastport Business Center redevelopment areas, developers may be permitted to phase the
required improvements of Chapter 12 (road and vehicular use areas), chapter 13
(landscaping and buffers) and/or Chapter 14 (architectural design) over a period not to
exceed three years from the date of issuance of the development order. However, phasing
is not allowed for landscaping and irrigation within required right-of-way buffers and for
buffers adjacent to residential or institutional uses. This phasing provision is processed
through a phasing agreement that must go to City Council for review and approval.
Landscape Buffers [Chapter 13, sections 3(c), 3(d)(1)(c), 3(d)(3), 3(e)(1)(b), 3(e)(2),
4(b) and 5(d)]
There are various terms used to describe buffers: right-of-way buffer (along street
frontage), perimeter buffer (along internal property lines), and a bufferyard (additional
area on the side and rear used to separate one type of land use from another). The
following landscape buffer regulations apply:
• The minimum landscape buffer along the road right-of-way is only ten feet
compared to 20’ to 50’ on other aerial roadways.
• The perimeter buffer along internal property lines (side and rear) is only two and
one-half feet compared to 5’, 10’, or 20’ feet in other areas.
• Bufferyards are not required, except along rear property lines which abut any
residential zone.
• The minimum planting requirements for shade trees is reduced by half to only
require one shade tree per 100 lineal feet, rather than every 50 lineal feet for other
areas.
• The percent of the area designed for vehicular use (parking lots and drive aisles)
and visible from any public rights-of-way that must be devoted to the creation of
interior landscaping is reduced to 5 percent, rather than the 10 percent required for
other areas.
• No interior landscaping is required for those vehicular use areas which are fully
screened and/or not visible from any public rights-of-way.
Redevelopment grants [Chapter 20, section 2(j)]
Redevelopment grant provisions were created in 2001 to reverse blighted conditions and
to stimulate reinvestment within the City's Community Redevelopment Areas (CRA)
(Port Orange Town Center and Eastport Business Center). Within the study area, the Port
Orange Town Center CRA extends from Dunlawton Avenue to just south of Norman
Street (≈30% of the study area).
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The grants are 50/50 public/private funding matching grants that are divided into three
levels of assistance:
Level One matching grants.
• Intended for small building renovation, site upgrade projects, or coderequired improvements which are expected to result in highly-visible,
aesthetic enhancements to the property/building.
• Minimum construction value of project must be $2,000.
• City matching grant not to exceed $5,000 for any given project.
Level Two matching grants.
• More significant with respect to scope and overall cost.
• Minimum construction value of project must be $5,001.
• City matching grant not to exceed $10,000 for any given project.
Level Three matching grants.
• Only available to properties within the Riverwalk District of Port Orange
Town Center.
• Minimum construction value of project must be $5,001.
• City matching grant not to exceed $15,000 for any given project.
These grants have not been funded in the City budget since 2005.
Additional More Restrictive Requirements for Architecture [Chapter 14, sections
3(a)(2) and 3(f)]
New development, renovation, redevelopment, alterations and additions of any kind,
including accessory structures and appurtenances, in the Port Orange Town Center must
comply with special architectural requirements for Florida vernacular architectural style.
Within the study area, the Port Orange Town Center CRA extends from Dunlawton
Avenue to just south of Norman Street (≈30% of the study area)
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