




CITY OF CALLAWAY 

PLANNING BOARD MEETING MINUTES 

APRIL 1, 2025– 6:00 P.M. 

PLANNING BOARD MEETING MINUTES – April 1, 2025 

The Callaway Planning Board met in regular session with John Hagan, Chairman, James Dougall, Vice-

Chair, and Board Members, Theodore Conte, Spring Overway, Jeffery Carnahan, & Don Hennings were 

present. Vice-Chair Dougall was not in attendance. Bill Frye, Public Works/Planning Director, Jay 

Mitchell, Administrative Support Clerk were also present. 

Chairman John Hagan called the meeting to order, followed by an invocation and the Pledge of 

Allegiance.  

The roll call was made by the administrative support clerk, Jay Mitchell. 

ASC, Jay, announces opening board seat due to resignation of Ishmael Husam. 

APPROVAL OF MINUTES 

March 18, 2025 

Chairman Carnahan had questions about the contents in the minutes. 

Jay, ASC, addressed. 

Motion:   

A motion was made by Board Member Carnahan and seconded by Board Member Hennings to approve 

the minutes of March 18, 2025. The motion carried unanimously. 

NEW BUSINESS 

1. Ratification of Missed Motion – Item 2 Of Previous Meeting

Small Scale Comprehensive Plan Amendment

760 N. Fox Ave

Parcel ID: 06006-030-000

Jay Mitchell, Administrative Support Clerk, reviewed the ratification of missed motion. 

Chairman Hagan calls for Public Participation, there was none. 

Motion:  

A motion was made by Board Member Conte and seconded by Board Member Overway to 

approve the Small-Scale Comprehensive Plan. The motion carried unanimously upon roll-call 

vote. 
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2. Rezoning Application 

Two Parcels Between 7th St. & Hagin Dr. (West of Seneca Ave.) 

Parcel ID: 24379-000-000 & 24380-000-000 

 

 

Bill Frye, Director of Public Works reviewed the Rezoning Application. 

 

Board Member Carnahan asked for confirmation this would take away mobile homes and change 

it to residential homes. 

   

  Chairman Hagan and Director Frye confirm. 

  

  

 

Chairman Hagan calls for Public Participation. 

 

 Sean McNeal, represents applicant, Thomas Steele, briefly describes plan. 

 

 

 

Motion:   

A motion was made by Board Member Carnahan and seconded by Board Member Conte to 

approve the Rezoning Application. The motion carried unanimously upon roll-call vote. 

 

 

 

3. Rezoning Application 

325 Camellia Ave. 

Parcel ID: 24418-050-0010 

 

 Bill Frye, Director of Public Works reviewed the Rezoning Application 

 

Board Member Carnahan mentions this was talked about before and how he will have a 

tricky time. 

 

  Director Frye says he will need to get a Development Order and lot owner is aware. 

 

  Board Member Hennings asked what is on the lot of 327. 

 

   Director Frye states, mobile homes. 

 

 

Chairman Hagan calls for Public Participation, there was none. 

 

Motion:   

A motion was made by Board Member Conte and seconded by Board Member Carnahan to 

approve the rezoning application. The motion carried unanimously upon roll-call vote. 
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ADJOURNMENT 

 

 

There being no further business, the meeting adjourned at 6:15 p.m. 

   

 

 

 

 

 

 

____________________________________ 

Jay Mitchell, Administrative Support Clerk 

 

________________________________ 

Board Chairman Hagan 
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1.1Applicant Information: 

Insite Land Development FG1 is a Florida Corporation and is comprised of engineers 
and constructors. The development is motivated by a desire to provide suitable 
housing for Air Force personnel and those that support our military and other 
commercial efforts in local areas. We provide housing solutions to market rate 
developers, DoD, and government. 

 

 
 

Address: 4500 Salisbury Rd. Jacksonville FL 32216 

e-mail:office@insiteusa.net 

Representative: Charles Tate CEO 

For more detailed information please reference developers application 

 

 

1.2 Project Narrative and Purpose 

Based on the need for military housing to accommodate more than 1500 + new families in 
Panama City area and the growth of the labor pool and support people moving to the 
area to work on base and in other areaof Bay County.  

 

The people that are relocating are entering a market with essentially no inventory in the 
below $300,000 market in single family configuration. This location can serve as a medium 
density housing development with access to the major retail chains in the immediate area and 
the anticipation of local expansion as anticipated to support local industry and the military. 
 

All of the inventory introduced to the market at this price has been adsorbed with limited sites 
remaining.  The cost of these single family homes to the end-user is anticipated to be between 
$290,000 to $320,000. 
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1.3  Site Plan and Phasing Guide 

 

The Site plan can be see in the following schematic along with the PUD Submittal elements 

required by The City of Callaway LDR. The overall plan is for three phases and this is the 

second phase of 49 dwelling units. 
 

 

 1.4 Project Objectives 

 

Overall, the goal for this project is to provide workforce housing to the local market and to make 

sure that the development provides a superior value to the local residents as far as a choise of 

places to live. 

 

1.5 Proposed Project Schedule 

 

The project is engineering complete and will commence with construction as soon as the 

plans are completed review by the City of Callaway. 
 

Phase I – Clearing and Grubbing May- September 2025 

Phase II – Roadway and Stormwater Management 4Q 2025 

Phase III – Sewer and water systems 1Q 2026 

Phase IV Stabilization and Pads constructions 2Q 2026 

 

Home Construction September 2026 
 
The phasing plan and overall construction strategy allows the owners to start pn phase 2.1 
and 2.2 prior to the completion of Phase 1 and 1.2 and this depends on the sale and the 
development plans of purchaser of finished lots for Phase 2.1 ans 2.2 
 
 
 
1.6 Callaway Development and Planning 
 
 

The following pages have the schematic of the overall project as presented to City of Callaway  
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Fig: Phase I& II 
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2.1 Comprehensive Plan Considerations 

 

The Fox Glen community is designed to serve the housing needs for the residents of City of 
Callaway. We also anticipate that many families will be relocating to the Callaway area from 
outside of the community to rebuild the Tyndall air Force Base. The need for housing in this 
area is a result of Hurricane Michael (and the devastation wrought on the area), in 
combination with the expansion and rehabilitation of the local TyndallAir Force Base. 
 

Based on our analysis of the market there are very few remaining homes available for sale in 
the City of Callaway market. When it comes to new construction the choices are even harder 
to find. Most of the newer homes are occupied. People relocating tot he area are actively 

looking and there is a need for housing in the market. The Callaway community has an 
opportunity to grow with the expansion and renovation of the local TyndallAFB. This project 

can help to meet the need for new single family and multi-family housing at a price point with 

a great deal of need. 
 

Housing trends for the Callaway Community: 
 

Traditionally the housing model has been 1400-2500 square foot home on an acre or more. 
The maintenance for larger lots can be more than many people want to manage between the 
trees and the grass cutting it is significant. Many of the buyers today do not want the 
responsibility for taking care of a large yard. Smaller homes and smaller lots are sought after 
in this market. 
 

Low County and Coastal living architectural styles embrace the warm colors and vibrant 

nature of beach towns of the past. Our community seeks to blend traditional structural 

elements with a newer design and layout to meet the needs of the present market conditions. 
 

The local Callaway Corners development is a good example of what the market is asking for. 
The smaller lots and attractive cottage styled homes are both beautiful and environmentally 
responsible. The development has been very successful with 40-foot lots. Our development 
offers the same lot with a 95-foot average depth. Phase II of this development will offer 
homes sites exactly as in phase one. 
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2.2 Traffic and Circulation: 

 

While the roadways are mostly comprised of the standard 50 ft. right of way (ROW). The 
amount of pavement and curbing and structures associated with this type of roadway is 
significant. All Roadway section are 20’ wide with 50’ ROW while the private roads are 12’ wide 
maintaining 30’ ROW for access to lots which are not in direct contact with streets. 
 

Traffic Analysis: 

 

112 lots at an estimated 20 trips per day. If the peak hour is very conservatively estimated at 

20 percent of the total daily traffic there would be only 448 trips in that hour. N. FoxAvenue is 
a County Paved Road and could accommodate more than 1500 cars per hour. The roadway 
presently has an “A” level of service. 
 

Adjacent intersections – Both of the local intersections at N. Star and at Pittsburgh have 

reasonable levels of service at all times and will not be adversely impacted by this 
development. Traffic traveling to the North will travel down N Fox to the intersection with N. 

Star and this intersection also has a very high level of service. 
 

Traffic traveling and turning right on Pittsburgh will not have a problem with making this turn 

during peak hour traffic. Informal traffic counts at this intersection indicated very low traffic 

flows and A level of service. 
 

The effect of spreading of this traffic into these three roadways will mitigate any potential 

congestion and will not be an issue even when there are 150 or more units in the 

development. The addition of a second entrance on N. Fox will further alleviate any possible 

congestion at the intersection of the development roadway and N Fox roadway. 
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Fig: Road Connections and Interesection 

 

 

2.3 Water and Sewer Availability: 
 

Discussions with the City of Callaway have indicated that there is a 18” water line on 

Pittsburgh Street and there are plans to bring the water line up North Fox Avenue. The 

connections have been confirmed and offsite engineering is relatively simple with few 

obstructions. A connection is successfully completed for the phase I of Fox Glen. 
 

Discussions with City of Callaway identified to possible connection points and available right 

of way to access. A sewer main may be a consideration for CoC given this is area for robust 

growth. Many of these parcels will likely be developed over time. The connection point is 

made on Route 22 approximately 2600 feet from the proposed wet-well location on N Fox. 

N. Fox and the line has been installed and inspected and approved. 
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N Fox Avenue is a Bay County paved and maintained roadway. The developer will build 

this City infrastructure and donate it to the City. 
  

2.4 Zoning of adjacent parcels and Land Planning: 

The adjacent parcels are all zoned for manufactured housing R-3 and this allows for 5 

dwelling units per acre in a rural setting. Our proposed density is rather modest at 49 lots in 

8.34 acres or about 5.8 units per acre. The lots are large enough to afford private backyard 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

space, a location for pet relief and opportunities for gardening and other outdoor activities. 

While this area is not “urban” as far as Bay County may be concerned; it could be the start of 

the growth to connect this are with other areas to make for a City of Callaway local hub and 

spoke. The moderate density combined with significant green spaces and open areas allows 

for a progressive community that is focused on serving the hard working folks at Tyndall Air 

Force base the shipyard and so many other places that need homes for employees 

 

 

 

Jacksonville. FL 32216 

 



.  

 

Fig: Land Plan with Survey Data and Adjacent Parcels 
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2.5 Wetland and Adjacent Land Considerations 

Asurvey of the property has indicated no wetland species. A Phase I survey complerted by 
third party inspectors identified no wetlands in this parcel. 
 

The adjacent properties are zoned for residential housing and there is no change to the land 

planned use. The planned use for this development is also consistent and is a very small 

change in density from what it is already zoned for. The property has no wetlands and has 

excellent drainage making it an ideal piece for development. 
 

There are no trees to speak of after the hurricane and scrub one and debris need to be 
cleaned. Furthermore the subject property has been in agricultural use for the last 50 plus 
years and there are no wetlands on the property. The adjacent wetland areas and drainage 
buffers will create an overall very low-density development when taken in whole with the 

surrounding areas. 
 

Future Use: 

 

The close proximity to utilities, the need for housing, the ability to have elementary students 
walking to the school all of these speak to the need for higher density. The adjacent areas are 
filled with wetlands and this area overall needs this high density to achieve an acceptable 

density for this sector of Callaway. The overall density for this area will have to be low 
because the adjacent wetlands are significant on the other side of N. Fox Avenue. 
 

In summary, this area is not anticipated to be rural and the request for additional density is 

consistent with suburban development densities. This development will foster other 
development in the area and taking the zoning up a notch could serve dividends for additional 
development sites. There are compelling reasons for the City to limit the amount of street 

footage and water and sewer line lengths on a per lot basis to address sustainability and 
capital cost offsets to the City. 
 

The need for housing units may be another compelling reason to increase the density for this 
parcel. It makes sense to increase the density to make the most of the opportunity to bring 
these houses to market sooner not later. Projects take time to build and permit and they don't 
always even get to move forward. There is either very little or no availabole new construction 
housing att his price point and offering a “in town” location will benefit all of the local 
businesses. 
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Callaway offers better housing and better living in general and will attract more people the tax 
base for Callaway. Even local businesses could anticipate more revenues. Adding density 
makes sense to realize better housing now and win new residents into the community. As 

people relocate to meet the operational needs of Tyndall Air force base this community could 
help to bring them to Callaway. 
 

 

2.7 Residential 
There are 49 single family residential Dwelling units intended for use. All lots are 40’ wide 

except for end lots which are incremntally wider. The residential density of approximately 
5.8 is not much different than the permitted density of 5 per acre; and overall residential 

experience should be fine with associated green space. 
 

2.8 Recreation 

 

The development provides for significant interconnected green space and the 
easements between properties provide spaces for gathering and recreation. Pet parks 
are strategically placed near the pond areas and the resident will never be far. 
 

2.9 Conservation and Pet Parks 

 

The design of the drainage features and interconnected green space allows for wet 

habitat and the developer intends to construct wetlands and introduce wetland species. 

The species will be labeled and a nature walk along some of these features will be 

provided. These also serve as pet park areas for dual use of space and time. 
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3.0 Planned Development Elements 

  
3.1 Streets  

The streets have all been designed to City of Callaway Standards in all radii and 

geometry. 
 

THE DEVELOPER IS RECCOMENDING A 20' PAVEMENT WIDTH 

 

Included is a schematic of a typical road and showing the 20-foot pavement width 

and18” curbs for a total width of 23' 
 

 

 

 

 

 

 

 

 
 

 
Fig: Roads with 50’ ROW 
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3.2 Utilities 

 

The utilities are all in accord with the plans for the City of Callaway. This includes 

the lift station and additional capacity the developer is designing into the structures 

for public use.  The design of phase I took into account the utilities for phase II. 

There has been no issue with utilitties and all parties have indicated the system has 
plenty of capacity. 
 

 

 

 

3.3 Lots 

 

The lots in general are 40’ wide for interior lot while 40+ feet wide for corner lot. While the 

depth of all lots are more than 95 ft some are significantly larger. The drainage easements 

has been placed strategically to allow for the drainage of the development even under 25-

year flood events. This is a great improvement over what is already built in certain areas. 

The lots will also be padded to afford drainage away from all structures and to the receiving 

drainage in the roadways or in swales placed strategically around the property. 

 

Each of the lots has been studied for impervious area and run off characteristics and is 

Included in the table below. Details are also shown in the engineering plans provided to City 

of Callaway in full 24 x 36 size sheets 
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Fig: Summary of Lot Characteristics and Dimensions 

 

 

 

3.4 Typical Lot Layout and Building Set-Backs 
 

The buildings will have 5-foot setbacks on each side for corner house and the front setback 

will be 20' with the rear set back set at 10' in general. The schematic above provides all of 

the details one would expect in a typical lot. 
 

The lots have been designed to make the best use of open space and to back to green areas 

where possible 

 

 
 

3.5 Building Orientation 

 

All of the buildings shall be designed to face the roadway and shall also be designed to 

present a “front” of the building to the street in accord with the style and motif one would 

expect to see in a low country or cottage style development. 
 

3.6 Parking 

 

One car will be parked in a garage or covered parking space or parked in drive 
(depending on building type) and the other car (if any) will be parked on the driveway. 
Due to the 20' wide pavement there will be room for on street parking but double 
parking should not be permitted. 
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3.7 Architectural Motif 

 

The architectural motif is anticipated to be low county style. This is sometimes referred 

to as “Cracker Style” or beach cottage style. Included are architectural renderings of 

the general motif. While these are not intended to be exact models they are examples 
of similar models the developer has under consideration for construction at this time. 

 

 

 
 

 

Fig: 4 Typical House Plan 

 

For illustration purposes only.  Units may vary in finish and motif.  Not intended for sales use. 
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3.8 Open Space and Amenities 

 

The development plan has open space as part of the design and fostered through the use of 

interconnected green spaces and common areas. These common areas will have seating 

provided and a health and fitness course designed into the common areas through use of pull 

up bars, sit up stations and other stations designed to foster physical fitness. 
 

 

3.9 Maintenance and Operations 

 

The development is governed by restrictions and covenants. These documents are very 

specific as to what is permitted and the processes for submitting complaints and regulations 
to abide by for home owners. This document is a living document and can be amended from 
time to time but is very comprehensive and allows the homeowners board to control and pay 

for improvements as needed.  Everything from trash and yard maintainance are incuded.  

 

Most of the areas will be HOA maintained and we do not anticipate issues with the 
maintainance of lots. The Restrictions and Covenants can be seen as filed on line with the 

deed to the property. 
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EXHIBIT "A" 

 

LEGAL DESCRIPTION and SURVEY PH I & PH 2 

Phase 2 is listed as Parcel B in Survey 
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ARCHITECTURAL STANDARDS 

FOX GLEN at CALLAWAY 

PHASE 2 – Single Family 

Homes 

 

All of the developer built townhomes will be cottage style in the fomrat presented 

previously in this document.  Any of the townhoomes built by third parties will require 

ac=rchitectural review.  Generally speaking the buildings must conforma as follows: 

 

1.0 Building Design and Review 

The overall design of the building should resemble styles commonly referred to as  
“craftsman” or “cottage style” or Florida cracker style” and in general should look like 
these general architectural styles. The review will be completed by both the developer 
and an Architectural reviewer that is indpendent of the development and has professional 
training in architecture, home design or engineering. 

 

1.1 Roof Design and Materials of Construction 

The design of the roofs should be consistent with the type of architecture encountered in 

the style of housing described in Section 1.0. In general, higher pitched roofs are 

preferred over hip roofs. The materials of construction may be metal roofs or high grade 

dimensional architectural shingles. 
 

1.2 Building Design and Materials of Construction 

Cementatious fiber board siding and similar materials may be used as well as high quality 

vinyl siding. The vinyl siding should be approved and low-grade siding that does not 

have the Hardie board or clapboard look will be rejected. Colors should be selected from 

the Sherwin Williams Pastel color wheel. 
 

The builder should take care to ensure the structure and the windows are rated to withstand storm 

events as may be required. Materials of construction should be selected to withstand storm 

events. 

 1.3 Fences and accessory dwellings 

If not submitted at time of review these structures will also require review and approval. 

Any submittal with a house plan is additional $150.00. Any independent submittal is  

$250.00. 
 

1.4 Minimum Size 

The minimum allowable size will be 800 square feet of living space. 
 

1.5 Plan Review and Fees 

Plans will be reviewed by a local architect and the fees are estimated between $400 

and $600 per plan for full review and approval. This will be based on square footage. 
 

1.6 Appeal 

Any request for appeal on decisions made by the Architect can be forwarded to the 

developer for appeal. House plans that deviate significantly from the overall 
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architectural plan will not be approved. 

1.7 Modifications 

Modifications to this standard may be published from time to time. 
 
 

The residents of this community will have the benefit of living in a community 
where the interconnected green space allows for walking trails and 

Exercise stations. The investment the developer is making in the natural 

areas learning centers is also a benefit that cannot be measured as the 

astronauts of the future leans in our nature lab. 
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4.Development Standards  
 

4.1 Density 

Overall the density is very similar to the density that is permitted for the parcel 
presently. The density is approximately 5.8 units per acre. The area is presently 
entitled for 5 units per acre. The use of interconnected green spaces and right of 
ways to provide for overflow of pedestrian and pet traffic to 

allocated green spaces will easily allow for this additional density. 
 

The density also makes sense when taken as a whole in the terms of 

Community planning and development. The more dense areas 

should be closer to town center and the school and outlying areas should be designated 

as rural and lowdensity. 
 

4.2 Setbacks & Buffers 

Being a good neighbor is more than keeping a good appearance. The 
development has strategically placed buffers on the rear of the lots on 

Theperimeter of the neighborhood to promote privacy and green 

spaces. The buffers have been placed to minimize impact on adjacent 

properties whilesimultaneously protecting the privacy of the 

residents of Fox Glen.  
 

The lot setbacks are also established to ensure that the lot has sufficient parking 
area in the front of the lot to accommodate one car and then to supplement that with 
covered or garaged parking. 

 

4.3 Environmental Protection and Conservation /Flood Protection 

The entire design of the development has been centered around 

maintaining the drainage and stormwater capacity of the area at peak 

performance while simultaneously maintaining and conserving the creek- 

side nature of the emphemeral stream flowing through the property. 
 

The developer has way way oversized the pond areas to create the highest possible safety 

factor while simultaneously promoting the habitat and water feature as a type of water 

garden for the enjoyment of all residents. 
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4.4 Street Design 

 
 

 

The streets are designed with a 20’ pavement width and a 50’ ROW as in previous Phase I. 
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4.5 Stormwater Design 

The stormwater management system is designed to comply with the City of Callaway design 

standards.  Ponds are designed to maintain the site during storm events as required by City 

of Callaway. 
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4.6 Water and Sewer Design 

 

 

 

The water and sewer are designed to take into account the previous phase of development and 

cpmpletion to City of Callaway Standards. 
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Survey of Subject Parcel and Fox Glen Phase I and 2 
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AERIAL PHOTOGRAPHY 
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PHASING PLAN 

 This development is anticipated to be a phase II completed as Phase IIA and Phase 

IIB with Phase IIA being the first 27 lots and the utilities and roadway will be stubbed out or a temporary 

hammerhead will be installed.  The development will attach to the common and walking areas for the first 

part of Fox Glenn Development and the utilities and roadways are all designed with both of the 

development phases working in conjunction to provide an enjoyable and interconnected living spaces and 

environment. 
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