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What will the 
future bring???



% ChangeTaxing Authority% ChangeTaxing Authority

3.8%New Smyrna Beach3.8%Countywide

7.6%Oak Hill6.2%Daytona Beach
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2.0%Port Orange6.1%Edgewater
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7.1%Lake Helen

Source: 2025 Volusia County June 1st Estimate
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New Construction Projects



New Construction    
…slowing?

Per the City of Daytona Beach’s City Manager 
Update released in February, the number of 
single-family home permits issued have slowed 
almost 30% since the peak in 2022. This however 
could be attributed to many of the residential 
subdivisions being almost completely built out. 

Source: https://publication.daytonabeach.gov/view/356584538 
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Overall, permits countywide are down 12.7% from 2023 to 2024 after seeing year over year increases since 2019. 





400 Beach
The City of Daytona Beach issued 
permits for 400 Beach, a six-story 

apartment complex with 296 units.

New Projects Underway
2025

The Eleanor Daytona
Work is underway at the southeast 

corner of Williamson Blvd and 
Strickland Range Road for a new build-

to-rent community with detached 
cottage style units ranging in size from 

650 – 1,500 square feet. 

ALDI – Port Orange
ALDI will be the anchor tenant in the 

Shoppes at Summer Trees retail 
center presently under construction 
at the corner of Williamson Blvd and 
Summer Trees Road – an additional 

12,000 square feet of retail space will 
also be available.



South Village
New Smyrna Beach’s newest 

development is moving forward with 
its 1,365 acres project just south of 
Venetian Bay on SR 44. The mixed-

use project will include 1,277 homes, 
commercial space, multifamily, a 

school, and fire station.

New Proposed Projects
2025

Waypointe
New development just south of the 

ISB/Tomoka Farms Road 
intersection in Daytona Beach with 

1,660 residences proposed and 
340,000 square feet of non-

residential uses. 

Woodspring Suites
New hotel location proposed for 

Ormond Beach, near the 
intersection of Plantation Oaks 

Blvd and Atlantic Road, near the 
US1 and I95 interchange. 



Top 2024 Sales



$393,877,200
The 5-story, 2.8 million 

square foot robotics 
fulfillment center on 

Bellevue Avenue in Daytona 
Beach was purchased by 

Amazon in October and is 
expected to create 1,000 jobs 

in the area.

Top Commercial Sales 
2024

$26,400,000
The Volusia Square plaza in 

Daytona Beach sold in 
October with tenants 

including Ollies Outlet, 
Arby's, Buffalo Wild Wings, 

Urban Air, Amped, and 
Restaurant Depot. 

$22,110,000
The Artisan Luxury 

Apartment complex on Nova 
Road in Daytona Beach sold 
in September and contains 

240 units. 



$5,700,000
1316 N. Peninsula Avenue in 

New Smyrna Beach marks 
the highest residential sale 

of 2024. This home boasts 5 
bedrooms and 5 baths, 

nestled directly on the scenic 
Intracoastal Waterway. 

Top Residential Sales 
2024

$5,185,000
700 N. Peninsula Avenue in 
New Smyrna Beach sold in 
February. The home has 5 

bedrooms and 5.5 baths with 
5,120 square feet of living 

space and is located on the 
Intracoastal.

$4,500,000
437 N. Beach Street in 
Ormond Beach sold in 

January. Located on the 
Halifax River, has 5 

bedrooms, 5 full baths, and 
2 half baths with 7,455 sf of 

living space.



Build-To-Rent 
Communities

Booming in Florida

The State is ranked #2 in the country for 
the most build-to-rent communities 
completed in 2024. 
 5,379 new single-family rentals were 

completed in 2024
 7,792 are planned

Growing Nationwide

In 2024, a total of 39,000 single-family 
rentals were completed, representing a 
15.5% increase compared to 2023.

Source: https://www.businessobserverfl.com/news/2025/apr/09/build-to-rent-surge/

Local Examples

The Daytona Beach area had a new build-
to-rent community known as The Cottages 
of Daytona Beach completed in 2022, as 
well as Yardly Crossings in DeLand.



2024 Large Land Tract Transactions
According to Saunders Land’s Lay of the Land Florida 2024 Market Report, more 
than 72,000 acres of agricultural land were converted for residential, solar, and 
commercial use. This reflects the growing pressure on farmland, as rising costs 

and decreasing availability make it increasingly difficult for farms to remain 
viable.

In total statewide, over 58,500 acres changed hands in 2024 across 87 
transactions. The average sale price was $8,998 per acre for parcels between 50 

and 500 acres, and $6,498 per acre for properties larger than 500 acres.

Source: https://land.saundersrealestate.com/webres/File/2024-Florida-Lay-of-the-Land-Market-Report.pdf

TOP VOLUSIA COUNTY LARGE ACREAGE SALES IN 2024

Hontoon Road
DeLand
80 acres

$2,700,000

Old New York Ave
DeLand

184 acres
$8,388,000

4200 S Ridgewood Ave
Edgewater

74 acres
$3,840,000



• Even at 1.5°C warming, sea level rise could trigger 
catastrophic inland migration.

• Ice sheet collapse could accelerate sea level rise to 
rates as high as 1 cm per year within the lifetime 
of today’s youth.

• Around 230 million people live within 1 meter of 
sea level, putting them at high risk of 
displacement.

• Sea level rise of just 1 meter could displace 
millions; warming beyond 1.5°C may cause multi-
meter rises.

• 2024 was the hottest year on record, marking the 
first full year to average 1.5°C of warming.

• Projected warming by 2100 is 2.1°C to 2.9°C, well 
above targets, increasing the risk of irreversible 
impacts.

Rising Sea Levels May Trigger 
Massive Inland Migration

Source: https://www.msn.com/en-us/weather/topstories/earths-catastrophic-ice-melt-problem-is-worse-than-previously-thought-study-says/ar-AA1FdWzo?ocid=socialshare#image=5
https://www.aa.com.tr/en/environment/study-warns-of-accelerated-ice-sheet-melting-rising-sea-levels/3575548



Condominiums



Volusia County Condominiums

515 
Condominiums

29,264 parcels 
and counting…

Non-High 
Rise Condos

Are valued by the 
cost and sales 

approach. 

High Rise 
Condos

Are valued by the 
sales approach 
with differential 
Model, View, and 

Floor.
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Condo Parcel Count by Taxing Authority 
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New listings flooding the
Condominium market? 

Per the Daytona Beach Area 
Association of Realtor’s 

January 2025 Monthly Market 
Detail report, the number of 

new condominium listings 
month over month increased 

a staggering 91.30% from 
December 2024 to January 

2025. What will this mean for 
values?

Prior month 
change

New 
ListingsMonth

379January 2024

7.65%408February 2024

-25.98%302March 2024

36.09%411April 2024

-16.06%345May 2024

-15.65%291June 2024

12.37%327July 2024

-16.82%272August 2024

1.84%277September 2024

5.05%291October 2024

-0.69%289November 2024

-20.42%230December 2024

91.30%440January 2025

Source: https://www.daytonarealtors.com/Market/DBAAR_Townhouses%20and%20Condos_2025-01.pdf



Total 
Condominium 

Sales 
2019-2024

Year
Sale 

Count
% Change from 

Prior Year
2019 1,878
2020 2,204 17.36%
2021 2,839 28.81%
2022 1,889 -33.46%
2023 1,622 -14.13%
2024 1,357 -16.34%



4207 South Atlantic Avenue, Unit 301 in 
New Smyrna Beach was the top condominium 

sale of 2024 utilizing sales qualified by our 
office. The oceanfront unit, located in the 
Fountains of New Smyrna Beach is a 4 

bedroom, 4.5 bath and sold for $2,600,000 in 
September; a rate of $645 psf.

Top Condo Sale 
2024



Median Condominium Sale Price by City
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Per RedFin report:

Condo Prices 
Climb in Inland 
Florida, Fall on 

the Coast

Source: https://www.redfin.com/news/florida-condo-prices-rise-inland/



2024 
Condo 
Trends

Monthly condo assessments are 
increasing to become fully 

funded in accordance with the 
new laws.

Large special assessments for 
building renovations 

(largest seen to date is $150,000 
per unit)

End of year influx in listings prior 
to structural inspection 

completed, then removed once 
inspection has passed. 



New Florida 
Condominium 

Laws and 
Inspections

Milestone Inspections

All residential condominiums greater than 3 
stories high are required to have 
inspections.
• Inspection at 30 years of age and every 

10 years thereafter

Structural Integrity Reserve Study

Inspection and budget planning tool that 
looks at parts of building condo 
associations are required to maintain and 
ensures funds are being reserved for future 
major repairs and replacements. 
• Must be completed every 10 years after 

construction is completed. 



Clearwater Beach 
Condominium evacuated
and residents displaced 
after cracks and voids 

found in concrete columns

Over 60 residents were 
displaced from the 

12-story South Beach III 
building May 7th. 

Source: https://www.fox13news.com/news/clearwater-condo-residents-displaced-least-48-hours-before-allowed-back-home-after-evacuations 



In 2024, a total of 86
condo buildings in 

Volusia County were 
up for the milestone 

inspections

Ormond Beach: 31

New Smyrna Beach: 21

All other areas: 34

Source: https://mynews13.com/fl/orlando/news/2024/03/28/volusia-county-condo-milestone-inspections-



Treasure Island (DBS)
Development agreement 

for 200 units plus hotel and 
restaurant; 6 years to start.

Serena by the Shores
Daytona Beach Shores 86 
unit, 18 stories; 3 years to 

start.

Future Condominiums

Liv Condos
Proposed 74 units, 16 story 
complex in Daytona Beach 

Shores

500 Atlantic (DB)
164 condo units plus hotel 
(permit issued May 26th). 

Gulfstream Villas
New Smyrna Beach 8 
townhouse style units

118 Douglas Street
New Smyrna Beach 

proposed 8-unit condo, 6 
stories. 

Seaview Terrace
Proposed 5-unit condo with 

4 stories each.

Riverwalk @ Coronado
Building #8 consisting of 35 
units, 5 stories and building 

#9, 21 units, 3 stories



Condo Conclusion
The Florida condo market 
is under pressure from 
new regulations, increasing 
homeowner’s association 
fees, and costly repairs. 

As a result, sales have 
declined, and many condo 
owners are listing their 
properties, leading to a 
surge in available 
inventory.



GOVERNOR DESANTIS CALLED PROPERTY 
TAXES ‘OPPRESSIVE.’ WHAT WOULD 
HAPPEN IF THEY WERE ELIMINATED?

What is property tax?

Property tax is a levy imposed 
on property ownership, 
typically by local governments 
in the United States. The 
revenue generated from 
property taxes is used to fund a 
wide range of public services 
and community needs.



Florida property taxes help fund 
essential infrastructure and 
services that directly affect 
residents' daily lives. These include:

• Law enforcement
• Social services
• Parks
• Environmental programs
• Fire districts
• Emergency medical services
• Schools
• Roads

WHAT DO PROPERTY 
TAXES PAY FOR?





HOW ARE PROPERTY TAXES DETERMINED?
Property taxes in Florida vary based on your location and 
the characteristics of your property. To estimate how 
much you'll owe, you can refer to your property's assessed 
value and the local tax (millage) rate.

Local governments calculate property taxes using millage 
rates, which represent the amount charged per $1,000 of 
taxable value. For example, a millage rate of 1 means you'll 
pay $1 in taxes for every $1,000 of assessed value.

Each year, Florida’s property appraisers determine the 
market value of your home. They then apply any 
exemptions, assessment limitations, and other factors 
that may affect the taxable value.

Your property tax is calculated by multiplying the 
property's taxable value by your local millage rate.



THANK YOU!

123 W. Indiana Ave, DeLandhttp://vcpa.vcgov.org

(386) 822-5717 vcpa@volusia.org 

Larry Bartlett, JD, CFA
Volusia County Property Appraiser


