
Agenda Item 5 (Legislative Hearing) 
 

Small Scale Comprehensive Plan Amendment  

DEV2018-086 

Beville Commercial 

Staff Report 

DATE: September 11, 2018 

TO: Planning Board Members  

FROM: Doug Gutierrez, AICP, Principal Planner 

PROJECT REQUEST 

A request by Jonathan A. Martin, P.E., Kimley-Horn & Associates, on behalf of Ryan Stahl, 

Beville Investors, LLC, for approval of a Small Scale Comprehensive Plan Amendment 

(SSCPA) located at 1401 Beville Road.  

PROJECT DESCRIPTION 

Proposed Amendment to the Future Land Use Map.  The parcel consists of 3.7± acres which 

the applicant proposes changing the Future Land Use Map designation from Office Transitional 

and Level 2 Residential to Low Intensity Commercial. The applicant requests to amend the 

Future Land Use Map designation for the property in order to create a commercial development 

for a broad range of commercial uses through the Planned Development rezoning.  

PROJECT ANALYSIS   

The adjacent land uses and zoning classifications for the parcels are illustrated in the following 

table. This parcel is outlined on the attached location and aerial maps (Attachment A).  

Table 1:  Land Use and Zoning 

 
Existing Uses 

Existing Future Land 

Use Designation 
Existing Zoning Classification 

Site Office Vacant 

Undeveloped  

Office Transitional 

Level 2 Residential 

Residential/Professional (RP) 

(PD Proposed) 

North Retail Retail Business Shopping Ctr. (BR-2) 

South Undeveloped Office Transitional & 

Level 2 Residential 

Multi-Family (MFR 20) 

 

East Retail 

Single-Family 

Retail 

Level 1 Res. 

Business Automotive (BA) 

Single-Family Res. (SFR 5) 

West Multi-Family  Level 2 Res. Planned Development Gen. (PD-G) 

 

Conformance with Comprehensive Plan  

The applicant has requested that the Future Land Use Element future land use designation for 

this property be amended from Office Transitional and Level 2 Residential to Low Intensity 

Commercial.  Policy 1.1.2 describes the designations below.   
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Policy 1.1.2 – Future Land Use Categories: 

Current 

Level 2: A residential area with densities not exceeding 20 dwelling units per acre. Such areas 

can be used as transitional areas between more intensive urban uses and less intensive uses and 

shall permit public schools. 

Office Transitional: An area primarily for office, public schools and multi-family uses.  The 

floor area ratio shall not exceed 3 or the residential density shall not exceed 40 dwelling units per 

acre. 

Proposed 

Low Intensity Commercial:  An area primarily of retail, personal services, office, and 

restaurants.  The floor area ratio shall not exceed 1 or the residential density shall not exceed 10 

dwelling units per acre. 

Neighborhood Input 

The neighborhood meeting was held at 1347 Beville Road (Louie’s Pizza House) on July 31, 

2018, the applicant summary stated that the meeting was attended by four persons was generally 

well received. (Neighborhood meeting summary Attachment B).  

Impact Analysis 

Urban services necessary to serve this site and the concurrency process requires that adequate 

capacity be available for new development prior to the approval of final development orders.  

The current Future Land Use designation of Office Transitional allows floor to area ratio (FAR) 

not to exceed 3.0 and a residential density of 40 dwelling units per acre. The Level 2 Residential 

permits a maximum residential density not exceed 20 dwelling unit per acre. The proposed 

Future Land Use of Low Intensity Commercial allows a FAR of 1.0 and 10 units per acre 

residential density.   

The following are results for water, waste water and traffic impacts that could be generated by 

the property by the most intense land use allowed under the current land use map designation and 

the proposed land use change.  The detailed data and analysis are in the attached project analysis 

provided by the applicant (Attachment C). 

The City’s potable water treatment plant has sufficient capacity (24.0 MGD) to accommodate the 

proposed Future Land Use designation.  The current maximum daily flow is 15.15 MGD and the 

proposed amendment results in a net decrease in demand of 0.061 MGD.   

The City’s waste water treatment plant servicing this site has sufficient capacity (15.0 MGD) to 

accommodate the proposed Future Land Use designation.  The current maximum monthly annual 

daily flow is 8.8 MGD and the proposed amendment results in a net decrease in demand of 0.061 

MGD.   

The proposed Future Land Use Map amendment will result in net decrease of 253 daily trips 

from the maximum allowed by the current land use.  

Urban Sprawl 

In general terms and as directed by Florida Statutes and rules of the Florida Administrative Code, 

key urban sprawl indicators include leapfrog development, premature development, and 

development that does not make efficient use of urban services.  Local governments are 

responsible for ensuring that their actions do not further urban sprawl.   This amendment does 

not represent leapfrog development.  It is located in an area of retail and residential uses with 

existing urban services that may be suitable for development.  This amendment does not 
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represent premature development. Central water and sewer services have the capacity to serve 

the subject property and the property is accessible through the existing road network. The traffic 

generation calculations presented in this staff report indicates average daily trips will decrease by 

253 trips if the proposed amendment is approved.   

Consistency with the Comprehensive Plan Goals, Objectives and Policies 

Objectives and Policies of the Comprehensive Plan that are relevant to this application are listed 

below: 

Future Land Use Element 

Goal 1: To achieve a future land use pattern that provides for sufficient supply of land to 

meet growth demands, ensures that land uses are located in a rational and efficient 

manner, and promotes economic development. 

Policy 1.2.1 Traffic: The Land Development Code shall be maintained in a manner that 

will cause future major traffic generators to be located in close proximity with 

thoroughfares, which have the capacity to carry the additional traffic generated by such 

developments.  All future rezoning shall be consistent with this policy. 

Policy 1.2.2 Traffic: Maintain the Land Development Code in a manner that ensures 

adequate off-street parking and on-site traffic flow. 

Objective 1.3 Commercial Land:  The City’s supply of commercial land shall be 

sufficient to accommodate both local demand and the demand for regional facilities, 

since the City of Daytona Beach is the central city in Halifax metropolitan area. 

Policy 1.3.2 Through site plan and plat reviews, traffic generated from future commercial 

and industrial development shall be directed away from residential areas. 

Objective 1.4 Economic Base: Achieve a diversification of the City's economic base so 

that light industrial and business employment and other clear basic economic activities 

will have increased 10% by the year 2015. 

Policy 2.2.2 Through the rezoning and plan review process, the City shall protect 

residential neighborhoods from the encroachment of incompatible land uses. The type of 

protection may include land use transition areas, urban design standards and preventing 

the location of a particular land use near a residential area depending upon the intensity 

of the non-residential use. 

Objective 2.3 Infrastructure:  Adequate public water, sewer and drainage shall be 

provided for 100 percent of new developments; existing infrastructure deficiencies will 

be corrected to the extent that is financially feasible. 

Objective 2.5 Landscaping and Scenic Beautification: Beautify major thoroughfares 

and entranceways to the City through a variety of aesthetic treatments including 

landscaping of medians, rights-of-way, parkages, gateways and other areas along the 

street. 

Transportation Element 

Goal 1 To promote safe and efficient traffic circulation serving existing and future land 

uses. 

Objective 1.7 Future Land Use Controls: Maintain a land use pattern that supports and 

is compatible with the function of the roadway system that is designed to serve it. Higher 

trip generators are to be located adjacent to and at the intersections of arterial roadways 

with lower trip generators located adjacent to collector and local streets. 
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Objective 1.8 Residential Impacts: No street improvements shall adversely impact 

single-family areas. 

Policy 1.8.2 New commercial and industrial districts shall be located in accordance with 

the Future Land Use Map and be in such a manner that traffic which serves these districts 

is not forced through adjacent or nearby residential neighborhoods. 

Economic Element 

Goal 2 Business and Employment: Retain, expand and attract industries, companies and 

businesses that provide high paying jobs with benefits for residents and that would create 

opportunities for business spin-offs and expansions, particularly those that would 

establish the City of Daytona Beach as a center for high technology design. 

Objective 1.1 Retain, expand and attract industries, businesses and jobs, particularly in 

the City’s targeted industries, such that the area average annual wage increases from the 

previous year. 

Targeted Industries include: telecommunications, environmentally clean manufacturing, 

information technology, medical products, treatment and technology, boating, marine 

production and supplies, automotive and speed related sports industry i.e. motor sports, 

golf, tennis, aviation and related events. 

Policy 1.1.9 Facilitate and support opportunities for business spin-offs, expansions and/or 

recruitment particularly in Targeted Industries. 

Policy 1.1.10 Encourage Volusia County and the Chamber to pursue opportunities to add 

targeted industries and high paying jobs in the City. 

RECOMMENDATION 

Staff finds that the small scale amendment is consistent with the Comprehensive Plan, does not 

represent urban sprawl and the City has available capacity to serve the demand on available 

water and sewer.  

Based on staff analysis and review, the proposed Future Land Use Map amendment from Office 

Transitional and Level 2 Residential to Low Intensity Commercial appears to meet the criteria 

for the proposed amendment.  

A majority vote of the Planning Board members present and voting is required to recommend 

approval, approval with conditions or denial of this policy matter to the City Commission. 
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Beville Investors, LLC 

Comprehensive Plan 

Amendment 

Data and Analysis 

 
1. APPLICANT INFORMATION 

 

1.1 Applicant Name and Address 

 

 Beville Investors, LLC 

 630 South Maitland Avenue, Suite 100 

 Maitland, FL  32751 

 

1.2 Primary Contact for Applicant 

 

 Ryan Stahl 

 Beville Investors, LLC 

 630 South Maitland Avenue, Suite 100 

 Maitland, FL  32751 

 407-628-0077 

 rstahl@equinox-development.com 

 

1.3 Applicant’s Authorized Representatives 

 

Jonathan A. Martin, P.E. 

Kimley-Horn & Associates 

 189 South Orange Avenue, Suite 1000 

 Orlando, FL  32801 

 407-427-1686 

 Jonathan.Martin@kimley-horn.com 

 

 

2. PROPERTY INFORMATION 

 

2.1 Nature of Applicant’s  Interest 

 

 The property described in Section 2.3 (the “Property”) consists of two parcels.  The eastern 

parcel is currently within the “Office Transition” Future Land Use (FLU) classification.  The 

western parcel is currently within the “Level 2 Residential” Future Land Use (FLU) classification.  

The Applicant seeks to amend the FLU for both parcels from their current Future Land use 

classification to the “Low Intensity Commercial” FLU classification.  The change will allow the 

owner to create a commercial development for a broad range of commercial uses through the 
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Planned Development (PD) rezoning process.  A planned district agreement to allow commercial 

use is being processed concurrently with this application. 

 

 

2.2 Size of Property and Survey 

 

 The size of the property is 3.7 +/- acres.  See copy of Survey attached as Exhibit “A”. 

 

2.3 Legal Description 

 

 See Legal Description and copies of Volusia County Property Appraiser Information Cards 

and Warranty Deed attached as Exhibit “B”. 

 

2.4 Parcel Identification Number 

 

 30-15-33-00-03-0022 & 30-15-33-00-04-0023 

 

2.5 General Location 

 

 The Property is generally located in the City of Daytona Beach, at 1401 Beville Road, 

which is south of the Walgreens building and west of the Kangaroo Express.  See site location map 

attached as Exhibit “C”. 

 

2.6 Frontage 

 

 The Property has approximately 460 feet frontage along Beville Road (S.R. 400). 

 

2.7 Access 

 

 Street access and vehicular circulation will be provided via public and/or private rights of 

way within the Property.  The Property has frontage on Beville Road (S.R. 400) and Clyde Morris 

Boulevard.  Pursuant to a City approved site plan and all required local and state driveway permits, 

future driveway connections will be made to Beville Road. 

 

2.8 Street Address 

 

 1401 Beville Road, 

 Daytona Beach, FL  32119 

 

3. LAND USE INFORMATION 

 

3.1 Aerial Photography 

 

 See Exhibit “D”, attached. 
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3.2 Existing Development 

 

 The Property is located in Comprehensive Plan Neighborhood O.  The property is currently 

developed with an aging structure that has completed its useful life.  The structure has been used 

as an office building which is currently vacant.  The Property is classified as Office Transition by 

the Comprehensive Plan and zoned Residential Professional (RP).  The northern boundary of the 

Property is defined by the southern boundary of the Beville Road (S.R. 400) right of way.  The 

Property is across Beville Road (S.R. 400) from the Taco Bell building.  The southern boundary 

of the Property is defined as the northern property line of an existing multi-tenant office building 

which abuts the areas master stormwater pond.  The western boundary of the property abuts an 

existing student housing development located on Beville Road (S.R. 400).  The eastern is defined 

as the southern boundary of the Clyde Morris Boulevard right of way.   

 

3.3 Future Land Use Map Designation 

 

 The eastern parcel is currently within the “Office Transition” Future Land Use (FLU) 

classification.  The western parcel is currently within the “Level 2 Residential” Future Land Use 

(FLU) classification. The proposed FLU designation is “Low Intensity Commercial” for both 

parcels.  See Existing Land Use Map attached as Exhibit “E”. 

 

3.4 Current Zoning 

 

 The current zoning designation is RP (Residential Professional).  See Existing Zoning Map 

attached as Exhibit “F”. 

 

3.5 Proposed Future Land Use Map Designation 

 

 The proposed FLU designation is “Low Intensity Commercial”.  See Proposed Land Use 

Map attached as Exhibit “G”. 

 

3.6 Proposed Zoning.   The proposed zoning designation is PD.  The PD document is entitled, 

“Beville Commercial Planned District Agreement” 

 

3.7 Current Versus Proposed Future Land Use Map Designation 

 

 The proposed amendment will allow use of the Property for a variety of land uses, including 

uses consistent with the Property’s current “Office Transition” FLU designation.  The “Low 

Intensity Commercial” FLU designation will allow the Applicant to develop the property for office 

and commercial uses in a manner consistent with the Comprehensive Plan as outlined herein.   

 

3.8 Future Land Use Element Amendment 

 

 The existing FLU designation of the eastern parcel (Office Transition) permits offices with 

a floor area ratio not to exceed 3, and multi-family uses that do not exceed 40 dwelling units per 

acre.  The existing FLU designation of the western parcel (Level 2 Residential) permits multi-

family uses that do not exceed 20 dwelling units per acre. The proposed amendment promotes the 
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efficient integration of planning through infill development.  Additionally, the Low Intensity 

Commercial FLU will provide the opportunity to develop the property with commercial 

establishments in an area of the City conveniently located near residential and educational 

development.   

 

 

 

4 CONSISTENCY AND COMPAITBILITY 

 

4.1 Consistency with Plan Goals, Policies and Objectives of the Daytona Beach 

 Comprehensive Plan 

 

 The proposed amendment is consistent with several of the Goals, Policies and Objectives 

of the Comprehensive Plan, as outlined below.  This amendment will allow development with uses 

that are consistent and compatible with the surrounding area and will allow for uniform planning, 

development and management of the Property.  In addition to these factors, the amendment is also 

consistent with the following provisions of the Daytona Beach Comprehensive Plan: 

 

 Future Land Use Element 

 

 Goal 1:  To achieve a future land use pattern that provides for sufficient supply of 

land to meet growth demands, ensures that land uses are located in a rational and efficient 

manner, and promotes economic development. 

 

 Goal 1 of the Future Land Use Element is to locate land use activities in a rational 

and efficient manner.  This parcel is located on Beville Road.  This is a highly accessible 

location and as such is an appropriate location for commercial uses including the 

opportunity for restaurants with or without drive-through services, banks, and financial 

institutions with or without drive-through service, travel agencies, office uses, retail sales 

and services, specialty eating or drinking establishments, health/exercise clubs and 

business and personal services.  This Amendment will ensure an efficient land use pattern 

through the location of these various uses in close proximity to this area of the City where 

substantial investments have been made to the transportation infrastructure.  Allowance of 

Low Intensity Commercial fills a void that encompasses at least the area between 

Woodcrest Drive and Nova Road. 

 

 Policy 1.2.2  Maintain the Land Development Code in a manner that ensures 

adequate off-street parking and on-site traffic flow. 

 

The proposed development will be designed to ensure that adequate off-street parking and 

on site traffic flow meets or exceeds standards outlined in the Land Development Code. 

 

 Objective 1.3 Commercial Land:  The City’s supply of commercial land shall be 

sufficient to accommodate both local demand and the demand for regional facilities, since 

the City of Daytona Beach is the central city in the Halifax metropolitan area. 
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 The proposed Amendment will conform to this goal.  The proposed uses will provide 

an opportunity for allowing the development of an office and commercial center with 

opportunities for a variety of commercial uses and office uses to the local community and 

service to Beville Road traffic. 

 

 Policy 1.3.2  Through site plan and plat reviews, traffic generated from future 

commercial and industrial development shall be directed away from residential areas. 

 

 The area to be developed fronts on Beville Road.  The existing parking area on the 

corner of Beville Road and Clyde Morris Blvd. connects to both Beville Road and Clyde 

Morris Blvd. The proposed site configuration would shift the connection to Beville Road 

west, this will benefit the maneuverability into and out of the site and would reduce the 

congestion at the east-bound bound intersection of Beville Road and Clyde Morris Blvd. 

The connection to Clyde Morris Blvd. will remain with the same configuration. With these 

connections to Beville Road and Clyde Morris Blvd. the traffic pattern will not provide any 

access to any residential neighborhood. The Amendment will allow a development on 

Beville Road where the traffic generated by said development will be directed away from 

the residential areas south of the Property. 

 

  

 

 Objective 2.3  Infrastructure:  Adequate public water, sewer and drainage shall be 

provided for 100 percent of new developments; existing infrastructure deficiencies will be 

corrected to the extent that is financially feasible.   

 

Information from public works indicates there is adequate utility capacity to meet the needs 

of the proposed land use. The proposed development will be in accordance with this 

objective. 

 

 Transportation Element (Traffic Section) 

 

 Objective 1.7 Future Land Use Control:  Maintain a land use pattern that supports 

and is compatible with the function of the roadway system that is designed to serve it.  

Higher trip generators are to be located adjacent to and at the intersections of arterial 

roadways with lower trip generators located adjacent to collector and local streets.   

 

 The Amendment is consistent with Objective 1.7. as more particularly described in 

Section 5 below. 

 

 Policy 1.8.2 New commercial and industrial districts shall be located in accordance 

with the Future Land Use Map and be in such a manner that traffic which serves these 

districts is not forced through adjacent or nearby residential neighborhoods. 

 

 With frontage and access on Beville Road and Clyde Morris Blvd. traffic will not 

have any way to enter a nearby residential area while visiting the proposed property. 
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 Economic Element 

 

 Goal 1 BUSINESS AND EMPLOYMENT 

 

 Retain, expand and attract industries, companies and businesses that provide high 

paying jobs with benefits for residents and that would create opportunities for business 

spin-offs and expansions, particularly those that would establish the City of Daytona Beach 

as a center for high technology design. 

 

 The development proposed by the Amendment will provide Daytona Beach with a 

project in which new businesses may develop and flourish.  The Applicant intends to 

develop a project with a premium location which will attract desirable businesses. 

 

4.2 Consistency with the Urban Sprawl Rule 

 

 Section 163.3177(6)(a)(9)(b), Florida Statutes, provides that plan amendments shall be 

determined to discourage the proliferation of urban sprawl if they incorporate a development 

pattern or urban form that achieves four or more of the following: 

 

(I) Directs or locates economic growth and associated land development to geographic area of 

the community in a matter that does not have an adverse impact on and protects natural 

resources and ecosystems. 

 

 The proposed amendment will allow redevelopment of an already developed but out dated 

structure so no natural resource impact is expected.  The development will direct economic 

growth and the associated land development to an area that will complement the existing 

uses in the vicinity of the Property, thereby minimizing adverse impacts to natural 

resources and ecosystems. 

 

(II) Promotes the efficient and cost-effective provision or extension of public infrastructure and 

services. 

 

 The Property is located in an area where public infrastructure and services are already 

available, thereby promoting the efficient and cost-effective provisions of such 

infrastructure and services. 

 

(III) Promotes walkable and connected communities and provides for compact development and 

a mix of uses at densities and intensities that will support a range of housing choices and a 

multimodal transportation system, including pedestrian, bicycle, and transit, if available. 

 

 The proposed amendment will allow a development on the Property with opportunities for 

commercial uses.  The development will build upon and complement the existing area by 

providing a convenient project containing jobs and services with direct access to Beville 

Road for automobile and public transit traffic, walking and bicycling from the neighboring 

area. 
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(IV) Promotes conservation of water and energy. 

 

 The proximity of the Property to existing development will provide for an efficient 

integration of infrastructure and services to the new mixed use development that will 

require less water and energy than development in wholly undeveloped areas. 

 

(V) Preserves agricultural areas and activities, including silviculture, and dormant, unique, and 

prime farmlands and soils. 

 

 N/A 

 

(VI) Preserves open space and natural lands and provides for public open space and recreation 

needs. 

 

 N/A 

 

(VII) Creates a balance of land uses based upon demands of the residential population for the 

nonresidential needs of an area. 

 

 The development of the Property will direct economic growth to an area that will 

complement the existing commercial facilities and residential areas in the vicinity of the 

Property, thereby promoting a comprehensive array of uses for existing facilities and 

future residential and nonresidential development.  This will further lead to additional job 

growth in the area. 

 

(VIII) Provides uses, densities, and intensities of use and urban form that would remediate an 

existing or planned development pattern in the vicinity that constitutes sprawl or if it 

provides for an innovative development pattern such as transit-oriented developments or 

new towns as defined in s. 163.3164. 

 

 

 N/A 

 

The proposed amendment promotes a development pattern and urban form that achieves 

a majority of the preceding general policies.  Because the proposed amendment achieves 

more than four of the preceding policies, the proposed amendment conforms the avoidance 

urban sprawl standards set forth in Section 163.3177(6)(a)(9)(b), Florida Statutes. 

 

4.3 Land Use Compatibility Analysis 

 

 The proposed amendment seeks to amend a 3.7 +/- acre portion of the Daytona Beach FLU 

Map currently designated Office Transition to the Low Intensity Commercial FLU.  The proposed 

amendment will not negatively alter the character that exists in the area at the present time.  The 

amendment is intended to allow for improved planning and coordination of the Property.  The 

primary uses of the Property will be consistent with the existing uses in the surrounding area, 

including but not limited to, restaurants, retail facilities, exercise clubs and other compatible uses. 
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 The uses contemplated by this amendment and permitted through the rezoning of the 

Property to PD are consistent with the existing mix of development along Beville Road in the 

vicinity of the property.  As noted in Section 3.6 above and further detailed in Section 5 below, 

the proposed amendment allows the development of the Property in a manner consistent with the 

Comprehensive Plan.  For an overview of the FLU consistency, please refer to the existing and 

proposed FLU maps attached as Exhibits “E” and “G”, respectively. 

 

5. CONCURRENCY ANALYSIS 

 

 5.1 Traffic Data and Analysis 

 

 The data and analysis is based on the trip generation results of the existing versus the 

proposed FLUM and the provisions in the Florida Department of Transportation’s procedures that 

state that no analysis is required of the impacts of the proposed FLUM if its traffic generation is 

less than that of the existing FLUM.  The attached table included in Exhibit “H” indicates that the 

proposed FAR and densities for the proposed FLUM result in land uses that generate traffic 

volumes that are less than the existing FLUM.  The trip generation equations and rates are based 

on the Institute of Transportation Engineers (ITE) Trip Generation report, 10th Edition. 

 

5.1.1 Trip Generation for the Current FLUM Designation 

 

 The trip generation for the Current FLUM land uses are provided in the attached 

table included in Exhibit “H”.  Using the adopted FARs and densities, the gross existing 

external trip generation is 2,003 daily, 204 A.M. Peak hour trips and 209 P.M. Peak hour 

trips. 

 

5.1.2 Trip Generation for the Proposed FLUM Designation 

 

 The trip generation for the Proposed FLUM land uses are provided in the attached 

Table 1 included in Exhibit “H”.  Using the adopted FARs and densities, the net new 

external trip generation is 1,750 daily trips, 110 A.M. Peak hour trips and 147 P.M. Peak 

hour trips. 

 

5.1.3 Change in Trip Generation 

 

 As indicated in the attached Exhibit “H”, the trip generation of the proposed FLUM 

is 253 daily trips, 94 A.M. Peak hour trips and 62 P.M. Peak hour trips less than the trip 

generation of the existing FLUM. 

 

5.1.4 Trip Distribution 

 

 This work product is not required as the trip generation of the proposed FLUM is 

less than the trip Generation of the existing FLUM. 
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5.1.5 Impact on the 5 Year Level of Services (LOS) 

 

 This work product is not required as the trip generation of the proposed FLUM is 

less than the trip Generation of the existing FLUM. 

 

5.1.6 Impacts on 2025 Level of Service (LOS) 

 

 This work product is not required as the trip generation of the proposed FLUM is 

less than the trip Generation of the existing FLUM. 

 

5.2 Sanitary Sewer Data and Analysis 

 

5.2.1 Sewer Facilities 

 

 The City of Daytona Beach Waste Water Treatment Plant will accommodate the 

waste from this project is located at 3651 LPGA Boulevard.  This plant has a capacity of 

15 MGD.  The current maximum monthly average annual daily flow over 12 months is 7.2 

MGD.   

 

 

5.2.2 Sanitary Sewer Demand from the Current FLUM Designation 

 

The current sanitary sewer demand is calculated as follows using the State of Florida 

Department of Health and Rehabilitative Service Chapter 10D-6 of the Florida 

Administrative Code and the City of Daytona Beach recommended standards: 

 

Table 5.2.2 – Current FLUM Sanitary Sewer Demand 

 

Land Use 
AREA 
(AC) 

Max 
Density 
(DU/AC) 

Development 
Potential 
(Units) 

Max 
FAR 

Development 
Potential 

(SF) 

ESTIMATED 
FLOW 

GPD GPM 

ADF PDF ADF PDF 

                        

Office 
Transition 

1.285 

- - 3 167,924 0.15 
per 
Unit 

25,189 75,566 17.5 52.5 

40 51     400 
per 
Unit 

20,560 61,680 14.3 42.8 

Level 2 
Residential 

2.415 20 48     400 
per 
Unit 

19,320 57,960 13.4 40.3 

Total               44,509 133,526 30.9 92.7 

 
1. Flow estimates per Florida Administrative Code 64E-6.008 
2. Based on maximum allowable FAR & maximum allowable density per FLUM. 
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Table 5.2.3 – Theoretical Proposed Worst – Case FLUM Sanitary Demand 

 

Land Use 
AREA 
(AC) 

Max 
Density 
(DU/AC) 

Development 
Potential 
(Units) 

Max 
FAR 

Development 
Potential 

(SF) 

ESTIMATED 
FLOW 

GPD GPM 

ADF PDF ADF PDF 

                        

Low Intensity 
Commercial 

3.7 

- - 1 161,172 0.15 
per 
Unit 

24,176 72,527 16.8 50.4 

10 37     400 
per 
Unit 

14,800 44,400 10.3 30.8 

Total               24,176 72,527 16.8 50.4 

 
1. Flow estimates per Florida Administrative Code 64E-6.008 
2. Based on maximum allowable FAR & maximum allowable density per FLUM. 

 

5.2.3 Sanitary Sewer Demand from the Current FLUM Designation 

 

The theoretical worst-case proposed FLUM would decrease the possible sewer 

requirements of the site by approximately 60,999 GPD. 

 

 

5.2.4 Impacts on LOS 

 

With the current flow of the plant at 7.2 MGD with the proposed reduction of maximum 

peak rate of 0.061 MGD results in a total of 7.139 MGD of flow to the plant. Thus, 

benefiting the plant and improving the current level of service. 

 

5.3 Potable Water Data and Analysis 

 

5.3.1 Potable Water Facilities 

 

 The City of Daytona Beach’s Water Treatment Plant is located at 3651 LPGA 

Boulevard.  The capacity of the plant is 24 MGD.  The current maximum monthly average 

daily flow is 16.4 MGD.   

 

5.3.2 Potable Water Demand from the Current FLUM Designation 

 

The current potable water demand is calculated as follows using the State of Florida 

Department of Health and Rehabilitative Service Chapter 10D-6 of the Florida 

Administrative Code and the City of Daytona Beach recommended standards: 
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Table 5.3.2 – Current FLUM Potable Water Demand 

 

Land Use 
AREA 
(AC) 

Max 
Density 
(DU/AC) 

Development 
Potential 
(Units) 

Max 
FAR 

Development 
Potential 

(SF) 

ESTIMATED 
FLOW 

GPD GPM 

ADF PDF ADF PDF 

                        

Office 
Transition 

1.285 

- - 3 167,924 0.15 
per 
Unit 

25,189 75,566 17.5 52.5 

40 51     400 
per 
Unit 

20,560 61,680 14.3 42.8 

Level 2 
Residential 

2.415 20 48     400 
per 
Unit 

19,320 57,960 13.4 40.3 

Total               44,509 133,526 30.9 92.7 

 
1. Flow estimates per Florida Administrative Code 64E-6.008 
2. Based on maximum allowable FAR & maximum allowable density per FLUM. 

 

Table 5.3.3 – Theoretical Proposed Worst – Case FLUM Potable Water Demand 

 

Land Use 
AREA 
(AC) 

Max 
Density 
(DU/AC) 

Development 
Potential 
(Units) 

Max 
FAR 

Development 
Potential 

(SF) 

ESTIMATED 
FLOW 

GPD GPM 

ADF PDF ADF PDF 

                        

Low Intensity 
Commercial 

3.7 

- - 1 161,172 0.15 
per 
Unit 

24,176 72,527 16.8 50.4 

10 37     400 
per 
Unit 

14,800 44,400 10.3 30.8 

Total               24,176 72,527 16.8 50.4 

 
1. Flow estimates per Florida Administrative Code 64E-6.008 
2. Based on maximum allowable FAR & maximum allowable density per FLUM. 

 

5.3.3 Potable Water Demand from the Current FLUM Designation 

 

The theoretical worst-case proposed FLUM would decrease the possible potable water 

requirements of the site by approximately 60,999 GPD. 

 

5.3.4 Impacts on LOS 

 

With the current flow of the plant at 16.4 MGD with the proposed reduction of maximum 

peak rate of 0.061 MGD results in a total of 16.339 MGD of flow to the plant. Thus, 

benefiting the plant and improving the current level of service. 
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5.4 Stormwater Data and Analysis 

 

 The subject Property consists of two parcels.  The northern parcel is already developed 

with 54% coverage by impermeable surface.  The current proposed site plan will increase that 

percentage to 64%. The southern parcel is currently vacant and when implementing our current 

site plan the impermeable surface are increases from 0% to 8%. Stormwater treatment and 

attenuation will be designed for the proposed development in accordance with the standards of the 

city and local water management district. 

 

5.5 Solid Waste Data and Analysis 

 

 Solid Waste Disposal within the City of Daytona Beach is provided by Waste Management 

with a collection contract with Waste Pro.  Waste Management has sufficient capacity to 

accommodate the proposed FLUM designation. 

 

5.6 Wellfield Protection Zones 

 

 The site does not lie within any wellfield protection zones. 

 

5.7 Reclaimed Water 

 

 Reclaimed water is not available at the subject site. 

 

6. ENVIRONMENTAL ANALYSIS 

 

6.1 Surface Water and Wetlands 

 

 The subject property is a long developed site that does not contain wetlands or surface 

water features which are jurisdictional to the local and state regulatory agencies. 

 

6.2 Vegetative Cover 

 

 The eastern subject property is a developed site covered with buildings, paving and sod.  

The western property is vacant and currently covered in trees and vegetation. 

 

6.3 Flood Zone 

 

 The site is located within FEMA flood zone X, area determined to be outside off the 500-

year flood plain per FIRM Map Number 12127C0366H, Revised February 19, 2014. 

 

6.4 Listed Animal and plant Species 

 

 Discussed in this section are those species listed by the Florida Fish and Wildlife 

Conservation Commission (FWC) and/or the United States Fish and Wildlife Service (FWS) as 

endangered, threatened or species of special concern.  Plants listed as Commercially Exploited are 
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not discussed, as regulations regarding these species relate to illegal harvest and not to possible 

population reductions by development pressures. 

 

 6.4.1 Wildlife and Plants 

 

  There are no known listed animal or plant species located on site and due to 

the site’s urban location and developed state, none are anticipated.   

 

7. CONCLUSION 

 

 The proposed amendment is consistent with the City of Daytona Beach Comprehensive 

Plan.  The amendment will permit the efficient integration of planning and management of the 

Property.  The proposed amendment will ensure that the subsequent rezoning of the Property will 

not include any inconsistent uses with those currently anticipated throughout this area. 
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EXHIBIT B 

 

 

 

PROPERTY DESCRIPTION 

 

 

(Tax Parcel: 30-15-33-00-03-0022) 

 

Being a portion of Section 30, Township 15 South, Range 33 East, Volusia County, Florida: being 

more particularly described as follows: 

 

From the Southwest corner of said Section 30, run North 00°33'28" East along the West line of 

said Section 30, a distance of 1416.04 feet to the Southerly right-of-way of Beville Road (State 

Road 400), a 100 foot wide right-of-way, thence North 64°22'40" East along the southerly right-

of-way of said Beville Road a distance of 1390.80 feet to the Point of Beginning: thence continue 

North 64°22'40" East along the southerly right-of-way line of said Beville Road a distance of 

249.57 feet; thence departing said right-of-way line, run South 25°37'20" West a distance of 287.50 

feet; thence South 15°50'09"West, a distance of 376.95 feet; thence North 25°37'20" West, a 

distance of 570 feet to the Point of Beginning. 

 

2.415 Acres total. 

 

 

(Tax Parcel: 30-15-33-00-04-0023) 

 

Being a portion of Section 30, Township 15 South, Range 33 East, Volusia County, Florida: being 

more particularly described as follows: 

 

From the Southwest corner of said Section 30, run North 00°33'28" East along the West line of 

said Section 30, a distance of 1416.04 feet to the Southerly right-of-way of Beville Road (State 

Road 400), a 100 foot wide right-of-way, thence North 64°22'40" East along the southerly right-

of-way of said Beville Road a distance of 1640.37 feet to the Point of Beginning: thence continue 

along said right-of-way North 64°22'40" East a distance of 208.70 to an intersection of the westerly 

right-of-way of Clyde Morris Boulevard, a 100 foot wide right-of-way; thence run South 25°36'03" 

East along said westerly rightwof-way a distance of 287.50 feet; thence departing said right-of-

way, run South 64°22'40" West a distance of 208.59 feet; thence North 25°37'20" West a distance 

of 287.50 feet to the Point of Beginning. 
 

1.285 Acres total. 
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kimley-horn.com 189 South Orange Avenue, Orlando, Florida 32801 407 898 1511

July 23, 2018

Dennis Mrozak
Planning Director
City of Daytona Beach
301 South Ridgewood Avenue
Daytona Beach, FL 32115

Re: Beville Road Commercial
Trip Generation Analysis

This analysis has been prepared to assess the traffic impacts of changing the current land use

designation of a 3.7 acre site in Daytona Beach, Florida. The site is located in the southwest quadrant

of the intersection of Beville Road & Clyde Morris Boulevard. The site is currently designated as Level

2 Residential and Office Transition. It is proposed that the site’s land use be changed to Low Intensity

Commercial.

The Office Transition land use designation has a Floor Area Ratio (FAR) of 3.0, and the Residential

Land Use has a FAR of 1.0. The proposed land use designation, Low Intensity Commercial has an

FAR of 1.0. Table 1 below shows the comparison between existing land use and proposed land use.

Table 1: Land Use Development Potential

Size (Acres) FAR Development Potential (SF)
Existing Use

Office Transition 1.285 3.0 167,924
Level 2 Residential 2.415 1.0 105,197

Proposed Use
Low Intensity Commercial 3.700 1.0 161,172

Land Use
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kimley-horn.com 189 South Orange Avenue, Orlando, Florida 32801 407 898 1511

The trip generation potential of the proposed development was estimated using the ITE Trip

Generation Manual, 10th Edition, for land use code (LUC) 820 – Shopping Center. The estimated

total additional net-new trips expected to be generated by the proposed development are 1,750 daily

two-way trips (875 in / 875 out), 110 two-way trips (68 in / 42 out) in the AM Peak hour and 147 two-
way trips (71 in / 76 out) in the PM Peak hour as shown in Table 2.

Table 2: Trip Generation Comparison

Based on the above analysis, the proposed land use (Low Intensity Commercial) will result in a lower

maximum development potential and therefore less potential trips than the currently existing
designations. No additional adverse traffic impacts are expected to be created by the proposed

change.

Sincerely,

KIMLEY-HORN AND ASSOCIATES, INC.

Kenneth K. Siu, P.E.

Total In Out Total In Out Total In Out

Shopping Center 820 30 KSF 2,652 1,326 1,326 167 104 63 223 107 116
902 451 451 57 35 22 76 36 40

1,750 875 875 110 68 42 147 71 76
Source: ITE Trip Generation Manual, 10th Edition

AM Peak Hour PM Peak Hour
Size UnitsDescription LUC

Daily

Net New External Trips
Pass-By Trips (34%)
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Total In Out Total In Out Total In Out
Office 710 167.924 KSF 1,755 878 877 184 158 26 186 30 156
SF Residential 210 21.039 DU 248 124 124 20 5 15 23 14 9

2,003 1,002 1,001 204 126 78 209 100 109

Shopping Center 820 30 KSF 2,652 1,326 1,326 167 104 63 223 107 116
902 451 451 57 35 22 76 36 40

1,750 875 875 110 68 42 147 71 76

-253 -127 -126 -94 -58 -36 -62 -29 -33

EXHIBIT H - TRIP GENERATION COMPARISON TABLE

Pass-By Trips (34%)
Net New External Trips

PROPOSED LAND USE

EXISTING LAND USE

Change in Net New External Trips

AM Peak Hour PM Peak Hour

External Trips

Description LUC Size Units
Daily
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