
 

 
 

 
 
 GROWTH AND RESOURCE MANAGEMENT DEPARTMENT 
 PLANNING AND DEVELOPMENT SERVICES DIVISION  
              Comprehensive Planning Activity 
             
             
 
 
 
PUBLIC HEARING: November 12, 2013-Planning and Land Development Regulation 

Commission (PLDRC) 
   
CASE NO:   CPMA-03-004 
 
SUBJECT: Pioneer Square small scale comprehensive plan map amendment 

from Agricultural Resource (AR) to Commercial designation.     
 
LOCATION: 3585 Pioneer Trail, New Smyrna Beach  
 
APPLICANT: James Stowers, Esquire 
 
OWNER: RR Farms, LLC 
 
STAFF:  Becky Mendez, AICP, Senior Planning Manager 
 
 
I.  Project Summary 
 
1.  Applicant/Owner: James Stowers, Esquire for Sheldon Rubin as RR Farms, 

LLC  
2.  Property ID:   7306-01-00-0170 
3.  Acres:     9.6 acres 
4.  General Location:  Northeast corner of Pioneer Trail and Airport Road 
5.  County Council District: 3 
6.  Current Future Land Use:  Agricultural Resource (AR) 
7.  Overlay: None 
8.  Proposed Future Land Use:  Commercial (COM) 

 
II.  Overview 
 
The property is 9.6 acres located at the northeast intersection of Pioneer Trail and Airport Road.  
It has an Agriculture Resource (AR) future land use designation and Prime Agriculture (A-1) 
zoning classification.  The applicant proposes a future land use map amendment from the AR to 
the Commercial designation.  The amendment also includes a proposed map annotation as 
follows:  

• Commercial uses shall not exceed 75,000 square feet 
• The property shall include the following minimum landscape buffers: 

o Adjacent to Airport Road- 35 feet 
o Adjacent to Pioneer Trail- 23 feet 
o East property boundary- 20 feet 
o North property boundary- 20 feet      
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A companion rezoning request from Prime Agriculture (A-1) to Business Planned Unit 
Development (BPUD) is scheduled concurrently with the small scale amendment, and will be 
reviewed under separate cover.   
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Existing Future Land Use                                    Proposed Future Land Use 
 
III.  Background 
 
Attachment A includes previous correspondence regarding the subject property since 
September 15, 2004.  In September 2005, the Volusia County Council approved a settlement 
agreement with the City of Port Orange regarding their Use Permit application to construct a 
water main along Taylor Road (Phase I) and Pioneer Trail (Phase II), with the condition that the 
city shall not make any connections to the water main without the county’s prior written consent.  
To date, the county has not approved any connections to the city’s water main for the property 
(Attachment B).    
 
On December 16, 2008, the owner submitted an application for a small scale comprehensive 
plan amendment from AR to Commercial designation with a development cap of 60,000 square 
feet, and a rezoning from A-1 to Business Planned Unit Development (BPUD). 
 
On July 8, 2010, the county council adopted the small scale amendment. Thereafter, four 
objectors; the City of Port Orange, Pioneer Investments of Port Orange, Inc., Venetian Bay of 
New Smyrna Beach, LLC, and James Pleterski, an individual d/b/a Jamar Farms, filed a petition 
for administrative hearing in opposition of the adopted amendment.   
 
On November 11, 2010, the county council discussed proposals for settlement of the 
amendment challenge.  Council agreed to direct legal settlement by assigning the Urban Low 
Intensity (ULI) future land use designation with its restriction of a maximum of 50,000 square 
feet, with no one structure being greater than 15,000 square feet; and directed staff to negotiate 
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a draft Joint Planning Agreement with Samsula, New Smyrna Beach, and Port Orange within six 
months.  The applicant did not accept the settlement proposal, and on December 9, 2010, the 
county council rescinded the adopted amendment ordinance (Attachment C).   
 
On June 28, 2013, the applicant submitted a small scale comprehensive plan map amendment 
from AR to Commercial designation with a map annotation limiting the nonresidential 
development to 75,000 square feet and specified minimum perimeter landscape buffer widths.    
The applicant revised the amendment on August 22, 2013, by reducing the landscape buffer 
width along Pioneer Trail from 50 feet to 23 feet to accommodate the existing utility easement 
(Attachments D and E).         
 
IV.  Land Use Analysis 
 
The current future land use designation is Agricultural Resource, which is defined as follows:  
 

Areas representing land that is suited for intensive cultivation, ranching, aquaculture, 
and timber farming.  The criteria used to identify these areas include the soil quality, 
existing or potential value of production, existing agricultural uses, parcel size, 
ownership patterns, and investment in farming.  In order to protect the agricultural 
industry, it is important that uses incompatible with agriculture, and uses and facilities 
that support or encourage urban development are not allowed. In addition, to facilitate a 
diversification of land uses within AR areas, non-agricultural uses, such as agri-tourism, 
recreational, disposal and extractive uses may be allowed. However, to protect the 
viability of agriculture, such uses should be ancillary to the primary agricultural use of the 
property. The residential density after the effective date of the Comprehensive Plan shall 
not exceed 1 dwelling unit per 10 acres. 

 
The proposed future land use designation is Commercial, which is described as follows:  

 
This category accommodates the full range of sales and service activities.  These uses 
may occur in self-contained centers, multi-story structures, campus parks, municipal 
central business districts, or along arterial highways.  In reviewing zoning requests or 
site plans, the specific intensity and range of uses, and design will depend on locational 
factors, particularly compatibility with adjacent uses, availability of highway capacity, 
ease of access and availability of other public services and facilities.  Uses should be 
located to protect adjacent residential use from such impacts as noise or traffic.  In 
wellfield protection areas uses are prohibited that involve the use, handling, storage, 
generation or disposal of hazardous or toxic material or waste or petroleum products. 
Intensity shall be no more than a 0.55 FAR consistent with the applicable underlying 
zoning category standards and land development regulations. 
 
Commercial development in newly developing areas is designated in nodes at major 
thoroughfare intersections.  Primarily new development should be designed to utilize the 
shopping center concept and not designed to encourage strip style commercial 
development.  The various types of shopping centers are described in Chapter 20, 
Definitions under Shopping Centers. 
 

The Chapter 20, definitions of shopping centers include; super regional (1,000,000 square feet 
or more), regional (300,000-1,000,000 square feet), community (100,000-300,000 square feet), 
neighborhood shopping (30,000-100,000 square feet), neighborhood business (50,000 square 
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feet, with no one use to exceed 15,000 square feet), and neighborhood convenience (3,000- 
8,500 square feet, with no one use to exceed 5,000 square feet).   
 
The 2010 application for map amendment included a 60,000 square-foot development limitation, 
which county council revised via the proposed settlement agreement to 50,000 square feet, with 
no one building exceeding 15,000 square feet to meet the development standards of the 
neighborhood business shopping center category.  Neighborhood business shopping centers 
may be located in the Urban Medium, Urban Low and Low Impact Urban land use designations.  
Higher intensive commercial uses should be constructed in areas designated as Commercial, 
which is why the applicant proposed the Commercial designation. 
 
This 2013 application for a map amendment includes a 75,000 square-foot development 
limitation.  Neighborhood shopping centers of this size are typically located in commercial areas, 
but may be allowed in the Urban High designation (and possibly Urban Medium based on Policy 
1.3.1.12).            
 
Applications to amend the county’s future land use map to a commercial designation must meet 
the location criteria of Section E (Future Land Use Element, Comprehensive Plan), which are as 
follows: 
 

a. Be located in planned centers to avoid strip commercial development; 
 
b. Not be located solely on local streets (major frontage on thoroughfare roadways); 
 
c. Be located in areas which are adequately served by the arterial and collector 

road system so as not to unduly burden the local road network serving adjacent 
neighborhoods; 

 
d. Have adequate area and road frontage to allow for controlled access points and 

proper spacing between driveways to minimize the impact on the operating 
capacity and safety of the adjacent road network; 

 
e. Have sufficient area to provide adequate parking, landscaping, stormwater 

management, and building setbacks; 
 
f. Where appropriate, utilize service roads, shared access, or local roads at 

intersections with major roads; 
 
g. Be located in areas to best serve population concentrations; (where market 

studies are done for a proposed commercial development, they should be 
submitted for County consideration); 

 
h. If located adjacent to existing residential neighborhoods, be developed to provide 

adequate buffers, maintain adequate tree cover, prevent unwanted glare from 
outside lighting, and maximize visual compatibility with the surrounding 
neighborhoods; these commercial developments are encouraged to apply the 
Business Planned Unit Development requirements; 

 
i. If developed inside a Residential Planned Unit Development (RPUD), be located 

and designed to service primarily that development's population;  
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j. If located at the intersection of two major roads, there shall be a mix of 
commercial uses (i.e., office, retail, and service) to provide a wide range of goods 
and services; 

 
k. Commercial development as part of an Activity Center may be appropriate if 

access is provided with appropriate pedestrian linkages, internal trip capture is 
encouraged, and reduced impact on thoroughfare roads can be documented; 
and, 

 
l.         Be located such that all structures area outside the 100 year flood plain.   

 
The amendment does not meet this location criteria because the property is not located in a 
planned center, nor does it provide a mix of commercial uses (i.e., office, retail, and service) for 
a wide range of goods and services.  While the property fronts on Airport Road, an arterial road 
and Pioneer Trail, a collector road, these roads are not constructed to county thoroughfare 
standards and are considered substandard. The commercial location criteria of the 
comprehensive plan presumes access to a thoroughfare system of sufficient lane width, 
pavement conditions, right-of-way, and intersection alignment (Attachment F). 
 
The amendment increases the year 2025 net external daily trips from 10 to 4,412.  These new 
development trips do not cause level of service deficiencies on the adjacent road network, but 
without the voluntary development limitation, this may not be the case.  The subject roads are 
functionally classified as rural two-lane facilities that are not programmed for widening.  
Development of a commercial node at this intersection may stress the operational ability of the 
intersection and network.                
 
Future land use element policy 1.3.1.27, requires that amendments to the Future Land Use map 
be evaluated with respect to consistency with the Goals, Objectives and Policies of all 
Elements, or other timely issues, and in particular the extent to which the proposal, if approved, 
would: 
 

a. Satisfy a deficiency in the Future Land Use map to accommodate projected population 
(supported by median BEBR projections) or nonresidential/non-retail commercial 
economic growth of the County;  
 

b. Enhance or impede provision of services at adopted LOS standards; 
  

c. Be compatible with abutting and nearby land uses; 
  

d. Enhance or degrade environmental or historical resources, features or systems of 
County significance;  

 
e. Provide adequate potable water supply and facilities to meet the projected need 

consistent with the policies in the Potable Water Sub-Element; and  
 

f. Be consistent with policy 1.3.1.28.   
 

This property is part of a rural enclave located between the cities of Port Orange and New 
Smyrna Beach.  Both cities have expanded residential development near this rural enclave.  
New Smyrna has a DRI sized project called Venetian Bay to the south, which allows up to 4,200 
dwelling units with a mix of densities, and up to 350,000 square feet of commercial uses internal 
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to the site.  They also allow for up to 10,000 square feet of nonresidential uses on a 2-acre site 
at the southeast intersection of Airport Road and Pioneer Trail.  Port Orange has several 
residential subdivisions located within a quarter mile to the north along Airport Road.  
 
This rural enclave abuts the Samsula Local 
Plan area directly to the west, which is largely a 
rural agricultural area.  Generally, Samsula 
area residents desire to preserve the low-
density residential scale in keeping with the 
historic, rural, residential and agricultural land 
use patterns, and to discourage increases in 
land use intensities and densities.  The 
amendment is not compatible with the 
immediately adjacent land uses to the west, 
north and east, but is compatible with the 
Venetian Bay development to the south. 
 
However, the area to the east of the Samsula 
Local Plan may be considered in transition from 
the primarily rural uses to more suburban uses.  
Both adjacent cities are developing urban-style 
uses within the area.   
 
This particular parcel could be pivotal for the 
northeast quadrant of Airport Road and Pioneer 
Trail area. It could either create a neighborhood 
scale shopping destination that would reduce trip lengths in the immediate area, or it could lead 
to sprawl and parcel-by-parcel amendment requests.  In 2010, the county council discussed 
square footage restrictions to address this issue.   
 
The northern and western boundaries of the subject parcel are wooded with several mature 
trees, including live oak, laurel oak, water oak and slash pine.  Several of these trees are 
considered specimen trees by the county’s land development standards. 
 
There is an area in the northeastern section of the site that contains wetland vegetation, and is 
part of a larger wetland system that extends off-site.  The property is located outside the 100-
year flood zone, the Natural Resource Overlay Area and the Environmental Core Overlay.  An 
environmental survey of the property indicates there are no endangered, threatened or species 
of special concern found on site. 
 
The existing AR land use designation is considered an open-space designation in that the uses 
and development standards are specific to supporting agricultural pursuits, such as ranching 
and timber farming.  Conversely, the Commercial designation allows up to a 0.55 Floor Area 
Ratio (FAR) or 209,000 square feet of nonresidential uses on the property.  The applicant has 
voluntarily capped the maximum development potential to 75,000 square-feet (0.18 FAR), but 
this does not consider the additional impervious surface materials necessary to support the 
building footprint.  Potentially, more than 6 acres of the total 9.6 acre parcel may include 
impervious materials. 
 
In summary, the amendment does not meet the location criteria and policy 1.3.1.27.   
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V. Urban Sprawl Criteria 
 
State law (the Community Planning Act) contains urban sprawl criteria, which is designed to 
identify areas that discourage sprawl.  A future land use amendment discourages the 
proliferation of urban sprawl if it achieves four or more of the following eight criteria (F.S. 
163.3177 (6)(a)(9)(b)):  
 

1. Directs or locates economic growth and associated land development to geographic 
areas of the community in a manner that does not have an adverse impact on and 
protects natural resources and ecosystems. 

 
The amendment does not direct urban development to the area without adverse impact on the 
natural resources and ecosystems.  However, this property is outside the Natural Resource 
Management Area and the Environmental Core Overlay.     
        

2. Promotes the efficient and cost-effective provision or extension of public infrastructure 
and services. 

 
The amendment does not promote efficient and cost-effective extension of public infrastructure.  
The adjacent transportation system is substandard.  The amendment, if approved will increase 
the number of daily trips that the site will generate from 10 to 4,412. Although these increased 
development trips are within the road’s capacity, it may negatively impact the existing narrow 
roadway widths, poor roadway pavement conditions, roadway segments that lack required right-
of-way, and create potential stormwater issues.  Approval of the amendment could increase the 
county’s costs for roadway improvements and maintenance, which is not fiscally neutral to the 
county.   
   

3. Promotes walkable and connected communities and provides for compact development 
and 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 amendment does not promote walkable and connected communities.  It does not provide 
for compact development and mix of uses at densities and intensities that support a range of 
housing choices.  The 9.6 acre parcel is bordered by the Samsula Local Plan area to the west, 
175 acres of unincorporated lands with a Agricultural Resource (1 dwelling unit per 10 acres) 
future land use designation to the north and east, and the Venetian Bay mixed use development 
to the south. 
   

4. Promotes conservation of water and energy.   
 
Not applicable.   

 
5. Preserves agricultural areas and activities, including silviculture, and dormant, unique 

and prime farmlands and soils. 
 
The proposed amendment seeks to remove the agricultural future land designation and zoning 
classification from the property.  It does not preserve agricultural areas and activities. 
 
 

Page 7 of 213



6. Preserves open space and natural lands and provides for public open space and 
recreational needs. 

 
The amendment does not preserve open space and natural lands and it does not provide for 
public open space and recreational needs.  
 

7. Creates a balance of land uses based upon demands of residential population for the 
nonresidential needs of an area. 

 
Based on the applicant’s market analysis, the area is underserved by retail and grocery services 
(See Attachment I), and therefore, the amendment meets this criterion.     
 

8. 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 Section 163.3164, Florida Statutes. 

 
The amendment does not remediate an existing or planned development pattern that 
constitutes sprawl.  The property is located within a 175-acre, unincorporated, rural enclave that 
is bounded by the Samsula Local Plan to the west, the City of Port Orange to the north and 
east, and the City of New Smyrna Beach to the south.  Commercial development of the 9.6 acre 
property increases the potential of additional sprawl into this rural area. 
 
In summary, the amendment may encourage urban sprawl based on the above criteria. 
 
VI.  Applicable Comprehensive Plan Goals, Objectives & Policies  
 
Applicable comprehensive plan goals, objectives and policies are listed in Attachment G.   
 
VII.  Conclusion 
 
The amendment is located within a rural enclave bounded by the Samsula Local Plan, Port 
Orange and New Smyrna Beach.  
 
The property is so located as to be a key parcel in determining future development trends in the 
enclave. 
 
The amendment is not consistent with all elements of the comprehensive plan and is not 
compatible with all adjacent land uses. 
 
The amendment may encourage the proliferation of urban sprawl.   
 
The amendment does not impede provision of services for concurrency-monitored facilities. 
 
The amendment site abuts a roadway network that is substandard.   
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VIII.  Staff Recommendation 
 
Denial.  However, if the PLDRC forwards the amendment to county council for approval, staff 
recommends, 1) revising the map annotation to match the square-footage proposed in the 
BPUD rezoning, and 2) authorizing connection to the City of Port Orange utility in accordance 
with the 2005 settlement agreement.    
   
IV.  Attachments 
 
Ordinance No. 2013-XX 
Maps 
A- Previous correspondence  
B- 2005 Settlement Agreement with the City of Port Orange 
C- Rescission Ord No. 2010-07 
D- Applicant’s submittal  
E- Applicant’s resubmittal  
F- County traffic engineering comments  
G- Applicable goals, objectives and policies 
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Ordinance 2013- 
Page 1 of 3 

ORDINANCE 2013-1
2

AN ORDINANCE OF THE COUNTY COUNCIL OF 3
VOLUSIA COUNTY, FLORIDA, AMENDING THE VOLUSIA 4
COUNTY COMPREHENSIVE PLAN ORDINANCE NO. 90-5
10, AS PREVIOUSLY AND SUBSEQUENTLY AMENDED, 6
BY AMENDING FIGURE 1-11, FUTURE LAND USE MAP;  7
CHANGING FUTURE LAND USE DESIGNATION FOR 8
APPROXIMATELY 9.6 ACRES LOCATED AT 3585 9
PIONEER TRAIL, NEW SMYRNA BEACH, FROM 10
AGRICULTURAL RESOURCE TO COMMERCIAL; BY 11
AUTHORIZING INCLUSION IN THE VOLUSIA COUNTY 12
COMPREHENSIVE PLAN;  PROVIDING FOR 13
SEVERABILITY; PROVIDING FOR AN EFFECTIVE DATE. 14

15
16

WHEREAS, Section 163.3161, et seq., Florida Statutes, created the Community 17

Planning Act, hereinafter referred to as the "Act;" and 18

WHEREAS, Section 163.3167, Florida Statutes, requires each county in the 19

State of Florida to prepare and adopt a Comprehensive Plan; and 20

WHEREAS, the County of Volusia has adopted the Volusia County 21

Comprehensive Plan Ordinance No. 90-10, as amended, pursuant to this Act; and 22

WHEREAS, pursuant to Section 163.3187, Florida Statutes, application has 23

been submitted for the small scale amendment to said Comprehensive Plan; and 24

WHEREAS, said proposed small scale amendment does not propose a text 25

change to any goals, policies or objectives of the Volusia County Comprehensive Plan; 26

and27

WHEREAS, said amendment is not located in areas of critical state concern; and 28

WHEREAS, said Comprehensive Plan amendment involves a use of 10 acres or 29
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Ordinance 2013- 
Page 2 of 3 

less; and 1

WHEREAS, the County of Volusia has complied with the required legal notices 2

for a small scale amendment to the Comprehensive Plan; and 3

WHEREAS, pursuant to Section 163.3174, Florida Statutes, the Volusia County 4

Code of Ordinances, chapter 72, article II, division 11, section 72-413, has designated 5

the Volusia County Planning and Land Development Regulation Commission as a local 6

planning agency for the unincorporated area of the County of Volusia; and 7

WHEREAS, said Planning and Land Development Regulation Commission has 8

held a public hearing on said Comprehensive Plan amendment; and 9

WHEREAS, the County Council of the County of Volusia has conducted its 10

adoption public hearing on said small scale amendment to the Comprehensive Plan.11

NOW, THEREFORE, BE IT ORDAINED BY THE COUNTY COUNCIL OF 12
VOLUSIA COUNTY, FLORIDA, AS FOLLOWS: 13

14
The Volusia County Comprehensive Plan Ordinance No. 90-10, as amended, is 15

further amended as follows: 16

SECTION I:  FUTURE LAND USE MAP AMENDMENT - Appendix 1: “Maps and 17

Figures,” Figure 1-11, Future Land Use Map, is hereby amended to change the future 18

land use designation of Agricultural Resource to Commercial for approximately 9.6 19

acres located at 3585 Pioneer Trail, New Smyrna Beach.  The future land use map 20

notations are amended as shown in Exhibit “C.”    The subject property is located as 21

shown on Exhibit “A” and as described in Exhibit “B.”” Said Exhibits are appended 22
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Ordinance 2013- 
Page 3 of 3 

hereto, and by reference, made a part hereof.1

SECTION II:  SEVERABILITY - Should any section or provision of this 2

Ordinance, or application of any provision of this Ordinance be declared to be 3

unconstitutional or invalid, or inconsistent with the applicable state law, such declaration 4

shall not affect the validity of the remainder of this Ordinance. 5

SECTION III:  EFFECTIVE DATE - A certified copy of this ordinance shall be 6

filed with the Department of State by the County Manager within ten (10) days after 7

enactment, and this ordinance shall take effect either 31 days after adoption, or upon 8

the date of issuance of a certificate of consistency or conditional certificate of 9

consistency by the Volusia Growth Management Commission, whichever is later. 10

11

ADOPTED BY THE COUNTY COUNCIL OF THE VOLUSIA COUNTY, 12
FLORIDA, IN OPEN MEETING DULY ASSEMBLED IN THE COUNTY CHAMBERS 13
AT THE THOMAS C. KELLY ADMINISTRATION CENTER IN THE CITY OF DELAND, 14
FLORIDA, THIS ___ DAY OF ____, 2013. 15

16
COUNTY COUNCIL 17

ATTEST:      COUNTY OF VOLUSIA, FLORIDA 18
19
20
21

             _   ________________________________ 22
James T. Dinneen, County Manager      Jason P. Davis, County Chair 23

24
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Exhibit A 

Future Land Use Map Amendment 
CPMA 13-004 
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Exhibit B 

Legal Description 
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Exhibit C 

1-11.  Future Land Use Map/Plan Notations 

Note:  The following Future Land Use Map Notations have been adopted as a component of the Future Land Use Map under 
9J-5.005(1)5., Florida Administrative Code. 

Map 
Notation

Parcel Numbers 
 or  

Legal Description 
Acres 

Adopted
FLU

Designation
Restriction Ordinance 

1 01-16-31-00-00-0010 20.92 Industrial Development of the parcel 
shall be limited to a Floor 
Area Ratio of 0.6. 

2007-46

2 01-16-31-00-00-0010 5.14 Industrial Development of the parcel 
shall be limited to a Floor 
Area Ratio of 0.6. 

2008-19

3 30-15-33-11-00-0010, 
25-15-32-11-00-0010, 
25-15-32-11-00-0020, 
25-15-32-07-00-0021, 
25-15-32-07-00-0020, 
25-15-32-07-00-0010, 
25-15-32-00-00-0049, 
25-15-32-00-00-0048, 
25-15-32-00-00-0040, 
36-15-32-00-00-0039, 
and that part of 39-15-
32-53-01-0010 to the 
east and south of 
Bellevue Ave. 
approximately 460 feet 
to the west of the west 
ROW line of Clyde 
Morris Blvd.

226.00 Public/Semi-
Public 

Development of the 
parcels taken together 
shall be limited to a 
maximum of 118,583 
Average Daily Trips. 

This property will not be 
zoned residential or non-
airside related industrial.  

2008-28

4

28-16-30-00-00-0410
28-16-30-00-00-0070
28-16-30-01-00-0050

17.31 Commercial 
Commercial uses shall not 
exceed 116,552 square 
feet.  

2010-09

5 06-17-33-01-00-0170 9.6 Commercial Commercial uses shall not 
exceed 75,000 square feet. 

The property shall include 
the following minimum 
landscape buffers:

Adjacent to Airport Road 
– 35 feet.
Adjacent to Pioneer Trail 
– 23 feet.
East property boundary –
20 feet.
North property boundary –
20 feet. 

2013-XX
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LAW OFFICES OF 
 ROBERT J. RIGGIO, P.A. 

Attorneys & Counselors at Law
Telephone 400 South Palmetto Avenue  Fax

     (386) 252-3004 Daytona Beach, Florida  32114                (386) 255-6233 

 April 8, 2009 

Ms. Becky Mendez, AICP 
Senior Planning Manager 
Growth and Resource Management 
Planning and Development Services 
Room 200 
123 West Indiana Avenue 
DeLand, FL 32720-4604 

RE: RR FARMS, LLC APPLICATIONS

Dear Ms. Mendez: 

Thank you for your March 17, 2009 rendition letter regarding the applications made by RR Farms, LLC.  
In reference to that letter, please be advised that my client requests a continuation of its applications 
without further staff review and recommendation until there is a resolution of the County right-of-way 
dedication issues and further efforts to determine to what extent we can achieve project support from 
local officials. 

We have been coordinating right-of-way dedication issues with Scott Mays and Jon Cheney and are now 
awaiting their determination as to additional right-of-way requirements at the northeast corner of Airport 
Road and Pioneer Trail.  As soon as we are advised of the additional right-of-way requirements, we 
intend to incorporate these dedications into our application package.  These lands will not require a land 
use designation change as obviously there is no purpose in changing the land use classification of land 
which is being conveyed to the County for road purposes.  We have been advised that this method was 
acceptable and utilized in previous situations. As a result, this project will remain a small scale plan 
amendment as originally submitted and as originally discussed with County staff. 

Thank you for your consideration of this request.  This is a time consuming process and the extra time 
will enable my client to ensure that the County has adequate right-of-way for the future right-of-way 
needs for Airport Road and Pioneer Trail.  We would concur that such need is evident based upon the 
urbanization of the area immediately to the north, immediately to the east and immediately to the south of 
the RR Farms, LLC, property.  Please let me know if you have any questions or need any additional 
information. 

 Sincerely, 

RJR/cam:605.doc Robert J. Riggio 

cc:        Mr. Sheldon Rubin 
Don Sikorski 

ATTACHMENT A
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September 22, 2005 AGENDA ITEM Item  41 

[  ] Ordinance [  ] Resolution [  ] Budget Resolution [ X ] Other
Department: Legal Department File Number: VC-1124799189662-A 
Division: Legal
Subject:  Settlement of litigation with the City of Port Orange regarding Phase I of the  
waterline extension. 
Account Number(s): N/A 
Total Item Budget: N/A 
Staff Contact(s):  Rick Karl Phone: 736-5990 ext. 2459 
Summary/Highlights:
On August 18, 2005, the County Council granted the City of Port Orange a use permit to  
construct the “Phase II“ waterline improvements along Tomoka Farms Road and  
Pioneer Trail. The “Phase I“ use permit was denied last year and is in litigation. Based  
upon the Council's action on August 18, the County staff negotiated the attached  
settlement agreement with Port Orange during the August 29, 2005 mediation. 

The settlement agreement grants the use permit for Phase I, and requires Port Orange  
to obtain prior approval from the County Council before it provides water services to any  
customer in the unincorporated areas of the County. 
Recommended Motion:
Approve the settlement agreement with the City of Port Orange and grant the city use  
permit number 031125021. 

Daniel D. Eckert, County Attorney

   
OMB   

Approved as to 
Budget Requirements

Legal

Approved as to 
Form and Legality 

Betty Holness 
County Manager's Office

Approved Agenda Item 
For: 

September 22, 2005

Council Action:

[] Approved as Recommended 
[] Approved With Modifications 
[] Disapproved 
[] Continued Date: 

Modification:
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123 Live Oak Ave. � Daytona Beach, FL  32114 � Phone 386.257.2571 � Fax 386.257.6996 

www.lassitertransportation.com 

Via Email:  (JCheney@co.volusia.fl.us) 

Ref:   3861.01 

April 29, 2013 

Jon Cheney, PE 
Volusia County Traffic Engineering 
123 W. Indiana Avenue 
DeLand, FL  32720 

Re:   Pioneer Square – Proposed Comprehensive Plan Amendment – 
Transportation Analysis Methodology

Dear Mr. Cheney: 

Lassiter Transportation Group, Inc. (LTG) was retained to prepare a Transportation Analysis (TA) for a proposed 
comprehensive plan amendment to change the Future Land Use Map (FLUM) of Volusia County’s 
Comprehensive Plan from the existing agricultural designation to commercial designation with a maximum of 
75,000 sq. ft. of development.  The subject property consists of approximately 9.637 acres of land and is located 
in the northeast corner of Pioneer Trail and Airport Road just south of the City of Port Orange.  Figure 1 shows the 
location of the property relative to the surrounding roadway network. 

This property was the subject of a prior comprehensive plan amendment application.  The methodology presented 
below is based on the Volusia County Transportation Analysis Submission Checklist, on the approved 
methodology for a prior amendment submitted for this property in 2009, and based on changes to the growth 
management laws. 

Analysis Period 

Analysis of the project will be in terms of p.m. peak-hour two-way and will assess the theoretical maximum 
development potential of the property under the existing future land use designation and the planned 
development program, as limited by the development proposal, for the proposed future land use designation for 
the 5-year period (2018) and the target year of the adopted long range transportation plan (LRTP) (2035).  

Traffic Concurrency Spreadsheet 

The analysis will be based on the latest concurrency information as obtained from the Volusia County 
Concurrency Spreadsheet. 

Study Area 

In accordance with Volusia County’s procedures for Comprehensive Plan Amendments, the study area is defined 
as all roadway segments where the projected peak-hour two-way project traffic under the maximum proposed 
land use scenario represents three percent or more of the roadway’s capacity at the adopted level-of-service and 
all critical and near critical roadways within a two-mile radius.  The same study area identified in the prior 2009 
analysis is proposed for this analysis (copy attached). 
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Jon Cheney, PE 
April 29, 2013 
Page 3 

Trip Generation 

The daily and p.m. peak-hour trip generation will be calculated for the theoretical maximum development scenario 
(retail use, in this case) under the existing and proposed FLUM designations using trip generation rates contained 
in the Institute of Transportation Engineers (ITE) 9th edition of the publication Trip Generation.  Pass-by reduction 
will be applied, where appropriate.  No mode split will be used other than what is contained in the trip generation 
rates. 

Trip Distribution and Assignment 

The approved distribution pattern approved for the 2009 study is proposed for use in this analysis (a copy of the 
original study is attached).  Using the p.m. peak-hour trip generation and the trip distribution pattern, trips will be 
assigned to the study area roadway segments. 

Existing Traffic 

Existing traffic volumes will be obtained from the current Volusia Traffic Counts Spreadsheet.  Appropriate K 
factors will be applied to the daily volumes to obtain Peak-hour two-way volumes.  We will document the K factors 
used in the report.  The adopted levels-of-service and capacities at the adopted LOS will be obtained from the 
City’s Comprehensive Plan and the Volusia County Traffic Count Spreadsheet.    

Future Year Traffic 

Future traffic for both the existing and proposed land use scenarios will be determined by adding the proposed 
project trips associated with the existing FLUM designation and the proposed FLUM designation to the estimated 
future background volumes.  Future background volumes will be determined using a combination of vested trips 
and historical growth rates.  Historical growth rates will be calculated for each of the study area roadway 
segments using FDOT’s Traffic Trends software and the historic average annual daily traffic from the previous five 
years.  Vested trips will also be shown for each roadway segment as provided by Volusia County, Port Orange 
and New Smyrna Beach.  The vested trips will then be compared to the study area roadway’s historical growth 
rates to determine if the vested trips equal or exceed the growth rates.  If the vested trips plus existing traffic 
counts do not exceed the growth rates for either the five-year (2018) or the target year (2035), additional growth in 
traffic will be added to meet the historical rates. A minimum of 2% growth per year will be used unless otherwise 
documented and approved by County staff.   

Planned and Programmed Roadway Improvements 

Roadway improvements included in the first three years of the adopted Capital Improvements Program of Volusia 
County and of surrounding municipalities within the study area will be assumed for the five-year (2018) analysis.  
Roadway improvements included in the adopted LRTP will be assumed in the horizon year (2035) analysis. 

Segment Analysis  

The impacts on the study area roadway segments for both the existing and proposed FLUM designations will be 
shown.  If warranted, improvements will be identified for segments deficient in the five-year (2018) analysis and 
for the target year of the adopted LRTP (2035). 
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Jon Cheney, PE 
April 29, 2013 
Page 4 

If you have any questions, please contact me at 386.257.2571.   

Sincerely, 

LASSITER TRANSPORTATION GROUP, INC. 

R. Sans Lassiter, PE 
President 

c: Sheldon Rubin, Developer (swrubin@bellsouth.net)
 Paul Momberger, RLA, Zev Cohen & Associates, Inc. (PMomberger@zevcohen.com)
 James Stowers, Esq., Wright, Casey & Powers, P.L. (jstowers@surfcoastlaw.com)
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123 Live Oak Ave. � Daytona Beach, FL  32114 � Phone 386.257.2571 � Fax 386.257.6996 

www.lassitertransportation.com 

 
 
Ref: 3861.02 
 

TECHNICAL MEMORANDUM 
 
To:  James Stowers, Esq., Wright, Casey & Stowers, P.L. 
   
From:  Daniel M. D’Antonio, PE 
 
Subject: Pioneer Square – Comprehensive Plan Amendment   
 
Date:  June 27, 2013 
 
INTRODUCTION 

Lassiter Transportation Group, Inc. (LTG) was retained on behalf of RR Farms, LLC to prepare a traffic analysis in 
support of a Future Land Use Map (FLUM) amendment to the Volusia County Comprehensive Plan. The 
proposed map amendment will change the FLUM designation for a total of 9.63 acres from Agricultural Resource 
designation to Commercial designation.  The subject property is located in the northeast corner of the Pioneer 
Trail and Airport Road intersection.  Figure 1 depicts the project location in relation to the surrounding roadway 
network.     
 
In accordance with the approved methodology letter (Exhibit A), the transportation impacts will be assessed for 
the 5-year (2018) and the proposed out year of the County’s Comprehensive Plan (2025) for the proposed FLUM 
designation.    
 
PROGRAMMED ROAD IMPROVEMENTS  

Per the Volusia County Five Year Road Program, Williamson Boulevard Extension from Pioneer Trail to its 
current terminus south of Airport Road, is programmed for construction as a four-lane divided roadway for the 
fiscal year 2013/2014.  At the request of the County, this roadway has been included in the analysis, although the 
project’s impact is less than three percent of the roadway’s future capacity.  

 
TRIP GENERATION FOR THE EXISTING FLUM DESIGNATION 

The existing FLUM designation of Agricultural Resource allows residential development at a density of one unit 
per 10 acres, yielding one dwelling unit on the 9.63 acre site.   The daily and p.m. peak-hour trip generation for 
the existing FLUM designation was determined using the trip generation rates published by the Institute of 
Transportation Engineers (ITE) in the Trip Generation Manual, 9th Edition, and are presented in Table 1. 
 

Table 1 
Daily and P.M. Peak-Hour Trip Generation – Existing FLUM Designation 

Pioneer Square CPA 

Time 
Period Land Use 

ITE Land 
Use 

Code Trip Rate Equation 
Units 

(X) 

Total 
Trips 

(T) 
% 

Enter 
% 

Exit 
Trips 

Entering 
Trips 

Exiting 

Daily Single-Family 
Residential 210 T = 9.52(X) 1 DU 10 50% 50% 5 5 

P.M. 
Peak-
Hour 

Single-Family 
Residential 210 T=1.0(X) 1 DU 2 63% 37% 1 1 
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TRIP GENERATION FOR THE PROPOSED FLUM DESIGNATION 

The proposed Commercial FLUM amendment includes a FLU Map note that limits total commercial development 
of the property to 75,000 sq. ft., limiting the property to an FAR of 0.18.   As such, the analysis of the proposed 
FLU Commercial designation was conducted utilizing a 75,000 square foot shopping center as the maximum 
development scenario.  The daily and p.m. peak-hour trip generation for the existing FLUM designation was 
determined using the trip generation rates published by the Institute of Transportation Engineers (ITE) in the Trip 
Generation Manual, 9th Edition, and are presented in Table 2. 
 

Table 2 
Daily and P.M. Peak-Hour Trip Generation – Proposed FLUM Designation 

Pioneer Square CPA 

Time 
Period Land Use 

ITE Land 
Use 

Code Trip Rate Equation 
Units 

(X) 

Total 
Trips 

(T) 
% 

Enter 
% 

Exit 
Trips 

Entering 
Trips 

Exiting 

Daily 
Shopping Center 820 Ln(T) = 0.65Ln(X)+5.83 75 ksf 5,634 50% 50% 2,817 2,817 

P.M. 
Peak-
Hour Shopping Center 820 Ln(T) = 0.67Ln(X)+3.31 75 ksf 496 63% 37% 238 238 

 
Due to the nature of the proposed development, a portion of the trips known as pass-by trips, will be attracted to 
the shopping center land use from traffic on adjacent roadways.  The pass-by percentages (not to exceed 14 
percent of the adjacent roadway traffic) were obtained from the ITE Trip Generation Handbook, 2nd Edition and 
applied to the land use.  The existing, two-way p.m. peak-hour trip count on Airport Road and Pioneer Trail 
adjacent to the site is 869.  As such, the pass-by trips were limited to 14 percent of the adjacent street traffic.  The 
resulting net new external daily and p.m. peak-hour trip generation is shown in Table 3.  
 

Table 3 
Net New P.M. Peak-Hour Trip Generation – Proposed FLUM Designation 

Pioneer Square CPA 

Time 
Period Land Use 

Total Trips Internal Trips Pass-by Trips* New External Trips 
Enter Exit Total Enter Exit Total Enter Exit  Total Enter Exit Total 

Daily Shopping 
Center 2,817 2,817 5,634 0 0 0 611 611 1221 2,206 2,206 4,412 

P.M. Peak 
Hour 

Shopping 
Center 238 258 496 0 0 0 59 63 122 179 195 374 

*The pass-by trips shown were limited to 14% of the adjacent street traffic 
 

PROJECT TRIP DISTRIBUTION AND ASSIGNMENT 

The process of determining the directional flow of traffic associated with a new development is called trip 
distribution.  Per the agreed upon methodology, the distribution pattern approved for the 2009 study was used in 
this analysis.  Using the p.m. peak-hour trip generation and the trip distribution pattern, trips were assigned to the 
study area roadway segments.  The 2009 trip distribution is included in Exhibit B.  An electronic copy of the entire 
2009 study is included with this submittal.  Since Williamson Boulevard Extension was not included in the original 
study, the Central Florida Regional planning Model (CFRPM) v 5.01 was run in order to determine the project 
distribution on Williamson Boulevard Extension (0.5%) as well as the background traffic which was used to 
calculate future background growth.    
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STUDY AREA 

The study area includes the roadway segments that are impacted by the project to within three percent or greater 
of the peak-hour two-way adopted level of service (LOS) capacity and roadway segments that have been 
designated as “critical” or “near critical” within a two-mile travel distance of the site.   Critical and near critical 
roadways are defined by Volusia County as roadways with a volume-to-capacity (v/c) ratio that is equal to or 
greater than 1.0 and 0.90, respectively.  The Volusia County Traffic Engineering Division provided a graphic 
designating the critical and near critical roadway segments within a two-mile radius of the site.  Please refer to 
Figure 2.  Table 4 presents the significance test.  

Table 4 
Significance Test 

Pioneer Square CPA 

Roadway From To 
Adopted 

LOS 

Peak-Hour 
Two-Way 

Capacity at 
Adopted 

LOS 
Project 

Distribution 

P.M. Peak-Hour 
Two-Way 

Critical/ 
Near 

Critical? 
3% 

Sig.? Analyze? 
Project 
Trips 

Impact 
of LOS 

Tomoka Farms 
Rd  

SR 44 Pioneer Trail C 1,550 1.0% 4 0.26% Critical No Yes 
Pioneer Trail Taylor Rd E 2,990 1.0% 4 0.13% Critical No Yes 

Samsula Dr SR 44 Pioneer Trail E 1,314 3.0% 11 0.84% No No No 

Airport Rd 
SR 44 Luna Bella Ln. E 1,512 10.0% 37 2.45% Critical No Yes 
Luna Bella Ln. Pioneer Trail E 1,512 15.0% 56 3.70% Critical Yes Yes 
Pioneer Trail Williamson Blvd E 1,440 40.8%* 152 10.56% Critical Yes Yes 

Pioneer Trail 
Tomoka Farms Rd Airport Rd E 1,440 3.5% 13 0.90% No No No 
Airport Rd Williamson Blvd E 1,440 15.0% 56 3.89% No Yes Yes 
Williamson Blvd Turnbull Bay Rd E 1,440 9.0% 34 2.36% Critical No Yes 

Turnbull Bay Rd Pioneer Trail Williams Rd E 1,440 6.50% 24 1.67% No No No 

Williamson Blvd 
Pioneer Trail Airport Rd E 3,222 0.5% 2 0.06% No No No 
Airport Rd Spruce Creek Bridge E 3,222 3.0% 11 0.34% Critical No Yes 

*Average distribution along segment, consistent with prior study 

As indicated in Table 4, the study area includes the following roadway segments: 
 Tomoka Farms Road from SR 44 to Taylor Road (Critical) 
 Airport Road from SR 44 to Williamson Blvd (Critical and Significant) 
 Pioneer Trail from Airport Road to Turnbull Bay Road (Significant) 
 Williamson Boulevard from Pioneer Trail to Spruce Creek Bridge 

EXISTING TRAFFIC 

Existing traffic volumes were obtained from the current (2011) Volusia Traffic Counts Spreadsheet.  A demand K- 
factor of 0.0997 was applied to the daily volumes to obtain peak-hour two-way volumes.  The adopted levels-of-
service for each roadway segment were obtained from the respective municipality’s comprehensive plans.  The 
capacities at the adopted LOS were obtained from FDOT’s Generalized Service Volume Tables.   Table 5 shows 
the existing p.m. peak-hour two-way roadway LOS for the study area roadways.  As indicated in this table, all of 
the study roadway segments are currently operating within their adopted LOS.   
   

   
 

Page 164 of 213



Project No. 3861.02 Figure:  2 

Pioneer Square 
 CPA 

N 

123 Live Oak Avenue – Daytona Beach, Florida 32114 
Telephone:  386.257.2571     Fax:  386.257.6996     EB# 0009227 

NTS 

Critical and Near 
Critical Roadways 

Map provided by Volusia County 

Page 165 of 213



TECHNICAL MEMORANDUM 
James Stowers, Esq. 
June 27, 2013 
Page 6  
 

 

Table 5 
Existing Peak-Hour Two-Way Level of Service – Proposed FLUM Designations 

Pioneer Square CPA 

Roadway From To 
Adopted 

LOS 

Pk-Hr 2-Way 
Capacity at 

Adopted 
LOS AADT 

Peak-Hour 
Two-Way 
Volume Adverse? 

Tomoka Farms Rd.  SR 44 Pioneer Trail C 1,550 4,510 450 No 
Pioneer Trail Taylor Rd E 2,990 9,330 930 No 

Airport Rd. 
SR 44 Luna Bella Ln. E 1,512 2,550 254 No 
Luna Bella Ln. Pioneer Trail E 1,512 3,110 310 No 
Pioneer Trail Williamson Blvd E 1,440 6,000 598 No 

Pioneer Trail 
Airport Rd Williamson Blvd E 1,440 2,720 271 No 
Williamson Blvd Turnbull Bay Rd E 1,440 2,720 271 No 

Williamson Blvd 
Pioneer Trail Airport Rd E 3,222 0 0 No 
Airport Rd Spruce Creek Bridge E 3,222 16,410 1,636 No 

 

FUTURE TRAFFIC 

The determination of future impacts requires projecting future background traffic volumes. Annual growth rates 
were calculated for each study area segment using FDOT Traffic Trends software and historical AADT (2002-
2011) data as obtained from Volusia County.  The Traffic Trends Worksheets are included in Exhibit C.  Table 6 
shows the calculated historical annual growth rate for each study area segment. 

 
Table 6 

Trend and Applied Growth Rates 
Pioneer Square CPA 

Roadway From To 

Trend 
Growth 

Rate 

Applied 
Growth 

Rate 
Tomoka 

Farms Rd  
SR 44 Pioneer Trail -1.57% 1.00% 
Pioneer Trail Taylor Rd -0.43% 1.00% 

Airport Rd 
SR 44 Luna Bella Ln. N/A 1.04% 
Luna Bella Ln. Pioneer Trail N/A 1.04% 
Pioneer Trail Williamson Blvd 1.04% 1.04% 

Pioneer Trail Airport Rd Williamson Blvd 0.93% 1.00% 
Williamson Blvd Turnbull Bay Rd 0.93% 1.00% 

Williamson 
Blvd 

Pioneer Trail Airport Rd N/A 1.37% 
Airport Rd Spruce Creek Bridge 1.37% 1.37% 

 

IMPACTS ON THE 2018 and 2025 LOS  

Determination of 2018 and 2025 LOS impacts for proposed FLUM designation involve the comparison of future 
traffic volumes (sum of background traffic plus project traffic) to the adopted LOS peak-hour two-way capacities.  
The impacts of the proposed development on the study area roadways in 2018 and 2025 are shown in Tables 7 
and 8, respectively.  As indicated in the tables, all study area roadways will operate within the adopted level of 
service capacity in the 2018 and 2025 build-out conditions.  
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TECHNICAL MEMORANDUM 
James Stowers, Esq. 
June 27, 2013 
Page 8 
 

 

CONCLUSION  

This study was conducted to evaluate the impact that a change in FLUM designation for the Pioneer Square CPA 
would have on area roadways.  The proposed land use will generate 4,412 net new daily trips and 374 net new 
p.m. peak-hour trips.  The analysis of both the short term (2018) and long range (2025) proposed FLUM 
amendment build-out conditions demonstrate that all study area roadway segments will operate within the 
adopted LOS.  
 
Further, this change in land use will provide neighborhood shopping services at a more convenient location to an 
area that currently has limited services.  This will ultimately reduce trip lengths and reduce impacts to critical 
intersections along SR 421, where currently the local shopping needs are being met.    
 
As a result, this comprehensive plan amendment is recommended for adoption. 
 
Attachments: 
Exhibit A – Approved Methodology Letter 
Exhibit B – Previous 2009 Trip Distribution 
Exhibit C – Trends Worksheets 
 
c: Sheldon Rubin, RR Farms, LLC 
 Gregory J. Oravec, Oravec and Company 
 Paul Momberger, RLA, Zev Cohen & Associates, Inc.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

I affirm, by affixing my signature and seal below, that the findings contained herein are, to my knowledge, 
accurate and truthful and were developed using current procedures standard to the practice of professional 
engineering. 
 
Name:   Daniel M. D’Antonio    
 
Signature:          
 
Florida PE License No.:  68399      
 
Date:     June 27, 2013     
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EXHIBIT A 

APPROVED METHODOLOGY LETTER 
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123 Live Oak Ave. � Daytona Beach, FL  32114 � Phone 386.257.2571 � Fax 386.257.6996 

www.lassitertransportation.com 

Via Email:  (JCheney@co.volusia.fl.us) 

Ref:   3861.01 

June 17, 2013 

Jon Cheney, PE 
Volusia County Traffic Engineering 
123 W. Indiana Avenue 
DeLand, FL  32720 

Re:   Pioneer Square – Proposed Comprehensive Plan Amendment – 
Transportation Analysis Methodology - REVISED

Dear Mr. Cheney: 

This proposed methodology letter has been revised per the comments received by Volusia County on May 13, 
2013. 

Lassiter Transportation Group, Inc. (LTG) was retained to prepare a Transportation Analysis (TA) for a proposed 
comprehensive plan amendment to change the Future Land Use Map (FLUM) of Volusia County’s 
Comprehensive Plan from the existing agricultural designation to commercial designation with a maximum of 
75,000 sq. ft. of development.  The subject property consists of approximately 9.637 acres of land and is located 
in the northeast corner of Pioneer Trail and Airport Road just south of the City of Port Orange.  Figure 1 shows the 
location of the property relative to the surrounding roadway network. 

This property was the subject of a prior comprehensive plan amendment application.  The methodology presented 
below is based on the Volusia County Transportation Analysis Submission Checklist, on the approved 
methodology for a prior amendment submitted for this property in 2009, and based on changes to the growth 
management laws. 

Analysis Period 
Analysis of the project will be in terms of p.m. peak-hour two-way and will assess the theoretical maximum 
development potential of the property under the existing future land use designation and the planned 
development program, as limited by the development proposal, for the proposed future land use designation for 
the 5-year period (2018) and the planning horizon of the County’s Comprehensive Plan (2025).  

Traffic Concurrency Spreadsheet 
The analysis will be based on the latest concurrency information as obtained from the Volusia County 
Concurrency Spreadsheet. 

Study Area 
In accordance with Volusia County’s procedures for Comprehensive Plan Amendments, the study area is defined 
as all roadway segments where the projected peak-hour two-way project traffic under the maximum proposed 
land use scenario represents three percent or more of the roadway’s capacity at the adopted level-of-service and 
all critical and near critical roadways within a two-mile radius.  The same study area identified in the prior 2009 
analysis is proposed for this analysis (copy attached). 

Trip Generation 
The daily and p.m. peak-hour trip generation will be calculated for the theoretical maximum development scenario 
(retail use, in this case) under the existing and proposed FLUM designations using trip generation rates contained  
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Jon Cheney, PE 
June 17, 2013 
Page 3 

in the Institute of Transportation Engineers (ITE) 9th edition of the publication Trip Generation.  Pass-by reduction 
will be applied, where appropriate.  No mode split will be used other than what is contained in the trip generation 
rates. 

Trip Distribution and Assignment 
The approved distribution pattern approved for the 2009 study is proposed for use in this analysis (a copy of the 
original study is attached).  Using the p.m. peak-hour trip generation and the trip distribution pattern, trips will be 
assigned to the study area roadway segments. 

Existing Traffic 
Existing traffic volumes will be obtained from the current Volusia Traffic Counts Spreadsheet.  Appropriate K 
factors will be applied to the daily volumes to obtain Peak-hour two-way volumes.  We will document the K factors 
used in the report.  The adopted levels-of-service and capacities at the adopted LOS will be obtained from the 
City’s Comprehensive Plan and the Volusia County Traffic Count Spreadsheet.    

Future Year Traffic 
Future traffic for both the existing and proposed land use scenarios will be determined by adding the proposed 
project trips associated with the existing FLUM designation and the proposed FLUM designation to the estimated 
future background volumes.  Future background volumes will be determined using historical growth rates.  
Historical growth rates will be calculated for each of the study area roadway segments using FDOT’s Traffic 
Trends software and the historic average annual daily traffic from the previous ten years.  A minimum of 1% 
growth per year will be used.   

Planned and Programmed Roadway Improvements 
Roadway improvements included in the first three years of the adopted Capital Improvements Program of Volusia 
County and of surrounding municipalities within the study area will be assumed for the five-year (2018) analysis.  
Roadway improvements included in the adopted LRTP will be assumed in the horizon year (2025) analysis. 

Segment Analysis  
The impacts on the study area roadway segments for both the existing and proposed FLUM designations will be 
shown.  If warranted, improvements will be identified for segments deficient in the five-year (2018) analysis and 
for the horizon year of the county’s Comprehensive Plan (2025). 

If you have any questions, please contact me at 386.257.2571.   

Sincerely, 

LASSITER TRANSPORTATION GROUP, INC. 

R. Sans Lassiter, PE 
President 

c: Sheldon Rubin, Developer (swrubin@bellsouth.net)
 Paul Momberger, RLA, Zev Cohen & Associates, Inc. (PMomberger@zevcohen.com)
 James Stowers, Esq., Wright, Casey & Stowers, P.L. (jstowers@surfcoastlaw.com)
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123 Live Oak Ave. � Daytona Beach, FL  32114 � Phone 386.257.2571 � Fax 386.257.6996 

www.lassitertransportation.com

Via Email:  (JCheney@co.volusia.fl.us) 

Ref: 3861.01 

June 17, 2013 

Jon Cheney, PE 
Volusia County Traffic Engineering 
123 W. Indiana Avenue 
DeLand, FL  32720 

Re: Pioneer Square – Response to CPA Traffic Analysis Methodology Comments 

Dear Mr. Cheney: 

Lassiter Transportation Group, Inc. (LTG) is in receipt of comments from Volusia County, dated May 16, 2013, 
regarding the Proposed CPA Traffic Analysis Methodology for the Pioneer Square Project.  The review comments 
are listed below with our responses to each comment in bold typeface. 

Comment 1 Analysis Period, Planned and Programmed Roadway Improvements and Segment Analysis:
Instead of the LRTP 2035 planning horizon, please analyze the future year to the 2025 
timeframe, as that is the planning horizon of the county’s comprehensive plan.

Response 1 The year 2025 will be analyzed as the out year. 

Comment 2 Advisory: A 2-mile radius critical/near critical map is provided. 

Response 2 Noted.  

Comment 3 The methodology states that a copy of the original study is provided, yet the 2009 study was not 
attached. Please be sure to include the original study if reference is made to it in the TIA. 

Response 3 Noted.  The original study will be attached to the TIA, if referenced. 

Comment 4 Existing Traffic: The adopted levels of service and capacities should be obtained from the 
appropriate local government’s comprehensive plan. 

Response 4 Noted.  The adopted LOS will be obtained from the appropriate local government 
comprehensive plan.  

Comment 5 Future Year Traffic: Historical growth rates should be calculated for each segment using either 
Traffic Trends software or those rates provided by the vTIMAS spreadsheet. The vTIMAS 
spreadsheet is attached. Please utilize the past 10 years (as opposed to 5 (Background Traffic 
Growth/Future Traffic section, bottom of page 6) in the determination of historical growth rates. 

Response 5 The methodology for calculating future year traffic has been revised to only include 
calculated historical growth rates based on 10-year time frame using TRENDS software.     

Comment 6 Advisory: Volusia County doesn’t use vested trips for projecting future year traffic unless they are 
derived from a very large project or DRI. As such, growth rates are obtained by using those rates 
provided by the vTIMAS spreadsheet. The county will accept a minimum 1% growth per year, if 
able to be supported with documentation. Note that the vTIMAS is in the midst of being updated 
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Jon Cheney, PE 
June 17, 2013 
Page 2 

with 2012 counts along with the new 2012 FDOT LOS Handbook calculations; therefore, the 
vTIMAS spreadsheet will not reflect 2012 adopted levels of service. 

Response 6 Noted, vested trips will not be included to project future year traffic.

If you have any additional questions regarding our responses as stated above, please feel free to contact me at 
(386) 257-2571. 

Sincerely,

LASSITER TRANSPORTATION GROUP, INC. 

R. Sans Lassiter, PE 
President

c: Sheldon Rubin, Developer (swrubin@bellsouth.net)
 Paul Momberger, RLA, Zev Cohen & Associates, Inc. (PMomberger@zevcohen.com)
 James Stowers, Esq., Wright, Casey & Stowers, P.L. (jstowers@surfcoastlaw.com)
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EXHIBIT B 

2009 APPROVED TRIP DISTRIBUTION 
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EXHIBIT C 

TRENDS WORKSHEETS 
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Policy 1.1.1.4 Central water and sewer are neither intended nor required for areas designated 
with non-urban land use categories. Extension of central sewer into non-urban areas must be 
consistent with the provisions of the Sanitary Sewer Sub-element. Extension of central water 
into non-urban areas must be consistent with the provisions of the Potable Water Sub-element. 

Objective 1.1.3  Volusia County shall limit urban sprawl by directing urban growth to those 
areas where public facilities and services are available inside designated service areas that 
have urban Future Land Use Map categories. 

Policy 1.1.3.2  Future urban development requiring access or connection to public facilities 
shall be located within designated urban areas. 

Policy 1.1.3.7  New "strip" commercial uses shall be discouraged by permitting "infill" of existing 
developed commercial strips rather than creating new "strip" commercial, or designating new 
concentrated or nodal commercial centers on the Future Land Use Map.  Infill of "strip" 
commercial development may be permitted as provided in the Highway Commercial Section 
under the Land Use Location Guidelines.  In addition, commercial development along arterials 
must meet the requirements of the Land Development Code Section on Access to Thoroughfare 
Corridors.

Policy 1.1.3.8  In order to help prevent new strip commercial development from occurring, new 
site plans or subdivisions shall not be designed with out parcels or subsequent phases that lead 
to the creation of narrow strips of land adjacent to roadways. 

Policy 1.1.3.10  New commercial development outside of commercially designated areas on the 
Future Land Use Map should be limited in scale and intensity in order to be compatible with the 
surrounding area.  In predominantly residential areas, compatibility will be judged in relation to 
the type of use, landscaping, building size, setbacks, and traffic patterns. 

Policy 1.1.3.11  In order to protect Volusia County's valuable natural resources, new 
development shall be encouraged toward infilling existing urbanized areas. 

Policy 1.2.2.18  In implementing the Future Land Use Element, the County shall maintain 
regulations to ensure to the maximum extent feasible, compatibility of use between properties, 
including but not limited to such factors as traffic circulation, air quality and odor control, noise 
control, lighting and aesthetics. 

Policy 1.3.1.13  The size, location and function of shopping centers and other commercial uses 
should be related and central to the population and market area they serve. 

Policy 1.3.1.15  Granting of commercial or other non-residential zoning or amending the Future 
Land Use category by the County is not necessarily warranted on a given property by virtue of 
nearby or adjacent roadway construction or expansion, or by its location at the intersection of 
two roadways or alongside an arterial. 

Policy 1.3.1.28  The Future Land Use Map shall not be amended to provide additional urban 
expansion except in conjunction with the required EAR update of the Comprehensive Plan and 
Capital Improvements Program (CIP) except under the following conditions: 

a. Population projections have been revised, and accepted by DCA; 
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b. Justification is provided for the expansion of the urban boundary; 

c. Compatibility within the character of the area; 

d. Availability of the full range of all urban services, including adequate potable 
water supply and facilities, to accommodate inclusion in an urban area; and 

e. Documentation is provided that urban expansion will not be in conflict with the 
intent of the Natural Resource Management Area. 

Goal 1.4  Ensure that agricultural and silvicultural lands are protected from encroachment by 
incompatible land uses and remain a vital element of the County's economy. 

Policy 1.4.1.1  Urban growth shall be directed away from designated agricultural areas. 

Policy 1.4.1.2  Volusia County shall protect Agricultural and Forestry Resource areas from 
encroachment of non-agricultural activities. 

Policy 1.4.1.3 In agricultural areas, Volusia County shall prevent the intrusion of incompatible 
land uses such as urban density residential and non-agricultural oriented commercial and 
preclude the provision of urban services while encouraging and supporting programs which 
enhance the agricultural environment. 

Policy SAM 1.11.2.3 Land use in the vicinity of the Samsula Community should not have an 
adverse effect on the existing character of the community.  

Policy SAM 1.11.3.3 The County shall seek joint planning agreements with adjacent 
municipalities to ensure that annexation activity does not lead to development that is 
incompatible with the character of the Samsula Rural Community and the intent of this plan. 
Transportation Element

Objective 2.1.2  Volusia County shall coordinate the transportation system with the Future Land 
Use Element to ensure compatibility between land use and the thoroughfare system necessary 
to support it. 

Sanitary Sewer Sub-element

Policy 6.1.5.6  The duties and responsibilities which flow from an interlocal agreement 
previously entered into between the County and a municipality shall prevail over subsequent 
amendments to the Comprehensive Plan until and unless such interlocal agreement is 
renegotiated as deemed appropriate by the County and a municipality. 

Potable Water Sub-element

Policy 7.1.8.7 The duties and responsibilities which flow from an interlocal agreement 
previously entered into between the County and a municipality shall prevail over subsequent 
amendments to the Comprehensive Plan until and unless such interlocal agreement is 
renegotiated as deemed appropriate by the County and a municipality. 

Intergovernmental Coordination Element

Page 210 of 213



ATTACHMENT G 

3

Goal 14.1  Volusia County shall initiate and/or participate in the intergovernmental coordination 
mechanisms necessary to ensure consistency among local, county and regional government 
plans and policies and to resolve any conflicts that may arise. 

Policy 14.1.1.4  Volusia County shall continue to coordinate with adjacent local governments to 
ensure consistency in land planning for those lands adjacent to an incorporated area or an 
adjacent county. 

Objective 14.1.2  Volusia County shall negotiate interlocal agreements coordinating land and 
planning development activities to allow for orderly growth and facilitate the efficient provision of 
government services and facilities.  The County shall coordinate with those State, regional or 
local entities having operation and maintenance responsibility for public facilities when 
establishing level of service standards.  The interlocal agreements may include, but not be 
limited to, the following topics: 

*  Land Use 
*  Transportation 
*  Recreation 
*  Utility Services including water supply 
*  Conservation 
*  Housing 
*  Libraries 
*  Schools 
*  Development Activity 
*  Annexation 

Definitions
…
"SHOPPING CENTERS" - Are characterized by a unified design which seeks to group 
commercial uses served by common parking areas, limit ingress and egress, provide uniform 
signage and landscaping, and to develop the center according to a consistent design theme. 
Due to market changes in recent years, a single large building may perform the same function 
as a shopping center.  A shopping center's specific characteristics vary according to the major 
tenant and overall size and can be categorized as follows: 

1. Super Regional Center

The general characteristics of Super Regional Shopping Centers are described 
by the following standards: 

Typical Site Area 100 acres or more 
Gross Leasable Area (GLA) 1,000,000 sq. ft. or more 
Uses   Retail, office, service (4 or more 

anchor tenants) 
Market Area   Unlimited 

2. Regional Shopping Center

The general characteristics of Regional Shopping Centers are described by the 
following standards: 
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Typical Site Area 30-50 acres or more 
Gross Leasable Area (GLA) 300,000-1,000,000 sq. ft.  
Uses   Retail, service (at least 1 anchor 

tenant)
Market Area Radius 45 minute drive 

3. Community Shopping Center

The general characteristics of Community Shopping Centers are described by 
the following standards: 

Typical Site Area 10-25 acres 
Gross Leasable Area (GLA) 100,000 to 300,000 sq. ft. 
Uses   Discount or junior department store, 

supermarket
Market Area Radius 10 minute drive 

4. Neighborhood Shopping Center

The general characteristics of neighborhood shopping centers are to serve a 
population between 2,000 to 40,000 with convenience goods and personal 
services. These uses are typically located within the Commercial land use 
category but may be allowed within the UHI designation. A neighborhood 
shopping center is represented by the following standards: 

Typical Site Area Up to 10 acres 
Gross Leasable Area (GLA) 30,000 to 100,000 sq. ft. 

Uses   Supermarket; Stores providing convenience goods and personal 

services for the day-to-day needs of the immediate neighborhood. 

Market Area Radius 5 minute drive 

The next two types of commercial areas may be applicable to the UHI, UMI, ULI 
or LIU designations.  These areas may not be specifically designated on the 
Future Land Use Map due to their small size.  Higher intensive commercial uses 
should be constructed in areas designated for Commercial. 

5. Neighborhood Business Area

A neighborhood business area is located on an arterial or collector street, 
providing convenience goods and services for residents of the surrounding area.  
The major characteristic of the neighborhood business area is its scale.  It does 
not contain any large stores designed to serve several neighborhoods. 

Typical Site Area Not Applicable   
Gross Leasable 50,000 sq. ft. (No one use to exceed 

15,000 sq. ft.) 
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Uses   Convenience goods & services, and 
specialty stores. 

Market Area Radius Less than 5 minute drive 

6. Neighborhood Convenience

The general characteristics of Neighborhood Convenience are represented by 
the following standards: 

Typical Site Area 2 acres 
Gross Leasable Area (GLA) 3,000 to 8,500 sq. ft. (max) (No one 

use to exceed 5,000 sq. ft.) 
Uses   Convenience store, dry 

cleaning, video store 
Market Area Radius    1 mile
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