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Agenda

• Veranda Bay Petition for Voluntary 

Annexation – City Planner

• Veranda Bay Request for Large 

Scale Future Land Use Amendment 

– City Planner 

• Veranda Bay Request to amend 

Zoning Map from Flagler County 

PUD to City of Flagler Beach Master 

Planned Development (MPD) 

District – City Planner
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Voluntary 
Annexation
V E R A N D A  B A Y  

City Commission Special Meeting 3



Voluntary Annexation into City of Flagler Beach, FL 

Veranda Bay +/- 899 acres Location of Veranda Bay

• The subject property is in unincorporated

Flag ler County , located east and west of

John Anderson Highway and south State

Road 100.

• The deve lopment is div ided into the West

S ide and East S ide separated by County

Road (CR) 201 (John Anderson Highway).

• Access wi l l be provided on John Anderson

Highway and via SR 100 (Moody Blvd) at

Co lbert Lane as a new fourth leg approach

of a s ignal ized intersect ion.

• Access to Veranda Bay East is from John

Anderson Highway. Access to Veranda Bay

West wi l l be from State Road 100 and from

John Anderson.

City Commission Special Meeting September 17, 2024 4



Voluntary Annexation

The proposed annexation meets  cri teria set  forth 

in  Subsection 171.044,  Florida Statutes regarding 

the character of  the area to  be annexed.  

The property to  be annexed is  reasonably 

compact  and cont iguous to  the boundaries  of  the 

City’s  exist ing boundary.  
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Large Scale Future 
Land Use 
Amendment
V E R A N D A  B A Y
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Large Scale Future Land Use Amendment State Requirements 

Florida Commerce Requirements

Per Sect ion 163 of Florida Statute, the

amendment includes a planning analysis

which considers:

• The character of undeveloped lands;

• The avai labi l i ty of, and the impacts to the

City ’s fac i l i t ies and services;

• An analysis of the soi ls, topography,

natural resources, and historic resources

on si te; and

• Analysis of the minimum amount of land

needed to achieve goals and

requirements.

S e c t i o n 1 6 3 . 3 1 8 4 ( 4 ) , F l o r i d a S t a t u t e s

State Coordinated Review

1. Staff ,  loca l  p lann ing agency,  and local  governing 
recommendations.

2 . Support ing documents on  which recommendations 
regard ing p lan  amendment i s  based.

3 . Future  land use  map amendments  must inc lude 
co lor  maps depict ing:

a . Proposed future  land use  des ignat ion.

b . Boundary  o f  property ,  surrounding s treet  
and thoroughfare  network.

c . Present future  land use  map des ignat ions 
and abutt ing propert ies .

4 . Ex ist ing land use  map depict ing:

a . Ex ist ing land use(s)  o f  property  and abutt ing 
propert ies .

b . S ize  o f  property  in  acres.

5 . Descr ipt ion o f  change in  popu lat ion,  ava i lab i l i ty  
o f ,  and demand on  sani tary  sewer ,  so l id  waste ,  
dra inage,  potable  water ,  t raf f i c  c i rcu lat ion,  
school  concurrency,  and recreat ion.

6 . Consistency  o f  proposed land use  amendments 
wi th  the  future  land use  e lement  goa ls ,  object ives  
and po l i c ies .
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The intent of Veranda Bay is to develop 

the property with Low Density Residential ,  

General Commercial,  and a Marina 

Village. 

The residential housing opportunities 

include single-family and multi - family 

units with an anticipated 2035 build out.

V E R A N D A  B A Y
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Chart
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Phased 
Development
Y E A R S  2 0 2 4 - 2 0 4 4



Phasing Development Plan Veranda Bay 2024 - 2044

Year 1-5
2024-2029

Year 6-11
2030-2035

Year 12-17
2036-2041

Year 18-23
2042-2044

Residential 
Units SF/MF 

953 1,062 540 180

Commercial
175,273           

SQFT
148,609

SQFT
148,609

SQFT
0 SQFT

Total 
Residential

953 2,015 2,555 2,735

Total 
Commercial

175,273
SQFT

323,882
SQFT

472,491
SQFT

472,491
SQFT
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Demand on 
Infrastructure
V E R A N D A  B A Y



Demand on Potable Water / Capacity Analysis

EXISTING POTABLE

WATER DEMAND

T h e r e s i d e nt ia l po t a b l e w at er

d e ma n d is es t ima te d b y m ul t i p ly i n g

t h e e x is t i ng po p ula t io n s er ve d by 1 2 5

g a l l on s p e r c a p i ta p e r d a y ( G P C D) .

• Ex i s t i ng  potabl e  w ater  

deman d =  popu l at ion s erved 

*  125  GP C D

• C i ty  of  FB  P opu lat ion s erved =  

3,576  uni ts  *  2 . 08  pers ons  per  

u n i t  =  7 ,438  GP C D

• Ex i s t i ng  P otabl e  W ater  

Deman d =  7 ,438  pers on s  *  125  

GP C D

• Ex i s t i ng  P otabl e  W ater  

Demand =  929 ,750  GPD

PROPOSED POTABLE 

WATER DEMAND

Th e resi den ti al propos ed water

deman d is es timated by mul tip l y ing

the propos ed popul ation by 125

gal l ons per capi ta per day ( GP C D ) .

• P ropos ed potabl e  w ater  

deman d =  popu l at ion s erved *  

125  GP C D

• P opu lat ion =  2 ,735  u n i ts  *  2 . 08  

pers ons  per  uni t  =  5 ,688  

• P ropos ed potabl e  w ater  

deman d =  5 ,688  pers on s  *  125  

GP C D

• P ropos ed potabl e  w ater  

deman d =  711 ,000  GP D

TOTAL RESIDENTIAL 
POTABLE WATER DEMAND

Total Existing + Proposed

Potable Water Demand

• Total  projected potable 

water demand = total  

population served *  125GPCD

• Total  Projected Potable 

Water Demand = 13,126 

persons *  125 GPCD

• Total  Projected Potable 

Water Demand = 1,640,750 

GPD
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Non-Residential (Commercial) Potable Water Demand 

EXISTING COMMERCIAL 
POTABLE WATER DEMAND

T h e non- r es i den t ia l po t a bl e w a ter

d e ma n d i s ca lc u la te d a t a r a te o f 2 , 0 0 0

ga l lon s pe r a cr e p er da y . T he C it y

c ur r e nt ly ha s 1 3 .4 1 % o f i ts la n d us e

z o n ed no n- r es i de n t ia l , o r 3 2 4 a cr es

w it h a n a v er a ge G e n er a l C omme r c ia l

i m p e r v iou s s u r f a ce o f 7 5 % o r 2 4 3 a c r e s .

T h e  n o n - r e s i d en t i a l  w a s te w ate r  

d e m a n d  i s  c a l c u la te d  a s  f o l low s :

• E x i s t i n g  n o n - r e s i d en t i a l  p o t a b l e  

w a te r  d e m a n d  =  n u m b e r  o f  a c r e s  

*  2 0 0 0  G P D  

• E x i s t i n g  w a s t ew a ter  d e m a n d  =  

2 4 3  a c r e s  *  2 0 0 0  G P D

• E x is t i ng no n- r es id e nt ia l d ema nd =

4 8 6 , 0 00 G P D

PROPOSED COMMERCIAL 
POTABLE WATER DEMAND

T h e p r o p o s e d n o n - r e s i d e n t i a l p o t a b l e

w a t e r d e m a n d f o r V e r a n d a B a y i s

e s t i m a t e d b y m u l t i p l y i n g t h e n o n -

r e s i d e n t i a l s q u a r e f o o t a g e b y . 1 0

g a l l o n s p e r d a y ( G P D ) .

• T h e s u b m i t t a l b a c k - u p p r o p o s e d

n o n - r e s i d e n t i a l w a t e r d e m a n d =

4 7 2 , 4 9 1 S Q F T * . 1 0 G P D / S Q F T

• P r o p o s e d n o n - r e s i d e n t i a l w a t e r

d e m a n d = 4 2 , 2 5 0 G P D

• T h e p h a s i n g a n d M P A p r o p o s e

4 7 2 , 4 9 1 S Q F T * . 1 0 G P D / S Q F T

• P r o p o s e d n o n - r e s i d e n t i a l d e m a n d

= 4 7 , 2 5 0 G P D

TOTAL COMMERICAL POTABLE 
WATER DEMAND

The total non-residential  

potable water demand is 

486,000 + 47,  250 = 

533,240 GPD

As part of the site plan/plat

review process, the developer

wil l need to coordinate with the

City of Flagler Beach Engineering

Department and determine

appropriate requirements for

potable water service.
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Demand on Residential Wastewater
Capacity Analysis

The City currently owns and operates one wastewater

treatment plant (WWTP), located three miles east of the

WTP, which has a maximum capacity of 1.0 mgd. In

accordance with SB 64, the City ’s new design includes an

advanced wastewater treatment to provide reuse water.

The new design will allow the City to expand in phases for

a total treatment of up to 2.0MGD when needed.

The City's Consumptive Use Permit (CUP) contains a

permit condition (#40) that requires the City to conduct a

Reuse Feasibility Study by October 2026 to address reuse

or recharge wastewater discharge. That study and plan

has been drafted by the engineering firm, CPH.
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Exist ing Residential  Wastewater Demand

Proposed Residential  Wastewater Demand

Total  Residential  Wastewater Demand

The existing residential wastewater demand for each 
residential unit is calculated at 119/gal/person * 2.08 
persons = 248 GPD/unit:

Existing wastewater demand = *units served *248 
GPD/unit

Existing wastewater demand = 3576 * 248 GPD/unit

Existing wastewater demand = 886,848 GPD

The proposed residential wastewater demand is 
calculated as follows:

Proposed wastewater demand = Total number units 
*248 GPD/unit

Population = 2,735 units * 248 GPD/unit = 5,688 

Proposed wastewater demand = 678,280 GPD

The total wastewater demand is calculated with the sum 
of existing and proposed demand.

Total wastewater demand = 1,565,128 GPD



Demand on Commercial Wastewater Capacity/Analysis

Existing Wastewater Demand

T h e C it y o f F la g l er B ea c h c ur r en t ly

h a s 1 3 .4 1 % o f i ts la n d us e z o n e d no n-

r es i de nt ia l , or 3 24 a c r e s . Th e a v er a g e

i m per v iou s s ur f ac e i n G C i s 7 5% o r

2 4 3 a c r e s .

T h e non- r es i de n t ia l w a s t ewa te r

d e m a n d i s c a l c u la te d a s f o l low s :

• E x i s t i n g  n o n - r e s i d en t i a l  

w a s tew a ter  d e m a n d  =  n u m b e r  o f  

a c r e s  *  2 0 0 0  G P D  

• E x i s t i n g  n o n - r e s i d en t i a l  

w a s tew a ter  d e m a n d  =  2 4 3  a c r e s  *  

2 0 0 0  G P D

• E x i s t i n g  n o n - r e s i d en t i a l  

w a s tew a ter  d e m a n d  =  4 8 6 , 0 00  G P D

Proposed Wastewater Demand

Proposed non-residential

wastewater demand = SQ

FT * .10 GPD/SQFT

• Proposed non-residential 

wastewater demand = 

472,491 SQFT * .10 GPD

• Proposed non-residential 

wastewater demand = 

47,250 GPD

Total  Wastewater Demand

The total wastewater 

demand including 

residential and commercial 

for existing and proposed:

1,565 ,128  +  533250  =  2 ,098 ,377  GP D

Th e C i ty  w i l l  n eed to  u pgrade i ts  

f ac i l i t ies ,  an d th e  Devel oper  w i l l  

ph as e  devel opment  s o  as  to  n ot  

ou tpace  capaci ty .   

Presentation title 20XX 16



Master Planned Agreement

C i ty  P l an ner  Recommendations  f or  C on s iderat i on

• M P A  i n c l u de  e x i s t i n g  b u f f e r s  a l o n g  B u l o w  C r e e k  o f  

7 5 ’  a n d  t h e  S w a m p .  

• M PA  i n c l u de  e x i s t i n g  b u f f e r  o f  2 5 ’  m i n  a n d  5 0 ’  

a v e r a g e  a l o n g  J o h n  A n d e r s on  H i g h w a y .   

• M P A  i n c l u de  t h a t  t h e  C i t y  r e v i e w s  s i t e  p l a n s ,  

p r e l i m i na ry  p l a t s ,  a n d  f i n a l  p l a t s  i n  a c c o r da nce  w i t h  

S e c t i o n  6  o f  t h e  L D R .  

• M P A  i n c l u de  s m a l l - s c a l e  ( o r  l a r g e  s c a l e )  l a n d  u s e  

a m e n d m e n t s  s h a l l  b e  s u b m i t t e d  i n  a c c o r da nce  w i t h  

s t a t e  r e g u l a t i o ns .  

• M P A  i n c l u de  d e v e l o pm e n t  i s  n o t  b e  e x e m p t  f r o m  L a n d  

D e v e l o pm e n t  s t a n d a r d s  f o r  S e c t i on  4  ( E n v i r on m e nt a l  

&  R e s o u r c e  P r o t e c t i o n)  a n d  S e c t i on  7  ( s i g n a g e ) .

• M P A  s t a t e  t h a t  i m p r o v e me nt s  p r e s c r i be d  i n  t h e  

T r a n s p o r t a t i on  I m p a c t  S t u d y  b e  i n c l u de d  t o  m i n i m i z e  

i m p a c t s  t o  e x i s t i n g  r o a d  i n f r a s t r u c tu r e .    

R eco mmendat ions  co n t i nued 

• Veranda Bay  cons ider  ut i l i z ing  the C i ty ’ s  Des ign 

Guide l ines .  

• Veranda Bay  cons ider  des ignat ing areas  for  

short - term renta l s .  

• Veranda Bay  ut i l i ze  best  pract i ces  for  prescr ibed 

burning inc lud ing too ls  prov ided by  DEP and FL  

Agr icu l tur e  and Consumer  Serv i ces  for  wind 

d i rec t ion and burn s ize  to  ind icate  potent ia l  

smoke p lume d i rec t ion and dens i ty .
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Timeline
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Annexation

Pla nning  a nd 
Ar c h i tectura l  
R ev iew  B oa r d  

•S e p t e m b e r  3 ,  2 0 2 4

Ci ty  Commis s ion  
Spec ia l  Meet ing

S e p t e m b e r  1 7 ,  
2 0 2 4

Large Scale 

FLUM 

1 s t R e a d i ng -
S e p t e m b e r  1 7 ,  2 0 2 4

T r a n s m i t t e d  t o :   

•D e p a r t m e n t  o f  
C o m m e r c e   

N E  F l o r i d a  R e g i o n a l  
P l a n n i n g  C o u n c i l

•S t .  J o h n ’ s  W a t e r  
M a n a g e m e n t  
D i s t r i c t  

•F C  B O C C

•F l o r i d a  
D e p a r t m e n t  o f  
T r a n s p o r t a t i o n

•F l o r i d a  
D e p a r t m e n t  o f  
E n v i r o n m e n t a l  
P r o t e c t i o n

•D e p a r t m e n t  o f  
S t a t e

•D e p a r t m e n t  o f  
E d u c a t i o n

Department of  

Commerce

30 day Review

•Description of 

change in 

population, 

availability of, and 

demand on 

sanitary sewer, 

solid waste, 

drainage, potable 

water, traffic 

circulation, school 

concurrency, and 

recreation.

Zoning 

Amendment 

MPA

Cons ider at ions :

Ma s ter  P la nned 
Agreement :  

Sever a l  key  po ints  
a r e  out l ined  a s  
r ec ommendat ions  
to  the  Ma s ter  
P la nned 
Ag r eement .  

2nd Reading

Sena te  B i l l  1420

Following addressing any 

comments by agencies 

or the Department of 

Commerce, in 

accordance with SB 

1420, comprehensive 

plan amendments 

adopted by the 

governing body, along 

with supporting data and 

analysis shall be 

transmitted with 10 

working days after final 

adoption.



Comments /Questions
L U P I T A  M C C L E N N I N G |  L M C C L E N N I N G @ C I T Y O F L A G L E R B E A C H . C O M |
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