




























 

 

 

TRAFFIC ASSESSMENT 

Sekushi Restaurant  Addition 524 Mandalay Avenue Re-Use 

 

 

The proposed restaurant expansion with the addition of 24 indoor seating and 16 outdoor seating (total 
40 seats) to Sekushi Restaurant would generate 175 daily trips and 16 PM peak hour trips based on ITE 
Trip Generation, 11th Edition rates.  

This is a minimal impact requiring no further study. 

Excerpts from ITE Trip Generation, 11th Edition are attached.  
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I. INTRODUCTION 
 
 

The project site is located on the west side of Mandalay Avenue between Ambler 
Street and Rockaway Street in close proximity to the North Beach Parking 
Garage. The building currently contains office space and the Sekushi restaurant 
on the ground floor. The existing offices are 2,607 SF and the existing Sekushi 
restaurant is 1,378 SF. The applicant seeks to convert 530 SF of the office space 
to restaurant space. The site location is shown in Figure 1.  
 
The site is located in the Tourist (T) zoning district, and per Section 2-802 of the 
Community Development Code has a minimum parking requirement of 12 spaces 
per 1000 SF for a restaurant, ITE requires 9.44 spaces per 1000 SF. The existing 
offices are 2,607 SF and code requirements are 4 spaces per 1000 SF, ITE 
requires 3.1 spaces per 1000 SF. The 1,378 SF restaurant would require 17 
spaces. According to strict interpretation of the code, the site would require a total 
of 27 parking spaces, ITE would require 25 spaces, whereas currently 7 exist on 
the site as a result of a prior approval (FLD2011-12046) in March 2012. The 
proposed site plan shows a total of six (6) on-site spaces with some landscaping 
which would eliminate 1 space. As a result, there would be only six (6) code-
compliant on-site parking spaces for this project. 
 
The code provides for reducing the required number of parking spaces to 
recognize the special situations that exist on Clearwater Beach. Section 2-802 of 
the Community Development Code allows a reduction in parking if the property 
requires fewer parking spaces per floor area than otherwise required or adequate 
parking is available through existing or planned and committed parking facilities 
within reasonable walking distance of the property. 
 
City of Clearwater staff have recognized the business establishments located on 
Clearwater Beach in close proximity to municipal parking lots, on-street parking 
spaces, nearby parking garages have a great potential for satisfying parking 
demand off-site. Staff also recognize the available public parking in nearby lots 
and garages serves two functions, one to serve beachgoers, and two to provide 
customer and employee parking for beach related businesses including 
restaurants, shops, and small motels/overnight accommodations. The North Beach 
parking garage serves this function well. This parking analysis was prepared to 
determine the availability of parking spaces. 
 

II. METHODOLOGY 
 

Prior to conducting this analysis, a methodology was discussed with the City of 
Clearwater staff. It was agreed GCC would conduct a parking accumulation study 
on a Saturday between 11 AM and 4 PM since mid-afternoon on Saturdays have 
habitually been the busiest time of the weekend from previous studies. The study 
area included twenty-five (25) on-street “pay-station” spaces on the north side and 





south side of Baymont Street and the North Beach Parking Garage which contains 
702 spaces of which 450 are available for public use. These areas include a total 
of 727 parking spaces. 
 
Based on ITE code requirements, 7 spaces would be needed for the offices and 18 
spaces would be needed for the restaurant. Restaurant employees would also 
create demand. Employee parking demand was based on 80% of employees 
requiring a parking space and 20% using other modes of transportation as has 
been customary for previous parking studies on Clearwater Beach Parking spaces 
requirements for customers was evaluated using a 10% factor based on the 
reasonable expectation that 90% of the customers would be “walk-ups” from the 
beach, motels and nearby residential units. These parking parameters are shown in 
Table 1. 
 
These factors were then considered for time of day. Table 2 shows the time of day 
parking demand during a weekend day/night. This accounts for overlap of parking 
requirements and reductions based on time of day characteristics. Peak demand 
would be between 10 to 20 spaces in the late morning to early evening time 
period. 
    

III. EXISTING CONDITIONS ANALYSIS 
 

Existing conditions were established by conducting parking lot counts between 
the hours of 11 AM – 4 PM on Saturday July 18, 2020. Weather conditions were 
normal with temperatures ranging between 88-92 degrees. Skies were mostly 
sunny to partly sunny and no rain was encountered at any time during the study 
period, although rain started shortly after 4PM. The aforementioned parking areas 
were checked on the hour for the number of spaces that were occupied. The 
number of occupied spaces was noted and an hourly accumulated total was 
obtained for each specific parking area and the whole study area. 
 
The main parking facilities serving the southern part of the north beach business 
district are the North Beach Parking Garage and on-street parking spaces that are 
scattered along Baymont Street east of Mandalay Avenue. Observation of these 
parking areas includes all existing demand, including the offices and Sekushi 
restaurant on the subject site. 
 
Saturday July 18, 2020 

 
On Saturday parking demand varied significantly throughout the day from a low 
of 176 occupied spaces (24%) at 11 AM to a peak demand of 376 occupied spaces 
(52%) at 3 PM. As such, there were a minimum of 351 unused spaces throughout 
the day. A closer analysis shows the on-street “pay-station” spaces along 
Baymont Street are very popular being nearly fully occupied by 12 Noon. The 
North Beach Parking Garage was severely underutilized by the public. Occupied 
parking spaces on the upper levels are primarily used by employees of beach 







businesses. Observations confirmed that beachgoers prefer to park in the lots 
directly adjacent to the beaches or in on-street “pay station” spaces. Table 3 
provides an hourly tabulation and Figure 2 provides a graph of hourly parking 
space occupancy. 
 
This study was performed during our previous FLD application process, and 
although it was a few years ago, the number of available spaces that would be 
available, although may be slightly different today, would still exceed the spaces 
required by this establishment. 

 
  
IV. FUTURE CONDITIONS WITH REDEVELOPMENT 
 

The proposed restaurant expansion would result in parking demand, and since 
only six (6) code compliant spaces will remain on-site, this demand must 
obviously rely on available public parking spaces in the area. The re-use of the 
building would require 25 parking spaces according to the ITE parking generation 
manual. A detailed hourly analysis was completed based on the expected 
operating characteristics of the project. As shown in Table 2, employee and 
customer parking for the office and restaurant would result in a parking space 
demand between 10 and 20 spaces throughout the day and night.  Parking demand 
would vary throughout the day/night, being 20 spaces for the maximum.  
 
In reviewing the available spaces from Table 3 and assuming the worst case, a 
minimum of 351 parking spaces are available to satisfy any demand. 
 

V. CONCLUSION  
 

This analysis was conducted in accordance with a methodology established with 
City of Clearwater staff. This analysis demonstrates that of the 727 total parking 
spaces included in the study area, a maximum of 376 were occupied during any 
hour of the study period and a minimum of 351 spaces were available.  
 
A detailed analysis of time-of-day variations demonstrates parking demand for the 
entire property as an office and restaurant is 10 spaces to 20 spaces. As such, 
adequate parking is available within reasonable walking distance of the project to 
support the lack of on-site code compliant parking spaces. 
 
Considering the impact of the Sekushi restaurant expansion, there is more than 
enough available parking in the North Beach Parking Garage to satisfy the 
expected parking demand. 

 
 
 
 











STORMWATER NARRATIVE 
(516-524 Mandalay Avenue Site) 

Sekushi 
 

The subject property consists of 0.20 acres.  The site consists of existing offices, Sekushi 
restaurant, rear parking and minimal open space.  The site has an impervious surface ratio 
of 0.98 in the pre-development condition and with some configuration and landscaping, 
the post-development impervious surface ratio is reduced to 0.95.  Drainage collection is 
sheet-flow from the rear parking lot southward to Ambler Street and flows into the city 
drainage system currently in place.  Therefore flow patterns and rates of discharge will 
remain essentially unaltered in the post-development condition. 


