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Notice is hereby given to all interested parties that if any person should decide to appeal any decision made at the 
aforementioned meeting of the P&Z Board, such person will need a recording of the proceedings conducted at such meeting, and 
for such purpose he or she may need to ensure that a verbatim record of the proceedings was made; such record to include 
testimony and evidence upon which any appeal shall be based.  Individuals covered by the Americans with Disabilities Act of 1990 
in need of accommodations for this public meeting should contact the City Clerk, City of Daytona Beach Shores, at least five 
working days prior to the meeting. 

 
 
    
1. OPENING REMARKS 
    
2. MINUTES 
     
 A. Planning & Zoning Minutes February 9, 2026 
    
3. QUASI-JUDICIAL HEARING 
     
 A. Zoning Variance - ZV-A25-0013: 1901 S. Atlantic Avenue - 1901-1903 S. Atlantic LP 
    
4. ACTION ITEMS 
    
5. OTHER 
     
 A. 2025 Concurrency Management Report 
     
 B. Training with Online Agenda system 
    
6. BOARD COMMENTS 
    
7. ADJOURNMENT 
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MINUTES 
PLANNING & ZONING BOARD MEETING 

February 9, 2026 
3000 Bellemead Drive Daytona Beach Shores, FL 32118 
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1. OPENING REMARKS  
Present: Member Rick Delange, Member Chuck Horion, Member James Lilly, Member Guy Desai, 
Board member Chris Pollard, Member Joe Monaco 
Staff: City Clerk Cheri Schwab, City Attorney Taylor Simonds, City Planner Gwyn Herstein. 
    
2. OATHS  
Board Attorney Taylor Simonds read the oaths for both Chris Pollard and Guy Desai. 
    
3. MINUTES   
     
 A. Planning & Zoning Minutes October 13, 2025  
MEMBER CHUCK HORION moved, seconded by MEMBER JAMES LILLY to Approve the 
Planning & Zoning Minutes of October 13, 2025. 
Vote: Motion carried by unanimous roll call vote (summary: Yes = 5 No = 0). 
Yes: Member Rick Delange, Member Chuck Horion, Member James Lilly, Member Guy Desai, 
Board member Chris Pollard  
    
4. QUASI-JUDICIAL HEARING   
    
5. ACTION ITEMS   
     

 
A. Ordinance 2026-01: Land Development Code Amendment to Create a Definition for 

Wine Bistro and Add Wine Bistro as a Permitted Principal Use in the GC-2 
Retail/Service Commercial Development District  

The City Attorney read the ordinance by title only. City Planner Gwyn Herstein explained that the 
proposed ordinance would add a definition for "wine bistro" and establish wine bistro as a permitted 
principal use for the GC-2 commercial district. It is consistent with the city's Land Development 
Code, comprehensive plan and current economic goals. Ms. Herstein handed out an amended 
version of the proposed ordinance. This version included an additional area, the GC-RD, for the 
permitted principal use of a "wine bistro". It was noted that city staff had reviewed and supported the 
proposed ordinance.   
The board inquired if this additional use would increase traffic and cause issues with parking. It was 
explained that parking is always considered and has been evaluated. The question was also asked 
what the difference was between a bar and a wine bistro. It was explained that a bar has no limits on 
food and beverage offerings but a bistro does. A bistro provides curated food pairings with wine and 
education on the product from formally trained staff.   
 
MEMBER CHUCK HORION moved, seconded by MEMBER JAMES LILLY to recommend 
approval of Ordinance 2026-01 with the additional recommendations as presented to the City 
Commission. 
Vote: Motion carried by unanimous roll call vote (summary: Yes = 5 No = 0). 
Yes: Member Rick Delange, Member Chuck Horion, Member James Lilly, Member Guy Desai, 
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Board member Chris Pollard 
  
     

 
B. Ordinance 2026-02: Land Development Code Amendment to Streamline the 

Application, Approval, and Renewal Process for Certain Outdoor Dining Conditional 
Uses  

The City Attorney read the ordinance by title only. Ms. Herstein provided a brief overview of the 
proposed ordinance. The five main elements of the amendment are: allowing wine bistros to qualify 
for outdoor dining, providing an automatic annual renewal process and waiving the renewal, 
simplifying the application process, increasing the number of chairs allowed for outdoor dining and 
increasing the parking requirement threshold. Ms. Herstein handed out an amended version of the 
proposed ordinance that included utilizing a checklist for conditional use outdoor dining applicants. 
Staff recommend approval with the highlighted changes. The board discussed whether a definition 
was needed to describe commercial grade furniture. Mr. Lilly questioned the authority of the city 
manager in regard to the review and approval process. His concern was that favoritism could occur, 
and he recommended having two additional staff members sign off on the process. It was explained 
that the process already existed in the current code.  
MEMBER GUY DESAI moved, seconded by MEMBER CHUCK HORION to recommend 
approval of Ordinance 2026-02 with the additional recommendations by staff to the City 
Commission. 
Vote: Motion carried by unanimous roll call vote (summary: Yes = 5 No = 0). 
Yes: Member Rick Delange, Member Chuck Horion, Member James Lilly, Member Guy Desai, 
Board member Chris Pollard 
  
    
6. OTHER   
     
 A. 2025 Concurrency Management Report  
This item was moved to the March agenda.  
     
 B. Annual Election: Chair and Vice-Chair  
Mr. Lilly nominated Rick DeLange for Chair, seconded by Mr. Horion. There were no other 
nominations for Chairman. The nomination passed unanimously by a voice vote.  
Mr. Lilly nominated Chuck Horion for Vice Chair, seconded by Mr. DeLange. There were no other 
nominations for Vice Chair. The nomination passed unanimously by a voice vote.  
     
 C. Discussion on change to meeting day and time  
Ms. Herstein presented four alternative days and times to change the current scheduling of the 
meeting. After a brief discussion, it was decided to change the meeting to the third Monday of the 
month at 10:00 am. This change will begin with the April meeting. 
    
7. BOARD COMMENTS  
City Clerk Cheri Schwab advised the board that they would all be assigned a city email in the near 
future. This will be required when the board begins to utilize Meeting Management in the near 
future.  
Ms. Herstein explained that any legislative changes affecting the board will come forward at a future 
meeting. The board requested project updates on items that were brought before them in the past.  
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8. ADJOURNMENT  
The meeting ended at 9:57 am. 
 
 
 
Cheri Schwab, Recording Secretary  Rick DeLange, Chairman 
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PLANNING & ZONING BOARD AGENDA MEMORANDUM 
APRIL 20, 2026 AGENDA 
  
TO: The Members of the Planning & Zoning Board 
FROM: Gwyn Herstein, City Planner 
PREPARED BY: Gwyn Herstein, City Planner 
SUBJECT: Zoning Variance - ZV-A25-0013: 1901 S. Atlantic Avenue - 1901-1903 S. Atlantic LP 
  
SYNOPSIS: 
  
The subject property currently operates as a hotel under the name Max Daytona. The applicant 
recently submitted a Variance Application and accompanying letter (Attachment A) to allow ten (10) 
1-bedroom units with floor area of eight hundred ninety (890) sq ft and one (1) 1-bedroom unit with 
floor area of eight hundred thirty (830) sq ft in lieu of the minimum one thousand (1,000) sq ft 
required by the City's Land Development Code, Section 14-18.4. This code section lists the 
dimensional requirements for the RMF-1 Multi-Family Residential District (High Density) zoning 
district. This variance request, if approved, will support the property owners' intent to transition the 
site from a hotel use to a multi-family residential use with a condominium form of ownership. 
  
FISCAL IMPACT STATEMENT: 
   
  
BACKGROUND: 
  
A. BACKGROUND 
 
This property is located in a dual zoning district allowing use under the T Hotel/Motel District zoning 
requirements or the RMF-1 Multi-Family Residential District (High Density) zoning requirements, 
providing the development satisfies each district's development standards. A site plan for an 11-story 
72-unit multi-family residential building was approved in early 2018 through regular site plan 
RSP12017028. During the building plan review process, owners of the property decided to market 
and use their building as a luxury hotel. In June 2022, the development received a Certificate of 
Occupancy for a 72 guest-room (plus one commercial space) hotel. Currently, the building is 
operating as a hotel. 
 
In late 2025, representatives of the property approached City-staff to discuss changing the building's 
use from the hotel use to a multi-family residential use under RMF-1 Multi-Family Residential (High 
Density) zoning district requirements, with a condominium form of ownership. While 1-bedroom hotel 
units with cooking facilities may be a minimum of 400 sq ft according to LDC, Sec. 14-21.6.(2)., for 
multi-family residential use, a minimum floor area of 1,000 sq ft is required. The applicant has argued 
that changing the unit sizes of 11 units to meet the Land Development Code is infeasible, hence an 
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approved variance is required to allow 1-bedroom residential units smaller than 1,000 sq ft according 
to LDC, Sec. 14-18.4. 
 
Section 14-63.8.a. of the City's Land Development Code outlines the criteria for the Planning and 
Zoning Board to consider when evaluating variance requests. 
 
B. ANALYSIS 
 
Staff's analysis of the application (Attachment B) is provided. 
 
C. PUBLIC NOTICE: 
 
Evidence of due public notice (Attachment E) has been submitted to the record and is provided. 
  
LEGAL REVIEW: 
   
  
RECOMMENDATION: 
  
Based on the provided Planning Analysis (Attachment B), staff recommends approval of Zoning 
Variance ZV-A25-0013 as presented. 
  
SUGGESTED MOTION: 
  
A Board Member may motion one of the following: 
 
1) "I move to approve Zoning Variance ZV-A25-0013 as presented." 
OR 
2) "I move to approve Zoning Variance ZV-A25-0013, with the following conditions..." 
OR 
3) "I move to deny Zoning Variance ZV-A25-0013, on the basis of..."  
    
ATTACHMENT: 1. Attachment A 

2. Attachment A - Application Letter and Authorization Support (14 Pages), 
ZV-A25-0013 

3. Attachment B 
4. Attachment B - Planning Analysis & Exhibits A-E (8 pages) ZV-A26-0013 
5. Attachment C 
6. Attachment C - Building Official Correspondence (2 Pages), ZV-A25-0013 
7. Attachment D 
8. Attachment D - Survey (3 pages), ZV-A25-0013 
9. Attachment E 
10. Attachment E - Public Notice Requirements Met (14 Pages), ZV-A25-0013 
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14 Pages 
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Attachment B 
Planning Analysis 

8 Pages 
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ZV-A25-0013: Max Daytona Hotel, 1901-1903 S. Atlantic LP, Minimum Floor Area, 1901 S. Atlantic Ave. 
           

Page 1 of 8, Planning & Zoning Board  April 20, 2026 

 
 
I.  INTRODUCTION 
  
The above parcel is located in a dual zoning district allowing either hotel/motel uses or 
multi-family residential uses. After constructing an eleven-story building under permits 
obtained in 2019, the property owner, 1901-1903 S. Atlantic LP, received a Certificate of 
Occupancy for a 73-room hotel in June 2022. The owner has recently expressed intent to 
change the building’s current single-owner Hotel use to a Multi-Family Residential 
occupancy with a condominium form of ownership. 
 
Due to zoning requirement differences between hotel room minimum floor area 
requirements and multi-family residential unit minimum floor area requirements, the 
applicant submitted Variance Application ZV-A25-0013 requesting to allow ten (10) 1-
bedroom units with floor area of eight hundred ninety (890) sq ft and one (1) 1-bedroom unit 
with floor area of eight hundred thirty (830) sq ft in lieu of the minimum one thousand 
(1,000) sq ft required by the City’s Land Development Code, Section 14-18.4. for multi-
family residential units. 
 
 
 
 
 

 
 
              

 
 

  
PLANNING ANALYSIS 

SUBJECT: 

Zoning Variance ZV-A25-0013: To allow eleven (11)             
1-bedroom residential units with total floor area below  
the minimum square footage required by the City’s Land    
Development Code 

PROPERTY LOCATION: 1901 S. Atlantic Avenue in Daytona Beach Shores 

PROPERTY PARCEL ID #: 5316 00 02 0010 

CURRENT BUILDING USE: Hotel 

PROPOSED BUILDING USE: Multi-Family Residential 

PROPERTY OWNER: 1901-1903 S. Atlantic LP 

APPLICANT: Storch Law Firm 
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Page 2 of 8, Planning & Zoning Board  April 20, 2026 

Exhibit A: Aerial View of 1901 S. Atlantic Avenue in Daytona Beach Shores 
 

  
       Source: 2024-2025  Eagleview, CONNECTExplorer 
 
II.  BACKGROUND 
 
The property is designated for "High Intensity Use" according to the City's Future Land Use 
Map (FLUM) and is located in a dual zoning district allowing hotel/motel or multi-family 
residential uses under the T Hotel/Motel District requirements or the RMF-1 Multi-Family 
Residential District (High Density) requirements. A site plan for an 11-story 72-residential unit 
building was approved in early 2018 through RSP12017028. During the building permitting 
process, owners of the property decided they wanted to market and use their building as a 
luxury hotel, hence unit size was not a concern and met Florida Building Code and Land 
Development Code area requirements for hotel use. 1901-1903 S. Atlantic LP, received a 
Certificate of Occupancy for a 72 guest-room (plus one commercial restaurant space) hotel in 
June 2022. Currently, the building is being operated as a hotel, consistent with the FLUM 
designation and zoning district requirements.  

 
In late 2025, representatives for the property approached City staff to discuss changing the use 
of the building from the transient T Hotel/Motel District to the residential RMF-1 Multi-Family 
Residential District (High Density). While 1-bedroom hotel units with cooking facilities may be a 
minimum of 400 sq ft (LDC, Sec. 14-21.6.(2)), 1-bedroom residential units are required to be a 
minimum of 1,000 sq ft. (LDC, Sec. 14-18.4.) 
 
Section 14-63.8.a. of the City's Land Development Code outlines the criteria for the Planning 
and Zoning Board to consider when evaluating variance requests. These criteria are detailed in 
Section V. of this analysis.  
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III. EXISTING ZONING AND LAND USE 
 
Table 1 below provides a description of the zoning district designation and current land  
use (i.e., existing development) for the subject and abutting properties.  
 
Table 1: Zoning and Land Use Area Description 
 

Location Zoning Current Land Use 
Subject Property T/RMF-1 Max Daytona Hotel 
North  Daytona Beach 

Property Sierra Suites Resort 
South T/RMF-1 Oceanside Inn 
East N/A Atlantic Ocean 
West  GC-RD Vacant Land, Partially Paved 

Notes: T: Hotel/Motel; RMF-1: Multi-Family Residential District (High Density); GC-RD: General Commercial-Redevelopment 
District  
 
 
Exhibit B: Location Map of 1901 S. Atlantic Avenue in Daytona Beach Shores 
 

 
    Source: Volusia County Property Appraiser, 2024 
 
 
 
 
 
 
 
 
 

1909 S. Atlantic Ave. 
Oceanside Inn 

1819 S. Atlantic Ave. 
Sierra Suites 

Frazar Rd. 

Rosalyn Ave. 

S. Atlantic Ave. 

Ocean Dunes Rd. 

1901 S. Atlantic Ave. 
Max Daytona 
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Page 4 of 8, Planning & Zoning Board  April 20, 2026 

Exhibit C: Zoning Map 1901 S. Atlantic Avenue and Surrounding Area 
 

 
    Source: Daytona Beach Shores Zoning Map 
 
 
 

IV.  VARIANCE REQUEST 
 

The requested variance, if approved, will allow eleven (11) of the seventy-two (72) 
residential units currently on the site to exist as ten (10) 1-bedroom units with floor area of 
eight hundred ninety (890) sq ft and one (1) 1-bedroom unit with floor area of eight hundred 
thirty (830) sq ft in lieu of the minimum floor area of one thousand (1,000) sq ft required by 
the City’s Land Development Code, Section 14-18.4., for multi-family residential units. 
This variance, if approved, will allow the site to transition to multi-family residential use 
with relief from the stated code requirement. Exhibits D & E show the current layout of the 
eleven (11) residential units under consideration by this variance request. 
 

1901 S. 
Atlantic Ave. 
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Exhibit D: Variance Request Subject – Ten (10) Units with 890 sq ft of floor space 
 

       
 

 
Exhibit E: Variance Request Subject – One (1) Unit with 830 sq ft of floor space 

 

  
 
 

 

10 units 
890 sq ft 

1 unit 
830 sq ft 
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V.  EVALUATION CRITERIA 
 
Section 14-63.8.a. of the City’s Land Development Code outlines the criteria for the Planning 
and Zoning Board to consider when evaluating variance requests. To justify a variance request, 
the applicant must demonstrate the following [NOTE: Required criteria is indicated in italics; 
for applicant’s response and justification, see variance application (Attachment A in Agenda 
Item Packet): 
 
Criterion i. Special conditions or circumstances exist which are peculiar to the land, structure 
or building involved and which are not applicable generally to other lands, structures or 
buildings in the same zoning classification. 
 
Applicant’s Response: “This is a unique and particular situation with special conditions… ”, 
See Attachment A: Amended Variance Application Letter for Max Daytona, Pages 1-3, #1 
 
Staff Comment: This property’s site plan was reviewed and approved under current multi-
family residential code requirements. All exterior building characteristics including height, lot 
coverage, setbacks, parking, green area, and landscaping are consistent with such.  
 
This building was constructed in an atypical manner. To span the drive path in the garage, a 
transfer beam was utilized in the area below the two subject room types, instead of 
constructing typical foundation-to-roof columns. The City’s Building Official, Steve Edmunds, 
states in a recent email (Attachment C), that this construction method, which he has not 
inspected or observed in any other Daytona Beach Shores buildings, prevents the safe 
relocation of walls in the units above the transfer beam area, such as what an expansion of the 
830 sq ft and 890 sq ft units would require to meet the minimum 1,000 sq ft floor area required 
without variance approval. Therefore, special conditions exist which are peculiar to the 
building involved and which are not applicable generally to buildings in the same zoning 
classification. 
 
Criterion ii: The special conditions or circumstances do not result from the actions of the 
applicant and are not primarily economic or financial in nature. 
 
Applicant’s response: “The special conditions or circumstances, which are the existing …”     
See Attachment A: Amended Variance Application Letter for Max Daytona, Page 3, #2 
 
Staff Comment: The special condition of an atypical construction type, described briefly in the 
Staff Comment for Criterion i., was designed by an architect and constructed with a different 
product in mind (a hotel) and is not economic or financial in nature due to the infeasibility of 
safely relocating the walls, per the Building Official.   
 
Criterion iii: Literal interpretation or enforcement of the provisions of this Ordinance would 
deprive the applicant of rights commonly enjoyed by other properties in the same zoning 
classification under the terms of this Ordinance.  
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Applicant’s response: “The applicant built the Max to meet or exceed one section of the  …”     
See Attachment A: Amended Variance Application Letter for Max Daytona, Pages 3-5, #3 
 
Staff Comment: The special conditions relative to this building restrict the property owner 
from safely adjusting floor areas for the units in question. These smaller units were originally 
designed to provide not only residential amenities within a hotel operation but also to create a 
residential experience with full kitchen, dining and other residential living spaces. Multi-family 
residential condos in the same zoning district are not restricted from utilizing space designed 
for residential use within their buildings. Therefore, literal interpretation or enforcement of the 
provisions of the Land Development Code would deprive the applicant of rights commonly 
enjoyed by other properties in the same zoning classification under the terms of the Land 
Development Code.  
 
Criterion iv: The variance, if authorized, will represent the minimum variance that will afford 
relief and will represent the least modification possible of the regulation at issue.  
 
Applicant’s response: “The variance to allow the use of the 11 1-bedroom units to maintain …”     
See Attachment A: Amended Variance Application Letter for Max Daytona, Page 5, #4 
 
Staff Comment: This variance, if authorized, will represent the minimum variance affording the 
requested relief and will represent the least modification possible of the regulation at issue. 
   
Criterion v: The variance sought will not authorize or extend any non-conforming use or other 
non-conformity with respect to the land or structures in question.  
 
Applicant’s response: “There is no present non-conformity of the land or structures. The …”     
See Attachment A: Amended Variance Application Letter for Max Daytona, Page 5, #5 

 
Staff Comment: The variance, if approved, will not authorize or extend any non-conforming 
use or other non-conformity.   
 
Criterion vi: The granting of this variance, if authorized, would be in harmony with the general 
intent and purpose of this Ordinance, will not be injurious to the area involved, or surrounding 
properties, and will not authorize a use of the property not permitted by its zoning 
classification.  
 
Applicant’s response: “There is no present non-conformity of the land or structures. The …”     
See Attachment A: Amended Variance Application Letter for Max Beach Resort, Page 5, #6 

 
Staff Comment: If granted, the variance will be in harmony with the general intent and purpose 
of this Ordinance and will not be injurious to the area involved or surrounding properties. The 
variance, itself, will not authorize a use of the property which is not permitted in the T or RMF-1 
zoning districts.  
 
Criterion vii: The variance sought will be consistent with the City’s Comprehensive Plan, its 
enabling legislation and regulations adopted pursuant thereto.  
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Applicant’s response: “The proposed use is consistent with the City’s Comprehensive Plan …”     
See Attachment A: Amended Variance Application Letter for Max Beach Resort, Page 5, #7 

 
Staff Comment: The variance sought, if approved, will be consistent with the City’s 
Comprehensive Plan, its enabling legislation, and the regulations adopted pursuant thereto. 
 
 
Based on staff’s interpretation of the facts and evidence provided, Table 2 below is provided 
to assist the Board in its decision-making process: 
 
Table 2: Variance Request Criteria Summary (per LDC, Section 14-63.8.a.)*   
 

Criteria  i ii iii iv v vi vii Total 
Criteria Met  X  X X  X  X  X  X  7 
Criteria Not Met           
Criteria Partially Met         

* NOTE: Pursuant to prior and current legal counsel, a successful variance application can only be 
achieved if all evaluation criteria are met. 
 
 

VI.  STAFF RECOMMENDATION 
 
Based on the analysis herein, staff recommends approval of Zoning Variance ZV-A25-0013 as 
presented.  
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Attachment C 
Building Official Correspondence –  

Statement of Atypical Circumstances 
2 Pages 
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Attachment D 
Survey 

1901 S. Atlantic Ave.  

3 Pages 
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Attachment E 
Proof - Public Notice Requirements Met 

14 Pages 
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CITY COMMISSION AGENDA MEMORANDUM 
APRIL 20, 2026 AGENDA 
  
TO: Honorable Mayor and Members of the City Commission 
FROM: Stewart Cruz, Community Services Director 
PREPARED BY: Stewart Cruz, Community Services Director 
SUBJECT: 2025 Concurrency Management Report 
  
SYNOPSIS: 
  
Per Sec. 3-7 of the Land Development Code of the City of Daytona Beach Shores (hereafter the 
"Code"), every December, the concurrency manager shall prepare and present to the City 
Commission and the public a report on the public facilities capacities and level-of-Service inventory 
for concurrency management. This report shall include the degree of any facility deficiencies and a 
summary of the impacts the deficiency(s) will have on the approval of future development orders.  
 
The concurrency manager shall then recommend a schedule of improvements necessary to prevent 
a deferral or moratorium on the issuance of development orders. Attached is the 2025 Concurrency 
Report, which evaluated all public facilities in the city's concurrency management system, i.e. 
Roads/Traffic Circulation, Sanitary Sewer, Solid Waste, Stormwater Drainage, Potable Water and 
Recreation and Open Space, Public Schools. The report identified minor deficiencies in public 
schools and recreation and open space. However, the school district has accommodated for the 
public school deficiencies, while the city's recreation and open space level of services, which created 
the deficiency, needs to be re-evaluated by the city because it includes amenities that are likely to be 
unattainable in the city. Therefore, the concurrency management report concludes that the system 
generally has adequate capacity and no new schedule of improvements to the concurrency 
management system is required. 
  
FISCAL IMPACT STATEMENT: 
   
  
BACKGROUND: 
  
Per Sec. 3-1 of the Code, the purpose of the "Concurrency Management System" is to set forth a 
system by which the public facilities and services necessary to support a proposed development are 
available, or will be made available, concurrent with the impacts of the development. The provisions 
of this Code are designed to provide a systematic process for review and evaluation of all proposed 
development for its impact on public facilities and services, as required by Sec. 163.3180, Florida 
Statutes and the Daytona Beach Shores Comprehensive Plan. 
 
Subsequent to the city review of a site development plan for new development or redevelopment, no 
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final development order shall be granted for a proposed development until there is a finding that all 
public facilities and services included in the Code have sufficient capacity at or above their adopted 
level-of-service (LOS) to accommodate the impacts of the development, or that improvements 
necessary to bring facilities up to their adopted LOS will be in place concurrent with the impacts of 
the development, as defined by the Code. 
 
Attached is the 2025 Concurrency Report, which identified minor deficiencies in public schools and 
recreation and open space. However, the school district has accommodated for the public school 
deficiencies, while the city's recreation and open space level of services, which created the 
deficiency, needs to be re-evaluated by the city because it includes amenities that are likely to be 
unattainable in the city. Therefore, the concurrency management report concludes that the system 
generally has adequate capacity and no new schedule of improvements to the concurrency 
management system is required. 
  
LEGAL REVIEW: 
  
  
  
RECOMMENDATION: 
  
The 2025 Concurrency Management Report does not identify any significant deficiency in public 
facilities regulated by the Code; therefore, staff does not recommend any capacity concurrency 
related schedule of capital improvements nor development moratorium at this time. 
  
SUGGESTED MOTION: 
    
    
ATTACHMENT: 1. Daytona Beach Shores CMS Report-2025 

2. CMS Report-2025-Exhibits (2) 
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This 2025 Concurrency Management Report was prepared by the Community Services 
Department. 

  

Page 55 of 64



DAYTONA BEACH SHORES CONCURRENCY MANAGEMENT REPORT, 2025 

2 | P a g e  
 

I. CONCURRENCY MANAGEMENT REPORT REQUIREMENT 

Per Sec. 3-7 of the Land Development Code of the City of Daytona Beach Shores (hereafter 
the "Code"), every December, the concurrency manager shall prepare and present to the 
City Commission and the public a report on the public facilities capacities and level-of-
Service inventory for concurrency management within the city’s concurrency management 
system. This report shall include the degree of any facility deficiencies and a summary of the 
impacts the deficiency(s) will have on the approval of future development orders.  
 
The concurrency manager shall then recommend a schedule of improvements necessary to 
prevent a deferral or moratorium on the issuance of development orders. This report 
contains an overview, analysis, status report and summary, which demonstrates that all 
public facilities in the concurrency management system, i.e. Roads/Traffic Circulation, 
Sanitary Sewer, Solid Waste, Stormwater Drainage, Potable Water and Recreation and Open 
Space, Public Schools, generally have adequate capacity. 

II. DEFINITIONS 

Per Sec. 2-2 of the Code defines concurrency and the concurrency management system as 
follows: 

Concurrency: A condition where specified facilities and services have or will have the 
necessary capacity to meet the adopted level-of-service standard at the time of impact of 
the development project (Sec. 2-2, Code). 

Concurrency Management System (CMS): That system of review and evaluation of all 
proposed development for its impact on public facilities and services as required by F.S. ch. 
163, Rule 9J-5.0055, Florida Administrative Code, and the city's adopted Comprehensive 
Plan (Sec. 2-2, Code). 

III. PURPOSE OF THE CONCURRENCY MANAGEMENT SYSTEM 

Per Sec. 3-1 of the Code, the purpose of the "Concurrency Management System" is to set 
forth a system by which the public facilities and services necessary to support a proposed 
development are available, or will be made available, concurrent with the impacts of the 
development. The provisions of this Code are designed to provide a systematic process for 
review and evaluation of all proposed development for its impact on public facilities and 
services, as required by Sec. 163.3180, Florida Statutes and other relevant law. 
 
Subsequent to the city review of a site development plan for new development or 
redevelopment, no final development order shall be granted for a proposed development 
until there is a finding that all public facilities and services included in the Code have 
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sufficient capacity at or above their adopted level-of-service (LOS) to accommodate the 
impacts of the development, or that improvements necessary to bring facilities up to their 
adopted LOS will be in place concurrent with the impacts of the development, as defined by 
the Code. Exhibit A attached provides a list of Daytona Beach Shores entitlements for 
approved future development. 

IV. PUBLIC FACILITIES AND SERVICES SUBJECT TO CONCURRENCY REVIEW 

Sec. 3-2 of the Code outlines the public facilities and services for which concurrency review 
are required as follows: 

1. Roads/Traffic Circulation. 
2. Sanitary Sewer. 
3. Solid Waste. 
4. Stormwater Drainage. 
5. Potable Water. 
6. Recreation and Open Space. 
7. Public Schools. 

 
V. CONCURRENCY REVIEW PROCEDURE 

Per Sec. 3-5 of the Code, the concurrency manager shall be responsible for conducting all 
concurrency reviews as required by the Code, Comprehensive Plan and Florida Statute. 
Concurrency review is initiated upon receipt of a completed concurrency review form during 
the site development plan application review process. The concurrency manager may also 
conduct concurrency reviews for developments in the preapplication or conceptual 
development plan stage and issue a nonbinding letter of concurrency findings. Concurrency 
reviews for public school facilities shall be conducted by the school district and letters of 
certification from other agencies may be required.  

No final development order shall be granted for a proposed development until there is a 
finding that all applicable public facilities and services have sufficient capacity at or above 
their adopted level-of-service (LOS) to accommodate the impacts of the development, or 
that improvements necessary to bring facilities up to their adopted LOS will be in place 
concurrent with the impacts of the development, as defined by the Code. 

VI. LEVEL-OF-SERVICE STANDARDS & CURRENT STATUS 

Per Sec. 3-3 of the Code, the adopted level-of-service standards for the public facilities for 
which concurrency is required shall be as established in the city's Comprehensive Plan, and 
as follows: 
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A. Roads/Traffic Circulation. 

1. Arterials (A1A)—LOS "D." Level-of-Service D consists of high-density yet stable flow. The 
ability to select a desired speed and to change lanes is severely restricted, and the driver or 
passenger experiences a fair level of comfort and convenience. Small increases in traffic 
flow can cause operational problems at this LOS. Average travel speeds for vehicles at LOS 
"D" is ≥ 17 mph. Status: The current road network is at or above acceptable level-of-service. 

2. City, County and State Collectors—LOS "E." Level-of-Service E represents unstable flow 
and indicates that the road is at or near capacity. Speeds are generally reduced to a low (≥ 
13 mph), but relatively uniform value during peak periods. Ability to change lanes is 
extremely difficult and is generally accomplished by forcing another vehicle to slow down to 
accommodate such maneuvers. Comfort and convenience is poor and driver frustration is 
high. Small increases in traffic volume or other minor problems such as a stalled vehicle can 
cause traffic to come to a complete stop for relatively long periods. Status: The current road 
network is at or above acceptable level-of-service. 

3. The FSUTMS (Florida Standard Urban Transportation Modeling System) and the standard 
Florida Department of Transportation methods for evaluation of LOS and capacity shall be 
used, subject to modifications based on travel speed studies. 

B. Sanitary Sewer. 

Ninety (90) gallons per capita per day (gpcd). For local collection/transmission capacity or 
Port Orange's treatment capacity of two hundred fifty (250) gallons per equivalent 
residential unit per day (gal/ERU/day), whichever is more restrictive, shall be the established 
LOS standard. Status: The current sanitary sewer system treatment capacity is above 
acceptable level-of-service. 

C. Solid Waste. 

Ten (10) pounds per capita per day. Status: The current solid waste facility capacity is above 
acceptable level-of-service. 

D. Stormwater Drainage. 

Twenty-five-year, twenty-four-hour design storm event. Status: Stormwater outfalls into the 
Halifax River. Every new development has and is required to meet the level-of-service 
standard. Additionally, the city and county are in the process of developing a stormwater 
master plan for the city and adjacent areas from Frazer Road to Marcelle Avenue. 

E. Potable Water. 

The greater amount of potable water required to meet: 
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a. Ninety-five (95) gallons per capita per day (gpcd) average city-wide at peak occupancy; or 

b. For the Port Orange service area, one hundred ten (110) gallons per capita per day per 
permanent resident for residential units and one (1) gallon per square foot per day for 
commercial accounts. Port Orange has a reserved capacity of one million gallons 
(1,000,000) per day average daily flow (ADF) for the Daytona Beach Shores service area; or 

c. For the Daytona Beach service area, one hundred fifty (150) gallons per capita per day per 
permanent resident plus thirty-five (35) percent additional for peak flow. Daytona Beach has 
committed to provide all potable water required by new and existing development at a 
minimum of twenty (20) psi. A reserved capacity will be requested prior to January 1, 1991, 
for the Daytona Beach Shores service area. 

Status: The current potable water system treatment and pumping capacities for both the 
city of Port Orange and Daytona Beach are above acceptable level-of-service. 

F. Recreation/Open Space. 

Facility  Unit of Measure 

Playgrounds 1 per 10,000 people 

Neighborhood Park 1 per 10,000 people 

Community Park 1 per 25,000 people 

Children's Play Areas 1 per 1,000 people 

Baseball/Softball Field 1 per 15,000 people 

Golf (9 Hole Course) 1 per 20,000 people 

Tennis Courts 1 per 20,000 people 

Football/Soccer Field 1 per 30,000 people 

Swimming Pool 1 per 10,000 people 

Community Center 1 per 20,000 people 

Exercise Trail 1 per 14,000 people 

Nature Study Trail 1 per 14,000 people 
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The City of Daytona Beach Shores shall not allow the conversion of park and recreational 
open space areas into other public or private uses, except where the public interest 
overrides the preservation of these uses. 

Status: The 2025 Daytona Beach Shores Parks & Recreation Master Plan identified several 
deficiencies (“need”) in the current park and recreation system when the adopted level-of-
service-standard is applied (see below) to current and projected population.  

The deficiencies (“need”) identified are a function of the city’s population relative to its level-
of-service standards, which will need to be evaluated for applicability to Daytona Beach 
Shores. For example, the need for a baseball/softball field, golf course, football/soccer field 
and a nature study trial in Daytona Beach Shores may not be applicable considering the 
current and projected demographic makeup of the city. In addition, land and land prices on 
beachside may be a limiting factor in achieving these standards. Further, the standard for 
children play areas may also be excessive for the city due to the very low children count 
within the city. 

 

G. Public Schools. 

Consistent with the public school facilities element of the Comprehensive Plan and the 
interlocal agreement for public school facilities planning, the uniform, district-wide level-of-
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service standards for public schools are set as follows using FISH capacity, based on the 
traditional school calendar: 

1. Elementary Schools: One hundred fifteen (115) percent of permanent FISH capacity for 
the concurrency service area. 

2. K-8 Schools: One hundred fifteen (115) percent of permanent FISH capacity for the 
concurrency service area. 

3. Middle Schools: One hundred fifteen (115) percent of permanent FISH capacity for the 
concurrency service area. 

4. High Schools: One hundred twenty (120) percent of permanent FISH capacity for the 
concurrency service area. 

5. Special Purpose Schools: One hundred (100) percent of permanent FISH capacity. 

3-3.8. Degraded Level-of-Service. 

Notwithstanding the foregoing, the prescribed levels-of-service may be degraded during 
construction of new facilities, if upon completion of the new facilities the prescribed level-
of-service will be met. 

Status: RJ Longstreet Elementary School currently has adequate capacity. Silver Sands 
Middle, Atlantic High and Spruce Creek High schools all show a deficiency in permanent 
school capacity. However, the Volusia County School District has temporary student 
stations and planned programmatic and permanent improvements in place and scheduled 
to address these deficiencies. See attached Daytona Beach Shores Concurrency 
Management Summary Report (Exhibit B) for more information. 

VII. CONCLUSION 

Considering the findings of this report, which are summarized in Exhibit B attached, it is the 
opinion of the Concurrency Manager that the concurrency management system is currently 
stable and no relevant schedule of capital improvements or moratorium on development 
are needed at this time.  
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PLANNING & ZONING BOARD AGENDA MEMORANDUM 
APRIL 20, 2026 AGENDA 
  
TO: The Members of the Planning & Zoning Board 
FROM:  
PREPARED BY: Cheri Schwab, City Clerk 
SUBJECT: Training with Online Agenda system 
  
SYNOPSIS: 
  
Staff will train board members with Agenda Meeting Management Online system. 
  
FISCAL IMPACT STATEMENT: 
   
  
BACKGROUND: 
   
  
LEGAL REVIEW: 
   
  
RECOMMENDATION: 
   
  
SUGGESTED MOTION: 
    
    
ATTACHMENT: None 
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