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ADMINISTRATIVE APPROVAL 

Roka Hula 

Meeting File No. Application Type 

July 8, 2025 (Appealable) 2025-008 Level 2 Site Plan Application 

Property Owner Agent 

290 East Atlantic LLC Anthony Fichera 

Request 

Administrative approval of a Level 2 Site Plan Modification for a new exterior walk-in cooler/freezer and additional seating along the 
breezeway. 
 

Site Data & Information 

Location: 270 E. Atlantic Avenue 
 
PCN: 12-43-46-16-K2-000-2700 
 
Property Size: 0.391 acres 
 
Land Use Designation: Commercial Core (CC) 
 
Zoning District: Central Business (CBD) District, Central Core 
Sub-district 
 
Adjacent Zoning: 
o North, South, East & West: CBD, Central Core Sub-

district 
 
Existing Use:  
Restaurant 
 
Proposed Use:  
Restaurant 
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Background 

The subject property was constructed in 1926. It 
consists of unit 270 of the Avenue East subdivision. 
The property is located on the south side of Atlantic 
Avenue and is separated from the building to the 
west by a pedestrian walkway. The property is 
adjacent to the FEC Railway tracks to the east. 
 
At its meeting of December 14, 2011, the Site Plan 
Review and Appearance Board (SPRAB) approved 
a Class I Site Plan Modification for the prior tenant 
"75 Main" which involved the installation of a new 
sliding glass door along the west side of the building, 
the installation of wall mounted light fixtures, refitting 
of the existing awnings along the west side of the tenant space, and the replacement of the awning along the north side of the building.  
 
At its meeting of December 11th, 2013, SPRAB approved a Class I Site Plan Modification which included the replacement of the 
existing storefront awnings, the installation of continuous awnings, and the addition of a two-panel folding door system. 
 
During the COVID-19, the City allowed for temporary outdoor dining through an application process. On May 21, 2020, the City 
approved temporary outdoor dining request for Taverna Opa. The approval was specific to the business and any modifications or 
change of tenant would terminate the temporary outdoor dining. 
 
The following has been reviewed and approved for the Roka Hula establishment: 
 

• A Level 1 Site Plan Modification for 
architectural elevation changes was 
approved administratively on March 20, 
2025. 

 

• An In-Lieu of Parking Fee application, for 
four (4) additional required parking spaces 
was approved by the City Commission on 
June 3, 2025. The approval of the In-Lieu 
Parking request was required prior to the 
review and approval of this Level 2 Site 
Plan Application. 
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Description of Proposal 

The proposed Level 2 Site Plan Modification includes the 
installation of a new exterior walk-in cooler and freezer, 
depicted in blue, and the addition of outdoor seating 
along the breezeway, depicted in orange.  
 
The expansion in useable square footage resulting from 
the improvements triggered an increase in the minimum 
required parking by four spaces; the applicant satisfied 
this requirement through the approved In-Lieu Parking 
Fee, which provides an alternative compliance path in 
accordance with the provisions of the Land Development 
Regulations. 
 

Review & Analysis 

Site Plan 

LDR Section 2.4.10(A)(1)(b), Level 2 Site Plan Applications 
Include new construction, additions to an existing building, or the conversion of an existing single-family residence or duplex, consisting 
of no more than a total of five dwelling units for multi-family residential development or 15,000 gross square feet of mixed-use or 
nonresidential development. 
 
LDR Section 2.4.10(A)(2)(c)1., Administrative Review 
Level 1 and Level 2 Site Plan applications may be approved, denied, or approved with conditions pursuant to Article 2.2 by the Director. 
The Director has the sole discretion to elevate Level 1 and Level 2 Site Plan applications to board review with a written determination for 
the action. 
 
LDR Section 2.4.10(A)(5)(b), Appeals. 
Approvals by the Director on Level 2 Site Plan applications shall be reported to the City Commission on the Appealable Report. 
 
The proposed restaurant improvements qualify as a Level 2 Site Plan application pursuant to the criteria of an addition to an existing 
non-residential development under 15,000 gross square feet. This designation allows for administrative review and approval by the 
Director. In accordance with procedural requirement, all Level 2 Site Plan approvals must be included in the City Commission’s 
Appealable Report to provide an opportunity for public review. Accordingly, this application is listed in the Appealable Report to ensure 
transparency and compliance with Land Development Regulations. 
 
LDR Section 2.4.10(A)(3). Findings 
All site plan applications require compliance with the applicable regulations and review criteria and shall be consistent with the 
Comprehensive Plan and other local ordinances. 
(b) Level 2, Level 3, and Level 4 Site Plan applications require compliance with the findings in Chapter 3, Performance Standards. 
(c) Landscape Plans, including modifications to existing landscaping, shall be consistent with Section 4.6.16, Landscape Regulations. 
(d) Architectural Elevations, including modifications to existing building facades, require an overall determination of consistency with the 

objectives and standards of Section 4.6.18, Architectural Elevations and Aesthetics, and any adopted architectural design 
guidelines and standards, as applicable. 

 
The site plan application requires compliance with b, c, and d listed above. The analysis of the required findings is further identified 
below. 
 
LDR Section 3.1.1 Required Findings 
Prior to the approval of development applications, certain findings must be made in a form which is part of the official record. This may 
be achieved through information on the application, written materials submitted by the applicant, the staff report, or minutes. Findings 
shall be made by the body which has the authority to approve or deny the development application. 
 
The required findings relate to the land use map, concurrency, consistency, and compliance with the Comprehensive Plan. Compliance 
with the required findings is discussed below. 
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(A) Land Use Map. The resulting use of land or structures must be allowed in the zoning district within which the land is situated and 

said zoning must be consistent with the applicable land use designation as shown on the Land Use Map. 
 
The subject property has a Land Use Map designation of Commercial Core (CC), and a zoning designation of CBD, Central Core Sub-
district. The restaurant use is an existing use, and pursuant to Table NDC-1 of the Always Delray Comprehensive Plan, CBD is 
compatible with the CC land use designation.  
 
(B) Concurrency. Concurrency as defined by Objective NDC 3.1 of the Neighborhoods, Districts, and Corridors Element of the adopted 

Comprehensive Plan must be met and a determination made that the public facility needs, including public schools, of the requested 
land use and/or development application will not exceed the ability of the City and The School District of Palm Beach County to fund 
and provide, or to require the provision of, needed capital improvements in order to maintain the Levels of Service Standards 
established in Table CIE-2, Level of Service Standards, of the Capital Improvements Element of the adopted Comprehensive Plan 
of the City of Delray Beach.  

 
Potable Water and Sewer: No modifications are proposed to the existing water and sewer system. 
 
Drainage. No modifications are proposed to the existing drainage. 
 
Transportation: The proposed modifications are not anticipated to create any traffic concerns. 
 
Parks and Open Space: N/A  
 
Solid Waste: The Solid Waste Authority has reviewed the modifications and has indicated that its facilities have sufficient capacity to 
accommodate all development proposals until 2054. 
 
Public School: N/A 
 
(C) Consistency. A finding of overall consistency may be made even though the action may be in conflict with some individual 

performance standards contained within Article 3.2, provided that the approving body specifically finds that the beneficial aspects of 
the proposed project (hence compliance with some standards) outweighs the negative impacts of identified points of conflict.  

 
Article 3.2 Performance Standards 
The following standards contained in Article 3.2 are applicable: 
 

LDR Section 3.2.1, Basis for Determining Consistency requires a determination of overall consistency with the Comprehensive 
Plan, 
LDR Section 3.2.3, Standards for site plan and/or plat actions, and 
LDR Section 3.2.4, Standards for Specific Areas or Purposes addresses development compliance in various areas. 

 
The proposed development generally aligns with the applicable standards, and there are no identified concerns regarding its overall 
consistency with Article 3.2. as discussed in detail below. 
 
LDR Section 3.2.1. Basis for Determining Consistency. The following applicable objectives or policies from the Always Delray 
Comprehensive Plan apply to the request. 
 
Comprehensive Plan 
A review of the objectives and policies of the adopted Comprehensive Plan was conducted, and the following applicable objectives or 
policies were noted: 
 
Neighborhoods, Districts, and Corridors Element 
Policy NDC 1.3.5 Use the Commercial Core land use designation to stimulate the vitality and economic growth of the city while 
simultaneously enhancing and preserving the cultural and historic downtown area. 
 
Policy NDC 1.3.7 Implement the Commercial Core land use designation using form-based code to provide for adaptive-reuse, 
development, and redevelopment that preserves the downtown's historic moderate scale, while promoting a balanced mix of uses that 
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will help the area continue to evolve into a traditional, self-sufficient downtown. 
 
Policy NDC 2.2.7 Within the Commercial Core, locate and design off-street parking areas in a manner that does not detract from the 
character by providing standards in the Land Development Regulations, such as locating parking to the side or rear of buildings, limiting 
size of lots, and landscaping and façade requirements. Large fields of parking between building facades and streets are generally not 
desirable. 
 
LDR Section 3.2.3, Standards for site plan action. The following standards are applicable to the request: 
 
(A) Building design, landscaping, and lighting (glare) shall be such that they do not create unwarranted distractions or blockage of 

visibility as it pertains to traffic circulation. 
(B) All development shall provide pedestrian, bicycle, and vehicular interconnections to adjacent properties, where possible, and 

include accessible routes from the entry points of publicly-accessible buildings to the sidewalk network in accordance with the 
Americans with Disabilities Act (ADA). 

(F) Property shall be developed or redeveloped in a manner so that the use, intensity, and density are appropriate in terms of soil, 
topographic, and other applicable physical considerations; encourage affordable goods and services: are complementary to 
and compatible with adjacent land uses; and fulfill remaining land use needs. 

(H) Consideration shall be given to the effect a development will have on the safety, livability, and stability of surrounding 
neighborhoods and residential areas. Factors such as but not limited to, noise, odors, dust, and traffic volumes and circulation 
patterns shall be reviewed and if found to result in a degradation of the-surrounding areas, the project shall be modified 
accordingly or denied. 

(I) Development shall not be approved if traffic associated with such development would create a new high accident location, or 
exacerbate an existing situation causing it to become a high accident location, without such development taking actions to 
remedy the accident situation. 

(K) Development shall not exceed the maximum limits established in the Table NDC-1, Land Use Designations: Density, Intensity, 
and Implementing Zoning Districts, of the Neighborhoods, Districts, and Corridors Element or specific standards established in 
the zoning districts that limit density (dwelling units per acre) or intensity (floor area ratio) and must adhere to whichever limit 
is lower. Development in areas included in density or incentive programs (i.e. workforce housing programs specified in Article 
4.7-Family/Workforce Housing) may exceed the Standard density limit, up to the specified Revitalization/Incentive density 
established for the program: development in all other areas shall not exceed the Standard density. 

(L) Development shall meet the intent of CSR 5, Energy Efficiently and Diverse Energy Mix and, where applicable, the 
requirements of LDR Section 7.11.1, Green Building Regulations. 

 
The proposed development has been evaluated for consistency with the applicable Goals, Objectives, and Policies of the Always Delray 
Comprehensive Plan and the regulatory standards set forth in LDR Section 3.2.3, Standards for Site Plan Action. While several 
standards are not applicable due to the limited scope of the request, the proposed improvements support the ongoing use of the 
property as a restaurant and are consistent with the Comprehensive Plan’s vision for a vibrant, active, and pedestrian-oriented Central 
Business District. Furthermore, the development complies with the applicable site planning criteria related to circulation, scale, access, 
and compatibility, as outlined in Section 3.2.3. Accordingly, the proposal is found to meet the intent of both the Comprehensive Plan and 
the Land Development Regulations. 
 
LDR Section 3.2.4, Standards for Specific Areas or Purposes. Subsection (D), Flood prone areas requires that development 
proposed on land which is in a floodplain shall certify that the proper requirements for mitigation of potential flood damage have been 
provided. 

  
The site is located within Zone 4 of the Wellfield Protection Areas and is designated as Flood Zone X on the applicable Flood Map, 
indicating minimal risk of flooding. As the existing structure is not being expanded in a manner that would increase environmental 
impact, and the proposed improvements are minor and external in nature, no additional review or action is required from Palm Beach 
County with respect to the Wellfield Protection Area. The proposed development does not trigger any further mitigation or compliance 
measures under this designation. 
 
(D) Compliance with the LDR. Whenever an item is identified elsewhere in these Land Development Regulations (LDRs), it shall 

specifically be addressed by the body taking final action on a land development application/request. Such items are found in Section 
2.4.5 and in special regulation portions of individual zoning district regulations. 
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LDR Section 4.4.13, Central Business District 
 
The applicable regulations are outlined in the table below. 
 

Standard/Regulation: 
Central Core Sub-district 

Review 

Setbacks 
Table 4.4.13(C) 
 

Required: 
Front: 10 feet min/15 feet max 
Side Interior: 0 or 5 feet 
Rear: 10 feet 

 

Proposed: 
Front: 5.48 feet* 
Side Interior: 0 feet 
Rear: 9.10 feet* 

 
*Existing nonconformity 

 

Height 
Table 4.4.13(C) 
Atlantic Avenue Limited Height 
Area 
 

Maximum: 3 stories and 38 feet 
 

Proposed: 
No modifications to height. 

4.4.13(E)(2), Minimum 
Streetscape Width 

Required: 15 ft  
Curb Zone: 4 ft (min.) 
Ped. Clear Zone: 6 ft (min.) 
Remaining Front Setback Area: up to 15 ft 

 

Proposed: 18 ft, 1in 
Curb Zone: 4 ft, 5in 
Ped. Clear Zone: 6 feet 
Remaining Front Setback Area: 7 ft, 8 in 

 

4.4.13(E)(2)(a)3, Remaining 
Front Setback Area 
 

Hardscape or Landscaping comprised of plants in removable planters, palms and/or ground 
planting may be installed adjacent to the building provided views into storefront windows are not 
obstructed. The proposed remaining front setback area will be comprised of outdoor dining* 
 
*Requires Sidewalk Café Permit Approval 

 

4.4.13(E), Frontage Type: 
Storefront  
 

Required:  
Building Setback: 10 to 15 ft 
Store Width: max. 75 ft 
Storefront Base: 9 in to 3 ft 
Glazing Height: Min 8 ft 
Required Openings: Min 80% 
Awning Projection: Min 5 ft 

 

Proposed: * 
Building Setback: 5.48 ft 
Store Width: 35 ft 2 inches 
Storefront Base: 33 inches 
Glazing Height: 8 ft 11 inches 
Required Openings: 83% 
Awning Projection: 9 ft and 3 inches** 
 

*The storefront modifications were approved in File 
No. 2025-151 

**Existing Hold Harmless Agreement for awning 
encroachment 

 

 
Other Development Regulations 
 

Standard/Regulation Required 

4.4.13(I), CBD Parking 
Standards  

Required:  
Existing Restaurant: 42 parking spaces 
Additions: 4 parking spaces 
Total: 46 parking spaces 

Provided:  
Existing Restaurant: 42 parking credits 
In-Lieu: 4 parking spaces* 
Total: 46 parking spaces  
 

*The applicant has an approved In-Lieu of 
Parking request (Resolution No. 110-25) for a 
total of four (4) parking spaces counted towards 
this requirement. 
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LDR Table 4.4.13(M), Bicycle 
Parking 
 

Required:  
Type I spaces – 1/2500 sf = 2 space 
Type II – Not Required  
 

Proposed:  
Type I spaces 1/2500 sf = 0 spaces* 
 
*Minor modifications are proposed, therefore 
the current bicycle parking is an existing 
nonconformity and will not be required at this 
time. 

 

 
 

Director Action: Administrative Approval  

The Level 2 Site Plan (2025-008) for a new exterior walk-in cooler/freezer and additional seating along the breezeway, located at 270 
East Atlantic Avenue, has been administratively approved by finding that the request is consistent with the Comprehensive Plan and 
meets criteria set forth in the Land Development Regulations. Final action is subject to the City Commission review through the 
appealable process. 
 

TAC Review Timeline 

Review 
No. 

Submittal Date TAC Comments Transmitted 

1 10-08-2024  11-19-2024 

2 12-20-2024 01-14-2025 

3 01-16-2025 02-07-2025 

4 02-28-2025 03-07-2025 
 

Total time with Applicant: 54 days 

Total time under review: 96 days 
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Pre-application 
· 07-01-2024: Pre-application meeting 
· 07-18-2024: Anthony Fichera email regarding follow up questions to pre-app 
· 07-23-2024: Staff (SR) responded to email with responses 
 

File No. 2025-008: Roka Hula, 270 East Atlantic Avenue - Timeline: 
· 10-08-2024: Initial application (File No. 2025-008) submittal received (Cooler proposed) 
· 10-22-2024: Sufficiency review 
· 10-31-2024: Anthony Fichera email regarding a status update 
· 10-31-2024: Staff (RB) respond to email with status 
· 11-01-2024: Distributed to TAC 
· 11-15-2024: Review of Technical Comments 
· 11-19-2024: TAC Comments Review Memo Binder (1st Review) sent (parking required for 

proposed cooler) 
· 11-19-2024: Anthony Fichera email regarding schedule meeting to discuss comments 
· 11-21-2024: Microsoft Teams Meeting #1 
· 12-12-2024: Anthony Fichera email regarding curtesy review prior to submittal 
· 12-17-2024: Microsoft Teams Meeting #2 
· 12-20-2024: 2nd submittal (1st resubmittal) received (Cooler removed) 
· 12-27-2024: Distributed to TAC 
· 01-06-2025: Anthony Fichera email regarding a status update 
· 01-07-2025: Staff (RB) respond to email with status 
· 01-10-2025: Review of Technical Comments 
· 01-14-2025: TAC Comments Review Memo Binder (2nd Review) sent 
· 01-16-2025: 3rd submittal (2nd resubmittal) received (Cooler still removed) 
· 01-17-2025: Distributed to TAC  
· 01-24-2025: Personal field visit (RB), cooler noted on site 
· 01-28-2025: Curtis Peery email regarding follow-up after in-person meeting in lobby 
· 01-28-2025: Staff (RB) responded with WM contact information 
· 01-28-2025: Staff (RI) responded with contact for DDA 
· 01-30-2025: Curtis Peery email regarding trash situation, permit hold 
· 01-31-2025: Review of Technical Comments:  
· 01-31-2025: Waste Management field visit conducted 
· 02-04-2025: Internal meeting, including Planning & Building Division/Permitting  
· 02-07-2025: TAC Comments Review Memo Binder (3rd Review) sent 
· 02-28-2025: 4th submittal (2nd resubmittal) received (Cooler proposed again due to 

permit) 



· 03-07-2025: TAC Comments Review Memo Binder (4th Review) sent; in-person meeting 
requested 

· 03-10-2025: In-Person Meeting with Anthony Fichera, Curtis Peery (discussion to separate 
elevations into another application to proceed with demo façade permit, and opportunity 
for in-lieu for the proposed cooler) 

· 03-11-2025: Microsoft Teams Meeting #3 
· 03-14-2025: Anthony Fichera email regarding demo storefront permit 

 
Review is pending in-lieu approval 

 
File No. 2025-151: Roka Hula, 270 East Atlantic Avenue - Timeline: 

· 03-18-2025: Anthony Fichera email regarding elevation submittal cursory review 
· 03-18-2025: Staff (SR) phone call to cursory review 
· 03-19-2025: Anthony Fichera email regarding Level 1 payment 
· 03-19-2025: Staff (SR) responds with payment process 
· 03-19-2025: Initial application (File No. 2025-151) submittal received 
· 03-20-2025: Approved Level 1 
 

File No. 2025-151: Roka Hula, 270 East Atlantic Avenue - Timeline: 
 

· 03-20-2025: Anthony Fichera email regarding in-lieu application 
· 03-21-2025: Staff (SR) responds with in-lieu process 
· 04-15-2025: David Milledge emails Staff (RD) regarding in-lieu 
· 04-22-2025: Initial application (File No. 2025-168) submittal received 
· 04-29-2025: David Milledge emails regarding status 
· 04-29-2025: Staff (SR) responds with status, proposed board meeting dates 
· Proposed 05-27-2025: PMAB recommendation 
· Proposed 06-17-2025: City Commission review 
 
 




