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ADMINISTRATIVE APPROVAL – STAFF REPORT 

319 NE 3rd Ave – Restaurant Conversion 
Meeting File No. Application Type 
July 16, 2024 2022-268 Level 2 Site Plan  
Property Owner Agent 
Big B Investments LLC Jeffrey Costello, JC Planning Solutions LLC 

Request 
Level 2 Site Plan Application, including a Landscape Plan and Architectural Elevations, for an 850 sq. ft. second-floor addition and 
change of use to establish a restaurant at 319 NE 3rd Avenue. 
 
 
Location: 319 NE 3rd Avenue 
PCN: 12-43-46-16-01-089-0030 
 
Property Size: 0.065 acres 
LUM: Commercial Core (CC) 
Zoning: Central Business District – Railroad Corridor (CBD) 
Adjacent Zoning:  

o North, South, East, West: CBD 
 

Existing Land Use: Flex Office - Vacant 
Proposed Land Use: Restaurant 
Floor Area Ratio:   

o Existing: 0.65 
o Proposed: 0.95 
o Maximum Allowed: 3.0 

 
Density: 

o Existing: NA 
o Proposed: NA 
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Background 
The subject property consists of an approximate 1,800 sq. ft. flex office building that is dilapidated and an opportunity for redevelopment. 
The applicant has submitted a Level 2 site plan application for a second story addition and change of use to establish an approximate 
2,600 sq. ft. restaurant. In conjunction with the site plan modification, the applicant has requested to provide payment in-lieu of providing 
the required 12 net parking spaces generated by the requested addition and change of use, and this in-lieu request was approved by the 
City Commission on June 6, 2023. The applicant also sought relief through a waiver request for the required rear setback, as well as sought 
approval of an alternative design style that is not listed as a permitted style within the CBD design guidelines. The waiver and design style 
(modern vernacular) were both approved by the City Commission on August 8th, 2023. More recently, a tri-party shared dumpster 
agreement has been accepted by the City Commission to allow the proposed restaurant to utilize a dumpster on the adjacent property at 
301 NE 3rd Street. 
 
Description of Proposal 
The development proposal is to establish a restaurant within the ground floor footprint of the existing structure as well as construct a 
second-floor open terrace addition to expand the use area to approximately 2,600 sq. ft. The scope of work involves improvements to the 
streetscape, including new on-street parking and a shade tree. The second-floor deck contains a bar and restaurant seating and is 
accessible from an exterior stairwell at the rear of the property located off of the alley. The building proposes a storefront frontage type that 
meets the requirements of the CBD frontage standards, with a defined entrance, an awning feature, and prominent use of storefront glass. 
A portion of the facade includes accordion windows that may be opened up. 
 
The architectural design delivers elements of the vernacular and masonry modern style in a cohesive and unified composition. A 
combination of the two styles has been previously approved. Variation in material thoughtfully dispersed throughout the façade, as well as 
a strategic and restrained use of asymmetry adds interest to the overall design. While stark, the proposed color palette of black with yellow 
accents is softened by the use of natural materials and is appropriate for the contextual location within an established art-centric corridor. 
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Review & Analysis: Site Plan and Zoning 
 
Pursuant to LDR Section 2.4.10(A)(2)(c), Level 1 and Level 2 Site Plan applications may be approved, denied, or approved with 
conditions pursuant to Article 2.2 by the Director.  
 
Pursuant to LDR Section 2.4.10(A)(3)(b), Level 2, Level 3, and Level 4 Site Plan applications require compliance with the findings in 
Chapter 3, Performance Standards.   
 
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.  
 
3.1.1(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 CC, and a zoning designation of CBD – Railroad Corridor, which is a compatible 
zoning district to implement the CC land use designation. Restaurant is a permitted use within the CBD district.  
 
3.1.1(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: Water and sewer services will be connected to adjacent available networks pursuant to approval of the utilities 
plan reviewer. Pursuant to the Comprehensive Plan, treatment capacity is available at the City’s Water Treatment Plant and the South-
Central County Wastewater Treatment Plant for the City at build-out.  
 
Drainage.  Drainage and water run-off will be addressed through on-site retention, which should not impact the level of service standard. 
 
Transportation: A Traffic Performance Standards (TPS) letter has been provided by Palm Beach Count indicating the project meets 
concurrency standards with an anticipated net daily increase of 141 trips, generating a total of 11 new trips at AM peak hour and 10 new 
trips at PM peak hour.  
 
Parks and Open Space: Park impact fees are not applicable for commercial development.  
 
Solid Waste: The Solid Waste Authority has indicated that its facilities have sufficient capacity to accommodate all development proposals 
until 2054. 
 
Schools: Concurrency is not applicable. 
 

 
3.1.1(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.  
 
The applicable subsections of Article 3.2, Performance Standards, are Section 3.2.1, which requires a determination of consistency with 
the Comprehensive Plan, and Section 3.2.3, which provides standards for site plan actions. 
 
 
 



 
SITE PLAN REVIEW AND APPEARANCE BOARD STAFF REPORT  

                                                      FILE NO.: 2022-268-LEVEL 2 SITE PLAN Page | 5 

Section 3.2.3, Standards for site plan and/or plat actions 
The applicable subsections of Article 3.2, Performance Standards, are Section 3.2.1, which requires a determination of consistency with 
the Comprehensive Plan, and Section 3.2.3, which provides standards for site plan actions. The proposed development generally meets 
the applicable standards.  
 
Comprehensive Plan 
Overall, the proposed application is consistent with applicable Goals, Objectives, and Policies of the Comprehensive Plan, particularly 
those of the Neighborhood, Districts, and Corridors Element.  
 
Neighborhoods, Districts, and Corridors Element 
Policy NDC 1.1.2 Provide a complementary mix of land uses, including residential, office, commercial, industrial, recreational, and 
community facilities, with design characteristics that provide: Similar uses, intensity, height, and development patterns facing each other, 
especially in residential neighborhoods. Uses that meet the daily needs of residents. Public open spaces that are safe and attractive.  
 
Policy NDC 1.3.7 Implement the Commercial Core land use designation using form-based code to provide for adaptive-reuse 
development… that preserves the downtown's historic moderate scale, while promoting a balanced mix of uses that will help the area 
continue to evolve into a traditional, self-sufficient downtown… 
 

 

3.1.1(D), Compliance with the LDRs 
The proposed project has been reviewed by the Technical Advisory Committee and has been deemed technically compliant with regard to 
all applicable regulations of the Land Development Regulations. No relief is needed to accommodate the proposed site configuration or 
building design, unless already requested and approved (e.g. rear setback). The scope of work is compliant with regard to all development 
thresholds including, but not limited to, setbacks, height, FAR, and parking (in-lieu previously approved). 
 
Director Action 
The proposed project has been administratively approved. Final action is pending approval of the City Commission via the appealable 
process.  
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