
Planning, Zoning, and Building Department 

BOARD ACTION REPORT – APPEALABLE ITEM 

Project Name: Gunther Volvo 
Project Location: 2201 North Federal Highway 
Request:             Class V Site Plan Modification 
Board:  Site Plan Review and Appearance Board 
Meeting Date: May 10, 2017 

Board Action:  
Approve the Class V Site Plan Modification, Landscape Plan, and Architectural Elevations on a 4 
to 0 vote (Laura Sullivan, Shannon Dawson and Fred Kaub absent) 

Project Description: 
The property is located on the east side of North Federal Highway, south of Gulfstream 
Boulevard; a small portion of the property abuts the Place Au Soliel neighborhood located within 
the Town of Gulfstream. The 4.79 acre property is zoned AC (Automotive Commercial) with a 
GC (General Commercial) Future Land Use Map (FLUM) designation.  

The development proposal consists of the following: 
• Demolition of all existing buildings and improvements such as parking spaces and drive
aisles, but excluding perimeter landscaped areas and terminal parking islands;
• Construction of a 31,035 square foot showroom / service building (including showroom /
office, service area, parts area, car wash and detail bays, and service drive-up) with an attached
three-level parking garage;
• Provision of 69 surface parking spaces and paved area for display of 8 vehicles adjacent to
the front (west) property line;
• Installation of new landscaping throughout the site;
• Provision of an 8’ high wall along the rear (east) property line; and,
• Provision of a loading zone adjacent to the south (side) property line.

Board Comments:  
Board comments were relevant to the landscaping, lighting, and drainage onto the residential 
property to the east. 

Public Comments:  
Members of the public from the Town of Gulfstream spoke in support of the proposal. 

Associated Actions:   
All required actions were taken. 

Next Action: 
SPRAB action is final unless appealed by the City Commission. 



SITE PLAN REVIEW AND APPEARANCE BOARD 
CITY OF DELRAY BEACH ---STAFF REPORT--- 
MEETING DATE: 
ITEM: 

May 10, 2017 
Gunther Volvo (2017-009) – Class V Site Plan Modification for the construction of 
a 31,035 square foot Showroom/Service building, and a three level parking garage 
at 2201 North Federal Highway.  

RECOMMENDATION: Approve 

GENERAL DATA: 

Owner/Applicant: Gunther Motor Company New 
Ventures, LLC 

Agent: Matthew Scott, Tripp Scott, 
P.A. 

Address: 2201 North Federal Highway 

Location: East side of North Federal 
Highway south of Gulfstream 
Boulevard. 

Property Size: 4.79 acres 

Future Land Use Map: GC (General Commercial) 

Current Zoning: AC (Automotive Commercial) 

Adjacent Zoning: 
North: AC 
South: 

East: 
GC 
Single Family Residential (Town 
of Gulfstream) & FIND 

West: GC 

Existing Land Use: Automotive Dealership 

Proposed Land Use: No Change 

Water Service: Existing on site 

Sewer Service: Existing on site 



ITEM BEFORE THE BOARD 

The item before the Board is the approval of a Class V Site Plan Modification, Landscape Plan, 
and Architectural Elevations for Gunther Volvo located at 2201 North Federal Highway, 
pursuant to Land Development Regulations (LDR) Section 2.4.5(F). 

BACKGROUND 

The subject property is located on the east side of North Federal Highway, south of Gulfstream 
Boulevard; a small portion of the property abuts the Place Au Soliel neighborhood located within 
the Town of Gulfstream. The 4.79 acre property is zoned AC (Automotive Commercial) with a GC 
(General Commercial) Future Land Use Map (FLUM) designation. The property is also located 
within the North Federal Highway overlay area.  

At its meeting of May 14, 1997, the Board approved a site plan, landscape plan and building 
elevations for the Borton Volkswagen Dealership on the subject property. The development 
proposal included a two-phased project to establish a Volkswagen automobile dealership, which 
was combined with the existing Borton Volvo dealership immediately to the south.  

At its meeting of July 9, 2003, the Board approved a Class III Site Plan Modification for Borton 
Motors Dealership. The request was for the construction of a 3,596 square foot carwash 
building on the east side of the used sales building, and reconfiguration of the 34-space parking 
area (customer parking and bullpen parking) at the east side of the property to accommodate 57 
spaces and the get-ready building. The approval was subject to conditions which included 
limitations on the lighting levels (40 footcandles) to “enhance compatibility with the adjacent 
residential neighborhood”, hours of operation and delivery for the car wash building the same as 
the business’ hours of operation (7am – 9pm), and dumpster pickup hours (8am – 5pm).  

A cross access easement exists between the subject property (Gunther Volvo) and the one to 
the north (Gunther Volkswagen) to assist with circulation  

At the meetings of June 8, 2016 and November 30, 2016, the Board reviewed a Concept Plan 
Review for the subject redevelopment of the site and provided direction to the applicant 
regarding the increased front setback from the maximum 15’ to approximately 100’ The request 
was reviewed twice given the changes in the Board members subsequent to the June meeting. 
The Board’s direction to the applicant, which is non-binding during a Concept Plan Review, was 
supportive of the increased setback.  

PROJECT DESCRIPTION 

The development proposal consists of the following: 

• Demolition of all existing buildings and improvements such as parking spaces and drive
aisles, but excluding perimeter landscaped areas and terminal parking islands;

• Construction of a 31,035 square foot showroom / service building (including showroom /
office, service area, parts area, car wash and detail bays, and service drive-up) with an
attached three-level parking garage;

• Provision of 69 surface parking spaces and paved area for display of 8 vehicles adjacent
to the front (west) property line;

• Installation of new landscaping throughout the site;
• Provision of an 8’ high wall along the rear (east) property line; and,
• Provision of a loading zone adjacent to the south (side) property line.
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SITE PLAN ANALYSIS 

Pursuant to LDR Section 3.1.1(D), Compliance with LDRs, 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. The applicable LDRs 
have been identified and reviewed as throughout this report.  

AC Zoning District Requirements 
Pursuant to LDR Section 4.4.10(B), Principal Uses and Structures Permitted, full service 
automotive dealerships are a permitted use. Pursuant to LDR Section 4.4.10(C), Accessory 
Uses and Structures Permitted, vehicle preparation areas, parking lots for customers, 
employees, temporary storage of vehicles awaiting repair, and display of vehicle, refuse and 
delivery/ loading areas, and storage of inventory are permitted as accessory uses.  

The proposed use is an automobile dealership, which presently exists on the site; the proposed 
accessory uses include a showroom, sales offices, parts storage, service reception, service 
bays located interior to the building, car wash and detailing bays located interior to the garage, 
vehicle display, a loading area, refuse pickup on the south side of the building, and parking for 
customers, employees, and inventory.  

Pursuant to LDR Section 4.4.10(F), Development Standards, the development standards of 
4.3.4 shall apply. In addition, the sale of automobiles shall be conducted on a lot which meets 
the minimum lot dimensions and area. Pursuant to LDR Section 4.4.10(F)(3)(a), North Federal 
Highway Area, parcels shall have a minimum front building setback of five feet (5’) measured 
from the ultimate right-of-way line. The maximum setback shall be fifteen feet (15’), unless it can 
be demonstrated to the Site Plan Review and Appearance Board that it is not feasible to comply 
with this standard.  

The aforenoted requirements are outlined in the chart below: 

Requirement Provided 
Frontage (Minimum) 125’ 381.97’ 
Width (Minimum) 125’ 312.75’ 
Depth (Minimum) 200’ 675.81’ 
Area (Minimum) 1.5 acres 4.79 acres 
Lot Coverage None 40.5% 
Open Space (Minimum) 25% 25% 
Height (Maximum) 35’ 21’7”* 
Setbacks (Minimum): 

Front (West) 5’ – 15’** 103’ 
Side (South) 15’ 38’2” – 114’ 

Rear (East) 10’ 68’ – 130’ 
Side (North) 15’ 7’*** 

* Height to top of showroom and garage roof floor deck is 21’7”; Height to top of parapet is 24’8”
& 28’8”; 35’4” to top of elevator tower.
** Analysis of the inability to comply with this standard is provided below.
*** A Unity of Title with Lot 1 to the north is required and will eliminate the non-conformity.

As identified above, the proposed redevelopment of the subject property meets the minimum 
requirements with the exception of the maximum front setback and the side setback along the 
south property line. The front setback requirement provides both a minimum and maximum with 
the intent of providing a more pedestrian friendly and urban atmosphere along this corridor, a 
majority of which is zoned General Commercial (GC). In accordance with LDR Section 
4.4.13(F)(3)(a) noted above, the applicant has requested that the Board consider the larger 
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setback and determine that the 15’ setback is not feasible given the necessary vehicular travel 
patterns, vehicular display, and customer parking at the front of the site. 

In consideration of the side setback at 7’, the site acts as one development and contains cross-
access easements. Therefore, a Unity of Title is required to combine the two properties, which 
are under the same ownership, and will eliminate the non-conforming setback. The recordation 
of a Unity of Title prior to building permit issuance is provided as a recommended condition of 
approval.  

Supplemental District Regulations 
Pursuant to LDR Section 4.4.10(G)(1)(a), Outside Display, outside display areas for sale of 
vehicles be separated from all adjacent streets, asphalt, or vehicular use areas by a hedge or 
berm at least three feet high and trees planted at least 40 feet on center.  However, the hedge 
may be planted at such a location that at least 24 inches of the hedge is above the finished 
grade of the adjacent parking area. 

An existing berm is adjacent to the front parking tiers and display areas, as well as along the 
south and east property lines. The berm is topped with a Red Tip Cocoplum hedge to provide 
screening of the display areas, and will be “filled-in” as necessary to ensure compliance with the 
subject requirement; ten existing Royal Palms will be maintained in place along the front 
property line within the berm areas. An existing Palm centrally located along the front will be 
removed. 

Pursuant to LDR Section 4.4.10(G)(1)(b), Outside Display, such areas must be separated 
from all residential zoning districts, whether or not separated by a street or alley, by a six-foot 
high, solid masonry wall with decorative finished surfaces (e.g., stuccoed and capped) on both 
sides. Where the display area is separated from residential zoning districts by an arterial or 
collector right-of-way, or under other singular circumstance, the wall may be waived by the Site 
Plan Review and Appearance Board concurrent with site plan approval action. 

While a display area is not located adjacent to the residentially zoned development to the rear 
(east) of the property, an 8’ tall precast concrete wall is proposed to assist with screening and 
buffering of the automotive use. The wall is made up of 12” wide panels finished with a concrete 
cap at the top. Along the south property line adjacent to the multi-family development (Delray 
Preserve), a similar wall is proposed at a 6’ height. A chain link fence exists along this property 
line and will remain as it is not located on the subject property.  

Pursuant to LDR Section 4.4.10(G)(1)(c), Outside Display, the depth of the landscape strip 
between the car display and the ultimate right-of-way shall be as provided in Section 
4.3.4(H)(6). Pursuant to LDR Section 4.3.4(H)(6)(b), along Federal Highway (U.S. Highway 1), 
including the one-way pairs (5th and 6th Avenues), extending from S.E. 10th Street to the north 
City limits, but excluding the blocks between S.E. 1st Street and N.E. 1st Street, a 10’ special 
landscape area shall be provided on both sides of the ultimate right-of-way. The special 
landscape area shall not be required between the front building edge and the ultimate right-of-
way where storefronts face the roadway and no parking or vehicular circulation areas are 
provided between the building and the right-of-way. However, the body acting upon the 
development application may require that foundation plantings, street trees or other landscape 
features be installed in front of the building to add interest and provide relief from the building 
mass. 

The subject property has provided the special landscape area at the front of the property as 
required above at a minimum depth of 15’ which increases as the area undulates around the 
scalloped display areas along the front of the property.  
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Pursuant to LDR Section 4.4.10(G)(4)(a), Locational Restrictions, repair facilities and paint 
and body shops shall be located at least 100 feet from any residentially-zoned lot.  Service bay 
doors shall not be oriented toward any adjacent residentially-zoned property, except where 
currently existing, nor oriented toward any adjacent public street unless it can be demonstrated 
to the Site Plan Review and Appearance Board that it is not feasible to comply.  

The proposed service bays are internal to the building and are accessed by an automated door 
from the south elevation. The automated door is approximately 93’ – 100’ from the south 
property line. The adjacent property is not residentially zoned, yet contains a multi-family 
residential development which requires conditional use approval within the GC zoning district.  

Pursuant to LDR Section 4.4.10(G)(4)(b), Locational Restrictions, accessory fuel pump 
islands and automated wash facilities for vehicles shall not be located within 100 feet of any 
residentially-zoned property. Wash facilities shall be located within a completely enclosed 
building. Fuel pump islands, shall be located within an enclosed area so that they are not visible 
off premises. 

The car wash and detailing bays are located on the interior of the garage on level 1, and are 
therefore completely enclosed and not visible from off premises. 

Pursuant to LDR Section 4.4.10(G)(5), Use and Operating Restrictions, the following 
restrictions are applicable to the subject request: 

(a) Except for automobiles, trucks, pickup trucks, vans, jeeps, motorcycle and recreation
vehicles, no other outdoor sales or display of any materials, products, or goods shall be
permitted. No industrial equipment shall be sold, leased, rented, or otherwise stored within
the AC District. However, wherever reasonably possible as determined by the City, trucks
other than pickup trucks, vans, and jeeps shall be displayed in areas which are separated
from a street by an outdoor display area for other permitted vehicles, customer or employee
parking areas, or buildings.
(b) No vehicle shall be parked with its hood or trunk open, nor elevated off the ground in any
way.  Vehicles shall not be parked in any right-of-way or driveway.
(c) Other than information which is required by law to be posted on vehicles displayed on a
sticker affixed to a side window, advertising, flags, pennants, streamers, balloons, signs or
vehicle stock numbers shall not be displayed on any vehicle or equipment. Similar objects,
gimmicks, or advertising designed to attract the public's attention shall not be displayed
outdoors on any lot, building, vehicle, or equipment except as permitted by Section 4.6.7.
(d) Except for existing areas designated for off-loading, any areas designated for the off-
loading of vehicles or for loading and deliveries shall be located to the rear of buildings and
shall be located so as to contain noise on-site. These areas shall not be located closer than
100 feet from any residentially- zoned lot, and shall be appropriately designated, marked,
and signed.
(e) Dealers are prohibited from using residential streets for the testing of vehicles after
servicing and for the demonstration of vehicles.

The restrictions noted above are primarily provided for reinforcement of these regulations on the 
record. Provision (d) regarding off-loading requires review; the provided off-loading area is 
located adjacent to the south property line. A wall and landscaping are proposed to provide a 
buffer between the south multi-family development and the subject property. The loading area is 
located more than 100’ from the residentially zoned property to the east within the Town of 
Gulfstream. While the multi-family development (Delray Preserve) is not zoned residential, 
buffering considerations have been made. Additionally, the new development contains impact 
rated windows and doors which would significantly reduce the impact from noise during off-
loading of vehicles.  
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Pursuant to LDR Section 4.4.10(G)(6), Lighting Restrictions, when measured 10’ inside any 
property line, a maximum of 100 foot-candles is permitted within display areas and 40 foot-
candles within all other areas. After 11:00 p.m., the illumination in display areas shall be 
reduced to 50 foot-candles. All light fixtures shall meet the maximum height requirement of 
twenty-five feet (25’), shall be directed away from adjacent properties, have a sharp cutoff 
luminary and be confined to the site only.  

In addition to the above requirements, LDR Section 4.6.8, Lighting, provides additional 
requirements for lighting and illuminations levels. All developments are encouraged to utilize 
energy efficient lighting. 

The chart below includes the lighting requirements for both the AC zoning district and the 
additional applicable requirements of Section 4.6.8: 

Requirement Provided Average 
Lighting 10’ inside the property line 

Display Areas (Until 11pm) 100fc (maximum) 10.4fc – 35.0fc 20.85fc 
All Other Areas 1.3fc – 14.1fc 5.24fc 

Display Areas (After 11pm) 50fc (maximum) 10.4fc – 35.0fc 20.85fc 
Parking Garage 

Ramps: Day 2.0fc – 20 fc 6.3fc – 9.5fc 7.94fc 
Ramps: Night 1.0fc – 10.0fc 1.4fc – 9.7fc 6.44fc 

Entrance Area: Day 50fc – 500fc 18.2fc – 102fc 61.0fc 
Entrance Area: Night 1.0fc – 10fc 

Roof Deck 100fc (maximum) 0.0fc – 15.7fc 2.74fc 
Perimeter Lighting 0.25fc (maximum) 0.0fc – 0.2fc 0.07fc 

Fixture Height 
Parking Lots & Display Areas 25’ (maximum) 25’ ----- 
Parking Structure – Top Floor 15’ (within 20’ of edge) 

20’ (more than 20’ from edge) 
9’ 
9’ 

----- 

Parking Structure - Interior No Requirements Between 
Ceiling Beams 

----- 

The provided photometric plan meets the minimums and maximums permitted by the LDRs as 
illustrated above. There are 18 freestanding single head mounted fixtures throughout the site, 
including three along the rear drive aisle between the parking garage and the residential 
neighborhood (Place Au Soleil); two additional freestanding fixtures are at the front of the 
property with a double-head mounted fixtures illuminate the primary display area adjacent to 
North Federal Highway. The spillover levels are minimal with an average foot candle calculation 
of 0.07 as the majority of the levels are 0.0fc. The poles on the roof deck of the parking garage 
are 9’, whereas the maximum height permitted is 15’; the lower height will assist to minimize any 
impact on the adjacent neighborhood to the rear, as well as Delray Preserve to the south. A 3’8” 
parapet surrounds the top parking deck to assist with screening from the ground level and 
adjacent properties. The lighting within the garage is located within the ceiling beams to assist 
with additional screening, and black, aluminum grilles are proposed within the openings to 
further dim any visible glow from adjacent properties.  

Parking Requirements 
Pursuant to LDR Section 4.6.9(C)(3)(f), vehicle sales and rental, shall provide 4 spaces per 
1,000 square feet of total building(s) area, except indoor display areas. Required parking 
spaces shall be designated for employee, customer and/or service use at the standard of at 
least 1.5 spaces per service bay and 2 spaces per 1,000 sq. ft. of floor area (less indoor display 
area). Any remaining spaces may be used for display purposes. Pursuant to LDR section 
4.6.9(C)(5)(b), vehicle, paint, body and repair shops shall provided 4.5 spaces per 1,000 sq. ft. 
of gross floor area. The table below depicts the overall number of required parking spaces; the 
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portion of the overall required parking designated to serve customer, employee, and service 
uses; and the parking provided. 

Parking Square 
Feet 

Bays Calculation Required 

Vehicle Sales, Parts, Showroom 7,991  --- 4 spaces / 1,000 sf 47.65 
Employee, Customer, Service Use --- --- 2 spaces / 1,000 sf --- 
Service Bays (includes Detailing) --- 23 1.5 spaces / service bay 34.5 

TOTAL 82.15 

A total of 588 parking spaces have been provided; there are 69 spaces located at the front the 
property for customer use, and an additional 50 spaces provided within the parking garage for 
employee parking (2 spaces on level 2, and 48 spaces on level 3). The balance of the parking is 
provided within the parking garage and is intended for inventory storage only. Three handicap 
parking spaces are located at the front of the property, and the two spaces on level 2 are also 
designed as handicap spaces. An additional 27 spaces exist adjacent to the north property line 
within the north property boundary; this area is adjacent to the north elevation of the proposed 
building.  

Sidewalks 
The required 5’ sidewalk will be constructed along the west property line; a 4’ sidewalk exists 
along the east property line, adjacent to North Federal Highway. The additional width is 
provided on the plans.  

Crime Prevention Through Environmental Design (CPTED) 
A review was conducted by the Police Department for compliance with CPTED principals, and 
found to be in compliance as good natural surveillance has been provided throughout the 
property. Lighting improvements will enhance safety during off hours while minimizing an impact 
on adjacent properties. Additionally, bollards have been provided within the front landscaping to 
mitigate vehicular theft issues and two security gates will enclose the property each evening at 
the front.  

LANDSCAPE PLAN ANALYSIS 

A Landscape Plan has been submitted and evaluated by the City’s Senior Landscape Planner. 
The plan provides for parking lot islands, perimeter and building foundation landscaping.  The 
addition of a new building to the site did not necessitate reconfiguring the existing parking and 
landscaped areas on the site which were maintained.  

The proposed landscaping includes the removal and/or relocation of many existing trees. The 
total caliper of the trees to be removed measures 257”, while the proposed caliper amount is 
260.5”. Additionally, 56 palms are being removed and equally replaced. Screening along the 
south property line, adjacent to Delray Preserve, will be provided by the installation of many 
Gumbo Limbo and Silver Buttonwood trees. The Screening along the rear of the property, 
adjacent to Place Au Soleil, will be provided by the installation of both Southern Live Oaks and 
Live Oaks. Sufficient landscaping is provided, as required, in between each parking tier, and 
surrounding the new building, particularly at the rear with a row of Alexander Palms.  

ARCHITECTURAL ELEVATIONS ANALYSIS 

Pursuant to LDR Section 4.6.18(E), Criteria for Board Action, the following criteria shall be 
considered by the Site Plan Review and Appearance Board in the review of plans for building 
permits.  If the following criteria are not met, the application shall be disapproved. 
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(1) The plan or the proposed structure is in conformity with good taste, good design, and in
general, contributes to the image of the City as a place of beauty, spaciousness, harmony,
taste, fitness, broad vistas, and high quality.

(2) The proposed structure, or project, is in its exterior design and appearance of quality such
as not to cause the nature of the local environment or evolving environment to materially
depreciate in appearance and value.

(3) The proposed structure, or project, is in harmony with the proposed developments in the
general area, with the Comprehensive Plan, and with the supplemental criteria which may
be set forth for the Board from time to time.

The proposed new Gunther Volvo showroom and attached garage consist of a glass curtain wall 
for the primary elevation facing North Federal Highway which will include both glazed and 
frosted glass, the balance of the structure is made up of precast concrete or metal panels. Black 
aluminum screens help to hide the inventory within the garage and additional aluminum green 
screens will enhance the side and rear elevations once the foliage matures. The color scheme 
primarily consists of greys and whites accented by the glass on the front and black screens on 
the sides and rear.  

Overall, the clean lines and simplistic design is in good taste and design which will contribute to 
the image of the City as one enters from the North. The design will be in harmony with adjacent 
properties, particularly those which have more recently been developed, and will not cause the 
nature of the environment to depreciate in appearance or value. All architectural elevations will 
be compatible and harmonious with the surrounding properties and an enhancement to the 
area.  Based upon the above, positive findings can be made with regard to the criteria listed in 
LDR Section 4.6.18(E). 

REQUIRED FINDINGS 

Pursuant to LDR Section 3.1.1, 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. These findings relate to the following areas: 

LDR Section 3.1.1(A) - Future Land Use Map: The subject property has a FLUM designation 
of General Commercial (GC) and Zoning District Map designation of Automotive Commercial 
(AC).  The AC zoning district is consistent with the GC FLUM designation. Pursuant to LDR 
Section 4.4.10(B)(5), within the AC zoning district, full-service automobile dealerships are 
allowed as a permitted use and repair shops/garages are allowed as an accessory use.  Based 
on the above, it is appropriate to make a finding with respect to consistency with the Future 
Land Use Map (FLUM) designation. 

LDR Section 3.1.1(B) - Concurrency: As described in Appendix “A”, a positive finding of 
Concurrency can be made as it relates to water and sewer, streets and traffic, drainage, parks 
and recreation, open space, solid waste, and schools, as applicable. 

LDR Section 3.1.1(C) - Consistency: As described in Appendix “B”, a positive finding of 
Consistency can be made as it relates to Standards for Site Plan Actions. 

LDR Section 3.1.1(D) - Compliance with the Land Development Regulations: As described 
under the Site Plan analysis of this report, a positive finding of compliance with the LDR can be 
made. 



SPRAB Report of May 10, 2017 
Gunther Volvo 2017-009 
8 / 13

Pursuant to LDR Section 2.4.5(F)(5), the approving body must make a finding that 
development of the property pursuant to the site plan will be compatible and harmonious with 
adjacent and nearby properties and the City as a whole, so as not to cause substantial 
depreciation of property values. 

The following table indicates the zoning and present land use of the properties surrounding the 
subject property: 

Adjacent Zoning Adjacent Land Use 
North AC Automotive Dealership (Gunther Volkswagon) 

South General Commercial (GC) Multi-Family Residential (Delray Preserve) 

East Single-Family Residential/ 
Public Facilities 

Place Au Soleil (Single-Family Residential, Town of 
Gulfstream)/ FIND Property 

West GC Car Wash/ Automotive Retail (Auto Zone)/ Vacant Parcel/ 
Commercial Building (Avenue Pilates & Fitness) 

The proposed development is replacing the existing dealership which has been considered 
compatible in this area, particularly since the Comprehensive Plan specifies this area as one 
desired for automobile dealerships (provided below). While the proposed building is larger than 
the existing building, and includes a three level parking garage, the applicant has taken certain 
measures to mitigates potential impacts on the neighboring properties with additional 
landscaping, screening on the garage, lower building height than what is permitted, and 
reducing the height of the lighting fixtures on the upper floor of the garage. The applicant has 
also committed to closing at 10pm every evening, and will not use loud speakers. A letter 
regarding the applicant’s commitments to mitigate their impact on adjacent parcels is attached.  

Given the compliance with the LDRs and additional efforts, positive findings can be made 
regarding LDR Section 2.4.5(F)(5) that the site plan will be compatible and harmonious with 
adjacent and nearby properties. 

Comprehensive Plan Policies: A review of the Comprehensive Plan has been conducted as 
follows: 

Future Land Use Element Objective A-1: Property shall be developed or redeveloped in a 
manner so that the future use and intensity is appropriate and complies in terms of soil, 
topographic, and other applicable physical considerations, is complimentary to adjacent land 
uses, and fulfills remaining land use needs. 

The proposed development is similar to the automobile dealership related uses currently 
existing on-site, with the addition of a parking garage and other necessary accessory uses, such 
as the car wash, detailing area, and service bays, all of which have been located interior to the 
building. There are no known soil, topographic, or other physical considerations associated with 
the property that would negatively affect the proposed redevelopment. The proposed 
improvement is deemed a compatible and appropriate use for this site, as it is permitted by both 
the LDRs and Comprehensive Plan. Therefore, a positive finding can be made with regard to 
Future Land Use Element Objective A-1. 

Future Land Use Policy A-2.4:  Automobile uses are a significant land use within the City and 
as such they have presented unique concerns. In order to properly control these uses and guide 
them to locations which best suit the community’s future development, the following shall apply: 
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4) Automobile dealerships shall be directed to the following areas:
• North of George Bush Boulevard, between Federal and Dixie Highways;
• East side of Federal Highway north of the north property line of the Delray Swap

Shop/Flea Market;
• South of Linton Boulevard, between Federal and Dixie Highways;
• Between the one-way pairs (Federal Highway), from SE 3rd Street to SE 10th Street; and

from N.E. 5th Street to George Bush Boulevard;
• On the north side of Linton Boulevard, between I-95 and SW 10th Avenue, and along

Wallace Drive.

The subject property is located on the “east side of Federal Highway north of the north property 
line of the Delray Swap Shop/Flea Market.” The Delray Swap Shop/Flea Market property has 
since been redeveloped as a multi-family development known as Delray Preserve, which is 
located directly to the south of the subject parcel. Therefore, the proposed development furthers 
the City’s stated policy with respect to directing automobile dealerships to a particular area of 
the City. 

REVIEW BY OTHERS 

At its meeting of April 13, 2017, the Community Redevelopment Agency (CRA) considered 
the proposed development and recommended approval.  

A Courtesy Notice was provided to the Town of Gulfstream (via mail and email) and Delray 
Preserve (via mail) on Thursday, April 13, 2017.  

No public notice is required for Class V Site Plan Modifications. Letters of objection, if any, will 
be presented at the Site Plan Review and Appearance Board (SPRAB) meeting.  

A letter from the Authorized Agent, Matthew Scott, regarding the property owner’s consideration 
of the Town of Gulfstream’s concerns is attached. A letter from the President of the Place au 
Soliel Association is also attached.  

ASSESSMENT AND CONCLUSION 

The development proposal consists of construction of construction of a new full service Volvo 
Dealership with an automobile showroom, administrative and sales offices, and customer 
parking and display parking. These improvements will have no negative affect on the 
environment or property values in the surrounding area, as the use exists on the site, and 
improvements will enhance the area. The development proposal meets the requirements of the 
LDRs and applicable policies and objectives of the Comprehensive Plan.  

ALTERNATIVE ACTIONS 

A. Move postponement of the Class V Site Plan, Landscape Plan and Architectural Elevations
for Gunther Volvo located at 2201 North Federal Highway, by electing to continue with
direction.

B. Move approval of the Class V Site Plan, Landscape Plan and Architectural Elevations for
Gunther Volvo located at 2201 North Federal Highway, by adopting the findings of fact and
law contained in the staff report, and finding that the request is consistent with the
Comprehensive Plan and meets the criteria set forth in Sections 2.4.5(F) and Chapter 3 of
the Land Development Regulations, subject to the recommended conditions of approval.
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C. Move denial of the Class V Site Plan, Landscape Plan and Architectural Elevations for
Gunther Volvo located at 2201 North Federal Highway, by adopting the findings of fact and
law contained in the staff report, and finding that the request is inconsistent with the
Comprehensive Plan and does not meet the criteria set forth in Sections 2.4.5(F) and
Chapter 3 of the Land Development Regulations.

STAFF RECOMMENDATION 

By Separate Motions: 

Site Plan: 
Move approval of the Class V Site Plan for Gunther Volvo (2017-009) located at 2201 North 
Federal Highway, by adopting the findings of fact and law contained in the staff report, and 
finding that the request is consistent with the Comprehensive Plan and meets criteria set forth in 
Sections 2.4.5(G)(1)(d) and Chapter 3 of the Land Development Regulations, subject to the 
following conditions of approval: 

1. That a Unity of Title with Lot 1, Borton Motors Plat, be recorded prior to the issuance of a
building permit;

2. That the lighting be reduced by 11pm in accordance with LDR Section 4.4.10(G)(6); and,
3. That no speaker systems be utilized throughout the site.

Landscape Plan: 
Move approval of the Landscape Plan for Gunther Volvo (2017-009) located at 2201 North 
Federal Highway, by adopting the findings of fact and law contained in the staff report, and 
finding that the request is consistent with the Comprehensive Plan and meets criteria set forth in 
Section 4.6.16 of the Land Development Regulations. 

Architectural Elevations: 
Move approval of the Architectural Elevations for Gunther Volvo (2017-009) located at 2201 
North Federal Highway, by adopting the findings of fact and law contained in the staff report, 
and finding that the request and is consistent with the Comprehensive Plan and meets criteria 
set forth in Section 4.6.18(E) of the Land Development Regulations. 

Staff Report Prepared by: Amy Alvarez, AICP, Senior Planner 
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APPENDIX “A” 
CONCURRENCY FINDINGS 

Pursuant to LDR Section 3.1.1(B), Concurrency, as defined pursuant to Objective B-2 of the 
Land Use Element of the Comprehensive Plan, must be met and a determination made that the 
public facility needs of the requested land use and/or development application will not exceed 
the ability of the City to fund and provide, or to require the provision of, needed capital 
improvements for the following areas:  

Water and Sewer: Water service exists on the site and will be provided to the new building via 
an 8” PVC water main surrounding the proposed building; the new 8” main will connect to eh 
existing extension from North Federal Highway. Sewer service exists on the site and will be 
provided to the new building via a new lateral connection to an existing sanitary sewer lateral, 
which connects to a 6 inch sanitary sewer main located within the Federal Highway right-of-way.  

Pursuant to the City’s Comprehensive Plan, treatment capacity is available at the City’s Water 
Treatment Plant and the South Central County Waste Water Treatment Plant for the City at 
build-out.  

Streets and Traffic: The Palm Beach County Traffic Division has indicated that the development 
proposal meets the minimum required standards. 

Parks and Recreation Facilities: Park dedication requirements do not apply to non-residential 
uses. 

Solid Waste: Based upon the Solid Waste Authority’s Trash Generation Rates, trash generated 
each year by the proposed 31,035 square foot building will be 143 tons of solid waste per year 
(31,035 x 9.2 ÷ 2,000 = 142.76), and increase of 85 tons over the existing 12,500 dealership 
building. The increase can be accommodated by existing facilities, thereby meeting this level of 
service standard as the Solid Waste Authority forecasts that capacity will be available through 
the year 2047. 

Schools: School concurrency findings do not apply for non-residential uses. 

Drainage: Drainage will be accommodated on site by an 18” perforated pipe trench system at 
the perimeter of the property and building, along with a retention swale at the rear, adjacent to 
the Place Au Soleil development. A berm is also proposed along the south and east property 
lines. There should be no impact on drainage as it relates to this standard. 
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APPENDIX “B” 
STANDARDS FOR SITE PLAN ACTIONS 

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.

Not applicable 
Meets intent of standard X 
Does not meet intent 

B. Separation of different forms of transportation shall be encouraged.  This includes
pedestrians, bicyclists and vehicles in a manner consistent with policies found under
Objectives D-1 and D-2 of the Transportation Element.

Not applicable 
Meets intent of standard X 
Does not meet intent 

C. Open space enhancements as described in Policies found under Objective B-1 of the
Open Space and Recreation Element are appropriately addressed.

Not applicable X 
Meets intent of standard 
Does not meet intent 

D. The City shall evaluate the effect that any street widening or traffic circulation
modification may have upon an existing neighborhood.  If it is determined that the
widening or modification will be detrimental and result in a degradation of the
neighborhood, the project shall not be permitted.

Not applicable X 
Meets intent of standard 
Does not meet intent 

E. Development of vacant land which is zoned for residential purposes shall be planned in
a manner which is consistent with adjacent development regardless of zoning
designations.

Not applicable X 
Meets intent of standard 
Does not meet intent 

F. Property shall be developed or redeveloped in a manner so that the future use and
intensity are appropriate in terms of soil, topographic, and other applicable physical
considerations; complementary to adjacent land uses; and fulfills remaining land use
needs.

Not applicable 
Meets intent of standard X 
Does not meet intent 

G. Redevelopment and the development of new land shall result in the provision of a
variety of housing types which shall continue to accommodate the diverse makeup of
the City’s demographic profile, and meet the housing needs identified in the Housing
Element. This shall be accomplished through the implementation of policies under
Objective B-2 of the Housing Element.

Not applicable X 
Meets intent of standard 
Does not meet intent 
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H. The City shall consider the effect that the proposal will have on the stability of nearby
neighborhoods.  Factors such as noise, odors, dust, traffic volumes and circulation
patterns shall be reviewed in terms of their potential to negatively impact the safety,
habitability and stability of residential areas.  If it is determined that a proposed
development will result in a degradation of any neighborhood, the project shall be
modified accordingly or denied.

Not applicable 
Meets intent of standard X 
Does not meet intent 

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.

Not applicable 
Meets intent of standard X 
Does not meet intent 

J. Tot lots and recreational areas, serving children from toddler to teens, shall be a
feature of all new housing developments as part of the design to accommodate
households having a range of ages.  This requirement may be waived or modified for
residential developments located in the downtown area, and for infill projects having
fewer than 25 units.

Not applicable X 
Meets intent of standard 
Does not meet intent 



TRIPP SCOTT
EXPERIENCE YOU CAN TRUST

Matthew H. Scott
Direct Dial: 954.760.4911
Email: mhs _ftrippscott.com

March 31, 2017

VIA EMAIL

Amy E. Alvarez
Senior Planner, AICP
City of Delray Beach, Planning & Zoning
100 NW 1ST Avenue
Delray Beach, FL 33444

Re: GUNTHER VOLVO — 2401 NORTH FEDERAL HIGHWAY
SITE PLAN AND DESIGN MODIFICATIONS ADDRESSING
CONCERNS OF GULF STREAM NEIGHBORS

Dear Amy:

On behalf of my client, Gunther Volvo ("Gunther"), thank you again for helping us

arrange meetings with representatives from the Town of Gulf Stream to address their concerns

regarding the proposed redevelopment of the existing Gunther Volvo dealership. In response to

those meetings, Gunther substantially revised its plans to accommodate their concerns.

Specifically, Gunther made the following site plan and operational modifications to the

originally proposed plans:

Delivery of vehicles. Gunther decided to move the location of off-loading of vehicles
from the originally intended east side of the property to the south side, thereby
eliminating a substantial source of noise and activity from the area of the property closest

to the Gulf Stream neighbors.

- Reduction in size of the parking garage. The total height of the garage was reduced to
24 feet, 8 inches (including parapets) with only 10 feet 6 inches between floor levels,

which is a low height clearance for a precast parking garage.

- Increase in density and height of landscaping on the east property line. The number

and type of trees on the east side were increased after meeting with Gulf Stream
residents. The overall height of the trees was increased substantially to approximately
20-25 feet for many of the trees in order to maximize the visual and sound buffer for the
Gulf Stream neighbors.

1 10 Southeast Sixth Street, Fifteenth Floor ® Fort Lauderdale, Florida 33301
Post Office Box 14245 Fort Lauderdale, Florida 33302

Tel 954.525.7500. Fax 954.761.8475 s www.trippscott.com

Fort Lauderdale • Tallahassee
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Increase in height of the wall on the east property line. The initial proposal provided
for a 6-foot wall. Gunther increased the height of the wall to 8 feet to further remove the
visual and sound impact of the new dealership from the neighborhood to the east.

- Water drainage Improvements. The neighbor directly abutting the east property line
raised concerns regarding drainage, particularly during heavy storms. The neighbor
indicated he currently has flooding issues in his backyard. Redevelopment of the Site
includes a drainage comparison of the pre-development (existing) improvements with the
post-development (proposed) improvements. The proposed drainage system has been
designed in an effort to reduce the risk of surface runoff onto the adjacent properties to
the east. The existing properties to the east are nearly 2 feet 3 inches lower than the
FDOT right-of-way to the west of the Gunther site. Accordingly, Gunther proposes
providing a higher perimeter berm to separate its property from the lower properties to
the east and to drastically decrease surface flows to these properties. This perimeter berm
will retain the required storm water events on-site. By raising the perimeter berm,
Gunther is also able to incorporate an overflow for the system which will route the
discharge from the site towards the west and away from the lower properties to the
east. This is a significant improvement over the existing system that does not have a
piped overflow. Without an overflow, the existing drainage system is isolated and once it
is filled to capacity, it has a much greater chance of flooding the neighbors to the east.

- Lighting. All lighting inside the parking garage was placed behind ceiling beams at City
staff's suggestion. This will work to shield and redirect light pollution from the lighting
inside the garage. The light poles on the third level garage deck were removed from the
perimeter, were reduced in height to 9 feet, and will be shielded, as requested by
representatives from Gulf Stream, substantially reducing the foot candles around the
perimeter of the garage. Areas in between the light poles and around the garage will
reach 0.1 to 0.2 foot candle levels.

- Car Wash. Washing the vehicles at a car dealership typically creates noise. Gunther
researched, found, and committed to installing state-of-the-art car wash technology that
dramatically reduces the noise created by washing the vehicles. In addition, the new
technology will allow operation of the car wash within the proposed parking garage,
further minimizing the impact.

- Evening hours. Gunther committed to representatives of Gulf Stream that operation of
the new dealership would end at 10:00 pm every evening.

- Loud speakers. Gunther committed to representatives of Gulf Stream that it would not
use loud speakers outside the structure, a common practice for car dealerships that
frequently irks neighbors.

As evidence of Gunther's commitment to working with its Gulf Stream neighbors,
Gunther also dutifully analyzed and attempted to incorporate each and every one of their requests

1363122v1 307003.0001
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from our meetings. However, for reasons variously relating to cost and feasibility, Gunther is
not able to accommodate all of them. Specifically, Gunther explored the following requests:

Reconfiguration and relocation of the parking garage. Representatives from Gulf
Stream asked Gunther to look at reducing the size of the parking garage and/or turning it
so as to provide a larger setback from the east property line. This would require placing
part of the parking garage on the parcel directly north of the proposed Volvo dealership
parcel. While Gunther owns the parcel, reconfiguring the garage this way would impact
the existing dealership to the north, require additional site plan changes to the northern
parcel, complicate and frustrate the Gunther's agreement with Volvo corporate, and
drastically increase project costs. Reducing the size of the garage would adversely affect
intended business operations for the new dealership. This suggestion is therefore not
feasible. The proposed setback on the east property line is at minimum 65 feet (in certain
spots the east setback is over 100 feet), over 6 times larger than the Code-required 10 foot
setback and Gunther is able to address the noise and light issues without moving the
entire parking structure.

Placement of louvers or other architectural elements on openings of parking garage.
Representatives from Gulf Stream suggested Gunther analyze adding architectural
features to the parking garage to soften its visual impact on the residential neighbors to
the east. Gunther looked into adding louvers, and discovered it could not add louvers
without having to mechanically ventilate the entire parking garage, which would be
exceptionally expensive. More importantly, the ventilation would necessarily create
noise from the large fans that would need to be installed, which Gunther believes would
be an untenable trade-off from the Gulf Stream residents' perspective in light of their
concerns about noise. Moreover, Gunther decided the louvers would not be all that
helpful to begin with, considering the dense and tall vegetation Gunther agreed to provide
on the east property line and the reconfiguration of the lighting within the garage.

Elimination of lighting late in the evening. A request was made for Gunther to analyze
turning the exterior lights off late in the evening to reduce light pollution. Gunther is
unable to accommodate this request, as the lights are used to enhance security for the site,
a City requirement.

Berm on the east property line. Representatives from Gulf Stream inquired about
installing an additional elevated grass berm along the property line underneath the
proposed wall, as a way to indirectly increase the height of the wall. City staff indicated
they would not likely support this. Moreover, Gunther's engineers indicated this would
create drainage issues, which Gunther worked hard to avoid.

Gunther respects the concerns raised by residents of the Town of Gulf Stream and
appreciates their willingness to meet with Gunther and discuss these issues. Gunther believes the
proposed redevelopment of the Gunther Volvo will improve on or address some of the
neighbors' problems with the existing dealership. Moreover, the new project will revitalize this
parcel with modern design and architecture, fresh landscaping, improved drainage, and other site

1363122v1 307003.0001
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improvements. Although it is not feasible to accommodate every request made by the neighbors,
Gunther believes the proposed project benefits not only the City of Delray Beach but also the
Town of Gulf Stream.

Thank you again for helping us work through these issues with the concerned residents
from Gulf Stream.

Sinc -.rel

MATTHE H. SCOTT
For the Firm

MHS:cgc
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April 13, 2017 
 
 
Delray Beach Planning & Zoning Dep't 
Tim Stillings, Director 
Amy E. Alvarez 
Scott D. Pape        
100 NW 1st Ave. 
Delray Beach, FL 33444 
 
    Re:  Gunter Volvo Development 
 
Tim, Amy, Scott,  
 
 

You are aware of our, Gulf Steam Town and Place Au Soleil, disappointment in Volvo’s 
Response Letter regarding our meeting in your offices. We came to the meeting in good faith 
hoping Volvo intended to be a good neighbor and would address our concerns about the 
commercial impact on the quality of life in a long established neighborhood adjacent to their 
project. We came not to stop the project but to suggest ways that everyone could feel 
comfortable with a proposal of this size and magnitude. 
 

Our concerns were straightforward, reasonable and mostly achievable: 
 
  *the size of the project and its proximity to the neighborhood; 
  *the screening of the project, which is so close to the neighborhood; 
  *the light and noise pollution given the closeness to the neighborhood. 
 

All of these concerns could be addressed by placing the garage on the north side of the 
building rather than to the east side, which is so close to the neighborhood. The Volvo Response 
Letter states that such a move would complicate their agreement with Volvo and drastically 
increase costs. This is difficult to understand since it is the same square footage being built and 
the only actual change is in the civil engineering costs. The dealership's current use of that north 
parcel is for their used cars, which are vehicles that can easily be relocated post-development 
since the new garage will provide parking for 600 cars, thus freeing up non-garage parking space 
for those vehicles .  
 

Instead, the Gunther Volvo Response Letter proposes a "concession" of reducing garage 
height to 24' 8"; however, that is not a concession or a reduction: that has always been the height 
of the garage. It is not a design change at all.  
 

Gunther Volvo also proposes adding trees, but I question whether that is really a design 
change. I do not believe the Landscape Plan has been approved by Delray at this point.  



Additionally the trees are shown to be planted in the Retention Basin, which is probably not 
allowed and is largely ineffective. 
 

The lighting change inside the garage as directed by Delray staff is helpful in obscuring 
the source of light; however, the large openings between floor plates will serve as a beacon in the 
night. We suggested louvers to address that concern but Gunther Volvo claims that adding 
louvers to their architectural plan dramatically increases costs because it requires a mechanical 
ventilation system within the garage. There are many examples showing this is not correct. 
Vertical louvers angled to the west, away from the community, toward Federal Highway 
accomplishes two things. They allow visibility to the highway while obstructing view (light) and 
offering sound attenuation. The louvers create open spaces that do not interfere with air flow 
thereby obviating the need for any mechanical air distribution system. Similar solutions have 
been achieved in Miami and many other cities. Downtown Delray Beach was considerate of the 
community concerns when the parking garage was built on Pineapple Way. The openings 
between floor plates were interspersed with shuttered windows allowing for a more residential 
theme and ventilation. This can easily be done while not invoking the 50% rule for the natural 
ventilation. THE SOLUTION IS IN THE DESIGN. 

 
Tim, Amy, and Scott--we are not that far away from coming to a DESIGN SOLUTION 

that everyone can live with. The premise of our meeting was “THE SOLUTION IS IN THE 
DESIGN” and that is still our desire.    
 
 
 
 
.        Very truly yours, 
 
       Place au Soleil Association, Inc. 
 
 
 
       Chester Snavely  
       President 
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