Roll Call

Donald Solodar, Chair
Jonathan Haigh, Vice-Chair
Thomas Hogarth, Member
Scott Hicks, Member
Cory Cross, Member
Mark Michels, Member
Village Staff, Attorney, and Councilmember

Village of North Palm Beach
Planning, Zoning and Adjustment Board
AGENDA
Tuesday, January 6, 2026, at 6:30 pm
Village Hall Council Chambers

Deletions, Additions or Modifications to the Agenda

Public Comment for Non-Agenda Items

Approval of Minutes

a. December 2, 2025

Declaration of Ex-parte Communications

Quasi-judicial Matters / Public Hearing

The Village Attorney is to swear in all persons speaking.

a. Site Plan and Appearance Review

Old Business

661 US Highway 1

Application from James Strine, on behalf of the property owner, 661 US
Highway 1 LLC, for Site Plan and Appearance Review approval for
proposed outdoor seating in an existing drive aisle at the property
located at 661 US Highway 1.

New Business

None



The Village of North Palm Beach January 6, 2026
Planning, Zoning and Adjustment Board Agenda Page 2 of 2

b. Public Hearing
i. New Business

1. Artificial Turf Amendment Ordinance

Request by Village staff for consideration of the following ordinance:

AN ORDINANCE OF THE VILLAGE COUNCIL OF THE VILLAGE OF
NORTH PALM BEACH, FLORIDA, AMENDING APPENDIX C (CHAPTER
45), “ZONING,” OF THE VILLAGE CODE OF ORDINANCES BY
AMENDING ARTICLE III, “DISTRICT REGULATIONS,” SECTION 45-36,
“GENERAL PROVISIONS,” TO ALLOW FOR THE LIMITED USE OF
ARTIFICIAL TURF FOR INDUSTRIAL, COMMERCIAL, MIXED-USE,
AND MULTI-FAMILY RESIDENTIAL PROJECTS; PROVIDING FOR
CODIFICATION; PROVIDING FOR SEVERABILITY; PROVIDING FOR
CONFLICTS; AND PROVIDING FOR AN EFFECTIVE DATE.

7. Commission Member Comments
8. Staff Updates
e Next Meeting is February 3, 2026

9. Adjournment

All members of the public are invited to appear at the public hearing, which may be continued from time to time,
and be heard with respect to this matter.

If a person decides to appeal any decision made with respect to any matter considered at the subject meeting, he or
she will need to ensure that a verbatim record of the proceedings is made, which shall include the testimony and
evidence upon which the appeal is to be based (F.S. 286.0105). In accordance with the Americans with Disabilities
Act, any person who may require special accommodation to participate in this meeting should contact the Village
Clerk’s Office at 841-3355 at least 72 hours prior to the meeting date.

This agenda represents the tentative agenda for the scheduled meeting of the Planning Zoning and Adjustment
Board. Due to the nature of governmental duties and responsibilities, the Planning Zoning and Adjustment Board
reserves the right to make additions to, or deletions from, the items contained in this agenda.



Village of North Palm Beach
Planning, Zoning and Adjustment Board
MINUTES
Tuesday, December 2, 2025, at 6:30 pm
Village Hall Council Chambers

CALL TO ORDER

Chair Solodar called the meeting to order at 6:30 PM.
Roll Call

BOARD MEMBERS PRESENT:
Donald Solodar, Chair

Jonathan Haigh, Vice-Chair
Thomas Hogarth, Member

Cory Cross, Member

Scott Hicks, Member

Mark Michels, Member
VILLAGE STAFF:

Attorney, Len Rubin
Councilmember, Orlando Puyol
Planner, Alondra Lopez-Mojica
Planning Consultant, Lance Lilly

1. Deletions, Additions or Modifications to the Agenda:

Modify the agenda to postpone Agenda Item #1 under Public Hearing, the Artificial Turf Amendment
Ordinance, until the next meeting.

1. Public Comment (Non-Agenda Items): None

V. Approval of Minutes

November 7, 2025: Motion to approve made by Member Michels, seconded by Member Hicks in a
6-0 vote.

V. Declaration of Ex-Parte Communications: None
VI. Quasi-Judicial Matters / Public Hearings
There were no Quasi-Judicial items.
A. Site Plan & Appearance Reviews
i.  Old Business: None
ii.  New Business: None

B. Public Hearing
i. New Business
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B. Public Hearing
i. New Business

1. Artificial Turf Amendment Ordinance

Scheduled for the next PZAB meeting.

2. Building Height Amendment Ordinance

Mr. Lance Lilly provided a brief overview of the proposed ordinance. He explained that a prior application
related to St. Clare had been presented to the Board, during which it was determined that the R-2 zoning
district lacked specific regulations for measuring building height. At the November 2025 PZAB meeting,
an appeal was considered using the height measurement provisions of the R-1 zoning district.

The proposed ordinance addresses this issue by adding a definition of “height” to the Code and applying
the R-1 height measurement standards to the R-2 zoning district, as the two districts are generally similar
in nature. Minor updates were also made to the General Provisions section for consistency.

The ordinance includes the following amendments to the Village Code:

e Add a definition of building height to the Definitions section of the Code.

o Clarify setback requirements for automobile garages.

¢ Revise the R-2 Zoning District to incorporate the building height regulations established in the R-
1 Zoning District.

Member Michels raised concerns regarding decks or pools located on rooftops. Attorney Rubin clarified
that the referenced language had been relocated from the R-1 district to the R-2 district and is already in
the code.

Member Hicks requested to view the zoning map to identify the locations of R-2 properties and asked
whether the proposed amendments would impact any existing structures. Staff confirmed that the
amendments would not affect existing development.

Member Cross gquestioned how building height would be measured for roofs with multiple elevations. Mr.
Lilly explained that height would be measured from the mean of the highest roof. Member Cross
recommended that this scenario be clarified within the ordinance and suggested establishing an absolute
maximum building height. He also offered to provide visual examples to illustrate potential concerns.

Vice-Chair Haigh inquired whether the proposed amendments addressed parapet-related issues raised in
previous applications. Attorney Rubin stated that Staff did not revise the parapet code provisions, as doing
so could be considered more restrictive given that the current Code contains no parapet regulations.

Member Hogarth expressed concerns similar to those raised by Member Cross. He suggested adding the
word “highest” before “eaves and roof ridges” in paragraph B2 and noted that the term “decorative
architectural element” may be vague.

Chair Solodar expressed support for the recommendation of approval.

Approval with conditions, motion to approve ordinance with the following exceptions: for the proposed
definition of average height level to read “Between the highest eaves and highest roof ridge or peak with
gable, hip, or gambrel roofs for both R-1 and R-2 zoning districts ”, made by Member Hogarth, seconded
by Member Cross in a 5-1 vote with Member Michels dissenting.
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Commission Member Comments

Vice-Chair Haigh requested a revision to the minutes from the previous hearing regarding the Pelican Car
Wash application. He clarified that he dissented in the vote, not Member Hicks.

Member Cross inquired about the anticipated completion date for the bridge construction at Northlake
Boulevard and U.S. 1. Member Hogarth stated that the project is expected to be completed around mid-
2027.

Member Hogarth also asked whether a Christmas tree lot is considered a permitted use. Mr. Lilly
explained that the use was authorized through a special event permit, approved by Council, and is
permitted through the end of the year (2025).

Staff Updates
There were no staff updates.
Adjournment
Meeting adjourned at 6:54 PM

All members of the public are invited to appear at the public hearing, which may be continued from time to time,
and be heard with respect to this matter.

If a person decides to appeal any decision made with respect to any matter considered at the subject meeting,
he or she will need to ensure that a verbatim record of the proceedings is made, which shall include the testimony
and evidence upon which the appeal is to be based (F.S. 286.0105). In accordance with the Americans with
Disabilities Act, any person who may require special accommodation to participate in this meeting should
contact the Village Clerk’s Office at 841-3355 at least 72 hours prior to the meeting date.

This agenda represents the tentative agenda for the scheduled meeting of the Planning Zoning and Adjustment
Board. Due to the nature of governmental duties and responsibilities, the Planning Zoning and Adjustment
Board reserves the right to make additions to, or deletions from, the items contained in this agenda.



Site Plan and Appearance Review Revised:
Date: January 6, 2026

COMMUNITY DEVELOPMENT DEPARTMENT REPORT AND RECOMMENDATION

Subject/Agenda Item:

Site Plan and Appearance Review — 661 US Highway 1

Consideration of Approval: A request from James Strine, on behalf of the property owner, 661
US Highway 1 LLC, for Site Plan and Appearance Review approval for proposed outdoor
seating in an existing drive aisle at the property located at 661 US Highway 1.

[X] Quasi-Judicial
[ ] Legislative
[ ]Public Hearing

Originating Department: Reviewed By:

Planning & Zoning
Lance Lilly, AICP, Village Planning Consultant
Project Manager

Attachments: Public Notice:
1. SPAR Application [ 1Required
2. Project Narrative [X] Not Required
3. Proposed Site Plan
4. Proposed Renderings
5. Survey

l. Executive Summary

The Applicant is requesting approval for proposed outdoor seating within an existing drive aisle
at a restaurant located at 661 US Highway 1.

II. _ Site Data
Existing Use: Restaurant
Parcel Control Numbers: 68-43-42-16-02-009-0070
Existing Future Land Use Designation: Commercial
Existing Zoning District: C-MU (Commercial Mixed)

Site Plan and Appearance Review Page 1 of 7 Austin Republic
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Table 1: Surrounding Existing Land Use, Future Land Use, Zoning District:

Direction | Existing Land Use Future Land Use Zoning District

North Elaine & Jon Investments Commercial Commercial Mixed Use (C-MU)
LLC
(Financial)

South OM Shri Investments LLC Commercial Commercial Mixed Use (C-MU)

(Office BLDG-Non Medical
1 to 3 Stories)

West Single Family Residential Low Density Single Family Dwelling (R-1)
Residential
East 660 North Palm Beach LLC Commercial Commercial Mixed Use (C-MU)

(Office BLDG-Non Medical 1
to 3 Stories)

I1l. Annexation/Zoning History

The subject parcel site is located on 661 US Highway 1, approximately 150 feet south of
Lighthouse Drive. The subject site has future land use designation of Commercial and a zoning
designation of C-MU (US-1 mixed use district).

V. Applicable Code Provisions:
Section IV Criteria for Appearance.
Section 45-36 — General Provisions

V. Summary of Proposed Site Plan and Appearance Details:

The petitioner's site plan and appearance documents consist of the following:

1. SPAR Application

2. Project Narrative

3. Proposed Site Plan
4.Proposed Renderings
5. Survey

VI. Staff Analysis:

Background:

The site was previously occupied by Ruth’s Chris Steak House, which is no longer in operation at
this location. In September 2024, the subject property was purchased by 661 US Highway 1 LLC
with the intent to operate a new restaurant at the subject location.
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On May 6, 2025, the Applicant, Austin Republic, requested approval for a wall sign on the front
building facade. Subsequently, the Applicant was heard at the July 1% PZAB meeting, where they
requested approval for exterior modifications to the subject property. The proposed improvements
heard at the July 1% PZAB meeting included the following:

e Repaint all four exterior walls of the building Familiar Beige and Pacer White.
e Replace the existing windows on the front fagade with garage doors.

e Wrap the existing round columns with square-shaped stone veneer material.

e Replace the existing green metal roof with a Natural Silver Steel metal roof.

At that meeting, the Board did NOT approve the proposed monument sign or the installation of
the garage doors; however, the paint change and roof replacement were approved. The
development order (see attached) contained the folling condition:  “Applicant is required to
resubmit a revised monument sign plan reflecting the reduced logo size with the building address
incorporated. The Applicant must also provide updated architectural elevations depicting the
colors of the dormer windows and garage doors, accurate representations of the stacked stone
facades and garage doors, and an updated landscape plan illustrating the existing and proposed
site conditions.”

Following the July PZAB meeting, the Applicant received a Temporary Certificate of Occupancy
(TCO), allowing the restaurant to open as of September 2025 while continuing to seek necessary
approvals from the Board. On October 7, 2025, the Applicant was heard by the PZAB for the
following:

1. Exterior building modifications including upgrading the existing columns, installing new

garage doors, and renovating the dormer windows
2. Refacing of an existing nonconforming monument sign cabinet
3. Outdoor seating within a covered patio and existing drive aisle

At that meeting, the Board approved the exterior modifications and the sign but did NOT approve
the outdoor seating located within the existing drive aisle.

Staff Analysis for Outdoor Seating:

At the October 7, 2025, PZAB meeting, the Applicant proposed outdoor seating at the subject
property. The proposed outdoor seating included four (4) tables located under the existing porch
and an additional six (6) tables within an existing drive aisle (see rendering below).
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At the subject meeting, the Board requested that the Applicant return to the Board with a redesign
of the outdoor seating area within the existing driveway that incorporates the building design and
changes the perspective of the area being a drive aisle.

The Applicant has resubmitted their outdoor seating request to include an updated site plan and

renderings indicating the changes to the outdoor seating within the existing drive aisle (see below
rendering and site plan).

Currently, the Applicant has a total maximum occupancy of 222 for the interior areas of the
restaurant, as indicated on the life safety floor plan. However, please note that the outdoor seating
has NOT been reviewed by the Building Department or Public Safety (Fire and Police
Departments) and is NOT included in the occupancy calculations. In addition, the Applicant is
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proposing white picket fencing within the existing drive aisle to separate the outdoor seats from
vehicular access (see fencing example).

According to the Applicant’s site plan, the subject property is required to provide the following number of
parking spaces for both the interior and proposed exterior seating areas:

One (1) space for every seventy-five (75) square feet of area devoted to patron use, or one (1)
space per three (3) fixed seats, whichever is greater, plus one (1) space for each one and one-half
(1.5) projected employees working during peak employment hours.

Per the Applicant, the restaurant’s total seating arrangements and number of employees are as
follows:

e 112 dining seats and 44 bar seats, for a total of 156 interior seats (52 parking spaces
required for interior fixed seating)

o 20 employees during peak hours (14 parking spaces required for employee parking)

e 10 outdoor tables accommodating 6 occupants each, for a total of 60 outdoor seats (20
parking spaces required for outdoor seating)

Based on this information, the Applicant is required to provide a total of 86 parking spaces. Austin
Republic currently provides 91 parking spaces, which meets the parking requirement.

VIIl. Conclusion & Finding of Fact

The Planning, Zoning and Adjustment Board must determine if the Applicant has met the
prerequisites for granting Site Plan and Appearance Review approval as outlined in the staff report
and Exhibits “A” and “B”:

SPAR Application
Project Narrative
Proposed Site Plan
Existing Photos
Proposed Renderings
Survey

ook ownE

If approved, Staff recommends the following conditions:
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A.

Non-compliance with any of the conditions of approval will result in the Village
withholding the issuance of any building permits or Certificates of Occupancy.
(Planning and Building)

The conditions of approval shall be binding on the Applicant and its successors in
interest and assigns, and a violation of such conditions shall constitute a violation of the
Village Code of Ordinances. They may be enforced by the Village as outlined in Article
VI, Chapter 2 of the Village Code or as otherwise authorized by law. (Planning and
Zoning)

The Applicant shall be bound by all oral and written representations made on the record
and as part of the application process, irrespective of whether such representations are
included as formal conditions.

The Applicant shall provide fencing or other safety measures to prevent vehicular traffic
from entering the proposed outdoor seating area located within the drive-through lane.

The proposed outdoor seating shall comply with all applicable Building and Fire codes.

The Applicant shall not conduct sales and service of food and beverages in an outdoor
seating area between the hours of 10:30 p.m. and 7:00 a.m., Sunday through Thursday,
and between the hours of 11:00 p.m. and 7:00 a.m., Friday through Saturday.

PLANNING, ZONING AND ADJUSTMENT BOARD ACTION - January 6, 2026
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Exhibit B

Location Map
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Austin Republic 2

Dec 22nd, 2025

Village of North Palm Beach
501 US Highway 1
North Palm Beach, FL 33408

RE: Property Control Number 68-43-42-16-02-009-0070 661 US Highway 1, North Palm Beach, FL 33408

Dear Planning & Zoning Board Members,

| am writing on behalf of 661 U.S. Highway 1 LLC / Austin Republic 2 regarding the property referenced above.
Since opening our new restaurant in the previously vacant location, we would like to share our plans for
enhancing the property’s appearance and functionality moving forward.

| our last appearance before the board we were asked to provide better details on how to incorporate the
outdoor area without the appearance of it looking like a driveway. We have achieved this and it is incorporated
in our updated renderings. For your reference the renderings also appear to have a curbing detail. However

these are actually planters.

We appreciate your time, attention, and consideration of these proposals. We remain committed to
maintaining harmony with the Village’s standards and contributing positively to the community.

Sincerely,

James Strine
Representative
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VILLAGE OF NORTH PALM BEACH
OFFICE OF THE VILLAGE ATTORNEY

TO: Members of the Planning, Zoning and Adjustment Board
FROM: Leonard G. Rubin, Village Attorney
DATE: December 2, 2025

SUBJECT: RECOMMENDATION TO VILLAGE COUNCIL - Ordinance Allowing the
Limited Use of Artificial Turf for Industrial, Commercial, Mixed-Use, and
Multi-Family Residential Projects

CC: Valentino Perez, Building Director
Lance Lilly, Planning Consultant
Alondra Lopez-Mojica, Planner

Section 45-29 of the Village Code of Ordinances currently limits the use of artificial turf (or
synthetic grass) to lots improved with a single-family or two-family dwelling. This Board previously
considered a request by Austin Republic to install artificial turf in an outdoor seating area but was
prevented from considering the request based on the current Code language. The Village Council
subsequently discussed the issue and directed Staff to draft an Ordinance allowing the limited
use of artificial turf for non-residential, mixed-use, and multi-family projects.

The attached Ordinance amends Section 45-36 of the Village Code to allow both the Village
Council (when considering Planned Unit Development applications) and this Board (when
considering Site Plan and Appearance Review applications) to approve the use of artificial turf for
industrial, commercial, mixed-use, and multi-family projects subject to the following additional
requirements:

o The use of artificial turf shall be limited to accessory use areas, including, but not limited
to, putting greens, outdoor seating areas, playgrounds, and recreation areas.

o Artificial turf shall not be used as a substitute for any required landscaping and shall not
be placed in rights-of-way, off-street parking areas, or perimeter buffers.

o Artificial turf shall simulate the color, appearance, and height of natural grass. The turf
shall be anchored, with all seams nailed and glued.

¢ Drainage shall be provided to prevent excess runoff or pooling of water.

o Artificial turf shall be maintained in a green, fadeless condition free of dirt, mud, stains,
weeds, tears, etc.

If an existing project within the Village wishes to incorporate artificial turf, the property owner is
required to apply for a Site Plan amendment or Planned Unit Development amendment, as
applicable.

Recommendation:

Village Staff requests that the Board review the proposed Ordinance and provide a
recommendation to the Village Council.
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ORDINANCE NO. 2026-____

AN ORDINANCE OF THE VILLAGE COUNCIL OF THE VILLAGE OF
NORTH PALM BEACH, FLORIDA, AMENDING APPENDIX C (CHAPTER
45), “ZONING,” OF THE VILLAGE CODE OF ORDINANCES BY
AMENDING ARTICLE III, “DISTRICT REGULATIONS,” SECTION 45-36,
“GENERAL PROVISIONS,” TO ALLOW FOR THE LIMITED USE OF
ARTIFICIAL TURF FOR INDUSTRIAL, COMMERCIAL, MIXED-USE, AND
MULTI-FAMILY  RESIDENTIAL  PROJECTS; PROVIDING FOR
CODIFICATION; PROVIDING FOR SEVERABILITY; PROVIDING FOR
CONFLICTS; AND PROVIDING FOR AN EFFECTIVE DATE.

WHEREAS, the Village Code of Ordinance currently limits the use of artificial turf (also known
as synthetic grass) to lots improved with single-family or two-family dwellings; and

WHEREAS, the Village Council wishes to allow the limited accessory use of artificial turf in
industrial, commercial, mixed-use, and multi-family residential projects, subject to additional
requirements; and

WHEREAS, the Planning, Zoning and Adjustment Board held a public hearing on this Ordinance
and provided its recommendation to the Village Council; and

WHEREAS, the Village Council determines that the adoption of this Ordinance is in the best
interests of the public health, safety, and welfare.

NOW, THEREFORE, BE IT ORDAINED BY THE VILLAGE COUNCIL OF THE VILLAGE
OF NORTH PALM BEACH, FLORIDA as follows:

Section 1. The foregoing recitals are ratified as true and correct and are incorporated herein.
Section 2. The Village Council hereby amends Article III, “District Regulations,” of
Appendix C (Chapter 45) of the Village Code of Ordinances by amending Section 45-36 to read
as follows (additional language is underlined):

ARTICLE IIl. - DISTRICT REGULATIONS

* * *

Sec. 45-36. — General provisions.

* * *

Use of artificial turf/synthetic grass in industrial, commercial, mixed-use,
and multi-family residential projects.

=

(€8] Notwithstanding any other provision of this chapter, the planning,
zoning and adjustment board, when considering site plan and
appearance review applications, and the village council, when
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Section 3.

The provisions of this Ordinance shall become and be made a part of the Code of

considering planned unit development applications, may allow the
use of artificial turf (also referred to a synthetic grass) for industrial,
commercial, mixed-use, and multi-family residential projects
subject to the requirements of this subsection.

The use of artificial turf shall be limited to accessory use areas,
including but not limited to:

a. putting greens;

outdoor seating areas;

playgrounds; and

recreation areas.

Artificial turf shall not be used as a substitute for any landscape
requirement of this chapter and shall not be placed in rights-of-way,
off-street parking areas, or perimeter buffers.

All artificial turf shall simulate the color, appearance, and height of
natural turf, grass, or sod and shall be anchored to ensure that the
turf withstands the effects of wind. All seams shall be nailed and
glued, and edges shall be trimmed to fit against all reqular and
irreqular edges. Proper drainage shall be provided for all artificial
turf installations to prevent excess runoff or the pooling of water.

All artificial turf shall be maintained in a green, fadeless condition
free of dirt, mud, stains, weeds, debris, tears, holes, and impressions.
Maintenance shall include, but not be limited to, cleaning, brushing
and debris removal; repairing depressions and ruts to maintain a
visually-level surface; and eliminating odors, flat or matted areas,
weeds, and evasive roots.

Any existing industrial, commercial, mixed-use, or multi-family
residential project seeking to incorporate artificial turf pursuant to
this subsection shall apply for a site plan amendment or planned unit
development amendment, as applicable.

* k% %

the Village of North Palm Beach, Florida.

Section 4.

If any section, paragraph, sentence, clause, phrase, or word of this Ordinance is for
any reason held by a court of competent jurisdiction to be unconstitutional, inoperative, or void,

such holding shall not affect the remainder of this Ordinance.
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Section 5. All ordinances or parts of ordinances and resolutions or parts of resolutions in
conflict herewith are hereby repealed to the extent of such conflict.

Section 6. This Ordinance shall take effect immediately upon adoption.

PLACED ON FIRST READING THIS DAY OF , 2026.
PLACED ON SECOND, FINAL READING AND PASSED THIS DAY OF
, 2026.
(Village Seal)
MAYOR
ATTEST:

VILLAGE CLERK

APPROVED AS TO FORM AND
LEGAL SUFFICIENCY:

VILLAGE ATTORNEY
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