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PALM BEACH COUNTY 
PLANNING, ZONING AND BUILDING DEPARTMENT 

ZONING DIVISION 
 
 
 
 
  
 
                                                                                     
                                                                                                             

 
ZONING COMMISSION VARIANCE 

STAFF REPORT 
February 05, 2015 

 
APPLICATION 
NO. 

CODE SECTION REQUIRED PROPOSED VARIANCE 

ZV-2014- 01621 
(NAPLETON'S 
NORTH PALM 
AUTO PARK) 

V.1.-V.4 
3.B.1.A 
Overlays & Zoning 
Districts, 
Overlays, 
General, 
Boundaries 
 
V.5 -V.6 
3.B.1.A 
Overlays & Zoning 
Districts, 
Overlays, 
General, 
Boundaries 

Building A (East 
Showroom) 
South Facade.  
Maximum 1 Wall 
Sign 
 
 
 
 
Building B (West 
Showroom) 
South Facade- 
Maximum 1 Wall 
Sign 
 

Relocate 4 signs 
and add 1 new 
sign South 
Façade, total of 
5 Wall Signs  
 
 
 
 
Relocate 1 sign 
and add 1 sign. 
South Facade-  
total of 3 Wall 
Signs 
 

Increase of  +4 
Wall Signs 
Building A 
 
 
 
 
 
 
Increase of  +2 
Wall Signs for 
Building B 
 

SITUS 
ADDRESS: 

3701 Northlake Blvd West Palm Beach 33403 
3703 Northlake Blvd West Palm Beach 33403 

AGENT  NAME & 
ADDRESS: 

Rebecca Miller Sparfka 
Miller Permitting and Land Development LLC 
285 SE Verada Ave  
Port Saint Lucie FL 34983 

OWNER NAME & 
ADDRESS: 

3701 Northlake Blvd  
Lake Park FL 33403 

PCN: 00-43-42-18-00-000-7080 
ZONING 
DISTRICT: 

General Commercial (CG)   

BCC DISTRICT: 01 
PROJECT 
MANAGER: 

Joyce Lawrence, Site Planner II 
Carrie Rechenmacher, Senior Site Planner 

LEGAL AD: 
 

ZV-2014-01621 Title: Resolution approving a Type II Variance application of 
Napletons North Palm Auto Park Inc by Miller Permitting and Land 
Development LLC, Agent. Request: to allow an increase in the number of 
wall signs. General Location: Northwest corner of Silverthorne Drive and 
Northlake Boulevard (NAPLETON'S NORTH PALM AUTO PARK) (1984-
00015)  

LAND USE: CH/8   S/T/R: 18-42-43   
CONTROL  #: 1984-00015 
LOT AREA: 7.35 acres  
LOT 
DIMENSIONS:  

573.56 feet width/frontage by 558.61 feet depth 

CONFORMITY 
OF LOT: 

Yes CONFORMITY OF 
ELEMENT: 

Non-conforming 
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TYPE OF 
ELEMENT: 

Wall Signs ELEMENT SIZE: 
 

See Analysis below 

BUILDING 
PERMIT #: 

B-2013-006631-0000 
Building A- front facade 

NOTICE OF 
VIOLATION: 

N/A 

CONSTRUCTION 
STATUS: 

Existing 3  structures 67,704 square feet (sq. ft.) total 

APPLICANT 
REQUEST: 

To allow an increase in the number of wall signs.   

 
STAFF RECOMMENDATION: Staff recommends denial of the request, based upon the following 
application of the standards enumerated in Article 2, Section 2.B.3.E of the Palm Beach County 
Unified Land Development Code (ULDC), which an applicant must meet before the Zoning 
Commission who may authorize a variance. 
 
If the Zoning Commission approves the Variance, Staff suggests it be subject to the Conditions of 
Approval as indicated in Exhibit C. 
 
ACTION BY THE ZONING COMMISSION (ZC): At the January 9, 2015 ZC hearing this item was 
postponed to the February 05, 2015 ZC Hearing in order for the Applicant to present proposed 
Overlay amendments to the Northlake Boulevard Overlay (NBOZ) Task Force. The ZC voted 
approval of the postponement request with a vote of 7-0. 
 
NORTHLAKE BOULEVARD OVERLAY (NBOZ) TASK FORCE MEETING: 
The NBOZ Task Force with representatives, from the Village of North Palm Beach, the City of Palm 
Beach Gardens, Palm Beach County, and the Town of Lake Park, convened a special meeting on 
January 20, 2015 to discuss the NBOZ regulations and the Applicant’s proposal to provide an 
allowance for automotive dealership signage regulations. The Task Force, in general, did not object 
to the variance and Staff recommended Conditions, which require the site to come in compliance with 
the NBOZ guidelines by July 5, 2016, or as amended in the Unified Land Development Code (ULDC). 
   
At the Task Force meeting Larry Smith, Esquire representing the Applicant, provided a brief history of 
the Overlay and the reason for proposed changes for auto dealership signage. Patrick Cunningham 
from Redd and Associates, who drafted the guidelines in 2002, presented after Mr. Smith with an 
overview of the proposed changes and other suggestions for modifications to the guidelines. There 
were many questions from the Task Force representatives regarding inconsistencies of the proposed 
draft changes. No decisions were made at that time and further discussions and meetings would be 
required. Also, the timing of the changes did not allow any type of Staff discussion or thorough review 
of the proposed NBOZ amendments. Therefore, Staff must enforce the ULDC current regulations and 
so are not changing the recommendation of denial. 
 
PUBLIC COMMENT SUMMARY: At the time of publication Staff had received 1 contact from the 
public, in opposition to the request.  No comments were provided. 
________________________________________________________________________________ 
PROJECT HISTORY 

Application No. Request Resolution  Approval Date 

Control No. 
1977-140 

Special Exception Approval to allow a 
Commercial, New & Used Automobile 
Sale, Rental and Repair Facility at Lot 

Resolution 
1977-1407 

Nov, 17, 1977 

Control No. 
1984-00015 

Special Exception Approval to allow a 
Large Scale Community Shopping Center 
in excess of 50,000 square feet (sq. ft.) of 
total floor area Including a Planned 
Commercial Development. 

Resolution 
1985-0246 

Feb, 19, 1985 

Control No. 
1984-00015 

Special Exception to Amend the Site Plan 
by deleting the Large Scale Community 
Shopping Center in excess of 50,000 sq. 
ft. of total floor area including a Planned 
Commercial Development approved 
under Zoning Petition No. 84-15(A) to 

Resolution 
1985-1435   

July 25, 1985 
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allow a Commercial New and Used 
Automobile and Truck Sales, Repair and 
Rental Facility and Lot 

Control No. 
1984-00015 

Development Order Amendment to add 
square footage and four display spaces to 
the Site Plan. 

Resolution 
1996-0646   

May 23, 1996 

 
Compatibility with Surrounding Land Uses 
 
NORTH:  
FLU Designation: Medium Residential 5 (MR-R)  
Zoning District: Multi-Family Residential (Medium Density) District (RM)  
Supporting: Multi-Family Residential and Duplexes- 2 unit Townhouses 
 
SOUTH:  
FLU Designation: Commercial High 
Zoning District: General Commercial (CG) 
Supporting: Auto Dealerships (Schumacher, 1985-000125) (Wallace Lincoln, Control 1987-00041) 
  
EAST:  
FLU Designation: Commercial High with an underlying HR-8 
Zoning District: General Commercial (CG) with a Special Exception for a Planned Commercial 
Development  
Supporting: Office Buildings (Bippus, 1984-00048) 
 
WEST:  Located within City of Palm Beach Gardens 
FLU Designation: Commercial  
Zoning District: General Commercial (CG) 
Supporting: Type 1 Restaurant  
 
WEST: Located within the unincorporated Palm Beach County 
FLU Designation: High Residential 12 (HR12)  
Zoning District: High Residential 
Supporting: Multifamily Residential 
 
STAFF SUMMARY 
Proposed is a Type II Variance for the Napleton’s North Palm Beach Auto Park.  The 7.35-acre site 
was last approved May 23, 1996, by the Board of County Commissioners (BCC) to allow additional 
square footage and display spaces for the Vehicle Sales facility.  The Applicant is requesting 
Variances from the Wall Mounted signage requirements of the Northlake Boulevard Overlay (NBOZ) 
and Design Guidelines, as referenced in the Unified Land Development Code (ULDC) Article 3.B.8, 
and more specifically described as Article 5-6.D Business Signs, Permissible Size, height, location 
and number of signs, of Table 5-6 of the NBOZ guidelines.   
 
The NBOZ Design Guidelines allow 1 sign per business per street frontage with a maximum of 2 
signs per business. The existing wall signage is non-conforming to the current requirements of the 
NBOZ.  The Applicant is proposing to renovate the buildings on site and to relocate existing signs and 
add new signs for signage facing the Northlake Boulevard frontage which is the front or South facade.  
 
For Building A (East Showroom facade) the request is to relocate 4 signs and add 1 new sign for a 
total of 5 signs which is a variance from the NBOZ guidelines of 4 signs for Building A. For Building B 
(West Showroom facade) the Applicant is proposing to relocate 2 existing signs and add 1 new sign 
for a total of 3 signs which is a variance from the NBOZ guidelines of 2 signs for Building B.  
 
A total of 282 parking spaces will be provided and access to the site will remain from Northlake 
Boulevard (2) and Silverthorne Drive (1) and Sunrise Drive (2). 
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NAPLETON NORTH PALM AUTO SITE BUILDINGS A & B (Outlined in Yellow) AND 
USED CAR OFFICE (CENTER) & SERVICE CENTER REAR 
 

 
BUILDING A (EAST) VARIANCE OF 4 SIGNS 
 
For Building A (East Showroom facade) the request is to relocate 4 signs and add 1 new sign for a 
total of 5 signs (+4): a variance of 4 signs for Building A. 
 

Service Center 

Building B Building A 
Used Car 
Office 

Building A:V1-V4 
 



ZC February 05, 2015   Page     100                                                                                                                        
Application No.ZV-2014- 01621  BCC District 01 
Control No. 1984-00015 
 

 
BUILDING B (WEST) VARIANCE OF 2 SIGNS 
 
For Building B (West Showroom facade) the Applicant is proposing to relocate 2 existing signs and 
add 1 new sign for a total of 3 signs (+2): a variance of 2 signs for Building B 
FINDINGS OF FACT:  
 
The subject site is located in the NBOZ.  The provisions of the NBOZ, apply to and include all 
properties along Northlake Boulevard from Military Trail to U.S. Highway One for one property depth 
north and south of Northlake Boulevard, and the street intersection properties at U.S. Highway One 
and at Military Trail. 
 
The ULDC states that the NBOZ District serves to unify commercial development along the corridor 
and provide a positive collective identity for the corridor. These regulations were prepared under the 
guidance of the Northlake Boulevard Corridor Task Force (NBCTF) – an intergovernmental task force 
created by Interlocal agreement composed of two representatives each from Palm Beach County, the 
Town of Lake Park, the Village of North Palm Beach and the City of Palm Beach Gardens. 
 
Pursuant to ULDC Article 3 Overlays, the development must comply with the NBOZ guidelines, as 
well as the ULDC depending on which regulation is more restrictive.  The purpose and intent of the 
NBOZ is to encourage improvement, enhancement, renovation, and/or redevelopment of the 
Northlake Boulevard Corridor and to provide criteria by which to review development or 
redevelopment within the Overlay District.  Additionally, the Guidelines require a deadline to comply 
with signage and landscaping requirements in order to ensure the amortization of non-conformities. 
for the NBOZ have been extended to July 5, 2016. 
 
Article 8.C of the ULDC also requires that a nonconforming sign may not be enlarged, structurally 
altered, or moved unless the entire sign is brought into compliance with the Code.  The Applicant’s 
proposal does not exceed the total allowed square footage for wall signage but is exceeding the 
quantity of signs permitted pursuant to the NBOZ guidelines.  
  
Staff has added a Condition of Approval that all signage must comply with the established deadline, 
unless amended, including this variance request if approved by the Zoning Commission.  All non-
conforming signage and landscaping on this site must conform with the Design Guideline by the 
compliance date of July 5, 2016.  Staff has analyzed the request and determined that the proposed 
variances will only be valid until July 5, 2016. 
 

 Building B:V5-V6 
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ANALYSIS OF ARTICLE 2, SECTION 2.B.3.E VARIANCE STANDARDS 
 
Special conditions and circumstances exist that are peculiar to the parcel of land, building or structure 
that are not applicable to other parcels of land, structures or buildings in the same zoning district:  
 
1. Special conditions and circumstances exist that are peculiar to the parcel of land, 
building or structure that are not applicable to other parcels of land, structures or buildings in 
the same zoning district:  
 
No. V1-V6.  No special conditions or circumstances exist that are peculiar to the parcel of land and 
not to other developments within the same Zoning District.  
 
All sign and wall signage provisions are specific and consistent for the entire Northlake corridor. All 
the other businesses along this corridor are either in compliance or must come in compliance with 
these provisions. Article 3.B.8, of the ULDC has extended the compliance date for the NBOZ Design 
Guidelines to July 5, 2016.  
 
In the event of a conflict between the NBOZ and other applicable regulations such as the ULDC, the 
more restrictive regulation shall prevail. In this case the NBOZ is the most restrictive in the limitation 
in the number of wall signs.  Pursuant to Article 5, Table 5-6, the NBOZ Design Guidelines allows 1 
sign per business per street frontage with a maximum of 2 signs per business. 
 
ULDC Table 8.G.1.A, Wall Sign Standards, allows 1 square foot of sign face area for each linear foot 
of the building wall frontage to which the sign is attached.  ULDC Article 8.C. also requires that a 
nonconforming sign may not be enlarged, structurally altered, or moved unless the entire sign is 
brought into compliance with the Code.  
 
For Building A, the Applicant is proposing the modification and relocation of four existing signs and 
the addition of one new sign on the front or south façade.  The Applicant states the signage is 
required to represent three car-brands housed within this building and to allow the business name 
Napleton’s.  Building A front façade total length is 163 linear feet, and the allowable sign area is 163 
sq, ft. The applicant is proposing 162.82 sq. ft. of sign area distributed among the five signs. The sign 
face area or square footage per linear foot is in compliance with the ULDC and the NBOZ. The 
Applicant is not exceeding the total allowed square footage but is exceeding the quantity of signs 
permitted pursuant to the NBOZ Guidelines. 
 
For Building B, the Applicant is proposing the modification and relocation of two existing signs and the 
addition of one new sign on the front façade.  Building B front façade total length is 163 linear feet 
and the allowable sign area is 163 sq. ft. The applicant is proposing 155.96 sq. ft. of sign area 
distributed among the three signs. The Applicant states in the Justification Statement that as part of 
their tenant contract, each of the auto brands must be prominently displayed. The two existing signs 
on Building B are to be modified and relocated and, as a result, they will no longer be vested and will 
become out of compliance with the NBOZ guidelines. 
 
There is no special condition since typically someone shopping for a new or used car has done 
research and knows where they are going to comparative shop. The photos in this report indicate the 
site is clearly visible from the Northlake Boulevard corridor and brands of cars can be easily 
distinguished and identified. In addition the used car building and the service building also have wall 
signage that were not included in the Master Sign Program since the Applicant at this time is not 
proposing any changes to these signs.  
  
2.  Special circumstances and conditions do not result from the actions of the applicant:  
 
No. V1-V6.  This variance request is a result of the actions by the Applicant as there are alternative 
design options. The wall signage can be designed to comply with Code requirements by constructing 
a sign that meets the maximum amount of signage and with a little creativity could address the 
various car brands.  The site has 5 freestanding signs that are adjacent to the Northlake Boulevard 
Frontage which are also nonconforming.  However these signs are not subject of any variances and 
are currently legal non-conforming for at least 4 of the signs.  An existing sign could be modified to 
promote a multi-tenant venue. 
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3.  Granting the variance shall not confer upon the applicant any special privilege denied 
by the Comprehensive Plan and this code to other parcels of land, structures or buildings in 
the same zoning district:  
 
No. V1-V6. Granting this variance would confer a special privilege not allowed by the Code and not 
available to other parcels of land and buildings/tenant spaces within this same zoning district. There 
are alternative sign options that can comply with Code requirements that meet the maximum  of one 
sign and that would also allows larger sign instead of many smaller signs.  The Applicant’s 
Justification Statement contests that these many signs are needed to address car branding.  
 
The Overlay Task Force has been trying since 2002 to bring the properties along this corridor into 
compliance.  The NBOZ Guidelines provide criteria by which to review development or 
redevelopment within the Overlay and to unify commercial development along the corridor to provide 
a positive collective identity for the corridor.  
 
The Applicant had an opportunity to explore other options but insists on adding more signs.  The site 
currently has an excessive amount of signage, directional, freestanding and wall mounted signs. In 
addition a large amount of cars for sale are located directly adjacent to the south property line. Any 
person driving by or stopped at the traffic light can view the merchandise while sitting in their own 
vehicle.  Furthermore, the NBOZ Task Force indicates the majority of the parcels on this corridor are 
in compliance with the Design Guidelines.  The Applicant has indicated they intend to amend the 
Overlay Guidelines to allow special standards that address car dealerships.  However, there has 
been no proposal submitted other than to request more signs for this particular dealership.  
 
4.  Literal interpretation and enforcement of the terms and provisions of this Code would 
deprive the Applicant of rights commonly enjoyed by other parcels of land in the same zoning 
district, and would work an unnecessary and undue hardship:  
 
No. V1-V6. The literal interpretation of the code would not create an unnecessary and undue 
hardship on the Applicant as there are alternative site design options.  Enforcement of the terms and 
provisions of this Code would not deprive the Applicant of rights commonly enjoyed by other parcels 
of land in the same zoning district, and would not work an unnecessary and undue hardship.  The 
property could easily comply to the signage requirements without a negative impact to the site or loss 
of sales area or retail square footage.  Other Property Owners within the same district are subject to, 
and have abided with the same standards as the Applicant.  The remaining parcels that are in the 
unincorporated sections must come in compliance but July 2016.  Therefore there is no deprivation of 
rights by the Applicant.  
 
5.  Grant of variance is the minimum variance that will make possible the reasonable use of 
the parcel of land, building or structure:  
 
No. V1-V6.The granting of the variance is not the minimum variance necessary to make reasonable 
use of the parcel of land.  The variance request is a result of the actions by the applicant as there are 
alternative design options.  The signage can be designed to comply with Code requirements.  
 
6.  Grant of the variance will be consistent with the purposes, goals, objectives, and 
policies of the Comprehensive Plan and this Code:  
 
No. V1-V6.  The granting of the variance will not be consistent with the purposes, goals and 
objectives of the Plan and the Code.  
 
7.  Granting the variance will not be injurious to the area involved or otherwise detrimental 
to the public welfare:  
 
No. V1-V6. The granting of the variance will not be injurious to the area involved yet would be 
detrimental as the purpose and intent of Code is to establish consistent standards for the placement 
and use of signs and other advertising.  The consistency in the standards is especially significant 
when trying to coordinate with an intergovernmental task force created by Interlocal agreement and 
composed of 3 other municipalities as well as the County. 
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ZONING COMMISSION CONDITIONS 
 
EXHIBIT C  
Type II Variance - Standalone  
 
VARIANCE 
1. This Variance is approved based on the layout as shown on the Preliminary Master Sign Program 
for Wall Signage Building A and B dated November 24, 2014.  Only minor modifications by Board of 
County Commissioners or Development Review Officer shall be permitted provided the changes are 
consistent with this Program. (ONGOING: ZONING - Zoning) 
 
2. This Variance is approved for a maximum wall sign area of 163 square feet and a maximum of five 
signs for Building A and  a maximum 160 square feet  and a maximum of three signs for Building B.  
Any change to this maximum signage shall require reconsideration of the Variance by the Zoning 
Commission. (BLDGPMT/ONGOING: BUILDING DIVISION - Zoning) 
 
3. At time of application for a Building Permit, the Property Owner shall provide a copy of this 
Variance approval along with copies of the approved Master Sign Plan to the Building Division. 
(ONGOING: ZONING - Zoning) 
 
4. The Development Order for this non-concurrent Variance shall be valid until July 5, 2016.  All signs 
including those addressed by this Variance approval must comply with the Northlake Boulevard 
Overlay Zone (NBOZ) and the Unified Land Development Code (ULDC) requirements and timelines, 
unless amended. (BLDGPMT/DATE: MONITORING - Zoning) 
 
5. In Granting this Approval, the Zoning Commission relied upon the oral and written representations 
of the Property Owner/Applicant both on the record and as part of the application process.  Deviations 
from or violation of these representations shall cause the approval to be presented to the Board of 
County Commissioners for review under the compliance Condition of this Approval. (ONGOING: 
ZONING - Zoning) 
 
6. Failure to comply with any of the Conditions of Approval for the subject property at any time may 
result in: 
a. The Issuance of a Stop Work Order; the Issuance of a Cease and Desist Order; the Denial or 
Revocation of a Building Permit; the Denial or Revocation of a Certificate of Occupancy; the Denial of 
any other Permit, License or Approval to any developer, owner, lessee, or user of the subject 
property; the Revocation of any other Permit, License or Approval from any developer, owner, lessee, 
or user of the subject property; the Revocation of any concurrency; and/or, 
b. The Revocation of the Official Map Amendment, Conditional Use, Requested Use, Development 
Order Amendment, and/or any other Zoning Approval; and/or, 
c.  A requirement of the development to conform with the standards of the Unified Land Development 
Code at the time of the finding of non-compliance, or the addition or modification of Conditions 
reasonably related to the failure to comply with existing Conditions;  and/or 
d. Referral to Code Enforcement; and/or 
e. Imposition of entitlement density or intensity. 
 
Staff may be directed by the Executive Director of PZ&B or the Code Enforcement Special Master to 
schedule a Status Report before the body which approved the Official Zoning Map Amendment, 
Conditional Use, Requested Use, Development Order Amendment, and/or other zoning approval, in 
accordance with the provisions of Section 2.E of the ULDC, in response to any flagrant violation 
and/or continued violation of any condition of approval. (ONGOING: ZONING - Zoning) 
 
DISCLOSURE 
 
7. All applicable state or federal permits shall be obtained before commencement of the development 
authorized by this Development Permit.  
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Figure 1 Zoning Map 
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Figure 2 Aerial 
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Figure 3 Preliminary Site Plan dated November 25, 2014  
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Figure 4 Preliminary Master Sign Program- dated November 24, 2014 Wall Signage Building A- 
Page 1 
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Figure 5 Preliminary Master Sign Program- dated November 24, 2014 Wall Signage Building B- 
Page 2 
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Figure 6 Approved Site Plan dated September 17, 1997 
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Figure 7 Photos of Existing Wall Signage 
 
 
 
BUILDING A (EAST) SOUTH FRONTAGE FACING NORTHLAKE BOULEVARD 
 

 
 
 
BUILDING B (WEST) SOUTH FRONTAGE FACING NORTHLAKE BOULEVARD 
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Exhibit D: Disclosures 
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Exhibit E: Applicants Justification Statement  dated November 21, 2014 
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