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THE CITY OF KEY WEST 

PLANNING BOARD 

Staff Report 

 

To:   Chair and Planning Board members 

From:   Kevin Bond, AICP, LEED Green Associate, Senior Planner 

Through:  Donald Leland Craig, AICP, Planning Director 

Meeting Date: November 20, 2014 

Agenda Item: Major Development Plan – 1315 Whitehead Street (RE # 00036180-

000000; AK # 1037044) – A request for major development plan approval 

for the construction of seven permanent residential units on property 

located within the Historic High Density Residential (HHDR) Zoning 

District pursuant to Sections 108-91.A.2.(a) and 122-627 of the Land 

Development Regulations of the Code of Ordinances of the City of Key 

West, Florida 
 

Request: Major development plan approval for the demolition of the existing 

nonresidential building and the construction of seven non-transient, single-

family residential dwellings. 

Applicant:  Trepanier & Associates, Inc. 

Property Owner: Southwhitehead, LLC 

Location:   1315 Whitehead Street (RE # 00036180-000000; AK # 1037044) 

Zoning:  Historic High Density Residential (HHDR) 

 
 

Subject 
Property 
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Background / Proposed Development: 

The subject property is located in the 1300 block of Whitehead Street between United and South 

Streets within the HHDR Zoning District. The 0.45-acre property consists of a 6,010-square-foot, 

two-story commercial building last used as offices, which is a nonconforming use. The property 

is within the Key West Historic District. According to the Monroe County Property Appraiser, 

the building was built in 1968 and is a non-contributing structure. The property is located within 

three different FEMA flood zones: AE-8, AE-9 and VE-10. 

 

The proposed development would demolish all existing structures and construct seven (7) new 

two-story, single-family residences. The plans call for seven (7) off-street parking spaces, new 

landscaping, and pools and decks for each unit. Four of the units were via a Transient Unit 

Transfer to be converted to non-transient use pursuant to Planning Board Resolution No. 2006-

035, and two of the units are via a prior Beneficial Use Determination originally approved in 

August 2005. Documentation of these approvals is attached. The Applicant is requesting the 

seventh unit via the City’s Building Permit Allocation System (BPAS). 

 

Major Development Plan review is required due to the construction of five (5) or more 

permanent residential units within the Historic District, pursuant to Section 108-91.A.2.(a) of the 

Land Development Regulations (LDRs) of the Code of Ordinances (the “Code”) of the City of 

Key West (the “City”). 

 

Surrounding Zoning and Uses: 

Surrounding properties are located within the HHDR, Historic Commercial Tourist (HCT) and 

Military (M) Zoning Districts. Surrounding uses include multifamily residential, a tourist 

attraction (the Key West Butterfly and Nature Conservatory), a recreational vehicle rental facility 

and parking lot (Tropical Rent-A-Car) and the Naval Air Station at Truman Annex. Zoning 

districts within 300 feet of the property are HHDR, HCT, M and Historic Residential 

Commercial Core – Duval Street Oceanside (HRCC-3). Other uses within 300 feet of the 

property include single-family residential, condominiums, hotels and guesthouses and the 

Southernmost Point tourist attraction. 

 

Process: 
Development Review Committee (DRC):  August 28, 2014 

Tree Commission, Preliminary:   September 9, 2014 (approved) 

Planning Board:     November 20, 2014 (pending) 

HARC:      pending 

Tree Commission, Final:    pending 

City Commission:     pending 

DEO review:      Up to 45 days, following local appeal period 

 

Evaluation for Compliance with the Land Development Regulations (LDRs) and 

Comprehensive Plan 

City Code Section 108-91.A.2.(a) requires the addition or reconstruction of five or more 

permanent residential units within the Historic District to be reviewed as a Major Development 

Plan. City Code Section 108-196(a) states after reviewing a Major Development Plan or a Minor 

Development Plan for a property and staff recommendations therefor, the Planning Board shall 
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act by resolution to approve, approve with conditions, or disapprove it based on specific 

development review criteria contained in the LDRs and the intent of the LDRs and 

comprehensive plan. The Planning Board resolution shall provide written comments 

documenting any conditions of approval that the Planning Board finds necessary to effectuate the 

purpose of Development Plan review and carry out the spirit and purpose of the Comprehensive 

Plan and the LDRs. If the Development Plan is recommended for disapproval, the Planning 

Board resolution shall specify in writing the reasons for recommending such denial. The 

Planning Board’s decision on a Major Development Plan in the historic district shall be advisory 

to the City Commission. 

 

Planning staff, as required by Chapter 108 of the City LDRs, has reviewed the following for 

compliance with the City's LDRs and Comprehensive Plan as summarized in the following table. 

 

Project Data Summary 

Dimensional 
Requirement 

Required/ 
Allowed 

Existing Proposed 
Change / Variance 

Required? 

Zoning District HHDR  

Flood Zone AE-8, AE-9, 
VE-10 

Site size 19,775 SF; 
0.45 acres 

Maximum density 22 du/acre 0 7 units =  
15.42 du/acre 

+7 units /  
In compliance 

Maximum floor 
area ratio 

1.0 0.33 0.0 -0.33 / 
In compliance 

Maximum height 30 feet Not indicated; 
existing 2-story 

bldg 

30 feet (*need more 
details, cannot verify) 

In compliance* 

Maximum building 
coverage 

50% 17.6% 33% +15.4 / 
In compliance 

Maximum 
impervious surface 

60% 81% 
(nonconforming) 

57% -24 / 
In compliance 

Minimum lot size 4,000 SF 19,775 SF 19,775 SF None 

Minimum lot width 40 feet 100 feet 100 feet None 

Minimum lot depth 90 feet 197.75 feet 197.75 feet None 

Minimum front 
setback 

10 feet 15.94 feet 10 feet -5.94 feet / 
In compliance 

Minimum side 
setback  
(northwest) 

5 feet or 10% 
of lot width 

up to 15 feet 

13.52 feet 10 feet -3.52 feet / 
In compliance 

Minimum side 
setback  
(southeast) 

5 feet or 10% 
of lot width 

up to 15 feet 

~55 feet 10 feet; 5 feet to 
pools & decks 

-45 feet / 
In compliance 

Minimum rear 
setback 

20 feet ~67 feet 20 feet; 5 feet to 
pools & decks 

-47 feet / 
In compliance 

Minimum street 
side setback 

5 feet N/A N/A N/A 
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Project Data Summary 

Dimensional 
Requirement 

Required/ 
Allowed 

Existing Proposed 
Change / Variance 

Required? 

Minimum vehicular 
parking (single-
family or multiple-
family) 

1 space per 
dwelling unit 

x 7 units =  
7 spaces 

Not indicated, but 
at least 25 spaces 

7 spaces 
 

-18 spaces / 
In compliance 

Minimum handicap 
parking 

N/A Not indicated N/A N/A 

Minimum bicycle 
parking 

None Not indicated 14 spaces per 
application, but plans 

not clear 

+14 /  
In compliance 

Minimum open 
space 

35% 5% 36% +31 / 
In compliance 

Landscaping Code Ch 108, 
Arts V & VI 

See analysis See analysis In compliance 

Consumption area 
or number of seats 

 None None None 

 

Concurrency Facilities and Other Utilities or Services (City Code Section 108-233) 

Comprehensive Plan Objective 9-1.5 directs the City to ensure that public facilities and services 

needed to support development are available concurrent with the impacts of new development. 

The analysis considers potable water, sanitary sewer, solid waste, drainage, vehicle trip 

generation and recreation. City Code Section 94-36 requires a concurrency review determination 

to be made concerning the proposed development. The Applicant provided a concurrency 

analysis as part of the Major Development Plan application. Staff reviewed the provided 

concurrency analysis following the criteria in City Code Section 94-36 and determines that 

public facilities are expected to accommodate the proposed development at the adopted level of 

service (LOS) standards. This portion of the report shall serve as the required written 

determination of compliance. 

 

1. Potable water supply 

The potable water LOS standard for residential uses is 93 gallons per capita per day, pursuant to 

City Code Section 94-68. The average household size in the City, as per the 2010 Census, is 2.15 

persons. Utilizing this LOS standard, potable water demand is estimated as follows: 

 

93 gallons x average 2.15 persons per household x 7 units = 1,399.65 gal/day 

 

Therefore, the adopted potable water LOS standard is anticipated to be adequate to serve the 

proposed development. The property is currently serviced with potable water by the Florida Keys 

Aqueduct Authority (FKAA), which has been notified of the upcoming development and has 

available capacity to service the proposed development with the existing infrastructure currently 

in place. 

 

2. Wastewater management 

The sanitary sewer LOS standard for residential uses is 100 gallons per capita per day for 

permanent residents and 90 gallons per capita per day for seasonal residents, pursuant to City 
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Code Section 94-67. Utilizing this LOS standard, sanitary sewer capacity demand is estimated as 

follows: 

 

Based on permanent residents: 100 gal/capita/day x 2.15 persons per household x 7 units = 

1,505 gal/day 

 

Based on seasonal residents: 90 gal/capita/day x 2.15 persons per household x 7 units = 

1,354.5 gal/day 

 

Therefore, the adopted sanitary sewer capacity LOS standard is anticipated to be adequate to 

serve the proposed development. 

 

3. Water quality 

The property is served by the City’s central sewer system. The property is not adjacent to any 

bodies of water. Therefore, no adverse impacts to water quality are anticipated. 

 

4. Stormwater management / drainage 

The stormwater management or drainage LOS standard pursuant to City Code Section 94-69 is: 

i) post-development runoff shall not exceed predevelopment runoff for a 25-year storm event, up 

to and including an event with a 24-hour duration; ii) onsite treatment of the first one inch of 

rainfall must be provided to meet water quality standards; and iii) storm water facilities must be 

designed so as to not degrade any receiving water body. 

 

A drainage plan was submitted indicating that a full stormwater management system would be 

installed and overall impervious area would be reduced. Stormwater would be retained on-site 

through exfiltration trenches and vegetated swales. Therefore, no adverse impacts to stormwater 

management or drainage facilities are anticipated. 

 

5. Solid waste 

The solid waste LOS standard for residential uses is 2.66 pounds per capita per day, pursuant to 

City Code Section 94-71. The proposed development is anticipated to accommodate 15.05 

persons. Utilizing this LOS standard, the demand for solid waste collection and disposal capacity 

is estimated as follows: 

 

Proposed development: 6.37 lb/capita/day x 15.05 persons = 95.87 lbs/day 

 

According to the City’s General Services Division, the contract with Waste Management (WM) 

accounts for a 20 year “window” for waste processing at the Wheelabrator Waste-to-Energy site.  

There are other facilities in South Florida also owned by WM for continued use into the future. 

Therefore, the adopted solid waste LOS standard is anticipated to be adequate to serve the 

proposed development. 

 

6. Roadways 

The roadway LOS standard is set forth in City Code Section 94-72. Whitehead Street is 

classified as a principal arterial roadway with a minimum LOS of D. According to the 2011 

Carrying Capacity Study, Whitehead Street had an existing LOS of D. Trip generation is 
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anticipated to decrease slightly on weekdays, but would increase on weekends. This is largely 

due to the commercial use being replaced by a residential use. The proposed development is not 

anticipated to negatively affect the adopted LOS standard. 

 

7. Recreation 

The recreation LOS standard is five acres of recreation and open space per 1,000 permanent 

residents pursuant to City Code Section 94-70. According to the 2013 Comprehensive Plan Data 

and Analysis, the City is currently providing ample recreation and open space. The proposed 

development is nonresidential in nature and therefore would have no impact on the adopted 

recreation LOS standard. 

 

8. Fire Protection 

The proposed development shall comply with the life safety requirements per the Fire Marshall’s 

direction. 

 

9. Reclaimed water system 

Not proposed by the applicant. 

 

10. Other public facilities 

Based on comments received from the DRC members, and based on the Applicant’s concurrency 

analysis, all public facilities would be expected to accommodate the proposed development at the 

adopted LOS standards. 

 

Appearance, design and compatibility (City Code Section 108-234) 

The development plan shall satisfy criteria established in: 

 

City Code Chapter 102 (historic preservation) 

The property is located within the Key West Historic District and the proposed development 

would need to obtain Certificates of Appropriateness from the Historic Architectural Review 

Commission (HARC) for the proposed demolition of the existing non-contributing structure 

and the construction of the new residences prior to issuance of building permits. 

 

Articles III (site plan), IV (traffic impacts) and V (open space, screening and buffers) of 

City Code Chapter 108 (planning and development) 

The proposed site plan is analyzed in greater detail below. The open space provided would 

increase and new landscaping is proposed. 

 

City Code Section 108-956 (potable water and wastewater) 

Potable water and wastewater were found to be in compliance in the concurrency 

determination above. 

 

Article II (archaeological resources) of City Code Chapter 110 (resource protection) 

There are no known archaeological resources on the property. If any archeological resources 

are discovered during construction, the Applicant would be required to comply with this 

article of the LDRs. 
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Site location and character of use (City Code Section 108-235) 

(a) Compliance. The submitted development plan has been reviewed for compliance with all 

applicable performance criteria set forth in Code Chapter 94 (concurrency management), 

Code Chapter 102 (historic preservation), Code Chapter 106 (performance standards), 

Articles I and III through IX of Code Chapter 108 (planning and development), Code 

Chapter 110 (resource protection) and Code Chapter 114 (signs). 

(b) Vicinity map. The property is situated in the 1300 block of Whitehead Street between United 

and South Streets. A location map is indicated on the survey. 

(c) Land use compatibility. Properties within 100 feet are located within the HHDR, HCT and M 

Zoning Districts. Adjacent land uses within 300 feet include single-family residential, 

multifamily residential, condominiums, hotels and guesthouses, a tourist attraction (the Key 

West Butterfly and Nature Conservatory), a recreational vehicle rental facility and parking 

lot (Tropical Rent-A-Car), the Naval Air Station at Truman Annex and the Southernmost 

Point tourist attraction. No unincorporated parts of the county are located nearby, nor would 

any be impacted by the proposed development. 

(d) Historic and archeological resource protection. The project’s impact on archaeological and 

historic resources is being coordinated through the DRC and would be reviewed by the 

HARC through a Certificate of Appropriateness. 

(e) Subdivision of land. No subdivision of land is proposed. 

 

Appearance of site and structures (City Code Section 108-236) 

The Applicant submitted a development plan that generally exhibits harmonious overall design 

characteristics in compliance with the performance standards stipulated in Code Sections 108-

278 through 108-288, as analyzed and reflected in the staff recommendation below. 

 

Site plan (City Code Section 108-237) 

The Applicant submitted a site plan pursuant to City Code Section 108-237, which is analyzed in 

greater detail below. 

 

Architectural drawings (City Code Section 108-238) 

The Applicant submitted architectural drawings prepared by a professional architect registered in 

Florida pursuant to City Code Section 108-238. 

 

Site amenities (City Code Section 108-239) 

Proposed site amenities include seven (7) off-street parking spaces, internal walkways 

connecting to the public sidewalk, a new stormwater drainage system and increased open space 

and landscaping. This project also qualifies for the 1% set-aside for public art. 

 

Site survey (City Code Section 108-240) 

The Applicant submitted a site survey pursuant to City Code Section 108-240. 

 

Soil survey (City Code Section 108-241) 

Not applicable. 
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Environmentally sensitive areas (City Code Section 108-242) 

No environmentally sensitive areas are located on or near the property, which is located within 

the AE-8, AE-9 and VE-10 flood zones. 

 

Land clearing, excavation and fill, tree protection, landscaping and irrigation plan (City 

Code Section 108-243) 

(a) Land clearing, excavation and fill. All existing development would be demolished and 

existing landscaping would be removed. Tree mitigation is required and proposed. 

(b) Tree protection. Any existing trees and landscaping would be removed. The City’s Urban 

Forestry Manager and the Tree Commission are reviewing the proposed tree removal and 

landscape plans. Conceptual approval was granted on September 9, 2014. 

(c) Landscaping plan. The submitted plan indicates landscaping incorporated along the 

perimeter and street fronts of the property, as well as between the houses. Landscaped open 

space would increase from 5% to 36%. Full compliance with landscape buffer requirements 

of the LDRs is proposed. No modifications or waivers are requested as part of this 

application. No environmentally sensitive areas exist. 

(d) Irrigation plan. None provided, but an irrigation plan is a recommended condition. 

 

On-site and off-site parking and vehicular, bicycle, and pedestrian circulation (City Code 

Section 108-244) 

Currently, a parking lot for the former office building exists on the property with spaces for 

approximately 25 vehicles. The proposed plan would provide the minimum seven (7) required 

off-street parking spaces for the proposed seven (7) residential dwelling units. 

 

There is no existing bicycle parking on the property. The submitted plans indicate bicycle 

parking, although the LDRs do not require bicycle parking for single-family residential uses. 

 

Vehicular and bicycle circulation would be provided by a single driveway connection to 

Whitehead Street. Pedestrian circulation would be provided by proposed internal walkways. 

 

Housing (City Code Section 108-245) 

Seven (7) permanent (non-transient) residential dwelling units are proposed. The units are all 

two-story, three-bedroom single-family residences. Sizes range between 1,643 and 1,800 square 

feet. No information on price or rental range was provided, but the application states that units 

would be sold at market rates. No subdivisions or lots to be sold are proposed. The Applicant has 

proposed to contribute one full permanent residential BPAS-exempt unit to the City from a 

redevelopment project at 416 Louisa Street as an in-lieu contribution to the City’s work force 

housing requirements (see attached documentation). The Applicant would need to execute a 

“Waiver and Release of Building Permit Allocation” affidavit prior to the issuance of the first 

Certificate of Occupancy for this Major Development Plan. The proposed development involves 

the redevelopment of existing units or units from the City’s BPAS and therefore should have no 

detrimental effect on hurricane evacuation. 

 

Economic resources (City Code Section 108-246) 

An analysis of estimated average ad valorem tax yield from the proposed project was not 

submitted by the applicant. However, it is expected the tax yield would be greater than that from 
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the existing improvements on the property. No construction expenditure was given by the 

applicant. No estimated number of employees was given by the applicant. 

 

Special considerations (City Code Section 108-247) 

(a) The relationship of the proposed development to the City’s land use plans, objectives and 

policies is being evaluated as part of this analysis. The relationship of the proposed 

development to public facilities was evaluated above and no conflicts were identified. 

(b) The project is located within the historic district and the AE-8, AE-9 and VE-10 flood zones. 

(c) No unincorporated portions of the county would be impacted by the proposed development. 

(d) The project does not front a shoreline, so shoreline access would not be impeded. 

(e) No special facilities are proposed to accommodate bus ridership, nor are any expected for 

this type of use. The property is served by several City bus routes and the Lower Keys 

Shuttle, with bus stops located within a half-block to two blocks away. 

(f) The application does not highlight any special design features that are proposed to reduce 

energy consumption. However, the project would be required to comply with the energy 

efficiency requirements of the state and city building codes for new commercial buildings. 

Additionally, the unit subject to BPAS would be required to obtain a baseline LEED or 

FGBC green building certification and utilize a rainwater cistern. 

(g) The property is located within the AE-8, AE-9 and VE-10 flood zones and would not have 

any usable area below the bottom floor. The elevation plans indicate the first floor 2.5 feet 

above grade. 

(h) Private recreation facilities are proposed in the form of small pools for each unit. 

(i) Coordination with applicable agencies is being facilitated through the DRC. 

(j) No wetlands or submerged land would be impacted. 

 

Construction management plan and inspection schedule (City Code Section 108-248) 

The project would be completed in one phase. A detailed construction schedule was not 

submitted. Staff recommends that temporary construction fencing and erosion barrier be installed 

and maintained during all phases of demolition and construction. Staff recommends that all City 

streets and sidewalks shall be kept clean and safe during all phases of demolition and 

construction. 

 

Truman Waterfront Port facilities (City Code Section 108-249) 

Not applicable. 

 

Site plan (City Code Chapter 108, Article III) 

The City shall not approve a site plan unless a finding is made that such site plan conforms to all 

applicable sections of the LDRs, pursuant to City Code Section 108-276, as analyzed below. 

 

Site location and character of use (City Code Section 108-277) 
The suitability of the location for the proposed use is being determined in this analysis. 

 

Appearance of site and structures (City Code Section 108-278) 

The proposed building is a contemporary architectural design that would create an overall 

pleasing and harmonious environment with increased landscaped open space. 
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Location and screening of mechanical equipment, utility hardware and waste storage 

areas (City Code Section 108-279) 

All mechanical equipment, utility hardware and waste storage areas as indicated on the plans 

would be screened by fences, landscaping or the houses themselves. 

 

Front-end loaded refuse container location requirements (City Code Section 108-280) 

None proposed. 

 

Roll-off compactor container location requirements (City Code Section 108-281) 

None proposed. 

 

Utility lines (City Code Section 108-282) 

In new construction, all utility lines shall be placed underground. 

 

Commercial and manufacturing activities conducted in enclosed buildings (City Code 

Section 108-283) 

No commercial activities proposed. 

 

Exterior lighting (City Code Section 108-284) 

No exterior lighting information was provided. Light sources shall be shielded in accordance 

with City Code Section 108-284. 

 

Signs (City Code Section 108-285) 

No signs proposed. 

 

Pedestrian sidewalks (City Code Section 108-286) 

There is an existing public sidewalk along Whitehead Street. Internal walkways and a 

connection to the City sidewalk are proposed. 

 

Loading docks (City Code Section 108-287) 

No loading docks required or proposed. 

 

Storage areas (City Code Section 108-288) 

No exterior storage areas are proposed. 

 

Land clearing, excavation or fill (City Code Section 108-289) 

Being located within A and V flood zones, the proposed development must be designed to 

comply with City and federal regulations for development within floodplains. A proposed 

stormwater management would address drainage and runoff on the site. Vegetation removal 

is being reviewed by the Urban Forestry Manager and the Tree Commission. Staff 

recommends temporary fencing and silt barriers during demolition and construction to 

prevent soil and debris from running into City streets and sidewalks. 

 

Landscaping (Code Chapter 108, Article VI) 

A landscape plan is required as part of development plan review, pursuant to City Code Section 

108-411. The submitted plan indicates landscaping incorporated along the perimeters of the 
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property and between the houses. Landscaped open space would increase above the existing 

amount. The Applicant intends to be in full compliance with all landscape buffer requirements of 

the LDRs, but some minor corrections or a request for modifications are required as outlined in 

the following table. 

 

Landscaping Modification / Waiver Summary 

Landscaping Type Minimum Required Existing Proposed Change/Waiver 

Land use buffer 
(Sec. 108-347) 
 
Proposed Use: 
Single-family, 
detached 

Type B for multi-family 
residential uses along 
front and both sides; 
Type C for low impact 
use along rear; plant 
units required varies 

None Type B along 
north side, 

Type C along 
rear, none 

along south 
side 

Type B buffer 
along south 

side, or 
modification 

required 

Minimum 
landscaping 
requirement 
(Sec. 108-412) 

35% 5% 36% +31 / 
In compliance 

Street frontage 
(Sec. 108-413) 

Less than 0.5 acre site 
area = 10’ wide, 40 plant 
units per 100 linear feet; 
minimum 40 plant units 

required 

None 10’ wide, 39 
plant units 

Minimum 40 
plant units, or 
modification 

required 

Interior parking areas 
(Sec. 108-414) 

Not applicable None Not applicable Not applicable 

Perimeter parking 
landscaping  
(Sec. 108-415) 

Not applicable None Not applicable Not applicable 

Nonvehicular use 
areas (Sec. 108-416) 

Site with less than 30% 
nonvehicular open 

space (NOS): 4 trees / 
2,000 SF NOS 

None 8 trees 
required, 15 

trees proposed 

In compliance 

 

Staff recommends that, if approved by the Planning Board, the Applicant be allowed to make the 

minor corrections to the plans outlined above to ensure full compliance with the LDRs rather 

than grant a modification to the landscaping requirements. 

 

Off-street parking and loading (Code Chapter 108, Article VII) 

Already addressed in above analysis. 

 

Stormwater and surface water management (Code Chapter 108, Article VIII) 

A stormwater management plan was submitted indicating that surface water management is 

designed for the 25-year/72-hour storm event, as required. Stormwater would be retained on-site 

through an exfiltration trench in the parking lot and vegetated swales. Staff recommends that the 

applicant consider using additional pervious material for parking surfaces, and that downspouts 

direct rainwater to cisterns for landscape irrigation or to on-site stormwater retention areas. 
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Utilities (Code Chapter 108, Article IX) 

Access to potable water, access to wastewater disposal systems and conservation of potable 

water supply were analyzed in the above concurrency management determination and were 

found in compliance. 

 

Art in Public Places (City Code Section 2-487) 

The proposed development, being a Major Development Plan, qualifies for the City’s Art in 

Public Places (AIPP) program, pursuant to City Code Section 2-487. The AIPP program requires 

1% of construction costs to be set-aside for the acquisition, commission and installation of 

artwork on the subject property. The program applies to new construction projects exceeding 

$500,000 and renovation projects exceeding $100,000. A construction cost estimate was not 

provided by the applicant. A full public art plan would be required to be approved by the AIPP 

Board prior to building permit issuance. 

 

RECOMMENDATION 

The Planning Department, based on the criteria established by the Comprehensive Plan and the 

Land Development Regulations, recommends to the Planning Board that the request for Major 

Development Plan be APPROVED with the following conditions: 

 

General conditions: 

1. The proposed development shall be consistent with the architectural plans by William 

Shepler, Architect, the civil plans by Allen E. Perez, P.E., and the landscape plans by Ladd 

B. Roberts, Landscape Architect; notwithstanding the revisions requested and recommended 

by staff. 

 

2. A Building Permit Allocation System (BPAS) award of one residential dwelling unit with an 

ESFU of 1.0 shall be obtained prior to building permit issuance for the seventh proposed 

residence. 

 

3. During all phases of demolition and construction, temporary fencing and erosion barriers 

shall be installed and maintained. All adjacent City streets and sidewalks shall be kept clean 

and clear of construction debris. 

 
4. Exterior lighting shall be shielded in accordance with City Code Section 108-284. 

 

Conditions prior to the City Commission hearing: 

5. The applicant shall address all of staff’s and the DRC’s concerns as outlined in the 

November 19, 2014 staff letter and the August 28, 2014 DRC minutes. 

 

6. The applicant shall submit an irrigation plan pursuant to City Code Section 108-243(d). 

 

Conditions prior to issuance of a building permit: 

7. Approval of a Public Art Plan shall be obtained from the AIPP Board, pursuant to City Code 

Section 2-487, and may include payment of an in-lieu fee. 
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Conditions prior to issuance of a Certificate of Occupancy: 

8. Per the correspondence dated October 23, 2014, the Applicant offered to voluntarily 

contribute one full permanent residential BPAS-exempt unit to the City as an in-lieu 

contribution to the City’s work force housing requirements. Therefore, the Applicant shall 

execute a “Waiver and Release of Building Permit Allocation” affidavit prior to the issuance 

of the first Certificate of Occupancy for this Major Development Plan. 

 

9. On-site artwork shall be installed and inspected by the City pursuant to Code Section 2-487. 

 

10. The property owner shall obtain and maintain a Conditional Approval Permit, pursuant to 

City Code Chapter 18, Article XII, Division 1. The City Code Compliance shall inspect the 

property on an annual basis upon reasonable notice to determine compliance with the above 

conditions. 



Application 
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Project Analysis 
Major Development Plan 
 
1315 Whitehead Street 
(RE No. 00036180-000000) 
 
 
 
Project Description (Sec. 108-229): 
Demolish existing nonconforming vacant office building and construct 
seven single family residential dwellings in the HHDR district.  No 
variances are requested. 

 
 
The proposed redevelopment will alter existing intensity of 
the site in the following manner: 
 

• Land Use Intensity:    30% decrease 
• Comm. Floor Area:    100% decrease 
• Parking Demand: 30% (16 sp.) decrease 
• Trip Generation: Negligible Change 
• Open Space:             15.4% increase 
• Impervious Surf: 29% decrease 
• Landscaping:  300% increase 

 
 

Project Analysis: 
The following is an analysis of the proposed project including development plan and conditional 
use approval criteria. 
 
Existing development is depicted in attached surveys and plans, including: 

 Name of Development 
 Name of Owner/ 

Developer 
 Scale 
 North arrow 
 Preparation and 

revision dates 

 Location/ street address 
 Size of site 
 Buildings 
 Structures 
 Parking 
 FEMA flood zones 
 Topography 

 Easements 
 Utility locations 
 Existing vegetation 
 Existing storm water 
 Adjacent land uses 
 Adjacent buildings 
 Adjacent driveways 

 
Proposed development is depicted in attached plans prepared by licensed engineers, including: 

 Buildings 
 Setbacks 
 Parking 
 Driveway dimensions and 

material 
 Utility locations 

 Garbage and recycling 
 Signs 
 Lighting 
 Project Statistics 
 Building Elevations 
 Height of buildings 

 Finished floor elevations 
 Height of existing and 

proposed grades 
 Drainage plan 
 Landscape Plan 
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Title Block (Sec. 108-227): 
Name of development: 1315 Whitehead Street 

Property Owner:  Southwhitehead, LLC 
 Jim Nichols, Registered Agent  
 James Nichols, MGRM 

Developer:  PPKW, LLC 
 Paul Misch, Registered Agent 
 Paul Misch, MGRM 

Scale:  1” = 10’-0” 

Preparation and revision dates:  As noted on plans 

Location:  1315 Whitehead Street 

 
Key persons and entities (Sec. 108-228) involved in this project are as follows: 

Property Owner:  Southwhitehead, LLC 
 Jim Nichols, Registered Agent  
 James Nichols, Title MGRM 

Authorized Agent:  Trepanier & Associates, Inc. 

Architect:  William Shepler 

Engineer:  Perez Engineering & Development, Inc. 

Surveyor:  Survey, Inc.  

Landscape Architect:  Landwise Design 

Legal and Equitable Owners:  Southwhitehead, LLC 
 Jim Nichols, Registered Agent  
 James Nichols, Title MGRM 

 PPKW, LLC 
 Paul Misch, Registered Agent 
 Paul Misch, Title MGRM 

Solutions Statement: 
The existing commercial floor area will be eliminated. Only the residnetial dwellings will be 
rebuilt. The plan fully complies with open space, landscaping and stormwater requirements. 
Onsite parking will conform to the parking requirements of the code. 
 
The proposed redevelopment will alter existing intensity of the site in the following manner: 

o Land Use Intensity: 30% decrease 
o Comm. Floor Area: 100% decrease 
o Parking Demand: 30% (16 sp.) decrease 
o Trip Generation: Negligible Change 
o Open Space: 15.4% increase 
o Impervious Surf: 29% decrease 
o Landscaping: 300% increase  
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Site Data Table: 
Site Data Permitted/ Required Existing Proposed Compliance 

Zoning HHDR HHDR No Change Complies 
Min Lot Size 4,000 sq. ft. 19,775 sq. ft. No Change Complies 
Legal Description KW FILER BOYLE SUB N-476 LOT 6 SQR 3 TR 16 

Building Size 2 story commercial structure as depicted on 
the attached survey 

2-story residential dwellings as depicted 
on the attached site plans 

Commercial F.A.R. 0.00 (0.0 sq. ft.) 32.9% (6,510 sq. ft.) 0.00 (0 sq. ft.) Complies 
Density (u/a) 16 u/a (7.6 units) 23 units No Change Complies 
Height 30’  Unk. 30 ft. Complies
Open Space 35% (6,921 sq.ft.) 5% (988.75 sq.ft.) 36% (7,062 sq.ft.) Complies
Building Coverage 50% (9,887.5 sq.ft.) 17.6% (3,480 sq.ft.) 33% (6,492 sq. ft.) Complies
Impervious Surface 60% (11,865 sq.ft.) 81% (16,082 sq.ft.) 57% (11,350 sq.ft.) Complies 
Pervious Surface  3,693 sq.ft. 7,621 sq.ft. N/A 
Landscape Area 20% (3,955 sq. ft.) ~5% (~988 sq. ft.) 20% (3,960 sq. ft.) Complies

Landscape Buffers Front 10ft R.O.W. Buffer 
Sec. 108-413 None 10ft R.O.W. Buffer 

Sec. 108-413 Complies 
Right Side No Buffer, Sec. 108-347 None No Buffer, Sec. 108-347 Complies

Left Side Buffer B, Sec. 108-347 None Buffer B, Sec. 108-347 Complies
Rear Buffer C, Sec. 108-347 None Buffer C, Sec. 108-347 Complies

Setbacks:              Front 10 ft. 10 ft. 10 ft. Complies
Right Side 10 ft. 10 ft. 10 ft. Complies

Left Side 10 ft. 10 ft. 10 ft. Complies
Rear 20 ft. 20 ft. 20 ft. Complies

Parking – Auto 7 sp. NA 7 sp. Complies 
 
Other Project Information (Sec. 108-230):  

1. Construction is proposed in a single phase to progress steadily based on Key West 
LDRs, building codes, funding, and BPAS.  

2. The target date for commencement shall follow entitlement approvals as quickly as 
possible. 

3. Expected date of completion is within 1 year of commencement. 

4. The proposed development plan is contained herewith. 

5. This application proposes to construct seven, two-story residential dwellings as depicted 
on the plans.  

6. Project is not a planned unit development. 

7. The project will comply with federal flood insurance regulations. 

8. This project is not located in an environmentally sensitive area.  
 
Residential Developments (Sec. 108-231): 

• 2 market-rate owner-occupied 3 bedroom/3 bath single family dwelling units 

• 5 market-rate owner-occupied 3bedroom/2 ½ bath single family dwelling units 
 
Intergovernmental Coordination (Sec. 108-232): 

Coordination will occur through the Development Review Process of the City of Key West 
and all applicable Regional, State and Federal Agencies. 

 
Schedule of Approval Process: 
 The following development approval schedule and process is anticipated: 

Step Date 



October 21, 2014 
Page 4 of 15 

 
 

1. Submit Applications 08/01/14 
2. Tree Commission submission 08/20/14 
3. Development Review Committee (DRC)  Meeting 08/28/14 
4. Tree Commission (conceptual design) 09/09/14 
5. Historical Architecture Review Committee (HARC) submission 11/03/14 
6. Planning Board Meeting  11/20/14 
7. Tree Commission submission 11/19/14 
8. Historical Architecture Review Committee (HARC) 11/25/14 
9. Tree Commission 12/09/14 
10. City Commission Meeting 01/06/14 
11. City Commission Appeal Period 30 days 
12. Florida Department of Economic Opportunity Appeal Period (45 

days) 45 days 

 * Alternative submission date granted by Director of Community Development Services 
 
Concurrency Facilities and Other Utilities or Services (Sec. 108-233): 

1. Based on the City of Key West adopted level of service the potable water demand is not 
anticipated to change at the end of this single-phase development plan (pursuant to Sec. 
94-68, the potable water LOS for nonresidential development is 650 gal/acre/day). 
 

Potable water demand is estimated to be 2,604 gal/day. 
 
As demonstrated in the Concurrency Analysis below the supply system can provide 
adequate water for the proposed development, and there are no system 
improvements required to maintain the adopted level of service.  The project team is 
coordinating with the FKAA and the City of Key Wets Fire Department to determine 
that the water pressure and flow will be adequate for fire protection for the proposed 
type of construction. 

 
2. Based on the City of Key West adopted level of service the wastewater demand is not 

anticipated to change at the end of this single-phase development plan (pursuant to Sec. 
94-68, the wastewater LOS for nonresidential development at 660 gal/day/acre). 
 

The wastewater flow is anticipated to be 105.6 gal/day 
 
As demonstrated in the Concurrency Analysis below no change is required in the 
capacity of the treatment and transmission facilities of wastewater.  No system 
improvements are required to maintain the adopted level of service. 

 
3. No adverse impacts to the quality of receiving waters are anticipated before, during or 

after construction. 

4. Changes to the existing storm water management situation is depicted on the attached 
plans. 

5. Solid waste (i.e. construction debris) generated by the project will be handled by a 
licensed waste hauler. 

6. Potential Trip Generation: Please see the traffic analysis 

7. The City of Key West’s adopted level of service for recreational infrastructure is not 
affected by commercial development. 

8. Fire hydrant locations, if necessary, will be determined as per DRC direction or as 
otherwise required by the Fire Department. 
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9. Reclaimed water use is not anticipated. 

10. As demonstrated by the attached Concurrency Analysis, there will be no adverse effects 
on public facilities. 

 
Appearance, design, and compatibility (Section 108-234): 

This development plan satisfies criteria established in Chapter 102; Articles III, IV and V of 
Chapter 108; Section 108-956; and Article II of Chapter 110 of the Key West City Code in 
the following manner:   

• Chapter 102 – This property is located within the Historic District and will go through 
all appropriate HARC approvals as necessary. 

• Articles III, IV and V of Chapter 108 – As demonstrated by the site plan, trip 
generation analysis, and the site data calculations, the project complies with the 
requirements of the Articles. 

• Chapter 110 – As demonstrated in this application, the proposed development 
complies with the resource protection requirements of Chapter 110. 

 
Site Location and Character of Use (Section 108-235):   
            

(a) Compliance.  This development plan complies with the requirements set forth in the 
Key West City Code as they pertain to Concurrency Management, Outdoor Displays and 
Nuisances, Resource Protection, 
Signs, and Articles I and III to IX of 
Chapter 108 of the Key West City 
Code.  

    
(b) Vicinity Map.  

 
(c) Land Use Compatibility. The project 

site is located in the Historic High 
Density Residential District (HHDR) 
zoning district. The intent of the 
Historic High Density Residential 
District is to accommodate historic 
high density residential development 
for permanent residents, including single-family, duplex, and multiple-family residential 
structures.  It’s purpose is to provide a management framework for preserving the 
residential character and historic quality of the old Town central residential community.  
Commercial use is not permitted in the HHDR district, which is the most recent use of 
the current structure on the site. 

 
(d) Historic and archeological resource protection. The site located within the Historic 

District. Any archeological resources will be protected as required. 
 
(e) Subdivision of Land. No subdivisions are anticipated. 

 
Appearance of Site and Structures (Sec. 108-236): 

Attached site plan complies with Sections 108-278 through 108-288 of the Key West City 
Code.  (See below.) 
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Site Plan (Sec. 108-237): 

Site plan of proposed development drawn consistently with Sec. 108-237 is attached. 
 

Architectural Drawings (Sec. 108-238): 
All architecture or engineering designs were prepared and sealed by a professional architect 
or engineer registered in the state pursuant to F.S. Ch. 471 and 481, respectively, 
consistent with the provisions of this Section. 

 
Site Amenities (Sec 108-239): 

The attached site plan includes proposed amenities which are required to comply with 
appearance, design and compatibility regulations outlined in chapter 102; articles III, IV and 
V of this chapter; section 108-956; and article II of chapter 110. 

 
Site Survey (Sec 108-240): 

Survey of the site is attached. 
 
Soil Survey (Sec 108-241): 

Soil surveys are not anticipated as part of this project. 
 

Environmentally Sensitive Areas (Sec. 108-242): 
No Environmentally sensitive areas exist on this site.  
 

Land clearing, excavation and fill, tree protection, landscaping and irrigation plan (Sec. 
108-243): 

All proposed clearing, excavation and landscaping is depicted on attached plans.  
 

On-site and off-site parking and vehicular, bicycle, and pedestrian circulation (Sec. 108-
244): 

All proposed on-site parking and vehicular, bicycle, or pedestrian circulation is depicted on 
attached plans.   
 
There is a 6,510 sq. ft. reduction in commercial floor area and thus a commensurate 
reduction in commercial parking demand of 16 spaces. The seven proposed residential 
dwellings will require and provide of 7 on-site parking spaces.  
 

Use Floor Area (sq. ft. or units) Parking Impact (spaces) 
Existing Proposed Rqmt. Existing Proposed 

Commercial 6,510 sq. ft. 0 sq. ft. 0.25 bike/auto 0 0 
1auto/ 300 sq. 23 0 

Residential Dwellings 0 units 7 units 0 Bike/ auto 0 14 
1auto sp/ unit 0 7 

 
Housing (Sec 108-245): 

(a) Housing types shall be as follows: 
Permanent: 7 units of approximately 2,000 sq. ft. sold at market-rates 

(b) No lots are intended to be sold without constructed dwelling units. 

(c) This market-rate project is a redevelopment of 4 existing BPAS-exempt units, 2 
beneficial units, and 1 BPAS allocation. 
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(d) All units proposed for redevelopment are BPAS, BPAS-exempt, or beneficial use. All 
have been considered within the hurricane evacuation model.  

 
Economic Resources (Sec 108-246): 

Trepanier & Associates, Inc. has contacted the Monroe County Property Appraiser’s office 
to seek assistance in estimating the average ad valorem tax yield from the proposed project.   
 

Special Considerations (Sec 108-247): 
The proposal complies with the goals, objectives and policies of the comprehensive plan 
and as demonstrated by this and the concurrency analysis there are no conflicts with the 
existing public facilities, such as wastewater treatment and transportation.  
 
This project complies with all City land use plans, objectives and policies. 
 

Construction Management Plan and Inspection Schedule (Sec 108-248): 
The proposed development is single-phase. Construction is proposed to progress steadily 
based on Key West LDRs, building codes, and funding. Construction is expected to 
commence as soon as possible. 
 

Truman Waterfront Port Facilities (Sec 108-249):  
This project is not located at the Truman Waterfront Port 
 

SITE PLAN SPECIFIC CRITERIA 
 
Scope (Sec 108-276): 

This site plan conforms to all applicable sections of land development regulations. 
 

Site Location and Character of Use (Sec. 108-277): 
As depicted, the site has sufficient size, adequate specifications, and infrasturcture to 
accommodate the proposed use.  
 

Appearance of Site and Structures (Sec. 108-278): 
This applications’ development plan exhibits harmonious overall design characteristics in 
compliance with the performance standards stipulated in sections 108-278 through 108-288. 

 
Location and screening of mechanical equipment, utility hardware and waste storage 
areas (Section 108-279): 

All mechanical equipment and utility hardware will be appropriately screened and receive 
HARC approval.  As single family residences, each dwelling unit will be provided with the 
appropriate waste and recycling container as provided by waste management services. 
 

Front-end loaded refuse container requirements (Sec. 108-280): 
NA - No Front-end loaded refuse containers are proposed. 

 
Roll-off Compactor Container location requirements (Sec. 108-281): 

NA - No Roll-off Compactor Containers are proposed. 
 

Utility lines (Section 108-282): 
 The proposed project will require installation of new utility services.  Installation will be 
 coordinated with appropriate utility agency and in accordance with Section 108-282.  
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Commercial and manufacturing activities conducted in enclosed buildings (Section 108-
283):  

No commercial or manufacturing activities are proposed. 
 

Exterior Lighting (Section 108-284): 
All proposed lighting shall be dark sky-styled arranged to eliminate glare on roadways, 
streets and water, and shall direct light away from adjacent properties. Shielding of lighting 
elements shall be accomplished by using directional fixtures or opaque shades.  

 
Signs (Section 108-285): 

No signage is proposed.  
 

Pedestrian sidewalks (Section 108-286):  
The sidewalks in front of the property along Whitehead shall be constructed/ repaired 
pursuant to code requirements. 
 

Loading docks (Section 108-287): 
No loading docks are required or proposed. 
 

Storage Areas (Section 108-288): 
No outdoor storage areas are proposed. 
 

Land Clearing, Excavation, and Fill (Sec 108-289): 
(a) No site work shall be undertaken, without prior plan approval, which: 

1. Impacts the 100-year floodplain or impacts a designated conservation area; 
2. Redirects and/or increases or reduces off-site natural drainage or runoff from a 

site; or 
3. Results in removal of vegetation. 

 
(b) The attached stormwater management plan was prepared by a state-registered engineer 

and other competent professionals and demonstrates compliance with the city's surface 
water management performance criteria in article VIII of Chapter 108. In addition, the 
plans for land excavation or fill demonstrate that the proposed site alterations include 
mitigation techniques designed to comply with performance criteria addressing the 
following: 

1. Native habitat protection as provided in articles III, IV, V and VII of chapter 110; 
2. Site reclamation, including restoration of vegetative cover within disturbed upland 

open space; planting and stabilizing banks of drainageways with vegetation which 
is tolerant to anticipated changes in water levels, including hydric conditions as 
provided in articles III, IV and VII of chapter 110; 

3. Sedimentation and soil erosion control will be provided pursuant to section 108-1 
and articles III, IV and VII of chapter 110; 

4. Aquifer recharge shall be protected pursuant to articles III, IV, VII and VIII of 
chapter 110; 

5. Flood damage shall be prevented as provided in articles III, IV and VII of chapter 
110; and 

6. Tree and native vegetation shall be protected as provided in article VI of this 
chapter; and articles III, IV, V and VI of chapter 110. 
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(c) No borrow pits or mining activities are proposed as part of this application.   
 
Open Space, Screening, Buffers and Landscaping (Article V and VI) of Chapter 108: 

(a) Open space is proposed to be comprised of permeable open surfaces, excluding 
principal structures and impermeable surfaces. No parking or paved areas is proposed 
be included as open area. Active recreation areas are counted as open area. 

 
(b) Open space for this project is proposed to be 35% as depicted on the plans. 
 
(c) As depicted on the plans, open space and spaces between buildings required by this 

Article V, is proposed to be located and improved so as to reasonably serve the 
purposes for which the requirements are intended. These purposes include provision of 
adequate light and air, appropriate separation between buildings and uses, 
enhancement of privacy, sufficient area for recreation and leisure pursuits in residential 
areas, and to facilitate surface water drainage. 

 
(d) The natural landscape of the site is proposed to be preserved as much as possible for 

purposes of enhancing the general appearance of the site as well as to prevent 
excessive stormwater runoff, erosion, siltation and dust. Prior to the issuance of a 
certificate of occupancy for a new development, the owner/applicant proposes to remove 
all nuisance and invasive exotic vegetation from the site for which a development order 
or permit is requested. Nuisance plants include those plants which may or may not be 
native, and their growth habits are hard to control or they exhibit some undesirable 
features. Invasive exotic vegetation is those plants which have been introduced into the 
area and may have undesirable growth habits or maintenance constraints. 

 
Request for Modification (Sec. 108-517): 
 No modifications or waivers are requested. 
 
Off-street parking and loading (Article VII):  

Use Floor Area (sq. ft. or units) Parking Impact (spaces) 
Existing Proposed Rqmt. Existing Proposed 

Commercial 6,510 sq. ft. 0 sq. ft. 0.25 bike/auto 0 0 
1auto/ 300 sq. 23 0 

Residential Dwellings 0 units 7 units 0 Bike/ auto 0 14 
1auto sp/ unit 0 7 

 
Storm water and Surface Water Management (Article VIII): 

Proposed changes to the existing storm water management system are shown on attached 
plans. 
 

Flood Hazard Areas (Division 4 - Sections 108-
821 through 108-927): 

The proposed project is located in the VE-10, 
AE-9, and AE-8 flood zones. 

 
Utilities (Article IX):    

See Concurrency Analysis below. 
 
CONCURRENCY ANALYSIS: 

The City’s Comprehensive Plan Objective 9-
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1.5 directs the City to ensure that facilities and services needed to support development are 
available concurrent with the impacts of new development. 
 

The following specific issues are analyzed: 
1. Potable Water & Sanitary Sewer 
2. Recreation (for residential development only) 
3. Solid Waste 
4. Drainage 
5. Roads/Trip Generation 

The following concurrency analysis reflects the anticipated impacts resulting from the 
proposed project.  

 
Potable Water & Sanitary Sewer “Planned improvements in potable water and/or 
wastewater systems required to establish and/or maintain adopted water and wastewater 
levels of service.  System improvements and proposed funding resources required for 
implementing any improvements required to establish and/or maintain adopted potable 
water and wastewater system level of service standards1:” 
 
Potable Water. Sec. 94-68 sets the level of service for residential potable water at 93 gal/ 
capita/ day and nonresidential at 650 gal/acre/day. 
 

Commercial Analysis: 
1. Existing nonresidential capacity required based on site size: 292.5 gal/day. 

   The total capacity required for nonresidential use on 0.45  acres:  
   650 gall/day x 0.45 acres = 292.5 gal/day 

 
2. Proposed nonresidential capacity required based on site size: 0.0 gal/day. 

   The total capacity required for nonresidential use on 0.45  acres:  
   No nonresidential use proposed = 0.0 gal/day 

 
3. Existing nonresidential capacity required based on commercial floor area: 

97.14 gal/day 
   The total capacity required for nonresidential use on 0.14 acres:  
   650 gall/day x 0.14 acres = 97.14 gal/day 

 
4. Proposed nonresidential capacity required based on commercial floor area:  

0 gal/day. 
   The total capacity required for nonresidential use on 0.14 acres:  
   650 gall/day x 0.0 acres = 0.0 gal/day 

 
Residential Analysis: 

1. Existing capacity required for residential use of 0 people is: 0 gal/day 
   The total capacity required for residential use for 0 people:  

93 gal/capita/day x 0 people = 0 gal/day 
 

2. Proposed capacity required for residential use of 282 people is: 2,604 
gal/day 

   The total capacity required for residential use of 28 people:  
                                                      

1 The City of Key West’s Comprehensive Plan Policy 9-1.5.1: Resolving Concurrency Issues. 
2 Pursuant to City code 122.1472 
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93 gal/capita/day x 28 people = 2,604 gal/day 
 

Based on the concurrency management calculation prescribed in the Comprehensive Plan, 
there is minimal increase in the proposed capacity required by Key West Comprehensive 
Plan LOS standards; the Florida Keys Aqueduct Authority has the capacity to supply 
adequate service to this property, as demonstrated below. 

 
FKAA Supply Capacity: 

The Florida Keys Aqueduct Authority (“FKAA”) has adequate supply capacity to 
serve the potential development. FKAA has constructed facilities on the mainland in 
Florida City to expand water supply for the Florida Keys. This permitted and 
constructed improvement enables FKAA to provide over 23 MGD, which will provide 
sufficient capacity through 20223. Operational in 2011, the recent expansion of the 
R.O. plant will provide 6.0 MGD, which combined with the 17.0 MGD permitted 
withdrawal from the Biscayne Aquifer, increased available water supply to 23 MGD 
for the Florida Keys.  
 

Expanded Florida City R.O. Plant. The Department of Health issued Permit # 
150092-007-wc/04 (Exhibit I) on November 14, 2006 to allow for the construction of 
an expanded reverse osmosis (R.O.) water plant in Florida City. The expanded water 
plant is designed to treat blended Floridian Aquifer water as an alternative water 
source to the Biscayne Aquifer. The permit design capacity of the expanded R.O. 
plant is 6 MGD.  
Revised Water Use Permit. The SFWMD issued revised Water Use Permit (WUP) 
#13-00005-W (Exhibit II) on March 26, 2008, which recognizes the additional 
blended Floridian Aquifer capacity that will be provided by the expanded R.O. plant. 
Interim Water Use Allocations in the WUP permit provide FKAA with an allocation of 
17.00 MGD (dry season) and 17.79 GPD (wet season) which may be withdrawn from 
the Biscayne Aquifer and allows FKAA to utilize the Stock Island and Marathon 
Reverse Osmosis plants for any demands exceeding the interim withdrawal limit, 
pending completion of the R.O. plant in Florida City. The Stock Island and Marathon 
R.O. plants have a combined capacity of 3.0 MGD providing an interim WUP water 
supply of 20.0 MGD during the dry season if needed. Once operational in 2010, the 
R.O. plant will provide an additional 6.0 MGD, which when combined with the 17.0 
MGD permitted withdrawal from the Biscayne Aquifer, will increase available water 
supply to 23 MGD for the Florida Keys.  
The interim allocation of 20 MGD (7,300 MG/year) through 2010 and 23 MGD after 
2010 provides ample water supply to support the adopted amendment and allocated 
growth well beyond 10 years. The “Monroe County 2007 Annual Public Facilities 
Report” documents historic water use in the Florida Keys. Water demand has 
fluctuated significantly on an annual basis, however when evaluated over a ten-year 
period, the data shows an increase in water demand of more than 1 billion gallons 
over the last 10 years with an annual average increase of approximately 104 
MG/year. This increase in demand can be shown in the following calculation: 

1996 annual water demand = 5,272 MG /year 
2006 annual water demand = 6,310 MG /year 
Average Annual Increase = (6,310 MG - 5,272MG)/ 10 = 103.8 MG /year  

                                                      
3 Excerpt from Analysis by Kenneth B. Metcalf, AICP, (Greenberg Traurig, P.A.), August 22, 2008. 
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Based on the average annual increase of 103.8 MG per year, the interim allocation 
would be sufficient for an additional 9.5 years of growth beyond 2006 or through 
2015 until demand reaches the interim permitted withdrawal of 20 MGD (7,300 
MG/year).  Since completion of the Florida City facilities, the 23 MGD allocation is 
available to support yet another 9.5 years of growth. Based on these findings, 
sufficient permitted water supply is available to meet the needs of the Florida Keys 
through 2024. 
Improvements Schedule/Status. Condition 30 of the WUP provides the R.O. plant 
and the associated Floridian deep wells that will provide 23 MGD of capacity through 
2024: 

• DEP Underground Injection and Control permit was obtained on May 21, 
2008. 

• Construction contracts were required within 180 days or by November 21, 
2008; 

• Testing is required within one year and 30 days from issuance of the permit 
or by June 21, 2009. 

• The R.O. plant construction was completed in January, 2010. 
 
Sanitary Sewer Sec. 94-67 sets the level of service for nonresidential sanitary sewer at 660 
gal/acre/day.   
 

Commercial Analysis: 
1. Existing nonresidential capacity required based on site size is: 297 gal/day 

The total capacity required for nonresidential use on 0.45 acres is 
660 gal/acres/day x 0.45 acres = 297 gal/day 

 
2. Proposed capacity required based on site size is:  0.0 gal/day 

The total capacity required for nonresidential use on 0.45 acres is 
No nonresidential uses are proposed = 0.0 gal/day 
 

3.  Existing nonresidential capacity required based on floor area is: 98.6 gal/day 
The total capacity required for nonresidential use on 0.14 acres is 

660 gal/acres/day x 0.14 acres = 98.6 gal/day 
 

2. Proposed capacity required based on floor area is:  0.0 gal/day 
The total capacity required for nonresidential use on 0.14 acres is 

No nonresidential uses are proposed = 0.0 gal/day 
 
Residential Analysis: 
1. Existing capacity required based on residential floor area is: 0 gal/day 

The total capacity required for residential use on 0 acres is: 0 gal/day 
660 gal/acres/day x 0 acres = 0 gal/day 

 
2. Proposed capacity required based on residential floor area is: 105.6 gal/day 

The total capacity required for residential use on 0.16 acres is: 
660 gal/acres/day x 0.16 acres = 105.6 gal/day 
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The current wastewater treatment plant has the potential treatment capacity of 10 
million gallons per day.  Only 4.8 million gallons per day of capacity are currently 
utilized4.  The current plant has the capacity to service this project’s projected needs. 

 
Recreation “In cases where residential development is proposed, information shall be 
submitted describing plans for accommodating recreational demands generated by the 
development, including demonstrated evidence that the City’s adopted level of service for 
recreation shall not be adversely impacted5:” 
 

Recreational Level of Service Standards: 
 

Activity Requirement6 Required7 Existing8 
Tennis Courts 1 court per 7,500 3.10 6 
Racquetball/Handball Courts 1 court per 10,000 2.33 4 
Basketball Courts 1 court per 5,000 4.65 59 
Softball/Baseball Diamonds 1 diamond per 4,500 5.17 6 
Swimming Pools 1 pool per 45,000 Less than 1 210 

Golf Courses 1 18-hole course per 
50,000 Less than 1 1 

Boat Ramps 1 ramp per 9,500 2.45 211 
Football/Soccer Fields 1 field per 11,000 2.11 3 
Bocce Courts 1 court per 9,500 2.45 6 
Neighborhood Parks 2.5 acres per 1,000 46.52 236.5 acres12 Community Parks 2.5 acres per 1,000 46.52 

 
The City has more than enough additional recreational capacity beyond the adopted level of 
service for recreational activities (excluding boat ramps) for the proposed site.  The City 
currently has enough recreational facility capacity to meet this project’s needs and the City’s 
adopted recreational level of service will not be adversely impacted as a result of this 
project.  

 
Solid Waste “Projected demand generated by the development on the solid waste disposal 
system and assurances that the City’s adopted level of service for solid waste disposal shall 
not be adversely impacted13:” 

 
Sec. 94-71 sets the level of service for nonresidential solid waste disposal at 6.37 
lb/capita/day.14   
 
Commercial Analysis: 

1. Existing capacity required for nonresidential solid waste: 121.03 lbs/day 
The total capacity required for the nonresidential use of 19 
employees15 is: 

                                                      
4 Per September 3, 2010 memo from Greg Smith, project Manager for CH2M Hill OMI (Exhibit III) 
5 The City of Key West’s Comprehensive Plan Policy 9-1.5.1: Resolving Concurrency Issues. 
6 Per Section 94-70 of the City of Key West Code 
7 These calculations are based on the Key West and Monroe County Demographics found: 

http://www.keywestchamber.org/PDF/demographics.pdf , which assumes a population of 23,262. 
8 Please see attached map for specific locations. (Exhibit IV) 
9 One located at Douglas Gym, one at the MLK Community Center, and 3 at Bay View Park. 
10 At the MLK Community Center and Florida Keys Community College 
11 One on 11th Street, one at Garrison Bight.   
12 The City of Key West Recreation Department was unable to provide the acreage of Neighborhood & Community Parks, however 

based on the 1993 Comprehensive Plan Table VII-1 Inventory of Public Parks there are 236.5 ac of parks.  The parks are not 
differentiated by Community versus Neighborhood parks. 

13 The City of Key West’s Comprehensive Plan Policy 9-1.5.1: Resolving Concurrency Issues. 
14 American Planning Association, Planner’s Estimating Guide 
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6.37 lb/capita/day x 19 employee= 121.03 lbs/day 
 
2. Proposed  capacity required for nonresidential solid waste: 0.0 lbs/day 

The total capacity required for the nonresidential use of 0 
employees16 is: 

6.37 lb/capita/day x 0 employee= 0.0 lbs/day 
 
Residential Analysis: 

1. Existing  capacity required for residential is: 0.0 Ibs/day 
The total capacity required for the residential use of 0 people is:  

6.37 lb./capita/day x 0 people = 0.0 lbs/day 
 
2. Proposed capacity required for residential is: 178.36 Ibs/day 

The total capacity required for the residential use of 28 people is:  
6.37 lb./capita/day x 28 people = 178.36 lbs/day 

 
Waste Management has more than enough capacity to handle the solid waste 
disposal17. 

 
Drainage “Conceptual plan for accommodating storm water run-off and demonstrated 
evidence that the proposed drainage improvements shall accommodate storm water run-off 
without adversely impacting natural systems or the City’s adopted level of service for storm 
drainage18” 

 
The proposed storm water/drainage system shall accommodate storm water run-off as 
depicted on the attached plans. 

 
Roads/Trip Generation.  The estimated trips for the peak hour generated by the most 
similar land use to the proposed is charted below. There are no anticipated on- or off-site 
improvements necessitated to accommodate the traffic impacts generated by the 
development. 
 

This proposed revision alters the potential trip generation of the site in the following 
manner: 

Weekday: -10.8 trips/day 
Saturday: +55.27 trips/day 
Sunday: +55.08 trips/day 

 
Trip Generation 

Use  Week Day Saturday Sunday
Existing  Proposed  Rate Existing Prop Rate Existing Prop  Rate  Existing Prop

Commercial (ITE 710) 
Trips per 1k sq. ft. 

6,510 sq. ft.  0.0 sq. ft.  11.95  77.79  0.0  2.37  15.43  0.0  0.98  6.38  0.0 

Residential (ITE 210) 
Trips per unit 

0 units  7 units  9.57  0.0  66.99  10.1  0.00  70.7  8.78  0.00  61.46 

 
 

Exhibits 

                                                                                                                                                                  
15 Based on Planner’s Estimating Guide, American Planning Association 
16 Based on Planner’s Estimating Guide, American Planning Association 
17 Per January 25, 2010 memo from Jay Gewin, City of Key West (Exhibit V) 
18 The City of Key West’s Comprehensive Plan Policy 9-1.5.1: Resolving Concurrency Issues 
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Exhibit I – Department of Health Permit #150092-007-wc/04 
Exhibit II – Water Use Permit (WUP) #13-00005-W 
Exhibit III – September 3, 2010 Wastewater Memo  
Exhibit IV – Map of the City of Key West’s Existing Recreation Services 
Exhibit V – January 25, 2010 Solid Waste Memo 

 



 

 
 

Memo 

 
To:  Mr. Owen Trepanier 

  Trepanier & Associates, Inc. 

 

From:  Allen E. Perez, P.E. 

 

Date:  October 20, 2014 

 

Subject:  1315 Whitehead Street – Impervious Area Clarification 

   

 

This memo is in response to your question regarding the percentages of pervious vs. 

impervious surface on the stormwater management plan for the above project. The 

pervious vs. impervious area percentages used in the engineering stormwater calculations 

are based on commonly accepted best management practices, industry standards, Florida 

Statutes and Key West Code; they are not strictly based on the Key West Code only.  

 

In the case of this project, our proposed system exceeds the minimum requirements of the 

Key West Code by approximately 1%. Based on the City Code definitions of impervious 

surface, the site will have an ISR of 57%. However, our calculations are based on a more 

stringent definition of impervious and the system is designed to account for a site that is 

61% impervious. The 4% distinction results from our calculations which treat pervious 

driveways, pedestrian walkways and paths in the same as vehicular use areas. We find if 

we utilize this more stringent approach, the overall effectiveness of the system is 

dramatically enhanced.  

 

However, to be clear, the site plan as proposed will have 57% impervious surface made 

up of impervious paving, structures, roofs and vehicular use areas as defined in the code. 

The 4% difference in our calculations includes pervious driveways and ground surface 

treatments that are not vegetation.  

 

 

 

 
Key West Office:  

1010 Kennedy Dr. Suite 201 •  Key West, Florida 33040  

tel: (305) 293-9440 Fax: (305) 296-0243  
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Home Contact Us E-Filing Services Document Searches Forms Help

Document Number
FEI/EIN Number
Date Filed
State
Status
Last Event
Event Date Filed
Event Effective Date

Detail by Entity Name
Florida Limited Liability Company

SOUTHWHITEHEAD, LLC

Filing Information

L05000060493
203142917
06/17/2005
FL
ACTIVE
LC NAME CHANGE
07/19/2012
NONE

Principal Address

1315 WHITEHEAD STREET
KEY WEST, FL 33040

Mailing Address

490 Martell Drive
Bloomfield Hills, MI 48304

Changed: 02/02/2013

Registered Agent Name & Address

NICHOLS, JIM
221 SIMONTON STREET
KEY WEST, FL 33040

Name Changed: 07/19/2012

Address Changed: 07/19/2012 

Authorized Person(s) Detail

Name & Address

Title MGRM

NICHOLS, JAMES
490 MARTELL DRIVE
BLOOMFIELD HILLS, MI 48304

Page 1 of 2Detail by Entity Name

8/8/2014http://search.sunbiz.org/Inquiry/CorporationSearch/SearchResultDetail/EntityName/flal-l05000060...



Annual Reports

Report Year Filed Date
2012 07/19/2012
2013 02/02/2013

Document Images

02/02/2013 -- ANNUAL REPORT View image in PDF format

07/19/2012 -- LC Name Change View image in PDF format

07/19/2012 -- Reinstatement View image in PDF format

01/24/2009 -- ANNUAL REPORT View image in PDF format

08/23/2008 -- ANNUAL REPORT View image in PDF format

01/31/2007 -- ANNUAL REPORT View image in PDF format

02/27/2006 -- ANNUAL REPORT View image in PDF format

06/17/2005 -- Florida Limited Liability View image in PDF format

Copyright©  and Privacy Policies

State of Florida, Departm ent of State

Page 2 of 2Detail by Entity Name

8/8/2014http://search.sunbiz.org/Inquiry/CorporationSearch/SearchResultDetail/EntityName/flal-l05000060...
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(OR EQUAL)
INSTALLED PER MANUFACTURER'S SPECS.

AND ARBORGUY PRO 60 (UP TO 6" CAL.)
ARBORGUY PRO 40 (UP TO 4" CAL.)

3" DISH AROUND TREE 

LOOSEN SOIL AT BOTTOM OF PIT

PREPARED TOPSOIL

IS 2" ABOVE SURROUNDING GRADE
SET TREE SO THE TOP OF ROOTBALL

3" MULCH (pine straw)

2X ROOTBALL

SHRUB OR IN A MANNER IN WHICH THEY WILL MOST EFFECTIVELY SERVE THE PURPOSE OF RETAINING

ALL TREES ARE TO BE POSITIONED VERTICALLY REGARDLESS OF THE SLOPE OF THE GROUND IN WHICH
THEY ARE PLANTED.  WATER RINGS ARE TO BE CONSTRUCTED AT RIGHT ANGLES TO THE TREE OR

WATER AT THE BASE OF THE PLANT.

EXST'G GRADE

3" MULCH

PREPARED TOPSOIL

6"
MIN.

EFFECTIVELY SERVE THE PURPOSE OF RETAINING WATER AT THE 
THE TREE OR SHRUB OR IN A MANNER IN WHICH THEY WILL MOST 

OF THE SLOPE OF THE GROUND IN WHICH THEY ARE PLANTED.
ALL SHRUBS ARE TO BE POSITIONED VERTICALLY REGARDLESS

WATER RINGS ARE TO BE CONSTRUCTED AT RIGHT ANGLES TO  

BASE OF THE PLANT.

AND/OR SUITABLE EXISTING SOIL

ED
G

E O
F BED

O.C. SPACING

(MIN.6")
SPACING

1/2 O.C.

PULL MULCH
  FROM TRUNK

THE ROOTBALL OF THE TREE SHOULD BE POSITIONED IN THE HOLE SO THAT THE
FINISH GRADE OF THE BACKFILL SOIL AND LANDSCAPE SOIL IS 2" LOWER THAN THE
TOP OF THE ROOTBALL.  MULCH SHOULD COVER THE EDGE OF THE ROOTBALL,
DO NOT MULCH ON TOP OF ROOTBALL.

BASE SOIL

SOD (AS SPECIFIED)

2" LAYER TOPSOIL
( 75% SILICA SAND/25% PLANTING SOIL)

ALL AREAS TO BE SODDED TO RECEIVE 2" TOP LAYER OF SILICA SAND/PLANTING SOIL AS INDICATED.

GENERAL NOTES:

AT LEAST 70% OF THE SPECIFIED SPECIES FOR REQUIRED

MATERIAL WILL BE NATIVE AS STIPULATED IN THE MINIMUM

NATIVE PLANT REQUIREMENT.

100% OF THE REQUIRED REPLACEMENT TREES SHALL BE

NATIVE.

100% IRRIGATION COVERAGE SHALL BE PROVIDED TO ALL

PROPOSED PLANTING AREAS.  SAID SYSTEM SHALL BE

DESIGN TO MAXIMIZE WATER CONSERVATION AND SHALL

CONFORM TO SECTION 3-13.12: 'C' OF THE CITY OF KEY

WEST CODE.  AS BUILT DRAWING REQUIRED.

ALL LARGE CANOPY AND RELOCATED TREES SHALL UTILIZE

IRRIGATION BUBBLERS AT BASE OF TREE.

REQUIRED FOR STABILITY
12" DEEP, STAKE OTHER PALMS IF

FOR SABAL PALMS, SET TRUNK

FL #1
NATIVE

NATIVE

NATIVE

NATIVE

NATIVE

NATIVE

NATIVE

NATIVE

NATIVE

NATIVE

NATIVEFL #1

Bursera simaruba
GUMBO LIMBO

ST. AUGUSTINE SOD or Preferred Species

7 gal., 36"-40" hgt./sprd.
Eugenia foetida

3 gal., full

FL #1
Microsorum scolopendrumWART FERN

MUHLY GRASS Muhlenbergia capillaris 1 gal., full FL #1

NOTESIZEBOTANICAL NAMEQTY. COMMON NAME

SPANISH STOPPER FL #1

3 gal., 24" -36" hgt./sprd.WILD COFFEE Psychotria nervosa FL #1

3 gal. 14"-18" sprd/hgt.FICUS 'GREEN ISLAND' Ficus 'Green Island'  FL #1

FL #1

Thrinax morrisiiKEY THATCH PALM

FL #1

8' to 12' grey wood, Fat TrunksRoystonia elataROYAL PALM

12'-18 clr. trnk.
Sabal palmetto

SABAL PALM

PIDGEON PLUM

SILVER BUTTONWOOD

Coccoloba diversifolia

Silver buttonwood

COMMON NAMEQTY. BOTANICAL NAME SIZE

FL #1

FL #1

NOTE

4" cal., 14-16' o.h., 10-12' sprd.MAHOGANY Sweitenia mahogani

FL #1

1.5" cal. 6'-8' o.h.LIGNUM VITAE Guaiacum sanctum

FL #1

2" cal. 10'-12' o.h.

3" cal., 12-14 ' o.h

4" cal., 14-16' o.h.

 4-6' o.h.

NATIVE

NATIVE

GREEN BUTTONWOOD Conocarpus erectus

FL #1

4" cal., 12-14'  o.h.

NATIVE

FLA. THATCH PALM Thrinax radiata 6'' o.h.

FL #1

NATIVE

SAW PALMETTO Serona repens 'Silver' 15 gal. 3' o.h.

FL #1

NATIVE

BUCCANEER PALM Pseudophoenix sargentii 30 gal. 6'-8' o.h.

FL #1

NATIVE

PARADISE TREE Simarouba glauca

FL #1

3" cal., 12-14' o.h.

NATIVE

CRABWOOD Gymnathes lucida 1.5" cal. 6'-8' o.h.

NATIVE

NATIVE

SIMPSON STOPPER Myrianthes fragrans

FL #1

1.5" cal. 6'-8' o.h.SATINWOOD Zanthoxylum flavum

FL #1

1.5" cal. 6-8' o.h.

NATIVE

CINNAMON BARK Canella Winterana

FL #1

1.5" cal.  6'-8' o.h.  

NATIVE

NATIVE

7 gal., 36"-40" hgt./sprd.
Brysonima lucida

LOCUSTBERRY FL #1

7 gal., 36" - 40" hgt./sprd.JAMAICA CAPER Capparis cynophallophora FL #1

NATIVE

NATIVE

7 gal., 36"-40" hgt./sprd.
Hamelia patens

FIREBUSH FL #1

3 gal., fullDWARF FIREBUSH Hamelia patens 'compacta' FL #1

NATIVE3 gal., fullSPARTINA Spartina bakerii FL #1

NATIVE

NATIVE

1 gal., full

FL #1
Eragrostis elliotiiSILVER LOVE GRASS

GOLDEN CREEPER Ernodea littoralis 1 gal., full FL #1

NATIVE

1 gal., full

FL #1
Hymenocallis latifoliaSPIDER LILY

NATIVE

1 gal., full

FL #1
Coreopsis ssp 'Dwarf'TICKSEED

NATIVE

WILD TAMARIND Lysiloma latisiliquum

FL #1

4" cal., 12-14' o.h., 

NATIVE

RED STOPPER Eugenia rhombea

FL #1

1" cal. 5-6 o.h.

NATIVE

NATIVE

FL #1

MITIGATION 

TREES 4" DSH MIN.

10.17.14

NOTE:  CANOPY TREES PLANTED ALONG WHITEHEAD STREET SHALL BE SMALLER IN NATURE AND SETBACK FROM SIDEWALK.
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Development Review Committee Minutes 
August 28, 2014 FINAL 
 

Page 1 of 10 

Planning Director, Don Craig called the Development Review Committee meeting of August 28, 2014 to 
order at 10:00 AM at Old City Hall in the antechamber at 510 Greene Street, Key West. 
 
PLEDGE OF ALLEGIANCE 
 
ROLL CALL 
 
Present were: Planning Director, Don Craig; Fire Department, Jason Barroso; Engineering Services, 
Elizabeth Ignaffo; Building Official, Ron Wampler; Urban Forestry Manager, Karen DeMaria; HARC 
Planner, Enid Torregrosa; and Art in Public Places, Dick Moody. 
 
Not present were: Recreation Director, Greg Veliz; Police Department, Steve Torrence; Sustainability 
Coordinator, Alison Higgins; Director of Transportation, Norman Whitaker; Floodplain Manager. Scott 
Fraser; Solid Waste Recycling Coordinator, Will Thompson; ADA Coordinator, Peg Corbett; Bicycle 
Pedestrian Coordinator, John Wilkins.   
 
Additional comments provided by (not read into the record): Keys Energy Supervisor of Engineering 
Matthew Alfonso and Scott Fraser, Floodplain Manager.  
 
Also in attendance was Planning Department staff: Kevin Bond, Carlene Smith and Venetia Flowers. 
 
APPROVAL OF AGENDA  
 
APPROVAL OF MINUTES 
No minutes to approve 
 
DISCUSSION ITEMS  
 
New Business 

 
1. Administrative Variance – 714 Elizabeth St Rear (RE # 00018190-000200, AK # 8497563) – A request for 

administrative variance to minimum side and rear setbacks in order to renovate and add a second story 
loft to the existing single-family residential dwelling on property located within the Historic High Density 
Residential (HHDR) Zoning District pursuant to Sections 90-398, 122-630(6)b. and 122-630(6)c. of the 
Land Development Regulations of the Code of Ordinances of the City of Key West, Florida. 
 
Mr. Bond gave members an overview of the administrative variance request. 
 
The applicant, Jennifer Reed, William Rowan Architecture, gave members an overview of the 
administrative variance request. 
 
PLANNING DIRECTOR: No comments 
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Historic Medium Density Residential (HMDR) Zoning District pursuant to Section 122-32(e) of the Land 
Development Regulations of the Code of Ordinances of the City of Key West, Florida. 
 
Mr. Bond gave members an overview of the change of non-conforming use request. 
 
The owner applicant, Yakov Blives gave members an overview of the change of non-conforming use 
request. 
 
PLANNING DIRECTOR: Mr. Craig reminded the owner that if the original business does not remain in 
operation that they must cease and desist.  
 
FIRE: Mr. Barroso stated that the lighting of the canopy must meet the code.  
 
ENGINEERING: No comments 
 
BUILDING:  Mr. Wampler reminded the applicant that the canopy must be treated with fire retardant as 
per the Florida Building Code.  
 
TREE: No comment 
 
HARC:  Ms. Torregrosa wanted clarification on how the canopy is attached to the building and if there is 
going to be any changes regarding the color or signage for the property. 
 
ART IN PUBLIC PLACES: No comments 
 
KEYS ENERGY: No objections 
 

5. Major Development Plan – 1315 Whitehead Street (RE # 00036180-000000; AK # 1037044) – A request 
for major development plan approval for the construction of seven permanent residential units on 
property located within the Historic High Density Residential (HHDR) Zoning District pursuant to Sections 
108-91.A.2.(a) and 122-627 of the Land Development Regulations of the Code of Ordinances of the City of 
Key West, Florida. 
 
Mr. Bond gave members an overview of the major development plan request. 
 
The applicant, Lori Thompson, Trepanier & Associates, gave members an overview of the major 
development plan request. 
 
PLANNING DIRECTOR: No comment 
 
FIRE:  Mr. Barroso asked that the applicant please make an appointment with the Fire department to 
ensure no setback concerns/accessibility issues. 
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ENGINEERING: Ms. Ignaffo asked the applicant to provide a site plan that shows the locations for recycle 
and trash storage, for each unit or the complex as a whole.  She also asked that the site plan show 
dimensions for the parking spaces serving unit numbers 5, 6, and 7, and coordinate with the Fire 
Department to provide a fire truck turnaround at the end of the driveway and indicate the dimension of 
the turnaround on the site plan.  Ms. Ignaffo also asked for clarification regarding paver sidewalks under 
the structure on Unit 6. 
 
BUILDING:  Mr. Wampler asked if the house is a single family residential and noted that the applicant 
needs to make sure that the flood insurance rate maps are on track.  
 
TREE: Ms. DeMaria stated that she has been speaking with the project landscaper and the application for 
conceptual landscape approval has been submitted to the tree commission to be heard at the September 
9, 2014 Tree Commission meeting. 
 
HARC:  Ms. Torregrosa was concerned about the three stories since, parking on the first floor is one 
story.  She requested to see the dimensions of the heights and commented that the main façade is the 
side of the house.  She stated that she is glad it is individual buildings.  
 
ART IN PUBLIC PLACES:  Mr. Moody wanted to find out if the project falls in the 1% Plan and wanted to 
know what the estimated value of the project is.  He also wants to make sure the applicant works with 
Arts in Public Places.   
 
KEYS ENERGY:  Mr. Alfonso requested a full set of plans and a project review form.  He also stated that 
there looks to be a conflict with the landscaping plan for the Whitehead Street side with the existing 
high voltage lines.  
 
FEMA:  Mr. Fraser provided the following comments regarding the project but they were not read into 
the record: 

 Three flood zones, of two different categories, pass through this property, with different construction 
standards for each zone: VE-10, AE-9 & AE-8. 

 Any proposed building, touched to any degree by one of the flood zone boundary lines, places the 
entire building under requirements for the higher regulated flood zone.  

 An attached deck, extends the footprint of a building; a deck is considered attached if it touches or is 
within one-inch of a building.  Thus if such a deck protrudes into a different flood zone, then the entire 
building is considered in the highest regulated zone.  

 The paths of these flood zones and their exact relationship to each of the proposed buildings (including 
attached decks) on a site plan needs to be certified by a land surveyor, as opposed to other design 
professionals.  The survey reviewed thus far, shows the flood zone boundary lines relative only to the 
existing building. 

 For building permitting, "Construction Drawing" phase Elevation Certificates will be required for each 
proposed building, to demonstrate not only the appropriate building heights, but the flood zone 
determinations as well, prior to construction.  Such certificates must be completed by a State of Florida 
licensed land surveyor, as opposed to other design professionals. 
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 A second Elevation Certificate - "Under Construction" phase - will be required once the measured 
construction (lowest cross-member or Finished First Floor) has been placed, and before construction 
proceeds past the first floor. 
VE-Zones: 

 A review of pages C-1 & C-2 of the plans submitted, indicate Units 1 & 2 would be regulated to VE-10 
flood zone building standards, regardless of whether the decks shown are attached.   

 These plans show the proposed elevation of the First Finished Floors.  However, the required height of 
buildings within V-zones is measured to the lowest perpendicular horizontal cross-member, not the 
First Finished Floor.  For these two buildings, the plans should reflect the height of the lowest 
perpendicular horizontal cross-member rather than the finished floor. 

 The floor elevations provided indicate Units 1 & 2 will likely exceed the flood height requirements, 
even when measured from the lowest cross-members.  However, great care needs to be applied to any 
proposed ground level slabs or grade beams, as such can inadvertently become a horizontal cross-
member well below flood levels, prohibiting the issuance of a Certificate of Occupancy for the building. 

 It is recommended that additional freeboard height be considered, from both flood damage protection 
and insurance cost perspectives.   

 Flood insurance premiums are significantly discounted by adding freeboard height to buildings.  This 
discount is maximized with three-feet of freeboard.  It's likely, new Flood Insurance Rate Maps 
expected circa 2019 will increase the Base Flood Elevation of these three flood zones by one foot.  Four 
feet of freeboard constructed now, would retain the maximum discounted should the BFEs increase 
one-foot.  Such discounts are greater for V-zone buildings, as rates are considerably higher for these 
buildings as opposed to A-zone buildings. 
AE-Zones: 

 From the information submitted, it would appear the remaining five units (#3-7) will be held to AE-9 
flood zone standards, and meet them. 

 Again, additional freeboard would be a recommendation for additional flood protection and lower 
insurance rates. 

 Units 5 & 6, with a finished first floor height of 10' in a 9' flood zone would have one foot of freeboard, 
as required by the building code.  Yet a one-foot increase in Base Flood Elevations (BFE) would leave 
these units with zero freeboard and no discount in a few short years.  

 For flood insurance purposes - not building construction requirements - the height of buildings is 
rounded to the nearest foot.  Increasing the height of these units an additional six inches - to 1.5' of 
freeboard - should retain discounts for one-foot of freeboard when the BFE increases one-foot. 

 
6. Revocable License – 200 William Street (RE # 00000840-000000, AK # 1000850) – A request for a 

revocable license to install landscaping, brick pavers and a bicycle / scooter parking area within Lazy Way 
Lane located within the Historic Residential Commercial Core – Duval Street Gulfside (HRCC-1) Zoning 
District pursuant to Section 2-939 of the Code of Ordinances of the City of Key West, Florida. 
 
Mr. Bond gave members an overview of the revocable license request.  He also stated that the City 
requires an insurance certificate and there is a City fee for the current owner for the licenses that is 
required every year.  License is only granted to the original owner.  
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Scott P. Russell, CFA
Property Appraiser
Monroe County, Florida

Key West (305) 292-3420
Marathon (305) 289-2550

Plantation Key (305) 852-7130

Website tested on IE8, IE9, & Firefox.
Requires Adobe Flash 10.3 or higherProperty Record Card -

Maps are now launching the new map application version.

Alternate Key: 1037044 Parcel ID: 00036180-000000

Ownership Details
Mailing Address:
SOUTHWHITEHEAD LC 
PO BOX 1146
KEY WEST, FL 33041-1146

Property Details
PC Code: 17 - OFFICE BUILDINGS 1 STORY

Millage Group: 10KW
Affordable Housing: No

Section-Township-Range: 06-68-25
Property Location: 1315 WHITEHEAD ST KEY WEST 
Legal Description: KW FILER BOYLE SUB N-476 LOT 6 SQR 3 TR 16 OR312-514/515 OR321-138/139 OR1553-2011/13 OR2140-982/84

Click Map Image to open interactive viewer

Land Details
Land Use Code Frontage Depth Land Area

100D - COMMERCIAL DRY 100 198 19,775.00 SF

Page 1 of 4Property Search -- Monroe County Property Appraiser
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Building Summary
Number of Buildings: 1

Number of Commercial Buildings: 1
Total Living Area: 6010

Year Built: 1968

Building 1 Details
Building Type Condition P Quality Grade 400
Effective Age 38 Perimeter 568 Depreciation % 50

Year Built 1968 Special Arch 0 Grnd Floor Area 6,010
Functional Obs 0 Economic Obs 0

Inclusions:
Roof Type Roof Cover Foundation

Heat 1 Heat 2 Bedrooms 0
Heat Src 1 Heat Src 2

Extra Features:
2 Fix Bath 0 Vacuum 0
3 Fix Bath 0 Garbage Disposal 0
4 Fix Bath 0 Compactor 0
5 Fix Bath 0 Security 0
6 Fix Bath 0 Intercom 0
7 Fix Bath 0 Fireplaces 0
Extra Fix 12 Dishwasher 0

Sections:

Nbr Type Ext Wall # Stories Year Built Attic A/C Basement % Finished Basement % Area
1 FLA 1 1993 3,020 

2 OPU 1 1993 120 

3 OPU 1 1993 42 

4 FLA 1 1993 2,990 

5 OUU 1 1993 30 

6 OUU 1 1993 28 

7 OUU 1 1993 252 
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8 OUU 1 1993 28 

Interior Finish:

Section Nbr Interior Finish Nbr Type Area % Sprinkler A/C
4574 OFF BLDG MULT STY-B 100 N Y 

4577 OFF BLDG MULT STY-B 100 N Y 

Exterior Wall:

Interior Finish Nbr Type Area %
1237 C.B.S. 100 

Misc Improvement Details
Nbr Type # Units Length Width Year Built Roll Year Grade Life

1 AP2:ASPHALT PAVING 10,543 SF 0 0 1987 1988 2 25 

2 PT3:PATIO 512 SF 0 0 1967 1968 2 50 

Appraiser Notes
2007-01-30 TRANSFER OF FOUR TRANSIENT UNITS FROM 2801 N ROOSEVELT PARROT KEY ASSOCIATES TO 1315 WHITEHEAD FOR 
CONSTRUCTION OF SIX NON TRANSIENT DWELLING UNITS.DKRAUSE 

2011-03-15 ALL DEMO PERMITS EXPIRED.DKRAUSE 

DOWNSTAIRS - FELDMAN, KOENIG & HIGHSMITH, ATTORNEYS AT LAW UPSTAIRS - ISLAND NEWS NEWSPAPER, WESLEY HOUSE 

08-2006- THE CITY APPROVED A REQUEST TO BUILD A SIX UNIT NON-TRANSIENT RESIDENTAL BUILD AT 1315 WHITEHEAD ST-SKI 

Building Permits
Bldg Number Date Issued Date Completed Amount Description Notes

96-3717 09/01/1996 11/01/1996 1 Commercial ROOF 

96-4432 11/01/1996 12/01/1997 10,000 Commercial REPAIR/REMODELING 

97-0149 01/01/1997 12/01/1997 285 Commercial FIRE ALARM 

06-5199 09/18/2006 12/29/2006 2,400 Commercial CAP OFF LINES FOR DEMO PURPOSES. 

07-0113 02/27/2007 02/16/2009 50,000 Commercial DEMOLITION OF EXISTING STRUCTURES,FOUNDATIONS.AND TANKS 

07-0115 03/05/2007 02/16/2009 1,000 Commercial CAP OFF SEWER AND WATER FOR DEMOLITION OF BUILDING 

Parcel Value History
Certified Roll Values.

View Taxes for this Parcel.

Roll 
Year

Total Bldg 
Value

Total Misc Improvement 
Value

Total Land 
Value

Total Just (Market) 
Value

Total Assessed 
Value

School Exempt 
Value

School Taxable 
Value

2014 357,605 10,072 1,625,802 1,993,479 1,993,479 0 1,993,479 

2013 393,366 10,072 1,535,479 1,938,917 1,938,917 0 1,938,917 

2012 393,366 10,072 1,535,479 1,938,917 1,938,917 0 1,938,917 

2011 393,366 10,072 1,535,479 1,938,917 1,938,917 0 1,938,917 

2010 429,126 10,072 1,535,479 1,974,677 1,818,069 0 1,974,677 

2009 429,126 10,072 1,213,592 1,652,790 1,652,790 0 1,652,790 

2008 429,126 10,072 2,214,800 2,653,998 2,653,998 0 2,653,998 
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P.O. Box 1176 Key West, FL 33041-1176

2007 393,068 10,072 2,214,800 2,617,940 2,617,940 0 2,617,940 

2006 569,949 10,072 2,175,250 2,645,229 2,645,229 0 2,645,229 

2005 576,500 10,072 1,186,500 1,773,072 1,773,072 0 1,773,072 

2004 589,586 10,072 1,186,500 1,786,158 1,786,158 0 1,786,158 

2003 589,586 10,072 889,875 1,489,533 1,489,533 0 1,489,533 

2002 569,933 10,916 889,875 1,470,724 1,470,724 0 1,470,724 

2001 484,771 11,759 889,875 1,386,405 1,386,405 0 1,386,405 

2000 484,771 6,542 672,350 1,163,663 1,163,663 0 1,163,663 

1999 484,771 7,006 672,350 1,164,127 1,164,127 0 1,164,127 

1998 0 7,470 672,350 482,498 482,498 0 482,498 

1997 0 7,960 632,800 482,498 482,498 0 482,498 

1996 0 8,449 632,800 482,498 482,498 0 482,498 

1995 0 8,939 632,800 482,498 482,498 0 482,498 

1994 0 9,428 632,800 482,498 482,498 0 482,498 

1993 0 0 632,800 482,498 482,498 0 482,498 

1992 0 0 632,800 482,498 482,498 0 482,498 

1991 0 0 632,800 482,498 482,498 0 482,498 

1990 82,054 0 400,444 482,498 482,498 0 482,498 

1989 86,998 0 395,500 482,498 482,498 0 482,498 

1988 54,827 0 355,950 410,777 410,777 0 410,777 

1987 192,066 0 177,975 370,041 370,041 0 370,041 

1986 192,659 0 177,975 370,634 370,634 0 370,634 

1985 189,103 0 128,239 317,342 317,342 0 317,342 

1984 143,883 0 128,239 272,122 272,122 0 272,122 

1983 143,883 0 68,904 212,787 212,787 0 212,787 

1982 138,330 0 68,904 207,234 207,234 0 207,234 

Parcel Sales History
NOTE: Sales do not generally show up in our computer system until about two to three months after the date of sale. If a 
recent sale does not show up in this list, please allow more time for the sale record to be processed.  Thank you for your 
patience and understanding.

Sale Date Official Records Book/Page Price Instrument Qualification
7/12/2005 2140 / 982 2,900,000 WD Q

12/28/1998 1553 / 2011 1,740,000 WD M
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The Key West Planning Board will hold a public hearing at 6:00 PM on November 20, 2014 at 
Old City Hall, 510 Greene Street, Key West, Florida, (behind Sloppy Joe’s Bar). The purpose 
of the hearing will be to consider a request for: 
 
Major Development Plan – 1315 Whitehead Street (RE # 00036180-000000; AK # 1037044) – A request for major 
development plan approval for the construction of seven permanent residential units on property located within 
the Historic High Density Residential (HHDR) Zoning District pursuant to Sections 108-91.A.2.(a) and 122-627 of 
the Land Development Regulations of the Code of Ordinances of the City of Key West, Florida. 
 
The public may examine the application during regular office hours, Monday through Friday between 8:00 AM 
and 5:00 PM, at the City of Key West Planning Department, located in Habana Plaza at 3140 Flagler Avenue. The 
application may also be examined online at www.keywestcity.com. Written responses must be submitted before the 
hearing to the contact person below. 
 
Contact:  Kevin Bond, Senior Planner;  E-mail: kbond@cityofkeywest-fl.gov; Phone: 305-809-3725; Fax 305-809-3978; 
Mail: PO Box 1409, Key West FL 33041-1409 

THIS NOTICE CANNOT BE REMOVED FROM THE SITE UNTIL AFTER 
PLANNING BOARD DETERMINATION. 

http://www.keywestcity.com/


YOU ARE A PROPERTY OWNER WITHIN 300 FEET OF THE SUBJECT PROPERTY 

The City of Key West Planning Board will hold a Public Hearing to consider the following request: 

Major  Development  Plan  –  A  request  for major  development  plan  approval  for  the  construction  of  seven  permanent 
residential units on property located within the Historic High Density Residential (HHDR) Zoning District pursuant to Sections 
108‐91.A.2.(a) and 122‐627 of the Land Development Regulations of the Code of Ordinances of the City of Key West, Florida. 
 

Applicant:  Trepanier  & Associates, Inc.                                                  Owner:   Southwhitehead, LLC.  

Locations:  1315 Whitehead Street (RE # 00036180‐000000; AK # 1037044)  

Date of Hearing:      November 20, 2014     Time of Hearing:  6:00 PM 

Location of Hearing:     Old City Hall, 510 Greene Street, City Commission Chambers 

Interested parties may appear at the public hearing and be heard with respect to the application. Packets can be viewed online, 
the Friday before the meeting at www.keywestcity.com. Click on City Board & Committee Agendas. A copy of the corresponding 
application  is  available  from  the  City  of  Key West  Planning Department  located  at  3140  Flagler Avenue,  Key West,  Florida, 
Monday through Friday between the hours of 8:00 am and 5:00 pm. 

Please provide written comments to: Kevin Bond, Senior Planner; E‐mail: kbond@cityofkeywest‐fl.gov; 
Phone: 305‐809‐3725; Fax 305‐809‐3978; Mail: PO Box 1409, Key West FL 33041‐1409 

Pursuant  to Section 286.0105, Florida Statutes,  if a person decides  to appeal any decision made by  the Planning Commission or  the City 
Commission with  respect  to any matter  considered at  such hearing or meeting, one will need a  record of  the proceedings and  for  such 
purpose that person may need to ensure that a verbatim record of the proceedings is made; such record includes the testimony and evidence 
upon which the appeal is to be based. 

ADA Assistance: It is the policy of the City of Key West to comply with all requirements of the Americans with Disabilities Act (ADA). Please 
call  the  TTY  number  at  305‐809‐1000  or  the ADA  Coordinator  at  305‐809‐3731  at  least  five  business  days  in  advance  for  sign  language 
interpreters, assistive listening devices, or materials in accessible format. 
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NAME ADDRESS UNIT CITY STATE ZIP COUNTRY
1 1401 DUVAL LLC 209 DUVALKEY WEST FL 33040-6507
2 401 SOUTH STREET LLC 410 CANADLAKE GEORGE NY 12845-1100
3 BRYANT PAUL 421 UNITEKEY WEST FL 33040-3142
4 CASTILLO RITVA DEC TR UNDER AG 10/8/1996 1835 CLYDLOXAHATCHEE FL 33470-3914
5 DART ROBERT J AND JUDY L 925 HILL HMILFORD MI 48381-4722
6 DOERING DANIEL K 259 CORN DES PLAINES IL 60016-2130
7 GUEST SERVICES INC 1317 DUVAKEY WEST FL 33040
8 HOTTMANN JAMES A 516 CATHEKEY WEST FL 33040-3104
9 JANKER PAUL LEON CMR 415 BAPO AE 09114-0080

10 JANKER PETER S AND DIXIE L 7688 OAK SPRINGFIELD VA 22153-3506
11 JOHNSON J SEWARD JR AND JOYCE H C/O MATTHEWS AND CO 270 MADISNEW YORK NY 10016-0600
12 JURKOWSKI JOSEPH T JR 315 W 70T NEW YORK NY 10023-3577
13 MCKISSICK ANTHONY M 401 UNITEKEY WEST FL 33040
14 MINKIDS REALTY LLC 522 ROUT MANALAPAN NJ 07726-8241
15 MMR PROPERTIES OF KEY WEST LLC PO BOX 41KEY WEST FL 33041-4125
16 MORGAN HUGH J 404 SOUTHKEY WEST FL 33040
17 MOSTYN JOHN STEVEN AND AMBER 3810 W ALHOUSTON TX 77027-5294
18 PHILLIPS ALFRED R AND DONNA M 419 UNITEKEY WEST FL 33040-3178
19 POUPARD GARY 259 CORN DES PLAINES IL 60016-2130
20 RAMEY ROBERT C/O TROPICAL MOTORS  1300 DUVAKEY WEST FL 33040-3132
21 RAMOS MATILDE GENEROSA REV TRUST 5/25/2007 C/O HALPERN MICHAEL PA 209 DUVALKEY WEST FL 33040-6507
22 SANTIAGO  INNOCENTE OSVALDO AND RAMONA L L/E 407 SOUTHKEY WEST FL 33040-3137
23 SOUTHEAST HOUSING LLC C/O BALFOUR BEATTY COMMUN10 CAMPUNEWTON SQUAR PA 19073-3200
24 SOUTHWHITEHEAD LC PO BOX 11KEY WEST FL 33041-1146
25 SUNSET CITY LLC C/O LASALLE HOTEL PROPERTI 3 BETHES BETHESDA MD 20814-6358
26 WINGS OF IMAGINATION INC 1316 DUVAKEY WEST FL 33040-3132
27

28

29

30

31

32

33

34



 
THE CITY OF KEY WEST 

Post Office Box 1409 Key West, FL 33041-1409 (305) 809-3700 

Key to the Caribbean – average yearly temperature 77 ° Fahrenheit. 

 
July 29, 2014  
 
 
Lori Thompson 
Trepanier & Associates Inc. 
1421 First Street 
Key West, FL 33040 
 
RE: Beneficial Use Allocation, 1315 Whitehead Street (RE# 00036180-000000, AK# 1037044) 
  
Dear Ms. Thompson, 
 
In August 2005, two beneficial use allocations were granted to property at 1315 Whitehead Street.  The 
property owner requested and received an extension in July 2006, which expired in January 2007.   
 
Pursuant to Section 108-999, neither provisions of the Comprehensive Plan nor the Land Development 
Regulations shall deprive a property owner of all reasonable economic use of a parcel of real property 
which is a lot or parcel of record as of the date of adoption of the Comprehensive Plan (August 10, 1993) or 
lots of record which have been reconfigured such that the number of minimum sized lots are not increased. 
 
In accordance with Code of Ordinance Sections 108-994 through 108-999, the Planning Department hereby 
grants two 1.0 full Building Permit Allocation System units for the purpose of constructing permanent 
single-family dwellings on property located at 1315 Whitehead Street.  Beneficial Use allocations shall be 
valid until such time that the owner chooses to obtain building permits, so long that no changes are made 
to the configuration or size of the lot or parcel that affect the conditions or size of the lot or parcel that 
affect the conditions in which the Beneficial Use allocation was granted. 
 
This action is subject to appeal periods as provided by the City of Key West Code of Ordinances (including 
the Land Development Regulations). This permit or development order will be rendered to the Florida 
Department of Economic Opportunity.  Pursuant to Chapter 9J-1, F.A.C., this permit or development order 
is not effective until forty five (45) days after it has been properly rendered to the DEO with all exhibits and 
applications attached to or incorporated by reference in the development order; that within the forty five 
(45) day review period the DEO can appeal the permit or development order to the Florida Land and 
Water Adjudicatory Commission; and that such an appeal stays the effectiveness of the permit or 
development order until the appeal is resolved by agreement or order.   
 
Please contact me directly should you have any questions.  Thank you. 
 
Respectfully, 

 
Carlene Smith 
Planner Analyst  
 



1315 Whitehead Street 
Beneficial Use 

Page 2 of 2 

Attachments:  
1. August 30, 2005 Allocation Letter 
2. July 24, 2006 Extension Letter 
3. Application 

 
cc:  Donald Leland Craig, AICP, Community Development Services Director / Planning Director 

Ron Wampler, Building Official 
Larry Erskine, Assistant City Attorney 
Carolyn Walker, Licensing Official 
Michael Turner, Utilities Collection Manager 
Scott Russell, C.F.A., Monroe County Property Appraiser 
 
    

 
 
 
 
 
 
  



 
 

 
 
 
 
 
 

 
 
 
 

 
 

Attachment 1 
August 30, 2005 Allocation Letter 
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THE CITY OF KEY WEST 
POST OFFICE BOX 1409 

KEY WEST, FLORIDA 33041-1409 
www.keywestcity.com 

PLANNING DEPARTMENT 
(305) 292-8229 

 

 
 
 
August 30, 2005 
 
Adele V. Stones 
Stones & Cardenas 
221 Simonton Street 
Key West, FL 33041 
 
RE: 1315 Whitehead Street 
  
Dear Ms. Stones: 
 
Thank you for your letter of August 17, 2005 requesting that two single-family 
residential (ROGO) units be assigned to the above property.  I am happy to announce 
that the City is able to assign two single-family ROGO units to the property and has set 
aside such units for use at the above property provided that a building permit is applied 
for and picked up within one year.  After one year a new application for beneficial use 
will be necessary. 
 
Applicable Laws: 
I. Key West Code Section 108-1100 (Procedures for ensuring beneficial use of 
private property)   
(a) This establishes the criteria to be that there is no “economically reasonable or 

viable use of that property unless such deprivation is known to be necessary to 
prevent a nuisance under Florida Law or in the exercise of the city’s police power 
to protect the health, safety, and welfare of its citizens.  All reasonable economic 
use shall mean the minimum use of the property necessary to avoid a taking 
within a reasonable period of time as established by land use case law.”   

(b)   Relief granted shall be the minimum necessary to avoid a taking and may 
be one or a combination of the following: 

i. “Granting of a permit for development which shall be deducted 
from the permit allocation system; 

ii. Granting the use of transfer of development rights (TDR’s) 
consistent with the comprehensive plan; 

iii. Purchasing by the city of all or a portion of the lots or parcels 
upon which all beneficial use is prohibited; 

iv. Such other relief as the city may deem appropriate and 
adequate. 

(c) Development approved pursuant to a beneficial use determination shall be 
consistent with all other objectives and policies of the comprehensive plan and 
land development regulations unless specifically exempted from such 
requirements in the final beneficial use determination. 
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II. Sec. 122-596-600   The property is zoned HMDR (Historic Medium Density 
Residential).  A copy of the District Intent, Uses and Dimensional Requirements is 
attached. 

  
 
III. Section 122-1079  Lots of record less than minimum size 

 
   “Any legally platted lot of record (which conformed with the regulations 
and procedures governing subdivision of lots) at the time of the adoption 
of this Ordinance which contains less lot area or width than required in 
the district in which it is located may be used for a use permitted in such 
district.  The provision shall not be constructed to permit more than one 
dwelling unit on a lot with less area per family than required for the 
district in which such lot is located…” 

 
The findings of facts are: 
1. The property is currently occupied by a legally existing non-conforming use (offices). 
2. The existing building is below the base flood elevation. 
3. The allocated density for the site would be a potential of 10 units. 
4. There are residential uses on both sides of the property. 
5. The property backs onto commercial property used by the butterfly exhibit. 
 
Conclusions: 
1. A use of land most consistent with the zoning is a permitted use (See Sec. 122-597). 
2. Single-family, two-family and multiple-family dwellings are a permitted use of the 

property. 
3. It is possible to fit many more than two units onto this property without variances. 
4. A single-family, two-family or multi-family dwellings can be developed on the 

property in a manner consistent with the requirements of the HMDR zoning.  
5. Of the conditional uses (see Sec. 122-598), most of the uses are public or quasi-

public and thus do not provide private, reasonable economic value.  These uses are 
group Homes with 7 to 14 residents, Cultural and Civic Activities, Educational 
Institutions and Day Care, Nursing Homes/Rest Homes & Convalescent Homes, 
Parks and Recreation Active and Passive, Places of Worship, Protective Services, 
Public and Private Utilities, Parking Lots and Facilities, and would not fit on a 
property this size. 

6. Residential uses of the property would eliminate an non-conforming use and 
structure and be consistent with the residential uses on either side of the property. 

7. It is necessary to allocate two ROGO units to the property in order to avoid 
depriving the property owner of all reasonable economic use of the property. 

 
Therefore, two market rate ROGO units (able to be used as single-family, two-family or 
multi-family) are assigned and reserved for the above-referenced property.  As we 
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discussed, you anticipate acquiring additional ROGO units and applying for a 
development plan approval.  Therefore, the two units are reserved, provided 
development plan is applied for within one year and work proceeds in accordance with 
the development plan approval.  If a development plan is not applied for or the work 
does not proceed, a new application for beneficial use will be necessary.  This unit shall 
come from the pool of units reserved by the Planning Department for properties 
qualifying for beneficial use under section 108-1100. 
 
Please note that any other ROGO units to develop on the property will have to acquired 
under the regulations in effect as such time as the development occurs. 
  
If you should have questions or require additional information, please call. 
 
Sincerely, 
 
 
Ty Symroski 
City Planner 
 
CC: DCA, Marathon Office 
 
 
 
 



 
 

 
 
 
 
 
 

 
 
 
 

 
 

Attachment 2 
July 24, 2006 Extension Letter 



 
 

        
 

THE CITY OF KEY WEST 
POST OFFICE BOX 1409 

604 Angela Street 
KEY WEST, FLORIDA 33041-1409 PLANNING DEPARTMENT 

(305) 809-3722 

24 July 2006 
 
Adele V. Stones 
221 Simonton Street 
Key West, Florida 33040 
 
Subject: 1315 Whitehead Street (RE# 00036180-000000) 
  
Dear Ms. Stones: 
 
I am sorry to hear that you have been unable to move forward with the plans for your property.  
Fortunately, as requested in your letter of July 17, 2006, I am able to extend the two reserved 
ROGO allocations.   
 
Please realize that these allocations come with the condition that you apply for and receive a 
building permit within six months and then proceed with construction.  If you do not meet with 
this condition, then this allocation will be null and void and you shall have to make a new 
request. 
 
 
If you should have questions or require additional information, please call. 
 
Sincerely, 
 
 
Gail E. Kenson, AICP 
Planning Director 
 
CC: DCA, Marathon Office 
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Application 





 

Application For Beneficial Use Determination 
City of Key West, Florida • Planning Department 
3140 Flagler Avenue • Key West, Florida 33040-4602 • 305-809-3720 • www.keywestcity.com 

 

  

 

 
Application Fee: $500.00  

Ordinance 13-19, Sec 108-999, Effective March 1, 2014 
 
Please complete this application and attach all required documents. This will help staff process your request 
quickly and obtain necessary information without delay. If you have any questions, please call 305-809-3720. 
 
PROPERTY DESCRIPTION: 
Site Address:                
Real Estate (RE) #:                  Alternate Key:        
Zoning District:            Total Land Area (sq ft):       
Property located within the Historic District?       ☐ Yes ☐ No  
 
APPLICANT:  ☐ Owner  ☐ Authorized Representative 
Name:                 
Mailing Address:               
City:           State:     Zip:     
Home/Mobile Phone:      Office:     Fax:      
Email:                 
 
PROPERTY OWNER: (if different than above) 
Name:                 
Mailing Address:               
City:           State:     Zip:     
Home/Mobile Phone:      Office:     Fax:      
Email:                 
 
 
(1) Was the parcel of real property, a lot or parcel of record (recognized by the Monroe County Property 

Appraiser as a separate lot or parcel) as of the date of adoption of the Comprehensive Plan (August 10, 
1993)? Please submit documentation to substantiate.     ☐ Yes ☐ No  

 
(2) If the lot does not meet the minimum lot size requirements required in the zoning district, please indicate 

if it is under the same ownership as adjoining properties?    ☐ Yes ☐ No  
 
(3) Were there any dwelling units located on any part of the property on or around 2010?    ☐ Yes ☐ No  

If the answer is yes, your property may be eligible for a Lawful Unit Determination, which may result in 
the right to construct a residential unit without a determination of beneficial use. 

 
(4) Please describe how the property has been used since August 10, 1993: 
 

__________________________________________________________________________________________ 
 
__________________________________________________________________________________________ 
 
__________________________________________________________________________________________ 

lthompson
Text Box
1315 Whitehead Street

lthompson
Text Box
00036180-000000

lthompson
Text Box
1037044

lthompson
Text Box
19,775 SF

lthompson
Typewritten Text
X

lthompson
Typewritten Text
X

lthompson
Text Box
Trepanier & Associates, Inc.

lthompson
Text Box
1421 First Street

lthompson
Text Box
Key West

lthompson
Text Box
Florida

lthompson
Text Box
33040

lthompson
Text Box
305-293-8983

lthompson
Text Box
305-293-8748

lthompson
Text Box
lori@owentrepanier.com

lthompson
Text Box
Southwhitehead, LLC

lthompson
Text Box
490 Martell Drive

lthompson
Text Box
Bloomfield Hills

lthompson
Text Box
MI 

lthompson
Text Box
 48304

lthompson
Typewritten Text
X

lthompson
Typewritten Text
X

lthompson
Text Box
HHDR

lthompson
Text Box
This property is currently vacant and has been since approximately 2006/2007.  Previous use of the property was as a two story commercial building with parking.

lthompson
Typewritten Text
X



 
 

Application for Beneficial Use Determination Page 2 of 3 

 

Application checklist: 

 Application fee. Please make checks payable to “City of Key West.” 

 Notarized verification form signed by property owner or the authorized representative. 

 Notarized authorization form signed by property owner, if applicant is not the owner. 

 Copy of recorded warranty deed 

 Survey 
 

Section 108-999 of the Land Development Regulations provides the procedures for ensuring beneficial use of 
private property as follows: 
 

(a) It is the policy of the city that neither provisions of the comprehensive plan nor the land development 
regulations shall deprive a property owner of all reasonable economic use of a parcel of real property 
which is a lot or parcel of record as of the date of adoption of the comprehensive plan (August 10, 1993) 
or lots of record which have been reconfigured such that the number of minimum sized lots are not 
increased. An owner of real property may apply for relief from the literal application of applicable land 
use regulations or of this plan when such application would have the effect of denying all economically 
reasonable or viable use of that property unless such deprivation is known to be necessary to prevent a 
nuisance under state law or in the exercise of the city's police power to protect the health, safety, and 
welfare of its citizens. All reasonable economic use shall mean the minimum use of the property 
necessary to avoid a taking within a reasonable period of time as established by land use case law. 

 
(b) The relief to which an owner shall be entitled may be provided through the use of one or a 

combination of the following: 
 

(1) Granting of a permit for development which shall be deducted from the Pre-existing Reserve 
Units/Beneficial Use pool reserved to address outstanding beneficial use claims.  All units that 
are recaptured by the City through a Waiver and Release of Building Permit Allocation for 
residential units lawfully existing prior to May 2, 2013 shall be recorded and dedicated for 
beneficial use only. Beneficial Use allocations shall be valid until such time that the owner 
choses to obtain building permits, so long that no changes are made to the configuration or size 
of the lot or parcel that affect the conditions in which the Beneficial Use allocation is granted as 
described in subsection (a) above. 

 
(2) Granting the use of transfer of development  rights (TDRs) consistent with the comprehensive 

plan. 
 

(3) Purchasing by the city of all or a portion of the lots or parcels upon which all beneficial use is 
prohibited. 

(4) Such other relief as the city may deem appropriate and adequate. 
 
The relief granted shall be the minimum necessary  to avoid a taking of the property under existing state and 
federal law. 
  

(c) Development approved pursuant to a beneficial use determination shall be consistent with all other 
objectives and policies of the comprehensive plan and land development regulations unless specifically 
exempted from such requirements in the final beneficial use determination. 
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The property may be configured, arranged, or platted to the extent which the Code allows as follows: 

Legal nonconforming lots are defined in Chapter 86 of the Land Development Regulations as meaning a lot, 
area, dimensions, or location of which that was lawful prior to the adoption, revision, or amendment of the 
Land Development Regulations, but which fails because of such adoption, revision, or amendment to conform 
to the present Land Development Regulations. Pursuant to Section 122-31, noncomplying lots or building sites 
of record are subject to the following regulations: 

(1) In any district in which single-family dwellings are allowed, a single-family dwelling and customary 
accessory buildings may be erected on any legal nonconforming single lot that is in existence on 
January 1, 1994, and that is in different ownership from the adjoining property. This subsection shall 
apply even though such lot fails to meet the requirements for area, depth or width, provided that all 
other zoning requirements shall apply. (Note: the critical date for beneficial use allocations is actually 
August 10, 1993, per 108-999 of the Land Development Regulations). 

 
(2) If two or more adjoining lots or portions of lots in single ownership on January 1, 1994, do not meet the 

requirements for building site width, depth and area as established by this article, the land involved 
shall be considered to be an undivided parcel, and no portion of the parcel shall be used or sold that 
does not meet building site width, depth and area requirements, nor shall any division of the parcel be 
made that leaves remaining any lot with substandard width, depth, area, parking, open space or 
stormwater retention. Notwithstanding anything to the contrary in this subsection, two or more 
adjoining lots or building sites shall not be considered to be an undivided parcel, and may be sold or 
used for single-family dwellings, if allowed by applicable district regulations, so long as each lot or 
building site is at least 75 percent of the minimum lot size of the applicable district regulations and is 
not otherwise required to provide required parking for the adjacent parcel.  
 













Document Number
FEI/EIN Number
Date Filed
State
Status
Last Event
Event Date Filed
Event Effective Date

Florida Limited Liability Company

SOUTHWHITEHEAD, LLC

Filing Information

L05000060493
203142917
06/17/2005
FL
ACTIVE
LC NAME CHANGE
07/19/2012
NONE

Principal Address

1315 WHITEHEAD STREET
KEY WEST, FL 33040

Mailing Address

490 Martell Drive
Bloomfield Hills, MI 48304

Changed: 02/02/2013

Registered Agent Name & Address

NICHOLS, JIM
221 SIMONTON STREET
KEY WEST, FL 33040

Name Changed: 07/19/2012

Address Changed: 07/19/2012

Authorized Person(s) Detail

Name & Address

Title MGRM
Copyright © and Privacy Policies

State of Florida, Department of State

Home Contact Us E-Filing Services Document Searches Forms Help

Detail by Entity Name http://search.sunbiz.org/Inquiry/CorporationSearch/SearchResultDetail/E...

1 of 3 7/7/2014 2:33 PM



NICHOLS, JAMES
490 MARTELL DRIVE
BLOOMFIELD HILLS, MI 48304

Annual Reports

Report Year Filed Date
2012 07/19/2012
2013 02/02/2013

Document Images

02/02/2013 -- ANNUAL REPORT View image in PDF format

07/19/2012 -- LC Name Change View image in PDF format

07/19/2012 -- Reinstatement View image in PDF format

01/24/2009 -- ANNUAL REPORT View image in PDF format

08/23/2008 -- ANNUAL REPORT View image in PDF format

01/31/2007 -- ANNUAL REPORT View image in PDF format

02/27/2006 -- ANNUAL REPORT View image in PDF format

06/17/2005 -- Florida Limited Liability View image in PDF format

Detail by Entity Name http://search.sunbiz.org/Inquiry/CorporationSearch/SearchResultDetail/E...

2 of 3 7/7/2014 2:33 PM
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August 30, 2005

Adele V. Stones
Stones &Cardenas
221 Simonton Street
Key West, FL 33041

RE: 1315 Whitehead Street

Dear Ms. Stones:

THE CITY OF KEY WEST
POST OFFICE BOX 1409

KEY WEST, FLORIDA 33041-1409
www.keywestelty.com

PLANNING DEPARTMENT
(305) 292-8229

Thank you for your letter of August 17, 2005 requesting that two single-family
residential (RaGa) units be assigned to the above property. I am happy to announce
that the City is able to assign two single-family RaGa units to the property and has set
aside such units for use at the above property provided that a building permit is applied
for and picked up within one year. After one year a new application for beneficial use
will be necessary.

Applicable Laws:
I. Key West Code Section 108-1100 (Procedures for ensuring beneficial use of
private property)
(a) This establishes the criteria to be that there is no "economically reasonable or

viable use of that property unless such deprivation is known to be necessary to
prevent a nuisance under Florida Law or in the exercise of the city's police power
to protect the health, safety, and welfare of its citizens. All reasonable economic
use shall mean the minimum use of the property necessary to avoid a taking

. within a reasonable period of time as established by land use case law."
(b) Relief granted shall be the minimum necessary to avoid a taking and may

be one or a combination of the follOWing:
i. "Granting 'of a permit for development which shall be deducted

from the permit allocation system;
ii. Granting the use of transfer of development rights (TOR's)

consistent with the comprehensive plan;
iii. Purchasing by the city of all or a portion of the lots or parcels '

upon which all beneficial use is prohibited;
iv. Such other relief as the city may deem appropriate and:

adequate.
(c) Development 'approved pursuant to a beneficial use determination shall be

consistent with all other objectives and policies of the comprehensive plan and
land development regulations unless specifically exempted from such
requirements in the final beneficial use determination..
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II. Sec. 122-596-600 The property is· zoned HMDR (Historic Medium Density
Residenti.al). A copy. of the Distrig Intent Uses and Dimensional Requirements is
attached.

III. Section 122-1079 Lots of record less than minimum size

"Any legally platted lot of record (which conformed with the regulations
and, procedures governing subdivision of lots) at the time of the adoption
of this Ordinance which contains less lot area or width than required in
the district in which it is located may be used for a use permitted in such
district. The provision shall not be constructed to permit more than one
dwelling unit on a lot with less area per family than required for the
district in which such lot is located..."

The findings of facts are:
1. The property is currently occupied by a legally existing non-conforming use (offices).
2. The eXisting building is below the base flood elevation.
3. The allocated density for the site would be a potential of 10 units.
4. There are residential uses on both sides of the property.
5. The property backs onto commercial property used by the butterfly exhibit.

Conclusions:
1. A use of land most consistent with the zoning is a permitted use (See Sec. 122-597).
2. Single-family, two-family and multiple-family dwellings are a permitted use of the

property.
3. It is possible to fit many more than two units onto this property without variances.
4. A single-family, two-family or multi-family dwellings can be developed on the

property in a manner consistent with the reqUirements of the HMDR zoning.
5. Of the conditional uses (see Sec. 122-598), most of the uses are public or quasi

public and thus do not provide private, reasonable economic value. These uses are
group Homes with 7 to 14 residents, Cultural and Civic Activities, Educational
Institutions and Day Care, Nursing Homes/Rest Homes & Convalescent Homes,
Parks and Recreation Active and Passive, Places of Worship, Protective Services,
Public and Private Utilities, Parking Lots and Facilities, and would not fit on a
property this size.

6. Residential uses of the property would eliminate an non-conforming use and
structure and be consistent with the residential uses on either side of the property.

7. It is necessary to allocate two ROGO units to the property in order to avoid
depriving the property owner of all reasonable economic use of the property.

Therefore, two market rate ROGO units (able to be used as single-family, two-family or
multi-family) are assigned and reserved for the above-referenced property. As we
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discussed, you anticipate acqUiring additional ROGO units and applying for a
development· plan approval. Therefore, the two units are reselVed, provided
development plan· is applied for within one year and work proceeds in accordance with
the development plan approval. If a development plan is not applied for or the work
does not proceed, a new application for beneficial use will be necessary. This unit shall
come from the pool of units reselVed by the Planning Department for properties
qualifying for beneficial use under section 108-1100.

Please note that any other ROGO units to develop on the property will have to acquired
under the regulations in effect as such time as the development occurs.

If you should have questions or require additional information, please call.

Sincerely,

-;;Y
T(~roski
City Planner

cc: DCA, Marathon Office
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RESOLUTION NO. 06-339

A RESOLUTION OF THE CITY COMMISSION OF THE
CITY OF KEY WEST I FLORIDA, APPROVING PURSUANT
TO SECTION 108-198 OF THE CODE OF ORDINANCES A
MAJOR DEVELOPMENT PLAN FOR THE PROPERTY
LOCATED AT 1315 WHITEHEAD STREET; PROVIDING
FOR AN EFFECTIVE DATE

IiffiE:KEAS, the Key West Planning Board recommended approval,

wi th condi tions, of the proposed maj or development plan in its

Resolution No. 2006-024; and

~~EREAS, the City Commission conducted a quasi-judicial

hearing on the application at its meeting of October 3, 2006;

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COMMISSION OF THE

CITY OF KEY ~ffiST, FLORIDA, AS FOLLOWS:

Section 1: That the application for major development plan

is hereby gran=ed, provided that the tNo conditions recommended by

the Key 'Nes t Plan..."1ing Board 1.
, ......

H its Resolution No. 2006-024,

a=tached he~eto, are fulfilled.

lthompson
Text Box
EXHIBIT C



Section 2: That t~is Resol~cion shall go lnto effect

irrmediately upon its passage and adoption and authentication by the

signature of the presiding officer and the Clerk of the Commission.

Passed and adopted by the City Commission at a meeting held

this 17 day of October

Authenticated by the presiding officer and Clerk of the

" , ,
,~orrmll SSlon on _-'-O...c....t.....olJ,lb.s;;e..LT -..Ll....8 , 2006.

Filed with the Clerk _----==::.=...:"7-..:::1;..=8:..- , 2 006 .

DEC 0 n 1006
~fjARK UP COp\\!
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THE CITY OF KEY WEST 

Post Office Box 1409 Key West, FL 33041-1409 (305) 809-3700 

Key to the Caribbean – average yearly temperature 77 ° Fahrenheit. 

 

November 7, 2013 

 

Owen Trepanier 

Trepanier & Associates, Inc. 

PO Box 2155 

Key West FL 33045-2155 

 

RE: 1315 Whitehead Street 

 

Dear Mr. Trepanier: 

 

In your letter dated October 28, 2013, you requested confirmation of the number of permanent and/or transient 

units associated with the subject property. After a quick review of the prior development approvals on the 

subject property, the status of the units is as follows. 

 

The property received a beneficial use determination for two non-transient units on August 30, 2005. The 

approval required the owner to obtain a development plan approval and commence development within one 

year. A six-month extension was granted by the planning director on July 24, 2006. 

 

The property received an approval to transfer four transient units from 2801 N Roosevelt Blvd via Planning 

Board Resolution No. 2006-035 on January 18, 2007. There is no expiration date on the transferred units. 

 

A Major Development Plan approval was granted to redevelop the property as six-unit non-transient 

residential via City Commission Resolution No. 06-339. Development plan approvals expire 12 months after 

final approval if construction has not started. I found no evidence of any extensions being granted. 

 

Building permits were applied for in 2007, but never issued and are now cancelled/void. 

 

In order to continue the previously-approved six-unit non-transient residential project, the owner would need 

to re-apply for a beneficial use determination for two units, a Major Development Plan and building permits, 

as well as any other necessary approval such as Certificates of Appropriateness, Tree Commission, etc. 

 

If I can help with anything else, please feel free to contact me at 305.809.3725 or kbond@keywestcity.com. 

Thank you. 

 
Kevin Bond, AICP, LEED Green Associate, Planner II 

City of Key West Planning Department 

mailto:kbond@keywestcity.com
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PLANNING BOARD RESOLUTIONNo. 2006-035
A RESOLUTION OF THE CITY OF KEY WEST
PLANNING BOARD PURSUANT TO SECTION 122-
1338, LAND DEVELOPMENT REGULATIONS OF THE
CODE OF ORDINANCES OF THE CITY OF KEY WEST
APPROVING AN APPLICATION FOR THE TRANSFER
OF FOUR (4) TRANSIENT UNITS FROM 2801 N.
ROOSEVELT BOULEVARD (RE#00002410-000400) to
1315 WHITEHEAD STREET (RE#00036180-000100);
PROVIDING FOR AN EFFECTIVE DATE.WHEREAS, pursuant to Sec. 122-1338 of the Code of Ordinances of the

City of Key West, Owen Trepanier representative for Parrot Key Associates, INC.

the owner of 2801 Roosevelt Boulevard (the sender site), filed an application to

transfer four (4) transient units from the property (sender site) to 1315

Whitehead Street (the receiver site); and
WHEREAS, the above-referenced party presented to the City proof of

transient licenses, Number 2154; and
WHEREAS, Owen Trepanier, representative for Southwhitehead, LC, owner

of the receiver site, simultaneously made application to transfer the licenses from

the sender site to the receiver site; and
WHEREAS, the redevelopment of the sender site has begun pursuant to

City Commission Resolution 06-265 and the previous buildings have been

demolished; and

WHEREAS, at the Planning Board Meeting of 18 January 2007, Ms.

Kenson reported that there were 52 notices sent, 4 responses received, 0 with

objections, 4 nonobjections. and I written comment, which was read into theWHEREAS, at tf at Meeting, Ms. Kenson referenced a staff report dated

27 Dcember 2006, that re1:ewed the application for compliance with all

aen’ cabte rejlabons and reported the comments from the Deeioprnert Rewe

commidee of 28 December 2006 and recommended apprc.vai of the requested

transfer of 4 transient units based on a finding that the proposal complies with

t.he criteria and in.tent of the Transfer Ordinance and with the finding that this

approval i•s for the transfer only; and



NOW, THEREFORE, BE IT RESOLVED by the Planning Board of the City
of Key West, Florida:

Section L That the Planning Board finds that the transfer of the four
(4) transient units from 2801 N. Roosevelt Boulevard to 1315
Whitehead Street is approved.

Section 2. That this Resolution shall go into effect immediately upon
its passage and adoption and authentication by the signatures of the
Co-Chairman of the Planning Board and Planning Director.

Passed at a meeting held this 18th day of January 2007.

( C
/ A - I

Paul V. Tagliaferri,co-Chirman Date
Key West Planning Board

Attest: , 1
-

/
T

sail E. Kenson, AICP Date
Planning Director

M

Fled wfth the Clerk ,

Jr /
Cheryl Smith, City Clerk Date



THE CITY OF KEY WEST
POST OFFICE BOX 14,9

b04 SrrDt Street
KEY ‘,EST. FLORIDA 33O4-14U9

PLAM1NG DEPAR1 MEN1
MEMORAN DL M

Date: 18 January2006

Subject: Transient Unit Transfer from 2801 North Roosevelt Bouleard (00002410-
000400) to 1315 Whitehead Street (RE#0036180-000000). Transfer four (4) transient units for
the construction of four non-transient dwelling units.

SITE DATA
Sender Site

Owner’
Location:
Zoning’
EXisting Use

To:
From:
Through:

Pf\iG DEPART’E’J
iU) beE 3722

Planning Board
Edward S. itzer, Senior Planner
Gail Kenson, AICP, Planning Director

RF # 00002410 000400
Parrot Key Associates, Inc.
2801 North Roosevelt Boulevard
CU
?\ former 157 unit (157 units at a 58 R000 equvalenc’ or 91 06 units at a 1.0
ROGO eqUi\ alcnc\ 3 moT.ei. I ‘ 06 ROGO allocations âfc a ailabie foi transfer.

Proposed Lsc to be rcdeY eloped as a 74-unit townhouse stie luxur beach house resort
proved h City Commission Resolution 06-265 on July 18, 2006

Recu or Sito

S1t:i’. hitene1, LLC
1 •t1j . 1 pat et ad \sstt.s

. I - it’ eeIi so et iT iu3 I ‘
u

in I

( ,

ii K
1 S . a

1 0 ‘ ) I.L. ;- t

‘I

0

I



The applicant of the sender site has submitted applications to transfiff transient licenses to the
following sites:

• I transient license to 213 Ann Street
• 1 transient lie•••ense to 707 Simonton Street

ANALYSIS
City Commission Resolution 06-265 permits the sender site to transfer transient units and
transient licenses from a confonning site to another site with or without an accompanying
transient license. This is the first application for the transfer of units (ROGO) from 2801 North
Roosevelt Boulevard.

Jcwu!suanttfr1terIaSection 122-1338 and Intent
Criteria IiposaffCornpues.

YesorNo
Sender Site
Has transient licenses from City Occupational License Number Yes

is: 06 00019054
The units are lawful & have been counted in Yes

GO

Remaining # of rooms to same / does not increase Yes
ROGO count
Final use conforms with LDRs eduse:Resort4 Yes —

Development review process required for Only building permits will be Yes
yqgqjqonstruction/redeveloment jçquired I

Mortgagee consents to transfer Date of letter: November 10, Yes
2006
From: Dale Bittner, BB&T

Receiver Site
—

Transient use is allowed or the use is residential Receiver zoning distfict is: Yes

HHD.R. Use is
dnit

Coi.uplies with density Allowed units: 9.987 Yes
Propgsdunhs: 6

: transient nnts are two rooms or less retain 4: R000 allocations 1 .0 Yes
ROCIO equivalency equivalency ac.h) are home

tra.nsterrod
Is not inc atect in new constru.cflcis th “Y zone bIn Yes
Forov ners Condo Assojjanrd CIa n22LfN2toPPibhPN_
Devc•loprnent review process required far N/A Yes

pfaopo5ed_cc.mstruction, I

General
ROGO euivale.nc is m.aint.ained between sender Yes
awl recener snes and tnrourn.iour the nrnneruc•c

‘-G’tLhLA ‘zonnwl. L____

Page 2 of 3



RECOMMENDATION
The Planning Department has not recei\ed input from the public. The Planning Department
recommends APPROVAL of the transfer of four transient units from 2801 North Rooseit
Bou1e ard to I 315 \Vhitehead Street based on a finding that the proposal complies with the
riteria and this appro al is for the transfer only and not of any proposed plans whiLh shall be

subject to the full re’ie necessary of a building pennit.

____ ___ ____

Sender Site TReceicrSite
2801 North Roosevelt 1315 \Vhitehead Street

Boule\ard
t—

- —17.06 ROGO and 65 Licenses

f

___

2RQGQ(1Ocaha1cnc)

____ _____ _____ ___________

I 706ROGO and 65 Licenses I

______

Location

hxistinTransient Allocations
ExstionTransient Allocations

TOTAL

Transient Allocations Reccied
Nontransient Allocations Received

Transient Allocations Transferred 4 ROGO (1.Qqyaleicyj
Nontransient Allocations Transferred

13.06 ROGO and 65 Licenses

4ROGO(L0ei a1y)

6ROj.0 eqaIenc)IReaininA1Ications



City of Key West PlannIng Department
P 0 Box 1409, Key West FL 330411409

305 292 8229

Application for Transfer of Transient Units and I or Licenses

P’ease corcete this aoocatcn r ts Crtret/ accoroaniec a check for 2,C0.C0
ade out to the C,i of vet’ iest. Deliver the original and 17 copies to thePtanrirg

Department at 605-A Sirnertor Street, It s sugested that a pre-aocIcahon discissicr
be schedu ted as we!l as ar apocirtment to de!iver rhe aociicaher. Due to toe ccmDextv
and irdividuaiiti of each trarsactcr’ toe Ptarrrc Deoarrrent a’1 reed acdtora!
:for’ation onor to processing.

This application is for a rarsac1on !fl1jflG a transfer rorn one ccatcr (sender sit&
to another (receiver site). If there s an addit:ona! site at either end of the transfer
orocess, this requires another apoiication

The owner(s) of both the sender site and receiver site are the aoplicarts and must sign
the applicaton Corporatons and partnerships must sign as legally -equired. If another
cerson s actrg as the acert or author:ed reoresentati’,e of the owner, suooorhna
accumertaton must oe ro’,!ced as ndicated.

The application process cr a Trarsient Transfer is:
Development Pevew Corn mittee DRC)
Parnnç Board
After going to te DRC and before going to the Panning Board we wi reed an
ADDITIONAL 18 complete sets of the application

A Fill in the following information

Sender Site Receiver Site

e(s ‘r’r

2LZErEZJ z —

. -
A



For Sender Site:

“Lcai rame’ of n operty rtKey jforrner <rc’n as Hampton tnn)
Zoning district_ irrçial Ger’eral

Legal desnptor —

Currert use, Transient_Rent

Number of existing transient units: _157

__________

Size of site 2Os.ft. Number of existing ci trarsient rental licenses: 7

What is being removed from the sender ste7Q6 ROGQits and 66 licenses

What are your plars for the sender site?
de’ielooment Ian.

For Receiver Site:
‘Local name” of property 1315 Whitehead Street Zoning disfrict HHDR

aqal desc-iption KWL i6 Sgkare 3jo 6R #OOO3618OOOOOOO

DO CO 1aor c4e opfyent as Appro ea

t a



Sender Site: current Owner InfOrmation

FOR INDIVIDUALS

______ ____________

2. NAME

ADDRESS

________ _________

ADDRESS

TELEPHONE(i) TELEPHONE(1/.

(2) ... .. ._ ._.

FOR CORPORA TION5.
.1 1 —

. F—
iCT i /) CT (

/
B. STATE/COUNTRY OF

C. REGISTERED TO DO BUSINESS IN THE STATE OF FLORIDA ES NO

D. NAMES OF OFFICERS AND DESIGNATIONS

CLLLL4-1 I .—

I

1
/ I

I
I 1 4 I

4. •. .. .

FOR ARTNffR•5H%P5

A. NAME OF PARTNERSHIP:

___

B. SlATE OF REGISTRATION:

___ ____ ____

C. GENERAL PARTY ER WITH AUTHORITY IX) BIND PARTNERSHIP:

FW•. CORPORA flj,iJ5 AND PARTN•ERSHIPS
NAME AND ADDRESS OF PERSON 111N HOUSE” TO CONTACT:

TELEP’-CNE1S)CTX)ZCTiL --

4

‘••.T/eafll4r fTrmsDccumerT Ki WestTrinsr1e CiT flc JrlHc44.sTrc1•c4i4r I:

.



Receiver Site: Current Owner IAformation

FR INDIVIDLALS

I, NAME________

____

.... 2. NAME

___________

ADDRESS____

_____

ADDRE.SS___________

TELEPFONE(I) ... .. TELEPHGNE(i)_

(T
4i ..

FAX

__________________________ _______________

FOR CORPORA TIONS
A 71

A CORPORATE NAME X LLk LUZ2’ L-’

B. STATE/COUNTRY OF

C. REGISTERED TO DO BUSINESS IN THE STATE OF FLORIDA S _NO

D. NAMES OF OFFICERS AND DESIGNATIONS

FOR PARTNER..HIPS

A. NAME. OF PARTNERSHIP:

_____

B STATE OF REGISTRATION:

___

C. GENERAL PARTNER. WITH AUTHORITY IT) BIND PARTNERSHIP:

FOR CORPORA TJSAND PAR TN
NAME AND ADDRESS OF PERSON ‘IN MOUSE TO CONTACT

0’

I — —

TELEPHONE/ FAX
__.

r

scar e rs es e rs r r r r tc s’ &Ic3r cr cr
4 4 4



Sen der Site

Pariot Key
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BB&T Branch Banking & Trust Co

November :‘. 2006

Cit of Key West Planning Department
Attention: Gail Ketison
605A Simcnton Street
Key West, FL 33040

Re: Transfer of Excess Development Rights

Dear Ms. Kcnson:

ireth Dnve

Ke ies

you Imow, Parrot Ke. Associates, Inc. will be submitting applications m connection with the
ansfer of those certain excess development entitlements consising of 17 ROGO units and 3
transient licenses (“Excess Development Rights’). This letter confirms that BB&T, as morrgage
holder of the subject property. pursuant to our loan documents onsents to the transfer of the
Excess Development Rights.

No additiona1partial release or other document s needed to evidence our consent.

-. -H;
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Seo::it 2: Tha: Resoiton o. 34 s rerebj reoed.

tij3: That tnis eso2uton shall go into effect

imediatey Jpon its passage and adoption and authentication by te

signacre of tne presding officer and the Clerk of the Coissicn.

2assed nd adopted by the City Commission at a meeting

this IR ay of

_________

2006.

Authentcated bj the oresidlng officer and Clerk of

Commission o July 20 , 2006.

Fiied w1th the Clerk July 20 , 2006.

JMc’ERScL,YR

held

tne

‘iRY ‘4 - vy tj

/

t?

STATE p, RCA DC N OFMo E.FKEY NEST
coDy S a trte cy tf eco oJe n W7n my )1ncj andseal Ths&Zday
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‘2$
F4
eOE 3t 0 a

L pottod 3 ‘r
580 tii 8r.,t

t
305) 294 atS4

243

Warranty Deed
ThIniEra, 10th 20t aD Retw

. .. a corporiior tio .der the 1a1r of te Sae

of ?.orida
4C th C4Y 41 , f rsntor

3SOCLkZS iNC. a oor-pc ra jor exa tio mdr the I awe of

the State of florida
a 6805 Ovreeas iqbwy, aratho, 7I 33050

S* f

Wftenedi ., awrta.
T DOLIAR8 ‘ 10

GRJ.NTOR . L%NTEt th ec ,iirf

ps. 3Af’t d 4EES giis the s
t ,r onroe Sxw r ?lorida e

A pexcel of iend lying and beiza on the aland on Key West, Monroe
County ?Zorida, re pazticul&rly described as followat

at the tnt.rsecEcm of the renter ljiq of r,dga Key Road
and the Northwesterly niht-ofway iine of Roosevelt So4evard; theuoe
South 52 degrees 27 minuets 52 seconds West tiO the. a4d. Northerly
rightofaway f Zcoeevelt 3oulewd for 1,320.00 feet to the Point of

thenoe continue Sooth 53 degrees 27 mutam 5 seconds West
along the said rigbtof-way for 33S30 feet; thence North 44 degrees
13 inutss 38 seconds WeSt for 67C (JO feet; snce Morth 52 degrees 27
iut.s 53 s.cord aat for 335.00 feet; thenoe South 44 &egrae 13
nziouree 38 seconda east for 670DO feet to the Pujot of eqinniog.

That parcel of lend iyng on rownahi; S’ 3cuth, ?aiige 25 a,t, n the
Island of Kay West. (cnro. Coty Y.orida. and osing xs
particularly described as follow,

CO4NNt7N at the t of intereec*_on of the Sout.st.n2y
itight of Way Zzta of Kemiady 7’r4 . ‘13th Stre.tfDredge.rs Key Road
the o theectar’ L.git.. of .ioa f Rooaa1. acarl t a

S as shown at he Staa ‘ orida D*pariit of T(anap,rta

— 9t d** ‘y a1 a*44t wd J a,

Xe

__

a 1w

-

—

/J —

W’ theas

TAIT F PWR. A

__

—
t4

RANDY * WOKR Free f 2 W2P2Y 2 a ? a “‘vra ta

n re1ial, of the orDortr
/

Notary ?blz
It

aacaa — r



V4 arrautv Deed
*rfAI i00024IO30420

s V43 P0

Naintance (a,p of 3tata !tcad 5 t7 .3. 1), Bectioe OO102513
te recorded in iht of4Qay Plat EOok 1, Page 144 of the ub1ic

cords of nroa oirnty, 1orida; thence run North 41 degrees $0
minutes 35 seconds e%t for a &stance of 14 09 feet a1on said
Souteatar1y 3ightof$ay line of Kee Drive; theno* outt 54
degrees 34 minutes 25 secoude West for a distance of 1575.55 feet
along a line being 45 feet Northeasterly of and pa.ralIaZ with the
Baseline of Survey of said State Road Number 5, as shown in the
afort.coed Naintanence Map, to the Point of ginning of the
parcel ereinafter described; thano continue South 54 derema 34
aiut,* 25 aeonda West for a distance of 54,29 feet a1n said line
being parallel with the Baseline of Survey of State Roa4 )er 5;
thanc. North 42 degrees 07 minutes 05 seconds West for s .stanc of
12.59 feet; last two (2) couresa being along the Southeterly and
soutsoer1y boundaries respecti1y, o .ha, paroel ocf land
described in that Personal Representative a Oeed recorded in Official
1acorde Sock 945 Page 2461 of the Public Records of Moroe County
florida; thence North 54 degrees 34 minutes 25 seconds Zast for a
distanc. of 55 16 feet along a line being 51,50 feet Northeasterly of
and parallel with the afcrtioned Easeline of Survey of Stat. Road
Nmb.r 5; thence South 35 degrees 25 minutes 35 seconds ZeSt for a
distanc, of 12 50 feet to the POtWL’ 0? EZGt_N. The aorntoned
baa been conveyed to the florida nepartment of Traneporttion by Deed
recorded in Offtcial Records Book 63 at ?aqee 2l902l91, of the
Public Records of nros County Ylerda.;

Am,

A parcel of land, being a portion of lands described in Quit-C1e1
Deed fRied in 0fIcia1 Records Book 935, °age 1139, of the Public
Records of nrce County, P1orida lying in township 61 Soi*th Range
25 at, in the Island of zey West, Nonro. County, TlorLday being re
particularly described as follows

SZGZN at a point on a line 450O feet left of Station 161+02.09 on the
Survey Baseline of State Road Number S (Boceevelt Eou1eveEdfUS 1 as
shown on Stat, of florida Dparnt of transportation Right of -*ay
Nap, Section 90010 2519 (1954) and being approziaa.tsly 1320.Oe feet
Boutst of the centerline of Eezinedy Drive 13th Street/bredgers
fey Road) an measured along said line 45 feet Northwest of and
parallel to the aerterline of said Sta’a Road No 5; thence run 9 ‘4
degrees 34 ‘xinuea 25 sconda W a ong ha ax st’4ng orawa
Rihtc,f Way line f State Road No S an shown on State of RI r dx
Ospertaent of trsnspormtian Right of Way Nap for S*ate Søad No
Section 90010 2519 .984 far 283 0 fae ianae run V 35 degrees
minutes 35 seconds N an.iuuing along said Right f Way 1ne for
2 50 5sst thence run 9 54 degrees 34 minutes 25 seconds West
outixzuiuq a ong said 9 ght of Way me for 54 49 feet then a ii

42 degrees I minus 5 seconds N to 35 ‘as henc, run V A
egrees 14 eiri as S a. ,zids 9 f S 4at her s 411 9 5
legrees 35 at cc cods B f 12 see her N 54
degrees 4 a. j11 cc 2 re mis B ‘m 8 an te a in 42
degrees 07 at ci ‘*s asronda B f r feet in. t £
Iag4na.iq ha a.Scrana 4 baa hear ‘wayed * S r 4sf pa mat
f tranap.. rat my cod is md at a

Iia above .ss ad m .aa caa a a. a a ,ad as
ci owe

I pacce arc! .g acd a og on ha a arc n Es Nsa Btnroe
y P r is sath m’e eoç dscr oaf ry neres a A hmnds as

Owe

a ha o’arsa cv ‘ a ax a edge e Ee at’
and Ate Bor owes ai t we ox in o sara
a k/a. Stara Road n a. a a S ghwsy S in and cm hen a

o ret! n k a ned



rranty Deed -

Bcuttsry d along the said right-of--way line for a distance of

Z32 feet, thanc. Icrtwastar1y and along a line def.wcted 93 degrees

18 33 • to the right and along said right -of -way liae for a jistance of

13.07 feet to the POINT OF BXGINNI!IG of the parcel of land being

deaczihed .xen; theca southwesterly and along a Line deflected 93

der..s lS30 to the left and along said ri t-of--way line for a

di,tanoe of 27954 feet, thence Nrthwestmriy and at a fibt angles

and along •aid right-of-way lin, for a distance of 2.50 feet; thence

Southwesterly and at rtght angles and along sa±d right-of-way line

for a itatanc. of 1.27 feet; thence crthwaster1y and at right angles

and along said right-of--way line for a distance of 9.50 faet; thence

Bonthv*sterly and at rgbt angles and along said right-Øf-vay line for

a distance of 55,60 feet; thence N’ozthavesterly and along a line

deflected 93 degrees 1530 to th. right for a distance of 647.4

feeE ttanee Ncz-theasterly and along a line deflected 96 degrweg

4L’33 to the right or a dietanc. of 335.00 feet; thence

Southeasterly and along a line dfiected 83 degrees 1S3D’ to the

rzght for a distance of 69 93 feet back to the POINT OF EGtt.

— n r,,y 5,...n 4 fl it
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Authorfzatk,n Form

3tes omctete tis form if soneore Dter i-ar’ e s orsertrc e wer s r-a’

t!bef Jewfand vice Presden - Da-ot K -c
i

— -‘

Ower epanier Teoanier & Assodares, L9c,

on my/our beha’f before the City of Key West,

Subsc4bed and swon to or airmed’ efore -re Dr

____j
ease ;:rint Name of Aiant

He/See s cra1frkrowr to iie rr ras orecertpc

ft\ :_

—

iCJF,. J!t - k,L%:. .

MINOR DEVELOPMENT PLAN APPLICATTCN

City of Key West ?ann1n epartient

605-A £rnontori Stret Key West, FL 33040

(305) 292-8229

to e e -epresert&ive tris application and act

nc - ‘ar-ot <ev ssoc:ates, Thc.



3. Other

________ ____.
____ ____ ___

NOTE: Tue abo,e items constitute one conwlete ppllcation
packages An ftionalI7 sets of this package is also required

Signature Page and Verification Form for Sender Site

‘We rot Key Assocaras c. D’’ e’ Ee:are S. 3soca:eS

wner’s or autnor’zec agert o t owfler s o -e -a rOcert\ ccaea at

rr’. . , - / - —
. K c’JC Dvj. . - Vi. -Lj’

RE 0000 2I.00004QQ_ state :na: aF of :he

;nformaton contained in this aolJcator ad 1i o he answers o the above

-uestQfls ar . anc correct :e Dest Kcece ano bei;ef.

Signature Date:

Dr!Pt arre ‘“

Sicnature

___________ ____

pr!flt iam qraao

Soec o—d 5c’ DO r

-

—

—7; -

4
O— - - — —



Receiver’s Site

Southwhitehead, LC
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FILE COi

Dcv orrem la
Major X
Minor______

ra ‘e
:StDrC D!sz.1c

Y’z V

No

_____

prnt or vpe and call :e Plarninç DeDarrent f /OL haje arr quesdor’s
s;te Addess 1315 Wtenead Street
Name o Aooiicant Treperier & Assccates, mc..
A1icant s: Owner

_____

uthorzed Raoresertai e X —atached Au:horIzator crm rrust be completed)
4) Address of Apolicant 1326 Thomas Street, P.C Bcx 2155. Key West. FL 33045-2155Ap:cas -ore x5-238

\arre c Dwne Iiferant rr abc a Sout_vbenead.
7’ ddress or Orer °fl Sex I1e Wes L 3304141S

sr cr’ n

Di oPa r4DR
OD

ad

< c

DEVELOPMENT PLAN AND CONDITIONAL USE APPLICATION
, of Ke West Planning Depaftmentr / Sirnorton Street, Key West, FL 33040

(305) 292-8229
AL 2 5 2O

KD ‘dEST
DEPT

Development Plan & Conditional Use Appilcation

* -



DEVEOPME LN AND CONDITIONAL USE. ‘LICATION
‘ i tyoKey West Planning Depaftment

Q Sjconton Street, Key West; FL 33040
(30S) 29282294ti6 2 5 2C

Cii
FILE COPYPLANNG DEPTHas sbec receed a -arces’, es

______

No X
If Yes: Date of aoov Resoiutc # Attach resoiutions,,
A,-e there ay aasemens, ceed est-ccns r otner encumbrances on the subject or:De:? Yes
No I Yes, deschbe and attach ree’an documents.

4. For Conditional Jses and Deveioprre’7t Plans, provide ne nformadorequested on me attached Conditional Use and Development Plan sheet.B. For ondit,ona/ Uses, indude also tne Conditional Use Criteria required under Chapter 122,Artide III, Sections 122.61 and 122.62 of the Land Development Regulations (cooy attached).C. For Major Deveiooment n/ens, provide also :ne additional information requested on theDevelopment Plan Submission Materials (Sections 108.226 through 108.232 of the LandDevelopment Reguietions, cozy attached) and other jnformation as determined by the PianningStaff.

Please note, development plan and conditional use approvals are quasijudiciat hearings and t is Iimproper to speak to a Plarning oard member or City Commissioner about the project outside ofthe hearings

veicauo
4,

/j--, jo came nr’-’ -c dJ crn ccnc’c ;a
r xrcLVv

of — o’s ec m’r f ‘nis 3f’O or on: n,esm;s. o’ ;moccca:ottiscat,o- p’’”j
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F XEC1TI’vE S1MMAR

To: City Cmmiss:on

From: Brendcn Cmminabam. SemurP1annr H
Through: Jul:o Aae1. City Manager

Gail Kenson. CP. Plarong Directorc-

Date: 3 October 2006

RE: 1315 Wbitehead Street (RE 000361 01i00000)

ACTION STATEMENT. To allow for the demolition of an existing office building toconstruct a 6 unit res:dentia buidng on property located at T 31 5 ‘vvhitehead Street

BACKGROIJND: The prooosed development is to construct a 6 unit residentialbuildingS The existing commercial building is legally nonconforming and thus is lessdesirable than the residential building being proposed.

PREVIOLS CITY ACTIONS:
Development Review Committee, 29 June and 27 July 2006
Planning Board Appro’ai. 17 August 2006

This s a major de eiopnlent. I be role of he Pianrnng Board s to make a
£ mmen& at on he t orair as on fad Plaint ng D paru £ t aeon in tins adPianning anire comruend aDpro’al w:th he oong cnnd t:nris

.\Z aJrai Fair 4ouu:g Act equirrrneruc pertjmr o
i F1 sa] im e

1 13 tcju:1Lr, a ateart t rasrt’u Fc ea ah:oa rrrte at 4H
ISa e rr ph

prin

Iption I nrr : omcr art ii i uirt
ai ar ‘ i g ‘ or r - I at I Al F ad Sir at

( onsistencs N th rb ( r ‘ t a g a Plant ion and Fss nT,
art rtc a rtCtrtifl_,

s it it h it a en F
FinaucaI Impact tcrtrtar it it a. itt



Option 2 poro’ai a c:aor Jnment plao w h condi:cns to ailow hecorsrnccon of six rcs:denr:ai ri a huiding :o be constructed a: 135h:tehead S :eet

Consistenc with the Citys Strategic Plan, Vision and Mission:This action would mproe lie ariet and a ailabiiity of housing,consistent ‘th the n’ission and v:sion of the city.
2. Financial Impact: There is no direct financial impact to the ctitselr

Option 3. Deny application

I. Consistency with the Cirys Strategic Plan, Vision and Mission:Not consistent.
2. Financial Impact: There is no direct financial impact to the cityitseli,

RECOMMENDATION: Planning Staff recommended and the Planning Boardrecommends approa1 of a major development plan wth the following conditionsto allow the construction of six residential units in a building to be constructed at1315 Whitehead Street:

Il Federal Fair Housmge Act requirements pertainIng toaccessiblitv:y:sitabilit shall be met.
2 By resolution, there shall be remo able panels in the fence abuttmnnproperty at 401 South Street Prns s for the purpose of routinenlaintenance of the sforement1oned nrooertv



P1 NMNG BOARD RESOLUTION
No, 2006-024

A RESOLUTION OF THE CITY OF KE WEST PLANNINGBORD PURSUANT TO SECTION 108-196 OF THE LANDDEVELOPMENT REGULATiONS OF THE CODE OFORDIN NCES OF THE CITY OF KEY WEST, APPROVING AMAJOR DE ELOPIENT PLAN APPLIC&TION FOR THECO’STRLCTION OF A SIX UNIT NON—TRANSIENTRESIDENTIAL BLILDING AT 1315 WHITEHEAD STREET RE#00036180-000000); PROVIDING FOR AN EFFECTl E DATE.

4 HEREAS. an ApplicatIon for a Major Development Plan Application was fIled 22 May 2006.h Gonzalez Architects, authorized agent for the owner of the property located in the HistoricHigh Density Residential (HHDR) zoning district; and

WHEREAS the proposal is to allow for the construction of a building with six nontransientresdentia1 inits, and

WHEREAS. pian eei cd 22 May 2006. were considered at the 29 June and 27 July 2006Dee!oprrent Reiew Committee meetings and

WHEREAS. after public notice, the application or a Major Development Plan approval wasneard by thc Planning Board at its Regular Meeting or I - August 2006. and
WHEREAS. ro iat wieenng, ther were 4 ‘it ‘cs ,ent vth eti.nied. hjcnon andhc then read he awn trit n t the awl

V[{F REAS, at J a pet pg ‘an hng Gut. t Kaw ot I w. n cd Ia. waL avrrpa. par d c B wl ion .nrneF’im latt t °( 6 awl

y4HFR S i ri K u r r
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2. By resoiution, there stall be removable 3aneis in the fence abutting rupertyat 4cC South Street. This is for the numose of routine maintenance of theaforementioned property.

Section 2. This Resolution shall go into effect immediately upon its passage and adoption andauthentication by the signatures of the Chairman of the Planning Board and the PlanningDirector.

Passed at a meeting held 17 August 2006.

Authenticated by the Chair of the Planning Board and the Planning Directors

Chairman Richard Kiltenick
DateKey West P’anning Board

Attest:

Gail E. Kenson, AJCP, Planning Director Date

Filed with the Clerk

Cheryl Smith. City Clerk
Date



To:

From:

Through:

THE CITY OF KEY WEST
PLANNING BOARD

Staff Report

Planning Board

Brerdon Ccnnirham, Senior Parrer TI

Gail Kenson. AICP, Planning Director

Meeting Date:

4genda Item:

17 August 2006

A Major Development Plan application to demolish an existing officebuilding to construct a unit residential building on property located at1315 Whitehead Street, iegal1 described as KW 16, Square 3, Lot 6,RE00O36 I 30000000.

4pplicant:

Agent:

Property Owner:

Request:

Trepanier & Associates. Inc.
Owen Trepanier, Tepamer & Associates, iflC,

Southwhitehead, LLC

4 Major De’elopment Plan appl1caton to demolish an exIsting fticebuilding to constrict a unit residential ou:lding.

1 7 squae feet, ar 4 acres

f)

M ip

rs
a

eet oid i ILOS t ar
I

22 oS (

n
—

r

rI_ ,r1 \ a

a ‘ra r r :s apa r nseno14 sdr o.snr rier 2 46:
aLnI. raaa ‘p ac ia a

Location

Zoning:

I ot 4rea

1315 Whitehead Street, ‘egaV descnbed as, legaily descnbed as KW 16Square 3 1 or ‘5. RE0OC36 I 80O00G0

‘DR Pistorie 1h3h Denstt riczent,ai zoning iistr’t

Sc I 2 T es errr n
a p rrritu:n Pc “s s a i t r r, I i 1 au



4 ars n noirec rest onies and cem a’esce’:t ‘omcs
$‘ Parks and reureatior, acti’e and nassine.

C’ Paces nforship.
Protect:ve services.
Public and pri a:c atlities
Parking lots and facilities.

(Ord No 9-O, § 1(2-5 5.2(C)), -3-i9)

See. 12-629. Prohib;ted uses.
in the bistoric ‘uh dcnst’ esidentiai district iHHDR), all ases not speci±icaPy r pro’siona1iy
pros ided for in this subdivision are prohibited
LOrd. No 9-1O, § 1(2-5.5.2(D)). -3-i99)

The proposed change n use is a permitted use and requires a major de elopment p1an review and
appro al in the HHDR district.

tiThgçQdjtiQ
Currently the property consists of a two-story office building with a parking area.

Proposed Development
The applicant states that they are proposing to redevelop the existing property into a unit
residential building. The units will have 2 and 3 bedrooms. There will be a parking space for
each unit along with scooter and bicycle parking Amenities will include a pool, cabanas, a
arbec e pas ion g iie& and indis daal torage areas

Pre4ious City Actions
None

Process
‘)eeioprn r: ea C mr ae Me r 29 n 2’i

ii g&ar igLar (‘6

flcCnHaThrReiew
Major Deek pment Plan

an: . lan cc
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Crs:ci na aah o pr’ a of a de icoren: ilan ar. reaonableconctions. !imitatons or re :m’cnts trat ar cund necessar, or i:s udmnent, to efectuate thepurpose of this articc and carry ou the snirit am purpose of ore ccmprehersh.e p’an r1d theland ee\eiopi—ent regulations. \ory conth:ion sha be made a ritcn record and afi\ed or theC\ eloment p!an as aporo ed,

Scale and intensity of the proposed use as measured by the following:

The denstn cannot exceeG 2 omts per acres arC the maximum FkR permittec us Based onthe Monroe Crunty Property Appraisers records the lot area is .35 acres.

Permitted Densities and IntensitiesLand Lse Size of Evdsting Maximum Proposed Total Allowed onProperty Allowed on this Site

_______

Site

___________

Residential .45acres 22units 7units 11 units

ceneration
The applicant has not provided a traffic survey. ho ever, replacing the current cornmerca1 officeuse with 7 -esudential housing units will !ie1y reduce o’eral1 traffic impacts on the surroundingproperties

oreachseciflc use
NA

oosernloni

ProoednormcerinC ryer c enics

f tee naror’ ceds
e-ao!err

ir
‘ po

in r o T te mu o’ rm nr neeth ene-sted by he proposed ondutional ise an i a tennficd o the bst n ubsectt ii a ti’ f this ecton uneludun the foUoung
op

.1

‘o’e-‘araeemer is n r’at-’oi

L.



Roac;rjcrer:s, or her m’ anoroyements

cesscr trActuros or :acires

Other unicue
NA

On-site amenities proposed to enhance site and ptanned improvements. menitiesincluding mitigative techniques such as:
Qpen space
Section 108-346(b) requires a minimum of 35° open space for resden0a1 developments. Theoonceptuai site plan indicates open space light1y greater than 50°.

Setbacks from adjacent properties
Section 122-630(6) requires a minimum 5-foot side yard setback. The conceptual site planindicates that a 10-foot side yard setback has been proided as well as a 16-foot setback for thefront yard and the required 20-foot rear yard setback.

Screening and butTers
The table tt1ed Buffers and Landscape Screening Th’pes provided in Section 108-347 addresseddie required landscaped buffers. The following ablc irdicates the required buffers and buffers toe roided by the de elonment
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The applicDatior, s seekuig to construct delling units instead of the allowed ii, therebymeeting the density requiranients on the site. The redeelopmene proposes to use the exszinginfrastructure that is aailabie o th site.

Therefore. i is staffs opinion thai the requst s in compliance the reiuirements of thesesections.

The proposed use iil be harmonious ‘ith the surrounding uses, and will not additionally burdenthe City’s infrastructure. The landscape plan indicates the site will be heavily vegetated withsi’i±icant landscaped buffers along alt property tines.

Therefore, it is staffs opinion that the request is in compliance with the requirements of thesesections.
4. Hazardous waste
The existing and proposed uses do not and will nor generate hazardous waste materials.
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C. Public fwthdes or institutional

f. Commercial structures, uses and related acri;iiies within tidal waters

g Adult entertainment establishments.
N/A

Therefore, it is staffs opinion that the request is mpliance with the requirements of thesesections.

RECOMMENDATION

The Planning Department recommends the Planning Board conditionally approval of both themajor development and conditional application with the following condition:

1. All FFHA requirements pertaining to accessibility/visitability shall be met.2. By resolution, there shall be removable panels in the fence abutting property at401 South Street. This is for the purpose of routine maintenance of theaforementioned property*
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Signature Page and Verification Form for Receiver Site

owner(s) or authorized agent of the owner(s) of the real property located at/ /
in the City of KeyWest, Florida, RE#OL O S — O that all of the

information contained in this application and all of the answers to the above
questions are true and correct to the best of my(our) knowledge and belief.

Date: LL/’5 /24_

Signature

print name

designation

presenting

arne onited k’

Commission, Date jLZ

Date: I

Subscribed and sworn to or affirmed before me on by

known to me or

to me as identification.

RICHARD pusrrs
•y D2419

EXPRFS Mr.221!C
4O?J 33 rnid N

C:\Trepaner\FcrmsDocuments\Key Wèst\Transfer ci Tran.sent UnLUcense App caPcicdoc
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FIRST STATE BANKSTONES & CARDENAS OF THE FLORIDA KEYS
ATTORNEYS AT LAW

221 SIMONTON STREET 6343/670KEY WEST, FLORIDA 33040
121612006

ORDER OF City of Key West $ **1 800 00
One Thousand Eight Hundred and 00/1OO ************** DOtIARS

Revenue
City of Key West

Key West FL 330411409
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To:  Key West Planning Committee 

 

I have reviewed the applications for both 1315 Whitehead Street and 1212 Duval Street and would like 

to make the following comments respective to each property: 

 

1212 Duval Street: 

- I do not agree with the currently single structure being reconfigured into two separate 

homes.  While overall ground coverage is reduced it effectively places two family homes on 

a lot designed to have but a single home.  The area, which has little off street parking, will 

see its limited street parking adversely affected as additional cars are placed on our public 

streets.  In addition, the unique Key West lane ambiance will be adversely affected by a two 

story home plugged into the back of the lot.  This area represents one of the few residential 

areas in this area of Old Town and this development, as currently proposed, is against the 

best interest of the neighborhood.  Using the footprint of an existing structure to justify 

divining the building into two independent homes also sets a precedence which would 

encourage investors to tailor their renovations to meet pure fiscal objectives at the expense 

of unique neighborhoods. 

1315 Whitehead: 

-  The current proposed development at this site is contrary to the best interest of the 

neighborhood.  Why would the city allow a compound of seven homes right next to one of 

the premier tourist sites on the island?  The south end of Whitehead Street is one of stately 

homes that reflect the historical nature of Old Town.  Even the current multi-family homes 

are really single family homes that are currently set up as apartments.  These multifamily 

units have sufficient off street parking and do not adversely affect parking on the 

neighborhood streets. 

 

- A simple aerial evaluation of the space available, comparing the density of construction both 

north and south of the lot, clearly shows that the maximum number of structures that 

should be permitted for this address is at most three to four.  This area of town has little off 

street parking allocated for “residents”; this compound clearly has insufficient parking which 

will create an intolerable mess right in the middle of what should be a jewel of good taste 

and community planning.  Jamming 7 structures onto what effectively becomes a postage 

stamp of ground is not something that should be seen as suitable for Old Town Key West.  

As it is today it is difficult if not impossible to find a parking place in front of my home, to off 

load groceries , between the hours of 10 am and 3pm. 

 



- As currently shown plans for 1315 Whitehead Street lot has only 6 parking spaces for 7 

homes.  I do not believe that the City of Key West should allocate an additional ROGO to the 

lot given that even the current existing 6 parking places are insufficient.  When visitors and 

family 2nd vehicles are accounted for there would need to be at least two parking places for 

each home as well as respective storage space for GEM cars, bicycles and recreational items 

such as kayaks.  Residential city parking permits should not be permitted if a developer 

knowingly creates a compound without sufficient vehicle and associated storage. 

 

- I question the wisdom of placing so many homes in such a relatively small area.  While 
existing homes are somewhat grandfathered in due to the realities of their placement, there 
is no doubt that this area at the southernmost point has some significant issues with safety.  
My understanding is that this is the same general area that the old lighthouse was at when it 
was destroyed in 1846 with the loss of 14 lives.  The new lighthouse was then moved inland 
for safety.  While it is reasonable to place residential housing at 1315 Whitehead, it is not 
prudent to build it up to maximum density, especially since the corner of Whitehead and 
United routinely floods up to 3 feet during relatively light rainstorms up to 4-8 times per 
year. 

 
- I am not against building something nice on Whitehead street but 7 homes is way too much 

for the infrastructure in that portion of the island. 
 

 

 

Peter Janker 

Owner of: 

417 United Street 

1215 Whitehead Street 

1301 Whitehead Street 



-----Original Message----- 
From: Janker, Paul L CPT USARMY (US) [mailto:paul.l.janker.mil@mail.mil]  
Sent: Tuesday, November 18, 2014 2:11 PM 
To: Kevin Bond 
Subject: 1315 Whitehead Street and 1212 Duval Street applications (UNCLASSIFIED) 
 
Classification: UNCLASSIFIED 
Caveats: FOUO 
 
Sir, 
 
After review of the 1315 Whitehead Street and 1212 Duval Street applications, I would like to make the 
following points: 
 
1212 Duval Street:  I do not agree with a single plot being reconfigured into two separate homes.  Traffic 
congestion is a major concern around United, Louisa, Duval, and Whitehead.  Placing multiple homes on 
a lot designed for one will exacerbate and already complicated parking issue since the Southernmost 
Point is only a block away.  Furthermore, a two-story home adversely affects the location's ambiance by 
placing an unsightly structure in the background.   
 
1315 Whitehead: Seven structures proposed structures located next to the Southernmost point seems 
like recipe for disaster.  The area suffers from a severe traffic issue, and adding multiple housing units 
will further exacerbate and already bad situation.  Parking (which is already in limited supply) will further 
be complicated by additional residents on Whitehead Street.  Ultimately, the current proposed 
development at this site is contrary to the best interest of the neighborhood.   
 
Respectfully, 
Paul Janker 
Homeowner 418 United Street  
 

mailto:paul.l.janker.mil@mail.mil


From: George Castillo [mailto:southernmostdoc@gmail.com]  
Sent: Wednesday, November 19, 2014 1:06 PM 
To: Kevin Bond 
Subject: 1315 Whitehead street project 
 
We are in favor it would make the neighborhood nicer , safer and cleaner 
 
Sincerely 
George and Ritva Castillo 
405 South Street 
Key West Fl 33040 
 

mailto:southernmostdoc@gmail.com
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