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THE CITY OF KEY WEST 
PLANNING BOARD 

Staff Report 
 
To:   Chair and Planning Board Members 
 
Through:   Kevin Bond, AICP, LEED Green Associate, 

Acting Planning Director / Senior Planner 
 

From:   Patrick Wright, Planner II 
 
Meeting Date: March 19, 2015 
 
Agenda Item: Variance - 101 Duval Street (RE # 00000470-000000; AK # 1000469) – 

A request for a variance approval to maximum building coverage, 
minimum parking space requirement and minimum aisle and stall width 
requirements in order to cover and enclose an existing courtyard creating 
new commercial floor area on property located within the Historic 
Residential Commercial Core - Duval Street Gulfside (HRCC-1) Zoning 
District pursuant to Sections 90-395 ,122-690(4)a. ,108-572 and 108-641 
 of the Land Development Regulations of the Code of Ordinances of the 
City of Key West, Florida. 

 
Request: Variance approval to increase the maximum building coverage from 

45.5% to 50.8%, minimum parking space requirement and minimum aisle 
and stall width requirements for a building renovation for a CVS drug 
store. 

 
Applicant:  Smith | Oropeza, P.L. 
 
Property Owner: Sunset Plaza, Inc. 
 
Location:   101 Duval Street (RE # 00000470-000000; AK # 1000469) 
 
Zoning:     Historic Residential Commercial Core – Duval Street Gulfside (HRCC-1)  

 

Subject 
Property 
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Background: 
The subject property, located at the eastern corner of Duval and Front Streets within the HRCC-1 
Zoning District, has been used as a multi-tenant commercial retail shopping center. The property 
currently consists of one commercial building, built in 1994, with shops and a small courtyard on 
the main level and a parking area underneath. The building is a non-contributing structure within 
the Key West Historic District. 
 
The proposed development would enclose the existing courtyard, which would add 1,094 square 
feet of floor area to the building, for a new 10,631-square-foot CVS drug store. This addition of 
commercial floor area triggers minimum parking requirements to be considered. Staff has found 
evidence that the site has historically accommodated shared parking for surrounding businesses 
prior to the construction of the existing building. There has been a commercial parking business 
operating on site since 1995. There are also two ticket booths on site that have an off-site parking 
agreement for two (2) additional spaces.  
 
The proposed expansion of commercial floor area, the existing nonconforming parking layout, 
and the continued operation of the commercial parking business would require the following 
variance requests: 
 

 Increase building coverage from 45.5% to 50.8%, which would exceed the maximum 
50% building coverage allowed within the HRCC-1 Zoning District.  

 The site currently maintains 34 off-street parking spaces, the total required spaces 
considering the proposed new commercial floor area is 36 spaces. This would require a 
variance for 2 spaces. 

 Currently 32 of the 34 existing spaces are slightly undersized at an 8.5 foot width rather 
than the 9 foot width required per Section 108-641. 

 Six (6) of the existing spaces have undersized aisle width at 18 feet rather than the 24 
foot width required per Section 108-641. 

 The applicant is requesting that 30 of the existing spaces continue to be used in 
conjunction with the existing commercial parking business. Section 108-577 states that 
“the required spaces assigned to one use may not be assigned to another use at the same 
time”. In effect, this would require the applicant to seek a variance to minimum parking 
requirements for a total 32 spaces including the two (2) mentioned above. The overall 
parking requirement on-site would be 66 spaces. 

 
 
 
This request is being made in conjunction with a Minor Development Plan application for the 
increase in nonresidential floor area. 
 
The following table summarizes the requested variance and site conditions: 
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Relevant HRCC‐1 Zoning District Dimensional Requirements: Code Section 122‐690 

Dimensional 
Requirement 

Required/ 
Allowed 

Existing  Proposed 
Change / 
Variance 
Required? 

Maximum density  22 du/acre  None  None  None 

Maximum floor 
area ratio 

1.00  0.456  0.508  +5.2 / 
In compliance 

Maximum height  35 feet plus 
5 feet if pitched 

roof 

~25 feet  ~25 feet  None / 
In compliance 

Maximum building 
coverage 

50%  45.6%  50.8%  +5.2 / 
Variance required 

Maximum 
impervious surface 

70%  90%  90%  None / 
Nonconforming 

Minimum lot size  4,000 SF  20,925 SF  20,925 SF  None 

Minimum lot width  40 feet  119 feet  119 feet  None 

Minimum lot depth  100 feet  169 feet  169 feet  None 

Minimum front 
setback (Duval St) 

0 feet  ~5 feet to 
building; 

‐1 foot stair 
encroachment 

~5 feet to building; 
‐1 foot stair 

encroachment 

None / 
In compliance; 
Easement 
required for 
encroachment 

Minimum side 
setback (southeast) 

2.5 feet  ~2.5 feet  ~2.5 feet  None / 
In compliance 

Minimum rear 
setback 

10 feet  24.6 feet  24.6 feet  None / 
In compliance 

Minimum street 
side setback  
(Front St) 

0 feet  ~5 feet to 
building; 

‐0.5 foot stair 
encroachment 

~5 feet to building; 
‐0.5 foot stair 
encroachment 

None / 
In compliance; 
Easement 
required for 
encroachment 

Minimum parking 
requirements 

Commercial retail 
10,631 sq. ft./300 

sq. ft. 
= 36 spaces 

________________
Commercial 

parking business 
= 30 spaces 

Total required 
= 66 spaces 

34 spaces  34 spaces  32 spaces/ 
Variance required 

 
Process: 
Development Review Committee:  September 25, 2014 
Planning Board:    January 15, 2015 postponed 
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      February 19, 2015 postponed 
      March 19, 2015 
Local Appeal Period:    30 days 
DEO Review:     Up to 45 days 
 
Analysis – Evaluation for Compliance With The Land Development Regulations: 
The standards for considering variances are set forth in Section 90-395(a) of the City of Key 
West (the “City”) Land Development Regulations (“LDRs”). Before any variance may be 
granted, the Planning Board must find all of the following: 
 
(1) Existence of special conditions or circumstances. That special conditions and 

circumstances exist which are peculiar to the land, structure or building involved and 
which are not applicable to other land, structures or buildings in the same zoning 
district. 
The land, structures and buildings involved are located on the property within the HRCC-1 
Zoning District, and were developed prior to the adoption of the current land development 
regulations (LDRs). Thus, the existing development was established prior to the current 
LDRs. The existing commercial parking business is a somewhat uncommon circumstance as 
the site’s history of accommodating shared parking needs in the immediate area dates back 
prior to the adoption of the current LDRs. However, many other land, structures and 
buildings within the HRCC-1 Zoning District were also developed prior to the adoption of 
the current LDRs. Therefore, there are no special conditions or circumstances that exist 
peculiar to the land, structures or buildings involved. NOT IN COMPLIANCE. 

 
(2) Conditions not created by applicant. That the special conditions and circumstances do 

not result from the action or negligence of the applicant. 
The existing conditions including the parking area were created by the property owner at the 
time of the building’s development in the early 1990s. The courtyard was planned in order to 
preserve existing large trees on the property. The property owner is now proposing to remove 
the courtyard to make it part of the interior retail space, thereby increasing building coverage 
above the maximum allowed and triggering compliance with minimum parking 
requirements. The current commercial parking business and shared parking on site preceeds 
the current LDRs. However, maintaining the existing commercial parking business on site is 
a circumstance resulting from the proposed action of the Applicant. Therefore, the conditions 
are created by the Applicant. NOT IN COMPLIANCE. 

 
(3) Special privileges not conferred. That granting the variance requested will not confer 

upon the applicant any special privileges denied by the land development regulations to 
other lands, buildings or structures in the same zoning district. 
Granting the requested variance would confer special privileges upon the Applicant that are 
denied by the LDRs to other lands, buildings and structures in the HRCC-1 Zoning District. 
Any other property that proposed the expansion of commercial floor area in the HRCC-1 
would not be able to exceed the maximum building coverage of 50% and would be required 
to come into full compliance with minimum parking requirements as well as stall and aisle 
dimensions. NOT IN COMPLIANCE. 
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(4) Hardship conditions exist. That literal interpretation of the provisions of the land 
development regulations would deprive the applicant of rights commonly enjoyed by 
other properties in this same zoning district under the terms of this ordinance and 
would work unnecessary and undue hardship on the applicant. 
The Applicant currently enjoys the use of the property as a multi-tenant retail shopping 
center, which is an allowed use within the HRCC-1 Zoning District. The Applicant wishes to 
remove the existing courtyard in order to accommodate the needs of a new single tenant, a 
CVS Pharmacy, which would relocate from its current nearby location at 12 Duval Street and 
occupy the entire building at 101 Duval Street. It is understandable that the courtyard would 
not be desired by the new tenant because it would be located in the center of the store. Denial 
of the variance would mean that the store could not be enlarged and the commercial parking 
business would have to cease operation. This in result could have a negative effect on 
neighborhood parking demands and in turn make less off-street spaces available to public. 
However, denial of the requested variance would not deprive the Applicant of rights 
commonly enjoyed by other properties in the HRCC-1 Zoning District. NOT IN 
COMPLIANCE. 

 
(5) Only minimum variance granted. That the variance granted is the minimum variance 

that will make possible the reasonable use of the land, building, or structure. 
Given the proposed conversion of the building for a single tenant, rather than multiple 
tenants, these would be the minimum variances to fully enclose the existing courtyard. 
However, the request to enlarge the building and maintain the existing commercial parking 
business on site triggers a larger variance request than the enclosure of the courtyard itself. 
The Applicant currently has reasonable use of the land, building and structures prior to the 
proposed development. NOT IN COMPLIANCE. 

 
(6) Not injurious to the public welfare. That the granting of the variance will be in harmony 

with the general intent and purpose of the land development regulations and that such 
variance will not be injurious to the area involved or otherwise detrimental to the 
public interest or welfare. 
Due to not being in compliance with all of the standards for considering variances, the 
granting of the requested variances would be injurious to the area involved and otherwise 
detrimental to the public interest. NOT IN COMPLIANCE. 

 
(7) Existing nonconforming uses of other property not the basis for approval. No 

nonconforming use of neighboring lands, structures, or buildings in the same district, 
and no permitted use of lands, structures or buildings in other districts shall be 
considered grounds for the issuance of a variance. 
The Applicant has not used existing nonconforming uses of other property in the HRCC-1 
Zoning District or permitted uses of property in other zoning districts as the grounds for 
approval of the requested variances. IN COMPLIANCE. 

 
Concurrency Facilities and Other Utilities or Service (Code Section 108-233): 
Based on comments received at the DRC, it does not appear that the requested variances would 
trigger any public facility capacity issues. 
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Pursuant to Code Section 90-395(b), the Planning Board shall make factual findings 
regarding the following: 
 
(1) That the standards established by Code Section 90-395 have been met by the applicant 

for a variance. 
The standards for the granting of variances established by Code Section 90-395 have not all 
been met by the Applicant. 

 
(2) That the applicant has demonstrated a "good neighbor policy" by contacting or 

attempting to contact all noticed property owners who have objected to the variance 
application, and by addressing the objections expressed by these neighbors. 
As of the writing of this report, staff is not aware of any noticed property owners who object 
to the variance application. 

 
Recommendation: 
Based on the above analysis of the standards for considering variances established by the 
Comprehensive Plan and the Land Development Regulations, the Planning Department 
recommends the requested variance be DENIED. However, if the Planning Board approves the 
requested variance, the Planning Department recommends the following conditions: 
 
General Conditions: 
1. The proposed development shall be consistent with the plans dated November 10, 2014 by 

Todd Harland Hendrix, Professional Engineer and plans dated August 28, 2014 by Jose A. 
Gordillo, Professional Architect. 
 

2. Remaining existing trees shall be protected during construction. Tree permits shall be 
obtained as required. 

 
3. The four (4) spaces that will be dedicated to the commercial retail space be clearly identified 

as such, and not be used as part of the commercial parking business. 
 

Conditions required to be completed prior to issuance of a building permit: 
 
4. The owner shall obtain Certificates of Appropriateness for the proposed development. 



Application 
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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 Profit Corporation

SUNSET PLAZA, INC. 

Filing Information

V47937

650367620

07/02/1992

FL

ACTIVE

AMENDMENT

08/14/2014

NONE

Principal Address

101 DUVAL STREET
KEY WEST, FL 33040

Changed: 04/04/1995 

Mailing Address

C/O HAMUY
PO BOX 1268
HALLANDALE, FL 33008

Changed: 01/07/2011 

Registered Agent Name & Address

HAMUY, BENJAMIN 
C/O KRAFT-934 N UNIVERSITY DR.
250
CORAL SPRINGS, FL 33071

Name Changed: 04/04/1995

Address Changed: 02/02/2012 

Officer/Director Detail

Name & Address

Title VD 

BENSHOAFF, NISSIM 
1390 CLEVELAND RD
MIAMI BEACH, FL 33141

1/7/2015Detail by Entity Name

Page 1 of 2http://search.sunbiz.org/Inquiry/CorporationSearch/SearchResultDetail?inquirytype=EntityName...



Title PDT 

HAMUY, BENNY 
P.O. BOX 1268
HALLANDALE, FL 33008

Annual Reports

Report Year Filed Date

2012 02/02/2012

2013 02/11/2013

2014 02/20/2014

Document Images

08/14/2014 -- Amendment View image in PDF format

04/24/2014 -- Amendment View image in PDF format

02/20/2014 -- ANNUAL REPORT View image in PDF format

02/11/2013 -- ANNUAL REPORT View image in PDF format

02/02/2012 -- ANNUAL REPORT View image in PDF format

01/07/2011 -- ANNUAL REPORT View image in PDF format

03/08/2010 -- ANNUAL REPORT View image in PDF format

02/05/2009 -- ANNUAL REPORT View image in PDF format

02/06/2008 -- ANNUAL REPORT View image in PDF format

05/23/2007 -- Amendment View image in PDF format

01/18/2007 -- ANNUAL REPORT View image in PDF format

04/03/2006 -- ANNUAL REPORT View image in PDF format

02/16/2005 -- ANNUAL REPORT View image in PDF format

02/17/2004 -- ANNUAL REPORT View image in PDF format

04/17/2003 -- ANNUAL REPORT View image in PDF format

05/15/2002 -- ANNUAL REPORT View image in PDF format

04/25/2001 -- ANNUAL REPORT View image in PDF format

04/07/2000 -- ANNUAL REPORT View image in PDF format

04/23/1999 -- ANNUAL REPORT View image in PDF format

04/14/1998 -- ANNUAL REPORT View image in PDF format

02/04/1997 -- ANNUAL REPORT View image in PDF format

03/11/1996 -- ANNUAL REPORT View image in PDF format

04/04/1995 -- ANNUAL REPORT View image in PDF format

Copyright ©  and Privacy Policies

State of Florida, Departm ent of State

1/7/2015Detail by Entity Name

Page 2 of 2http://search.sunbiz.org/Inquiry/CorporationSearch/SearchResultDetail?inquirytype=EntityName...
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PARKING DATA

34 PROPOSED STANDARD PARKING (8.5' X 18')

2 PROPOSED ACCESSIBLE PARKING (12' X 18')

38 TOTAL PARKING SPACES

LEGEND

EXISTING COURTYARD TO BE CLOSED (1,094 S.F.)

PARCEL NUMBERS 00000470-000000

TOWNSHIP/SEC/RANGE T-68S, SEC-6, R-25E

2 OFFSITE DEEDED PARKING SPACES (NOT SHOWN)

C-2

SHEET NUMBER:

COMMENTS:

TITLE:

DATE:

JOB NUMBER: 

DRAWING BY:

B112111

A.T.S.

11-10-14

SITE DIMENSION PLAN

CONSULTANT:

DEAL TYPE: FEE FOR SERVICE

PROJECT TYPE: CUSTOM

CONSULTANT:

CUSTOM

NO DRIVE THRU RELO

5789 NW 151st STREET.

SUITE B

MIAMI LAKES, FL. 33014

PHONE: (305) 828-8284

FAX: (305) 828-9594

Architects / Engineers / Environmental

Planners / Landscape Architects

M / E / P

Surveyors / Traffic / Transportation

1992 SW 1st. St.  Miami, FL 33135

Ph: 305.274.4805

CPH, Inc.

Arch. Lic. No. AA2600926

Landscp. Lic. No. LC0000298

Licenses:

Eng. C.O.A. No. 3215

Survey L.B. No. 7143

Plans Prepared By:

2
0

1
5

C

TODD H. HENDRIX, P.E.

FL Reg. No. 66794 

PROJECT DATA TABLE

ZONING (INCLUDE ANY SPECIAL DISTRICTS) HRCC-1

PROJECT SITE SIZE (ACREAGE AND/OR SQUARE FOOTAGE) 20,925 S.F. (0.48 AC.)

LEGAL DESCRIPTION SEE SURVEY

BUILDING SIZE EXISTING:      9,537 S.F.

FLOOR AREA RATIO, PERMITTED AND PROPOSED 0.50 PERMITTED GFA

LOT COVERAGE, PERMITTED AND PROPOSED 0.70 PERMITTED

IMPERVIOUS SURFACE 90%

PERVIOUS SURFACE 10%

LANDSCAPE AREAS EXISTING PLANTERS

PARKING SPACES, PERMITTED AND PROPOSED SEE BELOW CALCULATIONS

EXISTING AND PROPOSED DEVELOPMENT TYPE DENOTED BY LAND USE

INCLUDING DENSITY/INTENSITY

EXISTING COMMERCIAL RETAIL 9,537 S.F. (45.6%)

SETBACKS 10', 2.5'

PROPOSED: 10,631 S.F.

0.508 PROPOSED GFA

0.8958 (EXISTING AND PROPOSED

PROPOSED COMMERCIAL RETAIL 10,631 S.F. (50.8%)

WB-50 DELIVERY TRUCK

HANDICAP PARKING SPACE (VAN-ACCESSIBLE)

ALL TRASH GENERATED TO THE STORE WILL BE

BROUGHT TO EXISTING OFF-SITE LOCATIONS

(SIMILAR TO EXISTING STORE ACROSS THE STREET).

NOTE:

Exhibit B
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4112 Cypress Street - Tampa, Florida  33607 - 813-879-6996
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Senior Planner, Kevin Bond called the Development Review Committee meeting of September 25, 2014 
to order at 10:08 AM at Old City Hall in the antechamber at 510 Greene Street, Key West. 
 
PLEDGE OF ALLEGIANCE 
 
ROLL CALL 
 
Present were: Senior Planner, Kevin Bond (designated staff of Planning Director, Don Craig); Recreation 
Director, Rod Delostrinos; Fire Department, Jason Barroso; Engineering Services, Elizabeth Ignaffo; 
Building Official, Ron Wampler; Urban Forestry Manager, Karen DeMaria; HARC Assistant Planner, Kelly 
Perkins; Director of Transportation, Norman Whitaker; Sustainability Coordinator, Allison Higgins; Solid 
Waste/Recycling Coordinator, Will Thompson and Art in Public Places, Dick Moody. 
 
Not present were: Police Department, Steve Torrence; Floodplain Manager, Scott Fraser; ADA 
Coordinator, Peg Corbett. 
 
Additional comments provided by: Keys Energy Supervisor of Engineering Matthew Alfonso  
 
Also in attendance was Planning Department staff: Carlene Smith and Venetia Flowers. 
 
APPROVAL OF AGENDA  
 Motion to approve the agenda was made by Ms. Karen DeMaria and seconded by Mr. Norman Whitaker. 
 
APPROVAL OF MINUTES 

 
Motion to approve the July 24, 2014 minutes was made by Ms. Elizabeth Ignaffo  and seconded by Ms. 
Karen DeMaria. 
 
Motion to approve the August 28, 2014 minutes was made by Ms. Ms. Elizabeth Ignaffo and seconded by 
Mrs. Karen DeMaria. 
   
DISCUSSION ITEMS  
 
New Business 

 
1. Variance – 708 Whitmarsh Lane (RE # 00015500-000000; AK # 1015873) – A request for variances to side 

and rear yard setbacks in order to construct a second story addition on a portion of an existing structure 
on property located within the Historic High Density Residential (HHDR) zoning district pursuant to 
Sections 90-395 and 122-630(6)b. & c. of the Land Development Regulations of the Code of Ordinances of 
the City of Key West, Florida. 
 
Ms. Smith gave members an overview of the variance request and reminded the applicant that she still 
needed a survey or existing site plan, and due to the existing setback the building may need to be 
sprinkled.  
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call him at 809-3776 to develop a recycling program that would include the vast amount of cardboard.  
He told the applicant that they need to meet with Waste Management to determine where the 
dumpsters can go.  

 
KEYS ENERGY:  Mr. Alfonso requested a full set of plans and a project review form to ensure the 
applicant and surrounding customers have adequate power.  
 

4. Variance – 101 Duval Street (RE # 00000470-000000; AK # 1000469) – A request for a variance approval 
to maximum building coverage in order to cover and enclose an existing courtyard on property located 
within the Historic Residential Commercial Core – Duval Street Gulfside (HRCC-1) Zoning District pursuant 
to Sections 90-395 and 122-690(4)a. 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 variance request. 
 
The applicant, Bart Smith, Attorney and Jose Gordillo, Robert Reid Wedding Architects gave members 
an overview of the variance request. 
 
PLANNING DIRECTOR: Mr. Bond stated that the variance application was straight forward.    
 
FIRE: Please see comments for Item 3.  
 
ENGINEERING: Ms. Ignaffo asked for clarification regarding the stormwater vault or well, and provide a 
stormwater management plan for the property, indicating how the roof drains will be connected, and 
showing pretreatment for the parking lot. 
 
BUILDING:  Mr. Wampler asked for clarification regarding the sprinkler system of the building.  He 
stated that since the square footage of the building is increasing they would need to consider sprinkling 
and fire separations.  
 
TREE: No comment 
 
HARC:  No Comments 
 
ART IN PUBLIC PLACES: No comments 
 
SUSTAINABILITY:  Ms.  Higgins offered the following comments as per COMP PLAN: 

 Policy 1-1.1.3: “Intensity Defined.  The maximum FARs are further restricted by quantitative and 
qualitative criteria included in the Land Development Regulations, including but not limited to, such 
factors as minimum open space; concurrency management and level of service standards for traffic 
circulation; storm water management and other public facilities and services; off-street parking and 
internal circulation; height restrictions; landscaping; other required on-site improvements and 
design amenities required to achieve land use compatibility.” 
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o The variance is for Floor Area, but the existing factors of open space and impervious 
surfaces are already grossly exceeded.  I would suggest we look at the original development 
conditions before decisions are made. 

o Because the area is in the lowest spot of the watershed, I would be interested in having you 
work with the Urban Forester and Stormwater Utility on finding an appropriate off site 
project or in lieu of payment to help with open space and stormwater retention needs 
within the City as a condition of approval. 

 
Other Related Stormwater / Opens Space Policies to help off-site/in lieu of options: 

 Policy 6-1.14 Carbon SequestrationThrough Plants. As part of an overall landscaping plan to 
increase beautification and walkability, the City shall incorporate greenhouse gas sequestration 
goals and priorities to meet the City’s Climate Action Plan goals. Monitoring Measure: Inclusion of 
greenhouse gas sequestration goals in landscaping and urban design plans. 

 Policy 1-1.1.14: Prepare for Future Sea Level Rise. The City, together with the private sector, shall 
consider proactive steps and pilot programs to adapt for sea level rise and storm surges, including 
but not limited to preserving transportation options, increasing residential building resiliency and 
indoor air quality, preserving landscaping and residential building aesthetics, and preserving water 
quality. 

 Policy 1-1.3.2: Designate Various Types of Mixed Use Commercial Nodes to Accommodate 
Diverse Commercial Uses.  The Land Development Regulations shall address issues surrounding: 

3. Perimeter and internal landscaping 
7. The Land Development Regulations shall include a regulatory framework for public and 

private partnership in providing strategically located parking facilities in order to restrict 
and/or minimize vehicular traffic in the Historic Preservation District.  

8. Open space preservation and maximum impervious surface 
11. Urban design amenities, including, but not limited to, signage controls, pedestrian 

amenities, landscaping improvements, building height limitations, architectural controls in 
the Historic Preservation District, and other similar design features.  

12. Efficiency in natural resource use. 
 

TRANSPORTATION: No Comments 
 
RECREATION: No Comments 
 
SOLID WASTE:  No Comments 

 
KEYS ENERGY: No objections 
 

5. Major Development Plan – 111 Olivia Street (RE # 00014720-000000; AK # 1015091) – A request for 
major development plan approval for the reconstruction of greater than 2,500 square feet of 
nonresidential floor area as part of the renovation and repair of the Frederick Douglass Community 
Center on property located within the HNC-3 and HMDR Zoning Districts pursuant to Section 108-
91.A.2.(b) of the Land Development Regulations of the Code of Ordinances of the City of Key West, 
Florida.  



Property Appraiser 
Record Card 

  



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: 1000469 Parcel ID: 00000470-000000

Ownership Details
Mailing Address:
SUNSET PLAZA INC 
C/O HAMUY 
PO BOX 1268
HALLANDALE, FL 33008-1268

Property Details
PC Code: 16 - COMMUNITY SHOPPING CENTERS

Millage Group: 10KW
Affordable Housing: No

Section-Township-Range: 06-68-25
Property Location: 101 DUVAL ST KEY WEST 
Legal Description: KW PT LOTS 2 AND 3 SQR 7 G61-81/85 OR294-104/06 OR658-276/77E OR1228-1546/48 OR1288-1319/21C

Click Map Image to open interactive viewer

Land Details

Land Use Code Frontage Depth Land Area

100D - COMMERCIAL DRY 119 172 20,952.00 SF

1/7/2015Property Search -- Monroe County Property Appraiser

Page 1 of 6http://mcpafl.org/PropSearch.aspx



Building Summary
Number of Buildings: 1

Number of Commercial Buildings: 1
Total Living Area: 10242

Year Built: 1994

Building 1 Details
Building Type Condition G Quality Grade 500
Effective Age 13 Perimeter 661 Depreciation % 15

Year Built 1994 Special Arch 0 Grnd Floor Area 10,242
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 20 Vacuum 0
3 Fix Bath 0 Garbage Disposal 0
4 Fix Bath 0 Compactor 0
5 Fix Bath 0 Security 1
6 Fix Bath 0 Intercom 0
7 Fix Bath 0 Fireplaces 0
Extra Fix 24 Dishwasher 0

Sections:

Nbr Type Ext Wall # Stories Year Built Attic A/C Basement % Finished Basement % Area

1 OPF 1 1994 131 

2 OPF 1 1994 19 

3 FLA 1 1994 Y 10,242 

4 OPX 1 1994 458 

5 OUU 1 1994 803 

6 OPF 1 1994 19 
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7 OPF 1 1994 21 

8 OPF 1 1994 21 

9 OPF 1 1994 21 

10 OPF 1 1994 90 

11 OPF 1 1994 194 

12 OPF 1 1994 89 

13 CPU 1 1994 5,043 

14 OPU 1 1994 916 

19 CPF 1 1994 10,925 

20 OPU 1 1994 66 

21 OPU 1 1994 57 

22 SBF 1 1994 306 

Interior Finish:

Section Nbr Interior Finish Nbr Type Area % Sprinkler A/C

REST/CAFET-A- 20 Y Y 

206 1 STY STORE-A 80 Y Y 

207 OPX 100 N N 

208 OUU 100 N N 

Exterior Wall:

Interior Finish Nbr Type Area %

75 CUSTOM 100 

Misc Improvement Details

Nbr Type # Units Length Width Year Built Roll Year Grade Life

1 RW2:RETAINING WALL 1,261 SF 0 0 1993 1994 4 50 

2 PT2:BRICK PATIO 95 SF 0 0 1993 1994 2 50 

3 FN3:WROUGHT IRON 104 SF 26 4 1993 1994 2 60 

4 CL2:CH LINK FENCE 396 SF 66 6 1975 1976 1 30 

5 PT2:BRICK PATIO 150 SF 0 0 1999 2000 4 50 

Appraiser Notes

2002 & 2003 CUT OUT DONE FOR SUNSET PLAZA INC) 

RE 48 COMBINED W/THIS RE FOR ASSMT PURPOSES 5-16-95 LG) 

TPP 8943265 - HENNA BODY ART TATTOO (BOOTH IN FRONT) TPP 8950910 - SUNSET SPORT CORP (UNIT 101) TPP 8950921 - KEY 
WEST SYTLE INC (UNIT 105) TPP 8950932 - DUVAL CENTER INC (UNIT 109) TPP 8865091 - SUNGLASS HUT TRADING HUT #681 (UNIT 
103) 

Building Permits

Bldg Number
Date 

Issued
Date 

Completed
Amount Description Notes

1 08-0084 01/15/2008 19,200 Commercial INSTALL WHEELCHAIR LIFT 

1 12-1687 05/10/2012 12/31/2012 62,000 Commercial INSTALL 12000 SF OF 60 MIL TPO SINGLE PLY 

1 11-4610 12/21/2011 1,200 Commercial REPLACE 3 PHASE - 4 WIRES METER BANK. 

10-0481 06/11/2010 3,000 Commercial 
AFTER THE FACT: REOPEN PREVIOUSLY CLOSED INTERIOR DOORWAY 

WITH NEW WOOD AND GLASS POCKET DOORS. 
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11-0242 02/28/2011 100 Commercial INSTALL THREE SIGNS. 

08-2701 07/24/2008 2,200 Commercial REPLACE ONE 100AMP 3 PHASE METER CAN. 

09-3689 10/27/2009 1,500 Commercial 
EMERGENCY REPAIRS: CHANGE A PHASE FROM MAIN DISCONNECT 

600 AMP SERVICE. 

10-2281 07/19/2010 450 Commercial 
INSTALL TWO WEATHER PROFF RECEPTACLE OUTLETS IN FRONT OF 

BUILDING. 

13-4102 09/25/2013 300 Commercial CHANGE FUSES IN MAIN DISCONNECT 3-PHASE 

1 B923242 12/01/1992 10/01/1994 700,000 Commercial BLDG,PAVING,LANDSCAPING 

1 M943005 09/01/1994 11/01/1994 27,000 Commercial 9-5TON A/C W/35 DROPS 

1 B943395 10/01/1994 11/01/1994 500 Commercial PAINT,TILE,WALL PANELING 

1 B943396 10/01/1994 11/01/1994 6,000 Commercial PAINT,TILE,WALL PANELING 

1 B943397 10/01/1994 11/01/1994 5,000 Commercial PAINT,TILE 

1 B943512 10/01/1994 12/01/1994 13,368 Commercial CUSTOM CANVAS AWNINGS 

1 B943526 10/01/1994 12/01/1994 12,000 Commercial INTERIOR BUILD OUT 

1 P943628 11/01/1994 12/01/1994 1,200 Commercial 3/LAV,3/W.CLOSET,2 H.BIBB 

1 P943629 11/01/1994 12/01/1994 3,800 Commercial 1/S.POT,1/S.HAND,1/S.SLOP 

1 P943629 11/01/1994 12/01/1994 3,800 Commercial 1/HEATER 

1 B943785 11/01/1994 12/01/1994 25,000 Commercial INTER ALTERATIONS 

1 P943864 11/01/1994 12/01/1994 2,100 Commercial 1/LAB,1W/CLOSET 

1 B943921 11/01/1994 12/01/1994 38,000 Commercial 1050SF RETAIL SPACE 

1 A944017 12/01/1994 10/01/1995 2,000 Commercial INSTALL SIGNS 

1 P944043 12/01/1994 10/01/1995 5,400 Commercial PLUMBING ADDITIONS 

1 E944064 12/01/1994 10/01/1995 2,000 Commercial ELECTRICAL ADDITIONS 

1 E944099 12/01/1994 10/01/1995 1,800 Commercial ELECTRICAL ADDITIONS 

1 A950032 01/01/1995 10/01/1995 4,000 Commercial SIGNS 

1 M950108 01/01/1995 10/01/1995 5,000 Commercial 5 TON AC 

1 E950481 02/01/1995 10/01/1995 400 Commercial ELECTRICAL 

1 E951120 04/01/1995 10/01/1995 785 Commercial BURGLAR ALARM 

1 E951125 04/01/1995 10/01/1995 585 Commercial BURGLAR ALARM 

1 E952728 08/01/1995 11/01/1995 2,200 Commercial ELECTRICAL 

1 M953302 10/01/1995 11/01/1995 2,850 Commercial HOOD & INSPECTION 

1 A953982 11/01/1995 11/01/1995 100 Commercial SIGN 

1 9703093 09/01/1997 10/01/1997 700 Commercial INSTALL 4 LIGHTS 

1 9800177 01/16/1998 12/07/1998 1,200 Commercial ELECTRICAL 

1 9801123 04/07/1998 12/07/1998 1,709 Commercial MECHANICAL 

1 9900541 05/11/1999 11/03/1999 2,000 Commercial IRON GATES FOR SECURITY 

1 9902941 09/03/1999 11/03/1999 2,000 Commercial RENOVATIONS/REPAIRS 

1 9903302 11/03/1999 12/07/1999 500 Commercial SIGN 

1 0001188 05/05/2000 07/14/2000 4,000 Commercial DEMO WALL/CREATE 1 STORE 

1 0001814 07/21/2000 12/14/2000 1,000 Commercial SIGNS 

1 0001993 07/20/2000 12/14/2000 1,200 Commercial SIGNS 

1 05-4384 11/02/2005 12/22/2005 50,000 Commercial 19 SEAT COFFEE SHOP BUILDOUT 

1 05-5145 01/22/2005 12/22/2005 20,000 Commercial ROUGH DRAIN VENT 

1 06-1660 03/13/2006 07/26/2006 1,950 Commercial FILL VOID (INLANDING WITH CONCRETE) 

1 05-3278 08/03/2005 12/22/2005 6,500 Commercial DEMO PEMI (UNIT 103) DISPOSAL OF DEMOLTIION 

1 05-4374 10/11/2005 12/22/2005 15,000 Commercial INSTALL ELECTRICAL SYSTEM 1120 SF 

1 06-2895 10/12/2006 12/28/2006 13,100 Commercial INSTALLATION OF ADA LIFT 

1 07-2270 05/11/2007 05/11/2007 3,300 Commercial REPLACE EXISTING 5-TON A/C 
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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 2,201,386 12,038 4,996,633 5,600,000 5,600,000 0 5,600,000 

2013 2,253,184 12,410 4,201,714 5,600,000 5,212,324 0 5,600,000 

2012 2,253,184 12,793 4,201,714 5,600,000 4,738,477 0 5,600,000 

2011 2,279,082 13,176 4,201,714 5,600,000 4,307,707 0 5,600,000 

2010 2,330,880 13,549 4,728,822 3,916,098 3,916,098 0 3,916,098 

2009 2,382,677 13,932 6,097,018 3,916,098 3,916,098 0 3,916,098 

2008 2,382,677 14,314 3,886,597 3,916,098 3,916,098 0 3,916,098 

2007 1,795,363 14,656 3,886,597 3,916,098 3,916,098 0 3,916,098 

2006 1,707,515 15,040 2,933,280 3,466,067 3,466,067 0 3,466,067 

2005 1,248,103 15,423 2,304,720 4,738,000 4,738,000 0 4,738,000 

2004 1,276,460 15,795 2,095,200 4,600,000 4,600,000 0 4,600,000 

2003 1,276,460 16,180 1,718,064 4,600,000 4,600,000 0 4,600,000 

2002 1,276,460 16,562 1,718,064 4,685,609 4,685,609 0 4,685,609 

2001 1,276,460 15,611 1,718,064 4,629,130 4,629,130 0 4,629,130 

2000 1,364,313 4,770 1,299,024 4,509,601 4,509,601 0 4,509,601 

1999 1,485,585 4,326 1,355,921 4,509,601 4,509,601 0 4,509,601 

1998 990,390 4,411 1,355,921 2,926,817 2,926,817 0 2,926,817 

1997 1,089,120 4,505 1,312,182 2,926,817 2,926,817 0 2,926,817 

1996 990,109 4,597 1,312,182 2,926,817 2,926,817 0 2,926,817 

1995 986,195 4,684 1,312,182 2,926,817 2,926,817 0 2,926,817 

1994 0 2,665 589,086 591,751 591,751 0 591,751 

1993 0 2,665 589,086 591,751 591,751 0 591,751 

1992 0 2,665 589,086 591,751 591,751 0 591,751 

1991 0 2,665 589,086 591,751 591,751 0 591,751 

1990 0 2,665 512,996 515,661 515,661 0 515,661 

1989 0 2,665 510,541 513,206 513,206 0 513,206 

1988 0 2,665 449,178 451,843 451,843 0 451,843 

1987 0 2,665 327,270 329,935 329,935 0 329,935 

1986 0 2,665 327,270 329,935 329,935 0 329,935 

1985 0 2,665 273,037 275,702 275,702 0 275,702 

1984 0 2,665 131,268 133,933 133,933 0 133,933 

1983 0 2,665 109,895 112,560 112,560 0 112,560 

1982 0 2,665 109,895 112,560 112,560 0 112,560 

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

9/1/1992 1228 / 1546 1,760,000 QC M
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This page has been visited 134,153 times.

Monroe County Monroe County Property Appraiser
Scott P. Russell, CFA

P.O. Box 1176 Key West, FL 33041-1176 
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Public Notice 



300' Radius Noticing

List Generated 12/30/2014

101 Duval St

1 of 1

OWNER1 OWNER2 ADDRESS CITY ST ZIP

117 DUVAL LLC

OLD HARBOR HOUSE INC

C/O DUVAL COMPANY 423 FRONT ST KEY WEST FL 33040-6638

121 DUVAL COMPANY

126 DUVAL COMPANY

135 DUVAL COMPANY

C/O ITTAH CHARLIE 423 FRONT ST STE 2 KEY WEST FL 33040-6638

123 125 ANN STREET LLC 123 ANN ST KEY WEST FL 33040-6601

130 DUVAL STREET INC 19707 TURNBERRY WAY APT 5J MIAMI FL 33180-2502

511 GREENE STREET LLC C/O RE-MAX SOUTHERNMOST 219 SIMONTON ST KEY WEST FL 33040-6653

ALLF CECIL E IRREVOCABLE TRUST 10/15/94 111 VIA DUOMO NEW SMYRNA BEACH FL 32169-5108

ASHFORD PIER HOUSE LP 14185 DALLAS PKWY STE 1100 DALLAS TX 75254-4308

BAHAMA MAMA OF KEY WEST LLC 18381 LONG LAKE DR BOCA RATON FL 33496-1932

CONCH TOUR TRAIN INC PO BOX 1237 KEY WEST FL 33041-1237

FAVELLI GEORGEANN MARION LIVING TRUST 1/19/06 1523 PATRICIA ST KEY WEST FL 33040-5034

G AND S KEY WEST LLC 20 AZALEA DR KEY WEST FL 33040-6206

HILARIO RAMOS CORP 209 DUVAL ST KEY WEST FL 33040-6507

HISTORIC TOURS OF AMERICA INC 201 FRONT ST STE 224 KEY WEST FL 33040-8348

HUGHES KEY WEST HOLDINGS LLC 512 FRONT ST KEY WEST FL 33040-6619

KEYS ISLAND PROPERTIES LLC 1201 SIMONTON ST KEY WEST FL 33040-3162

LA MER ENTERPRISES INC 20201 E COUNTRY CLUB DR APT 605 MIAMI FL 33180-3277

LOVE IN KEY WEST LLC PO BOX 28 WHITE PLAINS NY 10605-0028

LOVE MILE MARKER I LLC C/O LOVE REALTY PO BOX 2528 PALM BEACH FL 33480-2528

LOVE QUAY WEST LLC C/O CVS INC NO 08368-01 1 CVS DR WOONSOCKET RI 02895-6184

NEW IDEAS INC 1512 S ROOSEVELT BLVD KEY WEST FL 33040-4514

R N J KEY WEST LLC 9629 PARKVIEW AVE BOCA RATON FL 33428-2919

REFLECTIONS ON KEY WEST CONDOMINIUM ASSOC INC

SEABOARD ASSOCIATES LIMITED PARTNERSHIP

C/O NOBLE HOUSE HOTELS & RESORTS ATTN JANETTE AMENT 600 6TH ST S KIRKLAND WA 98033-6716

SLOPPY JOE'S ENTERPRISES INC 101 ANN ST KEY WEST FL 33040

SUNSET PLAZA INC    C/O HAMUY PO BOX 1268 HALLANDALE FL 33008-1268

SUNSET VENTURES LLC PO BOX 520A VILLANOVA PA 19085-0320

TIKAL REAL ESTATE HOLDING I LLC PO BOX 1778 KEY WEST FL 33041-1778

TWO FRIENDS REALTY HOLDING LLC C/O DIVERSIFIED GROUP 5801 CITRUS BLVD NEW ORLEANS LA 70123-1680

US FOODS INC 12178 4TH ST RANCHO CUCAMONGA CA 91730-6127
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PUBLIC MEETING NOTICE 



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: 

Variance – 101 Duval Street (RE # 00000470-000000; AK # 1000469) – A request for a variance approval to maximum building 
coverage in order to cover and enclose an existing courtyard on property located within the Historic Residential Commercial Core – 
Duval Street Gulfside (HRCC-1) Zoning District pursuant to Sections 90-395 and 122-690(4)a. of the Land Development Regulations of 
the Code of Ordinances of the City of Key West, Florida 

Applicant:                       Smith | Oropeza, P.L.                                         Owner:                               Sunset Plaza Inc 

Location:                         101 Duval Street (RE # 00000470-000000; AK # 1000469) 

Date of Hearing:            January 15, 2015                                                 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.cityofkeywest-fl.gov. 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, Acting Planning Director / 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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The Key West Planning Board will hold a public hearing at 6:00 PM on January 15, 2015 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: 
 
Variance – 101 Duval Street (RE # 00000470-000000; AK # 1000469) – A request for a variance approval to maximum 
building coverage in order to cover and enclose an existing courtyard on property located within the Historic Residential 
Commercial Core – Duval Street Gulfside (HRCC-1) Zoning District pursuant to Sections 90-395 and 122-690(4)a. 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.cityofkeywest-fl.gov. Written responses must be submitted before 
the hearing to the contact person below. 
 
Contact: Kevin Bond, Acting Planning Director / Senior Planner, kbond@cityofkeywest-fl.gov; 305-809-3725 
Planning Department: 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. 
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Resolution No. 2015- 

 
  ____________ Chairman 

 
  __________ Planning Director 

PLANNING BOARD 
RESOLUTION NO. 2015- 

 
A RESOLUTION OF THE CITY OF KEY WEST PLANNING 
BOARD GRANTING WITH CONDITIONS A REQUEST FOR 
VARIANCES TO MAXIMUM BUILDING COVERAGE IN 
ORDER TO COVER AND ENCLOSE AN EXISTING 
COURTYARD AND MINIMUM PARKING SPACE 
REQUIREMENT AND MINIMUM AISLE AND STALL 
WIDTH REQUIREMENTS ON PROPERTY LOCATED AT 
101 DUVAL STREET (RE # 00000470-000000; AK # 1000469) 
IN THE HISTORIC RESIDENTIAL COMMERCIAL CORE – 
DUVAL STREET GULFSIDE (HRCC-1) ZONING DISTRICT 
PURSUANT TO SECTIONS 90-395 ,122-690(4)A. ,108-572 AND 
108-641 OF THE LAND DEVELOPMENT REGULATIONS OF 
THE CODE OF ORDINANCES OF THE CITY OF KEY WEST, 
FLORIDA 

 
 
 

WHEREAS, the applicant proposes to increase the maximum building coverage from 45.5% 

to 50.8%, minimum parking space requirement and minimum aisle and stall width requirements in 

order to renovate and enlarge the building for a single retail tenant on property located at 101 Duval 

Street (RE # 00000470-000000; AK # 1000469); 

WHEREAS, Section 122-690(4)a. of the Land Development Regulations (the “LDRs”) of 

the Code of Ordinances (the “Code”) of the City of Key West, Florida (the “City”) provides that the 

maximum building coverage is 50%; and 

WHEREAS, Section 108-572 and 108-641. of the Land Development Regulations (the 

“LDRs”) of the Code of Ordinances (the “Code”) of the City of Key West, Florida (the “City”) 

provides that minimum required parking for retail use is 1 space per 300 square feet; and required 

parking stall width is 9 feet and required aisle width is 24 feet. 

WHEREAS, the proposed building coverage is 50.8%; 
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  ____________ Chairman 

 
  __________ Planning Director 

WHEREAS, the site currently maintains 34 off-street parking spaces, the total required 

spaces considering the proposed new commercial floor area is 36 spaces; 

WHEREAS, currently 32 of the 34 existing spaces are slightly undersized at an 8.5 foot 

width rather than the 9 foot width required per Section 108-641; 

WHEREAS, six (6) of the existing spaces have undersized aisle width at 18 feet rather than 

the 24 foot width required per Section 108-641; 

WHEREAS, the applicant is requesting that 30 of the existing spaces continue to be used in 

conjunction with the existing commercial parking business. Section 108-577 states that “the required 

spaces assigned to one use may not be assigned to another use at the same time”. In effect, this 

would require the applicant to seek a variance to minimum parking requirements for a total 32 

spaces including the two (2) mentioned above. The overall parking requirement on-site would be 66 

spaces. 

WHEREAS, the applicant requests a variances to the maximum building coverage and 

minimum parking space requirement and minimum aisle and stall width requirements; and 

WHEREAS, this matter came before the Planning Board at a duly noticed public hearing   

on March 19, 2015; and 

WHEREAS, the Planning Board finds that special conditions and circumstances exist  which 

are peculiar to the land, structure, or building involved and which are not applicable to other land, 

structures or buildings in the same district; and 

WHEREAS, the Planning Board finds that the special conditions do not result from the 

action or negligence of the applicant; and 

WHEREAS, the Planning Board finds that granting the variance requested will not confer 
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  ____________ Chairman 

 
  __________ Planning Director 

upon the applicant any special privileges denied by the land development regulations to other lands, 

buildings or structures in the same zoning district; and 

WHEREAS, the Planning Board finds that literal interpretation of the provisions of the land 

development regulations would deprive the applicant of rights commonly enjoyed by other 

properties in this same zoning district under the terms of this ordinance and would work unnecessary 

and undue hardship on the applicant; and 

WHEREAS, the Planning Board finds that the variance granted is the minimum variances 

that will make possible the reasonable use of the land, building or structure; and 

WHEREAS, the Planning Board finds that the granting of the variance will be in harmony  

with the general intent and purpose of the land development regulations and that such variance will 

not be injurious to the area involved or otherwise detrimental to the public interest or welfare; and 

WHEREAS, the Planning Board finds that no nonconforming use of neighboring lands, 

structures, or buildings in the same district, and no permitted use of lands, structures or buildings in 

other districts are grounds for the issuance of the requested variance; and 

WHEREAS, the Planning Board finds that the applicant has demonstrated a “good neighbor 

policy” by contacting or attempting to contact all noticed property owners who have objected to the 

variance application, and by addressing the objections expressed by these neighbors. 

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

Florida: 

Section 1. That the above recitals are incorporated by reference as if fully set forth 

herein. 
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Section 2. An approval by Resolution of the Key West Planning Board for variance to 

maximum building coverage to allow an existing courtyard to be enclosed in order to renovate and 

enlarge the building for a single retail tenant per the attached signed and sealed plans dated August 

29, 2014 by Christopher Patrick Collins, Professional Engineer, on property located at 101 Duval 

Street (RE # 00000470-000000; AK # 1000469) in the HRCC-1 Zoning District pursuant to Sections 

90-395 and 122-690(4)a. of the City of Key West Land Development Regulations with the following 

conditions: 

General Conditions: 

1. The proposed development shall be consistent with the plans dated November 

10, 2014 by Todd Harland Hendrix, Professional Engineer and plans dated 

August 28, 2014 by Jose A. Gordillo, Professional Architect. 

2. Remaining existing trees shall be protected during construction. Tree permits 

shall be obtained as required. 

3. The four (4) spaces that will be dedicated to the commercial retail space be 

clearly identified as such, and not be used as part of the commercial parking 

business. 

 

Conditions required to be completed prior to issuance of a building permit: 

4. The owner shall obtain Certificates of Appropriateness for the proposed 

development. 

Section 3. It is a condition of this variance that full, complete and final application for all 

conditions of this approval for any use and occupancy for which this variance is wholly or partly 
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necessary, shall be submitted in their entirety within two years after the date hereof; and further, that 

no application shall be made after expiration of the two-year period without the applicant obtaining 

an extension from the Planning Board and demonstrating that no change of circumstances to the 

property or its underlying zoning has occurred. 

Section 4. The failure to fully and completely apply the conditions of approval for 

permits for use and occupancy pursuant to this variance in accordance with the terms of the approval 

as described in Section 3 hereof, shall immediately operate to terminate this variance, which 

variance shall be of no force or effect. 

Section 5. This variance does not constitute a finding as to ownership or right to 

possession of the property, and assumes, without finding, the correctness of applicant's assertion of 

legal authority respecting the property. 

Section 6. This Resolution shall go into effect immediately upon its passage and 

adoption and authentication by the signatures of the presiding officer and the Clerk of the 

Commission. 

Section 7.  This Resolution is subject to appeal periods as provided by the City of Key 

West Code of Ordinances (including the Land Development Regulations). After the City appeal 

period has expired, this permit or development order will be rendered to the Florida Department of 

Economic Opportunity. Pursuant to Chapter 73C-44, F.A.C., this permit or development order is not 

effective for 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 this approval; 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 until 
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the appeal is resolved by agreement or order. 

Read and passed on first reading at a regularly scheduled meeting held this 19th day of 

March, 2015. 

Authenticated by the Chairman of the Planning Board and the Acting Planning Director; 
 
 
 
              
Richard Klitenick, Planning Board Chairman      Date 
  
 
Attest: 
 
 
 
              
Kevin Bond, AICP, Acting Planning Director      Date 
 
 
Filed with the Clerk: 
 
 
 
              
Cheryl Smith, City Clerk         Date 
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