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THE CITY OF KEY WEST 
PLANNING BOARD 

Staff Report 
 
To:   Chair and Planning Board Members 
 
From:   Patrick Wright, Planner II 
 
Through:  Thaddeus Cohen, Planning Director 
 
Meeting Date: May 26, 2016 
 
Agenda Item: Variance – 501-505 Greene Street (RE # 00000520-000000; AK # 

1000515) - A request for a variance to parking requirements for 8 parking 
spaces on property located within the Historic Residential Commercial 
Core – Duval street Gulfside (HRCC-1) Zoning District pursuant to 
Sections 90-395, 108-572 (9) and 108-573 (b) of the Land Development 
Regulations of the Code of Ordinances of the City of Key West, Florida 

______________________________________________________________________________ 
Request: The applicant is requesting a variance to 8 vehicle parking spaces as a 

result of new proposed commercial floor area in relation to the expansion 
of an existing bar. 

Applicant: Donald Leland Craig, AICP 
 
Property Owner: 135 Duval Company 
 
Location:   501-505 Greene Street (RE # 00000520-000000; AK # 1000515) 

  
Zoning:     Historic Residential Commercial Core – Duval Street Gulfside (HRCC-1) 

 

Subject Property 
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Background: 
The subject property is located at the northwest corner of Duval and Greene Street. The property 
is immediately surrounded on all sides by the Historic Residential Commercial Core – Duval 
Street Gulfside zoning district. The property is approximately 8,138 square feet.  
 
The Green room bar currently operates in a 642 square foot space on the first floor of the 
building. The second floor is currently commercial floor area and the third floor is a transient 
rental. This application proposes converting the third floor transient residential space to office 
and storage while expanding the bar/lounge to the second floor and adding additional floor area 
for an outdoor deck on the same floor. The total proposed floor area for the entire building is 
7,424 square feet (5,471 square feet of the Green Room) with 1,695 square feet of consumption 
area for the bar/lounge. 
 
The addition of 497 square feet of new commercial floor are requires compliance with parking 
requirements per Section 108-572 as seen in the table below. 
 

Relevant: Code Section 108‐572 

Dimensional 
Requirement 

Required/ 
Allowed 

Existing  Proposed 
Change / Variance 

Required? 

Parking requirement 

497 sq. ft. (new 
commercial floor area) 

= 
11 Spaces (1 space per 

45 square feet of 
consumption area) 

3 spaces 
3 spaces 

(No change) 

Variance 
Requested 
8 spaces 

 
Process: 
Development Review Committee:   March 24, 2016 
Planning Board:     May 19, 2016 
Historic Architectural Review Commission:  Pending 
Local Appeal Period:     10 days 
DEO Review:      Up to 45 days 
         
Analysis – Evaluation for Compliance with the Land Development Regulations: 
The criteria for evaluating a variance are listed in Section 90-395 of the City Code. The Planning 
Board before granting a variance 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 majority of the parcel is occupied by three historic buildings. Providing additional 
off street parking would be difficult without demolishing portions of those historic 
buildings. The lot is also irregularly shape and bounded by access easements putting 
further constraints on where any potential off street parking could be located. 
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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 decision to expand the commercial floor area and convert residential floor area to 
commercial floor area is 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. 

 
Section 108-573 (b) (1) & (3) of the Land Development regulations stipulates what 
actions require compliance with parking requirements in the historic commercial 
pedestrian oriented area, and Section 108-572 (9) identifies what those requirements are 
for this use. Granting a variance to parking requirements would confer special privileges 
upon the applicant.  
 
NOT IN COMPLIANCE. 
 

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. 

  
Literal interpretation of Section 108-573 (b) (1) & (3) and 108-572 (9) would not deprive 
the applicant of rights commonly enjoyed by other properties in the same district, nor 
would it work unnecessary and undue hardship on the applicant. Other commercial uses 
in the HRCC-1 zoning district who wish to convert or expand commercial floor area 
would have to meet parking requirements as well. Hardship conditions do not exist. 
 
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. 
  

The variance requested is not the minimum required that will make possible the 
reasonable use of the land, building, or structure. However, they are the minimum 
necessary to accommodate the request. 
 
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 
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that such variance will not be injurious to the area involved or otherwise detrimental to 
the public interest or welfare. 
 
The property is located in the historic commercial pedestrian oriented area. When the 
amount of nonresidential floor area is increased in this area compliance with parking 
standards is required. Therefore the requested variance would not be in harmony with the 
general intent and purpose of the land development regulations. The requested variance is 
not necessarily injurious to the area involved or detrimental to public interest or welfare 
but does not meet full compliance of this standard. 
 
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. 
 
Existing non-conforming uses of other properties, use of neighboring lands, structures, or 
buildings in the same district, or other zoning districts, are not the basis for this request. 
 
IN COMPLIANCE. 
 

Concurrency Facilities and Other Utilities or Service (Section 108-233): 
It does not appear that the requested variance would trigger any public facility capacity issues.  
 
The Planning Board shall make factual findings regarding the following: 
 
That the standards established by Section 90-395 of the City Code have been met by the 
applicant for a variance. 
 
The standards established by Section 90-395 of the City Code have not been fully met by the 
applicant for the variances requested.  
 
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. 

 
The Planning Department has received no public comment regarding the variance request. 
 
Pursuant to Code Section 90-392, in granting such application the Planning Board must make 
specific affirmative findings respecting each of the matters specified in Code Section 90-394. 
 
The planning board shall not grant a variance to permit a use not permitted by right or as a 
conditional use in the zoning district involved or any use expressly or by implication 
prohibited by the terms of the ordinance in the zoning district. 
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No use not permitted by right or as a conditional use in the zoning district involved or any use 
expressly or by implication prohibited by the terms of the ordinance in the zoning district would 
be permitted. 
 
 No nonconforming use of neighboring lands, structures, or buildings in the same zoning 
district and no permitted use of lands, structures, or buildings in other zoning districts shall be 
considered grounds for the authorization of a variance. 
 
No such grounds were considered. 
 
 No variance shall be granted that increases or has the effect of increasing density or intensity 
of a use beyond that permitted by the comprehensive plan or these LDRs. 
 
No density or intensity of a use would be increased beyond that permitted by the comprehensive 
plan or these LDRs. 
 
RECOMMENDATION: 
 
Based on the criteria established by the Comprehensive Plan and the Land Development 
Regulations, the Planning Department recommends the request for variance be denied.   



 
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 

Application 
 
 

 

 

 

 











 
 

 
Donald Leland Craig AICP 

 
benaddie1@gmail.com 

305 924 0249 
Skype: DLelandC 

PO Box 7215 
110 North French Street 

Breckenridge Colorado 80424 
 

Expert Witness 
  Comprehensive Planning 

Land Use Codes 
Development Feasibility and 

Permitting 
Resort and Tourism Planning 

Planning Management 
 
 
Dear Mr. Cohen: 
 
I am pleased to submit an application for a Conditional Use and Parking Variance approval to allow the 
existing Green Room Lounge at  501 Greene street to expand into existing commercial space on the 
first, second and third floors of the same property which contains the Green Room and other 
commercial enterprises, which will be replaced. The new establishment will be known as the The Tree 
House 
 
 In the implementation of the Conditional Use, the exterior of the building will be restored to a condition 
that reflects its  early history as the  Key West Lighting Company. Exterior renovations to be approved 
by HARC will remove many non historic elements and present fresh, cleaned up elevations to both 
Duval and Greene Streets. 
 
As you know the Green Room is a very successful enterprise that has striven to make sustainability an 
ongoing business practice by use of recycled materials for interior improvements and through  vigorous 
recycling of bottles, cups and other containers including all plastics and paper. 
 
Key to our application for redevelopment of the site is the concomitant approval of a Parking Variance 
Moratorium Waiver which is allowed by Ordinance 15-05, was unanimously approved by the Planning 
Board on December 1`7, 2015. As you are aware the project location is in the very heart of the most 
intense part of the Historic Commercial Core. Also,  the area is the heart of the pedestrian oriented 
district defined by City Code. Its vibrancy from early morning until late at night is marked by the very 
high numbers of pedestrians, bicyclists and those arriving by taxi , shuttle and  scooter, rather than by 
privately owned automobiles. Based upon a survey of the clientele of the existing Green Room 90 % of 
its patrons arrive by non automobile means. In this regard, several bars and lounges in the immediate 
area have as many or more seats as the proposed expansion , with no parking off street. This lack of 
parking and high patronage throughout the day and night  have had no ill effects on the movement of 
people or traffic in the downtown area. The existing parking spaces at the rear of the building and 
adjacent will remain for use of patrons. 

 
 
15 January 2016 
 
Mr. Thaddeus Cohen, Planning Director  
City of Key West 
3140 Flagler Avenue 
Key West, Florida 33040 
 
Subject:  The Green Room Expansion – Conditional Use and  
Parking Variance    



 
 
 
Please review the applications and schedule them for consideration by the Development Review 
Committee and the Planning Board. My client and I would be happy to arrange a site visit for you and 
your staff to view the property, and the surrounding area to assess the merits of the proposed re-
development. Thank you for the consideration of the application. 
 
Sincerely and Respectfully, 
 
 
Donald Leland Craig, AICP 
 
Cc: Mr. Blake Feldman 
      Mr. Timothy Root 
      Mr. Rick Milleli, P.E. 
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Project Description  
 
 The Green Room Lounge presently at 501 Greene Street will take the opportunity to up 
grade the number of seats in the lounge due to customer demand by expanding into 
existing commercial floor area space in the building adjacent which fronts on Duval 
Street. The project also envisions the conversion a single licensed transient residential 
unit of 998 square feet on the third floor of the building whose front is on the corner of 
Duval and Greene streets. The plan calls for the use of this floor area as offices and 
storage to support the expanded Green Room. 
 
The existing Green Room contains 14 seats. The proposed expansion on the first and 
second floors of both buildings will raise that total to 87. 
 
The project will also enable a significant restoration of the both the contributing and non 
contributing buildings which make up the project site. The contributing building on the 
corner will have the layers of paint to the exterior façade removed, returning the exterior 
to the the condition it was in when the building served as Key West Light, Heat and 
Power Company offices. New signage on the exterior of the building will describe the 
history of the building and its importance to early Key West. The windows and doors of 
the building will be maintained and restored to their original type. The balconies will be 
repaired and strengthened to serve as limited outdoor seating overlooking the street 
scene below. 
 
The interior of the corner building will be improved to serve as the Duval Street entrance 
to the Green Room and will have ADA accessible bathrooms. The first level will have a 
combination of bar/lounge space with a small food take out only, and limited seating. 
The second level of this building will feature a bar, seating, performance stage and 
access to other floors. The third floor with its existing floor area of 998 square feet will 
be transformed into offices and storage to serve the expanded bar/lounge. The Green 
Room which is located in a non-contributing building on Greene Street will have existing 
offices and storage on the second floor converted to bathrooms to serve expanded 
seating on the deck which currently serves as storage, limited seating and access way 
to the balconies on the contributing building on the corner. This area is 424 square feet 
in size. Once improved an additional 497 square feet of floor area will be added to this 
same deck area in order to provide additional seating and two access ways to the 
second and first floors of the corner building. 
 
The second floor open deck seating spaces will contain landscaping in the form of 
potted trees and plants lining the perimeter of the second floor deck. 
 
The site will continue to offer the parking to the rear of the buildings on Duval and 
Greene Streets. The access way to the parking which has a 17-foot easement to serve 
other buildings not on site will have an additional 26 bike spaces and the bike racks on 
the property, and on the adjacent City owned right of way will remain. All signage which 
must be removed or relocated to accommodate the new second floor deck railings will 
be in compliance with the HARC guidelines. 
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Team 
 
The project team consists of the following persons: 
 
Property Owner:  135 Duval Company  
   423 front Street suite 2 
   Key West, Florida 33040 
 
Applicant:  Mr. Blake Feldman 
   Owner, The Green Room 
   501 Greene Street 
   Key West, Florida 33040 
 
Planner and   
Development  
Consultant:   The Craig Company of the Florida Keys, Inc. 
   Dba The Creative Edge LLc 
   110 North French Street 
   Breckenridge, Colorado 80424 
 
Engineer and  
Designer:  Meridian Engineering LLc 
   201 Front Street, Suite 209 
   Key West, Florida 33040 
 
Construction 
Advisor:  Mr. Tim Root  
   Mingo and Company LLc 
   Key West, Florida 33040 
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Solutions Statement 
 
The Green Room is committed to being a business that supports Community initiatives, 
preserving Island Life, and managing practical and consistent sustainability. In regard to 
the specific Issues identified in Part III of the Conditional Use application the following is 
presented: 
 
Note: These solutions also pertain to the approval of the proposed Parking Variance  
sought. 
 
Stormwater Runoff: The site is on one of the oldest corners in the downtown area of 
Key West and has been fully developed for over 100 years. The site is 100% 
impermeable and has been for decades. The building like others in the immediate area 
has the gutters and downspouts that serve the building rood areas conveying 
stormwater to City maintained systems. 
 
Potable Water: The facility uses and will use very little potable water due to the fact 
that the beverages sold in the facility are already bottled or canned and the only potable 
water use is in the bathrooms, for ice making or cleaning the premises. There is only 
one transient residential use on the site, which is seldom used because of its location 
above a commercial use in a very busy area. All the bathroom fixtures with the 
redevelopment will be changed to low flow types in accordance with the Florida Building 
Code. The transient use will be removed, which lessen water demand. 
 
Waste Disposal: The Green Room is a consistent practitioner of recycling of everything 
used in the construction, remodeling and operation of its facilities, and will bring this 
philosophy to the new expansion. Every bottle, can and all plastic is recycled and many 
of the interior furnishings are recycled and repurposed from their original intended uses. 
Solid waste containers are supplied for tenants of the building in the alley way behind 
the building. 
 
Energy Conservation:  The expanded facility will result in a building that is better 
insulated, with upgraded electric service and improved efficient cold storage. In addition, 
large ceiling fans will be installed to move air efficiently lessening the need for air 
conditioning on both the first the second floor. Outdoor seating will be emphasized with 
fans moving the air efficiently. 
 
Parking and Traffic:  The Green room conducted a two-day survey sampling the 
patrons of the lounge as to their method of arrival. Over 90% arrived by non private 
vehicle mode. This is typical of the restaurants, bars and other entertainment 
establishments in this Upper Duval location. The expectation that the expansion would 
change this long standing practice is incorrect. This area of Key West is the densest 
concentration of similar establishments that rely on foot traffic of any location in the City. 
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The building that houses the Green Room does have limited parking to the rear of the 
building, and there are 3 spaces available to lessees of the buildings including the 
Green Room. 
 
Lighting and Noise:  The Green Room expansion will meet all the requirements of the 
City’s Lighting Code as to exterior/Interior fixtures. The Green Room has not violated 
the City’s Noise Code and there are are no known complaints about the music played at 
the Lounge. The Green Room intends to continue this mode of operation. 
 
Land Development Regulations Compatibility  
 
Section 122-62 Specific Criteria for Approval 
(a) Findings - See section “c” below for Criteria compatibility 
(b) Characteristics - Please see site and building plans for details.  The proposed 
development will not exceed the existing building envelope or floor area limitations of 
the Land Development Regulations. Existing off street parking will remain. No additional 
utilities will be required, nor are street improvements required. The site has been fully 
developed for over 100 years with no open space or pervious drainage areas, a 
characteristic of many similar buildings within a three block radius. Given this history 
there is not sufficient room on the site for landscaping and buffers. However, the 
development of the second floor deck on the Greene Street side will allow the 
placement of new  containerized landscaping on that floor. 
There will be no noxious odor or other off site impacts because all activities are 
contained within the building envelope. The noise emanating from the site will be similar 
to that of surrounding similar uses and will meet all City codes. 
(c)Characteristics for review and approval   
(1) Land use compatibility -   The corner of Duval and Greene Streets is one of the 
most intensely developed intersections of the City. On one corner is Sloppy Joe’s bar, 
on the other a retail facility with Rick’s Bar entertainment complex and Captain Tony’s 
saloon immediately adjacent, on the third corner a complex containing clothing and 
retail shops together with the Three Amigos Bar. The fourth corner is the subject 
property which presently contains The Green Room, The Liquor Well liquor store, retail 
jewelry, pizza shop and other retail. Therefore, the introduction of an expansion of the 
Green Room Conditional Use and Development Plan with the same business model is 
compatible with the surrounding land uses, and will not introduce a land use not already 
long established. 
(2) Sufficient site size, adequate site specifications, and infrastructure to 
accommodate the proposed use. – The buildings in which the expansion will be 
housed will only have an additional 497 sq.ft. of additional outdoor deck area for 
seating. Other wise the entire expansion will utilize existing floor area inclusive of 
interior and exterior space. Given that the site consists of three historic structures, one 
of which is contributing and the entire site has been developed for a 100 years, the 
introduction of landscape buffers and the creation of new parking would require the 
removal of historic buildings. It would also result in a development pattern inconsistent 
with the surrounding historic buildings.  The introduction of new automobile parking on a 
site by site basis would create an urban design appearance inconsistent with the City’s 
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HARC guidelines. Therefore, given the nature of proposed development- the expansion 
of an already recognized conditional use at this site – the site size and configuration is 
sufficient, and the amenities on site capable of handling of the increased seating. 
(3) Proper use of mitigative techniques – See answer 2 above. In addition, the 
improvements to the building will all be upgraded to allow the electrical and plumbing 
systems to be more efficient. New containerized landscaping on the decks will soften 
the street scape on Greene Street.  
(4) Hazardous Waste -  There will be no hazardous generated by the amended 
conditional use. 
(5) Compliance with applicable laws and ordinances – The project as it moves 
through the remainder of the permitting process will comply with all applicable 
requirements of the city, county and state. None of these permits are required prior to 
the consideration of the conditional use application. 
(6) Additional criteria applicable to specific land uses – The proposed project is not 
located within a conservation area, nor does it contain a residential use. Therefore, the 
criteria of the subsections a and b do not apply. 
c. Commercial or mixed use development – Please see the Project Description and 
Solutions Statement which provides the answers as to how these criteria apply. In 
addition, it should be noted that as to historic resources the HARC staff was consulted 
prior to initiation of design, especially with regard to access points, new deck railings, 
and restoring the exterior siding of the contributing building. Further this re-development 
does not involve the subdivision of land, nor is is adjacent to US Highway 1. Finally, the 
redevelopment takes place within historic buildings which are in part legally non 
conforming as to setbacks and building coverage. The proposed development is within 
the envelope of theses buildings and will not exacerbate or increase the non-
conformities. 
d. Development within or adjacent to historic district - Please see discussion above. In 
addition, the re-development will undergo review by HARC according to HARC 
Guidelines following Conditional Use approval. 
e. Public facilities or institutional development – Not applicable 
f. Commercial structures, use and related activities within tidal waters - Not applicable  
h. Adult entertainment establishments – Not applicable  
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COMMERCIAL RENOVATION

501-505 GREENE STREET

KEY WEST, FLORIDA  33040

GENERAL NOTES

ABBREVIATIONS

115

BATT INSULATION

&          AND

@          AT

APPROX.   APPROXIMATE(LY)

FT.        FOOT/FEET

FFL       FINISH FLOOR LEVEL

IN.        INCH

MAX.       MAXIMUM

MIN.       MINIMUM

#          NUMBER

O.C.        ON CENTER

LB.        POUND

PSI        POUND PER SQUARE INCH

PT         PRESSURE TREATED

SF         SQUARE FOOT/FEET

T & G      TONGUE AND GROOVE

WWM       WELDED WIRE MESH

CONTINUOUS WOOD FRAMING

DETAIL OR

SECTION NUMBER

SHEET# WHERE DETAIL IS

SHOWN

SHEET# WHERE

DETAIL IS TAKEN

SCALE: 3/4" = 1'-0"

1

A1A1

DETAIL

FINISH WOOD

PLYWOOD

WOOD BLOCKING

DETAIL OR

SECTION AREA

SHEET# WHERE DETAIL IS

SHOWN

DETAIL OR SECTION

NUMBER

1

D-1

GRAVEL

SAND

RIDGE INSULATION

ELEVATION MARK

WINDOW TYPE

SYMBOL

ROOM NAME AND

NUMBER

2

DOOR NUMBER

SYMBOL

WALL TYPE SYMBOL

3

STUCCO OR GYPSUM

WALL BOARD

BRICK

CONCRETE MASONRY

UNIT

COMPACTED EARTH FILL

MATERIALSYMBOLS

LEGEND

CONCRETE

LIST OF

SITE DATA

INDEX OF DRAWINGS

SHEET CS-1: COVER SHEET, SITE PLAN

SHEET A-1: EXISTING FLOOR PLAN

SHEET A-2: PROPOSED FLOOR PLAN

SHEET A-3: EXISTING ELEVATIONS

SHEET A-4: PROPOSED ELEVATIONS

SHEET LS-1: LIFE SAFETY PLAN

THE FOLLOWING LOADINGS WERE USED:

DESIGN LOADS: ASCE 7-10

WIND LOAD: 180 mph; 3 sec gust; EXPOSURE C; ROOF LIVE LOAD 20 PSF; DEAD LOAD 15 PSF; FLOOR LL 40 PSF

SOIL BEARING CAPACITY ASSUMED 2000LBS PER SQ.FT.

DESIGN DATA

B

THE WORK DEPICTED HEREIN WAS DESIGNED TO MEET THE REQUIREMENTS OF THE 2014 FLORIDA

BUILDING CODE AND THE LATEST EDITIONS OF THE FLORIDA MODEL ENERGY CODE, FIRE CODE, LIFE

SAFETY CODE AND THE NATIONAL ELECTRIC CODE.

1. THESE PLANS ARE FOR THE CONSTRUCTION AT THE LOCATION SO DESIGNATED HEREIN.

2. THE CONTRACTOR SHALL PROVIDE ALL MATERIAL, LABOR, EQUIPMENT AND SUPERVISION NECESSARY

TO PROVIDE THE WORK COMPLETE AND READY FOR USE.

3. THERE SHALL BE NO DEVIATION FROM THESE PLANS WITHOUT PRIOR APPROVAL FROM THE ENGINEER

OF RECORD.

4. THE CONTRACTOR SHALL VISIT THE SITE AND BECOME FAMILIAR WITH EXISTING CONDITIONS BEFORE

BID. CHECK AND VERIFY ALL DIMENSIONS AND CONDITIONS OF THE WORK SITE AND REPORT ANY

DISCREPANCIES, DIFFERENCES  OR CONDITIONS THAT ARE UNSATISFACTORY OR UNSAFE.

5. NOTIFY THE ENGINEER OF RECORD IMMEDIATELY OF ANY DISCREPANCIES, DIFFERENCES,

UNSATISFACTORY OR UNSAFE CONDITIONS. ANY MODIFICATIONS OR CHANGES MADE WITHOUT PRIOR

WRITTEN APPROVAL FROM THE OWNER AND ENGINEER OF RECORD SHALL NOT BE ALLOWED. ANY

REWORK, RESTORATION OR OTHER IMPACT AS A RESULT OF NOT OBTAINING SUCH PRIOR APPROVAL WILL

BE MADE BY THE CONTRACTOR WITHOUT ADDITIONAL COST OR COMPENSATION FROM THE OWNER.

6. THE CONTRACTOR SHALL PROVIDE FOR THE SAFETY, PREVENTION OF INJURY OR OTHER LOSS AT THE

JOB TO ALL PERSONS EMPLOYED IN THE WORK, PERSONS VISITING THE WORK AND THE GENERAL PUBLIC.

THE CONTRACTOR SHALL ALSO BE RESPONSIBLE FOR THE PREVENTION OF DAMAGE, DUE TO THE WORK,

TO MATERIALS OR EQUIPMENT AND OTHER PROPERTY AT THE SITE OR ADJACENT THERETO.

7. NO RESEARCH AS TO THE PRESENCE OF UNDERGROUND UTILITIES HAS BEEN INCLUDED ON OR

PERFORMED FOR THIS PROJECT.  CONTRACTOR SHALL BE RESPONSIBLE FOR CALLING SUNSHINE UTILITY

LOCATE SERVICE PRIOR TO ANY CONSTRUCTION WITHIN ANY PUBLIC RIGHT-OF-WAY OR OTHER AREAS

WHERE UNDERGROUND UTILITIES MAY BE PRESENT (I.E. IN AND AROUND UTILITY EASEMENTS, ETC.)

8. THE GENERAL CONTRACTOR SHALL PROVIDE AN ON-SITE DUMPSTER IN A LOCATION COORDINATED

WITH THE OWNER FOR THE DISPOSAL OF REMOVED MATERIAL AND CONSTRUCTION DEBRIS. THE

DUMPSTER SHALL BE EMPTIED AT APPROPRIATE INTERVALS TO PREVENT OVERFLOW AND UNSIGHTLY

CONDITIONS.

9. THE CONTRACTOR SHALL PERFORM ALL WORK IN STRICT CONFORMANCE WITH THE PLANS, 2014

FLORIDA BUILDING CODE , LOCAL CODES AND ORDINANCES, MANUFACTURER RECOMMENDATIONS AND

ACCEPTABLE TRADE PRACTICES. ANY CONFLICT BETWEEN THESE REQUIREMENTS AND THE MOST

STRINGENT REQUIREMENTS SHALL GOVERN THE WORK.

10. SHOP DRAWINGS OF ALL PREFABRICATED STRUCTURAL FLOOR AND ROOF SYSTEMS AND MECHANICAL

SYSTEMS SHALL BEAR THE SEAL OF A FLORIDA PROFESSIONAL ENGINEER AS REQUIRED BY THE 2010

FLORIDA BUILDING CODE AND SHALL BE SUBMITTED TO THE ENGINEER OF RECORD BY THE CONTRACTOR

FOR APPROVAL PRIOR TO FABRICATION AND INSTALLATION.

11. THE CONTRACTOR SHALL NOT SCALE DRAWINGS. ANY INFORMATION THAT THE CONTRACTOR CANNOT

OBTAIN FROM DIMENSIONS, DETAIL OR SCHEDULE SHALL BE OBTAINED FROM THE ENGINEER OF RECORD.

12. THE CONTRACTOR SHALL COORDINATE THE WORK OF ALL TRADES TO PREVENT ANY CONFLICTS.

13. THE CONTRACTOR SHALL FURNISH ALL SUBCONTRACTORS WITH A COMPLETE SET OF PLANS. ALL

CHANGES SHALL BE NOTED ON THE DRAWINGS AND (2) COMPLETE AS-BUILT SETS SHALL BE DELIVERED

TO THE OWNER AFTER COMPLETION OF WORK.

14. THESE PLANS, AS DRAWN AND NOTED, COMPLY WITH THE BUILDING ENVELOPE ENERGY

REQUIREMENTS OF THE FLORIDA MODEL ENERGY CODE.  THE CONTRACTOR SHALL FAMILIARIZE HIMSELF

WITH THE GOVERNING CODE IN ITS ENTIRETY AND BUILD IN ACCORDANCE WITH ALL PROVISIONS OF THIS

CODE.

15. PORTABLE RESTROOM FACILITIES TO BE PROVIDED AT THE SITE BY THE CONTRACTOR.

16. ALL STORM WATER SHALL BE RETAINED ON THE PROPERTY.
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SCALE:

LOCATION MAP

NOT TO SCALE

COVER SHEET,

SITE PLAN

CS-1

OCCUPANCY: MERCANTILE

TYPE OF CONSTRUCTION: VB

SCALE:

SITE PLAN

1" = 20'-0"

INDICATIONS

PLANNING DATA

APPLICANT NAME

BLAKE FELDMAN (AUTHORIZED REP.)

OWNER NAME

ZONING

HRCC-1 (HISTORIC RESIDENTIAL COMMERCIAL CORE- 1)

SITE SIZE

STRUCTURE SIZE BY FLOOR

EXISTING/PROPOSED

GREEN ROOM 642 SQ. FT.

EXISTING/PROPOSED

1ST FLOOR 895 SQ. FT.

EXISTING/PROPOSED

2ND FLOOR 1599 SQ. FT.

EXISTING/PROPOSED

3RD FLOOR 998 SQ. FT.

ADDITIONAL AREAS TO BE DEVELOPED TO COMMERCIAL FLOOR AREA

FLOOR AREA RATIO EXISTING: .85    6927 SQ. FT. PROPOSED: .91   7424 SQ. FT.

ON SITE PARKING EXISTING: N/A PROPOSED: N/A REQUIRED: N/A

BICYCLE PARKING EXISTING: 6 PROPOSED: 30 PLUS REQUIRED:

PROPOSED USES

EXISTING BAR/ LOUNGE

SEATS

PROPOSED BAR/ LOUNGE

SEATS

PROPOSED CONSUMPTION

AREA

OPEN SPACE

IMPERVIOUS AREA EXISTING: 100% PROPOSED: NO CHANGE REQUIRED: 70% MAX

14 SEATS IN GREEN ROOM

73 SEATS IN GREEN ROOM EXPANSION

497 SQ. FT.

CHARLIE ITTAH (DUVAL GROUP INC.)

8,138 SQ. FT. PER SURVEY

MERCANTILE

EXISTING: 100% PROPOSED: 100% REQUIRED: 70% MAX

1695 SQ. FT.

TOTALS SEATS: 87

EXISTING OUTSIDE BALCONY AND DECK 840 SQ. FT. PIZZA/SCOOTER SHOP 1953 SQ. FT.

PROPOSED EXISTING REQUIRED

VARIANCE

REQUESTED

RE NO. 00000520-000000

SETBACKS:

FRONT NO CHANGE -1.05' 0' NONE

STREET SIDE 2.6' 0' NONE

SIDE NO CHANGE 0' 2.5' NONE

REAR NO CHANGE 0' 10' NONE

LOT SIZE
8,138 SQ. FT. 4,000 SQ.FT.

NONE

BUILDING COVERAGE
4,335 SQ. FT.

53% 50% MAX NONE

FLOOR AREA
6,927 SQ. FT.

1.0 NONE

BUILDING HEIGHT 32'-8" 35' MAX NONE

IMPERVIOUS AREA
8,138 SQ. FT.

100% 70% MAX NONE

PROJECT DATA

NO CHANGE

.85

NO CHANGE

NO CHANGE

NO CHANGE

NO CHANGE

PROPOSED: .91

7424 SQ. FT.

EXISTING GREEN ROOM

OCCUPANTS

PROPOSED GREEN ROOM

OCCUPANTS

NOT INCLUDING SEATING OCCUPANTS = 46

NOT INCLUDING SEATING OCCUPANTS =361



EXIST.

BEDROOM

EXIST.

BEDROOM

EXIST.

HALLWAY

EXIST.

STAIRS

TO 3RD

FLOOR

EXIST.

BEDROOM

EXIST.

BATHROOM

EXIST.

BATHROOM

EXIST.

KITCHEN

EXISTING GREEN ROOM

14 SEATS EXISTING

ADA

BATHROOM

EXIST.

COOLER

EXIST.

A/C

PLATFORM

EXIST. ICE

CREAM SHOP

800 SQ. FT.

EXIST.

BATHROOM

EXIST.

BATHROOM

EXIST.

BEDROOM

EXIST.

BEDROOM

EXIST. LIVING ROOM
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EXISTING FLOOR

PLANS

A-1

SCALE:

EXISTING SECOND FLOOR PLAN

3/16" = 1'-0"

SCALE:

EXISTING  FIRST FLOOR PLAN

3/16" = 1'-0"

SCALE:

EXISTING THIRD FLOOR PLAN

3/16" = 1'-0"



WOMEN

WASHROOM

59 SQ. FT.

BALCONY

416 SQ. FT. OCCUPANTS =61 W/ SEATS 75

NEW

STAIRS

STAGE

120 SQ. FT.

BAR

160 SQ. FT.

PROPOSED NEW DECK

497 SQ. FT.

OCCUPANTS=75 W/

SEATS 95

BAR

80 SQ. FT.

FLOOR AREA

776 SQ. FT. OCCUPANTS= 156 OCCUPANTS

STAIRCASES INCLUDED W/ SEATS =169

EXISTING UNCOVERED DECK

424 SQ. FT. OCCUPANTS =69

W/SEATS =84

NEW

STAIRS

STORAGE

136 SQ. FT.

UNI-SEX ADA

WASHROOM

58 SQ. FT.

EXISTING GREEN ROOM

14 SEATS EXISTING

OCCUPANCY:

MERCANTILE

FIRST FLOOR

800 SQ. FT.

PROPOSED

WALK IN

COOLER

8'X8'

ADA

BATHROOM

EXIST.

COOLER

ADA ACCESS TO 2ND FLOOR

GREEN ROOM

EXPANDED

423 SQ. FT.

OCCUPANTS =85

W/ SEATS 99

EXIST.

STORAGE

MENS

BATHROOM

OCCUPANCY:

STORAGE, OFFICE

NEW

STAIRS

PROPOSED FLOOR

PLANS

A-2

SCALE:

PROPOSED SECOND FLOOR PLAN

3/16" = 1'-0"SCALE:

PROPOSED FIRST FLOOR PLAN

3/16" = 1'-0"

SCALE:

PROPOSED THIRD FLOOR PLAN

3/16" = 1'-0"
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EXISTING

ELEVATIONS

A-3
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SCALE:

EXISTING GREENE ST. ELEVATION

1/4" =1'-0" 

SCALE:

EXISTING DUVAL ST. ELEVATION

1/4" =1'-0" 

SCALE:

EXISTING REAR ELEVATION

1/4" =1'-0" 

SCALE:

EXISTING SIDE ELEVATION

1/4" =1'-0" 
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PROPOSED

ELEVATIONS

A-4

SCALE:

PROPOSED GREENE ST. ELEVATIONS

1/4" =1'-0" 

SCALE:

PROPOSED DUVAL ST. ELEVATIONS

1/4" =1'-0" 

SCALE:

PROPOSED REAR ELEVATION

1/4" =1'-0" 

SCALE:

PROPOSED SIDE ELEVATION

1/4" =1'-0" 



65 FT TRAVEL

DISTANCE TO

DUVAL ST. EXIT

65 FT TRAVEL

DISTANCE TO

GREENE ST. EXIT

156 FT TRAVEL

DISTANCE FROM

3RD FLOOR TO

GREENE ST. EXIT

100 FT TRAVEL

DISTANCE TO

DUVAL ST. EXIT

ELEVATOR

FIRE SPRINKLER

SYSTEM DESIGNED

BY OTHERS

33 FT TRAVEL

DISTANCE

GREEN ROOM

LIFE SAFETY

TO REMAIN

31 FT TRAVEL

DISTANCE

55 FT TRAVEL

DISTANCE

ELEVATOR

OCCUPANCY:

STORAGE, OFFICE

156 FT TRAVEL

DISTANCE FROM

3RD FLOOR TO

GREENE ST. EXIT

LIFE SAFETY PLAN

LIFE SAFETY NOTES:

• BUILDING CODES: 2014 FLORIDA BUILDING CODE, NFPA 101 AND NFPA 10

• BUILDING FLOOR AREA: 3120 SF

• OCCUPANCY: BUSINESS GROUP B/ RESIDENTIAL GROUP R-2

• FIRE PROTECTION: SMOKE ALARMS THROUGHOUT

• FIRE RATING: 2 HR FIRE SEPARATION

• EGRESS LIMIT: COMMON PATH LESS THAN 100 FT; CORRIDOR MIN WIDTH 42 INCHES

• EXIT WIDTH CAPACITY: 0.2 INCHES/PERSON; ASSUMED OCCUPANT LOAD 30 PERSONS =

6 INCHES

• CAPACITY PROVIDED: 100 INCHES FOR BUSINESS/ 200 FOR RESIDENTIAL

1. EACH LAYER OF TYPE X DRYWALL SHALL BE TAPED AND JOINTS SHALL BE OFFSET.

2. ALL PENETRATIONS SHALL BE SEALED WITH AN APPROVED FIRE CAULK OR FIRE

COLLAR.

3. EXISTING SMOKE DETECTORS AND FIRE EXTINGUISHERS.

SYMBOL KEY

A
V

LIFE SAFETY

SCALE:

SECOND FLOOR LIFE SAFETY PLAN

3/16" = 1'-0"SCALE:

FIRST FLOOR LIFE SAFETY PLAN

3/16" = 1'-0"

SCALE:

THIRD FLOOR LIFE SAFETY PLAN

3/16" = 1'-0"
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Site Photos 
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Photographs – Contemporary and Historic 
The following series of photographs illustrate the character and surroundings of the 
project site and its buildings in order to portray the character of the commercial uses to 
which the buildings have always been put. 
 
1970’s  
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1920’s -1930’s 
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1900’s to 1920 
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Turn of the Century or Earlier 
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Contemporary Photos  
The photos below illustrate the exterior of the buildings which make up the project site . 
The views are from Duval and Greene Streets 
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These interior photogrpahs illustrate how the exising Green Room has used recycled 
materials throughout the extablishment, which will be the design ethic applied to the 
expansion. 
 

 
 

 
 
 
 
 
 
 
 
 
 



 

 
 

 

 

 

 

 

 

 

 
 

 

 

 

 

Traffic Study 
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Parking Survey and Request for Waiver on Parking Variance 
Moratorium 
 
 The applicant is requesting the the Planning Board grant a waiver of the moratorium on 
parking variances.  
 
The calculated parking demand for the bar/lounge/office relocation is the following: 
 

87 seats @15 square feet per seat = 1305 s. f. of consumption area divided by 
one parking space per 45 s. f. of consumption area creates a theoretical demand 
for 29 spaces.  The existing transient unit requires one (1) space, and when this 
998 s. f. of floor area being converted to commercial floor area, the demand will 
rise to three (3) spaces for a total new maximum demand of 32 spaces. As 
required by the City Land Development Regulations 25% of the maximum 
parking demand in bicycle spaces must be provided. The number of required 
bicycle spaces is 8. 
 
However, the City Land Development Regulations (Section 108.573 (c)) provide 
that in the Pedestrian Oriented Zone if existing commercial floor area is 
converted to another use, then no additional parking is required for that change 
of use. In the case of the Green room expansion, with the exception of 497 s. f. 
of new floor area, all of the proposed new seating is within existing floor area. 
Therefore, the parking demand calculated for the expansion (assuming all is 
consumption area) is 497 s. f. divided by 45 s. f. per required space =11 spaces. 
 
The existing demand for the parking at the building is driven by the commercial 
floor area and the existing Green Room. The existing commercial floor area of all 
the buildings on the site is 6927 s. f. (including the 998 s. f. of the third floor 
transient unit when converted to commercial support offices and storage). If the 
600 s. f. for the Green Room is removed and calculated using consumption area, 
the resulting 6327 s. f. of gross floor area creates a parking demand of of 6327 s. 
f./300 s. f. per space generates a demand of 22 spaces. These spaces do not 
have to be provided because they are subject to Section 108.573(c). Therefore, 
the net new demand created by the expansion is 10-11 spaces. 

 
The re-developed site will have 3 spaces or 27% of the demand created by new floor 
area – 497 s. f. of new consumption area, available at the rear of the building, 
accessible by the alley way running from Greene Street. In addition, twenty-four (24) 
new bicycle spaces will be provided on site to compliment the 6 spaces provided by the 
City on Greene Street. The new spaces will be highly visible and their presence 
indicated by signage.  
 
The calculated parking spaces required does not fit the location nor operational 
characteristics of the Green Room nor its expansion for the following reasons. 
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1. The management conducted a three-day random sample of the patrons of the 
bar from opening to late at night to determine the method of arrival. Ninety 
percent (90%) arrived by non private automobile means – bicycle, foot, taxi, 
shuttle, scooter and skateboard. The vast majority of that percentage arrived by 
foot. 

2. The bar is and will be located in the heart of the City designated Pedestrian 
Oriented area. The property is surrounded by very well attended restaurants and 
bars, none of which have parking. The City by designating this area, has 
recognized that introducing new automobile parking lots into the area is 
inconsistent with the historic pattern of buildings, shops and small streets and 
alleyways. Further in designating this area the City consciously wished to 
emphasize the pedestrian over the automobile; slow traffic to create safe street 
and intersections, especially during busy times and during the evening; create 
incentives for non private automobile transportation modes and provide the 
background and demand for centralized public parking garages in areas 
convenient to the establishments within the area. 

3. The property’s location at the corner of Duval and Greene streets is on the 
primary Cruise Ship passenger and pedestrian access way to the Historic district 
and the City’s Historic Seaport which emphasizes the walking experience over 
the automobile. Therefore, many patrons of the bar arrive by foot from this 
source. 

4. There are many large hotels with a four block radius of the site, whose guests 
walk by this corner each day and evening looking for entertainment, food and 
drink. This expansion will provide a new interesting alternative to those 
establishments in the area already visiting the area by foot. 

5. The site is populated by three historic building, one of which is highly 
contributing, and the removal and replacement of the non-contributing buildings 
with a parking lot would destroy the historic pattern of building placement, 
especially across the street from the former City Hall and the Sloppy Joes, two of 
the most iconic Historic buildings in the City.  

6. Finally, due to the size and configuration of the the requirements to provide the 
required maximum parking of 32 spaces would require 330 s. f. per space 
including circulation and would require 10,560 s. f.  of site area and is clearly a 
burden and a hardship on the owner and applicant. 

 
For these reasons the applicant asks for a variance to the requited parking to implement 
the goals and objectives of the Pedestrian Oriented Zone. 
 
On the following pages is a copy of the survey conducted by the applicant which 
illustrates the very large number of persons coming to the existing Green Room, which 
is the business model and operational pattern that will be encouraged by the owner as 
he expands the use. 
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Property Appraiser Information 
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