
 

 
 

 

 

 

 

 

 

 

 
 

 
 

Application 



 

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

 

  

 

 
Application Fee: $1,150.00 / After-the-Fact: $2,150.00  

(includes $100.00 advertising/noticing fee and $50.00 fire review fee)  
 
Please complete this application and attach all required documents. This will help staff process your request 
quickly and obtain necessary information without delay.  If you have any questions, please call 305-809-3720. 
 
PROPERTY DESCRIPTION: 
Site Address:                
Zoning District:            Real Estate (RE) #:       
Property located within the Historic District?       ☐ Yes ☐ No  
 
APPLICANT:  ☐ Owner  ☐ Authorized Representative 
Name:                 
Mailing Address:               
City:           State:     Zip:     
Home/Mobile Phone:      Office:     Fax:      
Email:                 
 
PROPERTY OWNER: (if different than above) 
Name:                 
Mailing Address:               
City:           State:     Zip:     
Home/Mobile Phone:      Office:     Fax:      
Email:                 
 
Description of Proposed Construction, Development, and Use:         
               
                
 
List and describe the specific variance(s) being requested: 
               
                
                
 
Are there any easements, deed restrictions or other encumbrances attached to the property?  ☐ Yes     ☐ No 
If yes, please describe and attach relevant documents:          
__________________________________________________________________________________________________
__________________________________________________________________________________________________ 
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Interior renovations returning the vacant building to its previous use as a restaurant by increasing consumption area 390 sq. ft., adding one new parking space, and 35 new bicycle spaces, for a total of 750 sq. ft. of consumption area, 7 auto spaces and 45 bike/scooter spaces.

Owen
Text Box
Bicycle substitution to allow 40 bicycle spaces for 9.7 auto spaces
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Will any work be within the dripline (canopy) of any tree on or off the property?          ☐ Yes ☐ No 
If yes, provide date of landscape approval, and attach a copy of such approval. 
 
Is this variance request for habitable space pursuant to Section 122-1078?                 ☐ Yes      ☐ No 
              
 
Please fill out the relevant Site Data in the table below. For Building Coverage, Impervious Surface, Open 
Space and F.A.R. provide square footages and percentages. 

 
Site Data Table 

 Code 
Requirement 

Existing Proposed Variance Request 

Zoning   
Flood Zone  
Size of Site  
Height     
Front Setback     
Side Setback     
Side Setback     
Street Side Setback      
Rear Setback      
F.A.R     
Building Coverage     
Impervious Surface     
Parking     
Handicap Parking     
Bicycle Parking     
Open Space/ Landscaping     
Number and type of units     
Consumption Area or  
Number of seats  

    

  
 
This application is reviewed pursuant to Section 90-391 through 90-397 of the City of Key West Land 
Development Regulations (LDRs). The City’s LDRs can be found in the Code of Ordinances online at 
http://www.municode.com/Library/FL/Key_West under Subpart B. 
 
 
*Please note, variances are reviewed as quasi-judicial hearings, and it is improper for the owner or 
applicant to speak to a Planning Board member or City Commissioner about the hearing. 
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Standards for Considering Variances 
 

Before any variance may be granted, the Planning Board and/or Board of Adjustment must find all of the 
following requirements are met: 
 
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. 
 
______________________________________________________________________________________________

______________________________________________________________________________________________

______________________________________________________________________________________________ 

 
2. Conditions not created by applicant. That the special conditions and circumstances do not result from the 

action or negligence of the applicant. 
 
______________________________________________________________________________________________

______________________________________________________________________________________________

______________________________________________________________________________________________ 

 
3. Special privileges not conferred. That granting the variance(s) 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. 

 
______________________________________________________________________________________________

______________________________________________________________________________________________

______________________________________________________________________________________________ 

 
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. 

 
______________________________________________________________________________________________

______________________________________________________________________________________________

______________________________________________________________________________________________ 

 

5. Only minimum variance(s) granted. That the variance(s) granted is/are the minimum variance(s) that will 
make possible the reasonable use of the land, building or structure. 

 
______________________________________________________________________________________________

______________________________________________________________________________________________

______________________________________________________________________________________________ 

 

Owen
Text Box

Not Applicable                                                                                              

Owen
Text Box
This site was originally developed as gas/service station. The service station went out of business decades ago and the property sat vacant until it was redeveloped in 2002 as a take-out bagel shop. The site received approvals for the specialized design, specifically oriented to a high-intensity take-out type restaurant. The business failed and the property fell vacant again. In recent years, it was adaptively reused as a gym. The building proved too small for a successful gym, the business failed and the property once again fell vacant. - Continued on next page.
                                                                                                                                                            

Owen
Text Box
Special privileges are not conferred. This property owner seeks to adaptively reuse this property in an appropriate and consistent manner with the City's Comprehensive Plan.  The granting of the variances does not confer special privileges but rather resolves the inconsistencies between the Plan and the Code.

Owen
Text Box
The conditions were not created by the applicant.  The conflict between the Plan and the Code are totally beyond the applicant's control and certainly not caused by the applicant.

Owen
Text Box
This is the minimum variance necessary to adaptively reuse the existing property in the Comp Plan-consistent manner proposed. The variance allows no new development, no new building, no new floor area, and no new use. The proposed variance allows for the adaptive reuse of the existing property.
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6. Not injurious to the public welfare. That granting of the variance(s) will be in harmony with the general 
intent and purpose of the land development regulations and that such variances will not be injurious to the 
area involved or otherwise detrimental to the public interest or welfare. 

 
______________________________________________________________________________________________

______________________________________________________________________________________________

______________________________________________________________________________________________ 

 
7. Existing nonconforming uses of other property shall not be considered as the basis for approval. That no 

other nonconforming use of neighboring lands, structures, or buildings in the same district, and that no 
other permitted use of lands, structures or buildings in other districts shall be considered grounds for the 
issuance of a variance. 

 
______________________________________________________________________________________________

______________________________________________________________________________________________

______________________________________________________________________________________________ 

 
 
The Planning Board and/or Board of Adjustment shall make factual findings regarding the following: 
 
• That the standards established in Section 90-395 have been met by the applicant for a variance. 
• 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.  Please describe how you have addressed the “good neighbor policy.” 

 
 
REQUIRED SUBMITTALS: All of the following must be submitted in order to have a complete 
application. Please submit one paper copy and one electronic copy of all materials. 
 
☐ Correct application fee. Check may be payable to “City of Key West.” 
☐ Notarized verification form signed by property owner or the authorized representative. 
☐ Notarized authorization form signed by property owner, if applicant is not the owner. 
☐ Copy of recorded warranty deed 
☐ Property record card 
☐ Signed and sealed survey 
☐ Site plan (plans MUST be signed and sealed by an Engineer or Architect) 
☐ Floor plans 
☐ Stormwater management plan 
 

Owen
Text Box
The proposed variances will not be injurious to the public, in fact the variances serve to further the Goals of the community through the implementation of multi-model oriented redevelopment as expressed in the Comprehensive Plan.  In addition, the promotion of alternative modes of transportation reduces auto emissions and increases public health.

Owen
Text Box
Existing nonconforming uses of other properties does not form the basis of this request.

Owen
Text Box
Continued from previous page - Under the current code, the site does not have enough land to accommodate the number of parking spaces required. The special circumstance is a result of inconsistencies between the Comprehensive Plan and the Land Development Regulations.

The recently adopted Comprehensive Plan makes multi-model transportation, including bicycle and pedestrian accommodations, a principle goal. The current code has not yet been revised to conform with the new Comprehensive Plan and inconsistencies exist, specifically as the parking code relates to the Plan's multi-modal policies. The applicant's proposal is consistent with the Comprehensive Plan, unfortunately, the Code still prioritizes automobile parking over alternative forms of transportation and thus requires a variance approval to achieve the multi-modal goals of the Plan. Such cases of conflict between a Plan and a Code are contemplated and addressed in F.S.  163.3194 (1)(b) - Legal status of comprehensive plan “During the interim period when the provisions of the most recently adopted comprehensive plan, or element or portion thereof, and the land development regulations are inconsistent, the provisions of the most recently adopted comprehensive plan, or element or portion thereof, shall govern any action taken in regard to an application for a development order.”































































 

 

 

 

 

 

 

 

Traffic Study 



KBP CONSULTING, INC. 

8400 North University Drive, Suite 309, Tamarac, Florida 33321 
Tel: (954) 560-7103  Fax: (954) 582-0989 

April 8, 2017 
 
Mr. Owen Trepanier 
President 
Trepanier & Associates, Inc. 
1421 First Street, P.O. Box 2155 
Key West, Florida 33045-2155 
 
Re: 1119 White Street – Key West, Florida 
 Traffic Statement 
 
Dear Owen: 
 
There is an existing single-story building located in the northern quadrant of the intersection at 
White Street and Catherine Street in Key West, Monroe County, Florida.  More specifically, the 
subject site is located at 1119 White Street and the floor area is approximately 1,866 square feet.  
Until recently this building was the site of a health / fitness club; however, it was previously 
approved for a bakery / restaurant use primarily serving breads, bagels, donuts and coffee 
throughout the day.  The currently proposed plan for this site is to establish a sit-down restaurant 
/ café that will be primarily open for breakfast and lunch.  There will be no changes to the 
footprint of the building.  The purpose of this analysis and correspondence is to document the 
trip generation characteristics associated with the previously approved use (i.e. bakery / 
restaurant) and the currently proposed use (sit-down restaurant / café). 
 
Trip Generation Analysis 
The trip generation for this project was determined utilizing the trip generation rates and 
equations contained in the Institute of Transportation Engineer’s (ITE) Trip Generation Manual 
(9th Edition).  According to the subject ITE manual, the most appropriate land use categories for 
the subject uses are Land Use #939 – Bread / Donut / Bagel Shop without Drive-Through 
Window and Land Use #932 – High-Turnover (Sit-Down) Restaurant.  The trip generation rates 
used to determine the vehicle trips associated with this analysis are presented below. 
 

Bread / Donut / Bagel Shop without Drive-Through Window – ITE Land Use #939 

 Weekday1: T = 561.26 (X) 
where T = number of trips and X = 1,000 square feet of gross floor area 

 AM Peak Hour: T = 70.22 (X)  (47% in / 53% out) 

 PM Peak Hour:  T = 28.00 (X)  (50% in / 50% out) 

 

                                                 
1  The referenced ITE report (Trip Generation Manual, 9th Edition) does not contain a weekday trip generation rate 
for Land Use #939 – Bread / Donut / Bagel Shop without Drive-Through Window.  This manual also lacks weekday 
data for other similar land uses such as #940 – Bread / Donut / Bagel Shop with Drive-Through Window and #936 – 
Coffee / Donut Shop without Drive-Through Window.  However, this manual does have weekday data for Land Use 
#937 – Coffee / Donut Shop with Drive-Through Window.  As a basis of comparison, the AM and PM peak hour 
trips associated with this land use represent approximately 17.5% of the total weekday trips.  Similarly, as noted on 
the following page, the AM and PM peak hour trips associated with the High-Turnover (Sit-Down) Restaurant land 
use represent approximately 16.3% of that use’s total weekday trips.  Therefore, a weekday rate of 561.26 trips / 
1,000 square feet of gross floor area was derived. 



KBP CONSULTING, INC. 

8400 North University Drive, Suite 309, Tamarac, Florida 33321 
Tel: (954) 560-7103  Fax: (954) 582-0989 

High-Turnover (Sit-Down) Restaurant – ITE Land Use #932 

 Weekday: T = 127.15 (X) 
where T = number of trips and X = 1,000 square feet of gross floor area 

 AM Peak Hour: T = 10.81 (X)  (55% in / 45% out) 

 PM Peak Hour:  T = 9.85 (X)  (60% in / 40% out) 

Table 1 below summarizes the trip generation characteristics associated with the previously 
approved and the currently proposed land uses at 1119 White Street in the City of Key West. 
 

Daily
Land Use Trips In Out Total In Out Total

Previously Approved Use
Bread / Donut / Bagel Shop w/out Drive-Through 1,866 SF 1,047 62 69 131 26 26 52

Total (Approved) 1,047 62 69 131 26 26 52

Currently Proposed Use
High-Turnover (Sit-Down) Restaurant 1,866 SF 237 11 9 20 11 7 18

Total (Proposed) 237 11 9 20 11 7 18

Difference (Proposed - Approved) (810) (51) (60) (111) (15) (19) (34)

Compiled by: KBP Consulting, Inc. (April 2017).
Source:  Institute of Transportation Engineers (ITE) Trip Generation Manual (9th Edition).

Trip Generation Summary
1119 White Street - Key West, Florida

AM Peak Hour Trips PM Peak Hour Trips
Size

Table 1

 
As indicated above, the proposed use (high-turnover sit-down restaurant) at 1119 White Street is 
expected to generate 237 daily vehicle trips, 20 AM peak hour vehicle trips (11 inbound and 
9 outbound), and 18 PM peak hour vehicle trips (11 inbound and 7 outbound).  When compared 
with the previously approved use (bakery / restaurant) at this location, this represents a decrease 
of 810 daily vehicle trips, a decrease of 111 AM peak hour vehicle trips, and a decrease of 
34 PM peak hour vehicle trips. 
 
Conclusions 
In summary, the foregoing trip generation analysis indicates that the proposed restaurant use will 
generate significantly fewer vehicle trips on a daily, AM peak hour, and PM peak hour basis 
when compared with the previously approved use (bakery / restaurant) for the site at 1119 White 
Street in Key West.  If you have any questions or require additional information, please do not 
hesitate to contact me. 
 
Sincerely, 
 
KBP CONSULTING, INC. 

 
Karl B. Peterson, P.E. 
Florida Registration Number 49897 
Engineering Business Number 29939 
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Melissa Paul-Leto

From: Gary Volenec
Sent: Monday, May 08, 2017 10:47 AM
To: Melissa Paul-Leto
Subject: RE: 1119 White Street Parking variance- traffic study review

Melissa, 
Based on review of the submitted documentation, it appears that the proposed use for the High‐Turnover (Sit‐
Down) Restaurant will result in less traffic impacts than the previously approved Bread/Donut/Bagel Shop 
w/out Drive‐Through.  Please let me know if you have any questions. 
Thanks, 
Gary 
 
Gary J. Volenec, P.E. 
City Engineer 
City of Key West 
305 809‐3967 
 

 
 
 
 

From: Melissa Paul‐Leto  
Sent: Friday, May 05, 2017 11:26 AM 
To: Gary Volenec <gvolenec@cityofkeywest‐fl.gov> 
Subject: 1119 White Street Parking variance‐ traffic study review 
 
Gary, 
1119 White Street is going to Planning Board in May 18. They will need a parking variance and have submitted a traffic 
study. Can you please review the project and the traffic study . I need a comment from the engineering department 
regarding their traffic study pretty please . 
 
Thanks, Melissa 
 



 

1 4 2 4  F i r s t  S t r e e t  •  P . O .  B o x  2 1 5 5  •  K e y  W e s t ,  F L  •  3 3 0 4 5 - 2 1 5 5  

P h o n e :  3 0 5 - 2 9 3 - 8 9 8 3  •  F a x :  3 0 5 - 2 9 3 - 8 7 4 8  •  E m a i l :  O w e n @ o w e n t r e p a n i e r . c o m  

June 9, 2017 
 
Ms. Melissa Paul-Leto, Planner 
City of Key West 
1300 White Street 
Key West, FL 33040 
 
 
Re: 1119 White Street 

Traffic Statement - Addendum 
 
Dear Melissa: 
 
This is an addendum to the Traffic Statement submitted yesterday.  
 
The following analysis is potential trip generation for the previous use compared to the potential 
trip generation for the proposed use utilizing the trip generation rates and equations contained 
in the Institute of Transportation Engineer’s (ITE) Trip Generation Manual (9th Edition).  
 
According to the subject ITE manual, the most appropriate land use category for the immediate 
past use is Land Use Code #492 – Health/Fitness Club; the most appropriate land use category 
for the proposed use is Land Use #932 – High-Turnover (Sit-Down) Restaurant. 
 
The trip generation rates used to determine the vehicle trips associated with this analysis are 
presented below. 
 

Health/Fitness Club – ITE Land Use Code #492 
o Weekday: T = 32.93 (X) 

where T = number of trips and X = 1,000 square feet of gross floor area 

o AM Peak Hour: T = 1.21 (X) (42% in / 58% out) 

o PM Peak Hour: T = 4.05 (X) (51% in / 49% out) 
 

High-Turnover (Sit-Down) Restaurant – ITE Land Use #932  
o Weekday: T = 127.15 (X)  

where T = number of trips and X = 1,000 square feet of gross floor area  

o AM Peak Hour: T = 10.81 (X) (55% in / 45% out)  

o PM Peak Hour: T = 9.85 (X) (60% in / 40% out)  
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Trip Generation Summary 
1119 White Street – Key West Florida 

Land Use 
Size 

(sq. ft.) 
Daily 
Trips 

AM Peak Hour Trip PM Peak Hour trips 

In Out Total In Out Total 

Previously Existing Use 
Health/Fitness Club 

1,866 61.45 0.94 1.31 2.26 3.03 1.98 4.05 

Total (Previously Existing) -- 61.45 0.94 1.31 2.26 3.03 1.98 4.05 

Currently Proposed Use 
High-Turnover (Sit-Down) Restaurant 

1,866 237 11 9 20 11 7 18 

Total (Proposed) -- 237 11 9 20 11 7 18 

Difference (Proposed – Approved) -- 175.55 10.06 7.69 17.74 7.97 5.02 13.95 

 

As indicated above, the proposed use (high-turnover sit-down restaurant) at 1119 White Street 
is expected to generate 237 daily vehicle trips, 20 AM peak hour vehicle trips (11 inbound and 9 
outbound), and 18 PM peak hour vehicle trips (11 inbound and 7 outbound). When compared 
with the previously approved use (Health/Fitness Club) at this location, this represents an increase 
of 176 daily vehicle trips, an increase of 17.74 AM peak hour vehicle trips, and a decrease of 
13.95 PM peak hour vehicle trips. 
 
Sincerely, 
 
 
 
Owen Trepanier 



 

 
 

 

 

 

 

 

 

 

 
 

 
 

Authorization Form 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 





 

 
 

 

 

 

 

 

 

 

 
 

 
 

Verification Form 





 

 
 

 

 

 

 

 

 

 

 
Warranty Deed 

 

 
 

 
 







 

 

 

 

 

 

 

Site Plans 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 













STAFF REPORT 
 
 
DATE:  May 30, 2017       
 
RE:   1119 White Street  
         (Minor Development Plan Review) 
 
FROM:   Karen DeMaria, City of Key West Urban Forestry Manager  
 
 
The Planning Department received an application for a Minor Development 
Plan at 1119 White Street.  City Code of Ordinances requires review by the 
Tree Commission or Urban Forester prior to Planning Board review. 
 
The property has a previously approved Landscape Plan (Res 02-101). The 
existing landscape is in line with what was originally approved except that 
groundcover plant species are missing.  Attached is a site plan showing 
existing conditions of the property.  The applicant has agreed to replant 
with golden creeper plants instead of the purple queen groundcover plants.  
 
It is not recommended that the hibiscus plantings along the northwest 
property line against the existing concrete wall be planted. Therefore, a 
landscape waiver is required for this area.   
 
The Landscape Plan that currently exists, with the addition of the golden 
creeper plants, is over 70% native vegetation.  No existing trees or palms 
on the property are being removed. 
 
It is recommended that the applicant submit a clean landscape 
drawing for the file showing existing conditions of the property with 
the addition of the golden creeper plants. 
   
 
Recommendation:  Recommend approval of the Landscape Plan 
With Waiver at 1119 White Street. 
 
 



 
 

 



 
 

 



 
 

 



 
 

 



 

















 

 

 

 

 

 

 

 

Site Visit 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



1119 White Street, Key West, Florida 33040 
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June 1, 2017 
 

 
1119 White Street, Café 
 
 
Dear Neighbor: 
 

We are land use planners working for Rachel Bashore and Eddie Braswell. Rachel and 
Eddie are in the process of purchasing 1119 White Street.  
 
1119 White Street is currently approved as a 24 Seat Restaurant and Bakery, “I Love 
Bagels”. This was previously a high turnover, primarily take-out business. We are in the 
process to alter the existing approval to allow a quality sit-down neighborhood café-style 
operation.  
 
There are few external changes proposed, aside from increased landscaping and the 
creation of an additional 14 scooter and bicycle parking spaces.  
 
There is no outdoor music, of any kind, proposed for the property. The location of the 
site is ideal for bike, pedestrian and scooter access. The traffic study shows the 
elimination of the take out-oriented business reduces traffic congestion.  No late-night 
business is proposed. 

 

We invite you to come visit the property, review the plans and speak with Rachel and Eddie 
about their plans. Please join us June 7th, from 5:30 -6:30 p.m. on site.  
 
If you can’t make that time, we’re happy to meet individually at other times.  Please don’t 
hesitate to call if you have questions. 
 

                                          
1117 White Street, c. 1962             1119 White Street, c. 1962             


















