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Conditional Use 
Chapter 122, Article III, Sections 122-61 and 122-62 

 
The Peace Store 
403-405 Caroline Street, Key West, Florida  
(RE# 00001610-000000) 
 

 
 
Executive Summary: 
 
This application is a request for conditional use 
approval to convert 497 sq. ft. on the first floor 
of 403 Caroline Street from residential to retail 
sales associated with a cultural activity. 
 
The existing property consists of two two-story 
integrated residential structures, containing three 
residential dwelling units.  This project proposes 
to convert the property to one single-family 
home and utilize 497 sq. ft. of the existing floor 
area for retail sales associated with a cultural 
activity. 
 
The property is recognized as the following: 
 

Entity No. of Units 

City of Key West 
Utilities1 3 SFRs 
Licensing2 3 non-transient rental units 

Property Appraiser3 3 SFR 
Monroe County Tax Collector4 3 non-transient rental units 

 
Background: 
 
The two structures located at 403-405 Caroline Street first show up on the Sanborn maps in 
1912.  Photos from the 1970’s5 and later in the 1980’s6 show alterations to the structures.  
Second floor balconies and exterior stairs connecting the two structures were part of the 1980’s 
renovations.  A 2009 photo7 shows commercial signage in front of 403 Caroline. 
 
Key persons and entities (Sec. 108-228) involved in this project are as follows: 
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Owner: Valsin Marmillion and Juan Pisani 
Authorized Agent: Trepanier & Associates, Inc. 
Surveyor: J. Lynn O’Flynn, Inc.  
Legal and Equitable Owners: Valsin Marmillion and Juan Pisani 

 
Project Description (Sec. 108-229):  

 
According to the Monroe County Property Appraiser,  
 
Site Data Permitted/ Required Existing Proposed Compliance 

Zoning HRO HRO No Change No Change 
Flood Zone AE 6 AE 6 No Change No Change 
Height 40 ft unk. No Change No Change 

Site Size8 > 5,000 sq. ft. 4,620 sq. ft. No Change No Change 

Density: 16 u/ac (units) 3 units 1 unit No Change 
Floor Area Ratio Total 1.0 (4,620 sq. ft.) 0% (0 sq. ft.) 10% (497 sq. ft.) Complies 
Building Coverage 50% (2,310 sq. ft.) 99% (4,581 sq. ft.) No Change No Change 
Impervious Surface 60% (2,772 sq. ft.) ~95% (~4,389 sq. ft.) No Change No Change 
Open Space 30% (1,386 sq. ft.)9 <5% No Change No Change 
Landscape 30% (1,386 sq. ft.) <5% No Change No Change 
Setback – Front  5 ft. 1.5 ft. No Change No Change 
Setback – Side 5 ft. 0.7 ft. No Change No Change 
Setback – Street Side 5 ft. 0 ft. No Change No Change 
Setback – Rear  10 ft. 10 ft. No Change No Change 
Parking:                   auto 3 1 No Change No Change 

bicycle 1 0 2 No Change 

 
Sec. 122-62. – Specific criteria for approval: 
 
(a) Findings.    

 
A conditional use shall be permitted upon a finding by the planning board that the 
proposed use, application and, if applicable, development plan complies with the criteria 
specified in this section, including specific conditions established by the planning board 
and or the city commission during review of the respective application in order to ensure 
compliance with the comprehensive plan and the land development regulations. 

 
(b) Characteristics of use: 

 
(1) Scale and intensity 

 
a. Floor area ratio:  

Permitted: 1.0 (4,620 sq. ft.) 
Proposed: 0.1 (497 sq. ft.) 

 

                                                           
8 According to the Monroe County Property Appraiser’s Records 
9 Per Sec. 108-346 
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b. Traffic generation: 
 

Trip 
Generation 

Multiplier 
Week Day Saturday Sunday 

Rate Existing Proposed Rate Existing Proposed Rate Existing Proposed 

Residential 
(ITE 220) 

Per unit 6.72 20.16 6.72 6.39 19.17 6.39 5.86 17.58 5.86 

Retail 
(ITE 814) 

Per 1k sq. ft. 44.32 0.00 22.02 42.04 0.00 20.89 20.43 0.00 10.15 

Total -- -- 20.16 28.74 -- 19.17 27.28 -- 17.58 16.01 

 
c. Enclosed building square footage: 

 
403 Caroline Street: 

Commercial: 497 sq. ft. 
Residential: 843 sq. ft. 

 
405 Caroline Street: 

Residential: 2,070 sq. ft. 
 

d. Proposed employment: 1.5 FTE 
 

e. Proposed number and type of service vehicles: 1 to 2 FedEx deliveries per week 
 

f. Off-street parking: There will be a reduction in parking impact as a result of the 
project.  

 

 Existing Proposed 

Parking 
Demand 

Automobile Bikes/Scooters Automobile Bikes/Scooters 

Existing Req’d Existing Req’d Proposed Req’d Proposed Req’d 

Commercial 
(1/300 sq. ft.) 

0 0 0 0 0 1.6 2 0.25 

Residential 
(1/unit) 

1 3 0 0.3 1 1 2 0.1 

Total 1 3 0 0.3 1 2.6 4 0.35 

 
(2) On- or off-site improvement needs 
 

a. Utilities 
Concurrency Facilities and Other Utilities or Services are summarized as 
follows: 

 
Levels of Service – The impacts of the proposed project are 
generally summarized as follows:  
 
 The LOS analysis concludes that overall trip generation from 

the site will be expected to increase by approximately 8 trips 
per day, 6 days per week. There will be a reduction in trips on 
Sunday. 
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 Supply of parking follows the demand of the Land 
Development Regulations Section 108-572 and Section 122-
1470. 

 Potable water demand for the new residential development 
and neighborhood retail is estimated to decrease from 789.0 
to 604.6 gal/day. 
 

 The wastewater flow for the proposed mixed-use property is 
anticipated to decrease from 789 to 333 gal/day. 

 
 The recyclable waste LOS for the proposed mixed-use property 

is anticipated to decrease from 3.94 to 1.5 lbs/day. 
 

 The solid waste LOS for the proposed mixed-use property is 
anticipated to decrease from 20.98 to 12.00 lbs/day 

 
 The proposed change is not expected to impact Storm water 

LOS. 
 

 The proposed change is not expected to impact Recreation 
LOS. 
 

 The team will coordinate with FKAA to ensure the water 
pressure and flow will be adequate for fire protection for the 
type of construction proposed. 

 
 No adverse impacts to the quality of receiving waters are 

anticipated before, during or after construction. 
 

b. Public facilities 
 

See concurrency analysis below. 
 

c. Roadway or signalization improvements 
 

NA - No roadway or signalization improvements are required or 
proposed. 
 

d. Accessory structures or facilities 
 

NA - No accessory structures or facilities are required or proposed. 
 

e. Other unique facilities/structures proposed as part of site improvements 
 

NA - No other unique facilities/structures proposed as part of site 
improvements are required or proposed. 

 
(3) On-site amenities proposed to enhance site and planned improvements 
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a. Open space 
 

No change in open space. 
 

b. Setbacks 
 

No change in existing setbacks. 
 

c. Screening and buffers 
 

  No exterior changes to the site are proposed. 
 
d. Landscaped berms proposed to mitigate against impacts to adjacent sites 

 
Berms are not proposed. 
 

e. Mitigative techniques for abating smoke, odor, noise, and other noxious 
impacts. 
 

This project proposes no use which would induce smoke, odor, noise 
or other noxious impacts. 

 
(c) Criteria for conditional use review and approval: 
 

(1) Land use compatibility. 
 

As mentioned above, the project site is located in the Historic Residential 
Office (HRO) zoning district. The intent of the HRO zoning district is to 
implement the HC future land use designation; it accommodates 
residential dwellings as well as business and professional offices. Cultural 
and civic activities are allowed anywhere in the district. 
This historically mixed-use property is located along the 400 block of 
Caroline Street between Whitehead and Duval with the Historic 
Commercial Pedestrian-Oriented Area and adjacent to the HRCC-1 zoning 
district, the city’s intensely vibrant tourist commercial entertainment 
center which is characterized by, among other uses, specialty shops.   

 
(2) Sufficient site size, adequate site specifications, and infrastructure to 

accommodate the proposed use. 
 

As mentioned above, the site has sufficient size, adequate specifications, 
and infrastructure to accommodate the proposed use. Site data table is 
included.  No variances are requested as part of this approval. 

 
(3) Proper use of mitigative techniques. 
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No adverse impacts to adjacent land uses are anticipated, the community 
character is a mix of commercial/office space and single-family homes of 
various sizes, age and architectural style.  Community infrastructure will 
not be burdened by this project.  

 
(4) Hazardous Waste. 

 
The proposed use will not produce any hazardous waste or use hazardous 
materials in its operation. 

 
(5) Compliance with applicable laws and ordinances. 

 
All applicable permits required from agencies other than the City of Key 
West will be obtained.   

 
(6) Additional criteria applicable to specific land uses. 

 
Residential Developments (Sec. 108-231): 

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

District and is subject to HARC approvals and process. 
 

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

 
 Section 108-956 – The project team will coordinate with FKAA 

to ensure access to potable water and a wastewater disposal 
system.  

 
 Chapter 110 – As demonstrated in this application, the 

proposed development complies with the resource protection 
requirements of Chapter 110. 



1

Lori Thompson

From: Shirley Sealey <ssealey@cityofkeywest-fl.gov>

Sent: Monday, December 10, 2018 9:06 AM

To: Lori Thompson

Subject: RE: 403-405 Caroline Street

Good Morning Lori, 
 
At 403 Caroline Street I have 1 Residential Unit and  405 Caroline Street there is an up and down both are billing for  1 Residential Units.
 
Let me know if you need anything else. 
 

Shirley Sealey 
Supervisor of Revenue/Customer Services 
City of Key West 
1300 White Street 
Key West, Florida 33040 
305 809-3816  
ssealey@cityofkeywest-fl.gov 
 
 
 

From: Lori Thompson <lori@owentrepanier.com>  
Sent: Friday, December 07, 2018 4:37 PM 
To: Shirley Sealey <ssealey@cityofkeywest-fl.gov> 
Subject: 403-405 Caroline Street 
 
Good afternoon Shirley, 
Can you tell me how many units (residential and commercial) are recognized for the above property?  There are two structures on the single lot and same 
ownership.  Not sure if it shows under one address or both. 
Please feel free to give me a call if you have any questions. 
Thanks! 
 

Lori Thompson 

Trepanier & Associates 
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 Account details  Account history

2019 Details — Business Tax Account SMITH DAVID & CAROLYN

Business Tax Account #85788

2019

$25.00 due

2018

Paid

2017

Paid

2016

Paid

... 2005

Paid

Account number: 85788

Business start date: 03/30/2003

Physical business location: CITY OF KEY WEST

Business address: SMITH DAVID & CAROLYN

403 CAROLINE ST

KEY WEST, FL 33040

Mailing address: DAVID & CAROLYN SMITH

23005 VELLINES LN

CARROLLTON, VA 23314

Owner(s) DAVID & CAROLYN SMITH

23005 VELLINES LN

CARROLLTON, VA 23314

Flags  NON-TRANSIENT

Receipts And Occupations

  Pay all: $25.00  
Receipt 25230-85788

APART & CONDO

APARTMENTS CONDOS HOUSES & COMMERCIAL UNITS

10/01/2018–09/30/2019 Units: 1

Return to Search

© 1997–2019, Grant Street Group. All rights reserved. Help - Contact us - Terms of service - Tax Collector home

2019 details - Business Tax Account SMITH DAVID & CAROLYN - TaxSys - Monroe County... https://monroe.county-taxes.com/public/business_tax/accounts/85788

1 of 2 1/9/2019, 1:24 PM
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2009 Details — Business Tax Account SMITH DAVID & CAROLYN

Business Tax Account #85789

2009

$0.00 due

2008

Paid

2007

Paid

2006

Paid

2005

Paid

Account number: 85789

Account status: CLOSED

Business start date: 03/30/2003

Business close date: 04/07/2007

Physical business location: CITY OF KEY WEST

Business address: SMITH DAVID & CAROLYN

405 CAROLINE ST

KEY WEST, FL 33040

Mailing address: SMITH DAVID & CAROLYN

C/OOLD ISLAND REALTY INC

1511 TRUMAN AVE

KEY WEST, FL 33040

Owner(s) SMITH DAVID & CAROLYN

135 MARCELLA RD

HAMPTON, VA 23666

Flags  NON-TRANSIENT

Receipts And Occupations

Receipt 25230-85789  Non-renewable

APART & CONDO

APARTMENTS CONDOS HOUSES & COMMERCIAL UNITS

10/01/2008–09/30/2009 Units: 2

Canceled

Return to Search

2009 details - Business Tax Account SMITH DAVID & CAROLYN - TaxSys - Monroe County... https://monroe.county-taxes.com/public/business_tax/accounts/85789
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