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THE CITY OF KEY WEST 

PLANNING BOARD 
Staff Report 

 
 
To:  Chairman and Planning Board Members 
 
From:  Brendon Cunningham, Senior Planner 
 
Through:  Donald Leland Craig, AICP, Planning Director 
 
Meeting Date: August 22, 2013 
 
Agenda Item:  Transient License Transfer – Unassigned Status to 520 Angela Front 

and Rear (RE#00015700-000000, AK#1016063; RE#00015700-000100, 
AK# 1016071) – A request for a Transient License Transfer of three 
unassigned units and licenses to property in the HNC-1 zoning district per 
Section 122-1338 of the Land Development Regulations of the Code of 
Ordinances of the City of Key West 

 
 
SITE DATA 
Sender Site  
License Owner: Keys Katie Holdings, LLC; Kate Miano, Managing Member 
Location:    Unassigned Status 
Zoning:    Not Applicable 
Existing Use:   Not Applicable 
  
Receiver Site  
Owner:  The Gardens Annex, LLC; Kate Miano, Managing Member 
Location:   520 Angela Street Front and Rear (RE#00015700-000000, AK#1016063; 

RE#00015700-000100, AK# 1016071) 
Zoning:  Historic Neighborhood Commercial (HNC-1) 
Existing Use:  Non-transient residential  
Proposed Use:  Three Single Occupancy Transient Rental  
 
BACKGROUND 
The three transient units and associated licenses were part of a proposed development approved 
in 2005.  That project failed due to the economic downturn in 2006.  The project approval was 
rescinded in 2012 by Planning Board Resolution 2012-41.  Subsequently, the units and licenses 
were placed in unassigned status and then purchased by the current owner for the purpose of 
adding the units to her properties at the above addresses.  The applicant intends to place one unit 
on the front property and the other two at the rear.   
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RELEVENT CODE SECTIONS 
The purpose of the ordinance outlined in Section 122-1336 is to: 

• Provide for the transfer of existing transient units and transient licenses in order to reduce 
non-complying density, structures and uses;  

• Remove legal nonconforming transient uses from zoning districts that now prohibit them;  
• Encourage permanent residential housing by relocating transient licenses;  
• Provide for the conversion of transient units to single-family dwellings by the transfer of 

units; 
• Allow for redevelopment without increasing the population requiring evacuation during 

emergencies or increasing other public services;  
• Protect environmentally sensitive lands; and 
• Encourage redevelopment under the Building Permit Allocation System (BPAS) that 

limits the allowable number of residential and transient units. 
 

Section 122-1338 states that a transient unit may be transferred from an area where transient uses 
are allowed or prohibited to a receiver site that allows transient use when accompanied by the 
associated business tax receipt. In addition, licenses may be transferred to the HNC-1 and HNC-
3 zoning districts so long as the proper density is achieved.  
 
ANALYSIS 
There is no sender site as these units are in unassigned status.  However, these units when 
originally created for transfer, where full 1.0 ESFU’s.  Therefore, they can be used as single 
family units of a size to be determined by the density and dimensional requirements appropriate 
to the receiver site. The receiver sites are one three bedroom single-family house at the front and 
a two bedroom one bath single-family house at the rear.   
 
The front property has an allowed density of two units and the rear property has an allowed 
density of three units.  The applicant intends to construct an addition to the house at the rear to 
accommodate two additional units and convert the second floor of the front house into an 
apartment.  The new units may or may not be used transiently.  However, the existing non-
transient units must be maintained.  
 
TABLE 
 

Criteria Proposal  Complies 
Yes or No 

Sender Site - Unassigned   
3 units and associated transient license in 
unassigned status 

License for transfer from:  
#13-00027436 

Yes 

The units are lawful and have been counted in 
BPAS 

Transfer of recognized units Yes 

Remaining # of rooms to remain the same / does 
not increase BPAS count 

The transfer does not increase 
the BPAS count 

Yes 

Final use conforms with LDRs Transfer to conforming site Yes 
Development review process required for proposed 
construction / redevelopment 

                        Building permits will be 
required for any construction  

Yes 
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Receiver Site Proposal Complies? 
Transient use is allowed.  No non-transient use 
shall be displaced. 

Transient use is allowed in the 
HNC-1 zoning district  

Yes  

Complies with density when project is complete Two ESFU of 1.0 front, three 
ESFU of 1.0 at rear 

Yes 

The transient units retain BPAS (ROGO) 
equivalency 

Unit and license transfer of 
three full 1.0 ESFU’s 

Yes 

New construction is not located in the “V” zone N/A, property in “X” zone Yes 
Homeowners or Condo Assoc. has approved N/A  
General   
BPAS equivalency is maintained between sender 
and receiver sites and throughout the properties 

Units are recognized as being 
full 1.0 ESFU 

Yes  

Transient license equivalency is maintained 
between sender and receiver sites and throughout 
the properties 

Non-transient residential use 
will not be displaced 

Yes 

Complies with general intent Meets intent of Sections  
122-1336 & 122-1338 

Yes  

 
RECOMMENDATION 
The Planning Department recommends Approval of the transient transfer of three units and 
associated licenses from unassigned status to 520 Angela Street, front and rear.  
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Public 

Meeting 
Notice 

The Key West Planning Board will hold a public hearing at 6:00 p.m., 

August 22, 2013 at Old City Hall, 510 Greene Street, Key West, 

Florida.  The purpose of the hearing will be to consider a request for: 

 

Transient License Transfer - 520 Angela Street Front and Rear (RE# 
00015700-000000, AK# 1016063; RE# 00015700-000100, AK# 

1016071) - A request for a Transient License Transfer of three 

unassigned units and licenses to property in the HNC-1 zoning 

district per Section 122-1338 (2) of the Land Development 

Regulations of the Code of Ordinances of the City of Key West. 

 

If you wish to see the application or have any questions, you may visit the 

Planning Department during regular office hours at 3140 Flagler Avenue, 

call 809-3720, or visit http://keywest.legistar.com/Calendar.aspx 

 

 

http://keywest.legistar.com/Calendar.aspx


 

YOU ARE WITHIN 300 FEET OF THE SUBJECT PROPERTY 
 
The City of Key West Planning Board will be holding a Public Hearing: 
 
Transient License Transfer - 520 Angela Street Front and Rear (RE# 00015700-000000, AK# 1016063; RE# 
00015700-000100, AK# 1016071) - A request for a Transient License Transfer of three unassigned units and licenses 
to property in the HNC-1 zoning district per Section 122-1338 (2) of the Land Development Regulations of the Code of 

Ordinances of the City of Key West.  
 
Applicant:   Kate Miano       
Sender Site Owner:   Mark Hyatt   Sender site:   Unassigned 
Receiver Site Owner: Kate Miano   Receiver Site:  520 Angela   
  
Date of Hearing: Thursday, August 22, 2013 Time of Hearing:    6:00 PM 

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

Interested parties may appear at the public hearing and be heard with respect to the applications. Packets can be viewed 
online at www.keywestcity.com. Click on City Board & Committee Agendas. A copy of the corresponding application is 
available from the City of Key West Planning Department located at 3140 Flagler Avenue, Key West, Florida, Monday 

through Friday between the hours of 8:00 am and 5:00 pm.  
 

Please provide written comments to the Planning Department, PO Box 1409, Key West, FL 33041-1409 , by 
FAX (305) 809-3978 or by email to Stacy Gibson at sgibson@keywestcity.com. 
 

Pursuant to Section 286.0105, Florida Statutes, if a person decides to appeal any decision made by the Planning Commis-
sion 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 305-809-3951 at least five business 
days in advance for sign language interpreters, assistive listening devices, or materials in accessible format.  
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Printed:Aug 12, 2013

Monroe County, Florida
520 Angela

DISCLAIMER: The Monroe County Property Appraiser's office maintains data on property within the County solely for the purpose of fulfilling its responsibility to secure a just valuation for ad valorem

tax purposes of all property within the County. The Monroe County Property Appraiser's office cannot guarantee its accuracy for any other purpose. Likewise, data provided regarding one tax year may not be

applicable in prior or subsequent years. By requesting such data, you hereby understand and agree that the data is intended for ad valorem tax purposes only and should not be relied on for any other purpose.
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NAME ADDRESS UNIT CITY STATE ZIP COUNTRY
BRAY JOHN AND ELIZABETH 3 MILLER'S COURT CHISWICK MALL LONDOW4 2PF ENGLAND
MCCHESNEY LAURA AND KEVIN 526 SOUTHARD ST KEY WEST FL 33040
HOPPA SCOTT J AND KAREN I 4316 PEBBLE SHORE DR OPELIKA AL 36804
ORTEGA EVELYN A LIV TR 10/30/08 1418 ROSE ST KEY WEST FL 33040
CALABRO DANIEL J PO BOX 1857 STE H BRIDGEHAMPTONNY 11932-1857
623 DUVAL STREET LLC 100 PARK ST TRAVERSE CITY MI 49684
HETTINGER BETTY 323 QUAKER HILL RD PAWLING NY 12564-3339
WOLKOWSKY DAVID W LIVING TRUST P O BOX 1429 KEY WEST FL 33040
GARDENS ANNEX LLC (THE) 526 ANGELA ST KEY WEST FL 33040
BERNDT-HANSON REBECCA 4404 N TAMIAMI TRL SARASOTA FL 34234-3864
GRABOWSKI CHESTER TRUST 10/12/2011 533 PETRONIA ST KEY WEST FL 33040-7440
BERNDT-HANSON REBECCA 4404 N TAMIAMI TRL SARASOTA FL 34234-3864
MENDOLA CHARLES 2601 S ROOSEVELT BLVD APT 210A KEY WEST FL 33040-5115
SHAGENA LINDA L LIVING TRUST 09/28/1989 726 SIMONTON ST KEY WEST FL 33040
800 SIMONTON LLC 121 US HIGHWAY 1 STE 103 KEY WEST FL 33040-5456
THE GARDENS ANNEX LLC 526 ANGELA ST KEY WEST FL 33040-7433
516 ANGELA LLC 512 ANGELA ST KEY WEST FL 33040-7433
FOOTE  AMY 1660 SILVERADO DR ROCKLEDGE FL 32955
DILLY GROVE LIMITED PARTNERSHIP 610 SOUTHARD ST KEY WEST FL 33040
WOLKOWSKY DAVID W PO BOX 1429 KEY WEST FL 33041
CERVANTES MARIO FERNANDO 510 ANGELA ST KEY WEST FL 33040-7433
SOBELMAN WALTER AND HILDA  526 PETRONIA ST KEY WEST FL 33040-7466
619 DUVAL COMPANY 423 FRONT ST FL 2ND KEY WEST FL 33040
NEWHOUSE GREGORY LEE 4208 SUNNY BROOK WAY APT 100 WINTER SPRINGSFL 32708-6602
PEREZ ROSA LEE DEC OF TRUST 12/8/1997 3746 PAULA AVE KEY WEST FL 33040-4417
FILASKI VINCENT AND FLORENCE 131 SAINT JOHNS RD RIDGEFIELD CT 06877-5524
ROBERTS DANIEL K AND MARIA M 17902 SW 88 PL PALMETTO BAY FL 33157
TRINITY PRESBYTERIAN CHURCH OF KEY WEST INC PO BOX 6471 KEY WEST FL 33041-6471
BERNDT-HANSON REBECCA 4404 N TAMIAMI TRL SARASOTA FL 34234-3864
725 DUVAL STREET LLC 301 LINCOLN RD MIAMI BEACH FL 33139-3102
BENNER MICHAEL E 4635B 36TH ST S ARLINGTON VA 22206-1724
ALLATTA JOSEPH F AND ELIZABETH 603 ANGLEA ST KEY WEST FL 33040-7485
PEREZ ROSA LEE DEC OF TRUST 12/8/1997 3746 PAULA AVE KEY WEST FL 33040-4417
NATHAN ANN L REV TR DTD 07/13/05 26115 CLARKSBURG RD CLARKSBURG MD 20871
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JLC DUVAL LLC 1501 FLORIDA ST KEY WEST FL 33040
SAINT PETER'S EPISCOPAL CHURCH OF KW FL INC 800 CENTER ST KEY WEST FL 33040
LANCASTER JAMES R LIVING TRUST 5/28/2010 515 PETRONIA ST KEY WEST FL 33040-7440
KW 535 LLC 512 WOODLAND RD PITTSBURGH PA 15237
DUVAL LOT LLC 1312 REYNOLDS ST KEY WEST FL 33040-4709
MALSIN ELAINE 2006 REV TRUST 09/18/2006 522 PETRONIA ST KEY WEST FL 33040
LITTMAN DARREN AND MICHELLE 22197 MARTELLA AVE BOCA RATON FL 33433
623 DUVAL STREET LLC 100 PARK ST TRAVERSE CITY MI 49684
GARDENS OF KEY WEST LLC THE 526 ANGELA ST KEY WEST FL 33040
FLETCHER JAMES C 1038 QUARRIER ST CHARLESTON WV 25301-2307
ROBINSON ALESSANDRA 2327 CR 204 OXFORD FL 34484
SIMPSON ELWOOD J 1650 E NORTHFIELD DR STE 400 BROWNSBURG IN 46112-2524
FORTIN THOMAS L AND HANNA K 20475 SWECKER FARM PL STERLING VA 20165-4782
MCVEIGH ROGER H AND CYNTHIA C 627 SIMONTON ST KEY WEST FL 33040
HAMMOND WAYNE D AND KRISTINE R 1124 GRINNELL ST KEY WEST FL 33040-3206
715 DUVAL ST REALTY LLC 18 LORRAIN TER MARBLEHEAD MA 1945
DEEGAN MICHAEL R REVOCABLE TRUST 4/20/2010 729 OLIVIA ST KEY WEST FL 33040
DAVIDSON JUDITH H P O BOX 4210 KEY WEST FL 33041-4210
ROSS RODNEY T 605 ANGELA ST KEY WEST FL 33040-7485
REILLY EDWARD T AND ANN MARIE  21 STATE RD BREEZY POINT NY 11697-2203
GOLDSTEIN WALTER LIVING TRUST 1990 DTD 11/29/1990 815 DUVAL ST KEY WEST FL 33040-7405
TODD DOROTHY A P O BOX 4706 KEY WEST FL 33041
GALLERY OF DREAMS LLC PO BOX 2269 MONTAUK NY 11954-0913
BAMFORD JOHN F JR 2104 ROBINSON CLOSE MOOSIC PA 18507-2218
RUPP  LEILA J REV TR DTD 3/10/06 2414 CHAPALA ST SANTA BARBARACA 93105
GARLAND GARY PO BOX 1649 KEY WEST FL 33041-1649
FOOTE AMY L 1660 SILVERADO DR ROCKLEDGE FL 32955-6130
WARE LUCIE A L/E 720 SIMONTON ST KEY WEST FL 33040-7475
MCMILLIN KAY ANN 1007 VON PHIOSTER ST KEY WEST FL 33040
512 ANGELA LLC 512 ANGELA ST KEY WEST FL 33040-7433
LOUCHHEIM JEFF PO BOX 434 KEY WEST FL 33041-0434
KEY WEST CONCH HOUSE INC 2101 CHELSEA DRIVE WILSON NC 27896
WALTERS CHARLES D AND STEPHANIE A 525 DUPONT LN KEY WEST FL 33040
MCCHESNEY KEVIN AND LAURA 520 SOUTHARD ST KEY WEST FL 33040
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COOKE COMMUNICATIONS LLC PO BOX 1800 KEY WEST FL 33041-1800
PEREZ ROSA LEE DEC OF TRUST 12/8/1997 3746 PAULA AVE KEY WEST FL 33040-4417
VERGIL ENTERPRISES LLC 438 N CANAL ST CHICAGO IL 60654-8873
LAWSON LESTER AND HERTISCINE FAMILY TR 2731 WRIGHT AVE PINOLE CA 94564-1075
GROSSCUP TIMOTHY J AND LUANN K 131 W ADAMS ST VILLA PARK IL 60181
4SIBS INC 1616 ATLANTIC BLVD UNIT 2 KEY WEST FL 33040
DOUP ROSE AHRENS REVO INTERVIVOS TRUST 1/29/2002869 LIMPET DR SANIBEL FL 33957-3805
FJ INVESTORS LLC 2318 ROOSEVELT BLVD KEY WEST FL 33040
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