


Page 2 of 15 

Background / Proposed Development: 
The subject property, located at the southern corner of South and William Streets within the 
HRO Zoning District, is currently used as the 17-unit Seashell Motel and Key West Youth 
Hostel. Hotel, motel and transient lodging uses are prohibited within the HRO Zoning District. 
Therefore, the current and proposed use of the property is nonconforming. 
 
In June 2006, approval for a full redevelopment of the 17-unit hotel was granted to the prior 
property owner, Denise Ganton, through City Commission Resolution No. 06-212. In April 
2008, the City granted a cross-easement agreement to allow one ADA van-accessible parking 
space to be located within the William Street right-of-way, associated with the 2006 
development plan approval. Construction never commenced on that approval, although multiple 
time extensions were granted by both the City and state law. In October 2013, Ganton sold the 
property to South Street Hospitality, LLC. In April 2014, the new owners submitted the subject 
application with an all-new plan for the hotel redevelopment. 
 
The proposed development would demolish the existing 17-unit Seashell Motel and construct a 
new 17-unit hotel called Two Ocean Inn. The new plans call for a covered parking on the ground 
level under the building, two floors of hotel rooms and a rooftop pool and sun deck. The overall 
height of the building would be 38 feet from crown of road. Eighteen (18) off-street vehicular 
parking spaces, including one (1) ADA van-accessible space, and eight (8) bicycle parking 
spaces would be provided. Additionally, two (2) on-street vehicular spaces, including one (1) 
ADA-accessible space, would be provided. 
 
In order to allow the proposed development, several development approvals would be necessary 
or are requested by the applicant: 
 Major Development Plan review is required due to the reconstruction of five or more 

transient residential units, pursuant to Section 108-91.A.2.(a) of the Land Development 
Regulations (LDRs) of the Code of Ordinances (the “Code”) of the City of Key West (the 
“City”). 

 Modifications or waivers to reduce landscaping requirements pursuant to City Code Section 
108-517. 

 Height variance to allow non-habitable portions of the building to exceed the 30-foot 
maximum building height, pursuant to City Code Sections 90-395 and 122-1149 and Section 
1.05 of the City Charter. 

 
Surrounding Zoning and Uses: 
Surrounding properties are located within the HRO and Historic Medium Density Residential 
(HMDR) Zoning Districts. Surrounding uses include multi-family residential to the north, a 
dentist’s office to the west, single-family residential to the south, and a multi-family residential 
condominium to the east. Zoning districts within 300 feet of the property are HRO and HMDR. 
Other uses within 300 feet of the property include hotel/motel, a Hospice rest home, the former 
Reynolds School and an AT&T facility. 
 
Process: 
Development Review Committee (DRC):  April 24, 2014 
Preliminary Tree Commission:   June 10, 2014 



Page 3 of 15 

Planning Board:     July 17, 2014 (postponed by staff) 
       August 21, 2014 (postposed by staff) 
HARC:      pending 
Final Tree Commission:    pending 
City Commission:     pending 
DEO review      Up to 45 days, following local appeal period 
 
Evaluation for Compliance with the Land Development Regulations (LDRs) and 
Comprehensive Plan 
City Code Section 108-91.A.2.(a) requires the reconstruction of five or more transient residential 
units to be reviewed as a Major Development Plan. City Code Section 108-196(a) states after 
reviewing a Major Development Plan or a Minor Development Plan for a property and staff 
recommendations therefor, the Planning Board shall act by resolution to approve, approve with 
conditions, or disapprove it based on specific development review criteria contained in the LDRs 
and the intent of the LDRs and comprehensive plan. The Planning Board resolution shall provide 
written comments documenting any conditions of approval that the Planning Board finds 
necessary to effectuate the purpose of Development Plan review and carry out the spirit and 
purpose of the Comprehensive Plan and the LDRs. If the Development Plan is recommended for 
disapproval, the Planning Board resolution shall specify in writing the reasons for recommending 
such denial. The Planning Board’s decision on a Major Development Plan in the historic district 
shall be advisory to the City Commission. 
 
Planning staff, as required by Chapter 108 of the City LDRs, has reviewed the following for 
compliance with the City's LDRs and Comprehensive Plan as summarized in the following table. 
 

Project Data Summary 

Dimensional 
Requirement 

Required/ 
Allowed 

Existing Proposed 
Change / Variance 

Required? 

Zoning District HRO  

Flood Zone AE-6 & X 

Site size 13,744 SF; 
0.32 acres 

Maximum density 16 du/acre 17 units 
(53.9 du/acre) 

17 units 
(53.9 du/acre) 

No change / 
Nonconforming 

Maximum floor 
area ratio 

1.0 0.71 [estimate, 
not indicated] 

0.98 +0.27 / 
In compliance 

Maximum height 30 feet Not indicated, 
but in compliance 

38 feet (elevator); 
26 feet (habitable 

space) 

Variance required 

Maximum building 
coverage 

50% 58% [estimate, 
not indicated] 

50% -8 / 
In compliance 

Maximum 
impervious surface 

60% 89% 60% -29 / 
In compliance 

Minimum lot size 5,000 SF 13,744 SF 13,744 SF None 

Minimum lot width 50 feet 132.15 feet 132.15 feet None 

Minimum lot depth 100 feet 104 feet 104 feet None 
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Project Data Summary 

Dimensional 
Requirement 

Required/ 
Allowed 

Existing Proposed 
Change / Variance 

Required? 

Minimum front 
setback (South St) 

5 feet Less than 1 foot 5 feet +4 feet / 
In compliance 

Minimum side 
setback (west) 

5 feet -1.2 feet 
(encroachment) 

6 feet to trash 
enclosure; 

16 feet to building 

+7.2 feet / 
In compliance 

Minimum rear 
setback (alley) 

10 feet -3.6 feet 
(encroachment) 

22 feet +25.6 feet / 
In compliance 

Minimum street 
side setback 
(William St) 

5 feet ~7.5 feet; 
(gravel parking 
within street) 

5 feet -2.5 feet /  
In compliance 

Minimum vehicular 
parking 

1 space per 
lodging unit  
+ 1 manager 

space  
= 18 spaces 

required 

2 off-street spaces 
(+ 8 or 9 

nonconforming 
on-street spaces) 

18 off-street spaces, 
incl 1 ADA van-

accessible space;  
(+ 2 on-street parallel 
spaces incl 1 ADA in 

cross easement) 

+16 off-street 
spaces / 

In compliance 

Minimum handicap 
parking 

1 space 0 spaces 1 off-street van-
accessible space 

(+ 1 on-street parallel 
in cross easement) 

+1 off-street space / 
In compliance 

Minimum bicycle 
parking 

35% of 
vehicular 

spaces  
= 7 spaces 

Not indicated 8 spaces In compliance 

Minimum open 
space 

20% 11% 28% +17 / 
In compliance 

Landscaping Code Ch 108, 
Arts V & VI 

See analysis See analysis Nonconforming, but 
would improve; 
modification / 

waiver requested 

Consumption area 
or number of seats 

 None None None 

 
Concurrency Facilities and Other Utilities or Services (City Code Section 108-233) 
Comprehensive Plan Objective 9-1.5 directs the City to ensure that public facilities and services 
needed to support development are available concurrent with the impacts of new development. 
The analysis considers potable water, sanitary sewer, solid waste, drainage, vehicle trip 
generation and recreation. City Code Section 94-36 requires a concurrency review determination 
to be made concerning the proposed development. The Applicant provided a concurrency 
analysis as part of the Major Development Plan application. Staff reviewed the provided 
concurrency analysis following the criteria in City Code Section 94-36 and determines that 
public facilities are expected to accommodate the proposed development at the adopted level of 
service (LOS) standards. This portion of the report shall serve as the required written 
determination of compliance. 
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1. Potable water supply 
The potable water LOS standard for nonresidential uses is 650 gallons per acre per day, pursuant 
to City Code Section 94-68. The land area would remain the same and the floor area would 
increase. Utilizing this LOS standard, potable water demand is estimated as follows: 
 

Based on total acres of land area:  650 gal/acre/day x 0.32 acres = 208 gal/day 
 
Based on total acres of floor area: 650 gal/acre/day x 0.31 acres = 201.5 gal/day 

 
Therefore, the adopted potable water LOS standard is anticipated to be adequate to serve the 
proposed development. The property is currently serviced with potable water by the Florida Keys 
Aqueduct Authority (FKAA), which has been notified of the upcoming development and has 
available capacity to service the proposed development with the existing infrastructure currently 
in place. 
 
2. Wastewater management 
The sanitary sewer LOS standard for nonresidential uses is 660 gallons per acre per day, 
pursuant to City Code Section 94-67. The land area would remain the same and the floor area 
would increase. Utilizing this LOS standard, sanitary sewer capacity demand is estimated as 
follows: 
 

Based on total acres of land area:  660 gal/acre/day x 0.32 acres = 211.2 gal/day 
 
Based on total acres of floor area: 660 gal/acre/day x 0.31 acres = 204.6 gal/day 

 
Therefore, the adopted sanitary sewer capacity LOS standard is anticipated to be adequate to 
serve the proposed development. 
 
3. Water quality 
The property is served by the City’s central sewer system. The property is not adjacent to any 
bodies of water. Therefore, no adverse impacts to water quality are anticipated. 
 
4. Stormwater management / drainage 
The stormwater management or drainage LOS standard pursuant to City Code Section 94-69 is: 
i) post-development runoff shall not exceed predevelopment runoff for a 25-year storm event, up 
to and including an event with a 24-hour duration; ii) onsite treatment of the first one inch of 
rainfall must be provided to meet water quality standards; and iii) storm water facilities must be 
designed so as to not degrade any receiving water body. 
 
A drainage plan was submitted indicating that a full stormwater management system would be 
installed and total impervious area would be reduced. Stormwater would be retained on-site 
through additional exfiltration trenches and vegetated swales. Therefore, no adverse impacts to 
stormwater management or drainage facilities are anticipated. 
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5. Solid waste 
The solid waste LOS standard for nonresidential uses is 6.37 pounds per capita per day, pursuant 
to City Code Section 94-71. The proposed development is anticipated to have seven employees. 
Utilizing this LOS standard, the demand for solid waste collection and disposal capacity is 
estimated as follows: 
 

Proposed development: 6.37 lb/capita/day x 7 employees = 44.59 lbs/day 
 
According to the City’s General Services Division, the contract with Waste Management (WM) 
accounts for a 20 year “window” for waste processing at the Wheelabrator Waste-to-Energy site.  
There are other facilities in South Florida also owned by WM for continued use into the future. 
Therefore, the adopted solid waste LOS standard is anticipated to be adequate to serve the 
proposed development. 
 
6. Roadways 
The roadway LOS standard is set forth in City Code Section 94-72. South Street is classified as a 
local road with a LOS standard of D. According to the 2011 Carrying Capacity Study, South 
Street has an existing LOS of C. The proposed development would not increase number of 
transient dwelling units/rooms and trip generation is expected to be the same and, therefore, a 
traffic study was not required. The proposed development is not anticipated to negatively affect 
the adopted LOS standard. 
 
7. Recreation 
The recreation LOS standard is five acres of recreation and open space per 1,000 permanent 
residents pursuant to City Code Section 94-70. According to the 2013 Comprehensive Plan Data 
and Analysis, the City is currently providing ample recreation and open space. The proposed 
development is nonresidential in nature and therefore would have no impact on the adopted 
recreation LOS standard. 
 
8. Fire Protection 
A life safety plan was submitted. Fire hydrant locations will be confirmed as required per the 
Fire Marshall’s direction. 
 
9. Reclaimed water system 
The applicant states “reclaimed water use is contemplated through the use of cisterns.” 
 
10. Other public facilities 
Based on comments received from the DRC members, and based on the Applicant’s concurrency 
analysis, all public facilities would be expected to accommodate the proposed development at the 
adopted LOS standards. 
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Appearance, design and compatibility (City Code Section 108-234) 
The development plan shall satisfy criteria established in: 

 
City Code Chapter 102 (historic preservation) 
The property is located within the Key West Historic District, and the building is a 
potentially contributing structure. Therefore, the proposed development would need to obtain 
a Certificate of Appropriateness from the Historic Architectural Review Commission 
(HARC) for the proposed demolition and new hotel building prior to issuance of building 
permits. 
 
Articles III (site plan), IV (traffic impacts) and V (open space, screening and buffers) of 
City Code Chapter 108 (planning and development) 
The proposed site plan is analyzed in greater detail below. Although a traffic study was not 
required due to the number of hotel rooms not increasing, traffic impacts were found to be in 
compliance in the concurrency determination above. The open space provided would 
increase and new landscaping is proposed, although landscape modifications and waivers are 
requested as part of the development plan review. 
 
City Code Section 108-956 (potable water and wastewater) 
Potable water and wastewater were found to be in compliance in the concurrency 
determination above. 
 
Article II (archaeological resources) of City Code Chapter 110 (resource protection) 
There are no known archaeological resources on the property. If any archeological resources 
are discovered during construction, the Applicant would be required to comply with this 
article of the LDRs. 
 

Site location and character of use (City Code Section 108-235) 
(a) Compliance. The submitted development plan has been reviewed for compliance with all 

applicable performance criteria set forth in Code Chapter 94 (concurrency management), 
Code Chapter 102 (historic preservation), Code Chapter 106 (performance standards), 
Articles I and III through IX of Code Chapter 108 (planning and development), Code 
Chapter 110 (resource protection) and Code Chapter 114 (signs). 

(b) Vicinity map. The property is situated at the southern corner of South and William Streets. 
Location maps are indicated on Sheet A-0.1 and the survey. 

(c) Land use compatibility. Properties within 100 feet are located within the HRO and Historic 
Medium Density Residential (HMDR) Zoning Districts. Adjacent land uses within 300 feet 
include multi-family residential, single-family residential, a dentist’s office, other 
hotels/motels, a Hospice rest home, the former Reynolds School and an AT&T facility. No 
unincorporated parts of the county are located nearby, nor would any be impacted by the 
proposed development. 

(d) Historic and archeological resource protection. The project’s impact on archaeological and 
historic resources is being coordinated through the DRC and would be reviewed by the 
HARC through a Certificate of Appropriateness. 

(e) Subdivision of land. No subdivision of land is proposed. 
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Appearance of site and structures (City Code Section 108-236) 
The Applicant submitted a development plan that generally exhibits harmonious overall design 
characteristics in compliance with the performance standards stipulated in Code Sections 108-
278 through 108-288, as analyzed below.  

 
Site plan (City Code Section 108-237) 
The Applicant submitted a site plan pursuant to City Code Section 108-237, which is analyzed in 
greater detail below. 
 
Architectural drawings (City Code Section 108-238) 
The Applicant submitted architectural drawings prepared by a professional architect registered in 
Florida pursuant to City Code Section 108-238. 
 
Site amenities (City Code Section 108-239) 
Proposed site amenities include bringing off-street parking into compliance by providing all 
required spaces on-site and removing existing nonconforming on-street perpendicular spaces, 
installing two new on-street parallel parking spaces including one ADA-accessible space, 
installing new ADA-accessible sidewalks, curb ramps, walkways, bicycle racks for up to eight 
bicycles, screening of garbage and recycling containers, stormwater drainage system 
enhancements, and increasing open space and landscaping. This project also qualifies for the 1% 
set-aside for public art. 
 
Site survey (City Code Section 108-240) 
The Applicant submitted a site survey pursuant to City Code Section 108-240. 
 
Soil survey (City Code Section 108-241) 
Not applicable. 
 
Environmentally sensitive areas (City Code Section 108-242) 
No environmentally sensitive areas are located on or near the property, which is located within 
the AE-6 and X flood zones. 
 
Land clearing, excavation and fill, tree protection, landscaping and irrigation plan (City 
Code Section 108-243) 
(a) Land clearing, excavation and fill. All existing development would be demolished and all 

existing landscaping would be removed. 
(b) Tree protection. All existing trees and landscaping would be removed. The City’s Urban 

Forestry Manager and the Tree Commission are reviewing the proposed tree removal and 
landscape plans. 

(c) Landscaping plan. The submitted plan indicates landscaping incorporated mostly around the 
perimeters of the property, with the most substantial landscaping in a rear corner garden. 
Landscaping is proposed on the rooftop pool deck, as well as “green screen” panels 
incorporated into the building façade itself. Landscaped open space would be increased 
above the existing amount. However, full compliance with all landscape buffer requirements 
of the LDRs is not proposed. Modifications and waivers are requested as part of this 
application to reduce the required landscaping. No environmentally sensitive areas exist. 
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(d) Irrigation plan. None provided, but an irrigation plan is a recommended condition. 
 
On-site and off-site parking and vehicular, bicycle, and pedestrian circulation (City Code 
Section 108-244) 
Currently, only two off-street parking spaces exist on the property. An on-street gravel parking 
area for eight to nine vehicles exists along William Street, but this is a nonconforming situation 
with vehicles backing into the street. The proposed plan would eliminate the existing 
nonconforming parking and provide all 18 required off-street parking spaces under the building, 
including one ADA van-accessible space. It should be noted that the van-accessible space would 
cause vehicles to back into the street in order to exit the space, which is prohibited by City Code 
Section 108-642. However, given the alternatives of either locating the required van-accessible 
space under the building, which would cause the building height to increase, or locating it as a 
parallel space on the City street, the proposed located is the most preferable. Two additional on-
street parallel spaces are proposed along William Street, including one ADA-accessible space 
that is located within a cross easement area approved by the City in 2008. Therefore, net 
vehicular parking would be increased. 
 
There is existing bicycle parking on the property, some of which is for rental bicycles and is 
located within City right-of-way. The proposed development calls for eight off-street bicycle 
parking spaces. Staff recommends that the applicant consider providing additional bicycle 
parking, either off-street or on-street if it can be approved. 
 
Vehicular and bicycle circulation would be provided by two one-way driveways, including an 
entrance driveway from South Street and an exit driveway to William Street. Pedestrian 
circulation would be improved by the proposed new sidewalks along William Street. There are 
also pervious pavers walkways proposed within the site connecting to the South Street sidewalk 
and the covered parking level. The plan also indicates crosswalk markings at driveway 
intersections and corner curb ramps at South and William Streets. 
 
No loading space is proposed because the applicant states that there is no need for large trucks to 
make deliveries to the property and supplies would be brought by the hotel staff (see letter from 
owner in application). There is currently no off-street loading space at the existing motel 
property. Staff recommends that the loading space requirement be reevaluated during annual 
condition approval inspections and as a result of any code complaints. If needed, one option 
would be to create an on-street loading zone to accommodate truck deliveries. 
 
Housing (City Code Section 108-245) 
There are no existing or proposed non-transient residential dwelling units on the property. The 
proposed development is nonresidential in nature and therefore should have no detrimental effect 
on hurricane evacuation. 
 
Economic resources (City Code Section 108-246) 
An analysis of estimated average ad valorem tax yield from the proposed project was not 
submitted by the applicant. However, it is expected the tax yield would be greater than that from 
the existing improvements on the property. The construction expenditure given by the applicant 
is $2.8 million. The project is designed to accommodate seven employees. 
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Special considerations (City Code Section 108-247) 
(a) The relationship of the proposed development to the City’s land use plans, objectives and 

policies is being evaluated as part of this analysis. The relationship of the proposed 
development to public facilities was evaluated above and no conflicts were identified. 

(b) The project located within the historic district and the AE-6 and X flood zones. 
(c) No unincorporated portions of the county would be impacted by the proposed development. 
(d) The project does not front a shoreline, so shoreline access would not be impeded. 
(e) No special facilities are proposed to accommodate bus ridership, although four City bus 

routes (Blue, Green, Orange and Red) run along South Street with the nearest bus stop at 
South and Reynolds Streets. The Lower Keys Shuttle runs along United Street, one block 
away, with the closet stop at United and Reynolds Streets. 

(f) The application states green roof technology would be used and green lodging status will be 
sought. The plans indicate rooftop solar panels. 

(g) The area between the bottom floor and grade would be used for required vehicular and 
bicycle parking, as well as building ingress and egress. The hotel lobby would be at-grade, 
but is proposed to have two feet of flood-proofing. 

(h) No on-site recreation facilities are existing or proposed. 
(i) Coordination with applicable agencies is being facilitated through the DRC. 
(j) No wetlands or submerged land would be impacted. 
 
Construction management plan and inspection schedule (City Code Section 108-248) 
No construction management information was submitted. A vague construction schedule was 
submitted. Staff recommends that temporary construction fencing and erosion barrier be installed 
and maintained during all phases of demolition and construction. Staff recommends that all City 
streets and sidewalks shall be kept clean and safe during all phases of demolition and 
construction. 
 
Truman Waterfront Port facilities (City Code Section 108-249) 
Not applicable. 
 
Site plan (City Code Chapter 108, Article III) 
The City shall not approve a site plan unless a finding is made that such site plan conforms to all 
applicable sections of the LDRs, pursuant to City Code Section 108-276, as analyzed below. 

 
Site location and character of use (City Code Section 108-277) 
Although the existing and proposed hotel use is nonconforming in the HRO Zoning District, 
several other nonconforming aspects of the property would be brought further into 
compliance with the LDRs, such as parking, landscaping, open space and setbacks. One 
exception is the proposed 38-foot building height, which is subject to a separate height 
variance approval. 
 
Appearance of site and structures (City Code Section 108-278) 
The proposed building is a modern architectural design incorporating vegetated green screen 
panels and rooftop solar panels. Although it increases the building height, which is subject to 
a variance, the proposed rooftop pool leaves more space on the ground for landscaping and 
open space. All site lighting is proposed to be LED and shielded. 
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Location and screening of mechanical equipment, utility hardware and waste storage 
areas (City Code Section 108-279) 
No rooftop mechanical equipment is indicated on the plans. An air conditioning unit is 
indicated in each hotel room. The trash and recycling container storage area is located next to 
the building facing South Street, and is enclosed with a 6-foot high fence. The color 
rendering depicts the fence as a “green screen.” 
 
Front-end loaded refuse container location requirements (City Code Section 108-280) 
The City is coordinating the location and type of refuse containers through the DRC and with 
Waste Management to ensure adequate service access. An enclosure and landscaping are 
indicated on the plans to help screen the trash collection area from adjacent property. 
 
Roll-off compactor container location requirements (City Code Section 108-281) 
None proposed. 
 
Utility lines (City Code Section 108-282) 
The application states utilities will be consistent with this section. 
 
Commercial and manufacturing activities conducted in enclosed buildings (City Code 
Section 108-283) 
None proposed. 
 
Exterior lighting (City Code Section 108-284) 
A conceptual lighting plan was submitted. New exterior site lighting is proposed along the 
perimeter landscaping, in the parking level under the building and in the rear garden area. The 
plan notes that all lighting will be LED, shielded (cut off) fixtures and meet Dark Sky 
requirements. Manufacturer’s cut sheet for all light fixtures should be submitted by the 
Applicant to ensure that all lights would be properly shielded to prevent glare onto adjacent 
properties. 
 
Signs (City Code Section 108-285) 
The northeast (William Street side) building elevation on sheet A-6 and one of the 
perspective renderings indicates a wall-mounted sign above the hotel lobby entrance. 
 
Pedestrian sidewalks (City Code Section 108-286) 
The plans indicate a new sidewalk along William Street, where one currently does not exist. 
Internal pervious paver walkways are proposed, connecting the South Street sidewalk with 
the rear garden area and the parking level under the building. Marked pedestrian crossings 
are indicated at the two new driveway intersections with the sidewalks. 
 
Loading docks (City Code Section 108-287) 
As mentioned above, no loading dock is proposed. See memo from owner in application 
materials. 
 
Storage areas (City Code Section 108-288) 
No exterior storage areas are proposed. 
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Land clearing, excavation or fill (City Code Section 108-289) 
No work would impact a floodplain or a conservation area. A proposed stormwater 
management would address drainage and runoff from the site. Vegetation removal is being 
reviewed by the Urban Forestry Manager and the Tree Commission. Staff recommends 
temporary fencing and silt barriers during demolition and construction to prevent soil and 
debris from running into City streets and sidewalks. 

 
Landscaping (Code Chapter 108, Article VI) 
A landscape plan is required as part of development plan review, pursuant to City Code Section 
108-411. The submitted plan indicates landscaping incorporated mostly around the perimeters of 
the property, with the most substantial landscaping in a rear corner garden. Landscaping is 
proposed on the rooftop pool deck, as well as “green screen” panels incorporated into the 
building façade itself. Landscaped open space would be increased above the existing amount. 
However, full compliance with all landscape buffer requirements of the LDRs is not proposed. 
The Applicant is requesting modifications and waivers, pursuant to City Code Section 108-517, 
as outlined in the table below. 
 

Landscaping Modification / Waiver Summary 

Landscaping Type Minimum Required Existing Proposed Change/Waiver 

Land use buffer 
(Sec. 108-347) 

Type B adjacent to 
multifamily uses; Type C 
adjacent to single-family 

residential uses; 
minimum 189.44 plant 

units required 

None Type B along 
north (South 
St) and east 
(William St); 
Type C along 
south; total 

474 plant units 
proposed 

Modification 
requested 

Minimum 
landscaping 
requirement 
(Sec. 108-412) 

20% 11% 28% +17 / 
In compliance 

Street frontage 
(Sec. 108-413) 

Less than 0.5 acre site 
area = 10’ wide, 40 plant 
units per 100 linear feet; 
minimum 94 plant units 

required 

None 5’ width 
provided; total 
145 plant units 

proposed 

Modification 
requested 

Interior parking areas 
(Sec. 108-414) 

20% of total parking 
area; minimum 6’ dim, 

60 SF & 1 shade tree per 
landscape area; 1 tree 

per 100 SF of landscape 
area; interior landscape 
strips between rows and 

every 10 spaces 

None None; parking 
area is under 

building 

Waiver 
required 
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Landscaping Modification / Waiver Summary 

Landscaping Type Minimum Required Existing Proposed Change/Waiver 

Perimeter parking 
landscaping  
(Sec. 108-415) 

Building sites 20,000 SF 
or less: 5’ wide, 1 

canopy shade tree, 10 
shrubs per 35 LF 

None None, but 
some 

landscaping 
provided as 

part of other 
requirements; 
parking area is 
under building 

Modification 
required 

Nonvehicular use 
areas (Sec. 108-416) 

Site with less than 30% 
nonvehicular open 

space (NOS): 4 trees / 
2,000 SF NOS 

None 5 trees and 8 
palms based on 

2,864 SF of 
NOS 

In compliance 

 
Pursuant to City Code Section 108-517(b), the Planning Board may approve or grant the waiver 
or modification only if it determines that the waivers or modifications are not contrary to the 
intent of City Code Chapter 108, Article VI, Division 4, Subdivision II and that a literal 
enforcement of the standards of this subdivision would be impracticable and would not violate 
the following criteria: 
 
(1) Public interest; adjacent property. The waiver or modification would not have a significant 

adverse impact on the public interest, or on adjacent property. 
(2) Not discriminatory. The waiver or modification is not discriminatory, considering similar 

situations in the general area. 
(3) Superior alternatives. The development will provide an alternative landscape solution which 

will achieve the purposes of the requirement through clearly superior design. 
(4) Protection of significant features. The waiver or modification is necessary to preserve or 

enhance significant existing environmental or cultural features, such as trees, scenic areas, 
historic sites or public facilities, related to the development site. 

(5) Deprivation of reasonable use. Strict application of the requirement would effectively 
deprive the owner of reasonable use of the land due to its unusual size, shape, topography, 
natural conditions, or location, provided that: 
a. Such effect upon the owner is not outweighed by a valid public purpose in imposing the 

requirement in this case; and 
b. The unusual conditions involved are not the result of actions of the developer or property 

owner which occurred after the effective date of the ordinance from which this section 
derives.  

(6) Technical impracticality. Strict application of the requirement would be technically 
impractical. 

 
Given the challenges and trade-offs of fully complying with all of the various landscaping 
requirements of the LDRs, staff recommends approval of the requested landscape modifications 
and waivers. 
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Off-street parking and loading (Code Chapter 108, Article VII) 
City Code Section 108-572(7) requires a minimum of one vehicular parking space per lodging 
unit plus one vehicular space for the owner or manager. Seventeen (17) lodging units are existing 
and proposed. Therefore, eighteen (18) off-street vehicular parking spaces are required and are 
proposed, including one ADA van-accessible space. The Code also requires bicycle parking 
equivalent to 35% of vehicular spaces. Therefore, seven (7) bicycle off-street bicycle parking 
spaces are required and eight (8) are proposed. Additionally, two on-street parallel vehicular 
parking spaces are proposed on William Street, including one ADA-accessible space. Overall, 
the amount of vehicular parking is being increased compared to existing conditions. 
 
No loading space is proposed. See analysis above and the owner’s memo in the application. 
 
Stormwater and surface water management (Code Chapter 108, Article VIII) 
A stormwater management plan was submitted indicating that surface water management is 
designed for the 25-year/72-hour storm event, as required. Stormwater would be retained on-site 
through exfiltration trenches and vegetated swales. There are still some staff comments regarding 
the drainage plan that should be addressed. 
 
Utilities (Code Chapter 108, Article IX) 
Access to potable water, access to wastewater disposal systems and conservation of potable 
water supply were analyzed in the above concurrency management determination and were 
found in compliance. 
 
Art in Public Places (City Code Section 2-487) 
The proposed development, being a Major Development Plan, qualifies for the City’s Art in 
Public Places (AIPP) program, pursuant to City Code Section 2-487. The AIPP program requires 
1% of construction costs to be set-aside for the acquisition, commission and installation of 
artwork on the subject property. The program applies to new construction projects exceeding 
$500,000 and renovation projects exceeding $100,000. Construction costs are estimated to be 
$2.8 million; thus the 1% public art set-aside would be approximately $28,000. A full public art 
plan would be required to be approved by the AIPP Board prior to building permit issuance. 
 
RECOMMENDATION 
The Planning Department, based on the criteria established by the Comprehensive Plan and the 
Land Development Regulations, recommends to the Planning Board that the request for Major 
Development Plan and Landscape Modifications / Waivers be APPROVED with the following 
conditions: 
 
General conditions: 
1. This approval shall not become effective until the concurrent application for height variance 

is approved and effective. 
 

2. The City reserves the right to reevaluate the loading space requirement pursuant to City Code 
Section 108-649 based upon the annual conditional approval inspections, code compliance 
issues and other relevant factors. 
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3. Although subject to a separate City approval, the City shall not bear any of the costs of the 
proposed street, sidewalk and landscaping improvements within City rights-of-way. 

 
4. The application shall incorporate any proposed cisterns into the drainage plan and shall 

submit an irrigation plan pursuant to City Code Section 108-243(d). 
 

5. During all phases of demolition and construction, temporary fencing and erosion barriers 
shall be installed and maintained. All adjacent City streets and sidewalks shall be kept clean 
and clear of construction debris. 
 

Conditions prior to issuance of a building permit: 
6. Approval of a Public Art Plan shall be obtained from the AIPP Board, pursuant to City Code 

Section 2-487, and may include payment of an in-lieu fee. 
 
Conditions prior to issuance of a Certificate of Occupancy: 
7. On-site artwork shall be installed and inspected by the City pursuant to Code Section 2-487. 

 
8. The property owner shall obtain and maintain a Conditional Approval Permit, pursuant to 

City Code Chapter 18, Article XII, Division 1. The City Code Compliance shall inspect the 
property on an annual basis upon reasonable notice to determine compliance with the above 
conditions. 



Draft Resolution 
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____________Chairman 

 
______ Planning Director 

PLANNING BOARD 

RESOLUTION NO. 2014- 

 

A RESOLUTION OF THE KEY WEST PLANNING BOARD 

GRANTING MAJOR DEVELOPMENT PLAN AND 

LANDSCAPE MODIFICATION / WAIVER APPROVALS 

PURSUANT TO SECTIONS 108-91.A.2.(A) AND 108-517 OF 

THE LAND DEVELOPMENT REGULATIONS OF THE 

CODE OF ORDINANCES OF THE CITY OF KEY WEST, 

FLORIDA FOR THE RECONSTRUCTION OF 17 

TRANSIENT RESIDENTIAL UNITS AND FOR THE 

REDUCTION OF REQUIRED LANDSCAPING ASSOCIATED 

WITH THE PROPOSED HOTEL REDEVELOPMENT ON 

PROPERTY LOCATED AT 716-718 SOUTH STREET (RE # 

00036870-000000, AK # 1037681) IN THE HISTORIC 

RESIDENTIAL / OFFICE (HRO) ZONING DISTRICT; 

PROVIDING FOR AN EFFECTIVE DATE 

 

 
 

WHEREAS, Section 108-91 of the Code of Ordinances (the “Code”) of the City of Key 

West, Florida (the “City”) provides that within the Historic District, a Major Development Plan is 

required for the reconstruction of five or more transient residential units; and 

WHEREAS, modifications and waivers to reduce the City’s landscaping requirements are 

requested pursuant to City Code Section 108-517; and 

WHEREAS, Code Sections 108-196(a) and 122-62(a) require the Planning Board to review 

and approve, approve with conditions or deny the proposed Major Development Plan and 

Conditional Use in an advisory capacity to the City Commission; and 

WHEREAS, Code Section 108-517(a) requires the Planning Board to consider the landscape 

waiver request and render the final action; and 

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

 
______ Planning Director 

September 18, 2014; and 

WHEREAS, the granting of a Major Development Plan and Landscape Modification / 

Waiver application is consistent with the criteria of the Code of Ordinances; and 

WHEREAS, the Planning Board finds that the granting of a Major Development Plan and 

Landscape Modification / Waiver application is in harmony with the general purpose and intent of 

the Land Development Regulations, and will not be injurious to the neighborhood, or otherwise 

detrimental to the public welfare. 

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

Florida: 

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

herein.   

Section 2. The Major Development Plan and Landscape Modification / Waiver for the 

redevelopment of the existing 17-unit hotel on property located at 716-718 South Street (RE # 

00036870-000000, AK # 1037681) in the Historic Residential / Office (HRO) Zoning District 

pursuant to Sections 108-91.A.2.(a) and 108-517 of the Land Development Regulations of the Code 

of Ordinances of the City of Key West, Florida, as shown in the attached plans dated July 2, 2014, is 

hereby approved with the following conditions: 

General conditions: 

1. This approval shall not become effective until the concurrent applications for 

height variance is approved and effective. 
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2. The City reserves the right to reevaluate the loading space requirement 

pursuant to City Code Section 108-649 based upon the annual conditional approval 

inspections, code compliance issues and other relevant factors. 

3. Although subject to a separate City approval, the City shall not bear any of the 

costs of the proposed street, sidewalk and landscaping improvements within City rights-of-

way. 

4. The application shall incorporate any proposed cisterns into the drainage plan 

and shall submit an irrigation plan pursuant to City Code Section 108-243(d). 

5. During all phases of demolition and construction, temporary fencing and 

erosion barriers shall be installed and maintained. All adjacent City streets and sidewalks 

shall be kept clean and clear of construction debris. 

Conditions prior to issuance of a building permit: 

6. Approval of a Public Art Plan shall be obtained from the AIPP Board, 

pursuant to City Code Section 2-487, and may include payment of an in-lieu fee. 

Conditions prior to issuance of a Certificate of Occupancy: 

7. On-site artwork shall be installed and inspected by the City pursuant to Code 

Section 2-487. 

8. The property owner shall obtain and maintain a Conditional Approval Permit, 

pursuant to City Code Chapter 18, Article XII, Division 1. The City Code Compliance shall 

inspect the property on an annual basis upon reasonable notice to determine compliance with 

the above conditions. 
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Section 3. Full, complete and final application for all permits required for which this 

resolution is wholly or partly necessary, shall be submitted in its entirety within 12 months after the 

date hereof. 

Section 4. This Major Development Plan and Landscape Modification / Waiver 

application approval by the Planning Board does not constitute a finding as to ownership or right to 

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

of legal authority respecting the property. 

Section 5. This resolution shall go into effect immediately upon its passage and adoption 

and authentication by the signatures of the presiding officer and the Clerk of the Board. 

Section 6. This resolution is subject to appeal periods as provided by the City of Key 

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

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

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

effective for 45 days after it has been properly rendered to the DEO with all exhibits and applications 

attached to or incorporated by reference in this approval; that within the 45-day review period, the 

DEO can appeal the permit or development order to the Florida Land and Water Adjudicatory 

Commission; and that such an appeal stays the effectiveness of the permit until the appeal is resolved 

by agreement or order. 
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____________Chairman 
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Read and passed on first reading at a regularly scheduled meeting held this ____ day of 

____________, 2014. 

Authenticated by the Chairman of the Planning Board and the Planning Director. 

 
 
 
              
Richard Klitenick, Planning Board Chairman      Date 
  
 

Attest: 

 

 

 
              
Donald Leland Craig, AICP, Planning Director      Date 
 
 

Filed with the Clerk: 

 
 
 
              
Cheryl Smith, City Clerk         Date 



Application 
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Development Plan & Conditional Use Application 

 
Applications will not be accepted unless complete 

 
 
Development Plan    Conditional Use   Historic District 
Major______    ______    Yes_____ 
Minor______           No _____ 

 
 
Please print or type: 
 
1) Site Address  _______________________________________________________________ 

2) Name of Applicant ___________________________________________________________ 

3) Applicant is: Owner  ________   Authorized Representative  ________      
       (attached Authorization and Verification Forms must be completed) 

 
4) Address of Applicant _________________________________________________________ 

________________________________________________________ 

5) Applicant’s Phone # _______________________      Email  _______________________ 

6) Email Address: _____________________________________________________________ 

7) Name of Owner, if different than above ________________________________________  

8) Address of Owner ___________________________________________________________ 

9) Owner Phone # ___________________________    Email ________________________ 

10) Zoning District of Parcel  __________________             RE# _______________________ 

11) Is Subject Property located within the Historic District?  Yes _______       No _______  

If Yes: Date of approval ______________   HARC approval # ________________________  

OR:  Date of meeting _______________   

12) Description of Proposed Development and Use.  Please be specific, list existing and proposed buildings 
and uses, number of dwelling units, parking, restaurant seats, vehicles proposed, etc.  If there is more 
than one use, describe in detail the nature of each use (Give concise description here and use a 
separate sheet if necessary). 
__________________________________________________________________________ 

__________________________________________________________________________ 

__________________________________________________________________________ 

__________________________________________________________________________ 

 __________________________________________________________________________ 
 
 

lthompson
Typewritten Text
X

lthompson
Typewritten Text
X

lthompson
Typewritten Text
716 - 718 South Street

lthompson
Typewritten Text
Trepanier & Associates, Inc.

lthompson
Typewritten Text
X

lthompson
Typewritten Text
402 Appelrouth Lane		Key West, FL 33040

lthompson
Typewritten Text
305-293-8983               Lori@owentrepanier.com

lthompson
Typewritten Text
Lori@owentrepanier.com

lthompson
Typewritten Text
South Street Hospitality, LLC.

lthompson
Typewritten Text
830 Truman Avenue, Key West, FL 33040

lthompson
Typewritten Text
  HRO                      00036870-000000

lthompson
Typewritten Text
X

Owen
Text Box
Request for a modification to a Major Development Plan (Res. No. 06-212) in the following manner:    - Reduce the building footprint by 4.4% (1,099 sq. ft.);    - Reduce impervious surface by 9.0% (1,237 sq. ft.);    - Expand landscape area by 8.8% (1,209 sq. ft.); and    - Install a green roof and achieve Florida Green Lodging status.

lthompson
Typewritten Text
12-13-05                 H05-07-15-1089

lthompson
Typewritten Text
asonilaw@gmail.com



 
DEVELOPMENT PLAN AND CONDITIONAL USE APPLICATION 

City of Key West Planning Department  
3140 Flagler Avenue, Key West, FL  33040 

(305) 809-3720 
 
 

  

13) Has subject Property received any variance(s)?   Yes  ________ No  _________   

If Yes:  Date of approval __________ Resolution # ________     

Attach resolution(s). 

14) Are there any easements, deed restrictions or other encumbrances on the subject property?    

 Yes ____  No _____   

If Yes, describe and attach relevant documents. 

 __________________________________________________________________________ 

__________________________________________________________________________ 

A. For both Conditional Uses and Development Plans, provide the information requested from the 
attached Conditional Use and Development Plan sheet. 

 
B.  For Conditional Uses only, also include the Conditional Use Criteria required under Chapter 122, 

Article III, Sections 122-61 and 122-62 of the Land Development Regulations (see attached copy of 
criteria). 

 
C. For Major Development Plans only, also provide the Development Plan Submission Materials   

required under Chapter 108, Article II, Division 7, Sections 108-226 through 108-248 of the Land 
Development Regulations (see attached copy of criteria) and any additional information as 
determined by the Planning Staff. 
 

D. For both Conditional Uses and Development Plans, one set of plans MUST be signed & sealed by 
an Engineer or Architect. 

 
Please note, development plan and conditional use approvals are quasi-judicial hearings and it is 
improper to speak to a Planning Board member or City Commissioner about the project outside of the 
hearing. 
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Required Plans and Related Materials for both a Conditional Use and 

Minor/Major Development Plan 
I. Existing Conditions. 

A) Recent Survey of the site by a licensed Surveyor showing all dimensions including distances from property lines, 
and including: 
1) Size of site; 
2) Buildings, structures, and parking; 
3) FEMA Flood Zone; 
4) Topography; 
5) Easements; and 
6) Location of Utility Lines (sewer, water, electric, cable) adjacent and extending into the site. 

B) Existing size, type and location of trees, hedges, and other features. 
C) Existing stormwater retention areas and drainage flows. 
D) A sketch showing adjacent land uses, buildings, and driveways. 
 

II. Proposed Development:  Plans at 11” X 17” (10,000 Sq. ft. or less); 24” X 36” if site is over 10,000 sq. ft. 
A) Site Plan to scale of with north arrow and dimensions by a licensed architect or engineer. 

1) Buildings 
2) Setbacks 
3) Parking: 

a. Number, location and size of automobile and bicycle spaces  
b. Handicapped spaces 
c. Curbs or wheel stops around landscaping 
d. Type of pavement 

4) Driveway dimensions and material 
5) Location of Utility Lines (sewer, water, electric, cable) adjacent and extending into the site. 
6) Location of garbage and recycling 
7) Signs 
8)   Lighting 
8) Project Statistics:  

a. Zoning 
b. Size of site 
c. Number of units (or units and Licenses) 
d. If non-residential, floor area & proposed floor area ratio 
e. Consumption area of restaurants & bars 
f. Open space area and open space ratio 
g. Impermeable surface area and impermeable surface ratio 
h. Number of automobile and bicycle spaces required and proposed 

B) Building Elevations 
1) Drawings of all building from every direction.  If the project is in the Historic District please submit HARC 

approved site plans. 
2) Height of building. 
3) Finished floor elevations and bottom of first horizontal structure 
4) Height of existing and proposed grades 

C) Drainage Plan:  Existing & Proposed retention areas and calculations approved by the City Engineer.  See one of 
the attached commercial and residential use Stormwater Retention Forms. 

D) Landscape Plan:  Size, type, location and number of plants to be removed, kept, and installed.  The plan must be 
approved by the City Landscape Coordinator through a letter of approval.  If the project is a Major Development 
Plan a landscape design prepared by a licensed Landscape Architect is required per Section 108-511(b) of the 
Land Development Regulations. 
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III. Solutions Statement.  Aspects of the design that address community issues including but not 
limited to water pollution from stormwater runoff, potable water conservation, waste disposal, recycling, energy 
conservation, affordable housing, and impacts on neighbors such as lighting, noise, traffic and parking. 

 
 

Development Plan Submission Materials 
 
Sec. 108-226.  Scope.  
A development plan, for the purposes of this division, shall include but not necessarily be limited to the requirements in 
this division. With the exception of sections 108-227 through 108-229, the city planner may waive or modify requirements, 
information and specific performance criteria for development plan review after rendering a finding in writing that such 
requirements: 

(1) Are not necessary prior to development plan approval in order to protect the public interest or adjacent 
properties; 

(2) Bear no relationship to the proposed project or its impacts; and 
(3) Are found to be impractical based on the characteristics of the use, including the proposed scale, 

density/intensity, and anticipated impacts on the environment, public facilities and adjacent land uses. 
 
Sec. 108-227.  Title block. 
The development plan shall contain the following pertaining to the title block: 

(1) Name of development. 
(2) Name of owner/developer. 
(3) Scale. 
(4) North arrow. 
(5) Preparation and revision date. 
(6) Location/street address of development. 

 
Sec. 108-228.  Identification of key persons. 
The development plan shall contain the following pertaining to identification of key persons: 

(1) Owner. 
(2) Owner's authorized agent. 
(3) Engineer and architect. 
(4) Surveyor. 
(5) Landscape architect and/or environmental consultant. 
(6) Others involved in the application. 
(7) A verified statement showing each and every individual person having a legal and/or equitable ownership interest 

in the subject property, except publicly held corporations whose stock is traded on a nationally recognized stock 
exchange, in which case the names and addresses of the corporation and principal executive officers together 
with any majority stockholders will be sufficient. 

 
Sec. 108-229.  Project description. 
Project description should be included on the site plan sheet. The development plan shall contain the following pertaining 
to the project description: 

(1) Zoning (include any special districts). 
(2) Project site size (acreage and/or square footage). 
(3) Legal description. 
(4) Building size. 
(5) Floor area ratio, permitted and proposed. 
(6) Lot coverage, permitted and proposed. 
(7) Impervious surface. 
(8) Pervious surface. 
(9) Landscape areas. 
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(10) Parking spaces, permitted and proposed. 
(11) Delineation of location of existing and proposed structures. 
(12) Existing and proposed development type denoted by land use including density/intensity. 
(13) Setbacks. 

 
Sec. 108-230.  Other project information. 
A general outline of the proposed development shall include the following criteria where applicable: 

(1) Proposed stages or phases of development or operation and facility utilization. 
(2) Target dates for each phase. 
(3) Expected date of completion. 
(4) Proposed development plan for the site. 
(5) A written description of characteristics of the proposed development (i.e., number and type of residential units; 

floor area by land use; number of tourist accommodations units; seating or parking capacities; number of hospital 
beds; any proposed outside facilities or areas to be used for storage, display, outside sales, waste disposal or 
similar use; and any other proposed uses). 

(6) For planned unit developments, indicate design techniques (i.e., clustering, zero lot line, or other techniques) 
used to reduce public facility costs, reduce disturbance of natural resources, and preserve scenic quality of the 
site. 

(7) Buildings and sitting specifications which shall be utilized to reduce damage potential and to comply with federal 
flood insurance regulations. 

(8) Protection against encroachment together with proposed mitigation measures to be employed within 
environmentally sensitive areas. 

 
Sec. 108-231.  Residential developments. 

(a) If the development includes residential units, the following characteristics shall be discussed in the written 
description: 
(1) A breakdown of the proposed residential units by number of bedrooms; 
(2) Tenure (i.e., owner-occupied or rental); and 
(3) Structure type, such as single-family, duplex, multiple-family, mobile home. 

 (b) Refer to division 10 of article V of chapter 122 for information and legal instruments needed to satisfy the city's 
affordable housing requirements. 

 
Sec. 108-232.  Intergovernmental coordination. 
The development plan shall contain the following pertaining to intergovernmental coordination: 

(1) Provide proof of coordination with applicable local, regional, state and federal agencies, including but not limited 
to the following agencies that will be involved in the project: 
a. South Florida Regional Planning Council (SFRPC). 
b. City electric system (CES). 
c. State department of environmental protection (DEP). 
d. Army Corps of Engineers (ACOE). 
e. South Florida Water Management District (SFWMD). 
f. State department of transportation (DOT). 
g. State department of community affairs (DCA). 
h. Florida Keys Aqueduct Authority (FKAA). 
i. State fish and wildlife conservation commission (F&GC). 
j. The county. 

(2) Provide evidence that any necessary permit, lease or other permission from applicable local, regional, state and 
federal agencies has been obtained for any activity that will impact wetland communities or submerged land. 

(3) When intergovernmental coordination efforts are incomplete, the applicant shall provide evidence of good faith 
efforts towards resolving intergovernmental coordination issues. 
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CONDITIONAL USE CRITERIA 
 
Sec. 122-61.  Purpose and intent. 

The purpose of this article is to ensure that a conditional use shall only be permitted on specific sites where the proposed 
use may be adequately accommodated without generating adverse impacts on properties and land uses within the 
immediate vicinity. This article sets forth provisions and criteria for consideration of conditional uses on specific sites. 
Conditional uses shall be permitted only upon a finding that the proposed use satisfies this article. 

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 comply 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 land development regulations. If the proposed 
conditional use is a major development pursuant to sections 108-165 and 108-166, the city commission shall render 
the final determination pursuant to section 122-63. A conditional use shall be denied if the city determines that the 
proposed use does not meet the criteria provided in this section and, further, that the proposed conditional use is 
adverse to the public's interest. An application for a conditional use shall describe how the specific land use 
characteristics proposed meet the criteria described in subsection (c) of this section and shall include a description 
of any measures proposed to mitigate against possible adverse impacts of the proposed conditional use on 
properties in the immediate vicinity. 

(b) Characteristics of use described.  The following characteristics of a proposed conditional use shall be clearly 
described as part of the conditional use application: 

(1) Scale and intensity of the proposed conditional use as measured by the following: 

a. Floor area ratio; 
b. Traffic generation; 
c. Square feet of enclosed building for each specific use; 
d. Proposed employment; 
e. Proposed number and type of service vehicles; and 
f. Off-street parking needs. 

(2) On- or off-site improvement needs generated by the proposed conditional use and not identified on the list in 
subsection (b)(1) of this section including the following: 

a. Utilities; 
b. Public facilities, especially any improvements required to ensure compliance with concurrency management 

as provided in chapter 94; 
c. Roadway or signalization improvements, or other similar improvements; 
d. Accessory structures or facilities; and 
e. Other unique facilities/structures proposed as part of site improvements. 

(3) On-site amenities proposed to enhance site and planned improvements. Amenities including mitigative 
techniques such as: 

a. Open space; 
b. Setbacks from adjacent properties; 
c. Screening and buffers; 
d. Landscaped berms proposed to mitigate against adverse impacts to adjacent sites; and 
e. Mitigative techniques for abating smoke, odor, noise, and other noxious impacts. 
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(c) Criteria for conditional use review and approval.  Applications for a conditional use shall clearly demonstrate the 
following: 

(1) Land use compatibility.  The applicant shall demonstrate that the conditional use, including its proposed scale 
and intensity, traffic-generating characteristics, and off-site impacts are compatible and harmonious with 
adjacent land use and will not adversely impact land use activities in the immediate vicinity. 

(2) Sufficient site size, adequate site specifications, and infrastructure to accommodate the proposed use.  The size 
and shape of the site, the proposed access and internal circulation, and the urban design enhancements must 
be adequate to accommodate the proposed scale and intensity of the conditional use requested. The site shall 
be of sufficient size to accommodate urban design amenities such as screening, buffers, landscaping, open 
space, off-street parking, efficient internal traffic circulation, infrastructure (i.e., refer to chapter 94 to ensure 
concurrency management requirements are met) and similar site plan improvements needed to mitigate against 
potential adverse impacts of the proposed use. 

(3) Proper use of mitigative techniques.  The applicant shall demonstrate that the conditional use and site plan have 
been designed to incorporate mitigative techniques needed to prevent adverse impacts to adjacent land uses. In 
addition, the design scheme shall appropriately address off-site impacts to ensure that land use activities in the 
immediate vicinity, including community infrastructure, are not burdened with adverse impacts detrimental to the 
general public health, safety and welfare. 

(4) Hazardous waste.  The proposed use shall not generate hazardous waste or require use of hazardous materials 
in its operation without use of city-approved mitigative techniques designed to prevent any adverse impact to 
the general health, safety and welfare. The plan shall provide for appropriate identification of hazardous waste 
and hazardous material and shall regulate its use, storage and transfer consistent with best management 
principles and practices. No use which generates hazardous waste or uses hazardous materials shall be 
located in the city unless the specific location is consistent with the comprehensive plan and land development 
regulations and does not adversely impact wellfields, aquifer recharge areas, or other conservation resources. 

(5) Compliance with applicable laws and ordinances.  A conditional use application shall demonstrate compliance 
with all applicable federal, state, county, and city laws and ordinances. Where permits are required from 
governmental agencies other than the city, these permits shall be obtained as a condition of approval. The city 
may affix other conditions to any approval of a conditional use in order to protect the public health, safety, and 
welfare. 

(6) Additional criteria applicable to specific land uses.  Applicants for conditional use approval shall demonstrate 
that the proposed conditional use satisfies the following specific criteria designed to ensure against potential 
adverse impacts which may be associated with the proposed land use: 

a. Land uses within a conservation area.  Land uses in conservation areas shall be reviewed with emphasis on 
compliance with section 108-1 and articles III, IV, V, VII and VIII of chapter 110 pertaining to environmental 
protection, especially compliance with criteria, including land use compatibility and mitigative measures 
related to wetland preservation, coastal resource impact analysis and shoreline protection, protection of 
marine life and fisheries, protection of flora and fauna, and floodplain protection. The size, scale and design 
of structures located within a conservation area shall be restricted in order to prevent and/or minimize 
adverse impacts on natural resources. Similarly, public uses should only be approved within a wetland or 
coastal high hazard area V zone when alternative upland locations are not feasible on an upland site outside 
the V zone. 

b. Residential development.  Residential development proposed as a conditional use shall be reviewed for land 
use compatibility based on compliance with divisions 2 through 14 of article IV and divisions 2 and 3 of 
article V of this chapter pertaining to zoning district regulations, including size and dimension regulations 
impacting setbacks, lot coverage, height, mass of building, building coverage, and open space criteria. Land 
use compatibility also shall be measured by appearance, design, and land use compatibility criteria 
established in chapter 102; articles III, IV and V of chapter 108; section 108-956; and article II of chapter 
110; especially protection of historic resources; subdivision of land; access, internal circulation, and off-
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street parking; as well as possible required mitigative measures such as landscaping and site design 
amenities. 

c. Commercial or mixed use development.  Commercial or mixed use development proposed as a conditional 
use shall be reviewed for land use compatibility based on compliance with divisions 2 through 14 of article 
IV and divisions 2 and 3 of article V of this chapter pertaining to zoning district regulations, including size 
and dimension regulations impacting floor area ratio, setbacks, lot coverage, height, mass of buildings, 
building coverage, and open space criteria. Land use compatibility also shall be measured by appearance, 
design, and land use compatibility criteria established in chapter 102; articles I, II, IV and V of chapter 108; 
section 108-956; and article II of chapter 110; especially protection of historic resources; subdivision of land; 
access, pedestrian access and circulation; internal vehicular circulation together with access and egress to 
the site, and off-street parking; as well as possible required mitigative measures such as landscaping, 
buffering, and other site design amenities. Where commercial or mixed use development is proposed as a 
conditional use adjacent to U.S. 1, the development shall be required to provide mitigative measures to 
avoid potential adverse impacts to traffic flow along the U.S. 1 corridor, including but not limited to 
restrictions on access from and egress to U.S. 1, providing for signalization, acceleration and deceleration 
lanes, and/or other appropriate mitigative measures. 

d. Development within or adjacent to historic district.  All development proposed as a conditional use within or 
adjacent to the historic district shall be reviewed based on applicable criteria stated in this section for 
residential, commercial, or mixed use development and shall also comply with appearance and design 
guidelines for historic structures and contributing structures and/or shall be required to provide special 
mitigative site and structural appearance and design attributes or amenities that reinforce the appearance, 
historic attributes, and amenities of structures within the historic district. 

e. Public facilities or institutional development.  Public facilities or other institutional development proposed as 
a conditional use shall be reviewed based on land use compatibility and design criteria established for 
commercial and mixed use development. In addition, the city shall analyze the proposed site location and 
design attributes relative to other available sites and the comparative merits of the proposed site, 
considering professionally accepted principles and standards for the design and location of similar 
community facilities and public infrastructure. The city shall also consider compliance with relevant 
comprehensive plan assessments of community facility and infrastructure needs and location impacts 
relative to service area deficiencies or improvement needs. 

f. Commercial structures, uses and related activities within tidal waters.  The criteria for commercial structures, 
uses and related activities within tidal waters are as provided in section 122-1186. 

g. Adult entertainment establishments.  The criteria for adult entertainment establishments are as provided in 
division 12 of article V of this chapter. 
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Request for Landscape  
Waiver/ Modification 
 
Sec. 108-517 

 
 
 

This application/request for modification to the standards of Sec. 
108 is hereby filed with the city planning office to be considered by 
the planning board after reviewing recommendations of the city 
planner or designated staff. 
 
This request is to waive landscape requirements of Sec. 108 because compliance is not 
possible on this site. As a result, a superior design shall be created that is customized to the 
characteristics of the site and its location within the historic district. 
 
This request is to waive the following landscape requirements of Sec. 108 so as to: 

1. Protect and preserve the integrity of this vital community service.  
2. The waiver will not have a significant adverse impact on the public interest, or on 

adjacent property.  
3. The waiver or modification is not discriminatory, considering similar situations in the 

general area.  
4. The development will provide an alternative landscape solution which will achieve the 

purposes of the requirement through clearly superior design. 
5. Strict application of the requirement will effectively deprive the owner and the 

community of reasonable use of the land for the intended purpose due to its unusual 
size, shape, and location. 

6. The effect upon the owner is not outweighed by a valid public purpose in imposing the 
requirement in this case. 

7. Strict application of the requirement would be technically impractical. 
 
Specific Waivers/ Modifications: 

Sec. 108-347(b). Required Screening.  
To permit the following bufferyard screening: 

Side Bufferyard Screening Type 
South Street B-5ft 
William Street B-5ft 
Rear (adjacent residential) C-5ft 

 
Sec. 108-413. Requirements along street frontage.  

To permit the street frontage landscaping as proposed on the attached plans. 
 
Sec. 108-414. Requirements for Interior Areas. 

Project has a parking garage, not a parking lot. 
 
Sec. 108-415. Perimeter landscape requirements. 

Project has a parking garage, not a parking lot. 
 
Sec. 108-450. Landscape screening. 

To permit the landscape screening as proposed on the attached plans. 
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Project Analysis 
Major Development Plan 
 
 
Project Address:  716-718 South Street, Key West, FL 33040 
 
Property Owner: South Street Hospitality, LLC 
 
Zoning:  HRO – Historic Residential Office 
 
Flood Zone:   X and AE-6 
 
 
Summary: 
 
This project seeks to modify the major development plan granted by Res. No. 06-212 for the site 
at 716-718 South Street. We seek to implement more environmentally sensitive construction 
style, reduce the size of the structure from 3 to 2 stories, reduce impervious surface, increase 
native landscaping and enhance the formerly proposed stormwater management system 
summarized as follows: 

• Reduce the building footprint by 4.4% (1,099 sq. ft.); 
• Reduce the stories from 3 to 2;  
• Reduce impervious surface by 9.0% (1,237 sq. ft.); 
• Expand landscape area by 8.8% (1,209 sq. ft.); and 
• Install a green roof and achieve Florida Green Lodging status. 

 
Analysis: 
 
The following is an analysis of the proposed project including development plan and conditional 
use approval criteria. 
 
Existing development is depicted in attached surveys and plans, including: 

 Name of Development 
 Name of Owner/ 

Developer 
 Scale 
 North arrow 
 Preparation and revision 

dates 

 Location/ street address 
 Size of site 
 Buildings 
 Structures 
 Parking 
 FEMA flood zones 
 Topography 

 Easements 
 Utility locations 
 Existing vegetation 
 Existing storm water 
 Adjacent land uses 
 Adjacent buildings 
 Adjacent driveways 

 
Proposed development is depicted in attached plans prepared by licensed engineers, including: 

 Buildings 
 Setbacks 
 Parking 
 Driveway dimensions and 

material 
 Utility locations 

 Garbage and recycling 
 Signs 
 Lighting 
 Project Statistics 
 Building Elevations 
 Height of buildings 

 Finished floor elevations 
 Height of existing and 

proposed grades 
 Drainage plan 
 Landscape 

 Plan 



 

 

 
Title block (Sec. 108-227)  

Name of development: Two Ocean Inn 
Owner/developer: South Street Hospitality, LLC 
Scale: 1/8” : 1’  
Preparation and revision dates: As noted on plans 
Location: 716-718 South Street 

 
Key persons and entities (Sec. 108-228) involved in this project are as follows: 

Owner: South Street Hospitality, LLC 
Authorized Agent: Trepanier & Associates, Inc. 
Architect: William Horn Architects, Inc. 
Surveyor: J. Lynn O’Flynn, Inc.  
Landscape Architect: Elizabeth Newland 
Legal and Equitable Owners: South Street Hospitality, LLC; Vasantlal Soni and Hansa 

Soni 
 

Project Description (Sec. 108-229): 
As mentioned above, this project seeks to modify the major development plan granted by Res. 
No. 06-212 for the site at 716-718 South Street. We seek to implement more environmentally 
sensitive construction style, reduce the size of the structure from 3 to 2 stories, reduce 
impervious surface, increase native landscaping and enhance the formerly proposed 
stormwater management system.  
 
The following is a comparison of what is currently approved for the site and the modification that 
the owners believe is appropriate for the type of accommodations they intend to operate. 
 
 

Dimension Regulation Permitted/ Req’d Approved Proposed Comment 
Site Size 4,000 sq. ft. 13,743 sq. ft. 13,743 sq. ft. No Change 
Impervious Surface Ratio 0.60 0.69 0.60 9% Reduction 
FAR 1.00 1.04 0.96 4.4% Reduction 
Landscaping 35% 31.2% 40% 8.8% Increase 
Stormwater Management 581 cf. 1,685 cf.   
Setback - Front  5 ft. 5 ft. 5 ft. No Change 
Setback - Rear 10 ft. 5 ft. 10 ft. 5 ft. Increase 
Setback - Side  5 ft. 5 ft. 5 ft. No Change 
Building Coverage 50%  50% No Change 
Height 30 ft. 33 ft 38 ft Variance requested 
Density 17 units 17 units 17 units No Change 
Parking 18 Spaces 18 Spaces 18 Spaces No Change 

Sustainability NA NA 

1. Green Roof Technology 
2. Impervious Surface 

Reduction 
3. Increased Native 

Landscaping 
4. FL Green Lodging 

Status 

Complies with the 
Comprehensive  

and Strategic Plan 
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Other Project Information (Sec. 108-230):110.71.9 

1. Construction is proposed to progress continuously and steadily based on Key West 
LDRs and FBC.  

2. The target date for commencement shall follow entitlement approvals as quickly as 
possible. 

3. Expected date of completion is within 2 years of commencement. 
4. The proposed development plan is contained herewith. 
5. This application proposes a major development of the site.  The proposed floor area for 

the new development is depicted on Plan A-1. 
6. Project is not a planned unit development. 
7. The project will comply with federal flood insurance regulations. 
8. This project is not located in an environmentally sensitive area.  

 
Residential Developments (Sec. 108-231): 

NA - No residential development proposed. 
 
Intergovernmental Coordination (Sec. 108-232): 

Coordination will occur through the Development Review Process of the City of Key West 
and all applicable Regional, State and Federal Agencies. 

 
Schedule of Approval Process: 
 The following development approval schedule and process is anticipated: 

Step Date 
1. Submit Applications 04/01/14 
2. Development Review Committee (DRC)  Meeting 04/24/14 
3. Tree Commission Submission 04/23/14 
4. HARC Submission 05/01/14 
5. Tree Commission 05/13/14 
6. HARC Meeting 1 (Demo) 05/27/14 
7. Planning Board Meeting  06/19/14 
8. HARC Meeting 2 06/24/14 
9. City Commission Meeting 07/24/14 
10. City Commission Decision Appeal Period 30 days 
11. Florida Department of Economic Opportunity Appeal Period 45 days 

 * Alternative submission date granted by Director of Community Development Services 
 
Concurrency Facilities and Other Utilities or Services (Sec. 108-233): 

1. Based on the City of Key West adopted level of service the potable water demand is not 
anticipated to change at the end of this single-phase development plan (pursuant to Sec. 
94-68, the potable water LOS for nonresidential development is 650 gal/acre/day). 
 

Potable water demand is estimated to be 205.4 gal/day. 
 
As demonstrated in the Concurrency Analysis below the supply system can provide 
adequate water for the proposed development, and there are no system 
improvements required to maintain the adopted level of service.  The project team is 
coordinating with the FKAA and the City of Key Wets Fire Department to determine 
that the water pressure and flow will be adequate for fire protection for the proposed 
type of construction. 
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2. Based on the City of Key West adopted level of service the wastewater demand is not 
anticipated to change at the end of this single-phase development plan (pursuant to Sec. 
94-68, the wastewater LOS for nonresidential development at 660 gal/day/acre). 
 

The wastewater flow is anticipated to be 205.4 gal/day 
 
As demonstrated in the Concurrency Analysis below no change is required in the 
capacity of the treatment and transmission facilities of wastewater.  No system 
improvements are required to maintain the adopted level of service. 

 
3. No adverse impacts to the quality of receiving waters are anticipated before, during or 

after construction. 
 
4. Storm water management improvements are depicted on the attached plans. 
 
5. Solid waste (i.e. construction debris) generated by the project will be handled by a 

licensed waste hauler. 
 
6. Potential Trip Generation: No change in traffic is anticipated as a result of the proposed 

amendment. 
   

7. The City of Key West’s adopted level of service for recreational infrastructure is not 
affected by commercial development. 

 
8. Fire hydrant locations, if necessary, will be determined as per DRC direction or as 

otherwise required by the Fire Department. 
 
9. Reclaimed water use is contemplated through the use of cisterns. 
 
10. As demonstrated by the attached Concurrency Analysis, there will be no adverse effects 

on public facilities. 
 

Appearance, design, and compatibility (Section 108-234): 
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 will go through 
all appropriate HARC approvals as necessary. 

• 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. 

• Chapter 110 – As demonstrated in this application, the proposed development 
complies with the resource protection requirements of Chapter 110. 

 
Site Location and Character of Use (Section 108-235): 

(a) Compliance.   This development plan complies with the requirements set forth in the 
Key West City Code as they pertain to Concurrency Management, Outdoor Displays and 
Nuisances, Resource Protection, Signs, and Articles I and III to IX of Chapter 108 of the 
Key West City Code.  
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(b) Vicinity Map.  
 
(b) Land Use Compatibility. The 

project site is located in the 
Historic Residential/Office (HRO) 
zoning district. The historic 
residential/office district intention is 
to accommodate business and 
professional offices as well as 
residential structures; however, 
this particular site has functioned 
as a lodging facility for over 60 
years.  

 
(c) Historic and archeological resource protection. The site is located within the Historic 

District no archeological significance is attributed to the site. 
 

(d) Any archeological resources will be protected as required. 
 
(e) Subdivision of Land. No subdivisions are anticipated. 
 

Appearance of Site and Structures (Sec. 108-236): 
Attached site plan complies with Sections 108-278 through 108-288 of the Key West City 
Code.  (See below.) 
 

Site Plan (Sec. 108-237): 
Site plan of proposed development drawn consistently with Sec. 108-237 is attached. 
 

Architectural Drawings (Sec. 108-238): 
All architecture or engineering designs were prepared and sealed by a professional architect 
or engineer registered in the state pursuant to F.S. Ch. 471 and 481, respectively, 
consistent with the provisions of this Section. 

 
Site Amenities (Sec 108-239): 

The attached site plan includes existing and proposed amenities which are required to 
comply with appearance, design and compatibility regulations outlined in chapter 102; 
articles III, IV and V of this chapter; section 108-956; and article II of chapter 110. 

 
Site Survey (Sec 108-240): 

Survey of the site is attached. 
 
Soil Survey (Sec 108-241): 

Soil surveys are not anticipated as part of this project. 
 

Environmentally Sensitive Areas (Sec. 108-242): 
No Environmentally sensitive areas exist on this site.  
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Land clearing, excavation and fill, tree protection, landscaping and irrigation plan (Sec. 
108-243): 

Pursuant to proposed site plans. 
 

On-site and off-site parking and vehicular, bicycle, and pedestrian circulation (Sec. 108-
244): 

The proposed amendment complies with Sec. 108-244 as depicted on the plans. 
 

Housing (Sec 108-245): 
This project includes no new transient residential development and therefore shall have no 
impact on hurricane evacuation. 
 

Economic Resources (Sec 108-246): 
Trepanier & Associates, Inc. has contacted the Monroe County Property Appraiser’s office 
to seek assistance in estimating the average ad valorem tax yield from the proposed project.   
 

Special Considerations (Sec 108-247): 
The proposal complies with the goals, objectives and policies of the comprehensive plan 
and as demonstrated by this and the concurrency analysis there are no conflicts with the 
existing public facilities, such as wastewater treatment and transportation.  
 
This project complies with all City land use plans, objectives and policies. 
 

Construction Management Plan and Inspection Schedule (Sec 108-248): 
The proposed development is single-phase. Construction is proposed to progress steadily 
based on Key West LDRs, building codes, and funding. Construction is expected to 
commence as soon as possible. 
 

Truman Waterfront Port Facilities (Sec 108-249): 
This project is not located at the Truman Waterfront Port 
 

SITE PLAN 
 
Scope (Sec 108-276): 

This site plan conforms to all applicable sections of land development regulations. 
 

Site Location and Character of Use (Sec. 108-277): 
As depicted, the site has sufficient size, adequate specifications, and infrasturcture to 
accommodate the proposed use.   

 
Appearance of Site and Structures (Sec. 108-278): 

This applications development plan exhibits harmonious overall design characteristics in 
compliance with the performance standards stipulated in sections 108-278 through 108-288. 

 
Location and screening of mechanical equipment, utility hardware and waste storage 
areas (Section 108-279): 

All mechanical equipment and utility hardware will be appropriately screened.  All waste 
storage areas will be screened from adjacent properties. 
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Front-end loaded refuse container requirements (Sec. 108-280): 

Refuse is proposed to be handled in accordance with Sec. 108-280.. 
 
Roll-off Compactor Container location requirements (Sec. 108-281): 

No roll off containers proposed for day to day hotel operation . 
 

Utility lines (Section 108-282): 
Utilities are proposed consistent with Sec/ 108-282. 

 
Criteria for review and approval: 

(1) Land use compatibility:  As stated above, the project site is located in the Historic 
Residential Office (“HRO”) zoning district. The HRO district intention is to accommodate 
business and professional offices as well as residential structures; however, this particular 
site has functioned as a lodging facility for over 60 years. 

  
(2) Sufficient site size, adequate site specifications, and infrastructure: As mentioned above, 

the site has sufficient size, adequate specifications, and infrastructure to accommodate 
the proposed use.  The infrastructure and site plan improvements are designed to 
mitigate potential adverse impacts of the proposed use. 

 
(3) Proper use of mitigative techniques: No adverse impacts to adjacent land uses are 

anticipated.  The 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.   
 

CONCURRENCY ANALYSIS: 
 
The City’s Comprehensive Plan Objective 9-1.5 directs the City to ensure that facilities and 
services needed to support development are available concurrent with the impacts of new 
development. 
 

The following specific issues are analyzed: 
1. Potable Water & Sanitary Sewer 
2. Recreation (for residential development only) 
3. Solid Waste 
4. Drainage 
5. Roads/Trip Generation 

The following concurrency analysis reflects the anticipated impacts resulting from the 
proposed project.  

Potable Water & Sanitary Sewer “Planned improvements in potable water and/or wastewater 
systems required to establish and/or maintain adopted water and wastewater levels of service.  
System improvements and proposed funding resources required for implementing any 
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improvements required to establish and/or maintain adopted potable water and wastewater 
system level of service standards1:” 

Potable Water Sec. 94-68 sets the level of service for nonresidential potable water at 650 
gal/acre/day.   

i) Existing capacity required based on site size: 205.4 gal/day 

The total capacity required for nonresidential use on .316 acres is: 

650 gal/acres/day x .316 acres = 205.4 gal/day 

ii) Proposed capacity required based on site size: 205.4 gal/day 

The total capacity required for nonresidential use on .316 acres is: 

650 gal/acres/day x .316 acres = 205.4 gal/day 

Based on the concurrency management calculation prescribed in the Comprehensive Plan, 
there is no or minimal increase in the proposed capacity required by Key West 
Comprehensive Plan LOS standards; the Florida Keys Aqueduct Authority has the capacity 
to supply adequate service to this property, as demonstrated below. 

FKAA Supply Capacity: 
The Florida Keys Aqueduct Authority (“FKAA”) has adequate supply capacity to 
serve the potential development. FKAA has constructed facilities on the mainland in 
Florida City to expand water supply for the Florida Keys. This permitted and 
constructed improvement enables FKAA to provide over 23 MGD, which will provide 
sufficient capacity through 20222. Operational in 2011, the recent expansion of the 
R.O. plant will provide 6.0 MGD, which combined with the 17.0 MGD permitted 
withdrawal from the Biscayne Aquifer, increased available water supply to 23 MGD 
for the Florida Keys.  
 

Expanded Florida City R.O. Plant. The Department of Health issued Permit # 
150092-007-wc/04 (Exhibit I) on November 14, 2006 to allow for the construction of 
an expanded reverse osmosis (R.O.) water plant in Florida City. The expanded water 
plant is designed to treat blended Floridian Aquifer water as an alternative water 
source to the Biscayne Aquifer. The permit design capacity of the expanded R.O. 
plant is 6 MGD.  

Revised Water Use Permit. The SFWMD issued revised Water Use Permit (WUP) 
#13-00005-W (Exhibit II) on March 26, 2008, which recognizes the additional 
blended Floridian Aquifer capacity that will be provided by the expanded R.O. plant. 
Interim Water Use Allocations in the WUP permit provide FKAA with an allocation of 
17.00 MGD (dry season) and 17.79 GPD (wet season) which may be withdrawn from 
the Biscayne Aquifer and allows FKAA to utilize the Stock Island and Marathon 
Reverse Osmosis plants for any demands exceeding the interim withdrawal limit, 
pending completion of the R.O. plant in Florida City. The Stock Island and Marathon 

                                                      
1 The City of Key West’s Comprehensive Plan Policy 9-1.5.1: Resolving Concurrency Issues. 
2 Excerpt from Analysis by Kenneth B. Metcalf, AICP, (Greenberg Traurig, P.A.), August 22, 2008. 
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R.O. plants have a combined capacity of 3.0 MGD providing an interim WUP water 
supply of 20.0 MGD during the dry season if needed. Once operational in 2010, the 
R.O. plant will provide an additional 6.0 MGD, which when combined with the 17.0 
MGD permitted withdrawal from the Biscayne Aquifer, will increase available water 
supply to 23 MGD for the Florida Keys.  

The interim allocation of 20 MGD (7,300 MG/year) through 2010 and 23 MGD after 
2010 provides ample water supply to support the adopted amendment and allocated 
growth well beyond 10 years. The “Monroe County 2007 Annual Public Facilities 
Report” documents historic water use in the Florida Keys. Water demand has 
fluctuated significantly on an annual basis, however when evaluated over a ten-year 
period, the data shows an increase in water demand of more than 1 billion gallons 
over the last 10 years with an annual average increase of approximately 104 
MG/year. This increase in demand can be shown in the following calculation: 

1996 annual water demand = 5,272 MG /year 
2006 annual water demand = 6,310 MG /year 
Average Annual Increase = (6,310 MG - 5,272MG)/ 10 = 103.8 MG /year  

Based on the average annual increase of 103.8 MG per year, the interim allocation 
would be sufficient for an additional 9.5 years of growth beyond 2006 or through 
2015 until demand reaches the interim permitted withdrawal of 20 MGD (7,300 
MG/year).  Since completion of the Florida City facilities, the 23 MGD allocation is 
available to support yet another 9.5 years of growth. Based on these findings, 
sufficient permitted water supply is available to meet the needs of the Florida Keys 
through 2024. 

Improvements Schedule/Status. Condition 30 of the WUP provides the R.O. plant 
and the associated Floridian deep wells that will provide 23 MGD of capacity through 
2024: 

• DEP Underground Injection and Control permit was obtained on May 21, 
2008. 

• Construction contracts were required within 180 days or by November 21, 
2008; 

• Testing is required within one year and 30 days from issuance of the permit 
or by June 21, 2009. 

• The R.O. plant construction was completed in January, 2010. 

Sanitary Sewer Sec. 94-67 sets the level of service for nonresidential sanitary sewer at 660 
gal/acre/day.   

i) Existing capacity required based on site size:  208.56 gal/day 

The total capacity required for nonresidential use on 0.316 acres is: 

660 gal/acres/day x 0.316 acres =  208.56 gal/day 

ii) Proposed capacity required based on site size: 208.56 gal/day 

The total capacity required for nonresidential use on 0.316 acres is: 

660 gal/acres/day x 0.316 acres =  208.56 gal/day 
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The current wastewater treatment plant has the potential treatment capacity of 10 million 
gallons per day.  Only 4.8 million gallons per day of capacity are currently utilized3.  The 
current plant has the capacity to service this project’s projected needs. 

Recreation There is no residential development proposed therefore this project will have no 
impact on the demand on the City’s adopted level of service for recreation.   

Solid Waste “Projected demand generated by the development on the solid waste disposal 
system and assurances that the City’s adopted level of service for solid waste disposal shall not 
be adversely impacted4:” 

 
Sec. 94-71 sets the level of service for nonresidential solid waste disposal at 44.59 
lb/capita/day.   
 

i) Existing capacity required: 44.59 lbs/day 

The total capacity required for the nonresidential use of 75 employee is: 

6.37 lb/capita/day x 7 employee= 44.59 lbs/day 

ii) Proposed capacity required: 44.59  lbs/day 

The total capacity required for the nonresidential use of 7 employee is: 

6.37 lb./capita/day x 7 employees = 44.59 lbs/day 

Waste Management has more than enough capacity to handle the solid waste disposal6. 
 
Drainage “Conceptual plan for accommodating storm water run-off and demonstrated evidence 
that the proposed drainage improvements shall accommodate storm water run-off without 
adversely impacting natural systems or the City’s adopted level of service for storm drainage7” 

 
No change to the existing storm water/drainage system is proposed. 

 
Roads/Trip Generation.  
 

Use 
Weekday 

(8.17 trips/rm/day) 
Saturday 

(8.19 trips/rm/day) 
Sunday 

(5.95 trips/rm/day) 
Existing Proposed Existing Proposed Existing Proposed 

Hotel 
(ITE 310) 139.9 139.9 139.2 139.2 101.2 101.2 

 

  

                                                      
3 Per September 3, 2010 memo from Greg Smith, project Manager for CH2M Hill OMI (Exhibit III) 
4 The City of Key West’s Comprehensive Plan Policy 9-1.5.1: Resolving Concurrency Issues. 
5 Per applicant’s anticipated staffing levels 
6 Per January 25, 2010 memo from Jay Gewin, City of Key West (Exhibit V) 
7 The City of Key West’s Comprehensive Plan Policy 9-1.5.1: Resolving Concurrency Issues 
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Exhibits 

Exhibit I – Department of Health Permit #150092-007-wc/04 

Exhibit II – Water Use Permit (WUP) #13-00005-W 

Exhibit III – September 3, 2010 Wastewater Memo  

Exhibit IV – Map of the City of Key West’s Existing Recreation Services 

Exhibit V – January 25, 2010 Solid Waste Memo 
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Exhibit III  
September 3, 2010 Wastewater Memo 
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Mehdi Benkhatar

To: Jay Gewin
Subject: RE: Wastewater Capacity for the City of Key West

 
 

From: Jay Gewin [mailto:jgewin@keywestcity.com]  
Sent: Friday, September 03, 2010 8:27 AM 
To: Mehdi Benkhatar 
Cc: Owen Trepanier 
Subject: RE: Wastewater Capacity for the City of Key West 
 
The City of Key West transports its wastewater to its state of the art wastewater treatment facility located on Fleming Key. 
The facility is permitted to treat 10 million gallons per day (mgd), and currently the average daily influent flow is 4.8 
mgd.  This average daily flow can go much higher during heavy rain and flood events, up to the capacity of the plant a few 
times during the year.  
   
The Wastewater Treatment Plant is of course, the final destination for wastewater after it passes through the City's 
collection system.  The capacity of the collection system varies at different locations on the island, as the wastewater 
passes through a series of lift stations on its way to the Treatment Plant.  
   
Jay Gewin 
Utilities Manager 
City of Key West 
3058093902  
   
 

   From: Mehdi Benkhatar [mailto:mehdi@owentrepanier.com]  
Sent: Thursday, September 02, 2010 4:17 PM 
To: Jay Gewin 
Cc: Owen Trepanier 
Subject: Wastewater Capacity for the City of Key West 

Good afternoon Jay,  
 
The City is asking Trepanier & Associates for information regarding the Key West’s wastewater capacity.  Would you be 
able to provide me a short memo similar to the one below explaining the current wastewater capacity situation?  
 
Thanks very much,  
 

Mehdi Benkhatar  
Planner/Development Specialist  
Trepanier & Associates, Inc.  
3052938983  
__________________________________________________________________________________________________
________________________________________________________  
From: Jay Gewin [mailto:jgewin@keywestcity.com]  
Sent: Monday, January 25, 2010 4:53 PM 
To: Mehdi Benkhatar 
Cc: Owen Trepanier 
Subject: RE: Solid Waste Capacity for the City of Key West  







 

Exhibit V  
January, 2010 Solid Waste Memo 
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SunBiz Info  



Home Contact Us E-Filing Services Document Searches Forms Help

Document Number
FEI/EIN Number
Date Filed
State
Status

Detail by Entity Name
Florida Limited Liability Company

SOUTH STREET HOSPITALITY, LLC.

Filing Information

L13000124834
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Memo re: no need for 
loading space  



1

Owen Trepanier

From: Ashish Soni <asonilaw@gmail.com>
Sent: Wednesday, July 02, 2014 7:04 PM
To: Owen Trepanier
Subject: Re: 716-718 South Street

Owen,  

The size of the hotel will not necessitate the receipt or distribution of materials and merchandise as normally contemplated by a hotel 
use. The proposed hotel will have only 17 rooms and less than 1,500 sq. ft. of non-residential floor area.  

The economy of scale is such that all laundry is handled onsite, as depicted on the plans. There will be no gift shop or similar retail 
operation. We will provide a simple breakfast offering prepared daily onsite by the morning manager. There will be no other food 
service associated with the hotel.  

As we do with our other hotel, consumables such as breakfast offerings, laundry detergent and paper products are brought to the hotel 
by managers on an as-needed basis. This normally occurs on the way into work in the morning or in the evening.  
--  
Thank you,  

Ashish V Soni, Esq. 

Mailing Address: 
830 Truman Avenue 
Key West, FL 33040 
Cell Phone:  
305-394-2923 
______________________________________________________________________ 
On Wed, Jul 2, 2014 at 2:51 PM, Owen Trepanier <owen@owentrepanier.com> wrote: 

Mr. Soni, 
Can you please describe how the hotel will receive or distribute materials and merchandise by vehicle? 
 
Owen 
___________________________________ 
Trepanier & Associates, Inc. 
Land Planners & Development Consultants 
1421 First Street, P.O. Box 2155 
Key West, FL 33045-2155 
Ph. 305-293-8983 / Fx. 305-293-8748 
www.owentrepanier.com 



Memo re: pervious materials 
in impervious calculations 



 

 
 

Memo 

 
To:  Mr. Owen Trepanier 

  Trepanier & Associates, Inc. 

 

From:  Allen E. Perez, P.E. 

 

Date:  July 17, 2014 

 

Subject:  Two Ocean – Impervious Area Clarification 

   

 

This memo is in response to your question regarding the percentages of pervious vs. 

impervious surface on the stormwater management plan for the above project. The 

pervious vs. impervious area percentages used in the engineering stormwater calculations 

are based on commonly accepted best management practices, industry standards, Florida 

Statutes and Key West Code; they are not strictly based on the Key West Code only.  

 

In the case of this project, our proposed system exceeds the minimum requirements of the 

Key West Code by approximately 11%. Based on the City Code definitions of 

impervious surface, the site will have an ISR of 60%. However, our calculations are 

based on a more stringent definition of impervious and the system is designed to account 

for a site that is 71% impervious. The 11% distinction results from our calculations which 

treat pervious pedestrian walkways and paths in the same as vehicular use areas. We find 

if we utilize this more stringent approach, the overall effectiveness of the system is 

dramatically enhanced.  

 

However, to be clear, the site plan as proposed will have 60% impervious surface made 

up of impervious paving, structures, roofs and vehicular use areas as defined in the code. 

The 11% difference in our calculations includes pervious walkways and ground surface 

treatments that are not vegetation (such as pervious stepping stones, crushed rock, etc.).  

 

 

 

 
Key West Office:  

1010 Kennedy Dr. Suite 201 •  Key West, Florida 33040  

tel: (305) 293-9440 Fax: (305) 296-0243  
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# LA0001288
State of Florida

L-1.0

EXISTING TREE
DISPOSITION PLAN

N
MAY 20, 2014

 NOTES:
 1. Site survey provided by William P. Horn Architect, PA
 2. Height, spread, caliper and location of existing vegetation is approximate.
 3. All other existing vegetation not scheduled here is to be removed.
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 NOTES:
 1. Site survey provided by William P. Horn Architect, PA
 2. Sight triangles, landscape clear zone dimensions and code references
     provided by William P. Horn Architect, PA.

LANDSCAPE BUFFER

1 07-10-2014 CODE REQUIREMENTS



SOUTH STREET

GRASS

GRASS GRASS

GRASS

16"

36"
18"

1'-0"

2'-0"

TW
O

  O
C

E
A

N
  I

N
N

K
E

Y
 W

E
S

T,
 F

LO
R

ID
A

-Date:

Sheet Number:

Title:

Drawn By:

Project #:

Checked By:

Drawing Size

Revisions:

 

24x36

EN EN

Seal:

Coral Gables, Florida 33134
305.481.6301

liznewland@bellsouth.net

Consultants:

ELIZABETH

ARCHITECTURE, LLC

ELIZABETH NEWLAND
Registered Landscape Architect

# LA0001288
State of Florida

L-1.2

ROOF LEVEL
LANDSCAPE PLAN

N
MAY 20, 2014

SCALE: 1/8" = 1'-0"

ROOF LEVEL LANDSCAPE PLAN

SCALE: 3/8" = 1'-0"
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 NOTES:
 1. Site survey provided by William P. Horn Architect, PA
 2. Sight triangles, landscape clear zone dimensions and code references
     provided by William P. Horn Architect, PA.
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 NOTES:
 1. Site survey provided by William P. Horn Architect, PA
 2. Sight triangles, landscape clear zone dimensions and code references
     provided by William P. Horn Architect, PA.

ACTIVE RECREATION / PERMEABLE AREA 1,339 SF
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DRC Minutes/Comments 
  



 
THE CITY OF KEY WEST 

Post Office Box 1409 Key West, FL 33041-1409 (305) 809-3700 
 
 
 
TO: Kevin Bond, Planner II 
  
FROM: Elizabeth Ignoffo, E.I., Permit Engineer  
  
DATE: July 16, 2014 
  
SUBJECT:  716-718 South Street, Two Ocean Inn 

Major Development Plan and Height Variance 
 
 

Revised Conceptual Drainage Plan, dated July 2, 2014, for the Two Oceans Inn, has been 
reviewed.   
 
Catch basin inlet notes 3” PVC to pump garage as needed.   
Please indicate if pump will be permanently installed in catch basin, or set in-place when needed.  
If permanently installed, please provide a pump installation detail that shows the controller on-
off level, noting HWL water table elevation, so that operation of the pump will not cause 
groundwater pumping. 
 
Please show control measures that will be employed to provide assurance stormwater pumping 
will not cause overflow from the swale.  The swale may be at capacity, when garage pumping is 
indicated.    
 
Roof Drains and Gutters 
Please indicate how roof drains will be connected to stormwater management system. 
 
 
 
 
 
  



 
THE CITY OF KEY WEST 

Post Office Box 1409 Key West, FL 33041-1409 (305) 809-3700 
 

 
Engineering Services Comments 
Development Review Committee 
April 24, 2014 
 
2323 Staples Avenue 
Detached Habitable Space Variance  
No comments.   
  
1112 Southard Street 
Rear and Side-yard Setback Variance  
Direct roof gutter downspouts back onto property. 
Solid waste and recycle storage area shall be provided and/or maintained.   
   
1404 Olivia Street 
Impervious Surface, Rear and Side-yard Setback Variance  
Direct roof gutter downspouts back into swale. 
 
808 Olivia Street 
Impervious Surface Variance  
Install and direct roof gutter downspouts back onto property. 
 
900 Packer Street  
Impervious Surface, Front and Side-yard Setback Variance 
1. Property record card lists two addresses for this property; 846 Olivia Street and 900 Packer 

Street.  Pursuant to Sec. 66-87, business tax is required for rental property.  Please contact the 
Building Department to make an appointment to confirm second unit has been removed. 

2. Pursuant to Sec. 108-452, clear zone sight distances at the intersection of right-of-ways shall be 
measured 30ft along each property line.  Existing landscaping, located in the Packer Street right-
of-way conflicts with Sec. 108-452.   

 
500 Duval Street  
Side-yard Setback Variance 
No comments.   
 
716-718 South Street 
Major Development Plan and Maximum Height Variance 
1. Please indicate how roof drains will be connected to stormwater management system. 
2. Please indicate how garage pump will operate, considering the depth of the water table in the 

exfiltration trench catchbasin. 
3. Please estimate the volume of trash and recycle material to be produced for this proposed 

project, and provide dimensions for the quantity of solid waste material to be produced.  Ensure 
trash and recycling area will be sufficient to meet the demands of this proposed development.   

4. Please show the clear zone sight distance at the intersection of South Street and William Street, 
noting unobstructed cross visibility shall be between 30 inches and six feet above the sidewalk 
grade.   

 
1516 Dennis Street to 1124 Duval Street  
Transient License Transfer rev. 04.10.2014 
No comments.   
 

kbond
Highlight



(305) 295-1000 
1001 James Street 

PO Box 6100 
Key West, FL 3304D-6100 

www.KeysEnergy.com 

UTILITY BOARD OF THE CITY OF KEY WEST 

April 23, 2014 

Mr. Don Craig 
City of Key West 
PO Box 1409 
Key West, Florida 33040 

RE: DEVELOPMENT REVIEW COMMITTEE 
KEYS ENERGY SERVICES COMMENTS MEETING OF April 24, 2014 

Dear Mr. Don Craig: 

Keys Energy Services (KEYS) received the Development Review Committee Agenda for April 24, 
2014. KEYS has reviewed the items that will be discussed at the City's Development Review 
Committee meeting. 

Below are KEYS' comments: 

1. LOCATION: 1112 Southard Street- Variance 

2. 

3. 

4. 

5. 

6. 

COMMENT: KEYS has no objections to the variance request, however the 
customer will need to get in contact with KEYS about upgrading their 
riser to avoid possible code violations. 

LOCATION: 
COMMENT: 

LOCATION: 
COMMENT: 

LOCATION: 
COMMENT: 

LOCATION: 
COMMENT: 

LOCATION: 
COMMENT: 

1404 Olivia Street ~ Variance 
KEYS has no objections to the variance request. 

808 Olivia Street - Variance 
KEYS has no objections to the variance request. 

900 Packer Street - Variance 
KEYS has no objections to the variance request. 

500 Duval Street ~ Variance 
KEYS has no objections to the variance request. 

716-718 South Street- Major Development Plan 
KEYS has no objections to the major development plan. KEYS 
recommends the installation of underground high voltage distribution 
facilities to a pad mount transformer. KEYS will need a full set of 
plans and a completed project review form. Applicant is to 
coordinate with KEYS about the location of underground facilities 
and other requirements. 

7. LOCATION: 716-718 South Street- Height Variance 
COMMENT: KEYS has no objections to the height variance request. 
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8. LOCATION: 
COMMENT: 

9. LOCATION: 
COMMENT: 

2323 Staples Avenue - Variance 
KEYS has no objections to the variance request. 

1516 Dennis Street- Transient License Transfer 
KEYS has no objections to transient license transfer. 

Thank you for giving KEYS the opportunity to participate in the City's review process. If you have 
any questions, please call me at 295.1055. 

Sincerely, 

111atdb~~ 
Matthew Alfonso 
Supervisor of Engineering 
Matthew .Aifonso@KeysEnergy.com 

MNmpd 

Copied via electronic mail: 
L. Tejeda, General Manager & CEO 
J. Wetzler, Asst. General Manager & CFO 
D. Finigan, Director of Engineering & Control 
A. Tejeda, Director of Customer Services 
File: PU-132 
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Scott P. Russell, CFA
Property Appraiser
Monroe County, Florida

Key West (305) 292-3420
Marathon (305) 289-2550

Plantation Key (305) 852-7130

Website tested on IE8, IE9, & Firefox.
Requires Adobe Flash 10.3 or higherProperty Record Card -

Maps are now launching the new map application version.

Alternate Key: 1037681 Parcel ID: 00036870-000000

Ownership Details
Mailing Address:
SOUTH STREET HOSPITALITY LLC 
830 TRUMAN AVE
KEY WEST, FL 33040-6426

Property Details
PC Code: 39 - HOTELS,MOTELS

Millage Group: 10KW
Affordable 

Housing: No

Section-
Township-

Range:
05-68-25

Property 
Location: 718 SOUTH ST KEY WEST 

Legal 
Description:

KW INVESTMENT CO SUB PB1-69 PT LT 3 SQR 15 TR 17 AND KW WHITE AND PIERCE DIAGRAM N-613 LOTS 10 & 11 SQR 
4 TR 17 OR53-405/06 OR171-294/95 OR471-633-634 OR655-249 OR746-171/72 OR752-1262/64 OR881-77 OR1007-699/700 
OR1007-701/02 OR1121-759/60 OR1162-280/81 OR1410-1439/40 OR1663-707/08 OR2106-2411/13 OR2366-2352/58(RES NO 
08-107) OR2656-1908/09

Click Map Image to open interactive viewer
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Land Details
Land Use Code Frontage Depth Land Area

100D - COMMERCIAL DRY 13,743.00 SF

Building Summary
Number of Buildings: 4

Number of Commercial Buildings: 4
Total Living Area: 7270

Year Built: 1948

Building 1 Details
Building Type Condition A Quality Grade 350
Effective Age 19 Perimeter 134 Depreciation % 23

Year Built 1948 Special Arch 0 Grnd Floor Area 898
Functional Obs 0 Economic Obs 0

Inclusions:
Roof Type Roof Cover Foundation

Heat 1 Heat 2 Bedrooms 0
Heat Src 1 Heat Src 2

Extra Features:
2 Fix Bath 0 Vacuum 0
3 Fix Bath 0 Garbage Disposal 0
4 Fix Bath 0 Compactor 0
5 Fix Bath 0 Security 0
6 Fix Bath 0 Intercom 0
7 Fix Bath 0 Fireplaces 0
Extra Fix 18 Dishwasher 0

Sections:

Nbr Type Ext Wall # Stories Year Built Attic A/C Basement % Finished Basement % Area
1 OPU 1 1990 105 

2 FLA 1 1990 898 
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3 OPF 1 1990 300 

Interior Finish:

Section Nbr Interior Finish Nbr Type Area % Sprinkler A/C
4702 HOTEL/MOTEL C 100 N N 

Exterior Wall:

Interior Finish Nbr Type Area %
1263 C.B.S. 100 

Building 2 Details
Building Type Condition A Quality Grade 350
Effective Age 19 Perimeter 184 Depreciation % 23

Year Built 1948 Special Arch 0 Grnd Floor Area 1,048
Functional Obs 0 Economic Obs 0

Inclusions:
Roof Type Roof Cover Foundation

Heat 1 Heat 2 Bedrooms 0
Heat Src 1 Heat Src 2

Extra Features:
2 Fix Bath 0 Vacuum 0
3 Fix Bath 0 Garbage Disposal 0
4 Fix Bath 0 Compactor 0
5 Fix Bath 0 Security 0
6 Fix Bath 0 Intercom 0
7 Fix Bath 0 Fireplaces 0
Extra Fix 12 Dishwasher 0

Sections:

Nbr Type Ext Wall # Stories Year Built Attic A/C Basement % Finished Basement % Area
1 FLA 1 1990 1,048 

2 OPF 1 1990 280 
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3 OPF 1 1990 66 

4 OPF 1 1990 15 

5 OPF 1 1990 15 

Interior Finish:

Section Nbr Interior Finish Nbr Type Area % Sprinkler A/C
4704 HOTEL/MOTEL C 100 N N 

Exterior Wall:

Interior Finish Nbr Type Area %
1264 C.B.S. 100 

Building 3 Details
Building Type Condition A Quality Grade 350
Effective Age 19 Perimeter 240 Depreciation % 23

Year Built 1948 Special Arch 0 Grnd Floor Area 2,304
Functional Obs 0 Economic Obs 0

Inclusions:
Roof Type Roof Cover Foundation

Heat 1 Heat 2 Bedrooms 0
Heat Src 1 Heat Src 2

Extra Features:
2 Fix Bath 0 Vacuum 0
3 Fix Bath 0 Garbage Disposal 0
4 Fix Bath 0 Compactor 0
5 Fix Bath 0 Security 0
6 Fix Bath 0 Intercom 0
7 Fix Bath 0 Fireplaces 0
Extra Fix 30 Dishwasher 0

Sections:

Nbr Type Ext Wall # Stories Year Built Attic A/C Basement % Finished Basement % Area
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1 OPF 1 1990 445 

2 FLA 1 1990 2,304 

3 OPF 1 1990 480 

4 SBF 1 1990 180 

Interior Finish:

Section Nbr Interior Finish Nbr Type Area % Sprinkler A/C
4707 HOTEL/MOTEL C 100 N N 

Exterior Wall:

Interior Finish Nbr Type Area %
1265 C.B.S. 100 

Building 4 Details
Building Type Condition A Quality Grade 350
Effective Age 19 Perimeter 376 Depreciation % 23

Year Built 1963 Special Arch 0 Grnd Floor Area 3,020
Functional Obs 0 Economic Obs 0

Inclusions:
Roof Type Roof Cover Foundation

Heat 1 Heat 2 Bedrooms 0
Heat Src 1 Heat Src 2

Extra Features:
2 Fix Bath 0 Vacuum 0
3 Fix Bath 0 Garbage Disposal 0
4 Fix Bath 0 Compactor 0
5 Fix Bath 0 Security 0
6 Fix Bath 0 Intercom 0
7 Fix Bath 0 Fireplaces 0
Extra Fix 24 Dishwasher 0

Sections:
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Nbr Type Ext Wall # Stories Year Built Attic A/C Basement % Finished Basement % Area
0 FLA 1 1963 1,458 

0 FLA 1 1963 1,562 

0 OUF 1 1963 55 

0 OUF 1 1963 280 

0 OUF 1 1963 128 

0 SBF 1 1963 100 

Interior Finish:

Section Nbr Interior Finish Nbr Type Area % Sprinkler A/C
HOTEL/MOTEL B 100 N Y 

HOTEL/MOTEL B 100 N Y 

Exterior Wall:

Interior Finish Nbr Type Area %
C.B.S. 50 

CUSTOM 50 

Misc Improvement Details
Nbr Type # Units Length Width Year Built Roll Year Grade Life

1 FN2:FENCES 222 SF 37 6 1988 1989 2 30 

2 AC2:WALL AIR COND 6 UT 0 0 1983 1984 1 20 

3 UB3:LC UTIL BLDG 20 SF 5 4 1981 1982 1 30 

Appraiser Notes
OR2366-2352/2358(RES NO 08-107) EASEMENT FOR ADA ACCESSIBLE PARKING SPACE ON CITY OF KEY WEST'S RIGHT OF WAY 

BLDG #3 HAS THE OFFICE AND IS LEFT OF #1 

2004-07-27-ASKING $4,500,000 FROM THE KW CITIZEN FOR MOTEL & YOUTH HOSTEL AND 21 TRANSIENT LICENSES. FOUR BUILDS 
TOTAL 7300SF ON A 13,744SF CORNER LOT.-SKI 

BLDG #1 IS RIGHT OF OFFICE 

AK 8785682 (RE 00037880-000100) IS NOW COMBINED WITH THIS PARCEL DONE FOR ASSESSMENT PURPOSES, COMPLETED FOR 
THE 2014 TAX ROLL. (1/16/2014 SCJ) 

BLDG #2 IS DIRECTLY BEHIND #1 

Building Permits
Bldg Number Date Issued Date Completed Amount Description Notes

E950172 01/01/1995 09/01/1995 800 MINIMUM ELECTRIC 

E950983 03/01/1995 09/01/1995 1,000 LIGHT FIXTURES 

9604076 10/01/1996 12/01/1996 3,600 ROOF 

03-4068 12/02/2003 12/31/2003 2,000 ELECTRICAL UPGRADE 

04-0217 01/29/2004 10/22/2004 5,500 200 AMP + POLE 

Parcel Value History
Certified Roll Values.

View Taxes for this Parcel.
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Roll 
Year

Total Bldg 
Value

Total Misc Improvement 
Value

Total Land 
Value

Total Just (Market) 
Value

Total Assessed 
Value

School Exempt 
Value

School Taxable 
Value

2014 915,397 1,307 714,250 2,169,956 2,169,956 0 2,169,956 

2013 512,423 1,307 636,513 1,906,050 1,906,050 0 1,906,050 

2012 512,423 1,307 636,513 2,131,469 1,797,791 0 2,131,469 

2011 539,042 1,307 1,094,007 1,634,356 1,634,356 0 1,634,356 

2010 539,042 1,307 1,144,000 1,684,349 1,684,349 0 1,684,349 

2009 565,662 1,307 1,344,200 1,911,169 1,911,169 0 1,911,169 

2008 565,662 1,307 1,768,000 1,849,601 1,849,601 0 1,849,601 

2007 454,566 1,307 1,768,000 1,849,601 1,849,601 0 1,849,601 

2006 465,262 1,330 936,000 1,644,879 1,644,879 0 1,644,879 

2005 465,262 1,361 676,000 1,424,913 1,424,913 0 1,424,913 

2004 464,309 1,385 520,000 1,424,913 1,424,913 0 1,424,913 

2003 464,309 1,408 228,800 1,424,913 1,424,913 0 1,424,913 

2002 464,309 1,439 228,800 1,357,060 1,357,060 0 1,357,060 

2001 464,309 1,462 228,800 1,357,060 1,357,060 0 1,357,060 

2000 464,309 1,162 215,800 1,357,060 1,357,060 0 1,357,060 

1999 501,193 1,176 215,800 952,262 952,262 0 952,262 

1998 334,130 1,186 215,800 791,173 791,173 0 791,173 

1997 334,130 1,196 195,000 650,058 650,058 0 650,058 

1996 246,801 1,210 195,000 605,196 605,196 0 605,196 

1995 246,801 1,340 195,000 605,196 605,196 0 605,196 

1994 246,801 1,470 195,000 601,354 601,354 0 601,354 

1993 246,801 1,603 195,000 631,074 631,074 0 631,074 

1992 246,801 1,734 195,000 631,074 631,074 0 631,074 

1991 246,801 1,864 195,000 631,074 631,074 0 631,074 

1990 213,396 0 158,600 631,074 631,074 0 631,074 

1989 213,396 0 156,000 631,074 631,074 0 631,074 

1988 64,754 0 65,000 129,754 129,754 0 129,754 

1987 63,650 0 42,307 105,957 105,957 0 105,957 

1986 63,598 0 40,435 104,033 104,033 0 104,033 

1985 62,281 0 23,660 85,941 85,941 0 85,941 

1984 61,153 0 23,660 84,813 84,813 0 84,813 

1983 61,153 0 23,660 84,813 84,813 0 84,813 

1982 57,321 0 22,932 80,253 80,253 0 80,253 

Parcel Sales History
NOTE: Sales do not generally show up in our computer system until about two to three months after the date of sale. If a 
recent sale does not show up in this list, please allow more time for the sale record to be processed.  Thank you for your 
patience and understanding.

Sale Date Official Records Book/Page Price Instrument Qualification
10/29/2013 2656 / 1908 2,900,000 WD 02

4/21/2005 2106 / 2411 4,190,000 WD M

11/20/2000 1663 / 0707 452,900 WD M

2/1/1990 1121 / 759 655,000 WD Q

3/1/1987 1007 / 701 275,000 WD M

5/1/1983 881 / 77 180,000 WD M
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This page has been visited 258,537 times.

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

P.O. Box 1176 Key West, FL 33041-1176
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Printed:Sep 03, 2014

Monroe County, Florida
MCPA GIS Public Portal

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 guarante 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.

You created this PDF from an application that is not licensed to print to novaPDF printer (http://www.novapdf.com)
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The Key West Planning Board will hold a public hearing at 6:00 PM on September 18, 2014 at 
Old City Hall, 510 Greene Street, Key West, Florida, (behind Sloppy Joe’s Bar). The purpose 
of the hearing will be to consider a request for: 
 
Major Development Plan and Landscape Modification / Waiver – 716-718 South Street (RE # 00036870-000000, AK # 
1037681) – A request for major development plan and landscape modification / waiver approvals for the reconstruction of 17 
transient residential dwelling units on property located within the Historic Residential / Office (HRO) Zoning District 
pursuant to Sections 108-91.A.2.(a) and 108-517 of the Land Development Regulations of the Code of Ordinances of the 
City of Key West, Florida 
 
The public may examine the application during regular office hours, Monday through Friday between 8:00 AM 
and 5:00 PM, at the City of Key West Planning Department, located in Habana Plaza at 3140 Flagler Avenue. The 
application may also be examined online at www.keywestcity.com. Written responses must be submitted before the 
hearing to the contact person below. 
 
Contact:  Kevin Bond, Senior Planner;  E-mail: kbond@cityofkeywest-fl.gov; Phone: 305-809-3725; Fax 305-809-3978; 
Mail: PO Box 1409, Key West FL 33041-1409 

THIS NOTICE CANNOT BE REMOVED FROM THE SITE UNTIL AFTER 
PLANNING BOARD DETERMINATION. 



YOU ARE A PROPERTY OWNER WITHIN 300 FEET OF THE SUBJECT PROPERTY 

The City of Key West Planning Board will hold a Public Hearing to consider the following request: 

Variance – Major Development Plan and Landscape Modification / Waiver – A request for major development 
plan and landscape modification / waiver approvals for the reconstruction of 17 transient residential dwelling units on 
property located within the Historic Residential / Office (HRO) Zoning District pursuant to Sections 108-91.A.2.(a) and 
108-517 of the Land Development Regulations of the Code of Ordinances of the City of Key West, Florida 
 
Applicant: Trepanier & Associates, Inc.   Owner:    South Street Hospitality, LLC.    

Locations: 716-718 South Street (RE # 00036870-000000, AK # 1037681)  

Date of Hearing:      September 18, 2014     Time of Hearing: 6:00 PM 

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

Interested parties may appear at the public hearing and be heard with respect to the application. Packets can be 
viewed online, the Friday before the meeting at www.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: Kevin Bond, Senior Planner; E-mail: kbond@cityofkeywest-fl.gov; 
Phone: 305-809-3725; Fax 305-809-3978; Mail: PO Box 1409, Key West FL 33041-1409 

Pursuant to Section 286.0105, Florida Statutes, if a person decides to appeal any decision made by the Planning 
Commission or the City Commission with respect to any matter considered at such hearing or meeting, one will need a 
record of the proceedings and for such purpose that person may need to ensure that a verbatim record of the 
proceedings is made; such record includes the testimony and evidence upon which the appeal is to be based. 

ADA Assistance: It is the policy of the City of Key West to comply with all requirements of the Americans with 
Disabilities Act (ADA). Please call the TTY number at 305-809-1000 or the ADA Coordinator at 305-809-3731 at least 
five business days in advance for sign language interpreters, assistive listening devices, or materials in accessible 
format. 

YOU ARE A PROPERTY OWNER WITHIN 300 FEET OF THE SUBJECT PROPERTY 

The City of Key West Planning Board will hold a Public Hearing to consider the following request: 

Variance – Major Development Plan and Landscape Modification / Waiver – A request for major development 
plan and landscape modification / waiver approvals for the reconstruction of 17 transient residential dwelling units on 
property located within the Historic Residential / Office (HRO) Zoning District pursuant to Sections 108-91.A.2.(a) and 
108-517 of the Land Development Regulations of the Code of Ordinances of the City of Key West, Florida 
 
Applicant: Trepanier & Associates, Inc.   Owner:    South Street Hospitality, LLC.    

Locations: 716-718 South Street (RE # 00036870-000000, AK # 1037681)  

Date of Hearing:      September 18, 2014     Time of Hearing: 6:00 PM 

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

Interested parties may appear at the public hearing and be heard with respect to the application. Packets can be 
viewed online, the Friday before the meeting at www.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: Kevin Bond, Senior Planner; E-mail: kbond@cityofkeywest-fl.gov; 
Phone: 305-809-3725; Fax 305-809-3978; Mail: PO Box 1409, Key West FL 33041-1409 

Pursuant to Section 286.0105, Florida Statutes, if a person decides to appeal any decision made by the Planning 
Commission or the City Commission with respect to any matter considered at such hearing or meeting, one will need a 
record of the proceedings and for such purpose that person may need to ensure that a verbatim record of the 
proceedings is made; such record includes the testimony and evidence upon which the appeal is to be based. 

ADA Assistance: It is the policy of the City of Key West to comply with all requirements of the Americans with 
Disabilities Act (ADA). Please call the TTY number at 305-809-1000 or the ADA Coordinator at 305-809-3731 at least 
five business days in advance for sign language interpreters, assistive listening devices, or materials in accessible 
format. 
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716-718 South Street
Page 1 of 12

NAME ADDRESS1 ADDRESS2 CITY STATE ZIP COUNTRY
1 DIGBY STEVEN JAMES AND LISA 4 MOUNT VILFRACOMBE DEVONEX34PD ENGLAND
2 MCMANE DAVID AND ARALYNN 259 RUE DPARIS 75011 FRANCE        
3 1-3 LLC 341 KILMACARY NC 27511-4490
4 709 WASHINGTON LLC C/O WEISSBERG CORP 28 BLACKWWARRENTON VA 20186-2685
5 714 SOUTH STREET LLC 714 SOUTHKEY WEST FL 33040
6 BAHLKE WILLIAM P AND ALMEDA ALLEN 804 SOUTHKEY WEST FL 33040-4762
7 BOARD OF PUBLIC INSTRUCTION OF MONROE COUNTY 242 WHITEKEY WEST FL 33040
8 BRUGMAN FAMILY LIMITED PARTNERSHIP THE (5/16/96) 721 SOUTHKEY WEST FL 33040
9 BRYAN JOSEPH MCKINLEY JR 2317 PRIN GREENSBORO NC 27408

10 CANNON ROGER F TRUST AGREEMENT 9/6/2005 3240 HAVEPALATINE IL 60067-9054
11 CASA ALBERTA LLC 1101 JOHNKEY WEST FL 33040-4827
12 CASA ALBERTA LLC C/O VENACARE OF FLORIDA KE 615 1/2 DUKEY WEST FL 33040
13 CASA VACATIONS LLC 1419 REYNKEY WEST FL 33040-4782
14 CHAPUIS RALPH A 812 SOUTHKEY WEST FL 33040-4764
15 COBO LUIS E AND ANA A 1101 JOHNKEY WEST FL 33040-4827
16 CORNFIELD NEIL 17 BEVER PORT WASHINGTNY 11050-3017
17 CORTINAS ANGELICA MARIE 816 SOUTHKEY WEST FL 33040-4765
18 CUNNINGHAM DAVID A ESTATE C/O CUNNINGHAM JON M CO-EX2150 VICK CUMMING GA 30041
19 DEDRICK WARREN WILLIAM C/O MCCANN MICHELLE CPA 180 SUGA SUMMERLAND KEFL 33042-3673
20 DEVAULT DARLENE AND KENNETH E JR 1212 SE 2NFORT LAUDERDAFL 33301-3941
21 DIBIASIO JAMES AND LINDA 804 SOUTHKEY WEST FL 33040-4762
22 DICKERSON ONNIE D III 1203 CALAKEY WEST FL 33040
23 FREEMAN PETER R 706 ORIENORIENTAL NC 28571
24 GONZALEZ ANGEL T JR AND TRACEY TOPPER 240 E 55THNEW YORK NY 10022-4021
25 GREENE TIMOTHY O  PO BOX 55KEY WEST FL 33045-5590
26 GROOMS MARY LOUISA P 719 WASHKEY WEST FL 33040-4777
27 GRUMBACHER NANCY T TRUST 1/12/95 2055 ROSEYORK PA 17403-5900
28 GULFSTREAM APARTMENTS OF KEY WEST LLC 500 FLEMI KEY WEST FL 33040-6891
29 HOLST LESLIE K AND ELLEN R 1415 ALBEKEY WEST FL 33040-4757
30 HOSPICE OF THE FLORIDA KEYS INC 1319 WILL KEY WEST FL 33040-4736
31 HOUSING AUTHORITY OF THE CITY OF KEY WEST FLORIDA 1400 KENNKEY WEST FL 33040-4055
32 HSBC BANK USA NA C/O SELECT PORTFOLIO SERVIC3815 S WESALT LAKE CITY UT 84115-4412
33 KAUFMAN STUART M REVOCABLE INTER-VIVOS TR 10/4/88 760 WASHKEY WEST FL 33040-4778
34 KELLER JANINE C AND DAVID M 617 FLEMI KEY WEST FL 33040-6899



300' Radius Noticing
List Generated 09/05/14

716-718 South Street
Page 2 of 12

NAME ADDRESS1 ADDRESS2 CITY STATE ZIP COUNTRY
35 KING HOLDINGS OF KEY WEST LLC 1602 LAIRDKEY WEST FL 33040
36 KOONTZ BONNIE W TRUST 7/24/2013 8407 BROELOUISVILLE KY 40241-6101
37 KUNKEMOELLER STEVEN AND SUSAN M 793 WATC CINCINNATI OH 45230-3758
38 LOST WEEKEND LLC PO BOX 35CEDAR LAKE IN 46303-0035
39 LUSTER JUNE TRAVIS TRUST 11/10/2005 C/O LUSTER WM CLARK AND JU699 BLACKDEL RIO TN 37727
40 LUSTER WILLIAM CLARK JR AND JUNE TRAVIS 699 BLACKDEL RIO TN 37727
41 MACNELLY SUSAN M REVOCABLE TRUST 1/28/2012 PO BOX 18FLINT HILL VA 22627-0188
42 MARCUS BARBARA 927 S WIN LOS ANGELES CA 90019
43 MCFARLAND ANN 114 N GEOMILLERSVILLE PA 17551-1807
44 NEEDLEMAN DIANE T/C 1320 ROYAKEY WEST FL 33040
45 NORMAC INC 800 WASHKEY WEST FL 33040-4799
46 OLIVE JAMES R 707 WASHKEY WEST FL 33040-4732
47 PADILLA MARTA M 16510 NW HIALEAH FL 33016-6142
48 POTTER MARY SUE QPRT 02/05/08 1801 GULFNAPLES FL 34102-4915
49 PRUETT RANDY B AND CINDY C 2383 NICOSHREVEPORT LA 71107
50 RAGUSO REBECCA 111 HOLIDCANANDAIGUA NY 14424-1427
51 REINKING ANDREW J 812 SOUTHKEY WEST FL 33040-4764
52 ROBINSON SOLITA 1012 JOHNKEY WEST FL 33040-4826
53 RODRIGUEZ DELFINA 241 E 15THHIALEAH FL 33010-3553
54 RYMER J HOYLE TRUST 5238 STATDE LEON SPRINGFL 32130-3871
55 SCHOLL DIANE E PO BOX 29LAKE PLACID NY 12946-0029
56 SCHOOLER RHONDA E 521 EMER YPSILANTI MI 48198
57 SOUTH STREET HOSPITALITY LLC 830 TRUM KEY WEST FL 33040-6426
58 SOUTHERN BELL TEL AND TELEGRAPH C/O BELLSOUTH TELECOMMUN PO BOX 72BEDMINSTER NJ 07921-7207
59 SOUTHPARK CONDOMINIUM 816 South KEY WEST FL 33040
60 SPRIGGS LECIA E 127 CLAIB RIDGELAND MS 39157-9707
61 TEPE VICKI L 816 SOUTHKEY WEST FL 33040-4765
62 TURCHIN GARY A AND LISA V 9908 LONEORLANDO FL 32836-6537
63 VALENZUELA STACE V 812 SOUTHKEY WEST FL 33040-4764
64 WADDELL PROPERTIES LLC 403 RUTH SYRACUSE NY 13212-1942
65 WHERTY JAMES 5511 WINCVENTNOR CITY NJ 08406-2351
66
67
68
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