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THE CITY OF KEY WEST 

PLANNING BOARD 
Staff Report 

 
To:  Chairman and Planning Board Members 
 
From:  Nicole Malo 
 
Through:  Donald Leland Craig, AICP, Planning Director 
 
Meeting Date: July 21, 2011 
 
Agenda Item:  A request for Modifications to a Major Development Plan and Conditional 

Use approval via City Commission Resolution 09-242 to enable a 
reconfiguration of the parking lot, elimination of an ingress and egress 
easement and relocation of garbage storage and pick-up areas and to 
modify conditions associated with the approval to allow outdoor 
consumption area for property located at 512 Greene Street in the Historic 
Residential Commercial Core Gulf Side (HRCC-1) zoning district per 
Section 108-91C(3) and (4) of the Land Development Regulations of the 
Code of Ordinances of the City of Key West, Florida (RE 00001170-
000000).   

 
 
Request:  To allow modifications to a Major Development Plan and Conditional Use 

approval: City Commission Resolution 09-242, which would enable an 
increase in outdoor bar and lounge consumption area, reconfiguration of 
the parking lot, elimination of an ingress and egress easement and 
relocation of garbage storage and pick-up areas 

 
Applicant and  Susan M. Cardenas, Esq. 
Authorized  
Representative:   
    
Property Owner: 512 Greene Street, LLC; Peter Brawn, Managing Member 
 
Location:   512 Greene Street  

RE# 00001170-000000 
 

Zoning:    Historic Residential Commercial Core, Gulf Side (HRCC-1) 
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Background:  This property is located at the northeast corner of the intersection of Greene 
Street and Ann Street.  The parcel is approximately 9,800 square feet and prior to recent 
redevelopment approvals supported commercial uses (including a former restaurant with indoor 
and outdoor consumption area and retail store), commercial surface parking area and a single 
family home. In 2009 the City Commission approved redevelopment of the site to allow 1,045 
square feet of indoor bar and lounge consumption area, 1,256 square feet of retail floor area 
located within several historic structures, and associated parking consisting of seven spaces. In 
order to assure vehicular egress from the parking area as well as garbage storage and handling 
access, the City Commission required a perpetual two-way easement across the adjacent lot as 
one of seven conditions associated with the approval. After considerable investment in 
redevelopment efforts on the site, the property owner decided not to execute the required 
easement on the adjacent parcel and instead requested an amendment to the existing approvals 
with the aim of eliminating the need for an easement. On June 17, 2010 the Planning Board 
approved a modification to the approved development plan through Resolution 2010-024, 
however the City Commission tabled the item until such time that the site could be redesigned to 
eliminate the proposed compact car spaces and accommodate standard parking spaces. In an 
effort to satisfy the requests of numerous parties involved in the development process, the 
applicant sought continuances for the project from the City Commission. 
  
While in the process of redesigning the parking lot the applicant decided to amend the request to 
also include outdoor consumption area. Because the bar and lounge use is conditional in the 
zoning district the new request requires Planning Board review.  
 
Request:  This Modification to a Major Development Plan and Conditional Use approval 
application request includes the following key elements: 

• Site design changes to the parking lot in order to eliminate the need for egress (and an 
associated easement) across an adjacent property;  

• Stormwater management plan and associated landscaping; 
• Relocation of garbage storage and pick-up areas; and, 
• An additional 90 square feet of consumption area, all outdoors. 

 
The applicant’s request to increase bar and lounge consumption area is for a 90 square foot 
outdoor area on the corner of Ann and Greene Streets. The applicant provided adequate 
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information showing that 90 square feet of outdoor restaurant consumption area, on that corner, 
was preexisting for the purposes of assessing parking requirements, and had not been abandoned 
based on Code Section 86-9. 
  
The preexisting restaurant consumption area exempts the applicant from parking requirements, 
however it does not enable the applicant to substitute a bar and lounge use in that area without 
Conditional Use approval.  
 
Because the original development plan modification was approved by the Planning Board with 
public input and because the approved site plan is similar to the currently proposed parking lot 
(albeit drainage plan), the relevant conditions of Resolution 2010- 024 have been maintained and 
incorporated herein.  
 
The proposed drainage plan has been approved by the city’s engineering division, however a 
paving material that is jointly approved by HARC and the engineering division has not been 
reconciled to date. This is noted on the drainage plan and considered as a condition of approval. 
 
Current Process 
DRC Meeting     December 17, 2010 
HARC      December 30, 2010 
Tree Commission Meeting   May 9, 2011 
Planning Board    July 21, 2011 
City Commission Meeting   TBD 
 
Previous City Actions 
DRC Meeting     May 28, 2009      
HARC       June 9, 2009 
Tree Commission Meeting   August 10, 2009  
Planning Board     August 6, 2009, Resolution 2009-030  
City Commission Meeting   October 13, 2009, Resolution 09-242 
DRC Meeting     February 25, 2010     
HARC      April 5, 2010 - H10-03-31-35     
Planning Board    April 29, 2010 – postponed 
      May 20, 2010 - postponed 

July 7, 2010 - approved 
City Commission Meeting    September 7, 2010 - postponed   
      December 7, 2010 - postponed 
      February 15, 2011 – postponed 
Prior Approvals   

• August 6, 2009 - Planning Board Resolution 09-030, Conditional Use and Major 
Development Plan recommendation of approval.  

• October 13, 2009 - City Commission Resolution 09-242, Major Development Plan and 
Conditional Use approval. The approval includes:  
o 1,045 square feet of indoor bar and lounge consumption area;  
o 1,256 square feet of retail floor area located in several historic structures; 
o Restored historic three-hole outhouse; 
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o Bicycle parking areas;  
o Parking consisting of seven spaces - one handicap space and six standard parking 

spaces positioned at a 45 degree angle, a one-way aisle, entering the site from Ann 
Street and exiting across an adjacent parcel onto Simonton Street.  Condition number 
six of approval 09-242 requires that a perpetual two-way easement on the adjacent 
property leading out to Simonton Street be executed prior to issuance of a building 
permit. The easement was also intended to provide access from Simonton Street for 
commercial trash and recycling removal; and 

• July 7, 2010 - Planning Board Resolution 2010-024, Modification to a Major 
Development Plan recommendation of approval. The approval includes: 
o Site design changes to the parking lot in order to eliminate the need for egress (and an 

associated easement) across an adjacent property;  
o Relocation of garbage storage and pick-up areas and associated landscaping; and 

 
Surrounding Zoning and Uses 
North:  HRCC-1- Restaurant and retail 
East:  HRCC-1- Retail and parking lot  
South:  HRCC-1- Residential apartments, parking lot and Old City Hall 
West:     HRCC-1- Take out and Old City Hall    
 
Uses Permitted: 
(1)   Single-family and two-family residential dwellings 
(2)   Multiple-family residential dwellings 
(3)   Group homes with less than or equal to six residents as provided in section 122-1246 
(4)   Places of worship 
(5)   Business and professional offices 
(6)   Commercial retail low and medium intensity less than or equal to 5,000 square feet as 

provided in division 11 of article V of this chapter 
(7)   Commercial retail high intensity less than or equal to 2,500 square feet as provided in 

division 11 of article V of this chapter 
(8)   Hotels, motels, and transient lodging 
(9)   Medical services 
(10)  Parking lots and facilities 
(11)  Restaurants, excluding drive-through 
(12)  Veterinary medical services without outside kennels 
(13)  Adult entertainment establishments (see section 122-1533) 
 
Conditional Uses: 
(1)    Group homes with seven to 14 residents as provided in section 122-1246 
(2)    Cultural and civic activities 
(3)    Community centers, clubs, and lodges 
(4)     Educational institutions and day care 
(5)     Nursing homes, rest homes and convalescent homes  
(6)     Parks and recreation, active and passive 
(7)     Protective services 
(8)     Public and private utilities 
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(9)     Bars and lounges, including those associated with adult entertainment establishments 
(10)   Boat sales and service 
(11)   Commercial amusement, except adult entertainment establishments 
(12)   Commercial low and medium intensity greater than 5,000 square feet as provided in 

division 11 of article V of this chapter 
(13)   Commercial retail high intensity greater than 2,500 square feet as provided in division 11 

of article V of this chapter 
(14)   Funeral homes 
(15)   Light industrial 
(16)   Marinas 
(17)   Small recreational power-driven equipment rentals 
 
Conditional Use Review 
Code Sec. 122-62 (a) provides, in part, that “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.”  The 
same section also specifies that “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.” 
 
Conditional Use Criteria per Code Section 122-62 
(a)  Findings: The Planning Board may find that it meets the Code purpose of ensuring 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.” 

 
The subject property, zoned HRCC-1, has a permitted bar and lounge specifically approved 
for indoor consumption area only, and retail commercial uses in addition to a parking lot. 
The proposed outdoor consumption area appears to be generally compatible with the intent 
of the zoning classification that supports high intensity land uses, such as the proposed bar 
with indoor/outdoor consumption area. However, in prior public meetings noise and 
garbage impacts (both from storage and collection) were raised which may be aggravated 
by the proposed increase in consumption area and the revised solid waste management 
plan.   
 
Mitigative techniques such as a drainage plan to accommodate stormwater runoff from the 
parking lot and additional landscaping will provide a buffer from neighboring properties. 

 
The proposed conditional use application for outdoor consumption area shall be in the 
public interest and shall meet the following criteria as described below: 

 
(b)  Characteristics of use:  
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The proposed modification to the approved conditional use includes outdoor consumption 
area and garbage storage and handling changes, as well as modifications to the parking lot 
and associated ingress and egress plans. Each key area is assessed below. 

 
1) Scale and intensity 

a. Floor Area Ratio (F.A.R): Existing F.A.R is .32; outdoor consumption area does 
not constitute new structural floor area. However, the consumption area is 
considered commercial activity as defined by Sections 86-9, and therefore is an 
intensification of the site and subject to the approval of the Planning Board with 
appropriate conditions and limitations to respond to the impacts of the site 
intensification.  The F.A.R for the HRCC-1 is 1.0. The proposed use conforms to 
the requirement. 

 
b. Traffic Generation:  According to the Institute of Transportation Engineers Trip 

Generation Manual, 7th Edition, the trip generation of bars is based on gross floor 
area.  Outdoor consumption area is not considered floor area.  However, it is likely 
that in those peak times the outdoor consumption area for bars and lounges may add 
to the trip generation of the site. The new outdoor consumption area for bars and 
lounges of 90 square feet could potentially increase trips from an existing thirty 
trips on a Saturday peak hour to thirty-nine trips per peak hour. Because of the 
location of the proposed bar and lounge in the pedestrian oriented district, traffic 
generation is expected to be primarily pedestrian. 

  
c. Square Feet of Enclosed Space For Each Specific Use:    

The existing indoor consumption area is 1,045 square feet; total consumption area is 
proposed to increase by 90 square feet.  The existing retail areas include a total of 
1,256 square feet and are not impacted by the proposed modification. 
 

d. Proposed Employment:  
No additional employees are anticipated due to the proposed increase on outdoor 
consumption area. The applicant estimates there will be five persons employed at 
the bar and lounge. 
 

e. Proposed Number of Service Vehicles:  
No additional service vehicles are expected due to the proposed outdoor 
consumption area. The applicant expects service vehicles to be making deliveries 
through the parking lot at the rear of the bar 3-6 times a week as needed. Garbage 
pick up will be on Ann Street to be determined on an as needed basis as confirmed 
by Waste Management. Waste Management currently collects garbage and 
recycling between the hours of 4am and 6am up to seven days a week on the block.  

 
f. Off-Street Parking:  

The parking lot on site was approved for seven parking spaces of which 3.6 are 
required and designated for the retail uses. Four spaces are proposed with the new 
plan, inclusive of one handicap space. This property is within the parking waiver 
district and the applicant claims the pre-existing outdoor consumption area 
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associated with the former restaurant on the site should provide a partial credit 
against new parking requirements per Section 108-573(c). The applicant provided 
adequate substantiation that the consumption had not been abandoned, but did not 
provide substantiation regarding the amount of outdoor consumption area 
authorized for seating at the former restaurant. The Planning Department found 
documentation that six outdoor seats, or a total of 90 square feet of consumption 
area, were legally established on the site. Absent any further information, the 
Department agrees that 90 square feet is exempt from parking requirements. Please 
note that new retail area associated with the conversion of the single family unit 
into retail space (1,080 sf at one space per 300 sf) resulted in a requirement of 4 
spaces as proposed. The latest site plan, dated July 12, 2011, shows four standard 
parking spaces, one of which is ADA compliant.  

 
2) On or Off Site Improvements Not Previously Identified  

a. Utilities:  
No change in utilities are expected form this conditional use proposal. The Florida 
Keys Aqueduct Authority and Keys Energy Services have no objections.  

 
b. Public facilities:  

The applicant has provided a Concurrency Management report.  As existing, the site 
is concurrent with Chapter 94 of the Code, no changes are proposed to the site that 
impact the existing standards including garbage and recycling areas, and facilities 
that meet ADA standards. The applicant has obtained city engineer approval of the 
revised site plan to ensure that it still meets stormwater management requirements. 
 

c. Roadway or Signal Improvements:   
 No changes to roadways or signal improvements are required at this time. However, 

a stop sign is proposed on the site. 
 

d. Accessory Structures or Facilities:  
No changes are proposed to any of the accessory structures on site.  

 
e. Other: As part of the Modification to the Major Development Plan site 

improvements will include additional open space, a drainage plan, relocated 
garbage handling area and a parking lot that conforms to circulation and 
dimensional requirements. 

  
3) On-site amenities proposed to enhance the site:  Through the approved Conditional 

Use and Major Development Plan numerous site improvements were made to enhance 
the pedestrian access, open space, drainage, and landscaping of the site. 

 
a. Open space:  

The site currently complies with the 20% open space requirements of the property. 
The total open space exceeds 2,000 square feet of the approximately 9,800 square 
foot site.   
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b. Setbacks:  
 No change is proposed. 

 
c. Screening and buffers:  

A landscape buffer and a two-sided shadow box wooden fence have been installed 
between the parking area and residential uses in lieu of landscaping which was 
required by the approved plan. A 6’ fence is proposed to be installed across the 
waste handling site to provide screening.  All electrical equipment and garbage shall 
be located in a screened area.  

 
d. Landscaping berms:  

No landscaped berms are proposed, however the applicant has proposed a modified 
landscape plan and installed additional stormwater retention. The Tree Commission 
approved changes to the landscape design associated with the revised site plan on 
May 11, 2011. 

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

impacts: 
 For the previous approval the applicant hired noise experts to examine noise 

generating from the proposed bar which may affect business at Old City Hall or 
surrounding residential units. The noise experts advised proper techniques for 
mitigating and redirecting potential noise generation. Conditions of approval 09-
042 are recommended to be maintained as conditions of this request. No outdoor 
music is proposed by the modification to the application. The relevant existing 
approval conditions are as follows:  

 
1. The applicant will install and maintain a programmable distributive sound 

system consistent with that described in the document prepared by The Audio 
Bug and submitted on July 25, 2009, to assure compliance with the 
“unreasonable noise” definition of Section 26-191 of the Code of Ordinances, 
and that such referenced document shall be updated to include that a 
computerized sound monitoring system is installed and available to the city 
upon request; 

 
2. There will be no live music, disc jockeys, or karaoke at the site unless 

approved under a special event permit per Section 6-86 of the Code of 
Ordinances.    

 
Additionally, prohibition of outdoor speakers is a condition of this conditional use 
request for outdoor consumption area. The applicant has installed a two-sided 
shadow box wooden fence between the parking lot and the adjacent residential 
property. Additionally, there are no windows on the rear of the bar structure. 
 
The proposal also includes a waste handling area that is buffered from sight by 
fencing and landscaping. Garbage will be removed on an as needed basis based as 
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explained by Waste Management officials. Please see attached section labeled Solid 
Waste Management Plan for details.  

 
(c) Criteria for conditional use review and approval: Applications for a conditional use 
review shall clearly demonstrate the following: 

 
1) Land use compatibility:  

The proposed Conditional Use in conjunction with the proposed Modification to the 
Major Development Plan appears generally compatible with nearby commercial land 
uses. Several adjacent residential units remain in the area, and the use may be less 
compatible with them. Issues identified in the public hearing in 2009 included noise 
generation, garbage handling and storage impacts, and ingress and egress impacts. 
Although the applicant was able to resolve these issues at the time, this application 
changes items that were of specific concern to neighbors during the last approval 
process. Further, Old City Hall, where public hearings are held frequently, is directly 
across from the proposed project. 

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

the proposed use:   
The site size is over 9,000 square feet and the building coverage of all four structures is 
approximately 4,000 square feet, leaving 5,000 square feet for open space and the 
parking lot. None of the existing structures on site will be altered in size as part of this 
amendment request. 
 
The proposed Modification to the Major Development Plan is conforming to and 
slightly increases open space requirements. The site has adequate size and site 
specifications to accommodate the proposed outdoor consumption area and amenities 
such as sidewalks and existing open space courtyards. The applicant has modified the 
plan to accommodate parking needs and typical parking area dimensions, particularly 
as they pertain to aisle width and car stall size.  

 
3) Proper use of mitigative techniques:  

The applicant has included mitigative noise measures for indoor music, and the 
applicant has agreed to the condition that there be no outdoor speakers in order to 
control noise. The solid waste storage area appears to be adequate in size and is 
proposed to be screened with fencing and vegetation. The applicant has included a 
waste handling plan to address staff and neighborhood questions concerning 
neighborhood pick-up times and frequency.  

 
4) Hazardous waste:   

No hazardous waste shall be generated by this conditional use. 
 
5) Compliance with applicable laws and ordinances:  

The applicant will comply with all applicable laws and regulations as a condition of 
approval.  
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6) Additional Criteria Applicable to Specific Land Uses:  
Applicants shall demonstrate the proposed conditional use satisfies the following 
criteria: 
a. Land Uses Within a Conservation Area:   

N/A 
 

b. Residential Development:  
N/A 

 
c. Commercial or Mixed Use Development:  

The surrounding uses are mostly commercial and adjacent properties include 
commercial parking lots. However, some residential uses, as well as Old City Hall, 
are proximate to the site. The Planning Department has strongly encouraged the 
applicant to meet with neighbors, particularly those associated with nearby transient 
and residential areas, and attempt to resolve issues prior to presenting the item 
before the board. 
 

d. Development Within or Adjacent to Historic District: 
Development proposed was reviewed and approved by the Historical Architectural 
Review Committee on December 30, 2010, H10-01-703. 
            

e.  Public Facilities or Institutional Development: 
 N/A 
 

f.  Commercial Structures, Uses and Related Activities Within Tidal Waters:  
 N/A  
 

g.  Adult Entertainment Establishments:  
                      N/A 
 

Major Development Plan 
 
Analysis – Evaluation for Compliance With The Land Development Regulations: 
Section 108-91 (C)3 of the City of Key West Land Development Regulations requires that any 
Major Modification to a Development Plan be treated in the same manner as the original 
approval.  Additionally, Section 108-91 (C)4 of the Land Development Regulations stipulates 
that any changes to specific conditions of the original approval be approved by the administrative 
body that originally approved the development.  
 
The original Major Development Plan and Conditional Use approval was recommended for 
approval by the Planning Board on August 6, 2009, with seven conditions of approval and 
subsequently approved by the City Commission, October 13, 2009, with seven conditions of 
approval in accordance with Section 108-91 A(2)(b) and Section 108-196(a) of the Land 
Development Regulations. 



 

K:\Geo Projects\Greene St\512\2011-2010 Modification MDP and CUP\Modification Request 2010 - 2011\20110721 
Staff Report - MDP and Cup.doc Page 11 of 16 

Planning staff, as required by Chapter 108 of the City of Key West Land Development 
Regulations, has reviewed the following site information for compliance with the City's LDRs 
and Comprehensive Plan: 

Project Data 

 Required/ Allowed Existing Proposed Variance Request
Zoning HRCC-1 
Flood Zone AE 
Size of Site 9,827 s.f 
Front Setback  
(Front Street) 

None 

West Side Setbacks 2.5’ 
East Side Setback 2.5’ 
Street Side Setback 
(Fitzpatrick Street) 

None 

Rear Setback 10’ 

 
 
 
 

No Changes Proposed 

FAR 1.0  .32 
Building Coverage 50%  33% (3,257 s.f) 
Impervious Surface 70%  74% (7,335 s.f) 
Open Space/ 
Landscaping 
Parking 

20% 22% (2,162 s.f) 

Bicycle Parking 4 7 

 
 
 

No Changes Proposed 

Parking 4 7 4  0 
 
Concurrency Facilities and Other Utilities or Service: 
As required by Objective 9-1.5 of the Comprehensive Plan and Section 108-233 of the Land 
Development Regulations development plans shall satisfy concurrency management regulations 
to ensure that facilities and services needed to support the proposed development meet the City’s 
level of service standards. 
 
The applicant provided a concurrency analysis report for the parcel of approximately 9,827 
square feet or 0.225846 acres which is used to determine service levels. The proposed project is 
commercial in nature and will incorporate a total of ten employees on site.  
 
1. The anticipated public facility impacts of the proposed development: 

The applicant has provided a Concurrency Management analysis. The proposed development 
is not anticipated to generate any public facility impacts.  

 
2. The ability of existing facilities to accommodate the proposed development at the 

adopted level of service standards: 
The Concurrency Management analysis concluded that the existing facilities are expected to 
accommodate the proposed redevelopment project at the adopted level of service standards.  

 
3. Any existing facility deficiencies that will need to be corrected prior to the completion of 

the proposed development: 
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The Concurrency Management analysis found that there are no existing facility deficiencies 
which will need to be corrected prior to the completion of the proposed development. 

 
4. The facility improvements or additions necessary to accommodate the impact of the 

proposed development at the adopted level of service standards and the entities 
responsible for the design and installation of all required facility improvements or 
additions; and 
There are no facility improvements or additions that are necessary to accommodate the 
impact of the proposed redevelopment. 

 
5. The date such facility improvements or additions will need to be completed to be 

concurrent with the impacts on such facilities created by the proposed development: 
This criterion is not applicable, as there are no known facility improvements or additions that 
will need to be completed for the modification to the development plan. 

 
Fire Protection:  
Fire protection was initially improved through increased open space in the courtyard between all 
four structures. The applicant has submitted a life safety plan for the proposed bar that was 
approved by the Fire Marshal’s Office at the time of the original approval.  
 
Other Public Facilities: 
Educational facilities, police protection, fire protection, electric power, health care, disaster 
preparedness and recreational facilities will not experience a change in usage due to the modified 
proposal because these facilities are currently in place.      
 
Appearance, design and compatibility (Section 108-234) 

1. Compliance with Chapter 102; Articles 111, IV and V: 
Articles III and V are not applicable to the proposed project. The project is in 
compliance with Article IV of the City Code.  
 
A Certificate of Appropriateness from the Historic Architectural Review Commission 
for new lighting, site plan redesign of parking lot, landscaping and new fencing has 
been approved for this project through approval H10-01-703. HARC approval will be 
required for the parking lot paving material. 

 
2. Compliance with Section 108-956:  

The requirements for domestic water and wastewater have been addressed in the 
concurrency management report submitted by the applicant.  

3. Chapter 110; Article II: 
Should any archeologically significant resources be discovered during the development 
of the site, the applicant shall be required to comply with this article of the Land 
Development Regulations.  
 

Site location and character of use (Section 108-235): 
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This site is located in the heart of the HRCC-1 zoning district which permits bars and 
lounges only as a conditional use. The character of the zoning district incorporates side 
walk-oriented lounges and bars and the most intense activity center in the commercial core 
of the city. Although the surrounding properties are also primarily commercial in nature, 
the site is proximate to nearby residential units as well as Old City Hall. Therefore, 
although the proposed outdoor consumption area is similar to other open-air bars in the 
surrounding blocks and it may not be compatible with the neighborhood based on issues 
raised by nearby residents and transient businesses at the original hearing and again 
relative to the modifications requested. 
 

1. Appearance of site and structures (Section 108-236 and Section 108-278): 
No design changes are proposed for the structures on the site. The existing historical 
structures are in harmony with neighboring structures. The appearance of the proposed 
parking lot plan, landscaping, lighting and garbage area appears compatible with the 
overall environment and land uses in the immediate vicinity and the project has met the 
requirements outlined in this Section of the City Code. 
 

2. Location and screening of mechanical equipment, utility hardware and waste 
storage areas (Section 108-279):  
Waste and recycling storage is proposed to be relocated as part of this site plan 
modification. Waste is proposed to be kept on the southeastern vegetated area of the 
property buffered by fencing and landscaping at the rear of the parking lot. All 
mechanical equipment and utility hardware areas will be in compliance with Section 
108-279 of the Code and screened. 
 

3. Utility lines (Section 108-282): 
No new construction is proposed that requires the placement of underground utility 
lines.  Landscaping with shrubs and plants shall be provided to screen pad-mounted 
transformers if they are installed on site, as required in Section 108-282. Keys Energy 
has provided a letter of no objection for this property and existing electric lines will be 
utilized.  
 

4. Commercial and manufacturing activities conducted in enclosed buildings 
(Section 108-283):  
No outdoor business is proposed. All business will take place within each proposed 
commercial venue. The proposed storage area is inside the building towards the center 
of the site.  Storage areas are identified on the site plans.   
 

5. Exterior Lighting (Section 108-284)  
A lighting plan was approved as part of the original proposal. Modified lighting has been 
approved by HARC and complies with the referenced Code Section.  

 
6. Signs (Section 108-285): 

The applicant shows signage at the parking lot entrance and exit on the site plan 
submitted on July 12, 2011 as previously requested by the City Engineer. A separate 
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permit will be required for the installation of any signs which are required to comply 
with Chapter 114, Signs and must be approved by HARC. 

 
7. Pedestrian sidewalks (Section 108-286): 

The existing pedestrian circulation system has been modified to provide adequate 
driveway width for the parking lot. 
 

8. Loading docks (Section 108-287): 
N/A 
  

9. Storage Areas (Section 108-288): 
A garbage storage area is proposed on site as part of the modified plan. The area is 
enclosed by fencing as proposed on the site plan. 
 

On-site and off-site parking and vehicular, bicycle, and pedestrian circulation (Section 108-
244): 
The proposal does satisfy on and off-street vehicular circulation and parking requirements for 
Chapter IV and VII. The City Engineer has recommended approval of the revised design. 
 
Housing (Section 108-245): 
No proposed residential development is included in this proposal.  The applicant returned one 
unit to the City as a condition of the previous approval. 
 
Economic resources (Section 108-246): 
The applicant will meet all Code requirements for recording tax yields, construction expenditure 
as applicable throughout the development phases, and projections of permanent employees using 
appropriate standard industry classification. 
 
Special Conditions (Section 108-247): 
The application as submitted complies with the intent of the Land Development Regulations and 
the City's Comprehensive Plan. The proposed development is not within any special zoning 
districts, adjacent to the airport or in proximity to waste treatment.  
                              
Construction management plan and inspection schedule (Section 108-248): 
As proposed there are no phases of development of this project, the applicant expects to start the 
modifications to the site plan immediately.  

Open Space, Screening and Buffers and Landscaping (Article V and VI): 
The proposed development plan includes a landscape design prepared by a landscape architect, 
as required by Section 108-511(b) of the Code. On May 11, 2011 the Tree Commission issued an 
approval for the design modifications that is also approved by the city urban landscape 
coordinator.   
 
Off-street Parking and Loading (Article VII): 
Article VII, Off-street Parking and Loading, has been previously addressed in this report.  The 
proposed design accommodates ADA access according to the City’s ADA coordinator, meets 
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dimensional requirements and stormwater retention requirements, according to the city engineer 
(see attached). 
 
Stormwater and Surface Water Management (Chapter 108, Article VIII): 
A stormwater drainage plan was designed for the parking area and approved by the City 
Engineer. An overall drainage plan was approved with the original development plan and shall 
meet all requirements of this Section of the Code. 
 
Flood Hazard Areas (Division 4 - Sections 108-821 - 108-927): 
The site is located in Flood Zone AE-8.  The proposed Modification to the Major Development 
Plan does not trigger flood proofing.  
 
Utilities (Article IX):  
The proposed redevelopment will use existing utility mains for potable water and wastewater as 
shown in the concurrency management report. For irrigation purposes, rainwater captured in rain 
barrels on site are installed. Landscaping consists of 70% native species as shown on the 
proposed landscape plan. 
 
RECOMMENDATION: 
 
The Planning Department, based on the criteria established by the Comprehensive Plan and the 
Land Development Regulations, recommends the request for a modification to a Conditional Use 
and Major Development Plan be approved with the following conditions: 
 
Conditions to be completed prior to or in conjunction with the issuance of building 
permits: 

1. The parking lot surface material to be used in the parking lot must be jointly approved 
by the engineering division and HARC. The ADA parking space must meet Federal 
guidelines. 

 
Conditions to be completed prior to the issuance of certificate of occupancy: 

2. The applicant will install and maintain a programmable distributive sound system 
consistent with that described in the document prepared by The Audio Bug and 
submitted on July 25, 2009, to assure compliance with the “unreasonable noise” 
definition of Section 26-191 of the Code of Ordinances, and that such referenced 
document shall be updated to include that a computerized sound monitoring system is 
installed and real time monitoring access is provided to the City. 

 
3. City Staff will confirm that the sound system is functioning as provided for in 

Condition two (2). 
 
Conditions subject to a Conditional Approval Permit, per Ordinance Number 10-22: 
Conditions subject to associated annual inspection: 

4. Outdoor speakers are prohibited. 
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5. Security cameras will be provided on site and security personnel will be present 
during the hours of operation. 

 
6. Waste handling shall be consistent with the Solid Waste Management plan dated July 

13, 2011. The applicant will recycle materials accepted by the city’s waste handling 
contractor. 

 
7. Compliance with the plans dated July 12, 2011, is a condition of approval and 

specifically incorporated herein. 
 

8. The outdoor consumption area is limited to the side yard area on the corner of Greene 
and Ann Streets only and is strictly prohibited from the rear courtyard area. 

 
General Conditions: 

9. The applicant expressly agrees to provide the City's agents unfettered access to the 
computer-generated reports and full, real-time web-based access to the digital 
monitoring of on-site acoustics for the purpose of assuring compliance with the 
conditions contained herein. 

 
10. There will be no live music, disc jockeys, or karaoke anywhere on the site unless 

located indoors and approved under a special event permit per Section 6-86 of the 
Code of Ordinances. Under no circumstances will these venues be allowed outdoors.  
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Resolution Number 2011-0xx 
 
  ____________Chairman 

 
  ______Planning Director 

 PLANNING BOARD RESOLUTION  
NUMBER 2010-0xx 

 
 

A RESOLUTION OF THE KEY WEST 
PLANNING BOARD GRANTING APPROVAL 
OF A MAJOR MODIFICATION TO A MAJOR 
DEVELOPMENT PLAN APPROVAL AND 
GRANTINE APPROVAL OF A CONDITIONAL 
USE FOR OUTDOOR CONSUMPTION AREA 
FOR PROPERTY LOCATED AT 512 GREENE 
STREET (RE# 00001170-000000), KEY WEST 
FLORIDA; PROVIDING FOR AN EFFECTIVE 
DATE. 

 
 
 WHEREAS, the subject property is located in the Historic Residential Commercial Core, 

Gulf Side (HRCC-1), zoning district; and 

 

WHEREAS, Section 108-91C(3) and (4) of the Code of Ordinances  allows applicants to 

request Major Modifications to Major Development Plans including changes to specific conditions  

of development approvals and those requests are required to be treated in the same manner as the 

original approval;  and 

 

WHEREAS, the original Major Development Plan and Conditional Use proposal was 

recommended for approval by the Planning Board through Resolution 2009-030 and was 

subsequently approved by the City Commission on October 13, 2009 through Resolution 09-242; 

and 
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Resolution Number 2011-0xx 
 
  ____________Chairman 

 
  ______Planning Director 

 

WHEREAS, the applicant requested to modify the design of the Major Development Plan 

and modify conditions six and seven of City Commission approval 09-242; and   

 

WHEREAS, the applicant requested a conditional use approval to add 90 square feet of 

outdoor consumption area limited to the brick area on the corner of Greene and Ann Streets; and 

 

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

July 21, 2011; and 

 

WHEREAS, the granting of a Conditional Use will be 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; 

 

WHEREAS, the granting of a combined Conditional Use and Major Modification to the 

Major Development Plan is consistent with the criteria in the code; and 

 

WHEREAS, the recommendation of approval of the combined Conditional Use and Major 

Modification to the Major Development Plan is in harmony with the general purpose and intent of 

the Land Development Regulations, and will not be injurious to the neighborhood, or otherwise 
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Resolution Number 2011-0xx 
 
  ____________Chairman 

 
  ______Planning Director 

detrimental to the public welfare;  and 

 

WHEREAS, the approval is consistent with the criteria in the Code; and 

 

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.  That a Modification to a Major Development Plan for the redesign of the 

approved parking lot to eliminate an access easement and relocate the garbage area, including the 

modification of conditions number six and seven of approval (Resolution 09-242) per Section 108-

91C(3) and (4), and a Conditional Use approval for 90 square feet of outdoor consumption area  per 

Section 122-61,  under the Code of Ordinances of the City of Key West, Florida, is hereby 

recommended for City Commission approval for property located at 512 Greene Street 

(RE#00001170-000000), as shown  in the attached site plans dated July 12, 2011, and the solid 

waste management plan dated July 13, 2011 with conditions as follows: 

Conditions to be completed prior to or in conjunction with the issuance of building permits: 

1. The parking lot surface material to be used in the parking lot must be jointly approved by 
the engineering division and HARC. The ADA parking space must meet Federal 
guidelines. 

 
Conditions to be completed prior to the issuance of certificate of occupancy: 

2. The applicant will install and maintain a programmable distributive sound system 
consistent with that described in the document prepared by The Audio Bug and 
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Resolution Number 2011-0xx 
 
  ____________Chairman 

 
  ______Planning Director 

submitted on July 25, 2009, to assure compliance with the “unreasonable noise” 
definition of Section 26-191 of the Code of Ordinances, and that such referenced 
document shall be updated to include that a computerized sound monitoring system is 
installed and real time monitoring access is provided to the City. 

 
3. City Staff will confirm that the sound system is functioning as provided for in Condition 

two (2). 
 

Conditions subject to a Conditional Approval Permit, per Ordinance Number 10-22: 

Conditions subject to an associated annual inspection: 

4. Outdoor speakers are prohibited. 
 

5. Security cameras will be provided on site and security personnel will be present during 
the hours of operation. 

 
6. Waste handling shall be consistent with the Solid Waste Management plan dated July 12, 

2011. The applicant will recycle materials accepted by the city’s waste handling 
contractor. 

 
7. Compliance with the plans dated July 12, 2011, is a condition of approval and 

specifically incorporated herein. 
 

8. The outdoor consumption area is limited to the side yard area on the corner of Greene 
and Ann Streets only and is strictly prohibited from the rear courtyard area. 

 

General Conditions: 

9. The applicant expressly agrees to provide the City's agents unfettered access to the 
computer-generated reports and full, real-time web-based access to the digital 
monitoring of on-site acoustics for the purpose of assuring compliance with the 
conditions contained herein. 

 
10. There will be no live music, disc jockeys, or karaoke anywhere on the site unless 

located indoors and approved under a special event permit per Section 6-86 of the Code 
of Ordinances. Under no circumstances will these venues be allowed outdoors.  
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Resolution Number 2011-0xx 
 
  ____________Chairman 

 
  ______Planning Director 

 
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 Conditional Use request and Major Modification to a Major Development 

Plan application recommended for approval to the City Commission, do not constitute a finding as to 

ownership or right to possession of the property, and assumes, without finding, the correctness of 

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 Commission. 

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 will be rendered to the Florida Department of Community 

Affairs.  Pursuant to Chapter 9J-1, F.A.C., this permit or development order is not effective for forty 

five (45) days after it has been properly rendered to the DCA with all exhibits and applications 

attached to or incorporated by reference in this approval; that within the forty five (45) day review 

period the DCA 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. 

Section 7.  The applicant shall obtain and maintain a Conditional Approval Permit from the 

City prior to issuance of a Certificate of Occupancy per Ordinance Number 10-22. 
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Resolution Number 2011-0xx 
 
  ____________Chairman 

 
  ______Planning Director 

Read and passed on first reading at a meeting held this 21 day of July, 2011. 

 
Authenticated by the Chairman of the Planning Board and the Planning Director.  
 
 
 
________________________________________________________________________ 
Richard Klitenick, Chairman  Date 
Key West Planning Board  
 
 
 
Attest: 
 
 
________________________________________________________________________ 
Donald Leland Craig, AICP  Date 
Planning Director 
 
 
 
Filed with the Clerk:  
 
 
________________________________________________________________________ 
Cheryl Smith, City Clerk        Date
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DEVELOPMENT PLAN AND CONDITIONAL USE APPLICATION 

City of Key West Planning Department  
604 Simonton Street, Key West, FL  33040 

(305 –809-3720) 
 
 

 

 
Development Plan & Conditional Use Application 

 
(Applications will not be accepted until they are complete) 

 
 
Development Plan    Conditional Use   Historic District 
Major  X     X     Yes  X 
Minor______           No _____ 

 
Please print or type and call the Planning Department if you have any questions. 
 
1) Site Address  512 Greene St. 
2) Name of Applicant  Susan M. Cardenas, Esq. 
3) Applicant is: Owner  ________   Authorized Representative   X_       

    (attached Authorization Form must be completed) 
 
4) Address of Applicant  221 Simonton Street 

Key West, FL 33040 
5) Applicant’s Phone #  294-0252          Email  susan@keyslaw.net 
6) E-mail Address: susan@keyslaw.net 
7) Name of Owner, if different than above  512 Greene Street LLC  

8) Address of Owner  1413 South Street, Key West FL 33040 

9) Owner Phone #  305-712-0070           Fax ________________________ 

10) Zoning District of Parcel  HRCC-1       RE#  00001170-000000 

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

If Yes: Date of approval  4/23/2009  HARC #  H09-0417407  

OR:  Date of workshop _______________ Date of expected approval _______________ 

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) 

 
 
Redesign existing approved plan to accommodate full-size automobiles and maintain 90 sq. ft. 
of existing consumption area on the corner of Greene and Ann Streets. 
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Required Plans and Related Materials 
I. Existing Conditions. 

A) Recent Survey: Please see attached 

B) Existing size, type and location of trees, hedges, and other features: Please see attached 

C) Existing stormwater retention areas and drainage flows: Please see attached  
D) A sketch showing adjacent land uses, buildings, and driveways: Please see attached  

 
II. Proposed Development:  Plans at 11” X 17” (10,0000 Sq. ft. or less);  24” X 36” if site is over 10,000 sq. ft. 

A) Site Plan: Please see attached 
1) Buildings No Changes Proposed 

2) Setbacks No Changes Proposed 

3) Parking: Please see attached 

4) Driveway dimensions and material: Please see attached 

5) Location of Utility Lines (sewer, water, electric, cable, and phone) adjacent and extending into the site. No 
Changes Proposed 

6) Signs No Changes Proposed at this time 

7) Project Statistics: 

a. Zoning HRCC-1 

b. Size of site No Changes Proposed 

c. Number of units No Changes Proposed 

d. If non-residential, floor area & proposed floor area ratio No Changes Proposed 

e. Consumption area of restaurants & bars:  

This existing approved bar has 1,045 sq. ft. of consumption area.  We propose to maintain 90 sq. 
ft. of outdoor consumption area located on the corner of Greene and Ann Streets. 

f. Open space area and open space ratio:  

This amendment will maintain the minimum 20% the open space.  
g. Impermeable surface area and impermeable surface ratio:  

The previous approval improved the impervious surface ratio of the site dramatically.  The 
previous impervious surface ratio was 91%, as a result of the redevelopment the impervious 
surface ratio was reduced to 80%.  This amendment will maintain the ISR below 80%. 

h. Number of automobile and bicycle spaces required and proposed:  

The parking requirement for this property is 3.1 auto spaces and 0.8 bicycle space. The plan 
proposes 4 auto spaces and 7 bicycle/scooter spaces 

B) Building Elevations No changes proposed 
1) Drawings of the building from each direction: Please see attached 
2) Height of building: No change proposed 
3) Finished floor elevations and bottom of first horizontal structure: No Change proposed 
4) Height of existing and proposed grades: Please see attached 

C) Drainage Plan:  Existing & Proposed with retention areas and calculations: Please see attached 
D) Landscape Plan:  Size, type, location and number of plants to be removed, kept, and installed: Please see 

attached 
 
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, energy conservation, affordable housing, and 
impacts on neighbors such as lighting, noise, traffic and parking.     
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As a result of these proposed plan modifications, the parking lot will comply with the minimum standards laid 
out in the Code and stormwater management will be enhanced. 

 
CONDITIONAL USE CRITERIA 

Sec. 122-62.  Specific criteria for approval. 

(a) Findings.   

(b) Characteristics of use described. 

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

a. Floor area ratio; No Changes Proposed 

b. Traffic generation: No Changes Proposed 

c. Square feet of enclosed building for each specific use; No Changes Proposed 

d. Proposed employment; No Changes Proposed 

e. Proposed number and type of service vehicles; No Changes Proposed 

f. Off-street parking needs:  

The parking requirement for this property is 3.1 auto spaces and 0.8 bicycle space. The plan 
proposes 4 auto spaces and 7 bicycle/scooter spaces 

 (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; No Changes Proposed 

b. Public facilities, especially any improvements required to ensure compliance with concurrency management 
as provided in chapter 94; No Changes Proposed 

c. Roadway or signalization improvements, or other similar improvements; No Changes Proposed 

d. Accessory structures or facilities; No Changes Proposed 

e. Other unique facilities/structures proposed as part of site improvements. No Changes Proposed 

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

a. Open space: 

The previous approval improved the open space ratio of the site dramatically.  The previous open 
space was 9%, as a result of the redevelopment open space increased to 16.8%.  This amendment will 
maintain a minimum of 20% open space. 

b. Setbacks from adjacent properties; No Changes Proposed 

c. Screening and buffers: 

Screening sand buffering is proposed as depicted on the plans. 
d. Landscaped berms proposed to mitigate against adverse impacts to adjacent sites: 

Landscape berms are inappropriate for this site.   
e. Mitigative techniques for abating smoke, odor, noise, and other noxious impacts. No Changes Proposed 

(c) Criteria for conditional use review and approval.  Applications for a conditional use shall clearly demonstrate the 
following: 

(1) Land use compatibility.   

No changes proposed that will alter the original finding of compatibility. 
(2) Sufficient site size, adequate site specifications, and infrastructure to accommodate the proposed use.  

As depicted on the site plan, the site has sufficient size, specifications, and infrastructure to 
accommodate the redesign of the parking area. 
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(3) Proper use of mitigative techniques.   

No changes proposed that will alter the original finding of proper use of mitigative techniques. 
 (4) Hazardous waste.   

No change proposed. No Hazardous Waste will be generated by the conditional use. 
(5) Compliance with applicable laws and ordinances.  

 All laws and ordinances will be followed. 
(6) Additional criteria applicable to specific land uses.   

a. Land uses within a conservation area. 

 No changes proposed. 
b. Residential development.  

 This site contained a residential unit, as part of the conditions of approval, the ESFDU will be 
relinquished to the City of Key West. 

c. Commercial or mixed use development.  

 The proposed design will allow the site to function independently from adjacent sites and provide 
adequate internal vehicular circulation together with access and egress to the site and off-street 
parking. 

d. Development within or adjacent to historic district.   

 No changes proposed. 
e. Public facilities or institutional development.  

 N/A 
f. Commercial structures, uses and related activities within tidal waters.  

 N/A 
g. Adult entertainment establishments.  

 N/A 
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Deed 
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Survey 
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Site Plans 
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THE CITY OF KEY WEST 

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

 
TO: Donald Craig, Planner 
 Nicole Malo, Planner 
  
CC: Trepanier & Associates, Inc. 
 Rick Milelli, P.E. 
 Doug Bradshaw, Senior Project Manager 
  
FROM: Elizabeth Ignoffo, E.I., Permit Engineer  
  
DATE: April 21, 2011 
  
SUBJECT:  512 Greene Street  

Parking Lot Drainage Plan Review & Comments      
   
 
The Site and Drainage Plans, dated March 24, 2011, for 512 Greene Street have been 
reviewed.  The following comments are provided: 
 
1. The Site Plan shows a proposed asphalt parking area, including eight (8) bicycle 

spaces, three (3) standard vehicle parking spaces, one (1) van-accessible parking 
ADA space, and trash and recycling storage area.   

 
2. The parking area impervious area will be reduced by approximately 130 square feet.  

The percent impervious area for the proposed parking area will be 74.8%.       
 
3. The Drainage Plan shows a 24LF trench grate installed at the driveway entrance, 

three (3) stormwater retention swales, and grading to direct the stormwater runoff into 
the swales.  

 
4. The required stormwater retention volume, allowing a 50% credit for utilization of 

dry retention, is based on 2.5 inches times the percent impervious ratio, shall be 365 
cubic feet.   

 
5. The combined retention volume of Swale A, B and C is 411 cubic feet.    
 
The architect's Site Plan, Sheet A1, revision date 12/19/2010, shows the parking area 
lighting plan and ADA Access Route.  The Site Plan A1, Site Plan C-1, and Drainage 
Plan C-2 meet the requirements of the City of Key West Code of Ordinances, Chapter 
108 Off-street Parking and Loading.   
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Solid Waste Plan 
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December 17, 2010 

 
Mrs. Domenech-Coogle requested that invasive exotic species be removed. 
 
Mr. Woodson and Mrs. Nicklaus had no comments. 
 
Mr. Craig reviewed staff comments. 
 
3. Lot Split - 4 and 6 Lopez Lane (RE# 00005800-000000 and RE # 00005790-000000) -A lot split per Section 
118-169 and a subdivision waiver request per Section 118-66 for properties in the HMDR zoning district of the 
Land Development Regulations of the Code of Ordinances of the City of Key West, Florida 
 
Ashley Monnier reviewed the project. She requested that the applicant provide modified pictures as well as a 
better description of the waiver request. 
 
Ms. Ignaffo, Mr. Woodson, and Mrs. Nicklaus had no comments. 
 
Mrs. Domenech-Coogle requested clarification from the applicant on who was going to maintain ownership of the 
current trees on the site after the lot split. She added that permits would be needed for any tree removal. 
 
Mrs. Torregrosa stated if a fence was being proposed it would require HARC approval. 
 
Mr. Craig reviewed staff comments. 
 
4. After-the-Fact Variance - 3308 Duck Avenue (RE# 00052960-000500) – An after-the-fact variance request 
for required building coverage, impervious surface ratio, side yard setback and open space requirements in the SF 
zoning district per Section 122-270(4)a.(1) and b.(1), Section 122-2706(a.)2, and 108-346(b.) of the Land 
Development Regulations of the Code of Ordinances of the City of Key West, Florida. 
 
Christy Moseley, the applicant, presented the after-the-fact Variance. 
 
Brendon Cunningham reviewed the project.  
 
Mr. Averette stated that the setbacks were impeding ingress and egress. He added that the house is too close to the 
neighboring structure and there would also be fire wall rating concerns. He stated further coordination with the 
Fire Department would be necessary. 
 
Mr. Woodson stated that a 2 hour fire wall would be necessary. 
 
Mrs. Torregrosa and Mrs. Nicklaus had no comments. 
 
Ms. Ignaffo expressed concern over the depth of the proposed swale. 
 
Mrs. Domenech-Coogle stated that the applicant would need to coordinate with landscaping concerning the swale. 
 
Mr. Craig reviewed staff comments. 
 
5. Modification to a Major Development Plan approval - 512 Greene Street (RE #00001170-000000) - A 
request for Modifications to a Major Development Plan approval and Conditional Use approved via City 
Commission Resolution 09-242 to enable a reconfiguration of the parking lot, elimination of an ingress and egress 
easement and relocation of garbage storage and pick-up areas and to modify conditions associated with the 
approval to allow outdoor consumption area for property located at 512 Greene Street in the Historic Residential 
Commercial Core Gulf Side (HRCC-1) zoning district per Section 108-91C(3) and (4) of the Land Development 
Regulations of the Code of Ordinances of the City of Key West, Florida 
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Owen Trepanier presented the project. 
 
Mr. Craig asked the applicant if the impervious surface ratio was being reduced below 80% and if a parking 
variance would be needed. Mr. Trepanier stated that it was not being reduced below 80% and a parking variance 
would not be needed. 
 
Ms. Ignaffo expressed concerns over setbacks concerning parking spaces. 
 
Mr. Averette and Mr. Woodson had no comments. 
 
Mrs. Torregrosa stated that the date of the HARC meeting where the project was approved should be included in 
the application. She added that the relocation of the outhouse should be indicated on the plans. 
 
Ms. Ignaffo requested an updated drainage plan from the applicant as well as illuminated parking spaces. She 
added that the parking lot would need to be a dust-free porous material. Ms. Ignaffo also requested that an ADA 
accessible path from the parking space be made clear on the plans. 
 
Mrs. Domenech-Coogle requested the dead plants be exchanged for live plants. 
 
Mrs. Nicklaus stated that ADA requires a 44” pathway in front of parking spaces. 
 
Mrs. Torregrosa stated that any lighting changes would need to come before HARC. 
 
Mr. Craig reviewed staff comments and stated that there are currently significant issues in plan changes that need 
to be submitted back to the DRC, and Coordination with ADA and Engineering is required 
 
 
6. Request for Subdivision Waiver- 532-534 Margaret (RE Number 00008110-000000) -A request for 
subdivision waiver in the HNC-2 zoning district per Section 118-66 of the Land Development Regulations of the 
Code of Ordinances of the City of Key West, Florida. 
 
Greg Orepeza presented the project. 
 
Ashley Monnier reviewed the project. 
 
Mr. Averette, Mr. Woodson, Mrs. Torregrosa, and Mrs. Nicklaus had no comment. 
 
Ms. Ignaffo asked for clarification on the use of a paved area along Margaret Street. Mr. Orepeza stated that it is a 
driveway associated with delivery area of the restaurant. She added that all utilities would have to be coordinated. 
 
Mrs. Domenech-Coogle requested that the applicant coordinate with landscaping on the removal of a tree that was 
previously on the property. 
 
Mr. Craig reviewed staff comments. 
 
7. Easement - 730 Fleming (RE Number 00008670-000000) - A request for easement in the HMDR zoning 
district per Section 2-938 of the Code of Ordinances of the City of Key West, Florida. 
 
Todd Kemp presented the project. 
 
Ashley Monnier reviewed the project. 
 
Mr. Averette, Mr. Woodson, Ms. Ignaffo, Mrs. Domenech-Coogle, and Mrs. Nicklaus had no comments. 
 



City Of Key ‘vVest
Planning Department
3140 Flagler Avenue

Key West, Florida 33040

December 30, 2010

Mr. Owen Trepanier
Trepanler & Associates Inc
402 Appelrouth Lane
Key West, Florida 33040

RE: REVISIONS TO AN APPROVED MAJOR DEVELOPMENT PLAN.
S1TE PLAN REVISiONS INCLUDING RELOCATION OF OUTHOUSE,
NEW LANDSCAPE AREAS, WIDENING OF DRIVEWAY,
REORIENTATION OF TRASH AREA, NEW INTERIOR WALKWAY,
CHANGES ON PARKING SPACES
FOR: #512 GREENE STREET - HARC APPLICATION #1110-01-703
HISTORIC DISTRICT OF KEY WEST

Dear Mr. Trepanier:

This letter is to notify you that the Key West Historic Architecture Review Commissionapproved your request for demolition and design for the above mentioned prqject on thepublic hearing held on FLesday, December 14, 201u, The Commission decision wasbased on the do uments submitted md your presentation

You may nw apply for the necessary pemilts Should you ha e any questions pleaseI r t I esfta e r tact ire at our on erderire
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Property Appraiser Information 
 
 

 

 

 

 



office (305) 292-3420
fax (305) 292-3501

Alternate Key: 1001198 Parcel ID: 00001170-000000

Ownership Details
Mailing Address:
512 GREENE STREET LLC
525 CAROLINE ST
KEY WEST, FL 33040

Property Details

PC Code: 12 - STORE/OFF/RES OR COMBINATION
Millage Group: 10KW

Affordable Housing: No
Section-Township-

Range: 06-68-25

Property Location: 512 GREENE ST KEY WEST
201/205 ANN ST KEY WEST

Legal Description: KW PT LOT 3 SQR 13 G67-20 OR781-772D/C OR992-397L/E OR1496-911D/C OR2093-1382/83P/R OR2218-2069/71 OR2391-642/45 OR2391-646/47 OR2405-785/86
OR2412-2463/64C-Q/C

Parcel Map
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Land Details

Land Use Code Frontage Depth Land Area

100D - COMMERCIAL DRY 0 0 9,838.00 SF

Building Summary

Number of Buildings: 2
Number of Commercial Buildings: 1

Total Living Area: 2382
Year Built: 1928

Building 1 Details

Building Type Condition P Quality Grade 400
Effective Age 30 Perimeter 224 Depreciation % 40

Year Built 1928 Special Arch 0 Grnd Floor Area 1,440
Functional Obs 0 Economic Obs 0
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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 10 Dishwasher 0

Sections:

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

1 FLA 1 1984 740

2 SBF 1 1984 60
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3 FLA 1 1984 700

4 SBF 1 1984 84

5 PDO 1 1999 200

Interior Finish:

Section Nbr Interior Finish Nbr Type Area % Sprinkler A/C

430 RESTRNT/CAFETR-D- 100 N N

431 SBF 100 N N

432 1 STY STORE-D 100 N N

433 SBF 100 N N

Exterior Wall:

Interior Finish Nbr Type Area %

147 AVE WOOD SIDING 100

Building 2 Details

Building Type R1 Condition A Quality Grade 500
Effective Age 30 Perimeter 140 Depreciation % 36

Year Built 1933 Special Arch 0 Grnd Floor Area 942
Functional Obs 0 Economic Obs 0

 
Inclusions: R1 includes 1 3-fixture bath and 1 kitchen.

Roof Type GABLE/HIP Roof Cover METAL Foundation WD CONC PADS
Heat 1 CONVECTION Heat 2 NONE Bedrooms 2

Heat Src 1 ELECTRIC Heat Src 2 NONE
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 0 Dishwasher 0
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Sections:

Nbr Type Ext Wall #
Stories

Year
Built Attic A/C Basement

%
Finished Basement

% Area

1 FLA 12:ABOVE AVERAGE
WOOD 1 1932 N N 0.00 0.00 942

2 OPX 1 1932 N N 0.00 0.00 60

Misc Improvement Details

Nbr Type # Units Length Width Year Built Roll Year Grade Life

1 PT2:BRICK PATIO 200 SF 0 0 1975 1976 2 50

2 CL2:CH LINK FENCE 912 SF 152 6 1975 1976 1 30

3 CL2:CH LINK FENCE 318 SF 53 6 1975 1976 2 30

4 FN2:FENCES 147 SF 0 0 1975 1976 2 30
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5 UB2:UTILITY BLDG 459 SF 27 17 1979 1980 3 50

6 AC2:WALL AIR COND 1 UT 0 0 1993 1994 2 20

7 PT3:PATIO 72 SF 0 0 1987 1988 1 50

8 FN2:FENCES 90 SF 30 3 1996 1997 2 30

Appraiser Notes

2002-12-20 - 5 TRANSIENT RENTAL UNITS. BCS KOZUCHI/CONCH REP CIGAR TPP 8886438 - CONCH REPUBLIC CIGAR FACTORY.

Building Permits

Bldg Number Date
Issued

Date
Completed Amount Description Notes

09-1405 05/14/2009 03/29/2010 125 REMOVE CHAIN LINK FENCE ONLY

09-00004291 12/18/2009 03/29/2010 2,000 HURRICANE SHUTTERS

09-4104 11/30/2009 03/29/2010 5,935 Commercial INSTALL ALARM SYSTEM AND SECURITY CAMERAS

09-00002154 01/11/2010 02/27/2010 2,300 REMOVE 93 LF OF CHN LNK FENCE AND REPLACE WITH 83 LF OF 6' PICKET AND 10 LF OF 4' PICKET

10-00000047 01/11/2010 03/29/2010 100 Commercial ENCLOSE HVAC EQUIPMENT IN 42" W PICKET RAILING ON ROOF* ENCLOSE COOLING EQUIPMENT W/LOUVERED
FENCE BEHIND BUILDING

09-00004199 12/10/2009 03/29/2010 4,400 SIGNAGE

09-00004244 12/16/2009 03/29/2010 500 Commercial SWALE DRAINS

09-4103 11/30/2009 03/29/2010 1,000 WIRE 8 SPEAKERS AND 3 DATA LINES FOR CASH REGISTERS

09-00003482 10/20/2009 03/29/2010 1,300 Commercial ADD SET OF DOORS AND ONE WINDOW OPENING WITH DECORATIVE SHUTTERS BOARD & BATTEN ON WALLS

09-00003833 11/12/2009 03/29/2010 6,300 Commercial REMOVE EXISTING V-CRIMP AND REPLACE. INSTALL MOD RUBBER AND REPAIR DAMAMGED V-CRIMP AND
FLASHING

09-00003363 10/15/2009 03/29/2010 18,900 Commercial ADA PARKING SPACE. PAVERS IN OPEN SPACE ADJACENT TO PARKING LOT.

09-00004467 01/15/2010 03/29/2010 700 Commercial HOOK UP REFRIGERATION EQUIPMENT

1 09-00004047 11/25/2009 03/29/2010 12,000 Commercial INSTALLATION OF 7.5 TON AHV AND TWO 3.0 TON CONDENSORS. SINGLE TRUNK LINE OF DUCTWORK WITH RUN
DOWN THE RIGHT SIDE OF CONDITIONED SPACE

03-2097 06/18/2003 12/02/2003 200 ELECTRIC

B932839 10/01/1993 12/01/1994 3,000 REPAIRS

B932840 10/01/1993 12/01/1994 3,000 RENOVATIONS

9601157 03/01/1996 06/01/1996 550 RENOVATIONS

9701973 06/01/1997 07/01/1997 700 REMOVE DRYWALL/DEBRIS

Property Search -- Monroe County Property Appraiser file:///K:/Geo Projects/Greene St/512/2011-2010 Modification MDP and CUP/Modification Re...

6 of 8 7/11/2011 5:25 PM



9702200 07/01/1997 07/01/1997 1,800 ALTERATIONS

9800440 02/18/1998 01/01/1999 350 INSTALL NEW BAR SINK

9703831 12/11/1997 01/01/1999 1,800 REPLACE 1001 SF FT ROOF

9800366 03/03/1998 01/01/1999 700 INSTALL WINDOW OPENING

9801137 04/24/1998 01/01/1999 1,200 INSTALL OVAL AWNING

0000664 03/15/2000 11/29/2001 10,000 16 SQS V-CRIMP

0102604 07/20/2001 11/29/2001 200 PAINT BUILDING

02-1545 06/11/2002 09/05/2002 1,780 FIRE ALARM SYSTEM

03-2097 06/18/2003 12/02/2003 200 ELECTRICAL

03-2719 08/12/2003 12/02/2003 400 REPLACED EXISTING AWEINGS

03-3013 08/28/2003 12/02/2003 10,000 REPLACED V CRIMP ROOFING

03-2101 06/17/2003 12/02/2003 1,500 INTERIOR PLUMBING

Parcel Value History
Certified Roll Values.

View Taxes for this Parcel.

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

2010 187,321 5,992 740,264 933,577 933,577 0 933,577

2009 188,579 6,194 787,383 982,156 982,156 0 982,156

2008 189,838 6,394 2,216,010 2,412,242 2,412,242 0 2,412,242

2007 166,476 5,677 2,216,010 2,388,163 2,388,163 0 2,388,163

2006 171,705 5,842 836,230 1,013,777 1,013,777 0 1,013,777

2005 165,144 6,062 794,419 965,625 965,625 0 965,625

2004 145,672 6,287 590,280 337,064 337,064 0 337,064

2003 145,672 6,506 609,956 337,064 337,064 0 337,064

2002 99,145 6,726 609,956 321,013 321,013 0 321,013

2001 96,228 7,700 609,956 321,013 321,013 0 321,013

2000 96,228 4,924 413,196 291,804 291,804 0 291,804

1999 82,789 5,085 413,196 291,804 291,804 0 291,804

1998 64,269 5,245 413,196 291,804 291,804 0 291,804

1997 62,985 5,290 393,520 291,804 291,804 0 291,804
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This page has been visited 16,597 times.

Monroe County Property Appraiser
Karl Borglum
P.O. Box 1176

Key West, FL 33041-1176

1996 59,594 5,446 393,520 291,804 291,804 0 291,804

1995 64,247 5,051 393,520 355,880 355,880 0 355,880

1994 64,247 4,706 393,520 355,880 355,880 0 355,880

1993 64,488 4,844 393,520 221,308 221,308 0 221,308

1992 64,488 4,986 393,520 221,308 221,308 0 221,308

1991 64,488 5,123 393,520 221,308 221,308 0 221,308

1990 53,567 854 346,790 221,308 221,308 0 221,308

1989 53,504 885 344,330 221,308 221,308 0 221,308

1988 46,449 543 238,572 214,089 214,089 0 214,089

1987 45,691 561 150,644 196,896 196,896 0 196,896

1986 45,897 582 147,570 194,049 194,049 0 194,049

1985 62,539 600 106,250 169,389 169,389 0 169,389

1984 48,338 926 106,250 155,514 155,514 0 155,514

1983 48,338 926 64,077 113,341 113,341 0 113,341

1982 43,231 926 56,782 100,939 100,939 0 100,939

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

5/4/2009 2412 / 2463 100 QC 11

3/9/2009 2405 / 785 100 QC 11

12/5/2008 2391 / 642 1,300,000 WD Q
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YOU ARE WITHIN 300 FEET OF THE SUBJECT PROPERTY

The Cit of Key West Planning Board will be holding a Public Hearing:
Request: Modifications to a Major Development Plan and Conditional Use approval - 512 Greene Street (RE 00001170-000000) -

A request for Modifications to a Major Development Plan and Conditional Use approval via City Commission Resolution 09-232 to
enable a reconfiguration of the parking lot, elimination of au ingress and egress easement and relocation of garbage storage and
pick-up areas and to modify conditions associated with the approval to allow outdoor consumption area for proper located at 512
Greene Street in the Historic Residential Commercial Core Gulf Side (HRCC-1) zoning district per Section 10-91C(3) and (4) of
the Land Development Regulations of the Code of Ordinances of the City of Key West.

Applicant: Trepanier & Associates Owner: 5 1 2 Greene Street. LLC: Peter Brawn. Managing Member

Project Location: 5 12 Greene Date of Hearing: Thursday’. Jul’ 21. 2011

Time of Hearing: 6:00 PM Location of Hearing: Old City Hall, City Commission Chambers, 510 Greene

Interested parties may appear at the public hearing(s) and be heard with respect to the applications. 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. Packets can be viewed online at www.keywestcity.com. Click on City Board & Commit
tee Agendas.

Please provide written comments to the Planning Department, P0 Box 1409, Key West, FL 3304 1-1409 , by FAX (305) 809-3978 or by
email ccowarckeywestcitv.com,

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 pur
pose 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: If you are a person with a disability who needs special accommodations in order to participate in this proceeding,
please contact the ADA Coordinator at 305-809-3951 between the hours of 8:00 a.m. and 5:00 p.m., or information on access available to
individuals with disabilities. To request materials in accessible format, a sign language interpreter or other assistance (5 days advance no
tice required), please call 305-809-1000 for assistance.
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The City of Key West Planning Board will be holding a Public 1-learing:
Request: Modifications to a Major Development Plan and Conditional Use approval -512 Greene Street (RE 00001170-000000) -

A request for Modifications to a Major Development Plan and Conditional Use approval via City Commission Resolution 09-242 to
enable a reconfiguration of the parking lot, elimination of an ingress and egress easement and relocation of garbage storage and
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individuals w th disabilities. To re-quest materials n accessible format, a sign language ititerpreter or other assistance (5 days advance no
tice required), please call 305-809-1.000 for assistance.



512 Greene

PALMIS

Monroe County Property Appraiser

500 Whitehead Street

Key West, FL

DISCLAIMER: The Monroe County Property Appraiser's

office maintains data on property within the County solely

for the purpose of fulfilling its responsibility to secure a just

valuation for ad valorem tax purposes of all property within

the County. The Monroe County Property Appraiser's office

cannot guarantee its accuracy for any other purpose.

Likewise, data provided regarding one tax year may not be

applicable in prior or subsequent years. By requesting such

data, you hereby understand and agree that the data is

intended for ad valorem tax purposes only and should not be

relied on for any other purpose.

Date Created: July 11, 2011  2:30 PM
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