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DEVELOPMENT PLAN AND CONDITIONAL USE APPLICATION 

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

(305) 809-3720 
 
 

  

 
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). 
__________________________________________________________________________ 

__________________________________________________________________________ 

__________________________________________________________________________ 

__________________________________________________________________________ 

 __________________________________________________________________________ 
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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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1119 White Street 
Revised 06/27/17 
 
Amendment to Conditional Use (Res. 2002-005) 
Minor Modification to a Minor Development Plan (Res. 02-101) 
Bicycle Substitution (Res. 02-142)  
 

 
 
Project Description: 
 
This property was granted Minor Development Plan and Conditional Use approval for a 
24-seat Bakery/Restaurant in 2002, pursuant to Res. No. Resolution 02-101. This 
application seeks to modify that approval to allow the conversion to a 50-seat Diner. 
 
The property is located on White Street between Catherine and Virginia in the HNC-1 
zoning district. The historic neighborhood commercial district - Truman/Simonton (HNC-
1) consists of Simonton, Truman Avenue, and White Street South Corridors. The HNC-1 
district is located along major segments of Simonton Street, from Caroline South to 
United Street; Truman Avenue, from Simonton Street northeast to White Street; and 
White Street, from Truman Avenue south to United Street; and generally, includes 
larger scale commercial uses oriented toward the motoring public. 
 
Title block (Sec. 108-227) 

Name of development: 1119 White Street 
Owner/developer: 1119 White Street, LLC 
Scale: 1” = 16’-0” 
Preparation and revision dates: As noted on plans 
Location: 1119 White Street 

 
Key persons and entities involved in this project are as follows: 

Owner: 1119 White Street, LLC  
Authorized Agent: Trepanier & Associates, Inc. 
Engineer: Artibus Design 
Surveyor:  Florida Keys Land Surveying  
Legal and Equitable Owners:  Damian McCarthy, Member 

 Edgar Braswell, Buyer 
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Existing development is depicted in attached surveys and plans, including: 
 
 Size of site 
 Buildings 
 Structures 
 Parking 
 FEMA flood zones 
 Topography 
 Easements 
 Existing vegetation 
 Existing stormwater 

 Adjacent land uses 
 Adjacent buildings 
 Setbacks 
 Driveway dimensions and 

material 
 Utility locations 
 Garbage and recycling 
 Signs 
 Lighting 

 Project Statistics 
 Building Elevations 
 Height of buildings 
 Height of existing and 

proposed grades 
 Drainage plan 
 Landscape Plan 

 
Solutions Statement: 

The subject property is located on a corner lot at 1119 White Street within the HNC-
1 zoning district; one of the historic/ commercial corridors in the City.  This property 
received Conditional Use, Minor Development Plan and Variance approvals as a 24-
seat take-out restaurant (“I Love Bagels”).  Per code section 108-91(C)(2)(b) 
Modifications of development plan, this application proposes alter the approvals to 
allow for a more traditional neighborhood cafe. 
 
Plans for the site are primarily interior, with no significant changes to building 
coverage, open space, impervious surface, or storm water management. We 
propose altering the mix of auto vs. bike parking to make the property more multi-
model oriented, consistent with Comprehensive Plan Policy 2-1.1.3.  
 
The proposed development is wholly consistent with the character and intent of the 
HNC-1 future land use designation and the current zoning district as demonstrated 
below. 
 

Site Data Table:  

Site Data 
Permitted/ 
Required 

Existing Proposed Compliance 

Zoning HNC-1 -- No Change Complies 

FEMA X-Zone -- No Change Complies 

F.A.R. 1.0 1,712 SF No Change Complies 

Max Height 35’ 12’-8” No Change Complies 

Building Coverage 50% (4,087 sq. ft.) 29% (2,435 sq. ft.) No Change Complies 

Impervious Area 60% (4,904 sq. ft.) 89% (7,344 sq. ft.) No Change Complies 

Open Space (min) 35% (2,861 sq. ft.) 10% (830 sq. ft.) No Change Complies 

Consumption Area 360 sq. ft 360 sq. ft. 750 sq. ft. Complies 

Seats 24 24 50 Complies 

Setbacks: Front 5’ 22’-9” No Change Complies 

               Side 5’ 10’-5” No Change Complies 

               Street Side 7’-6” 6’-10” No Change Complies 

               Rear 15” 37’-10” No Change Complies 

Parking 16.7 6 7 Bicycle 
Substitution Bicycles 4.2 10 43 
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Other Project Information: 
 The target date for commencement shall follow entitlement approvals as quickly 

as possible. 
 

Intergovernmental Coordination 
Required intergovernmental coordination shall be handled within the DRC process. 

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

Step 
Tentative 

Date 
1. Submit Application 01/19/17 
2. Development Review Committee Meeting 03/23/17 

3. Planning Board Meeting 07/20/17 
4. City Commission Meeting 08/15/17 
5. City Commission Appeal Period 30 days 
6. Florida Department of Economic Opportunity Appeal Period 45 days 

   
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.                      

 
(c) Land Use Compatibility. The project site is located in the Historic Neighborhood 

Commercial (HNC-1) zoning district. The historic neighborhood commercial 
district—Truman/Simonton (HNC-1) consists of Simonton, Truman Avenue, and 
White Street South Corridors. The HNC-1 district is located along major segments 
of Simonton Street, from Caroline South to United Street; Truman Avenue, from 
Simonton Street northeast to White Street; and White Street, from Truman 
Avenue south to United Street; and generally, includes larger scale commercial 
uses oriented toward the motoring public.   
 

(d) Historic and archeological resource protection. The site is located within the 
Historic District. Any archeological resources will be protected as required. 

 
(e) Subdivision of Land. No subdivisions are anticipated. 
 

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

All mechanical equipment will be located appropriately and screened per HARC 
approval and in compliance with Section 108-279.   

 
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. 
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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.  
 

Land clearing, excavation and fill, tree protection, landscaping and irrigation 
plan (Sec. 108-243): 

No clearing is proposed as anticipated in Sec. 108-243. Existing landscape and 
irrigation were previously approved1 and were reviewed by the City’s Urban Forester 
for compliance.  

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

The existing parking/loading/service area will be maintained and additional bicycle 
parking will be added per the attached plan.2  
  

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

                                                      
1 Resolution 02-101 
2 See accompanying variance for bicycle substitution 
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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. The infrastructure and site plan improvements 
are designed to mitigate potential adverse impacts of the propsed 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): 
Existing garbage and recycling containment area to remain as shown on site plan. 

 
Roll-off Compactor Container location requirements (Sec. 108-281): 

NA - No roll-off containers proposed as part of the operation of the restaurant. 
 

Utility lines (Section 108-282): 
Utility lines shall comply with the requirements of Sec. 108-282. 

 
Commercial and manufacturing activities conducted in enclosed buildings 
(Section 108-283):  

All commercial-retail activities will take place within an enclosed building.  No 
outdoor storage or display is proposed. 

 
Exterior Lighting (Section 108-284): 

All proposed lighting shall be shielded and lighting sources shall be arranged to 
eliminate glare from roadways and streets and shall direct light away from 
properties lying outside the district. Shielding of lighting elements shall be 
accomplished by using directional fixtures or opaque shades.  

 
Signs (Section 108-285): 

Proposed signage will be harmonious with the design theme of the project, will be 
aesthetically pleasing and reinforce good principles and practices of design as well 
as comply with HARC guidelines. 

 
Pedestrian sidewalks (Section 108-286): 

No new sidewalks are anticipated.  
 

Loading docks (Section 108-287): 
Loading/ deliveries will comply with this section of code. 
 

Storage Areas (Section 108-288): 
No outdoor storage areas are proposed. 
 

Open Space, Screening, Buffers and Landscaping (Article V and VI) of 
Chapter 108: 

The project does not propose any exterior work on the site other than the 
reconfiguration of front parking area to add an additional auto parking space and 
better accommodate scooters and bicycles. Per the City’s Urban Forester, no 
landscape plan is required due to a previous approval, however, the project will be 
replacing the missing groundcover and, as a condition of approval, will maintain the 
Thatch Palms to clear a line of sight triangle at the corner and maintain the Silver 
Buttonwoods along the front right-of-way for a clear line of sight.  Coordination with 
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appropriate City staff will ensure compliance with this condition and as previously 
approved. 

 
Request for Waiver/ Modification (Sec. 108-517): 

The proposed redevelopment plan hereby requests release from strict compliance 
with the following sections of Chapter 108 of the land development regulations: 
 
Sec. 108-347. Required Screening.  
The applicant requests a waiver from strict compliance to the requirements for 
bufferyards and landscape screening.  As part of the 2002 approval, an existing 
hibiscus hedge along the north side of the property no longer exists; in its place is a 
concrete block wall that was constructed by the neighboring property owners. 
Minimal dimensions for required egress does not allow for the replacement of that 
landscape screening.    
 

Off-street parking and loading (Article VII): 
Improvements to the existing parking/ loading/ service area are proposed. The 
existing parking/ loading/ service area will be maintained; however, the layout will 
be altered to allow the addition of one auto space and better conform to the 
requirements of the land development regulations. 

 
Storm water and Surface Water Management (Article VIII): 

There are no changes to the existing stormwater approved by Resolution 02-101. 
 

Flood Hazard Areas (Division 4 - Sections 108-821 through 108-927): 
The proposed project is located in the X flood zone. 
 

 
 
 
Utilities (Article IX): 

See Concurrency Analysis below. 
 
CONCURRENCY ANALYSIS: 

Comprehensive Plan Policy 2-1.1.3: Dense Urban Land Area.  
The City of Key West is a substantially developed dense urban land area and is thereby 
exempted from transportation concurrency requirements for roadways. The City 
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recognizes that its development characteristics make substantive expansion of capacity 
of the roadway system prohibitive. The City will therefore prioritize improving the safety 
and function of existing roads and multi-modal transportation improvements (i.e. 
transit, air, boat, bicycles, pedestrianism, mixed-use development) as its primary 
strategies for addressing current and projected transportation needs. 
 

Concurrency Facilities and Other Utilities or Services (Sec. 108-233): 
The City’s Comprehensive Plan directs the City to ensure that facilities and services needed 
to support development are available concurrent with the impacts of new development. 

The following concurrency analysis reflects the proposed redevelopment of the subject 
property.  The site has a floor area of 1,712 sq. ft. and a lot size of 8,173.32 sq. ft.  

1. Potable Water & Sanitary Sewer 
2. Recreation 
3. Solid Waste 
4. Drainage 
5. Roads/Trip Generation 

The following concurrency analysis reflects the proposed redevelopment of Mallory 
Square.  The site has a floor area of 43,910 sq. ft. on a lot size of 154,988 sq. ft.  
 
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 improvements required to establish and/or maintain 
adopted potable water and wastewater system level of service standards3:” 
 
Potable Water. Policy 4-1.1.2.C of the City of Key West Comprehensive Plan sets the 
level of service for potable water at 100 gal/ capita/day.   
 

Existing capacity required (measured by floor area): 25.5 gal/day 

The total capacity required for the use on 0.039 acres 

100 gal/acres/day x 0.039 acres = 25.5 gal/day 

Proposed capacity required (measured by floor area): 25.5 gal/day  

The total capacity required for the use on 0.039 acres 

100 gal/acres/day x 1.008 acres = 25.5 gal/day 

                                                      
3 The City of Key West’s comprehensive Plan Policy 9-1.5.1: Resolving Concurrency Issues. 
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Based on the concurrency management calculation prescribed in the Comprehensive 
Plan, there is no 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 in the 
following: 

Notwithstanding, 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 20224. 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 
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 

                                                      
4 Excerpt from Analysis by Kenneth B. Metcalf, AICP, (Greenberg Traurig, P.A.), August 22, 2008. 
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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 

Policy 4-1.1.2.A of the City of Key West Comprehensive Plan sets the level of service 
for nonresidential sanitary sewer at 660 gal/acre/day.   

Existing capacity required (measured by floor area): 25.7 gal/day 

The total capacity required for the non-residential use on 0.039 
acres 

660 gal/acres/day x 0.039 acres = gal/day 

Proposed capacity required (measured by floor area): 25.7 gal/day  



July 6, 2017 
Page 12 of 15 

 

The total capacity required for the non-residential use on 0.039 
acres 

660 gal/acres/day x 0.039 acres = 25.7 gal/day 

Based on the concurrency management calculation prescribed in the Comprehensive 
Plan, there is no increase in the proposed total capacity; by the City of Key West 
Comprehensive Plan LOS standards, 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 utilized5.  The current plant has the capacity to 
supply service to this project’s needs. 

Recreation- “In cases where residential development is proposed, information shall be 
submitted describing plans for accommodating recreational demands generated by the 
development, including demonstrated evidence that the City’s adopted level of service for 
recreation shall not be adversely impacted6:” 

No residential development is proposed. 

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 impacted7:” 

 
Policy 4-1.1.2.D of the City of Key West Comprehensive Plan sets the level of service 
for nonresidential solid waste disposal at 6.37 lb/capita/day8.   

Existing capacity required (measured by floor area): 57.33 lbs/day 

The total capacity required for the non-residential use on 9 
employees9 6.37 lb/capita/day x 9 employees = 57.33 lbs/day 

Proposed capacity required (measured by floor area): 57.33 lbs/day  

The total capacity required for the non-residential use on 9 
employees 
 6.37 lb/capita/day x 9 employees = 57.33 gal/day 

 
6.37 lb/capita/day x 9 people = 57.33 lbs/day 

Waste Management has more than enough capacity to handle the waste 
stream10. 

 

                                                      
5 Per September 3, 2010 memo from Greg Smith, project Manager for CH2M Hill OMI (Exhibit III) 
6 The City of Key West’s Comprehensive Plan Policy 9-1.5.1: Resolving Concurrency Issues. 
7 The City of Key West’s Comprehensive Plan Policy 9-1.5.1: Resolving Concurrency Issues. 
8 For these calculations, we chose to use the number of employees to represent the “capita.” Based on the Planner’s Estimating 
Guide by Arthur C. Nelson (2004) which indicates 1 employee per 200 sq. ft. for bars/restaurants 
9 Based on employment density figures from pg. 55 of the Planner’s Estimating Guide (Nelson, 2004) 
10 Per January 25, 2010 memo from Jay Gewin, City of Key West (Exhibit V) 
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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 drainage11” 

 
This site will meet the minimum requirements through best management 
practices as depicted on the attached stormwater management plans and 
approved by Reso. 02-101.  
 

Roads/Trip Generation- “Estimated trips for the peak hour generated by the 
proposed land use(s) together with anticipated on- and off-site improvements 
necessitated to accommodate the traffic impacts generated by the redevelopment 
including, additional R/W, roadway improvements, additional paved laneage, traffic 
signalization, proposed methods for controlling access and egress, and other similar 
improvements12:” 

This site is located on the corner of White and Catherine Streets.  The change from 
the approved 24-seat fast food restaurant (without drive-through) to a quality 
restaurant with 50 seats will decrease projected traffic generation.  Because of its 
location within the HNC-1 subdistrict, it is regulated further by Sec. 122-776 (d) (1) 
which was established to limit the intensity of future development within the HNC 
district by the following threshold: 

Within the HNC-1 subdistrict, excepting sites abutting 
Simonton Street and Truman Avenue, land use activities 
shall generate no more than 100 trips per 1,000 square feet 
of gross leasable floor area per day.  

For the purposes of calculating traffic generation we used the Institute of 
Transportation Engineer’s 7th Edition Trip Generation Volumes.   

                                                      
11 The City of Key West’s Comprehensive Plan Policy 9-1.5.1: Resolving Concurrency Issues 
12 The City of Key West’s Comprehensive Plan Policy 9-1.5.1: Resolving Concurrency Issues 
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Table 2 

Trip Generation Summary 
1119 White Street – Key West, Florida 

Land Use 
Size 

(sq. ft.) 
Daily 
Trips 

AM Peak Hour Trip PM Peak Hour trips 
In Out Total In Out Total 

Previously Existing Use 
Health/Fitness Club 

1,866 61.45 0.94 1.31 2.26 3.03 1.98 4.05 

Total (Previously Existing) -- 61.45 0.94 1.31 2.26 3.03 1.98 4.05 
Currently Proposed Use 
High-Turnover (Sit-Down) Restaurant 

1,866 237 11 9 20 11 7 18 

Total (Proposed) -- 237 11 9 20 11 7 18 
Difference (Proposed – Approved) -- 175.55 10.06 7.69 17.74 7.97 5.02 13.95 

 

As demonstrated in the trip generation table above, the existing potential trip 
generation is a grandfathered nonconformity; the proposed change will reduce this 
nonconforming potential trip generation in a significant manner. 

1. Potential Trip Generation - Based on the ITE Trip Generation Manual predictions, 
the proposed change in type of eating establishment will result in a considerable 
reduction in trip generation as follows: 

Weekday: -1,161.1 trips 
Saturday: -1,116.6 trips 
Sunday: -794.1 trips 

   
2. The City of Key West’s adopted level of service for recreational infrastructure is 

not affected by commercial development pursuant to the Comprehensive Plan. 
 
3. Fire hydrant locations and life-safety requirements will be determined as per DRC 

direction or as otherwise required by the Fire Department. 
 
4. Reclaimed water use is not anticipated. 
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June 9, 2017 
 
Ms. Melissa Paul-Leto, Planner 
City of Key West 
1300 White Street 
Key West, FL 33040 
 
 
Re: 1119 White Street 

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

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

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

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

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

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

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

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

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

Land Use 
Size 

(sq. ft.) 
Daily 
Trips 

AM Peak Hour Trip PM Peak Hour trips 

In Out Total In Out Total 

Previously Existing Use 
Health/Fitness Club 

1,866 61.45 0.94 1.31 2.26 3.03 1.98 4.05 

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

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

1,866 237 11 9 20 11 7 18 

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

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

 

As indicated above, the proposed use (high-turnover sit-down restaurant) at 1119 White Street 
is expected to generate 237 daily vehicle trips, 20 AM peak hour vehicle trips (11 inbound and 9 
outbound), and 18 PM peak hour vehicle trips (11 inbound and 7 outbound). When compared 
with the previously approved use (Health/Fitness Club) at this location, this represents an increase 
of 176 daily vehicle trips, an increase of 17.74 AM peak hour vehicle trips, and a decrease of 
13.95 PM peak hour vehicle trips. 
 
Sincerely, 
 
 
 
Owen Trepanier 
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5. As demonstrated by Concurrency Analysis, there will be no adverse effects on 

public facilities. 
 

 
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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Authorization Form 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 





 

 
 

 

 

 

 

 

 

 

 
 

 
 

Verification Form 





 

 
 

 

 

 

 

 

 

 

 
Warranty Deed 

 

 
 

 
 







 

 

 

 

 

 

 

Site Plans 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 













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



 
 

 



 
 

 



 
 

 



 

















 

 

 

 

 

 

 

 

Site Visit 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



1119 White Street, Key West, Florida 33040 
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Additional 

Information 
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June 1, 2017 
 

 
1119 White Street, Café 
 
 
Dear Neighbor: 
 

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

 

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

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


















