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7KH�SXUSRVH�RI�WKLV�DUWLFOH�LV�WR�H�VXUH�WKDW�D�FR�GLWLR�DO�XVH�VKDOO�R�O��EH�SHUPLWWHG�R��VSHFLILF�VLWHV�ZKHUH�WKH�SURSRVHG�
XVH� PD�� EH� DGHTXDWHO�� DFFRPPRGDWHG� ZLWKRXW� �H�HUDWL��� DGYHUVH� LPSDFWV� R�� SURSHUWLHV� D�G� OD�G� XVHV� ZLWKL�� WKH�
LPPHGLDWH� YLFL�LW��� 7KLV� DUWLFOH� VHWV� IRUWK� SURYLVLR�V�D�G� FULWHULD� IRU� FR�VLGHUDWLR��RI� FR�GLWLR�DO�XVHV� R��VSHFLILF� VLWHV��
&R�GLWLR�DO�XVHV�VKDOO�EH�SHUPLWWHG�R�O��XSR��D�IL�GL���WKDW�WKH�SURSRVHG�XVH�VDWLVILHV�WKLV�DUWLFOH��

6�F����������6S�FLILF�FUL��ULD�IRU�DSSUR�DO��

�D�� )L�GL��V����FR�GLWLR�DO�XVH�VKDOO�EH�SHUPLWWHG�XSR��D�IL�GL���E��WKH�SOD��L���ERDUG�WKDW�WKH�SURSRVHG�XVH��DSSOLFDWLR��
D�G�� LI�DSSOLFDEOH��GHYHORSPH�W�SOD��FRPSO��ZLWK�WKH�FULWHULD�VSHFLILHG�L�� WKLV�VHFWLR��� L�FOXGL���VSHFLILF�FR�GLWLR�V�
HVWDEOLVKHG�E��WKH�SOD��L���ERDUG�D�G�RU�WKH�FLW��FRPPLVVLR��GXUL���UHYLHZ�RI�WKH�UHVSHFWLYH�DSSOLFDWLR��L��RUGHU�WR�
H�VXUH�FRPSOLD�FH�ZLWK�WKH�FRPSUHKH�VLYH�SOD��D�G�OD�G�GHYHORSPH�W�UH�XODWLR�V��,I�WKH�SURSRVHG�FR�GLWLR�DO�XVH�
LV� D� PDMRU� GHYHORSPH�W� SXUVXD�W� WR� VHFWLR�V� �������� D�G� ��������� WKH� FLW�� FRPPLVVLR�� VKDOO� UH�GHU� WKH� IL�DO�
GHWHUPL�DWLR��SXUVXD�W�WR�VHFWLR������������FR�GLWLR�DO�XVH�VKDOO�EH�GH�LHG�LI�WKH�FLW��GHWHUPL�HV�WKDW�WKH�SURSRVHG�
XVH�GRHV��RW�PHHW�WKH�FULWHULD�SURYLGHG�L��WKLV�VHFWLR��D�G��IXUWKHU��WKDW�WKH�SURSRVHG�FR�GLWLR�DO�XVH�LV�DGYHUVH�WR�
WKH� SXEOLF�V� L�WHUHVW�� ���DSSOLFDWLR�� IRU� D� FR�GLWLR�DO� XVH�VKDOO�GHVFULEH�KRZ� WKH�VSHFLILF� OD�G�XVH�FKDUDFWHULVWLFV�
SURSRVHG�PHHW�WKH�FULWHULD�GHVFULEHG�L��VXEVHFWLR���F��RI�WKLV�VHFWLR��D�G�VKDOO�L�FOXGH�D�GHVFULSWLR��RI�D���PHDVXUHV�
SURSRVHG�WR�PLWL�DWH�D�DL�VW�SRVVLEOH�DGYHUVH�LPSDFWV�RI�WKH�SURSRVHG�FR�GLWLR�DO�XVH�R��SURSHUWLHV�L��WKH�LPPHGLDWH�
YLFL�LW���

�E�� &KDUDFWHULVWLFV�RI�XVH�GHVFULEHG��7KH�IROORZL���FKDUDFWHULVWLFV�RI�D�SURSRVHG�FR�GLWLR�DO�XVH�VKDOO�EH�FOHDUO��GHVFULEHG�
DV�SDUW�RI�WKH�FR�GLWLR�DO�XVH�DSSOLFDWLR���

���� 6FDOH�D�G�L�WH�VLW��RI�WKH�SURSRVHG�FR�GLWLR�DO�XVH�DV�PHDVXUHG�E��WKH�IROORZL����

D��)ORRU�DUHD�UDWLR��
E��7UDIILF��H�HUDWLR���
F��6TXDUH�IHHW�RI�H�FORVHG�EXLOGL���IRU�HDFK�VSHFLILF�XVH��
G��3URSRVHG�HPSOR�PH�W��
H��3URSRVHG��XPEHU�D�G�W�SH�RI�VHUYLFH�YHKLFOHV��D�G�
I�� 2II�VWUHHW�SDUNL����HHGV��

���� 2���RU�RII�VLWH�LPSURYHPH�W��HHGV��H�HUDWHG�E��WKH�SURSRVHG�FR�GLWLR�DO�XVH�D�G��RW�LGH�WLILHG�R��WKH�OLVW�L��
VXEVHFWLR���E�����RI�WKLV�VHFWLR��L�FOXGL���WKH�IROORZL����

D��8WLOLWLHV��
E��3XEOLF�IDFLOLWLHV��HVSHFLDOO��D���LPSURYHPH�WV�UHTXLUHG�WR�H�VXUH�FRPSOLD�FH�ZLWK�FR�FXUUH�F��PD�D�HPH�W�

DV�SURYLGHG�L��FKDSWHU�����
F��5RDGZD��RU�VL��DOL�DWLR��LPSURYHPH�WV��RU�RWKHU�VLPLODU�LPSURYHPH�WV��
G���FFHVVRU��VWUXFWXUHV�RU�IDFLOLWLHV��D�G�
H��2WKHU�X�LTXH�IDFLOLWLHV�VWUXFWXUHV�SURSRVHG�DV�SDUW�RI�VLWH�LPSURYHPH�WV��

���� 2��VLWH�DPH�LWLHV�SURSRVHG�WR�H�KD�FH�VLWH�D�G�SOD��HG�LPSURYHPH�WV���PH�LWLHV�L�FOXGL���PLWL�DWLYH�
WHFK�LTXHV�VXFK�DV��

D��2SH��VSDFH��
E��6HWEDFNV�IURP�DGMDFH�W�SURSHUWLHV��
F��6FUHH�L���D�G�EXIIHUV��
G��/D�GVFDSHG�EHUPV�SURSRVHG�WR�PLWL�DWH�D�DL�VW�DGYHUVH�LPSDFWV�WR�DGMDFH�W�VLWHV��D�G�
H��0LWL�DWLYH�WHFK�LTXHV�IRU�DEDWL���VPRNH��RGRU���RLVH��D�G�RWKHU��R�LRXV�LPSDFWV��

�



�

�F�� &ULWHULD�IRU�FR�GLWLR�DO�XVH�UHYLHZ�D�G�DSSURYDO���SSOLFDWLR�V�IRU�D�FR�GLWLR�DO�XVH�VKDOO�FOHDUO��GHPR�VWUDWH�WKH�
IROORZL����

���� /D�G�XVH�FRPSDWLELOLW���7KH�DSSOLFD�W�VKDOO�GHPR�VWUDWH�WKDW�WKH�FR�GLWLR�DO�XVH��L�FOXGL���LWV�SURSRVHG�VFDOH�
D�G� L�WH�VLW��� WUDIILF��H�HUDWL��� FKDUDFWHULVWLFV�� D�G� RII�VLWH� LPSDFWV� DUH� FRPSDWLEOH� D�G� KDUPR�LRXV� ZLWK�
DGMDFH�W�OD�G�XVH�D�G�ZLOO��RW�DGYHUVHO��LPSDFW�OD�G�XVH�DFWLYLWLHV�L��WKH�LPPHGLDWH�YLFL�LW���

���� 6XIILFLH�W�VLWH�VL�H��DGHTXDWH�VLWH�VSHFLILFDWLR�V��D�G�L�IUDVWUXFWXUH�WR�DFFRPPRGDWH�WKH�SURSRVHG�XVH��7KH�
VL�H�D�G�VKDSH�RI�WKH�VLWH��WKH�SURSRVHG�DFFHVV�D�G�L�WHU�DO�FLUFXODWLR���D�G�WKH�XUED��GHVL���H�KD�FHPH�WV�
PXVW�EH�DGHTXDWH�WR�DFFRPPRGDWH�WKH�SURSRVHG�VFDOH�D�G�L�WH�VLW��RI�WKH�FR�GLWLR�DO�XVH�UHTXHVWHG��7KH�
VLWH�VKDOO�EH�RI�VXIILFLH�W�VL�H�WR�DFFRPPRGDWH�XUED��GHVL���DPH�LWLHV�VXFK�DV�VFUHH�L����EXIIHUV��OD�GVFDSL����
RSH��VSDFH��RII�VWUHHW�SDUNL���� HIILFLH�W� L�WHU�DO� WUDIILF�FLUFXODWLR��� L�IUDVWUXFWXUH� �L�H��� UHIHU� WR�FKDSWHU���� WR�
H�VXUH� FR�FXUUH�F�� PD�D�HPH�W� UHTXLUHPH�WV� DUH� PHW�� D�G� VLPLODU� VLWH� SOD�� LPSURYHPH�WV� �HHGHG� WR�
PLWL�DWH�D�DL�VW�SRWH�WLDO�DGYHUVH�LPSDFWV�RI�WKH�SURSRVHG�XVH��

���� 3URSHU�XVH�RI�PLWL�DWLYH� WHFK�LTXHV��7KH�DSSOLFD�W�VKDOO�GHPR�VWUDWH�WKDW� WKH�FR�GLWLR�DO�XVH�D�G�VLWH�SOD��
KDYH�EHH��GHVL��HG�WR�L�FRUSRUDWH�PLWL�DWLYH�WHFK�LTXHV��HHGHG�WR�SUHYH�W�DGYHUVH�LPSDFWV�WR�DGMDFH�W�OD�G�
XVHV�� ,�� DGGLWLR��� WKH� GHVL��� VFKHPH� VKDOO� DSSURSULDWHO�� DGGUHVV� RII�VLWH� LPSDFWV� WR�H�VXUH� WKDW� OD�G� XVH�
DFWLYLWLHV�L��WKH�LPPHGLDWH�YLFL�LW���L�FOXGL���FRPPX�LW��L�IUDVWUXFWXUH��DUH��RW�EXUGH�HG�ZLWK�DGYHUVH�LPSDFWV�
GHWULPH�WDO�WR�WKH��H�HUDO�SXEOLF�KHDOWK��VDIHW��D�G�ZHOIDUH��

���� �D�DUGRXV�ZDVWH��7KH�SURSRVHG�XVH�VKDOO��RW��H�HUDWH�KD�DUGRXV�ZDVWH�RU�UHTXLUH�XVH�RI�KD�DUGRXV�PDWHULDOV�
L��LWV�RSHUDWLR��ZLWKRXW�XVH�RI�FLW��DSSURYHG�PLWL�DWLYH�WHFK�LTXHV�GHVL��HG�WR�SUHYH�W�D���DGYHUVH�LPSDFW�WR�
WKH��H�HUDO�KHDOWK��VDIHW��D�G�ZHOIDUH��7KH�SOD��VKDOO�SURYLGH�IRU�DSSURSULDWH�LGH�WLILFDWLR��RI�KD�DUGRXV�ZDVWH�
D�G� KD�DUGRXV�PDWHULDO� D�G� VKDOO� UH�XODWH� LWV� XVH�� VWRUD�H�D�G� WUD�VIHU� FR�VLVWH�W�ZLWK� EHVW�PD�D�HPH�W�
SUL�FLSOHV�D�G� SUDFWLFHV�� 1R� XVH�ZKLFK��H�HUDWHV�KD�DUGRXV�ZDVWH� RU� XVHV� KD�DUGRXV� PDWHULDOV� VKDOO� EH�
ORFDWHG�L��WKH�FLW��X�OHVV�WKH�VSHFLILF�ORFDWLR��LV�FR�VLVWH�W�ZLWK�WKH�FRPSUHKH�VLYH�SOD��D�G�OD�G�GHYHORSPH�W�
UH�XODWLR�V�D�G�GRHV��RW�DGYHUVHO��LPSDFW�ZHOOILHOGV��DTXLIHU�UHFKDU�H�DUHDV��RU�RWKHU�FR�VHUYDWLR��UHVRXUFHV��

���� &RPSOLD�FH�ZLWK�DSSOLFDEOH�ODZV�D�G�RUGL�D�FHV����FR�GLWLR�DO�XVH�DSSOLFDWLR��VKDOO�GHPR�VWUDWH�FRPSOLD�FH�
ZLWK� DOO� DSSOLFDEOH� IHGHUDO�� VWDWH�� FRX�W��� D�G� FLW�� ODZV� D�G� RUGL�D�FHV�� :KHUH� SHUPLWV� DUH� UHTXLUHG� IURP�
�RYHU�PH�WDO�D�H�FLHV�RWKHU�WKD��WKH�FLW���WKHVH�SHUPLWV�VKDOO�EH�REWDL�HG�DV�D�FR�GLWLR��RI�DSSURYDO��7KH�FLW��
PD��DIIL��RWKHU�FR�GLWLR�V�WR�D���DSSURYDO�RI�D�FR�GLWLR�DO�XVH�L��RUGHU�WR�SURWHFW�WKH�SXEOLF�KHDOWK��VDIHW���D�G�
ZHOIDUH��

���� �GGLWLR�DO�FULWHULD�DSSOLFDEOH�WR�VSHFLILF�OD�G�XVHV���SSOLFD�WV�IRU�FR�GLWLR�DO�XVH�DSSURYDO�VKDOO�GHPR�VWUDWH�
WKDW�WKH�SURSRVHG�FR�GLWLR�DO�XVH�VDWLVILHV�WKH�IROORZL���VSHFLILF�FULWHULD�GHVL��HG�WR�H�VXUH�D�DL�VW�SRWH�WLDO�
DGYHUVH�LPSDFWV�ZKLFK�PD��EH�DVVRFLDWHG�ZLWK�WKH�SURSRVHG�OD�G�XVH��

D�� /D�G�XVHV�ZLWKL��D�FR�VHUYDWLR��DUHD��/D�G�XVHV�L��FR�VHUYDWLR��DUHDV�VKDOO�EH�UHYLHZHG�ZLWK�HPSKDVLV�
R�� FRPSOLD�FH� ZLWK� VHFWLR�� ������ D�G� DUWLFOHV� ,,,�� ,9�� 9�� 9,,� D�G� 9,,,� RI� FKDSWHU� ���� SHUWDL�L��� WR�
H�YLUR�PH�WDO� SURWHFWLR��� HVSHFLDOO�� FRPSOLD�FH� ZLWK� FULWHULD�� L�FOXGL��� OD�G� XVH� FRPSDWLELOLW�� D�G�
PLWL�DWLYH� PHDVXUHV� UHODWHG� WR� ZHWOD�G� SUHVHUYDWLR��� FRDVWDO� UHVRXUFH� LPSDFW� D�DO�VLV� D�G� VKRUHOL�H�
SURWHFWLR���SURWHFWLR��RI�PDUL�H�OLIH�D�G�ILVKHULHV��SURWHFWLR��RI�IORUD�D�G�IDX�D��D�G�IORRGSODL��SURWHFWLR���
7KH�VL�H��VFDOH�D�G�GHVL���RI�VWUXFWXUHV�ORFDWHG�ZLWKL��D�FR�VHUYDWLR��DUHD�VKDOO�EH�UHVWULFWHG�L��RUGHU�WR�
SUHYH�W� D�G�RU� PL�LPL�H� DGYHUVH� LPSDFWV� R�� �DWXUDO� UHVRXUFHV�� 6LPLODUO��� SXEOLF� XVHV� VKRXOG� R�O�� EH�
DSSURYHG�ZLWKL��D�ZHWOD�G�RU�FRDVWDO�KL�K�KD�DUG�DUHD�9��R�H�ZKH��DOWHU�DWLYH�XSOD�G�ORFDWLR�V�DUH��RW�
IHDVLEOH�R��D��XSOD�G�VLWH�RXWVLGH�WKH�9��R�H��

�
�

E�� 5HVLGH�WLDO�GHYHORSPH�W��5HVLGH�WLDO�GHYHORSPH�W�SURSRVHG�DV�D�FR�GLWLR�DO�XVH�VKDOO�EH�UHYLHZHG�IRU�
OD�G�XVH�FRPSDWLELOLW��EDVHG�R��FRPSOLD�FH�ZLWK�GLYLVLR�V���WKURX�K����RI�DUWLFOH�,9�D�G�GLYLVLR�V���D�G���
RI�DUWLFOH�9�RI�WKLV�FKDSWHU�SHUWDL�L���WR��R�L���GLVWULFW�UH�XODWLR�V��L�FOXGL���VL�H�D�G�GLPH�VLR��UH�XODWLR�V�
LPSDFWL���VHWEDFNV�� ORW�FRYHUD�H��KHL�KW��PDVV�RI�EXLOGL����EXLOGL���FRYHUD�H��D�G�RSH��VSDFH�FULWHULD��
/D�G�XVH�FRPSDWLELOLW��DOVR�VKDOO�EH�PHDVXUHG�E��DSSHDUD�FH��GHVL����D�G�OD�G�XVH�FRPSDWLELOLW��FULWHULD�
HVWDEOLVKHG�L��FKDSWHU������DUWLFOHV�,,,��,9�D�G�9�RI�FKDSWHU������VHFWLR�����������D�G�DUWLFOH�,,�RI�FKDSWHU�
�����HVSHFLDOO��SURWHFWLR��RI�KLVWRULF�UHVRXUFHV��VXEGLYLVLR��RI� OD�G��DFFHVV��L�WHU�DO�FLUFXODWLR���D�G�RII��
VWUHHW� SDUNL���� DV� ZHOO� DV� SRVVLEOH� UHTXLUHG� PLWL�DWLYH� PHDVXUHV� VXFK� DV� OD�GVFDSL��� D�G� VLWH� GHVL���
DPH�LWLHV��

F�� &RPPHUFLDO�RU�PL�HG�XVH�GHYHORSPH�W��&RPPHUFLDO�RU�PL�HG�XVH�GHYHORSPH�W�SURSRVHG�DV�D�FR�GLWLR�DO�
XVH�VKDOO�EH�UHYLHZHG�IRU�OD�G�XVH�FRPSDWLELOLW��EDVHG�R��FRPSOLD�FH�ZLWK�GLYLVLR�V���WKURX�K����RI�DUWLFOH��
,9�D�G�GLYLVLR�V���D�G���RI�DUWLFOH�9�RI�WKLV�FKDSWHU�SHUWDL�L���WR��R�L���GLVWULFW�UH�XODWLR�V��L�FOXGL���VL�H�
D�G�GLPH�VLR��UH�XODWLR�V� LPSDFWL��� IORRU�DUHD�UDWLR��VHWEDFNV�� ORW�FRYHUD�H��KHL�KW��PDVV�RI�EXLOGL��V��
EXLOGL���FRYHUD�H��D�G�RSH��VSDFH�FULWHULD��/D�G�XVH�FRPSDWLELOLW��DOVR�VKDOO�EH�PHDVXUHG�E��DSSHDUD�FH��



�

GHVL����D�G�OD�G�XVH�FRPSDWLELOLW��FULWHULD�HVWDEOLVKHG�L��FKDSWHU������DUWLFOHV�,��,,��,9�D�G�9�RI�FKDSWHU������
VHFWLR�����������D�G�DUWLFOH�,,�RI�FKDSWHU������HVSHFLDOO��SURWHFWLR��RI�KLVWRULF� UHVRXUFHV��VXEGLYLVLR��RI�
OD�G��DFFHVV��SHGHVWULD��DFFHVV�D�G� FLUFXODWLR��� L�WHU�DO�YHKLFXODU�FLUFXODWLR�� WR�HWKHU�ZLWK�DFFHVV�D�G�
H�UHVV� WR� WKH� VLWH�� D�G� RII�VWUHHW� SDUNL���� DV� ZHOO� DV� SRVVLEOH� UHTXLUHG� PLWL�DWLYH� PHDVXUHV� VXFK� DV�
OD�GVFDSL����EXIIHUL����D�G�RWKHU�VLWH�GHVL���DPH�LWLHV��:KHUH�FRPPHUFLDO�RU�PL�HG�XVH�GHYHORSPH�W�LV�
SURSRVHG�DV�D�FR�GLWLR�DO�XVH�DGMDFH�W�WR�8�6�����WKH�GHYHORSPH�W�VKDOO�EH�UHTXLUHG�WR�SURYLGH�PLWL�DWLYH�
PHDVXUHV� WR�DYRLG� SRWH�WLDO� DGYHUVH� LPSDFWV� WR� WUDIILF� IORZ�DOR��� WKH�8�6����FRUULGRU�� L�FOXGL���EXW� �RW�
OLPLWHG�WR�UHVWULFWLR�V�R��DFFHVV�IURP�D�G�H�UHVV�WR�8�6�����SURYLGL���IRU�VL��DOL�DWLR���DFFHOHUDWLR��D�G�
GHFHOHUDWLR��OD�HV��D�G�RU�RWKHU�DSSURSULDWH�PLWL�DWLYH�PHDVXUHV��

G�� 'HYHORSPH�W�ZLWKL��RU�DGMDFH�W�WR�KLVWRULF�GLVWULFW���OO�GHYHORSPH�W�SURSRVHG�DV�D�FR�GLWLR�DO�XVH�ZLWKL��RU�
DGMDFH�W� WR� WKH�KLVWRULF� GLVWULFW� VKDOO� EH� UHYLHZHG� EDVHG�R�� DSSOLFDEOH� FULWHULD� VWDWHG� L�� WKLV� VHFWLR�� IRU�
UHVLGH�WLDO��FRPPHUFLDO��RU�PL�HG�XVH�GHYHORSPH�W�D�G�VKDOO�DOVR�FRPSO��ZLWK�DSSHDUD�FH�D�G� GHVL���
�XLGHOL�HV� IRU�KLVWRULF�VWUXFWXUHV�D�G� FR�WULEXWL���VWUXFWXUHV�D�G�RU�VKDOO�EH� UHTXLUHG� WR�SURYLGH�VSHFLDO�
PLWL�DWLYH�VLWH�D�G�VWUXFWXUDO�DSSHDUD�FH�D�G�GHVL���DWWULEXWHV�RU�DPH�LWLHV�WKDW�UHL�IRUFH�WKH�DSSHDUD�FH��
KLVWRULF�DWWULEXWHV��D�G�DPH�LWLHV�RI�VWUXFWXUHV�ZLWKL��WKH�KLVWRULF�GLVWULFW��

H�� 3XEOLF�IDFLOLWLHV�RU�L�VWLWXWLR�DO�GHYHORSPH�W��3XEOLF�IDFLOLWLHV�RU�RWKHU�L�VWLWXWLR�DO�GHYHORSPH�W�SURSRVHG�DV��
D�FR�GLWLR�DO�XVH�VKDOO�EH� UHYLHZHG�EDVHG�R�� OD�G�XVH�FRPSDWLELOLW��D�G�GHVL���FULWHULD�HVWDEOLVKHG� IRU�
FRPPHUFLDO�D�G�PL�HG�XVH�GHYHORSPH�W��,��DGGLWLR���WKH�FLW��VKDOO�D�DO��H�WKH�SURSRVHG�VLWH�ORFDWLR��D�G�
GHVL��� DWWULEXWHV� UHODWLYH� WR� RWKHU� DYDLODEOH� VLWHV� D�G� WKH� FRPSDUDWLYH� PHULWV� RI� WKH� SURSRVHG� VLWH��
FR�VLGHUL��� SURIHVVLR�DOO�� DFFHSWHG� SUL�FLSOHV� D�G� VWD�GDUGV� IRU� WKH� GHVL��� D�G� ORFDWLR�� RI� VLPLODU�
FRPPX�LW�� IDFLOLWLHV� D�G� SXEOLF� L�IUDVWUXFWXUH�� 7KH� FLW�� VKDOO� DOVR� FR�VLGHU� FRPSOLD�FH� ZLWK� UHOHYD�W�
FRPSUHKH�VLYH� SOD��DVVHVVPH�WV� RI� FRPPX�LW�� IDFLOLW�� D�G� L�IUDVWUXFWXUH��HHGV� D�G� ORFDWLR�� LPSDFWV�
UHODWLYH�WR�VHUYLFH�DUHD�GHILFLH�FLHV�RU�LPSURYHPH�W��HHGV��

I�� &RPPHUFLDO�VWUXFWXUHV�XVHV�D�G�UHODWHG�DFWLYLWLHV�ZLWKL��WLGDO�ZDWHUV��7KH�FULWHULD�IRU�FRPPHUFLDO�VWUXFWXUHV��
XVHV�D�G�UHODWHG�DFWLYLWLHV�ZLWKL��WLGDO�ZDWHUV�DUH�DV�SURYLGHG�L��VHFWLR������������

��� �GXOW�H�WHUWDL�PH�W�HVWDEOLVKPH�WV��7KH�FULWHULD�IRU�DGXOW�H�WHUWDL�PH�W�HVWDEOLVKPH�WV�DUH�DV�SURYLGHG�L��
GLYLVLR�����RI�DUWLFOH�9�RI�WKLV�FKDSWHU��

�
�
�



 

1 4 2 1  F i r s t  S t r e e t  •  P . O .  B o x  2 1 5 5  •  K e y  W e s t ,  F L  •  3 3 0 4 5 - 2 1 5 5  

P h o n e :  3 0 5 - 2 9 3 - 8 9 8 3  •  F a x :  3 0 5 - 2 9 3 - 8 7 4 8  •  E m a i l :  O w e n @ o w e n t r e p a n i e r . c o m  

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

 
Southwinds Motel (aka Spanish Gardens) 
1325 Simonton Street, Key West, Florida 
(RE# 00035950-000000) 
 

 
 
Executive Summary: 
 
This application is a request for a conditional use approval in order to redevelop approx. 2,093 
sq. ft. of its existing raised pool and pool deck into a scooter rental service for 12 electric kick 
scooters, food truck, 160 sq. ft. of new consumption area, 987 sq. ft. of landscaping, 3 auto 
parking spaces, and 2 bicycle parking spaces at the 1325 Simonton Street property of Southwinds 
Motel, also locally referred to as “Spanish Gardens”. 
 
Background and Solution Statement: 
 
1325 Simonton Street has been the site of a motel since at least 1953 and is one of three 
properties that make up the Southwinds Motel complex. This specific property is locally referred 
to as the Spanish Gardens motel with a principal use consisting of 25 transient residential units, 
an accessory retail and bar known as the “Tipsy Rooster”, a raised pool and pool deck at the 
corner of the lot, and 1 non-transient efficiency unit. The proposed project seeks conditional use 
approval for the Spanish Gardens to operate an accessory scooter rental service for 12 electric 
kick scooters as an amenity to its guests and to locate an accessory food truck onsite. To do so, 
the project proposes to redevelop approx. 2,093 sq. ft. of its existing raised pool and pool deck 
into 160 sq. ft. of new consumption area associated with the food truck, 987 sq. ft. of additional 
landscaping, 3 auto parking spaces, and 2 bicycle parking spaces. 
 
The existing raised pool and pool deck are located at the property’s southernmost corner, directly 
adjacent to the intersection of Simonton and South streets. The pool has been considered an 
eyesore due to the proximity of its location to the street intersection. The demolition of the pool 
and pool deck creates an opportunity to beautify this area by proposing to locate a charming 
vintage food truck that provides walk-up service, 160 sq. ft. of consumption area, 3 parking 
spaces, and add 987 sq. ft. of landscaping to the site. This trailer will add to the existing vintage-
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themed ambiance. Additionally, the food truck will not create any new floor area as it will be fully 
contained in an FDOT-licensed vehicle. 
 

• No new or converted floor area is proposed. 
• An application for variance(s) accompanies this conditional use application. 

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

 
Owner: Meisel Holdings FL – 1321 Simonton Street, LLC 
Entity Owner: Marc Meisel & Joel Meisel 
Authorized Agent: Trepanier & Associates, Inc. 
Architect: T.S. Neal Architects, Inc. 
Traffic Engineer: KBP Consulting, Inc. 

 
Project Description (Sec. 108-229):  
 
This application is a request for a conditional use approval in order to redevelop approx. 2,093 
sq. ft. of its existing raised pool and pool deck into a 12 electric kick scooter docking station, food 
truck, 160 sq. ft. of new consumption area, 987 sq. ft. of landscaping, 3 auto parking spaces, and 
2 bicycle parking spaces at the 1325 Simonton Street property of Southwinds Motel, also locally 
referred to as “Spanish Gardens”. 
 
Table 1: Existing and Proposed Conditions 

Use Existing Proposed 

Motel 25 Rooms No Change 

Non-Transient 1 Unit No Change 
Retail 226.5 sq. ft. No Change 

Bar 226.5 sq. ft. No Change 

Bar Consumption Area 730 sq. ft. No Change 

Auto Parking (Motel, Retail & Bar 
Consumption Area) 

21 spaces No Change 

Food Truck Consumption Area 0 sq. ft. 160 sq. ft. 

Scooter Rentals 0 Scooters Licensed 12 Scooters Licensed 

Auto Parking (Food Truck Consumption 
Area & Scooter Rentals) 

0 Spaces 3 Spaces 

Bicycle Parking (Food Truck 
Consumption Area & Scooter Rentals) 

0 Spaces 2 Spaces 

Landscaping 3,084 sq. ft. (12.4%) 4,071 sq. ft. (16.4%) 

Open Space 3,084 sq. ft. (12.4%) 4,071 sq. ft. (16.4%) 
Building Coverage 9,106 sq. ft. (36.7%) 7,013 sq. ft. (28.3%) 

Impervious Surfaces 21,716 sq. ft. (87.6%) 20,719 sq. ft. (83.5%) 

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

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

 
(1) Scale and intensity 

 
a. Floor area ratio: 0.02 (453 sq. ft.) 

Permitted: 1.0 
Proposed: No Change 

 
b. Traffic generation: 

 
Pursuant to Sec. 94-101(d)(5)g., the ITE Trip Generation Manual shall be used to 
calculate estimated generated trips. The ITE Trip Generation Manual (10th Edition) 
calculates the P.M. peak hour trip generation rate for the proposed food truck as 
3.08 trips per food truck. The referenced ITE manual does not contain a daily trip 
generation rate nor an A.M. peak hour trip generation rate for this land use, 
however it identifies that food trucks typically serve lunch and dinner, with highest 
volumes of the day in the afternoon. The proposed food truck is estimated to 
generate 15 daily trips. 
 
Food Truck Generated Trips  

Trip Generation Multiplier 
Peak P.M. Hour Weekday Estimated Daily Trips1 

3.08 trips per food cart 
3.08 peak hr trips ÷ 20% 

daily trips per peak hr 

Food Cart Pod 
(ITE 926) 

1 Food Cart 3.08 P.M. peak hr trips 15 daily trips 

 
12 Scooter Rental Service 
The scooters to be rented are electric-assisted standing foot-powered scooters. 
These kick scooters operate consistent with bicycles along pathways and routes 
designated for bicycle use. As such, they do not occupy or consume roadway 
capacity.   

 
c. Enclosed building square footage 

Use Sq. Ft. 

Hotel Rooms 6,048.6 

Retail 226.5 

Bar 226.5 

Storage 378.5 

 
d. Proposed Employment: The proposed food truck proposes an approx. equivalent 

of 2 additional full-time employees onsite. The scooter rental service proposes no 
additional employees. 
 

e. Proposed Service Vehicles: This change is proposed to an existing resort operation 
no new or additional service vehicles or trips are anticipated.  

 
1 The ITE Trip Generation Manual typically estimates that each peak hour represents 10% of the daily trips, however 
food trucks do not have an A.M. peak hour. As such, it is estimated that the P.M. peak hour represents 20% of the daily 
trips. 3.08 peak hour trips ÷ 20% daily trips per peak hour = 15 daily trips. 
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f. Off-street parking: Sec. 108-572. requires 1 auto space per 45 sq. ft. of 

consumption area for restaurants and bars and 25-percent the auto requirement 
for bicycle / scooter spaces and 1 auto space per 3 scooter rentals or 1 auto space 
per 200 sq. ft. of associated floor area, whichever is greater, and 10-percent the 
auto requirement for bicycle / scooter spaces. The proposed conditional use results 
in a requirement of 7.6 new auto spaces and 1.3 new bicycle / scooter spaces. 

 
Use Req’d Auto Spaces Req’d Bicycle/ Scooter Spaces 

New Consumption 
Area 

160 sq. ft. 1 sp per 45 sq. ft. 3.6 spaces 25% of auto 0.9 spaces 

Scooter Rentals 12 Licensed 1 per 3 rentals 4 spaces 10% of auto 0.4 spaces 
Total 7.6 spaces 1.3 spaces 

 
 
(2) On- or off-site improvement needs 
 

a. Utilities - Concurrency Facilities and Other Utilities or Services: The proposed 
commercial 12-scooter rental service and food truck area accessory uses to the 
principal transient residential use of the property.  

• Potable water: Concurrency analysis finds the proposed project will 
increase demand for potable water by 7.1 gallons per day. 

• Wastewater: Concurrency analysis find the proposed project will 
increase demand for wastewater by 7.2 gallons per day. 

• Solid waste: No change in solid waste LOS will result from this 
conditional use. 

• Recyclable waste: No change in recyclable waste LOS will result from 
this conditional use. 

• No change in Stormwater LOS will result from this conditional use. 
• No change to Recreation LOS will result from this conditional use. 
• No new construction is proposed that will affect water pressure and 

flow for fire protection. 
• No adverse impacts to the quality of receiving waters are anticipated. 

 
b. Public facilities – N/A; No change in Public facilities LOS will result from this 

conditional use. 
 
c. Roadway or signalization improvements – N/A; No roadway or signalization 

improvements are required or proposed. 
 
d. Accessory structures or facilities – N/A; No accessory structures or facilities are 

required or proposed. 
 
e. Other unique facilities/structures proposed as part of site improvements – N/A; 

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

 
(3) On-site amenities proposed to enhance site and planned improvements 
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a. Open space – Additional open space is proposed due to this project, increasing 
open space by 987 sq. ft. This is due to the redevelopment of the pool and 
pool deck area to include 987 sq. ft. of landscaped area. 

 
b. Setbacks – No change to setbacks are proposed. The proposed food truck abd 

scooter docking station will comply with front and street-side setback 
requirements. 

 
c. Screening and buffers – Landscape hedges currently exist to screen and buffer 

the existing pool and pool deck at the intersection of Simonton and South 
Streets. Increased landscaping is proposed to buffer the proposed food truck, 
new consumption area, and scooter docking station. 

 
d. Landscaped berms proposed to mitigate against impacts to adjacent sites - 

Landscape hedges currently exist to mitigate the site of the existing pool and 
pool deck at the intersection of Simonton and South Streets. Increased 
landscaping is proposed to buffer the proposed food truck, new consumption 
area, and scooter docking station. 

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

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

 
(c) Criteria for conditional use review and approval: 
 

(1) Land use compatibility. – As mentioned above, the project site is located in the 
Historic Commercial Tourist District (HCT). The intent of the HCT zoning district is 
to implement comprehensive plan policies for areas designated “HCT” on the future 
land use map. The HCT district is comprised of areas having a high concentration 
of hotels, motels, and/or transient lodging facilities together with primarily tourist-
oriented commercial services, including specialty shops, restaurant and drinking 
establishments, personal services, offices, and other similar activities. The HCT 
district may also accommodate customary accessory uses and community facilities. 
The district regulations include criteria for managing issues surrounding land use 
compatibility, historic preservation, access to public facilities with available 
capacity, urban design amenities, and related issues which must be managed to 
ensure effective implementation of the comprehensive plan goals, objectives, and 
policies. 
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Figure 2. Key West Zoning Map 

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

accommodate the proposed use. –  The site has sufficient size, adequate 
specifications, and infrastructure to accommodate the proposed use by 
redeveloping the existing pool and pool deck. This area provides ample area for 
the proposed 12-scooter rental docking station, a food truck, 160 sq. ft. of new 
consumption area, 3 parking spaces, and 987 sq. ft. of new landscaped areas. 
Additionally, there is an underutilized portion of existing pavement that is proposed 
to be used as 2 bicycle parking spaces associated with the conditional use. No 
other changes are proposed. 
 

(3) Proper use of mitigative techniques. – No adverse impacts to adjacent land uses 
are anticipated. The community character is a mix of hotels, motels, tourist-
oriented commercial services and their accessory uses.  
 

(4) Hazardous Waste. - The proposed uses will not produce any hazardous waste or 
use hazardous materials in its operation. 
 

(5) Compliance with applicable laws and ordinances. - All applicable permits required 
from agencies other than the City of Key West will be obtained.   
 

(6) Additional criteria applicable to specific land uses. –  
 

a. Land uses within a conservation area. – The proposed use in not located in a 
conservation area. 
 

b. Residential development. – 
No changes are proposed to the existing 26 rooms of transient residential use 
at the motel nor any renovations are proposed to the existing motel buildings. 
 

c. Commercial or mixed use development. – No new floor area is proposed as 
part of this project. The proposed 12-scooter rental service and food truck uses 
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are accessory to the existing transient residential use of the motel. The 12-
scooter rental service and new consumption area have associated parking 
requirements. 3 new parking spaces and 2 new bicycle / scooter spaces are 
proposed for this conditional use application.  
 

d. Development within or adjacent to historic district. – The proposed is located 
in the Historic Commercial Tourist District (HCT). 
 

e. Public facilities or institutional development. – The proposed use is not a public 
facility or institutional development. 
 

f. Commercial structures, uses and related activities within tidal waters. – The 
proposed use is not located within tidal waters nor includes any activities within 
tidal waters. 
 

g. Adult entertainment establishments. – The proposed use is not an adult 
entertainment establishment. 

 
CONCURRENCY ANALYSIS: 
 
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 specific issues are outlined: 

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

The following concurrency analysis reflects the proposed change from residential to civic 
& cultural activity. 

 
Policy 2-1.1.1- Transportation 
 

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 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. 
 
Policy 2-1.1.3 effectively eliminates the transportation concurrency requirement in favor 
of a prioritization of safety and function of existing roads and multi-modal transportation 
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improvements (i.e. transit, air, boat, bicycles, pedestrianism, mixed-use development. 
Notwithstanding, trip generation is laid out above in Sec. 122-62(b). 

 
Policy 4-1.1.2.C – Potable Water 

 
Based on the City of Key West adopted level of service the potable water demand is 
anticipated to decrease with conditional use approval (pursuant to Policy 4-1.1.2.C, the 
potable water LOS for nonresidential uses is 650 gallons/acre/day).  
 
The proposed conditional use is expected to increase the potable water level of service 
by 7.1 gal/day. 
 

Designation LOS Daily Capacity Gal/day 

New Nonresidential 
Uses2 

650 gal/acre/day 0.011 acre x (650 gal/acre/day) 7.1 gal/day 

 
The Aqueduct Authority has the capacity to supply adequate service to this property, as 
demonstrated below. 
 
Potable water to the City of Key West is provided by the Florida Keys Aqueduct Authority 
(FKAA). The FKAA has the capacity to provide 23 million gallons per day to Monroe County 
as a result of: The South Florida Water Management District’s issuance of Water Use 
Permit #13-0005, which allocates 17 million gallons per day in the dry season; 17.79 
million gallons per day which can be withdrawn from the Biscayne Aquifer; and six million 
gallons per day provided by a reverse osmosis treatment plant in Florida City. As 
documented above, the City is meeting its Level of Service Standard for Potable Water. 
The City projects a slight permanent population decrease, and only a slight increase in its 
functional population and non-residential development during short and long-range 
planning periods, so the current capacity should remain adequate. Ongoing capital 
improvements will be necessary to maintain and improve standards and service delivery. 
 

Policy 4-1.1.2.A- Sanitary Sewage 
 
Based on the City of Key West adopted level of service the sanitary sewer demand is 
anticipated to increase with conditional use approval (pursuant to Policy 4-1.1.2.A, the 
sanitary sewer LOS for nonresidential development is 660 gal/acre/day. 
 
The sanitary sewer flow is expected to increase by 7.2 gal/day. 
 

Designation LOS Daily Capacity Gal/day 

New Nonresidential 
Uses3 

660 gal/acre/day 0.011 acre x (660 gal/acre/day) 7.2 gal/day 

 
2 The project proposes to convert a 474 sq. ft. area (or 0.011 acres) to nonresidential uses from existing accessory 
transient residential uses by redeveloping a 474 sq. ft. portion of the pool and pool deck area for a proposed 12-scooter 
docking station, a food truck, and new consumption area.  
3 The project proposes to convert a 474 sq. ft. area (or 0.011 acres) to nonresidential uses from existing accessory 
transient residential uses by redeveloping a 474 sq. ft. portion of the pool and pool deck area for a proposed 12-scooter 
docking station, a food truck, and new consumption area. 
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The City contracts out the operation of the Richard A. Heyman Environmental Pollution 
Control Facility, its wastewater treatment plant (Plant), and the associated collection 
system to Operations Management International, Inc. (OMI). The Plant currently has the 
capacity to treat 10 million gallons per day, exceeding the capacity required to achieve 
the existing Level of Service Standard by approximately seven million gallons per day. 
Actual daily flow is 4.5 million gallons per day. This is a reduction from eight (8) million 
gallons per day due to a 67 million dollars capital improvement to the City’s wastewater 
treatment during the past short-term planning period, including $56 million for collection 
system rehabilitation. 
 
As documented above, the City is exceeding its Level of Service Standard for Wastewater. 
The City projects a slight permanent population decrease, and only a slight increase in its 
functional population and non-residential development, during the short and long-range 
planning periods, so the current capacity should remain adequate. Ongoing capital 
improvements and continuing conservation efforts will continue to maintain and improve 
service delivery.4 

 
Policy 4-1.1.2.D- Solid Waste 

 
Based on the City of Key West adopted level of service the solid waste demand is 
anticipated to increase with conditional use approval (pursuant to Policy 4-1.1.2.D, the 
solid waste LOS for nonresidential development is 6.37 lbs/capita/day). 
 
Solid waste generated by the proposed conditional use will be handled within the existing 
contracted waste services. 
 
The City currently contracts with Waste Management of Florida, Inc. to collect, transfer 
and dispose of solid waste and residential recyclables. Commercial recyclables and other 
non-franchised collection services such as construction and demolition debris and yard 
waste are available on the open market to all licensed haulers. The City owns and operates 
a solid waste transfer station on Rockland Key that received 45,402.10 tons of solid waste 
for disposal and 3,607 tons of recyclables in 2009/10. Waste Management disposes of the 
solid waste collected in Monroe County, including the City of Key West, at its Central 
Sanitary Landfill in Broward County. In 2009 Waste Management Inc. reported a reserve 
capacity of 17 years at this facility. There is therefore an estimated reserve capacity of 15 
years as of the date of this report. 
 
As documented above, the City is meeting its Level of Service Standard for solid waste. 
The City projects a slight permanent population decrease, and only a slight increase in its 
functional population and non-residential development, during the short and long-range 
planning periods, and the current capacity should remain adequate. Ongoing capital 
improvements will be necessary to improve standards and service delivery.5 

 
Policy 4-1.1.2. D- Recyclable Waste Generation Level of Service  

 

 
4 City of Key West Comprehensive Plan Data and Analysis, Pg. A-16 
5 City of Key West Comprehensive Plan Data and Analysis, Pg. A-17 
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Based on the City of Key West adopted level of service the recyclable waste demand is 
anticipated to decrease with conditional use approval (pursuant to Policy 4-1.1.2. D, the 
recyclable waste LOS for residential development is 0.25 lbs/capita/day). 
 
Recyclable waste generated by the proposed conditional use will be handled within the 
existing contracted waste services. 

 
Policy 4-1.1.2. E- Drainage Facilities Level of Service  

 
The project is exempt from storm water management permitting requirements in 
accordance with Section 108-716(3), “Any maintenance, alteration, renewal, repair, use 
or improvement of an existing structure or the construction of any structure or 
modification thereto which does not create impervious surface exceeding 500 square feet. 
This shall not exempt the applicant from retaining the first one inch of rainfall on site as 
required by F.A.C. 17-25”. 
 
Existing Level of Service Standard  

1. Post development runoff shall not exceed the pre-development runoff rate for a 
25-year storm event, up to and including an event with a 24-hour duration. 

2. Storm water treatment and disposal facilities shall be designed to meet the design 
and performance standards established in Chapter 62-25 Section 25.025, Florida 
Administrative Code, with treatment of the runoff from the first one inch of rainfall 
on-site to meet the water quality standards required by Chapter 62-302, Florida 
Administrative Code. Storm water facilities which directly discharge into 
"Outstanding Florida Waters" (OFW) shall provide an additional treatment 
pursuant to Section 62-25.025 (9), Florida Administrative Code. 

3. Storm water facilities must be designed so as to not degrade the receiving water 
body below the minimum conditions necessary to assure the suitability of water 
for the designated use of its classification as established in Chapter 62-302 Florida 
Administrative Code. 
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March 25, 2021 
 
Mr. Thomas Francis-Siburg, MSW, MURP, AICP 
Planner / Development Specialist 
Trepanier & Associates, Inc. 
1421 First Street 
Key West, Florida 33040-3648 
 
Re: Spanish Gardens Motel – Key West, Florida 
 Traffic Statement 
 
Dear Thomas: 
 
The Spanish Gardens Motel (a.k.a. Southwinds Motel) is an existing lodging facility located in the 
northern quadrant of the intersection at Simonton Street and South Street in Key West, Monroe County, 
Florida.  More specifically, the subject site is located at 1325 Simonton Street.  The proposed project 
seeks approval for the existing resort hotel to provide up to 12 electric kick scooter rentals onsite as an 
amenity for their guests and to locate an ice cream food truck onsite in the southernmost corner of the site 
adjacent to Simonton Street and South Street.  The purpose of this traffic statement is to document the 
anticipated traffic impacts associated with these proposed uses. 
 
Location of Proposed Uses 

According to the latest plans the docking station for the proposed electric kick scooters will be located in 
an area of the site that is currently occupied by the swimming pool.  Traffic flow on this site is currently 
one-way with all vehicles entering on Simonton Street and exiting on South Street.  The flow of the kick 
scooters into and out of the site is anticipated to be consistent with this existing traffic operations plan.  
The proposed docking station location, traffic flow pattern and proposed ice cream truck location are 
presented on the latest survey contained in Attachment A to this memorandum. 
 
Trip Generation Analysis 

Concerning the kick scooters, it is estimated that most of these vehicles at this location will be rented on a 
daily basis.  That is, they will be rented in the morning or early afternoon and returned that same day.  As 
such, these vehicles will typically result in one (1) exiting trip and one (1) entering trip per day.  
However, kick scooters operate consistent with bicycles along pathways and routes designated for bicycle 
use.  As such, they do not occupy or consume roadway capacity. 
 
The trip generation for the ice cream food truck was determined utilizing the trip generation rates and 
equations contained in the Institute of Transportation Engineer’s (ITE) Trip Generation Manual 
(10th Edition).  Based upon this information, the PM peak hour trip generation rate for the proposed ice 
cream food truck use is as follows: 
 

Food Cart Pod – ITE Land Use #926 

q PM Peak Hour Trip Generation Rate: T = 3.08 (X) 
where T = number of trips and X = number of food carts 

Relevant excerpts from the referenced ITE manual are presented in Attachment B.  The resulting trip 
generation for the proposed ice cream food truck is three (3) vehicle trips in the PM peak hour.  Given the 
pedestrian and tourist-oriented characteristics of this area, the results of this trip generation analysis 
appear to be reasonable. 
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While the referenced ITE manual does not contain a daily trip generation rate for this land use, it is 
typically estimated that the peak hour represents 10% of the daily trips.  In this case, the ice cream food 
truck will not be open in the AM peak hour.  So, it is estimated that the PM peak hour trips in this case 
represent 20% of the daily trips, or 15 daily trips. 
 
Traffic Impacts 

In accordance with Section 18-358 of the City’s Code of Ordinances, the traffic impacts associated with 
the proposed electric kick scooter rentals must be addressed.  As noted previously, the traffic impacts 
associated with this use are negligible given that these vehicles do not travel on roadways and do not 
consume roadway capacity.  And, although the proposed ice cream food truck is an insignificant traffic 
generator, the vehicle trips associated with this proposed use are considered in the overall context and 
analysis of the additional traffic to be generated by the Spanish Gardens Motel.  More specifically, 
insignificant (or “de minimis”) impacts are defined as those that constitute an impact of less than three 
percent (3.0%) of the capacity on the local transportation network. 
 
Based upon the location of the existing resort and the proposed land uses, it is expected that the vehicles 
associated with the food truck will disperse throughout the City’s street grid network in a variety of 
directions as to minimize their impacts to any single roadway or intersection.  However, for the purposes 
of this analysis, our focus is on both Simonton Street and South Street in the vicinity of the Spanish 
Gardens Motel.  For the purposes of this analysis, it has been assumed that all of the peak hour trips will 
impact both Simonton Street and South Street.  Therefore, in a worst-case scenario, it is estimated that up 
to 15 daily vehicle trips and up to three (3) PM peak hour vehicle trips will impact these roadways. 
 
Capacity Analyses 

The Florida Department of Transportation (FDOT) maintains a traffic count station (#908112) on 
Simonton Street approximately 200 feet to the southeast of Petronia Street which is approximately 
2,000 feet to the northwest of the subject motel site.  The most recent annual traffic counts for this station 
indicate that there are approximately 5,300 vehicles on this roadway segment on a daily basis.  Based 
upon the published K-Factor (peak-to-daily percentage) of 9.00, the peak hour traffic volume at this 
location is estimated to be approximately 477 vehicles. 
 
The FDOT also maintains a traffic count station (#900004) within the South Street / Flagler Avenue / 
Atlantic Boulevard corridor.  The most recent annual traffic counts for this station indicate that there are 
approximately 6,100 vehicles on this roadway segment on a daily basis.  Based upon the published 
K-Factor (peak-to-daily percentage) of 9.00, the peak hour traffic volume at this location is estimated to 
be approximately 549 vehicles.  The traffic count data for both of these count stations is presented in 
Attachment C to this memorandum. 
 
According to the FDOT’s 2020 Quality / Level of Service Handbook, in urbanized areas two-lane 
undivided, class II (35 miles per hour or slower posted speed limit), non-state roadways without exclusive 
turn lanes have a daily capacity of approximately 10,360 vehicles and a peak hour capacity of 
approximately 930 vehicles.  (Please see Attachment D for the referenced level of service thresholds.)  
Given that the existing daily and peak hour volumes on the subject roadways (i.e. Simonton Street and 
South Street) are consuming slightly more than 50% of the roadway’s capacities, it is evident that these 
roadways are currently operating at acceptable levels of service. 
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Not all of the net new site-related traffic attributed to the food truck will impact both roadways but, 
assuming that it will (in other words, 100% of the new trips will utilize both Simonton Street and South 
Street), the projected daily and peak hour vehicle trips are substantially less than the 3.0% significance 
thresholds (i.e. 15 daily vehicle trips and 3 peak hour trips).  These volumes translate to 0.14% of the 
roadway’s daily capacity and 0.32% of the roadway’s peak hour capacity.  Therefore, these volumes will 
not constitute a significant impact on the local street network. 
 
Conclusions 

Based upon the foregoing analysis and assessment of the traffic operations associated with the proposed 
uses (i.e. electric kick scooter rentals and an ice cream food truck) at the Spanish Gardens Motel site, it is 
evident that the resulting daily and PM peak hour traffic can be easily accommodated within the City’s 
3.0% traffic impact threshold on local streets.  Furthermore, based upon the most recent traffic counts 
reported by FDOT for the adjacent roadway network, there is ample remaining capacity on both Simonton 
Street and on South Street to accommodate the additional traffic attributed to the proposed uses. 
 
If you have any questions or require additional information, please do not hesitate to contact me. 
 
Sincerely, 
 
KBP CONSULTING, INC. 

 
Karl B. Peterson, P.E. 
Senior Transportation Engineer 
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Attachment A 
 

Site Survey with Proposed e-Scooter Docking Station 
Location, Ice Cream Food Truck Location 

& Traffic Flow Pattern 
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Attachment B 
 

Relevant Excerpts from the 
ITE Trip Generation Manual (10th Edition) 
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FDOT Traffic Counts 
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FDOT Level of Service Tables 
 

 



���������������������������������� ���

���
�

���������������������������� ������������������������������

��������������������������� ���������

���������������������������������������������� ���������������
������ ������� �� �� �� �� ������ �� �� �� ��

�� ���������� �� ������� ������� ��� �� ������� ������� ������� �������
�� �������� �� ������� ������� ��� �� ������� ������� �������� ��������
�� �������� �� ������� ������� ��� �� ������� �������� �������� ��������
�� �������� �� ������� ������� ��� ��� �������� �������� �������� ��������

�����������������������������������������������
��� �������� �������� �������� ��������

������ ������� �� �� �� �� ����������
�� ���������� �� ������ ������� ������� ������ �� �� �� ��
�� �������� �� ������� ������� ������� �� ������� ������� ������� �������
�� �������� �� ������� ������� ������� �� ������� ������� �������� ��������
�� �������� �� ������� ������� ������� �� ������� �������� �������� ��������

��� �������� �������� �������� ��������

�����������������������������������������
�����������������������������������

���������������������������
������������������������������ ������

��������������������
���������������� �����

��������������������������� ���������
��������� �����

�������������������������������
����������������������������

������ ������� �� �� �� ��
�� ��������������������� ������� ������� �������
�� �������� ������� ������� ������� �������
�� �������� ������� ������� ��������� ��������

���������������������������������������
������ ������� ��������������������� �������������������

�� �������� ���� ����

������ ���������� ���� ����
������ ���������� ��� �����

���������� ���������� �����������
������ ������� ���������� ������������ ��������

�� �������� ���� ��� ����
�� ���������� ��� ��� �����

������ ���������� ���� ��� ����
������ ���������� ��� ��� �����

�� �� �� ���� �����

����������������������������
�������������������������������������������

�����������������������������

�������������� ����������������������������������������������������������������������������������

��������������������������������������������������������������������������������������
����������������������������������������������������������������������������
��������������������������������������������������������������������������������������
�����������������������������������������������������������������������������������

������������������������������������������������������������������������������� �������
������������������������������������������������������������������������������������

�������������������������������

�����������������������������������������������������������������������������������������

�������������������������������������������������������������������������

������������������������������������������������������������������������������������������������
������

�������������������������������������������������������

�������������������������������������������������������������������������������������������
��������������������������������������������������������������������������������������������
����������������������������������������������������������������������������������������
���������������������������������������������������������������������������������������

Source:
�������������������������������������
������������������������������
���������������������������������������

���������������������������������������������������
���������������������������������������������������������������

����������

������
�����������������
�������������� �� �� �� ��

������ �� ������ ������ �������
������� ������ ������ ������� ��������

�������� ������ ������� �������� ���

�����������������
���������������������������������������������������

���������������������������������������������������������������

����������

������������������ �� �� �� ��
������ �� �� ������ ������

������� �� ������ ������ �������

�������� ������ ������� ������� ��������

����������������������������������
���������������������������������������

������������������ �� �� �� ��
������ ���� ���� ���� ����

�������� ���� ���� ���� ����

���� ���� ������������� �� ������� ������������ �
��������

�������������
� ������������� �� ������� �������

��������������������������������������������������������

����������������



���������������������������������� ���

�
���������������������������� ������������������������������

��������������������������� ���������

���������������������������������������������� ���������������
������ ������� �� �� �� �� ������ �� �� �� ���������

�� ���������� �� �������� �������� ��� �������� ��������������� ��������������� �������������� �������
�� �������� �� �������� �������� ��� ���������������������������������������������������������������� �������
�� �������� �� �������� �������� ��� ��������������������������������������������������������������� �������
�� �������� �� �������� �������� ��� �������������������������������������������������������������� �������

�����������������������������������������������
������������������������������������������������������������� �������

������ ������� �� �� �� �� ����������
�� ���������� �� ����� ������ ������ ������ �� �� �� ��
�� �������� �� ������ ������ ������ ��������� ���������������� ���������������� �������������� ������
�� �������� �� ������ ������ ������ �������������������������������������������������������� �������
�� �������� �� ������ ������ ������ �������������������������������������������������������������� �������

������������������������������������������������������������� �������

�����������������������������������������
�����������������������������������

���������������������������
������������������������������ ������

��������������������
���������������� �����

��������������������������� ���������
�������� �����

�������������������������������
����������������������������

������ ������� �� �� �� ��
�� ���������������������������������� ������ ������
�� �������� ������������������� ������ ������
���������������������������������������������������������������������

���������������������������������������
������ ������� ��������������������� �������������������

�� �������� ���� ����

������ ���������� ���� ����
������ ���������� ��� �����

���������� ���������� �����������
������ ������� ���������� ������������ ��������
�� �������� ���� ��� ����
�� ���������� ��� ��� �����

������ ���������� ���� ��� ����
������ ���������� ��� ��� �����

�� �� �� ���� �����

����������������������������
�������������������������������������������

�����������������������������

�������������� ���������������������������������������������������������������������������������������
�����������������������������������������������������������������������������������
�������������������������������������������������������������������������������������
����������������������������������������������������������������������������������
�������������������������������������������������������������������������������������
���������������������������������������������������������������������������������������
����������������������������������������������������������������������������������
����������������
����������������������������������������������������������������������������������
��������������������������������������������������������������������������������

������������������������������������������������������������������������������������������������
������

�������������������������������������������������������

�����������������������������������������������������������������������������������
��������������������������������������������������������������������������������������
�������������������������������������������������������������������������������������������
����������������������������������������������������������������������������������
����������������

Source: 
�������������������������������������
������������������������������
���������������������������������������

���������������������������������������������������
���������������������������������������������������������������

����������

������
�����������������
�������������� �� �� �� ��

������ �� ����� ����� ������
������� ����� ����� ������ �������

�������� ����� �������� ��������� ���

�����������������
���������������������������������������������������
���������������������������������������������������������������

����������

������������������ �� �� �� ��
������ �� ������� ������������ ������������
������� �� ��������� ��������� ����������

�������� ������� ��������� �������� ���������

����������������������������������
���������������������������������������

������������������ �� �� �� ��
������ ���� ���� ���� ����

�������� ���� ���� ���� ����

��������

�������������
����� ���� ���������� ������������� ���� �����

�����������������������������������������������������

�����������������



 

 

 

 

 

 

 

 

 

Verification Form 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 





 

 

 

 

 

 

 

 

 

Authorization Form 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 





 

 

 

 

 

 

 

 

 

Boundary Survey 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 





 

 

 

 

 

 

 

 

 

Site Plan 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 





 

 

 

 

 

 

 

 

 

 Deed 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 





























Document Number

FEI/EIN Number

Date Filed

State

Status

Last Event

Event Date Filed

Event Effective Date

Department of State /  Division of Corporations /  Search Records /  Search by Entity Name /

Detail by Entity Name
Florida Limited Liability Company

MEISEL HOLDINGS FL - 1321 SIMONTON STREET, LLC

Filing Information

L14000109907

47-1321132

07/11/2014

FL

ACTIVE

CORPORATE MERGER

05/01/2017

NONE

Principal Address

1321 SIMONTON STREET 

KEY WEST, FL 33040 

Mailing Address

6000 EXECUTIVE BLVD 

7TH FLOOR 

ROCKVILLE, MD, MD 20852 

 

Changed: 01/14/2015 

Registered Agent Name & Address

HUGHES-STERLING, ERICA

500 FLEMING STREET 

KEY WEST, FL 33040 

Authorized Person(s) Detail

Name & Address 

 

Title MGR 

 

MEISEL, MARC L

6000 EXECUTIVE BLVD., 7TH FLOOR 

ROCKVILLE, MD 20852 

 

Title MGR 

 

MEISEL, JOEL S

D������� �� C�����������Florida Department of State



6000 EXECUTIVE BLVD., STE 700 

ROCKVILLE, MD 20852 

 

Annual Reports

Report Year Filed Date

2019 02/08/2019

2020 01/13/2020

2021 02/01/2021

 

Document Images

02/01/2021 -- ANNUAL REPORT View image in PDF format

01/13/2020 -- ANNUAL REPORT View image in PDF format

02/08/2019 -- ANNUAL REPORT View image in PDF format

01/16/2018 -- ANNUAL REPORT View image in PDF format

05/01/2017 -- Merger View image in PDF format

01/15/2017 -- ANNUAL REPORT View image in PDF format

03/02/2016 -- ANNUAL REPORT View image in PDF format

01/14/2015 -- ANNUAL REPORT View image in PDF format

09/02/2014 -- LC Amendment View image in PDF format

07/11/2014 -- Florida Limited Liability View image in PDF format
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Monroe County, FL

The Monroe County Property Appraiser's of�ce maintains data on property within the County solely for the purpose of
ful�lling its responsibility to secure a just valuation for ad valorem tax purposes of all property within the County. The
Monroe County Property Appraiser's of�ce 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.

By continuing into this site you assert that you have read and agree to the above statement.

Parcel ID 00035950-000000
Account# 1036811

Property ID 1036811
Millage Group 10KW
Location

Address

1325 SIMONTON St 26, KEY WEST

Legal

Description

KW FILER BOYLE SUB N-476 LOT 4 SQR 1 TR 16 G49-577/78 G63-130/31 OR332-278

OR547-278 OR698-1/2 OR971-829/30 OR2795-953/54 OR2853-357
(Note: Not to be used on legal documents.)

Neighborhood 32110
Property
Class

HOTEL/MOTEL (3900)

Subdivision
Sec/Twp/Rng 06/68/25

Affordable
Housing

No

    2020 2019 2018 2017

+ Market Improvement Value $2,019,576 $2,019,576 $1,736,764 $1,736,764

+ Market Misc Value $224,397 $224,397 $192,974 $192,974

+ Market Land Value $2,243,974 $2,243,974 $1,929,738 $1,929,738

= Just Market Value $4,487,947 $4,487,947 $3,859,476 $3,859,476

= Total Assessed Value $4,487,947 $4,245,423 $3,859,476 $3,859,476

- School Exempt Value $0 $0 $0 $0

= School Taxable Value $4,487,947 $4,487,947 $3,859,476 $3,859,476

Land Use Number of Units Unit Type Frontage Depth

COMMERCIAL DRY (100D) 24,800.00 Square Foot 100 248

Style HOTEL/MOTEL C / 39C
Gross Sq Ft 5,821

Finished Sq Ft 5,758
Perimiter 0
Stories 1

Interior Walls
Exterior Walls C.B.S.

Quality 350 ()
Roof Type
Roof Material

Exterior Wall1 C.B.S.
Exterior Wall2

Foundation
Interior Finish

Ground Floor Area
Floor Cover
Full Bathrooms 0

Half Bathrooms 0
Heating Type

Year Built 1953
Year Remodeled
Effective Year Built 1995

Condition

Code Description Sketch Area Finished Area Perimeter

FLA FLOOR LIV AREA 5,758 5,758 0

SBF UTIL FIN BLK 63 0 0

Summary

Owner

MEISEL HOLDINGS FL - 1321 SIMONTON STREET LLC 

6000 Executive Blvd 
Ste 700 

Rockville MD 20852

Commercial Buildings



TOTAL   5,821 5,758 0

Style HOTEL/MOTEL C / 39C
Gross Sq Ft 878
Finished Sq Ft 752

Perimiter 0
Stories 1

Interior Walls
Exterior Walls C.B.S.
Quality 350 ()

Roof Type
Roof Material

Exterior Wall1 C.B.S.
Exterior Wall2

Foundation
Interior Finish
Ground Floor Area

Floor Cover
Full Bathrooms 0

Half Bathrooms 0
Heating Type
Year Built 1953

Year Remodeled
Effective Year Built 1995

Condition

Code Description Sketch Area Finished Area Perimeter

FLA FLOOR LIV AREA 752 752 0

OPF OP PRCH FIN LL 126 0 0

TOTAL   878 752 0

Description Year Built Roll Year Quantity Units Grade

CONC PATIO 1969 1970 1 690 SF 1

CONC PATIO 1975 1976 1 1443 SF 4

FENCES 1975 1976 1 300 SF 4

CUSTOM PATIO 1980 1981 1 260 SF 4

ASPHALT PAVING 1981 1982 1 9120 SF 2

FENCES 1984 1985 1 564 SF 2

BRICK PATIO 1985 1986 1 323 SF 4

COMM POOL 1985 1986 1 629 SF 2

WOOD DECK 1994 1995 1 270 SF 1

WALL AIR COND 1997 1998 1 1 UT 2

BRICK PATIO 2003 2004 1 450 SF 2

Sale Date Sale Price Instrument Instrument Number Deed Book Deed Page Sale Quali�cation Vacant or Improved

5/4/2016 $9,400,000 Warranty Deed 2795 953 37 - Unquali�ed Improved

Number Date Issued
Date
Completed Amount Permit

Type Notes

17-3169 10/10/2017 12/14/2017 $6,800 Commercial REMOVE AND REPLACE ONE RUDD 5 TON SPLIT SYSTEM COMPLETE AND REPLACE DUCKWORK IN
ATTIC AS NEEDED FOR RENOVATION. CONDENSING UNIT ALUMINUM STAND ABOVE FLOOD LEVEL.

17-2887 8/2/2017 12/14/2017 $1,700 Commercial REMOVE EXISTING CHAIN LINK FENCE AND REPLACE WITH 1/4 X 4 PICKET STYLE FENCE TO HIDE

DUMPSTER IN REA PROP. PICKETS WILL BE 6' HIGH AND APPROX 14 L X 15W W/A 6/ GATE

17-2879 7/24/2017   $8,000 Commercial Rough drain, vent and water lines for (1) three compartment sink, (1) ice bin and (1) �oor sink. Replace
existing handicap toilet, lavatory and mop sink. **NOC �led by the cgc

17-
00002655

7/20/2017 12/27/2017 $16,000 Commercial COMPLETE WIRING AS PER PLANS RELOCATE EXISTING 400 AMP. SERVICE. N.O.C. RECV'D 7/20/17.
GH

16-
00003760

9/27/2016 4/16/2017 $13,000 Commercial REMOVE CELINGS IN ROOMS #18 & #19 REPLACE W/5/8 GREENE BOARD. REMOVE TWO NON-LOAD
BEARING WALLS. (APPROX SQ/FT DEYWALL 600 SQ/FT REPLACE). INSTALL APPROX. 400 S.F. PARIS

WOOF FLOORING. N.O.C. REQUIRED. GH.

16-1986 7/1/2016 4/11/2017 $5,850 Commercial REMOVE 40LF OF CBS PLANTER. INSTALL 40LF OF 2X2 PT WOOD FENCE TO MATCH EXISTING.

13-0345 1/30/2013   $2,200 Commercial REPLACE 200 AMP METER CAN AND RISER

11-1973 6/10/2011   $1,000   INSTALL 8 RECESSED LIGHTS IN NEW SOFFIT.

11-1490 5/10/2011   $8,898   TRAFFIC BUMPERS MADE WTIH 6 X 6 POSTS, AUGERS INTO ASPHALT & CEMENT BY POOL AREA
PARKING. INSTALL CUT CORAL ON FRONT OF BLDG. UPSTAIRS TO WINDOWS & BATH CORNERS.

INSTALL SOFFITT FRONT BLDG AND PAINT.

03-3545 10/6/2003 12/12/2003 $1,000   DEMO WD FACADE,STUCCO

03-2943 9/12/2003 10/2/2003 $2,500   BRICK PLANTERS, WALKWAYS

9603655 9/1/1996 11/1/1996 $1   ELECTRIC

9603667 9/1/1996 11/1/1996 $2,000   RENOVATIONS

9603691 9/1/1996 11/1/1996 $1   PLUMBING

9601080 3/1/1996 11/1/1996 $1,500   SIGN
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