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Item 4.b.1. 
 
 
 
207 Petronia –   Conditional Use - 207 Petronia Street (RE 00013740-000000) - An application for a 

Conditional Use Permit to operate a restaurant in the Historic Residential Commercial Core 
(HNC-3) zoning district per Section 122-868 (9) of the Land Development Regulations of 
the Code of Ordinances of the City of Key West, Florida.     

 



  
THE CITY OF KEY WEST 

PLANNING BOARD 
Staff Report 

 
To:  The Chairman and Members of the Planning Board 
 
From:  Brendon Cunningham 
 
Through:  Amy Kimball-Murley, AICP, Planning Director 
 
Meeting Date: July 30, 2009 
 
Application:  Conditional Use 207 Petronia Street (RE# 00013740-000000) 
   An application for a Conditional Use Approval to operate a restaurant in  
  the Historic Neighborhood Commercial (HNC-3) zoning district per  
  Section 122-868 (9) of the Land Development Regulations of the Code of  
  Ordinances of the City of Key West, Florida. 
 __________________________________________________________________________ 
 
APPLICATION DATA
Property Owner: Florida Keys Development Board, LLC; c/o Eric Dickstein 

Applicant/Agent: Trepanier & Associates, Inc. 

Address:  207 Petronia Street - RE# 00013740-000000 

Zoning:  Historic Neighborhood Commercial (HNC-3) Zoning District 
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REQUEST 
The applicant is requesting a Conditional Use approval to convert a laundry into a 
restaurant/coffee shop with retail and catering service.   A restaurant/coffee shop use is permitted 
as a conditional use in the HNC-3 zoning district.  This project may be phased over time to 
include an outdoor dining are.  However, this application addresses Phase I only and any future 
phases will be the subject of a separate application.  The square footage associated with this 
application would allow up to 38 seats; however, 25 seats are proposed and due to ADA 
circulation needs more seats might be difficult to accomdate. 
 
The restaurant will have 573 square feet of consumption area inside the existing commercial 
space and approximately 25 seats mixed between table and counter seating.   
 
BACKGROUND 
The subject property is located on Petronia Street between Emma Street and Baptist/Chapman 
Lanes.  The building was built in 1997 for a restaurant and laundry on the first floor and 
apartments on the second floor.  The restaurant and laundry uses have operated continuously 
since the building was built.  Santiago’s Bodega, existing and adjacent to the proposed coffee 
shop, is a specialty restaurant featuring a “Tapas” style menu geared toward lunch and dinner.  
The proposed project replacing the laundry is expected to serve a different market than the 
adjacent restaurant.  In order to facilitate initiation of the new restaurant, the applicant proposes 
to develop the project in two phases.  Phase one, the subject of this application, will consist of 
interior conversion of commercial space to allow 573 square feet of consumption area.  Future 
phases may include outdoor dining and structural improvements; however, those future phases 
will be addressed by new applications at a later date. 
 
SURROUNDING LAND USES 
In general, the surrounding neighborhood is a mixture of commercial and residential properties.  
The adjacent land uses are: 
 
North: single family house 
South:  multifamily apartment building 
East: single family house 
West: convenience store 
 
PERMITTED USES, HNC-3 
(1)   Single-family and two-family residential dwellings. 
(2)   Multiple-family residential dwellings. 
(3)   Group homes with less than or equal to six residents as provided in section 122-1246. 
(4)   Places of worship. 
(5)   Business and professional offices. 
(6)   Commercial retail low intensity less than or equal to 2,500 square feet. 
(7)   Hotels, motels, and transient lodging. 
(8)   Medical services. 
(9)   Parking lots and facilities. 
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(10) Veterinary medical services, without outside kennels. 
 
CONDITIONAL USES, HNC-3 
(1)   Group homes with seven to 14 residents as provided in section 122-1246. 
(2)   Cultural and civic activities. 
(3)   Educational institutions and day care. 
(4)   Nursing homes, rest homes and convalescent homes. 
(5)   Parks and recreation, active and passive. 
(6)   Protective services. 
(7)   Public and private utilities. 
(8)   Commercial retail low intensity greater than 2,500 square feet to less than or equal to 5,000 
square feet. 
(9)   Restaurants, excluding drive-through. 
 
ANALYSIS-EVALUATION- COMPLIANCE WITH CITY OF KEY WEST 
LDRs 
According to Sections 122-61 (c) to 122-62 of the City of  Key West Code of Ordinances,   a 
conditional use of a building or structure may be permitted if the Planning Board finds that the 
application clearly demonstrates the following: 
 
 (1)   Land use compatibility.  The applicant shall demonstrate that the conditional use, including 
its proposed scale and intensity, traffic-generating characteristics, and off-site impacts are 
compatible and harmonious with adjacent land use and will not adversely impact land use 
activities in the immediate vicinity.   
 
The current use of the subject space is a coin laundry.  The applicant would like to convert the 
laundry to a restaurant use to provide a small scale coffee shop. The applicant has provided a 
concurrency analysis that addresses impacts to the subject property and the surrounding 
community (attached). 
 
(2)   Sufficient site size, adequate site specifications, and infrastructure to accommodate the 
proposed use.  The size and shape of the site, the proposed access and internal circulation, and 
the urban design enhancements must be adequate to accommodate the proposed scale and 
intensity of the conditional use requested. The site shall be of sufficient size to accommodate 
urban design amenities such as screening, buffers, landscaping, open space, off-street parking, 
efficient internal traffic circulation, infrastructure (i.e., refer to Chapter 94 to ensure concurrency 
management requirements are met) and similar site plan improvements needed to mitigate 
against potential adverse impacts of the proposed use.   
 
The original development application for this property addressed these issues, and requested and 
received variances to lot coverage and parking. The property is within the Historic Commercial 
Pedestrian-Oriented Area and this application is for a change in commercial use inside a 
commercial space built in 1997, which does not require additional parking.  Further, since this is 
an interior renovation only, existing exterior conditions shall remain. 
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(3)   Proper use of mitigative techniques.  The applicant shall demonstrate that the conditional 
use and site plan have been designed to incorporate mitigative techniques needed to prevent 
adverse impacts to adjacent land uses. In addition, the design scheme shall appropriately address 
off-site impacts to ensure that land use activities in the immediate vicinity, including community 
infrastructure, are not burdened with adverse impacts detrimental to the general public health, 
safety and welfare.   
 
The applicant does not propose to expand the building itself but rather change the use of the 
portion of commercial space that is presently used for a laundry.  The site plan will not change as 
a result of this application. 
 
(4)   Hazardous waste.  The proposed use shall not generate hazardous waste or require use of 
hazardous materials in its operation without use of city-approved mitigative techniques designed 
to prevent any adverse impact to the general health, safety and welfare. The plan shall provide 
for appropriate identification of hazardous waste and hazardous material and shall regulate its 
use, storage and transfer consistent with best management principles and practices. No use which 
generates hazardous waste or uses hazardous materials shall be located in the city unless the 
specific location is consistent with the comprehensive plan and land development regulations and 
does not adversely impact well fields, aquifer recharge areas, or other conservation resources.  
 
Not Applicable; the restaurant operation will not generate hazardous waste. 
  
(5)   Compliance with applicable laws and ordinances.  A conditional use application shall 
demonstrate compliance with all applicable federal, state, county, and city laws and ordinances. 
Where permits are required from governmental agencies other than the city, these permits shall 
be obtained as a condition of approval. The city may affix other conditions to any approval of a 
conditional use in order to protect the public health, safety, and welfare.   
 
The applicant will need to apply for building permits to start renovations, a Certificate of 
Occupancy to occupy the space and a business license to operate.  Any additional applicable 
requirements need to be addressed with the County and State. 
 
(6)   Additional criteria applicable to specific land uses.  Applicants for conditional use approval 
shall demonstrate that the proposed conditional use satisfies the following specific criteria 
designed to ensure against potential adverse impacts which may be associated with the proposed 
land use:    
 
a.   Land uses within a conservation area.  Land uses in conservation areas shall be reviewed 
with emphasis on compliance with section 108-1 and articles III, IV, V, VII and VIII of chapter 
110 pertaining to environmental protection, especially compliance with criteria, including land 
use compatibility and mitigative measures related to wetland preservation, coastal resource 
impact analysis and shoreline protection, protection of marine life and fisheries, protection of 
flora and fauna, and floodplain protection. The size, scale and design of structures located within 
a conservation area shall be restricted in order to prevent and/or minimize adverse impacts on 
natural resources. Similarly, public uses should only be approved within a wetland or coastal 
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high hazard area V zone when alternative upland locations are not feasible on an upland site 
outside the V zone.   
 
Not Applicable, the property is not located within a conservation area and is located in a FEMA 
designated AE 6 zone. 
 
b.   Residential development.  Residential development proposed as a conditional use shall be 
reviewed for land use compatibility based on compliance with divisions 2 through 14 of article 
IV and divisions 2 and 3 of article V of this chapter pertaining to zoning district regulations, 
including size and dimension regulations impacting setbacks, lot coverage, height, mass of 
building, building coverage, and open space criteria. Land use compatibility also shall be 
measured by appearance, design, and land use compatibility criteria established in chapter 102; 
articles III, IV and V of chapter 108; section 108-956; and article II of chapter 110; especially 
protection of historic resources; subdivision of land; access, internal circulation, and off-street 
parking; as well as possible required mitigative measures such as landscaping and site design 
amenities.   
 
Not Applicable; the residential component of the property already exists. 
 
c.   Commercial or mixed use development.  Commercial or mixed use development proposed as 
a conditional use shall be reviewed for land use compatibility based on compliance with 
divisions 2 through 14 of article IV and divisions 2 and 3 of article V of this chapter pertaining to 
zoning district regulations, including size and dimension regulations impacting floor area ratio, 
setbacks, lot coverage, height, mass of buildings, building coverage, and open space criteria. 
Land use compatibility also shall be measured by appearance, design, and land use compatibility 
criteria established in chapter 102; articles I, II, IV and V of chapter 108; section 108-956; and 
article II of chapter 110; especially protection of historic resources; subdivision of land; access, 
pedestrian access and circulation; internal vehicular circulation together with access and egress 
to the site, and off-street parking; as well as possible required mitigative measures such as 
landscaping, buffering, and other site design amenities. Where commercial or mixed use 
development is proposed as a conditional use adjacent to U.S. 1, the development shall be 
required to provide mitigative measures to avoid potential adverse impacts to traffic flow along 
the U.S. 1 corridor, including but not limited to restrictions on access from and egress to U.S. 1, 
providing for signalization, acceleration and deceleration lanes, and/or other appropriate 
mitigative measures.   
 
This is an existing mixed use commercial and residential property.  Access to the commercial 
space is via two paved walkways from the City sidewalk and street.  There are no other 
ingress/egress points relevant to this application.  Per Section 108-573© of the Code, no 
additional off-street parking is required for a change in use in the historic commercial pedestrian-
oriented area when the structure was built before 1998.  No onsite parking is provided by the 
existing development. 
 
d.   Development within or adjacent to historic district.  All development proposed as a 
conditional use within or adjacent to the historic district shall be reviewed based on applicable 
criteria stated in this section for residential, commercial, or mixed use development and shall 
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also comply with appearance and design guidelines for historic structures and contributing 
structures and/or shall be required to provide special mitigative site and structural appearance 
and design attributes or amenities that reinforce the appearance, historic attributes, and amenities 
of structures within the historic district. 
 
Any exterior modifications are subject to HARC approval.  At this time all activity will take 
place inside the building. 
   
e.   Public facilities or institutional development.  Public facilities or other institutional 
development proposed as a conditional use shall be reviewed based on land use compatibility 
and design criteria established for commercial and mixed use development. In addition, the city 
shall analyze the proposed site location and design attributes relative to other available sites and 
the comparative merits of the proposed site, considering professionally accepted principles and 
standards for the design and location of similar community facilities and public infrastructure. 
The city shall also consider compliance with relevant comprehensive plan assessments of 
community facility and infrastructure needs and location impacts relative to service area 
deficiencies or improvement needs.   
 
Not Applicable 
 
f.   Commercial structures, uses and related activities within tidal waters.     
The criteria for commercial structures, uses and related activities within tidal waters are as 
provided in section 122-1186. 
 
Not Applicable 
 
RECOMMENDATION 
The Planning Department, based on criteria outlined in Section 122-62 of the City of Key West 
Code of Ordinances, recommends approval of the 573 square foot Phase I restaurant use.   
 
 

207 PETRONIA - CONDITIONAL USE W/IN HISTORIC DISTRICT 09-95500003 Page 6 of 6 























































































































 
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 

Public Notices 
(mailings, posting & radius map) 

 
 

 

 

 

 




































