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List and describe the specific variance(s) being requested: 
 

• Variance to Sec. 108-575.(5) requiring that any parking deficiency shall be brought into 
conformity concurrently with the enlargement or change of use to allow parking as proposed. 
 

• Variance to Sec. 108-572. off-street parking requirements of the 28.6 spaces required (21 
existing) to the 24 proposed. 
 

• Variance to Sec. 108-414.(c) interior parking landscape strips of 5 spaces from the required 
landscape strips every 10 spaces to the proposed landscape strips every 15 spaces (landscape 
strips every 15 spaces existing). 
 

• Variance to Sec. 108-412. min. landscaped area of 3.4% from the 20% required to the 16.6% 
proposed (12.4% existing). 
 

• Variance to Sec. 108-346. min. open space of 3.4% from the 20% required to the 16.6% provided 
(12.4% existing). 
 

• Variance to Sec. 122-900(4)b. max. impervious surface ratio of 13.4% from the 70% required to 
the 83.4% proposed (87.6% existing). 

 
 
  



Site Data 
 

 Req’d / Permitted Existing Proposed Compliance 

Zoning HCT HCT No Change Complies 

FLUM HC HC No Change Complies 

Flood Zone 
Current: AE 6 
Future: AE 7 

 No Change Complies 

Size of Site 24,800 sq. ft.  No Change Complies 
Height 35 ft. – 0 in.  No Change Complies 

Front Setback 5 ft.  No Change Complies 
Side Setback 5 ft.  No Change Complies 

Street Side Setback 5 ft.  No Change Complies 

Rear Setback 10 ft.  No Change Complies 

Building Coverage 
50% 
(12,400 sq. ft.) 

36.7% 
(9,106 sq. ft.) 

28.8% 
(7,141 sq. ft.)1 

Complies 

Impervious Surface 
70% 
(17,360 sq. ft.) 

87.6% 
(21,716 sq. ft.) 

83.4% 
(20,677 sq. ft.) 

Variance required of 13.4%. 
Improvement of 4.2%. 

Open Space 
20% 
(4,960 sq. ft.) 

12.4% 
(4,123 sq. ft.) 

16.6% 
(4,123 sq. ft.) 

Variance required of 3.4%. 
Improvement of 4.2%. 

Landscaping 
20% 
(4,960 sq. ft.) 

12.4% 
(4,123 sq. ft.) 

16.6% 
(4,123 sq. ft.) 

Variance required of 3.4%. 
Improvement of 4.2% 

Density & Type 
- 25 Transient 

Units (Motel) + 
1 Non-Transient 

No Change Complies 

Accessory Retail - 226.5 sq. ft. No Change Complies 
Accessory Bar - 226.5 sq. ft. No Change Complies 

Bar Consumption Area - 730 sq. ft. No Change - 

Auto Parking (Motel, Retail & 
Bar Consumption Area) 

- 21 spaces 
(1 ADA inclusive) 

No Change Variance required of bringing 
site into conformity 

Bicycle Parking (Motel, Retail 
& Bar Consumption Area) 

- 3 spaces No Change Variance required of bringing 
site into conformity 

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) 

7.6 spaces 0 spaces 3 spaces Variance required of 4.6 
spaces. 

Bicycle Parking (Food Truck 
Consumption Are & Scooter 
Rentals) 

1.3 space 0 spaces 2 spaces Complies 

 

 
1 Reduction in building coverage is due to the redevelopment of the raised pool and pool deck area. 
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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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Attachment C 
 

FDOT Traffic Counts 
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Attachment D 
 

FDOT Level of Service Tables 
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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



View Taxes for this Parcel

Sketches (click to enlarge)





2020 TRIM Notice (PDF)  

2020 Notices Only

No data available for the following modules: Buildings, Mobile Home Buildings, Exemptions.

Version 2.3.109

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
User Privacy Policy  
GDPR Privacy Notice

Last Data Upload: 3/2/2021, 2:52:20 AM
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