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THE CITY OF KEY WEST 

PLANNING BOARD 

Staff Report 

 

To:  Chairman and Planning Board Members 

 

Through:  Thaddeus Cohen, Planning Director 

 

From:  Carlene Smith, LEED Green Associate, Planner II  

 

Meeting Date: July 16, 2015 

   

Agenda Item: Change of Non-Conforming Use - 2215 Flagler Avenue (RE # 

00045470-000000; AK # 1046060) – A request for change of non-

conforming use in order to change the use from a dry cleaners to 

professional offices on property located within the Single-Family 

Residential (SF) Zoning District pursuant to Section 122-32(e) of the code 

of Ordinances of the City of Key West, Florida. 

 

 

Request: Approval to change an existing commercial retail nonconforming use to 

professional offices. 

 

Applicant:  David Gootee 

 

Owner:  Marisa Gootee, Monica Fletchall, Joelsa Schober, Andrea Shafer, Gina 

Smith and Yvonne Soldano 

 

Location:   2215 Flagler Avenue (RE # 00045470-000000; AK # 1046060) 

 

Zoning:     Single-Family Residential (SF) Zoning District 
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Background and Request: 

The subject property is located on the corner of Flagler Avenue and Fifth Street and is comprised 

of a single story CBS structure. The property is located within the SF Zoning District, which 

does not allow commercial uses. However, the prior use of the property as a dry cleaners, was an 

existing legal nonconforming use which was established prior to the adoption of the current 

zoning ordinance in 1997.   

 

The property has been vacant since September 2009 and has been for sale ever since. City of Key 

West correspondence dated August 27, 2013, extended the maximum period for an additional 

two years in order to re-establish a commercial use on the subject property. The two year 

deadline expires August 27, 2015. 

 

Surrounding Zoning and Uses within 300 feet: 

North:  SF  Single-family residential, multifamily residential 

South:  SF Single-family residential, multifamily residential 

East:  SF Single-family residential, multifamily residential  

West:  SF Single-family residential, multifamily residential 

 

SF Permitted Uses Per City Code Section 122-235: 

(1) Single-family residential dwellings and accessory residential units. 

(2) Group homes with less than or equal to six residents as provided in section 122-1246. 

 

SF Conditional Uses Per City Code Section 122-236: 

(1) Two-family residential dwellings (duplexes). Note: Duplexes shall not be located within the 

following portions of the SF district:  

a. The Venetian Subdivision located south of the Riviera Canal; and 

b. The area bounded on the north by Flagler Drive, on the south by Casa Marina Court, on 

the east by White Street and on the west by Reynolds Street.  

(2) Educational institutions and day care. 

(3) Parks and recreation, active or passive. 

(4) Places of worship. 

(5) Protective services. 

(6) Public and private utilities. 

 

Process: 

Development Review Committee:   April 23, 2015 

Planning Board:     July 16, 2015 

June 18, 2015 – no quorum 

May 21, 2015 – postponed by Applicant 

Local Appeal Period:    10 days 

DEO Review Period:     up to 45 days 

 

Analysis – Evaluation for Compliance With The Land Development Regulations: 

Pursuant to City Code Section 122-32(e), a nonconforming use of a building or structure may be 

changed to another nonconforming use if the Planning Board finds that: 

 

1. The new use is equally or more appropriate to the zoning district; and 

The proposed use of professional offices would be equally as appropriate as the former 

commercial retail use.  

 

IN COMPLIANCE. 
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2. The change of use would not intensify the use of the premises by increasing the need for 

parking facilities; increasing vehicular traffic to the neighborhood; increasing noise, 

dust, fumes or other environmental hazards; or by having an adverse impact on 

drainage. 

 

Intensity of Proposed Use: Parking 

The property is currently conforming to the City’s off-street parking requirements. Both the 

prior commercial retail and the proposed professional office use have the same off-street 

parking requirement of 1 space per 300 square feet. The change of use does not involve 

enlarging the existing building or adding new floor area. Therefore, the need for parking 

facilities would not be increased.  IN COMPLIANCE. 

 

Intensity of Proposed Use: Traffic 

Compared to the prior commercial retail use, it is anticipated that the proposed use would not 

increase vehicular traffic to the neighborhood.  IN COMPLIANCE. 

 

Intensity of Proposed Use: Noise, Dust, Fumes and Other Environmental Hazards 

The proposed use is not anticipated to increase noise, dust, fumes or other environmental 

hazards.  IN COMPLIANCE. 

 

Intensity of Proposed Use: Drainage 

No changes are proposed to the exterior of the building or property that would affect 

drainage. The change of use would not have an adverse impact on drainage. IN 

COMPLIANCE. 

 

Recommendation: 

Based on the above analysis of the standards for considering changes of nonconforming uses in 

Section 122-32(e) of the Land Development Regulations, the Planning Department recommends 

the request be APPROVED. 
 



 
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 

Draft Resolution 
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Resolution No. 2015- 
 

  ____________ Chairman 

 

  __________ Planning Director 

PLANNING BOARD 

RESOLUTION NO. 2015- 

 

A RESOLUTION OF THE CITY OF KEY WEST PLANNING 

BOARD GRANTING A CHANGE OF NONCONFORMING 

USE FROM COMMERCIAL RETAIL TO PROFESSIONAL 

OFFICES ON PROPERTY LOCATED AT 2215 FLAGLER 

AVENUE (RE # 00045470-000000; AK # 1046060) IN THE 

SINGLE-FAMILY RESIDENTIAL (SF) ZONING DISTRICT 

PURSUANT TO SECTION 122-32(E) OF THE LAND 

DEVELOPMENT REGULATIONS OF THE CODE OF 

ORDINANCES OF THE CITY OF KEY WEST, FLORIDA; 

PROVIDING FOR AN EFFECTIVE DATE 

 

 

WHEREAS, the applicant proposes to change an existing nonconforming commercial retail 

use to a professional office use on property located at 2215 Flagler Avenue (RE # 00045470-000000; 

AK # 1046060); and 

WHEREAS, the property is located within the Single-Family Residential (SF) Zoning 

District; and 

WHEREAS, Section 122-32(e) of the Land Development Regulations (the “LDRs”) of the 

Code of Ordinances (the “Code”) of the City of Key West, Florida (the “City”) provides that a 

nonconforming use of a building or structure may be changed to another nonconforming use under 

certain findings of the Planning Board; and 

WHEREAS, the new use is equally or more appropriate to the zoning district; and 

WHEREAS, the change of use would not intensify the use of the premises by increasing the 

need for parking facilities; increasing vehicular traffic to the neighborhood; increasing noise, dust, 

fumes or other environmental hazards; or by having an adverse impact on drainage; and 

WHEREAS, the Planning Board finds that the granting of the change of nonconforming use 
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Resolution No. 2015- 
 

  ____________ Chairman 

 

  __________ Planning Director 

will be in harmony with the general intent and purpose of the land development regulations and that 

such variances will not be injurious to the area involved or otherwise detrimental to the public 

interest or welfare. 

NOW, THEREFORE, BE IT RESOLVED by the Planning Board of the City of Key West, 

Florida: 

Section 1. That the above recitals are incorporated by reference as if fully set forth 

herein. 

Section 2. That a change of nonconforming use from commercial retail to professional 

office is hereby granted on property located at 2215 Flagler Avenue (RE # 00045470-000000; AK # 

1046060) within the SF Zoning District pursuant to Section 122-32(e) of the City of Key West Land 

Development Regulations. 

Section 3. Full, complete, and final application for all permits required for which this 

resolution is wholly or partly necessary, shall be submitted in its entirety within 12 months after the 

date hereof. 

Section 4. The failure to fully and completely apply the conditions of approval for 

permits for use and occupancy pursuant to this change of nonconforming use in accordance with the 

terms of the approval as described in Section 3 hereof, shall immediately operate to terminate this 

change of nonconforming use, which change of nonconforming use shall be of no force or effect. 

Section 5. This change of nonconforming use does not constitute a finding as to 

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

applicant's assertion of legal authority respecting the property. 
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Resolution No. 2015- 
 

  ____________ Chairman 

 

  __________ Planning Director 

Section 6. This Resolution shall go into effect immediately upon its passage and adoption 

and authentication by the signatures of the presiding officer and the Clerk of the Commission. 

Section 7.  This Resolution is subject to appeal periods as provided by the City of Key 

West Code of Ordinances (including the Land Development Regulations). After the City appeal 

period has expired, this permit or development order will be rendered to the Florida Department of 

Economic Opportunity. Pursuant to Chapter 73C-44, F.A.C., this permit or development order is not 

effective for forty five (45) days after it has been properly rendered to the DEO with all exhibits and 

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

day review period, the DEO can appeal the permit or development order to the Florida Land and 

Water Adjudicatory Commission; and that such an appeal stays the effectiveness of the permit until 

the appeal is resolved by agreement or order. 
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Resolution No. 2015- 
 

  ____________ Chairman 

 

  __________ Planning Director 

Read and passed on first reading at a regularly scheduled meeting held this 16th day of July, 

2015. 

Authenticated by the Chairman of the Planning Board and the Planning Director; 

 

 

 

              

Richard Klitenick, Planning Board Chairman      Date 

  

 

Attest: 

 

 

 

              

Thaddeus Cohen, Planning Director        Date 

  

 

Filed with the Clerk: 

 

 

 

              

Cheryl Smith, City Clerk         Date 
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Survey 
 
 

 

 

 

 





 
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 

Site Plans 
 
 

 

 

 

 





 
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 

Site Photos 
 

 



2215 Flagler 

View from Flagler Avenue 



View from 5th Street 



 
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 

Additional Information 
 
 

 

 

 

 







 
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 

Property Appraiser Information 
 
 

 

 

 

 



Scott P. Russell, CFA
Property Appraiser
Monroe County, Florida

Key West (305) 292-3420
Marathon (305) 289-2550
Plantation Key (305) 852-

7130

Website tested on IE8, 
IE9, & Firefox.

Requires Adobe Flash 
10.3 or higher

Property Record Card - 
Maps are now launching the new map application version.

Alternate Key: 1046060 Parcel ID: 00045470-000000

Ownership Details
Mailing Address: All Owners:
GOOTEE MARISA A
1726 JOHNSON ST
KEY WEST, FL 33040-4932

FLETCHALL MONICA D, GOOTEE MARISA A, SCHOBER 
JOELSA, SHAFER ANDREA M, SMITH GINA M T/C, 
SOLDANO YVONNE T

Property Details
PC Code: 11 - STORES ONE STORY

Millage Group: 10KW
Affordable Housing: No

Section-Township-
Range:

04-68-25

Property Location: 2215 FLAGLER AVE KEY WEST 
Subdivision: Key West Realty Co’s First Sub 

Legal Description: KW KW REALTY COS FIRST SUB PB1-43 LOT 7 SQR 5 TR 21 OR321-256/57 OR374-289-290 OR2425-
140ORD OR2438-1765D/C OR2461-1506/07P/R
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Click Map Image to open interactive viewer

Land Details

Land Use Code Frontage Depth Land Area

100D - COMMERCIAL DRY 50 100 5,000.00 SF

Building Summary
Number of Buildings: 1

Number of Commercial Buildings: 1
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Total Living Area: 960
Year Built: 1958

Building 1 Details
Building Type Condition A Quality Grade 350
Effective Age 20 Perimeter 124 Depreciation % 23

Year Built 1958 Special Arch 0 Grnd Floor Area 960
Functional Obs 0 Economic Obs 0

Inclusions:
Roof Type Roof Cover Foundation

Heat 1 Heat 2 Bedrooms 0
Heat Src 1 Heat Src 2

Extra Features:

2 Fix Bath 0 Vacuum 0
3 Fix Bath 0 Garbage Disposal 0
4 Fix Bath 0 Compactor 0
5 Fix Bath 0 Security 0
6 Fix Bath 0 Intercom 0
7 Fix Bath 0 Fireplaces 0
Extra Fix 2 Dishwasher 0

Sections:

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

1 FLA 1 1990 960 

Interior Finish:

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

4892 1 STY STORE-B 23 N Y 

4893 SERVICE SHOPS-B- 77 N N 
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Exterior Wall:

Interior Finish Nbr Type Area %

1330 C.B.S. 100 

Misc Improvement Details

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

1 AC2:WALL AIR COND 1 UT 0 0 1979 1980 2 20 

2 AP2:ASPHALT PAVING 3,596 SF 0 0 1957 1958 2 25 

Appraiser Notes

2215 FLAGLER AVE--UNIVERSAL CLEANERS 

Parcel Value History

Certified Roll Values.

View Taxes for this Parcel.

Roll 
Year 

Total Bldg 
Value 

Total Misc 
Improvement Value 

Total Land 
Value 

Total Just 
(Market) Value 

Total Assessed 
Value 

School 
Exempt Value 

School Taxable 
Value 

2014 74,278 3,077 100,000 177,355 177,355 0 177,355 

2013 74,278 3,077 100,000 177,355 177,355 0 177,355 

2012 74,278 3,077 100,000 177,355 177,355 0 177,355 

2011 78,136 3,077 200,000 281,213 281,213 0 281,213 

2010 78,136 3,077 232,500 313,713 313,713 0 313,713 

2009 81,995 3,077 290,625 358,573 358,573 0 358,573 

2008 81,995 3,077 250,000 358,573 358,573 0 358,573 

2007 53,051 3,077 325,000 358,573 358,573 0 358,573 

2006 54,299 3,077 300,000 354,311 354,311 0 354,311 

2005 54,299 3,077 225,000 282,376 282,376 0 282,376 

2004 54,921 3,077 150,000 207,998 207,998 0 207,998 

2003 54,921 3,077 79,000 136,998 136,998 0 136,998 

2002 54,921 3,077 74,000 131,998 131,998 0 131,998 

2001 54,921 3,077 74,000 131,998 131,998 0 131,998 

2000 54,921 1,782 62,500 119,203 119,203 0 119,203 

1999 54,921 1,782 62,500 119,203 119,203 0 119,203 

1998 36,283 1,782 62,500 100,565 100,565 0 100,565 

1997 36,283 1,782 52,500 90,565 90,565 0 90,565 

1996 32,985 1,782 52,500 87,267 87,267 0 87,267 

1995 32,985 1,782 52,500 87,267 87,267 0 87,267 

1994 32,985 1,782 52,500 87,267 87,267 0 87,267 

1993 32,985 1,782 52,500 87,267 87,267 0 87,267 

1992 32,985 1,782 52,500 87,267 87,267 0 87,267 
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This page has been visited 181,340 times.

Monroe County Property Appraiser
Scott P. Russell, CFA

P.O. Box 1176 Key West, FL 33041-1176 

1991 32,985 1,807 52,500 87,292 87,292 0 87,292 

1990 48,452 0 46,250 94,702 94,702 0 94,702 

1989 48,452 0 45,000 93,452 93,452 0 93,452 

1988 45,731 0 40,000 85,731 85,731 0 85,731 

1987 44,496 0 28,750 73,246 73,246 0 73,246 

1986 44,684 0 27,500 72,184 72,184 0 72,184 

1985 42,849 0 18,250 61,099 61,099 0 61,099 

1984 41,480 0 18,250 59,730 59,730 0 59,730 

1983 36,424 0 18,250 54,674 54,674 0 54,674 

1982 31,392 0 13,050 44,442 44,442 0 44,442 

Parcel Sales History

NOTE: Sales do not generally show up in our computer system until about two to three months after the 
date of sale. If a recent sale does not show up in this list, please allow more time for the sale record to be 
processed.  Thank you for your patience and understanding.

Sale Date Official Records Book/Page Price Instrument Qualification

4/14/2010 2461 / 1506 100 WD 19
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