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THE CITY OF KEY WEST 
PLANNING BOARD 

Staff Report 
 
 
To:   Chair and Planning Board Members 
 
From:   Patrick Wright, Planner II 
 
Through:  Thaddeus Cohen, Planning Director 
 
Meeting Date: July 16, 2015 
 
Agenda Item:  Transient License Transfer – 1907 and 1913 Venetia Street (RE # 

00063400-000000, AK # 1063835) to 716 Duval Street Rear (RE # 
00016120-000000, AK # 1016501) – A request to transfer two transient 
licenses from property located within the Commercial Limited (CL) 
Zoning District to property located within the Historic Residential 
Commercial Core – Duval Street Gulfside (HRCC-1) Zoning District 
pursuant to Section 122-1339 of the Land Development Regulations of the 
Code of Ordinances of the City of Key West, Florida 

 
Site Data: 
 Sender Site Receiver Site 
License Owner: Richard Aaron Haskins C. Todd Kemp living Trust and 

Brian K. Boyer Living Trust 
Property Owner: A.H. of Monroe County, Inc. C. Todd Kemp living Trust and 

Brian K. Boyer Living Trust 
Agent: Richard McChesney, Spotswood, 

Spotswood and Spotswood 
Richard McChesney, Spotswood, 
Spotswood and Spotswood 

Location: 1907 and 1913 Venetia Street 716 Duval Street Rear 
RE #: 00063400-000000 00016120-000000 
AK #: 1063835 1016501 
Zoning: Commercial Limited (CL) Historic Residential Commercial Core 

– Duval Street Gulfside (HRCC-1) 
Existing Use: Transient residential Non-transient residential 
Proposed Use: Convalescent non transient 

residential 
Transient rental within existing 
residential structure 
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Background: 
The subject transient licenses (or business tax receipts) are two of nine transient licenses 
associated with the Marty’s Place / AIDS Help property located at 1521-1523-1525 Bertha 
Street, 1512-1516 Dennis Street and 1901-1903-1905-1907-1909-1911-1913 Venetia Street, 
which is the sender site. The transient use of the sender site units has ceased, but the associated 
nine transient licenses were sold to new owners to be transferred to eligible receiver sites. The 
licenses were then placed in “unassigned” status. Five of the nine transient licenses have already 
been transferred to receiver sites or extinguished after conversion for non-transient use. The 
subject request would be the sixth and seventh licenses to be transferred respectively, leaving 
two licenses in unassigned status. The following table summarizes the status of the nine transient 
licenses originating from the sender site. 
 
AIDS HELP / MARTY'S PLACE‐RELATED TRANSIENT UNITS AND LICENSES

SENDER SITES BPAS UNIT / FLOOR RECEIVER SITES FLOOR

LICENSE # ADDRESS EFSU AREA BEDROOMS ADDRESS AREA BEDROOMS OWNER PB RESO NOTES

1 1901 VENETIA ST N 312 1 913 DUVAL ST 323 1 913 DUVAL STREET LLC 

(WHITEHEAD & HANSEN)

2013‐39 ONE LICENSE (CONVERTED MGR'S UNIT TO 

TRANSIENT AT WICKER GUESTHOUSE)

2 1903 VENETIA ST N 312 1 1306 VILLA MILL ALLEY N/A N/A KEMP & BOYER N/A CONVERTED 2 UNITS & LICENSES (@ 0.58 ESFU) 

TO 1 NON‐TRANSIENT RESIDENTIAL UNIT

3 1905 VENETIA ST N 312 1 1306 VILLA MILL ALLEY N/A N/A KEMP & BOYER N/A CONVERTED 2 UNITS & LICENSES (@ 0.58 ESFU) 

TO 1 NON‐TRANSIENT RESIDENTIAL UNIT

4 1907 VENETIA ST N 384 1 716 DUVAL STREET REAR 900 2 KEMP & BOYER 2015‐ ONE LICENSE TO CONVERT EXISTING NON‐

TRANSIENT UNIT TO A TWO BEDROOM 

TRANSIENT RENTAL

5 1909 VENETIA ST Y / 0.58  N 
1 312 1 UNASSIGNED HASKINS

6 1911 VENETIA ST N 300 1 UNASSIGNED HASKINS

7 1913 VENETIA ST N 520 1 716 DUVAL STREET REAR 900 2 KEMP & BOYER 2015‐ ONE LICENSE TO CONVERT EXISTING NON‐

TRANSIENT UNIT TO A TWO BEDROOM 

TRANSIENT RENTAL

8 1512 DENNIS ST Y / 0.58 600 2 620 JOSEPHINE PARKER RD UNIT 3 735 2 FJ INVESTORS LLC (TROIKE) 2013‐56;

2014‐15

ONE TRANSIENT LICENSE (PART OF 615 DUVAL 

STREET CONDO)

9 1516 DENNIS ST N 854 2 1124 DUVAL ST UNIT B 788 2 HASKINS 2014‐49 ONE LICENSE TO CONVERT EXISTING NON‐

TRANSIENT UNIT TO TRANSIENT RENTAL

1
 The 0.58 ESFU was transferred to 913 Duval St and converted to non‐transient per PB Res 2013‐39

 
The receiver site at 716 Duval Street Rear consists of one single-family, non-transient, market-
rate dwelling unit. The unit contains 2 bedrooms with two floors containing approximately 900 
square feet of floor area. 716 Duval Street Rear would convert from non-transient to transient 
rental upon approval of the transient license transfer. 
 

Sender Site 

Receiver Site
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Relevant Code Sections: 
The purpose of City Code Chapter 122, Article V, Division 6 “Transient Units” outlined in 
Section 122-1336 is to: 
 Provide for the transfer of existing transient units and transient licenses in order to reduce 

noncomplying density, structures and uses;  
 Remove legal nonconforming transient uses from zoning districts that now prohibit them;  
 Encourage permanent residential housing by relocating transient licenses;  
 Provide for the conversion of transient units to single-family dwellings by the transfer of 

units; 
 Allow for redevelopment without increasing the population requiring evacuation during 

emergencies or increasing other public services;  
 Protect environmentally sensitive lands; and 
 Encourage redevelopment under the existing Building Permit Allocation System (BPAS) that 

limits the allowable number of residential and transient units. 
 
City Code Section 122-1339(a) states that a business tax receipt (e.g., license) for transient use of 
a unit may itself be transferred from an area where transient uses are prohibited to a receiver site 
without the accompanying transfer of the unit. In addition, licenses may be transferred from the 
HNC-1 and HNC-3 Zoning Districts. A transfer of a license under this section does not allow a 
loss of affordable housing at the receiver site. 
 
City Code Section 122-1339(b) states that where a license alone is transferred, the Planning 
Board shall consider whether the receiver site is suitable for transient use in the zoning district, 
shall consider the relative size of the unit from which the license is transferred, and shall 
consider the room configuration of both sites to maintain approximately the same or less net 
number of occupants. 
 
Analysis: 
The proposed transient license transfer does not involve the transfer of transient units. The 
receiver site of 716 Duval Street Rear is an existing recognized dwelling unit. 
 
The proposed transient license transfer would move a transient use of a residential dwelling unit 
from an area where transient uses are prohibited (CL Zoning District) to an area where transient 
uses are permitted (HRCC-1 Zoning District). The existing use of the receiver site at 716 Duval 
Street Rear is non-transient residential. The proposed transfer would not result in a loss of 
affordable housing because there is no existing deed-restricted affordable housing at the receiver 
site. 
 
The sender site units are two one-bedroom units totaling in 904-square-feet of residential use. 
The receiver site is a two-bedroom, 900-square-foot residential use. Therefore, approximately the 
same or less net number of occupants would be maintained. 
 
A consent by mortgagee for the sender site was included in the application, pursuant to the 
requirement in City Code Section 122-1345. 
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The following table summarizes the applicable approval criteria for a transient license transfer 
pursuant to City Code Section 122-1339. 
 

Criteria  Analysis 
Complies? 
(Yes or No) 

Transient license transfer from an area where 
transient uses are prohibited 

Sender site zoning is CL, which 
prohibits transient uses. 

Yes 

Transient license transfer from HNC‐1 and HNC‐3 
Zoning Districts 

N/A  N/A 

Transfer would not result in a loss of affordable 
housing at the receiver site 

No existing deed‐restricted 
affordable housing at the receiver 
site. 

Yes 

Receiver site suitable for transient use  Receiver site zoning is HRCC‐1, 
which permits transient uses. 

Yes 

Relative size of the unit from which the license is 
transferred 

Sender site: 904 square feet total 
Receiver site: 900 square feet 

Yes 

Room configuration of both sites to maintain 
approximately the same or less net number of 
occupants 

Sender site: 2 bedrooms total 
Receiver site: 2 bedrooms total 

Yes 

 
Recommendation: 
Based on the above analysis of the standards for considering transfers of transient business tax 
receipts in Section 122-1339 of the Land Development Regulations, the Planning Department 
recommends the request to transfer two transient  
business tax receipts from 1907 and 1913 Venetia Street to 716 Duval Street Rear be 
APPROVED with the following conditions: 
 
1. All requirements of City Code Section 122-1371 shall be met for the transient use of the 

residential dwelling at 716 Duval Street Rear.  
 
2. The structure proposed to be used on a transient basis shall comply with all applicable codes 

and requirements of the Building Department, Fire Department and all other regulatory 
agencies. 



 
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 

Draft Resolution 
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Resolution No. 2014- 

 
___________ Chairman 

 
______Planning Director 

PLANNING BOARD 
RESOLUTION No. 2015- 

 
A RESOLUTION OF THE KEY WEST PLANNING BOARD 
GRANTING THE TRANSFER OF TWO TRANSIENT 
LICENSES FROM PROPERTY LOCATED AT 1907 and 
1913 VENETIA STREET (RE # 00063400-000000, AK # 
1063835) WITHIN THE COMMERCIAL LIMITED (CL) 
ZONING DISTRICT TO PROPERTY LOCATED AT 716 
DUVAL STREET REAR (RE # 00016120-000000, AK # 
1016501) IN THE HISTORIC RESIDENTIAL 
COMMERCIAL CORE – DUVAL STREET GULFSIDE 
(HRCC-1) ZONING DISTRICT PURSUANT TO SECTION 
122-1339 OF THE LAND DEVELOPMENT REGULATIONS 
OF THE CODE OF ORDINANCES OF THE CITY OF KEY 
WEST, FLORIDA; PROVIDING FOR AN EFFECTIVE 
DATE 
 
 

 
WHEREAS, Section 122-1339 of the Land Development Regulations (“LDRs”) of the 

Code of Ordinances (the “Code”) of the City of Key West, Florida (the “City”) allows a business 

tax receipt (or “transient license”) to be transferred from an area where transient uses are 

prohibited to a receiver site where transient use is permitted; and 

WHEREAS, the transient use at the sender site was a legal non-conforming use and 

transient uses at the receiver site are permitted; and 

WHEREAS, the applicant proposes a transfer of two transient licenses from a sender site 

with a total of two-bedrooms and 904-square-feet of floor area to a receiver site with two-

bedrooms and a total of 900-square-feet of floor area. 

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 
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Resolution No. 2015- 

 
___________ Chairman 

 
______Planning Director 

herein. 

Section 2. That a transfer of two transient licenses, pursuant to Section 122-1339 of 

the Land Development Regulations of the Code of Ordinances of the City of Key West, Florida, 

is hereby granted as follows: ALLOWING A TRANSFER OF TWO TRANSIENT LICENSES 

FROM 1907 AND 1913 VENETIA STREET (RE # 00063400-000000, AK # 1063835) TO 716 

DUVAL STREET REAR (RE # 00016120-000000, AK # 1016501) SUBJECT TO THE 

FOLLOWING CONDITIONS: 

1. All requirements of City Code Section 122-1371 shall be met for the 

transient use of the residential dwelling at 716 Duval Street Rear. 

2. The structure proposed to be used on a transient basis shall comply with 

all applicable codes and requirements of the Building Department, Fire Department and 

all other regulatory agencies. 

Section 3. Full, complete, and final application for all licenses and 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 these variances in accordance with the terms of the 

approval as described in Section 3 hereof, shall immediately operate to terminate these variances, 

which variances shall be of no force or effect. 

Section 5. This transfer of transient license 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 ____ day of 

________________, 2015. 

Authenticated by the Chair of the Planning Board and the Planning Director. 
 
 
 
              
Richard Klitenick, Chair         Date 
Key West Planning Board  
 
 
Attest: 
 
 
 
              
Thaddeus Cohen,        Date 
Planning Director 
 
 
Filed with the Clerk: 
 
 
 
              
Cheryl Smith, City Clerk         Date 



 
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 

Application 

 
 

 

 

 

 


























































































































