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PLANNING BOARD 

Staff Report 
 
To:  Chairman and Planning Board Members 
 
From:  Brendon Cunningham, Senior Planner 
 
Through:  Donald Leland Craig, AICP, Planning Director 
 
Meeting Date: April 18, 2013 
 
Agenda Item: Conditional Use – 2308 North Roosevelt Boulevard (RE# 00065710-000000; 

AK# 1068551) – A request for conditional use approval to operate a motorcycle 
sales, rental and service shop at property located in the CG zoning district per 
Section 122-418 (20) of the Land Development Regulations of the Code of 
Ordinances of the City of Key West. 

 
 
Applicant:  Keys Cycles, Inc. 
  
Property Owner: Rossi Family, LP 
 
Location:    2308 North Roosevelt Boulevard, RE#000065710-000000, AK#1068551  
 
Zoning:     General Commercial (CG) zoning district 
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Background: 
This project is proposed for property that fronts on North Roosevelt Boulevard.  The property is 
comprised of a one-story c.b.s. and associated parking area.  The building was constructed prior 
to the adoption of the current Land Development Regulations.  The site is legal non-conforming 
to lot size, building setbacks and coverages.  Most recently there was a package liquor store at 
this location.  That commercial enterprise was in place since 1990 (23 years).   
 
Request: 
The applicant proposes to convert the building from the retail package store to a retail 
motorcycle sales, rental and repair shop.  These uses are conditional within the CG zoning 
district.  The applicant will use the building in its current configuration.  There is no intent to 
expand the building or use the exterior for sales area.  The interior will be divided into a display 
room, maintenance area, storage for motorcycles and storage for parts, a small office and storage 
for waste fluids and other items set for disposal. 
 
Surrounding Zoning and Uses: 
The adjacent land uses are commercial with residential dwellings at the rear.   
 
North: Garrison Bight   C-OW (Conservation, Outstanding Waters of the State)  
South: Residential    SF (Single Family Residential) 
East: Goodyear Tire   CG (General Commercial)  
West: Retail Strip   CG 
 
Relevant Uses Permitted Conditionally: CG 
(16) Gas Stations 
(17) Light Industrial 
(18) Vehicular Sales and Related Services 
 
Process: 
Development Review Committee:    March 28, 2013     
Planning Board Meeting:     April 18, 2013 
 
Section 122-62 Specific Criteria for Approval: Conditional Use 
 
Findings: The Planning Board may find that the application meets the Code purpose of ensuring 
that “a conditional use shall only be permitted on specific sites where the proposed use may be 
adequately accommodated without generating adverse impacts on properties and land uses 
within the immediate vicinity.”  

 
The following criteria form the basis for a finding of compliance. 
 
Characteristics of Use Described:  
 

1. Scale and Intensity 
a. Floor Area Ratio (FAR):  
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The FAR in this zoning district is 0.8.  The building is approximately 2100 square 
feet with property being approximately 4556 square feet thus having an FAR of 
0.46.  This is an existing building and will not be expanded. 
 

b. Traffic Generation:  
The proposed use is similar to an Automobile Service Center. Using the ITE 
Manual, 7th Edition, peak-hour traffic generation will likely be between 3.22 and 
4.01 trips per 1000 square feet.  The building is approximately 2000 square feet for 
an average of 7 trips during the busiest times of the day.  However, in reality, this is 
a specialized use and will likely generate less traffic than the previous retail use. 
 

c.  Square Feet of Enclosed Building for Each Specific Use:  
 The existing building has a gross floor area of 2,112 square feet.   
  
d.   Proposed Employment 

The applicant stated that there will be between two employees. 
 

e. Proposed Number of Service Vehicles:  
Not applicable; no service vehicles will be used during regular operations. 
 

f. Off-Street Parking:  
The existing parking spaces are not properly dimensioned and cross over onto the 
neighboring property.  To meet required dimensions, and keep all parking on the 
property, the lot will be properly striped and result in 4 standard and 1 ADA 
accessible.  As the site is limited in depth, the engineer has provided an additional 
foot to the width of the parking spaces for greater maneuverability. 
 

2. On or Off site Improvements Required and Not Listed in Subsection (b)(1) 
 

a. Utilities:  
There were no comments or objections for the DRC regarding utility improvements 
from Keys Energy or FKAA. 
 

b. Public facilities:  
There is no residential use proposed.  There will be no additional impact on public 
facilities such as recreation, schools and other community needs. 
 

c. Roadway or Signal Improvements:  
Not applicable; no changes are being proposed to roadway or signal improvements 
for this project.  However, there is a substantial roadway improvement project on 
North Roosevelt Boulevard.  A sidewalk will be installed in front of the property 
which will change ingress and egress points.  Staff is recommending that a pole sign 
be removed and or relocated to facilitate the proposed entrance point  as part of the 
road improvement project. 
 

d. Accessory Structures or Facilities:  
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Not applicable; no accessory structures are proposed. 
 

e. Other Unique Facilities/Structures Proposed as Part of On-Site Improvements:  
Not applicable, no unique changes will be made to the property.  

 
3. On-Site Amenities Proposed to Enhance the Site and Planned Improvements.  

 
a. Open Space:  

The applicant is proposing no changes to open space on the site. 
 

b. Setbacks from Adjacent Properties:  
Setbacks from adjacent properties will remain the same. 
 

c. Screening and Buffers:  
The building and associated park area occupy the entire site.  There is no space to 
provide screening other than for the trash receptacle.   
 

d. Landscaped Berms Proposed to Mitigate Against Adverse Impacts to Adjacent 
Sites:  
Landscape berms are not proposed and are not considered to be effective mitigation 
for this project.   
 

e. Mitigative Techniques for Abating Smoke, Odor, Noise, and Other Noxious 
Impacts:  
The proposed use will require storage of used batteries, oil and other fluids and tires 
used in the repair and maintenance of motorcycles.  Fire reviewed the application 
and provided comments (attached as DRC Comments) regarding the awning over a 
concrete pad at the rear.  It will require a “flame certificate” from the manufacturer 
attesting to its being fire retardant. That area will be used for the storage for the 
materials listed above.  Staff is recommending that the covered area be completely 
enclosed to lessen the impact on neighbors to the rear. 
 

Criteria for Conditional Use Review and Approval: Applications For a Conditional Use 
Review Shall Clearly Demonstrate the Following: 

 
1. Land Use Compatibility:   

The project is consistent with existing commercial uses of a similar nature.  In the near 
vicinity there is another motorcycle sales and repair shop, a Goodyear Tire store, an 
auto detailer and carwash and a NAPA Auto Parts store. 

 
2. Sufficient Site Size, Adequate Site Specifications and Infrastructure to 

Accommodate the Proposed Use:  
The property was established and developed prior to the current Land Development 
Regulations.  As such, the building and parking area do not meet the current 
dimensional requirements for coverages, setbacks, and parking area.  The Engineering 
Department reviewed the site plan for compliance (attached as DRC Comments)  
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Specifically, the existing 90 degree angled parking spaces require a 24 foot drive aisle.  
Angling them at 45 degrees allows for a 20 foot drive aisle.  Due to road improvements 
on North Roosevelt Boulevard, there will only be 18 feet available for a drive aisle.   
 
Therefore as this is an existing circumstance that cannot be alleviated, staff 
recommends that a cross access easement be sought between the owners of 2300 and 
2308 North Roosevelt Boulevard to enable better vehicular circulation during peak-
hour traffic times. 
 

3. Proper Use of Mitigative Techniques:   
The use will not have an adverse impact on public facilities as there is no residential 
component requiring an increase in park, school, community center or other public use. 

 
4. Hazardous Waste:  

The proposed use will require interior storage of used batteries, oil and other fluids used 
in the repair and maintenance of motorcycles. 

 
5. Compliance with Applicable Laws and Ordinances:  

The applicant will comply with all applicable laws and regulations as a condition of 
approval.  The existing pole sign is non-conforming.  Its location is in conflict with the 
proposed FDOT entrance to the site.  It is to be removed and/or replaced and will come 
into compliance with Section 114 which requires the sign to be 12 feet from the edge of 
pavement edges.   

 
6. Additional Criteria Applicable to Specific Land Uses. Applicants Shall 

Demonstrate the Proposed Conditional Use Satisfies the Following Criteria: 
 

a. Land Uses Within a Conservation Area:  
Not applicable; the site is not located in a conservation area. 
 

b. Residential Development:  
Not applicable; residential development is not proposed. 
 

c. Commercial or Mixed Use Development:  
This is the continuation of commercial activity. 
  

d. Development Within or Adjacent to Historic Districts:   
Not applicable; the proposed facility is not located within an historic district.   
 

e. Public Facilities or Institutional Development:  
Not applicable; this is a commercial enterprise. 
 

f. Commercial Structures, Uses and Related Activities Within Tidal Waters:  
Not applicable; this site is not located within tidal waters. 
 

g. Adult Entertainment Establishments:  
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Not applicable; no adult entertainment is being proposed. 
 

RECOMMENDATION: 
 
The Planning Department, based on the criteria established by the Comprehensive Plan and the 
Land Development Regulations, recommends the request for Conditional Use be approved with 
the following conditions: 
 
Condition to be completed prior to the issuance of a building final: 

1. The covered area at the rear of the property shall be enclosed for the storage of 
waste fluids and other items set for disposal. 

2. The parking lot will be properly striped. 
3. The pole sign will be removed to facilitate ingress/egress onto the property.  
4. The trash receptacle shall be relocated and screened. 
5. A cross access easement be sought between the owners of 2300 and 2308 North 

Roosevelt Boulevard to enable better vehicular circulation during peak-hour 
traffic times. 

6. Adhere to applicable Engineering comments. 
 
Conditions subject to a Conditional Approval Permit, per Ordinance Number 10-22: 
Conditions subject to associated annual inspection: 

7. There will be no outdoor storage of waste fluids and other items set for disposal. 
8. There will be no outdoor storage of motorcycles visible from the Public Right of 

Way. 
9. Adhere to Fire Department requirements. 

 



 
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 

Draft Resolution 
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Resolution Number 2013- 

 
  ____________Chairman 

 
  ______Planning Director 

 
 

PLANNING BOARD RESOLUTION 
NUMBER 2013- 

 

 
A RESOLUTION OF THE KEY WEST 
PLANNING BOARD GRANTING APPROVAL 
OF A CONDITIONAL USE APPROVAL PER 
SECTION 122-62 FOR PROPERTY LOCATED 
AT 2308 NORTH ROOSEVELT BOULEVARD 
(RE# 000365710-000000, AK#1068543), KEY 
WEST FLORIDA; PROVIDING FOR AN 
EFFECTIVE DATE. 

 
 
 WHEREAS, the subject property is located in the General Commercial (CG), zoning district; 

and 

 

WHEREAS, the applicant requested an approval of a Conditional Use application to allow 

the sale, rental and repair of motorcycles and, scooters in the CG zoning district; and   

 

WHEREAS, this matter came before the Planning Board at a duly noticed public hearing on 

April 18th, 2013; and 

 

WHEREAS, the granting of a Conditional Use is consistent with the criteria in the code; and 

 

WHEREAS, the recommendation of approval of the Conditional Use application is in 

harmony with the general purpose and intent of the Land Development Regulations, and will not be 



 

 
Page 2 of 4 

Resolution Number 2013- 
 
  ____________Chairman 

 
  ______Planning Director 

 

injurious to the neighborhood, or otherwise detrimental to the public welfare;  and 

 

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 Conditional Use application per Section 122-62 under the Code of 

Ordinances of the City of Key West, Florida, is hereby approved for property located at 2308 North 

Roosevelt Boulevard (RE#00065710-000000, AK#1068551) with the following conditions: 

 

Condition to be completed prior to the issuance of a building final: 
1. The covered area at the rear of the property shall be enclosed for the storage of waste 

fluids and other items set for disposal. 
2. The parking lot will be properly striped. 
3. The pole sign will be removed to facilitate ingress/egress onto the property.  
4. The trash receptacle shall be relocated and screened. 
5. A cross access easement be sought between the owners of 2300 and 2308 North 

Roosevelt Boulevard to enable better vehicular circulation during peak-hour traffic 
times. 

6. Adhere to applicable Engineering comments. 
 
Conditions subject to a Conditional Approval Permit, per Ordinance Number 10-22: 
Conditions subject to associated annual inspection: 

7. There will be no outdoor storage of waste fluids and other items set for disposal. 
8. There will be no outdoor storage of motorcycles visible from the Public Right of 

Way. 
9. Adhere to Fire Department requirements. 

  

Section 3.  This Conditional Use approval, does not constitute a finding as to ownership or 
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Resolution Number 2013- 
 
  ____________Chairman 

 
  ______Planning Director 

 

right to possession of the property, and assumes, without finding, the correctness of applicant's 

assertion of legal authority respecting the property. 

 

Section 4.  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 5.   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 9J-1, 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. 

 

Read and passed on first reading at a meeting held this 18th day of April, 2013. 

 

Authenticated by the Chairman of the Planning Board and the Planning Director.  
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Resolution Number 2013- 
 
  ____________Chairman 

 
  ______Planning Director 

 

 
 
 
________________________________________________________________________ 
Richard Klitenick, Planning Board Chairman  Date 
  
Attest: 
 
 
 
________________________________________________________________________ 
Donald Leland Craig, AICP, Planning Director  Date 
 
Filed with the Clerk:  
 
 
 
________________________________________________________________________ 
Cheryl Smith, City Clerk        Date 
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The Key West Planning Board will hold a public hearing at 6:00 p.m., April 18, 3013 at 
Old City Hall, 510 Greene Street, Key West, Florida, (Behind Sloppy Joe’s Bar).  The 
purpose of the hearing will be to consider a request for: 
 

 

Conditional Use – 2308 North Roosevelt Boulevard (RE# 00065710-000000, AK# 
1068551) – A request for conditional use approval to operate a motorcycle sales, 
rental and service shop at property located in the CG zoning district per Section 
122-418 (20) of the Land Development Regulations of the Code of Ordinances of the 
City of Key West. 

 
 

If you wish to see the application or have any questions, you may visit the Planning 
Department during regular office hours at 3140 Flagler Avenue call 809-3720 or visit our 
website at www.keywestcity.com. 

http://www.keywestcity.com/


 
YOU ARE WITHIN 300 FEET OF THE SUBJECT PROPERTY 

 

The City of Key West Planning Board will be holding a Public Hearing: 
 

 

Conditional Use – 2308 North Roosevelt Boulevard (RE# 00065710-000000, AK# 1068551) – A request for conditional use approval to 
operate a motorcycle sales, rental and service shop at property located in the CG zoning district per Section 122-418 (20) of the Land De-
velopment Regulations of the Code of Ordinances of the City of Key West.   
 

Applicant:  Keys Cycles, Inc     Owner:  Rossi Family LLLP 
 

Project Location: 2308 N Roosevelt Blvd  
 

Date of Hearing: Thursday, April 18, 2013    Time of Hearing:    6:00 PM 
 

Location of Hearing: Old City Hall, 510 Greene, City Commission Chambers   

Interested parties may appear at the public hearing and be heard with respect to the applications. Packets can be viewed online at 
www.keywestcity.com. Click on City Board & Committee Agendas. A copy of the corresponding application is available from the City of 
Key West Planning Department located at 3140 Flagler Avenue, Key West, Florida, Monday through Friday between the hours of 8:00 am 
and 5:00 pm.  
 

Please provide written comments to the Planning Department, PO Box 1409, Key West, FL 33041-1409 , by FAX (305) 809-3978 or 
by email to Carlene Smith at cesmith@keywestcity.com . 
 

Pursuant to Section 286.0105, Florida Statutes, if a person decides to appeal any decision made by the Planning Commission or the City 
Commission with respect to any matter considered at such hearing or meeting, one will need a record of the proceedings and for such pur-
pose that person may need to ensure that a verbatim record of the proceedings is made; such record includes the testimony and evidence 
upon which the appeal is to be based. 
 

ADA Assistance: It is the policy of the City of Key West to comply with all requirements of the Americans with Disabilities Act (ADA). 
Please call the TTY number at 305-809-1000 or the ADA Coordinator at 305-809-3951 at least five business days in advance for sign lan-
guage interpreters, assistive listening devices, or materials in accessible format.  
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www.keywestcity.com. Click on City Board & Committee Agendas. A copy of the corresponding application is available from the City of 
Key West Planning Department located at 3140 Flagler Avenue, Key West, Florida, Monday through Friday between the hours of 8:00 am 
and 5:00 pm.  
 

Please provide written comments to the Planning Department, PO Box 1409, Key West, FL 33041-1409 , by FAX (305) 809-3978 or 
by email to Carlene Smith at cesmith@keywestcity.com . 
 

Pursuant to Section 286.0105, Florida Statutes, if a person decides to appeal any decision made by the Planning Commission or the City 
Commission with respect to any matter considered at such hearing or meeting, one will need a record of the proceedings and for such pur-
pose that person may need to ensure that a verbatim record of the proceedings is made; such record includes the testimony and evidence 
upon which the appeal is to be based. 
 

ADA Assistance: It is the policy of the City of Key West to comply with all requirements of the Americans with Disabilities Act (ADA). 
Please call the TTY number at 305-809-1000 or the ADA Coordinator at 305-809-3951 at least five business days in advance for sign lan-
guage interpreters, assistive listening devices, or materials in accessible format.  



Printed:Apr 03, 2013

Monroe County, Florida
2308 N Roosevelt

DISCLAIMER: The Monroe County Property Appraiser's office maintains data on property within the County solely for the purpose of fulfilling its responsibility to secure a just valuation for ad valorem

tax purposes of all property within the County. The Monroe County Property Appraiser's office 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.
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NAME ADDRESS UNIT CITY STATE ZIP COUNTRY
1 CORRA LINDA M 247 E PARKWOOD RD DECATUR GA 30030
2 CROCKETT DEC OF TRUST 1/23/1997 2222 N ROOSEVELT BLVD KEY WEST FL 33040
3 VAZQUEZ ABELARDO L/E 2331 PATTERSON AVE KEY WEST FL 33040
4 LOGUN FAYE G 2310 PATTERSON AVE KEY WEST FL 33040
5 LANE JIMMY R JR 2313 PATTERSON AVE KEY WEST FL 33040
6 KWK INVESTMENTS 321 SE 7TH AVE DELRAY BEACH FL 33483
7 MELLIES NEIL S II AND ELIZABETH C 1229 5TH ST KEY WEST FL 33040
8 HARDEN MICHAEL C  2316 PATTERSON AVE KEY WEST FL 33040
9 RODRIGUEZ ARCADIO D AND JEAN L 93 SEASIDE NORTH CT KEY WEST FL 33040

10 CABALLERO  AIDA 2222 PATTERSON AVE KEY WEST FL 33040
11 HOSSAIN MOHAMMED BILLAL AND MST P 2305 PATTERSON AVE KEY WEST FL 33040
12 ROSSI FAMILY LLLP 24 HILTON HAVEN RD KEY WEST FL 33040
13 YOUNG PHANUMAT 2315 PATTERSON AVE KEY WEST FL 33040
14 HOVEY WENDY J 2313 FOGARTY AVE KEY WEST FL 33040
15 F AND A HOLDINGS LLC 117 KEY HAVEN RD KEY WEST FL 33040
16 COOPER MELISSA L 14 ARBUTUS DR KEY WEST FL 33040
17 BEGAM ANWARA 2226 PATTERSON AVE KEY WEST FL 33040
18 KELLY GARY O AND GENEVIEVE R   2303 PATTERSON AVE KEY WEST FL 33040
19 PREMIERE SUITES INC 12178 4TH ST RANCHO CUCAM CA 91730
20 JOHNSON MEAGHAN 2306 PATTERSON AVE KEY WEST FL 33040
21 GRIZZLE KIMERLIE A 2302 N ROOSEVELT BLVD KEY WEST FL 33040
22 CABALEIRO MARTA 2311 FOGARTY AVE KEY WEST FL 33040
23 SUMMERS MARILYN P LIV TR 10/17/97 2312 PATTERSON AVE KEY WEST FL 33040
24 CITY OF KEY WEST FLA P O BOX 1409 KEY WEST FL 33041
25 LOGUN FAYE 2310 PATTERSON AVE KEY WEST FL 33040
26 JAKUBAS ZUZANNA 2309 PATTERSON AVE KEY WEST FL 33040
27 PEREZ JOSE LUIS 2304 PATTERSON AVE KEY WEST FL 33040
28 KEY WEST YACHT CLUB 2315 N ROOSEVELT BLVD KEY WEST FL 33040
29 RAY DASHA RENEE  1215 5TH ST KEY WEST FL 33040
30 SCHECHTER JASON A 3435 ARMITOS DR CAMARILLO CA 93012
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