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INTRODUCTION 
 
 

Marty’s Place is an existing congregate care facility located on the block of Venetia Street 

between Bertha Street and Dennis Street in Key West, Monroe County, Florida.  More 

specifically, the subject facility is located at 1512 Dennis Street.  AHI of Monroe County, Inc. 

(the owner and operator of Marty’s Place) is proposing a phased and partial redevelopment of 

this facility.  The location of this project site is illustrated in Figure 1 on the following page. 

 

KBP Consulting, Inc. has been retained by Trepanier & Associates, Inc. to prepare a traffic study 

in connection with the proposed redevelopment of this property.  This study addresses the 

anticipated trip generation characteristics of the subject facility, the projected turning movement 

volumes at the project access driveway on Dennis Street, and the parking maneuvers associated 

with the parallel parking on Dennis Street. 

 

This traffic study is divided into four (4) sections, as listed below: 

 

1. Inventory 

2. Trip Generation 

3. Trip Distribution and Traffic Assignment 

4. Summary & Conclusions 

 



FIGURE 1
Marty’s Place

Key West, Florida
Project Location Map
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INVENTORY 
 
 

Existing Land Use and Access 

The subject site is comprised of two (2) parcels with a total land area of +/- 0.76 acres.  The 

existing development on the site is a congregate care facility with 16 individual living units.  

There is a small parking area (i.e. four parking spaces) in the northeast corner of the intersection 

at Bertha Street and Venetia Street.  The remainder of the parking for this facility is provided by 

on-street parking along Bertha Street, Venetia Street, and Dennis Street. 

 

Proposed Land Use and Access 

The subject site will be redeveloped with a new assisted living facility consisting of 

47 individual living units (i.e. 47 beds).  A parking lot with 13 parking spaces will be provided at 

the north end of the property with access to Dennis Street.  Three (3) designated on-street 

parallel parking spaces for automobiles will be provided on Dennis Street along with 15 scooter 

parking spaces.  Ten (10) scooter parking spaces will also be located in the northwest corner of 

the site and 12 bicycle parking spaces will be located in the southwest corner of the site.  

Appendix A contains a preliminary site plan for the proposed redevelopment activity. 

 

Roadway System 

The roadway network in the immediate vicinity of the site consists of Flagler Avenue, Dennis 

Street, Venetia Street, and Bertha Street.  Between Josephine Street and Dancumbe Street, 

Flagler Avenue is a three-lane arterial facility with a posted speed limit of 30 miles per hour 

(mph).  West of Josephine Street, Flagler Avenue transitions to a two-lane facility with a posted 

speed limit of 25 mph.  East of Dancumbe Street, Flagler Avenue becomes a four-lane divided 

arterial roadway.  The remaining facilities in the immediate area (Dennis Street, Bertha Street, 

and Venetia Street) are all two-lane local roadways with on-street parking. 

 

Transit Service 

The subject site is served by Key West Transit.  The Blue and Green routes provide service along 

Bertha Street and the Orange route provides service along Flagler Avenue. 
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TRIP GENERATION 
 
 

A trip generation analysis has been conducted for the existing and proposed development on the 

site.  The analysis was performed using the trip generation rates and equations published in the 

Institute of Transportation Engineer’s (ITE) Trip Generation Manual (10th Edition).  The trip 

generation analysis was undertaken for the AM peak hour, Mid-Day peak hour, and PM peak 

hour conditions.  According to the ITE report, the most appropriate “land use” categories for the 

existing and proposed development are as follows: 

 
Congregate Care Facility – ITE Land Use #253 

 AM Peak Hour:  T = 0.05 (X) + 2.13  (60% in / 40% out) 
where T = number of trips and X = number of dwelling units 
 

 Mid-Day Peak Hour: T = 0.22 (X) – 2.85  (57% in / 43% out) 

 PM Peak Hour:  T = 0.14 (X) + 5.10  (53% in / 47% out) 

Assisted Living – ITE Land Use #254 

 AM Peak Hour:  T = 0.19 (X)  (63% in / 37% out) 
where T = number of trips and X = number of beds 
 

 Mid-Day Peak Hour: T = 0.34 (X)  (45% in / 55% out) 

 PM Peak Hour:  T = 0.26 (X)  (38% in / 62% out) 

Utilizing the above-listed trip generation equations from the referenced ITE document, a trip 

generation analysis was undertaken for Marty’s Place Residential Care Facility.  The results of 

this effort are documented in Table 1 below and excerpts from the referenced ITE Manual are 

presented in Appendix B. 

Land Use In Out Total In Out Total In Out Total

Existing Land Use
Congregate Care Facility 16 DU 2 1 3 1 0 1 4 3 7

Proposed Land Use
Assisted Living 47 Beds 6 3 9 7 9 16 5 7 12

Difference (Existing - Proposed) 4 2 6 6 9 15 1 4 5
Compiled by:  KBP Consulting, Inc. (October 2018).
Source: ITE Trip Generation Manual (10th Edition).

Mid-Day Peak Hour TripsAM Peak Hour Trips PM Peak Hour Trips
Size

Table 1
Marty's Place - Key West
Trip Generation Analysis
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As indicated in Table 1 on the preceding page, the number of vehicle trips expected to be 

generated by Marty’s Place at full buildout consists of nine (9) trips in the AM peak hour 

(6 inbound and 3 outbound), 16 trips during the mid-day peak hour (7 inbound and 9 outbound), 

and 12 trips in the PM peak hour (5 inbound and 7 outbound).  When considering the existing 

development on this site, this represents an increase of six (6) vehicle trips during the AM peak 

hour, an increase of 15 vehicle trips during the mid-day peak hour, and an increase of five (5) 

vehicle trips during the PM peak hour. 
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TRIP DISTRIBUTION AND TRAFFIC ASSIGNMENT 
 
 

The trip distribution and traffic assignment for Marty’s Place was developed based upon 

knowledge of the study area, examination of the surrounding roadway network characteristics, 

review of current traffic volumes (as documented by the Florida Department of Transportation), 

and existing land use patterns.  Figure 2 on the following page depicts the anticipated trip 

distribution for this project. 



FIGURE 2
Marty’s Place
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The AM peak hour, Mid-Day peak hour, and PM peak hour traffic to be generated by 

Marty’s Place at full build-out was assigned to the project driveway on Dennis Street and the 

parallel parking spaces on Dennis Street using the traffic assignment documented on the previous 

page.  The driveway traffic assignment is summarized in Figure 3 on the following page.  As 

indicated in Figure 3, the projected driveway and parallel parking volumes are minimal during 

each of the peak periods throughout the day. 

 



FIGURE 3
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SUMMARY & CONCLUSIONS 
 
 

Marty’s Place is an existing congregate care facility located on the block of Venetia Street 

between Bertha Street and Dennis Street in Key West, Monroe County, Florida.  More 

specifically, the subject facility is located at 1512 Dennis Street.  AHI of Monroe County, Inc. 

(the owner and operator of Marty’s Place) is proposing a phased and partial redevelopment of 

this facility. 

 

The existing development on the site is a congregate care facility with 16 individual living units.  

The subject site will be redeveloped with a new assisted living facility consisting of 

47 individual living units (i.e. 47 beds).  A parking lot with 13 parking spaces will be provided at 

the north end of the property with access to Dennis Street.  Three (3) designated on-street 

parallel parking spaces for automobiles will be provided along Dennis Street along with 

15 scooter parking spaces.  Ten (10) scooter parking spaces will also be located in the northwest 

corner of the site and 12 bicycle parking spaces will be located in the southwest corner of 

the site. 

 

The number of vehicle trips expected to be generated by Marty’s Place at full buildout consists 

of nine (9) trips in the AM peak hour (6 inbound and 3 outbound), 16 trips during the mid-day 

peak hour (7 inbound and 9 outbound), and 12 trips in the PM peak hour (5 inbound and 

7 outbound).  When considering the existing development on this site, this represents an increase 

of six (6) vehicle trips during the AM peak hour, an increase of 15 vehicle trips during the mid-

day peak hour, and an increase of five (5) vehicle trips during the PM peak hour. 

 

Based upon the trip generation and distribution characteristics for this site, it is evident that the 

additional traffic to be generated by the redevelopment activity will be minimal and no adverse 

impacts are anticipated.  And, given the grid characteristics of the surrounding roadway network, 

the traffic impacts to the individual roadways will be “de minimis”.  Furthermore, it is 

anticipated that many of the residents of this facility will choose alternative modes of 

transportation (i.e. walking, bicycling, and using Key West Transit which offers service 

immediately adjacent to the site) further reducing the traffic impacts of this site. 



 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX A 
 

Marty’s Place 
 

Preliminary Site Plan 
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