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DEVELOPMENT PLAN AND CONDITIONAL USE APPLICATION 

City of Key West Planning Department  
1300 White Street, Key West, FL  33040 

(305) 809-3720 
 

 

  

13) Has subject Property received any variance(s)?   Yes  ________ No  _________   

If Yes:  Date of approval __________ Resolution # ________     

Attach resolution(s). 

14) Are there any easements, deed restrictions or other encumbrances on the subject property?    

 Yes ____  No _____   

If Yes, describe and attach relevant documents. 

 __________________________________________________________________________ 

__________________________________________________________________________ 

A. For both Conditional Uses and Development Plans, provide the information requested from the 
attached Conditional Use and Development Plan sheet. 

 
B.  For Conditional Uses only, also include the Conditional Use Criteria required under Chapter 122, 

Article III, Sections 122-61 and 122-62 of the Land Development Regulations (see attached copy of 
criteria). 

 
C. For Major Development Plans only, also provide the Development Plan Submission Materials   

required under Chapter 108, Article II, Division 7, Sections 108-226 through 108-248 of the Land 
Development Regulations (see attached copy of criteria) and any additional information as 
determined by the Planning Staff. 
 

D. For both Conditional Uses and Development Plans, one set of plans MUST be signed & sealed by 
an Engineer or Architect. 

 
Please note, development plan and conditional use approvals are quasi-judicial hearings and it is 
improper to speak to a Planning Board member or City Commissioner about the project outside of the 
hearing. 



Revised 04/30/19 
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Major Development Plan & 
Conditional Use 
2407-2409 N. Roosevelt Boulevard, Key West, Florida 
(RE# 00002280-000100 & 00002280-000101) 
 

 
 

Summary: 
 
This project seeks to modify the existing approval to allow deed-restricted affordable 
workforce liveaboards priced to meet the needs of people employed by the local economy 
in a respectful manner that reflects the maritime nature of our community and mixes 
people of all workforce income levels together without creating high and low-income 
enclaves in the immediate vicinty of 
shopping, restuarants, banks, etc. 
 
This project, when effectuated, will 
modify the existing marina approval to 
allow liveaboard vessels, eliminate 4,621 
sq. ft. of existing commercial-office space 
in the pile-supported building and 
repurpose the building into a marina 
facility containing bike lockers, restrooms, 
showers, and typical dockmaster’s 
office/shop/laundry/storage. The 
commercial use of 1,410 sq. ft. of the 
larger, principally land-ward, mixed-use 
commercial building will be eliminated, 
and the space incorporated into the 
existing residential units.  
 
This site will be designed under multi-
modal transportation and dense urban development pattern goals of the Comprehensive 
Plan. 
 
The project places equal consideration and importance on bicycles and pedestrians as it 
does on automobiles. The site is located directly on 3 of the 4 main City bus routes and the 
Lower Keys Shuttle; it is immediately adjacent to the N. Roosevelt promenade, the main 
East-West cross-city bicycle route and the Overseas Heritage Trail. Bus stops for bi-
directional travel are located within 100ft of this parcel.  
 
This property granted an easement, free of charge, to FDOT in order to expand the N. 
Roosevelt promenade to the FDOT-prescribed width thereby contributing to the maximum 
public use and safety of the promenade. The site will be made ADA accessible for the first 
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time in its history; it will provide interior bike lockers for controlled, safe and sightly 
storage; it will comply with stormwater management, open space, lighting, and impervious 
surface requirements. 
 
 
Solutions Statement: 
 
As mentioned above, it is the intent of this proposal to create a deed-restricted affordable 
workforce liveaboard marina designed and priced to meet the needs of people employed by 
the local economy in a respectful manner that reflects the maritime nature of our 
community and mixes people of all income levels together without creating high and low-
income enclaves. The marina will be deed-restricted and rent-controlled to include low, 
median, moderate and middle-income wage earners. 
 
The maximum total rental and/or sales price for all affordable workforce liveaboards in this 
marina shall be based on each unit being affordable. The rental and/or sales price may be 
mixed among affordable (low income), (median income), (middle income) and (moderate 
income) in order that the total value of rental and/or sales does not exceed ten percent of 
the rental and/or sales of all the units at affordable (moderate income) level. 
 
As is the right of all affordable developments, this project may be linked with subsequent 
development projects, under the auspices of Sec. 122-1467(b). 
 
 

Analysis: 
 
The following is an analysis of the proposed project pursuant to major development plan 
approval criteria. 

 
Existing development is depicted in attached surveys and plans, including: 

▪ Name of 
Development 

▪ Name of Owner/ 
Developer 

▪ Scale 
▪ North arrow 
▪ Preparation and 

revision dates 

▪ Location/ street address 
▪ Size of site 
▪ Buildings 
▪ Structures 
▪ Parking 
▪ FEMA flood zones 
▪ Topography 
▪ Easements 

▪ Utility locations 
▪ Existing vegetation 
▪ Existing storm water 
▪ Adjacent land uses 
▪ Adjacent buildings 
▪ Adjacent driveways 

 

Proposed development is depicted in attached plans prepared by licensed engineers, 
including: 

▪ Buildings 
▪ Setbacks 
▪ Parking 
▪ Driveway dimensions and material 
▪ Utility locations 
▪ Garbage and recycling 
▪ Signs 
▪ Lighting 

▪ Project Statistics 
▪ Building Elevations 
▪ Height of buildings 
▪ Finished floor elevations 
▪ Height of existing and proposed grades 
▪ Drainage plan 

▪ Landscape Plan 
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Title block (Sec. 108-227) 

Name of development: 2407-2409 N. Roosevelt 
Owner Richard Walker; Roosevelt Docks, LLC 
Developer: Eric Dickstein, Owen Trepanier 
Scale: Architectural: 1/4” = 1’  
Preparation and revision dates: As noted on plans 
Location: 2407-2409 N. Roosevelt Boulevard 

 
 
Key persons and entities (Sec. 108-228) involved in this project are as follows: 

Owner: Richard Walker; Roosevelt Docks, LLC 
Authorized Agent: Trepanier & Associates, Inc. 
Architect:  William Shepler & Associates Architecture 
Biologist: Terramar Environmental 
Engineer:  Meridian Engineering 
Surveyor: Florida Keys Land Surveying  
Landscape Architect: Keith Oropeza 
Legal and Equitable Owners: Richard Walker 

 
 
Project Description (Sec. 108-229):  

This project will modify the existing marina approval to allow liveaboard vessels, 
eliminate 4,621 sq. ft. of existing commercial-office space in the pile-supported 
building and repurpose the building into a marina facility containing bike lockers, 
restrooms, showers, and typical dockmaster’s office/shop/laundry/ storage. The 
commercial use of 1,410 sq. ft. of the larger, principally land-ward, mixed-use 
commercial building will be eliminated, and the space incorporated into the 
existing residential units. 
 
Please see attached site plan for site plan-related descriptions. 

 
 
Prior Government Actions: 

• This property was approved as a marina pursuant to Res. No. 14-316. 

• Marina construction is underway pursuant to permit no. 17-1560 
• City of Key West unanimously adopted Ordinance No. 18-17 to allow deed-

restricted workforce live-aboard marinas in the City limits. 
• The City unanimously adopted an incentive program to encourage the 

conversion of marinas into deed-restricted workforce live-aboard marinas by 
requiring only a conditional use for such conversions. 

• The DRC reviewed the project on 09/27/18. 
• FDEP approved the ERP modification to permit the proposed liveaboards at 

this marina location on 02/18/19. 
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• The Planning Board postponed the initial hearing on 02/21/19 to 03/21/19. 
• Planning Board denied a parking variance request on 03/21/19 and 

postponed the conditional use and development plan modification to 
05/16/19 

 
 
Other Project Information (Sec. 108-230): 
 

1. This will occur in a single phase - modifying the existing marina approval to 
allow liveaboard vessels, eliminate 4,621 sq. ft. of existing commercial-office 
space in the pile-supported building and repurpose the building into a marina 
facility containing bike lockers, restrooms, showers, and typical dockmaster’s 
office/shop/laundry/ storage. The commercial use of 1,410 sq. ft. of the 
larger, principally land-ward, mixed-use commercial building will be 
eliminated, and the space incorporated into the existing residential units.  

2. The target date for commencement shall immediately follow entitlement 
approvals. 

3. Expected date of completion is within 1 year of commencement. 
4. The proposed development plan is contained herewith. 
5. Description of characteristics of the proposed development” 

Multiple-family residential: 2 units  
Doctors'/dentists' offices or clinics: 4,185 sq. ft. 
Marina: 4,621 sq. ft. 
Professional offices: 310 sq. ft. 

6. Project is not a planned unit development. 
7. The project will comply with federal flood insurance regulations. 
8. This project is partially located in an environmentally sensitive area – The 

proposed liveaboard use of the existing-approved marina is fully approved by 
the US Army Corps of Engineers and the Florida Department of Environmental 
Protection. The operational facilities management plan has been adopted by 
the FDEP.  

 
In terms of environmental mitigation, this marina had to mitigate potential 
impacts to sea grass. The mitigation, as approved by the FDEP, was to 
remove the Wahoo Key Bridge. That required mitigation work has already 
been completed, inspected and finalized1. 
 

 
Residential Developments (Sec. 108-231): 

 
It is the intent of this proposal to create alternative deed-restricted affordable 
workforce liveaboards designed and priced to meet the needs of people 

                                                           
1 Pls see Wahoo Key Bridge Removal – Notice of Completion (attached hereto) 
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employed by the local economy in a respectful manner that reflects the maritime 
nature of our community and mixes people of all income levels together without 
creating high and low-income enclaves. The marina will be deed-restricted and 
rent-controlled to include low, median, moderate and middle-income wage 
earners. 
 
The maximum total rental and/or sales price for all affordable workforce 
liveaboards in this marina shall be based on each unit being affordable. The 
rental and/or sales price may be mixed among affordable (low income), (median 
income), (middle income) and (moderate income) in order that the total value of 
rental and/or sales does not exceed ten percent of the rental and/or sales of all 
the units at affordable (moderate income) level. 
 
As is the right of all affordable developments, this project may be linked with 
subsequent development projects, under the auspices of Sec. 122-1467(b). 

 

Intergovernmental Coordination (Sec. 108-232): 

Coordination occurred through the Development Review Process of the City of 
Key West and the FDEP ERP process.  

 

Schedule of Approval Process: 

 The following development approval schedule and process is anticipated: 
Step Date 

1. Submit Applications 07/19/18 

2. Development Review Committee (“DRC”) Meeting 09/27/18 

3. Tree Commission Submission 10/31/18 

4. Landscape Approval 01/02/19 

5. Planning Board Meeting  
02/21/19 
03/21/19 
05/16/19 

6. City Commission 06/18/19 

7. Local Appeal Period 30 days 

8. DEO Appeal Period (45 days) 45 days 

 

Concurrency Facilities and Other Utilities or Services (Sec. 108-233): 

Levels of Service – The impacts of the proposed project are generally summarized 
as follows:  
• Based on the revised reductions in project capacity, overall trip generation 

associated with the site, will decrease by 50 trips per day with 30 
liveaboards and will increase by 87 trips per day with 74 liveaboards.  

• Parking demand will not change under the revised reductions in project 
capacity reflecting 30 liveaboards.  

• The potable water flow is anticipated to be 7,500 gal/day with 30 
liveaboards 
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• The potable water flow is anticipated to be 17,500 gal/day with 74 
liveaboards 

• The sanitary sewer demand is anticipated to be 6,470 gal/day with 30 
liveaboards 

• The sanitary sewer demand is anticipated to be 16,470 gal/day with 74 
liveaboards. 

• The recyclable waste impact is anticipated to be 25 lbs/day with 30 
liveaboards 

• The recyclable waste impact is anticipated to be 74 lbs/day with 74 
liveaboards 

• The recyclable waste impact is anticipated to be 25 lbs/day with 30 
liveaboards 

• The recyclable waste impact is anticipated to be 74 lbs/day with 74 
liveaboards 

• The proposed change is not expected to impact Storm water LOS. 
• The proposed change is not expected to impact Recreation LOS. 

• The team will coordinate with FKAA to ensure the water pressure and flow 
will be adequate for fire protection for the type of construction proposed. 

• No adverse impacts to the quality of receiving waters are anticipated 
before, during or after construction. 

• Changes to the existing storm water management system is depicted on 
the attached plans. 
 

Appearance, design, and compatibility (Section 108-234): 
This development plan satisfies criteria established in Chapter 102; Articles III, 
IV and V of Chapter 108; Section 108-956; and Article II of Chapter 110 of the 
Key West City Code in the following manner:   
 

• Chapter 102 – This property is located outside the Historic District and 
does not impact the district. 

• Articles III, IV and V of Chapter 108 – As demonstrated by the site plan, 
trip generation analysis, and the site data calculations, the project 
complies with the requirements of the Articles. 

• Chapter 110 – As demonstrated in this application, the proposed 
development complies with the resource protection requirements of 
Chapter 110. 

 
(a) Compliance.  This development plan complies with the requirements set 

forth in the Key West City Code as they pertain to Concurrency Management, 
Outdoor Displays and Nuisances, Resource Protection, Signs, and Articles I 
and III to IX of Chapter 108 of the Key West City Code. 
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(b) Vicinity Map.  
 
(c) Land Use Compatibility. The 

project site is located in the 
Conservation (C) zoning district, as 
are all marinas within the City’s 
jurisdiction. Mitigative measures 
will be applied, on a best 
management practice-basis, to 
prevent and/or minimize adverse 
impacts on natural systems.   

 
The proposed liveaboard use of the existing-approved marina has been fully 
approved by the US Army Corps of Engineers and the Florida Department 
of Environmental Protection. The environmental-related operational 
activities of the facility will be managed pursuant to the FDEP-approved 
Facilities Management plan.  

 
In terms of environmental mitigation, this marina received approval for a 
mitigation plan related to potential impacts to sea grass. The mitigation, 
as approved by the FDEP, was to remove the Wahoo Key Bridge. That 
required mitigation work has been completed, inspected and finalized 
(documentation attached). 
 
Manatee protection plan has been mandated by FDEP as enumerated in 
the ERP Permit. 

 
The area surrounding the site is mostly the General Commercial (“CG”) 
District.  The CG District accommodates commercial retail, sales and 
services meant to service the needs of residents and tourists that are 
not fulf illed in the other districts.  The surrounding properties include 
hotels, offices, and a residential development. 

 
(d) Historic and archeological resource protection. The site is not affected by the 

Historic District. Any archeological resources will be protected as required. 
 
(e) Subdivision of Land. No subdivisions are anticipated. 

 
Legal Description: 

Please see attached survey 
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Flood Zone:  
According to the 2005 FEMA Flood Insurance 
Map, the property is located within the AE 8 
and AE 9 flood zones.   

 
Future Land Use Map Designation (“FLUM”):  

The property’s FLUM designation is 
Conservation (“C”).  

 

Zoning Conservation (“C”)  
According to the City of Key West Zoning Map, 
the property is zoned Limited Commercial 
(“C”). 
 

Appearance of Site and Structures (Sec. 108-
236): 

Attached site plan complies with Sections 108-278 through 108-288 of the Key 
West City Code.  (See below.) 

 

Site Plan (Sec. 108-237): 

Site plan of proposed development 
drawn consistently with Sec. 108-237 is 
attached. 

 
Architectural Drawings (Sec. 108-238): 

All architecture or engineering designs 
were prepared and sealed by a 
professional architect or engineer registered in the state pursuant to F.S. Ch. 471 
and 481, respectively, consistent with the provisions of this Section. 

 
Site Amenities (Sec 108-239): 

The attached site plan includes existing 
and proposed amenities which are 
required to comply with appearance, 
design and compatibility regulations 
outlined in chapter 102; articles III, IV 
and V of this chapter; section 108-956; 
and article II of chapter 110. 
 

Site Survey (Sec 108-240): 

Survey of the site is attached. 
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Soil Survey (Sec 108-241): 

Soil surveys are not anticipated as part of this project. 
 

Environmentally Sensitive Areas (Sec. 108-242): 

This project is located in an environmentally sensitive area, Environmental 
Resource Permit mitigation measures include pump out, manatee protections, 
fixed, rather than floating docks, etc. 

 

Land clearing, excavation and fill, tree protection, landscaping and irrigation 
plan (Sec. 108-243): 

All proposed clearing, excavation and landscaping is depicted on attached plans.  
 

On-site and off-site parking and vehicular, bicycle, and pedestrian circulation 
(Sec. 108-244 & Art. V): 

Existing and proposed driveways, approaches and curb cuts: 
 

The property has one existing driveway serving 12 of the 32 existing 
approved parking spaces. The remaining 20 existing approved spaces are 
off-site and served by an existing approved driveway connection to N. 
Roosevelt. The property also has an internal vehicular connection with the 
adjacent properties, including the offsite parking lot. Formal existing 
approved pedestrian and bicycle access to the offsite parking lot is via the 
N. Roosevelt promenade. Informal access also exists directly across all 
three properties.  

 
Improvements to achieve safe internal, ingress and egress circulation without 
conflict among modes of travel: 
 

The existing onsite driveway will be redesigned as depicted in the plans to 
maximize life-safety. The existing signboard will be removed to improve 
line-of-sight. Directional signage, stop bars, pavement markings and 
turning restrictions (right turn only) shall be installed at the driveway, and 
at each edge of the property along the N. Roosevelt Promenade to warn 
both automobile drivers and bicyclists/pedestrians of oncoming driveways/ 
sidewalks and cross-traffic. The improvements will achieve safe internal, 
ingress and egress circulation without conflict among modes of travel 
(please see the revised site plan for specific details). 

 
Existing and proposed vehicle and bicycle off-street parking spaces, loading, 
unloading and service area space requirements: 
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Existing and proposed off-street parking spaces – The existing parking lot 
design was approved pursuant to Res. No. 14-316. This amendment seeks 
to maintain the existing parking, without increasing capacity pursuant to 
Division II, Sec. 108-571, however, the lot can accommodate 
approximately 3 additional spaces. These three spaces are not included in 
the proposal at this time.  
 
This project originally sought a parking variance to allow all 74 slips to 
accommodate liveaboard vessels, while retaining the existing office uses 
on-site. That variance request was not granted. As a result, a reduction in 
the project capacity was required so as not to trigger the parking 
requirements of Sec. 108-571. Following the revisions reducing the 
capacity, the parking demand is as follows:  
 

 
Loading, unloading and service area – The approved and proposed 
parking layout incorporates a large “T” turn-around for large vehicles. 
Parking is provided on and off site. Delivery vehicles will use existing 
designed space and parking spaces. 

 
Number of employees and number and type of vehicles owned by the 
establishment: 
 

It is anticipated that the property will collectively have 5.8 FTE employees. 
Establishment-owned vehicles is anticipated to be 0. 

 

Use 
Parking 

Requirement 
Existing Proposed 

Calculation Change in 
Parking 
Demand Existing Proposed 

Multiple-family: 
Outside historic 

2 spaces per 
dwelling unit 

2 units 2 units 
2 spaces/ unit  

x 1 dwelling units  
= 4 spaces 

2 spaces/ unit  
x 1 dwelling units  

= 4 spaces 
0 

Doctors' and 
dentists' offices 

5 spaces per 
each doctor or 
dentist 

2 Drs 2 Drs 
5 spaces/Dr  

x 2 Drs  
= 10 spaces 

5 spaces/Dr  
x 2 Drs  

= 10 spaces 
0 

Marina 

1 space per 
liveaboard boat, 
plus 1 space per 
4 pleasure boats  

74 pleasure 
0 liveaboards 

40 pleasure 
30 liveaboards 

(1 space/liveaboard 
x 0 liveaboards)  

+ (1 space/ 4 
pleasure x 74 

pleasures)  
= 19 spaces 

(1 space/liveaboard 
x 30 liveaboards)  

+ (1 space/4 pleasure 
x 40 pleasures)  

= 40 spaces 

21 

Banks, public 
administration 
offices, office 
buildings and 
professional offices 
other than doctors' 
or dentists' offices 

1/300 sq. ft. 4,621 sq. ft. 310 sq. ft. 
1 space/300 sq. ft. 

x 4,621 sq. ft.  
= 16 space 

1 space/300 sq. ft. 
x 310 sq. ft.  

= 1 space 
-15 

Service 
establishments 

1/300 sq. ft. 1,720 sq. ft. 0 sq. ft. 
1 space/300 sq. ft. 

x 1,720 sq. ft.  
= 6 space 

1 space/300 sq. ft. 
x 0 sq. ft.  
= 0 space 

-6 

 Total Change in Parking Demand 0 
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Any combined off-street parking facilities shall be submitted with an agreement 
specifying the nature of the arrangement, its anticipated duration, and signatures 
of all concerned property owners: 
 

This property has an offsite parking facility. The easement agreement is 
attached hereto. The facility contains 20 of the site’s 32 spaces. Ingress 
and egress are via an existing approved driveway accessing N. Roosevelt 
Blvd. The offsite parking facility is formally connected to the site via an 
approved pedestrian route using the N. Roosevelt Promenade, but it is 
informally connected via internal driveway. 

 
Other vehicular use areas: 

 
There are no other vehicular use areas existing or proposed. 

 
Bicycle ways as well as pedestrian ways and other pedestrian use areas; 

 
The property has ADA, bicycle and pedestrian access via the parking lot 
and via the N. Roosevelt Blvd. sidewalk and bike path. 

 
Typical cross sections, by type of improvement: 
 
 Please see the attached parking lot and stormwater engineering plans. 

 
Traffic control devices: 

 
As described above the following traffic control devises and traffic-safety 
systems shall be implemented. The existing signboard will be removed to 
create open lines-of-sight at the driveway-N. Roosevelt intersection. 
Directional signage, stop bars, pavement markings and turning restrictions 
(right turn only) shall be installed at the driveway, and at each edge of the 
property along the N. Roosevelt Promenade to warn both automobile 
drivers and bicyclists/pedestrians of oncoming driveways/ sidewalks and 
cross-traffic. The improvements will achieve safe internal, ingress and 
egress circulation without conflict among modes of travel (Please see the 
revised site plan for specific details).  

 
Proposed parking surface material, pavement markings, and other related 
improvements; and 

 
  Please see attached site plan.  
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Dedicated easements including cross easements, indicating their purpose, 
design, location, alignment, dimensions, and maintenance responsibilities. 

 
  This property has a parking easement as mentioned above. 
 
On-site parking: 
 

Onsite parking was approved pursuant to Res. No. 14-316. This proposal alters 
the design slightly to create more maneuverability. The property can also 
accommodate approximately 3 additional spaces; however, these spaces are not 
proposed at this time to avoid the determination that the parking capacity, on 
site, would be increased as a result of the additional parking.  
 
Parking is also addressed in the City Attorney’s letter from 1995 based on 
concurrent prior usages and intensities based on City records2:  
Use Capacity/ Intensity 

Restaurant “Shuckers”3 81 seats4 

Restaurant “The Warf”5 205 seats6 

Night Club 
Unknown capacity or square footage, presumed to occupy a portion of 
Restaurant and therefore not added to the intensity calculation 

Aquarium/ Dolphin Shows Approximately 5,000 sq. ft. of main outdoor assembly area7 

Retail 1,475 sq. ft.8 

Office 265 sq. ft.9 

 
Shared parking analysis: 

 
This property has several uses and they are complimentary with respect to 
parking, i.e. spaces are available during the work day for use by the medical 
office and pleasure boats and available during the evening for the liveaboards.  
 
Sec. 108-577 contemplates the concept of shared parking, with the caveat that 
two uses may not rely on the same parking space at the same time. The Key 
West Code does not contain a shared parking calculation, so this analysis relies 
on the nearest DEO-approved shared parking LDR provision, which is located 
over the Cow Key bridge in unincorporated Monroe County. MCC Sec. 114- 

                                                           
2 Exhibit F - Letter dated 08/17/88 from Carolyn Walker, Chief Licensing Official, to John O’Brian 
3 Shuckers restaurant was the building built entirely over bay bottom with the address of 2409 N. Roosevelt. 
4 Exhibit G - “Seating - Physical Inspection Form” dated 01/11/89 
5 The Warf was the building built partially on dry land and partially over bay bottom with the of 2407 N. Roosevelt. 
6 Exhibit H - Letter from Carolyn Walker, Chief Licensing Official, to The Warf 
7 Exhibit I - Scaled Site Plan dated 05/05/87 
8 ibid 
9 ibid 
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67(f)(3) the characteristics of the site will result in the following shared parking 
situation: 

 

Use 
Nighttime Weekday Weekend 

12am - 6am 9am – 4pm 6pm – 12am 9am – 4pm 6pm – 12am 

Residential 100% 10%10 90% 80% 90% 

Office 5% 100% 10% 10% 5% 

 

An on-site parking program is contemplated to function within the confines of 
shared parking. Residential hours are anticipated to be 6 p.m. to 6 a.m. 

 
Offsite Parking: 
 

This property is the beneficiary of a 20-space parking easement located at 2401 
N. Roosevelt. This off-site parking lot has been fully approved by the City of Key 
West for use with this marina property. The easement is attached hereto. 

 
Vehicular Circulation: 
 

The existing-approved onsite parking lot is being redesigned slightly to comply 
with the parking requirements of the City, in accordance with long established 
City-policy, to the maximum extent practicable. This includes proper striping and 
wheel stops, the creation of a turn-around, landscaping to buffer and separate 
adjacent parking areas, and the traffic safety measures depicted on the plans. 

 
Bicycle and Pedestrian Circulation: 
 

This furthers the multi-modal transportation and dense urban development 
pattern goals of the Comprehensive Plan Policy 1-1.3.2, Policy 1-1.9.2, Policy 1-
1.12.3, Policy 2-1.1.3, Policy 2-1.4.2; Policy 2-1.4.4, and Policy 7-1.3.3.  
 
The project places equal consideration and importance on bicycles and 
pedestrians as it does on automobiles. The site is perfectly located on 3 of the 4 
main City bus routes and the Lower Keys Shuttle, the N. Roosevelt promenade, 
the main City bike path and the Overseas Heritage Trail. Bus stops for bi-
directional travel are located within 100ft of this parcel.  
 
This property granted an easement, free of charge, to FDOT in order to expand 
the N. Roosevelt promenade to the FDOT-prescribed width thereby contributing 
to the maximum public use and safety. 
 

                                                           
10 10% usage based on the workforce provision of the project, whereby gainful employment is a requirement of residency. (Shared 
Parking - Institute for transportation & Development Policy itdp.org) 
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The site will be made ADA accessible for the first time in its history; and will 
provide interior bike lockers for safe and controlled storage. 

 
Housing (Sec 108-245): 

It is the intent of this proposal to create alternative deed-restricted affordable 
workforce liveaboards designed and priced to meet the needs of people 
employed by the local economy in a respectful manner that reflects the maritime 
nature of our community and mixes people of all income levels together without 
creating high and low-income enclaves. The marina will be deed-restricted and 
rent-controlled to include low, median, moderate and middle-income wage 
earners. 
 
The maximum total rental and/or sales price for all affordable workforce 
liveaboards in this marina shall be based on each unit being affordable. The 
rental and/or sales price may be mixed among affordable (low income), (median 
income), (middle income) and (moderate income) in order that the total value of 
rental and/or sales does not exceed ten percent of the rental and/or sales of all 
the units at affordable (moderate income) level. 
 
As is the right of all affordable developments, this project may be linked with 
subsequent development projects, under the auspices of Sec. 122-1467(b). 

 
Economic Resources (Sec 108-246): 
 

(a) Ad Valorem Estimates  
a. Existing: 

1. Taxable Value:  $ 3,002,683.00 
2. Millage Rate:  10.5345 
3. Ad Valorem Taxes:  $ 31,631.00 

b. Proposed: 
1. Taxable Value:  $ 5,400,000.00 
2. Millage Rate:  10.5345  
3. Ad Valorem Taxes: $ 56,886.00 

 
(b) Average annual construction expenditure 

a. Materials:  $ 300,000.00 
b. Labor:  $ 900,000.00 
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Special Considerations (Sec 108-247): 

The proposal complies with the goals, objectives and policies of the 
comprehensive plan as demonstrated by: 

• The creation of more affordable housing opportunities [Objective 1-1.3; Policy 
1-1.1.4; Policy 1-1.16.1; Policy 1-1.16.2; Goal 3-1; Policy 3-1.1.3; Policy 3-
1.1.7; Policy 3-1.1.8; Policy 3-1.1.10; and Policy 3-1.1.11] 

• The project promoted multi-model transportation and dense urban 
development patterns [Policy 1-1.3.2, Policy 1-1.9.2, Policy 1-1.12.3, Policy 2-
1.1.3, Policy 2-1.4.2; Policy 2-1.4.4; Policy 7-1.3.3] 

• The project was coordinated and approved by the FDEP furthering Policy 1-
1.1.15 

• The project will require pump out connections to city sewer eliminates 
potential point source pollution [Policy 5-1.2.2] 

• The project will require liveaboards be service by sanitation devices or 
connected to the city sewer system [Policy 5-1.2.2, Policy 8-1.1.3] 

• As demonstrated by the concurrency analysis there are no conflicts with the 
existing public facilities, such as potable water, sanitary sewer treatment or 
transportation. 

 

Construction Management Plan and Inspection Schedule (Sec 108-248): 

The proposed development is a single-phase project. Construction is proposed to 
progress steadily based on Key West LDRs, and Florida Building Code. 
Construction is expected to commence as soon as possible. 
 

Truman Waterfront Port Facilities (Sec 108-249): 

This project is not located at the Truman Waterfront Port 
 

SITE PLAN 

Scope (Sec 108-276): 

This site plan conforms to all necessary and applicable sections of land 
development regulations. 
 

Site Location and Character of Use (Sec. 108-277): 

As depicted, the site has sufficient size, adequate specifications, and 
infrasturcture to accommodate the proposed uses in the manner proposed. As 
described in detail above, this site is designed as a multi-modal development, 
placing equal importance on the bicycle and pedestrian as on the automobile. 
This development furthers the goals of the City’s plans as detailed in this report. 
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Appearance of Site and Structures (Sec. 108-278): 

This application’s development plan exhibits harmonious overall design 
characteristics in compliance with the performance standards stipulated in 
sections 108-278 through 108-288. 

 
Location and screening of mechanical equipment, utility hardware and waste 
storage areas (Section 108-279): 

All mechanical equipment and utility hardware will be appropriately screened.  All 
waste storage areas will be screened from adjacent properties. 

 
Front-end loaded refuse container requirements (Sec. 108-280): 

The roll-out refuse container will be located between the two principal structures 
on the property to facilitate convenient access. 
 

Roll-off Compactor Container location requirements (Sec. 108-281): 

A roll-off container is not proposed as part of the operation of the development.  
 

Utility lines (Section 108-282): 

The proposed project will require installation of new utility services.  Installation 
will be coordinated with appropriate utility agency and in accordance with 
Section 108-282.  

 
Commercial and manufacturing activities conducted in enclosed buildings 
(Section 108-283):  

No new commercial activities are proposed for this development.  The existing 
service/filling station and retail mini mart will remain. 

 
Exterior Lighting (Section 108-284): 

All proposed lighting shall be shielded, and lighting sources shall be arranged to 
eliminate glare from roadways and streets and shall direct light away from 
properties lying outside the district. Shielding of lighting elements shall be 
accomplished by using directional fixtures or opaque shades.  
 

Signs (Section 108-285): 

No new signage is proposed at this time. 
 

Pedestrian sidewalks (Section 108-286): 

This property voluntarily granted FDOT a 3ft easement to maximize the width of 
the N. Roosevelt promenade. the marina is connected to the ADA parking space 
via an ADA accessible route, the marina is also connected to the sidewalk, 
bikepath, and Overseas Heritage Trail by an emergency egress and ADA access. 
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As described above the following traffic control devises and traffic-safety systems 
shall be implemented. The existing signboard will be removed to create open 
lines-of-sight at the driveway-N. Roosevelt intersection. Directional signage, stop 
bars, pavement markings and turning restrictions (right turn only) shall be 
installed at the driveway, and at each edge of the property along the N. 
Roosevelt Promenade to warn both automobile drivers and bicyclists/pedestrians 
of oncoming driveways/ sidewalks and cross-traffic. The improvements will 
achieve safe internal, ingress and egress circulation without conflict among 
modes of travel (Please see the revised site plan for specific details). 

 
Loading docks (Section 108-287): 

No loading docks are required or proposed.  
 

Storage Areas (Section 108-288): 

Interior storage will be provided for bicycles for the use of tenants and the 
marina will utilize interior space for marina-related storage. No exterior storage is 
contemplated.  
 

Land Clearing, Excavation, and Fill (Sec 108-289): 

There is no land clearing proposed. Landscape infill will be reviewed and 
approved by the City’s Urban Forester and the Tree Commission (if necessary). 
 

Open Space, Screening, Buffers and Landscaping (Article V and VI) of 
Chapter 108: 

No Changes are proposed to the approved open space. Landscaping will be 
enhanced as depicted on the plans. 

 
Off-street parking and loading (Article VII): 

Please see “On-site and off-site parking and vehicular, bicycle, and pedestrian 
circulation (Sec. 108-244)” above for a complete discussion regarding parking 
 

Storm water and Surface Water Management (Article VIII): 

An existing, approved storm water management plan exists for the the property. 
No changes are proposed as part of this redevelopment.  

 
Flood Hazard Areas (Division 4 - Sections 108-821 through 108-927): 

The proposed project is located in the AE 8 & AE 9 flood zones 
 
Utilities (Article IX): 

See Concurrency Analysis below. 
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CONDITIONAL USE CRITERIA: 

Purpose and intent: 
 

The site at 2407-2409 North Roosevelt  has sufficient size, adequate 
specifications, and infrasturcture to accommodate the proposed use as reduced 
in capacity and detailed in this analysis.  The size and shape of the site, the 
proposed access and internal circulation, and the urban design enhancements 
are adequate to accommodate the proposed scale and intensity of the 
conditional use requested. The site is of sufficient size to contain appropriate 
screening, buffers, landscaping, open space, off-street parking, and efficient 
internal traffic circulation.  The infrastructure and site plan improvements are 
designed to mitigate potential adverse impacts of the propsed use. 

Characteristics and use described:   
(1) Scale and intensity: 

a. Floor area ratio = 0.04 
b. Traffic generation – The traffic study performed by KBP Consulting11 

predicts that based on the revised reductions in project capacity, 
overall trip generation associated with the site with 74 liveaboards will 
increase by 87 trips per day, and with 30 liveaboards will decrease by 
50 trips per day. 

c. This project does not propose any new enclosed buildings. 
d. The proposed employment on site is expected to be 5.8 FTE after 

construction for the marina. 
e. There are no proposed service vehicles. 
f. The proposed capacity of the project has been reduced to the exiting 

level, which requires no additional parking.  
 

(2) The project will bring the site up to current standards for sewer, 
stormwater, landscaping, etc. 

 
(3) The following mitigative techniques and amenities are proposed: 

a. Open space = 92% (There will be a small increase in open space as a 
result of a landscape strip to be installed in the parking lot. 

b. Setbacks from adjacent properties:  Front = 146 ft.; Side = 1.75 ft.; 
Shoreline = 0ft. 

c. Screening and buffers – Existing mangroves shall be retained to 
provide visual screening of North Roosevelt and noise buffers to 
surrounding properties. 

d. There are no landscape berms proposed or required. 

                                                           
11 Attached hereto  
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e. No excessive smoke, odor, noise, and other will be generated by the 
proposed dockage area.  

 

Criteria for review and approval: 

(1) Land use compatibility:  As mentioned above, This project will create an 
alternative deed-restricted affordable workforce liveaboard neighborhood, 
designed in a multi-modal fashion, priced to meet the needs of people 
employed by the local economy in a respectful manner that reflects the 
maritime nature of our community and mixes people of all workforce 
income levels together without creating high and low-income enclaves in 
the immediate vicinity of shopping, restaurants, banks, etc. 

 
This approval will allow affordable workforce liveaboards in the approved 
marina. It will repurpose the existing pile-supported commercial building 
into a marina facility containing bike lockers, restrooms, showers, laundry 
and a dockmaster’s office. It will reduce the existing commercial uses. 
This site will be multi-modal workforce liveaboards consistent with the 
multi-modal transportation and dense urban development pattern goals of 
the Comprehensive Plan Policy 1-1.3.2, 1-1.9.2, 1-1.12.3, 2-1.1.3, 2-1.4.2; 
2-1.4.4, and 7-1.3.3.  

 
The project places equal consideration and importance on bicycles and 
pedestrians as it does on automobiles. The site is perfectly located on 3 of 
the 4 main City bus routes and the Lower Keys Shuttle; it is immediately 
adjacent to the N. Roosevelt promenade, the main East-West bicycle path 
and the Overseas Heritage Trail. Bus stops for bi-directional travel are 
located within 100ft of this parcel.  

 
This property granted an easement, free of charge, to FDOT in order to 
expand the N. Roosevelt promenade to the FDOT-prescribed width 
thereby contributing to the maximum public use and safety of the 
promenade. 

 
The site will be made ADA accessible for the first time in its history; and 
will provide interior bike lockers for controlled, safe and slightly storage. 

 
(2) Sufficient site size, adequate site specifications, and infrastructure: As 

detailed in this analysis, the site has sufficient size, adequate 
specifications, and infrastructure to accommodate the proposed multi-
modal use as designed. With the reduction in liveaboard slip conversions, 
no parking variance is required. 
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(3) Proper use of mitigative techniques: No adverse impacts to adjacent land 
uses are anticipated, the capacity of the project has been reduced to 
eliminate any additional parking requirements in excess of that which 
exists today. Parking will be regulated to avoid conflicts through a shared 
parking concept, whereby commercial uses are prioritized during regular 
business hours and residential uses are prioritized during normal 
residential hours. The community character is a mix of commercial/office 
space and single-family homes of various sizes, age and architectural 
style.  Community infrastructure will not be burdened by this project. The 
design features that neighbors objected to have been eliminated as a 
result of the “Good Neighbor”-prescribed negotiation process. 

 
(4) Hazardous waste:  All liveaboard vessels will need to comply with the rules 

and regulations of City Code Chapter 82. The proposed use will not 
produce any hazardous waste or use hazardous materials in its operation. 

 
(5) Compliance with applicable laws and ordinances:  This project complies 

with all City-requirements. As detailed in this analysis and by evidence of 
the furthering of the City’s comprehensive plan goals as follows:  
• The creation of more affordable housing opportunities [Objective 1-

1.3; Policy 1-1.1.4; Policy 1-1.16.1; Policy 1-1.16.2; Goal 3-1; Policy 
3-1.1.3; Policy 3-1.1.7; Policy 3-1.1.8; Policy 3-1.1.10; and Policy 3-
1.1.11] 

• The project promoted multi-model transportation and dense urban 
development patterns [Policy 1-1.3.2, Policy 1-1.9.2, Policy 1-
1.12.3, Policy 2-1.1.3, Policy 2-1.4.2; Policy 2-1.4.4; Policy 7-1.3.3] 

• The project was coordinated and approved by the FDEP furthering 
Policy 1-1.1.15 

• The project will require pump out connections to city sewer 
eliminates potential point source pollution [Policy 5-1.2.2] 

• The project will require liveaboards be service by sanitation devices 
or connected to the city sewer system [Policy 5-1.2.2, Policy 8-
1.1.3] 

 
Additionally, the Environmental Resource Permit No. 44-0216963-004 was 
issued for the proposed development on 02/18/19. 
 
All City building permits and requirements shall be met in the course of 
construction and operation. 
 

(6) Additional criteria applicable to specific land uses. 
a. Land uses within a conservation area. 

This project is partially located in an environmentally sensitive area 
– The proposed liveaboard use of the existing-approved marina is 
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fully approved by the US Army Corps of Engineers and the Florida 
Department of Environmental Protection. The operational facilities 
management plan has been adopted by the FDEP.  

 
In terms of environmental mitigation, this marina had to mitigate 
potential impacts to sea grass. The mitigation, as approved by the 
FDEP, was to remove the Wahoo Key Bridge. That required 
mitigation work has already been completed, inspected and 
finalized. 

b. Residential development. 

This proposal is to allow liveaboard vessels within an approved 
marina. Vessels shall not exceed 45ft and, as depicted in the plans, 
shall comply with all applicable setback, lot coverage, height, mass 
of building, building coverage, and open space criteria. Land use 
compatibility as measured by appearance, design, and land use 
compatibility criteria established in chapter 102 does not apply as 
this property is outside the Historic District. Articles III, IV and V of 
chapter 108; section 108-956; and article II of chapter 110; 
especially protection of historic resources; subdivision of land; 
access, internal circulation, and off-street parking; as well as 
possible required mitigative measures such as landscaping and site 
design amenities have all been analyzed in this report and they are 
in compliance. 

 
c. Commercial or mixed-use development. 

 
This mixed use development proposed as a conditional use has 
been reviewed for land use compatibility based on compliance with 
divisions 2 through 14 of article IV and divisions 2 and 3 of article V 
of this chapter pertaining to zoning district regulations, including 
size and dimension regulations impacting floor area ratio, setbacks, 
lot coverage, height, mass of buildings, building coverage, and 
open space criteria. Land use compatibility is not, in this case, 
measured by appearance, design, and land use compatibility 
criteria established in chapter 102, because the property is not 
located within HARC; articles I, II, IV and V of chapter 108; section 
108-956; and article II of chapter 110; especially protection of 
historic resources; subdivision of land; access, pedestrian access 
and circulation; internal vehicular circulation together with access 
and egress to the site, and off-street parking; as well as possible 
required mitigative measures such as landscaping, buffering, and 
other site design amenities have all been analyzed in the report and 
found to be in compliance. The commercial or mixed use 

https://library.municode.com/fl/key_west/codes/code_of_ordinances?nodeId=SPBLADERE_CH102HIPR


 
   

Page 22 of  28 

development is proposed as a conditional use adjacent to U.S. 1, 
the development provides mitigative measures to avoid potential 
adverse impacts to traffic flow along the U.S. 1 corridor, including 
but not limited to restrictions on access from and egress to U.S. 1, 
and other appropriate mitigative measures as described in this 
analysis and depicted on the plans. 
 

d. Development within or adjacent to historic district. Not applicable. 
 
e. Public facilities or institutional development. Not applicable. 
 
f. Commercial structures, uses and related activities within tidal waters.  
 

The commercial structures, uses and related activities within tidal 
waters proposed in this application have been duly permitted by  
the Florida Department of Environmental Protection and U.S. Army 
Corps of Engineers. 
 

g. Adult entertainment establishments. Not applicable. 
 

CONCURRENCY ANALYSIS: 

Concurrency Facilities and Other Utilities or Services (Sec. 108-233): 

The City’s Comprehensive Plan directs the City to ensure that facilities and 
services needed to support development are available concurrent with the 
impacts of new development. 

The following specific issues are outlined: 

1. Roads/Trip Generation 
2. Potable Water  
3. Sanitary Sewer 

4. Solid Waste 
5. Recyclables 
6. Drainage 

 

The following concurrency analysis reflects the proposed removal of existing 
approved commercial use and replacement with a liveaboard marina. 

Policy 2-1.1.1- Transportation 
 

The traffic study performed by KBP Consulting12 predicts that based on the 
revised reductions in project capacity, overall trip generation associated with the 

                                                           
12 Attached hereto  
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site with 74 liveaboards will increase by 87 trips per day, and with 30 liveaboards 
will decrease by 50 trips per day. 

Notwithstanding the proposed trip generation, Policy 2-1.1.3: Dense Urban Land 
Area effectively eliminates the transportation concurrency requirement in favor of 
a prioritization of safety and function of existing roads and multi-modal 
transportation improvements (i.e. transit, air, boat, bicycles, pedestrianism, 
mixed-use development) 

Policy 2-1.1.3: Dense Urban Land Area. The City of Key 
West is a substantially developed dense urban land area and 
is thereby exempted from transportation concurrency 
requirements for roadways. The City recognizes that its 
development characteristics make substantive expansion of 
capacity of the roadway system prohibitive. The City will 
therefore prioritize improving the safety and function of 
existing roads and multi-modal transportation improvements 
(i.e. transit, air, boat, bicycles, pedestrianism, mixed-use 
development) as its primary strategies for addressing 
current and projected transportation needs. 

In addition, the plan includes traffic safety measures to reduce impacts on US1 
and interactions between autos, bikes and pedestrians, as depicted on the plans 
and enumerated in this report. 

 
Policy 4-1.1.2.C – Potable Water 

Based on the City of Key West adopted level of service the potable water 
demand is anticipated to increase at the end of the second phase (pursuant to 
Policy 4-1.1.2.C, the potable water LOS for residential and nonresidential 
development is 100 gal/capita/day)  

 

The potable water flow is anticipated to be 7,500 gal/day with 30 liveaboards 

The potable water flow is anticipated to be 17,500 gal/day with 74 liveaboards 

 

Summary Response: The proposed reduced capacity project with 30 liveaboards 
will decrease impact by 560 gallons per day; 74 liveaboards will increase the 
expected impact from the existing use of the property by approximately 9,440 
gallons per day 
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74 
Liveaboards 

Residential Commercial Total 

LOS Daily Capacity13 LOS Daily Capacity  

Proposed 100 g/capita/day 
135 capita x 100g =  

13,500 gal  
100g/capita/day 

40 capita x 100g =  

4,000 gal 17,500 gal 

Existing 100 g/capita/day 
10.6 capita x 100g =  

1,060 gal  
100g/capita/day 

70 capita x 100g =  

7,000 gal l 8,060 gal 

 

30 
Liveaboards 

Residential Commercial Total 

LOS Daily Capacity14 LOS Daily Capacity  

Proposed 100 g/capita/day 
35 capita x 100g =  

3,500 gal  
100g/capita/day 

40 capita x 100g =  
4,000 gal 7,500 gal 

Existing 100 g/capita/day 
10.6 capita x 100g =  

1,060 gal  
100g/capita/day 

70 capita x 100g =  
7,000 gal l 8,060 gal 

 

The Aqueduct Authority has the capacity to supply adequate service to this 
property, as demonstrated below. 

Potable water to the City of Key West is provided by the Florida Keys Aqueduct 
Authority (FKAA). The FKAA has the capacity to provide 23 million gallons per 
day to Monroe County as a result of: The South Florida Water Management 
District’s issuance of Water Use Permit #13-0005, which allocates 17 million 
gallons per day in the dry season; 17.79 million gallons per day which can be 
withdrawn from the Biscayne Aquifer; and six million gallons per day provided by 
a reverse osmosis treatment plant in Florida City. As documented above, the City 
is meeting its Level of Service Standard for Potable Water. The City projects a 
slight permanent population decrease, and only a slight increase in its functional 
population and non-residential development during short and long-range 
planning periods, so the current capacity should remain adequate. Ongoing 
capital improvements will be necessary to maintain and improve standards and 
service delivery. 
 

Policy 4-1.1.2.A - Sanitary Sewage 

Based on the City of Key West adopted level of service the sanitary sewer 
demand is anticipated to increase at the end of the 2nd-phase (pursuant to 
Policy 4-1.1.2.A, the sanitary sewer LOS for nonresidential development is 660 
gal/acre/day and the sanitary sewer LOS for residential development is 100 
gal/capita/day). 

The sanitary sewer demand is anticipated to be 6,470 gal/day with 30 
liveaboards 

                                                           
13 For the purposes of LOS, “capita” is estimated for liveaboards as 1.75 ppl per liveaboard, 2.53 ppl per apt, 50 ppl per day using 
the existing upland commercial property, and 30 ppl per day using the pile supported commercial property; pleasure crafts are 
estimated at 0.4 ppl/slip (1.75 ppl/slip/4) 
14 For the purposes of LOS, “capita” is estimated for liveaboards as 1.75 ppl per liveaboard, 2.53 ppl per apt, 50 ppl per day using 
the existing upland commercial property, and 30 ppl per day using the pile supported commercial property; pleasure crafts are 
estimated at 0.4 ppl/slip (1.75 ppl/slip/4) 
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The sanitary sewer demand is anticipated to be 16,470 gal/day with 74 
liveaboards 

Summary Response: The proposed reduced capacity project with 30 liveaboards 
will increase impact by 2,440 gallons per day; 74 liveaboards will increase the 
expected impact from the existing use of the property by approximately 12,440 
gallons per day 

 

30 
Liveaboards 

Residential Commercial Total 

LOS Daily Capacity15 LOS Daily Capacity  

Proposed 100 g/capita/day 
35 capita x 100g =  

3,500 gal  
660 gal/acre/day 

4.5 x 660g =  
2,970 gal 6,470 gal 

Existing 100 g/capita/day 
10.6 capita x 100g =  

1,060 gal  
660 gal/acre/day 

4.5 x 660g =  
2,970 gal 4,030 gal 

 
 

74 
Liveaboards 

Residential Commercial Total 

LOS Daily Capacity16 LOS Daily Capacity  

Proposed 100 g/capita/day 
135 capita x 100g =  

13,500 gal  
660 gal/acre/day 

4.5 x 660g =  

2,970 gal 16,470 gal 

Existing 100 g/capita/day 
10.6 capita x 100g =  

1,060 gal  
660 gal/acre/day 

4.5 x 660g =  

2,970 gal 4,030 gal 

 

The City contracts out the operation of the Richard A. Heyman Environmental Pollution 
Control Facility, its wastewater treatment plant (Plant), and the associated collection 
system to Operations Management International, Inc. (OMI). The Plant currently has 
the capacity to treat 10 million gallons per day, exceeding the capacity required to 
achieve the existing Level of Service Standard by approximately seven million gallons 
per day. Actual daily flow is 4.5 million gallons per day. This is a reduction from eight 
(8) million gallons per day due to a 67 million dollars capital improvement to the City’s 
wastewater treatment during the past short-term planning period, including $56 million 
for collection system rehabilitation. 

As documented above, the City is exceeding its Level of Service Standard for 
Wastewater. The City projects a slight permanent population decrease, and only a 
slight increase in its functional population and non-residential development, during the 
short and long-range planning periods, so the current capacity should remain adequate. 
Ongoing capital improvements and continuing conservation efforts will continue to 
maintain and improve service delivery.17 

 

                                                           
15 For the purposes of LOS, “capita” is estimated for liveaboards as 1.75 ppl per liveaboard, 2.53 ppl per apt, 50 ppl per day using 
the existing upland commercial property, and 30 ppl per day using the pile supported commercial property; pleasure crafts are 
estimated at 0.4 ppl/slip (1.75 ppl/slip/4) 
16 For the purposes of LOS, “capita” is estimated for liveaboards as 1.75 ppl per liveaboard, 2.53 ppl per apt, 50 ppl per day using 
the existing upland commercial property, and 30 ppl per day using the pile supported commercial property; pleasure crafts are 
estimated at 0.4 ppl/slip (1.75 ppl/slip/4) 
17 City of Key West Comprehensive Plan Data and Analysis, Pg. A-16 
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Policy 4-1.1.2.D - Solid Waste 

Based on the City of Key West adopted level of service the solid waste demand is 
anticipated to decrease at the end of the second phase (pursuant to Policy 4-1.1.2.D, 
the solid waste LOS for nonresidential development is 6.37 lbs/capita/day and the solid 
waste LOS for residential development is 2.66 lbs/capita/day). 

The solid waste impact is anticipated to be 347 lbs/day for 30 liveaboards 

The solid waste impact is anticipated to be 505 lbs/day for 74 liveaboards 

Summary Response: The proposed reduced capacity project with 30 liveaboards 
will decrease impact by 127 lbs per day; 74 liveaboards will increase the 
expected impact from the existing use of the property by approximately 31 lbs 
per day 

 
 

30 
Liveaboards 

Residential Commercial 

LOS Daily Capacity18 LOS Daily Capacity Total 

Proposed 2.66 lbs/capita/day 35 capita x 2.66 lbs = 93.1 lbs  
6.37 

lbs/capita/day 
40 capita x 6.37 lbs = 254 lbs  347 lbs 

Existing 2.66 lbs/capita/day 10.6 capita x 2.66 lbs = 28.2 lbs  
6.37 

lbs/capita/day 
70 capita x 6.37 lbs = 445.9 lbs  474.1 lbs 

 

74 
Liveaboards 

Residential Commercial 

LOS Daily Capacity19 LOS Daily Capacity Total 

Proposed 2.66 lbs/capita/day 135 capita x 2.66 lbs = 359 lbs  6.37 lbs/capita/day 23 capita x 6.37 lbs = 146 lbs  505 lbs 

Existing 2.66 lbs/capita/day 10.6 capita x 2.66 lbs = 28.2 lbs  6.37 lbs/capita/day 70 capita x 6.37 lbs = 445.9 lbs  474.1 lbs 

The City currently contracts with Waste Management of Florida, Inc. to collect, 
transfer and dispose of solid waste and residential recyclables. Commercial 
recyclables and other non-franchised collection services such as construction and 
demolition debris and yard waste are available on the open market to all licensed 
haulers. The City owns and operates a solid waste transfer station on Rockland 
Key that received 45,402.10 tons of solid waste for disposal and 3,607 tons of 
recyclables in 2009/10. Waste Management disposes of the solid waste collected 
in Monroe County, including the City of Key West, at its Central Sanitary Landfill 
in Broward County. In 2009 Waste Management Inc. reported a reserve capacity 
of 17 years at this facility. There is therefore an estimated reserve capacity of 15 
years as of the date of this report. 

                                                           
18 For the purposes of LOS, “capita” was calculated as proposed units x persons / household using 1.5 persons per household. 
19 For the purposes of LOS, “capita” was calculated as proposed units x persons / household using 1.5 persons per household. 
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As documented above, the City is meeting its Level of Service Standard for solid 
waste. The City projects a slight permanent population decrease, and only a 
slight increase in its functional population and non-residential development, 
during the short and long-range planning periods, and the current capacity 
should remain adequate. Ongoing capital improvements will be necessary to 
improve standards and service delivery.20 

Policy 4-1.1.2. D - Recyclable Waste Generation Level of Service  

Based on the City of Key West adopted level of service the recyclable waste 
demand is anticipated to increase at the end of this single-phase development 
plan (pursuant to Policy 4-1.1.2. D, the recyclable waste LOS for nonresidential 
development is 0.25 lbs/capita/day) and the recyclable waste LOS for residential 
development is 0.50 lbs/capita/day). 

The recyclable waste impact is anticipated to be 25 lbs/day with 30 liveaboards 

The recyclable waste impact is anticipated to be 74 lbs/day with 74 liveaboards 

 

30 
liveaboards 

Residential Commercial Total 

LOS Daily Capacity21 LOS Daily Capacity22  

Proposed 0.5 lbs/capita/day  
30 capita x 0.5 lbs =  

15 lbs  
0.25 lbs/capita/day 

40 capita x 0.25 lbs =  

10 lbs  25 lbs 

Existing 0.5 lbs/capita/day  
10.6 capita x 0.5 lbs =  

5.3 lbs  
0.25 lbs/capita/day 

70 capita x 0.25 lbs =  

17 lbs  23 lbs 

 

74 
liveaboards 

Residential Commercial Total 

LOS Daily Capacity23 LOS Daily Capacity24  

Proposed 0.5 lbs/capita/day  
135 capita x 0.5 lbs =  

68 lbs  
0.25 lbs/capita/day 

23 capita x 0.25 lbs =  

6 lbs  74 lbs 

Existing 0.5 lbs/capita/day  
10.6 capita x 0.5 lbs =  

5.3 lbs  
0.25 lbs/capita/day 

70 capita x 0.25 lbs =  

17 lbs  23 lbs 

 

 

Policy 4-1.1.2. E- Drainage Facilities Level of Service  

The project is exempt from storm water management permitting requirements in 
accordance with Section 108-716(3), “Any maintenance, alteration, renewal, 
repair, use or improvement of an existing structure or the construction of any 
structure or modification thereto which does not create impervious surface 
exceeding 500 square feet. This shall not exempt the applicant from retaining 
the first one inch of rainfall on site as required by F.A.C. 17-25”. 

                                                           
20 City of Key West Comprehensive Plan Data and Analysis, Pg. A-17 
21 For the purposes of LOS, “capita” was calculated as proposed units x persons / household using the 2009-2013 US Census Data - 
2.63 persons per household 
22 Adopted LOS 0.5/Adopted LOS 0.25= 2.00 multiplier; 4.03*2.00=8.06 
23 For the purposes of LOS, “capita” was calculated as proposed units x persons / household using the 2009-2013 US Census Data - 
2.63 persons per household 
24 Adopted LOS 0.5/Adopted LOS 0.25= 2.00 multiplier; 4.03*2.00=8.06 
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Existing Level of Service Standard  

1. Post development runoff shall not exceed the pre-development runoff rate 
for a 25-year storm event, up to and including an event with a 24-hour 
duration. 

2. Storm water treatment and disposal facilities shall be designed to meet 
the design and performance standards established in Chapter 62-25 
Section 25.025, Florida Administrative Code, with treatment of the runoff 
from the first one inch of rainfall on-site to meet the water quality 
standards required by Chapter 62-302, Florida Administrative Code. Storm 
water facilities which directly discharge into "Outstanding Florida Waters" 
(OFW) shall provide an additional treatment pursuant to Section 62-
25.025 (9), Florida Administrative Code. 

3. Storm water facilities must be designed so as to not degrade the receiving 
water body below the minimum conditions necessary to assure the 
suitability of water for the designated use of its classification as 
established in Chapter 62-302 Florida Administrative Code. 



Calculation Typos Revised 05/10/19 

CONCURRENCY ANALYSIS (2407-2409 N. Roosevelt Blvd) 

 

Concurrency Facilities and Other Utilities or Services (Sec. 108-233): 

The City’s Comprehensive Plan directs the City to ensure that facilities and services 
needed to support development are available concurrent with the impacts of new 
development. 

The following specific issues are outlined: 

1. Roads/Trip Generation 
2. Potable Water  
3. Sanitary Sewer 

4. Solid Waste 
5. Recyclables 
6. Drainage 

 

The following concurrency analysis reflects the proposed removal of existing 
approved commercial use and replacement with a liveaboard marina. 

Policy 2-1.1.1- Transportation 
 

The traffic study performed by KBP Consulting1 predicts that based on the revised 
reductions in project capacity, overall trip generation associated with the site with 
74 liveaboards will increase by 87 trips per day, and with 30 liveaboards will 
decrease by 50 trips per day. 

Notwithstanding the proposed trip generation, Policy 2-1.1.3: Dense Urban Land 
Area effectively eliminates the transportation concurrency requirement in favor of 
a prioritization of safety and function of existing roads and multi-modal 
transportation improvements (i.e. transit, air, boat, bicycles, pedestrianism, mixed-
use development) 

Policy 2-1.1.3: Dense Urban Land Area. The City of Key 
West is a substantially developed dense urban land area and 
is thereby exempted from transportation concurrency 
requirements for roadways. The City recognizes that its 
development characteristics make substantive expansion of 
capacity of the roadway system prohibitive. The City will 
therefore prioritize improving the safety and function of 
existing roads and multi-modal transportation improvements 
(i.e. transit, air, boat, bicycles, pedestrianism, mixed-use 
development) as its primary strategies for addressing current 
and projected transportation needs. 

                                                           
1 Attached hereto  



In addition, the plan includes traffic safety measures to reduce impacts on US1 
and interactions between autos, bikes and pedestrians, as depicted on the plans 
and enumerated in this report. 

 
Policy 4-1.1.2.C – Potable Water 

Based on the City of Key West adopted level of service the potable water demand 
is anticipated to increase at the end of the second phase (pursuant to Policy 4-
1.1.2.C, the potable water LOS for residential and nonresidential development is 
100 gal/capita/day)  

 

The potable water flow is anticipated to be 8,800 gal/day with 30 liveaboards 

The potable water flow is anticipated to be 15,800 gal/day with 74 liveaboards 

 

Summary Response: The proposed reduced capacity project with 30 liveaboards 
will increase impact by 1,300 gallons per day; 74 liveaboards will increase the 
expected impact from the existing use of the property by approximately 8,300 
gallons per day. 

 

74 
Liveaboards 

Residential Commercial Total 

LOS Daily Capacity3 LOS Daily Capacity  

Proposed 100 g/capita/day 
135 capita x 100g =  

13,500 gal  
100g/capita/day 

23 capita x 100g =  
2,300 gal 15,800 gal 

Existing 100 g/capita/day 
5 capita x 100g =  

500 gal  
100g/capita/day 

70 capita x 100g =  
7,000 gal l 7,500 gal 

 

 

The Aqueduct Authority has the capacity to supply adequate service to this 
property, as demonstrated below. 

Potable water to the City of Key West is provided by the Florida Keys Aqueduct 
Authority (FKAA). The FKAA has the capacity to provide 23 million gallons per day 
to Monroe County as a result of: The South Florida Water Management District’s 
issuance of Water Use Permit #13-0005, which allocates 17 million gallons per day 
in the dry season; 17.79 million gallons per day which can be withdrawn from the 
Biscayne Aquifer; and six million gallons per day provided by a reverse osmosis 

                                                           
2 For the purposes of LOS, “capita” is estimated for liveaboards as 1.75 ppl per liveaboard, 2.53 ppl per apt, 50 ppl per day using the 
existing upland commercial property, and 30 ppl per day using the pile supported commercial property; pleasure crafts are estimated 
at 0.4 ppl/slip (1.75 ppl/slip/4) 
3 For the purposes of LOS, “capita” is estimated for liveaboards as 1.75 ppl per liveaboard, 2.53 ppl per apt, 50 ppl per day using the 
existing upland commercial property, and 30 ppl per day using the pile supported commercial property; pleasure crafts are estimated 
at 0.4 ppl/slip (1.75 ppl/slip/4) 

30 
Liveaboards 

Residential Commercial Total 

LOS Daily Capacity2 LOS Daily Capacity  

Proposed 100 g/capita/day 
58 capita x 100g =  

5,800 gal  
100g/capita/day 

30 capita x 100g =  
3,000 gal 8,800 gal 

Existing 100 g/capita/day 
5 capita x 100g =  

500 gal  
100g/capita/day 

70 capita x 100g =  
7,000 gal l 7,500 gal 



treatment plant in Florida City. As documented above, the City is meeting its Level 
of Service Standard for Potable Water. The City projects a slight permanent 
population decrease, and only a slight increase in its functional population and 
non-residential development during short and long-range planning periods, so the 
current capacity should remain adequate. Ongoing capital improvements will be 
necessary to maintain and improve standards and service delivery. 
 

Policy 4-1.1.2.A - Sanitary Sewage 

Based on the City of Key West adopted level of service the sanitary sewer demand 
is anticipated to increase at the end of the 2nd-phase (pursuant to Policy 4-1.1.2.A, 
the sanitary sewer LOS for nonresidential development is 660 gal/acre/day and the 
sanitary sewer LOS for residential development is 100 gal/capita/day). 

The sanitary sewer demand is anticipated to be 8,872 gal/day with 30 
liveaboards 

The sanitary sewer demand is anticipated to be 16,572 gal/day with 74 
liveaboards 

Summary Response: The proposed reduced capacity project with 30 liveaboards 
will increase impact by 5,300 gallons per day; 74 liveaboards will increase the 
expected impact from the existing use of the property by approximately 13,000 
gallons per day 

 

30 
Liveaboards 

Residential Commercial Total 

LOS Daily Capacity4 LOS Daily Capacity  

Proposed 100 g/capita/day 
58 capita x 100g =  

5,800 gal  
660 gal/acre/day 

5.12 x 660g =  
3,072 gal 8,872 gal 

Existing 100 g/capita/day 
5 capita x 100g =  

500 gal  
660 gal/acre/day 

5.12 x 660g =  
3,072 gal 3,572 gal 

 
 

74 
Liveaboards 

Residential Commercial Total 

LOS Daily Capacity5 LOS Daily Capacity  

Proposed 100 g/capita/day 
135 capita x 100g =  

13,500 gal  
660 gal/acre/day 

5.12 x 660g =  
3,072 gal 16,572 gal 

Existing 100 g/capita/day 
5 capita x 100g =  

500 gal  
660 gal/acre/day 

5.12 x 660g =  
3,072 gal 3,572 gal 

 

The City contracts out the operation of the Richard A. Heyman Environmental Pollution 
Control Facility, its wastewater treatment plant (Plant), and the associated collection 
system to Operations Management International, Inc. (OMI). The Plant currently has the 
capacity to treat 10 million gallons per day, exceeding the capacity required to achieve 

                                                           
4 For the purposes of LOS, “capita” is estimated for liveaboards as 1.75 ppl per liveaboard, 2.53 ppl per apt, 50 ppl per day using the 
existing upland commercial property, and 30 ppl per day using the pile supported commercial property; pleasure crafts are estimated 
at 0.4 ppl/slip (1.75 ppl/slip/4) 
5 For the purposes of LOS, “capita” is estimated for liveaboards as 1.75 ppl per liveaboard, 2.53 ppl per apt, 50 ppl per day using the 
existing upland commercial property, and 30 ppl per day using the pile supported commercial property; pleasure crafts are estimated 
at 0.4 ppl/slip (1.75 ppl/slip/4) 



the existing Level of Service Standard by approximately seven million gallons per day. 
Actual daily flow is 4.5 million gallons per day. This is a reduction from eight (8) million 
gallons per day due to a 67 million dollars capital improvement to the City’s wastewater 
treatment during the past short-term planning period, including $56 million for collection 
system rehabilitation. 

As documented above, the City is exceeding its Level of Service Standard for Wastewater. 
The City projects a slight permanent population decrease, and only a slight increase in 
its functional population and non-residential development, during the short and long-
range planning periods, so the current capacity should remain adequate. Ongoing capital 
improvements and continuing conservation efforts will continue to maintain and improve 
service delivery.6 

 
Policy 4-1.1.2.D - Solid Waste 

Based on the City of Key West adopted level of service the solid waste demand is 
anticipated to decrease at the end of the second phase (pursuant to Policy 4-1.1.2.D, the 
solid waste LOS for nonresidential development is 6.37 lbs/capita/day and the solid waste 
LOS for residential development is 2.66 lbs/capita/day). 

The solid waste impact is anticipated to be 345 lbs/day for 30 liveaboards 

The solid waste impact is anticipated to be 505 lbs/day for 74 liveaboards 

Summary Response: The proposed reduced capacity project with 30 liveaboards will 
decrease impact by 160 lbs per day; 74 liveaboards will increase the expected 
impact from the existing use of the property by approximately 47 lbs per day 

 

30 
Liveaboards 

Residential Commercial 

LOS Daily Capacity7 LOS Daily Capacity Total 

Proposed 2.66 lbs/capita/day 58 capita x 2.66 lbs = 154 lbs  
6.37 

lbs/capita/day 
30 capita x 6.37 lbs = 191 lbs  345 lbs 

Existing 2.66 lbs/capita/day 5 capita x 2.66 lbs = 13 lbs  
6.37 

lbs/capita/day 
70 capita x 6.37 lbs = 445.9 lbs  458 lbs 

 

74 
Liveaboards 

Residential Commercial 

LOS Daily Capacity8 LOS Daily Capacity Total 

Proposed 2.66 lbs/capita/day 135 capita x 2.66 lbs = 359 lbs  6.37 lbs/capita/day 23 capita x 6.37 lbs = 146 lbs  505 lbs 

Existing 2.66 lbs/capita/day 5 capita x 2.66 lbs = 13 lbs  6.37 lbs/capita/day 70 capita x 6.37 lbs = 445.9 lbs  458 lbs 

                                                           
6 City of Key West Comprehensive Plan Data and Analysis, Pg. A-16 
7 For the purposes of LOS, “capita” was calculated as proposed units x persons / household using 1.5 persons per household. 
8 For the purposes of LOS, “capita” was calculated as proposed units x persons / household using 1.5 persons per household. 



The City currently contracts with Waste Management of Florida, Inc. to collect, 
transfer and dispose of solid waste and residential recyclables. Commercial 
recyclables and other non-franchised collection services such as construction and 
demolition debris and yard waste are available on the open market to all licensed 
haulers. The City owns and operates a solid waste transfer station on Rockland 
Key that received 45,402.10 tons of solid waste for disposal and 3,607 tons of 
recyclables in 2009/10. Waste Management disposes of the solid waste collected 
in Monroe County, including the City of Key West, at its Central Sanitary Landfill in 
Broward County. In 2009 Waste Management Inc. reported a reserve capacity of 
17 years at this facility. There is therefore an estimated reserve capacity of 15 
years as of the date of this report. 

As documented above, the City is meeting its Level of Service Standard for solid waste. 
The City projects a slight permanent population decrease, and only a slight increase in 
its functional population and non-residential development, during the short and long-
range planning periods, and the current capacity should remain adequate. Ongoing 
capital improvements will be necessary to improve standards and service delivery.9 

Policy 4-1.1.2. D - Recyclable Waste Generation Level of Service  

Based on the City of Key West adopted level of service the recyclable waste 
demand is anticipated to increase at the end of this single-phase development plan 
(pursuant to Policy 4-1.1.2. D, the recyclable waste LOS for nonresidential 
development is 0.25 lbs/capita/day) and the recyclable waste LOS for residential 
development is 0.50 lbs/capita/day). 

The recyclable waste impact is anticipated to be 36 lbs/day with 30 liveaboards 

The recyclable waste impact is anticipated to be 74 lbs/day with 74 liveaboards 

 

30 
liveaboards 

Residential Commercial Total 

LOS Daily Capacity10 LOS Daily Capacity11  

Proposed 0.5 lbs/capita/day  
58 capita x 0.5 lbs =  

29 lbs  
0.25 lbs/capita/day 

30 capita x 0.25 lbs =  
7.5 lbs  36 lbs 

Existing 0.5 lbs/capita/day  
5 capita x 0.5 lbs =  

2.5 lbs  
0.25 lbs/capita/day 

70 capita x 0.25 lbs =  
17 lbs  20 lbs 

 

74 
liveaboards 

Residential Commercial Total 

LOS Daily Capacity12 LOS Daily Capacity13  

Proposed 0.5 lbs/capita/day  
135 capita x 0.5 lbs =  

68 lbs  
0.25 lbs/capita/day 

23 capita x 0.25 lbs =  
6 lbs  74 lbs 

Existing 0.5 lbs/capita/day  
5 capita x 0.5 lbs =  

2.5 lbs  
0.25 lbs/capita/day 

70 capita x 0.25 lbs =  
17 lbs  20 lbs 

                                                           
9 City of Key West Comprehensive Plan Data and Analysis, Pg. A-17 
10 For the purposes of LOS, “capita” was calculated as proposed units x persons / household using the 2009-2013 US Census Data - 
2.63 persons per household 
11 Adopted LOS 0.5/Adopted LOS 0.25= 2.00 multiplier; 4.03*2.00=8.06 
12 For the purposes of LOS, “capita” was calculated as proposed units x persons / household using the 2009-2013 US Census Data - 
2.63 persons per household 
13 Adopted LOS 0.5/Adopted LOS 0.25= 2.00 multiplier; 4.03*2.00=8.06 



Policy 4-1.1.2. E- Drainage Facilities Level of Service  

The project is exempt from storm water management permitting requirements in 
accordance with Section 108-716(3), “Any maintenance, alteration, renewal, 
repair, use or improvement of an existing structure or the construction of any 
structure or modification thereto which does not create impervious surface 
exceeding 500 square feet. This shall not exempt the applicant from retaining 
the first one inch of rainfall on site as required by F.A.C. 17-25”. 

 

Existing Level of Service Standard  

1. Post development runoff shall not exceed the pre-development runoff rate 
for a 25-year storm event, up to and including an event with a 24-hour 
duration. 

2. Storm water treatment and disposal facilities shall be designed to meet 
the design and performance standards established in Chapter 62-25 
Section 25.025, Florida Administrative Code, with treatment of the runoff 
from the first one inch of rainfall on-site to meet the water quality 
standards required by Chapter 62-302, Florida Administrative Code. Storm 
water facilities which directly discharge into "Outstanding Florida Waters" 
(OFW) shall provide an additional treatment pursuant to Section 62-
25.025 (9), Florida Administrative Code. 

3. Storm water facilities must be designed so as to not degrade the receiving 
water body below the minimum conditions necessary to assure the 
suitability of water for the designated use of its classification as 
established in Chapter 62-302 Florida Administrative Code. 

 



 

 9 
2407-2409 N. Roosevelt – Key West 

Traffic Study 

 

Daily
Land Use Trips In Out Total In Out Total

Existing/Approved Land Uses
Medical Office 4,185 SF 73 10 3 13 4 12 16
Small Office Building 4,621 SF 75 7 2 9 4 7 11
Small Office Building (Massage Parlor) 1,720 SF 28 2 1 3 1 3 4
Multifamily Housing (Low-Rise) 2 DU 15 0 1 1 1 0 1
Marina 74 Berths 178 2 3 5 10 6 16

Total 369 21 10 31 20 28 48

Proposed Land Uses
Medical Office 4,185 SF 73 10 3 13 4 12 16
Small Office Building 310 SF 5 1 0 1 0 1 1
Multifamily Housing (Low-Rise) 2 DU 15 0 1 1 1 0 1
Marina 40 Berths 96 1 2 3 5 3 8
Multifamily Housing (Liveaboards) 30 DU 186 3 12 15 13 7 20
 - Alternative Mode Reduction for (56) (1) (4) (5) (4) (2) (6)
     the Proposed Liveaboards (-30%)

Total 319 14 14 28 19 21 40

Difference (Proposed - Existing) (50) (7) 4 (3) (1) (7) (8)
Compiled by:  KBP Consulting, Inc. (May 2019).
Source: ITE Trip Generation Manual (10th Edition).

Size

Table 1
Trip Generation Analysis (Currently Proposed Development Program)

2407-2409 N. Roosevelt Boulevard - Key West, Florida

AM Peak Hour Trips PM Peak Hour Trips

 
 
As indicated in Table 1 above, the number of vehicle trips expected to be generated by the 

proposed development program consists of 319 daily vehicle trips, 28 vehicle trips in the AM 

peak hour (14 inbound and 14 outbound), and 40 vehicle trips in the PM peak hour (19 inbound 

and 21 outbound).  When considering the existing/approved development on this site, this 

represents a decrease of 50 daily vehicle trips, a decrease of three (3) vehicle trips during the AM 

peak hour, and a decrease of eight (8) vehicle trips during the PM peak hour. 

 

As a basis of comparison, a trip generation analysis has also been prepared for the initially 

proposed development program (i.e. 74 liveaboard vessels).  The results of this analysis are 

presented in Table 2 on the following page.  This development program would produce a 

minimal increase in daily, AM and PM peak hour traffic. 
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2407-2409 N. Roosevelt – Key West 

Traffic Study 

 
 
 

Daily
Land Use Trips In Out Total In Out Total

Existing-Approved Land Uses
Medical Office 4,185 SF 73 10 3 13 4 12 16
Small Office Building 4,621 SF 75 7 2 9 4 7 11
Small Office Building (Massage Parlor) 1,720 SF 28 2 1 3 1 3 4
Multifamily Housing (Low-Rise) 2 DU 15 0 1 1 1 0 1
Marina 74 Berths 178 2 3 5 10 6 16

Total 369 21 10 31 20 28 48

Proposed Land Uses
Medical Office 4,185 SF 73 10 3 13 4 12 16
Small Office Building 310 SF 5 1 0 1 0 1 1
Multifamily Housing (Low-Rise) 2 DU 15 0 1 1 1 0 1
Multifamily Housing (Liveaboards) 74 DU 519 8 28 36 28 17 45
 - Alternative Mode Reduction for (156) (2) (9) (11) (8) (6) (14)
     the Proposed Liveaboards (-30%)

Total 456 17 23 40 25 24 49

Difference (Proposed - Existing) 87 (4) 13 9 5 (4) 1
Compiled by:  KBP Consulting, Inc. (May 2019).
Source: ITE Trip Generation Manual (10th Edition).

Size

Table 2
Trip Generation Analysis (Initially Proposed Development Program)

2407-2409 N. Roosevelt Boulevard - Key West, Florida

AM Peak Hour Trips PM Peak Hour Trips
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Property Record Card 



Monroe County, FL

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. 

By continuing into this site you assert that you have read and agree to the above statement.

Parcel ID 00002280-000100
Account# 8890613
Property ID 8890613
Millage Group 10KW
Location 
Address

2407 N ROOSEVELT Blvd, KEY WEST

Legal 
Description

KW PARCEL OF LAND AND BAY BOTTOM LYING NLY OF N ROOSEVELT BLVD (4.62 AC) G44-
161/62(II DEED 19529) OR1366-2453/54 OR1440-476/77 OR1440-478/79T/C OR1566-801/82C 
OR1566-807/09C OR1676-806/07 OR2302-207E OR2471-1632/60F/J
(Note: Not to be used on legal documents.)

Neighborhood 31040
Property Class STORE COMBO (1200)
Subdivision
Sec/Twp/Rng 33/67/25
Affordable 
Housing

No

2018 2017 2016 2015

+ Market Improvement Value $1,069,681 $1,130,806 $1,217,990 $1,217,990

+ Market Misc Value $158,734 $159,179 $119,272 $101,144

+ Market Land Value $2,295,995 $2,295,995 $2,129,335 $2,129,335

= Just Market Value $3,524,410 $3,585,980 $3,466,597 $3,448,469

= Total Assessed Value $3,085,124 $3,115,512 $3,019,493 $3,002,683

- School Exempt Value ($25,000) ($25,000) ($25,000) ($25,000)

= School Taxable Value $3,060,124 $3,090,512 $2,994,494 $2,977,683

Land Use Number of Units Unit Type Frontage Depth

RES WATERFRONT (010W) 27,007.00 Square Foot 0 0

ENVIRONMENTALLY SENS (000X) 4.00 Acreage 0 0

Style PROFESS BLDG-A / 19A
Gross Sq Ft 10,085
Finished Sq Ft 8,772
Perimiter 0
Stories 5
Interior Walls
Exterior Walls AB AVE WOOD SIDING
Quality 450 ()
Roof Type
Roof Material
Exterior Wall1 AB AVE WOOD SIDING
Exterior Wall2
Foundation
Interior Finish
Ground Floor Area
Floor Cover
Full Bathrooms 4
Half Bathrooms 0
Heating Type
Year Built 1987
Year Remodeled
Effective Year Built 1995
Condition

Code Description Sketch Area Finished Area Perimeter

FLA FLOOR LIV AREA 8,772 8,772 0

OPU OP PR UNFIN LL 395 0 0

OPF OP PRCH FIN LL 336 0 0

OUF OP PRCH FIN UL 582 0 0

TOTAL 10,085 8,772 0

Disclaimer

Summary

Owner
WALKER RICHARD C
2407 N Roosevelt Blvd
Key West FL 33040

Valuation

Land

Commercial Buildings



Description Year Built Roll Year Quantity Units Grade

CONC PATIO 1980 1981 1 240 SF 4

WOOD DECK 1980 1981 1 625 SF 2

WOOD DOCKS 1980 1981 1 7925 SF 3

CH LINK FENCE 1987 1988 1 150 SF 3

TIKI 1987 1988 1 171 SF 5

ASPHALT PAVING 1996 1996 1 16000 SF 2

CONC PATIO 1995 1996 1 2200 SF 2

Sale Date Sale Price Instrument Instrument Number Deed Book Deed Page Sale Qualification Vacant or Improved

5/15/2015 $100 Quit Claim Deed 2741 440 11 - Unqualified Improved

8/31/1999 $100,000 Quit Claim Deed 1676 0806 H - Unqualified Improved

8/1/1995 $450,000 Warranty Deed 1366 2453 G - Unqualified Improved

Number


Date Issued


Date Completed


Amount


Permit Type
 Notes

12-3657 10/9/2012 $179,000 Commercial REPLACE EXISTING SANITARY WASTE STATION

12-3658 10/9/2012 $5,500 Commercial INSTALL LIFT STATION

08-3767 10/13/2008 6/28/2011 $1,500 Commercial EXISTING POST, TWO ALUMINUM SIGNS, DOUBLE FACED, 23.32 SF "SOUTEHRNMOST FOOT & ANKLE 
SPECIALISTS"

08-1201 9/14/2008 9/14/2008 $3,500 Commercial RED TAG: REPLACE DECK BOARDS ON EXISITING DECK (20X25) ENCLOSE 6X8 AREA OVER DECK TO 
CREATE SHED STORAGE AREA

03-3332 10/7/2003 12/31/2004 $1,000 Commercial REMOVE STRUCTURE AT DOCK & COLLAPSING DECKING ONLY

03-3535 10/7/2003 12/31/2004 $200,000 Commercial RENOVATE ENTIRE BLDG

03-2823 8/26/2003 12/31/2004 $6,950 Commercial ROOF FOR ADDITION

03-1205 6/16/2003 12/31/2004 $73,800 Commercial INTERIOR RENOVATIONS

03-1627 6/16/2003 12/31/2004 $100,000 Commercial ATF 2 ROGO UNITS

03-1709 6/3/2003 12/31/2004 $2,100 Commercial UPGRADE KITCHEN

03-1883 5/27/2003 12/31/2004 $2,000 Commercial TILE 2ND FLOOR

03-0395 4/17/2003 12/31/2004 $84,100 Commercial ADDITION-ELEVATOR

02-2699 10/29/2002 12/31/2004 $2,456 Commercial ROOFING

96-4193 10/1/1996 12/1/1996 $2,095 Commercial ALARMS SYSTEM

96-3055 7/1/1996 9/1/1996 $16,000 Commercial MECHANICAL

B953091 9/1/1995 9/1/1996 $200,000 Commercial RENOVATION

B952690 8/1/1995 9/1/1996 $20,000 Commercial DEMOLITION INTERIOR 6844SF

Yard Items

Sales

Permits

Sketches (click to enlarge)



Trim Notice

2018 Notices Only

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

Photos

Map

TRIM Notice

Version 2.2.0

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

Last Data Upload: 2/15/2019 1:54:15 AM

Developed by



Monroe County, FL

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. 

By continuing into this site you assert that you have read and agree to the above statement.

Parcel ID 00002280-000101
Account# 8890621
Property ID 8890621
Millage Group 10KW
Location Address 2409 N ROOSEVELT Blvd, KEY WEST
Legal 
Description

KW PARCEL OF BAY BTM LYING NLY OF N ROOSEVELT BLVD (.248 AC) OR1405-1881/82 
OR2068-1114/16 OR2141-1328/30 OR2302-207E OR2741-435/39
(Note: Not to be used on legal documents.)

Neighborhood 31040
Property Class ONE STORY OFFICE (1700)
Subdivision
Sec/Twp/Rng 33/67/25
Affordable 
Housing

No

2018 2017 2016 2015

+ Market Improvement Value $303,958 $319,748 $335,583 $313,504

+ Market Misc Value $29,930 $29,930 $19,954 $16,628

+ Market Land Value $705,280 $705,280 $705,578 $705,578

= Just Market Value $1,039,168 $1,054,958 $1,061,115 $1,035,710

= Total Assessed Value $1,039,168 $1,054,958 $1,061,115 $1,035,710

- School Exempt Value $0 $0 $0 $0

= School Taxable Value $1,039,168 $1,054,958 $1,061,115 $1,035,710

Land Use Number of Units Unit Type Frontage Depth

COMMERCIAL WATERFRON (100W) 10,818.00 Square Foot 100 100

Style OFFICE BLD-1 STORY / 17C
Gross Sq Ft 5,734
Finished Sq Ft 3,200
Perimiter 0
Stories 2
Interior Walls
Exterior Walls CUSTOM
Quality 350 ()
Roof Type
Roof Material
Exterior Wall1 CUSTOM
Exterior Wall2
Foundation
Interior Finish
Ground Floor Area
Floor Cover
Full Bathrooms 2
Half Bathrooms 0
Heating Type
Year Built 1987
Year Remodeled
Effective Year Built 2001
Condition

Code Description Sketch Area Finished Area Perimeter

FLA FLOOR LIV AREA 3,200 3,200 0

OPU OP PR UNFIN LL 2,070 0 0

OPF OP PRCH FIN LL 424 0 0

SBF UTIL FIN BLK 40 0 0

TOTAL 5,734 3,200 0

Description Year Built Roll Year Quantity Units Grade

WOOD DOCKS 1980 1981 1 1938 SF 3

Disclaimer

Summary

Owner
ROOSEVELT DOCKS LLC 
2407 N Roosevelt Blvd
Key West FL 33040

Valuation

Land

Commercial Buildings

Yard Items



Sale Date Sale Price Instrument Instrument Number Deed Book Deed Page Sale Qualification Vacant or Improved

5/15/2015 $1,100,000 Warranty Deed 2741 435 37 - Unqualified Improved

8/5/2005 $1,500,000 Warranty Deed 2141 1328 Q - Qualified Improved

5/1/1996 $170,000 Warranty Deed 1405 1881 Q - Qualified Improved

Number


Date Issued


Date Completed


Amount


Permit Type
 Notes

14-5506 11/26/2014 3/18/2015 $1,000 Commercial INSTALLATION OF (1) NEW 5 HP 20 AMP SEWER PUMP.

13-1539 4/19/2013 $6,500 Commercial MAKE FINAL CONNECTION OF 4" MAIN LINE TO BUILDING.

11-1663 5/20/2011 $400 Commercial PULL OUT OLD ROMAX. INSTALL 1/2 PVC AND #12 THNM FOR 1-OLD LIGHT AND NEW LIGHT

10-3668 3/23/2011 6/28/2011 $1,000 Commercial REMOVE & REPLACE DECK AS NEEDED. REPLACE 200SF OF ROTTED DECKING. 100LF NEW PARTITION 
WALLS ON INTERIOR. INSTALL NEW GLASS OPENING.

07-4740 1/22/2008 6/28/2011 $5,000 Commercial REPLACE CROSS BRACES UNDER DECK AREA AS NEEDED

07-5296 12/17/2007 6/28/2011 $6,700 Commercial INSTALL OF NEW UNDERGROUND FIRE MAIN & ACTIVATION OF EXISTING FIRE SPRINKLER SYSTEM

07-1887 4/19/2007 12/31/2007 $2,500 Commercial RELOCATE WATER FROM SEA WALL TO UTILITY EASEMENT

06-3246 5/31/2006 8/7/2006 $2,000 Commercial INSTALL TEE & CHECK VALVE FOR LIFT STATION.

04-2167 6/29/2005 11/23/2004 $2,000 Commercial R&R 5-TON A/C

04-0755 3/11/2004 11/23/2004 $2,200 Commercial R&R LAP SIDING W/ HARDY BOARD

02-411 2/15/2002 9/18/2002 $1,500 Commercial NEW ROOF

01-3679 11/26/2001 9/18/2002 $8,000 Commercial PORCH ROOF ADDITION

99-4130 12/23/1999 8/4/2000 $1,990 Commercial HURRICANE SHUTTERS

99-2287 6/30/1999 11/29/1999 $750 Commercial SECURITY ALARM

99-0870 3/12/1999 11/29/1999 $6,000 Commercial PAINT EXTERIOR

99-0180 1/14/1999 11/29/1999 $3,000 Commercial ELECTRICAL

98-3225 11/10/1998 11/29/1999 $15,000 Commercial REBUILD ADDITION

98-2988 9/29/1998 11/29/1999 $3,500 Commercial REMOVE 2 BATHROOMS

97-1780 6/1/1997 12/1/1997 $2,000 Commercial UPGRADE SERVICE

97-1497 5/1/1997 12/1/1997 $1,200 Commercial SECURITY ALARM

Sales

Permits

Sketches (click to enlarge)

Photos



Trim Notice

2018 Notices Only

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

Map

TRIM Notice

Version 2.2.0

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
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Building) 
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