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Hi Vanessa. Thank you.
 
32 Spaces - Yes. The plan lists 32 spaces (12 on site). The plan shows 12 onsite (see below). Onsite
spaces were reduced from 17 to 12, based on our meetings with you and Pat where increasing
parking = increased capacity which triggers 108-571, and specifically, 108-575(5). The room for the
additional spaces is still there in the design. So if the Dept and/or the PB believes keeping them
doesn’t trigger 108-571 & 108-575(5), and the Dept or PB wants them, we have no objection.
 
Parking Stalls – The angled spaces are 7.5 x 18 and previously approved. However, we are
rearranging the parking slightly from the existing approval. The rearrangement is what allows for the
potential increase of 5 spaces.  In that specific area (the angled parking), the approved design has 9
angled spaces. The current proposal has 10. Since its changing from the existing approval, I would
guess we need to deal with the Modification provision. Thanks for catching that.
 
Bikes – There 6 spaces near the entrance to the marina, 8 spaces at the front of the Marina Building,
and 85 bike lockers.
 
Dock Master Office – the Dock Master’s Office is 1,131 sq. ft. It will not be open to the public. This is
where all the marina related stuff that has to be kept indoors will be. It will house the office, the
docking equipment, storm lines, tools, we’ll create a space for a couple washer & dryers for the
tenants (nothing like the laundromat, because we just don’t have the economy of scale anymore), I
anticipate there’ll be an ice machine, soda machine, just a normal dockmaster’s office.
 
Concurrency – Ahhh, Concurrency… My favorite part of the planning analysis. Thanks for finding the
typos. I traced them through and they threw off most of my calculations to varying degrees. I
recalculated the analysis and I am attaching it hereto. Thanks again for you help. I really appreciate
it. Sorry to make you have to find my errors.
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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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Owen
___________________________________
Trepanier & Associates, Inc.
Land Planners & Development Consultants
305-293-8983
 

From: Vanessa T. Sellers <vsellers@cityofkeywest-fl.gov> 
Sent: Friday, May 10, 2019 8:32 AM
To: Owen Trepanier <owen@owentrepanier.com>
Subject: 2407-2409 N Roosevelt Blvd
 
Please confirm:
 
Plan C-1.0 site data table states there are 32 existing auto spaces, however, I only see 31 delineated
spaces.
 
Also, are these standard-sized stalls? There are no dimensions provided. Previous plans showed 13
compact spaces running along the driveway. I am asking because if some are compact-sized I need
to incorporate language for the modification to be approved by the city commission (section 108-
641).
 
Plan A-2.1 states there are 94 total bike spaces, however, I only see 93.
 
What is the square footage of the dock master’s office? Will the ship’s store and laundromat be
opened to the public or just the liveaboard residents and the recreational slip lessees?
 
Potable Water – pg. 24 – the table shows a daily capacity for the 30 liveaboards as 35 persons, but



the citation reference footer states “capita” is estimated at 1.75 persons per liveaboard. Shouldn’t it
be 57.56 persons when including the apartments? (same for sanitary sewage & solid waste) My
numbers don’t match yours and I just wanted to be sure I am not missing something.
 
Thank you.
 
Best,
 
Vanessa Sellers  
PLANNER II

City of Key West - Planning Department
Josephine Parker City Hall
1300 White Street
Key West, FL 33040
 
Direct: (305) 809-3723
vsellers@cityofkeywest-fl.gov
http://www.cityofkeywest-fl.gov   
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