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1.0 Background - Forecast Approach

The population forecast was prepared?! for unincorporated Monroe County through
year 2030 for the update of the County’s Comprehensive Plan. Population is
identified according to upper/middle/lower (UML) keys. It is based on the
countywide functional population control total forecast through 2030; functional
population is the sum of permanent plus seasonal population.

The Keith and Schnars (K&S) team begins with a permanent population forecast and
a seasonal population forecast at the county level. The seasonal population series is
based on the Florida Keys Aqueduct Authority (FKAA) data series. This series
includes estimates of seasonal residences, RV’s, hotel/motel, camps, boat
liveaboards, mobile home, and other. The Department of Community Affairs (DCA)
has recommended using the FKAA series for the purposes of estimating the seasonal
population component, with appropriate updates to the methodology.

The permanent population series is the latest published by the University of Florida,
Bureau of Economic and Business Research (BEBR). In as much as ROGO has been
in place since 1993, BEBR population projections reflect a ROGO constrained growth
trend. This means permanent population growth projections implicitly assume the
continuation of the ROGO constraint and the effects of the ROGO constraint are
implicitly embedded in the history.

2.0 ROGO Based Permanent Population Series

The ROGO based permanent population series will be used in the Comp Plan update
as one component of the functional population. At the county level, for control
totals, DCA has recommended using the latest BEBR annual estimates and the BEBR
Medium series population projections from PS 156, published March 2010 for
permanent population estimates.

3.0 Analysis of Permanent Population Data

University of Florida annual population estimates for municipalities and
unincorporated areas indicates permanent population fell in the Keys from 2006-
2008, with some a return to growth evidenced in 2009. The effect of the short term
decline is to drive the long term population projections down. Thus, both recent
history and future projections from BEBR suggest a downward trend in permanent
population. This is reflected in the resulting Functional Population series shown in
Figure 1. This series represents the sum of the most recent BEBR permanent
projection and the FKAA seasonal projection.

1 The population forecast was prepared by Fishkind and Associates with support from Keith and
Schnars, P.A.
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Figure 1 - Preliminary Functional Population Projection
4.0 Analysis of Seasonal Population Data

There is ongoing ROGO based residential growth and there is a substantial inventory of
non-conforming, substandard, live-aboard and RV camp housing. Substandard, non-
conforming units are being gradually removed from inventory, however, not at a rate fast
enough to net out all residential growth. It is our view a portion of the permanent
population losses have occurred as a result of the recession, a rise in foreclosures,
depletion of affordable housing and increased unemployment. Nearly 3,500 units have
been foreclosed throughout the Keys since 2005. The rise in home prices and threat of
hurricanes has also contributed in our view to some permanent population loss. Losses
associated with some of these conditions may be temporary, resulting in renewed growth
after the recession. The BEBR annual permanent population estimate for 2009 indicated,
net positive permanent population growth in 2009 and small losses in 2010.

On the other hand, of all the new single family housing growth in Monroe County since
1999, nearly 70% has been in non-homesteaded units. It is likely this is a function of both
growth in seasonal population as well as permanent population loss, which may cause once
permanently occupied existing units to become non-homesteaded. This latter aspect
represents a shift from existing permanent population to seasonal population and is why
the non-homesteaded mix is so high.
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5.0 Seasonality

Seasonal population is one component of Functional population. K&S has researched three
functional population series. The three functional series in this analysis include permanent
populations based on Census, BEBR and FKAA. In each of these scenarios the same
Seasonal series, from FKAA, is used. The FKAA seasonal series is the seasonal series
developed by Monroe County Planning Department (MCPD). The detailed methodology for
the Seasonal series is found in the MCPD report included as Appendix 1. The FKAA
seasonal series methodology generated from the MCPD report is found in Appendix 2.

As permanent population has fallen we must examine whether and the degree to which it is
replaced by seasonal population. The American Communities Survey from 2005, 2008 and
the Census 2000 data indicate a substantial increase in housing units held for seasonal use.
These data indicate the number of seasonal units has risen from 12,628 in 2000 to 15,262
in 2005 to 19,195 in 2008 (Table 2). This is an increase of 6,567 seasonal units. This
would represent a shift into seasonal population by as much as 16,418 persons. During the
same period permanently occupied units have fallen from 35,086 to 29,084, some 6,002
units or a decline of 15,005 persons (Table 1). Based on the ACS and Census data, the loss
in permanent population is approximately equivalent to the gain in seasonal population
since year 2000.
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Table 1- H1 - Vacant and Occupied Unit Counts

Table H1. Housing Units by Vacancy Status and Tenure by Units in Structure, 2000 - Monroe County

Population Projections 3-15-11

Monroe County Occupied Units Vacant Total Vacant
Units in Structure Owner | Renter | Total Units Units %
1, detached 13,866 3,496 17,362 6,850 24,212 28.29%
1, attached 1,045 1,503 2548 1,655 4,203 39.38%
2 480 1,598 2078 453 2,531 17.90%
3ord 306 1,875 2,181 589 2,770 21.26%
5t09 215 1,042 1,257 897 2,154 41.64%
10to 19 403 425 528 899 1,727 52.06%
20to 49 375 180 555 1,039 1,594 65.18%
50 or more 345 1,043 1,389 444 1,633 24.22%
Mobile home 4,468 1,945 6,413 3,401 9,614 34.65%
Boat, RV, van, etc. 396 79 475 304 779 39.02%
[ Total | 21,900] 13,186] 35,086] 16,531] 51,617] 32.03%]
Table H1. Housing Units by Vacancy Status and Tenure by Units in Structure, 2005 - Monroe County
Monroe County Occupied Units Vacant Total Vacant
Units in Structure Owner [ Renter | Total Units Units %
1, detached 16,618 2,024 18,642 7,448 26,090 28.55%
1, attached 1,427 2,106 3,633 2,978 6,511 45.74%
2 621 973 1.594 636 2,230 28.52%
Jord 52 1,521 1,573 638 2,211 28.86%
5t09 458 482 940 1,440 2,380 60.50%
10to 19 597 46 643 505 1,148 43.99%
20to 49 132 1,125 1,257 1,198 2,455 48.80%
50 or more 435 532 967 203 1,170 17.35%
Mobile home 2,876 1,485 4,361 3,904 8,265 47.24%
Boat, RV, van, etc. 405 46 451 0 451 0.00%
| Total [ 23621] 10,340  33,961] 18950  52911]  35.81%]
Table H1. Housing Units by Vacancy Status and Tenure by Units in Structure, 2008 - Monroe County
Monroe County Occupied Units Vacant Total Vacant
Units in Structure Owner | Renter | Total Units Units Ya
1, detached 15,019 3,344 18,363 10,351 28,714 36.05%
1, attached 490 1,233 1,723 3,209 4,932 65.06%
2 371 803 1,174 764 1,938 39.42%
3ord 283 699 982 1,581 2,563 61.69%
5t09 272 845 1,117 2,158 3,275 65.89%
1010 19 170 202 372 1,011 1,383 73.10%
20to 49 161 56 217 828 1,045 79.23%
50 ar more 463 504 967 816 1,783 45.77%
Mobile home 2,739 1,121 3,860 4,011 7,871 50.96%
Boat, RV, van, etc. 164 145 309 0 309 0.00%
| Total | 20,132] 8,952  29,084] 24729 53813]  45.95%]
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Table 2-H3
Table H3. Number of Vacant Units by Vacancy Status, 2000 - Monroe County

Monroe County Vacant

Vacancy Status Units g
For rent 1,663 10.06%
For sale only 759 4 59%
Rented or sold, not occupied 304 1.84%
For seasonal, recreational, or occasional use 12,628 T6.39%
For migrant workers 48 0.29%
Other vacant 1,129 6.83%
| Total | 16,531]  100.00%]

Table H3. Number of Vacant Units by Vacancy Status, 2005 - Monroe County

Monroe County Vacant

Vacancy Status Units %
For rent 943 4 98%
Rented, not occupied 458 2.42%
For sale only 448 2.36%
Sold, not cccupied 123 0.65%
For seasonal, recreational, or occasional use 15,738 83.05%
For migrant workers 0 0.00%
Other vacant 1,240 6.54%
| Total | 18,950[  100.00%]

Table H3. Number of Vacant Units by Vacancy Status, 2008 - Monroe County

Monroe County Vacant

Vacancy Status Units %
For rent 1,581 6.43%
Rented, not occupied 53 0.22%
For sale only 1,545 6.28%
Sold, not occupied 441 1.79%
For seasonal, recreational, or occasional use 19,185 78.03%
For migrant workers 0 0.00%
Other vacant 1,914 T.78%
| Total | 24.?29| 1D[I.53%|

Source: US Census and American Communities Survey;
Prepared by the South Florida Regional Planning Council

Contributing to the support of the seasonal increase phenomenon is the rate of
foreclosures and the Monroe County Property Appraiser data regarding homestead
exemptions. It is generally believed non-homesteaded properties represent seasonal
vacant, second homes, or for-rent units. Population in these should be distinguished from
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short-term tourist visitors. However, in times of high foreclosure rates, a shift to non-
homestead may represent a temporary loss in permanent population.

During the housing bubble from 2003-2008 in fact non-homesteaded units did rise. This
coincided with a rise in foreclosures, as well as speculative investing and reported
permanent population losses. There were 3,431 foreclosures in Monroe County from
2005-20009.

During the 2000-2009 period, total homesteaded units increased from 16,005 to 16,698
units, a net increase of 693 units. Non-homesteaded units moved from 20,784 to 22,197, a
net increase of 1,413 units. This compares with the 3,431 foreclosures from 2005-2009,
recognizing it is likely as much as half of the foreclosed units may have been resold since
the initial foreclosures which began in 2005, and some tendency to for those units to return
to a homesteaded status. By 2009, after speculative investing ceased, the share of non-
homesteaded properties went back down, falling to 2003 levels. This is consistent with the
expectation of resold foreclosures regaining homesteads (Figure 2). Also, as noted,
permanent population increased during 2009 according to BEBR, supporting an increase in
permanent population.

The non-homestead rate for all units is now 57.1%. This is essentially the same rate both
pre and post bubble. Single family non-homestead rates began to move up more closely in
concert with rising foreclosures (Figure 2). This supports our belief a considerable
portion of permanent population losses may be attributable to foreclosures arising from
the speculative housing bubble, and thus temporary. The expectation is some permanent
population may return to these units over the course of the planning horizon - thus
permanent population may increase over this period in substantially greater numbers than
the growth in new housing units. To the degree this condition occurs, the BEBR medium
series permanent population projection will be in error and will under-project permanent
population growth. Planning for this contingency in the face of an unknown resolution to
thousands of foreclosures is necessary. Thus, reflecting the population associated with
portions of these foreclosed units as non-homestead and seasonal population will also
correct and compensate for this potential longer term problem with the BEBR projection.
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Figure 2- Monroe County - Foreclosures and
The Percent of Non-Homestead Residential Units

There has been an increase in vacant units from 2005-2009. During this period both the
Census and BEBR indicated permanent population loss. From 2005 to 2008 the ACS
indicated an increase in seasonal vacancy of 3,457 units. During the 2005-2009 period,
foreclosure data indicated there were 3,431 foreclosures, as noted earlier. Thus, the ACS
data indicates, on net, the permanent population losses and associated housing vacancy is
being shifted into seasonal units. Further, it is believed there is associated seasonal (non-
permanent population) associated with these vacant units. With a reported permanent
population growth in 2009 and increasing homestead exemptions in 2009 on one hand and
coinciding numbers of foreclosures and seasonal increase through ACS, it is equally
possible in our view, the permanent population loss is temporary and due as much to the
end of the housing bubble, foreclosures and rising unemployment as it is due to a shift from
permanent to seasonal residency. It is likely both conditions exist and are occurring.

6.0 Methodological Flaw in MCPD and FKAA Regarding Seasonal Shift

The MCPD seasonal population methodology and the FKAA seasonal population
methodology did not contemplate or recognize the shift of the existing population base
from permanent to seasonal. The MCPD methodology considered residential unit growth
only and the depletion of available buildable lots, when contemplating the future level of
either permanent or seasonal populations. This is partly due to the MCPD methodology not
having the benefit of the data beyond year 2000 which shows a more pronounced shift
among existing units from permanent/homesteaded units to non-homesteaded units, and

the American Communities Survey data, which supports the seasonal shift.
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The failure to consider or incorporate the shift in the existing population base is the reason
for the change that has been made to the previously approved FKAA population
methodology in this update. The methodological change employed here is to both shift
some of the projected dwelling unit growth into seasonal residences and account for the
loss of existing permanent residents through an offsetting shift to seasonal residents.
Further, in the MCPD analysis, rather than showing seasonal population increasing as it has
been, on pages 32 and 33 of the MCPD report it states an assumption was employed
causing the seasonal population to decline in a similar fashion to anticipated permanent
population decline.

The MCPD methodology employed an assumption called the “drag factor” of .1% per year
to reduce the growth of seasonal populations over time. The “drag factor” is used to
illustrate the assumption of seasonal population declines from the historic actual. However
there is no analysis or data which is presented to support the use of the “drag factor”, nor
the .1% level of the “drag factor” with respect to seasonal populations. Further there is no
mention or discussion in the MCPD analysis which recognizes that the loss in the existing
permanent population base may be offset by an increase in the seasonal population. The
current population projections in this report correct this methodological flaw.

The discussion of the “drag factor” assumption is found in the MCPD permanent population
methodology on page 30 and is excerpted below:

A *“drag” factor was applied to each year's percent increase figures by PAED. This drag factor increases by .1% each year over
the ten year period, so that by 2013, the rate of increase in permanent resident population by PAED will have declined by I.1%.
This drag factor was employed as an assumption that the availability of building permits will decline as the carrying capacity of
the Keys is reached. Tt is also likely that the availability of building sites will also decline in the early years of the twenty-first
century. Analysis has shown that a 1.1% decline in mean percentage increases in population over a ten year period would not
significantly affect the validity of the population forecasts. It is important to note this methodology reveals the beginnings of a

decline in the total number of permanent residents in unincorporated Monroe County by 2014,

Source: Appendix 1; MCPD, Pg 30 re: discussion of permanent population

The Remainder of This Page Intentionally Blank
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The use of the “drag factor” assumption as applied to growth in seasonal population is
found in the methodology on page 33 is excerpted below:

A similar methodology was employed to determine the seasonal resident and vacation rental visitor population by PAED from
2005 to 2015. Essentially, the average percent increase figure was applied to the previous year’s population figures. The product
of this equation was then added to the previous year's population to estimate the following year's total seasonal resident and
vacation rental visitor population. A “drag” factor was applied to each year’s percent increase figures by PAED (similar to the
one applied to the permanent resident population figures). This drag factor increases by .1% each year over the ten year period,
so that by 2015, the percent increase in seasonal resident and vacation rental visitor population by PAED will have declined by
1%, Ii is important to note this methodology reveals the beginnings of a decline in the total number of seasonal residents and
visitors in vacation renlals in unincorporated Monroe County by 2013, one year prior to similar declines expected for the

permanent resident population forecasts.

Source: Appendix 1, MCPD; Pg 33 re: discussion of seasonal population

In this analysis the attempt has been made to analyze and determine whether and to what
degree the existing permanent base has shifted to seasonal population, and to correct the
population projections to reflect this phenomenon.

7.0 Seasonality in Retail Sales

In a further test of seasonal conditions K&S examined historic monthly retail sales from
1998-2009 to determine if seasonal trends were becoming more pronounced. In this
investigation we conducted a regression analysis using inflation adjusted monthly gross
retail sales for Monroe County as the dependent variable. The econometric model
developed tests both the effects of cyclical economic conditions and seasonal variations as
predictors of retail sales. We further tested this model to determine if, over time, the
seasonal pattern became more pronounced.

The model’s initial results indicate seasonal patterns are the strongest and most significant
predictor of monthly retail sales. Cyclical factors including Gross Domestic Product,
gasoline prices, unemployment and housing starts are also all significant predictors of
retail sales. It is these cyclical factors which led to the 2006-2009 overall decline in sales.
Thus these declines are not permanent as would be the case with a loss in permanent and
seasonal population. Despite population losses in Monroe County estimated by BEBR for
year 2010, retail sales did not decline, further validating the cyclical nature of sales.

The second part of the test indicates that the seasonal pattern did not increase over time
compared with the average seasonality. The econometric model results are shown below in
Table 3. These results indicate the overall predictive ability of the model is very high
(R2=.963). Further, the seasonal dummy variable (SeasDum1), which tests seasonality
over the historic test period, is highly significant (t=11.2) and finally, a second set of
seasonal dummy variables to test for additional seasonality after 2005 and also for
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additional peak season seasonality after 2005 (SeasDum?2 and SeasDum3) both resulted in
a lack of significance (t=.27 and t=.16 respectively). Thus, we conclude seasonal sales
patterns are not changing nor were they becoming more pronounced from 2005-2009
compared with the 1998-2004 period. We believe this supports the theory that permanent
population losses has been offset and replaced by a new type of seasonal population which
spends, travels and behaves similarly to permanent population. This could be the case if
a) homeowners lose a home to foreclosure and are forced to rent causing a shift to non-
homesteaded (seasonal) units but still remain present in the market or b) newly built
seasonal units are rented out for increasing periods and durations throughout the year,
mimicking a “permanent” household. Anecdotal evidence supports both these conditions
are presently occurring.

Other significant variables in the model include Gross Domestic Product, national gasoline
prices, national housing starts and national unemployment rates. Interestingly, the change
in Monroe County permanent population growth was not a significant predictor of retails
sales, despite permanent population losses and a decline in of sales in 2007, 2008 and
2009. In such a case one would expect negative population growth would cause retail sales
declines. Because this was not evident in the statistical analysis, our belief that the decline
in retail sales was cyclical garners greater support. Thus we conclude economic recession
and seasonal activity determine sales volumes but declining permanent population, which
is not statistically significant, does not.

Again, the retail model analysis supports the view as permanent population is lost; it has
been replaced by longer duration seasonal population or renters with no change in retail
spending patterns. This would explain that while permanent population falls, there may be
limited change in functional population due to seasonal replacement, as evidenced by retail
sales.

Table 3 - Econometric Test Results for Increasing Seasonality

SUMMARY OUTPUT
Regression Statistics

Multiple R 0.981816

R Square 0.9639626

Adjusted R S 0.9447427

Standard Err 9209659

Observations 24

ANO VA

df SS M S

Regression 8 3.40318E+16 4.25E+15

Residual 15 1.27227E+15 8.48E+13

Total 23 3.53041E+16

Coefficients Standard Error t Stat

Intercept 14947330 70400081.75 0.21232
GDPOO X Variable 1 28577.724 8869.439916 3.222044
WGAS X Variable 2 -136177.6 110696.9446 -1.23018
HUSTQ X Variable 3 27846.359 6935.672302 4.014947
RUQ X Variable 4 -8224690 2684043.539 -3.06429
SeasDum1l X Variable 5 60680019 5395979.787 11.24541
SeasDum2 X Variable 6 2884055.9 10598795.93 0.272112
SeasDum3 X Variable 7 1368525.4 8297684.899 0.164929
Pop Ch X Variable 8 1473.2782 2520.714671 0.584468
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Table 4 - Florida Keys Visitors

Florida Keys Visitor Person-Trip Estimates
2003 2004 2005 2006 2007 2008 2009
Key West Overnight Visitors 1,309,559 1,303,633 1,046,111 1,083,752 1,094,647 1,112978 1,165327
Key West Day Trippers 242,268 241172 237,460 196,794 202,510 205,901 206,263
Cruise Ship Passengers 1,067,222 934,070 925,795 888,183 816,919 739,218 859,409
Total Key West Visitors 2,619,049 2478875 2,209,366 2,148,729 2,114,076 2,058,097 2,230,999
All Keys Overnight Visitors 2425110 2414135 1,937,244 2,030,062 2,089,021 2,169,565 2,092,732
All Keys Day Trippers 448,645 446,615 439,742 375,561 386,469 401,369 370,414
Cruise Ship Passengers (Key West Only) 1,067,222 934,070 925,795 888,183 816,919 739,218 859,409
Total All Keys Visitors 3,940,977 3,794,820 3,302,781 3,293,806 3292409 3,310,152 3,322555
Monroe County Lodging Occupancy %: 72.2% 71.2% 70.0% 66.5% 68.1% 67.5% 70.3%
Sources: Monroe County Tourist Development Council; Smith Travel Research

Further, the seasonal stability and long term growth trend in retail sales is not attributed to
additional retail spending by tourists or cruise ship passengers. Cruise ship and other
tourists have declined over the past six years (Table 4) indicating the underlying retail
sales growth pattern does not appear to be tourist related.

8.0 Longterm Trends in Retail Sales and Traffic

Retail sales have been trending up on an inflation adjusted basis over time (Figure 3).
Total trend based growth is about 4% from 1998-2009. The declines in sales in 2007, 2008
and 2009 are as a result of rising gasoline prices in 2008 which reduced trips and travel
and the cyclical effects of recession. As the recession ended retail sales stabilized and sales
through November 2010 indicated no further loss in year over year retail sales
countywide, despite a decline in permanent population in 2010 as reported by BEBR
annual population estimates.
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Figure 3 - Monroe County Annual Retail Sales (inflation adjusted)
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Similarly, in average daily traffic flows, the long term trend has been gradually increasing.
Total trend based growth is about 6% (see Figure 4). This is generally consistent with and
of similar magnitude to the trend in retail sales data. Based on sales and traffic it appears
that the permanent population losses are being replaced by seasonal residents and there is
no permanent net decline in economic activity (sales and traffic), as would be suggested by
sustained permanent population losses without replacement.
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Figure 4 - Annual Average Daily Traffic Counts
(Average of Selected Count Stations)

The trend analysis of traffic data was examined in a variety of ways. These included
selection of data stations to reflect only single locations per Key and data for which the
entire history was available in a consistent fashion. This prevented overweighting by
location or the effects of changing data collection methodologies. The trend analysis was
conducted looking at 1999-2009, as well as 1999-2007 (eliminating the most recent highly
volatile recession years and the period of highly volatile gasoline prices). A third approach
was taken comparing the average of traffic counts from 1999-2002 with 2006-2009. The
average of these three methods results in a 6% growth rate over time.

The overall statistical significance of the trend line from 1999-2007 improved substantially
over the 1999-2009 trend line through removal of the volatile outlying data points,
however the magnitude of the trend line increase did not substantially change. After
careful review of the traffic data we conclude the increasing trend in traffic counts is both
valid and significant. This means traffic activity is not declining despite a decline in
permanent population. We conclude then the growth in traffic is supported by a shift from
permanent to seasonal population.
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9.0 Countywide Functional Population

The best available data in our view indicates a loss in permanent population with likely
replacement through an increase in seasonal residents. Further, both sales and traffic are
trending up by similar magnitude suggesting there is limited growth, and no sustained
decline in economic activity. This volume of limited growth is consistent with growth
which occurs under the ROGO cap.

American Communities Survey data and homestead exemption data support the growth of
seasonal population. Total non-homesteaded units are 57% today compared with 55% in
1998. Among single family units only, the non-homestead share has risen from 45% in
1998 to 49% in
2009. For single family units, 70% of the growth since 1998 has been in non-homestead
units, and the American Communities Survey indicates a substantial rise in seasonal
households during the 2000-2008 time period. This supports an increase in non-
permanent/seasonal occupancy, which offsets the permanent population losses.

As a decline in permanent population has occurred, there is a real increase in non-
permanent/seasonal replacement as evidenced by an increase in the trend in auto-traffic
volume, an increase in the trend in inflation adjusted retail sales, an increase in non-
homesteaded residential properties, and an increase in seasonal population shown in the
American Communities Survey.

A complicating aspect is the 2008 permanent population figures from both the annual
Census population and American Communities Survey population data which indicate
permanent population in the Keys is now between 70,000 and 72,000; this is well below
the BEBR 2009 estimate of 78,000. There is some probability the April 2010 Census count
may indicate a sharply reduced permanent population level. With the understanding that
permanent losses do appear to be replaced by seasonal population, and some losses in
permanent population may be temporary and cyclical due to recession and foreclosures, if
all of the recent Census or ACS based permanent losses were shifted into the seasonal
population, the resulting 2030 functional population would still likely demonstrate small
levels of growth consistent with the ROGO allocations.

Based on this analysis, K&S prepared a county level functional population series to reflect
these conditions. This series begins with the medium series population projection from the
BEBR medium series projection, PS156, published in 2010. Next, the FKAA seasonal series
through 2025 was used and to this was applied the 2000-2025 CAGR growth rate of the
FKAA seasonal series to extend the series from 2025 to 2030. In addition, from 2006-2030
K&S has added 70% of the permanent population loss as forecast by BEBR to the seasonal
population. Further, we have added the equivalent of 70% of the ROGO growth to seasonal
population to the FKAA seasonal series, reflecting the seasonal shift component not
evidenced in FKAA'’s original data. The resulting functional population is seen in Figure 5
and Table 7.
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K&S believes this data series is the most reflective of actual economic and market
conditions and is most representative of the long term functional population outlook. Our
findings are based on extensive analysis of multiple data series. K&S recommends the use
of this functional population data series for use in the 2010 EAR comp plan update.

It is also noted, for units shifting to seasonal status and for seasonal population associated
with ROGO growth, a persons-per-household figure of 2.7 was used. On pages 34 and 36 of
the MCPD population report in Appendix 1, it is noted the measures of seasonal persons
per household were greater than 2.7.

Further supporting the use of 2.7 persons per household for seasonal population, Property
Appraiser data (Table 5) suggests a steady increase in persons per household through year
2008, as described by an increase in the number of bedrooms per unit. This increase in
bedrooms also suggests an increase in overall unit size; however, the Monroe County
Property Appraiser data for unit size is unavailable. K&S believes seasonally occupied
homes and rentals have a greater number of bedrooms and higher person per household
occupancy due to the increasing size of newly built units. Newly built units today are
primarily non-homesteaded and likely to have a higher proportion of seasonal residents.
For these reasons, as well as the data analysis presented in the original MCPD population
study, 2.7 persons per household was used for seasonal household size.

Table 5 - Average Number of Bedrooms per Single Family Unit by Year Built

2.1 Pre-1970

2.4 1970-1989
2.5 1990-1999
2.8 2000-2008

Source: Monroe Co. Property Appraiser, Fishkind & Associates, Inc.

The preliminary population series shown in Figure 5 represents the BEBR medium series
projection plus the FKAA seasonal series. The Final Revised series is recommended for
use. This series represents this same data as the preliminary with the addition of the
seasonal replacement population, which offsets the permanent population loss. The Final
series is the recommended series and corrects the FKAA methodological flaw. This flaw
finds the original MCPD study looked only at growth and did not contemplate the shift of
the existing population from permanent to seasonal.
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Figure 5 - Recommended Functional Population
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Monroe County 2010-2030 16 Keith and Schnars, P.A.
Population Projections 3-15-11 Fishkind and Associates



Table 7- Recommended Functional Population Series

Monroe County Population Projection
Seasonal Replacement Series
YEAR Permanent Seasonal Functional
2000 79,589 73,491 153,080
2001 80,011 73,540 153,551
2002 80,434 73,589 154,023
2003 80,856 73,639 154,495
2004 81,236 73,688 154,924
2005 82,413 73,737 156,150
2006 80,510 75,228 155,738
2007 78,987 76,453 155,440
2008 76,081 78,647 154,728
2009 77,925 77,516 155,441
2010 76,887 78,401 155,288
2011 78,080 77,974 156,054
2012 77,960 78,431 156,391
2013 77,840 78,887 156,727
2014 77,720 79,343 157,063
2015 77,600 79,800 157,400
2016 77,460 80,270 157,730
2017 77,320 80,740 158,060
2018 77,180 81,211 158,391
2019 77,040 81,681 158,721
2020 76,900 82,151 159,051
2021 76,760 82,622 159,382
2022 76,620 83,092 159,712
2023 76,480 83,562 160,042
2024 76,340 84,033 160,373
2025 76,200 84,503 160,703
2026 76,060 84,973 161,033
2027 75,920 85,444 161,364
2028 75,780 85,914 161,694
2029 75,640 86,384 162,024
2030 75,500 86,855 162,355

Source: Fishkind & Associates, Inc.; Fl Keys Aqueduct Authority; Univ. FL BEBR, PS 156 and annual estimates
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10.0 Determination of Unincorporated Area Functional Population

Permanent Population

The unincorporated population as a share of countywide population has increased from
45.3 percent in 2002 to 46.5 percent in 2009. Figure 6 shows the 10 year trend in the
unincorporated share, based on the University of Florida annual population estimates.

46.8%

46.6%

46.£%

46.2% /

46.0% /

45.8%

45.6% /

45.£% /

45.2% — ™~ /\/

45.0% : : : : . : : : : .
2000 2001 2002 2003 2004 2005 2005 2007 2008 2009

Source: University of Florida, Annual Population Estimates
Figure 6 - Unincorporated Population Share of Countywide Population

The unincorporated permanent share has increased in the past three years likely due to
foreclosures and conversions from permanent to seasonal in incorporated areas. As
foreclosures abate, the change in unincorporated permanent population as a share of
countywide totals will stabilize. Further, the permanent population share in the
unincorporated area is likely to fall as unoccupied homes in municipal areas once again
become occupied and come under ownership. Based on this discussion, for the future
estimates of permanent population as a share of countywide totals we have used 46
percent as the stabilized figure representing the unincorporated share of permanent
population over time.

Seasonal Population

The unincorporated areas contain 46 percent of all non-homesteaded residential units in
Monroe County, based on 2009 Monroe County Property Appraiser Tax Roll data. This
represents some 11,664 units. Using seasonal persons per household size of 2.7 the
seasonal population in residential housing units is 29,160.
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In addition, the unincorporated areas contain 27 percent of all hotel motel space in Monroe
County. This converts to an estimated 2,197 hotel/motel rooms within the
unincorporated area. With average annual hotel occupancy of 69.8% (based on Smith
Travel Hotel Trends Reports 2003-2010) and average persons per room of 2.73, the hotel
based seasonal population in the unincorporated areas is 5,558.

Further, the original MCPD/FKAA population methodology did not include the functional
population associated with Keys Tourist Day Trips. This is a daily number which increases
the functional population. Based on the average share of annual unincorporated day trips
divided by 365, the number of unincorporated day trippers represents an addition of 325
persons to the functional population, as described in Table 8.

Table 8 - Day Trippers As A Component of Unincorporated Seasonal

Population

2003 2004 2005 2006 2007 2008 2009

All Keys Day Trippers 448,645 446,615 439,742 375,561 386,469 401,369 370,414
Key West Day Trippers 242,268 241,172 237,460 196,794 202,510 205,901 206,263
All Else Keys Day Trippers 206,377 205,443 202,282 178,767 183,959 195,468 164,151
Other Municipal Day Trip 69,659 69,344 68,277 60,340 62,093 65,977 55,407
Uninc Keys Day Tripers 136,718 136,099 134,005 118,427 121,866 129,491 108,744
Functional Day Trippers 375 373 367 324 334 355 298

Source: Monroe County Tourist Development Council, Fishkind & Associates, Inc.

Combining the household based seasonal populations, hotel based seasonal population, day
trippers, and adjusting for non-standard dwelling units populations including those in
camps, liveaboards and other, it is estimated there are 35,053 seasonal residents
throughout unincorporated Monroe County, in 2009. This represents 45 percent of the
2009 countywide seasonal population as shown in Table 4. Applying this percentage to the
countywide seasonal population projection yields a seasonal population in the
unincorporated areas of 39,226 by year 2030. Table 9 provides the permanent, seasonal
and functional population for unincorporated Monroe County, through year 2030.

Total unincorporated functional population is expected to increase from 71,311 in year
2009 to 73,956 by year 2030. This represents an increase of 2,645 persons over the entire
planning horizon. Table 9 provides the determination of unincorporated permanent and
seasonal population.
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Table 9- Unincorporated Functional Population Series

Unincorporated Population Projection
Seasonal Replacement Series

Permanent Seasonal Functional
2000 36,036 33,241 69,277
2001 36,250 33,263 69,512
2002 36,452 33,285 69,737
2003 36,543 33,307 69,850
2004 36,606 33,329 69,935
2005 37,164 33,351 70,515
2006 36,466 34,019 70,485
2007 35,749 34,568 70,317
2008 34,788 35,550 70,338
2009 36,268 35,043 71,311
2010 35,368 35,440 70,808
2011 35,917 35,249 71,166
2012 35,862 35,453 71,315
2013 35,806 35,658 71,464
2014 35,751 35,862 71,613
2015 35,696 36,067 71,763
2016 35,632 36,277 71,909
2017 35,567 36,488 72,055
2018 35,503 36,698 72,201
2019 35,438 36,909 72,348
2020 35,374 37,120 72,494
2021 35,310 37,330 72,640
2022 35,245 37,541 72,786
2023 35,181 37,752 72,933
2024 35,116 37,962 73,079
2025 35,052 38,173 73,225
2026 34,988 38,384 73,371
2027 34,923 38,594 73,518
2028 34,859 38,805 73,664
2029 34,794 39,016 73,810
2030 34,730 39,226 73,956

Source: Fishkind & Associates, Inc.
11.0 Unincorporated Population in Upper/Middle/Lower Keys
Permanent Population - Upper/Middle/Lower
With the functional unincorporated population determined, the distribution between

upper, middle and lower regions is based on the permanent population, ratio of seasonal to
permanent population plus the distribution of hotel/motels by sub-area.
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Permanent population is based on the on-line service I-Site which provides updated block
group information based on US Census data (Table 10). The distribution of permanent
population based on these data is shown in Table 11.

Table 10 - Unincorporated Monroe County-Distribution of Permanent
Population

Upper Keys Middle Keys Lower Keys Total
Population 44% 3% 52% 100%
(1990)
Population 42% 3% 55% 100%
(2000)
Population 41% 3% 56% 100%
(2009)
Population 40% 3% 57% 100%
(2014)

Source: Fishkind & Associates, Inc.; [-Site online demographic database

The Remainder of This Page Left Intentionally Left Blank
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Table 11 - Permanent Population Distribution by Sub-Area

2000
2001
2002
2003
2004
2005
2006
2007
2008
2009
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030

Unincorporated Permanent Population Projection

Seasonal Replacement Series

Upper
15,135
15,185
15,229
15,226
15,212
15,402
15,073
14,737
14,263
14,797
14,430
14,654
14,632
14,609
14,586
14,564
14,538
14,511
14,485
14,459
14,433
14,406
14,380
14,354
14,327
14,301
14,275
14,249
14,222
14,196
14,170

Middle
1,081
1,087
1,094
1,096
1,098
1,115
1,094
1,072
1,044
1,088
1,061
1,078
1,076
1,074
1,073
1,071
1,069
1,067
1,065
1,063
1,061
1,059
1,057
1,055
1,053
1,052
1,050
1,048
1,046
1,044
1,042

Lower
19,820
19,978
20,130
20,221
20,296
20,647
20,299
19,940
19,481
20,383
19,877
20,185
20,154
20,123
20,092
20,061
20,025
19,989
19,953
19,916
19,880
19,844
19,808
19,772
19,735
19,699
19,663
19,627
19,591
19,554
19,518

Source: Fishkind & Associates, Inc.
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Seasonal Population - Upper/Middle/Lower
Seasonal population within the upper/middle/lower unincorporated areas is estimated

based on the ratio of unincorporated seasonal population to unincorporated permanent
population, multiplied by the permanent population distributions by sub-area (Table 12).

Table 12- Seasonal Population Distribution by Sub-Area

Unincorporated Seasonal Population Projection
Seasonal Replacement Series

Upper Middle Lower

2000 14,048 1,056 18,137
2001 14,020 1,057 18,185
2002 13,993 1,058 18,234
2003 13,966 1,058 18,283
2004 13,938 1,059 18,332
2005 13,910 1,060 18,381
2006 14,150 1,080 18,789
2007 14,339 1,096 19,133
2008 14,665 1,126 19,759
2009 14,388 1,111 19,545
2010 14,550 1,122 19,768
2011 14,472 1,117 19,660
2012 14,555 1,123 19,775
2013 14,639 1,129 19,890
2014 14,722 1,135 20,005
2015 14,806 1,141 20,120
2016 14,891 1,148 20,238
2017 14,977 1,154 20,357
2018 15,063 1,160 20,475
2019 15,149 1,167 20,593
2020 15,235 1,173 20,712
2021 15,321 1,179 20,830
2022 15,407 1,185 20,948
2023 15,493 1,192 21,067
2024 15,579 1,198 21,185
2025 15,665 1,204 21,304
2026 15,751 1,211 21,422
2027 15,837 1,217 21,540
2028 15,923 1,223 21,659
2029 16,009 1,230 21,777
2030 16,095 1,236 21,896

Source: Fishkind & Associates, Inc.
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Based on these data we are able to determine the functional population for unincorporated
Keys according to the upper/middle/lower sub-areas of the unincorporated portion of
Monroe County. Table 13 presents the functional population for unincorporated Monroe
and the sub-areas.
Table 13 - Unincorporated Functional Population
Distribution by Sub-Area

Unincorporated Functional Population Projection
Seasonal Replacement Series

Upper Middle Lower TOTAL
2000 29,183 2,138 37,957 69,277
2001 29,205 2,145 38,163 69,512
2002 29,222 2,151 38,364 69,737
2003 29,192 2,155 38,504 69,850
2004 29,150 2,157 38,628 69,935
2005 29,313 2,175 39,027 70,515
2006 29,222 2,174 39,089 70,485
2007 29,075 2,169 39,073 70,317
2008 28,928 2,169 39,240 70,338
2009 29,185 2,199 39,927 71,311
2010 28,980 2,183 39,645 70,808
2011 29,126 2,194 39,846 71,166
2012 29,187 2,199 39,929 71,315
2013 29,248 2,203 40,013 71,464
2014 29,309 2,208 40,097 71,613
2015 29,370 2,212 40,181 71,763
2016 29,429 2,217 40,263 71,909
2017 29,489 2,221 40,345 72,055
2018 29,549 2,225 40,427 72,201
2019 29,608 2,230 40,510 72,348
2020 29,668 2,234 40,592 72,494
2021 29,728 2,238 40,674 72,640
2022 29,787 2,243 40,756 72,786
2023 29,847 2,247 40,838 72,933
2024 29,907 2,252 40,921 73,079
2025 29,966 2,256 41,003 73,225
2026 30,026 2,260 41,085 73,371
2027 30,086 2,265 41,167 73,518
2028 30,145 2,269 41,249 73,664
2029 30,205 2,274 41,332 73,810
2030 30,265 2,278 41,414 73,956

Source: Fishkind & Associates, Inc.
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APPENDIX 1
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Table 2.29

SeasonalPopulation Projections

Unicorporated Monroe County 15890-2010

By Planning Area/Enumeration (PAED) Districts

PAED 1980 1995 2000 2005 2010
LOWER KEYS
1 1,734 1,803 2,072 2,257 2,454
2 "7 787 856 833 1.014
3 944 1,035 1,127 1,228 1,335
4 2,117 2,323 2,529 2,755 2,996
5 2,154 2,364 2,573 2,803 3,048
6 981 1,076 1472 1277 1,388
Sub-Total 8,647 8,488 10,329 11,253 12,235
MIDDLE KEYS
7 5,098 5,583 6,092 6,633 7,215
8 371 407 443 482 524
9 455 500 544 583 644
10 1,917 2,104 2,291 2,495 2,713
1" 1,401 1,537 1,673 1,823 1,882
12 1,650 1,811 1.971 2,148 2,335
13 2,048 2,249 2,448 2,667 2,900
Sub-Total 12,842 14,201 15,462 16,841 18,313
UPPER KEYS
14 4,745 5,204 5,669 6,173 6,714
15 1,500 1,646 1,792 1,953 2,123
16 2,840 3,225 3,512 3,826 4,160
17 2,703 2,966 3,229 3,518 3,825
18 2,948 3,235 3,522 3,837 4,172
18 418 459 499 544 53
20 2,236 2,453 2,671 2,909 3,163
21 3,862 4,237 4613 5,025 5,464
22 169 186 202 221 240
Sub-Total 21,521 23,611 25,708 28,006 30,452
PAED TOTAL 43,110 47,300 51,500 56,100 61,000

Note:  The City of Key West, Key Colony beach, and Iayton are not included.
Cape Sable is included in PAED 21; Windley Key is inciuded in PAED 12

Source: 1L.S. Census 1920, Price Waterhouse.




Table 2.30

Functional Population Projections
Unicorporated Monroe County 1880.2010

By Planning Area/Enumeration {PAED) Districts

PAED 1980 1985 2000 2005 2010
LOWER KEYS
1 6,275 6,480 6,667 6,894 7,132
2 3,823 3,846 4,057 4,181 4,323
3 2,730 2,915 3,079 3,262 3,475
4 6,100 6,895 7.561 8,302 9,212
5 6,362 7,265 8,015 8,852 9,884
6 1,422 1,517 1,614 1,718 1,829
Sub-Total 26,712 29,018 31,003 33,209 35,855
MIDDLE KEYS
7 13,860 14,838 15,815 16,779 17,809
8 1,068 1,363 1,569 1,598 1,641
g 1,541 1,608 1,829 1,976 2,155
10 2,546 2,813 3,062 3,336 3,645
11 1,757 1,883 2,029 2179 2,338
12 2,746 3,106 3,421 3,772 4,019
13 3,269 3,469 3,668 3,887 4,120
Sub-Total 26,887 28,280 31,383 33,527 35,827
UPPER KEYS
14 8,150 10,155 11,048 12,031 13,182
15 3,833 4,303 4,623 4,980 5404
16 5227 5912 6,510 6,884 7,228
17 5,168 5,679 6,135 6,641 7,230
18 7.075 8,167 8,081 9,866 10,300
19 1,326 1,462 1,576 1,704 1,859
20 3,785 4,002 4,220 4,458 4,712
21 5,649 6,447 7,154 7.936 8,580
22 230 270 303 342 387
Sub-Total 41,543 46,387 50,650 54,052 58,892
PAED TOTAL - 95,142 104,685 113,036 121,688 130,574

Note: The City of Key West, Key Coleny beach, and layten are not included.
Cape Sable is included in PAED 21; Windley Key is included in PAED 12

Source: U.S. Census 1830, Price Waterhouse.
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