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                                     DEVELOPMENT REVIEW COMMITTEE
 

Tuesday, September 25, 2012
 

AGENDA
 

The Monroe County Development Review Committee will conduct a meeting on Tuesday, September 25, 2012, beginning at 1:00
PM at the Marathon Government Center, Media & Conference Room (1st floor, rear hallway), 2798 Overseas Highway, Marathon,
Florida.
 
CALL TO ORDER 
 
ROLL CALL
 
DRC MEMBERS:
Townsley Schwab, Senior Director of Planning and Environmental Resources
Mike Roberts, Sr. Administrator, Environmental Resources
Joe Haberman, Planning & Development Review Manager
DOT Representative
Steve Zavalney, Captain, Fire Prevention
Public Works Department Representative
 
STAFF MEMBERS
Christine Hurley, Growth Management Division Director
Jerry Smith, Assistant Building Official
Mitch Harvey, Comprehensive Plan Manager
Mayte Santamaria, Assistant Director of Planning and Environmental Resources
Rey Ortiz, Planner
Tim Finn, Planner
Emily Schemper, Planner
Gail Creech, Planning Commission Coordinator
 
CHANGES TO THE AGENDA
 
MINUTES FOR APPROVAL
 

MEETING
 
 
New Items:
 
1.  Proposed CVS/Pharmacy, 5610 Overseas Highway, Stock Island, Mile Marker 5:   A request for a minor conditional use permit
in order to construct a 14,600 SF CVS/Pharmacy with a drive-through.   The subject property is legally described as Square 24,
Lots 1 through 20, Maloney Subdivision (PB1-55) and an abandoned portion of US 1, Stock Island, Monroe County, Florida, having
real estate number 00124090.000000
(File 2012-072)
2012-072 SR DRC 9.25.12-Revised.PDF
2012-072 File.PDF
2012-072 COMBINED plans recvd 5.21.12.pdf
2012-072 Traffic Study.pdf
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2012-072 Traffic Signal Warrant Analysis.pdf
 
2.  AN ORDINANCE BY THE MONROE COUNTY BOARD OF COUNTY COMMISSIONERS APPROVING AMENDMENTS TO
THE TIER OVERLAY DISTRICT MAP DESIGNATIONS FOR APPROXIMATELY ONE HUNDRED TWELVE (112) PARCELS
THAT   HAVE NO PREVIOUSLY DESIGNATED TIER OR WHICH HAVE A TIER DESIGNATION RECOMMENDED FOR
CHANGE; PROVIDING FOR SEVERABILITY AND REPEAL OF INCONSISTENT PROVISIONS; PROVIDING FOR
TRANSMITTAL TO THE SECRETARY OF STATE AND THE STATE LAND PLANNING AGENCY; AND PROVIDING FOR AN
EFFECTIVE DATE
(File 2012-118)
2012-118 SR DRC 09.25.12.pdf
 
3. AN ORDINANCE BY THE MONROE COUNTY BOARD OF COUNTY COMMISSIONERS AMENDING THE FUTURE LAND
USE MAP (FLUM) DESIGNATION FROM INDUSTRIAL (I) TO MIXED USE/COMMERCIAL (MC) FOR PARCELS OF LAND ON
STOCK ISLAND, HAVING REAL ESTATE NUMBERS 00123660-000000, 00123720-000400, 00123760-000200, 00123720-
000100, 00123720-000200, 00123730-000100, 00123740-000000, 00123770-000000, 00127290-000000, 00127380-000000,
00127250-000000, 00127280-000000, 00123600-000100, 00123600-000102, 00123600-000101, 00123590-000000, 00123570-
000000, and 00123540-000000, LOCATED ON SOUTH STOCK ISLAND; PROVIDING FOR SEVERABILITY; PROVIDING FOR
THE REPEAL OF INCONSISTENT PROVISIONS; PROVIDING FOR TRANSMITTAL TO THE STATE LAND PLANNING
AGENCY; PROVIDING FOR THE FILING WITH SECRETARY OF STATE AND FOR AN EFFECTIVE DATE; AND PROVIDING
FOR THE INCLUSION IN THE MONROE COUNTY 2010 COMPREHENSIVE PLAN.
File 2012-075
2012-075 SR DRC 9.25.12-with Exhibits.pdf

4. AN ORDINANCE BY THE MONROE COUNTY BOARD OF COUNTY COMMISSIONERS AMENDING MONROE COUNTY
2010 COMPREHENSIVE PLAN TO CREATE POLICIES WITHIN THE CONSERVATION AND COASTAL MANAGEMENT
ELEMENT TO ESTABLISH SUB-AREA POLICIES APPLICABLE TO A SPECIFIC GEOGRAPHIC AREA OF SUBMERGED
LANDS TO ENACT SITE-SPECIFIC, TAILORED PARAMETERS FOR THE RE-DREDGING OF PRIVATELY-OWNED
SUBMERGED LANDS AND TO AMEND POLICIES TO DEFINE THE SPECIFIC, LIMITED CIRCUMSTANCES AND
CONDITIONS WHICH SHALL MUST BE MET TO ALLOW THE RE-DREDGING OF PRIVATELY-OWNED ACCESS CHANNELS;
PROVIDING FOR SEVERABILITY; PROVIDING FOR THE REPEAL OF INCONSISTENT PROVISIONS; PROVIDING FOR
TRANSMITTAL TO THE STATE LAND PLANNING AGENCY; PROVIDING FOR THE FILING WITH SECRETARY OF STATE
AND FOR AN EFFECTIVE DATE; AND PROVIDING FOR THE INCLUSION IN THE MONROE COUNTY 2010
COMPREHENSIVE PLAN.
(File 2010-046)
2010-046 SR DRC 9.25.12.PDF
 
 
ADJOURNMENT 
 
ADA ASSISTANCE: If you are a person with a disability who needs special accommodations in order to participate in this
proceeding, please contact the County Administrator's Office, by phoning (305) 292-4441, between the hours of 8:30 a.m. - 5:00
p.m., no later than five (5) calendar days prior to the scheduled meeting; if you are hearing or voice impaired, call “711”.



































W. F. \leCain & Associates, Inc. 
1171 19'~ StrCCI 

Vero Beach. Florida 32960 
Phonr: (772) 770-1093 

InnO"ath-~ SoIUlioos ia Ci"il aod [n;",a"",olal [a::iO""r;o:: Sr... ;~~ ~ n: (772) 7711-1 ~ml 

July 26.2012 

I\1r. Joe Haberman. Planner 
Momoc Coonty Planlllll& Dcpanmcm 
MaraThon GOH,mmenl CenTer 
2i98 O\"erxas High....y. SUlle 400 
MaraThon. Flonda 33037 

5ubjm: 5i",.-"," Commen:ial R.O. W. Abandonmenl RC{jue!il 

Engineer.; Projrci 1\'0 07-213-A 

Dcu Hab",rman: 

\\'I'"M requests a lim~ cxT~nslon on Ihe abo.-e rC{juesl III locate the ne" o"ner of 
Mr. Isler's properl~- and 10 ublain a reS!'Oll..., fru'" lhe",. 

We started Ihis abandonmcnl proccss in February lIf 2010 and ha"e been 
successful "jth 1111 utilil)' 'endors lind gO>'ernlllenlal al:enci",s. Tbc IWU nei~hburin~ 

pruperlY owners have been mOre of a challenge. Reeenily we received a rcsponsc from 
Mr. Correa which is aillthed and states Ihat he hasn't an~' ObJccliom to the 
abandonment. This is a r{'Sponst: 10 the Jul~' Mler rather lhan the .'lareh Itller lhal 
our linn senl OUI. Mr. Isler has sold 10 a Mr. \\'lIodhul1·. whnm our client is now in 
lOuch with. The j'lhmroc Counl~- rropert~ Appni...,r·s um"e hlls r""..,nll) uplbt.·... Iheir 
weusile 10 reneel Ihe sale_~ lransael;on. We hope 10 conelude Ihis efforl ,,-IIhin sh~< 

days and haw a responle in ~-our hands by lhallime. 
Thank ~-ou for ~'our assi.~lance. Plca_~e do nlll hullale 10 ca1l305-394-774J or 

772-770-t093 to spnk to me or slaff. if nee"'ed. 

Regards. 

W~ ~c.,---__ 
William F McCain. P. E. 
Presidenl- Principall::nllinccr 
"'.t. McCain and Associale5 

WFM:jll 

Alt:lchmenl 

cc: Ron Sie,'ers 

I'>g< I of I 
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MEMORANDUM 

MONROE COUNTY PLANNING DEPARTMENT 
We strive to be caring, professional and fair 

 
 
 
To:    Monroe County Board Development Review Committee 
 
Through:  Christine Hurley, AICP, Growth Management Director 
 
From: Michael Roberts, CEP, PWS; Sr. Administrator/Environmental 

Resources 
 
Date:   September 21, 2012 
 
Re: Tier Designation Review Committee (TDRC) Recommendations 

Staff Report  
 
Meeting Date:  September 25, 2012 
 
 
I. BACKGROUND 1 
 2 
The Monroe County Board of County Commissioners adopted Ordinances 08-3 
2006, 09-2006, 10-2006, 11-2006 and 13-2006 in March of 2006.  These 4 
Ordinances established the criteria for determining the Tier designation, revised 5 
the ROGO and NROGO point system and implemented the Tier Overlay maps 6 
for unincorporated Monroe County, excluding Ocean Reef.  On June 16, 2006 the 7 
Department of Community Affairs published notice of Final Orders determining 8 
that the above ordinances were consistent with Chapter 380 F.S. and were 9 
approved.   10 
On July 7, 2006 Florida Keys Citizens Coalition, Inc. and Protect Key West and 11 
the Florida Keys, Inc. d/b/a Last Stand [Petitioners] filed a petition for 12 
administrative hearing regarding the Final Orders.  The final administrative 13 
hearing was held in February 2007 and the Administrative Law Judge (ALJ) 14 
issued a Recommended Order. The majority of the challenges raised by the 15 
Petitioners were rejected by the ALJ, however two (2) key assertions were upheld 16 
and the ALJ determined: 17 
 18 

• The four (4) acre minimum threshold for Tier 1 designation was arbitrary 19 
and 20 

• The one (1) acre minimum threshold for Special Protection Areas (Tier 21 
III-A SPA) was likewise arbitrary. 22 

 23 
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The Amended Final Order incorporating the findings of the ALJ was issued by 1 
the Department of Community Affairs on January 2, 2008, requiring Monroe 2 
County to revise Chapter 130-130 of the Land Development Code to reflect the 3 
findings of the Amended Final Order, specifically deleting the acreage criteria 4 
that was found to be arbitrary. 5 
 6 
The 2008 “30 day report" submitted to and accepted by the Governor and Cabinet 7 
regarding progress under the 10 year work program required Monroe County to 8 
prepare new habitat data based on the best available ortho-photography and to 9 
establish a Tier Designation Review Committee (TDRC) with members selected 10 
by the DCA.  The TDRC was established to make recommendations to the 11 
Monroe County Board of County Commissioners on proposed adjustments to the 12 
Tier boundaries. 13 
 14 
On May 19, 2010 the BOCC at the request of the Environmental Law Center 15 
(ELC) on behalf of Last Stand, directed staff to evaluate the Tier designation of 16 
approximately 171- 249 additional parcels.  The actual number of parcels 17 
determined to be included in the request was 393 parcels.  Growth Management 18 
Division staff included 77 off shore island parcels for review that had not been 19 
given a Tier designation at the time of the adoption of the original Ordinances in 20 
2006. 21 
 22 
During the course of review of the above parcels, Growth Management staff   23 
included for review an additional forty five (45) parcels that had a Tier that staff 24 
wished to verify.  25 
 26 
The TDRC reviewed the maps and associated data at the TDRC meetings held on 27 
September 30, 2010 and on August 25, 2011. 28 

 29 
Parcel Information 30 
 31 
The direction by the Board of County Commissioners and subsequent Staff 32 
additions discussed above resulted in 515 parcels being evaluated by the TDRC. 33 
 34 
Twelve (12) of the 515 parcels are currently competing in ROGO.  These parcels 35 
have been scored based on the Tier designation in place at the time of application 36 
and for two (2) of these parcels the Tier designation is recommended to be 37 
changed from Tier III-A (SPA) to Tier III.  The remaining 10 parcels are 38 
recommended to maintain their current designation 39 
 40 
Of the 515 parcels reviewed by the Tier Designation Review Committee, one 41 
hundred eleven (111) are recommended to have their Tier designation changed.  42 
The TDRC recommendations result in 10 of the reviewed parcels changing to a 43 
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more restrictive Tier.  The TDRC recommendations are summarized in the tables 1 
below.   2 
 3 
 4 
Table 1. Summary of Tier Designation Review Committee Recommendations  5 
 6 

Parcels With TDRC recommended Tier 
Change 

More Restrictive Tier 

Tier III to Tier I 1 MCLA 
property 

Tier III to Tier III-A 5  
Tier III-A to Tier I 4  

Total 10  
Less Restrictive Tier 

Tier III-A to Tier III 15  
Tier I to Tier III-A 0  

Tier I to Tier III 5  
Total 20  

No Previous Tier 

Tier I 77 offshore 
islands 

Tier III-A 0  
Tier III 3  
Total 80  

Total Parcels Changed  110   
 7 
Table 2. Summary of Tier Changes associated with 
TDRC Recommendations 

Parcels Changed Tier 3 to Tier 1 1 
Parcels Changed Tier 3 to SPA 5 
Parcels Changed SPA to Tier 1 4 
Parcels Changed Tier 1 to SPA 0 

Parcels Changed Tier 1 to Tier 3 5 
Parcels Changed SPA to Tier 3 15 

Parcels With No Change 405 
Parcels Previous No Tier to Tier I 77 

Parcels Previous No Tier to Tier III 3 
 8 
 9 
 10 
 11 
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 1 
 2 
 3 
Table 3.  Summary of Monroe County Planning & Environmental Resources 4 
Staff Recommendations 5 
 6 

Parcels With Staff recommended Tier Change 
More Restrictive Tier 

Tier III to Tier I 1 County  
Tier III to Tier III-A 3   
Tier III-A to Tier I 4   
Total 8   

Less Restrictive Tier 
Tier III-A to Tier III 16   
Tier I to Tier III-A 0   
Tier I to Tier III 5   
Total 21   

No Previous Tier 

Tier I 77 
offshore 
islands 

Tier III-A 0   
Tier III 3   
Total 80   

Total Parcels Changed  109   

Table 4.  Summary of Tier Changes associated with Staff 
Recommendations 

Parcels Changed Tier 3 to Tier 1 1 
Parcels Changed Tier 3 to SPA 3 
Parcels Changed SPA to Tier 1 4 
Parcels Changed Tier 1 to SPA 0 

Parcels Changed Tier 1 to Tier 3 5 
Parcels Changed SPA to Tier 3 16 

Parcels With No Change 406 
Parcels Previous No Tier to Tier I 77 

Parcels Previous No Tier to Tier III 3 
 7 
 8 
 9 
 10 
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 1 
II. PROCESS 2 
 3 
Tier overlay amendments are processed as changes to the land use district map 4 
(130-130(e). The Director of Planning shall review and process Tier Overlay map 5 
revisions and pass them on to the Development Review Committee and the 6 
Planning Commission for recommendation and final approval by the BOCC. 7 
The Planning Commission shall hold at least one public hearing on the proposed 8 
map revisions.  The Planning Commission shall review the revised maps, the 9 
reports and recommendations of the Tier Designation Review Committee 10 
(TDRC), the Department of Planning & Environmental Resources and the 11 
Development Review Committee, and the testimony given at the public hearing, 12 
and shall submit its recommendations and findings to the BOCC.  The BOCC 13 
shall consider the staff report, recommendations, and testimony given at the 14 
public hearings before it. Because of the statutory notice and Monroe County 15 
Code notice requirements, two required notification processes will be followed. 16 
Individual notices to parcel owners and newspaper advertising will be provided. 17 
Two hearings will be required before the BOCC because of statutory 18 
requirements for contiguous parcels of more than 10 acres. If the BOCC adopts 19 
the ordinances, they are sent to DCA for consideration and approval by a final 20 
order, published in the Florida Administrative Weekly.  There is a 21 day appeal 21 
period before the ordinances are considered final. 22 
 23 
III. ISSUES 24 
 25 
As shown in the summary tables, the majority of parcels reviewed (404, or 78%) 26 
were not recommended for a change.  The most affected category of parcels 27 
recommended for Tier change were the off-shore parcels located on the Palo Alto 28 
Keys and Pumpkin Key.  These parcels were not assigned a Tier designation at 29 
the time of the original adoption, presumably because they were thought to be 30 
part of the Ocean Reef Club planned development.  These parcels (77 in total) 31 
were all recommended for a Tier I designation based on Comprehensive Plan 32 
Policy 102.7.3 which states: Monroe County shall discourage developments 33 
proposed on offshore islands by methods including, but not limited to, designated 34 
offshore islands as Tier I Lands   [9J-5.006(3)(c)6]. 35 
 36 
Planning and Environmental Resources staff recommendations differ from that of 37 
the TDRC for two (2) parcels.  For Parcels 00517180-000000 and 00517440-38 
000000 located between Central Avenue and Gumbo Limbo Avenue in the Bay 39 
Haven subdivision in Key Largo, the TDRC recommended a Tier designation of 40 
Tier III-A (SPA) based on the habitat connectivity.  However, staff believes these 41 
parcels should maintain their Tier III designation based on the criteria contained 42 
in the Tier boundary criteria in §130 43 

§130-130 (c) (2) a (3) Property lines of developed lots or vacant lots with 44 
a ROGO allocation award or an issued building permit, as of September 45 
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28, 2005, located within a Land Use District that allows only one unit per 1 
lot; 2 

 3 
  Figure 1. Parcels 00517180-000000 and 00517440-000000   4 
 5 
As seen in Figure 1 above, the property lines of the developed parcels 6 
surrounding the subject parcels would break the connectivity of the hammock, 7 
thereby reducing the intact hammock to fragment of less than 0.35 acres.  8 
 9 
IV. Consistency with the Principles for Guiding Development in the Florida 10 
Keys Area of Critical State Concern pursuant to F.S. Chapter 380.0552(7).   11 
 12 
For the purposes of reviewing consistency of the Land Development Code or any 13 
amendments to the Code with the principles for guiding development and any 14 
amendments to the principles, the principles shall be construed as a whole and no 15 
specific provision shall be construed or applied in isolation from the other 16 
provisions.  17 

 18 
(a) To strengthen local government capabilities for managing land use 19 
and development so that local government is able to achieve these 20 
objectives without the continuation of the area of critical state concern 21 
designation.  22 
(b) To protect shoreline and marine resources, including mangroves, 23 
coral reef formations, seagrass beds, wetlands, fish and wildlife, and 24 
their habitat.  25 
(c) To protect upland resources, tropical biological communities, 26 
freshwater wetlands, native tropical vegetation (for example, 27 
hardwood hammocks and pinelands), dune ridges and beaches, 28 
wildlife, and their habitat.  29 
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(d) To ensure the maximum well-being of the Florida Keys and its 1 
citizens through sound economic development.  2 
(e) To limit the adverse impacts of development on the quality of 3 
water throughout the Florida Keys.  4 
(f) To enhance natural scenic resources, promote the aesthetic benefits 5 
of the natural environment, and ensure that development is compatible 6 
with the unique historic character of the Florida Keys.  7 
(g) To protect the historical heritage of the Florida Keys.  8 
(h) To protect the value, efficiency, cost-effectiveness, and amortized 9 
life of existing and proposed major public investments, including:  10 

1. The Florida Keys Aqueduct and water supply facilities;  11 
2. Sewage collection and disposal facilities;  12 
3. Solid waste collection and disposal facilities;  13 
4. Key West Naval Air Station and other military facilities;  14 
5. Transportation facilities;  15 
6. Federal parks, wildlife refuges, and marine sanctuaries;  16 
7. State parks, recreation facilities, aquatic preserves, and other 17 
publicly owned properties;  18 
8. City electric service and the Florida Keys Electric Co-op; and  19 
9. Other utilities, as appropriate.  20 

(i) To limit the adverse impacts of public investments on the 21 
environmental resources of the Florida Keys.  22 
(j) To make available adequate affordable housing for all sectors of the 23 
population of the Florida Keys.  24 
(k) To provide adequate alternatives for the protection of public safety 25 
and welfare in the event of a natural or manmade disaster and for a 26 
post disaster reconstruction plan.  27 
(l) To protect the public health, safety, and welfare of the citizens of 28 
the Florida Keys and maintain the Florida Keys as a unique Florida 29 
resource.  30 

Staff finds the proposed amendment consistent with the Principles for Guiding 31 
Development as a whole and is not inconsistent with any one principle. 32 
 33 
V. Staff Recommendation: 34 
 35 
Staff recommends approval of the Map series (A through Z including maps AA 36 
and BB) with Staff revisions for Map M and TDRC recommended changes for 37 
Maps A, AA, BB, I, J, K, N, R, X, Y, Z. 38 
 39 
VI. Exhibits  40 
Volume A Map Series Maps A through Z, including Maps AA and BB. 41 
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Tier Designation Review Committee (TDRC) Recommendation Maps (Volume 1 
A; Maps A, AA, BB, I, J, K, M, N, R, X, Y, Z) 2 
Monroe County Environmental Resources Staff Recommendation Maps (Volume 3 
A; Map M) 4 
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MEMORANDUM  4 

MONROE COUNTY PLANNING & ENVIRONMENTAL RESOURCES DEPARTMENT 5 

We strive to be caring, professional and fair 6 

 7 

To:  Monroe County Development Review Committee &  8 

Townsley Schwab, Senior Director of Planning & Environmental Resources  9 

 10 

From: Mayté Santamaria, Assistant Director of Planning  11 

 12 
Date: September 19, 2012 13 

 14 

Subject: Request by Safe Harbor Marina Property Owners Association, Inc., to amend the 15 

Comprehensive Plan Future Land Use Map from Industrial (I) to Mixed Use 16 

Commercial (MC) for 18 parcels on Stock Island. 17 

 18 
Meeting: September 25, 2012 19 

 20 

I. REQUEST   21 
 22 
Safe Harbor Marina Property Owners Association, Inc., is requesting to amend the Comprehensive 23 

Plan Future Land Use Map for parcels of land on Stock Island, having real estate numbers 24 

00123660-000000, 00123720-000400, 00123760-000200, 00123720-000100, 00123720-000200, 25 

00123730-000100, 00123740-000000, 00123770-000000, 00127290-000000, 00127380-000000, 26 

00127250-000000, 00127280-000000, 00123600-000100, 00123600-000102, 00123600-000101, 27 

00123590-000000, 00123570-000000, and 00123540-000000, located on South Stock Island; from 28 

Industrial (I) to Mixed Use/Commercial (MC). 29 

 30 

II. BACKGROUND INFORMATION 31 
 32 

A. Safe Harbor Marina Property Owners Association, Inc., is requesting to amend the Future Land Use 33 

Map for 18 parcels on Stock Island from Industrial to Mixed Use/Commercial.  34 

 35 

The parcels included in amendment request, are as follows:  36 

 37 
Property 
Owner(s) 

Real 
Estate 

Number 

Property 
Address 

Current 
FLUM 

Proposed 
FLUM 

Tier  
& 

Zoning 

Land 
Area 

(upland 
acres) 

Existing Uses 

Robbie’s Safe 
Harbor 
Marine 

Enterprises, 
Inc., a Florida 

corporation 

00123660-
000000 

7281 Shrimp 
Road, Key 

West, Florida 
33040 

Industrial 
(I) 

Mixed Use 
Commercial 

(MC) 

Tier III 
 

Maritime 
Industrial 

(MI) 

10.41 

Marine activities, boat yard, 
engine repair, boat building, 

storage space, deep water 
access, commercial fishing, 

affordable housing. 



2 

 

Property 
Owner(s) 

Real 
Estate 

Number 

Property 
Address 

Current 
FLUM 

Proposed 
FLUM 

Tier  
& 

Zoning 

Land 
Area 

(upland 
acres) 

Existing Uses 

Safe Harbor 
Enterprises, 

Inc., a Florida 
corporation 

00123720-
000400 

Vacant Land, 
South Stock 

Island; Vacant 
Land, Shrimp 

Road 

Industrial 
(I) 

Mixed Use 
Commercial 

(MC) 

Tier III 
 

Maritime 
Industrial 

(MI) 

4.2 
Commercial Fishing, storage, 

boat repair, commercial 
waterfront. 

Longstock II, 
LLC, a 
Florida 
limited 
liability 

company 

00123760-
000200, 

00123720-
000100, 

 0123720-
000200 

7000 and 7009 
Shrimp Road, 

Key West, 
Florida 33040 

Industrial 
(I) 

Mixed Use 
Commercial 

(MC) 

Tier III 
 

Maritime 
Industrial 

(MI) 

12.25 

Marine activities, boat yard, 
artist’s studios, engine repair, 

boat building, dog park, 
commercial space, storage 

space, warehouse space, deep 
water dockage, working 
waterfront, commercial 
fishing, live-a-boards, 

residential upland units, gym, 
office space. 

Constellation 
Yachts, Inc., 

a Florida 
corporation 

00123730-
000100 

6811 Shrimp 
Road, Stock 

Island, Florida 
33040 

Industrial 
(I) 

Mixed Use 
Commercial 

(MC) 

Tier III 
 

Maritime 
Industrial 

(MI) 

0.76 Boat building, boat storage, 
boat repairs 

3D of Key 
West, Inc., a 

Florida 
corporation 

00123740-
000000 

6801 Shrimp 
Road, Stock 

Island, Florida 
33040 

Industrial 
(I) 

Mixed Use 
Commercial 

(MC) 

Tier III 
 

Maritime 
Industrial 

(MI) 

2.07 Boat yard, boat repair, boat 
storage, boat dockage 

Bernstein 
Family Trust 

00123770-
000000,  

00127250-
000000, 

00127280-
000000,  

00127290-
000000, 

00127380-
000000 

5550 Fifth 
Avenue, 5700 
Fourth Street, 
South Stock 

Island, Florida 
33040 

Industrial 
(I) 

Mixed Use 
Commercial 

(MC) 

Tier III 
 

Maritime 
Industrial 

(MI) 

9.52 
Commercial Fishing, storage, 

boat repair, commercial 
waterfront. 

Island Trust 00123600-
000100 

6500 Front 
Street, Key 

West, Florida 
33045-2455 

Industrial 
(I) 

Mixed Use 
Commercial 

(MC) 

Tier III 
 

Maritime 
Industrial 

(MI) 

2.11 
Commercial Fishing, storage, 

boat repair, commercial 
waterfront. 

Key West 
Transfer & 

Hauling 
Service, Inc., 

a Florida 
corporation 

00123600-
000102 

6500 Front 
Street, Stock 

Island, Florida 
33040 

Industrial 
(I) 

Mixed Use 
Commercial 

(MC) 

Tier III 
 

Maritime 
Industrial 

(MI) 

2.51 Storage, trash transfer station 



3 

 

Property 
Owner(s) 

Real 
Estate 

Number 

Property 
Address 

Current 
FLUM 

Proposed 
FLUM 

Tier  
& 

Zoning 

Land 
Area 

(upland 
acres) 

Existing Uses 

KW Resort 
Utilities 
Corp., a 
Florida 

corporation 

00123600-
000101 

6630 Front 
Street, Stock 

Island, Florida 
33040 

Industrial 
(I) 

Mixed Use 
Commercial 

(MC) 

Tier III 
 

Maritime 
Industrial 

(MI) 

2.00 Wastewater treatment 

Safe Harbor 
Properties, 

LLC, a 
Florida 
limited 
liability 

company 

00123590-
000000 

6810 Front 
Street, Key 

West, Florida 
33040 

Industrial 
(I) 

Mixed Use 
Commercial 

(MC) 

Tier III 
 

Maritime 
Industrial 

(MI) 

2.21 

Marine activities, artist’s 
studios, commercial space, 
storage space, warehouse 

space, deep water dockage, 
working waterfront, 

commercial fishing, live-a-
boards, residential upland 

units, office space, 
restaurant/bar space 

Bama One, 
LLC, a 
Florida 
limited 
liability 

company 

00123570-
000000 

Vacant Land 
South Stock 

Island 

Industrial 
(I) 

Mixed Use 
Commercial 

(MC) 

Tier III 
 

Maritime 
Industrial 

(MI) 

0.43 
Deep water dockage, 

commercial fishing, live-
aboard vessels, residential 

6840 Front 
Street, LLC, a 

Florida 
limited 
liability 

company 

00123540-
000000 

6840 Front 
Street, Stock 

Island, Florida 
33040 

Industrial 
(I) 

Mixed Use 
Commercial 

(MC) 

Tier III 
 

Maritime 
Industrial 

(MI) 

0.93 Commercial fisheries, retail, 
commercial dockage 

        

Total Upland Acreage 49.40  
 1 

 2 

B. Legal descriptions of the above properties are provided in Exhibit 1. 3 

 4 

C. Associated Text Amendment Application & Background: 5 

A property owner on South Stock Island, Longstock II, LLC, submitted an application for a 6 

comprehensive plan text amendment to amend the Mixed Use/Commercial (MC) Future Land Use 7 

Map category description (Policy 101.4.5) and amend Policy 101.4.21 to assign the Maritime 8 

Industries (MI) zoning district to the MC category, amend the density ranges and the maximum 9 

intensity range for the MC future land use map category in August 2011.  The Monroe County 10 

Development Review Committee considered the proposed amendment on October 17, 2011.  On 11 

December 1, 2011, the Monroe County Planning Commission (PC) held a public hearing 12 

considering the transmittal of the proposed amendment to the State Land Planning Agency.  The PC 13 

recommended that the BOCC not transmit the proposed amendment because the County had not 14 

adopted amendments to preserve and enhance working waterfront uses – which are found on South 15 

Stock Island.  The PC had concerns that the proposed amendment by Longstock II, LLC, may 16 
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impact working waterfront uses.  Longstock, II, LLC, and County staff recommended revisions to 1 

the proposed amendment to address the concerns raised by the PC.   2 

 3 

On February 13, 2012, the BOCC held a public hearing considering the transmittal of the proposed 4 

amendment to the State Land Planning Agency.  The BOCC voted to transmit the amendment, with 5 

the staff’s recommended provisions to preserve and enhance working waterfront while allowing 6 

moderate redevelopment of other uses, to the State Land Planning Agency.  The State Land Planning 7 

Agency reviewed the amendment and issued an Objections, Recommendations and Comments 8 

(ORC) Report on May 4, 2012.  The ORC report did not identify any issues with the proposed 9 

amendment.  10 

 11 

The BOCC will consider adoption of this amendment on September 21, 2012.  If adopted by the 12 

BOCC and found in-compliance by the State Land Planning Agency, the parcels requesting the 13 

FLUM amendment would be subject to the working waterfront provisions of the Mixed 14 

Use/Commercial (MC) Future Land Use Map category. 15 

 16 

The text amendment includes the following provisions: 17 

 18 

o Requires maintaining a minimum of 35% of the upland area of the property for working 19 

waterfront and water dependent uses, excludes transient residential development 20 

o Requires preserving at least 20% of existing wet slips for vessels involved with recreational and 21 

commercial working waterfront uses, excluding live-aboard vessels solely used as a residence 22 

and not for navigation 23 

o Requires preserving at least 10% of new wet slips for vessels involved with recreational and 24 

commercial working waterfront uses, excluding live-aboard vessels solely used as a residence 25 

and not for navigation 26 

o Requires dockage preserved for recreational and commercial working waterfront uses be 27 

documented on the final development plan and be a written condition of any permit approval 28 

o Limits permanent residential development to commercial apartments or employee housing 29 

o Requires preservation of a public access walkway for all parcels with direct access to the water 30 

o Limits commercial retail uses to less than 5,000 square feet of floor area. 31 
 32 

Future Land Use Densities and Intensities 

Future Land Use Category 
And Corresponding Zoning 

Allocated Density (b) 
(per acre) 

Maximum Net Density (a) (b) ( i ) 
(per buildable acre) 

Maximum Intensity 
(floor area ratio) 

Mixed Use/Commercial (MC)(g) (j) 
(SC, UC, DR, RV, and MU and 

MI zoning) 

1-6 du 
5-15 rooms/spaces 

1 du (MI zoning) 

2 6 -18 du 
10-25 rooms/spaces 

2 du (MI zoning) 

0.10-0.45 
(SC, UC, DR, RV, and MU zoning) 

 

0.30-0.60 (MI zoning) 

 33 

Note, the text amendment also specifies the permitted uses within the MC FLUM category, such as 34 

maritime industry, light industrial uses, commercial fishing, transient and permanent residential, 35 

institutional, public, and commercial retail uses). 36 
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 1 

D. Current Comprehensive Plan FLUM Policies & MC FLUM Category Text Amendment  2 

 3 
Policy 101.4.7  4 
The principal purpose of the Industrial land use category is to provide for the development of industrial, 5 
manufacturing, and warehouse and distribution uses. Other commercial, public, residential, and 6 
commercial fishing-related uses are also allowed. 7 
 8 
Policy 101.5.4 9 
The principal purpose of the Mixed Use/Commercial land use category is to provide for the 10 
establishment of commercial zoning districts where various types of commercial retail and office may be 11 
permitted at intensities which are consistent with the community character and the natural environment. 12 
Employee housing and commercial apartments are also permitted. 13 
 14 
This land use category is also intended to allow for the establishment of mixed use development patterns, 15 
where appropriate. Various types of residential and non-residential uses may be permitted; however, 16 
heavy industrial uses and similarly incompatible uses shall be prohibited.  17 
 18 
In order to protect environmentally sensitive lands, the following development controls shall apply to all 19 
hammocks, pinelands, and disturbed wetlands within this land use category: 20 
 21 

1. only low intensity commercial uses shall be allowed; 22 
2. a maximum floor area ratio of 0.10 shall apply; and 23 
3. maximum net residential density shall be zero. 24 

 25 
MC FLUM Policy – Text Amendment (described above) 26 
 27 
Policy 101.4.5 28 
The principal purpose of the Mixed Use/Commercial land use category is to provide for the establishment of 29 
commercial land use (zoning) districts where various types of commercial retail and office may be permitted 30 
at intensities which are consistent with the community character and the natural environment. Employee 31 
housing and commercial apartments are also permitted. In addition, Mixed Use/Commercial land use districts 32 
are to establish and conserve areas of mixed uses, which may include maritime industry, light industrial uses, 33 
commercial fishing, transient and permanent residential, institutional, public, and commercial retail uses. 34 
 35 
The land use category is also intended to allow for the establishment of mixed use development patterns, 36 
where appropriate. Various types of residential and non-residential uses may be permitted; however, heavy 37 
industrial uses and similarly incompatible uses shall be prohibited. The County shall continue to take a 38 
proactive role in encouraging the maintenance and enhancement of community character and recreational and 39 
commercial working waterfronts. 40 
 41 
In order to protect environmentally sensitive lands, the following development controls shall apply to all 42 
hammocks, pinelands, and disturbed wetlands within this land use category: 43 

 44 
1. only low intensity commercial uses shall be allowed; 45 
2. a maximum floor area ratio of 0.10 shall apply; and 46 
3. maximum net residential density shall be zero. 47 

 48 
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In order to preserve and promote recreational and commercial working waterfront uses, as defined by 342.07, 1 
F.S., the following criteria shall apply to all lands designated with the Maritime Industries (MI) land use 2 
(zoning) district within this land use category: 3 
 4 

1. When a mixture of uses is proposed for parcels designated as MI land use (zoning) district, working 5 
waterfront and water dependent uses, such as marina, fish house/market, boat repair, boat building, 6 
boat storage, or other similar uses but excluding transient uses, shall be preserved by maintaining a 7 
minimum of 35% of the upland area of the property for those uses. 8 

2. Parcels within the MI zoning district that have existing wet slips shall preserve at least 20% of the wet 9 
slips for vessels involved with recreational and commercial working waterfront uses, excluding live-10 
aboard vessels solely used as a residence and not for navigation.  11 

3. Parcels within the MI zoning district creating new wet slips shall preserve at least 10% of the wet 12 
slips for vessels involved with recreational and commercial working waterfront uses, excluding live-13 
aboard vessels solely used as a residence and not for navigation. 14 

4. The preservation of dockage for recreational and commercial working waterfront uses shall be 15 
documented on the final development plan and shall be a written condition of any permit approval. 16 

5. For permanent residential development, parcels within the MI zoning district shall be limited to 17 
commercial apartments or employee housing. Commercial apartment means an attached or detached 18 
residential dwelling unit located on the same parcel of land as a nonresidential use that is intended to 19 
serve as permanent housing for the owner or employees of that nonresidential use. The term does not 20 
include a tourist housing use or vacation rental use. 21 

6. The preservation of a public access walkway shall be required for all parcels with direct access to the 22 
water. Consideration shall be given to security and the physical constraints of the parcel. The public 23 
access walkway shall be documented on the final development plan to link a continuous walkway and 24 
shall be a written condition of any permit approval. 25 

7. Parcels within the MI zoning district shall be limited to commercial retail uses of less than 5,000 square 26 
feet of floor area. 27 

 28 
Policy 101.4.21 29 
Monroe County hereby adopts the following density and intensity standards for the future land use categories, 30 
which are shown on the Future Land Use Map and described in Policies 101.4.1 - 101.4.17: 31 

 32 
Future Land Use Densities and Intensities 

Future Land Use Category 
And Corresponding Zoning 

Allocated Density (b) 
(per acre) 

Maximum Net Density (a) (b) ( i ) 
(per buildable acre) 

Maximum Intensity 
(floor area ratio) 

Agriculture (A) (h) 
(no directly corresponding zoning) 

0 du 
0 rooms/spaces 

N/A 
N/A 

0.20-0.25 

Airport (AD) 
(AD zoning) 

0 du 
0 rooms/spaces 

N/A 
N/A 

0.10 

Conservation (C) 
(CD zoning) 

0 du 
0 rooms/spaces 

N/A 
N/A 

0.05 

Education (E) (h) 
(no directly corresponding zoning) 

0 du 
0 rooms/spaces 

N/A 
N/A 

0.30 

Industrial (I) 
(I and MI zoning) 

1 du 
0 rooms/spaces 

2 du 
N/A 

0.25-0.60 

Institutional (INS) (h) 
(no directly corresponding zoning) 

0 du 
3-15 rooms/spaces 

N/A 
6-24 rooms/spaces 

0.25-0.40 
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Mainland Native (MN) 
(MN zoning) 

0.01 du 
0 rooms/spaces 

N/A 
N/A 

0.10 

Military (M) 
(MF zoning) 

6 du 
10 rooms/spaces 

12 du 
20 rooms/spaces 

0.30-0.50 

Mixed Use/Commercial (MC)(g) (j) 
(SC, UC, DR, RV, and MU and  
MI zoning) 

1-6 du 
5-15 rooms/spaces 

1 du (MI zoning) 

2 6 -18 du 
10-25 rooms/spaces 

2 du (MI zoning) 

0.10-0.45  
(SC, UC, DR, RV, and MU zoning) 

 

0.30-0.60 (MI zoning) 
Mixed Use/Commercial Fishing (MCF)(g) 
(CFA, CFV(c), CFSD zoning) 

Approx. 3-8 du 
0 rooms/spaces 

12 du 
0 rooms/spaces 

0.25-0.40 

Public Facilities (PF) (h) 
(no directly corresponding zoning) 

0 du 
0 rooms/spaces 

N/A 
N/A 

0.10-0.30 

Public Buildings/Grounds (PB) (h) 
(no directly corresponding zoning) 

0 du 
0 rooms/spaces 

N/A 
N/A 

0.10-0.30 

Recreation (R) 
(PR zoning) 

0.25 du 
2 rooms/spaces 

N/A 
N/A 

0.20 

Residential Conservation (RC) 
(OS and NA zoning) 

0-0.25 du 
0 rooms/spaces 

N/A 
N/A 

0-0.10 

Residential Low (RL) 
(SS(d), SR, and SR-L zoning) 

0.25-0.50 du 
0 rooms/spaces 

5 du 
N/A 

0.20-0.25 

Residential Medium (RM) 
(IS zoning) 

approx. 0.5-8 du 
(1 du/lot) 

0 rooms/spaces 

N/A 
N/A 

0 

Residential High (RH) 
(IS-D(e), URM(e), and UR(f) zoning) 

approx. 3-16 du 
(1-2 du/lot) 

10 rooms/spaces 

12 du 
20 rooms/spaces 

0 

Notes: 
(a) “N/A” means that maximum net density bonuses shall not be available. 
(b) The allocated densities for submerged lands, salt ponds, freshwater ponds, and mangroves shall be 0 and the maximum net 

densities bonuses shall not be available. 
(c) The allocated density for CFV zoning shall be 1 dwelling unit per lot and the maximum net density bonuses shall not be available. 
(d) Maximum net density bonuses shall not be available to the SS district. 
(e) The allocated density for IS-D and URM zoning shall be 2 and 1 dwelling units per lot, respectively and the maximum net density 

bonuses shall not be available. 
(f) The maximum net density for the UR district shall be 25 for units where all units are designated as affordable housing. 
(g) For properties consisting of hammocks, pinelands or disturbed wetlands within the Mixed Use/ Commercial and Mixed Use/ 

Commercial Fishing land use categories, the floor area ratio shall be 0.10 and the maximum net residential density bonuses not 
apply. 

(h) Uses under the categories of Agriculture, Education, Institutional, Public Facilities, and Public Buildings and Uses, which have no 
directly corresponding zoning, may be incorporated into new or existing zoning districts as appropriate. 

(i) The Maximum Net Density is the maximum density allowable with the use of TDRs. 
(j) A mixture of uses shall be maintained for parcels designated as MI zoning district that are within the MC future land use category. 

Working waterfront and water dependent uses, such as marina, fish house/market, boat repair, boat building, boat storage, or 
other similar uses, shall comprise a minimum of 35% of the upland area of the property, pursuant to Policy 101.4.5. 
 
 1 
 2 
 3 
 4 
 5 
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E. Evaluation of existing uses versus proposed uses corresponding with the requested FLUM amendment 1 
from Industrial (I) to Mixed Use/Commercial (MC) 2 

 3 

Allowed Uses Based Upon FLUM Designations 
 

Industrial FLUM Mixed Use Commercial FLUM  
(includes text amendment) 

Industrial Light Industrial Uses 
Manufacturing 

Maritime Industry Warehouse 
Distribution uses 

Commercial Fishing-Related Uses Commercial Fishing 
Commercial Commercial retail 
Residential Transient and Permanent Residential 

 Employee Housing & Commercial apartments 
Public Public 

 Institutional 
 Office 

 4 

 5 

F. Amendment Basis: 6 

As can be noted in the Safe Harbor Marina Property Owners Association application (excerpt 7 

included in Exhibit #2) as well as the adopted Monroe County Evaluation and Appraisal Report 8 

(Economic Trends and Opportunities In Unincorporated Monroe County Report) and the Stock 9 

Island/Key Haven Livable CommuniKeys Master Plan, Volume 1 (excerpt in Exhibit #3), this 10 

amendment is predicated on the changing trends in the economy, the opportunity to allow additional 11 

uses to promote economic diversity and realize the community’s desire to preserve working 12 

waterfront and commercial fishing uses.  13 

 14 

Excerpt from: Economic Trends and Opportunities in Unincorporated Monroe County Report 15 
 16 
The Keys began a rapid transition from fishing to tourism beginning in 1975; declines in fisheries and catch 17 
volume were pronounced in the 1980s. In 1994, the “Net Ban” further diminished the fishing industry. 18 
Inexpensive seafood competition from foreign sources made revenues decline for those remaining. Catch 19 
volume has declined further during the most recent decade from 2000‐2009. A transition of land uses through 20 
redevelopment has shifted marine and waterfront related uses to seasonal housing and condominium uses. 21 
 22 
The transition away from fishing and marine related industry is typical and well documented in similar island 23 
communities throughout Florida. For island communities however, this represents a shift away from the 24 
historic and cultural aspects which gave rise to the community in the first place. 25 
 26 
Occupational license data was reviewed to assess marine related employment and activity. Occupational 27 
license data includes charter boats and captains, marina and boat storage, mobile marine repair, marine 28 
related retail, marine wholesale supply, and marine repair. There are 1,928 such licenses. Some boat and 29 
captain licenses are duplicative resulting in an estimated 1,500 active occupational licenses. Not all of these 30 
licenses will result in a full time job and many hold a captain’s license but are simply not active.  Based on 31 
this information we find marine and marine related services remains the smallest employment category in 32 
Monroe County. 33 
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Through a century of change, the marine industry has declined while other areas of employment have grown 1 
in dramatic fashion. In terms of the volume and share of employment, there is very little fishing, food 2 
processing or water transportation related employment today, compared with employment in retail, finance 3 
and the broader service sector. The fishing industry accounts for only 1 percent of employment in island 4 
communities. Adding food processing, marine shipping, marine repair and marina raises the share to 2 5 
percent in Monroe County.  Water related employment is the smallest employment segment among island 6 
communities today, and equally small elsewhere in Florida.  Based on trends in commercial registrations, 7 
fish and shellfish catch volumes, and covered employment, the marine industry is not a growth industry in 8 
Monroe County.  Nor is it a growth industry in other island communities or elsewhere in Florida. 9 
 10 
The marine industry as it relates to fishing can become a cultural focal point, support surrounding uses and 11 
continue to support and build the local restaurant industry.  However, the marine industry is not likely to 12 
become a substantial employment generator in the future, nor a large-scale or growing aspect of the Keys 13 
economy. 14 
 15 
As measured by commercial fishing licenses, the volume and size of the commercial fishing industry has 16 
declined sharply over the past 30 years.  Commercial fishing licenses have fallen by 25% and the volume of 17 
seafood catch has declined some 70%. 18 

 19 
 20 
 21 
 22 
 23 
 24 
 25 
 26 
 27 
 28 
 29 
 30 

 31 
 32 
 33 
 34 

Recreational boating has expanded. This has opened opportunities for pleasure boat repair, boat 35 
maintenance and storage. Pleasure boat licenses have more than doubled in the Keys since 1980. 36 

 37 

 38 

 39 
 40 

 41 

 42 

 43 

 44 

 45 

 46 

 47 

 48 

 49 
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 1 

III. PROPOSED AMENDMENTS 2 
 3 
Request to amend the FLUM designation from Industrial to Mixed Use/Commercial (MC) for the 4 

property identified in purple below.  5 

 6 

 7 
 8 

 9 

The FLUM amendment will affect 18 parcels (00123660-000000, 00123720-000400, 00123760-10 

000200, 00123720-000100, 00123720-000200, 00123730-000100, 00123740-000000, 00123770-11 

000000, 00127290-000000, 00127380-000000, 00127250-000000, 00127280-000000, 00123600-12 

000100, 00123600-000102, 00123600-000101, 00123590-000000, 00123570-000000, and 13 

00123540-000000) located on South Stock Island, totaling 49.40 upland acres. 14 

 15 

(See Exhibit 4) 16 

17 

49.40 Acres
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 1 
IV. ANALYSIS OF PROPOSED DENSITIES & INTENSITIES; COMPATABILITY; AND 2 

CONCURRENCY ANALYSIS 3 
 4 

Compatibility: 5 
 6 
The approximate location of the proposed FLUM amendment is outlined below in the pink circle: 7 

 8 

 9 

 10 

 11 

 12 

 13 

 14 

 15 

 16 

 17 

 18 

 19 

 20 

 21 

 22 

 23 

 24 

 25 

 26 

 27 

 28 

 29 

 30 

 31 

 32 

 33 

 34 

As can be noted in the map above, many of the properties neighboring the parcels which are the 35 

subject of the requested FLUM amendment are currently designated as Mixed Use/Commercial 36 

(shown in red).  The surrounding area includes a mix of uses, including but not limited to: 37 

commercial, office, industrial, service (such as engine repair), storage, warehouse, restaurants, 38 

residential housing, public utility facilities and commercial fishing uses.   39 

 40 

Additionally, the subject parcels which are the subject of the requested FLUM amendment are 41 

designated as Tier III, classified as developed land, and are not designated as habitat for any 42 

protected species.  With the diverse set of uses located on the subject parcels and the neighboring 43 

properties, the proposed amendment is considered compatible with the existing uses, the character of 44 

the undeveloped & developed properties, and the surrounding natural resources. 45 
 46 

47 
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Maximum Allocated Density and Intensity by Future Land Use Map Designation: 1 
 2 

Existing FLUM Type Adopted Standards Development potential  

Industrial 
FLUM 

 
Total site: 49.4 acres 

Residential 
Allocated Density/Acre 1 du 49 units 

Transient 
Allocated Density/Acre 

 

0 rooms/spaces 0 rooms/spaces 

Nonresidential 
Maximum Intensity 0.25-0.60 FAR 537,966 sf – 1,291,118 sf 

 

Proposed FLUM Type Adopted Standards Development potential  

Mixed Use/ Commercial 
FLUM 

 
Total site: 49.4 acres 

Residential 
Allocated Density/Acre 1-6 du 49 – 296 units** 

Residential  
Allocated Density/Acre 

MC FLUM & MI Zoning 
1 du 49 units¤¤¤ 

Transient 
Allocated Density/Acre 

(32.11 acres 
removed 35% of upland area* 

or 17.29 acres) 
 

5-15 rooms/spaces 160 -481 rooms/spaces 

Nonresidential 
Maximum Intensity 0.30-0.60 FAR 645,559 sf – 1,291,118 sf 

 

Net Change in 
Development Potential 

based on FLUM 

Residential:  + 247 du 
Transient: +481 rooms/spaces 

Nonresidential: no change 

¤¤¤Note, if MC FLUM and MI Zoning – no change to residential development potential 
 3 
Note: The above table provides an approximation of the development potential for residential, transient and 4 
commercial development.  Please note, Section 130-156 of the Land Development Code states: “The density 5 
and intensity provisions set out in this section are intended to be applied cumulatively so that no development 6 
shall exceed the total density limits of this article. For example, if a development includes both residential 7 
and commercial development, the total gross amount of development shall not exceed the cumulated 8 
permitted intensity of the parcel proposed for development.” 9 
 10 

 11 

 12 

 13 

 14 

*Note: The MC FLUM text amendment to revise the MC FLUM Category description and assign the 
Maritime Industries Zoning District to the MC category, also includes a requirement that 35% of the 
upland area to be preserved for working waterfront and water dependent uses and exclude transient uses.  
 
**Note: The MC FLUM text amendment limits permanent residential development to employee housing or 
commercial apartments. 
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Concurrency Analysis: 1 
 2 

POTABLE WATER - FKAA’s Water Treatment Facility in Florida City, has a maximum water 3 

treatment design capacity of 29.8 million gallons per day (MGD) and is capable of treating up to 4 

23.8 MGD.  There are also two saltwater Reserve Osmosis (RO) plants, located on Stock Island and 5 

Marathon, which are able to produce potable water under emergency conditions.  The RO 6 

desalination plants have design capacities of 2.0 and 1.0 MGD of water, respectively.  The annual 7 

average daily demand is 16.21 MGD and projections indicate a slight increase to an annual average 8 

daily demand to 16.54 MGD. 9 
 10 
The applicant has submitted a letter of coordination from the Florida Keys Aqueduct Authority 11 

stating there is adequate capacity based upon the maximum density and intensity potential under the 12 

MC FLUM (see Exhibit 5). 13 

 14 

FLUM 
Comprehensive 

Plan Potable Water 
Policy 701.1.1 

Max Potential 
Residential 

Development  
(dwelling units) 

Persons/ 
household 

Total 
persons 

Total LOS 
Demand 

Net 
Change 

INDUSTRIAL 
Residential LOS 
66.50/gal/cap/day  
(149 gal/du/day) 

49 du 2.24 109 7,248 

+36,841 

MIXED USE / 
COMMERCIAL 

Residential LOS 
66.50/gal/cap/day  
(149 gal/du/day) 

296 du 2.24 663 44,089 

 15 

FLUM 
Comprehensive Plan 
Potable Water Policy 

701.1.1 

Max Potential  
Intensity  

Floor Area Ratio 
(FAR) Square Feet 

Total LOS Demand Net Change 

INDUSTRIAL 
(0.60 FAR) 

Nonresidential LOS  
0.35 gal/sq.ft./day 1,291,118 sf 451,891 

No changes 
MIXED USE / 

COMMERCIAL 
(0.60 FAR) 

Nonresidential LOS  
0.35 gal/sq.ft./day 1,291,118 sf 451,891 

 16 
 17 

SOLID WASTE - Monroe County has a contract with Waste Management, authorizing the use of in-18 

state facilities through September 30, 2016; thereby, providing the County with approximately four 19 

years of guaranteed capacity.   20 
 21 
The applicant has submitted a letter of coordination from Waste Management stating there is 22 

adequate capacity based upon the maximum density and intensity potential under the MC FLUM 23 

(see Exhibit 5). 24 

 25 
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FLUM 
Comprehensive 

Plan Solid Waste 
Policy 801.1.1  

Max Potential 
Residential 

Development  
(dwelling units) 

Persons/ 
household 

Total 
persons 

Total LOS 
Demand 

Net 
Change 

INDUSTRIAL Residential LOS  
5.44lbs/capita/day 49 du 2.24 109 592 

+3,014 
MIXED USE / 

COMMERCIAL 
Residential LOS  

5.44lbs/capita/day 296 du 2.24 663 3,606 

 1 

SANITARY SEWER – The property will be served by the Key West Resort Utilities Wastewater 2 

Treatment Plant.  The applicant has submitted a letter of coordination from Key West Resort 3 

Utilities stating there is adequate capacity based upon the maximum density and intensity potential 4 

under the MC FLUM (see Exhibit 5). 5 

 6 

TRAFFIC CIRCULATION – According to the 2011 US.1 Arterial Travel Time and Delay Study, at 7 

the present time, US 1 is operating overall at a LOS of “C.”  In the Lower Keys Area, the Stock 8 

Island segment (Segment 1 – MM 4.0-5.0) is operating at a LOS of “B” and the segments from Boca 9 

Chica (MM5.0-9.0) north to Big Pine Key (MM 29.5-33.0) are operating at a LOS of “C” or better.   10 

(Note: Staff is awaiting a traffic analysis and may modify this section based upon the new data) 11 

 12 

Other Analysis – Military Compatibility:  Monroe County has adopted amendments to the 13 

Comprehensive Plan to address military compatibility criteria.  Additionally, the Monroe County has 14 

amended its Land Development Regulations to delete the “1977 Air Installation Compatible Use 15 

Zones Overlay.”  The Safe Harbor Marina Property Owners Association, Inc., Future Land Use Map 16 

Amendment request was submitted prior to the effective date of the recently adopted Military 17 

Compatibility Policies and does not trigger any of the additional noise study requirements. 18 

 19 

The Navy’s 2007 AICUZ report identifies a portion of the subject properties within the 65DNL 20 

contour; however, the Navy’s Suggested Land Use Compatibility Recommendations do not prohibit 21 

the allowed uses within the MC FLUM Category.  (See Exhibit 6) 22 

 23 

For example: 24 

 25 

 Retail is listed as Y 26 

 Housing Units are listed as N¹ 27 

 Transient lodging is listed as N¹ 28 

 Marine craft transportation is  29 

listed as Y 30 

 Warehousing and storage 31 

is listed as Y 32 

 Repair Services is listed as Y 33 

 34 
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 1 
Additionally, the DRAFT NASKW Environmental Impact Statement (EIS) which was released by the 2 

Navy in the summer of 2012, includes a new DRAFT noise study, new DRAFT AICUZ contours based 3 

upon the Navy’s proposed alternatives as well as a new DRAFT existing conditions map of the noise 4 

contours. 5 

 6 

The existing conditions analysis in the DRAFT EIS is based upon:  7 

o Annual flight operations totaling 47,500, and detailed data on typical aircraft mix, types of 8 

airfield operations, runway and flight track utilization, and engine maintenance run‐up operations 9 

o Existing annual FCLP operations were estimated at 1,396 10 

o An estimate that 2.6 percent of annual operations would occur during acoustic night (10 p.m. 11 

to 7 a.m.) 12 

o Climate data 13 

 14 

The results this analysis produced a map of contours (Figure 3.1‐2 of the DRAFT EIS) of the 15 

existing noise environment from NAS Key West airfield operations and does not include the parcels 16 

around Safe Harbor, Stock Island within the 65 DNL (see Exhibit 7 and below). 17 

 18 

 19 

Key to Navy’s Suggested Land Use Compatibility: 
 
Y = Yes, Land Use and related structures compatible without restrictions. 
Y¹ = (Yes with Restrictions) The land use and related structures are generally compatible. 

However, see note(s) indicated by the superscript. 
N¹ = (No with Exceptions) The land use and related structures are generally incompatible. 

However, see notes indicated by the superscript. 
N = No, Land Use and related structures are not compatible and should be prohibited 
 
The superscript of (1) states: 
a) Although local conditions regarding the need for housing may require residential use in these Zones, 

residential use is discouraged in 
DNL 65-69 and strongly discouraged in DNL 70-74. The absence of viable alternative development 

options should be determined and an evaluation should be conducted locally prior to local approvals 
indicating that a demonstrated community need for the residential use would not be met if 
development were prohibited in these Zones. 

 
b) Where the community determines that these uses must be allowed, measures to achieve and outdoor to 

indoor Noise Level Reduction (NLR) of at least 25 dB in DNL 65-69 and NLR of 30 dB in DNL 70-74 
should be incorporated into building codes and be in individual approvals; for transient housing a 
NLR of at least 35 dB should be incorporated in DNL 75-79. 

 
Note: Section 6.2 of the 2007 AICUZ states: The Navy has developed land use compatibility 
recommendations for the APZs and noise zones as shown in Tables 6-2 and 6-3. These 
recommendations are intended to serve as guidelines, but final decisions as to specific land use 
controls to be enacted into zoning regulations are made by the local community. 
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 1 

 2 

 3 

 4 

 5 

 6 

 7 

 8 

 9 

 10 

 11 

 12 

 13 

 14 

 15 

 16 

 17 

 18 

 19 

 20 

 21 

 22 

V. CONSISTENCY WITH THE MONROE COUNTY YEAR 2010 COMPREHENSIVE 23 

PLAN, THE FLORIDA STATUTES, AND PRINCIPLES FOR GUIDING 24 

DEVELOPMENT 25 
 26 

A. The proposed amendment is consistent with the following Goals, Objectives and Policies of 27 

the Monroe County Year 2010 Comprehensive Plan.  Specifically, the amendment furthers:  28 
 29 

Goal 101: Monroe County shall manage future growth to enhance the quality of life, ensure 30 

the safety of County residents and visitors, and protect valuable natural resources. 31 

 32 

Objective 101.4: Monroe County shall regulate future development and redevelopment to 33 

maintain the character of the community and protect the natural resources by providing for 34 

the compatible distribution of land uses consistent with the designations shown on the Future 35 

Land Use Map. 36 

 37 

Policy 101.7.2: By January 4, 1998, Monroe County shall complete a community plan for 38 

Stock Island which shall address redevelopment needs identified by the needs assessment of 39 

potential redevelopment areas. Preparation and funding of this plan shall be coordinated with 40 

the City of Key West. 41 

 42 

Policy 101.20.2: The Community Master Plans shall be incorporated into the 2010 43 

Comprehensive Plan as a part of the plan and be implemented as part of the Comprehensive 44 

Plan. The following Community Master Plans have been completed in accordance with the 45 

principles outlined in this section and adopted by the Board of County Commissioners: 46 
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3. The Stock Island/Key Haven Livable CommuniKeys Plan Volume I is incorporated by 1 

reference into the 2010 Comprehensive Plan. The term Strategies in this Master Plan is 2 

equivalent to the term Objectives in the Comprehensive Plan and the term Action Item is 3 

equivalent to the term Policy; the meanings and requirements for implementation are 4 

synonymous. 5 

4. Volume Two (2) of the Stock Island and Key Haven Livable CommuniKeys Master Plan 6 

titled Harbor Preservation/Redevelopment and Corridor Enhancement Plan dated 7 

November 2005 and incorporated by reference into the 2010 Comprehensive Plan. The 8 

term Strategies in this Master Plan is equivalent to the term Objectives in the 9 

Comprehensive Plan and the term Action Item is equivalent to the term Policy; the 10 

meanings and requirements for implementation are synonymous. 11 

 12 

Policy 105.1.1: Monroe County shall create an economic development framework for a 13 

sustainable visitor-based economy, not dependent on growth in the absolute numbers of 14 

tourists, that respects the unique character and outdoor recreational opportunities available 15 

in the Florida Keys. 16 

 17 

Policy 105.1.2: Monroe County shall prepare design guidelines to ensure that future uses and 18 

development are compatible with scenic preservation and maintenance of the character of 19 

the casual island village atmosphere of the Florida Keys. 20 

 21 

Policy 502.1.1: Monroe County shall permit only port and port related land uses within the 22 

Safe Harbor/Peninsular port area of Stock Island. Within twelve months of the effective 23 

date of the Comprehensive Plan, Monroe County shall adopt Land Development 24 

Regulations and amend the Land Use District Maps to only permit those land uses 25 

including but not limited to commercial and industrial port dependent uses, industry, 26 

commercial fishing, marinas, and employee housing. 27 

 28 

Policy 502.1.2: Monroe County shall permit land uses supportive, complementary or 29 

otherwise port related nearby and adjacent to the Safe Harbor/Peninsular port area of Stock 30 

Island. Within twelve months of the effective date of the Comprehensive Plan, Monroe 31 

County shall adopt Land Development Regulations and amend the Land Use District Maps 32 

to only permit those uses, including but not limited to warehousing, industry, affordable 33 

housing, marine businesses, and restaurants. 34 

 35 
Policy 502.1.5: Monroe County shall support a proposal to amend the Coastal Barrier 36 

Resources System Map adopted by the Coastal Barrier Improvement Act of 1990, to delete 37 

the improved port property along the Safe Harbor entrance channel from the system unit, 38 

FL 57. 39 

 40 

Stock Island/Key Haven Livable CommuniKeys Plan Volume I: 41 

 42 
Action Item 2.1.1: Initiate and complete a land use classification reevaluation plan for Stock 43 

Island. 44 

 45 

Action Item 2.3.1: Continue to recognize land use districts and FLUM categories as the 46 
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regulatory tool used for evaluating individual proposals for compliance with land 1 

development standards such as type of use and intensity of use. 2 

 3 

Stock Island/Key Haven Livable CommuniKeys Plan Volume II: 4 

 5 
Action Item: Promote a diverse mix of land uses to support increased activity in the harbor 6 

area, while remaining compatible with its working waterfront character and function. 7 

 8 

B. The amendment is consistent with the Principles for Guiding Development for the Florida 9 

Keys Area, Section 380.0552(7), Florida Statute.  10 
 11 

For the purposes of reviewing consistency of the adopted plan or any amendments to that plan 12 

with the principles for guiding development and any amendments to the principles, the principles 13 

shall be construed as a whole and no specific provision shall be construed or applied in isolation 14 

from the other provisions.  15 

 16 

(a) Strengthening local government capabilities for managing land use and development so that 17 

local government is able to achieve these objectives without continuing the area of critical 18 

state concern designation. 19 

(b) Protecting shoreline and marine resources, including mangroves, coral reef formations, 20 

seagrass beds, wetlands, fish and wildlife, and their habitat. 21 

(c) Protecting upland resources, tropical biological communities, freshwater wetlands, native 22 

tropical vegetation (for example, hardwood hammocks and pinelands), dune ridges and 23 

beaches, wildlife, and their habitat. 24 

(d) Ensuring the maximum well-being of the Florida Keys and its citizens through sound 25 

economic development. 26 

(e) Limiting the adverse impacts of development on the quality of water throughout the Florida 27 

Keys. 28 

(f) Enhancing natural scenic resources, promoting the aesthetic benefits of the natural 29 

environment, and ensuring that development is compatible with the unique historic character 30 

of the Florida Keys. 31 

(g) Protecting the historical heritage of the Florida Keys. 32 

(h) Protecting the value, efficiency, cost-effectiveness, and amortized life of existing and 33 

proposed major public investments, including: 34 
 35 

1. The Florida Keys Aqueduct and water supply facilities; 36 

2. Sewage collection, treatment, and disposal facilities; 37 

3. Solid waste treatment, collection, and disposal facilities; 38 

4. Key West Naval Air Station and other military facilities; 39 

5. Transportation facilities; 40 

6. Federal parks, wildlife refuges, and marine sanctuaries; 41 

7. State parks, recreation facilities, aquatic preserves, and other publicly owned 42 

properties; 43 

8. City electric service and the Florida Keys Electric Co-op; and 44 

9. Other utilities, as appropriate. 45 
 46 
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(i) Protecting and improving water quality by providing for the construction, operation, 1 

maintenance, and replacement of stormwater management facilities; central sewage 2 

collection; treatment and disposal facilities; and the installation and proper operation and 3 

maintenance of onsite sewage treatment and disposal systems. 4 

(j) Ensuring the improvement of nearshore water quality by requiring the construction and 5 

operation of wastewater management facilities that meet the requirements of ss. 6 

381.0065(4)(l) and 403.086(10), as applicable, and by directing growth to areas served by 7 

central wastewater treatment facilities through permit allocation systems. 8 

(k) Limiting the adverse impacts of public investments on the environmental resources of the 9 

Florida Keys. 10 

(l) Making available adequate affordable housing for all sectors of the population of the Florida 11 

Keys. 12 

(m) Providing adequate alternatives for the protection of public safety and welfare in the event of 13 

a natural or manmade disaster and for a postdisaster reconstruction plan. 14 

(n) Protecting the public health, safety, and welfare of the citizens of the Florida Keys and 15 

maintaining the Florida Keys as a unique Florida resource. 16 

 17 

Pursuant to Section 380.0552(7) Florida Statutes, the proposed amendment is consistent with the 18 

Principles for Guiding Development as a whole and is not inconsistent with any Principle.   19 
 20 
C. The proposed amendment is consistent with the Part II of Chapter 163, Florida Statute 21 

(F.S.). Specifically, the amendment furthers: 22 
 23 

163.3161(4), F.S. – It is the intent of this act that local governments have the ability to preserve 24 

and enhance present advantages; encourage the most appropriate use of land, water, and 25 

resources, consistent with the public interest; overcome present handicaps; and deal 26 

effectively with future problems that may result from the use and development of land within 27 

their jurisdictions. Through the process of comprehensive planning, it is intended that units 28 

of local government can preserve, promote, protect, and improve the public health, safety, 29 

comfort, good order, appearance, convenience, law enforcement and fire prevention, and 30 

general welfare; facilitate the adequate and efficient provision of transportation, water, 31 

sewerage, schools, parks, recreational facilities, housing, and other requirements and 32 

services; and conserve, develop, utilize, and protect natural resources within their 33 

jurisdictions 34 

 35 

163.3161(6), F.S. - It is the intent of this act that adopted comprehensive plans shall have the 36 

legal status set out in this act and that no public or private development shall be permitted 37 

except in conformity with comprehensive plans, or elements or portions thereof, prepared 38 

and adopted in conformity with this act. 39 

 40 

163.3177(1), F.S. - The comprehensive plan shall provide the principles, guidelines, standards, 41 

and strategies for the orderly and balanced future economic, social, physical, environmental, 42 

and fiscal development of the area that reflects community commitments to implement the 43 

plan and its elements. These principles and strategies shall guide future decisions in a 44 

consistent manner and shall contain programs and activities to ensure comprehensive plans 45 

are implemented. The sections of the comprehensive plan containing the principles and 46 
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strategies, generally provided as goals, objectives, and policies, shall describe how the local 1 

government’s programs, activities, and land development regulations will be initiated, 2 

modified, or continued to implement the comprehensive plan in a consistent manner. It is not 3 

the intent of this part to require the inclusion of implementing regulations in the 4 

comprehensive plan but rather to require identification of those programs, activities, and land 5 

development regulations that will be part of the strategy for implementing the comprehensive 6 

plan and the principles that describe how the programs, activities, and land development 7 

regulations will be carried out. The plan shall establish meaningful and predictable standards 8 

for the use and development of land and provide meaningful guidelines for the content of 9 

more detailed land development and use regulations. 10 

 11 

163.3177(6)(a)2., F.S. - The future land use plan and plan amendments shall be based upon 12 

surveys, studies, and data regarding the area, as applicable, including: 13 

a. The amount of land required to accommodate anticipated growth. 14 

b. The projected permanent and seasonal population of the area. 15 

c. The character of undeveloped land. 16 

d. The availability of water supplies, public facilities, and services. 17 

e. The need for redevelopment, including the renewal of blighted areas and the elimination of 18 

nonconforming uses which are inconsistent with the character of the community. 19 

f. The compatibility of uses on lands adjacent to or closely proximate to military installations. 20 

g. The compatibility of uses on lands adjacent to an airport as defined in s. 330.35 and 21 

consistent with s. 333.02. 22 

h. The discouragement of urban sprawl. 23 

i. The need for job creation, capital investment, and economic development that will 24 

strengthen and diversify the community’s economy. 25 

j. The need to modify land uses and development patterns within antiquated subdivisions. 26 

 27 

163.3177(6)(a)8., F.S. - Future land use map amendments shall be based upon the following 28 

analyses: 29 

a. An analysis of the availability of facilities and services. 30 

b. An analysis of the suitability of the plan amendment for its proposed use considering the 31 

character of the undeveloped land, soils, topography, natural resources, and historic 32 

resources on site. 33 

c. An analysis of the minimum amount of land needed to achieve the goals and requirements 34 

of this section. 35 

 36 

163.3194(1)(b), F.S. – All land development regulations enacted or amended shall be 37 

consistent with the adopted comprehensive plan, or element or portion thereof, and any land 38 

development regulations existing at the time of adoption which are not consistent with the 39 

adopted comprehensive plan, or element or portion thereof, shall be amended so as to be 40 

consistent. If a local government allows an existing land development regulation which is 41 

inconsistent with the most recently adopted comprehensive plan, or element or portion 42 

thereof, to remain in effect, the local government shall adopt a schedule for bringing the land 43 

development regulation into conformity with the provisions of the most recently adopted 44 

comprehensive plan, or element or portion thereof. During the interim period when the 45 

provisions of the most recently adopted comprehensive plan, or element or portion thereof, 46 
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and the land development regulations are inconsistent, the provisions of the most recently 1 

adopted comprehensive plan, or element or portion thereof, shall govern any action taken in 2 

regard to an application for a development order. 3 

 4 

163.3194(3)(a), F.S. – A development order or land development regulation shall be consistent 5 

with the comprehensive plan if the land uses, densities or intensities, and other aspects of 6 

development permitted by such order or regulation are compatible with and further the 7 

objectives, policies, land uses, and densities or intensities in the comprehensive plan and if it 8 

meets all other criteria enumerated by the local government. 9 

 10 

163.3201, F.S. – It is the intent of this act that adopted comprehensive plans or elements 11 

thereof shall be implemented, in part, by the adoption and enforcement of appropriate local 12 

regulations on the development of lands and waters within an area. It is the intent of this act 13 

that the adoption and enforcement by a governing body of regulations for the development of 14 

land or the adoption and enforcement by a governing body of a land development code for an 15 

area shall be based on, be related to, and be a means of implementation for an adopted 16 

comprehensive plan as required by this act 17 

 18 

D. The proposed amendment is consistent with the Florida Statutes (F.S.). Specifically, the 19 

amendment furthers: 20 
 21 

342.07, F.S. - The definition of the term recreational and commercial working waterfront 22 

means a parcel or parcels of real property that provide access for water-dependent 23 

commercial activities, including hotels and motels as defined in s. 509.242(1), or provide 24 

access for the public to the navigable waters of the state.  Recreational and commercial 25 

working waterfronts require direct access to or a location on, over, or adjacent to a navigable 26 

body of water.  The term includes water-dependent facilities that are open to the public and 27 

offer public access by vessels to the waters of the state or that are support facilities for 28 

recreational, commercial, research, or governmental vessels.  These facilities include public 29 

lodging establishments, docks, wharfs, lifts, wet and dry marinas, boat ramps, boat hauling 30 

and repair facilities, commercial fishing facilities, boat construction facilities, and other 31 

support structures over the water.  As used in this [statute] section, the term “vessel” has the 32 

same meaning as in s. 327.02(39).  Seaports are excluded from the definition. 33 

 34 

VI. PROCESS 35 
 36 

Comprehensive Plan Amendments may be proposed by the Board of County Commissioners, the 37 

Planning Commission, the Director of Planning, or the owner or other person having a contractual 38 

interest in property to be affected by a proposed amendment.  The Director of Planning shall review 39 

and process applications as they are received and pass them onto the Development Review 40 

Committee and the Planning Commission.  41 

 42 

The Planning Commission shall hold at least one public hearing.  The Planning Commission shall 43 

review the application, the reports and recommendations of the Department of Planning & 44 

Environmental Resources and the Development Review Committee and the testimony given at the 45 

public hearing.  The Planning Commission shall submit its recommendations and findings to the 46 
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Board of County Commissioners (BOCC).  The BOCC holds a public hearing to consider the 1 

transmittal of the proposed comprehensive plan amendment, and considers the staff report, staff 2 

recommendation, and the testimony given at the public hearing. The BOCC may or may not 3 

recommend transmittal to the State Land Planning Agency.  The amendment is transmitted to State 4 

Land Planning Agency, which then reviews the proposal and issues an Objections, 5 

Recommendations and Comments (ORC) Report.  Upon receipt of the ORC report, the County has 6 

180 days to adopt the amendments, adopt the amendments with changes or not adopt the amendment 7 

 8 

VI. STAFF RECOMMENDATION 9 
 10 

Staff recommends approval. 11 

 12 

VII. EXHIBITS 13 
 14 

1. Legal Description of subject parcels on Stock Island request the FLUM amendment 15 

2. Excerpt of FLUM amendment Application, submitted May 21, 2012 16 

3. Excerpt of the Stock Island/Key Haven Livable CommuniKeys Master Plan 17 

4. FLUM Amendment maps 18 

5. Letter of Coordination from the utilities 19 

6. Excerpt of 2007 AICUZ report 20 

7. Existing Condition Maps from Draft NASKW EIS 21 

8. CBRS boundary of Unit 57 on Stock Island 22 

9. Applicant submitted data on the KWRU Corp. Abandonment Contingencies 23 

 24 
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Exhibit 3 
 
 
Excerpt from:  
The Stock Island – Key Haven Livable CommuniKeys Master Plan 
 
Pg. 7: 
Commercial and Industrial Uses 
The following chart shows each commercial/industrial zoning classification and its corresponding number of 
parcels. 
 
 
 
 
 
 
 
 
 
 

 
 
 
There are a total of 413 acres of commercial and industrial-zoned land. All of the 142 acres of land zoned for 
Industrial uses are developed and located on Stock Island. Stock Island has more MU zoned areas than any 
other zoning classification. The purpose of the Mixed Use (MU) land use district is to establish or conserve 
areas of mixed uses, including commercial fishing, resorts, residential, institutional, and commercial uses. 
These areas are representative of the character, economy, and cultural history of the Florida Keys. The MU 
zoned areas of Stock Island include all of the above defined uses, except resorts, since there are no resorts on 
Stock Island or Key Haven. 
 
Commercial Uses 
This section includes all commercial uses other than industrial. Unlike many other communities in the Lower 
Keys, Stock Island and Key Haven have a US 1 commercial corridor as well as commercial uses and corridors 
throutout Stock Island. The planning department has identified Maloney/MacDonald Avenue and 5 Avenue as 
the primary intra-island commercial corridors. These corridors will be studied further to determine 
appropriate policies and recommendations for these areas. 
 
There are several small-scale strip type commercial developments found throughout Stock Island which 
include a variety of uses ranging from office space to convenience stores. Stock Island has many of the 
commercial needs within walking or a short drive from the residential sections of the island. There are also a 
number of restaurants and retail services located throughout the island. Again, the majority of the uses are 
zoned Mixed Use (MU) in addition to Suburban Commercial (SC) and one parcel of Urban Commercial 
(UC), which is currently vacant. 
 
There are 162 parcels taxed as commercial uses with a total taxable value of $57,079,912 in 2003. The 2002 
taxable value was $49,281,172. This equates to a difference of$7,798,740 or a 13% increase in the taxable 
value of the land. 
 



 

 

Industrial Uses 
Industrial uses are defined as those uses devoted to the manufacture, warehousing, assembly, packaging, 
processing, fabrication, storage, or distribution of goods and materials whether new or used, or the 
refinishing, repair, or rebuilding of vehicles or boats. 
There are several different industrial uses and sites located throughout Stock Island. Key Haven does not have 
any industrial uses or sites due to the residential nature of the subdivision. There are industrial sites 
throughout Stock Island with the majority of the uses located in the central section of the island. All of the 
industrial uses are zoned Mixed Use (MU) or Maritime Industrial (MI). 
 
A majority of the Stock Island industrial uses are associated with maritime uses such as boat repair, boat 
construction and other shipping related activities. Commercial fishing outfits are also located within this 
classification and located within the Safe Harbor area. The total taxable value of all industrial uses as assigned 
by the Monroe County Property Appraiser for 2003 is $28,541,363. The total taxable value for 2002 was 
$24,875,684. There was an increase of $3,665,679 or a 12% increase in the taxable value of the land. 
 
The Maritime Industrial (MI) zoning district establishes and conserves areas suitable for maritime uses such 
as ship building, ship repair, and other water-dependent manufacturing and service uses. It should also be 
noted that MI zone permits certain non-maritime uses as well, such as commercial apartments, retail 
commercial, and hotels. There are 142 acres and 24 parcels of MI zoned land. It must be noted that the area 
stated here may be higher than actual land that is present, due to the amount of bay bottom that is included as 
part of the parcel calculations. 
 
Pg. 12:  
Economic Development and Tourism 
"Working waterfront" is becoming increasingly relevant across the state, and indeed the country. "Working 
waterfront" describes communities whose economy is intrinsically linked to the waters and its bounty, as is 
the case with Stock Island. The Stock Island economy has not transitioned to a primarily tourism-based 
commercial retail economy, such as that of Key West Detailed information pertaining to the economy and 
waterfront areas of Stock Island are provided within the Harbor Preservation/Redevelopment and Intra-Island 
Transportation Plan completed by Wallace, Roberts, and Todd (WRT) in 2005. 
 
Tourist Housing 
Tourist housing is defined by the Land Development Regulations as a dwelling unit used for tenancies of less 
than 28 days which includes the rental, lease, sublease, or assignment of existing dwelling units. Within the 
planning area there are no motels, hotels, or guesthouses. However, on Stock Island there are several RV 
parks or mobile home parks with RV spaces for rent. 
 
Pg. 17: 
Planning Issues and Objectives 
From the start of the planning process and through out the development of the Existing Conditions report and 
this Master Plan, a number of planning issues and objectives have been identified and considered in the 
development of this plan. The planning issues and objectives follow in no specific order of importance: 
Stock Island 

• Maintain affordable housing while providing a mix of housing options; and 
• Promote the diversification of economic opportunities, including small businesses and home 

occupations; and 
• Identify a commercial center within Stock Island (i.e. not US 1); and 
• Improve aesthetics, commercial site and visual character of south side of US 1 corridor; and 
• Improve storefronts, signage, and landscaping for commercial properties; and 
• Enhance the community identity as a "commercial fishing" community; and 



 

 

• Provide space for a working waterfront and its supporting industries; and 
• Provide and improve waterfront access; and 
• Provide off-street parking for vehicles and boats; and 
• Provide improved public facilities, including cultural and recreational facilities and activity centers such 

as libraries. 
 
Pg. 23:  
Analysis of Community Needs 
 
Economic Diversity-Zoning and Land Use 
Recent development and redevelopment activities have been focused in the MU district. According to the 
2005 Property Appraisers database, 48% of the MU zoned parcels are developed with residential uses and 
20% are developed with commercial and office uses. The MU district permits both residential and 
commercial uses. Since all the residentially zoned lands are completely developed on Stock Island, this 
applies additional pressure to redevelop MU lands for residential uses. 
 
Responses from the Livable CommuniKeys survey indicate that 68% of the community agree or strongly 
agree with maintaining the amount of land for light industrial and commercial activity. The survey and 
development patterns indicate there is a need to redirect economic development and growth into appropriate 
infill areas and assess the availability of residentially zoned land.  
 
Economic Diversity-Opportunities. Retention and Expansion 
According to a report from the Chesapeake Group, the most important issues confronting commercial 
business operations are (in order of frequency): 

• difficulty in attracting and retaining employees 
• lack of visibility, inadequate signage 
• inability to improve or expand 
• lack of parking 
• traffic 
• decline in tourism 
• government regulations 
• degradation of the environment 

 
In addition, the Chesapeake Group report predicts that demand for basic goods and services will grow well 
into the foreseeable future as a result of changing household structures and demographics and increases in 
visitor-based activity. Major commercial opportunities for the lower keys were identified as: 

• Additional fast food operations 
• Additional chain drugstores 
• National large retail chains (example: Target or Wal-Mart) 

 
Maintain Commercial Fishing. 
The mail surveys indicate that the commercial activities the residents are mostly concerned with are those 
surrounding the commercial fishing industry. Specifically, 63% of the community agree or strongly agree that 
there is a need to protect the commercial fishing industry. Commercial fishing is permitted in both the 
Maritime Industrial zoning classification and the Mixed Use District, but is under pressure as those zones also 
allow for non-commercial fishing uses, as well as residential uses. 
 
 
 
 



 

 

Pg. 26 
Current Conditions Summary 
Stock Island is one of the most densely developed Keys. Very few vacant areas exist to accommodate infill, 
which means redevelopment will be likely over the next 20 year planning horizon. Many of the lots of Stock 
Island are small compared to other areas of unincorporated Monroe County. For example, the residential lots 
in the Lincoln Gardens subdivision neighborhood are approximately 3,440 square feet in size. 
 
Commercial activities occur in many areas of Stock Island. This is because the predominant land use zoning 
district is Mixed Use (MU), which allows for a variety of both residential and commercial uses and activities. 
The other predominate land use zoning districts are Maritime Industries and Urban Residential Mobile Home. 
 
Analysis of Communitv Needs 
Through the planning process, the community identified promoting diversification of economic opportunities 
as a priority. In order to achieve this, a sufficient supply of appropriately zoned land needs to be available. 
 
The Future Land Use Map serves as a guide for future land utilization and compliance of land uses with the 
policies set forth in the Comprehensive Plan. There are instances on Stock Island and Key Haven where the 
land use zoning district and/or the FLUM does not correspond with current land use. This results in 
nonconforming uses and structures. On a site-by-site basis, nonconformities create difficulties in reconciling 
appropriate redevelopment proposals in the context of current land use zoning district and the FLUM. 
 
The MU zoning, which allows for both commercial and residential uses, does not adequately inherently 
protect commercially utilized land from being converted to residential use. Similarly, the MU zoning does not 
adequately protect residentially utilized land from being converted to commercial use. There is a community-
wide need to be sure there is enough appropriately zoned land to accommodate future growth and 
redevelopment for residential and commercial utilization. 
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ROBYN  LN


 

  







 


  





Stock Island 5 _______

Future Land Use change of eighteen parcels from
Industrial (I) to Mixed Use/Commerical (MC).

577 & 582


RE Numbers: 00123660-000000, 00123720-000400,
00123760-000200, 00123720-000100, 00123720-000200, 
00123730-000100, 00123740-000000, 00123770-000000, 
00127290-000000, 00127380-000000, 00127250-000000, 
00127280-000000, 00123600-000100, 00123600-000102, 
00123600-000101, 00123590-000000, 00123570-000000,
and 00123540-000000





_________
June 29, 2010

 51.5
2012

FLUM
AD -  Air po r t Dis tr ict

C -  C o ns e rv at io n

E -  Ed u ca ti on

I -  I nd u st ria l

INS  -  In s titu ti on a l

M  -  M ilit ar y

M C -  M ixe d  Us e /C om m e r cia l

M CF  -  M ixe d  Us e /C om m e r cia l F ish in g

M N -  M ain la n d Na tiv e

PB -  P ub lic  Bu ild in g s/G r o un d s

PF  -  Pu b lic Fa cilit ies

R -  R e cr ea t ion

RC  -  Re s ide n tia l Co n se rv a tio n

RH  -  Re s ide n tia l Hig h

RL  -  Re s ide n tia l Lo w

RM  -  R e sid e nt ia l M e d ium

9/19/2012
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AICUZ AND LAND USE COMPATIBILITY GUIDELINES 

6-2 NAS Key West AICUZ Update 

APZ II is an area beyond APZ I and it has a measurable potential for aircraft accidents relative to APZ I 
or the Clear Zone.  APZ II areas can exist in conjunction with Noise Zones 1, 2, or 3.  These 
combinations of noise and accident potential are shown as II-3 (APZ II-Noise Zone 3) for the areas of 
highest noise exposure and measurable accident potential, II-2 (APZ II-Noise Zone 2) for areas of 
moderate noise exposure and measurable accident potential, and II-1 (APZ II-Noise Zone 1) for areas of 
measurable accident potential and low noise exposure.  These areas have potential for accidents and noise 
impacts and land use controls are recommended.  

Noise zones vary in intensity of noise exposure and are shown as 1, 2, and 3 in the table.  Noise Zone 1 
(less than 65 DNL) is an area of low impact where some land use controls may be needed, Noise Zone 2 
(DNL 65-75) is an area of moderate impact where some land use controls are needed, and Noise Zone 3 
(DNL 75 and above) is the most severely impacted area and requires the greatest degree of land use 
controls for noise exposure. 

6.2 Suggested Land Use Compatibility within AICUZ Area 

The Navy has developed land use compatibility recommendations for the APZs and noise zones as shown 
in Tables 6-2 and 6-3.  These recommendations are intended to serve as guidelines, but final decisions as 
to specific land use controls to be enacted into zoning regulations are made by the local community.  
Noise sensitive uses including, but not limited to housing, schools, hospitals, churches, etc., are 
recommended to be placed outside of high noise areas.  People intensive uses including, but not limited to 
such uses as shopping malls, theaters, and activities that would draw concentrations of people to an area, 
should be placed outside APZs.  The purpose of the land use recommendations is not to preclude 
productive use of the land around Naval air facilities, but to recommend compatible future use of the land 
that is protective to human health, safety, and welfare.  

Certain land uses are not recommended in very high noise areas and/or the APZs.  Other land uses are 
considered compatible under certain conditions.  For example, recreational uses, such as parks, are 
compatible under APZ 1, under the condition that the recreational use does not include a high density of 
people (e.g. spectator sports).  Compatibility is a relative term and should be considered by local 
governments along with specific local land use development criteria.   

The guidelines for suggested land use listed in Tables 6-2 and 6-3 are nationwide in scope.  Since many 
air installations are in urban areas, these guidelines assume an urban environment with higher levels of 
ambient “background” noise that might exist in rural and suburban areas.  These compatibility guidelines 
are, therefore, sometimes modified at the local government level to address a specific local noise 
environment.  As noted previously in this report, the area from DNL 55 to 65 is an area where people can 
also sometimes be annoyed by aircraft overflight.  Planners should consider this zone a buffer zone that 
may be impacted by higher noise levels if operations increase in the future. 

The AICUZ footprint for this study includes the area from DNL 60 to 65 and recommendations are made 
for (1) fair disclosure statements regarding the noise levels to prospective owners and occupants and (2) 
site design and construction considerations to reduce the noise impact in residential areas in light of the 
life style in the Florida Keys.  Design provisions such as berms can reduce the effect of sound traveling 
across the water.  While many standard housing construction techniques provide some levels of sound 
attenuation, design considerations incorporating additional sound reduction in construction in this area 
can also help reduce energy consumption and should be considered.  In the area from DNL 55 to 60, fair 
disclosure to occupants could also be considered in recognition of future unknowns. 
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AICUZ AND LAND USE COMPATIBILITY GUIDELINES 

NAS Key West AICUZ Update 

Table 6-2 Suggested Land Use Compatibility in Noise Zones 

Suggested Land Use Compatibility Land Use

Noise Zone 1 
( DNL or CNEL)

Noise Zone 2 
( DNL or CNEL)

Noise Zone 3 
( DNL or CNEL)

SLUCM
NO

LAND USE NAME < 55 55- 64 65 - 69 70 -74 75- 79 80 -84 85+ 

Residential     
11 Household Units Y Y 1 N 1 N 1 N N N 
11.11 Single units: detached Y Y 1 N 1 N 1 N N N 
11.12 Single units: semidetached Y Y 1 N 1 N 1 N N N 
11.13 Single units: attached row Y Y 1 N 1 N 1 N N N 
11.21 Two units: side-by-side Y Y 1 N 1 N 1 N N N 
11.22 Two units: one above the other Y Y 1 N 1 N 1 N N N 
11.31 Apartments: walk-up Y Y 1 N 1 N 1 N N N 
11.32 Apartment: elevator Y Y 1 N 1 N 1 N N N 
12 Group quarters Y Y 1 N 1 N 1 N N N 
13 Residential Hotels Y Y 1 N 1 N 1 N N N 
14 Mobile home parks or courts Y Y 1 N N N N N 
15 Transient lodgings Y Y 1 N 1 N 1  N 1 N N 
16 Other residential Y Y 1 N 1 N 1 N N N 

20 Manufacturing        
21 Food & kindred products; 

manufacturing 
Y Y Y Y2 Y3 Y4 N 

22 Textile mill products; 
manufacturing 

Y Y Y Y2 Y3 Y4 N 

23 Apparel and other finished 
products; products made from 
fabrics, leather and similar 
materials; manufacturing 

Y Y Y Y2 Y3 Y4 N 

24 Lumber and wood products 
(except furniture); manufacturing 

Y Y Y Y2 Y3 Y4 N 

25 Furniture and fixtures; 
manufacturing 

Y Y Y Y2 Y3 Y4 N 

26 Paper and allied products; 
manufacturing 

Y Y Y Y2 Y3 Y4 N 

27 Printing, publishing, and allied 
industries 

Y Y Y Y2 Y3 Y4 N 

28 Chemicals and allied products; 
manufacturing 

Y Y Y Y2 Y3 Y4 N 

29 Petroleum refining and related 
industries 

Y Y Y Y2 Y3 Y4 N 

(Continued Next Page) 
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AICUZ AND LAND USE COMPATIBILITY GUIDELINES 

NAS Key West AICUZ Update 

Table 6-2 Suggested Land Use Compatibility in Noise Zones (Continued) 

Suggested Land Use Compatibility Land Use

Noise Zone 1 
( DNL or CNEL)

Noise Zone 2 
( DNL or CNEL)

Noise Zone 3 
( DNL or CNEL)

SLUCM
NO

LAND USE NAME < 55 55- 64 65 - 69 70 -74 75- 79 80 -84 85+ 

30 Manufacturing (continued)     
31 Rubber and misc. plastic 

products; manufacturing 
Y Y Y Y 2 Y 3 Y 4 N 

32 Stone, clay and glass products; 
manufacturing 

Y Y Y Y 2 Y 3 Y 4 N 

33 Primary metal products; 
manufacturing 

Y Y Y Y 2 Y 3 Y 4 N 

34 Fabricated metal products; 
manufacturing 

Y Y Y Y 2 Y 3 Y 4 N 

35 Professional scientific, and 
controlling instruments; 
photographic and optical goods; 
watches and clocks 

Y Y Y 25  30 N N 

39 Miscellaneous manufacturing Y Y Y Y 2 Y 3 Y 4 N 

40 Transportation, communication and utilities.     
41 Railroad, rapid rail transit, and 

street railway transportation 
Y Y Y Y 2 Y 3 Y 4 N 

42 Motor vehicle transportation Y Y Y Y 2 Y 3 Y 4 N 
43 Aircraft transportation Y Y Y Y 2 Y 3 Y 4 N 
44 Marine craft transportation Y Y Y Y 2 Y 3 Y 4 N 
45 Highway and street right-of-way Y Y Y Y 2 Y 3 Y 4 N 
46 Automobile parking Y Y Y Y 2 Y 3 Y 4 N 
47 Communication Y Y Y 25 5 30 5 N N 
48 Utilities Y Y Y Y 2 Y 3 Y 4 N 
49 Other transportation, 

communication and utilities 
Y Y Y 25 5 30 5 N N 

50 Trade        
51 Wholesale trade Y Y Y Y 2 Y 3 Y 4 N 
52 Retail trade – building materials, 

hardware and farm equipment 
Y Y Y Y  2 Y 3 Y 4 N 

53 Retail trade – shopping centers Y Y Y 25 30 N N 
54 Retail trade - food Y Y Y 25 30 N N 

(Continued Next Page) 
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AICUZ AND LAND USE COMPATIBILITY GUIDELINES 

NAS Key West AICUZ Update 

Table 6-2 Suggested Land Use Compatibility in Noise Zones (Continued) 

Suggested Land Use Compatibility Land Use

Noise Zone 1 
( DNL or CNEL)

Noise Zone 2 
( DNL or CNEL)

Noise Zone 3 
( DNL or CNEL)

SLUCM
NO

LAND USE NAME < 55 55- 64 65 - 69 70 -74 75- 79 80 -84 85+ 

50 Trade (Continued)     
55 Retail trade – automotive, marine 

craft, aircraft and accessories 
Y Y Y 25 30 N N 

56 Retail trade – apparel and 
accessories

Y Y Y 25 30 N N 

57 Retail trade – furniture, home, 
furnishings and equipment 

Y Y Y 25 30 N N 

58 Retail trade – eating and drinking 
establishments 

Y Y Y 25 30 N N 

59 Other retail trade Y Y Y 25  30 N N 

60 Services    
61 Finance, insurance and real estate 

services
Y Y Y 25 30 N N 

62 Personal services Y Y Y 25 30 N N 
62.4 Cemeteries Y Y Y Y 2 Y 3 Y 4,11 Y 6,11

63 Business services Y Y Y 25 30 N N 
63.7 Warehousing and storage  Y Y Y Y 2 Y 3 Y 4 N 
64 Repair Services Y Y Y Y 2 Y 3 Y 4 N 
65 Professional services Y Y Y 25 30 N N 
65.1 Hospitals, other medical fac.  Y Y 1 25 30 N N N 
65.16 Nursing Homes  Y Y  N 1  N 1 N N N 
66 Contract construction services Y Y Y 25 30 N N 
67 Government Services Y Y 1 Y 1 25 30 N N 
68 Educational services Y Y 1 25 30 N N N 
6  Miscellaneous    25 30 N N 

70 Cultural, entertainment and recreational      
71 Cultural activities (  churches)  1 25 30 N N N 
71.2 Nature exhibits  1 1 N N N N 
72 Public assembly  1  N N N N 
72.1 Auditoriums, concert halls   25 30 N N N 
72.11 Outdoor music shells, 

amphitheaters 
  1 N N N N N 

72.2 Outdoor sports arenas, spectator 
sports 

   7  7 N N N 

73 Amusements     N N N 
7  ecreational activities (include golf 

courses, riding stables, water rec.) 
 1 1 25 30 N N 

75 esorts and group camps   1  1  1 N N N 
76 Parks   1  1  1 N N N 
7  Other cultural, entertainment and 

recreation 
  1  1  1 N N N 

(Concluded Next Page) 
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AICUZ AND LAND USE COMPATIBILITY GUIDELINES 

NAS Key West AICUZ Update 

Table 6-2 Suggested Land Use Compatibility in Noise Zones (Concluded) 

Suggested Land Use Compatibility Land Use

Noise Zone 1 
( DNL or CNEL)

Noise Zone 2 
( DNL or CNEL)

Noise Zone 3 
( DNL or CNEL)

SLUCM
NO

LAND USE NAME < 55 55- 64 65 - 69 70 -74 75- 79 80 -84 85+ 

80 Resource Production and Extraction     
1 Agriculture (except live stock)        10  10,11  10,11

1.5 Livestock farming        N N N 
1.7 Animal breeding       N N N 
2 Agriculture related activities        10  10,11  10,11

3 Forestry Activities        10  10,11  10,11

 Fishing Activities        
5 Mining Activities        

 Other resource production or 
extraction

       

Key: 
SLUCM Standard Land Use Coding Manual, U.S. Department of Transportation 

 ( es)  Land Use and related structures compatible without restrictions. 

N (No)   Land Use and related structures are not compatible and should be prohibited. 

 ( es with estrictions)   The land use and related structures are generally compatible.  owever, see note(s) indicated by the superscript. 

Nx  (No with xceptions)  The land use and related structures are generally incompatible.  owever, see notes indicated by the superscript. 

NL   (Noise Level eduction)  Noise Level eduction (outdoor to indoor) to be achieved through incorporation of noise attenuation into 
the design and construction of the structure. 

25, 30, or 35   The numbers refer to Noise Level eduction levels. Land Use and related structures generally compatible however,
measures to achieve NL  of 25, 30 or 35 must be incorporated into design and construction of structures.  owever, measures to achieve an 
overall noise reduction do not necessarily solve noise difficulties outside the structure and additional evaluation is warranted.  Also, see notes 
indicated by superscripts where they appear with one of these numbers. 

DNL   Day Night Average Sound Level. 

CN L   Community Noise quivalent Level (Normally within a very small decibel difference of DNL) 

Ldn   Mathematical symbol for DNL. 

Notes: 
1. 

a) Although local conditions regarding the need for housing may require residential use in these Zones, residential use is discouraged in 
DNL 65-6  and strongly discouraged in DNL 70-7 .  The absence of viable alternative development options should be determined and an 
evaluation should be conducted locally prior to local approvals indicating that a demonstrated community need for the residential use would 
not be met if development were prohibited in these Zones. 

b) Where the community determines that these uses must be allowed, measures to achieve and outdoor to indoor Noise Level eduction
(NL ) of at least 25 dB in DNL 65-6  and NL  of 30 dB in DNL 70-7  should be incorporated into building codes and be in individual
approvals  for transient housing a NL  of at least 35 dB should be incorporated in DNL 75-7 . 

c) Normal permanent construction can be expected to provide a NL  of 20 dB, thus the reduction requirements are often stated as 5, 10 or 
15 dB over standard construction and normally assume mechanical ventilation, upgraded Sound Transmission Class (STC) ratings in
windows and doors and closed windows year round. Additional consideration should be given to modifying NL  levels based on peak noise 
levels or vibrations. 

d) NL  criteria will not eliminate outdoor noise problems.  owever, building location and site planning, design and use of berms and 
barriers can help mitigate outdoor noise exposure NL  particularly from ground level sources.  Measures that reduce noise at a site should 
be used wherever practical in preference to measures that only protect interior spaces. 
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AICUZ AND LAND USE COMPATIBILITY GUIDELINES 

NAS Key West AICUZ Update 

Notes (Continued): 
2.  Measures to achieve NL  of 25 must be incorporated into the design and construction of portions of these buildings where the public is 
received, office areas, noise sensitive areas or where the normal noise level is low. 

3.  Measures to achieve NL  of 30 must be incorporated into the design and construction of portions of these buildings where the public is 
received, office areas, noise sensitive areas or where the normal noise level is low. 

.  Measures to achieve NL  of 35 must be incorporated into the design and construction of portions of these buildings where the public is 
received, office areas, noise sensitive areas or where the normal noise level is low. 

5.  If project or proposed development is noise sensitive, use indicated NL  if not, land use is compatible without NL . 

6.  No buildings. 

7.  Land use compatible provided special sound reinforcement systems are installed. 

.  esidential buildings require a NL  of 25 

.  esidential buildings require a NL  of 30. 

10. esidential buildings not permitted. 

11. Land use not recommended, but if community decides use is necessary, hearing protection devices should be worn. 

Source: 
OPNAVINST 11010.36B, 2002 
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 NAS Key West Airfield Operations Draft Environmental Impact Statement 

3.0 Affected Environment  3-11 
June 2012   

 
Figure 3.1-2 Existing DNL Noise Exposure from NAS Key West Airfield Operations 
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00123720-000400

00123660-000000

Monroe County Parcels
CBRS

COASTAL BARRIER RESOURCES SYSTEM
OTHERWISE PROTECTED AREA

Date: 8/17/2012

µ
Data Source:  Federal Emergency Management Agency
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