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THE CITY OF KEY WEST 
PLANNING BOARD 

Staff Report 
 
To:  Chairman and Planning Board Members 
 
From:  Nicole Malo, Planner II 
 
Through:  Donald Leland Craig, AICP, Planning Director 
 
Meeting Date: May 15, 2014 

Agenda Item:  Zoning Map Amendment. 625 South Street (RE# 00038140-000000; 
AK# 1038890) - An Ordinance of the City of Key West amending the 
Official Zoning Map for property located at 625 South Street for an non-
conforming existing hotel property currently zoned Historic Residential 
Office (HRO) proposed to be rezoned Historic Commercial Tourist (HCT) 
per Section 90-521 of the Land Development Regulations of the Code of 
Ordinances of the City of Key West, Florida  

Location: 625 South Street (RE# 00038140-000000; AK# 1038890) 
 
 

 
Background 
The property proposed for rezoning is located at 625 South Street within the Historic Residential 
Office (HRO) and immediately adjacent to the Historic Commercial Tourist (HCT) zoning 
district. The property is a licensed 15 unit Motel, built in the 1950’s, known as Ocean Breeze 
Inn, the use is non-conforming to the zoning district. The property is within the Historic 
Commercial (HC) Future Land Use District and is eligible for a zoning map amendment request 
within that land use category as it is immediately adjacent to the requested zoning district. 
Transient uses are allowed uses within the HCT zoning district and the rezoning of the property 
would bring the existing use of the property into compliance with land use regulations. 
 
The existing zoning map of the area is as follows with the parcel in question highlighted in red: 
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The proposed amendments for the official zoning map will appear as follows: 
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Review Criteria 
Section 90-522 of the Code outlines key review criteria for any changes to the Land 
Development Regulations.  A review of the proposed ordinance relative to the criteria is 
provided below. 
 
Sec. 90-522.  Planning Board review of proposed changes in land development regulations. 
(a)   The planning board, regardless of the source of the proposed change in the land 
development regulations, shall hold a public hearing thereon with due public notice. The 
planning board shall consider recommendations of the city planner, city attorney, building 
official and other information submitted at the scheduled public hearing. The planning 
board shall transmit a written report and recommendation concerning the proposed 
change of zoning to the city commission for official action. In its deliberations the planning 
board shall consider the criteria stated in section 90-521. 
 
The City Planning Department has worked together with other city departments to review the 
proposed zoning map amendment. The Building Official reviewed the request as part of the DRC 
on February 27, 2014 and had no comments.  This report was prepared in support of procedural 
review criteria in the Code and for Planning Board consideration.  
 
Sec. 90-521.  Criteria for approving amendments to official zoning map. 
 
In evaluating proposed changes to the official zoning map, the city shall consider the 
following criteria: 
 
(1)   Consistency with plan.  Whether the proposal is consistent with the comprehensive 
plan, including the adopted infrastructure minimum levels of service standards and the 
concurrency management program.   
 
The proposed zoning map changes are consistent with related Goals, Objectives and Policies in 
the Future Land Use (FLU) Element and Future Land Use (FLU) Map of the Comprehensive 
Plan for the HC FLU District and the HCT zoning district. The property and its uses are existing 
and no changes are proposed to the site that will affect concurrency.  
 
(2)   Conformance with requirements.  Whether the proposal is in conformance with all 
applicable requirements of the Code of Ordinances.   
 
The proposed ordinance is in conformance with the Code and the procedures for amending the 
Official Zoning Map and is not in conflict with other parts of the Code of Ordinances. 
 
(3)   Changed conditions.  Whether, and the extent to which, land use and development 
conditions have changed since the effective date of the existing regulations, and whether 
such changes support or work against the proposed rezoning.  
 
Land use and development conditions for or around this property have not changed. The zoning 
for the property created sometime in the 90’s created the non-conforming use that can only now 
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be amended as a result of bringing the Comprehensive Plan and Future Land Use Map into 
compliance. 
 
(4)   Land use compatibility.  Whether, and the extent to which, the proposal would result in 
any incompatible land uses, considering the type and location of uses involved.   
 
The proposed Map amendment Other customary land uses found in residential districts such as 
parks and recreation, parking lots, educational institutions and nurseries, utilities and cultural 
activities have been determined to be higher impact uses are only allowed conditionally and 
therefore, must obtain Planning Board approval to determine land use compatibility. Therefore, 
the proposed LDR’s are compatible with surrounding land uses. 
 
(5)   Adequate public facilities.  Whether, and the extent to which, the proposal would result 
in demands on public facilities and services, exceeding the capacity of such facilities and 
services, existing or programmed, including transportation, water and wastewater services, 
solid waste disposal, drainage, recreation, education, emergency services, and similar 
necessary facilities and services. Rezoning does not constitute a concurrency determination, 
and the applicant will be required to obtain a concurrency determination pursuant to 
chapter 94.   
 
There is no new development associated with this map amendment as previously stated. 
Therefore, there is no negative impact on public facilities that will result as part of this 
amendment. Although the density is greater within the HCT zoning district (22 du/acre v. 16 
du/acre in the HRO) the property is nonconforming to density and no additional units are 
allowed to be developed on the site. 
 
(6)   Natural environment.  Whether, and to the extent to which, the proposal would result 
in adverse impacts on the natural environment, including consideration of wetlands 
protection, preservation of groundwater aquifer, wildlife habitats, and vegetative 
communities.   
 
The site proposed for rezoning is not considered environmentally sensitive or currently zoned as 
conservation land. The proposed zoning regulations have no impact on the natural environment. 
 
(7)   Economic effects.  Whether, and the extent to which, the proposal would adversely 
affect the property values in the area or the general welfare.   
 
The proposed zoning map amendment will bring the property into compliance with Code. No 
changes in use are proposed and the proposal will not negatively affect the property values or 
general welfare.  
 
(8)   Orderly development.  Whether the proposal would result in an orderly and compatible 
land use pattern. Any negative effects on such pattern shall be identified.   
 
The proposed LDR’s will support an orderly and compatible land use pattern consistent with that 
which currently exists. No spot zoning is proposed. 
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(9)   Public interest; enabling act.  Whether the proposal would be in conflict with the public 
interest, and whether it is in harmony with the purpose and interest of the land 
development regulations in this subpart B and the enabling legislation.   
 
The proposed map amendment will bring the existing non-conforming use of the property into 
compliance with the Code and is compatible with the surrounding land uses. The map change is 
not in conflict with the public interest and will further the intent of the Comprehensive Plan and 
Land Development Regulations. 
   
(10)   Other matters.  Other matters which the Planning Board and the City Commission 
may deem appropriate.   
 
Other matters have not been identified at this time.   
 
In summary, the zoning regulations contained in the proposed Ordinance are as follows: 
 
 
Recommendation:  Planning Staff recommends the Planning Board forward to the City 
Commission a recommendation of approval of the ordinance amending the Official Zoning Map 
of the Land Development Regulations to rezone 625 Duval Street from HRO to HCT. 
 
 
    



 
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 

Draft Resolution 
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Resolution Number 2014-xx 

 
  ____________ Chairman 

 
  __________ Planning Director 
 

 

 

PLANNING BOARD 
RESOLUTION No. 2014-xx   

      
A RESOLUTION OF THE KEY WEST PLANNING BOARD 
RECOMMENDING APPROVAL OF AN ORDINANCE OF 
THE CITY OF KEY WEST, FLORIDA, AMENDING THE 
OFFICIAL ZONING MAP FOR PROPERTY LOCATED AT 
625 SOUTH STREET(RE# 00038140-000000; AK# 1038890), 
KOWN AS THE OCEAN BREEZE INN, FROM HISTORIC 
RESIDENTIAL OFFICE (HRO) TO HISTORIC 
COMMERCIAL TOURIST (HCT); PROVIDING FOR 
SEVERABILITY; PROVIDING FOR REPEAL OF 
INCONSISTENT PROVISIONS; PROVIDING FOR AN 
EFFECTIVE DATE. 
 
 

 

WHEREAS, the Ocean Breeze Inn property, a Motel built in the 1950’s with 15 transient 

licenses, located at 625 South Street, is currently zoned historic Residential Office (HRO) and is 

a non-conforming use; and 

 

WHEREAS, the applicant initiated the proposed Zoning Map amendment to rezone the 

property to the adjacent zoning district of Historic Commercial Tourist; and 

 

WHEREAS, the HRO and the HCT are both within the Historic Commercial Future 

Land Use category; and 

 

WHEREAS, the Planning Board held a noticed public hearing on May 15, 2014, where 

based on the consideration of recommendations by the City Planner, the Planning Board 

recommended approval of the proposed amendments; and   
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Resolution Number 2014-xx 

 
  ____________ Chairman 

 
  __________ Planning Director 
 

 

 

 

WHEREAS, the Planning Board determined that the proposed amendments are: 

consistent with the Comprehensive Plan; in conformance with all applicable requirements of the 

Code of Ordinances; are not stimulated by changed conditions after the effective date of the 

existing regulation; will promote land use compatibility; will not result in additional public 

demand on public facilities; will have no impact on the built environment; will not negatively 

impact property values or the general welfare; will result in more orderly and compatible land 

use patterns; and are in the public interest. 

 

NOW THEREFORE BE IT RESOLVED by the Planning Board of the City of Key 

West, Florida:  

Section 1. That the above recitals are incorporated by reference as if fully set forth 

herein. 

Section 2. That the official zoning map of the City of Key West is hereby recommended 

for amendment for property located at 625 South Street (RE# 00038140-000000; AK# 1038890), 

from HRO zoning to HCT zoning; a copy of the recommended modifications to the Code is 

attached.  

 

Section 3. This resolution shall go into effect immediately upon its passage and adoption 

and authentication by the signatures of the presiding officer and the Clerk of the Commission. 

Read and passed on first reading at a regular meeting held this 15th day of May, 2014. 

 
Authenticated by the Chairman of the Planning Board and the Planning Director.  
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Resolution Number 2014-xx 

 
  ____________ Chairman 

 
  __________ Planning Director 
 

 

 

 
 
 
______________________________________________________________________ 
Chairman Richard Klitenick  Date 
Key West Planning Board  
 
Attest: 
 
 
_______________________________________________________________________ 
Donald Leland Craig, AICP  Date 
Planning Director 
 
 
Filed with the Clerk:  
 
 
________________________________________________________________________ 
Cheryl Smith, City Clerk        Date 
 



 
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 

Application 
 
 

 

 

 

 

















 
 

 
 
 
 
 
 

 
 
 
 

 
 

Deed 
 

 

 









 
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 

Survey 
 
 

 

 

 

 





 
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 

Property Appraiser Information 
 
 

 

 

 

 

















 
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 

DRC 
Minutes & Comments 
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No comments, but would like to remind property owners that trees located within any proposed 
construction area will have to be protected as per Key West code.  Also, if any trees are within the 
proposed construction area and need to be removed, a permit might be required from the Tree 
Commission (see Sec 110 of the Code of Ordinances). 
 
POLICE DEPARTMENT: 
No comments. 
 
HARC PLANNER: 
No comments. 
 
PLANNING DIRECTOR: 
No comments. 
  
ENGINEERING: 
No comments. 

  
FIRE DEPARTMENT: 
Mr. Barroso stated to schedule a site visit with the fire department prior to Planning Board 
meeting. 
 
BUILDING OFFICIAL: 
Mr. Wampler stated, moving forward NOA’s will be needed; no other comments. 
 
SUSTAINIBILITY COORDINATOR: 
No comments. 
 
KEYS ENERGY 
KEYS has no objections to the variance request. 
 

7. Zoning Map Amendment – 625 South Street (RE # 00038140-000000; AK# 1038890)  – A 
zoning map amendment for an non-conforming existing hotel property currently zoned Historic 
Residential Office (HRO) proposed to be rezoned Historic Commercial Tourist (HCT) per Section 
90-521 of the Land Development Regulations of the Code of Ordinances of the City of Key West, 
Florida.  

 
Ms. Malo gave members an overview of the zoning map amendment request. 
 
The applicant, Ms. Adele V. Stones, of Stones & Cardenas gave members an overview of the 
zoning map amendment request. 

 
DRC Member Comments: 
 
ART IN PUBLIC PLACES: 
No comments.  
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URBAN FORESTRY MANAGER: 
No comments. 
 
POLICE DEPARTMENT: 
No comments. 
 
HARC PLANNER: 
No comments. 
 
PLANNING DIRECTOR: 
No comments. 
  
ENGINEERING: 
No comments. 

 
FIRE DEPARTMENT: 
No comments. 
 
BUILDING OFFICIAL: 
No comments. 
 
SUSTAINIBILITY COORDINATOR: 
No comments. 
 
KEYS ENERGY 
KEYS has no objections to the zoning map amendment request. 

 
ADJOURNMENT 

 Meeting adjourned at 10:39am 
 

Respectfully submitted by, 
Stacy L. Gibson 

Administrative Assistant II 

Planning Department 



 
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 

Public Comment 
 

 



Fwd: The Manhattanization of Key West Must Stop - segle@keywestcity.com - City of Key West Mail

https://mail.google.com/mail/#inbox/145d6f7c05643f05[5/8/2014 3:10:23 PM]

Brendon Cunningha

Carlene Smith

Christy Mercer

Don Craig

Kevin Bond

Nicole Malo

Nicole Malo

Stacy Gibson

COMPOSE

Inbox

Starred

Important

Sent Mail

Drafts

Brenden Cunningham

PB

RENDERINGS

More  

 

Fwd: The Manhattani zation of Key West Must Stop Inbox x

May 7 (1 day ago)Stacy Gibson

to me

I will show u what to do with this.

 

Stacy L. Gibson

Administrative Assistant II

City of Key West Planning Department

3140 Flagler Avenue | Key West, Fl 33040

Phone 305.809.3764 | Fax 305.809.3978

sgibson@keywestcity.com | www.keywestcity.com

---------- Forwarded message ----------

From: David Bethune <david@zimidi.com>

Date: Tue, May 6, 2014 at 10:13 PM

Subject: The Manhattanization of Key West Must Stop

To: Stacy Gibson <sgibson@keywestcity.com>

Cc: Peter & Caren Cone <kwlobstermugr@comcast.net>

Ms Gibson,

I'm writing because I was recently informed by my neighbors on Elizabeth St. that the Ocean Breeze motel wants to change its

zoning to one rated for more commercial use. 

If this is allowed to happen, the property will be immediately razed and replaced with high density development, such as we

saw with Atlantic Shores, Jabor's Trailer Park, and now the trailer park on Simonton.

After owning my home in Old Town for 15 years, I've actually had to move into a rental on the mainland recently to get away

from the horrible construction noise that has ruined life on our street --as endless buildings and swimming pools replace what

was once a single family home on Villa Mill. 

My neighbors and I get no peace as it is from the jackhammering, drilling, and backing-up of trucks that goes on in our midst.

How much more are the people supposed to bear if a new high-density motel moves in at the end of what was once

Elizabeth Alley, used mostly by bicycles?

This Manhattanization of Key West must be stopped or there will be nothing left but noise, traffic, and a lost dream of

Paradise.

Sincerely,

David A. Bethune

Owner, Zimidi, Inc. (A licensed Key West business that also moved out because of noise & construction.)

1307 Elizabeth St.

Key West, FL 33040

305-509-4108

Show details

Stacy Gibson

sgibson@keywestcity.com

More
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Fwd: Elizabeth street zoning - segle@keywestcity.com - City of Key West Mail

https://mail.google.com/mail/#inbox/145d79853cce9174[5/8/2014 3:12:42 PM]

Brendon Cunningha

Carlene Smith

Christy Mercer

Don Craig

Kevin Bond

Nicole Malo

Nicole Malo

Stacy Gibson

COMPOSE

Inbox

Starred

Important

Sent Mail

Drafts

Brenden Cunningham

PB

RENDERINGS

More  

 

Fwd: Elizabeth street zoning Inbox x

May 7 (1 day ago)

Click here to Reply or Forward

Stacy Gibson

to me

Public comment for 625 South

 

I will show u what to do with it.

Stacy L. Gibson

Administrative Assistant II

City of Key West Planning Department

3140 Flagler Avenue | Key West, Fl 33040

Phone 305.809.3764 | Fax 305.809.3978

sgibson@keywestcity.com | www.keywestcity.com

---------- Forwarded message ----------

From: Arlene Doty <arlenedoty@gmail.com>

Date: Wed, May 7, 2014 at 12:18 PM

Subject: Elizabeth street zoning

To: sgibson@keywestcity.com

Dear Ms. Gibson,

I have just been notified that the Ocean Breeze Motel on the corner of South and Elizabeth streets has applied to change the

zoning from HISTORICAL, RESIDENTIAL,OFFICE (HRO) to HISTORICAL,COMMERCIAL,TOURISM (HCT). This would be a

DISASTER.

My husband and I bought our tiny piece of RESIDENTIAL property over thirty five years ago and little by little restored it to

what is now honored by a small plaque deeming it a HISTORICAL residence.  This little alley, with only room for parking on

one side of the street, is a quiet street where our children can play outside and we can all enjoy walking our pets and not live

in fear of speeding traffic.

If this zoning is allowed, we all know what will follow; multiple units or a business or businesses which will create the use of

many more cars on our already crowded street. We only have 9 parking spaces as it is for over 10 houses, four of  which

have two apartments in them.

I am out of the country now until  and will not be able to be at the hearing, but I want  to go on record if I may as

being totally, 100 percent against this proposal. It would cause problems beyond our worst fears and nightmares. I beg of this

board to consider what is right for the longtime residents who have faithfully restored, paid our taxes and kept our homes

beautifying Key West. I fear if this happens, I would be the first to leave Elizabeth street.

Thank  you for your time and consideration. My future is in this committee's hands.

Sincerely,

Arlene Doty

1308 Elizabeth Street

Key West, Florida 33040

305_2943544'

May 19th

Show details

Stacy Gibson

sgibson@keywestcity.com

More
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Public Notices 
(radius map & mailing list) 

 
 

 

 

 

 



 

 
 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The Key West Planning Board will hold a public hearing at 6:00 p.m., May 15, 2014 at Old 
City Hall, 510 Greene Street, Key West, Florida, (Behind Sloppy Joe’s Bar).  The purpose 
of the hearing will be to consider a request for: 
  
Zoning Map Amendment – 625 South Street (RE # 00038140-000000; AK# 1038890)  – A zoning map 
amendment for an non-conforming existing hotel property currently zoned Historic Residential Office 
(HRO) proposed to be rezoned Historic Commercial Tourist (HCT) per Section 90-521 of the Land 
Development Regulations of the Code of Ordinances of the City of Key West, Florida. 
 
If you wish to see the application or have any questions, you may visit the Planning 
Department during regular office hours at 3140 Flagler Avenue call 809-3720 or visit 
our website at www.keywestcity.com.  
 
THIS NOTICE CAN NOT BE REMOVED FROM THE SITE UNTIL AFTER 
PLANNING BOARD DETERMINATION. 

http://www.keywestcity.com/


Printed:May 01, 2014

Monroe County, Florida
625 South

DISCLAIMER: The Monroe County Property Appraiser's office maintains data on property within the County solely for the

purpose of fulfilling its responsibility to secure a just valuation for ad valorem tax purposes of all property within the County.

The Monroe County Property Appraiser's office cannot guarante its accuracy for any other purpose. Likewise, data provided

regarding one tax year may not be applicable in prior or subsequent years. By requesting such data, you hereby understand and

agree that the data is intended for ad valorem tax purposes only and should not be relied on for any other purpose.
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