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Zoning Map Amendment 
Pursuant to Ch. 90, Art. VI, Div. 2, KW LDRs 

City of Key West Land Development Regulations. 
  

Stadium Mobile Home Park. 
1213 14th Street 
(RE No. 00065030-000000 & 00054310-000000 
  
 
EXECUTIVE SUMMARY:  
 
The following is an analysis of the proposed Zoning Map Amendment 
based on the criteria contained in KW Code Ch. 90; the Principles for 
Guiding Development and F.S. Ch. 163. 
 
The analysis demonstrates the proposed map amendment is not inconsistent with the 
Comprehensive Plan, the Land Development regulations, the Principles for Guiding 
Development and Ch. 163 
 
PROPOSED AMENDMENT: 
 
Island-West Investment Corporation seeks to amend to the 
Zoning Map relative to the property commonly known as 
Stadium Mobile Home Park from the existing Medium Density 
Residential (“MDR”) to Historic Density Residential (“HDR”). 
 
The purpose of this amendment is to make necessary 
adjustments (increase density) in light of changed conditions 
(workforce housing crisis) pursuant to the City of Key West 
Comprehensive Plan Data and Analysis, as adopted on March 
5, 2013 via Ord. No. 13-04 and subsequently adopted by the 
Florida Department of Economic Opportunity, consistent with 
F.S. Ch. 163.  
 
AMENDMENT ANALYSIS 
 
Application & Fee (Sec. 90-554): Paid 12/18/17 
(1) Property Description. 

1213 Glynn R. Archer, Jr. Drive, Key West 
RE No. 00065030-000000 & 00054310-000000 
Area: 26.7 acres 
Flood Zone: AE-8 
 

  



Density MDR HDR 

Permitted 427 587 

Existing 278 -- 

 
Legal Description. 
A strip of land in the City of Key West, Florida and being more particularly described by metes and bounds 
as follows: COMMENCING at the Northeast corner of Lot 15 according to the PLAT OF SURVEY OF LANDS 
ON THE ISLAND OF KEY WEST, MONROE COUNTY, FLORIDA, as recorded in in Plat Book 3, Page 35, of the 
Public Records of Monroe County, Florida, bear North 57 degrees, 45 minutes and 40 seconds East, along 
the Southerly right-of-way line of Northside Drive 722.55 feet to the Northwest Corner of The Aldorsgate 
Property, thence bear South 32 degrees, 14 minutes and 20 seconds East, along the Westerly Property Line 
of the Aldersgate, 897.91 feet to the Southerly right-of-way line of the Ferrer F.E.C Roy., thence bear South 
68 degrees, 41 minutes and 40 seconds West along the Southerly right-of-way line of the Ferrer F.E.C Rwy., 
29.34 feet to the POINT OF BEGINNING of the strip of land hereinafter described, 41 minutes and 40 
seconds West, along the southerly right-o-way line of the Former F.E.C Rwy 189.69 feet, more or less; 
thence bear North 21 degrees, 14 minutes and 20 seconds West, 1.27 feet, more or less, to the Cyclone 
Fence; thence bear North 68 degrees, 41 minutes and 40 seconds East, alongside Cyclone Fence, 185 feet, 
more or less; thence Southeasterly, 1.27 more or less, back to the POINT OF BEGINNING. 
  
And Also; 
 
A strip of land on the Island of Key West, Florida, and being more particularly described by metes and 
bounds as follows: COMMENCING at the Southwest Corner of Block 21 at the KEY WEST FOUNDATION 
COMPANY’S SUBDIVISION, Plat No. 2, as recorded in Plat Book 1, Page 189, of the Public Records of 
Monroe County, Florida. North 68 degrees, 14 minutes and 20 seconds West, 172.87 feet: thence bear 
North 68 degrees, 45 minutes and 40 seconds Est, 116.17 feet to the Easterly Property Line of The Stadium 
Mobile Home Apartments and the POINT OF BEGINNING of the strip of land hereinafter described: from 
said POINT OF BEGINNING, continue bearing North 68 degrees, 45 minutes and 40 seconds East, 1.0 feet, 
more or less, to a Cyclone Fence: thence bear North 21 degrees,, 14 minutes and 20 seconds West, 
alongside Cyclone Fence. 635.55 feet to the Southerly right-of-way line of the Former. E.C.Row., 1.0 feet, 
more or less, to the Easterly Property Line of The Stadium and 20 seconds East, along the Easterly Property 
Line of the stadium Mobile Home Apartments, 635.35 feet. Back to the POINT OF BEGINNING. 

 
2) Current and proposed comprehensive plan land use map designation. 

Existing FLUM: MDR 
Proposed FLUM: HDR 

 
3) Current and proposed zoning. 

Existing Zoning: MDR 
Proposed Zoning: HDR 

 
4) Existing and proposed use. 

Existing use: Residential 
Proposed Use: Residential 

 
5) Disclosure of ownership. 

Owner: Island West Investment Corporation - A Florida 
Corporation 

 
Registered Agent: Hugh Morgan 

 317 Whitehead Street 



 Key West, FL 33040 
 
Officers:  Richard Harding 
 Jeffery Harding 
 Kenneth Harding 
 Patricia Harding 
 Robert Hiller 

6) Justification 
a. Comprehensive plan consistency - The proposed amendment is fully 

compatible with the Comprehensive Plan as outlined in this application. 

As outlined in this application, the proposed amendment is submitted as 
consistent with the overall purpose of the City’s comprehensive plan to 
“protect and maintain its natural, historic and cultural resources; preserves its 
community character and quality of life; ensure public safety, and; direct 
development and redevelopment in an appropriate manner”1.  

The request is also consistent with the City’s vision of “active neighborhoods 
and community-wide interests”2 as well as the mission to: “promote ongoing 
redevelopment of a sustainable economy, quality of life, and modern city 
infrastructure” to “act on behalf of the long-term, generational interests of 
residents and visitors of Key West”3. 

“The Future Land Use Map represents the City’s vision for its development 
and redevelopment during the short-, mid-, and long-range planning periods. 
The Future Land Use Map and designations serve as the foundation for the 
more detailed Land Development Regulations and special area plans adopted 
by the City. These regulations and plans must be consistent with and further 
the implementation of the Future Land Use Element and its goals, objectives 
and policies, as well as be consistent with the state adopted Principles for 
Guiding Development in Key West”4.  

The application is consistent with the City’s Comprehensive Plan generally, as 
required by section 163.3177(1), Florida Statutes, and specifically, the 
following applicable Land Use Element Objectives and Policies: 

 Objective 1-1.1 Future Land Use Map 
o Policy 1-1.1.1: Planning Horizons. 
o Policy 1-1.1.4: Affordable Housing and Compact Development 

Incentives. 

 
1 City of Key West Comprehensive Plan; Introduction: Purpose 
2 City of Key West Comprehensive Plan; Introduction: Vision 
3 City of Key West Comprehensive Plan; Introduction: Mission 
4 City of Key West Comprehensive Plan; APPENDIX A: 2012 Updates to the Data and Analysis for EAR-Based Comprehensive 
Plan Amendments; Page A-11 



 Objective 1-1.2.1: Plan and Design for Residential Quality.  
o Policy 1-1.2.1: Provide Access to Goods and Services and Protect 

Residential Areas from the Adverse Impacts of Transition in Land 
Use. 

o Policy 1-1.2.2: Promote Orderly Land Use Transition. 
 Objective 1-1.3: Allocating Commercial Development. 

o Policy 1-1.3.2: Designate Various Types of Mixed Use Commercial 
Nodes to Accommodate Diverse Commercial Uses. 

 Objective 1-1.4: Public Facilities, Infrastructure and Public Services. 
 Objective 1-1.9: Manage and Coordinate Future Land Use Decisions.  

o Policy 1-1.9.2: Comprehensive Plan Implementation and Land 
Development Regulations. 

o Policy 1-1.9.3: Performance Standards. 
o Policy 1.1.9.5: Land Use Consistency and Compatibility. 

 Objective 1-1.14: Continuing land Use Programs.  
o Policy 1-1.14.2: Land Use Trends. 

 Objective 1-1.15: Continuing Evaluation of land Use Element 
Effectiveness.  

o Policy 1-1.15.1: Review the Impact of Change Indicators on Land 
Use Policy. 

o Policy 1-1.15.4: Achieve Effective Resolution of Land Use Goals, 
Objectives, and Policies. 

Finally, the requested FLUM designation of HDR is consistent with the 
subsequent zoning designation of HDR under the companion Zoning 
amendment application. 

b. Impact on surrounding properties and infrastructure - No impact on 
surrounding properties or infrastructure is anticipated.  
 
The effect of the requested change on the particular property would be an 
increased long-term capacity for residential development in the heart of New 
Town. The particular property and surrounding properties have access to 
adequate public infrastructure and community services. The proposed change 
represents a proactive future land use amendment to catalyze urban infill 
development5, primarily in the form of much needed housing.  
 
Potential impact on infrastructure would be realized through redevelopment 
activities and upgrades to existing infrastructure; this is assessed in detail by 
implementing LDRs and the Development Review process. No negative 
impacts on surrounding properties and infrastructure is anticipated as part of 
this analysis.  
 

 
5 FL Statute Section 163.2511(2)(f) 



 

Surrounding Properties 

Adjacency Existing Use Future Land Use Zoning 

North High Intensity Commercial General Commercial CG 

South Multi-family housing Medium Density Residential MDR 

East  Multi-family housing 
High Density Residential 
Medium Density Residential 

HR 
MDR 

West 
Professional Offices 
Community Recreation (ball fields) 

High Density Residential 
Public Service 

CG 
PS 

 
Levels of Service – Based on the evaluation criteria of Sec. 90-521(5) the 
impacts of the proposed changes are fully consistent with residential 
development. 
 
As demonstrated in Section 90-521(5) adequate public facilities are available 
to provide service to the development and the request is consistent with 
adopted infrastructure minimum levels of service standards. 

 
c. Avoidance of spot zoning. 

 
1. Is a small parcel of land singled out for special and privileged treatment? 

No special or privileged treatment will be conferred through the 
approval of this request. This is a 20+ acre site to be designated 
consistent with the characteristics of the property itself and 
surrounding properties. 

 
2. Is singling out this lot in the public interest or only for the benefit of the 

landowner? 
This request is in the public interest. As documented in this 
application, the City is in a workforce housing crisis. The city needs, 
according to the most recent study by the City of Key West, nearly 
6,000 additional workforce housing units. This rezoning will allow 
additional density in an appropriate location to accommodate 
needed residential units. 

 
3. Is the action consistent with the adopted comprehensive plan? 

The action is consistent with the Comprehensive Plan as presented 
in the associated Comprehensive Plan Amendment under (6)a of 
this application. 

 
d. Undeveloped land with similar zoning. The amount of undeveloped land in 

the general area and in the city having the same zoning classification as that 
requested shall be stated.  

There is no other undeveloped land with similar zoning within 
300ft. 



 
Key West is considered “substantially developed, with limited 
opportunities for new development”6; “a built-out community with 
natural and policy constraints that limit future development 
potential”7. The subject property is identified as one of few 
remaining, large upland sites (over an acre) representing an 
opportunity for new development8.  
Based on research that has been performed since the 2005 EAR, it 
is estimated that there are approximately 84 vacant upland sites 
that the City estimates may have the potential to be developed for 
single family residential use9.  

 City-wide, there are approximately 10 ‘vacant’ parcels10 zoned 
MDR or HDR.  

 Approximately 8 ‘vacant’ parcels zoned MDR11; of these, 
approximately 5 are ‘vacant residential’12.  

 Approximately 2 ‘vacant’ parcels zoned HDR13 (both are 
right of way parcels along South Roosevelt); no ‘vacant 
residential’ parcels zoned HDR could be located.  

 There does not appear to be any undeveloped land in the 
general area having an HDR zoning classification: There are 
approximately 4 vacant parcels within an approximate 1/8 mile 
distance of the property; two of these are ‘vacant residential’ 
parcels land with similar zoning; one is zoned MDR14 and the 
other is zoned RO15.  

In order for Key West to continue to foster the intent and purpose 
of its Comprehensive plan to develop and redevelop housing supply 
to meet the demands of its population, re-balancing the FLUM 
allocation of these two residential designations is presented as a 
viable long-term solution; this application is an example of 
addressing that balance by amending this MDR property to HDR. 

 
 

 
6 City of Key West Comprehensive Plan; APPENDIX A: 2012 Updates to the Data and Analysis for EAR-Based Comprehensive 
Plan Amendments  Pg A-10 
7 City of Key West Comprehensive Plan; APPENDIX A: 2012 Updates to the Data and Analysis for EAR-Based Comprehensive 
Plan Amendments  Pg A-5 
8 City of Key West Comprehensive Plan; APPENDIX A: 2012 Updates to the Data and Analysis for EAR-Based Comprehensive 
Plan Amendments  Pg A-11 
9 City of Key West Comprehensive Plan; APPENDIX A: 2012 Updates to the Data and Analysis for EAR-Based Comprehensive 
Plan Amendments. A-11 
10 Approximately 4.30 acres 
11 Approximately 1.06 acres 
12 Approximately 0.09 acres 
13 Approximately 0.31 acres constituting right of way parcels along South Roosevelt 
14 Approximately 0.20 acres 
15 Approximately 0.26 acres 



Criteria for Approval (Section 90-555) 
 
(1) Consistency with plan. Whether the proposal is consistent with the overall purpose 

of the comprehensive plan and relevant policies within the comprehensive plan, 
including the adopted infrastructure minimum levels of service standards and the 
concurrency management program 

The proposal is consistent with the plan as documented in this application. 
 

The property is identified as one of few remaining, large upland sites 

(over an acre) representing an opportunity for new development16. 

Approval of this FLUM request will serve to “direct development and 

redevelopment in an appropriate manner”. Moreover, approval of this 

FLUM request “shall promote ongoing redevelopment”, consistent with 

applicable Future Land Use Categories of the Comprehensive Plan. The 

proposed FLUM amendment would not be inconsistent with the overall 

purpose of the Comprehensive Plan. 

Policy 9-1.6.3: Evaluation Criteria for Comprehensive Plan 
Amendments and Development. Proposed Comprehensive Plan 
amendments and requests for new development or redevelopment shall 
be evaluated according to the following guidelines: 

a. Does the proposed action contribute to a condition of public hazard as 
described in the Public Facilities and/or Coastal Management 
Elements? 

 Analysis and evidence presented as part of this application 
submits that contribution to described public hazards is not 
anticipated by approval of the FLUM amendment. In May of 
2016, National Oceanic and Atmospheric Administration (NOAA) 
released a significantly updated Sea, Lake, and Overland Surges 
from Hurricane (SLOSH) basin for South Florida. 

 While the property is located in CHHA17; the property is located 
outside of a FEMA designated Velocity flood zone18; thus 
population is directed away from more hazardous areas of the 

 
16 City of Key West Comprehensive Plan; APPENDIX A: 2012 Updates to the Data and Analysis for EAR-Based Comprehensive 
Plan Amendments. Pg A-10/11 
17 City of Key West Comprehensive Plan; Policy 5-1.5.2: …the area below the elevation of the Category 1 storm surge line as 
established by a Sea, Lake and Overland Surges from Hurricanes (SLOSH) computerized storm surge 
model.  
Sec. 108-714. - Definitions. Coastal high hazard areas defined in F.A.C. 9J-5.003(19), means the coastal high hazard area which 
shall encompass the evacuation zone for a category 1 hurricane as established in the regional hurricane evacuation study 
applicable to the city. 
Sec. 34-132. - Definitions, specific. Coastal high hazard area. A special flood hazard area extending from offshore to the inland limit 
of a primary frontal dune along an open coast and any other area subject to high velocity wave action from storms or seismic 
sources. Coastal high hazard areas are also referred to as "high hazard areas subject to high velocity wave action" or "V Zones" 
and are designated on Flood Insurance Rate Maps (FIRM) as Zone V1-V30, VE, or V. 
18 Sec. 110-188. - Restrictions in coastal high hazard area 



CHHA19. Associated development will result in full compliance 
with floodplain management requirements which further serves 
to regulate the density of this residential development within 
the coastal high hazard area.20 

b. Does the proposed action exacerbate any existing condition of public 
facility capacity deficits, as described in the Transportation Circulation, 
Public Facilities, and/or Recreation and Open Space Elements? 

 Analysis and evidence presented as part of this application 
submits that no exacerbation is anticipated. 

c. Does the proposed action generate public facility demands that may be 
accommodated by capacity increases planned in the Five-Year 
Schedule of Improvements? 

 Analysis and evidence presented as part of this application 
submits that potential for related public facility demands can be 
accommodated.  

d. Does the proposed action conform with the future land uses 
designated on the Future Land Use Map within the Future Land Use 
Element? 

 Analysis and evidence presented as part of this application 
submits that the proposed action conforms. 

e. Does the proposed action comply with and accommodate public facility 
demands based on the adopted level of service standards contained 
herein? 

 Analysis and evidence presented as part of this application 
submits that the proposed action complies. 

f. If the proposed action requires that any public facilities be provided by 
the City, there shall be a demonstration of financial feasibility. 

 Analysis and evidence presented as part of this application 
submits that the proposed action is otherwise financially 
feasible. 

g. Does the proposed action impact facility plans of any State agencies or 
facility plans of the South Florida Water Management District? 

 Analysis and evidence presented as part of this application 
submits that the proposed action does not impact such facility 
plans except as may be stated in Section 90-555(5) criteria 
below. 

h. Does the proposed action have adverse impacts on natural and 
environmental resources, including near shore waters, the reef tracts, 
and marine resources? 

 Analysis and evidence presented as part of this application 
submits that the proposed action does not represent any such 
adverse impacts. See Section 90-555(6) below. 

 
19 City of Key West Comprehensive Plan; Policy 5-1.5.1  
20 City of Key West Comprehensive Plan; Objective 5-1.5 



i. Does the proposed action have adverse impacts on air quality, by 
greatly increasing levels of greenhouse gasses? 

 Analysis and evidence presented as part of this application 
submits that the proposed action does not represent any such 
adverse impacts.  

 
(2) Conformance with requirements Conformance with ordinances. Whether the 

proposal is in conformance with all applicable requirements of the Code of 
Ordinances.   

The proposal is consistent with the Code of Ordinances. 
 
The conformity of the proposed FLUM amendment with all applicable 
requirements of the City Code is being evaluated herein. The proposal is 
presented as consistent with applicable requirements of the Code of 
Ordinances, specifically Chapter 54, Article II and Section 122-91; 
moreover, the proposal is presented as in conformance with 
Comprehensive Plan Policy 9-1.6.3: Evaluation Criteria for Comprehensive 
Plan Amendments and Development and Policy 1-1.9.2: Comprehensive 
Plan Implementation and Land Development Regulations. 

 
(3) Changed conditions. Whether, and the extent to which, land use and development 

conditions have changed since the comprehensive plan's effective date and 
whether such conditions support or work against the proposed change.  

The effective date of the Land Development Regulations is July 3, 1997. 
The 2030 Comprehensive Plan was adopted on March 5, 2013. Both the 
2030 Comprehensive Plan and the LDRs are “Living Documents” that are, 
by their very nature, designed to evolve and change with the community’s 
goals. The LDR’s are in constant change at the present time, to bring 
them into conformance with the Comprehensive Plan.  

 
In this case, the community surrounding the subject property has 
developed/redeveloped over the last 30 years into a vibrant workforce 
living area with commercial and recreational activities.  In the same time, 
workforce housing has continued to dwindle in other areas of the City as 
competition from the second home market drives housing costs out of 
reach of the working class. 
 
As such, this application seeks to increase density in this appropriate area 
and consistent with the Comprehensive Plan and Land Development 
regulations. 

 
(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 would serve to extend the adjacent HR 
District.  Adjacent uses will remain compatible.  

 
Comparison - Future Land Use Designation 

 
 Existing Proposed 

FLUM MDR HDR 

Density 
(units/acre) 

16 22 

Existing 
Units 

368 368 

Max 
Allowable 
Units 

427 587 

FAR 1.0 0.8 

Allowable 
Uses 

Development is limited for all properties 
zoned MDR or MDR-C located within the 
Coastal High Hazard Area. 
 
Uses permitted in the MDR-1 include 
residential and social service special needs 
use Supportive community facilities and 
accessory land uses including public schools 
are allowed. 
 
Accessory uses, such as approved home 
occupations, may be allowed within 
residential structures if such uses are 
customarily incidental to and subordinate to 
the residential use. 
Transient uses are not permitted. 

Supportive community facilities and 
accessory land uses including public 
schools are allowed. 
 
Accessory uses, such as approved home 
occupations, may be allowed within 
residential structures if such uses are 
customarily incidental to and 
subordinate to the residential use. 
 
Transient uses are not permitted. 
 
Business and professional offices may be 
allowed in areas zoned RO. 

 
(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 - Policy 2-1.1.1 

Policy 2-1.1.3 prioritizes safety and function of existing roads and multi-
modal transportation improvements (i.e. transit, air, boat, bicycles, 
pedestrianism, and mixed-use development) in lieu of LOC concurrency 
standards. 
 
Policy 2-1.1.3: Exempts Key West from transportation concurrency 
requirements for roadways in favor of substantive expansion and 
prioritization of roadway safety and function through multi-modal 
transportation improvements (i.e. transit, air, boat, bicycles, 
pedestrianism, mixed-use development). 
 



Trip Generation 
 

Use Rate 
Existing Proposed 

Trips 
Trips/ 
Day 

Trips 
Trips/ 
Day 

SFR21 9.57 trips/unit/day 448u x 9.57t/u/d = 4,466t 4,466 589u x 9.57t/u/d = 5,636.7 5,637 

Multi-Family22 6.72 trips/unit/day 448u x 6.72t/u/d = 3,010t  3,010 589u x 6.72t/u/d = 3,958.1t 3,958 

Nursing Homes23 2.02 trips/unit/day 116,480sf x 2.02t/1ksf/d = 235.3t 235 116,480sf x 2.02t/1ksf/d = 235.3t 235 

 
Summary Response: The map amendment could result in an increase in 
maximum trip generation across the entire amendment area of 1,171 trips 
per day. 

 
Potable Water - Policy 4-1.1.2.C 

 

Use Rate 
Existing Proposed 

Capacity Gal/Day Capacity Gal/Day 

SFR 
100 
gal/capita24/day 

(448 x 2.63)c x 100g/c/d = 117,824g/d 117,824 (589 x 2.63)c x 100g/c/d = 154,907g/d 154,907 

Multi-
Family 

100 
gal/capita25/day 

(448 x 2.63)c x 100g/c/d = 117,824g/d 117,824 (589 x 2.63)c x 100g/c/d = 154,907g/d 154,907 

Nursing 
Homes 

100 
gal/capita26/day 

(448 x 2.63)c x 100g/c/d = 117,824g/d 117,824 (589 x 2.63)c x 100g/c/d = 154,907g/d 154,907 

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

 
21 ITE Land Use Code 210 
22 ITE Land Use Code 220 
23 ITE Land Use Code 253 
24 For the purposes of LOS, “capita” was calculated as maximum density x persons / household using the 2009-2013 
US Census Data - 2.63 persons per household 
25 Planners Estimating Guide, p. 137: Table 11-1-Basic Impact Coefficients 2.85 persons per 1,000 sq. ft. of general 
office Space 
26 Capita is estimated by 10 seats with 1 employee 



Summary Response: The map amendment could result in an increase in 
potable water across the entire amendment area of 37,083 gallons per 
day. 
  

Sanitary Sewage - Policy 4-1.1.2.A 
 

Use Rate 
Existing Proposed 

Capacity Gal/Day Capacity Gal/Day 

SFR 100 gal/capita/day (448 x 2.63)c x 100g/c/d = 117,824g/d 117,824 (589 x 2.63)c x 100g/c/d = 154,907g/d 154,907 

Multi-
Family 

100 gal/capita/day (448 x 2.63)c x 100g/c/d = 117,824g/d 117,824 (589 x 2.63)c x 100g/c/d = 154,907g/d 154,907 

Nursing 
Homes 

660 gal/acre/day 26.7a x 660g/a/d = 17,622g/d 17,622 26.7a x 660g/a/d = 17,622g/d 17,622 

 
The City contracts out the operation of the Richard A. Heyman 
Environmental Pollution Control Facility, its wastewater treatment plant 
(Plant), and the associated collection system to Operations Management 
International, Inc. (OMI). The Plant currently has the capacity to treat 10 
million gallons per day, exceeding the capacity required to achieve the 
existing Level of Service Standard by approximately seven million gallons 
per day. Actual daily flow is 4.5 million gallons per day. This is a reduction 
from eight (8) million gallons per day due to a 67 million dollars capital 
improvement to the City’s wastewater treatment during the past short 
term planning period, including $56 million for collection system 
rehabilitation. 
As documented above, the City is exceeding its Level of Service Standard 
for Wastewater. The City projects a slight permanent population decrease, 
and only a slight increase in its functional population and non-residential 
development, during the short and long-range planning periods, so the 
current capacity should remain adequate. Ongoing capital improvements 
and continuing conservation efforts will continue to maintain and improve 
service delivery.27 
 
Summary Response: The map amendment could result in an increase in 
sanitary sewer amounts across the entire amendment area of 37,083 
gallons per day. 
 

Solid Waste - Policy 4-1.1.2.D 
 

Use Rate 
Existing Proposed 

Capacity Lbs/Day Capacity Lbs/Day 

SFR 2.66 lbs/capita/day (448 x 2.63)c x 2.66l/c/d =3,134l/d 3,134 (589 x 2.63)c x 2.66l/c/d =4,120.5l/d 4,121 

Multi- 2.66 lbs/capita/day (448 x 2.63)c x 2.66l/c/d =3,134l/d 3,134 (589 x 2.63)c x 2.66l/c/d =4,120.5l/d 4,121 

 
27 City of Key West Comprehensive Plan Data and Analysis, Pg A-16 



Family 

Nursing 
Homes 

2.66 lbs/capita/day (448 x 2.63)c x 2.66l/c/d =3,134l/d 3,134 (589 x 2.63)c x 2.66l/c/d =4,120.5l/d 4,121 

 
The City currently contracts with Waste Management of Florida, Inc. to 
collect, transfer and dispose of solid waste and residential recyclables. 
Commercial recyclables and other non-franchised collection services such 
as construction and demolition debris and yard waste are available on the 
open market to all licensed haulers. The City owns and operates a solid 
waste transfer station on Rockland Key that received 45,402.10 tons of 
solid waste for disposal and 3,607 tons of recyclables in 2009/10. Waste 
Management disposes of the solid waste collected in Monroe County, 
including the City of Key West, at its Central Sanitary Landfill in Broward 
County. In 2009 Waste Management Inc. reported a reserve capacity of 
17 years at this facility. There is therefore an estimated reserve capacity 
of 15 years as of the date of this report. 
 
As documented above, the City is meeting its Level of Service Standard 
for solid waste. The City projects a slight permanent population decrease, 
and only a slight increase in its functional population and non-residential 
development, during the short and long range planning periods, and the 
current capacity should remain adequate. Ongoing capital improvements 
will be necessary to improve standards and service delivery.28 
 
Summary Response: The map amendment could result in an increase in 
solid waste across the entire amendment area of 987 lbs per day. 
 

Policy 4-1.1.2.D- Recyclable Waste Generation  
 

Use Rate 
Existing Proposed 

Capacity Lbs/Day Capacity Lbs/Day 

SFR 0.5 lbs/capita/day (448 x 2.63)c x 0.5l/c/d =589.1l/d 589 (589 x 2.63)c x 0.5l/c/d = 774.5 l/d 775 

Multi-
Family 

2.66 lbs/capita/day (448 x 2.63)c x 0.5l/c/d =589.1l/d 589 (589 x 2.63)c x 0.5l/c/d = 774.5 l/d 775 

Nursing 
Homes 

2.66 lbs/capita/day (448 x 2.63)c x 0.5l/c/d =589.1l/d 589 (589 x 2.63)c x 0.5l/c/d = 774.5 l/d 775 

 
Summary Response: The map amendment could result in an increase in 
recycling materials across the entire amendment area of 186 lbs per day. 

 
Comprehensive Plan Policy 4-1.1.2. E- Drainage 

Policy 4-1.1.2. E- Drainage Facilities Level of Service has not changed with 
the adoption of the new Comprehensive Plan.  
 

 
28 City of Key West Comprehensive Plan Data and Analysis, Pg A-17 



The Drainage level of service standard below will be applicable to all types 
of development. Where two or more standards impact a specific 
development, the most restrictive standard shall apply: 

 
1. Post development runoff shall not exceed the pre-development runoff 

rate for a 25-year storm event, up to and including an event with a 24-
hour duration. 

 
2. Stormwater treatment and disposal facilities shall be designed to meet 

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

 
3. Stormwater facilities must be designed so as to not degrade the 

receiving water body below the minimum conditions necessary to 
assure the suitability of water for the designated use of its 
classification as established in Chapter 62-302 Florida Administrative 
Code. 

 
Summary Response: Any new development will be required to comply 
with storm water requirements. 

 
Recreation 

Policy 7-1.1.9- The proposed change is not expected to have any adverse 
effect on availability of recreation services. This housing is not expected to 
increase population but rather decrease over-crowding of existing 
housing. 
 

Natural environment.  
The site is currently developed in the urban area. No wetlands, aquifer 
recharge area, protected habitats or sensitive vegetative communities 
exist on site. No quantifiable impacts can be directly correlated or 
associated with the proposed change; therefore, no foreseeable adverse 
impacts are expected 

 
Economic effects.  

Creating new workforce housing in the center of town and in the heart of 
the commercial district will have positive economic effects on the 
community. 

 



Orderly development.  
The proposed map amendment would serve to increase opportunities for 
workforce housing in the heart of the commercial district. The proposal 
will result in an orderly and compatible development pattern, no 
deleterious effects have been identified. 

 
Public interest; enabling act Public interest; enabling act.  

The proposal is not in conflict with the public interest and is in harmony 
with the purpose and intent of the Land Development Regulations and the 
Comprehensive Plan as demonstrated in the above findings of the criteria 
for approval.  

 
Other matters.  

At the time of application submittal, no other matters are deemed 
appropriate. 



 

 
 

 

 

 

 

 

 

 

 

Warranty Deed 
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Authorization Form 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 





 

 
 

 

 

 

 

 

 

 

 
 

 
 

Additional 

Information 



Document Number

FEI/EIN Number

Date Filed

State

Status

Last Event

Event Date Filed

Event Effective Date

Florida Profit Corporation

ISLAND-WEST INVESTMENT CORPORATION

Filing Information

484264

591638922

09/11/1975

FL

ACTIVE

AMENDMENT

12/30/1997

NONE

Principal Address

1213 14TH STREET

KEY WEST, FL 33040-4100

Changed: 01/13/2005

Mailing Address

1213 14TH STREET

KEY WEST, FL 33040-4100

Changed: 01/13/2005

Registered Agent Name & Address

MORGAN, HUGH J

317 WHITEHEAD STREET

KEY WEST, FL 33040

Address Changed: 02/18/2003

Officer/Director Detail

Name & Address

Title STD

HARDING, RICHARD A

TERRY, MT 59349-0905

Copyright © and Privacy Policies

State of Florida, Department of State

Home Contact Us E-Filing Services Document Searches Forms Help

Detail by Entity Name http://search.sunbiz.org/Inquiry/CorporationSearch/SearchResultDetail/E...
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Title VD

HARDING, JEFFREY A

PO BOX 905

TERRY, MT 59349-0905

Title PD

HARDING, KENNETH L

1213 14TH STREET

KEY WEST, FL 33040-4100

Title D

HARDING, PATRICIA A

PO BOX 905

TERRY, MT 59349-0905

Title D

HILLER, ROBERT

P O BOX 905

TERRY, MT 59349-0905

Annual Reports

Report Year Filed Date

2012 04/26/2012

2013 01/31/2013

2014 01/13/2014

Document Images

01/13/2014 -- ANNUAL REPORT View image in PDF format

01/31/2013 -- ANNUAL REPORT View image in PDF format

04/26/2012 -- ANNUAL REPORT View image in PDF format

01/05/2011 -- ANNUAL REPORT View image in PDF format

01/04/2010 -- ANNUAL REPORT View image in PDF format

01/15/2009 -- ANNUAL REPORT View image in PDF format

01/11/2008 -- ANNUAL REPORT View image in PDF format

02/22/2007 -- ANNUAL REPORT View image in PDF format

01/11/2006 -- ANNUAL REPORT View image in PDF format

01/13/2005 -- ANNUAL REPORT View image in PDF format

01/14/2004 -- ANNUAL REPORT View image in PDF format

02/18/2003 -- ANNUAL REPORT View image in PDF format

06/17/2002 -- ANNUAL REPORT View image in PDF format
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