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Dear John: 
 
DCG Corplan Consulting LLC is pleased to submit two (2) hardbound copies and a CD 
of the Final Report for this project.  We are also forwarding the same to John Dolan-
Heitlinger in Key West. As you are aware, all project materials have been available on-
line in our SharePoint web site and the site will remain available for about the next six 
months.   
 
It’s been a pleasure working with you and the Governor’s office, and I look forward to 
other engagements in the future. 
 
Cordially, 
 

 
 
Bruce M. Hoch 
Managing Director and Project Manager 
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Executive Summary  
 
Introduction 
 
Monroe County is among a number of Florida counties significantly 
influenced by both the U.S. military and the tourism economy.  To make 
certain that Florida communities that are affected by military presences 
engage in advanced planning activities, the Office of Tourism, Trade 
and Economic Development (OTTED) engaged  DCG Corplan 
Consulting LLC (DCG Corplan) to develop a strategy that will ensure 
optimal economic adjustment and diversification for Monroe County, and 
specifically, the Lower Keys.   
 
The objective of this project is to determine a develop a database of 
demographic economic factors, determine the synergy between the 
military and hospitality sectors, and develop a list of emerging cluster 
opportunities for the region (Task 1), and to develop a practical 
implementation plan to achieve that end (Task 2). Added to the critical 
findings is a special emphasis on the overarching critical need of the 
Lower Keys – affordable housing. 
 
Demographics 
 
Monroe County had a remarkable 66% population gain between its 1960 
level of 47,921 residents to reach a record level of 79,589 in the 2000 
Census. Between 2000 and 2004, the county population dropped to 
78,284 residents, or a loss of 1.6%. Applying a straight-line projection of 
2.0% in each subsequent five-year period, the outlook is for a continuing 
decline in Monroe County’s population to 75,598 by 2015.   
 
The Lower Keys, as defined, is comprised of three named postal Zip 
Code areas: Key West (33040), Summerland Key (33042), and Big Pine 
Key (33043)—about 30 miles from Key West.  Accumulated totals for 
these three Zip code areas provide the base data for 1990 and 2000, 
showing a gain of 6.0% for that decade.  
 
It is estimated, however, that population in the total Lower Keys declined 
by 2.45% between 2000 and 2005, representing an average of the 2.0% 
loss in the county and the 2.9% loss in Key West. Unless stabilization 
efforts are implemented, this declining trend is projected to continue 
through 2015.  Recent estimates suggest that a post-Wilma census 
would result in a staggering population loss, possibly as much as 5% in 
one year, and that long-term shifts could create as much as a 50% 
population decline. 
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Key West and the encompassing Zip Code 33040 currently have a 
“younger” population (measured by percentage of persons aged 65 or 
over) than either Monroe County or the outlying Zip 33042 and Zip 
33043. Key West, however, is rapidly growing “older” and the resultant 
ratios for the primary working cohort (18 to 64) should narrow to about 
70% of their total population in all three Zip code areas by 2010. This 
suggests that Key West employers will become increasingly dependent 
upon commuters (presently estimated at 3,990 or 16% of their total work 
force).   
 
Projections for school age population apply the computed population 
trends for Zip Code areas in the Lower Keys, which predict a decline in 
enrollments. A more proactive approach to implementing the growth of 
affordable housing, however, could attract (or retain) more young 
couples, along with their school-age children.  
 
Statistics in the 2000 Census showed wide differences for Monroe 
County, Key West, and the three Zip code areas in housing population, 
number of units, and ratios for ownership and rentals. Median household 
income was remarkably similar for Monroe County, Key West, Zip 
33040, and Zip 33043, but income was considerably higher in Zip 
33042. Rapid rises in median incomes projections suggest larger 
households of income-sharing individuals accommodating the housing 
value escalation. 
 
Per capita income showed minor differentials between Monroe County 
and Key West, with lower income in Zip 33040 and Zip 33043. Once 
again, Zip 33042 had higher income than any of the other comparison 
areas.  Increases in projected 2010 and 2015 per capita incomes are 
reflective of the influx of affluent second home buyers. 
 
In terms of housing prices, median values of owner-occupied housing in 
Florida advanced about 45% between 2000 and 2005, reflecting the 
effects of affluent buyers and the proliferation of high-rise condominiums 
throughout the mainland. This rapid pace in pricing is expected to 
moderate between 2005 and 2010, then slow between 2010 and 2015.  
Projected 2015 median house value for Key West is expected to slightly 
exceed one million dollars.  
 
Employment 
 
Current labor force statistics are provided by the Florida Research and 
Economic Database for Monroe County but not for Key West or the 
Lower Keys. For the unreported areas, therefore, periods beyond the 
2000 Census are estimated and employment is calculated based upon 
an average employment level of 96.4% of the estimated labor force in 
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2000 and 96.7% in 2005 through 2015.   Employment projections for the 
15 years are shown below: 
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Lower Keys
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Unemployment has been holding at about 3.6% and the picture is 
expected to tighten to at least 3.3% in the next ten years.  In Monroe 
County, four industries report earnings below the county average: retail 
trade; arts, entertainment, and recreation; accommodation and food 
services; and miscellaneous services. Together, they represent about 
64% of total non-government jobs in the county, confirming an extensive 
underemployment situation.  Total underemployment estimates range as 
high as 15,000 workers in the Lower Keys by 2015.   
 
As a year-round resort area, Key West and the Lower Keys                                         
have a unique economic composition and wage structure. Employers 
report difficulty finding full-time workers; instead they must hire people 
who are looking for seasonal jobs or seeking to pay for extended 
vacations. Prospective job applicants for full-time jobs have difficulty 
finding affordable housing, and commuting to the Lower Keys from more 
densely populated areas of the state is prohibitively time-consuming and 
expensive.  
 
In sharp contrast to rapid gains in Florida’s population, Key West and 
the Lower Keys are slowly declining. General inflation in dollar values, 
however, tends to obscure the similar downward trend among the 
economic series. 
  
Reversal of this negative growth pattern will require simultaneous 
stimulation of local employment and development of affordable housing. 
Without the latter, Key West and the Lower Keys must expect increasing 
difficulty in attracting and retaining employees for private establishments 
and government services.  
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The Military and Hospitality Sectors 
 
NAS Key West 
 
The 2005 BRAC round spared NAS Key West from realignment or 
closure, and military employment has shown gains in the last two years 
of 16% additional military personnel, and 5% more appropriated fund 
civilian/contractor jobs.  NAS Key West will now remain as the US 
Navy’s premier pilot training facility for transient tactical aviation 
squadrons.  Depending on assignments, the Air Station could support 
up to 70 aircraft, 7 squadrons and over 800 people from all over the 
country representing various branches of service.  The list below 
includes some or all of the units assigned to NAS Key West: 
 
 US Navy Fighter Squadron One Zero One (VF-1010) 
 Joint Interagency Task Force – East (JIATF) 
 Naval Air Warfare Center Detachment Key West 
 Caribbean Regional Operating Center (CARIBROC) 
 Naval Atlantic Meteorology and Oceanography Detachment (NAVLANTMETOCDET 

KEY WEST) 
 Cudjoe Key AFS 
 Naval Security Group Activity Key West (NSGA) 
 6947th ESS (USAF) 
 749th Military Intelligence Company (USA) 
 Foreign Broadcast Information Service (FBIS) 
 US Coast Guard Group Key West 
 Naval Research Laboratory (NRL)  
 Naval Legal Service Office Detachment (NLSOD) 
 US Army Special Forces Waterborne Operations Division (SFWOD) 
 Marine Corrosion Test Facility 

 
Defense direct spending in Monroe County in 2002 totaled $265.2 
million, determined as shown: 
 

Expenditure    $  mill.        %__ 
Goods & services      110.3  41.5 
Salaries & wages         46.5  17.6 
Pensions & transfers      108.4  40.9 
Total     $265.2          100.0 

Source: Florida Defense Industry Economic Impact Analysis 
 

The defense expenditures of just over $265 million, when factored using 
the RIMS II method, created gross sales revenue of $748.9 million for 
Monroe County (multiplier of 2.82). Overall economic impacts created by 
the direct defense spending, minus the costs of import goods, produced 
an approximately $463 million toward the Lower Keys gross regional 
product. 
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Hotel Industry 
 
Official tourism statistics indicate that Key West contains 63 
hotels/motels with 4,154 rooms, 127 guest houses with 949 rooms and 
404 other transient lodging facilities with 510 rooms – a total of 5,613 
rooms. Outside of Key West, there are 8 hotels/motels, 10 camp 
grounds, 1 bed and breakfast and one guest house in the Lower Keys 
vicinity.  Conservative estimates place total Lower Keys 
accommodations at about 6,000 rooms. 
 
The Florida Keys visitor is charged 11.5% tax on lodging. Three cents of 
the total 11.5 cents is the tourist or “bed tax” which is provided to the 
Monroe County Tourist Development Council (TDC).  Two-thirds of this 
tax is allocated for promotional purposes, events, and administration 
costs – the “two penny funds”.  The remaining 1% is used by the TDC 
for discretionary capital expenditures – the “third penny funds”.  Unique 
to the Lower Keys is the “4th penny” of the bed tax, which is mostly 
allocated to the County’s General Revenue Fund, and a small portion is 
dedicated to the City of Key West for land acquisition.  
 
Until the recent devastating hurricane season, Lower Keys three penny 
funds collections have been steadily rising, to a height of $8.277 million 
for fiscal year 2005 as shown in the graphic below: 

 

0 2000 4000 6000 8000

City of Key
West 

Lower Keys,
exc. KW

Three Penny Tax Collections 2001-2005 ($,000s)

YR 2005
YR 2004
YR 2003
YR 2002
YR 2001

 
Hotel prices escalations have masked some of the late-season 
occupancy rates for 2005, but the market appears to be capable of 
accepting cost hikes, especially among the higher-end properties. DCG 
Corplan estimates the direct spending by lodgers in the Lower Keys 
(including Key West) 2005 at $276 million.  This amount does not 
include bar and restaurant charges. 
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Cruise Ships 
 
From 2001 to 2005, cruise ships made a total of 2,310 port calls and 
delivered 4,638,579 passengers to Key West.   The height for the period 
was in 2002, a 51.8% jump over the preceding year, probably reflecting 
the 9-11 impact on the cruise industry.  Year 2005 brought 925,795 
passengers in 461 port calls.   It is estimated by Key West that cruise 
passengers counts will level off at the upper 800,000’s level. Similar to 
the lodging industry, early 2005 cruise port calls and passenger counts 
showed performance gains over 2004, but 3rd quarter weather problems 
curtailed continued growth patterns. 
 
Revenues from the cruise industry have become increasing instrumental 
to the City of Key West’s budget, and now represent more than a third of 
total tourism-based revenues, excluding bed tax): 
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Restaurants, clubs and bars 
 
Key West supports 202 full service restaurants and 85 take out dining 
establishments. The Lower Keys Chamber of Commerce lists 22 
additional restaurants outside of the City among its members.  In the 
recently released Cruise Ship Industry Impact report (publicly criticized) , 
the author establishes a total tourist expenditure estimate in the City of 
Key West of $235.9 million for the 2003-2004 period, or abut $32.10 per 
passenger.  If this can be verified by actual sales tax data, then it 
represents about 7% of the total Monroe County gross sales for the 
same year.   
 
The report indicates a $715 million overall tourism spending pattern for 
the City of Key West for 2003, which would equal 23% of the county’s 
gross sales figure.    
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Synergies of the two primary drivers 
 
An estimate of the combined affect of the military and hospitality sectors 
place revenues in the vicinity of $1.8 billion, a sizable portion of the 
Monroe County gross sales of $3.13 billion gross sales.   
 
Important synergies are evident in consideration of cross-over or shared 
needs.  Chief among these is the hospitality industry’s need for part-time 
military personnel or dependent labor.  Interview with hotel and 
restaurant managers indicate the participation by military spouses in 
reception, administrative, or clerical positions that offer flexible hours 
and routines.  At the same time, off-hour frequenting of restaurants and 
bars by military and governmental employees as well as group lodging  
for meetings and official visits offers the hospitality industry an additional 
income flow independent of the tourist trade. 
 
Tourism revenues in Key West, partly driven by the Military, have been 
increasing from providing 39% in 2001 to 45% of the city’s General 
Fund. This trend is most likely following similar patterns throughout the 
Lower Keys.    
 
Industries other than hospitality that are naturally affected by this 
synergy include:  
 

 Water taxi and water freight 
 Air services 
 Renovation and rehabilitation construction 
 Utilities  

 
Emerging Clusters 
 
DCG Corplan examined the southeastern US to determine common 
trends for new company locations.  Over 200 major projects in a three-
year period were analyzed in eight southeast states including Florida, 
resulting in nearly 73,000 new jobs.  Leading growth categories include 
automotive, financial services, aviation/aerospace, and logistics. 
 
While large projects in the region have contributed a sizeable 
employment gain, the Southeast actually grew 875,000 jobs during the 
2002-2005 period, indicating the prevalence of smaller employers in 
employment growth. Market leaders included professional and business 
services, education and health services, leisure and hospitality, and 
construction.  Of note, the Information sector, which includes higher 
technology computer-based industries, lost employment over the period. 
 
Aside from payroll savings, other key elements that factored highly 
among location decisions included the following: 
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1.   Proximity to vendors and/or major suppliers and suitable 
industry concentration. 

2.   Proactive marketing efforts by economic development agencies. 

3.   Aggressive infrastructure investments by local communities. 

4.   Easily resolvable labor-management issues. 

5.   Responsive taxation environments. 

6.   Convenient and efficient market access. 

7.   Sufficient availability of buildings and sites. 

8.   Wide range of incentives and training programs. 

9.  Affordable energy costs and real estate values. 

10.   Adequate educational preparedness. 
 
Industry clusters typically require a combination of favorable access to 
markets, good transportation services, a large labor force, advanced 
technical resources, and a fully developed infrastructure, as well as a 
choice of sizable sites or available buildings. But, the Lower Keys have 
practical constraints that limit the area’s ability to accommodate new or 
expanding industrial or commercial investments. 
 
These practical considerations will influence potentials for economic 
diversification of the area. In essence, the scale and types of operations 
must be fully compatible with a population base of 45,000 and the 
investor must have a reasonable set of location requirements consistent 
with fragile environment of the Lower Keys.  Private sector employment 
in the Lower Keys is estimated at 56% of Monroe County, and the 
following chart shows growth trends by two-digit NAICS for major 
sectors of the area’s economy: 
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The search for viable for viable clusters has concentrated on eight 
sectors that appear to have the potential to create at least 50 jobs in the 
Lower Keys within the next three to five years. Within each of these 
industry groups, sub-sectors have been selected where the area offers 
promising location advantages to prospects: 
 
Cluster A – Professional, scientific, and technical services 
 
 NAICS 5412 (Accounting, tax preparation, bookkeeping, and payroll 

services) 
o Outsourced accounting & bookkeeping 
o Tax preparation 

 NAICS 5413 (Architecture, engineering, and related services)  
o Design services for hurricane relief/preparedness 

Economic Diversification Program outcome:  110 jobs 
 
Cluster B – Accommodation and food services  
 
 NAICS 7211 (Traveler accommodations) 

o Operations of a floating hotel (cruise ship conversion) 
 NAICS 7221 (Full-service restaurants) 

o American-Caribbean cuisine development 
Economic Diversification Program outcome:  500 jobs 

 
Cluster C – Health care and social assistance   
 
 NAICS 6221 (General medical and surgical hospitals) 

o Cardiac Care/geriatric care – Lower Keys Medical Center 
 NAICS 6214 (Outpatient care centers) 

o Emergency clinic – Big Pine Key 
Economic Diversification Program outcome: 120 jobs 
 
Cluster D – Transportation and warehousing  
 
 NAICS 4831 (Deep sea and coastal water transportation) 

o Cruise ship reservation/customer service center 
 NAICS 811490 (Other personal and household goods repair and 

maintenance - boats) 
o Boatyard/repair services 

Economic Diversification Program outcome: 150 jobs 
 
Cluster E – Arts, entertainment, and recreation (and related 
construction)  
 
 NAICS 7113 (Promoters of performing arts, sports, and social 

events) 
o Water-oriented theme entertainment/sports 
o Aquarium 
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o Salt water fly fishing instruction/lure production 
Economic Diversification Program outcome: 670 jobs 
 
Cluster F – Finance and insurance  

 
 NAICS 5221 (Depository credit institutions) 

o Satellite credit card processing center 
 NAICS 5241 (Insurance carriers) 

o Insurance claims center 
Economic Diversification Program outcome: 250 jobs 
 
Sector G – Educational services 

 Cooking school 
 Writing school 

Economic Diversification Program outcome: 50 jobs 
 
Cluster H - Real estate and leasing  
 NAICS 5313 (Activities related to real estate) 

o Brokerage, property management 
Economic Diversification Program outcome: 50 jobs 
 
Impact of the program 
 
The estimated 18,064 covered employees in the Lower Keys had 
average annual earnings in 2003 of $22,849, equating to a total payroll 
of $413 million. If, as projected, jobs were to decline 4.8% by 2013, then 
the total payroll could drop to $393 million in 2003 dollars. That loss, 
however, would be masked by inflation, since average earnings would 
increase to $30,707 in 2013, producing a payroll $528 million or a gain 
of about 34% over 2003. 
 
By contrast, the diversified economy scenario would maintain core 
employment levels and generate inflation-factored earnings of $555 
million, or $27 million over non-diversified 2013 figures.  Added to this 
would be 1,900 new jobs with year 2013 payrolls of an additional $67 
million calculated as shown in the table below.  In total, 2013 earnings 
would reach $622 million, or an overall gain of 18% ($94 million) over 
2013 non-diversified earnings. 
 
Advance Planning -  Scenario 1 
 
In the event of a future realignment or closing of NAS Key West, the 
Lower Keys will have to rely upon the Economic Diversification Program 
and the attraction of new investments to provide equivalent employment 
potentials. While the pressure on housing supply would ease, many 
employers could lose their work force of DOD dependents and part-time 
military personnel. Nevertheless, adequate resident labor should be 
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available from the underemployed to accommodate the 1,900 new 
positions envisioned in the Program. 
 
Advance Planning -  Scenario 2 
 
In the event that NAS Key West is unaffected In the future, the 
implementation of the Economic Diversification Program can still be 
accommodated. The program will provide opportunities for upgrading 
skills among the underemployed, including military and DOD spouses 
currently working at relatively low-paying or part-time jobs. As these 
persons shift to higher and better use of their education attainment and 
work experience, their former positions could be filled by present non-
participants in the labor force, including housewives, retirees, and 
students. Unless they recruit resident non-participants, some lower-
paying employers may face need to provide their own affordable living 
space in order to attract workers from other areas. 
 
Capital expenditures 
 
Large capital expenditures suggested by the Economic Diversification 
Program, such as the Aquarium, will be evaluated in the Task Two 
portion of the report.  Initial capital project funding concepts include: 
 
 Temporary changes in the 2- to 1- penny allocation of the Tourist 

Development Council’s third penny capital funds (50-50?) 
 
 Bonding of capital expenditures through nominal real property 

transfer tax 
 
 Annexation of southern Stock Island into City of Key West and 

transfer of collected property taxes into capital development fund for 
limited bonding capability 

 
Developing Affordable Housing 
 
Throughout this study of the Lower Keys, interviewees have stressed 
extreme difficulty in attracting and retaining personnel -- a problem they 
attribute directly to the lack of affordable housing. In the private sector, 
the situation is so acute in accommodations and food services that it is 
threatening Key West’s ability to sustain its vital tourism industry, and 
increasing reliance is being placed on foreign contract workers. Among 
public agencies, turnover of 22% is reported (despite rising salaries) 
since workers cannot afford to buy or rent homes in the area.    
 
These interviews paint a picture of a community in crisis. According to 
affordable housing literature, the externalities that cause “housing 
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market failure” in tourism towns are second-home demand, growth-
management regulations, and topographical constraints. All three of 
these conditions are present in the Lower Keys:  
 

 The second-home market is booming and prices are rising so 
rapidly that long-time residents are cashing in and moving 
elsewhere. Those who choose to remain face higher tax 
assessments and other cost inflation, including a hurricane-
influenced 68% increase in insurance premiums.  

 
 Growth-management in the Lower Keys is imposed by land use 

restrictions, emergency evacuation needs, environmental 
considerations, and protection of threatened species of flora and 
fauna. 

 
 The Keys topographically offer limited available land area and are 

subject to hurricanes and tidal surges. 
 
Trying to combat the problem 
 
Recent single family housing sales in Key West illustrates the 
significance of second-home market.  Average sales prices have 
undergone a 283% jump in five years, as shown in the accompanying 
graphic. 
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Funding for affordable housing development will be a key need in the 
near future. The Florida Keys Carrying Capacity Rule 28-20 report 
recommended acquisition of environmentally sensitive lands and 
production of affordable housing on a two to one ratio, but the ultimate 
partnership agreements and resolutions represent lesser commitments 
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for an investment of $30 million (or a land acquisition to affordable 
housing spending ratio of 3.1:1).  
 
Generally, production of housing in Monroe County for people earning 
from $18,000 to $75,000 per year is unprofitable for the developer 
unless costs are reduced substantially through exemptions from growth-
management quotas, expedited approvals, greater density, and waiving 
of fees.   
 
According to the county’s data, at least 6,000 buildable lots are available 
in addition to the lands needed for habitat protection. But, the current 
agreements and resolutions provide for only 152 market units, 44 
affordable units, and 230 restored units per year. Among future 
commitments, 164 units are to be at market and only 91 will be 
affordable.  
 
ROGO regulations allow the Lower Keys will only be entitled to 115 total 
units annually, and economic realities force affordable housing to only a 
portion of the allocated permits.  Transient permits (hotels) are under 
moratorium until December 2006, and then may be subject to further 
denial, despite immediate need to house municipal employees. 
 
The City of Key West has recently adopted revisions to its affordable 
housing ordinances, allowing for somewhat wide range in median 
household income (up to 140% of median area incomes) and purchase 
multipliers for price-to-income ratios (3 to 6 1/2 times median income).  
The code allows developers to fund up to $200,000 per unbuilt unit into 
a workforce housing trust fund which, unfortunately, but does not 
satisfactorily address the need to build affordable units concurrently with 
market rate.  The ordinance offers some minor incentives (not fully 
detailed) to the developer, but must be viewed as mostly a punitive code 
that may not adequately address the problem. 
 
Review of case studies for affordable housing in Aspen (CO), 
Provincetown (MA), Orlando (FL), Kona (HI), and New Jersey reveal 
some “best practices” which are only starting points. Further analysis will 
be conducted in Task Two: 
 
Determine the specific magnitude of the problem 
  
Considerable discussion has culminated in recognition of the housing 
crisis in the Lower Keys, but there are few dependable statistics on the 
magnitude of the need, the type and size of units required, or the 
geographic concentrations of populations with the greatest cost burden. 
The first step in resolving the situation, therefore, is to quantify the 
requirements with a detailed survey. 
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Increase and maximize resources 
 
An inventory should be developed on resources (i.e., a realistic 
measurement of the developable land), including the infrastructure of 
roads, utilities, and protection services that will be needed to 
accommodate affordable housing.  Examination of the possible 
mishandlings of well–intended policies such as the ROGO points 
awards should be high on the priority list for their impact on affordable 
housing creation. 
 
Update land use policies 
 
Affordable housing development is likely to require changes in zoning 
(including density, road width, parking allocations, set-back 
requirements, etc,) and land use policies that could impede effective and 
economically efficient production.   
 
Some “out-of-the-box” thinking may be necessary to accomplish the 
goal. Consideration of radical solutions such as the Netherlands’ floating 
housing projects should be encouraged rather than dismissed. 
 
Streamline the approval process  
 
A comprehensive review should aim to introduce major savings in time 
and cost of obtaining permits while maintaining the integrity of the 
process. The case examples should provide best practice models for 
guiding process changes and policies.  A definitive position on 
environmental sensitivity needs to be established to avoid endless 
conflicts and delays over sometimes frivolous matters. 
 
Develop a public education campaign 
 
Target an affordable housing social marketing campaign to legislators, 
community leaders, employers, and the general public. Set up an 
information office to provide prospective buyers and renters to expand 
their knowledge of available options and engage civic organizations to 
dispel fears and irrational responses to affordable housing in their 
neighborhoods.  
 
Promote “Smart Growth” principles 
 
Select development or redevelopment sites proximate to jobs, schools, 
shopping, and community facilities and promote a living wage to foster 
sustainable projects.    
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Strategic Plan Development 
 
Economic diversification for the Lower Keys will result from proactive 
efforts in three distinct areas: (1) stabilization of the population base, (2) 
growth of employment in selected clusters, and (3) improvement in 
earnings of the work force. The fundamental “pin” that will unite these 
drivers will be labor force 
quality and preparedness.  
 
Unless stabilization efforts are 
implemented (including the 
provision of affordable work 
force housing), this declining 
trend in the Lower Keys is 
projected to continue through 
2015, when total population 
would drop to 42,224. A 
similar decline is projected for 
the labor force from the 
current 25,514 to 24,279 in 
2015, for a loss of 1,235 or abou
 
This dilemma is readily apparent
budget forecast to years 2010/20
exhausted in fiscal year 2010/20
nearly $6 million to balance the b
that a 10% year 2015 population
budget) will result in assessment
commencing one year earlier.  A
assessment picture and create a
spending and transfers to other f
produce a disastrous $16 million
in wholesale reductions in physic
service, defaults on transfer paym
services, and a host of other prob
market failure. 
 
Assuming that key elements of th
implemented, however, we antici
corrected and that cluster develo
the Lower Keys. Total covered e
entirely sustainable level of 18,00
applicants for these new jobs inc
persons now working only part-ti
“underemployed” persons who a
educational, experience, or skill q
 

DCG Corplan Consulting LLC 
t 5%. 

 in reviewing the City of Key West’s 
11.  Municipal surpluses will be 
11, requiring the special assessment of 
udget. DCG Corplan has determined 
 loss (not currently accounted for in the 
 requirements totaling $11 million and 
 25% decline will result in a similar 
 shortfall in physical environment 
unds.  And, a 50% population fall could 
 assessment cost and would also result 
al environment spending, massive debt 
ents, a 20% reduction in human 
lems that would eventually lead to 

e Economic Diversification plan were 
pate that the population loss could be 
pment will provide 1,900 new jobs in 
mployment would gradually reach an 
0 jobs. Potential sources of supply of 

lude 800 unemployed, about 2,800 
me, and almost 16,000 
re presently engaged in jobs below their 
ualifications.  
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The improvement in earnings should be dramatic. Employed persons in 
the Lower Keys are currently paid a weighted average of $11.52 per 
hour. By comparison, the recommended clusters will have a weighted 
average of $14.70 per hour, based upon current prevailing wage rates in 
the area. 
 

Cluster Industry New jobs 

Present 
average 
wage in 

Lower Keys 
A Professional, scientific, and 

technical services  
   110 16.81 

B Accommodation and food service    500   8.70 
C Health care and social assistance    120 16.58 
D Transportation and warehousing    150 11.69 
E Arts, entertainment, and recreation   170 10.21 
F Finance and insurance    250 21.09 
G Educational services      50 12.60 
H Real estate, rental and leasing      50 13.27 
 Total and weighted average 1,400 14.70 
 (Note: 500 construction jobs have been removed from the Cluster E 
total). 
 
Three major factors presently are inhibiting economic diversification and 
job development in the Lower Keys. Job opportunities are being created 
much faster in nearby Miami-Fort Lauderdale-Miami Beach MSA, local 
housing costs are escalating beyond the affordable market, and 
educational preparedness of the labor force is lagging significantly. 
 
“Forward Lower Keys,” a plan for action, addresses these and any other 
topics, with the concept that before new businesses can be attracted 
there must be movement toward (1) providing affordable housing and 
(2) providing better training to the resident work force. 
 
With that effort commencing, a parallel promotion effort then can be 
initiated. DCG Corplan’s marketing and promotion strategy is built upon 
two central themes: branding of the Lower Keys as a viable business 
environment and a direct outreach to the recommended clusters and 
their component businesses.  
 
Forward Lower Keys 
 
DCG Corplan has evaluated eight groups of business factors that are 
jointly necessary for successful economic diversification and growth. 
From this analysis, a total of 27 strategic recommendations were 
developed that should be addressed to achieve the objective: 
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Impact of Population Changes 
 Formation of Lower Keys Economic Development Alliance 
 Retain CPA firm to prepare Cost/Benefit and Sensitivity 

Analyses of Lower Keys 
 Establishment  of “Stop-Gap” measures for budgetary 

shortfalls 
 
Financial Incentive and Programs 

 Assure availability of Qualified Target Industry Tax Refund 
(QTI) 

 Apply a more proactive approach to workforce training 
 Participate in the Florida Enterprise Zone Program 
 Waive requirements to qualify for incentives in the Lower Keys 

 
Workforce Development & Employee Training 

 Establish an apprenticeship program 
 Seek to expand use of Quick Response Training incentive 

(QRT) 
 
Private Sector Loans and Venture Capital Networks 

 Cultivate relationships with south Florida venture capital firms 
 Improve Certified Capital Company Act (CAPCO) funding 

 
Affordable Housing 

 Establish hurricane shelter program & re-examine ROGO 
objectives 

 Create Workforce High Density Infill Housing program 
(WHIDH) through a  Lower Keys Development Corporation 

 Host a Waterborne Housing Symposium 
 Examine feasibility of a cruise ship dormitory for municipal 

workers 
 

Transportation 
 Extend mass transit to serve Big Pine Key 
 Encourage reduction of truck traffic on the Overseas Highway  
 Consolidate waterfront activities throughout the Lower Keys 
 Introduce water taxi services 

 
Education 

 Develop strategic plan for Monroe County School District 
 Introduce tighter controls on school grading practices 
 Establish Vocational Center to serve Lower Keys 
 Encourage more students to obtain bachelor’s degrees   

 
Management, Technical, and Marketing Assistance to Expanding Firms 

 Determine cost-benefit to Lower Keys of incentive deals 
 Coordinate management, technical, and marketing assistance 
 Prepare tentative “Road Fund” applications 
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 Prepare prospectus for target clusters and component 
industries 

 
Some of these strategies will require extensive funding, personnel, or 
time-intensive resources; others are considered by DCG Corplan as of 
critical importance to the program’s outcome. Accordingly, the 
recommendations are reorganized into a hierarchy ranking priorities 
high resources demand (level one priority) down to non-critical items not 
of immediate need with low resource demand: 
 
Level-One Priority (High) 
 

 Formation of Lower Keys Economic Development Alliance 
 Assure availability of Qualified Target Industry Tax Refund (QTI) 
 Establish hurricane shelter program & re-examine ROGO objectives 
 Create Workforce High Density Infill Housing program (WHIDH) 
 Establish Vocational Center to serve Lower Keys 

  
Level Two Priority (Moderate) 
 

 Retain CPA firm to prepare Cost/Benefit and Sensitivity Analyses  
 Establishment  of “Stop-Gap” measures for budgetary shortfalls 
 Apply a more proactive approach to workforce training 
 Waive requirements to qualify for incentives in the Lower Keys 
 Establish an apprenticeship program 
 Consolidate waterfront activities throughout the Lower Keys 
 Develop strategic plan for Monroe County School District 
 Introduce tighter controls on school grading practices 
 Encourage more students to obtain bachelor’s degrees   
 Determine cost-benefit to Lower Keys of incentive deals 
 Coordinate management, technical, and marketing assistance 

 
Level Three Priority (Low) 
 

 Seek to expand use of Quick Response Training incentive (QRT) 
 Prepare prospectus for target clusters and component industries 

 
Items of Non-Immediate Need 
 
Higher Resource demand 
 

 Introduce water taxi services 
 Cultivate relationships with south Florida venture capital firms 
 Improve Certified Capital Company Act (CAPCO) funding 
 Host a Waterborne Housing Symposium 
 Examine feasibility of cruise ship dormitory for municipal workers 
 Extend mass transit to serve Big Pine Key 
 Encourage reduction of truck traffic on the Overseas Highway  
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Lower Resource demand 
 

 Participate in the Florida Enterprise Zone Program 
 Prepare tentative “Road Fund” applications 

 
A ten-year timeline and budget estimates for the initiatives will help 
officials to lead the effort to put Forward Lower Keys into action.  
If all 27 strategic initiatives were implemented, DCG Corplan estimates 
an overall ten-year expenditure of $25.9 million would be required. 
Although the strategic target is 1,900 new jobs, this includes 500 
construction positions for the new Aquarium, the development cost of 
which is not included in the estimate.  Therefore, a figure of 1,400 jobs is 
substituted, and this new figure produces an overall expenditure of 
about $18,500 per job, which is not an unusually high economic 
development expense for an effort of this magnitude.  Perhaps in more 
palatable terms, the expenditure actually results an outlay of $1,850 per 
job per year.  
 
DCG Corplan assumes that Monroe County, the City of Key West, and 
the Chamber(s) are currently fully engaged, and that a new office will be 
needed to handle the development and marketing of Forward Lower 
Keys to target clusters and component businesses. The Lower Keys 
Economic Development Alliance (LKEDA) would have an annual 
operating budget of just below one half million dollars, to be inclusive of 
facilities, staffing, travel, and other overhead costs. 
 
Retaining a qualified public relations firm is recommended to develop a 
new “brand” for the area’s image and to promote educational and other 
infrastructure improvements to the national media.  
 

Executive Summary – Page xix of xix DCG Corplan Consulting LLC 



 

Economic 
Diversification 

Advance Planning  
for Monroe Cnty, FL 

EOG-RFP-260 

 

 

 

Task 1.a 
Developing the demographic 

and economic database.
 

  DCG Corplan Consulting LLC 



 

Economic 
Diversification 

Advance Planning  
for Monroe Cnty, FL 

EOG-RFP-260 

 

 

Task 1.a. – Developing the demographic and 
economic database 
 
An extensive database of demographic and economic statistics has 
been assembled by building upon information currently available on 
Monroe County, Key West, and the Lower Keys. Emphasis has been 
placed upon 10-year projections and analyses of pertinent factors to 
enable citizens, businesses, and local government to utilize this data 
product and develop it further for many years. 
 
Population growth (or shrinkage) 

 
Monroe County 
 
Monroe County had a remarkable 66% population gain between its 1960 
level of 47,921 residents to reach a record level of 79,589 in the 2000 
Census. The net gain in Monroe County of 1,565 residents between 
1990 and 2000, or 2%, was comprised a natural increase of 1,829 
partially offset by a net migration loss of 264 persons. Significantly, it 
was the only county in Florida that experienced a net migration loss for 
the decade.  
 
Between 2000 and 2004, the county population dropped to 78,284 
residents, or a loss of 1.6%. Applying a straight-line projection of 2.0% in 
each subsequent five-year period, the outlook is for a continuing decline 
in Monroe County’s population to 75,598 by 2015.   
 
Key West 
 
Key West has been subject to wide fluctuations in its resident population 
trend. In 1890, it reportedly was the largest and richest city in Florida. 
But a major decline in population coincided with loss of industrial 
employment between 1919 and 1935 (when Flagler’s railroad was 
washed out).  
 
During World War II and the post-war recovery, population of the city 
more than doubled between 1940 and 1960. However, military closings 
and personnel reductions led to Key West’s population loss of 25% by 
1980—the city’s second major population decline.  

 
While the population recovered somewhat in 1990 and 2000, interim 
Census data for 2003 has shown another loss. Our projections assume 
this estimated loss of 2.9% every five years will continue though 2015.   
 
In addition to its permanent residents, Key West has an estimated 
19,000 seasonal tourist/visitors (including about 1,700 living in the 
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community three to five months a year). On an average day, total 
population currently swells to an estimated 43,000.  On special events, 
such as Fantasy Fest, the population can reach an estimated 75,000 
persons. 
 
Lower Keys (including Key West) 
  
The Lower Keys, as defined, is comprised of three named postal Zip 
Code areas: Key West (33040), Summerland Key (33042), and Big Pine 
Key (33043)—about 30 miles from Key West.  Accumulated totals for 
these three Zip code areas provide the base data for 1990 and 2000, 
showing a gain of 6.0% for that decade.  
 
It is estimated, however, that population in the total Lower Keys area 
declined by 2.45% between 2000 and 2005, representing an average of 
the 2.0% loss in the county and the 2.9% loss in Key West. Unless 
stabilization efforts are implemented, this declining trend is projected to 
continue through 2015.  Recent estimates suggest that a post-Wilma 
census would result in a staggering population loss, possibly as much 
as 5% in one year, and that long-term shifts could create as much as a 
50% population decline.  The table below summarizes population 
changes since 1990 (Note: INA – Information Not Available). 

 
Population trend, 1990-2005 and projections to 2015 

 
Monroe 
County 

Key 
 West 

Total  
Lower  
Keys 

Lower 
Keys 

% 
1990 Census 78,024 24,832 42,894 55.0%
2000 Census 79,589 25,478 45,486 57.2%
2003 Census INA 25,031 INA  
2004 Census 78,284 INA INA  
2005 estimated 77,958 24,306 44,372 56.9%
2010 projected 76,411 23,602 43,284 56.6%
2015 projected 75,598 22,918 42,224 55.9%

Data: Census Bureau; DCG Corplan Consulting  
 
Age of population 
 
Key West and the encompassing Zip Code 33040 currently have a 
“younger” population (measured by percentage of persons aged 65 or 
over) than either Monroe County or the outlying Zip 33042 and Zip 
33043.  
 
Key West, however, is rapidly growing “older” and the resultant ratios for 
the primary working cohort (18 to 64) should narrow to about 70% of 
their total population in all three Zip code areas by 2010. This suggests 
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that Key West employers will become increasingly dependent upon 
commuters (presently estimated at 3,990 or 16% of their total work 
force).   
 
Age distribution, 2000-2015 
 Monroe 

County 
Key  
West 

Zip  
33040 

Zip  
33042 

Zip 
33043  

Under 5             
  2000   4.3   4.7   4.9   3.5   3.4 
  2005   4.1   4.6   4.7   3.1   3.3 
  2010   3.9   4.5   4.5   2.8   3.2 
  2015   3.7   4.4   4.3   2.5   3.1 
18 and 
over 

     

  2000 82.9 84.0 82.6 84.9 83.4 
  2005 83.8   81.3 82.9 86.2 85.2 
  2010 84.6 78.9 82.9 87.9 86.9 
  2015 85.4 76.5 82.9 89.7 88.6 
18-64      
  2000 68.3 72.3 71.2 69.9 68.4 
  2005 68.5 66.4 70.8 69.8 69.6 
  2010 68.5 60.0 70.1 70.0 70.7 
  2015 68.5 52.7 69.2 70.2 71.8 
65 and 
over 

     

  2000 14.6 11.7 11.4 15.0 15.0 
  2005 15.3 14.9 12.1 16.4 15.6 
  2010 16.1 18.9 12.8 17.9 16.2 
  2015 16.9 23.8 13.7 19.5 16.8 
Data: Census Bureau; ESRI BIS; DCG Corplan Consulting 
 
School population 
 
Number of persons in K-12 school age in 2000 has been estimated by 
subtracting the number of persons under age five and the number of 
persons 18 and over from the total population in each area. 
 
School age population, 2000 
 Monroe 

County 
Key  
West 

Zip  
33040 

Zip  
33042 

Zip  
33043 

Total pop 79,589 25,478 34,230 6,097 5,159 
Under 5   3,462   1,204   1,682    211    177  
18 and over 65,984 21,406   28,269 5,176 4,304 
School age 10,143   2,868   4,279    710    978 
Data: Census Bureau; DCG Corplan Consulting 
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The Key West Chamber of Commerce reports the city’s 2004 enrollment 
in the Monroe County School District at 4,056 (closely corresponding to 
the 2000 Census data for Zip Code 33040). The following roster 
expands the current data to include all schools in the Lower Keys: 
Public elementary, charter, middle, and high schools in the Lower Keys:  
School Location Grades Total 

enrollment 
Key West High School Key West 9-12 1,393 
Pace Center for Girls  Key West 6-12      31 
Hob Middle School Key West 6-8    787 
Glyn Archer Elem School Key West PK-5    343 
Poinciana Elem School Key West Kg-5    537 
Sigsbee Elem School Key West KG-5    264 
Sugarloaf Elem/Middle 
School 

Sugarloaf Key KG-8    780 

Gerald Adams Elem School Key West PK-5    503 
Key West Montessorie 
Charter 

Key West 1-5      62 

Big Pine Neighborhood  
Charter 

Big Pine KG-3      73 

  Total enrollment   4,773 
Data: Monroe County School District 
 
Private primary/middle schools 

School Location Grades 
Total 

enrollment 
Mary Immaculate Star of the SE Key West PK-8     217 
Montessori Childrens School Key West PK-KG       81 
  Total enrollment       298 
Data: City-Data 
 
Projections for school age population apply the computed population 
trends for Zip Code areas in the Lower Keys, which predict a decline in 
enrollments. A more proactive approach to implementing the growth of 
affordable housing, however, could attract (or retain) more young 
couples, along with their school-age children.  
 
School age population: 2000-2005 and 2010-2015, projected 
 Monroe County Key West Total Lower Keys  
2000 10,143   2,868   5,967 
2005   9,940   2,782   5,848 
2010   9,741   2,671   5,731 
2015   9,644   2,591   5,616 
 Data: DCG Corplan Consulting 
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Ethnicity 
 
Increasingly, ethnic diversity is a location criterion sought by major U.S. 
firms in qualifying candidate sites for new and expanding facilities. 
Comparisons with key ethnicity groups between 2000 and 2005 provide 
the basis for establishing the trend in Monroe County, Key West, and 
the Lower Keys through 2010 and 2015: 
 
Ethnicity, as percent of total, 2000-2005 and 2010-2015 projected 
 Monroe 

County 
Key 
West 

Zip  
33040 

Zip  
33042 

Zip  
33043 

White      
  2000 90.7 84.9 85.4 95.8 94.8 
  2005 90.7 75.9 85.5 95.6 94.6 
  2010 90.4 74.9 85.5 95.4 94.4 
  2015 90.2 74.9 85.5 95.2 94.2 
Black      
  2000   4.8   9.3   8.4   1.1   1.1 
  2005   4.6   7.5   8.2   1.1   1.1 
  2010   4.4   7.4   8.0   1.1   1.1 
  2015   4.2   7.3   7.8   1.1     1.1   
 Asian/Pac.Isl.      
  2000   0.8   1.4   1.3   0.8   0.6 
  2005   0.9   1.4   1.3   0.7   0.6 
  2010   1.0   1.4    1.3   0.6   0.6 
  2015   1.1   1.4   1.3   0.5   0.6 
 Hispanic      
  2000 15.8 16.5 19.8   6.2   6.7 
  2005 17.0 15.0 21.3    6.7   7.2 
  2010 18.3 14.0 22.3   7.2     7.8 
  2015 19.8 13.0 23.3   7.8   8.4 
Data: Census Bureau; ESRI BIS; DCG Corplan Consulting 
     
Number of households 
 
Statistics in the 2000 Census showed wide differences for Monroe 
County, Key West, and the three Zip code areas in housing population, 
number of units, and ratios for ownership and rentals. In Monroe 
County, owner-occupied housing units represent 62.4%, while the ratio 
of home ownership is only 45.6% in Key West and 49.5% in Zip code 
area 33040. By contrast, the ratios for home ownership are much higher 
in Zip 33042 (63.9%) and Zip 33043 (76.7%). Estimates for 2005 and 
projections for 2010 and 2015 are based upon trends derived from ESRI 
BIS Sourcebook America Zip Code Geographic Reports.   
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Household statistics 2000-2005 and projections to 2010-2015  
 Monroe 

County 
Key  
West 

Zip 
33040 

Zip 
33042 

Zip 
33043

Household population 78,227 24,585 33,330 6,097 5,098 
  In group quarters   1,362      893      900        0      61 
Total housing units 51,617 13,306 17,269 4,288 3,356 
  Occupied 35,086 11,016 14,527 2,742 2,320 
    Owner occupied 21,893     5,021   7,195 2,207 1,779 
    Renter occupied 13,193     5,995   7,332    535    541 
  Vacant 16,531   2,290   2,742 1,546 1,036 
Single-family owner-
occupied homes  

14,104   3,410   4,481 1,789 1,346 

Total households      
2005  35,139 12,920 14,323 2,780 2,304 
2010 proj 34,994 12,545 14,120 2,849 2,459 
2015 proj 34,849 12,170 13,917 2,918 2,644 
Data: Census Bureau (2000); ESRI BIS; and DCG Corplan Consulting 
 
Household income 
 
In the 2000 Census (1999 dollars), median household income was 
remarkably similar for Monroe County, Key West, Zip 33040, and Zip 
33043, but income was considerably higher in Zip 33042. Rapid rises in 
median incomes suggest larger households of income-sharing 
individuals accommodating the housing value escalation. 
 
Median household income ($), 2000-2015 
 Monroe 

County 
Key 

West 
Zip 

33040 
Zip 

33042 
Zip 

33043 
  2000 42,283 43,021 42,255 53,409 42,384 
  2005  93,601 99,395 110,994 145,338 118,801 
  2010 proj 172,205 167,791 178,339 221,394 163,721 
  2015 proj 209,818 204,439 217,291 269,751 199,481 
Data: Census Bureau (2000); ESRI BIS; DCG Corplan Consulting 
 
Per capita income 
 
In the 2000 Census (1999 dollars) and in the ESRI BIS estimates for 
2005, per capita income showed minor differentials between Monroe 
County and Key West, with lower income in Zip 33040 and Zip 33043. 
Once again, Zip 33042 had higher income than any of the other 
comparison areas.  Increase in income is reflective of influx of affluent 
second home buyers. 
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Per capita income ($) 2000-2005 and projections to 2010-2015 
 Monroe 

County 
Key 

West 
Zip 

33040 
Zip 

33042 
Zip 

33043 
  2000 26,102 26,316 24,943 28,353 23,123 
  2005  55,109 55,561 52,662 59,861 48,819 
  2010 proj 101,170 101,899 96,582 109,786 89,535 
  2015 proj 123,146 124,155 117,678 133,765 109,091 
Data: Census Bureau (2000); ESRI BIS; DCG Corplan Consulting  
 
Housing values 
  
Median values of owner-occupied housing in Florida advanced about 
45% between 2000 and 2005, reflecting the continuing influx of affluent 
buyers and the proliferation of high-rise condominiums. This rapid pace 
in pricing is expected to moderate between 2005 and 2010, then slow 
between 2010 and 2015.    
   
Median value of housing ($) 2000-2005 and projections to 2010-2015 
 Monroe 

County 
Key 

West 
Zip 

33040 
Zip 

33042 
Zip 

33043 
2000 
(Census) 

241,200 265,800 261,700 270,600 182,900 

2005  533,938 614,101 687,424 736,366 512,663 
2010 proj 884,099 933,007 994,062 1,009,538 635,856 
2015 proj 957,513 1,073,637 1,143,894 1,161,703 731,698 
Data: Census Bureau (2000); DCG Corplan Consulting 
 
Affordability for local residents will continue to be a critical concern, 
since increases in home prices will respond to affluent in-comers. 
Values in Key West and Zip Code area 33040 will probably continue to 
exceed the county-wide average. Zip Code area 33042 should claim the 
highest median home prices in the Lower Keys, while Zip Code 33043 
(about 30 miles from Key West) may offer the best opportunities to 
develop affordable housing.  
 
Labor force  
 
Current labor force statistics are provided by the Florida Research and 
Economic Database for Monroe County but not for Key West or the 
Lower Keys. For the unreported areas, therefore, periods beyond the 
2000 Census are estimated.  
  
Labor force 2000-2005 and projections to 2010-2015 
 Monroe County Key West Total Lower Keys 
2000  43,838 15,270 26,154 
2005  45,864 14,583   25,514 
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Labor force 2000-2005 and projections to 2010-2015 – cont’d. 
 Monroe County Key West Total Lower Keys 
2010 proj 44,930 14,161 24,888 
2015 proj 44,452 13,751 24,279 
Data: BLS; FL Research and Economics Database; DCG Corplan 
Consulting 
 
Employment  
  
Current employment statistics are provided by the Florida Research and 
Economic Database for Monroe County but not for Key West or the 
Lower Keys. For these unreported areas, employment for periods 
beyond the 2000 Census are estimated based upon an average 
employment level of 96.4% of the estimated labor force in 2000 and 
96.7% in 2005 through 2015.  
  
Employment 2000-2005 and projections to 2010-2015 
 Monroe County Key West Total Lower Keys  
2000  42,260 14,720 25,212 
2005  44,350 14,102 24,672 
2010 proj 43,447 13,694 24,067 
2015 proj 42,985 13,297 23,478 
Data: BLS; FL Research and Economics Database; DCG Corplan 
Consulting 
 
Unemployment, number and rate 
 
Current unemployment statistics are provided by the Florida Research 
and Economic Database for Monroe County but not for Key West or the 
Lower Keys. For these unreported areas, unemployment for periods 
beyond the 2000 Census are estimated based upon an average 
unemployment rate of 3.6% in 2000 and 3.3% in 2005 through 2015.  
 
Unemployment 2000-2005 and projections to 2010-2015 
 Monroe County Key West Total Lower Keys 
2000  1,651 (3.6%) 550 942 
2005  1,514 (3.3%) 481 842 
2010 proj 1,483 (3.3%) 467 821 
2015 proj 1,467 (3.3%) 454 801 
Data: BLS; FL Research and Economics Database; DCG Corplan 
Consulting 
 
Underemployment  
 
“Underemployment” is defined as comprising those persons who are 
currently working (full-time or part-time) in jobs where their talents 
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(educational attainment, skill, or experience) are underutilized. In the 
absence of detailed surveys, earnings are used as a proxy measure. 
Those working in industries where earnings are below the area’s 
average are considered “underemployed.” County Business Patterns, a 
Census Bureau annual report, is used as the base for determining which 
industries are paying less than the county average. 
 
In Monroe County, four industries report earnings below the county 
average: retail trade; arts, entertainment, and recreation; 
accommodation and food services; and miscellaneous services. 
Together, they represent about 64% of total non-government jobs in the 
county, confirming an extensive underemployment situation.      
 
Estimated underemployment, 2000-2005 and projections to 2010-2015 
 Monroe County Key West  Total Lower Keys 
2000 27,000 9,400 16,100 
2005 28,400 9,000 15,800 
2010 proj 27,800 8,764 15,400 
2015 proj 27,500 8,500 15,000 
Data: DCG Corplan Consulting 
 
Part-time and full-time labor force participation  
 
On average in the U.S., 17.7% of employed persons have part-time 
work and 82.3% are working on full-time schedules. In the absence of 
parallel data for Florida, the national part-time ratio is applied to the 
estimated underemployed persons as an indicator of persons working 
only part-time in the area. 
 
Estimated part-time employment, 2000-2005 and projections to 2010-
2015 
 Monroe County Key West  Total Lower Keys 
2000 4,800 1,700 2,800 
2005 5,000 1,600 2,800 
2010 proj 4,900 1,600 2,700 
2015 proj 4,900 1,500 2,700 
Data: DCG Corplan Consulting 
 
Earnings of employed persons 
 
As a year-round resort area, Key West and the Lower Keys                                         
have a unique economic composition and wage structure. Employers 
report difficulty finding full-time workers; instead they must hire people 
who are looking for seasonal jobs or seeking to pay for extended 
vacations. Prospective job applicants for full-time jobs have difficulty 
finding affordable housing, and commuting to the Lower Keys from more 
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densely populated areas of the state is prohibitively time-consuming and 
expensive.  
 
A preliminary review of classified advertisements shows a remarkably 
wide range of hourly starting rates for specific occupations in Key West 
and the Lower Keys: 
 
                 Room cleaner $ 7.10 
                 Hurricane clean-up    8.00 
                 Retail sales    8.00 
                 Package handler    8.50 
                 Photographer trainee    8.50 
                 Truck driver (light)    8.50 
                 Security officer    9.00 
                 Warehouseman  10.00 
                 Maintenance worker  10.73 
                 Office assistant  11.00 
                 Bicycle mechanic  12.50 
                 Tour conductor  13.00 
                 Building trades  15.00 
 
Federal and state agencies do not publish detailed wage survey 
information for Key West or for the three Zip Code areas comprising the 
Lower Keys. It can be assumed, however, that wages in this labor 
market are influenced by the three nearby metropolitan areas for which 
detailed occupational wage data are available: Fort Myers-Cape Coral, 
Naples, and Miami-Dade. Accordingly, the average mean hourly wage 
for all occupations in the Lower Keys is estimated at $16.57, or 92% of 
the national average.   
 
Mean hourly earnings ($) by occupational group, November 2004 
Occupational group Total 

U.S. 
Fort 
Myers 

Naples Miami
-Dade 

All occupations 18.00 15.81 16.77 17.13 
Management 41.87 38.22 41.82 44.40 
Business and financial 27.46 24.63 29.98 26.49 
Computer and mathematical science 31.91 25.64 25.62 27.21 
Architecture and engineering 30.32 23.15 24.51 27.09 
Life, physical, and social science 27.67 20.42 23.41 26.55 
Community and social services 17.81 16.87 17.86 19.93 
Legal 39.03 34.09 45.87 39.55 
Education, training, and library 20.58   INA INA 20.80 
 Arts, design, entertainment, sports 
and media 

21.07 18.92 19.04 21.57 

Healthcare practitioner and technical 28.13 27.13 29.40 27.59 
Healthcare support 11.30 11.07 11.16 10.39 
Protective service 16.94 15.11 17.36 16.53 
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Mean hourly earnings ($) by occupational group, November 2004 – 
cont’d. 
Occupational group Total 

U.S. 
Fort 
Myers 

Naples Miami
-Dade 

Food preparation and service-related   8.47   8.47   9.43   8.30 
Building and grounds cleaning and 
maintenance 

10.42 10.21 11.19   8.80 

Personal care and service 10.62 10.57 10.70 11.73 
Sales and related 15.52 15.57 16.45 16.99 
Office and administrative support 14.13 12.89 13.37 13.05 
Farming, fishing, and forestry   9.94   7.42   7.13   7.48 
Construction and extraction 18.21 14.80 16.45 15.87 
Installation, maintenance, and repair 18.09 16.16 16.62 16.71 
Production 14.18 13.90 13.06 11.46 
Transportation and material moving 13.38 11.53 11.39 13.76 
Data: BLS 
 
Wage projections for 2010 assume labor cost inflation of 10% over 2005 
level, and wage projections for 2010 assume increase of 10% been 
2010 and 2015.   
 
Retail sales, by NAICS codes  
 
Editor and Publisher “Market Guide” provides estimates for retail sales 
by NAICS codes for Monroe County and for Key West. Based upon 
population, the Lower Keys are estimated to represent 56% of total 
Monroe County sales.   
 
Retail sales (in $000’s) 2005  
 Monroe 

County 
Key West Total Lower 

Keys 
Total    
  1997 Census    914,215    269,425 511,960 
  2005  1,383,297    372,286 774,646 
441 Motor 
vehicles/parts   

   221,501      61,047 124,041 

442 Furniture      33,367        9,361   18,686 
443 
Electrical/appliances 

     22,700        5,903   12,712 

444 Building materials    119,857      31,441   67,120 
445 Food/beverages    318,852      87,323 178,557   
446 Health/personal 
care 

   129,821      34,934   72,700 

447 Gasoline    108,319      31,123   60,659 
448 
Clothing/accessories 

   122,542      31,351   68,624 
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Retail sales (in $000’s) 2005 – cont’d. 
 Monroe 

County 
Key West Total Lower 

Keys 
452 General 
merchandise 

   120,230      31,337   67,329 

Data: Editor and Publisher, Market Guide; DCG Corplan Consulting 
 
Retail sales are projected to increase at a compound annual rate of 3%, 
and adjusting for the decline in population, the following trend is 
anticipated: 
 
Projection of total retail sales ($000’s) 
 Monroe 

County 
Key West Total Lower 

Keys 
2005    
  Population      77,958      24,306   44,372 
  Total sales 1,383,297    372,286 774,646 
  Sales per capita      17,744      15,317   17,458 
2010     
  Base population      76,411      23,602   43,284 
  Sales in 2005 dollars 1,355,837    361,511 755,652 
  Adjusted for inflation 1,572,771    419,353 876,556 
2015    
  Base population      75,598      22,918   42,224 
  Sales in 2005 dollars 1,341,411    351,035 737,147 
  Adjusted for inflation 1,797,491    474,407 987,777 
 
Profile of consumer expenditure patterns   
 
ESRI BIS calculates its widely accepted Spending Potential Index from 
the Consumer Expenditure Survey prepared by the Bureau of Labor 
Statistics. This detailed index represents the ratio of the average amount 
spent locally to the average U.S. spending for a product or service, 
multiplied by 100. As indicated in the following tabulation, comparative 
consumer expenditure patterns vary substantially in the area. These 
relationships are expected to hold constant for the period, 2005 through 
2015. 
 
Household spending potential index 
 Monroe 

County 
Zip 33040 
(incl. Key 
West) 

Zip  
33042 

Zip  
33043 

Auto loan 109   94 119 93 
Home loan   99 100 101 82 
Investments   99 106   93 78 
Retirement plans 103 106 105 86 
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Household spending potential index – cont’d. 
 Monroe 

County 
Zip 33040 
(incl. Key 
West) 

Zip  
33042 

Zip  
33043 

Home repair 106   99 114 88 
Lawn & garden 108 100 118 92 
Computer/hardware   97 103   95 78 
Appliances 107   97 115 89 
TV/radio/sound 101   99 103 81 
Furniture 102 102 104 83 
Dine out/carry out 100 100 102 81 
Sporting goods 104   97 114 89 
Fees & tickets   98 104   97 78 
Toys & games 100   98 106 84 
Travel 102 103 104 82 
Cable TV 102   98 105 82 
Apparel & services   99   99 101 80 
Auto repairs 104   99 109 87 
Health insurance 109   96 119 91 
Pets & supplies 110   99 120 93 
 Data: ESRI BIS 
 
Summation 
 
In sharp contrast to rapid gains in Florida’s population, Key West and 
the Lower Keys are slowly declining. Table 1.a.1 demonstrates these 
projected losses among most of the demographic series between 2005 
and 2015. General inflation in dollar values, however, tends to obscure 
the similar downward trend among the economic series. 
  
Reversal of this negative growth pattern will require simultaneous 
stimulation of local employment and development of affordable housing. 
Without the latter, Key West and the Lower Keys must expect increasing 
difficulty in attracting and retaining employees for private establishments 
and government services.  
 
DCG Corplan anticipates the development of sensitivity analyses in the 
Task 2 report that will illustrate the affects of hypothetical population 
losses greater than the estimate used in this task. 
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Table 1.a.1  Summation of database

2005 2010 2015 2005 2010 2015
Total population 24,306 23,602 22,918 44,372 43,284 42,224

Population, by age group
  Under 5 4.6 4.5 4.4 3.7 3.5 3.4
  18 and over 81.3 78.9 76.5 84.8 85.9 87.1
  Working age (18-64) 66.4 60.0 52.7 70.1 70.3 70.4
  Age 65 and over 14.9 18.9 23.8 14.7 15.6 16.7

School age population 2,782 2,671 2,591 5,848 5,731 5,616

Ethnicity (%)
  White 75.9 74.9 74.9 91.9 91.8 91.6
  Black 7.5 7.4 7.3 3.5 3.4 3.3
  Asian 1.4 1.4 1.4 0.9 0.9 0.9
  Hispanic 15.0 14.0 13.0 11.7 12.4 13.2

Income & Demographics
  Total households 12,920 12,545 12,170 19,407 19,428 19,479
  Median household income ($) 99,349 167,791 204,439 125,044 187,818 228,841
  Per capita income 55,561 101,899 124,155 53,781 98,634 120,978
  Median housing value ($) 614,101 933,007 1,073,637 645,484 879,819 1,012,432
  Labor force 14,583 14,161 13,751 25,514 24,888 24,279
  Employment 14,102 13,694 13,297 24,672 24,067 23,478
  Unemployment 481 467 454 842 821 801
  Underemployment 9,000 8,764 8,500 15,800 15,400 15,000
  Part-time employment 1,600 1,600 1,500 2,800 2,700 2,700

Mean hourly earnings ($)
  All occupations 16.57 18.23 19.88 16.57 18.23 19.88
  Management 41.48 45.63 49.78 41.48 45.63 49.78

Key West Total Lower Keys
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Table 1.a.1  Summation of database

2005 2010 2015 2005 2010 2015

  Business and financial 27.03 29.73 32.44 27.03 29.73 32.44
  Computer and mathematical science 26.16 28.78 31.39 26.16 28.78 31.39
  Architecture and engineering 28.25 31.08 33.90 28.25 31.08 33.90
  Life, physical, and social sciences 23.46 25.81 28.15 23.46 25.81 28.15
  Community and social services 18.22 20.04 21.86 18.22 20.04 21.86
  Legal 39.84 43.82 47.81 39.84 43.82 47.81
  Education, training and library 20.80 22.88 24.96 20.80 22.88 24.96
  Arts, design, entertainment and media 19.88 21.87 23.86 19.88 21.87 23.86
  Healthcare practitioner and technical 28.04 30.84 33.65 28.04 30.84 33.65
  Healthcare support 10.87 11.96 13.04 10.87 11.96 13.04
  Protective service 16.33 17.96 19.60 16.33 17.96 19.60
  Food preparation and service 8.73 9.60 10.48 8.73 9.60 10.48
  Building and grounds cleaning/maint 10.07 11.08 12.08 10.07 11.08 12.08
  Personal care and service 11.00 12.10 13.20 11.00 12.10 13.20
  Sales and related 16.34 17.97 19.61 16.34 17.97 19.61
  Office and administrative support 13.10 14.41 15.72 13.10 14.41 15.72
  Farming, fishing, and forestry 7.34 8.07 8.81 7.34 8.07 8.81
  Construction and extraction 15.71 17.28 18.85 15.71 17.28 18.85
  Installation, maint and repair 16.50 18.15 19.80 16.50 18.15 19.80
  Production 12.81 14.09 15.37 12.81 14.09 15.37
  Transportation and material moving 12.23 13.45 14.68 12.23 13.45 14.68

Total retail sales ($000) 372,286 419,353 474,407 774,646 876,556 987,777

Consumer spending indexes (US=100)
  Auto loan 94 94 94 102 102 102
  Home loan 100 100 100 94 94 94

Key West Total Lower Keys
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Table 1.a.1  Summation of database

2005 2010 2015 2005 2010 2015
  Home repair 99 99 99 100 100 100
  Appliances 97 97 97 100 100 100
  TV/radio/sound 99 99 99 94 94 94
  Dine out/carry out 100 100 100 94 94 94
  Apparel 99 99 99 93 93 93
  Health insurance 96 96 96 102 102 102

Key West Total Lower Keys
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Task 1.b – Analysis of the synergy/relationship 
between the military and hospitality sectors, 
and those industries dependent on these two 
primary drivers of the Florida Keys economy. 
 
Introduction 
 
Monroe County is among a number of Florida communities significantly 
influenced by both the U.S. military and the tourism economy.  While the 
likelihood of major disruptions of Navy facilities in the Lower Keys 
appears remote, Monroe County should be prepared to identify the role 
that theses two important drivers have on the overall economic climate. 
 
The Military Sector 
 
Base Realignment and Closure 2005 
 
According to the Department of Defense, the 2005 BRAC is the largest, 
most joint-service-oriented round ever attempted.  While the preceding 
four BRAC rounds in 1988, 1991, 1993 and 1995 closed or realigned 97 
bases, the 2005/2006 version will affect more than 800 installations 
across the country, with 40 percent of the changes affecting more than 
one service.  By 2011, the commission recommends 33 major closures, 
and 29 major realignments.  In addition, 48 bases are recommended for 
significant expansion. 
 
In the May 2005 Congressional Research Service (CRS) report to 
Congress, a conclusion was reached that verifies the closure of military 
bases initially creating socioeconomic hardships to local economies, 
especially in rural locales. However, the research also indicates that 
closures have generally not led to the disastrous long-term 
consequences predicted by many host communities.  
 
Naval Air Station Key West 
 
Since 1823, the Navy has had an on-again, off-again presence on Key 
West.  Following the Vietnam War, the Department of Defense 
determined that the military had excessive surface warfare capacity and 
the Naval Station was disestablished in 1974. In a two year- period from 
1978-1979, further changes in the structure of the Air Station resulted in 
the disestablishment of some flight activities. The 1995 BRAC 
designated Naval Air Station (NAS) Key West for realignment and 
approximately 175 acres were involved in operational closure.  Property 
transfers included: 9 public benefit conveyances, 2 economic 
development conveyances, 5 fed-to-fed transfers, 1 homeless, and 1 
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negotiated sale to the City of Key West for parks and recreation.  The 
last .73 acres was transferred to the City in May 2005. There were no 
further realignment recommendations in the 2005 BRAC round for the 
base. 
 
NAS Key West will now remain as the US Navy’s premier pilot training 
facility for transient tactical aviation squadrons.  Depending on 
assignments, the Air Station could support up to 70 aircraft, 7 squadrons 
and over 800 people from all over the country representing various 
branches of service.  
 
NAS Key West provides extensive air-to-air, surface, and subsurface 
training in areas over open ocean between the Florida Keys and Cuba 
known as the Key West Complex.  The complex contains the tactical 
Aircrew Combat Training System (TACTS), a joint Navy and Air Force 
training operation area, as well as a number of ranges used for 
simulated bombing missions.  
 
The base hosts 26 Department of Defense and Department of 
Transportation commands along with all visiting United States and Allied 
ships and squadrons.  The facility is also home of U.S. Coast Guard 
Sector Key West and the Joint Interagency Task Force East (JIATF), the 
command responsible for the federal drug interdiction program.  
 
Military Employment 
 
The 2005 BRAC round spared NAS Key West from realignment or 
closure, and military employment has shown gains in the last two years 
of 16% additional military personnel, and 5% more appropriated fund 
civilian/contractor jobs.   
 
Employment is shown in the flowing table: 
 
NAS Key West    Area Total    
Officers 25 Officers 223
Enlisted  364 Enlisted 1,730
App. fund Civilian  374 App. fund Civilian  581
NAF Civilian 203 NAF Civilian 424
Contractor 130 Contractor 379
  Reserve 209
Total 1,096 Total 3.546

 
Facility, Tenants and Units Assigned 
 
NAS Key West consists of 705 owned buildings which comprise nearly 
4.3 million square feet.  Total base property is 5,874 acres, of which 
4,979 acres are owned, and 895 are leased. The air station itself is 
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based on Boca Chica Key, a 4,700 acre island located about five miles 
east of Key West.   
 
The bulk of building area which includes housing and other military 
commands sharing the location are sited at Trumbo Point and the 
Truman Annex on Key West.  Sigsbee Park is the site of family housing, 
the RV park, and the Navy Exchange and Commissary.  Single service 
member housing is located at Trumbo Point and Truman Annex, and the 
Combined Bachelor Quarters is also located at Trumbo Point.  
Altogether, there are 1,148 units are assigned as permanent quarters, 
shown below: 

 
Sigsbee Park   695 
Trumbo Point  193 
Peary Court   157 
Truman Annex    98 
Medical       5 
Total Units          1,148 

 
Transient visitors’ quarters are spread between Key West and Boca 
Chica, as follows: 
 

Boca Chica (5 units) 366 beds  
Trumbo Point (1 unit) 272 beds 
Truman Annex (5 units) 398 beds 

   Total           1,036 beds 
    
Navy ship berthing is accommodated at pier D-1, used to service 
aviation fuel tankers and pier D-3 for the Hydrofoil Squadron.  The 
former Naval Station Annex is in operational use by the Coast Guard, 
and pier D-2 is the Key West Coast Guard headquarters.  The North 
Mole at Truman Annex is in regular use for berthing deep draft vessels, 
and the Outer Mole pier is still retained by the Navy, but cooperative 
arrangements with the City of Key West allows for cruise ship berthing.  
Smaller craft may be accommodated within the Truman Basin, and 
extensive repair and dredging investments by the Navy will continue the 
piers future use in port operations. 
 
The list below includes some or all of the units assigned to NAS Key 
West: 
 
 US Navy Fighter Squadron One Zero One (VF-1010) 
 Joint Interagency Task Force – East (JIATF) 
 Naval Air Warfare Center Detachment Key West 
 Caribbean Regional Operating Center (CARIBROC) 
 Naval Atlantic Meteorology and Oceanography Detachment (NAVLANTMETOCDET 

KEY WEST) 
 Cudjoe Key AFS 
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 Naval Security Group Activity Key West (NSGA) 
 6947th ESS (USAF) 
 749th Military Intelligence Company (USA) 
 Foreign Broadcast Information Service (FBIS) 
 US Coast Guard Group Key West 
 Naval Research Laboratory (NRL)  
 Naval Legal Service Office Detachment (NLSOD) 
 US Army Special Forces Waterborne Operations Division (SFWOD) 
 Marine Corrosion Test Facility 

 
Military Base Economic Impacts on Local Business 
 
Statewide 
 
In 2003, the State of Florida conducted a review of the regional 
economic impacts of Florida’s 21 active military installations and 3 
unified commands. According to the Haas Center for Business 
Research and Economic Development of the University of West 
Florida‘s report, the Department of Defense spending within the state 
accounted for an estimated 714,500 jobs – 138,875 direct (military and 
civilian), and 575,625 indirect.  This figure corresponds to a 4.14 direct-
effect employment multiplier, as defined by the Bureau of Economic 
Analysis’ Regional Input-Output Modeling System (RIMS II).   
 
The State calculates the overall effect of defense spending at 
approximately $44 billion in FY 2002.  While defense spending 
nationwide is expected to decline, Florida is forecasting a 30% growth 
by the end of year 2010. 
 
Monroe County 
 
The Haas Center’s study estimates that Monroe County’s military 
workforce created 4,432 indirect jobs, calculated by means of a 1.25 
multiplier.   For fiscal year 2002, overall employment resulting from 
defense spending supported 7,978 direct and indirect positions. Gross 
wages for these jobs totaled $296 million, or an average of $37,139 per 
employee.   
 
While larger multipliers are commonly used by host communities to 
defend the economic advantages that military investments offer, the 
Defense Department has concluded that per capita income is seldom 
affected by a closure, and that employment losses were limited to direct 
job loss from out-of-region military transfers.  Utilizing input from an 
independent 2001 study that evaluated base closings from 1971 to 
1994, on average, multipliers have been reduced to a factor of less than 
1:1 in regards to indirect job loss. The DOD recognizes that local 
economic development efforts are energized following an announced 
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closure, and the net affect results in greater job growth than prior to the 
announcement.   
 
This mathematical model results in multipliers for the Navy ranging from 
0.13 for reserve and training units to 0.43 for civilian contractors. Active 
duty personnel are factored at 0.29, all of which results in much fewer 
indirect jobs created. 
 
Despite this disparity in approach from the military’s basis for multiplier 
calculation, Monroe County must recognize the significant role that 
defense spending has on the local economy.  
 
Revenues and Gross Regional Product 
 
The State of Florida estimates that direct defense spending in Monroe 
County in 2002 totaled $265.2 million, determined as shown: 
 

Expenditure    $  mill.        %__ 
Goods & services      110.3  41.5 
Salaries & wages         46.5  17.6 
Pensions & transfers      108.4  40.9 
Total     $265.2          100.0 

Source: Florida Defense Industry Economic Impact Analysis 
 

The direct defense expenditures of just over $265 million, when factored 
using the RIMS II method, created gross sales revenue of $748.9 million 
for Monroe County (multiplier of 2.82). Overall economic impacts 
created by the direct defense spending are shown as follows: 

Item 
 

$ mill. 
Consumption 330.2 
Investment residential 54.6 
Non-residential real estate 25.3 
Capital equipment 129.2 
Government 11.3 
Exports 157.3 
Imports (subtract) (244.8) 
Gross Regional Product Impact $463.1 

 
Consumption expenditures are forecasted to reach almost $584 million 
by year 2010.   The pattern of consumed goods resulting from military 
expenditures is shown in the table below: 
 

Item (FY 002) $ mill. % 
Food 57.7 17.5 
Housing 19.2 5.8 
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Item (FY 002) $ mill. % 
Transportation 17.2 5.2 
Medical care 9.2 2.8 
Furnishings 35.8 10.8 
Vehicles 24.9 7.5 
Clothing 25.2 7.6 
Fuel 9.9 3.0 
Household operations 26.4 8.0 
Other durables 12.4 3.8 
Non-durables 11.9 3.6 
Other 80.4 24.3 
Total 330.2 100.0 

Source: Florida Defense Industry Economic Impact Analysis 
 
State and local outlays resulting from defense spending were estimated 
at $11.3 million for FY 2002, and projected by the Hass report to 
increase almost fourfold (3.7) by year 2010.   
 
Due to Monroe County’s nature as a net importer of defense-related 
goods and services, the County was required to import $244.8 million in 
order to achieve an export level of $157.3 million.  By year 2010, 
defense exports are expected to reach $551.2 million, but imports will 
continue to outpace exports by a factor of nearly two-to-one. 
 
The City of Key West indicates that total Navy military payroll is 
$71,000,000 and the civilian component is $40,800,000 per year, and 
that the Navy purchases $59,000,000 in goods and services per year. 
The figures are not in concert with the State of Florida’s analyses for 
Monroe County, and annual reports are not published by the Navy for 
NAS Key West. 
 
However, the Naval Air Station Key West receives more than 120,000 
annual official visitors, who make expenditures in the off-hours at the 
local entertainment and dining establishments. Utilizing the government 
per diem rate $64.00 per day per visitor for meals, and an average 
$144.50 for lodging (official government per diem for travel to Key 
West), this could contribute as much as $125.1 million per year to the 
local economy for average 5-day visits.   
 
The Hospitality Sector 
 
The City of Key West hosts an estimated 18,630 tourist/visitors per day. 
During special tourist events such as Fantasy Fest, the population can 
approach an estimated total of 75,000. While Monroe County’s other 
destinations within the Lower Keys do not attract visitors on the same 
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level as Key West, the hospitality industry west of Mile Marker 47 
continues to provide a wide range of lodging opportunities. 
 
Hotels 
 
Official tourism statistics indicate that Key West contains 63 
hotels/motels with 4,154 rooms, 127 guest houses with 949 rooms and 
404 other transient lodging facilities with 510 rooms – a total of 5,613 
rooms. Outside of Key West, there are 8 hotels/motels, 10 camp 
grounds, 1 bed and breakfast and one guest house in the Lower Keys 
vicinity.  Conservative estimates place total Lower Keys 
accommodations at about 6,000 rooms. 
 
The hotel industry is represented by several major brands, including 
Hilton, Hyatt, Sheraton, Marriott, and Radisson.  Lower priced national 
chains are also plentiful.  Leading the list in exclusivity, the famous Little 
Palm Island off Little Torch Key was honored by Condē Nast Traveler 
with its “Best US Resort” award in 2005.  The 30-cottage facility is only 
accessible by boat or seaplane.  
 
In-season accommodations in the Lower Keys for standard rooms range 
from a high of $1,400 per night at Little Palm Island, to $700 for the 
Hyatt, $489 for the Hilton, and $460 for the Pier House.  Special 
accommodations such as Hilton’s Sunset Key cottages rent for up to 
$1,325 per night and private suites at Pier House may range as high as 
$1,800.  Pier House reports that occupancy of luxury suites is showing 
strong performance. Hyatt is undertaking a new expansion that may 
include expensive suites.  For the budget-conscious traveler, shoulder 
season rates (Mid-April through Mid-May) throughout the region offer 
discounts in about the 15% range, while off-season rates may be 25% -
30% lower. 
 
Hotel Occupancy and revenues  
 
The Monroe County Tourism Development Council (TDC) has compiled 
detailed occupancy statistics on the Key’s hotel industry.  While most 
data collection occurs at the either the County or the City of Key West 
levels, no data is available on just the Lower Keys.  
 
The TDC’s Smith Travel Research reports Key West at an average of 
76.2% occupancy for 2005, down slightly from the preceding years of 
2003 and 20004 (78.8% each year).  Monroe County as a whole was 
70.0% for 2005, and 72.2% and 71.1% for 2003 and 2004, respectively. 
And County areas not including Key West were 63.5% for 2005, and 
64.3% and 63.0% for 2003 and 2004. Although Lower Key’s 
establishments closer in to Key West are probably more affected by 
occupancy levels there, we will assume that Big Pine and other areas 
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demonstrate occupancy levels closer to the exclusionary portions of 
Monroe County. 
 
By weighted average calculation using the 6,000 rooms estimate from 
above, it is possible to deduce that Lower Keys room occupancies could 
be as estimated below: 
 
Lower Keys estimated hotel room occupancy 2001-2005 (%) 

 
FY 

2001 
FY 

2002 
FY 

2003 
FY 

2004 
FY 

2005
Key West 72.1 74.6 78.8 78.8 76.2 
MC Ex. Key West 59.4 59.9 64.3 63.0 63.6 
Lower Keys estimate 71.1 73.4 77.6 77.5 75.2 

 
Daily room rates estimates for the Lower Keys would follow the same 
method of calculation: 
 
Lower Keys estimated hotel average daily rate 2001-2005 ($) 

 
FY 

2001 
FY 

2002 
FY 

2003 
FY 

2004 
FY 

2005 
Key West 150.11 144.09 144.23 156.39 164.92
MC Ex. Key West 130.21 126.30 131.88 150.50 163.67
Lower Keys estimate 148.47 142.63 143.22 155.91 164.82

 
It appears that while occupancy levels are falling slightly throughout the 
Lower Keys, room rates have climbed to keep pace with declining stays 
and inflation. The Smith Travel Research company acknowledges that 
results of their analyses are created through survey input, and they are 
not responsible for its accuracy.  Accordingly, average rates appear to 
be somewhat below those normally encountered by the traveling public. 
 
Affects from the 2005 hurricane season can be seen clearly in the 
following tables developed from the Smith Travel Research data.  In the 
first example, Key West occupancies by month have been averaged for 
the 2001-2004 years, and deviation of the 2005 season from the 
average presented in the last column.   
 
For the beginning of the season, hotel stays had shown strong 
performance, even in the shoulder months, but July and August weather 
problems forced occupancies lower than preceding average periods, 
and the October affect of Hurricane Wilma is evident.   
 
Preliminary 2006 data shows a decline of January’s occupancy of 6.3% 
from the preceding January 2005, which had been a record high for Key 
West since 1997.  The 76.7% January 2006 rate is still quite a 
reasonable result given the post-Wilma recovery. 
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Averaged monthly occupancies for Key West 2001-2004, and 2005 (%) 

 
YR 

2001 
YR 

2002 
YR 

2003 
YR 

2004 
YR 

2005 

2001-
2004 
Avg. 

2005 
diff. 
from 
Avg. 

Jan. 75.7 70.3 76.3 84.0 83.0 76.6    6.4 
Feb. 86.0 90.3 89.4 94.8 93.1 90.1    3.0 
Mar. 87.5 90.5 90.0 92.9 95.5 90.2    5.3 
Apr. 82.6 82.7 84.8 92.6 89.9 85.7    4.2 
May 78.9 76.2 80.8 83.0 83.1 79.7    3.4 
Jun. 76.7 73.4 77.0 83.3 85.2 77.6    7.6 
Jul. 80.9 78.4 86.8 90.6 78.5 84.2   -5.7 
Aug. 71.5 73.0 79.1 66.1 69.8 72.4   -2.6 
Sep. 48.5 52.5 53.9 39.6 49.7 48.6    1.1 
Oct. 61.2 64.2 74.9 70.8 48.6 67.8 -19.2 
Nov. 59.8 75.1 80.9 79.3 69.9 73.8   -3.9 
Dec. 60.9 68.3 72.9 70.1 71.3 68.1    3.3 
Average 72.5 74.6 78.9 78.9 76.5 76.2    0.2 

 
Average daily rates for Key West are shown in the second table.  Dollar 
gains for year 2005 over the averaged 2001-2004 years are presented 
in the final column.  In this case, seasonal variations are also affected by 
economic conditions, but 2005 once again demonstrated early strength 
that gave way to later weather-related problems.  The January 2006 
daily rate of $188.95 is well above any other January month reported. 
 
Averaged monthly daily rates for Key West 2001-2004, and 2005 ($) 

 
YR 

2001 
YR 

2002 
YR 

2003 
YR 

2004 
YR 

2005 

2001-
2004 
Avg. 

2005 
diff. 
from 
Avg. 

Jan. 174.91 158.25 153.36 162.89 172.02 164.29   7.73 
Feb. 195.76 178.20 179.07 186.28 204.13 188.69 15.44 
Mar. 203.87 191.03 188.84 197.89 219.88 200.30 19.58 
Apr. 169.23 152.93 158.95 172.66 175.76 165.91    9.85 
May 140.67 137.31 138.51 145.52 157.80 143.96 13.84 
Jun. 123.16 119.60 117.77 128.40 143.85 126.56 17.29 
Jul. 125.15 118.94 121.38 134.71 144.64 128.96 15.68 
Aug. 121.29 114.57 120.16 122.40 130.47 121.78    8.69 
Sep. 116.11 111.62 144.48 129.71 135.10 127.40    7.70 
Oct. 137.21 138.70 144.32 155.06 124.39 139.94 -15.55 
Nov. 124.27 123.74 126.13 140.88 147.20 132.44 14.76 
Dec. 150.00 149.06 156.03 165.91 177.82 159.76 18.06 
Average 148.47 141.16 145.75 153.53 161.09 150.00 11.09 
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Hotel tax revenues 
 

The Florida Keys visitor is charged 11.5% tax on lodging. A sales tax 
portion totaling of 7.5% is dedicated to State of Florida sales tax (6%), a 
discretionary sales tax of 0.5%, and an infrastructure tax of 1%.  Another 
1% impact tax is divided equally between the Monroe County General 
Fund, and the Land Trust, with a portion of that sum allocated to the City 
of Key West. 
 
The balance of 3% is the tourist or “bed tax” which is provided to the 
Monroe County TDC.  Two-thirds of this tax is allocated for promotional 
purposes, events, and administration costs – the “two penny funds”.  
The remaining 1% of the 11.5% collected from lodging is used by the 
TDC for discretionary capital expenditures – the “third penny funds”.  
Unique to the Lower Keys is the “4th penny” of the bed tax, which is 
mostly allocated to the County’s General Revenue Fund, and a small 
portion is dedicated to the City of Key West for land acquisition.  
 
As shown in the following table developed from the Monroe County 
Tourist Development Council Administrative Office, the three penny 
collections for the Lower Keys have been rising over the past four years, 
with the City of Key West providing the greatest share of revenues. 
 
Lower Keys Three penny tax revenue 2001-2005 ($000’s) 

 
YR 

2001 
YR 

2002 
YR 

2003 
YR 

2004 
YR 

2005 
City of Key West  6,609.8 6,279.4 6,706.9 7,242.2 7,482.6
Lower Keys, exc. KW 622.7 646.5 665.7 761.1 794.1
Total Lower Keys  7,232.4 6,925.9 7,372.6 8,003.3 8,276.8

 
Until this year, Monroe County had an average $7.6 million per year in 
the three penny funds, of which 1/3 would be allocated to fund capital 
projects in the Lower Keys.  For Fiscal year 2006, however, the County 
may be pressed to seek capital funds elsewhere.   
 
The table below indicates the three penny collections for the first four 
months on this fiscal year, compared to last year.  The 15.5% loss of tax 
revenue may not be made up this year, if January’s disappointing result 
is indicative of the season ahead. 
 
 Fiscal year 2006  

 Oct. Nov. Dec. Jan.
Oct-Jan 

Sum
City of Key West  252.0 487.3 600.1 749.16 2,088.5
Lower Keys, exc. KW 15.9 29.3 66.2 97.7 209.1
Total Lower Keys  267.9 516.6 666.3 846.8 2,297.6
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 Fiscal year 2005 

 Oct. Nov. Dec. Jan.
Oct-Jan 

Sum 
City of Key West  529.2 539.18 577.57 752.3 2,398
Lower Keys, exc. KW 36.7 48.5 71.7 98.9 256
Total Lower Keys  565.9 587.66 649.22 851.15 2,653.9
Dev. 2006-2005 -111.2% -13.8% 2.6% -0.5% -15.5%

 
By backing out the 3% bed tax, overall revenues from the Lower Key’s 
hotel industry is estimated at $275.9 million for fiscal year 2005.  A 
15.5% loss of revenue could translate to as much as $42.8 million 
impact on the Lower Keys economy. 
 
According to the Key West Chamber, county-wide gross sales for FY 
2003 were $3.130 billion.  For the period, Monroe County’s three penny 
tax revenues were $12.476 million, revealing a lodging industry 
generating $415.9 million, or about 13% of gross revenues. Accordingly, 
the Lower Key’s generated an estimated $245.8 million in gross lodging 
receipts, resulting in 7.9% of the County FY 2003 gross sales.  Statistics 
continue to demonstrate the significant role that the hotel industry plays 
in the overall county economy why hotel occupancy levels must be 
strengthened. 
 
Cruise Ships 
 
From 2001 to 2005, cruise ships made a total of 2,310 port calls and 
delivered 4,638,579 passengers to Key West.   The height for the period 
was in 2002, a 51.8% jump over the preceding year, probably reflecting 
the 9-11 impact on the cruise industry.  Passenger counts have been 
slowly receding as shown in the accompanying chart: 
 
Cruise ship port calls and passenger counts (2001-2005) 

YR YR YR 
  YR 2001 2002 2003 YR 2004 2005
Ship Calls 362 520 505 462 461
    Percentage change  43.6% -2.9% -8.5% -0.2%
Passengers 678,988 1,030,504 1,067,222 934,070 925,795
    Percentage change  51.8% 3.6% -12.5% -0.9%

Source: City of Key West Chamber, DCG Corplan Consulting 
 
It is estimated by the City that cruise passengers counts will level off at 
the upper 800,000’s level. Similar to the lodging industry, early 2005 
cruise port calls and passenger counts showed performance gains over 
2004, but 3rd quarter weather problems curtailed continued growth 
patterns. 
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The City of Key West estimates cruiseship revenues in the 2005-2006 
budget at a 5.7% decline from last year’s gross fees ($5,905,529) and 
an associated 13% loss in gross cruise ship revenues after expenses.  
But over the last two years, cruiseship fees have grown by 27%, and 
made a 1.6% gain on overall city revenues, despite 2005 seasonal 
weather problems. 
 
City of Key West 2003-2004 & 2005-2006 General Fund Revenues ($) 
 Yr 03-04 ($) Yr 05-06 ($)
Cruiseport utilities 11,492 11,492 
Disembarkation- Mallory 581,334 926,894 

Mallory Port Security  58,394 
Dockage - Mallory 76,138 23,684 
Disembarkation-Pier B 1,507,305 1,094,787 
Penalties 0 0 
Disembarkation-Outer Mole 2,191,613 3,190,468 

Mole Port Security Surcharge  201,000 
Dockage - Outer Mole 0 61,217 
Navy Outer Mole Payments 0 0
Total Cruiseship Fees 4,367,882 5,567,937
Total revenues 31,288,802 35,683,908
Direct cruiseship portion 14.0% 15.6%

 
Over the last five years, City revenues have been increasing by about 
18%, while cruiseship fees have been growing in proportion to overall 
city revenues at almost twice as fast. 
 
Total cruiseship fees compared to Key West revenues (2001-2006) 

 
FY 

01-02 
FY 

02-03 
FY 

03-04 
FY 

04-05 
FY 

05-06 
Diff 
01-06 

Total Revenues  
($ million) 30.16 31.69 31.29 34.14 35.68 18.3%
Cruiseship fees 
($ million) 4.17 5.20 4.37 5.91 5.57 33.5%
Percent of total 13.8% 16.4% 14.0% 17.3% 15.6%  

Source: City of Key West Finance Department 
 
Cruiseship revenues, however, despite slower growth, still represent the 
dominant share of Key West’s $16.11 million tourist-related revenues 
(excluding bed tax).  Fees for the cruise industry continue to outpace 
sales and fuel tax collections, and parking fees as the other components 
of tourism spending, as shown in the graphic below: 
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Restaurants, clubs, and bars 
 
Key West supports 202 full service restaurants and 85 take out dining 
establishments. The Lower Keys Chamber of Commerce lists 22 
additional restaurants outside of the City among its members.  In the 
recently released Cruise Ship Industry Impact report (Thomas J. Murray 
Associates, 2005), the author establishes a total tourist expenditure 
estimate in the City of Key West of $235.9 million for the 2003-2004 
period.  If this can be verified by actual sales tax data, then it represents 
about 7% of the total Monroe County gross sales for the same year.   
 
Although widely criticized by the public, the report indicates a $715 
million overall tourism spending pattern for the City of Key West for 
2003, which would equal 23% of the county’s gross sales figure.   While 
criticized by the public, the authors have defended the meager $32.10 
average cruise ship expenditure and their results are useful in pointing 
out the need for extended, enhanced spending by cruise passengers. 
 
Synergies of the two primary drivers 
 
An estimate of the combined affect of the military and hospitality sectors 
place revenues in the vicinity of $1.8 billion, a sizable portion of the 
Monroe County gross sales.  Regional gross domestic products, 
unfortunately, are evaluated on State rather than county levels, so a true 
analysis of these two drivers is impossible to prepare.   
 
Important synergies are, however, evident in consideration of cross-over 
or shared needs.  Chief among these is the hospitality industry’s need 
for part-time military personnel or dependent labor.  Interview with hotel 
and restaurant managers indicate the participation by military spouses in 
reception, administrative, or clerical positions that offer flexible hours 
and routines.  At the same time, off-hour frequenting of restaurants and 
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bars by military and governmental employees as well as group lodging  
for meetings and official visits offers the hospitality industry an additional 
income flow independent of the tourist trade. 
 
Interdependent industry sectors 
 
Tourism revenues in Key West, partly driven by the Military, have been 
increasing from providing 39% in 2001 to 45% of the city’s General 
Fund. This trend is most likely following similar patterns throughout the 
Lower Keys.   Industries other than hospitality that are naturally affected 
by this synergy include the transportation, construction, and utilities. 
 
Transportation  
 
While passenger vehicle counts verify the traffic increase in the Lower 
Keys, the City of Key West’s fastest growing tourist-oriented revenue 
source is from parking fees and fines, which now represent 27% of the 
tourist revenue.  Although there may still be capacity for new 
construction, the Carrying Capacity report indicates that evacuation is 
already at maximization and the Lower Keys cannot support much 
further development. 
 
This document has been used to shape recent public policy, however, it 
does not take into account water or air services that could be utilized in 
the evacuation process.  Secondarily, development that could further 
support both the military and the hotel industry is currently halted by the 
environmental impacts of unregulated expansion. 
 
Water taxi and freight 
 
The Lower Keys are a chain of islands, and the one obvious solution for 
much of the traffic congestion concerns of the local population is for 
additional movement to be accommodated on the water.   Recently, 
ferry service between Naples and Key West has shown some positive 
revenue growth, and a new operation will soon provide ferry service 
between Marathon and Miami.   A fleet of light-duty water taxis, as used 
in Biscayne Bay in Miami, or across the Hudson River in New York City, 
as well as a growing number of other locations, offers the alternative to 
continued demand on roadways and the costs to the public.  Water taxi 
service to from Key West to Stock Island, Boca Chica, Big Pine, and 
perhaps Marathon should provide commuters and visitors the availability 
of secondary and cost-effective alternatives to an already impacted 
Routes 1 and 5 corridor. 
 
Water-borne freight commerce is re-awakening in the United States as 
effective means of removing heavy trucks from roads and bridges and 
reducing the affects of vehicular emissions. Since the military and the 
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hospitality industries rely to a great extent on significant shipments of 
goods and supplies from the mainland, it would seem that relegating 
some of that truck traffic to barges or other vessels would help in 
logistical support. 
 
Air services 
 
In the past five years, 1.4 million passengers have arrived by airplane to 
Key West.  The counts have been steadily growing and have now 
exceeded their all-time high, as shown in the chart below: 
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 Source: Key West Chamber of Commerce – Key West Airport 

Passenger Data  
 
Tourism and military/governmental visits have been partly responsible 
for the growth in air traffic. Other factors include cruise –air coordination 
and the demographic shift to more affluent second-home buyers.  
Airport fees for Key West have shown upward growth and well 
overshadow funds generated by Marathon’s underutilized field.  FY 
2004 Monroe airport fees for both facilities reached nearly $5 million. 
 
Construction 
 
New construction in the Keys is generally residential, but the inventory 
of military and hospitality buildings is extensive and in constant need of 
attention. The recovery costs of Hurricane Wilma are still being tallied, 
but repair efforts by both of these two economic drivers ensured that full 
operations were facilitated in record time.   
 

Task 1.b – Page 15 of 16  DCG Corplan Consulting LLC 



 

 
Economic 

Diversification 
Advance Planning  

for Monroe Cnty, FL 
EOG-RFP-260 

 

In general, construction labor remains in short supply throughout the 
Keys.  
 
Utilities  
 
The military and hospitality industries jointly contribute heavy demand 
on electric power, water services, sanitation, and solid waste.  Although 
there are no statistics available, the combination of NAS Key West’s 
8,865-person complement (including dependents) and the 6,000+ rooms 
available in Lower Keys’ hotels provide the need for continued review 
and upgrade of the utility infrastructure and its sensitivity to natural 
occurrences.  Increased attention should be paid to solar energy 
production, as Key West’s sunny day rate of 76% offers unique 
collection opportunities. 
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Task 1.c – Compile a list of the location, 
transportation, workforce, technology, 
infrastructure, and other needs of industry 
clusters (groups of related firms) that are 
seeking locations for new or growing 
operations 
 
Introduction 
In this section, we have examined site selection trends within the 
southeast states, including Florida.  As defined by the US Census 
Bureau, the Southeast comprises Alabama, Florida, Georgia, Kentucky, 
Mississippi, North Carolina, South Carolina, and Tennessee.  Major 
location announcements since December 2002 have been grouped by 
industry for each state. 

The Southeast States 

In total, over 200 major location projects have been announced in the 
Southeast over the past three years accounting for nearly 73,000 new 
jobs (excludes smaller project announcements).  Chief among industry 
sectors for these new or expansion investments are: Automotive, 
Financial services, Aviation/Aerospace, Logistics, and Retail.  The table 
below summarizes data contained in the Southeast States Major 
Announcements Library (SharePoint): 

Industry category 
Number of 
New Jobs 

% of  
New 
Jobs 

Automotive 18,538 25.5 
Financial services 10,890 15.0 
Aviation / Aerospace 5,170 7.1 
Logistics 4,612 6.3 
Retail 4,125 5.7 
Construction materials 2,948 4.1 
Food products 2,635 3.6 
Accommodation 2,200 3.0 
Metal products 2,110 2.9 
Media 1,600 2.2 
Wood products 1,535 2.1 
Tele- communications 1,000 1.4 
Textiles 976 1.3 
Consumer products 900 1.2 
Management consulting 900 1.2 
Plastics 890 1.2 
Defense 861 1.2 
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Industry category 
Number of 
New Jobs 

% of  
New 
Jobs 

Electronics 850 1.2 
Information technology 800 1.1 
Medical devices 700 1.0 
Health care 690 0.9 
Computers 650 0.9 
Primary metals 550 0.8 
Life sciences 545 0.8 
Pharmaceuticals 525 0.7 
A/V equipment 500 0.7 
Electrical equipment 495 0.7 
Transportation equipment 425 0.6 
Paper & pulp 400 0.6 
Printing 375 0.5 
Electrical appliances 297 0.4 
Medical products 268 0.4 
Utility 260 0.4 
Women' s clothing 213 0.3 
Boat building 200 0.3 
Engineering 200 0.3 
Machinery 200 0.3 
Customer service 160 0.2 
Environmental systems 160 0.2 
Ammunition 150 0.2 
Instruments 150 0.2 
Men's clothing 90 0.1 
Energy 80 0.1 
Chemicals 70 0.1 
Total Major New Announcements 72,638 100.0 

(Sources: Alabama Development Office, Enterprise Florida, Georgia Dept. of Economic 
Development, Kentucky Cabinet for Economic Development, Mississippi Development 
Office, North Carolina Dept. of Commerce, South Carolina Dept. of Commerce, 
Tennessee Dept. of Community and Economic Development, Site Selection Magazine, 
Global Corporate Expansion, and Business Expansion Journal). 

When considering the region’s total economic activity, the Bureau of 
Labor Statistics (BLS) indicates an overall growth of over 869,000 jobs 
for the eight states, led principally by Professional and Business 
Services, Education & Health Services, and Leisure & Hospitality, and 
Construction. Together, these four sectors represent almost 99% of the 
overall employment gain.   

As expected, manufacturing incurred employment loss, but most 
surprising is Information’s poor performance, losing nearly 35,000 jobs 
or 6.4% from the 2002 job figure (see summary Table 1.c.1): 

Task 1.c – Page 2 of 26  DCG Corplan Consulting LLC 



 
Economic 

Diversification 
Advance Planning  

for Monroe Cnty, FL 
EOG-RFP-260 

 

 

Southeast States  
Nov. 
2005 

Dec. 
2002 

New  
Jobs 
3-yr 

Period 

New 
Jobs 

% 3-yr 
Prof & business services 3,346,000 3,079,100 266,900 8.7 
Education & health services 2,938,100 2,683,900 254,200 9.5 
Leisure & hospitality 2,498,800 2,291,300 207,500 9.1 
Construction  1,449,900 1,313,600 136,300 10.4 
Trade, transportation & utilities 5,123,500 5,043,400 80,100 1.6 
Government 4,139,600 4,065,200 74,400 1.8 
Financial activities 1,400,300 1,339,300 61,000 4.6 
Natural resources & mining 75,000 77,900 -2,900 -3.7 
Other services 1,021,400 1,044,200 -22,800 -2.2 
Information 508,100 542,900 -34,800 -6.4 
Manufacturing 2,815,500 2,966,100 -150,600 -5.1 
Total nonfarm 25,316,200 24,440,400 869,300 3.6 
Source: Bureau of Labor Statistics, DCG Corplan Consulting    

 
Alabama 
Alabama’s target industries are automotive, aviation/aerospace, pulp 
and paper, chemicals, and plastics.  The state’s recognizes promotion of 
existing industries as a rewarding economic development effort, noting 
that 70% of new employment arises from existing Alabama businesses.  
Specific annual goals for the Alabama Development Office include 
creating 20,000 new jobs, achieving a $10 billion export sales level (with 
10% annual growth), and eliciting $20 million in new investment. 

DCG Corplan has evaluated 26 major announcements statewide since 
2002, revealing a growth of 14,505 new jobs.  Fully 2/3rds have been in 
the automotive sector followed by aviation/aerospace, wood products, 
construction materials, plastics, metal products, financial services, paper 
& pulp, and medical devices.  The list balances between new locations 
and current expansions. 

According to BLS, Alabama produced a net growth of 49,500 jobs over 
the period, led by Professional & business, and Education & healthcare 
services:   

Alabama industries 
Nov.  
2005 

Dec. 
2002 

New  
Jobs 
3-yr 

Period 

New 
Jobs 

% 3-yr 
Prof & business services 209,300 185,200 24,100 13.0 
Education & health services 199,000 186,100 12,900 6.9 
Leisure & hospitality  160,700 151,600 9,100 6.0 
Trade, transportation & utilities 387,200 379,700 7,500 2.0 
Construction  107,300 99,900 7,400 7.4 
Government 364800 359,000 5,800 1.6 
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Alabama industries 
Nov.  
2005 

Dec. 
2002 

New  
Jobs 
3-yr 

Period 

New 
Jobs 

% 3-yr 
Natural resources & mining 13,000 13,300 -300 -2.3 
Financial activities 95,900 97,200 -1,300 -1.3 
Information 31,000 33,900 -2,900 -8.6 
Other services 80,100 84,800 -4,700 -5.5 
Manufacturing 296,600 304,700 -8,100 -2.7 
Total nonfarm 1,944,900 1,895,400 49,500 2.6 

Declines were led by manufacturing, other services, and information. 
Yet, when seeking Alabama as a possible location, executives noted the 
following as significant decision drivers: 

 Requisite need for close vendor support for the major automotive 
producers,  

 Successful co-marketing and co-ownership of sites along the 
Alabama-Mississippi border 

 Doubling of the workforce by foreign automobile makers 

 Aggressive investment by communities in infrastructure, 
education and incentives, 

  Large and diverse workforce, right to work state 

 The Nation’s number 1 workforce-training program, partially due 
to the linkage of Alabama Industrial Development Training 
program with secondary education 

 Corporate income tax credit and 10-year property tax abatements 
for new projects resulting in significant hires (6.5% corporate tax 
rate) 

Florida 
According to a Business Florida 2006 publication, Florida led the 10 
largest states in employment gains, adding 228,110 jobs from June 
2003 to June 2005.  The state’s key sectors for new job growth include 
Life sciences, Information technology, Aviation / aerospace, Homeland 
security / defense, Financial / professional services, and Manufacturing.  
 
In the past three years, Florida has announced 26 major projects, 
encompassing 8,570 jobs in new or expanding industries. According to 
DCG Corplan’s research, 40% of these new positions were in Financial 
services, followed by Aviation/aerospace, Logistics, Construction 
materials, Retail, Life sciences, Food products, and Utilities. 
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BLS indicates a 560,000-job gain for the three-year period, 
overwhelming led by Professional & business services with Healthcare 
and Construction naturally illustrating Florida’s expansive population 
growth: 

Florida industries 
Nov.  
2005 

Dec. 
2002 

New  
Jobs 
3-yr 

Period 

New 
Jobs 

% 3-yr 
Trade, transportation & utilities 1,570,300 1,517,800 52,500 3.5 
Prof & business services 1,399,200 1,239,500 159,700 12.9 
Other services 326,700 316,000 10,700 3.4 
Natural resources & mining 6,500 6,500 0 0.0 
Manufacturing 392,600 403,100 -10,500 -2.6 
Leisure & hospitality 886,500 811,100 75,400 9.3 
Information 170,200 172,200 -2,000 -1.2 
Government 1,118,100 1,078,700 39,400 7.6 
Financial activities 517,000 474,500 42,500 9.0 
Education & health services 967,800 874,100 93,700 10.7 
Construction  537,400 438,800 98,600 22.5 
Total nonfarm 7,892,300 7,332,300 560,000 7.7 

Declining employment figures again occur in Manufacturing, and slightly 
for Information.  Significant location appeal for Florida includes: 

 Tremendous population growth, leading all states in 2004 with 14 of 
the 100 fastest growing counties 

 Taxation advantages, including no personal state income tax, no 
property tax on business inventories, no sales or use tax on products 
manufactured for export, and low corporate income tax (5.5%) 

 Strategic and economic access to Latin America, the Caribbean and 
South America 

 Significant concentration of high tech companies and military 
facilities resulting in spin-off and technology transfer opportunities 

 Successful implementation of the Qualified Target Industry Tax 
Refund and the Economic Development Transportation Fund 
incentives, among other programs 

 Right to work state 

Georgia 
Georgia targets a wide array of industry sectors: Aerospace, 
Agribusiness, Automotive, Energy & environment, Financial services, 
Global trade, Life sciences, Logistics, Manufacturing, Multimedia, 
Software, Telecommunications, and Tourism. 

Task 1.c – Page 5 of 26  DCG Corplan Consulting LLC 



 
Economic 

Diversification 
Advance Planning  

for Monroe Cnty, FL 
EOG-RFP-260 

 

 

The state announced 31 new projects during the 2002-2005 period, 
accounting for 8,221 new jobs.  Financial services, Retail distribution, 
and Automotive accounted for nearly 63% of these new positions, 
followed by Information technology, Logistics, Transportation equipment, 
Construction materials, Accommodation, Consumer products, Women’s 
clothing, Food products, Aviation/aerospace, Chemicals, and Metal 
products. 

Georgia’s overall employment growth is somewhat weaker when 
compared to neighboring Florida’s, with only 57,400 new jobs produced. 
BLS shows major gains in Education and health service as well as 
Tourism, but weakness again in Manufacturing, Other services, and 
Information: 

Georgia industries 
Nov. 
2005 

Dec. 
2002 

New  
Jobs 
3-yr 

Period 

New 
Jobs 

% 3-yr 
Education & health services 422,200 379,500 42,700 11.3 
Leisure & hospitality 369,400 333,700 35,700 10.7 
Government 658,300 638,200 20,100 3.1 
Prof & business services 529,900 514,500 15,400 3.0 
Financial activities 223,500 214,000 9,500 4.4 
Construction  202,600 197,600 5,000 2.5 
Natural resources & mining 12,000 11,900 100 0.8 
Trade, transportation & utilities 852,500 859,300 -6,800 -0.8 
Information 117,700 128,100 -10,400 -8.1 
Manufacturing 441,300 465,200 -23,900 -5.1 
Other services 155,700 185,700 -30,000 -16.2 
Total nonfarm 3,985,100 3,927,700 57,400 1.5 

Significant location appeal for Georgia includes: 

 Georgia was the 7th most funded state in the nation in  2004 

 Proactive taxation initiatives, including recent unemployment 
insurance tax relief for employers 

 Outstanding “Quick Start” workforce training programs 

 Right to work state, low corporate income tax rate (6.0%) 

 Generous supply of available and speculative facilities statewide 

 Strong interstate and international distribution networks provided 
through Hartsfield International Airport and the Port of Savannah 

 Wide-ranging incentives program from tax credits against income 
tax to manufacturing exemptions from sales tax 
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Kentucky 
Kentucky’s targeted industries are: Machinery and equipment, 
Automotive parts and accessories, Rubber and plastics products, Metal 
fabrication, Regional and district offices and headquarters operations, 
Pharmaceutical/biotech, Internet/e-commerce/tech support.   
 
Over the past four years, the state has announced 25 major projects, 
resulting in the creation of 8,737 new positions. Seventy-five percent of 
these new jobs were in Financial services, Logistics and Automotive 
industries.  Others industries that proved fruitful for Kentucky were: 
Health care, Food products, Aviation/Aerospace, Metal products, 
Machinery, Consumer products, Packaging, Construction materials, 
Printing, and Men’s clothing. 
 
Since 2002, state employment has grown by 43,600, spread somewhat 
evenly among services and tourism. Declining industries included 
Manufacturing Information, and Government.  It must be noted that 
Kentucky is the sole Southeastern state not be considered as a Right-to-
Work state. 

Kentucky industries 
Nov.  
2005 

Dec. 
2002 

New  
Jobs 
3-yr 

Period 

New 
Jobs 

% 3-yr 
Prof & business services 172,200 155,300 16,900 10.9 
Leisure & hospitality 165,200 151,500 13,700 9.0 
Education & health services 237,600 226,600 11,000 4.9 
Trade, transportation & utilities 382,200 376,200 6,000 1.6 
Construction  89,100 83,800 5,300 6.3 
Other services 79,800 75,500 4,300 5.7 
Natural resources & mining 21,000 19,800 1,200 6.1 
Financial activities 84,500 85,000 -500 -0.6 
Government 313,900 316,100 -2,200 -0.7 
Information 27,600 31,900 -4,300 -13.5 
Manufacturing 266,200 274,000 -7,800 -2.8 
Total nonfarm 1,839,300 1,795,700 43,600 2.4 

Key factors listed for location appeal to Kentucky include: 

 Kentucky ranks 3rd in light vehicle production in the nation 

 Among the lowest costs of any state for electric power 

 Innovative taxation programs including sales tax exemptions on 
construction materials for expanding R & D and manufacturing 
operations 

 Tax modernization initiatives including reduction of corporate 
income tax from 8.5% to 6.0% 
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Mississippi 

The state of Mississippi, having undergone such devastation post 
Hurricane Katrina, had up until now targeted Electrical equipment, 
Machinery, Fabricated metals, Miscellaneous manufacturing (includes 
medical equipment), Health care, Transportation and warehousing, 
Professional services and Defense and homeland security as high 
priorities for the state.  Tourism, a Mississippi strength, also is expected 
to show rebound strength as the area rebuilds. 

Major announcements recently included 29 new or expansion projects, 
encompassing new 10,706 jobs. Almost half of the employment gains 
occurred in Automotive, Accommodations (gaming) and Food products 
industries.  Other leading categories were Metal products, 
Aviation/aerospace, Primary metals, Wood products, Packaging, 
Electrical equipment, Retail, Electronics, Defense, Information 
technology, Construction materials, Consumer products, Ammunition, 
Plastics and Utilities. 

BLS data for 2002-2005, however, reveals Mississippi as the only 
southeastern state to lose employment despite the robust 
announcements above.  Gains in services and Government were offset 
mainly by Manufacturing and Trade, transportation & utilities and 
Tourism:  

Mississippi industries 
Nov. 
2005 

Dec. 
2002 

New  
Jobs 
3-yr 

Period 

New 
Jobs 

% 3-yr 
Education & health services 121,200 113,400 7,800 6.9 
Prof & business services 84,000 76,300 7,700 10.1 
Government 245,300 244,800 500 0.2 
Natural resources & mining 8,300 9,000 -700 -7.8 
Financial activities 45,300 46,200 -900 -1.9 
Information 14,100 16,000 -1,900 -11.9 
Other services 35,400 39,000 -3,600 -9.2 
Construction  50,400 54,200 -3,800 -7.0 
Leisure & hospitality 112,500 119,500 -7,000 -5.9 
Trade, transportation & utilities 221,000 228,500 -7,500 -3.3 
Manufacturing 175,100 184,900 -9,800 -5.3 
Total nonfarm 1,112,600 1,131,800 -19,200 -1.7 

Primary location drivers for Mississippi include: 

 Mississippi offers low-cost land acquisition and excellent property 
tax abatements 

 Co-marketing and co-ownership of sites along the Mississippi-
Alabama border 
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 Advantage Mississippi incentive program provides favorable 
financing options and job training credits 

 Plastic cluster already supports over 200 companies involved 
with manufacturing, processing using polymers 

 Right to work state, with lowest tax rate in Southeast (5.0%) 

North Carolina 
North Carolina has been successful in attracting and developing a 
number of industry sectors.  Current targets are as follows: 
 
 Industrial Chemicals, Plastics and Rubbers  
 Transportation (including manufacturing of aircraft engines, boat 

building, automotive components)  
 IT/Telecommunications (including communications equipment, 

electronics, semiconductors, and software)  
 Industrial/electrical machinery  
 Biotechnology/Pharmaceuticals  
 Financial and Business Services  
 Health Care Services 

 
As tracked by DCG Corplan, North Carolina announced 26 major 
projects, totaling 7,436 new jobs.  Logistics, Management consulting, 
Food products, and Defense locations accounted for more than half of 
the job gain.  Others included: Textiles, Electronics, Pharmaceuticals, 
Aviation/aerospace, Financial services, Printing, Automotive, Consumer 
products, Engineering, Metal products, Environmental systems, 
Instruments, and Packaging. 
 
BLS confirms positive growth, indicating an 81,500-job gain in the past 
three years.  Services, Tourism and Construction more than balance the 
dramatic 55,000-person loss in Manufacturing. 
 

North Carolina industries 
Nov. 
2005 

Dec 
.2002 

New  
Jobs 
3-yr 

Period 

New 
Jobs 

% 3-yr 
Education & health services 468,400 419,700 48,700 11.6 
Prof & business services 453,800 413,500 40,300 9.7 
Leisure & hospitality 348,600 311,000 37,600 12.1 
Construction  227,900 215,800 12,100 5.6 
Government 681300 671500 9800 1.5 
Financial activities 195,700 194,200 1,500 0.8 
Trade, transportation & utilities 737,800 737,500 300 0.0 
Natural resources & mining 6,300 7,800 -1,500 -19.2 
Other services 173300 177600 -4,300 -2.4 
Information 72,300 79,800 -7,500 -9.4 
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North Carolina industries 
Nov. 
2005 

Dec 
.2002 

New  
Jobs 
3-yr 

Period 

New 
Jobs 

% 3-yr 
Manufacturing 570,700 626,200 -55,500 -8.9 
Total nonfarm 3,936,100 3,854,600 81,500 2.1 

Significant location appeal for North Carolina includes: 

 North Carolina was the 5th fastest growing state from 1995-2000, 
6th in Manufacturing Gross State Product,  8th in total 
manufacturing employment, and 2nd in paved highways 

 Right to work state, with moderately low corporate income taxes 
(6.9%) 

 North Carolina’s community college system is the 3rd largest in 
the US and the state university system was ranked as best in the 
South 

 The One North Carolina Fund and the Job Development 
Investment Grant are jointly responsible for attracting over $100 
million in investment in the past year alone 

 Tax credits are available to auto, aircraft, defense, biopharma, IT, 
electronics and manufacturing industries  

 NC is within 700 miles of 170 million US and Canadian 
consumers, and 65 of the top 100 metro areas 

South Carolina 
As the state wrestles with tort reform, South Carolina continues to build 
on its core strengths: Textiles, Chemicals, Tourism and the Automotive 
cluster. Other active investment areas statewide include Biotechnology 
and Aviation/aerospace. 
 
The state has announced 24 major projects since December 2002, 
producing 6,970 jobs.  Media, Retail distribution, Automotive, and 
Financial services account for about 70% of the announced positions.  
Other major announcements were in order of new job creation: 
Aviation/aerospace, Textiles, Metal products, Plastics, Construction 
materials, Pharmaceuticals and Electrical equipment. 
 
Federal data reveals a growth of 28,700 jobs in the last three years, led 
principally by Tourism and services.  Manufacturing losses almost equal 
the net total gain: 
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South Carolina industries 
Nov. 
2005 

Dec. 
2002 

New  
Jobs 
3-yr 

Period 

New 
Jobs 

% 3-yr 
Leisure & hospitality 199,100 178,400 20,700 11.6 
Education & health services 191,100 179,900 11,200 6.2 
Prof & business services 191,900 181,800 10,100 5.6 
Trade, transportation & utilities 364,400 356,000 8,400 2.4 
Construction  114,100 110,400 3,700 3.4 
Financial activities 93,600 90,200 3,400 3.8 
Other services 67,300 64,600 2,700 4.2 
Information 27,300 27,600 -300 -1.1 
Natural resources & mining 3,800 5,200 -1,400 -26.9 
Government 337,400 340,000 -2,600 -0.8 
Manufacturing 261,700 288,900 -27,200 -9.4 
Total nonfarm 1,851,700 1,823,000 28,700 1.6 

Key location appeal for South Carolina includes: 

 South Carolina offers dominant strength in automotive, plastics 
and biotechnology, and leads the nation in European investment 
for any one city (Spartanburg) 

 Right to work state 

 SC’s taxation on corporate income tax is the lowest in the 
Southeast (5.0%), and fees in lieu of property tax may be 
negotiated with capital investment floors of $5 million 

 Liberal incentive programs, including jobs tax credits, sales tax 
exemptions on machinery, power, or materials for finished 
products, as well as wholesaling 

 Corporate headquarters tax credit applies to both headquarters 
and R&D activities 

 SC’s Center for Accelerated Technology Training (CATT) is a 
recognized model for workforce training 

Tennessee 
Tennessee targets the auto industry, headquarters and back-office 
operations, call centers, and opportunities in either transportation or 
access to resources in the chemical and wood-based industries.  
 
There were 25 announcements of significance in the past three years, 
resulting in 7,493 new positions.  Over half were accommodated by the 
Automotive and Telecommunications industries.  The balance of new 
job growth occurred in: Computers, Medical devices, A/V equipment, 
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Construction materials, Electrical appliances, Medical products, Health 
care, Boat building, Customer service, and Energy. 
 

BLS data for Tennessee reveals a 67,000-job increase over the past 
three years, where Education & health services, Tourism, and Trade, 
transportation & utilities combined to produce greater job growth than 
the net total.  Declines were equally shared among Professional & 
business services and Manufacturing, as well as negative growth for 
Information. 

Tennessee industries 
Nov. 
2005 

Dec 
.2002 

New  
Jobs 
3-yr 

Period 

New 
Jobs 

% 3-yr 
Education & health services 330,800 304,600 26,200 8.6 
Leisure & hospitality 256,800 234,500 22,300 9.5 
Trade, transportation & utilities 608,100 588,400 19,700 3.3 
Construction  121,100 113,100 8,000 7.1 
Financial activities 144,800 138,000 6,800 4.9 
Government 420,500 416,900 3,600 0.9 
Other services 103,100 101,000 2,100 2.1 
Natural resources & mining 4,100 4,400 -300 -6.8 
Information 47,900 53,400 -5,500 -10.3 
Prof & business services 305,700 313,000 -7,300 -2.3 
Manufacturing 411,300 419,100 -7,800 -1.9 
Total nonfarm 2,754,200 2,686,400 67,800 2.5 

Important drivers for a Tennessee site selection includes: 

 Tennessee is headquarters to seven Fortune 500 companies 

 A diverse workforce with emphasis on manufacturing 

 Right to work state, low corporate income tax (6.5%) 

 Central location affords one-day drive time to 75% of the US 

 Lowest electric rate costs in the nation (TVA) 

 Sales tax exemptions on a array of equipment and raw material, 
purchases 

 “Fast Track” accelerated permitting process  
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Southeast Site Selection Trends – Best Practices 

Review of the 212 major announcements within the eight southeast 
states leads invariably to a few “best practices” conclusions.  Labor 
savings, while serving as the chief driver for most site selection 
schemes, is reasonably similar for the region, so other factors must 
contribute to the location decision-making process. The following ten 
factors appear to surface the most prominently as key steps that have 
attracted new locations or expansions:   

1.  Proximity to vendors and/or major suppliers and suitable industry 
concentration. 

Location trends among automotive and aerospace industries have 
recently focused on maintaining major supply vendors close to 
production facilities.  Successful clusters have evolved, not surprisingly, 
from synergies derived from physical positioning and ease of interaction.  
This trend will continue to promote clusters in other industries, which 
can benefit from efficiencies in distribution and/or access to raw 
materials. 

2.  Proactive marketing efforts by economic development agencies. 

Innovative marketing strategies such as a bi-state or cross-county effort 
can result in growth in both locations. For example, the Mississippi-
Alabama regional alliance results in partnering of resources and 
lessening of individual incentive spending.  Regionalism, as a means of 
improving local economies, continues to produce effective tactical 
advantages for smaller areas that form synergistic relationships. 

3.  Aggressive infrastructure investments by local communities. 

Growing 2nd and 3rd tier locations throughout the southeast are 
recognizing the role of preparedness in attracting outward investment.  
Roadway and utility investment, school construction, and other 
necessary improvements are at all-time highs in states such as 
Alabama, with dramatic growth in new announcements proving their 
effectiveness. 

4.  Easily resolvable labor-management issues. 

The southeast is primarily a right-to-work environment, other than 
Kentucky, whose legislature is presently considering a major shift 
toward joining the right-to-work position.  Effective resolution of labor-
management issues will effectively serve the southeast investment 
climate, especially to foreign investors. 
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5.  Responsive taxation environments. 

The success of the southeast in attracting new industries has been 
largely attributed to flexible taxation policies by the states, especially in 
corporate income tax and property tax relief or abatements.  Although 
apparent give-aways may appear overly generous, policy-makers are 
continually weighing the socioeconomic benefits of new investment and 
employment versus the cost of lost tax revenues.   

6.  Convenient and efficient market access. 

As the southeast’s population grows, manufactures and distributors are 
recognizing the burgeoning market strength of the region, as well as its 
ability to serve large areas of the US and foreign markets.  Southern 
ports such as Savannah have recently shown their capability to relieve 
overburdened or incapacitated locations such as New Orleans after 
Hurricane Katrina.  And Miami continues to provide direct access to 
Latin America and the Caribbean, particularly relevant with the recent 
passage of the Central American Free Trade Agreement (CAFTA). 

 7.  Sufficient availability of buildings and sites. 

Despite public policy claims for expedited permitting, modern property 
development cycles are still too long to suit most real estate executives. 
In reality, many major corporate leases are exceedingly short, 
sometimes as few as three years, thereby confounding the opportunity 
to provide new product in timely capacity to attract new users.  
Successful economic development efforts, therefore, will pivot on the 
ability to recognize market realities and to provide speculative facilities 
or truly expedited build-to-suit arrangements, such as “shovel-ready” 
sites. 

8.  Wide range of incentives and training programs. 

Workforce training is considered as the best in the nation in many of the 
southeast states, particularly in Alabama and South Carolina.  A wide 
array of Incentive training programs for new hires, tied with grants or 
bonuses, continues to draw both traditional and high technology 
companies to the region, and synergies with military operations have 
resulted in spin-offs and technology transfer opportunities. 

9.  Affordable energy costs and real estate values. 

Electric power in the southeast is among the most affordable in the 
nation, spurred fierce market competition.   While the north is plagued 
by high heating costs, primarily affected by natural gas prices, lower 
operational costs in the southeast are reinforced by electricity’s inherent 
price advantages and the region’s beneficial climate.  Real estate prices 
for raw land and buildings continue to provide to provide true value for 
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investors, however, Florida’s recent escalation in residential prices may 
be affecting many potential location decisions.  

10. Adequate educational preparedness. 

Educational attainment in the southeast, especially post high school, 
has been historically weak, and today’s jobs require more knowledge 
skills than ever before. Recognizing this disadvantage, many states 
have been rigorously overhauling their educational programs, especially 
at the college level. By offering partnering opportunities with local 
universities, a number of state agencies have witnessed real interest by 
foreign or other investors to take advantage of technological resources 
unavailable by stand-alone investments.  While rural areas continue to 
lag in preparedness, these communities are also beginning to sense the 
need to advance education issues as critical to their economic futures. 
 
Practical location parameters for the Lower Keys 
 
Industry clusters typically require a combination of favorable access to 
markets, good transportation services, a large labor force, advanced 
technical resources, and a fully developed infrastructure, as well as a 
choice of sizable sites or available buildings. But, the Lower Keys have 
practical constraints that limit the area’s ability to accommodate new or 
expanding industrial or commercial investments: 
 
 The area is geographically isolated from major markets in Florida 

and the Southeast 
 
 Transportation linkages are dependent upon a single roadway (the 

Overseas Highway, Route 1), less than 10 motor carriers, lack of 
railroad service, and non-stop air service to only one U.S. cities 
outside of Florida (Atlanta) 

 
 The civilian labor force is small and finite (estimated at 25,500), 

unemployment averages about 850 (3.3%), and a chronic labor 
shortage is attributed to the unavailability of affordable housing 

 
 Few local establishments are involved in technology, the most 

advanced resource is a 700-student junior college, and the closest 
universities are about 100 miles from the area (Miami-Dade) 

 
 The infrastructure of the Lower Keys could be strained by more 

intensive use of potable water, additional sewage treatment volume, 
and demands on the telecommunications lines, as well as required 
evacuation during hurricanes  
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 Choice of sites is severely limited by restrictions on land use and 
environmental protection of endangered species, vegetation, and the 
coral reefs 

 
 Market pressures are forcing the dissolution a service-level economy 

in favor the of the “up-skilling” necessity of creating higher paying 
jobs,  supporting affluent tourist demand, and encouraging retention 
of younger residents by offering new opportunity 

 
These practical considerations will influence potentials for economic 
diversification of the area. In essence, the scale and types of operations 
must be fully compatible with a population base of 45,000 and the 
investor must have a reasonable set of location requirements consistent 
with fragile environment of the Lower Keys. 
 
Economic Diversification Program - Emerging clusters 
 
Private sector employment in the Lower Keys is estimated at 56% of 
Monroe County (see Task 1.a). Applying this ratio to County Business 
Patterns data for 1998 and 2003 (latest available data), the following 
growth trends are computed by two-digit NAICS for major sectors of the 
area’s economy: 
 
Covered employment  
Industry 1998 

employment 
2003 
employment 

Change

Total 17,994 18,064 0% 
Forestry, fishing        53        34 -36% 
Mining          6          6 0% 
Utilities        98        98 0% 
Construction   1,210      982 -19% 
Manufacturing      226      167 -26% 
Wholesale trade      465      322 -31% 
Retail trade   3,834   3,772 -2% 
Transportation/warehousing       431      547 27% 
Information      280      283 1% 
Finance/insurance      534      571 7% 
Real estate/leasing      488      525 8% 
Prof/sci/tech services      606      878 45% 
Management of companies        73        55 -25% 
Admin support      657      522 -21% 
Educational services      113      121 7% 
Health care/social assistance    1,336   1,494 12% 
Arts/enter/recreation      505      581 15% 
Accommodation/food services   6,129   6,290 3% 
Other services      931      810 -13% 
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Covered employment – cont’d. 
Industry 1998 

employment 
2003 
employment 

Change

Auxiliary          6 Reclassified  
Unclassified        43 6 NM 
NM=Not meaningful 
Data: County Business Patterns; DCG Corplan Consulting 
 
The search for viable clusters has concentrated on sectors that appear 
to have the potential to create at least 50 jobs in the Lower Keys within 
the next three to five years. Within each of these industry groups, sub-
sectors have been selected where the area offers promising location 
advantages to prospects, as discussed below.  
 
Cluster A – Professional, scientific, and technical services  
Economic Diversification Program outcome:   110 jobs 
 
NAICS 5412 (Accounting, tax preparation, bookkeeping, and 
payroll services) 
  
“Outsourcing” of accounting, tax preparation, bookkeeping, and payroll 
processing to professionals is a well-established practice in American 
business. Since small firms dominate the industry, this sub-sector fits 
well into the diversification program for the Lower Keys. The client base 
for these services will include small to moderate-sized establishments 
throughout the Keys and extend to Miami-Dade and Fort Lauderdale. A 
provider located in the Lower Keys can offer the competitive advantage 
of a more stable work force, higher productivity, and favorable hourly 
rates.   
 
In the typical accounting and bookkeeping establishment, a CPA serves 
as the client manager who also supervises accounting, auditing, and 
bookkeeping clerks that handle the day-to-day details. Military 
dependents or re-entrants into the labor force who have attained a high 
school diploma or have attended a junior college can be readily trained 
for these clerical positions.  An establishment of 50 positions should be 
achievable. 
 
Tax preparation and payroll processing establishments are likely to be 
franchised units that utilize the franchiser’s standardized software, 
systems, procedures and training programs. In tax preparation, the 
dominant franchisers (H&R Block, Jackson Hewitt, Liberty Tax Services, 
etc.) are actively seeking new outlets. In payroll processing, the large 
national firms (ADP, Paychex, NetPay, etc.) are actively seeking to 
increase market share by establishing their own branch offices in 
smaller markets.   Franchised units often fall in the 30 jobs range. 
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Destructive hurricanes in south Florida provide a “laboratory” for 
architects and engineers. In addition to the obvious demand for 
replacement of damaged property, specific needs in the Lower Keys 
include finding practical ways to raise habitable spaces above surge 
levels, improve the design of foundation and pilings, possibly adapt 
concepts (from the Netherlands) on pontoon-type construction, and 
develop hurricane-resistant roofs, shingles, HVAC systems, and garage 
doors. Moreover, since architects and engineers will have average 
annual earnings of $70,000 or more, they can afford to live and work in 
the Lower Keys.  A 30-person office is the size of sustainable practice in 
these industries.        
 
Cluster B – Accommodation and food services  
Economic Diversification Program outcome:   500 jobs 

 
NAICS 7211 (Traveler accommodations) 
 
More than 70 hotels/motels and 130 guesthouses are currently licensed 
in the Lower Keys, and tourism will continue to be a mainstay of the 
area’s economy. But, the trend toward conversion of hotels to 
condominiums and the limited potential for new hotel construction 
represent serious threats to maintaining an adequate supply of traveler 
accommodations.    
 
Development of a floating hotel (similar to the Hotel Queen Mary at Long 
Beach, CA) provides a potential solution to both problems. An outmoded 
cruise ship permanently anchored within walking distance of Duval 
Street could offer such amenities as quality staterooms and suites, on-
board shopping and dining, room service, swimming pool, on-board art 
gallery, on-board spa, fitness room, ballroom and meeting rooms, and a 
business center. (The Queen Mary, owned by the City of Long Beach 
since 1967, currently commands room rates of $119 to $660 per night). 
Management and staff need is estimated at 200 persons. 
   
The impracticality of permanently mooring the hotel vessel will require 
the maintenance of operational crew and propulsion systems, however, 
high room rates should offset these costs, considering a ship not in 
transit avoids tremendous fuel costs. Also, during hurricanes, the 
floating hotel serves as a secondary means of evacuation for thousands 
of Lower Keys residents.  
 
NAICS 7221 (Full-service restaurants) 
 
With almost 2.5 million visitors annually and an increasing number of 
wealthy residents and second-home owners, the Lower Keys area has a 
unique opportunity to expand its full-service restaurant business. This 
objective can be accomplished by promoting gourmet trade (similar to 
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New Orleans) based upon the area’s proximity to the Caribbean Sea 
and featuring cuisine from the various islands combined with local 
specialties (e.g., Key Lime Pie and Conch Fritters)  and other southern 
dishes.    
 
Only a few decades ago, the Caribbean people thought their food not 
good enough for vacationing tourists and offered French dishes instead. 
Today, after constant demand, Caribbean hotels and restaurants offer a 
variety of traditional foods throughout the islands, for example: 
 
 Exotic fruits too delicate for export used in both sweet and savory 

dishes 
 
 A variety of legumes unfamiliar to those who have not traveled to the 

Islands, fiery chutneys, and Cuban bean dishes served with rice and 
cornbread, similar to Creole menus of the Southern U.S. 

 
 Chicken marinated with ginger, lime, and chilies; beef and pork more 

common to the Spanish Islands; and curried goat, a holiday specialty 
of Jamaica 

 
 Hundreds of varieties of fresh fish, salt codfish, and Caribbean 

specialties such as Lobster Creole, Coconut Shrimp, conch, sea 
urchin, and turtle  

 
 Desserts utilizing local fresh and dried fruits with rum as an 

ingredient   
 
A series of new restaurants could easily employ 200 or more people, 
depending on size and location.  Wholesale distribution and support of 
these new businesses would expect to employ an additional 100 
persons. A specialty cooking school and competition among leading 
chefs will be another requisite for a successful full-service restaurant 
campaign (see Cluster G).  
 
Cluster C – Health care and social assistance   
Economic Diversification Program outcome:   120 jobs 
 
NAICS 6221 (General medical and surgical hospitals) 
 
The Lower Keys Medical Center, an accredited 115-bed general medical 
and surgical hospital located at Key West, lists such basic services as 
general medical and surgical care, cardiac intensive care, pediatric 
medical and surgical care, obstetrics, orthopedic department, and an 
emergency department. While the population base is too small to 
support a more specialized facility, the Center has need for 
improvement in its cardiac intensive care, since patients often require 
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transfer to a tertiary care center for cardiac catheterization not available 
at the hospital. Estimated staffing increases of 100-person is a 
reasonable assumption. 
 
NAICS 6214 (Outpatient care centers) 
 
There appears to be a need to establish a small freestanding 
ambulatory surgical and emergency center probably on Big Pine Key, 
about midway between the Lower Keys Medical Center (Key West) and 
Fishermans Hospital (Marathon). The proposed facility would be staffed 
with several physicians and support personnel to provide (1) surgical 
services on an outpatient basis or (2) emergency care services (e.g., 
setting broken bones, treating lacerations, or tending to patients 
suffering from injuries as a result of accidents, trauma, or medical 
conditions necessitating immediate medical care) on an outpatient 
basis. It would have operating and recovery rooms and anesthetic and 
X-ray equipment. A clinic such as this should provide at least 20 new 
jobs. 
 
Cluster D – Transportation and warehousing  
Economic Diversification Program outcome:   150 jobs 
 
NAICS 4831 (Deep sea and coastal water transportation) 
 
The opportunity in this industry is for a major cruise line to establish a 
reservations center in the Lower Keys. Carnival (Miami), Disney 
(Kissimmee), Norwegian (Miami), and Royal Caribbean (Miami) have 
shown interest in downsizing their headquarters facilities and creating 
customer service operations at other locations in Florida.  
 
The Lower Keys could provide selective recruiting to staff a reservation 
center of about 100 employees. Most would be Customer Service 
Representatives (CSR) earning about $10.00 per hour plus bonus 
based upon performance. The primary supply would be drawn from 
military dependents and from housewives re-entering the labor market in 
search of secondary income for their families. In contrast to the high 
turnover experienced in Miami and central Florida, the Lower Keys 
would offer a more stable work force.  
 
NAICS 811490 (Other personal and household goods repair and 
maintenance) 
 
This industry code includes establishments engaged in repair of 
motorboats, sailboats, and recreational boats. With its major annual 
events (one in motorboats and another in sailing boats), the Lower Keys 
is a dominant market for maintenance and repair, and marinas 
throughout the area offer such services to varying degree: 
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     Number of marinas 
               Key West 15 
               Stock Island   4 
               Big Pine Key   2 
               Cudjoe Key   1 
               Little Torch Key   1 
               Sugarloaf Key   1 
  
Robbie’s Full Service Marina at Stock Island reportedly is the largest 
repair yard in the Keys and can presently handle vessels of up to 150 
tons, 30 feet in beam, and 120 feet in length. This firm offers much 
promise for growth in boat repair, and computerized equipment now on 
order will increase its ability to handle even larger vessels. Fifty new 
positions are anticipated.   
 
Cluster E – Arts, entertainment, and recreation (and related 
construction)  
Economic Diversification Program outcome:   670 jobs 
 
NAICS 7113 (Promoters of performing arts, sports, and social 
events) 
 
While the present calendar of events is filled with festivals, fishing 
tournaments, arts, and entertainment, the Lower Keys should 
concentrate on enhancing its appeal as a “destination.”  Various factors 
preclude development of such typical crowd pleasers as a major theme 
park, a sports stadium, stock car racing, or a gambling casino. On the 
other hand, a number of smaller scale projects offer potential for 
inducing more tourists and families to visit the Lower Keys: 
 
Water-Oriented Theme Entertainment 
 
The Lower Keys are surrounded by azure blue waters teaming with 
hundreds of species of tropical and game fish, and its only living coral 
reef in the continental U.S. has strong appeal to SCUBA divers and 
snorkelers. For the most part, however, this underwater experience is 
similar to other competing locations in the Caribbean and Latin America.  
 
The opportunity for the Lower Keys is to create a unique water-oriented 
theme entertainment that capitalizes on the area’s colorful history of 
sunken pirate ships and Spanish galleons. In concept, an underwater 
wreck will be utilized as a base and visitors will be equipped to dive from 
a floating platform to the wreck to retrieve treasure (of nominal value) 
placed in its hold. Back on deck, the visitor will be instructed on the 
proper ways to clean, photograph, and catalog the retrieved item and 
then be permitted to take it home as a souvenir. Diving, land side 
support, and instructional personnel of 40 persons are expected. 
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The traditional gathering of visitors in Mallory Square at sunset provides 
another potential for enhancement of water-oriented theme 
entertainment into the evening hours.  Consideration should be given to 
performing a scheduled show after sunset on a float featuring a mock 
battle between pirates and militia, e.g., Treasure Island in Las Vegas, 
featuring pyrotechnic cannon-fire, and perhaps another displaying an 
imagined battle had the 1982 Conch Republic succession resulted in a 
short armed conflict with the Union and a possible over-flight by Navy 
aircraft. At least 40 performers and crew could be envisioned.       
 
Aquarium 
 
The present aquarium was built by the Works Project Administration 
(WPA) in 1932-1934 and has been expanded to twice the original size 
with the addition of the Atlantic Shores exhibit and large outdoor holding 
pens. This facility hardly compares, however, with the outstanding major 
aquariums at Monterey Bay (CA), Baltimore (MD), or the recently-
completed Atlanta (GA) installation.  However, Tampa’s new Florida 
Aquarium, a centerpiece of the Channelside cruise port, represents the 
scale of the project envisioned.  The facility could be built in and out of 
the water, perhaps on northern Stock Island, with a striking architectural 
style and direct water taxi service from Mallory Square or the Outer 
Mole.  
 
The opportunity in the Lower Keys is to replace the existing aquarium 
with a combination marine laboratory, aquarium, and fish hatchery.  

 
 In preliminary discussions, Mote Marine Laboratory (an independent, 

non-profit research organization located at Summerland Key) 
indicates preliminary interest in a new combined marine research 
and education project 

 
 Children could be fascinated by hands-on instruction in how to set up 

their own home aquarium tank and select appropriate salt water 
tropical fish 

 
 The fish hatchery might concentrate on species threatened by over-

fishing such as grouper, snapper, cobia, and kingfish 
 
Staffing is estimated at 50 persons for the Aquarium, while construction 
employment would be at least 500 jobs for all new building and other 
Cluster E attractions.  
 
Saltwater Fly Fishing  
 
Fly fisherman come from all over the world to saltwater fly fish in the 
Florida Keys for tarpon, bonefish, snook, permit, and redfish. Saltwater 
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fly fishing is considered the most exciting and dynamic form in all 
angling, and the species found in the Keys are some of the largest in the 
world.  
 
As an opportunity, a school could be set up in the Lower Keys offering 
personal instruction in casting, locating fish, fly patterns, fly tying, etc. As 
a guide to the potential revenues, the few existing schools in Florida 
charge $895 to $960 for a two-day class and up to $1,550 for a three-
day session—excluding lodging and meals.  Ten instructors are 
envisioned. 
 
Another opportunity in fly fishing would be a cottage industry producing 
artificial lures. These lures typically sell for $3.95 to $5.95 but can range 
up to $70.00 each, and a typical tournament pack can cost as much as 
$700. (The current Melton catalog lists 23 producers of big game lures.) 
The proposed plant would design and tie flies, as well as re-skirt worn 
out lures. It would purchase materials for the body, hooks, and imported 
replacement skirts. This manufacturing sector could employ about 30 
persons.       

  
Cluster F – Finance and insurance  
Economic Diversification Program outcome:   250 jobs 

 
NAICS 5221 (Depository credit institutions) 
 
Credit intermediation and related activities employ 24,300 persons at 
Miami-Dade and 21,400 at Ft. Lauderdale.  Employment in this sub-
sector has held almost unchanged for the past year at Miami but has 
added 600 jobs or 2.9% at Ft. Lauderdale (where American Express has 
expanded its credit card processing facility).   
 
The opportunity for the Lower Keys is to convince a Miami depository 
credit institution to establish a satellite facility of 100 employees, drawing 
upon military dependents and the underemployed. Labor availability and 
payroll costs are the critical location factors, and direct salary 
comparisons suggest potential savings of about 5% for the three key 
occupations in a processing facility: 
 
Mean hourly wage rates for credit intermediation and related services   
 Miami Lower 

Keys 
Savings 
over Miami 

Customer service representative 13.38 12.75 4.7% 
Data entry keyer  11.08 10.50 5.2% 
General clerk 10.25   9.75 4.9% 
 Data:  BLS; DCG Corplan Consulting 
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NAICS 5241 (Insurance carriers) 
 
Insurance carriers employ 13,800 at Miami-Dade, and jobs in this sub-
sector have declined by 400 in the past 12 months, or 2.8%. While 
property-casualty insurance companies are generally displeased with 
Florida because of heavy hurricane losses, there is still need to process 
these claims. A satellite office in the Lower Keys could maintain a 
favorable wage level for the dominant Claims Clerk occupation of about 
$12.75 per hour. This would represent a savings of 5% in comparison 
with over the Miami mean, 14% below Ft. Lauderdale, and 28% below 
the industry average for the same position.  Office size is estimated at 
150 positions. 
 
Sector G – Educational services 
Economic Diversification Program outcome:   50 jobs 
 
Cooking School  
 
As described in Sector B, promotion of the full-service restaurant 
business will involve introducing a unique cuisine combining Caribbean 
specialties with local and southern recipes. This basic promotional 
concept has been utilized quite successfully by Louisiana in popularizing 
blackened chicken and fish specialties.   
 
The key need will be to excite the interest of world-class chefs in 
perfecting the “America Caribbean” cuisine. This objective can be 
accomplished by inviting leading chefs to visit (all expenses paid) to the 
Lower Keys for competitive cook-offs or seminars devoted to 
preparation and presentation of Caribbean and southern dishes. A good 
starting point would be to encourage sponsorship by the Culinary 
Institute of America (Hyde Park, NY) which has a 125-person faculty, 
many of whom are industry leaders and publish articles in culinary trade 
journals.  For the Keys, a modest 30-person facility is envisioned. 
 
Writing School 
 
The Lower Keys have long served as a home and source of inspiration 
to America’s finest writers, from John James Audubon to Stephen Crane 
to Earnest Hemingway, Elizabeth Bishop and Tennessee Williams, to 
Tom McGuane, Joy Williams and Robert Stone. This unique background 
is reflected in the popularity of the area for writing conferences, including 
the Key West Literary Seminar (scheduled for its 25th annual seminar in 
April 2007) and the Florida International University/Key West Writers’ 
Conference (scheduled to meet for a third time in 19 years at the Pier 
House Resort in October 2006).   
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The opportunity in the Lower Keys is to establish a more formalized 
writing school to capitalize on the area’s historical dominance in 
contemporary fiction, poetry, and playwriting. A logical starting point 
would be an agreement between Florida Keys Community College and 
Florida International University (Miami) in which FIU would offer its 
highly-ranked Creative Writing Program courses on the FKCC campus.  
 
Another potential is to provide a web-based instructional program with 
subscribers submitting their writing assignments and drafts to a school 
in the Lower Keys for grading and professional review and comment. 
Such schools for budding authors are advertised in Writers’ Digest and 
other trade journals. 
 
Adding to the range of this school is song writing.  Key West’s extensive 
Jimmy Buffett-inspired cabaret talent offer a freedom of expression not 
found at Julliard or other established music schools.  The unique Keys 
environment should be further promoted for the Writing School, 
including grants and awards envisioned to further support the arts and 
encourage recording studio usage and other forms of publications.  The 
school could employ at least 20 instructors and staff. 
 
Cluster H - Real estate and leasing  
Economic Diversification Program outcome:   50 jobs 
 
NAICS 5313 (Activities related to real estate) 
 
The influx of investors buying real estate in the Lower Keys has taken a 
tremendous surge in recent years, condominium sales in apartment 
building and hotels are up sharply, and many older homes are being 
purchased and renovated. This activity is reflected in rapid growth of 
NAICS 5313, a sub-sector of establishments engaged in providing real 
estate services (except lessors of real estate and offices of real estate 
agents and brokers). Included in the group are firms primarily engaged 
in activities such as managing real estate for others and appraising real 
estate. 
 
The opportunity is to set more firms to manage real estate for the 
numerous second-home owners and condominium owners during their 
absence. Services performed for a fee will include assuring maximum 
return on seasonal rentals to others, collecting rents, arranging for 
maintenance and protection of the property, and handling routine 
financial matters such as payment of utility bills and local taxes. Perhaps 
up to 50 new jobs could be generated by this industry. 
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Testing for Validity 
 
In order to qualify a diversification opportunity for the Lower Keys, the 
selected economic activities also must meet two critical criteria: a 
favorable outlook for continuing employment growth and adequate 
profitability to encourage investment. These twin tests for validity are 
explored in accompanying tabulations, leading to the following 
conclusions: 
 
 As shown in Table 1.c.1, national employment trends for the period 

2004 through 2014 are positive for each of the sectors in the 
designated clusters.  These growth patterns range widely from 0.6% 
(in boat repair) to 79.1% (in specialized schools) 

 
 As shown in Table 1.c.2, industry-wide profitability is currently 

favorable for each of the sectors in the designated clusters. 
Measured as a percent of net sales, annual profits (before tax) range 
widely from 2.0% to 21.0%  

 
The eight identified clusters of the Economic Diversifications Program in 
concert offer employment opportunities for 1,900 jobs, or about half the 
current military/civilian workforce of NAS Key West.  As documented in 
the next section, available labor is obtainable within the immediate area 
to support these new positions without importing of contract workers or 
in-migration of new workers from the mainland. 
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Table 1.c.1 National employment projections, by cluster and industry

2004 2014 % change
2004-14

Cluster A Professional, scientific, and technical services
Accounting, tax preparation, bookkeeping, and payroll services 816,000 1,099,900 34.8
Architectural and landscape architectural services 229,200 270,037 17.8
Engineering, surveying, mapping, building inspections, and drafting services 887,300 1,019,640 14.9

Cluster B Accommodation and food services
Hotels, motels, and other traveler accommodation 1,469,400 1,713,582 16.6
Full-service restaurants 4,226,400 4,927,767 16.6

Cluster C Health care and social assistance
General medical and surgical hospitals 4,050,900 4,698,962 16.0
Outpatient care centers 298,400 447,390 49.9

Cluster D Transportation and warehousing and other services
Tour operators and all other travel arrangement and reservation services 113,600 130,000 14.4
Personal and household goods repair and maintenance (incl boat repair) 79,500 80,000 0.6

Cluster E Arts, entertainment, and recreation
Promoters of events and agents and managers 88,000 97,300 10.6

Cluster F Finance and insurance
Credit card issuing and sales financing 233,000 265,512 14.0
Insurance agencies and brokerage (incl claims processing) 644,900 763,531 18.4

Cluster G Educational services
Educational support services (incl specialized schools) 67,000 119,982 79.1

Cluster H Real estate and rental and leasing
Activities related to real estate (incl management of condo rentals) 484,600 640,441 32.2

Data: Bureau of Labor Statistics

Employment
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Table 1.c.2  National profitability analysis, by cluster and industry
(As percent of net sales)

Net Gross Operating Operating Other Profit
sales profit expenses profit expenses before tax

Cluster A Professional, scientific, and technical services
Accounting, tax preparation, bookkeeping, and payroll services 100.0 86.7 13.3 2.2 11.1
Architectural and landscape architectural services 100.0 97.0 3.0 1.1 2.0
Engineering, surveying, mapping, building inspections, and drafting 
services 100.0 96.1 3.9 0.8 3.1

Cluster B Accommodation and food services
Hotels, motels, and other traveler accommodation 100.0 86.6 14.4 10.4 4.0
Full-service restaurants 100.0 59.7 55.3 4.4 1.5 2.9

Cluster C Health care and social assistance
General medical and surgical hospitals 100.0 94.3 5.7 1.7 4.0
Outpatient care centers 100.0 91.9 8.1 1.0 7.1

Cluster D Transportation and warehousing and other services
Tour operators and all other travel arrangement and reservation 100.0 83.7 16.3 7.7 8.7
Personal and household goods repair and maintenance (incl boat 
repair) 100.0 91.5 8.5 4.4 4.1

Cluster E Arts, entertainment, and recreation
Promoters of events and agents and managers 100.0 52.9 47.1 26.1 21.0

Cluster F Finance and insurance
Credit card issuing and sales financing 100.0 68.0 32.0 14.5 17.5
Insurance agencies and brokerage (incl claims processing) 100.0 89.2 10.8 1.7 9.1

Cluster G Educational services
Educational support services (incl specialized schools) 100.0 92.1 7.9 3.2 4.7

Cluster H Real estate and rental and leasing
Activities related to real estate (incl mngmnt. of condo rentals) 100.0 75.1 24.9 11.5 13.4

Data: RMA (Annual Statement Studies); DCG Corplan Consulting

Income data 
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Task 1.d  Assessment of economic impact 
 
In this task, measurement is made of the impact of the Economic 
Diversification Program on earnings of workers in the Lower Keys, and 
estimates are made of the effects on total employment as the program is 
implemented. To meet Florida’s specific goal of providing advance 
planning for communities in the event of a base closing or curtailment, 
the analysis also focuses on alternative employment potentials in the 
local economy. 
 
Parallel estimates are made of the diversification program’s impact on 
tax revenues and timing of these revenue flows, as well as the impact 
on capital structure as the area’s economy shifts and expands. 
 
Impacts on employment  
 
Monroe County  
 
As indicated by the Florida Research and Economics Database, 
estimated employment in Monroe County increased from 42,260 in 2000 
to 44,350 in 2005 for a gain of 2,090 jobs, or 4.9% (see Task 1.a). 
However, the state’s estimates appear to be overly optimistic in view of 
the intervening recession. BLS County Business Patterns reported a 
mixed trend for “covered” employment (i.e., private industry payrolls 
subject to FICA) in Monroe County between 1999 and 2003 (the latest 
available data) and a net loss of 423 jobs or 1.3% during this five-year 
period: 
 

 1999  32,619  
 2000  32,364 
 2001  32,202 
 2002  32,585 
 2003  32,196 

 
Based upon the Florida Research and Economics forecast, Monroe 
County is expected to lose 903 jobs or 2% between 2005 and 2010. 
Another loss of 462 jobs or 1.1% is projected between 2010 and 2015.  
 
Lower Keys 
 
In the absence of supporting official statistics on the Lower Keys, 
employment estimates assume a uniform 56% allocation of Monroe 
County for 2005. In subsequent years, however, that ratio is expected to 
decline slightly to 55% (see Task 1.a).  
 
The following tabulation presents projections for “covered” employment 
in the Lower Keys under two scenarios: 
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(1) Assuming no change in the economic structure of the Lower Keys 
but a 4.8% overall decline in jobs over the next 10 years as 
projected by the Florida Research and Economics Database 

 
(2) Assuming implementation of the Economic Diversification 

Program can retain existing jobs and add 1,900 new positions. 
(More details on this scenario are shown in Table 1.d.1.)  

Ind. 
Code 

Industry code 
description 2003 

2013 
(Not 

diversified) 
2013 

Diversified

Total 
Job 
Gain 

 Total 18,064 17,197 19,964 1,900
11 Forestry, fishing 34 32 34  
21 Mining 6 6 6  
22 Utilities 98 93 98  
23 Construction 982 935 1,482 500 
31 Manufacturing 167 159 197 30 
42 Wholesale trade 322 307 422 100 
44 Retail trade 3,772 3,591 3,772  

48 
Transportation-
warehousing  547 521 647 100 

51 Information 283 269 283  
52 Finance/insurance 571 544 821 250 
53 Real estate/leasing 525 500 575 50 
54 Prof/sci/tech services 878 836 988 110 

55 
Management of 
companies 55 52 55  

56 Admin support 522 497 522  
61 Educational services 121 115 171 50 

62 
Health care/social 
assistance  1,494 1,422 1,614 120 

71 Arts/enter/recreation 581 553 721 140 

72 
Accommodation/food 
services 6,290 5,988 6,690 400 

81 Other services 810 771 860 50 
99 Unclassified 6 6 6  

 
Impacts on payrolls 
 
The effects on payrolls can be quite dramatic. The estimated 18,064 
covered employees in the Lower Keys had average annual earnings in 
2003 of $22,849, equating to a total payroll of $413 million. If, as 
projected, jobs were to decline 4.8% by 2013, then the total payroll 
could drop to $393 million in 2003 dollars. That loss, however, would be 
masked by inflation, since average earnings would increase to $30,707 
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in 2013, producing a payroll $528 million or a gain of about 34% over 
2003. 
 
By contrast, the diversified economy scenario would maintain core 
employment levels and generate inflation-factored earnings of $555 
million, or $27 million over non-diversified 2013 figures.  Added to this 
would be 1,900 new jobs with year 2013 payrolls of an additional $67 
million calculated as shown in the table below.  In total, 2013 earnings 
would reach $622 million, or an overall gain of 18% ($94 million) over 
2013 non-diversified earnings. 
 
 
 
 
Industry 

No. 
 of  

new 
 jobs 

Average 
hourly  

earnings in 
2013 ($) 

Annual 
payroll (in $ 

millions) 
in 2013 

Construction 500 17.77 18.5 
Manufacturing   30 16.40   1.0 
Wholesale trade 100 17.58   3.7 
Transportation 100 15.27   3.2 
Finance & insurance 250 23.07 12.0 
Real estate   50 16.78   1.7 
Prof/sci/tech services 110 24.54   5.6 
Educational services   50 16.66   1.7 
Health care 120 20.44   5.1 
Arts, entertainment 140 13.01   3.8 
Accommodation & food services 400 10.63   8.8 
Other services   50 12.55   1.3 
 Totals 1,900  66.5 
 
Economic impacts from increased employment would filter through the 
Lower Keys economy and produce gross sales revenue in a multiplier-
based estimate of at least twice to three-times actual inputs. In Task 2, 
DCG Corplan will produce input-output models for the selected 
Economic Diversification Program candidates presented in this part of 
the report.  Public and stakeholder reaction to Task One findings will 
help to determine the number of candidate suggestions that will be 
taken into further analysis. 
 
Industry-Occupation Matrix 
 
The accompanying tables (see Appendix) provide detailed information 
on each of the eight designated clusters and their 14 component sectors 
as recommended in the Economic Diversification Program.  
 
This extensive material includes the percentage distribution in the work 
force for the leading 20 occupations in each segment activity in 2004 
and in 2014, the outlook for change among these occupations, their 
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2004 national mean hourly wage rates and a corresponding mean wage 
in the Lower Keys, and an index of the Lower Keys wage vis-à-vis the 
national average. In most cases, a conservative estimate of the average 
market wage rate in the Lower Keys yields a differential of about 5% 
below the national average for the industry. 
 
Advance Planning 
 
Scenario 1 
 
In the event of a future realignment or closing of NAS Key West, the 
Lower Keys will have to rely upon the Economic Diversification Program 
and the attraction of new investments to provide equivalent employment 
potentials. While the pressure on housing supply would ease, many 
employers could lose their work force of DOD dependents and part-time 
military personnel. Nevertheless, adequate resident labor should be 
available from the underemployed to accommodate the 1,900 new 
positions envisioned in the Program (see Task 1.a).  
 
Scenario 2 
 
In the event that NAS Key West is unaffected In the future, the 
implementation of the Economic Diversification Program can still be 
accommodated. The program will provide opportunities for upgrading 
skills among the underemployed, including military and DOD spouses 
currently working at relatively low-paying or part-time jobs. As these 
persons shift to higher and better use of their education attainment and 
work experience, their former positions could be filled by present non-
participants in the labor force, including housewives, retirees, and 
students. Unless they recruit resident non-participants, some lower-
paying employers may face need to provide their own affordable living 
space in order to attract workers from other areas. 
 
Impacts on tax revenues and revenue flows 
 
Monroe County 
 
Approximately 31% of Monroe County’s revenue comes from property 
taxes generated by Ad Valorem levies. The principal factors that could 
underlie increases in tax revenues are (1) growth in population, (2) 
growth in buying power, (3) increases in property values, and (4) 
inflation. 
 

 Monroe County’s population, however, is declining. Between 
2000 and 2004, population dropped from 79,589 to 78,284 
residents, or a loss of 1.6%. Applying a straight-line projection, 
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the outlook is for a continuing decline to 75,598 by 2015, or a loss 
of almost 4,000 residents from the 2000 Census level.  

 
 While median household income in Monroe County is 6% higher 

than the state average, it is 5% below the Miami MSA, and the 
county’s per capita income has recently declined from 94% to 
93% of the Florida average. Unless the economic diversification 
program is implemented, therefore, the county’ relative buying 
power is likely to shrink.   

 
 Overall property values have had a strong trend upward in 

Monroe County, reflecting the significant expansion of the 
condominium market, hotel conversions, and general upgrading 
of housing. Future incorporations, however, may reduce the 
special district tax base, similar to the recent experience with 
Islamorada and Marathon.  

 
 Revenue sources most likely to increase with general inflation 

include the Local Government Infrastructure Surtax, the One-
Cent Sales Tax and the Half Cent Sales Tax, the Constitutional 
Gas Tax and the Local Option Gas Tax, Building Permits, and 
Airport Fees. Interest earnings are expected to increase 
significantly as short-term rates rise.   

 
Revenue sources that are expected to decline or stabilize include 
Tourist Bed Taxes (collected by the Florida Department of Revenue), 
Tipping Fees (as places incorporate), the Occupational License Tax, 
State Revenue Sharing, and Clerk Fees and Fines (scheduled to 
decrease completely). 
 
Of importance, the roll-back budget contains no safety factors to cushion 
effects of base closings or curtailments, hurricanes, or tourist volume 
declines.  
 
Implementation of the Economic Diversification Program is expected to 
add 1,900 jobs and $67 million in new “covered” payrolls by 2015. Ad 
Valorem property values should reflect this projected 8.5% increase in 
payrolls in the county, and retail sales subject to tax should show a 
parallel gain.    
 
City of Key West 
 
Review of a typical tax bill for a property owner in the City of Key West 
demonstrates the complex distribution of property taxes collected by 
Monroe County in its incorporated places: 
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Tax($) 

Percent of 
 total tax 

Monroe County General Fund    187     8.4 
Monroe County Sheriff   459   20.6 
Schools-State   426   19.2 
Schools-Local   361   16.2 
City of Key West   486   21.9 
South Florida Water Management     66     3.0 
Okeechobee Basin     73     3.3 
Everglades Conservation District     23     1.0 
Mosquito Control   142     6.4 
Total 2,223 100.0 
 
Ad Valorem taxes represent 33% of General Revenue funds for the City 
of Key West. The millage rate was set at 2.0863 at rollback and 
revenues would have declined were it not for the general increase in 
property values. Significant increases in other revenues still were 
necessary to balance the rollback budget and to offset a decrease in 
cruise ship gross revenues due to a decline in number of budgeted 
passengers.  
 
The outlook  
 
As established in Key West Vision 2020, “the cost of government is to 
be effectively managed to produce greater value for taxes and fees 
paid.” In actuality, little progress has been made. Although the City 
appears to have a better record than the Monroe County government, 
the numbers are disappointing and the outlook is not favorable.  
 
The percentage of City income from property taxes has gradually 
declined from 38% of general fund revenues in ’97-98 to 35% in ’03-04 
and 33% in ’05-06. But budget increases overall have not been kept 
below inflation. Personnel costs now comprise 73% of the general fund 
expenses (up 8.6% over last year despite a reduction of 8.85 positions) 
and operating expenses represent 22% (an increased of 4.9% over last 
year). A total of $1.7 million in initiatives pursuant to the Strategic Plan 
could not be funded at the ’05-06 rollback level and were excluded from 
budget.  
 
In view of these fiscal problems, the City Manager has been directed to 
conduct an analysis to determine whether the city is at the correct level 
of staffing. An even more pressing issue, however, is to determine 
whether lifting of the current moratorium on hotel-to-condominium 
conversions is advisable (or necessary) in light of the pressing need to 
provide affordable housing and to bolster sagging bed tax collections 
with associated property tax gains. Another key issue is to determine 
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how unpredictable fluctuations in cruise ship activity will impact revenue 
streams for the City and future budgets.       
 
Other Places in the Lower Keys 
 
Among the unincorporated places in the Lower Keys, the current Ad 
Valorem rollback millage is 4.2761. That rate, which includes the 
unincorporated District 1 levy and wastewater, yields $568.84 per 
$100,000 of taxable value. While property taxes are used to finance a 
variety of county services, other revenues are linked to specific 
programs:  
 
Assessments Financial use of the revenue 
Solid waste  Waste disposal programs 
Gasoline taxes Public transportation, roadway 

construction and maintenance 
Impact fees Capital programs related to 

transportation, parks, police, fire 
and solid waste programs 

 
Separate taxing authorities levy property taxes for the schools, hospital, 
and water management districts. 
 
The outlook 
 
While incorporations at Islamorada (in 1998) and Marathon (in 2000) 
necessitated some reorganization and downsizing of the Monroe County 
staff, no corresponding reduction in taxes has been felt in the 
unincorporated places of the Lower Keys. Indeed, the total increase 
imposed upon them by the county budget between FY00 to FY04 
amounted to 19%, increased again in FY05, and will also increase in the 
FY06 proposed budget.  
 
Unless stabilization efforts are implemented, the unincorporated places 
in the Lower Keys are likely to lose population from 20,066 in 2005 to 
19,306 by 2015, or almost 4% (see Task 1.a.1.) Based upon the 
Islamorada example, places as with as few as 6,500 inhabitants might 
be incorporated in the Lower Keys, but such action may not result in 
lower taxes for property owners.  
 
Capital Projects 
 
Capital projects in Monroe County are developed in concert with its Year 
2010 Comprehensive Plan which identifies each proposed capital 
project to be undertaken, the year in which it will be started, and the 
proposed method of financing the expenditures. However, projects and 
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financing sources beyond the current year are not actually authorized 
until the annual budgets for those “out years” are legally adopted.   
 
A review of total adopted and proposed appropriations under the Capital 
Project Plan suggests an attempt to promote fiscal stability and to limit 
the need for dramatic tax increases: 
 
Total appropriations ($) 

 Road & 
Bridge 

Roadways* Parks and 
Recreation*

Libraries* Police* Fire & 
EMS* 

FY 
03 

12,677,550 6,683,452 785,852 424,608 454,266 216,733

FY 
04 

10,754,050 6,044,102 842,205 328,524 164,748 259,252

TFY 
05 

9,619,891 6,179,655 911,239 413,636 186,532 404,964

FY 
06 

10,778,600 6,959,128 1,137,000 537,258 210,553 224,123

FY 
07 

11,026,148 180,215 2,539 36,100 31,255 20,959 

FY 
08 

11,301,217 180,215 44,175 42,750 31,255 18,857 

FY 
09 

11,606,738 180,215 44,175 42,750 31,255 18,857 

FY 
10 

11,945,884 180,215 44,175 42,750 31,255 18,857 

*Impact fees 
 
At Key West, the Financial Plan supports the management plan by 
funding routine operations, allowing for new programs, and supporting 
ongoing capital projects. The $5.2 million City Hall project is the key 
element in the Capital Projects fund and its debt service will become a 
major future cost.  
 
No capital projects have been planned or budgeted by the governments 
of Monroe County or the City of Key West that might be needed (1) in 
the event of a closing or curtailment of military facilities, (2) for 
implementation of an economic diversification program, or (3) in the 
event of a major hurricane. 
 
Large capital expenditures suggested by the Economic Diversification 
Program, such as the Aquarium, will be evaluated in the Task Two 
portion of the report.  As an interesting sidelight, the Florida Aquarium 
opened in 1995 with a cost of $84 million and generated a positive first-
year impact of $60 million for the City of Tampa. 
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Initial capital project funding concepts include: 
 
 Temporary changes in the 2- to 1- penny allocation of the Tourist 

Development Council’s third penny capital funds (50-50?) 
 
 Bonding of capital expenditures through nominal real property 

transfer tax 
 
 Annexation of southern Stock Island into City of Key West and 

transfer of collected property taxes into capital development fund for 
limited bonding capability 

 

Task 1.d – Page 9 of 9  DCG Corplan Consulting LLC 



Table 1.d.1  Employment in the Lower Keys: 2003 and 2013 projected

Industry Industry code description Estimated Projected
code Total employment employment Total

2003 2013* 2013** Gain sector

Total 18,064 17,197 18,064 1,900 19,964

11 Forestry, fishing, hunting, agric support (core) 34 32 34 34
21 Mining (core) 6 6 6 6
22 Utilities (core) 98 93 98 98
23 Construction (core) 982 935 982 1,482

  Implementation projects 500
31 Manufacturing (core) 167 159 167 197

  Fishing equipment 30
42 Wholesale trade (core) 322 307 322 422

  New restaurant business 100
44 Retail trade (core) 3,772 3,591 3,772 3,772
48 Transportation & warehousing (core) 547 521 547 647

  Cruise ship reservations 100
51 Information (core) 283 269 283 283
52 Finance & insurance (core) 571 544 571 821

  Credit intermediation 150
  Insurance claims 100

53 Real estate & rental & leasing (core) 525 500 525 575
  Management 50

54 Professional, scientific & technical (core) 878 836 878 988
  Accounting firms 50
  Tax preparation 30
  Engineering/architecture 30

55 Management of companies (core) 55 52 55 55
56 Admin support & waste management (core) 522 497 522 522
61 Educational services (core) 121 115 121 171

  Cooking school 30
  Writing school 20

62 Health care & social assistance (core) 1,494 1,422 1,494 1,614
  Hospital expansion 100

      Outpatient care center 20
71 Arts, entertainment & recreation (core) 581 553 581 721

  Wreck-diving 40

Diversification
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Table 1.d.1  Employment in the Lower Keys: 2003 and 2013 projected

Industry Industry code description Estimated Projected
code Total employment employment Total

2003 2013* 2013** Gain sector

Total 18,064 17,197 18,064 1,900 19,964

  Water shows 40
  Aquarium 50
  Salt water fly fishing 10

72 Accommodation & food service (core) 6,290 5,988 6,290 6,690
  Floating hotel 200
  Full-service restaurants 200

81 Other services (core) 810 771 810 860
  Boat repair 50

99 Unclassified 6 6 6 6

*Projected at 95.2% of 2003 data **2003 base held constant
Data: FL Research and Economics Database; County Business Patterns; DCG Corplan Consulting
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Task 1.e – Developing affordable housing 
 
Introduction 
 
Throughout this study of the Lower Keys, interviewees have stressed 
extreme difficulty in attracting and retaining personnel -- a problem they 
attribute directly to the lack of affordable housing. In the private sector, 
the situation is so acute in accommodations and food services that it is 
threatening Key West’s ability to sustain its vital tourism industry, and 
increasing reliance is being placed on foreign contract workers. Among 
public agencies, turnover of 22% is reported (despite rising salaries) 
since workers cannot afford to buy or rent homes in the area.    
 
The Lower Keys in crisis 
 
These interviews paint a picture of a community in crisis. According to 
affordable housing literature, the externalities that cause “housing 
market failure” in tourism towns are second-home demand, growth-
management regulations, and topographical constraints. All three of 
these conditions are present in the Lower Keys:  
 

 The second-home market is booming and prices are rising so 
rapidly that long-time residents are cashing in and moving 
elsewhere. Those who choose to remain face higher tax 
assessments and other cost inflation, including a hurricane-
influenced 68% increase in insurance premiums.  

 
 Growth-management in the Lower Keys is imposed by land use 

restrictions, emergency evacuation needs, environmental 
considerations, and protection of threatened species of flora and 
fauna. 

 
 The Keys topographically offer limited available land area and are 

subject to hurricanes and tidal surges. 
 
In this special task, analysis is made of the statistical shortfall in 
affordable housing in the Lower Keys and exploration is conducted on 
innovative ways that may ameliorate the problem. 
 
Status of affordable housing programs in Monroe 
County 
 
According to a recent report prepared by the Shimberg Center for 
Affordable Housing of the University of Florida, a total of 10,134 
households in Monroe County are experiencing a cost burden of more 
than 30% of their income for housing--almost equally divided among 
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owners and renters. These statistics demonstrate an extensive 
mismatching of the market to housing that residents can afford; 
however, they do not directly translate to the numbers of units that must 
be built, since these families are already housed. 
 
Nevertheless, it is quite clear that the present and proposed pace of 
providing affordable housing is inadequate. According to the county’s 
data, at least 6,000 buildable lots are available in addition to the lands 
needed for habitat protection. But, the current agreements and 
resolutions provide for only 152 market units, 44 affordable units, and 
230 restored units per year.  Among future commitments, 164 units are 
to be at market and only 91 will be affordable.  
 
According to the Monroe County Rate of Growth Ordinance (ROGO), 
the Lower Keys will only be entitled to 115 total units annually, and 
economic realities force affordable housing to only a portion of the 
allocated permits.  Transient permits (hotels) are under moratorium until 
December 2006, and then may be subject to further denial, despite 
immediate need to house municipal employees. 
 
The City of Key West has recently adopted revisions to its affordable 
housing ordinances, allowing for somewhat wide range in median 
household income (up to 140% of median area incomes) and purchase 
multipliers for price-to-income ratios (3 to 6 1/2 times median income).  
The code allows developers to fund up to $200,000 per unbuilt unit into 
a workforce housing trust fund which, unfortunately, does not 
satisfactorily address the need to build affordable units concurrently with 
market rate.  The ordinance offers some minor incentives (not fully 
detailed) to the developer, but must be viewed as mostly a punitive code 
that may not adequately address the problem. 
 
Recent single family housing sales in Key West illustrates the 
significance of second-home market.  Average sales prices have 
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undergone a 283% jump in five years, as shown in the accompanying 
graphic (Source – Key West Chamber and Monroe County Property 
Appraiser).  
 
As shown in Task 1.a, year 2015 median house values for Key West are 
forecasted at just over one million dollars, with the assumption that 
present price escalation will be gradually slowed. 
 
Funding for affordable housing development will be a key need in the 
near future. The Florida Keys Carrying Capacity Rule 28-20 report 
recommended acquisition of environmentally sensitive lands and 
production of affordable housing on a two to one ratio, but the ultimate 
partnership agreements and resolutions represent lesser commitments 
for an investment of $30 million (or a land acquisition to affordable 
housing spending ratio of 3.1:1). The rationale is that a $30 million 
public investment will leverage a private sector investment of $120 
million or a total of $240 million. However, production of housing in 
Monroe County for people earning from $18,000 to $75,000 per year 
cannot be profitable for the developer unless costs are reduced 
substantially through exemptions from growth-management quotas, 
expedited approvals, greater density, and waiving of fees.   
 
Successful experiences in other areas  
 
Hopefully, we may be able to draw upon the successful experiences of 
other tourism communities and learn about the steps they have taken to 
assure availability of housing for low- to moderate-income workers and 
their families.  
 
Aspen, Colorado 
 
Background 
 
Aspen was founded as a mining camp in the Colorado Silver Boom and 
named for the abundant aspen trees in the area. Now a popular ski 
resort and home of the Aspen Institute, the city has become a year-
round international destination for recreation, business, and intellectual 
discourse.  
 
This historic character of Aspen has been challenged in recent decades 
by skyrocketing property values and the proliferation of second homes 
that increasingly have shut lower and middle income workers out of the 
city. At the same time, the downtown has largely been transformed into 
an upscale shopping district of high-end restaurants, salons, and 
boutiques. Today the city remains a quirky mix of high-end luxury home 
and condos, intertwined with legacy residences and mobile home parks 
populated by a struggling old guard of Aspen residents.  
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Affordable Housing Projects 
 
Aspen has adopted an intervention policy to resolve the housing 
problem, and it uses the terms “free-market housing” and “affordable 
housing” to distinguish between different classes of housing units. By 
definition, free-market housing units are those that have no restrictions 
on who may buy or rent them. Affordable housing units are those that 
can be purchased or rented only by individuals or families who meet 
income within specified ranges and also work at locations within the 
county.  
 
Aspen uses deed restrictions and sale price caps (between 3% and 6% 
per year) to control the resale of affordable ownership units. The primary 
sources of funding for land purchase and construction for affordable 
housing are a 1% real estate transfer tax and a 0.45% sales tax 
allocation. The community’s mitigation program also requires private 
developers and second-home buyers to replace any housing that is lost 
through renovation, conversion or new development. Projects that 
contain at least 70% affordable housing may qualify for exemptions from 
growth-management quotas, expedited approvals, and greater density.  
 
Aspen/Pitkin County Housing Authority centrally administers the 
affordable housing program, managing publicly owned rental units and 
administering privately owned rental units. The authority qualifies 
prospective tenants for the units, assures that landlords comply with 
program requirements, and administers the sale and resale of 
ownership units. A 2002 study indicated that 1,200 affordable housing 
units had been built by the housing authority or other government 
agencies or non-profits and 760 units had been built by private 
developers. 
 
As a pertinent example, the Authority built West Hopkins Townhouses in 
1993 as an infill test of 11 units on a vacant parcel of only .2775 acres. 
These for-sale attached townhouse units had a resident profile of 
families with incomes of 25%-75% of area median income. The project 
is economically viable and its design quality was recognized by a 
Colorado AIA Honor Award in 1994. 
 
Encouraged by the success of the West Hopkins project, city residents 
voted in April 2005 to confirm annexation of the Burlingame parcel as a 
site for rental residences. The objective is to provide affordable housing 
in order to retain a healthier mix of economic classes in the city. 
 
Evaluation 
 
The decision to provide rental housing at Burlingame reflects the need 
to protect affordability. At West Hopkins Townhouses, the original prices 
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of $55,000 to $116,000 per unit have since more than tripled and are 
now beyond reach of the intended income profile.  

 
Provincetown, MA 
 
Background 
 
Provincetown, located at the eastern tip of Cape Cod, has less than 
4,000 year-round residents but is a popular summer resort and arts 
center, developing from a small colony of East Coast writers and artists 
in the 1920’s. While the town lost both population and housing units in 
the 2000 Census, it is now driven by a booming second-home market, 
with home prices reach a median of $654,000 last year. Rapid inflation 
of housing prices has forced local officials to seek ways to produce 
housing that is more affordable to working families. 
 
Affordable Housing Projects 
 
To increase its affordable housing supply, the town recently launched a 
variety of award-winning initiatives:   
 

 By working directly with for-profit and non-profit developers, more 
housing has been produced despite a shortage of “buildable” 
sites 

 
 Under provisions of the state’s Community Development Act, the 

town adopted a 3% property tax surcharge for affordable housing, 
historic preservation, and open space, and has earmarked 80% 
of all CPA funds for housing 

 
 It has adopted a goal of adding 144 units of affordable housing 

over the next five years 
 

 It has convinced a non-profit group to take over the financial 
burden of a town-owned nursing home and eventually replace it 
with a $20 million facility that will have 19 affordable housing units 
for seniors 

 
 Other pertinent housing initiatives include: dedication of 91 

unallocated building permits for affordable housing, creation of an 
affordable housing trust fund, adopting a tax exemption for year-
round affordable rental units, and waiving of all town fees for 
projects where 100% of the units are affordable by deed 
restriction      
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Evaluation 
 
Although getting off to a slow start, Provincetown’s initiatives represent a 
significant improvement in its affordable housing situation.  
 
Orlando, Florida 
 
Background 
 
Orange County in Central Florida is dominated by the tourism industry, 
predominately associated with Disney World in Orlando. While the 
tourism economy has generated many new jobs, most employees in this 
sector earn minimum wages. Accordingly, the county has experienced a 
growing demand for housing by people whose income precludes them 
from homeownership. 
 
Affordable Housing Projects 
 
The Orange County Division of Housing and Community Development 
administers several affordable housing programs that address the needs 
of low-income households and encourage production of affordable 
housing through incentives to non-profit and for-profit housing providers. 
Since 1992, these programs have produced 11,126 affordable units. 
 
Developers qualify for expedited regulatory review of their applications 
for affordable housing that is available for purchase or lease to families 
at 30% of their income. (“Very low” incomes are defined as below 50% 
of the area median income while “low income” is between 51% and 80% 
of AMI.) The expedited review process has not faced any 
insurmountable barriers and the county fully expects to meet its target of 
an additional 48,000 units of affordable housing by 2010. 
 
The 188-unit subdivision in the Village of Timberleaf provides an 
example of the savings that can be achieved through the expedited 
approval process. Homes sold for 15% to 20% less than comparable 
homes in the area and households with income as low as $17,000 were 
able to enter the homeownership market. Advantages to the developer 
included a reduction in approval time by 60 days or more, lower holding 
costs, and less risk. 
 
Evaluation 
 
Orange County should be applauded for its efforts, but its affordable 
housing developments are physically less attractive than the popular 
Traditional Neighborhood Development (TND) communities in the 
Orlando area, such as Celebration and Baldwin Park. These self-
contained “villages” with their quaint, narrow streets and mature trees 
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are designed for more upscale occupancy but cost 10% to 20% more to 
build than tract housing. Four more TND projects are awaiting approval 
in central Orlando.        
 
Kona, Hawaii 
 
Many resort areas are coming to realize that they must provide decent 
housing for their workers. The state and the County of Hawaii Island 
have a program that requires resort developers to build parallel 
affordable housing for every market-rate or hotel unit developed.  
 
La’ilani at Kealakehe, which is managed by the State of Hawaii Housing 
Authority, is part of a master plan that includes a range of housing types, 
a school, and other community facilities. The project has set a new 
standard for public affordable housing by insisting upon building high 
quality housing for workers in contrast to the usual drab public rental 
units.  
 
The development was completed in 1989 to provide 200 rental units on 
15.5 acres of donated land. Its resident profile is comprised of low-
income families of resort workers initially paying rents ranging from $275 
to $775, depending upon number of bedrooms. Funding was provided 
by state agency tax-exempt bonds and by the resort’s equity financing.  
    
New Jersey Resort Towns 
  
Background 
 
In 1975 and 1983, the state’s Supreme Court ruled that developing 
municipalities have a constitutional obligation to provide a realistic 
opportunity for the construction of low- and moderate-income housing. 
Under this ground-breaking ruling (known as the Mount Laurel decision) 
any zoning policy or ordinance that fails to meet the constitutional 
requirement makes the municipality vulnerable to lawsuits.  
 
Affordable Housing Projects 
 
Towns across the state (including many resort communities along the 
Atlantic shore) created opportunities for 60,731 low- and moderate-
income housing units through zoning and other techniques, and almost 
29,000 were actually constructed. About half of the municipalities have 
addressed their “fair-share” housing goals and are certified by a state 
agency, the New Jersey Council on Affordable Housing (COAH), for 
protection from Mount Laurel lawsuits.  
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Evaluation 
 
Unfortunately, the Court-imposed goal has been diluted by using 
permissible trading of Mount Laurel allocations among communities. 
Accordingly, the New Jersey Council on Affordable Housing (COAH) 
has announced a plan to overhaul the system. It would fundamentally 
change the method of calculating affordable housing goals from the 
“fair-share” formula in favor of a new “growth share” approach. 
 
The new approach would link the production of affordable housing with 
municipal development and growth, calling for one affordable housing 
unit for every ten residential units built. Also, for every 30 new jobs 
created, the municipality would have to provide one unit of affordable 
housing. Advocates claim the proposed rules will meet the state’s smart 
growth agenda by driving the location of, and type of, affordable 
housing. Critics claim that provisions for up to 50% for senior housing 
and another 50% that can be transferred to other municipalities will 
further concentrate minorities and low-income families in the central 
cities, and suburban towns could be in compliance without ever building 
affordable housing for families with children.     
 
Public Employee Housing 
 
Our research among communities finds several examples of 
developments seeking to retain public employees by providing them with 
affordable housing, the typical program sets aside surplus town-owned 
property for construction and management of housing limited to 
occupancy by low- to moderate-wage municipal employees: teachers, 
police and fire department employees, and office workers.  
 
Ownership is retained by the community in trust and units are rented to 
municipal employees for a limited term (typically no more than five 
years). The tenant is then encouraged to accumulate savings in lower 
rent payments and ultimately apply these savings toward future 
purchase of a home in the area.   
 
Filling the Affordable Housing Gap in the Lower Keys 
 
Based upon these investigations and analysis of the growing affordable 
housing gap in the Lower Keys, the following initial recommendations 
have emerged from the process.  During Task Two, more intensive 
evaluations will be conducted for the feasibility of the broad objectives 
outlined here: 
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Determine the specific magnitude of the problem 
  
Considerable discussion has culminated in recognition of the housing 
crisis in the Lower Keys, but there are few dependable statistics on the 
magnitude of the need, the type and size of units required, or the 
geographic concentrations of populations with the greatest cost burden. 
The first step in resolving the situation, therefore, is to quantify the 
requirements with a detailed survey. 
 
Increase and maximize resources 
 
An inventory should be developed on resources (i.e., a realistic 
measurement of the developable land), including the infrastructure of 
roads, utilities, and protection services that will be needed to 
accommodate affordable housing.  Examination of the possible 
mishandlings of well–intended policies such as the ROGO points 
awards should be high on the priority list for their impact on affordable 
housing creation. 
 
Update land use policies 
 
Affordable housing development is likely to require changes in zoning 
(including density, road width, parking allocations, set-back 
requirements, etc,) and land use policies that could impede effective and 
economically efficient production.   
 
Some “out-of-the-box” thinking may be necessary to accomplish the 
goal. Consideration of radical solutions such as the Netherlands’ floating 
housing projects should be encouraged rather than dismissed.  Other 
solutions may include subsidization for conversions/additions of raised 
single-family homes into duplex units. 
 
Streamline the approval process  
 
A comprehensive review should aim to introduce major savings in time 
and cost of obtaining permits while maintaining the integrity of the 
process. The case examples should provide best practice models for 
guiding process changes and policies.  A definitive position on 
environmental sensitivity needs to be established to avoid endless 
conflicts and delays over sometimes frivolous matters. 
 
Develop a public education campaign 
 
Target an affordable housing social marketing campaign to legislators, 
community leaders, employers, and the general public. Set up an 
information office to provide prospective buyers and renters to expand 
their knowledge of available options and engage civic organizations to 
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dispel fears and irrational responses to affordable housing in their 
neighborhoods.  
 
Promote “Smart Growth” principles 
 
Select development or redevelopment sites proximate to jobs, schools, 
shopping, and community facilities and promote a living wage to foster 
sustainable projects.    
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Task 2.a – Developing the Strategy 
 
Introduction 
 

 

Economic diversification for the Lower Keys will result from proactive 
efforts in three distinct areas: (1) stabilization of the population base, (2) 
growth of employment in selected clusters, and (3) improvement in 
earnings of the work force. The fundamental “pin” that will unite these 
drivers will be labor force quality and 
preparedness. 
 
In this task, DCG Corplan has 
evaluated eight groups of business 
factors that are jointly necessary for 
successful economic diversification. 
Each discussion includes strategic 
objectives for the Lower Keys to 
develop over the near term that will be 
further illustrated in Task 2.b Action 
Plan. 
 
The following sections are presented: 
 

 Impact of population change 
 Financial incentives and programs 
 Workforce development and employee training 
 Private Sector loans and venture capital network 
 Affordable housing 
 Transportation 
 Education 
 Management, technical, and marketing assistance 

 
At the end of each discussion, a Next Steps section lists the strategic 
objectives determined as necessary for success. Refer to Task 2.b on 
how these goals will be organized for implementation. 
 
DCG Corplan anticipates that the Monroe County government, the city 
of Key West, and the Chamber will find these initiatives as achievable 
recommendations and will benefit from milestones and implementation 
guidelines of the Action and Marketing Plans presented later in this 
report.  We envision the creation of a Lower Keys Economic 
Development Alliance (LKEDA) to serve as a catalyst to propel the 
strategic initiatives forward. 
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Task 2.a.1 – Impact of Population Changes in the 
Lower Keys 
 
According to current projections, the City of Key West is expected to 
lose about 10% of its population by year 2015 (over yr. 2000) with the 
Lower Keys overall exhibiting about a 7% decline.  Yet, what if these 
projections are decidedly underestimating the population movement 
back to the Florida mainland and beyond? What impact would 25% or 
even 50% loss actually incur on the local economy? 
 
In Task One, we have provided basis for analysis on current population 
projection, noting declining values as shown in the following table:  
 
Population trend, 1990-2005 and projections to 2015 

 
Monroe 
County 

Key 
 West 

Total  
Lower  
Keys 

Lower 
Keys 

% 
1990 Census 78,024 24,832 42,894 55.0%
2000 Census 79,589 25,478 45,486 57.2%
2003 Census INA 25,031 INA  
2004 Census 78,284 INA INA  
2005 estimated 77,958 24,306 44,372 56.9%
2010 projected 76,411 23,602 43,284 56.6%
2015 projected 75,598 22,918 42,224 55.9%

Data: Census Bureau; DCG Corplan Consulting  
 
A 10% population decline by yr. 2015 would result in annual rate of 
change of approximately .7% for Key West, creating a net impact on 
both revenues and expenses.  A 25% loss would equate to 1.9% 
annually; a 50% loss would be 4.5%.  
 
To estimate the potential economic devastation that greater population 
swings may produce, it is important to generate a clear picture of 
present market conditions.  To accomplish this, DCG Corplan has 
evaluated the City of Key West’s budget forecast for fiscal years 2005/6 
to 2010/11.   
 
The Current Picture 
 
The current assumptions developed by the City’s Finance Department 
assume a balanced budget, discounts any population disruptions, and 
lists the following as annual trends: 
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Revenues 
 
Ad Valorem Taxes Rollback & 2.33% construction 
Sales Use & Gas Taxes No volume growth; 3% inflationary growth 
Franchise taxes 3% moderate increase 
Licenses & Permits 3% limited by buildout 
Intergovernmental Revenue 3% moderate increase in growth 
Service Charges - Public 3% inflationary growth 
Fines & Forfeitures 3% inflationary growth (maximum reached) 
Interest Assume no change in rates 
Rental Income 3% based on gross leases 
Service Charges - Other 
Funds 3% assume inflationary estimate 
Other Income 3% excludes bond proceeds 
Special Assessment Required to balance the budget 
Transfers from other Funds Assume no change in levels 
Debt Proceeds Assume no change in levels 

 
Expenses 
 
General Services 3% assume inflationary growth 
Public Safety 7.02% based on historic increases 
Physical Environment Calculated in separate tables 
Transportation 7.02% based on historic increases 
Debt Service Assume no increase 
Human Services Assume no increase 
Financial & Administration 7.02% based on historic increases 
Transfer to other Funds Assume no increase 

 
A summarization of Table 2.a.1(1) indicates that the capital reserve will 
be exhausted by FY 2010-2011 requiring a special assessment of nearly 
$6 million to meet balanced budgetary requirements. Ad Valorem taxes 
(property taxes) are subject to Rollback and millage rates are adjusted 
to meet the preceding year’s levels.  
 

Table 2.a.1(1) 
(Summary) FY 05-06 FY 06-07 FY 07-08 FY 08-09 FY 09-10 FY 10-11 
Beginning 
balances $45,087,788 $26,621,850 $25,618,857 $21,669,875 $13,254,731 $2,083,548 

Total revenues $98,052,865 $100,756,982 $103,540,384 $106,405,407 $109,354,457 $112,390,009 
Special 
Assessment $0 $0 $0 $0 $0 $5,973,534 
Total revenue & 
balances $143,140,653 $127,378,832 $129,159,240 $128,075,282 $122,609,188 $120,447,091 

Total expenses $116,518,802 $101,759,975 $107,489,365 $114,820,551 $120,525,641 $120,447,091 
Reserve / 
contingency $26,621,850 $25,618,857 $21,669,875 $13,254,731 $2,083,548 $0 
Total 
expenditures & 
reserves $143,140,653 $127,378,832 $129,159,240 $128,075,282 $122,609,188 $120,447,091 

Source: City of Key West Finance Department – Budget 05/06 
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Reference location for budget forecast 
http://www.keywestcity.com/depts/finance/budget/05-
06/Chapter%2028%20-%20Budget%20Trends.pdf 
 
In the following sections, a sensitivity analysis for the three assumed 
population loss metrics is presented.  The table below reveals the 
assumed net impact resultant values of annual change applied to 
current assumptions: 
 

  Current 
Pop. 
Loss 

Pop. 
Loss 

Pop. 
Loss 

REVENUES 0% 10% 25% 50% 
 Ad Valorem Taxes 2.33% 1.63% 0.43% -2.19%
 Sales Gas Taxes 3.00% 2.30% 1.10% -1.52%
 Franchise taxes 3.00% 2.30% 1.10% -1.52%
 Licenses & Permits 3.00% 2.30% 1.10% -1.52%
 Intergovernmental Revenue 3.00% 2.30% 1.10% -1.52%
 Service Charges - Public 3.00% 2.30% 1.10% -1.52%
 Fines & Forfeitures 3.00% 2.30% 1.10% -1.52%
 Interest 0.00% 0.00% 0.00% 0.00%
 Rental Income 3.00% 2.30% 1.10% -1.52%

 
Service Charges - Other 
Funds 3.00% 2.30% 1.10% -1.52%

 Other Income 3.00% 2.30% 1.10% -1.52%
 Special Assessment     
 Transfers from other Funds 0.00% 0.00% 0.00% 0.00%
 Debt Proceeds 0.00% 0.00% 0.00% 0.00%
TOTAL REVENUES     
      
EXPENSES     
 General Services 3.00% 2.30% 1.10% -1.52%
 Public Safety 7.02% 6.32% 5.12% 2.50%
 Physical Environment 0.00% 0.00% -0.95% -2.26%
 Transportation 7.02% 6.32% 5.12% 2.50%
 Debt Service 0.00% 0.00% 0.00% 0.00%
 Human Services 0.00% -0.70% -1.90% -4.52%
 Financial & Administration 7.02% 6.32% 5.12% 2.50%
 Transfer to other Funds 0.00% 0.00% -0.95% -2.26%

 
10% yr. 2015 decline 
 
With a population decline of .7%, noticeable changes to ad valorem tax 
collection sales and use taxes, and other revenue drivers will result, 
irregardless of the argument that departing residents will yield to second 
home buyers.  While there will still be new construction, mortgage 
defaults and foreclosures are inevitable and must be taken into account.  
Table 2.a.1(2) illustrates the impact of this possibility, and even though 
ad valorem taxes show positive growth, budgetary shortfalls by year 
2009-10 will require an infusion of nearly $1 million, and then a large 
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assessment of nearly $10 million by yr. 2010-11.  The model assumes 
the .7% factor is applied evenly to revenue as well as expenses, except 
where no previous factor was employed (interest, revenue transfers, 
debt proceeds, physical environment, and debt service).  
  
25% yr. 2015 decline 
 
Should population losses accelerate to this higher level, a significant 
impact on the City of Key West will produce sizeable budgetary 
shortfalls.  As shown in Table 2.a.1(3), the model is similar to the 
preceding example, with the exception that spending on physical 
environment and  transfer payments to other funds and will be reduced 
by the half of the  annual population loss factor (50% of 1.9% =.95%).  
In this case, the budgetary assessment comes one year earlier (yr. 
2009-10) at just over $1 million, followed by another yr. 2010-
11assessment of almost $9.5 million. 
 
The 50% yr. 2015 decline 
 
As shown in Table 2.a.1(4) “doomsday” prediction, the 4.5% annual rate 
of decline overwhelms all ad valorem increases, and even with 
increased cuts, net expenses outpace revenues by a combined $16 
million in yrs. 2009-2011.  This would result in wholesale reductions in 
physical environment spending, massive debt service, defaults on 
transfer payments, a 20% reduction in human services, and a host of 
other problems that would indicate market failure. With inadequate 
funding available for municipal fire, police and EMS protection, affluent 
second homeowners would likely withhold tax payments or bring suits 
against the City and the County, thereby incurring a rise in legal costs 
not anticipated by the budget forecasts. 
 

 Task 2.a.1 – Next  Steps 
 
1. Determine programs most sensitive to population loss 
 
Monroe County must carefully regard key population changes in large 
markets such as Key West if the Lower Keys is to avoid insolvency in 
the near term.  While second home buyers represent temporary 
stabilization of ad valorem taxes, longer term failure to provide adequate 
services will create opportunities for more foreign contract or illegal 
worker hirings and further complicate municipal revenue production.  
Other affects will be evident in property price declines, increased arson 
and other criminal behavior, and a negative social atmosphere 
necessitated by the closing of schools, hospitals, and other civic 
amenities currently enjoyed by Lower Key’s residents. 
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The analysis developed in this task is merely a cursory examination of 
probable aftereffects of population loss, and a much more thorough 
sensitivity analysis should be undertaken without delay. The County and 
local communities must determine which programs currently in place will 
be most affected by changes in population and plan for realistic 
contingencies.  DCG Corplan suggests the retaining of a qualified public 
accounting firm to conduct a thorough cost-benefit and sensitivity 
analysis that disregard the “no-growth” category in favor of “slow- to 
moderate-decline metrics.  
 
2. Provide early “stop-gap” measures for budgetary shortfalls 
 
Most governments are unusually slow to react to dynamic changes in 
economic markets, however, the undeniable impact of housing price 
escalation, rising insurance rates, and the impending danger of market 
failure must prompt the County and communities in the Lower Keys to 
begin to provide stop-gap measures in planning forecasts. From the 
sensitivity analysis, Monroe County should be able to find budget 
spending flexibility that will allow current or planned programs to adapt 
to yearly changes.  
 
Failure to provide new policies could ultimately affect bonding and 
underwriting capacities and creates additional fiscal hardships.  Timely 
and proactive measures, on the other hand, could prevent unnecessary 
assessments to an already stressed segment of economy. 
 
3. Formation of a Lower Keys Economic Development Alliance 

(LKEDA)  
 
The Key West Chamber of Commerce has recognized the need to be 
more proactive in economic development and should be lauded for the 
initiation of Leadership Monroe County.  While volunteers can often 
achieve significant outcomes, a professional organization devoted solely 
to an economic development agenda for the Lower Keys is clearly more 
desirable.   
 
Since the Keys are segmented into upper, middle, and lower regions, 
each should have their marketing organization with input from their 
respective commissioners, but administered by professional economic 
developers. LKEDA should be a public/private partnership, funded by 
Monroe County, but administered by professional staff. 
 
The Alliance’s first order of business should be the implementation of 
this Economic Diversification Plan. 
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Task 2.a.2 – Financial Incentives and Programs  
 
Financial incentives have fueled American economic development since 
Colonial days. The Northeast’s early industrialization was sparked by 
inducements; free homesteading populated the West’s frontier; and land 
grants fostered the  development of our mineral and forest resources, 
canals, railroads, and even universities.  
 
In last half of the 20th century, the rapid industrialization of the South 
was directly supported by state tax credits, tax-free bonds, real estate 
tax abatements, and free training of prospective employees. Today, 
massive financial incentives are the primary driver in attracting the 
foreign auto transplants and their suppliers, and subsidized centers are 
currently being developed for advanced electronics and biotechnology. 
 
Despite complaints of economists that domestic relocations represent a 
“zero sum game” for the nation, incentives are widely accepted as a 
powerful development tool in the intense competition for investments 
and new payrolls. Without exception, every state has adopted enabling 
legislation and funding in the search for a strategic advantage and/or to 
meet regional competition. From time to time, the federal government 
has stepped in to curb excesses (such as  unlimited tax-free industrial 
bonds), but the prevailing attitude in Washington is to allow the states 
full flexibility to enact incentive packages tailored to their economic 
development goals. 
 
Financial Incentives in Florida    
 
The state of Florida offers incentives in four categories: targeted 
industries, workforce training, road infrastructure, and special 
opportunities. Key features of these programs are reviewed below: 
 
Targeted industry incentives  
 
The Qualified Target Industry Tax Refund (QTI) is a tool available to 
Florida communities to encourage quality job growth in targeted high-
value added businesses. To qualify for the tax refund, businesses must 
serve multi-state and/or international markets, must be capable of 
locating in other states, and must show that the tax refund will make a 
material difference in the location decision.  
 
While retail activities, hotels, restaurants, utilities, and mining are 
statutorily excluded from the program, the approved list is remarkably 
broad. It includes manufacturing (15 major sectors), finance and 
insurance (4 major sectors), wholesale trade (one sub-sector), 
information (6 sectors), the professional, scientific & technical industry, 
management services, and administrative & support services (2 
sectors), as well as corporate headquarters. 
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Pre-approved applicants who create employment in Florida generally 
receive tax refunds of $3,000 per job (or $6,000 per job in an enterprise 
zone or rural county) provided that the company pays at least 115% of 
the state, metropolitan area or local average wage rate and creates at 
least 10 new jobs, Firms paying 150% of the area’s average annual 
salary may add $1,000 per job; those paying 200% of the average may 
add $2,000 per job.  
 
The refund on taxes applies to corporate income, sales, ad valorem, 
intangible personal property, insurance premium, and certain other 
taxes. Applicants are limited to $5 million for all years and no more than 
25% of the refund may be taken in any fiscal year. Each QTI business 
must comply with contracted job creation schedules and wage levels 
before the refunds are paid or risk dismissal from the program, but 
exemptions are permitted in exceptional circumstances, including a new 
exemption for hurricane-affected businesses.    
 
The city or county recommending the applicant for the incentive must 
provide a local match equaling 20% of the refund. (If the business is 
located in a rural county or a designated brownfield area, however, the 
firm may elect to be exempt from the local match and accept a refund of 
80% of the amount for which it would otherwise qualify.)  
 
To date, QTI has helped to induce about 300 Florida projects, has 
created more than 65,000 direct new jobs, and has attracted about $5 
billion in private investment. Some representative QTI deals are listed as 
follows: 
 
 
Applicant 

Project  
location  

Incentive 
package 

New  
Jobs 

General Electric Manatee County $1, 050,000   70 
Bass LLC Osceola County     $600,000 120 
PHH Mortgage Jacksonville Not specified 600 
Burger King Miami-Dade $8,000,000 700 
Genapol Collier County    $200,000 Unknown 
 
The High Impact Performance Incentive Grant (HIPI) is a negotiated 
incentive used to attract and expand major high impact facilities in 
Florida. Grants are provided to pre-approved applicants in designed 
high impact sectors (currently silicon technology, transportation 
equipment manufacturing, and biomedical technology).  
 
To qualify for HIPI, the business must create at least 100 jobs in the 
industry within a three-year period (or 75 new jobs if engaged in R&D). It 
must also make a cumulative investment of at least $100 million in three 
years (or $75 million if engaged in R&D). Grant funds, administered by 
the Governor’s Office of Tourism, Trade, and Economic Development 
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(OTTED), are paid out as 50% at start-up and the balance upon all 
meeting terms of the agreement.  
 
The Qualified Defense Contractor Tax Refund (QDC) is designed to 
preserve and expand high technology employment base. It gives Florida 
defense contractors a competitive edge in consolidating defense 
contracts, acquiring new contracts, or converting to civilian production.  
 
QDC refunds may be as much as $5,000 per job created or saved in 
Florida through: 
 

 Conversion of defense jobs to civilian production 
 

 Acquisition of a new defense contract 
 

 Consolidation of a defense contract which results in at least a 
25% increase in Florida employment or a minimum of 80 jobs 

 
In 2003, the legislature added QDC refunds for contract and sub-
contracts approved by the U.S. Department of Homeland Security. 
 
The Capital Investment Tax Credit (CITC) is designed to attract and 
expand capital-intensive industries, and it provides an annual credit for 
up to 20 years against the corporate income tax. Eligible projects are 
those engaged in biomedical technology, financial services, information 
technology, silicon technology, and transportation equipment 
manufacturing.  
 
Projects must create a minimum of 100 jobs and invest at least $25 
million in eligible capital costs. As defined, these eligible capital costs 
include all expenses incurred in the acquisition, construction, 
installation, and equipping from the beginning of construction to the 
commencement of operations. The amount of the credit is determined 
by the level of investment and the project’s Florida income tax liability for 
20 years following commencement of operations.  
 
Workforce training incentives 
 
The Quick Response Training Incentives (QRT) is a customer-driven 
program designed to assist new value-added businesses and provide 
existing Florida businesses with the necessary training for expansion. 
The program is customized, flexible, and responsive at individual 
company needs. It is supervised by Workforce Florida, Inc, an 
innovative private-public partnership for competitive workforce 
incentives. The Fund had $10 million available in 2005-06 to secure 
major business expansions.   
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In practice, a local training provider (an area technical center, a 
community college, or university) assists with the grant application and 
with the program development or delivery. If the company has a training 
program, a state trainer will manage it and serve as the fiscal agent for 
the grant funds. Rather than allocate funds directly to a school, however, 
Florida’s approach is reimburse the company for incurred training 
expenses, including instructor salaries, curriculum development, 
textbooks and manuals, and materials and supplies.   
 
The Incumbent Worker Training Program (IWT) provides classroom and 
on-the-job training to currently employed workers to keep the workforce 
competitive and to retain existing businesses in Florida. The program, 
which is available to all businesses that have been in operation for at 
least one year, is open to any company requiring such training 
assistance.  
 
Road Infrastructure Incentive 
 
The Economic Development Transportation Fund, commonly known as 
the “Road Fund,” is an incentive tool designed to alleviate transportation 
problems that adversely impact a specific company’s location or 
expansion decision. These grants are limited to $2 million and are 
awarded by the state to the local government (not to the business) for 
public transportation facility improvements. The Fund had $4 million 
available in 2005-06.  
 
As an example, Columbia County was awarded $2 million to assist in 
the construction of a new road and rail spur to facilitate growth of New 
Millennium Building Systems, a manufacturer of steel joists and decking 
located at Lake City. The firm created 175 new jobs and invested $40 
million in the project.  
 
As another example, Amerikan started a 30-employee facility in Sebring 
(Highland County) with the help of infrastructure, road, and training 
grants from the state.  
 
Special Opportunity Incentives 
   
The Rural Strategic Marketing Plan is designed to encourage growth 
throughout the state by offering increased incentive awards and lower 
wage qualification thresholds in its rural counties. In total, 33 counties 
are designated as “rural areas of economic concern” to facilitate greater 
access to incentive programs. The state legislature appropriated $4 
million for 2005-06 rural infrastructure and community development.  
 
The Urban Incentives program offers increased incentive awards and 
lower wage qualification thresholds in many urban core/inner city areas 
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that are experiencing conditions that adversely impact their economic 
vitality. About 40 areas have been designated for such incentives. 
 
The Military Incentives program provided $7.4 million in 2005 for 
Defense Infrastructure Grants, Defense Reinvestment Grants, and 
initiatives of the Governor’s Advisory Council on Base Realignment and 
Closure.  
 
The Brownfield Redevelopment Bonus Refund program is available to 
encourage businesses that locate in Brownfield sites, which are 
generally abandoned, idle, or underutilized industrial or commercial land 
parcels due to actual or perceived environmental contamination. 
Approved applicants receive tax refunds of $2,500 for each job created, 
as well as voluntary cleanup tax credits, technical assistance, and 
liability protection.  
 
The state has more than 100 Brownfields areas, including 18 areas 
added in 2004. The program has resulted in almost 4,500 direct new 
jobs, nearly 3,000 indirect jobs, and about $400 million in investments.  
 
As an example, the mortgage company Taylor, Bean, & Whitaker 
expanded in a Brownfield area at Ocala. The firm invested $4.7 million 
and created more than 100 new jobs. 
 
The Florida Enterprise Zone Program offers various state tax incentives 
to businesses located within designated enterprise zones. (In addition, 
local governments may also offer their own incentives and may 
encourage banks to offer loans.) To be eligible, the business must 
create at least one new job, and these credits can be quite extensive: 
 
Title of 
 program 

Type of  
enterprise area 

 
Incentive 

Jobs tax credit (sales 
tax) 

Rural 30% or 45% of wages 

 Urban 20% or 30% of wages 
Jobs tax credit 
(corporate income) 

Rural 30% or 45% of wages 

 Urban 15% or 20% of wages 
Business equipment 
sales tax refund 

Rural and urban If used for at least 3 
years 

Building materials 
sales tax refund 

Rural and urban Rehabilitation materials 

Property tax credit 
(corporate income tax) 

Rural and urban 96% of ad valorem 
taxes 

Electric energy sales 
tax credit 

Rural and urban 50% of electric bill 
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Title of 
 program 

Type of  
enterprise area 

 
Incentive 

Community 
contribution tax credit 

Rural and urban 50% of state corporate 
income tax, insurance 
premium tax, or sales 
tax refund for donations 
to local community 
development projects  

 
Florida was a pioneer in the creation of enterprise zones in 1982, and 
the state currently has 55 zones, including 3 federal enterprise 
communities, 2 federal empowerment zones, 27 rural enterprise zones, 
and 28 urban enterprise zones. The state’s enterprise zones are subject 
to periodic change in qualifications and boundaries. (As recently as mid-
2005, a bill was signed that allowed Sumter County, Indian River 
County, and Lakeland to apply for zone designation.) 
 
According to the latest available data, the following activity levels were 
reported in 2003 for the state’s enterprise zones—the ninth full year of 
the revised program:  
 

 3,241 new businesses moved into or were created in the zones  
 7,702 new jobs were created  
 6,429 businesses received technical assistance 
 $41,740,443 state and local incentives were awarded  

 
The Florida Enterprise Zone Act of 1994 had called for repeal by the end 
of 2005, unless extended by the legislature. In its 2005 session, the 
legislature approved HB 1725 (Chapter 2005-287) which extended the 
program, with minor revisions, for 10 years until December 31, 2015.   
 
Financial incentives have fueled American economic development since 
Colonial days. The Northeast’s early industrialization was sparked by 
inducements; free homesteading populated the West’s frontier; and land 
grants fostered the  development of our mineral and forest resources, 
canals, railroads, and even universities.  
 
In last half of the 20th century, the rapid industrialization of the South 
was directly supported by state tax credits, tax-free bonds, real estate 
tax abatements, and free training of prospective employees. Today, 
massive financial incentives are the primary driver in attracting the 
foreign auto transplants and their suppliers, and subsidized centers are 
currently being developed for advanced electronics and biotechnology. 
 
Despite complaints of economists that domestic relocations represent a 
“zero sum game” for the nation, incentives are widely accepted as a 
powerful development tool in the intense competition for investments 
and new payrolls. Without exception, every state has adopted enabling 
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legislation and funding in the search for a strategic advantage and/or to 
meet regional competition. From time to time, the federal government 
has stepped in to curb excesses (such as  unlimited tax-free industrial 
bonds), but the prevailing attitude in Washington is to allow the states 
full flexibility to enact incentive packages tailored to their economic 
development goals. 
 
Financial Incentives in Florida    
 
The state of Florida offers incentives in four categories: targeted 
industries, workforce training, road infrastructure, and special 
opportunities. Key features of these programs are reviewed below: 
 
Targeted industry incentives  
 
Qualified Target Industry Tax Refund (QTI) 
 
The QTI is a tool available to Florida communities to encourage quality 
job growth in targeted high-value added businesses. To qualify for the 
tax refund, businesses must serve multi-state and/or international 
markets, must be capable of locating in other states, and must show that 
the tax refund will make a material difference in the location decision.  
 
While retail activities, hotels, restaurants, utilities, and mining are 
statutorily excluded from the program, the approved list is remarkably 
broad. It includes manufacturing (15 major sectors), finance and 
insurance (4 major sectors), wholesale trade (one sub-sector), 
information (6 sectors), the professional, scientific & technical industry, 
management services, and administrative & support services (2 
sectors), as well as corporate headquarters. 
Pre-approved applicants who create employment in Florida generally 
receive tax refunds of $3,000 per job (or $6,000 per job in an enterprise 
zone or rural county) provided that the company pays at least 115% of 
the state, metropolitan area or local average wage rate and creates at 
least 10 new jobs, Firms paying 150% of the area’s average annual 
salary may add $1,000 per job; those paying 200% of the average may 
add $2,000 per job.  
 
The refund on taxes applies to corporate income, sales, ad valorem, 
intangible personal property, insurance premium, and certain other 
taxes. Applicants are limited to $5 million for all years and no more than 
25% of the refund may be taken in any fiscal year. Each QTI business 
must comply with contracted job creation schedules and wage levels 
before the refunds are paid or risk dismissal from the program, but 
exemptions are permitted in exceptional circumstances, including a new 
exemption for hurricane-affected businesses.    
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The city or county recommending the applicant for the incentive must 
provide a local match equaling 20% of the refund. (If the business is 
located in a rural county or a designated brownfield area, however, the 
firm may elect to be exempt from the local match and accept a refund of 
80% of the amount for which it would otherwise qualify.)  
 
To date, QTI has helped to induce about 300 Florida projects, has 
created more than 65,000 direct new jobs, and has attracted about $5 
billion in private investment. Some representative QTI deals are listed as 
follows: 
 
 
Applicant 

Project  
location  

Incentive 
package 

New  
Jobs 

General Electric Manatee County $1, 050,000   70 
Bass LLC Osceola County     $600,000 120 
PHH Mortgage Jacksonville Not specified 600 
Burger King Miami-Dade $8,000,000 700 
Genapol Collier County    $200,000 Unknown 
 
High Impact Performance Incentive Grant (HIPI)  
 
The HIPI is a negotiated incentive used to attract and expand major high 
impact facilities in Florida. Grants are provided to pre-approved 
applicants in designed high impact sectors (currently silicon technology, 
transportation equipment manufacturing, and biomedical technology).  
 
To qualify for HIPI, the business must create at least 100 jobs in the 
industry within a three-year period (or 75 new jobs if engaged in R&D). It 
must also make a cumulative investment of at least $100 million in three 
years (or $75 million if engaged in R&D). Grant funds, administered by 
the Governor’s Office of Tourism, Trade, and Economic Development 
(OTTED), are paid out as 50% at start-up and the balance upon all 
meeting terms of the agreement.  
 
Qualified Defense Contractor Tax Refund (QDC)  
 
The QDC is designed to preserve and expand high technology 
employment base. It gives Florida defense contractors a competitive 
edge in consolidating defense contracts, acquiring new contracts, or 
converting to civilian production.  
 
QDC refunds may be as much as $5,000 per job created or saved in 
Florida through: 
 

 Conversion of defense jobs to civilian production 
 

 Acquisition of a new defense contract 
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 Consolidation of a defense contract which results in at least a 

25% increase in Florida employment or a minimum of 80 jobs 
 

In 2003, the legislature added QDC refunds for contract and sub-
contracts approved by the U.S. Department of Homeland Security. While 
the Lower Keys do not presently have many defense or homeland security contractors, 
it may attract such firms in the future and, therefore, should be aware of the liberal 
QDC incentives that are available. 
 
Capital Investment Tax Credit (CITC)  
 
The CITC is designed to attract and expand capital-intensive industries, 
and it provides an annual credit for up to 20 years against the corporate 
income tax. Eligible projects are those engaged in biomedical 
technology, financial services, information technology, silicon 
technology, and transportation equipment manufacturing.  
 
Projects must create a minimum of 100 jobs and invest at least $25 
million in eligible capital costs. As defined, these eligible capital costs 
include all expenses incurred in the acquisition, construction, 
installation, and equipping from the beginning of construction to the 
commencement of operations. The amount of the credit is determined 
by the level of investment and the project’s Florida income tax liability for 
20 years following commencement of operations.  
 
Workforce training incentives 
 
Quick Response Training Incentives (QRT)  
 
The QRT is a customer-driven program designed to assist new value-
added businesses and provide existing Florida businesses with the 
necessary training for expansion. The program is customized, flexible, 
and responsive at individual company needs. It is supervised by 
Workforce Florida, Inc, an innovative private-public partnership for 
competitive workforce incentives. The Fund had $10 million available in 
2005-06 to secure major business expansions.   
 
In practice, a local training provider (an area technical center, a 
community college, or university) assists with the grant application and 
with the program development or delivery. If the company has a training 
program, a state trainer will manage it and serve as the fiscal agent for 
the grant funds.  
 
Rather than allocate funds directly to a school, however, Florida’s 
approach is reimburse the company for incurred training expenses, 
including instructor salaries, curriculum development, textbooks and 
manuals, and materials and supplies.   
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Incumbent Worker Training Program (IWT)  
 
The IWT provides classroom and on-the-job training to currently 
employed workers to keep the workforce competitive and to retain 
existing businesses in Florida. The program, which is available to all 
businesses that have been in operation for at least one year, is open to 
any company requiring such training assistance.  
 
Road Infrastructure Incentive 
 
Economic Development Transportation Fund 
 
Commonly known as the “Road Fund,” this program is an incentive tool 
designed to alleviate transportation problems that adversely impact a 
specific company’s location or expansion decision. These grants are 
limited to $2 million and are awarded by the state to the local 
government (not to the business) for public transportation facility 
improvements. The Fund had $4 million available in 2005-06.  
 
As an example, Columbia County was awarded $2 million to assist in 
the construction of a new road and rail spur to facilitate growth of New 
Millennium Building Systems, a manufacturer of steel joists and decking 
located at Lake City. The firm created 175 new jobs and invested $40 
million in the project.  
 
As another example, Amerikan started a 30-employee facility in Sebring 
(Highland County) with the help of infrastructure, road, and training 
grants from the state.  
 
Special Opportunity Incentives 
   
Rural Strategic Marketing Plan 
 
This plan is designed to encourage growth throughout the state by 
offering increased incentive awards and lower wage qualification 
thresholds in its rural counties. In total, 33 counties are designated as 
“rural areas of economic concern” to facilitate greater access to 
incentive programs. The state legislature appropriated $4 million for 
2005-06 rural infrastructure and community development.  
 
Urban Incentives  
 
The program offers increased incentive awards and lower wage 
qualification thresholds in many urban core/inner city areas that are 
experiencing conditions that adversely impact their economic vitality. 
About 40 areas have been designated for such incentives. 
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Military Incentives  
 
This program provided $7.4 million in 2005 for Defense Infrastructure 
Grants, Defense Reinvestment Grants, and initiatives of the Governor’s 
Advisory Council on Base Realignment and Closure.  
 
Brownfield Redevelopment Bonus Refund  
 
The Bonus refund program is available to encourage businesses that 
locate in Brownfield sites, which are generally abandoned, idle, or 
underutilized industrial or commercial land parcels due to actual or 
perceived environmental contamination. Approved applicants receive 
tax refunds of $2,500 for each job created, as well as voluntary cleanup 
tax credits, technical assistance, and liability protection.  
 
The state has more than 100 Brownfields areas, including 18 areas 
added in 2004. The program has resulted in almost 4,500 direct new 
jobs, nearly 3,000 indirect jobs, and about $400 million in investments.  
 
As an example, the mortgage company Taylor, Bean, & Whitaker 
expanded in a Brownfield area at Ocala. The firm invested $4.7 million 
and created more than 100 new jobs. 
 
Florida Enterprise Zone Program  
 
This program offers various state tax incentives to businesses located 
within designated enterprise zones. (In addition, local governments may 
also offer their own incentives and may encourage banks to offer loans.) 
To be eligible, the business must create at least one new job, and these 
credits can be quite extensive: 
Title of 
 program 

Type of  
enterprise area 

 
Incentive 

Jobs tax credit (sales 
tax) 

Rural 30% or 45% of wages 

 Urban 20% or 30% of wages 
Jobs tax credit 
(corporate income) 

Rural 30% or 45% of wages 

 Urban 15% or 20% of wages 
Business equipment 
sales tax refund 

Rural and urban If used for at least 3 
years 

Building materials 
sales tax refund 

Rural and urban Rehabilitation materials 

Property tax credit 
(corporate income tax) 

Rural and urban 96% of ad valorem 
taxes 

Electric energy sales 
tax credit 

Rural and urban 50% of electric bill 

Community Rural and urban 50% of state corporate 
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contribution tax credit income tax, insurance 
premium tax, or sales 
tax refund for donations 
to local community 
development projects  

 
Florida was a pioneer in the creation of enterprise zones in 1982, and 
the state currently has 55 zones, including 3 federal enterprise 
communities, 2 federal empowerment zones, 27 rural enterprise zones, 
and 28 urban enterprise zones. The state’s enterprise zones are subject 
to periodic change in qualifications and boundaries. (As recently as mid-
2005, a bill was signed that allowed Sumter County, Indian River 
County, and Lakeland to apply for zone designation.) 
 
According to the latest available data, the following activity levels were 
reported in 2003 for the state’s enterprise zones—the ninth full year of 
the revised program:  
 

 3,241 new businesses moved into or were created in the zones  
 7,702 new jobs were created  
 6,429 businesses received technical assistance 
 $41,740,443 state and local incentives were awarded  

 
The Florida Enterprise Zone Act of 1994 had called for repeal by the end 
of 2005, unless extended by the legislature. In its 2005 session, the 
legislature approved HB 1725 (Chapter 2005-287) which extended the 
program, with minor revisions, for 10 years until December 31, 2015.  
  

 Task 2.a.2 – Next steps 
 
1. Assure availability of the Qualified Target Industry Tax Refund 
(QTI) 
 
The state’s approved list for QTI is remarkable broad and would appear 
to cover some of the selected clusters for the Lower Keys listed in Task 
1.c. However, the area’ two dominant industries of accommodations and 
food service (36% of total jobs) and retail trade (20.4%) are statutorily 
excluded from the program. Administrative agreement should be 
obtained (in advance) indicating that each of the industries in other 
selected clusters will qualify for consideration. Prospective investors 
then can be assured that they will be eligible for tax refunds of $3,000 
per new employee if they create at least 10 new jobs and meet other 
basic criteria.  
 
Under provisions of QTI, the county or city is expected to provide a local 
match of 20% of the refund. Prior to launching of marketing efforts, 
therefore, Monroe County and the City of Key West must signal, by 
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referendum, their intent to provide the mandatory local match. 
Otherwise, QTI refunds will be limited to 80%. 
 
2.  Apply a more pro-active approach to workforce training 
 
The state’s Quick Response Training Initiative (QRT) is designed to 
respond to a new or expanding company’s needs by reimbursing its 
training expenses. This is a re-active approach to workforce training that 
precludes advance development of skills in support economic 
development efforts. Similarly, the state’s Incumbent Worker Training 
Program (IWT) will help to upgrade skills, but only if the business has 
been in place for at least one year.  By contrast, several competitive 
states fund their training programs with direct grants to schools and are 
pro-actively equipping their workforce to meet projected demands. 
 
While the state’s manpower agencies have projected Florida’s future 
occupational needs, QRT and IWT make no attempt to fill this pipeline. 
Accordingly, the Lower Keys should consider local sponsorship of a 
training program to support the clusters and their component industries. 
(Additional details on the program will be discussed under “Workforce 
Development.”) 
 
3.  Participate in the Florida Enterprise Zone Program 
 
The state has 55 enterprise zones, but Monroe County has none. The 
program offers tax refunds of $6,000 per net new job to a qualified 
employer locating in an enterprise zone and provides significant job 
credits against sales taxes and state corporate income taxes, as well as 
credits against business equipment sales taxes, business material sales 
taxes, property taxes, electric energy, and community contributions. 
Accordingly, the program offers considerable attraction for prospective 
investors. 
 
The Office of Tourism, Trade, and Economic Development (OTTED) will 
be announcing a community application process this year to name one 
new urban enterprise zone and one new rural enterprise zone. The 
Lower Keys should consider applying for an EZ zone designation as 
soon as possible.   
 
4.  Waive requirements to qualify for incentives in the Lower Keys 
 
Since the Lower Keys represent a small economy that is geographically 
separated from the mainland, appeal should be made to the Florida 
legislature to liberalize rules in recognition of the area’s special needs. 
For example, QTI should be made available to firms that add five 
employees, rather than at least 10 as now required for qualification. 
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Task 2.a.3 – Workforce Development and Employee 
Training 
 
Employee training has been central to federal employment policy since 
1982 when Congress passed the Job Training Partnership Act (JTPA). It 
was taken a step further in 1998 when the Workforce Investment Act 
(WIA) extended training to higher-income workers. Preparing the 
population with the basics for employee training is inherent in the most 
recent “No Child Left Behind Act.”   
  
But training for what?   
 
Spot shortages certainly will develop among specific skills from time to 
time, and currently there is an acknowledged nationwide need for 
registered nurses. But, the reality is that many Americans already have 
more skill than their jobs require. These so-called “underemployed” 
persons are actually working, but not at their desired capacity in terms of 
earnings, hours, or level of education and experience. While not 
technically unemployed, they directly compete with the jobless for locally 
available positions.   
 
Although the national unemployment rate is declining, the types of jobs 
being created are rather disappointing. An estimated 55% of new hires 
receive wages below $13.25 per hour or $27,600 per year. This 
threshold wage is important. According to HUD, it represents the income 
that a family of four must have to maintain a standard of living minimally 
above the poverty level. 
 
In 2004, more than 45% of the nation’s workers, regardless of skill, were 
earning less than $13.25 per hour. But lack of skills and education 
cannot be holding down wages for nearly half of the U.S. workforce. 
Rather, it is the oversupply of skilled workers that is driving people to 
take jobs beneath their capabilities and simultaneously driving down the 
pay their skills should be able to command.   
 
This problem is particularly prevalent among college-educated people, 
who now make up almost 30% of the population 25 years and older (up 
from 10% in the 1960s). The number of jobs that require a bachelor’s 
degree is growing, but more slowly than the number of graduates. As a 
result, they often find themselves working below their educational 
qualifications in sales, office administration, hotels and restaurants, or 
becoming flight attendants or word processors. 
 
In stark contrast to the observed inefficient uses of our human 
resources, remarkable success can be achieved when economic 
development agencies and educators act in tandem to prepare the 
population with the emerging skill sets needed to support targeted 
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industries. As one astounded vocational counselor remarked, “At last we 
know what to train for!”  
 
The Florida Situation 
 
According to the Florida Labor Market Statistics, the following 10 
occupations (ranked by increase in number of jobs) are expected to gain 
the most employment in the state between 2004 and 2012. Despite the 
agency’s chartered focus on workforce innovation, it is discouraging to 
find that nine of these occupations (representing 87% of the total 
projected 274,898 job gain), currently have mean wages in Florida 
below the $13.25 near-poverty threshold: 
 
Florida occupations gaining the most jobs, 2004-2012 and mean wage 
in 2005 

Occupation 2004 2012 Increase 

Mean 
wage 
($/hr.) 

Registered nurse 140,279 175,533 35,254 25.57 
Retail salesperson 279,182 314,277 35,095 11.88 
Waiter/waitress 162,033 195,986 33,953 7.95 
Customer service 
representative 

140,312 172,583 32,271 12.96 

Food preparer and server 142,304 172,302 29,998 8.70 
Landscaping worker 106,830 130,629 23,799 9.82 
Office clerk, general 196,812 219,833 23,021 10.89 
Receptionist 84,650 105,654 21,004 10.27 
Cashier 206,450 227,218 20,768 8.07 
Construction laborer 72,219 91,354 19,135 11.01 
Data: Florida Agency for Workforce Innovation, Labor Market Statistics; 
U.S. Department of Labor, Bureau of Labor Statistics 
 
More encouraging earnings patterns are found among the 10 most 
rapidly growing occupations in the state. These leading growth 
occupations (ranked by percent of growth) will be adding a total of only 
51,887 jobs in the period, but 59% will be paying Florida mean wages 
above the $13.25 threshold wage: 
 
Florida fast-growth occupations, 2004-2012 and mean wages in 2005 

Occupation 2004 2012 Increase % gain

Mean 
wage 
($/hr) 

Medical assistant 28,576 40,658 12,082 42.3 11.86 
Network system 
analyst 

15,950 22,248 6,298 39.5 26.57 

Medical records 
technician 

11,310 15,592 4,282 37.9 13.50 
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Florida fast-growth occupations, 2004-2012 and mean wages in 2005 – 
cont’d. 

Occupation 2004 2012 Increase % gain

Mean 
wage 
($/hr) 

Home health care aide 26,976 36,427 9,451 35.0 9.24 
Personal financial 
advisor 

11,908 16,040 4,132 34.7 33.82 

Tile and marble setter 5,468 7,315 1,847 33.8 15.66 

Occupation 2004 2012 Increase % gain

Mean 
wage 
($/hr) 

Kindergarten teacher 10,935 14,592 3,657 33.4 20.67 
Database administrator 5,211 6,653 1,742 33.4 27.62 
Fitness trainer 10,481 13,906 3,425 32.7 14.35 
Public relations 
specialist 

15,269 20,240 4,971 32.6 22.15 

Data: Florida Agency for Workforce Innovation, Labor Market Statistics; 
U.S. Department of Labor, Bureau of Labor Statistics; DCG Corplan 
 
The Lower Keys Situation 
 
In 2003, the U.S. Census Bureau began to provide MSA Business 
Pattern data for the newly created Micropolitan Statistical Areas, 
including Key West-Marathon, which corresponds to Monroe County. 
The first quarter of 2003 showed total covered employment of 32,196 in 
the area, increasing about 1% to 32,471 for first quarter of 2004 (latest 
available published data). 
 
The following tabulation lists 2004 employment data for the Key West-
Marathon Micropolitan Area by NAICS two-digit industry code, percent 
of total jobs in the area, and computed average hourly earnings.  
 
On average, employed persons in Key West-Marathon were earning 
$11.52 per hour and 71.1% were earning less than $13.25, the 
threshold for supporting a family of four with a standard of living 
marginally above poverty level.  
 
As indicated, three leading industries account for almost two-thirds of 
total covered employment: Accommodation and Food Services (36.0%), 
Retail Trade (24.4%), and Health Care and Social Assistance (8.1%).    
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2004 MSA Business Patterns (NAICS) for Key West-Marathon 
Micropolitan Area  
Industry 
Code 

Industry code 
Description 

No. of 
employees 

Percent of 
total 

Average 
wage 

 Total   32,471 100.0 11.52 
11 Forestry, fishing          65     0.2 14.42 
21 Mining       0-19     0.0 (d) 
22 Utilities 100-279     0.5 (d) 
23 Construction     1,804     5.6 13.79 
31 Manufacturing        328     1.0 13.27 
42 Wholesale Trade        502     1.5 15.90 
44 Retail Trade     6,616   20.4 10.04 
48 Transportation and 

Warehousing 
    1,017     3.1 11.69 

51 Information        488     1.5 18.73 
52 Finance and 

Insurance 
    1,031     3.2 21.09 

53 Real Estate and 
Rental and 
Leasing 

       967     3.0 13.27 

54 Professional, 
Scientific, and 
Technical Services

    1,326     4.1 16.81 

55 Management of 
Companies and 
Enterprises 

         95     0.3 25.50 

56 Administrative 
Support and 
Waste 
Management  

       935     2.9 12.55 

61 Educational 
Services 

       229     0.7 12.60 

62 Health Care and 
Social Assistance 

    2,638     8.1 16.58 

71 Arts, 
Entertainment, and 
Recreation 

    1,093     3.4 10.21 

72 Accommodation 
and Food Services 

  11,690   36.0 8.70 

81 Other Services     1,488     4.6 9.53 
99 Unclassified     20-99     0.2 (d) 
(d) Not disclosed  
Bold type indicates average wage below threshold of $13.25 per hour  
Data: Census Bureau; DCG Corplan Consulting 
 
The Census Bureau also provides total employment and earnings data 
for five-digit Zip code areas between 1998 and 2003. These statistics 
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indicate that Lower Keys (comprised of three Zip code areas) 
represented 16,894 covered workers or about 52% of the total 32,196 
for Key West-Marathon MIcropolitan Statistical Area in 2003. The area 
showed a 1% decline in employment from its pre-recession peak in 
2000, and computed average earnings were $10.42 per hour.   
 
Employment trend in Lower Keys: 1998 to 2003 
 Zip 33040 

(Key West) 
Zip 33042 
(Summerland 
Key) 

Zip 33043 
(Big Pine 
Key) 

Total in Lower 
Keys 

2003 14,912 842 1,140 16,894 
2002 14,816 845 1,123 16,784 
2001 14,868 744 1,197 16,803 
2000 15,133 736 1,212 17,081 
1999 14,871 749 1,193 16,813 
1998 14,989 744 1,186 16,919 
Bold = Peak employment 
Data: Census Bureau 
 
Workforce Development in the Lower Keys 
 
The civilian labor force in the Lower Keys is estimated at 25,514 
residents and only 842 or 3.3% are unemployed (see Task 1.a for more 
detail.) 
 
Under the circumstances, near-term development of the workforce 
should concentrate on the identified clusters in Task 1.c., with each of 
these clusters having the potential to create at least 50 new jobs in the 
Lower Keys within the next three to five years. Anticipated occupational 
“gaps” to be filled by training or re-training are as follows: 
 
Clusters, component industries, new jobs, and workforce training needs 
Cluster  Industry Anticipated 

new jobs  
Workforce 
training or re-
training needs   

A – Professional 
, scientific, and 
technical 
services 

Accounting, tax 
preparation, 
bookkeeping and 
payroll service 

80 Junior 
accountants 
Bookkeeping 
clerks 
Payroll clerks 

 Architecture, 
engineering and 
related services 

30 Junior architects 
Engineering 
technicians 
Drafters 
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Cluster  Industry Anticipated 
new jobs  

Workforce 
training or re-
training needs   

B – 
Accommodation 
and food 
services 

Traveler 
accommodations 

200 Customer 
service reps 
 

 Full service 
restaurants 

300 Chefs 
Chef Assistants 

C – Health care 
and social 
assistance 

General medical 
and surgical 
hospitals 

100 Medical care 
specialists 
Medical 
assistants 

 Outpatient care 
centers 

20 Paramedics  

D – 
Transportation 
and warehousing

Reservations 
center 

100 Customer 
service reps 
Credit advisors  

 Boat repair 50 Marine 
mechanics  
Welders 

E – Arts, 
entertainment, 
and recreation 

Water-oriented 
theme 
entertainment 

80 Scuba divers 
Catalog 
assistants 

 Aquarium (plus 
construction) 

550 Marine biology 
assistants 

 Saltwater fly fishing 40 Instructors 
F – Finance and 
insurance 

Credit cards 100 Customer 
service reps 
Key entry 
operators 
General clerks 

 Insurance carriers 150 Customer 
service reps 
Claims clerks 
General clerks  

G – Educational 
services 

Cooking school 30 Chefs 
Instructors 

 Writing school 20 Editors and 
writers  
Instructors   

H – Real estate 
and leasing 

Real estate 
management 

50 Real estate 
specialists 
Bookkeeping 
clerks 

Total  1,900  
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Employee Training in the Lower Keys 
 
While another section of this task covers detailed information on 
educational facilities, opportunities for employee training in the Lower 
Keys can be summarized as follows: 
 
The Monroe County School District, based in Key West, operates total 
of 25 educational facilities and a PK-12 enrollment of 8,587. But, it does 
not have an adult school or a vocational training center; rather, the 
Lower Keys area depends upon the Florida Keys Community College for 
workforce training.  
 
Florida Keys Community College (at Stock Island) has an enrollment of 
almost 3,900 and has a full-time faculty of 31. It offers completion 
awards as Associate in Arts, Associate in Applied Science, Associate in 
Science, Adult Vocational Certificate, Post Secondary Vocational 
Certificate, or an Advanced Technical Diploma.   
 
The state’s Quick Response Training Initiatives (QRT) and Incumbent 
Worker Training Program (IWT) can utilize FKCC for development and 
delivery of training for employees of expanding firms. 
 

 Task 2.a.3 – Next steps 
 
1.  Establish an apprenticeship program 
 
Local firms report difficulty retaining employees, but do not qualify for 
QRT or ITW training funds because they are not expanding. Moreover, 
training programs for these skills may not be offered at FKCC. 
Accordingly, a formal apprenticeship program should be established 
among existing employers to help maintain job stability.   
 
Special attention is directed to the “flexicurity” apprenticeship program 
developed by Denmark. In essence, the employer is encouraged 
(though state-paid wage subsidies) to hire two on-the-job trainees 
instead of attempting to recruit one expensive veteran. This innovative 
program assures the employer that retiring workers or those leaving the 
area will be replaceable within a reasonable time frame. 
 
2.  Seek to expand use of QRT 
 
Workforce Florida must be encouraged to become more pro-active, by 
providing funds for advance training of skills required by the targeted 
clusters and their component industries.  
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This training effort could then proceed in tandem with marketing to those 
prospects. As a smaller economy, the Lower Keys should seek 
exemption from the minimum of 10 new jobs to qualify for QRT. 
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Task 2.a.4 – Private Sector Loans and Venture Capital 
Networks 
 
Start-up ventures are typically capitalized by funds provided by the 
entrepreneur, family, or friends. While these investors expect the 
venture to be successful, they recognize that their funds are “at risk” and 
subject to loss if the venture were to fail. 
 
Young companies are often unable to reach the next level without more 
capital but may not be ready to approach venture capitalists. 
Accordingly, they may turn to “angel” investors for such funding. Broadly 
defined, angel investors are high net-worth individuals who invest in 
entrepreneurial companies at an early stage. These wealthy individuals 
provide cash, typically investing small amounts and taking equity in 
return. Average investments are about $175,000 but range from 
$50,000 to $1,500,000.    
 
Some angel investors are members of angel groups, allowing them to 
increase access to investment opportunities and offering potential of 
investing jointly with other angels to hedge their risk. Tapping into these 
networks is one way to start finding investors and Florida has three such 
organizations:  
 

 Emergent Growth Fund (Gainesville) 
 Florida Angel Investors (Miami)  
 Startup Florida (Sarasota) 

 
In the selection process, investors should be sought who can contribute 
significant experience, knowledge and networking opportunities, in 
addition to the cash needed to grow the business. 
 
Bank loans 
 
As the firm’s operations expand, banks will have an increasingly 
important role by providing funds for growth and working capital. Banks 
may approve commercial loans and mortgages, extend a line of credit, 
or factor the firm’s receivables as collateral. (While these loan 
instruments may require stricter financial controls, banks usually do not 
get directly involved in the borrower’s business planning or management 
strategy.)    
 
For small business loans, the commercial lending officer at a local 
community bank is the best source. For loans of $250,000 or more, 
however, a large commercial bank will be more appropriate.  
 
Florida is home to 260 banks with $49.8 billion in deposits; 45 FDIC-
insured savings institutions with $17.9 billion in deposits; 246 credit 
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unions with $22.2 billion in deposits; and 102 financial institutions 
providing international banking services such as letters of credit, 
currency exchange, and trade-related loans.  
 
Hedge funds 
 
Cash-rich hedge funds are emerging as an alternative funding source 
for young companies. Hedge funds currently have an estimated $1.5 
trillion under management worldwide (compared with $261 billion for 
venture capital firms in the U.S.) and are mainly trying to deploy these 
enormous sums and diversify their investments.  
 
For private companies, hedge-fund investments can be quite alluring. 
These funds can make investments in individual firms ranging up to $30 
million and may take an equity stake or provide financing in the form of 
loans or special debt securities. Because the hedge funds make so 
many more investments than venture capitalists, they can offer capital at 
attractive prices and don’t depend as much on outsized returns to make 
up for failures among smaller companies. Moreover, hedge-fund 
managers have a reputation for making investment decisions quickly, 
another plus for private firms anxious for access to cash.  
 
Still, hedge funds generally have little experience in dealing with small 
firms, which often need nurturing to succeed. While venture capitalists 
wait to take profits though an IPO or sale of the company, hedge funds 
prefer to take profits annually based upon estimated gains. Having debt 
on the books can be make it more difficult to attract other investors if the 
firm does not perform as expected.  
 
Venture Capital Networks 
 
Venture capital-backed companies represent important economic 
growth and diversification opportunities since most of these firms 
operate in high technology sectors that are emerging as the industries of 
the future. Moreover, within five years after startup, the typical venture-
backed company exhibits the following enviable characteristics: 
 

 Sales volume growth of 67% per year 
 

 Average employment of 99 persons per establishment, or almost 
double the average number in non-venture-backed firms 

 
 Producing new jobs at a rate of 40% per year 

 
 Creating high-quality skilled positions at a rate four times faster 

than the  general economy 
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This dramatic impact of venture capital investments on the economy is 
clearly demonstrated in a sector-by-sector comparison of employment 
between 2000 and 2003 for venture-backed companies versus general 
employment growth in the nation: 
 
 
 
Industry 

VC 
employment 
growth (%) 

Total 
employment 
growth (%) 

Biotechnology 23   5 
Business/financial   4  -1 
Communications   5 -18 
Computer hardware and services -1 -14 
Computer software 17  -8 
Healthcare products 16  -2 
Healthcare services 10   9 
Industrial/energy   1  -9 
Retailing and media  12  -1 
Semiconductors -10 -26 
 Total    7  -2 
Data: National Venture Capital Association (Venture Impact 2004) 
 
From 1970 through 2003, the VC industry invested a total of $338.5 
billion in 26,494 companies. But, the industry can be quite cyclical, and it 
experienced three consecutive years of decline following the dot.com 
bust in 2000. In 2004, investments of the industry recovered sharply to 
$21.7 billion and are expected to exceed $22 billion in 2006.  
 
Funding and organization of venture capital firms 
 
Venture capital firms generally are private partnerships or closely held 
corporations that are funded by private and public pension funds, 
endowment funds, foundations, corporations, wealthy individuals, 
foreign investors, and/or  the venture capital firms themselves. 
Essentially, they provide the funding for entrepreneurial companies that 
do not have the size, assets, and operating histories required to obtain 
capital from traditional sources. 
 
In exchange for their capital, the private equity venture capitalists are 
awarded a percentage ownership in the firm. Far from being passive 
financiers, however, they become active board members and foster 
growth of portfolio companies through their hands-on involvement in 
management, strategic planning and marketing.  
 
Typically, the general partner invests no more than 1% of the total 
capital and individual passive investors provide the balance. Investors 
are “at risk” and share pro-rata in the return (as well as in the loss). After 
return of the original capital to investors, the general partner expects to 
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be paid 20% of accrued profits as an incentive. The general partner also 
may receive an annual management fee equal to 2.5% of the total 
capital investment for the life of the fund—usually 10 years. In 
successful ventures, the general partner can expect to profit 
handsomely by either floating an initial public offering (IPO) or having 
the firm acquired by a larger company. 
 
Venture capital in Florida 
 
Venture capital investment in Florida reached a peak of $2.5 billion 
during the dot.com boom years, but annual investments in the state 
have since declined precipitously to only $318 million in 2004 (the latest 
available data). Although U.S. venture capital investment is currently 
approaching record levels, Florida has yet to benefit from this upturn:   
 

 As a ratio of total U.S. venture capital investments, the state 
dropped from 3.5% in 2000 to less than 1.5% in 2004.  

 
 In 2004, Florida’s VC investments amounted to only $42 per non-

farm worker, comparing unfavorably with the U.S. average of 
$163. 

 
 Based upon 2003 reports, Florida ranked 11th for total 

employment in capital-backed firms headquartered in the state, 
gaining only 2% over its job level in 2000. (The neighboring state 
of Georgia ranked 5th and had added 20%.) 

 
 Florida ranked 9th place for total sales by capital backed firms 

headquartered in the state in 2003, gaining only 8% over its level 
in 2000. (The neighboring state of Georgia ranked 6th and had 
added 24%.)    

 
Clearly, the state’s venture capital industry is still evolving. Among its 27 
identified VC firms, 70% are clustered in the Tampa, Miami, and West 
Palm Beach metropolitan areas: 
 
Metropolitan area Number of VC firms 
Tampa-St. Petersburg-Clearwater 7 
Miami-Ft. Lauderdale 7 
Boca Raton-West Palm Beach 5 
Orlando 3 
Jacksonville 2 
Ft. Myers 1 
Naples 1 
Sarasota-Bradenton 1 
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Published data on the portfolios of these Florida VC firms shows they 
have made sizable investments throughout the nation and fund a broad 
spectrum of economic sectors. Their portfolio holdings within the state, 
however, tend to be focused on smaller companies, particularly those 
that can be readily supervised from the VC firm’s office.    
 
State-supported program 
 
In 1998 (prior to the heady, and ultimately unsustainable, dot.com boom 
of 1999-2000), the Florida Legislature passed the Certified Capital 
Company Act (Section 288.99 Florida Statutes) to stimulate an increase 
in venture capital investments in the state. Similar to earlier legislation in 
Louisiana, the CAPCO program provided tax credits to insurance 
companies that invest in certified venture capital companies in the state. 
CAPCOs would be permitted to invest in Florida-based, early-stage 
technology companies that might ordinarily have difficulty attracting 
capital.  
 
The initial legislation allocated $150 million in tax credits, and Florida 
was among only a handful of states had adopted and implemented the 
CAPCO concept by 2001: 
 
State CAPCO tax credit commitment 
Louisiana $   630,000,000 
New York $   280,000,000 
Florida $   150,000,000 
Missouri $   140,000,000 
Wisconsin $     50,000,000 
  Total $1,250,000,000 
   
In subsequent years, another four states and the District of Columbia 
adopted the CAPCO model, but 18 other state legislatures rejected it, 
for cause:  
 

1. Unlike a traditional venture capital partnership in which 
investments from large institutions or wealthy individuals are fully 
at risk, CAPCOs are funded almost entirely by debt.  

 
2. As an incentive for lending 99%-100% of the total capitalization of 

the CAPCOs, insurance companies are granted valuable tax 
credits against their premium taxes at 10% of the loan every year 
for ten years. These loans are virtually risk free, since the 
statutes guarantee repayment of 100% of the principal at maturity 
along with a high rate of interest for the life of the loan. 

 
3. The CAPCO typically assures this return by holding 40% of the 

original capital in low risk instruments (doubling over present 

Task 2.a – Page 32 of 63  DCG Corplan Consulting LLC 



 

Economic 
Diversification 

Advance Planning  
for Monroe Cnty, FL 

EOG-RFP-260 

 

 

value over 10 years) and loaning out 60% to short-term low-risk 
ventures. When 100% of certified capital has been invested in 
qualified businesses, distribution made of the original capital, the 
CAPCO is de-regulated, and the investors receive handsome 
profits.  

 
4. The CAPCO is paid a management fee regardless of the success 

or failure of the venture. 
 
5. The state absorbs all of the risk while the CAPCO has no 

comparable obligation, such as a job-creation requirement.   
 
Florida’s program has been subject to extensive criticism and calls for 
repeal. Only three certified CAPCOs were able to raise the required $15 
million in commitments from insurance companies by the deadline, and 
a total of $150 million in tax credits were allocated among them on a pro 
rata basis. As claimed by critics of the program, these three firms 
received $75 million in profits despite a decline of 174 jobs among their 
portfolio companies. The legislature authorized the second phase of the 
program in 2002 but did not appropriate money to pay for it. One 
qualified CAPCO firm has threatened a lawsuit if the state does not 
allocate another $150 million in tax credits.  
 

 Task 2.a.4 – Next steps 
 
1. Cultivate relationships with venture capital firms in south Florida 
 
As identified in Task 1, the Lower Keys area offers unique opportunities 
to diversify its economy with new job-creating opportunities. For the 
most part, these will be early-stage developments that do not have the 
size, assets, and operating histories required to obtain capital from 
traditional sources. Their success, therefore, may well depend upon 
their ability to obtain funding from the highly competitive venture capital 
arena. A review of the 27 venture capital companies operating in Florida 
shows that their in-state portfolios tend to focus on smaller firms that can 
be easily supervised from their local offices. Seven of these VC offices 
are concentrated in Miami-Fort Lauderdale and other five are located in 
the Boca Raton-West Palm Beach area. Close relationships should be 
established with these south Florida companies to acquaint them with 
the selected clusters and VC opportunities in the Lower Keys.  
 
2.  Improve CAPCO funding 
 
The state should be urged to expand the CAPCO model to assist the 
Lower Keys in attracting more venture capital. However, the program 
also needs to be improved, as follows: 
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 Centralize control in a single agency 
 Eliminate restrictions on the size of the portfolio or earnings 

expectations 
 Limit the interest rate paid to insurance companies 
 Modify the fund-raising experience prerequisite 
 Utilize professional services to select advisors and managers 
 Limit fees to 2.5% per year of committed capital plus 20% of 

profits 
 Monitor the CAPCO for performance 
 Distribute profits to the state in a revolving fund for future 

investments 
 Require that CAPCO funding must result in job creation 
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Task 2.a.5 – Affordable Housing 
 
In yr. 2000, the Monroe County median household income was $42,783.  
By 2004, that figure had risen to $57,200, or a 35% increase in just four 
years.  What belies this factor is the influx of wealthy retirees and 
resulting skewing of economic statistics.  Not withstanding, single family 
house values in the Lower Keys underwent a 199% change in the 2000-
2004 period, and a 283% five-year jump in Key West as illustrated by 
the chart below reprised from Task One: 
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If these trends were to continue abated, DCG Corplan estimates that the 
three Lower Key’s zip code would present the following economic 
picture: 
 

Zip PO Name 

Est.  2010 
Median Income 

per hhld $ 
2010 Median 
Home Price $ 

33040 Key West 178,339     994,062 
33042 Summerland Key 221,394 1,009,538 
33043 Big Pine Key 163,721     635,856 

 
Families would be forced to generate dramatic increases in household 
incomes to support the escalating property values, or, conversely, pool 
incomes from many related or non-related cohabitants to support 
monthly housing costs.  It is certain that co-assignment of mortgages 
would be required to meet such a burden, an arrangement not viewed 
favorably by financial institutions.  In reality, workers in the Lower Keys 
and Monroe County have not witnessed corresponding growth in 
salaries, as shown in the accompanying table: 
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 Total Employment 
Annual 

Earnings $ 
Average 

Earnings $ 
2003 32,196 735,989,000 22,860 
2002 31,585 714,233,000 22,613 
2001 32,202 732,611,000 22,750 
2000 32,364 723,854,000 22,366 
1999 32,619 669,999,000 20,540 
1998 32,132 632,920,000 20,540 

Source: US Census, County Business Patterns, Monroe County, FL 
 
The availability of affordable housing for the Lower Keys workforce is in 
jeopardy, further impacted by environmental and evacuation policies 
that must be addressed before wholesale flight of needed support 
personnel leads to eventual market failure. 
 
2.a.5(1) – ROGO and the Carrying Capacity Report 
 
Monroe County’s Rate of Growth Ordinance (ROGO) was developed 
largely from the results of the 2003 Florida Keys Carrying Capacity 
Study Implementation report.  The study evaluated the ecosystem and 
concluded that the Keys were an area of Critical Concern and warranted 
the County’s establishment of development controls to further protect 
the environment and maintain the level of hurricane evacuation currently 
in place, thus recommending only slight annual population increases. 
 
Accordingly, the Lower Keys are afforded only 115 yearly permits that 
must include affordable housing units.  The loopholes in the ROGO 
points allocation process is precluding most lower-earning families from 
securing building permits or for affordable housing developers from 
assembling enough parcels for viable housing projects.  Halting the 
abuses inherent in this system will help in the development of affordable 
housing, but it is not enough. 
 
The City of Key West has indicated that there is an immediate need for 
several thousand affordable housing units, and that up to 95% of 
working people in the city were unable to purchase a home in 2005.  
Key West has acknowledged the dilemma through recently enacted 
zoning ordinance amendments that propose standards for workforce 
housing development that may ease the situation somewhat. 
 
While the Carrying Capacity study has helped to protect the 
environment, its implementation through ROGO has resulted in forcing 
thousands of residents toward the inevitable relocation to the mainland. 
Added to the housing costs crisis is the wind insurance rate hike that will 
even further propel the low and even moderate earner exodus from the 
Lower Keys. 
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But what’s to be done? 
 
Hurricane evacuation 
 
A central theme in the Carrying Capacity report is the ability of Key’s 
residents to be able to safely evacuate to the Florida mainland.  But in 
reality, commonly accepted opinion indicates that only about 10% of 
inhabitants in Key West actually elect to leave.  It is likely that the 
“hunker down and ride it out” attitude is prevalent throughout the rest of 
the Keys as well. 
 
Rather than combat this trend, what’s needed is to accommodate 
residents in 100% capacity at Category Five protection hurricane 
shelters in central locations throughout the Florida Keys 
 
For the Lower Keys, this would mean a structure capable of supporting 
nearly 42,000 residents.  Based on the space standards developed for 
the 2006 Florida Governor’s Hurricane Conference, a total of about 1.7 
million square feet may be necessary (40 square feet per person for 
sleeping accommodations).  Assuming the suitability of two-story 
buildings, a site of about 70 acres would be needed (20 acres for the 
shelter structure or structures, and 50 acres for parking).  Clearly, a Key 
West location would be difficult if not impossible to achieve.  
 
However, a potential location may be available in Boca Chica.  Real 
estate development on this island is primarily dictated by the US Navy’s 
security needs, and the flight path and acoustic corridors of jet fighter 
operations.  The actual property use is low-intensive, mostly with runway 
and aprons, plus some auxiliary buildings, parking and recreational 
areas.   
 
As shown in the 
accompanying graphic, 
available acreage is 
somewhat plentiful, with the 
potential absorption of existing 
Navy facilities into the shelter 
development itself.  The blue 
area represents the overall 70 
acres needed, however, the 
parking need could ostensibly 
be met through us of the non-
active runway or apron areas.  
 
The basic question is how to 
finance and operate a large 
facility that will remain essentially
One possibility is to construct the

DCG Corplan Consulting LLC 
 “dark” during non-hurricane months.  
 shelter as a warehouse for food and 
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emergency stores that the Navy and the Lower Keys could use in case 
of such an emergency, and the possibility that the warehouse would be 
making room for incoming evacuees as plywood, sandbags, water, 
batteries, etc. are pre-distributed before they are needed. 
 
Lessons learned from Hurricane Katrina and the Gulf Coast could be 
exactly what the Lower Keys need should prediction of even more active 
hurricane seasons ahead be born out. 
 
If the Navy is unable to release part of the Boca Chica installation for 
emergency shelter and other smaller locations throughout the Keys are 
unavailable, a single large parcel would be necessary.  A possible 
concept is a shelter development at the airport at Marathon.  This field is 
only just operating at break-even, and its 7,000-foot runway is overly 
large for the smaller aircraft operating there.  
 
Monroe County should examine the possibility of a single shelter for 
75,000 persons that would serve all of the Florida Keys. Up to 3 million 
square feet would be required for a single Keys hurricane shelter, but 
the alternate uses for the structure could include sports, exposition, 
music, cultural, or other civic uses that could be utilized by a population 
base of this size.  The airport itself could be furloughed, or reduced in 
size and scope to executive jet helicopter or small fixed-wing private 
aviation.  A feasibility study and cost-benefit analysis is necessary to 
further promote the concept, however, amortized development for 
hurricane preparedness should far outweigh disaster relief emergency 
spending by the County, State or Federal government. 
 
Impacts on Affordable Housing 
 
A secondary theme in the Carrying Capacity study is the pressing need 
to develop affordable housing.  While ROGO was developed partly in 
response to this initiative, it appears that the ordinance is more closely 
aligned with environmental rather than economic considerations.  DCG 
Corplan suggests that a new interpretation of ROGO is required, one 
that evaluates the potential effects of dramatic population loss (see Task 
2.a.1) on governmental funding capacities. 
 
The development of hurricane shelters throughout Monroe County 
would essentially alleviate much of the burdensome evacuation 
requirements imposed in these programs, and provide additional lands 
that the workforce is seeking for new home developments. Although the 
threat to the environment is not yet lifted, one of the hurdles to solving 
the housing crisis is within reach.   
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2.a.5(2) Workforce High Density Infill Housing (WHDIH) 
 
With an amendment to ROGO possible, at least on the mandatory 
evacuation level, the issue of affordable housing development then 
hinges on satisfying environmental restrictions.  An answer may be 
found by examining a common house type prevalent throughout the 
Keys. Pictured below is the raised 3/2 home, typically containing about 
1,500 square feet, on concrete pilings.  The house features a 
foyer/staircase and work room on the ground floor and features a wrap-
around porch and staircase to grade.   
 
This architectural style is simple, 
easy to build, and was traditionally 
marketed to meet the need of 
working families in Monroe 
County.  The problem arose when 
housing prices escalated and put 
even modest homes such as this 
out of the reach of workforce 
buyers.  The home in the 
photograph, although located on a 
canal, is currently being offered at 
$659,000.  
 
There may be thousands examples o
Monroe County, and many are visible
Big Pine and Little Torch.  For the pur
this model the Common Key house. 
 
Common Key homes are often built in
close proximity.  Lot sizes are usually
accommodated in by the overhead st
columned construction allows for limit
structural design meets current buildi
flooding. 
 
If the affordable housing goal of ROG
cost of the Common Key house must
that reflects the capabilities of the wo
household incomes ranging below $6
highest price range possible for these
household income, or a cap of $390,0
price is the upper limit for working fam
generally offers Common Key houses
this modest house product beyond th
accommodate.   Only through a proac
be achieved, which we present in the
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ed site disturbance and the 
ng codes for wind resistance and 

O were truly to be met, then the 
 be reduced to a manageable price 
rkforce buyer.  With current median 
0,000, DCG Corplan projects the 
 buyers would be 6.5 times median 
00.  The below $400,000 target 
ilies, and the market now 
 at over $550,000, putting even 
e reach of those it was intended to 
tive development strategy can this 

 following scenarios. 
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Scenario 1 – Reduce price points 
 
Monroe County must recognize the dilemma that ROGO imposes on the 
development of affordable housing.  The most obvious solution to 
combat this problem is to place existing homes into the hands of those 
who need them most.  A program can be created that addresses the 
issue successfully. 
 
Wherever Common Key homes 
are prevalent, the County can 
begin a process of acquisition, at 
market price though eminent 
domain, and then re-market the 
houses at lower costs. This of 
course would result in the initial 
loss of revenue, both in expended 
funds and collected ad valorem 
taxes, but in the end, the needed 
municipal and service workers so 
central to the health of the Lower 
Keys economy should be retained.  
 
Economics could be developed 
that justify the costs on a per 
family basis that places this strategy i
following example considers 500 hom
 
Average sales price each 
Average re-sell price each 
Potential loss to County each 
Current ad valorem tax collection ea
New ad valorem tax collected each 
Potential ad valorem tax loss each 
Total acquisition cost to County 
Brokerage, closing costs (8.5%) 
1st year ad valorem tax loss 
Total costs to County 

 
While this sounds like a lot of money,
City of Key West is currently suffering
employment with inherent costs asso
that at least 500 City and County emp
trained, their cost could range as muc
generating a $50 million recurring exp
labor and service workforce could be 
the ongoing expense that lack of actio

DCG Corplan Consulting LLC 
nto a positive outcome.  The 
es acquired by this program. 

$550,000
$390,000
$160,000

ch $5,200
$3,687
$1,513

$80,000,000
$6,800,000

$756,500
$87,556,500

 it should be pointed out that the 
 a 22% turnover in municipal 
ciated with this loss.  Assuming 
loyees need to be recruited and 
h as $100,000 each, there by 
ense.  Retaining current public 
more affordable in the end then 
n creates.
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Scenario 2 – Intensify lot use 
 
The Common Key house offers working families a comfortable and safe 
domicile that can resist hurricane winds and related flooding.  Yet, the 
inherent inefficiency of building a strong, raised structure simply for a 
single unit use is obvious.  The Common Key model needs updating to a 
new Florida Keys 2-family building type. 
 
Modular construction affords the 
efficient expansion of one-story 
homes into larger structures, 
without extensive renovations to 
the primary shell.  In the drawing 
opposite, DCG Corplan presents a 
new housing type for the Lower 
Keys that incorporates the existing 
Common Key home and adds 
reinforcing structure, new decks, 
exterior stairs and updated roof 
lines that more clearly represent a 
Keys architectural language. 
 
This higher density approach to 
land use provides twice the 
number of units per existing lots 
without requiring additional land 
disturbance or environmental impact
be required, retainage tanks for sanit
gray-water plumbing use can help m
associated with higher density.  Mon
zoning will require permitting of 2-fam
basis (condominium) or rental, as we
development corporation that will pro
 
The following table details the econo
 
Average Common Key house sales 
2nd floor addition & conversion cost
Soft costs, debt service, misc. (30%
Brokerage, closing costs (8.5%) 
Total costs 
Total projected sales revenue 
Asking price per unit 
Former ad valorem tax revenue 
New total ad valorem tax revenue ($

DCG Corplan Consulting LLC 
.  Although new utility lines would 
ary sewer and rainwater capture for 
itigate environmental risks 
roe County and local municipal 
ilty units, probably on a for-sale 
ll as the creation of a non-profit 
duce affordable homes 

mics of such a conversion program. 

price  $550,000
s $130,000
) $39,000

$46,750
$765,750
$765,750
$382,875

$5,200
3,589 ea.) $7,240
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Scenario 3 – Consolidate 2 or more properties 
 
Creation of a Lower Keys 2-family house type would represent a 
milestone for public planning in a time of impending market crisis.  This 
approach is only the beginning, however, and there is still opportunity for 
even better land use policies. 
 
Where Common Key 
house conversions 
are achievable, more 
innovative options 
can be accomplished 
through the 
consolidation of like 
properties into 
condominium-style 
projects.   
 
With a combined 
effort on 2 or more 
properties, efficiency 
in vertical and 
horizontal circulation, 
common area use, 
and utility 
infrastructure are 
possible and an even 
further reduction of 
home unit sales 
prices can be realized. 
 
The following model is b
Key houses, the consol
condominium units. 
 
Average Common Key
Total sales acquisition 
2nd floor additions, dec
Soft costs, debt service
Brokerage, legal, closin
Total costs 
Total projected sales re
Asking price per unit (b
Former ad valorem tax
New ad valorem tax re

 

DCG Corplan Consulting LLC 
ased on acquisition of two adjacent Common 
idation of lots, and conversion into four 

 house sales price  $550,000
costs $1,100,000
ks & conversion costs $270,000
, misc. (30%) $81,000
g costs (10.0%) $55,000

$1,506,000
venue $1,506,000
reak even) $376,500
 revenue $10,400
venue $14,238
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Scenario 4 – Maximize density  
 
The final stage in the WHIDH program would focus on maximized land 
use, and may be the most difficult to promote. As in the previous 
scenario, two Common Key homes are acquired, but a new “bridge” of 
units is constructed that links the adjacent of the properties into a single 
2-story structure. 
 
The bridge would 
consist of an upper 
and lower unit, built 
on new pilings, with 
an exterior staircase 
providing vertical 
circulation and 
secondary fire egress.  
The original houses 
would similarly be 
converted with new 
modular second 
floors, and the total 
project would now 
facilitate six 
condominium units. 
 
The exciting aspect of 
this strategy is the 
resultant growth of 
affordable units 
without development of a
create 10, 4 create 14, e
outcomes, Monroe Coun
more respective land us
Island.  Small grouped u
more approachable livin
represents the goals of N
that are tackling the issu
the US today. 
 
The following table indic
condominium project ma
corporation can achieve
lower per unit delivery co
 
 
 

DCG Corplan Consulting LLC 
ny additional lands (2 lots create 6 units; 3 
tc.)  While density changes are direct 
ty planning officials can view this approach as 

e than large housing projects such as on Stock 
nit design provides better views, less noise, and 
g than do large impersonal projects, and 

ew Urbanism and other current philosophies 
e of affordable housing development throughout 

ates how the economics of a six-unit 
naged through a Monroe County development 
 true affordable housing production and even 
sts to the Lower Keys workforce. 
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Average Common Key house sales price  $550,000
Total sales acquisition costs $1,100,000
2nd floor addition & conversion costs $490,000
Soft costs, debt service, misc. (30%) $147,000
Brokerage, legal, closing costs (10.0%) $55,000
Total costs $1,792,000
Total projected sales revenue $1,792,000
Asking price per unit (break even) $298,667
Current ad valorem tax revenue $10,400
New ad valorem tax revenue $16,942

 
2.a.5(3) – Floating Housing 
 
Throughout the coastal areas of the world, from the Netherlands to 
Hong Kong, scare land availability has driven the development of 
waterborne housing, and this ancient answer is finding its way into the 
American market.  Hurricanes Katrina and Rita’s devastation could have 
been partially averted if the New Orleans housing stock was capable of 
rising and lowering with the tide.  The same could have been said for 
Key West after Hurricane Wilma. 
 
A new approach to building houses 
that float or can be mechanically 
adapted to flooding is being studied 
by the construction industry.  In 
January of this year, a group of 
Louisiana legislators and other 
stakeholders visited the Netherlands 
on a mission called “A Friendship 
Forged by Water” to learn about 
flood protection and alternative housing
also benefit from this type of alliance a
professionals in this industry to study th
between islands throughout the Keys. 
 
The Urban Land Institute has been act
as a viable building type, and a sympo
and engineers could easily propel this 
This fits with DCG Corplan recommend
engineering services cluster in Task 1.
 
2.a.5(4) – Temporary Housing by C
 
The cruise industry is producing new p
ten new ships per year.  With demand 

DCG Corplan Consulting LLC 
 methods.  Monroe County could 
nd should reach out to 
e possibility of building in areas 

ively promoting floating housing 
sium in Key West for architects 
concept in broader acceptance.  
ation of an architectural and 

c. 

ruise Ships 

assenger vessels at the rate of 
for larger vessels growing, the 
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fleet of older and smaller outmoded vessels is also increasing and ships 
are available for purchase before being relegated to scrap operations. 
 
For example, the 331 foot 
vessel shown in the 
accompany graphic is 
currently in operation in 
the Mediterranean. While 
an older vessel, she still 
provides 301 berths in 
136 cabins and six suites 
for those seeking more 
personal accommodations. 
 
For a community such as Key West, for whom municipal workers 
housing is at a critical shortage, adaptation of an available cruise liner 
may partially address the affordable housing dilemma.  Purchase of this 
vessel is not exorbitant (about $5 million), and a preliminary pro forma 
evaluation reveals that 200 units of dormitory-style housing that utilize 
the ship’s dining and leisure areas as common spaces could be 
provided for under $1,000 per month rental.  For singles, this would 
achieve an affordable housing target of 30% of annual incomes 
($40,000 salary @ 30% = $1,000 per month). 
 
 

Acquisition  
Purchase $5,000,000 
Brokerage (4%) 200,000 
Taxes, fees (7.5%) 375,000 
Delivery fees 200,000 
Legal, misc. 150,000 
Total acquisition cost $5,775,000 
  
Ship Maintenance  
Overall length 331 
Gross tonnage 4,560 
Total berths 301 
Negotiated port rate 
(annual) $200,000 
Captain & maintenance 
crew 250,000 
Electricity for cold iron 200,000 
Misc. costs 100,000 
Total maintenance cost /yr. $750,000 
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Conversion costs  
Demolition, removal $150,000 
Convert to dormitory rooms 
(301 berths 200 dorms) @ 
$1250 ea $250,000 
Electrical, telecom, cable TV 150,000 
Repair, upgrades, misc. 300,000 
Total conversion costs $850,000 
  
Operating Expenses  
Management $150,000 
Common area electric 100,000 
Insurance, misc. 100,000 
Total operating expenses $350,000 
  
Annual expenses  
Annual debt service (7%) $404,250 
Maintenance 750,000 
Conversions 850,000 
Operating 350,000 
Total expenses $2,354,250 
  
Revenues  
Total annual revenue target $2,354,250 
Dorms. revenue (200) 11,771 
Rental target per month ea. $981 

 
Use of a cruise ship also provides another solution to the housing 
problem.  Since the vessel must be kept operational in case of 
hurricanes, the ship can serve as means of evacuation.  This would 
mean that at least 301 persons could be brought to safety before a 
storm, and multiple trips could probably accommodate as many as one 
thousand safely evacuated residents. 
 

 Task 2.a.5 – Next Steps 
 
1.  Establish a hurricane development shelter program 
 
While ROGO is a noteworthy legislative work, its relevance may be 
obsolete given widespread abuses of the program and the fact the 
Lower Keys residents simply choose not to evacuate despite mandatory 
orders.  The time is ripe for a fresh look at ROGO with concept that a 
hurricane shelter program can achieve similar ends.  A feasibility study 
should be issued that analyzes the size, cost, and location options for a 
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single structure or a series of shelters that can provide storage of 
required stores and accommodate Lower keys residents in sleeping 
space for as many as three days storm duration.   
 
2.  Create Workforce High Density Infill Housing (WHDIH) program 
 
Whether by reducing price points of existing housing, or conversions of 
Common Key houses into condominium apartments, Monroe County 
must examine the highest and best use of its resources to combat the 
lack of affordable housing for service workers.  Replacement of key 
personnel lost through attrition could cost almost as much annually as 
the acquisition and “downpricing” of a homes for a single year.  DCG 
Corplan suggests a study be done on a Lower Keys-wide basis of the 
costs of personnel loss to the municipalities and the County revenues.  
This could accompany the sensitivity analysis suggested in Task 2.a.1. 
 
Additionally, a demonstration project should be initiated that intensifies 
lot use.   Probably the best example is the consolidated two-lot 
condominium project.  A budget should be established for acquisition of 
two adjacent Common Key house properties somewhere in the Lower 
Keys with the proper zoning approvals pre-granted. As shown in the 
Scenario 3 example, this cost would be about $1.441 million.  
 
In order to support either or both programs, a new organization should 
be created to serve as not-for-profit developer.  A Lower Keys 
Development Corporation (LKDC) that consists of public and private 
funds can accomplish this goal.  The LKDC can be a separate non-
governmental agency that is still under Monroe County control.    
 
4. Host a Waterborne Housing Symposium 
 
Monroe County shares many of the same land use issues as the 
Netherlands, but like the Gulf Coast, the added element of hurricanes 
makes the issue of floating housing a particularly challenging subject.  
DCG Corplan recommends that a symposium of international architects 
engineers, environmentalists, and marine experts convene in Key West 
for a unique conference on this topic.  The “laboratory” will help to 
kickoff the NAICS 5413 (Architectural, Engineering, and Related 
Services) target cluster developed in Task 1, and would elevate public 
awareness of the affordable housing crisis in this region. 
 
4.  Examine feasibility of a cruise ship dormitory  
 
The issue of municipal worker turnover will only become worse over 
time, and this imaginative solution is not as far-fetched as it seems.  
Purchase and conversion of a suitable vessel could probably be 
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accomplished in a six-month period, and 200 workers could be housed 
in affordable units before the issue could even be addressed in the 
normal land-based development cycle. 
 
Advanced planning should be pursued that locates a possible vessel 
and details the location and means of implementation.  Dormitory room 
selection could be determined through a lottery process. 
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Task 2.a.6 – Transportation 

 
Transportation assets of an area may be influenced by population size 
and geography, and the Lower Keys are subject to both of these 
constraints: 
 

 The Lower Keys have a total population of less than 45,000 
persons 

 
 Miami, 157 miles from Key West and about a four-hour drive is 

the closest major city 
 

 U.S. Highway 1 is the only access route connecting to the 
mainland  

 
 Rail service to the area has been washed out for decades  

 
Nevertheless, the Lower Keys can claim significant transportation 
assets, including scheduled air service, active motor freight lines, a deep 
water port, and local and intercity bus service. The following discussions 
evaluate the area’s transportation in greater detail. 
 
Daily Commute 
 
Reportedly, a total of 12,324 workers live and work in Key West and 
another 3,990 are commuting to the city from other areas of the Lower 
Keys. On average, residents of the Lower Keys spend less than 40 
minutes getting to and from their jobs each day. This round-trip time 
compares favorably with the average of 53.5 minutes in the Miami-Fort 
Lauderdale-Miami Beach MSA. (The scarcity of affordable housing in 
the Lower Keys, however, is forcing an increasing number of workers to 
commute from distant areas, including the mainland.) 
 
Airline Service 
 
Key West International (EYW) is situated about two miles east of the city 
center. Three carriers are based here: Air Key West, Cape Air, and 
Seacoast Airlines. Passenger service is provided by American Eagle, 
Cape Air, Comair/Delta Connection, Gulfstream/Continental Connection, 
and US Airways/US Airway Express, and well as Mexicana de Aviacion 
and Florida Coastal Airlines. Direct flights are offered from Atlanta, Fort 
Lauderdale, Fort Myers, Gainesville, Jacksonville, Marathon, Miami, 
Nassau (Bahamas), Orlando, Tallahassee, Tampa, Washington, and 
West Palm Beach, as well as scheduled connecting flights from Cancun 
and Mexico City. 
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The Florida Keys Marathon Airport (MTH) is situated at two miles east of 
Marathon and about 52 miles from Key West. Florida Coastal Lines 
offers a limited number of direct flights to Marathon from Fort 
Lauderdale and from Key West. 
 
Highways 
 
The 123-mile Overseas Highway (U.S. Highway 1) is the only road 
between Key West and Key Largo. It traverses 43 bridges and 
numerous narrow stretches of landfill. Most of the road is 2-lane and 
crowded (especially weekends and in high season) and delays are 
encountered behind trucks, RVs, cars towing boats, and rubber-necking 
tourists. Dependence upon a single road presents a serious problem 
during hurricane evacuations.   
 
Trucking Service 
 
As listed in directories, the Lower Keys are served by nine motor 
carriers: AAA Cooper, Bailey’s, Buske, Challenger, Estes, Genova, 
Roadway-Yellow, Super Transport, and Transus. Several of these 
carriers, however, actually use other carriers as their designated agents 
or may limit their service to truckload shipments.  
    
Rail Service 
 
Although the Keys were initially developed by Flagler’s famous railroad, 
rail has not been available in the area for decades following the washout 
of that route. AMTRAK maintains a bus connection at the Key West 
Airport to serve mainland train stations.  
 
Bus Service 
 
The City of Key West Department of Transportation has four color-
coded bus routes, and Bone Island Shuttle circles the island stopping at 
attractions, hotels and restaurants.   
 
Greyhound Lines runs a special Keys shuttle three or four times a day 
between Miami International Airport and stops throughout the Keys. It 
also provides local service between the Key West Airport and Old Town. 
  
Dade-Monroe Express provides six round trips daily between Florida 
City and Homestead to Marathon, a distance of 50 miles. Supported by 
federal funding, the Julia Garcia Transit (JGT) is contracted by Miami-
Dade Transit to provide this commuter service and averages over 500 
passengers per day. The bus stops at major shopping centers as well as 
on-demand anywhere along the route.  
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The Lower Keys Shuttle bus runs between Key West and Marathon to 
connect with the JGT bus schedules to provide full commuter bus 
service throughout the Florida Keys. The shuttle has scheduled stops in 
Key West, Boca Chica, Big Coppitt Key, Bay Point, Sugarloaf Key, 
Cudjoe Key, Summerland Key, Big Pine Key, and Marathon. There are 
also “on demand” stops along the way.   
 
Cruise ship passengers and other tourists at Key West utilize the 
popular Conch Tour Train and the Trolley Tour to reach the heart of Old 
Town, where parking is limited and expensive.   
 
Port 
 
Regular scheduled cruise ships have been calling at the Port of Key 
West since 1929. Today, the Port consists of three facilities: Mallory 
Square Dock, Pier B (privately owned), and the Navy Mole (where 
revamping is underway). Deep-water port activities (i.e. cruise ships and 
Naval vessel coordination) and marina reservations (Garrison Bight, Key 
West Bight, and Mooring Field) are managed by the City of Key West. 
 
Key West Express operates air-conditioned ferries between the Key 
West Terminal (Caroline and Grinnell Streets) and Marco Island and 
Fort Myers Beach on the mainland’s southwest coast. The trip takes 3 to 
3-1/2 hours each way.   
 
Boaters may travel to and among the Keys either along the Intracoastal 
Waterway (5-foot draft) or along the deeper Atlantic Ocean route 
through Hawk Channel, a buoyed passage. While there are many 
marinas in the Lower Keys, available slips are scarce and many of the 
marinas quite shallow.  
 
Domestic Freight 
 
The United States Maritime Administration (MARAD) is promoting the 
concept of domestic short–sea shipping as an alternative to continued 
growth of over-the-road truck transportation of domestic goods. Where 
barged or smaller ship movement of non-time constrained cargo can be 
accommodated, shippers are considering on-water transport a viable 
alternative to high-energy costs and congested travel times.  The use of 
short-sea in Europe is a commonplace event and the idea is catching 
hold here in the US. 
 
Monroe County and especially the Lower Keys can benefit from tug and 
barge movements of freight to Key West from the mainland to reduce 
truck travel along the Overseas Highway.  Currently, the Navy transports 
its jet fuel by tanker ship and barge.  But ordinary supplies and stores 
are delivered by truck. Hotels and restaurants move large quantities of 
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paper goods and other durable supplies by truck that could also be 
delivered by barge.  
 
Barge use overwhelmingly saves fuel and reduces air pollutants.  In 
parallel evaluation of the basic freight systems, one gallon of fuel can 
move one ton of cargo 59 miles by truck, as compared to 514 miles by 
barge.  A barge can hold 1,500 tons or 453,600 gallons of fuel.  A large 
semi-truck can only move 26 tons, or 7,865 gallons.   
 
In terms of air quality, water mode produces .0009 pounds of 
hydrocarbons, 0.0020 pounds of carbon monoxide, and 0.0053 pounds 
of nitrous oxide per ton-mile.  Trucking, on the other hand, produces 7.0 
times the amount of hydrocarbons (0.0063), 9.5 times the amount of 
carbon monoxide (0.0190), and 19.2 times the amount of nitrous oxide 
(0.1017). 
 
Docking for barges should be possible at the North or Outer Mole on 
Key West.  Coordination with the Navy should be viewed as essential in 
order to promote this cargo system. 
 
Water Taxi Service 
 
Traditionally, ferry service was a common means of crossing rivers and 
lakes prior to the construction of bridges and tunnels, and in many urban 
centers, the rediscovery of water service accompanies the re-
gentrification of once blighted areas.  The water taxi, common in 
international 
cities such 
as Venice 
and Hong 
Kong, is now 
becoming an 
acceptable 
part of the 
mass transit 
picture in 
cities such as New York and Miami, and provides a welcome relief to 
overcrowded roadways and rail systems. 
 
Water taxis are often small, shallow-draft and maneuverable craft with 
limited sea-worthiness, but very useful for bays and protected 
waterways. These vessels often carry about 75 persons, but can also 
serve individuals as do their road-based counterparts.  
Water taxis not only support the commuting workforce, but provide the 
tourist with a unique means of transport and entertainment.   
 
For the Lower Keys, an overlooked opportunity exists to implement a 
water taxi network that can link the City of Key West with Stock Island, 
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Boca Chica, Summerland Key, Big Pine Key, and potentially to 
Marathon and other locations where large numbers of people regularly 
drive along US 1.  
 
The development of the water taxi industry will bring jobs and 
investment to the area, and further the promotion and use of existing on-
water systems such as the Key West-Fort Myers ferry (Key West 
Shuttle).  An initial concept for proposed water taxi routes and stops is 
presented in the graphic below. 

 
Further analysis of ridership potential needs to be conducted, but 
coastal communities throughout the country are encouraging the use of 
water taxi services to promote waterfront development, alleviate traffic 
congestion, and even encourage bar and restaurant patronage through 
cross-promotion and ticket discounts. 
 
The use of commercially viable water services should be particularly 
attractive to the military and governmental visitors who are bound by per 
diem travel allowances.  We also see the major hotels and the cruise 
industry benefiting from a fleet of water taxis supplementing the existing 
Key West taxi services, as well as a means of expanding mass transit 
opportunities to the other Lower keys locations. 
 

 Task 2.a.6 – Next steps 
 
1.  Extend mass transit to serve Big Pine Key 
 
New construction to accommodate cluster development and affordable 
housing is likely to focus on the available acreage at Big Pine Key.  
Accordingly, mass transit facilities should be expanded between Key 
West and Big Pine Key to provide more frequent bus service to working 
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families. Supporting federal subsidies may be available through Region 
23 South Florida Workforce Welfare Transition funding. 
 
2.  Encourage ways to reduce truck traffic on the Overseas 
Highway 
 
The number of trucks on the Overseas Highway could be reduced by 
diverting this traffic to marine transportation. The “short sea shipping” 
concept fostered by the U.S. Department of Transportation could be 
particularly germane to the Lower Keys situation. Under this program, 
long-haul trucking would be diverted to scheduled roll-on/roll-off ships or 
barges, thereby reducing driver payroll costs, fuel costs, tolls, vehicle 
maintenance expense, and environmental pollution.  
 
3.  Consolidate waterfront activities throughout the Lower Keys 
 
The city of Key West has recently consolidated responsibilities for deep-
water port activities, development of the BRAC properties related to the 
port, and the marinas. The Lower Keys, however, need to adopt more 
uniform policies and procedures affecting the waterfront environment to 
avoid loss of valuable assets. A pertinent example is Robbie’s Full 
Service Marina at Stock Island, reportedly the largest repair yard in the 
Keys, which may be closed for conversion to residential development.  
 
4.  Introduce water taxi services 
 
Key West should capitalize on its waterfront by creating commercial 
water taxi service. This service could link Key West Airport, the Outer 
Mole, Pier B, Mallory Square, Key West Bight, and the City Marina at 
Garrison Bight. The program would not only provide enhanced tourism 
opportunities to view the entire island from the water, but would also 
relieve the city’s inadequate parking situation.  
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Task 2.a.7 – Education 
 
Monroe County School District 
 
The District, headquartered at Key West, offers the full range of PK-12 
education and operates a total of 25 schools: 
 
Number of Schools, Monroe County School District 
Type of school Number of schools 
Elementary Schools   7 
Middle/Junior High Schools   1 
Senior High Schools   3 
Combination Schools   3 
Adult Schools   0 
Vocational Centers   0 
Other Types of Schools   4 
Charter Schools   3 
Dept. of Juvenile Justice Schools   4 
Total 25 
Data: Florida Department of Education  
 
The system operates on a traditional school year calendar. Based upon 
the latest available data (June 18, 2006), it has a full-time staff of 1,331, 
pays teachers an average of $46,951, and has current expense of 
$7,877 per full time enrollee. It is graduating 76.7% of its high school 
students and has a drop-out rate of 4.0%.The system as PK-12 student 
membership of 8,587 as follows: 
 
PK-12 student membership, Monroe County School District 
Grade Total membership 
PK    313 
KG    620 
1    572 
2    588 
3    632 
4    593 
5    606 
6    660 
7    722 
8    626 
9    833 
10    708 
11    594 
12    520 
Totals 8,587 
Data: DOE Student Database 
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The Florida Comprehensive Assessment Test (FCAT) is now assessing 
performance to state standards for reading and mathematics in grades 3 
through 10, with scores ranging 100 to 500. The average percentage of 
test items to which Monroe County students responded correctly was as 
follows in the spring of 2005: 
 
FCAT average scores, Monroe County School District 
Grade Reading Mathematics 
3 319 326 
4 326 322 
5 307 331 
6 308 310 
7 306 305 
8 301 317 
9 311 306 
10 308 332 
 Data: Florida Department of Education 
 
Collegiate High School 
 
Monroe County is evaluating the potential of establishing a Collegiate 
High School in Key West.  The Collegiate High School (CHS) concept is 
enables 10th, 11th and 12th grade students to simultaneously earn both 
a standard high school diploma and a transferable two-year college 
degree or transferable college credits.    
 
CHS’s are already operating successfully in Pinellas, Polk and Okaloosa 
Counties in Florida.   
 
Private schools 
 
Private schools in Key West 
Name of school Enrollment Grades 
Mary Immaculate  217 PK-8 
Montessori Children’s 81 PK-KG 
Data: City data.com 
 
Colleges and Universities 
 
Florida Keys Community College 
 
FKCC, a public community college located on Stock Island, has an 
enrollment of 3,896. This total includes 3,255 enrolled for credit/college 
preparatory and 641 are non-credit. In 2002-2003, it awarded a total of 
172 degrees, including 59 in Associate of Arts, 53 in Associate of 
Science, and 59 all-credit and non-credit certificates. The college has a 
faculty of 31. 
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Degrees and programs of study are listed as follows: 
 
Associate in Arts Degree 
Associate in Science Degree 
 Computer information technology  
 Computer programming and analysis 
 Diving business and technology 
 Graphics technology 
 Legal assisting 
 Marine environmental technology 
 Nursing (RN)  
 LPN to RN (Transitional program) 
Associate in Applied Science Degree 
 Business administration 
 Criminal justice technology, corrections track 
    Criminal justice technology, law enforcement track 
Advanced Technical Diploma 
 Emergency medical technician 
Certificates 
 Addictions studies 
 Business administration  
 Computer programming 
 Marine engineering  
Post Secondary Adult Vocational Training Programs 
 Criminal justice 
 Corrections 
 
Other colleges and universities 
 
College/university  Miles Location Enrollment 
U. of Miami 115 Coral Gables 13,050 
Florida International U. 115 Miami 22,716 
Edison C.C. 138 Fort Myers   5,032 
Florida Coast U. 138 Fort Myers   2,466 
Miami-Dade C.C. 139 Miami 25,323 
Barry U. 144 Miami   5,780 
Nova Southeastern U. 150 Fort Lauderdale 12,554 
 

 Task 2.a.7 – Next steps 
 
1.  Develop a strategic plan for Monroe County School District 
 
A new strategic plan is needed to: 
 

 Coordinate a vision and mission for the District consistent with 
goals of the Economic Diversification program 

 Establish a path to accomplish the desired future 
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 Set specific data-driven goals 
 Provide a vehicle to allow stakeholders to work together toward 

these goals and objectives  
 Further promote the Collegiate High School concept   

 
2.  Introduce tighter controls on school grading practices 
 
Grades for schools in the District show the following distribution: 54% 
receive grade A, 38% are in grade B, 8% in grade C and none in grades 
D and F. This liberal grading pattern is inconsistent with a standard 
statistical “bell curve” which normally would show a clustering around a 
median of about 50% in grades B and C, 25% in grade A and about 
25% at the other extreme in grades D-F.   
 
Need for tighter grading controls is also evidenced by the unimpressive 
results achieved on the Florida Comprehensive Assessment Test 
(FCAT). In that test, scores may range from 100 to 500, but students in 
Monroe County averaged in the lows 300’s for both reading and 
mathematics. 
 
Similarly, in the 2005 Florida Writing Assessment Program, the mean 
scores for Monroe County students averaged about 3.66 compared with 
the possible scores of 1.0 (lowest) to 6.0 (highest).  
 
3. Establish a Vocational Center to serve the Lower Keys  
 
The Monroe County School District should provide Lower Keys 
residents with a vocational/technical school to advance their marketable 
skills. This need is reinforced by the observed dropout in 2004-05 of 129 
students in grades 9-12 or 4.0%. Based upon a review of employment 
opportunities in the area, this school should offer curricula in data 
processing, welding, electrical wiring, aviation/avionics, drafting, sheet 
metal, machine shop, electronic technology, and computer-aided 
manufacturing, as well as the culinary arts.  An underutilized or vacant 
school building could be easily retrofitted for this use. 
 
4. Encourage more students to obtain bachelor’s degrees    
 
In the Key West-Marathon Micropolitan Statistical Area (Monroe 
County), the ratio of residents who are age 25 and older having a 4-year 
college degree or higher is estimated at 23.4%. This educational 
attainment level is below the statewide average of 24.9% and the 
national average of 26.4%. Accordingly, the Lower Keys can be at a 
competitive disadvantage for targeted industries that require college 
graduates in their workforce.  
 
Students at Florida Keys Community College, a fully accredited school, 
should be encouraged to enroll in its Associate in Arts (A.A.) degree 
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program that provides courses parallel to those offered in the first two 
years at a university. The A.A. degree award program requires a 
minimum of 36 semester hours of General Education requirements and 
24 semester hours of electives, which should include the pre-
professional requirements of the anticipated major field of study. 
Students must maintain a grade of C or higher and satisfy the College 
Level Academic Skills Test (CLAST) to transfer their credits to upper 
division programs in Florida’s state universities. 
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Task 2.a.8 – Management, Technical, and Marketing 
Assistance to Expanding Firms 
 
The economic diversification advanced planning program envisions 
stabilization of the population by providing for more affordable worker 
housing, development of target clusters, and a general improvement in 
earnings. Failure to achieve these goals can be expected to result in 
more loss of the population base, continuing loss of jobs, lower payrolls, 
and eventual curtailment of services.   
 
Growth potentials among existing industries 
 
Review of job data in the Lower Keys for 1998 versus 2004 shows a 
disappointing employment trend. The area had a net increase of only 
1,173 jobs (less than 1%) despite major post-recession gains in Florida 
and the nation. Among the 20 NAICS industry categories, 12 declined or 
stayed constant and only eight showed growth, ranked as follows:  
 
Employment trend in Lower Keys, 1998 to 2004 
Industry Increase in 

employment 
Percent change 

Accommodation and 
food services 

   417 6.8% 

Health care and social 
assistance 

   141 10.6% 

Transportation and 
warehousing 

   139 32.2% 

Professional, scientific, 
and technical services 

   137 23.6% 

Arts, entertainment, 
and recreation 

   107 21.2% 

Real estate and rental 
and leasing 

     54 11.1% 

Finance and insurance      43 8.1% 
Educational services      15 13.3% 
  Total 1,053  
   
The search for viable clusters concentrated on these eight sectors that 
have clearly demonstrated their ability to expand employment in the 
Lower Keys and also have the potential to create at least new 50 jobs in 
the area within the next three to five years (see Task 2.a.2 – Workforce 
Development and Employee Training) for detail:  
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Cluster  Title Anticipated new jobs 
A Professional, scientific & technical 

services 
   110 

B Accommodation and food services     500 
C Health care and social assistance     120 
D Transportation and warehousing    150 
E Arts, entertainment & recreation     670 
F Finance & insurance     250 
G Educational services      50 
H Real estate & rentals & leasing      50 
 Total 1,900 
 
Available assistance in the Lower Keys 
 
As a base for recruiting necessary talent to support these clusters, the 
Lower Keys have an impressive number of employees in management 
operations, in business and financial operations, in office and 
administrative support, and production. Management, technical, and 
marketing support and comprehensive training facilities are available at 
Florida Keys Community College. 
 
Business incentives 
 
New employers, except in Cluster B, will be eligible for a Qualified 
Target Industry Tax Refund (QTI) of $3,000 per job (including the 20% 
local match). This refund will apply to state corporate income, sales, ad 
valorem, intangible personal property, insurance premiums, and other 
taxes.  
 
The company will also be reimbursed by the state for the Quick 
Response Training Incentives (QRT) for training of employees needed 
for expansion, and that reimbursement will include instructor salaries, 
curriculum development, textbooks and manuals, materials, and 
supplies. In addition, existing companies in the cluster may be eligible 
for the Incumbent Worker Training Program (IWT) for classroom and on-
the-job training of its currently employed workers. 
 
Attraction of Targeted Industries 
 
In Task 1.c, DCG Corplan identified eight target industry clusters 
suitable for the Lower Keys.  While some of these were more likely 
prospects than others, each sector represents a host of opportunities 
that are available to the LKEDA.  In order to proceed farther and to 
actually recruit companies in these clusters, LKEDA should ask three 
basic questions to determine whether a particular technology sector 
represents an opportunity for the Lower Keys: 
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1. Is the community a good location for the industry? 
 

2. Is the industry good for the Lower Keys?  
 

3. Can this industry attract other investments in related activity, i.e., 
a cluster? 

 
To determine the answer the first question, the Task One report the 
County’s geographic, demographic, and economic attributes have been 
carefully evaluated and can meet the industry’s location requirements.  
 
Response to the second question, however, may be rather subjective. 
While the stated objective is to provide more employment and more 
investment in the Lower Keys, certain types of industries may be 
incompatible with the community’s other goals. As examples: an 
industry that offers average wages below the southern Florida pattern, 
operations that have major seasonal fluctuations in employment, 
processes that generate pollutants, or undercapitalized industries that 
tend to migrate in search of financial incentives.   
 
Ideally, the targeted industry should also be catalyst for development of 
a “cluster,” i.e., may attract other investments in similar, related, or 
complementary businesses that share specialized infrastructure, skills, 
and services. It is here that NAICS codes become quite helpful, since 
this new classification system is based upon similarities in process 
(replacing the outmoded SIC market-oriented system based upon end 
use of the product or service).  
 
Data provided in this report can be readily utilized by the LKEDA to 
author prospectus-style reports for each industry that answers the three 
questions.  Comparative salary and operational costs have been 
presented in a form that the experienced site selector will find useful 
when combined with convincing marketing materials that highlight Lower 
Keys attractive amenities and quality of life. 
 

 Task 2.a.8 – Next Steps 
 
1.  Determine the cost-benefit to the Lower Keys of incentive deals 
 
A pragmatic analysis of the cost-benefit to the county (or the City of Key 
West) will be needed to determine whether the new employer or an 
expanding local firm should be awarded financial incentives. This is 
particularly critical for the QTI refund since the state’s program requires 
a 20% local match.  
 
To qualify a firm, the Lower Keys will presently have to follow the state 
program, i.e. at least 10 new jobs and a pay level of 115% of the area’s 
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average wage. A similar case-by-case review should determine the 
cost-benefit for any other incentives, including real estate tax 
abatements.   
 
2.  Coordinate management, technical, and marketing assistance 
 
Pertinent QRT, IWT, or other training programs should be coordinated 
with FKCC and the Monroe County School District to meet these needs. 
 
3.  Prepare tentative “Road Fund” applications 
 
The Lower Keys should get ready to apply for a grant from the state’s 
Economic Development Transportation Fund to support cluster 
development. (Useful models could be the successful applications of 
Columbia County and Highland County.)  
    
4.  Prepare prospectus for target clusters and component 
industries 
 
Detailed marketing reports for each of the eight targeted clusters should 
be prepared that illustrate why the Lower Keys is a good “fit” for the 
suggested industries. DCG Corplan’s data can be readily transferred 
into these documents, and a quality of life and geographic location 
article should accompany the tabular information.  These reports should 
be professionally designed, including electronic copy and ready for 
distribution for the Task 3 marketing effort. 
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Task 2.b – Developing the Action Plan 
 
Introduction 
 
In this task, DCG Corplan presents the Action Plan for the Lower Keys, 
entitled “Forward Lower Keys.”  The plan is based upon the strategic 
initiatives discussed in the preceding Task 2.a section, and each 
objective is clearly identified, along with budget, staffing, and timeline 
estimates. 
 
At present, three major factors are inhibiting economic diversification 
and job development in the Lower Keys. Job opportunities are being 
created faster in the adjoining Miami-Fort Lauderdale-Miami Beach 
MSA, local housing costs are escalating beyond the affordable market, 
and educational preparedness of the labor force is lagging significantly. 
 
Yet, as this report 
has pointed out, the 
Lower Keys offer 
core elements 
capable of 
responding to each 
of these three 
drivers. The County, 
City, and Chamber 
should recognize 
that a concerted 
effort will be 
necessary to 
address these factors s
that promotes cluster in
entrepreneurship oppor
 
Forward Lower Keys ind
initiatives are implemen
administer them. As wit
be considered a “living”
and revisions as new el

DCG Corplan Consulting LLC 
imultaneously and in an orchestrated fashion 
dustry attraction but also fosters 
tunities for Lower Keys residents.  

icates the order in which the strategic plan 
ted, how they are funded, and who will 
h any strategic plan, Forward Lower Keys must 
 document that will require periodic examination 
ements or economic conditions are encountered.  

Task 2.b – Page 1 of 34  



 

Economic 
Diversification 

Advance Planning  
for Monroe Cnty, FL 

EOG-RFP-260 

 

 

Forward Lower Keys 
 
Strategic Initiatives  
 
In Task 2.a., DCG Corplan proposed 27 strategic recommendations in 
eight groups of business factors that will affect economic diversification 
and growth of clusters and their component industries. A summary of 
these findings are as follows: 
 
Impact of Population Changes 

 Formation of Lower Keys Economic Development Alliance 
 Retain CPA firm to prepare Cost/Benefit and Sensitivity 

Analyses of Lower Keys 
 Establishment  of “Stop-Gap” measures for budgetary 

shortfalls 
 
Financial Incentive and Programs 

 Assure availability of Qualified Target Industry Tax Refund 
(QTI) 

 Apply a more proactive approach to workforce training 
 Participate in the Florida Enterprise Zone Program 
 Waive requirements to qualify for incentives in the Lower Keys 

 
Workforce Development & Employee Training 

 Establish an apprenticeship program 
 Seek to expand use of Quick Response Training incentive 

(QRT) 
 
Private Sector Loans and Venture Capital Networks 

 Cultivate relationships with south Florida venture capital firms 
 Improve Certified Capital Company Act (CAPCO) funding 

 
Affordable Housing 

 Establish hurricane shelter program & re-examine ROGO 
objectives 

 Create Workforce High Density Infill Housing program 
(WHIDH) through a  Lower Keys Development Corporation 

 Host a Waterborne Housing Symposium 
 Examine feasibility of a cruise ship dormitory for municipal 

workers 
  

Transportation 
 Extend mass transit to serve Big Pine Key 
 Encourage reduction of truck traffic on the Overseas Highway  
 Consolidate waterfront activities throughout the Lower Keys 
 Introduce water taxi services 

   
 

Task 2.b – Page 2 of 34  DCG Corplan Consulting LLC 



 

Economic 
Diversification 

Advance Planning  
for Monroe Cnty, FL 

EOG-RFP-260 

 

 

Education 
 Develop strategic plan for Monroe County School District 
 Introduce tighter controls on school grading practices 
 Establish Vocational Center to serve Lower Keys 
 Encourage more students to obtain bachelor’s degrees   

 
Management, Technical, and Marketing Assistance to Expanding Firms 

 Determine cost-benefit to Lower Keys of incentive deals 
 Coordinate management, technical, and marketing assistance 
 Prepare tentative “Road Fund” applications 
 Prepare prospectus for target clusters and component 

industries 
 
The development of an action plan requires the delineation of tasks, 
assignment of responsibilities, the allocation of resources, and the 
establishment of timelines. Implementation of Forward Lower Keys will 
depend upon a careful balancing of the three core elements introduced 
above: cluster development, affordable housing, and educational 
preparedness.   
 
Certain steps must be taken well in advance of others, or perhaps in 
tandem, for only through coordination of efforts will the economic 
diversification strategy prove to be successful. 
 
Resource Matrix 
 
The matrix below lists the strategic recommendations and codes them 
with three action plan resource demands (plus a fourth category): 
 
o Fund-intensive resources – To complete this initiative, major capital 

funds may be necessary.  For example, start-up or matching funds 
need to be put in place prior to implementation of the initiative. 

 
o Personnel-intensive resources – For these programs, staffing must 

be committed, or outside help engaged, for dialogues or campaigns 
with large numbers of people, e.g., lobbying the State legislature for 
incentives alterations. 

 
o Time-intensive resources – These programs will require long 

durations to accomplish, and may also be linked with funding or 
personnel commitments. 

 
o Added to this list is an indicator of critical importance – The programs 

highlighted by the exclamation mark graphic are, in DCG Corplan’s 
view, of critical importance. 
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The following four combinations of actions codes appear in the matrix. 
(Although seven combinations are possible, non-applicable instances 
are ignored): 
 

 Fund-, Personnel-, and Time-intensive – probably the most 
difficult, and should be addressed first, especially if marked 
critical. 

 
 Fund- and Time-Intensive – long term capital investments, 

probably managed by others, and not immediately required 
unless marked critical. 

 
 Personnel- and Time-Intensive – long term or ongoing personnel 

or subcontracted assistance, not immediately required unless 
marked critical. 

 
 Personnel-only intensive – staffing commitment is possible at any 

point, unless marked critical. 
 
Forward Lower Keys Resource Matrix 
 

 
 

 
Retain CPA firm to prepare Cost/Benefit and Sensitivity 
Analyses of Lower Keys 

 
  

Establishment  of “Stop-Gap” measures for budgetary shortfalls 

   
Formation of Lower Keys Economic Development Alliance 

   
Assure availability of Qualified Target Industry Tax Refund 
(QTI) 

 
  

Apply a more proactive approach to workforce training 

 
 

  Participate in the Florida Enterprise Zone Program 

 
  

Waive requirements to qualify for incentives in the Lower Keys 

 
  

Establish an apprenticeship program 

 
 

 Seek to expand use of Quick Response Training incentive 
(QRT) 

 
  

 Cultivate relationships with south Florida venture capital firms 

 
  

 Improve Certified Capital Company Act (CAPCO) funding 
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Forward Lower Keys Resource Matrix – cont’d. 
 

   
Establish hurricane shelter program & re-examine ROGO 
objectives 

   
Create Workforce High Density Infill Housing program (WHIDH) 
through a  Lower Keys Development Corporation 

 
  

 Host a Waterborne Housing Symposium 

 
  

 Examine feasibility of cruise ship dormitory for municipal 
workers 

 
 

 
 Extend mass transit to serve Big Pine Key 

 
  

 Encourage reduction of truck traffic on the Overseas Highway  

 
  

Consolidate waterfront activities throughout the Lower Keys 

   
 Introduce water taxi services 

 
  

Develop strategic plan for Monroe County School District 

 
  

Introduce tighter controls on school grading practices 

   
Establish Vocational Center to serve Lower Keys 

 
  

Encourage more students to obtain bachelor’s degrees   

 
  

Determine cost-benefit to Lower Keys of incentive deals 

 
  

Coordinate management, technical, and marketing assistance 

 
 

  Prepare tentative “Road Fund” applications 

 
 

 Prepare prospectus for target clusters and component 
industries 

  Legend  

  
 

 Fund-intensive resources 

   Personnel-intensive resources 

  
 

 Time-intensive resources 

  
 

 Critically important 
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Action Items 
 
Level-One Priority (High) 
 
From the resource matrix, critical items that require the greatest 
resource demand should be set as the first priority. In all likelihood, 
these will take the longest time to secure funds, assign personnel, and 
achieve end results. The following are not necessarily listed in order of 
need: 
 

 Formation of Lower Keys Economic Development Alliance 
 Assure availability of Qualified Target Industry Tax Refund (QTI) 
 Establish hurricane shelter program & re-examine ROGO objectives 
 Create Workforce High Density Infill Housing program (WHIDH) 
 Establish Vocational Center to serve Lower Keys 

  
Level Two Priority (Moderate) 
 
Action items of critical need but less resource demand are as follows: 
  

 Retain CPA firm to prepare Cost/Benefit and Sensitivity Analyses  
 Establishment  of “Stop-Gap” measures for budgetary shortfalls 
 Apply a more proactive approach to workforce training 
 Waive requirements to qualify for incentives in the Lower Keys 
 Establish an apprenticeship program 
 Consolidate waterfront activities throughout the Lower Keys 
 Develop strategic plan for Monroe County School District 
 Introduce tighter controls on school grading practices 
 Encourage more students to obtain bachelor’s degrees   
 Determine cost-benefit to Lower Keys of incentive deals 
 Coordinate management, technical, and marketing assistance 

 
Level Three Priority (Low) 
 
Action items of critical need but of even less resource demand that 
Level Two areas follows:  
 

 Seek to expand use of Quick Response Training incentive (QRT) 
 Prepare prospectus for target clusters and component industries 

 
Items of Non-Immediate Need 
 
Although important, the following recommendations are not immediately 
essential. They are grouped by degree of resource demand: 
 
Higher Resource demand 
 

 Introduce water taxi services 
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 Cultivate relationships with south Florida venture capital firms 
 Improve Certified Capital Company Act (CAPCO) funding 
 Host a Waterborne Housing Symposium 
 Examine feasibility of cruise ship dormitory for municipal workers 
 Extend mass transit to serve Big Pine Key 
 Encourage reduction of truck traffic on the Overseas Highway  

 
Lower Resource demand 
 

 Participate in the Florida Enterprise Zone Program 
 Prepare tentative “Road Fund” applications 

 
The following 27 pages present the Forward Lower Keys plan in more 
detail. This material is followed by a Strategic Initiatives Timeline (Table 
2.b.1) and an Initiatives Funding Schedule (Table 2.b.2). 
 
If all 27 strategic initiatives were implemented, DCG Corplan estimates 
an overall ten-year expenditure of $25.9 million would be required. 
Although the strategic target is 1,900 new jobs, this includes 500 
construction positions for the new Aquarium, the development cost of 
which is not included in the estimate.  Therefore, a figure of 1,400 jobs is 
substituted, and this new figure produces an overall expenditure of 
about $18,500 per job, which is not an unusually high economic 
development expense for an effort of this magnitude.  Perhaps in more 
palatable terms, the expenditure actually results an outlay of $1,850 per 
job per year.  
 
A Radical Solution 
 
In perhaps the boldest of our initiatives, DCG Corplan would encourage 
County officials to consider the divesture of the “Mainland Monroe” 
portion of Monroe County.  This largely uninhabited area, known as 
Cape Sable, represents 86.9% of the County’s land area with only 
0.075% of the population.  The US Census Dept. presently describes 
Monroe County at 996.9 square miles and a population of 79,589.  
These two numbers produce a density of 79.8 persons per square mile, 
or, a rural classification. The state of Texas, by example, has a density 
of 79.6 persons per square mile.  Federal and state funding is often tied 
to density and land use characteristics. 
 
But in reality, the majority of Monroe County residents (99.925%) reside 
in the 130.6 square miles of the Florida Keys, and the resultant density 
is an astounding 609.0 persons per square mile, or, twice the density of 
the entire State of Florida.  If Mainland Monroe were gifted to the both 
the Everglades National Park and the Big Cypress National Preserve, 
federal funding could probably be obtained for roadway and emergency 
preparedness improvements equivalent to other counties with similar 
land use densities.  
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FORWARD LOWER KEYS 
 
Strategy 
FORMATION OF LOWER KEYS ECONOMIC 
DEVELOPMENT ALLIANCE (LKEDA) 
 
Priority 
LEVEL ONE (HIGH) 
 
Resources 
FUNDS, PERSONNEL, TIME 
 
Strategic Objective 
The Key West Chamber of Commerce has recognized the need to be 
more proactive in economic development and should be lauded for the 
initiation of Leadership Monroe County.  While volunteers can often 
achieve significant outcomes, a professional organization devoted solely 
to an economic development agenda for the Lower Keys is clearly more 
desirable.   
 
Since the Keys are segmented into upper, middle, and lower regions, 
each should have their marketing organization with input from their 
respective commissioners, but administered by professional economic 
developers. LKEDA should be a public/private partnership, funded by 
Monroe County, but administered by professional staff. 
 
 
Budget  
Annual operating budget:  $445,100 (see Task 2.c) 
 
Staffing Responsibility 
Board of County Commissioners (BOCC) 
 
Strategic Timeline 
Project mobilization:  year 1 
Progress review:  end of year 4 
Operating completion: end of year 10 
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FORWARD LOWER KEYS 
 
Strategy 
ASSURE AVAILABILITY OF QUALIFIED TARGET 
INDUSTRY TAX REFUND (QTI) 
 
Priority 
LEVEL ONE (HIGH) 
 
Resources 
FUNDS, PERSONNEL, TIME 
 
Strategic Objective 
The QTI is a tool available to Florida communities to encourage quality 
job growth in targeted high-value added industries. To qualify for the tax 
refund, businesses must serve multi-state and/or international markets, 
must be capable of locating in other states, and must show that the tax 
refund will make a material difference in the location decision. 
 
Administrative agreement should be obtained (in advance) indicating 
that each of the target industries recommended in Task 1 qualifies for 
consideration under the QTI program. By taking this action, prospective 
investors will know that they will be eligible for tax refunds of $3,000 per 
new employee if they create at least 10 jobs and meet other basic 
criteria. (Note that hotels and restaurants are specifically excluded from 
QTI by statute.) Monroe County and incorporated communities in the 
Lower Keys will be expected to provide a local match of 20% of the 
refund. Prior to launching of marketing efforts, therefore, an appropriate 
referendum must be adopted. 
 
Budget  
Excluding Cluster B (500 jobs) as ineligible, 1,400 new positions will be 
subject to QTI. The anticipated potential refunds at $3,000 per new job 
will amount to $4,200,000, of which local governments will be 
responsible for 20% or $840,000. 
 
Total cost:    $840,000 
 
Staffing Responsibility 
BCCC 
LKEDA 
 
Strategic Timeline 
Project mobilization:  year 1 
Progress review:  end of year 4 
Operating completion: end of year 10 
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FORWARD LOWER KEYS 
 
Strategy 
ESTABLISH HURRICANE SHELTER PROGRAM & RE-
EXAMINE ROGO OBJECTIVES 
 
Priority 
LEVEK ONE (HIGH) 
 
Resources 
FUNDS, PERSONNEL, TIME 
 
Strategic Objective  
A central theme in the Carrying Capacity 
report is the ability of Key’s residents to be 
able to evacuate safely to the Florida 
mainland. But, in reality, commonly accepted 
opinion is that only about 10% of inhabitants 
in Key West actually elect to leave.  
 
Rather than combat this trend, what’s needed is
residents in hurricane locations at central locatio
Florida Keys that can provide 100% capacity at C
protection. For the Lower Keys, this would mean
supporting nearly 42,000 residents or about 1.7 
a 70-acre site. Such a potential exists at Boca C
Navy facilities could be absorbed into the shelter
alternative would be to convert part of the under
to provide a hurricane shelter for 75,000 residen
and cost-benefit analysis is necessary to evalua
amortized development for hurricane preparedne
disaster relief emergency spending by the Coun
government.  
 
Budget  
Estimate for Studies: $400,000 
 
Staffing Responsibility 
LKEDA 
 
Strategic Timeline 
Project mobilization:  year 1 
Progress review:  end of year 3 
Operating completion: end of year 4 

DCG Corplan Consulting LLC 
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ns throughout the 
ategory Five 

 a structure capable of 
million square feet and 
hica, where existing 
 itself. Another 

utilized Marathon Airport 
ts. A feasibility study 
te the concept; however, 
ss could far outweigh 

ty, State, and Federal 

Task 2.b – Page 10 of 34  



 

 

Economic 
Diversification 

Advance Planning  
for Monroe Cnty, FL 

EOG-RFP-260 

 

FORWARD LOWER KEYS 
 
Strategy 
CREATE WORKFORCE INFILL HIGH DENSITY 
HOUSING (WIHDH) PROGRAM 
 
Priority 
LEVEL ONE (HIGH) 
 
Resources 
FUNDS, PERSONNEL, TIME 
 
Strategic Objective  
A demonstration project should be 
initiated that intensifies lot use.   
Probably the best example is the 
consolidated two-lot condominium 
project.  A budget should be 
established for acquisition of two adjace
properties somewhere in the Lower Key
approvals pre-granted. As shown in the 
would be about $1.441 million. If succes
extended indefinitely. 
 
In order to support the program, a new o
to serve as not-for-profit developer.  A L
Corporation (LKDC) that consists of pub
accomplish this goal.  The LKDC can be
agency that is still under Monroe County
 
Budget  
Lower Keys Development  
Corp. start-up:  $   250,000 
Scenario 3 estimate:   1,441,100 
Total:    $1,691,100 
 
Staffing Responsibility 
LKDC 
 
Strategic Timeline 
Project mobilization:  year 1 
Progress review:  end of year 3
Operating completion: end of year 1

DCG Corplan Consulting LLC 
nt Common Key house 
s with the proper zoning 
Scenario 3 example, this cost 
sful, the program should be 

rganization should be created 
ower Keys Development 
lic and private funds can 
 a separate non-governmental 
 control.    
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FORWARD LOWER KEYS 
 
Strategy 
ESTABLISH A VOCATIONAL TRAINING CENTER 
 
Priority 
LEVEL ONE (HIGH) 
 
Resources 
FUNDS, PERSONNEL, TIME 
 
Strategic Objective 
The Monroe County School District has no vocational school and its 
dropout rate of 4.0% and unimpressive FCAT average scores suggest 
need for vocational training among students who do not intend to enroll 
for post-secondary education. In preparing teenagers to entering the 
labor force upon graduation, this school should offer curricula in data 
processing, welding, electrical wiring, aviation/avionics, drafting, sheet 
metal, machine shop, electronic technology, and computer-aided 
manufacturing, as well as the culinary arts. 
 
Existing employers indicate urgent need for such semi-skilled 
applicants, and the targeted clusters will offer even greater job 
opportunities.  
 
Budget  
Capital investment:     $3.0 million (20,000 sf @ $150 psf) 
Furnishings, equip’t:     1.5 million 
Operational funds:     2.0 million 
Total Cost:    $6.5 million 
 
Staffing Responsibility 
Monroe County School District 
BOCC 
LKEDA 
 
Strategic Timeline 
Project mobilization:  year 1-2 
Progress review:  end of year 4 
Operating completion: end of year 10 
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FORWARD LOWER KEYS 
 
Strategy 
RETAIN CPA FIRM TO PREPARE COST/BENEFIT & 
SENSIVITY ANALYSES 
 
Priority 
LEVEL TWO (MODERATE) 
 
Resources 
FUNDS, TIME 
 
Strategic Objective 
Monroe County and local communities must determine which programs 
currently in place will be most affected by changes in population and 
plan for realistic contingencies.  DCG Corplan suggests the retaining of 
a qualified public accounting firm to conduct a thorough cost-benefit and 
sensitivity analysis that disregard the “no-growth” category in favor of 
“slow- to moderate-decline metrics.  
 
Budget  
Estimate:    $1 million 
 
Staffing Responsibility 
LKEDA 
 
Strategic Timeline 
Project mobilization:  year 1 
Progress review:  end of year 2 
Operating completion: end of year 3 
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FORWARD LOWER KEYS 
 
Strategy 
ESTABLMENT OF “STOP-GAP” MEASURES FOR 
BUDGETARY SHORTFALLS 
 
Priority 
LEVEL TWO (MODERATE) 
 
Resources 
PERSONNEL, TIME 
 
Strategic Objective 
Most governments are unusually slow to react to dynamic changes in 
economic markets, however, the undeniable impact of housing price 
escalation, rising insurance rates, and the impending danger of market 
failure must prompt the County and communities in the Lower Keys to 
begin to provide stop-gap measures in planning forecasts. From the 
sensitivity analysis, Monroe County should be able to find budget 
spending flexibility that will allow current or planned programs to adapt 
to yearly changes.  
 
Failure to provide new policies could ultimately affect bonding and 
underwriting capacities and creates additional fiscal hardships.  Timely 
and proactive measures, on the other hand, could prevent unnecessary 
assessments to an already stressed segment of economy. 
 
Budget  
Estimate:   $150,000 per year (personnel costs) 
 
Staffing Responsibility 
BOCC 
LKEDA 
 
Strategic Timeline 
Project mobilization:  year 2 (1 year lag) 
Progress review:  end of year 4 
Operating completion: end of year 6 
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FORWARD LOWER KEYS 
 
Strategy 
APPLY A MORE PROACTIVE APPROACH TO 
WORKFORCE TRAINING 
 
Priority 
LEVEL TWO (MODERATE) 
 
Resources 
PERSONNEL, TIME 
 
Strategic Objective 
The state’s Quick Response Training Initiative (QRT) is designed to 
respond to a new or expanding company’s need by reimbursing its 
training expenses. This is a re-active approach to workforce training that 
precludes advance development of skills in support of economic 
development efforts. Similarly, the state’s Incumbent Worker Training 
Program (IWT) will help to upgrade skills but only if the business has 
been in place for at least one year. While the state’s manpower 
agencies have projected Florida’s future occupational needs, QRT and 
IWT make no attempt to fill this pipeline. 
 
By contrast, several competitive states fund their training programs with 
direct grants to schools and are pro-actively equipping their workforce to 
meet future demands. Accordingly, the Lower Keys should consider 
local sponsorship of a training program to support the clusters and their 
component businesses. 
 
Budget  
Estimate:   $150,000 per year (personnel costs) 
 
Staffing Responsibility 
LKEDA 
Gulf Coast Community College 
 
Strategic Timeline 
Project mobilization:  years 2-3 (1 year lag) 
Progress review:  end of year 5 
Operating completion: end of year 7 
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FORWARD LOWER KEYS 
 
Strategy 
WAIVE REQUIREMENTS TO QUALIFY FOR INCENTIVES 
IN THE LOWER KEYS 
 
Priority 
LEVEL TWO (MODERATE) 
 
Resources 
PERSONNEL, TIME 
 
Strategic Objective 
Since the Lower Keys represent a small economy that is geographically 
separated from the mainland, appeal should be made to the Florida 
legislature to liberalize rules in recognition of the area’s special needs. 
For example, QTI should be available to firms that add five employees, 
rather than at least 10 as required for qualification  
  
Budget  
Estimate: $200,000 per year (lobbying & personnel 

costs) 
 
Staffing Responsibility 
LKEDA 
 
Strategic Timeline 
Project mobilization:  year 2 (1 year lag) 
Progress review:  end of year 4 
Operating completion: end of year 5 
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FORWARD LOWER KEYS 
 
Strategy 
ESTABLISH AN APPRENTICESHIP PROGRAM 
 
Priority 
LEVEL TWO (MODERATE) 
 
Resources 
PERSONNEL, TIME 
 
Strategic Objective 
Local firms report difficulty retaining employees, but they do not qualify 
for QRT or ITW training funds because they are not expanding. 
Moreover, training programs for these skills may not be offered at 
FKCC. 
 
A formal apprenticeship program should be established among existing 
employers to help maintain job stability in the Lower Keys. Attention is 
directed to the highly successful “flexicurity” apprenticeship program in 
Denmark. In essence, the employer is encouraged (through state-paid 
wage subsidies) to hire two on-the-job trainees instead of attempting to 
recruit one expensive veteran. This innovative program assures the 
employer that retiring workers (or those leaving the area) will be 
replaceable within a reasonable time frame. 
 
Budget  
Estimate: $175,000 per year (lobbying & personnel 

costs) 
 
Staffing Responsibility 
LKEDA 
OTTED 
Enterprise Florida 
 
Strategic Timeline 
Project mobilization:  year 2 (1 year lag) 
Progress review:  end of year 5 
Operating completion: end of year 6 
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FORWARD LOWER KEYS 
 
Strategy 
CONSOLIDATE WATERFRONT ACTIVITIES 
THOUGHOUT THE LOWER KEYS 
 
Priority 
LEVEL TWO (MODERATE) 
 
Resources 
PERSONNEL, TIME 
 
Strategic Objective  
The Lower Keys need to adopt more uniform policies and procedures to 
avoid loss of valuable waterfront assets.  Boat repair is a targeted 
industry for the Lower Keys, and the potential loss of commercial marina 
space such as on Stock Island should be averted if possible.  A catalog 
of all viable repair and launch areas should be created, marked by level 
of risk to potential sales or transfers.  Wherever possible, zoning should 
be updated to permit commercial marine activity to mix with recreational 
uses. 
 
Budget  
Estimate:   $75,000 per year (personnel costs) 
 
Staffing Responsibility 
Monroe County Marine Resources Division 
Tourist Development Council 
Monroe County Planning & Environmental Resources 
 
Strategic Timeline 
Project mobilization:  year 2 (1 year lag) 
Progress review:  end of year 3 
Operating completion: end of year 5 
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FORWARD LOWER KEYS 
 
Strategy 
DEVELOP A STRATEGIC PLAN FOR MONROE SCHOOL 
DISTRICT 
 
Priority 
LEVEL TWO (MODERATE) 
 
Resources 
PERSONNEL, TIME 
 
Strategic Objective 
A new strategic plan is needed to coordinate mission and vision 
statements consistent with the goals of the Economic Diversification 
program. These statements will establish a plan to accomplish the 
desired future, set specific data-driven goals, and provide a vehicle for 
stakeholders to work together toward these goals and objectives.    
 
Budget  
Estimate:   $75,000 per year (personnel costs) 
  
 
Staffing Responsibility 
BOCC 
Monroe County School District 
 
 
Strategic Timeline 
Project mobilization:  year 2 (1 year lag) 
Progress review:  end of year 4 
Operating completion: end of year 6 
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FORWARD LOWER KEYS 
 
Strategy 
INTRODUCE TIGHTER CONTROLS ON SCHOOL 
GRADING PRACTICES 
 
Priority 
LEVEL TWO (MODERATE) 
 
Resources 
PERSONNEL, TIME 
 
Strategic Objective 
The liberal grades awarded in the Monroe County School District are 
inconsistent with a standard “bell curve” distribution, since 54% receive 
an A, 38% receive a B, only 8% receive a C, and none have a failing 
grade. Need for tighter grading controls is also evidenced by the 
unimpressive results achieved on the Florida Comprehensive 
Assessment Test (FCAT) and the Florida Writing Assessment program. 
Additional tutoring may be needed after standards are revised. 
   
Budget  
Estimate: $250,000 per year (tutors and learning 

programs) 
 
Staffing Responsibility 
Monroe County School District 
 
Strategic Timeline 
Project mobilization:  year 2 (1 year lag) 
Progress review:  end of year 5 
Operating completion: end of year 7 
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FORWARD LOWER KEYS 
 
Strategy 
ENCOURAGE MORE STUDENTS TO OBTAIN 
BACHELOR’S DEGREES 
 
Priority 
LEVEL TWO (MODERATE) 
 
Resources 
PERSONNEL, TIME 
 
Strategic Objective 
The Lower Keys can be at a competitive disadvantage for targeted 
businesses that require applicants having a four-year college degree or 
higher. Residents attaining a college education represent 24.4%, 
compared with a statewide average of 24.9% and the national average 
of 26.4%. 
 
Students at FKCC should be encouraged to enroll in its Associate of 
Arts (A.A.) degree program, maintain at least a C in all courses, and 
concentrate electives on a selected specialty so that their credits can be 
fully transferable to a senior college.  
 
Budget  
Estimate: $250,000 per year (personnel & public 

relations advertising costs)  
 
Staffing Responsibility 
Monroe County School District 
LKEDA 
 
Strategic Timeline 
Project mobilization:  year 2 (1 year lag) 
Progress review:  end of year 5 
Operating completion: end of year 6 
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FORWARD LOWER KEYS 
 
Strategy 
DETERMINE COST-BENEFIT TO THE LOWER KEYS OF 
INCENTIVE DEALS 
 
Priority 
LEVEL TWO (MODERATE) 
 
Resources 
PERSONNEL, TIME 
 
Strategic Objective 
A pragmatic analysis of the cost-benefit to the County (or the City of Key 
West) will be needed to determine whether a new employer or an 
expanding local firm should be awarded financial incentives. This is 
critical for any program where the state requires local matching funds or 
real estate tax abatements are offered. 
 
Budget  
Estimate: $100,000 per year (personnel costs) 
 
Staffing Responsibility 
BOCC 
LKEDA 
 
Strategic Timeline 
Project mobilization: year 2 (1 year lag) 
Progress review: end of year 5 
Operating completion: end of year 7 
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FORWARD LOWER KEYS 
 
Strategy 
COORDINATE MANAGEMENT, TECHNICAL, AND 
MARKETING ASSISTANCE  
 
Priority 
LEVEL TWO (MODERATE) 
 
Resources 
PERSONNEL, TIME 
 
Strategic Objective 
Pertinent QRT, IWT, or other training programs should be coordinated 
with FKCC and the Monroe County School District to meet these needs. 
The state depends upon local schools to develop and administer these 
programs. Employers are then reimbursed for training expenses for 
which they have been invoiced by the educational institution.    
 
Budget  
Estimate: $100,000 per year (personnel costs) 
 
Staffing Responsibility 
LKEDA 
 
Strategic Timeline 
Project mobilization: year 2 (1 year lag) 
Progress review: end of year 4 
Operating completion: end of year 5 
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FORWARD LOWER KEYS 
 
Strategy 
SEEK TO EXPAND USE OF QUICK RESPONSE 
TRAINING INCENTIVE (QRT) 
 
Priority 
LEVEL THREE (LOW) 
 
Resources 
PERSONNEL 
 
Strategic Objective 
Workforce Florida must be encouraged to become more pro-active by 
providing funds for advance training of skills required by the targeted 
clusters and their component businesses. This training effort could then 
proceed in tandem with marketing to those prospects.  
 
As a smaller economy, the Lower Keys should also seek exemption 
from the minimum of 10 new jobs to qualify for QRT reimbursements. 
 
Budget  
Estimate: $100,000 per year (personnel costs) 
 
Staffing Responsibility 
LKEDA 
 
Strategic Timeline 
Project mobilization: year 3 (2 year lag) 
Progress review: end of year 4 
Operating completion: end of year 6 
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FORWARD LOWER KEYS 
 
Strategy 
PREPARE PROSPECTUS FOR TARGET CLUSTERS AND 
BUSINESSES  
 
Priority 
LEVEL THREE (LOW) 
 
Resources 
PERSONNEL 
 
Strategic Objective 
Marketing reports for each of the eight targeted clusters should be 
prepared that illustrate why the Lower Keys area is a good "fit” for these 
activities. Data developed by DCG Corplan for this study can be readily 
adapted for use in new marketing documents. The goal should be to 
familiarize the prospect with the Lower Keys geographic location and 
quality of life and then to empirically demonstrate the advantages to the 
targeted audience of profitably operating a business here. The materials 
should also feature available incentives and ongoing efforts of Forward 
Lower Keys to facilitate economic diversification.  
 
The prospectus can be generally broad in basic information; however, 
each must be designed to reach the targeted cluster. Therefore, eight 
distinct versions should be prepared.     
 
Budget  
Estimate: $150,000 per year (personnel & publishing 

costs) 
 
Staffing Responsibility 
LKEDA 
 
Strategic Timeline 
Project mobilization: year 3 (2 year lag) 
Progress review: end of year 4 
Operating completion: end of year 5 
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FORWARD LOWER KEYS 
 
Strategy 
INTRODUCE WATER TAXI SERVICES 
 
Priority 
NON-IMMEDIATE (HIGHER RESOURCE DEMAND) 
 
Resources 
FUNDS, PERSONNEL, TIME 
 

 

Strategic Objective  
Key West should capitalize on 
its waterfront by creating 
commercial water taxi service.  
 
The development of the water 
taxi industry will bring jobs and 
investment to the area and 
provide continued support for 
the active boating industry here.  Rush hour traffic congestion could be 
eased somewhat through use of water taxi services, and evening 
excursions by boat would help to promote bar and restaurant patronage 
in Key West and possibly support the extended stay of cruise liners. 
 
A ridership feasibility study should be commissioned, followed by 
distribution of Requests for Expressions of Interest (RFEI) to water taxi 
operators.  It is assumed that wharfs and other vessel amenities would 
be required expenses by the County, and not by private operators. 
 
Budget  
Estimated: $750,000 per year (physical infrastructure, 

marketing)  
 
Staffing Responsibility 
Tourist Development Council 
LKEDA 
 
Strategic Timeline 
Project mobilization: year 4 (3 year lag) 
Progress review: end of year 6 
Operating completion: end of year 7 
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FORWARD LOWER KEYS 
 
Strategy 
CULTIVATE RELATIONSHIPS WITH SOUTH FLORIDA 
VENTURE CAPITAL FIRMS 
 
Priority 
NON-IMMEDIATE (HIGHER RESOURCE DEMAND) 
 
Resources 
PERSONNEL, TIME 
 
Strategic Objective 
The Lower Keys area offers unique opportunities to diversify its 
economy with new job-creating businesses. For the most part these will 
be early-stage developments that do not have the size, assets, or 
operating history required to obtain capital from traditional sources. 
Their success, therefore, may depend upon their ability to obtain funding 
from the venture capital arena.   
 
Venture capital companies operating in Florida tend to focus in-state 
portfolios on smaller firms that can be easily supervised from their local 
offices. Seven VCs are headquartered in the Miami-Fort Lauderdale-
Miami Beach MSA and another five are located in the Boca Raton-West 
Palm Beach area. Close relationships should be established with these 
companies to acquaint them with the selected clusters and VC 
opportunities in the Lower Keys.  
 
Budget 
Estimate: $100,000 per year (personnel & recruiting 

costs) 
 
Staffing Responsibility 
LKEDA 
 
Strategic Timeline 
Project mobilization: year 4 (3 year lag) 
Progress review: end of year 6 
Operating completion: end of year 7 
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FORWARD LOWER KEYS 
 
Strategy 
IMPROVE CERTIFIED CAPITAL COMPANY ACT 
(CAPCO) FUNDING 
 
Priority 
NON-IMMEDIATE (HIGHER RESOURCE DEMAND) 
 
Resources 
PERSONNEL, TIME 
 
Strategic Objective 
Venture capital companies operating in Florida tend to focus in-state 
portfolios on smaller firms that can be easily supervised from their local 
offices. Seven VCs are headquartered in the Miami-Fort Lauderdale-
Miami Beach MSA and another five are located in the Boca Raton-West 
Palm Beach area. Close relationships should be established with these 
companies to acquaint them with the selected clusters and VC 
opportunities in the Lower Keys.  
 
Budget 
Estimate: $125,000 per year (marketing & lobbying 

costs) 
 
Staffing Responsibility 
LKEDA 
 
Strategic Timeline 
Project mobilization: year 4 (3 year lag) 
Progress review: end of year 5 
Operating completion: end of year 6 
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FORWARD LOWER KEYS 
 
Strategy 
HOST A WATERBORNE HOUSING SYMPOSIUM 
 
Priority 
NON-IMMEDIATE (HIGHER RESOURCE DEMAND) 
 
Resources 
PERSONNEL, TIME 
 
Strategic Objective 
Monroe County shares many of the 
same land use issues as the 
Netherlands, but like the Gulf Coast, 
the added element of hurricanes makes
particularly challenging subject.  DCG C
symposium of international architects en
marine experts convene in Key West fo
topic.  The “laboratory” will help to kicko
Engineering, and Related Services) targ
and would elevate public awareness of 
this region.  An annual series of meeting
 
Budget  
Estimate:   $100,000 pe
   
 
Staffing Responsibility 
LKEDA 
 
Strategic Timeline 
Project mobilization: year 4 (3 yea
Progress review: end of year 6
Operating completion: end of year 7
 

DCG Corplan Consulting LLC 
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FORWARD LOWER KEYS 
 
Strategy 
EXAMINE FEASIBILITY OF A CRUISE SHIP 
DORMITORY FOR MUNICIPAL WORKERS 
 
Priority 
NON-IMMEDIATE (HIGHER RESOURCE DEMAND) 
 
Resources 
PERSONNEL, TIME 
 
Strategic Objective 
The issue of municipal 
worker turnover will only 
become worse over time, 
and this imaginative solution 
is not as far-fetched as it seems
vessel could probably be accom
workers could be housed in affo
be addressed in the normal land
 
Advanced planning should be pu
and details the location and mea
selection could be determined th
study for serious consideration o
 
Budget  
Estimate:   $150
 
Staffing Responsibility 
LKEDA 
MC Dept. of Housing & Commu
 
Strategic Timeline 
Project mobilization: year 4
Operating completion: end o
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FORWARD LOWER KEYS 
 
Strategy 
EXTEND MASS TRANSIT TO SERVE BIG PINE KEY 
 
Priority 
NON-IMMEDIATE (HIGHER RESOURCE DEMAND) 
 
Resources 
FUNDS, TIME 
 
Strategic Objective  
New construction to accommodate cluster development and affordable 
housing is likely to focus on the available acreage in at Big Pine Key. 
Mass transit facilities will be needed, and supporting federal subsidies 
may be available through Region 5 South Florida Welfare Transition 
funding.  
 
Budget  
Estimate:   $250,000 per year (bus stops, signage, etc.) 
 
Staffing Responsibility 
Monroe County Division of Public Works 
LKEDA 
 
Strategic Timeline 
Project mobilization: year 4 (3 year lag) 
Progress review: end of year 7 
Operating completion: end of year 8 
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FORWARD LOWER KEYS  
 
Strategy 
ENCOURAGE REDUCTION OF TRUCK TRAFFIC ON THE 
OVERSEAS HIGHWAY 
 
Priority 
NON-IMMEDIATE (HIGHER RESOURCE DEMAND) 
 
Resources 
PERSONNEL, TIME 
 
Strategic Objective  
The number of trucks on the Overseas Highway could be reduced by 
diverting this traffic to marine transportation. Good potentials involve 
using barges to transport petroleum products. Coordinating with the 
Navy may be beneficial in promoting this cargo system.  
 
Hotels and restaurants move paper goods and other supplies by truck 
that could also be delivered by roll-on/roll-off barge. 
 
Monroe County will require a market study to support the initiative. 
 
Budget  
Estimate:   $125,000 for Market study 
 
Staffing Responsibility 
LKEDA 
 
Strategic Timeline 
Project mobilization: year 4 (3 year lag) 
Operating completion: end of year 5 
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FORWARD LOWER KEYS 
 
Strategy 
PARTICIPATE IN THE FLORIDA ENTERPRISE ZONE 
PROGRAM  
 
Priority 
NON-IMMEDIATE (LOWER RESOURCE DEMAND) 
 
Resources 
PERSONNEL 
 
Strategic Objective 
The state has 55 enterprise zones, but Monroe County has none. The 
program offers tax refunds of $6,000 per net new job to a qualified 
employer locating in an enterprise zone and provides significant credits 
against sales taxes and state corporate income taxes, as well as credits 
against business equipment sales taxes, business materials sales taxes, 
property taxes, electric energy, and community contributions. 
Accordingly, the EZ program offers considerable attraction for 
prospective investors. 
 
The Office of Tourism, Trade, and Economic Development (OTTED) will 
be announcing a community application process this year to name one 
new urban enterprise zone and one new rural enterprise zone. The 
Lower Keys should consider applying for an EZ zone designation as 
soon as possible. 
  
Budget 
Estimate: $75,000 per year (personnel costs) 
 
Staffing Responsibility 
LKEDA 
BOCC 
OTTED 
 
Strategic Timeline 
Project mobilization:  year 4 (3 year lag) 
Operating completion: end of year 6

Task 2.b – Page 33 of 34  DCG Corplan Consulting LLC 



 

Economic 
Diversification 

Advance Planning  
for Monroe Cnty, FL 

EOG-RFP-260 

 

 

FORWARD LOWER KEYS 
 
Strategy 
PREPARE TENTATIVE “ROAD FUND” APPLICATIONS  
 
Priority 
NON-IMMEDIATE (LOWER RESOURCE DEMAND) 
 
Resources 
PERSONNEL 
 
Strategic Objective 
This incentive tool is designed to alleviate transportation problems that 
inversely impact a specific company’s location or expansion decision. 
Grants are limited to $2 million and are awarded by the state to the local 
government (not to the business) for public transportation 
improvements.  
 
Only limited grants are available through the state’s Economic 
Development Transportation Fund. Accordingly, preliminary reviews 
should be conducted to determine the potential needs of targeted 
clusters for roads or other infrastructure improvements. Then tentative 
“road fund” applications should be prepared for early filing with the state.  
 
Budget 
Estimate: $100,000 per year (personnel & survey 

costs) 
 
Staffing Responsibility 
LKEDA 
 
Strategic Timeline 
Project mobilization: year 5 (4 year lag) 
Progress review: end of year 5 
Operating completion: end of year 7 
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Task 2.c – Marketing & Promotions Strategy 
 
Introduction 
 
In the preceding two tasks, DCG Corplan has focused on the developing 
of strategic initiatives that will enhance the attraction, expansion, and 
creation of clusters and their component businesses in the Lower Keys. 
Among the issues that currently impede the achievement of this goal are 
lack of affordable housing and inadequacy of educational preparedness. 
Many of the presented initiatives address these topics, with the concept 
that before new businesses can be attracted to the Lower Keys, there 
must be movement toward providing affordable housing and providing 
better training of area residents.  
 
With that effort commencing, a parallel promotions effort can then be 
initiated. Marketing to prospective target clusters is a lengthy process 
and will require funding and coordination. But, the message that the 
Lower Keys area is on the move forward can be brought to the market’s 
attention and lead to successful diversification of the local economy. 
 
This task provides a continuation of the strategic plan by quantifying the 
promotional activity required to communicate effectively with the target 
markets. The report delineates marketing and promotions strategy in 
considerable detail, along with alternatives for reducing related costs. A 
strategy is presented that is built around two central themes: branding 
and promotion of the Lower Keys as a favorable business environment 
and a direct outreach to the eight recommended clusters. 
 
Lower Keys Branding and Public Relations 
 
Mission and Vision Statements 
 
In forming a new identity for the Lower Keys Economic Development 
Alliance (LKEDA), a Mission Statement needs to be developed for the 
effort that also reflects unique leadership in effecting change in real 
estate, education, and government. Key elements of the Statement 
should include: 
 
Definition of the Mission 

 Clearly enunciates the fundamental reason why the effort is being 
enacted 

 Establishes the range of the effort’s activities 
 Provides an overall direction for the effort 
 Acts as a foundation for developing goals and objectives 

 
Characteristics of a good Mission Statement 

 General, not too specific 
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 Looks to the future, not to the past or present 
 Reflects the area’s unique strengths 

 
Sub-Steps 

 Agree on the general purpose of the effort 
 Decide which groups and markets the effort is designed to serve 
 Decide on the scope of the effort’s activities 

 
While the Mission Statement will define the purpose or broader goal of 
the effort, the Vision Statement should describe in more graphic terms 
where the goal-setters see the Lower Keys area in the future. A logical 
outgrowth of this study in the Vision Statement would be the goals of (1) 
stabilizing the population base, (2) developing the clusters to provide 
over 1,900 new jobs, and (3) accomplishing a needed improvement in 
workers’ earnings within a 10 year planning horizon. 
 
Local business, educational, and political leaders should be involved in 
developing these Mission and Vision Statements. Through a series of 
round tables, meetings, and net forums, the mutual need for a strategic 
economic plan (Forward Lower Keys) will be more widely recognized 
and ultimately brought to fruition.  
 
Branding  
 
In marketing, a brand is a traditional advertising method used to create 
an acquired response from a targeted audience based upon cumulative 
impressions and positive reinforcement. It is also the symbolic 
embodiment of the information connected with a product or service. A 
brand typically includes a name, logo, or other visual element, and it 
encompasses the set of expectations associated with a product or 
service that typically arise in the minds or people. 
 
In economic development, branding achieves a similar response. The 
San Jose Valley certainly would be less memorable without its more 
common name “Silicon Valley” that is synonymous with computers and 
high-tech activities. In the case of the Lower Keys, creating a new brand 
will be a key component for successful outreach to the targeted clusters 
and their component businesses. 
 
Pubic Relations 
 
This report provides the Lower Keys with a number of strategic 
initiatives that will benefit from the development of a brand widely used 
throughout advertising and public relations. DCG Corplan suggests that 
a qualified national public relations firm with expertise in economic 
development marketing be retained to support this activity.  A Request 
for Proposal should be issued that covers some or all of the following 
items: 
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 Develop a unique identity (brand) and comprehensive strategic 

plan to reach regional, national and international business media 
with key messages 

 
 Define appropriate media markets based on existing research 

and information of the County’s profile 
 

 Develop and maintain current lists of customized media contacts 
for television, radio, print, and Internet 

 
 Create a national media kit with current background for 

spokespersons 
 

 Pitch storylines to major business publications and media to 
heighten awareness of the Lower Keys dynamic business 
environment 

 
 Secure story placement and raise the quantity and quality of 

favorable business coverage for the County in regional/national 
media 

 
 Place Lower Keys guests on regional/national TV and radio talk 

shows and in print, placing particular focus on opportunities for 
relevant elected officials and private sector leaders to speak on 
economic, technological, or other developments that enhance 
Monroe County’s reputation as a place in which to do business 

 
 Organize tours by local public and private sector leaders to media 

centers such as New York, Washington DC, Chicago, Los 
Angeles and San Francisco 

 
 Develop and pitch op-eds, talking points and factsheets 

 
 Plan and implement in-market trips for press visits to the Lower 

Keys 
 

 Arrange press interviews with BOCC and LKEDA officials at 
relevant trade and professional conferences 

 
 Secure speaking engagements by Lower Keys public and private 

sector leaders at trade conferences and other relevant business 
venues 

 
 Develop an internal public relations campaign to inform County 

allies and partners of its successful marketing and media results 
 

Task 2.c – Page 3 of 15  DCG Corplan Consulting LLC 



 

Economic 
Diversification 

Advance Planning  
for Monroe Cnty, FL 

EOG-RFP-260 

 

 

 Provide ongoing consultative services to LKEDA on a variety of 
public relations and economic development marketing issues 

 
 Track ad equivalency and impact of editorial results. 

 
Public relations – strategic approach  
 
As a means of easing this cost burden, the Lower Keys should seek use 
of WIRED grant funds from the U.S. Department of Labor, as well as the 
Florida Innovation Incentive Fund.  
 
Targeted Industries Outreach 
 
In Task 1.c, the search for viable clusters concentrated on eight sectors 
that appear to offer the potential to create at least 50 jobs in the Lower 
Keys within realistic time periods. Within each these industry groups, 
selections were made of the sub-sectors where the area offers 
promising location advantages to prospects: 
  
Cluster  Industry NAICS 
A Accounting, tax preparation, 

bookkeeping and payroll serices  
5412 

 Architecture, engineering and related 
services 

5413 

B Traveler accommodations 7211 
 Full-service restaurants 7221 
C General medical and surgical hospitals 6221 
 Outpatient care centers 6214 
D Deep sea transportation (reservations) 4831 
 Other personal and household goods 

repair and maintenance (boat repair) 
811490 

E Promoters of performing arts (water 
oriented theme entertainment) 

7113 

 Aquarium 7113 
 Salt water fishing 7113 
F Depository credit institutions (credit 

cards) 
5221 

 Insurance carriers (claims) 5241 
G Educational services (cooking school) 61 
 Educational services (writing school) 61 
H Activities related to real estate 5313 
 
Attracting interest among company executives in these industries may 
be a long process, requiring a number of strategic approaches. These 
may include direct marketing and mail, print advertising, field missions, 
trade show, and media marketing.  
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Direct mail campaigns 
 
Audience identification is the increasingly complex (and the least 
understood) aspect of direct marketing in economic development. 
Corporate structures vary widely from firm to firm, and there is rarely 
one executive specifically in charge of expansion or relocation of the 
company’s facilities.   
 
In large corporations, “gatekeepers” (secretaries and administrative 
assistants) seek to protect chief executive officers from streams of 
unsolicited promotional materials arriving daily. Marketers must find 
ways to circumvent interceptors to get the CEO’s attention. While the 
traditional primary audience for economic development solicitation had 
been centralized corporate real estate executives, these departments 
were largely decimated by cost-cutting during the recent recession in 
favor of outsourcing to real estate consultants.   
 
Expansion or relocation projects in most large companies increasingly 
are handled by temporary task forces of personnel drawn from various 
departments (although that committee may contract with specialists for 
technical assistance). Identifying the team leader is essential for 
promoting an area as a location candidate.  
 
Under the circumstances, focus of solicitation on a single contact does 
not assure that the promotional material will reach other decision 
makers in that prospect firm. Until a project manager can be identified, 
therefore, the marketing effort should reach out to several “C” level 
officers, e.g., the Chief Executive Officer (CEO), Chief Operating Officer 
(COO), Chief Financial Officer (CFO), Chief Administrative Officer 
(CAO), and/or Chief Information Officer (CIO), depending upon the 
nature of the targeted activity.        
 
Direct Mail – Strategic Approach 
 
Before launching a direct mail (or e-mail) campaign, an industry-specific 
prospectus (utilizing the DCG Corplan findings in Task 1) should be 
prepared in both glossy hard copy and electronic format. Next, verified 
mailing lists should then be obtained from reputable sources (such as 
Dun & Bradstreet/Hoovers, Standard & Poor’s, or Ward’s/Gale), 
requesting their advance estimate of the number of companies and 
number of contacts by NAICS code in the targeted industries or clusters.   
 
As outlined below, the direct marketing program should extend though a 
series of steps and frequent follow up to culminate in closing of the deal: 
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Initial Contact: INTRODUCTORY LETTER 
 

Objective: To familiarize the prospect with basic advantages in the 
Lower Keys for his industry and encourage a request for 
additional information 

Timing:  ASAP (May be conducted in cycles, cluster by cluster) 
Activity:   Prepare letters, envelopes, and reply card   
 
Text for initial letter: 
 

Dear Sir: 
 

A comprehensive study just completed by a leading location 
consultant finds that your industry can achieve outstanding 
operating results in Florida’s Lower Keys: 

  
o Base of technical competencies 
o Qualified graduates of college, university, and technical schools  
o Favorable payroll costs 
o Synergy with pillar companies  
o Business-friendly state and local government 
o Comprehensive support services 
o Access to capital 
o Liberal incentives       
 

At no obligation or cost to you, we offer to provide a more detailed analysis 
for a model facility in your industry in the Lower Keys. Please return the 
accompanying response card for your free report. 

 
Text for response card: 
 

[  ] YES, please provide a free copy by E-mail of the DCG 
Corplan Consulting report on opportunities for my industry 
in Florida’s Lower Keys 
 
Name and title 
Company 
Mailing address 
Telephone 
E-mail address 

 
Second Contact: INFORMATION PACKET 
 
Objective: To increase the prospect’s level of interest 
Timing:   Immediately upon receipt of the reply card from prospect 
Activity: Provide an E-mail attachment of the industry-specific 

report to increase the prospect’s interest level 
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Third Contact: TELEPHONE CONFERENCE 
 

Objective: To determine more about the prospect’s interest and 
obtain details on the project, if possible  

Timing: Not later than one week after transmission of the 
requested report 

Activity: Confirm receipt of the report, establish a dialog with the 
prospect to answer any questions, and seek details on 
location requirements and site selection criteria  

 
Fourth Contact: CONFIRMATION LETTER 
 
Objective: To thank prospect for the opportunity and request meeting 

or visit to the Lower Keys 
Timing: Within two days after telephone conference 
Activity: Prepare the letter and submit answers to questions 
 
Fifth Contact: MEETING WITH ACTIVE PROSPECT  
 
Objective: To make across-the-desk presentation of the Lower Keys’ 

attributes and qualifications based upon firm’s 
requirements  

Timing: At the prospect’s earliest convenience 
Activity: Set up meeting schedule and travel arrangements 
 
Sixth Contact: PROPOSAL 
 
Objective: To provide detailed proposal to the prospect, including site 

price, training program, tax credits, tax abatement, and 
infrastructure grants 

Timing: One to two weeks after meeting with the prospect  
Activity: Prepare the proposal and obtain acceptance 

 
Subsequent Contacts: FOLLOW UP 
 
Objective:  To maintain continuing dialog with prospects 
Timing: 30-day intervals or until prospect signals no further interest 
Activity: Send letters, news items, announcements, etc.  
 
Final Step: CLOSE THE DEAL 
 
Objective: Finalize the agreement, announce the project, and obtain 

maximum leverage for developing the cluster 
Timing: Upon prospect’s decision in favor of the Lower Keys 
Activity: Ground breaking ceremony and press releases 
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Print Advertising 
 
Direct mail campaigns may not reach all of the potential prospects in an 
industry, so LKEDA should also consider placing space advertisements 
in pertinent magazines and newspapers. Such ads will broaden the 
dissemination of the message and should lead to more prospects in the 
target clusters.   
 
Costs for advertising in general business publications, however, can be 
prohibitive. For example, a 1/3 page ad in Business Week’s global 
edition is currently priced at $27,000 for a black and white and $40,000 
for a four-color ad. (Discounts apply to repetitive insertions of 10% for 
three times, increasing to 25% for 26+ weeks.) 
 
Print Advertising – Strategic Approach 
 
A better way to reach the target audiences may be through ad 
placements in the trade journals widely read by each sector. The 
following trade journals are considered most popular in the targeted 
businesses: 
 
Accounting, tax preparation, bookkeeping, and payroll services  
 Accounting Today 

o News and analysis about accounting 
 Practical Accountant  

o News and analysis about accounting 
 
Architecture, engineering and related services 
 Architectural Record 

o Exclusive magazine of the American Institute of Architects 
 Architecture Magazine 

o Culture, design, education, resources 
 Industrial Technology 

o Magazine for mechanical and electromechanical design 
engineers 

 
Traveler accommodations 
 Lodging Magazine 

o Hotel and motel industry information 
 Hotel & Motel Management 

o Hotel and motel management information  
 
Full-service restaurants 
 Food Arts 

o Trends in fine food and beverages 
 Nation’s Restaurant News 

o Foodservice news, trade show, business and franchise 
information 
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 Restaurant Business 
o Information on foodservice operations 

 Market Watch 
o Edited for restaurateurs 

 
General medical and surgical hospitals 
 Health Facilities Management 

o Health facility management, maintenance, construction  
 Healthcare Intelligence Network 

o Managed care, hospital and system management 
 

Outpatient care centers 
 Biomedical Market Newsletter 

o Catalog of newsletters, directories, and studies relating to 
health care 

 Northwest Science & Technology 
o Articles on outpatient care centers 

 
Reservations 
 Call Center Magazine 

o For customer care executives and call center managers 
 Travel + Leisure 

o Articles on cruise tours, hotels  
 
Boat Repair 
 Professional Boat Builder 

o Materials, design, repair solutions 
 Power & Motoryacht 

o Focus on powerboats 24 feet and larger 
 
Theme entertainment 
 Entertainment Weekly 

o News, reviews, articles 
 Wreck Diving 

o Equipment, travel, training 
 
Aquarium 
 Freshwater and Marine Aquarium 

o Understanding aquarium maintenance and species 
 Aquarium Fish 

o Successful fishkeeping for both the novice and the 
experienced 

 
Salt water fishing 
 Fly Fishing in Salt Waters 

o Gear, techniques, and accommodations 
 Salt Water Fly Fishing 

o For the serious salt water fly rod enthusiast 
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Credit cards 
 The Banker 

o News and views for banking community 
 IBS Publishing 

o Back office systems management  
 
Insurance carriers 
 Claims Magazine 

o Property and casualty losses 
 Best’s Review 

o Property, casualty, health and life insurance 
 

Cooking school 
 Taste of Home 

o America’s No. 1 cooking magazine 
 Global Chefs 

o Online magazine written by chefs 
  

Writing school 
 Writer’s Digest 

o Leading writers’ magazine  
 Poets and Writers Magazine 

o For emerging and established writers 
 
Real estate management 
 Realtor Magazine 

o Business tools for real estate professionals 
 The Real Estate Professional 

o For real estate sales and management 
 

Rates for generalized 
trade journals can be 
more affordable, but are 
still not cheap.  For 
example, a 1/3 page in 
Architectural Record is 
currently priced at $5,320 
for black and white and 
$9,060 in full color. 
Discounts apply to 
multiple insertions. (Note: 
Economic Development 
magazines have rates 
about the same as 
generalized trade 
journals and are not 
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recommended.) By contrast, rates for trade journals that serve specific 
industries can be much lower. For example, Wreck Diving offers 1/3 
page at $995.  
 
Field Missions 
A field mission draws upon business representatives from a number of 
identified target sectors which are deemed to hold the greatest mutual 
promise for new business development within the host community. Field 
missions help economic development organizations position themselves 
in markets where competition is fierce. These visits are more about 
opening doors and developing long-term relationships than trying to 
make sales or close deals.  

Field Missions – Strategic Approach 
 
To the extent possible, travel to meetings with active prospects in a 
target industry should be coordinated with calls on other potential 
candidate firms in the same geographic area (with dates and times 
confirmed in advance). Since these calls are likely to involve prospects 
in a broad range of high-tech industries, Lower Keys representative(s) 
must be briefed on key findings of the DCG Corplan report. 
 
With travel costs straining many budgets, field visits must be 
strategically planned.  Often, collateral visits to local businesses in the 
cities where a trade show attendance is planned will prove an efficient 
use of limited travel dollars.   
 
Trade Shows 
 
There are thousands of trade shows held every year, and economic 
development agencies are renting booths in the leading shows.  Monroe 
County officials should be cautioned as to the costs and personnel 
requirements of staffing trade shows, and therefore only shows that 
have the most likely fit for the strategic plan should be considered.  
Space rental at large shows can be prohibitive, but a typical industry 
show package at $3,000 provides a 10 ft x 10 ft space and includes 
carpeting, backs and side drapes, draped table, two side chairs, waste 
basket, and signboard.  For larger spaces, raw exhibit floor space for 
400 square feet or more usually costs about $25 per square foot.  
 
Trade Shows – Strategic Approach 
 
Staffing a booth at trade show may not always be the most effective way 
of “working” the show.  It may be more advantageous to bring a group of 
“ambassadors” to the show to meet with prospective companies.  
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Each show will list exhibitors in advance usually with contact 
information, and a pro-active telephone campaign designed to arrange 
brief visits at the booths of interested parties can produce marketable 
results.  The following is a proven script that economic development 
organizations have used successfully: 
 
Script for Trade Show: 
 

Call and ask for Sales Manger.  Say you are calling in reference 
to the tradeshow, and ask who from the company will be 
attending the show. 
 
Hello, my name is _______.  My I please speak to 
_____________(contact name from exhibitor sheet). 
 
I’m calling in reference to the tradeshow.  Members of our 
economic development organization will be attending the show 
and would like to stop by your booth and visit for a few minutes.  
We would like to discuss opportunities for your business within 
our state, and, in more detail, our community. 
 
If they are receptive: 
What time on any of the three days would be convenient? (book a 
15-minute time on the sheets -- no more than 2 appointments at 
the same time). 
 
If you get voice mail: 
Would you please return my call with a convenient time for our 
representative to stop by your booth?  We can be reached at the 
following number….. Thank you. 

 
Other effective ways of attending the show is to sponsor a hospitality 
suite in the accompanying hotel, and if possible, provide an off-site 
dinner for a group of invitees at a local restaurant.  Many attendees 
grow tired of the constant activity of the show and especially look 
forward to quieter meetings and higher food quality.  By attracting a 
smaller but more attendant group, the economic development message 
is easier to convey.   
 
If the tradeshow is sponsored by a 
publication, a show copy will probably be 
produced.  For effective marketing, 
many exhibitors will have advertising  
bellyband printed and added to the show 
publication for personalized distribution. 
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Internet 
 
The Internet is fast becoming the dominant source of data for prospects 
in a wide array of industry sectors.  In a recent survey of national site 
selectors by Development Counsellors International (DCI) in New York, 
65% of respondents indicated that they would use an economic 
development organizations’ website in their next location search. 
Generally, most users initially search websites for data on incentives 
and demographics, but the features of the website gaining the most 
popularity, according to the survey, were ranked follows: 
 

1. Information on the community’s target industries 
2. News sections that describes current developments 
3. The website’s sitemap 
4. Photos/maps of the community 
5. Directory of available buildings & sites 
6. List of local employers 
7. Information on local schools. 

 
Of note, the items losing some interest by respondents were: 
 

1. Demographics information 
2. Information on the quality of life 
3. Testimonials from local companies 
4. Current comparisons to competitor locations 
5. Information on available incentives 

 
Internet – Strategic Approach 
 
Rather than “reinvent” the wheel, a best practices approach should be 
taken by LKEDA in expanding the current website(s) for the Lower Keys.  
In DCG Corplan’s opinion, the Enterprise Florida website 
(www.eflorida.com) is particularly robust and an excellent model on 
which to base a new site.  The data pertinent to each target industry can 
be segmented by sector so the viewer can readily access relevant 
materials. 
 
Other Media 
 
Both radio and television (broadcast or cable) offer special ways of 
reaching the target audience, but at differing methods and costs.  State 
and regional economic development budgets allow for national TV 
advertising, but smaller areas such as the Lower Keys would be most 
likely relegated to public access television or local radio which, 
unfortunately cannot serve a broad enough base. 
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Other Media – Strategic Approach 
 
The Lower Keys should attempt to be featured on a PBS or National 
Public Radio broadcast for an outstanding community achievement.  It 
would be particularly significant if the news item focused on workforce 
training advancements, since this is a “hot” button for the target 
industries. 
 
With media produced by the broadcaster, the costs for a “spot” are 
alleviated, and only duplication and distribution of the recorded media is 
necessary to have a tape, DVD, or CD available for marketing use. 
 
Marketing and Promotions Budget Guidelines 
 
The following estimates are based on current market needs for smaller 
economic development organizations. Since LKEDA will be a new 
agency, the following budget is presented as a guideline for marketing 
overhead costs required to address the 27 initiatives.  
 
Management 
 
LKEDA is the recommended lead agency for marketing Forward Lower 
Keys.  This will necessitate the hiring a special Business Development 
Manager plus secretary, with a cost will probably be in the order of 
$100,000 per year. Whether or not the Chamber or County offices will 
are available,  the budget line items should be established for office 
setup (1,000 sf): 
 
Management            $100,000 
Rent      $12,000 
Utilities              1,500 
Telecom              1,200 
Furnishings             5,000/5yrs. = $1,000 
Equipment              4,000 
Software                   500/yr. 
Publications              3,000 
Total             $123,300 
 
Direct Marketing  
 
Buy mailing lists      $5,000 
Print brochures      4,000 
Direct mail campaign   10,000 pieces@ $.66 ea./6 mnths=$13,200 
Follow-up letters & calls___   5,000  
Total              $27,200 
 
 

Task 2.c – Page 14 of 15  DCG Corplan Consulting LLC 



 

Economic 
Diversification 

Advance Planning  
for Monroe Cnty, FL 

EOG-RFP-260 

 

 

Trade Shows  
 
Booth rental     $3,000 ea. @ 3/yr.=$9,000 
Set-up and dismantle     1,000 ea. @ 3/yr=3,000 
Travel        1,000 ea @ 2 pers. 3/yr.=6,000 
Per Diem          600 ea @ 2 pers. 3/yr.=3,600 
Publications       4,000 ea.@ 3/yr=12,000 
Total             $33,600 
  
Field Missions 
 
Travel      $1,500 ea.@ 4 pers. 4/yr =$24,000 
Per Diem          600 ea @ 4 pers. 4/yr=9,600 
Client entertainment         500 @ 4/yr.=2,000 
Total    $35,600 
 
Internet 
 
IT consultants  $50,000 
Software, licenses         500/yr. 
Total    $50,500 
 
Public Relations 
 
Consultant    $75,000 
Advertorials     50,000 
Other media      50,000 
Total            $175,000 
 
Annual Total          $445,100 
(estimated) 
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