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THE CITY OF KEY WEST 

PLANNING BOARD 

Staff Report 

 

To:   Chairman and Planning Board members 

From:   Ginny Haller, Planner II 

Through:  Thaddeus Cohen, Planning Director 

Meeting Date: August 18, 2016 

Agenda Item: Major Development Plan & Landscape Waiver – 724 Truman Avenue 

(RE # 00030020-000000) - A request for major development plan and 

landscape waiver approval for the construction of a new gymnasium 

building on property located within the Historic Public and Semipublic 

Services (HPS) zoning district pursuant to Sections 108-91.A.2. (b) and 

108-347 of the Land Development Regulations of the Code of Ordinances 

of the City of Key West, Florida. 
 

Request: Major development plan approval and landscape waiver for the 

construction of a new gymnasium/cafeteria to replace the existing 

gymnasium/cafeteria at St. Mary’s Star of the Sea Catholic School. 

Applicant:  Thomas E. Pope, P.A. 

Property Owners: Most Rev. Thomas G. Wenski, Archbishop of the Archdiocese of Miami 

Location:   724 Truman (RE # 000300200-000000) 

Zoning:  Historic Public and Semipublic Services District (HPS)  

    

 

 

 

http://gis.mcpafl.org/monroe/home/ZoomtoParcel?alternateKey=1030775
http://gis.mcpafl.org/monroe/home/ZoomtoParcel?alternateKey=1030775
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Background / Proposed Development: 

The subject property is bound by Truman Avenue, Amelia Street and Windsor Lane, and is 

located within the Historic Public and Semipublic Services (HPS) zoning district. The entire 

property consists of the Basilica of St. Mary Star of the Sea, however this project is limited to the 

replacement of the gymnasium and cafeteria of the Mary Immaculate Star of the Sea School.  

 

The existing gymnasium/cafeteria is located in the southwest section of the school along Amelia 

Street. The proposed area is a portion (approximately 34,300 SF) of the total property of St. 

Mary’s (355,095 SF). The existing gym must be demolished due to many structural deficiencies. 

The new gymnasium/cafeteria is proposed to be replaced with a new building using the existing 

footprint and envelope. 

 

This request for Major Development Plan and Landscape Waiver approval is to construct a 

replacement gymnasium and cafeteria within the same 14,300 SF envelope of the old 

gymnasium/cafeteria.  

 

In order to allow the proposed development, the following development approvals would be 

necessary or are requested by the applicant: 

 

 Major Development Plan review to include a waiver to reduce landscaping requirements is 

required due to the reconstruction of the gymnasium/cafeteria, pursuant to Section 108-

91.A.2.(a) and 108-347 of the Land Development Regulations (LDRs) of the Code of 

Ordinances (the “Code”) of the City of Key West (the “City”) 

 

Surrounding Zoning and Uses: 

Surrounding properties are located within the Historic Medium Density Residential (HMDR), 

Historic High Density Residential (HHDR), and Historic Neighborhood Commercial District – 

Truman/ Simonton (HNC-1) zoning districts. Surrounding uses include commercial and 

residential along Truman Avenue to the north, commercial and residential to the east, 

commercial, residential and Monroe County offices to the south, and commercial along Truman 

Avenue and Simonton Street to the west.  
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Process: 
Development Review Committee (DRC):  July 28, 2016 

Landscape Waiver Letter:               August 8, 2016 

Planning Board:     October 15, 2015 

HARC:      pending 

Final Tree Commission:    pending 

City Commission:     pending 

DEO review      Up to 45 days, following local appeal period 

 

 

Evaluation for Compliance with the Land Development Regulations (LDRs) and 

Comprehensive Plan 

City Code Section 108-91.A.2.(b) requires the reconstruction of  nonresidential floor area, 

addition or reconstruction of equal to or greater than 2,500 SF of gross floor area to be reviewed 

as a Major Development Plan. City Code Section 108-196(a) states after reviewing a Major 

Development Plan or a Minor Development Plan for a property and staff recommendations 

therefor, the Planning Board shall act by resolution to approve, approve with conditions, or 

disapprove it based on specific development review criteria contained in the LDRs and the intent 
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of the LDRs and comprehensive plan. The Planning Board resolution shall provide written 

comments documenting any conditions of approval that the Planning Board finds necessary to 

effectuate the purpose of Development Plan review and carry out the spirit and purpose of the 

Comprehensive Plan and the LDRs. If the Development Plan is recommended for disapproval, 

the Planning Board resolution shall specify in writing the reasons for recommending such denial. 

The Planning Board’s decision on a Major Development Plan in the historic district shall be 

advisory to the City Commission. 

 

Planning staff, as required by Chapter 108 of the City LDRs, has reviewed the following for 

compliance with the City's LDRs and Comprehensive Plan as summarized in the following table. 

 

Project Data Summary 

Dimensional 
Requirement 

Required/ 
Allowed 

Existing Proposed 
Change / 
Variance 

Required? 

Zoning District HPS  

Flood Zone X 

Site size 355,095SF 

Maximum density na na na In Compliance 

Maximum height 25 feet 37 feet 36 feet 3 inches In compliance 

Maximum building 
coverage 

40% No change No change In compliance 

Maximum 
impervious surface 

50% No change No change In compliance 

Minimum lot size 5,000 SF No change No change In compliance 

Minimum front 
setback 

20 feet na na In compliance 

Minimum side 
setback  

7.5 feet 
 

106.25 feet 106.5 feet In compliance 

Minimum rear 
setback  

20 feet  No change No change In compliance 

Minimum vehicular 
parking  

No change No change No change In compliance 

Minimum open 
space 

35% No change No change In compliance 

Landscaping 
Code Ch 108, 
Parts V & VI 

See analysis See analysis 
Nonconforming / 

waivers 
requested 

 

Concurrency Facilities and Other Utilities or Services (City Code Section 108-233) 

Comprehensive Plan Objective 9-1.5 directs the City to ensure that public facilities and services 

needed to support development are available concurrent with the impacts of new development. 

The analysis considers potable water, sanitary sewer, solid waste, drainage, vehicle trip 

generation and recreation. City Code Section 94-36 requires a concurrency review determination 

to be made concerning the proposed development. The Applicant provided a concurrency 

analysis as part of the Major Development Plan application. Staff reviewed the provided 

concurrency analysis following the criteria in City Code Section 94-36 and determines that 
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public facilities are expected to accommodate the proposed development at the adopted level of 

service (LOS) standards. This portion of the report shall serve as the required written 

determination of compliance. 

 

1. Potable water supply 

The replacement building will not change the usage of water. Therefore, the adopted potable 

water LOS standard is anticipated to be adequate to serve the proposed development. The 

property is currently serviced with potable water by the Florida Keys Aqueduct Authority 

(FKAA), which has been notified of the upcoming development and has available capacity to 

service the proposed development with the existing infrastructure currently in place. 

 

2. Wastewater management 

The replacement building will not change the usage of wastewater, therefore, the adopted 

sanitary sewer capacity LOS standard is anticipated to be adequate to serve the proposed 

reconstruction of the gymnasium. 

 

3. Water quality 

The property is served by the City’s central sewer system. The property is not adjacent to any 

bodies of water. Therefore, no adverse impacts to water quality are anticipated. 

 

4. Stormwater management / drainage 

The new steel building will be constructed on the same footprint as the existing steel with 

concrete foundation structure. A canopy of less than 500 feet will be constructed over the 

main entrance. Pursuant to City Code of Ordinance Sec. 108-716, construction or 

modification which does not create an impervious surface exceeding 500 SF is exempt from 

obtaining a permit for surface water management. Therefore, a stormwater management plan 

will not be required for this application. 

 

5. Solid waste 

The replacement building will use the existing solid waste receptacles. No additional 

impacts. 

 

6. Roadways 

No change. 

 

7. Recreation 

The area surrounding the proposed building is used as recreation area for the students of the 

school. No change. 

 

8. Fire Protection 

The proposed development shall comply with the life safety requirements per the Fire 

Marshal’s direction. The replacement building will be fully sprinkled and will meet all 

current Codes. 

 

9. Reclaimed water system 

NA 



Page 6 of 12 

 

10. Other public facilities 

Based on comments received from the DRC members all public facilities would be expected 

to accommodate the proposed development at the adopted LOS standards. 

 

Appearance, design and compatibility (City Code Section 108-234) 

The development plan shall satisfy criteria established in: 

 

City Code Chapter 102 (historic preservation) 

The property is located within the Key West Historic District and the proposed development 

would need to obtain Certificates of Appropriateness from the Historic Architectural Review 

Commission (HARC) for the reconstruction of the new gymnasium/cafeteria.  

 

Articles III (site plan), IV (traffic impacts) and V (open space, screening and buffers) of 

City Code Chapter 108 (planning and development) 

No changes in traffic. There are no impacts to Open Space as the proposed replacement 

building will maintain the footprint of the existing building. The landscape buffer 

requirements will be met with the perimeter wall and existing canopy trees with the addition 

of other native trees within the buffer area as noted in the requested waiver. 

 

City Code Section 108-956 (potable water and wastewater) 

The replacement building will be in the same footprint/envelope and will have the same use 

as the existing building.  

 

Article II (archaeological resources) of City Code Chapter 110 (resource protection) 

There are no known archaeological resources on the property. If any archeological resources 

are discovered during construction, the applicant would be required to comply with this 

article of the LDRs. 

 

Site location and character of use (City Code Section 108-235) 

(a) Compliance. The submitted development plan has been reviewed for compliance with all 

applicable performance criteria set forth in Code Chapter 94 (concurrency management), 

Code Chapter 102 (historic preservation), Code Chapter 106 (performance standards), 

Articles I and III through IX of Code Chapter 108 (planning and development), Code 

Chapter 110 (resource protection) and Code Chapter 114 (signs). 

(b) Vicinity map. The property is bound by Truman Avenue, Amelia Street, and Windsor Lane.  

A location map is indicated on the survey. 

(c) Land use compatibility. Properties within 100 feet are located within the HNC-1 and HMDR 

Zoning Districts. Adjacent land uses within 300 feet include residential, professional offices 

and other professional services, restaurants, and county facilities.  

(d) Historic and archeological resource protection. The project’s impact on archaeological and 

historic resources is being coordinated through the DRC and would be reviewed by the 

HARC through a Certificate of Appropriateness. 

(e) Subdivision of land. No subdivision of land is proposed at this time. 
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Appearance of site and structures (City Code Section 108-236) 

The Applicant submitted a development plan that generally exhibits harmonious overall design 

characteristics in compliance with the performance standards stipulated in Code Sections 108-

278 through 108-288, as analyzed and reflected in the staff recommendation below. 

 

Site plan (City Code Section 108-237) 

The Applicant submitted a site plan pursuant to City Code Section 108-237. 

 

Architectural drawings (City Code Section 108-238) 

The Applicant submitted architectural drawings prepared by a professional architect registered in 

Florida pursuant to City Code Section 108-238. 

 

Site amenities (City Code Section 108-239) 

No change.  

 

Site survey (City Code Section 108-240) 

The Applicant submitted a site survey pursuant to City Code Section 108-240. 

 

Soil survey (City Code Section 108-241) 

Not applicable. 

 

Environmentally sensitive areas (City Code Section 108-242) 

No environmentally sensitive areas are located on or near the property, which is located within 

the X flood zone. All FEMA regulations will be met. 

 

Land clearing, excavation and fill, tree protection, landscaping and irrigation plan (City 

Code Section 108-243) 

(a) Land clearing, excavation and fill. No change.  

(b) Tree protection. The City’s Urban Forestry Manager reviewed the landscape plan and 

attached is the Waiver letter for a Conceptual Landscape Plan. The proposed project already 

has tree removal permits, so it is not necessary for the plan to be reviewed by the Tree 

Commission at this time. Once the project has been reviewed by the Planning Board and 

HARC, the project must be reviewed by the Tree Commission for Final Landscape Plan 

approval to City Commission review. 

(c) Landscaping plan. The submitted plan indicates landscaping throughout the site. However, 

full compliance with all landscape buffer requirements of the LDRs is not proposed. 

Modifications and waivers are requested as part of this application to reduce the required 

landscaping. No environmentally sensitive areas exist. 

(d) Irrigation plan. None provided.  

 

On-site and off-site parking and vehicular, bicycle, and pedestrian circulation (City Code 

Section 108-244) 

The replacement building will have no parking impacts on the existing off-street parking lot 

because the size and use are the same as the existing building.  
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Housing (City Code Section 108-245) 

NA 

 

Economic resources (City Code Section 108-246) 

NA 

 

Special considerations (City Code Section 108-247) 

The proposal complies with the goals, objectives and policies of the comprehensive plan. There 

are no conflicts with the existing public facilities, such as wastewater treatment and 

transportation.  

(a) The project is located within the historic district and the X flood zones. 

(b) No unincorporated portions of the county would be impacted by the proposed development. 

(c) The project does not front a shoreline, so shoreline access would not be impeded. 

(d) Currently the site maintains open space as well as recreation areas for the school children. 

(e) Coordination with applicable agencies is being facilitated through the DRC. 

(f) No wetlands or submerged land would be impacted. 

 

Construction management plan and inspection schedule (City Code Section 108-248) 

The construction will be completed in a single phase with the necessary demolition of the areas 

indicated on the site plans. The applicant intends to initiate construction after all other levels of 

city approvals are in place. A six-foot temporary construction fence shall be installed and 

maintained during all phases of demolition and construction. All City streets and sidewalks shall 

be kept clean and safe during all phases of demolition and construction. The construction site 

plan shows a construction staging area with two temporary gates and construction waste 

containers on the north side of the construction area.  

 

Truman Waterfront Port facilities (City Code Section 108-249) 

NA 

 

Site plan (City Code Chapter 108, Article III) 

The City shall not approve a site plan unless a finding is made that such site plan conforms to all 

applicable sections of the LDRs, pursuant to City Code Section 108-276, as analyzed below. 

 

Site location and character of use (City Code Section 108-277) 
The HPS zoning designation for this parcel was crafted to ensure this type of reconstruction 

with existing open space, impervious surface and building coverage able to accommodate the 

proposed development.                                                  

 

Appearance of site and structures (City Code Section 108-278) 

The proposed building is required to be approved by HARC and in keeping with their 

standards and guidelines. 

 

Location and screening of mechanical equipment, utility hardware and waste storage 

areas (City Code Section 108-279) 

All mechanical equipment shall be located appropriately and screened from public view by 

the existing historic wall. 
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Front-end loaded refuse container location requirements (City Code Section 108-280) 

The City will coordinate the location and type of refuse containers through the DRC and with 

Waste Management to ensure adequate service access. 

 

Roll-off compactor container location requirements (City Code Section 108-281) 

None proposed. 

 

Utility lines (City Code Section 108-282) 

Utilities shall be placed underground as appropriate. 

 

Commercial and manufacturing activities conducted in enclosed buildings (City Code 

Section 108-283) 

No commercial activities are proposed. 

 

Exterior lighting (City Code Section 108-284) 

All proposed lighting shall shield and arrange lighting sources to eliminate glare from 

roadways and streets and shall direct light away from properties lying outside the project area. 

Shielding of lighting elements shall be accomplished by using directional fixtures or opaque 

shades. Street lighting is existing. 

 

Signs (City Code Section 108-285) 

None proposed. 

 

Pedestrian sidewalks (City Code Section 108-286) 

There is no new sidewalk proposed, pedestrian ingress and egress will be clearly marked and 

accessible so as not to interfere with vehicular traffic or public right-of-access. 

 

Loading docks (City Code Section 108-287) 

None proposed or required.  

 

Storage areas (City Code Section 108-288) 

NA 

 

Land clearing, excavation or fill (City Code Section 108-289) 

NA. No work would impact a floodplain or a conservation area. Vegetation removal is being 

reviewed by the Urban Forestry Manager and the Tree Commission. Temporary fencing shall 

be in place during demolition and construction to prevent soil and debris from running into 

City streets and sidewalks. 

 

Landscaping (Code Chapter 108, Article VI) 

A landscape plan is required as part of development plan review, pursuant to City Code Section 

108-411. The submitted plan indicates landscaping incorporated along the perimeters of the 

property, as well as within the proposed development area. Many improvements to current 

landscaping, including the removal of invasive exotic species from the entire property and the 

planting of over 70% native vegetation, are proposed. Nonetheless, full compliance with all 
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landscape buffer requirements of the LDRs is not proposed. The Applicant is requesting 

modifications and waivers, pursuant to City Code Section 108-517, as to the buffer landscape 

requirements. The City’s Urban Forestry Manager on behalf of the Tree Commission has no 

objections to the proposed landscape plan and has submitted a waiver letter enclosed in this 

packet. A rock wall approximately six-feet tall currently exists on two sides of the proposed 

reconstruction of the gymnasium/cafeteria. The proposed plan shows the planting of some sub-

canopy trees in the areas along the wall that do not have canopy coverage, and includes 

landscaping along the front of the building adjacent to the parking lot. No landscaping has been 

proposed along the interior area since that is open area for the school children. The area has 

numerous large canopy trees already exist. The Urban Forestry Manager has no objection to the 

issuance of a landscape waiver for the buffer requirements.  

 

Pursuant to City Code Section 108-517(b), the Planning Board may approve or grant the waiver 

or modification only if it determines that the waiver or modification are not contrary to the intent 

of City Code Chapter 108, Article VI, Division 4, Subdivision II and that a literal enforcement of 

the standards of this subdivision would be impracticable and would not violate the following 

criteria: 

(1) Public interest; adjacent property. The waiver or modification would not have a significant 

adverse impact on the public interest, or on adjacent property. 

(2) Not discriminatory. The waiver or modification is not discriminatory, considering similar 

situations in the general area. The project is to bring the property into greater conformance 

with the City Code. 

(3) Superior alternatives. The project will provide new sub-canopy trees along the interior side 

of the historic wall. 

(4) Protection of significant features. The waiver or modification is necessary to preserve or 

enhance significant existing environmental or cultural features, such as trees, scenic areas, 

historic sites or public facilities, related to the development site. 

(5) Deprivation of reasonable use. Strict application of the requirement would effectively 

deprive the owner of reasonable use of the land due to its unusual size, shape, topography, 

natural conditions, or location, provided that: 

a. Such effect upon the owner is not outweighed by a valid public purpose in imposing the 

requirement in this case; and 

b. The unusual conditions involved are not the result of actions of the developer or property 

owner which occurred after the effective date of the ordinance from which this section 

derives.  

(6) Technical impracticality. Strict application of the requirement would be technically 

impractical. 

 

Given the challenges and trade-offs of fully complying with all of the various landscaping 

requirements of the LDRs, staff recommends approval of the requested landscape modification 

and waiver. 

 

Off-street parking and loading (Code Chapter 108, Article VII) 

No change.  
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Stormwater and surface water management (Code Chapter 108, Article VIII) 

No stormwater management plan is required because there is no increase in footprint. 

 

Utilities (Code Chapter 108, Article IX) 

Electric service shall be provided by Keys Energy. The proposed development project shall use 

existing utility mains for potable and sewer water. Landscaping will consist of native and 

permitted species as shown on the proposed landscape plan. 

 

Art in Public Places (City Code Section 2-487) 

The proposed development, being a Major Development Plan, qualifies for the City’s Art in 

Public Places (AIPP) program, pursuant to City Code Section 2-487. The AIPP program requires 

1% of construction costs to be set aside for the acquisition, commission and installation of 

artwork on the subject property. The program applies to new construction projects exceeding 

$500,000 and renovation projects exceeding $100,000. Construction costs are estimated to be 

over $500,000. A full public art plan would be required to be approved   

 

RECOMMENDATION 

The Planning Department, based on the criteria established by the Comprehensive Plan and the 

Land Development Regulations, recommends to the Planning Board that the request for Major 

Development Plan and Landscape Modifications / Waivers be APPROVED with the following 

conditions: 

 

General conditions: 

1. The proposed development shall be consistent with the plans dated July 14, 2016 by Villa & 

Associates, Inc. Registered Architect, and the landscape plans dated August 1, 2016 by 

Thomas E. Pope, Architect and Craig Reynolds 

2.  Registered Landscape Architect; notwithstanding any revisions requested and recommended 

by staff. 

 
3. During all phases of construction, temporary fencing shall be installed and maintained 

according to the Construction Management Plan dated July 14, 2016 by Villa & Associates, 

Inc. All adjacent City streets and sidewalks shall be kept clean and clear of construction 

debris. 

 

Conditions prior to the City Commission hearing: 

4. The applicant shall obtain final landscape plan approval from the Tree Commission. 

 

5. The applicant shall obtain a Certificate of Appropriateness from HARC. 

 

Conditions prior to issuance of a building permit: 

6.   Approval of a Public Art Plan shall be obtained from the AIPP Board pursuant to City Code  

      Section 2-487, and may include payment of an in-lieu fee. 
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THOMAS E. POPE, P.A. 
ARCHITECTURE, RESTORATION, PLANNING 

610 WHITE STREET 
KEY WEST, FLORIDA 33040 

 (305) 296-3611 
FAX (305) 294-2923 

TEPOPEPA@AOL.COM 

August 1, 2016 
 

Project Analysis 
  
St. Mary’s Star of the Sea Catholic School Gymnasium Replacement Building 
724 Truman Avenue, Key West 
 
The following is a complete analysis of the proposed project including development plan 
review and approval criteria. 
 
Existing development is depicted in attached surveys and plans, including: 
 

 Size of site  Topography  Adjacent land uses 
 Buildings  Easements  Adjacent buildings 
 Structures  Utility locations  Adjacent driveways 
 Parking   Existing vegetation  
 FEMA flood zones  Existing stormwater  

 
Proposed development is depicted in attached plans prepared by licensed engineers and 
architect, including: 
 

 Buildings 
 Setbacks 

 Garbage & recycling
 Signs 

 Finished floor 
elevations 

 Parking 
 Driveway dimensions 

& material 
 Utility locations 

 Lighting 
 Project Statistics 
 Building Elevations 
 Height of buildings 

 Height of existing 
and proposed grades 

 Drainage Plan 
 Landscape Plan 

   
Solutions Statement: 
The proposed development is wholly consistent with the character and intent of the HPS 
future land use designation and the current zoning district.  
 
Key persons and entities involved in this project are as follows: 
Owner:   Most Rev. Thomas G. Wenski, Archbishop  
    of the Archdiocese of Miami 
Authorized Agent:   Horacio Carlos Huembes 

Villa & Associates, Inc. 
Architect:    Horacio Carlos Huembes 

Villa & Associates, Inc. 
Legal and Equitable Owners: Most Rev. Thomas G. Wenski, Archbishop  
    of the Archdiocese of Miami 
 



SITE DATA ALLOWED EXISTING PROPOSED COMPLIANCE
ZONING HPS HPS HPS Complies 
SITE SIZE na 355,095 sf 355,095 sf Complies 
FEMA FLOOD ZONE Zone X Zone X Zone X Complies 
FAR .8  No change to existing Complies 
DENSITY na   Complies 
COMMERCIAL FLOOR AREA na   Complies 
LANDSCAPING    Waiver 

Requested 
HEIGHT 25’ 37’ 36’3” Complies 
BUILDING COVERAGE 30%  No change to existing Complies 
INPERVIOUS SURFACE  50%  No change to existing Complies 
LOT SIZE/PROJECT SITE na 355,095 sf 355,095 sf Complies 
LOT WIDTH na 607’ 607’ Complies 
LOT DEPTH na 585’ 585’ Complies 
FRONT SETBACK na  No change to existing Complies 
SIDE SETBACK 7.5’ 106.25’ 106.25’ Complies 
STREET SIDE SETBACK na na na Complies 
REAR SETBACK 7.5’ 23.86’ 23.86’ Complies 
 
Other Project Information: 
The target date for commencement shall follow entitlement approvals as quickly as 
possible 
 
Intergovernmental Coordination: 
Because this is a replacement building and there will be no impacts to existing conditions 
no intergovernmental coordination is required. 
 
Schedule and Process: 
Schedule is anticipated as follows: 

1.  Planning Board 9/15/16 
2. HARC   9/27/16 
3. Tree Commission  10/25/16 

 
Phasing: 
 Construction will be single phased 
 
ANALYSIS:  EVALUATION FOR COMPLIANCE WITH THE LDRS 
 
Concurrency Facilities and Other Utilities or Services (Section 108-233) 

 
The anticipated public facility impacts of the proposed development:   
The following concurrency analysis demonstrates that the proposed replacement building 
will have the same impacts to the facilities as the existing building. 
 
The ability of existing facilities to accommodate the proposed replacement buildings 
adopted level of service standards: 
All necessary services exist on or are available to the site and will accommodated the 
proposed replacement building at the adopted levels of service. 
 



Any existing facility deficiencies that will need to be corrected prior to the 
completion of the proposed replacement building. 
There are no existing facility deficiencies that will need to be corrected prior to the 
completion of the proposed replacement building 
 
The facility improvements or additions necessary to accommodate the impact of the 
proposed development art the adopted level of service standards and the entities 
responsible for the design and installation of all required facility improvements or 
additions: 
There are no facility improvements or additions necessary to accommodate any increased 
impact since the replacement building will have the same impacts as the existing 
building. 
 
The date such facility improvements or additions will need to be completed to be: 
NA – No improvements required. 
 
Fire Protection (Section 108-233 (8) 
The replacement building will be fully sprinkled and will meet all current codes.   
 
Site Location and Character of Use (Section 108-235): 
The replacement building will be in the same footprint / envelope and will have the same 
use as the existing building. 
 
Location and screening of mechanical equipment, utility hardware and waste 
storage areas (Section 108-279): 
All mechanical equipment will be located appropriately and screened from public view 
by the existing historic wall. 
 
Utility lines (Section 108-282): 
Utilities will be placed underground as appropriate. 
 
Commercial and manufacturing activities conducted in enclosed buildings (Section 
108-283): 
NA 
 
Exterior Lighting (Section 108-284): 
Per Section 108-284, all proposed lighting shall shield and arrange lighting sources to 
eliminate glare from roadways and streets and shall direct light away from properties 
lying outside the district.  Shielding of lighting elements shall be accomplished by using 
directional fixtures or opaque shades.  Street lighting is existing. 
 
Signs (Seciton 108-285): 
NA – none proposed 
 
Pedestrian sidewalks (Section 108-286): 
There is no new sidewalk proposed, pedestrian ingress and egress will be clearly marked 
and accessible as not to interfere with vehicular traffic or public right-of access. 



Loading docks (Section 108-287): 
NA – none proposed/required 
 
Storage Areas (Section 108-288): 
NA – No outdoor storage areas are proposed 
 
On-Site and Off-Site Parking and Vehicular, Bicycle, and Pedestrian Circulation 
(Section 108-244): 
The replacement building will have no parking impacts on the existing off street parking 
lot because the size and use are the same as the existing building. 
 
Housing (Section 108-245): 
NA 
 
Economic resources (Section 108-245): 
NA 
 
Special Conditions (Section 108-2447): 
The proposal complies with the goals, objectives and policies of the comprehensive plan.  
There are no conflicts with the existing public facilities, such as wastewater treatment and 
transportation.   
 
There is no impact on the unincorporated portion of the county. 
 
Construction Management Plan and Inspection Schedule (Section 108-248): 
The construction will be completed in a single phase with the necessary demolition of the 
areas indicted on the site plans and reconstruction to follow. 
 
Open Space, Screening, Buffers and Landscaping (Article V and VI) of Chapter108: 
There are no impacts on Open Space because the proposed replacement building will 
maintain the foot print of the existing building.  The landscape buffer requirements will 
be met with the perimeter wall and existing canopy trees with the addition of other native 
trees within the buffer area as noted in the requested waiver. 
 
Request for Modification, (Section 108-347): 
This application / request for modification to the standards of this ordinance is hereby 
filed with the city planning office and shall be considered by the planning board after 
reviewing the recommendations of the city planner or designated staff.  The planning 
board shall render the final action. 
 
This request is to modify: 
Section 108-347 to allow the existing historic wall to act as screening component of 
landscape buffer yard. 
 
The waiver in is the public interest as it allows the design of the site to conform to, and 
enhance, Amelia Street.  The modification will not have an adverse impact on the public 
interest, or on adjacent property. 



The modification is not discretionary, considering similar situations in the general area.  
The project is bring the property into greater conformance with the code. 
 
Superior alternative.  The development will provide new sub canopy trees along the 
interior side of the historic wall. 
 
Protection of significant features.  The waiver or modification will significantly enhance 
existing environmental features through the increase of sub canopy trees 
 
Deprivation of reasonable use.  Strict application of the requirements would effectively 
deprive the owner of reasonable use of the land. 
 
Technical impracticality.  Strict application of the requirement is technically impractical. 
 
Stormwater and Surface Water Management (Article VIII): 
No stormwater management plan is required because there is no increase in footprint. 
 
Flood Hazard Areas (Division 4 – Sections 108-821 through 108-927): 
The proposed project is located in the X Flood Zone.  All FEMA requirements will be 
met. 
 
Utilities (Article IX): 
Electrical service shall be provided by Keys Energy.  The proposed development project 
will use existing utility mains for potable and sewer water.  Landscaping will consist of 
native and permitted species as shown on proposed landscape plan. 
 
CONCURRENCY ANALYSIS: 
 
The City’s Comprehensive Plan Objective 9-1.5 directs the City to ensure that facilities 
and services needed to support development are available concurrent with the impacts of 
new development. 
 
The following specific issues are outlined: 

1.  Potable Water & Sanitary Sewer 
2. Recreation (for residential development only) 
3. Solid Waste 
4. Drainage 
5. Roads/Trip Generation 

 
No concurrency analysis is required because the building size and use remain the same as 
existing conditions.  No impacts are anticipated. 
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