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THE CITY OF KEY WEST 

PLANNING BOARD 
Staff Report 

 

To:   Chair and Planning Board Members 

 

From:   Ginny Haller, Planner II 

 

Through:  Patrick Wright, Interim Planning Director 

 

Meeting Date:            March 16, 2017 

 

Agenda Item: Future Land Use Map Amendment (FLUM) – 200 Greene Street (RE 

# 00000-00001630-000300 & 0000163-000500; AK # 8732473) – A 

request to amend the comprehensive plan future land use map (FLUM) 

from Historic Residential (HR) to Historic Commercial (HC) on property 

located at 200 Greene Street pursuant to Chapter 90, Article VI, Division 2 

of the Land Development Regulations of the Code of Ordinances of the 

City of Key West, Florida 

 

Request: A site-specific amendment to the comprehensive plan future land use map 

for Historic Residential (HR) to Historic Commercial (HC) 

 

Applicant: Trepanier & Associates, Inc. 

 

Property Owner: Mel Fisher Maritime Heritage Society, Inc. 

 

Location:   200 Greene Street (RE #00000-00001630-000300 & 0000163-000500; 

AK # 8732473 & 8732490) 

 

Future Land Use Map 
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Background: 
This Future Land Use Map amendment to rezone the Mel Fisher Museum located at 200 Greene 

Street from HRPD to HRCC-1, and to amend the future land use map (FLUM) from HR to HC 

was on the agenda of the July 2016 Planning Board meeting. After discussion, the Planning 

Board postponed the item to the November Planning Board meeting and staff was directed to 

meet with the applicants about the inclusion of Mel Fisher Museum in the rezoning of Mallory 

Square. The item was postponed a number of times.    

 

The property is the location of the Mel Fisher Maritime Heritage Society (the Heritage Society) 

and is located on Greene Street between Front and Whitehead Streets. The property is located 

within the historic district and the building is a contributing structure according to the City’s 

Historic Resources Survey. The Neoclassical Revival building was owned by the U.S. Navy and 

completed in 1910 and was known as the “Naval Store Building.” 

 

The property was leased to Mel Fisher in 1982 for the center of treasure salvaging operations. In 

1987 the Navy transferred the property to the Truman Annex Land Limited Partnership who then 

sold the property to the Fisher family and was developed into the Key West Treasure Exhibit, 

warehousing, conserving and selling the salvaged treasure from the Spanish galleons Nuestra 

Senora de Atocha and the Santa Margarita that sunk off of Key West in 1622. In 2000, the 

ownership was transferred to the Heritage Society.  

 

Request / Proposed Map Amendment: 

The applicant is requesting an amendment to the City’s Official Future Land Use Map (FLUM) 

for the subject property. The current FLUM category is Historic Residential (HR). The proposed 

FLUM category is Historic Commercial (HC). The current zoning is Historic Planned 

Redevelopment and Development District (HPRD). The proposed zoning is Historic Residential 

Commercial Core District Duval Street Gulfside (HRCC-1). In conjunction, the applicant is 

requesting an amendment to the City’s Official Zoning Map for the subject property.  

 

If approved, the change in the FLUM would result in an expansion of the existing adjacent HC 

FLUM into the HR district. The applicant states that the recent revisions to the comprehensive 

plan FLUM assigned the Heritage Society with the HR designation, in effect “down-zoning” the 

property by placing it in a residential zone. The report also states that the HR FLUM does not 

allow commercial activities. However, it is staff’s concern that the FLUM and Future Land Use 

Element of the City’s Comprehensive Plan does not provide the intent, and permitted and 

conditional uses for each of the FLUM districts. That said, staff cannot ascertain if this is a 

down-zoning of the property.  

 

As staff stated in the concurrent zoning map change, if approved, the request to change the 

zoning map would result in the commercial entertainment center of the HRCC-1 district to be 

expanded into an area of the HPRD district that has important historical, architectural, and 

cultural structures, such as the Art & Historical Society Custom House, the Clinton Market and 

the Truman Little White House all of which have accessory retail uses.  
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Surrounding Zoning and Uses: 

North: HRCC-1, Public Park, Commercial Retail, Restaurants, Bars and Lounges 

South: HPRD, Transient Residential 

East:   HRO, Commercial Retail, Restaurants, Bars and Lounges 

West:  HPRD, Transient Residential, Public Park, Commercial Retail, Restaurants, Bars and    

            Lounges 

 

Future Land Use Map (FLUM) and Zoning Amendment Process: 

Development Review Committee:   April 28, 2016 

Planning Board:     March 16, 2017 

If denied, then appeal may be filed within 10 calendar days. 

City Commission (1st Reading)   ----- 

City Commission (2nd Reading)   After DEO review of FLUM amendment 

Local Appeal Period:     30 days 

Render to DEO     10 working days 

DEO Review:      Up to 45 days 

DEO Notice of Intent (NOI)    Effective when NOI posted to DEO website 

 

Analysis: 

The purpose of Chapter 90, Article VI, Division 2 of the Land Development Regulations 

(“LDRs”) of the Code of Ordinances (the “Code”) of the City of Key West, Florida (the “City”) 

is to provide a means for changing the boundaries of the Official Zoning Map. It is not intended 

to relieve particular hardships nor to confer special privileges or rights on any person, but only to 

make necessary adjustments in light of changed conditions.  

 

This proposed FLUM and zoning map amendment would confer special privileges and rights and 

not make modifications as a result of changed conditions. The applicant states that the Heritage 

Society’s commercial and community-oriented activities are better protected if the property is 

rezoned into the HRCC-1 district. However the current HPRD zoning district allows commercial 

retail, community centers, and cultural and civic activities as Conditional Uses. That said, the 

current zoning of HPRD ensures that the Heritage Society’s commercial and community 

activities are protected in the future.  

 

The requested expansion into the HRCC-1 district would allow hotels, motels and transient 

lodging as a permitted right. The intent of the HPRD district in Sec. 122-986 (c)(4) states that the 

HPRD district shall be used as a vehicle to avoid replacement of permanent housing stock with 

transient lodging. In addition, the expansion of the parcel into the HRCC-1 district would allow 

inappropriate uses such as bars and lounges, small recreational equipment rentals, commercial 

amusement, light industrial, and boat sales and services as Conditional Uses. 

 

In determining whether to grant a requested amendment, the City Commission shall consider, in 

addition to the factors set forth in this subdivision, the consistency of the proposed amendment 

with the intent of the Comprehensive Plan. Pursuant to Code Section 90-522(a), the Planning 

Board, regardless of the source of the proposed change in the LDRs, shall hold a public hearing 

thereon with due public notice. The Planning Board shall consider recommendations of the City 

Planner, City Attorney, Building Official and other information submitted at the scheduled 
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public hearing. The Planning Board shall transmit a written report and recommendation 

concerning the proposed change of zoning to the City Commission for official action. In its 

deliberations, the Planning Board shall consider the criteria in Code Section 90-521. 

 

Criteria for Approving Amendments to Official Zoning Map pursuant to Code Section 90-

521. In evaluating proposed changes to the Official Zoning Map, the City shall consider the 

following criteria: 

 

(1) Consistency with plan. Whether the proposal is consistent with the Comprehensive Plan, 

including the adopted infrastructure minimum levels of service standards and the 

concurrency management program. 

Consistency with the Comprehensive Plan 

The City’s Comprehensive Plan (the “Plan”) was developed in response to the 

requirements of the Local Government Comprehensive Planning and Land Development 

Regulation Act (Chapter 163, Part II, Florida Statutes). The Plan and its updates are 

consistent with the State, Regional and County plans; and serves as the basis for all land 

development decisions within the City of Key West. In addition to fulfilling legislative 

requirements, the City’s Plan: 

 protects and maintains 

  its natural, historic and cultural resources; 

 preserves its community character and quality of life; 

 ensures public safety, and; 

 directs development and redevelopment in an appropriate manner. 

 

The proposed FLUM and zoning map amendment would be not be inconsistent with the 

overall purpose of the Comprehensive Plan, however the proposal would expand the intense 

commercial core of the Historic District. The concern with the proposed expansion is the 

impact of the expansion of the HRCC-1 zoning district into an area with historic cultural 

importance to the city of Key West.  

 

Consistent with the adopted infrastructure minimum LOS standards and concurrency 

The applicant’s concurrency analysis concludes that the demand for public facilities would 

not increase in the change from HPRD zoning district to HRCC-1 zoning district; and from 

the FLUM designations of HR to HC. Therefore, the projected impacts of the land uses 

allowed by the proposed zoning map amendment are not anticipated to generate public 

facility needs that would trigger capital improvements. 

 

(2) Conformance with requirements. Whether the proposal is in conformance with all 

applicable requirements of the Code of Ordinances. 
The conformity of the proposed FLUM and zoning map amendments with all applicable 

requirements of the City Code is being evaluated herein. The submitted application contains 

all of the information requirement by Code Section 90-520 for zoning map amendments. 

 

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

conditions have changed since the effective date of the existing regulations, and whether 

such changes support or work against the proposed rezoning. 
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The existing LDRs were adopted on July 3, 1997 through Ordinance No. 97-10 following 

adoption of the 1994 Comprehensive Plan. Over the last 18 years, the Comprehensive Plan 

and LDRs were amended from time-to-time. More recently, a new Comprehensive Plan was 

adopted on March 5, 2013 and became effective on May 2, 2013. Since the adoption of the 

new Comprehensive Plan, the LDRs and the Official Zoning Map have not been significantly 

amended, with the exception of the new Building Permit Allocation System (BPAS) 

ordinance. Although an overhaul of the LDRs is planned for the next year, the current LDRs 

and zoning map originate from the 1994 Comprehensive Plan.  

 

On the City’s 1974 zoning map, the property was owned by the Navy and was within the 

military zone. The property has been located within the HPRD zoning district since the 1994 

Comprehensive Plan and the 1997 Land Development Regulations. There has not been 

substantive changes to take this parcel out of a planned development district whose uses are 

grandfathered into the district. 

 

(4) Land use compatibility. Whether, and the extent to which, the proposal would result in 

any incompatible land uses, considering the type and location of uses involved. 

The property is currently used as a museum with accessory commercial retail sales. The 

expansion of the property into the proposed HRCC-1 Zoning District would allow for 

transient uses, bars and lounges, and light industrial uses that would be incompatible with the 

surrounding land uses. The FLUM zones do not have the intent or permitted and conditional 

uses of the HC FLUM designation. 

 

Allowed uses within the proposed HRCC-1 Zoning District are listed in Code Sections 122-

687 and 122-688. The following table summarizes the differences in allowed uses between 

the current HPRD and the proposed HRCC-1 Zoning Districts. 

 P = Permitted; C = Conditional Use, NP = Not Permitted. 

 

 
  Existing 

HPRD 
Proposed 
HRCC-1 

Residential Uses     

Single-family dwellings P P 

Duplexes/two-family dwellings NP P 

Multiple-family dwellings P P 

Group homes with ≤ to 6 residents P P 

Community Facilities 
  

Cultural and civic activities C C 

Community centers, clubs and lodges C C 

Educational institutions and day care facilities C C 

Nursing homes, rest homes and convalescent homes C C 

Parks and recreation, active C C 

Parks and recreation, passive C C 

Places of worship C P 

Protective services C C 
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  Existing 
HPRD 

Proposed 
HRCC-1 

Public and private utilities C C 

Commercial activities 
  

Business and professional offices NP P 

Bars & lounges, including those associated with adult 
entertainment establishments 

NP C 

Boat sales and service NP C 

Commercial retail low, medium and high intensity C  

Commercial retail low & medium intensity ≤ 5,000 
    sq.ft. 

NP P 

Commercial retail high intensity ≤ 2,500 sq.ft. NP P 

Commercial amusement, except adult entertainment 
establishments 

NP C 

Commercial retail low & medium intensity greater 
than  5,000 sq.ft 

NP C 

Commercial retail high intensity greater than 2,500  
  sq.ft. 

NP C 

Funeral homes C C 

Light industrial NP C 

Marinas NP C 

Medical services NP P 

Parking lots and facilities C P 

Hotels, motels and transient Lodging C P 

Restaurants, excluding drive-through C P 

Veterinary medical services, without outside kennels C P 

Adult entertainment establishments NP P 

Small recreational power-driven equipment rentals NP C 

 

(5) Adequate public facilities. Whether, and the extent to which, the proposal would result 

in demands on public facilities and services, exceeding the capacity of such facilities and 

services, existing or programmed, including transportation, water and wastewater 

services, solid waste disposal, drainage, recreation, education, emergency services, and 

similar necessary facilities and services. Rezoning does not constitute a concurrency 

determination, and the applicant will be required to obtain a concurrency 

determination pursuant to Code Chapter 94.  

 The applicant’s concurrency analysis concludes that the demand for public facilities would 

not increase in the change from HR to HC FLUM and HPRD zoning district to HRCC-1 

zoning district. Therefore, the projected impacts of the land uses allowed by the proposed 

zoning map amendment are not anticipated generate public facility needs that would trigger 

capital improvements. However, other uses in HRCC-1 will require additional sewer and 

solid waste disposal. 

 

(6) Natural environment. Whether, and to the extent to which, the proposal would result in 

adverse impacts on the natural environment, including consideration of wetlands 
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protection, preservation of groundwater aquifer, wildlife habitats, and vegetative 

communities. 

The property does not contain any wetlands or groundwater aquifers. Any impacts on 

vegetative communities would be reviewed and mitigated at the time of a proposed 

development. The proposed zoning map amendment is not expected to result in adverse 

impacts on the natural environment. 

 

(7) Economic effects. Whether, and the extent to which, the proposal would adversely affect 

the property values in the area or the general welfare. 

The taxable values of property within residential zoning districts is comparable to the taxable 

values of property within mixed use neighborhood commercial zoning districts in the area. 

The proposed zoning map amendment is not expected to adversely affect the property values 

in the area or the general welfare. 

 

(8) Orderly development. Whether the proposal would result in an orderly and compatible 

land use pattern. Any negative effects on such pattern shall be identified. 

The proposed FLUM and zoning map amendments would result in the extension of an 

HRCC-1 Zoning District into the HPRD district, rather than create an isolated parcel with 

this zoning. The main result of the proposed zoning map amendment and the related FLUM 

amendment would be expanding the possibility of more intense uses such as light industrial, 

transient uses, and adult entertainment; all of which are currently prohibited by the existing 

zoning district. Allowing for this parcel to amend its zoning/FLUM and the expansion of the 

HRCC-1 district could set a precedent for other areas in the HPRD that contain existing 

nonconforming uses to do the same. 

 

(9) Public interest; enabling act. Whether the proposal would be in conflict with the public 

interest, and whether it is in harmony with the purpose and interest of the land 

development regulations in this subpart B and the enabling legislation. 

The proposed FLUM and zoning map amendments would be in conflict with the public 

interest, and would not be in harmony with the purpose and interest of the LDRs. 

 

(10) Other matters. Other matters which the planning board and the city commission may 

deem appropriate. 

The main result of the proposed zoning map amendment and the related FLUM amendment 

would be opening up the possibility of more intense uses such as transient lodging as well as 

adult entertainment establishments, all of which are permitted uses in the HRCC-1 district.  

More intense conditional uses could be permitted with Planning Board approval including 

incompatible uses such as bars and lounges, light industrial, increased maximum square 

footages for all levels of commercial retail, boat sales and service among others.  

 

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 to amend 

the Official Zoning Map be DENIED. 
























































































