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THE CITY OF KEY WEST 

PLANNING BOARD 
Staff Report 

 
To:  Chairman and Planning Board Members 
 
From:  Nicole Malo, Planner II 
 
Through:  Donald L. Craig, AICP, City Planner and Director of Community 

Development Services 
 
Meeting Date: March 20, 2014 
 
Agenda Item: Major Development Plan and Conditional Use – Truman Waterfront (RE# 

00001630-001000, AK 9038855; RE# 00001630-001100, AK# 9038866) 
An application for a Major Development Plan and Conditional Use for the 
development of the Truman Waterfront parcel located in the Historic 
Public Service and Semipublic Service -1 (HPS-1), Historic Medium 
Density Residential (HMDR), Historic Residential Commercial Core – 4 
(HRCC-4) and the Historic Neighborhood Commercial – 2 (HNC-2) 
zoning districts pursuant to Section 108-91(A.)(2.)b. and c. and 122-61 of 
the Land Development Regulations of the Code of Ordinances of the City 
of Key West, Florida 

 
 
Request:  Consideration of the Truman Waterfront Park Master Plan, to develop 28 

acres of scarified land transmitted from the US Navy to the City in 2002. 
The Development Plan establishes development phases for up to 10 years. 
The Conditional Use request is to use portions of the repurposed historic 
Navy Building 103 as a restaurant.  

 
Applicant:  Bermello Ajamil, LLC 
 
Property Owner: City of Key West  
    
Location:   Truman Waterfront Parcel 

RE# 00001630-001000, AK 9038855 and RE# 00001630-001100, AK# 
9038866 
 

Zoning:    Historic Public Service and Semipublic Service District – 1 Truman 
Waterfront (HPS-1) 

 Historic Medium Density Residential (HMDR)  
 Historic Residential Commercial Core – 4 Truman Waterfront (HRCC-4) 
 Historic Neighborhood Commercial – 2 (HNC-2)  
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Property of City of Key West  

Parcel ID 00001630-001000, AK 9038855 
 

 
Property of City of Key West 

Parcel ID 00001630-001100, AK# 9038866
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Background: 
The proposed Truman Waterfront Park Master plan is a result of over 15 years of planning with 
input from the public at community and joint agency meetings, the Navy, the Bahama Village 
Redevelopment Advisory Committee (BVRAC), the Truman Waterfront Advisory Board 
(TWAB), and the various City Commissions sitting as the Naval Properties Land Redevelopment 
Agency (LRA).  
 
The entire property, known as the Truman Waterfront (TW) Parcel, was planned for transfer 
from the Navy to City ownership through the Base Reuse and Alignment (BRAC) process that 
began in 1995. As part of the BRAC process in 1997 the BRAC Master Plan was adopted with 
detailed land uses for the property (Exhibit 1 - 1997 the BRAC Master Plan). To date the 1997 
BRAC Master Plan has been used as the backbone that has formed all of the former and current 
Master Plans. Although the proposed locations for the uses may have migrated around the site, 
most of the uses contemplated remain within the Master Plan or somewhere on the TW Parcel 
today.  Subsequently in 1999 the Land Development Regulations for the five different zoning 
districts each with distinct allowed uses and bulk regulations that currently make up the property 
were adopted from the Base Reuse Plan. The City and Navy then agreed upon and signed a 
Memorandum of Understanding (MOU), a Memorandum of Agreement and finally the Quit 
Claim Deed in 2002 and the property was transferred through the Economic Development 
Conveyance. All three of the agreements contain development restrictions for how the property 
is to be developed (See Exhibit 2 -2002 MOU and Quit Claim Deed). The proposed Master Plan 
has been fully coordinated and developed with input from the Naval Air Station Key West office 
and is in compliance with the land use controls and restrictions listed in the conveyance 
documents. The original TW Parcel contemplated for transfer was 50 acres; however upon final 
transfer the battery property along Fort Street and the Mole Pier were withdrawn leaving the 
32.31 acres of upland and Marina development rights within Truman Harbor Development Zone 
to the City. Additionally, since 2013 the Navy has restricted the City’s right to construct a marina 
within the Truman Harbor Development Zone for security and training purposes.  
 
At the October 2, 2007 election the voters of the City of Key West elected to lease 4 acres of the 
Truman Waterfront Parcel for a mixed income assisted and independent living facility for senior 
citizens (Resolution 07-09). Subsequently, the City went through the public bidding process and 
contracted with private developers for the marina and portions of the remaining upland areas 
(Exhibit 3 - Meisel & Spottswood Conceptual Plan). Other plans were brought forward around 
this time for the development of the remaining 6.6 acres of the site within the HPS-1, HNC-2 
HCL zoning districts that never materialized. It was also at this time that the Bahama Conch 
Community Land Trust (BCCLT), that managed the Bahama Village Community 
Redevelopment Area, which overlaps the boundary of the Truman Waterfront Parcel, was 
absolved via Resolution 08-225. The following year the Bahama Village Redevelopment 
Advisory Committee (BVRAC) and the Truman Waterfront Advisory Board (TWAB) were 
created. 
 
On April 24, 2010, after several plans for the development of the remaining Truman Waterfront 
(TW) Parcel had failed, including the Meisel & Spottswood plan for the Truman Harbor Marina 
and upland area, a joint public meeting was held between the BVRAC, TWAB, and the LRA at 
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the Frederic Douglas Gym in Bahama Village to build consensus for the use of the remaining 6.6 
acres. The 6.6 acre area was previously considered as a third development site with economic 
development potential for the Bahama Village Redevelopment Area; although the discussion 
evolved into consideration of uses for the entire Truman Waterfront Parcel site. A professional 
mediator facilitated the process and significant input was gathered from the neighbors, 
community members and government officials.  As a result of that meeting the City Commission 
adopted Resolution 10-265 (Exhibit 4 - Resolution 10-265) containing the Facilitators Summary 
Report and eleven guidelines for development of the property.  Most importantly as a result of 
the meeting it was decided that the remainder of the TW Parcel not encumbered by the assisted 
living facility would be planned as a whole. The eleven area development guidelines that were 
adopted read as follows: 

• The 6.6 acres shall be reintegrated with, and considered part of the overall Truman 
Waterfront. 

• Development of the "6.6-acre parcel" is completed to maximize its integration into 
and for the economic benefit of the adjacent Bahama Village neighborhood. 

• The former Navy galley building shall be repaired (Bldg. 1287, 17,500 sq. ft.) or a new 
one be constructed to house a multi-use community center with possible future 
expansion capacity. 

• Outdoor multiple use recreation complexes shall be created on the Truman 
Waterfront and shall remain in City ownership and not subject to long term leases. 
The complexes shall include but not be limited to a multiple purpose recreational field 
with minimal dimensions of 110 yards by 70 yards but not less than 1.6 acres in size 
and recreation basketball courts. 

• The Truman Waterfront Advisory Board expresses it support for Resolution 09-057. 
• Limited commercial areas shall be developed in conjunction with a workforce 

housing component. The commercial space may be utilized by neighborhood orientated 
type businesses including but not limited to local artists, fishermen, and entrepreneurs or 
as an open market space. 

• A community park and community garden component shall be created that showcases 
Key West history and the Key West African American heritage. 

• All development shall be constructed in accordance with Florida Statue 255.2575(2), 
• Any and all development shall be economically viable and enhance the existing Tax 

Increment Funding District (TIF), and provide economic opportunities to all the 
citizens of Key West. 

• Development shall encourage access to and use of the property by biking or walking, 
• The TWAB recommends that development of this project be a joint effort between 

both the City and private entities. 
 
Comprehensive Plan Policy 1-1.6.4: Truman Waterfront Organizing Elements supports the above 
desired uses in addition to providing for all new development and redevelopment within the 
Truman Waterfront Parcel to be consistent with the following key organizing elements: 

1.  Recreation and open space linked through landscaped multimodal green ways and view 
corridors with multiple access points connecting the large park and recreational area on 
the northwestern portion of the site. 

2.  Uninterrupted public access to the waterfront through a wide promenade along the full 
length of the harbor. 
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3.  Landscaped and hardscaped areas which are well-lit and designed to provide a safe area 
for use by a diverse mix of recreational users. 

4.  Affordable housing, neighborhood retail and social service uses which function as an 
extension of the neighborhood fabric of Bahama Village. 

5.  Educational and historical activity nodes. 
6.  Expanded use of the portions of the Truman Waterfront property for port activities. 
7.  Multiple ingress/egress points into the Truman Waterfront property. 
8.  High profile green design and livability principles, including but not limited to the 

International Dark Sky Association, the National Complete Streets Coalition, and highest 
level green building certifications. 

 
As a result the City went through the public procurement process and hired the design consultant 
of Bermello Ajamil and Partners at the end of 2011 to design a public park. Shortly afterwards in 
April of 2012 the LRA were presented with several Design Programs for how best to fit the most 
desired uses within the unique space of the Park.  The Design Program Element that was adopted 
through Resolution 12-129 by the LRA has been used to configure the Master Plan as proposed 
(Exhibit 5 – Resolution 12-129). Later that summer after design planning and public vetting 
through the TWAB on July, 2012 (Revised July 25) the Truman Waterfront Park Master Plan 
was recommended to the LRA for approval by BVRAC and TWAB. On October 18, 2012 the 
City Commission sitting as the LRA approved the final iteration of the Master Plan (Exhibit 6 - 
BVRAC, TWAB and LRA Adopted Master Plan. Resolution 12-285). Although not all of the 
requested Development Guidelines could be fulfilled on the limited Park site, every effort was 
made to accommodate as many needs as possible while retaining ample open space. 
 
Following the adoption of the Master Plan staff and the design consultants met with public 
interest groups such as the Arts Council and its subsidiaries, the Police Athletic League and the 
Police Cavalry Unit, American Youth Soccer Organization (AYSO), the Boys and Girls Club 
and other afterschool programs, TAMPOA, the State Parks Organization and other adjacent 
property owners, and relevant City staff to review the Master Plan (Exhibit 7 - Focus Group 
datum). On January 14, 2013 the consultant submitted an application for Major Development 
Plan (Exhibit 8 - 2013 Development Plan) and variance request for bicycle substitution to the 
Planning Department. The Development Review Committee (DRC) reviewed the Major 
Development Plan and Variance at a special meeting held on January 31, 2013. The plans were 
amended based on the DRC comments and are also incorporated into this report although no 
significant concerns were brought up (Exhibit 9 - DRC Minutes 20130131). On March 4, 2013 
the Master Plan was transmitted to the Navy, in order to begin a preliminary 90 day review 
period. The Navy’s response was received on June 6, 2013 with twenty comments. The City 
responded to the Navy’s comments on January 31, 2104 (Exhibit 10 - Navy Response Letter and 
City Response to Navy). The Plans were amended and several conditions proposed as part of this 
development plan request to address the Navy’s concerns. Coordination efforts have been 
ongoing regarding the Plans and timeline for adoption. Following adoption the Major 
Development Plan, Conditional Use and Variance will again be sent to the US Navy for the 
mandated 90 day review period. With the preliminary 90 day review by the US Navy already 
completed, the response time and approval for construction is expected to be shortened.  
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Additionally, as contemplated in the Base Reuse Plan and Master Plan adopted by the LRA, the 
Land Development Regulations (LDR’s) for the Historic Public Service (HPS) zoning district 
were amended to allow restaurants and food service facilities associated with recreational 
activities. In addition changes to the HRCC-4 zoning district were adopted to allow Cultural and 
Civic Uses which were are presently allowed as of right in the PS and HPS zoning districts. The 
amendments were adopted by the City Commission on December 3, 2013. Concurrently a 
Comprehensive Plan amendment was also adopted in order to update the land uses allowed 
within the HRCC-4 land use district to create lower impact uses compatible with public parks. 
The DEO posted the Final Order for the changes to the comprehensive Plan and LDR’s on 
February 28, 2014 and they are in the final days of the appeal period that will expire by March 
21, 2014 (Exhibit 11- DEO Final Order Ordinance 13-25). 
 
Based upon the state review and adoption timeline for the above mentioned Comprehensive Plan 
and LDR amendments the DRC reviewed the Conditional Use request for the restaurant at a 
publicly noticed meeting held on March 14, 2014 (Exhibit 12 - DRC Minutes 20140314). The 
restaurant is proposed to be located in Navy Building 103 with an indoor and outdoor seating 
area limited to 316 seats. The resulting DRC comments regarding the Conditional Use did not 
affect the proposed Plans, but have been incorporated into several conditions of approval and 
described in detail in this report. 
 
More recently, the timeline for contract negotiations for the Assisted Living Facility lapsed and 
the LRA rejected the ALF lease through Resolution 13-225 freeing up 2.63 acres of the Truman 
Waterfront Parcel adjacent to Fort Street for possible new development opportunities; although, 
the redevelopment of the site is not contemplated as part of this master plan. Also apart from this 
Master Plan approval process but adjacent to the proposed Park within the Truman Waterfront 
Parcel a community garden is proposed with a small outdoor market place area (Exhibit 13 – 
Conceptual Community Garden Plan). The community garden has been approved and funded by 
the Community Redevelopment Agency and should serve as a complimentary Park use that helps 
to fulfil a component of the adopted Truman Waterfront Development Guidelines and Base 
Reuse Plan. 
 
A Bicycle Substitution Variance is being requested concurrently with this development plan and 
conditional use and is proposed as a condition of approval. 
 
Existing Conditions 
The 28 acres proposed for development include scarified lands previously used for Navy 
operations and a former Navy Galley, Building 1287 (aka the PAL Gym), and large maintenance 
facility, Building 103.  A structural analysis report was conducted for the two existing buildings 
on the site and Building 103, because of it is a giant shell of a building with very little 
obstruction inside, was determined to be structurally sound and adaptable; however, portions of 
building 1287 were determined to be structurally compromised and unsuitable for adaptive reuse 
for its intended purpose as a community center. Additionally, the building encroaches 47’ into 
the Navy’s required 50’ security setback and is not in compliance with the Deed restrictions; and 
after attempting to fit the necessary standard sized multi-use field on the property it was 
determined to fit only on the portion of the site where the building 1287 is currently located. 
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Therefore, it was determined that the proposed plan to demolish existing building 1287 and 
relocate the community center was the most efficient use of the property.  
 
The site is traversed by numerous underground utilities to Naval and State Park facilities as 
identified in the land conveyance deed; and an existing roadway is used to access Navy property 
in two locations, Fort Zachary Taylor State Park, the NOAA offices and the Eco Discovery 
Center. Although undeveloped, the site is visited by pedestrians and bicyclists who enjoy the 
open spaces and waterfront promenade. The site also accommodates two to three boat races and 
several local cultural events annually such as the Taste of Key West that draws thousands of 
visitors. 
 
Existing conditions of the site are shown on the attached survey and Tree Disposition Plan 
(Appendix C. 7 Tree Disposition Plans). 
 
Request: 
The Proposed Development Plan is for the approval of a Master Park plan that will accommodate 
the following uses and amenities: 
 
Buildings are required to be Green Building Certified in accordance with Comprehensive 
Plan Policy 1-1.6.4: 

• New Community Recreation Center of 24,304 square feet to include indoor gym, 
industrial sized kitchen and classrooms. 

• Retrofit of existing Building 103 to be used as a museum with a conditional use request 
for a restaurant as a revenue generating use. 

• New Amphitheatre with 250 fixed seats, a 3,000 square foot theater building with 
bathrooms and changing rooms and 15,000 square foot event lawn. 

• Police horse stables – 2,525 s.f building and outdoor coral area. 
• Possible use of the old Keys Electric Facility on Geraldine Street to be used as 

maintenance facility. The city is awaiting information regarding the Environmental 
Reports being formulated now. 
 

Recreation facilities: 
• Two children’s playground facilities. One located in the front of Building 103 and one 

adjacent to the proposed community recreation center. 
• An interactive water feature located near the outdoor restaurant area in the front of 

Building 103. 
• Multi-use sports field of 360 by 230 feet which includes the recovery zone on all sides 

of the field (field is 310’ x 180’). This sized field is large enough to meet high school 
league standards for various sports which is not accommodated for anywhere in the City 
at this time.  

• Recreational exercise pathways both through the open space areas in the Merili McCoy 
Public Garden to the North and adjacent to the main roadway in both directions as 
separate safe sidewalks of 7-10’ and designated bicycle lanes 8’ in width. 

• Several significant open space areas for active and passive recreation. 
 
Improvements: 
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• Stormwater management. 
• Cisterns and onsite water retention for water reuse.  
• Topographic change elements including an elevated sunset look out area behind the 

amphitheater.  
• Heavy landscaping for shade and aesthetic purposes. 
• New roadways through the park connecting Southard Street and Angela Street through 

the park and to the State Park. New vehicular access from Angela Street. Traffic calming 
amenities are approved. 

• Public Art throughout. 
• Parking in three parking lots for 225 vehicles plus on street parking for an additional 91 

vehicles for special events creating a total of 316 parking spaces for the Park. 
• Parking throughout the park for 276 bicycles.  
• Public restrooms will be provided. 
• Safe pedestrian corridor crossings.  
• Sidewalks and safe pedestrian corridors within parking lots. 

 
Other Amenities: 

• Boat Races: The Park design can accommodate parking on hard surfaces for up to 70 
speed boats as requested by the speedboat race producers for the annual event. Other 
types of races such as the sailboat races can also be accommodated. Any damage to 
landscaping will be required to be replaced by event management and additional space 
may have to be requested from the adjacent Navy property. The Navy will consider the 
shared use of their property on a case by case basis. 

• Revenue generating activities: Restaurant, outdoor and indoor events areas, classroom 
usage, Amphitheatre events. 

• Negotiations ongoing regarding pedestrian access bridge to the Westin Marina across 
Admirals Cut.  

• Park Maintenance Plan. Within the City’s contract with Bermello Ajamil the scope of the 
work for Ballard King is stated as follows: 

 
Ballard King will be involved with the Programming process and provide the following: 
 
• Ensure that the project’s operational goals are met. 
• Project component recommendations/prioritization: 
 Validate or adjust any existing facility program 
 Determine sizing and space allocation requirements 
 Component relationships and interaction 

• Development of program statement consensus   
 
No development or improvements beyond the limits of the Truman Harbor Development 
Zone: No development is proposed seaward of the City owned upland property. The USCGC 
Ingham will be relocated northward from its existing location along the bulkhead for a 
permanent mooring. The USCGC Ingham will meet all United States Coast Guard Standards. 
There will be no uses of or access to, the harbor other than those authorized by the Federal 
Government.  
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Construction Phasing 
The proposed development contains two or more phases anticipated to be completed within 5-7 
years of development approval, although because this project is dependent on available funding 
the Development Plan request is to extend the timeframe of this approval for 10 years in 
accordance with Section 108-203(a).  
 
Phase 1 includes completion of 80% of the park as shown on the plan below. Phase 1 is expected 
to be substantially complete by March of 2017. To date, the City has secured $2 million dollars 
in funding for the amphitheater and also submitted an application for a Restore Act Grant for the 
property.   
 

 
 
The following project phases are proposed: 

Phase I –  Site infrastructure (roadway, utilities, parking), passive recreational 
areas, new multi-use athletic field, construction of a new Multi-Purpose 
Center on the site of the proposed Community Center gym, demolition 
of the Police Athletic League (PAL) building. Relocations will include 
the stable, the Fort Zackary Taylor State Park entrance and the PAL 
program. 

Phase II –  Demolition/Renovation of Building 103 
Phase III –  Amphitheater 
Phase IV –  Remaining portions of the Community Center 

 



K:\Parks and Recreation\Truman Waterfront\2013-2014 TW Park Master Plan\20140320 PB -  MDP and CU and Variance\20140420 PB 
Package\20140320 Staff Report.doc 
 Page 10 of 26 

Please see the attached Application Narrative for a thorough description of the proposed park 
details.  
 
Surrounding Zoning and Uses: 
North:   Transient and commercial uses  
South and East South: Military Lands 
West: Residential and Transient uses 
 
Process: 
Development Review Committee Meeting:  January 31, 2013 
        March 14, 2014 
HARC Meeting:      February 24, 2014  
Tree Commission Meeting:     April 8 or May 13, 2014 
Planning Board Meeting:     March 20, 2014 
City Commission Meeting:     May 6, 2014 (tentative) 
 

 
 
 
Analysis – Evaluation for Compliance With The Land Development Regulations: 
Section 108-91 A(2)b of the City of Key West Land Development Regulations requires that any 
proposed plan outside of the historic district including the addition of outdoor commercial 
activity consisting of active recreation or similar activities shall require a Major Development 
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Plan. Section 108-196(a) of the Land Development Regulations states that “after reviewing a 
Major Development Plan or a Minor Development Plan for a property and staff 
recommendations, the Planning Board shall act by resolution to approve, approve with 
conditions, or disapprove it based on specific development review criteria contained in the Land 
Development Regulations and the intent of the Land Development Regulations and 
Comprehensive Plan.” 
 
Planning staff, as required by Chapter 108 of the City Code of Ordinances, has reviewed the 
following for compliance with the City’s Land Development Regulations and Comprehensive 
Plan. 
 
Concurrency Management 
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 analysis considers potable water, sanitary sewer, solid waste, drainage, vehicle 
trip generation and recreation. Section 94-36 requires a concurrency determination to be made 
concerning proposed development. The applicant has provided information regarding 
Concurrency Management and staff has reviewed the information and determined that the 
proposed project meets the City’s requirements for concurrency management. Please see the 
attached Concurrency Management Report provided by the applicant within the Application 
Narrative for further information. 
 
Fire Protection (Section 108-233 (8)):  
The Fire Marshall reviewed the proposed development plans at the DRC meeting held on 
January 31, 2013 and March 20, 2014. The Fire Marshalls Office (FMO) has requested that the 
applicant coordinate the new locations of fire service distribution systems and that the Restaurant 
be reviewed and fixed for fire suppression. Additionally the FMO requested access to the Eaton 
Street access point in the event of emergencies and that the surface be designed to support large 
emergency vehicles and that the roundabouts be large enough to accommodate their vehicles. 
The new locations of fire service distribution systems will be coordinated with the City’s FMO 
as a condition of approval. 
 
Other Public Facilities (Section 108-233 (10)): 
Based on the information in the concurrency analysis, the proposed major development plan is 
not anticipated to increase adverse effects upon public facilities. The implementation of the plan 
is proposed over a 10 year period and further coordination is required at the time the road is 
relocated according to the letters provided by FKAA, Keys Electric and the City’s Utility 
Department at the DRC Meeting. Additional comments received at the first DRC meeting have 
been addressed through site design modifications early in the design process. Additional 
coordination will be required to enter into an easement with Keys Electric for access to the 
electric poles on the adjacent Navy property. 
 
Appearance, Design and Compatibility (Section 108-234): 
 

1. Compliance with Chapter 102 – Historic Resources; Chapter 108 Articles III, IV 
and V - Open Space, Screening and Buffers, Site Plans, and Traffic Impacts: 
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The site Plans have been reviewed and issued a certificate of appropriateness that the 
proposed project is in compliance with relevant sections of Chapter 102. Rehabilitation is 
proposed to existing historic Building 103 on the site. 
 
The proposed site plan meets requirements for Chapter 108 Article III, Site Plan. Articles 
IV for Traffic Impacts and Article V for Open Space. Screening and Buffers are 
addressed below in this report. The City’s Engineering Division is concerned about how 
the two way road on Angela Street may conflict with the Truman Waterfront roadway 
connectivity plan and additional coordination will be necessary. 

 
2. Compliance with Section 108-956 - Potable water and Wastewater: 

The applicant has demonstrated that there is access to potable water and to wastewater 
disposal systems in the concurrency management report. 
 

3. Compliance with Chapter 110; Article II – Archeological Resources: 
The Truman Annex is not known as a significant archaeological site. Although 
significant historical activities have taken place on the site.  

 
Site Location and Character of Use (Section 108-235): 
The proposed development is in compliance with standards set forth in Section 108-235 of 
the Code as described below.  
 
The proposed uses within the park and the Park itself are compatible with surrounding land 
uses and the character of the area. The design enhances physical access to the waterfront 
and other recreational activities. The park is comprised of varying types of open spaces and 
what are anticipated to be heavily used recreation areas. Because the plan proposes 
activities and buildings spread in different portions of the park, the proposed plan appears 
to be compatible with adjacent land uses. For example, the adjacent residential users at the 
Truman Annex are adjacent to passive recreational activities such as excursive paths and 
open space areas to minimize noise. The increase in access for multimodal transportation 
users such as the Petronia Street and Angela Street access points improve connectivity 
between the adjacent neighborhoods and the various parks, spreading the potential traffic 
impacts and encouraging alternative transportation. Adequate bicycle, scooter and 
vehicular parking is provided on the site as anticipated.  
 
1. Appearance of site and structures (Section 108-236): 

The development plan design is sensitive to the existing infrastructure and natural 
landscape within the site and provides compatible connectivity with adjacent 
neighborhoods, streets, parks, parking areas and pedestrian and bicycle pathways.  

 
The shape and colors of the ocean are reflected and emphasized in the proposed 
promenade areas. Proposed concrete building materials are compatible with traditional 
materials utilized by the Navy and the existing Building 103 will be rehabilitated.  

 
Three new structures are proposed including a community recreation center, horse 
stables and an amphitheater. The structures are proposed to be LEED certified with 
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additional provisions for rainwater harvesting. The proposed buildings meet the 
height regulations and will not impede the existing visual access to the waterfront. 
The structures have harmonious massing and scale characteristics that do not 
impinge on the surrounding natural landscape.  
 
The proposed design is in compliance with the performance standards stipulated in 
Sections 108-236 of the City Code. 

 
2. Appearance of site and structures (Section 108-278): 

The site appears to be in overall compliance with Chapter 108-278 of the City Code as 
specified above.   

 
3. Location and screening of mechanical equipment, utility hardware and waste 

storage areas (Section 108-279): 
Mechanical equipment proposed as part of the buildings shall be adequately screened 
from view by landscaping as required by the Land Development Regulations. Waste and 
recycling storage areas will be located throughout the park for collection. The area will 
be screened from view by a 6’ fence and meets the requirements set forth in the above 
Section.  
 

4. Utility lines (Section 108-282): 
Existing power lines currently service the area. Further coordination is required at the 
time the road is relocated. Keys Energy has provided a letter regarding this proposal 
(Exhibit 14 - DRC Comments). 
 

5. Commercial and manufacturing activities conducted in enclosed buildings (Section 
108-283):  
Commercial activities will take place within the enclosed building except where there is 
allowed outdoor consumption area associated with the restaurant. No other commercial 
activities are proposed as part of the project. 
 

6. Exterior Lighting (Section 108-284): 
The applicant has provided a lighting site plan that also includes proposed lighting design 
for sidewalk, street and parking lighting.  Lighting will be designed to “Dark Sky” 
lighting standards as a condition of approval. Please see the attached lighting plan on 
Appendix C. 13 of the site plans.  

 
7. Signs (Section 108-285): 

No signage plan has been submitted. As a condition of approval the applicant is 
responsible for designing and submitting a signage plan to the Planning Department for 
approval that is compatible with Section 108-285 of the Code. 
 

8. Pedestrian sidewalks (Section 108-286): 
The proposed site design includes extensive new sidewalks that connect parking areas 
and recreation uses within the park to adjacent land uses. Connectivity design and 
pedestrian safety has been previously addressed in this report. 
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9. Loading docks (Section 108-287): 

A loading dock has been designed for the south side of the amphitheater facility, see 
Master Plan. A loading area has also been indicated on the north side of Building 103 
to service the proposed museum and restaurant uses. 
 

10. Storage Areas (Section 108-288): 
No outdoor storage is proposed; however, the waste handling area proposed has been 
previously addressed above.  

 
Section 108-241. – Soil survey and Section 108-242. – Environmentally sensitive areas 
Please see the Application Narrative pages 27-28 

 
On-Site and Off-Site Parking and Vehicular, Bicycle, and Pedestrian Circulation (Section 
108-244): 
The site is currently undeveloped and the proposed site development shall be designed to current 
standards for existing circulation and dimensional requirements, and drainage, and provides safe 
or organized pedestrian access from the vehicles to the destination. The entire site provides for 
pedestrian circulation and connectivity. The proposed design addresses the need to separate 
vehicular uses from pedestrian circulation and reduces the potential safety concerns where the 
two conflict by adding vehicular speed calming devices, landscape buffering, crosswalks, 
connecting pedestrian ways and parking areas with sidewalks.  
 
As previously mentioned, two eight foot unidirectional bicycle paths are proposed along either 
side of the new roadway as shown on the site plans. Bicycle parking stations are proposed to be 
located throughout the park, with a total amount of 276 bicycle parking spaces available. 
 
The City Code of Ordinances does not provide a parking standard for parks and recreation areas; 
therefore the parking analysis is based on the independent use requirements within the park. The 
proposed park uses as they relate to the parking standards are as follows 
 

 
Parking Table by Use 

Use Size (sf) Standard Required 
Parking 

Bicycle 
Parking 

Historic 
Building 103  

Restaurant - 4700 
sf 

Consumption Area 
 
 

Museum – 4,350 
sf. 

1 per 45 s.f of 
Consumption Area; 

 
 

1 per 150 s.f of 
Assembly Area 

104 spaces 
 
 
 

29 spaces 

29 spaces 

Community 
Center 

10,821 sf 
Assembly Area 

1 per 150 s.f of 
Assembly Area 

72 spaces 35% 
25 spaces 

Amphitheatre 15,259 sf 
Assembly Area; 
250 fixed seats 

1 per 150 s.f of 
Assembly Area; 1 
space for each 5 

102 spaces 10% 
15 
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seats 
Stables 2,525 sf 

 
1 per 300 s.f of 

Floor Area; 
 

8 spaces 25% 
2 spaces 

Total Required 366 72 
Total Provided 316 276 

 
As depicted in the master plan contained in Appendix C, three public parking lots will be 
provided within the park. A 66 space public parking lot is planned immediately north of Building 
103, 92 parking spaces will be provided near the Angela Street entrance, and 67 parking spaces 
will be constructed near the community center (on the south side of Presidential Boulevard). Of 
which 5 spaces in each parking lot shall be dedicated for fuel efficient vehicles. Also included are 36 scooter 
parking spaces. During special events at either the community center or the amphitheater, the two 
eight foot wide bike lanes along Presidential Boulevard will be closed and an additional 91 
parallel parking spaces created. Hence, the total number of vehicular spaces provided on site 
includes 316 parking spaces (Appendix C. 1). 
 
Based on the requirements for parking standards the proposed number of parking spaces (316) 
is short 51 spaces from what is required. As previously mentioned a bicycle substitution 
variance is requested as part of this development plan. The approval of the bicycle 
substitution variance is a condition of the approval. Seventy two bicycle parking spaces are 
required for the project although 276 are proposed. Of those, 204 are proposed to substitute 
for the 50 additional parking spaces that are required to complete the project.  
 
It is important to note that park guests typically utilize more than one service per visit and 
therefore the potential for shared parking demand is common. Also notable is that this particular 
site is located at the beginning (or end) of the Westin Marina and the fort Zachary Taylor State 
Park within the heart of Old Town Key West where many park visitors arrive using alternative 
modes of transportation such as walking, riding bicycles, scooters or the trolley.  
 
Additionally, the existing visitor and employee parking areas adjacent to the NOAA/Eco 
Discovery Center will remain.  The new City of Key West surface parking lot planned for the 
west side of Fort Street near Olivia Street is available for local residential parking.  
 
Housing (Section 108-245): 
No housing is proposed as part of the Major Development Plan.  
 
Economic resources (Section 108-246): 
No ad valorem tax yield is anticipated from the proposed project as it will be a public recreation 
facility owned by the City of Key West. The restaurant operations proposed for Building 103 
may be leased to a private operator. The restoration and adaptive reuse of Building 103 as an 
eating establishment in support of park operations will generate sales tax income for the City and 
the State of Florida. The approximate amount of this revenue stream is not feasible to calculate at 
this time given the preliminary nature of the building use concept.  
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The majority of the expenditures on the construction of the project will transact within the City 
of Key West.  The direct construction expenditures will create other induced expenses in the 
community. These expenses will generate both direct and indirect employment in the City of 
Key West as a result of the process of construction. 
 
Additionally, during future park operations, direct employment and indirect employment 
will be generated through required park maintenance and security employment; as well as 
through the operation of proposed support facilities within the park. 
 
Special Conditions (Section 108-247): 

a) The proposed development is consistent with the zoning district uses and consists of a 
conditional use for the restaurant. Therefore it does not conflict with the intent of the land 
development regulations, and is not anticipated to cause any conflict in relation to 
existing public facilities that are in place.  

 
b) Portions of the project area are located within the Coastal Construction Control Line; 

however, no new construction is proposed within this area. The Coastal Construction 
Control Line is established from the mean high water line to 30’ on shore within the area.  

 
c) N/A 

 
d) Public access to the shoreline is enhanced by this project. 

 
e) Two transit stops are proposed as part of the project. Further, the Truman Waterfront 

Park has been designed to facilitate multimodal transportation access via an open 
internal circulation roadway with excess pavement width on both sides of the roadway 
(total roadway width is 40 feet). Four transit stops are located within the park located 
immediately south of the main entrance (south side of the entry roundabout), and on both 
sides of Presidential Boulevard between the proposed amphitheater and the community 
center. 

 
f) The applicant has proposed LEED certification for Building 103 and the community 

center additional green features include rainwater harvesting and reuse. Additional 
green design standards throughout the site include stormwater management design that 
incorporates grass runoff areas, Dark Sky lighting, and landscape design that minimizes 
water usage and maximizes canopy trees for surface heat reduction. Several conditions 
are built into the approval of this development plan that affect the lease for the restaurant 
as follows: 
 

1. Reduce vehicular trips to the venue by marketing and promoting multimodal 
accessibility to the site via website, reservations, etc.  

2. Obtain Green Business Certification 
3. Separate collection of food waste to be donated for compost purposes to the 

adjacent Community Garden or for onsite reuse 
4. Recycling of all materials collected by waste management  
5. Lessee must obtain a Conditional Approval Permit, subject to annual inspection 
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g) The KWPD horse stables are proposed to be elevated from base flood elevation to meet 
FEMA requirements. The community center shall also be elevated   The area between the 
bottom floor of the structure and grade is proposed to be left open but buffered by lattice 
or similar materials approved by the Historic Preservation Planner. 

 
h) Recreation facilities provided on the site have been previously addressed in this report 

 
i) As previously discussed, the applicant has coordinated and continues to coordinate with 

the Navy. Further the applicant has coordinated with numerous local and state agencies 
regarding use, permitting and potential funding assistance including the DCA, the TDC, 
state, the DEP, FDOT, City Planning and City FEMA Coordinator regarding the site and 
drainage plans. Additional coordination with the DEP is required to resolve the final 
environmental remediation issues in order to lift the deed restrictions and begin digging 
in the land at all. 

 
j) Environmental permitting is under way at this time. 

 
The proposed project meets the applicable standards outlined in Section 108-247 of the City 
Code. 
 
Construction Management Plan and Inspection Schedule (Section 108-248): 
The proposed development contains two or more phases anticipated to be completed within 5-7 
years of development approval, although because this project is dependent on available funding 
the Development Plan request is to extend the timeframe of this approval for 10 years in 
accordance with Section 108-203(a). Phase 1 is expected to be substantially complete by March 
of 2017. To date, the applicant has secured $2 million dollars in funding for the amphitheater and 
also submitted an application for a Restore Act Grant for the property.   
 
The following project phases are proposed: 

Phase I –  Site infrastructure (roadway, utilities, parking), passive recreational 
areas, new multi-use athletic field, construction of a new Multi-Purpose 
Center on the site of the proposed Community Center gym, demolition 
of the Police Athletic League (PAL) building. Relocations will include 
the stable, the Fort Zackary Taylor State Park entrance and the PAL 
program. 

Phase II –  Demolition/Renovation of Building 103 
Phase III –  Amphitheater 
Phase IV –  Remaining portions of the Community Center 

 
Open Space, Screening, Buffers and Landscaping (Article V and VI) of Chapter 108: 
As part of the design team a Landscape Architect has prepared the proposed Landscape Plan. 
The Landscape Plan incorporates native materials, clustering of plant material for water 
conservation, salt tolerant grasses, and canopy trees for surface heat reduction. The plan is 
intended to retain as much existing tree canopy on site as possible and to supplement it with 
additional plantings as required by code and driven by desired aesthetics.  Screening and 
buffering is proposed that meets Crime Prevention Through Environmental Design (CEPTED) 
design standards that help minimize dangerous hiding spaces, isolated areas and promote 
pedestrian safety.  
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As a previous naval base, the site contains limited tree cover. The Truman Waterfront Park 
design includes an existing tree disposition plan that responds to identified on the proposed site 
design. Where feasible and applicable, on-site trees will be preserved or relocated to other areas 
of the site as may be required by the new park design. The method to be utilized in the 
preservation and relocation of trees will be presented as part of the construction documents and 
for City of Key West permit approval. A tree removal permit will be obtained as required by the 
City of Key West. (See Appendix C, sheets LT-00 through LT-11). 
 
A landscape plan has been prepared. (See Appendix C, sheets LL-00 through LL-12). The 
working drawings for the landscape plans will include specifications for landscaping for all areas 
of the project and will comply with the performance criteria included in Article VI of Chapter 
108 of the City of Key West Code of Ordinances. The Tree commission will hear the Landscape 
Plan and Irrigation Plan on April 8, 2014. Tree Commission approval is a condition of the 
request 
 
The proposed site plan significantly exceeds the 20% open space requirement.  
 
On August 28, 2011, the applicant requested a waiver from the City Planner to requirements of 
the Major Development Plan process pursuant to Code Section 108-226 as follows: 

• Section 108-413(b)) for Minimum Standards for Landscaping Along the Right-of Way 
requires a landscaping area of 40 feet in width along the right-of-way for sites over 3 
acres. 

• Section 108-415(a) for Perimeter Landscape Requirements for Parking Lots requires a 
perimeter landscaping width of 10 feet for sites over 50,000 square feet 

• Section 108-481(a) for Specifications for Plant Material, Trees, requires that palm trees 
shall not constitute any more that 25% of total number of trees on the site. 

 
On October 12, 2011 the Planning Director issued a waiver for the above requests attached to 
this report. 
 
The City’s Tree Commission is scheduled to review the proposed conceptual Landscape Plan on 
October 19, 2011. Specific permits for tree removal and relocation or replacement are not part of 
the request at this time due to the time period between development approval and actual 
construction. The applicant will continue to seek phased permits from the Tree Commission for 
tree removal/relocation/replacement closer to the time of implementation. Removal of the 
invasive Pine Trees currently located on the beach may be requested in the future pursuant to the 
Code Section 110-254 for Unprotected Trees and EPA regulation. 
 
Attached to this report is a memo from the City’s Urban Forester that states that the area of the 
Whistling Duck Pond and the F.A.A Tower are wetlands not noted on the Landscape Plan. 
According to the Urban Forester, an upland/wetland jurisdictional line needs to be set for the 
area. Work within the area requires environmental permitting and possible mitigation.  
 
Off-street Parking and Loading (Article VII) of Chapter 108: 
Parking has been previously addressed in this report. 
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Stormwater and Surface Water Management (Article VIII): 
Drainage  and  surface  water  plans  prepared  by  a  State  of  Florida  registered  engineer,  
Perez Engineering and Development, Inc., are attached as Appendix C, 8).  According to 
comments made at the DRC Meeting by the City’s Engineering Division the drainage and 
surface water management plan meets the required performance criteria as identified in Chapter 
110 of the Code of Ordinances.  During the process of construction, provisions will be made 
for the adequate management of on-site surface run-off; erosion control; movement and 
stockpiling of soil materials; and other actions as may be necessary for the adequate and 
environmentally conscious construction of the project.  There will be adequate management of 
any other site development impacts that may arise from the construction process. The General 
Services and Engineering Department has no concerns regarding the proposed Conceptual 
Drainage Plan (Exhibit 14- DRC Minutes).  
 
Flood Hazard Areas (Division 4 - Sections 108-821 through 108-927): 
The site falls on a Special Flood Hazard Area subject to inundation by the 1% (100 year) 
annual chance flood. The site has two flood zone classifications AE – 7 AE – 8, in addition 
to Zone X, as indicated in the National Flood Insurance Program Map.  
 
Portions of the existing development lie within the Coastal Construction Control Line (CCCL), 
which requires that no building shall be constructed within 30 feet of the mean high water line  in 
accordance with Code Section 122-1148(a)2. No new construction is proposed within the CCCL 
and no changes are proposed to the existing non-conforming structures within the CCCL area. 
 
Utilities (Article IX):  
According to information submitted to the Department, FKAA and Keys Energy Services are 
able to provide utilities to the site; however, further coordination is required at the time that the 
road is constructed. The proposed development project will use existing utility mains for potable 
and sewer water and extend existing underground electrical lines. The applicant will also need to 
coordinate with the utilities department and a Utility Connection Plan is required at the time of 
development. Landscaping will consist of native species as shown on the proposed landscape 
plan.  
 
Conditional Use Review 
Code Sec. 122-62 (a) provides, in part, that “a conditional use shall be permitted upon a finding 
by the Planning Board that the proposed use, application, and, if applicable, development plan 
comply with the criteria specified in this section, including specific conditions established by the 
Planning Board and or the City Commission during review of the respective application in order 
to ensure compliance with the Comprehensive Plan and Land Development Regulations.”  The 
same section also specifies that “a conditional use shall be denied if the city determines that the 
proposed use does not meet the criteria provided in this section and, further, that the proposed 
conditional use is adverse to the public’s interest.” 
 
Conditional Use Criteria per Code Section 122-62 
(a)  Findings: The Planning Board may find that it meets the Code purpose of ensuring that “a 

conditional use shall only be permitted on specific sites where the proposed use may be 
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adequately accommodated without generating adverse impacts on properties and land uses 
within the immediate vicinity.” 

 
The portion of the Park where the restaurant is proposed is within the HPS-1 zoning 
district, within Building 103. Outdoor consumption area is proposed and will overlook the 
Truman Harbor. The area surrounding Building 103 has significant open space and 
recreational activities including an interactive water feature, playground, and parking lot 
with 106 dedicated vehicular and 84 associated bicycle parking spaces. The proposed 
restaurant with indoor and outdoor consumption area is proposed to be a maximum of 318 
seats and appears to be generally compatible with the intent of the zoning classification that 
supports land uses accessory to and supportive of the Park. It is anticipated that the 
restaurant will be leased out and revenues generated will be reinvested in Park 
maintenance. 

 
The proposed conditional use application for a restaurant with outdoor consumption area 
shall be in the public interest and shall meet the following criteria as described below: 

 
(b)  Characteristics of use:  

1) Scale and intensity 
a. Floor Area Ratio (F.A.R): The proposed F.A.R for the entire Park is 0.04, 

significantly less than the 0.8 allowed in the HPS-1 zoning district and 1.0 in the 
HNC-2 and HRCC-4 zoning districts. 

 
b. Traffic Generation:  According to the Institute of Transportation Engineers Trip 

Generation Manual, 7th Edition, the trip generation of restaurants is 85 trips per 
1,000 s.f. based on gross floor area although peak hours average 10 trips per hour. 
Because of the location of the proposed restaurant in a Park, traffic generation is 
expected to be largely pedestrian. 

 
The City has conducted a Traffic Impact Analysis that is incorporated into the 
development plan. The analysis takes into consideration potential traffic generated 
from the Truman Waterfront Park, the State Park and the Us Navy Base for average 
conditions and for special events. The analysis found that the proposed parking and 
roadways are adequate to accommodate the potential traffic from all three uses. 
Please see the Trip Generation on page 20 of the development application and the 
Traffic Analysis for a more detailed analysis of the findings. The State’s new 
entrance point is being designed to accommodate two lanes of traffic and a 
pedestrian/bike lane. Traffic generating from the State Park uses will be 
accommodated on the State Park property in response to relocation of the entrance 
point (Exhibit D -F). 
 
As previously stated The City’s Engineering Division is concerned about how the 
two way road on Angela Street may conflict with the Truman Waterfront roadway 
connectivity plan and additional coordination will be necessary. 

  
c. Square Feet of Enclosed Space For Each Specific Use:    
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Building 103 is approximately 13,748 square feet and will be used as a restaurant, 
historic museum and bathrooms available to all park users. The proposed total 
restaurant area is approximately 8,000 s.f with indoor and outdoor a consumption 
area limited to 318 seats. The proposed historic museum area is proposed to occupy 
4,350. The museum use is not part of this conditional use request. 
 

d. Proposed Employment:  
It is estimated that 35-50 employees are needed to serve the restaurant operations.  
 

e. Proposed Number of Service Vehicles:  
Delivery service vehicles are expected through the parking lot at the rear of the 
restaurant approximately 3-5 times a week as needed. Garbage pick-up will be from 
the parking lot as well to be determined on an as needed basis.  

 
f. Off-Street parking:  

The proposed parking lot located to the north of the restaurant building has been 
designed to accommodate 66 vehicles, five of which are priority spaces for fuel 
efficient vehicles, 12 scooter parking spaces (equivalent to 3 parking spaces) and 84 
bicycle parking spaces, that are accommodated in the area.  In the parking lot to the 
south of the entry circle and additional 92 spaces and 12 scooter spaces are 
provided. Of the 92 spaces, 38 are designed to be dedicated to the restaurant use. 
 
The proposed consumption area of 4,700 square feet limits the amount of seating to 
318 seats. The proposal is subject to code requirements for restaurant parking 
requiring 104 parking spaces (one space for each 45 square feet of consumption 
area). Although an adequate number of parking spaces are provided to 
accommodate the restaurant use, as described above, in conjunction with this 
Development Plan and Conditional Use request, a bicycle substitution variance is 
requested to convert parking spaces into scooter spaces and thus substitute an 
additional 72 bicycle parking spaces for the entire Park. The museum use also 
requires (4,350 sf at one space per 150 s.f of floor area in the assembly hall) 
resulted in a requirement of 29 spaces, of which only 2 spaces can be 
accommodated on the site parking lot. However, because the project is only a 
portion of a Park project there are over 300 parking spaces on the property with 
over 250 bicycle spaces.  

 
2) On or Off Site Improvements Not Previously Identified  

a. Utilities:  
Based on comments previously submitted by Keys Energy Services and Florida 
Keys Aqueduct Authority additional coordination will be needed for new services 
to the restaurant building. Additional comments are attached to this report and 
reference the park as a whole. 

 
b. Public facilities:  

The application includes a Concurrency Management report and services and 
utilities have adequate capacity for the proposed restaurant.  Please see a more 
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detailed concurrency report previously described above.  As proposed, the site is 
concurrent with Chapter 94 of the Code.  
 

c. Roadway or Signal Improvements:   
New roadways are proposed as part of the park master plan that will provide access 
to the restaurant. No new signals are proposed although, directional signage is 
proposed as part of the Park Master Plan. Please see the development plan report for 
additional information regarding roadway improvements. 
 

d. Accessory Structures or Facilities:  
Three main structures are proposed as part of the Park Master Plan. No accessory 
structures are proposed as part of the restaurant use. 

 
e. Other: All special amenities proposed as part of the Park Master Plan have been 

previously addressed. No unique facilities or structures are proposed as part of the 
restaurant use. 

  
3) On-site amenities proposed to enhance the site:  Extensive site improvements are 

proposed as part of the Park Master Plan. The site is currently undeveloped and site 
amenities are addressed previously in this report. The proposed restaurant will share the 
building with a historical museum featuring local maritime and cultural history and provide 
restrooms and shelter for park users. Adjacent to the restaurant is a playground and 
interactive water feature where families are expected to frequent.  
 

a. Open space:  
The site is currently scarified and although under developed has very little 
vegetated open space areas.  The total open space for the Park is over 64%.   

 
b. Setbacks:  

The proposed project is in compliance with setback requirements required by the 
Land Development Regulations and security offset zones required by the Navy. 

 
c. Screening and buffers:  

All electrical equipment and garbage will be screened with appropriate fencing and 
vegetation. Significant vegetative buffers are proposed between the restaurant and 
other uses within the vicinity.  

 
d. Landscaping berms:  

No landscaped berms are proposed as part of the restaurant  drainage plan, however 
the landscape plan includes varying topographic elevations. 

 
e.  Mitigative techniques for abating smoke, odor, noise and other noxious 

impacts: 
 The majority of the activity associated with the restaurant will be at the rear of the 

structure at the parking lot and at the front facing the playground and interactive 
water feature. The structure is significantly setback from other uses and it mostly 
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within a concrete structure, so noise impacts are not anticipated from the restaurant 
although traffic is expected to increase. The proposal also includes a waste handling 
area that is buffered from sight by fencing and landscaping. Garbage will be 
removed on an as needed basis.  

 
(c) Criteria for conditional use review and approval: Applications for a conditional use 
review shall clearly demonstrate the following: 

 
1) Land use compatibility:  

The proposed conditional use, in conjunction with the proposed Major Development 
Plan, is compatible with the nearby Military, park, residential and institutional land 
uses. The proposed restaurant is significantly setback from the nearest residential uses, 
buffered by significant landscaping, is located inside an existing historic Navy structure 
and no alterations are proposed to the scale of the building. Further, the intensity of the 
restaurant, which occupies only on half of the building, limits potential maximum 
intensity of the use.  Although traffic currently traverses the site in order to reach the 
Naval bases and the State Park, impacts to the entire park are expected to increase as a 
result of the restaurant and new Park. Alternative transportation is encouraged by the 
overall site plan which is designed to facilitate multimodal transportation needs through 
the park, including bicycle and pedestrian circulation modes, bus and tourist 
transportation mode access, and adequate parking is proposed for the use.  

 
2) Sufficient site size, adequate site specifications and infrastructure to accommodate 

the proposed use:   
The building is over 8,000 square feet on a 28 acre park site. Only four buildings are 
proposed on the site, leaving over 18 acres of open space. Building 103 is not proposed 
to be expanded as part of this application although outdoor seating is proposed. 
 
The proposed Major Development Plan significantly exceeds and increases open space 
requirements.  The site has adequate size and site specifications to accommodate the 
proposed outdoor consumption area and amenities such as screening, buffers, traffic 
circulation, concurrency management, sidewalks, bathrooms, site access, and parking 
needs.  

 
3) Proper use of mitigative techniques:  

The proposed plan for the restaurant has been designed to incorporate mitigative 
techniques to buffer impacts, such as vegetation for noise, visual impacts and heat gain. 
Additionally, the plan includes adequate bicycle and vehicular parking for the proposed 
restaurant and provides adequate access for visitors using alternative transportation. 
The solid waste storage area is proposed to be screened with fencing and vegetation. 
Adverse impacts are not expected to negatively affect community infrastructure. 

 
4) Hazardous waste:   

No hazardous waste shall be generated by this conditional use. 
 
5) Compliance with applicable laws and ordinances:  
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The proposed development will comply with all applicable laws and regulations as a 
condition of approval. 

 
6) Additional Criteria Applicable to Specific Land Uses:  

Applicants shall demonstrate the proposed conditional use satisfies the following 
criteria: 
a. Land Uses Within a Conservation Area:   

N/A 
 

b. Residential Development:  
N/A 

 
c. Commercial or Mixed Use Development:  

The proposed restaurant is located squarely within the park with compatible 
adjacent park uses such as a museum, playground, interactive water feature and 
associated parking lot.  The closest residential uses are approximately xx feet from 
the concrete building structure and the restaurant use buffered by a museum within 
the building, a fence, roadway and vegetation. The department has not received any 
concerns about the proposed restaurant use to date. 
 

d. Development Within or Adjacent to Historic District: 
As previously mentioned an application for demolition, site plan and material 
review was reviewed and approved by the Historical Architectural Review 
Committee on February 24, 2014, through Certificate of Appropriateness No. H14-
01-0233.  A second HARC Meeting will be held in the future when the architectural 
drawings for the structures are fully developed. 
            

e.  Public Facilities or Institutional Development: 
 N/A 
 

f.  Commercial Structures, Uses and Related Activities Within Tidal Waters:  
 N/A  
 

g.  Adult Entertainment Establishments:  
                      N/A 
 
RECOMMENDATION: 
 
The Planning Department, based on the criteria established by the Comprehensive Plan and the 
Land Development Regulations, recommends the request for a Major Development Plan and 
Conditional Use be approved with the following conditions: 
 

1. That the associated bicycle substitution variance is approved by the Planning Board. 
2. Navy: 

a. The existing planned shared pedestrian/auto pathway making use of the existing 
East Quay shall be modified to eliminate automobile access and  a drivable access 
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way from the existing Eaton Street easement area southward to and through the 
parking lot  north of Building 103 shall be implemented separately.  This drivable 
access way will be placed to immediately border the Park boundary with the 
Truman Annex residential property.  The easement dedicated to the Navy from 
Eaton Street to the Quay will be eliminated, and be replaced with an easement for 
the new access way. This redefined access way will provide the assured and 
agreed upon vehicular access way for the Navy from the area of the Eaton Street 
easement southward to the Southard Street extension into the park. 

b. The City will continue to coordinate with the Navy during cruise ship operations, 
including, but not limited to, pedestrian, trolley, bus, chandler support, and 
train staging, etc., to ensure that there is no impact to the military mission.  

c. The City will continue discussions with the Navy regarding the option of a joint 
use Entrance Control Point (ECP) structure and any proposed structures in the 
vicinity of the ECP will be coordinated with the Navy to ensure clear line of site 
and compliance   with   Anti-Terrorism    Force   Protection    (ATFP)   
standoffs    and   security requirements. 

d. A standard operating agreement to define coordination and planning solutions to 
move military vehicles and equipment through the park complex during urgent or 
special events shall be concluded before completion of phase 1 construction (road 
realignment plan) of the Park. This can be assured as a condition of the Major 
Development Plan approval through a Memorandum of Agreement. 

e. The easements will be reviewed, updated and/or eliminated through coordination 
with the Navy as part of the Phase 1 construction documents within 180 days of 
development plan adoption. This approach will ensure the accuracy of the 
associated surveys and thus the easement documentation. 

f. In the event that City and Navy have coordinated the use of City property for 
special events, the coordination efforts will be done to ensure that military 
operations are not impacted. 

g. Once the lighting plan has been finalized, the City will conduct an informal 
lighting study with NAS Key West to determine potential impacts to the 
military mission. Additionally, the City will coordinate the potential impacts of 
the proposed lighting on the Navigation Range Markers with the Navy Port 
operations and local Harbor Pilots.  The proposed lighting plans will meet Dark 
Sky standards that require fixtures to focus light on the ground and not spill off 
the site. 

h. After plan adoption the LRA will transmit the development plan for final Navy 
review subject to the 2002 Quit Claim Deed. 

3. An easement is required to be executed with Keys Energy for access to electric poles 
along Navy boundary on the southern edge of the property. 

4. For all elevated structures, areas between the bottom floor of the structure and grade must 
be be buffered by lattice or similar materials approved by the Historic Preservation 
Planner and fully landscaped. 

5. Building construction on the site including the development of the amphitheater, 
community center and building 103 shall at a minimum be LEED certified consistent 
with Comprehensive Plan Policy 1-1.1.6 that requires a green building certification of the 
highest standard.  
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6. That rainwater be captured from all building roof surfaces into adequate sized containers 
and redistributed for onsite irrigation purposes using ARCSA standards. 

7. That if permanent irrigation system is required that the system be built to ARCSA 
standards. 

8. Lighting shall be designed to “Dark Sky” lighting standards and shall meet energy 
efficiency standards established by an accepted third party environmental standard 
consistent with F.S Chapter 255.2575(2). 

9. Tree Commission approval is required for the overall Landscape Plan in addition to each 
phase of the removal/relocation and replacement of vegetation based upon the approved 
Landscape Plan. 

10. The complete set of plans dated March 4, 2014 are hereby adopted and incorporated 
herein. 

11. That the proposed two way traffic direction on Angela Street be coordinate with the 
adopted Truman Waterfront Connectivity Plan.  

12. Emergency call boxes are distributed throughout the site in coordination with the KWPD. 
13. Fire hydrant locations are coordinated with KWFD. 
14. Two electric vehicle charging stations are installed at three points within the park. 
15. The lease for the restaurant for Building 103 shall contain the following provisions: 

a) That the business establish and maintain a marketing plan on order to reduce 
vehicular trips to the venue promoting multimodal accessibility to the site via 
website, reservations, etc.  

b) That the lessee obtain a Green Business Certification. 
c) That the business separate the collection of food waste to be donated for compost 

purposes at the adjacent Community Garden or for onsite reuse. 
d) That the business recycle all materials collected by waste management. 
e) Lessee must obtain a Conditional Approval Permit, subject to annual inspection.  

Attachments: 
Exhibit 1 - 1997 the BRAC Master Plan  
Exhibit 2 - 2002 MOU and Quit Claim Deed 
Exhibit 3 - Meisel & Spottswood Conceptual Plan 
Exhibit 4 - Resolution 10-265 
Exhibit 5 – Resolution 12-129 
Exhibit 6 – BVRAC, TWAB and LRA Adopted Master Plan, Resolution 12-285 
Exhibit 7 - Focus Group Datum 
Exhibit 8 - 2013 Development Plan 
Exhibit 9 - DRC Minutes  
Exhibit 10 - Navy Response Letter and City Response to Navy 
Exhibit 11 - DEO Final Order Ordinance 13-25 
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Resolution Number 2014-xx 
 
  ____________Chairman 

 
  ______ Planning Director 

 

 RESOLUTION NUMBER 2014-xx 
 

APPROVAL FOR A MAJOR DEVELOPMENT PLAN 
AND CONDITIONAL USE FOR THE DEVELOPMENT 
OF THE TRUMAN WATERFRONT PARCEL (RE# 
00001630-001000, AK 9038855; RE# 00001630-001100, 
AK# 9038866)  LOCATED IN THE HISTORIC PUBLIC 
SERVICE AND SEMIPUBLIC SERVICE -1 (HPS-1), 
HISTORIC MEDIUM DENSITY RESIDENTIAL 
(HMDR), HISTORIC RESIDENTIAL COMMERCIAL 
CORE – 4 (HRCC-4) AND THE HISTORIC 
NEIGHBORHOOD COMMERCIAL – 2 (HNC-2) 
ZONING DISTRICTS PURSUANT TO SECTION 108-
91(A.)(2.)B. AND C. AND 122-61 OF THE LAND 
DEVELOPMENT REGULATIONS OF THE CODE OF 
ORDINANCES OF THE CITY OF KEY WEST, 
FLORIDA 

 
 
 WHEREAS, the subject property is located in the Historic Public Service and Semipublic 

service – Truman Waterfront  (HPS-1), the HMDR, the HRCC-4 and the HNC-2 zoning district;  and 

 

WHEREAS, Section 108-91 of the Code of Ordinances provides that within the Historic 

District a Major Development Plan is required for addition or reconstruction of equal to or greater 

than 2,500 s.f of gross floor area and the addition of outdoor activity or similar activities equal or 

greater than 5,000 square feet;  and 

 

WHERAS, the applicant proposed a Master Plan with associated Draft Landscape Plan and 

Civil Drainage Plan to develop the Truman Waterfront Park Master Plan; and 
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Resolution Number 2014-xx 
 
  ____________Chairman 

 
  ______ Planning Director 

 

WHEREAS, Section 108-196(a) requires the Planning Board to review and approve, 

approve with conditions, or deny the proposed Major Development Plan; and 

 

WHEREAS, this matter came before the Planning Board at a duly noticed public hearing on 

March 20, 2014; and 

 

WHEREAS, the granting of a Major Development Plan application is consistent with the 

criteria of the Code of Ordinances; and 

 

WHEREAS, the granting of a Major Development application is in harmony with the 

general purpose and intent of the Land Development Regulations, and will not be injurious to the 

neighborhood, or otherwise detrimental to the public welfare; and 

 

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

Florida: 

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

 

Section 2.  That a Master Plan for the development of the Truman Waterfront Park located in 

the HPS-1, HMDR, HRCC-4 and HNC-2 zoning districts per Section 108-91 of the Land 

Development Regulations of the Code of Ordinances of the City of Key West, Florida (RE# 



 
Page 3 of 8 

Resolution Number 2014-xx 
 
  ____________Chairman 

 
  ______ Planning Director 

 

00001630-001000, AK 9038855; RE# 00001630-001100, AK# 9038866), as shown in the attached 

plans dated March 4, 2014 with the following conditions of approval: 

1. That the associated bicycle substitution variance is approved by the Planning Board. 

2. Navy: 

a. The existing planned shared pedestrian/auto pathway making use of the existing East 

Quay shall be modified to eliminate automobile access and  a drivable access way 

from the existing Eaton Street easement area southward to and through the parking 

lot  north of Building 103 shall be implemented separately.  This drivable access way 

will be placed to immediately border the Park boundary with the Truman Annex 

residential property.  The easement dedicated to the Navy from Eaton Street to the 

Quay will be eliminated, and be replaced with an easement for the new access way. 

This redefined access way will provide the assured and agreed upon vehicular access 

way for the Navy from the area of the Eaton Street easement southward to the 

Southard Street extension into the park. 

b. The City will continue to coordinate with the Navy during cruise ship operations, 

including, but not limited to, pedestrian, trolley, bus, chandler support, and train 

staging, etc., to ensure that there is no impact to the military mission.  

c. The City will continue discussions with the Navy regarding the option of a joint use 

Entrance Control Point (ECP) structure and any proposed structures in the vicinity of 

the ECP will be coordinated with the Navy to ensure clear line of site and compliance 
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Resolution Number 2014-xx 
 
  ____________Chairman 

 
  ______ Planning Director 

 

with   Anti-Terrorism    Force   Protection    (ATFP)   standoffs    and   security 

requirements. 

d. A standard operating agreement to define coordination and planning solutions to 

move military vehicles and equipment through the park complex during urgent or 

special events shall be concluded before completion of phase 1 construction (road 

realignment plan) of the Park. This can be assured as a condition of the Major 

Development Plan approval through a Memorandum of Agreement. 

e. The easements will be reviewed, updated and/or eliminated through coordination 

with the Navy as part of the Phase 1 construction documents within 180 days of 

development plan adoption. This approach will ensure the accuracy of the associated 

surveys and thus the easement documentation. 

f. In the event that City and Navy have coordinated the use of City property for special 

events, the coordination efforts will be done to ensure that military operations are not 

impacted. 

g. Once the lighting plan has been finalized, the City will conduct an informal 

lighting study with NAS Key West to determine potential impacts to the military 

mission. Additionally, the City will coordinate the potential impacts of the proposed 

lighting on the Navigation Range Markers with the Navy Port operations and local 

Harbor Pilots.  The proposed lighting plans will meet Dark Sky standards that require 

fixtures to focus light on the ground and not spill off the site. 



 
Page 5 of 8 

Resolution Number 2014-xx 
 
  ____________Chairman 

 
  ______ Planning Director 

 

h. After plan adoption the LRA will transmit the development plan for final Navy 

review subject to the 2002 Quit Claim Deed. 

3. An easement is required to be executed with Keys Energy for access to electric poles along 

Navy boundary on the southern edge of the property. 

4. For all elevated structures, areas between the bottom floor of the structure and grade must be 

be buffered by lattice or similar materials approved by the Historic Preservation Planner and 

fully landscaped. 

5. Building construction on the site including the development of the amphitheater, community 

center and building 103 shall at a minimum be LEED certified consistent with 

Comprehensive Plan Policy 1-1.1.6 that requires a green building certification of the highest 

standard.  

6. That rainwater be captured from all building roof surfaces into adequate sized containers and 

redistributed for onsite irrigation purposes using ARCSA standards. 

7. That if permanent irrigation system is required that the system be built to ARCSA standards. 

8. Lighting shall be designed to “Dark Sky” lighting standards and shall meet energy efficiency 

standards established by an accepted third party environmental standard consistent with F.S 

Chapter 255.2575(2). 

9. Tree Commission approval is required for the overall Landscape Plan in addition to each 

phase of the removal/relocation and replacement of vegetation based upon the approved 

Landscape Plan. 
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Resolution Number 2014-xx 
 
  ____________Chairman 

 
  ______ Planning Director 

 

10. The complete set of plans dated March 4, 2014 are hereby adopted and incorporated herein. 

11. That the proposed two way traffic direction on Angela Street be coordinate with the adopted 

Truman Waterfront Connectivity Plan.  

12. Emergency call boxes are distributed throughout the site in coordination with the KWPD. 

13. Fire hydrant locations are coordinated with KWFD. 

14. Two electric vehicle charging stations are installed at three points within the park. 

15. The lease for the restaurant for Building 103 shall contain the following provisions: 

a) That the business establish and maintain a marketing plan on order to reduce 

vehicular trips to the venue promoting multimodal accessibility to the site via 

website, reservations, etc.  

b) That the lessee obtain a Green Business Certification. 

c) That the business separate the collection of food waste to be donated for compost 

purposes at the adjacent Community Garden or for onsite reuse. 

d) That the business recycle all materials collected by waste management. 

e) Lessee must obtain a Conditional Approval Permit, subject to annual inspection.  

 

Section 3.  That the timeline for expiration of this Development Plan is approved for phasing 

for a maximum of 10 years. Full, complete, and final application for all permits required for which 

this resolution is wholly or partly necessary, shall be submitted in its entirety within 10 years after 

the date hereof.  
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Resolution Number 2014-xx 
 
  ____________Chairman 

 
  ______ Planning Director 

 

 

Section 4.  This Major Development Plan application approval by the Planning Board does 

not constitute a finding as to ownership or right to possession of the property, and assumes, without 

finding, the correctness of the applicant's assertion of legal authority respecting the property. 

 

Section 5.  This resolution shall go into effect immediately upon its passage and adoption and 

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

 

Section 6.   This resolution is subject to appeal periods as provided by the City of Key West 

Code of Ordinances (including the Land Development Regulations). After the City appeal period has 

expired, this permit or development order will be rendered to the Florida Department of Community 

Affairs.  Pursuant to Chapter 9J-1, F.A.C., this permit or development order is not effective for forty 

five (45) days after it has been properly rendered to the DCA with all exhibits and applications 

attached to or incorporated by reference in this approval; that within the forty five (45) day review 

period the DCA can appeal the permit or development order to the Florida Land and Water 

Adjudicatory Commission; and that such an appeal stays the effectiveness of the permit until the 

appeal is resolved by agreement or order. 

Read and passed on first reading at a regularly scheduled meeting held this 20th day of 

March, 2014. 
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Resolution Number 2014-xx 
 
  ____________Chairman 

 
  ______ Planning Director 

 

 

 
Authenticated by the Chairman of the Planning Board and the Planning Director.  
 
 
 
________________________________________________________________________ 
Richard Klitenick, Chairman  Date 
Key West Planning Board  
 
Attest: 
 
 
 
________________________________________________________________________ 
Donald Leland Craig, AICP  Date 
Planning Director 
 
Filed with the Clerk:  
 
 
 
________________________________________________________________________ 
Cheryl Smith, City Clerk        Date
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INTRODUCTION 
 
On Saturday April 24, 2010 the Truman Waterfront Advisory Board of the City of 
Key West hosted a joint workshop together with the Bahama Village Redevelopment 
Advisory Committee and the City Commission to explore possible uses for a 6.6 acre 
parcel of the Truman Waterfront.  Over 208 residents of the City of Key West and 
other interested parties participated, in addition to members of the hosting boards. 
 
The overall purpose of the workshop was to provide guidance to the City in its future 
decision-making regarding the 6.6 acre site.  The specific objectives of the workshop 
were to: 

• identify considerations that should be taken into account when making 
decisions about the site; 

• identify and discuss possible uses for the site; 
• prioritize possible uses; 
• understand next steps in making decisions for the site. 

 
The workshop was facilitated by the FCRC Consensus Center.   This report was 
prepared by the facilitator based on discussion notes taken during the meeting.  For 
each discussion during the workshop, the report outlines the process used, provides a 
transcript of the notes taken, minimally edited for grammar and completeness, and 
summarizes key themes or conclusions where appropriate. 

 
WELCOME, AGENDA REVIEW AND BACKGROUND PRESENTATION 

 
Jim Gilleran, Chairman of the Truman Waterfront Advisory Board, welcomed 
participants and introduced members of the City Commission, Truman Waterfront 
Advisory Board, and Bahama Village Redevelopment Advisory Committee.  He then 
introduced Rafael Montalvo, facilitator for the meeting, to review the agenda and 
guidelines for discussion. 
 
Rafael Montalvo reviewed the overall purpose and specific objectives for the 
meeting.  He noted that the meeting would have four parts – a presentation of 
background information to set the context, a discussion of the considerations (criteria) 
participants would like the City to weigh in making decisions about the 6.6 acres, a 
discussion of the uses participants would like to see on the parcel, and a prioritization 
of those uses.  He then reviewed guidelines for the discussion, and introduced Doug 
Bradshaw, Executive Director of the Port Authority of Key West to provide 
background information. 
 
Doug Bradshaw first described the location of the site, surrounding uses and leases, 
and access.  He reviewed comprehensive plan objectives and principles for the 
Truman Waterfront, as well as zoning for the 6.6 acre property and summarized the 
results of previous planning efforts for parcel. He concluded the presentation with a 
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description of financial and other considerations relevant to any decision made about 
uses on the 6.6 acres.   
 
The agenda, discussion guidelines and presentation materials are included in the  
Appendix of this report. 
 
After the presentation,  participants asked questions for clarification of the 
information presented.  The questions asked and responses offered are presented 
below.  Staff responses are presented in italics. 
 

• Have plans for the marina and assisted living facility gone so far that they 
cannot be undone? 

• The long term leases are set, but the designs still need to be approved by the 
City Commission. 

 
• How long is long term? 
• 99 years. 
 
• Can you characterize the length of the other leases? 
• There are no other leases at this time. 
 
• Where is the Tax Increment Financing (TIF) property? 
• City of Key West staff described the location o f the TIF district. 
 
• Were the comprehensive plan objectives for the Truman Waterfront property 

prioritized? 
• No. 
 
• Can you provide more information about what ingress and egress there will be 

from the site? 
• The only agreement is for Southard Street.  We are also looking at Truman, 

Petronia, and Angela Streets.  They will be considered in the plan for the 6.6 
acres. 

 
• It is an odd shaped parcel.  Is the long area part of Bahama Village?  Is there a 

way to make the footprint more usable? 
• Originally the Battery was included and the parcel was a little more regular 

in shape.  There is probably a bit of wiggle room in the fact that designs for 
the surrounding properties have not been finalized. 

 
• What is a TIF district? 
• TIF stands for Tax Increment Financing.  It applies to a designated 

Community Redevelopment Area sub-area. Any increases in tax revenues 
resulting from an increase in property values or additional development in the 
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district after it is established must be used to further benefit the designated 
area.  Part of the TIF area overlaps the 6.6 acres. 

 
CRITERIA DISCUSSION 

 
Participants were next asked to think about the following question. 
 

What should be taken into account when making decisions about the site? 
 
The facilitator pointed out that participants were not being asked to agree on the 
answer.  Rather, this was an opportunity to share with others in the room those 
considerations or criteria that individual participants thought important.  He further 
noted that the intention of this discussion was two-fold:  1) to help set the stage for a 
discussion of desired uses, and; 2) to provide additional guidance to City decision-
making. 
 
The considerations and criteria suggested by participants are listed below. 
 

• The land was originally taken by the Navy from Bahama Village.  The 
original intent of the Base Reuse Plan was to benefit Bahama Village.  Over 
time we have diverged from that intention.  Those plans should be brought 
back, including the  economic development emphasis, the youth facility, open 
space and the fishing area.  

• The plan should be financially self-sustaining,  For that to happen, it needs to 
be multi-use so it can change as the economy changes. 

• Limit parking, promote biking, walking and green spaces, and green building. 
• Noise considerations and impacts on neighboring communities should be 

considered.  How will you address the noise when the bars get out in the 
middle of the night? 

• How long it will take to realize the proposal should be considered.  How long 
is it going to take to create a new plan and then act?  It has already taken a 
long time – don't create a new plan.  

• Is the Bahama Conch Community Land Trust (BCCLT) plan still under 
consideration?  Didn't the City approve it? 

• No lease was finalized, but the BCCLT plan can still be considered. 
• Job creation for Bahama Village residents. 
• Instead of creating new buildings, focus on renovating existing structures. Use 

green building and renovation techniques. 
• The BCCLT plan for this area should weigh heavily.  Why are we recreating 

the wheel? 
• The ingress and egress pattern of the final plan should have a positive impact 

on Bahama Village. 
• Open space, green, trees.  
• The affordability of housing. 
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• Consistency with the BCCLT plan – that plan was what the community 
wanted. 

• No commercial development (except for commercial in Bahama Village) and 
open space preservation should be the priorities. 

• Will the neighbors (District 6) have a strong say? 
• Concern regarding amphitheatre's impacts on neighborhood.  Remember what 

it was like at Woodstock.  We don’t' want that here. 
• A culinary school, as incorporated in BCCLT plan.  Help put the people of 

Bahama Village back to work. 
• Safety of residents and guests. 
• Youth of community. 
• Training youth for future employment. 

 
POSSIBLE USES 

 
During this discussion, participants next identified possible uses they wanted to see in 
the plan for the 6.6 acre parcel.  The first list below is of the comments offered.  The 
second list is of the uses suggested by the comments, as recorded on a screen at the 
front of the room during the discussion.  The second list was simplified through 
combination and grouping of items in the subsequent discussion, but is presented here 
in its entirety. 
 
A number of the issues raised during this and subsequent discussions in the workshop 
applied to Truman Waterfront properties surrounding the 6.6. acres.  While the focus 
of the workshop was on the 6.6 acres, comments on the surrounding properties were 
also accepted.  A number of participants expressed the opinion that to effectively plan 
for the 6.6 acres would require addressing all of the Truman Waterfront properties 
simultaneously. 

 
Comments 

 
• Soccer.  We have 550 boys playing soccer, and we don’t have our own field.  

We want shared fields and an agreement with the marina that they will 
maintain the green space. 

• There should be a benefit to the entire community.  Don’t like that the Navy 
defined the uses in the land conveyance.  The assisted living facility won’t be 
used by the locals.  For the 6.6 acres – a culinary school, restaurant, 
sustainable uses.  Extend the streets and mix uses to reflect what was there 
before the Navy took over. 

• The BCCLT had a good plan that should be considered.  It shouldn’t go away.  
The PAL gym should be maintained as a multi-use facility. 

• Make an annex of Florida Keys Community College (FKCC) so it will be well 
managed. 
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• Capitalize on the viability of the waterfront as a tourist destination.  Establish 
a fish market like they have in Panama City.  Employ locals, bring fish boats 
in.  Include an art market. 

• Establish an open marketplace, with mixed uses. 
• There is no cohesion here or in the mix of uses being discussed.  It’s a shame 

about the odd shape of the parcels.  Why can’t the soccer field be on the 
Spotswood property?  A balance of scale doesn't exist. 

• A museum with the verbal and written history of the Africans who came here.  
We want to be part of the description of the history.  Tell the story of daily 
life, photos, etc. 

• Keep the PAL gym as a multi-use facility.  Expand the horse stables and the 
equestrian patrol of the park.  No housing project, but do include affordable 
housing.  The clean-up of the neighborhood has been successful – keep it up.  
Commercial uses. 

• An emergency hospital to go with the assisted living facility.  Keep the soccer 
field, and add an ADA dog park. 

• Open fields – soccer fields.  Expand the PAL gym, and focus on the history of 
Bahama Village. 

• A tool library for kids to teach them to use tools (technical training and 
education).  Keep Petronia pedestrian with a pretty entrance. 

• PAL gym – include a community theatre and pool. 
• Parking on the narrow Fort Street parcel. 
• Ingress and egress from Petronia.  More soccer fields.   
• Would there be room on the other side of the mess hall for soccer fields if 

Petronia were extended into where the field is now? 
• A youth equestrian program. 
• A community park on Fort Street. 
• Fishing on the bight, available to the community. 
• Establish a community garden and solar panels. 
• There is no breeze on this island anymore.  Consider how it used to be on the 

island – bring that back.  Don’t allow buildings along the waterfront that 
would block the breeze. 

• Look at the entire 33 acres  -- you have to look at the entire area holistically.  
Also, could City-generated dollars (from ships docking at the outer mole) be 
used for a park? 

• Include a sustainable energy program.  Include a solar heated swimming pool. 
• We have been promised a soccer field for years, but have always been asked 

to move (for example at Poinciana).  We need a lease on the soccer field or we 
will be asked to move again. 

• Make sure the kids have permanent soccer fields.  They have traveling 
competitive leagues. 

• Keep Bahama Village in the forefront – we are losing Bahama Village.  We 
need development with emphasis on the roots of Bahama Village.  Who really 
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build the area?  Bahamians. Continue with the plan for the culinary school, 
establish a history museum, and make space available for sculptures. 

• A black history museum. 
• Can the lease for the assisted living facility be cancelled? 
• The assisted living community is alive and well.  Priority will be given to 

residents of Key West.  The project is definitely moving forward. 
• Can revenue from ships be used to contribute to the area? 
• Don’t allow any buildings over one-storey.  Construct what buildings you do 

build sustainably, for example with grass on the roofs. 
• What about the traffic impact on Bahama Village?  Where are people going to 

park? 
• We need a guarantee that the soccer fields will stay. 
• Small shops, apprenticeships, small fix-it shops – zero waste.  Keep the 

Bahamian character in the buildings. 
• The history of this area has been lost.  The land was supposed to be given 

back to the black people in the community.  A plan was presented by BCCLT 
and accepted.  Why aren’t we talking about that?  The citizens of Bahama 
Village should be working together.  Give the land back to the black people of 
the community.  There is more discrimination now than there was in the 60s. 

• Set up a community garden with an emphasis on native plants, maybe offering 
classes and sales. 

• A day care facility at PAL to serve Bahama Village children. 
 
Initial List of Uses 

 
• Culinary school 
• Economic development for Bahama Village 
• Soccer field (shared multipurpose green space) -- sustained irrigation, grass, 

lighting 
• Uses prioritized with original conveyance of property  
• Culinary school 
• Youth training programs, restaurant  
• Mixed-use commercial (ground-floor commercial, residential above) 
• PAL gym -- maintain, but convert into a multi-use building 
• Uses prioritized with original BCCLT Plan 
• Extension of FKCC in the area  
• Capitalize on proximity to waterfront 
• Consider dependence on hospitality industry 
• Fish market -- support for fishing industry 
• Produce, flea, artisan markets 
• Farmer’s market 
• Balanced (shared) uses on the site  
• Verbal and written history of Bahama Village (documentation) 
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• Equestrian stable expansion 
• Police station on Emma Street  
• Eliminate homeless problem 
• Affordable housing (with intent for sale) 
• Arts facilities 
• Emergency hospital/facilities 
• Soccer field 
• Small enclosed dog park 
• Vocational training facility/shared museum documenting history of Bahama 

Village 
• Tool library  
• Woodshop (similar to 4H program) 
• Walking pedestrian mall towards park (along Petronia) 
• Full-service community center (PAL building) 
• Parking along Fort Street 
• Youth equestrian program 
• Community park/garden 
• Preserve area for fishing 
• Parking/solar panels 
• Sustainable building practices be implemented for uses 
• Will a soccer field be maintained on the site (permanently)? 
• Development emphasis on Bahamian culture (incorporate into uses, such as 

culinary school) 
• Black history museum 
• Height restrictions (single-story) 
• Green roofs (not paint but plants) 
• Impacts on traffic/parking 
• Soccer fields, reinforcement of tree planting 
• Smaller commercial shops, reinforcement of trade learning (emphasis on 

repairing and reusing items) 
• Uses should ease back into the community 

 
PRIORITIZATION OF USES 
 

During the break after the initial listing of possible uses the facilitator tentatively 
grouped similar items and combined identical ones, as well as to identifying 
comments on the initial list that might be more appropriate as implementation 
guidance than as uses.  Upon return from the break, participants reviewed and 
corrected the revised lists and suggestions, adding items that had been overlooked by 
the facilitator or offering more appropriate wording.  The corrected lists were then 
transferred to easel-pad sheets. 
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Participants next indicated which uses they thought should be priorities by placing a 
dot next to each of their highest priorities.  Each participant was given five dots, and 
asked to place no more than one dot next to any particular item. 
 
The facilitator pointed out that virtually all of the items on the list were priorities in 
some sense.  The prioritization exercise would help the city understand which of the 
possible uses participants believed most important for this site. 
 
Before placing dots, participants were invited to comment on what they thought the 
priorities should be. 

 
Discussion 

 
• Housing and the multi-use community center.  
• The PAL gym/multi-use community center concept would include a lot of the 

other uses that have been suggested. 
• The hospital should not be a priority for this site.  Not sure it was actually 

suggested.  The comment may have been a suggestion that the assisted living 
facility should be nearer a hospital. 

• Parks and Recreation might not be the best use.  Other portions of the site 
(other than the 6.6 acres) may be better for soccer fields. 

• Open area and green space. 
• The mixed-use/multi-use facility.  The amphitheatre with the soccer fields, 

boxing rings, etc.  Green space. 
• We do not want parking lots.  Provide for walking and biking. 
• We don't want to loose the art form of the skilled fisherman and craftsman. 
• Potential of moving the soccer field to leave the 6.6 acres for residents of 

Bahama Village. 
• Keep BCCLT plan in consideration for Bahama Village, with more soccer 

fields. 
• Open space -- green open space -- should be the priority.  There are other 

places in the city for housing. 
• A day care center would provide jobs and generate income. 
• Long-term goal should be to generate activity and be self-sustaining.  A 

combined child care/elder care facility would be a good idea. 
 
Priorities 

 
The items below are possible uses identified in the earlier discussion, as combined or 
grouped by the facilitator and corrected by participants, in the priority order resulting 
from the dot exercise.  Numbers to the right of each item indicate the number of dots 
received by that item. 
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The facilitator noted that the results of the prioritization exercise suggest three tiers of 
priority.  He also reminded participants that, as they had noted earlier, that the PAL 
Gym/Community Center concept (Item 2 below) might include some of the items in 
the second and third tiers. 

 
Tier One 

 
1. Passive recreational areas/green space: 46  
2. Maintain PAL gym/community center with child and adult daycare: 37 

 
Tier Two 

 
3. Market – fish, arts, produce, fleas: 28  
4. Community park and garden: 27 
5. Mixed-use commercial on ground floor/residential above: 26 
6. Recreational – multi-use, green field (soccer and other sports): 26 
7. Bahama Village/Black History Museum: 24 
8. Affordable Housing: 23 
9. Other vocational and training programs -- job training, youth training, 

woodshop, library of wood shop tools: 20  
 

Tier Three 
 

10. Culinary school: 11 
11. Arts and music facility: 10  
12. Equestrian program: 8 
13. Public arts space; 5 
14. Dog park: 4  
15. Hospital: 0 

 
Implementation Guidance 

 
The following are some of the suggestions made during the identification of possible 
uses that provide guidance for the implementation of any uses on the 6.6 acre parcel. 

 
• Benefit and connection to Bahama Village 
• Economic development – economically self-sustaining 
• Height restrictions 
• Green building/carbon neutral development 
• Solar/self-sufficient power source 
• Pedestrian/bicycle friendly 
• Shade 
• Parking 
• Minimize impact to the neighborhood 
• Ensure access to waterfront 
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• Breeze 
• Lighting/safety 
• Ingress and egress 
• Native plants/native plant nursery 
• Passive recreation/green space 
• Mess hall building as revenue generator for Bahama Village 

 
NEXT STEPS 
 

At the conclusion of the meeting the City Manager, Jim Scholl outlined the expected 
next steps in the City's decision-making regarding the 6.6 acre parcel.  He stated that 
the results of the workshop would be presented to both the Truman Waterfront 
Advisory Board and Bahama Village Redevelopment Advisory Committee.  The 
Boards will review and accept the findings of the workshop and forward their 
recommendations for development of the 6.6 acres to the Naval Properties Local 
Redevelopment Authority (LRA), whose acting members are the City 
Commissioners.  The LRA, based on this input, will develop a resolution that 
provides staff direction on how to proceed with development of the property. 
 
During the closing comments, participants expressed a desire for follow-up meetings, 
and for an opportunity to address issues in a comprehensive or holistic way on all of 
the Truman Waterfront properties, not just he 6.6 acres.  Mr. Scholl indicated that 
there would be additional public meetings during the review by the boards and City 
Commission. 
 
Mayor Craig Cates thanked participants for their time and input, and expressed his 
hope that they would remain involved in the process.  He then adjourned the meeting. 
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APPENDIX 
AGENDA, DISCUSSION GUIDELINES ANDPRESENTATION 
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                                                     MEMORANDUM 
 
 
DATE:  January 31, 2013 
 
RE:  Truman Waterfront Park-DRC Meeting Notes and Comments 
 
FROM:  Karen DeMaria, Urban Forestry Manager, City of Key West 
 
 
On behalf of the Tree Commission, I reviewed the preliminary plans for the Truman 
Waterfront Park and made the following comments during the DRC meeting on January 
31, 2013. 
 
*I object to the planting of Redbay and Eucalyptus trees as canopy trees.  These trees do 
not naturally occur anywhere in the Florida Keys and therefore, should not be considered 
for planting.  It is preferred that the consultant use trees native to the Florida Keys or 
trees found to naturally occur in the Key West area (such as those listed in Sec 110-253 
of the City of Key West Tree Protection code). 
 
*The project needs to be reviewed twice by the Tree Commission.  The first time for 
preliminary review and the second time for plan approval just prior to getting final 
authorization from the City Commission.  Permits will be required for the actual removal, 
relocation work and will be considered at a separate time. 
 
*A short term and long term maintenance plan is needed to ensure the survivability and 
long term health of all the plants proposed to be placed in the park (trees, shrubs, flowers, 
grasses).  At the present time, the City of Key West does not have the staff nor the 
equipment to properly take care of any planting planned for the project.        
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Nicole Malo

Subject: FW: Truman Waterfront and PAL needs

 
 

From: Deglys Chavarria [mailto:dchavarr@keywestcity.com]  
Sent: Wednesday, March 14, 2012 10:43 AM 
To: Nicole Malo 
Cc: Don Craig; Doug Bradshaw; Kathleen Ream 
Subject: Re: Truman Waterfront and PAL needs 

We do not use the back half of the building where the kitchen and boiler rooms are located. We 
have been managing with the space we currently occupy, ideally we would like to have more 
space in order to expand the programs without compromising the safety of the kids. Because of 
the size of the equipment and programs i believe this would be the minimal space we require. 
Thanking you in advance.     

On Wed, Mar 14, 2012 at 10:26 AM, Nicole Malo <nmalo@keywestcity.com> wrote: 
Thanks Deglys, 
are all portions of the building occupied, including offices and storage areas? Are all 
these areas utilized and necessary for the function of the recreation facility? and is the 
same area needed for the facility to be the most efficient? Would more space, less 
space or a better configured space meet your needs better?  
  

Nicole Malo  
Planner  
City of Key West Planning Department  
305-809-3778  

  
 

 
From: Deglys Chavarria [mailto:dchavarr@keywestcity.com]  
Sent: Wednesday, March 14, 2012 10:20 AM 
To: nmalo@keywestcity.com 
Cc: Doug Bradshaw; Don Craig; Kathleen Ream 
Subject: Re: Truman Waterfront and PAL needs 

Good morning, 
  
Below is the information requested regarding the current use of the PAL GYM.  
  
Boxing Total Square Footage- 2017.71 (Length 42.3 ft Width 47.7) 
  
Wrestling/ Mix Martial Arts/ Grappling/ Cheerleaders Total Square Footage- 2580.57 (Length 
54.1 ft Width 47.7 ft) 
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Weight Room Total Square Footage- 1807.00 (Length 65 ft Width 27.8 ft)   
  
Front Office Space- 106.14 (Length12.2 ft Width 8.7 ft)  
  
Back Office- 54.51 (Length 7.9 ft Width 6.9 ft) 
  
Storage- 242.2 (Length 27.2 ft Width 8.9 ft) 
  
Mounted Officer Delsante will have the measurements currently used by the Key West Police 
Mounted Unit done before closing day.    

On Mon, Mar 12, 2012 at 1:13 PM, <nmalo@keywestcity.com> wrote: 
 
 
 
--  
One Team. One Goal. Save Lives. 
  
Officer D. Chavarria 
Traffic Unit 
K.W.P.A.L President 
Key West Police Department 
1604 North Roosevelt Blvd 
Key West, Fl 33040 
e-mail- dchavarr@keywestcity.com 
Phone- 305.809.1034 
 
 
 
 
--  
One Team. One Goal. Save Lives. 
  
Officer D. Chavarria 
Traffic Unit 
K.W.P.A.L President 
Key West Police Department 
1604 North Roosevelt Blvd 
Key West, Fl 33040 
e-mail- dchavarr@keywestcity.com 
Phone- 305.809.1034 
 

 



From: Jay Gewin
To: Nicole Malo
Cc: Don Craig; Ralph. Estevez; john.bartelmo
Subject: Truman Waterfront Meeting
Date: Friday, November 30, 2012 4:30:52 PM

Nicole,

I apologize, but I will be unable to attend the meeting on the Truman Waterfront
next Friday.  I'll be away on City business in Tallahassee.

Ralph Estevez and John Bartelmo from OMI will be present, and will be able to
answer any utility questions you have regarding sewer or stormwater infrastructure.

In regards to solid waste - I would suggest that for all buildings on the site that
generate waste - that sufficient space is provided not only for trash
(toters/dumpsters/or compactors), but also for recycling containers.  It is a policy
that should be implemented Citywide so that fewer businesses could use insufficient
space for recycling containers as an excuse for not recycling.

Thanks,

Jay Gewin
Utilities Manager
City of Key West
305-809-3902
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Development Review Committee

City of Key West, FL

Meeting Agenda Full Detail - Final

Old City Hall

510 Greene Street

Key West FL 33040

Old City Hall10:00 AMThursday, January 31, 2013

ADA Assistance: It is the policy of the City of Key West to comply with all 

requirements of the Americans with Disabilities Act (ADA). Please call the TTY 

number at 305-809-1000 or the ADA Coordinator at 305-809-3951 at least five 

business days in advance for sign language interpreters, assistive listening 

devices, or materials in accessible format.

Call Meeting to Order

Pledge of Allegiance to the Flag

Roll Call

Approval of Agenda

Discussion Items

1 Major Development Plan - Truman Waterfront Park (RE# 00001630-001000, RE# 

00001630-000801 and RE# 00001630-001100 ) - A request for a Major Development 

Plan for the Truman Waterfront Park as per Section 108-91 (2) b. and c., of the Land 

Development Regulations of the Code of Ordinances of the City of Key West.

 

Page 1 City of Key West, FL Printed on 1/31/2013



January 31, 2013Development Review Committee Meeting Agenda Full Detail - 

Final

Summary of Park Master Plan

Truman Waterfront Submittal and Approval Schedule.pdf

Application, Authorization, Ownership

Quitclaim Deed

Application Narrative

MCPA Record Cards

Site Plan Index

Overall Site Plans

Survey

Horse Stables Elevation and Floor Plan

Community Center Elevation and Floor Plan

Tree Disposition Plan (Sections)

Landscape Plan

Coneptual Drainage Plan (Sections)

Electrical and Lighting Plan

Building 103 Elevation and Floor Plans

Traffic Impact Statement

Attachments:

3 Variances - Truman Waterfront Park (RE# 00001630-001000, RE# 

00001630-000801 and RE# 00001630-001100 ) - A request for variances to 

parking requirements and to substitute additional bicycle parking for the Truman 

Waterfront Park Master Plan as per Section 108-572, Section 108-574, and 

Section 90-391 of the Land Development Regulations of the Code of 

Ordinances of the City of Key West.
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January 31, 2013Development Review Committee Meeting Agenda Full Detail - 

Final

Summary of Park Master Plan

Truman Waterfront Submittal and Approval Schedule.pdf

Variance Application

Authorization, Ownership

MCPA Record Cards

Survey

Overall Site Plans

Tree Disposition Plan (Sections)

Coneptual Drainage Plan (Sections)

Landscape Plan

Community Center Elevation and Floor Plan

Horse Stables Elevation and Floor Plan

Building 103 Elevation and Floor Plans

Electrical and Lighting Plan

Traffic Impact Statement

Summary of Park Master Plan

Appendix C - ALL Site Plans

Site Survey Plans

Zoning Overlay Map

Attachments:

Adjournment
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Planning Director, Don Craig called the Development Review Committee Meeting of January 31, 2013 to order at 
10:02am at Old City Hall, in the antechamber at 510 Greene Street, Key West. 
 
ROLL CALL 
 

Present were:  Planning Director, Don Craig; Recreation Director, Rod Delostrinos; Engineering Services 
Director, Elizabeth Ignaffo; Forestry Manager, Karen DeMaria; ADA Coordinator, Diane Nicklaus; Fire 
Department, Jason Barroso; Police, Steve Torrence; HARC Planner, Enid Torregrosa; Building Official, John 
Woodson; Sustainability Coordinator, Alison Higgins. 
 
Also in attendance were: Planning Department staff: Brendon Cunningham and Nicole Malo. 

 
PLEDGE OF ALLEGIANCE 
 
APPROVAL OF AGENDA 
 
DISCUSSION ITEMS  

 
New Business 

1. Major Development Plan – Truman Waterfront Park (RE# 00001630-001000, RE# 00001630-000801 and 
RE# 00001630-001100 ) – A request for a Major Development Plan for the Truman Waterfront Park as 
per Section 108-91 (2) b. and c., of the Land Development Regulations of the Code of Ordinances of the 
City of Key West. 

Items 1 and 2 were heard concurrently. 

Ms. Malo gave members an overview of the major development plan request. 

The applicant, Randy Hollingworth, Bermello Ajamil & Partners, Inc., gave members an overview of the 
request. 

The following member of the public gave comments: Ron Demes, Ex-Officio, U.S. Navy 

Mr. Barroso informed the applicant of the following: 
• Angela Street two-way from Simonton Street out of the Fire Station #2 all the way through into 

Truman Waterfront entrance for Angela Street. 
• Eaton Street entrance emergency access for Fire Department and Rescue vehicles only. Will need all 

weather surfaces to support Emergency vehicles. 
• Amphitheater needs a designated area for Fire Department and Rescue vehicles only. Will need to 

provide a Fire Department connection and sprinkler Amphitheater. Location of connection to be 
approved by Fire Marshall prior to development approval. 

• All fire hydrants, fire wells, and hose cabinets need to be applied for and approved by the Fire Marshall 
prior to development approval. 

• All turnarounds and main entrance roundabout shall accommodate our largest truck Ladder 1. 
• Provide Fire Department access for Fire Truck for emergency purposes located on both sides of the 

boat ramp. This will provide access to existing boat pier and outer mole area. Will need all weather 
surfaces to support Emergency vehicles. 



Minutes of the Development Review Committee   
January 31, 2013  
Approved March 28, 2013 

Page 2 of 4 

 
Mrs. DeMaria objected to the planting of Redbay and Eucalyptus trees as canopy trees.  She stated the trees do 
not naturally occur anywhere in the Florida Keys and therefore, should not be considered for planting.  It is 
preferred that the consultant use trees native to the Florida Keys or trees found to naturally occur in the Key 
West area (such as those listed in Sec 110-253 of the City of Key West Tree Protection code).  She then stated 
that the project needs to be reviewed twice by the Tree Commission.  The first time for preliminary review and 
the second time for plan approval just prior to getting final authorization from the City Commission.  Permits 
will be required for the actual removal, relocation work and will be considered at a separate time.  Mrs. 
DeMaria also stated that a short term and long term maintenance plan is needed to ensure the survivability and 
long term health of all the plants proposed to be placed in the park (trees, shrubs, flowers, grasses).  At the 
present time, the City of Key West does not have the staff or the equipment to properly take care of any 
planting planned for the project.     
 
Mr. Delostrinos requested a long term maintenance plan to increase in-house staff levels or contract out. 

Ms. Higgins commented on the great job on the multi-modal. She requested to include preferred parking for 
low emission vehicles since parking lots are often included in a buildings property boundary for LEED 
projects. She requested for next iteration, more information on what the surface materials are and how pervious 
they are. 

• Concurrency Information: City will be working with our new LDR’s to create ways to reduce the 
demand side of our LOS’s. 

• Regarding water, she requested to aim for even less than 50% less than zoning requires and less than 
4% of FKAA allowed potable. Cistern use on buildings will be helpful as a start, then greywater for 
landscaping. 

• Regarding solid waste, she stated the applicant sure to add separate spots for trash, recycling and yard 
waste.  

• She commented that the estimated numbers may be off as the horse stable puts out 200lbs of 
compostable per day. 

• She commented on the lighting specifically mentioned Dark Skies guidelines and include information 
on Life Cycle costs as we get further refined in detail. 

• Landscaping: From the plan thus far, they are very close to being able to get the park certified with 
Florida Yards and Neighborhoods as well as National Wildlife Federation. We should do so. 
 
Mrs. Ignaffo stated that Pursuant to the Code of Ordinances, Chapter 108, Article II, the following 
comments pertainingto the Site, Conceptual Drainage, and Lighting, and Community Center Plans are 
provided: 

• Sanitary Sewer 
• The proposed Amphitheater includes 250 fixed seats and 15,000 square foot lawn area, sufficient 

facilities shall be provided to serve the maximum occupancy, in accordance with the Florida Building 
Code: Plumbing Section 403 and Chapter 64E-6.0101, F.A.C. If portable restrooms will be utilized, 
please designate locations within the Amphitheater, and comply with Life Safety Code means of 
egress.  

• She requested they coordinate sanitary sewer design and points of connection through Engineering 
Services 

• Department. 
 

• Coordinate potable water service through Florida Keys Aqueduct Authority, including utility design, 
points of connection, and capacity determination for fire protection, facilities, water features, and 
irrigation. 

• Storm water Management System 
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• Conceptual Drainage Plan proposes construction of a system of storm drain inlets, piping, and dry 
retention ponds to receive and treat storm water runoff equivalent to one and a half inches over the 
entire park area, followed by disposal via two gravity injection wells. The Conceptual Drainage Plan 
will provide pre-treatment and disposal, as required in Chapter 108, Article VIII. 

• Solid Waste 
• A waste storage facility, i.e., dumpster yard, shall be provided for the Amphitheater, and located to 

allow access to dumpsters for use and pickup by service personnel. The yard shall be sized to contain 
multiple containers, providing capacity for recycle, trash, cardboard, bulk materials.  

• Trash, recycle, and landscaping waste storage of sufficient capacity shall be provided for at the 
Community Center, Building 103, and Maintenance Facility. All waste storage areas shall be screen 
and located, in accordance Secs. 108-279 and -280. 

• Roadway 
• The plan proposes two-way park access at Angela Street and Southard Street, and construction of a 40-

foot roadway that includes eight-foot bike lanes on each side, vehicle roundabouts, and a 32-foot road 
with four-foot bike lanes on each side. 

• A relatively straight section of roadway from the Mole Pier park entrance roundabout to the Naval 
Base entrance may experience traffic traveling at a higher than acceptable rate of speed. This section of 
roadway includes three pedestrian crossings. Pedestrian and bicyclist safety is a concern. 

• Traffic calming treatments that have been incorporated into the plan include textured and color 
pigmented pavement at crosswalks and along bike lanes which will create driver awareness to 
pedestrians and bicyclists. Marked crosswalks are typically ineffective at affecting a motorist’s 
velocity. More appropriate traffic calming treatments for reducing vehicle speed include raised cross 
walks and roadway geometry features, such as curved and narrowed travel lane width, installation of 
speed humps with barrier between travel lane and bicycle lane, and creation of median islands at 
pedestrian crossings. Please address and build into the roadway design traffic calming measures that 
will reduce the speed of traffic and ensure the safety of pedestrians and bicyclists. 

• Olivia Street, Petronia Street and Geraldine Street are shown on the plan to be two-way traffic. These 
streets are one-way traffic. Please revise the site plan to show these streets to one-way. Parking Areas 
and Loading Spaces Scooter parking spaces are not shown on the site plan. Please provide scooter 
parking spaces,  

• minimum dimensions 3’x6’, equally spaced, and located near features and entrances. Parking facilities 
are located more than 500 feet from the CGC Ingham Museum. Passenger bus drop-off loading zone is 
not provided. Please provide parking and passenger loading zone facilities to accommodate visitors 
with disabilities. ADA accessible parking spaces and routes shall be provided in accordance with 
Florida Building Code: Accessibility. 

• The parking area for the Amphitheater is located across the road. Pedestrian crosswalks are not 
provided from the parking area to the Amphitheater. Crosswalks should be raised or incorporate 
medians, which are traffic calming measures that will slow vehicles, thereby reducing speeds. The 
Amphitheater loading zone space is not shown on the site plan. Please provide loading zones for the 
Amphitheater, as necessary for delivery of production equipment, supplies, and emergency vehicle 
access. Vehicle access to the rear of the Amphitheater is not show. Please provide a service/emergency 
access road to the rear of the Amphitheater. Provide passenger and bus drop/off loading zones for the 
Community Center, and include bus parking, sufficient to serve events held at the Amphitheater and 
Community Center. Provide and identify passenger drop/off and delivery loading zones for the Historic 
Building 103. Provide employee vehicle parking and equipment storage area at the Potential 
Maintenance Facility. 

• Site Lighting 
• Exterior lighting shall be shielded to minimize impact on the surrounding properties, installed in 

accordance with Sec. 108-284. Parking areas and bicycle racks shall be thoroughly illuminated. Please 
coordinate lighting plans, including fixture intensities and locations, with the U.S. Navy  and U.S. 
Coast Guard, Sector Key West.  
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Mr. Torrence requested traffic for trollies, proper lighting, lot (lighting requested industry/park standards). 
Emergency call boxes throughout park.  
 
Keys Energy comments: 

• KEYS will need to have an easement for access to power poles within the Navy 50 foot set.  No trees 
or swales are to be within the easement.  KEYS will need to have heavy truck access. 

• Existing overhead temporary facilities feeding the Coast Guard "The Ingram" will need to be relocated 
and cost to be paid by others. 

• Requested an easement for the existing electrical facilities behind KEYS' Angela Street substation.  No 
trees or swales are to be within the easement. KEYS will need to have heavy truck access. 

• Requested a Master Plan for the current and future facilities as it relates to electrical loads. 
 

2. Variances – Truman Waterfront Park (RE# 00001630-001000, RE# 00001630-000801 and RE# 
00001630-001100) – A request for variances to parking requirements and to substitute additional bicycle 
parking for the Truman Waterfront Park Master Plan as per Section 108-572, Section 108-574, and 
Section 90-391 of the Land Development Regulations of the Code of Ordinances of the City of Key West. 

 
 Item heard with item 5, please see comments above. 

 
ADJOURNMENT 

 
 Meeting adjourned at 11:19am. 

 
 
Respectfully submitted by, 
Karen de Berjeois 
Administrative Assistant II 
Planning Department 



 
 
 

 
 
January 31st, 2013 
 
Mr. Don Craig 
City of Key West 
PO Box 1409 
Key West, Florida 33040 
 
RE: SPECIAL DEVELOPMENT REVIEW COMMITTEE MEETING 
 KEYS ENERGY SERVICES COMMENTS MEETING OF January 31st, 2013. 
 
Dear Mr. Don Craig: 
 
Keys Energy Services (KEYS) received the Special Development Review Committee Agenda for January 31st, 2013.  
KEYS has reviewed the items that will be discussed at the City’s Development Review Committee meeting. 
 
Below are KEYS’ comments: 

 
1. LOCATION: Truman Waterfront Park – Major Development Plan 

COMMENT: KEYS will need to have an easement for access to power poles within the Navy 
50 foot set.  No trees or swales are to be within the easement.  KEYS will need 
to have heavy truck access. 

  
 Existing overhead temporary facilities feeding the Coast Guard “The Ingram” will 

need to be relocated and cost to be paid by others. 
 
 KEYS will need an easement for the existing electrical facilities behind KEYS’ 

Angela Street substation.  No trees or swales are to be within the easement.  
KEYS will need to have heavy truck access.    

 
 Need to have Master Plan for current and future facilities as it relates to 

electrical loads.  
 

2. LOCATION: Truman Waterfront Park – Variances 
COMMENT: KEYS has no objections to the Variances.   
 

 
Thank you for giving KEYS the opportunity to participate in the City’s review process.  If you have any questions, 
please call me at 295-1055. 
 
Sincerely, 
 
Matthew Alfonso 
 
Matthew Alfonso 
 
Matthew Alfonso 
Supervisor of Engineering 

 
Matthew.Alfonso@KeysEnergy.com 

MA/mpd 
 
c: 
L. Tejeda, General Manager & CEO 
J. Wetzler, Asst. General Manager & CFO 
D. Finigan, Director of Engineering & Control  
A. Tejeda, Director of Customer Service 
File: PLI-132 

(305) 295-1000 
1001 James Street 

PO Box 6100 
Key West, FL 33040-6100 

www.KeysEnergy.com 
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Development Review Committee

City of Key West, FL

Meeting Agenda Full Detail - Final

Old City Hall

510 Greene Street

Key West FL 33040

Old City Hall10:00 AMFriday, March 14, 2014

ADA Assistance: It is the policy of the City of Key West to comply with all requirements of the 

Americans with Disabilities Act (ADA). Please call the TTY number at 305-809-1000 or the ADA 

Coordinator at 305-809-3731 at least five business days in advance for sign language 

interpreters, assistive listening devices, or materials in accessible format.

Call Meeting To Order

Pledge of Allegiance to the Flag

Roll Call

Approval of Agenda

Discussion Items

1 Conditional Use - Truman Waterfront (RE# 00001630-001000; AK# 

9038855) - An application for a Conditional Use for a restaurant within the 

Truman Waterfront parcel located in the Historic Public Service and Semipublic 

Service -1 (HPS-1) zoning district pursuant to Section 122-61 of the Land 

Development Regulations of the Code of Ordinances of the City of Key West, 

Florida.

Page 1 City of Key West, FL Printed on 3/14/2014



March 14, 2014Development Review Committee Meeting Agenda Full Detail - 

Final

1 MDP and CU Application Narrative

2 Index - Entire Application

3 Appendix A-B. Application Form and Ownership

4 Appendix C. Plan Index

5 Appendix C. Site Plans and Illustrative Plans

6 Appendix C. Dimensioned Site Plans

7 Appendix C. Survey

8 Appendix C.Tree Disposition Plans

9 Appendix C.Conceptual Drainage Plans

10 Appendix C. Historic Bldg 103

11 Appendix C. Horse Stables

12 Appendix C. Community Center

13 Appendix C. Amphitheatre Elevations

14 Appendix C. Lighting

15 Appendix C. Landscape Plans

16 Appendix D-F. Traffic

17 Appendix G. Legal Description

18 2002 EDC Deed - Signed & recorded

19 DRC Minutes MDP and Variance - 20130131

20 DEO Notice of Intent - Ord 13-25

Attachments:

2 Easement - 711 Duval Street (RE# 00015760-000000; AK# 1016136) - A 

request for an easement in order to maintain an existing marquee and add a new 

retractable awning on the Duval Street right-of-way on property located within 

the Historic Residential Commercial Core (HRCC-1) zoning district pursuant to 

Section 2-938 of the Land Development Regulations of the Code of Ordinances 

of the City of Key West, Florida. 

711 Duval - Easement

711 Duval - Google Earth image

Attachments:

3 Easement - 801 Emma Street (RE# 00014640-000000; AK# 1015024) - A 

request for an easement  in order to maintain an existing concrete porch on the 

Emma Street right-of-way on property located within the Historic Neighborhood 

Commercial (HNC-3) zoning district pursuant to Section 2-938 of the Land 

Development Regulations of the Code of Ordinances of the City of Key West, 

Florida.

 

801 Emma - Easement

801 Emma Google Earth Image

Attachments:

Reports
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http://KeyWest.legistar.com/gateway.aspx?M=F&ID=f9d63330-ae09-4d04-b4eb-ea7a8ff01bd7.pdf
http://KeyWest.legistar.com/gateway.aspx?M=F&ID=2dd0a2ff-8c93-4631-aaef-1fea594783bb.pdf
http://KeyWest.legistar.com/gateway.aspx?M=F&ID=7af07cd3-8276-490b-a8ac-7ae253170531.pdf
http://KeyWest.legistar.com/gateway.aspx?M=F&ID=56be7b97-09a8-4c9e-9454-10388866d4fd.pdf
http://KeyWest.legistar.com/gateway.aspx?M=F&ID=cd6d42b7-a52d-4ed1-b08c-f95f1b7f5259.pdf
http://KeyWest.legistar.com/gateway.aspx?M=F&ID=22b7b7c2-da51-4fd7-b7d8-596f22e67e30.pdf
http://KeyWest.legistar.com/gateway.aspx?M=F&ID=40213f2d-68aa-4a77-8f43-fd82f27999a0.pdf
http://KeyWest.legistar.com/gateway.aspx?M=F&ID=d6c92b1c-27d2-4591-a2dc-5af431a07871.pdf
http://KeyWest.legistar.com/gateway.aspx?M=F&ID=45770818-9ca8-4e66-bb53-f28e6d9f2fd1.pdf
http://KeyWest.legistar.com/gateway.aspx?M=F&ID=e2f9e11f-597d-4a31-9f96-6339aebfeae4.pdf
http://KeyWest.legistar.com/gateway.aspx?M=F&ID=3bf52094-6c88-43c3-8cd8-6da7a22b2ddf.pdf
http://KeyWest.legistar.com/gateway.aspx?M=F&ID=ed04d438-d076-4b96-a7e9-ab8be9a52435.pdf
http://KeyWest.legistar.com/gateway.aspx?M=F&ID=e0950976-1b98-47fb-8022-edab51e422e1.pdf
http://KeyWest.legistar.com/gateway.aspx?M=F&ID=dbebc262-0aea-41b7-9f71-69468a1753de.pdf
http://KeyWest.legistar.com/gateway.aspx?M=F&ID=99fdf999-ca77-4ca9-ac89-300fe97eb1a3.pdf
http://KeyWest.legistar.com/gateway.aspx?M=F&ID=4277ac5a-3cf4-4318-8dd1-0814a0a3d84b.pdf
http://KeyWest.legistar.com/gateway.aspx?M=F&ID=f06bf3c9-ca4d-49d3-93c0-887fbbf7f79a.pdf
http://KeyWest.legistar.com/gateway.aspx?M=F&ID=5c5dbcea-97d5-4446-a769-062adfc4a8f0.pdf
http://KeyWest.legistar.com/gateway.aspx?M=F&ID=31914a17-4194-4b51-b4c4-ede11c3c6329.pdf
http://KeyWest.legistar.com/gateway.aspx?M=F&ID=7ca8a934-6552-4ce2-87b8-1241b734aa3a.pdf
http://KeyWest.legistar.com/gateway.aspx?M=F&ID=87376c9f-ad7e-45ea-aec1-85658be233db.pdf
http://KeyWest.legistar.com/gateway.aspx?M=F&ID=1dc8283e-2cd0-46b9-a1a0-e8ef4ed08ce5.pdf
http://KeyWest.legistar.com/gateway.aspx?M=F&ID=a2befd0c-56b1-4365-8d66-a59eb6a6e5ec.pdf
http://KeyWest.legistar.com/gateway.aspx?M=F&ID=34916059-2f3f-478f-bf53-69d96f127e23.pdf
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Public Notices 
(radius map & mailing list) 

 
 

 

 

 

 



 

 
 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The Key West Planning Board will hold a public hearing at 6:00 p.m., March 20, 2014 at Old City Hall, 
510 Greene Street, Key West, Florida, (Behind Sloppy Joe’s Bar).  The purpose of the hearing will be to 
consider a request for: 
  
Major Development Plan, Conditional Use and Parking Variance to allow bicycle substitution - 
Truman Waterfront Park  (RE# 00001630-001000, AK 9038855; RE# 00001630-001100, AK# 9038866) 
– Requests for a major development plan, conditional use and variance to substitute additional bicycle 
parking, for the development of Truman Waterfront Park Master Plan located in the Historic Public Service 
and Semipublic Service -1 (HPS-1), Historic Medium Density Residential (HMDR), Historic Residential 
Commercial Core – 4 (HRCC-4) and the Historic Neighborhood Commercial – 2 (HNC-2) zoning districts, 
pursuant to Section 90-391, 108-574, 108-91(A.)(2.)b. and c., and 122-61  of the Land Development 
Regulations of the Code of Ordinances of the City of Key West. 
 
If you wish to see the application or have any questions, you may visit the Planning Department 
during regular office hours at 3140 Flagler Avenue call 809-3720 or visit our website at 
www.keywestcity.com.  
 
THIS NOTICE CAN NOT BE REMOVED FROM THE SITE UNTIL AFTER PLANNING 
BOARDDETERMINATION 

http://www.keywestcity.com/
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