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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, Planning Director 
 
Meeting Date: February 21, 2013   
 
Agenda Item: Landscape Waiver – Fort Street Parking Lot (RE# 00001630-000801) 

– A request to waive the landscape requirements of Section 108-347 for 
required screening for parking lots for property located in the HPS-1 
zoning district per section 108 – 517 the Land Development Regulations 
of the Code of Ordinances of the City of Key West. 

 
 
Request:  To consider a landscape waiver associated with the construction of a new 

residential parking lot on Fort Street 
 
Applicant:  Doug Bradshaw, Project Manager, City of Key West 
 
Property Owner: City of Key West 
 
Location:   918 Fort Street 

(RE# 00001630-000801) 
 

Zoning:     Historic Public and Semipublic Services District (HPS – 1) 
 

    
Background:  
The parcel proposed for redevelopment as a parking lot is located on Fort Street, at the edge of 
Bahama Village and the Truman Waterfront Park. The parking lot use is as of right in the HPS-1 
zoning district. Forty-six (46) vehicular parking spaces and fourteen (14) scooter parking spaces 
are proposed. The narrow parcel of 430’ by 60’ is part of the Truman Waterfront Land 
Conveyance from the Navy in 1997. The lot abuts the Truman Annex Navy property where land 
uses and setbacks are regulated through the Deed; more specifically, landscaping improvements 
within 20 feet of the property line shall only consist of low level vegetation that grows no taller 
than eight (8) inches. 
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Request: 
Due to deed restrictions in the Navy land conveyance documents the screening and perimeter 
landscape requirements for parking lots cannot be met; therefore, the applicant is requesting a 
waiver from Section 108-347 and to Section 108-415. Because of the Deed requirements, no 
screening can be placed between the new Navy wall and the west side of the proposed parking 
area. 
 
Process:     
Planning Board Meeting:       February 21, 2013 

 
Analysis – Evaluation for Compliance of Landscape Waiver with the Land Development 
Regulations: 
 
The criteria for evaluating a landscape waiver are listed in Section 108-517(b) of the LDRs.  The 
planning board may approve or grant the waiver or modification only if it determines that the 
waivers or modifications are not contrary to the intent of the subdivision and that a literal 
enforcement of the standards of this subdivision would be impracticable and would not violate 
the following criteria: 
 
1. Public interest; adjacent property. The waiver or modification would not have a 

significant adverse impact on the public interest, or on adjacent property.  
 
It is the Navy’s deed restriction that prohibits landscape buffering between the City 
property and the Navy’s therefore the waiver would not have an adverse impact on the 
adjacent property.  Further, the proposed parking lot provides additional parking 
opportunities for the public and nearby residents. 
 

2. Not discriminatory. The waiver or modification is not discriminatory, considering 
similar situations in the general area.  
 
The granting of this landscape waiver would not be discriminatory because the use of the 
land is very limited by the deed.  

 
3. Superior alternatives. The development will provide an alternative landscape 

solution which will achieve the purposes of the requirement through clearly 
superior design.  

 
Due to the Deed restrictions and the limited size of the lot there are no superior 
alternatives for landscape design.  

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

preserve or enhance significant existing environmental or cultural features, such as 
trees, scenic areas, historic sites or public facilities, related to the development site.   
 
The deed restriction does not allow for landscaping over 8” and could be considered a 
National Security risk. 

 



 
 

 
Page 3 of 3 

5. Deprivation of reasonable use. Strict application of the requirement would 
effectively deprive the owner of reasonable use of the land due to its unusual size, 
shape, topography, natural conditions, or location, provided that: 
 
a. Such effect upon the owner is not outweighed by a valid public purpose in 

imposing the requirement in this case; and 
b. The unusual conditions involved are not the result of actions of the developer or 

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

 
The strict application of the landscaping requirements would limit the redevelopment of 
the site and deprive the city of a new parking lot adjacent to a dense residential 
neighborhood and the future Truman Waterfront Park. 

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

impractical. 
 
The granting of the landscape waiver will allow for the construction of the new parking 
lot. The City’s urban forestry manager states that the code cannot be applied to the 
proposed lot due to deed restrictions.  

 
 
RECOMMENDATION: 
 
The Planning Department, based on the criteria established by the Comprehensive Plan and the 
Land Development Regulations, recommends the request for variances for front yard and street 
side setbacks, and parking be approved.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

 
 
 
 
 
 

 
 
 
 

 
 

Draft Resolution 
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Resolution Number 2013-__ 
  ____________ Chairman 

 
  __________ Planning Director 

PLANNING BOARD  
RESOLUTION No. 2013-__ 

        
A RESOLUTION OF THE KEY WEST PLANNING BOARD 
FOR A LANDSCAPE WAIVER FOR PROPERTY  LOCATED 
AT 918 FORT STREET (RE# 00001630-000801) FOR 
REQUIRED SCREENING AND BUFFERING FOR PARKING 
LOTS FOR PROPERTY LOCATED IN THE HPS-1 ZONING 
DISTRICT PER SECTION 108 – 517 OF THE LAND 
DEVELOPMENT REGULATIONS OF THE CODE OF 
ORDINANCES OF THE CITY OF KEY WEST.  

    

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

(HPS-1) zoning district; and  

 

WHEREAS, the Planning Board finds that it does not appear that granting the variances will 

be injurious to the area involved or otherwise detrimental to the public interest or welfare. In fact, 

granting the variances will be in the public interest and welfare by providing sufficient room for the 

Key West Cemetery archives and family room to take care of loved ones while making 

arrangements; and 

             

WHEREAS, the deed restrictions s on the site prevent the applicant from meeting minimum 

standards for buffering and perimeter landscaping  for parking lots as specified by Section 108-347 

and Section 108-415 of the LDRs; and 
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Resolution Number 2013-__ 
  ____________ Chairman 

 
  __________ Planning Director 

WHEREAS, the criteria for evaluating a landscape waiver are listed in Section 108-517(b) 

of the LDRs.  The Planning Board may approve or grant the waiver or modification only if it 

determines that the waivers or modifications are not contrary to the intent of the subdivision and that 

a literal enforcement of the standards of this subdivision would be impracticable; and 

 

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

February 21, 2013; 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.  An approval by resolution of the Key West Planning Board for a waiver to 

perimeter and buffer landscape requirements as specified by Section 108-347 and Section 108-415 of 

the LDR’s for property located at 918 Fort Street (RE# 00001630-000801) in the HPS-1 zoning 

districts per 108-517 of the Land Development Regulations of the Code of Ordinances of the City of 

Key West per the plan set revised July 19, 2012.  

Section 3.   It is a condition of this landscape waiver  that full, complete, and final application 

for all conditions of this approval for any use and occupancy for which this landscape waiver is 

wholly or partly necessary,  shall be submitted in their entirety within two years after the date hereof; 

and further, that no application or shall be made after expiration of the two-year period without the 
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Resolution Number 2013-__ 
  ____________ Chairman 

 
  __________ Planning Director 

applicant obtaining an extension from the Planning Board and demonstrating that no change of 

circumstances to the property or its underlying zoning has occurred. 

Section 4.  The failure to fully and completely apply the conditions of approval for permits 

for use and occupancy pursuant to this landscape waiver  in accordance with the terms as described 

in Section 3 hereof, shall immediately operate to terminate this landscape waiver, which landscape 

waiver shall be of no force or effect. 

Section 5.  This landscape waiver does not constitute a finding as to ownership or right to 

possession of the property, and assumes, without finding, the correctness of applicant's assertion of 

legal authority respecting the property. 

Section 6.  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 7.   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 

Economic Opportunity.  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 DEO with all exhibits and 

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

day review period the DEO 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. 
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Resolution Number 2013-__ 
  ____________ Chairman 

 
  __________ Planning Director 

 

Read and passed on first reading at a regularly scheduled meeting held this 21st day of February, 

2013. 

 
 
 
Authenticated by the Chairman of the Planning Board and the Planning Director.  
 
 
 
 
________________________________________________________________________ 
Richard Klitenick  Date 
Key West Planning Board Chairman  
 
 
 
 
Attest: 
 
 
 
________________________________________________________________________ 
Donald Leland Craig, AICP, Planning Director  Date 
 
 
Filed with the Clerk:  
 
 
 
 
________________________________________________________________________ 
Cheryl Smith, City Clerk        Date 



 
 

 
 
 
 
 
 

 
 
 
 

 
 

Applicant Request, Authorization and 
Verification 
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Nicole Malo

From: Paul Williams
Sent: Thursday, January 24, 2013 8:53 AM
To: Nicole Malo
Cc: Don Craig
Subject: Re: Fort Street Parking area project.

Nicole, 
  
The Fort Street landscaping plans have had to be revised because of requirements of the Quitclaim Deed (File # 
1338203, BK# 1839, PG#410) between the Navy and the city that stating landscaping improvements within 20 
feet of the property line shall only consist of low level vegetation that grows no taller than eight (8) inches. 
Terry Justice has a copy of the Deed if needed. 
  
The changes to the plan require a waiver from Section 108-347. Required Screening between the proposed 
development and adjoining property. Because of the Deed requirements, no screening can be placed between 
the new Navy wall and the west side of the proposed parking area. 
  
Section 108-352. Reducing landscape buffer yard requirements could apply to this issue but Don would have to 
make that call based on interpretation of the code. 
  
Paul  
  
  

On Wed, Jan 23, 2013 at 1:42 PM, Nicole Malo <nmalo@keywestcity.com> wrote: 

Thanks Paul, 

Which sections of the city code does the project require a variance for? 

  

Nicole Malo  
Planner  

City of Key West Planning Department  
305-809-3778  

From: Paul Williams [mailto:pwilliams@keywestcity.com]  
Sent: Wednesday, January 23, 2013 11:56 AM 
To: Nicole Malo 
Cc: Elizabeth Ignaffo; Doug Bradshaw; Terrence Justice 
Subject: Fort Street Parking area project. 

  

Nicole,  
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I have reviewed the attached revised landscape plan for the Fort Street parking project and the reasons for the 
changes associated with requirements of the Quitclaim Deed (File # 1338203, BK# 1839, PG#410) between the 
Navy and the city that stating landscaping improvements within 20 feet of the property line shall only consist of 
low level vegetation that grows no taller than eight (8) inches. 

  

In my opinion, the Navy's request for the city to remove all vertical landscaping from the plan in the area of the 
proposed parking project adjacent to their new fence is required and a variance from the requirements of the 
city code is necessary to move forward. 

  

The landscaping that remains on the plan will buffer parked cars from Fort Street and provide future shade for 
the parking area and adjacent area. Also, the city will be planting shade trees in excess of the code requirements 
at the Truman Waterfront that will off set any trees that are eliminated from the Fort Street parking area plan. 

  

Please let me know if you have any questions or concerns. 

  

Paul G. Williams 
Urban Forestry Manager 
City of Key West 
Planning Department 
(305) 809-3768 
pwilliams@keywestcity.com 

  

  

 



From: Elizabeth Ignaffo
To: Paul Williams
Cc: Don Craig; Doug Bradshaw; Nicole Malo; Allen Perez, P.E.; Ryan Mclean
Subject: Fort St Parking Lot: Landscape
Date: Tuesday, January 22, 2013 4:22:37 PM
Attachments: LWD 11007 KW Parking 7.19.12 L2-A.pdf

Fort St Landscape Plan_20FT SETBACK.pdf

Paul,
Please find the attached landscape specifications and plan that shows a 20-
foot restricted planting zone along the Navy property line, where materials can not
exceed 8" in height.  This restriction has been directed by U.S. Navy, following plan
review.   
 
The attached plan indicates ground cover will be planted in the rear bulbouts, bicycle
parking area, and along the side yard property line.  The landscape plan proposes
planting trees and shrubs along the Fort Street front yard buffer.  Irrigation shall be
provided as a design-build system, in conformance with Sec. 74-295 through 300.
 
The city will be requesting a landscape waiver from the Planning Board, in allowed
by Sec. 108-517.  Please review the attached planting plan noting the 20-foot
restricted planting zone, and provide recommendations for the submittal with the
waiver application.  
 
Thanks.
Elizabeth
 
Elizabeth Ignoffo, E.I.
Permit Engineer
City of Key West
3140 Flagler Avenue
Key West, Florida   33040
(305) 809-3966
eignaffo@keywestcity.com

mailto:eignaffo@keywestcity.com
mailto:pwilliams@keywestcity.com
mailto:dcraig@keywestcity.com
mailto:dbradsha@keywestcity.com
mailto:nmalo@keywestcity.com
mailto:aperez@perezeng.com
mailto:rmclean@perezeng.com
mailto:eignaffo@keywestcity.com
















 
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 

Survey 
 
 

 

 

 

 





 
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 

Site Plans 
 
 

 

 

 

 







 
 

 
 
 
 
 
 

 
 
 
 
 
 
 
 

Property Appraiser Information 
 
 

 

 

 

 



Scott P. Russell, CFA
Property Appraiser
Monroe County, Florida

Key West (305) 292-3420
Marathon (305) 289-2550
Plantation Key (305) 852-

7130

Website tested on IE8, 
IE9, & Firefox.

Requires Adobe Flash 
10.3 or higher

The offices of the Property Appraiser will be closed Monday the 18th for Presidents' 
Day. 

Property Record Card -
Map portion under construction.

Alternate Key: 9038833 Parcel ID: 00001630-000801

Ownership Details
Mailing Address:
CITY OF KEY WEST 
P O BOX 1409
KEY WEST, FL 33041

Property Details
PC Code: 89 - MUNICIPAL OTHER THAN (PC/LIST)

Millage Group: 11KW
Affordable Housing: No

Section-Township-Range: 06-68-25
Property Location: 918 FORT ST KEY WEST 
Legal Description: KW PARCEL OF LAND LYING W'LY OF FORT STREET (5.57 AC) OR1839-410/479Q/C

Page 1 of 6Property Search -- Monroe County Property Appraiser
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Show Parcel Map that can launch map - Must have Adobe Flash Player 10.3 or higher

Exemptions
Exemption Amount

15 - MUNICIPAL LANDS 9,208,221.00 

Land Details
Land Use Code Frontage Depth Land Area

Page 2 of 6Property Search -- Monroe County Property Appraiser
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100E - COMMERCIAL EXEMPT 0 0 5.57 AC

Building Summary
Number of Buildings: 2

Number of Commercial Buildings: 2
Total Living Area: 10303

Year Built: 1942

Building 1 Details
Building Type Condition P Quality Grade 200
Effective Age 55 Perimeter 360 Depreciation % 60

Year Built 1942 Special Arch 0 Grnd Floor Area 7,475
Functional Obs 0 Economic Obs 0

Inclusions:
Roof Type Roof Cover Foundation

Heat 1 Heat 2 Bedrooms 0
Heat Src 1 Heat Src 2

Extra Features:
2 Fix Bath 1 Vacuum 0
3 Fix Bath 0 Garbage Disposal 0
4 Fix Bath 0 Compactor 0
5 Fix Bath 0 Security 0
6 Fix Bath 0 Intercom 0
7 Fix Bath 0 Fireplaces 0
Extra Fix 0 Dishwasher 0

Sections:

Nbr Type Ext Wall # Stories Year Built Attic A/C Basement % Finished Basement % Area

Page 3 of 6Property Search -- Monroe County Property Appraiser
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1 FLA 1 2002 7,475 

Interior Finish:

Section Nbr Interior Finish Nbr Type Area % Sprinkler A/C
16805 VACANT COMM 100 N N 

Exterior Wall:

Interior Finish Nbr Type Area %
5810 MIN WOOD SIDING 100 

Building 2 Details
Building Type Condition P Quality Grade 250
Effective Age 55 Perimeter 370 Depreciation % 60

Year Built 1958 Special Arch 0 Grnd Floor Area 2,828
Functional Obs 0 Economic Obs 0

Inclusions:
Roof Type Roof Cover Foundation

Heat 1 Heat 2 Bedrooms 0
Heat Src 1 Heat Src 2

Extra Features:
2 Fix Bath 2 Vacuum 0
3 Fix Bath 0 Garbage Disposal 0
4 Fix Bath 0 Compactor 0
5 Fix Bath 0 Security 0
6 Fix Bath 0 Intercom 0
7 Fix Bath 0 Fireplaces 0
Extra Fix 0 Dishwasher 0
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Sections:

Nbr Type Ext Wall # Stories Year Built Attic A/C Basement % Finished Basement % Area
1 FLA 1 2002 1,120 

2 FLA 1 2002 1,316 

3 FLA 1 2002 392 

Interior Finish:

Section Nbr Interior Finish Nbr Type Area % Sprinkler A/C
16806 VACANT COMM 100 N N 

16807 VACANT COMM 100 N N 

16808 VACANT COMM 100 N N 

Exterior Wall:

Interior Finish Nbr Type Area %

5811 CONC BLOCK 100 

Misc Improvement Details
Nbr Type # Units Length Width Year Built Roll Year Grade Life

1 CL2:CH LINK FENCE 9,716 SF 1,388 7 1980 2003 2 30 

2 PT3:PATIO 240 SF 20 12 1942 2003 2 50 

3 PT3:PATIO 544 SF 34 16 1943 2003 2 50 

4 PT3:PATIO 504 SF 126 4 1945 2003 2 50 

5 PT3:PATIO 486 SF 27 18 1990 2003 2 50 

6 PT3:PATIO 168 SF 14 12 1980 2003 2 50 

7 PT3:PATIO 400 SF 20 20 1980 2003 2 50 

8 PT3:PATIO 960 SF 80 12 1944 2003 2 50 

9 PT3:PATIO 2,880 SF 64 45 1975 2003 2 50 

10 RW2:RETAINING WALL 750 SF 250 3 1944 2003 4 50 

11 RW2:RETAINING WALL 113 SF 113 1 1975 2003 1 50 

12 AP2:ASPHALT PAVING 9,720 SF 540 18 1960 2003 2 25 

13 AP2:ASPHALT PAVING 6,848 SF 107 64 1975 2003 2 25 

14 AP2:ASPHALT PAVING 21,200 SF 265 80 1975 2003 2 25 

Appraiser Notes
2003-06-18- ADDED TWO BLDG'S & MISC. D.M.J. BLDG #1 OLD CRANE SHOP BLDG #2 OLD MOTOR POOL BEHIND #1 

Parcel Value History
Certified Roll Values.

View Taxes for this Parcel.
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This page has been visited 205,158 times.

Monroe County Monroe County Property Appraiser
Scott P. Russell, CFA

P.O. Box 1176 Key West, FL 33041-1176

Roll 
Year

Total Bldg 
Value

Total Misc 
Improvement Value

Total Land 
Value

Total Just 
(Market) Value

Total Assessed 
Value

School Exempt 
Value

School 
Taxable Value

2012 233,853 62,446 8,912,000 9,208,299 9,208,299 9,208,299 0 

2011 233,853 62,524 8,912,000 9,208,377 9,208,377 9,208,377 0 

2010 233,853 62,692 8,912,000 9,208,545 9,208,545 9,208,545 0 

2009 233,853 62,860 10,918,314 11,215,027 11,215,027 11,215,027 0 

2008 233,853 63,029 10,918,314 11,215,196 11,215,196 11,215,196 0 

2007 153,770 62,926 10,918,314 11,135,010 11,135,010 11,135,010 0 

2006 153,770 63,095 5,569,994 5,786,859 5,786,859 5,786,859 0 

2005 153,770 63,735 5,569,994 5,787,499 5,787,499 5,787,499 0 

2004 153,769 64,377 5,569,994 5,788,140 5,788,140 5,788,140 0 

2003 153,769 65,017 5,569,994 5,788,780 5,788,780 5,788,780 0 

Parcel Sales History
NOTE: Sales do not generally show up in our computer system until about two to three months after the 
date of sale. If a recent sale does not show up in this list, please allow more time for the sale record to be 
processed.  Thank you for your patience and understanding.

There are no sales to display for this parcel.
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Public Notices 
(radius map & mailing list) 
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