
 
Tropical Soup Corporation, was awarded the RFP to build a restaurant and repair the 
blighted Southern end of Mallory Square.  This RFP was well advertised and well attended. 
Since then,  Architects, engineers, planners and attorneys worked diligently to design a project 
that met the relevant codes, was appropriate for the area, was true to the RFP, and 
could generate sufficient revenues to pay the agreed rents. 
 
The applicant has made diligent efforts to comply with the sometimes changing rules, codes, 
opinions, and expectations of various board members and staff at the City of Key West. The 
applicant has secured previous HARC approval for a different design.  The applicant was able to 
petition FEMA to change the flood zone designation for Mallory Square in order to make it 
possible to build a single story structure.  This change in the flood map also made it possible to 
save the cable tank since it sat in a “V” flood zone, and FEMA requirements prohibit permanent 
structures in such a zone. At the December 2016 HARC meeting, the applicant proposed a 
partial demolition of the cable tank structure.  Staff, the board and a number of members of 
the community found the partial demolition unacceptable.  The applicant heard these 
concerns. The applicant has worked diligently since then including meeting with various 
members of City staff to design the project to retain the Cable tank.   It also constructs a small 
open pavilion on the elevation that previously held the bar for the previous restaurant. 
We are pleased to be able to rehabilitate and repair the cable tank. The removal of the French 
doors, the removal of the garage door, removing termites, repairing spalling and preserving the 
concrete walls,  removing hoods, walk-in kitchen equipment, sheet-rock, FRP paneling, 
insulation, metal siding, ansul fire suppression equipment, repairing columns, and  repairing the 
floor, will be coupled with a flat roofed open air pavilion to retain the historic structures and to 
revitalize Mallory square. 
 
As this project has had a somewhat tortured history, the applicant would like to point out how 
its current proposal complies with the relevant guidelines.  
The applicant has developed a rehabilitation, restoration and removal of non-historic elements 
that faithfully adheres to Secretary of the Interior guidelines.  From the Department of the 
Interior: 
 
REHABILITATION 
“…the act or process of making possible a 
compatible use for a property through 
repair, alterations, and additions while 
preserving those portions or features 
which convey its historical, cultural, or 
architectural values.” 
The applicant's proposal adapts the historic cable tank to a compatible and least intrusive use 
as a public seating area. The historic concrete walls and columns as well as the utilitarian round 
shape are all retained.  The damaged roof will be replaced and the floor will be repaired. 
 
 



RESTORATION 
• “…the act or process of accurately depicting the 
form, features, and character of a property as it 
appeared at a particular period of time by means 
of the removal of features from other periods in 
its history and reconstruction of missing features 
from the restoration period. The limited and 
sensitive upgrading of mechanical, electrical, 
and plumbing systems and other code-required 
work to make properties functional is appropriate 
within a restoration project.” 
 
The applicant's proposal will remove termite damaged materials, repair salt damage, repair 
water damaged columns, and fix spalling. The removal of non-historic French-doors, the roll-up 
garage door as well as fiberglass insulation, hood exhaust ducts, and faux metal mansard siding 
materials. 
 
Concepts in the standards 
1. New uses require minimal change to defining 
characteristics. 
2. Preserve historic character; avoid removal of materials or 
alteration of spaces. 
3. Avoid false historicism. 
4. Preserve alterations which have acquired significance over 
time. 
5. Retain distinct features and finishes 
6. Repair rather than replace deteriorated features. 
7. Use gentle cleaning techniques. 
8. Preserve significant archeological resources. 
9. Related new construction shall not destroy historic 
materials and should be “compatible.” 
10. Reversibility. 
 
The applicant's design proposal meets all ten of the Secretary of the Interior Design  Concept 
Standards 
It proposes no changes to the defining characteristics of the Cable Tank.  It preserves the 
historic character and repairs decades of abuse and neglect.  It avoids a false sense of 
historicism and removes faux elements and non-historic additions.  The alterations to the tank 
have not acquired an historic significance. The distinctive features of the utilitarian tank are its 
round shape, concrete walls, and flat roof.  All are retained.  To the extent that it is structurally 
possible, the deteriorated columns and concrete will be repaired, not replaced. Cleaning 
techniques and archaeological resources as anticipated in the Standards will be followed to the 
extent that they are relevant.  The new proposed frame structure at the side of the cable tank 
will meet current FEMA flood zone standards.  The pavilion style with open walls and a low flat 



roof relates to the Cable tank and is compatible with it.  This structure, situated  on the least 
important elevation  is the minimal possible to achieve the historic preservation objective. 
 
The department of the Interior provides a greater explanation for its standards: 
STANDARD 1 
A property shall be used for its historic 
purpose or be placed in a new use that 
requires minimal change to the defining 
characteristics of the building and its site 
and environment. 
 
Standard 1 applies to the rehabilitation and restoration of the historic property. The applicant's 
proposal requires  minimal changes to the defining characteristics of the building, and none to 
its historic site and environment.  On the rare occasions that the tanks were used, the 
telephone cable was loaded onto ships.  Obviously this activity took place with a ship in the 
water.  As the cable tanks have minimal architectural value, their historic significance is derived 
from the part they played in holding telephone cables in saltwater until they could be loaded on 
ships. 
 
STANDARD 2 
The historic character of a property 
shall be retained and preserved. The 
removal of historic materials or 
alteration of features and spaces that 
characterize a property shall be avoided. 
 
The historic character of this storage tank will be retained in the applicant's design. The 
applicant shall not be removing historic materials, nor making alterations of features that 
characterize the tank. 
 
STANDARD 3 
Each property shall be recognized as a 
physical record of its time, place, and 
use. Changes that create a false sense of 
historical development, such as adding 
conjectural features or architectural 
elements from other buildings, shall not 
be undertaken. 
 
The historic cable tank will be re-purposed in the least intrusive means possible.  It will be 
rehabilitated and restored.  Non-historic French doors will be removed, and no conjectural or 
architectural features will be added. 
 



STANDARD 9 
New additions, exterior alterations, or 
related new construction shall not 
destroy historic materials that 
characterize the property. The new work 
shall be differentiated from the old and 
shall be compatible with the massing, 
size, scale, and architectural features to 
protect the historic integrity of the 
property and its 
environment. 
 
The proposed new pavilion shall be differentiated from the cable tank, but shall use materials 
and a design style that echoes the utilitarian functionality of the storage tank. The new pavilion 
will be the lowest height possible to meet FEMA and life safety guidelines.  It is compatible and 
comparable in size and scale to the tank.  It is significantly smaller than the Hospitality House 
and is towered over by the hotels, and convention center.  It is the minimal structure possible, 
and is sized to compare with storage buildings.  The buildings on and around Mallory Square 
that were used for human activity all tower over this new pavilion.  The applicant has made a 
previous submittal that was a two story iteration, required at the time,  by  the  V-13 flood zone 
that prohibited the first floor from containing equipment or permanent obstructions. Staff 
described it as "The proposed design will not exceed two stories.  The new design will be lower 
in height than the historic Hospitality House."  The Proportion, scale and mass section of the 
staff report states"...this new proposed design will not outsize the majority of structures within 
the surrounding area. Non historic structures within the area are three or more story height 
structures."  The applicant would point out that the design so described was double the height, 
double the width of the current project and incorporated the cable tank within its walls.  The 
massing size and scale of the applicant's project are appropriate for the location.  The historic 
and architectural context that it should relate to are created by the other buildings on and 
around Mallory Square. These buildings are not only defined by two storage tanks.  In fact as 
previous reports make abundantly clear, these storage tanks are devoid of the architectural 
meaning described in Standard 9.  The property and environment to be considered are Mallory 
Square and the Key West harbor.  This tourist and local visited area with large hotels, a 
playhouse, the convention Center the Hospitality House and retail stores originally built as 
warehouses.  The Mallory uses fifty plus years ago were as a working waterfront, as such coal 
bunkers or warehouses along the water were significantly larger than the applicant's proposed 
design. During those occasions that the cable tank was used for its original function, the ships 
that would have pulled alongside would have towered over the structure, much as the hotel 
does now.    The applicant has gone to great efforts to design a structure sited on the least 
important historic elevation that provides visibility to this storage tank from all sides. The 
applicant at the urging of City staff has designed a project that uses the small flat roofed 
storage structures as its context. Suggesting that this design is out of scale with Mallory 
Square is not logical in light of the surrounding buildings, or Mallory's historic and current uses.  
 



STANDARD 10 
New additions and adjacent or related 
new construction shall be undertaken in 
such a manner that if removed in the 
future, the essential form and integrity 
of the historic property and its 
environment would be unimpaired. 
It will be possible to remove the new pavilion in the future with no loss of form or integrity to 
the cable tank. 
 
GUIDELINES for REHABILITATION 
Alterations/Additions for the New Use 
Some exterior and interior alterations to a historic building are 
generally needed to assure its continued use, but it is 
most important that such alterations do not radically 
change, obscure, or destroy character-defining spaces, 
materials, features, or finishes. Alterations may include 
providing additional parking space on an existing historic 
building site; cutting new entrances or windows on 
secondary elevations; inserting an additional floor; 
installing an entirely new mechanical system; or creating 
an atrium or light well. Alteration may also include the 
selective removal of buildings or other features of the 
environment or building site that are intrusive and 
therefore detract from the overall historic character. 
 
Preservation Brief 14: New Exterior Additions to 
Historic Buildings, Preservation Concerns 
Because a new exterior addition to a historic building can 
damage or destroy significant materials and can change 
the building's character, an addition should be considered 
only after it has been determined that the new use cannot 
be met by altering nonsignificant, or secondary, interior 
spaces. If the new use cannot be met in this way, then an 
attached addition may be an acceptable alternative if 
carefully planned. A new addition should be constructed in 
a manner that preserves significant materials and features 
and preserves the historic character. Finally, an addition 
should be differentiated from the historic building so that 
the new work is not confused with what is genuinely part 
of the past. 
 
 



Preservation Brief 14: New Exterior Additions to 
Historic Buildings, Preservation Concerns 
In summary, then, these are the three important preservation questions 
to ask when planning a new exterior addition to a historic 
resource: 
1. Does the proposed addition preserve significant historic materials 
and features? 
2. Does the proposed addition preserve the historic character? 
3. Does the proposed addition protect the historical significance by 
making a visual distinction between old and new? 
If the answer is YES to all three questions, then the new addition will 
protect significant historic materials and the historic character 
and, in doing so, will have satisfactorily addressed those 
concerns generally held to be fundamental to historic 
preservation. 
 
The new pavilion provides the mechanism to rehabilitate and restore the cable tank.  Its 
construction preserves the historic structure. There are no additions to the physical historic 
structure itself.  The proposal is to remove non-historic elements and to repair historic features. 
 Yes, the pavilion preserves the historic character. 
 Yes. The old and new construction will be related but visually distinct and distinguished from 
one another.  
The Western cable Tank was built as a utilitarian structure.  The previous (Eastern) tank housed 

smaller cable.  A new storage tank was constructed to house the six strand larger cable.  It was 

a round structure without doors.  As such, it had no “front” in an architectural sense.  Those 

few times that it was  loaded or unloaded of cable, it was accessed from the Water.  This makes 

the Gulf- Atlantic Cut or Key West harbor the “front” of the cable tank.     The front of Mallory 

Square itself is towards the Harbor. In addition the historic structures orienting towards the 

water, the now destroyed warehouses and coal bunkers recognizable in photographs were 

oriented towards the water.  Newer  pavilions and arches constructed by the City in the last 

twenty years are also oriented toward Key West harbor.   The only structure on the Square that 

does not use Wall Street or the Water as the “Front”  is the unnaturally sited Hospitality House 

that was turned 90 degrees when it  moved from its original position on the Square. 

The suggestion by some that there is an alternate mechanism to restore the Western cable 

Tank ignores history.   For the entire time that Tropical Soup has been pursuing the 

redevelopment of Mallory Square, the more historically significant Eastern tank has housed 

pumps for the aquarium.  There is extreme spalling and deterioration of this structure.  It is 

subject to no leasehold. The City has made no effort to repair it, treat the concrete, treat for 

termites,   Has sought no grants for its refurbishment, and has neglected it. The applicant is 

aware of no private or corporate effort to undertake these actions.   Likewise, the Western 

Tank, the subject of this project, the City has not attempted to rehabilitate, repair  it has sought 

no money for grants, it did re-categorize it from non-historic non-contributing in the Summer of 



2011, but has made no efforts to protect it.  Tropical Soup identified this neglect in its initial 

response to the RFP in April 2010. 

The only actions that the City has taken have been to make it harder to save the structure.  The 

removal of the restaurant entrance, bathroom, bar and seating areas damaged the structure. 

This action has created the illusion that the tank could be used without  an accessory structure.  

It is the current position of the City’s flood plain coordinator that the  FEMA 50% rule applies to 

this structure.  That is the requirement that the investment of 50% of the value of the building 

would require it to meet the current FEMA code.   

 

City Crew demolishing restaurant. October 5, 2013. Westin Resort prominent over the top. 

 

This would require raising and or flood proofing the building, both of which would be far more 

intrusive in the effort to rehabilitate and restore the structure.  Based on the applicant’s 

discussions with staff neither raising nor flood proofing would receive the City’s support.  On 

October 5, 2013 the City of Key West operating without any Certificate of Appropriateness or 

demolition permit that the applicant is able to locate, and without consulting the applicant 

demolished the frame restaurant that surrounded the Cable Tank.  From the staff report; 

“There are still marks in the structure of the non-historic additions that were demolished two 

years ago.” When the applicant submitted its response to the RFP as identified by staff in their 

report.   “In January 24, 2010, the City published a Public Notice for the availability for leas of 

the Hospitality House and Cable House properties, both at Mallory Square. The public notice 

included the following: “At minimum, proposals should address the proposed use of the 



property which must  comply with all regulatory and statutory requirements governing the use 

of the properties,”.  The applicant fully agrees with this statement, but would hope that the City 

would remain consistent in which regulatory and statutory requirements apply.  Applicant’s 

response to the RFP was for a parcel that the State Historic Resources Survey had specifically 

dismissed as not meeting the requirements of being “contributing”.  This position changed. The 

applicant’s response included a two story structure.  Previous HARC approvals accept a 33 foot 

tall two story structure.  This position changed. Previous HARC approvals provide for the new 

structure to cover the tank. This position changed.   The applicant has worked diligently to 

accommodate City and neighbor demands and to reach the moving goal posts.  Its current 

design does all of that.  It faithfully meets the relevant  City of Key comprehensive plan, LDR 

and HARC requirements and guidelines.  It conscientiously meets the Secretary of the Interior 

preservation standards  It rehabilitates and renovates a structure owned and neglected by the 

City of Key West.  It provides the City of Key West with the least possible amount of new 

structure to meet its obligations under the RFP and to revitalize the blighted end of Mallory 

Square.  The applicant has seen, heard and responded to  a number of concerned citizen’s and 

historic preservationists views about the importance of saving this tank.  If one looks at the 

speed of other historic preservation activities, the efficiency of the City of Key West, the 

assorted engineering reports relating to this property and the position taken by the City’s flood 

plain coordinator, it is clear that the applicant’s proposal that restores the tank, and allows the 

public to access it in the least intrusive manner possible is the most likely opportunity to save 

this historic resource. Its proposal rehabilitates and restores the historic tank, removes the non-

historic elements, and offers a new design on the least intrusive elevation that meets code and 

can be seen through.  The applicant’s rehabilitation and restoration efforts address community 

and historic preservation concerns.  Its minimalist and utilitarian design is appropriate for the 

location. Its columns, flat roof and lack of walls frame the side view of the newly restored tank.  

It is responsive to the City’s need to repair the blight at Mallory Square. 

 

The report prepared by a Bert Bender in December 2015 discussed rehabilitation and adaptive 

re-use.  

 

5 REHABILITATION AND ADAPTIVE USE POTENTIAL 

In searching for a new use for an historic building, attempts should be made to match the new 

use to the spatial arrangements and character of the structure. Ideally, any historic building 

would be used for its original purpose… 

While the City of Key West is always interested in showcasing its history, Mallory Square has 

become a highly desirable tourist area, and the income potential of the space must be 

considered along with the preservation of the structures. 

There has been some discussion among those involved with saving the structures, about their 

possible use. Those uses include: 

1. Cable Museum: The Cable Huts could be converted to a small museum interpreting 



Mallory Square’s industrial past, maritime heritage, and the role of Key West in 

communications history. The primary disadvantage of this use would be the need to 

weatherproof the structures, which would alter their original design. 

2. Pump Room / Storage Room: The East Cable Hut is currently utilized by the Key West 

Aquarium as a pump room. Seawater is drawn from a hole in the tank floor into a series 

of pumps feeding the Aquarium exhibits. This utilitarian use is consistent with the original 

utilitarian function of the Cable Tanks. In addition, a waterproof enclosure is not needed, 

so the tanks could be left with their original louvered openings. The tanks could also be 

utilized as a Storage area for the City’s maintenance of the Mallory Square area. 

3. Retail Space / Visitor Center: Options include leasing to a third party not affiliated with 

the City, for use as a Visitor Center or retail space such as a Gift Shop. While this option 

has the best potential to generate income, the space would have to be weatherproofed 

and floors would have to added to make the space accessible, which would alter the 

original design of the Cable Huts. 

Options Two and Three have the potential to generate significant revenue. If acceptable 

tenants are not identified, the City could issue a request for proposals in search of an 

appropriate tenant. The RFP should require restoration of all historic spaces, fabric and 

components to the greatest extent possible.” 

The applicant has incorporated the concerns identified in the report.   

This report does however,  ignores that there is already an RFP that attracted twenty potential 

bidders and two legitimate proposals.  The applicant has proposed rehabilitating and restoring 

the structure.  The specific suggestions posited in the report will be far more intrusive than the 

applicant’s proposal, require flood proofing or raising the structure, or securing DEP water 

permits, drilling new wells and installing de-gassing equipment.    

There is a difference  between cable tanks and cable huts.   After running new cable under the 

water, it was brought ashore with “pulling boats”. This hut  is memorialized as stop 27 on the 

Key West “Historic Markers tour”.  Cable tanks typically functioned as storage sheds and well 

covers, providing an area filled with water to house and contain the cables.   

The cable landed in Key West near the bridge at Ft. Zachary Taylor. The cable 
ran underground to the telegraph office. The location of the first office is not yet known. On the 
north side of the island, the cable shore connection was at the army barracks, the area  

The cable hut next to the Southernmost Point monument on Whitehead Street 
was part of the 1917 cable. This provided connections to link the undersea cable to the land 
line. The northern connection and cable hut was on the railroad property, the area now known 
as Hilton Haven.  



 

1917 cable hut, January 2010 
Photo: Bill Burns 

 

Detail of shore-end cables 
Photo: Bill Burns 

 

This project has engendered a number of efforts to conflate historic events that are barely 

related.  In the late 1800s and early 1900s a number tanks dotted the Gulf side waterfront of 

Key West from the development of the telegraph and the use of gutta-percha latex as an 

insulator. Most of these tanks housed telegraph cables.  The concrete tank that is the subject of 

this application was built on Mallory Square in late 1930.  This structure was built to house and 

keep separate the larger (3 circuit) telephone cable that had been developed.  In December 

1930, three submarine telephone cables with one circuit each were already in use.  On 

December 13, 1930 the German cable ship Neptun fully laden with undersea cable built at a 

factory in Nordenham, arrived in Key West.   After laying the cable, excess material for use in 

future splicing repairs is placed in the cable tank.  This fourth cable came on line in June 1931.  

In 1936 the cable ship John W. Atkins repairs 215 feet of the damaged fourth cable.    There is a  

record of another cable splice in 1939 in Havana, but historic records do not indicate which of 

the four cables was vandalized, nor where the 300 feet of splicing cable came from.   After 1936 

(or possibly 1939 if one credits the Havana repair), there is no record of the second cable tank 

at Mallory Square being used for its constructed purpose again.   In 1950 cables 5 and 6 are laid 

by the cable ship CS Lord Kelvin.  These new cables employ polyethylene insulation (developed 

in the 1930s), and are not stored in water, making the Mallory cable tanks completely obsolete. 

The applicant loves old boats. The applicant thinks that the Schooner Western Union, launched 

in 1939, is a great historic resource. However much one may love that boat, there is not 

evidence that it (leased to the Western Union Telegraph Company) ever pulled telephone cable 

from either of these tanks for AT&T who owned the tanks and cable.  Telephone and telegraph 

cable were different and during this time period Western Union and AT&T were separate and 

http://atlantic-cable.com/CableCos/KeyWest/Key-West-1917-Cable-Hut-1.jpg
http://atlantic-cable.com/CableCos/KeyWest/Key-West-1917-Cable-Hut-4.jpg


competing companies.  The historic record identifies the boats that installed new cables or that 

spliced damaged phone cables between Key West and Cuba. 

The storage tanks that housed a particular type of communications cable were used for this 

purpose for a brief period of time.  They were loaded onto ships very rarely, the record 

indicates perhaps  3 times for the West tank.   The East tank held thinner telephone cable and 

was used for cables one, two and three.  The Western tank holding six strand gutta percha 

cable was used for cable 4.    Cable outages due principally to ship strikes made the local paper.   

These were telephone cables.  The tanks were constructed by AT&T, and operated in 

partnership with Cuba.   The newspaper record indicates the name of the ships that pulled or 

repaired cables.  

The maritime history of Mallory Square is not defined by submarine telephone cables.  The 

working Waterfront nature of Mallory Square and Key West Harbor is illustrated by all of the 

buildings that have been and continue to stand there as well as much larger tourist focused 

structures built nearly thirty years ago. 

Commodore Porter based  his anti-pirate campaigns at Mallory Square. The Stephen R. Mallory,  

one of only two Clipper ships built in the US South of Virginia, was built by John Bartlum for 

William Curry and George L. Bowne.  The ship was interestingly built largely of Mahogany 

harvested in the upper Keys.  The Mallory Steamship line with its vital ferry and passenger 

service to Cuba had its ticketing office located on Mallory Square the building still stands today, 

although its orientation and location have been changed.   Asa Tift’s wrecking, shipping and 

warehouse operations were centered at Mallory Square.  Other wreckers landed cargo at 

Mallory square. The warehouses along the edge of the water at Mallory were later used by the 

Mallory Steamship Company.  Key West used the Square as a parking lot and built a boat ramp 

for launching personal vessels adjacent to the tanks.  By the late 1960’s Mallory Square had 

developed into a gathering spot and became famous as a tourist destination in its own right for 

its celebration of Sunset and water views through the 1970’s.  these events and many more 

provide a more complete history of Mallory Square.   

The ticketing office of the Mallory Steamship Company, now referred to as the Hospitality 

House has been moved, but still sits on the Square.  The brick convention center now houses 

retail shops and a restaurant.  The Waterfront Playhouse  was originally an ice warehouse built 

in the 1880s.  Tennessee Williams along with other Key West Players converted it into its 

current use in 1960.   The city constructed  a wall with open arches and a pavilion on the 

square. Massive hotels bookend the square.  All are oriented either to Wall Street, Front Street 

or the Key West harbor.    

 
 The applicant agrees with staff as they point out: 



It is a disgrace that an iconic and significant historic resource, such as the West Cable Hut,as 
been neglected for decades; the entire site, including the Hospitality house and the EastCable 
Hut is used as a storage area. 
 
The applicant made similar statements in its initial RFP application. The applicant has modified 
its design a number of times, and is now proposing rehabilitation of the historic structure and a 
small pavilion. This proposal will allow it to save this historic resource for the City.  
 
Staff identifies several City of Key West Comprehensive Plan, Land Development Regulation’s 
Ordinances, U.S. Secretary of the Interior’s Standards and Guidelines for 
Rehabilitation and Guidelines that they have reviewed regarding this project: 
 

• Chapter 1: Future Land Use Element- Policy 1-1.1.6: Historic Preservation 
Areas: Areas delineated on the Future Land Use Map for historic preservation shall 
be planned and managed using a regulatory framework designed to preserve the 
form, function, image, and ambiance of the Historic Preservation Districts. 
Dependent upon the size and scope of development proposals, either the City's 
Historic Architectural Review Commission (HARC) and/or Historic Preservation 
Planner, in addition to the Planning Board and/or staff, shall review all development 
proposals within the City’s designated historic districts. Any development plans for 
these areas shall be subject to site plan review and shall be designed in a manner 
compatible with historic structures within the vicinity. 
 
Applicant meets this Policy element. 
  

• Chapter 1A: Historic Preservation Element-Policy 1A-1.2.10: Prevent Loss of 
Historic Structures. There shall be no loss of historic resources on City-owned 
properties. Sensitive adaptive re-use of historic structures shall be encouraged as 
an alternative to demolition. Amended Land Development Regulations shall 
encourage that historic resources on private property will be protected, preserved, 
or re-used in a manner sensitive to the historic properties of the site and/or structure. 
Reference Objective 5-1.9 of the Coastal Management Element. 
Applicant meets this element.  It has taken on the City’s responsibility to prevent the loss of City 
owned historic structures.  It has proposed the least intrusive rehabilitation and adaptive re-use 
and has designed a complementary structure that is sensitive to the site and is the lowest scale 
possible to meet the goal.  

• Chapter 5: Coastal Management Element- OBJECTIVE 5-1.9: PROTECT 
HISTORIC RESOURCES. The City shall ensure protection of historic resources 
and shall ensure that there shall be no loss of historic resources on City owned 
property. The City's Land Development Regulations shall continue to ensure that 
historic resources on public and private property shall be protected, preserved, or 
re-used in a manner sensitive to the historic properties of the site and/or structure. 
The City shall continue to staff the City's Historic Architectural Review 
 



Applicant meets this element.  It has assumed the City’s responsibility for the protection of its 
historic resources. 
 
Commission (HARC) which is the entity charged with enforcing the adopted 
guidelines for managing historic preservation. 
Land Development Regulations- Chapter 102 Historic Preservation 

• Section 102-6. - Other regulations applicable to all development proposed. 
Development activities shall include precautions necessary to prevent the following 
adverse impacts to historic or archaeological sites of significance: 
(1) Destruction or alteration of all or part of such site; 
(2) Isolation from or significant alteration to its surrounding environment; 
(3) Introduction of visible, audible, or atmospheric elements that are out of 
character with the property or significantly alter its setting; 
(4) Transfer or sale of a site of significance without adequate conditions or 
restrictions regarding preservation, maintenance, or use; and 
(5) Other forms of neglect resulting in its deterioration. 
 
The applicant meets these regulations. It is proposing  preserving an historic resource, and 
placing a small complementary pavilion on the least historically important elevation. 
 

• Section 102-7. - Mitigation plan required. 
Development impacting a historic or archaeological site or structure shall include a site 
plan that mitigates any potential adverse impacts. The site plan shall address the 
following: 
(1) Destruction or alteration of all or part of such site; 
(2) Isolation from or alteration of the surrounding environment; 
(3) Introduction of visual, audible, or atmospheric elements that are out of 
character with a property or alter its setting; 
(4) Transfer or sale of the site of significance without adequate conditions or 
restrictions regarding preservation, maintenance, use, or reuse; 
(5) Vegetation removal shall not be permitted on a historic or archaeological site 
unless the vegetation to be removed is a part of a duly authorized scientific 
excavation or is a part of an approved development plan; and 
(6) Other forms of neglect resulting in resource deterioration. 
The applicant meets these requirements.  It has developed  a site and preservation plan to 
mitigate any potential adverse impacts. 
 
 
U.S. Secretary of the Interior’s Standards and Guidelines for Rehabilitation, 
specifically: 
Standard 1. A property shall be used for its historic purpose or be placed in a new use that 
requires minimal change to the defining characteristics of the building, and its site and 
environment. 



The applicant meets this requirement.  The property’s new proposed use requires minimal 
change to the defining characteristics. 
 
Standard 2. The historic character of a property shall be retained and preserved. The 
removal of historic materials or alteration of features and spaces that characterize a 
property shall be avoided. 
The applicant meets this requirement.  It will be removing non-historic elements. 
 
Building Site- The relationship between a historic building or buildings and landscape 
features within a property’s boundaries-or the building site- help to define the historic 
character and should be considered an integral part of overall planning for rehabilitation 
project work. 
The cable storage use of this property from 1930 to 1939 was oriented towards the water.  The 
building’s use as an office from 1960 to 1979, the French doors were oriented towards the 
water. During its use as a restaurant, it had a bar on the elevation facing the Ocean Key House 
Hotel, and had decks and seating on the Key West Harbor, and Gulf- Atlantic cut sides.  It was 
this bar, decks, bathroom and restaurant seating area that the City destroyed two years ago.  In 
fact, the structure had a bar on the elevation facing the Ocean Key House for a longer period  
than it housed telephone cable. 
 
Ramps Guidelines 
Guideline 1. Commercial and residential structures may comply with ADA requirements 
by constructing ramps on less publicly visible elevations using wrap-around ramp designs to 
achieve the needed grade changes. 
The applicant meets this requirement. 
 
New Construction Guidelines 
Goals 1- Preserve Historic Character: New construction should not destroy any remaining 
historic materials, features, or special relationships that characterize a property or setting. 
The applicant meets this standard.  It has held numerous meetings with staff and interested 
parties to identify the historic materials features and relationships of the property.  The two 
tanks originally had construction features.  Not architectural ones in a traditional design sense.  
They were placed close to the water on a compact parcel because that was the utilitarian thing 
to do.  They are not the same size and do not “line-up”. They were oriented towards the water.  
There was not a special relationship between them in a design sense.  Coal bunkers and 
warehouses came and went without plan.  The property or setting is “Waterfront at Mallory 
Square”.  Applicant’s proposal adaptively re-uses the historic structure and utilizes it in the 
setting. 
  
Guideline 1- Acceptable proposals will be compatible with the size, scale, color, texture, 
material and character of the district, sub-area or block and designed so that when 
completed the urban context in which it stands will not be jarred by the look of the new 
building. New buildings shall not overshadow the historic properties around it. 
 



The applicant questions the applicability of the term “overshadow” in this standard, but 
nonetheless meets it. The new pavilion is the minimal design possible.  It is situated on the least 
important historic elevation, and the elevation that for twenty years had a bar and seating area. 
The floor is as low as possible while meeting FEMA requirements. The roof is flat and as low as 
possible while meeting building code requirements. There are no walls so one can see through 
the structure.  
 
Guideline 11- Guideline 11: New buildings must be of a similar scale, form and massing 
to buildings on adjacent sites of the same land use. 
 
The applicant questions the applicability of the specific language of the guideline, but none the 
less meets it. The proposed design includes complementary materials, form  and design 
elements and is the least “massive” possible.  It is dramatically smaller than the Hospitality 
house, Waterfront Playhouse or Convention Center,  is lower than the city constructed pavilion 
in the center of the square, and is dwarfed by the Margaritaville and Ocean Key House hotels.  
From the staff report: 
The new covered structure that will have no walls, windows, 
nor doors, and will be supported by steel columns. The steel columns will be cladded with wood 
as a finish material. The structure will have a flat roof and will be rectangular in footprint, 
having its wider side facing the north and south. The structure will be approximately 2’- 6” taller 
and 14’ wider than the existing west cable hut. The new structure will need to comply with 
FEMA regulations, and the proposed height is the minimum in order to achieve the federal 
requirement. The  pavilion, was designed as two modules with a lower roof connector to brake 
the scale and roof size. Cable railings supported with concrete columns 5’ tall will surround the 
perimeter of the rented property. 
 
The applicant disagrees with staff’s suggestion in their report that the only context for the new 
pavilion is the cable tank.  The applicant reminds the board that historically (see previous HARC 
approvals) this has not been HARC’s position. The applicant reminds HARC that the parcel in 
question is Mallory Square with all of its buildings, and that the adjoining parcels are the Ocean 
Key House and the Margaritaville Resort.    The applicant would respectfully point out that a bar 
has “historically” been the most visible feature of this cable tank when facing the Ocean Key 
House, and that the cable tanks were placed to orient to the water. The applicant further 
disagrees with staff’s suggestion about the prominence of the new pavilion.  The  Margaritaville 
Hotel will continue to be the most prominent structure when facing South, and if a person is 
well back from the water, then the Hospitality House will be the most visible. 
 
 
The previously approved HARC submittals are telling.  The previously approved restaurant 
encapsulated the cable tank.  The tank was not visible from any exterior elevation.  The tank 
was preserved within the new two story restaurant.  The current design preserves it outside 
with a see-through bar pavilion on the historic “bar” side of the tank. The applicable and 
relevant development and historic preservation  guidelines are still the same. 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

  



Mallory Square  

Tropical Soup  

Evaluation by Guidelines, Summary 

The new buildings site location is the last resource place for the new building on the least hold within all 
of the setbacks and given parameters (water front, existing buildings, setbacks, C.C.L. line, walkways, 
etc.).  The new building does not touch the existing cable hut in question and only partially blocks one 
side of the existing cable hut. Given the cable hut is round in shape, what constitutes the front of a 
round structure? The new building is differentiated from the existing building by it shape and scale. The 
new building is not located on a street nor visible from any street. The new building is not an addition to 
the existing cable hut. If the new pavilion building was removed from the site in the future it would not 
affect the essence and character or the original cable hut structure.  The new pavilion building is in scale, 
massing, proportions and height of the original cable hut structure. The new refurbishment to the 
existing cable hut would preserves the cable huts original building form, material, and proportions. The 
new pavilion buildings material selections are similar to the existing cable hut, and preserve the cable 
huts original building form. The new pavilion is small as it could possibly be due to site constraints.  In 
our opinion the refurbishment to the existing Cable Hut and the new pavilion building meet the intent of 
the HARC guidelines.  

 
















































































































































