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I. Executive Overview

1. EXECUTIVE OVERVIEW

In 1995, the Naval Air Station (NAS), Key West, Florida was designated for realignment by the
Federal Base Realignment and Closure Commission (BRAC) pursuant to the Defense Closure and
Realignment Act of 1990. On May 2, 1996, certain land and facilities at the Naval Air Station were
declared surplus by the Department of the Navy. These properties will become available for use
by non-federal public agencies for public benefit purposes (e.g. aviation, health, education,
recreation, etc.), by eligible non-profit groups (health, education), and by homeless provider groups,
pursuant to the Base Closure Community Redevelopment Assistance Act of 1894. The Naval
Properties Local Redevelopment Authority (LRA) was established by the City of Key West for the
purposes of planning, acquiring, and redeveloping surplus properties at the NAS Key West.

The Base Reuse Pian presented here is the culmination of an intensive, five month base reuse
planning process. This process has included an exhaustive public participation program which was
designed to help establish community priorities, identify potential site uses, and develop and refine
concept designs, and evaluate reuse plans. The public meetings conducted as part of this process
were facilitated by the Fiorida Conflict Resolution Consortium, an independent, non-partisan,
arbitration organization. A detailed discussion of the public participation process and the
development of the Preliminary Base Reuse Plan is presented in Appendix |, Plan Development
Process.

In accordance with the Base Closure Community Redevelopment Assistance Act of 1994, the
planning team has carefully considered the Notices of Interest (NO!) in surplus properties submitted
by public agencies, homeless provider groups, and other interested persons. These notices of
interest have been addressed as part of the public participation program and throughout the base
reuse planning process. Further, the manner in which the proposed plan addresses the NOls is
discussed in each of the individual surplus property chapters. In evaluating the NOIls and input
from the public forums, the planning team developed a plan which seeks to accommodate these
NOils, while balancing the needs of the various communities for economic redevelopment, other
development, and homeless assistance.

Truman Waterfront - This site contains 44.9 acres of land which includes two general areas
known as the Mole Pier (Waterfront Area), and Truman Annex. The 7.6 acre Mole Pier portion
includes the Pier (including breakwater, berthing, wharf, paved roads, and utility infrastructure) and
two buildings totaling 1,679 square feet. The 37.3 acre Truman Annex portion of the property
consists of ten storage buildings (approximately 74,867 square feet) and nine other structures
(approximately 50,000 square feet) including a bomb shelter, dining facilities, a fire station, a port
operations building), and the Naval Exchange (NEX).

Guiding principles in the Truman Waterfront reuse plan are:

. Recreation and open space areas linked through multimodal green ways and view
corridors;

. Uninterrupted public access to the waterfront through a wide promenade, along the
full length of the harbor;

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

. Educational and historical activity nodes; *

. Expanded use of portions of the Truman Waterfront property for port activities

Key West Base Reuse Ffan Page 1
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{. Executive Overview

. Multiple ingress/egress points into the Truman Waterfront property

Poinciana Housing - This site is bounded on the north by Donald Avenue, on the east by 19th
Street, on the South by Duck Avenue and on the west by other residential development. Dunlap
Drive runs through the property and intersects both 19th Street and Duck Avenue. The property
consists of approximately 36.2 acres of land, and includes 50 residential buildings (with 212
housing units ranging from one to four bedrooms), totaling approximately 252,000 square feet, as
well as a mangrove-encroached lake. Single-family housing surrounds the site on all sides. There
is a small community commercial area located directly in front of the site at Duck Avenue.

The central goal of the Poinciana Plan is the reuse of existing structures located on the site,
introducing limited infill development where appropriate, creating essential affordable housing,
addressing homeless needs, and creating a liveable neighborhood that is well integrated into the
surrounding community. Obviously, a significant benefit of the Poinciana site is that much of the
necessary infrastructure and buildings currently exist. This should reduce the cost of providing both
affordable housing and special needs housing.

Old Commissary Building - This 1.82 acre site is located within the City's Historic District and
consists of one large historic building with 43,130 square feet, and two miscelianeous utility plant
buildings of 40 square feet and 170 square feet respectively. The site also contains approximately
3,024 square yards of parking area and 139 linear feet of fencing. The site is bounded on the north
by Catherine Street, on the east by Simonton, on the south by Louisa, and on the west by Duval
Streets.

The Old Commissary Building is proposed for use by Monroe County as administrative and
community services offices, as well as an emergency hurricane shelter.

Maine Memorial Cemetery - This 0.12 acre site is located within the confines of the Key West
Cemetery which is within the City’s Historic District. The Key West Cemetery is delineatad by the
following streets: Angela Street on the north, Frances Street on the east, Windsor Lane on the
west, and Johnson Lane on the South. This property is listed on the National Register of Historic
Sites as a contributing element of the Key West National Register Historic District. The Maine
Memorial commemorates the saitors killed on the Battleship Maine which exploded in the Havana
Harbor in 1898.

The Maine Memorial Cemetery is proposéd to remain as a cemetery.

Peary Court Cemetery is iocated within the City's Historic District and comprises approximately
1.0 acre of land. It is located on White Street at the intersection of Angela Street, approximately
2 blocks east of the Key West Cemetery The site is surrounded by residential uses to the north,
northeast, west, and south. A privately-owned mini-warehouse/storage building borders the site
on the east. The Peary Court housing development is directly adjacent to the site on the north.

it is proposed that the property be maintained as an historic open space, with the potential for
reuse of a portion of the site as a cemetery.

East Martello Battery is located near the western end of the Key West airport runway, and
consists of approximately 43.7 acres of land. The site is located approximately 2 blocks south of
Flagler Avenue at Government Road, which bisects the site as it allows access to the Hamaca Park
and Hawk Missile Site. Two residential areas border the site to the north. Development on the

Key West Base Reuse Plan Page 2
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I. Executfive Overview

East Martello Battery Site is restricted to an earth-covered, reinforced concrete magazine structure.
The remainder of the site is occupied by salt ponds, mangrove forests, and disturbed upland and
wetland areas.

The majority of the East Martello Battery site is proposed for use by the Key West International
Airport as a runway clear zone and obstruction-free zone. This area will be fenced and maintained
according to FAA regulations. The remainder of the site is proposed for preservation and passive
open space recreation (nature trails, scenic overlooks, etc.)

Hawk Missile Site: Located near the Key West Airport, this 23.7 acre site is relatively remote and
isolated. The portion of the site being excessed by the Navy does not include the developed
upland portion of the site. Rather, the property under consideration only includes the wet land salt
pond portions of the site.

It is proposed that the Hawk Missile Site be maintained in its natural state.

Trumbo Road Site: This surplus property includes only a portion of Trumbo Road extending
southward from Whiting Avenue to a marine-related industriat area adjacent to Key West Bight.

It is proposed that this property be maintained as an unobstructed access road to Trumbo Annex
and the U.S. Coast Guard Station.

Key West Base Reuse Plan Page 3
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I Introduction

i1 INTRODUCTION
A. Background

As a consequence of changing U.S. national security requirements over the past several decades,
the Department of Defense (DoD) has closed or reduced the operation of many military
installations across the country. The purpose of these actions has been to reduce overhead,
enhance military readiness and modernization, and adapt to rapidly changing international
relations. Typically, military installations constitute a significant source of employment for
residents living in the surrounding communities. In the State of Florida, the state legislature
determined that defense programs and activities have been responsible for over $16 billion in
direct and indirect spending in the state, 50% of high-tech industry job growth in the early 1980's,
and 170,000 military and civilian jobs in 15 military installations around the state.

Base closure can provide an opportunity for communities to convert military installations to needed
civilian uses. Many communities have successfully converted former installations to parks and
recreational facilities, business centers, affordable housirig and transitional housing for the
homeless. However, the closure of military installations can also pose potential economic
hardships, both long and short term, for the communities in which they are located. Previous base
closures have shown that the traditional Federal property disposal process has not aiways met the
economic recovery needs of the community.

Since the late 1980's the base closure process has evolved considerably. In 1987, Congress
enacted the Stewart B. McKinney Homeless Assistance Act, which under Title V, made serving
the homeless the first priority for use of all surplus federal property, including military installations.
Whiie the McKinney Act was well-intended, it did not anticipate the number of military base
closures and realignments, or their impact on the surrounding communities. In 1988, the
Secretary of Defense chartered the first Base Closure and Realignment (BRAC) Commission ,
whose duty was to provide a "fair process that would result in the timely closure and realignment
of military installations in the United States." The BRAC Commission recommended closing 86
military installations and the partial closure of 59 others.

In the early 1990's, many involved in the base reuse process concluded that Title V of the
MeKinney Act did not adequately address all of the multiple interests related to these base
closures. Therefore, in 1994, the DoD, in conjunction with the Departments of Housing and
Urban Development (HUD), Veterans Affairs, Health and Human Services, as well as homeless
assistance providers, recommended changes to the McKinney Act. This ultimately led to
enactment of the Base Closure Community Redevelopment and Homeless Assistance Act of 1994
(now known as the Redevelopment Act). The Redevelopment Act represents a significant shift
in the base reuse planning process. Most significantly, the act exempts 1995 BRAC Commission
installations from Title V provisions and substitutes a new community-based process in which both
representatives of the homeless and other community groups participate in local reuse planning.

The Redevelopment Act was designed to accommodate the overall needs of communities
impacted by the ciosure of a military base, while still addressing the needs of homeless individuals
and
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. Introduction

families. The Act places primary responsibility for base reuse planning in the hands of a Local
Redevelopment Authority (LRA). The LRA is charged with the task of developing a plan which
balances the Community’s need for economic redevelopment, and homeless assistance. The
ability to achieve this balance fundamentally requires a broad-based strategic planning process
rooted in a rigorous public participation plan. Under the direction of the LRA, homeless providers,
businesses, nonprofit organizations and other parties are all afforded the opportunity to formally
express their interest in reuse of the surplus properties. In conjunction with a series of public
participation meetings and ongoing planning efforts of the LRA, these interests are recognized,
balanced, and carefully considered in the development of the plan.

B. Purpose of the Base Reuse Plan

The purpose of the Key West Base Reuse Plan is to provide long-term, sustained, economic
growth in Key West through the adaptive reuse of surplus military land and facilities. The base
reuse planning process is intended to determine appropriate and feasible redevelopment uses
which adequately reflect the community’s vision for base reuse. While more specific objectives
have come to light over the course of the entire planning process, the Key West Base Reuse Plan
has generally been developed to achieve the following overarching goals:

. To help diversify the economy;

. To encourage balanced growth in the area’s economy, including commercial and service
sector job growth;

. To provide employment opportunities for the region’s unemployed and underemployed
persons;

. To strengthen the local tax base; and,

. To help existing businesses and industries expand.

C. Organization of the Base Reuse Plan

The Key West Base Reuse Plan has been developed in a way which will allow the reader to review
the document on a site by site basis. Beginning with Chapter V, the individual chapters have been
grouped together by surplus property and assembled together as self-standing sections. The
surplus properties discussed in these individual sections are graphically depicted in Figure 11.C. 1
Location Map. The Base Reuse Plan is organized into the following chapters:

I Executive Overview

i Introduction

Hi. Key Issues Overview

V. Relevant Plans, Regulations and Studies

V. Truman Waterfront - Existing Conditions
VI, Truman Waterfront - Reuse Plan
Vil.  Poinciana Housing - Existing Conditions
Vill.  Poinciana Housing - Reuse Pian

IX. Maine Memorial Cemetery - Existing Conditions & Reuse Plan

Key West Base Reuse Plan Page 5
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1. Introduction

X. Peary Court - Existing Conditions & Reuse Plan

XL Old Commissary - Existing Conditions & Reuse Plan

XIL East Martello Battery - Existing Conditions & Reuse Plan
Xil.  Hawk Missile Site - Existing Conditions & Reuse Plan
XIV. Trumbo Road Site - Existing Conditions & Reuse Plan

Within the Truman Waterfront and Poinciana Housing reuse plan chapters, the following
information is provided:

. Land Use Plan

. Proposed Zoning

. Design Guidelines

. Utilities/Infrastructure Plan
. Transportation

. Development Program

. Regulatory Guidelines

. Notices of Interest

. Conveyance

. Financing Options

Due to the nature of the other surplus properties, information contained in the corresponding reuse
plan chapters is generally limited to a discussion of the proposed land use plan, relevant Notices
~ of Interest, potential methods of conveyance, and regulatory guidelines.

Key West Base Reuse Plan Page 6
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. Key Issues Overview

KEY ISSUES OVERVIEW
Environmental Resources

1. Introduction

The Florida Keys represents one of the most environmentally sensitive areas in the eastern
United States. Its coral reefs draw millions of divers, snorkelers and sports fishermen each
year. The waters off the Florida Keys are also a critical source for tuna, snapper, grouper,
lobsters, shrimp and other commercially valuable fish and seafood. The Keys are fringed
by mangrove forests, seagrass beds and other ecologically valuable shoreline and shallow-
water communities. These areas play a crucial role in providing storm protection,
preventing shoreline erosion, and helping to maintain high water quality. Native pinelands
and hardwood hammocks provide habitat for numerous plant and animal species found only
in the Keys, including the federally endangered Key deer.

Because of extensive land development and other human population pressures, the
environmental resources of the Keys have been- greatly impacted. Native plant
communities such as pinelands and hardwood hammocks have been reduced to remnant
patches. Mangroves, seagrasses and other coastal resources have been eliminated or
degraded as a result of coastal construction. Further, stormwater and sewage discharges
from Keys deveiopments have negatively impacted oceanic water quality; this may be an
important factor in a trend of overall degradation of coral reefs and other marine habitats
throughout the Keys.

As a result, stringent federal, state, regional and local regulations have been enacted to
curtail future development impacts to environmental resources in the Keys. The entire
Florida Keys area from Key Largo to the Dry Tortugas has been designated a National
Marine Sanctuary. This designation, along with other federal, state and regionat
regulations, place restrictions on current and future land uses. Further, there have been
extensive efforts to purchase and manage remaining natural areas in the Keys as
environmental preserves.

2. Natural Resources in Key West

Much of Key West has already been developed, with natural resources largely restricted
to two areas:

1. Coastal lands adjacent to natural marine communities; and,
2. The Salt Ponds region on the eastern haif of the island.

Coastal areas of particular concern include the Mole Pier and Fort Zachary Taylor
waterfronts on the western side of Key West. These sites abut high-quality seagrass beds
and contain beach nesting areas for the federally endangered loggerhead sea turtle.

The Salt Ponds region is the only remaining natural area in Key West, encompassing
approximately 700 acres of high-quality shallow salt ponds, seagrass beds, mangrove
forests and hardwood hammocks. The Salt Ponds provide habitat for a diverse array of
plants and animals, including bald eagles; snail kTeQ ospreys, white-crowned pigeons, and
a wide variety of wading birds. State, reglenal 'and local efforts are underway to acquire
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and manage lands in the Salt Ponds region as a nature preserve. Two Naval Base Reuse
properties, the East Martello Battery Site and the Hawk Missile Site, are iocated within the
Salt Ponds area and have been specifically targeted for future preservation {City of Key
West and Florida Audubon Society, 1986).

B. Demographic Profile

According to the University of Florida, Bureau of Economic and Business Research, the
population of Key West was estimated at 27,009 as of April, 1996. This represents an
increase of 2,177 residents since 1990, when total population in the City stood at 24,832.
The total growth rate over the six years is estimated at 8.8%, and the annual average
growth rate at 1.4%.

Key West's population of 27,008 in 1996, represented 32.3% of the total population for all
of Monroe County in that year. This percent share is up slightly from 1890, when Key
West's share of total county population registered 31.8%.

As reflected in figures for Monroe County, the largest contribution to population growth in
Key West is from in-migration, representing close to 74% of total growth between 1990 and
1995, compared to 27% resulting from natural increase (i.e., births over deaths), during
those years. '

The largest feeder states/regions for Monroe County, in terms of population growth, in order
of magnitude, include, other Florida Counties, overseas, the Northeast U.S., the Midwest
U.S., California and Texas.

The median age of the population of Key West was estimated at 36 years in 1995. The
largest components of the population, in terms of age groups, include the 25-34 year old
age group and the 35-44 year old age group, each representing approximately 20% of the
popuiation. The school age population, 6-17 year olds, and the elderly population, 65 years
and older, each comprised between 12 and 13 percent of the {otal population.

C. Employment/Economic Base

Based on 1995 employment data for Monroe County, the economic base of Key West is
dominated by services and retail trade. Among major employment sectors in the Monroe
County, the service sector, which includes tourism related industries, comprises
approximately 38% of total employment. Retail trade also comprises roughly 37%. Given,
that many of the retail establishments in Monroe County, and especially Key West, target
tourists for the majority of their sales, the significance of the tourism industry to the local
economy can not be understated.

The impact of tourism on the economic base of Key West is exemplified by data reported
from Monroe County Property Appraiser’'s office which shows that seven of the top ten
taxpayers in Key West are Resort Hotels.

Key West's dependency on tourism leaves the City exposed to the impact of down
economic cycles at both the National and regional levels. When economies are down or
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D.

in recession, resort destination travel is one on the first sectors to feel the impact. These
impending conditions underscore the need for Key West to explore economic diversification
opportunities.

Housing and Homeless Needs

A general lack of affordable housing and a growing segment of the population that can be defined
as homeless are two of the most serious problems facing the City of Key West. These issues are
highlighted in the following section along with a discussion of potential means to address them.

1. Housing Needs

The City of Kéy West presently faces serious affordable housing challenges which are likely
to continue in the foreseeable future. The specific chalienges include a deficit of affordable
housing units; an expensive housing market; cutbacks in Federal government funding
support for affordable housing programs, and providing housing opportunities to the working
poor concurrent with new commercial development. -

The City of Key West and the Key West Housing Authority have taken important steps to
address these issues by developing a variety of proactive tools. Two proposed housing
ordinances recommended by the Affordable Work Force Housing Task Force and the
Housing Authority Plan 2000 are intended to help alleviate the affordable housing needs
of the City.

An assessment of affordable housing needs conducted by the Shimberg Center for
Affordable Housing at the University of Florida and the Affordable Work Force Housing
Task Force found in 1995 that the City had a deficit of 4,192 affordabie housing units. In
addition, many households in the City are cost-burdened - that is, they have to pay more
than 30 percent of their gross monthly income on housing. The City’'s Comprehensive Plan
estimates that over two thirds (69.4%} of very low, low and moderate income households
were cost burdened. '

Key West's expensive housing market and limited housing supply also poses serious
challenges to households seeking affordable housing. Housing market data illustrates that
average rental rates and prices for single-family housing (rental and for-sale) are out of
proportion with the relatively low wages of service-sector employees. The average price
of an existing single-family home in Key West is $263,200 as of May 1997 while a typical
rental rate ranges from $750 to $1,750 per month. Based on an estimated per capita
income of $17,500 in 1996 there is strong latent demand for affordabie housing.

One approach designed to meet the affordable housing needs is the drafting of proposed
legislation in the form of a Housing Linkage Ordinance and Single Room Occupancy (SRO)
Ordinance by the City of Key West. The linkage ordinance would require developers of new
non-residential development to build affordable and market rate housing units to offset the
affordable housing need generated by their proposed development. The SRO ordinance
is intended to recognize SRO's as a viable form of housing and encourage their production.
Both ordinances are intended to bolster affordable housing opportunities for the working
poor.
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The effectiveness of the Housing Linkage Ordinance in particular, as well as the SRO
ordinance, however, may be limited by existing development regulations currently in force.
One such development regulation, the Building Permit Allocation and Vested Rights
Ordinance, otherwise known as the “Rate of Growth Ordinance” or “ROGO” may inhibit the
development of affordable housing because a key provision of the ordinance limits the
number of permits issued for new permanent and transient development.  In their current
form, both ordinances have come under close scrutiny by residents at a public hearing on
May 13, 1997 before the City Commission. Presently, both of the proposed ordinances
have been tabied, due to resident opposition and are subject to further citizen review by an
appointed subcommittee.

The impact of the Building Permit Allocation System on development of residentiat and
transient units in Key West can not be overstated. The City of Key West is responsibie for
implementing the system, with each development agreement being subject to Area of
Critical State Concern (ACSC) review. Even long range plans for development which
include significant residential or transient units are subject to existing regulations.
Currently, the Cit has only 88.77 total units available for allocation through the year 2002;
these units are subject to normal market competition.”

The U.S. Department of Housing and Urban Development's declining commitment to fund
affordable housing programs and the City's status as a non-entitlement jurisdiction for
Federal housing funds pose additional challenges to affordable housing provision in Key
West.

The Department of Housing and Urban Development’s inability to extend existing Section
8 voucher and certificate contracts due to budgetary constraints and a proposed 25%
reduction in Section 8 administrative fees could result in the loss of up to 299 Section 8
affordable housing units to City of Key West residents by the year 2000. The Housing
Authority of the City of Key West in their “Plan 2000" describes this worst-case scenario as
an “affordable housing crisis.” Not only must the Authority find replacement units for those
which may be potentially lost but it must develop a dislocation plan to relocate displaced
Section 8 residents.

As a non-entitlement city, under Federal Reguiations, the City of Key West is ineligible to
receive annual formuia allocations such as the Community Development Block Grant,
Home and Emergency Shelter Funds for affordable housing. It must compete regionally
and state wide for limited housing program funds.

In response to the potential Federal government cutbacks in Section 8 funding, the Housing
Authority has developed the “Plan 2000" which proposes specific housing initiatives
designed to: provide support services to residents of public housing; redevelop available
surplus property as affordable housing; provide emergency shelter facilities in Key West
and increase home ownership opportunities for the working poor. The plan’s successful
implementation requires a strong partnership between the City of Key West and the City
of Key West Housing Authority.

2. Homeless Needs

Like most coastal communities, Key West has a problem with both permanent and seasonal
homelessness. This problem is exacerbated by the overali lack of affordable housing for
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both rental and home ownership purposes. The 1990 Census Shelter and Street (S-Night)
Enumeration reported that there were 113 homeless persons in Key West. The largest
segment of the homeless population are adult males, but there is a growing number of
single women with children and/or intact families. The "street" population can be seen in
the mangroves, and in the Bahama Village area.

Other than the S-Night count, there is no reliable statistical analysis of the homeless
population or the various sub-populations. It should be noted however that statistical and
anecdotal information has recently been gathered from a coalition of homeless service
providers known as "Plan 1988", This group has representatives from 14 not-for-profit
entities, the majority of whom are located in Key West. (Some of these groups serve the
general Monroe County area and/or are not located in the Keys, but still serve Key West's
homeless population.)

There are no existing homeless shelters in Key West, and the closest facility (a 400 bed
Homeless Assistance Center) is located in Miami. There are, however, several not-for-
profit organizations providing a myriad of services to the various sub-populations among
the homeless. .

Some of the significant issues identified by the "Plan 1999" Coalition in regard to the
homeless population include: the high rate of alcohol and substance abuse and/or mental
iliness, the growing number of women with children, the incidence of domestic abuse, the
lack of mobility to transport clients to facilities and services, the need for subsidized child
care, lack of emergency shelter care, and affordable housing (both transitional and
permanent). The Coalition indicates that there is a growing number of "working homeless"
who, despite their efforts, can not afford the cost of housing especially the first/last/security
needed for most rentais.

Although not statistically documented, the incidence of overcrowding appears to be a
significant problem, with anecdotal information indicating that many single adults (with or
without children) are forced to co-habit to share housing costs. In this same sense, many
homeless individuals are temporarily staying with friends or relatives, exacerbating the
overcrowding situation.

Key West also appears to have a growing number of individuals who are at-risk of
becoming homeless. Persons threatened with homelessness include lower-income
individuals living in marginal financial situations (such as lower wage earners who live from
paycheck to paycheck.) For these individuals the loss of a job, illness or an injury that
interrupts a paycheck, an increase in rent, or some other change in income couid result in
a missed rent payment and loss of shelter. Persons threatened with homelessness also
include those persons who are cost-burdened in regard to their housing costs i.e. paying
more than 30% of their adjusted gross income for rent plus utilities, or mortgage (principal,
interest, taxes and insurance).

As a companion piece to the Base Reuse Plan, the LRA has prepared a "Homeless
Assistance Submission” for submittal to the U.S. Dept. of HUD. Communities such as the
City of Key West or Monroe County, that are not currently "entitled" to receive federal funds
directly from HUD, are not governed by a Consolidated Plan for Federal Funcls, which
would normally detail the specific needs of the homeless population, and outline strategies
to address their needs. In absence of this, Key West must submit a description of the
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homeless population that it perceives to be present (the City does not, however, have to
conduct a survey of the homeless population); prepare a brief inventory of existing services
and homeless facilities to serve the homeless; and provide a description of the unmet
needs within the context of existing facilities and information on services to move the
homeless toward self-sufficiency, under a Continuum of Care Approach.

E. Utilities
1. Potable Water

Potable water for the City of Key West and the Naval Air Station Key West is provided by
the Florida Keys Aqueduct Authority (FKAA) from its wellfield and treatment facility in
Florida City. Based on the existing design capacity of the water treatment plant (22.0
million gallons per day (MGD) and current system demand of approximately 14.7 MGD
average day flow, no potable water treatment, supply, or distribution problems for the City
of Key West or the Naval Air Station are anticipated in the foreseeable future. FKAA has
taken measures such as plant upgrade and distribution piping replacement to ensure the
City with an adequate potable water supply (City of Key West, 1993).

Potable water is provided to the Navy, separate from that supplied to the City of Key Wast,
by agreement with the FKAA. This agreement, in place and renewed annually since 1976
currently allocates approximately 2.0 MGD of potable water to the Navy. Current Naval
potable water demand is 0.376 MGD (City of Key West, 1993).

2. Solid Waste Disposal

The City of Key West presently has excess solid waste disposal capacity, as the City's
waste disposal plant has a capacity of 150 tons per day (tpd) and demand is currently 120
tons per day, 105 tons of which are burnable. Recycled materials include metal, concrete,
asphalt and dirt with the remainder of the waste stream being burned. Ash is hauled to a
federally approved monofill disposal site in Okeechobee, and generated electricity is sold
to City Electric System.

The City's waste to energy plant is undergoing a maintenance and upgrade program to
-allow the plant to meet new EPA clean air standards by 1999.

3. Wastewater

Sewers: Wastewater from Key West is treated at the Key West Wastewater Treatment
Plant on Fleming Key. This secondary treatment facility, which has been in operation since
1989, uses a complete mix, extended aeration activated sludge treatment process. The
Key West Wastewater Treatment Plant has a design capacity of 7.2 mgd average daily flow
and 10.0 mgd maximum month average daily flow. Up until 1990, the plant had been
operating at approximately 87% and 74% of design capacities, respectively (City of Key
West, 1993).

Treated wastewater is discharged into Hawk Channel in the Atlantic Ocean. Because the
Key West Wastewater Treatment Plant is operating at a very high level of nutrient removal,
producing effluent at or near State Advanced Wastewater Treatment (AWT) standards,
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ocean outfall from the plant has not adversely affected marine communities (Ferry, 1997).

Because wastewater collection pipes are old and deteriorating, sait water is intruding into
the wastewater lines, greatly reducing the efficiency of wastewater treatment. A plan to
improve the wastewater collection system is being implemented by the City of Key West.

Septic Tanks: Septic tanks serve 33% of residential and 28% of non-residential facilities
in Key West. No technical information exists which indicates adverse impacts caused by
septic tanks. However, the potential exists for problems because of the very shallow water
table. Intense or long-duration flooding could result in septic tank discharge to the
groundwater and surrounding marine waters (City of Key West, 1993).

4. Stormwater Drainage

Stormwater drainage is problematic in Key West, with some areas on the island taking as
much as 3 days to drain following a storm. The City has budgeted $1.6 million to
rehabilitate existing stormwater collection systems and install 18 stormwater injection wells.
The collection system will include pollution removal devices, with three chambers to allow
settling and removal of floating debris. These devices are expected to remove 95% of the
stormwater pollutant load.

According to Mr. David Fernandez, City of Key West Utilities Director, in order to meet
stormwater drainage needs, the City of Key West will require construction of 40-50 more
stormwater injection wells, and inclusion of pollution-control devices on 35 existing
stormwater outfall sites.

In addition, the Florida Department of Transportation is examining concerns regarding
untreated stormwater outfall from North and South Roosevelt Boulevards into the Atlantic
Ocean. The lake on the Poinciana Housing Site has been discussed as a potential
stormwater outfall site.

Transportation
1. Descriptions of Main Roadways

The City of Key West is served by several major roadways, which are depicted in Figure
lILF.1. U.S. 1 Highway, a four-lane State Urban Principal Arterial, provides the city’s only
roadway entrance from Florida’s mainland. U.S. 1 Highway, west of the Cow Key Channel,
splits into N. Roosevelt Boulevard to the north and S. Rooseveit Boulevard to the South.
As the primary and most direct route into downtown and the Historic District, North
Roosevelt Boulevard, Truman Avenue and Whitehead Streets (U.S. 1) carry a significant
portion of the city’s traffic.

Palm Avenue is a County Urban Minor Arterial that has two lanes from N. Roosevelt
Boulevard to Eisenhower Drive and four lanes from Eisenhower Drive to White Street. It
provides the main access to the northwestern side of the city using either Caroline Street,
a one-way westbound City Urban Collector, or Eaton Street, a one-way eastbound County
Urban Minor Arterial. Duval Street, Simonton Street and White Street are also major
roadways providing connectivity to downtown area and Historic District. Other major
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roadways are shown in Figure ll1.F.1.
2. Current and Previous Traffic Studies

There were several traffic studies done recently for the City of Key West such as the
Truman Annex Traffic Diversion Study and Citywide Parking Program Study conducted by
Tindale-Oliver and Associates and Kisinger Campo and Associates. The Traffic Diversion
Study presented findings that deal with traffic circulation and integration of other modes of
transportation. The City of Key West in cooperation with the FDOT has completed the
Pedestrian/Bicycle Plan which conducted an inventory of facilities and identified ways in
which these modes of travel could be more effectively integrated into the overall
transportation system. In addition, the Craig Company Team in cooperation with the City
of Key West and District 6 FDOT are currently conducting the Roosevelt Boulevard PD&E
Study, which includes the north and south corridors. Earlier on, in 1991 JHK and Associates
conducted the Traffic Circulation Element of the Key West Comprehensive Pian.

3. Level of Service (LOS) Standards

The Level of Service (LOS) is a qualitative measure that characterizes operational
conditions within a traffic stream and their perception by motorists and passengers. The
1994 Highway Capacity Manual defines six levels of service, with LOS “A ”representing the
best operating conditions and LOS “F”representing the worst. The City adopts the peak
hour roadway level of service standards based on functional classification (for U.S. 1, the
LOS shall be assessed based on a peak direction analysis of the highest 15 minute period
of the 100" highest hourly volume of the year, or K100)as shown in Table lIL.F.1.
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=

Table HLF.1:

M

Roadway Level of Service Standards
» Roadway Facility Segment , l Minimum LOS Standard Peak
[ State Urban Principal Arterial c (1)
UsS. 1 N. Roosevelt Boulevard cm
Truman Avenue Physically Constrained (1)
‘ Whitehead Street Physically Constrained (1)
County Urban Minor Arterial D
County Urban Collector . D
City Urban Collectors ' D
Source: City of Key West Comprehensive Plan: Goals, Objectives and Policies, July 1993,

Due to physical constraints that make U.S. 1 improvements cost prohibitive, the segments from Eisenhower
Drive to Whitehead Street and from Truman Avenue to Fleming Street, are designated as constrained. These
segments have an existing operating condition below the LOS C standard. Constrained facilities level of service
shall be C plus five (E) percent. =

4. Existing Traffic Conditions

It is clear that narrow streets, high volumes of bicycles and mopeds, pedestrian interaction
with vehicular modes of travel, and the parking conflict created between residents and
tourists who compete for available parking space have all resulted in a complex situation.
Several roadways within the City of Key West operate at a level of service (LOS) below the
minimum standard.

Many of the city’s residents live on the eastern side of the island, and many employzes who
work downtown live on other keys. In addition, significant amounts of tourist trips to the
Historic District are originated east of Key West. Therefore, during the morning peak hours
travel is heavily oriented into the northwest portion of downtown and away from downtown
in the afterncon peak. U.S. 1 corridor, which is the major route into the employment and
tourist areas, carries most of this traffic. In addition, there are few options for fraffic to get
from one end of the island to the other. Therefore, there are major traffic circulation
problems in the city related to capacity and safety problems on North Roosevelt Boulevard
and Truman Avenue (U.S. 1 carridor). Long queues occur at several intersections along this
corridor. Congestion tends fo worsen the delay problem by encouraging cut-through traffic
on narrow, local streets that are not designed for heavy volumes or high speeds. The City
of Key West and the FDOT recognize the problem and District 6 FDOT is currently
sponsoring a PD&E study for Roosevelt Boulevard. This study is looking at options for
enhancing interaction for all modes of travel in the entire eastern portion of island, as well
as routing options regarding travel to and from downtown area.

According to the Truman Annex Traffic Diversion Study, Flagler Avenue, from First Street
o Fifth Avenue; First Street, from Flagler Avenue to N. Roosevelt Boulevard; and Bertha
Street, from Atlantic Boulevard to Flagler Avenue are operating below the minimum LOS
standard. The study also identified four intersections operating below LOS standards.
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These are Bertha/First Street and Flagler Avenue operating at “LOS F”; Kennedy Dirive and
Flagler Avenue operating at “LOS F"; Palm Avenue/First Street and N. Roosevelt Boulevard
operating at “LOS D", and Eaton Street and White Street operating at “LOS F.” Figure
IIl.F.2 shows the corridors and intersections operating below LOS standards.

5. - Existing Park-and-Ride and Transit Services

The City of Key West is well-suited to pedestrian and bicycle travel and should ensure that
those types of transportation are viable. The City of Key West Comprehensive Plan and the
Parking and Park ‘N’ Ride Program Recommendation Studies recommended implementing
a park-and-ride program as an aiternative for driving into the downtown area and reducing
demand for parking in the downtown area. The existing transit service routes and the
proposed shuttle route and park-and-ride lots are shown in Figure lil.F.3. The Parking and
Park ‘N’ Ride Program Recommendation Study suggested guidance signs along the access
routes to the park-and-ride lot.

6. Bicycle and Pedestrian Facilities

The terrain, climate and short trips provide an excellent opportunity for bicycling as an
alternative to driving. Bicycles could be a prime means for reducing demand on the
roadway system. The existing bicycle pathway facilities are shown in Figure ill.LF.4. Due
to the limited availability of right-of-way, the narrow nature of roadways and the permitting
of on-street parking, the opportunities for constructing bike facilities in Key West are limited.
However, bike routes should be upgraded, as much as practicable, to the appropriate
standards, as described in the City of Key West Comprehensive Plan.

The availability of adequate and secure bicycle parking is critical for encouraging the use
of bicycles for transportation. Bicycle commuter parking (long-term) is needed at locations
where bicyclists have to leave their bikes for extended periods of time, such as places of
high employment concentration. The Comprehensive Plan identified the city parking
garage on Simonton Street as a potential location. Additional long-term parking facilities
should be centrally located within the Mallory Square area and the proposed redevelopment
area at City Electric. In addition, another long-term facility should be included at the transit
shuttle park-and-ride lots.

Convenient parking (short-term} for bicycles is also needed where there is a rapid turnover
of bicycles, such as shopping centers, libraries, recreation areas, post offices and tourist
attractions. The Comprehensive Plan suggested adopting a parking ordinance as a way.
of assuring adequate parking on a continuous basis.

However, it should be mentioned that updated and most recent information on bikeways
and routes was not available at the time this report was prepared.
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7. Future Trends

As for the transportation system within the City of Key West, it is expected that the U.S. 1
corridor (N. Roosevelt Boulevard and Truman Avenue) will continue to experience
congestion probiems because it is the most direct route to the downtown and the Historic
District. Major efforts should be carried out to divert traffic from using this corridor, such as
using S. Roosevelt Boulevard as an alternative. These efforts should be associated with
improving the existing signage system in the city as well as providing new guide signs that
will redirect visitors to the above designated route.

Optimization and coordination of the City's traffic signals will reduce traffic congestion within
the City's roadway network. Some geometric changes at these intersections are needed
to further improve the traffic operating conditions and circulation. The City of Key West
Comprehensive Plan and the Truman Annex Traffic Diversion Study provided some
recommendations for geometric changes to certain intersections within the City of Key
West.

implementing a successful transit system and shuttlé service could play a major role in
reducing vehicular demand on the City’s roadway network. The operation of the transit
service, park-and-ride lots and shuttle bus services should be properly coordinated to
provide efficient and attractive services to the users. Adequate guide signs should also be
implemented to redirect users to the shortest path to the appropriate bus stops and park-
and-ride lots. ‘

Bicycling and watking would continue to attract users and, therefore, bicycle and pedestrian
facilities should be improved to attract more users and reduce vehicular demand. The
bicycle network shouid be continuously upgraded and the network should be expanded.
The bike routes standards should be implemented. Long-term and short-term bicycle
parking is also needed to encourage biking as an alternative to driving.

Development/Market Trends

Presented below is a brief overview of selected local development and market trends. A
more detailed economic and market analysis is presented in Appendix i, Economic &
Market Analysis of Selected Opportunities and Uses.

1. Hotel/Motel/Resort Development (transient lodging)

Significant demand appears to exist for transient lodging facilities. This is demonstrated
by high rates and occupancies. Smith Travel Research reports that 1996 occupancy for

Key West Hotel/motel units was 71.3% with an average daily rate of $120.10.

Future transient lodging development appears to be restricted by moratoriums on transient
lodging permits, rate of growth ordinances and lack of available development sites.
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2, Retail Space Development

Significant demand appears to exist for retail space. This is demonstrated by high lease
rates and low availability, especially for prime locations. Rental rates appear to vary
significantly due to pedestrian and car traffic counts at the individual locations, as well as
the quality and size of individual properties.

According to the local brokerage community the following delineates the range of rental
rates for retail properties for the submarkets in Key West:

Lower Duval Street $75-125/sq. ft./year
Middie Duval Street - $45-75
Upper Duval Street $18-35
Key West Bight $12-30
North Roosevelt Bivd. $16-24

Development may further be restricted in the future through the implementation of housing
development linkages (i.e., tie commercial development to affordable housing) and/or
moratoriums on commercial development. :

3. Office Space Development

In general, demand for office space appears to be limited to small professional buildings,
typically storefronts along secondary commercial corridors. Otherwise, office demand
nodes exist in the North Roosevelt Blvd. sub-market. Two of the major tenants here are
state and national banks, whose buildings are more reflective of multi-tenant, low rise,
suburban development.

Additionally, no corporate re-location or subsidy programs exist to encourage future
corporate growth.

4. Marine Use Development

Demand appears to exist for cruise ship facilities. At present, existing Navy facilities are
being used as a cruise ship port. Future demand for such facilities may increase, as there
appears to be a lack of facilities in the Caribbean capable of handling modern mega-ships.
Additionally, this demand may be supplemented by a number of new ships coming on-line
with increased passenger capacity.

There also appears to be a demand for public access, recreational marina facilities, as
existing marinas are near capacity.
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V. RELEVANT PLANS, REGULATIONS AND STUDIES

| A. City of Key West Comprehensive Plan

The City of Key West Comprehensive Plan was written in the early 1890s, and adopted by the City
Commission in July 1993, following State-mandated guidelines specified in Ch. 163, Florida
Statutes and Section 9J-5, Florida Administrative Code. The Plan is presently undergoing a
reevaluation process required by State law, which will result in an Evaluation Appraisal Report
(EAR), and changes will be implemented in the Plan to update and improve implementation.
However, this process is separate from and running concurrently with the Key West Base Reuse
Plan, and will not be completed in time to incorporate its findings in this plan.

The opportunity for redevelopment of properties owned by the Navy within the City's jurisdiction,
other than the already accomplished Truman Annex project, had not been contemplated in any
detail in 1993, and is not addressed specifically in the Comprehensive Plan. However, the Plan
does contain a number of policies that provide guidelines and constraints for development and
redevelopment in Key West, which must be addressed by this plan. The following discussion
summarizes some of the most salient of these policies. '

1. Future Land Use
No zoning categories were applied to any of the properties included in this plan, as

military-owned property was not under the City’s jurisdiction. However, general’
objectives provide guidelines for redevelopment activities, such as:

. promotion of appropriate buffers between different types of land uses
(policy 1-1.1.2); ,

. reinforcement and enhancement of residential community appearance
(policy 1-1.1.4); and

. directing “efforts to achieve a public and private partnership in improving

the image and function of the central commercial core area, including
waterfront corridors” (policy 1-1.2.3), particularly relevant to the Mole
Pier site.

Policy 1-3.2.6 addresses redevelopment, and specifically identifies the Bahama Village
area, which is located very near the Mole Pier site; and the Key West Bight area. Since
promulgation of the Comprehensive Plan, both of these areas have had redevelopment
plans developed and adopted, and significant progress has been made in
implementation. The Base Reuse Plan must be coordinated with these plans, and the
considerations addressed can provide guidance for the Navy sites.

The requirement of a building permit allocation system related to hurricane evacuation
(policy 1-3.12, cross-referenced to policy 5-1.6.4) has been impiemented through
development and adoption of an ordinance which limits the number of residential units
which can be built in the City, in coordination with a similar ordinance in the County.
This is discussed further in Sections 111.D and {V.D.
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2. Housing

Chapter 3 of the Comprehensive Plan is the Housing Element, which most importantly
notes a significant need for affordable housing in Key West, a finding which has bheen
additionally amplified in additional studies. This subject is addressed further in Section
I1.D., above. The Plan identifies goals; performance criteria and design guidelines; and
affordable housing eligibility requirements, both for units and dwelling applicants. [t also
addresses “elimination of substandard housing conditions and structural and aesthetic
improvement of housing” (pelicy 3.1.2.1), which would be particularly relevant to the
Poinciana housing site.

3. Coastal Management, Conservation, Recreation and Open Space

These elements (Chapters 5, 6, and 7, respectively), jointly address issues particularly
relevant to the Hawk Missile Site and East Martello Battery, which are near the Key
West Salt Ponds and Little Hamaca Park; and also to the Mole Pier area. A number of
policies address protection of natural resources, and the City has dedicated extensive
efforts toward purchase of property and improvements to the Salt Ponds area around
the Airport, and to creation of Little Hamaca Park, in implementation of these objectives.
In addition to preservation of resources, these projects have also created recreational
and open space amenities for the City, which otherwise is very urban in character.

Policy 5-1.2.1(2) establishes a number of criteria for lands in the coastal high hazard
zone, which would apply to the Mole Pier area. These include consideration of marine
turtle nesting beaches, which exist on the adjacent Fort Zachary Taylor property;
construction practices in the coastal building zone, including limitations within the
hurricane storm surge zone (V-zone), which encompasses the Mole Pier itself, and
focus on water-dependent uses along the shoreline. Coastal high hazard zones are
graphically depicted in Figure IV.A.1, Coastal High Hazard Areas and Hurricane
Evacuation Zones. Statutory changes in coastal zone designations adopted since the
publication of the 1993 Comprehensive Plan may apply to surplus property sites.

Also contained in the coastal management element (policies 5-1.6 through 5-1.8) is the
hurricane evacuation planning procedure, including specific guidelines on limiting
growth, and after-hurricane damage assessment methodology and redevelopment.

4. Port Facilities

Chapter 5A is the City’s Port Master Plan, which has particular relevance to the Mole
Pier area. It identifies economic goals; requires port development and expansion
consistency with the Future Land Use, Coastal Management, and Conservation
elements of the Plan; addresses site plan review; and coordinates activities with other
City, State and federal agencies.
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B. City of Key West Land Development Regulations

The City of Key West Comprehensive Plan, adopted in July 1993, required that land development
regulations (LDRs) be written which define specific details of plan implementation. Development
of these LDRs has been a lengthy process, and has required close coordination with the Florida
Department of Community Affairs (DCA), which is the State agency responsible for oversight of the
Key West Area of Critical State Concern (see further discussion under Section IV.D). The City
Commission officially adopted new LDRs based on the 1993 plan on June 5, 1997. This document
will now be reviewed by DCA, and then submitted to the Governor and Cabinet for final approval.
It is expected, due to the high degree of coordination which has taken place, that approval will be
forthcoming.

The LDRs provide specific standards and guidelines for all aspects of development within the
incorporated area. These include the development review process; allowable densities, intensities,
size, and dimensions of land use for all zoning districts; appearance and design criteria;
environmental protection, surface water management, tree protection and landscaping standards;
parking and sign requirements; and subdivision and planned development procedures.

The Navy sites being evaluated in this reuse plan do not presently have zoning district
classifications, as they have been outside of the City’s jurisdiction. One aspect of this plan will be
to recommend specific appropriate zoning categories associated with proposed reuse strategies.

A subject defined in the LDRs which could have particular relevance to the Hawk Missile and East
Martello Battery sites is the Transfer of Development Rights (TDR) process (Section 2-5.1). This
process provides for transfer of one unit per acre from “sending areas” to “receiving areas.” At this
time, the only allowed “sending area” is the “environmentally sensitive wetlands located within the
South A1A-Atlantic Boulevard corridor, including but not limited to, the sait pond area.” Therefore,
the wetlands contained within these two reuse sites could be used in this fashion. The only
“receiving area” presently defined is the Key West Bight Redevelopment Area.

C. Fiorida Keys National Marine Sanctuary Final Management Plan

The Fiorida Keys National Marine Sanctuary, an approximately 2,800 km? area of coastal and
oceanic waters and submerged lands surrounding the Florida Keys and the Dry Tortugas, was
designated by the Florida Keys National Marine Sanctuary and Protection Act of 1990
(FKNMSPA)(see Figure IV.C.1, Florida Keys National Marine Sanctuary). In addition to delineating
the boundaries of the marine sanctuary, the Act does the following:

. Requires the National Oceanic and Atmospheric Administration (NOAA) to develop
a comprehensive management pian with implementing regulations;

. Prohibits oil drilling and exploration within the Sanctuary;

. Prohibits operation of tank ships or ships greater than 50 meters in the “Area to be
Avoided;” and,

. Requires the development and implementation of a water quality protection
program.
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IV. Relevant Plans, Regulations and Studies

Final Management Plan
The purpose of the Management Plan is to:

“Ensure the sustainable use of the Keys’ marine environment by achieving
a balance between comprehensive resource protection and multiple,
compatible uses of those resources.”

The Management Plan is composed of 10 action plans which provide processes for
implementing management strategies. Several action plans are likely to have particular
relevance to the Key West Naval Base Reuse Plan: Regulatory, Water Quality, Zoning and
Education. These plans are briefly discussed below:

Regulatory Action Plan

The primary purpose of this action plan is to protect, preserve and manage the area’s
conservation, ecological, recreational, educational, historical and aesthetic resources
through the implementation of a comprehensive and ¢oordinated regulatory program. The
management strategies contained in this plan are intended to regulate certain activities on
either a Sanctuary-wide or zonal basis. The management regulations of this action plan
can be grouped into the following categories:

. Boating (impacts to seagrasses and coral reefs);

. Fishing (impact on fisheries);

. Submerged Land Use (i.e.,. dredging);

. Submerged Cuitural Resources (i.e.,. disturbance -of
archaeological/historical resources);

. Recreation (diving impacts on coral reefs); and,

. Zoning (wildlife management areas, ecological reserves, sanctuary
preservation areas (reefs), existing management areas, and special-use
areas).

Many existing Federal and State conservation laws and regulations either partially or
entirely address Sanctuary management regulations.

Water Quality Action Plan

The Water Quality Action Plan describes management strategies proposed to deal with
water quality problems in the FKNMS. This pian is relevant to the extent that it outlines the
following key threats to water quality within the Sanctuary:

. Florida Bay

. Domestic wastewater

. Stormwater

. Marinas and live-aboards
. Landfills

. Hazardous materials

Direct nutrient loading to surface waters from the Key West wastewater treatment plant is
cited as a key water quality issue in Key West. Strategies to address this problem include
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D.

the implementation of nutrient reduction technologies, the discontinuance of ocean outfall,
and the upgrading of effluent disposal (through deep-well injection, aquifer storage and
reuse). Redevelopment in all areas of the City of Key West should be mindful of this
problem and seek ways to reduce and properly treat stormwater and domestic wastewater
through the use of best management practices.

Zonihg Action Plan

The use of temporal and geographic zoning is mandated under Section 7(a)(2) of the
FKNMSPA as a resource management tool to protect the biodiversity of the marine
environment in the Keys. As noted earlier, five zone designations have been established
within the Sanctuary (wildlife management, ecological reserves, sanctuary preservation
areas, special use areas, and existing management areas). The City of Key West does not
fall within any of these management zones. However, it should be noted that Key West is
located within the FKNMS, an Area of Critical State Concern, and an Outstanding Florida
Water; as such, it is subject to regulations associated with these designated areas.

Education and Qutreach Action Plan .

This action plan identifies and describes education and outreach strategies developed
between 1988 and 1991 by Sanctuary staff, environmental activists, and citizen groups.
Redevelopment of surplus properties at the Key West Naval Air Station repre'sents an
opportunity to implement these strategies.

Educating the public about the natural and cultural/historical resources of the marine
environment surrounding the Keys is one of the principal mandates of the Florida Keys
National Marine Sanctuary and Protection Act. Education and outreach strategies
associated with this action plan can be grouped into one of two categories:

1. Community involvement/community program strategies; and,
2. Product development strategies.

A number of educational and outreach efforts are underway at the Key Largo and L.ooe Key
National Marine Sanctuaries and will continue to be implemented through the FKNMS.
These efforts are representative of similar educational efforts which could be launched in
Key West and throughout the FKNMS. The reuse of surplus facilities at the Key West
Naval Air Station could effectively incorporate educational components into the
redevelopment plans. Depending on the location and type of facility, certain educational
and outreach strategies would be more appropriate than others. Waterside locations, for
example, would be suitable for viewing the interaction of the marine resources. Conversely,
developed, upland sites would be more appropriate for use as enclosed exhibition and
workshop facilities.

Florida Area of Critical State Concern

The State Legislature designated the Florida Keys Area of Critical State Concern (ACSC) in 1979,
and Key West was included. This legislative designation included a requirement that Key West be
removed from critical concern status upon approval by the State Land Planning Agency of the Land
Use Element of the Local Government Comprehensive Plan, which occurred in June 1381.
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The City was administratively redesignated an ACSC by Chapter 28-36, Florida Administrative
Code in February 1984, with revisions in August 1987, based on recommendation of the Keys
Resource Planning and Management Committee and the Florida Department of Community Affairs
(DCA, now the State Land Planning Agency). Chapter 28-36, FAC, defines the boundary of the
Key West ACSC, and provides principles for guiding development which “are the basis for the City
of Key West to prepare the Comprehensive Plan and Land Development Regulations” for the City.

1. Principles for Guiding Development

The principles set goals for the planning process, and define some specific parameters for
the comprehensive plan, including a maximum net density of one dwelling unit per acre,
and a limitation of site alteration to no more than 10 percent of total site size, in
environmentally sensitive areas; the submittal and review of a community impact
assessment statement for certain types of development; and, guidelines for site alteration
regulations. The DCA has review authority over all development orders, and
comprehensive plans and amendments, within the ACSC, and makes final
recommendations to the Governor and Cabinet for approval, denial, or changes. The
principles for guiding development contained in Chapter 28-36 provide the standards by
which these reviews are conducted.

2. Hurricane Evacuation and Growth Limitations

While the rest of Monroe County and Key West are presently separate ACSCs, and have
separate principles for guiding development and comprehensive plans, the two
governmental units must coordinate in the area of hurricane evacuation. The City is
required by Ch. 28-36 to develop an evacuation pian “consistent with regional and County
plans.” Monroe County, in its Comprehensive Plan, has calculated a Countywide
evacuation time based on a cumulative driving time per dwelling unit. In 1992, the County
then adopted a Rate of Growth Ordinance (ROGO) which allocated future permittable units
based on maintaining the total Countywide evacuation time, and this ordinance factored in
a specific number of units for Key West.

The 1993 Key West Comprehensive Plan required the City to develop a similar ordinance,
which was adopted in 1993. It limits the number of new residential units which can be built
through the year 2002.

E. “Importance and Satisfaction Ratings by Recreating Visitors to the Florida Keys/Key
West”

In 1996 the National Oceanic and Atmospheric Administration (NOAA) published a study entitied
“Importance and Satisfaction Ratings by Recreating Visitors to the Florida Keys/ Key West.” This
study is the third in a series of reports on visitors to the region. These reports are part of a larger
project entitled “Linking the Economy and Environment of the Florida Keys/Florida Bay.”

The study contains the results of mailback portions of 1,812 auto, air and cruise ship surveys
conducted throughout the Keys during July-August 1995 and January-April 1996. The survey
results include visitor ratings of the importance of and satisfaction derived from 25 natural resource
attributes, facilities and services. These results provide one tool for gauging public perceptions
about the importance of the region’s natural resources and the quality of their management.
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Based on the winter and summer survey ratings, certain resources and facilities ranked rslatively
high on the visitor importance scale and relatively low on the visitor satisfaction scale.
Management of the following resources and facilities were viewed as lacking, and were grouped
accordingly into a “Concentrate Here” category:

. Opportunity to view large wildlife;

. Quality of beaches;

. Shoreline access;

. Designated swimming beach areas;
. Availability of public restrooms; and,
. Value for the price.

One component of the study presented a comparison of current visitor satisfaction ratings with
those of respondents who had also visited the region five years prior to the study. A subsample
of survey visitors were asked to provide retrospective ratings for 11 of the 25 items presented in
the importance-satisfaction analysis. Based on survey responses, visitor satisfaction ratings for
the following items appear to have deciined significantly over the five year period:

. Clear water; . .

. Amount of living coral on reefs;
. Opportunity to view large wildlife;

. Uncrowded conditions;

. Shoreline access;

. Parks and specially protected areas; and,
. Value for the price.

Satisfaction ratings of the quality of beaches, service and friendliness of people, and historic
preservation showed no significant changes in the five year period. The only item which reflected
an improvement in visitor satisfaction was the condition of the roads and streets.

The results of this study underscore the importance of natural resources and recreational facilities
for recreating visitors, an important segment of the population which has driven and sustained the
local economy in recent years. Redevelopment of base surplus properties shouid be mindful of the
importance visitors attach to these resources and facilities. In particular, reuse plans will need to
be sensitive to issues such as shoreline access and the preservation of water quality and aquatic
resources.
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V. TRUMAN WATERFRONT EXISTING CONDITIONS
A. Site Description

This surplus property consists of approximately 44.9 acres of land (see Figure V.A.1, Aerial Map).
The property includes two general areas:

1. Mole Pier (Waterfront Area); and,
2. Truman Waterfront.

The 7.6 acre Mole Pier portion of the property includes the Pier (including breakwater, berthing,
wharf, paved roads, and utility infrastructure) and two buildings totaling 1,679 square feet. The
37.3 acre Truman Waterfront portion of the property consists of 10 storage buildings (approximately
74,867 square feet) and nine other structures (approximately 50,000 square feet) including a bomb
shelter, dining facilities, a fire station, a port operations building, and Naval Exchange(NEX)
Branch.

B. Historical & Cultural Resources
1. Summary of History

Truman Waterfront was created at the western tip of the island by the U.S. Navy and
represents the last major filling episode at Key West. Truman Waterfront was filled and the
Key West Harbor (as it is now) was made during World War Il

2. Surface and Subsurface Archaeological Testing

‘The Draft - Archaeological Survey of Key West Naval Air Station - Monroe County, Florida
(1996) suggests that, with the exception of an area adjacent to Fort Tayior, the Truman
Woaterfront site is considered to have low potential for containing significant intact
archaeological deposits. This is probably a result of the extensive filling that created the
parcel.

3. Building Survey

In 1995 the U.S. Army Corps of Engineers completed An Architectural Inventory - Naval Air
Station Key West, Key West, Fiorida. The field work conducted in the development of this
report located and inventoried all buildings and structures built through 1946 and buildings
and structures associated with major historical Cold War Era events. The purpose of the
inventory was to evaluate the structures and complexes for their potential listing on the
National Register of Historic Places. Summary of the findings for the Truman Waterfront
parcel are presented in Table V-B.1. Figure V.B.1 identifies the buildings on the Truman
Waterfront parcel. Individual property assessments for the structures listed in Table V-B.1
are included in Section V.G., Individual Property Assessments, Truman Waterfront.

RO
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TABLE V.B.1

BUILDINGS AND STRUCTURES AT Truman Waterfront

Building No. | Property Type | Classification | Date | Historic Function | Current Function | Eligible
84 Infrastructure Building 1941 Storercom and Navy Exchange No
Small Stores Shopper
102 Operational Building 1942 | Torpedo Overhaul Vacant No
Support and Storage
103 Operational Building 1941 Central Power Vacant No
Support Plant
104 Operational Building 1941 Battery Overhaul Vacant No
Support and Storehouse
112 Storage Building 1941 | Submarine Spare | Administration and No
I Parts Storage
113 Storage Building 1941 Paint and Oil Administration No
Storehouse
149 Operational Building 1943 Unknown Firehouse/Port No
Support Services
223 Qperational Building 1942 | Equipment Repair Boat Maintenance No
Support :
261 Storage Buiiding 1942 Storage Storehouse/ No
Hazardous Material
Seminole Defense Battery and 1989/ Battery Storage Yes
Battery/283 Bunker 1943
284 Storage Building 1941 Storehouse Storehouse No
Pier 442 Operational Structure 1942 Pier Pier No
: Support
Pier 497 Operational Structure 1942 Pier Pier No
Support

Source: An Architectural Inventory - Naval Air Station Key West, Key West, Florida, (1995)

4. National Register Eligibility
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Based on the findings of An Architectural Inventory - Naval Air Station Key West, Key West,
Florida, (1995), two of the sites located on the Truman Waterfront parcel are considered
eligible

for listing on the National Register of Historic Places. These sites inciude: 1) Seminole
Battery and Underground Bunker (Building No. 283); and, 2) the Old Quay Wall.

The Seminole Battery and the Underground Bunker were constructed as part of Fort Taylor
as a response to the Spanish American War. The Underground Bunker is also thought to
have played a role during the Cuban Missile Crisis as fallout shelter/command enter/bunker.

Old Quay Wall, constructed at the turn of the century, is believed to have marked the
shoreline at that time. All land west of the wall is artificial and dredging that occurred
sometime after the wall was built.

Urban Context
1. Urban Context Area

The Truman Waterfront site is in close proximity to the heart of historic Key West: Fort
Zachary Taylor is directly west of the site, the thriving commercial area of Duval Street is
four blocks to the east, and the streets of Bahama Village, Key West’s historic black
community, abut the site's eastern perimeter. Although activated waterfront areas are
visible from the site (Fort Zachery Taylor to the west and a private marina and hospitality
use to the north), access from Truman Waterfront is not physically provided. Adjacent
residential areas, both in the upscale Truman Waterfront enclave (built in the 1980's on
previously excessed Navy land) and Bahama Village are isolated from the site: roads and
houses dead-end against chain link fence. In addition, although thousands of cruise ship
passengers arrive for day trips into the city at Mole Pier, their experience of the site is as
a passage only. Despite its location near the most vibrant parts of the City, Truman
Waterfront is uninhabited; it is near, but not yet meaningfully connected to the civilian world
of Key West.

The central access to the Truman Waterfront site is provided from Southard Street, through
the previously excessed Navy property which is now developed with single family homes.
The focus of the site is on Mole Pier, where periodic cruise ship activity results in strings
of conch trains moving visitors in and out of the site. Mega-cruise ships docked on the
Outer Mole are visible from almost everywhere in the western part of the cily. The
remainder of the site is relatively quiet. empty buildings and pavement skirt the waterfront,
with the exception of the fire department and a small boat marina in the crook where Moie
Pier meets the basin. The vegetated mounds of Seminocle Battery rise from empty lots
across from Bahama Village, and vacant buildings and land abut the entrance to Fort
Zachery Taylor. Not only is Fort Zachery Taylor an historic monument, but it also includes
one of the areas only public waterfront parks and swimming areas. Navy housing,
apparently under restoration, is located adjacent to the site to the south, and a series of
vacant Key West Electric buildings are adjacent to the site where it meets with the north
edge of Bahama Village and the south edge of the Truman Waterfront residential enclave.
Other adjacent Navy uses include the Key West Memorial Chapel, parking areas, and
interior to the site, a microwave tower.

Key West Base Reuse Plan Page 37
Bermello, Ajamil & Partners, inc.



o

V. Truman Waterfront Existing Conditions

2.

2, Adjacent Land Uses

Figure V.C.1, Surrounding Land Uses, illustrates adjacent land uses to the property. These
can be characterized as residential, recreational, and vacant land with remnants of the
naval base still present.

Site Specific Conditions
1. Existing Site Land Uses

Truman Waterfront is comprised of approximately 37.3 acres, most of which consists of
vacant land, several vacant structures, Seminole Battery, and maritime-related uses. The
bulkheaded shoreline along the interior of the basin fronts a (-) 32' deep water harbor with
connections to the (-)34' federal channel. The northernmost section of the Outer Mole also
fronts deep water along the federal channel; however, the southern section of the Outer
Mole is faced with a series of groins and rubbly sand which quickly transitions into seagrass
beds. This area cannot currently be used for docking. Portions of the bulkhead have
undergone major renavation in the last ten years: MolePier and the bulkhead running north
from the boat ramp. Remaining areas appear to be in yarious states of dilapidation, with
one area near the small boat docking completely lacking a bulkhead. Strong winds and
currents are reported to create safe docking concems for smaller vessels in the basin, with
the most protected area where Mole Pier meets the basin. The submerged lands within the
site are owned by the State of Florida, and are under a 25 year lease to the Depariment of
the Navy which expires in 2009. The lease includes a clause which allows the sublet of
the property with consent of the Board of the Internal Improvement Trust Fund of the State
of Florida.

Existing Structures

The site contains approximately 124,867 square feet of buildings including ten storage
buildings of approximately 74,867 square feet; nine other structures including a bomb
shelter, enlisted dining facilities, fire station, port operations building, and next branch all
within an approximate 50,000 square foot area. There are two principal piers: Mole Pier
and Pier 8 within the site, as well as extensive bulkheaded berthing areas and a small craft
floating dock marina (see Figure V.D.1, Existing Structures).

Mole Pier has an upland area of 7.6 acres of which four acres are comprised by the pier.
There are two buildings totaling 1,679 square feet on the pier. Marine facilities located
within Mole Pier itself include a breakwater, berthing wharf, electrical distribution line,
sanitary sewer line, waste distribution iine, POL pipeline, telephone lines, street lighting,
and paved roads. There appears to be an unusually significant amount of interior
infrastructure within the pier itself. Much of this infrastructure was constructed as part of
a 1986 improvement plan intended to ready the basin for a surface attack fleet.
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3. Easemehts and Rights-of-way

Proposed access and utility easements are provided in Figure V.D.1. Access easements
to the Fort Taylor must be maintained. There is a deed restriction to allow transient navy
vessels to use berthing Wharf.

4. Problems and Opportunities

The proximity of the Truman Waterfront to the center of the City of Key West offers a strong
opportunity to create uses that are complementary to the activities surrounding the site and
the economic development needs of the area. (Figure V.D.2, Problems and Opportunities)

Being an operating ship berthing area, the naval constructions ( piers and docks) within the
site would aliow maritime uses, particularly for deeper draft, larger vessels; these uses
could be an important economic development generator for the Island. There is an
opportunity to create a continuous waterfront along the edge of the basin with potential
connections to the center of the city while allowing the possibility of passive recreational
uses. .

Vacant lands along the east edge of the property and facing Bahama Village offer the
potential for creating uses that are complementary to the residential character of Bahama
Village. The historic Seminole Battery offers the potential for restoration, and landmark
development. ’

Environmental Conditions

The following report section provides an overview of environmental conditions at the Truman
Waterfront Site. This overview includes:

. Characterization of existing natural conditions, including vegetation, wildlife
habitat value, protected species and environmental regulatory issues;

. An overview of relevant coastal management issues; and,

. Identification of potential contamination issues.

1. Natural Conditions

a. Ecological Features and Wildlife Habitat

The Truman Waterfront Site contains marine communities including seagrasses,
coral-colonized structures, and barren silty bottorn. Natural features and the location
of listed species nests at the Truman Waterfront Site are shown in Figure V.E.1,
‘Natural Conditions.
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Seagrass Beds: Seagrasses at the Truman Waterfront Site occur in shaliow sandy
areas immediately adjacent to the seaward edge of Mole Pier (see Figure V.E.1).
Dense beds of turtle grass (Thalassia testudinum) and manatee grass (Syringodium
filiforme) are located adjacent to the base of Mole Pier. Scattered patches of shoal
grass (Halodule wrightiiy mixed with turtle grass, Acetabularia spp. and other green
algae are found further to the north adjacent to Mole Pier. Seagrass beds at the
Truman Waterfront Site provide habitat for a large number of juvenile reef fishes
and invertebrates.

Coral-colonized structures. The seawalls and adjacent concrete and steei debris
of the harbor interior support a wide variety of soft and hard corals, tunicates,
sponges and other reef-building organisms. These organisms provide habitat for
a large number of fish and marine invertebrates. The seawall and other submerged
structures on the seaward side of Mole Pier have also been extensively colonized
by soft and hard corals and support abundant reef creatures, including many
juvenile reef fishes.

Barren Silty Bottom: The majority of the harbor bottom at the Truman Waterfront
Site consists of a thick layer of silt. Except for occasional burrowing marine
animals, this area provides little or no habitat for plants or animals.

b. Listed Species

Waterways adjacent to the Truman Waterfront Site provide occasional navigation
habitat for the West Indian manatee. Truman Beach has been documented as a
nesting area for the Federally Threatened loggerhead sea turtle (Caretta caretta;
U.S. Navy et al., 1996). Other listed species occurring on or near the Truman
Waterfront Site include least terns (Sterna antillarum) and osprey {Pandion
haliaetus) (U.S. Navy et al., 1996).

C. Reguiatory Issues

Seagrass beds adjacent to Mole Pier are protected as jurisdictional wetlands by federal,
state and local regulatory agencies; permits for alteration of these areas will be required.
Permits from these agencies may also be required for temporary or permanent impacts to
-coral communities on man-made structures in the Truman Waterfront.

The Atlantic loggerhead turtle, listed as endangered by the U.S. Fish and Wildlife Service,
has been reported to nest on Truman Beach adjacent to Mole Pier. Further, least terns and
osprey, both listed for special protection by the Florida Game and Fresh Water Fish
Commission, have also been observed nesting on the Truman Waterfront site. Any
alterations to these areas must conform to federal and state guidelines for protection of
these species.
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2. Coastal Management

Mole Pier has been designated as a Coastal High Hazard Area. The remainder of the
Truman Waterfront site lies outside the coastal hazard and hurricane evacuation zones.

3. Contamination

The Truman Waterfront has a long history as a United States defense facility. As early as
1823 the Navy occupied a small portion of the west end of Key West. This area was
acquired in 1845 to build Fort Zachery Taylor, which provided support and shore defense
during the Mexican-American war. Much of the surrounding land was salt ponds, and
extensive dredge and fill operations were initiated in 1909 to modify and extend an existing
pier and create a turning basin. Finger piers and upland support structures were
constructed, and during the 1940's through 1970's submarines were berthed in the turning
basin. Most of the building along the quay were used to support the submarines,
submarine tenders, and various schools. The majority of the buildings were demolished
after 1982. The largest constructed portion of Fort Taylor was transferred to the State of
Florida Recreation Department in 1976.

A portion of the property is now under lease by the Navy to the City of Key West to provide
periodic berthing and anchorage to cruise ships at the Quter Mole Pier. Other leases have
been let sporadically for Pier 8. Building 149 houses Port Services and the Truman
Waterfront Fire Stations. Building 794 houses the Police Detachment, which maintains a
beat and office at the turn of the Outer Mole Pier. Building 1374 is vacant and unused.

A draft Environmental Baseline Survey (EBS), prepared by the Environmental Detachment
Charleston S.C. in 1997, discusses a portion of the site under consideration for lease by
the City of Key West. This area generally includes all of Mole Pier and the area adjacent
to Pier 8. A comprehensive EBS for the site is not available at this time. The existing EBS
notes that a leaking underground storage tank was reported in 1988 and four releases of
petroleum products to surface waters were reported between 1989 and 1990Q. A storage
area for used oil and unknown waste is located at Port Services. The fire stations stores
and uses small quantities of cleaners, polishers, waxes and paint for maintenance. The
Environmental Department at Naval Air Station Key West manages materials operations
at Truman Waterfront under its Oil and Hazardous Substances Management Plan. Several
above- and below-ground storage tanks are being removed and/or replaced. Fueling and
waste oil pipelines may be located under the quay and within the mole pier.

Two above ground tanks are used for dispensing unleaded fuel. Two additional above
ground tanks with piping running to the quay were also observed within secondary
containment areas located directly adjacent to Building 149. However, these tanks and
piping were no longer present during a field visit in 1996. One underground oif/water
separated and an overflow receiving tank are'located on the outer mole. Fueling lines and
waste oil lines have been located in the area since the 1940's. Asbestos-wrapped piping
is located in the utility tunnels located within the Cuter Mole Pier. Historically, lead-based
paint has been used on adjacent buildings. Suiface areas where adjacent structures were
demolished may include high levels of lead due to past foundry operations and
ship/submarine support operations. Polychlorinated biphenyls are suspected to have been
released in adjacent areas; however, sampling has not substantiated levels above action
limits. Pesticides have been applied in the past. No stressed vegetation or stained areas
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were noted during the site inspection.

Adjacent properties include naval properties and former naval property which has been
excessed. A significant number of above- and below-ground storage tanks with a history
of leaks are, or have been, located on adjacent properties. These sites are in various
stages of remediation.

The EBS characterizes the portion of the Truman Waterfront as “Classification 7/Grey,” or
areas that are not evaluated or require additional evaluation. The EBS states that at this
time the parcel is unsuitable for any purpose other than mooring cruise ships and ferry
boats to the existing structures designed for that purpose. Fueling lines, waste oil lines,
sewer, storm water, and potable water lines run underground throughout the parcel. These
lines may not be inactive and possibly have not been properily closed and/or abandoned.
Further, surface soils may be contaminated with lead from previous demolitions where the
debris was spread over the foundations. Properties in this category will not be considered
for transfer until the necessary environmental actions have been taken and the property has
been reclassified in accordance with CERCLA and DoD guidance.

F. - Transportation N

The US 1 corridor (N. Roosevelt Boulevard and Truman Avenue) provides the most direct route
to this site from the eastern side of the island. Then Thomas Street connects from Truman Avenue
to the site. However, since this corridor is a major route serving several other attractions it is
normally congested. Truman Avenue between Eisenhower Drive and Duval Street is designated
as physically constrained roadway. The intersection of N. Roosevelt Boulevard and Paim Avenue/
First Street is operating below the level of service standard. Another route to this site from the east
side is through N. Roosevelt Boulevard, then Paim Avenue, then Caroline Street and then
Whitehead Street to the site. The intersection of Palm Avenue/Eaton Street and White Street is
operating below the level of service standard. Both northen routes are served by the existing transit
lines. The proposed park-and-ride lots and shuttle bus services are along both routes. The
proposed bicycle facility improvements are also along both routes, as per the City of Key West
Comprehensive Plan.

Ancther route from the south side of the City is through S. Roosevelt Boulevard, then Bertha Street,
then Flagler Avenue, then White Street, then United Street and then Whitehead Street to the site.
The intersection of First Street/Bertha Street and Flagler Avenue is operating below the level of
service standard. Bike lanes and bike routes exist along this route. In addition, bicycle facility
improvements are proposed along this route, as per the City of Key West Comprehensive Plan.
Limited transit service improvement is also proposed along this route. Implementing the proposed
transportation improvement discussed before, in section llI-F, will make this route as viable
alternative to the northen routes. ‘

G. Individual Property Assessments, Truman Waterfront

Individual property assessment for the structures listed in Table V-B.1 are presented in this section.
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Appendix IV-B.1

Individual Property Assessments
Truman Annex

as presented in

An Architectural Inventory - Naval Air Station Key West
Key West, Florida, (1995)
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Historic Name: Storeroom and Small Stores Building No. 84

Physical Description

Building 84 is an example of a warehouse and storage facility (Figure 88, Appendix C).
It was built in 1941. Its located between Piers B-442 and B-443. The structure is built on
flat terrain, and with a large parking lot to the front. The building is single story and
rectangular in form. Building 84 is frame constructed with asbestos single sliding. It is built
on a concrete slab foundation. The roof is a gable design with a ridge vent. Tin shingles
cover the roof. All windows have been boarded over or sealed with block. An aluminum
awning “porch” has been added to the left side which covers the entrance.

Statement of Significance
Building 84 is associated with the World War Il construction era. The building's

construction is linked with the Navy's effort to provide warehouse and storage facilities in
support of the war effort during World War Il. It relates contextually to Truman Annex,
1941-1945. This structure was not directly associated with any major historical events
during Truman Annex's World War Il period of significarice, but the building, like many
others played a supportive role in the day-to-day functions of the Station.

Assessment For National Register Eligibility

Building 84 relates directly to the historic context and falls within the period of significance
for World War |l established for Truman Annex. However, the building does not possess
historical associations that are particularly significant. Building 84 lacks distinction as an
architectural form or type and does not display particularly noteworthy craftsmanship.
Building 84 is not considered eligible for the National Register of Historic Places.
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Historic Name: Pier Structure No

Physical ipti

Structure B-442 falls within the infrastructural facilities category (Figure 110, Appendix C).
This structure was built circa 1942. It is constructed from cast/poured concrete and sits on
piers of undetermined material and size.

S f Signifi
This structure is associated with the World War Il construction era. It is linked with the
operation of the base and, therefore, relates contextually to Truman Annex, 1941-1945. This

structure was not directly associated with any particular event during Truman Annex's World
War Wl period of significance, but the structure, like many others played a supportive role in the
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day-to-day functions of the Station.

A jonal i igibili

This structure relates directly to the historic context and falls within the World War Il period
of significance established for Truman Annex. However, the structure does not possess
historical associations that are particularly significant. This structure lacks distinction as an
architectural or engineering form or type and does not display particularly noteworthy
craftsmanship. This structure is not considered eligible for the National Register of Historic
Places.
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Historic Name: Storehouse Building No. 284

Physical

Building 284 is an example of a warehouse and storage facility (Figure 105, Appendix C). It
was built in 1941 and is located adjacent to Fort Zachary Taylor, The building is built on fiat
terrain, with parking lots and driveways surrounding it. The building is single story and
rectangular in form. Building 284 is wood framed constructed and skinned with corrugated
sheetmetal. It rests on a concrete slab. The roof is gabled and covered with corrugated
sheetmetal. The windows are metal framed jalousied with 9 lights. Two gable vents are
present in the front gable. It is currently used for storage.

S f Signifi

Building 284 is associated with the World War Il construction era. The building's construction
is linked with the Navy's effort to provide warehouse and storage facilities in support of the
war effort during World War Il. This building is associated with submarine warfare during World
War |l. It relates contextually to Truman Annex, 1941-1945. This building was not directly
associated with any major historical events during Truman Annex's World War |l period of
significance, but the building, like many others played a‘supportive role in the day-to-day
functions of the Station.

A For National Regi Eliqibili
Building 284 relates directly to the historic context and falls within the period of significance
for World War I established for Truman Annex. However, the building does not possess
historical associations that are particularly significant. Building 284 lacks distinction as an
architectural form or type and does not display particularly noteworthy craftsmanship. Bun!dmg
284 is not considered eligible for the National Register of Historic Places.
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Historic Name: Storage Building No. 261

Physi i

Building 261 is an example of a warehouse and storage facility (Figure 103, Appendix C). The
P-164 list the building as being built in 1941. The original structure appears to have been
replaced by Butler type building. It is located near Fort Zachary Taylor. The structure is built
on flat terrain, with a parking lot surrounding it. The building is single story and rectangular in
form. Building 261 is frame constructed and has recently had metal siding placed on it. The
structure rest on a concrete slab. The roof is double gabled and covered with corrugated
sheetmetal. No windows are present. It is currently used for storage.

This structure is modern and has no historic significance.

r i i ligibili
Building 261 is not considered eligible for the National Register of Historic Places.
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Historic Name: Equipment Repair | Building No. 223

Building 223 is an example of a operation support facility (Figure 98, Appendix C). It was
constructed in 1942. It is located on DeKalb Avenue. It is buiit on flat terrain with a large open
parking area. The building is rectangular in form and is wood framed constructed. The exterior
shows signs of the use of concrete block, stucco and plywood indicating additions to the
structure. It sits on a concrete slab. The original windows have been replaced with solid pane
sliding windows. It is currently used for boat maintenance.

men ignifi

This building is one of theé historic resources associated with the World War Il construction era.
The building's construction is linked with the Navy's effort to provide facilities to support the
war effort during World War II, It relates contextually to Truman Annex, 1941-1945, This
structure was not directly associated with any major historical events during Truman Annex's
World War Il period of significance, but the building, like many others played a supportive role
in the day-to-day functions of the Station.

A nt F n ister Eligibili

Building 223 relates directly to the historic context and falis wsthln the period of significance
for World War Il established for Truman Annex. However, the building does not possess
historical associations that are particularly significant. Building 223 lacks distinction as an
architectural form or type and does not display particularly noteworthy craftsmanship. Building
223 is not considered eligible for the National Register of Historic Places.
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Historic Name: Storage Building No. 189

Physical

Building 189 is an example of a warehouse and storage facility (Figure 97, Appendix ). It was
built in 1941 and is located near Pier B-443. The structure is built on flat terrain with a large
parking lot surrounding it. The building is single story and rectangular in form. Building 189 is
constructed from concrete block faced with a thin stucco and built on a concrete slab. The
roof is gabled and covered with composite shingles. The original windows have been removed.
It appears an addition has been added to the right side of the building. It is currently used for
storage.

Statement of Significance

Building 189 is associated with the World War I construction era. The building's construction
is linked with the Navy's effort to provide warehouse and storage facilities in support of the
war effort during World War Il. It relates contextually to Truman Annex, 1941-1945. This
structure was not directly associated with any major historical events during Truman Annex's
World War |l period of significance, but the building, like many others played a suppaortive role
in the day-to-day functions of the Station.

Asses v ion ister Eligibili

Building 189 relates directly to the historic context and falls within the period of significance
for World War 1l established for Truman Annex. However, the building does not possess
historical associations that are particularly significant. Building 189 lacks distinction as an
architectural form or type and does not display particularly noteworthy craftsmanship. Building
189 is not considered eligible for the National Register of Historic Places.
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Historic Name: Unknown Building No. 149

Physical Description

Building 149 is an example of a operation support facility (Figure 95, Appendix C). It was
constructed in 1943 and is within the vicinity of Piers B-442 and B-443. It is built on flat
terrain with a paved parking lot surrounding the building. The building is rectangular in form
and is constructed of concrete block sitting on a concrete slab. The structural framing is
unknown but may be similar to Buildings 102 and 103--composed of concrete girders, beams
and columns. A slightly pitched roof with a built-up tar and gravel coverer is present. A thin
stucco covers the exterior walls. The original windows have been replaced with modern
aluminum framed solid pane double sash windows. This structure is currently used as a
firehouse.

s f Sianifi
This building is associated with the World War Il construction era. The building's construction
is linked with the Navy's effort to provide facilities to support the war effort during World War
iI. it relates contextually to Truman Annex, 1941-1945. This structure was not directly
associated with any major historical events during Trumah Annex's World War Il period of
significance, but the building, like many others played a supportive role in the day-to-day
functions of the Station.

A For National Regi Eliqibili

Building 149 relates directly to the historic context and falls within the period of significance
for World War Il established for Truman Annex. However, the building does not possess
historical associations that are particularly significant. Building 149 lacks distinction as an
architectural form or type and does not display particularly noteworthy craftsmanship. Building
149 is not considered eligible for the National Register of Historic Places.
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Historic Name: Paint and Oil Storage Building No. 113

Physi ri

Building 113 is an example of a warehouse and storage facility (Figure 93, Appendix C). it was
built in 1941 and is located near Pier B-443. The structure is built on flat terrain with a large
parking lot surrounding it. A thin strip of lawn is present in the front. The building is single
story and rectangular in form. Building 113 is constructed from concrete block faced with a
thin stucco and built on a concrete slab. The roof is of a built-up flat tar and gravel covered
design. The original windows have been replaced with aluminum framed double hung sash
solid pane windows. It is currently used for administrative purposes.

Statement of Significance

Building 113 is associated with the World War Il construction era. The building's construction
is linked with the Navy’s effort to provide warehouse and storage facilities in support of the
war effort during World War ll. This structure is associated with submarine warfare during
World War Il. It relates contextually to Truman Annex, 1941-1945. This structure was not
directly associated with any major historical events during Truman Annex's World War |l period
of significance, but the building, like many others played a supportive role in the day-to-day
functions of the Station.

: For National Register Eligibili

Building 113 relates directly to the historic context and falls within the period of significance
for World War li established for Truman Annex. However, the building does not possess
historical associations that are particularly significant. Building 113 lacks distinction as an
architectural form or type and does not display particularly noteworthy craftsmanship. Building
113 is not considered eligible for the National Register of Historic Places.
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Historic Name: Submarine Spare Parts Building No. 112

Building 112 is an example of a warehouse and storage facility (Figure 92, Appendix C). It was
built in 1941 and is located near Pier B-443. The structure is built on flat terrain with a large
parking lot surrounding it. The building is single story and irregular in form. Building 112 is
constructed from concrete block faced with a thin stucco and built on a concrete slab. The
roof is of a built-up gabled tar and grave! covered design. The original windows have been
replaced with aluminum framed double sash 6/6 windows. It appears two additions have been
added to the left side and front of the building. it is currentty used for administrative and
storage purposes.

S f Sianifi

Building 112 is associated with the World War 1l construction era. The building's construction
is linked with the Navy's effort to provide warehouse and storage facilities in support of the
war effort during World War Il. This structure is associated with submarine warfare during
World War Il It relates contextually to Truman Annex, 1941-1945. This structure was not
directly associated with any major historical events during Ttuman Annex’s World War Il period
of significance, but the building, like many others played a supportive role in the day-to-day
functions of the Station.

: ment For National Reaister Eligibili

Building 112 relates directly to the historic context and falls within the period of significance
for World War |l established for Truman Annex. However, the building does not possess
historical associations that are particularly significant. Building 112 lacks distinction as an
architectural form or type and does not display particularly noteworthy craftsmanship. Building
112 is not considered eligible for the National Register of Historic Places.
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Historic Name: Battery Overhaul and Storehouse Building No. 104

Physical Descripti

Building 104 is an example of a operation support facility (Figure 91, Appendix C). It was
constructed in 1941 and is within the vicinity of Pier B-443. It is built on flat terrain with a
paved parking lot surrounding the building. It faces the Gulf of Mexico. The building is
rectangular in form and is constructed of concrete block sitting on a concrete slab. The
structural framing is composed of concrete girders, beams and columns. These supports are
spelling exposing decaying rebar. The flat roof has multi-levels with a monitor vent. A thin
stucco covers the exterior walls. The original windows have been enclosed and are no fonger
operational. This structure is vacant at this time.

m f Si
This building is associated with the Worid War Il construction era. The building’s cons tructlon
is linked with the Navy's effort to provide facilities to support the war effort during World War
ll. This structure is associated with submarine warfare during World War W. It relates
contextually to Truman Annex, 1941-1945, This structure was not directly associated with
any major historical events during Truman Annex's World War 1l period of significance, but the
building, like many others played a supportive role in the day:-to-day functions of the Station.

A r ional ister Eligibili

Building 104 relates directly to the historic context and falls within the period of significance
for World War |l established for Truman Annex. However, the building does not possess
historical associations that are particularly significant. Building 104 lacks distinction as an
architecturat form or type and does not display particularly noteworthy craftsmanship. Building
104 is not considered eligible for the National Register of Historic Places.
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Historic Name: Torpedo Overhaul and Storage Building No. 102

Physical Description

Building 102 is an example of a operation support facility (Figure 89, Appendix C}. It was
constructed in 1942 and is within the vicinity of Pier B-443. It is built on flat terrain with a
paved parking lot surrounding the building. It faces the Gulf of Mexico. The building is
rectangular in form and is constructed of concrete block sitting on a concrete slab. The
structural framing is composed of concrete girders, beams and columns. The flat roof has
multilevels with a monitory vent. A thin stucco covers the exterior walls. The original windows
have been enclosed and are no longer operational. The concrete supports are spelling exposing
decaying rebar. This structure is vacant and in poor condition.

f Signifi
This building is associated with the World War i construction era. The building's construction
is linked with the Navy's effort to provide facilities to support the war effort during World War
II. This structure is associated with submarine warfare during World War Il. It relates
contextually to Truman Annex, 1941-1945. This structure was not directly associated with
any major historical events during Truman Annex's World War Il period of significance, but the
building, like many others played a supportive role in the day-to-day functions of the Station.

A ional Regi ligibili

Building 102 relates directly to the historic context and falls within the period of significance
for World War |l established for Truman Annex. However, the building does not possess
historical associations that are particularly significant. Building 102 lacks distinction as an
architectural form or type and does not display particularly noteworthy craftsmanship. Building
102 is not considered eligible for the National Register of Historic Places.
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Historic Name: Fuel Storage Tank Structure Nos. D-1 - D-6

Physical D .
Structures D-1 through D-6 falls within the infrastructual facilities category (Figure 83,
Appendix C). They were built in 1942. They are bounded by Whiting and Mustin Avenues.
The round shaped tanks are covered with earth providing a mound appearance. They currently
serve as diesel storage tanks. They are surrounded by other and similar structures.

nt of Signifi
These six structures are associated with the World War |l construction era. Their construction
is linked with the operation of ships and airplanes and, therefore, relates contextually to
Trumbo Point, 1941-1945. These structures are not directly associated with any particular
event during Trumbo Point’s World War |l periods of significance, but the structures, like many
others, played a supportive role in the day-to-day functions of the Station.

A . ister Eliaibili
Structures D-1 through D-6 relate directly to the historic context and falls within the World
War [l period of significance established for Trumbo Point. However, the structures do not
possess historical associations that are particularly significant. These structures lack
distinction as an architectural form or type and do not display particularly noteworthy
craftsmanship. They are not considered eligible for the National Register of Historic Places.
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Historic Name: Aviation Fuel Storage Structure Nos. D-15, 16, 17 and 18
D-21, D-22 and D-23

Physical i

These structures fall within the infrastructural facilities category (Figure 84, Appendix C}.
They consist of pipe lines and pumps. They were built in 1942, They are bounded by Whiting
and Mustin Avenues. The round shaped tanks are covered with earth providing a mound
appearance. They currently serve as aviation fuel storage tanks. They are surrounded by
other and similar structures.

ment of Significanc
These four structures are associated with the World War Il construction era. Their
construction is linked with the operation of ships and airplanes and, therefore, relate
contextually to Trumbo Point, 1941-1945. These structures are not directly associated with
any particular event during Trumbo Point's World War Il period of significance, but the
structures, like many others played a supportive role in the day-to-day functions of the Station.

nt For Nation ister Eligibili N
Structures D-15,16,17,18,21,22 and 23 relate directly to the historic context and falls within
the World War |l period of significance established for Trumbo Point. However, the structures
do not possess historical associations that are particularly significant. These structures lack
distinction as an architectural form or type and do not display particularly noteworthy
craftsmanship. They are not considered eligibie for the National Register of Historic Places.
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VI. TRUMAN WATERFRONT REUSE PLAN

A. Land Use Plan

The concept plan for the Truman Waterfront surplus property is presented in Figure V1.1, Concept
Plan. This plan is a synthesis of ideas and design concepts generated through the public
involvement process, an analysis of site opportunities and constraints, and a review of previous
community planning efforts for the area. '

The guiding principles of the plan are continuity and flexibility. Emphasis is placed on extending
the Bahama Village into the property and strengthening the existing community through improved
circulation systems. This must be accomplished without sacrificing any potential economic
opportunities. Therefore, the proposed land use designations, while generally dividing the site into
a village component and a harborside, mixed-use element, have been crafted so as not to impede
future economic development, which remains an essential mandate of this process. The plan’s key
organizing elements and uses are highlighted in the following section.

1. Recreation and open space areas linked tﬁrbugh multimodal green ways and
view corridors :

A large open space and recreation park is shown for the northwestern portion of the site,
between the existing Truman Waterfront residential community and the eastern quay wall.
This area offers dramatic views of the waterfront; tennis, bocce, and other dedicated sports
areas; community gardens; and, open areas for field sports or passive recreation. An
amphitheater could be developed at the center of this open area for public gatherings,
outdoor theater and concerts, or a series of other uses. To encourage activation of the park
and prevent the park from having a “dead end”, several ingress/egress points should be
developed along the northern end to provide pedestrian and bicycle access. Possible
connections could inciude a continuation of Eaton Street and a harbor walk connection over
Commodore Slip. An area for parking is provided north of the terminus of Southard Street.

A publiic marina facility is envisioned for the southern portion of the basin adjacent to this
large park. A mega-yacht berthing area wouid be designated for the northern portion of the
eastern guay wall, a small boat facility, protected from wind and wave action by a
breakwater, would be located to the south. These uses would help further activate the park
and provide mooring facilities for Key West. The existing boat launch could be modified as
a slip for large visiting boats or research vesseis.

A second large open space and recreation area is envisioned for the area around the
historic Seminole Battery. Uses for this and surrounding open space areas to the north
could be tailored to meet the neighborhood recreational needs of the Bahama Village.
Smalier pocket parks at the TACTS tower, the water tower, and the archeological preserve
at Ft. Zachary Taylor are contemplated. Once the Navy changes its utility service The
water tower will be abandoned, and possibly demolished. If required to serve as an
alternate site for the proposed amphitheater, the proposed open space area around the
Seminole Battery may need to be reconfigured.

Each of these open space and recreation facilities would be linked together by a
network of landscaped green ways. One green way is programmed to run alongj
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Dekalb Avenue, connecting the waterfront and park area to TACTS tower park, the Bahama
Village marketplace, and Seminole Battery.

2. Uninterrupted public access to the waterfront through a wide promenade,
along the full length of the harbor

Designed for use by pedestrians, cyclists, in-line skaters, and other recreation enthusiasts,
the Truman Waterfront promenade would connect cruise operations on Mole Pier, Ft.
Zachary Taylor, passenger ferry operations, the federal interagency visitor center, and
recreation and open space areas. Ideally, the Truman waterfront promenade would be
linked at the Commodores Slip (northwest comer of the site) through to the existing harbor
walk that extends from the Hilton Hotel to the Key West Bight. Landscaping and hardscape
treatments, pavilions, and lighting elements would al! be incorporated into design of the
promenade to create a diverse, safe, muilti-use recreation facility.

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

The past, present and future of Bahama Village and the Truman Waterfront property are
closely linked. A central theme of the plan is to remove the perceived boundary between
the two areas and create a continuous transition between uses and neighborhocds.

The Truman Waterfront property presents an opportunity to assist the City of Key West in
meeting a portion of the demand for affordable housing. An area of low- and medium-
density housing is designated along the eastern edge of the Truman Waterfront property,
leading from Truman Avenue to Southard Street. Housing would be similar in type and
styie to that found in historic Key West. Housing and mixed uses are along a new
landscaped boulevard at the center of the property and the southern boundary of the site.
Housing in these areas could be developed to meet Key West's affordability thresholds.

Light commercial retail areas are programed as an extension of the commercial uses on
Petronia Street. These uses would culminate at a village marketplace, an idea first
contemplated in the Bahama Village Neighborhood Charrette. Offering Caribbean-inspired

- shopping, dining, and entertainment, the village marketplace is envisioned as an activity
center with appeal to both the Bahama Village community and area visitors especially
cruise passengers from Mole Pier. ‘

A multi-use center providing a variety of social services and economic deveiopment
enterprises for Bahama Village and other Key West residents is programmed for the
Enlisted Dining Facility, Building #1287. Services provided at this facility could include job
training, community meeting and education programs, day care, weekend church worship
services, and others.

4. Educational and historical activity nodes

The creation of diverse, lively points of interest (activity nodes) was an important community
and design team objective. These nodes serve as activators within the Truman Waterfront
property, drawing area residents and visitors to the site. Reviewed individually, the impact
of each of these nodes is likely to be small; the net effect of these uses, however, may be
fairly significant. One such area is the Bahama Village marketplace. Others include
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enhanced Fort Zachary Taylor and Seminole Battery historic properties and the creation

of a visitor center and administration offices for the National Oceanic and Atmospheric
Administration (NOAA) and other agencies.

Under this plan, Fort Zachary Taylor is restored and expanded into a major site amenity
and destination. The historic entrance to Fort Zachary Taylor is restored through demaolition
of two adjacent Navy excessed buildings, #795 and #284. The northernmost building,
#261, is modified to house related uses, including a museum, artifact storage, and
administration office. The entrance to the park as well as the Ranger Station will be
relocated, and a new parking area is provided northeast of the Fort. The properties east
of the Fort are dedicated as an archeological preserve.

The Seminole Battery, located in the southern portion of the site adjacent to Bahama
Village, is also restored and preserved under this plan. As advocated in the Bahama
Village Neighborhood Charrefte, the Seminole Battery and adjacent site could be used as
a central starting point for tours of Bahama Village. The underground bunker portion of
Seminocle Battery could also be developed into a war memorial and museum, depicting Key
West's military history and the roles its citizens have played.

Two Navy excessed buildings, #112 and #113, -- which are adjacent to the boat launch at
the nexus of the eastern and southern quay walls — would be reused and expanded to
house a federal interagency visitor center and administrative offices for NOAA, the U.S.
Fish and Wildlife Service, the National Park Service and other agencies. The facilities
would serve as single location for persons interested in obtaining information or learning
about the natural and cultural resources of the Florida Keys. These facilities would front
a plaza to the east and a new landscaped boulevard to the south. Research vessels and
boats offering tours to environmental areas could be moored within a new public marina
contemplated for the portion of the basin north of the center.

5. Expanded use of portions of the Truman Waterfront property for port
activities

As a deepwater port, Truman Waterfront affords the City a unique opportunity to expand
maritime related activities as well as continue its role as a port of emergency for ships at
sea. Mole Pier and the Truman basin are planned to provide for a diverse number of cruise,
ferry, and other vessels. Responding to concerns by residents and community leaders, the
plan does not include containerized or general cargo operations.

Under this plan, Mole Pier becomes the central focus of Port of Key West activities. The
ability of the Port to provide an additional cruise ship berthing position along the central
portion of the outer Mole is preserved under this plan. The north outer Mole will continue
to serve as a berth for calling cruise ships. A shaded public transportation pick-up/drop-off
area as well as small area for a visitor information kiosk and bike concessions could be
developed for the central portion of the north mole.

Berthing areas for port vessels, including tugs and pilot boats, as well as for visiting ships
under 350 to 400 feet - the largest vessels that can be safely navigated into the Truman
Waterfront basin - are provided along the inner north and central portion of Mole Pier and
the northern portion of the western quay wall.
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Passenger ferry operations are programmed for the southern portion of the Truman
Waterfront basin. Through use of the existing pier that extends from the southern quay
wall, two passenger ferries can be accommodated simultaneously. Ferry ticketing, luggage,
and support requirements are provided through modification and reuse of the existing navy
building (#149) located along the southwest corner of the basin. A small parking and bus
and taxi drop-off is programmed for ferry terminal facility along the southern and eastern
sides of the building.

Port administration functions would be located in an expanded facility at the southern end
of the Mole. Location of these uses in this area allow for port administration functions to
be proximate to the majority of port activities. To meet U.S. Customs and U.S. Coast
Guard safety regulations, a secure access point to Mole Pier would aiso be developed at
this point. Public access to Mole Pier would occur unimpeded when a cruise vessel is not
berthed at the outer mole.

The port would also administer an area located along the southern quay wall that could be
leased for light- and medium-industrial marine uses, such as boat and skiff manufacture,
customizing of boats, repair, dry dock, boat storage, riggings, chandlery, and other
activities. Bare-boat charter operations may also be feasible on this site.

6. Multiple ingress/egress points into the Truman Waterfront property

Uses proposed for the Truman Waterfront property will generate vehicular traffic. Their
: impact to adjacent communities, however, will be distributed over several ingress/egress

. points, including Southard Street, Petronia Street, Olivia Street and Truman Avenue.
Angela Street will be opened to pedestrian and bicycle access only. Traffic associated with
cruise activities can be routed along Petronia Street, giving increased visibility to Bahama
Village and its retailers. Traffic can be moved north-south along an improved Dekalb
Avenue, which would feed traffic to the northern portion of the site and to a new landscaped
boulevard that would service uses along the southern quay wall. Sidewalks and on-street
parking is envisioned for residential and mixed use areas in the southemn portion of the site.

B. Proposed Zoning
1. Land Development Regulations

The purpose of this section is to identify the land use designation for the individual blocks
comprising the Truman Waterfront redevelopment parcel. The Truman Waterfront is.
adjacent to several important districts including; the Old Town Historic District; Bahama
Village; Truman Annex Development; and, Fort Zachary Taylor. Development of the
Truman Waterfront will have an impact on these adjacent areas and, therefore, will require
a regulatory framework to ensure that the redevelopment reflects the form, function, image
and ambiance of the vicinity.

Review of the City of Key West Comprehensive Plan and Land Development Regulations
revealed that the types of uses, image and ambiance requested by the community in the
public workshops and important to maintain and enhance adjacent areas could be
accompilished using existing land use designations. The zoning proposed for the Truman
Waterfront are shown in Figure V1.2, Proposed Zoning, and discussed below.
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2. Limited Commercial District (CL)

This designation has been applied to the “market place” adjacent to Bahama Village, south
of the extension of Petronia Street. This designation restricts activities within the limited
commercial district to shops catering to the following markets: neighborhood residential
markets within the immediate vicinity as opposed to City-wide or regional markets;
specialized markets with customized market demands; or, tourist oriented markets in the
immediate vicinity. The CL district accommodates limited commercial land uses with
maximum gross floor area not exceeding 5000 square feet.

Uses which are not accommodated within the limited commercial area include the following:
large scale discount stores; wholesale and warehousing activities; sales, service or repair
of motor vehicles, machine equipment or accessory parts, including tire and battery shops;
automotive service centers; and fast food establishments primarily serving disposable
containers and/or providing drive-in or drive-through facilities. In addition, the CL
designation does not accommodate transient residential uses, including motels or hotels
and conversions from permanent residential use to transient residential use.

3. Historic Neighborhood Commercial District (HNC)

The light retail area adjacent to the “village market” and the mixed use area south of the
extension of Angela Street are proposed to be designated Historic Neighborhood
Commercial (HNC). The plan also recommends the portion of Petronia Street extending
from the HNC designated land at the intersection of Emma and Petronia Streets to the
eastern boundary of the Truman Waterfront also be designated HNC. The purpose of this
proposal is create a similar type of use and intensity to enhance the interface between the
Waterfront and Bahama Village.

Policy 1-2.3.5 of the Comprehensive Plan describes the HNC designation as intended to
accommodate both residential and neighborhood commercial uses. The designation also
allows single family and multi-family residential activities.

The HNC has sub-categories which are tailored to a specific geographic area. The profile
of the HNC-2 sub-category is most appropriate for the Truman Waterfront because unlike
other HNC districts, it does not allow transient living accommodations. The HNC-2
‘designation also reflects the “fine-grained” urban design initiative requested by the public
in the workshops. This initiative is reflected, for example, by the fact that, in addition to the
residential uses described above, the HNC-2 district is restricted to small offices,
neighborhood shops, restaurants with very limited seating, or other commercial uses similar
in character to traditional neighborhood commercial services which have very limited square
footage and generate low volumes of traffic. Uses permitted in the district include:

Single/Two family Residential Dwellings
Multiple Family Residential Dwellings
Group Homes with < 6 Residents

Places of Worship

Business and Professional Offices
Commercial Retail Low Intensity < 2,500sf
Medical Services

Parking Lots and Facilities
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. Veterinary Medical Services, Without Outside Kennels

Conditionai uses in the HNC-2 include:

Group Homes with 7 to 14 Residents

Cultural and Civic Activities

Educational Institutions and Day Care

Nursing Homes, Rest & Convalescent Homes

Parks and Recreation, Active and Passive
Protective Services

Public and Private Ultilities

Commercial Retail Low Intensity > 2,500sf < 5,000sf
Restaurants, Excluding Drive-through

4. Historic Residential Commercial Core District - Truman Waterfront (HRCC-4)

This designation represents a new category not found in the Comprehensive Plan or Land
Development Regulations. The areas encompassed by this designation include: the marine
light industrial area located on the south quay; the.ferry terminal, and, Mole Pier.
Depending on how the property is conveyed from the Navy to the LRA, the Public Service
category may be more appropriate for the Ferry Terminal and Mole Pier.

Generally the HRCC districts are designed to provide a management framework for
preserving the nature, character, and quality of the historic commercial and residential
development. The HRCC-4 category would allow, for example, light industrial and
warehouse operations, service and repair establishments, light manufacturing, terminal
operations, port operations, cruise ship berthing, marinas, parks and recreation, and
equipment rentals. ‘

5. Historic Public and Semi-Public Services District (HPS)

The HPS designation is proposed for the park/open space along the east quay, the
NOAA/environmental education center, the Seminole Battery, and the area to be made part
of Fort Zachary Taylor. This designation is the historic district equivalent of the Public
Service (PS) designation which includes uses such as recreation, schools, public and
semi-public lands.

Conditional uses allowed in this designation include: cemeteries; public and private utilities.l
Cultural facilities; Marinas; and protective services.

6. Historic Medium Density Residential District (HMDR)
The HMDR land use designation is proposed for the residential area adjacent to Bahama

Village and the Truman Annex planned unit development. This designation is consistent
and compatible with the adjacent designations which are HMDR in the Bahama Village area

" and Historic Planned Redevelopment and Development (HPRD) in the Truman Annex

development. -

The designation of land use category is intended to provide a management framework to
allow the proper development of the Truman Watetfront while preserving the residential
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character and historic quality of the medium density residential areas within Old Town.

The HMDR district aliows historic Old Town medium density residential development for
permanent residents, including single family, duplex, and muiltiple family residential
structures.

This area does not accommodate transient residential uses, including guest homes, motels
or hotels. Similarly, the area does not accommodate commercial office, retail, or other
commercial uses. Permitted uses include:

. Single/Two Family Residential Dwellings
. Muiltiple Family Residential Dwellings
. Group Homes with < 6 Residents
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C. Design Guidelines

1. Intent

The design guidelines are meant to integrate the proposed Truman Waterfront district with
the existing adjacent uses including Bahama Village, the Truman Annex Development and
Fort Zachary Taylor. The neighborhood patterns of the Bahama Village and Truman Annex
Development will be extended over time into the areas designated HNC or HRMD on the
proposed Land Use Plan. For those portions of the plan that lie outside the proposed
village extension and within the PS or Port-related land use categories, steps must be taken
to ensure that all site improvements or development be compatible with the surrounding
context and the island’s traditional architectural character.

2, Background

Key West's architectural legacy, especially from the nineteenth century, is one of generaliy
homogeneous and conservative vernacular adaptations of Classical Revival, and to a lesser

extent, Victorian styles. At the same time, the latter part of this century has seen the City’s
social fabric diversify to an extraordinary degree, which is in fact a principal part of the
island’s charm. The resulting tension between urban consistency and social diversity helps
give Key West a truly unique character.

Whereas the old town is largely comprised of a collection of simple, though decorative, well-
proportioned, homes of great dignity, the Bahama Village is actually more varied stylistically
and is, somewhat disrupted by a number of well-intentioned but ultimately cumbersome
“housing projects” of the last generation.

The other area bordering the site is the Truman Annex planned unit development, whose
aesthetic regulations help to reinforce the socio-economic homogeneity of its residents.
Although very pleasant as a haven from the more unrestricted parts of town, its controlled
nature would be an inappropriate model for the development of Truman Waterfront (see
Figure V1.3 - Neighborhood Photos, Photo A). Of greater relevance is the degree to which
stylistically diverse structures co-exist in the Bahama Village today (see Figure V1.3 -
Neighborhood Photos, Photo B). More important than architectural expression is the
buildings’ scale, height, bulk, and relationship to the street. The consistency of these
elements goes a long way toward establishing a strong urban framework and maintaining
enough “order” to preserve the essential tension previously described.

3. Tools and Guidelines

The most effective tools for controlling the visual impact of new structures is the application
of the existing Land Development Regulation’s historic land use designations to the site,
and the requirement that site plans and buildings be reviewed by the Historic Architectural
Review Commission (HARC). The Concept Plan indicates the desired character of the
various blocks by means of parcel size. Figure V1.4, Parcel Sizes, further lllustra1tes how
the fine grained, village could be maintained.
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As to stylistic guidelines, it is best to allow freedom of expression within the constraints
imposed by land development regulations and by tradition. For example, front porches and
second floor verandahs are ubiquitous on the island yet there is no legislation mandating
their presence. Tradition, as well as logical response to climate argue to preserve this
architectural feature.

it is not the intent of this report to favor, say, double-hung, wood windows, over metal
awning types; or tin roofs instead of shingled ones yet there are two elements, however,
which require certain prescriptions in order to maintain the overall harmony of the
neighborhood: streetscapes, including layout, width, lighting, furniture, and vegetation; and
the adaptive reuse of existing structures. Figures VL.5, Village Street Section, and Figure
V1.8, Neighborhood Commercial Street Section, synthesize concerns relating to both
individual buildings and public right-of-ways. [t is important that bicycle paths be
incorporated in the larger streets , such as Petronia and the Angela Street extension.

The reuse of existing facilities is most sensitive in the case of Building #1287, the former
Dining Hall, which is situated in what will become a small-scale village neighborhood.
Buildings #112 and 113 (NOAA / Environmentai Ed. Cénter) and #1489 (Ferry Terminal) lie
outside the confines of the village and are therefore less sensitive. In any event, future
architects will have to contend with the aesthetic shortcomings of these bland, sterile
structures, as public and quasi-public institutions seek to adapt them for new purposes.

As indicated in the Proposed Zoning section of this report, the recommended land use
designations are based on the historic preservation categories because the development
of the waterfront will have an impact on the adjacent Historic District. To ensure
appropriate implementation of development it is recommended that all developmenit on the
waterfront parcel be required to be reviewed by the City’s HARC, in addition to the Planning
Board. This way the design guideline standards of HARC will be part of the final design.

4. Design Objectives
Buildings
Some general objectives to incorporate when renovating or designing new facilities:

. Good Site Planning. All building design must take into account the natural
features of the site and incorporate good site planning principles.

. Design Excellence. Good design principles and sound construction
techniques are more important than style. Compatibility with adjacent
structures should receive the highest consideration. Passive and active
energy conservation measures should be encouraged.

. Longevity. Much of Key West's tourist appeal stems from its historic
architecture. New buildings should continue the tradition of permanence.
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Additional considerations when planning around existing development include:

. Old road systems or parking lots which are outdated or do not conform to
the proposed use should be removed to accommodate the new site system.

. Existing buildings adjacent to a proposed use should be reviewed for
possible exterior remodeling such that they be compatible with surrounding
development.

. Existing walkway systems should be adapted, wherever possibie, to function

well with the proposed plan.

Landscape and Open Space

The guiding principal for parks and open space is that of integration and continuity. Ata
much more modest scale than F.L.Olmstead’s “emerald neckiace”, in Boston, the: concept
is identical: to unite the various site components by means of a continuous greenbelt which
changes character over the course of its length (see Figure V1.7, Proposed Open Space).

The open space plan is focused on three areas: the Seminole Battery; a proposed
waterfront park / recreational space along the east quay; and the expanded Fort Taylor
state park. Two linear open space elements of differing characters unite these three main
spaces. The green link along DeKalb Avenue between the Battery and the waterifront park
is intended to be the more formal of the two, with neatly marching rows of trees and a
broad, straight sidewalk. The second green “finger” is more informal and meandering -
slicing through mid-blocks and along the way, expanding into pocket parks to accommodate
the TACTS and water towers. The main purpose for these greenways is to provide an
attractive alternative network for pedestrians, cyclists, and other recreation enthusiasts.

Perhaps the single most important open space amenity is the continuous Harborwalk.
Nearly one mile in length (including the portion on the outer Mole) and thirty to forty feet in
width, this linear park will fill an enormous need in Key West for public waterfront access.
Because of its great iength the design should be varied - providing shaded seating in some
places and uninterrupted harbor views in others (see Figure V1.8, Harborwalk “A”, and
Figure V1.9, Harborwalk “B").
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Utilities Plan
1. Potable Water Distribution
Existing Off-site Conditions

As part of the Truman Annex residential development, substantial infrastructure
improvements were made in the 1980s to areas adjacent to the Navy property; specifically
in the area north of Angela Street and east of Fort Street. These improvements included
the replacement of existing water mains with 12" water mains along Eaton, Southard and
Front streets. The existing water infrastructure was replaced primarily because of its poor
condition. Typically, the old water infrastructure was capped and left in place. In some
cases, these improvements interrupted service to some unused naval buildings.

Existing On-site Conditions

in the mid to late 1980's, the Navy implemented a comprehensive program of on-site
berthing improvements on the Outer Mole and along the east quay, which resulted in the
replacement of utility lines serving these areas. inciuded among these improvements was
the installation of a new, 6" PVC potable water line along the Outer Mole.

Potable water is provided to the Navy, separate from that supplied to the City of Key West,
by agreement with the Florida Keys Aqueduct Autherity (FKAA). An existing 8" water main
running along Angela Street currently provides service to the Truman Annex and Truman
Waterfront. The FKAA has indicated that this main has adequate capacity, and water supply
is sufficient, to provide water to the proposed redevelopment property. Within the surplus
property, a series of 6" and 4" loop feeder lines serve areas extending to Fort Zachary
Taylor and areas along the south quay, as well as adjacent, off-site areas to the south.

Proposed Potable Water Plan

The potable water system for the proposed development at Truman Waterfront calls for
installation of a 16" water main which loops around the southern portion of the site (see
Figure VI.10, Proposed Potable Water Plan). The proposed 16" line hooks up with the
FIKAA pump station and runs parallel with the existing 8" line along the extension of Angela
Street. The main line then runs along the southern perimeter of the property boundary
before looping northward up to Angela Street along Fort Street. Areas along the south and
east quays, as well as interior sections of the site, are served by 12" secondary lines which
run along existing and proposed roadways and utility easements. These secondary lines
also connect with existing lines which extend to Mole Pier and recently installed lines on
Eaton Street. The proposed design incorporates the installation of fire hydrants according
to City standards. Salt water fire wells are included for emergency secondary fire control
purposes. The estimate for the installation of 6,000 linear feet of 16" water mains, 3,200
linear feet of 12" secondary water lines, 15 fire hydrants, and 8 fire wells is approximately
$1,000,000, excluding possible impact fees.
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2. Solid Waste Management

Solid waste in Key West is currently treated in one of two ways: metal, concrete, asphalt
and dirt are recycled; and, the remainder of the waste stream is burned and hauled to a
federally approved monofili disposal site in Okeechobee. These disposal methods will
continue to be used to treat additional solid waste generated from the proposed
development at Truman Waterfront. The City presently has excess treatment capacity and
has indicated that its system can adequately accommodate solid waste generated from the
proposed development at Truman Waterfront.

3. Wastewater Management
Existing Off-Site Conditions

The City of Key West is in the process of implementing a major wastewater collection
system replacement program to solve problems with saltwater intrusion into old lines, and
to reroute more of the collection system directly to the sewage treatment plant on Trumbo
Point. There is a new 15" line coming toward Truman Waterfront which would provide
service to most of the property, with the area around the Seminole Battery served by the
newly replaced line on either Petronia or Olivia streets.

The collection system in District A, which includes Truman Waterfront, presently does not
have capacity for additional flow, as it now receives all wastewater from the City which is
then routed to the sewage treatment plant on Trumbo Point. Prior to 1989, when the
treatment plant went into service, all wastewater from the City was pumped untreated into
an ocean outfall at the southwest corner of the island, in District A. Within the next 15
months, wastewater from other districts of the City will be routed directly to the treatment
piant, creating substantial additional capacity in District A.

However, the collection system replacement program is being directed by a consent
agreement with the Fiorida Department of Environmental Protection (DEP), and must meet
stringent deadlines based on reducing salinities in the lines and total wastewater flow at the
treatment plant. David Fernandez, public works director for the City, is concerned that any
increased flow from Navy Reuse parcels, including Truman Waterfront, might cause
violations of the consent agreement. Therefore, this issue must be carefully addressed
during detailed planning stages.

Existing On-Site Conditions

The existing wastewater collection system on Truman Waterfront has experienced recent
changes similar to that of the potable water system, as described above. The new system
installed for the Mole does not feed by gravity into the City collection system, but rather wili
require pumping or lift stations, as they were designed for pumping of waste from docked
Navy ships. However, according to the Port Authority, cruise ships docking at the Mole are
not allowed to discharge waste.

Any wastewater pipelines predating recent improvements will require careful testing, and
will most likely need replacement as part of redevelopment activities. DEP standards
require that abandoned wastewater lines either be removed, as was done in the
improvements to the Mole and east bulkhead, or be grouted (i.e., filled); capping alone is
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not adequate. In addition, Mr. Fernandez noted that no funding mechanism for this
replacement is presently available, as user fees are obligated--for operations and
improvement plans already in place--until at least 2005-2007.

Proposed Wastewater Plan

The proposed wastewater management system consists of three primary components:
3,000 linear feet of a 10" sanitary gravity, a 10" force main, and a pump station (see Figure
VI1.11, Proposed Wastewater Plan). Two 10" gravity lines are proposed for installation; one,
parallel to the existing 8" gravity along the Angela Street extension road, and a second line
along Fort Street from Olivia Street to the pump station. Individual connection lines will
need to be installed once site plans are developed. From the pump station, wastewater will
be distributed through a 10" forcemain to the existing City gravity or pump station. The
discharge of wastewater from cruiseships and marinas is not permitted in Key West.
Therefore, increases in cruiseship and marina activity is not expected to affect the volume
of wastewater requiring collection. As a result of the City's ongoing wastewater
rehabilitation system, collection capacity is increasing at Truman Waterfront. Consequently,
the City wastewater collection system would be able to'accommodate an estimated 51,000
average gallons per day expected to be generated from the proposed development at
Truman Waterfront. However, careful planning between the City and FDEP will be required
to ensure consistency with provisions laid out in the consent agreement. estimates for
improvements to the area's wastewater management system are expected to be
approximately $1,000,000, excluding possible impact fees. '

4. Stormwater Drainage Plan
Existing Off-Site Conditions

The City is presently engaged in a program of stormwater system improvements, targeted
only at areas which experience most severe flooding due to limited funding, where three-
chamber collection basins are installed to provide retention and treatment prior to disposal
in injection wells. However, none of these planned improvements are in the Truman
Waterfront area.

Existing On-Site Conditions

The stormwater collection system at Truman Waterfront dates to World War |l, and what
is still functional drains directly to surface waters. Replacement of these lines will be
necessary as part of redevelopment, and present environmental standards would require
stormwater retention and treatment to remove pollutants.

Proposed Stormwater Plan
The proposed drainage system calls for on-site treatment of stormwater through the

installation of catch basins, piping and 4 injection wells (see Figure VI.12, Proposed
Stormwater Plan). No connection with the City's storm drainage system is proposed. While
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E.

no ocean outfall is proposed, an emergency discharge structure will be installed to allow
harbor runoff in the event of uncontrollable inundation. Under the proposed plan, water will
drain into catch basins and funnel! through stormwater piping into injection wells located
along Fort Street and along the Angela Street extension road. The estimate for the
installation of the proposed storm drainage system is $1,000,000, excluding possible impact
fees.

5. Electrical Power Distribution
Existing Off-Site Conditions

City Electric System (CES) provides electricai service from the south end of the Seven Mile
Bridge to Key West. Average daily power consumption within this service area is 120 mega
watts. Power distribution to non-federal properties in Key West constitutes approximately
85% of this daily consumption rate. In recent years, CES power distribution has increased
by an average annual rate of 3%.

Existing On-Site Conditions

The U.S. Navy owns and maintains ifs on-site electrical facilities in Key West, and is
supplied electrical service by CES. Approximately 15% of City Electric’s current power
supply is used to service federal naval properties in Key West. Power is distributed from
the City to the Navy property through the main substation located at the intersection of
Angela and Fort streets. Underground feeder lines run along the east quay and Outer
Mole. Two parallel distribution lines extend westward along the main road from the Angela
Street switch station to the landside area near Pier 8. Some of the remaining areas of the
surplus property at Truman Waterfront are served by overhead electrical lines.

Proposed Electrical Distribution Plan

CES has indicated that it has more than adequate capacity to provide electrical service to
the proposed redevelopment at Truman Waterfront. Much of the existing electrical
infrastructure and utility easements may be adequate to provide continued electrical service
to this area. The underground trunk lines which run along the main road extending
westward from Angela Street serve the central area proposed for redevelopment. Feeder
lines and meters will need to be installed for individual customers in subsequent planning
stages. Close coordination between CES and the City will also be required to ensure
proper phasing of system upgrades and future maintenance of the power distribution
system at Truman Waterfront. Until a specific site plan is deveioped, costs estimates can
not be provided for the provision of electrical service to this area.

Transportation

The transportation section describes the number of trips that would be generated by the proposed
development and the traffic circulation of various modes of transportation such as vehicles,
bicycles, and walking. This section also assesses the availability, accessibility, and level of service
of transit services in the area. Strategies to reduce vehicular demands are also discussed.
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VI. Truman Waterfront Reuse Plan

1. Overview

Truman Waterfront is adjacent to the core of the tourist area. It is in close proximity to the
historic site of Fort Zachary Taylor, the commercial area of Duval Street, the streets of
Bahama Village, and Key West Historic black community. US 1 corridor (N. Roosevelit
Boulevard and Truman Avenue) provides the most direct route to the site from the eastern
side of the island through downtown and the Historic District. Dekalb Street then connects
Truman Avenue to the Truman Waterfront site. However, this route (US 1 Corridor) carries
a significant portion of the city’s traffic and is relatively congested.

The main access to the Truman Waterfront site is provided from Southard Street. The
Truman Waterfront route from the northwestern side of the island is provided through
Caroline Sireet and Eaton Street to Duval Street which connects to Southard Street.
Roadways on the northwestern side of the island are also relatively congested. The
southern route is provided through United Street or South Street to Whitehead Street which
connects to Truman Avenue, then using Dekalb Street to the site. The southemn side of the
island is less congested than the above two routes. .

The City of Key West has unique travel characteristics:compared to the State of Florida.
The terrain, climate, and short trips provide an excellent opportunity for bicycling and
walking as an alternative to driving. As a result, walking and using bicycles are very
common practice in the City.

The City of Key West Transit Development Plan - Final Report, June, 1993, revealed that
almost 17 percent of Key West households did not have an automobile which is much
greater than the Florida average (9.2 percent). The report added that the percentage of
citizens who use “‘other” modes of transportation to work (bicycles or walk) was
approximately 23 percent which is aiso much greater than the Florida average (6.8
percent). In addition, Mr. Mike Petty of the Florida Department of Environmental Protection -
Division of Recreation and Parks indicated that in a recent survey of visitors conducted at
the historic Fort Zachary Taylor site approximately 45 percent of the visitors arrived by
walking or using bicycles. Therefore, it was concluded that approximately 45 percent of
tourist trips and 23 percent of non-tourist trips are walking or bicycling.

2. Trip Generation

Several public meetings were held as part of the public participation program for the Key
West Base Reuse plan project. As a result of these meetings a reuse plan for Truman
Waterfront was developed. This plan proposed developing the following land uses within
the Truman Waterfront site:

. Existing Cruise Ship Berth and Potential Future Cruise Ship Berth
. Village Marketplace
. Non-cargo, Port Related Activity
. Ferry Terminal
. NOAA/Environmental Education Center
. Public Open Space - Amphitheater
. Social Services
. Economic Development (Bahama Village)
. Pocket Parks '
Key West Base Reuse Plan . Page 87
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As indicated previously, it was determined that 45 percent of tourist trips and 23 percent of
the non-tourist trips are non vehicular type (walking and biking). The number of trips that
would be generated by these proposed land uses were determined by using the Institute
of Transportation Engineer (ITE) Trip Generation Manual, 5" Edition, 1991. The trip
generation estimates provided by the ITE Manual were reduced by 40 percent for the
tourist-based trips and 16 percent (The difference between the percentage for the City of
Key West (23%) and Statewide (7%) of non-tourist-based trips. A summary of trip
generations calculation is shown i in Table VI.1.

Although the ITE Manual allows for using reduction factors to account for internal trips and
high occupancy rates - as is the case in Key West - conservative assumptions were used
and such reduction factors ‘were not included in deveioping Table VI.1. As such, the
maximum number of vehicle trips that the Truman Waterfront Final Reuse Plan would
generate is approximately 3,378 net external vehicles per day and 357 net external vehicles

per hour during the PM peak period.

TABLE Vi1
TRIP GENERATION ESTIMATES FOR THE TRUMAN WATERFRONT FINAL REUSE PLAN
Land Use Variable Size External Daily Trips External PM Peak
Code " Used Trips
ADT | Peds Net PM | Peds Net
Single Family 210 Dweliing 25 288 46 242 31 5 26
Residential Units '
Apartments 220 Dwelling 110 681 109 572 70 11 59 "
. Units
Office 710 Square 15,000 334 53 281 45 7 39
Feet _
Market Place 814 Square 40,000 1,627 | 650 977 197 | 79 118
Feet
Light Industriai 110 Square 60,000 346 85 291 59 9 50
Feet
Social Services/ 495 Square 25,000 | 350 | 140 210 35 14 21
Economic ‘| Feet
Development
Environmental 480 Square 45,000 78 31 47 4 2 2
Education & Feet
Ferry
Operation®™
Sea Port 010 Berths 2 180 72 108 18% 1 7 11
Marina'® 420 Berths 150 695 111 584 29 5 24
Park 411 Acres 10 110 44 66 114 | 4 7
Total 4,689 | 1,311 | 3,378 | 560 | 143 357
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The ITE Trip Generation Manual, 5" Edition, 1991.

The ITE Manual does not provide week day trip generation rates for such land use. Therefore, daily
trip generation rates were estimated as 10 times the PM peak-hour trip rates, i.e., the ratio of PM
peak-hour trips to daily trips (K-Factor) equals 10 percent.

The ITE Manual does not provide trip generation rates for environmental education center (NOAA)
and ferry operation land uses. Because the nature of operation for these land uses are similar fo
amusement park; therefore, both land uses were considered as amusement park for the purpose of
calculating trip generation.

The ITE Manual does not provide PM peak-hour trip generation rates for such land use. Therefore,
PM peak-hour trip generation rates were estimated as 10 percent of the daily trip rates (K = 0.10).

For both Public Marina and Charter Marina.

Traffic Circulation

Visitors to the site could arrive using automobiles, transit services, bicycles or by walking.
Accessibility to the site by either one of these transportation modes is discussed in the
subsequent sections.

Vehicuiar Circulation

As discussed earlier, Truman Avenue provides the most direct route to Truman Waterfront
from the eastern side of the island. The main access roadway to the site is provided from
Southard Street. However, other vehicular circulations in and out of the site are available
as shown in Figure VI1.13, Vehicular Circulation. Truman Avenue corridor is normally
congested as it provides access for several other attractions. Truman Avenue east of Duval
Street is designated as physically constrained roadway. Alternate traffic circulation routes
in and out of the Truman Waterfront site will depend primarily on the roadway configurations
on the site and roadway improvements, if any, across Dekalb Street. Petronia Street has
the potential to become the main access roadway to the site because of its layout with
respect to the site.

Vehicles would get onto the Truman Waterfront site using roadways such as Truman
Avenue, Petronia Street and possibly Southard Street. On the site, traffic has to circulate
through local roadways to reach to destinations. The proposed roadway schematic
configuration encourages slow driving as most vehicles would have to make a series of
tumns or drive along curved roadways to reach to their destinations. The southern roadway,
which is part of the Navy’s property, meets Petronia Street and provides good site access
that feeds into several destinations of interest without adding to on-site congestion. A
summary of traffic circulations is shown in Figure VI1.13.

Pedestrian Circulation

One of the unique characteristics of the City of Key West is that walking trips make a
significant number of total trips due to the climate and short distances in the city.
Approximately 45 percent of the visitors to the Fort Zachary Taylor site, which is in the
immediate vicinity to the Truman Waterfront site, arrived by walking and biking. It is
expected that similar percentages of the tourist trips to the Truman Waterfront site will be
walking and biking. Therefore, it is essential to provide accessibility for pedestrians to and
from the site.
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VI. Truman Waterfront Reuse Plan

it is anticipated that a sizable number of pedestrians will be coming in and out of the
Bahama Village area using Angela Street, Petronia Street, and Olivia Street. Another
pedestrian route to and from the northwest side of the island is through Eaton Street to the
site, Whitehead Street and then Southard Street, Petronia Street, or Angela Strest to the
site. Dekalb Street provides the direct access from the southern side of the island to the
site. Pedestrian on-site circulation will follow roadway configuration. In addition to the
roadway route, the walkways on the waterfront park and the marina side are main
pedestrian pathways. Potential pedestrian circulation and routes are shown in Figure Vi.14,
Pedestrian Circulation. Sidewalk and pedestrian crossings are essential to the safety and
mobility of pedestrians. Pedestrian crossings should be provided at the main crossing
points shown in Figure VI.14, Pedestrian Circulation.

Bicycle Circulation

The City of Key West Comprehensive Plan, 1993, indicated that the City is adopting plans
for developing bicycle and pedestrian ways which will connect residential areas to
recreational areas and major activity centers. The City will incorporate provisions, as part
of the land development regulation, requiring new subdivisions, replats, planned unit
developments, and site plans to accommodate bicycles and pedestrian traffic needs. And,
public use facilities will be required to provide storage areas for bicycles.

The 1993 Comprehensive Plan laid out the existing bicycle facilities (presented in Figure
lILLF.4). This plan showed that there were no bicycle facilities near the Truman Waterfront
site. However, the City of Key West, in cooperation with the Florida Department of
transportation are in the process of completing a major bicycle and pedestrian initiative to
conduct an inventory of bicycle and pedestrian facilities and to identify ways in which these
travel modes can be integrated into the overall transportation system within the City.

Bicycle facilities and circulations are essential to the project site. It is expected that bicyclers
will follow the circulation route shown in Figure VI.15, Bicycle Circulation. Bicycle lanes and
storage areas should be provided at the Truman Waterfront site. Bicycle lanes should also
be provided along the bike route shown in Figure VI.15. The larger roadways (E-W)
incorporate bicycle lanes, whereas the smaller roadways remain narrow to preserve the
village character.

4, Transit Service

The Key West Port and Transit Authority (KWPATA) Department provides fixed route bus
service in Key West that operates in a loop system (known as Conch Loop). The proposed
site plan shows the Conch Loop connection to the outer Mole modified such that Petronia
Street becomes the access road. The proposed route would then pass the marketplace and
Social Services/Cultural Center before heading out to the Mole. The existing transit routes
in the City of Key West was shown in Figure lILLF.3. There are proposed shuttle bus
services for park-and-ride lots in Old Town. The existing transit routes and proposed shuttle
bus services run in the vicinity to the Truman Waterfront site along
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VI. Truman Walerfront Reuse Plan

Truman Avenue, Emma Street, Southard Street, and Whitehead Street, as shown in Figure
VI.16, Transit Services. Therefore, the Truman Waterfront site is well serviced by the
existing transit and proposed shuttle services.

5. Transportation Demand Strategies

The roadway within the vicinity of the Truman Waterfront site, which is close to major traffic
generators such as Old Town, Fort Zachary Taylor and Historic District, are normally
congested. The addition of the proposed development on the waterfront will aggravate
traffic conditions within that region. It was estimated (as discussed earlier) that the
proposed development would generate a significant amount of traffic; approximately 3,378
vehicles per day and 357 vehicles per hour during the PM peak period. Therefore,
strategies should be implemented to reduce transportation demand and relieve traffic
congestion. Several strategies could be implemented in the City of Key West that suit the
City’s unique characteristics in terms of climate, terrain, size, and driving behavior. The
following are some of the demand strategies that could reduce people’s dependencies on
single automobiles: .

. Encourage use of bicycles as an alternative to driving by providing and irnproving
bicycle lanes and facilities along the bike routes and on the site. It is also important
to provide bicycle storage faciiities at the site and upgrade the bicycle lanes and
facilities, as much as possible, to the Florida Department of Transportatlon (FDOT)
and Monroe County standards.

. Encourage walking as an alternative to driving by providing and improving
pedestrian facilities to provide a safe and pleasant walking environment along the
pedestrian routes. Such improvements include, but are not limited to, providing
sidewaiks, geometric improvement at intersections, providing safe access to
buildings, providing mid-block crossing where needed, and enhancing pedestrian
safety and reducing traffic hazards by implementing techniques such as traffic
calming.

. Encourage the use of transit services as an alternative to driving. This policy would
require improving the reliability of transit services and its scheduling. In addition, it
is equally important to provide and improve the shuttle bus services between the
park-and-ride facilities and the Truman Waterfront site.

. Limit the availability of parking spaces at the site as well as in the immediate vicinity.
This strategy should go along with the above mentioned strategies. Limiting the
availability of parking spaces will also contribute to improving the success of the
aforementioned mentioned strategies.

The City has already initiated some of these programs. As mentioned earlier, the City in
Cooperation with the FDOT is in the process of completing a major bicycle and pedestrian
study to inventory bicycle and pedestrian facilities and to identify ways in which these travel
modes can be integrated into the overall transportation system within the City. The City also
supported projects to study the Park-and-ride program and the transit development plan in
the City. As such, these efforts should be supported on a continual basis.
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VL. Truman Waterfront Reuse Plan

F. Development Program

The development program presents the type and amount of development that can be expected on
each Truman Waterfront property based on allowable land uses and densities, and design
guidelines which aim to preserve the character of the area and assure the appropriate integration
of the new developments into the existing urban fabric. The timing is presented in a manner that
will allow the greatest flexibility for the LRA. Implementation of the Base Reuse Plan is expected
to occur over a 10 to 15 year period.

The development program is dependent on two factors: financing and economic generators. The
amount and timing of the financing that will be available for the development program is critical.

" In light of this, the development program is subdivided into three development priorities and not
development phases, which generally have a specific time frame associated with them. These
development priorities are outiined below.

In general terms, the development priorities each have economic generators - to help sustain
development - with the most significant generators developed first. Housing is developed primarily
in the second and third development priority due to the complex nature of housing development
in Key West. Commercial uses are also developed at later stages in unison with the housing that
will help support them. Pubiic access and aesthetic issues are resolved early in the development
program, culminating in the development of the parks and open space as the final priority. The
development program also targets investments in infrastructure as the foundation for
comprehensive development. Costly roads and infrastructure improvements should be undertaken
throughout the program, but particularly in the second and third stages. The total development
potential of the Truman Waterfront is as follows:

» TABLE V1.2
LAND USE BY DEVELOPMENT TYPE . N

Land Use Development Potential
Single-family 25 units
Apartments 110 units
Retail 40,000 sq. ft.
f Office 15,000 sq. ft.
Light-industrial 60,000 sq. f.

Social Servs./Econ. Develop. 25,000 sq ft. |
Env. Ed./ Ferry Ops. 45,000 sq. ft
Marina - Public 100 slips

Marina - Charter 50 slips
Sea Port '2 berths
Il Park 11 acres
Key West Base Reuse Plan Page 96

Bermelfo, Ajamil & Partners, Inc.



Vi. Truman Waterfront Reuse Pian

1. Development Priority |

Initial reuse is focused on conversion and privatization of existing facilities that can provide
immediate job-retention and short-term job creation through the development of economic
generators both existing and future. The removal of eyesores from the immediate
waterfront area is a precursor to the conveyance and opening of the waterfront to the public
through the harborwalks and the removal of pedestrian barriers.

The development of economic generators will entail the further study of expanding the
cruise port. In the meantime, as noted in Block 15 in Figure VI.17, Proposed Development
Blocks in Table VI.3, immediate improvements can be made to the existing cruise berth
through the enhancement of the existing facilities with the addition of concessions and the
port administration office. Along these Ilnes the development of the professional marina
should also be a first priority.

The removal of eyesores will be partially accomplished by the demolition of the torpedo
buildings and the implementation of the improvements to the NOAA buildings in Block 12.
The opening of the waterfront to the public will partially be achieved by the creation of a
boardwalk. Designed for use by pedestrians, cyclists; in-line skaters, and other recreation
enthusiasts, the Truman Waterfront promenade would connect cruise operations on Mole
Pier, Ft. Zachary Taylor, passenger ferry operations, the'federal interagency visitor center,
and recreation and open space areas. Landscaping and hardscape treatments, pavilions,
and lighting elements would all be incorporated into design of the promenade to create a
diverse, safe, multi-use recreation facility. Further needed is the removal of barriers from
the connecting streets, which will fead in the future to the full integration of the streets to the
Truman Waterfront. Also envisioned as coming on-line is Block 4 which contains the former
Enlisted Dining Facilities (Building #1287).

2. Development Priority li

The second development priority will further enhance the economic generators developed
in earlier stages. The expansion of ferry operations in Block 14 can begin at this stage.
Through use of the existing pier that extends from the southern quay wall, two passenger
ferries can be accommodated simultaneously. Ferry ticketing, luggage, and support
requirements are provided through modification and reuse of the existing Navy building
(#149) located along the southwest corner of the basin. A small parking and bus and taxi
drop-off is programmed for the ferry terminal facility along the southern and eastern sides
of the building.

The following components of the second development priority will begin to put in place the
basic elements of the extension of Bahama Village into the Navy properties. These
elements include a marketplace and housing adjacent to Bahama Village.

The marketplace, with 12,000 square feet of retail, located at the terminus of Petronia
Street is envisioned as an activity center with broad appeal. The marketplace at Block 7
would be the culmination of an extension of the commercial uses on Petronia Street into
the Navy properties. The village marketplace could offer Caribbean-inspired shopping,
dining, and entertainment. The marketplace could appeal to both the Bahama Village
community and area visitors especially cruise passengers from Mole Pier.
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TABLE VL3
______TRUMAN ANNEX LAND USE BREAKDOWN
Block Gross Area Zoning Development Scenario |
Square feet Acres .
1 51,800 1.2 HNC-2 3 S.F. Units
12 Apt. Units '
15 Resid. 2,500 sq.ft. Retail
2 88,400 2.0 HMNC-2 7 S.F. Units 2,500 sq.ft. Retail
19 A ni 2.000 sq.ft. Office
26 Resid. 4,000 sq.ft. Comm.
3 98,150 2.3 HNC-2 3 S.F. Units 3,000 sq.ft. Retail
wlo park 74,750 1.7 19 Apt. Units | 3.500 sq.ft. Office
22 Resid. 6,000 sq.ft. Comm.
4 120,500 2.8 HNC-2 Social Services / Economic Development
+ 25,000 sq.ft.
5 34,500 0.8 HNC-2 12 Apt. Units | 2,500 sq.ft. Retail
2.000 sq.ft. Office
4,000 sq.ft. Comm.
6 96,800 22 HNC-2 11 Apt. Units | 8,000 sq.ft. Retail
1.500 sg.ft. Office
9,000 sq.ft. Comm.
7 50,100 1.2 CL Village 12,000 sq.ft. Retail
Marketplace
8 20000 0.5 HMDR 5 S.F. Units “
9 42,000 1.0 HNC-2/ | 3SF.Units | 2,500 sq.ft. Retai "
HMDR 8 Apt. Uni 2 500 sq.ft. Office
11 Resid. 4,500 sq.ft. Comm.
10 44,100 1.0 HNC-2f 4 S.F. Units 1,000 sq.ft. Retail
HMDR 8 Apt_Units
12 Resid.
11 66,600 1.5 HMDR 21 Apts.
12 HPS NOAA / Env. Ed. Ctr.
expand to 25,000 sq.ft.
13 170,000 3.8 HRCC-4 60,000 sq.ft. Industrial / Office i
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"TABLE VI.3
TRUMAN ANNEX LAND USE BREAKDOWN

14

100,500 23 HRCC-4 Férry Terminal Operations expand to
20,000 sq.ft.

16

HRCC-4 6,000 sq.it. Concessions
(Retail)

3.800 sq.ft. Port Admin.
{Office)

8,000 sq.{.

The proposed housing adjacent to Bahama Village would be affordable and be an extension
of the Bahama Village's architectural style. The housing being constructed here is the first
step in the development of housing in the Truman Waterfront. Blocks 8, 9, 10, and 11
would contain approximately 46 single family and apartment units, as well as 5,500 square
feet of commercial uses.

The development of the areas adjacent to Bahama Village will require the construction of
the needed road and infrastructure improvements. Initiated by the opening of the Navy
properties with the removal of pedestrian barriers, the uses proposed for the Truman
Waterfront property will generate vehicular traffic. Their impact te adjacent communities,
however, could be distributed over several ingress/egress points, including Southard Street,

- Petronia Street, Olivia Street and Truman Avenue, ali will need physical improvements to

fully integrate these streets into the urban fabric. Angela Street would be opened to
pedestrian and bicycle access only. Traffic associated with cruise activities would be routed
along Petronia Street, giving increased visibility to Bahama Village and its retailers. Traffic
can be moved north-south along an improved Dekalb Avenue, which would feed traffic to
the northern portion of the site and to a new landscaped boulevard that would service uses
along the southern quay wall. Sidewalks and on-street parking is envisioned for residential
and mixed use areas in the southern portion of the site.

3. Development Priority VI

The final elements of the base reuse plan shouid be put into place at this stage. The final
port-related economic generators, such as the light industrial, non-cargo port related
activities of block 13 should be developed.

A public marina facility is envisioned for the southern portion of the basin adjacent to the
large park. A mega-yacht berthing area would be designated for the northern portion of the
eastern quay wall, a smali boat facility, protected from wind and wave action by a
breakwater, would be located to the south. These uses would help further activate the park
and provide mooring facilities for Key West. The existing boat launch could be modified as
a slip for large visiting boats or research vessel.

The remainder of the housing and commercial uses along Angela Sireet in Biocks 1, 2, 3,
5, and 6 should be developed. Approximately 84 single-family and apartment units can be
developed along this corridor along with 25,500 square feet of new commercial uses. The
housing would be similar in type and style to that found in historic Key West.
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G.

A significant component of this deveiopment stage is the completion of the open space,
park, and linkages. A large open space and recreation park is shown for the northwestern
portion of the site, between the existing Truman Waterfront residential community and the
eastern quay wall. This area offers dramatic views of the waterfront; tennis, bocce, and
other dedicated sports areas, community gardens; and, open areas for field sports or
passive recreation. An amphitheater could be developed at this stage at the center of this
open area for public gatherings, outdoor theater and concerts, or a series of other uses.
To encourage activation of the park and prevent the park from having a “dead end”, several
ingress/egress points should be developed along the northern end to provide pedestrian
and bicycle access. An area for parking is provided north of the terminus of Southard
Street.

A second large open space and recreation area is envisioned for the area around the
historic Seminole Battery. Uses for this area could include a museum honoring Afro-
American veterans or an amphitheater. Smaller pocket parks at the TACTS tower, the
water tower, and the archeological preserve at Ft. Zachary Taylor are aiso contemplated.

Each of these open space and recreation facilities would be linked together by a network
of landscaped green ways. One green way is programmed to run along Dekalb Avenue,
connecting the waterfront and park area to TACTS tower park, the Bahama Village
marketplace, and Seminole Battery.

Finally, as noted earlier the development of the areas adjacent to Bahama Village will
require the construction of the needed road and infrastructure improvements, and this
should continue at this stage.

Economic Impact

This section of the report presents estimates of the potential economic benefits which might accrue
to the Key West area as a result of implementing the proposed land use plan for the Truman Annex
site. This analysis represents a hypothetical assessment of the possible direct, indirect and
induced benefits associated with the development and operations of the proposed, conceptual land
uses at the iocal level. Implicit in this economic impact analysis is an assessment of the costs and
benefits associated with the proposed conceptual land uses.

This analysis reflects gross, or total, impacts resulting from the project. In this way, the overall
hypothetical benefits from the project can be assessed. The last portion of this section discusses
the concept of incremental new impacts versus gross impacts. This section addresses the
following key areas:

Impacts from Construction (one-time-impact)

- Direct spending (i.e. related development and construction work)
- Indirect spending

- Induced spending

~ Employment impact

lmpacts from Ongoing Operations {annually recurring)
~ Direct spending

Key West Base Reuse Plan Page 101
Bermello, Ajamil & Partners, Inc.



PN

VI. Truman Waterfront Reuse Plan

- Indirect spending
- Induced spending
- Employment and earnings

« Discussion of New Local Impacts versus Gross impacts
Impact Analysis

in an effort to quantify the inputs needed to produce the direct output, economists have
developed multiplier models. For purposes of this analysis we have estimated this “multiplier”
effect using a regional economic forecasting model provided by Minnesota IMPLAN Group,
Inc., a private economic modeling company. The format and base data is based on similar
models developed and maintained by the U.S. Department of Commerce, Bureau of Economic
Analysis. The models analyze economic data on a regional basis by individual industry
categories, and captures the effect of multiple rounds of consumer expenditures through the
use of mathematically derived “multipliers.” The multipliers used in this model break the
economic impacts into three components:

» Direct effects - Represent the changes in the industries to whom a final demand change

was made. '

» Indirect effects - Represent the changes in inter-industry purchases as they respond to the
new demands of the directly affected industries.

+ Induced effects - Represent the changes in spending from households as
income/population increases or decreases due to the changes in production.

This model allows one to examine the effects of a hypothetical change in one or several
economic activities on an entire economy. One of the major advantages of this type of model
is that it is sensitive to both location and type of spending, and has the ability to provide, based
on direct spending inputs, indirect and induced spending, employment and earnings information
by industry category. For the purpose of this analysis, the input for the model was developed
at a general macro level given conceptual nature of the proposed land uses and the related
estimates and assumptions.

Impacts From Construction

This report analyzes the impacts which could occur during the construction period, estimated
to be between 6 and 18 months, in terms of spending, jobs and earnings. Once site work is
complete, the vertical construction of any individual compenent is estimated to require 6-18
months. For example, if all components are built simultaneously, the entire vertical construction
(not including site work) would require 6-18 months. More than likely, individuai components
will be constructed sequentially over time and, therefore, a longer period will be required to
compiete construction. For purposes of this analysis, a 6-18 build-out period was used in order
to simplify the model. The following table summarizes these impacts, and is followed by a
discussion of each component.
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. [ - TABLE V1.4 |
BENEFITS FROM CONSTRUCTION (ONE TIME IMPACT) ]
Total Economic Benefits Amount ]
Total Direct Spending $41,700,000
Total Direct, Indirect
Employment (number of jobs) 906 (627 Construction Jobs)
Earnings $25,000,000
Source: KPMG_

= Direct spending - The estimated costs -of the individual components are based on
preliminary, “ballpark” estimates for the land uses and other infrastructure improvements
provided by Bermello, Ajamil & Partners, Inc. The proposed fand uses are still in the
conceptual stage, and the total development and construction costs are estimated to be
approximately $41.7 million, as follows:

P
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TABLE VL5 ]
ESTIMATED DEVELOPM_I_ENT AND CONSTRUCTION COSTS
Land Use ) Estimated Cost

Residential Units $ 12,000,000
Retail $ 1.300,000°
Light Industrial $ 3.600,000°%
[ Ferry Operations $ 1,500,000 °
Bahama Village Cult. Ctr. $ 1,900,000°
NOAA/Envir. Educ. $ 1,800,000°¢
Marina - Public $ 2,000,0007
Marina - Charter $ 7000008
Harbor Walk/Open areas $ 9,000,000°

Demolition Costs/Dump Fee $ 3,000,000 it

Seawall . $ 1,500,000 i

New Roadways/Improvements $ 400,000 f

II Water & Sewer $ 3,000,000 *- |

Source: Bermello, Ajamil & Partners, Inc.
! Represents average of $9.5 to $15 million cost estimate provided by Bermello & Ajamil
& Partners, Inc,, for 25 single family and 110 multi-family units. Includes the cost of
approximately 15,000 square feet of ground-floor office space and approximately 20,000
square feet of ground-floor neighborhood retail space.

2 Represents estimated cost of new construction: 12,000 square foot village market place
and 6,000 square feet of professicnal, marine-related concessions.

? Represents construction of 3 approximately 20,000 square faot industrial buildings

*Represents renovation of approximately 15,000 square feet and construction of
| approximately 5,000 square feet.

¥ Represents renovation of approximately 19,000 square feet and construction of
approximately 6,000 square feet.

* Represents renovation of approximately 20,000 square feet and constmcﬁon of
approximately 5,000 square feet.

’ Represents construction cost of 100 slip marina for recreationat boating.
® Represents construction cost of 50 skip marina for commercial use.

? Represents average of $8-510 million cost estimate provided by Bermello & Ajamil &
Partners, Inc.

» Indirect and Induced spending - Construction industry multipliers were used to derive total
direct, indirect and induced benefits based on the direct construction costs described
above. Total direct, indirect and induced economic activity from construction is likely to be
on the order of $61 million within the Key West area. Refer to Table V1.3 for the detailed
amounts of the various spending categories.

» Employment and earnings - Based on the employment estimates derived through the use
of the economic multiplier model, it is estimated that 627 full-time equivalent construction
jobs would be generated in the Key West area as a result of construction activities. These
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employment benefits would be achieved over the course of the construction process,
estimated at six to eighteen months. Employment would relate not only to direct
construction jobs, but would include jobs in other areas such as suppliers, manufacturers,
financial services, retail, restaurant and hospitality, transportation and other sectors of the
economy. Therefore an additional 279 jobs, for total of 906 jobs, would be created.

TABLE V1.6
SUMMARY OF ECONOMIC BENEFITS BY INDUSTRY
BENEFITS FROM CONSTRUCTION (ONE-TIME IMPACT)

Direct, indirect and Induced Spending | Employment — Earnings
Construction ' $ 41,700,000 627 $ 18,200,000
Local Transporiation $ 900,000 11 $ 200,000
Wholesale Trade $ 1,700,000 19 $ 600,000
Retail/Restaurants $ 5,500,000 124 $ 2,400,000
Real Estate $ 3,000,000 5 $ 100,000
Hotels & Entertainment $ 750,000 11 $ 300,000
Medical Services $ 2,400,000 36 $ 1,400,000
Boat Building 3 0 0 $ 0
Business/Legal Services $ 1,000,000 18 $ 600,000
Other $ 4,050,000 55 $ 1,200,000
TOTAL $ 61,000,000 006 $ 25,000,000

Source: KPMG

Impacts From Ongoing Operations

The table below summarizes the annually recurring impacts from the ongoing operations of the
various land uses at Truman Annex in terms of direct spending, indirect and induced spending
and employment and earnings, and is followed by a discussion of each component.

== -

TABLE VL7
BENEFITS FROM ONGOING OPERATIONS
(ANNUALLY RECURRING IMPACT)

Total Economic Benefits Amount
Total Direct Spending $ 15,800,000
| Total Direct, Indirect and Induced
i| Employment (number of jobs) 395
Earnings $ 8,700,000

Source: KPMG|

« Direct spending - Direct spending impacts would be annually recurring in nature and are
estimated at the level considered typical for a stabilized year of operations, likely to be one
to two years after construction of the complex is complete. The primary types of spending
quantified for this study are illustrated in the chart below:
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Village Marketplace

Restaurant

Light Marine Industrial

Ferry

Marina
Commercial Use

Recreational Use

Office Ground floor of

Residential

Professional Concessions
Ground-floor, Neighborhood

12,000 sq.ft. @ $300 of sales per square foot

6,000 sq.ft. @ $250 of sales per square foot
20,000 sq.ft. @ $150 of sales per square foot

6,000 sq.ft. @ $400 of sales per square foot

TABLE VI8 :
ESTIMATED ECONOMIC IMPACT BY CATEGORY'
Spending
Land Uses Direct Only Direct, Indirect & Employment Total Earnings
Induced
Retail & Restaurant $ 6,900,000 $ 10,700,000 224 | $ 4,000,000
| Light Marine Industrial | $ 2,800,000 $ 4,600,000 42 | $ 1,000,000
Ferry $ 1,800,000 $ 3,100,000 251 % 500,000
Marina (Recreational :
and Commercial) $ 600,000 $ 1,000,000 191 % 400,000
Office $ 3,700,000 $ 6,000,000 851 $ 2,800,000
TOTAL $15,800,000 $ 25,400,000 395 | $ 8,700,000
Source: KPMG
! MODEL INPUT ASSUMPTIONS:
The following assumptions were used to estimate the economic im;;ac':t of the proposed land uses for Truman Annex:
Propo se Assumption
Retail

Assume 20 employees (i.e., 4 small businesses with average of §
employees as is typical of similar operations existing in Key West and Monroe County.

Assume 2 passenger ferries carrying 1,000 passengers each per week @ $10 per trip.

50 slips at an average of $50/linear foot/month
based on average of 40 foot boat at 75% occupancy
100 slips at an average of $20/linear foot/month
based on average of 25 foot boat at 90% occupancy

Assumed uses include legal, accounting, architectural,

medical and general business uses.

» _Employment and eamings - Based on the IMPLAN model, the various
proposed land uses could support 395 total direct, indirect and induced jobs
in the Key West area. These jobs would be created in various sectors of the
economy which would both directly and indirectly support the increased level
of business activity in the area.

A summary of economic benefits by industry from ongoing operations is
presented in Table VI.9.
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TABLE VL9
SUMMARY OF ECONOMIC BENEFITS BY INDUSTRY
BENEFITS FROM ONGOING OPERATIONS o

. Direct, Indirect and Induced Spending | Employment | Earnings

Construction $ 0 0 $ 0

Local Transportation $ 4,700,000 30 $ 500,000

Wholesale Trade $ 800,000 9 $ 300,000

Retail/Restaurants $ 8,000,000 199 $ 3,300,000

Real Estate $ 1,600,000 5 $ 100,000
Hotels & Entertainment $ 1,000,000 19 $ 400,000 |
Medical Services $ 1,800,000 24 $ 1,000,000 il
Boat Building $ 800,000 13 $ 200,000 |
Business/Legal Services $ 900,000 44 $1,900,000 |l

Other $ 5,800,000 52 $ 1,000,000

TOTAL $25,400,000 395 $ 8,700,000
j -m Source: KPMG |!

Cruise Port

The above analysis does not take into consideration the impact of the existing cruise
operation at the Outer-Mole. The following chart illustrates the estimated impact from
the existing cruise ship passenger visitations (approximately 365,000 to the Outer Mole)
as well as the incremental impact of a theoretical increase in demand of 100,000
passengers on an annual basis.

TABLE VI.10
ECONOMIC IMPACT OF CRUISE SHIP PASSENGER VISITATION

Description Direct Only | Direct, Indirect & | Employment Total Earnings
Induced
Existing Visitation $18,300,000 $28,800,000 690 $12,000,000
Estimated Impact of
100,000 increase in
Passenger Visitation $ 5,000,000 $7,900,000 190 $3,300,000 _
Source: KPMG

Discussion of New Local Impacts Versus Gross Impacts

The previous analysis reflects estimates of gross impacts resulting from construction and
annual operations associated with the proposed land uses for Truman Waterfront. it is,
however, important to understand that only a portion of the total impacts would represent new
local impacts. This is due to the fact that some portion of the gross impact may be absorbed
by existing spending in the community, and some portion may be transferred outside the Key
West area to purchase products or services not readily available locally.

The retention of such new spending in Key West __ for both the one-time impact of |
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construction and the annually recurring impact from ongoing operations ___ is determined by

several factors.

» Construction - The factors that determine the extent of the direct, indirect and induced
spending that remains in Key West include:

- The proportion of products, such as steel and other construction materials, furnishings,
kitchen equipment, etc. that are likely to be imported from outside the Key West area;

- Current capacify of the construction industry in the area; and,
- The capacity of housing for construction workers in the area.

« Annually Recurring Operations - The factors that determine the extent of the direct, indirect
and induced spending from annually recurring operations that will remain in Key West
include:

- The annual growth rate of visitors to Key West over the next few years; and,

- The growth rate in population, and more specifically, in household income over the next
few years.

H. Regulatory Guidelines

1. Introduction

The purpose of this section is to identify and describe the key policies, practices and
regulations that will most likely be required for the Truman Waterfront project, as depicted
in this plan. The issues discussed in this section are based not only on the consultant’s
research, experience and knowledge, but also on comments received from various review
agencies during the July 28, 1997, Chapter 288 Pre-Submission Workshop.

This section is organized into three parts. The first addresses the relevant agencies; the
second identifies key policies, practices and programs; and, the third outlines the way in
which these policies, practices and programs may inform the proposed deveiopment
program.

2, Principal Agencies
Numerous agencies have regulatory or commenting authority on development in Key West.
The following list is not intended to be inclusive, but rather to identify the agencies
responsible for the key programs discussed later in this section.
. United States Army Corps of Engineers (USACE);
. United States Environmental Protection Agency (EPA),
. United States Fish and Wildlife Service (USFWS);
. National Oceanic and Atmospheric Administration (NOCAA) as administrators
of the Florida Keys National Marine Sanctuary (FKNMS);
National Marine Fisheries Service (NMFS);
Florida Game and Fresh Water Fish Commission (FGFWFC),
Florida Department of Environmental Protection (FDEP),
Florida Department of Community Affairs (DCA);
South Florida Water Management District {(SFWMD);
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. Monroe County Health Department; and,
. City of Key West Planning Department.

3. Policies, Practices and Regulations

The following describes the principal policies, practices and regulations affecting
development on the Truman Waterfront property. Some descriptions address federal or
state designations; others outline regulatory processes. In most cases the regulatory
process is the means by which special designations and their associated policies and
practices are implemented. This section does not attempt to exhaustively identify every
possible permit required for development; rather, it seeks to outline the most significant
(and potentially prohibitive) processes which may be encountered during plan approval.
Actual design of the improvements may resolve some regulatory issues or raise others not
considered in this analysis. Further, the policies and implementing regulations are in a
constant state of flux— standards or practices in place today may change in the future.
Therefore, the following should be used as a guide only; final regulatory determinations
should be made during the detailed planning and de8|gn process.

4. National Environmental Policy Act (NEPA) Requ:rements

Federal actions are reviewed under the National Environmental Protection Act (NEPA) to
determine if the proposed action will create environmental impacts. Under NEPA proposed
actions may be categorically excluded from further action or be determined to require
further review--either through an Environmental Assessment or an Environmental Impact
Statement. Currently an Environmental Assessment is planned to be completed for the
Truman Waterfront site. Additional review can encompass a variety of issues, including an
assessment of alternatives against socio-economic, environmental, and regulatory criteria.
The NEPA process is led by the federal agency responsible for the action. The Key West
Base Reuse Plan will be assessed under NEPA by the Department of Defense. The state,
through its consistency review, conducts a coordinated assessment of impacts. The Florida
Department of Community Affairs (DCA) is responsible for the State Clearinghouse review.
Typicaily this review addresses all applicable state, regional and local regulations.

5. Chapter 288

The State of Florida has established an optional planning process for military bases
designated for closure. This process, established in Section 288.975, Florida Statutes, is
designed to expedite the satisfaction of land use planning requirements which must be
fulfilled under state law. The Chapter 288 process provides for a coordinated review of
planning and environmental issues by local, regional and state agencies.

The City of Key West has notified the DCA of its intent to utilize the Chapter 288 process.
Because many of the BRAC sites are already addressed in the City's Comprehensive Plan,
only the Truman Waterfront, Poinciana, and Peary Court sites will be addressed by this
process. Chapter 288 does not exempt the sites from Area of Critical State Concemn review
at various other points, as outlined below.

6. Area of Critical State Concern

Due to the significant environmental resources throughout the area, the Florida Keys have
been designated as one of Florida’s four Areas of Critical State Concern (ACSC). This
designation is given in order to strengthen the capabilities of the local government to protect
resources of statewide and regional importance.
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The DCA, City of Key West and the Governor and Cabinet administer the ACSC program
as it relates to Key West. Under this program the City of Key West must give notice to DCA
of the receipt of any application for development approval. The DCA has review authority
over all development orders, comprehensive plans and amendments within the ACSC, and
makes final recommendations to the Governor and Cabinet for approval, denial, or
changes. The principles for guiding development contained in Chapter 28-36, Florida
Administrative Code, provide the standards by which these reviews are conducted. The
ACSC authority extends to all development permits, even for single family dwellings.
Further, the DCA, through its consistency review of federal actions, can apply the ACSC
principals to any federal permit or license, financial assistance, or other federal activity
which affects the coastal zone. Consistency review applies to dredge and fiil permits issued
by the USACE, National Environmental Policy Act determinations, and other federal actions
potentially including the Key West NAS BRAC process itself.

7. Building Permit Allocation System

While the City of Key West and the rest of Monroe County are separate ACSCs; and have
separate principles for guiding development and comprehensive plans, the two
governmental units must coordinate hurricane evacuation — and its implications on
permitting future development. The City is required by Chapter 28-36 to develop an
evacuation plan “consistent with regional and county plans”. Monroe County, in its
Comprehensive Plan, has calculated a Countywide evacuation time based on a cumulative
driving time per dwelling unit. In 1992, the County adopted a Rate of Growth Ordinance
(ROGO) which allocates future permittable units based on maintaining the total countywide
evacuation time. This ordinance factored a specific number of units for Key West, which
the city in turn used to develop its Building Permit Aliocation System.

The Building Permit Allocation System is established as policy in the City's Comprehensive
Plan and implemented through Section 34.1371 of the City Code. The system applies to
both permanent and transient residential units with a factor designed to equate unit type
impacts to the evacuation trips generated from a single family unit. The annual allocation
is 81 units (or their equivalent); this equates to an estimated total of 1,093 units between
April 1, 1990 and April 2002. Since 1990, the City has allocated 1004.23 units. In
recoghition that hurricane evacuation alone may not constitute the only factor determining
sustainable growth, the state (in conjunction with federal and regional agencies) has
initiated a Carrying Capacity Study which will determine the ability of the Keys’ ecosystem
to withstand impacts of additional land development activity. It is expected that the
Carrying Capacity Study could resuilt in a new system for allocating units under ROGO and
City’s Building Permit Allocation System.

The impact of the Building Permit Allocation System on development of residential and
transient units in Key West can not be overstated. The City of Key West is responsible for
implementing the system, with each development agreement being subject to ACSC
review. At this point, even long range plans for development which include significant
residential or transient units are subject to existing regulations. Development approved in
the future will comply with potential changes in the allocation system arising from the
Carrying Capacity Study. The City has only 88.77 total units available for allocation through
the year 2002; these units are subject to normal market competition. Therefore, actual
residential development within the Truman Waterfront site will be severely limited by this
cap.
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8. Qutstanding Florida Waters

The waters surrounding Key West are part of a speciai category of waters within Florida,
known as Outstanding Florida Waters (OFWs). These waters have been granted special
protection by the Florida Legislature. FDEP or SFWMD (depending upon Environmental
Resource Permit delegation) and the Environmental Regulation Commission (ERC)
administer the OFW program.

Permits are not issued for any activity or discharge within an OFW which significantly
degrades any OFW, unless the applicant establishes that the proposed activity or discharge
is clearly in the public interest and the existing ambient water quality within the OFW will not
be lowered as a result of the proposed activity, except on a temporary basis during
construction for a period not to exceed 30 days. According to FDEP staff, the exact
boundaries of the OFW in the vicinity of the Truman Waterfront property have not been
specifically defined. This is particularly important because the Key West OFW designation,
as defined by Chapter 62-302.700(13), F.A.C., does not apply to artificial water bodies,
defined as water bodies created by dredging, or excavation, or by the filling in of its
boundaries, including canals. it is possible that the harbor area could be considered an
artificial water body. i

Some anecdotal observations were raised during the Base Reuse Plan public participation
process, and subsequently reported to the FDEP, regarding boating-related turbidity in the
vicinity of the Truman Waterfront site. Of particular concern was potential turbidity created
by large vessels, such as cruise ships, although other turbidity generators, such as weather
events, smaller vessels with powerful props, and fast-moving vessels were all noted at
various times during the process. Violations to OFW standards by any activity, including
vessel traffic, may be a regulatory concern applicable both to existing operations and
proposed construction. However, at this time there is no clear evidence to suggest that the
proposed plan wouid create violations of OFW standards. Likewise, in the event that such
standards were exceeded, there is no evidence to suggest that technical soiutions could
not successfully resolve concerns. Research with agencies involved in water quality
studies in the vicinity, including NOAA, FDEP, Florida International University and University
of Miami Rosenstiel School of Atmospheric Science, was not conclusive. Apparently none
of these institutions or agencies has specifically studied turbidity related to cruise ship or
other boat movements in the site vicinity. Further, the level of research and analysis
necessary to fully understand the issue is appropriate at a permitting level and is beyond
the scope of this plan. Generally, the regulatory protection offered by the OFW designation,
as well as the other processes outlined in this section, should provide extensive review and
resofution of water quality issues prior to any new activity.

9. State Sovereign Lands

In addition to regulatory powers over impacts to marine resources, the State of Florida
controls uses of lands for which it holds title. Under Florida statutes, title is vested in the
Board of Trustees of the Internal improvement Trust Fund. The Trustees may sell or
otherwise convey sovereign ands upon a determination that such action is in the public
interest. A title search for the Truman Waterfront property is not available; however,
research indicates that at a minimum the state owns submerged tands within the basin.
These lands are under an existing lease between the Trustees of the Internal Improvement
Trust Fund and the Department of the Navy. Although the terms of the lease state that
sublet or assignment of the lease “shall not be unreasonably withheld,” the Trustees clearly
maintain the power to consent or deny such a transfer. Either a transfer or a new lease
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appears to be required for implementation of the final plan.

10. Dredge and Fill

«  Dredge and fill is a catch all phrase that generally refers to submerged lands impacts.
These types of impacts are heavily regulated at every level. At the federal level dredge and
fill activities are regulated by the USACE and the EPA. At the state level, either the FDEP
or the SFWMD will issue the approval, depending on how the specific activity falis within
the guidelines for delegation. In order to simplify permitting procedures, the FDEP/SFWMD
and USACE have developed a joint application form, known as the Environmental Resource
Permit application. At the local level, the City of Key West also regulates dredge and fill
activities through its land development regulations. Each program is described in more
detail below.

Iin determining whether to issue or deny a permit for dredge and fill, the USACE considers
conservation, economics, aesthetics, historic value, fish and wildlife, navigation, recreation,
and other factors affecting the public interest. Other federal agencies, including the U.S.
Fish and Wildlife Service (concerned with endangered species), National Marine Fisheries
(concerned with impact to fisheries resources), the Florida Keys National Marine Sanctuary
and EPA comment on Corps application. The EPA has the authority to specify disposai
sites for discharge of dredge and fill material into waters of the United States. The EPA,
in addition to an independent enforcement authority, may exercise its veto power to prohibit
or otherwise restrict a site where the discharge of dredged or fill material will have an
"unacceptable adverse effect” on municipal water supplies, shellfish beds and fishing areas,
or recreational areas. The USACE frequently requires environmental mitigation as a
condition for the issuance of a Section 404 dredge and fill permit. Mitigation in this federal
context is broadly defined as the avoidance, minimization, reduction, or compensation for
wetland impacts created by impacts on important aquatic sites. Mitigation is typically
required on an acre for acre basis for functional wetlands altered by construction activities.
The USACE works closely with the EPA in an attempt to implement the federal objective
of achieving no net loss functions.

The FDEP Environmental Resource Permit reviews direct impacts created by the project,
as well as secondary and cumulative impacts indirectly attributed to the project. Projects
in an Outstanding Florida Waters must also meet the specific regulations for that
designation. In addition, the FDEP receives comments from the Florida Game and
Freshwater Fish Commission and the State Historic Preservation Office in determining
whether to issue a permit. The FDEP defines mitigation as an action or series of actions
that will offset adverse impacts that would otherwise cause a proposed dredge and fill
project to be denied. Mitigation ratios are based on a number of site specific circumstances
which are generally outlined in-the ERP guidelines.

The City of Key West has developed a series of Environmental Protection criteria, set forth
in Article XI of the Land Development Regulations. This criteria addresses various types
of impacts, including coastal development, living marine resources, marina and dock
facilities and water quality issues. Consistency with the regulations or a variance is required
for issuance of a development agreement. All development agreements are reviewed by
the DCA in accordance with the ACSC criteria.

The final plan proposes a number of uses which may require dredge and fill permitting,
including structural improvements necessary for a second cruise ship berth, marina
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construction, bulkhead replacement and rehabilitation, and renovations to the existing
ship's way (boat ramp). Each improvement will create a different type of impact.
Seagrasses in the vicinity of the Outer Mole Pier are a particuiar concern relative to the
second cruise ship berth, although structural solutions may reduce or eliminate the need
to dredge in the narrow grass beds. Marinas raise a number of water quality and listed
species issues. Any activity which creates turbidity is an OFW concern with both the FDEP
and the City of Key West. Bulkhead replacement and rehabilitation is generally considered
low-impact, especially if the construction techniques inciude good turbidity control.

11. Listed Species

The term “listed species” includes species listed as Endangered or Threatened at the
federal level, as well as species listed as Endangered, Threatened or Species of Special
Concem at the state level. The USFWS permits takings and incidental takings of federally
listed species and has comment authority on federal dredge and fill permits. At the state
level, the Florida Game & Fresh Water Fish Commission (FGFWFC) fulfills both a
regulatory and critical commenting role. FDEP and SFWMD require consideration of
endangered species considerations in dredge and fill permitting. In its regulatory role, the
FGFWFC issues permits in order to take or negatively impact species listed as
Endangered, Threatened or Species of Special Concern.at the state level. The City of Key
West also regulates impacts to these species and their habitats through land development
regulations implemented through development agreements. The DCA has review authority
over all development agreements in the City of Key through the ACSC criteria.

The proposed plan provides for protection of the sea turtle nesting beach by including it
within the boundaries of Fort Zachary Taylor State Park. Indirect lighting impacts to turtle
nesting created by other proposed development are possible; however, they can largely be
addressed through design. More important are the nesting sites of least terns on buildings
proposed for demolition. Any disturbance of the buildings will likely be restricted to times
when nesting is not occurring.

12, Stormwater Management

Stormwater management programs exist at the federal level (through National Pollutant
Discharge Elimination System permits), state and regional level {through the Environmental
Resource Permit) and local level (City of Key West). Generally, these regulations address
the construction, alteration, maintenance, or operation of any dam, impoundment, reservoir,
or works, including ditches, canals, conduits, channels, culverts, pipes and other
construction that connects to, draws water from, drains water into, or is placed in or across
open waters and wetlands. in order to ensure that the construction and operation of
permitted works are not harmful to the water resources of the district, minimum design or
operational criteria have been adopted. The most important criteria relate to water quality
treatment, wetlands and wildlife impacts, and flood protection through the control of post-
development volume and rate of runoff.

Generally, stormwater management objectives are achieved through design. Nothing in the
proposed plan indicates that such a design solution will not be possible when site level
details emerge later in the process.

13. Summary
Table V1.1l presented below generally identifies the key federal/state/regional/local permits,
plans or approvals anticipated for the Truman Waterfront Property.
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TABLE VL1
TRUMAN WATERFRONT RELEVANT REGULATIONS AND PLANS
Site Component | Name of Policy, Practice Permitted Agency Key Issues
or Regulatory Approval Activity
2™ Cruise Berth Dredge and Fill (Section 10, Dredging and USACE (EPA, USFWS and FKNMS Impacts to living marine resources, such
Rivers and Harbors Act, impacts to marine | commenting). DCA will conduct Consistency as seagrasses; water quality impacts due
Section 404, Clean Water resources. review per ACSC to construction and operation of facility
Act), as requested though the
Environmental Resource
Permit joint application
Environmental Resource Dredging and FDEP will issue for Port facilities (FGFWFC Impacts to living marine resources, such
Permit impacts to marine | comment). OFW review. as seagrasses; water quality impacts due
resources to construction and operation of facility
Development Agreement Impacts to coastal | City of Key West with ACSC review by DCA impacts to living marine resources;
resources Environmental Impact Plan required
Entire site Environmental Resource Stormwater FDEP if associated with a Port facility or Water quality, especially discharges into
Permit management for marina; if not, SFWMD will issue surface waters
new impervious
development
Development Agreement Stormwater City of Key West . Water quality
management
Marina Dredge and Fill (Section 10, Marina USACE (EPA, USFWS and FKNMS Water quality impacts due to construction
Rivers and Harbors Act, construction and commenting). DCA will conduct Consistency and operation of facility; manatees; and
Section 404, Clean Water operation review per ACSC hydrological impacts
Act), as requested though the :
Environmental Resource
Permit joint application
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. TABLE VI.11
TRUMAN WATERFRONT RELEVANT REGULATIONS AND PLANS
Site Component | Name of Policy, Practice Permitted Agency Key Issues
or Regulatory Approval Activity
Environmental Resource Marina FDEP unless associated with a larger Water quality impacts due to construction
Permit construction and development. OFW issues. and operation of facility.
operation
Development Agreement Marina facilities City of Key West with ACSC review by DCA Facilities in OFWSs; impacts to water
~ quality
Restoration of Dredge and Fill (Section 10, Bulkhead USACE (EPA, USFWS and FKNMS
bulkhead Rivers and Harbors Act, restoration or commenting). DCA will conduct Consistency
Section 404, Clean Water replacement review per ACSC
Act), as requested though the
Environmental Resource
Permit joint application
Environmental Resource Buikhead FDEP if associated with a marina or port facility | May be exempt if criteria are met
Permit restoration or
replacement
Development Agreement Bulkhead
restoration or
replacement
Boat Slip Dredge and Fill (Section 10, Partial filling of USACE (EPA, USFWS and FKNMS, Water quality impacts during construction

Rivers and Harbors Act,
Section 404, Clean Water
Act), as requested though the
Environmenta! Resource
Permit joint application

existing ships way
(boat ramp) to
form slip

commenting). DCA will conduct'Consistency
review per ACSC

Development in line
of site of Historic
Truman Beach

Coastal Construction Permit

Impacts to sea
turtle nests due to
lighting

FDEP (FGFWFC comment).

Design to minimize lighting impacts during
nesting season
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TABLE VI.11 :
TRUMAN WATERFRONT RELEVANT REGULATIONS AND PLANS -
Site Component | Name of Policy, Practice Permitted Agency Key iIssues
or Regulatory Approval Activity
Alterations to Development Agreement impacts to listed City of Key West with ACSC review by DCA Critical Habitat Management Plan and
Truman Beach and species lighting plan for sea turtle nesting areas
buildings with listed
species
Residential Units Development Agreement Any new City of Key West with ACSC review by DCA Building Permit Allocation System
residential unit
Any other Development Order Permit any new City of Key West with review by the DCA
development development .
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{. Notices of Interest

On September 27, 1995 certain land and facilities at the Naval Air Station in Key West were
declared "excess" by the Department of the Navy under the Base Closure and Community
Redevelopment Assistance Act of 1994. Pursuant to this Act, on May 29th and June 2nd, 1996,
the City of Key West published legal notice in the Key West Citizen scliciting Notices of interest
(NOls) from public agencies, homeless provider groups, and other persons interested in the surplus
federal property.

The citizen participation process utilized to evaluate the NOIs, establish the needs, and determine
the proposed uses of the excessed Naval property, was one of the most extensive public
processes ever conducted in the City of Key West.

Following the process outlined below, the LRA was able to determine the needs of the cormmunity,
and to obtain recommendations from:

individuals that submitted NOis;

individuals living within the vicinity of the affected naval properties;
homeless providers; and

the general public.

] L] .

A series of public participation meetings (priorities forums, alternatives generation workshops,
design charettes, etc. were held, and the various NOls were discussed and explored for their
feasibility and compatibility within the affected property, and with the neighborhoods in the
immediate vicinity of the site.

There were a total of thirty-five (35) responses to the City's advertisement (see Figure VI.18,
Notices of Interest - Truman Waterfront). The Truman Waterfront NOlIs are summarized below
as well as the manner in which proposed plan addresses the NOL.

NQOI's Submifted for the Truman Annex site include:

#1 City of Key West -Site including Outer Mole and Seminole Battery - For cruise port, marina
and related land-side uses, public open space and other activities as determined during the
planning process.

City owned & operated cruiseport, marina, related landside uses, & open spaces are
proposed in the plan. '

#3 Good Samaritan Ministries - a) Enlisted Dining Facilities; b) Fire Station; ¢) DMRO Building
- To provide "shelter, counseling, and basic living needs for the homeless". (Note: the NOI
does not distinguish the use of each site).
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#5

#6

#7

#8

Dept. of Environmental Protection Div. of Recreation and Parks - "Property adjacent to the
Fort Zachary Taylor State Historic Site...additional management area around the Fort...
including the Fort's original main sally port..." To: provide correct historical interpretation
of the Fort and allow the opening of the Fort's traditional access; allow routine maintenance
on the outside of the Fort; provide enhanced public recreation opportunities such as a
pedestrian and bicycle path from the entrance to the Fort; and, ensure the right to future
ingress and egress via the current 50-year easement from the navy currently heid by the
State which provides access to the park.

The final plan calls for the expansion of the historical site property and opening of the
traditional site access. The area adjacent fo the existing 50 year easement (requested in
the NOI) is no longer needed by the State. Proposed plan does not yet call for enhanced
recreational opportunities (pedestrian and bike path).

MasterMold Composite Services - "...some portion of the waterfront so that the business
could have boats iifted in and out of the water; interested in putting up a floating finger dock
for in-the-water repairs and to dock vessels awaiting repairs; leasing one or more of the
existing buildings and/or leasing a 20,000 sq. ft. area to have the same activities under
semi-permanent shelters; having a float-on-beard hauling trailer that would operate on the
existing ramp and deliver vessels to/from his yard...also manufacture catamarans on a
semi-custom basis.”

Boat repair and construction facilities are proposed in the plan as part of the professional
marina.

American Clipper Trust, Inc. A KA. International Historical Watercraft Society, Inc. -
" ..Particutar area of interest includes buildings #104 and #103, and the launch ramp.
Request use for a temporary basis for two-years to construct a replica of the American
Clipper Ship SEA WITCH for the upcoming California Sesquicentennial...construction of the
vessel as a public attraction for Key West, and continuing public relations project.

Ship construction activities are consistent with proposed uses for the professional marina.
Buildings 103 and 104 are proposed for demolition; existing launch ramp is proposed for
inclusion in public marina.

Bahama Conch Community Land Trust - a) Part of the Pier, and access to buildings 1374

and 4080 and adjacent property, to "create an environment that will encourage.
entrepreneurial opportunities for locals...relaxation/fun for local families; encourage visitors

from Bahamian-Caribbean islands...fishing."; b} DMRO Building - to house the

administration offices and job training component of a Transportation Economic
Development Project; ¢) Enlisted Dining Facility to create a Bahamian food establishment.

Project could also provide job training in Culinary aris for youth; d) Building 223 to create

a skating rink and recreational area for youth; e) Buildings 102, 103, 104, 189 to be

developed into a mixed use affordable housing project to accommaodate moderate income

families.

Unitarian/Universalist Fellowship of Key West - Navy Building # 189 (1596 SF), second
choice Building # 84 (1957SF) - to relocate/create the church including: “...regular services
(Sundays), religious education (weekdays), social concems meetings, church meetings and
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#9

#10

#11

#12

social events, possible rental space to other social, philanthropic and nonprofit groups, and
possible safe zone for the homeless".

Although the Truman Waterfront Reuse Plan does not include as a compatible use a site
for a church facility, the Poinciana Housing Reuse Plan, includes a ‘“church/hurricane
shelter”.

Southermmmost Hockey Club - To utilize vacant surplus property between Fort Street and the
east side of the bunkers to construct a second facility (current skating facility on City of Key
West High School property off Bertha Street). Possible in-line hockey camp or school in
the future.

Affordable housing, consistent with historic Key West styles, is proposed in this area to
meet housing needs expressed in public forums.

Hospice/VNA of the Florida Keys, Inc. - Eniisted Dining Facility, although other parcels
referenced including: 10 storage buildings, 9 other structures, bomb shelter, Fire Station,
Port Operations building, NEX Branch, and easements. To create a hospice residence for
terminally-ill patients of Monroe County. s

This organization has officially withdrawn its request for these properties.

Schooner Wharf Bar A K.A. Key West Seaport, Ing. - Waterfront property at Truman Annex
with adjacent upland storage - Intended use for commercial shipping and related activities.

Non-cargo, port-related activities are proposed for adjacent upland areas at the Truman
waterfront.

Florida Keys Qutreach Coalition, Inc. - Mess Hall Building # 1287 for a drug-free, monitored,
residential and job training program; supervised emergency and transitional housing;
operation of a gourmet food processing business specializing in native products; hands-on
experiential training programs (food service, tourist industry, product distribution, marketing,
hydroponics, trade apprentices); offices on site for all community support services. Integral
component will be the ability to offer: showers, laundry facilities, phone service, outreach
and information. Mini-Mart Building # 84 for development of a Substance Abuse
Intervention Center - serving as an emergency shelter and support services for homeless
substance abusers.

This Provider is a member of the ‘Plan 1999" Coalition, and has identified as a priority, the
needs of homeless women with children. This NOI will be addressed under the Master
Developer Lease, as a sub-lessee participating in the KWHA/Plan 1999 Continuum of Care.
(See NOI # 35). The use of the Mess Hall building, as a residential homeless facility, is not
deemed compatible with the Truman Annex Plan. Negotiations are under way between the
“Plan 1999" homeless providers and Bahama Village representatives, for a potential
economic development initiative that would include the establishment of entrepreneurial
businesses, job creation, training in all areas of business and the use of anticipated profits
as a funding source for social (homeless) services.
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#20

#25

#34

#35

The Housing Authority of the City of Key West, FL - Supplemental NOI for the Fort Street
adjacent Naval properties (land/not buildings), in conjunction with the construction of
replacement units, also feasibility of an eiderly housing center. "Also within Plan 2000 was
the acquisition of the existing Key Plaza apartment complex and the need for new elderly
housing."

The LRA will negotiate the transfer of the Poinciana site contemplating a ‘Homeless
Assistance Conveyance” at no cost, for the buildings outlined in the Plan which are
designed to serve the Continuum of Care for the Homeless. The LRA will maintain fee
simple title to the entire site. The LRA then proposes to enter into a ‘master development
agreement/lease (i.e. a long-term, nominal lease agreement) with the KWHA for the entire
Poinciana site (less the portion for the Parks Service), which will stipulate the terms of sub-
leasing with the Continuum of Care Homeless Providers for those services designed to
meet the “gaps”existing in Key West. The lease will include specific allocations of units at
Poinciana (or other comparable sites acceptable to the LRA), that the KWHA must make,
and keep available to address the needs of the homeless.

Key West Alliance for the Mentally 1l (KWAMI) - Mess Hall - "KWAMI looks forward to
joining with Florida Keys Outreach Coalition (FKOC) andthe U.S. Fellowship of Florida (The
Heron), in carving out office space and spaces designated for meetings and social
activities...". Note: NOI does not distinguish the different uses for Poinciana and Truman
Annex, but refers to the "Plan 1899" submission. The NOI has a notation to see FKOC's
pian for the Mess Hall in Truman Annex (See NOI #12).

Note: NO! does not distinguish the different uses for Poinciana and Truman Annex - but
refers to: "Plan 1999" submission (NOI #35), FKOC's plan for the mess hall in Truman
Annex (See NOI #12), and The Heron's plan for the apartments at Poinciana (NOI #23).
NOI states ... a four-bedroom apartment would meet all of our business needs and would
include a drop-in center, managed by a consumer of mental health services with volunteers
assisting the operation.”

This Provider is a member of the ‘FPlan 1999" Coalition, and as such this NC/I will be
addressed under the Master Developer Lease, as a sub-lessee participating in the
KWHA/Plan 1999 Continuum of Care. (See NOI # 35)

Prime Interests. Inc. - Truman Waterfront - for "waterfront destination entertainment,
employment and Ports of Call facilities....Private development opportunities....Above and
beyond the cruise uses, opportunities exist inside the basin for cruise ferry, transient
vessels, amenity concession vessels and recreational marine uses.....until a Master Plan
is developed, only a very general description of proposed uses can be provided.

The foliowing requested uses have been incorporated into the proposed plan: cruise
facilities, ferry operations, and recreational marine uses (public marina).

"Plan 1999" Key West Comprehensive Communify Plan A K.A. The Homeless Coalition -
Mess Hall Building # 1287 - provides a perfect environment for a drug-free, monitored,
residential and job training program. Supervised emergency and transitional housing,
operation of a food preparation business serving the institutions of Key West and Monroe
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County (schools, hospitals, convalescent care centers, etc; operation of a gourmet food
processing business; hands-on experiential training programs; offices on-site for the use
of all community support services."Mini-Mart Building #84 - "provides a suitable space for
a "Substance Abuse Intervention Center" modeled after the Turning Point prototype
program in St. Petersburg, Florida. Serving as an emergency shelter and support services
for the homeless substance abusers in Key West .

The City of Key West will enter into a master development agreement /lease with the Key
West Housing Authority (KWHA), which will stipulate the terms of sub-leasing with the “Plan
1999" Continuum of Care Homeless providers, for those services designed to meet the
“gaps” existing in Key West.

NOI #3 - Good Samaritan, and NOI #32 -Samuel’'s House, have now joined the “Plan 1999"
Coalition, so that all homeless service providers that originally submitted NOI's, are now
fully represented by the Homeless Coalition.
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J. Implementation

1. Conveyance

Conveyance of the base properties is initiated by the Department of the Navy (Navy)
concurrent with the LRA’s base-wide reuse planning activities. The goal of conveyance is
to place property no longer needed by the Federal Government into uses that benefit the
community. This section provides general information on the conveyance process, and then
summarizes conveyance types which appear to apply to the BRAC sites.

Disposal Decision

In cases where an Environmental impact Statement (EIS) is required for the release of
surplus federal properties, disposal decisions are made through the issuance of a disposal
Record of Decision (ROD). The ROD is typically issued by the secretaries of the Military
Departments not earlier than 30 days after the publication of the Final EIS. However, in
other cases, where only an Environmental Assessment (EA) is required, surplus property
disposal decisions are made through the Finding of No Significant Impact (FONSI). Once
completed, the FONSI becomes integrated into the Navy's disposal plan, which outiines
specific information relating to the disposal decision. It is currently the Navy’s intention to
conduct EA's for the Key West surplus properties.

Disposal Implementation
Disposal decisions are typically implemented by one of two documents:

1. A quit claim deed from the Military Department or other Federai Agency sponsoring
public benefit conveyances (e.g., airport, park, port) when environmental cleanup
is complete; or, '

2. A long term lease in furtherance of conveyance for contaminated parcels that have
not yet been remediated.

Under the Comprehensive Environmental Response, Compensation, and Liability Act
(CERCLA), the transfer of titie, like with an interim lease, is contingent upon the completion
of the Environmental Baseline Survey (EBS), which characterizes the state of
contamination on the site, and the Finding of Suitability for Transfer (FOST), made by the
military department in consultation with either the EPA or the State. The FOST specifically
includes a determination that the remedy for on-site contamination has been selected,
constructed, and placed in operation. With the amendment of Section 120(h)(3) by Section
334 of the 1997 Defense Authorization Act, contaminated property may be transferred so
long as cleanup timetables and commitments are in place, and the regulator has given its
approval.

For contaminated parcels which have not yet been remediated, effective use occurs via
a “long-term lease in furtherance of conveyance.” When cleanup on these parcels is
eventually completed, the long-term lease will terminate, and the deed will become effective
for each particular parcel of land.
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Transferal of Surplus Property

Community acquisition of surplus base property can occur via a variety of available
methods which may include:

Public conveyances,

Homeless assistance conveyances;
Negotiated sales;

Advertised public sales;

Economic development conveyances; and,
interim leases.

Each method is described below,

Public conveyances. While military property can be sold through a negotiated sale to a
local government or private business, or at public auction, it can also be transferred at
reduced cost to various entities as part of a “public benefit, transfer.” This type of
acquisition is used for parcels which serve a public purpose: airports, education, heaith,
historic monuments, ports, parks and recreation. Typically, a Federal agency with specific
expertise in a conveyance category is authorized to serve as a sponsoring or approving
agency (ie. National Park Service for recreational lands). Recipients approved under this
type of conveyance may be eligible to receive the surplus property at a substantial discount
(up to 100% of fair market value), following consultation with the appropriate agency.

Homeless assistance conveyances. This type of acquisition is applicable in cases where
the LRA’s redevelopment plan has met HUD's criteria for meeting local homeless needs.
With Navy approval, surplus properties can be conveyed dlrectly, at no cost, to a homeless
provider or to the LRA.

Negotiated sales. Surplus properties under this acquisition scenario are negotiated to
public bodies for public purposes at the property’s fair market vaiue, with negotiable

payment terms.

Advertised public sales. This type of acquisition method is used to sell the property to the
party that submits the highest bid, provided it is not less than the property’s fair market
value.

Economic development conveyances. Surplus properties ¢an also be conveyed specifically

for job creation purposes. Under an economic development conveyance (EDC), an LRA
(and only an LRA) can request the sale of military property at or below fair market vaiue to
spur economic redevelopment and long-term job creation. However, this discount applies
particulariy to regions severely affected by multiple base closures. Key West's strong
tourist-based economy will likely buffer the community from a severe economic downturn.
Moreover, the burden of proof lies on the LRA to justify the use of an EDC in place of a
public benefit conveyance or negotiated sale. To apply for any conveyance, the LRA must
first complete and submit its base reuse plan, and then must add within a few months a
justification for use of an economic development conveyance.

Interim Leases. Actual transfer of military real property is encumbered by a great deal of
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time consuming process, analysis, and public review; transfer of title may not happen for
two years or more. Interim leases options can be an effective option for quickly making use
of the property for job creation purposes.

Section 2667(f) of Chapter 10 of the U.S. Code grants explicit authority to lease property
at closing bases fo the LRA, at or less than fair market value, as a means of promoting job
growth. The interim lease allows the property to be used as promptly as possible prior to
full implementation of the base reuse plan. The interim leases work in cases where the new
business tenant can adapt to a vacated facility at low cost.

Reljated Issues

The disposal and reuse decision making phase encompasses a variety of related issues
and processes. The foliowing key items will need to be examined more closely as the base
reuse planning process continues:

. Planning the provision and financing of utility services;

. Funding sources for acquisition and maintenance;

. City's reversionary rights to any property formerly granted to the Navy; and,
. Federal interagency land use agreements/obligations.

Conveyance Options

Due to the variety of uses proposed for the Truman Waterfront site, it appears that more
than one type of conveyance mechanism may be appropriate. The following tabie outlines
each conveyance type, proposed uses which might fall within the conveyance, possible title
holders, and remarks on site consiraints and opportunities. Generalized conveyance areas
are shown on the following graphic (see Figure VI.19). More detailed information on
regulatory constraints and economic issues are provided elsewhere in this document.
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TRUMAN WATERFRONT CONVEYANCE OPTIONS

TABLE VI.12

Potential Title

h

Conveyance Cost Uses Remarks
Method Holder _
Port Public Cruise Berths; City of Key West, Strong public benefit through
Benefit - Safe Berthing Area; via The Maritime job creation/economic
No Cost Ferry Operations; Administration development in maritime
Light Industrial; industry. Site is constrained
Ships Way (boat slip); by utility easements. Uses
portions of Harbor walk will be restricted to port uses.
Historic Public Addition to Fort Zachery State of Florida for Historic and environmental
Monument Benefit - Taylor; (FZT) Seminocle FZT, City of Key preservation; parks and
Transfer No Cost Battery. West for Seminole recreation.
Battery. Via National
Park Servjce.
f{ Park Land and | Public Portions of Harbor Walk; | City of Key West Constraints created by
Recreation Benefit - pocket parks and open Via National Park existing structures prevent
No Cost space areas; waterfront Service other uses in pocket areas;
park. need for compatibility with
existing residential areas;
height restrictions; general
public benefit.
Social Homeless No | Mixed use areas; City of Key West Site constraints affect value;
Services/ Cost/ marketplace; social discount per job creation.
Economic Negotiated services/economic :
Development development.
(Bahama
Village)

Actual conveyance methods, in addition to decisions on site bundling, will be negotiated as the

BRAC process continues.

2,

Financing Options

Base redevelopment costs are large and extend over a long period of time. A substantial
public subsidy in the near to medium term is essential to achieve long term success. Most
large bases will take decades to be fully redeveloped in the current real estate market. In
the meantime, the property must be maintained, services and utilities must be provided to
users and residents at the base, and the operating costs of a large scale development
project must be funded. With limited users and limited tax and fee revenue, operating
deficits are likely to continue for many years.

Key West Base Reuse Plan
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Infrastructure investments are also needed to prepare the site for reuse. These typically
include utility, road, water and sewer improvements, and building renovation and
demolition. Although some of these investments can be phased. Large expenditures will
be needed early on before there is revenue.

Several methods of financing are available to the Local Redevelopment Agency (LRA) to
implement the development of the Truman Waterfront of the Key West Base Reuse Plan.
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The potential funding sources are outlined and described below.
Federal Sources

Once a community has completed its base reuse plan, it will need to access federal funding
for implementation. Potential federal funding for may be available from a variety of sources.
Selected available public sources are summarized below:

. Intermodal Surface Transportation Efficiency Act (ISTEA -Federal Highway
Administration (FHWA) provides these funds and they can be utilized to
improve fransportation means, especially alternate methods of
transportation, such as mass transit and pedestrian/bicycle transportation.
The FHWA also provides direct funding to states for highway and road
construction. The annual grants are funded through the Surface
Transportation Program and then distributed by the states to appropriate
projects. Other relevant programs include the National Recreational Trails
Program, which is authorized to distribute grants to states from a trust fund.
The monies are to be used to create and:link scenic and recreationa) trails.

. Defense Adjustment Grants - are provided by the Department of Housing
and Urban Development (HUD). The 1992 Housing Act authorized HUD to
provide grants to local governments in non-entitlement areas, such as Key
West, for economic adjustment activities related to the defense draw down.
However, the monies are primarily for off-base impact planning, and are not
to overlap with base reuse efforts.

. Community Develiopment Block Grant {CDBG) Small Cities Program - the
Small Cities Program helps local governments effectively implement
development activities to stop and reverse community decline and restore
community vitality. The primary purposes of the program is to maintain
viable communities, revitalize existing communities, expand economic and
employment opportunities, improve housing conditions, expand housing
opportunities, and provide benefits to low- and moderate income people.
The Community Development Block Grant Small Cities Program (CDBG)
continues to be a source of discretionary redevelopment funding for base
reuse projects. Often, CDBG funds have been used as part of the
community's 25 percent match for EDA funding and other direct grants. The.
funds can be used to purchase, deveiop or rehabilitate facilities to serve the
public, including facilities like roads, utility lines and parks, as well as
housing and some industrial stock. However, funds cannot be used to cover
operating and maintenance expenses. Grants average $240,000 per project.

. Home Investment Partnerships Program (HOME) - HOME provides state
and local governments the opportunity to administer federally-funded rental
and home ownership programs in accordance with the goals of their state
Consolidated Plan. HOME funds may be used for housing rehabilitation,
new construction, land acquisition, site improvements and tenant-based
rental assistance for both single-family and multifamily housing. Both very -
low- and low-income persons may benefit from this program.
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. Federal Morigage Insurance Programs (Muitifamily Insured and Direct
Loans) - private housing developers can alsc take advantage of programs
such as the Section 202 Program for the elderly or the Section 811 Program
for persons with special needs.

Section 202 - Supportive Housing for the Elderly - under the Section 202
Program, eligible private nonprofit organizations receive capital grants to
finance the construction or acquisition of rental housing for senior citizens.
An advance is available that is interest free and repayment is not required
so long as the housing remains available for very low-income elderly people
for at least 40 years. Project rental assistance covers only the difference
between the HUD approved operating cost per unit and the amount the
resident pays. Eligible households include very low-income households of
one or more persons, at least one of which is 62 years of age or older.

Section 811 - Supportive Housing for Persons with Disabilities - under the
Section 811 Program, funds are available to assist private nonprofit
organizations to construct, acquire and/or rehabilitate supportive housing for
people who have disabilities. HUD provides a capital advance that bears no
interest and may be used for construction, acquisition, and rehabilitation.
These funds do not need to be repaid so long as the housing remains
available for at least 40 years for very low-income persons with disabilities.
HUD also provides project rental assistance payments to the property owner
to cover the operating cost of the project. Supportive services must be
provided for residents, including health, mental health, and other special
needs. Supportive housing can be either group homes or independent living
facilities that are designed to accommodate the special needs of residents
and provide support services.

. Low-Income Housing Tax Credit (LIHTC) - is part of the 1986 Tax Reform
Act and allows corporations to finance housing developments to receive a
dollar for dollar reduction in income tax liability in exchange for the
developer's acquisition and substantial rehabilitation or new construction of
low-income rental housing. Lenders are secure in providing bridge,
construction and permanent financing since the tax credits are available and
designed to pay down the loans.

. National Trust for Historic Preservation - the Naticnal Trust is a private,
non-profit organization chartered by Congress that makes loans and grants
available to its members for historic preservation. The most relevant
program is the National Preservation Loan Fund (NPLF). This program
provides below market-rate loans and lines of credit for acquisition and
rehabilitation of properties listed on the National Register of Historic Places.
Up to $150,000 is available for each site-specific project loan, which must
be paid back within five years. Up to $200,000 is available in revolving loan
funds for each project. Each loan requires a one-to-one match by a non-
profit or public agency. The Trust annual operating budget is generally
between $25 and $30 mitlion.
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Federal Historic Investment Tax Credit

Although not a program per se, Historic Investment Tax Credits (ITC) of 20 percent
are available on certified historic rehabilitation projects. This credit would benefit
the reuse of historic buildings.

State Sources

. Florida Coastal Management Program - funds innovative coastai projects
and eligible applicants include specified state agencies, public and private
colleges and universities, water management districts, regional planning
councils, port authorities, Indian tribes, and coastal municipalities and
counties. This funding cycle will begin July 1, 1998, and will end June 30,
1999 and application packets will be available on August 1, 1897 from the
Florida Coastal Management Program. Approximately $1,500,000 may be
available for eligible projects. This funding is made available, in part, by a
grant from the Office of Ocean and Coastal Resource Management,
National Oceanic and Atmospheric Administration, U.S. Department of
Commerce, and funded projects must meet federal, as well as state,
guidelines for funding. All projects will require one hundred percent (100%)
matching contribution; however, either cash or in-kind services may be
used. No federal funds may be used to meet the matching requirement. All
projects must be designed for completion within 12 months and have a well
defined, implementable end project. Such innovative projects include the
development of implementation tools, as well as small capital improvement
projects, related to coastal management. Priorities for funding will be based
upon the following issues and projects: hazard mitigation; access to coastal
resources; working waterfront revitalization; and ocean resource
management.

. Affordable Housing Guarantee Program - the program was created to
stimulate creative private sector lending activities to increase the supply and
lower the cost of financing or refinancing eligible housing; create security
mechanisms to aliow lenders to sell affordable housing loans in the
secondary market; and encourage affordable housing lending activities that
would not have taken place, or serve persons who would not have been
served but for the creation of this program. This program serves very low
and low-income persons.

. Rental Housing Bond Program - the program uses both taxable and tax-
exempt housing revenue bonds to make below-market-rate loans to
developers of apartment projects who agree to set aside at least 20 percent
of the project units for rental to very low-income persons. The remaining 80
percent of the units can be rented at market rate. This program offers a
stable source of below-market-rate loan funds to encourage nonprofit and
for-profit developers to construct and rehabilitate rental housing projects that
offer affordable units. :
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. Predevelopment Loan Program (PLP) - the Predevelopment l.oan Program
provides loans and grants for site acquisition and development of housing
for very low-income, low-income, and farm worker families through
ownership or rental opportunities. Assistance may include professional fees
(such as engineering, architectural, surveying and consultant costs), as well
as other fees incurred in land development (such as marketing and
feasibility studies). Local governments, housing authorities and nonprofit
corporations are eligible to apply for loans up to $500,000 and grants up to
$26,000.

. State Housing Initiatives Partnership Program (SHIP) - Monroe County is
a recipient of SHIP funds from the State of Florida. SHIP channels a portion
of the revenues from the documentary stamp tax increase directly to
counties and entitiement cities for affordable housing activities including
home acquisition, construction, rehabilitation and emergency repair.

. State Apartment Incentive Loan (SAIL) Program - this program uses State
appropriated funds to provide construction/permanent financing for rental
projects. The terms are a 15-year, nan-amortizing loan made at a 9%
interest rate with a 3 % base rate. The project is reviewed on an annual
basis to determine if the cash flow of the project is sufficient to pay the rate.
The interest payments may be deferred based on this cash flow capability.
At the end of the 15 year term, the principal balance and any deferred
interest become due. A waiver may be granted for the deferred interest
portion. The developer of the project, who is the direct recipient of the

-funds, must sign a land use restriction agreement to keep the units
affordable.

tocal Sources

. Tax Increment Revenues - one method that uses tax revenues for
redevelopment is the tax increment financing method provided for in the
Community Redevelopment Act of Part VI Chapter 163, Fiorida Statutes.
The Act provides for public-private redevelopment efforts in designated slum
and blighted areas. The Act authorizes various redevelopment activities,
including but not limited to, tax increment financing. This provision allows the
redevelopment agency to collect all increased tax revenues generated by
redevelopment. The tax base is frozen in the base year for county, city and
other taxing authorities so that they will not receive any less taxes than they
currently collect, All tax revenues above that figure will go for the retirement
of the revenue bonds and the completion of the project. After the bonds are
retired, the tax increment provision is rescinded and all taxing authorities will
then receive all the revenues from the coliection of the taxes.

The tax increment method has a number of advantages including: it enables
the City to raise new revenue without new taxes; it enables the City to
redevelop an area without depleting general revenue; a variety of
improvements can be done; tax aliocation bonds are not included in the
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City's general debt obligations; new development is financed frorm its own
increase in property taxes and not other areas; once the bonds are retired,
the full tax base is available to the City; and, no public referendum is
required, since the debt is not part of City's debt limitation. The
disadvantages include: the expected tax increment may not be achieved,
leaving the City with new debt; the CRA area requires economic generators
to create a tax revenue increase; a long term perspective is required to
achieve results; the process is real estate market dependent; there is no
increase in the available tax base until the bonds are retired, so taxpayers
outside the project area indirectly subsidize any increased service needs
during this period; and the TIF bonds are more expensive than general
obligation bonds, since the former is not backed by full faith and credit of
City.

The tax increment method potentially could provide the best source of funds
for the Base Reuse Plan. Considering that the property is currently tax-free
due to its status as a Federal property, the tax increment plan could be
made to work in a most effective manner. The repayment of the bonds could
be achieved in a short time frame, enhancing the success of the project.

. Redevelopment Revenue Bonds - Florida Statute 163.385 allows the City
of Key West or the City's Community Redevelopment Agency (CRA), to
issue revenue bonds to finance redevelopment actions, with the security for
such bonds being based on the anticipated assessed valuation of the
completed community redevelopment. In this way, additional annuat taxes
are generated within the Community Redevelopment Area, and the tax
increment is used to finance the long-term bond debt. Prior to the issuance
of long-term revenue bonds, the City (or the Community Redevelopment
Agency) may issue bond anticipation notes to provide up-front funding for
redevelopment actions until sufficient tax increment funds are available to
amortize a bond issue.

. General Obligation Bonds - the City of Key West may also issue General
Obligation Bonds. These bonds are secured by debt service millage on the
real property within the City and must receive voter approval.

. Special Assessment Districts - the City of Key West could also establish
special assessment districts for the purpose of funding various
neighborhood improvements within an area or for the construction of a
particular project. This option must be carefully weighed however, in light
of the number of low- and moderate-income households that may be
affected.

. Industrial Revenue Bonds - industrial revenue bonds (IRBs) may be used
to finance industrial, and some commercial projects. The primary emphasis
on such projects is the creation of jobs, and as a consequence speculative
ventures are not normally financed by this means. Such bonds are typically
issued by the county, with repayment pledged against the revenue of the
private enterprise being funded. IRB's are tax exempt and consequently are
several percentage points below prevailing interest rates. Such financing
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has been used effectively in South Fiorida.

) Regulatory Incentives - The City of Key West could create regulatory
incentives, such as transfer of development rights, (TDR), to encourage
development in base reuse areas. TDRs could be allowed from
conservation lands, such as the salt ponds, to areas where development is
encouraged.

Private Sources

. Rents - there are several buildings that can be leased to private operators
or existing users who wilt pay rent to the City or the LRA after conveyance.
These rents could provide funds for operation and maintenance of the
property. The monies collected from these leases will not provide a large
amount of funds. However, the rents may enable the management agency
to continue to function and carry on the planning of the property.

. Sale of Property - certain parcels of the site will be suitable for sale to
private developers for specific uses. The sale of these parcels should be
made at the prevailing market rates in the community.

. Private Financing - the LRA could also consider obtaining funds through
loans from private lending institutions. With commitments by developers to
obtain portions of the site for development, certain lending institutions could
be persuaded to invest in the project by making development loans to the
LRA. All loans shouid be backed by those commitments to insure the ability
to repay the lcan. One drawback of this method is that the interest rates
would be higher than revenue bonds. However, private loans would be more
expedient and less restrictive than revenue bonds.

. User Financing - under this altemnative, the tenant makes the improvements
in the property and those improvements are back-billed against the lease
income. In other words, a reasonable pattern of repayment to the tenant for
improvements in the facilities that typically would be made by the landlord
is reflected in reductions, in the lease amount or the sale price.

. Special Financing Sources - a number of communities have been able to
take over some of the housing that is inmediately ready to market and have
generated substantial operating profits. In others, joint ventures with
developers who have the financial strength to finance front-end
.improvements has been an important source of overall financing. Installing,
utility user metering can be a very important source of revenues, as well.
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Conclusions

Financing of the project will entail using a combination of these funding sources and the

degree to which any one source will be used will depend on the money markets at the time
of development.
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A.

POINCIANA HOUSING EXISTING CONDITIONS

Site Description

The Poinciana Housing Site is bounded on the north by Donald Avenue, on the east by 19" Street,
on the south by Duck Avenue and on the west by other residential development. Duniap Drive runs
through the property and intersects both 19" Street and Duck Avenue.

This surplus property consists of approximately 36.2 acres of iand (see Figure VII.A.1, Surplus
Property Aerial Map). The Poinciana Housing site includes 50 residential buildings, totaling
approximately 252,000 square feet, as well as a mangrove-encroached lake.

B. Historical and Cultural Resources
1. Summary of History
Records indicate that no major historical events occurred on this tract. Phofograplhs taken
in 1942 - 1943 indicate development on the site. During that time period the Army began
construction on Meacham Field (later converted to civilian use as the Key West
International Airport) and the development seen in the eariy photographs may have been
associated with the airfield. The existing buildings on the site are 1960's vintage muliti-
family dwelling units. .
2. Surface and Subsurface Archaeological Testing
The Archaeological Survey of Key West Naval Air Station - Monroe County, Florida, 1996,
does not include any ana!ysis of this tract.
3. Building Survey
According to the inspection conducted in An Architectural Inventory - Naval Air Station Key
West, Key West, Florida, (1995), the buildings are constructed from concrete block sitting
on a concrete slab. The roofs are gabled with composite shingles and the windows are
modern aluminum 4/4.
-4, National Register Eligibility
‘Hased on the findings of An Architectural Inventory - Naval Air Station Key West, Key West,
Florida, (1995), the tract is not considered eligible for listing on the National Register of
Historic Places.
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C. Urban Context
1. Urban Context Area

The Poinciana site is located in the heart of a predominantly residential area. Duck
Avenue provides the main access {0 the site. An additional entrance to the site is located
at 19th Street. There is a small community commercial area located directly in front of the
site at Duck Avenue. This commercial area is undergoing remodeling. A number of vacant
sites are located adjacent to the retail area. These are small sites will aliow urban infill.

The site is bordered on the north by a drainage canal and a mangrove-lined lake. Donald
Avenue parallels the north end of the site. Single family housing surrounds the site on all
sides, with a large navy housing project located adjacent to the property (see Figure
VII.C.1, Surrounding Land Uses).

D. Site Specific Conditions
1. Existing Site Land Uses S
Land uses within the site are residential with additional Bpen space that forms an integral
part of the development. A small park within the site provides an amenity for persons
residing within the complex {see Figure VIi.D.1., Existing Functional Land Uses).
2. Existing Structures
There are 50 existing multifamily residential structures in the Poinciana Housing site. There
are 212 housing units ranging from one to four bedrooms. They are organized around nine
clusters comprised predominantly of five to six buildings per cluster (see Figure VI.D.2.,
Existing Structures).
Parking for the residential units is on a motor court at the center of each of the building
clusters. A park is located at the center of the development. This open piece of land
contains recreational activities for the complex.

3. Easements and Existing Rights of Way

The present internal street system ailows access to the parking areas and individual
residential units.
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4. Probiems and Opportunities

Figure VIl.D.3, Problems & Opportunities, summarizes the problems and opportunities
identified in our analysis of the site. The project presents a number of opportunities which
can be best summarized as allowing for the potential re- utilization or adaptive re use of the
present investment in the site both in terms of infrastructure such as intemal roadways and
utilities as well as existing buildings. Additionally, vacant open space within the site offers
the opportunity to be further utilized for the inclusion of additional housing units. An
important opportunity offered by the site is its location within an established residential area
which will provide a framework from which to strengthen the residential vocation of the site.

Preliminary evaluation indicates that there is strong potential for adaptive re use of the
existing units within the site. Exterior visual observation of the units indicates that these
units, appear to be in good condition, and would probably not require substantial investment
for placement in the residential market. Roofs appear in good conditions, most windows
and doors are not damaged or missing, and the landscaping around the units, although not
lush, is well kept.

The low density utilization of the site and relatively abundant open space within the complex
could be considered for the inclusion of additional residential units. The present
configuration of the site of an operational and design concept could be used to orient the
project towards the adjacent community.

A mangrove-lined lake located on the northern end of the site adjacent to the internal park
presents environmental restrictions, yet could be used for passive recreation and/or for
environmental education as an interpretive area.

E. EnvironmentaI.Conditions

The following report section provides an overview of environmental conditions at the Poinciana
Housing Site. This overview includes:

. Characterization of existing natural conditions, including vegetation, wildlife habitat
value, protected species, and environmentai regulatory issues;
. An overview of relevant coastal management issues; and,

Identification of potential contamination issues.
1. Natural Conditions
a. Ecological Features and Wildiife Habitat

The Poinciana Housing Site contains a brackish water lake that has largely been
filled by red and black mangroves and exotic species. The remainder of the site is
residential development, with sodded lawns and scattered ornamental trees.
Natural features at the Poinciana Housing Site are shown in Figure VII.E.1, Naturat
Conditions.
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Red mangrove (Rhizophora mangle} and black mangrove (Avicennia germinans)
trees dominate much of the lake area in the Poinciana Housing Site. However
invasive exotic species such as Brazilian pepper (Schinus terebinthifolius) and
Australian pine (Casuarina spp.) are also becoming established. Both the lake and
the mangrove areas contain debris and show other evidence of human disturbance.

The lake provides habitat for marine fish and invertebrates, as well as foraging
habitat for wading birds. '

b. Listed Species

No listed species were observed on the Poinciana Housing Site. However, the lake
and mangrove forest could provide roosting and foraging habitat for protected
wading bird species.

c. Regulatory Issues

Mangrove areas on the Poinciana Housing site are protected as jurisdictional
wetlands by federal, state and local regulatory agencies; permits for alteration of
this area may be required.

2. Coastal Management

Coastal management issues are largely irrelevant to the Poinciana Housing Site. No
portion of the site is designated as a Coastal High Hazard Area. However, a smali portion
of the southeast corner of the site lies within the Class | Hurricane Evacuation Zone.

3. Contamination

The Poinciana Housing site is located within a residential community and has been
developed with multi-family housing units and associated recreational areas. A draft
Environmental Baseline Survey (EBS) has not been prepared by the Environmental
Detachment, Charieston S.C.; however, preliminary information indicates that some
buildings may contain asbestos materials. Once the EBS is available, environmental
conditions and the site’s classification will be included in an update of this report.

F. Transportation

Poinciana Housing is located to the east side of the island, away from the downtown area and the
Historic District. The most direct access from the east is through Fiagler Avenue then using either
19 Street, 18 Street, 17 Street, or 16 Street to the site. This route is non-congested. The roadway
network serving the site from Flagler Avenue is a group of low traffic volume two-way, undivided
local coliectors. An alternative route from the north is through N. Roosevelt Boulevard, then
Kennedy Drive and then Flagler Avenue. This route is also non congested. However, visitors
coming from the west side of the city using Flagler Avenue will cross the intersections of First
Street/Bertha Street and Flagler Avenue and Kennedy Drive and Flagler Avenue which are
operating below the level of service standard.

The existing transit routes do not provide a direct access to the site. However, transit routes serve
the area adjacent to the site, as shown in Figure lIl.F.3. On the other hand, the City of Key West
Comprehensive Plan proposed a bike route along Flagler Avenue which will improve site
accessibility without increasing vehicular traffic.
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Viil. POINCIANA HOUSING REUSE PLAN
A. Land Use Plan

Thé plan for the Poinciana Housing property is presented in Figure Vill.1, Concept Plan. This plan
represents the synthesis of ideas and design concepts generated through the public involvement
process and the analysis of site opportunities and constraints.

The central goal of this plan is the reuse of structures located on the property, introducing limited
infill development where appropriate. The public and design team also wanted to create an
affordable, livable neighborhood that is well integrated into the surrounding community.

The site is divided into eight housing nodes, each focusing around a courtyard and parking area.
Each housing node is envisioned to have design elements that make it distinct such as color or
other existing features. In several of the nodes, new infill housing is introduced. A new human
services facility with a separate point of ingress/egress is provided in the southwest portion of the
site. Surrounding this facility are several buildings dedicated as transitional housing for the special
needs populations. The total number of proposed dwelling units for the site — inciuding the area
presently dedicate to the Park Service - - is 228 units; of these 16 are new infill.

Several new facilities are part of the plan for the Poinciana Housing site. A community recreation
center, located near the center of the site, adjacent to the ecological preserve, would offer meeting
areas, day-care, and recreation facilities for the neighborhood. This facility could also be designed
as a hurricane shelter. Neighborhood services, such as a child day-care and a police substation
could be provided in existing buildings southeast of the new community center. A churchlhurncane
shelter is contemplated for the vacant parcel southeast of the community center.

A third entrance should be introduced in the center of the site, connecting Duck Avenue to Dunlap
Avenue. The purpose of this third entrance would be to improve neighborhood traffic circulation.
This helps better integrate the site into the surrounding neighborhood, and eliminate the “gated”

feel of the original military design of the development.

Lush landscaping is an essential component of this plém. It works to create definable spaces in
building fronts and backyards as well as a major amenity for the complex. An ecological preserve
is dedicated in the northwest corner of the site, preservmg red and black mangroves growing in the
area.

An extensive pedestrian and bicycle network is envisioned for the Poinciana Housing development.
A wide, paved loop-course begins and ends at the new community center and ecological preserve
and runs along the perimeter of the development. This course would serve as a major
neighborhood amenity, offering a vita-Course, jogging trail, and bicycling and in-line skating area.
Bicycle and pedestrian sidewalks bisect the Poinciana Housing development at several points,
expanding the range of access and opening the development to the surrounding community.
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B. Proposed Zoning

Poinciana Housing is currently designated "Military” (M). The site is bounded by “Single Family”
(SF) land use designations to the north, east and south and “Medium Density Residential” (MDR)
to the west. The environmentally sensitive area in the northwest corner of the tract is designated
Conservation Mangrove (CM). The existing 212 dwelling units on 36.2 acres of land constitute a
density of 5.9 units/acre.

The proposed development program is premised on the rehabilitation of the existing units with
possibility of limited infill of 16 additional units for a total of 228 units for a density of 6.3 units per
acre. The surrounding SF tand use designation allows up to 8 units/acre while the MDR land use
allows 16 units/acre.

Rehabilitation of the existing multi-family units dictates that the proposed land use category aliow
multi-family uses. Therefore, MDR with a limited density of 8 units/acre is proposed for the parcel.
Permitted uses would include: single and two family dwelling units; multi-family residential
dwellings; group homes with less than 6 residents. Conditional uses include:

Group Homes with 7 to 14 Residents;

Cultural and Civic Activities;

Educational Institutions and Day Care;
Nursing Homes, Rest & Convalescent Homes;
Parks and Recreation, Active and Passive;
Protective Services; and,

Public and Private Utilities.

C. Design Guidelines

1. intent

The design guidelines for Poinciana Housing are meant to provide a framework within which
site amenities can be introduced, over time, to improve both the quality of life in the
neighborhood, and its connection to the surrounding urban fabric. Because of the
imperative to introduce affordable housing in the City, expenditures on non-essential
elements, such as beautification of facades, are of a lower priority and are therefore
excluded from these design guidelines.

2. The Site

The site contains 36.2 acres, of which 2.9 acres is wetland, giving a net upland area of 33.3
acres. What is remarkable is the low density - only 50 buildings (212 units) covering only
10.2% of the site. The resulting density is 6.4 units per acre. The proposed zoning district
for the property is consistent with its surroundings - SF-1 or 2, which has a density
threshold of 8 units per acre. Clearly then, open space is the site’s chief asset, for the
buildings themselves are institutional and limited of architectural interest.

3. Existing Buildings

Generally speaking, the buildings are in variably good to limited condition, with a general
improvement from east to west. The structural integrity of the foundations, walls, and wood
trussed roofing systems is generally good, with only the masonry gable-end bearing walls
showing signs of limited stress, due perhaps to uneven settling or moisture. On buildings
suffering from this problem there is also significant roof damage at the overhangs, rafter
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tails and fascia.

The buildings have only minor code violations under their current occupancy. Roof
sheathing has been attached with staples (no longer permitied) and it is unlikely that the
roofing finish systems meet current codes. Elsewhere, the fire separation walls in the attics
are not properly finished and the stair balustrades are deficient. The main electrical panel
is questionable and all kitchen, baths and wet locations will require G.F.I. outlets. HVAC
systems are in limited to good condition, however the insulation will likely need to be
supplemented to meet minimum standards.

4, Renovations / Alterations

As previously stated, the notion of affordability precludes the master developer from
investing in aesthetic improvements. However, one can reasonably expect future owners
and landlords to make minor improvements. Porches, second floor terraces, roof
replacements, etc., should be compatible with prevailing residential practice in the
surrounding neighborhoods. The result of this piecemeal approach to renovations will
actually mitigate against the institutional character of the development, and promote the
individuality and sense of personal ownership which is crucial to the success of
neighborhood.

5. Site Improvements

Site, landscape and recreational amenities are at the heart of the plan for Poinciana
Housing. Creating positive, controlled, activity-oriented open space, as opposed to simply
empty space is the first priority. To that end, the large “no man's lands” occupying the
spaces between the housing pods will become linear parks, featuring a pedestrian / bicycle
path, bermed landscape elements, various tot lots, and a new network of paths connecting
to the existing parking courts (Figure Vill.2, Concept Ptan of Recreational Green Belt, and
Figure VIII.3, Section A.A Recreational Green Belt)

Additionally, a new street will connect the main existing interior artery with Duck Avenue.
The design calls for a narrow, two-lane configuration, with parallel bike/ped paths, spatiaily
defined by trees, landscape elements and fow walls (Figure Vlil.4, Concept Plan of
Proposed Street and Figure VIII.5, Section B.B Proposed Street).

Finally, a recreational, curvilinear sequence of bike and pedestrian paths is proposed to
circumnavigate the entire site, excepting the wetlands. This feature will be as much for the
surrounding community as for the prescribed neighborhood itself. As a fitness-type circuit,
this amenity responds to the outdoors spirit of the Key West community, while serving to
define the Poinciana Housing site without resorting to fences or barriers.

6. New Buildings

The plan shows four new residential structures (totaling 16 units) inserted at strategic
locations to help define open space. Their design should be two-story, CBS-type -
compatible with the existing buildings. The new housing blocks should not far exceed the
existing in architectural quality.

The other new building components of the proposed plan are the community recreation
facility and the church / civic space / hurricane shelter. These buildings should be no higher
than two floors, though of more significant prominence than the housing blocks.
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D. Utilitiesllnfrastrucfure Plan
1. Potable Water Distribution

The Poinciana Housing site is currently served with potable water by the Florida Aqueduct
Authority. Duck Avenue, Nineteenth Street, and Donald Avenue are lined with 10" and 6"
water mains. Along Duck Avenue east of Dunlap Drive, an existing 6" water main enters
the naval property and links up with an existing, on-site water tank, pump house and lift
station. In the late 1960s, new 6" water iines were installed on-site. However, this Navy
property is served by only one water meter. Redevelopment of this property will most likely
require the installation of water meters at each of the individual structures and inspection
of on-site water lines.

2. Solid Waste Management

As indicated eariier in the discussion of Truman Waterfront, salid waste in Key West is
currently treated in one of two ways: metal, concrete, asphalt and dirt are recycled; and, the
remainder of the waste stream is burned and hauled to a federally approved monofill
disposal site in Okeechobee. These disposal methods will continue to be used to treat
additional solid waste generated from the proposed redevelopment of Poinciana Housing.
Given the proposed reuse of the majority of structures for residential purposes, a significant
increase in the volume of solid waste produced on this property is not expected. Further,
the City presently has excess treatment capacity and has indicated that its system can
adequately accommodate solid waste generated from the proposed development at the
Poinciana Housing site.

3. Wastewater Management

The Poinciana Housing property is currently served by the City’s wastewater collection
system. At the juncture of Duck Avenue and 18" Street, an 8" sewer main links the Naval
property with the City’s collection system. This main is linked to a series of 6" and 8" on-
site sewer lines which were installed in the late 1960s. As indicated earlier in the discussion
of Truman Waterfront, the City of Key West is in the process of implementing a major
wastewater collection system replacement program to solve problems with saltwater
intrusion into old lines, and to reroute more of the collection system directly to the sewage
treatment plant on Trumbo Point. However, replacement of the sanitary sewer in areas
adjacent to the Poinciana Housing site is not planned as part of the City's 5 year capital
improvement plan. Saltwater inflow and infiltration levels in District G (the district of which
Poinciana is a part) are considerably lower than those recorded in District A (Truman
Waterfront). Nonetheless, redevelopment of this property will require inspection of the on-
_site sanitary sewer lines. Careful planning between the City and FDEP will also be required
to ensure consistency with provisions laid out in the consent agreement.

4. Stormwater Drainage Plan

Stormwater at the Poinciana Housing site is currently drained into the pond on the north
side of the site via several stormwater drainage lines on both the east and west end of the
property. This mangrove-lined pond is tidally influenced, and, as such, is not appropriate
for water detention purposes. Redevelopment of this property will need to address water
quality impacts to this water body through the on-site treatment and discharge or the use
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E.

of injection wells. Using either on-site detention ponds or infiltration trenches, the first inch
of stormwater can be treated and discharged The use of injection wells would remove the
need for treated discharges. However, injectiocn wells are a comparatively much more
expensive option.

5. Electrical Power Distribution

City Electric System (CES) provides electrical service to the Poinciana Housing site. CES
has indicated that it has more than adequate capacity to provide electrical service to the
proposed redevelopment at Poinciana Housing. Much of the existing electrical
infrastructure and utility easements may be adequate to provide continued electrical service
to this area. However, as in the case of potable water service, the Poinciana Housing site
is served by only one electrical meter. Redevelopment of this property will likely require the
installation of new electrical meters to individual structures.

Transportation

This sections describes the number of trips that would be generated by the proposed development
and the traffic circulation of various modes of transportation_such as vehicles, bicycles, and
walking. This section also assesses the availability and accessibility of transit services in the vicinity
of the project site. Strategies to reduce vehicular demands are also discussed.

1. Overview

The Poinciana Housing site is located on the east side of the island in between two major
arterials: North Roosevelt Boulevard, a state urban principal arterial, to the north and
Flagler Avenue, a county urban minor arterial, to the south. In the near vicinity, the site is
surrounded by three city urban collectors: Kennedy Drive to the west, Northside Drive to
the north, and 20™ Street to the east. (See Figure lll.F.1). The location of the site to the
east of island and surrounded by major roadways provides some advantages from as far
as transportation is concerned. The surrounding major roadways are not closely spaced
and heavily congested as in the downtown area. The location provides good accessibility
to the major roadways within the vicinity.

2. Trip Generations

The total number of programmed dwelling units for the Poinciana Housing site is 228 units,
212 of which are existing, 16 of which are new. The proposed plan includes a community
recreation center and other service centers that will be primarily for the use of local
residents. Such a land use is described in the ITE Manual as “Residential Planned Unit
Development (P.U.D.). The proposed Poinciana Housing project would generate
approximately 1,956 vehicles per day and 169 vehicles per hour during the PM peak period.
A summary of the trip generation for this land use is presented in Table VIIl.1 below.
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TABLE Vill1

TRIP GENERATION ESTIMATES FOR POINCIANA HOUSING REUSE PLAN
Land Use ITE Code Variable Size Daily PM Peak-Hour
Used Trips Trips
Residential Planned Unit 270 Dwelling 232 1,956 169
Development Units

Because of the travel behavioral patterns in the City of Key West it is expected that sizable
number of these trips would be walking and bicycling. As mentioned earlier, studies
indicated that approximately 17 percent of the households in Key West do not own a
vehicle, and 23 percent either walk or ride a bicycle to work.

3. Traffic Circulation

Circulation of traffic using vehicles, bicycies, and walking, as well as the accessibility to the
Poinciana Housing proposed project, are discussed helow.

Vehicular Circulation

The majority of Poinciana Housing traffic (in and out of site) will be funneled thrbugh the two
main arteries adjacent to the site — North Roosevelt Boulevard to the north and Fiagler
Avenue to the south. Both roadways are heavily traveled, however, operating within the
level of service standards. Roosevelt Boulevard is currently under a Project Development
and Environmental (PD&E) study which will look at options for enhancing interaction of ail
modes of travel in the entire eastern portion of the island, as well as routing options to and
from the downtown area.

The Poinciana Housing proposed project would generate at most 168 vehicles per hour at
most during the PM peak period. A sizable percentage of this traffic would use the
intersection of Kennedy Drive and Flagler Avenue which is approximately three blocks west
of the project site. However, this intersection is operating at a level of service below the
minimum acceptable standard.

Traffic headed for North Roosevelt Boulevard has two main options: travel eastbound
Donald Avenue, then northbound 20™ Street which becomes westbound Northside Drive,
and then northbound Kennedy Drive which connects to North Roosevelt Boulevard; or:
travel westbound Duck Avenue then northbound Kennedy Drive up to North Roosevelt
Boulevard. Traffic headed for Flagler Avenue could use either southbound 19" Street or
southbound 16" Street to Flagler Avenue. As for internal circulation, travel ways are limited
to basically Duniop Drive. The Poinciana Housing vehicular traffic circulation is shown
Figure VIIi.6, Vehicular Traffic Circulation.

Pedestrian Circulation

As mentioned earlier, the percentage of walking trips as an alternative to using automobiles
in the City of Key West is significantly high compared to the average walking trips in the
State of Florida. The Poinciana Housing configuration generally provides a user-friendly
pedestrian environment. Narrow and curved roadways promote low speed driving. The
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proposed pedestrian/bike path along the housing provides connectivity with the entire site.
The proposed roadway across the project site, as shown in Figure VIIL.7, Pedestrian and
Bicycle Circulation Plan, provides a pedestrian pathway between the site and the adjacent
neighborhood to the north. 3

&

Bicycle Circulation

An inventory of the existing bicycle facilities as per the City of Key West Comprehensive
revealed that the nearest bicycle facility to the site is along North Roosevelt Boulevard.
However, as mentioned earlier, the City of Key West, in cooperation with the Florida
Department of Transportation, is in the process of completing a major bicycle and
pedestrian initiative. As part of this initiative, the City will conduct an inventory of bicycle
and pedestrian facilities to identify ways in which these travel modes can be integrated into
the overall transportation system within the City. The bike route from the site to the major
connecting roadways is expected to be similar to the vehicular route shown in Figure Viil.6.
The on-site bicycle circulation will follow the existing roadways and the bike path around the
complex as shown in Figure VI11.7.

-
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4. Transit Services

The existing transit service routes adjacent to the site run along North Roosevelt Boulevard,
Northside Drive, 20™ Street, and Kennedy Drive. The proposed transit services do not
include new routes or paths within the vicinity of the Poinciana Housing site. However, with
the establishment of this housing project there will be an increased demand for transit
services in this area. it would be beneficial to extend the transit route along Duck Avenue
from South Roosevelt Boulevard to Kennedy Drive, as shown in Figure VIIL8,
Recommended Transit Services Routes..

5, Transportation Demand Strategies

The Poinciana Housing site is close to major arteries such as Flagler Avenue, North and
South Roosevelt Boulevard. The addition of the proposed development will add new traffic
on top of the existing conditions. The proposed project is not expected to significantly
aggravate traffic conditions; however, feasible strategies should be implemented to reduce
transportation demand and improve traffic conditions. The following are some of the
demand strategies that could reduce vehicular demarid at the Poinciana Housing project
site: .

. Encourage usage of bicycles as an alternative to driving by providing and improving
bicycle lanes and facilities along the bike routes and on the site. It is also important
to provide bicycle storage facilities at the project’s site.

. Encourage walking as an alternative to driving by providing and improving
pedestrian facilities to provide a safe and pleasant walking environment along the
pedestrian routes. Such improvements include, but are not limited to, providing
sidewalks, providing mid-block crossing where needed, and enhancing pedestrian
safety and reducing traffic hazards by implementing techniques such as traffic
calming.

. Improve the fransit services in the immediate vicinity to the site by improving the
reliability of transit scheduling and extending the transit services along Duck
Avenue between South Roosevelt Boulevard and Kennedy Drive.
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F. Development Program

The development program presents the type and amount of development that can be expected on
the Poinciana property based on allowable land uses and densities and design guidelines which
aim to preserve the character of the area. The development program for this site is based on
rehabilitating the units, and perhaps providing some limited infill housing. This scenario aliows for
immediate use of some units once some utility upgrades are complete.

The development program is primarily dependent on financing, and contingent on executing a
legally binding agreement with the Key West Housing Authority (KWHA). The City of Key West LRA
will negotiate with the Military for the transfer of the Poinciana site contemplating a “Homeless
Assistance Conveyance"” at no cost, for those buildings outlined in this Plan which are designed
to serve the City's Continuum of Care for the Homeless. The LRA will hold fee simple title to the
entire site. The LRA could enter into a "Master Development Agreement/Long-Term Master
Lease” with KWHA for the entire Poinciana site (less the area dedicated to the State Parks
Service), with the stipulation that the Housing Authority, in conjunction with the “Plan 1999"
Homeless Coalition, provide for the “gaps” herein identified in the Key West Continuum of Care for
the Homeless. -

The LRA will take an active role in the overall development of the Poinciana site, beyond the
execution of the master development agreement/lease. In compliance with State Statute 421 and
Federal fair housing regulations the KWHA develop written tenant and home buyer selection
procedures to be used in providing rental or home ownership units on the Poinciana site, that are
acceptable to the LRA.

The timely receipt of financing for the development program is critical.. In light of this, the
development program is subdivided into two development priorities rather than development
phases, which generally have a specific time-frame associated with them. These deveiopment
priorities are outlined below.

The central goal of the development program is the reuse of structures located on the property,
introducing limited infill development where appropriate to create an affordable, livable
neighborhood that is well integrated into the surrounding community. The total number of
programmed dwelling units for the site - including the area presently dedicated to the Park Service -
is 228 units; of these 228 units, 16 are set-aside for new infill units, 162 are for affordable rental
and home ownership, and 50 are for transitional/permanent housing for the special needs
populations.

Key West Base Reuse Plan Page 162
Bermello, Ajamil & Partners, Inc.



Vill. Poinciana Housing Reuse Plan

1. Development Priority 1

In the first development stage, a third entrance should be introduced in the center of the
site, connecting Duck Avenue to Dunlap Avenue. The purpose of this third entrance would
be to improve neighborhood traffic circulation. This helps better integrate the site into the
surrounding neighborhood, and eliminate the “gated” fee! of the original military design of
the development.

In the same light, the bicycle/pedestrian circulation plan envisioned for the Poinciana site
the east and central paths proposed should be constructed.

A new human services facility with a separate point of ingress/egress should be constructed
in this stage in the southwest portion of the site. Surrounding this facility are several
buildings dedicated as transitional housing for the special needs populations and outlined
in Table VIII.2

E————rrra

TABLE Viil.2
PROPOSED SHORT-TERM/TRANSITIONAL AND PERMANENT HOUSING

Project Name and Proposed Clients to Proposed Number of units and Unit
Housing Type Be Served Configuration

Transitional/ short-term 24 men with alcohol/ 10 units - two dormitories, each for 8 men (16
housing substance abuse total); 4 two-bedrooms (8 men); 3 staff

bedrooms.

Transitional housing

10 women and 6
women/children

8 units -one dormitory to serve 8 women, and
4 two-bedrooms units to serve 8
women/children

Peacock Ii/iil- Transitional/
permanent housing

18 units to serve 12-24
men/ women with
mental illness and
alcohol, substance
abuse

18 units - Three 4-bedroom units (12), two 2-
bedrooms (4-8) and 1-staff unit (This facility
meets the needs of veterans with PTS)

Transitional housing for
women and
women/children

9 famiilies/victims of
domestic abuse

10 units (family) each 2/3 bedroom, ancl 1 staff
unit

Transitional housing for
disabled persons

4-8 physically disabled
clients

4 units - Two 2-bedroom apartments {note also
needs cccupational therapy space)

Negotiations are currently underway with the homeless providers represented within the
“Plan 1999" Homeless Coalition (NOI # 35) regarding the specific service provider to
implement the activities designed to serve the special needs populations outlined above.
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2. Development Priority |l

The 16 new infill housing units can be constructed at this stage, as well as several new
facilities. A community recreation center, located near the center of the site, adjacent to
the ecological preserve, wouid offer meeting areas, day-care, and recreation facilities for
the neighborhood. In addition, a church is contemplated for the vacant parcei southwest
of the community center. This facility could also be designed as a hurricane shelter.

Neighborhood services, such as a child day-care center and a police substation are
contemplated to be developed in the existing buildings southeast of the new cornmunity
center.

Lush landscaping is an essential component of plan and needs to be initiated at this stage.
It works to create definable spaces in building fronts and backyards as well as a major
amenity for the complex. An ecological preserve is dedicated in the northwest comer of the
site, preserving red and black mangroves growing in the area.

Finally, an extensive pedestrian and bicycle network is envisioned for the Poinciana
Housing development and it should be constructed at this stage. A wide, paved loop-
course begins and ends at the new community center and ecological preserve and runs
along the perimeter of the development. This course would serve as a major neighborhood
amenity, offering a vita-course, jogging trail, and bicycling and in-line skating area. Bicycle
and pedestrian sidewalks bisect the Poinciana Housing development at several points,
expanding the range of access and opening the development to the surrounding
community.

G. Economic Impact

This section of the report presents estimates of the potential economic benefits which might accrue
to the Key West area as a result of implementing the proposed land use plan for the Poinciana
Housing site. This analysis represents a hypothetical assessment of the possible direct, indirect
and induced benefits associated with the development and operations of the proposed, conceptual
land uses at the local level. Implicit in this economic impact analysis is an assessment of the costs
and benefits associated with the proposed conceptual land uses.

Since the proposed land use for Poinciana is primarily housing, our analysis only considers the
one-time impact from the renovation of the existing housing units and the construction of 16 new
units. This analysis reflects gross, or total, impacts resulting from the project. In this way, the
overall hypothetical benefits from the project can be assessed. The last portion of this section
discusses the concept of new local impacts versus gross impacts. This section addresses the
following key areas:

« Impacts from Construction (one-time-impact)
- Direct spending (i.e. related development and construction work)
- Indirect spending
- Induced spending
- Employment impact; and

« Discussion of New Local impacts versus Gross Impacts.

Key West Base Reuse Plan Page 164
Bermello, Ajamil & Partners, Inc.



Vill. Poinciana Housing Reuse Plan

impact Analysis:

in an effort to quantify the inputs needed to produce the direct output, economists have
developed multiplier models. For purposes of this analysis, we have estimated this “multiplier”
. effect using a regional economic forecasting model provided by Minnesota IMPLAN Group,
Inc., a private economic modeling company. The format and base data is based on similar
models deveioped and maintained by the U.S. Department of Commerce, Bureau of Economic
Analysis. The models analyze economic data on a regional basis by individual industry
categories, and captures the effect of muitiple rounds of consumer expenditures through the
use of mathematically derived “multipliers.” The multipliers used in this model break the
economic impacts into three components:

+ Direct effects - Represent the changes in the industries to whom a final demand change
was made

« |Indirect effects - Represent the changes in inter-industry purchases as they respond to the
new demands of the directly affected industries

« Induced effects - Represent the changes in -spending from households as
income/population increases or decreases due to the changes in production.

This model allows one to examine the effects of a hypothetical change in one or several
economic activities on an entire economy. One of the major advantages of this type of model
is that it is sensitive to both location and type of spending, and has the ability to provide, based
on direct spending inputs, indirect and induced spending, employment and earnings information
by industry category. For the purpose of this analysis, the input for the mode! was developed
at a general macro level given the conceptual nature of the proposed land uses and the related
estimates and assumptions.

Impacts From Construction

This report analyzes the impacts which could occur during the construction period, estimated
to be between 6 and 18 months, in terms of spending, jobs and earnings. Once site work is
complete, the vertical construction of any individual component is estimated to require 6-18
manths. For example, if all components are built simultaneously, the entire vertical construction
(not including site work) would require 6-18 months. More than likely, individual components
will be constructed sequentially over time and, therefore, a longer period will be required to
complete construction. For purposes of this analysis, a 6-18 build-out period was used in order
to simplify the model. The following table summarizes these impacts, and is followed by a
discussion of each component.
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TABLE VIiL.3

BENEFITS FROM CONSTRUCTION (ONE TIME IMPACT)

Total Economic Benefits Amount
"Total Direct Spending $ 8,000,000
Total Direct and Induced Spending $11,400,000
Employment {(number of jobs) 178 (125 construction jobs)'
Earnings $ 3,800,000

' The balance (53 jobs) represents other areas such as suppliers, manufacturers, financial services, retail,ll

Direct spending - The estimated costs of the individual components are based on
preliminary “ballpark” estimates for the land uses and other infrastructure improvements
provided by Bermello, Ajamil & Partners, Inc. The proposed land uses are still in the
conceptual stage, and the total development and construction costs are estimated to be

approximately $8 million, as follows:

Land Use

Estimated Cost

TABLE Viii.4 .
ESTIMATED DEVELOPMENT AND CONSTRUCTION COSTS

Renovate Residential Units $ 5,300,000
Construct New Residential Units ® $ 1,100,000
New Roads/Improvemnents $ 100,000
Landscaping $ 1,500,000
TOTAL $ 8,000,000

& Ajamil & Partners, inc.

2 Represents construction of 16 new housing units at an estimated cost of approximately
$70,000 per unit as provided by Bermelio & Ajamil & Partners, Inc. ||

Source: Bermello, Ajamil & Partners, Inc.
1 Represents average of $25,000 to $30,000 renovation cost estimate provided by Bermallo

for 212 housing units.

TABLE VIIL5

SUMMARY OF ECONOMIC BENEFITS BY INDUSTRY
BENEFITS FROM CONSTRUCTION (ONE-TIME IMPACT)

|

Direct, Indirect and lnduced Spending Employment Earnings
M Construction $ 7,500,000 94 | $ 2,200,000
I Local Transportation $ 100,000 2 $ 0
| Wholesale Trade $ 300,000 4 $ 100,000
|| Retail/Restaurants $ 1,100,000 37 $ 500,000
Real Estate $ 300,000 1 $ 0
" Hotels & Entertainment $ 100,000 2 ] 0
Medical Services $ 400,000 5 $ 200,000 |
Business/Legal Services $ 100,000 3 $ 100,000 |
Other $ 1,500,000 30 $ 700,000
TOTAL $11,400,000 178 $ 3,800,000

P s e e ———— e s

Sourca: KPMG ||
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« Indirect and Induced spending - Construction industry multipliers were used to derive total
direct, indirect and induced benefits based on the direct construction costs described
above. Total direct, indirect and induced economic activity from construction is likely to be
on the order of $11.4 million within the Key West area. Refer to Table VIII.5. for the
detailed amounts of the various spending categories.

« Employment and earnings - Based on the employment estimates derived through the use
of the economic muitiplier model, it is estimated that 125 full-time equivalent construction
jobs would be generated in the Key West area as a result of construction activities. These
employment benefits would be achieved over the course of the construction process,
estimated at six to eighteen months. Employment would relate not only to direct
construction jobs, but would include jobs in other areas such as suppliers, manufacturers,
financial services, retail, restaurant and hospitality, transportation and other sectors of the
economy. Therefore an additional 53 jobs, for a total of 178 jobs, would be created.

Discussion Of New Local Impacts Versus Gross Impacts

The previous analysis reflects estimates of gross impacts resulting from construction of the
proposed land uses for the Poinciana site. It is, however, important to understand that only
a portion of the total impacts would represent new local umpacts to the community for two
reasons: first, some portion of the gross impact may represent the replacement of existing
spending in the community; and, second, some portion may represent direct transfer outside
the Key West area for products or services not readily available.

The retention of such new spending in Key West for both the one-time impact of construction
is determined by several factors.

Construction - The factors that determine the extent of the direct, indirect and induced
spending that remains in Key West include:

« The proportion of products, such as steel and other construction materials, furnishings,
kitchen equipment, etc. that are likely to be imported from outside the Key West area;

« Current capacity of the construction industry in the area; and

« . The capacity of housing for construction workers in the area.
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H. Regulatory Guidelines
1. Introduction

The purpose of this section is to identify and describe the key policies, practices and
regulations that will most likely be required for the Truman Waterfront project, as depicted
in this plan. The issues discussed in this section are based not only on the consuitant's
research, experience and knowledge, but also on comments received from various review
agencies during the July 28, 1997, Chapter 288 Pre-Submission Workshop.

This section is organized into three parts. The first addresses the relevant agencies; the
second identifies key policies, practices and programs; and, the third outlines the way in
which these policies, practices and programs may inform the proposed development
program. :

2. Principal Agencies

Numerous agencies have regulatory or commenting authority on development in Key West.
The following list is not intended to be inclusive, byt rather to identify the agencies
responsible for the key programs discussed later in this section.

United States Army Corps of Engineers (USACE);

United States Environmental Protection Agency (EPA);

United States Fish and Wildlife Service (USFWS);

National Oceanic and Atmospheric Administration (NOAA) as
administrators of the Florida Keys National Marine Sanctuary
(FKNMS);

National Marine Fisheries Service (NMFS);

Florida Game and Fresh Water Fish Commission (FGFWFC),
Florida Department of Environmental Protection (FDEP);

Fiosida Department of Community Affairs (DCA);

South Florida Water Management District (SFWMD),

Monroe County Health Department; and,

City of Key West Planning Department.

[ ] * ¢ L] * L] [ ]

3. Policies, Practices and Regulations

The following describes the principal policies, practices and regulations affecting
development of the Poinciana property. Federal housing issues are discussed in great
detail in the Homeless Assistance Submission, the companion document to the Base
Reuse Plan. Therefore, that agency is not discussed here. In addition, some descriptions
address federal or state designations; others outline regulatory processes. In most cases
the regulatory process is the means by which special designations and their associated
policies and practices are implemented. This section does not attempt to exhaustively
identify every possible permit required for development; rather, it seeks to outline the most
significant (and potentially prohibitive) processes which may be encountered during plan
approval. Actual design of the improvements may resolve some regulatory issues or raise
others not considered in this analysis. Further, the policies and implementing regulations
are in a constant state of flux-- standards or practices in place today may change in the
future. Therefore, the following should be used as a guide only; reguiatory deterrninations
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should be made during the detailed planning and design process.

National Environmental Policy Act (NEPA) Requirements

Federal actions are reviewed under the National Environmental Protection Act (NEPA) to
determine if the proposed action will create environmental impacts. Under NEPA proposed
actions may be categorically excluded from further action or be determined to require
further review--either through an Environmental Assessment or an Environmental impact
Statement. Currently an Environmental Assessment is planned to be completed for the
Truman Waterfront site. Additional review can encompass a variety of issues, including an
assessment of alternatives against socio-economic, environmental, and regulatory criteria.
The NEPA process is led by the federal agency responsible for the action. The Key West
Base Reuse Plan will be assessed under NEPA by the Department of Defense. The state,
through its consistency review, conducts a coordinated assessment of impacts. The Florida
Department of Community Affairs (DCA) is responsibie for the State Clearinghouse review.
Typically this review addresses all applicable state, regional and local regulations.

Chapter 288

The State of Florida has established an optional planning process for military bases
designated for closure. This process, established in Section 288.975, Florida Statutes, is
designed to expedite the satisfaction of land use planning requirements which must be
fulfilled under state law. The Chapter 288 process provides for a coordinated review of
planning and environmental issues by local, regionai and state agencies.

The City of Key West has notified the DCA of its intent to utilize the Chapter 288 process.
Because many of the BRAC sites are already addressed in the City's Comprehensive Pian,
only the Truman Waterfront, Poinciana, and Peary Court sites will be addressed by this
process. Chapter 288 does not exempt the sites from Area of Critical State Concern review
at various other points, as outlined below.

Area of Critical State Concern

Due to the significant environmental resources throughout the area, the Florida Keys have
been designated as one of Florida's four Areas of Critical State Concern (ACSC). This
designation is given in order to strengthen the capabilities of the local government to protect
resources of statewide and regional importance.

The DCA, City of Key West and the Governor and Cabinet administer the ACSC program
as it relates to Key West. Under this program the City of Key West must give notice to DCA
of the receipt of any application for development approvai. The DCA has review authority
over all development orders, comprehensive plans and amendments within the ACSC, and
makes final recommendations to the Governor and Cabinet for approval, denial, or
changes. The principles for guiding development contained in Chapter 28-36, Florida
Statutes, provide the standards by which these reviews are conducted. The ACSC
authority extends to all development permits, even for single family dwellings. Further, the
DCA, through its consistency review of federal actions, can apply the ACSC principals to
any federal permit or license, financial assistance, or other federal activity which affects the
coastal zone. Consistency review applies to dredge and fill permits issued by the USACE,
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National Environmental Policy Act determinations, and other federal actions potentially
including the Key West NAS BRAC process itself.

Building Permit Allocation System

While the City of Key West and the rest of Monroe County are separate ACSCs, and have
separate principles for guiding development and comprehensive plans, the two
governmental units must coordinate hurricane evacuation — and its implications on
permitting future development. The City is required by Chapter 28-36, F.A.C. to develop
an evacuation plan “consistent with regional and county plans”. Monroe County, in its
Comprehensive Plan, has calculated a Countywide evacuation time based on a cumulative
driving time per dwelling unit. In 1992, the County adopted a Rate of Growth Ordinance
(ROGO) which allocates future permittable units based on maintaining the total countywide
evacuation time. This ordinance factored a specific number of units for Key West, which
the city in turn used to develop its Building Permit Allocation System.

The Building Permit Allocation System is established as policy in the City's Comprehensive
Plan and implemented through Section 34.1371 of the City Code. The system applies to
both permanent and transient residential units with a factor designed to equate unit type
impacts to the evacuation trips generated from a single family unit. The annual allocation
is 91 units (or their equivalent); this equates to an estimated total of 1,093 units between
April 1, 1990 and April 2002. Since 1990, the City has allocated 1004.23 units. In
recognition that hurricane evacuation alone may not constitute the only factor determining
sustainable growth, the state (in conjunction with federal and regional agencies) has
initiated a Carrying Capacity Study which will determine the ability of the Keys’ ecosystem
to withstand impacts of additional land development activity. It is expected that the
Carrying Capacity Study could result in a new system for allocating units under ROGO and
City’s Building Permit Allocation System.

The impact of the Building Permit Allocation System on development of residential and
transient units in Key West can not be overstated. The City of Key West is responsible for
implementing the system, with each development agreement being subject to ACSC
review. At this point, even long range plans for development which include significant
residential or transient units are subject to existing regulations. Development approved in
the future will comply with potential changes in the allocation system arising from the
Carrying Capacity Study. The City has only 85.77 total units available for allocation through
the year 2002; these units are subject to normal market competition. Therefore, any new
units on the Poinciana site will be severely limited by this cap. If existing units are
maintained as affordable housing, they may be vested against the Building Permit
Allocation System by the Department of Community Affairs. However, vesting is not
expected to be realized until the Chapter 288 process is complete.

Stormwater Management

Stormwater management programs exist at the federal level (through National Pollutant
Discharge Elimination System permits), state and regional level (through the Environmental
Resource Permit) and local level (City of Key West). Generally, these regulations address
the construction, alteration, maintenance, or operation of any dam, impoundment, reservoir,
or works, including ditches, canals, conduits, channels, culverts, pipes and other
construction that connects to, draws water from, drains water into, or is placed in or across
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open waters and wetlands. In order to ensure that the construction and operation of
permitted works are not harmful to the water resources of the district, minimum design or
operational criteria have been adopted. The most important criteria relate to water quality
treatment, wetlands and wildlife impacts, and flood-protection through the control of post-
development volume and rate of runoff.

Generally, stormwater management objectives are achieved through design. Nothing in the
proposed plan indicates that such a design solution will not be possible when site level
details emerge later in the process.

4. Summary

The table below generally identifies the key federal/state/regional/local permits, plans or
approvals anticipated for the Poinciana Housing Site.
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TABLE VIil.6
POINCIANA HOUSING RELEVANT EEGULATIONS AND PLANS
Site Name of Policy, Practice | Permitted Activity Agency Key Issues
Component | or Regulatory Approval
Entire site Environmental Resource Stormwater FDEP if Water quality,
Permit management for new | associated with a | especially
impervious Port facility or discharges into
development marina; if not, surface water
SFWMD will issue
Development Agreement Stormwater City of Key West Water quality
management
Residential Development Agreement Any new residential City of Key West Building Permit
Units unit with ACSC review | Allocation
by DCA System
Any other Development Order Permit any new - .| City of Key West
development development with review by the
. DCA

l. Notices of interest

On September 27, 1995 certain land and facilities at the Naval Air Station in Key West were
declared "excess" by the Department of the Navy under the Base Closure and Community
Redevelopment Assistance Act of 1994. Pursuant to this Act, on May 29th and June 2nd, 1996,
the City of Key West published legal notice in the Key West Citizen soliciting Notices of Interest
(NOIl's) from public agencies, homeless provider groups, and other persons interested in the
surplus federal property.

The citizen participation process utilized to evaluate the NOls, establish the needs, and determine
the proposed uses of the excessed Naval property, was one of the most extensive public
processes ever conducted in the City of Key West.

Following the process outiined below, the LRA was able to determine the needs of the community,
and to obtain recommendations from:

» Individuals that submitted NOls

« Individuals living within the vicinity of the affected naval properties
« Homeless providers, and

« The general public

A series of public participation meetings (priorities forums, alternatives generation workshops,
design charettes, etc. were held, and the various NOIs were discussed and expiored for their
feasibility and compatibility within the affected property, and with the neighborhoods in the
immediate vicinity of the site.

There were a total of thirty-five (35) responses to the City's advertisement. The Poinciana site
NOIs are summarized below, as well as, the manner in which the proposed plan addresses the
NOls. The NOIs are also shown in Figure VIIL.9, Notices of Interest.
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NOIls Submitted for the Poinciana site include:

#17

#18

#19

Vietnam Veterans of America, Florida State Council A.K.A._Veterans Assistance
Foundation, Inc. -"4 standard Poinciana Bachelor Housing Standard 4 Bedroom units" - for
veterans and homeless persons for a Transitional Housing Program and for reintegration
of homeless and veterans back into the job market.

Although a member of the ‘Plan 1999" Homeless Coalition, this Provider has not been an
active participant since their NOI was filed. However, since the majority of homeless
veterans in Key West have alcohol/substance abuse problems and/or mental iliness, their
needs will be addressed under the KWHA/Plan 1999 Continuum of Care.

Florida Easter Seals Society - One unit (5,880 square feet) to relocate from their present
facility to new site "three times the size of current location." Services to be relocated
include: service coordination, resource, and referrals for both adults and children with
disabilities; educational training and support group meetings; audiological testing, hearing
aid testing and hearing aid support/repair; equipment loan, advocacy and support; and
physical, speech/language and occupational therapies for adults.

This Provider is a member of the “Plan 1999" Coalitfbn, and as such this NOI will be
addressed under the Master Developer Lease, as a sub-lessee participating in the
KWHA/Plan 1999 Continuum of Care. (See NO/ # 35)

Monroe County School Board - (36.6 acres) - the School District proposes to develop a new
elementary school housing grades PK-5. (This would enable the District to close Poinciana
Elementary School and create the possibility of relocating the School Board Administrative
Offices from the Key West bight area to Poinciana School.) In addition, the District would
use the Poinciana housing units for affordable housing for school teachers and others.

An elementary school is not proposed for this property; consensus at public meetings
indicates that existing off-site educational facilities are adequate.
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#20

#21

#22

#23

#24

The Housing Authority of th of Key West. FL - "This project site was project specific
in the Plan 2000 approved by the City Commission July 2, 1996 and initial funding allocation
approved by the Monroe County Comprehensive Land Authority on August 19,
1996....Please see Plan 2000 on file with the City...Conversion of Poinciana Naval Housing
property for City affordable housing needs." '

The LRA will negotiate the transfer of the Poinciana site contemplating a “Homeless
Assistance Conveyance” at no cost, for the buildings outlined in the Plan which are
designed to serve the Continuum of Care for the Homeless. The LRA will maintain fee
simple title to the entire site. The LRA then proposes to enter into a ‘master development
agreement/lease (i.e. a long-term, nominal lease agreement) with the KWHA for the entire
Poinciana site (less the portion for the Parks Service), which will stipulate the terms of sub-
leasing with the Continuum of Care Homeless Providers for those services designed to
meet the ‘gaps” existing in Key West. The lease will include specific allocations of units at
Poinciana (or other comparable sites acceptable to the LRA), that the KWHA must make,
and keep available to address the needs of the homeless.

MARC H A. Monr: iation f rded Citi -Two buildings to create
a residential group home for 6 persons (females targeted) wuth developmental disabilities;
respite care; associated office/support/storage space; and if possible relocate their
Sheltered Workshop from the old Harris School.

Fifty (50) dwelling units are proposed for use as transitional/permanent housing for special
needs populations on the Poinciana Housing site.

Key West Preschool Co-operative, Inc. - Seeking a new location for the school. “Current
site prevents us from adding additional classes at times more convenient for working
parents, or possibly expand services to include day-care or kindergarten.”

An elementary school is not proposed for this property; consensus at public meetings
indicates that existing off-site educational facilities are adequate.

U.S. Fellowship of FL, inc. - A K.A. The Heron - The northeast corner of Morgan Court,
buildings number P-1640 and P-1641 - to provide services to adults with chronic mental
illness, both disabled and able to work, including those with a dual diagnosis of mental
iliness and substance abuse. Prevent homelessness by ensuring medication compliance,
sobriety, living skills, vocational training, on site counseling, transportation, etc. via
Transitional Housing (also known as a 3/4 Way House), and Permanent Housing.

This Provider is a member of the “Plan 1999" Coalition, and as such this NO! will be
addressed under the Master Developer Lease, as a sub-lessee participating in the
KWHA/Plan 1999 Continuum of Care. (See NOI # 35)

Wesley House Community Center, Inc, - Poinciana Housing area and "any other facilities

near subsidized housing or future facilities for homeless shelters/services." For licensed
a child care center, open Monday through Friday from 7:00 am to 6:00 PM, 260 days per
year, serving a total of 50 children ages birth to 12 years.

This Provider is a member of the “Plan 1999" Coalition, and as such this NOI will be
addressed under the Master Developer Lease, as a sub-lessee participating in the
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#25

#26

#27

#28

Continuum of Care. (See NOJ # 35). The plan for the Poinciana Housing site includes a
potential neighborhood child day care center, and a community center.

Key West Alliance for the Mentally il (KWAMI) - one four-bedroom apartment - to develop
a drop-in center, managed by a consumer of mental health services with voiunteers
assisting the operation. The NOI further states that "KWAMI looks forward to joining with
Florida Keys Outreach Coalition (FKOC) and the U.S. Fellowship of Florida (The Heron) in
carving out office space and spaces designated for meetings and social activities...".
Note: NO! does not distinguish the different uses for Poinciana and Truman Annex, but
refers to the “Plan 1999" submission; and there is a notation to see the Heron's plan for
Poinciana (See NOI #23).

This Provider is a member of the ‘Plan 1999" Coalition, and as such this NOI will be
addressed under the Master Developer Lease, as a sub-lessee pamc:patmq in the
KWHA/Plan 1999 Continuum of Care, (See NOI # 35)

Key West Jaycees A.K.A. The Junior Chamber of Commerce - The Hoey Road Spaulding
area, buildings number P-1624 and P-1625 - "to develop and maintain a multi-faceted

pediatric HIV/AIDS facility which would provide residential (family home environment) care,
respite care, day care, and education and advocacy programs, at no cost to 6-10 children
ages 0-18, and for the families, relatives, guardians and care givers of these children”.
Services will include: day care, short-term care (respite care), pediatric HIV/AIDS
education/prevention training.

This Provider is a member of the “Plan-1999" Homeless Coalition, and will work
collaboratively within the Continuum of Care; however, the ‘gaps” analysis does niot show
a need in Key West to address this specific sub-population. Additionally, this Provider's
NOI is designed to serve the entire “South Florida area” as a ‘regional” provider, as
opposed to addressing the specific needs within Key West. Further, pediatric care requires
temporary housing for the adult family members, which would severely strain the limited
housing stock, and negatively effect the surrounding neighborhood and community.

Florida Keys Children's Shelter - Six (6) of the four-bedroom apartment units "one and a
half buildings, side by side" to relocate the Key West Center from Patterson Avenue to the
Poinciana Housing community. Proposal includes "the relocation of Key West emergency
shelter services for 10-12 youth 10-17 years of age, and to establish transitional/
independent living services for youth 16-20 years of age."

Although this Provider was originally a member of the ‘Plan 1999" Coalition, they have not
been an active participant in either the BRAC or HUD SuperNOFA process; and their facility
at 221 Patterson Avenue was recently placed on the market “for sale”. The needs of
homeless children in the custody of a parent, will be addressed under the Master Developer
Lease, as a sub-lessee participating in the KWHA/Plan 1999 Continuum of Care. (See NO/
# 35)

Domestic Abuse Shelter, Inc. - Two buildings (one with six 2-bedroom apartments, and one
with four 3-bedroom apartments), next to each other (10 apartments) to develop a
transitional housing program for families experiencing domestic violence. The program will
provide long-term housing (1-2 years) and comprehensive services for victims and their
children, and will include: job training and placement; and other support services.
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This Provider is a member of the ‘Plan 1999" Coalition, and as such this NOI will be
addressed under the Master Developer Lease, as a sub-lessee participating in the
Continuum of Care. (See NO! # 35)

#35 "Plan 1999" Key West Comprehensive Community Pian A.K.A. The Homeless Coalition -
"Individual NOls filed with the Key West City Manager, which collectively make up "Plan
1999".....The target group of the Florida Keys Outreach Coalition, Inc. is the men and
women of the Key West Community who need help rebuilding their lives...Our aim is to
bring them to a level of independence and productivity by addressing their shelter and food
needs as well as their substance abuse, mental illness, education, job skills, life skills,
behavior and lack of responsibility.”

The City of Key West will enter into a master development agreement flease with the Key
West Housing Authority (KWHA), which will stipulate the terms of sub-leasing with the ‘Plan
1999" Continuum of Care Homeless providers, for those services designed to meet the
‘gaps * existing in Key West.

NO! #3 - Good Samaritan, and NOI #32 -Samuel’s House, have now joined the ‘Plan 1999"
Coalition, so that all homeless service providers that originally submitted NOI's, are now
fully represented by the Homeless Coalition.
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Implementation |
1. Conveyance

Conveyance of the base properties is initiated by the Department of the Navy (Navy)
concurrent with the LRA’s base-wide reuse planning activities. The goal of conveyance is
to place property no longer needed by the Federal Government into uses that benefit the
community. This section provides general information on the conveyance process, and then
summarizes conveyance types which appear to apply to the BRAC sites.

Disposal Decision

In cases where an Environmental Impact Statement (EIS) is required for the release of
surplus federal properties, disposal decisions are made through the issuance of a disposal
Record of Decision (ROD). The ROD is typically issued by the secretaries of the Military
Departments not earlier than 30 days after the publication of the Final EiS. However, in
other cases, where only an Environmental Assessment (EA) is required, surplus property
disposal decisions are made through the Finding of No Significant impact (FONSI). Once
completed, the FONSI becomes integrated into the Navy’s disposal plan, which outlines
specific information relating to the disposal decision. it is currently the Navy's intention to
conduct EA’s for the Key West surplus properties.

Disposal Implementation
Disposal decisions are typically implemented by one of two documents:

1. A quit claim deed from the Military Department or other Federal Agency sponsoring
public benefit conveyances (e.qg., airport, park, port) when environmental cleanup
is complete; or,

2. A long term lease in furtherance of conveyance for contaminated parcels that have
not yet been remediated. :

Under the Comprehensive Environmental Response, Compensation, and Liability Act
(CERCLA), the transfer of title, like with an interim lease, is contingent upen the completion
of the Environmental Baseline Survey (EBS), which characterizes the state of
contamination on the site, and the Finding of Suitability for Transfer (FOST), made by the
military department in consultation with either the EPA or the State. The FOST specifically
includes a determination that the remedy for on-site contamination has been selected,
constructed, and placed in operation. With the amendment of Section 120(h)(3) by Section
334 of the 1997 Defense Authorization Act, contaminated property may be transferred so
long as cleanup timetables and commitments are in place, and the regulator has given its
approval.

For contaminated parcels which have not yet been remediated, effective use occurs via
a “long-term lease in furtherance of conveyance.” When cleanup on these parcels is
eventually completed, the long-term lease will terminate, and the deed will become effective
for each particular parcel of land.
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Transferal of Surplus Property

Community acquisition of surplus base property can occur via a variety of available
methods which may include:

Public conveyances;

Homeless assistance conveyances;
Negotiated sales;

Advertised public sales;

Economic development conveyances; and,
Interim leases.

Each method is described below.

Public conveyances. While military property can be sold through a negotiated sale to a
local government or private business, or at public auction, it can also be transferred at
reduced cost to various entities as part of a “public benefit, transfer.” This type of
acquisition is used for parcels which serve a public purpose: airports, education, health,
historic monuments, ports, parks and recreation. Typically, a Federal agency with specific
expertise in a conveyance category is authorized to serve as a sponsoring or approving
agency (ie. National Park Service for recreational lands). Recipients approved under this
type of conveyance may be eligible to receive the surplus property at a substantial discount
(up to 100% of fair market value), following consuitation with the appropriate agency.

Homeless assistance conveyances. This type of acquisition is applicable in cases where
the LRA’s redevelopment plan has met HUD’s criteria for meeting local homeless needs.

With Navy approvai, surplus properties can be conveyed directly, at no cost, to a homeless
provider or to the LRA.

Negotiated sales. Surplus properties under this acquisition scenario are negotiated to
public bodies for public purposes at the property’s fair market value, with negotiable
payment terms.

vertised public sales. This type of acquisition method is used to sell the property to the
party that submits the highest bid, provided it is not less than the property’s fair market
value.

Economic development conveyances. Surplus properties can also be conveyed specifically
for job creation purposes. Under an economic development conveyance (EDC), an LRA

(and only an LRA) can request the saie of military property at or below fair market value to
spur economic redeveiopment and long-term job creation. However, this discount applies
particularly to regions severely affected by multipie base closures. Key West's strong
tourist-based economy will likely buffer the community from a severe economic downturn.
Moreover, the burden of proof lies on the LRA to justify the use of an EDC in place of a
public benefit conveyance or negotiated sale. To apply for any conveyance, the LRA must
first complete and submit its base reuse plan, and then must add within a few months a
justification for use of an economic development conveyance.

interim Leases. Actual transfer of military real property is encumbered by a great deal of
time consuming process, analysis, and public review; transfer of title may not happen for
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two years or more. Interim leases options can be an effective option for quickly making use
of the property for job creation purposes.

Section 2667(f) of Chapter 10 of the U.S. Code grants explicit authority to lease property
at closing bases to the LRA, at or less than fair market value, as a means of promioting job
growth. The interim lease allows the property to be used as promptly as possibie prior to
full implementation of the base reuse plan. The interim leases work in cases where the new
business tenant can adapt to a vacated facility at low cost.

Related Issues

The disposal and reuse decision making phase encompasses a variety of related issues
and processes. The following key items wili need to be examined more closely as the base
reuse planning process continues:

Planning the provision and financing of utility services;

Funding sources for acquisition and maintenance;

City’s reversionary rights to any property formerly granted to the Navy; and,
Federal interagency land use agreements/obligations

Conveyance Options

The affordable housing component of the Poinciana site is likely to be conveyed either as
a negotiated sale or an economic development conveyance. Title is expected to be held
by the Local Redevelopment Agency, with the Housing Authority acting as the master
developer. Because the need for affordable housing in the city is critical, it may be possible
to expedite conveyance. Existing need for renovations, operation and maintenance costs,
assumption of services, and environmental contamination issues should help discount the
cost of the land. The special needs portion of the site should qualify for a no-cost,
homeless assistance conveyance.
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2. Financing Options

For the Poinciana site, the financing options are limited to a certain extent by the legally
binding agreement between the LRA and Key West Housing Authority (KWHA). The City
of Key West LRA will negotiate with the Military for the transfer of the Poinciana site
contemplating a “Homeless Assistance Conveyance” at no cost, for those buildings outlined
in this Plan which are designed to serve the City's Continuum of Care for the Homeless.
The LRA and will hold fee simple title to the entire site. The LRA proposes to enter into
a "Master Development Agreement/Long-Term Master Lease” with the KWHA for the entire
Poinciana site (less the area dedicated to the State Parks Service), with the stipulation that
the Housing Authority, in conjunction with the “Plan 1999" Homeless Coalition, provide for
the “gaps” herein identified in the Key West Continuum of Care for the Homeless.

Several methods of financing are available to the Local Redevelopment Agency (LRA) and
the Key West Housing Authority to implement the development of the Poinciana site of the
Key West Base Reuse Plan. The potential funding sources are outlined and described
below.

Federal Sources

Once a community has completed its base reuse plan, it will need to access federal funding
for implementation. Potential Federal funding for may be available from a variety of
sources. Selected available public sources are summarized below.

. Defense Adjustment Grants - are provided by the Department of Housing and
Urban Development (HUD). The 1992 Housing Act authorized HUD to provide
grants to local governments in non-entitlement areas, such as Key West, for
economic adjustment activities related to the defense draw down. However, the
monies are primarily for off-base impact planning, and are not to overiap with base
reuse efforts.

. Supportive Housing Program - On August 18, 1897, the Florida Department of
Children & Families (Sub-District 11-B Monroe County) submitted an application for
$10+ million, under the Supportive Housing Program (SHP) component of the
Homeless SuperNOFA, to the U.S. Department of Housing and Urban Development
(HUD). This application for the"Continuum of Care Homeless Assistance for
Monroe County” was predicated on the “Plan 1999" Homeless Coalition’s
Continuum of Care for Key West, and was co-authored by the Rev. Barbara Black,
Chair of “Plan 1999".

. Community Development Block Grant (CDBG) Small Cities Program - the Smalil
Cities Program helps local governmenis effectively implement development
activities to stop and reverse community decline and restore community vitality.
The primary purposes of the program is to maintain viable communities, revitalize
existing communities, expand economic and employment opportunities, improve
housing conditions, expand housing opportunities, and provide benefits to low- and
limited income people.

The Community Development Block Grant Smail Cities Program (CDBG) continues
to be a source of discretionary redevelopment funding for base reuse projects.
Often, CDBG funds have been used as part of the community's 25 percent match
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for EDA funding and other direct grants. The funds can be used to purchase,
develop or rehabilitate facilities to serve the public, including facilities like roads,
utility lines and parks, as well as housing and some industrial stock. However, funds
cannot be used to cover operating and maintenance expenses. Grants average
$240,000 per project.

Home investment Partnerships Program (HOME) - HOME provides state and local
governments the opportunity to administer federally-funded rental and home
ownership programs in accordance with the goals of their state Consolidated Plan.
HOME funds may be used for housing rehabilitation, new construction, iand
acquisition, site improvements and tenant-based rental assistance for both single-
family and multifamily housing. Both very low- and low-income persons may benefit
from this program.

Federal Mortgage Insurance Programs (Multifamily Insured and Direct |.oans) -
private housing developers can also take advantage of programs such as the
Section 202 Program for the elderly or the Section 811 Program for persons with
special needs. . '

Section 202 - Supportive Housing for the Elderly - under the Section 202 Program,
eligible private nonprofit organizations receive capital grants to finance the
construction or acquisition of rental housing for senior citizens. An aclvance is
available that is interest free and repayment is not required so long as the housing
remains availabie for very low-income elderly people for at least 40 years. Project
rental assistance covers only the difference between the HUD approved operating
cost per unit and the amount the resident pays. Eligible households inciude very
low-income households of one or more persons, at least one of which is 62 years
of age or older.

Section 811 - Supportive Housing for Persons with Disabilities - under the Section
811 Program, funds are available to assist private nonprofit organizations to
construct, acquire and/or rehabilitate supportive housing for people who have
disabilities. HUD provides a capital advance that bears no interest and may be used
for construction, acquisition, and rehabilitation. These funds do not need to be
repaid so long as the housing remains available for at least 40 years for very low-
income persons with disabilities. HUD also provides project rental assistance
payments to the property owner to cover the operating cost of the project.
Supportive services must be provided for residents, including health, mental health,
and other special needs. Supportive housing can be either group homes or
independent living facilities that are designed to accommodate the special needs
of residents and provide support services.

Low-Income Housing Tax Credit (LIHTC) - is part of the 1986 Tax Reform Act and
allows corporations to finance housing developments to receive a dollar for dollar
reduction in income tax liability in exchange for the developer's acquisition and
substantial rehabilitation or new construction of low-income rental housing. Lenders
are secure in providing bridge, construction and permanent financing since the tax
credits are available and designed to pay down the loans.
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State Sources

Affordable Housing Guarantee Program - the program was created to stimulate
creative private sector lending activities to increase the supply and lower the cost
of financing or refinancing eligible housing; create security mechanisms to allow
lenders to sell affordable housing loans in the secondary market; and encourage
affordable housing lending activities that would not have taken place, or serve
persons who would not have been served but for the creation of this program. This
program serves very low and low-income persons.

Rental Housing Bond Program - the program uses both taxable and tax-exempt
housing revenue bonds to make below-market-rate loans to developers of
apartment projects who agree to set aside at least 20 percent of the project units
for rental to very low-income persons. The remaining 80 percent of the units can be
rented at market rate. This program offers a stable source of below-market-rate
loan funds to encourage nonprofit and for-profit developers to construct and
rehabilitate rental housing projects that offer affordable units.

Predevelopment Loan Program (PLP) - the Predevelopment Loan Program provides
loans and grants for site acquisition and development of housing for very low-
income, low-income, and farm worker families through ownership or rental
opportunities. Assistance may include professional fees (such as engineering,
architectural, surveying and consultant costs), as well as other fees incurred in land
development (such as marketing and feasibility studies). Local governments,
housing authorities and nonprofit corporations are eligible to apply for loans up to
$500,000 and grants up to $26,000.

State Housing Initiatives Partnership Program (SHIP) - Monroe County is a
recipient of SHIP funds from the State of Florida. SHIP channels a portion of the
revenues from the documentary stamp tax increase directly to counties and
entitlement cities for affordable housing activities including home acquisition,
construction, rehabilitation and emergency repair.

State Apartment Incentive Loan (SAIL) Program - this program uses State
appropriated funds to provide construction/permanent financing for rental projects.
The terms are a 15-year, non-amortizing loan made at a 9% interest rate witha 3
% base rate. The project is reviewed on an annual basis to determine if the cash
flow of the project is sufficient to pay the rate. The interest paymenis may be
deferred based on this cash flow capability. At the end of the 15 year term, the
principal balance and any deferred interest become due. A waiver may be granted
for the deferred interest portion. The developer of the project, who is the direct
recipient of the funds, must sign a land use restriction agreement to keep the units
affordable.

Local Sources

R

General Obligation Bonds - the City of Kéy West may also issue Generai Obligation
Bonds. These bonds are secured by debt service millage on the real property within
the City and must receive voter approval.
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. Special Assessment Districts - the City of Key West could also establish special
assessment districts for the purpose of funding various neighborhood improvements
within an area or for the construction of a particular project. This option must be
carefully weighed however, in light of the number of low- and moderate-income
households that may be affected.

Private Sources

. Rents - under the legally binding agreement between the LRA and the KWHA,
revenue will flow to the LRA from this agreement. These rents could provide funds
for operation and maintenance of the property. The monies collected from these
leases will not provide a large amount of funds.

. Sale of Property - certain parcels of the site will be suitable for sale to private
developers for housing.

. Private Financing - the LRA could also consider obtaining funds through loans from
private lending institutions. With commitments by developers to obtain portions of
the site for development, certain lending institutions could be persuaded to invest
in the project by making development loans to the LRA. All loans must be backed
by those commitments to insure the ability to repay the loan.

. User Financing - under this alternative, the tenant makes the improvemerits in the
property and those improvements being back-billed against the lease income. In
other words, a reasonable pattern of repayment to the tenant for improvements in
the facilities that typically would be made by the landlord is reflected in reductions,
in the lease amount or the sale price. The ability to finance against long-term leases
with federal and state agencies at favorable rates can be used as security for
funding. Similar financing can be achieved with the security of substantial leases
with corporate users.

. Special Financing Sources - a number of communities have been able to take over
some of the housing that is immediately ready to market and have generated
substantial operating profits. In others, joint ventures with developers who have the
financial strength to finance front-end improvements has been an important source
of overall financing. Installing, utility user metering can be a very important source
of revenues, as well. Finally, foundations can play an important financing role,
particularly for public purpose uses. In almost every community the McKinney Act
and others generate a need for public purpose uses of a number of the facilities.
Typically there is no financing to go with those definitions of need from an operating
standpoint. But, in some communities foundations are seriously considering
participation in that role.

Conclusions

Poinciana Housing site has a number of restrictive factors that limit the financing sources
available due to the nature of the site and the proposed legally binding agreement structure
at conveyance. Financing of the project will entail using a combination of these funding
sources and the degree to which any one source will be used will depend on the money
markets at the time of development.
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IX. MAINE MEMORIAL CEMETERY

EXISTING CONDITIONS
A. Site Description

This site is located within the confines of the Key West Cemetery which is within the City's Historic
District. The land area of the site comprises approximately 0.12 acres. See Figure IX A.1, Surplus
Property Aerial Map.

B. Historical & Cultural Resources
1. Summary of History

The Maine Memorial commemorates the sailors killed on the battleship Maine which
exploded in Havana Harbor in 1898. In February 1898, the USS Maine left Key West to
deter shipments of men and guns sent by sympathizers of the Cuban revolutionaries. On
February 15, the Maine exploded in Havana Harbor, resulting in great loss of life. Many of
the recovered dead were later interred at the Key West Cemetery. War proponents claimed
the ship was blown up by a mine. Spanish officials stated it was an internal explosion.
Regardless of the cause, the United States immediately declared war on Spain.

2, National Register Eligibility
This property is listed on the National Register as a contributing element of the Key West
Nationa!l Register Historic District.
C. Urban Context
1. Urban Context Area
The Maine Memorial Cemetery is located within the Key West Cemetery. The Key west
Cemetery is delimited by the following streets, Angela Street on the north, Frances Street
“on the east, Windsor Lane on the west, and Johnson Lane on the south.
2. Adjacent Land Uses
Adjacent land uses around the Maine Memorial Cemetery are aiso cemetery uses

comprising the Key West Cemetery. Residential land uses predominate and surround the
Key West Cemetery.
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D. Site-Specific Conditions
1. Existing Site Land Uses

Existing site land uses are all cemetery related with the inclusion of the Maine Monument.

2. Existing Structures

Other than the underground burial sites and the Maine Monument there are no existing
structures within the site. A small 3 feet high metal fence delimits the property.

3. Easements and Rights-of-Way
There are no easements or rights-of-way within the property.
4. Problems and Opportunities

The Maine Memorial Cemetery, an important historic landmark, forms part of the larger Key
West Cemetery. Sailors from the Battle Ship Maine, whjch sank in Havana Harbor on the
15th of February, 1898 are buried at Maine Memorial Cemetery. Given the historical events
that followed the sinking of the Maine which sparked the Spanish American War of 1898,
the Maine Memorial Cemetery has important significance as a national monument of both
the U. S. and Cuba. A plaque remembering the sinking of the U.S.S. Maine was placed
by the Mayor of Havana at the entrance to the Cemetery in 1952. A monument to the
sailors of the battleship who died was constructed in the center of the site.

The most important issue for this site is that it be kept and maintained in the manner that
it demands. There is a great opportunity to highlight this Memorial as an important
historical and tourist attraction of Key West.

E. Environmental Conditions

1. Natural Conditions

No natural plant communities or other ecologically sensitive features occur on the Maine
Memorial Cemetery.

2, Coastal Management
Coastal management issues are not applicable to the Maine Cemetery site. No portion of

the site is designated as a Coastal High Hazard Area or lies within the Class | Hurricane
Evacuation Zone.
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3. Contamination

The Maine Memorial Cemetery is located within the Key West Cemetery, which was
established in 1847. In 1898 the plot was dedicated to the sailors killed on the battieship
U.S.S. Maine; prior to this dedication, the plot was used as a Naval burial ground. All
surrounding uses are historic, residential uses. According to the draft Environmental
Baseline Survey (EBS) prepared by the Environmental Detachment Charleston S.C. in
October, 1996, there is no evidence to suggest that hazardous substances or petroleum
products, polychiorinated biphenyls or asbestos containing-materials are associated with
the site. Due to the age of the fence and gate (the only significant painted structures on
the site), they are likely to have been treated with lead-containing paint; however, they
appear to be in good condition. Because the site is an open area, no radon is suspected
and no signs of stressed vegetation or scils were observed on the site or surrounding
property. The use of pesticides has been limited to mosquito and pest control No records
or visual observation indicate the improper use of pesticides.

The EBS determines that there has been no release and/or disposal of contaminated
substances or petroleum products at the Maine Memorjal parcel. The EBS categorizes the
site as “Classification 1/White,” or areas where no release or disposal of hazardous
substances or petroleum products has occurred (including no migration of these
substances from adjacent areas). This ciassification is based on availabie information and
visual observation. This classification indicates that the property is eligible for deed transfer
under the Comprehensive Environmental Response, Compensation, and Liability Act
(CERCLA}, as amended.

Transportation

Maine Cemetery is located in the downtown area and is well served by the existing roadway
network. The site could be accessed using Truman Avenue then Grinnell Street. However, this
segment of Truman Avenue in the downtown area is congested and designated as a physically
constrained roadway. The intersection of North Roosevelt Boulevard and Palm Averiue/ First
Street is operating below the level of service standard, The existing and proposed transit routes
do not provide a direct access to the site. In addition, the existing and proposed bicycle facilities
do not directly serve this site. Both proposed transit and bicycle facilities serve areas adjacent to
the site.
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IX. Maine Memorial Cemetery

REUSE PLAN
A. Land Use Plan

The Maine Memorial Cemetery is proposed to remain as a cemetery (see Figure 1X.1, Surplus
Property Aerial Map).

The entire City Cemetery, including the Maine Memorial, is zoned Historic Public and Semi-Private
Services (HPS) which allows cemeteries as a conditional use. No zoning change is required for
this site.

B. Notices of interest

On September 27, 1995 certain land and facilities at the Naval Air Station in Key West were
declared "excess" by the Department of the Navy under the Base Closure and Community
Redevelopment Assistance Act of 1994. Pursuant to this Act, on May 29th and June 2nd, 1996,
the City of Key West published legal natice in the Key West Citizen soliciting Notices of Interest
(NO's) from public agencies, homeless provider groups, and other persons interested in the surplus
federal property. N
The citizen participation process utilized to evaluate the NOlIs, establish the needs, and determine
the proposed uses of the excessed Naval property, was one of the most extenswe public
processes ever conducted in the City of Key West.

Following the process outlined below, the LRA was able to determine the needs of the community,
and to obtain recommendations from: individuals that submitted NOIs; individuals living within the
vicinity of the affected naval properties; homeless providers, and the general public.

A series of public participation meetings (priorities forums, alternatives generation workshops,
design charettes, etc. were held, and the various NOIs were discussed and explored for their
feasibility and compatibility within the affected property and with the neighborhoods in the
immediate vicinity of the site.

There were a total of thirty-five (35) responses to the City's advertisement. There were no NOls
submitted for the Maine Memorial Cemetery site.

C. Conveyance

The Maine Memoarial could be conveyed through a historic monument transfer, to protect the
historic features of the site. This should be at no-cost, public conveyance, with the City of Key

- West as the titie-holder.

D. Regulatory Guidelines

The proposed use of the Maine Memorial site essentially calls for maintaining the site as a historic
monument. This is not expected to trigger any significant regulatory requirements.
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X. Peary Court Cernetery

X PEARY COURT CEMETERY

EXISTING CONDITIONS
A. Site Description

The Peary Court Cemetery, located within the City’s Historic District, comprises approximately 1.0
acre of land (see Figure X.A.1, Surplus Property and Surrounding Land Uses Map).

B. Historical & Cultural Resources
1. Summary of History

The Key West Post Cemetery was associated with the Barracks at the site of the present
day Peary Court. Records indicate the first interment was made at the cemetery in July of
1835. The cemetery was apparently in use as late as 1920.

No formal plat showing the locations of grave rows or individual graves has been found for
the cemetery. Maps of the post dating from 1880's to the 1920's show the cemetery as an
irregular shaped parcel bordering White Street on the west. Angela Street on the south
was closed and the cemetery extended approximately one half block south of Angela Street
towards Newton Street. The northern and eastern boundaries of the cemetery were within
the boundaries of the post.

The U.S. Army Barracks at Key West were established in 1831 and abandoned in
December, 1835 due to a yellow fever epidemic. The Army troops re-occupied the
barracks from 1862 to 1880. During that time men continued to be stricken and die from
yellow fever and typhoid fever. These victims were buried in the cemetery. Wives and
children of soldiers stationed at the post were also buried in the cemetery. '

In 1927, records indicate that 436 bodies were removed from the Key West Post Cemetery
and transferred to the military cemetery at Fort Barrancas, Pensacola, Florida. In 1949,
what is now Peary Court was transferred from Army to Navy control.

2. Surface and Subsurface Archaeological Testing

In 1990, archaeological excavations were conducted at Peary Court to determine, in part,
the aerial extent of the cemetery and whether it had been completely moved in 1927 (see
Archaeological and Historical Investigations for Proposed U.S. Navy Peary Court Housing
Project Key West, Monroe County, Florida, 1991). These investigations were sufficient to
determine that the 1927 relocation efforts at the Key West Post Cemetery were incomplete.
In fact, one of the excavated grave pits contained a complete, in-situ, burial. After finding
this complete burial, the investigation shifted to delineating the cemeteries northern and
eastern boundary so that it could be preserved and set aside from further development.
The other boundaries were defined by Navy property boundary fences.
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X. Peary Court Cemetery

3. Historic Preservation Plan

Based on the findings contained in the Archaeological and Historical Investigations for Proposed
U.S. Navy Peary Court Housing Project Key West, Monroe County, Florida, 1991, the NAS key
West decided to preserve the cemetery and set it aside as a historical park. To this end,
a preservation plan was developed in consultation with the Florida State Historic
Preservation Officer for the Key West Post Cemetery. See Appendix at the end of this
surplus property section for the preservation actions contained in this plan.

C. Urban Context
1. Context Area

Peary Court Cemetery is located within the historic area of the City of Key west and is
approximately 2 blocks east of the Key West Cemetery. It is located on White Street at the
intersection of Angela Street. The Cemetery breaks the flow of Angela Street on its east
west run. The site is surrounded by residential uses to the north, northeast, west and
south. A privately-owned mini-warehouse/storage building borders the site on its eastern
boundary and encroaches onto the cemetery property. Directly adjacent on the north side
of the property is the Peary Court housing development.

D. Site-Specific Conditions

1. Existing Site Land Uses

Presently the site is a large green lawn with some large banyan trees. It is fenced off from
public access and a small monument marks its cemetery use. '

2. Existing Structures

There are no existing structures within the site except for the monument commemorating
the cemetery and the warehouse that encroaches the site on the eastern boundary.

3. Easements and Rights of Way

There are no apparent easements or rights-of-way on the site.

4. Problems and Opportunities

The Cemetery at present is fenced off by a white wood picket fence and has no interaction
with the.community. The sacred nature of its use as a cemetery, although not readily
evident because of the grass area that now covers the site, presents a challenge for its

potential re-use. 1t is important to note that there is no integration between this site and the
surrounding residential communities.
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X. Peary Court Cemetery

F.

Environmental Conditions
1. Natural Conditions

No natural plant communities or other ecologically sensitive features occur on the Peary
Court Cemetery site.

2. Coastal Management

Coastal management issues are not applicable to the Peary Court Cemetery site. No
portion of the site is designated as a Coastal High Hazard Area or lies within the Class i
Hurricane Evacuation Zone.

3. Contamination

Uses adjacent to the Peary Court Cemetery include local roadways, Navy housing and
residential areas. A privately owned mini-warehouse/storage building is located to the east
and encroaches onto the cemetery property. This building was known to contain swimming
pool maintenance chemicals and air conditioning equipment.

According to the draft Environmental Baseline Survey (EBS) prepared by the Environmental
Detachment Charleston S.C. in October, 1996, there is no evidence that hazardous
substances or petroleum products were stored, released, treated, or disposed at Peary
Court Cemetery. No polychlorinated biphenyls or asbestos containing materials are
suspected at this facility. The painted fences appear to be new and are not suspected to
contain lead based paint. Because the site is an open area, no radon is suspected and no
signs of stressed vegetation or soils were observed on the site or surrounding property.
The use of pesticides has been limited to mosquito and pest control. No records or visual
observation indicate the improper use of pesticides.

The EBS categorizes the site as “Classification 1/WHITE,” or areas where no release or
disposal of hazardous substances or petroleum products has occurred (including no
migration of these substances from adjacent areas). This classification is based on
available information and visual observation. This classification indicates that the property
is eligible for deed transfer under the Comprehensive Environmental Response,
Compensation, and Liability Act (CERCLA), as amended.

Transportation

Peary Court Cemetery is located in the downtown area and is well served by the existing roadway
network. The site could be accessed using either Truman Avenue, then Eisenhower Drive and then
Petronia Street to the site, or Truman Avenue then White Street to the site. However, as mentioned
earlier, the segment of Truman Avenue in the downtown area is congested and designated as a
physically constrained roadway. The intersections of N. Roosevelt Boulevard and Palm Avenue/
First Street and Palm Avenue and White Street are operating below the level of service standard.
The existing and proposed transit routes as well as the existing and proposed bicycle facilities
provide good accessibility to the site.
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Appendix IV.B.1

Historic Preservation Plan - Preservation Actions
Key West Post Cemetery - Florida

as presented in
Archaeological and Historical Investigations

for Proposed U.S. Navy Peary Court Housing Project
Key West, Monroe County, Florida, 1991
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Excavations were conducted to determine the boundaries of the Key West Post
Cemetery. Backhoe trenches were excavated at the northwest edge and
northeast/east edge of the cemetery. Posthole alignments were found remaining
from the original wooden fence surrounding the cemetery, and coordination was

made with NAS Key West for accurate survey location of the fence to be rebuilt
around the cemetery.

In accordance with Stipulation 2.b. Archeoclogical Resource Protection,

Treatment, of the Memorandum of Agreement Regarding kKey West Family Housing
Project, this preservation plan has been developed in consultation with the
Florida State Historic Preservation Officer for the Key West Post Cemetery.

Preservation Actions

1. Preserve the cemetery in a partially original state. Place a picket
fence along the west side (White Street) and south side only. One gate would
be placed at White Street on the west to allow pedestrian traffic. Nc¢ cap
stone wall would be built and the picket fence would be placed as close as
possible to original alignment. No further excavations would take place. The
same wrought iron fence to be installed elsewhere on White and Angela Streets
shall be installed along the north and northeastern sides of the cemetery.

The picket fence will be built to approximate that shown in Plate 1 and
described in the Historical Setting of this Plan. Dimensions will be
approximately as follows:

Pickets: 2 9/16 inches wide, 11/16 inch thick, ¢ feet tall and pointed
on the end.

”,

Posts: 4 x 4 inches thick, approximately 4 feet tall .(abeve the ground),
set approximately 5 feet apart. Gate posts appear to be 4 x 6
inches thick, also set 4 feet above the ground.

Gate: double type construction, using same size pickets as above with
single diagonal support, see Plate 1. Simple T-strap hinges and
slide bolts will be used on the gate.

The existing low wall along the White Street side of the cemetery does not
appear in historical photographs of the Barracks and is apparently not
original. For this reason we recommend placement of the picket fence along

White Street. The existing low wall may be removed to allow installation of
the picket fence.

2. Place a permanent type historical marker or small monument describing
Barracks history and the presence of the Key West Post Cemetery within the
cemetery grounds.

3. Maintain the cemetery area in some variety of native or other
appropriate grass, keeping existing mahogany trees pruned and fertilized, and
grass cut. Periodically the picket fence will be painted white, and all weeds
around the fence will be kept trimmed.
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A privately owned storage building encroaches onto Government land and the
original cemetery area at the eastern side at Angela Street. It is possible
that graves are present under the structure and a portion of the intersection
of Angela and Gonzalez Streets in front of the structure. The owner of the
structure, as well as the City planning and building agencies should be
notified of the fact that the cemetery extends under the structure and the
intersection of Angela and Gonzalez Streets. This building will act to enclave
the eastern side of the cemetery. As such, no permanent fencing will be
 installed along the western side of the building. The intersection of present
day Gonzalez and Angela Streets appears to lie within a portion of the
cemetery, probably due to past street widening. The City planning and building
agencies should also be notofied of this possibility. It is probably more
practical to place the cemetery fence along the boundary of these streets,

- rather than considering street realignment.

3

Caution must be taken that future construction activities do not, however,
F disturb those cemetery areas preserved under the pavement at the intersection
t of Gonzalez and Angela Streets. Of particular concern would be ground
disturbing work by the City of Key West, such as.relocating storm or sewer
lines, and removal of pavement and grading.

2.
Lastly, to maintain visual attractiveness and to provide a safety factor around
'the cemetery, it is recommended that a buffer be provided outside of the
i original picket fence. It is possible that past realignments of the cemetery
fence resulted in isolated burials being located outside the fence line
' discovered by Mobile District. This buffer will help to insure that potential
* jsolated burials would be avoided by construction. The required cemetery
buffer zone lies on the north and northeast sides of the cemetery and coasists
e of a 5' set back from the original fence post holes to a new wrought iron
. fence, a 25’ set back from the original fence post holes to new dwellings, and
a 50’ setback from the original fence post holes to any ‘Storm water runoff
hmrlds
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REUSE PLAN
A. Land Use Plan

Proposed use of the tract is to maintain the property as an historic open space or potentially reuse
a portion of the site as a cemetery (see Figure X.A.1, Surplus Property and Surrounding Land Use
Map). The western portion of this site is currently zoned “Military” (M) while the eastern half is
zoned Historic Medium Density Residential (HMDR). The land use categories described in the
Land Development Regulations which allow cemetery use are limited to Historic Public and Semi-
Public Services District (HPS) and Public and Semi-Public Services District (PS). The historic
nature of the site dictates that HPS should be the proposed land use designation. The designation
change from Military (M) and Historic Medium Density Residential (HMDR) to Historic Public and
Semi-Public Services District (HPS) while require an amendment to the Comprehensive Plan.

B. Notices of Interest

On September 27, 1995 certain land and facilities at the Naval Air Station in Key West were
declared "excess" by the Department of the Navy under the Base Closure and Community
Redevelopment Assistance Act of 1994. Pursuant to this Act, 6n May 29th and June 2nd, 1996,
the City of Key West published legal notice in the Key West Citizen soliciting Notices of Interest
(NOls) from public agencies, homeless provider groups, and other persons interested in the surplus
federal property.

The citizen participation process utilized to evaluate the NOls, establish the needs, and determine
the proposed uses of the excessed Naval property, was one of the most extensive public
processes ever conducted in the City of Key West.

Following the process outiined below, the LRA was able to determine the needs of the cornmunity,
and to obtain recommendations from:

. Individuals that submitted NOls;
. Individuals living within the vicinity of the affected naval properties;
. Homeless providers; and,

. The general public.

A series of public participation meetings (priorities forums, alternatives generation workshops,
design charettes, etc. were held, and the various NOIs were discussed and explored for their
feasibility and compatibility within the affected property, and with the neighborhoods in the
immediate vicinity of the site.

There were a total of thirty-five (35) responses to the City's advertisement. The Peary Court
Cemetery site NOIs are summarized below as well as the manner in which proposed plan
addresses the NOI.

NOIls Submitted for the Peary Court Cemetery site include:
#15 Veterans Council of Monroe County AK.A. Monroe County Veterans Council -

maintain and perpetuate the Civil War burial ground as a memorial to veterans buried there;
to maintain the site as a historical site; and to memorialize it as a national and state
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X. Peary Court Cemetery

memorial to all veterans of the United States.

In the final plan, the property is proposed to remain as a cemetery, with the possible
inclusion of a memorial and areas for new grave sites.

#16 Key We whers Association - For use as a "continued meeting place and dog park."

The use requested here is inconsistent with the proposed plan use. The proposed plan use
is consistent with the use requested in NOI| #15.

C. Conveyance

Peary Court Cemetery could be conveyed as a historic monument, with deed restrictions which
would protect the existing burials, perhaps through relocation to a tomb of the unknown soldier
within the site, and allow new internments. This should be at no-cost public benefit conveyance.
The City of Key West would hold title to the site.

D. Regulatory Guidelines

The Peary Court Cemetery is expected to be maintained as a cemetery. However, proposed
improvements need to be consistent with the Historic Preservation Plan — Preservation Actions,
Key West Post Cemetery, Florida, as included in the Archaeological and Historical Investigations
for Proposed U.S. Navy Peary Court Housing Project, Key West, Monroe County, Fiorida. In
addition, the Florida State Historic Preservation Officer and federal Department of the Interior may
be involved in reviewing and approving plans for re-interment of existing bodies.
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Xi. OLD COMMISSARY BUILDING

EXISTING CONDITIONS
A. Site Description

This 1.82 acre site located within the City's Historic District consists of one large historic building
and two small utility buildings.

The principal building on the site is a 43,130 square foot historical commissary building and two
miscellaneous utility plant buildings of 40 square feet and 170 square feet. The site also contains
approximately 3,024 square yards of parking area and 139 linear feet of fencing. (See Figure
XI.A.1, Surplus Property and Surrounding Land Uses Map).

B. Historical & Cultural Resources
1. Location

This site is bounded on the north by Catherine Street, on the east by Simonton, on the
south by Louisa and on the west by Duval Streets. The tract is located within the Key West
National Historic District and is considered a contributing element to the District based on
significance to the cigar industry in Key West.

2, Summary of History

In 1871, Eduardo H. Gato bought several lots comprising most of the present project tract
and constructed the Gato Cigar Factory. The wooden factory building burnt after World
War |, and the present building was reconstructed in concrete in 1922. The Navy
subsequently purchased the property and converted it into a commissary.

3. Surface and Subsurface Archaeological Testing

The Archaeological Survey of Key West Naval Air Station - Monroe County, Florida, 1996,
indicates that no artifacts or subsurface archaeologicail deposits were found on during the
survey and it is believed that little potential exists for an significant features to be located
on site. The Survey recommends no further cultu