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1. Executive Summary

Introduction

On December 14, 1999, a Community Redevelopment Area (CRA) was
established by the Cedar Key City Commission pursuant to Chapter
163, Part 111 of the Florida Statutes. The Commission designated itself
the Cedar Key Redevelopment Agency (CKRA).

A CRA is a special district that is legally charged with addressing
conditions of “slum and blight” in order to revitalize the physical and
economic environment of a specific area. In the case of Cedar Key, the
entire corporate boundary of the city was designated as the Community
Redevelopment Area.

After the CRA was established, and the CKRA created, a public
meeting was held at City Hall in February of 2000 to establish a
community vision for the future and to create programs to accomplish
that vision. That vision resulted in the original CRA Plan, which was
adopted on October 2, 2000.

Reason for an Amended CRA Plan

A CRA Plan is an evolving document and accompanying set of
programs that must be evaluated periodically in order to assess their
effectiveness in achieving the desired results. The 2000 CRA Plan was
general in its approach, and did not lay out specific programs or the
necessary implementation procedures. For this reason, the CKRA felt
it was crucial to amend the Plan to incorporate more prescriptive
programs.

Again, a public process was of critical importance. This time, three
public meetings were held to solicit input, and the consultants lived in
Cedar Key for a week to produce an amended Plan. Community
feedback was desired throughout the week, and will remain vital as the
amended Plan goes through the adoption process and the
implementation stages.

This Plan is just the beginning. It lays out strategies and programs for
preserving Cedar Key’s special character, while still addressing needed
improvements. It provides a framework for the implementation of
these programs, but the follow through depends upon the City and the
community.

Cedar Key Community Redevelopment Area Plan | Cedar Key, Florida 1-1



I. Executive Summary

The Community Vision

‘The Saturday Charrette yielded the community’s ideas, thoughts,

concerns, and visions for the future of Cedar Key. Everyone agreed
that Cedar Key is an extraordinary place with unique characteristics that
must be consciously nurtured. The consensus vision reached at the end

of that Saturday revealed the following three main points:

1
2.
3

Maintain the “working/ fishing village” character of Cedar Key;
Preserve Cedar Key’s historic resources; and
Protect Cedar Key’s natural environment.

These three straightforward sounding ideas will actually take some
work to achieve, since a strong wave of development is knocking at
Cedar Key’s door. Regional growth pressures have already brought

sprawl and new development close to Cedar Key, as well as introduced
some new development on the islands that is out of scale and character
with the existing community fabric. The City must have the right tools

to preserve itself in the face of change.

Key Elements of the Vision

Preserving and protecting Cedar Key’s character will involve many

programs, ranging from strengthening L.and Development Regulations

to supporting the aquaculture industry to increasing historic
pp q ng

preservation activities, and many more. Key elements of the strategies,

which are presented in full in Chapter IV, are:
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¢ Fine-tune the City Land Development Regulations to protect

different types of residential neighborhoods and create

categories of commercial zoning to acknowledge the needs of

the aquaculture industry.

® Support other needs of the aquaculture industry including
access to boat launching facilies and maintenance of water

quality, in the face of increased recreational boat use and
development on the mainland.

Initiate an interlocal agreement with the County to secure
control over development on the unincorporated parts of the
ssland.

Expand the historic district to include the residental
neighborhood west of downtown. Strengthen protection of
historic houses here, yet allow some flexibility for
redevelopment of non-historic properties.

Provide better affordable housing by having the CRA take a
more active role through an interlocal agreement with the
County. Redevelop the existing [HUD (financed by the federal
Department of Housing and Urban Development) housing to
make it more attractive for their residents. In addition,
construct affordable upstairs units as part of the Second Street
strategy.

A comprehensive Second Street strategy to reinforce the charm
of the centerpiece of Cedar Key’s historic downtown, provide
incentives for the rehabilitation of historic buildings, and
mitigate the effects of the FEMA requirements on new
development.

Streetscape, marina, and parking improvements to the Dock
Street area.

A lengthy list of desired capital improvements, ranging from
street re-paving, enhanced street lighting, additional
recreational facilities, to improved storm drainage.



I. Executive Summary

CRA Funding

Now in its fifth year, the Cedar Key CRA is poised to start receiving
some substantial fund flows from tax increment. Robust growth in
property values have contributed to this, and are likely to continue into
the foreseeable future, although the projections shown here have
assumed a more conservative growth rate going forward. Nevertheless,
the CRA should be in a position to issue bonds within the next year,
along with several future bond issues as well. All told, the CRA should
be able to support some $35 million in bonds during its remaining life.
Additionally, there should be substantial net cash flow available for
ongoing programs, as well as the staff necessary to properly administer
them.

CRA Programs

The foregoing elements of the community vision are dependent upon
actions that must be taken by the CKRA. Each strategy must be
addressed through specific programs to set measurable goals and
evaluate results. The following programs are discussed in Chapters VI
and VII:

e  Capital improvements and land acquisition.

e  Creation of special funds for small businesses and affordable
housing.

e City and CRA Staffing needs.
e Land Use and Annexation.

o Code Enforcement.

¢ Matching Grant Programs for Historic Preservation, Street and

Streetscape Improvements and Parking.

®  Community Enrichment and Involvement.

Cedar Key is taking control of its present and future at an opportune
tume. Though some of these tasks may seem daunting, taken piece by
plece, they are very manageable. All of the programs fit together to
implement the overall vision. It will be important for the CKRA to
keep the three main goals of the community in mind as it continues to
restore and refresh Cedar Key.

Cedar Key Community Redevelopment Area Plan | cCedar Key, Florida i-3



Il. Existing Conditions

A. Overview of the Area

Cedar Key is located off the central west coast of Florida in the
Gulf of Mexico, just west of mainland Levy County. It is
accessible by land only from State Route 24, which crosses four
bridges to reach it. Nearby towns include Sumner, Rosewood,
Chiefland, and Bronson, the Levy County Seat.

Figures 2.1 Regional map.
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B. Brief History of Cedar Key

Pre-19% century Cedar Key was a remote collection of islands
inhabited by Native American tibes. In the mid and late 18"
century, Spanish and British explorers mapped the area and set up
trading settlements with the native peoples.

By the second decade of the 19" Century, Florida had become a
US terrttory. In 1818, Andrew Jackson began waging war on the
Seminole Indians, initiating a westward resettlement effort to make
the land available for the colonists. Between 1839 and 1842, the
island of Atsena Oue, then known as Depot Key, was used as a
mulitary depot, staging area, and detention camp for Seminoles
before they were forcibly moved west. When the Second Seminole
War came to a close in 1842, a New [inglander, Augustus Steele,
bought all 169 acres of Depot Key and organized the first white
settlement. He renamed it Atsena Otie, which means “Cedar
Island” in the Creek Indian language. ‘The settlers took advantage
of the good water access and began shipping cotton, sugar,
tobacco, and lumber from the Gulf region and inland plantations.
In 1859, Steele incorporated the City of Atsena Otie.

Meanwhile in 1855, construction had begun in Fernandina, on the
northeast coast of Florida, on an east-west Florida Railroad. Built
by David Levy Yulee, one of Florida’s first senators, the railroad
reached its western terminus at Cedar Key’s Way Key in 1861. The
railroad opened up rail shipping from Cedar Key all across Mlorida
as well as to the east coast of the U.S. Furthermore, Cedar Key's
location on the west coast gave it exceptional shipping access to
Cuba, Mexico, Central and South America. With this combination
of rail to ship transfer availability, for the next 25 years (with the
exception of the Civil War Years,) Cedar Key was one of Florida’s
busiest ports.

For a time, the Civil War presented a setback to this promising

growth. In 1861, Union forces took control of Cedar Key,
destroyed the railroad, many ships and some public buildings, and

in-1



1l. Existing Conditions

imprisoned David Yulee. But he was released after the war and
rebuilt the railroad in 1867. In 1869, the City of Cedar Key (on
Way Key) was incorporated. Yulee had planned ahead ten years
earlier, when he acquired land just before the railroad’s arrival, and
laid out a street grid. Accordingly, the newly incorporated city
grew up around this grid. By 1870, the population had grown to
400 people.

The late 19t Century brought an incredible economic boom to
Cedar Key. Rail and port shipping were already thriving when the
economy was lifted even higher by the construction of cedar mills.
The two largest mills were pencil factories, Eberhart Faber on
Atsena Otie, and the Eagle Pencil Factory on Way Key, at 3« and
G Streets. The factories cut down cedar trees and manufactured
pencil slats, which were then shipped to New York to be filled with
lead graphite from Siberia. The years between 1885 and 1888 were
the peak years of the lumber prosperity. There were many other
mills, as well as other economic opportunities to be found in
commercial fishing, boat building, sponging, oystering and
turpentine distilling. Cedar Key’s population reached an all time
high of 1,887, and more people came from railroad towns to the
east to work in the bustling city.

But in 1896, the course of Cedar Key’s future was changed by a
devastating hurricane. The hurricane destroyed the pencil factories,
among many other buildings, and fires broke out on the island,
wreaking further havoc. A number of houses on Atsena Otie
survived, and in 1904, were brought to Way Key. Some were
relocated to Second Street, across from the current City Patk, and
demolished for later development, but others still exist today.

Cedar Key’s economic conditions at the end of the 19% century
were also drastically altered because the relied upon timber
resources were completely exhausted by 1900. Thus one of Cedar
Key’s main industries was no longer practicable. Furthermore, the
rail and port shipping industries also suffered because of

Cedar Key Community Redevelopment Plan | cedar Key, Florida

competition from a second east-west railroad built in 1884 in
Tampa.

As a result of these circumstances, during much of the 20th
Century, Cedar Key’s working industries consisted of fishing and
service. The population had dwindled to 900. A new company,
the Standard Manufacturing Company, opened in 1910 to produce
brushes and brooms made from cabbage palm fiber. The firm
operated until 1952, and the mill building still stands on its original
property as one of the few visible reminders of Cedar Key’s
industrial history. The wooden railroad depot also remains on
Depot Street, though the rail line was abandoned in 1932 and the
tracks were dismantled.

In the late 20t century, the people of Cedar Key suffered yet
another economic setback, when the State of Florida issued a Gill
Net Ban in 1995. The livelihoods of commercial fishermen were
taken from them, and the whole economy of the city was affected.
To address this tribulation, in 1997, the state and the University of
Florida began an initiative to restart the local and regional
economies by training former fishermen to be clam farmers.
Happily, the project was astoundingly successful because the
unique conditions of the Gulf waters allow clams to grow three
times as fast as they do in Northeastern and Mid-Atlantic States.
As a result, Cedar Key has become the biggest supplier of farm
raised clams in the United States. (See Section E. of this chapter
for more information on Clamming.)



Il. Existing Conditions

C. Historic Preservation

Today Cedar Key has two remaining historic areas. One is the
downtown commercial center, which has been designated as a
historic district by the city. These buildings are generally two story
wooden or stucco covered structures built in the late 191 century.
The second area is the residential neighborhood west of downtown
which consists of many beautiful historic homes from the late 19t
and early 20t centuries ranging in styles from Ilorida Vernacular to
Victorian, New England Shingle Style, Greek Revival, and simple
wood frame.

In both the downtown commercial district and the residential
neighborhood to its west, the streets were designed in a grid. The
street pattern becomes looser along Gulf Boulevard and the
northern areas of the city, as the roads curve to follow the natural
formation of the land amid the Gulf of Mexico. Downtown, most
of the historic buildings stand right next to each other, with no side
setbacks. There are several exceptions, however, including City
Hall and some former houses which today contain shops. In the
historic residential neighborhood, the houses are typically placed
on 50 or 100 foot lots, close enough together to form a physically
cohesive community, yet with enough space for front, rear, and
side yards.

Ligure 2.3 Historic residential neighborhoods.

Cedar Key Community Redevelopment Plan | cedar Key, Florida -3



Il. Existing Conditions

Outside of downtown, that is, to the northwest toward the Cedar
Key Cemetery, the State Museum, and the Airfield, the lots are
larger, and the homes are newer. Many of these homes are
elevated on stilts at least 16 feet high to meet the Federal
Emergency Management Agency (FEMA) flooding requirements.
The same type of development is also found to the north along
State Route 24, though some older and smaller ground level homes
are sprinkled through the landscape among the elevated houses.

Fignre 2.4 Photo of newer, elevated home.
D. Environment and Water Quality

Water quality is a critical concern and a pressing issue in Cedar
Key. Clean water is necessary for drinking and bathing, but is also
the essential ingredient in supporting Cedar Key’s enormously
successful acquaculture industry. The Gulf waters must remain
unpolluted for clam farmers to grow a healthy, safe, and marketable
product. Commercial fishermen, as well as clam farmers, depend
on clean water for their livelihoods.

Cedar Key Community Redevelopment Plan | Cedar Key, Florida

Clean waters around Cedar Key are also required to support the
tourism industry. Boaters, recreational fishermen, ecotourists, and
bird watchers all depend upon the ability of the water to support
the ecologies of their favorite pastime. In fact, maintaining Cedar
Key’s character as a small fishing village is closely integrated with
protecting the quality of the surrounding waters, Cedar Key’s
unique asset.

Threats to the water quality can be exacerbated by increased
development. Runoff polluted by pesticides, oil spills in driveways,
etc., and contaminated raw sewage from septic tanks can seep into
the water. Many homes off-island and outside of the city’s
jurisdiction depend upon septic tanks since they are not connected
to the sewer system. Future development in these county areas
affects the same waters upon which the whole region relies.

E. Economic Base — Clamming and Tourism

The two principal industries on Cedar Key are clamming and
tourism. They bring an approximately equal economic benefit to
Cedar Key.

Clamming

Cedar Key is the largest producer of farm raised clams in the
United States, and many of Cedar’s Key residents (and those of
neighboring areas) depend on clamming for their livelihoods.

Clamming’s history in Cedar Key began in 1991, when the Florida
Department of Labor and Employment Security began federally
funded job retraining programs for unemployed and
underemployed seafood workers in four counties. A classroom
curriculum and hands-on instruction were provided by Harbor
Branch Oceanographic Institute and the University of Florida
Institute of Food and Agricultural Sciences. The first program,
Project OCEAN, taught both oyster and hard clam culture
technology to over 130 program graduates, who received

ilt-4



Il. Existing Conditions

aquaculture leases in 1993, The second program, Project WAVE,
began after the Florida statewide Gill Net Ban took effect in 1995,
This program retrained unemployed fishermen to grow hard clams.
Between 1995 -1997, 69 fishermen were given leases to start
clamming operations. Some commercial fishing sull exists on
Cedar Key, though to a minimal extent.

i e ""A'!. e o [

/ h \
Figure 2.5 Photo of Clamiming Raceway.
Clamming employs approximately 600 people, including clam farm
workers, processing plant employees, plant equipment
manufacturers, truck drivers, clam bag seamstresses, skiff builders,
and other local suppliers. There are five high density state owned
lease areas in the Cedar Key coastal waters, comprising about 450
acres of submerged dedicated land. Over 100 million clams are
produced per year, generating approximately $10 million in annual
sales. The regional economic impact of the clam farming industry
has been valued at $24 million, with an additional $8.8 million in
value-added activity.

Cedar Key Community Redevelopment Plan | Cedar Key, Florida

Tourism

Tourism is the other large economic generator on Cedar Key.
Tourists visit the restaurants and shops on Dock Street, the
Historic Island Hotel (built in 1859), and other motels and
condominiums. Day-trippers bring their motorboats or airboats
through Cedar Key to launch into the Gulf. Most of the day-
trippers, however, do not contribute significantly to the local
cconomy. lico-tourists, including bird watchers, are another type
of tourist in Cedar ey and the Cedar Keys Nauonal Wildlife
Refuge. They generally stay overnight, are sensitive to the local
environment, and spend money in town.

Figures 2.7 Phato of Dock Street.
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F. Population Demographics, Income, Employment and
Housing

Population Demographics
As determined in the year 2000 U.S. Census, the population of

Cedar Key consisted of 790 people. Of these, according to the
established Census demographic categories, 770 people are White,
1 is Black or African-American, 5 are American Indian or Alaskan
Native, 2 are Asian, 8 are of mixed races, and 4 are of unspecified
race. :

The median age in Cedar Key is 54 years. The median age of
women is 54, and the median age of men is 55. The total number
of people under the age of 20 is 116.

Housing

The total number of households in Cedar Key is 411. Of these,
143 are one person households, and 268 are two or more person
households. Of the 268, 245 households are families, and 65 of
them include children under the age of 18.

Cedar Key contained 686 dwelling units in 2000, 411 of which were
occupied, and 275 of which were vacant. 98 of the vacant homes,
however, are for recreational, seasonal, or occasional use. Of the
411 occupied homes, 317 were owner occupied, and 94 were renter
occupied. In 1999, city planning staff found 30 units, or 4% of the
total to be substandard.

Income and Employment
Income and Employment are difficult to estimate for the City, due

to several unique characteristics. Since many of the residents are
retired, or are able to telecommute, much of the income comes
from outside the community.

Census figures are available for Levy County, which indicate the
median household income for the County in 1999 to be $26,959,
considerably under the Florida median of $38,819. The Cedar Key
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figure is likely to be much higher due to the large influx of outside
money. Even after deducting this and looking only at the
household income for locally employed people, the median will be
higher than the County median. This is primarily due to the
influence of the clamming industry, which has proven to be an
economic benefit to the community. Outside of clamming, the rest
of the local employment base is concentrated in setvice, retail, and
hospitality industries, primarily serving the tourist and transient
populations.

To those who eam their income elsewhere and have moved to
Cedar Key for its lifestyle, the town offers a unique and desirable
quality of life. The clamming industry has also proven to be a
boon to many. Aside from that, and certain segments of the real
estate industry, economic and employment opportunity in the City
is very limited. Itis evident that many of the service and retail
establishments in the downtown area are not exactly thriving, and
that a considerable amount of the available commercial space,
particularly on Second Street, is vacant.

G. Public Inst‘itutions

The Cedar Key School enrolls children beginning in Pre-
Kindergarten through grade 12. It is located on Whiddon Avenue,
and has several playgrounds and recreation areas. Many students
come to Cedar Key School from mainland towns, such as The
Cedar Key School enrolls children beginning in Pre-Kindergarten
through grade 12. It is located on Whiddon Avenue, and has
several playgrounds and recreation areas. The Cedar Key School
District includes the city of Rosewood, and in addition, some
students from Chiefland attend the Cedar Key School. There are
currently 275 students attending Cedar Key School, 144 in
Elementary (Pre-K through 5th grade), 62 in Middle School (6th
through 8th grades), and 69 in High School (9th through 12th
grades). Cedar Key School is the smallest public high school in
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Florida, and is one of Florida’s two Small Town Schools, a
designation which makes it eligible for increased state funding.

Cedar Key City Hall 1s located on Second Street, and shares its
building with the Cedar Key Police Department. A new Cedar Key
Public Library will be located next door in a renovated historic
building. Untl the renovations are complete, the library is
operating out of its current location in the rear of City Hall. The
Fire Station is located on First Street. The Cedar Key branch of
the U.S. Post Office is also on Second Street, half a block from
City Hall.

H. Churches

There are four churches in the city of Cedar Key. They are: the
Christ Episcopal Church on 5% Street and Highway 24, the Cedar
Key First Baptst Church on 27 and E Streets, the Cedar Key
United Methodist Church on 4t Street and Highway 24, and the
Cedar Key Church of Christ on 3rd and E Streets.

= i ..
Fiignres 2.8 Photo of Bpiscapal Church
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I.  Cedar Key Cemetery

The Cedar Key Cemetery is on Gulf Boulevard on a hill and a
beautiful promontory in the Gulf of Mexico. It is a peaceful and
historic place with many graves and headstones dating back to the
mid and late19" century. Several of the graves from Atsena Otie
were relocated here after the hurricane of 1896, A passive
recreational area, known as Cemetery Point Park, 1s proposed along
the water, supported by a grant from the Florida’s Community
Trust (part of the Department of Community Affairs,) which in
turn is funded by the Florida Forever program.

J. Parks and Recreation Facilities

Parks take different forms in Cedar Key. The main active “play
park” is Cedar Key Park on the water at the castern edge of Second
Street. Facilities at Cedar Key Park include a basketball court, a
playground with brand new equipment, a gazcbo, picnic shelter and
tables, and open access to the water.

NG
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Il n; WAEAL s

} Y TR

Figure 2.9 Photo of Cedar Key Park
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In the residential area to the west of downtown, there are several
pocket parks serving as resting spots and attractive overlooks
above the Gulf along H and G Streets.

Additionally, behind the State Museum 1s Whitman Park, which
includes walking trails along the water, as well as the restored
Whitman House. Another trail open to the public is the Railroad
Trestle Trail, developed by Florida’s Nature Coast Conservancy on
an easement from Cedar Key Development, Inc. A proposed
comprehensive walking and cycling system of sidewalks and other
improvements has been designed by the University of Florida. It
promises to offer marvelous recreational and educational
opportunities for citizens and visitors to Cedar Key. Part of this
project is the proposed Cemetery Point Park, described above.

Atsena Otie Key was the original town settlement, abandoned after
the hurricane of 1896. (See the Brief History section of this
chapter for more detail.) In the early 19807, the Suwannee River
Water Management District bought the island, rescuing it from the
threat of scheduled development, and leased it to the US Fish and
Wildlife Service for management. Today public recreation
opportunities include a dock for boating access, beaches, and a trail
the length of the island that leads to the historic cemetery, the only
remnant of the original settlement.

Finally, two regional recreation areas are located just offshore and
to the north of Cedar Key. The Cedar Keys National Wildlife
Refuge consists of twelve islands ranging in size from one acre to
165 acres. The Cedar Key Scrub State Reserve 1s located on the
mainland and includes trails for walking and bird watching.

K. Cultural Institutions

The two museums in Cedar Key are the Cedar Key State Museum
and the Cedar Key Historical Society Museum. The Cedar Key
State Museum is sited in a park setting off Hodges Avenue, and
includes a historical exhibit about Cedar Key, as well as various
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collections of found objects. The Historical Society Museum is
located on the corner of Second Street and Highway 24, in the
historic Lutterloh Building and the historic Andrews House, which
was moved to its current site in 1995 from the east end of the
island.

L. Community Groups and Events

Cedar Key is a place of engaged citizens with a strong sense of
community and concern for others. Many community groups have
been formed over the years, including: the Cedar Key Historical
Society, the Lion’s Club, the Eagle’s Club, the Garden Club, the
Woman’s Club, the Art Guild, the Chamber of Commerce, and the
Cedar Key Youth Center, “The Fifth Quarter”, which is organized
by the Methodist Church.

Annual events in Cedar Key include the Iall Seafood Festival, the
Winter Star Party, the Spring Art Fair, and the newly initiated and
very successful Summer Clam-a-Thon.

Figure 2.10 Picture of Art festival @Courtesy/Deborah Kerr
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M. Land Use and Existing Zoning

Land Use Districts are established and defined in Article 2, Chapter
4: Land Use Development Code of The Laws of Cedar Key.
Following is the text of Article 2 describing land use categories.
For additional regulations, please refer to the above referenced
source.

Land Use Districts

Residential

“This category includes a wide variety of residential uses depending
on the existing character of the neighborhood, location, and
compatibility, design and development, resource protection, and
other standards and provisions of the Code. Uses include single-
family dwellings, accessory apartments, mult-family dwellings,
modular and manufactured housing (except recreational vehicles),
special housing (group homes, foster homes, ACLF), outdoor
recreation, public utilities and home occupations. The following
uses are allowed by conditional use pursuant to the procedures at
12.05.00 of this Chapter:

A. Hotel/Motel Units, including those which provide
housekeeping, eating and/or cooking facilities.

B. Aquacultural Land-Based Nurseries that do not qualify as a
home occupation due to the failure of the proposed use to
comply with the criteria at 7.02.02 A, B, D, and/or H. A
proposed aquacultural land-based nursery that does not
comply with any of the requirements at 7.02.02 C, E, F, G,
and I, may not be allowed as a conditional use.

C. Offices on existing lots abutting “D” street.”
Within the Residential category, there are three levels of intensity:

Low Density consists of up to 5 dwelling units per acre, Medium
Density consists of 5 to 14 dwelling units per acre, and High
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Density consists of 14 to 24 dwelling units per acre, including
motels, hotels, and cottages.

While these three categories are recognized in both the
comprehensive plan and the Land Development Code, there is a
major gap in their application, since the distinction is not mapped
anywhere. The Future Land Use Map is in effect as the zoning
map, and this map simply identifies residential land uses without
regard to density. This one inconsistency has been the cause of an
ongoing controversy regarding the permitted density of
development. Many are under the impression that the density for
any new development is limited to under 5 units to the acre, while
others counter that the platting of the original township, which was
based on regular rectangular blocks of 25x100 foot lots, inherently
permits development at a higher density as of right.

Commercial

“Uses include, but are not limited to General Commercial (retail
stores, restaurants and lounges, hotels and motels, recreational
vehicle parks, professional offices and other product and service
activities), Water-Dependent Commercial (commercial fishing,
marinas and public use water oriented recreation), Water-Related
Commercial (fishing and marine supplies and tourism related
business which provides water access or scenic water views as an
integral part of the business activity), recreation, public utilities, and
one single-family residential use per site. The following use is
allowed by conditional use pursuant to the procedures at 12.05.00
of this Chapter:

A. Hotel/Motel Units which provide housekeeping, eating and/or
cooking facilities.”

Conservation

“This category includes environmentally sensitive areas with
characteristics that limit development to outdoor recreation, water-
dependent commercial, and water-dependent residential accessory
uses (docks, boathouses).”
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Aquacultural

“This category includes the use of submerged lands for the

propagation and harvesting of marine and freshwater species, but
does not include sales, distribution or processing plants for
aquaculture products or supplies. Upland support activities for
aquaculture are considered water-dependent commercial.”

Educational and Institutional (On the Existing Land Use Map, this
category is combined with the Recreational Category, and 1s called
Educational, Public, and Recreational.)

“This category includes schools (except dance or martial arts type
schools), churches, day-care centers and pre-schools, public and
governmental services, cemeteries (without funeral homes), nursing
homes and residential care facilities, utilities, recreation and one
single-family residential use per site.”

Recreational

“This category includes areas for outdoor recreation activities such
as picnicking, jogging, cycling, arboretums, hiking, playgrounds,
ball fields, outdoor ball courts, swimming pools and water-related
or water-dependent recreation such as boat ramps, public marinas,
fishing piers, beaches and similar outdoor uses. Specifically
excluded: firing ranges, race tracks, miniature golf or commercial
recreational activities.”

The Comprehensive Plan divides the City into seven sections in the
Existing Land Use Map (Figure 2.11):

Section | consists of Sunset Island. The zoning categories are Low

Density Residential, Aquacultural, and Conservation. Figure 2.11 Existing Land Use Map.

Section 2 includes land along State Road 24 from just north of Section 3 includes land alongside State Route 24 as it approaches
Pine Street to Grove Street. The zoning categories in this area are: downtown. These areas are zoned Low Density Residential and
Low density residential, Commercial. Aquacultural.

Cedar Key Community Redevelopment Plan | cedar Key, Florida I1-10



1l. Existing Conditions

Section 4 includes all of downtown to the eastern end of Way Key,
south and west to the Gulf, and north just before Cedar Key
School. Zoning categories include Commercial, Residential
Medium Density, and Residential High Density, and Education,
Public, and Recreational.

Section 5 includes the Cedar Key School, the Cedar Key Cemetery,
and the areas along Gulf Boulevard. Zoning categories for these
areas are Education, Public, and Recreational, Medium Density
Residential, and Aquacultural.

Section 6 includes the northern tip of Rye Key. Zoning for this
area is Low Density Residential and Conservation.

Section 7 includes the southern half of Rye Key. The zoning
categories are Low Density Residential and Conservation.

Land Development Regulations

Lot Coverage: Lot Coverage is also referred to as Impervious
Surface Ratio (ISR). The permissible lot coverages are 40% in the
Coastal High Hazard Area (CHHA), and 50% outside the CHHA.

Floor Area Ratio (FAR): The permissible FAR in a CHHA 15 .75,
or 75% of net available land area. QOutside of a CHHA, an FAR of
1, or 100% of net available land area, is permissible.

N. Infrastructure

Water!

The public water supply system for Cedar Key consists of three
wells, a lime softening water treatment plant on the mainland, a
distribution system, and a 250,000 gallon elevated steel water

? Information for the Water and Wastewater section is from the 2002 Public
Facilities Report, Cedar Key Water and Sewer District.
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storage tank. All properties within the City are connected to this
system.

‘The capacity of the water system is 360,000 gallons per day (gpd).
This is determined by the capability of the water treatment plant.

The average annual demand for 2002 was 152,000 gpd. The
highest usage month was May of that year, when demand reached
an average of 180,000 gpd. During that May, the highest daily
demand was 262,000 (also the highest demand for the whole year).

The average annual demand for 2000 was 149,500 gpd, and for
2001, it was 147,000.

Since the average annual use reaches only 42% capacity, there is
room for new development to be accommodated into the system.
Even the highest daily use in May, 2002 reached only 72% of the
system’s capacity.

Wastewater System

The Cedar Key wastewater collection system consists of gravity
sewer collection areas discharging into pumping stations and a
forcemain network discharging to the wastewater treatment plant.
As part of a CDBG (Community Development Block Grant) to
the City of Cedar Key in 1992, sewers along portions of 2ud, 4th 5th,
D, E and G Streets were rehabilitated in order to reduce infiltration
and stormwater inflow into the sewer system.

Construction of a low pressure sewer system was completed in
2000, connecting all remaining buildings on the island to the
existing sewer system. Individual hookups were completed in
2001. Thus, all properties within the city are connected to the
sewer system.

The water treatment system is designed for an annual average flow

of 166,000 gallons per day (gpd), with a peak capacity of 576,000
gpd. During 2002, the annual average flow was 122,000, and the
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highest monthly average flow was 150,000 gpd. Based on the
annual average, the system during 2002 utilized 75% of its capacity.

The average flow in 2000 was 95,000 gpd and in 2001, it was
112,000 gpd. The increase in 2002 was expected due to
construction and completion of the low pressure sewer system in
2001.

As the wastewater system is only operating at 75% of its capacity,
there is room to accommodate the water needs of any new
development. In addition, the capacity figure has been designed to
include all platted land, and most of the development that will
occur will be located on already platted land.

Stormwater Management
According to the 2000 CRA Plan, only 20-25% of the land in the

city had adequate stormwater collection devices. As of the date of
adoption of that plan, the city had been preparing a stormwater
management master plan that would be consistent with the strategy
in the City’s Comprehensive Plan.

Flood Management and Construction Requirements
In order to meet FEMA flood requirements and allow the whole

city to be eligible for flood insurance, all new construction must be
elevated on pilings to a height as required by the Flood Insurance
Rate Map (FIRM.) The space under the buildings may contain a
limited number of uses as long as only temporary structures or
breakaway walls are placed there.

Streets

The main streets in Cedar Key are State Route 24 and Second
Street. Other heavily traveled streets include Gulf Boulevard and
Whiddon Avenue. Article 6 of the Cedar Key Land Development
Code (LDC) establishes street standards, and states that only those
standards in Section 6.02.04 A through J shall apply. The
classifications in Sections 6.02.02 and 6.02.03 do not apply.
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Instead the Roadway Classifications from the 1990 Comprehensive

Plan apply:

Street Classification Right-of Way Width
State Route 24 Arterial 100-60 Feet

Gulf Boulevard Collector 60 Feet

Whiddon Avenue  Collector 60 Feet

All other streets Local 60-40 Feet

The 2000 CRA Plan maintains that only 4% of the meet the
standards in Article 6 of the LDC.

Traffic and Parking
Traffic congestion affects Cedar Key mainly on weekends and

holidays because of visitors bringing their boat trailers through
town on their way to the boat launches at the marina. The trailers
are wide, first causing problems and potentially dangerous
situations on the bridges from the mainland. Once they are on the
island, the trailers then create crowded conditions on the
downtown streets.

On-street parking is permitted on streets in Cedar Key. Parking of
the boat trailers on these streets is an additional concern. As
mentioned above, they are quite wide, and when parked on the side
of a street, they overflow into the driving lane. If two trailers are
parked across from each other on opposite sides of the streets,
there is only room for one lane of traffic to fit in between.
Residents have also complained that people park their trailers on
private property, on grass in front of their residences.

Sidewalks

According to the 1990 Comprehensive Plan, as of 1986, there were
9,100 lincar feet of sidewalks in Cedar Key. Nevertheless, sidewalk
placement and condition is somewhat random in Cedar Key. Many
charrette teams mentioned more and better maintained sidewalks
as one of their concerns. Though the downtown commercial area
is well served, the historic residential neighborhood lacks safe
places for children to walk and play. Improvements were made
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several months ago to the Dock Street sidewalks, including
lowering and widening them as part of the Dock Street Parking
Plan.

Streetlights

According to many charrette participants, there is too much light at
night downtown, primarily along Second Street, and at the eastern
end of the island. This bright glare obscures the night sky, one of
Cedar Key’s unique qualities.

Landscaping

Many downtown streets currently do not include landscaping as
part of their streetscape. Second Street, in particular suffers from a
lack of a cohesive planting scheme that would beautify and
enhance the pedestrian experience. First and Third Streets would
also benefit from additional street plantings or hanging baskets. In
residential areas, individual gardens create beautiful streetscapes
that differ with the particular liking of the property owner,

Vigure 2.14 Photo of Streetscape along 27 Street.
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O. The Geotge Lewis Airstrip

The Airstrip was built in 1939, and was used during World War I
for air and sea rescue and coast guard units. Today it is in use as a
general aviation airport. It is not in the City Limits, though some
discussion at the Charrette turned to possible different uses of the
airport land.

P. Existing 2000 CRA Plan

On December 14, 1999, the Cedar Key City Commission
established a Community Redevelopment Area (CRA), pursuant to
Florida Statutes, Chapter 163, Part III. Resolution No. 194
established the Community Redevelopment Area as the entirety of
the corporate boundaries of Cedar Key. The City Commission
designated itself the Cedar Key Redevelopment Agency (CKRA),
and in 2000, prepared a Community Redevelopment Plan. A
Redevelopment Trust Fund was established as a repository of
funds to be spent only for purposes described in the
Redevelopment Plan. This new 2004 document, once adopted, will
serve as an updated Community Redevelopment Plan.

The challenge of the 2000 Redevelopment Plan was to preserve
Cedar Key’s unique character while improving its service and
capital facilities. A town meeting was held on February 21, 2000 to
determine the community’s goals for Cedar Key. The goals,
concerns, and ideas were expressed as elements of a vision. The
Community Vision of the 2000 CRA Plan was the following:

1. Preservation of Cedar Key as a working commercial
fishing village and attractive tourist destination.

2. Regulation of growth so that it does not overwhelm the
historic fishing village patterns of the City, nor the ways in
which residents of the City have historically made a living
from water-based activities, especially commercial fishing,
aquaculture and tourism.
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3. Preserving the historic built environment of the City while
improving the public infrastructure to promote the
continued economically viable use of the City’s historic
resources.

4. Protecting the natural resoutces of Cedar Key and the
surrounding waters in recognition of the importance of
environmental quality to the commercial fishing,
aquacultural and tourism industries.

The 2000 CRA Plan lists proposed improvements, and refers to
Action Plans to implement these improvements. The
Redevelopment Trust Fund, consisting of funding from the ad
valorem tax increment, is the principal funding mechanism. The
anticipated Action Plans and tax increment financing did not come
to fruition, however. Therefore, this 2004 Redevelopment Plan
will include specific methods and implementation procedures to
accomplish the goals of the community and the CKRA.
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Section III — Public Planning Process
A. Background of the Public Planning Process

At the start of the public involvement process the consultants wanted
to become familiar with the 1ssues and concerns of many different
people living and working in Cedar Key. This learning process was
achieved through meetings known as stakeholder interviews, which
consisted of in-depth discussions with property owners, business
owners, residents, Cedar Key School officials and City officials. The
second major element of the public involvement process was a
community charrette held during the week of April 22-29, 2004. The
stakeholder interviews continued during the charrette week to allow the
consultants to meet with as many people as possible. After the
community charrette, the planning process evolved mnto a series of
public meetings and hearings to present the master plan. This chapter
is a detailed presentation of the public planning process and the many

Fig. 3.1 Stakebolder Interview Photo

B. Stakeholder Interviews

During April, 2004 the consultants, Civic Design Associates, conducted
18 stakeholder interviews in person. A stakeholder is defined as
anyone who has an interest in Cedar Key, such as a resident, property
owner, business owner, member of the city government, or any kind of
employee or business person in the city. The formal interview
consisted of a questionnaire of twenty-one questions, with related
comments encouraged. The interviews helped the consultants to
discern the crucial issues in Cedar Key and provided the stakeholders
with an understanding of the planning project. In addition, over 35
people filled out this questionnaire which was also given to everyone
who attended the Saturday Charrette. Interviews were held with the
following people:

1. Dr. and Mrs. Andrews, 20 generation Cedar Key residents and
property owners;
Cynthia Barnett, resident and property owner;

w1

Oliver Bauer, owner of The Faraway Inn, resident and property

owner, and Chamber of Commerce president;

4. Linda Campbell, resident and property owner, teacher at Cedar
Key School;

5. Sue Colson, clammer, City Commissioner, resident and property
owner,

6. Jolie Davis, resident and property owner, member of the Local
Planning Agency;

7. Jeff Dwyer, resident and property owner;

8. Kevin Flynn, resident and property owner, member of the Local
Planning Agency;

9. Chuos Harkness, resident and property owner;

10. Gary Hathcox, 4 generation Cedar Key resident and property

owner, Chair of the Steering Commuttee, former Mayor;
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11

12

13

14.

15;

16.

17.

18.

Aaron Hoover, resident and property owner;

Adrienne Lang, resident, business and property owner;

Greg Lang, resident, business, and property owner, Chair of the
Local Planning Agency;

Thelma McCain, resident and property owner, Cedar Key School
employee, Board member of Water and Sewer District;

Jake Myers, clammer, resident and property owner, member of the
Local Planning Agency;

Dr. Earl Starnes, resident, property owner, former Florida planning
official and Professor of Planning at the University of Florida;
Leslie Sturmer, University of Florida Extension, Director of
Aquaculture, clammer, resident and property owner;

Jack Tyson, resident and property owner;

Questionnaires or comments were received from the following people:
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Lucille Andrews;
John Andrews;
Mike Beckham;
K.C. Brown;
“Captain Kelly”;
Lannie Cardona;
Suzanne Casey;
Ricky Cooke;
Jeffrey P. Dwyer;
Vanessa Edmunds;
Bob Edson;
Maggi Funchion;
Dale Henderson;
Anthony Hinkle;
Frances Hodges;
Buzz Holling;
llse Holling;
Harry Hooper;

Jim Hoy;

Live Jensen;

Marie Johnson;

Lia King;

Dick Martens;

Marianne McEuen;

Jay Myers;

Elizabeth O’Grady;

Pat O’Neal;

Roland R. and Eileen T. Senecal;
Susan Seyfarth;

William Seyfarth;

Patricia [1. Smith;

Dorothy Starnes;

Nancy Taylor;

Nancy and Tom Tonnelier;
Bob Treat;

Joy Wirman.
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Vig. 3.2 Photo of Stack of Questionnaires Received
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The results of the interviews were quite telling and revealed many
important concerns for Cedar Key. They are summarized as follows
(not in order of priority, but grouped into categories). The statements
may conflict with each other as they are the views of many people with
different opinions and points of view.

Clamming/ Fishing Economy:

¢  (Clammers and fishermen are the backbone of Cedar Key;
This basic economy needs to be sustained and nurtured;
Most of the clammers live on the Mainland;

e o o

The CRA should support boat launches for commercial
clammers;
Tourism Economy:
¢ Tourism is the second industry, along with clamming;
® Tourists are very important to Cedar Key;
® Tourist buses are tolerated because they bring many people
into town, especially the elderly, who then spend money in
Cedar Key;
e  Market Cedar Key for what it is, not what it isn’t, and then it
will get the desired kinds of tourists;
¢ Eco-tourists are desired: they don’t leave trash, don’t pollute,
and they spend money in town — birdwatchers are ideal
tourists;
Tourist interested in history are also desired;
¢ The economy needs to be diversified for times of economic
downturn;
Character of Cedar Key:
®  Cedar Key is special, and must retain its existing character;
® Maintain character as a fishing village;
¢ Development regulations are needed to protect the character,
but regulations will cause property values to increase, thereby
driving many residents off the island, and thus changing the
character;

¢ Ordinances nced to stipulate use of native plants in
landscaping;
® Vernacular elements (architecture, landscaping, etc.) must be
use to preserve a sense of place;
® The economic diversity of Cedar Key is a positive element of
its character;
Residential Neighborhoods and Rentals:
¢ Nightly and weekly rentals should not be permitted in
residential neighborhoods;
Downtown Commercial District:
® Preserve the current height limit - 35 feet above Base Flood
Elevation (BFE);
Historic Preservation:
® A new survey needs to be done to identify the historic and
cultural values in the residential neighborhoods before
expanding the Historic District;
® The Historic District should be expanded to include the
residential district through Cedar Key School. No one should
be able to opt out. The heritage should be respected;
® Issue of restoration of downtown buildings and following
FEMA regulations - variances and support from the state may
be needed;
Flood Management and Building Requitements:
¢ Downtown buildings flood;
®  You can rebuild 50% of the value of a historic building without
having to elevate to current building requirements;
® In a flood zone, the ground floor should be made to look like a
real floor or storefront;
® It may be possible to get variances from the Federal
government for building in a historic district;
® Savannah and Charleston are in flood zones, yet they look
great;
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Environmental Protection and Conservation:

¢ Environmental conservation must be the driving force behind
any plans for Cedar Key;

e County has planned for development outside Cedar Key city
limits, and septic tanks will pollute the water for clamming —
extremely detrimental to Cedar Key’s main industry;

e This land should be preserved to protect water quality;

e  Water Management District has bought land in Cedar Key to
protect water quality and could do so here;

e  Runoff from the streets to the Gulf is a threat to water quality
— storm water needs a place to go;

Water Access:

o Is becoming difficult for residents because of all the
recreational boaters from out of town;

o The City should offer free water access to all the residents;

Property Values and Development Pressure:

e Property values began rising in the 1990’s;

o Itis wrong that people who grew up here can’t afford to live
here;

¢ Development pressure is coming from the Tampa Bay area;

e Population increase in the County is from in-migration;

Condominium Development:

¢ Condominiums should not be in the residential district — they
should be in the commercial district;

e There are enough condominiums in Cedar Key - no more
should be built;

e The density is too high;

o They do not encourage community — a wall between people,
rather than a shared property line;

e Limit them in regulations, so individuals do not have to make
the decisions;

Affordable Housing:

® There is a need for more affordable housing in Cedar Key —
property values are increasing rapidly;

® Most of the workers (clammers and service) cannot afford to
live in Cedar Key, even though they are its economy- this is
not right;

® There is government funded housing in Cedar Key (Housing
and Urban Development), but it is organized by Levy County;

o  Cedar Key should have its own Housing Authority, not just
work through Levy county because people have to take
whatever is available in the whole county or be bumped to the
back of the list to wait again;

®  SHIP (State Housing Initiative Partnership) funding is
available, but the County does not encourage it;

e Affordable housing is needed for both singles and families;

®  Accessory dwelling units function as a great affordable housing
option;

e  Establish a Public/Private Partnership through which
developers must provide a certain number of low and
moderate income houses when they build market rate housing;

Boat Trailer Parking on Dock Street and Boat Trailer Traffic
through town:

®  Boat trailers create traffic jams in town — they should not drive
or park on Second Street;

e A dedicated boat trailer route to the dock needs to be
established;

e The number of boat trailers permitted to park at one time
should be limited;

e  More parking for trailers is needed — perhaps provide an off-
site location with a service that brings people and boats into
town, then takes trailers off-site;

e City needs to acquire land for parking;
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During the Arts Festival, people need to rope off their
property to keep people form parking on it;

People who come in with their boats don’t spend money in
Cedar Key, except for the $10 parking fee — they take up space
from other tourists who would spend more money;

The marina is used mainly by sport fishermen, not commercial
fishermen or clammers;

Additional space for boat launching will be added;

There is a proposal to fill the channels to build more parking
and a boat ramp that can unload up to 5 boats at a time;

Golf Carts:

Retail:

Are potentially dangerous because many kids drive them
recklessly;

Are useful because many locals use them to get around,;

Are good as alternative vehicles — they just need to be
regulated;

There are not enough people in town to support anything
beyond minor retail, such as what is there today;

Dock Street:

Dock Street is not the right character for Cedar Key — too fake;
Need to be more pedestrian friendly;
Sidewalks need widening;

A project will be undertaken to improve these things on Dock
Street;

Policing/Code Enforcement:

Cedar Key Community Redevelopment Area Plan |

There is no nighttime policing — Cedar Key pays Levy County
to do it, but they really don’t;

Twenty- four hour policing is needed;

There are too many police officers in Cedar Key — serious
crime is not a problem -~ only burglaries and rowdy people;

Police are seen as “heavy-handed”;

There is a drug problem in Cedar Key, especially among high

school students;

City/County Relations:

Relations between City and County are strained: they need to
be improved and understanding needs to be established,;
Alliances need to be formed because the entire region is
dependent on the same resource: water, and both clamming
AND tourism need it;

The City needs to establish a presence in the County;
County has planned for development outside Cedar Key city
limits, and septic tanks will pollute the water for clamming —
extremely detrimental to Cedar Key’s main industry;

This land should be preserved to protect water quality;
Water Management District has bought land in Cedar Key to
protect water quality and could do so here;

Land Development Regulations:

Regulations are needed to make sure the character of new
construction matches the existing Cedar Key character;

Existing rules are not being enforced, especially the density
regulations;
Eliminate the loophole that allows clustering of density;

Cedar Key School:

Cedar Key must not lose its high school again;

Cedar Key has a good school system;

Developers should align themselves with the school and help
support it;

The Pre-K head Start Program is good;

Community and Recreation:

Cedar Key, Florida

Cedar Key needs more organized and supervised recreation for
teenagers;

The Methodist Church program for teens is a start but many
teens won’t go to a teen center with a religious affiliation;
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e There is no real community center for kids;
e The new library will have community space;

e The Cedar Key School holds many functions that the whole
community participates in such as sports events;

e  Adults need more classes, in addition to the Arts Center;
e Need more weekly events, such as music, etc.

e Cemetery Point will be another park;
e The pocket parks in Cedar Key are underutilized;
e Parks should face west so people can watch sunsets;

e Public restrooms are needed;
Recreational Trails:

e  The Gulf Trails will be developed;

e  Whitman Trail on the water must be preserved;
Infrastructure and Streetscape:

e Streets need resurfacing;
¢ More sidewalks are needed;

e More flowers are nceded along the streets;
Tax Increment:

e Should be spent on capital improvements;
¢ Should be budgeted for thirty years;
Other Comments:
e The people of Cedar Key are genuine and down-to-earth;
e Cedar Key needs more racial and religious diversity;
e Cedar Key is very committed to children, as shown by the city
financing of the new park;

e A City Manager is needed — the Building Official cannot play
every role;

C. The Charrette

A seven-day community design charrette was held between April 22,
2004 and April 29, 2004, during which the public gathered at three
public meetings to express their visions for the neighborhood and to
comment on the urban design consultant’s recommendations. The
Cedar Key Steering Committee notified residents, property owners, and
business owners in the area to announce the charrette.

The first public meeting was held on the evening of Thursday, April 22,
2004 at the Lions’ Club. Jim Hill of Civic Design Associates opened
the meeting with a welcome and encouraged the citizens to be
visionaries. Jim outlined the process for the all-day Saturday planning
session and conducted a “consumer preference survey.” The survey
consisted of a presentation of approximately 40 photographic slides of
housing, streets, sidewalks, retail stores, parks and open spaces, natural
environments, architectural styles, and other subjects. The participants
were asked to grade cach slide on a scale of minus ten (-10) to positive
ten (+10) to express their opinions or preferences for each condition.
On Saturday morning Mr. Hill presented the results, discussed in the
appendix. Approximately 60 citizens attended the Thursday evening
session. The purpose of the Thursday evening planning session was to
assist the participants in thinking about the issues they would like to
address in Cedar Key and to help them develop their own visions for
the area. They were asked to be urban planners and to design their
visions the next day.

The second public meeting was the day-long charrette planning session
held on Saturday, April 24, at the Lions’ Club. Jim Hill opened the
session by presenting the participants with the results of their visual
preference survey. They were then divided into design teams of 7 to 10
persons, and each team was given a table, small and large scale maps of
Cedar Key, and drawing tools. Twelve teams were formed, and at the
end of the day, each team presented its ideas for improving Cedar Key
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